Standard Lease

LEASE NO. GS-06P-LMO0O41000 GSA FORM L201C (September 2013)

This Lease is made and entered into between
JQH Springfield Courthouse, LLC

(Lessor), whose pringipal place of business is 300 John Q. Hammons Parkway, Suite 800, Springfield, MO 85805-2561, and whose interest in the
Property described herein is that of Fee Owner, and

The United States of America

{Government), acfing by and through the designated representative of the General Services Administration (GSA), upon the terms and conditions set
forth herein.

Witnesseth: The parties hereto, for the consideration hereinafter menticned, covenant and agree as foliows:
Lessor hereby leases to the Government the Premises described herein, being al or a portion of the Property located at
222 John Q. Hammons Parkway, Springfield, MO 65806-2561

and more fully described in Section 1 and Exhibit C, 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

To Have and To Hold the said Premtizes with its appurtenances for the term beginning upon acceptance of the Premises as required by this Lease and
continuing for a period of

15 Years, 10 Years Firm,
subject to termination and renewal rights as may be hersinafter sef forth. The commencement date of this Lease, along with any applicable

terminaticn and renewal rights, shall be more specifically set forth in a8 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 terms and conditions set forth herein by their signatures below, to be
effective as of the date of delivery of the fully executed Lease to the Lessor.

FOR THE GOVERNMENT:

N

Title: Lease Contracting Officer

Entity Name: General Services Administration, Public Buildings Service

Date: _(e-lie-‘QDIS Date: (./--.ﬂ-/f;

WITNESSED FOR THE LESSOR BY:

Name:

Title: i

Date: b= /625

The information collection requirements contalned in this Solicitation/Contract, that are not required by the regulation, have been approved by the
Office of Management and Budget pursuant to the Paperwork Reduction Act and assigned the OMB Control No. 3080-0183.
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BECTION1  THE PREMISES, RENT, AND OTHER TERMS

1.01 THE PRAMIBES (JUN 2012)
The Premlaes aro desciibad as foflows:

A, 40,044 rentable square foat (RBF), ylelding 37,239 ANSIVBOMA Office Area aquare fost of affics and
felated Epaco hoa!od onihe 1*'. o 35 Floors and bagement oﬁ‘n euﬂdu"ny. as depicied on the foor plan(s) aiteched heselo s1 0.

B. an.%my Tha Common Aren Factor (CAF) Js eslabilithed ae 23,645 parcant, This factor, which repressnts the canvension from
ABOA Lo rentably square (2e), rounded o iha nearast whols parceniage, shal) be uzed for purposes of rental edjustments In accondance with the
Paymeant Clause of tha Generel Glauaes.

1.62 EXPRESS APPURTENANY RIGHTS {SEP 2013)

The Govemmenl shall have the non-excivetve r?:l‘ln the uge of Appurtanani Areas, and gha! have the ight to post Rules snd Regutations Goveming
Canduct on Faderal Properly, Tile 41, CFR, 102-74, Subpart C wilhin such areas. The Govammen! will coordinate with Lessor o ansure -
signape ls e?lllg% with Lessqgrs sisndards. Appurtenant to the Promlves and inciuded in (he Lesse are rights io use the fallowing!

A, erking 9paces-ne-depieled-cn-the-plen-atinshod-nerele-an-Exkibil-D, raserved for v exchisiva Usa of the Guvemmsent, of which
%mw&m parking spaces, sad 4”shel be surace/ouiside parking apaces. {n eddifon, the Lessor ehal provida such

addiliens] parking spaces as requised by ihe applicabiy pods of 1 gavemaen| anlity having jurfediction over lhe Property,

piannas, Salalile Distwse, i iInanajs: nvices: paeolocaledonllnmloﬂmBuﬂdhgwllldamlululotlhommm
and piacoment of telecommtunloations equipment, {2) the sght o access the reof of the Buiiding, and (3) uas of all Bullding areas (e.g., chases,

Lms, 4l0.) necessary for the use, oparallon, and malntenance of such lelecommunicaliona equipment &1 all imae during the tem of (e
B0,

103 RENT AND OTHER CONBIDERATION {RBP 2013}
A, Tha Govemmant ehall pay the Lassor annund fenl, payshie in monthly instamenis In arrears, 8l the foliowing rates:

- in i ﬁ’ﬁmﬂﬁ’%ﬁmﬂ e
9 N ARMOAG RRRY b, 1 T o35 ANRUAG WINE G < s ) AN R oo
__swuRen' | seseo7.00 $498.021,68 _ UM |
TEMANT IMPROVEMENT® RENT® $43.904.00 _$43.204.00 $0.00
muo%ron%n’ 272.8 $272,662.00 | Sayaee200 |
HNLDING SPECIIC ZED
(BSACY | stragsos $170.88920 _ 3000
Pansie® $0.00 $0.00 30.00
m A T $1,30498743 3173994 _|
Teme; Yaws 1-8) $23.0000000 per AUOASF mustished by 37,209 ABOASF
mrmvﬁsﬁn'smmw ASOASE ruliled by 37,839 ABOASE
{en Finm Term) §28,3476000 per ABOABY mudBptied by 37,230 ADOASF

