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COUNTY OF RIVERSIDE EDA LEASE

1. Parties.

1.1 This Lease ("Lease”) is made by and between the County of Riverside, hereinafter
referred to as “County" and the Spruce Street Professional Building, LLC, hereinafter referred to
as “Lessor”. County and Lessor are hereinafter collectweiy referred to as the "Parties” or
individually as a “Party”.

2. Premises,

2.1 Letting. Lessor hereby Leases to County, and County hereby leases from Lessor,
the Premises, for the term, atthe rental, and upon all terms, covenants and conditions set forth in
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-building signage, all as shown on {he site plan attached as
Exhibit "A”. Itis 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 Parties
regarding the construction of the Premises before the commencement of the Lease Term are
“stated in the attached Leasehold Improvement Agreement, Exhibit "B”. Ifthis 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, including, but not limited, to, electrical, plumbing, fire sprinkler, fire
suppression systern 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 asthe “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 requireﬁCounty to occupy the Premises continuously.
4, Term.

44 Commencement. ThisLease 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
parties 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 executed 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 date on
which County accepts the Premises for occupancy, which shall occur only after Lessor delivers to
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 items ‘as determined by the County
("Commencement Date”). The Original Term shall expire at midnight on the last day of the month
i which the tenth anniversary of the Lease Commencement Date occurs (“Expiration Date")
unless sooner terminated pursuant to the terms of this Lease. ' '

4.2  Confirmation of Lease Information. Atsuch time as the Commencement Date of
" this Lease has been determined, either Party may deliver to the other Party a notice in the form
set forth in the attached Exhibit "D" which the receiving Party 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 Lease Commencement Date.
Anything to the contrary notwithstanding, failure 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 Original 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 regulatory or, weather related factors, or the delay is
causéd 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 Couinty 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 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 to be paid such other party; or if the
Original Term of this Lease has not commenced by December 1, 20086 , 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. -
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4.4  Holding Over. Any holding over by County after the expiration of said term or any
extension thereof shall be deemed a month-to-month tenancy upon the same terms and
conditions of this Lease. '

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

51 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 of this 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
$78,532.90 ' - 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 mprovements (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 (excluding restrooms). County Tls shall include: construction drawings and.
engineering costs for Tls, carpeting, flooring, paint, automatic door openers at main lobby, 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, etc. Note:
data lines and connectivity will be contracted with County Vendors at County cost. Lessor.to
provide restrooms and elevator lobbies.on the fourth and fifth floors. County's tenant
improvement (T1) costs are those costs above the $35 per square foot or §937,930 total allowance
for.Tls 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 Tl costs in lump sum.

5,3  Annual Increase. 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 building .
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 2008 shall serve as
the base year to make such determination. Detailed documentation shall be required to obtain
this additional reimbursement of costs. '

8. Options. .

6.1 Option to Extend Term. Lessor grants to County two option(s) to extehd 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. '

614 Exercise of Option. The Extension Option(s) shall be exercised by County
delivering to Lessor written notice thereof no later than six months prior, but not more 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.

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

6.2 . Right of First Offer to Lease Additional Space. Lessor hereby grants to County a
right of first offer 10 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 portion of the Adjacent Premises
proposed to be let and other terms and conditions of the offer. County shall have ten (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. Inthe event
County fails to give written notice of its election to 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 portion of the Adjacent Premises and the Adjacent Premises (or
remaining portion of the Adjacent Premises) remains available, County 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, Covenants, and
Conditions to be paid, performed, and observed by County, Lessor hereby grants to County a right
of first offer to extend the Leasé of the Premises. In the event Lessor receives a bona fide offer
from a third party to lease the Premises, which offer is 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 to extend the Lease of the Premises on the same terms and
conditions as the third party offer. in the even County elects to extend the Lease of the
Premises, the Lease shall be subject to the same terms and conditions as the third party offer,
including, but not limited to, amount of rent, term, and commencement date. Inthe event County
fails to give written notice of its election to extend 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 to 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:
precludes, 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 to provide
written notice of their intention to exercise the five year termination clause to Lessor no less than
60 days prior to the date that County seeks to vacate the Premises. Lessor is entitied 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 is 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 a 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 "I, attached hereto,
and said amount shall be payment in full by County to-Lessor for all amounts due and owing
based upon 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
outstanding 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 set forth in a
written amendment to this agreement and shall be subject to the review and approval of the
Assistant County Executive Officer of the Economic Development Agency. (Attachment “I" is an
estimated amortization schedule of the tenant improvements).

6.4.1 Notice. Afterfive years; County may provide Lessor with written 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 federal, 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 written notice to Lessor. County shall pay all rent due and owing up fo 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 Lezw., 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 put the 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, seiting
forth the nature and extent of such non-compliance, rectify the same at Lessor's expense. |fthe
- Applicable Requirements are hereinaiter changed so as to require during the term of this Lease,
unless same s the result of the use to which County puts the Premises, the construction of an.
=ddition 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. Lessor warrants and represents the building exterior
and common areas of the building shall be readily accessible to and usable by individuals with
disabiiities in compliance with Title Il of the Americans with Disabilities Act of 1990 and California
Title 24, as amended from time to time and regulations issued pursuant thereto and in effect from
time totime. Any cost incurred to cause the exterior of the building and common areas to comply
with said Act shall be borne by Lessor.

7.3  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". -

7.4 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 or in combination with other materials, is either: (a) potentially injurious to
the public health, safety or welfare, the environmentor 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 1o 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 (unless introduced by County, its agents or employees), 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 harmiess 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
levels of proceedings), consultants or experts fees and costs incurred in enforcing this indemnity.

Page 6 of 22



) : * . [ ' s
The representation, warranty and indemnity of Lessor described in this Paragraph shall survive
the termination or expiration of this Lease.

7.5  Sick Building Syndrome. Lessor warrants and represents the Premises shall be
constructed, operated and maintained free of certain hazards, including, but not limited to: spores,
fungus, molds, bacteria, chemicals or fumes or other causes of any hazardous micro-
environments, sometimes known as “Sick Building 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 fo safely remove the micro-
environments using remediation guidelines recommended or required by the appropriate
governmental agency. Any castincurred to cause the Premises to be free of such hazard shall be
borne by Lessor. '

7.6 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 shall
be done as required by NPDES rules or as needed, at least two times per year, once prior to the
rainy season. ' '

8. Custodial Services.

8.1 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

_employess 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 County. In addition to bonding as required herein, Lessor shall
also recelve proof of statutory workers’ compensation insurance, commercial gengral liability and
Vehicle Liability Insurance from the provider of any custodial functions performed atthe Premises.

82 County's Right to Provide Custodial Services and Deduct Cost. If County
provides written notice to Lessor of an event or circumstance that requires the action of Lessor

-with respect to the custodial services as set forth 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 custodial services by its staff or those of a
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 1ot begin the required action within
forty-eight (48) hours after the written notice; and (2) | 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,
provided said costs and expenses are reasonable. Should Lessor fail 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-mail shall be deemed sufficient.
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0. Utilities. -

94 Lessorwarrants 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. e : '

9.2  Countyshall pay forallits own telephone services within the leased space which will
be used in connection with the Leased 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. ) z ;

10.  Repairs and Maintenance.

. 10 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 accordanee 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
furnishings; (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 that may
become necessary by reason of industry standard for age, wear and tear, vandalism, deferred
maintenance or defects in any construction thereof by Lessor.

40.2 Lessor's Default. Repairs shall 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 natice (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
aforementioned areas and within thirty (30) dalys for all other circumstances after written notice by
County to Lessor of the need for such repairs and maintenance, as determined by the County. If
Lessor defaults with timely repairs and maintenance, County may exercise its right for early
termination under section 6.5 of this agreement. Lessor shall not be in default for extraordinary
repairs or capital improvements 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 10 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
Lessor of an event or circumstance that requires the action of Lessor with respect to the
replacement, repair or maintenance to the Premises 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 written
notice advising Lessor that County intends to take the required action if Lessor does not begin 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.

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

_ 10.3.2 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-prevalling legal rate of interest from
the date these costs are incurred until the date of Lessor's repayment. Lessor's obligation to
reimburse County shall survive expiration or earlier termination of this Lease. :

10.3.3 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, Lessorhas notpaid
the 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.

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

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

10.4.3 If Lessorfails to 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
he made or such maintenance to be performed. Upon demand by County, Lessor shall promptly
reimburse County the actual cost and expenses thereof, provided said costs.and expenses are
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reasonable. Should Lessor fail to promptly pay the cost and expenses, County may deduct and
offset that amount from Rent payable under this Lease.

10.5 Periodic Services. Lessor shall provide, or cause 10 be provided, and pay for all
Perio_dic_Services as defined and set forth in the attached Exhibit "E-1".

