EXHIBIT B — OUTLINE SPECIFICATIONS
DIVISION 2

be conducted through registers connected to ductwerk or plenum above ceilings,
except as otherwise approved by the State.

M. Air distribution system shall be equipped with air volume controls and shall be
capable of draftless operation at an acceptable noise level while handling the design

flow of air. The acceptable noise level shall comply with ASHRAE Handbook - HVAC
Applications.

N.  The complete HVAC system shall be checked, adjusted, and balanced. The air
balance report shall be submitted to the State upon project completion.

O.  Lessor shall provide vibration isolation supports for ail mechanical equipment, piping,
and ductwork to prevent transmission of vibration to building structure.

P.  Where the heating design of outdoor temperature is below 35°F, Lessor shall provide
one winter night setback thermostat for each HVAC system. The thermostat shall
cycle the heating system to maintain 55°F.

Q.  Lessor shall provide automatic-control time clocks (7-day-programmable) or energy
management systems (microprocessors) to allow the shutoff and startup of the HVAC
equipment according to the State’s occupancy schedule. State shall determine

maximum daily hours of operation. Lessor shall provide one-hour by-pass timers for
each HVAC system for after-hours operation.

R.  Indirect evaporative cooling, desiccant dehumidification, and passive solar design
measures are acceptable when approved by DGS,

2.13 ELECTRICAL

A.  General Electrical Requirements:

1. lessor shall provide electrical engineering and installation of all
transformers, main switchboard, subpanels, branch circuits, wiring
devices, electrical switching, energy management systems, lighting,
receptacles, and control equipment for HYAC systems.

2. Service and metering equipment shall be in accordance with utility
company requirements. An Electrical Arc-Flash Hazard Analysis and
Short-Circuit and Protective Device Coordination Study shall be
performed based on the available fault current from the utility system and
contribution from the facilities motors. Electrical equipment warning labels
shall be provided based upecn the available arc hazard energy at each
piece of Electrical Equipment. Labels shall comply with the requirements
of the California Electrical Code and NFPA 70E.

3. Where electrical service panels are installed to provide service to State
premises, Lessor shall provide and install panels with a minimum of 20
percent more circuit capacity than the Lessor’s calculated load total.

4. The electrical panels serving the State’s premises shall be accessible
from the building core or from within the State’s quarters. The location of

the panels shall be coordinated and approved by the DGS prior to
installation.

5. Allappliances and all energy-consuming devices shall be Energy Star®
certified by the Environmental Protection Agency (EPA).

B. Power Requirements:

22 Division 2 — Design Reguirements
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EXHIBIT B — OUTLINE SPECIFICATIONS
DIVISION 2

Duplex convenience outlets shall be 20A, 125V, 3 wire grounding type
provided in quantities indicated on the Exhibit "A". Lessor shall provide a
minimum of two convenience outlets in each private office,

Electrical/data/telephone outlet heights:

Existing receptacles may remain at 12" AF.F. New receptacles shall be
installed at 15" A.F.F. or as noted on plans.

Lessor shall furmish and install.ali special use outlets, dedicated circuits,
and isolated ground convenience outlets for.copy machines, electronic
communlcatlons equrpment ‘and where noted%h plan

Dedlcated crrcwts shall have individual ungrounded circuit conductors
‘from each device to panel board circuit breaker and individual grounded
., circuit conductors from éach device to the neutral bus Iocated in the
" .panel board Equrpment grounding conductors shall be connected to

the groundzng électrode system through a ground bus Iocated |n the
panel board. ‘ .

General nghtmg Requwements % e

1,

a.

a.

Lighting Design Guidelines: A5 e

Lighting shall comply with the- de5|gn gurdellnes of the current edltlon of
IESNA nghtrng Handbook 7

- Whers: exrstlng llght ftxtures are reused, Lessor shall modn‘y flxtures as

necessary to comply Wwith all Sgismic guadelrnes ‘Lessor shall thoroughly
clean fixture houmngs lamps, &nd fi xfure lenses. All lens&s shall be free

-_of damage anld dlscolor There shall be no visual drscrepancy between

emstmg lamp color temperature;and new lamp colgr temperature in‘gach.
enclosed space “Lessors ’place mcandescent Iamp t" xtures W|th

1 new hlgh efﬂmencylamp fixtires whera apgércable 2 |
'-"Premlses shall have sufficient llght ﬁxtures properly spaced and be

capable of providing-the recommende R evels of |Ilum|natron mdlcated in
the followrng table. it 4 ¢

Mln:mum nghtmg Levels

AREA; L , FOOTCANDLES:

Work Surfaces (|ncludes task lighting) 50

_Work Area Ambient Lighting 30 e

_Telecommunications roofns and closets o ddapt B st ¥
- Special Purpose Area(s). . #nur 75,4

Repair Garage "~ .-~ N Rk g 80 | .
_Hallways, Alsles, Corrldors T 25

Conference / Meeting Rooms 70

Incandescent Lighting se-wveyrvs =~ .7 40-30

Drafting Aréas. .~~~ e Tl 50

High Density F|Ilng Areas - 50

Document Processing Area/Room 30

Circulation Space around work areas 30

Building Entries 25

Restrooms ) J 40

_Waiting and Lounge Areas _ 15

Coffee Counters . 2

_Lunch Rooms/ Break Rooms _ 30

Warehouse 2

23&}1 Division 2 ~ Design Requirements
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EXHIBIT B — QUTLINE SPECIFICATIONS
DIVISION 2

Minimum requirements for new or replacement linear fluorescent lighting
systems:

Minimum Color Rendering Index (CRI) of 70
Option of common Color Temperature lamps (CCT) (3000° K through
4100°K)
Minimum power factor of 90%
Minimum system efficacy of 90 lumens per watt
High frequency electronic ballast
Maximum Total Harmonic Distortion {THD) of 20%
Minimum lamp life of 20,000 hours
Minimum requirements for compact fluorescent lighting systems:
Minimum Color Rendering Index (CRI) of 75%
Option of comman Color Temperature lamps (CCT) (2700° K through
4100°K)
Minimum power factor of 90%
Minimum system efficacy of 60 lumens per watt
Electronic ballast
Maximum Total Harmonic Distortion (THD)} of 20%
Minimum tamp life of 10,000 hours
Minimum requirements for LED lighting systems
Minimum Color Rendering Index (CRI) of 80
Option of common Color Temperature lamps (CCT) (3000° K through
4100°K)
Minimum power factor of 90%
Minimum system efficacy of 90 lumens per watt
Internal LED Driver

Lamps capable of being dimmed from 100% to 0% of maximum lighting
output

Minimum lamp life of 50,000 hours

Pairs of one-lamp or three-lamp recessed fluorescent luminaries and
continuous mounted fluorescents that are (1) on the same switch control,
(2) in the same area, (3} within 10 feet of each other in accessible ceiling
spaces; and (4) do not use electronic ballasts, shall be tandem wired and
shall not use single lamp ballasts.

Where required, lighting panel switches including exterior lighting shall
have a two schedule, programmable, 7-day with holiday setting, battery-
backup time clock. Time clock operation shall have manuat override with
a two-hour bypass. Override shall be accessible to the tenant.

Where exterior illumination is required, lessor shall provide and install
exterior solid-state luminaires that are designed for and exclusively use
LED lamp technology. Luminaires shall include integrated controls and the
required Backlight, Uplight, and Glare (BUG) ratings based on the Lighting
Zone the luminaires are in for accent light and outdoor building security
lighting. All building entrances shall be illuminated.

24 Division 2 — Design Requirements
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EXHIBIT B — OUTLINE SPECIFICATIONS
DIVISION 2

D.  Communication Equipment Requirements:

1. Lessor shall provide and install all conduits and telephone service cabling

from the building's main point of entry (MPOE) fo the tenant agency's
Telecommunication closet.

2, Lessor shall furnish and install telephone terminal backboard. Backboard
shall be 4’ x 8° x 3% thick, fire retardant plywood, and painted to match
adjacent surfaces.

3. Lessor shall furnish and install termination blocks, cable management
hardware, and terminate and label all cables at both ends.

4. Lessor shall provide and install all components as required by the
telephone service provider's requirements.

5. . Unless otherwise noted, Lessor shall furnish and install a complete
structured cabling system from the tenant agency's telecommuniication
closetto the final point of termination. Lessor shall provide all components
such as, but not limited to, cabling, cable labels, cable trays, cable
management hardware, patch panels, cross connects, patch cords,

- faceplate, jacks, and wall outiets, MSF workstation outlets, as necessary
or required for a complete and operational system. ° :

6. Lessor shall provide and install 'gll -conduit and outlet nges with pull-wire,
7. The system shall be tested pursuant to and meet ANSIT IAEIA
.- standards. e e Xy
8. 'BICSI Certified cabling instaliers shall perform all work,"and shall comply
- owith all ANSITIA/EIA cabling standards. e
9. -TH&'system shall comply with the requiréments of the tenant'agency’s

specifications. " - s

10.: The State shall not be required to remove any communication equipment
" and of,cabling described herein either.during the lease term'or upon

- tefmination of this lease. '

2.14 . PARKING AND-PAVING

A. Parking areas and access from'the public way shall be paved. Each parking stall
- shall have individual undbs_tfﬂgted access. All stalls shall be marked with 4" wide
painted stripes using white traffic grade paint. Traffic areas shall have appropriate
painted directional arrows and any other graphics noted on Exhibit “A” lessor
shall furnish and install appropriate signage as required by local jurisdiction.

B. Pavement at existing parking areas shall be free of holes, patches, divots or badly
weathered surface conditions. If new material is used, the‘existing asphalt shall
be ground and used for fill in the parking area.

END OF DIVISION 2
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EXHIBIT B — OUTLINE SPECIFICATIONS
DIVISION 3

BIVISION 3 - SPECIAL PROVISIONS

The following Special Provisions supplement the requirements specified in Divisions 1 and 2.

Where Division 3 requirements cenflict with Divisions 1 & 2; Division 3 supersedes those
requirements.

There are NO SPECIAL PROVISIONS for this Project.

END OF DIVISION 3

26 Division 3 — Special Provisions
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EXHIBIT B —- QUTLINE SPECIFICATIONS
DIVISION 4

DIVISION 4 - TECHNICAL REQUIREMENTS

The following Technical Requirements supplement the requirements specified in Divisions 1
and 2. Where Division 4 requirements conflict with Divisions 1 & 2; Division 4 supersedes
those requirements.

There are NO TECHNICAL REQUIREMENTS for this Project.

END OF DIVISION 4

27 Division 4 — Technical Requirements
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DiVISION 1 — AUTHORITY AND POLICY REQUIREMENTS

1.00 GENERAL

A.

The State of California and its governing agencies have mandated that the
Department of General Services (DGS), Real Estate Services Division (RESD)

adhere to all regulations, policies and state statutes for all state agencies leasing
private sector building space.

This Exhibit ‘C’ document is a binding part of the lease document and shall function
with Exhibits ‘A" and 'B’.

. The forms contained in Division 4 are for the Lessor's reference. A separate

Lessor’s forms packet will be provided by RESD for the Lessor’'s use. The forms
contained in the “Lessor's Packet” are to be used by the Lessor to accomplish the
processes required by this document.

Federal Americans with Disabilities Act (ADA) and California Building Code (Title 24)
accessibility requirements are combined and noted hereafter as CBC/ADA.,

Abbreviations: State Fire Marshal (SFM), Division of the State Architect (DSA), Real
Estate Services Division (RESD).

1.01 STATE FIRE MARSHAL AUTHORITY

A,

Section 13108 of the California State Health and Safety Code gives the State Fire
Marshal (SFM) authority for enforcement of fire protection regulations for State
owned and State occupied leased buildings or premises. This authority
encompasses both plan review and construction inspections of all leased facilities.

if at any time during the Design, Construction Document Review, or Construction
Inspection processes, a conflict arises between the State and local authorities, the
Lessor/architect will compile alt pertinent information and present the situation
through the RESD Space Planner to the SFM. The SFM has final authority in the

determination of compliance and will take the lead in the resolution of problems or
suitable interpretation of code.

1.02 ACCESS COMPLIANCE AUTHORITY

A.

B.

C.

California law incorporates the Americans with Disabilities Act requirements.
California Government Code provides that buildings shall be made accessible to, and
usable by, persons with disabilities, whether they are leased, rented, contracted,
sublet, or hired by any municipal, county, or State divisions of government, or special

district. California Building Standards Code defines that all State facilities shall meet
the federal Architectural Barriers Acts.

These statutes, in addition to the California Building Code, Title 24, generate the

need for a standard process to ensure access compliance with respect to State
leased facilities. '

The Division of the State Architect (DSA) is charged with the responsibility of
ensuring compliance with the above standards.

Rev. Jut 2011



DIVISION 1 — AUTHORITY AND POLICY REQUIREMENTS

ACCESS COMPLIANCE AUTHORITY - Continued

D. [fatany time during the Design, Construction Document Review, or Construction
inspection processes, a conflict arises between the State and local authorities, the

Lessor/architect will compile all pertinent information and present the situation to the
RESD Space Planner.

E. The DSA has delegated a component of the access compliance responsibility to
RESD for leased facilities: Conforming to DSA delegation, RESD is requiring the
Lessor to ensure compliance by utilizing one of the two pracedures defined in this
document. Refer fo Division 3 (below) for specific requirements and procedures.

F. Public right- of- way access is required for all State leased facilities. If the existing
conditions do not meet the required codes and regulations, the desigh professional
(Lessor's architect) must demonstrate and document a diligent effort to request that
the authority (having control) over the public right- of- way, makes the necessary
modifications to secure right-of-way access. All correspondence shall be
documented and provided to the RESD Space Planner for the project file.

End of Authority and Policy Requirements
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2.00

2.01

2.02

DIVISION 2 — STATE FIRE MARSHAL PROCEDURE

RESD LEASE EXHIBIT ‘A’

A. Prior to the lease execution, the RESD Space Planner is responsible for the
development and submittal of the lease Exhibit ‘A’ space plan(s) to the SFM for a
general code compliance review and approval. The approved Exhibit ‘A’ plan(s) will
reflect the design concept for the proposed lease within the configuration of the
existing building shell. If RESD elects to use a narrative Facilities Design Program
(FDP) in place of the Space Plan, the SFM review and approval will follow lease
execution and development of preliminary architectural drawings by the Lessor.

CONSTRUCTION DRAWINGS

A. The Exhibit ‘A’ Plan or the Exhibit ‘A’ FDP are design development guidelines only.
Lessor, at Lessor’s sole cost and expense, shall provide all required construction
documents and calculations necessary to obtain a building permit from the local
Building Department and to construct the improvements as indicated. The use of
Exhibit ‘A’ Plan in lieu of construction documents is not acceptable to the State.

PLAN REVIEW AND APPROVAL

A. The Lessor’s architect is required to submit the construction drawings to the SFM for
plan review and approval prior to construction. All specific technical elements of the
construction such as fire alarm and smoke detection systems, fire sprinklers,
construction details of fire assemblies, etc. shall be included with the construction
drawings. For projects with no alterations that would require a building permit the
Lessor is not required to submit construction drawings to the SFM.

B. The Lessor’s architect shall submit the SFM Plan Review Application Form A
(attached) and the construction drawings to the State Fire Marshal in Sacramento.
There is no fee associated with the SFM review process.

C. The Plan Review Application form and all submittals shall be sent to:

Office of State Fire Marshal, Code Enforcement
1131 S Street

Sacramento, California, 95814
Contact telephone: (916) 324-3783 or 445-8550.

This form must be filled out completely, including the address to which the approved
documents shall be retumed. Plan review time is generally consistent with local
building authority permitting process, however the architect shall verify the estimated
review time for this project review at submittal. The architect shall make the
necessary adjustments to the overall project schedule accordingly.

D. The approved drawings or revisions requests will be returned to the address shown
on the Plan Review Application and will be accompanied by either a SFM Plan
Review Approval Form B or a SFM Plan Review Transmittal Form C (attached).

The Lessor/architect shall provide a copy of the approved form to the RESD Space
Planner.
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DIVISION 2 - STATE FIRE MARSHAL PROCEDURE

2.03 CONSTRUCTION INSPECTION

A. The regional SFM office will inspect and approve the construction in the State leased
building. There are two regions; Code Enforcement North and Code Enforcement
South. Call (916) 445-8550 to determine the local contact information. The Lessor,
architect, or contractor shall be responsible for contacting the regional Deputy State

Fire Marshal for coordination of the inspections based on the proposed construction
schedule.

B. After completion of each successive SFM construction inspection, any deficiencies
shall be recorded on the SFM Fire Safety Correction Notice Form D (attached).
This form-is to be signed by a Lessor's representative on site. When final approval

by the Deputy SFM is recorded on this document the Lessor shall send a copy to the
RESD Space Planner.

End of SFM Process

Rev Jul 2011



3.00

3.01

3.02

DIVISION 3 — CBC/ADA ACCESS COMPLIANCE PROCEDURE

GENERAL

A. To comply with the accessibility requirements and ensure that the facility has
complied with all accessibility codes and regulations, the Lessor is required to
complete one of the two processes defined below. In each case the RESD Space
Planner will remain the primary contact. The facilities are categorized according to
size as either Group | or Group !l projects. Each category has specific requirements
as defined. Group | projects are submitted to RESD and Group I! facilities are
submitted to DSA for plan review and approval. The Lessor is required to follow the
procedure of the applicable process and is responsible for the associated costs.

FEE REQUIREMENT

A. The Lessor is required to submit the project fee to RESD for Group | or directly to the
DSA regional office for Group |l facilities. The RESD Space Planner will calculate the
required fee using the CBC/ADA Access Compliance Fee Calculation Form E
(attached) and include this in the Exhibit C lease document.

DETERMINATION OF FACILITY GROUP

A. The group is determined by the category and the size of the State's net usable

leased area. The respective administrative

process is defined in the following

Sections 3.03 (Group ) and 3.04 (Group I1). The Group Types are defined below:

GROUP I;

| Building Type:

| Net Usable Square Footage: |

| Existing Office Buildings

| Less than 100,000 square feet |

| Existing Warehouse Buildings

Less than 500,000 square feet

_Any Building to be Constructed

Less than 30,000 square feet

GROUP II:

| Building Type:

Net Usable Square Footage: [

| Existing Office Buildings with Alterations

i 100,000 sq. ft. or greater

_ Existing Warehouse Buildings with Alterations | 500,000 sq. ft. or greater ‘

| Any Building to be Constructed

| 30,000 sq. ft. or greater

Note: Certain Group | projects, at the discretion of the State, may be determined
compatible with Group Il process regardless of the building size. The RESD Space
Planner shall inform the Lessor which process applies to this particular project during

lease negotiations.
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DIVISION 3 — CBC/ADA ACCESS COMPLIANCE PROCEDURE

3.03 GROUP | FACILITY PROCEDURE

For Group | facilities the Lessor's architect is required to complete the requirements
outlined in paragraphs A through D below:

A. Accessibility Survey; The Lessor must have an accessibility survey completed prior
to the finalization and approval of the construction documents. The survey must be

completed using the DGS’ Accessibility Checklist for State-Leased Buildings and
Facilities. The following consultants are acceptable:

1. DSA certified accessibility consultants traified for Leased facilities
http:f;’www.dqs.ca,qov/nesd/Prqqfanls/Leasinqa'ndPIanninglNewLease!LeaseResquir_gment
5.28px ‘

2. Certified Access Specialist (CASp) 5
gﬂg;l/mvw.dqs.éa.qu!dsa/P'roqramSYquramce,rtha_sn?_.g_spx#ﬁ

3. ICC Accessibility Inspector/Plans Examinér
_h.ttps:l/av.iccsa_fe.on;/EWEBIDYnamicPage_.asgx?Site=icc&y_\l'gbKey=b7afc1990-2e14-4013_-

_ 'a186-aeb405641a95_&FromSearchC_ontrol=Yes :

4. ;Architect licensed in the State of California

A.1.1. The consultant will survey the facility and sfte per CCR Title 24, California Building
Code (CBC), and Americans with Disabilities Act (ADA)." State agencies are public entitles
and shall comply with Title 1l of the ADA. Exceptions to the code for.existing buildings are not
permitted. ‘Access compliance shall apply to.exterior. areas such as but not{imited to path of
travel to and from public transpertation and publi¢ right-of-way, parking, passenger drop-off
and loading zones, walks and Sidewalks, curb ramps, ramps, and all stairs. Access
compliancé shall also apply to interior areas such as biit not limited to entrances and exits,
lobbies,;building common areas, elevatorsAccess lifts, doors and gates; access to and
through all rooms and spaces, réstrooms:signs and identification, counters, waiting, seating
areas, assistive listening systems, télephones, drinking fountains, alarms, and. -
horizontalfvertical access. Consultants will observe and record all deficiencies, as well as
provide solutions needed to bring facility into compliance with sufficient detail to aliow Lessor
or hislher agent to develop a cost estimate for proposed barrier removal. Should all areas
mentioned above not be fully cohstricted,‘consuttants shall review the construction .

documents in addition to the physical evaluation.

B. Fee Payment: The Lessor shall prepare a check payable to the Dept. of General
Services,Real Estate Services Division, Lessorshall enclose a copy of the
CBC/ADA Access.Compliance Fee Calculation Form E (attached) as prepared by
the RESD Space.Planner, along with payment and mail to' DGS, RESD (Include the
project number on the check to RESD). ;

C. Construction Dc;cuments.:'= ﬁ'he Lessor's-Architect will incorporate all items defined in

the accessibilify--su_r’vey.ii;g_to the construction documents, The Lessor shall submit the
completed drawings to RESD for review.

D. Verified Report: Following the comipletion of construction, the Lessor's architect is
responsible for verifying that the items ‘outlined in the accessibility survey and
incorporated into the construction documents have been completed, The Verified
Report Form G (attached) shall be signed by the Lessor’s architect. The architect
shall forward the signed Verified Report to RESD Space Planner prior to the final
inspection that will be performed by RESD. The project will not ba accepted for
occupancy prior to receipt of this document.

End of Group [ Procedure

ry

d
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DIVISION 3 - CBC/ADA ACCESS COMPLIANCE PROCEDURE

3.04 GROUP i FACILITY PROCEDURE

The Lessor is required to submit plans and specifications to the Division of the State
Architect (DSA) for access compliance review and approval. Aithough the formal
process for access compliance plan review and approval is processed through DSA, the
DGS RESD Space Planner will continue as the project manager. The Lessor’s architect
shall inform RESD of the status of plan review/approval from DSA.

For Group Il facilities the Lessor's architect is required to complete the requirements
outlined in paragraphs A through F helow:

A. Accessibility Survey: The Lessor must have an accessibility survey completed prior
to the finalization and approval of the construction documents. The survey must be
completed using the DGS Accessibility Checklist for State-Leased Buildings and
Facilities. The following consultants are acceptable:

1. DSA certified accessibility consultants trained for Leased facilities
hitp:/iwww.resd.dgs.ca.cov/Branches/PSBiL easeRequirements.him

2. Certified Access Specialist (CASp)
htho:/Awww.das.ca.gov/dsa/Pregrams/procramCert/caso.aspxdti

3. 1CC Accessibility Inspector/Plans Examiner

https://av.iccsafe. org/EWEB/DynamicPace.aspx?Site=icc&WebKey=b7afd990-2e14-4013-
a186-aeb405641a95&FromSearchControl=Yes

4. Architect licensed in the State of California

Note: See Section 3.03; paragraph A.1.1 (Group | Facility Procedure) for parameters of survey,

B. Construction Drawings and Specifications: The Lessor is required to retain an
architect licensed in the State of California fo design and develop plans and
specifications in accordance with the lease exhibits and applicable codes and
regulations. The Lessor's architect will incorporate all items defined in the
accessibility survey into the construction documents. The architect is required to
stamp and sign the construction documents.

C. Fee Payment: In accordance with the calculation of fees per the CBC/ADA Access
Compliance Fee Calculation Form E (attached), the Lessor shall prepare a check
payable to the Division of the State Architect. This check along with a copy of the
CBC/ADA Access Compliance Fee Calculation Form E shall be forwarded directly fo
the appropriate regional DSA office in the submittal package.

D. Submittal Package: The submittals shall be sent to the appropriate DSA regional
office. The state is divided into four regions, San Francisco Bay Area, Sacramento,
Los Angeles and San Diego. The DSA regicnal office that will review this project can
be confirmed by calling DSA at (916) 445-8100. The submittal package must be
complete before the DSA accepts the project for review. Proceed to the DSA website
using the link below for instructions on this process:

hitp:/fwww.das.ca.qovidsa/Programs/proalProject/overview/proisubmitintto.aspx

Upon receipt of the submittal package, a DSA application number is assigned to the
project for tracking purposes. A preliminary review of your submittal is performed
within a few days. Plan review is scheduled after DSA verifies that a complete
submittal package has been received. The Lessor’s architect shall verify the
estimated time for this project review with DSA at submittal. The architect shall make
the necessary adjustments to the overall project schedule accordingly.
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DIVISION 3 — CBC/ADA ACCESS COMPLIANCE PROCEDURE

E. DSA Plan Approval: Once approval has been granted by DSA, the Lessor is
required to construct the project in comptiance with the plans, specifications and
lease exhibits. The Lessor shall provide a copy of DSA’s letter of approval to the
RESD Space Planner. Construction shall not commence until this process has been
completed.

F. Verified Report: Following completion of construction, the Lessor's architect shall
visit the site to verify that the building and site are in compliance with the DSA
approved plans and specifications. The Verified Report Form G (attached) shall be
completed and signed by the Lessor’s architect. The architect shall forward the
Verified Report to RESD Space Planner prior to the final construction inspection by
RESD. The project will not be accepted for occupancy prior to receipt of this
document.

