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Economic Development Agency / Facilities Management

Revenue Lease Agreement between County and Administrative Offfice of the Courts, Riverside,
California

January 26, 2012

Page 2

BACKGROUND:

The Lockyer-Isenberg Trial Court Funding Act of 1997, AB233 provides for transfer of the primary
obligation for funding of court operations from the counties to the State of California. The
restructuring of funding for trial court operations accomplished by the Lockyer-lsenberg Trial Court
Funding Act of 1997 ended a dual system of county and state funding, and created a more stable
and consistent funding source for trial court operations. The Trial Court Facilities Act of 2002 (Act)
was adopted to provide for the transfer of responsibility for funding and operation of trial court
facilities from the counties to Administrative Office of Courts. In 2003, and per the Courts Transfer
Agreement, County and AOC acted upon the courts transfer agreement, which transferred certain
court facilities from County to State. [n connection with those transfers parties executed certain
Memorandum’s of Understanding (MOU).

On November 24, 2009, the Board of Supervisors approved the MOU via minute order 3.37 and on
April 20, 2010, the MOU via minute order 3.17 which provided for the continued usage by the courts
of certain facilities located at 4129 Main Street, Riverside and 505 S. Buena Vista Street, Corona
totaling approximately 5,901 square feet. The MOU’s provide that the County, at the County’s
discretion and sole cost, has the right to relocate the courts from these facilities into a “Replacement
Facility” containing 5,901 square feet, and in this event, the County will be responsible for the
ongoing operation and maintenance of the replacement facilities. In addition, the MOU'’s state that
the Replacement Facility must have suitable and necessary facilities at least equal to those of the
existing facilites and be within reasonable walking distance to the Hall of Justice and the Historic
Courthouse. The MOU’s further state that the County will be responsible for the operation and
maintenance of the Replacement Facility and that the County will be responsible for all out of pocket
costs associated with relocating the Court including moving costs. It should be noted that the
County’s liability for costs pursuant to the MOU’s pertain only to the 5,901 square feet of
Replacement Facilities.

The purpose of this Revenue Lease Agreement is to provide a Replacement Facility in compliance
with the MOU requirements. The parties have agreed on the Replacement Facility which is located
at 3535 Tenth Street in Riverside (former County Counsel Building) and will enter into this Lease
Agreement for the purpose of providing office space at the County’s sole cost, except for certain
improvements required by AOC’s Department of State Architect’s requirements, in lieu of providing a
court facility payment to AOC in perpetuity.

Pursuant to the California Environmental Quality Act (CEQA), the Revenue Lease was reviewed and
determined to be categorically exempt from CEQA under CEQA Guidelines 15301, Class 1 -
Existing Facilities with minor tenant improvement alterations and no expansion of an existing use will
occur.

This Revenue Lease is summarized below:

Location: 3535 Tenth Street, Riverside, California 92501
Lessee: Administrative Office of the Courts (AOC)
Size: Approximately 9,267 square feet

(Continued)
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Economic Development Agency / Facilities Management
Revenue Lease Agreement between County and Administrative Offfice of the Courts, Riverside,

California

January 26, 2012

Page 3

BACKGROUND: (Continued)

Term: Five years, upon completion of construction
Revenue: Monthly Yearly

Annual Increase:

Tenant
Improvements:

Option to Extend:

Year 1 $13,900.50
Year 2 $14,317.52
Year 3 $14,747.05
Year 4 $15,189.47
Year 5 $15,645.16

Year 1 $166,806.00
Year 2 $171,810.24
Year 3 $176,964.60
Year 4 $182,273.64
Year 5 $187,741.92

Three percent

Total Cost
$962,427

Lessee’s Share
$415,000

County's Share
$547,427

One option to extend for a five year term

Option to

Terminate: Yes, Lessee may terminate with sixty days notice due to funding.

Utilities: Lessee pays for telephone, data and 26.38% share of electrical power.
County pays for water, sewer and refuse collection.

Custodial: Lessee pays for custodial.

Maintenance:

County, at its expense, provides interior and exterior maintenance of
premises.

The attached Revenue Lease Agreement has been reviewed and approved by County Counsel as

to form.

FINANCIAL DATA:

All associated costs for the Revenue Lease Agreement will be fully funded by the Economic
Development Agency Real Estate budget. The Administrative Office of the Courts will reimburse the
County a sum in the amount of $415,000 for their share of the tenant improvement costs.

Attachments:

Revenue Lease Agreement
Exhibit A

Exhibit B

RF:LB:CC:VY:CC:ra RVA473 14.496 11301 S:\Real Property\TYPING\Docs-14.000 to 14.499\14.496.doc



Exhibit A

Revenue Law Library Lease Cost Analysis FY 2011/12
3535 Tenth Street, Riverside, California

Total Square Footage to be Leased:
EXPECTED AMOUNTS

Current office:

Total Expected Revenue Lease Cost for FY 2011/12

ACTUAL AMOUNTS
Current Office:
Proposed Office:

Approximate Cost per SQFT (July- June)

Revenue Lease Cost per Month (July- June) $

SQFT

SQFT
SQFT

Total Revenue Lease Cost (July- June)

Total Actual Revenue Lease Cost for FY 2011/12
Total Revenue Lease Cost Variance for FY 2011/12

Estimated Additional Revenue Lease Costs: New Lease.
EXPECTED AMOUNTS

Utility Cost per Square Foot $ -
Estimated Utility Costs per Month $

Will not occupy until FY 12/13

Total Expected Additional Revenue Cost for FY 2011/12

RCIT

EDA Lease Management Fee (Based @ 3.79%)
Total Expected Additional Cost Included in Budget for FY 2011/12

ACTUAL AMOUNTS
Utility Cost per Square Foot $ -
Costs per Month (July - Oct) $

Total Estimated Actual Revenue Utility Cost for FY 2011/12
RCIT
Revenue Lease Tenant Improvements/County's share

EDA Lease Management Fee (Based @ 3.79%)
Total Estimated Additional Actual Revenue Lease Cost for FY 2011/12

Total Estimated Additional Revenue Lease Cost Variance for FY 2011/12

TOTAL ESTIMATED REVENUE LEASE FOR FY 2011/12

$ &
$ i
$ .
$ .
$ i
$ .
$ 547,427.00
$ -
$ 547,427.00

$ 547,427.00

$ 547,427.00




Exhibit B

Revenue Law Library Lease Cost Analysis FY 2012/13

3535 Tenth Street, Riverside, California

Current Square Feet Occupied:

Office: 9,267 SQFT
Cost per Square Foot: (Aug 1, 2012 - June 30, 2012 § 1.50
Lease Cost per Month (Aug 1, 2012 - June 30, 2013) $

$

Revenue Lease Cost (Aug - June)
Total Estimated Revenue Lease Cost for FY 2012/13

Estimated Utility Costs:

Utility Revenue Cost per Square Foot $ "

Estimated Revenue Utility Costs per Month (August 1, 2012 -June 30, 2013) $

13,900.50

Total Estimated Additional Revenue Lease Cost for FY 2012/13
EDA Lease Management Fee (Based @ 3.79%)

TOTAL ESTIMATED REVENUE LEASE FOR FY 2012113

$ 152,905.50
$ =
$ 152,905.50
$ -
$ =
$ 152,905.50




Judicial Council of California
Administrative Office of the Courts
Office of Court Construction and Management
455 Golden Gate Avenue, San Francisco, CA 94102-3688

For the benefit of: Superior Court of California, County of Riverside.

Location of Premises: 3535 Tenth Street, Riverside, CA 92501

LEASE AGREEMENT

1. Basic Provisions.

1.1. Parties. This Lease Agreement (“Lease”) dated
which date is for reference purposes only, is made by and between the Judicial Council of
California, acting through the Administrative Office of the Courts, hereinafter referred to
as “Lessee,” for the benefit of the Superior Court of California, County of Riverside, a
political subdivision of the State of California (“Court”), and the County of Riverside,
hereinafter referred to as “Lessor,” Lessee and Lessor hereinafter collectively referred to
as the “Parties” or individually as a “Party.”

1.2. Premises. The premises include approximately 9,267 square feet of space
as shown on the floor plan attached hereto as Exhibit “A-1” and incorporated herein,
together with all improvements therein or to be provided by Lessor under the terms of
this Lease, (“Premises”) in the building located at 3535 Tenth Street, Riverside,
California, in the building commonly known as the “County Law Library Building”
(“Building™).

In addition to the Premises, Lessee and Court currently have rights to use a total of
5,901 contiguous square feet of space in the Building (the “MOU Space”) pursuant to
that certain Memorandum of understanding, dated November 24, 2009, and that certain
Memorandum of Understanding, dated April 20, 2010, hereinafter collectively referred to
as MOUs. Lessee’s and Court’s rights to use that space is provided by the terms and
conditions set forth in the MOUs. The MOUs do not set forth the terms and conditions of
this Lease, they are for reference purposes only.

In addition to Lessee’s rights to use and occupy the Premises as hereinafter
specified, Lessee shall have non-exclusive rights to the Common Area, as defined in
section 2.5, as herein specified, but shall not have any rights to the roof, exterior walls or



utility raceways of the Building. The Premises, the Building, the Common Areas, and the
land upon which they are located, are collectively referred to as the “Property” as shown
on the site plan attached hereto as Exhibit “A-2.”

1.3. Original Term. This Lease shall be effective upon the date of its
execution, but its term shall be for a period of five (5) years (“Original Term”)
commencing on the first day of Lessee Occupancy (as defined in section 2.1 below)
(“Commencement Date”), subject to early termination, or any options to extend, if any,
as set forth in section 3 of this Lease. After the Commencement Date, Lessee or Lessor
may execute and deliver to the other a factually correct commencement date letter which
sets forth the Commencement Date (“Commencement Date Letter”), and the
Commencement Date included in the Commencement Date Letter shall thereafter be the
Commencement Date for the purposes of this Lease.

1.4. Rent.

1.4.1. Rent. Lessee’s obligation to pay rent begins on the Commencement
Date, but rent is due to Lessor in arrears on the last day of each month, beginning on the
last day of the first full month following the Commencement Date in accordance with the
following schedule.

Monthly
Installment

Lease Month of Rent
1 through 12 $ 13,900.50
13 through 24 $14,317.52
25 through 36 $ 14,747.05
37 through 48 $15,189.47
49 through 60 $15,645.16

If the Lease commences on a date other than the first of the calendar month, then Lease
Month one will begin on the first day of the calendar month following the
Commencement Date and any partial month prior to Lease Month One will be prorated at
the same rate as Lease Month one.

1.4.2. [Reserved]

1.4.3. All Rent shall be payable by State of California warrants or any
other warrant from any account utilized by Lessee. A failure to pay any amount that
constitutes Rent shall not be considered an event of default under this Lease unless
Lessee fails to pay such Rent within ten (10) business days after written notice that the



same is due, owing, and payable. An event of default shall not occur if Lessee is unable
to pay any Rent or any other payment due under this Lease because of the State of
California’s failure to timely approve and adopt a State budget. If Lessee fails to pay any
Rent as a result of the State of California’s failure to timely approve and adopt a State
budget, Lessee shall promptly pay any previously due and unpaid Rent upon approval
and adoption of the State budget.

1.5. Use. The Premises shall be primarily used as a Family Law Self-Help
Center and for administrative offices by the Court or any other legal use which is
reasonably comparable thereto.

1.6. Notices,
1.6.1. Lessee’s Notification Address.

Notwithstanding any provision to the contrary contained in this Lease, all
notices required or permitted to be given to Lessee under this Lease shall be addressed to
Lessee as follows:

Administrative Office of the Courts

Office of Court Construction and Management
Attn: Portfolio Administration Analyst

455 Golden Gate Avenue

San Francisco, CA 94102-3688

Telephone: 415-865-4053

Fax: 415-865-8885

with a copy to: Administrative Office of the Courts
Office of Court Construction & Management
Attn: Manager, Real Estate
455 Golden Gate Avenue
San Francisco, CA 94102-3688
Telephone: 415-865-4048
Fax: 415-865-8885

In addition, all notices relating to termination of the Lease or an alleged
breach or default by Lessee must also be sent to:

Administrative Office of the Courts

455 Golden Gate Avenue

San Francisco, CA 94102-3688

Attention: Senior Manager, Business Services
Telephone: 415-865-4090

Fax: 415-865-4326

= 3%



All notices and correspondence to Lessee must reference the address of the
Premises and the name of the entity occupying the Premises.

1.6.2. Lessor’s Notification Address.

County of Riverside

Economic Development Agency

Real Estate Division

3403 Tenth Street Suite 500

Riverside, CA 92501

Attention: Assistant County Executive Officer/EDA
Telephone: 951-955-4820

Fax: 951-955-4837

1.7. Lease Provisions Control. In the event of any conflict between a
provision in this “Basic Provisions™” section and any other provision in this Lease, the
latter shall control.

2. Premises.

2.1. Condition. On the Commencement Date, Lessor shall deliver the Premises
to Lessee in a turnkey, in a final, detailed clean and safe condition, free of hazards and
debris, with the “Improvements” “Substantially Complete” as those terms are defined in
Exhibit “C.” The Premises in this condition shall be referred to as in “Delivery
Condition.” Immediately following delivery of the Premises to Lessee in Delivery
Condition, Lessee may commence moving into the Premises, and upon completion of that
moving process, commence occupancy and use of the Premises (“Lessee Occupancy”).
Lessor further warrants that all systems and equipment, including, but not limited to,
electrical, plumbing, fire alarm system, elevator, lighting, heating, ventilating and air
conditioning systems (“HVAC?”), loading doors, if any, that serve the Premises and the
Building and all other such elements in the Building (herein collectively defined as the
“Base Building Systems”), other than those installed or constructed by Lessee, shall be in
safe, hazard free, good operating condition, and the structural elements of the roof,
bearing walls and foundation of the Building shall be free of material defect. The
Property in its entirety shall be in similar condition when the Premises are so delivered.

2.2. Compliance. Lessor warrants and represents that the Premises, the
improvements in the Premises and the Property comply with all applicable State and
Federal laws, covenants or restrictions of record, building codes, regulations and
ordinances (“Applicable Requirements”), regardless of the use to which Lessee will put
the Premises. If the Premises and the Property do not comply with said warranty, Lessor
shall, promptly after receipt of written notice setting forth the nature and extent of such
non-compliance, rectify the same at Lessor’s expense. If the Applicable Requirements
are changed during the term of this Lease, other than as the result of the use to which
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Lessee puts the Premises, so as to require the construction of an addition to or an
alteration of the Premises, the Property, the remediation of any Hazardous Substance as
hereinafter defined, or the reinforcement or other physical modification of the Premises
and the Property, Lessor shall, promptly after receipt of written notice from Lessee or any
governmental agency having jurisdiction over such matters setting forth the nature and
extent of such non-compliance requiring the construction or alteration as defined above,
perform such construction or alteration to comply with the Applicable Requirements at
Lessor’s expense.