11. Alterations and Additions.
11,1 Improvements by Lessor.

" 11.1.1 Lessor recognizes and _underétands that any County improvements
requested by the County to be completed by Lessor during the term of this Lease shall be
undertaken according to Exhibit "F", General Construction ‘Speciﬁcations jor Leased Facilities.

- 11.1.2 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. ' ‘

41.4.3 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. '

11.1.4 |f any agency, division or department of any governme'ntal 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 at its 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
gaxact compliance. ; : '

1145 Lessor shall cause all County improvements to be lien free, completed at
L essor's cost in a workmanlike manner and in compliance with all applicable law.

11.41.6 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 ysar funding and accounting practices, any costs due:
to Lessor for reimbursement of tenant improvements during the term must be invoiced and
received by the County prior 10 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.

11.21 Any alterations, improvements or installation of fixtures 1o be undertaken by
County shall have the prior written consent of Lessor. Such consent shall not be unrsasonably
withheld, conditioned or delayed by Lessor. 3

11.2:2 All alterations and improvements made, and fixtures installed, by County
shall remain County property and may be removed by County at or prior fo 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 paid for by County.

11.3 Communications Equipment. County may, from time to time, install maintain,
replace and/or remove any sateliite dishes, links, duct bank or antennas on the grounds, roof
and/or 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. Upon the removal by
County of any such satellite dishes, links or antennas, County shall 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 Lessor and 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.

l

12.2 Indemnification and Hold Harmiess.

12.2.1 Lessor shall indemnify defend and hold harmless 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 Parties, Lessor shall defend at its sole cost and expense, including but not
limited to, attorney fees, cost of investigation, defense and settlements 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 harmiess the Lessor Parties from any
liability whatsoever, including but not limited to, property démag_e, 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 to this Lease. County
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Parties shall not indemnify Lessor Parties for liability arising within the County leased Premises

~.when such liability arose out of or is related to Lessor's responsibilities under the terms of this
Lease. County shall defend at its sole cost and expense, including but not limited to, attorney
fees, cost of investigation, defense and settlements or awards, on behalf of the Lessor Parties in
any claim or action based upon such liability. '

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 the 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 The indemnifying party's obligation hereunder shall be satisfied when they
have provided the indemnified party the appropriate form of dismissal relieving 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.

12.9.6 Inthe event there 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.

12,311 Workers’ Compensation. Workers' Compensation Insurance
(Coverage A) as prescribed by the laws of the State of California. Policy shall include Employers'
Liability (Coverage B) including Occupational Disease with limits 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 to, premises liability, contractual liability,
products/completed operations, personal and advertising injury, cross liability coverage and
employment practices liability covering bodily injury, property damage, and personal injury arising
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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 operations, use, and management of the Premises, or the
performance of its obligations hersunder. Policy limits shall not be less than $1,000,000 per
occurrence. If such insurance contains a general aggregate limit, 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 mobile
equipment are used on the leased premises, Lessor shall maintain auto liability insurance for all

" owned, non-owned or hired automobiles 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 premises 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
off-premises power failure. Policy shall name the County as a Loss Payee as its interests may
appear. : ;
(b) Boiler and Machinery insurance providing coverage for at least butnot 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 Contractor
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 a loss at the Premises under this
coverage. If, at the time of-any loss to the property described on Exhibit “B", it is 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) Any insurance carrier providing Lessor’s insurance coverage hereunder shall be .

admitied to the State of California and have an A.M. BEST rating of not less than an A: VIIl (A:8)

urness such requirements 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 only for one policy term.

(b) The Lessor or Lessor's insurance carrier(s) must declare its insurance
deductibles or self-insured retentions. If such deductibles or self-insured retentions exceed
$500,000 per occurrence 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, {.essor's carriers shall either: 1) reduce or eliminate such
deductibles or self-insured retentions as respects this Agreement with the County, o 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 carrier(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 including all
Endorsements and all attachments thereto, showing such insurance is in full force and effect. .
Further, 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 cancellation of such insurance. In the event of a
material modification or cancellation of coverage, this Lease 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 policies, including
all endorsements and attachments 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 including all
endorsemenits 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 Gounty 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.

4232 Lessee's Insurance: The Lessee maintains funded programs of Self-
Insurance. Lessee shall provide to Lessor a Certificate of Self-Insurance evidencing the Lessee's
Self-Insurance for the following coverage: :

12.3.2.1 Workers' Compensation $1,000,000 per occurrehée
12.3.2.2 Commercial General Liability ~ $1,000,000 per occurrence
12323 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 to 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 Casualty, or the Casualty results inthe Premises not being
provided with Base Building Systems or.parking facilities, and if neither Lessor not County has
electad to terminate this Lease under this Section 13, Lessor shall promptly and diligently resiore
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Premises, the County Improvements originally constructed by Lessor, Base Building Systerns, 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 connection with the rebuilding, Lessor
may condition its consent to those modifications on. (a) confirmation by Lessor’s contractor that
the modifications shall not increase the time needed to complete the County tmprovements; or (b)
an agreement by County that the additional 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 repairing the
Casualty ("Repair Period Notice'). The Repair Period Notice shall be accompanied by a certified
statement executed by the contractor retained by Lessor to complete the repairs or, if Lessor has
not retained a contractor, a licensed contractor not affiliated with Lessor, certifying the contractor's
opinion about the anticipated period for repairing the Casualty. The Repair Period Notice shall
also state; if applicable, Lessor's election either to repair or to terminate the Lease under Section
18.8. ; -

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 exceeds 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. If{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 to 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 to occupy the Premises and ending on the date of Substantial
Completion of Lessor's resteration obligations as provided inthis Section 13 (“Abatement Period").
If, however, County is able to occupy and does occupy a portion of the Premises, Rent shall be
abated during the Abatement Period only for the portion of the Premises not occupied by County.

13.6 . Damage Near End 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 fo terminate
under this Section 13.6 by electing, within ten (10) days after receipt of Lessor's termination
notice, to exercise any unexercised option to extend this Lease. If County. negates Lessor's
election, this Lease shall continue in effect unless Lessor has the right to, and elects to, terminate
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- this Lease 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 connection with 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 under this Lease, except for those provisions
that, by their terms, survive the expiration or earlier termination 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 Casualty 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 may otherwise be specifically set forth in this Lease and items thathave
accrued and are unpaid.

14, Efninent 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 Rentwill
be abated from the date of termination. ’ '

" 442 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-publicuse or
purpose and the partial condemnation renders the Premises unusable for County's business, this
Lease will terminate as-of the date of title 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 lost 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, If the Premises are wholly or partially condemned, Lessor will be entitledto
the entire award paid for the condemnation, and County waives any claimto 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 Condemnation. Inthe event of a temporary 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. [f a temporary condemnation remairis in effect at the expiration or earlier
termination of this Lease, County will pay Lessor the reasonable cost of performing any

- obligations required of County with respect to the surrender of the Premises. If a temporary

condemnation 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 accordance
with Section 14.3.

15. Estoppel Certificates.

15.1  Within twenty (20) business days after receipt of a wriﬁén 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. 'Subordinét_ion, Non-Disturbance, and Attornment.

16.1 Subordination, Non-Disturbance, and Attornment AgfeEment. To carryout the
purposes of Section 16.2 and Section 16.3, the Parties agree to execute a Subordination, Non-
Disturbance and Attornment 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
Lease 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 obligations
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'to 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 agreeing to 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, lease, foreclosure, deed in lieu of foreclosure, exercise of any remedy provided in any
encumbrance or operation of law.

17.  Breach by Lessor.

171 Lessor's Default. Except as provided to the contrary in this Lease, Lessor's failure
to perform any of its obligations under this Lease shall constitute a default by Lessor under the
Lease If the failure continues for thirty (30) days after written notice of the failure from County to
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 provisioh. _

17.2 County’s Right to Cure Lessor’s Defallt and Deduct Cost. Except as provided to
the contrary in this Lease, if County provides notice to Lessor of Lessor's failure to perform any of
its obligations under this Lease and Lessor fails to provide such action as required by the terms of
this Lease within the period specified, 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 within ten (10) days after the written notice; and
(b) Lessor 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@'r‘s Representations and Warranties. Lessor represents and warrants to County
that: = : :

18.1 Title. County's Leasehold interestin 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
laws 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 contemplated.

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.

194 Quiet Enjoyment. Lessor covenants that County shall at all times during the term of
this Lease peaceably and quietly have, hold and enjoy the use of the Leased Premisessolongas .
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 building shared with other tenants of Lessor, during County's
fenancy Lessor may make or permit olher 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 itle under Lessor that County's access, 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,
renovations and improvements.

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

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

18.4 Severability. The inva!id'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
purpose of enforcing a right or rights provided for by this Lease shall be tried in a court of |
competent jurisdiction in the County of Riverside, State of California, and the Parties heretowaive
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 either party hereto, the
unsuccessful party to such litigation or arbitration agrees to pay to the successful party all‘costs
and expenses, including reasonable attorneys' fees, incurred therein by the successful party, allof -
which shall be included in and as a part of the judgment rendered in such litigation or arbitration.

