
SUBMITTAL TO THE BOARD OF SUPERVISORS
COUNTY OF RIVERSIDE, STATE OF CALIFORNIA

ITEM: 3.14
(rD # 18664)

MEETING DATE:
Tuesday, November 29, 2022

FROM : FACILITIES MANAGEMENT:

SUBJEGT: FACILITIES MANAGEMENT - REAL ESTATE (FM-RE). Ratification and Approval
of Amendment to Sublease - State of California Employment Development Department,
Riverside, Six - year Extension, CEQA Exempt per State CEQA Guidelines sections 15301 and
15061(b)(3) District 1. t$01 (Clerk of the Board to file Notice of Exemption)

RECOMMENDED MOTION: That the Board of Supervisors

1. Find that the project is exempt from the California Environmental Quality Act (CEQA)
pursuant to State CEQA Guidelines Section 15301 Existing Facilities exemption, and
Section 15061(b)(3), "Common Sense" Exemption;

2. Ratify and approve the attached Amendment to Sublease with the State of California
and authorize the Board to execute the same on behalf of the County; and

3. Direct the Clerk of the Board to file the Notice of Exemption with the County Clerk
within five (5) working days of approval by the Board.

ACTION:

me

MINUTES OF THE BOARD OF SUPERVISORS

On motion of Supervisor Spiegel, seconded by Supervisor Washington and duly carried by
unanimous vote, lT WAS ORDERED that the above matter is approved as recommended.

Ayes:
Nays.
Absent
Date.
xc:

Jeffries, Spiegel, Washington, Hewitt, and Perez
None
None
November 29,2022
FM-RE, Recorder

Kecia R. Harper
Cle
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SUBMITTAL TO THE BOARD OF SUPERVISORS GOUNTY OF RIVERSIDE,
STATE OF CALIFORNIA

C.E.O. RECOMMENDATION : Approve

BACKGROUND:

Summary
The County of Riverside (County) holds a leasehold interest at 1325 Spruce Street, Riverside,
California, owned by Spruce Street Professional Building, LLC, a California limited liability
company (Lessor), for use by the Housing and Workforce Solutions (HWS), Workforce
Development Center (WDC) (Master Lease). As a mandated partner, the State of California
Employment Development Department (EDD) has occupied space within the WDC for its use.
This Amendment to Sublease renews the sublease and updates the associated revenue rent.

Location 1325 Spruce Street
Riverside, CA 92507

Size: 11,798 square feet

Term: October 1,2020, through September 30,2026

Monthly
Revenue Rent: $27,017.42 from October 1,2020, through September 30,2021

$27,843.28 from October 1,2021, through September 30,2022
$28,551.16 from October 1,2022, through September 30,2023
$29,141.06 from October 1,2023, through September 30,2024
$29,966.92 from October 1,2024, through September 30,2025
$30,674.80 from October 1,2025, through September 30,2026

lncreases: Annually as scheduled

Utilities: Provided by Lessor under the Master Lease.

Custodial: Provided by Lessor under the Master Lease.

Maintenance: Provided by Lessor under the Master Lease.

FINANCIAL DATA Curront Flocal Year: Next Flscal Yoar: Total Cost: Ongolng Cost

COST $0 $0 $0 $0
NET COUNTY COST $o $0 $o $o

SOURCE OF FUNDS: N/A
Budget Adjustment: No

For FiscalYear: 202212023 -

2026t27
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SUBMITTAL TO THE BOARD OF SUPERVISORS COUNTY OF RIVERSIDE,
STATE OF CALIFORNIA

Termination: State may terminate at any time on or after October 1,2023, by giving written
notice to the Sublessor at least thirty (30) days prior to the date when such
termination shall become effective.

This Amendment to the Sublease does not fall under the Surplus Land Act (SLA) because the
County only has a leasehold interest at 1325 Spruce Street, Riverside, and under the SLA,
"surplus land" means land owned in fee simple.

Pursuant to the California Environmental Quality Act (CEQA), the Revenue Amendment to
Sublease was reviewed and determined to be categorically exempt from CEQA under State
CEQA Guidelines Section 1530'1 Class 1 - Existing Facilities Exemption and Section 15601
(bX3), "Common Sense" Exemption. The proposed project is the extension of letting of property
involving existing facilities.

ATTACHMENTS:

. Aerial Map

. Notice of Exemption

. Sublease Agreement

. Exhibit A

. Exhibit B

. Exhibit C

o Exhibit D

GF: sc/03232022/RV39 1 /30.XXX
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lmpact on Residents and Businesses
The public benefit continues with this location serving clients in the community and region.



SUBMITTAL TO THE BOARD OF SUPERVISORS COUNTY OF RIVERSIDE,
STATE OF CALIFORNIA
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County of Nverside
Facilities Management
3133 Mission Inn Avenue, Riverside, CA

FILEO/POSTED
County of Riversidc
Peter Aldana
Assessor-County C lerk-Recorder
E-?,O220t206
l2loll2022 |04 :25 Pl'l Fee: g 5O.00
Page 1 of 2

Ramoved:

NOTICE OF EXEMPTION

March 30,2022

Project Name: Revenue Amendment to Sublease Agreement with State of Califomia Employment Development
Department (EDD) at Housing and Worldorce Solutions (HWS) Workforce Development (WFD), Riverside

Project Number: FM0476l 1063600

Project Location: 1325 Spruce Street west of Iowa Avenue, Riverside, California 92507, Assessor's Parcel Number
(API.D 249-110-064

Description of Projech The County of Riverside (County) entered into a l.ease Agreement on June 13,2A06 with Spruce
Street Professional Building, LLC to occupy I 1,798 square feet of olEce space located at 1325 Spruce Steet Riverside for
use by the HWS WFD. As a mandated partrer with the State EDD, the County has a Sublease with EDD for use of the
space. The County is seeking to renew the Sublease and update the revenue rent through September 30,2026. The Revenue
Amendment to the Sublease Agreement with EDD is defined as the proposed project under the Califomia Environmental
Quality Act (CEQA). The project is the letting of properly involving existing facilities; no expansion of the existing facility
will occur. The operation of the facility will continue to provide public worldorce services. No additional direct or indirect
physical environmental impacts are anticipated.

Name of Public Agency Approving Project: Riverside County

Name of Person or Agency Carrying Out Project: Riverside County Facilities Management

Exempt Status: State CEQA Guidelines Section 15301, Class l, Existing Facilities Exemption; Section I5061(b) (3),
General Rule or'Common Sense" Exemption. Codified under California Code of Regulations Title 14, Article 5, Section
15061.

Reasons Why Project is Exempt: The proposed project is categorically exempt fiom the provisions of CEQA
specifically by the State CEQA Guidelines as identified below. The project will not result in any specific or general
exceptions to the use of the categorical exemption as detailed under State CEQA Guidelines Section 15300.2. The project
will not cause an impact to an environmental resource of hazardous or critical concern nor would the project involve unusual
circumstances that could potentially have a significant eflect on the environment. The project would not result in impacts
to scenic highways, hazardous waste sites, historic resources, or other sensitive natural environments, or have a cumulative
effect to the environment. No significant environmental impacts are anticipated to occur with the Revenue Amendment to
the Sublease Agreement.

By
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a Section 15301 - Ctass 1 Existing Facilities Exemption: This categorical exemption includes the operation, repair,

maintenance, leasi"g, or minor alteration ofexisting public or private structures or facilities, provided the exemption

only involves negligible or no expansion of the previous site's use. The project, as proposed, is limited tothq
o<tension of term for an existing Sublease Agreement regarding workforce services for EDD and WFD. The project

would not substantially increase or expand the use of the site; use is,limited to the continued use of the site in a
similar capacity; therefore, the project is exempt as the project meets the scope and intent of the Class I Exemption

identified in Section 15301, Article 19, Categorical Exemptions of the CEQA Guidelines.

o Secffon 15061 (b) (3) -'Common Sense' Eremptlon: In accordance with CEQA, the use of the Common Sense

Exemption is based on the *general rule that CEQA applies only to projects which have the porcntial for causing a

significant effect on the environmenl" State CEQA Guidelines, Section 150610) (3). The use of this exemption is

appropriate if "it can be seen with certainty that there is no possibility that the activity in question may have a

significant effect on the environment." Ibid. This determination is an issue of fact and if sufficient evidence exists

in the rqcord that the activity cannot have a significant effect on the environment, then the exemption applies and

no further evaluation under CEQA is required. See /Vo Oil, Inc. u. City of Los Angeles (1974') 13 Cal. 3d 68. The

ruling in this case stated that if a project falls within a category exempt by administative regulation or 'it can be

seen with certainty that the activrty in question will not have a significant effect on the environmenf, no further

agency evaluation is requircd. With certainty, there is no possibility that the project may have a significant effect
on the environment. The proposed extension of the Sublease Agr,eement through Septemb * 30,2026 will not result

in any direct or indirect physical environmental impacts. The use and operation of the facility will be substantially

similar to the existing use and will not create any new environmental impacts to the surrounding area. No impacts

beyond the ongoing existing use of the site would occur. Therefore, in no way, would the project as proposed have

the potential to cause a significant environmental impact and the project is exempt from further CEQA analysis.

Therefore, the County of Riverside Facilities Management hereby concludes that no physical environmental impacts are

anticipated to occur and the project as pr6posed is exempt under CEQA. No further environmental analysis is warranted.

Signed: 7/a pals; 3-30-2022

Mike Sullivan, Senior Environmental Planner
County of Riverside, Facilities Management
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! Parcels

County Centerline Names

County Centerlines

Blueline Streams

Notes0 IMPORTANT' Map3 and data ar6 to bc usod br r€ference purpo3G only. Msp faafur€s are approximatc, end arr not
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DEPARTMENT OF GENERAL SERVICES
REAL ESTATE SERVICES DIVISION

STATE OF CALIFORNIA

STANDARD SUBLEASE FORM

Preamble

Description

Lease File No.:
Project No.:

6197-001
1763

This Agreement, made and entered into this 2nd day of October, 2021, is a Sublease of that
certain Lease Agreement (the 'Master Lease") dated June 13, 2006, as amended
December 12,2006, July 12,2007, February 9,2012, January 8,2013, January 5,2016 and
August 4,2020 between the Soruce Street Professional Buildino. LLC as Lessor (the "Master
Lessot'') and Countv of Riverside, A Political Subdivision of the State of Califomia as Lessee.
This sublease agreement is between

COUNTY OF RIVERSIDE
A POLITICAL SUBDIVISION OF THE STATE OF CALIFORNIA

hereinafter called the Sublessor, without distinction as to number or gender, and the State of
California, acting by and through the Director of the Department of General Services, hereinafter
called the State.

WITNESSETH

WHEREAS, under the Master Lease, Sublessor hires from Master Lessor certain premises
located at 1325 Spruce Street, Riverside, California as more particularly described in the Master
Lease, and

WHEREAS, a copy of the Master Lease is attached hereto, incorporated herein as Exhibit "D"
dated April 14, 2021 and made a part of this sublease by this reference; and

WHEREAS, the Master Lease provides that Sublessor shall have the right to sublet any
portion of the Master Leased Premises; and Sublessor has obtained necessary consent from the
Master Lessor; and

WHEREAS, the County of Riverside and the State of California's Employment Development
Department (EDD) desire to consolidate certain of their operations at a facility currently under
Master Lease to the Sublessor;

NOW, THEREFORE, it is mutually agreed between the parties as follows:

1. The Sublessor hereby subleases unto the State and the State hereby hires from the
Sublessor those certain premises with appurtenances situated in the City of Riverside,
County of Riverside, State of California, and more particularly described as follows:

Approximately 1 1 .798 net usable square feet of office space on the 1st. 2nd and 4th floor (consisting
of 5,030 net usable square feet of shared space as outlined in green and 6,768 net usable square

No\/ 2 g20?? 3. lq 16-;}-r Page - I .RESD Standard Sublease" - (Rev-2/20)

SUBLEASE COVERING PREMISES LOCATED AT
135 Spruce Street
Riverside CA 92507

SUBLESSOR'S FED. TAX. I.D.. NO. OR SOCIAL SECURITY NO.
95-6000930

SUBTENANT AGENCY
Employment Development Department

t



Rent 4. Rental payments shall be paid by the State, from legally available funds and subject to the
California Constitution, in arrears on the last day of each month during said term as follows:

TWENTY-SEVEN THOUSAND SEVENTEEN AND 4211OO DOLLARS
($27.017.42) from October 1 . 2020. throuoh Seotember 30. 2021: then

TWENTY-SEVEN THOUSAND EIGHT HUNDRED FORTY-THREE AND 2811OO DOLLARS
($27.843.28) from October 1. 2021. throuqh Seotember 30. 2022: then

TWENTY-EIGHT THOUSAND FIVE HUNDRED FIFTY.ONE AND 16/1OO DOLLARS
($28.551.16) from Octqber 1. 2022. throuoh September 30.2023: then

TWENTY-NINE THOUSAND ONE HUNDRED FORTY-ONE AND 06/1OO DOLLARS
($29.141 .06) from.October 1 . 2023. throuoh September 30. 2024: then

TWENW-NINE THOUSAND NINE HUNDRED SIXTY-SIXAND 92/1OO DOLLARS
($29.966.92) ftom October 1. 2024. throuoh Seotember 30. 2025: then

THIRTY THOUSAND SIX HUNDRED SEVENW-FOUR AND 8O/1OO DOLLARS
($30.674.80) from October 1. 2025. throuoh September 30. 2026: and thereafter.

Rental payable hereunder for any period of time less than one month shall be determined by
prorating the monthly rental herein specified based on the actual number of days in the month.
Rental shall be paid to Sublessor at the address specified in Paragraph 5 or to such other address
as the Sublessor may designate by a notice in writing. lf the premises are not complete pursuant
to Paragraph 6 by the date shown in Paragraph 2, it is understood and agreed by and between
the parties that, at the State's sole option, the dates shown in Paragraphs 2 and 3 and the dates
and dollar amounts shown in Paragraph 4 may be adjusted to the first of the month following the
State's acceptance of the completed premises, such acceptance shall not unreasonably be
withheld. lf the State exercises this option, it is agreed the State will complete unilaterally an
amendment to the sublease to revise the herein above stated dates. Any accrued rents for the
period of time prior to the unilaterally adjusted commencement date will be paid in accordance
with Paragraph 8. Additionally, it is understood and agreed between the parties that, atthe State's
option, the dates shown in the "CPl Escalator Operating Expenses" paragraph, if incorporated
herein, shall be adjusted to reflect the time delay between sublease commencement and the first
of the month following the actual acceptance date.

Remainder of Page lntentionally Left Blank
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Notices 5. All notices and correspondence herein provided to be given, or which may be given by

either party to the other, shall be deemed to have been fully given when made in writing and

either: 1) deposited in the United States Mail, certified and postage prepaid; or 2) sent via an

alternate commercial overnight delivery service (i.e. FedEx or similar) with receiver's signature
required; and addressed as follows:

To the Sublessor: HWS/Housino and WorKorce
1325 Soruce Suite 400
Riverside. CA

Phone No.: (951) 100
FAX No.: (951) 10
Emai!: .oro

To the State:
DEPARTMENT OF GENERAL SERVICES,
REAL ESTATE SERVICES DIVISION
LEASE MANAGEMENT C 6197-OO1
707 THIRD STREET, SUITE 5.305
WEST SACRAMENTO, CA 95605

Phone No. 191613754172
FAX No. (916) 375-4029
Email : leasemanagement@dgs.ca. gov

ALL NOTICES AND CORRESPONDENCE MUST REFERENCE
TENANT AGENCY AND PREMISES ADDRESS

Rentalwarrants shall be made payable to H and Workforce Solutions

Division and mailed to: HWS/Housino and Workforce Solutions
Attn: Fiscal Unit
1325 Street. Suite 400

Completion
and
Compliance
with Plans
and
Specifications

Notice of
Completion
and Access to
Premises
during
Construction

Riverside. 92507

Nothing herein contained shall preclude the giving of any such written notice by personal

service. The address to which notices and correspondence shall be mailed to either party may

be changed by giving written notice to the other pafi.

6. Sublessor agrees that, prior to October 1,2O2O, and at Sublessor's sole cost and expense,
all required construction, improvements and/or alterations, if any, shall be completed and the

subleased premises made ready for State's occupancy in full compliance with Exhibit "A",

consisting of two (2) sheet(s) titled, "Office Quarters, Project No. 1763" dated April 14, 2021, and
in accordance with Exhibit "B", consisting of twenty-six (26) pages, titled, "Outline Specifications,
ProjectNo. 1763" dated April 14, 2021, and Exhibit "C" consisting of ten (10) pages titled,
"Administrative Requirements Project No. 1763" dated April '14, 2021 which Exhibits "A" and "B"

and "C" are by this reference incorporated herein.

7. Sublessor shall notify the State in writing by certified mail of the date the subleased
premises will be completed and ready for occupancy at least thirty (30) days prior thereto. Such
notice shall be a condition precedent to the accrual of rental hereunder, except however, that if
the State occupies the premises prior to the receipt of such notice or prior to the expiration of the
notice period of such notice, rental shall commence to accrue as of the date of occupancy.

Following execution of this sublease, and not more than sixty days (60) prior to completion of
construction and occupancy under this sublease, State or its contractors or other representatives
shall have the right to enter the premises for the purpose of installing certain equipment such as,

but not limited to, modular system furniture, and electrical and telecommunications cabling and

equipment.

Page - 4 "RESD Standard Sublease" - (Rev-2/20)



State agrees to indemnify and hold Sublessor harmless from and against any claims,
damages, or other injury suffered by Sublessor as a result of the work to be performed pursuant
to this right to enter the premises prior to State's acceptance and occupancy of the premises.
Sublessor agrees to indemnify and hold State and its agents, contractors or other representatives
harmless from and against any claims, damages, injury or other harm suffered by reason of the
negligence or other wrongful act of SuUessor or any of Sublessor's agents, contractors, or other
representatives.

ln no event shall the exercise of this right of entry be construed so as to cause an acceleration
of the occupancy date of this sublease or the obligation of the State to pay rent.

Sublessor and State shall each make all reasonable efforts to ensure that the respective
construction and installation work is sdteduled in such a manner so as to not interfere with or
delay the other.

ln the event that one or the other party causes a delay in the other party's work, such injured
party shall be compensated in the following manner:

Delavs caused bv the Sublessor:
Credit the State a compensating day of delay in the occupancy date and corresponding day of
delay in payment of rent.

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

Compensation will be in one day increments.

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

Early 8. Sublessor agrees that if the subleased premises are ready for occupancy prior to the
Occupancy completion date specified above in Paragraph 6, State may elect to occupy the premises on the

earliest date practical after its receipt of the herein required completion notice. The rent payable
for any such early occupancy by the State shall be at the rate of $27 .017.42 per month, and shall
be prorated on a daily basis for any partialmonth.

Time limit and 9. No rental shall accrue under this sublease, nor shall the State have any obligation to
Prior Tenancy perform the covenants or observe the conditions herein contained until the subleased premises

have been made ready for occupancy in accordance with the provisions hereof. lt is specifically
agreed that in the event the subleased premises are not completed and ready for occupancy by
the State on or before October 1,2020, then and in that event the State may, at its option and in
addition to any other remedies it may have, terminate this sublease and be relieved of any further
obligations hereunder, providing that a hir and reasonable allowance for the following delays shall
be added to said time for completion:

A. Acts of the State, its agents or employees, or those claiming under agreement with or
grant from the State; or by

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

C. Any strikes, boycotts or like obstructive actions by employees or labor organizations and
which are beyond control of Sublessor, and which cannot be reasonably overcome; or by

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

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

::;:: Page - 5 "RESD Standard Sublease" - (Rev-2/20)



Repair and
Maintenance

b. Remove spots and/or spills from the carpets, floors, and stairways.

As needed, but not less frequently than:

Twice Weekly: Vacuum all carpets.

Weekly:

(1) Damp mop all hard surface floors.
(2) Dust allwindow blinds.
(3) Treat stainless steelfountains and sinks to eliminate stains and mineral deposits.
(4) Spot clean the walls.

Quarterly:

(1) Strip all hard surface floors and apply a new coat of floor finish; buff as necessary to
produce a uniformly shining appearance.

(2) Treat carpets for static electricity control (if not integrated in the fabric).

Semi-annually; Wash all windows, window blinds, light fixtures, walls, and painted
surfaces.

Annually:

(1) Steam clean carpets to remove all stains and spots.
(2) Clean window coverings.

ln the event of failure by the Sublessor to furnish any of the above services or supplies in a
satisfactory manner, the State may furnish the same at its own cost; and, in addition to any other
remedy the State may have, may deduct the amount thereof, including State's Administrative
costs, from the rent that may then be, or thereafter become due hereunder.

14. A. During the sublease term, the Sublessor shall maintain the subleased premises in
good repair and tenantable condition, so as to minimize breakdowns and loss of the State's use
of the premises caused by deferred or inadequate maintenance, including, but not limited to:

(1) Generally maintaining the subleased premises in good, vermin-free, operating
condition and appearance.

(2) Furnishing prompt, good quality repair of the building, equipment, and
appurtenances.

(3) Furnishing preventative maintenance, including, but not limited to, manufacturer's
recommended servicing of equipment such as elevator (if any), heating, ventilating
and air conditioning equipment, and fixtures.

(4) Furnishing and promptly replacing any inoperative light bulbs, fluorescent tubes,
ballast, starters, and filters for the heating, ventilating and air conditioning equipment
as required.

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

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

(7) Repairing and replacing as necessary intra-building network cable and inside wire
cable used for voice and data transmission.

(8) Repairing and replacing parking lot bumpers and paving as necessary. Repaint
directional arrows, striping, etc., as necessary.

ir:,^",r Page - 7 .RESD Standard Sublease" - (Rev-2/20)



Assignment
and
Sublefting

Quiet
Possession

lnspection

Destruction

complete detailed accounting of all costs for each trade, State agrees to reimburse Sublessor by
a single total payment for the cost of such work.

17. The State shall not assign this sublease without prior written consent of the Sublessor,
which shall not be unreasonably withheld, but shall in any event have the right to sublet the
subleased premises.

18. The Sublessor agrees that the State, while keeping and performing the covenants herein
contained, shall at all times during the existence of this sublease, peaceably and quietly have,
hold, and enjoy the subleased premises without suit. trouble, or hindrance from the Sublessor or
any person claiming under Sublessor.

19. The Sublessor reserves the right to enter and inspect the subleased premises at
reasonable times, and to render services and make any necessary repairs to the premises.

20. lt the subleased premises are totally destroyed by fire or other casualty, this sublease
shall terminate. lf such casualty shall render ten percent (10%) or less of the floor space of the
subleased premises unusable for the purpose intended, Sublessor shall effect restoration of the
premises as quickly as is reasonably possible, but in any event within thirty (30) days.

ln the event such casualty shall render more than ten percent (10%) of such floor space
unusable but not constitute total destruction, Sublessor shall forthwith give notice to State of the
specific number of days required to repair the same. lf Sublessor under such circumstances shall
not give such notice within fifteen (15) galendar days after such destruction, or if such notice shall
specify that such repairs will require more than ninety (90) days to complete from date such notice
is given, State, in either such event, at its option may terminate this sublease or, upon notice to
Sublessor, may maintain occupancy and elect to undertake the repairs itself, deducting the cost
thereof from the rental due or to become due under this sublease and any other sublease between
Sublessor and State.

ln the event of any such destruction other than total, where the State has not terminated the
sublease as herein provided, or pursuant to the terms hereof has not elected to make the repairs
itself, Sublessor shall diligently prosecute the repair of said premises and, in any event, if said
repairs are not completed within the period of thirty (30) days for destruction aggregating ten
percent (10%) or less of the floor space, or within the period specified in Sublessor's notice in
connection with partial destruction aggregating more than ten percent (10%), the State shall have
the option to terminate this sublease or complete the repairs itself, deducting the cost thereof from
the rental due or to become due under this sublease and any other sublease between Sublessor
and State.

ln the event the State remains in possession of said premises though partially damaged, the
rental as herein provided shall be reduced by the same ratio as the net square feet the State is
thus precluded from occupying bears to the total net square feet in the subleased premises. "Net
square feet" shall mean actual inside dimensions and shall not include public corridors, stairwells,
elevators, and restrooms.

It is understood and agreed that the State or its agent has the right to enter its destroyed or
partially destroyed subleased facilities no matter what the condition. At the State's request, the
Sublessor shall immediately identify an appropriate route through the building to access the State
subleased space. lf the Sublessor cannot identify an appropriate access route, it is agreed that
the State may use any and all means of access at its discretion in order to enter its subleased
space.

sEF Page - 9 "RESD Standard Sublease" - (Rev-2/20)



Service Credit

Holding Over

Surrender of
Possession

Time of
Essence,
Binding upon
Successors

No Oral
Agreements

responsibilities under this sublease as to repairs, maintenance, and servicing of the premises and
any or all related equiprnent, fixtures, and appurtenances.

26. Sublessor agrees that the rental provided under the terms of Paragraph 4 hereof is based
in part upon the costs of the services, utilities, and supplies to be furnished by Sublessor in
accordance with Paragraph 13 hereof. ln the event the State vacates the premises prior to the
end of the term of this sublease, or, if after notice in writing from the State, all or any part of such
services, utilities, or supplies for any reason are not used by the State, then, in such event, the
monthly rental as to each month or portion thereof as to which such services, utilities, or supplies
are not used by the State shall be reduced by an amount equalto the average monthly costs of
such unused services, utilities, or supplies during the six-month period immediately preceding the
first month in which such services, utilities, or supplies are not used.

27. ln the event the State remains in possession of the premises after the expiration of the
sublease term, or any extension or renewal thereof, this sublease shall be automatically extended
on a month to month basis, subject to thirty (30) days termination by either party, and otherwise
on the terms and conditions herein specified, so far as applicable. lf the last rental amount shown
in Paragraph 4 included the amortization of a capital sum expended by Sublessor for certain
alterations and improvements, as described in a separate paragraph herein, and the capitalsum
has been fully amortized, the holdover rent shall be reduced by the amount of the monthly
amortization. lf the State fails to vacate the premises within the notice period and remains for an
extended period, additional rent shall be paid and prorated on a thirty (30) day month, based on
the actual number of days the State occupies the premises following the effective date of
termination. ln the event the Holding Over period lasts longer than one hundred and eighty (180)
days, the State may unilaterally, reduec the monthly rent to seventy percent (70o/o) of the last
base rental amount paid less any amortization under paragraph (4). Notwithstanding the
aforementioned option to reduce the monthly rent; anytime during the Holding Over period, the
State may unilaterally relinquish any proportion of the Premises thereby reducing the net usable
square feet specified in paragraph (1) herein and reduce the monthly rent in proportion to the
reduction in net usable square feet. lt is understood and agreed by and between the parties that
the State, at the State's sole option, may unilaterally amend the sublease to exercise options
described herein.

28. Upon termination or expiration of this sublease, the State will peacefully surrender to the
Sublessor the subleased premises in as good order and condition as when received, except for
reasonable use and wear thereof and damage by earthquake, fire, public calamity, the elements,
acts of God, or circumstances over which State has no control or for which Sublessor is
responsible pursuant to this sublease. The State shall have no duty to remove any improvements
or fixtures placed by it on the premises or to restore any portion of the premises altered by it, save
and except in the event State elects to remove any such improvements or fixtures and such
removal causes damages or injury to the subleased premises, and then only to the extent of any
such damage or injury.

29. Time is of the essence of this sublease, and the terms and provisions of this sublease
shall extend to and be binding upon and inure to the benefit of the heirs, executors, administrators,
successors, and assigns to the respective parties hereto. All of the parties hereto shall be jointly
and severally liable hereunder.

30. lt is mutually understood and agreed that no alterations or variations of the terms of this
sublease shall be valid unless made in writing and signed by the parties hereto, and that no oral
understanding or agreement not incorporated herein, shall be binding on any of the parties hereto.
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lN WTNESS WHEREOF, thls sublease has been executed by the parties hereto as of the dates written below

STATE OF CALIFORNIA SUBLESSOR

Approval Recommended

DEPARTMENT OF GENERAL SERVICES COUNTY:
REAL ESTATE SERVICES DIVISION
ASSET MANAGEMENT BRANCH a political
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lN WITNESS WHEREOF, this sublease has been executed by the parties hereto as of the dates written below

STATE OF CALIFORNIA SUBLESSOR

Approval Recommended

DEPARTMENT OF GENERAL SERVICES
REAL ESTATE SERVICES DIVISION
ASSET MANAGEMENT BRANCH

COUNTY OF RIVERSIDE
HHPWSA/UORKFORCE DEVELOPMENT DIVISION

By By
Koren Howell, Real Estate Officer

Real Estate Leasing and Planning Section
CARRIE HARMON,
Director of Workforce Development

Date Date

Approved

DIRECTOR OF THE DEPARTMENT
OF GENERAL SERVICES

By
Brian Hensley, Leasing Manager

Real Estate Leasing and Planning Section

Date
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EXHIBIT B - OUTLINE SPECIFICATIONS
DtvtstoN 1

DIVISION 1 - GENERAL REQUIREMENTS

1.1 SUMIV1ARY

A. The Outline Specifications describe minimum standards of quality and performance
for premises occupied by the State. Construction methods or materials other than
those stated herein may be acceptable if, in the opinion of the State, they provide
equal quality and performance.

1.2

A.

B.

C.

1.3

A.

D

E.

B

c.

D

E

RELATED DOCUMENTS

Lease

Exhibit "A" - Plans or Facility Design Program (written narrative)

Exhibit "B" - Division 3 Special Provisions:

1. Refer to Division 3 of this specification for Special Provisions, which may
amend and or supersede Division 1 and 2 requirements.

Exhibit "B" - Division 4 Technical Requirements:

1. Refer to Division 4 of this specification for Technical Requirements, which
may amend and or supersede Division 1 and 2 requirements.

Exhibit "C" - Administrative Requirements

1. Refer to Exhibit "C" for specific requirements related to the following:

a. State Fire Marshal Procedures

b. Access Compliance Procedures (CBC/ADA)

c. Green Building Practices

GENERAL PROVISIONS

Wherever reference is made to "State," "Agency," "Department," or other State of
California administrative department, this shall be construed to mean Department of
GeneralServices, RealEstate Services Division, Real Estate Leasing & Planning
Section, here and after referred to as DGS.

The State's intent is to achieve adequate standards of quality while avoiding
unnecessary alterations, so that in all cases where an existing feature is acceptable
to DGS, the Lessor's obligation is only to maintain that feature as it exists.

The Lessor shall immediately address conflicts, omissions, or errors if discovered
within the Exhibits, or any questions regarding interpretation or clarification, by
submitting in writing to the State, a Request for lnformation (RFl). Responses from
the State will not change any requirement of the lease Exhibits unless so noted by the
State in the response to the RFl. ln case of conflicts between Exhibit 'A" and the
Exhibit "B", the Exhibit "A" supersedes these specifications.

Lessor shall patch, repair, and refinish to match, all existing surfaces disturbed by the
new construction. Upon completion of the project, there shall be no visual difference
between the new work and the existing conditions. No changes, modifications, or
substitutions shall be made to the premises as shown, except with the prior written
approvalof DGS.

LEED Certification: ln the event the lease contract provides for a LEED certified
facility, see Division 3 Special Provisions.

2 Division I - General Requirements
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EXHIBIT B. OUTLINE SPECIFICATIONS
DtvtstoN 1

F. Prevailinq Waqe: For those projects defined as "public works" pursuant to Labor
Code $1720.2, Lessor/contractor shall comply with prevailing wage requirements and
be subject to restrictions and penalties in accordance with 51770 et seq. of the Labor
Code which requires prevailing wages be paid to appropriate work classifications in
all bid specifications and subcontracts.

G. Proiect Schedule: Upon execution of the lease, Lessor shall issue to DGS, a
complete and detailed Critical Path Method (CPM) schedule for the project, which
may be adjusted by mutual agreement as the project proceeds. The schedule shall
include allowances for periods of time necessary for the installation of State-owned
equipment and modular systems furniture.

H. Construction Cost: Prior to construction, Lessor shall provide to the State competitive
bids from at least three licensed contractors/subcontractors and shall contract with
the lowest acceptable bidder. The bids shall include all charges such as, but not
limited to labor, materials, tools, equipment, fees, taxes, shipping, handling, permits,
inspections, and fabrication for the work defined in the lease exhibits. The bids shall
also include any architectural and engineering fees. The bids shall be itemized unit
cost construction estimates developed by using the Construction Specification
lnstitute (CSl) format, titles, and numbering system. Lump sum cost estimates are
not acceptable.

l. New Shell Condition: The following items shall be provided by the Lessor and shall
not be construed as tenant improvements:

a. Exterior Window Coverings
b. Capital improvements to the building's core and shell

c. Building's perimeter walls and core walls with drywallfinish ready for
paint

d. Fire sprinkler'main loop including drops and heads

e. Electrical service at a minimum of 5 watts per square foot
f. HVAC equipment and ducting to the premises

g. Code required toilet room facilities
h. Americans with Disability Act (ADA) and California Building Code (CBC)

compliance work to correct all deficiencies to comply with current code

J. Previouslv Constructed and Occupied Space (Second Generation Condition): ln
addition to items in paragraph l. above, Lessor shall provide the following at no cost
to the State:

a. Code compliant ceiling

b. Code compliant lighting systems
c. Any code required exit door and frame assemblies

K. Usable Area Calculation: For the purpose of determining the net useable square feet,
State leased space shall be calculated as follows:

1. Net usable office area includes all areas assigned to the State such as:
offices, conference rooms, reception rooms, special use and supply
rooms, hallways within the space, laboratories, private toilet
rooms/showers, break rooms, auditoriums, cafeterias, and spaces
exclusively used by State. Net usable office area does not include
stai rwells, stacks/shaft s, janitor closets, mechanical rooms, electrical
rooms, code required toilet rooms, code required common area corridors,

3 Division 1 - General Requirements
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EXHIBIT B - OUTLINE SPECIFICATIONS
DIVISION 1

and common area lobbies. Net usable office area is measured from the
finished surface of the office side of the corridor and other permanent
walls, the dominant surface (wall or glazing) of the exterior walls, and from
the centerline of demising walls separating other building tenants.

L. Record Documents: Lessor, at Lessor's sole cost and expense, shall provide the
State accurate architectural drawings of the "as-is" condition of the space to be
leased, including building common areas, siteiparking plan, and path of travel. The
drawings shall be in an electronic format to be determined by DGS. Any required re-
design work caused by discrepancies with the "as-is" drawings shall be the
responsibility of the Lessor.

M. Green Buildino Practices: The Lessor Shall operate and maintain the leased
premises in accordance with best practices to achieve energy efficiency,
sustainability, improved air quality, reduce water usage and enable maximum
recycling efforts throughout the term of the lease.

1. New and renegotiated state building leases shall reduce energy and
resource use to the extent possible and economically feasible.

2. New (state) building leases shall, where economically feasible, include
sub-meters and provide energy use data into Energy Star's Portfolio
Manager.

3. Renegotiated state (building) leases for buildings where the State is a sole
tenant shall provide energy use data into Energy Star's Portfolio Manager.

4. New and renegotiated state building leases shall encourage landlords to
participate in utility sponsored energy conservation measures, using
alternative financing.

5. Lessors are encouraged to implement measures of the California Green
Building Standards Codq (CalGreenI related to indoor environmental
quality, where economically feasible, for all new or renegotiated leases.

6. The State will identify and pursue opportunities to provide electric vehicle
charging stations, and accommodate future charging infrastructure
demand, at employee parking facilities in new and existing buildings.

7. All equipment and appliances provided by Lessor shall be Energy Star
labeled if Energy Star is applicable to the equipment or appliance.

8. Wherever restroom fixtures are replaced during construction the California
Green Building Standards voluntary measures are to be met to achieve a
further reduction in water usage for state leased space (Tier 1 ,30o/o
reduction minimum).

9. Lessor to implement annual irrigation system audits, including leak
detection and perform immediate repairs to minimize any water loss.

