
Standard leaseLEASE NO. GS-07P-LNM17371 GSA FORM L201C (September 2013) 

This Lease is made and entered into between 

Sell-Well Holdings, LLC 

(Lessor), whose principal place of business is 1725 S Highway 183, Suite 100, Clinton, OK 73601-9531, and whose interest in the Property 
described herein is that of Fee Owner, and 

The United States of America 

(Government), acting 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 mentioned, covenant and agree as follows: 

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

215 W Elm St, Farmington, NM 87401-6521 

and more fully described In Section 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 

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

12 Years, 10 Years Firm, 

subject to termination and renewal rights as may be hereinafter set forth. The commencement date of this Lease, along with any applicable 
termination and renewal rights, shall be more specifically set forth in a 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 ail 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. 

General Services Administration, Public Buildings Service 

Date: ---#-/'7,,-=----D~3,.c__-_'2-a_..:;_/:..._~-+---

WITNESSED FOR THE LESSOR BY: 

The information collection requirements contained in this Solicitatlon/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. 3090-0163. 
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SECTION 1 THE PREMISES, RENT, AND OTHER TERMS 

1.01 THE PREMISES (JUN 2012) 

The Premises are described as follows: 

A. Office and Related Sface: 5,366 rentable square feet (RSF), yielding 4,600 ANSI/SOMA Office Area (ABOA) square feet (SF) of office and 
related Space located on the 1', 2••, and 3n1 floor(s) of the Building, as depicted on the floor plan(s) attached hereto as Exhibit B. 

B. Common Area Factor: The Common Area Factor (CAF) is established as 16.63 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 (SEP 2013) 

The Government shall have the non-exclusive right to the use of Appurtenant Areas, and shall have the right to post Rules and Regulations Governing 
Conduct on Federal Property, Tille 41, CFR, Part 102-74, Subpart C within such areas. The Government will coordinate with Lessor to ensure 
signage is consistent with Lessor's standards. Appurtenant to the Premises and Included In the Lease are rights to use the following: 

A. Parking: 11 parking spaces as depicted on the plan attached hereto as Exhibit C, reserved for the exclusive use of the Government, of 
which o shall be structured/inside parking spaces, and 11 shall be surface/outside parking spaces. In addition, the Lessor shall prollide such 
additional parking spaces as required by the applicable code of the local government entity having jurisdiction over the Property. 

B. Antennas, Satellite Dishes. and Related Transmission Devices: (1) Space located on the roof of the Building sufficient in size for the 
installation and placement of telecommunications equipment, (2) the right to access the roof of the Building, and (3) use of all Building areas (e.g., 
chases, plenums, etc.) necessary for the use, operation, and maintenance of such telecommunlcallons equipment at all limes during the term of this 
Lease. 

1.03 RENT AND OTHER CONSIDERATION (SEP 2013) 

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

.. 
·i· · FtRM~1~BM NON F.f~M•1E·~, 
.'.. ANNUAtJ~EN~ " ANNiiA(~e,b- ' 

SHELL RENT
1 $137 ,891. 77 $143,256. 76 

TENANT IMPROVEMENTS RENT1 $28,535.43 $0.00 

OPERATING COSTS
3 $32,989.92 $32,989.92 

BUILDING SPECIFIC AMORnZED CAPITAL 
IBSAC)

4 $15,080.86 $0.00 

PARKING~ $0.00 $0.00 

TOTAL ANNUAL RENT $214,497.98 $176,246.68 

Shell rent cak:ulatlon. 
(Firm Term) $26.7021 per RSF multiplied by 5,366 RSF 
(Non Firm Term) $28.7021 pet RSF multiplied by 5,366 RSF 


'The Tenant Improvement Allowance of $214,287.32 ls amortized al a rate of 5.99 percent per annum over 10 years. 

'Operating Costs rent calculation: $6.1491 per RSF multiplied by 6,366 RSF 

'Building Specific Amortized Capital (BSAC) of $113,250.00 are amortized al a rate of 5.99 percent pet annum over 10 years 

'Parking costs descnbod undor sub-paragraph G below 


In instances where the Lessor amortizes either the Tl or BSAC for a period exceeding the Firm Term of the Lease, should the Government terminate 
the Lease after the Fiml Term or does not otherwise renew or ex1end the term beyond the Firm Teml, the Government shall not be liable for any costs, 
Including unamortized costs beyond the Firm Term. 