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

19.8 Agent for Service of Process. It is expressly understood and agreed that in the
event Lessor is not a resident of the State of California or it is an association or partnefship
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 shall 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 of this 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 so obtained and waives any and all objections and protests thereto.

19.9 Entire Lease. This Lease is intended by the Parties hereto as a final expression of

their understanding with respect to the subject matter hereof and as a complete and exclusive
statement of the terms and conditions thereof and supersedes any and all prior and",
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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 fo, any word, phrase or provision of the Lease, neither the Lease hor any ambiguity or
uncertainty will be construed or resolved against either party (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 opportunity to participate in the drafting hereof.

19.11 Time of Essence. Time is of the essence with respect to 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 a 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.

1914 Title. Lessor covenants that Lessor is well seized of and has good title to the
Premises, and Lessor does warrant and will defend the title thereto, and will indemnify County
against any damage and expense which County may suffer by reason of any lien, encumbrance,
restriction or defect in title or description herein of the Premises. If, at any time, L 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 entitled
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 liabilities 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 o be filed a bond or bonds for that purpose. In the event any notice
preliminary to establishing such a lien (such as the California Preliminary 20-Day Notice) is served
on Lessor for work done on the Premises, Lessor shall immediately forward a copy of such notice
o Lessee. ' ,

19.17 Surrender. County shall, after the last day of the term or any exiension thereof or
upon any earlier termination of such term, surrender and yield up to Lessor the Premises in good
order, condition and state of repair, reasonable wear and tear and damage by fire or other
casualty excepted. 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 priorto 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 shall be in writing and delivered by: (a) Certified Mall,
postage prepaid, return receipt requested, in the United States mail; or (D) via an overnight 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 fromtime to time
change its mailing address by written notice to the other Party.

Co'unty's Notification Address:

County of Riverside

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

Riverside, California 92501

Lessor’s Notification Address:

Attention: Mr. Ray Magnon

Spruce Street Professional Building, LLC
815 Marlborough Street, 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, or
individual represents and warrants that he or she is duly authorized to execute and deliver this
Lease on behalf of said corporation, in accordance with bylaws of said corporation, oras a partner
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

VAR S

By
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COUNTY OF RIVERSIDE

ATTEST: | By: ﬁé’é__ﬁ%_// L '

Bob Buster, Chairman

NANCY ROMERO
Board of Supervisors

Clerk of the Board -

APPROVED AS TO FORM:

County Counsel

By: ( @&M: AraTrunr |

| .

- |nitials
Date
File No. '
Document No. : : “
Revised 8/2005
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LEASEHOLD IMPROVEMENT AGREEMENT
1325 Spruce Strest, Riverside

This Leasehold Improvement Agreement shall set forth the terms and conditions relating
to the construction of the County improvements in the Premises. This, Leasehold Improvement
Agreement is essentially organized chronologically and addresses the 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 | easehold Improvement Agreement {0
Paragraphs or Sections of the “Lease” shall mean the relevant portion of that certain Office -
Lease to which this Leasehold Improvement Agreement is attached as Exhibit "B" and-of which
this Leasehold Improvement Agreement forms a part, and all references in the Lease to
Sections of “Leasehold Improvement Agreement” shall mean the relevant portion of this
Leasehold Improvement Agreement and all references in this Leasehold Improvement
Agresment to Sections of this Leasehold Improvement Agreement shall mean the relevant
portion of this Leasehold Improvement Agreement.

‘SECTION 1 - LESSOR'S INITIAL CONSTRUCTION OF PREMISES

, 11 Lessor will cause the construction of, at its sole cost and expense, or has acquired
or construcled, 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 to those certain blueprints, floor and space plans, specification and
finalize construction prices, collectively, the approved "Waorking drawings” prepared by Lessor's
archilect. Lessor shall make no changes or modifications to the Approved Working Drawings
without the prior written consent of County, which consent may be withheld if such change or
modification ‘would directly or indirectly delay the 'Substantial Completion,” as that term is
defined in Section 6.1 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 (the "Architect”) to prepare the Construction Drawings. Lessor shall retain the
. engineering consultants (the "Engineers”) to prepare all plans and engineering working
drawings relating to the structural, mechanical, electrical, plumbing, HVAC, life safely, and .
sprinkler work of the Leasehold improvements, The plans and drawings to be prepared by

Architect and the Engineers hereunder shall be known collectively as the "C - ~*uction . -

Drawings.” All Construction Drawings shall comply with the drawing format and specmicalions
as 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 on the relevant portions of the Base
Buiiding Plans, and Lessor and Architect shall be solely responsible for the same, and County
shall have no responsibility in connection therewith. County's review of the Construction
Drawings as set forth in this Section 3, shall be for its 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 its 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, Lessor and the
Architect shall prepare the final space plan for Leasehold improvements in the Premises
(collectively, the “Final Space Plan"), which Final Space Plan shall include a layout and
designation of all offices, rooms and other partitioning, their intended use, and equipment to be
contained therein, and shall 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 engineering drawings for the Leasehold
improvermnents, 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 approval.

3.4 Permits. The Final Working Drawings shall be approved by County (the “Approved
Working Drawings”) prior to the commencement of the construction of the Leasehold
Improverments. Lessor shall immediately submit the Approved Working Drawings to the
appropriale municipal authorities for all applicable building permits necessary to commence and
fully complete the construction of the Leasehold Improvements (the “Permits”). 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 Lessors resporisibility; provided however that County shall, in-any event,
cooperate with Lessor in executing permit applications and performing other ministerial acts
reasorably 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 writien consent of County, provided that County may withhold its consent, in its
sole discretion, 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 cooperate with
the Architect, the Engineers, and Lessor to 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.

Page2of5. EXHIBIT B



4

Development Agency as its representative with respect to the matters set forth in this Leasehold
Improvement Agreement, who, until further notice to Lessor, shall have full authority and
responsibility to act on behalf of the County as required in this Leasehold Improvement
Agreement. ' ; :

9.3 Lessor's Representative.  Lessor has designated Ray Magnon as its sole
representative with respect to the matters set forth in this Leasehold Improvement Agreement,
who, until further notice to 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 subcontractors, laborers, material men, and suppliers retained
directly by County shall conduct their activities in and around. the Premises, in a harmonious
relationship with all other subcontractors, laborers, material men and suppliers at the Premises.

_ 9,5 Time of the Essence in this Leasehold Improvemeht Agreement. Unless otherwise
indicated, all references herein to a “number of days” shall mean and refer 1o calendar days. In
all instances where County s required to approve, if no written notice of approval is given within
the stated time period, al the end of such period the item shall automatically be deemed not
approved C

9.6 Lessor's Lease Default. Notwithstanding any provision to the contrary contained in
this Lease, if an event of default by Lessor of this Leasehold Improvement Agreement, and said
" default has occurred at any time on or before the Substantial Completion 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 o cease the consiruction of the Leasehold Improvements
and (i} all other obligations of County under the terms of this Leasehold Improvement
Agreement shall be forgiven until such time as such default is cured pursuant to the terms of the
Lease or this Leasehold Improvement Agreement.

Page 50of 5 ' EXHIBIT B



' : A ~ EXHIBIT B ) :

anie

it e R R S

Project Name: EDA Tenaut Improvement
Projeet Address: 2243 fowa Avenue
Riverside, CA 92507
Supe rintendent: Dennis Hicks
Completion Date: TBD
Total Building Footage: 26,798 Useable Square Fest