N. Submittals: Lessor shall submit shop drawings, product data, and samples to the
State for review prior to construction or fabrication.

O. Material Safetv Data Sheet (MSDS): Prior to construction and upon request by State,
Lessor shall provide MSDS of all products or materials used in the maintenance,
repair, or renovation of the premises.

CONSTRUCTION AND CODE CRITERIA

Construction Documents: The Exhibit "A" Plan or the Exhibit "A" Facility Design
Program (written narrative) are design development guidelines only. Lessor shall

1.4

A.

4 Division 1 - General Requirements
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EXHIBIT B - OUTLINE SPECIFICATIONS
DtvtstoN 1

provide all required construction documents and calculations necessary to obtain a
building permit from the local Building Department and to construct the improvements
as indicated. The use of Exhibit "A" Plan in lieu of construction documents is not
acceptable to the State.

1. Prior to submitting construction documents to the local building
department for plan check and or permitting, Lessor shall submit said
construction documents to BGS for review. Any DGS comments to the
construction documents shall be construed as advisory only and shall not
relieve the Lessor in any respect from full compliance with Exhibits "A",
"B", and "C" or any other exhibits.

2. Lessor's architect, engineers, consultants, and contractors shall have
current and valid license/certifications as issued by the State of California.

3. During construction of building's core, shell, and or tenant improvements,
Lessor shall maintain at the project site, a complete set of lease Exhibits
consisting of Exhibit'A', "8", "C" and any other exhibits for DGS use.

B. State Fire Marshal: Concurrent with submission to the building department for
permitting, Lessor shall submit a complete set of construction documents, including
fire sprinkler plans and fire alarm plans, to the State Fire Marshal for review and
approval and shall arrange for periodic inspections of the work (refer to Exhibit "C" for
procedures). No construction should commence without approved plans.

C. Access Compli?nce: Lessor shall ensure that all new work and existing conditions
comply with the requirements of CCR Tille 24, California Building Code (CBC), and
Americans with Disabilities Act (ADA). State agencies are public entities and shall
comply with Title ll of the ADA. Exceptions to the code for existing buildings are not
permitted. Where CBC requirements conflict or ditfer with ADA requirements, the
most stringent requirement shalltake precedence. Access compliance shall apply to
exterior areas such as, but not limited to, path of travel to and from public
transportation and public right-of-way, parking, passenger drop-off and loading zones,
walks and sidewalks, curb ramps, ramps, and all stairs. Access compliance shall also
apply to interior areas such as, but not limited to, entrances and exits, lobbies,
building common areas, elevators, access lifts, doors and gates, access to and
through all rooms and spaces, restrooms, signs and identification, counters, waiting,
and seating areas, assistive listening systems, telephones, drinking fountains, alarms,
and horizontal/vertical access. See Exhibit "C" for procedures.

D. Codes and Ordinances: All new work and existing conditions shall comply with all
current regulations, laws, and ordinances of the governmental authorities having
jurisdiction and the applicable editions of the following codes including, but not limited
to:

1. Title 8 CCR - lndustrial Relations
2. Title 17 CCR, Public Health
3. Title 19 CCR, Public Safety, State Fire Marshal Regulations
4. Title 24 CCR, Part 1 - Building Standard Administrative Code
5. Tille 24 CCR, Part 2 - California Building Code (CBC), Vols. 1 & 2
6. Title 24 CCR, Part 3 - California Electrical Code (CEC)
7. Title 24 CCR, Part 4 - California l/echanical Code (CMC)
8. Tille 24 CCR, Part 5 - California Plumbing Code (CPC)
9. Tille 24 CCR, Part 6 - California Energy Code
10. Title 24 CCR, Part 9 - California Fire Code (CFC)
11. Title 24 CCR, Part 11 - California Green Building Standards Code
12. Tille 24 CCR, Part 12 - California Reference Standards Code

5 Division 1 - General Requirements
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EXHIBIT B - OUTLINE SPECIFICATIONS
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lf fire-life safety, health hazards, and/or non-compliant code conditions are discovered
either before or after occupancy, then Lessor, at Lessor's sole cost and expense,
shall correct the condition.

Buildinq Permit: Lessor shall obtain a building permit for the required construction
from the local building department if required. ln the event there is no local building
department, Lessor, at Lessor's sole cost and expense, shall provide a third party,
independent lnspector of Record (lOR). The IOR shall perform periodic inspections
of the work for conformance with all regulations, laws, and ordinances.

Safetv Evacuation Plans: Lessor shall provide safety evacuation plans of the leased
premises. The safety evacuation plans shall clearly delineate evacuation routes,
exits, fire extinguishers, and fire alarm pullstation locations. The plans shall be a
minimum of 8" x 10" in size, framed and under glass or clear plastic. The plans shall
be installed in all assembly occupancies including conference rooms, break rooms,
reception areas, and where requested by SFM.

Fire Extinouishers: Lessor shall provide and install fire extinguishers. Fire
extinguishers shall be housed in semi-recessed cabinets and shall be located as
required by CA Title 19 CCR, Public Safety. Above each fire extinguisher, at
approximately 90" A.F.F., Lessor shallfurnish and install a red triangular shaped 3-D
sign with printed text'Fire Extinguisher'with an arrow pointing down. Lessor shall
provide annual servicing of the fire extinguishers throughout the term of the lease.

Seismic Performance: The State will consider only those facilities that can demon-
strate the ability to meet a seismic performance level as set forth in:
1. 1998 Edition or subsequent editions of the California Building Code or,
2. 1976 Edition or subsequent editions of the Uniform Building Code and the

building does not have any one of the enumerated characteristics or
conditions listed below:
a) Unreinforced masonry elements, whether load-bearing or not, not in-

cluding brick veneer.
b) Precast, pre-stressed or post-tensioned structural or architectural

elements, except piles.
c) Flexible diaphragm (e.9., plywood) shear wall (masonry or concrete)

structural system constructed pursuant to editions of the Uniform Build-
ing Code prior to the 1997 edition.

d) Apparent additions, alterations, or repairs to the structural system
made without a building permit.

e) Constructed on a site with a slope with one or more stories partially
below grade (taken as 50% or less) for a portion of their exterior.

0 Soft or weak story, including wood frame structures with cripple walls
or if construction is over first-story parking.

g) Seismic retrofit of the building, whether voluntary or mandated,
whether partial or complete.

h) Repairs following an earthquake.
i) Welded steel moment frames (WSMF)that constitute the primary

seismic force-resisting system for the building, and the structure was
designed to code requirements preceding those of the 1997 edition of
the Uniform Building Code, and the building site has experienced an
earthquake of sufficient magnitude and site peak ground motions that
inspection is required when any of the conditions of Section 3.2 of

H
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EXHIBIT B - OUTLINE SPECIFICATIONS
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FEMA 352 indicate an investigation of beam-column connections is
warranted.

j) Visible signs of distress or deterioration of structural or non-structural
systems, e.g.; excessively cracked and/or spalling concrete walls or
foundations, wood dry rot, etc.

Certification of the above requirements must be provided by an independent
licensed structural engineer at the Lessor's expense.
Lessor shall provide and install all hardware required to brace and anchor all
storage cabinets, lockers, bookcases, shelving units and similar furnishings 5'-
0" or more in height whether provided by State or Lessor, in accordance with
seismic design requirements of the Code.

SUBSTANTIAL COMPLETION AND PROJECT COMPLETION

Premises shallfully conform to all lease Exhibits and shall be constructed in
accordance with industry standards and best practices. Lessor guarantees that all
mechanical, electrical, plumbing systems and other features (including architectural
finishes, paint, hardware, doors, floor covering, etc.) are of quality capable of giving
satisfactory service in accordance with these specifications for the term of this lease.

Substantial completion is achieved when the, building core, shell, and tenant
improvements as defined in the lease exhibits, including the installation of any
modular systems furniture (MSF) are sufficiently completed to allow the State to
laMully and physically occupy the premises for its intended purpose. Any work
required to complete any outstanding punch list items shall not interfere with, or
interrupt the State's daily operations. DGS planner will make the final determination
of when substantial completion is achieved.

Lessor shall operate the HVAC system to provide continuous air for a minimum of 24
hours per day for 7 days prior to occupancy.

State employees, agents, and invitees shall have ready access to the building and
premises through the main building entry and lobby. Elevators, stairs and restrooms
shall be operational.

1.5

A.

B

c

D

E. The premises shall be free of all construction debris and thoroughly cleaned. Lessor
shall touch up and restore damaged or defaced painted surfaces throughout the
premises subsequent to installation of State's fumishing and equipment. All painting
shall be coordinated with DGS planner.

F. Upon project completion, Lessor shall obtain final approvals from the authorities
having jurisdiction and all punch-list items shall have been completed, and re-
inspected by the State. Lessor shall submit to the State the following completed
documents, if applicable, with all appropriate signatures:

1. Building Permit
2. Building lnspection Card
3. Certificate of Occupancy
4. Fire Department approvals
5. State Fire Marshal Final Construction Approval- Exhibit "C" Form D

6. CBC/ADA Access Compliance Fee Calculation - Exhibit "C" Form E

7. CBC/ADA Access Compliance Verified Report - Exhibit "C" Form G
8. LEED Certification - when applicable
L Air Balance Report

7 Division 1 - General Requirements
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DIVISION 1

10. Operation manuals and training for equipment such as, but not limited to
intrusion alarm system, video conferencing equipment, and appliances.

HAZARDOUS MATERIALS

Lessor warrants and guarantees that the premises leased to the State will be
operated and maintained free of hazard from asbestos, lead, mold, and PCB's.

1. The areas include:

a. Premises leased to the State and air plenums in the same HVAC zone.

b. Common public areas which state employees or its invitees would
normally and/or reasonably use.

c. Building maintenance areas, utility spaces, and elevator shafts within or
servicing areas described in items a. and b. above.

2. Lessor shall be responsible for all costs associated with the abatement of
hazardous materials including but not limited to the following; clean up of
contaminated State Leased space, State-owned equipment, furnishings
and materials and all required monitoring reports. Copies of all air
monitoring reports shall be furnished to the State.

3. The State Leased space shall be maintained at or below the permissible
exposure levels for all substances regulated under Title 8 California Code
of Regulations Section 5155. lf it is determined by the State that the
tenant must be relocated to prevent exposure above the permissible level,
the Lessor shall provide comparable accommodating space at no cost to
the State. ln addition, the Lessor shall pay for all costs associated with
this move including but not limited to; administrative, furniture,
communications contracts and equipment costs.

4. ln the event that after written notice is provided by the State, the Lessor
fails, refuses, or neglects to diligently pursue abatement of any hazardous
material, the State may effect such abatement. The State may deduct all
reasonable costs of such abatement of Hazardous materials from the rent.

5. The Lessor shall indemnify, defend, and hold the State of California, its
officers, and employees harmless from and against any and all losses,
damages, judgments, expenses (including court costs and reasonable
attorney fees), or claims whatsoever, arising out of, or in any way
connected with or related to, directly or indirectly, the presence of
hazardous materials within the State-leased space or the building in which
the leased premises are located.

B. Asbestos

2.

For buildings constructed prior to January 1, 1979, the Lessor shall
provide the State with a current written asbestos survey of the areas listed
in Section 1.6. A.1. An independent California Division of Occupational
Safety and Health (DOSH) Certified Asbestos Consultant shall complete
the survey.

For buildings constructed after December 31,1978, and prior to any tenant
improvements or major repairs, the Lessor and his construction contractor
are responsible for sampling any suspected asbestos containing material
(ACM)to be disturbed during the project. Where ACM is suspected to be
present, the Lessor shall provide the State with a written asbestos survey
covering all materials to be disturbed during the project. An independent

Division 1 - General Requirements
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California Division of Occupational Safety and Health (DOSH) Certified
Asbestos Consultant shall complete the survey.

3. Where asbestos containing material (ACM) or suspect ACM have been
identified by survey, the Lessor shall provide the State with a copy of a
written Operations and Maintenance (O&M) plan. This O&M Plan must be
effective in minimizing damage or disturbance of any ACM or suspect
ACM and provide for quick repairs of the same.

4. lf damaged ACM or suspect ACM is found, or the physical condition of
ACM indicates possible fiber release, a response action in accordance
with the approved O&M Plan shall be conducted. The approved O&M
plan shall include provisions for air sampling by an independent Certified
lndustrial Hygienist during and at the completion of all response actions;
analysis of air samples shall be conducted utilizing Transmission Electron
Microscopy (TEM). The standard for re-occupancy of an affected area
shall be concentrations at or below 70 asbestos structures per millimeter
squared (structures/mm2).

5. Lessor shall perform asbestos notification as required by Chapter 10.4 of
the Health and Safety Code. Any abatement work shall be performed by
a licensed contractor with asbestos certification (ASB). The State reserves
the right to establish consultant oversight of any asbestos related work
program at its expense.

6. ln addition to any other remedies it may have, in the event the Lessor fails
to diligently pursue abatement of hazard from ACM, as required under the
provisions of this lease, the State may, by notice in writing, terminate this
lease. Lessor shall be liable to the State for all expenses, losses, and
damages reasonably incurred by the State as a result of such termination,
including but not limited to, additional rental necessary to pay for an
available, similar replacement facility. This rental shall extend over the
period of what would have been the remaining balance of the lease term
plus any option periods, costs or any necessary alterations to the
replacement facility, administrative costs, and costs of moving furniture,
data processing, and telephone equipment.

Lead Material:

1. Any material suspected of containing lead within the areas listed in
Paragraph "A" shall be tested and identified through sampling by an
independent California Department of Public Health Certified (CDPH)
Lead - Related Construction I nspector/Assessor.

2. ln the event lead removal is required, Lessor shall provide an independent
CDPH Certified Lead-Related Construction I nspector/Assessor to inspect
the quality of work for compliance with applicable regulations, perform air
monitoring, final clearance visual inspection, wet wipe sampling/lab
analysis, and ensure proper handling and/or disposal of hazardous waste.

Mold:

1. The Lessor shall operate and maintain the leased premises to be free of
hazard from mold.

2. lf mold is detected within the State Leased Space, an immediate response
action in accordance with industry standard practices shall be undertaken
by the Lessor. The Lessor shall contract for the services of an
independent California Division of Occupational Safety and Health

I Division 'l - General Requirements
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(DOSH) Certified lndustrial Hygienist to determine the appropriate
response action.

Lessor shall be responsible for all costs associated with any hazard
response action.

E. Underground storage tanks (UST):

Lessor shall comply with the requirements of the California Health and Safety
Code, Section 25280-25299.8 (Underground Storage Tanks).

END OF DIVISION 1
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For items that are shown with strikethrough (s*rit€tl+eugh) please refer to Division 3,
Special Provisions for amendments to the requirements.

DIVISION 2 - DESIGN REQUIREMENTS

2.1 FLOOR CONSTRUCTION AND FINISHES

A. Concrete Floor:

1. Concrete floor construction is the standard for comparison. Floors of
other material may be acceptable provided its use does not produce or
transmit sound or vibration to a greater degree than a 4" reinforced
concrete slab.

a. Lessor shall provide certification that the concrete slab is leveland does
not exceed a variance of % inch in 10 feet from a true flat plane.

b. Where slab is out of compliance, leveling shall be achieved using a
high-strength concrete topping compound i.e.: Mapei, Ardex, lnc., K-
500, Hacker lnd., Firm Fill 4010, Maxxon, Level-Right, or approved
equal.

2. Concrete floors in janitor closets, mechanical, and/or electrical utility
rooms shall be cleaned and treated with epory coating. Office areas
throughout shall have carpet or other floor covering with 4" high cove
base, unless noted otherwise. Floors in toilet rooms shall be of
nonabsorbent material impervious to moisture such as ceramic tile, or
approved equal, with minimum 4" high cove base. Floor covering shall
extend under counters and cabinets. Colors and patterns shall be as
selected or approved by State.

3. Prior to the installation of any finish floor material, Lessor shall perform a
quantitative moisture test to the concrete slab. The test shall be
administered in accordance with the flooring material manufacture/s
written guidelines or recommendations. ln the eventthe moisture content
exceeds the flooring material manufacturer's recommendation, the Lessor,
at Lessor's sole cost and expense, shall provide and install a
waterproofing sealer as recommended by the flooring material
manufacturer.

4. Exposed concrete floors are not acceptable in toilet rooms, locker rooms,
or shower rooms.

B. Carpet Flooring - General:

1. Lessor shall provide and install carpet and cove base where shown in
Exhibit'A". Allcarpet shall comply with ANSI/NSF 140-2007 Platinum
level.

2. Where requested by DGS, Lessor shall submit carpet samples to DGS for
selection. The samples shall be from a minimum of three different
manufacturers and consist of a variety of patterns, textures, colors, and
styles.

3. Carpet shall have random graphic pattern loop non-generic branded, 6 or
6.6 nylon face yarn with inherent static control.

11 Division 2 - Design Requirements
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4. Broadloom loop pile carpet shall have inherent static control capability to
assure a maximum 3.5 KV rating at 20% relative humidity and 70F
degrees as measured by AATCC-Test Method 134.

5. Carpet with anti-microbial properties shall be used for healthcare, senior
care or childcare, and 'clean' areas.

6. Carpet shall be installed according to manufacturer's guidelines. The
carpet shall be securely attached, have a firm cushion, pad or backing, be
of level loop, textured loop, level-cut pile, or level-cuUuncut pile texture.
The maximum pile height shall be lzinch.

7. The carpet backing shall have a minimumlO-year guarantee against tuft
pulland zippering, and surface wear shall not be more than 10% within 10
years.

8. Carpet adhesives shall be non-toxic, low odor, solvent free, and shall not
produce toxic vapors or contain carcinogenic materials.

9. Carpet shall meet Federal, State, and Localflammability standards.
10. Carpet shall be installed in accordance with the Carpet and Rug lnstitute

CRI Carpet lnstallation Standard. The installation shall be guaranteed
against bubbling, wrinkling, stretching/shrinking, opening seams, or other
evidence of poor materials and workmanship for a period of two years
following installation. This guarantee shallcover normalwear and tear
and note deficiencies occurring as a result of damage, negligence and/or
alterations. The materials shall be guaranteed against wear,
delamination, tuft bind and be lightfast for a period of 10 years. The
material shall remain colorfast as a result of atmospheric contaminants for
a period of 5 years after installation.

11. Lessor shall maintain the carpet according to manufacturer's guidelines.

C. Broadloom Carpet Requirements:

1. Density: 6000 minimum; heavy commercial use.

2. Density: 36x finished pile weight divided by pile height.

3. Tuft bind for broadloom shall be minimum 6lbs., ASTM D 1335 - 98,
Standard Test Method for Tuft Bind (edge ravel) of Pile Yarn Floor
Coverings, tested wet or dry. Wananty edge ravel for 10 years.

4. Face yarn weight: Minimum 22 ozlsq. yd.

5. Minimum of 10 lbs backing delamination test, ASTM D3936 - 05
Standard Test Method for Resistance to Delamination of the Secondary
Backing of Pile Yarn Floor Covering.

6. Minimum rating of 7 anti-stain tests; AATCC Test Method 175-2008 Stain
Resistance Pile Floor Coverings.

7. Lessor shall provide 2oh of product overage including accent carpet up to
a maximum of 100 sq. yards from the same dye-lot for future repairs.

D. Carpet Tile Requirements:

1. Density: 5000 minimum; heavy commercial use.

2. Tuft bind strength shall be minimum 5lbs., ASTM D 1335-98: Standard
Test Method for Tuft Bind (edge ravel) of Pile Yam Floor Coverings,
tested wet or dry. Warranty edge ravel for 10 years.

a. Face yarn weight: Minimum 16 o/sq. yd

12 Division 2 - Design Requirements
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b. Minimum of 10 lbs. backing delamination test, per ASTM D3936-05
Standard Test Method for Resistance to Delamination of the Secondary
Backing of Pile Yarn Floor Covering.

c. Minimum rating of 7 anti-stain tests, per AATCC Test Method 175-2008
Stain Resistance Pile Floor Coverings.

d. Lessor shall provide 2o/o of product overage including accent carpet up
to a maximum of 100 sq. yards from the same dye-lot for future repairs.

E. Ceramic Tile Flooring Requirements:

Ceramic Tile Flooring shall have a coefficient of friction of at least 0.6 per ASTM
C1028 (0.8 % on sloped surfaces steeper than 6%). Unless otherwise noted by
DGS, provide slip resistant floor tile with matching ceramic base, include all inner
and outer corner and trim pieces. All adhesives, mastics, and grouts shall be non-
toxic and low in VOC emissions and shall be as recommended by the ceramic tile
manufacturer. All grout shall be sealed and maintained according to manufacturer's
guidelines.

F. ResilientFlooring Requirements:

1. Resilient Flooring shall meetASTM F'1066, FS SS-T-3128, Type lV,
Composition 1, Class 2, 12" X 12" having uniform thickness of 1/8" with
square true edges of manufacturer's standard color and pattern as
selected. Product shallcomply with all regulations controlling the use of
volatile organic compounds (VOC's). Provide one carton (40 pieces) of
additional matching floor tile.

2. Resilient Flooring shall have a coefficient of friction of at least 0.6 per
ASTM D2047. lt shall be installed in strict accordance with
manufacturer's approved installation instructions using the appropriate
recommended 100% solvent free adhesive.

G. Rubber Base Requirements:

1. Lessor shall provide and install cove wall base at all carpet and resilient
floor finish areas. Wall base shall be extruded rubber cove, 1/8" thick x 4"
high complying with ASTM F-1861. The color shall be selected by DGS.

2.2 EXTERIOR WALLS

Exterior walls, including door and window assemblies, shall be weatherproof. All
cracks that allow outside air to penetrate the building's envelope shall be sealed.

Exterior walls shall be insulated to comply with CCR Title 24.

A

B.

2.3

A.

INTERIOR WALLS AND PARTITIONS

Walls and partitions shall be ceiling height unless otherwise noted in Exhibit "A" or
Division 3 'Special Provisions'. Subject to code limitations, those indicated as new
partitions may be wood or metal stud with plaster or gypsum wallboard or other
construction of equal sound transmission coefficient (STC). Provide a minimum STC
32. Demising walls separating State premises and other building tenants shall extend
to the under-side of structure above and shall be constructed to achieve a sound
transmission coefficient of 50.

Walls of equipment rooms, toilet rooms, conference rooms, hearing rooms, quiet
rooms, training rooms, interview rooms, employee break rooms, and where indicated
in Exhibit "A", shall be insulated to prevent transmission of sound or vibration. Wall
construction shall achieve a minimum rating of 50 STC as set forth in ASTM E90.

13 Division 2 - Design Requirements
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Furnish and install insulation batts above the finished ceiling on each side of the wall
for the entire length of the wall.

Moisture resistant wainscot of ceramic wall tile or other DGS approved material shall
be installed to all plumbing fixture walls and adjacent walls in the toilet rooms. Wall
tile shall be a minimum of 4"x 4" glazed ceramic tile. Wainscot shall extend a
minimum of 4'-0" A.F.F. unless noted othenayise.

Glazed openings in office partitions shall be set in metalframe assemblies and
comply with Consumer Product Safety Commission impact-safety standards.

2,4 ROOF AND INSULATION

A. Roof shall be weather tight and provided with suitable drainage system that will
effectively dispose of roof water without interfering with use of premises.

B. Roof shall be insulated such that the heat transfer values from roof to occupied areas
comply with CCR Title 24.

2.5 ACOUSTICALCEILINGS

A. Ceilings of office areas including reception, private offices, open office areas,
corridors, and office storage areas shall have suspended "T" bar systems with
acoustical lay-in tiles or other approved material with equivalent acoustical qualities.
Ceiling heights shall be a minimum of 9'-0" and a maximum of 12'-0" unless otherwise
approved by DGS.

B. Where existing "T" bar system with acoustical lay-in tiles are reused, Lessor shall
modify ceiling system as necessary to comply with all seismic safety regulations. "T"
bar system and ceiling tiles shall be free of all dirt, dust, stains, and damage. Where
replacement tiles are installed, all tiles shall be arranged as necessary to provide a
uniform appearance in each enclosed space.

2.6

A.

DOORS

All interior doors shall be solid-core flush wood doors with wood veneer suitable for
stain or paint finish. Doors shall be a minimum dimension of 3'-0" x 6'-8" x 1-314".

Doors shall be manufactured per Window & Door Manufacturers Association (WDMA)
and Architectural Woodwork Standards (AWS).

The formaldehyde emission level of all new doors shall not exceed 20 ppm.

Glass vision panels in interior doors and sidelights shall be minimum 3/8" clear
tempered glass set in metalframe assemblies. Fire protective glass assemblies shall
be provided where required by code.

Fire rated door and frame assemblies shall be installed where noted in Exhibit "A'or
as required by code. Doors and frames shall bear Underwriters Laboratory (UL) label
for required fire resistive rating.

Doors separating conditioned and non-conditioned space shall have weather
stripping to effectively limit air infiltration. Adhesive foam-type or felt weather stripping
is not acceptable.

Where indicated on plans, or required by code, a roll-down steel fire shutter bearing a
UL 314 hour, "C" label shall be provided. Emergency operation shall be by smoke
detectors with adjustable time delay, initially set at 45 seconds.

14 Division 2 - Design Requirements
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Where existing door and frame assemblies are reused, Lessor shall patch, repair,
adjust, and refinish the assemblies to provide a new looking appearance.

2.7 DOOR HARDWARE

A. Lessor shall provide and install door hardware and related items including keying of
locksets necessary for a complete installation and operation of doors.

B. All hardware shall be CBC/ADA access compliant, heavy-duty commercialquality
equalto Schlage, Von Duprin, or Falcon.

C. Door hardware shall include, but is not limited to, cylindrical lock and latch sets, door
butt hinges, doorstops, push plates, door pulls, closers, and exit devices.

D. Hinges for exterior outswing doors shall have non-removable pins.

E. Doorstops shall be provided and installed wherever an opened door or any item of
hardware thereon would strike a wall, column, equipment, or other parts of building
construction. Doorstops shall be floor mounted.

F. Lessor shall key all keyed locksets as directed by tenant agency and shall provide a
minimum of 3 keys for each lock.

G. Metal thresholds and weatherstrips shall be provided to all exterior doors. Thresholds
shall have non-slip abrasive finish.

H. Adjustable door closers shall be provided on entrance doors, toilet room doors,
vestibule doors, doors with access-control hardware, and where shown on plans, and
required by code.

l. 10'high metalkick plates shall be provided and installed on the push side of alldoors
equipped with door closers.

2,8 MILLWORK

A. Lessor shall provide and install new millwork as shown and where indicated in Exhibit
'A".

B. All millwork shall be manufactured and installed in accordance with the Architectural
Woodwork Standards (AWS) latest edition, for custom grades. Prior to fabrication,
Lessor shall submit to the DGS, shop drawings of all new millwork.

C. Cabinets shall be of sizes and type as indicated in the Exhibit "A". Base cabinets
shall have one row of drawers and one adjustable shelf below with concealed hinged
doors, unless noted otherwise. Lessor shall provide a 4" toe space at base cabinets.
Upper cabinets shall have two rows of adjustable shelves and hinged doors, unless
noted othenrvise.

D. Counter tops shall be finished with plastic laminate or solid surface material. Counter
tops shall be self-edged unless otherwise noted. Counter tops with sinks shall be
fully formed and have a no-drip edge, and coved splash joint. All counter tops shall
have a back and side splash unless otherwise noted. Sinks shall have a sanitary
metal rim or be a self-rim stainless steel sink. Other materials may be submitted to
the State for approval.

E. Shelving units shall be a minimum of 3/4" thick white melamine, per AWS. Cover
exposed edges with plastic laminate or hardwood edgebound.

F. Face of millwork shall be high-pressure decorative plastic laminate. NEIVIA LD-3
grades as required by AWS.
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Lessor shall provide cabinet hardware such as, but not limited to concealed hinges,
pulls, catches, shelf rests, standards and brackets, and drawer slides. All
hardware shall comply with ANSI 4156.9-01 and Builders Hardware Manufacturers
Association.

All millwork shall be installed in accordance with all seismic safety reguirements of the
Code.

Base Cabinets containing sinks shall be CBC/ADA/ access compliant. Unless
otherwise noted, Lessor shall provide cabinet doors with attached toe kicks with
rubber base to conceal clear space below.

GYPSUM BOARD FINISH / PAINTING / WALLCOVERING / SEALANTS

Gypsum board finish shall be a smooth, blemish-free, monolithic surface and free of
tool marks and ridges. Heavv textured wail surtaces are not acceptable.

Water-based paints shall not be formulated with aromatic hydrocarbons,
formaldehyde, halogenated solvents, mercury or mercury compounds, or tinted with
pigments of lead, cadmium, chromium Vl, antimony and their oxides. All architectural
paints and coatings shall comply with VOC limits of the California Green Standards
Code unless more stringent local limits apply.

All wall texture and paint colors shall be selected and or approved by DGS.

New Surfaces:

1. New partitions without factory finish shall be painted with one coat of
primer/sealer and two finish coats of premium quality latex, eggshell paint.
Flat paint is not acceptable.

2. Breakrooms, toiletrooms, and janitorial closets shall be painted with semi-
gloss enamel paint.

3. Paint-grade doors and trim shall be latex semi-gloss enamel paint.

4. Stained or naturalfinish wood shall be finished with sealer and two coats
lacquer. They shall be finished using non-toxic, water-based urethanes or
similar environmentally sensitive products.

Existing Surfaces:
1- lnterior walls and plaster or gypsum board ceilings shall be finished in

latex eggshell paint.

2. Heavy textured walls shall be sanded smooth and prepared for a new
paint finish.

3. Existing wallcoverings shall be removed unless otherwise noted, wall
surface shall be prepared, and receive a new paint finish.

4. Doors and frames shall be refinished to provide a new looking
appearance.

5. HVAC registers and grilles shall be in a newly painted condition.

6. Stained or naturalfinished wood shall be refinished with sealer and
lacquer.

7. Metal toilet stall partitions shall be repainted using electrostatic paint
process.

Where alteration work occurs, new painted surfaces shall extend to the natural break.

Division 2 - Design Requirements
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G. Where wall covering is specified, the product shall be 'breathable'to prevent mold
and bacteria development. All adhesives used shall be non-toxic, low in VOC
emissions, and shall be as recommended by the wall-covering manufacturer.

H. lnterior sealants shall not contain mercury, butyl rubber, neoprene, SBR (styrene
butadiene rubber), nitride, aromatic solvents (organic solvent with a benzene ring in
its molecular structure), fibrous talc or asbestos, formaldehyde, halogenated solvents,
lead, cadmium, hexavalent chromium, or their components.

2,10 BUILDING SPECIALTIES

A. Toilet Room Partitions and Accessories: ln addition to any Code required toilet room
accessories, Lessor shallfumish, install, maintain, and replenish where appropriate,
the following accessories:

1. Coin-operated sanitary napkin dispenser (one per women's toilet room)
2. Folding utility shelf and coat hook(one per toilet stall)

3. Mirror with metal frame assembly (one per lavatory, two or more
lavatories may have one continuous mirror)

4. Paper towel dispensers (one per every two lavatories)
5. Sanitary napkin waste receptacle (one per women's toilet stall)

6. Soap dispensers (one per lavatory)
7. Toilet paper dispenser, continuous toilet-paper flow, capable of holding

two rolls (one per toilet stall)

8. Toilet seat-cover dispenser (one per toilet stall)

9. Trash receptacles (one per toilet room)

B. All accessories shall be constructed of stainless steel and exposed surfaces shall
have satin finish.

C. Toilet Room Partitions : New toilet stall partitions shall match building standard.

1. Lessor shall furnish and install privacy screen at all urinal locations -
screens shall match toilet partitions.

D. Paper Towel and Soap Dispensers:

1. Where sinks and lavatories are provided for State's exclusive use, Lessor
shall provide, install, and replenish paper towel and soap dispensers.
Dispensers shall be constructed of stainless steel and exposed surfaces
shall have satin finish.

E. Window Treatment:
1. Lessor shall provide and install horizontal or vertical window blinds or

other DGS approved device for privacy to all windows and interior glazed
openings, including interior door side-lites.

2. At sun-exposed areas, Lessor shall provide and install solar screens,
reflective glass coatings, reflective glass panes, or other State and Lessor
approved device for sun control.

F. Knox Box:

1. Where State occupies an entire building, Lessor shall furnish and install a
Knox Box near building entrance as directed by Fire Department.

G. Signage:

1. Lessor shall provide and install room identification signage for all rooms.
17 Division 2 - Design Requirements
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2. Lessor shall verify signage content, room number designation, and submit
mock-ups of signage types to DGS for review and approval prior to
fabrication.

3. Allsignage located within the State's premises shall be tactile
identification signage with raised letters and raised numbers between 5/8"
and 2" high with a widthto-height ratio of between 3:5 and 1:1 and a
stroke width to height ratio between 1:5 and 1:10. Letters shall be raised
1132" above the background, Sans Serif uppercase characters. Signage
shall be installed per current code. Signage for all private offices shall
have a clear 3" - 4" high x 6" wide x 1/16" thick non-glare lens slide-out.

a. Characters and background of signage shall be eggshell, matt, or other
non-glare finish. Characters shall contrast with their background.

4. Grade 2 Califomia Braille dots shall be raised 1/40" above the
background. Braille shall be 1/1Oth inch on center within each cell and
2l10th inch between cells. Braille dots shall be domed or rounded

5. ln addition to room identification signage, Lessor shall provide and install
tactile exit signs and tactile exit route signs.

6. Where signs are mounted on glass, such as sidelights, furnish and install
a blank of equal material, width, height, and background color to the
opposite side of said glass.

7. State of California ldentification:

a. On or near the suite entrance door, install the words "STATE OF
CALIFORNIA", the name of State tenanV DepartmenU Agency and suite
numbers and shall include Braille and tactile text and numbering.
Signage shall be building standard and subject to approval by the State.
Painted or pressure sensitive vinyl letters are not acceptable. Provide
agency identification in the building directory, where available.

8. Lessor shall provide 'Maximum Occupancy' signage(s) on the wall above
or near the entry door for all conference, meeting, lunch, auditorium, and
assembly rooms.

9. Exterior signs: (applicable only if building is totally occupied by the State)
Lessor shall provide and install exterior signs. Letters shall be of cast
aluminum alloy, bronze, black anodized finish, dimensional plastic.
Submit samples to DGS for approval. The words "STATE OF
CALIFORNIA" and the name of the occupying department, and street
address shall be in scale with the building elevation.

a. Lessor shall be solely responsible for any additional permits and fees.

Assistive Listening Devices:

1. Lessor shall provide an assistive listening device system for all meeting,
conference, quiet, assembly, and gathering rooms. The system shall
comply with all accessibility requirements.

2. Occupant Load less than 50:

a. One portable system per floor can be shared between rooms with
occupant loads less than 50. The system shall be designed to
accommodate the largest room size that is being shared. The portable,
wireless FM based system shall include high output acoustic headset(s)
such as the Centrum Motiva PFM 360 (or current model) with
disposable ear plugs, neck-loop(s), conference microphones and a
lockable charger/accessory carry case large enough to hold all
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equipment. The system shall be hearing aid compatible. Lessor shall
provide signage at reception area indicating that the device is available.

3. Occupant Load of 50 or more:

a. Rooms with more than 50 person occupant load and fixed seating must
have a fixed assistive listing device system for 4o/o of the total number of
seats in these rooms, but not less than two. Lessor shall provide
signage inside each room and in the common hallway and or corridor
indicating that the device is available.

Modular Systems Furniture (MSF):

I . The State may elect to furnish and install MSF in lieu of traditional office
furniture. MSF may be comprised of any combination of freestanding
partition panels, panel supported worksurfaces, files, components, and
access raceways.