2.2.1. For purposes of this Lease, the term “Hazardous Substance”
includes, without limitation, any material or substance which is (i) defined as “Hazardous
Waste,” “Extremely Hazardous Waste,” or “Restricted Hazardous Waste” under sections
25115, 25117 or 25122.7, or listed pursuant to section 25140, of the California Health
and Safety Code, Division 20, Chapter 6.5 (Hazardous Waste Control Law), (ii) defined
as a “Hazardous Substance” under section 25316 of the California Health and Safety
Code, Division 20, Chapter 6.8 (Carpenter-Presley-Tanner Hazardous Substance Account
Act), (iii) defined as a “Hazardous Material,” “Hazardous Substance,” or “Hazardous
Waste” under section 25501 of the California Health and Safety Code, Division 20,
Chapter 6.95 (Hazardous Materials Release Response Plans and Inventory), (iv) defined
as a “Hazardous Substance” under section 25281 of the California Health and Safety
Code, Division 20, Chapter 6.7 (Underground Storage of Hazardous Substances), (v)
petroleum, (vi) asbestos, (vii) listed under Article 9 or defined as Hazardous or extremely
hazardous pursuant to Article 11 of Title 22 of the California Administrative Code,
Division 4, Chapter 20, (viii) designated as a “Hazardous Substance” pursuant to Section
311 of the Federal Water Pollution Control Act (33 U.S.C. § 1317), (ix) defined as a
“Hazardous Waste” pursuant to section 1004 of the Federal Resource Conservation and
Recovery Act, 42 U.S.C. § 6901 et seq. (42 U.S.C. § 6903), (x) defined as a “Hazardous
Substance” pursuant to section 101 of the Comprehensive Environmental Response,
Compensation and Liability Act, 42 U.S.C. § 9601 et seq. (42 U.S.C. § 9601), or (xi) any
product, substance, or waste whose presence, use, manufacture, disposal, transportation,
or release, either by itself or in combination with other materials, is either (a) potentially
injurious to the public health, safety or welfare, the environment or the Property; (b)
regulated or monitored by any governmental authority; or (c) a basis for potential liability
of Lessee to any governmental agency or third party under any applicable statute or
common law theory.

2.2.2. Lessor warrants and represents the Premises and the Property shall
be readily accessible to and usable by individuals with disabilities in compliance with
Disability Accessibility Laws (defined below) as from time to time amended and
regulations issued pursuant thereto and in effect from time to time. Any cost incurred to
cause the Premises or the Property to comply with the Disability Accessibility Laws shall
be borne by Lessor.



“Disability Accessibility Laws” shall include, but not be limited to, Title II
of the Americans with Disabilities Act, 42 U.S.C. sections 12131 et seq., the Americans
with Disabilities Act Architectural Guidelines, 28 C.F.R. pt. 36, app. A, those provisions
of the California Government Code relating to Access to Public Buildings by Physically
Handicapped Persons, including California Government Code sections 4450-4461 et.
seq., the accessibility provisions of then-applicable editions of the California Building
Code, currently codified at California Code Regs., Title 24, sections 1101B.1 et seq., the
Unruh Civil Rights Act, California Civil Code section 51 et seq., and the Disabled
Persons Act, California Civil Code section 54 et seq.

2.3. Sick Building Syndrome. Lessor warrants and represents the Premises
and the Property shall be constructed, operated and maintained to avoid elevated levels of
certain hazards, including, but not limited to: carbon dioxide, spores, fungus, molds,
bacteria, chemicals or fumes or other causes of any hazardous micro-environments, also
known as “Sick Building Syndrome,” emanating from or within the Premise or the
Property that may cause bodily injury, sickness or death. Any cost incurred to cause the
Premises or the Property to eliminate or control such hazard shall be borne by Lessor.

2.4. Asbestos. Lessee acknowledges that the Building has been identified as
containing asbestos containing construction materials (“ACCMs”), as set forth in Exhibit
“D” attached hereto.

2.5. Common Areas. The term “Common Areas” is defined as all areas and
facilities outside the Premises and within the exterior boundary line of the Property and
interior utility raceways and installations within the Building that are for the general non-
exclusive use of Lessor, Lessee, and other tenants of the Property and their respective
employees, suppliers, shippers, customers, contractors, and invitees, including parking
areas, loading and unloading zones, trash areas, roadways, walkways, driveways, and
landscaped areas.

2.6. Lessee’s Rights-Common Areas. Lessor grants to Lessee, for the benefit
of Lessee and the Court along with their employees, suppliers, shippers, customers,
contractors, and invitees, during the term of this Lease, the non-exclusive right to use, in
common with others entitled to such use, the Common Areas as same may from time to
time exist. Lessor shall have the right to promulgate rules and regulations for the
management, safety, care, and cleanliness of the Common Areas provided, however, that
said rules and regulations shall be subject to the approval of Lessee. Any change to the
Common Areas as said Common Areas exist upon Lease commencement shall be subject
to the approval of Lessee.

3. Term.

3.1. Delay in Delivery of Premises. Lessor covenants to Substantially
Complete the Improvements (as those terms are defined in Exhibit “C”) by the
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Scheduled Substantial Completion Date. If for any reason Lessor cannot deliver to
Lessee possession of the Premises in the condition set forth in section 2.1 by the
Scheduled Substantial Completion Date, Lessee shall not, except as otherwise provided
herein, be obligated to pay rent or perform any other obligation of Lessee under the terms
of this Lease until Lessor delivers possession of the Premises to Lessee and Lessee
Occupancy has commenced. If Lessor fails to Substantially Complete the Improvements
on or before thirty (30) days after the Scheduled Completion Date (as the same may be
adjusted for Lessee Delay in accordance with Exhibit “C”), then following the end of that
thirty (30) day period, Lessee may, at its option, terminate the Lease upon the giving of
ten (10) days written notice by Lessee to Lessor in which event the parties shall be
discharged from all obligations under the Lease including those in Exhibit “C,” provided
further, however, that if such written notice of Lessee is not received by Lessor within
said ten (10) day period, Lessee's right to cancel the Lease hereunder shall terminate and
be of no further force or effect.

3.2. Lessee’s Right to Early Termination.

3.2.1. Funding. The Parties hereto recognize and acknowledge that part of
the rental consideration for this Lease may originate from specific State of California
and/or Federal funding programs (as opposed to general funding sources). In the event
that funding for those specified programs located in the Premises is reduced by more than
fifty percent (50%), or otherwise becomes unavailable based on Lessee’s annual fiscal
budget, Lessee shall have the right to terminate this Lease. Termination shall be effected
by giving Lessor sixty (60) days’ notice thereof in writing.

3.3. Relocation of MOU Space. The Parties hereto recognize and
acknowledge that Lessee is leasing the Premises because it is contiguous to the MOU
Space. In the event that if Lessor relocates the MOU Space from its location in the
Building as of the date of this Lease, then Lessor shall simultaneously provide to Lessee
space of comparable size, quality and condition that is contiguous to the new MOU Space
under the same terms and conditions as under this Lease except Lessor will be
responsible for (a) construction and installation of Lessee Improvements at the new space
that would be comparable to those to be completed pursuant to Exhibit “C” of this Lease,
and (b) all cost and expense of Lessee’s move from the Premises to the new space.
Notwithstanding the foregoing, Lessee shall also have the option to terminate this Lease
and all obligations hereunder by the giving of sixty (60) days prior written notice to.

3.4. Option to Extend Term. Lessor grants to Lessee one option to extend the
Lease term (“Extension Option”). The Extension Option shall be for one period of five
(5) years (“Extended Term”), subject to the conditions described in this section 3.3.

3.4.1. Exercise. The Extension Option may be exercised by Lessee
delivering to Lessor notice thereof no later than sixty (60) days prior to the expiration of
the Original Term.



3.4.2. Rent for Extended Term. The Rent for the Extended Term shall be
increased on the date of the commencement of the Extended Term (“Adjustment Date”),
by an amount equal to three percent (3%) of the current Rent, and increased three percent
(3%) annually thereafter.

3.4.3. All terms and conditions of this Lease with exception of Lease Term
shall remain in full force and effect during the Extended Term, subject to modification
upon mutual consent of the parties.

3.5. Right of First Refusal to Extend Lease Term. Lessor hereby grants to
Lessee a right of first refusal to extend the Lease term following the Original Term or the
Extended Term, as applicable. In the event Lessor receives a bona fide offer from a third
party to lease the Premises for any period of time following the Original Term or the
Extended Term, which offer is acceptable to Lessor, Lessor shall promptly notify Lessee
in writing of the offer, including: (a) the amount of the rent; (b) the square footage and
area of the proposed premises if different square footage than this Lease; and (c) the
proposed term. Lessee shall have thirty (30) business days within which to notify Lessor
in writing whether Lessee agrees to extend the Lease of the Premises at the offered rent,
square footage, and the proposed term as the third party offer. In the event Lessee elects
to extend the Lease of the Premises pursuant to this section, the parties shall amend this
lease to include the offered rent, the square footage and the proposed term as the third
party offer. In the event Lessee fails to give written notice of its election to extend the
Lease of the Premises, Lessor shall be free to accept the bona fide offer and lease the
Premises to the third party. If the third party fails to lease the Premises and the Premises
remains available, Lessee shall have the same right of first refusal granted herein with
respect to a bona fide offer to lease the Premises by a subsequent third party offer.

3.6. Holding Over. Any holding over by Lessee after the expiration of said
term or any extension thereof shall be deemed a month to month tenancy upon the same
terms and conditions as set forth in this Lease with monthly rent to continue at the rate
payable immediately prior to expiration.

4. Custodial and Building Services.

4.1. Custodial Services. All custodial services for the Premises will be
provided by the Court at the Court’s sole cost and expense.

42. Building Services.

4.2.1. Basic Services. Lessor, at Lessor’s sole cost and expense, agrees to
furnish to the Premises and Building, the following services and utilities: (a) air
conditioning and heat, all in such reasonable quantities as reasonably necessary for the
comfortable occupancy of the Premises, from 7:00 a.m. to 6:00 p.m. Mondays through
Fridays and 9:00 a.m. to 4:00 p.m. on Saturdays, excepting local and national holidays;
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(b) adequate electric power for normal lighting and office machines, elevator service, and
(c) hot and cold water on the same floor as the Premises for lavatory and drinking
purposes as reasonably necessary for Lessee’s use under this Lease and in compliance
with Applicable Requirements.

4.2.2. Additional Electrical Service. If Lessee requires electric current in
excess of that which Lessor is obligated to furnish under section 5.1 below, Lessee must
first obtain the written consent of Lessor, which Lessor may only refuse to give for a
commercially viable reason. Additionally, Lessor may cause an electric current meter or
sub meter to be installed in or about the Premises to measure the amount of any such
excess electric current consumed by Lessee in the Premises. The cost of any such meter
and of installation, maintenance and repair thereof shall be paid for by Lessee and Lessee
agrees to pay to Lessor, no later than thirty (30) days after Lessee’s receipt of an invoice
or copy of the utility bill from Lessor, for all excess electric current consumed by any
such use as shown by said meter at the rates charged for such service by the local
governmental agency or public utility, as applicable.

4.2.3. After-Hour HVAC Service. If Lessee requires heating, ventilation,
and/or air conditioning for human occupancy purposes during times other than the times
provided in section 4.3.1 above, Lessee shall give Lessor such advance notice as Lessor
shall reasonably require and shall pay Lessor a fee in the amount of Thirty-five Dollars
($35.00) per hour for such after-hours use equal to the actual costs incurred by Lessor. In
addition to the foregoing, Lessor acknowledges that Lessee will be using and maintaining
computer and electronic equipment within the Premises which must remain on at all
times and may require twenty-four (24) hour cooling and ventilation, and Lessor agrees
to reasonably cooperate with Lessee to provide at Lessor’s cost sufficient after-hours air
conditioning to such office suites to ensure the continued operation of such equipment.

4.2.4. Telecommunications. Upon request from Lessee from time to time,
Lessor will provide Lessee with a listing of telecommunications and media service
providers serving the Property, and Lessee (including the Court) shall have the right to
contract directly with the providers of its choice. If Lessee (including the Court) wishes
to contract with or obtain service from any provider which does not currently serve the
Property, or wishes to obtain services from an existing carrier which will require the
installation of additional equipment, Lessor agrees to allow Lessee (including the Court)
and/or the provider to install necessary telecommunications cabling or equipment at the
Property, as long as the proposed service will not unreasonably interfere with or interrupt
services of other tenants in the Building. All such installations shall be subject to
Lessor’s prior approval, which shall not be unreasonably withheld or delayed, and shall
be performed in accordance with the terms of section 7 of this Lease or Exhibit “D,” as
applicable.

4.2.5. Abatement. Notwithstanding anything to the contrary contained in
this Lease, if Lessee is prevented from using, and does not use, the Premises or any
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portion thereof, or if Lessee’s ability to conduct its operations from the Premises is
materially impaired as a result of (i)any repair, alteration or maintenance work
performed by Lessor for which Lessor failed to timely perform and which was required to
be performed by Lessor under this Lease, or (ii) any failure to provide services to the
Premises, and such failure was not caused directly or indirectly by the negligence of
Lessee, its employees, agents or visitors, guests, invitees or licensees (collectively, an
“Abatement Event”), then Lessee shall give written notice of such Abatement Event to
Lessor. If an Abatement Event occurs, then all Rent shall be abated or reduced for such
time that Lessee continues to be so prevented from using, and does not use, the Premises
or a portion thereof or parking areas (to the extent the inability to use said parking areas
prevents Lessee from being able to use the Premises), in the proportion that the rentable
area of the portion of the Premises that Lessee is prevented from using, and does not use,
bears to the total rentable area of the Premises, provided that Rent shall be abated
completely if the portion of the Premises or the parking areas that Lessee is prevented
from using, and does not use, is so significant as to make it impractical for Lessee to
conduct its business in the Premises and Lessee does not, in fact, for that reason, conduct
its business in the Premises.

5. Utilities.

5.1. Lessor warrants and represents to Lessee that during the term of this Lease,
and any extension thereof, sufficient utility services to provide water and sewer,
telecommunications, electric power, natural gas, and refuse collection services necessary
to meet Lessee requirements exist or will be available for use by Lessee within the
Premises.

