














LEASE AGREEMENT
FOR THE
HARVEY MILK TERMINAL 1 FOOD AND BEVERAGE CONCESSION LEASES IN
PHASES 3 AND 4 — LEASE 12
AT SAN FRANCISCO INTERNATIONAL AIRPORT

MAJOR LEASE TERM SUMMARY

For the convenience of Tenant and City (as such terms are defined below), this Major Lease Term
Summary (this “Summary”’) summarizes certain terms of this Lease (as defined below). This Summary is
not intended to be a detailed or complete description of this Lease, and reference must be made to the
other Sections below for the particulars of this Lease. In the event of any inconsistency between the terms
of this Summary and any other provision of this Lease, such other provision shall prevail. Capitalized
terms used elsewhere in this Lease and not defined elsewhere shall have the meanings given them in this
Summary.

Effective Date: , 20

Tenant: HFF SFO TWO, LLC,
a California limited liability company

Tenant’s Notice 123 Second Street
Address: Sausalito, CA 94965

Attn: Glenn Meyers, CEO
Email: Glenn.Meyers@highflyingfoods.com
Tel. No. (415) 243-8908

City: The City and County of San Francisco, a municipal corporation,
acting by and through its Airport Commission.

City’s Notice San Francisco International Airport
Address: International Terminal, North Shoulder Bldg., 5th Floor
Attn: Airport Director
P. O. Box 8097
San Francisco, CA 94128
Fax No. (650) 821-5005
Tel. No. (650) 821-5000
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the chilled water and hot water supply and return at isolation valves. A means to drain condensate
will be provided (either sanitary or condensate drain) to areas receiving tempered ventilation air.
Cooling loads are sized to provide 150 sf/ton for food and beverage tenants and 250 sf/ton for retail
tenants. Heating loads are sized to provide 30 BTU/sf of heating for food and beverage tenants and 30
BTU/sf of heating for retail tenants. For Premises located in areas served by central overhead supply
air systems, the BBC will provide points of connection to the supply and return ducts. If the Premise
is located on the apron level, cooling supply air allowance will be 0.85 CFM/ft?. If the Premise is
located at the interior of the mezzanine level, cooling supply air allowance will be 1.0 CFM/ft2. If the
Premises is located at the exterior of the mezzanine level, cooling supply air allowance will be 1.5
CFM/ft%. The BBC will also provide 30 Btuh/SF of heating to food and beverage tenants and 30
Btuh/SF of heating to retail tenants. The BBC will install chilled and hot water BTU meters at the
points of connection to the Premises. The BTU meters will be specified by the BBC for connection to
the EMCS monitoring and control system.

(1) Tenant’s Scope. Tenant will connect Tenant’s HVAC system at the designated location(s)
of the base building’s central HVAC systems and extend systems as necessary through the Premises.
Tenant is to provide fan coil units, VAV terminal boxes and necessary DDC controls in order to
address anticipated loads to maintain proper temperature and maximize energy conservation in the
space. Should Tenant need additional cooling or heating beyond the capacity of the base building
hydronic or airflow provisions, Tenant must install its own supplemental rooftop equipment at a
location approved by the Airport. Tenant is responsible for contracting with the base building roofing
subcontractor for any repairs to the roof. If Tenant operates a food and beverage concession, Tenant is
responsible for providing make-up air system interlocked with Tenant’s grease exhaust system so that
the exhaust system cannot operate without the make-up air system operating. To control odor
migration, the make-up air system is to be designed such that the make-up air quantity plus outside air
capacity of Tenant’s HVAC system equals 80 percent of the exhaust air quantity. The Premises
(enclosed spaces) are to be 0.05” water column negative pressure with respect to the Terminal or
concourse area. Tenant’s mechanical equipment shall be sound and vibration attenuated. Tenant shall
prepare an Air Balance Report for its mechanical systems as part of the required BICE permit
closeout submittals. Tenant is required to use the base building air balancing subcontractor.

G. Grease Exhaust

(1) General. Food and beverage tenants will be required to install a grease exhaust system
(Smog Hog) at their own expense where hamburgers or other grease-producing foods are a main
menu item.