2. WhereState elects to install MSF as described above, Lessor, at
Lessor's sole cost and expense, shall provide the following:

a. Obtain any required permits from the localjurisdiction.

b. Electrical engineering and installation of allwiring systems and
components as necessary or required from the building's electrical
system to the MSF for a complete and fully operational system.

c. Provide a minimum of four 20A circuits to each base feed and/or power
pole feed. Each base feed or power pole shall serye a maximum of four
workstations. Coordinate electrical junction box locations with State
furnished MSF plans. See Division 3 Special Provisions for MSF wiring
diagram.

d. lnstallation of voice and data communication cabling from the data
communication closet to the final point of termination at the MSF panel.

e. Cut and assemble the supplied power pole to the appropriate length,
insert pole into top trim of panel, align the pole true and plumb,
seismically brace pole, cutting the correct size hole in the ceiling tile,
routing the electrical conduit through the pole, and installing the ceiling
escutcheon plate to complete the pole installation.

f. Coordinate the installation of new wall mounted equipment to prevent
interference with the MSF such as electrical panels, lighting control
switching, thermostats, and fire extinguisher cabinets.

g. Relocate any existing wall-mounted equipment as required to
accommodate MSF,

h. State or its representative shall provide MSF layout drawing(s)to Lessor
for use in the preparation of construction documents.

i. State shall complete all procurement procedures for purchase of MSF.
j. ln the event that the Lessor fails to complete the required construction,

improvements, and/or alterations prior to the scheduled MSF delivery
date, Lessor, at Lessor's sole cost and expense shall be responsible for
all additional shipping, handling, and storage fees, including any
"overtime" labor costs.

k. Where the State utilizes MSF, and the existing floor coverings are to be
replaced as defined in the lease exhibits, Lessor, at Lessor sole cost
and expense shall lift the existing MSF and disconnect as necessary, all
power, voice, and data cabling. The MSF shall be lifted using a MSF lift
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system as recommended by the MSF manufacturer. Upon completion
of the installation of floor coverings, Lessor shall reconnect all power,
voice, and data cabling and lower the MSF into place. Lessor shall
realign and adjust the MSF to its original location and condition. Prior to
lifting or moving the MSF, Lessor shall perform an inspection with State
representatives and contractor to observe and document the condition
of the MSF. ln the event the MSF is damaged during the performance
of any tenant improvement work, Lessor, at Lessor's sole cost and
expense shall repair and/or replace the MSF with approved equal
product. MSF manufacturer's authorized installers shall perform all
repair work.

Flagpoles:

1. Where State is the sole or major tenant of the building, (occupying more
than 50% of the available space), the United States flag and California
State flag shall be prominently displayed upon or in front of the building or
grounds in conformance with all flag displaying protocols and etiquettes.

Lessor shall furnish and install the flagpole and flags.
Freestanding flagpole shallextend 30' above grade.
Flagpoles mounted to building shall extend 14'above building parapet.
Flagpoles shall be equipped with lockable halyard box.
Flagpole and halyard shall be CBC/ADA access compliant.
Flags shall be in scale with building and flagpole.
Lessor shall provide automatic lighting for nighttime illumination.

2.11 PLUMBING

A. Lessor shallfurnish and install plumbing fixtures in quantity and type as shown in
Exhibit "A" and as required by Code. Where State occupies multiple floors, Lessor
shall provide accessible toilet rooms on each floor. Lessor shall provide one or more
drinking fountains within close proximity to office quarters or as indicated on plan.
Drinking fountains shall be CBC/ADA access compliant.

B. Lessor shall provide hot and cold water at each lavatory and sink. Domestic water
heaters shall be located not more than 25 feet from furthest point of use unless a hot
water recirculation or other temperature maintenance system is provided. Water
heaters shall initially delivery water at 110" F.

C. Where new toilet rooms, locker rooms with showers, shower rooms are provided and
where shown on plans, Lessor shall provide floor drains.

D. Domestic water supply systems shall be constructed with copper piping and tubing.
Soldered connections on water supply lines shall use ASTM B32, Tin Antimony
solder. Lead solder is not permitted.

2.12 HEATING, VENTILATING, AND AIR CONDITIONING

A. Lessor shall provide a climate control system consisting of a fully automatic heating,
ventilating, and air conditioning system capable of providing conditioned air
continuously during occupied hours to the premises.
The HVAC system shall be designed and capable of maintaining the following tem-
peratures in all occupied areas:

a.
b.
c.
d.
e.
f.
g.

Desiqn Criteria

Winter: 76oF

Ooeratinq Criteria

Winter: 68oF
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Summer: 72oF Summer: 78oF

B. Lessor shallprovide and install thermostats with automatic change over from heating
to cooling. Thermostats shall have dead-band with adjustable range where no
heating or cooling is activated. The temperature range of the thermostats shall be
minimum 55"F to 85'F. Thermostats shall be cleaned, calibrated, and initially
adjusted to 68'F maximum for heating and 78'F minimum for cooling. Thermostats
shall be located within each zone. ln multi-tenant buildings, thermostats shall not be
shared with other building tenants.

C. Lessor shallfurnish and install lockable, tamperproof covers to all thermostats within
the leased premises.

D. Lessor shallfurnish and install a dedicated air conditioning system with separate
thermostat for the computer room, telecommunication room, server room, and other
similar spaces. The system shall be capable of providing conditioned air 24 hours
per day, 7 days a week. The operating temperature shall comply with the
telecommunication eq uipment manufacturer specifications.

E. Lessor shall submit detailed heating and cooling calculations, Title 24 compliance
information, equipment selection data, and "as-built" mechanical drawings to DGS
upon request.

F. The cooling load for conference rooms, quiet rooms, hearing rooms, public lobbies,
waiting rooms, and employee break rooms shall be based on occupancy of 15 square
feet per person. Cooling load for all other areas shall be based on occupancy of 100
square feet per person.

G. Systems shall be zoned for each building exposure and for interior zones where
appropriate. Each zone shall be of a size and shape to ensure even air distribution
and temperature control throughout the leased premises. Each conference room,
quiet room, hearing room, public lobby, waiting room, and employee break room shall
be zoned separately.

H. ln multi-tenant buildings, HVAC zones shall not be shared with other building tenants.

l. Allfan systems supplying 2,000 cfm and above shall be equipped with an economizer
system that will use outdoor air up to 100% of fan capacity for cooling of the
premises. Operation of the economizer cycle shall be controlled by outside dry bulb
air temperature.

J. All lunchrooms and break rooms with microwave oven or other food-heating
appliances shall include a general exhaust fan.

K. Toilet rooms shall be provided with a mechanical exhaust system providing a
minimum of 15 air changes per hour. Replacement air shall be supplied directly or
indirectly from the building system. lndividual supply ducts or sound-lined transfer
ducts are acceptable. Each exhaust fan shall be interlocked with the associated
HVAC unit supply fan serving the room. Exhaust air shall be ducted to the building
exterior.

L. Ductwork construction and installation shall conform to the appropriate Sheet tMetal
and Air Conditioning Contractors National Association, lnc. (SMACNA) low velocity or
high velocity duct construction standards. Ductwork shall be concealed or
aesthetically compatible with the architectural design of the interior space. lndividual
supply and return air outlets and ductwork shall be provided in each enclosed area.
Undercutting of doors, door grilles, or jumper ducts is not acceptable. Return air shall

Division 2 - Design Requirements21

Rev. Mar.20'15
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be conducted through registers connected to ductwork or plenum above ceilings,
except as otherwise approved by the State.

M. Air distribution system shall be equipped with air volume controls and shall be
capable of draftless operation at an acceptable noise level while handling the design
flow of air. The acceptable noise level shall comply with ASHRAE Handbook - HVAC
Applications.

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

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

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

O. Lessor shall provide automatic-controltime clocks (7-day-programmable) or energy
management systems (microprocessors) to allow the shutoff and startup of the HVAC
equipment according to the State's occupancy schedule. State shalldetermine
maximum daily hours of operation. Lessor shall provide one-hour by-pass timers for
each HVAC system for after-hours operation.

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

2.13 ELECTRICAL

A. GeneralElectricalRequirements:
1. Lessor shall provide electrical engineering and installation of all

transformers, main switchboard, subpanels, branch circuits, wiring
devices, electrical switching, energy management systems, lighting,
receptacles, and control equipment for HVAC systems.

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

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

4. The electrical panels serving the State's premises shall be accessible
from the building core or from within the State's quarters. The location of
the panels shall be coordinated and approved by the DGS prior to
installation.

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

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

2. Electrical/data/telephone outlet heights:

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

3. Lessor shall furnish and install all special use outlets, dedicated circuits,
and isolated ground convenience outlets for copy machines, electronic
communications equipment, and where noted on plan.

a. Dedicated circuits shall have individual ungrounded circuit conductors
from each device to panel board circuit breaker and individual grounded
circuit conductors from each device to the neutral bus located in the
panel board. Equipment grounding conductors shall be connected to
the grounding electrode system through a ground bus located in the
panel board.

General Lighting Requirements:

1. Lighting Design Guidelines:

a. Lighting shall comply with the design guidelines of the current edition of
IESNA Lighting Handbook.

2. Where existing light fixtures are reused, Lessor shall modify fixtures as
necessary to comply with all seismic guidelines. Lessor shallthoroughly
clean fixture housings, lamps, and fixture lenses. All lenses shall be free
of damage and discolor. There shall be no visual discrepancy between
existing lamp color temperature and new lamp color temperature in each
enclosed space. Lessor shall replace incandescent lamp fixtures with
new high efficiency lamp fixtures where applicable.

3. Premises shall have sufficient light fixtures properly spaced and be
capable of providing the recommended levels of illumination indicated in
the following table.

a. Minimum Lighting Levels:

LES

75
Repair Garage 50

Confelence / Meeting Rooms 70
lncandescent Lighting 10 - 30
Drafting Areas 50
High Density Filing Areas 50
Docum ent Processing Area/Room 30
Circulation Space around work areas 30
Building Entries 25
Restrooms 40
Waiting and Lounge Areas 15
Coffee Counters 20
Lunch Rooms/ Break Rooms 30

Division 2 - Design Requirements
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4. Minimum requirements for new or replacement linear fluorescent lighting
systems:

a. Minimum Color Rendering lndex (CRl) of 70

b. Option of common Color Temperature lamps (CCT) (3000' K through
41 00.K)

c. fvlinimum power factor of 90oh

d. Minimum system efficacy of 90 lumens per watt
e. High frequency electronic ballast
f. Maximum Total Harmonic Distortion (THD) of 20%
g. li/inimum lamp life of 20,000 hours

5. Minimum requirements for compact fluorescent lighting systems:
a. Minimum Color Rendering lndex (CRl) of 75%

b. Option of common Color Temperature lamps (CCT) (2700 K through
4100.K)

c. Minimum power factor of g0%

d. lvlinimum system efficacy of 60 lumens per watt
e. Electronic ballast
f. Maximum Total Harmonic Distortion (THD) of 20%
g. Minimum lamp life of 10,000 hours

6. Minimum requirements for LED lighting systems
a. Minimum Color Rendering lndex (CRl) of 80

b. Option of common Color Temperature lamps (CCT) (3000" K through
4100.K)

c. Minimum power factor of 90%
d. Minimum system efficacy of 90 lumens per watt
e. lnternal LED Driver
f. Lamps capable of being dimmed from 100% to 0% of maximum lighting

output
g. Minimum lamp life of 50,000 hours

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

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

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

24 Division 2 - Design Requirements
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2.14

EXHIBIT B - OUTLINE SPEC!FICATIONS
otvtsroN 2

Communication Equipment Requirements:

1. Lessor shall provide and install all conduits and telephone service cabling
from the building's main point of entry (MPOE) to the tenant agency's
Telecomm unication closet.

2. Lessor shall furnish and install telephone terminal backboard. Backboard
shall be 4' x8'x %'thick, fire retardant plywood, and painted to match
adjacent surfaces.

3. Lessor shallfurnish and installtermination blocks, cable management
hardware, and tenninate and label all cables at both ends.

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

5. Unless otherwise noted, Lessor shallfumish and install a complete
structured cabling system from the tenant agency's telecommunication
closet to the final point of termination. Lessor shall provide all components
such as, but not limited to, cabling, cable labels, cable trays, cable
management hardware, patch panels, cross connects, patch cords,
faceplate, jacks, and wall outlets, MSF workstation outlets, as necessary
or required for a complete and operational system.

6. Lessor shall provide and install all conduit and outlet boxes with pull-wire.

7. The system shall be tested pursuant to and meet ANSlfflA/ElA
standards.

8. BICSI Certified cabling installers shall perform allwork, and shall comply
with all ANSI/TIA/ElA cabling standards.

9. The system shall comply with the requirements of the tenant agency's
specifications.

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

PARKING AND PAVING

A. Parking areas and access from the public way shall be paved. Each parking stall
shall have individual unobstructed access. All stalls shall be marked with 4" wide
painted stripes using white traffic grade paint. Traffic areas shall have appropriate
painted directional arrows and any other graphics noted on Exhibit "A". Lessor
shallfurnish and installappropriate signage as required by localjurisdiction.

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

END OF DIVISION 2
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DIVISION 3 - SPECIAL PROVISIONS

The following Special Provisions supplement the requirements specified in Divisions 1 and 2.
Where Division 3 requirements conflict with Divisions 1 & 2; Division 3 supersedes those
requirements.

There are NO SPECIAL PROVISIONS for fhis Project.

END OF DIVISION 3

Division 3 - Special Provisions
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DIVISION 4 - TECHNICAL REQUIREMENTS

The following Technical Requirements supplement the requirements specified in Divisions 1

and 2. Where Division 4 requirements conflict with Divisions 1 & 2; Division 4 supersedes
those requirements.

There are NO TECHNICAL REQUIREMENTS for this Project.

END OF DIVISION 4
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DIVISION 2 - STATE FIRE MARSHAL PROCEDURE

2.OO RESD LEASE EXHIBIT'A'

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

2.01 CONSTRUCTIONDRAWINGS

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

2.02 PLAN REVIEW AND APPROVAL

A. The Lessor's architect is required to submit the construction documents to the SFM
for plan review and approval prior to construction. Lessor's architect shall use the
SFM Plan Review Triage List (Form B) in development of construction documents.
All specific technical elements of the construction such as fire alarm and smoke
detection systems, fire sprinklers, construction details of fire assemblies, etc. shall be
included with the construction documents. For projects with no alterations, the
Lessor is not required to submit construction documents to the SFM.

B. The Lessor's architect shallsubmit the SFM Plan Review Application (Form A)
and the construction documents to the State Fire Marshal in Sacramento. There is
no fee associated with the SFM review process. Other pertinent information can be
found on the SFM web site at:
http://osfm.fi re. ca. gov/fi rel ifesafety/fi relifesafetyjlanreview

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

Office of State Fire Marshal, Fire and Life Safety
1131 S Street
Sacramento, California, 9581 4
Contact telephone: (916) 445-8550.

This form must be filled out completely, including the address to which the approved
documents shall be retumed. Plan review time is typically 6 to 8 weeks, however the
architect shall verify the estimated review time for this project review at submittal.
The architect shall make the necessary adjustments to the overall project schedule
accordingly.

D. The construction documents will be returned to the address shown on the Plan
Review Application and wil! be accompanied by either a SFM Plan Revlew Approvat
or a SFM Plan Revlew Transmltta! with a list of code deficiencies. Upon completion
of plan review, the Lessor/architect shall provide a copy of the SFM Plan Review
Approval letter to the RESD Space Planner.

R6v. May 4, 2016
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DIVISION 2 STATE FIRE MARSHAL PROCEDURE

2.03 CONSTRUCTION INSPECTION

A. The regional SFM office will inspect and approve the construction in the State leased
building. There are two fire and life safety regions; North and South. The finalSFM
approved construction documents will include all inspection contact information. To
request a SFM inspection for your site; provide a minimum of 24 to 48 hour notice
prior to the inspection date. The Lessor, architect, or contractor shall be responsible
for contacting the regional Deputy State Fire Marshal for coordination of the
inspections based on the proposed construction schedule.

B. After completion of each successive SFM construction inspection, any deficiencies
shall be recorded on the SFM Fire Safety Gorrectlon Notlce by the SFM assigned
Deputy. The SFM Deputy will provide a copy of the Fire Safety Correction Notice at
the time of inspection or email a copy to the Lessors contractor/representiative within
48 hours of the visit. This form is to be signed by a Lessor's representative on site.
Finalapproval by the Deputy SFM is recorded on this document and a SFM
Certificate of Occupancy is then issued. The Lessor or Lessors contractor shall
send a copy to the RESD Space Planner.

End of SFM Process

5
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DIVISION 3 - CBC/ADA ACCESS COMPLIANCE PROCEDURE

3.OO GENERAL

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

3.01 FEE REQUIREMENT

3.02

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

DETERMINATION OF FACILITY GROUP

A. The group is determined by the category and the size of the State's net usable
leased area. The respective administrative process is defined in the following
Sections 3.03 (Group l) and 3.04 (Group ll). The Group Types are defined below:

GROUP I:

GROUP II:

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

3.03 GROUP I FACILITY PROCEDURE

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

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

Building Type: Net Usable Square Footage:
Existino Office Buildinos Less than 100,000 square feet
Existinq Warehouse Buildinqs Less than 500,000 square feet
Any Buildins to be Constructed Less than 30,000 square feet

Buildins Tvpe: Net Usable Square Footage:
Existinq Office Buildinqs with Alterations 100.000 sq. ft. or oreater
Existinq Warehouse Buildinqs with Alterations 500.000 sq. ft. or oreater
Any Buildinq to be Constructed 30.000 sq. ft. or oreater

6
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DIVISION 3 - CBC/ADA ACCESS COMPLIANCE PROCEDURE

1. DSA certified accessibility consultants trained for Leased facilities
http: //www. dg s.ca. gov/resd/Prog rams/Leasingand P lan n ing/NewLease/Le
aseRequirements.aspx

2. Certified Access Specialist (CASp)
http://www.dgs.ca. gov/dsa/Programs/programCerUcasp.aspx#t1

3. ICC Accessibility lnspector/Plans Examiner
https://av. iccsafe.org/EWE B/Dynam icPage. aspx?Site= icc&WebKey=[/sf
d990-2e1 4-40 1 3-a 1 86-aeb405641 a95&FromSearchControl=Yes

4. Architect licensed in the State of California

A.1.1 The consultant will survey the facility and site per CCR Title 24, California
Building Code (CBC), and Americans with Disabilities Act (ADA). State agencies are
public entities and shall comply with Title ll of the ADA. Exceptions to the code for
existing buildings are not permitted. Access compliance shall apply to exterior areas
such as but not limited to path of travel to and from public transportation and public
right-of-way, parking, passenger drop-off and loading zones, walks and sidewalks,
curb ramps, ramps, and all stairs. Access compliance shall also apply to interior
areas such as but not limited to entrances and exits, lobbies, building common areas,
elevators, access lifts, doors and gates, access to and through all rooms and spaces,
restrooms, signs and identification, counters, waiting, seating areas, assistive
listening systems, telephones, drinking fountains, alarms, and horizontal/vertical
access. Consultants will observe and record alldeficiencies, as well as provide
solutions needed to bring facility into compliance with sufficient detail to allow Lessor
or his/her agent to develop a cost estimate for proposed banier removal. Should all
areas mentioned above not be fully constructed, consultants shall review the
construction documents in addition to the physical evaluation.

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

C. Construction Documents: The Lessor's Architec{ will incorporate all items defined in
the accessibility survey into the construction documents. The Lessor shall submit the
completed drawings to RESD for review.

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

End of Group I Procedure
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DIVISION 3 - CBC/ADA ACCESS COMPLIANCE PROCEDURE

GROUP II FACILITY PROCEDURE

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

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

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

1. DSA certified accessibility consultants trained for Leased facilities
htto://www. resd.dos.ca.oov/Branches/PSB/LeaseReouirements.htm

2. Certified Access Specialist (CASp)
htto://www.dos.ca.oov/dsa/Proorams/orooramCerUcaso.asoxlft'l

3. ICC Accessibility lnspector/Plans Examiner
httos://av.iccsafe.oro/EWEB/DvnamicPaqe.asox?Site=icc&WebKev=b7afd990-2e14-401 3-
a1 8Gaeb405641 a95&FromSearchControl=Yes

4. Architect licensed in the State of Califomia

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

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

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

D. Submittal Packaqe: The submittals shall be sent to the appropriate DSA regional
office. The state is divided into four regions, San Francisco Bay Area, Sacramento,
Los Angeles and San Diego. The DSA regional office that will review this project can
be confirmed by calling DSA at (916) 2145-8100. The submittal package must be
complete before the DSA accepts the project for review. Proceed to the DSA website
using the link below for instructions on this process:

htb:/iwww.dos.ca.qov/dsa/Proqrams/oroqProiecUoverview/oroisubmitintro.asox

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

Rev. May 4, 2010
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DIVISION 3 - CBC/ADA ACCESS COMPLIANCE PROCEDURE

E. DSA Plan Aporoval: Once approval has been granted by DSA, the Lessor is
required to construct the project in compliance with the plans, specifications and
lease exhibits. The Lessor shall provide a copy of DSA's letter of approvalto the
RESD Space Planner. Construction shall not commence until this orocess has been
comoleted.

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

End of Group ll Procedure

9
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DIVISION 4 - REFERENCE FORMS
4.OO FORM A

STATE OF CALIFOKNIA +TATURAL RESOURCES AGENCY Hnwd G. Brcw Jr., Govmor

DEPARTMENT OF FOR"ESTRY AND FIRE PROTECTION
OFFICE OFTITE STATE FIRE MARSHAL
FIRE AND LIFE SAFETY- NORTH DIVISION
l131 S Street
SACRAMENTO, CA 958II
T: (916) z145-8550 F: (916) 324-3784
Wcbsite : g441ypg[9.]E!9pa4gy

Application IHer

PLAN REVIEW APPLICATION
(Must be ubmitted wifr alt plans, spocifications, deferred apprcvds, and back checks)

PleaseType

Stile Departnent: Emplovment Development Departnent

Bnildiry / fuial Nrne: Lease Reneud tr Amendnent

AgendsProiect# 1763 BillTo: tr ARFNurYSer E Agency
(For DGS - phase dted< one of the tuxes tuve)

Project Address: 1325 Soruce Sbeet Floors 1. 2. & 4

IEE5

FIRE

Crty: Riverside Ap Code: 92507 Countl6 Riverside

Scope of Project:

EsninEbd ConfactCoct:

S6mffingFtmrAgencf

Address:

Crty: Zip Code: County:

Contacf Person:

Tel+tpneltlurnber Bnail:

DGS Reil Estate Leasing end Planning Representative (Required)

Name: Mary Kuvper

Erm* ma,r.lqmer@dqs.cacpv

-SFMUSEOT\LY-

SFMF'ile#:

ConholIDl*

DeteRecefued:Phone: 916.375.4115

10
Rev. t\i|ay4,2016 2016



DIVISION 4 - REFERENCE FORMS
4.01 FORM B

DEPARTMENT OF FORESTRY AND FIRE PROTECTION
OTFICE OF THE STATE FIRE MARSTIAL
Fire and Lifc Safety Division (916),145-8550 Wcbsite: w.osftn.fre.ca.eov

Plan R*iew Trbge Deficicncy List

Proville the information indicated on your plans and re-submit to obtain a complete plan review. The items
outlined below are not all encompassing and re-submittal is NOT considered a back chech
Thank you

Data Base # CSFM File #

!Completed plan review 4plication available at htul://osfrn.fire.ca.sov/firelifesafetv/odflPlanReviewAool.pdf

[ntt plan sheets are present and represented on the sheet
index

flell sheets have been "wa'stamped and signed

ECalifomia State Fire Marshal's File Number has been
added to the Title sheet.

Ptease add File

Eftop" of work

ESite tvtap with compass indicating North

[Key Plan where applicable indicating North

f]List of deferred submittals
Fire Alarm
Automatic Suppression System

Ef,ocat Fire Authority Access Approval Lctter

lepplicable code listings and standards for project (Must
list current code cycle edition)

Title 19, CC& Public Safety, SFM Regulations
2013 CA Administrative Code Title 24,Pt I
2013 CA Building Code (CBC) Title 24,Pt2
2013 CA Electrical Code (CEC) Title 24, Pt 3
2013 CA Mechanical Code (CMC) Title 24, Pt 4
2013 CA Plumbing Code (CPC) Title 24,Pt 5

2013 CA Energy Code CCR Title 24,Pt6
2013 CA Fire Code (CFC) CCR Title 24, Pt 9
2013 CA Green Building Standards Title 24,Ptll
2013 CA Refersnced Standards Title 24, Pt 12

(Partial list of standards commonly used, for complete list
and year ofedition adopted see 2013 CBC chapter 35
and/or 20 I 3 CFC chapter 45)

2013 NFPA 13, Sprinkler Systems (CA amended)
2013 NFPA 14, Standpipe & Hose (CA amended)
2013 NFPA 20, Pumps for Fire Protection
2013 NFPA 24,Fire Service Mains (CA amended)
2013 NFPA "l2,Fire Alarm Code (CA amended)

Please visit the Office of the State Fire Marshal
Fire and Llfe Safety Division - Plan Review

webpage at
http ://osfm.li re.casov/fi relifesafetv/fi rel ifesafetv

planreview.oho
for additional information and forms to aid in the

success of your proiect.

lComplete Building Analysis (include all the following)
l. Occupancy classification and use
2. Building construction type
3. Number of stories
4. Actual building height
5. Building area in Square Feet
6. Area ofproject in Square Feet (i.e. T-I)
7. Separated or Non-separated Use
8. Allowable area per (CBC)
9. Area increase
10. Height increase
I l. Fire Sprinklers (Y or N)

Type: (Wet, Dry, Pre-action or Deluge)
12. Fire Alarm (Y or N)

Tlpe: (Manual, Automatic, etc.)
13. Other Fire Protection System, if any (Y or N)
14. Smoke Control System (Y or N)
I 5. Occupant load for entire building and each floor
16. Yearbuilding was consEucted
17. In a High Fire Hazard Severity Zone? (Y or N)
18. Seismic Joints (Y or N) if yes, provide location
19. Emergency Responder Radio Coverage

(Y orN)
[Drawings are to scale (1/8" applicable for fire alarm)

fiDrawings with compass indicating North

nFloor Plans to identifu use and provide room number

[fxiting plan to identiff egress path of travel to a public
right of way

(lndicate occupancy on floor plans, as well as

cumulative loads at lobbies and stair ways from all
floors)

EFire Alarm Plans shall list submittal documentation per
2OI3 NFPA 72

flSpAnHer System Plans shall be submitted per 2013
NFPA l3 requirements. Provide flow calculations

Eoorer:

1l
Rev. May 4, 2016 2016



DIVISION 4- REFERENCE FORMS

4.02 FORM C

(Nor Useo)

4.03 FORM D

(Nor Useo)

t2
Rev. May 4, 2016



DIVISION 4 - REFERENCE FORMS

4.04 ACCESS COMPLIANCE, FORM E

ACCESS COMPLIANCE FEE CALCULATION

RELPSPlanner:@ Date: 9-20-17
For GROUP I Facilities
Send to:
Dept. of Ceneral Services
Real Estate Serices Division
Professimal Scrvices Branch
707 3d StrecL Suite 5-305
West Sacramcnto, CA 95605

Agency: Emplovmeot Develaprnent Department

Address: 1325 Spruce Street. Floors 1.2, & 4. Riverside. CA 92507

Prolect Number: 1763

For Group II Facitities
Send to:
DSA Regional OfEce
Sce DSA Webeite for ofEces in
your area at
www.dsa.des.ca.qov/ContacVde
fault.htnProjec{ Name: EDD 1763

l3

Prolect Type

Proleci Slze
(net usable

s.f.)
Pndect Value

(PV)

D ExistinE Warehouse Buildings $20/sf $

E Exlsting Office Buildings 14.577 $50/sf $ 728,850

u New Construction $1 50/sf $

GROUP | (Under 35,000,000) Prolec{ Value Multiplier Fes
PV X0.2% of 1st $5()0,000 = $ 500,000 0.002 $ 1,000
Remainder of PV x O.1Yo = $ 228,850 0.001 $ 229
Remainder between 2M and 5M x.01% $ 0.0001 $
Calculated total = $ 1,229

x or $ 200

GROUP ll (Over $5,0110,000) Proiect Value Multipller Fee
PV x 0.5% of 1st $500,000 $ 0.005 $
PV between 500,000 and 2M x .25o/o $ 0.0025 $
PV over 2M x 1% $ 0.001 $
Calculated total - $

Total Fee $

Total Lessor Fee Obligation: i $ 2OO

Rev. May 4, 2016

I



DIVISION 4- REFERENGE FORMS

4.05 DVBE PROGRAM CERTIFIGATION SHEET, FORM F

CALIFORNIA DISABLED VETERAN BUSINESS ENTERPRISE
PROGRAM CERTI FICATION SHEET

Lessor must complete and slgn to certify tf DVBE Particlpatlon was or rvas nof
obtalned

LEASE AMOUNT/DVBE CERTIFICATION Lease Project No.: 1763

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

of which $_ was awarded to a certified

DVBE firm resulting in _% DVBE participation. I understand that the Lease Contract

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

Lessor Name Date

Lessol's Signature Printed Name

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

I4
Rev. May 4, 2016
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DIVISION 4 - REFERENCE FORMS

4.06 VERIFIED REPORT, FORM G

State Lersed Buildings and Facilities
Vcrified Report - Form G

The Archited having general r€sponsible charge of th€ rflork of construction on the plans and specifications, is responsible for the submission
of his rsport to the D€partment of Gen€ral SeMces / Real Estrate Services Division, Planner (DGS/RESD) prior to tho slate tenant taking
occupancy.

1

Lease or
lnfo:

Facility lnfo: Building Name Hours of Operation:

Address: 1325 Spruce Sheet Floors 'l , 2, & 4 Suite

City: Rivercide Ap 92507

Lessor Contad Phone Fax

Contracton Company Name License # Phone

DGS/RESO
Attn: Plannor

Real Estate Seruic€s Oivision
707 Third Street, Suite 5-305
West Sacramento, CA 95605

l5

ThB ,€port includ€s all construction uorft through the dato ot_ month _ day _ ysar

Exterior Work % Compliant % Compliant
Accessible Main Entrance

Parkino & Accessible Stalls Doors & Gates

Walks & Sidewalks
lnformation / Reception

Counter
Curb Ramps

Stairways
Sanitary Facilities / Sinks /

Drinkinq Fountains
Ramps & Landings Stainrells / Exits

Accessible Main
Entrance

Conference / Meeting / Assembly
Rooms

Wavfindino & Sionaoe Wavfindino & Sionaoe
Fire Alarms

Total
'All it€ms requlred tg be 100% complet€ urdess Hardship approved by DSA or Mitigation Plan
outlin€d in lease.

List work and % to b€ compl€ted (attach edditonal psg€s as necessary):

I declare und€r p€nelty of perjury that I have read the ebove rsport and knor/ th6 contents thereof; that all of the above statements are true and that I know of my
own p€rsonal knowl6dg6 that th€ viork durtng th6 p€riod cowrcd by the report has boen performed and materials us€d and installed, and in every material respect
are ln thor€fore.with the and

Signature Oate

Name Architect #

Company / Firm Phone

Architecl:

Address Fax

Rev. May 4, 2016

.tt

Agency: RESD Project #

Project Typ€ (Scop€ of Wort(): Date:

RESD Plann€r: Mary Kuyper Phone: 916.375.41 15 Fax: 916.375.4085



EXHIBIT D
File No.: 6197-001 | EDD Riverside I Projectl763

April 14,2021

1325 Spruce St.
Riverside, CA 92507

Table of Contents

1) MASTER LEASE dated June 13,2006
a. Exhibits A thru !

b. Amendments #1-7:
Am #1 dated December 12,2006
Am#2dated July 12,2007
Am #3 dated February 9,2012
Am #4 dated January 8, 2013
Am #5 dated January 5,2016
Am #6 dated January 17,2017
Am#7 dated August 4,2020

l/we have read this Exhibit'D" and understand it is incorporated into, and is part of, this lease. l/we
have acknowledged each and every page by placing my/our initials on this cover sheet.

lnitials_
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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, hereinafler
referred to as "County" and the Spruce Street Professional BLrilding, LLC, hereinafter referred to
as "Lessor". County and Lessor are hereinafter collectively 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, forthe term, atthe rental, and upon all terms, covenants and condltions set forth in
this Lease.

2.2 Defined. The Premises shall consist of that certain real property, including all

improvernents lherein 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 generallydescribed as a free standing building consisting of approxirnately
77,000 square feet with one hundred and seventeen (117) unreseryed 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 onthe slte plan attached as

Exhibil "A'. lt is understood that the Premises include all appurtenances and easements thereto
and the non-exctusive 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 Prernises/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 lmprovement Agreement, Exhibit "8". lf this Lease mnflicts with

the Leasehold lmprovement Agreement, the Leasehold lmprovement Agreement shall prevail,

2.4 Condition of Prernises. Lessor shall deliverthe Premises to County in a fully clean

and safe condition, free of hazards and debris, entirely permitted and'inspected by local

authorities, on the Commencement Date, and Lessor warrants forthe term of this Lease, that all

systems and equipment, including, but not limited. to, electrical, plurnbing, fire sprinkler, fire

suppression system, fire/life/safety system, elevators, security systerns, lighting, heating,

ventilatinE and air conditioning systems ("HVAC"),loading doors, exterior glass and windows if any,

that serve the Premises and all other such elements ln the Premises (herein defined as the "Base

Building Systems"), otherthan those lnstalled or constructed by County, shallbe in safe, hazard

fiee, good operating condition, and, the roof, bearing walls and foundation of the Premises shall

be properly rnaintalned and free of material defect.

3. Use.

3,1 County shall use and occupy the Premises forthe purpose of providing office space

for use by County, but the Premises may be used for any otficial business of County government

or any other legal use which is reasonably comparable thereto. Nothing contained in this Lease

Page 1 ot 22
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shall be construed to require County to occupy the Premises continuously'

4, Term.

occupancy

Page 2 of 22

4.1 Commenqemenl This Lease shall be effective uponthedate of its full execution by

the parties hereto which includes 
"pprorrioy-tne 

county of Riverside, Board of supervisor'. The

parties agree that once the rease ii exe.ut.t by the parti"r as set forth herein, the Lessor shall

have ohe hundred ,nJtnv (1s0) days in *r,irn io comprete the tenant improvements prior to the

occupancy of the pr"rit"l bV C6"niV. fn" p"rti". acknowledge thatthe tgrms..of this section 4'1

controrthe terms of section 4.3 if this rease'is not executea ano approved by tl"e county before

July 1, 2006, rne tenn of thls Lease shall be for--a period oi ten years ('orlginal Term')

commencing on the L"iiiri.t (a)the date county staff oicupres the premises,.or (b)the date on

which county ,... pt, $,, premises to, orcrp"nJv, r,t 
1"n 

shrail occur onry afler Lessor delivers to

County a copy of the iinat inspection carO executeO by the appropriate goveming authority' a copy

of the etevator certification from the state of carifornia, and providea.tnat county, in its sole

discretion, is satisfieJ that allleasehold improvemenls..nSlg been completed in accordance with

Exhibit "B" and Exhibit "F", excepting n;nir punchlist items as determined by the County

(,,Comrnencement Ort";'l fh" Oriiinuif"* tnlrll expire at midnight on the last day of the month

in which the tenth anniversary of tho Lease commencement D-ate occurs ("Expiration Date")

unless sooner terminated pursuant to the terms of this Lease'

4.2confirmationofLeaselnformation.AtsuchtimeastheCommencernentDateof
this Lease has been Jeterrnlned, eilrei Farty may deliver to the other Party a notice in the form

sel forth inthe attacn"a Exhibit'"D"wh'rch the receiving Party shatl.execute, after making any

corrections n"."r.u'rylo conro* the information to the frovis'rons of this Lease, and return tothe

forwarding party within thirty (30) oay, ,tt* receipt, Eitner partywi[ use reasonable efforts to

deriver the notice to the other party witnin inirtv (gd) oays after the Lease Commencement Date.