5.2. Lessee shall pay for all telecommunications services used in connection
with the Premises. Lessee shall reimburse Lessor for its allocable share of the cost of the
following utilities provided by Lessor based on the number of square feet of the Premises
over the total number of square feet in the Building which Lessor and Lessee
acknowledge and agree equals 26.38% of electrical power, Lessor shall provide and pay
for water, sewer, natural gas and refuse collection services. Lessee’s allocable share of
the electric cost shall be payable within 45 days after receipt of a written invoice
including reasonable supporting documentation.

6. Repairs and Maintenance.

6.1. Lessor’s Repair and Maintenance Obligations. Lessor shall, at Lessor’s
sole expense and in accordance with the terms of this Lease, repair and maintain in good
order and condition (reasonable wear and tear excepted): (a) the structural portions of the
Building; (b) the nonstructural portions of the Building, including but not limited to, all
improvements, alterations and fixtures, but excluding furnishings; (c) all systems and
equipment, including but not limited to, Base Building Systems as heretofore described
that serve the Premises and the Building; and (d) the exterior portions of the Property,
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including, but not limited to, landscaping, driveways, sidewalks, lighting and parking
facilities servicing the Premises and the Property if applicable.

6.2. Lessor’s Default. Repairs shall be made promptly when appropriate to
keep the Premises, the Property and other items in the condition described in this section.
Lessor shall not be in default of its repair and maintenance obligations under this section
6, if Lessor performs the repairs and maintenance within thirty (30) days after written
notice by Lessee to Lessor of the need for such repairs and maintenance. If, due to the
nature of the particular repair or maintenance obligation, miore than thirty (30) days are
reasonably required to complete it, Lessor shall not be in default under this section 6 if,
within five (5) business days after written notice by Lessee to Lessor of the need for such
repairs and maintenance, if Lessor provides Lessee with a date that Lessor anticipates that
the repair or maintenance will be complete, and Lessor begins work within thirty (30)
days after written notice by Lessee and diligently prosecutes this work to completion.

6.3. Lessee’s Right to Make Repairs and Deduct Cost. If Lessee provides
notice to Lessor of an event or circumstance that requires the action of Lessor with
respect to the repairs or maintenance to the Premises or Base Building Systems serving
the Premises as set forth in section 6.1 and Lessor fails to provide such action as required
by the terms of this Lease within the period specified in section 6.2 or provide the date
for such action within the period specified in section 6.2, Lessee may take the required
action if: (a) Lessee delivers to Lessor an additional written notice advising Lessor that
Lessee intents to take the required action if Lessor does not begin the required repair or
maintenance within ten (10) days after the written notice or commence diligent pursuit of
the repair, and (b) Lessor fails to begin the required work within this ten (10) day period.

6.3.1. Lessor grants to Lessee a license, effective during the Lease Term, to
enter upon those portions of the Premises and the Property which is reasonably necessary
for Lessee to take such action under section 6.3.

6.3.2. If such action was required under the terms of this Lease to be taken
by Lessor, Lessee shall be entitled to prompt reimbursement by Lessor of Lessee’s
reasonable costs and expenses in taking such action. Lessor’s obligation to reimburse
Lessee shall survive expiration or earlier termination of this Lease.

6.3.3. If, within thirty (30) days after receipt of Lessee’s written demand
for payment of Lessee’s costs incurred in taking such action on Lessee’s behalf, Lessor
has not paid the invoice or delivered to Lessee a detailed written objection to it, Lessee
may deduct from Rent payable by Lessee under this Lease the amount set forth in the
invoice.
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6.4. Emergency and Urgent Repairs.

6.4.1. An “Emergency Repair Situation” is defined as the existence of
any condition that is an imminent threat to life, safety, health, documents, or security and
requires immediate repair, replacement or service to eliminate that imminent threat. An
“Urgent Repair Situation” is defined as the existence of any condition that requires
prompt repair, replacement or service to enable the Court to conduct business in a neat,
clean, safe, and functional environment. The determination of whether a repair is an
Emergency/Urgent Repair Situation shall be based upon the impact of the situation upon
the Court, and shall be at the sole, but reasonable, discretion of Lessee.

6.4.2. If Lessee notifies Lessor of an Emergency/Urgent Repair Situation
which occurs in or about the Property which is the responsibility of the Lessor to repair or
maintain, then Lessor shall commence appropriate repairs or maintenance immediately
with respect to an Emergency Repair Situation, and promptly with respect to an Urgent
Repair Situation, after notice of the condition is given by Lessee, which notice may be
via telephone, facsimile, personal contact or any other means, and Lessor shall thereafter
diligently pursue to completion said repairs or maintenance.

6.4.3. If, after receiving notice from Lessee, Lessor fails to commence and
diligently pursue repairs within four (4) hours for an Emergency Repair Situation, and
twenty-four (24) hours for an Urgent Repair Situation, or if Lessee is unable to contact
Lessor or any designated agent within a reasonable time based upon the seriousness of
the event or situation, Lessee may, but shall not be so obligated to, cause said repairs to
be made or such maintenance to be performed. Upon demand by Lessee, Lessor shall
promptly reimburse Lessee, the action cost and expenses thereof. Should Lessor fail to
reimburse the cost and expenses within thirty (30) days from receipt of Lessee’s written
demand for reimbursement, Lessee may deduct and offset that amount from Rent payable
under this Lease.

6.5. Work Status Reporting. Lessee shall report all work order requests by
contacting Lessor’s Customer Service Center via telephone (951-955-4850). Lessor’s
Customer Service Center shall provide status reports until the applicable repair or
maintenance is successfully completed.

7. Alterations and Additions.
7.1. Improvements by Lessor.

7.1.1. Lessor shall complete the Improvements by the Scheduled
Substantial Completion Date in accordance with Exhibit “C-2.” In addition to its other
rights and remedies on account of Lessor’s default, if Lessor fails to Substantially
Complete the Improvements on or before thirty (30) days after the Scheduled completion
Date (as the same may be adjusted for Lessee Delay in accordance with this Exhibit),

]2



then following the end of that thirty (30) day period, Lessee may, at its option, terminate
the Lease upon the giving of ten (10) days written notice by Lessee to Lessor in which
event the parties shall be discharged from all obligations under the Lease including this
Exhibit “C,” provided further, however, that if such written notice of Lessee is not
received by Lessor within said ten (10) day period, Lessee’s right to cancel the Lease
hereunder shall terminate and be of no further force or effect. Lessor recognizes and
understands that any improvements requested by Lessee, during the term of the Lease,
may be subject to the provisions contained in the California Labor Code (commencing
with section 1720) relating to general prevailing wage rates and other pertinent provisions
therein.

7.1.2. Lessor shall comply and stay current with all applicable building
codes and laws as amended from time to time, including but not limited to, the
Americans with Disabilities Act.

7.1.3. Preliminary design specifications are set forth in Exhibit “D-3.”
Upon completion of final design specifications the design specifications shall be inserted
as Exhibit “D-4.”

7.2. Improvements by Lessee.

7.2.1. Any alterations, improvements or installation of fixtures to be
undertaken by Lessee shall have the prior written consent of Lessor after the Lessee has
submitted plans for any such proposed alterations, improvements or fixtures to Lessor in
writing. Such consent shall not be unreasonably withheld, conditioned or delayed by
Lessor.

7.2.2. All alterations and improvements to be made other than those
approved herein, and fixtures installed, or caused to be made and installed, by Lessee
shall become the property of Lessor with the exception of trade fixtures as such term is
used in Section 1019 of the Civil Code. At or prior to the expiration of this Lease, Lessee
may remove such trade fixtures; provided, however, that such removal does not cause
injury or damage to the leased premises, or in the event it does, Lessee shall restore the
premises to their original shape and condition as nearly as practicable. In the event such
trade fixtures are not removed, Lessor may, at its election, either: 1) remove and store
such fixtures and restore the premises for the account of Lessee, and in such event,
Lessee shall within thirty (30) days after billing and accounting therefore reimburse
Lessor for the costs so incurred, or 2) take and hold such fixtures as its sole property.

7.3. Free From Liens. Lessee shall pay, when due, all sums of money that may
become due for any labor, services, material, supplies, or equipment, alleged to have been
furnished or to be furnished to Lessee, in, upon, or about the leased Premises, and which
may be secured by a mechanic’s, material man’s or other lien against the leased Premises
or Lessor’s interest therein and will cause each such lien to be fully discharged and
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released at the time the performance of any obligation secured by such lien matures or
becomes due; provided, however, that if Lessee desires to contest any such lien, it may do
so, but notwithstanding any such contest, if such lien shall be reduced to final
enforcement thereof is not promptly stayed, or if so stayed, and said stay thereafter
expires, then and in such event, Lessee shall forthwith pay and discharge said judgment.

7.4. Employees and Agents of Lessee. It is understood and agreed that all
persons hired or engaged by Lessee shall be considered to be employees or agents only of
Lessee and not Lessor.

8. Permits, Licenses and Taxes. Lessee shall secure and maintain, at its expense,
all necessary permits and licenses as it may be required to obtain and/or hold, and Lessee
shall pay for all fees and taxes levied or required by any authorized public entity. Lessee
recognizes and understands that his Lease may create a possessory interest subject to
property taxation and that Lessee may be subject to the payment of property taxes levied
on such interest.

9. Exculpation, Indemnification, Insurance, and Seismic Liability.
9.1. Exculpation and Indemnity:

9.1.1. Lessor’s Exculpation and Indemnity. To the fullest extent
permitted by law, Lessor knowingly and voluntarily, waives and will indemnify defend
and hold harmless Lessee and Lessee Parties from and against all Claims, arising in
whole or in part from Lessor’s or Lessor’s Parties’ (a) acts; (b) willful misconduct; (c)
errors; (d) omissions; (e) negligence; or (f) breach of any provisions of this Lease which
results in any of the following: (i) injury to or death of any person; or (i1) loss of, injury
or damage to, or destruction of any tangible or intangible property, including the resulting
loss of use, economic losses, and consequential or resulting damage arising out of (i) and
(ii) above.

9.1.2. Lessee’s Exculpation and Indemnity. To the fullest extent
permitted by law, Lessee knowingly and voluntarily waives and will indemnify, defend
and hold harmless Lessor and Lessor Parties, from and against all Claims, arising in
whole or in part from Lessee’s or Lessee Parties’ (a) possession, use or occupancy of the
Premises; (b) acts; (c) willful misconduct; (d) errors; (¢) omissions; (f) negligence, or (g)
breach of any provisions of this Lease which results in any of the following: (i) injury to
or death of any person; or (ii) loss of, injury or damage to, or destruction of any tangible
or intangible property, including the resulting loss of use, economic losses, and
consequential or resulting damage arising out of (1) or (ii) above.

9.1.3. Notwithstanding the above, neither Lessor nor Lessee shall be
required to indemnify the other Party to the extent that a Claim arises from the other
Party’s negligence, or willful misconduct. Accordingly, where the Lessor and the Lessee,
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including their officers, directors, partners, members, consultants, and employees,
participated in the liability causing event, each Party shall contribute to the common
liability a pro rata share based on the relative degree of negligence or willful misconduct
of the parties as established by compromise, arbitration or litigation as may be
appropriate.

9.1.4. Definition of “Lessee Parties” and “Lessor Parties.” “Lessee
Parties” shall mean and refer to the Judicial Council of California, the Administrative
Office of the Courts, and the Court and their respective officers, agents and employees.
The term “Lessor Parties” refers singularly and collectively to Lessor and its manager,
parent, if any, subsidiaries, affiliated entities and agents, servants, and employees.

9.1.5. Definition of Claims. For purposes of this Lease, “Claims” is
defined as any and all claims, losses, costs, damage, expenses, liabilities, liens, actions,
causes of action, alleged violations of any Disability Accessibility Laws (whether in tort
or contract, law or equity, or otherwise), charges, assessments, fines, and penalties of any
kind (including consultant and expert expenses, court costs, and attorney fees actually
incurred). :

9.1.6. Survival of Exculpation and Indemnity. Section 8 shall survive
the expiration or earlier termination of this Lease until all claims within the scope of this
section 8 are either concluded by Lessor or Lessee, or are fully, finally, and absolutely
barred by the applicable statutes of limitations.

9.2. Insurance:

9.2.1. Lessor Insurance. Without limiting or diminishing any
indemnification contained within this Lease, Lessor and/or its authorized representatives,
including a property management company, if any, shall procure and maintain or cause to
be maintained, at its sole cost and expense, the insurance coverage required in sections
9.2.1(a) 9.2.1(b) 9.2.1(c) and 9.2.1 (d) during the term of this Lease. Lessor’s obligation
to provide any of the insurance may be satisfied, in whole or in part, by self-insurance or
deductible maintained by the Lessor, and/or the Lessor’s participation in a joint powers
authority established for the purpose of pooling self-insured claims.

(a) Property (Physical Damage) and Earthquake Coverage.
Property Insurance that insures the Building against those risks covered under a form of
coverage with terms and conditions as comprehensive as those in an All-Risk/Special
Form property insurance policy including insurance for earthquake related damage and,
when applicable, the comprehensive form of equipment breakdown insurance, with
coverage amounts equal to the following:

(i) All risk perils: at least one hundred percent (100%) of the
Building’s replacement cost, with sub-limit as applicable;
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(i) Earthquake related damage: At least $25,000,000 per
occurrence; and

(i) Equipment breakdown insurance: (Covering Lessor’s
owned equipment only.) At least $5,000,000 per occurrence with sub-limits as
applicable.

(b) Workers’ Compensation. Workers’ compensation insurance
coverage shall include: (a) Workers’ Compensation Insurance (Coverage A) .as
prescribed by the laws of the State of California; and (b) Employers’ Liability (Coverage
B) including Occupational Disease with limits not less than $500,000 for each accident,
$500,000 as the aggregate disease policy limit, and $500,000 as the disease limit for each
employee.

(¢) Commercial General Liability. Commercial general liability
insurance coverage that shall include, but not be limited to, premises liability, contractual
liability, products/completed operations, personal and advertising injury insuring for
bodily injury, property damage, and personal injury arising out of or relating, directly or
indirectly, to the ownership, operation, maintenance, repair, and alteration of the Building
and all areas appurtenant thereto including claims which may arise from or out of
Lessor’s operations, use, and management of the Premises, or the performance of its
obligations hereunder. The commercial general liability insurance coverage shall be
provided with limits of not less than $2,000,000 per occurrence and $2,000,000 annual
aggregate limit applicable solely to this Lease. The insurance shall apply separately to
each insured against whom a claim is made or lawsuit brought subject to the policy limit
of liability.