B. Rent is subject to adjustment based upon a mutual on-site measurement of the Space upon acceptance. not to exceed 4,600 ABOA SF 
based upon the methodology outlined under the "Payment" clause of GSA Form 3517. 

C. Rent Is subject to adjustment based upon the final Tenant Improvement (Tl) cost to be amortized In the rental rate, as agreed upon by the 
parties subsequent to the Lease Award Date. 

D. II 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. 
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E. Ren I shall be paid to Lessor by eleclronic funds I rans fer in accordance with the provisions of the General Clauses. Rent shall be payable to 
the Payee designated In lhe Lessor's Central Contractor Registration (CCR), now the System for Award Managemenl (SAM). If the payee Is dlfferenl 
from lhe Lessor, both payee and Lessor musl be regislered in SAM. 

F. Lessor shall provide lo lhe Government, in exchange for lhe payment of renlal and olher specified consideration, the following: 

1. The leasehold interest In the Property described in the paragraph entitled "The Premises.· 

2. All cosls, expenses and fees lo perform lhe work required for acceptance of lhe Premises In accordance wilh this Lease, including 
all cosls for labor, malerials, and equipment, professional fees, conlraclor fees, allorney fees, permit fees, inspection fees, and similar such fees, and 
all related expenses. 

3. Performance or satisfaction of all other obligations set forth in lhis Lease; and all services, ulilities, and maintenance required for 
the proper operalion of the Property, the Building, and the Premises in accordance wi th the terms of the Lease, including, but not limited to, all 
inspections, modifications, repairs, replacements, and improvements required lo be made thereto to meet the requirements of this Lease. 

G. Parking shall be provided at a rate of $0 per parking space per monlh (structured/inside), and $0 per parking space per month 
(surface/outside). 

1.04 BRGKE-R-GGMMISSION-A~MMISSKm-GRE-Gt+-{JYN-2042) INTENTIONALLY DELETED 

~r-0kef-Nam9) (Broker) Is the autherizeEI real-estate Broker FeflreSeAtiA(I GS!» iA seAnectieA-Wi!Mhis Lease traAsastieA. The tetal 
ameuA!--04Ae-Gemmi&&ioo-fs SXX aREI is eaffl0iHlfleA Lease exesutieA, Jlayaill&-aGG9(6iR!l-l~Fl-A~reemeA~ReEI betweeR tloe twe 
pafties. ORiy SXX el lloe Cemmi&si~ekef-Name}-witl1 tloe remaiAiA!j-$XX, wlolsh is the CemmissieA CreElit, lo eo sroElitoEI 
le-4he-6MlkeAta~fH)f..ll\e.-ilROOal--rental JlaymeAls Elue aRd-ow~lly-f0Gapture-tllis-Cemmi5sioo-GreGil. Tloe reeustieA iA sllell reAI sllall 
cemmeAGB witll-tll&-lirsl-ffiontR el U10 renla~ls-aAEI senllmie llntll-the sreeit Ras eeeA folly-fBGafltYreEI in eEtual meAIRl'f-#IGlallmeAtEHlveHlle 
s$Rest-l.iffi0i*3GliGable.

~olwitllstaruliA!l-lil&-!ReAt-anG-GtAeH;ensiEloratloR" J)aragralJh ef tlois Lease, t~ell-foota~aymeRt&4oo-anG-ewi11g-YA6er-11li&-heaSG-&llall 
00-feGusee le re&afl!Uro flllly tllis Gemmlssien Credit. Tile reeustieA iA shell r~ll-GGHHll8flGG-Wilh tile first meAIR-ef-llle-f~ments-•uffl 
seAtlAue as iA8isate9-iA41lis-t;61leOOle for aEljusleG-MeAtllly-Refl* 

Menth X ReAtal-Payment-S~rorateEI Cemmissien Creeit el SXX,XXX equals $XX1XXX aejusted-X;i.-Mooth's Roni.' 

MeAlh xRental-PayAl€ftl4XX,XXX miAl:IS flFeFaleEI CeF!1FnissieA Crooit ef $XX,XXX e€tuals $XX,XXX aejusle9-X;i,-MentlH;.-ReAµ 

MeA~tal-Payment SXX,XXX mif1Y&ilrerateG-Gemmi&sietl-Cfe6iklf $XX,XXX eEtuals SXX,XXX aEljust~;i,-Ment~ 
.!..SubjeGt-to-eltoRjjo easeEI eA adj\lslmef!~ullloo<kiriEler4fle-paFalJffiflh "ReP.t aAd Otloer Gens!Eleralioo,!! 