(1) BBC Scope. The BBC will work with Tenant to determine an appropriate location for
Tenant’s roof equipment. The BBC will provide a right-of-way to pass through occupied space above
Tenant’s Premises.

(ii1) Tenant’s Scope. Where required, Tenant will furnish and install a grease exhaust system
“Smog Hog” or approved equal that complies with NFPA 96, CBC requirements, including hood
design, duct design, equipment mounting requirements and fire extinguishing system. The hoods
must be UL rated, and capable of capturing 90% of the grease from the exhaust air at the hood. As
part of the BICE permitting process, the system manufacturer must warrant in writing that the
proposed system will extract, at a minimum, 90% of the air laden grease prior to the issuance of a
building permit. Tenant is responsible for contracting with the base building roofing subcontractor for
any repairs to the roof, and Tenant shall coordinate exhaust vent location design with base building
designers. Tenant is responsible for screening any rooftop equipment from public view, and this
screen must be reviewed with the base building design team. Tenant is responsible for installing walk
off mats around all roof equipment and the maintenance of the grease exhaust systems. Tenant
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contractor shall submit plans for review by the BBC for coordination of roof penetration locations and
supplemental structure required to accommodate the tenant design.

H. Electrical

(1) General. Electrical service for tenants will be 3 phase, 4 wires. Food & beverage tenants
will receive 480Y/277V service with a maximum provision of 200A service. Retail spaces will
receive 208Y/120V service with a maximum provision of 50A electrical service. Tenant shall provide
all electrical information on proposed tenant equipment to the BBC prior to BICE submittal to verify
the actual load with the available service. If Tenant requires electrical service greater than noted
above, BBC staff will work with the Tenant’s designer on a case by case basis to provide the capacity
required. Any additional electrical equipment and associated work necessary to accommodate the
request shall be provided by Tenant.

(11) BBC Scope. BBC shall provide an empty 2 conduit with pull string from the Airport’s
Tenant’s Distribution Panels, either the Tenant 277/480V panel that shall be sized appropriately to
accommodate the tenant provided GFI breakers or the Tenant 120/208V panel to a point of
connection within each Premises. Tenant shall be responsible for procurement and installation of all
other work required to provide a complete electrical distribution system including main circuit
breaker at the Tenant metering board and electrical meter circuit transformers (CT’s) in the Airport’s
Tenant Metering Switchboard and feeder wiring from the Switchboard to the Tenant’s Distribution
Panel. The BBC shall provide 20 percent spares for future expansion in Tenant Distribution Boards.
The BBC will install the Tenant Meter and energize both Tenant distribution panels.

(i11) Tenant’s Scope. To limit the number of electrical shutdowns and associated coordination
during construction, a “shutdown week” will be scheduled by the BBC during which all pertinent
Tenant electrical contractors must install their CTs and main breaker and install and terminate their
feeders from the Tenant’s Distribution Panel to the Airport’s Tenant Metering Switchboard. From
that week forward, Tenant’s electrical contractor can lock-out/tag-out the main breaker and continue
with its work at its own pace. Tenant contractor shall submit plans for review by the BBC for
coordination of core locations and supplemental structure required to accommodate the tenant design.
The Airport specifies all products to purchase to ensure a match at the Airport Electrical Rooms
mcluding, but not limited to the following:

(a) For a 277/480V electrical service connection, Tenant shall install a
maximum of 200A feeder circuit breaker in the Tenant Metering Switchboard. Ground
fault breakers within the Airport’s 277/480V Tenant Metering Switchboard shall be
Square D Model Power Pact type HJ with GFM (ground fault module add-on). Tenant
may transform the 480V service to another voltage from the Tenant’s Distribution Panel.
Tenant’s Distribution Panel and all other Tenant-installed electrical equipment shall be
located within the lease line as indicated on the Tenant’s lease outline drawings.