(d) Vehicle Liability. If Lessor’s vehicles are used on or about the
Premises, or used in any manner on or in the parking areas, or near or on the landscaped
areas of the Premises, then Lessor shall maintain auto liability insurance for all owned,
non-owned or hired automobiles in an amount not less than $1,000,000 per accident.

9.2.2. General Insurance Provisions — Lessor’s Insurance.

(a) Any insurance company providing Lessor’s insurance coverage
hereunder shall be approved by the State of California and have an A.M. BEST rating of
not less than an A-:VIII (A-:8).

(b) The Lessor or Lessor’s insurance company(ies) must declare its
insurance deductibles or self-insured retention (SIR). Lessor will be responsible for
reimbursement of any deductible to its insurers or payment of any claim within its SIR.
Lessor will administer any self-insurance program in a responsible manner that ensures
sufficient funds are available to cover all losses Lessor must insure against under the
terms of this Lease.
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(¢) The Lessor shall cause each of its insurance companies to
furnish the Lessee with 1) a properly executed original Certificate of Insurance
evidencing that the required insurance is in full force and effect, or 2) if requested to do
so orally or in writing by the Lessee’s Risk Manager, provide certified copies of policies
including all endorsements and all exhibits thereto, showing such insurance is in full
force and effect. Further, Lessor shall provide no less than thirty (30) days written notice
be given to the Lessee prior to any material modification or cancellation of such
insurance. In the event of a material modification or cancellation of coverage, this Lease
may be terminated by Lessee, unless the Lessee receives, prior to such effective date,
another properly executed original Certificate of Insurance or certified original policy,
including all endorsements and exhibits thereto, evidencing coverage and the insurance
required herein is in full force and effect.

(d) Itis understood and agreed by the Parties hereto and each of the
Lessor’s insurance companies, and/or joint powers authority that Lessor’s insurance or
programs of self-insurance are primary insurance, and that Lessee’s insurance and/or
deductibles and/or self-insured retentions or self-insured programs shall not be construed
as contributory insurance.

(e) Lessor agrees to, and to require each of its insurers issuing the
insurance described in this section 9.2 to waive any rights of recovery that such insurer
may have against Lessee.

9.2.3. Lessee Insurance. Notwithstanding anything in this Lease which
may state or imply anything to the contrary, Lessor acknowledges and accepts that Lessee
is self-insured and is not required to maintain commercial insurance coverage for workers
compensation, or general liability. However, should the Lessee determine that the
purchase of commercial insurance is in its best interest it shall do so under the following
terms applicable solely to the insurance related to this Lease.

(a) Property of Lessee. Lessee agrees that all property owned by
Lessee in, or about the Premises shall be at the sole risk and hazard of the Lessee. Lessor
shall not be liable or responsible for any loss or damage to Lessee, or anyone claiming
under or through Lessee, or otherwise, whether caused by or resulting from a peril
required to be insured hereunder, and whether or not originating in the demised premises
or elsewhere, irrespective of whether or not Lessor may be deemed to have been
negligent with respect thereto, and provided such damage of loss is not the result of an
intentional and willful wrongful act of Lessor. Lessee agrees that, if any property owned
by Lessee and located in the Leased Premises shall be damaged or destroyed by an
insured peril, Lessor shall not have any liability to Lease, nor to any insurer of Lessee, for
or in respect of such damage or destruction, and Lessee shall require all policies of risk
insurance carried by Lessee on its property in the leased premises to contain or be
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endorsed with a provision in and by which the insurer designated therein shall waive its
right of subrogation against Lessor.

(b) Workers’ Compensation. Lessee shall maintain, in full force
and effect throughout the term of this Lease, Workers’ Compensation insurance, or a
program of self-insurance, in accordance with the laws of California, and employers’
liability insurance with a limit of not less than $1,000,000 per occurrence.

(¢) Commercial General Liability. Commercial general liability
insurance coverage that shall include premises liability, contractual liability,
products/completed operations, personal and advertising injury insuring for bodily injury,
property damage, and personal injury arising out of or relating, directly or indirectly, to
the Lessee’s operations, use, and occupancy of the Premises, or the performance of its
obligations hereunder. The commercial general liability insurance coverage shall be
provided with limits of not less than $2,000,000 per occurrence and $2,000,000 annual
aggregate. The policy shall apply separately to each insured against whom a claim is
made or lawsuit brought subject to the policy limit of liability.

9.2.4. General Insurance Provisions — Lessee Insurance.

(a) Any commercial liability insurance purchased by Lessee under
this Lease shall be issued as a primary policy and shall name the Lessor directors,
officers, agents, and employees as additional insureds.

(b) Concurrent with the execution of the Lease and prior to any use
by Lessee of the Premises, Lessee will provide Lessor with written documentation
verifying that it is either self-insuring its liability exposure under the terms of the Lease
or has purchased commercial insurance as provided in this Section 9.2.4.

9.2.5. Attorney Fees. The prevailing party shall be entitled to recover its
actual attorney fees and court costs incurred in enforcing the indemnification clauses set
forth in this section 9.

9.2.6. Survival of Indemnification. Section 9 shall survive the expiration
or earlier termination of this Lease until all claims against Lessee involving any of the
indemnified matters are either concluded by Lessor or fully, finally, and absolutely barred
by the applicable statutes of limitations.

9.2.7. Duty to Defend. Lessor’s duty to defend Lessee Parties is separate
and independent of Lessor’s duty to indemnify and to hold harmless Lessee Parties. The
duty to defend includes claims for which Lessee Parties may be liable without fault or
strictly liable. The duty to defend applies regardless of whether the issues of negligence,
liability, fault, default or other obligation on the part of Lessee Parties have been

- 18 -



determined. The duty to defend applies immediately, regardless of whether Lessee
Parties have paid any sums or incurred any detriment arising out of or relating (directly or
indirectly) to any claims. It is the express intention of the Parties that Lessee Parties be
entitled to obtain summary adjudication or summary judgment regarding Lessor’s duty to
defend Lessee Parties at any stage of any claim or suit within the scope of this section 9.
Notwithstanding the above, the duty to defend applies to claims whose proximate cause is
the Property, including the maintenance for any and all of them; however, for all other
claims, the duty to defend applies to claims caused by Lessor’s acts, errors, omissions or
negligence.

10. Damage and Destruction.

10.1. Repair of Damage. Lessee agrees to notify Lessor in writing promptly of
any damage to the Property resulting from fire, earthquake, or any other identifiable
event of a sudden, unexpected, or unusual nature (“Casualty”). If the Property is
damaged by a Casualty, or the Casualty results in the Property not being provided with
Base Building Systems or parking facilities (if applicable) and if neither Lessor nor
Lessee has elected to terminate this Lease under this section 9, Lessor shall promptly and
diligently restore the Property to the same condition as existed before the Casualty,
subject to modifications required by building codes and other laws. If Lessee requests
that Lessor make any modifications to the Property in connection with the rebuilding,
Lessor may condition its consent to those modifications on: (a) confirmation by Lessor’s
contractor that the modifications shall not increase the time needed to complete the
Property; or (b) an agreement by Lessee that the additional construction period shall not
extend the rent abatement period, or (c) the costs of an additional construction shall be
paid by Lessee.

10.2. Repair Period Notice. Lessor shall within thirty (30) days after the date of
the Casualty, provide written notice to Lessee indicating the anticipated period for
repairing the Casualty (“Repair Period Notice”). The Repair Period Notice shall be
accompanied by a written statement executed by the contractor retained by Lessor to
complete the repairs or, if Lessor has not retained a contractor, a licensed contractor not
affiliated with Lessor, certifying the contractor’s opinion about the anticipated period for
repairing the Casualty. The Repair Period Notice shall also state, if applicable, Lessor’s
election either to repair or to terminate the Lease under section 10.3.

10.3. Lessor’s Option to Terminate or Repair. Lessor may elect either to
terminate this Lease or to effectuate repairs if: (a) the Repair Period Notice estimates that
the period for repairing the Casualty exceeds one hundred twenty (120) days from the
date of the Casualty; or (b) the estimated repair cost of the Property, even though covered
by insurance, exceeds fifty percent (50%) of the full replacement cost.

10.4. Lessee’s Option to Terminate. If the Repair Period Notice provided by
Lessor indicates that the anticipated period for repairing the Casualty exceeds one
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hundred twenty (120) days, Lessee may elect to terminate this Lease by providing written
notice (“Lessee’s Termination Notice”) to Lessor within thirty (30) days after receiving
the Repair Period Notice. If Lessee does not elect to terminate within this thirty (30) day
period; Lessee shall be considered to have waived the option to terminate.

10.5. Rent Abatement Due to Casualty. Lessor and Lessee agree that the
Lessee’s Rent shall be fully abated during the period beginning on the later of: (a) the
date of the Casualty; or (b) the date on which Lessee ceases to occupy the Premises and
ending on the date of substantial completion of Lessor’s restoration obligations as
provided in this section 10 (“Abatement Period™). If, however, Lessee is able to occupy
and does occupy a portion of the Premises, Rent shall be abated during the Abatement
Period only for the portion of the Premises not occupied by Lessee.

10.6. Damage Near End of Term. Despite any other provisions of this section
10, if the Premises are destroyed or damaged by a Casualty during the last eighteen (18)
months of the original Lease Term, Lessor and Lessee shall each have the option to
terminate this Lease by giving written notice to the other of the exercise of that option
within thirty (30) days after that damage or destruction, provided, however, Lessee may
negate Lessor’s election to terminate under this section 10.6 by electing, within ten (10)
days after receipt of Lessor’s termination notice, to exercise any unexercised option to
extend this Lease. If Lessee negates Lessor’s election, this Lease shall continue in effect
unless Lessor has the right to, and elects to, terminate this Lease under section 10.3.

10.7. Effective Date of Termination; Rent Apportionment. If Lessor or
Lessee elects to terminate this Lease under this section 9 in connection with a Casualty,
this termination shall be effective thirty (30) days after delivery of notice of such
election. Lessee shall pay Rent, properly apportioned up to the date of the Casualty.
After the effective date of the termination, Lessor and Lessee shall be discharged of all
future obligations under this Lease, except for those provisions that, by their terms
survive the expiration or earlier termination of the Lease.

11.  Estoppel Certificates.

11.1. Obligation to Provide Estoppel Certificates. Lessee, shall upon not less
than thirty (30) business days prior written notice from Lessor, execute, acknowledge,
and deliver to Lessee a statement in writing certifying the following information: (i) that
this Lease is unmodified and in full force and effect (or, if modified, stating the nature of
such modification and certifying that this Lease, as modified, is in full force and effect);
(ii) the dates to which the rental and other charges are paid in advance, if any; (iii) the
amount of Lessee’s security deposit, if any; and (iv) acknowledging that there are not, to
Lessee’s knowledge, any uncured defaults on the part of the Lessor hereunder, and no
events or conditions then inexistence which, with the passage of time or notice or both,
would constitute a default on the part of Lessor hereunder, or specifying such defaults,
events or conditions, if any are claimed. It is expressly understood and agreed that any
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such statement may be relied upon by any prospective purchaser or encumbrancer of all
or any portion of the Property.

11.2. Additional Requested Documents or Instruments. Lessee shall not be
required to provide any other documents, instruments, or other estoppel forms whether
required by an existing or prospective lender, mortgagee, or purchaser of the Property.

12.  Subordination, Non-Disturbance, and Attornment.

This Lease is subject and subordinate to all existing ground or underlying leases,
mortgages, and deeds of trust which affect the Property, including all renewals,
modifications, consolidations, replacements and extensions thereof; provided, however, if
the holder or holders of any such mortgage or deed of trust shall advise Lessor that they
desire or require this Lease to be prior and superior thereto, upon written request of
Lessor to Lessee, Lessee agrees to promptly execute, acknowledge and deliver any and
all documents or instruments which Lessor or such Lessor, holder or such holders deem
necessary or desirable for purposes thereof. Lessor shall have the right to cause this
Lease to be and become and remain subject and subordinate to any mortgages or deeds of
trust which may hereafter be executed covering the Premises, the Property or any
renewals, modifications, replacements or extensions thereof, for the full amount of all
advances made or to be made thereunder and without regard to the time or character of
such advances, together with interest thereon and subject to all the terms and provisions
thereof, however, Lessor must obtain from the lender or other party in question a written
undertaking in favor of Lessee to the effect that such lender or other party will not disturb
Lessee’s right of possession under this Lease if Lessee is not then or thereafter in breach
of any covenant or provision of this Lease. Lessee agrees, within twenty (20) business
days after Lessor’s written request therefore, to execute, acknowledge and deliver upon
request any and all documents or instruments reasonably requested by Lessor or
reasonably necessary or proper to assure the subordination of this Lease to any such
mortgages, deed of trust, or leasehold estates. Lessee agrees that in the event any
proceedings are brought for the foreclosure of the mortgage or deed of trust, or any deed
in lieu thereof, to attorn to the purchaser or any successors thereto upon any such
foreclosure sale or deed in lieu thereof as so requested to do so by such purchaser and to
recognize such purchaser as the Lessor under this Lease; Lessee shall, within twenty (20)
business days after request execute such further instruments or assurances as such
purchaser may reasonably deem necessary to evidence or confirm such attornment.

13.  Breach by Lessor.

13.1. Lessor’s Default. Except as provided to the contrary in this Lease,
Lessor’s failure to perform any of its obligations under this Lease shall constitute a
default by Lessor under the Lease if the failure continues for thirty (30) days after written
notice of the failure from Lessee to Lessor. If the required performance cannot be
completed within thirty (30) days, Lessor’s failure to perform shall constitute a default

= 91 -



under the Lease unless Lessor undertakes to cure the failure within thirty (30) days and
diligently attempts to complete this cure as soon as reasonably possible.

13.2. Lessee’s Right to Cure Lessor’s Default and Deduct Cost. Except as
provided to the contrary in this Lease, if Lessee provides notice to Lessor of Lessor’s
failure to perform any of its obligations under this Lease and Lessor fails to provide such
action as required by the terms of this Lease within the period specified, Lessee may take
the required action if: (a) Lessee delivers to Lessor an additional written notice advising
Lessor that Lessee intends to take the required action if Lessor does not begin the
required action within ten (10) days after the written notice; and (b) Lessor fails to begin
the required action within this ten (10) day period.