o e e U S e N et SRSt aasee ] ST AR - B URLGR
| Acoustical Celling 26,798 250 SF 5 § 749938 5 280§ T4om3p
3 Architectural 26,794 144 §F ED VA I B S ¥y e N P U S #7 fﬁ»
% Cabinets: Laminute * T8 d6TAR LK $ 1786083 §  GRJGEM 3 BORTL 5 GSAAS3M E}Lg
{2 Cubinets: Hordwood (UAL) 26 Y8 LF § 0 ALIDET Inel Above $ s
_ Cabiners: Hardwood (L) It 43742 LF 5 v Inel. Above 5 &}'
A2 Cahinets: Corian 43 AT LF S 0Medk el Abave $ -
B Camer = _ w798 24y S ¢ q727M. 5. 670N S 3s6 S o3Iman
g’g{ Carpet Base 4500 117 LF g 523845 In Crpet 5 5\;‘
8 Clewn Up nn 2003 HR $ AL NERE 621014 5 201§ 630 25
5§ Doors & Hurdwre 2 S0 PER 5 qUASOMe 5 GOASOGG S 99500 & n9.E30.00 .g“'*
Biecwical 0,798 .62 SF S 20407803 Pending 5 044982 g;g
4 Fire Sprinklets . ’ 20,708 1.8% SY s 30,083.42 8 4281590 % Lot § 4281894 }ﬁ
¥ Flooring VCT 3,400 (.55 SF 3 528406 In Carget 5 . %ﬁ
§6 Frominglrywull 1,200 5843 LF 1 1833984 5 1154525 S R248 5 1154513 ol
W Glaus: Sidelights : M 139 PER S 438321 § 43830 5. 1L 4 383,21 e
G OHVAC T 96 285635 TON © §  233.000.00 Pending §  igo2mim @‘;.
!%; irigulsition ' 18.000 026 Sk b 482743 % 4462743 ¢ ﬂlh 3 4.021.43 "'?}'Zi
é‘éﬁj Farini 22,000 0.64 SF 141035 5 1A § 0Bl 5 1343826 {"g?,:{
.ﬁ"fﬂ Plumnbing 6 16834 PER & (86960 5 1850740 5 LI36TE 5 1330740 ;?;!i
ﬁ] Supervision 300 2920 MR 3 14,606 %0 5 1683 3 2337 % I} RS g};.:f“]f
%ﬂ' Yedieal Blinds 1160 1169 LF 5 12.§53.98 Pending 5 12.852.98 E’EE
; " i
% . : e
5 5 $ 104388494 $ 106616563
T T S R R e ﬁ&“ﬁﬁ&ﬂﬁﬁ%ﬁ"ﬁ“hﬁﬁ%
;-‘:Ej : seable Footage Alkwwanve ¥ ] Budper '“2
#T) Allowance 26,790 $35.00 ‘ 3 wrmn B
?3?\:*:‘ ) Varienct s (123.235.5:3}:.%

A : 7 8 g
P B T YO Tt L DR i o s v L Rt T e R e (TR R R (i B Ih L A DR e s b e ok DT

¥ % Fvelusions - Recepfion desis, cubiners ar shelving in Styrage areos.
+ Estimaled nses building stendard carpet, Budger uses upgrade. curpet (Connty of Riverside Stundurd]



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,
Sections 1601 and 2607 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 County and plenums in the same HVAC zone.

Z, Common public areas which County employees of its invitees would
normally/reasonably use.

3. Building maintenance aréas,_uﬁlity spaces, and elevator shafts within or
serving areas described in items 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 cerified 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, a. ~mpling and testing by the. Phase Contrast.
Microscopy (PCM) method must be pertormed. If asbestos fiber concentrations

of 4 fibers per cc of air or greaier 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. |f
necessary, the report shall also specify guidelines for the implementation of an
. operation and maintenance plan inclusive of any required monitering and testing
intervals. The report is subject to review and approval by the County and the
Lessor shall agree to all conditions contained therein. '
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. LEASE REFERENCE DATE:
. PREMISES: 1325 Spruce Street

EXHIBIT “D”
CONFIRMATION OF LEASE INFORMATION

Riverside, California_92508

_ COMMENCEMENT DATE: Construction of the Leasehold improvements is Substantially

Complete and the Lease Term shall commence as of : fora
term of ending on unless extended as provided inthe
Lease.

. RENT:In accordance with the Lease, Rent began to accrue on ,inthe

—_—— e

initial amount of $63'854.70. Rent is due and payable in advance on the first day of -
each month during the Lease Term. '

AGREED ‘and ACCEPTED
LESSOR: COUNTY:
Dated: ' Dated:

EXHIBIT D



COUNTY OF RIVERSIDE
Economic Development Agency
Real Estate Division

CUSTODIAL SERVICES REQUIREMENTS
FOR LEASED FACILITIES

% 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. Pperform services three days a week dur%hg 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 buibs that are energy efficient as indicated by manufaciurer.
Fixture reflectors shall be wiped clean with each relamping.

8. Lessor and custodial staff shall be responsible for key control. Issuing keys to workers,
collecting said keys at shift end and retrieving keys at the end of custodian’s:
employment. If keys are lost, stolen or misplaced, rekeying costs are landlord's
responsibility. .

6. SPECIFIC SERVICES - Frequency and coverage:

A, Dally:

1. Rest Rooms:
Empty all trash containers, refill dispensers, damp mop floors, clean,
sanitize and polish all plumnbing fixtures, chrome fittings, flush rings, drain.
and overflow outlets, clean and polish mirrors, clean wall adjacent to hand
basins/urinals, dust metal. partitions, remove finger prints from walls,
switches, etc. '

2. 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 deposit in dumpster, vacuum rugs and
carpet, wipe spills, mop iile fioor, remove fingerprints from doors, light
switches, etc., and refill dispensers.

4, General and Private Areas:
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Remove trash, vacuum carpets, mop tile floors, spot clean interior
partition glass, clean counter tops and blackboards, dust desks,
conference tables, credanza/file cabinets and bookeasss.

5. Building Security:

a. Turn off all lights (except security and night lights).
b. Close windows.
o Reset alarms and lock all doors.

Weekly — All Areas:

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

Dust all 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 walis” and controls, frames and light
switches in office areas, cléan and polish bright metal to 70" height, clean and
sanitize waste containers in rest rooms and break rooms.

Monthly — All Areas:

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

Spray buff resilient/hard floor areas, detail 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, cleanipolish‘office furniture, damp clean diffuser
outlets in ceiling/wall, wash waste containers, clean/dust blinds, wash sanitize.

Semi-Annually - All Afeas:

1. All Areas:
a. Clean and polish all baseboards.
b. Damp clean lobby and reception chairs.

B Clean carpeted surfaces-use a water extraction method.
Annually — All Areas:

1, All resilient and hard surface floors:
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EXHIBIT E-1
PERIODIC SERVICES

Service: Frequency:

Interior Painting Every three years in high traffic
areas, I. e. Lobbies and hallways.

Carpet Cleaning ‘Semi-annually — by qualified carpet
cleaning company.

Pest Control ’ Monthly.

HVAC Standard Preventative Quarterly.

Maintenance Contract

Fire Extinguishers Annually or as required by local °

‘ regulations.
Exterior Time Clocks - Reset for time changes.
Roof Inspections & Maintenance Annually, prior to rainy season.

Clean debris from roof, drains and
down spouts, inspect and repair
roof as needed.

EXHIBIT E-1
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P

a. Move furnitur

e, strip, seal and apply floor finish to all resilient

hard surface floors.
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"COUNTY OF RIVERSIDE
Economic Devglopment Agency

GENERAL TENANT IMPROVEMENT CONSTRUCTION SPECIFICATIONS

FOR LEASED FACILITIES

INTENT

s

Itis the intent of these instructions to convey o the Lessor and his bidders the minimum construction
requirements for providing complete and usable faclity tenant improvements under lease agreement.
These instructions apply to all new construction, alterations and repair and/or renovation in facilities
leased {o the County of Riverside. ' 1
Al references to 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 Executive Officer/EDA or her designee. Specifications
contained on or with specific plans for construction may contain more stringent provisions than the
minimum requirements stated herein. The more stringent requirements shall govern.

When fully justified, Lessor may request waiver of any portion of these specificalions. Suchrequests
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 Economic Development Agency in
writing. ’ '

COMPLIANCE WITH LOCAL REGULATIONS

4L

1.

In the absence of such codes, ordinances or regulations, the Lessor's contractor shall usethe tates!

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

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

DRAWINGS

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

The Assistant 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 a;ﬁproved sets of construction plans and specifications

shall be provided to the Economic Development Agency. These sets shali be signed to indicate
approval by Information Technology. One set will be returned to Lessor for construction, the second
set shall be relained by the Economic Development Agency.
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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 Development Agency.

CONSTRUCTION

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

2. Inspections by the Economic Development Agecny will be conducted al random times during the
course of construction. A complete set of approved final drawings and specifications marked up to
show any changes and as-built 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 wﬂl be corrected prior to County’s acceptance of the facility,

SPECIFICATIONS

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

2. Lessor shall verify the accuracy of all dimensions, and he shall be responsible for correcting and
recording any discrepancies.

CLEANUP

1. 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, fixtures and finishes, interior and exterior, and
remove surplus materials and debris from the site,

(ARCHITECTURAL REQUIREMENTS_)

FLOORS

1. Fioors shall be designed in accordance with uniform, concentrated ancl special loads given in the
"Uniform Building Code", chapter 23.

. 2. Carpet—One hundred percent (100%) continuous filament nylon or olefin with static control; minimum

yarn weight - 28 oz. Require statement of pile weight from vendor or manufacturer. Minimum five (5)
year warranty against ten percent {10%) surface wear when properly maintained. Matching carpel
strips with metal cap shall be used for base in all carpeled areas. Colors/patterns must be approved
by the Economic Development Agency.

3 Carpet tiles may be used. Pile We19ht 28 oz. static control 2.0 KV. crless. Color shall meet County
color standards, : .

