STANDARD FORM 2

FEBRUARY 1955 US GOVERNMENT

EDITION

AOMNISTRATION L EASE FOR REAL PROPERTY

onte o tenst Yl A Nl |EasEno_ GS 07516698

THIS LEASE, madd #nd entered @is date bdtween Orix JS Pare | 14, LP

whose address is: 100 North Riverside Plaza
Chicago, 11, 60606

and whose interest in the property hereinalter described is that of OWNER, hereinafier called the LESSOR, and the UNITED STATES OF
AMERICA, hercinafier called the GOVERNMENT,

WITNESSETH: The parties hereto for the considerations kercinafier mentioned, covenant and agree as follows:

. The Lessor hereby leases lo the Governiment the following deseribed premises:
28.417 rentable square feet {rsf), vielding approximately 23,762 ANSI/BOMA square fect of warchouse space and approximately 4,655
ANSVBOMA Office Area square feet and related space located at Parc 114 - Building 9, 6615 North Belt Line Road. lrving, Texas 75063«
6463 (rnore particularly deseribed as Atiachment A, the “Premises used for SUCH PURPOSES AS DETERMINED BY THE GENERAL
SERVICES ADMINISTRATION) ogether with five (5) onsite reserved and secured parking spaces {see Attachment B, the “Site Plan™).

2. TOHAVE AND TO HOLD the said Premises with their appurtenmices for the term beginning on the date nvo-hindred-seveiy (270
davs after the Contracting Officer issties the Tenant huprovemert Notice 1o Proceed through the dare fifieen (15) years fiom the dare of
gecupancy. subiect to termiitation and renewsl rights as may be herelnafter set fonh,

3. RENTAL RATE: The Government shall pay the Lessor annual rent per the table below, per month in arrears. Rent for a lesser

period shall be prorated.

Annual Rent (vrs 1-5) Anmidl Rent 4yrs 6103 Annual Rent (vrs 11-15)
sse0y 9 c
Shell Rental Rate $559,206.51 $614.904.10 $690,166.52
T] Remil Rate $45,183.03 $45.183.03 .-
Building Specific Sceurhy $26.711.98 $26.711.98 -
Operating Cost Rate $179,027.10 §179,027.10 $179.027.10
Full Service Rent $810,128.62 $865,826.21 $869,193.62

Rental Payments shall be made payable to: Orix JS Pare 114, LP
1717 Main Swreet. Suite 90C
Dallas, TX 73201
4. 'The Government may terminate this leaseat any time after the tenth (10™) lease yearby giving at least ninety (90) days’ prior
notice'in writing to the Lessor. No remntal shall accrue after the effective date of termination. Said notice shall be computed

commencing with the day afier the date of mailing.
Continued on Page 2

IN WITNESS WHEREOF, the parties hereto have hereunto subscribed their names as of the date first above wrilten,

LESSOR: Orix JS Parc 114, LP
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Paragraph 5 is deleted in its entirety without substitution.
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6. The Lessor shalf furnish to the Government as part of the rental consideration, the foliowing:
A, The five (5) parking space{s)described in Paragraph | at no additional cost o the Government and parking spaces required by local code,
B. Al labor, materials. cquipment. design, professional fees, permit lees, inspection fees, wilitics. construction drawings (including. without
limitation. plans and specilications), construction costs and services and ali other similar costs and expenses associated with making the
space, common arcas, and related facilitics ready for occupancy in aceordance with the requirements of this Jease and the Government’s
final design intent drawings. Rent is subject 10 adjustinent in accordance with Paragraph 3.3, “Tenant improvement Rental Adjustment(™
of the SFO. Al cost associared wilh services, utilitics. maintenance, repair, replacement. inspections. improvemenis and other
requirements as required by the Selicitation For Offers No. 71YX2796 and #ts attachments.
C.  Adequate space for telecommunications antennac and transmission devises in accordance with Paragraph entitled, “Telecommunications:
Local Exchange Access,” ol the Solicitation for Offers.
7. The following arc altached and made a part hercofl:
Al serms, conditions, and obligations of the Lessor and the Government as set torth in the following:
@) The Solichation For Qffers Number 7TX2796 (pages 1-51) (al} references to SFO shall also refer 1o any Special Requirements and
Amendments 1, 2, and 3).
b)  [lProgram of Requirements (Pages 1-38):
¢} Addendum to SFO TTX2796 (9-28-09);
dy  Amendment 1 (3-19-09);
¢)  Amendment 2 (10-14-09Y;
f}  Amendment 3 {10-14-09%
2} GSA Form 3517 (pages 1-2);
ky  GSA Form 3518 (pages 1-7)
1) CAD Plans of Offered Space:
8. The following changes were made in this lease prior to its execution:
Paragraph 5 of this STANDARD FORM 2 was deleted in its entirety.