13.3. Rent Setoff. If, within sixty (60) days after receipt of Lessee’s written
demand for payment of Lessee’s costs incurred in taking such action on Lessor’s behalf,
Lessor has not paid the invoice or delivered to Lessee a detailed written objection to it,
Lessee may deduct from Rent payable by Lessee under this Lease the amount set forth in
the invoice.

14. Miscellaneous.

14.1. Quiet Enjoyment. Lessor covenants that Lessee shall at all times during
the term of this Lease peaceably and quietly have, hold and enjoy the use of the Premises
so long as Lessee shall fully and faithfully perform the terms and conditions that it is
required to do under this Lease.

14.2. Non Waiver. No waiver of any provision of this Lease shall be implied by
any failure of either party to enforce any remedy for the violation of that provision, even
if that violation continues or is repeated. Any waiver by a party of any provision of this
Lease must be in writing. Such written waiver shall affect only the provision specified
and only for the time and in the manner stated in the writing.

14.3. Binding on Successors. The terms and conditions herein contained shall
apply to and bind the heirs, successors in interest, executors, administrators,
representatives and assigns of all the Parties hereto.

14.4. Severability. The invalidity of any provision in this Lease as determined
by a court of competent jurisdiction shall in no way affect the validity of any other
provision hereof.

14.5. Attorney’s Fees. In the event of any litigation or arbitration between
Lessee and Lessor to enforce any of the provisions of this Lease or any right of either
party hereto, the unsuccessful party to such litigation or arbitration agrees to pay to the
successful party all costs and expenses, including reasonable attorneys’ fees, incurred
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therein by the successful party, all of which shall be included in and as a part of the
judgment rendered in such litigation or arbitration.

14.6. Lessor’s Representative. Lessor hereby appoints the Assistant County
Executive Officer/EDA as its authorized representative to administer this Lease.

14.7. Lessee’s Representative. Lessee hereby appoints its Portfolio
Administration Analyst _as its authorized representative to administer this Lease.

14.8. Agent for Service of Process. It is expressly understood and agreed that in
the event Lessor is not a resident of the State of California or it is an association or
partnership without a member or partner resident of the State of California, or is a foreign
corporation, then in any such event, Lessor shall file with Lessee’s Representative upon
its execution hereof, a designation of a natural person residing in the State of California,
giving his or her name, residence and business addresses, as its agent for the purpose of
service of process in any court action arising out of or based upon this Lease, and the
delivery to such agent of a copy of any process in any such action shall constitute valid
service upon Lessor. It is further expressly understood and agreed that if for any reason
service of such process up on such agent is not feasible, then in such event, Lessor may
be personally served with such process and that such service shall constitute valid service
upon Lessor. It is further expressly understood and agreed that Lessor is amenable to the
process so served, submits to the jurisdiction of the court so obtained and waives any and
all objections and protests thereto.

14.9. Entire Lease. This Lease is intended by the Parties as a final expression of
their understanding with respect to the subject matter hereof and as a complete and
exclusive statement of the terms and conditions thereof and supersedes any and all prior
and contemporaneous leases, agreements and understandings, oral or written, in
connection therewith. This Lease may be changed or modified only upon the written
consent of the Parties hereto.

14.10. Interpretation. The Parties have negotiated this lease at arms length and
have been advised by their respective attorneys, or if not represented by an attorney,
represent that they had an opportunity to be so represented and no provision contained
herein shall be construed against Lessee solely because it prepared this Lease in its
executed form.

14.11. Recording. Either Lessor or Lessee shall, upon request of the other,
execute, acknowledge, and deliver to the other a short form memorandum of this Lease
for recording purposes. The Party requesting recordation shall be responsible for
payment of any fees applicable thereto.

14.12. Consent. Whenever Lessor’s or Lessee’s consent is required under any
provision of this Lease, it shall not be unreasonably withheld, conditioned or delayed.
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14.13. Title. Lessor covenants that Lessor has good title to the Property, and the
Lessor does warrant and will defend the title thereto, and will indemnify Lessee against
any damage and expense which Lessee may suffer by reason of any lien, encumbrance,
restriction, or defect in title or description herein of the Property. If, at any time Lessor’s
title or right to receive Rent and any other sums due hereunder is disputed, Lessee may
withhold such sums thereafter accruing until Lessee is furnished satisfactory evidence as
to the Party entitled thereto.

14.14. Surrender. Lessee shall, after the last day of the term of any extension
thereof or upon any earlier termination of such term, surrender and yield up to Lessor the
Premises in good order, condition and state of repair, reasonable wear and tear and
damage by fire or other Casualty excepted. Lessee may, but shall not be required to: (a)
patch or paint any walls/surfaces; (b) remove any leasehold improvements constructed or
installed prior to or during the term of this Lease or any extension thereof; or (¢) remove
any fixtures of equipment installed prior to or during the term of this Lease or any
extension thereof, (d) implement repairs to the Premises caused by removal of same.

14.15. Notice. Except as expressly provided elsewhere in this Lease, all notices
and other communication required under this Lease shall be in writing and delivered by:
(a) Certified Mail, postage prepaid, return receipt requested, in the United States mail; or
(b) to the Party hereto to whom the same is directed at the addresses set forth in section
1.6 herein. A Party hereto may from time to time change its mailing address by written
notice to the other Party.

14.16. Authority. If Lessor is a corporation, general or limited partnership or
individual owner, each individual executing this Lease on behalf of said corporation,
partnership or individual represents and warrants that he or she is duly authorized to
execute and deliver this Lease on behalf of said corporation, in accordance with bylaws
of said corporation, or as a partner or individual is authorized to execute this Lease and
that this Lease is binding upon said corporation and/or partnership or individual.

14.17. Approval of Lessee. Anything to the contrary notwithstanding, this Lease
shall not be binding or effective until its approval by the Lessee.

14.18. Disabled Veterans. To the extent required by law, Lessor shall comply
with all Disabled Veteran Business Enterprise (DVBE) requirements including any
participation goals or good faith efforts, as the case may be, as required by Military and
Veterans Code section 999 et seq. with respect to any services, materials or supplies
provided under this Lease. If required by law, efforts to include DVBESs as part of the
services, materials or supplies under this Lease shall continue throughout the Lease term
and any extensions or renewals thereof. Lessor agrees to provide Lessee or its designees
with any requested relevant supporting documents and to maintain such documents for a
period of three (3) years after final payment under this Lease. DVBE resources can be
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found at: http://www.pd.dgs.ca.gov/dvbe/default.htm, or by calling the Office of Small
Business and DVBE Services at (916) 375-4940.

14.19. Signage.

14.19.1. Identification Signs. If not already present, Lessee may, at
Lessee’s sole expense, install identification signs (including its logo) anywhere in the
Common Areas of the Property, including the elevator lobby of the Building, subject to
the following requirements:

(a) Lessee must obtain Lessor’s prior written approval for such
signs, which Lessor may not unreasonably withhold, condition or delay; and

(b) All signs must be in keeping with the quality, design, and
style of the Building.

14.19.2. Lobby Directory. Lessee shall, at Lessee’s sole expense, provide
and maintain through the Lease term a directory in the lobby of the Building exclusively
for the names and suite numbers of tenants in the Building. At Lessee’s sole discretion,
Lessee may opt out of the directory.

14.20. No Acceleration of Rent. Lessor shall not under any circumstance have
the right to accelerate any Rent that falls due in future rental periods or otherwise declare
any Rent not then in default to be immediately due and payable.

15. Approval. This Lease shall not be binding or consummated until its approval by
the Riverside County Board of Supervisors.

[SIGNATURE PAGE TO IMMEDIATELY FOLLOW]
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IN WITNESS WHEREOQF, the Parties hereto have executed this Lease
Agreement on the day and year set forth below their respective signatures.

APPROVED AS TO FORM:
Administrative Office of the Courts,
Office of the General Counsel

by [tV (M

Name: Charles R. Martel
Title: Attorney

Date: __||- (Do)

ATTEST:
Kecia Harper-IThem
Clerk of the Board

By:

Deputy

APPROVED AS TO FORM:
Pamela J. Walls
County Counsel

By: Oithia /Lf . C‘Ju;uzc/j
Name: S/{/nthia M. Gunzel/
Title: Deputy County Counsel

Date: l3-20-1]
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JUDICIAL COUNCIL OF CALIFORNIA,
ADMINISTRATIVE OFFICE OF THE

COURTS _, '
/A

Name: Grant S. Walker
Title: Senior Manager, Business Services
Date: ( (// a2/ 1

LESSOR: COUNTY OF RIVERSIDE

By:
Name: John Tavaglione

Title: Chairman, Board of Supervisors
Date:




EXHIBIT “A-1”

FLOOR PLAN
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SITE PLAN
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EXHIBIT “B”

ASBESTOS

A. Lessee acknowledges that the receipt of the Asbestos survey conducted on
the Premises and the findings found therein, as described in Exhibit “D”. In the event
that any construction or improvements are made on the Premises, the Lessor and the
Lessee shall act in accordance with the law concerning asbestos containing construction
materials (“ACCMSs”) as defined in Title 15, sections 1601 and 2607 of the United States
Code to maintain the property in good condition and free from hazard as required by law.
An asbestos hazard will be recognized if any average concentration exceeds 0.01 fibers
longer than five microns per cubic centimeter of air measured over an eight hour period
as determined of the Transmission Electron Microscopy (TEM) method. TEM testing
will be mandatory if samples tested by the Phrase Contract Microscopy (PCM) method
indicate .1 or more fibers per cc of air.

(1)  Premises and plenums in the same HVAC zone.

(2) Common Areas which Lessee Parties and their employees or invitees
would normally/reasonably use.

(3)  Building maintenance areas, utility spaces, and elevator shafts within
or serving areas described in items 1 and 2 above.

B. In the event construction of the Building wherein Premises are located was
completed prior to 1979, the Lessor shall provide Lessee with certification that the areas
referred to above are free of asbestos hazard from ACCMs prior to the execution of this
Lease. If said Premises were constructed after 1979, Lessor shall provide Lessee with a
written statement to that effect.

C. Certification shall be in the form of an ACCM Survey and Evaluation
Reports prepared by a qualified Industrial Hygienist who shall be certified by the
American Board of Industrial Hygiene (ABIH) or an Environmental Protection Agency
(EPA) — Asbestos Hazard Emergency Response Act (AHERA) certified inspector. Said
survey shall include those areas listed in paragraph (A). Survey requirements are: visual
walk-through inspection and testing of suspected ACCMs. Bulk samples of suspected
ACCMs shall be analyzed by a laboratory Quality Assurance Program using the polarized
light microscopy (PLM) method. If friable asbestos is found or the physical condition of
suspected ACCMs, indicate possible fiber release, air sampling must be performed. If
asbestos fiber concentrations of 0.1 fibers per cc of air or greater are found, further
testing by the Transmission Electron Microscopy (TEM) method is mandatory. Said
survey and evaluation necessary, and the report shall also specify guidelines for the
implementation of any operation and maintenance plan inclusive of any required
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monitoring and testing intervals. The report is subject to review and approval by the
Lessee and the Lessor shall agree to all conditions contained herein.

D. If at any time during the term of this Lease, or during any extension or
renewal hereof, previously unidentified ACCM hazard is discovered, or airborne asbestos
fibers above the maximum allowable limits are found to be entering the Premises from
any other area within the Building or buildings in which the Premises is located, the
Lessor shall immediately, at Lessor’s sole cost and expense, control such release and
perform abatement of all hazardous ACCMs that are determined to be affecting the
Premises. '

E. Lessor shall perform asbestos notification as required by Chapter 10.4 of
the Health and Safety Code and shall guarantee that all abatement work as required under
the conditions of this Lease is performed by a licensed contractor certified by the
Contractors State License Board and registered with the Division of Occupational Safety
and Health. Lessee reserves the right to establish consultant oversight of any asbestos
related work program at its expense.

F. Additionally, Lessor shall be responsible for any and all direct or indirect
costs associated with the abatement of the above described ACCMs which include, but is
not limited to the actual costs to the Lessor for ACCMs abatement and for all required
monitoring reports before, during, and after abatement. In effect, all costs shall be borne
by the Lessor that are in any way associated with the abatement of ACCMs from the
Building including clean-up of contaminated Lessee-owned equipment, furnishings, and
materials. Copies of the air monitoring reports shall be furnished to the Lessee together
with certification by an Industrial Hygienist Consultant registered with Cal/OSHA that
the area is free of hazard from ACCMs.

G. Ifitis determined that for safety reasons Lessee’s or the Court’s employees
should be relocated at any time prior to or during the abatement of ACCMs, the Lessor
shall provide comparable accommodating space (at no cost to Lessee) throughout the
abatement process. Said determination shall be made by a qualified representative of
Cal/OSHA. The Lessor specifically agrees to pay for all costs associated with this move
or reimburse Lessee or the Court, if Lessee or the Court paid for this cost, including all
reasonable administrative costs and cost of moving or renting furniture, data processing,
and telephone equipment. However, if the asbestos has been disturbed as a result from
any new tenant improvements by Lessee (but not Lessee Improvements or Lessor’s Work
to be constructed or installed by Lessor pursuant to Exhibit C to the Lease), the losses,
damages including a replacement facility, rent abatement, alterations, administrative
costs, and moving costs, including data processing and telephone equipment shall be the
sole responsibility of the Lessee.

H. In the event, after written notice is provided by Lessee, the Lessor fails,
refuses, or neglects to diligently pursue abatement of above described asbestos hazard
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from ACCMs, Lessee may perform or cause to be performed such abatement; and, in
addition to any other remedies it may have, deduct all reasonable costs of such abatement
and all costs associated in any way with the abatement of the above described ACCMs
from the Rent that may then be or thereafter become due throughout the term of this
Lease. For this purposed and as a condition of this Lease, the Lessor shall obtain an EPA
generator number and grant license to Lessee for its use.

L. In addition to any other remedies it may have, in the event the Lessor fails
to diligently pursue abatement of asbestos hazard from ACCMs, as required under the
provisions of this Lease, Lessee may, by notice in writing, terminate this Lease. Lessor
shall be liable to Lessee for all expenses, losses and damages reasonably incurred by
Lessee as a result of such termination; including, but not limited to additional rental
necessary to pay for an available similar replacement facility over the period of what
would have been the remaining balance of the lease term plus any option periods, costs of
any necessary alterations to the replacement facility, administrative costs, and costs of
moving furniture, data processing and telephone equipment. However, if the asbestos has
been disturbed as a result from any new tenant improvements conducted by Lessee (but
not Lessee Improvements or Lessor’s Work to be constructed or installed by Lessor
pursuant to Exhibit C to the Lease), the losses, damages including a replacement facility,
rent abatement, alterations, administrative costs, and moving costs, including data
processing and telephone equipment shall be the sole responsibility of the Lessee.