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

WALLS

1. Interior walls - all interior partition construction shall comply with applicable Federal, State, County and

City codes. The types of interior partitions fo be used mus! be approved by the Economic
Development Agency.
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2, Toet room walls adjacent to occupied spaces shall be sound insuiating double-wall construction and
filled with so_und-absorbing materials.

ROOF AND INSULATION

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

2. All roof designs shall include a minimum one-half inch (*2") o one foot (1") slopes for positive
drainage. :

TIMBER AND WOOD

1. Al lumber used structurally shall be stress-graded with the stamp of the Lumber Association indicated

on each piece showing the stress grade.

CEILING CONSTRUCTION

1. All ceiling‘s shall be placed at nine feet (9'0") above finish floor level, unless otherwise specified.
=2, A suspended acou sticai ceiling system with integrated lighting shall be installed in all cccupied areas.

3. Rest rooms and coffee rooms shall héve solid ceilings (drywall, etc.).

WINDOWS |

1. Windows shall be tinted.

2. Glazing that extends 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. Al
window openings shall be properly flashed.

3. Glazing shall consistof a reflective tinting.

DOORS

1. Exterior doors - all wood doors will be solid core. Exterior doors will be weather-stripped and have
‘stops,  Exterior doors {0 be not less than thirty-six (36") wide. Appropriate metal doors are
acceptable. :

5 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 Wootwork Institute of California,

" Manual of Millwork, (referencé "WIC #102", standard cabinet design).

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

3 Counlertops and splgshes shall be laminated plastic, custom grade, sel-edge trim. Minimum four
inch (4") high splashes where abuiting vertical wall surfaces. :

4, Cabinet work lo be complete with knobs, pulls, hinges, calches, elc.

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

1

Hardware will be of good commercial quality grade and type. Automatic door closers shall be

" provided on public and employee entrance doors, toilet 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 roomn doors are wood or metal
with enameled finish, kickplates shall be provided. Atlocations where only one (1) ioilet is provided,
the door closer will be omitted and the door fitted with a privacy lockset. Door locks will be operable
by a master key system. Panic hardware must be installed where required by code. Simplex cipher
locks (or equal) may be used in lieu of keyed locks when approved by the Econmic Development
Agency.

Exterior doors with hinges exposed o the public (out- swinging doors) will be equipped with door butts
that have "fast" pins to prevent removal or tampering.

All doors to be provided with adequéte hardware. Interior door locksets o be prowded 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. -

Exierior 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 -

All keyed locks shall be equipped with six {(6) pin kaywéys.

a.
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 shall be provided and ten (1 0) master keys shall be furnished, unless
‘ otherwise specified.
e. Keying - locks will incorporate a security sysiem to assure thal keys used dunng construction
will not open doors after County occupancy. The key side of all locks will be on the pubiic
side.

TOILET ENCLOSURES AND ACCESSORIES

Facilities must comply with alf existing codes.

1.

2,

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

Doors shall be installed in men's and wornen s toilets. Entrance 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 hrovided with soap dispensers.

5;

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

T Women's rest rooms shall be provided with feminine napkin dispenser. Women's foilet
compariments shall be provided with one (1) feminine napkin disposal container. -

8, Trash bins shall be provided in rest rooms. | _

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

T handicapped. Cne water closet cornpartment shall be sized to meet handicapped requirements;,
provided with outswinging door and grab bars. The toilet fixtures, lavatory, mirrors, 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 nol be painted. Finish coat shall be in
accordance with colors as prescribed by County and shall maich color chips.

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

4. All interior painted surfaces éha!l receive two (25 coats 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 'Ecqnomic Development Agency.

6. Parking strips should be four inches (4") wide with highway traffic caliber paint.

7. Streel humbers — should be @ minimum of six inches (B") high.

WINDOW TREATMENT

1. Minimum treatment - Vertical blinds or 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 to
specification of the Econom ic 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 A

sign must be approved by the Economic Development Agency.

PLUMBING FIXTURES AND FITTINGS

1.

2

All rest room lavatories shall have self-closing faucets.

All {ollets and urinals shall be equipped with flush valves.
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3. Refrigerated water fountains should be provided on each floor,

4, "W ater-Saver" toilets will not be acceptabie.
5. . Provide hot water in rest rooms, break rooms and quiet reom.
B. All work in accordance with thase specifications must be done in strict compliance with the Americans

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

FIRE PROTECTION

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

2. Provide sprinkler inspection and test pribr fo occupancy.

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 lelephone/data room

without written permission of the Riverside County Information Technology Department.
ELEVATORS

1. Provide inspection and routine maintenance prior to occupancy.

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 occupanis and equipment. Follow good accepted practices as reflected in the latest
issue of the American Society of Heating, Refrigeration and Air Conditioning Engineer'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 exhaust air
requirements. i ;

EXHAUST SYSTEMS

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

2, Alr shall not be directly exhausted, except In the following Instances:
a. Air used to make up exhaust for toilet rooms. =
b. Air exhausted specffically for cooking, food preparation or removal of excessive heal
generated by vending or various other machines.
c. When specified for break rooms.

SPACE TEMPERATURE CONTROLS

1. Central control system for the various areas or provide a thermostat for each heating and/or air-
conditioning system. Use separate electronic thermostats for heating and cooling with lock covers,
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All systems shall be controlled by seven (7) day, twenty-four (24) hour time clocks set to the

2.

Economic Development Agency's requirements.

3. Tﬁermostats controlling space conditions during occupied 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 cooling.

4. Simultaneous heating and cooling will not be accepiable.

5. Lessor shall comply with existing codes.

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

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

8. All electric components shall be UL-approved and comply with the California Electric Code.

9. Electric strip heating is not acceptable.

AIR FILTERS

1. All recirculated and ouiside air shall pass through fiiters before entering air-handling units.

2. Filters shall be replaceable types.

PIPING =

1 Piping in finished areas, such as jobbies and offices, shall be concealed. No waler piping of any
description shall be instalied near electrical switchgear. Provide. shutoff valves at all locations
necéssary to isolate 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 outlets spaced so as to
avoid excessive throws and dead spots. In order to maintain sound privacy, door louvers will not be
used to return air from offices. Sound-attenuating, 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 shall comply with state and local bullding codes.

2. All air handling units, except unit heaters, must be provided with outsideair intakes. Intakes shallbe
Jocated to avoid the introduction 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) cubic feet per minute, nor more than fifty (50) cubic feet per
minute when measured at four feet (4”) above the fioor. They shallbe selected so that the throw from
an air diffuser does not impinge on walls, columns, or the throws from other diffusers based.on a

terminal velocity of one hundred feet (100") per minute. Diffusers located in offices shall be of the fully

adjustable air pattern type.

BALANCING AND ADJUSTING

1.

Space conditioning equipment shall be balanced and adjusted by persbns certified to perform such
functions prior to occupancy.
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Copy of air balance report shall be provided to the Eccnomic Development Agency.

NOISE AND VIBRATION

.1‘

Particular care shall be exercised in the design, selection and installation of all mechanical equipment
and components to altain reasonable noise levels in occupied space. In general, sound levels for
various spaces shall be maintained in accordance with the recommendations of the ASHRAE Guide.

OPERATING INSTRUCTIONS

3

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

(ELECTRICAL)

'GENERAL REQUIREMENTS

1.

2.

3.

All electrical work shall be designed and installed in accordance with the plan requirements.

Codes and ordinances - shall conform to standards of the Nalional Electrical Code (NEC), 0.S.H.A.,
serving public telephone company, State Fire Marshal and local ordinances.

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

INTERIOR LIGHTING

4 |

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

The lighting shall be designed to maintain a uniform level of illumination of the miinimum 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 © for
lighting requirements. Provide not less than ten foot-candles in halls, thirty foot-candles in rest rooms
and fifty foot-candies in all other areas, unless specifically noted otherwise (eighty foot-candles in
drafting room areas). : e

Each working space, utility or storage room shall have at least one receptacie. Each office shall have
a minimum of one (1) receptacie on each twelve feet {12!) of wall space. See plans for additional
and/or special outlets. ‘ :

Provide twénty-four {24) hour lighting for security,

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

provide sufficient lumens for emergency exiting of building.

EXTERIOR LIGHTING

1

Install sufficient lighting to provide a minimum of five (5) fool-candies of illumination at each building

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

driveways. :

Al exterior lighting shall be high or low-pressure sodium as specified by the County. Fixtures shali be
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controlled by photocell, timeclocks, or combinations of both.

(TELEPHONE AND COMMUN!CATIONS}
: (Updated February 12, 2001)

A, GENERAL REQUIREMENTS

1.

2.

All telephone and communications equipment shall conform to the standards of the County of‘
Riverside, Department of Information Technology and the serving public telephone company.

Provide telephone outlets and data procéés'ing 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 building stages to assistin
designing accesses into and out of the telephone room for all wiring. .