Anything to the ."nii.r,'notwiin6tanOi"gl trif ,'i" io forwarO or execute said notice shall not

invhiOaG or nullify the provisions of this Lease'

4.3DelayinDeliveryofPremises.lftheoriginalTermofth.rsLeasehasnot
comrnenced by Oece*U.i f ,-2it06, Cornty maV, 1t.it1 

sole-option' either: (a) deduct from any

rents that ,ry U"ror" Or.'h"r"rid", the sum of $2,000 for each day the Premises are not

substantially 
"orpr"i" 

and availaole for occupancy as per paragraph2.4 (except if delay is due to

change orders in the tenaht improvement construttion tndt deliy delivery and are requested by

the county, unforeseeable government regulatory-or, weather related factors' or the delay is

caused solely by the negligence ot ,i""o"nOirct 6f the County) after said date' a9 liquidated

darnages for failure to provide o."rprnryin a timely manner aJ prescrlbod hereunder' Lessor

and County .gr"r. tnl[ sucn aam"b"s a* to U. one of the mutually exblusive remedies' 'as

prescrrbed in thrs s"rtion+, tor suchJailri., in that atthe time of entering into this Lease it uiould

be impractical and extremely difficult to fix the actual damages that would flow from Lessor's

fairure to provide occupancy in a timery *unn"r, incrudint, 

'ut 
not rimited to, the difference in

money between thr ir[ir;, to U" paii Uy Couniy to anotfer party for rent,to Lease such party's

rear property, if the r"ntar hereunder is reis than ihe rentar to'be paid such other party; or if the

Original Term of this Lease has not commencecJ by December 1, 2006 , or (b) cancelthis Lease'

and Lessor nerenfwa*r= rny and all rights tnat it may have againsl County for any costs'

expenses and/or charges that Lesso*u'"nru" incurred as a resultbf preparing the Premisesior

)
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4.4 Holding Over. Any holding over by County after the expiration of said term or any

ertension thereof shall be deemed a month-to-mcnth 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 rnonth of

each lease year follorving commencernent of the Lease Term,

5.1 Rent. County shall receive the first three months rent flee plus $10,000 for

construction of top-of-building signage from Lessor. Thereafter, County shall pay the sum of

$63,8#.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
$65,770.30
$67,743.40
$69,775.70
$71,868.90
$74,O24.9O
$76,245.60
$78,532.90
$80,888.80
$83,315.40

First
Second
Third
Fourth
Fifth
Silith
Seventh
Eighth
Ninth
Tenth

I

i

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 Gourse of County's business; provided,

however, in the event rent for any period dur:ing the term hereof which is lossthan one (1)full
calendar month said rental shall be pro-rated based upon the actual nurnber of days of said

month.

5.2 Tenant lmprovements (Tls). Tenant improvement costs are those costs lor
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, ductlng, conference roorns, storage

and supply rooms with locking hardware, electrical and to office and modularfurnlture, 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 (Tl) costs are those costs above the $35 per squarefoot or$937,930 total allowance

ior.Tls and $10,000 top-of-building signage allowance provided by Lessor, Such arnount will be

set forth in wr'rting by an addendum to this Lease. Countywill pay additional Tl costs in lump sum.

5.3 ,Annual lncrease. 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 utiiities, janitorial services and minor maintenance costs) over

Page 3 of 22
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three percent (3%) but not more than five pgrcent (5%) annuailv if such cost increases exceed 3olo

from year to year. T'il;;;il;i.ort artindihr-nltt.1'"7t,"t o""''p'nty startlng 2006 shall se,e as

the base year to ,;k;;;h determlnatiEn. O"triiieO Oocument,tion shall be required to obtain

ttris aOOitional reimbursement of costs'

6. Optlons'

Prernises

6.1 option to Extend Terq. Lessor grants to. county two option(s) to extend the

Lease terrn (,,Ext"nrion optiontsl,l. ea"n-g*irn"rion option.shafl be for a period of two years

(,,Extended Term"1, 
"sJUiti 

t. ine donOiiions described in this Section 6' 1'

6.1.1 Exercise of option. The Extension option(s) shall be elrercised by county

derivering to Lessor *rittun notice trereoi no rater than six month"prior, but not more than twelve

months prior, to tnu 
"*pirrt;;; 

;ith; original Term or any extension thereof'

6.l.2optionRent.TherentpayablebyCountydulilg.anyExtendedTermshall
be negotiated at fim" Jtine extension in a wiittin amendment to this Lease'

6.1.3 All terms and conditions of this Lease with exception of Rent and Lease

Term snart rema, in tliitorce and etfect during the Extended Term.

6.2 Right of Flrst offer to Lease Additional space. Lessor hereby grants to county a

right of first offer to rlrr. the other p,"rir"ii. tne uuitding containing the leased Premises

(,,Adjacent prernises,), in the event t-essoi receives a first ofer from a third party to lease any

oortion of the Adjacent premises, wnicn-Jiliir a"c"ptaure to Lessor, Lessor shall promptly notify

bounty in writing 
"ith; 

otflr, including thl squar' footage ottn" portion of th-eAdjacent Premises

proposed to be let and other terms unJ 
"ontitions 

of the offer. bounty shall have ten (10) days

within which to notify Lessor in writing whether county .gr.ur to rease ihe portion of the Adjacent

premises under such offer upon the. teir*no *n'aitiln. set forth in such offer. ln the event

County fails to gir.;;r[iu; notir. ot iti 
"i"t[on 

to lease the proposed addltional space' Lessor

shail be free to accept the bona tioe otr"iinJ r""r" the Adiabent premises to the third party' lf

the third partv tairsilir"r. ,r"n po,tion & tn. noJacent p.remises and the Adjacent Premises (or

remaining portion of the Adjacenl prtriJt.i';"r-.irt araifaUfe, County shall have the same right

of first refusar granted herein witn regarii;;;y tuiri" onuito rease such portion of the Adjacent

6,3 Right of First offer to Extend Lease Te.rm. At such time as the original Term

and/or Extended rrirr'nrre expired,'i, i;rth* consideration of the Rent, covenants' and

Condltions to be paid, performed, ,nO otrerGJ OyCounty, Lelprhe-r-e9]^9i3::to Countya right

of first offer to extend ihe Lease of the iremirer.- rn the bvent Lessor receives a bona fide bffer

frbm a third party to iurr" the premiser, *hi"h offer is ,r".ptrut. to Lessor, Lessor shall promptly

notify County in writing of the offer, inciuJi.g tl,9 q'o'ni of rent offered and other terms and

conditions of the offer. county shall nruu ft,irt"v iCo) uusine* ory. within wh.ich to notify Lessor in

writing vyhether county agrees t-o exend tn" L"iu" of the Premises on the same terms and

conditions as the third party offer. tn ine event county erects to extend the Lease of the

prernises, the Lease shail be subject to ,re same lerms and conditions as the third party offer,

inclucling, but not rimiteJlo, rrornt of rent, term, and commencement date' ln the eveni County

fa,s to give written nrtir. oi its election to extend the Lease of fr" premises, Lessor shall be free
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to accept the bona fide offer and lease the Premises to the third party. lf the third party fails to
lease the Premises and the Prernises remains available, County shall have the sarne right of first
refusal granted herein with respect to a bona fide offer to lease the Premises by a subsequenl
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 shall have the right to terminate this Lease,

afterfive 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 abllity 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. ln such event, County agrees to provide

written notice of their intention to exercise the five year termination clause to Lessor no less than

60 ddys priorto the date that County seeks to vacate the Premises. Lessor is entitled to recover
from County the unamorthed portion of the tenant improvements that remain on the balance of
the lease as compensation for such early termination. The morithly payment for the tenant
irnprovementsisestimatedtobe$12,394.81 @ 10%1nterest(SeeSection5.2aboveforthegross
amount of improvements over the span of the original lease term calculated herein on a rnonthly

basis) and the termination fee shall be the principal amount due at the time of termination of lhe
lease as reflected in the Balance Due colurnn as demonstrated in Attachment "l", 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 exerbise of the early terrnination clause set forth in this section 6.4 of
this agreement. The amounts set forth in Atlachment "l' are based on an estimated interest rate of
10ol0, 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 amortlzation schedule and the actual
interest rate obtained for the financing of the improvements, This arnount shall be set forth in a
written arnendrnent to this agreement and shall be subject to the review and approval oi the
Assistant County Executive Officer of the Economic Developrnent Agency. (Attachment "1" is an

estirnated 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 Termination 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 wrltten notice to Lessor. County shall pay all rent due and owing up to 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 cif all future obligations under this Leo,-, er:cept tliose
provisions that by their terms, survive the expiration or earlier termination of the Lease.

7. Compliance

7.1 Compliance. Lessor warrants that the Premises and improvernents on the
Premises shall comply with all applicable State and Federal laws, covenants or restrictions of
record, building codes, regulations and brdinances ("Applicable Requlrements'i) in effectas of the
Cornmencement Date of this Lease, regardless of the use to which County will put the Premises.
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lf the Premises do not comply with said wananty, Lessor shall, promptly after. recelpt of written

notice from county, or any gorurnm"ntal ageniy having jurisdiction over such matters, setting

forth the nature and extent of such non-comlliante, rectfy the same at Lesior's expense- lf the

[pfticaute Requirements are hereinafler changed so as to pquire during the term of this LBase,

unL* same is the result of the use to which Lounty puts the Premises, the construction of an

addition to or an alteration of the Premises, the remediation of any Ha"lrdous Substance as

hereinafter defined; or the reinforcement or other physical modification of the Prernises Lessor

,n.it, prorptly afteiieceipt of written notice from'County or any governrnental agency having

jurisdiction over such *rtt"r, setting forth the nature and extent of strch non-compliance, rectify

the same at Lessor's exPense,

7.2 Americans wlth Disabitiflss. Lessorwarrants and represents the building exterior

and common areas oiir," building shall be readily accesslble to and usable by individuals wlth

disabilities in compliance with Tiil;lll of the Ameriians with Disabilities Act of 1990 and california

Tille 24,as amended from time to time and regulations issued pursuant thereto and in effect from

trri;;.I ii1,.,l.'n"v 
""rt 

incurred to cause the eiterior of the building and common areas to comDly

with. said Acl shall be bome by Lessor.

: 7.3 Asbestos and Lead Based paint. Lessor warrants and represents the Premises

shall be consiructed, operated and maintained free of hazard frorn asbestos and lead-based

paint, as rnore fully set forth in the attached Exhibit "C"'

7.4 Hazardous Substance. lt is the intent of the Parties to construe the term
,,Hazardous substances'in its broadest sense. Hazardous Substance shall be deflned as any

,,.oil;i substance, or waste whoselplesence, use, rnanufacture' disposal, transportation, or

ietease, either by itself or in combination with other materials, is either: (a) potentially injurious to

rne puUiic health, rri"iv or welfare, the environment'or the Premises; (b) regulated or monitored

[r anV governmentaf altnority; or (c) a basis for potential liability of Countyto any governmental

ig. iiorthird party under any applicable statute or common law theory.

Lessor act<nowteOges that'County's use may from time to time require the presence of

Hazardous Substance, ui th" Premises. Lessee agrees that all such Hazardous Substances

located in, at, ot. on the Premises shall be used, itored, handled' treated' transported' and

disposed of in comptiance with all applicable laws'

Lessorwarrants and represents to Countythat Lessor has not used' discharged, dumped,

spilled, malntained, oi storeO'any Hazardous Substances on or about the Premlses, whether

.L.iO.ntuly or intentionally, legally or lllegally, and has received no notice of such occurrence and

ni, no knowledge tnat any sicl'rcondiiion-exists at the Premises. lf any claim is ever made

alainst county r6rriing t; Hazardous substances present at or around the Premises, whether or

not such substances ir. pr.r"nt as of the date hereof, or any such.Hazardous Substances are

hereafter discovereJ ut tn'r premises (unless introduced by Cbunty, its agenis or employees), all

costs of removal inrriiro by, all liability imposed upon, or damages suffered by County because

oi tn. same shall be borne by Les!or,'and Lessor hereby indemnifies and agrees to be

responsiOle for and defend and hold County harmless from and against all such costs, losses,

liabilities and damagls, including, without lirnitation, all third-party claims (including sums paid in

setilemenl thereof , ilitf', or withoJi legal proceedings) for personal injury or property damage and

other clainrs, actions, administratiie 
'proceedings, judgments, compensatory and punitive

Jr*rg.., lost profits, penalties, fines, costs, losses, attorneys'fees and expqnses (through all

levelsif proceedingsj,'consultants or experts fees and costs incurred in enforcing this indemnity.
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The representation, warranty and indemnity of Lessor described in this Paragraph shall survive

the termination or expiration of this Lease"

7 .S Sick Building Syndrome. Lessoi' wai'rants and represents the P. remises shall r-re

constructed, operated and maintained free of certain hazards, including, but not limited to: spores,

fungus, ,roldr, 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 de.ath. Should it be

determined that rernediation is necessary based on a report by a trained investigator' Lessor will

promply contract with a qualified and experienced company to safely .remove the micro-

environments using r"mediation guidelines recommended or required- by ,the appropriate

govemmental agen6y. Any cost lncurred to cause the Premises to be free of such hazard shall be

bome by Lessor.

7.6 Waste Water. Lessor shall be responsible for compliance with all Federal, state or

local laws, regulations or permits pertaining to siorm water pollution, prevention plans ("SWPP')

and all Nationat pollution bischarge Eliminition System ('NPDES.)laws or.regulations adopted or

to be adopted by the United State-s 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.

g.1 Custodial Services. Lessor shall provide, or cause to be provided, and pay for all

custodial services in connection wlth the Leased i,tamises and such services shall be provided as

set forth in the attached Exhibit "E". The provider of such custodial seryices will perform

background checks, in the manner specified by County, of qualified permanent and temporary

empl6yees to deterrnine their suitability for employmeni. The provider will be bonded for at least

the'sum of $10,000.00, and proof of such insuranie, as supplied by the Lessor, shall be furnished

prior to occupancy of premises by County. ln addition to bpnding as required.herein' Lessor shall

also recelve proof of statutory woik"rs' compensation insurance, commercial genqral liability and

Vehicle Liability lnsurance from the provider of any custodial functions performed at the Premises.

8,2 County,s Right to Provide Custodial Services and Deduct Cost. lf County

provides written notice to Llssor 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,

bounty may take the required iction to provide custodlil services by its gtqtf o1 thos.e of a

custodial contractor if: (1) County delivers io Lessor sn sflrlitional written notice. advising Lessor

that County intends to tl(e the required action if Lessor does , r6t begln.th.e required action wilhin

forty-eight i4g) hours after the writ[en notice; and (2) Lessor fails to begin the required work within

this'fori'y-eigni (+g) hour period or promptly and ditigently complete the required work. Upon

demand Uybouhty, Lessor shall promptly ieimburse Countythe actuat'cost and expenses thereof,

provided sa id cosG and expenses are reasonable. Should Lessor fall to promptly pay the cost and

expenses, County may deduct and offset that amount from Rent payable u-nd.er this Lease. For

purposes of this Section, notice given by fax or e-mail shall be deerned sufficient.
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g.lLessorwarrantsandrepresentstoCountythatduringthetermofthisLeaseandany
extension thereof tn.i ,rni.i.nt utility ;;i;;; io provioe watei ter'ecornmunications, erectric

Dower, natural gas and sewers n".rrr,fffi;id"'ty't requirements existcir are available for

Lse Uy CountY wnnin the Premises'

g.2Countyshallpayforatlits_owntelephoneserviceswithintheleasedSpacewhichwill
be used in connectiJ. *itninl ieased P;;ri;;;. Lessor shall provide, or cause to be provided'

and pay for all omr, ,iiiiiv-r.*i."r, i.tiriing, b't not limited to electrical' water' natural gas'

iefuse collection, and sewer seryices, .;;L;qrirro in the maintenance, operation and use

9. Utllitles.

of the Leased Prernises'

10. RePairs and Maintenance'

,.i

:,- 10.1 Lessor,s Repair and Maintenance obligatlons. Lessor shall, at Lessot,s sole

expenseandinaccordancewiththetermsofthisLease,repair,replaceandmaintaininattractive
condition, gooO oro;r;nJ iunction th.fi;;itne t9ry 1n-*"otOtnte 

w*h Exhibh'F"' General

consiruction specifications for t-""r"J?r.ltities: (a) the structural portions of the Premises.

(understooa to inctuJL tne roof, foundation anJ roio b6aring wails); (b)ihe nonstructurar portions

of the premises (understood to incrude tne root oovering and mem'brLne), including but not lirnited

to, all improvernents such as interior."rpli, tif", a.nd pajnt, alterations and flxtures' but excluding

furnishings; (c) ail systems and equipm;i, il;ilding'but not rimited to, Base Buildlng systems as

defined in section 2.4 otthis agreem;i'';;d (d)-ih"e exterior portions of the Premis'es, and real

property including, nri ,rt l'r-miteo to,' *ino[*s,. paint alterations and fixtures and doors'

tandscaping, driveways, sidewalk=, figniid'u;; ;;;ki"gl,"ilitlut servicing the Piemises' lt is the

intent of thrs paragraph that Lesso, p"rr;*. 5ny .n-o ail buirding repiirs,replacements and

maintenance. Lessor agrees to make a[ repairi to or arterailonl of the premises that may

become necessary by reason of inousirfir-norro.tor 3g:ly:rr and tear, vandalism' deferred

,uint.nrnce or defects in any construction thereof by Lessor'

10.2 Lessor's Defautt. Repairs shall be made promptly whtl 
??llo^priate 

to keep the

appricabre portion oi tn" premises ,ni-otn"i iiems in the condition described in this section'

Lessor understands certain response tir"-irl"quired to ensure county operations continue wlth

minimal interruptionlo unrrr"'tne saiely of employees and delivery of services' Repalrs or

maintenance as determined by Agency, mlst be commenced and diligehtly completed wlthin eight

(8) hours tromwritte-n n"ri.r i*niih ,irLiil;;tffie. prgqlem or cono*ionl' Lessor shall not be in

defautt of its repair rno ,uinilnance ,blig;iio# rtgJtqil section 10' if Lessor commences and

dirigentry and prornpfly cornpret".: tF ffi;irs ano maintenance wirhin eight (B) hours of the

aforernentioneo .rrlsLno witnin tnirtv tioii;ir f"r att o*rer circumstandes after written notice by

county ro Lessor of rn, need for ,r.ri ,.piirs and maintenance, as determined by the county' lf

Lessor defaurts with timery repairs ,niti..rini;;";;;: countv'may exercise. its right for early

terrnination under section 6.5 0f this agieement. Lessor shail not bL in default for extraordinary

repairs or capitar i*pr*r.ntsin whici L"rro,. is dirigenily providing services even though such

seryices may exceed the thirty tgol oay iimlirame, uut instead shail bL governed bythe timeframe

io be agreed to uewveen the parties ;; i; 
";;pietion 

of the extraordinary repairs and capiial

improvements
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10.3 County's Right to Make Repairs and Deduct Cost. lf County provides notice to

Lessor of an event or circumstance thai requires the action of Lessor with respect to the

replacement, repair or maintenance to the Prernisas ot' Base Building Systems serving the

premises as set forth in Section 10.1 and Lessorfailsto provide such action as required bythe

ierms of this Lease within the period specified in Section'10'2, County may (but shall not be

outigateO to do so)take the required action if: (1)County delivers to Lessor an additionalwritten

notiie advising Lbssorthat County intends to tirb the required action if Lessordoes not begin the

required repai, or maintenance within twenty-four (24) hour.s, after the written notice: and (2)

Leisor failsto begin the required work within inis twenty-four (24)hour period or fails to diligently

and promptly cornplete the required woik, as deterrnined 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 tb which is reasonably necessary for County to take

such action

10.3.2 lf such action was required under the terms of this Lease to be taken by

Lessor, County shatl be entitled to prompt reimbursernent by Lessorof County's. reasonable costs

,nJ 
"*punres'in 

taking such action, plus interest at the then-prevaiting 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 lf, within thirty (30) days after recelpt of County's- written dernand for

payment of County's costs incurred in taking such action on Lessor's behalf, Lessor has not paid

ine 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 descrlbed above from.the date these costs are

incurred until the date of County's Rent set off.

10.4 EmergencYRePairs'

10.4,1 An "Emergency Repair Situation" is defined as the existence of any

condltion that requires prompt.re[air, ieplacement or service to minirnize the impact of an event or

situation which affects'Count/s ability io conduct business in a neat, clean, safe and functional

environrnent.

10.4.2 lf County notifies Lessor of an Emergency Repair Situation which occurs in

or about the.premises which is the responsibility of the Lessor to repair or maintain, then Lessor

shall commence appropriate repairs oi maintenance immediately after notice of the condition is

given by County, *hirn notice may b. via telephone, facsimile, personal contact.or,any other

ireans,'and Lessor shall thereafter prorrrptly ano diligently cornplete said repairs or maintenance.

1 0.4.3 lf Lessor fails to promptly and diligently complete the repairs or maintenance

within twenty-four (24) hours of the aforemeniioned notice, or if the County ls unable to contact

turro1. or any desijnaied agent within a reasonable time based upon the seriousness of the event

or situation, County may, b-ut shall not be so obligated to, cause said repairs or replacements to

be made orsuch maintenance to be performed. Upon demand by County, Lessor shall promptly

reimburse County the actualcost and expenses thereof, provided said costs.and expenses are
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reasonable' Should Lessor fail to promptly p?Y t!" :?:t and expenses' County may deduct and

firJ i[.t 
"mount 

from Rent paya'ble under this Lease'

l0.5PerlodicServices.Lessorshatlprovide,orcausetobeprovided'andpayforall
periodic Services ,. J"J'"O and set f"'th i^ th. attached Exhibit 'E-1''

11, Alterations and Addltions'

11.1 lmProvements bY Lessor'

11.1.1 Lessor recognizes and understand.s that any cgrLntv irnprovements

requested by the C"r^i ; O9 -.-".ryf"i,j';y 
L;;;"r.Ourins the term of this Lease shall be

,ni"rtur."n i.coroiffi"'ti"n,ilfi #: 6;;;;ri6o*trr.tion sp"ecifications for Leased Facilities'

ll.l.2LessorrecognizesandunderstandsthatanyCjY.?tvirnprovernents
requested by County rnay be--syplegttolnt irovisions coni'ineo in the Galifornia Labor Code

{cornrnencinq with section 172O). Lr.;;;;fu Lessor's "onit..tot. 
may be subject to audit to

;;;iil;;f,tirnt" with wase scale resulations'

11.1.3 Lessor shall comply and stay cunent with all applicable local' state and

federar buirding code.s and laws as froni time to time ameno"o, in"rrding but not limited to' the

Americans with Disabiriiles Act r"qrirur.nir i^ pirriorng tl'," county with any requested county

. 
improvements.

11,1.4lfanyagency'divisionordepartmentofanygovernmehtalentitywith
appropriate jurisdiction'rorO"rin. tlre Premises or any putt of if'" piui'ites as unsafe or not in

conforrnity with any oi in" ir*" o,. ,"grtriilns controtringin"ir construction, occupailon or uso, or

orders or requires any arteration, ,"p.ii oi i."on.trr"t'ion oi tnl premises the.responsible party

shar be the Lessorwho at its sore ro.t,ii.G.;; (ano wiirrout any right of reimbursementfrom

county) immediatery effect art necessa-ry'rri"[ti"^r ,no ,"prir.'r"orir"a for the Prernises full and

,5LessorshallcauseallCountyimprovementstobelielfree,completedat
workmanlik, ,unnJr lnO in totn'pliance with all applicable law'

ll.l.6CountyagreeswhenrequestedbyLessortoexecuteanddeliverany
applications, consent, *-otn", inrt*rrnis reqiiroU to perm*-'essor to complete such County

il;rvem"nts or to obtain permits forthe work' 
.

jl,l.TDuetocountyfiscalyearfundingandaccountingpractices,anycostsdue

to Lessor for reimbursement ot t"nrnilnio[*q:.( ou'ing-th; teim must-be invoiced and

received by the County prior to wtay t:' oieach fiscal y'ut In vvhich services to County were

provided to ensure PaYment'

exact cornPliance.

11.1

Lesso/s cost in a
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11.2 lmprovements by County.

11.2.1 Any alterations, improvements or installation of fixtures to be undertaken by

County shall have the prior written cons:n1 of Lessor. Surch consent shall not be unreasonably
withhelC, conditioned or delayed by Lessor.

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 to the expiration of this

Lease: provided, however, thal such removal does not cause injury or damage to the Leased
Prernises beyond normal wear and tear with any such darnages beyond normal wear and tear to
be paid for by County.

11,3 Communicatlons Equipment, County may, from time to time, install maintain,
replace and/or remove any satellite dishes, links, ducl bank or antennas on the grounds, roof
and/or exterior walls or parapet of the Premises as County deemb reasonably necessary or

desirable for County use only, provided County shall first obtain Lessot'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. lndemniflcationand lnsurance,

12.1, Definition of "County Parties" and "Lessor Parties". For purposes.of this
Section 12, the terrn "County Parties" refers singularly and collectively to the County, Special
Districts, their respective directors, officers, Board of Supervisors, agents, ernployees,. 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 otficers,
directors, shareholders, members, parents,subsidlaries, and anyotheratfiliated entities, personal

representatives, executors, heirs, assigns, licensees, invites, beneficiaries, agents, servants,
employees, and independent contractors of these Persons or entities.

12.2 lndemnlfication and Hold Harmless,

12.2.1 Lessor shall indemnify defend and hold harrnless the County Parties from
any liabtlity whatsoever, including but not timlted to, property damage, bodily damage, bodily
injury, or death, or frorn any services provided by Lessor Parties or any act, error, omission, of
Lessor Parties or of any invltee, guest, or licensee of Lessor and any other related third party in,

on, or about 15s Project arising out of, from or in any way relating to this Lease. When
indemnifying Counry Parl.ies, Lessor shall defend at its sole cost and expense, including but not

limited to, attorneyfees, cost of investigation, defense and settlements orawards, on behalf of the

County parties in any claim or action based upon such liabitity.

12.2,2 County shall indemnify and hold harmless the Lessor Parties from any
liability whatsoever, including but not limited to, property ddmage, bodily injury, or death, based or

asserted on events which may occurwithin 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 liabillty arose but of or is related to Lesior's reiponsibllities under the terms of this

Lease. CountyshatiJerend at ils sole cost and expense, including nulngf.llmited to, attorney

fees, cost of investigaiion, defense and settlements or awards, on behalf of the Lessor Parties in

any clairn or action based upon such liability.

1Z.Z.l With respect to any action or claim subject to indemnifi.cation herein, the

indemnifying party shall, at their sole .ori hrre the right touse counsel of thelr choice and shall

have the rig-ht to idlust, setile, or compromise any such action or claim without the prior consent

of the indemnified prrty; p.uided, however, that any such adjustment, settlement or compromise

in no rnanner wnatsoeirli riritr oi circumscribes the indemnifying party's obligation to indemnify

as set forth herein.

12.2.4 The indemnifying party's obllgation hereunder shall be satisfied when they

have piovided the indemnified party tnt apfroprlate form of dismissal relieving the indemnified

party from any liability for the action or claim involved,

1Z.Z.S The specified insurance limlts required in this Lease shall in no way limit or

circumscribe the indemnifying party's obligation to indemnify as set fodh herein'

12.2.6 ln the event there is conflict bstween this clause and Callfornia Civil Code

Section 2lgZ,thicclause shall be interpreted to complywith Civil Code 2782. Suqh interpretation

shall not relieve the indemnifying party's obligation to provide indemnification to the fullest extent

allowed by law.

12.2.T Survivat of lndemnlfication. 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 tne inOemnified rnatters are fully, finally, and absolutely barred by the applicable

statutes of limitations.

12.3 lnsurance.

12.J.1 ,Lessor's lnsurance. Without limiting or diminish.ing any indemnification

contained within this Lease, Lessor and/or their authorized representatives, including, if any, a

property rrn.grrrnt company, shall procure and maintain or cause to be maintained' at its sole

"ori 
anb expense, the following insurance coverage during the term of this Lease'

12,3.1.1 Workers' Cornpensation. Workers' Compensation lnsurance

(Coverage A) as prescribed by the lhws of the State of California. Policy shall include Employers'

Lirnitity JCor.ruge Ai i;cruOi;g Occupational Disease with limits not less than $1,000,000 per

per*on per accidlnr. ine polic/ shall be endorsed to waive subrogation in favor of The County of

Riverside.

12.g.1,2 Commercial General Liability, CornmercialGeneral Liability

lnsurance coverage, including but nol limited to, premises liability' contractual liability,

produclsicomplere-d operationJ, personal and acjverlising injury, cross liability coverage and

employment praclices iluUitity covering bodily injury, property darnage, 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 Prernises and all areas appurtenant thereto including claims which may

arise from or cut of Lessor's operations, use, and management of the Premises, or the

performance of its obligations hereunder, Policy limits shall not be less than $1,000,000 per

occurrence. lf such insurance contains a general aggregate lirnit, 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 uncler Lessor's Commercial General Liability lnsurance,

12.3.1.3 Vehicle Liability (if applicable). lf vehicles or licensed mobile

equipment are used on the leased premises, Lessor shall maintain auto liability insurance for all

owned,.non-owned or hired automoblles 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, Ioll!. full replacement

cost value of Ouitdings, structures, fixtures, all irnprovements therein, and building systems on the

leased premises as the same exists at each early annivBrsary of the term, Policy shall include

Business lnterruption, Extra Expense, and Expediting Expense coverage as wellas coverage for

ofl-premises powerfailure. Policy shall name the County as a Loss Payee as lts interests may

appear.
(b) Boiler and Machinery insurance providing coverage for at least but not limited to,

all high voltage electrical and rotating mechanical equipment on a full replacemenl cost value

basisl polic! shall provide' Buslness lnterruption, 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'

(c) During such time, prior to the commencement of this Lease while Lessor is
preparing the Piemisesin accordance with Exhibit "8", Lessor shall keep or r6quire its Contractor

io (eep in full forcq and effect, a policy of Course of Construction lnsurance covering loss or

darnage to the Premises for the lull replacement value of such.work. The Named lnsured shall

include the Lessor, County and ContrActor as their interests appear. Lessor or their Contractor

shall be responsible for any deductible payments that result frorn a loss at the Premises under this

coverage. if, at the time of any loss to the property described on Exhibit'B', lt 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 lnsurance Provlsions - Atl Llnes,
(a) Any insurance carrier providing Lessor's insurance coverage hereunder shall be

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

uruess such requirements are waived, in writing, by the County Risk Manager. lf 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 oi self-insured retentions. lf such cleductibles or self-insured retentions exceed

$S00,000 per occurrence such deductibles and/or retentions shall have the priorwritten consent

of the County Risk Manager before the commencement ol the Lease term. Upon notification of

deductibles br self insured retentions which are deemed unacceptable to the County, at the
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erection of the county,s Risk Manager, .Lesqor's carriers shail either: 1) reduce or elirninate such

deductibles orself-iniured retention. .r-irbrcts this Agreement with the county, or 2)procure a

bond which guarantees payment or usser ano retatio investigations, crairns administratlon,

(c) At the inception of this Lease and annually at the Lessor's insurance policy

renewal date(s), the Lessor shall cause their insura.nce .cirrie(s) to fumish the County of

Riverside with 1) a properry executed "r,dJ drtirirrt.(rt of rnsuiance and certified original

copies of Endorsem;nti effecting *rrr.g";'u. reqJireo hereiu or,2) if requested to do so orally

or in writing by the county Risk Managrr,"pi*io"iriginal cerliiied copies of policies including all

Endorsements and ail a{tachments tnerelo, sno*ini such insurance is in full force and effect'

Further, sald cerflficate(s) and policies oilnsui,rnr""snall contain the covenant of the insurance

carrie(s) snau proviJ, ir6 t".r'tnan rnirty isoi Jryi written notice be given to the county of

Riverside prior to any material modificaiioi, bl. .rn"Lthtion of such insurance. rn the event of a

material modificatioior cancellation of rou"rage, this Lea.se shallterminate forthwith' unless the

County of Riverside ieceives, prior to sich effective date, another properly.executed original

certificate of lnsurance and original ,opLior endorsements or certified oiiginal policies, lncludlng

all endorsernents and attachments thereto evidencing coverage and the insurance required herein

is in full force and effect. lndividual(sl 
"tnoii=uO 

U! tn" inu[t'ntt canier to do so on its behalf

sha[ sign the originai 
"noori.rents'ror 

eacn porLv Lnd the certificate of tnsurance' The Lease

term shallnot commence untiltne couniy-J{ir"iJior r'as been furnished originalcertificates(s)

of rnsurance and certified originar copiei oi 
"noor""ments 

or poricies of insurance including all

endorsemerits and ;;;;;J ,]lotfrei attachments as required in this Section'

(d) lt is understood and agreed by the parties hereto .and 
the Lessor,s

insurance company(s) that the 1) Certificate(sfof rnsurance and poricies shail so covenant and

shall be construed as primary inrrrunr"lliinl-Cornty shall be added as an additional insured

with proper enoorsernent 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 ."ii-intrttO'retentions o, t"tt-intured programs shall not be construed as

defense costs and expenses'

contributory

1z.g.z Lessee,i lnsurance: The Lessee maintains funded programs of self-

rnsurance. Lessee shalr provide to tessoi a certiflcate of serf-rnsurance evidencing the Lessee's

Self-lnsurance for the following coverage:
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13. Damage and Destruction'

13.1 Repair of Damage. county agrees to notify Lessor.in writing promptly of any

damage to the Premises ,esriting fron.., firt,"uarthquake, ot uny other identifiable evenl of a

sudden, unexpected, or unusual natuie i'Catuafty'l' ti tne Premises' whether covered by

insurance or not, are damaged by a casualty, or the casualty results in*he Premises not being

provided with Base Building Systems o,. purfting facilities, ,n'O it neither Lesso'r nor County has

erected to terminat" ir,i. Lelse'under tnis sectiJn 13, Lessor shail prornptly and diligently restore

12.3,2.1 Workers' ComPensation

12.3.2,2 Commercial General Liability

12.3.2.3 Automobile Liabillty (if applicable)

I

)
L___ )

$1,000,000 Per occurrence

$1,000,000 Per occurrence

$1,000,000 Per occurrence



premises, the County lmprovements originally constructed by Lessor, Base Building Systems, and

County's parking faiitities to substantiilly tne same condition as existed before the Casualty,

subjeit to'modifiiations required by buildinE codes and other laws. lf County requests that Lessor

n1rlor any modifications to the County lmprovements in connecticn with the rebuilding, Lessor

,uy .ondition its consent to those mocjifications on: (a) confirmation by Lessor's contractor that

the modifications shall not increase the time needed to complete the County lmprovements; or (b)

an agreement by County that the additional construction period shall not extend the rent

abaternent period.

13.2 Repair Period Notice. Lessor shall, within thirty (30) days after the date of the

Casualty, provide written notice to County lndicating the anticipated period lor repairing the

Casualty.l';Repair PeriOd Notice'). The Repaii Period Notice shall be accompanied by a certified

statemeni executed bythe contractor retained by Lessorto complete the repairs or, if Lessor has

not relained a contracior, a licensed contractor not affiliated with Lessor, certifyingthe contractor's

oplnion about the anticipated period for repairing the Casualty, The Repair Period Notice shall

aiso state; if applicable, Lessor's election eitherlo repair orto terminate the Lease under Section

13.3.

13.3 Lessor's Option to Terminate or Repair. Lessor may elect eitherto terminate.this 
.

Lease or to effectuate repairs if: (a) the Repair Period Notice estimates that the period for'

repairing the Casualty exceeds nineiy(90) days from the date of the Casualty: or (b)the estimated

repair cJst of the Prernises, even though covered by insurance, exceeds fifty percent (50%) of the

full replacement cost.