J. The Lessor shall indemnify, defend, and hold Lessee Parties and their
officers and employees harmless from and against any and all losses, damages,
judgments, expense (including court costs and reasonable attorney fees), or claims
whatsoever, arising out of or in any way connected with or related to, directly or
indirectly, the presence of asbestos hazard from ACCMs within the Premises or the
Building in which the Premises are located but excluding the disturbance of ACCMs
resulting from the construction or installation of any new improvements by Lessee within
the Premises (but not Lessee Improvements or Lessor’s Work to be constructed or
installed by Lessor pursuant to Exhibit C to the Lease).

K. Lessee shall indemnify, defend, and hold Lessor Parties and their officers
and employees harmless from and against any and all losses, damages judgments,
expense (including court costs and reasonable attorney fees), or claims whatsoever,
arising out of or in any way connected with or related to, directly or indirectly, the
disturbance of ACCMs that is the result of the construction or installation of any new
improvements by the Lessee within the Premises but not Lessee Improvements or
Lessor’s Work to be constructed or installed by Lessor pursuant to Exhibit C to the
Lease.

B-3



EXHIBIT “C”
IMPROVEMENTS

Capitalized terms used, but not otherwise defined, in this Exhibit shall have meaning
ascribed to those terms in the Lease In the event of conflict between this Exhibit and the
Lease, this Exhibit shall prevail.

ARTICLE I
DEFINITIONS

1.1. Definitions. Wherever used in this Exhibit, the following terms are defined
as follows:

1.2. Applicable Laws and Restrictions means all laws (including, without
limitation, the Disability Accessibility Laws and the Prevailing Wage Law (Labor Code §
1720 et seq), building codes, ordinances, regulations, title covenants, conditions, and
restriction, and casualty underwriters requirements applicable to the Property, the
Premises, and the Improvements. Lessor acknowledges that the County Fire has legal
authority to review and approve plans and specifications with respect to the
Improvements for compliance with applicable fire and panic safety regulations (“FM
Approval”), and that the Division of State Architect has legal authority to review and
approve plans and specifications relating to the Improvements for compliance with issues
relating to access to public buildings by physically handicapped persons (“DSA
Approval”).

1.3. Architect means the architect selected by Lessor and approved by Lessee,
which approval shall not be unreasonably withheld.

1.4. Base Building shall consist of those portions of Building which are the
responsibility of Lessor and either were in existence prior to the Improvements, or will be
completed by Lessor concurrent with the construction of the Improvements. The Base
Building shall, at a minimum, include the following items:

1.4.1. Service Core.
1.4.1.1. Building stairways for exiting.

1.4.1.2. Electrical, telephone, janitorial and mechanical rooms
(with fan unit) to the extent located on each floor.

1.4.1.3. All sheetrock on core walls, perimeter walls, elevator
lobbies, perimeter columns and interior columns all clad with dry wall taped, spackled,
sanded and ready for painting.

1.4.1.4. Men's and women's washrooms on each multi-Lessee floor
in compliance with all Applicable Laws and Restrictions and finished in accordance with
the Building standard washrooms.
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1.4.1.5. Access at the core to domestic water, drainage and vent
systems.

1.4.1.6. Elevator lobbies installed and complete on multi-Lessee
floors which are partially occupied by Lessee and inclusive of the elevator lobby smoke
doors and elevator pockets for the elevator lobby smoke doors as required by Applicable
Laws and Restrictions.

1.4.2. Core doors. Building standard doors installed for stairwells,
electrical, mechanical, janitor and telephone rooms and washrooms, finished and
completed with frame, trim, hardware, locking devices where applicable and closers.

1.4.3. Exterior walls.
1.4.3.1. Curtain wall installed and sealed.

1.4.3.2. Exterior windows installed and sealed.
1.4.3.3. Drywall on all perimeter walls and core walls.

1.4.3.4. Columns and exposed service core walls to be clad with

drywall.
1.4.3.5. Building standard blinds.

1.4.3.6. Exterior window coverings.

1.4.4. Floors. Smooth and level (in accordance with industry standards)
concrete floors with troweled finish and ready to receive carpeting.

1.4.5. Heating. Ventilation and Air-Conditioning (“HVAC™).

1.4.5.1. HVAC fan unit connected to chilled water risers and
complete and fully installed to service the core area on all floors.

1.4.5.2. Main air distribution system with main cold air loop from
the mechanical equipment room around the Building core.

1.4.6. Lighting. Installed and operating in the Premises and all stairwells,
elevators, lobbies, mechanical rooms, utility rooms, janitorial rooms, washrooms, and all
other areas where lighting is normally provided in the Property.

1.4.7. Electrical/Power.

1.4.7.1. Electrical closets with power terminated in two electrical
panels per floor, one for power and one for lighting, each of 200 amps with capacity for
40 circuit breakers.

1.4.7.2. Electrical service, at an acceptable wattage for Lessee’s
intended use, per Applicable Laws and Regulations, stubbed to the Premises.

1.4.8. Life Safety.

1.4.8.1. Lessor shall install, or has installed, life safety systems to
the extent required by the Applicable Laws and Restrictions for shell and core
construction. All required panels, relays, etc. shall be in place ready for Lessee’s hook-
up.
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1.4.8.2. The Base Building portion of the cost of installing a fire
alarm system in accordance with the Applicable Laws and Restrictions shall be that
portion of the cost that would have been incurred had Lessor installed a fire alarm
system for the Building and Premises sufficient for minimum coverage for unimproved
space in accordance with the Applicable Laws and Restrictions, including main loop
connected to core with temporary construction heads installed per the Applicable Laws
and Restrictions.

1.4.8.3. Fire hose and fire extinguisher cabinets installed at each
stairwell or as required by the Applicable Laws and Restrictions for shell and core
construction.

1.4.8.4. Exit signs at all stairwells.

1.4.8.5. Smoke detectors in all elevator lobbies on all multi-Lessee
floors which are partially occupied by Lessee.

1.4.8.6. Fire extinguishers as required by the Applicable Laws and
Restrictions for shell and core construction.

1.4.8.7. Fire horns, exit signs and communication systems installed
as required by the Applicable Laws and Restrictions for shell and core construction.

1.4.8.8. Electric hold-opens installed for all smoke doors at
elevator lobbies.

1.4.8.9. Communication System. Sleeves in core telephone rooms
for Lessee’s telephone access.

1.4.8.10. Other Improvements.

1.4.8.11. Any improvements to the Building required by the
Applicable Laws and Restrictions (including fire, life and safety improvements) as a
prerequisite or condition to obtaining approval for the Improvements.

1.5. Construction Costs means all costs incurred to complete the
Improvements, including, the following, to the extent that they relate to the
Improvements:

a. Payments to Contractors for labor, material, equipment, and fixtures
supplied pursuant to any construction contract entered into in accordance with this
Exhibit;

b. Fees paid to Designers for services required by this Exhibit;

c. Taxes, fees, charges, and levies by governmental and quasi-
governmental agencies for Permits or for inspections of the work;

d. Utilities incurred in the course of the construction of the Lessee
Improvements; and

e. Premiums for bonds, builder’s risk insurance and other insurance
required by this Exhibit.

In no event, however, shall Construction Costs include:
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(i)  The cost of work which was performed prior to the execution
of the Lease or which is not authorized by the Contract Documents;

(i)  The cost of constructing Lessor’s Work including any costs
for the Base Building;

(ili) The cost of bringing the existing improvements into
compliance with Applicable Laws and Restrictions, including, without limitation,
Disability Access Laws and applicable environmental laws;

(iv)  Costs resulting from any default by Lessor or its obligations
under this Exhibit;

(v)  Costs resulting from any default by any Architect or
Contractor;

(vi)  Costs that are recovered or are reasonably recoverable from a
third party (e.g., insurers, warrantors, or tortfeasors); and

(vii) Any costs incurred for the construction of Lessor’s Work.

(viii) Any costs or fees for the management and/or administration
of the construction work.

1.6. Construction Documents means:
a. The Final Plans;
b. Bid Packages;
c. Construction contract;
d. Material supply agreement;
€. Architect’s agreement.

1.7. Construction Schedule means the schedule for commencement,
prosecution, and Substantial Completion of all Improvements, which is attached to this
Exhibit as Exhibit “C-2” and incorporated into this Exhibit by this reference.

1.8. Contractor means the General Contractor and all other general contractors,
design-build contractors, subcontractors, and material suppliers who provide labor and
materials for construction of the Improvements. To the extent required by Applicable
Laws and Restrictions, each Contractor (including the General Contractor) shall be
appropriately licensed by the State of California for the applicable work being performed
by that Contractor/General Contractor and in good professional standing.

1.9. - Cost Estimate means the estimated total Construction Costs of the
Improvements prepared by the Lessor based on the Contractors’ bid(s) for the
construction of the Improvements, and which is approved by Lessee in accordance with
this Exhibit. Cost Estimate shall exclude any costs associated with Lessor’s Work. A
copy of the Cost Estimate is attached to this Exhibit as Exhibit “C-4” and incorporated
into this Exhibit by this reference.

1.10. Design Schedule means the schedule for preparation, approval, disapproval
modification, and completion of the Final Plans and other Construction Documents and
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for obtaining Permits required for the Improvements, which is attached to this Exhibit as
Exhibit “C-1" and incorporated into this Exhibit by this reference.

1.11. Designers means the Architect and all other Architects, structural
engineers, mechanical engineers, and the other design professionals that are needed to
design the Improvements, each of whom shall be duly licensed by the State of California
and in good professional standing.

1.12. Final Plans are those working drawings, plans, specifications, elevations,
lighting design, and interior finish design prepared by the Designers for the
Improvements and approved by the parties in accordance with this Exhibit.

1.13. General Contractor means the general contractor selected by Lessor in
accordance with section 4.1 of this Exhibit and approved by Lessee, which approval shall
not be unreasonably withheld.

1.14. Reserved.
1.15. Improvements mean Lessor’s Work and Lessee Improvements.
1.16. Lessee means Lessee, as defined in the Lease.

1.17. Lessee Delay means any actual delay in the Substantial Completion of the
Improvements as a consequence of:

a. Lessee’s failure to fulfill its obligation as set forth in the Design
Schedule, the Construction Schedule, or this Exhibit which is not cured within ten (10)
days following written notice to Lessee of the default.

b. Change Orders requested by Lessee: provided the delay will not
exceed the amount of delay specified in the Change Order;

C. A willful or negligent act or omission of Lessee or Lessee’s
Representative, Lessee’s Contractors, and/or Lessee’s agents, or employees that interferes
with the progress of the work and which is not remedied within seventy-two (72) hours
after delivery of notice from Lessor’s Representative to Lessee’s Representative of the
interference.

1.18. Lessee Improvements mean the improvements, modifications, and
alteration of the Premises (other than Lessor’s Work) to be constructed in or about the
Premises in accordance with this Exhibit.

1.19. Lessee’s Design Requirements means those design specifications located
at
http://www.courtinfo.ca.gov/programs/occm/documents/06 April Facilities Standards-
Final-Online.pdf.

1.20. Lessee’s Representative means Gary Swanson, or such other person as
Lessee shall designate in writing to Lessor as its authorized representative for the
purposes of administering this Exhibit.

1.21. Lessee’s Work means the installment of certain equipment, including, but
not limited to, modular systems furniture, and telecommunications cabling and equipment
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prior to the Substantial Completion of the Improvements to the extent that these items are
not included in the Lessee Improvements.

1.22. Lessor means Lessor, as defined in the Lease.

1.23. Lessor’s Representative means the Assistant County Executive
Officer/EDA or such other person as Lessor shall designate in writing to Lessee as its
authorized representative for the purposes of administering this Exhibit. Lessor’s
Representative shall have no right to modify any term or condition of this Exhibit or the
Lease.

1.24. Lessor’s Work includes any portion of the Base Building which was not
completed prior to construction of the Lessee Improvements which must be completed by
the Delivery Date.

1.25. “Owner” means Lessor, as defined in the Lease.

1.26. Permits mean the permits, approvals, and consents of governmental
authorities and third parties that have jurisdiction over the Improvement which are
required for commencement and completion of the Improvements, including, without
limitation, the following:

a. CEQA review;
b. architectural review board approval;

zoning administrator approval

S

planning commission approval;
city or county approval
grading permit;

shell permit;

5w oo

interior improvement permit; and

[
.

CC&R architectural review approval.
j- FM County Fire Marshall Approval
k. DSA Approval
1. AOC’s inspection and approval
1.27. Punch list is defined in section 5.2 of this Exhibit.

1.28. Scheduled Substantial Completion Date means the scheduled date for
Substantial Completion of the Improvements as specified in the Construction Schedule,
as the same may be modified pursuant to section 3.5 of this Exhibit.

1.29. Substantial Completion or Substantially Completed is defined in section
5.1 of this Exhibit. The Substantial Completion Date is the date the Improvements are
substantially completed.



ARTICLE 11
DESIGNATION OF REPRESENTATIVES

Lessor and Lessee respectively appoint Lessor’s Representative and Lessee’s
Representative as their sole representatives for the purposes of administering the work in
this Exhibit. Until replaced upon written notice, Lessor’s Representative and Lessee’s
Representative will have the full authority and responsibility to act on behalf of Lessor
and Lessee, respectively, as required in this Exhibit, but shall have no right to modify this
Exhibit or the Lease, or to waive any material right of his or her principal under this
Exhibit.

ARTICLE III
CONTRACT DOCUMENTS AND PERMITS

3.1. Retention of Architect. Lessor shall retain the Architect to prepare the
plans and specifications for the Improvements. All architectural fee proposals and scope
of work to be reviewed and approved by Lessee before executed contracts are issued and
delivered.

3.2. Preparation and Approval of Final Plans. Lessor shall direct the
Architect to seek design input from Lessee with respect to the proposed Lessee
Improvements. Lessor shall cause the Architect to prepare: (1) proposed Final Plans,
which conform to the Applicable Law and Restrictions; Lessee’s Design Requirements;
and Lessee’s design input, (2) a preliminary Cost Estimate, and (3) any adjustments to the
Construction Schedule occasioned by the Final Plans, on or before the last date specified
in the Design Schedule for completion of such items. Notwithstanding that the Cost
Estimate excludes any costs associated with Lessor’s Work, if any portion of the
Improvements includes Lessor’s Work, the Cost Estimate shall include, as an Exhibit for
informational purposes only, an itemization of the costs associated with Lessor’s Work.