Building alarms and fire monitoring equipment shall not be installed in the telephone/data room
without written permission of the IT Department. In the event the IT Department grants such
pefmission? all building alarms and fire-mnonitoring equipment shall be instalied in locations designated
by the IT Department. ' -

" Data Room Physical ,Speciﬁcaiions - the roomn must be completed thirty (30) days prior to accupancy.

Al specifications for said room as outlined in this agreement shall be completed, including, but not
limited to, installation of plywood, lighting, electrical circuits, HVAC, ground, floor lite and door with
lock. ‘ _ o

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 of the
room shall be as follows:

Leased Premises —sq. ft. Room Size
5,000 square feet or less 8'x 10’
5,000 - 10,000 sq. ft. 10" x 14
40,000 sq. ft . or more 16" x 20'
b, Allwalls will be fined with AC grade 4'x8’ sheets of %" plywood from floor to ceiling. Plywood

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

G. The door will be a minimum 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 lo 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) atall times (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 HVAC unit with
independent controls for the telecommunications room. If an emergency power source is
~ available in the building, connect the HVAC system thal serves the telecommunications room
toit. Sensors and controls must be located in the telecommunications room, ideally placed §
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 eguipment is available, this rocm should have its own independent sensor.
Average heat load for equipment is 20,000 BTU (specific heat load will be provided for each
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room).

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 oullined in applicable codes.

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

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

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

'supportrng minimum bearing loads of one hundred (100) pounds per square foot and
" maximum concentration loading of 2,000 Ibs, per foot. Grounding of the ﬂoor file system in all

areas shall be performed by a qualified technician.

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

One (1) isolated ground with a maximum resistance of five (5) ohms to be provnded (T
Depariment shall be consulted regarding type - see layottt for exact focation.)

If multiple telecommunication rooms are required, two (2) four-inch (4") conduits will be -
installed between the rooms for horizontal cabling connectivity.

A ceiling will be installed in the switch room at a minimum of 8.5' AFF. Ceiling protrusions
{e.g. sprinkler heads) must be placed to assure a minimum clear height of 8 feet that s clear
of obstructions, to provide space over the equipment frames for cables and suspended cable

“trays. Celling finish must minimize dust and be light colored to enhance the room lighting. if a

drop ceiling is installed no provisions for wire entering the room wilt need to be provided. If a
hard, no access ceiling is installed, 2 minimum of two (2) four-inch (4") conduits will be
installed as sleeves to allow the voice and data wiring to be extended into the switch room,
Actual number of voice and data wiring will dictate if addilional- sleeves will be required.
Exact location of the sleeves will be determined by IT Department.

Other Uses — Telecommunication rooms must be dedicated io the teiecommunlcatmns
function and related support facilies. 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 bullding or custodial services that may interfere 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 room.

Grounding — A Telecommunication Main Grounding Busbar (TMGB) shall be Installed in the
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 cm long, pre-drilled Busbar. The Busbar shall be insulated from
its supporting structure by at least two inches of separation. Bond the Busbar to the building
AC grounding electrode system. The minimum size of the bonding conductor should be #6
AWG and be sized to carry the maximum short time rating Amps of the building grounding
electrode condustor. A supplemental bonding connection Is required to the structural steel of
the buliding and local AC sub-panel located inside the telecommunications room. Resistance
should be no more than .1 ohms between the TMGB and the building main grounding source
measured fo!lowmg the two-point bonding test method using an earth ground resistance
tester.

Critical / Special Electrical - All outlets shall be standard 110#1 17 VAC outlets with a ground, unless
otherwise noted.

Dedicated Power Feeder — The telecommunications 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 fo 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
emergency power source is available, connect the telecommunications room electrical sub-
panel into it. .

Telephone System: install two dedicated 110 VAC, 20 Amp circuits terminated-in a
surface mounted 4S electrical box with 2" and % knockouts at a height of 6 ft. AFF. The 4S5
locks will contain no outlets, only a blank cover plate. Each of the two circuits will have its
own separate hot, neutral, and 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 circuit with isolated ground for
each 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 quantity will be specified in the room layout provided by the
County Telecommunications Engineer. The breaker number shall be identified on each of
these outlets. ' : ‘

Emergency Air Conditioner Outlet (To Support IT Telephone System): Install one dedicated
208/220 VAC, 20 Amp circuit terminated on a single NEMA 6-20 receptacle. This outlet will
be located near the door and will be specified in the room layout provided by the County
Telecommunications Engineer. : _
General Purpose Outlets: Install one dedicated 20 Amp, 1 10 VAC circuil for general-purpose
use. This circult will be terminatéd on double-duplex outiets around the room with at least
one outlet every 12 feet and at feast one outlet per wall 12 inches AFF.

Security: One dedicated 110 VAC, 15 Amp circuit terminated on @ double-duplex outlet.
Location and helght of this outlet will be specified in the room layoul provided by the County
Telecommupications Engineer. _

Paging — One dedicated 110 VAC, 15 Amp circuit terminated on a double-duplex outlet.
Location and height of this outlet will be specified in the room layout provided by the County
Telecommunications Engineer. ! :

Multiple Telecommunication Rooms - If multiple telecommunicafion rooms are required,
connecting conduits will be required. :

c.  CONDUIT REQUIREMENTS

s Work Area Outlets (WAO): :

a.

b.

General Specifications: Each WAO shall consist of one 4 in. by 4 in. by 2.5 in. deep outiet
box with a 2 in. by 4 in. reducing adapter installed. : ;
Height Requirements:  Each WAO shall be instalied at the same height as the adjacent
electrical outlet. " The height of jacks for wall telephones shall conform to any ADA rules
pertaining o 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 cefling such as suspended
acoustical tile, provide a 1-inch rigid conduit stubbed into the celling space from the
outlet box. Ceiling must be accessible from the WAO location back to the
Telecommunications Room. If the WAO location is at wall phone height, install an
additional outlet box at standard floor height and connect a 1-inch rigid conduit from
the botiom of the wall height box to the top of the standard floor helght box. Ream
all conduit ends and fit with insulated bushings. '

(2) Non-Accessible Cellings: When the ceiling is not accessible, {the conduits shall be
run from the WAOQ location ali the way to the Telecommunications Room or the
accessible ceiling space. Runs cannot have more than the equivalent of two 90-
degree bends without installing 2 pull box (pull box must be accessible upon
completion of construction), Al conduits will have 2 pull string installed. Where
multiple outlets are installed, each location will have its own dedicated conduit run,
no daisy chaining is allowed.
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System Furniture Wall In-feeds: Wall in-feeds will be one 1.25 in. rigid conduit per 2.6 WAO locations
of systems furniture. The condult stubbed into the ceiling space from 2 4 in. by 4in. by 2.5 in. deep
outiet box. Consult' County Communications for location, quantity, and size of in-feeds.

Backbone Pathways:

a. Telecommunications Rooms: The standard conduit configuration — connecting
Telecommunicatiops 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 pull box.
Ream all conduit ends and fit with insulated bushings. Conduits are to be bonded fo ground
in accordance with all local and national requirements. Location of conduits will be provided
on a slte-by-site basis. The bend radius of the conduit shall be 10 times the internal conduit
diameter. Also provide each conduit with pull string with minimum tensile strength of 30 Ibs.”

b. Sleeves: Tk '

(1) Firewalls: If any firewalls are present, access through the wall must be provided by
the contractor. The ends of any conduit penetrating a firewall will be sealed with an
appropriate sealer. |dentification of the areas thatmust be sealed shall be identified

by fhe contractor at the time of wiring. Size and location of the sleeves will be
. determined by the County Telecommunications Engineer. Sleeves should penetrate
the wall a minimum of 3 inches. Ream each end of conduit and fit wilh insulated
_ bushing. : _

(2) Telecommunications Rooms: In  multi-level  buildings  with  stacked
Telecommunications Rooms, sleeves shall be provided from the ceiling of the lowest
level to the floor of the top level. Size, quantity, and location will be provided by the
County Telecommunications Engineer. )

Primary Service Conduit Requirements (New Construction):

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

(1) Entrance conduits shall be four (4) inches in diameter. A minimum of two (2)

- conduits will be installed into the Telecommunications Room. Conduits are to be run
the most direct route as possible. ' : -

(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 protection.

(4).  Nomore than two (2) 90-decree bends shall be installed without the addition of a pull
box. : : o

(5) Conduit runs in excess of 500 feet shall have a pull box installed. All bends shall
have a minimum-bending radius of 10 times the diameter of the conduit.

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

(M if the MPOE (main point 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,

D. CABLE TRAYS:

1.

 Is the structural ceiling height is greater than 16’ AFF or the occupied space is greater than 25,000

square feel, a cable tray system will be required to support the voice and data wiring. Canstltwith the
County 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 Agency and the_Spruce Street Professional Building, LLC,

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

lRlVEI’SIde, 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 deposit.