9. The Lessor shall have 270 weorking days from the issuanee of the Conslruction Notice to Proceed to compiete the tenant improvements, All
items specified in Lease Agreement and as delineated on the Government Approved Design Intent Drawings shall be provided by the Lessor.

10. WAIVER OF RESTORATION: The Lessor hereby waives and Forever relinguishes any right to make a claim against the Government for waste,
damages or restoration arising from or related 1o any alteration or removal of any alteration by the Government during the term of this lease
or any extensions. Alwerations may be completed by either the Government and/or the Lessor inclading initial buildout of the leased space
andfor any subseguent modifications required during the lease period. At the Government's sole discretion, property remaining in leased
space after termination of the lease contract will become the property of the Lessor.

11, The Premises are w be built out in accordance with the provisions hereinafter set forth in this fease. The actual amount of build-out will be
determined by the Government approved layout. No devialion from this layout wilt be allowed except for those changes approved in writing
by the General Services Administration Contracting Officer. Upon completion of the improvements to the Premiscs by the Lessor, and
acceptance by the Government, the annual rent. the Lease Commencerment and Lease Expiration dates shall be established by Supplemental
Lease Agreement (SLA).

12, TAX ADJUSTMENT: Pursuanl to Paragraph 4.2, “Tax Adjustment GSAM 352.270-24," for purposes of tax escalation. the Government
occupics 28.417/28.417 rentable square fees {100%).

13. OPERATING COSY: Pursuant Lo Paragraph 4.3, “Operating Cost™, the base rate for purposes of operating cost escalation is established a1
$6.30 per rentable square foot per annum ($179,027,10/annum), and shall be adjusted according to CP1 as specifically described in paragraph
4.3 of the SFQ,

LESSOR UNITED STATES OF AMERICA
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Page 3, Attached hereto and made a part of the Lease GS-07B-16698

14, ADJUSTMENT FOR VACANT PREAHSES: Pursuant 1o Paragraph 4.4, “Adjustment for Vacamt Premises™. in the event of the Government
vacating in whole or in part prior to lease expiration. the rental will be reduced by $0.00 per rentable square foot per annum for operating
CXPENSes.

£5. OVERTIME USAGE: Pursuant 1o Paragraph 4.6, “Overtime Usage™. upon request by the GSA Ficld Office Manager. the Lessor shall provide
heating, ventilation, and sir-conditioning (HVACY) at any time beyond normal service howrs (7:38 am. — 5:30 pam.. Monday through Friday,
and except Federal Holidays ("Normal Hours™). at & rate of $12.00 per hour for the entire space. The Lessor will not charge the Government
i Lessor mherwise provides these services to other buiiding tenants during the Government’s overtime hours, The Lessor must submit a
proper invoice quarterly 1o GSA Building Manager or designee 1o receive paymenlt.

16. 24 Hour Rooms: The Overtime Usage rate specified above shalfl not apply 10 any portion of the Premises that s required 1o have heating
and cooling 24 hours per day as specified by the Eease. The charges for heating and cooling of these areas shali be provided at the rate of
$0.00 per hour after “Normal Hours”.

17. TENANT IMPROVEMENT ALLOWANCE? The maximum Tenant Improvemnent Allowance has been established by Paragraph 3.2, “Fenant
tmprovements Inctuded in Offer.” The Terant Improvement Aflowance of $297,672.40 shall be amortized over the wen {10} year firm term
of the lease agreement at an interest rate {amortization rate) of 9.0% per year.

18. BUDGET AND PRICE PROPOSALS/CONSTRUCTION SCHEDULE
A.  Budget and Price Preposals for Tenant Improvements

{1} The Lessor shall submit lo the Government a tenant improvement budget proposal with the Governmenlt Approved Design intent
Drawings which shall meet the requirements of the Lease Agreement. The cost estimate must be submitted in Construction
Specification Instiwte (CSE) Format.

(2) ‘T'be price proposal referenced therein shall be a price proposal based on the Tenant Improvements and associated work shown on
the Working DPrawings/Construction Drawings. Lessor shall submit the price proposal together with the Working
Prawings/Construction Drawings.

B, Faijlure to submit these budgels and price proposals referenced above will constinte Lessor detay. In the cvent that either the budget
proposal or price proposal exceeds the Tenant Improvement Allowance specified in the Lease. then the construction schedule shalt be
revised to afford the Government sufficient 1ime to review and resolve the difference.

C. The construction scheduie shall aiso inchude adequate time for addiBonal review by the Government of revised design intent drawings
and Working Drawings/Construction Drawings. All references to “working days™ shall not inciude the period from December 13
through lanuary | of any calendar year.

2. Lessor shall provide 1o the Government the final total costs of the completed Tenant Improvements in a format meeting the requirements
of Paragraph 5.5, ten (10} working days prior to Substantial Completion™. Lessor acknowledges that the Government will not be
responsible for the payment of any changes 1o the Tenant Improvements not approved in writing by the Contracting Officer in
accordance with the terms of this Lease.