(b) For a 120/208V electrical service connection, Tenant shall install a
maximum 50A feeder circuit breaker in the Tenant Metering Switchboard. Breakers
within the Airport’s Tenant Metering Switchboard shall be Square D model SE R ET.
Tenant’s Distribution Panel and all other Tenant-mnstalled electrical equipment shall be
located within the lease line as indicated on the Tenant’s lease outline drawings.

Electrical meter circuit transformers (CTs) are sized according to the service load: for
100A service use 100:5 CT. CT wiring should be lengthened when necessary with color coded
twisted pair #16 gauge using butt splices (not wire nuts) and clearly labeled where terminated af
the shorting block. CT ratio shall be labeled at the shorting block where the CT's are terminated.
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I. Fire Alarm

(1) General. The Terminal will have a fire alarm system that covers the base building and
leased spaces in compliance with applicable codes.

(11) BBC Scope. The BBC will install one empty %’ conduit with pull strings from the base
building fire alarm distribution panel to within the Premises. The BBC will provide the connection
from the distribution panel to the Airport’s Fire Command Center.

(111) Tenant’s Scope. Tenant shall provide a fire alarm terminal box inside the Premises and
connect all required fire alarm devices to allow for Airport monitoring and control functions of both
the Airport’s and Tenant’s fire alarm equipment. Tenant’s fire alarm devices and equipment must
connect to SFO base building fire alarm system and/or fire alarm network. Tenant is required to use
the same fire alarm system as the base building’s fire alarm system and must be able to communicate
with the base building Fire Alarm Control Panel (FACP). Signal wiring to leasehold sensing devices
will be in a separate conduit from signal wiring from leasehold sensing devices. Storage cages are
excluded. Tenant must use the base building fire alarm subcontractor for all tie-ins to the base
building fire alarm system. Tenant shall meet interim fire alarm requirements and conditions per the
A&E until Tenant’s system is tied-in to the base building fire alarm system.

J. Communications Infrastructure.

(1) General. The Airport’s Information Technology and Telecommunication Department
(ITT) provides a multitude of services via the Airports Passive Infrastructure and Active Systems.
Services include but are not limited to: Airport Shared Tenant Services (STS); (Voice, Ethernet,
Common Use Connectivity, etc.), Extension of Service Provider WAN Services, and DirecTV
services via [P (IPTV) throughout the Airport Campus. For all provisioning of New Services, Moves,
Adds or Changes (MAC) to existing services please contact the Airport ITT Provisioning Group at
650-821-HELP (4357) Option 1, or sfohelpdeskiciflysfo.com.

(11) BBC Scope. The BBC will install an empty 2™ conduit with pull string from the Premises
to the designated Airport Tenant Wiring Closet (TWC). This Utility Conduit will need to be extended
as part of Tenant’s Work, to Tenant’s designated Communications Backboard or Space within their
Premises.

(i11) Tenant’s Scope. Tenant is responsible for the installation of the required backbone
infrastructure from the Premises to the designated Airport TWC utilizing the Airport-provided
Communications Utility conduit. Tenant will also be responsible for the build-out of all horizontal
infrastructure and installation of the necessary active equipment to support its operations within the
Premises. Tenant contractor shall submit plans for review by the BBC for coordination of core
locations and supplemental structure required to accommodate the tenant design.

e  All infrastructure installed within the Premises and extending to the designated Airport
TWC will need to follow Airport Standards set forth within the A&E and must meet all
applicable codes and industry standards.

e Below you will find general technical recommendations on Voice and Data Backbone
Infrastructure. Please consult with the Airport ITT Provisioning Group at 650-821-HELP
(4357) Option 1, or sfohelpdeskiaiflvsfo.com to verify what type of cabling will be
required so that SFO can extend the necessary services to the Premises.

e NOTE: All Tenant Backbone Infrastructure terminating within an Airport TWC will
need to be coordinated with SFO ITT Infrastructure Engineer (650) 821-4361 so that

Exhibit D - Page 16 of 19

Harvey Milk Terminal 1 Food and Beverage Concession Leases in Phases 3 and 4 — Lease 12
HFF SFO Two, LLC



termination locations can be assigned prior to final termination by the Tenant’s
Contractor.