Under the Lease, the term began on " and the expiration date of the Lease

g ¢ 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 neqotiated at time of extension.

The County has the right of first offer to renew the Lease, after the original term and any
options to extend have expired, 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 longer suitable for its use. If County terminates after five
years; Lessor is entitled o recover from County the amortized portion of the tenant
~ improvements that remain on the balance of the lease as. described in sec’non 6.4 of the
Lease and Attachment “I". , '
There are no oral or written amendments, fnodiﬁcations or 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 furnished in
accordance with the provisions of the Lease, and County has accepted and taken
possession of the Premises. All contributions required to be paid by Lessor to date for
improvements to the Premises have been paid in full. '
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15.

16.
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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, no event or condition has
occurred that, with the giving of nofice or passage of time, or both, would constitute such
default by Lessor or County.

Lessor has not assigned, transferred, or hypothecated the Real 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
sighag'e allowance. _ A

There are no pending actions, voluntary or involuntary, under any bankruptcy 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 loan, County agrees
that the Lease shall remain in full force and effect and shall bind and inure to the benefit
of and its successor in interest.

LESSOR:

COUNTY
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RECORDED AT REQUEST OF AND WHEN
RECORDED RETURN TC:

- Attention:

' SUBORDINAT'ON, 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
representailve the Assistant County Executive Officer/EDA having its address for notification at 1157
Spruce Street, Riverside, California 82507. ; :

~ Recitals:
A. - Lender has agreed to make a loan to y 18
(Lessor), to be secured by a deed of trust, dated
, , and recorded on , as Instrument No.
, in the Official Records of County, California (together with all

amendments, Increases, renewals, modifications, consolidations, replacements, substitutions, and
extensions, either current or future, referred to 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 Premtees“) 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 executed in connection with it are hereafter collectively
referred to as the "Loan Documents”, :

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.

G In connection with execution of the Mortgage, 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.e 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 effect of the Mortgage and the Lease, in
consideration of the mutual covenants and agreements contained in this Agreement and other
valuable corisideration, the receipt and sufficiency of which are hereby acknowiedged, Lender and
County, intending to be legally bound, agree and covenant as follows:
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; Representations and Warranties. County warrants and represents thatthe Lease is
in full force and effect and that, as of the date of this Agreement and to the best of County's
knowledge, there is no default under the Lease by Lessor or 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 superior fo the Lease, to the feasehold
estate created by it, and to allrights and privileges of County under it; by this Agreement, the Lease,
the leasehold estate created by it, together with all rights and privileges of County under it, s
subordinated, at all times, to the lien orcharge of the Loan Documents in favor of Lender.

22, By éxecuting this Agreemént, County subordinates the Lease and County's
interest under it o the fien right and sécurity title, and terms of the Loan Documents, and to all
advances or payments made, or to be made, underany Loan Document.

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

3.2. Despite County's subordination under Section 2, County's peaceful and guiet
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 the property after expiration of the original term and any extensions 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 fitie to, and possession of, the Premises on
foreclosure 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 title
{0, and possession of, the Premises, Lender and County shall enter into a new lease on the same
terms and conditit_)ns 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-T);

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

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

expii‘ation date of the Lease.

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

4, Atturnﬁwent.
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4.1, If Lender shall succeed to Lessor's interest in the Mortgage Premises by
foreclosure of the Morigage, 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 attomment to, and to have established direct privity between
County and: :

(@)  Lenderwhenin poséession of the Mortgage Premises;

‘ (b)  a receiver appointed in any action of proceeding to foreclose the'
Mortgage;

(c) ahy party acquiring title to 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 if Lender has succeeded to the interest of the Lessor

under the Lease. The terms of the Lease are incorporated into this Agreement by reference.

4.3, Iftheinterests of Lessor under the Lease are transferred by foreclosure of the
Mortgage, deed in lieu of foreclosure, or otherwise, to a party otler than Lender (Transferee), in

- consideration of, and as condition precedent o, County's agreement 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 on 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 o 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 be! '

. {a) Iiabié for any act or omission of the lLessor; provi'ded thatthe Lender
- may elect either to perform the pre-existing obligation or to permit the County to perform it and 1o
recover the cost out of Rent;

(b) subject to 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 one 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
matenally 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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6. Right To Cure. County agrees that, before County exercises any of its rights or
ramed ies under the Lease, Lender shall have the right, but not the obligation, to cure the default
within the same time 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 Lessor to County. County
. agrees that the cure period shall be extended by the time necessary for Lender o 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)  Lenderinitiates immediate steps to foreclose on or to recover possession of
the Mortgage Premises;

(©)  Lender initiates immediate legal proceedtn'gs 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 dmgence and
continuity to completion.

7 Assignment of Rents. If Lessor defaults in its performance of theterms of the Loan
Documents, County agrees to recognize the Assignment of Rents made by Lessor fo Lender and
shall pay to Lender, as assignee, frofm the time Lender gives County notice that Léssor s 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 default 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
Documenis has been cured and instructs County that the rents shall thereafter be payable to
Lessor; or.

(c) 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 foreclosure 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 agrees to release, -

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

County shall be entitied to full credit under the Lease for any rents pard to Lenderin
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 existence 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 party to.'- any such disbﬁfe. (uhléés rediuired 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 fitle 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.  Cancellation 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. Despite anything in this Agreement or the Lease to 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 Mortgage 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 fitle 1o the
Mortgage Premises:

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

(b) County shall look exclusively to Transferee'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; ' '

(I County shall look solely to the interests of Transferee set forth in (a)
above, and ‘ '

(iii) County shall not coliect or attempt to collect any judgment out of any other
assets, or from any general or limited 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
performand recognize all County improvement allowance provisions, all rent-free and rentrebate
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, return
receipt requested, postage prepaid); or

(b) deposited with a nationally recognized overnight delivery service such s
Federal Express or Airborne.
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Each notice must be directed to the party to receive it at its address stated below or atsuch
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 to:

Attention:

Copies of notices sent to the parties’ attorneys or other parties are courtesy copies, and
failure 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 modified only 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. '

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

15.3. This Agreement has been executed underand shall be construed, governed,
and enforced, in accordance with the laws of the State of California except to the extent that
California law is 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 Agreamént has been executed in duplicate. Lender and County agree
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that one (1) copy of the Agreement will be recorded. -

, 15.5. This Agreement shall be the entire and only agreement conceming
subordination of the Lease and the leasehold estate created by it, together with all rights and
privileges of County under it, 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 provisions, if any, contained in the Lease that provide
for the subdrdination of the Lease and the leasehold estate created by it to a deed of trust or
mortgage. This Agreement supersedes any inconsistent provision of the Lease.

15.6.. This Agreement may be executed in any number of counterparis, gach of
which when so executed and delivered shall be deemed to be an original and all of which copies,
taken 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 to
physically form one original document, which may be recorded without an attached copy of the
Lease. '

15.7  If any legal action or proceeding is commenced to interpret or enforce 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 to recover from the
non-prevailing party or parties 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

"covenants” are each mandatory; (d)"may" is permissive, {e)"or"is not exciusive; and (f) "includes”
and "including” are not fimiting.. .

Executed on the date first above written.

Lender;

d

By: __ [signature]

It [state title]

County:
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Accepted and Agreed To:

Lessor:

By: ___[signature]

lts: __ [state title]

a

By: __[signature]
lts: __ [state title]

[Notarizations of Parties' Signatures} -

[Exhibit A: Legal description of Morigage Premises]
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4 ) Exhibic T .
Amortizaiion Schedule of Temant Improvemg.— io
(for Early Termlnat:.on)