End of Group Il Procedure
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DIVISION 4 - REFERENCE FORMS

4.00 SFM PLAN REVIEW APPLICATION, FORM A

STATE OF CALIFORNIA - THE RESOURCES AGENCY

DEPARTMENT OF FORESTRY AND FIRE PROTECTION
OFFICE OF THE STATE FIRE MARSHAL

Fire and Life Safety Division

1131 "8" Street (95811}

P.O. Box 944246 (94244-2460)

Sacramento, CA

T: (918) 445-8550 F: (918) 324-3784

Web Site: www.fire.ca.qov

Edmund G. Brown Jr,, Governor

PLAN REVIEW APPLICATION
Please Print or Type- Must be Submitted with all Plans, Specifications and Deferred Approvals

Application Date:

State Department Project: Employment Development Depariment

Building Name: _EDD Riverside 135305

i . Pl heck on of th
DGS Project # (DGS Only): 135305 b;?sejdcoiit&f;:ebr:;s Bill To: SRF O ARF [ Agency X

Project Address: 1325 Spruce Street

City: Riverside Zip Code: 92507 County: Riverside

Scope of Project:

Estimated Contract Cost:

Bid Date: Contract State Date:

Submitting Firm/Agency:

Address:

City: Zip Code: County:

Contact Person:

Telephone Number: () - Email Address:

SFM USE ONLY -BELOW THIS LINE

Date Received:

Received By:

SFM FILE #:

Database [D #;

CONSERVATION IS WISE-KEEP CALIFORNIA GREEN AND GOLDEN
PLEASE REMEMBER TO CONSERVE ENERGY., fOR TIPS AND INFORMATION, VISIT “FLEX YOUR POWERY AT WWW.CA.GOV
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DIVISION 4 - REFERENCE FORMS

4.01 SFM PLAN REVIEW APPROVAL, FORM B

{This is for Reference Only — The Lessor will receive this Plan Review Approval form or the Plan

Review Transmittal form (next page) with the plans that were submitted for review and approval to
the SFM)

STATE OF CALIFORNIA - THE RESCURCES AGENCY Edmund G. Brown Jr., Governar

OFFICE OF THE STATE FIRE MARSHAL
Code Enforcement — North _ ;
DEPARTMENT OF FORESTRY AND FIRE PROTECTION

1131 “S" Street (95811)
P.O. Box 944246 (94244-2460)

Sacramento, CA e
Web Site: hitp://osfm.fire.ca.qov
(916)445-8550 ;

(916)324-3784 FAX

TO: DATE: A8

I - CSFM: :
FACILITY NAME: :
FACILITY ADDRESS:

PROJECT DESCRIPTION:

Reproducible pléns and specifications for the project described and included in the plan review
transmittal dated are approved by this office and were stamped

Nothing in our review shall be construed as encompassing structural integrity, Approval of this plan does
not authorize or approve any omission or deviation from applicable regulations. Finat approval is subject
to field inspection. One set of approved plans shali be available on the project site at all times.

If you have any questions, please contact mé at

— Deputy State Fire Marshal

cc: [ ] Code Enforcement - North RECORD #:
[ 1 Code Enforcement — South RECEIVED DATE:
[ 1Field File

CONSERVATION IS WISE-KEEP CALIFORNIA GREEN AND GOLDEN
PLEASE REMEMBER TO CONSERVE ENERGY. FOR TIPS AND [INFORMATION, VISIT “FLEX YOUR POWER" AT WWW.CA GOV

Rev. Jul 2011



DiVISION 4 - REFERENCE FORMS

4.02 SFM PLAN REVIEW TRANSMITTAL, FORM C

STATE OF CALIFORNIA - THE RESOURCES AGENCY Edmund G. Brown Jr., Governor

OFFICE OF THE STATE FIRE MARSHAL
Code Enforcement — North

DEPARTMENT OF FORESTRY AND FIRE PROTECTION

1131"S" Street (95811)

P.O. Box 944246 (94244 2460)
Sacramento, CA

Web Site: hitp://osfm fire.ca.gov
(918) 445-8550

(916} 324-3784 FAX
PLAN REVIEW TRANSMITTAL
T0: DATE:
CSFM:
FACILITY NAME:
FACILITY ADDRESS:
PROJECT DESCRIPTION:

As requested, we have reviewed [ Plans [ ] Speciﬂcétions [ 1Change Order [ ] Addendum [ ] Instructional Builetin
[ 1 Request for Information [ ] Equipment Submittal for the proiect listed abave to determine conformance with the fire
and life safety standards of Tittes 19 and 24, California Code of Regulations. By copy of this transmittal we are:

[ ] advising you that the items listed above were found to be in accordance with the applicable
provisicns of Title 19 and 24,

[ ] returning the items listed above to you for review. Consideration must be given to all comments
noted in red pencil on the documents.

[ ] requesting that you contact our office at the telephone number listed below for an appointment

for our stamp of approval or back check. Submit the plans with our official comments at the time of
the back check.

Nothing in our review shall be construed as encompassing structural integrity. Approval of this plan does not authorize

or approve any omission or deviation from applicable regulations. Final approval of this project is subject to field
inspection.

If you have any questions, please contact me at

Deputy State Fire Marshal

¢c: [ 1Code Enforcement — North RECORD #:
[ 1 Code Enforcement ~ South RECEIVED DATE:
[ ] Field File

CONSERVATION IS WISE-KEEP CALIFORNIA GREEN AND GOLDEN
PLEASE REMEMBER TQ CONSERVE ENERGY. FCR TIPS AND INFORMATION, VISIT “FLEX YOUR POWER™ AT WWW CA.GOV

12

Rev Jul. 2011



DIVISION 4 - REFERENCE FORMS

4.03 SFM FIRE SAFETY CORRECTION NOTICE

and/or

FINAL CONSTRUCTION APPROVAL - FORM D

S1ATE OF CALIFORNIA - THE RESOURCES AGENCY Edmund G. Brown Jr., Govarnor

OFFICE OF THE STATE FIRE MARSHAL
Code Enforcement — North
DEPARTMENT OF FORESTRY AND FIRE PROTECTION

11317S" Strest (95811)

P.0. Box 9442486 (94244-2460)
Sacramento, CA

Web Site: http//osfm.fire.ca.gov
{916) 445-8550 .~

{916) 324-3784 FAX

Fire Safety Correction Notice

File Number:

Name: ot
Address: A
The above deficiencies are to be gorrectad within days. When ALL deficiencies have been

corrected, sign and return the certification on the opposite side of this form. If you have any questions,
contact the Office of the State Fire Marshal at { ) -

ISSUED BY (Deputy State Firg Marshal) RECEIVED BY DATE

CONSERVATION 15 WISE-KEEP CALIFORNIA GREEN AND GOLDEN
PLEASE REMEMBER TO CONSERVE ENERGY. FOK TIPS AND INFORMATION, VISIT “FLEX YQUR POWER” AT WWW.CA.GOV

13
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DIVISION 4 — REFERENCE FORMS

4.04 CBC/ADA ACCESS COMPLIANCE FEE CALCULATION
FORM E

RELPS Planner: Mary Kuyper

Date: 4-14-14

For GROUP 1 Facilities

Send to:

Agency: Employment Development Department

Dept. of General Services
Real Estate Services Division

Address: 1325 Spruce Street, Riverside, CA 92507

Professional Services Branch

707 3 Street, Suite 5-305

West Sacramento, CA 95605

For Group II Facilities

Send to:

Project Number: _ 135305

Project Name: _EDD Riverside 135305

DSA Regional Office
See DSA Website for offices in

your area at

www.dsa.dgs.ca.cov/Contact/de

fault.htm

Project Size
(net usable Project Value
Project Type s.f.) (PV)
|1 |Existing Warehouse Buildings $20/st $ -
[} |Existing Office Buildings 9467  $50/sf $ 473,350
[1 |New Construction $150/sf $ -
|GROUP | {Under §$5,000,000) Project Valug| __ Multiplier Fee
PV X 0.2% of 1st $500,000 = $ 473,350 0.002 $ 947 |
Remainder of PV x 0.1% = 3 = 0.001 3 -
Remainder between 2M and 5M x .01% § - 0.0001 $ -
Calculated total = | | § 947
x 10% (QA or $200 Minimum) = Totai Fee 13 200
GROUP Il {Over $5,000,000) Project Value|  Multiplier Fee
PV x 0.5% of 1st $500,000 $ - 0.005 $
PV between 500,000 and 2M x .25% | § 0.0025 $ = |
PV over 2M x 1% $ = | 0001 9 -
Caloulated total -~ | S -
Total Fee s -

Total Lessor Fee Obligation:: $

14
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DIVISION 4 — REFERENCE FORMS

4.05 DVBE PROGRAM CERTIFICATION SHEET, FORMF

CALIFORNIA DISABLED VETERAN BUSINESS ENTERPRISE
PROGRAM CERTIFICATION SHEET

Lessor must complete and sign to certify if DVBE Participation was or was not
obfained

LEASE AMOUNT/DVBE CERTIFICATION Lease Project No.: 135305

| hereby certify that the Lease Contract Amount, as defined below, is in the amount of

$ of which $ was awarded {o a certifiad
DVBE firm resulting in % DVBE participation. | understand that the Lease Contract

Amount is the total dollar figure against which the DVBE participation will be evaluated,

Lessor Name Date

Lessor's Signature Printed Name

DEFINITION: Lease contract amount is the total amount of lease costs expended by the
Lessor over the firm term of the lease which are attributable to expenditures by the lessor to
make the leased property sufficient for state occupancy. This typically includes, but is not
necessarily limited to, tenant improvements, extraordinary maintenance, and janitorial services
specified in the lease. In the case of a build-to-suit facility, the total of the construction and off-
site development costs, as well as architectural and engineering costs, would be included.

o
Fef
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DIVISION 4 - REFERENCE FORMS

4.06 VERIFIED REPORT,FORM G

State Leased Buildings and Facilities
Verified Report - Form G

occupancy.

The Architect having general responsible charge of the work of construction on the plans and specifications, is responsible for the submission
of this report to the Depariment of General Services / Real Estate Services Divislon, Planner (DGS/RESD) prior to the state tenant taking

RESD Project
Info:

Agency: Employment Development Department

RESD Project# |
135305

P

Project Type {Scope of Work):

Lease Renewal or Amendment 56

Date:

L RESD Planner: Mary Kuyper

| Phone: 816.375.4115

Fax: 916.375.4085

Facility Info: Building Name | Hours of Operation:
Address: 1325 Spruce Street Suite
City: Riverside Zip. 92507
Lessor Contact ‘ Phone Fax
Contracter: LCompany Name | License # TPhone
This report includes all construction work through the date of;, month day __ _ year
Exterior Work % Comsgliant Interior Work % Compliant

Accessible Main Entrance

Parking & Accessible Stalls

Doors & Gates

Walks & Sidewalks

Information / Reception

L Counter
Curb Ramps Elevators / Ramps / Lifts
Stairways Sanitary Eaci_lities { Sinks {

Drinking Fountains

Ramps & Landings Stairwells / Exits
Accessible Main Conference / Meeting / Assembly
Enfrance - Rooms

Wayfinding & Signace Wayfinding & Signaas
Fire Alarms

| Total Project Percentage of Completion

outlined in lease.

*All items required to be 100% complete unless Hardship approved by DSA or Mitigation Plan

List work and % to be completed (attach additional pages as necessary):

1 declare under penalty of perjury that | have read the above report and know the contents thereof; that ail of the above statements are true and that | know of my

own personal knowledge that the work during the period cevered by the report has been performed and materials used and installed, and in every material respect
| are in compl ance with the duly approved plans and specifications therefere.

Architect; Signature Date
Name Architect #
Company / Firm Phone
Address Fax

Submit comzieted forms to iocation indicated below:

DGS/RESD
Attn: Planner

Real Estate Services Division
707 Third Street, Suite 5-305
West Sacramento, CA 95605

16
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STATE OF CALIFORNIA DEPARTMENT OF GENERAL SERVICES
EDD STANDARD SUBLEASE FORW

REAL ESTATE SERVICES DIVISION

SUBLEASE COVERING PREMISES LOCAYED AT
1325 Spruce Street
Riverside, CA 92507

Employee Development Dcﬁu'tmcut

SUBLESSOR'S FED. TAX. |0, NO. OR SOGIAL SECURITY NO, ' ] _Fflc o 6_197'001
95-6000930 Project No.; 129092
SUBT

Preamble

Descriptlon

Term

.Lcssee. Th:s SublcaSc agreement is between

This Agreement, madc and entered into this 18th day of Agn! 201 } is a Sublease of that cortain Lease Agreement

(the "M'\Ster Lease”) duted Jnne 13, 2006, as arnc:xcle December 12, 2006, July #83, 2007, and February 9, 2010
betwccn the Spruge ; Street Prgfessmnal Building, LLC as Lcssor (the "Mastcr Lessm"} and County of Riverside as

COUNTY OF RIVERSIDE

Sublessor,hlresz.i‘rom‘Masler Lessor ccrtam premlscs locuted at 1325 Spruce
allforma as’ more partmulmly dejer Lbcd :in the Master Lcasgt, and it G

WIIERBAS a copy of, 1he Master Lease and ;hrcc (3) amcndmcnts IS attachcd hercto. mcorporated frerein as |
it“D” and made & pmt of this sublease by this reference nnd P

i ht to sublet 'any pomcm of the Master
éSSD.Ti -.ﬂ.i.id i

oyment. Deveiopmcnt Dcpartmcnt (EbDp) |
asler Lease to the Sublessor

prcm:séé with appunenances s':luated in ;thc Cn.y af‘ Rwelmde Coumy of Rwers:de, Slate of Callfnrrua, and more l
pamcularly dcscnbcd as follows ' ER

Approxunately [2,25 nct usablc squareufcct of ofﬁce spnce on the 1", 2"‘t 4“‘, and S“‘ floor (consisting of 9,693 nel
usable square feet ‘of sharcd space us outlined in preen und 53 §____net usable squarc feet of exclusive space as outlined in
red on the altached Exhibit A Plan), of thc buildmg located at together with Outline Specifications marked Exhibit "B,
State Fire Marshal. CRC/ADA Access qum-lwance & Sustainable Measure Progedures marked Exhibit “C” a copy ¢f
the Mester Lense and three amendments marked Exhibit “D”, said Exhibits "A" and "B" and “C" and “D”, Project No,
129092 dated January 7, 2011, hereby being incorporated by said reference into this sublease, und including gixty-
seven (67) nonexclusive, unobstructed parking spaces contiguous to the subject building, aud unlimited use of the
building's commaon facilities.

2. ‘The term of this sublease shall commence on Aptil 1, 2016, and shall end on March 31, 2014, with such rights
of tenmination as may be hereinafier expressly set forth,

N g0 2 Y PO




LES!

Larly
Termination

Rent

Notices

and fo the State:

3. The State may terminate this sublease at sny time effective on or after March 3], 2012, by giving wrillen
notice to the Sublessor af lcast thirty (30} days priot to the date when such terminalion shall become effective. If the
State fails fo complete its move out within the notice period and remains in the premiscs, additional rent shall be paid

and prorated on a thirty (30) day month, besed on the actual number of days the State cceupiss the premises following
the effsctive daie of termination.

4, Rental payments shall be paid by the Stute, Grony legally available funds in arrears on the last day of cach
month during said term as follows:

TWENTY-SIX THOUSAND TWO HUNDRED EIGHTY-EJGHT AND 507100 DOLLARS
(826238501 fropn Aprit 1, 2010, through March 31, 2011; then

TWENTY-EIGHT THOUSAND TWO HUNDRED THIRTY-SIX AND 19/100 DOLLARS
($28,236.19) from April 1, 2011, through Mareh 31, 2012; ther

TWENTY-EIGHT THOUSAND NINE HUNDRED FIFTY-THREE AND 76/100 DOLLARS
($28.,953.76) frem April 1, 2012, through March 31, 2013; then

TWENTY-NINE THOUSAND SEVEN HUNDRED SEVENTY-THREE AND 84/100 DGLLARS
(£29.773.84) from Aprll 1, 2013, theough March 31, 2014; and thersafier,

Rental payable hercunder for any period of time less than one month shall be determined by proraling the monthly
rental hersin specificd bused on the actual number of days in the month. Rental shafl be paid to Sublessor at the
address specified in Paragraph 5 or 10 such other address as the Sublessor may designate by 2 notice in writing. If the
premises are not complete pursuant (o Paragraph 6 by the date shown in Paragraph 2, it is inderstood and agreed by
and between the parties that, at the Staie's sole option, the dates shown in Paragraphs 2 and 3 and the dates and dollar
amounts shown in Parageaph 4 may be adjusted to the first of the month [olfowing the Stale's acceplance of the
completed premises, such acceptance shall not unreasonably be withheld. if the State exercises this option, it is agreed
the State will complete unilaterally an amendment to the sublease to revise the herein above stated dates. Any accrued
rents for the period of time prior to the unilaterally adjusted commencement date will be paid in accordance with
Paragraph 8. Additionally, it is understood and agreed between the partics that, at the State's option, the dates shown in
the "CL’] Escalator Operating Expenses" paragraph, if incorporated herein, shall be adjusted to reflect the time dclay
between sublease commencement and the first of (he month following the actual acceplance date, In the event this
subleasc agreement contains & provision granting the State an Option to Purchasc the premises, it is further agreed
herein by the parties that, notwithstanding the provision of the Option to Putchase paragraph herein, the cffective dates
and corresponding purchase option prices of said Option to Purchasc shalt be adjusted consistent with any adjustment
to the sublease commencement date, as stated above, which initial purchese opticn date shall in no event be less than
twenty-four (24) mouths nor inore than thirty-six (36) months from the “adjusted" commenceinent date. Said

"adjusted" purchase option dates shall be established consistent herewith and incorporated into said sublease with 4
unilateral amendment by the State.

5. All notices and correspondence hercin provided to be given, or which may be given by cither party to the
other, shiall be deemed to have been fully given when made in writing and deposited in the United Stales Mail,

certified and postage prepaid and addressed as follows: -~

To the Sublessor  County of Riverside Economic Development A gency/Workforce Developiment Division
1325 Spruce Street, Suite 100 '
Riverside, CA 92507 Phone No. (851} $55-3100
FAX No. (951)955-9495

DEPARTMENT OF GENERAL SERVICES,
REAL ESTATE SERVICES DIVISION PHONE NO. (216) 375-4172
LEASE MANAGEMENT C 6197001

) - )
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-

707 THIRD STREET, SUITE 5-303 FAX NO. (916) 375-4173
WEST SACRANMENTO, CA 95605

ALL NQTICES AND CORRESEONDENCE MUST REFERENCE
TENANT AGENCY AND PREMISES ADDRESS

Rental warrants shall be made puyable to; County of Riverside

and maited to: .- " County of Riverside Economic Development Agency
AT - ATTN: Workforce Development Fiscal Division

"3133 Mission Inn Avenug ...

Riverside, CA - 92507. '

.;-f'lNothmg herem cuntamcd shail pleclude the giving of any such wnttcn nouce hy pcrsonal service, The address to
whlch uotlccs and conespondcnnc shall be mailed to either party may be clmngcd by gwmg wr m.cn nolice to the other

Cunlpli'.ti(]l\"}.lll{i ' ‘6:5.Sﬁbiessor agrees thal, prior to April 1, ‘éOlO and at: Stib[eésoxs sole cost and éﬁper;'se, all required
Cmnplmuce w1th : nslructmn, improvements and/or alterations, if any, shall be comp!eted and the subleased premises made ready for

Plans nnd States occupancy in Hull compllance w1th. Exhlb;t "AY conmstmg of two ;2) shccts tll%ed "Ofﬁcc Q\nrtcas
Spcclﬁq_@itlpns

Outlmc SQcclﬁcatlons. Pm]gct No 129092“ dated Ianualx 7. 201 1, and m accordancc wnth Exlubst e

} Mensurc Procedures. ,wlnch Exhlblts "A" and g and "C"" '

Access to :P’
durmg,

acceptancc and occupancy of the prexmses Sublcssor agrees | to mdcmnlfy and hold State and its apents, contraciors or
other- rcp:escntatwcs harmless ﬁom and-against eny claims, damagcs Injury -or other. farm suffered by reason of the
negligence, or othcr wrongful nct of Sublcssor or- nny of Sublassor s agems, ccmtractors, or other representatives.

En no cvcnt shatl. !lte excreise of t]us nght of enfry be cnnsuucd 50 &s to cause an acceleration of the occupancy
date of this sublease or the obl:garlon of the State to pay ront,

Sublessor and State shal! gach make all reasonable efforis to ensure thet the respective construction and instaljation
work is scheduled in such-a manner 5o as to not interfere with or delay the other.

In the event that one or the other party causcs & delay in the other parly's work, such injured parly shall be
compensaled in the following manaer:

Delays cauged by the Sublessor:
Credit the State a compensating day of delay in the occupancy date and corresponding day of delay in payment of rent.

A=
TIFa
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Enrly Oceupancy

Time limit and
Prior Tenancy

Conformity to
Exhibits

Asbestos

Parking

Services, Utilities,
and Supplies

Delays caused by the State:
Credit the Sublessor a compensating day of payment of rent from the actual date of occupancy.

Compensation will bs in ore day increments.

The parties ogree that this shall be the sole remedy for delay, in that the calculation of damages in any other manner is
too uncertain and not susceptible ol accurale determination.

8. Sublessor ngrees that if the subleased premises are ready for occupency prior to the completion date specified
above in Paregraph 6, State may clect to occupy the premises oo the earliest date practical after its receipt of the hersin
required completion notice. The rent payable for any such early occupancy by the State shall be at the rate of
$26,288.50 per month, and shall be prorated on a daily basis for any partial month.

9. No rental shall accrue under this sublease, nor shall the State have any obligation to perform Lhe covenants or
observe the conditions herein contained until the sublensed premises have been made ready for occupancy in
accordance with the provisions hereof. It is specifically agreed that in the event the subleased premises’are not
completed and ready for cceupancy by the State on or before April 1, 2610, then and in that event the State may, al its
option and in addition to any other remedies it may have, terminafe this sublense and be relieved of any further

abligations hercunder, providing that a fair end ressonable allowance for the following delays shall be added to said
time for completion:

A. Acts of the State, its agents-m employees, or those claiming under agrecment with cr grant from the State;
or by

B. The acts of God which Sublessor could not reasonably have foreseen or guarded against; or by

C. Any sirikes, boycolls or like obstructive actions by employces or labor organizations and which are
beyond control of Sublessor, and which cannot be reasonably overcome; or by

D. Restrictive regulations by the Federal Government which are enforced in connection with a National
Emergency.

It is understood by all parties heveto that it shall be the Sublessor's responsibility to remove any pior tenant.

10. Occupancy of the subleased premises by the State shall not refieve Sublessor in eny respect from full
compliance al sl] tincs with aforesaid Exhibits "A" and "B®. 1t is frther understood and apreed that any installation
not in conformity with said Exhibits "A" and "B" shall be immediately corrected by the Sublessor at Sublessor's sole
cost and expense. In the event Sublessor shall, afier notice in writing from the State requiring the Sublessor to comply
wiilt the requirements of this paragraph in regard to a specified condition, fall, refuse or neglect to remedy such
condition, State miay terminate this sublease without further obligation, or as to such specified condition, at its option
and in addition o any other remedy the State may heve, withhold rent due and bring the subleased premiscs into
conformity with said Exhibits al its own cost including State's Administrative costs, if any, and deduct the amount
thereof from the rent that muy then bs or therealler become due hereunder,

11. Sublessor hereby warranis and guarantees that the space subleased to the State will be operated and maintained
free of hazard from Asbestos Containing Construction Materials (ACCM) and agrees to the conditions for survey,
testing, and abatement of ACCM described in Exhibil "B" as applicable. Sublessor specifically aprees that, in the
evenlt the State clects 1o excrcise its rights under the provisions of Paragraph 16 of this sublease, any costs related 1o

abatement or hazard from asbestos shall be the Sublessor's responsibility as described in the aforementioned Exhibii
IIB."

" 12, Sublessor, at Sublessor's sole cost and expense, shall clearly mark the parking spaces described hereinabove as
assigned to the State of California. Sald packing spaces will be arranged and inaintained so as lo provide unobstructed
uccess to cach parking space ol any time. In addition to any assigned parking spaces, State and iis invitees shali have
equat access to common spaces provided to all lenants on  first-come, first-served basis.

13, Sublessor, at Sublessor's sole cost and expense, during the term of this sublease shall funisli the lollowing

services, utilities, and supplies 1o the area subleascd by the State, and also to the "commen” building areas (if any)
such as lobbies, elevators, stairways, corridors, elc., which State shares with cther teannts, il any:

- , Page 4 of 10
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A, Sewer, trash disposal, and water service, including both hot and cold waler te the lavatories except

lavatories in Employment Develapment Department public toilef roomns in lobby areas which need only
cold water,

B. Elevator (if any) service.

C. Electricily and/or gas as necessary to provide power for heating, ventilating, and sir conditioning, and
electrical or gas service as needed for State's operations.

D. Janitorial scrvices sufficient to maintain the inferior in a clean wellmainfained condilion; that is, to
eliminate all visible dust, dirt, litter, grime, stains, smears, finger marks, otc., to the greatesl practical
degree possible, by performing at ieast the following:

Dm’fy.

(I) Dmply and clean ﬂll trash containers, and dmpnse of all trash and rubbish,

(2) Clean apg. mamtmn ina samtnry and odor—&ee condmon all: ﬂoors wash tirrors, basins, toilot bowls,
s and urmnls : : 5

3) I‘urmsh and replenish all Loﬂet ¥oom supphes (mciudmg soap, towe]s, seal covcrs, toilct tissuc, and
_ sanitary nepking).