13.4 County's Optlon to Terminate. lf {a) the Repair Period Notice provided by Lessor

indicates that the aniicipaieO 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 Lessorwithin 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 tnirtV {f!) dayj;^afler

ieceivin! the Repair period Notice. lf County does not elect to terminate within said thirty (30)day

period, dounty shall be considered to have waived its option to terminate'

13.S Rent Abatement Due to Casuatty. Lessor and County agree that County's Rent

shatl be fully abated during the period beginning on the later of: (a)the date.of the Casualty; or (b)

the date on which Countyleases lo o"cupy the Premises and ending on the date of Substantial

Completion of Lessor's ristoration obligations as provided in this Section 13 ('Abatement Period').

lf, however, County is able to occupylnd does occupy a portion of the Premises, Rent shall be

abated during the Abatement Period only forthe portion of the Prernises not occupied by County.

13.6 Damage Near End of Term. Despite any other provision of thip Sectlon 13, if the
premises are destro-yed or damaged by a Casualty during the last eighteen (18) months of the

original Lease Term, Lessor and bouniy shall each have the option to terminate this Lease by

gding written notice to the other of the exercise of that option within thirty (30) days after that

Ir*ig. or destruction, provided, however, County may negate Lessor's- election to terminate

underthis Section 13.6 by electing, within ten (10) days after receipt of Lessor's termination

notice, to exercise any unexerciset oplion to extend this Lease. lf County.negates Lessor's

election, this Lease shill 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 Effecflve Date of Termination; Rent Appoftlonment. lf Lessor or County elects to

terfninate this Lease under this Section 13 ln connection wlth a Casualty, this termination shall b.e

r*r"tiu. tf,irty (30) days after delivery of notice of such election. County shall.pay Rent, properly

afporloned uptoine date of the Casualty. Aflerthe effectivedate of theterminatlon, Lessorand

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.g Walver of Statutory Provisions. The provisions of this Lease, including those in

lhis Section 13 consltute an express agreement between Lessor and County that applies in the-

;;;rt; ;;v c"suarty to the premises. Lessoi and County, therefore, fully waivelhe provisions of

any statute'or regulaiion, foi any rights or obligations concerning a Casualty inqluding California

Civit Code Sections 1932(2) and 1933(4).

13.g' Release on Termination. ln 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 iterns that have

accrued and are unPaid.

14. Eminent Dornain.

i,4.1 Totat Condemnation. lf all of the Premises are condernned by eminent domain,

inversely cond6mned, or sold in lieu of condernnation for any public or quasi:public_use or

prrpo.", this Lease will terminate as of the date of title vesting in that proceeding and the Rent will

be abated from the date of termination

14.2 partiat Condemnation. lf any portion of the Premises is condernned by eminent

domain, inversely condernned, or sold in lieuof condernnatlon for any publicor quasi-public use. or

purpose and the partial condemnation renders the Premises unusable for County's business, this

Lrrr. will terminate as of the date of tltle vesting or order of imrnediate possession ln that

pi**oirg .no tn" Rent wlll be abated to the date of termjnation. lf the partial condemnation

does not rlnder the prernises unusable for the business of County and less than a substantial

p",tL. ,f tf,u pr"*ir.. is condemned, Lessor must promptly restore the Prernises to the extent of

lnv 
"onoernation 

proceeds recovbred by Lessor, excluding the portion lost in th.e condemnation,

,nit tt i. Lease will continue in full force, except that afterthe date of the title vesting, the Rent will

be adjusted, as reasonably determined by Lessor and County'

14.3 Award. lf the Premises are wholly or partially condernned, Lessor will be entitled'to

the entire award paid forthe condemnation, and County waives any clairn to any part of the award

from landlord or the condemning authority, County, however, will have the right to recover from

the condemning authority any compensation that may be separately awarded to Counly in

connection with costs ii. removing County's merchandise, furniture, fixtures, leasehold

irnprovements, and equipment to a new location.

14.4 Temporary Condemnation, ln the errent of a tenrporary condemnation, tiris 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. lf a temporary condemnation remains in effect at the expiration or earlier

termination of this Lease, Couniy will pay Lessor the reasonable cost of performing any

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

.oniernnrtion is for a period ihat extends beycnd the Terrn, this Lease will terminate as of the

date of occupancy by the condernning authority and any award will be distributed in accordance

with Section 14.3.

15. EstoppelCertificates.

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

the other party shall execuie and deliverto the, reqdesting party an e.stoppel.certiflcate, 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 tirne.

16. Subordination, Non-Disturbance, and Attornrnent.

16.1 Subordination, Non-Disturbance, and Attornment Agreement. To carry out the

purposes of Section 16.2 and Section 16.3, the Parties agree to execute a Subordination, Non-

bisiurbance 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 afler

Lessor's written request, it shall execuie 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 olher encumbrance of the Premises or any '

renewal, extension, mo-Oincation, replacement thereof, provided howeter, that such Subordination

Agreement shall be stricfly limited io matters contained ln the Agreement reJerred to in Section

t 0.1 and no such Subordination Agreement shall materially increase any of County's obligations

or materially decrease any of Counly's rights underthis Lease, nor shallthe possession of County

be disturbed, by reason of any foiecloLure, sale or other action under any such trust deed,

rnortgage or other encumbrance.

16.3 Attornment. lf. Lessor's interest in the Premises passes to a successor, and

provided County has received the l.,lon-Disturbance agreement refered'to in Section 16.1, County

shall, wlthin forty-five (45) business days after Lessor's transferee's request, execute the

agree.ment referrld to in Section 16.1 , theieby agreeingto attorn and'to recognize the transferee

ai tn" Lessor underthis Lease; provided the iransfer 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.

17 ,1 Lessor's Default. Except as provided to the contrary in this Lease, Lessor's failure

to perforrn any of its obligations under this Lease shall constitute a default by Lessor under the

Lease lf the failure continles for thirty (30) days after written notice of thg failure from County to

turror, lf the required performance cannoi be completed within thirty (30)days, Lessor's failure to

perform shail constitute a default under the Lease unless Lessor undertakes to cure the failure

within thirty (30)days and ditigently and promptly completes this cure. County retains the rightfor
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early termination under this provision'

17.2 County'sRighttocureLessor',sDefauttandDeductGost'Exceptasprovidedto
the contrary in this Lease, if county provides notice to Lessor of Lessor's fallure to perform any of

Its obligations underttri, Lurr" rnb f-"rroiiailsto provide such action as required bythetenns of

this Lease within tnr p"rioo rp"iirreo, countv ,aytake the. required action if: (a) County delivers

to Lessor an additional written notice ,Jriri'rg i"sor that county inte-nds.to take the required

action if Lessor oo".'not'ougin fl-,. required ,.iion wrthin ten (10)diys afterthe written noticei and

OJL;;iatls to O"gin int tequired action within this ten ('1Q) day period'

'1,7.3 Rent Setoff. lf, within thirty.(30) Oays anerreceipt of County's.written demand for

paymenl of Count/s costs incurred in taiirig J;h action on Lessor's behalf ' Lessor has not paid

the invoice or delivered to county a oetaiteiwritten objection to it, county may.deduct from Rent

payable by County ,n0"l. this LLase tne-amount setiorth ln the invoice' including transaction

costi and attorneys, fees, prus interest atthe then regar rate of interest from the date these costs

aie incurredtntilihe oate of County's Rent setoff'

1g. Lessor's Representatlons and warranties. Lessor represents and wanants to county

that: '

1g.1 Titte, county's Leasehold interest in the Premises is free and clear of restrictions

whichwouldrestrictCoun[y,srightsunderthisLease.

18.2 Certificate of Authority. Lessor covenants that it is a duly constituted under the

laws of the state of its or,ganization, ,nOTrt tne fertonls) who is acting as its signatory in this

Lease is duly authorized-and empow"r"d to act ior and'on beharf of the Lessor. Lessor shall

furnish county prioiioin" 
"xecution 

hereotwith evidence orthe authorrtyof the signatoryto bind

the entity or tiust as contemplated heiein'

18.3 No Litigation. There are no judicial, quasi-judiclal, administrative or other orders,

injunctions, moratoriior pending proceeding. 
"guinlt 

Leisor'or the Premises which preclude or

interfere with, or *orrj iaud6 or interferE wiih, the construction contemprated hbrein or the

occupancy and use oitti" Prernises by County foitfre purPoses herein contemplated'

1g.4 Easements. Lessor shall not (a) subdivide, parcel or otherwise divide the

premises, lUlcreate, moOity o1, terminate anyingrest or egress tO or from the Premises' or

(c) create uny "rr.rr.i. ititne premistt, ,ritholrt Countyis pribr written approval'

19. Miscellaneous.

1g.1 euiet Enjoyment. LessorcovenantsthatCounty shall at all timesduring theterm of

this Lease pua.uuUf y ,i1Tfuietfy have, hold and enjoy the.ussof the Leased Premises so long as

County shall fully ,nl iuiir,riruy ierform the terms andconditions that it is required to do underthis

Lease. lf the premises are part of a building shared with other tenants of Lessor, during county's

tenancy Lessor may make or permit otirer tenants to make alterar'ions' renoi'ations and

improvements to tno'se portion. of the.building not occupied by Count5r' Lessor covenants for

itself and anyone o.rlringtiile from or holding-tiile undei Lessor that county's access, ingress,
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loading and unloading and sufficient parking for Count/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.

19.2 N on Waiver, l.lc 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 musl be in writing.
Such written waiver shall affect only the provision specified and only for the tirne and in the
manner stated in the writlng.

19.3 Binding on Successors. Theterms and conditions herein contained shallapplyto
and bind the heirs, successors in inlerest, executors, administrators, representatives and assigns
of all the Parties hereto.

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

19.5 Venue. Any action at law 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 hereto waive
all provisions cif law providing for a change of venue in such proceedings to any other county.

19.6 Attorneys' Fees. ln the event of any litigation or arbitration between Lessor and
County to enforce any o{ the provisions of this Lease or any right of either party hereto, the
unquccessful party to such litigation or arbitration agrees to pay to the successful parly all'costs
and expenses, including reasonable attomeys'fees, incuned therein bythe successful party, all of
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 appointsthe Assistant County Executive
Officer/EDA as its authorized representative to administerthis Lease.

19.8 Agent for Service of Process. lt 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 partneiship
without a rnember or partner resident of the State of California, or lt is a foreign corporation, then
in any such event, Lessor shallfile with County's Assistant County Executive Officer/EDA, upon its
execution hereof, a designation of a natural person residing in the State of California, giving his cir -
her narne, residence and business addresses, as its agent for the purpose of service of process in

any court action arising out of or based upon this Lease, and the delivery to such agent of a copy
of any process'in any such action shall constitute valid seNice upon Lessor. lt is further expressly
understood and'agreed that if for any reason service of such proceds upon such agent is not
feasible, then in such event, Lessor may be personally served wlth such process out of this county
and that such service Shall constitute valid service upon Lessor. lt is further expressly understood
and agreed that Lessor is amenable to the process so seryed, submits to the jurisdiction of the
court so obtained and waives any and all objections and protests thereto.

19.9 Entire l-ease. 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 a;rd underStandings, oral.or written' in connection

thorewith. This Lease may Oichanged or modified only upon the written consent of the Parties

hereto.

19.10 lnterpretation. ln determining the meaning. of, or resolvinO- all ambiguity with

respect to, any *ori, pnirse or provision ofihe Lease, neitnei the Lease nor any ambigui$ or

uncertalnty will be construeO oi resolved against either P,dy-qy]!9i:.q11", 
party primarily

responsiOf e tor OraftinJind preparation of tdls Agregment), under.any rule.of construclion or

otherwise, it being 
"ipl"ssty 

understood and agre6d that.the parties have participated equally or

have had equal opportunlty to participate in the drafting hereof,

1g.11 TIme of Essence, Time iS of the essence with respect to the performance of all

obligations to be performed or observed by the Parties under this Lease'

lg.iliRecording. Either Lessor or eounty shall, upon request.of.the other, execute,

acrnouloge and delivEr to the other a shofi form memorandum of this Lease for recording

purposes. The Party requesting recordation shall be responsible for payment of any fees

applicable thereto.

1g.13 Consent. whenever Lessor',s or county's consenl is required under any provision

of this Lease, it shall not be unreasonably withheld, conditioned or delayed.

19.14 Tlile. Lessor covenants that Lessor is well seized of and has good title-to the

prernises, and,Lessor does warrant and wlll defend the title thereto, and will lndemnify County

against any damage anO expense whfch County may suffer by reas-on of any lien'.encumbrance'

restriction or oetectln tiile or description herein of the Premises. lf, at any time, Lessor's title or

right to receive Rent and any other sums due hereunder is disputed, county m.ay withhold such

surns thereafter ,rgruin! untit county is furnished satlsfactory evidence as to the Party entitled

thereto.

19.15 Conveyance by.Lessor. Should Lessor convey the Premises' all rights and

obligations inuring to tn" Lesior by virtue of this lease shall pass to Jh.e..g1antee 
named in such

"o"rrvr.re, 
and-thl grrntor snati be relieved of all obligations or liabilities hereunder, except

those iheretofore accrued and not dlscharged

1g.16 Machanic's Liens. lf.any rnechanic's or materialrnen's lien or liens shall be filed

against the premises for work done or rnaterials furnished to a Party, that Party shall, at lts own

cost and expense, cause such lien or liens to be discharged within fifleen (15) days.after notice

thereof by filing or rrrring io Uu fit"O a bond or bonds for that purpose. ln the event any notice

f reliminaryto J.troiLning"sucn a lien (such as the Califomia Preliminary 20-Day Notice) is served

on Lessor for work done Jn the premises, Lessor shall immediately forward a copy of such notice

to Lessee.

1g.17 Surrender. County shall, afler the last day of the term or any extension thereof or

upon arv earliei-termination of sjch term, surrender and'yielcl up to Lessor the Premises in good

order, concjition and state ol repair, i'easonable wear and tear and damage by fire or other

,urrrfty excepted. County may, but shall not be required to; (a) patch or paint any wallsisurjaces;
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(b) remove any leasehold improvements constructed or installed priorto or du-rlng the term of this

Lease or any extension thereof; or (c) remove any fixtures or equiprnent installed priorto or during

the term of this Lease or any extension thereof.

1g.18 Notice. Except as expressly provided elsewhere in this Lease, all notices and other

conrmunication required under this Lease shall be in writing and delivered by: (a)Certified Mail,

postage prepaid, return receipt requested, in the United States mail; or (b)via an overnight courier

if,rt pioriO"s written evidence of delivery and addressed to the Party hereto to whom the same is

directed at the addresses set forth in Section 1 .6 herein. Either Party hereto may from time to time

change its rnailing address by written notice to the other Party.

County's Notificatlon Address :

County of Riverside
Attention: Assistant County Executive Officer/EDA
C/O Clerk of the Board
4080 Lemon Street, 1st Floor
Riverside, Callfornia 92501

Lessor's Notification Address:

Attention: Mr. Ray Magnon
Spruce Street Professional Building, LLC
815 Marlborough Street, Suite 200
Riverside, CA 92507

1g,1g Authority. lf 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 be-half of said corporation, in accordance with bylaws of said corporation, or as a partner

or individual is authorized to'execute this Lease and that this Lease is binding upon said

corporation and/or partnership or individual.

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

shall not be biniting or effective until its approval and execution bythe Chairman of the Riverside

County Board of Supervisors,

Dated: SPRUCE STREET PROFESSTONAL BUILDING, LLC

By:
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JUN I g 2006
COUNTY OF RIVER$IDE

Dated: lE

ATTEST:

NANCY ROMERO
Clerk of the Board

By:

Bob Buster, Chairrnan

Board of SuPervtsors

U.rt>
tsEAL]

DePutY

APPROVED AS TO FORM:

CountY Counsel E

By: F
DePuqr

lnitials
Date
File No.
Document No'

Revised 8/2005

F
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LEASEHOLD IMPROVEMENT AGREEMENT

1325 SPruce Street, Riverside

ThisLeaseholdlmprovementAgreementshallsetforththetermsandconditionsrelating
to the construclion of the County improvem."i. i-. tnt premises' Thls' Leasehold lmprovement

Agreernent is ,.rrni'Jri-"rgr"iilo "f't*J"gi.atty ^and 
addresses lhe lssues of the

improvements on tne FrlmisEs, in seque-n[, ii .i,rr' issues will arise during the actual

construction of the premise's. Arr refere#Lr'in inr. L"asehord rmprovement Agreement to

paragraphs or Sectionl;ilh. iLease" ,nrtt t*.n the relev-ant poriion of that certain Office

Lease to which this Leasehord rmprover".i'iirr.rrni ir atticte'd as Exhibit '8" and'of which

this Leasehold lmprovement Agreeme.t;;;;-;'fart, anO all references in the Lease to

Sections of 'Leasehold lmproVement ngilernent"snan mean the relevant portion of thls

Leasehord rmprovement Agrgernent .ni-.ii'-i"r"r.n."r rn this Leasehord lmprovemenl

Agreement to Sectlon-s'of t-nii Leaseholi tm"provement Agieement shall mean the relevanl

pdttion of this Leasehold lmprovernenl Agreement'

'secttoN r - tessoR's tt.lmlt coHsrRucrEN or pReMtses

1.1 Lessor will Cause the construction of. at its sole cost and exPense' or has acquired

or constructed, that .ririn tr"t ttanding d;]ffi ;;;;tibt in Section 1'2 and Section 2 ol the

turrr, hereinafter referred to as the'Base B'ullding"'

sEcfloN ? - coNsrRUcnoN DRAWINGS FOF THE P'REMISES

2,1 Lessor shall, at its sole cost and exPense, and subject to reimbursement as

hereinafler set forth, construct tne imirov"rfntt in t1" Piemises (the "Leasehold

lmprovements"; pursuanitoino." certain'ilrlpiins, noot.and space plans' specification and

finalize construction prices, collectively, tne appio'ed"Working,drawings'prepared by Lessor's

architect. Lessor slrall make no changes-oi"ioOin*tions to-the Appioved Worklng Drawings

without the prior *ritt"n'.onient of Co-unty, wnfcn c91s9n1 rnay be withheld if such change or

modification would directly or indirectly iurrv if'" isuustantiJl Completion," as that term is

defined in Section ol'oiii'i. reasehold r*pi6rur.nl Ag1e3ment' of the Premises or increase

the cost of designini'oi'-"onrtrr"ting ifie ieasehol-o lmprovements, Any changes or

rnodification. upp,ou.iOy tne County snlatt Oe at Lessor's sole cosl and expense'

SECTION 3. CONSTRUCTION DRAWIN.GS

3.1 Selection of Archltecvconstrtction Drawings. Lessor shall retain'an archltect or

space ptanner (tne ,,Aichitect,) to_ prupriJ't-# conitr,iction Drawings. Lessor shall retain the

engineering consuttants in"' "Engineels"'i i, p*p".t all ,plans 
and englneering working

drawings relatlng to the structural, ,r"n".,{iJ,'.r"!iiit'f, plurnblng' HVAC' -life safety' and

sprinkler work of tne Leaienold [mprove;.i..' The plans and driwings to be prepared by

Architect and the Engrneers hereunder shail be known coflectivery ]s the 'c " -lructlon

Drawings.,, Att constr'riction Orawing. snali'Jmpf, ,ritn the drawing format and specnrcations

as determined by Lessor, and shall U. ,rOj""ito'Cbunty's approval' Lessor and Archltect shall

verify, in the field, tn" Oirrntlons and 
"ondition' 

as shown on the relevant portions of the Base

Building plans, ano 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

Dra'rings as set to,fn ln inii'seclion 3, shallbe for its sole p"po"u and shalt not imply County's

revier,t,of the satne, or obligate Lessor to iuui*' 1he same' for quality' Cesign' Code compliance

or other like tnatters. Accordingly, notwithstuntii"g that any Construction Drawings.are reviewed
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by County or lts agents and consultants, and notwilhstanding any advice or assistance which
may be rendered to Lessor by County or County's agents or consultants, Counly shall have no
liabllit5r whatsoever in connection th-.rewith and shall not be responsible for any omissions or
errors conlained in the Construction Dralvings, 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 lmprovements in the Premises
(collectively, the "Final Space Plan"), which Final Space Plan shall include a layout and
designation of all offices, roorns and other partitioning, their intended use, and equipmenl 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 drawlngs for the Leasehold
lmprovements, and the final archilectural working drawings in a form which is complete to allorrv

subcontractors to perform the work and to obtain all appllcable permits (collectively, the'Final
Working Drawings') and shall submlt 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 commencamenl of the construction of the Leasehold
lmprovements, Lessor shall immediately submit the Approved Working Drawings to the
appropriate municipal authorities for all applicable building permits necessary to commence and
fully complete the construclion of the Leasehold lrnproven'ients (the "Permits"), Lessor hereby
agrees thal neither County nor County's agents or consultants shall be responsible for obtaining
any bullding permlt or certificate of occupancy for the Premises and that the obtalning of the
sarne shall be Lessor's responslblllty; provided however that County shall, ln any event,
cooperate with Lessor in executing permit applications and performing other mlnlsterial acts
reasonably necessary to enable Lessor to obtain any such permit or certificate of occupancy.
No changes, modificalions or alterations ln the Approved Working Drawings may be rnade
without the prior written consenl of County, provided that County may withhold its consent, in lts
sole discretion, to any change in the Approved Working Drawings if such change would directly
or indirectly delay the "substantial Completion" of the Premlses as that term is defined ln
Section 6.1 of this Leasehold lmprovemenl Agreement.

3.5 County shall use its best, good faith, efforts and all due dlligence to cooperate with
the fuchitect, the Engineers, and Lessor to complete all phases of the Construction Drawings
and the perrnitting process and to receive the perrnits, 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, ln
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 constructlon schedule including time projections for planning,
entitlernent process, relatad preparalion and construction of the Leasehold lmprovements.
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Developmentng*,vasitsrepresenlative.withrespeclto.thematterssetforthinthisLeasehold
lrnprovement Rgree;;i,-*n!. ,1til furthei notiie to Lessor' shall have full authority and

responsrbirty to acr ;"'b;ii;ri ;i il;- c";ntv ,r required in rhis Leasehold lmprovement

Agreemenl.

9.3Lesso/sRepresentative.LessorhasdesignatedRavMaonon.asltssole
representative with ,rrpSri to the rnatter, ,rt tottn in this teasehold lmprovemenl Agreement'

who, unrit further nodJil'c;";[, ihr{l.,r;;'trri .rinoirty and responsibllltv to act on behalf of

il;1;;;r;J ,equireJ-in rhis Leasehotd lmprovement Agreernent. 
.

9,4 County's Agents. All subcontractors, laborers' material men' and suppliars retained

direc,y by County rtlYi.i,.or;ifi;it;"titiiitt'i, '"Jaiound 
the Premises' ln a harmonious

relationship with all oiiur rrU.ontrictors, f"Uot.ri, material men and suppliers at the Premises'

-, g.g Tlme.of the Essence in this Leasehold lmprovement Agreement. unless otherwise

indicated, all referencJsT"r"in io , 'nrru"i oi J"yr; 
-rnrtt 

,nean alrd reler to calendar days' ln

all instances where County is required t" 'ppi"'", 
il no wrltten notice of approval is given within

the stated time period. ai the end of t,"ri"i"iilt in" tt"' shall automatically be deemed not

approved

g.6 Lessor,s Lease Default. NOtwithstanding any prwision to the contrary contained in

this Lease, if an event ol defautt by Lessor 
"iinii 

LJut"['tolo lmprovernent Agreement' and said

default has occurred at any time on ot. uetoi" jne sutstantial completlon of the Premises' then

(i) in addition to att 
"ft;;'ighi; 

LnO ."ruOl"t gi",i"O to County pursuant to the Lease' Countv

shail have the right to cauie Lessor to cease-the construction oithe Leasehord rmprovements

and (ii) ail other obtigailons gJ C?r.lly '"0'"i 
in" tu*t of this Loasehold lmprovernent

Aoreement shall be forgiven until such time is such default is cured pursuant to the terms of the '

LJm" "iiliii 
LeasenotJ lmprovement Agreement'
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EXHISIT B
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)
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EXHIBIT .,C"

ASBESTOS

A. Lessor shall operate and maintain the below descr'rbed .sDaces 
free of hazqrd

from asbestos containing constructio" t"'i"titft tnCCft'f't) ls defineO in Tille 15'

sections 
,r601 and idoT"itnr united.sL-t.;C"'de. Al asbestos hazard will be

recognized if an ,r""g"'*nortrxi#-Lrr"-"or 0'01 fibers longer than five

microns per cubic rrniiruiff of air measured over an..eioht hour period as

determined by the;;;;;ffirion *rir"# l6;t"t*pv .,El,) method' rEM

testing wi' be ,unOuii.V it ,amptes dt# by the Phiase Contract Microscopy

iffiMi r"in"o inofie 'r or more fibers per cc of air'

1. Space leased to the County and plenums in the same HVAC zone'

z.commonpubllcareaswhichcountyemployeesoritsinviteeswould

3

normallY/reasonablY use'

Buildingmaintenanceareas,utilityspaces,andelevatorshaflswithinor
;;;i;;rt;as described in items 1 and 2 above'

B ln the event construction of the building wherein leased premises are located

was compteted prlilo 
-1979, 

mu U'"ttol'lnrfi-ptuibt the County with

certification that the ar"r, ,rt"ri"d b ;;;;;' ,i" ii",i of asbestos hazard from

ACCM's prior to tn" 
"r-.luti". "r 

tnis lease' lf said premises were constructed

after 1979, Lessor shall provide county"viiln-' *tltt"n statement to that effect'

certification shall be in the form of an ACCM's surve.y and Evaluation Report

prepared by , q,ufinlJ lndustrial 
'6J1itl 

wno snarr ue certified by the

Arnerican Board ofinJrrtriur Hygiene'lAer]tl :r an_Environmental Protection

Agency (EPA) - nro"'to' Hazaii Emergency R:tPol:-" Act (AHERA) certified

inspector. Saio suil""i;;it i.-JYde tnos"e areas listed in paragraph (A)' Survey

requirements ","'''il*t 
walk-thro'oi"l#9"t1;i,it" testing of suspected

fJffi{trul+fl fi i*it'nt[:i#i"i*,ffi
lf friable asbestos is iounO or 

-the physical condition

indicate possibte tiuei reLase, a: .;.1dl'd-;"J.testing bv the Phase contrast

Microscopy (pCM)-metnod must Ut pt,{"itiuO' 
-tt 

asnJstol flber concentrations

of .1 fibers per cc of air or greater ,r"i;;;;, irrtn"t leltino by the Transmission

Electron lr/icroscopy (TEM) method ,ir'"runir6.v. 
s'io iuru"y and evaluation

report shal idenriilLrirccrv,, rorno ,n;;;;;;"nd abatemeht procedures' lf

necessary, the report shail also ,pu"i?v'i,,iJJ;;;191-1e implementation of an

operation unO .ur].nrn.u pfun inclusivJ of an5r required monitoring and testing

intervals. rne repoit is subject to r..uil* uno'uppiorrl by the county and the

Lessor shall agreJto 'ti 
tonditions contained therein'

C
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EXHIBIT "D''
CONFIRMATION OF LEASE INFORMATION

2. PREMISES: 1325 Soruce Street

Riverside, California 92508

3. COMMENCEMENT DATE: Construction of the Leasehold lmprovements is substantially

Complete and the Lease Term shall commence tt of ' 
{ot '

term of 

- 

ending on unless extended as provided in the

Lease.

4. RENT: ln accordance with the Lease, Rent began to accrue on in the

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:

Datod Dated:_--

EXHIBIT D
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COUNTY OF RIVERSIDE

Economlc DeveloPment AgencY
' Real Estate Dlvlslon

CUSTODIAL SERVICES REQUIREMENTS

FOR LEASED FACILITIES

-

l.Backgroundchecksshallbeperformed,inamannerspecifiadbycounty'ofallqualified" p"rrinent and ternporary employees'

2. Provide all required services and supplies'

3. Perform services three days a week during the hours ol5:00 pm to 1:00 am only.

4. Provide and replace all Iluorescent light tubes and,,incandescent light bulbs usind only

those rypes "rirffiil ilh;ih;i;;; "ncv 
ericieni.as lndicated bv manufadurer'

Fixture ,"n""iorr-liarr ua wipeo clean with each relamping.

5. Lessor and custoditil statf shall be responsible for keycontrol' lssuing keys to workers'

coltecting said keys at shift 
"ni-u'no 

ieirieving ittvt 't 
gre end ol custodlan's

employment. lf keys are lost, .tfJn-or-rirpt"i'0,'iefeying costs are landlord's

6.

responsibilitY.

SPECIFIC SERVICES - Frequency and coverage:

A. DallY:

1. Rest Rooms:

switches, etc.

Page 1 of 3
EXHIBIT "E"

M:\RealProparly\Real PropBrty\DIST21LEASES\Custodlal SpeclficaUons doc

Empty all trash containers, refill dispensers' damp mop floors' clean'

sanitize and polish ,rr?r'i*;ing ti*1""t'.tnt*e fittlngs' liush rings' draln

and overflow ou.ets, ;|;;;';ilpoiiin mitioii, .t"an viall adiacent to hand

basins/urinals, dust metal partitions' remova finger prints from walls'

z.

3

Lobbv Area - Main Cofridqrs - Stainuavs:

Remove trash, vacuurn, vacuum/darnp. mop tile, clean lobby and entrance

io-o'o, .f.rn and sanitlze drlnking fountains'

L 'cvee Break Room.s/Kilchen:

Rernove trash from building and deposit in dumpster, v.acuuTl rugs and

carpet, wipe spills, mop tiE floor' removt'ting"iptints from doors' light

swiiches, etc., and refill dispensers'

General and Privale Areas:I

)
(.



Remove trash, vacuum carpets, mop tile floors, spot clean inteiior
partition glass, clean counter tops and blackboards, dust desks,
conference tables, credenza/file cabinets anC bookcases.

5. Buildino Security:

a.
b.

c.

Turn off all lighls (except security and night lights).
Close wlndows.
Reset alarms and lock all doors.

B. 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 walls'and controls, frames and light
switches in office areas, cldan and polish bright metal to 70" height, clean and
sanitize waste contalners in rest roorns and break rooms.

C. Monthly - All Areas:

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

Spray buff resilienUhard floor areas, detail vacuum carpet edges, under
desk/office fumiture,

D. Quarterly - All Areas:

Spray buff resilient and hard surface floors and apply floor finish.

Clean inlerior/exterior windows, clean/polish office furniture, damp clean diffuser
outlets in ceiling/wall, wash waste containers, clean/dust bllnds, wash sanitize.

E. Seml-Annually - All Areas:

1 AllAreas:
a, Clean and polish all basoboards.
b. Damp clean lobby and reception chairs.
c. Clean carpeted surfaces-use a water extraction method

F, Annually - All Areas

1. All resilient and hard surface floors:

Page 2 of 3
EXHIBIT "E"
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EXHIBIT E.1
PERIODIC SERVICES

Servlce:

lnterior Piinting

Carpet Cleaning

Pest Control
HVAC Standard Preventative
Maintenance Contract
Fire Extinguishers

Exterior Time Clocks
Roof lnspections & Maintenance

EXHIBIT E-1

FreouencY:

Every three Years in high tratfic
areai, l. e. Lobbles and hallwaYs'

Semi-annually - by qualified carpet

cleaning comPany'
MonthlY.
QuarlerlY.

AnnuallY or as required bY local
regulations,
Resel for time changes.
AnnuallY, Prior to ralnY season'
Clean debris from roof, drains and

down spouts, insPect and rePair

roof as needed.



i

L-)

a, Move furniture, strip, seal and apply floor finish lo all resilient and

hard surface floors
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GENERALTENANTIMPRoVEMENTcoNsTRUcTIoNSPECIFICATIoNS
FOR LEASED FACILITIES

COUNTY OF RIVERS]DE
Economlc DeveloPme nt AgencY

Page 1 of 13

A. INTENT

B.

c.

1. lt is the inlent of lhese instructions to conveylo the !9.sqorc 
n9,$ bidders lhe minimum construct'ton

requirements for providing complete ,ni ,JrOf" i"J[ty tenant improvements under lease agreement'

These instructions apply ro.a[ n"* 
"on"iirlil"n,'rrt"ilti""s 

-and'repalr 
and/or renovatlon ln facllltles

leased to the CountY of Riverside' t

2. All relerences to the counly ln this or any olher specification rneans the Riverside county Economic

DeveloPment Agency'

3'Allworklnaccordancewlththesespeclficationsoranyolhersoecificatlonsandplansmustbe
coordinated with the Assistant cornty-l*."uilve-OffiierlEDA 6r her designee' Speclflcatlons

,: contalned on or wtth spectfic ptans for ;";;i;;il;; may contain more slringent provislons lhan the

.. mlnimu. ,equirur"r[ ri.t"o herein, rr,e more stringlnt requirements shall govern'

4: When fully |ustified, Lessor mavreques,t w'lylt o|?.111:1]:1,:lthtte speclfications' Such requesls

must be submitted in writing to tne nssisia-nic"rni/'ei"nutive officer/EDA wtth fullJustlfication All

specification, ;lll;" enforjed unr"", "iJriii;y;"i""J 
by the Economic Development Agency in

wriling.

coltputence wrH tocau necuuartoxs

1. ln the absence of such codes, ordlnan-ces or regulations, lhe Lessor's contraclor shall use the latest

, 
edlUon of the ,,unifonn Building coo"".--tro*eier, wnen such local, county or state requirements

contaln more stringent provisions tnan ine minimum requirements staled herein, the more stringenl

requirements shall govern'

2, The LessOr shall, without additional expense to the county, be responslble for oblaining and paying

for any necessary conslruction tees,,ttenses anO permiis requirLd for privalely owned bulldings'

Lessor shall comply with any applicaUeFeOerat, Sraie and Municipal laws ' codes' and regulations in

connection wilh lhe proseculion of the work, and shall take proper safety and health precautions,to

pi.i"tir"*' me wotkers, tho public' and the property of others'

3. All work in accordance with these specifications must be done in stricl compliance wilh the Americans

with Disabllities Act of 1g90 and any regulations issued pursuant therelo'

DRAWINGS

1. A slte plan, olearly indicating parklng spaces, shall be prepared. Floor plans, elevalions. mechanlcal

and etectricat f,jr'#il;llil pr,ir,-i"o,Eeteraurv irt one elghth inch (1/B') scale'

z. The Assistant county Executive officer/EDA shall be provided four (4) complete sets of the

aforemenlion"d;;;ilg, ;nd spectftcations for revlew and approval.

3.Priorloslartolconstruction,two(2)completeapprovedsetso{conslructionplansandspecifications
sha, be prouia"J io tn" economii D";;a;;;;,i.ngtn"v These sets shall be sisned to lndicate

approval Uy rniJrmarlon fecnnotogy. Onelet will be-retuined lo Lessor for construction' the second

sei shall be retained by the Economic Development Agency.
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4 Any changes or devialion from the approvad plans and specifications will not be accepted wlthout
prior wrltten approval hom the Economic Development Agency.

A pre-construction conterence with Lessor, contraclor and County shall be ccnducted at a rnutua.lly

agreed-upon site for reviewing and defining the construction requirements.

lnspections by the Econornic Development Agecny will be conducted at random times during the

course of construction. A complete set of approvod final dravrings and specifications marked up to
show any changes and as-bullt condltions shall be maintained on the job site. Normally, three (3)

unscheduled and one (1 ) final inspection wlll be conducled.'At lhe final inspection, a punch list willbe
developed, and any deficiencies notsd wlll be corrected prior to Counly's acceptance of the facility,

SPECIFICATIONS

1. The Lessor shall be responslble, ln all cases. for the proper deslgn and coordination of archltectural,
structural, plumbing, electrlcal, heating, venlilation, air condilioning, slte slements, etc., of lhe
proposed facilily. Accesslbility for physically handicapped is requlred, unless speclfically waived in
writing by the Economlc Developmont Agency.

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

F. CLEANUP

Upon completion of the facility and prior to move-in and acceptance for lease by the County, the
Lessoishall clean, seal and wax floors, clean windows, fixtures and finishes, interior and exlerior, and
remove surplus materials and debris from the site.

' (ARCHTTECTURA[_ REQUTREMENTS)

A, FLOORS

Floors shall be designed in accordance wlth unlform, concentrated and special loads given ln the
"Uniform Bullding Code", chapter 23.

