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

FROM: FACILITIESMANAGEMENT:

ITEM:3.26
(tD # 21808)

MEETING DATE:
Tuesday, August 29, 2023

SUBJECT: FACILITIES MANAGEMENT REAL ESTATE (FM.RE) AND RIVERSIDE
UNIVERSITY HEALTH SYSTEM-PUBLIC HEALTH: Ratify and Approve the Lease with State
Street Building ll, a Joint Venture, City of Hemet, Five-Year Lease, California Environmental
Quality Act (CEQA) Exempt per State CEQA Guidelines Sections 15301 and 15061(bX3);
District 5. [Total Cost: $1 ,304,723 - 100% Federal - Public Health General Fund 10000] (Clerk 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, Class 1 - Existing Facilities Exemption, and Section
1 5061 (bX3), "Common Sense" Exemption;

2. Ratify and Approve the attached Lease Agreement between the County of Riverside and State
Street Building ll, a joint venture, and authorize the Chair of the Board to execute the same on
behalf of the County;

3. Authorize the Director of Facilities Management, or designee, to execute any other documents
and administer all actions necessary to complete this transaction; and

4. 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:

MINUTES OF THE BOARD OF SUPERVISORS

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

Ayes:
Nays:
Absent:
Date:
xc:

Jeffries, Spiegel, Petez, Washington, and Gutierrez
None
None
August 29,2023
FM-RE, RUHS-PH, Recorder
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FINANCIAL DATA Current Flrcal Year: Next Fiscal Year: Total Co3t: Ongoing Cost

COST $246,562 $253,541 $ 1,304,723 $

NET COUNTY COST $0 $o $o $

SOURCE OF FUNDSi 100% Federal- Public Health General
Fund 10000

Budget Adjustment: No

For Fiscal Year:23124 -27128

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

C.E.O. RECOMMENDATION: Approve

BACKGROUND:
Summary

The County of Riverside entered into a Lease Agreement on December 1, 2004, on behalf of
the Riverside University Health System - Public Health (RUHS-PH) for the Women lnfant and
Children's (WlC) clinic located at 1055 N. State Street in Hemet, California. The facility
continues to meet the space requirements of RUHS-PH and it has been requested by the
Department that the lease be extended for an additional five years with a right to early
termination to facilitate a possible future relocation. A new lease agreement has been formed
and attached to provide all necessary modifications and to bring all terms up to date.

Pursuant to the California Environmental Quality Act (CEQA), the Lease was reviewed and
determined to be categorically exempt from CEQA under State CEQA Guidelines Section
15301, Class 1- Existing Facilities Exemption and Section 15061(bX3) "Common Sense"
Exemption. The proposed project, the Lease, is the letting of property involving existing
facilities, and no expansion of an existing use will occur.

The Lease is summarized as follows:

Location 1055 N. State Street, Hemet, CA

Lessor: 5055 Canyon Crest Drive, Riverside, CA 92507

Size: 9,679 Square Feet

Term July 1 ,2023 through June 30, 2028

Rent: Current
$ 1.96 per sq. ft.

$ 18,995.33 per month

$227,943.96 per year

New

$ 1.91 per sq. ft.

$ 18,486.89 per month

$221,842.68 per year
Annual
Escalator: Commencing July 1, 2024, monthly rent shall be increased three percent

(3%) on each anniversary of the lease.
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SUBMITTAL TO THE BOARD OF SUPERVISORS COUNTY OF RIVERSIDE,
STATE OF CALIFORNIA

Current Option

RCIT

lnterior/Exterior
Maintenance:

A right to terminate for any reason after thirty-six (36) months, County
shall provide Lessorwith one hundred and eighty (180) days priorto date
of termination.

None

Provided by Lessor

Custodial: Provided by Lessor

Utilities: County pays electrical, telephone and security alarm services. Lessor
pays for all other utility services.

The attached Lease has been reviewed and approved by County Counsel as to legalform.

lmpact on Citizens and Businesses

This WIC facility will continue to provide an appropriately located facility that serves the Women,
lnfant and Children's needs of the residents of this region of the County.

SUPPLEMENTAL:

Additional Fiscal !nformation

See attached Exhibits A, B & C. RUHS will budget these costs in FY 23124 - 27128 and will
reimburse Facilities [t/lanagement Real Estate for all associated Lease costs.

Contract Historv and Price Reasonableness

The Lease rate is deemed competitive based upon the current market. This lease has been in
place since 2004.