VB-60 "and on.TXt
Amortization sahaduh 120 months to repay $937930.00 at 10. 0%,

Payment’ Ihterest principal Balance
Honth Amount Amount Reduction. Due
6L. $12394,82 $4861.38 §7533.44 §575832.60
62, 512394.82 §4798.60 57596.21 $56B236.39
63. $12394.82 §4735.30 $7659.52 $560576.87
©p4d. - §12394.82 §4671.47 §7723.35 $552853.52
65 . $12394.82 $4607.11 $§7787.71 $545065.82
66, §12394.82 54542.21 §7852.60 $537213.21
67 . §12394.82 $4476.78 $7918.04 §529295.17
68. §12394.82 $4410.79. $7984.03 £521311.14
.69. $12394.82 $4344.26 $8050.56 £513260.58
70. $12394.82 $4277.17 $8117.65 - §505142.93
1. 512394.82 -$4208.52 §8185.29 $496957.64
72. $12394.82 §4141.31 3B253.51 $488704,13
73. $12394.82 .$4072.53 38322.28 5480381.84
4. 312304.82 $4003.18 §8391.64 $471900.21
75. $12394,82 $3933.25 §8461.57 $463528.64
76. $12394,82 $3862.74 38532.08 $454996.56
77. $12394.82 §3791. 64 $8603.18 $446393.37
78. $12394.82 £3719.94 58674,87 $437718.50
79. 512394.82 $3647.65 58747.16 §428971.33
80. $12394.82 $3574.76 $8820.06 $420151.27
81. §12394,82 §3501. 26 $8893.56 $411257.72
82. 512194.82 $3427.15 58567.67 $402290.04
B3, - $12394.82 §3352.42 39042,40 $383247.64
B4, £12354,82 §3277.06 $8117.76 5384129,88
B5. §12394.82 $3201.08 591913.74 §374936.15
86. $12394.82 $3124.47 §0270.35 $365665.79
87 . §12354.82 $3047.21 58347.60 $356318.18
8B. 512394.82 §2969.32 59425.50 $346892.69
89. 312394 .82 §2890.77 39504.05 §337388.64
90, 112394.82 . $2B11.57 - 385813.25 §327B05.38
91, - §512394.82 §2731.71 §59663.11 531814228
92 . $12394,82 §2651.18 59743.63 '§30B398.65 |
93. $12394.82 $2569.99 §9824.83 -5298573.82
54, §12354.82 $2488.11 $8906.70 5288667.11
95. §12354,82 $2405.56 19989,26 §278677 .85
96. $12394.82 §2322.31 510072.50 5268605.35
97., $12394,82 | $2238.38 510156.44 $258448,81
98. §12394.82 $2153.74 510241.08 . §24B207.83
99. §12394,82 $2068. 40 $10326.42 5§237881.40
100. §12394.82 51982, 34 5$10412.47 $227468.93
101. §12394,82 $1895,57 5§10499.24 §216969.68
102. §12394.82 $1808.08 510586.74 5206382.95
103, - $12394.82 $1719.86 510674.96 §195707.98
104. $12394.82 §1630.90 5§10763.82 §184944.06 -
105. $12394.82 §1541.20 510853.62 $174080.44
106. $12394,82 $1450.75 5109 44.07 $163146.38
107. §12394.82 §1359:55 511035.27 $152111.11
108, 512394.82 $1267.58 §11127.23 $140983,88
109, 512394, 82 $1174.86 §1121D.85 $129763.93
110. $12394.82 §1081.37 §11313.45 ° S§118450.47 |
111. $12394.82 $987.09 511407.73 $107042.74
112. . S512394.82 $892.02 £11502.80 £95539.94
3. $12394.82 §796.17 - $11598.65 383941.29
114. §12394.82 §699,51 511695.31 §72245.88°
15, $12394.82 - §602.05 $11792.77 $60453.21
116. §12394,82 §503.78 511851.04 $48562.17
7. $12394.82 54D4.68 $11950.13 $36572.03
118. £12394.82  $304.77 §12090.05 $24481.98
1189, $12394.82 5204.02 $12190.80 §12281.1%8
120. $12353.60 $102.43 512291.18 50.00

. * Interest calculated at 1/12th of annual interest rate on
the remaining principal amount. (Rounding errors possibie)
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LAY L L L
ovEmentrBudget Exhibit For s
. -m Schedule of Tenmant Improved .fs

(fm: Early. Termnat ion)
SR A DR ‘-*.pan e A R R l’t"""'“ﬁl‘“ﬁ#‘ﬁ&ﬁi‘s'
o I e A% 1

Tenant
Amortdi:

Pr o_]ect Name: EDA Tenant Improvement
Project Address: 2245 [owa Avenue
_ Riverside, C4 92507
Superintendent: Dennis Hicks
Completion Date: TBD . .
Tota! Building Footage:

26,798 Useahle Square Fee 7

A:.ousucal Ceiling , 2679 .‘HU SF § 0 6691083 S 7492933 s 280 5 4 9“'9'1?. ,{\fﬁ
{ _.l\rchlic.:lurn[ 20,798 1.44 SF S 184TAT3 S IB4TILT S 1445 IRATLT3 %‘:%,I
. Cabinets: [.aminate * M 46742 LF % ;7.860_1_33 $ 6346331 5§ 80821 % 636334 %{%
%?C:binms‘ Hardwood (L/L) w448 LF § 2430572 Inl. Above 5 - a“{i;
:%:’ Cahinets: Pl.wrdwuod (L} I rlﬁ'i.-!.‘-‘ Lk 5 7.946.10 Incl. Above ‘5 %
"'c?' Cehincts: Corian 43 W3 OLF ) 1004948 Incl, Abuve $ -
‘3‘% Carpel “* 20798 249 SF S BATITO $ 6473300 S 35008 9379300 %
B3 Curper Base 4,500 17 LF $ 525845 InCarpel $ il
ﬁl'i -
?r: Clean Up 3y 2003 HE i 631014 § eDM 3 203 S G014 f"-
#E Doors & Hurdware W 99500 PER 5 6965000 S auESL00 5 99300 § - avesn0
1
,'aé' Electrical 2670 7462 8¢ F 20407803 Pending, § 2044952 g‘ﬁ‘.%
_"ié Fire $prinklers 26,798 187 §F § 0 5008312 5 4281896 8 L6O $ 428189 @;}
%% Floodng VCT 540 155 SF $ 528406 InCupet - -
! Framing/Onywall . A0 5§43 LF $ 12653984 3 H1S4S205 5 3248 5 11345205 o

2 i = e 3 % A

| Gilass: Sidelights . C3 43y PER s 438321 & 438320 5 1439 5 4380 &
50 HVAC 96 265635 TON 5 35500000 Pending Tosv28.0 %H
&5 hsulntion 14,000 0.26 SF 5 462743 § 462743 % 026 5 4,627.43 J
¥ Point 22,000 060 SF 5 410038 5 1143826 § 061 % 13,438.26

Plumbing 1168354 PER  § 1869670 § 1830740 § 15671 5 IRA0740
20 Supervision 300 2931 HR 5 LL6DGER B 168544 § 2337 5 1L685Ad°
;ﬁg Vedical Blinds LIOD 11.69 LF § [2.853.98  Pending 5 12.853.9%
b “Cotal of T1 Costs 1.045.884.94 5

Livenble Footage Allowance
TH Allowsnee 26,798 . $35.00 . 3
‘arience 5

L TS R T T RS L SR R AT o Tl s T B T

ot Aiest o
L RO

¥ Exclusions - Reception desks, cabinets or shelving in storage areny.
* Estimated nses bullding standurd corpet, B:rdgu nses upgrade curpet (Connty of Riverside Standeurd)

Budgel

937, 93{) hy BFrj

121{.233 63 u\}{
RUTRT LT, BFY



FIRST AMENDMENT TO THE COUNTY 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") pertaining 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 property, inciuding 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 feet 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
County, 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 ¢onstruction that delay delivery and are requested by the County, .
unforeseeable governnient 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 flow from Lessor's failure to provide occupancy in a timely manner, including,

m@d@uﬁéﬁ%@%ﬁ%@aﬂh@rﬂﬂ‘ference in money between the total sum to be paid by County to
ATTACHED 15 CERTIFIED TO BE A FULL, TRUE AND
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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, 2006, 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 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 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 $10,000 for
construction of top-of-building signage from Lessor. Effective April 1st, 2007, County
shall pay the sum 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:

Amount Year
$79,928.10 First
$82,325.94 Second
$84,795.72 Third
$87,339.59 Fourth
$89,959.78 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 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. ) '

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

follows: ' :
Tenant Improvements (Tls). Tenant improvement costs are those cosis for
customizing and configuring the County’s 33,698 square feet of dedicated space per the
County's space plan (excluding restrooms). County Tis shall include: construction
drawings and engineering costs for Tls, carpeting, ‘flooring, paint, automatic door
openers at main lobby, hard walled offices, break rooms, ‘data rooms, HVAC, heat
pumps, ducting, conference rooms, storage and supply rooms with locking hardware,
electrical fo 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) costs 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 T| costs in lump sum. -

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

First Amendment EDA Lease 3
Spruce Street Professional Bullding, LLC.



1

-y

IN WITNESS WHEREOF, the County of Riverside and Spruce Street
ProfeSSImal Building, LLC. have exeuuted this First Amendment to the Lease dated
una 13", 2008.

Dated: DEC 1 9 2006

COUNTY OF RIVERSIDE SPRUCE SfREET PROFESSIONAL
' BUILDING, LLC.
‘ k 7
o Bib Bl o ol /7
Bob Buster Ray nd Magnon,. Manage
Chairman, Board of Supervisors Pre3| ent and Chief Executive Officer
ATTEST:

Nancy Romero,

Approved as to Form

1
By U?ﬂ«@“u'—\\

County Counsel

First Amendmenl EDA Lease 4
Spruce Streel Professional Building, LLC.

DEC 3 2 2006 2.4



o Eg— ]

6,800 SF NET

(s s o]

o S (.

(s i e

I -— — =0
N

\\7 T

First Amendment
"ATTACHMENT A" -