Carpet - One hundred percent (10O%) contlntrous filament nylon or olefln with static control; minirnum
yarn weight - 28 oz. Require statement of plle weight from vendor or manufacturer. Minimum five (5)
year wananty agalnst teri percent (10%) surface wear when properly maintained. Matching carpet
strlps with metal cap shall be used for base in all carpeled areas. Colors/pattems must be approved
by the Economic Developmenl Agency.

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

Non-carpeted floors including the rest rooms and break rooms, shall have a minimum of high quality
sheet vinyl covering or tile, lncluding base. Vlnyl/tlle rnay not be used in other non-carpeted areas.
Vinyl/tile shall be commercial grade wlth colors and patterns lulldepth, Colors/patterns of sheel vinyl
and tlle musl be approved by the Economic Development Agency.

WALLS

1. lnterior walls - all interior partition construclion shall comply with applicable Federal, State, County and
Clty codes. The types of interior partltions to be used must be approved by the Economic
Development Agency.

E,

1
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3.

4.
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2. Toilet room walls adjacent to occup-ied sPaces shall be sound insulating double'wall constructlon and

filled wlth sound-absorbhg materlals'

ROOF ANg INSULATION

l.Roofconstructionandinsulationshallbeappropriatetotheoveralldesignofthebuildingand
Prevallin g weather condltlons'

2. All roof deslgns shall include a minimum one-half lnch (%") lo one foot (t;) slopes for posltlve

dralnage.

flMBER AND WOOq

L All lumber usod structurally shall be-stress'graded with the stamp of the Lumber Association lndlcated

" 
on each piece showing the sfess graoe'

CEILING CONSTRUCTION

1. All ceilings shall be placed at nine feet (9'0") above finlsh floor level' unless otherwise speclfied'

,:,2,Asuspendedacousticalceilingsystemwithintegratedtightingshal|beinstallodlnallocorpledareas,

3,Restroomsandcoffeeroomsshallhavesolidceilings(dry'rrall'etc')'

WINDOWS

1. Windows shallbe-tinteP'

2.Glazingthatexlendsbelowthirty-twoinches(32.,)above.thefloorshallbeprotecledwlthahorizontal
railing or simtiaisatety barrier. f roiuiOrri-*iaoi's may U" 

'"t-'f 
ot *ooo of commercial quality' All

*ild.* opentngs shait be properly flashed'

3, Glazing shall consist of a reflective tinting'

D,

E

F

G. DOORS

1. Exterlor
stoPs.

doors - all wood doors will be solid core. Exterior doors wlll be weather'strlpped and have

Exrerior doors to u" nl'i' ;=r; ffi]ilirv-ii, iCo;i *iot' Appropriate metal doors are

2.

accePtable.

Exterior doors shall have automatic closers

DeveloPment AgencY

Page 3 of 13

Main enlrances shall have ADAautomatlc door openers'

H CABINET WORK

l.Cablnetworkshallconformt.o.-t|r9^s|lnoarcJsasdgfined.in,theWood.worklnstltuteolCallfornla'
Manual of Mltlwork, (reference'WlC #10-i;' standard cabinet design)'

2, Acceptable cabinel work quality ls,]aminated plastic covered deluxe (D) grade. or wood factory-

fintshed deluxe (D) grade, excepr uriritviuj'6ia5Jin utirrty storage areas'

3. countertops and splashes shall.be,laminated plaslic, c.usroln grade' silf-edge trim' Minimum four

inch (4") rrigrl sp-faJh'es *nt" abutting verlical wall surfaces

4. Cabinet work to be cornplete with knobs' pulls' hinges' catches' eic'

.5, Colors/patterns o{ ]aminaled plastic ancJ finishes of casework must be approvec! by the Economic

EXHIBIT F
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I. HARDWARE

1. Hardware will be of goocJ commerciai quality grade and type. Automatic door closers shall be

provided on public ani employee entrance doors, toilet room doors, and coffee room doors. Public

entrances wiil have ADA automatic door openers and glazed parlition lobby doors shallbe equipped

with push bars vrith integral PUSH AND PULL signs. Toilet and cofiee roorn doors will have push

plates and door pulls. When public entrancer lobby, toilel or coffee room doors are wood or metal

with enameled finish, kickplates shall be provided. At localions where onty one (1)loiletis provided,

the door cioser 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 lnstalled where required by code, Simplex cipher

locks (or equail may be used in lieu of keyed locks when approved by the Econmic Development

AgencY..

2. Exterior doors wlth hinges exposed to the public (out- swlnging doors) wilt be equipped wllh door butts

that have 'fast" pins to prevent rernoval or tamperlng.

3. All doors to be provided with adequate hardware. lnterior door locksets lo be provided only where

, indicated on plans. lnterior doors lo be provlded wlth doorstops.

4. Double doors (peir) - shall be avoirJed on exterlor openlngs wherever posslble. When pair is required

by design. use rernovable mullion, unless speclfically approved olhenrise.

5. Exlerior doors - all exterior doors must have a deadbolt lock, except where panlc hardware is

required,

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

County.

a. All keyed locks shall be equipped wlth six (6) pin keylays.
b. Three (3) keys shall be fugnished for each lock.
c. All loclis's.hall be keyed as specified by County, except that all locks wlthin lhe following

indivldual groups shall be keyed alike:
(1) Mechanical equipmenl rooms.
(2) Janlto/s closets.
(3) Employee entrances (interior & exterior).
(4) Bulletin boards.
(5) Electrical panel boxes.

d. A rnaster key system shall be provided and ten (10) master keys shall be furnished, unless

otherwise specfied.
e. Keying - locks wlll lncorporate a securlty system to assure that keys used during construction

wltinol opon doors afler County occufancy. The key side of alt locks wlll be on the public

side.

TOILET ENCLOSURES AND ACCESSORIES

Faclllties rnust comply wlth all existing codes.

1. All tollet and urinal enclosures shall be socured to the floor and celling.

Z. Doors shall be installed ln men's and women's toilels. Enlrance doors to enclosures shall be litted

wilh speclfic locking devices.

g. Each toilet compartment shall be provided with a metal coat hook and double roll toilet paper holder,

suitable for dispensing rolled tissue.

4. lnstall one single-fold paper lowel dispensing cabinet for each multiple of two (2) lavatories or less in

Page 4'of 13
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all resl rooms. Towel dispensers shall be designed to dispense paper towols'

5.Eachpairoflavalorlesinallrestroomsshallbeprovidedwllhsoapdispensers.

6.Eachlavatorylnallrestroomsshallbeprovldedwilha24,x30,wall-rnountedmlrror'Providea,
ir.hl"tt steel snef at each mirror'

7. women,s rBSl rooms shall be provided wlth feminine.napkin dispenser' women's toilet

compartrnent. J;ii'; prouio"o *ltn on-.?) feminlne napkin disposal contalner'

8, Trash bins shall be provided in rest rooms

g. Both men,s and women's tollets shall be designed and constructed lo accommodati the physically

, handicapped. on. *.ru, ctoset complfi;i ;hrll be sized. to meel handicapped requhements'

prouded wtth outswingiry.gg, ,nd g#;;;s.-ine toitet fixtures,lavalory' mirrors' etc" shall be

iocated at the correct freignt for handicapped'

K PAINTING

lnterior surfaces and trim shall be given two (2) coats minimum. one hundred

cover'ge required. prliiritiila-"c6uiiicar ceirilg snalt not be painled' Finish

accordance wilh cotors "l'irilJJriuiiE 
county a'nd snatt malch color chips'

percenl (100%)

coat shall be in

L

3. Painf cotors must be approved by the Economic Devetoprnent Agency'

4. All interior painted surfaces shall receive two (2)coats ol semi-gloss enamel'

5.Wallcoveringsotherthanpainledsurfaces(i.91*.?od-!aneling,vinylmatoriat,etc.)shallbe
pennitted, f,o..iion-.nO'"ofi" rnust ue JJpror'eO LV the Economlc Development Agenry'

6.Parkingstripsshouldbefourinches(4")widewithh[hwaytrafficcaliberpalnt'

T,Streetnumbers-shouldbeaminimurnofsixinches(6,,)high.

WINDOWTREATMENT

l.Minimumlreatment.VerticalblindsorotherasspecifiedbytheEconomicDeveloprnentAgency'

SIGNS

l.ldenlificationsigntobeinstalledonexterlortopebgeo|!u1!olg.SiqnshallbedesignedbyLessorto
spectfication oiin. eronomic Developm;;iig;#y' Placement aid specific slze of letters wlll be

determined accordlng to layout and locatlon of slructure'

2. lnterior signs to be pre-approved by the EconomlciDevelopment Agency'

3. Lettering on entrance doors wlll be speclfically identified by the Economic Development Agency'

4. Lessor wlll provlde county $10,000 allowance toward top-of-building signage. The design and size of

sign must ue appio'"0 by the Economic Development Agency'

PLUMBING FIXTURES AND FTTTINGS

1. All resl room lavalories shall have self'closing laucels'

2. All toilets and urinals shall be equippeci urith ilush valves'

Page 5 of 13
EXHIBIT F

M

N,

t)I

1.

I



Refrigerated water fountains should be provided on each floor

"Water-Saver" toilets will not be acceptable

ProviCe hot wa(er in rest rooms, break rooms and quiel room.

AIJ work in accordance with thase specifications rnust be done in strict ccmpliance with the Americans
vrith Disabilities Acl of 1990 and any regulations issued pursuant thereto.

O. FIRE PROTECTION

'1 . Provide all necessary fire extingulshers as requirod by local flrg regulations,

2. Provide spdnkler lnspectlon and lesl prlor to occupancy.

3: Provide all other necessary protective devices and equpment as required by local flre regulatlons.

.4. Bullding alarms and fire monltoring equipment shall not be installad in the telephone/data roorn
wlthout wrltten permission of the Riverslde County lnformation Technology Department.

P. ELEVATORS

1. Provide lnspection and routine maintenance prlor to occupancy.

SPACE CONptTt_ONING)
(Heating, Ventilatiori and Alr Condltlonlng)

A. 9ENERAL REOI|IREMENIS :

Space conditionlng shall be considered the year-round control of temperature, humidity, air
circulation, ventilation and alr cleaning to the degree required lo assure satisfactory and etficient use
of the space for occupanls and equipment. Follow good accepled practices as reflected in the latest
issue of the American Soclety of Heating, Refrigeration and Air Condltloning Engineer's GuirJe
(ASHRAE),

B. VENTILATION

Ventilation for air-conditionlng system - Provide ventilatlon makeup air in the amounl of 10% of total
air requirement lor cooling or two (2) air changes per hour, whichever is greatest, plus allexhaust air
requirements.

C. EXHAUST SYSTEMS

Exhaust tollet areas - the'exhaust fan shall be connected to the lightswitch or interconnected with lhe
ah conditioning tlme clock.

Ak shall not be directly exhausled, except ln the followlng lnstances;
a. Air used to rnake up exhaust for toilel rooms.
b. Air exhausted speclfically for oooklng, food preparalion or removat of excesslve heat

goneraled by vendlng or various other machines.
c, When speclfied for break rooms,

D. SPACETEMPERATURECONTROLS

Central control system for tlre various areas or provide a thermostat for each healing and/or air-
conditioning system. Use separate electronic lhermostats for heating and cooling with lock covers.

3.

4.

D.

1

1

2
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All svslerns shall be controiled by seven (7) day, twenty-four (24) hour tlme clocks sst to the

Econimic Development Agency's reqdirements'

Thermostats controlllng space conditions during occupled hours shall be adjustable from sixty oigttt

deorees (68') to eighty degrees (80") wlth the no^"it"i aiseventy degrees (70') for heating and

seienty-six degrees (76i) for coollng'

Slmultaneous heating and cooling will not be acceplable'

Lessor shall compty wlth exlstlng codes'

Heat-generated equlpmenl shall be of adequale capaclty to heat the buildlng under design conditions'

All gas furnaces shall be approved by the American Gas Association'

All electric components shall be UL-approved and comply with the california Eleclric code'

Electric strip heating is not acceptable'

All recirculated and outside air shail pass lhrough filters before entering air'handling units'

Filters shall be replaceable types'

4.

5.

6.

7,

8.

o

E

F

AIR FILTERS

1

2.

PIPING

1.

G.

Piping in finished areas, such as lobbies and offices, shall be concealed' No water piplng of any

description shall be tns1,fuA near electricat swi't-ch!ear.. Provide shutoff valves at all locations

,""ar!"ty to isolate separate zones of the system served'

2. All hot and chllled waler piping shail be insulated'

AIR DISTRIBUTION

l.Ductworkshallbeprovided,asrequired,forproperalrdlstrib_utionwlthsupplyoutlelsspacedsoasto
avoid excesslve throws and dead spots. 

'tn 
5rJ6it" maintain sorrnd prlvacy, d.oor louvers will not be

used lo return air from offices. souna-artenuating, acoustically lined transfer ducts or return air ducts

must be used. All supply and retum ,rr. Ju"uor"[ rnall be constructed arid lnstalled in accordance

wrm nSHnef Siilffi; rnJ.naff comply w1h state and local bullding codes'

2.Allairhandlingunils,exceptunltheaters,mustbeprovidedwlthoutsidealrintakes'lnlakesshallbe
located to avcild the introduction or uoneiiir. g"t"" or vehicle and condenser unil exhausts'

3. Diffusers shall be selectod and spaced so lhat, al the occupied level' the movement of alr will be

untform and not be less than ten (10) cGic feei per minute, nor more than fifty (50) cubic feat pef

minutewhenmeasuredatfourfeetla'1a[ovelnenoor. Theyshallbeselectedsothatthethrowfrom

an air dlffuser does not impinge on *uffqlotrmns, or119 thtows from other diflusers based on a

rerrninat vetocity of one hundred feer (r oui ;;i;;i"' Oi*rtutt located in offices shall be of lhe tully

adjuslanle alr Pattern tYPe'

BALANCING AND ADJUSTING

l.spaceconditioningequiprientshallbecalanceciandadjustecJbypersonscerliiiedloperlormsuch

H,

functions Prior to occuPancy

Page 7 of 13
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2. Copy of air balance report shall be provided to the Econornic Development Agency'

NOISE AND VIBRATION

l. parlicular care shall be exercised in the design, selection and installaticn of all mechanical eQuipment

and components to attain reasonable noise levels in occupiecJ space' ln general, sound levels for

various.spaces shall be maintained in accordance with the recommendations of the ASHRAE Guide'

oPE RATING INSTRUCTJ.ONS

1. The Lessor shall provide simplified consolidated equipment and control diagrarns wlth speclfic

operating instruciions posted on a readily accesslble label on each utllity system, such as furnaces,

refrigeralion 
"qripr"rit, 

air handling rysiems, and pumping systems. These instructions shallclearly

indlcate how lo stop and shrt systems, what adjusfnents must or may be made by County penonnel

to assure propor operation, and what action shall be taken ln emergencies.

(ELECTRICAL)

GENERAL REOUIREMENTS

1. All electrical work shall be deslgned and installed in accordance wlth the plan requiraments.

2 Codes and ordinances - shallconform tostandards of the National ElectricalCode (NEC), O.S.H.A.,

serving public telephone company, state Fire Marshaland local ordinances.

Service equipment shall be located in separate electricaUrnechanical room with prpper working

clearances and grounding. All breakers shall be clearly idantified'

lnstall sufficient lighting to provide

entrance, around the Perimeter
driveways.

J

A.

B.

2

C

INTERIOR LIGHTING

1, Fluorescent lamps shall generally be 34 watt,430-milli-amp, rapid-start, cool-whlte, including energy

efficient ballasts.

2, The lighting shall be designed to maintain a uniform level of illumination of the niinimum foot'candles

despiated-. f-fgnilng levis shalt be based on working plan thirty inches (30") alove_flgol appropriate

coefiicient of ufllizaiion for the fixture and maintenance factor. Conform to Title 24, Division 9lor
llghting requlrements. Provide not less than ten foot-candles in halls, thlrtyfoot-candles h rest roorns

and flfty foot-canJtei in-all other areas, unless speclfically noled otherwise (eighty foot-candles in

draftlng room areas).

3. Each working space, utllity or storage room shall have at least one receptacle. Each office shall have

a minlrnum of one (i) receptacle dn eacn twelve feat (12') of wall space. See plans for addltional

andlor special outlets.

4. Provide twenty-four (24) hour lightlng for securlty'

S. .. . Emergency lighting - Shall be provided where required by applicable'codes, or nalural lighthg wrr' ^ot' 
provide suificlent lumens for emorgency exlting of building'

EXTERIOR LIGHTING

a minimum of five (5) foot-candles of illumination at each building

of the bullding, in itre parking and maneuvering areas and on

All exlerior lighting shall be high or low-pressure sodium as specified by the county. Fixtures shaltbe
2.

Page I of 13
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A. GENERAL REQUIREMENTS

1. All telephone anp cornmunlcations equlpment shall conform-to the standards of lhe county of

Rtverside, O"p"iriili"iiil;il;iiilieinnotogy and lhe serving pr:blic lelephone companv'

2. Provide telephona outlets and dats processing terminals as requlred by the user department'

SWITCH ROOM SPECIFICATIONS

1. provisions shall be made avallable for easy access into.the telephone/data room for telephone and

data wiring. The lT Department w[r ue coniuneo during the ptanntng and building stages lo asslst in

deslgning ,*ur*-inio 
"no 

ort of the telephone room for allwiring.

2, Building alarms and fire monltoring equlpment shall nol be- installed in the lelephone/data room

wlthout wrltten permission of the lT o"prttr,",t. ln the.event the lT Department grants such

petmtsstoniail nirrrJi"g ;trr* ano fire-m-JnJioring;qulpm"nl shallbe instialled in locations designated

bYthe tT DePartment'

3. Data Room physical speclfications - th.e room must be cornpleted thirty (30) days prlor to occupanry'

All specificarion-, rii "[io 
ioo, 

"s 
ouuinJJin il;H;g;it shall be-completed, includins' but not

lirnited to, installatlon of plywood, lightine;,-#crlc"i"it"'ltt, HVA6' ground' floor lile and doorw1h.
:

.. lock.

a. rhe room should be as square as possibleang ?' '19'-?:S":3i:',i]3 nil1tflJi",l"Tilg
"t 

po""tbt". The room shall be dedicated for telephonr

. room shall be as follows:

controlled by photocell' timeclocks, or combinations of both'

(Updated FebruarY 12, 2001 )

Leased Premises - so. ft.

5,000 square feet or less
5,000 - 10,000 sq. ft.
10,000 sq. fi ' or rnore

B.

Room Size

8'x 10'
10'x 14'
16' x 20'

b. Atl walls wlll be litred wlth AC grade 4'xB' sheets of %" plywood from floor to ceiling' Plyrvoodu' 
;1,;, d; ;;i&;; p"ini.'o on 

"rr 
ilori *iin it i""it'two coals of flre resistanlpaint'

c. The door wlll be a minlmum of three (3) feet wide and located as noar as posslble to a room

corner. The door wlll be equipped wftn alocf. ih" doo' must open outward to provide

addltional usable sPace'

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

maintain a room temperature between iAiC .nJ Za'C (64'F and 75'F) at all tirnes (24 hours

.per day,365 i#;;i-V".il.- rr u uurrarngt-HVAc'syslem,cannot ensure contlnuoue

operarion (incru?ing';"l,r",iog ,nd ;;iid;i;, provid6..a standalone HVAC unlt wlth

independent controis for the tetecommu-ni;;ffit'roorn' lf an ernergency power.source is

availabte i, tf,"luifiing, *"^""iin" ffVnC t,t1", thal serves.the telecommunications room

lo it. Sensors and conirols must be located in tfre telecomrnunications room' ideally placed 5

feet AFF (thermostat location will be .p""intJ on lhe telecornmunication roorn drawing

provided by counly of Riversicie rntofliiri'onjechnology Departmont). lf an in-roorn air

conditioner is installed, the location .r.t o" approved u'y tt u"ror" installalion' lf remote-

monitoring 
"qrip."n]'is 

rrilfrUr", tnii toom should hbve its own independenl sensor

Average neat foiJ io, eluiprnent is ZO,OOO SiU (specific heal load will be provicied for each

Pase e ol13 
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room).
lf fire sprinklers are required by code, the sprinkler shall heve a high temperature standard
response full circle head with a heavy-duty cover. Other fire protoction systems shall be
provided as outlined in applicable codes.
Room Lightlng - Provide a minimum equivalent of 5C0 lux (50 foct candles) measured 3 ft.
AFF Coordirrate placernent of light fixtures with County of Riverside Communications to

avoid interference -wilh low voltage equipment. Light frxtures must be a minimum of 8.5 ft.
AFF. Use light-colored paint on the walls and ceiling to enhance room lighting. Power for the
lighting should not corne from the power panel located inside the telecomrnunications room.
One light.should be on emergerncy power if avallable.

Emergency Lighting - Emergency lighting shallbe provided and be placed lo ensure that the
loss of power to normal lights will not hamper an emergency exit from the room.

The floor shall be covered with 1/8'1, 12"x12" Armskong Excelon SDT Statlc Dissipative Tile,
and shall be installed according to the manufacturer speclfications, lt shall be capable of
supporting mlnimum bearing loads of one hundred (100) .pounds per square foot and
maximum concentratlon loading of 2,000 lbs. per foot. Grounding of the flmr tile system ln all

araas shall be performed by a qualified technlclan.
Four (4) each double duplai outiets al +12 inches on one twenly (20) Arnp breaker (minimum
one outlet on eact wall to sarve es utlllty outlets).
One (1) lsolaled ground wlth a maximum resistance of five (5) ohms to be provided. (lT
Department shall be consulted regarding type - see layout for exacl localion.)
It rnulUple telecommunication rooms are required, two (2) four-inch (4") conduits will be
inslalled between the rooms for horizontalcabling connectivity.
A ceilng wlll be installed ln the swltch room at a minlmum of 8.5' AFF. Ceiling prolrusions
(e.g. sprinkler heads) must be placed to assure a minimurn clear height of 8 feel that is clear
of obstructlons, to provide space over the equlpment frames for cables and suspended cable

'trays. Celling finish must minimize dust and be light colored lo enhance the rcom llghting, lf a
drop ceiling is installed no provlsions for wire entering the room wlll need to be providad. lf a
hard, no access celling is installed, a minimum of two (2) four-lnch (4") condults wlll be

, installed as sleeves to allow tho voice and data wirlng to be extendod into the switch room,
AcUal riumber of volce and data wiring will dlctate if addltional sleeves will be requlred.
Exact location of the sleeves wlll be detormlned by ff Department.
Other Uses - Telecommunication rooms must be dedicated lo the telecornrnunlcations
function and relaled support facilities. Equipment not related lo the support of the
telecommunlcallon robm, such as piping, duct work, and distrlbulion of bullding ponrer, musl
not be located ln, or pass through the room. The telecommunlcation room rnay not be
shared with bullding or cuslodial servlces lhat may interfere with the telecommunications
systems. For example, slop slnks and cleaning malerials such as mops, buckets or solvenls
must not be located or slored ln lhe telecommunlcation roorn.
Groundlng - A Telecommunication Maln Grounding Busbar (TMGB)shall be lnstalled ln the
telecommunications.room at the location speclfied ln the roorn layoutthatwill be provided by
the County Telecommunications Engineer. The Grounding Busbar must be a coppar, 6 mm
thic* by 100 mm wide, by 10 cm long, pre-drilled Busbar. The Busbar shallbe insulatad from
Its supporting structure by at least two'lnches of separation, Bond ths Busbar to the bullding
AC grounding electrode'system. The mlnimum stse of the bondlng conductor should be #6
AWG and be sized to carry the maximum short time rating Amps of lhe buildlng grounding
electrode conductor. A s.upplemental bonding connection ls requlred to the structumlstsel of
thebullding and localACsub-panellocated lnsidethe telecommunications room. Resistance
should be no more than ,1 ohms between the TMGB and the bullding main grounding source
measurecl followlng the two-point bonding tesl method using an earth ground resistance
tester.

g

h.

t.

j.

k.

l.

m.

4. Critical/ Speclal Eleclrical - All outlets shall be standard 1101117 VAC outlets with a ground, unless
othenrllse noted.

a. Dedicated Power Feecler - The telecommunlcations roorn will have lt's own dedicaled power
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feeder termlnated in an electricat panei localed inslde the room' Localion oi thls electrlcal

,ro-p"n"ir'r,Ji-rr" .roJriy "";;i#;';il;r;ry c"rrunicatioris lo ensure lt doas nol

lmpact tn" or"rif design and ,.t oift tpacewlthin the roorn' Powsr requlred lor other

.qrtpr"it tn itr, ,ooi fr.g. ffuoirs"on[Xgfrting, rnotors, alr condltlonlng equlpment)

shoutd be supptied Uy a seplrlie t.LOit, cJnduit, and dlstrlbutlon panel' lf an

Bmergency power source is awfilUL,-conn".iinu telecommunlcations room electdcal sub-

b. ?'"t?llHJlysteml lnstqr! 
two dsdicared 110 vAc,20 Amp circuits-terminated ln a

surface mounred 4s etectricald;il-iffi 7.i rnocttouts at a heighl of 6 ft' AFF' The 4s

locks wiil contain no or1ets, 
""ty 

r';i;;'k 
"or"i 

prrt". Each of the iwo clrorlts wtll have lts

own sep.arare hot. neutrat, 
""0 

JrJrili*ir;;llt#;;Y back to the powei dlstrlbutlon panel'

Each dedhared ctrcutt wl1 bo .rJr',riv'[u"r"Jo" t o biank cover ptate and sub-panel'

c. equipme-JHilr":lnitarr on" ouirJr't-Jio ,fip;1io vnc chcult wlth lsolated ground for

ur"n 
"qrlpmuniiack 

iminrmu, 
.;ff,;;;it 

piJdtrrl, .Termlnate 
each dedicaled circuil on

double d|'pd;';rf i;';';;'i;;;u.tlJis ti,i* on-tha slde of the cable ladder' cable

tadder tayour, clrcu[ locailons "# il;;iiry ;ilr-ue ip"cineo in the roorn layout provirJed by the

c*nrviill#ffi;i;i;;IEirii.'""i, ine uiea("r number shallbe identified on each of

d. H:?#"tfjtdrr Gondrrionor ouret (To support rr Terephone system): lnstrallone dedicated

2oatz2o vAc,20 Amp circutt teininrt"J![ 
" 

ti"gte NEun o-io receptacle' This outlel wlll

be tocated near the door and *lii"d;6;ir"o i,it'e room layout provlded by the county

1 Telecommunlcatlons Enginaer'

e. Oenerat'pu-#|". Ouff.tt, lnstall one dedicated 20 Amp' 1 10 VAC chcuit for general'purpose

use. Thls circult wlll oe termlnatal on douole-ouflexbutlets around the room wlth at least

on" ortr"i ;;;,y i;6"t an; 
"t 

l"riron" outlet per wall 12 inches AFF.

{. securiryI'6ne'oeoirlt"o 110 v-iC:is nrnp 
"ii"rit.terminatei, 

on a double'duplex outlet'

Locafir; ;;;fi;io-rtrus outr"i*rri ut 
"p"[ined 

in the room layout provided bv the Countv

Telecommu.nlcations Engineer'

S. pagtng -'ti;JO"JioteO-ttO VAC, 15 Amp.-circuit.rermlnated on a double-dupler' oullet'

Location and height of thls ouilei t 
'iir 

ul 
"p".in"d 

in lhe room layout provided by the county

Telecommunlcations Engineer'

h. Muttipre ie]scommunicaiion Rooms - lf rnulliple tetecommunicatlon rooms are required'

connecting conduits wlll be requked'

CONDUIT REQUIREMENITS

1' y"t* *3t"PJ:iSJS,i3l;"ns: 
Each wAo shan consist or one 4 in bv 4 in. bv 2'5 ln' deep outlet

box wllh ZTi"''Oy 4 in' reduclng adapter lnstalled'

b, Heighr Requtreme;rts: e""n fri-d"il"rif"-rnriatled at the same helght as the adiacent

etectrical outlet. The he[nt oi J;;di"; wall telephones shall conform to any ADA rules

pertatnlng ro handicappeo use.'1i#h;iilti;-tvplcarrv42lnches AFF to the center of the

outlet box'cfi 
1"'"iiif:i'fil,,';lg';o"yii#iiJr,[ffi ,?!ffi :'J:ff l+i:sr$,Hiffi ii:

ouflet box. coi[ng ;;i ;; a"ccesslbte from lhe wAo location back to..the

Tetecommunications R;;;. if tf," WAO location is at wallphone height' lnstall an

addilional outletbox utitanOrtO noor height a-nd connecl a ilnch rigid conduil from'

the bolom of rhewal h;6hil;;ilne1ip3r the standard floor helghl box. Ream

atl condultends and fit with lnsulated bushings'
, (Z) *on-R""er"ible Ceiling;: Wn"n tnt ceiling ii not accesslble, the conduits shall be

run from the wAo rolriion; ih;--ry 6the Tetecommunlcations Room or lhe

accesslble ceiling .pu"".-nrnr cannoi have more than the equivalent of two 90-

degree bends wilhouilnsratrtng a pull box..(oull box musl be accessible upon

oomptetion ot constrr_,ctio"nI ni-riorits wiil,'have a pull string. installed. where

multiple outtets ur" inri"iiu6', eachlocation will have its own dedicated conduit run'

no daisY cltaining is allorved'
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2 Syslem Furniture Wall ln-feeds: Wall in-feeds will be one 1 .25 ln. rlgid conduit per 2.5 WAO-locations

;i;y;;.;;;inlirru. The condult stubbed into the ceilins space.from I 4 in' by 4 in' b.v 2'5 in' deep

oriflt nor. Consult County Communications for location, quantlly, and size of in-feeds'

Backbcne PathwaYs:

a, Telecommunications Rooms: The standard conduit configuration connecting

Telecommunicatlorls Roorns will consist of 2-3 in. rigid conduits. Conduits are to be run in

the most diroct route possible with no more than two 90-degree bends without a pull box.

Rearn all conduit ends and fitwith insulated bushings. Conduits are to be bonded to ground

in accordance with atl local and national requirementq. Location of conduits will be provided

on a stte-Uy-site basis. The bend radius of lhe conduit shall be 10 llmes the lnternal condult

diameter. Also provide each condult with pull shing with minimum tenslle strength of 30lbs,

b. Sleews:
(ii- --fir"*alts: 

lfanyfirewallsarepresent,acoessthroughthewaltmustbeproMdedby
the contractor. ine ends of any conduit penetrating a firewall willbe sealed with an

approprlate sealer. ldentificat6n of the areas that must be sealed shall be ldentified

by'lhi contractor at he time of wiring. Size and.location of lhe sleeves will be

. dltermlned bythe CountyTelecommunications Englneer. Sleeves shottrd penelrate

the wail a minimum of 3'inches. Ream each end of condult and fit with lnsulated

bushlng.
(2) Telecoirmunications Roorns: ln mulli-level bulldings wlth -.. 

stacked

Telecommunications Roorns, sleeves shallbe pfovlded from the ceiling of the lowest

level to the floor of the top level, Slze, quantity, and locatlon wlll be provided by the

County Telecommunicalions En glneer.

Primary SeMce Condllit Requiremants (New Construction):

a. The number of all prlmary service condults wlll be determined bythe slze and scope of each

job. The items listed below are BASIC requlrements onty and as the scope of the iob

lncreases, some.or all,of the ltems listed below may undergo maJor changes

(1) Entrance condutts shall be four(4) lnchei in diameter. A mlnlmum of two (2)

condults will be installed into the Telicommunications Room. Condults are to be run

the most direct roule as Possible.
(2) Condults shall be buried a minimum of 30 lnches below finish Ead?.
igi As a mlnlmum, a slurry rnix of concrete shatl cover of thg conduit (s) for.protection.

t4i No rnore than Mo (2) 9g-Oecree bends shall be lnstalled wlthout lhe addition of a pull

box.
(S) ConOutt runs ln excess of 500 feet shall have a pull box installed' All bends shall

have a minlmum-bending radius of 10 times the diameter of the oondult.

(6) All fourJnch condults sh6uld have a minlmum 1/*lnch nylon.pullrope' Allfour-inch

condufts over 400 feet should have a minimum U8-lnch nylon pull rope. Tho size

and requirernents of pull boxes can only be deterrnined by lhe.gcoqe of the job.

(7) tf the 
'MPOE (main .point of entrince) is not . Phyl.."l1y localed 

. 
in the

Telecommunications Room it will be necessary to install two 2-inch condults from the

MPOE to the Telacommunlcatlons Room.

CABLE TRAYS:

1. ls the structurat ceiting height is greater than 16' AFF or the occupled sp.ace is greater than 25,000

squarefeet,acautetriysyitemitttoerequiredtosupporl.thevoicearrddatawirirg. Consultwiththe

County Telecommunicitt6ns Englneer regarding posibte installation and to assist in the design of the

cable tray sYstern.

4

D
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l.

ESTOPPEL CEhTIFICATE

The county of Riverside, as Tenant, for the purpose of providing office space for use by

the Economlc Development Aoencv and the spruce street Professional Building' LLC'

to county and county leased from Lessor those certain premises consisting of

approximately 30.407 square feet of office space located at 1325 Soruce street'

Riverside. cA , The office lease, as amended, modified, and supplemented' is refened

to in this Certiflcate as lhe "Lease"

The Lease has not been amended' modified nor suPPlemented, excePt

3

4.

5

'County has Paid Rent through The next PaYment of Rent is due on

County has not paid Lessor a security deposit'

2

nder the Lease,U

is

the lerm began orr 

--, 

and the expiration date of the Lease

subfect to County's right fo terminate the Lease and any options the

6.

CountymayhavetoextendthetermasidentifiedinthisCertificate.

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 ls neqotiated at time of extension'

The county has the ri9h1 of lirst offer to renew the Lease, after the original term and any

options to extend have expired, on the same terms and conditions as dre then being

offered by Lessor to bona {ide third party prospective lessees'

The County has the right to early termination after five years of inltial Lease occupancy lf

funding is reduced or becornes unavailable or lf the County determines for any reason or

cause that the premises are no longer suitable for its use. lf County terrninates after five

years; Lessor is entitled -to recover from county the amortized portion of the tenant

improvernents that remain on the balance of the lease as described in section 6'4 oJ the

Lease and Attachment "1".

There are no oral or written amendments, modlfications, or supptements to the Lease

except as previously stated in this Certificate' A true, correct' and complete copy of the

Lease, including all amendrnents, modifications, and supplements, is attached to this

certificate. The Lease, as arnended, modified and supplemented, is in fult force and

effect and represents the entire agreement belween Lessor and the County pertaining to

the Premises.

All space and improvements leased by county lrave been completed and furnished in

accordance vlith the provisions of the Lease, and county has accepted and takerr

possession of the Premises. ltll coniributions requireo to be paid by Lessor to date for

improvements to the Prernises have been paid in full'

Page 1 EXHIBIT G
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10 Lessor and County are not in default in the performance of any ol the terrns and

provisions of the Lease. To the best knowledge of each Party, no event or cr:ndition has

occurred that, with lhe giving of notice or passage of time, or both, would constitute such

default by Lessor or County.

Lessor has not assigned, transferred, or hypothecated the Real Properly 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 rnortgagees, beneficiaries under deeds of trust, or other holders of a

11

12

13.

security lnterest in the Real Property, except as follows:

14 County shall receive the first three months rent free plus $10,000 for top-of-building

signage allowance.

There are no pending actions, voluntary or involuntary, under any bankruptcy or

Insolvency laws of the Unlted States or any state against either Lessor or County.

The execution of this Certificate by Lessor and the County does not arnend the Lease or

waive any of Lessor's or County's rights under the Lease except as specifically provided

15.

't6

17

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 elther 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 ln full force and etfect and shall bind and inure to the benefit

of and its succesior in interest.

LESSOR:

COUNTY
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RECORDED AT REOUEST OF AND WHEN
RECORDED RETURN TO:

Attention:

SUBORDINATION, NON.D]STURBANCE, AND ATTORNMENT AGREEMENT

Spruce Street, Riverside, Callfornia 92507

Recitals:

refened 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 Countyfor space

(lhe ''Prernlses") located on the Mortgage Premises.