Attachments:

Lease Agreement
Notice of Exemption
ExhibitsA,B&C
Aerial lmage

a

a

a
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SUBMITTAL TO THE BOARD OF SUPERVISORS COUNTY OF RIVERSIDE,
STATE OF CALIFORNIA
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County of Riverside
Facilities Management
3450 14th St,2'd Floor, Riverside, CA

F I L EO / P O S T E D

County of Rlversldc
Potcr f,ldana
Assessor-County C lcr k-Recorder
E-20230091O
OAl29l2O23 Olr55 PI Frc: $ 50.00
PaEe 1 of 2

Rcmovad: By: DePutY

lfi t{rl lff !'Lt ffil Ht ffif l il I[llt

NOTICE OF EXEMPTION

June 28, 2023

Project Name: Approval of Lease Agreement with State Street Building II for the Riverside University Health System

Department of Public Health GUHS-PID, Hemet

Project Number: FM0423 10003600

Project Location: 1055 North State Street, north of Fruitvale Avenue, Hemet, California 92543, Assessor's Parcel

Number (API.[) 43 9-050-03 6

Description of Projecft The County of Riverside entered into a Lease Agreement on December 7,2004, on behalf of
RUHS-PH forthe Women Infant and Child (WIC) clinic located at l055North State Street in Hemet California. The facility
contiJrues to meet the space requirements of the Department and it has been requested by the departmint that the lease be

extended for an additional five years with a right to terminate early to facilitate a future relocation to the new build to suite

facility. Given that this Lease has been on a month-to:month since 2021, a new Lease Agreement is required to bring all the

terms up to date. The Lease Agreement is defined as the proposed project under the California Environmental Quality Act
(CEQA). The iiroject is for the use of an existing building and no expansion of the existing facility will occur. The operation

of the facility will continue to provide public health services. No additionhl diiect 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 15061(b) (3),

"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 from the provisions of CEQA
specifically by the State CEQA Guidelines as identifred 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 effect on the environfnent. 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 Lease Agreement.
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Section 15301- Class 1 Existing Facilities Exemption: This categorical exemption includes the operation, repair,

maintenance, leasing, or minor alteration of existing 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, ib timited to the use

of an existing facility by RUHS-PH. 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, CategoricalExemptions of
the CEQA Guidelines.

r Section 15061 (b) (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 projeqts which have the potential for causing a

significant effect on the environment." state CEQA Cuidelines, Section l506lO) (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 environm ent." Ibid. This determination is an issue of fact and if sufficient evidence exists

in the record that the activity cannot have a significant effect on the environment" then the exemption applies and

no further evaluation under CEQA is required. See.ly'o Oil, Inc. v. 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 administrative regulation or'it can be

seen with certainty that the activity in question will not have a significant effect on the environment', no further
agency evaluation is required. With certainty, there is no possibility that the project may have a significant effect

on the environment. The Lease Agreement is an administrative action to allow fbr the use of the existing space for
an additional five-year term. The use and operation of the facility will be substantially similarto 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

sigrrificant environmental impact and the project is exempt from further CEQA analysis.

Therefore, the County of fuverside Facilifies Management hereby concludes that no physical environmental impacts are

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

Signed: z,/a p11s3 6-28-2023

Mike Sullivan, Senior Environmental Planner
County of Riverside, Facilities Management
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LEASE
(Riverside University Health Systems- Department of Public HealthMlC

1055 N. State Street, Hemet, California 92543)
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LEASE

RIVERSIDE UNIVERSITY HEALTH CARE CLINIC

1055 N. State Street, Hemet, California 92543

1. Parties.

1.1 This Lease ("Lease") is made by and between the COUNTY OF

RIVERSIDE, a political subdivision of the State of California, hereinafter referred to as

"County", and State Street Building ll, a Joint Venture between Carol A. Stratford,

Janet S. Davis, Alison Bell Rainey and James C. Rainey, As Trustees of the

James and Alison Be!! Rainey Living Trust, 2006, and AIexa Bell Foster and

Stephen F. Foster as Trustees of the Stephen F. Foster and Alexa Bell Foster

Family Trust 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, for the term, at the rent, and upon all terms,

covenants and conditions set forth in this Lease.