(4) Siveep or dust mop al! hard surface ﬂnors and carpet sweep all carpeted Aareas, including stairways
* and halls. Offices with hard surface. floors in the public lobby arez shall bc damp-moppcd daily.

+ (5} Remove finger marks and smudges from ull glass enlrauce doors

< {6} Specifically check, and if action is needed then: .

4

& Dust the tops of ail fur mlure, counters, cabmets and _Wmdow snlls (wlnch arg frcc of interfering
ObjCCtS) : ; e

(43 Steam Clean carpcls ta remove all stmns and spots
(2) Clean Drapes.

In the event of failure by the Sublessor to furnish any of the above services or supplies in & satisfaclory manner, the
Stale may furnish the same at its own cost; and, in addition to any other remedy the State may have, may deduel the

amount thercof, including State's Administrative costs, ftom the rent that may then be, or thereaficr become due
hereunder.

il
g
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Repair and

14, A. During the sublease term, the Sublessor shall maintain the subleased premises in good repir and tenantable
Maintenance

condition, 5o s to minimize breakdowns and Joss of the State’s use of the premises caused by deferred or inedequate
meaintenance, including, but not limited to:

(1} Generally muintaining the subleascd premises in good, vermin free, operating condition end
appearance.

{2) Furnishing prempt, good quality repalr of the building, equiptment, and appurienances.

(3) Furnishirg prevenlalive maintenance, including, but not limited to, manufacturcrs recommended
servicing of equipment such as elevator (if any), heeting, ventilating and air conditioning equipment,
and fixtures.

(4} Furnishing and promptly replacing any inoperative light bulbs, fluorcscent tubes, ballast, stacters, and
fihers for the healing, ventileting and nir conditioning equipment a5 required.

(5) Furnishing remedial painting &5 necessary to maintain the premises in a neat, clean snd orderly
condition.

(6) Annual testing and maintenance of all fire extinguishers in or adjacent to the subleased premises.

{7) Repairing and replacing as necessary intrabuilding network cable and inside wire cable used for voice
and data transmission.

(8) Repairing and replacing parking lot bumpers and paving as necessary. Repaint directional arrows,
striping, ¢lc., &s necessury.

{9) Maintaining landscaped areas, including sprinklers, drainage, etc., on a weekly basis, in a growing,
litter-free, weedfiec, and neatly mowed and/or trimmed ¢condition

{10) Repairing and replacing floor covering as necessary. Sublessor, at Sublessor's sole cost, shall arrange
for moving of furniturc and equipment prior and subsequent to the repairing or replacement of floor
covering.

(11) Keeping all walkways, parking lofs, entrances, and auxiliary arcns free of snow, water, oi! spills,
debris, or olher materials which may be hazardous to users of the building.

B, Sublessor shall provide prompt repair or correction for any damage except damage arising from a willfu
or negligent act of the State's agents, employees or invitees.

C. Excepl in emergency situations, the Sublcssor shall give not less than 24 hour prior notice 1o State tenants,
when any pest control, remodeling, renovation, or repair wark affecting the State occupied space mey
result in employee health concerns in the work environment.

D. In csse Sublessor, after notice in writing from the State requiring the Sublessor to comply with the
requirements of this paragraph in regard to & specified condition, shall fail, refuse or neglect to comply
with such notice, ot in the event of an emergency constituting a hazard to the health or safely of the State's
cmployees, property, or invitees, the State may terminate this sublerse without further cbligation or at its
option, perform such maintenance or make such repair at its own cost and, in addition to any other remedy
the Stale tmay have, may withhold rent due and deduct the amount thereof, including necessary costs
incurred by (he State required for the administration of such meintenance and repairs, from the rent that
may then be or therealier become due hereunder,

E. Sublessor understands and agrees that Statc shall net assume any of Sublessor’s obligations under the
Master Legse.

Pzinting 15. In addition o any painting completed prior 1o the commencement of this sublease, and touch-up painting
required afier injtial occupancy upon receipt of writien request from the State, Sublessor agrees al Sublessor's sole cost
and expense 10 repaint ell painted surfaces ([X] interior and [ ] exterior).of the subleased premises in accordance with
the attached Exhibits "A" and "B". In no event shall Sublessor be required to repaint more than once during the first
sixty (60) month period of this sublease after the painting compleled prior to the commencement date, and once during
any sweceeding sixty (60) month period. Sublessor shall, within forty-five {45) days from the giving of any such
notice, arrange for and cormplete the painting. Colors arc to be approved by the State, Sublessor, at Sublessor's sole

cost, shall arrange for moving of furnitwre and equipment prior and subsequent to the repainling, and provide drop
cloths, and covers as necessary,

Change Orders

16. The Stale shall have the right during the existence of this sublease to make change orders and alterations;
and Alterations

allach fixtures; and crect ndditions, structures, or sipns in or upen the subleased premises. Such fixlures, additions,
structures, or signs so placed in or upon or altached o the premises under this sublease or any exiension hereof shall be
and remain the property of the State and may be removed therefrom by the State prior to the tevmination or expiration
of this sublease or any rencwal or extension hereof, or within a reasonable lime thereafter,
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In the event alterations, fixtures, additions, structures, or signs in or upen the subleased premises are desired by
State and State clects not to perform the work, any such work, when authorized in writing by 1he State shall be
performed at Sublessor in accordance with plans and specifications provided by State. Sublessor agrees 1o obtain
competitive bids from at least three licensed contractors and io contract with the lowest bidder. Sublessor further
egrees that the overhead and profit for the work shall not exceed fifteen percent (15%) lolal for Sublessor and any
genetral contractor combined. Within forly-five (45) days afier seceiving Sublessor's notice of completion of the
tequested work and an invoice requesting payment therefor, together with a complete detailed accounting of all costs
for each Lrade, Statc agrees to eilher yeimburse Sublessor by @ single total payment for the cost of such wark; or, with
Sublessor’s prior written approval, State will amortize the cost of the requested work over the remaining term of this
sublease by increasing the monthly rent by an amount to include principal and interest on the unpaid balance. The
inlerest ratc may not exceed the prime rate (the base rate on corporatc loans posted by at least seventy five percent

(75%) of the nation’ § 30 lurgcsi banks) pius 2 percent (2%) as of the datc of the Statc's wrilten authorization 1o
proceed, . = 5 i

In'the: evenl Slatc ten mmﬂtes thls sublcase. on ot afler the end of the firm tcnn, but before the expiralion datc of the
‘suhlcasc, Slate agrees to pay to Sublessor the portion of the principal betance which i is unamortized as of the effcctive

* date. of termination.’ Said paymcnt shalf be 2 smg!c payment to be mads w;thm forty-fiye, (45) days after the effective
até of the lcrmmntlon :

17. The ‘Stite shall not assign this sublease without prior wrlltcn coment of the Sublebsor, WthII shall not be
,:unreasonably withheld. but shall it any event have the rlght to sublet the sublcascd prermsas 5B

‘dcstmcuon Sublessor shalk: forthwuh glvé notnce to Stdte uf the -épcclﬁc number of days rcqulred to tepair the
same. If Sublcssor tnder such ‘¢ircumstances shall not give such notice wuhm fificen (15} calendar ‘days alier such

dcstructmn or 1f such notice shall speclfy that such repairs will require. more than nmcty ¢ days o complete from

' + date such nouce is given, State, /in_either such cvent, at its opuon, and in addman te maintaining occupancy, may
- lmmmntc this sublcabc of, upon uotacc to Sublcssor imay elect to undertake: thc repairs itself, deducting the cost thercof
K l‘ru i the rental due ¢ ot to, hccome_du uud rth:s sublease. and any othcr sub[aasc betwc,cn E,ub]essor and State,

ln the event of any swch destmctmn Dther than total, where the Stntc has not lermmalcd the sublease as herein
provided, of pursuant to ﬂlc telms hergofhas not eleeted to make the repairs 1Lsc]f Sublessor shall diligently prosecuie
the repair of said premtses and, in any event, if said repairs are not completed within the period of thirty {30) days for
destruction aggregating 16 percent (10%) or less of the fioot space, or within the period specified in Sublessor's notice
in connection with partial destruction’ ﬂggrcgatmg more than 10 pmccnt (10%;), the State shall have the option to
terminate this sublease or complete the repairs itself, dsductmg the cost thereof from the rental due or to become due
under this sublease and any other sublcase between Sublessor and State,

In the event the State remains in possession of said premises though partially dainaged, the rental os hergin
pravided shall be reduced by the same ratio as the net square feet the State is thus precluded from occupying bears to
the total net square feet in the subleased premises, “Net square feet” shafl mean actuz! inside dimensions and shall not
include public corridors, stairwells, elevators, and restrooms.

1t is understood and ugreed that the State or its agent has the right to enter its destroyed or partially destroyed
subleased facilities no matter what the condition. “At the State's request, the Sublessor shall immediately identify an

iy
g
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appropriale route through ihe building to access the State sublensed space. 1f the Sublessor cennot identify an

appropriate access roufe, it is agreed that the State may use any and all means of access at its discretlon In order to
criter its subleased space.

21, To the extent authorized by any fire and extended coverage insurance policy issued to Sublessor on the herein

subleased premises, Sublessor hereby wajves the subrogalion rights of the insurer, and releases the State from liability
for any loss or damage covered by snid insurance.

22, Tor those projects defined a5 "public works" pursuant to Labor Code §1720.2, the following shall apply:

A. Sublessor/contractor shall comply with prevailing wage requirements and be subject to restrictions and
penalties in accordance with §1770 et scq. of the Labor Code which requires prevailing wages be paid
to appropriate work clessifications in all bid specifications and subcontracts.

The Sublessorfcontractor shall furnish all subconiractors/employecs a copy, of the Department of
Industrial Relations prevailing wage rates which Sublessor will post at the job site. All prevailing wege
rates shall be obtained by the Sublessor/contractor from:
i Depariment of Industrial Relations

Division of Labor Statisiics and Research

455 Golden Gate Avenue, 8™ Floar

San Francisco, California 94102
C. Sublessor/contractor shall comply with the payroll record keeping and availability requirement of
§1776 of the Labor Code.
Prior to commeneement of work, Sublessor/eontractor shall contact the Division of Apprenticeship

Standards and comply with §1777.5, §1777.6, and §1777.7 of the Labor Code and Applicable
Regulations

23, During the performance of this sublease, the Sublessor shail not deny benefits to any person on the basis of
religion, color, ethnic group identification, sex, age, physical or mental disability, nor shall they discriminate
unlawlully against any employee or applicant for employment because of race, religlon, color, national origin,
ancestry, physical handicap, mental disability, medical condition, marital status, age, or sex. Sublessor shall insure
that the evaluation and treatment of employees and epplicants for employment are free of such discrimination,

Sublessor shall comply with the provisions of the Fair Employment and Housing Act {Gavemment Codc,
Section 12900 et seq.), the regulations promulgated thereunder (California Administrative Code, Title 2, Section
72850 etseq.), the provisions of Article 9.5, Chapter 1, Part 1, Division 3, Title 2 of the Government Code

(Government Code, Sections 11135-11139.5), and the regulations or standards adopied by the awarding State agency
1o implement such article.

24. The State of California supports the use of Disabled Veteran Business Enterprise (DVBE) and California

Cettified Small Business (SB) and we encourage (he Sublessor to utilize DVBE and Certified SB to fulfil] ils sublease
obligation under Lhis sublease.

25. Within fifteen (15) days aller occupancy of the subleased premises by the State, Sublessor shall provide the
State with the name, address, and telephone number of an agency or person convenient to the State as 2 local source of
serviee regarding the Sublessor's responsibilities under this sublease as to repairs, maintenance, and servicing of the
premises and any or all related equipment, fixtures, and apputenances.

26. Sublessor ngrees that the rental provided under the terms of Paragraph 4 hereof is based in part upon the costs
of the services, ulilities, and supplies to be furnished by Sublessor. in accordance with Paragraph 13 hereef, In the
event (he State vacate the promises prior to the end of the term of this sublense, or, if alter notice in writing from the
State, all or any part of such services, uilities, or supplies for any reason arc not vsed by the State, then, in such event,
the monthly rental as to each month or portion thereof as to which such services, ulilities, of supplies are not used by
(hc State shal! be reduced by an amount equal to thc average monthly costs of such unused services, utilities, or

supplies during the six-month period immediately preceding the first month in which such services, utilities, or
supplies are not used.
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Holding Over 27. In the eveni the State remains in possession of the premises after the expiration of the sublease term, or any
exicnsion or renewal thereof, this sublease shall be autoematically extended on a month to meath basis, subject to thirty
(30) days termination by either party, and otherwise on the lerms and conditions herein specified, so far as applicable.
If the last rental amount shown in Paragraph 4 included the amortization of a capital sum expended by Sublessor for
certain alterations and improvements, as desciibed in a separate paragraph herein, and the capitol sum has been fully
minortized, the heldover rent shali be reduced by the amount of the monthly amortization. If the State fails 10 vacaie
the premises within the notice period and remains for an extended pericd, additional rent shiall be paid and prorated on

a thirty (30) day month, based on the actual number of days the State occupies the premises following the effective
date of termination.

Surrender of 28. Upon termination -or expiration of this sublease, the State will peacefully surrender to the Sublessor the
Possession subleased pretmises In a5 good order and condition as when received, except for reasonable use and wear thercol and
damage by, curthquake, Jfire, publlc calamity, the clements, acts of God, or circumstances over which State has no
control.or furvwhlch Sublgssor is respon51ble pursuant to this sublease. The Stale shall have no duly 1o remove any
unprﬂvements or ﬂxf.ulcs plac:t! by it on the premises or to restore any portion of the premises altered by it, save and
‘exccpt in the event Stale clects to remove any such improvements ot fixtutes and such removal causcs damages or

mJury to the. 8U bleasod prem;ses, and lhen only to the extent of any such dnmagc or mjury

Time of Essengé;
Binding upoy” -
Successors -

: c=1s of the cssence of this sublease, and the terms and provisions of this sublcasc shall extend to and be
3 bmdmg upan and inure to the benefit of the heirs, exccumrs, udtmmstrators, successors, and nss:gns io the respective
pam herclo All of the partics hereto shafl be Jomtky and severally hab]c hereundcr

No Oral;

_30 Ttis mutually undersiood and agreed fhat no nltemuons or varmtmus of the terms of this subicase shall be valid
Agreemgnts

unjcss made m_wrmng and, mgned by the pamcs hcreto and lhat 1o ora[ undcrstandmg or agreement not mcorporatcd

Lunl{;ﬁzslul_
]’nymcnts'

; ;__-“B" Pnd “e; :tlerftlﬁed 111 sragral € of this suglcam Pavmr:m mll he mhade by the S!ats sﬂcr (a) mmplcllon by
.;Sublcssor of the alterations and improvements in ,a_ccg_d_gme with s_ld_ﬁxhihm Al and “B*" and “C.* (b) inspection -
ng! “,!QQIUV.I] by a representative of the Dcrmr*.menl «of General Services. and (¢} Subm"'bl!)n by tie Sua]cssm of an

i ji.: mvmc:z i pj ple Lgr guglu_gl_t_(_a;,_wr_lls tqmg_@__rw fied in Parggzaghﬁ of his sub!e:a;e

Indemn iﬂcﬁtl'qn

graes g_;e_ga;g_o_r pay for all)'_‘dﬂ,in_ﬂge roxli J,_ﬂ.tel
prgg_l__lg;s r.lurma il term of ‘this subkagg,_cxc ept_to the extent ths__ LY ngj_;__d_ai’n _g,g__s ,_QLe;gpenscs Stiffalcd b

,ublessmka __th_sresungf_S_u_b_Fs_s_u_r s negtigent or wropgful acts or the w{gulwcti 1g__nder or oy behalf of
lhc Sublessi and/os whcrc lhe Stntc is found to havc no lmbduv bv reason_of anx__lmmuml_y_g_

Fason_ol_an ris mg b}{ statute ar

Sulrl(;‘mm agiees to mdemmf\ und hr}ld ha*mlcss lhc Statc in the igvent of any cl'mn “demand, cause of action,

J_udgwments obh;gta _:_)L@__n,rjlﬂb)g;l;ﬁ, and Mble e)gy:nses which §!a‘e may ;ui[‘er os direcl and proximate result
of the riegli ng_encc o othcr wrongful agt o violation of law bx the Sublcssou_lts cmfiloyess, or any porson or pergans

RS R e

acting undcr Lhe dzrcct mnlrol nnd mlﬂluﬂgg af the. Suhlegmr or_its cmplcy.cs, m conpection witlt the Statc's
ogeupngey. of said fm‘gylse Jml Aurinz the term, g_tlns sublease ise excent to the extent that any such damages or
expenses _sgfﬁgggd_bls_tggc mie thoe _rasj.ull of State's sole 11:}:h£ancc

[N WITNESS WHERLEOF, this sublense has been executed by the parties hereto as of the date first above written,

STATE OF CALIFORNIA SUBLESSOR
Approval Recommendsd
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DEPARTMENT OF GEWERAL SERVICES

PR ;AL SERV|CES BRANCH

By

te Officer
Real Estate Lcasmg emd tanning Scction

Approved

DIRECTOR OF THE DEPARTMENT

COUNTY OF RIVERSIDE

By % Z/m é{

BOB BUSTER Chairman
Board of Supervisors

ATTEST:

KECIA HARPER-IHEM

OF GENERAL SERVICES EE e
/] .
/Vg/%m st Chiet By/]\{,}w
Deputy ks Z/
Rcal Estate Leasing cnd Planning Section
APPROVED AS TO FORM:

PAMELA |, WALLS, County Counsel

ém% M"f G JRJZ F’/p

SYNTHIA M. GUNZEL, Defuty
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COUNTY OF RIVERSIDE EDA LEASE

1. Parties,

1.4 This Lease ("Lease”) is made by and between the County of Riverside, hereinafier
refarred to as “County” and the Spruce Street Professional Building, LLC, hereinafter referred to
as "Lessor”. County and Lessor are hereinafter collec:twely referred to as the 'Parties” or
individually as a "Party”.

2. Premises.

2.1 Letting. Lessor hereby Leases fo County, and County hereby leases from Lessor,
the Premises, for the term, atthe rental, and upon all terms, covenants and conditions set forthin
this Lease. ‘

2.2 Defined. The Premises shall consist of that certain real property, including all
improvements therein or to be provided by Lessor under the terms of this Lease, and commonly
known as a portion of The Spruce Street Professional Building, located in the City of Riverside,
State of California, and generally described as a free standing building consisting of approximately
77,000 square feet with one hundred and seventeen (117) unreserved and unassigned parking
spaces; 30,407 square feet of exclusive space for the County with three (3) parking spaces
reserved for the County and top-of-the-buiiding signage, all as shown on {he site plan attached as
Exhibit "A". It is understood thatthe Premises include all appurtenances and easements thereto
and the non-exclusive right of ingress and egress at all times to and from the public streets and
highways for County, its employees and invitees,

2.3 Preparation of Premises/Acceptance. The rights and obligations of the Pasties
regarding the construction of the Premises before the commencement of the Lease Term are
‘stated In the attached Leasehold Improvement Agreement, Exhibit “B". If this Lease conflicts with
the Leasehold improvement Agreement, the Leasehold Improvement Agreement shall prevail.

2.4  Condition of Premises. Lessor shall deliver the Premises to County ina fully clean
and safe condition, free of hazards and debris, entirely permitted and ‘inspected by local
authorities, on the Commencement Date, and Lessor warrants for the term of this Lease, that all
systems and equipment, inciuding, but not fimited, to, electricai, plumbing, fire sprinkler, fire
suppression system fire/life/safety system, elevators, security systems, lighting, heating, .
ventilating and air conditioning systems ("HVAC"},loading doors, exterior glass and windows if any,
that serve the Premises and all other such elements in the Premises (herein defined as the "Base
‘Building Systems"), other than those installed or constructed by County, shall be in safe, hazard
free, good operating condition, and, the roof, bearing walls and foundation of the Premises shall
be properly maintained and free of material defect.

3 Use.
3.4 County shall use and occupy the Premises for the purpose of providing office space

for use by County, but the Premises may be used for any official business of County government
or any other legal use which is reasonably comparable thereto. Nothing contained in this Lease
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shall be construed to require County to occupy the Premises continuously.

4, Term.

44 Commencement. ThisLease shall be effective uponthe date of its full execution by
the Parlies hereto which includes approval by the County of Riverside, Board of Supervisors, The
narties agree that once the lease is executed by the parties as set forth herein, the Lessor shall
have one hundred and fifty (150) days in which to complete the tenant improvements prior to the
occupancy of the premises by County. The parties acknowledge that the terms of this section 4.1
control the terms of section 4.3 if this lease is not exscuted and approved by the County before
July 1, 2008, The term of this Lease shall be for a period of ten years ("Original Term”)
commencing on the earlier of (a)the date County staff occupies the Premises, or (b) the dats on
which County accepts the Premises for occupancy, which shall occur only after Lessor delivers 1o
County a copy of the final inspection card executed by the appropriate governing authority, a copy
of the elevator certification from the State of California, and provided that County, in its sole
discretion, Is satisfied that all leasehold improvements have been completed in accordance with
Exhibit “B” and Exhibit “F”, excepting minor punchlist tems as determined by the County
("Commencement Date”). The Original Term shall expire at midnight on the last day of the month
in which the tenth anniversary of the Lease Commencement Date occurs (“Expiration Date")
unless sooner terminated pursuant to the terms of this Lease. '

_ 42 Confirmation of Lease Information. Atsuch time as the Commencement Date of

this Lease has been determined, sither Party may deliver to the other Party a notice in the form
set forth in the attached Exhibit *D” which the receiving Parly shall execute, after making any
corrections necessary to conform the information to the provisions ofthis Lease, and returnto the
forwarding Party within thirty (30) days after receipt. Either Party will use reasonable efforts to
deliver the notice to the other Party within thirty (30) days after the L.ease Commencement Date.
Anything to the contrary notwithstanding, fallure to forward or execute said notice shall. not
invalidate or nullify the provisions of this Lease.

4.3  Delay in Delivery of Premises. If the Originai Term of this Lease has not
commenced by December 1, 2006, County may, at its sole option, either: (a) deduct from any
rents that may become due hereunder the sum of $2,000 for each day the Premises are not
substantially complete and available for occupancy as per paragraph 2.4 (except if delay is due to
change orders in the tenant improvement construction that delay delivery and are requested by
the County, unforeseeable government reguiatory or, weather related factors, or the delay is
caused solely by the negligence or misconduct of the County) after said date, as liquidated
damages for failure to provide occupancy in a timely manner as prescribed hersunder. Lessor
and Cotinty agree.that such damages are to be one of the mutually extlusive remedies, as
prescribed in this Section 4, for such failure, in that at the fime of entering into this Lease it would
be impractical and extremely difficult to fix the actual damages that would flow from Lessor's
failure to provide occupancy in a timely manner, including, but not limited to, the difference in
money betwean the total sum to be paid by County to another party for rent to Lease such party's
real property, if the rental hereunder is less than the rental to be paid such other party; or if the
Original Term of this Lease has not commenced by December 1, 2008 , or {b) cancel this Lease,
and Lessor hereby waives any and alt rights that it may have against County for any cosis,
expenses and/or charges that Lessor may have incurred as a result of preparing the Premises for
occupancy. -
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4.4  Holding Over. Any hoiding over by County after ihe expiration of said term or any
axtension thereof shall be deemad a month-to-month tenancy upon the sams terms and
conditions of this Lease.

5y Rent. The anniversary dates shall be deemed to fall on the first day of the first full month of
each lease year following commencement of the Lease Term.

54 Rent. County shall receive the first three- months rent free plus $10,000 for
construction of top-of-building signage from Lessor. Thereafter, County shall pay the sum of
$63,854.70 per month to Lessor per month as rent for the Premises during the term ofthis Lease
as indicated below:

Amount Year
$63,854.70 First
$65,770.30 Second
$67,743.40 Third
$69,775.70 Fourth
$71,868.90 Fifth
$74,024.90 Sixth
$76,245.60 : Seventh
$78,632.90 - Eighth
$80,888.80 Ninth
$83,315.40 Tenth

Said monthly sums shall be payable, in advance, on the first day of the month or as soon
thereafter as a warrant can be issued in the normal course of County's business; provided,
however, in the event rent for any period during the term hereof which is less than one (1) full
" calendar month said rental shall be pro-rated based upon the actual number of days of said
month.

5.2 Tenant Improvements (Tis). Tenant improvement costs are those costs for
customizing and configuring the County's 26,798 square feet of dedicated space perthe County's
space plan (exctuding restrooms), County Tls shall include: construction drawings and.
engineering costs for Tls, carpeting, flooring, paint, automatic door openers at main jobby, hard
walled offices, break rooms, data rooms, HVAC, heat pumps, ducting, conference rooms, storage
and supply rooms with locking hardware, electrical and to office and modular furniture, eic. Note:
data lines and connectivity will be contracted with County Vendors at County cost. Lessor.to
provide restrooms and elevator lobbles.on the fourth and fifth floors. County's tenant
improvemment (T1) costs are those costs above the $35 par square foot or §937,930 total allowance
jor.Tis and $10,000 top-of-building signage allowance provided by Lessor. Such amount will be
set forth in writing by an addendum to this Lease. County will pay additional T1 costs in lump sum.

5.3  AnnualIncrease. As reflected in the provisions of Section 5.1 herein, the monthly
rent shall be increased on each anniversary of this Lease by an amount equal to three percent
(3%) of such monthly rental. Lessor may have the opportunity to recoup pro-rated buiiding .
operational expenses only (such as utilities, janitorial services and minor maintenance costs)over.
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three percent (3%) but not more than five percent (5%} annually if such costincreases exceed 3%
from year to year. The actual costs during the first year of occupancy starting 2006 shall serve as
the base year to make such determination, Detailed documentation shall be required to obtain
this additional reimbursement of cosis. '

8. Options,

6.1 Option to Extend Term. Lessor grants to County two option(s) to extend the
Lease term ("Extension Option{s})"). Each Extension Option shall be for a period of two years
(“Extended Term”), subject to the conditions described in this Section 6.1.