19, INSPECTION OF PREMISES:

A. The Lessor shall notify the Govemment five (3) days in advance of the anticipated substantial completion date as defined in Paragraph 1
of the GSA Torm 3517, Within seven (7) business days after the date the Lessor notifies the Government that the space is “substamtially
complete,” the Goverament shali inspect the Premises and appurienances. Within five (5) business days afler the inspection, the
Government shall notily the Lessor of any deficiencies in the Premises and appurienances and the FLessor shall thereafter diligently
pursue remedying any defects. I any subsequent Government inspection is required to confirm conformance with the results of a prior
inspection, any such subsequent inspeetion and notification of the results of such inspection shall be made in accordance with the
foregoing procedure and the time frames.

B, The period during which rent shatl be deemed 1o have commenced for the Premises shall be the date that the entire space is acceped for
oceupancy by the Government {or the dale aceepted for oecupancy, subject to completion of a written punchlist of itlems not materially
affecting bencficial occupancy whicl are yvet to be finished.) The space witl not be considered acceptable for occupancy uniil the
Government receives the final tenant improvement cost. Any items to be completed or corrected that have been identified at the
acceptance of the space as a punchiist item and which do not affect beneficial occupancy shall be completed by the Lessor within 30
calendar days of acceptance.

C. Neither the Government’s accepiance of the Premises for oceupancy or acceptance of related appurtenances. nor the Government’s
occupancy of the Premiscs, shall be construed as a waiver of any requirement or right of the Government under this lease, or as
otherwise prejudicing the Government with respect to any such requirement or right, or as an acceptance of any latent defeet or
condition.

LESSOR UNITED STATES OF AMERICA
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Page 4, Attached hereto and made a part of the Lease GS-07B-16696

20, QccuraNey REPORIS:
A, Building Systems: In accordance with Paragraph 8.2 ~“Building Systems.” of the Solicitation For Offers No. 7TX2796, the Lessor shall
furnish at no cost 1o the Government the required butlding system reports prior to the Government's occupancy of the Premises.

B. Acoustical Reguirements: In accordance with Paragraph 6.8 “Acoustical Requirements” of the Solicitation For Offers No. 7TX2796,
the fessor shall furnish at no cost to the Government the required acoustical reports prior to the Government™s occupancy of the
Premises.

21, UNAUTHORIZED IMPROVEMENTS: All questions pertaining 1o this lease agreement shall be referred in writing 1o the General Service
Administration Contracting Officer. This contract is between GSA and Orix IS Parc 114, LP. (3SA assumces no financial responsibility for
any <ost incurred by the Lessor except as provided by the term of the lease agreement or authorized in writing by the GSA Contracting
Officer. M Lessor delivers space with improvements not authorized or requested in writing by the GSA Contracting Officer, then
Lessor shall not be entitled to compensation if the improvements remain in place after the Government’s acceptance of the space.

22. Wherever the words ~Offeror™. "Lessor™ or “successful offeror’™ appear in this Lease. they shall be deemed to mean “Lessor™ wherever the
words “solicitation”, “Selicitation for Offers”. or “SFO™ appear in this 1.ease., they shali be deemed 10 mean “this Lease™; wherever the words
~space offered for lease™ appear in this Lease, they shall be deemed 10 mean “Premises™,

23, CoMmission anp CoMMISSION CREDIT:
The Lessor and the Broker bave agreed 10 a cooperating lease commission ol- of the firm term value of years 1-10 of this lease. The
tota] amount of the commission isg-. The Lessor shall pay the Broker no additional commissions associated with this lease
transaction. In accordance with the "Broker Commission and Cormmission Credit” paragraph, the Broker 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
. The Lessor agrees to pay the Commission less the Commission Credit to the Broker in accordance with the "Broker
Commissior and Commission Credit” paragraph in the SFQ attached to and forming a part of this lease.

Notwithstanding Paragraph 3 of this Standard Form 2. the shell rental payments duc and owing under this lease shall be reduced to fully

recapiure this Commission Credit. The reduction in sheli rent shall commence with the first month of the rental payments and continue as
indicated in this schedule for adjusted Monthly Rent:

First Month's Rental Payment $67,510.72 minus prorated Commission Credit of [ N covas _ adjusted First Month’s Rent.

Second Month's Rental Payment $67,510.72 minus prorated Commission Credit of- equais - adjusied Second Month's
Rent.

Third Month's Rental Payment $67,510.72 minus prorated Commission Credit of -cquals -adjnslcd Third Month’s
Rent.

Fourth Month’s Rental Payment $67.510.72 minus prorated Commission Credit of - cquals -adjusmd Fourth Month’s
Rent,

LESSOR UNITED STATES OF AMERICA
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