2.2 Defined. The Premises shall consist of that certain portion of the

Project, as defined herein, including all improvements therein or to be provided by

Lessor under the terms of this Lease, and commonly known as 1055 N. State Street,

located in the City of Hemet, County of Riverside, State of California, also identified as

Assessor Parcel Number 439-050-036 and generally described as office space

consisting of approximately 9,679 square feet as shown on the site plan attached as

Exhibit "A". lt is understood that the Premises include all appurtenances and

easements thereto and the non-exclusive right of ingress and egress at all times to and

from the public streets and highways for County, its employees, and invitees.
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2.3 Preparation of Premises/Acceptance. The rights and obligations

of the Parties regarding the construction of the Premises before the commencement of

the Lease Term are stated in the attached Leasehold lmprovement Agreement, Exhibit

"8." lf this Lease conflicts with the Leasehold lmprovement Agreement, the Leasehold

lmprovement Agreement shall prevail.

2.4 Condition of Premises. County and Lessor acknowledge

occupancy of Premises under a Lease dated December 1, 2004 as amended, (the

"Prior Lease"). Lessor shall deliver the Premises to County in a fully clean and safe

condition, free of hazards and debris, and Lessor warrants for the term of this Lease,

that all systems and equipment, including, but not limited to, electrical, plumbing,

system, security systems, lighting, heating, ventilating and air conditioning systems

("HVAC"), that serve the Premises and all other such elements in the Premises (herein

defined as the "Base Building Systems"), other than those installed or constructed by

County, shall be in safe, hazard free, good operating condition, and, the roof,

bearing walls and foundation of the Premises shall be free of material defect.

3. Use.

County shall use and occupy the Premises for the purpose of providing

an office space for use by the Department of Public Health Women, lnfants and

Children (WlC) Division of the County of Riverside, but the Premises may be used for

any official business of County government or any other legal use which is reasonably

comparable thereto. Nothing contained in this Lease shall be construed to require

County to occupy the Premises continuously.

4. Term.

4.1 Commencement. This Lease shall be effective upon the date of

its full execution by the Parties hereto ("Effective Date"). The Term of this Lease shall

be for a period of five (5) years ("Original Term"), commencing on July 1 , 2023

("Commencement Date"). The Original Term shall expire at midnight on June 30,2028

("Expiration Date").
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4.2 Holding Over. Any holding over by County after the expiration

of said term or any extension thereof shall be deemed a month-to-month tenancy upon

the same terms and conditions of this Lease.

5. Rent. The anniversary dates shall be deemed to fall on the first day of

the first full month of each Lease year following commencement of the Lease term.

5.1 Rent. County shall pay the sum of $18,486.89 per month to

Lessor as rent for the Premises, payable, in advance, on the first day of the month or

as soon thereafter as a warrant can be lssued in the normal course of County's

business; provided, however, in the event rent for any period during the term hereof

which is for less than one (1) full calendar month said rent shall be pro-rated based

upon the actual number of days of said month the County occupied the Premises..

5.2 Percentage lncrease. Notwithstanding the provisions of Section

5.'1 herein, the monthly rent shall be increased annually by an amount equal to three

percent (3%) of such monthly rental as follows.

Year Date: Rent Amount

1 July 1 , 2023 - June 30,2024 $18,486.89

2 July 1 ,2024 - June 30,2025 $19,041 .50

3 July 1 ,2025 - June 30,2026 $19,612.75

4 July '1 ,2026 - June 30,2027 $20,201.14

5 July 1 ,2027 - June 30,2028 $20,807.18

6. County's Right to Early Termination. County may terminate this Lease

for any reason after three years from the Commencement Date by providing Lessor

with written notification of its election to terminate this Lease at least one hundred

eighty (180) days prior to the date of termination.

7. Compliance.

7.1 Compliance. Lessor warrants that the Premises and

improvements on the Premises shall comply with all applicable State and Federal laws,
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covenants or restrictions of record, building codes, regulations and ordinances

("Applicable Requirements") in effect on the Commencement Date of this Lease,

regardless of the use to which County will put the Premises. lf the Premises do not

comply with said warranty, Lessor shall, promptly after receipt of written notice from

County or any governmental agency having jurisdiction over such matters setting forth

the nature and extent of such non-compliance, rectify the same at Lessor's expense. lf

the Applicable Requirements are hereinafter changed so as to require during the term

of this Lease, unless same is the result of the use to which County puts the Premises,

the construction of an addition to or an alteration of the Premises, the remediation of

any Hazardous Substance as hereinafter defined, or the reinforcement or other

physical modification of the Premises Lessor shall, promptly after receipt of written

notice from County or any governmental agency havlng jurisdiction over such matters

setting forth the nature and extent of such non-compliance, rectify the same at Lessor's

expense.

7.2 Americans With Disabilities. Lessor warrants and represents

the Premises shall be readily accessible to and usable by individuals with disabilities in

compliance with Title lll of the Americans with Disabilities Act of 1990 and California

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

effect from time to time. Any cost incurred to cause the Premises to comply with said

Act shall be borne by Lessor.