To corrfirm their understanding concerning the legal eflect of the Mortgage and the Lease, in

consideration of the rnutual covenants and agreementi contained in this Agreement and other

valuable corisideration, the receipt and sufficiency of rvhich are hereby acknowledged, Lender and

county, intending to be legallybound, agree and covenant as follows:

Page'1 bf I
EXHIBIT H
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This Subordination,

place at

1157

A.

ownership interest in realproperty located
is set forth lnThe legal description of the encurnbered real ProPertY

Exhibit A, attached to this Agreement, The Mortgage,
collectivelyloan agreement(s), and other documents executed in mnnection with it are hereafter

c.
Lender an Assignment of Leases, Rents and Proflts

-, 
and recorded on

Premises. togetherwith all
is hereafter referred to as the "Assignment of Rents'"replacements, substitutions and extensions,

t
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1 . Representations and Warranties. Countywarrants and represents thatthe Lease is

in full force and efrect and that, as of the date of this Agreement and to the best of county's

knowledge, there is no defaurlt under the Lease by Lesscr or county'

2. CountY Subordination,

2.1. Subject to il-e provisions of Section 3, the Loan Documents shall conslitute a

lien or charge on the y6;;19. Prernises that is prior and superior to the Lease, to the leasehold

estate created Oy it, anJ toif fiigl',G"no privileges of _County 
under it; by this Agreernent, the Lease'

the leasehold estate ;;;a;J 6y il togeth"r irnn all righti and privileges- of County under it' is

subordinated, at all times, to mJ lien oicharge of the Loan Documents in hvor of Lender'

Z.Z, By executing this Agreement, County subordinates the Lease and County's

interest under it to the lien rignt a-no secuirlty title, and terms of the Loan Documents' and to all

idr"nr.r or payrnents madel 6r to be made, under any Loan Document'

3. Non'dlsturbance.

3.1. Lender consents to the Lease

g.2. Despite County's subordinatlon under Section 2, Count/speacefuland quiet

possession of the prem-isJi shall not be disturbed and Gounty's rlghts and privileges under the

Lease, including lts rigl;i'i;;dy termination,lts rlght to extend the term of the Lease, its righlof first

refusal to leaselhE prlp"rty rfilr expiration of thiorlgtnalterm and anyertensions thereol, shallnot

be diminisheo ny r-enoLis Li"rcise'ot its rights or re-medies undbr the Loan Documents, provided

that County has not-canceled or termlnited the Lease, nor surrendered, or abandonsd the

Premlses.

3'3.|f(a)Lendershallacquiretitleto,andpossessionof,thePremiseson
foreclosure in an acilon ln which Lender shall have. been required to narne county as a party

J"tenOant, and (b) Couniy it not in default under the Lease beyond any applicable.cure or grace

periods, has not .rna"trd or terminated the Lease, nor surrendered, vacated or abandoned the

premises and remairisln aciuaL possession of the Piemises at the time Lender shall so acquire title

io, ,nJ possession 
"i; 

i'h;Fi;;ises. Lender and County shall enter into a new lease on the same

i"irni ai.,a conditions as \^€re contained in the Lease, e:<cept that:

subjecr to the rerms ,nE).",01,1".;:i?fiil"ffi:*[x?'1iffi,:1,!'ili1il'-::;J;rtH''."":i-']1"

(b) Lender shall have no obllgations or liabilities to county under any such

new lease beyond those'of Lessor as were contained ln the Lease; and

expirationdateoftheJ:L'"'Tlreexpirationdateofanynewleaseshallcoincidewlththeoriginal

g..4. County shall not be narned or joined in any foreclosure, truslee's sale, or other

proceeding to enforce the Loan oocuments unless luch joinder shall be legally required to perfect

ihe foreclosure, trustee's sale, or other proceeding'

4. Attornrnent.

rPage 2 of 8
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4.1. lf Lender shall succeed to Lessor's interesl in the Mortgag_e Premises by

foreclosure of the Mortfrgr,6Vdeed in lieu of foreclosure, orin any.dthermanner, Countyshallbe

bound to Lender under atl the terms, covenanls and conditions olthe Lease for the balance of lts

term with the same force anO 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:

(a) Lender when in possession of the h/ortgage Premises:

(b) a receiver appointed in any action-or proceeding td forectose the

Mortgage;

(c) ahy party acquiring title to the l\4ortgage Premises; or

(d) any successor to Lessor.

4.2. County's attornment is self-qperating, and lt shall continue to be effective

without execution of any turtlrer inslrument by any of the parties to this Agreement or the Lease'

LrnJur agrees to give County written notice if UenOer has succeeded to the interest of the Lessor

;il;i#L"*". t6" terms'of the Lease are incorporated into this Agreement by reference.

' 4.3. lf the interests of Lessor under the Lease are transfened byforeclosure of the

Mortgage, deed ln lieu of ioreclosure, or otherwise, to a party ottler than Lender (Transferee), in

considir"tion of, and as condltion precedent to, Coun$s agreement to attom to any such

;;;;;i;;;;, ir"n.t"r". shatt be deemed to have assumed all teims, covenants, and conditions of

the Lease to be observeO or performed by Lessor frorn the date on which the Transferee succeeds

to Lessols interests under the Lease'

S. Lender as Lessor. lf Lender shall succeed to the interest of Lessor under the

Lease, Lender shall be bound to County under all the terms, covenants and conditions of the Lease,

ffi Cil"t shall, from the date of tende/s succession to the Lessois interest under the Lease,

have the same remedi.s againrt Lenderfor breach of the Lease that Countywould have had under

inu t"r.r agalnst Lesior; irovided, horruever, that despite anythlng 1o the contrary in this Agreement

or tne Leas6, Lender, as successor to the Lesso/s interest, shall be:

(a) tiable for any act or omisslon of the Lessor;provided that the Lender

may elect either to prrioi, the pre-existing obligation or to permit the County to perform it and to

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 Lessotl

(c) bound by any rent or additional rnr l[2] county might have pald for

more than one month in adwnce to Lessofi 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

materially adversely affect any right of Lessor under the Lease.

(e) subjeit to the count1,,s r.ight to assert continuing clairns, such as

material inierference with the Count/s use anci enir.ryrnent of the premises, against the Lender'
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. 6. Right To Cure. County agrees that, before County exercises anyof its rights or

remedies under lhe Lease, l-ender shall have the right, but not the obligation, to cure the defaull
within the sarne tirne given Lessor in the lease to cure the default, plus an additionalthirty (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.to cornmence
foreclosure proceedings and to obtain possession of the Mortgage Premises; provided that:

(a) Lender shall notify County of Lender's inient to effect its remedy;

(b) Lender initiates irnrnediate steps to foreclose on or to recover possessiori of

the Morlgage Premises:

(c) Lender initiates imrnediate legal proceedings to appolnt a receiver for the

Mortgage Prernises or to foreclose on or recover possession of the Mortgage Premises wlthin the
thirty (30) day period; and

(d) Lender prosecutes such proceedings and rernedies with due dlligence and
continuity to completion.

7. Assignment of Rents, lf Lessordefaultslnitsperformanceof thetermsof theLoan
Documsnts, County agrees to recognize.the Assignment of Rents made by Lessor lo Lender and
shall pay to Lender, asassignee, fronn the Ume Lepder gives County notice that Lessor is in default
under lhe terms of the Loan Documents, the rents under the Lease, but only those rents that are

due orthat becorne due under the terms of the Leasa after notice by Lender. Payments of rents to
Lender by County under the assignment of rents and Lessor's default shall contlnue until the first of
the following occurs:

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

(b) Lender gives County notice that the Lessofs default under the Loan
Docurnenls has been cured and instructs County that the rents shall thereafter be payable to
Lessofi or

(c) The lien of the tr,iortgage has been foreclosed and the purchaser at the

foreclosure sale (whether Lender or a Transferee) gives County notlce of the foreclosure sale. On

giving notice,lhe purchaser shallsurceed to Lesso/s interests underthe Lease, afterwhich time
lne rents and other benefits due Lessor under the Lease shall be payable to the purchaser as the
owner of the Mortgage Premises.

B. County's Reliance. When complylng with the provisions of Seclion 7, County shall

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

relieve, and protlct County from ind against any and all loss, claim, damage, or llability (inclutling

reasonable attorney's fees) arising out.of County's compliance with such notice.

County shall be entitled to full credit under the Lease for any rents paid to Lender in

accordance with Section 7 to the same extent as if such rents were paid directly to Lessor. Any

dispute between Lender (or Lender's Transferee) and Lessor as to the exlslence of a default by

Leisor under lhe terrns of the Mortgage, the extent or nature of such default, or Lender's rlght to

foreclosure of the Mortgage, shall be dealt wilh and adiusted solely between Lender (orTransferee)
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and Lessor, and County shall nor be rnade a party to any such disputa (unless requlred by law)'

g. Lender's status. ruothing ln this Agreement shall be construed to be an

agreement by Lender to perform rny *r.nint of ne LEssor under the Leasa unless and ungl lt

obtains tige to tne r,l1orti'age iremiies uV power of sale, judiclal foreclosure, or deed ln liau of

foreclosure, o, ontrins"iJstt.iiott i t[. tf4ortgug. Premises under the terms of lhe Loan

Docurnents,

l0.CancellatlonofLgase.Countyagreesthatitwilln.olcancel,terminate,orsurrender
the Lease, excepl af tiie normaLexpiration of theiease term or as provided in the Lease'

11. Special Covenants. Despite anything ln this lgt""ry{:I ll"-}^".'=e 
to the

contrary, i{ Lender r"qliirr-titi"Jo tne Morigage Piemiies, County-agrees that:lender shall have

the right ar any time in bonnection with tne sate"or other transfer of ihe Mortgage Premises to assign

the Lease or Lender's iilnts unOer lt to any person or entity, and that Lender, its officers' directors'

shareholders, agents, and employees shall be released fiom any further liabillty under the Lease

arising after the Ort" oi tr.n iransfer, provided that theBssignee of Lendefs interest assumes

Lende/s obligations ,nO".tnu Lease, in writing, from the date of such transfer'

12. Transferee's Llablllty (Non Recourse). lf a Transferee acquires litle to'the

Mortgage Premises:

(a) County's recourse against Transferee Ior default under the Lease shall be

limited to the Mortgugu er"i11ir"s or any sale, insurbnce, or condemnation proceeds from the

Mortgage Premises;

(b) County shall look exclusivety 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 oi any personal liability under the Lease;

tril ct,L,ty inatt uor solely to the interests of Transferee set forth in (a)

above, and
(iii) counry shall not cotlect or attempt to collect any-judgment out of any other

assets, or from any generat or limited partners or shareholders of Transferee'

13. Transferee,s performance obtlgations. Subject to the limitations provided ln

Sections 11 and lZ, riairansferee acquires title-to the Mortgage Premises, the Transferee shall

perforrn and recogn2e all County imprwernlnt allowance pr6vfions, all rent-free and rent rebate

provisions, and all optionr-"nO rlght! of ofier, in addition io Lesso/s other obligations under the

Lease,

14. Notice. All nolice -.r1uired by this Agreement shall be glven in writing and

shall be deemed to haw been duly given lor all purposes when:

(a) deposited in the United States mail (by registered or certifed mail, return

receipt requested, postage prepaid); or

(b) depositeC with a nationally recognized overnight delivery service such as

Federal ExPress or Airborne'
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Each notice must be directed to the party to receive it at lts dddress stated below or at such

cther address as rnay U. ruUttituted by noiice given as provided in this section'

Copies oI notices senl to lhe parties' attorneys or other parties are courlesy copies' and

failure to provide rrch ;pi". snal not afiact the effectiveness of.a notice given hereunder'

15. MlscetlaneousProvislons'

15.1. This Agreement may not be modified orally; it m=y.b"- modlfied.only by an

agreement in wrigng 
"f 

gn"d ui thl. parties oi tneir successors-in-interest. This Agreernent shall inure

6il; ffitfit of anl biird tne-parties and their successors and assignees'

15.2. The captions contained in this Agreement are for convenience only and in no

way lirnit oralter the terms and conditions of the Agreement.

1 S.3. This Agreement has been executed under and shatl be construed, gove119d,

and enforced, in accordance with tfre tawi of the State of Callfornia except to the axtent that

california taw is preeriplJo uvt[r u.s. federal taw. The invalidityor unenforceabilityof one or more

provisions of this ngrd*rnidoes not ar"ciin! ,uiiaity or enforceability of any other provisions'

j5.4. This Agreement has been executed in duplicate. Lender and County agree

The addresses are:

Lender:

Copy to:

Attention:

Attention:.---
copy

Attention

Page 6 of I
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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..concerning

subordination of the Lease and the teasehold estate created by it, together with all rights and

il;i6g* ;i County roJ"i it, to the lien or charge oJ the Loan.Documents and shall supersede and

b-n."i to ine eXent tnai ft vroufa affect prioritibetween the Lease and the Loan Documenls, any

pi"rior. rrOoraination alieernents, inctuding provisions, if any, contained in tha Lease that provide

for the subdrdination oiinr Lease and theleasehold estate meated by it to a deed of trusl or

,ortgrgt This Agreement supersedes any lnconsistent provisionof the Lease'

15.6. This Agreement may be executed in any number of ,counterparls, each of

which when so executed'ind"dellvered shill be deemed lo be an original and all of which copies.

1,ffi16;il; il;il;;;rtitrt, but one and the same instrument. Signature and acknowledgrnent

pig.. ;ry Ue OetacneJ fto, the copies and attached to a singte copy of .this Agreemenl to

physicaly form one 
"iiginriOo.ur"ni, 

which may be recorded without an attached copy of the

Lease,

1S.Z lf any legal action or proceeding is commenced to interpret or enforce the

terms of this Agreerneni *'oOfi6itions arising out of lt, or !o remler damages lor the breach of the

Agreement, th6 party pr"r.ifind in such actiSn or proceeding shall be entitled to recover from lhe

;;;;]il"g pSrtyblprrti"i itir".ronable attomeys'feesl costs, and expenses it has incurred.

1S.g. Word Usage. Untess the context clearly requlres otherwise, (a) the pluraland

singular numbers will each be deimed to include the other; (bi the masculine;ferninine, and neuter

ffid* wftt eacn b;;;J to include the others; (cj ';sh.a.ll," "wiil," "must,u "agrees"' and
,,covenants,, are each rrnO"tory; (d) "rnay'' is perrnissive;ie) "or'is not exclusive; and (f)'includes"

and 'induding" ale not limiting.

Executed on the date frst-above written.

Lender:

I

By: lsignature]-
Its: _[state titlal

County;

a

EXHIBIT H
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By: _[signature

Its: tstate titiel

Accepted and Agreed To

Lessor:

a

Byr lslgnature]-Its: lstate titleJ

' 
[Notarizations of Parties' Signatures]

[Exhiblt A: Legal description of Mortgage Premises]
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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') pertainlng io prop"rty known as the Spruce Street Professional Building a|1325 Spruce

Street, Riverside, Calffornia, 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, including 
"ll

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

C1y of Riverside, State of .California, and generally described as a free standing building

consisting of approximalely 77,000 square feot; 38,061 gross square feet of-exclusive

space toitne iounty with 50,407 gross square feet of exclusive space on the fourth and

tiith ftoors (the "Original Space") ind 7,654 gross square feet of exclusive space on the

second floor (the ;Additional Space") with 144 unreserved and unassigned parking

spaces and 3 ieserved 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. lt is understood that

the premises include all appurtenances and easernents 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 arnended by adding the
followingl
4.1,1, This First Amendment shall be effeclive upon the date of its full

execution by the Parties hereto which includes approval by the CoynlY. of Riverside'

Board of Supervisors. The "Additional Space" shall be ready and available for rnove in

by County on April 1,2007 ,

c. Section q.i or the Lease ls hereby arnended as follows:
Detay in Delivery of Premises. 4.3. lf the Original Term of this Le_ase 

for occupancy of

the fourth and fittn floors has nol 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 gZ,bOO for each'day the Premises are not substantially complete and available for

occupancy as per parigraph 2.4 (except if delay is due to change orders in the tenant

improvement c^qstruction that delay delivery and are requested by the County,

unior.r."rble governn'rent regulatory or, weather related factors, or the delay is caused

solely by the riegligence or misconduct of the County) after said date, as liquidated

Oamiges for failurJto provide occupancy in a timely manner as prescribed hereunder'

LessoI and County agi"" that such damages are to be one of the mutually exclusive

remedies, as prescribeO ln tnis Section 4, for such failure, in that at the time of entering

intc this Lease it would be impractical and extremely difficult to fix. the actual damages

that woujd flow from Lessor's failure to provide occupancy in a tlnrely manner, including,

erence in money between the total sum to be paid b)'County to

##l#*ffiffift#
nEc0R0 fi Mf ofFcE, c-8-oLe
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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 Terrn of this Lease for the
fcurth and fifth floors has not commenced by l/arch 31, 2C07, or (b) cancel this Lease,

and Lessor hereby waives any and all rights that it rnay have against County for any

costs, expenses and/or charges thal Lessor may have incurred as a result of preparing

the Prernises 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 , 2OO7 , County may, at its sole option, either: (a) deduct from any rents that may
become due hereunder the surn 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 improvernent construction that delay delivery
and are requested by the County, unforeseeable governrnenl regulatory or, weather
related factors, or the delay is caused solely by the negligence or misconduct of the
Gounty) 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 betwebn 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 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 rnay have incurred as a result of preparing the Premises for
occupancy.

D. Section 5.1 of the Lease is hereby amended in its entlrely to
read as follows:

RENT. County shall receive the first three months rent free plus $10,000 for
construction of topof-building signage frorn 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 renl for the Premises during the tenn of this Lease as indicated
below:

Amount Year

!

t"

$79,928.10
$82,325.94
$u,795.72
$87,339.59
$89,959.78
$92,658.57
$95,438.33

First
Second
Third
Fourth
Fifth
Sixth
Seventh

Firsl Amondment EDA Lease
Spruco Slreet Prolesslonal Bulldlng, LLC.
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$98,301.48
$101,250.52
$104,288.04

Eighth
Ninth
Tenth

Said monthly sums shall be payable, in advance, on the first day of the month or as

soon thereafter as a wanant can be issued in the normal course of County's business;

piovided, however, in the event rent for any perio.d.during the term hereof which is less

than one (1) full calendar month said rentil'shall be prO-rated based upon the actual

number of daYs of said rnonth.

E. Section 5.2 olthe Lease is hereby amended ln lts entirely to read as

follows:
Tenant lmprovements (Tls). Tenant improvement 

- 
costs are those cosls for

customizing and configuring the County's 33,698 square feet of dedicated space per the

County,s -Jp."u plan"(exJluding restiooms). County -Tls shall include: construction

J,2*ing. inU engi;eering cosis for Tls, 
'carpeting, 

flooring, paint, automatic door

opun*ti at rnain ioOLV, h-ard walted offices, break-rooms, data rooms, HVAC' heat

;;p;, Oncfing, confeience rooms, storage and supply rooms with locking hardware'

electrical to office and rnodular furniture, itc. Note: data lines and connectivity will be

contracted with county Vendors at county cost. Lesso-r to provide restrooms and

elevator lobbies on the second, fourth, and fifth floors' County's !"l1t-iaplovement
ift) 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 de.scribed in

r""ti"" 5.1) providra ov Lessor,'such amount witt be set forth in writing by an

aOdendum to tnis Lease. bounty will pay additional Tl costs in lump sum'

All other provisions of the Lease and Amendment not otherwise affected by this First

Arnendment 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.

I:

First Amendrnent EDA Lease
Spruce Street Professional Bulldlng, LLC'
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lN WITNESS WHEREOF, the County of Riverside and Spruce Street
Professionai Building, LLC. have executed this First A,mendmenl to the Lease dated
;un8 i 3th, 2006.

Dated: DFf 1 !,2006

GOUNTY OF RIVERSIDE SPRUCE STREET PROFESSIONAL
BUILDING, LLG.

By: By:
Bob r Magnon, l{anag

Chairrnan, Board of Supervisors Pres and Chief Executive Officer

ATTEST:
Norcy 'Psrneto ,

the Board
Wy

Approved as to Form

County Counsel

First Amendment EDA Lease
Spruce Street Prolessional Bullding, LLC.
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COPY (-

il;>
JUL I I 2007

tcoltor{tc DEYII0ilEI{I Aff ncYCOUNTY OF RIVEBSIDE

SECOND AMENDMENT TO THE COUNry OF RIVERSIDE ECONOMIC

DEVELOPMENT AGENCY (EDA) LEASE AT 1325 SPRUCE STREET, RIVERSIDE'

CALIFORNIA

The couNTY OF RIVERSIDE ('',County',) and the sPRUcF- STREET PROFESSIONAL

BUILDING, t-t-C, 1't-essof1, frereUy ahend ihat certain lease dated June 13th, 2006 ("the

Lease,,) pertaining to pioperty known as the Spruce Streel Professional Building a|1325 Spruce

Street, Riverside, Califomia, as follows:

A. Sectlon 2.2 of the Lease ls hereby amended ln its entirely to

read as follows:
Defined. The premises shatl consist of that c€rtain real property, lncludlng all

improvements therein or to be provided by Lessor 9nd9r the terms of this Lease, and

cornmonly known as a portion oit" Spruie Street Professional Building, located in the

City of Rlverslde, Staie'of Califomia, and generally described as a free standing building

consisting of approxlmately 77,O00 squarb feet; 40,208 gross square feel of-exclusive

space toitne iounty with SO,4OZ gross square feet of exclusive spac€ on the fourth and

fiiih flooo (the "Original Space') a-nO g,aoi gross square feet of exclusive sPace on lhe

ieionO ftoir ( 7,0* ;;;;s rqrrn feet of extluslve lpace from the First Amendment of
;AOOitionat Space" aid Z,lli gross square feel of addltional exclusive space from the

Second Amen{ment of 'Add}ional ipace") wlth 148_unreserved and unassignad

;;rklfu spaces and 3 reserved parklng spaces for the Cou{y 1nd top-of'the-building

lignrg"", all as sfrown on the stte ptan attached as Exhlblt'A" in the Lbase. tt is

uriOer-stooO that the Prernises include all appurtenances and easaments lhereto and the

non-exclusive right of ingress and egress ai alltimes to and from the public streels and

hlghways for County, its employees and lnvltees.

B. Sectlo n 4.1 of the Lease is hereby amended by adding the

following:
4.1.1. ThTs Second 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 Second Amendment "Additlonal Space' of.2,147 gross

,qrrtt feet oi exclusive space shall be ready and available for move in by County on

Septernber 1,2007.

C. Section 4,3 of the Lease ls hereby amendsd as follows:
Delay ln DeliverY of Premises. t

4,9.1. Provided county has executed plans and speclficat'lons to

Lessor by July 01,2007, and the second floor Second Amendment "Additional Space"

occupancy has not cornmenced by November 1,2007, County may' at lts soleoptlon'

elther: (aiOeduct from any rents that ffiat ' rme due hereunder lhe sum of $250 for

each diy lhe 2,147 gross square feet of idOitional exclusive space on the second floor
premises are not su-bstantiaily complete and available for occupancy as per paragraph

2.4 (excepl if delay is due to ihange orders ln the tenant improvement construction that

delay deliv"ry ,nd are reguested 
-b1, 

the County, Unforeseeable government regulatory

action or, weather related {actors, or the delay is caused by the sole. negliggnEe- or

misconduct of the County) afler said date, as liquidateC damagbs for fallure to provide

Second Amendmenl EDA Lease
Spruce Street Professional Building, LLC'

JUL03200i !,tt-

q



l )
(

occupancy in a timely manner prescribed hereunder. Lessor and County agree that

such darnages are to be one of the mutually exclusive remedies, as prescribed in this

Seclion 4, for such failure, in that at the time of entering into this Second Amendnrent il

would be imPractical and extremely difficult 1o flx lhe actual damages that would flow

from Lesso/s failure to Provide occupancy in a timelY rnanner, including, but not limlted

to, the ditference 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 otlrer party: or lf the Original Term of this Second Amendrnent for lhe

second floor addltion has not by November 1, 2007, or (b) cancel this

Second Amendment, and Lessor hereby waives any and all rights that it may have

against County for any costs, exPenses and/or charges that
ai a result ol preparing the Second Amendment lAdditional

Lessor may have lncuned
Space" Premises of 2,147

grcss square feet of exclusive space for occupanry.

D. Section 5.1 of the Lease is hereby amended in its entlrety to
read as follows:

RENT. Effective September 1, 2OO7 (unless there are Lessor delays)' if the Second

Amendment suite expansion is availa.ble for oc-cupancy (avallable for occupancy is

defined as Lessor having possession of a Certificate of Occupancy for the Second

Amendment expanslon signed by the City of Riverside), County shall pay the sum of

$2.10 pe, sqraie foot for 4O,2OA total square feet or $84,436.80 per month to Lessor as

rent lor the Premises during the term of this Lease as indicated below:

Amount Year

$ 84,436.80
$ 86,969.90
$ 89,579.00
$ 92,266.37
$ 95,034.36
$ 97,885.39
$100,821.95
$103,846.61
$106,962.01
$1 '10,170.87

First
Second
Third
Fourth
Fiflh
Sixth
Seventh
Eighth
Ninth
Tenth

Said monthly sums shall be payable, in advance, on the first day of the month or as

soon thereaiter as a warrant can be issued ln the nonnal course of County's business;

provlded, however, in the event rent for any period during the term hereof which is less

[f,rn onr (1) full calendar month said rental shall be p6-rated based upon the actual

num.ber of days of said rnonth.

E. Section 5.2 of the Lease is hereby amended ln lts entirety to read as

follows:
Tenant lmprovements (Tls). Tenant improvement costs are those costs for

customizing and configuring the County's 1,900 square feet of usable dedicated space

Second Amendmonl EDA Lease 2
Spruce Street Professlonal Bullding, LLC.



pertheCounty,!sPace.q|a.nJelcludinorestrooms)'fo1|heSecondAmendment
expansion. County ift tniff tnclirde: .onitr.iion drawlngs and engineering costs for

Tls; carpeting, flooring, palnt, automaUc'iooi-op"n"o lt main lobby, hard walled

offices, break .o1nr,'"ir-t" io"i, HVAC' heat pumps'.ducting' conference rooms'

storage and supply-iror. with locking-n"iJ*.*, electrlcal to offlce and rnodular

furnlture, etc. Note: oata lines and ronn"riirity *irr u" contracted wlth county Vendors

at County cost. Lessor to provide. r"strooms ttiO ttt'"tor lobbles on the second' fourth'

and fifth floors, County's tenanf imptwtr"nt iit) oosts are those costs above the $35

per square foot or Sdolsoo touf iff*"nr. ior'the Second Amendrnent expansion'

which is part of the $1,245,930.00 total'ibn ,n"*ance for Tls for the County's total

35,598 square teet oi'rr.b6 exclusive space.and.$10,000 topof-building slgnage

altowance (as oescriieJin 
"attJon 

s.t)provioed^by Lessor' Such amount will be set

lorth in wrlting ny un aOOendum to tnrs Lease. County will pay additlonal Tl costs ln

lump surn.

All other provisions of the Lease and Arnendment not otherwise affected by this Second

Amendment shall ,"r.in tn, ,rr.. rnis second Amendment to the Lease shall not be

blndlng or deemed "*rurrrted 
until 

"ppirr-a 
ano executed by county's Board of

Supervisors.

ill
ill
ill
ill
llt
ut
ill
ill
nl
lll
llt
nl
ill

J

t
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lN WITNESS WHEREOF, the Countv of Riverside and Spruce Street

Professional Building, LLC. have executed this Second Amendment to the Lease dated

June 13rh, 2006.

Dated .Jur. 4. oo7

COUNTY OF RIVERSIDE SPRUCE STREET PROFESSIONAL
BUILDING, LLC.

By:
Magnon
and Chief Officer

ATTEST: NANCY ROMERO
GLERK OF THE BOARD

*/
gtgpgpferk of the Board

Approved as to Form

EACH DOCUMENT TO WHICH THIS CEBTIFICATE E
ATTACHED IS CERTIFIED TO BE A FULL, THUE AND
CORRECT COPY OF THE ORIGINAL ON FILE AND OF
BECOBD IN MY OFFICE. frrtvr^S, Eooa By:
Dated: County CounselXECIA HARPEH.IHEM

OBrk to tho Board ol Supervlsors
County ol Bivarside, Calllomla

Doputy

Second Amsndmenl EDA Lease
Spruce Street Profasslonal Bulldlng, LLC
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TH]RD AMENDMENT TO THE COUNTY OF RIVERSIDE ECONOMIC DEVELOPMENT

AGENCY (EDA) LEASE AT 1325 Spnricr STREET' RIVERSIDE CALIFORNIA

3 THIS THIRD AMENDMENT To THE EDA LEASE ("Amendment,'), dated as of

FEB 0 I 2010
is entered by and berween the SPRUCE STREET PROFESSIONAL

4

5

6

1

B

9

BUILDING, LLC, a California lirnited tiability company, as Lessor, and the coUNTY oF

RIVERSIDE, a polilical subdivision of lhe state of california, as county'

Recilals

A.LessorandCounryhaveenleredintolhalcertainEDALease,datedasofJune

13, 2006, (the ,,original Lease') pursuanl to which Lessor has agreed to lease lo county and

County has agreed lo lease from Lessor a portion of thal.certain building' more cornmonly

known as the Spruce Street Professional Building, located a].1325 Spruce Streel' in the Clty of

Riverside, slate of calilornia, (the 'Building"), consisling of 30'407 gross square feet' as more

particularly described in the Lease (the'Original Premises")'

B. The Original Lease has been amended by:

l.ThatcertainFirstAmendmenltoLeasedatedDecernber12,2006'by

and between Lessor and county (the ,'Firsl Amendmenl") whereby, among other lhings' lhe

County leased an additional 7,654 gross square feet on the second floor ol the Building'

10

L1

t2

i3

74

15

15

1?

1g 2,ThalcertainSecondAmendmenttoLeasedatedJuly3,200T.byand

between Lessor and County (the "second Amendmenl") whereby' among other things' the

county leased an additiona I 2,147 gross square feet on the second floor of the Building'

c.TheoriginalLease,asheretofore,currently,orhereafteramended.shall

hereafter be referred to as the "Lease''

D.lnadditionlotlreoriginalPremises,Countydesirestolease{romLessorand

Lessor desires to lease addilional exclusive space, consisting of 11'303 renlable square {eet

located on the first flooi. of the Building (the "Additional space") on the terrns and conditions

19

20

2l

22

23

24

1

7 ,11) FFB
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set forth herein. The Original Premises and the Addilional Space are collectively referred to

herein as the "Premises' The Original Lease together with this Arnendrnenl are collectively

referred to herein as lhe 'Lease "

NOW THEREFORE, for good and valuable consideration the receipt and adequacy of

which is hereby acknowledged, the parties agree as follows:

Section 1. Prernises. Seclion 2.? of lhe Lease is hereby replaced in its entirety by the

following:

2.2 Defined. The Premises shall consisl of thal certain real property,

including all improvemenls therein or to be provided by Lessor under the terms of this Lease,

and cornmonly 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 sevenly seven thousand (77,000) square feet; fifly one thousand

five hundred eleven'(5'1,511)gross square feet of exclusive space for the County with thirty

lhousand four hundred seven (30,407) gross square feet of exclusive space on lhe fourth and

filthfloors (the Original Space), nine lhousand eighthundred one (9,801)gross square feetof

exclusive space on the second floor (7,654 gross square feet olexclusive space from ll're First

Amendment of "Additional Space" and 2,147 gross square feet of additional exclusive space

from the Second Amendrnent of 'Additional Space') and eleven thousand three hundred lhree

(11,303) square feet of exclusive space on the First Floor lrom the Third Amendment of

'Additional Space", with one hundred eighty six (186) unreserved and unassigned parking

spaces and three (3) reserved parking spaces for the County and topof-lhe-building signage,

" as shown on the sile plan attached as E, it "A" in the Lease, lt is understood that the

Premises include all appurtenances and easements therelo and the non-exclusive righl of

ingress and egress.at all times to and from lhe public streets and highways for Counly, its

employees and invitees.
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I ' S".tion 2. extrlOita. Exhibit A of the Original Lease is hereby deleled ln ils entirety

and replaced with Exhibil A allached hereto and incorporaled herein by this reference-

Section 3. Term Commencement. Section 4,1.1 of the Lease is hereby amended by

the following:

4.1.1. This Third Amendment shall be effective upon lhe date of its {ull

execulion by the Paflies herelo which includes approval by the Counly o{ Riverside Board of

Supervisors. The Third Amendrnenl 'Additional Space' of eleven lhousand three hundred

lhree (11,303) gross square feet ol exclusive space which shall be ready and avaibble for

move in by County on March 1, 2010.

Section 4. Delay in Delivery of Premises. Seclion 4.3.1 of lhe Lease is hereby

arnended as follows:

4.3.1. Provided County has execuled plans and specifications to Lessor by

December 31, 2009, and the "Additional Space" occupancy has not cornmenced by March 1,

2010. County may, al its sole oplion, either: (a)deduct from any rents that may become due

hereunder the surn of Two Hundred Fifty Dollars ($250) for each day the eleven thousand

three hundred three (11,303) gross square feet o{ additional exclusive space on lhe first floor

Prernises are nol substanlially complete and avallable for occupancy as per paragraph 2-4

(excepl if delay is due to change orders in the lenant improvement construction that delay

delivery and are requested by the Counfy, unforeseeable government regulatory action or,

weather relaled faclors, or the delay is caused by lhe sole negligence or misconduct of the

County) after said date, as damages for failure to provide occupancy in a timely manner as

prescribed hereunder. Lessor and Counly agree that such damages are lo be one of the

mutuallyexclusive rernedies, as prescribed in this Seclion 4, for such failure, in that al the time

of enlering into this Third Amendmenl it would be irnpractical and er.tremely difficull to fix the

acllal damages that vrould flow f rom Lessor's failure to provide occupanc)'in a titnely nlanner,
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including, bul not limited to, lhe difference in money between tlre tolal sum lo be paid by

County lo another pariy for reni tc Lease such parly's real properly if the rental hereunder is

less than the rental to be pard such other party: or if lhe Original Term o{ lhis Thi;d

Arnendmenlforthefirst flooradditionhasnolcommencedbylt/arch 1,2010,or(b)cancellhis

Third Amendment, and Lessor hereby waives any and all rights that it may have against

County for any cosls, expenses and/or charges that Lessor may have incurred as a result of

preparing the Third Amendment Additionalspace Premises of eleven thousand three hundred

three (11,303)gross square feel of exclusive space lor occupancy.

Section 5. Rent. Section 5.1 ol the Lease is hereby arnended in ils entirety by lhe

following:

5.1 RENT. Rentunder lhis Third Amendment [o Lease shall comrnence no

earlier than March 1, 2010. Effective March 1,2010 (unless there are Lessor delays), if the

Third Amendment suite expansion is available for occupancy (availablo lor occupancy is

defined as Lessor receiving a building permit final and release of utilities by the City of

Riverside for the Third Amendment expansion and'in compliance with. Section 2.4 of the

Lease), County shall pay $114,760.84 per month to Lessor as renl for the Premises for fifty

one thousand five hundred eleven (51,511)total square feet during lhe term oi this Lease as

indicated below: I

Monthly
Arnount Year

$ 84,436.80
$ 86,969.90
$ 114,76n 84

$ 114,76,-.. .