1.05 TERMINATION RIGHTS (AUG 2011) 

The Government may terminate this Lease, in whole or in part, al any time effective after the Firm Term of this Lease, by providing not less lhan 90 
days' prior wrillen notice to the Lessor. Tho effective dale of tho lermlnatlon shall be the day following the expiration of the required notice period or 
the termination dale set forth in the notice, whichever Is later. No rental shall accrue after the effective dale of termination. 

1.06 RENEWAb-RIGMTS-{SEP 2013) INTENTIONALLY DELETED 

Thi&-bease may ee re~t4h&-ejl!ien el IRe Government fer a IBmHlf XX ¥E/1RS at tRe fellewlA[J reAtal rate(s): 

GPERAfl~JC COST BASIS S~YE 

GPERAfHIG COSTS FROM TllE eFFEGTIVE YEAR OF THE LEASE. 

0Pfl9'1 TERM IS SUBdEGT TO 6 OPHllMNG 

ANN~EN+S. 

flFO'liElee netiGe-isijlveM&-tll&-l:eSSGf-'3t-lea&t--XX4ays befere tile eAEI e~~s&-te~ll--OtlleHeF!fls aAEI senalllens el t"1is Lease, as same 
may have eeeA ame00~ll-romaln-IR-full-f*6e-aild etresl Elurl~Ay-feAeWal-term-, 

1.07 DOCUMENTS INCORPORATED IN THE LEASE (SEP 2013) 

The following documents are attached to and made part of the Lease; 
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··:
DOCUM'ENT N1\~Ec ' -. . ; - -~?_ . "= .. 

-~..;.. .. 
No, OF_ 
PAGES 

EXHIBIT-

LEGAL DESCRIPTION 1 A 
FLOOR PLAN(S) 1 B 
PARKING PLAN(S) 1 c 
AGENCY SPECIFIC REQUIREMENTS 61 0 
SECURITY REQUIREMENTS 6 E 
SECURITY UNIT PRICE LIST 5 F 
GSA FORM 35176 GENERAL CLAUSES 47 G 
GSA FORM 3518, REPRESENTATIONS ANO CERTIFICATIONS 10 H 

1.08 	 TENANT IMPROVEMENT ALLOWANCE (AUG 2011) 

The Tenant Improvement Allowance (TIA) ror purposes of lhls Lease is $46.584200 per ABOA SF. The TIA is the amount that the Lessor shall make 
available for the Government to be used for T is. This amount is amortized In lhe rent over the Firm Term of this Lease at an annual interest rate of 6.99 
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 Government 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 Firm Term. 

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

C. 	 If It Is anticipated that the Government will spend more than the allowance Identified above, the Government may elect to: 

1. 	 Reduce the Ti requirements; 
2. 	 Pay lump sum for the overage upon substantial completion in accordance with the "Acceptance or Space and Certificate of 

Occupancy· paragraph; 
3. 	 Negotiate an increase In the rent. 

1.10 	 TENANT IMPROVEMENT FEE SCHEDULE (JUN 2012} 

For plicing Tl costs, the following rates shall apply for the initial build-out of the Space. 

INITIAi. 
-:...• , ; , BUILD-OUT 

I ARCHITECT/ENGINEER FEES ($PER ABOA SF OR% OF Tl CONSTRUCTION COSTS) 7% 

I LESSOR'S PROJECT MANAGEMENT FEE (% OF Tl CONSTRUCTION COSTS) 7% 

1.11 	 SUlbOING-S~C-AMQRt-l~PHAb (Sl!P 2012) INTENTIONALLY DELETED 

Fer Jlllflleses er tl'lis lease, tlle-Btlikli~Jl0GifiG-Am BOA SF. TAe-l:essei:-wili-make-4004etal-8SAG-amoom 
available to tile GeYemmeAI. WRl&R will llSe !Ae fuflds-feHH!G11Fil'/ related impre\lemeAts. TRIS ame11Al-t&-vmeflile&-IA IRe reAt e\'er Ille Firm Term el 
tfli&-lea&e-at-a&-aAAUal-lnterest rate ef X perooA\, 