Lessor and Lessee shall review the schematic design, design development and
Final Plans, the Cost Estimate, and any revision to the Construction Schedule, and deliver
to the other party and to the Architect, said party’s written approval or disapproval of the
same within the time limits stated in the Design Schedule. If either party disapproves in
any respect the Final Plans, the Cost Estimate and any modifications to the Construction
Schedule, the parties shall confer and negotiate in good faith to reach written agreement
on such item(s), using all reasonable efforts to achieve final agreement on such item(s) by
the last date for agreement specified in the Design Schedule. Both parties shall initial
each page of the approved Plans, the Cost Estimate, and the Construction Schedule.
Lessee’s approval of the Final Plans shall not be interpreted or construed as a warranty of
the Final Plans for any purpose including without limitation the constructability of the
Improvements. For purposes of this section 3.2, the term “Plans” shall be defined as
including schematic design, design development, the construction documentation
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(understood as the construction plans submitted to obtain Permits and then used for
bidding the Project), and the Final Plans.

3.3. Standards for Consent:

a. By Lessor. Lessor shall not unreasonably withhold its approval to
any element of the Final Plans, unless it adversely affects the building structure, roof, or
is visible from the exterior portions of the Property.

b. By Lessee. Lessee shall not unreasonably withhold its approval to
any element of the Final Plans, unless the element 1) does not conform to the approved
Lessee’s Design Requirements; or 2) delays the Scheduled Substantial Completion Date
pursuant to the Construction Schedule, or makes the Lessee Improvements unsuitable for
the conduct of Lessee’s business or the costs exceed $415,000, provided that excess costs
are not due to request of additional improvements by Lessee.

3.4. Application for Approvals. When Lessor and Lessee approve the Final
Plans, Lessor shall submit them to all appropriate governmental agencies and third parties
for issuance of the Permits required for the construction of the Improvements and
occupancy by Lessee of the Improvements for its intended use. Lessor shall use all
reasonable efforts to obtain the Permits within the time permitted by the Design
Schedule. Lessor shall not be responsible for any delay or denial of a Permit that is
beyond its reasonable control.

3.5. Changes to Construction Documents. After agreed upon by the parties in
accordance with the foregoing, the Final Plans, Cost Estimate, Construction Schedule,
and any other Construction Documents relating to the same may be modified only by a
written “Change Order” executed by Lessor and Lessee, which clearly describes (a) the
change, (b) the party required to perform the change, and (c) any modifications of the
Final Plans, Cost Estimate, Construction Schedule, and other Construction Documents
necessitated by the Change Order. Neither Lessor or Lessee shall unreasonably withhold
or delay its approval of any change (whether requested by a party or required by an
Applicable Law or Restriction), provided however that either party may withhold its
approval of any change that could have been disapproved in the party’s sole discretion
pursuant to section 3.3 of this Exhibit.

ARTICLE IV
PERFORMANCE OF THE WORK

4.1. Selection of General Contractor. When the parties have approved the
Final Plans and Lessor has obtained the Permits required for construction of the
Improvements, Lessor shall select the General Contractor by preparing and circulating an
appropriate bid package for bidding by at least three (3) prospective Contractors. When
the itemized bids are received and approved by Lessor and Lessee, Lessor shall either (1)
enter into a construction contract with one of the prospective Contractors who submits
one of the two lowest bids for the construction of the Lessee Improvements with the
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consent of Lessee which consent Lessee shall not unreasonably withhold; or (2) Lessor
may do the work itself or with one of Lessor’s subsidiaries (as long as the party
performing the work is properly licensed by the State of California to perform the
construction work necessary to complete the Lessee Improvements) if (a) Lessor matches
the lowest bid submitted by the prospective Contractors and (b) Lessee consents to
Lessor or its subsidiary to performing the construction of the Lessee Improvements which
consent Lessee shall not unreasonably withhold.

4.2. Commencement and Completion of Improvements. When all Permits
for construction of the Improvements have been obtained and Lessor and General
Contractor have entered into a construction contract in accordance with section 4.1 of this
Exhibit, Lessor shall cause the General Contractor to commence and to thereafter
diligently prosecute the construction of the Improvements in accordance with the Permits
and the Construction Documents, so that the Improvements will be Substantially
Completed on or before the Scheduled Substantial Completion Date.

43. Lessee’s Entry. Lessor shall notify Lessee when the work has proceeded
to the point where it is possible for Lessee to install Lessee’s Work, whereupon Lessor
shall permit Lessee’s contractors to enter into the Premises for the purpose of conducting
Lessee’s Work. Lessee and Lessor shall cooperate in good faith to schedule, coordinate,
and perform their respective construction activities in an orderly manner and Lessee shall
comply, and shall cause its contractors to comply, with all reasonable rules and
regulations promulgated by Lessor for the performance of Lessee’s Work in the
Premises. In addition to its other rights and remedies, Lessor shall have the right to
suspend any Lessee’s Work that interferes with or delays other construction, or detracts
from harmonious labor relations if Lessee fails to correct such interference within
seventy-two (72) hours following written notice to Lessee, provided that Lessor had
made all reasonable accommodations in the conduct of its work to eliminate such
interference.

4.4. Standards for Performance of the Work. Lessor shall cause the
Improvements to be constructed by well-trained, adequately supervised workers, in a
good and workmanlike manner, free from design, material and workmanship defects in
accordance with all the Construction Documents and all Applicable Laws and
Restrictions. Notwithstanding anything to the contrary in the Lease or this Exhibit,
Lessee’s acceptance of the Final Plans and/or acceptance of possession of the
Improvements shall not waive this warranty, and Lessor shall promptly remedy all
violations of the warranty and its sole cost and expense.

ARTICLE V
COMPLETION OF THE WORK

5.1. Substantial Completion. The Improvements shall be deemed
“Substantially Complete” when (a) construction of the Improvements has been
substantially completed in accordance with the Final Plans, the Permits, and the
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Applicable Laws and Restrictions; (b) the Architect has certified that the Improvements
have been constructed in accordance with the Final Plans; (c) there is no incomplete or
defective work that unreasonably interferes with Lessee’s use of the Premises; (d) all
necessary government approvals for legal occupancy of the Improvements have been
obtained (including, if applicable, a Certificate of Occupancy); (e) all utilities are hooked
up and available for use by Lessee in the Premises and (f) Lessee has acknowledged in
writing that the Improvements are Substantially Completed. The “Substantial
Completion Date” shall not occur until the Improvements are Substantially Completed.
Lessee Improvements shall not be considered Substantially Completed unless Lessor’s
Work is also Substantially Completed.

5.2. Inspection and Punch list. Lessee’s Representative and Designers shall
have the right to enter the Premises and the Property at all reasonable times for the
purpose of inspecting all progress of construction of the Improvements. Lessor shall
notify Lessee’s Representative when the Improvements are Substantially Completed. On
receipt of such notice, Lessee’s Representative, Lessor’s Representative, and the
Architect shall immediately inspect the Improvements and prepare a written list of any
items that are defective, incomplete, or do not conform to the Final Plans or the Permits
and Applicable Laws and Restrictions (“Punch list”). Lessee may augment the Punch list
at any time on or before thirty (30) days following the Substantial Completion Date.
Lessee’s failure to specify any item on the Punch list, however, shall not waive Lessor’s
obligation to construct the Improvements in accordance with this Exhibit. Lessor shall
cause all Punch list items to be remedied within (45) days after the Substantial
Completion Date.

5.3. Delay in Substantial Completion. If the Substantial Completion of the
Improvements is delayed as a consequence of a Lessee Delay, then the Substantial
Completion Date and the date for commencement of Rent under the Lease shall be
advanced in time by the number of days that the Substantial Completion of the
Improvements is actually delayed as a consequence of the Lessee Delay. Lessor shall
have no liability for any delay of Substantial Completion Date beyond the Scheduled
Substantial Completion Date caused by a Force Majeure Delay, except as follows:

a. Rent shall not begin to accrue under the Lease until the Substantial
Completion Date;

b. Notwithstanding anything to the contrary, Lessee reserves the right
to terminate the Lease in accordance with Article VIII of this Exhibit.

d. If either party is delayed or prevented from the performance of any
act required under this Exhibit by reason of acts of God, strikes, lockouts, fires or
explosions, failure of a governmental entity to timely issue permits as long as Lessor’s
submittals to that governmental entity for such permits are complete and accurate, or
restrictive governmental laws or regulations which is without fault and beyond the
control of the party obligated, any period of time in which the party is obligated to
perform this act shall be extended for a reasonable period equivalent to the period of
delay (“Force Majeure Delay”). Notwithstanding anything to the contrary, any Force
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Majeure Delay shall not act to terminate any Rent abatement during such delay and
Lessee shall be entitled to abate Rent during any Force Majeure Delay.

5.4. Notice of Completion; Copy of Record Set of Plans. Within ten (10)
business days after acceptance of improvements by the Riverside County Board of
Supervisors following completion of construction of the Improvements, Lessor shall
cause a statutory Notice of Completion to be recorded in the office of the County
Recorder for the county in which the Property is located in accordance with section 3093
of the Civil Code of the State of California or any successor statute, and shall furnish a
copy thereof to Lessee upon such recordation. At the conclusion of construction, (i)
Lessor shall cause the Architect (A) to update the Final Plans as necessary to reflect all
changes made to the Final Plans during the course of construction, (B) to certify to the
best of the Architect’s knowledge that the “record-set” of as-built drawings are true and
correct, which certification shall survive the expiration or termination of this Lease, and
(C) to deliver to Lessee two (2) sets of copies of such record set of drawings within
ninety (90) days following issuance of a certificate of occupancy for the Premises.

ARTICLE VI
PAYMENT OF CONSTRUCTION COSTS

6.1. Duty to Pay Construction Costs. The cost for completion of the
Improvements shall be paid by Lessor and Lessee as follows: (a) subject to section 6.3
below, Lessee shall pay $415,000 towards the Construction Costs of the Lessee
Improvements; (b) Lessor shall pay the balance of all other the Construction Costs of the
Lessee Improvements; (c) Lessor shall pay all other costs incurred by Lessor in
performing its obligations under this Exhibit, including, without limitation, all costs
associated with completing Lessor’s Work; and (d) Lessee shall pay all costs of
completing the Lessee’s Work.

6.2. Lessee’s Contribution Limited by Cost Estimate. Notwithstanding
anything to the contrary set forth above, the costs reimbursable by Lessee to Lessor for
completion of the Lessee Improvements shall not exceed $415,000. Any costs beyond
the amount calculated pursuant to this section shall be the responsibility of Lessor, unless
the additional costs were the result of additions to the scope of work requested by Lessee.

6.3. Method for Payment of Construction Costs. Any Construction Costs
which Lessee is required to pay to Lessor pursuant to sections 6.1 and 6.2 of this Exhibit
shall be paid to Lessor following Substantial Completion and Lessee sign-off on
completion of all Punch List items, in one (1) lump sum within sixty (60) days following
Lessee’s receipt of certificate of occupancy, and written AIA form invoice approved in
advance by Lessee’s Representative.

AOC’s Request for Payment form and invoice to be submitted to:
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Administrative Office of the Courts

Office of Court Construction and Management
Attn: Gary Swanson

2255 North Ontario Street

Suite 200

Burbank, CA 91504-3188

Telephone: (818) 558-3123

Fax: (818) 558-3114

6.4. Reserved.

6.5. Notice of Non-Responsibility. Lessor shall provide Lessee with at least
ten (10) days’ prior written notice of the date for commencement of construction of the
Improvements, in order to permit Lessee to post, file, and record such Notices of Non-
Responsibility and other instruments as may be necessary to protect Lessee and its
property from claims by Contractors for Construction Costs that are to be paid by Lessor
pursuant to this Exhibit.

ARTICLE VII
RISK OF LOSS

If the Property or any portion of the Improvements are damaged or destroyed prior
to the Substantial Completion Date, the parties shall have the following rights to
terminate:

a. Lessee may terminate the portion of the Lease applicable to the
Premises, if the Building cannot be restored and the Improvements Substantially
Completed prior to thirty (30) days after the Scheduled Substantial Completion Date.

If the Property or the Improvements are damaged or destroyed prior to the
Substantial Completion Date and the portion of the Lease applicable to the Premises is
not terminated pursuant to this section, Lessor shall promptly and diligently cause the
General Contractor to restore the Property and complete the construction of the
Improvements.

ARTICLE VIII
LESSEE’S RIGHT TO TERMINATE

In addition to its other rights and remedies on account of Lessor’s default, if
Lessor fails to Substantially Complete the Improvements on or before thirty (30) days
after the Scheduled Completion Date (as the same may be adjusted for Lessee Delay in
accordance with this Exhibit), then following the end of that thirty (30) day period,
Lessee may, at its option, terminate the Lease upon the giving of ten (10) days written
notice by Lessee to Lessor in which event the parties shall be discharged from all
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obligations under the Lease including this Exhibit “C”, provided further, however, that if
such written notice of Lessee is not received by Lessor within said ten (10) day period,
Lessee's right to cancel the Lease hereunder shall terminate and be of no further force or
effect.

ARTICLE IX
PREVAILING WAGES

For those projects which are “public works” pursuant to Labor Code § 1720.2, the
following applies:

a. Lessor shall require that Contractor shall comply with prevailing wage
requirements and be subject to restrictions and penalties in accordance with § 1770 et
seq. of the Labor Code which requires prevailing wages be paid to appropriate work
classifications in all bid specifications and subcontracts.

b. Lessor  shall require that Contractor shall furnish  all
subcontractors/employees a copy of the Department of Industrial Relations prevailing
wage rates at which Lessor will post at the job site. All prevailing wages shall be
obtained by the Lessor/Contractor from:

Department of Industrial Relations
Division of Labor Statistics and Research
455 Golden Gate Avenue, 8th Floor

San Francisco, CA 94102

@k Lessor shall require that Contractor shall comply with the payroll record
keeping and availability requirement of § 1776 of the Labor Code.

d. Lessor shall require that Contractor shall make travel and subsistence
payments to workers needed for performance of work in accordance with § 1773.8 of the
Labor Code.

€. Prior to commencement of work, Lessor shall require that Contractor shall
contact the Division of Apprenticeship Standards and comply with § 1777.5, § 1777.6,
and § 1777.7 of the Labor Code and applicable regulations.