IFor purpossa of the renl teble above, the Tenant Improvemenl now of $33,852.28 Ia smortizad et a rate of 8,78 parcent par amum over 10 &n.m. The solusl
smorteation tanm Wil bo eslabiished upon complation, Intpection, and adcaplante of the work by te Contracing Otftcer and wil be amorfzed over fte ;amalning dmm

of the laate,
5:‘“ mawmmm&rmm MI’ABWFM: &r.m :'aaasr Wl Larale of 838 . R
'or puiposss of the tent dable above, the Bisiding Spacifio Amoniz BAC) 303,36, amorized ala pascen! L younh,
m&mumuﬂn\mn-mmwmmm Invpectian, amwwhuwmwm.mmmmﬂhmmw:m
mi ¥ laasd.
Wum descrbed undar sub-paragraph H below

B. Rent ls subject {o adjusimen based upon & mutual on-ake measuremant of the Space upon accaplance, nol to exceed 37,230 ABOA SF basad
upon tha mathodelogy outlined undar the "Payment” clause of G8A Form 3517,

C. Renl is subjeol to adjualmant based pon the final Tenant improvemant (T1) cast to be emoriized in the renial rale, as egroad upon by [he pariies
subsaquant to the Leasa Award Dale,
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D. Rent is subject to adjustment based on the final Building Specific Amortized Capital {(BSAC) cost to be amortized in the rental rate, as agreed
upan by the parties subsequent to 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.

F. Rent shall be paid to Lessor by electronic funds transfer in accordance with the provisions of the General Clauses. Rent shall be payable to the
Payee designated in the Lessor's Central Contractor Registration (CCR), now the Systern for Award Management (SAM). If the payee is different
from the Lessor, both payee and Lessor must be registered in SAM.

G. 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 in the paragraph entitled “The Premises.”

2. All costs, expenses and fees to perform the work reguired 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 reiated expenses.

3. Performance or satisfaction of all cther obligations set forth in this Lease; and all services, utilities, and maintenance required for the proper
operation of the Property, the Building, and the Premises in accordance with the terms of the Lease, including, but not limited to, all
inspections, madifications, repairs, replacements, and improvements required to be made thereto to meet the requirements of this Lease.

H. Parking shall be provided at a rate of $0.00 per parking space per month (structuredf/inside), and $0.00 per parking space per month
(surfacefoutside).

1.04 BROKER COMMISSION AND COMMISSION CREDIT (JUN 2012)

A.  JLL (Broker} is the authorized real estate Broker representing GSA in connection with this Lease transaction. The total amount of the
Commission is [l and is eamed upon Lease execution, payable according to the Commission Agreement signed bstween the two parties.
The full Commission will be payable to JLL with no Commission Credit.

1.05 TERMINATION RIGHTS (AUG 2011)

The Government may terminate this Lease, in whole or In part, at any time effective after the Firm Term of this Lease, by providing not less than 80

days' prior wriften notice to the Lessor. The effective date of the termination shall be the day following the expiration of the required notice period or

the termination date set forth in the notice, whichever is later. No rental shall accrue after the effective date of termination.

1.08 THIS PARAGRAPH IS INTENT!IONALLY DELETED

1.07 DOCUMENTS INCORPORATED IN THE LEASE (SEP 2013)

The following documents are attached to and made part of the Lease;

No. oF
DOGCUMENT NAME PAGES EXHIBIT

AGENGY SPECIFIC REQUIREMENTS 1 A

DESIGN GUIDE 2007 7 ]
FLOOR PLAN(S) 5 C
ADDITIONAL CONDITIONS TO REVISED OFFER FOR RLP No. 3M0O0342 8 D
SMaLL BUusINESS SUB-CONTRACTING PLAN 13 E
SECURITY REQUIREMENTS 15 F
GSA ForM 3517B GENERAL CLAUSES 47
GSA FORM 3518, REPRESENTATIONS AND CERTIFICATIONS 10

1.08 TENANT IMPROVEMENT ALLOWANCE (AUG 2011)

The Tenant Improvement Allowance (TIA) for purposes of this Lease is $8.42 per ABOA SF. The TIA is the amount that the Lessor shali make available for
the Government to be used for Tls. This amount is amortized in the rent upon completion, inspection, and acceptance of the work by the Contracting Officer
over the remaining Firm Tem of this Lease at an annual interest rate of 8.75 percent.