641 Exercise of Option. The Extension Option(s) shall be exercised by County
delivering 1o Lessor written notice thereof no later than six months prior, but notmore than twelve
months prior, to the expiration of the Original Term or any extension thereof.

6.1.2 Option Rent. The rent payable by County during any Extended Term shall
be negotiated at time of the extension in a written amendment to thi_s Lease.

61.3 Al terms and conditions of this Lease with exception of Rent and Lease
Term shall remain in full force and effect during the Extended Term.

6.2 . Right of First Offer to | ease Additional Space. Lessor hereby grants to County a
right of first offer io lease the other premises in the building containing the leased Premises
("Adjacent Premises"), in the event Lessor receives a first offer from a third party to lease any
portion of the Adjacent Premises, which offer is acceptable to Lessor. Lessor shall promptly notify
County in writing of the offer, including the square footage of the po rtion of the Adjacent Premises
proposed to be let and other terms and conditions of the offer. County shalt have fen (10) days
within which to notify Lessor in writing whether County agrees to lease the portion of the Adjacent
Premises under such offer upon the terms and conditions set forth in such offer. In the event
County fails to give written notice of its election 1o lease the proposed additional space, Lessor
shall be free to accept the bona fide offer and lease the Adjacent Premises to the third party. If.
the third party fails to lease such partion of the Adjacent Premises and the Adjacent Premises (or
remaining portion of the Adjacent Premises) remains available, Cou nty shall have the same right

of first refusal granted herein with regard to any future offer to lease such portion of the Adjacent
Premises. : :

6.3 . Right of First Offer to Extend Lease Term. At such time as the Original Term
and/or Extended Terms have expired, in further consideration of the Rent, Covenanis, and
Conditions to be paid, performed, and observed by County, Lessor hereby grants to County a right
of first offer to extend the Lease of the Premises. In the event Lessor receives a bona fide offer
from a third party to lease the Premises, which offeris acceptable to Lessor, Lessor shall promptly
notify County in writing of the offer, including the amount of rent offered and other terms and
conditions of the offer. County shall have thirty {30) business days within which to notify Lessor in
writing whether County agrees fo extend the Lease of the Premises on the same terms and
conditions as the third party offer. in the event County elects to extend the Lease of the
Premises, the Leass shall be subject to the same terms and conditions as the third party offer,
including, but not fimited to, amount of rent, term, and commencement date. Inthe event County
fails to give written notice of its election 1o axtend the Lease of the Premises, Lessor shall be free
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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, County shall have the same right of first
refusal granted herein with respect fo a bona fide offer to lease the Premises by a subsequent
third party offerer.

6.4 County's Right to Termination After Five Years of Occupancy. The Parties
hereto recognize and understand that the rental consideration hereunder originates from County,
State and/or Federal sources, and therefore County shali have the right to terminate this Lease,
after five years of occupancy, if: (a) such funding is reduced-or otherwise becomes unavailable, or
is not appropriated in the County's annual fiscal budget, or {b) any law, rule or regulation
preciudes, prohibits or materially adversely impairs County's abliity to use the Premises for the
use permitted herein, or (c) if County in its sole discretion determines that the Premises are no
longer suitable for its use for any reason or cause. In such event, County agrees {o provide
written notice of their intention to exercise the five year termination clause to Lessor no less than
60 days prior o the date that County seeks o vacate the Premises. Lessor is entitled to recover
from County the unamortized portion of the tenant improvements that remain on the balance of
the lease as compensation for such early termination, The monthly payment for the tenant
improvements s estimated to be $12,394.81 @ 10% interest (See Section 5.2 above forthe gross
amount of improvements over the span of the original lease term calculated herein on & monthly
basis) and the termination fee shall be the principal amount due at the time of termination of the
laase as reflected in the Balance Due column as demonstrated in Attachment 1", atlached herato,
and said amount shall be payment in full by County to-Lessor for all amounts due and owing
based upen the County's exercise of the early termination clause set forth in this section 6.4 of
this agreement. The amounts set forth in Attachment “I" are based on an estimated interest rate of
10%, the amount that will be due in the case of early termination shall be based on the
ouistanding principal remaining calculated on the ten year amortization schedule and the actual
interest rate obtained for the financing of the improvements. This amount shall be setforthin a
written amendment to this agreement and shall be subject to the review and approval of the
Assistant County Executive Officer of the Economic Davelopment Agency. (Attachment "I is an
estimated amortization schedule of the tenant improvements).

6.4,1 Notice. Afierfive years; County may provide Lessor with writien-notification
of its election to terminate this Lease at least sixty days prior to the date of termination.

6.5 Terminafion for Cause. Failure of Lessor to comply with the obligations set forth
in this Lease or imposed by fedsral, state or local law or regulation shall be grounds for
termination for cause of this Lease. This Lease may be terminated for cause by providing thirty
(30) days writlen notice to Lessor. County shall pay all rent due and owing up 10 the thirty day
termination date set forth in the notice. After the thirty (30) day effective date of the termination,
Lessor and County shall be discharged of all future obligations under this Lez.., evcept those
provisions that by their terms, survive the expiration or earlier termination of the Lease,

7. Compliance.
7.1 Compliance. Lessor warrants that ihe Premises and improvements on the
Premises shall comply with all applicable State and Federal laws, covenants or restrictions of

record, building codes, regulations and ordinances ("Applicable Requirements”) in effect as of the
Commencement Date of this Lease, regardless of the use to which County will putthe Premises.
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If the Premises do not comply with said warranty, Lessor shall, promptly after receipt of written

notice from County, or any governmental agency having jurisdiction over such matters, setling

forth the nature and extent of such non-compliance, rectify the same at l.essor's expense. |fthe

- Applicable Requirements are hereinaiter changed so as to require during the term of this Lease,

unless same is the result of the use to which County puts the Premises, the construction of an.
addition to or an alteration of the Premises, the remediation of any Hazardous Substance as

hereinafter defined; or the reinforcement or other physical modification of the Premises Lessor
shall, promptly after receipt of written notice from County or any governmental agency having

jurisdiction over such matters setting forth the nature and extent of such non-compliance, rectify
the same at Lessor's expense.

72 Americans With Disabilities. Lessorwarrants and represents the building exterior
and common areas of the building shall be readily accessible to and usable by individuats with
disabiitties in compliance with Title 11l of the Americans with Disabilities Act of 1980 and California
Title 24, as amended from time to time and regulations issued pursuant thereto and in effect from
time totime. Any cost incurred o cause the exterior of the building and common arsas to comply
with said Act shall be borne by Lessor.

74 Asbestos and Lead Based Paint. Lessor warrants and represents the Premises
shall be constructed, operated and maintained free of hazard from asbestos and lead-based
paint, as more fully set forth in the attached Exhibit "C". :

74 Hazardous Substance. It is the intent of the Parties to construe the term
"Hazardous Substances” in its broadest sense. Hazardous Substance shall be defined as any
product, substance, or waste whose' presence, use, manufacture, disposal, transportation, or-
release, either by itself orin combination with other materials, is either: {a) potentially injurious to
the public health, safety or welfare, the environment'or the Premises; (b) regulated or monitored
by any governmental authority; or (c) a basis for potential liability of County to any governmental
agency or third party under any applicable statute or common law theory.

Lessor acknowledges that County's use may from time 10 time require the presence of
Hazardous Substances at the Premises. Lessee agrees that all such Hazardous Substances
located in, at, or on the Premises shall be used, stored, handled, treated, transported, and
disposed of in compliance with all applicable laws.

Lessor warrants and represents to County that Lessor has not used, discharged, dumped,
spilled, maintained, or stored any Hazardous Substances on or about the Premises, whether
accidentally or intentionally, legally or illegally, and has received no notice of such occurrence and
has no knowledge that any such condition exists at the Premises. If any claim is ever made
against County relating to Hazardous Substances present at or around the Premises, whether or
not such substances are present as of the date hereof, or any such Hazardous Substances are
hereafter discovered at the Premises (unjess introduced by County, its agents oremployees), all
costs of removal incurred by, all liability imposed upon, or damages suffered by County because
of the same shall be borne by Lessor, and Lessor hereby indemnifies and agrees to be
responsible for and defend and hold County harmless from and against all such costs, losses,
liabilities and damages, including, without limitation, all third-party claims (including sums paid in
settlement thereof, with or without legal proceedings) for personal injury or property damage and
other claims, actions, administrative proceedings, judgments, compensatory and punitive
damages, lost profits, penalties, fines, costs, losses, attorneys' fees and expenses (through all
leve's of proceedings), consultants or experts fees and costs incurred in enforcing this indemnity.

Page 6 of 22



) : i“_lj

The representation, warranty and indemnity of Lessor described in this Paragraph shali survive
the termination or expiration of this Lease.

7.5  Sick Building Syndrome. Lessor warrants and represents the Premises shall be
construcied, operated and maintained free of ceriain hazards, inciuding, put not limitad to: spores,
fungus, moids, bacteria, chemicals or fumes or other causes of any hazardous micro-
envifonments, sometimes known as “Sick Buiiding Syndrome”, emanating from or within the
Premises that may potentially cause discomfort, bodily injury, sickness or death, Should it be
determined that remediation is necessary based on a report by a trained investigator, Lessor will
promptly contract with a qualified and experienced company o safely remove the micro-
environments using remediation guidelines recommended or required by the appropriate
governmental agency. Any cast incurred to cause the Premises to be free of such hazard shall be
borne by Lessor. '

76 Waste Water. Lessor shall be responsible for compliance with all Federal, state or
local laws, reguiations or permits pertaining to storm water pollution, prevention plans ("SWPP")
and all National Pollution Discharge Elimination System ("NPDES") laws or regulations adopted or
to be adopted by the United States Environmental Protection Agency. Parking lot sweeping shali
be done as required by NPDES rules or as needed, at least two times per year, once prior io the
rainy season. ' '

8. Custodial Services.

84 Custodial Services. Lessor shall provide, or cause to be provided, and pay for all
custodial services in connection with the Leased Premises and such services shall be provided as
set forth in the attached Exhibit “E”. The provider of such custodial services will perform
background checks, in the manner specified by County, of qualified permanent and temporary

_employees to determine their suitability for employment. The provider will be bonded for at least
the sum-of $10,000.00, and proof of such insurance, as supplied by the Lessor, shall be furnished
prior to occupancy of Premises by Gounty. In addition to bonding as required herein, Lessor shall
also recelve proof of statutory workers’ compensation insurance, commercial general liabiiity and
Vehicle Liability Insurance from the provider of any custodial functions performed atthe Premises.

8.2 County's Right to Provide Custodial Services and Deduct Cost. ¥ County
provides written notice to Lessor of an event or circumstance that requires the action of Lessor
-with respect to the custodial services as setforth in Section 8.1 and Exhibit "E", and Lessor fails to
provide such action as required by the terms of this Lease within three (3) days of County's notice,
County may take the required action to provide custodiél services by its staff or those of &
custodial contractor if: (1) County delivers to Lessor an additional written notice advising Lessor
that County intends o take the required action if Lessor does 16t begin the required action within
forty-eight (48) hours after the written notice; and (2) L essor fails to begin the required work within
this forty-eight (48) hour period or promptly and diligently complete the required work. Upon
demand by County, Lessor shall promptly reimburse County the actual cost and expenses thereof,
providad said costs and expenses are reasonable. Shouid Lessor fall to promptly pay the cost and
expenses, County may deduct and offset that amount from Rent payable under this Lease. For
purposes of this Section, notice given by fax or e-mall shall be deemed sufficient.
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9. Utilities.

94 Lessorwatrants and represents {0 County that during the term of this Lease and any
extension thereof that sufficient utility services to provide water, telecommunications, electric
power, natural gas and sewers necessary to meet County's requirements exist or are available for
use by County within the Premises.

9.2 Countyshall payforallits own telephone services within the leased space which will
be used in connection with the L eased Premises. Lessor shall provide, or cause to be provided,
and pay for all other utility services, including, but not limited to electrical, water, natural gas,
refuse collection, and sewer services, as may be required in the maintenance, operation and use
of the Leased Premises. :

10. Repairs and Maintenance,

.- 404 Lessor's Repair and Maintenance Obligations. Lessor shall, at Lessor's sole
expense and in accordance with the terms of this Lease, repair, replace and maintain in attractive
condition, good order and function throughout the term in accordance with Exhibit “F", General
Construction Specifications for Leased Facilities: (a) the structural portions of the Premises
(understood to include the roof, foundation and load bearing walls); (b) the nonstructural portions
of the Premises (understood to include the roof covering and membrane), including but not limited
to, all improvements such as interior carpet, tile, and paint, alterations and fixtures, but excluding
surnishings; (c) all systems and equipment, including but not limited to, Base Building Systems as
defined in section 2.4 of this agreement; and (d) the exterior portions of the Premises, and real
property including, but not limited to, windows, paint glterations ‘and fixtures and doors,
landscaping, driveways, sidewalks, lighting and parking facilities servicing the Premises. it is the
intent of this paragraph that Lessor performs any and all building repairs, replacements and
maintenance. Lessor agrees to make all repairs to or alterations of the Premises thal may
become necessary by reason of industry standard for age, wear and iear, vandalism, deferred

maintenance or defects in any construction thereof by Lessor.

10.2 Lessor's Default. Repairs shali be made promptly when appropriate to keep the
applicable portion of the Premises and other items in the condition described in this Section.
| essor understands certain response time is required to ensure County operations continue with
minimal interruption to ensure the safety of employees and delivery of services. Repairs or
maintenance as determined by Agency; must be commenced and diligently completed within eight
(8) hours from written notice (which must identify the problem or condition). Lessor shall notbe in
default of its repair and maintenance obligations under this Section 10, if Lessor commences and
diligently and promptly completes the repairs and maintenance within eight (8) hours of the
sforementioned areas and within thirty (30) days for all sther circumstances after written notice by
County to Lessor of the need for such repairs and maintenance, as determined by the County. If
L essor defaults with timely repairs and maintenance, County may exercise its right for eariy
termination under section 6.5 of this agreement. Lessor shall not be in default for extraordinary
repairs or capital improvemeants in which Lessor is diligently providing services even though such
services may exceed the thirty (30) day timeframe, but instead shall be governed by the timeframe
io be agreed to between the parties as to completion of the extraordinary repairs and capital

improvements.
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10.3 County's Right tc Make Repairs and Deduct Cost. If County provides notice {0
| essor of an event or circumsiance that requires the action of Lessor with respect {0 the
replacement, repair or maintenance {o the Premisss or Base Building Systems serving the
Premises as set forth in Section 10.1 and Lessor fails to provide such action as required by the
terms of this Lease within the period specified in Section 10.2, County may (but shall not be
obligated to do so) take the required action if: (1) County delivers to Lessor an additional writien
notice advising Lessor that County intends to take the required action if Lessor does notbegin the
required repair or maintenance within twenty-four (24) hours, after the written notice; and (2)
Lessor fails to begin the required work within this twenty-four (24) hour period or fails to diligently
and promptly complete the required work, as determined by the County.

10.3.4 Lessor grants to County a license, effective during the Lease Term, io enter
upon those portions of the Premises access to which is reasonably necessary for County totake
such action. -

: 40.3.2 If such action was required under the terms of this Lease to be taken by
Lessor, County shall be entitled to prompt reimbursement by Lessor of County’s reasonable costs
and expenses in taking such action, plus interest at the then-prevaliing legal rate of interest from
the date these costs are incurred until the date of Lessor's repayment. Lessor's obligation to -

reimburse County shali survive expiration or earlier termination of this Lease.

10.3.3 i, within thirty (30) days after receipt of County's wriften demand for
payment of County’s costs incurred in taking such action on Lessor's behalf, Lessor has not paid
ihe invoice County may deduct from Rent payable by.County under this Lease the amount set
forth in the invoice, plus interest at the interest rate described above from the date these costs are
incurred until the date of County's Rent set off. '

10.4 Emergency Repairs.

40.4:1 An "Emergency Repair Situation” is defined as the existence of any
condition that requires promptrepair, replacement or service to minirize the impact of an event or
situation which affects County's ability fo conduct business in a neat, clean, safe and functional
environment.

10.4.2 If County notifies Lessor of an Emergency Repair Situation which cccurs in
or about the- Premises which is the responsibility of the Lessor-to repair or maintain, then Lessor
shall commence appropriate repairs or maintenance immediately after notice of the condition is
given by County, which notice may t= via telephone, facsimite, personal contact or any other
means, and Lessor shall thereafter promptly and ditigently complete said repairs or maintenance.

40.4.3 If Lessorfails o promptly and diligently complete the repairs or maintenance
within twenty-four (24) hours of the aforementioned notice, or if the County is unable to contact
Lessor or any designated agent within a reasonable time based upon the seriousness of the event
or situation, County may, but shall not be so obligated to, cause said repairs or replacements to
ne made or such maintenance to be performed. Upon demand by County, Lessor shall promptly
reimburse County the actual cost and expenses thereof, pravided said costs.and expenses are

Page 9 of 22



C L P

reasonable. Should Lessor fail to premptly pay the cost and expenses, County may deduct and
offset that amount from Rent payable under this Lease.

10.5 Periodic Services. | assor shall provide, of cause 10 be provided, and pay for all
Periodic_Services as defined and set forth in the attached Exhibit "E-1".

14 Alterations and Additions.
11.1 improvements by Lessor.

" 41.1.1 Lessor recognizes and understands that any County improvements
requested by the County to be completed by Lessor during the term of this Lease shall be
underzken according to Exhibit "F°, General Construction _Speciﬁcations for Leased Facilities,

14.1.2 Lessor recognizes and understands that any County improvements
requested by County may be subject to the provisions contained in the California Labor Code
(commencing with Section 1720). Lessor and Lessor's contractors may be subject to audit to
confirm compliance with wage scale regulations.

11.1.3 Lessor shall comply and stay current with all applicable local, state and
federal building codes and laws as from time to time amended, including but not limited to, the
Americans with Disabilities Act requirements in providing the County with any requested County

'improvements. '

41.1.4 i any agency, division or department of any governme'nta! entity with
appropriate jurisdiction condemns the Premises or any part of the Premises as unsafe or not in
conformity with any of the laws or regulations controlling their construction, occupation or use, or
orders or requires any alteration, repair or reconstruction of the Premises the responsible party
shall be the Lessor who atits sole cost and expense (and without any right of reimbursement from
County) immediately effect all necessary alterations and repairs required for the Premises full and
gxact compliance. :

11.1.5 Lessor shall cause all County improvements to be lien free, completed at
| essor's cost in a workmanlike manner and in compliance with all applicable law,

11.4.6 County agrees when requested by Lessor to execute and deliver any
applications, consents or other instruments required to permit Lessor to complete such County
improvements or {0 obtain permits for the work.

11.1.7 Due to County fiscal year funding ang accounting practices, any costs due
to Lessor for reimbursement of tenant imprevements during the term must be invoiced and
ceceived by the County prior to May 1% of each fiscal year in which- services to County were
provided to ensure payment. :
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11.2 Improvements by County.

11,24 Any alterations, improvements orinstaliztion of fixtures to be undertaken by
County shall have the prior written consent of Lessor. Such consent shall not be unrsasonably
withheld, conditioned or delayed by Lessor.

11.2.2 Al alterations and improvements made, and fixtures installed, by County
shall remain County property and may be removed by County at or prior to the expiration of this
Lease; provided, however, that such removal does not cause injury or damage to the Leased
Premises beyond normal wear and tear with any such damages beyond normal wear and tear to

be pa_i'd' for by County.

11,3 Communications Equipment. County may, from time 1o time, install maintain,
replace and/or remove any satellite dishes, links, duct bank or antennas on the grounds, roof
andfor exterior walls or parapet of the Premises as County deems reasonably necessary or
desirable for County use only, provided County shall first obtain Lessor’s written approval, which
approval shall not be unreasonably withheld, conditioned, or delayed, Upecn the removal by
County of any such satellite dishes, links or antennas, County shali repair any damage incurred in
connection with such removal.

12. Indemnification and Insurance,

12.1. Definition of “County Parties” and “Lessor Parties”. For purposes of this
Saction 12, the term “County Parties” refers singularly and collectively to the County, Special
Districts, ‘their respective directors, officers, Board of Supervisors, agents, employees, and
independent contractors as well as. to all persons and entities claiming through any of these
persons or entities, The term "Lessor Parties” refers singularly and collectively to Lessorand the
partners, venturers, trustees, and ancillary trustees of Lessor and the respective officers,
directors, shareholders, members, parents, subsidiaries, and any other affiliated entities, personal
representatives, executors, heirs, assigns, licensees, invites, beneficiaries, agents, servants,
employees, and independent contractors of these persons or entities.

412.2 indemnification and Held Harmiess.

12.21 Lessor shall indemnify defend and hold harmiess the County Parties from
any liability whatsoever, including but not limited to, property damage, bodily damage, bodily
injury, or death, or from any services provided by Lessor Parties or any act, error, omission, of
Lessor Parties or of any invitee, guest, or licensee of Lessor and any other related third party in,
on, or about the Project arising out of, from or in any way relating to this Lease. When
indemnifying Coumy Pariies, Lessor shall defend at its sole cost and expense, including but not
limited to, attorney fees, cost of investigation, defense and settiements or awards, on behalf of the

_County parties in any claim or action based upon such liability,

12.2.2 County shall indemnify and hold harmless the Lessor Parties from any
liability whatsoever, including but not limited to, property damage, bodily injury, or death, based or
asserted on events which may occur within the County leased premises and is underthe exclusive
control of the County arising out of or from its use and occupancy relating fo this Lease. County
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Parties shall not indemnify Lessor Parties for fiability arising within the County leased Premises
.when such liability arose out of or is related to Lessor's responsibilities under the ferms of this
| ease. County shall defend at its sole cost and expense, including but not limited to, attormney
fees, cost of investigation, defense and settlements or awards, on behaif of the Lessor Parties in
any claim or action based upon such liablilty.

12.2.3 With respect to any action or claim subject to indemnification herein, the
indemnifying party shall, at their sole cost, have the right fo use counsel of their choice and shall
have {hé right to adjust, settle, or compromise any such action or claim without the prior consent
of the indemnified party; provided, however, that any such adjustment, settlement or compromise
in no manner whatsoever limits or circumscribes the indemnifying party's obligation to indemnify
as set forth herein. '

_ 12.2.4 Theindemnifying party's obligation hereunder shall be satisfied when they
have provided the indemnified party the appropriate form of dismissal relisving the indemnified
party from any liability for the action or claim involved.

12.2.5 The specified insurance limits required in this Lease shallin no way limit or
circumscribe the indemnifying party's obligation to indemnify as set forth herein.

12.2.8 Inthe eventthere is conflict between this clause and California Civil Code
Section 2782, this-clause shall be interpreted to comply with Civil Code 2782. Such interpretation

shall not relieve the indemnifying party's obligation to provide indemnification to the fullest extent
allowed by law.

12.2.7 Survival of Indemnification. The paragraphs of this Section 12 shall
survive the expiration or earlier termination of this Lease until all claims against County Parties

involving any of the indemnified matters are fully, finally, and absolutely barred by the applicable
statutes of limitations.

12.3 Insurance:

- 12.3.1 ‘Lessor's Insurance. Without limiting or diminishing any indemnification
contained within this Lease, Lessor and/or their authorized representatives, including, if any, a
property management company, shall procure and maintain or cause o be maintained, at its sole
cost and expense, the following insurance coverage during the term of this Lease.

12311  Workers’ Compensation. Workers' Compensation Insurance
(Coverage A) as prescribed by the laws of the State of California. Policy shall include Employers'
Liabifity (Coverage B) including Occupational Disease with fimits not less than $1,000,000 per
person per accident. The policy shall be endorsed to waive subrogation in favor of The County of
Riverside. ' '

12.3.1.2 Commercial General Liability. Commercial General Liability
Insurance coverage, including but not limited fo, premises liability, confractual liability,
products/completed operations, personal and advertising injury, cross liability coverage and
employment practices liability covering bodily injury, property damage, and personal injury arising

Page 12 of 22



‘.

Li &

v ' ' | ( ‘]

out of or relating, directly or indirectly, to the design, construction, maintenance, repair, alteration
and ownership of the Premises and all areas appurtenant thereto including claims which may
arise from or out of Lessor's operaticns, use, and management of the Premises, of the
performance of its obligations hersunder. Policy limits shall not be less than $1,000,000 per
occurrence. If such insurance contains & general aggregate fimi, it shall apply separately to this
Lease or be no less than two (2) times the occurrence limit. The County shall be listed as
additional insured under Lessor's Commercial General Liability Insurance.

12.3.1.3  Vehicle Liability (if applicable). If vehicles or licensed mobiie
equipment are used on the leased premises, Lessor shall maintain auto liability insurance for all
owned, non-owned or hired automabiles in an amount not less than $1,000,000 per occurrence
combined single limit. '

12.3.1.4  Property (Physical Damage).

‘ (a) All-Risk real property insurance coverage, if applicable, for the full replacement
cost value of buildings, structures, fixtures, all improvements therein, and building systems on the
leased premisas as the same exists at.each early anniversary of the term. Policy shall include
Business Interruption, Extra Expense, and Expediting Expense coverage as well as coverage for
ofi-premises power failure. Policy shall name the County as a Loss Payse as its interests may
appear., _

(b} Boiler and Machinery insurance providing coverage for at least but not limited to,
all high voltage electrical and rotating mechanical equipment on a full replacement cost value
basis. Policy shall provide Business Interruption, Extra Expense, and Expediting Expense
coverage as well as coverage for off-premises power failure. Policy shall name the County as a
| oss Payee as its interests may appear. '

(c) During such time, prior to the commencement of this Lease while Lessor is
preparing the Premises in accordance with Exhibit “B", Lessor shall keep or require its Gontractor
to keep in full force and effect, a policy of Course of Construction Insurance covering loss or
damage to the Premises for the full replacement value of such.work. The Named Insured shal
include the Lessor, County and Contractor as their interests appear. Lessor or their Contractor
shall be responsible for any deductible payments that result from & loss at the Premises under this
coverage. I, at the time of any loss to the property described on Exhiblt “B", itis determined that
the insurance has not been carried or the insurance does not cover the loss of property being
installed, the Lessor shall be responsible to pay the loss without contribution from the County.