1.12 	 81JlbOING-8P6CIFIC-AMQRTIZED CAPtTAl.-REN-TA\.AGJIJSTl"EN+{S~INTENTIONALLY DELETED 

/\. 	 TRe-G&Vemm&At;-al-it&-%!e-4i66felleA-r-&flall mal1e all EleeisleAs alleuHR&-u&&-0HRe-8\JikliAg-Spooifi&-Amer#zeEl-Capilal (BSAC), TRa 
Gevemm&At-may-11&e-al~r-paHf-tA&.asAG,.-Tfle-Gevemme11t-may-retuffH&-tl1e-l-essei:-aAy-11All600-j}ertlen--0f..tll&-8SAG-i~xGhalli!e-feHHleGfease 
IA-feflt (wl1are applieallle) a660faiflf}-t&-111&-a9reed 11peA amertizalleA ral~l\e-l=lrm-Tefm., 

B. Tile GeYerAmenl-ma~le6H9-ffiake lllmp &llm paymeAt& fer any werk-%vered lly tile BSAC. TR~f tile BSAC amertized iA IM-f&AI 
sl1aU-be-re~GGerdingly,--At-af\}'41mEHllteF-0GG\lf)ansy-a~f..tlle lease, tile Gevemm&At;-at-il&-Ge!EHll&efeliO!l;-ffiily-el~o 
pay a l11mp sllm f9f-3Ay.pa~i:-ali ef tile remaining 11npald-amortized bala~f..tlle-8SAG.-lf..tl\G-GovernmenklleGt& to make-a-lllm~mool-for 
t~AC after ess11pansy, tile payment of t~AG-by-tlle Go•1emmenl will re&ll lHIHHleoreaw-ffi-U1e-feflt-a66&fd~ll0 amertizalioo-falEHWef 
tl'le4irrn-re-f..!Re-1:6ase, 

C. 	 If i t is anti6ipate6411at tile Ge·1emmenl-will-6peAd-ffiere than tile BSAG-ldeAlifiea aileve, 1"1e Ge11ermneAl-may-elest-1e; 

-h--Reeuse-t~eoori~ermeasure-fe{J11iremeAts+ 

G'fJ.(?@- " nJ 
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2. Pay a lump-sum-f9f-#le-amooAl-evera~p~slaAtlakemplelieA iA asGeFdaooe-wilMlle "AsseplaA~f...Spaoo-aOO-Gertif1Gale 
e~paAGy" fl3F3!JF3flll; er 

1.13 PERCENTAGE OF OCCUPANCY FOR TAX ADJUSTMENT (JUN 2012) 

As of the Lease Award Dale, 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 Government Space of 5,365 RSF by the total Building space of 5,365 RSF. 

1.14 ~~~HNTENTIONALLY DELETED 

+M-Aoo~l~se, as EleliAed iA tile "Real-eslal~l+-Adjmtmoo~ffiilraJlll el tile lease is SXX. Talf-adjmtmeAts-&llall-A-Oklss~r ~Ali! Ille 
ta*YOOF-fellewffig-lease sommensement llas riassed. 

1.15 OPERATING COST BASE (SEP 2013) 

The parties agree, for the purpose of applying the paragraph tilled "Operating Costs Adjustment." that the Lessor's base rate for operating costs shall 
be $6.14910 per RSF ($32,989.92/annum). 

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 prior to expiration of the term of the Lease, the operating costs paid by the Government as part of the rent shall be reduced by 
$7.17 per ABOA SF of Space vacated by the Government. 

1.17 HOURLY OVERTIME HVAC RATES (AUG 2011) 


The fo llowing rates shall apply In the application of the paragraph titled "Overtime HVAC Usage:• 


S0.00 per hour per zone 

S0.00 per hour for the entire Space. 


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. 
If 24-hour HVAC Is required by the Government for any designated rooms or areas of the Premises, such services shall be provided by the Lessor at an 
annual rate of $0.00 per ABOA SF of the area receiving the 24-hour HVAC. Notwithstanding the foregoing, Lessor shall provide this service at no additional 
cost to the Government if the Lessor provides this service to other tenants Jn the Building at no additional charge. 

1.19 8\JtbQtNG-IMPAf>VEM~~INTENTIONALLY DELETED 

c. 

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

If lhe 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 Lessor is a 
HUBZone jolnl 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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