1.09 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 Govemment 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 remaining Firm Term.

{
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B. The Govemment may elect to make lump sum paymenits for any or all work covered by the TIA. That part of the TIA amortized in the rent shall
be reduced accordingly. Al any time afler occupancy and during the Firm Term of the Lease, the Government, at its sole discretion, may elect to
pay lump sum for any parl 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 Govemnment will result in a decrease in the rent according to the amortization rate over
the remaining Firm Term of the Lease.

C. Ifit is anticipated that the Govemment will spend more than the allowance identified above, please refer to Exhibit D, Additional Conditions to
Revised Offer for RLP No. 3MO0342,

1.10 TENANT IMPROVEMENT FEE SCHEDULE (JUN 2012)

For pricing T1 costs, tenant improvement fees and rates shall be established during the Ti pricing phase of the procurement, which occurs post award. Fees

will be negotiated and mutually agreed to by both parties.

1.1 BUILDING SPECIFIC AMORTIZED CAPITAL (SEP 2012)

For purposes of this Lease, the Building Specific Amorized Capital (BSAC) is $35.00 per ABOA SF. The Lessor will make the total BSAC amount

available to the Govemment, which will use the funds for security related improvements, This amount is amortized in the rent upen completion,

inspection, and acceptance of the work by the Contracting Officer pver the remaining Firm Term of this lease at an annual interest rate of 6,75 percent.

1.12 BUILDING SPECIFIC AMORTIZED CAPITAL RENTAL ADJUSTMENT {SEP 2013)

A. The Government, at its sole discretion, shall make all decisions about the use of the Building Specific Amorlized Capital (BSAC). The
Govemment may use ail or parl of the BSAC. The Govemment may return to the Lessor any unused portion of the BSAC in exchange for a
decrease in rent {where applicable) according to the agreed-upon amorlization rate over the remaining Firm Term.

B. The Govemment may elect to make lump-sum payments for any work covered by the BSAC. The part of the BSAC amortized in the rent shall be
reduced accordingly. At any time afler occupancy and during the Firm Term of the Lease, the Government, at its sole discretion, may elect to
pay a lump sum for any part or all of the remaining unpaid amortized balance of the BSAC. If the Government elects to make & lump-sum
payment for the BSAC after occupancy, the payment of the BSAC by the Government will result in a decrease in the rent according to the
amortization rate over the remaining Firm Term of the Lease.

C. |Ifitis anticipated that the Govemmment will spend more than the BSAC identified above, please refer to Exhibit D, Additional Conditions to
Reviged Offer for RLP No. 3MO0342.

1.13 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

100 percent. The Percentage of Occupancy is derived by dividing the total Govemment Space of 46,044 RSF by the total Building space of 46,044
RSF.

1.14 THIS PARAGRAPH HAS BEEN INTENTIONALLY DELETED

1.15 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 $7.3270496 per ABOASF ($272,852.00 fannum).

1.16 RATE FOR ADJUSTMENT FOR VACANT LEASED PREMISES (SEP 2013}
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 Premises piior to expiration of the term of the Lease, the operating costs paid by the Government as part of the rent shatl be reduced by
$1.50 per ABOA SF of Space vacated by the Government.

117 HOURLY OVERTIME HVAC RATES (AUG 2011)
The following rates shall apply in the application of the paragraph tiled "Overtime HVAC Usage:™
«  $40.00 per hour per zone

. No. of zones: 1
«  $40.00 per hour for the entire Space.
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1.18 24-HOUR HVAC REQUIREMENT (APR 2011)

The hourly overtime HVAC rate specified above shall not apply to any portion of the Premises that is required to have heating and cooling 24 hours per day.
The rent and other consideration stated in Paragraph 1.02 above include 24-hour HVAC for ali of the designated roams or areas of the Premises that are
existing. Additional changes or expansions of these spacas subsequent to lease signing shall be price out, negotiated, and agree to by both parties.

1.19 BUILDING IMPROVEMENTS (SEP 2012)

Before the Government accepts the Space, the Lessor shall complete the Building improvements as set forth in this lease and all Exhibits to this lease.

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

ff the Lessor is a qualified HUBZone small business concern (SBC) that did not waive the price evaluation preference then as required by 13 C.F.R.
126.700, the HUBZone SBC must spend at least 50% of the cost of the contract incurred for personnel on its own employees or employees of other
qualified HUBZone SBC's and must meet the performance of the work requirements for subcontracting in 13 C.F.R. § 125.6(c). If the Lessoris a
HUBZone joint venture, the aggregate of the qualified HUBZone SBC's to the joint venture, not each concern separately, must perform the applicable
percentage of work required by this clause.
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