12.3.1.5  General Insurance Provisions — All Lines,
(a) Anyinsurance carmier providing Lessor's insurance coverage hereunder shail be
admitied to the State of California and have an A.MM. BEST rating of not less than an A: VII! (A:8)
uruess such reguirements are waived, in writing, by the County Risk Manager. If the County’s
Risk Manager waives a requirement for a particular insurer such waiver is.only valid for that
specific insurer and anly for one policy term.

(b} The Lessor or Lessor's insurance carrer(s) must declare its insurance
deductibles or self-insured retentions. If such deductibles or self-insured retentions exceed
$500,000 per occusrence such deductibles and/or retentions shall have the prior written consent
of the County Risk Manager before the commencement of the Lease term. Upon notification of
deductibles or self insured retentions which are deemed unacceptable to the County, at the
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election of the County's Risk Manager, Lessor’s carriers shall either: 1) reduce or eliminate such
deductibles or self-insured retentions as respects this Agreement with the County, or 2) procure a
bond which guarantees payment of losses and related investigations, claims administration,
defense costs and expenses.

(c) At the inception of this Lease and annually at the Lessor's insurance policy
renewal date(s), the Lessor shall cause their insurance carier(s) to fumnish the County of
Riverside with 1) a properly executed original Certificate(s) of Insurance and certified original
~ copies of Endorsements effecting coverage as required herein; or, 2) if requested to do so orally
or in writing by the County Risk Manager, provide original certified copies of policies inciuding all
Endorsements and all attachments thereto, showing such insurance is in full force and effect.
Furiher, said Certificate(s) and policies of insurance shall contain the covenant of the insurance
carrier(s) shall provide no less than Thirty (30) days written notice be given to the County of
‘Riverside prior to any material modification or canceliation of such insurance. In the event of a
material modification or cancellation of coverage, this L ease shall terminate forthwith, unless the
County of Riverside receives, prior {0 such effective date, another properly executed original
Certificate of Insurance and original copies of endorsements or certified original poficies, including
all endorsements and attachmenits thereto evidencing coverage and the insurance required herein
is in full force and effect. Individual(s) authorized by the insurance carrier to do so on its behalf
shall sign the original endorsements for each policy and the Certificate of Insurance. The Lease
term shall not commence until the County of Riverside has been furnished original Certificates(s)
of Insurance and certified original copies of endorsements or policies of insurance inciuding all
endorsemerits and any and all other attachments as required in this Section.

(d) It is understood and agreed by the parties hereto and the Lessor's
insurance company(s) that the 1) Certificate(s) of Insurance and policies shall so covenant and
shall be construed as primary insurance, 2) the County shall be added as an additional insured
with proper endorsement from the Lessor's insurance company(s) excepting vehicle liability and
workers compensation liability policies of the Lessor, and 3) the County’s insurance and/or
deductibles and/or self-insured retentions or self-insured programs shall not be’ construed as
contributory.

41232 Lessee’s Insurance: The Lessee maintains funded programs of Self-
Insurance. Lessee shall provide to Lessor a Certificate of gelf-Insurance evidencing the Lessee's
gelf-Insurance for the following coverage:

12.3.2.1 Workers' Compensation $1,000,000 per occurrence
12.3.2.2 Commercial General Liability $1,000,000 per occurrence
19323 Automobile Liability (if applicable) ~ $1,000,000 per occurrence

13. Damage and Destruction.

13.1 Repair of Damage. County agrees o notify Lessor in writing promptly of any
damage fo the Premises resulting from fire, earthquake, or any other identifiable event of a
sudden, unexpected, or unusual nature (*Casualty”). If the Premises, whether covered by
insurance or not, are damaged by a Casuaity, or the Casualty resuits inthe Premisas not baing
provided with Base Building Systems cr.parking facilities, and if neither Lessor nor County has
electad to terminate this Lease under this Section 13, Lessor shall promptly and diligently restore
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Premises, the County Improvements originally constructed by L essor, Base Buiiding Systems, and
County's parking facilities to substantially the same condition as existed before the Casualty,
subject to modifications reguired by building codes and other laws. If County requests that Lessor
make any modifications to the County improvements in connegtion with the rebuiiding, 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 County tmprovements; or {v)
an agreement by County that the additicnal construction period shall not extend the rent

abatement period.

13.2 Repair Period Notice. Lessor shall, within thirty (30) days after the date of the
Casualty, provide written notice to County indicating the anticipated period for repatring the
Casualty ("Repair Period Notice'). The Repair Period Notice shall be accompanied by a certified
statement executed by the contractor retained by Lessorto complete the repairs or, if Lessor has
not retained a contractor, a licensed contractor not affiliated with Lessar, cerifying the contractor's
opinion about the anticipated period for repairing the Casualty. The Repair Period Notice shall
also stats; if applicable, Lessor's election either {o repair or to terminate the Lease under Section
13.3. ' :

13,3 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 excesds ninety (80) days from the date of the Casualty; or (b) the estimated
repair cost of the Premises, even though covered by insurance, exceeds fifty percent (50%) of the
full replacement cost. .

13.4 Gounty’s Option to Terminate. f{a) the Repair Period Notice provided by Lessor

.indicates that the anticipated period for repairing the Casualty exceeds ninety (90) days, or (b)

notwithstanding the above, in the event of a substantial or total casualty to the Premises or

.improvements, County may by written notice to Lessor within thirty (30) days after such damage or

destruction of its intention to terminate this Lease, elect to terminate this Lease at no cost by
providing written notice (County's Termination Notice) to Lessor within thirty (30) days after
receiving the Repair Period Notice. If County does not elect to terminate within said thirty (30) day
period, County shall be considered to have waived its option fo terminate.

13.5 Rent Abatement Due to Casualty. Lessor and County agree that County'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 County ceases o occupy the Premises and ending on the date of Substantial
Completion of Lessor's restoration obligations as provided in this Section 13 (*Abatement Period")}.
If, however, County is able io 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 County.

13.6 Damage Near Enid of Term. Despite any other provision of this Section 13, if the

~ Premises are destroyed or damaged by a Casualty during the last eighteen (18) months of the

original Lease Term, Lessor and County 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 destructior, provided, however, County may negate Lessor's election to terminate
under this Section 13.6 by electing, within ten (10} days after receip of Lessof's termination
notice, to exercise any unexercised option to extend this Lease. If County.negates Lessor's
elaction, this Lease shall continue in effect unless Lessor has the right to, and elects fo, terminate

Page 15 of 22



this Leasa under Section 13.3.

13.7 Effective Date of Termination; Rent Apportionment. If Lessor or County elects to
terminate this Lease under this Section 13 in connectionwith a Casualty, this termination shall be
effective thirty (30) days after delivery of notice of such election. County shall pay Rent, properly
apportioned up to the date of the Casualty. After the effective date of the termination;, Lessor and
County shall be discharged of all future obligations undar this Lease, except for those provisions
that, by their terms, survive the expiration or earlier fermination of the Lease.

13.8 Waiver of Statutory Provisions. The provisions of this Lease, including those in
this Section 13 constitute an express agreement between Lessor and County that applies in the
event of any Casualty to the Premises. Lessor and County, therefore, fully waive the provisions of
any statute or regulation, for any rights or obligations concerning a Casuaity including California
Civil Code Sections 1932(2) and 1933(4).

13.9" Release on Termination. In the event of any termination of this Lease in
accordance with Section 13, the Parties shall be released therefrom without further obligation to
the other Party, except as ay otherwise be specifically set forth in this Lease and items thathave
accrued and are unpaid.

14, Eminent Domain.

141 Total Condemnation. If all of the Premises are condemned by eminent domain,
inversely condemned, or sold in lieu of condemnation for any public or quasi-public use or
purpose, this Lease will terminate as of the date of title vesting in that proceeding and the Rent.will
he abated from the date of termination. ’

14.2 Partial Condemnation. If-any portion of the Premises is condemned by eminent
domain, inversely condemned, or sold in lieu of condemnation for any public or quasi-public use or
purpose and the partial condemnation renders the Premises unusable for County's business, this
Lease will terminate as of the date of titte vesting or order of immediate possession in that
proceeding and the Rent will be abated to the date of termination. |If the partial condemnation
does not render the Premises unusable for the business of County and less than a substantial
portion of the Premises is condemned, Lessor must promptly restore the Premises to the extent of
any condemnation proceeds recovered by Lessor, excluding the portion lcst in the condemnation,
and this Lease will continue in full force, except that after the date of the title vesting, the Rent will
be adjusted, as reasonably determined by Lessor and County. '

14.3 Award, |fthe Premises are wholly or partially condemned, Lessor will be entitledto
ihe entire award paid for the condemnation, and County waives any claim to any part of the award
from landlord or the condemning authority. County, however, will have the right to recover from
the condemning authority any compensation that may be separately awarded to County in
connection with costs in removing County's merchandise, fumiture, fixtures, leasehold
improvements, and equipment to a new location.

14.4 Temporary Gondemnation. Inthe event of atemporary condemnation, this Lease
will remain in effect, County will continue to pay Rent, and County will receive any award made for
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the condemnation. If a temporary condemnation remains in effect at the expiration or earlier
termination of this Lease, County will pay Lessor the reasonable cost of performing any
- obligations required of Gounty with respect to the surrender of the Premises. If a temporary
condamnnation is for a period that extends beyond the Term, this Lease will terminate as of the
date of occupancy by the condemning authority and any award will be distributed in accorgance
with Section 14.3.

15. Estoppel Cerfificates.

15.4  Within twenty (20) business days after receipt of a written request by either party,

the other party shall execute and deliver to the requesting party an estoppel certificate, in the form

" of the attached Exhibit "G, indicating in the certificate any exceptions to the statements in the
certificate that may exist at that time.

16, Subordination, Non-Disturbance, and Attornment.

16.1 Subordination, Non-Disturbance, and Attornment Agfeement. To carryoui the
purposes of Section 16.2 and Section 16.3, the Parties agree to execute a Subordination, Non-
Disturbance and Aftornment Agreement in the form set forth in the attached Exhibit "H".

16.2 Subordination. County agrees that within forty-five (45) business days after
Lessor's writien request, it shall execute the agreement referred to in-Section 16.1 that Lessor
reasonably considers necessary to evidence or confirm the subordination or inferiority of this
| ease to the lien of any mortgage, deed of trust or other encumbrance of the Premises or any '
renewal, extension, modification, replacement thereof, provided however, that such Subordination
Agreement shall be strictly limited to matters contained in the Agreement referred to in Section
16.1 and no such Subordination Agreement shall materially increase any of County's abligations
or materially decrease any of County's rights under this Lease, nor shall the possession of County
be disturbed, by reason of any foreclosure, sale or other action under any such trust deed,
mortgage or other encumbrance.

16.3 Attornment. If Lessor's interest in the Premises passes to a successor, and
provided County has received the Non-Disturbance agreement referred'io in Section 16.1, County
shall, within forty-five (45) business days after Lessor's transferee’s request, execute the
agreement referred to in Section 16.1, thereby agreeingto attorn and to recognize the transferee
as the Lessor under this Lease; provided the transfer of Lessor's interest in the Premises was by
sale, lsase, foreclosure, deed.in lieu of foreclosure, exercise of any remedy provided in any
encumbrance or operation of law.

17.  Breach by Lessor,

17.1 Lessors Defauit, 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 fallure continues for thirty (30) days after written notice of the failure from County 10
Lessor. If the required performance cannot be completed within thirty (30) days, Lessor's fallure to
perform shall constitute a default under the Lease unless Lessor undertakes to cure the failure
within thirty (30) days and diligently and promptly completes this cure. County retains the right for
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early termination under this provision.

17.2 County’s Rightto Cure Lessor's Default and Deduct Cost. Except as provided 1o
the contrary in this Lease, if County provides notice to Lessor of Lessor's fallure to perform any of
its obligations under this Lease and Lessor falls to provide such action as required by the terms of
this Lease within the period specified, County may take the required action if: (a) County delivers
to Lessor an additional written notice advising Lessor that County intends to take the required
action if Lessor does not begin the required action withinten (10) days after the wriften notice; and
(b) Lassor fails to begin the required action within this ten (10) day pericd.

17.3 Rent Setoff. If, within thirty (30) days after receipt of County's written demand for
payment of County's costs incurred in taking such action on Lessor's behalf, Lessor has not paid
the invoice or delivered to County a detailed written objection to it, County may deduct from Rent
payable by County under this Lease the amount set forth in the invoice, including transaction
costs and attorneys' fees, plus Interest at the then legal rate of interest from the date these costs
are incurred until the date of County’'s Rent setoff.

18. Less'_tj;r‘s Representations and Warranties, Lessor represents and warrants 10 County
that: :

18.4 Title. County's Leasehold interest in the Premises is free and clear of re'strictions
which would restrict County's rights under this Lease. -

18.2 - Gertificate of Authority. Lessor covenants that it is a duly constituted under the
taws of the state of its organization, and that the person(s) who is acting as its signatory in this
Lease is duly authorized and empowered to act for and on behalf of the Lessor. Lessor shall
furnish County prior to the execution hereof with evidence of the authority of the signatory to bind
the entity or trust as contemplated herein,

_ 18.3 No Litigation. There are no judicial, quasi-judicial, administrative or other orders,
injunctions, moratoria or pending proceedings against Lessor or the Premises which preclude or
interfere with, or would preclude or interfere with, the -construction contemplated herein or the
occupancy and use of the Premises by County for the purposes herein contermnptated.

18.4 Easements. Lessor shall not (a) subdivide, parcel or otherwise divide the
Premises, (b) create, modify or terminate any ingress or egress to or from the Premises, or
(c) create any-easements in the Premises, without County's prior written approval.

19. Miscellaneous.

181 Quiet Enjoyment. Lessor covenants that County shall at all imes during the term of
this Lease peaceably and quietly have, hold and enjoy the use of the Leased Premises so longas .
County shall fully and faithfully perform the terms and conditions that it is required to do under this
| ease. If the Premises are part of a buiiding shared with other tenants of Lessor, during County's
fenancy Lessor may make CT permit oiher tenants to make alterations, renovations and
improvements to those portions of the building not occupied by County. Lessor covenants for
itself and anyone deriving title from or holding fitle under Lessor that County's acceass, ingress,
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loading and unloading and sufficient parking for County’s business shall not unreasonably be

obstructed nor shall the daily business of County be disrupted as a result of such alterations,
rencvations and improvements.

18.2  Non Waiver. No waiver of any provision of this Lease shall be implied by any failure
of efther 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 wrltmg
Such written waiver shall affect only the provision spemﬂed and only for the time and in the
manner stated in the writing.

18.3 Binding on Successors. Theterms and conditions herein contained shall apply to
and bind the heirs, successors in interest, exacutors, administrators, representatives and assigns
of all the Parties hereto.

19.4 Severability. The invalid'ity 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,

19.5 Venue. Any action atlaw or in equity brought by either of the Parties hereto for the
purppse of enforcing a right or rights provided for by this Lease shall be tried in & court of
competent jurisdiction inthe County of Riverside, State of California, and the Parties herstowaive
all provisions of law providing for a change of venue in such proceedings to any other county.

19.6 Attorneys' Fees. In the event of any litigation or arbitration between Lessor and
County to enforce any of the provisions of this Lease or any right of eitner party hereto, the
unsuccessful party fo such litigation or arbitration agrees to pay to the successful party all‘costs
and expenses, including reasonable attorneys' fees, incurred 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,

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

19.8 Agent for Service of Process. It is expressly understood and agreed thatin 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 itis a foreign corporation, then
in any such event, Lessor shall file with County's Assistant County Executive Officer/EDA, upon its
exacution 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 processin any such action shalt constitute valid service upon Lessor, Itis further expressly
understood and agreed that if for any reason service of such process upon such agent is not
feasible, then in such event, Lessor may be personally served with such process out ofthis county
and that such service shall constitute valid service upon Lessor. Itis further expressly understood
and agreed that Lessor Is amenable to the process so served, submits to the jurisdiction of the
court 5o obtained and waives any and all objections and protests therete.

19.8 Entire l.ease. This Lease is intended by the Parties hereto as a final expression of

their understanding with respect to the subject matier hereof and as a complete and exclusive
statement of the terms and conditions thereof and supersedes any and ali prior .and”

Page 18 of 22



()

)
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. : :

19.10 Interpretation. In determining the meaning of, or resolving any ambiguity with
respect to, any word, phrase or provision of the Lease, neither the Lease hor any ambiguity or
uncertainty will be construed or resolved against either parly (including the party primarily .
responsible for drafting and preparation of this Agreement), under any rule of construction or
otherwise, it being expressly understocd and agreed that the parties have participated equally or
have had equal oppertunity to pariicipate in the drafting hereof.

1911 Time of Essence. Time is of the essence with respect 1o the performance of all
obligatioris to be performed or observed by the Parties under this Lease.

19.12°Recording. Either Lessor or County shall, upon request of the other, execute,
acknowledge and deliver to the other & short form memorandum of this Lease for recording
purposes. The Party requesting recordation shall be responsible for payment of any fees
applicable thereto. .

18.13 Consent. Whenever Lessor's or County's consent is required under any provision
of this Lease, it shall not be unreasonably withheld, conditioned or delayed.

19:14 Title. Lessor covenants that Lessor is well seized of and has good title to the
Premises, and Lessor does warrant and will defend the fitle thereto, and will indemnify County
against any damage and expense which County may suffer by reason of any lien, gncumbrance,
restriction or defect in title or description herein of the Premises. If, at any time, | essor's title or
right to receive Rent and any other sums due hereunder is disputed, County may withhold such
sums thereafter accruing until County is furnished satisfactory evidence as to the Party entitied
thereto,

19.15 Conveyance by Lessor. Should Lessor convey the Premises, all rights and
obligations inuring to the Lessor by virtue of this lease shall pass to the grantee named in such
conveyance, and the grantor shall be relieved of all obligations or liabifities hereunder, except
those theretofore accrued and not discharged.

19.16 Mechanic's Liens. If.any mechanic's or materialmen's lien or liens shall be filed
against the Premises for work done or materials furnished to a Party, that Party shall, at its own
cost and expense, cause such lien ar fiens to be discharged within fifteen (15) days after notice
thereof by filing or causing to be filed a bond or bonds for that purpose. In the event any nofice
preliminary to establishing such a lien (such as the California Pretiminary 20-Day Notice) is served
on Lessor for work done on the Premises, Lessor shall immediatety forward a copy of such notice
lo Lessee. '

18.17 Surrender. County shall, after the last day of the term or any extension thereof or
upon any earlier termination of such term, surrender and vield up to Lessor the Premises in good
order. condition and state of repair, reasonable wear and tear and damage by fire or other
casuelty excepted. County may, but shallnotbe required to: (a) patch or paintany walls/suriaces;
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(b) remove any leasehold improvements constructed or installed prior to or during the term of this
Lease or any extension thereof; or (c) remove any fixtures or equipment installed piorto or during
the tarm of this Lease or any extension thereof.

19,18 Notice. Except as expressly provided elsewhere in this Lease, all notices and other
communication required under this Lease shail be in writing and delivered by: (g) Certified Mall,
postage prepaid, return receipt reguested, in the United States mail; or (o) via an overmight courier
that provides written evidence of delivery and addressed to the Party hereto to whomthe same is
directed at the addresses set forth in Section 1.6 herein, Either Party hereto may from time to time
change its mailing address by written notice to the other Party.

County's Notification Address:

County of Riverside

Attention: Assistant County Executive Officer/EDA
C/0Q Clerk of the Board '
4080 Leron Street, 1st Floor

Riverside, California 92501

Lessor’s Notification Address:

Attention: Mr. Ray Magnon

Spruce Street Professional Building, LLC
815 Marlborough Strest, Suite 200
Riverside, CA 92507

+19.19 Authority. If Lessor is a corporation, general or limited partnership or individual
owner, each individual executing this Lease on behalf of said corporation, partnership, of
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, oras a partney
or individual is authorized to -execute this Lease and that this Lease is binding upon said
corporation and/or partnership or individual.

19.20 Approval of Supervisors. Anything to the contrary notwithstanding, this Lease

shall not be binding or effective until its approval and execution by the Chairman of the Riverside
County Board of Supervisors.

Dated: SPRUCE STREET PROFESSIONAL BUILDING, LLC

By: é“’g ’7 7 %/L@L
VR

By
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JUN 1 3 2006
Dated: ' :

ATTEST:

NANCY ROMERO
Clerk of the Board

COUNTY OF RIVERSIDE

oy Jro Duelle

Bob Buster, Chairman
Board of Supervisors

[SEAL]

Deputy

APPROVED AS TO FORM:

County Counsel

By: ( Zj&@ o plle ; Pesirunt

Deptity-

\nitials
Date
File No.
Docurnent No.
Revised 8/2005

Page 22 of 22
Canid 20008 30D

0



THE

[TIRtIITE
Luel
MAGNON
COMPANIES

Fax
[LTRTTE ITTY

i Canta
£1Camina Kol
Fuu Clargny

Sulie b

CARTER GROWP
ARCHITECTS ING, -

OFAICE

STREST
BUILDING

SPRUCE

- .Mm u_q__ ..EE.
mmmu E_ m__uw_“
oi'c
23, i
2h TR
w ol
Biidellh ___m_ﬂ
et _m&
E it 1 1 sl
m mt. a_n—._m —_~_ _q___ —_ﬂﬂ
N m“__ ! _T__ “—f.

et

£k ma__.. i 3

a0

_ _
_““"__. i
1

a a
+

M

LALLlULL

AR
il mmz
il s b i
nm i _m ] .____ _mm _“
w“_m.mm__ _m
L gn ___w_
. ~ _
x -n _q- mm __
_m_ ___ _

Mm .= x.u ”

w__ ._— ol . ___

“m_ il "__ .mm_ _
w ki

mﬁ__,._ m“__ _“ ___h

.= wm u

i :,“ i __m
u. -....

w?. _M_wm “ wm_

0T

H

ol | 11111

I

I

o

[T

-

|
|

=

——

mlmmnnmm_

}

"

"_ mm_,_
5 __ _um_._ _m___w ___w_
& il i 5

P

Sile Plan

h

N
e S

g
AC3-bass CULTURAL HERITAGE
PE3-9108 GAR

PRIOT2F HEIGHT VAAMNCE

Site Plan

W L

Nates
ARV R
L 2t i 1o e = o et

N e LT T

SPAUCE. STREET

v

. o p— S
e

[} e v w s i, e

iz |

-—-@ () St o

g

—— |
oy

.....—..un.-.—.-—

Sff§ F‘ian Notes

nannnnn.ﬂm_ﬁ




LEASEHOLD IMPROVEMENT AGREEMENT
1325 Spruce Strest, Riverside

This Leasehold Improvement Agreerment shall set forth the terms and conditicns refating
to the construction of the County improvements in the Premises. This. Leasehold Improvement
Agreement is essentially organized chronologically and addresses ihe issues of the
improvements on the Premises, in sequence, as such issues will arise during the actual
construction of the Premises. Al references in this L easehold Improvement Agreement 1o
Paragraphs or Sections of the " ease” shall mean the relevant portion of that certain Office
L ease to which this Leasehold Improvement Agreement is attached as Exhibit "B" and of which
this Leasshold Improvement Agreement forms a part, and all references in the Lease 1o
Sections of "Leasshold Improvement Agreement” shall mean the relevant porlion of this
Leasehold Improvement Agreement and all references in this Leasehold Improvement
Agreement to Sections of this Leasehold Improvement Agreement shall mean the relevant
portion of this Leasehold Improvement Agreement.

"_S_E_CTION 1. LESSOR'S INITIAL CONSTRUCTION OF PREMISES

, 1.1 Lessor will cause the construction of, at its sole cost and expense, of has acquired
or construcied, that certain free standing building described in Section 1.2 and Section 2 of the
Lease, hereinafter referred to as the "Base Building.”

SECTION 2 - CONSTRUCTION DRAWINGS FOR THE PREMISES

21 Lessor shall, at its sole cost and expense, and subject to reimbursement as
hereinafter set forth, construct the improvements in the Premises (the “"Leasehold
Improvements”) pursuant o those certain blueprints, floor and space plans, specification and
finalize construction prices, collectively, the approved "Working drawings” prepared by Lessor's
architect. Lessor shall make no changes or modifications 1o the Approved Working Drawings
without the prior written consent of County, which consent may be withheld if such change or
modification ‘wouid directly or indirectly delay the “Substantial Completion,” as that term is
defined in Section 8.1 of this Leasehold improvement Agreement, of the Premises or increase
the cost of designing or constructing the Leasehold Improvements, Any changes or
modifications approved by the County shall be at Lessor's sole cost and expense.