$ 1 14,760.84
$ 123,822.69
$ 127,537.36
$ 131,363.49
$ 13s,304.39
$ 139,363.52

First April 1 ,2007
Second April 1, 2008
Third -balance of third (and current) year April 1, 2009
Frurth April 1, 2010
Fifth April 1 .2011
Sixth Aprll 1 ,2012
Sevenih April 1 ,2013
Eighth April 1 ,2014
Ninth April 1,?015
Tenth April 1,'1016
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Said monthly sums shall be payable, in advance, on lhe firsl day of the monlh or as soon

lhereafter as a warrant can be issued in the normal course of County's business: provided'

however, in lhe event renl for any period during the lerm heteof which is less lhan one (1){ull

calendar month said renlal shall be pro-raled based upon lhe actual number of days of said

monlh,

Section 6. Tenant lmprovements. Section 5.2 of the Lease is hereby replaced in its

enlirely by lhe following:

S.Z Tenant lrnprovements ("T1"). Tenant improvemenl costs are those

costs for cuslomizing and configuring the Counly's eleven thousand three hundred lhree

(11,303) square feet of gross Addilional Space on the First Floor per the County's space plan

for the'Third Amendment expansion. County Tls shall include: construction drawings aM

engineering costs, carpeting, flooring, paint, hard walled offices, break roorns, data roorns,

HVAC, heat pumps, ducling, conference rooms, storage and supply rooms with locking

hardware, eleclrical to office and modular {urnilure. Note: data lines and connectivity will be

contracted with County Vendors at County cost. County will provide the electrical whipi for

Lessor's electrical contractor lo connect. Counly's tenanl improvemenl (Tl) costs per mulually

agreed upon plans and specifications shall be borne by Spruce Street Professional Bullding,

LLC.

Section 7. County's Right to Termination After Seven Years of Occupancy. The

title for Seclion 6.4 is hereby amended as follows:

. 6,4 County's Right to Termlnatlon After Seven Years of Occupancy,

Section B. Notice. Seclion 6.4.1is herebyreplaced in its entirety bythe following:

6.4.1 Notice for downsizing. Afler five (5) years from the comrnencemenl

dale of the Original Lease, County may provide Lessor with wrillen notificalion of its election to

dor,,,nsize up lo a maxirnum of fifty percenl ol the gross square foolage (25,756 gross square

q

a
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feel). The renl shall be adjusted based on the per square foot rental rate in Seclion 5.1 (equal

lo the rental rate in 5.1 divided by the gross footage of 51,511 square feel), by providing

Lessor with at least sixty (60) days wrilten notice prior to the daie of the downsizing.

Section 9. Notice. Seclion 6.4.2 is hereby added as follows:

6.4.2 Notice for terrnination. After seven (7) years from lhe commencemenl

date of the orpinal Lease, County may provide Lessor with written notification o{ ils election to

terminate lhis Lease, per Seclioh 6.4, by providing Lessor with at least sixty (60) days written

notice prior to the date ol the terminalion.

Section 10. lmprovernents by Lessor. Section 11.1.2 is hereby amended as

follows:

Certain Classifications of Labor under this conlract may be subject lo prevailing wage

uirements. lt is anticipated that Tl work will or may be performed which may be subject to

of prevailing wage when pedorrned. Pursuant to Seclion 1773 ol the Labor Code, lhe

eneral prevailing wage rales, including the per diem wages applicable to the work, and for

oliday and overlime work, including employer payments for health and welfare, pension

cation, and similar purposes, in the county in which the work is lo be done have been

rmined by the Director of the California Department of lndustrial Relations. These wages

available {rom the California Department of lndustrial Relations' lnternel website at

and are available al the main office of Agency

'Section 11. Capitalized Terms: Third Amendment to Prevail, Unless delined

herein. or the context requires otherwise, all capitalized lerms herein shall have lhe meaning

de,,,,-J in lhe Lease, as heretofore amended. The provisions of this Third Amendment shall

prevail over any inconsistency or conflicling provisions of lhe Lease, as herelofore amended,

and shall supplemenl the remaining provisions lhereof. The Lease remains in {ull force and

eflect except to lhe exlent amended by this Third Amendment. This Third Amendment shall

6
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not be binding or deemed consurnmaled until approved and executed by the County's Board

of-Supervisors

lN WITNESS WHEREOF, the County of Riverside and spruce streel Professional

Building, LLC, have execuled this Third Amendment lo the Lease on the date provided above'

Dated: FEB I 2010

By:

SPRUCE STREET PROFESSIONAL
BUILD!NG, LLC

, Managing Mernber

COUNTY OF RIVERSIDE

Mario Ashley, Cha
Board of SuPervisors

R

ATTEST:
Kecia Harper-lhem
Clerk of the Board

Deputy

APPROVED AS TO FORM:
Pamela J. Walls
County Counsel

C+

M. Gunzel
County Counsel

By
S
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FOURTH AMENDMENT TO THE COUNTY OF RIVERSIDE LEASE

AT 1325 SPRUCE STREET, RIVERSIDE, CALTFORNTA

THIS FOURTH AMENDMENT TO LEASE (tAmenflme Dt"), dated as of

ls entered into by and betWqen the SPRUCE STREET

PROFESSIONAL BUILDING, LLC, a California limited tiablil.ty company, as Lessor,

and the couNTY oF RivERslDE, a potitical subdivlsion of the state of califorDla, as

County.

Recitals

A. Lessor and Coqnty hqye entefed ihto. that cprtain Leasq dated June 13,

2006, (ihe 'Origina[ Lease) pursuant to whleh Lessor has agreed to lease to County

and Cognty has agreed to lease from Lessor q portion of that certaln building, morH

commoply known as the Spruce Stieet Professional Buildlng,'located at 132S Spruoe

Street, ln the City of Rlverslde, State of Catifomia, (the 'Buildihp), consisting of 30,4Q7

gross gguare feet, as more padicularly described lh the Lease (the ,oiiginal

Premises").

B. The Orlglnal Lease has been amended by:

1. Thatcertaln FirstAmendmentto Leage.{?ted December 12,.2006,

by and between LEssor and county (the "First.Amendrnenf) wheieby, the county

leased an additlonal 71654 grosq square feet on the secoqd floor of Ure Buil{ing.

2' That eertaln second Amendment to Lease dated Jury 3,. 200r, by

and [etween Less. or and Gounty (the 'second Amendmentn) whereby, thE eounty

leased an qdditlonal 2,147 Uross square feet on the second flsor of the Builtllng.

3- That certaln Third Antendment to Lease dated February g, 2010,

by and between Lessor and county (the "Third Amendment') whereby, the cor.rnty

loased an additional 11,303 gross square feet on the first floor.of the Building.

C' The Original Lease, as heretofore, currently, or hereafler amended, shall

hereafter be referred to as the'Lease',

Pagc I of5
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D. ccuntr'casi.':s t,r reirc: :n:,j-.>s squer: feetof oocupied space (scace
Reduct'on) as allovred under Secticn 6.4.i by vacating a portion of the 4h floor and
returning to Lessor.

NoW THEREFoRE, for good and valuable consideration the receipt and
adequacy of which is hereby acknowledged, the parties agree as follows;

Sectlon l. PremiseS. Section 2.2 of tha l_ease is hereby replaced ln lts
entirety by the following:

22 Defined. The.Premises.shali cohsist of a portion o.f that certain real
property, lhcludlng all lmprovements thereln 6r tO'be pr6vided hy Lessor Under the
terms of this LEase, and commonly known as The $pru@ stfebt Frofessional Build]ng
located in the City of Riverslde, State of eatifornia,..and geperally iJescrlbed as a freb
standing bullding consisting of approximgtety seventy seven ihousand (11,000) squaie
feet, of which the County leases approdmately forty fsur thousand elght hundred slxty
one (44,861) gross .square feet of exqluslve space inctuding twonty three thousand

n hundred fifty seven {23,757) gr.oss squarefeet of eXcklsive spaoe on the fourth
and fifth hoors (ieduced by 6,650 squars feet from the originalspace), nlne thousand
elght hundred one (9,8b1) grosg square feet of exclusive space on the second floor
(7,654 gross square feet of excluslve spaie frorn the First Amendment of ,,Additibnal

spacel and 2,147 gross sguare feet of additionar excrusive space from the seconQ
Amendment of "AddltjOnaf SpaCg,) and eleven thousandthree hundred three (11,gQ3)

square feet of exclusive space on the First Floor from. the Thlrd Amendrhent of
"Additional Space." Thls lncludes a mlhimum of one,hundred sixty sevon (167)
unreserved and unasslgned parklng spaces and three (3) reserved parking spaces for
the County and topof-the-building signage, all as shown on the stte plan attached as
Exhibit uA" in the Lease. lt is understood that the premises include all appurtenances
and easements thereto and the non-exbtusive right of lngress and egrbss at alllmes to
and from tha public streets and highways for county, lts employees and lnvitees.
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section 2' Exhibit A. Exhibit A of the original Lease is hereby deleted in jts
entirety and replaced with Exhibit A attached hereto and incorporated herein by this
reference.

section 3' Term commencepent. Thls Fourth Amendment shall be effective
upon the date'of its fullexeeution by the Parties hereto which includes approval by the
Counfy of Rlver:side Board of SUpervisors, The ,,Space 

Reduction, commences JUly 1,
2012, under the tentrs and conditiOns stated hereih.

Section 4. Rent. Seotloh S..l of the Lease is hereby amended in itq enltretv by
the followlng:

5.1 RENr, Rent under thrs. Fourth Amendmenl to Lease sha[r
commence Ju[y 1 ,2012:,with the revised rentas tndicate.d below:

Monthlv Amount

$117,037.35

$107,837.35

$1 11,072.50

Illi:illll;tiHI'
$121.,s71,si1qt\ou

Year

Sixth

sbft
Sevenih

Eighth

Ninth

Tenth

Oommanclno

Jrtly 1 ,2012

Augusl 1,.201.2

Aprii t . zo1g

;,;; ;.|i)- -nrut
nprir 1, 20fi ,l'2 ' Qg

April 1.,20{6 , e?ff
said monthly sqms shafl be payable, in aicvance, on the fiitt day of the monlh or ag
soon thereafter as a warrant can bg issued in ihe rionnalcoursb of county,s business;
provided, however, in the eyent reni fpr any perlod during'the tenn hereof which is less
than one (1)full calendar month said rental shall be pro_rated based upon the actual.
numb.er of days of said month.

Sectlon S. Tenant tmproverhents. Section S.Z of lhe Lease ls hereby replaced
ln.its entlrety by the following:

5.2 Tenant rmprovements (,.Tr,'). Tenant rmprovement costs are those
associated with demising the Fourth Floor to accommoddte coung vacating 6,650
square feet' Fourth floor work includes architeclural, planning and permit fees,

Pagc 3 of5
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rernovai cf conference rcoffr cotrs, fi'=inir; an,: i,'lsi.alia:ion of a dccr,;iay r.,,;thin an

existinE easi hallvvay, hardware relocaticn,. cleanup and supervision. Total cost, at

Lessor's sole cost and expense, shall not exceed $9,200.00 as further defined in
Exhlbit J herein.

Section 6, Miscellaneo.us. Section 19.18 of the Lease shall be amended as

follows:

. Countfs Notification Address:
' Courtty of Riverside

Economic Development Agency

3403 Tenth SkeeL Suite 500

Riverside, CA 92501

. Attn: Depug Director of Beal Estate

. Tetephone: (901) 9SS4B20

Section 7. Tehaht lmprovements. Upon full execution of th6 Fourtfrl

Amendment to Lease, Lessor shall commence ,tenant lmprqvements as sel forth

herqin. Work to be completed by Febru Ary 2g,2013.

secti.on 8. capitatized Terms.: Fogrth Amendment to preyall. unless
defined herein or the cpntext requlres otherulse, all capitathed.terms-herein ;shall ,have

the ineanin9 defihed in thg l-ease, ps heretofore amende.d. Tn-e provislon of thls Fourth

Amendment shall prevail over qny insonsistency or ccnflibting pr:ovislons of the.Lease,

as heretofore amended, and shall su.pplement the remaining provislons thereof. The

Lease remalns in full force and effect except to the extent amended by thls Fourttt

Amendment. fnis'Fourth Arnendrnent shall noi be binding or deemed consummated

untll approved and executed by the Rlverslde county Board of supervisorp.
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lN wlrNESS WHEREoF, the county of Riverside and Spruce street

Professional Bullding, LLC, have execuled this Fourth Amendment to the Lease on the

date provlded above.

Dated
(: gflil

SPRUCE ONAL
BUILDING,

Oc

COUNTY

lrman

ATTEST:
Kecia Harper-lhem
Clerk of the Board

of Superylsors

( )
Dsputy

APPROVED AS TO FORM:
Pamela J. Walls .

Counfy Counsel

Patrlcia Munroe
Depqty Counly,Oounsol

HR:ral102210/RV391/14.675 S:\RealProperty\TYPING\Docs-14.500 to 14,999\14.675,doc
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FIFTH AMENDMENT TO THE COUNTY OF RIVERSIDE LEASE

AT 1325 SPRUCE STREET, RIVERSIDE, CALIFORNIA

THls FIFTH AMENDMENT To LEASE ("Fifth Amendment"), dated as of

2OW,is entered into by and between SpRUCE STREET

PROFESSIONAL BUILDING, LLC, a Catifomia limited liability company ("Lessor,'),

and the COUNTY OF RIVERSIDE, a political subdivision of the State of Califomia

("County"), as Lessee, and sometimes collectively referred to as the "parties" or

individually as a "Party."

Recitals

A. Lessor and County have entered into that certain Lease, dated June 13,

2006, ("Original Lease") pursuant to which Lessor has agreed to lease to County and

County has agreed to lease from Lessor a portion of that certain building, more

commonly known as the Spruce Street Professional Building, located al 1325 Spruce

Street, in the City of Riverside, State of California, ("Building"), consisting of 30,407

gross square feet, as more particularly described in the Lease (the "Original

Premises").

B. The Original Lease has been amended by:

1. That certain First Amendment to Lease dated December 12,2006,

by and between Lessor and County (the "First Amendment") whereby, the County

leased an additional T ,654 gross square feet on the second floor of the Building.

2. That certain Second Amendment to Lease dated July 1 2, 2007, by

and between Lessor and County (the "Second Amendment") whereby, the County

leased an additional 2,147 gross square feet on the second floor of the Building.

3- That certain Third Amendment to Lease dated February g, 2010,

by and between Lessor and County (the "Third Amendment") whereby, the County

leased an additional 11,303 gross square feet on the first floor of the Building.

Page I of5
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4. That certain Fourth Amendment to Lease dated January 8,2013,

by and between Lessor and County ("Fourth Amendment") whereby the County

reduced the occupied square footage and conesponding rent.

C. The Original Lease, as heretofore, cunently, or hereafter amended, shall

hereafter be refened to as the "Lease".

D. County desires to reduce the gross square feet of occupied space (Space

Reduction) as allowed under Section 6.4.1 by vacating and returning to Lessor the 5h

floor and occupying the balance of unoccupied space on the 4th froor.

NOW THEREFORE, for good and valuable consideration the receipt and

adequacy of which is hereby acknowledged, the parties agree as follows:

1. Premises. Section 2.2 of the Lease is hereby replaced in its entirety by the

following:

2.2 Defined. The Premises shall consist of a portion 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 The Spruce Street Professional Building

located in the City of Riverside, State of California, and generalty described as a free

standing building consisting of approximately seventy seven thousand (77,000) square

feet, of which the County leases approximately thirty six thousand three hundred

seventy one (36,371) gross square feet of exclusive space including fifteen thousand

two hundred sixty seven (15,267) gross square feet of exclusive space on the fourth

floors (reduced by 15,140 square feet from the original space and increased by 6,650

on the 4th floor), nine thousand eight hundred one (9,801) gross square feet of

exclusive space on the second floor (7,654 gross square feet of exclusive space from

the First Amendment of "Additional Space" and 2,147 gross square feet of additional

exclusive space from the Second Amendment of "Additional Space") and eleven

thousand three hundred three (11,303) square feet of exclusive space on the First

Floor from the Third Amendment of "Additional Space." This includes a minimum of

one hundred forty two (142) unreserved and unassigned parking spaces and three (3)

Page 2 of 5
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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. lt is understood that the Premises

include all appurtenances and easements thereto and the non-exclusive right of

ingress and egress at all tirnes to and from the public streets and highways for County,

its employees and invitees.

2. Exhibit A. Exhibit A of the Original Lease is hereby deleted in its entirety

and replaced with Exhibit A attached hereto and incorporated herein by this reference.

3. Term Commencement. This Fifth 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 "Space Revision" commences February 1, 2016,

or when the 5h floor has been vacated by County, whichever is sooner, under the

terms and conditions stated herein.

4. Rent. Section 5.1 of the Lease is hereby amended in its entirety by the

following:

5.1 Rent. Rent under this Fifth Amendment to Lease shall commence per

the terms stated in Section 3 herein, with the revised rent as indicated below:

Monthlv Amount Year Commencinq

$117,836.80 Ninth April 1,2015

$1 15,508.10 Ninth February 1,2016

$ 95,655.73 Ninth March 1,2016

$ 98,525.38 Tenth April 1 ,2016

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. Tenant lmprovements. Section 5.2 of the Lease is hereby replaced in its

entirety by the following:

Page 3 of5
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5.2 Tenant lmprovements ("T1"). Tenant improvement costs are those

associated with vacating 15,140 square feet on the 5th floor and occupying the balance

of the 4th Floor. Lessor work includes electrical work to disconnect power to existing

cubicles on the 5h floor and reconnect power for 20 cubicles relocated to the 4th floor.

Convert existing electrical outlet to a dedicaled 220 amp electrical outlet on the 2m

floor. lnstall a dedicated 220 amp electrical outlet on the first floor. Total cost, at

Lessor's sole cost and expense, shall not exceed $20,000.00.

6. Tenant Improvements. Upon full execution of the Fifth Amendment to

Lease, Lessor and County shall commence coordination of the electrical work as set

forth herein.

7. Miscellaneous. Except as amended or modified herein, all the terms of the

Lease shall remain in full force and effect and shall apply with the same force and

effect. lf any provisions of this Amendment or the Lease shall be determined to be

illegal or unenforceable, such determination shall not affect any other provision of the

Lease and all such other provisions shall remain in full force and effect. The language

in all parts of the Lease shall be construed according to its normal and usual meaning

and not strictly for or against either Lessor or Lessee. Neither this Amendment, nor the

Original Lease, nor any notice nor memorandum regarding the terms hereof, shall be

recorded by Lessee.

8. Effective Date: This Fifth Amendment to Lease shatl not be binding or

consurnmated until its approval by the Riverside County Board of Supervisors anO fulty 
I

I

executed by the Parties. 
I

ilt

ilt

ilt

ilt

lil

ilt
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lN WITNESS WHEREOF, the Parties have executed this Amendment as of the

date first written above.

Dated IAN O6 ?0r6

LES LESSOR:
County Street lBuilding, LLC
By:

J. Be Chairman ng Member
of Supervisors Oenrln* Itktyctt

ATTEST:
Kecia Harper-lhem
Cle the Board

Deputy

APPROVED AS TO FORM:
Gregory P. Priamos, County Counsel

By:
ft ,Tbt L

Deputy County Counsel

HR:ral120315/RV391/17.779 S:\Real Property{TYPING\Docs-17.500 to 17.999\17 179.doc
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SIXTH AMENDMENT TO THE COUNTY OF RIVERSIDE LEASE

AT 1325 SPRUCE STREET, RTVERSIDE, CALIFORNIA

THls slxrH AMENDMENT To LEASE ("sixth Amendment'), dated as of

2017, is entered into by and between SPRUCE STREET

PROFE BUILDING, LLC, a California limited liability company ("Lessor,'),

and the COUNTY OF RIVERSIDE, a political subdivision of the State of Catifornia

("County"), as Lessee, and sometimes collectively referred to as the "Parties' or

individually as a "Party".

Recitals

A. Lessor and County have entered into that certain Lease, dated June 13,

2006, ("Original Lease") pursuant to which Lessor has agreed to lease to County and

County has agreed to lease from Lessor a portion of that certain building, more

commonly known as the Spruce Street Professional Building, located at 1325 Spruce

Street, in the City of Riverside, State of California, ("Building"), consisting of 30,407

gross square feet, as more particularly described in the Lease (the 'Original

Premises").

B. The Original Lease has been amended by:

1. That certain First Amendment to Lease dated December 12,2006,

by and between Lessor and County (the "First Amendment") whereby, the Coun$

leased an additional7,654 gross square feet on the second floor of the Building.

2. That certain Second Amendment to Lease dated July 12, 2OO7 , by

and between Lessor and County (the "Second Amendment") whereby, the County

leased an additional2,147 gross square feet on the second floor of the Building.

3. That certain Third Amendment to Lease dated February 9, 2010,

by and between Lessor and County (the "Third Amendment") whereby, the County

leased an additional 11,303 gross square feet on the first floor of the Building.

JAN 1? 2017 ?',ll
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4. That certain Fourth Amendment to Lease dated January 8, 2013,

by and between Lessor and County ("Fourth Amendment") whereby the County

reduced the occupied square footage and corresponding rent.

5. That certain Fifth Amendment to Lease dated January 5, 201G, by

and between Lessor and County ("Fifth Amendment") whereby the County reduced the

occupied square footage and corresponding rent.

C. The Original Lease, as heretofore, currently, or hereafter amended, shalt

hereafter be referred to as the "Lease".

D. County desires to extend the lease.

NOW THEREFORE, for good and valuable consideration the receipt and

adequacy of which is hereby acknowledged, the parties agree as follows:

1- Term. section 4.1 of the Lease is hereby amended as follows:

The term of this Lease shall be extended for a period of five (5) years

commencing october 1,2016, and expiring September 30,2021 (the,,Extension

Term").

2. Rent. Section 5.1 of the Lease is hereby amended in its entirety by the

following:

5.1 Rent. Rent under this Sixth Amendment to Lease shall commence per

the revised rent under the Extension Term as indicated below:

Monthlv Amount Year Commencinq

$ 67,286.35 First October 1,2016

$ 69,304.94 Second October 1,2017

$ 71,384.09 Third October 1,2019

$ 73,525.61 Fourth October 1, ZO1g

$ 75,731.38 Fifth October 1, ZO2O

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
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than one (1) full calendar month said rental shall be pro-rated based upon the actual

number of days of said month.

3. Alterations and Additions. Section 11 of the Lease is amended to add

subsection 11.1.8 as follows:

11.1 lmprovements by Lessor during the Extension Term.

1 1.1.8 Lessor, at its total cost and expense, not subject to

reimbursement by County, shall install carpet tiles and top-set base when needed on

the first floor. Lessor's responsibility shall include lifling of workstations utilizing

appropriate jacks designed for systems furniture, color selected by County. County's

responsibility shall include packing of files, moving of files and personal effects. All

work stated herein shall be completed after hours, including weekends. Work to

commence within sixty (60) days upon County's request during the Extension Term.

Lessor shall retain carpet tiles from the Sth floor occupancy to replace where needed on

the 2nd and 4th floors.

4. Right to Terminate. Section 6.a (c) of the Lease shall be deleted.

5. Notice for downsizing. Section 6.4.1 of the Third Amendment to Lease

shall be amended by adding the following: Lessor and County acknowledge that

10,615 square feet remains available to downsize. Should County seek to downsize

during the Extension Term, County agrees to vacate the first or second floors.

6. Miscellaneous. Except as amended or modified herein, all the terms of

the Lease shall remain in full force and effect and shall apply with the same force and

effect. lf any provisions of this Amendment or the Lease shall be determined to be

illegal or unenforceable, such determination shall not affect any other provision of the

Lease and all such other provisions shall remain in full force and effect. The language

in all parts of the Lease shall be construed according to its normal and usual meaning

and not strictly for or against either Lessor or Lessee. Neither this Amendment, nor the

Original Lease, nor any notice nor memorandum regarding the terms hereof, shall be

recorded by Lessee.
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7. Effective Date: This Sixth Amendment to Lease shall not be binding or

consummated until its approval by the Riverside County Board of Supervisors and fully

executed by the Parties.

lN WITNESS WHEREOF, the Parties have executed this Amendment as of the

date first written above.

Dated .taN I 7 I

LESSEE: LESSOR:
Spruce Street Professional Building, LLCCounty

By:
Cha nna Magnon, ng Member

S

ATTEST:
Kecia Harper-lhem
C the Board

'Deputy

APPROVED AS TO FORM:
Gregory P. Priamos, County Counsel

By:€ 
/4, -j-D& L ftr*-

Deputy County Counsel

HR:ra1121216/RV391/18.376 S:\Real Property\TYPING\Docs-18.000 to 18.499\18.376.doc
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County of Riverside
Facilities Management
3133 Mission Inn Avenue, Riverside, CA

Original Negative Declaration/Notice of

O"Grmination was routed to CountY

Glerks for Posting on

NOTICE OF EXEMPTION

May 26,2020

Project Name: HHPWS Spruce Street Professional Building 7th Amendment to Lease

Project Number: FM0426l 1039100

Project Location: 1325 Spruce Street, west of Iowa Avenue, Riverside, California 92507: Assessor's parcel Number
(APN) 249-l10-064; (See Attached Exhibit)

Description of Project: The County of Riverside (County) has a Lease Agreement with Spruce Street professional
Building, LLC, a California limited liability company, (Lessor) which was entered into in 2006 foi the purpose of providing
offtce space for the Department of Housing, Homelessness Prevention, and Workforce Solutions 6iffiWS1. The leased
facility consists of 36,371 square feet and is located at 1325 Spruce Street, Riverside, California. Six previous amendments
to the Lease have been approved for terms extensions, rental amounts, tenant improvements, and increases/decreases in
occupied square footage. The location and oflice continue to service the needs of thi community and HHpWS is seeking to
amend the lease for an additional term extension. The lease was originatly set to expire Septembir 30,Z02l,and the attached
Seventh Amendment to Lease is for a six-year term commencing prior to the cunent leasC expiration to capture a negotiated
substantial reduction in rent. The Seventh Amendment to Lease will expire on Seprember lO,2O26 and ii identified as the
proposed project under the California Environmental Quality Act (CEQA). No expansion of an existing use will occur. The
operation of the facility will continue to provide workforce development services and will not resultln an increase in the
intensity of the use of the site. No additional direct or indirect physical environmental impacts are anticipated.

Name of Public Agency Approving Project: Riverside Counry

Name of Person or Agency Carrying Out Project: Riverside Counry Facilities Managemenr

Exempt Status: State CEQA Guidelines Section 15301, Class l, Existing Facilities Exemption; Secrion 15061(b) (3),
General Rule or "Common Sense" Exemption. Codified under California Code of Regulationi Titte 14, Article 5, Section
I 506 l.

Reasons Why Project is Exempt: The proposed project is categorically exempt from the provisions of CEeA
specifically by the State CEQA Guidelines as identified below. The project will noi result in any specific or general
exceptions to the use of the categorical exernption as detailed under State CEQA Guidelines Section 15300.2. The project
will not cause an irnpact to an environmental resource of hazardous or critical concern nor would the project involve unusual
circumstances that could potentially have a significant effect on the environment. The project *ouid riot result in impacts
to scenic highways, hazardous waste sites, historic resources, or other sensitive natural inui.onments, or have a cumulative
effect to the environment. No significant environmental impacts are anticipated to occur with the Seventh Amendment to
the Lease Agreement.

rt?r
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a Section 15301- Class I Existing Facilities Exemption: This categorical exemption includes the operation, nepair,
maintenance, leasing, or minor alteration of existing public or privaL structures or facilities, providei the 

"*"*piiononly involves negligible or no €xpansion of the previous site's use. The project, as proposed, is an amendment to
the Lease that is limited to an extension of term and rent reduction. The Seventtr Amendment to the Lease will not
increase or expand the use of the site, and is limited to the continued use of the site in a similar capacity; therefore,tle ryoj99t is exempt as it meetsthescope ga irye1!of the Categorical Exemption iae.ntified in Section 15301;
Article 19, Categorical Exemptions of the CEeA Guidelines.

Section 15061 O) (3) - "Common Sense" Exemption: In accordance with CEQA, the use of the Common Sense
Exemption is based on the "general rule that CEQA applies only to projects whici have the potential fo..",rsinja
significant effect on the environment." State CEQA Cuiaetines, S".iion t soOt(b) (3). Ttre uie of this exemption"is
appropriate if "it can be seen with certaintyJhat there is no possibility that tir" u"iiulty in question .uy't 

"u, "significant effect on the environment." Ibid. This determination is an isiue of fact and if sufticient evidence exists
in the record that the activity cannot have a significant effect on the environmenl then the exemption applies and
no further evaluation under CEQA is required. See .l/o Oil, Inc. v. City o/ Los Angeles (lg7 4) f i Cat. ja' OA. fU.
ruling in this case stated that if a project falls within a category exempt ty aaminist ative regulation or ,it can be
seen with certainty that the activity in question will not have i sigrrificani effect on the envionment,, no further
agoncy evaluation is requircd. With certainty, there is no possibility that the project may have a significant effect
on the environment. The proposed Seventh Amendment to the Lease Agreement will not result ii any direct or
indirect physical environmental impacts. The use and operation of the faiitity will be substantially similar to the
existing use and will not create any new environmental impacts to the sunounding area. No impacts beyond the
ongoing, existing use of the site would occur. Therefore, in no wuy, would the projecias proposed have the iotentialto cause a significant environmental impact and the project is exempt from further CEeA analysis.

a

Therefore, the County of Riverside Facilifies Management hereby concludes that no physical environrnental impacts are
anticipated to occur and the project as proposed is under CEQA. No further environmental analysis is warranted.

Signed: Date: sk/eo
Mike Sullivan, Senior Environmental Planner
County of Riverside, Facilities Management
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SEVENTH AMENDMENT TO THE COUNTY OF RIVERSIDE LEASE

AT 1325 SPRUCE STREET, RIVERSIDE, CALIFORNIA

THIS SEVENTH AMENDMENT TO LEASE ("Seventh Amendment"), dated as of
#n'E'l+ 4 ,2020, is entered into by and between spRUcE STREET

PROFESSIONAL BUILDING, LLC, a California limited liability company ("Lessor"), and

the COUNW OF RIVERSIDE, a politicalsubdivision of the State of California ("County,,),

as Lessee, and sometimes collectively referred to as the "Parties" or individually as a
"Party"

I Recitals

I n Lessor and County have entered into that certain Lease, dated June 13,

2006, ("Original Lease") pursuant to which Lessor has agreed to lease to County and

County has agreed to lease from Lessor a portion of that certain building, more

commonly known as the Spruce Street Professional Building, located at 1325 Spruce

Street, in the City of Riverside, State of California, ("Building"), consisting of 36,371 gross

square feet, as more particularly described in the Lease (the "Original premises").

B. The Original Lease has been amended by:

1- That certain First Amendment to Lease dated December 12,2006,

by and between Lessor and County (the "First Amendment") whereby, the parties agreed

to, among other things, increase the leased gross square footage of the Building by an

additional 7,654 square feet gross square feet on the second floor of the Building and

adjust the rent.

2- That certain Second Amendment to Lease dated July 12,2001, by

and between Lessor and County (the "second Amendment") whereby, the parties

agreed to, among other things, increase the leased gross square footage of the Building

by an additional 2,147 gross square feet on the second floor of the Building and adjust

the rent.
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3' That certain Third Amendment to Lease dated February 9, 2010, by
and between Lessor and County (the "Third Amendment") whereby, the parties agreed
to, among other things, increase the teased gross square footage of the Building by an
additional 1 1,303 gross square feet on the first floor of the Building and adjust the rent.

4' That certain Fourth Amendment to Lease dated January g, 2013, by
and between Lessor and County ("Fourth Amendment") whereby the parties agreed to,
among other things, reduce the occupied square footage of the Building and
corresponding rent.

5' That certain Fifth Amendment to Lease dated January 5, 2016, by
and between Lessor and County ("Fifth Amendment") whereby the parties agreed to,
among other things, reduce the occupied square footage of the Building and
corresponding rent.

6. That certain Sixth Amendment to Lease dated January 17,2017, by
and between Lessor and County ("Sixth Amendment") whereby the parties agreed to,
among other things, extend the term of the lease agreement and amend the
corresponding rent.

C' The Original Lease, as heretofore, currently, or hereafter amended, shall
hereafter be referred to as the ,,Lease',.

D. County desires to extend the lease.

NOW THEREFoRE, for good and valuable consideration the receipt and
adequacy of which is hereby acknowledged, the parties agree as follows:

1. Term. section 4.1 of the Lease is hereby amended as foilows:

The term of this Lease shall be extended for a period of five (5) years beyond
the original expiration date of Septembe r 30, 2021, commencing octobe r 1, 2020, and
terminating September 30,2026 (the "Extension Term"), for a total term of six (6) years.

2. Rent. section 5.1 of the Lease is hereby amended by the foilowing:
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5.1 Rent. Rent under this Seventh Amendment to Lease shall be increased

two and a half percent (2.5%) annually, and commence per the revised rent under the

Extension Term as indicated below:

Monthlv Amount year Commencinq

$ 69,104.90 First October 1,2OZO

$ 70,832.52 Second October 1,2021

$ 72,603.34 Third October 1,2022

$74,418.42 Fourth October 1,2023

$ 76,278.88 Fifth October 1,2024

$ 78,185.85 Sixth October 1, 2OZs

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 Coun$,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.

3. Alterations and Additions. Section 11 of the Lease is amended to remove

subsection 1 1 .1 .8 in its entirety, and replace it as follows:

11.1 lmprovements by Lessor during the Extension Term.

11.1.8 During the Extended rerm, Lessor shall, at its total cost and

expense' not subject to reimbursement by County, paint the premises and replace the

flooring upon request by County. Lessor's responsibility shall include lifting of
workstations utilizing appropriate jacks designed for systems furniture, color selected by
County. County's responsibility shall include packing of files, moving of files and
personal effects. All work stated herein shall be compteted after hours, including

weekends. Work to commence within sixty (60) days upon County's request during the
Extension Term.

4- Notice for downsizing. Section 6.4.1 of the Lease, and as amended

thereto, is hereby deleted in its entirety. For purposes of clarity, this Section 6.4.1
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supersedes and prevails over any other statement of Notice for Downsizing in the

Original Lease or any amendment thereto.

5. Notices. Section 19.18 of the Lease shall be amended as fotlows:

County's Notification Address:

County of Riverside

Facilities Management

3133 Mission lnn Ave.

Riverside, CA 92507

Attn: Deputy Director of Real Estate

Telephone: (951) 955-4820

Lessor's Notification Address:

Mr, David Stapley

Spruce Street Professional Building, LLC

c/o The Magnon Companies

1325 Spruce Street #100

Riverside, CA 92507

6. Miscellaneous. Except as amended or modified herein, allthe terms of
the Lease shall remain in full force and effect and shall apply with the same force and

effect. lf any provisions of this Amendment or Lease shall be determined to be illegal or

unenforceable, such determination shall not affect any other provision of the Lease and

all such other provisions shall remain in full force and effect. The language in all parts of

the Lease shall be construed according to its normal and usual meaning and not stricly
for or against either Lessor or Lessee. Neither this Amendment, nor the Original L"rr", 

I

nor any notice nor memorandum regarding the terms hereof, shall be recorded by

Lessee.

7. Capitalized Terms: Seventh Amendment to Prevail. Unless defined

herein or the context requires othenrvise, all capitalized terms herein shall have the
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meaning defined in the Lease, as heretofore amended. The provisions of this Seventh

Amendment shall prevail over any inconsistency or conflicting provisions of the Lease.

Any capitalized terms shall have the meaning defined in the Lease, unless defined herein

or context requires otherwise.

6. Effective Date: This Seventh Amendment to Lease shall not be

binding or consummated until its approval by the Riverside County Board of Supervisors

and fully executed by the Parties.

(Signature on the following page)

Page 5 of6
USatcd 08,2010



1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28 I

lN WITNESS WHEREOF, the Parties have executed this Amendment as of the

date first written above.

Dated: AuG04zn?n

LESSEE:
County of Riverside

LESSOR:
Spruce Street Professional Building, LLC

By: By
V. Manuel Perez, C nna Magnon, ing Member
Board of Supervisors

ATTEST:
Kecia R. Harper
Clerk of the Board

By:

APPROVED AS TO FORM:
Gregory P. Priamos, County Counsel

By:

Dep nsel

TK:drl051 82020/RV39I /30 1 9S
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