ARTICLE X
INSURANCE

Lessor shall require that the General Contractor obtain general liability insurance
in the same amount and for the same coverage as Lessor is required to obtain pursuant to
section 8 of the Lease, as amended. In addition, Lessor shall require the General
Contractor to obtain automobile insurance in the amount of one million dollars

C-13



($1,000,000.00). Prior to commencement of the Improvements, Lessor shall obtain
certificates of insurance from the General Contractor for the required insurance which
shall name Lessee and Lessor as additional insured’s subject to the same cancellation
policies set forth in section 8 of the Lease, as amended, for Lessor’s insurance.
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EXHIBIT “C-1”

DESIGN SCHEDULE

SCHEDULED
DUE DATE

1. The Final Plans and preliminary Cost Estimate are completed. | January 30, 2012

2. Approval of the Final Plans and Cost Estimate, by both February 10, 2012
parties.

3. Necessary Permits obtained for construction of the May 4, 2012

Improvements.
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EXHIBIT “C-2”

CONSTRUCTION SCHEDULE

SCHEDULED
DUE DATE
1. Execution of Construction Contract with General Contractor | May 4, 2012
2. Commencement of Construction Work May 4, 2012

4. Scheduled Substantial Completion Date

August 3, 2012
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EXHIBIT “C-3”

DESIGN SPECIFICATIONS

C-3-1



EXHIBIT “C-4”

COST ESTIMATE
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Project Name: County Location:
Law Library 3535 10th Street
Project Number: ) _
20100016 Revised 5/25/2011 Figures in
A B T D this cglumn
p - combines A,
O;g:::l ce::::;te Currfent Revised | Breakout Cost | Breakout Cost |C&Dfora
Items 27122110 Estimate from added by added by DSA |revised
. County 5/25/11 | County 10/13/10 10/13/10 Budget Est.
(prior to DSA)
1. |—Design:
a. Design & Construction Draftsman $10,800 $25,000 $14,200 $26,0004
b. Architect Reimbursables $2,000 $2,000
c. MEP $10,000 $10,000
d. Specialty Consultants $9,475 $9,475
e, Civil/Survey $0
f. Soils Engineering $0
Subtotal $20,275 $46,475 $26,200 $26,000 $72,475
2. Specialty Inspections and Testing:
g. Soils Testing $0
h. Material Testing $0
i. Testing, other $0
j. Inspection $0 $8,000 $8,000
Subtotal $0 $8,000 $8,000 $8,000
3. _|Construction: e L) B -, 1<
k. ADA restroom upgrade $25,000 $25,000 $12,500]
. Elevator modernization $0 $150,000 ' $150,000I
m. Lobby upgrade $0 $11,000 $11,000
n. ADA path of travel (Courts) $0 $18,900 $18,900
o. Fire Alarm (Courts) $43,410 $95,000 $47,500
p. Environmental Abatement DEMO $51,200 $51,200
q. General Construction $112,428 $113,000 $572
r. Flooring $42,802 $42,802
s. Painting $43,830 $43,830
1. Fire Alarm electrical $15,000 $0
u. RCIT $98,978 $98,978
2 Contingency (10% of k-u) $0 $64,971 $64,971
i i Subtotal $432,648 $714,681 $65,543 $239,900 $738,001
B e i S A ey e R L B i ]
v Project Management (PMO ONLY) ' $15,000 $49,950 $34,950
w. Estimaling
X Custodial seal & polish VCT $0
y Facility Mgmt Maintenance Assistance $0 $10,000 $10,000
' Subtotal $15000  $59,950] $44950, _' $59,950
aa. | Moving - $0j’
ab. Signage $0
ac. Materials $0

ad | Project Contingency J S0, sgndl . sl _so $83,011

PROJECT TOTAL BUDGET: $467,923 $913017 $144,693 $265,900 4
New Total Project Total
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EXHIBIT “D”

~9
R

FRACIENT SWFONMIENTL, INC.

CONFIDENTIAL AND PRIV

For ibe property Ineated att

3538 10" Stroct
i 2 und 3"1 Floor
Ivarslde, Califorais

Prepared for

Mr. Rizaldy 7. Baluyal
County of Riverside MDA
Design end Consuuetinn Division
3403 Tenoth Streat Suile 400

Prepared by:
Amblent Environmental Tug,
144i¢ Sixth Strect
Norco, Califarnia 92860

Maroh 28, 2010

/i'},i Bect #10°)220

Ambient Environmupd]
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EXECUTIVE SUMMARY

SURVLEY PROCHDURLES

BIULK SAMPLING PROCEDURES

POSIITYE ASBESTOS SAMPLE RESULTS AND LOCATIONS
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RECOMMENDATIONS

APPTNDIX A CHAIN OF CUSTODY AND BULK SAMPLE LOG
APPINDIXN D LADORATORY CERTIFICATES OF ANALYSIS
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LOEXECUTIVE SUMMARY

Agrhient Exvisornenisl Ine. was retnined by the County of Riverside to conduvt o Briied
nsbeatos survey for the proparty tocated mee 3935 10% Straet 2™ and 3% Plocrs in Riverside,
Califtrnia,

The sarvey wis conducled on March 13, 2010 by Mr. Cullen Johnson & California Leriified
Sabeatos Congiltont and a Lniled Sfeies Bnvironmendal Protection Agency {USEPA) oertifiad
building inspectoT for Asbestos-Containioy Building Matecals (ACHM]),

"Tlie purpose of thie ashestos survey way 10 locats and identify accessible friabie and non-frisble
sugpeet asbestos-conluining maerials, Quon o wisua) inspection was pertbrmed, (eprasentative
bulk sumpley were oblaived from eash bamogeneous materinl. The sample location, material
type, friahility und condition of mutedisl were dotumented.,

Asbegtas bulk sampling was ebidned in nocordence with the USEPA established guidelines
document, “Cuidonee for Conteoling Asbestos-Coutaining Muterials in Buildings” {USEPA
SE005-R5-024, 1985) and TUSEPA 40 OFR Pari 763 " Ashestos-Containing Materizls in Schools,
Fingl Rule” (AHERA). Each bulle sample was analyzed for ashestos contont by Potarized Light
Migosoapy (PLM), A total of 15 bulk samples were obtained for the subject property amd
submitted fo Forensic Analytical Laboratories for analysis.

The property swoer provided keys and pocess tothe propecty,

A wreas of (e buildisg lnterior/exterior and roof were visnally juspected,  Ashestos-conteining
building maierals, not identifled in this report, mey be present within bidden andior concealnd
areas of the bullding,

Laborstory analysis revesbed detecable levels of asbestos in 3 (ppey of matedeale:

1. Brywalliloint Compsmd

2, Carpet Mastic

3, Ploor Tile Wi Axsguiated Mastlc

Locatioss sad eonditions of the msteeials assoseed and samypied sen be found in the Materal
Toyentory {Taklas).
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140 SURVEY PROCEDURES

Ambient Savlroumental Tne. condisted o limlied asbesley survey Tor Do property Tocaded £

%535 10" Berect 2" aed 3 Floors in Riverside, California. All uceessible nreus of the hoilding

ingarior were surveved for ashestos, Inbrusive secmpling of arens whish would heve requirsd

demalirion andfor damage to building esmponents finiskes such a8 zeed suelosiress dam oalos,

Joor coveriegs, celling Hils, praket puretied, ste, wens net sampled, Asbestos-containing building

wiateeials uot identified in this 1epox, ey be presort withio hidden er conteslsd aress of the
brailiding,

Ashestos-conlaining materal identiBestion was perfunmed by antering each functonal spaee aud
wssesulng 2l sirochwal/mechonionl egropuaents snd architectrsl fnishes. The poysicst
vanditions, {riahilily, aceessibility, dctivity apd damage of suspect ACEM was &lso assessad &nd
doemmernied.

Foc suporiing purposes, spass degignations were sssignsd csch functicval spsse withiu the
fecitities using the pro-existing dosignation ox docrs or as indicated on te fleor plans. Where
rieither was svallahle, {he space wes labolod by the inspeetor aod so indicated in this repor. The
Tollowing pracedures wers profiomed:

1. A vigusd sssessment to idensfy tho lucative wnd fype of finblomon-frinble
asbpstos confaining hutlding materials.

2. Obtain tepresentative bulk samples from suspect Asbestos-contatning huilding
materials,

a, Seeples were eralyzed by an jndependens; socredited lnbormtory for the prasesee
af ashestos by PLI fesiing methods.

5 Peegenl all muvey tesults in oa wolien repert including reonmmuondation,
lncatioms and Inbaratory raaults.

All fudings, recommesdetions, sud applytical dais pregended in thiy report ure based on the
infbrmistion (awessment und sempling dota) ubisdned hy ot ingpector during the swrvey.
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34 WULE SAMPLING PROCEDURES

Tach suspeet ibestoscentalning boilfing walerel idemifled dusiag the wisual spvey, wes
ramrpled it aceprdanee with sempling guicelices esiublished hy e TIBE2A. The followiog
T mnrized 1B simpling prousdurtes ulilized,

1. Peilding materials were  eatoporized imio  homogeucows msterisla, A
homogsmecus malerink i3 defined @ being vaiform In fextum, colos, aod dete of
uppfication.

*a

A sampling scheme wes developad based upon the lomstion sl quandtes of the
warions hnmegereous wiiterials,

[y

Bulk samples wore collecied by cxuscing 2 represcatefive secticm pd each
spfected birilding materied, placing the scleeted budlding mmtertal indo & ssimpliog
coatalner and sssigning @ unigue sampks cumber do each suogle. The sxmples
wore then placed into o soefed shipping coatainer for delivery to an acoredited
Labwrrsiory for analyris by FEML

4. Parsnnnel perlormed propse decontamizudon procedures o prevent the sproed of
seenndary comlemination.

i Fach tulk semple wan meorded on o hotk semple log and possession of the
samples vas iraeked by a chofn of rustady reeord.

The mepored idboesiney resolts in this report we & visuel estimate by wes of usbestos
concenlration.  Results fur heteropeneons sariples sxamined by eompooent are sepatbed us o
ceonpreivs, The Jovesr 1t of mllable derecdos for this method is 1%, Samalss, which conlain
wore than 1% #sbestos, are toported ik 5% rapges. Hamoles, which cooteln asbestos in a
conpenization lowar than he limit of relinble dolection (<194} are "Erace.™

All bulk samples vare mpalyzed by PLM in sccordance with the "ioterim Methed for the
Determinetion of Asbestos in Bulk Ensulation Smnplvs BPA - SE0MA4-82-020" dubed Decemiber
1982 snd pdogted by the Nedenol Valuntery Lobomatary Acoredltetion Program (NVLAR) Tille
15, part 7 of the Cpde of Federst Rewster sz affifaied with e Matiosal Institate fin Standends
and Tesing (NIST).

Fificen buik samples wers obtained froam the subjedd property wl eoalyzed [be msbeslos conlen:
Ty Forensic Asalytical of Ranchn Domingues, Celitoraie. Foreasic Analytiog] o wooresdited by
the Ametfenn ledusidal Hygiene Adgsaciadlon (ATHAY Natioadl Volwndary  Teineritory
Acoreditetion Pregram (NVLAR), MWatdoont Institate of Siandards mnd Testig (NT8TH and 5 8
suceassful participant in {he Praficleney Acelytival Testing Progrum (FAT).
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44 POSTTIVE ASRESTOS SAMPLE RESULTS AND LOCATIONS

T Mieral :w; b Gamet Teattha ol Muelel e | Tamipe
AN

Bralloe 8 Cemigeinil 127 Tewet Chissolle Tl WAl Ng_ | Fe

Copocntats___ | 14,9 NGy | UedeBupes | Mo | o |

| Flone Tile Wi Assitiod it | 1 Slnealls Ho e




3.5 NEGATIVE ASHESTOS SAMPLE REBITLTS AND LOCATHONS

stei] Sipz sie Teetile af Apiarkd TN
Numher
I ailing Tries 4,3,8 Treoughout w
Zaschoard WY Acxuciinl Masti 2] Tiruw ghov] No
Tetws B TR i

D-7




6.8 HAZARDOUS ASSESSMENTS 3 (ACM) MATERIALS

Muleeiel Loeman. Bt
Dy RiTuinl Competni ator Wite: Gwod.

[E=r A Uler Coeppel T R
FlearTde Wi Assolated Muslla Sl Good

Good - Materal shows little or na damige and reguires no remedial zction

Moderate - Maleria] 15 somewhal damaged and is in need of minor rapairs.
Significantly Dumaged - Material is in need of immediate remedial action,



T RECOMMENDATIONS

It iy Ambient Environmenta], Inc's. profeszional opisicn that ali Ashestos-Containing Building
Materials (ACBM) can be maneged in place. 1f the A.CPHM™s acs tn mmain et the faslity, then sn
Ashestos Mansgement Program should be implemented. Nuitficetion cequirenents in (AB3IT13,
AB1564) and posting requirements In ocoutéancs with Preposifion 63 showld slso be
Implemented and maintainad,

hinintennnce, construction and repair peramne should be made awnrs of the presenes of ACBM
and Instrueted net to gt andfor damage the ACBM, Current foderal apd state repulatinn
requive any repuir, renovalion md'or demolition of any ACEM shell be condnsted saly by
wiortkees anlfor contractisres who have been propacly tmined ip the soxsct handling of nsbestos.
All ashesios work should proceed under the guidancs or deectéon of ax independant Stare
Centlfied Ashestos Considient with overight permert by a State Cortified Site Survelllance
Tephniciam,

The ACBM identified during this gurvey are in good condition, and sre not Gkely (o puss an
environmental andfer puble health risk ay long ey the matecial i meintained in it present
zondition.

Ambient Buvironmental Ine, warrents thet otr services sre perfomed within the limits
prescribed by ouwr olieat with the eual thorouphiess and cempetenecs of the engloesring
profassion,

The cocomamendations in this report are professionsl opinions kased solely on visugl ghservations
gnd ansdyifeal analyses, aq described in thiz veport The soope of secvicen was Hmited to
ageespible ACHMs, Infrosive investigative tachniques were not comtrected for ned § Ia possitle
that unmcogrized ACRRMs might exist in the faciities,

Opinions and recommuendations presested hevetn apply to aite conditions existing a the tinw of

pur investigation and these resmwmehly fresesuble. Recommendetions vannot apply to slte
chanpes of which flfs offioes 13 not avare of and/or T nod bad the opportunity to svabusta,
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APPENDIX A

CHAIN OF CUSTODY
AN BULK SAMPLE L.OG
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AMBIENT ENVIRONMENTAL, INC.
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APPENDIX B

LABORATORY
CERTIFTICATES OF ANALYSIS
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Forenste Analytics] Laboratarizs Final Report

Bulk Asbestos Analysis
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