SECTION 3 - CONSTRUCTION DRAWINGS

3.1 Selection of Architect/Construction Drawings. Lessor shall retain an architect or
space planner (ihe "Architect”) lo prepare the Construction Drawings. Lessor shall retain the
_ engineering consultants {the “Engineers”) to prepare all plans and engineering working
drawings relaling to the structural, mechanical, electrical, plumbing, HVAC, life safety, and
sprinkler work of the Leasehold \mprovements, The plans and drawings to be prepared by
Architect and the Engineers hersunder shali be known collectively as the "C - ~*ruclion
Drawings.” All Construction Drawings shall comply with the drawing format and specmications
&s determined by Lessor, and shall be subject to County’s approval. Lessor and Architect shall
verify, in the field, the dimensions and conditions as shown cn the relevant portions of the Base
Buiiding Plans, and Lessor and Architect shall be solely responsible for the same, and County
shall have no responsibiiity in connection therewith. County's review of the Construction
Drawings as set forth in this Section 3, shall be for ite sole purpose and shall not imply County's
review of the same, or obligate Lessor to review the same, for quality, design, Code compliance

or other like matters. Accordingly, notwithstanding that any Construction Drawings are reviewed
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by County or lts agents and consultants, and notwithstanding any advice or assistance which
may be rendered to Lessor by County or County's agents or consultants, County shall have no
liability whatsoever in connection therewith and shall not be responsible for any omissions or
errors contained in the Construction Drawings, and Lessor's waiver and indemnity set forth in
this Lease shall specifically apply to the Construction Drawings.

3.2 Final Space Plan. Prior to execution of the Lease by County, Lesser and the
Architect shall prepare the final space plan for Leasehold improvements in the Prsmises
(collectively, the “Final Space Plan"), which Final Space Plan shall inciude a layout and
designation of all offices, rooms and other partitioning, their intended use, and equipment to be
contained therein, and shalt deliver the Final Space Plan for County's approval.

3.3 Final Working Drawings. Within ten (10) working days after execution of the Lease
by County and delivery of a copy of the Lease to Lessor, Lessor, the Architect and the
Engineers shall complete the architectural and englneering drawings for the Leasehoid
Improvements, and the final architectural working drawings in a form which is complete to allow
subcontractors to perform the work and to obtain all applicable permits (collectively, the *Final
Working Drawings”) and shall submit the same to County for County's approvall.

3.4 Permils. The Final Working Drawings shall be approved by County {the “Approved
Working Drawings”) prior to the commencement of the construction of the Leasehold
improvements. Lessor shall immediately submit the Approved Working Drawings fo the
appropriale municipal authorities for all applicable building permits necessary to commence and
fully complete the construction of the Leasehold Improvements (the “Pemmits"), Lessor hereby
agrees that neither County nor County’s agents or consultants shall be responsible for obtaining
any bullding permit or certificate of occupancy for the Premises and that the obtaining of the
same shall be Lessor's resporisibility; provided however that County shall, in-any event,
cooperate with Lessor in executing permit applications and performing other ministerial acts
reasonably necessary o enable Lessor to obtain any such permit or certificate of occupancy.
No changes, . modifications or alterations in the Approved Working Drawings may be made
without the prior written consent of County, provided that County may withhold its consent, in its
sole discrefion, to any change in the Approved Working Drawings if such change would directly
or indirectly delay the “Substantial Completion” of the Premises as that term is defined in
Section 6.1 of this Leasehold Improvement Agreement.

3.5 County shall use its best, good faith, efforts and all due diligence to cooperale with
the Aschitect, the Engineers, and Lessor fo complete all phases of the Construction Drawings
and the permitting process and to receive the permits, and approval of the "Construction Costs,”
as set forth in Section 7.1 below, as soon as possible after the execution of the Lease, and, in
that regard, shall meet with Lessor on a scheduled basis to be determined by County, to discuss
Lessor's progress in connection with the same. Upon County's execution of this Lease, Lessor
shall provide County with a construction schedule including time projections for planning,
entitiement process, relaled preparation and construction of the Leasehold Improvements.
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Development Agency as iis representative with respect to the matters set forth in this Leasehold
Improvement Agreement, who, until further notice to Lessor, shall have full authority and
responsibiiity to act on behalf of the County as required in this Leasehoid Improvement
Agresment. .

9.3 Lessor's Representative.  Lessor has designated Ray Magnon as its sole
representative with respect to the maiters set forth in this Leasehold Improvement Agreement,
who, until further notice te County, shall have full authority and responsibility to act on behalf of
the Lessor as required in this Leasehold improvement Agreement.

9.4 County's Agents. Al subconiractors, laborers, material men, and suppliers retained
directly by County shall conduct their activities in and around. the Premises, in & harmonious
relationship with ali other subcontractors, taborers, material men and suppliers at the Premises.

_ 9.5 Time of the Essence in this Leasehold Improvement Agreement. Unless otherwise
indicated, all references herein to & “sumber of days” shalt mean and refer 1o calendar days. In
all instances where County is required to approve, if no written notice of approval is given within
ihe stated time period, at the and of such period the item shall automatically be deemed not
approved '

9.6 Lessor's Lease Default. Notwithstanding any provision to the contrary contained in
ihis Lease, if an event of defaull by Lessor of this Leasehoid improvement Agreement, and said
default has occurred at any time on or before the Substantial Compietion of the Premises, then
(i) In addition to all other rights and remedies granted to County pursuant io the Lease, County
shall have the right to cause Lessor fo cease the construction of the Leasehold Improvements
and (i) all other obligations of County under the terms of this Leasehold improvement
Agreement shall be forgiven untii such time as such default is cured pursuant to the terms of the
Lease or this Leasehold improvement Agreement.
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Project Nams: EDA Tenaut Improvement

Project Address: 22435 lowa Avenue
Riverside, TA 925307
Superintendent: Dennis Ricls
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EXHIBIT #“C”
ASBESTOS

Lessor shall operate and maintain the below described spaces free of hazard
from asbestos containing construction materials (ACCM's) as defined in Title 15,
Sactions 1601 and 2807 of the United States Code. An asbestos hazard will be
recognized if an average concentration exceeds 0.01 fibers longer than five
microns per cubic centimeter of air measured over an eight hour pericd as
determined by 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, Space leased to the Gounty and plenums in the same HVAC zone.

2. Common public areas which County employees OF its invitees would
normally/reasonably use.

3. Building maintenance areas, utility spaces, and glevator shafts within or
serving areas described in ilems 1 and 2 above.

In the event construction of the building wherein leased premises are located
was completed prior to. 1979, the Lessor shall provide the County with
certification that the areas referred to above are free of asbestos hazard from
ACCM's prior to the execution of this lease. If said premises were constructed
after 1079, Lessor shall provide County with a written statement to that effect.

Certification shall be in the form of an ACCM's Survey and Evaluation Report
prepared by a qualified Industrial Hygienist who shall be cerdified 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
ACCM's. Bulk samples of suspected ACCM's shall be analyzed by a laboratory
certified by the Department of Health Services and recognized by the EPA
Quality Assurance Program using the polarized light microscopy (PLM) method.
\f friable asbestos is found or the physical condition of suspected ACCM's
indicate possible fiber release, & “mpling and testing by the Phase Contrast
Microscopy (PCM) method must be performed. If asbestos fiber concentrations
of 4 fibers per cc of air or greater are found, further testing by the Transmission
Electron Microscopy (TEM) method is mandatory. Said survey and evaluation
report shall identify all ACCM's found and recommend abaternent procedures. If
necessary, the report shall also specify guidelines for the implementation of an
operation and maintenance plan inclusive of any required menitoring and {esting
intervals. The report is subject {0 ceview and approval by the County and the
| essor shall agree to all conditions contained therein. :
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EXHIBIT “D”
CONFIRMATION OF LEASE INFORMATION

1. LEASE RE_FERENCE DATE:
2. PREMISES: 1325 Spruce Street
Riverside. California 92508

- 3. COMMENCEMENT DATE: Construction of the Leasehold improvements is Substantially

Complete and the Lease Term shall commence as of : Jfora

term of ending on unless extended as providedinthe

Lease.

4. RENT: In accordance with the Lease, Rent began to accrue on ,inihe
initial amount-of _$63;854.70. Rent is due and payable in advance on the first day of

—ae e

each month during the Lease Term.

AGREED and ACCEFTED
i.ESSOR: COUNTY:
Dated: ' Dated:

EXHIBIT D



COUNTY OF RIVERSIDE
Economic Development Agency
Real Estate Division

CUSTODIAL SERVICES REQUIREMENTS
FOR LEASED FACILITIES

1. Background checks shall be performed, in @ manner spetified by County, of all qualified
permanent and temporary employees.

2. Provide all required services and supplies.
3. Perform services three days a week durihg the hours of 5:00 pm to 1:00 am only.
4. ~  provide and replace all fluorescent light tubes and incandescent light bulbs using only

those types of tubes and bulbs that are energy efficient as indicated by manufaciurer.
Fixture reflectors shall be wiped clean with each relamping.

5. Lessor and custodial staff shall be responsible for key control. Issuing keys 1o workers,
collecting sald keys at shift end and retrieving keys at the end of cusiodian’s
employment. If keys are lost, stolen or misplaced, rekeying costs are landlord’s
responsibility.

6. SPECIFIC SERVICES - Frequency and coverage:
A. Daily:
1. Rest Rooms:
Empty all trash containers, refill dispensers, damp mop floors, clean,
sanitize and polish all plumbing fixtures, chrome fitlings, flush rings, drain.
and overflow outlets, clean and polish mirrors, clean wall adjacent lo hand
basins/urinals, dust metal partitions, remove finger prints from walls,

switches, efc.

2l Lobby Area —Main Corridors — Stairways:

Remove trash, vacuum, vacuum/damp mop tile, clean lobby and entrance
doors, clean and sanitize drinking fountains. :

3. £ 'oyee Break Rooms/Kitchen:

Remove trash from building and deposil in dumpster, vacuum rugs and
carpset, wipe spilis, mop iile fioor, remove fingerprints from doors, light
switches, etc., and refill dispensers.

4, General and Privale Areas:
Page 1 of 3
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Remove trash, vacuum carpets, mop tile floors, spot clean inteiior
partition glass, clean counter feps and blackboards, dust desks,
conference tables. credenzaffile cabinels and bookeasss.

5. Building Security:
a. Turn off all lights (except security and night lights),
b. Close windows.
C. Reset alarms and lock all doors,

Weekly — All Areas:

Polish buff hard resilient fioors in traffic areas, spot clean carpeted areas.

Dust ali high and low horizontal surfaces, including sills, ledges, moldings,
shelves, locker tops, frames and file cabinets, damp wipe plastic and leather

furniture,

Remove fingerprints from doors, elevator walls” and controls, frames and fight
switches in office areas, cléan and polish bright metal to 70" height, clean and

sanitize waste contalners in rest rooms and break rooms.

Monthly — All Areas:

Clean interior glass partitions/doors, dry dust wood paneling, remove
dust/cobwebs from celling areas.

Spray buff resilienthard floor areas, detait vacuum carpet edges, under
desk/office furniture,

Quarterly - All Areas:
Spray buff resilient and hard surface floors and apply floor finish.

Clean interior/exterior windows, clean/polish office furniture, damp clean diffuser
outlets in celling/wall, wash waste confainers, clean/dust blinds, wash sanitize.

Semi-Annually - All Areas:

1, All Areas:
a, Clean and polish all baseboards.
b. Damp clean lobby and reception chairs.
c. Clean carpeted surfaces-use a water extraction methed.

Annually — All Areas:
1, All resilient and hard surface floors:

Page?2 of 3
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EXHIBIT E-1
PERIODIC SERVICES

Sarvice:

Interior Painting

Carpet Cleaning

Pest Control

HVAC Standard Preventative
Maintenance Contract

Fire Extinguishers

Exterior Time Clocks
Roof Inspections & Maintenance

Freguency:

Every three years in high traffic
areas, | e. Lobbies and hallways.
Semi-annually - by qualified carpet
cleaning company.

Monthly.

Quarterly.

Annually or as required by local
regulations.

Reset for time changes.

Annually, prior to rainy season.
Clean debris from roof, drains and
down spouts, inspect and repair
roof as needed.

EXHIBIT E-1



a Move furniture, strip, seal and apply floor finish 10 all res
hard surface floors.
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"COUNTY OF RIVERSIDE
Economic Devglopment Agency

GENERAL TENANT IMPROVEMENT CONSTRUCTION SPECIFICATIONS

FOR LEASED FACILITIES

INTENT

1.

ltis the intent of these instructions to convey to the L.essor and his bidders the minimum construction
requirements for providing complete and usable faclity tenarit improvements under lease agreement.
These instructions apply to all new construction, alterations and repair and/ar renovation in facilities
leased {o the County of Riverside, -

All references 1o the County in this or any other specification means the Riverside County Economic
Development Agency.

All work in accordance with these specifications or any other specifications and plans must be
coordinated with the Assistant County Execulive Officer/EDA or her designee. Specifications
contained on or with specific plans for construction may contain more stringent provisions than the
minimum requirements staled herein. The more stringent requirements shall govern.

When fully justified, Lessor may request waiver of any portion of these specifications. Suchrequesis
must be submitted in writing to the Assistant County Executive Officer/EDA with full justification, Al

specifications will be enforced unless specifically waived by the Econormic Development Agency in
writing. )

COMPLIANCE WITH LOCAL REGULATIONS

“A

1.

In the absence of such codes, ordinances or regulations, the Lessor's c.ontractor shall use the latesl

* edition of the "Uniform Building Code". However, when such local, County or State requirements

contain more stringent provisions than the minimum requirements stated herein, the more stringent
requirements shall govern.

The Lessor shal, without additional expense to the County, be responsible for obtaining and paying
for any necessary construction fees, licenses and permits required for privaiely owned buildings.
Lessor shall comply with any applicable Federal, State and Municipal laws, codes, and reguiations in
connection with the prosecution of the work, and shall take proper safety and health precattions, to
protect work, the warkers, the public, and the property of others.

Al work in accordance with these specifications must be done in strict compliance with the Americans
with Disabllities Act of 1890 and any regulations issued pursuant thereto.

DRAWINGS

A site plen, clearly indicating parking spaces, shall be prepared. Floor pians, glevations, mechanical
and electrical drawings shall be provided, preferably at one eighth inch (1/8") scale.

The Assistani County Executive Officer/EDA shall be provided four (4) complete sets of the
aforementioned drawings and specifications for review and approval. '

" Prior fo start of construction, two {2} complete approved sets of construction pians and specifications

shall be provided to the Economic Development Agency. These sets shali be signed to indicate
approval by information Technology. Cne set will be returned to Lessor for construction, the secong
set shall be relained by the Economic Developmeant Agency.

- Page 1 of 13 ;
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4,

Any changes or deviation from the approved plans and specifications will not be accepted without
prior written approval from the Economic Devalopment Agency,

CONSTRUCTION

1.

A pre-construction conference with Lessor, contractor and County shall be conducied al a mutually
agreed-upaon site for reviewing and defining the construction requirements.

Inspections by the Economic Development Agecny will be conducted al random times during the
course of construction. A complete set of approved finat drawings and specifications marked up to
show any changes and as-buitt conditions shall be maintained on the job site. Normally, three (3)
unscheduled and one (1) final inspection will be conducted.” At the final inspection, a punch list will be
developed, and any deficiencies noted will be corrected prlor to County’s acceptance of the facllity.

SPECIFICATIONS

1.

The Lessor shall be responsible, in all cases, for the proper design and coordinalion of architectural,
structural, plumbing, electrical, heating, ventilation, air conditioning, site elements, etc., of the
proposed facility. Accessibility for physically handicapped is required, unless specifically walved in
writing by the Economic Development Agency.

Lessor shall verify the accuracy of all dimensions, and he shall be respensible for correcting and
recording any discrepancias.

CLEANUP

1.

1.

WALLS

t.

Upon completion of the facility and prior to move-in and acceptance for lease by the County, the
Lessor shall clean, seal and wax floors, clean windows, fixiures and finishes, interior and exterior, and
remove surplds materials and debris from the site,

(ARCHITECTURAL REQUIREMENTS)

FLOORS

Fioors shall be designed in accordance with uniform, concenirated and specia! loads given in the
"Uniform Building Code”, chapier 23.

Carpet— One hundred percent (100%) confinuous filament nylon or olefin with static control; minimum
yarn weight - 28 oz. Require statement of pile weight from vendor or manufaciurer. Minimum five (5)
year warranty against ten percent {10%) surface wear when properly maintained. Matching carpet
strips with metal cap shafl be used for base in all carpeled areas. Colors/patierns must be approved
by the Economic Development Agency.

Carpet tiles may be used. Pile welght 28 oz. static control 2.0 K-V. or less. Color shall mest County
color standards,

Non-carpeted floors including the rest rooms and break rooms, shall have a minimum of high quality
sheat vinyt covering or tile, Including base. Vinyl/tile may not be used in other non-carpeted areas.
Vinylitile shall be commercial grade with colors and patlerns full depth. Colors/patterns of sheet vinyl
and tile must be approved by the Economic Development Agency.

Interior walts - all interior partition construction shall comply with appficable Federal, State, County and
City codes. The types of inferior partitions o be used musi be approved by the Economic
Development Agency.

Page 2 of 13
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2 Tolet room walls adjacent o occupied spaces shall be sound insuiating double-wall construction and
filed with sound-abserbing malerials.

ROOF AND INSULATICN

1. Roof construction and insulation shall be appropriate to the overall design of the building and
prevailing weather conditions.

2, Al roof designs shall include a minimum one-half inch (2"} o one foot (1} slopes for positive
drainage. -

TIMBER ANDWOQOD

1, Alllumber used structurally shall be siress-graded with the stamp of the Lumber Association indicated

on each piece showing the stress grade.

CEILING CONSTRUCTION

1. All ceiling—s shall be piaced at nine feet {9'0") above finish floar level, unless otherwise specified.
-2, A suspended acoustical ceiling system with integrated lighting shall be installed in all occupied areas.
3 Rest rooms and coffee rooms shall have solid ceifings {drywall, etc.}.
WINDOWS
1. Windows shall be tinted.
2. Glazing that exiends below thirty-two inches (32") above the floor shall be protected with a horizontal

railing or similar safety barrier. Individual windows may be metal or wood of commercial quality. All
window openings shall be properly flashed.

3, Glazing shall consist of a reflective tinting,

DOORS

1. Exterior doors - all wood doors will be solid cdre. Exterior doors will be weather-stripped and have
stops, [Exterior doors 1o be not less than thirty-six (36") wide. Appropriale metal doors are
acceptable. .

2. Exterior doors shall have automatic closers. Main entrances shall have ADA automatic door openers,

CABINET WORK

1, Cabinet work shall conform to the standards as defined in the Woodwork Institute of California,

Manual! of Miliwork, (referencé mW1C #102", standard cabinet design).

2. Acceptable cabinel work quality is laminated plastic covered defuxe (D) grade, or wood factory.
finished deluxe (D) grade, except utility (U) grade in Utility storage areas. i

3! Counlertops and splashes shall be laminated ptastic.‘custom grade, sel-edge trim. Minimum four
inch (4"} high sptashes where abutting vertical wal! surfaces. ‘

4. Cabinet work lo be compiete with knobs, pulls, hinges, caiches, elc.

5. Colors/patterns of laminated plastic and finishes of casework must be approved by the Economic
Devalopment Agency.

Page 3 of 13
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HARDWARE

1

Hardware will be of good commercial quality grade and type. Auiomatic door closers shalf be
provided on public and employse entrance doors, tailet room doors, and coffee room doors. Public
entrances will have ADA automatic door openers and glazed partition lobby doors shall be equipped
with push bars with integral PUSH AND PULL signs. Toilet and coffee room doors will have push
plates and door pulls. When public entrance, lobby, tollet or coffee room doors are wood or metal
with enameled finish, kickptates shall be provided. At locations where only one (1) loilet is provided,
the door closer will be omitted and the door fitted with a privacy lockset. Docr locks will be operable
by a master key system. Panic hardware must be installed where required by code. Simplex clpher
locks (of equal) may be used in fieu of keyed locks when approved by the Econmic Development
Agency.

Exterior doors with hinges exposed to the public {olr- swinging doors) will be equipped with door butts
that have "fast" pins to pravent removal or tampering.

All doors to be provided with adequate hardware. Interior door locksets o be provided only where
indicated on plans. Interior doors to be provided with doorstops.

Double doors (pair) - shall be avoided on exterior openings wherever possible. When pair is required
by design, use removable mullion, unless specifically approved otherwise. :

Exterior doors - all exterior doors must have a deadbolt lock, except where panic hardware is
required.

Door lock keying - Simplex or equal may be substituted for keyed locks when approved by the
County. -

a. All keyad locks shall be equipped with six (6) pin keyways.
b. Three (3) keys shall be fugnished for each lock,
c. All locks shall be keyed as specified by County, except thal all locks within the foliowing

individual groups shall be keyed alike:

{1) Mechanical equipment rooms.

{2) Janitor's closets.

{3) Employee entrances (interior & exterior).
(4) Bulletin boards.

{5) Electrical panel boxes.

d. A master key system shal be provided and ten (1 0) master keys shall be fumished, unless
otherwise specified.

€. Keying - locks will incorporate a security syslem to assure that keys used during construction
will not open doors after County occupancy, The key side of all locks will be on the public
side.

TOILET ENGLOSURES AND ACCESSORIES

Faciities must comnply with alf existing codes.

1.

2.

All tollet and urinal enclosures shall be secured lo the floor and celling.

Goors shall be installed in men's and wamen s {oilets. Fntrance doors to enclosures shall be fitted
with specific locking devices.

Each foilet compartment shall be provided with a metal coat hook and double roll toilet paper halder,
suitable for dispensing rolled tissue.

Install one single-fold paper towel dispensing cabinet for each multiple of two (2) lavatories or less in
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all rest rooms. Towel dispensers shall be designed to dispense paper towels.

Each pair of lavatories in all rest rooms shall be provided with soap dispensers.

5.

B. Each lavatory in all rest rooms shall be provided with a 24" x 30" wall-mounted mirror. Provide &
stainless sieel shelf at each mirror.

7. Wemen's rest rooms shall be provided wilh feminine napkin dispenser. Women's loflet
compariments shall be provided with one (1) feminine napkin disposal container.

8, Trash bing shall be provided in rest rooms.

9. Both men's and women's tollels shall be designed and const'ructed io accommodate the physically -

T handicapped. One water closet comnpartment shall be sized to meet handicapped requirements;,

provided with outswinging door and grab bars. The toilet fixtures, lavatory, mMirrors, ete., shall be
located at the correct height for handicapped.

PAINTING

1. Interior surfaces and trim shall be given two (2) coats minimum. One hundred percent (100%)
coverage required. prefinished acoustical ceiling shall not be painted. Finish coat shall be in
accordance with colors as prescribed by County and shall maich golor chips.

3. Paint colors must be approved by the Economic Development Agency,

4, All interior painted surfaces shall receive two (25 costs of semi-gloss enamel.

5. Wall coverings other than painted surfaces (1 ‘e., wood paneling, vinyl material, etc.) shall be
permitted. Location and colors must be approved by the Economic Development Agency.

8. Parking strips shouid be four inches (4") wide with highway traffic caliber paint,

7. Streel numbers — should be a minimum of six inches (6") high.

WINDOW TREATMENT

1. Minimum treatment - Vertical blinds ar other as specified by the Economic Development Agency.

SIGNS |

1. identification sign to be installed on exterior top edge of building. Sign shall be designed by Lessor 1o
specification of the Econornic Development Agency. Placement and specific size of letlers will be
determined according to layout and jocation of structure.

2. interior signs to be pre-approved by the Economic Development Agency.

3. .  Lettering on entrance doors will be specifically identified by the Economic Development Agency.

4, Lessor will provide County $10,000 allowance toward top-of-building signage. The design and size of

sign must be approved by the Economic Davelopment Agency.

PLUMBING FIXTURES AND FITTINGS

1.

2.

All rest room lavatories shall have self-closing faucets.

Al {ollets and urinais shall be equipped with flush valves.
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3. Refrigerated watsr fountains should be provided on each floar.

4. "W ater-Saver" toiiets will not be acceptabie.
3. . Provide hot water in rast rooms, break rcoms and quiet reom.
B. All work in accordance with thase specifications must be done in strict compilianca with the Americans

with Disabllities Act of 1990 and any reguiations issusd pursuant thereto.

FIRE PROTECTION

1. Provide all necessary fire exfinguishars as required by local fire regulations,

2. Pravide sprinkler inspection and {est prior to oCccupancy. _

3. Provide all other necessary protective devicés and equipment as required by local fire regulations.
4, Building alarms and fire monitoring equipment shall not be Installed in the telephone/data room

without written permission of the Riverside Counly Information Technology Departmant.
ELEVATORS

1. Provide inspection and routine maintenance prior {o ocoupancy.

SPACE CONDITIONING)
{Heating, Ventilation and Alr Conditioning)

GENERAL REQUIREMENTS

1, Space conditioning shall be considered the year-round control of temperature, humidity, air
circulation, ventitation and air cleaning to the degree required to assure satisfactory and efficient use
of the space for occupants and equipment. Follow good accepted practices as refiected in the latest
issue of the American Society of Heating, Refrigeration and Alr Conditioning Engingar's Guide

(ASHRAE).
VENTILATION
1. Ventilation for air-conditioning system - Provide ventilation makeup air in the amount of 10% of total

air requirement for cooling or two {2} air changes per hour, whichever is greatest, plus all exhaustair
requirements. ) ;

EXHAUST SYSTEMS

1. Exhaust tollet areas - the'exhaust fan shall be connected to the light switch or interconnected with the
alr conditioning time clock.

2, Alr shall not be directly exhausied, except in the following Instances:

a. Air used to make up exhaust for toiiet rooms. ]

b. Alr exhausted specifically for cooking, food preparation or removal of excessive heal
generated by vending or various other machings.

c. When specified for break rooms,

SPACE TEMPERATURE CONTROLS

1. Central control system for the various areas or provide a thermostat for each heatling andfer air-
conditioning system. Use separate electronic thermostats for heafing and cooling with lock covers,
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2, All systems shail be controlied by seven (7) day, twenty-four (24) hour time clocks set to the
Economic Development Agency's requirements.