o Copper Feeder Cable from the Premises for Voice and SONET Transport Service: Tenant
is recommended to furnish and install a single 25 pair (or greater) copper feeder cable,
mside of a dedicated Tenant Communications Utility Conduit, from the Airport TWC to a
Tenant backboard located inside of the Premises. The 25-pair cable inside of the Airport
TWC will need to be terminated on an Airport provided 110 style termination block by
Tenant. Inside the Premises, it is recommended that the feeder cable be terminated on a
66 or 110 style termination block. Tenant shall install the termination block on an
accessible communication backboard or 19-mch relay rack.

o If Ethernet or Internet Services will be required within the Premises in addition to the
Voice Feeder Cable, mdividual CAT 6A Data Cables or Single Mode Fiber shall be
installed within the dedicated Tenant Communications Utility Conduit so Data services
from SFO can be distributed into this space. If more than four (4) individual connections
are required, then a router/network switch shall be installed in the Premises by Tenant
which can be fed by fiber or copper to the closest Airport TWC for Ethernet/Internet
Service.

e The individual CAT6A and/or Single Mode Fiber cabling inside of the Airport TWC will
need to be terminated on an Airport provided Ethernet Patch Panel and/or Fiber LIU by
Tenant. Inside the Premises, it 1s recommended that the cable be terminated on an
Etheret Patch Panel and/or Fiber LIU on an accessible communication backboard or 19-
inch relay rack.

e IfIPTV Services will be required within the Premises in addition to the cables referenced
above a dedicated CAT 6A Cable per Set Top Box shall be installed within the dedicated
Tenant Communications Utility Conduit so IPTV services from SFO can be distributed
into this space. If more than four (4) individual connections are required, then a
router/network switch shall be installed in the Premises which can distribute multiple
IPTV connections. The individual CAT 6A cabling inside of the Airport TWC will need
to be terminated on an Airport provided Ethernet Patch Panel by Tenant. Inside the
Premises, 1t 1s recommended that the cable be terminated on an Ethernet Patch Panel on
an accessible communication backboard or 19-inch relay rack or physically at the TV
location on a modular type outlet.

e Horizontal Station Cabling inside of the Premises is Tenant’s responsibility and shall be
installed in a manner that follows applicable codes and industry standards. If for any
reason the horizontal infrastructure within the Premises is not installed in an acceptable
manner or non-accessible this will need to be addressed by Tenant prior to final extension
of Airport Services.

e  Tenant shall provide the following information in its Communication Drawings within its
BICE submittal package: (1) a space plan which identifies the location of the Tenant
Communications Backboard, Voice, Data and Cable TV WAQ with callouts identifying
what cable will be installed at each location within the Premises. (2) a single line riser
diagram showing the Airport Communication Utility conduit(s) run from the Premises to
the designated Airport TWC, including what will be installed within the conduit.
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K. Solid Waste Management

(1) General. San Francisco has adopted a goal of zero waste by 2020. Tenant is required to
divert as much waste gencrated through its operations from the landfill as possible by maximizing the
rate of onsite composting, recycling and source separation. The Airport is currently required by City
Ordinance to achieve a municipal solid waste (MSW) diversion rate of 75% from the landfill. In
addition, the Airport’s tenants are required to develop strategies and techniques to divert 100% from
the landfill by 2020 (zero waste).

(i) BBC Scope. The Project will supply specially designed compost, recyclables and landfill
waste containers for depositing source separated materials in Material Recovery Areas in the terminal
and share a map to easily distinguish these areas. The Airport will ensure that all food and beverage
concessions have access to adequate composting facilities to ensure that food waste and compostable
service ware can be collected and reclaimed in these Material Recovery Areas. The Airport will also
make available signage to distinguish recycling, composting, and landfill materials to tenants for use
within their leasehold area that mirrors signage present throughout the terminals and in the Materials
Recovery Areas.