3. Thermostats controlling space conditions during oceupled hours shall be adjustable from sixty eight
degrees (68°) to eighty degrees (80°) with ihe normal set at sevenly degrees (70°) for heating and
seventy-six degrees (76°) for coaling.

4. Simultaneous heating and cooling will not be accepiable.

5. Lessor shali comply with existing codes.

B, Heat-generated equipment shall be of adequate capaclty to heat the bullding under design conditions.

7. Al gas furnaces shall be approved by the American Gas Association.

B. All electric components shall be Ul.-approved and comply with the California Electric Code.

8. Electric strip heating is not acceptable.

AR FILTERS

1. Al recireulated and oulside air shall pass through filters before entering air-handling units.

2 Fitters shail be replaceable types.

PIPING

1. Piping in finished areas, such as lobbies and offices, shalt be concealed. No waler piping of any
description shall be instalied near electrical switchgear. Provide shutoff valves at all tocations
necessary to isolale separate zones of the system served,

2. All hot and chilled water piping shall be insulated,

‘AR DISTRIBUTION

1. Ductwork shall be provided, as required, for proper air distribution with supply outiets spaced so as to
avoid excessive throws and dead spots. In order to maintain sound privacy, door louvers will not be
Lsed to return air from offices, Sound-atienuating, acoustically lined transfer ducts or return air ducts
must be used. All supply and return air duciwork shall be constructed and installed In accordance
with ASHRAE Standards and shali comply with state and local buliding codes.

2. All air handling units, except unit heaters, must be provided with outside-air intakes. intakes shallbe
located to avoid the infroduction of boiler flue gases or vehicle and condenser unit exhausts.

3. Diffusers shall be selected and spaced so that, al the occupied level, the movement of air will be

uniform and not be less than ten (10} cublc feet per minuie, nor mare than fifty (50) cubic feet per
rminute when measured at fous feet (4") above the floor. They shallbe selected so that the throw from -
an alr diffuser does not impinge on walls, columns, or the throws from other diffusers based.on a
terminal velocity of one hundred feet (100"} pes minute. Diffusers located in offices shall be of the fully
adjustable air pattern type. .

BALANCING AND ADJUSTING

i

Space conditioning equipment shall be balanced and adjusted by persons cerlified o perform such
functions prior to ocoupancy.
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Copy of air balance repori shall be provided to the Econornic Development Agency.

NOISE AND VIBRATION

1.

Paricular care shall be exercised in the design, selection and instaliation of all mechanical equipment
and components to aliain reasonable noise levels in cccupied space. In general, sound ievels for
various spaces shall be maintained in accordance with the recommendations of the ASHRAE (uide.

OPERATING INSTRUCTIONS

1.

The Lessor shall provide simplified consolidaied equipment and control diagrams with specific
operating instructions posted on a readily accessible label on each ulility system, such as furnaces,
refrigeration equipmant, air handling systems, and pumping systems. These instructions shall clearly
indicate how to stop and start systems, what adjusiments must or may be made by Counly personnel
to aissure proper operation, and what action shall be taken in emergencies.

(ELECTRICAL)

GENERAL REQUIREMENTS

All electrizal work shall be designed and installed in accordance with the plan requirements,

Codes and ordinances - shall conform to standards of the National Electrical Code (NEC), O.S.HA,,
serving public telephone company, State Fire Marshal and local ordinances.

Service equipment shall be located in separate electrical/mechanical room with proper working
clearances and grounding. All breakers shall be clearly identified. :

INTERIOR LIGHTING

iy s

1.

Fluorescent lamps shall generally be 34 watt, 430-milfi-amp, rapid-start, cook-white, including energy
efficient ballasts.

The lighting shall be designed to maintain a uniform level of illumination of the Minimum foot -candles
designated. Lighting levels shall be based on working pian thirty inches (30" above floor, appropriate
coefficient of utiization for the fixture and maintenance factor. Conform to Title 24, Division 8 for
lighting requirements. Provide not less than ten foot-candies in halls, thirty foot-candles inrest rooms
and fifty foot-candies in all other areas, unless specifically noted otherwise (eighty fool-candles in
drafting room areas).

Each working space, utility or storage room shall have at least one receptacie, Each office shall have
a mintmum of one {1) receptacie on each twelve feet {12') of wall space. See plans for additional
andlor special outlels.

Provide twenty-four (24) hour lighting for security,

. Emergency lighting - Shall be provided where required by applicable codes, or natural Hghting wi" ot -

provide sufficient lumens for emergency exiting of building.

EXTERIOR LIGHTING

1z

Install sufficient lighting to provide a minimum of five {5) foot-candies of fllumination at each building

“entrance, around ihe perimeter of the building, in the parking and maneuvering areas and on

driveways.

Ali exterior fighting shall be high of low-pressure sodium as speciied by the County. Fixtures shalibe
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conirolled by photocell, timeclocks, or combinations of both.

(TELEPHONE AND COMMUNICATIONS)
(Updated February 12, 2001}

A, GENERAL REQUIREMENTS

1

2,

All telephone and communications . equipment shall conform fo the standards of the County of
Riverside, Department of informafion Technology and the serving public felephone company.

Provide ielephone outiets and data processing terminals as required by the user department.

B. SWITCH ROOM SPECIFICATIONS

1

Provisions shall be made available for easy access into the telephone/data room for telephone and
data wiring. The IT Department will be consulied during the planning and bullding slages lb assistin
designing accesses into and out of the ielephone room for all wirlng. -

Bullding alarms and fire monitoring equipment shall nct be installed in the ielephone/data room
without written permission of the IT Department. In the event the IT Department grants such
pefmission’all building alarms and fire-monitoring equipment shall be instalied in locations designated
by the [T Department.

Data Room Physical Specifications - the roorm must be completed thirty {30) days prior to cccupancy.
Al specifications for said room as outiined in this agreement shall be completed, including, but not
fimited to, instafiation of plywood, Tighting, electrical circuits, HVAC, ground, floor lile and door with
lock. . 7

a. The room should be as square as possible and as close to geographic center of the building
as possible, The room shall be dedicated for telephone and data use only. The size ofthe
room shall be as follows:

Leased Premises —sq. ft. Room Size
5,000 square feet or less g8 x 10
5,000 — 10,000 sq. ft. 10' x 14
40,000 sq. ft . or more 16' x 20
b Allwalls will be lined with AC grade 4'x8’ sheets of %" plywood from floor to ceiling. Piywood

rust be void free and painted on all sides with at least two coats of fire resistant paint.

Ga The door will be a minimurm of three (3) feet wide and located as near as possible to a room

corner. The door will be equipped with a lock, The door mus! open outward fo provide
additional usable space.

d. The environmental control systems for the telecommunications room should be able to

maintain a room temperature between 18°C and 24°C {64°F and 75°F) at all fimes (24 hours
per day, 365 days per year). If a building's HVAC system cannot ensure continuous -
operation (including weekends and holidays), provide a standalone HVAG unit with
independent controls for the telecommunications room. If an emergency power source is
available in the building, connect the HVAC system that serves the telecommunications room
1oit. Sensors and controls must be located in the telecommunications room, ideally placed 5
feet AFF (thermostat location will be specified on the telecommunication room -drawing
provided by County of Riverside information Technology Department). If an in-room air
conditioner is installed, the location must be approved by IT before installation. If remote-
monitoring equipment is available, this room should have its own independent sensor.,
Average heat load for equipment is 20,000 BTU (specific heat load will be provided for sach
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room).

e. If fire sprinklers are required by code, the sprinkler shall have a high temperature standard
response full circle head with a heavy-duty cover. Other fire protection systems shall be
provided as ouilined in applicable codes.

7 Room Lighting — Provide a minimum equivatent of 500 jux (50 foot candles) measured 3 ft.
AFF. Coordinate placemant of light fixtures with County of Riverside Communications to
avoid interference with low voltage equipment. Light fixtures must be a minimum of 8.5 it.
AFF. Use light-colored paint on the walls and ceifing to enhance room lighting. Power for the
lighting should not come from the power panel kocated inside the telecommunications room,
One light.should be on emergency power if avallable.

Emergency Lighting — Emergency lighting shall be provided and be placed lo ensurethat the
loss of power to normal lights will nol hamper an emergency exit from the room.

g. The floor shall be covered with 1/8", 12"x12" Armstrong Excelon SDT Static Dissipative Tile,
and shall be installed according to the manufacturer specifications. it shall.be capable of
“supporting minimum bearing loads of one hundred (100) pounds per square fool and
" maximum concentration loading of 2,000 Ibs. per foot. Grounding of the fioor tile system in alt

areas shall be performed by a qualified technician.

h. Four (4) each double duplex outlets at +12inches on one twenty (20) Amp breaker (minimum
one outlet on each wall to serve as utility outlets). .

i One (1) isolated ground with a maximum resistance of five {5) ohms to be prowded (T
Department shall be consulted regarding Yype - see layottt for exact focation.)

j. If multiple telecommunication rooms are required, fwo (2) four-inch {4") conduits will be
installed between the rooms for horizon{al cabiing connectivity.

K. A ceiling wiil be installed in the switch room at a minimum of 8.5" AFF. Ceiling profrusions
{e.g. sprinkler heads) must be placed to assure a minimurm clear height of 8 feet that is clear
of obstructions, to provide space over the equipment frames far cables and suspended cable

“trays. Celling finish must minimize dust and be light colored to enhance the room lighting. if a
-drop celling Is installed no provisians for wire entering the room will need to be provided. If a
hard, no access celling is installed, & minimum of two (2) four-inch {4") conduits will be

. inslalled as sleeves Yo allow the voice and data wiring to be extended into the switch room,
Aclual number of volce and data wiring will dictate If additional- sleeves will be required.
Exact location of the sleeves will be determined by IT Department.

L Other Uses - Telecommunication rooms must be dedicated 1o the teiecommumcatmns
function and related support faciliies. Equipment not related to the support of the
telecornmunication room, such as piping, duct work, and distribution of building power, must
not be located In, or pass through the room, The telecommunication room may not be
shared with buliding or custodial services that may inferfere with the telecommunications
systems. For example, slop sinks and cleaning materials such as mops, buckets or solvents
must not be located or stored in the telecommunication reom.

m. Grounding — A Telecommunication Main Grounding Busbar {TMGB) shall be Instalied inthe
telecommunicalions room at the location specified in the room layout that will be provided by
the County Telecommunications Engineer. The Grounding Busbar must be a copper, 6 mm
thick by 100 mm wide, by 10 om long, pre-drilied Busbar. The Busbar shall be insulated from
its supporting structure by at least two inches of separation. Bond the Busbar o the bullding
AC grounding electrode system. The minimum size of the bonding conductor should be #6
AWG and be sized to carry the maximum short time raling Amps of the buiiding grounding
electrods condustor. A supplemental bonding conneclion s required to the structural stesl of .
the buliding and local AC sub-panel located inside the telecommunications room. Resistance
should be no more than .1 chms betwsen the TMGE and the building main grounding source
measured following the two-point bonding fesi method using an earth ground resistance
lester.

Critical / Special Electrica - All outlets shall be standard 110/117 VAC outlets with a ground, unless
otherwise noted.

a. Dedicated Power Feeder - The telecornmunications room will have il's own dedicated power
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feeder terminated in an electrical panel located inside the room. Location of this electrical
sub-panel shall be closely coordinated with County Communications to ensure it does not
impact the overall design and use of the space within the room. Power required for other
equipment in the room (e.g. fluorescent lighting, motors, air conditioning equipment)
should be supplied by a separate feeder, conduit, and distribution panel. If an
ernergency power source is available, connect the teiecommunications room electrical sub-
panel into it. :

Telephone Sysiem: install two dedicated 110 VAC, 20 Amp circuits terminated in a
surface mounted 45 elecirical box with %" and %" knockouts at a height of 6 ft. AFF. The 48
locks will contain no cutlets, only a blank cover plate. Each of the two circuits will have its
own separate-hot, neutral, anc ground wire all the way back to the power distribution panel.
Each dedicated circult will be clearly labeled on thé blank cover plate and sub-panel.
Equipment Racks: Install one dedicated 20 Amp, 110 VAC circult with isolated ground for
pach equipment rack (minimum of four racks program). Terminate each dedicated circuit on
double dupiex outlets in a surface mounted 4S box on the side of the cable ladder. Cable
ladder layout, circuitlocations and guantity will be specified inthe room layout provided by the
County Telecommunications Engineer. The breaker number shall be identified on each of
these outlets. .

Emergency Air Conditioner Qutlet (To Support IT Telephone System): Install one dedicated
208/220 VAC, 20 Amp circuit terminated on a single NEMA 6-20 receptacie. This outlet wil
be located near the door and wil be specified in the room layout provided by the County
Telecommunications Engineer. :

General Purpose Outlets: Install one dedicated 20 Amp, 110 VAC circuil for general-purpose
Use. This circull will be terminatéd on double-duplex outists around the room with &t least
one outiel every 12 feet and at feast one outlet per wall 12 inches AFF.

Seclrity: One dedicated 110 VAC, 15 Amp circuit teyminated on a double-duplex outlet.
Location and helght of this outiet will be specified in the room layoul provided by the County
Telecommupnications Engineer. _

Paging — One dedicated 110 VAC, 15 Amnp cireuit terminated on a double-duplex ouliet.
Location and height of this outlet will be specified in the room fayout provided by the County
Telecommunications Engineer.

Multiple Telecornmunication Rooms - If multiple telecommunication rooms are required,
connecting conduits will be required. :

c.  CONDUIT REQUIREMENTS

1. Work Area Outlets (WAO):

av

b.

General Specifications: Each WAO shall conslst of one 4 in. by 4 in. by 2.6 in. deep outiet

box with a 2 in. by 4 in. reducing adapter installed.

Height Requirements: Each WAO shall be instalied at lhe same height as the adjacent

electrical outlet. “The helght of jacks for wall telephones shall conform o any ADA rules

pertaining fo handicapped use. This height is typically 42 Inches AFF to the center of the
outlet box.

Conduits Specificalions: :

(1) Accessible Ceilings; When there Is an accessible celling such as suspended
acoustical tile, provide a 1-inch rigid conduit stubbed into the celling space from the
outiet box. Celling must be accessible from the WAO location back to the
Telecommunications Room. If the WAQ location is at wall phone height, install an
additional outiet box at standard floor height and connect a 1-inch rigid conduit from
the botior of the wall height box to-the top of the standard floor helght box. Ream
all conduit énds and fit with insulated bushings.

(2) Non-Accessible Cellings: When the ceiling is not accessible, the conduits shall be
run from the WAQ location ali the way to the Telecommunications Room or the
accessible celing space. Runs cannot have more than the equivalent of two 80-
degres bends without installing 2 pull box (pull box must be accessible upon
compietion of construction). Al conduits will have a pull string installed. Where
multiple cutiets are installed, each location will have its own dedicated conduit run,
no daisy chaining is allowed.
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2. System Furniture Wall In-feeds: Wall in-feeds wili be one 1.25 in, rigid conduit per 2.5 WAO locations
of systems furniture. The condult stubbed into the ceiling space from a 4 in. by 4in. by 2.5n. deep

outiet box. Consult County Communications for location, quantity, and size of in-feeds
3. Backbone Pathways:
a. Telacormmunications Rooms: The standard  condult  configuration  connscting

Telecommunications Rooms will consist of 2-3 in. rigid conduits. Conduits are to be run in
the most direct route possible with no more than two 90-degree bends without a puti box.
Ream all conduit ends and fit with insulated bushings. Conduits are to be bonded to ground
in accordance with all local and national requirements. Location of conduits will be provided
on a site-by-site basis. The bend radius of the conduit shall be 10 times the internal conduit
diameter. Also provide each conduit with pull striing with minimum tenslie strength of 30 lbs.

Sleeves: .

(1) Firewalls: If any firewalls are present, access through the wall must be provided by
the contractor. The ends of any conduit penetrating & firewall will be sealed with an
appropriate sealer. Identification of the areas that must be sealed shall be identified
by the contractar at the time of wiring. Size and location of the sleeves will be

. determined by the County Telecommunications Enginesr. Sleeves shoukd penetrate
the wall a minimum of 3 inches. Ream each end of conduit and fit with insulated
bushing.

(2) Telecommunications Rooms: In muiti-level  buildings  with  stacked

Telecommunications Rooms, sleeves shall be provided from the cefling of the lowes!
level to the floor of the top level, Size, quantity, and location will be provided by the
County Telecommunications Engineer. ’

Service Conduit Requirements (New Construction):

The number of all primary service concuits will be determined by the size and scope of sach
job. The items listed below are BASIC requirements only and as the scope of the job
increases, some or allof the items fisted below may undergo major changes:

(1) Enfrance conduits shall be four (4) inches in diameter. A minimumn of two (2)
condults will be installed into the Telecommunications Room. Condults are to be run
the most direct route as possible. A _

{2) Conduits shall be buried a minimum of 30 Inches below finish grade.

{3) As a minimum, a slurry mix of concrete shall cover of the conduit {s) for prolection.

(4) No more than two (2) 90-decree bends shall be installed without the addition ofapull
box. . :

(8) Conduit runs in excess of 500 feet shall have a pull box installed. All bends shall
have a minimurm-bending radias of 10 times the diameter of the conduil

(6) All four-inch condults should have a minimum Ya-inctt nylon pull rope. All four-inch
conduits over 400 feet should have a minimum 3/8-inch nylon puli rope. The size
and requirements of pull boxes can only be determined by the scope of the job.

(7} If the MPOE (main polnt of entrance) is' not physically located in the
Telecommunications Room It will be necessary to install two 2-inch conduits from the
MPOE to the Telecommunications Room,

b.
4, Primary
a.
CABLE TRAYS:
1, Is the st

ructural ceiling height is greater than 16" AFF or the occupied space Is greater than 25,000

square feel, a cable tray systemn wlil be required to support the voice and data wiring. Consull with the
Courtty Telecommunicafions Engineer regarding possible installation and to assist in the design of the
cable tray system.
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ESTOPPEL CERTIFICATE

The County of Riverside, as Tenant, for the purpose of providing office space for use by
the Economic Development Adgency and the_Spruce Street Professional Building, LLC,

as Lessor, entered inlo a written office lease dated in which Lessor leased
o County and County leased from Lessor those certain premises consisting of
approximately 30,407 square feet of office space located at 1325 Spruce Street,

Rwersnde, CA . The office lease, as amended modified, and supplemented, Is referred
to in this Certificate as the "Lease”.
The Lease has not been amended, modified, nor supplemented, except

County has paid Rent through . The next payment of Rent is due on

. County has not paid Lessor a security deposil.
Under the Lease, the term began on _and the expiration date of the Lease
is ¢ subject to County’s right to terminate the Lease and any options the

County may have to extend the term as identified in this Certificate.
The Lease provides for two option(s) to extend the term of the Lease for two years each.
The rental rate for each extension period is negotiated at time of extension.

The County has the right of first offer to renew the Lease, after the original term and any
options to exiend have expiréd‘ on the same terms and conditions as are then being
offered by Lessor to bona fide third party prospective lessees.

The County has the right to early termination after five years of initial Lease occupancy [if
funding is reduced or becomes unavailable or if the County determines for any reason or
cause that the Premises are no fonger suitable for its use. If County terminates after five
years; Lessor is entitled to recover from County the amortized portion of the tenant
improvements that remain on the balance of the lease as. described in section 6.4 of the
Lease and Attachment *I"

There are no oral or written amendments, modifications, of supplements to the Lease
except as previously stated in this Certificate. A true, correct, and complete copy of the
Lease, including all amendments, modifications, and supplements, is attached to this
Certificate. The Lease, as amended modified and supplemented, is in full force and
effect and represents the entire agreement between Lessor and the County pertaining to
the Premises.

All space and improvements leased by County have been completed and furnishec in
sccordance with the provisions of the Lease, and County has accepted and taken
sossession of the Premises, All confributions required to be paid by Lessor to date for
improvements to the Premises have been paid in full '
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10.

11.
12.
'13..
14.
18.

16.

17,

Lessor and County are not in default in the performance of any of the terms and
provisions of the Lease. To the best knowledge of each Party, nc event or condition has
occurred that, with the giving of nolice or passage of time, or both, would constitute such
default by Lessor or County.

Lessor has not assigned, transferred, or hypothecated the Raal Property or any interest
in the Real Property.

The County has not assigned, transferred, or hypothecated the Lease or any interest in
the Lease or subleased all or part of the Premises. -

There are no mortgagees, beneficiaries under deeds of trust, or other holders of a

security interest in the Real Property, except as follows:
County shall receive the first three months rent free plus $10,000 for top-of-building
signage allowance. i

There are no pending aclions, voluntary or involuntary, under any bankruptey or
insolvency laws of the United States or any state against either Lessor or County,

The execution of this Certificate by Lessor and the County does not amend the Lease or
waive any of Lessor's or County’s rights under the Lease except as specifically provided
in this Certificate. |

This Certificate is given to with the understanding that as a lender or.
purchaser of the above described real property or assignee of either Lessor or County

may rely on it in connection with either the assignment or acquisition
of the above described real property or making a loan secured by the above described
real property. Following that acquisition, assignment by Lessor or foan, County agrees
that the Lease shall remain in full force and effect and shall bind and inure {o the benefit
of and its successor in interest.

LESSOR:

COUNTY
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RECORDED AT REQUEST OF AND WHEN
REGORDED RETURN TC:

Attention:

SUBORDINATION, NON-DISTURBANCE, AND ATTORNMENT AGREEMENT

This Subordination, Non-disturbance, and Attomment Agreement ("Agreement”) is made as
of between (Lender),a
, having its principal place of business at
and the County of Riverside (County), by its authonzed
representaiwe the Assistant County Executive Officer/EDA having its address for notification at 1157
Spruce Street, Riverside, Caiifornia 82507. ;

Recitals:
A. Lender has agreed to make a loan to .
(Lessor), to be secured by a deed of tust, dated
. and recorded on , as Instument No.
m the Official Records of County, California (together with ail

amendments.inc:reases renewals, modifications, consolidations, replacements, substitufions, and
extensions, either current or future, referred lo hereafter as the "Mortgage”) encumbering Lessor's
ownership interest in real property located in , State of California.
The legal description of the encumbered real property (the Mortgage F‘remtses") is set forth in
Exhibit A, attached to this Agreement. The Mortgage, together with the promissory note or notes, the
loan agreement(s), and other documents exacuted in connection with it are hereafter collectively
referred {0 as the "Loan Documents”.

L1

B. On : , County and Lessor entered into a lease for the
Mortgage Premises (the Lease). The Lease creates a leasehold estate in favor of County for space
(the “_Premises") located on the Mortgage Premises,

C. In connection with execution of the Morigage, Lessor also executed and delivered to

~ Lender an Assignment of Leases, Rents and Profits dated , , and recorded on
, , as Instrument No. ,in the Official Records of the County

Recorder of , California concerning all rents, issues and profits fron, i@ Morigage

Premises. This document, together with all amendments, renewals, modifications consolidations,
replacements, substitutions and extensions, is hereafter referred to as the "Assignment of Rents.”

To confirm their understanding concerning the legal efiect of the Morigage and the Lease, in
consideration of the mutual covenants and agreements contained in this Agreement and other
valuable conisideration, the receipt and sufficiency of which are hereby acknowiedged, Lender and
County, intending to be legaily bound, agree and covenant as follows:
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L1

1. Re'presentations and Warranties..County warrants and represents thatthe Lease Is
in full force and efiect and that, as of the date of this Agreement and fo the best of County's
knowledge, there is no default under the Leass by Lessor of County.

2. County Subordination,

2.1. - Subjectio the provisions of Section 3, the Loan Documents shall constitute a
lien or charge on the Mortgage Premises that is prior and supericr fo the Lease, to the [sasehold
estate created by it, and to all rights and priviieges of County under It; by this Agreernent, the Lease,
the leasehald estate created by it, together with all rights and privileges of County under it, is
subordinated, at all times, to the lien orcharge of the Loan Documents in favor of Lender.

2.2. By executing this Agreement, County subordinates the Lease and County's
interest under it to the lien right and securlty title, and terms of the Loan Documents, and 1o all
advances or payments made, or fo be made, under any Loan Document.

3. Non-disturbance.
3.1. Lender consents to the Lease.

3.2. Despite County's subordination under Section 2, County's peaceful and quiet
possession of the Premises shall not be disturbed and Gounty's rights and privileges under the
Lease, including its right to early termination, its right to extend the term of the Lease, its right of first
refusal to lease th property after expiration of the original term and any exiensions thereof, shall not
be diminished by Lender's exercise of its rights or remedies under the Loan Documents, provided
that County has not canceled or terminated the Lease, nor surrendered, or abandoned the
Premises.

3.3, If (a) Lender shall acquire fitle to, and possession of, the Premises on
foraclosure in an action in which Lender.shall have. been required to name County as a party
defendant, and (b) County is not in default under the Lease beyond any applicable cure or grace
periods, has not canceled or terminated the Lease, nor surrendered, vacated or abandoned the
Premises and remains in actual possession of the Premises at the time Lender shall so acquire titie
{0, and possession of, the Premises, Lender and County shall enter into a new lease on the same
terms and conditions as were contained in the Lease, except that:

: (a)  The obligations and liabilities of Lender under a new lease shall be
subject to the terms and conditions of this Agreement (including the provisions of Sections 5-7);

(b)  Lendershallhaveno obligations or kabilities to County under any such
new lease beyond those of Lessor as were containad in the Lease; and

(c)  Theexpiration date of any new lease shall coincide with the original -

expiration date of the Lease.

3.4.  Countyshall notbe named orjoined in any foreciosure, trustee's sale, or other
proceeding 1o enforce the Loan Documents uniess such joinder shalf be legally required to perfect
the foreclosure, trustee's sale, or other proceeding.

4, Attornr}lent.
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4.1, If Lender shall succeed to Lessor's interest in the Morigage Premises by
foreclosure of the Mortgage, by deed in lieu of foreclosure, or in any other manner, County shall be
bound to Lender under all the terms, covenants and conditions of the Lease for the balance of its
term with the same force and effect as if Lender were the Lessor under the Lease. County shall be
deemed to have full and complete attormment to, and to have established direct privity between
County and: :

(@) Lenderwhenin poséession of the Mortgage Premises;

(b) a receiver appointed in any aétion' of proceeding o foreclose the'
Mortgage:

(c) ahy parly acquiring title fo the Mortgage Premises; or
{d}  any successor {o Lessor.

4.2. County's attomment is self-operating, and it shall continue to be effective
without execution of any further instrument by any of the parties to this Agreement or the Lease.
Lender agrees to give County written notice i Lender has succeeded to the inlerest of the Lessor
under the Lease, The terms of the Lease are incorporated into this Agresment by reference.

“4.3.  Iftheinterests of Lessorunder the Lease are transferred by foreclosure of the
Mortgage, deed in lieu of foreclosure, or otherwise, to a party otfier than Lender (Transferee), in
consideration of, and as condition precedent to, County's agregment to attom to any such
Transferee, Transferee shall be deemed to have assumed all terms, covenants, and conditions of
the Lease to be observed or performed by Lessor from the date cn which the Transferee succeeds
to Lessor's interests under the Lease. '

5. Lender as Lessor. If Lender shall succeed to the interest of Lessor under the
Lease, Lender shall be bound 1o County under all the terms, covenants and conditions ofthe Lease,
and County shall, from the date of Lender's succession to the Lessor's interest under the Lease,
have the same remedies against Lender for breach of the Lease that County would have had under
the Lease against Lessor; provided, however, that despite anything to the contrary in this Agreement
or the Lease, Lender, as successor to the Lessor's interest, shall ba!

. {a) Iiabié for any act or omission of the Lessor; provi'ded thatthe Lender
may elect either to perform the pre-existing obligation or to permit the County to perform it and o
recover the cost out of Rent;

{b) subject 10 any offsets or defenses expressly permitted under the
Lease, including abatement rights which County might have had against Lessor,

{c) bound by any rent or additional -~ that County might have paid for
more than ocne month in advance to Lessor; or

(d)  bound by an amendment or modification of the Lease even though
made without Lender's written consent and whether or not the amendment or modification
materally adversely affect any right of Lessor under the Lease.

) subject to the County ‘s right to assert continuing claims, such as
material interference with the Countys use and enjoyment of the premises, against the Lender.
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B. Right To Cure. County agrees that, before Counly exercises any of its rights or
ramedrea under the Lease, Lender shall have the right, but not the obligation, to cure the default
within the sama tima given Lessor in the lease to cure the default, plus an additional thirty (30) days
or ten (10) days in the case of defaults in the payment of money from Lassor to County. County

agrees that the cure period shall be extended by the time necessary for Lender to commence
foreclosure proceedings and to obtain possession of the Morigage Premises, provided that,

(a)  Lender shall notify County of Lender's intent to effect its remedy,

(b  Lender inifiates immediate steps to forecicse on or to recover possession of
the Mortgage Premises;

(c) Lender initiates immediate legal proceed:ngs to appoint a receiver for the
Mortgage Premises or to foreclose on or recover possessnon of the Mortgage Premises within the
thirty (30) day period; and

{d) Lender prosecutes such proceedings and remedies with due diligence and
continuity fo compietion.

7. Assignment of Rents. If Lessor defaults in its performance of the-terms of the Loan
Documents, County agrees to recognize the Assignment of Rents made by Lessor to Lender and
shall pay to Lender, as assignee, frofm the time Lender gives County notice that Léssor is in default
under the terms of the Loan Documents, the rents under the Lease, but only those rents that are
due or that become due under the terms of the Lease after notice by Lender. Payments of rents to
Lender by County under the assignment of rents and Lessor's defauit shall continue until the first of
the following oceurs:

{(a) No further rent is due or payable under the Lease;

{b) Lender gives County notice that the Lessor's default under the Loan
Docurmnenis has been cured and instructs County that the rents shall thereafter be payable to
Lessor; or.

()  The lien of the Mortgage has been foreclosed and the purchaser at the
foreclosure sale (whether Lender or a Transferee) gives County nofice of the foreclasure sale. On
giving notice, the purchaser shall succeed to Lessor's interests under the Lease, after which time
the rents and other benefits due Lessor under the Lease shall be payable to the purchaser as the
owner of the Morigage Premises.

8. County's Reliance. When complying with the provisions of Section 7, County shall

be entitled to rely on the notices given by Lender under Section 7, and Lessor agress to release, =

relieve, and protectCoumy from and against any and all loss, claim, damage, or liability (including
reasonable atiomey's fees) arising out of County's compliance with such notice.

County shall be entitled to full credit under the Lease for any rents paid to Lender in
accordance with Section 7 to the same extent as if such rents were paid directly to Lessor. Any
dispute between Lender (or Lender's Transferee) and Lessor as to the exisience of a default by
Lessor under the terms of the Mortgage, the extent or nature of such default, or Lender's right to
fareclosure of the Mortgage, shall be dealt with and adjusted solely between Lender {or Transferee)
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and Lessor, and County shall not be made a pary to aﬁy such dispute. (unless required by law).

8. Lender's Status.  Nothing in this Agreement shall be construed to be an
agreement by Lender to perform any covenant of the Lessor under the Lease unless and until it
obtains title to the Mortgage Premises by power of sale, judicial foreclosure, or deed in lieu of
foreclosure, or obtains possession of the Mortgage Premises under the terms of the Loan
Documents. '

10.  Canceliation of Lease. County agrees that it will not cancel, terminate, or surrender
the Lease, except at the nomal expiration of the Lease term or as provided in the Lease,

11.  Special Covenants. Despile anything in this Agreement or the Lease o the
contrary, if Lender acquires title to the Mortgage Premises, County agrees that: Lender shall have
the right at any time in connection with the sale or other transfer of the Morigage Premises to assign
the Lease or Lender's rights under it to any person or entity, and that Lender, its officers, directors,

- shareholders, agents, and employees shall be released from any further liability under the Lease
arising after the date of such transfer, provided that the assignee of Lender's interest assumes
Lender's obligations under the Lease, in writing, from the date of such transfer.

12, Transferee's Liability (Non Recourse), If a Transferee acquires title to the
Mortgage Premises:

. (a) County's rec_oUrse against Transferee for default under the Lease shall be
fimited 1o the Mortgage Premises or any sale, insurance, of condemnation proceeds from the
Mortgage Premises;

(b) County shall look exclusively to Transferse's interests described in (a) above for
the payment and discharge of any obligations imposed on Transferee under this Agreement or the
Lease; and

(i) Transferee, its officers, directors, shareholders, agents, and employees are
released and relieved of any personal liability under the Lease;

() County shali ook solely to the interests of Transferee sel forth in (a)
above, and ' '

(iii) County shail not coliect or attempt to collect any judgment out of any other
assets, or from any general or imited partners or shareholders of Transferee.

13.  Transferee's Performance Obligations, Subject to the limitations provided in
Sections 11 and 12, if a Transferee acquires title fo the Mortgage Premises, the Transferee shall
perform and recognize all County improvement allowance provisions, all rent-fres and rent rebate
provisions, and all options and rights of offer, in addition to Lessor's other obligations under the
Lease,

14,  Notice. All notice  ~quired by this Agreement shall be given in writing and
shall be deemed to have been duly given for all purposes when:

(a)  deposited in the United States mail (by registered or certified mail, retumn
raceipt requested, postage prepaid); or

(b) deposited with a nationally recognized overnight delivery service such &s
Fedzral Express or Airborns,
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Each notice must be directed to the party to receive it atits eddress stated below or at such
other address as may be subsfitutad by notice given as provided in this section.

The addresses are:

Lender:

Attention:

Copy to

Attention:

County:

Attention:

Copy fo:

Attention:

Copies of notices sent to the parties’ atiorneys or other parties are courtesy copies, and
faifure to provide such copies shall not affect the effectiveness of a notice given hereunder.

15, Miscellaneous Provisions.

15.1. This Agreement may not be modified orally; it may be modifisd onty by an
agreement in writing signed by the parties or their successors-in-interest. This Agreement shallinure
to the benefit of and bind the parties and their successors and assignees. '

18.2. The captions contained in this Agreement are for convenience only andinno
way limit or alter the terms and conditions of the Agreement.

15.3. This Agreement has been executed under and shait be consirued, governed,
and enforced, in accordance with the laws of the State of California except to the extent that
California law s preempted by the U.S. federal law. The invalidity or unenforceability of one or more
provisions of this Agreement does not affect the validity or enforceability of any other provisions.

154. This Agreament has been executed in duplicate. Lender and County agree

Page 6 of 8
EXHIBITH



that one (1) copy of the Agreement will be recorded.

. 15.5. This Agreement shall be the entire and only agresment concerning
subordination of the Lease and the leasehold estate created by it, together with afl rights and
privileges of County under i, to the lien or charge of the Loan. Documents and shall supersede and
cancel, to the extent that it would affect priority between the Lease and the Loan Documents, any
previous subordination agreements, including provisicns, if any, containedin the Lease that provide
for the subdrdination of the Lease and the leasshold estate created by it to a deed of trust or
mortgage. This Agreement supersedes any inconsisient provision of the Lease.

15.6. This Agreement may be executed in any number of counterparts, each of
which when so executed and delivered shall be deemed to be anoriginel and all of which copies,
1aken together, shall constitute but one and the same instrument. Signature and acknowledgment
pages may be detached from the copies and attached to a single copy of this Agreement io
physically form cne original docurent, which may be recorded without an atiached copy of the
Lease.

16.7  If any legal action or proceeding is commenced to interpret or anforce the
terms of this Agreement or obligations arising out of it, or to recover damages for the breach of the
Agreement, the parly prevailing in such action or proceeding shall be entitled {o recover from the
non-prevailing party or parfies all reasonable atiorneys’ fees, costs, and expenses it has incurred,

15.8, Word Usage. Unless the context clearly requires otherwise, (a) the plural and
~ singular numbers will each be deemed to include the other; (b) the masculine; feminine, and neuter
genders will each be deemed to include the others; (c) "shall," “will," "must,” "agrees," and
"eovenants” are each mandatory; (d) "ray" is permissive; () “or" is not exclusive; and (f) "includes"
and “including” are not limiting. :

Executed on the date first above written.

Lender;

a

By. ___ [signature]

Its: __ [state tiile]

County:
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By: __ [signature]

Its: _ [state title)

Acceptad and Agreed To:

Lessor:

a

By: ___[signature]
s: _ [state title]

[Notaiizations of Parties' Signatures}

[Exhibit A: Legal description of Morigage Premises]
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Amortizaiion Schedule of Tenant Improve

Amurthatann Schedu1e

L ) Exhlbit I

(for Early Termination)

payment’ Ihterest
Honth AmOLU T Amgunt
BL. $12354.82 54B61.38
B2, 512394.82 $4798.60
63. 512394,87 §4735.30
b4. $12394.82 $4671.47
65 . £12394.82 $4607.11
66, §12394, 82 54547.21
67, §12394.82 $4476.78
[1: 8 $12394 .82 $4410,79.
.89, $17394.82 $4344.26
70. $123594.82 $4277.17
7l. $12394.82 -§4208, 52
72, $12394.82 §4141.31
73. $12394,82 .34072.53
4. 312394.82 $4003.18
75. $§12394,82 $3033.25
76. $123194.82 £3862.74
77. $12394.B2 $3791.64
7B. $12394.82 £3719.94
79. 512394.82 $3647. 65
B0 . $12394.82 $3574.76
8l. $12394.82 §3501.26
82. 512394.82 §3427.15
B3, ° 312394.B2 §3352.42
B4, £12354, 82 $3277.06
B3, 512394.82 $3201.08
B6., $12394.82 $3124.47
87. $12354.82 $3047.21
8B. 512394.82 §2969.32
B9, 312394 .82 52850,77
90, 112194.82 $2811.57
9%, $123904.82 §2731.71
92. $123904.82 $2651.18
93. 3$12394.82 $2569.98
54 . §12354.82 $2488.11
95, 512354 .82 52405, 56
96. $12394,82 §2322.31
97., $12304.,82 52238.38
98. §12394.82 $2153.74
9., $12394,82 52062, 40
100. §12394.82 51982.34
101. 512394,.82 $1895.57
102. §12354.82 $1808.08
103, . §512394,82 $1719.86
104. $12394,82 §1630. 90
105. $12394.82 §1541.20
106, $123184,82 $1450.75
107. 512354, 82 §1359;55
108. $12394.82 $1267.58
109. 512394, 82 11174.86
110. $12394,82 $1081.37
113. $12304.62 $987.00
u2. 512394.82 $892.02
3. 512354.82 §796.17
114, $12394,82 $699,51
115, $12394.82 §602.05
116. $12384,82 1503.78
7. 512394.82 5404 .68
118. 512394.82 $304,77
119, $12394.82 §204.02
120. $12393.60 §102.43

*+ Interest caleulated at 1/12th of
the remaining principal amount.

VvB-60 "and on.tXt
120 months to repay $937930.00 at 10.0%.

Principal
Reduction.
§7533.44
57596.71
$7659.52
$7723.,35
$7787.71
17852.50
$7918.04
§7984.03
$8050.56
$8117.65
$8185.29
3B2513.51
§8322.28
18391.64
§8461.57
38532.08
$8603.18
$3674.87
$8747.16
$8820.06
1889 2.56
SBYL7.67
1904 2,40
$8117.76
19191.74
§92790.35
$8347.60
59425.50
59504.05
19583.23
§9663,11
50741.63
§9824.83
$8906.70
39988.26

510072,
510156,
110241,
f10326.
510412,
510498,
510586,
310674,
5106763,

510853,
§10944,

50
24
08
42
47
24
74
96
32
62
7

511035.27

311127,
511218,
$11313.
511407.
£11502.
S11588.
31
77

511685
511792

$11851.04

511980

A3
§12050.
512150,

05
80

512293.18

®a’ance
Due

$575832.60
£568236.39
$560576.87
$552853.52
$545065,82
£5317213.21
$528295.17
$521311.14
$513260.58
§505142.53
5495957 .64
$488704,13
5480381.84
$471890.21
$463528.64
$454996.56
$446393.37
$437718.50
$428971.33
$420151.27
$411257.712
$402290.04
$363247 .64
5384129,38
§374936.13
§365665.79
$356318.19
$346892.69
§337388.64
§327B05.38
531814228

-§30B8358.65 |

-§29B8573.82

$268667.11
§278677 .85
5268605.35
$258448,91
5248207 .83
§237881.40
5227468.%3
§216569.58
$206382.95
$195707.98
$184944.06
§174090.44
$163146.38
§152111.11
$140983,88
$129763.93
$118450.47 |
$107042.,74
185539.94
383941.29
572245.58°
$60453.21
$4B562.17
$36572.03
$244081.98
§12291.18
50,00

annual interest rate on
{Rounding errors possible)

At
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Project MName: EDA Tenant Improvement
Project Address: 2245 Lowa Avenue
Riverside, CA 02507
Superintendent: Dennis Hicks
Completion Batet TBD . )
Total Building Feotage: 14,798 Useshle Square Fea -

.

R

% S A Sy A ek R
Acastical Celling 26798 250 SF 3 OGA9I0E3 S 492038 S 005 749938 ,{nfﬁ
! Aschitectural 26798 144 SF S 184TT S BT S LTI T 5 ) %‘%;,
: Cobinets; Laminate * 81 15742 L¥F 3 37.860.83 5 6546531 3 0821 3 B3 A5 fﬁ
2t Cabinets: Hardwood (L/L} 6 3.8 LF 5 I Incl. Atowr b - 3"%5:
Y _Cuhincis:l-inrdwuod_ (L 17 rlr'i‘i.j.‘-‘ ] L:k 5 794810 ingl. Abave ‘S %
! Cehincts: Corian 43 2371 LF T 10.049,4% Inch. Above )4 - %
%Cumm “ 20,798 249 SF $ 66T § 6673309 S 3308 939000 %3}
Z;i_;_! C'urpel Base 4.500 LIT LF $ 3.258.45 In Carpet $ - 5;)%
% Clean Up My 203 HR ¥ 631014 § BADE 5 2103 S 6.310.14 %T
g Doors & Harthwsie il QOS0G PER 5 BRASGNG 5 aapseun 5 990D 8 . 6963000 & ,
K5 Blectrical 26,704 762 §F 5 2040760 Pending 5 23952 %‘.‘
g Fire Sprinkers 26,798 L§7 SF § 008302 5 AR50 8 LAe § 428189 3%':
¥ Floocng VCT 340 ¢ 155 SF $ 528406 InCarpet . § . %‘(f
g‘; Framing/Drywall : 22600 5843 LF SIS980T NS5 5 S4B 5 s
M Glass: Sidelights . A L3 PER S 438321 & 438321 S MEXY 5 43IB2 gy
& HvAC o 265625 TON  § 25500000 Pending v 2m92m00 %H
B msulution 14,006 0.6 SK § 4E2741 8 A@dd § 0 026 3 46214 B
""% Paint ' 22000 064 SF 54093 5 L4382 S 060 5 1343826 :ﬂ{
3;;& Plumhing o L16854 PER 5 1869670 § 1430740 $ LASKTI 5 Q350740 o
T Supervision S0 21 MRS IA606BR 5 1LeESas S 2337 8§ u.ﬁss,nd'g':i
W Vediool Windn LI0Y 1L69 LF S 1285398 Pending 5 1LR5398 ?;;"
“futal of T1 Costs : : 3 1,045.484.04 5 Loshess B

;ﬂ Usenble Fantage Alfowince Butge! &
71 Allowanes 26,798 $35.00 5 g §
EA] [ 4
) Varienee 5 (128,23563)
U TR TR S LR R e P R R RS AT ONT L ata A N R SETMGUEL W

** Exclasions - Reception desks, cubinets or shelving in storage ares.
* Istinared nses building stendurd corpet, Budges nses upgrade eqrpet (Connty of Riverside Standard)



FIRST AMENDMENT TO THE GOUNTY OF RIVERSIDE ECONOMIC
DEVELOPMENT AGENCY (EDA) LEASE AT 1325 SPRUCE STREET, RIVERSIDE,
CALIFORNIA

The COUNTY OF RIVERSIDE ("County”) and the SPRUCE STREET PROFESSIONAL
BUILDING, LLC, (“Lessor®), hereby amend that certain lease dated June 13th, 2006 {“the
Lease") periaining 1o property known as the Spruce Street Professional Building at 1325 Spruce
Street, Riverside, California, as follows:

A. Section 2.2 of the Lease is hereby amended in its entirely to
read as follows:
Defined. The Premises shall consist of that certain real preperty, including all
improvements therein or to be provided by Lessor under the terms of this Lease, and
commonly known as a portion of The Spruce Street Professional Building, located in the
City of Riverside, State of California, and generally described as a free standing building
. consisting of approximately 77,000 square feet; 38,061 gross square feet of exclusive
space for the County with 30,407 gross square feet of exclusive space on the fourth and
fifth floors (the “Original Space”) and 7,654 gross square fest of exclusive space on the
second floor ({the "Additional Space”) with 144 unreserved and unassigned parking
spaces and 3 reserved parking spaces for the. County and top-of-the-building signage,
all as shown on the site plan attached as Exhibit “A” in the Lease. It is understood that
the Premises include all appurtenances and easements thereto and the non-exclusive
right of ingress and egress at all times to and from the public streets and highways for
Countly, its employees and invitees. '

B. Section 4.1 of the Lease is hereby amended by adding the
following:

4.1.1, This First Amendment shall be effective upon the date of its full
execution by the Parties hereto which includes approval by the County of Riverside,
Board of Supervisors. The "Additional Space” shall be ready and available for move in
by County on April 1, 2007.

C.  Section 4.3 of the Lease is hereby amended as follows:
Delay in Delivery of Premises. 4.3. If the Original Term of this Lease for occupancy of
the fourth and fifth floors has not commenced by March 31, 2007, County may, at its
sole option, either: (a) deduct from any rents that may become due hereunder the sum
of $2,000 for each day the Premises are not substantially complete and available for
occupancy as per paragraph 2.4 (except if delay is due to change orders in the tenant
improvement construction that delay delivery and are requested by the County, . -
unforeseeable government regulatory or, weather related factors, or the delay is caused
solely by the negligence or misconduct of the County) after said date, as liquidated
damages for failure to provide occupancy in a timely manner as prescribed hereunder.
Lessor and County agree that such damages are to be one of the mutually exclusive
remedies, as prescribed in this Section 4, for such failure, in that at the time of entering
into this Lease it would be impractical and extremely difficult to fix the actual damages
that would fiow from Lessor's failure to provide occupancy in a timely manner, including,

olistual e ddesihamgiference in money between the total sum to be paid by County to
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another party for rent to Lease such party's rea! property, if the rental hereunder is less
than the rental to be paid such other party; or if the Original Term of this Lease for the
fourth and fifth floors has not commenced by March 31, 2007, or (b) cancel this Lease,
and Lessor hereby waives any and all rights that it may have against County for any
costs, expenses and/or charges that Lessor may have incurred as a resutt of preparing
the Premises for occupancy.

4.3.1. Provided County has executed plans and specifications to

" Lessor by December 31, 2008, and the second floor occupancy has not commenced by

April 1, 2007, County may, at its sole option, either: (a) deduct from any rents that may
become due hereunder the sum of $500 for'each day the second floor Premises are not
substantially complete and available for occupancy as per paragraph 2.4 (except if
delay is.due to change orders in the tenant improvement construction that delay delivery
and are requested by the County, unforeseeable government regulatory or, weather
related factors, or the delay is caused solely by the negligence or misconduct of the
County) after said dale, as liquidated damages for failure to provide occupancy in a
timely manner as prescribed hereunder. Lessor and County agree that such damages
are to be one of the mutually exclusive remedies, as prescribed in this Section 4, for
such faliure, in that at the time of entering into this First Amendment it would be
impractical and extremely difficult to fix the actual damages that would flow from
Lessor's failure to provide occupancy in a timely manner, including, but not limited to,
the difference in money between the total sum to be paid by County to another party for
rent to Lease such party's real property,-if the rental hereunder is less than the rental 1o
be paid such other party; or if the Original Term of this First Amendment for the second
floor has not commenced by April 1, 2007, or (b) cancel this Lease, and Lessor hereby
waives any and all rights that it may have against County for any costs, expenses
and/or charges that Lessor may have incurred as a result of preparing the Premises for
occupancy.

D. Section 5.1 of the Lease is hereby amended in its entirely to
. read as follows: ' '
RENT. County shall receive the first three months rent free plus 310,000 for
construction of top-of-building signage from Lessor. Effective April 1st, 2007, County
shall pay the sumn of $2.10 per square foot for 38,061 total square feet or $79,928.10
per month to Lessor as rent for the Premises during the term of this Lease as indicated
below:

Arount Year
$79,028.10 First
$82,325.94 Second
$84,705.72 Third
$87,339.59 Fourth
$89,859.78 Fifth
$92,658.57 Sixth
$95,438.33 Seventh

First Amendment EDA Lease
Spruce Street Professional Building, LLC.



$98,301.48 Eighth
$101,250.52 Ninth
$104,288.04 Tenth

Said monthly sums shall be payable, in advance, on the first day of the month or as
soon thereafter as a warrant can be issued in the normal course of County's business;
provided, however, in the event rent for any period during the terrn hereof which is less
than one (1) full calendar month said rental shall be pro-rated based upon the actual
number of days of said month. ) '

E.  Section 5.2 of the Lease is hereby amended in its entirely to read as

follows: :
Tenant Improvements (Tls). Tenant improvement cosis are those costs for
customizing and configuring the County’s 33,698 square feet of dedicated space per the
County's space plan (excluding restrooms). County Tls shall include: construction
drawings and engineering costs for Tls, carpeting, ‘fiooring, paint, automatic door
openers at main lobby, hard walled offices, break rooms, data rooms, HVAC, heat
pumps, ducting, conference rooms, slorage and supply reoms with locking hardware,
electrical 1o office and modular furniture, etc. Note: data lines and connectivity will be
contracted with County Vendors at County cost. Lessor to provide restrooms and
elevator lobbies on the second, fourth, and fifth floors. County's tenant improvement
(T1) cosls are those costs above the $35 per square foot or $1,179,430.00 total
allowance for Tls and $10,000 top-of-building signage allowance (as described in
section 5.1) provided by Lessor. Such amount will be set forth in writing by an
addendum to this Lease. County will pay additional T1 costs in fump sum.

Al other provisions of the Lease and Amendment not otherwise affected by this First
Amendment shall remain the same. This First Amendment to the Leass shall not be
binding or deemed consummated until approved and executed by County's Board of
Supervisors.
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IN WITNESS WHEREOF,

the County of Riverside and Spruce Street

Professional Building, LLC. have exscuted this First Amendment to the Lease dated

Juna 13" 20086,

Dated: DEL 1 9 2000

COUNTY OF RIVERSIDE

By: ﬁ 5@ gnga
Bob Buster
Chairman, Board of Supervisors

ATTEST:
Nancy Rowmero ,

 Mgscloe

erk of the Board

SPRUCE STREET PROFESSIONAL
BUILDING, LLC.

WW
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nd Magnon,. Manage
Presu ent and Chief Executive Officer

Approved as to Form

R

County Counsel
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