(iii) Tenant’s Scope. Tenant is required to minimize solid waste to landfill and maximize
composting and recycling and shall submit to the ZERO Committee a Construction Waste
Management Plan to achieve zero waste (See Section 6 for complete Sustainability Requirements).
Tenant is required to work with both the Airport’s Sustainability Projects Specialist and the
Environmental Operations Team to comply with the City’s Waste Ordinances. The Airport provides
resources and training to guide and support tenants to achieve zero waste. Tenant shall design the
space for source separation of the following minimum materials (during construction and throughout
operations): (a) Compostable; (b) Recyclable; (¢) Cardboard; and (d) Landfill. Tenant is required to
provide recycling, composting and landfill receptacles within its Premises and shall ensure these
source separated materials go to the appropriate construction and demolition debris facilities, and are
deposited in the appropriate collection container within the designated courtyard / Materials Recovery
Area during operations. Tenants must identify users and coordinate with the Airport to request
training of procedures and use of Material Recovery Area equipment.

L. Cooking Oil Waste

The Airport will provide cooking oil storage tanks located within the Materials Recovery Area,
which are serviced by an Airport contractor. All food and beverage tenants are required to purchase
and store within their space a model 2500C Oil Caddy from Darling International to transport cooking
oil waste from their kitchens to the storage tanks, and shall be responsible for transporting caddy oil
material from their kitchen to the storage tank location. Caddies are available from Darling
International at (415) 647-4890, or https://www.darpro-solutions.com/restaurant-supermarket-
solutions/restaurant-services-grease-collection-trap-cleaning.

M. Tenant Doors and Locks

Tenant is responsible for maintaining the rating of all of its base-building doors. Any
modification of a door by Tenant which changes the rating of a door is prohibited. It will be the
responsibility of Tenant to furnish and install a replacement door of equal or greater quality to replace
any base-building door which it may have modified for its own use. Any added doors, door hardware
or modifications to doors which open on public, or secure common areas such as lobbies, Tenant
corridors, or storage areas, must match the existing SFIA hardware in appearance and standard.
Cylindrical and tubular locks, or any lock requiring an ANSI 161 prep, are prohibited. Only mortise
locks are permitted.
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Locks must conform to the SFIA standard:
o SCHLAGE L-9000 Series, with 17A lever trim and 630 or 318 finish
e VON DUPRIN 98, 98XP or 35 Series panic devices
e ALLEGION AD-200 Series mortise cipher locks

No SFIA lock or security device shall be removed or altered in any way without the
written consent of the SFIA Lock shop.

Installation of doors and locks will follow the standards established by the Airport
Carpenter and Locksmith Shops. It is Tenant’s responsibility to inform its locksmith contractors
of the standards.

All locks which are for the exclusive use of Tenant shall be rekeyed and combinated by
Tenant’s locksmith, unless the Airport requires access, or if the door accesses a secure or sterile
area.

N. Storage Cage Areas

(1) General. The Airport has limited areas set up for leasable tenant product storage. These
are usually either 150 sf or 300 sf chain link fenced cages that have a lockable gate. The height of
each fence will stand at 3 max below the ceiling height of the caged areas.

(i1) BBC Scope. These caged areas will have a sealed concrete floor with floor sinks shared
between the cages for future tenant condensate lines. The storage areas will be fully conditioned
spaces with capacity for added heat loads by tenant walk-in refrigerators. These spaces shall have fire
protection per code. The ceiling tiles will be normal tiles for retail cages and washable type for all
Food & Beverage cages. A 120/208VAC distribution panel set up with a Branch Circuit Power Meter
(BCPM) will power and meter the cage areas. Each cage will be assigned a maximum of four 20A
circuits, three outlets and one lighting circuit with a switch per cage feed from the distribution panel.
Corridors and elevator lobby crash protection shall be mstalled from the floor to 3” high along each
wall and include corner guards. Some retail cages will be provided with an empty ¥4 conduit with a
pull string above the ceiling tile. Each conduit will terminate within the nearest TWC for tenant data
use.

(111) Tenant’s Scope. If Tenant requires additional power within its cage, the power shall be
supplied by Tenant’s main distribution panel within its Premises. This work must be performed by
Tenant’s contractor.

END OF TENANT WORK LETTER
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