7.3 Asbestos and Lead Based Paint. Lessor warrants and

represents the Premises shall be operated and maintained free of hazard from

asbestos and lead based paint, as more fully set forth in the attached Exhibit "C."

7.4 HazardousSubstance.

It is the intent of the Parties to construe the term "Hazardous Substances"

in its broadest sense. Hazardous Substance shall be defined as any product,

substance, or waste whose presence, use, manufacture, disposal, transportation, or
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release, either by itself or in combination with other materials, is either: (a) potentially

injurious to the public health, safety or welfare, the environment or the Premises; (b)

regulated or monitored by any governmental authority; or (c) a basis for potential

liability of County to any governmental agency or third party under any applicable

statute or common law theory.

Lessor acknowledges that County's use may from time to time require the

presence of Hazardous Substances at the Premises. County agrees that all such

Hazardous Substances located in, at, or on the Premises shall be used, stored,

handled, treated, transported, and disposed of in compliance with all applicable laws.

Lessor warrants and represents to County that Lessor has not used, discharged,

dumped, spilled or stored any Hazardous Substances on or about the Premises,

whether accidentally or lntentionally, legally or illegally, and has received no notice of

such occurrence and has no knowledge that any such condition exists at the Premises.

lf any claim is ever made against County relating to Hazardous Substances present at

or around the Premises, whether or not such substances are present as of the date

hereof, or any such Hazardous Substances are hereafter dlscovered at the Premises

(unless introduced by County, its agents, or employees or invitees), all costs of removal

incurred by, all liability imposed upon, or damages suffered by County because of the

same shall be borne by Lessor, and Lessor hereby indemnifies and agrees to be

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

losses, liabilities and damages, including, without limitation, all third-party claims

(including sums paid in settlement thereof, with or without legal proceedings) for

personal injury or property damage and other claims, actions, administrative

proceedings, judgments, compensatory and punitive damages, lost profits, penalties,

fines, costs, losses, attorneys' fees and expenses (through all levels of proceedings),

consultants or experts fees and costs incurred in enforcing this indemnity. The

Page 8 of90



representation, warranty and indemnity of Lessor described in this Paragraph shall

survive the termination or expiration of this Lease.

lf any claim is ever made against Lessor relating to Hazardous Substances

present at or around the Premises involving hazardous substances introduced by the

County, its agents or employees or invitees since the county's occupation of Premises

in April 1,2005, whether or not such substances are present as of the date hereof, or

any such Hazardous Substances are hereafter discovered at the Premises, all costs of

removal incurred by, all liability imposed upon, or damages suffered by Lessor because

of the same shall be borne by County, and County hereby indemnifies and agrees to

be responsible for and defend and hold Lessor harmless from and against all such

costs, losses, liabilities and damages, including, without limitation, all third-party claims

(including sums paid in settlement thereof, with or without legal proceedings) for

personal injury or property damage and other claims, actions, administrative

proceedings, judgments, compensatory and punitive damages, lost profits, penalties,

fines, costs, losses, attorneys' fees and expenses (through all levels of proceedings),

consultants or experts fees and costs incurred in enforcing this indemnity. The

representation, warranty and indemnity of Lessor and County described in this

paragraph shall survive the termination or expiration of this Lease.

7.5 Sick Building Syndrome. Lessor warrants and represents the

Premises shall be constructed, operated and maintained free of certain hazards,

including, but not limited to: spores, fungus, molds, bacteria, chemicals or fumes or

other causes of any hazardous micro-environments, sometimes known as "Sick

Building Syndrome," emanating from or within the Premises that may potentially cause

discomfort, bodily injury, sickness or death. Should it be determined that remediation is

necessary based on a report by a trained investigator, Lessor will promptly contract

with a qualified and experienced company to safely remove the micro-environments

using remediation guidelines recommended or required by the appropriate
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governmental agency Any cost incurred to cause the Premises to be free of such

hazard shall be borne by Lessor unless hazards have been introduced by County or

County invitees.

7.6 Waste Water. Lessor shall be responsible for compliance with

all Federal, state, or local laws, regulations or permits pertaining to storm water

pollution, prevention plans ("SWPP") and all National Pollution Discharge Elimination

System ("NPDES") laws or regulations adopted or to be adopted by the United States

Environmental Protection Agency. Parking lot sweeping shall be done as required by

NPDES rules or as needed, at least two times per year, once prior to the rainy season.

8. Utilities.

8.1 Lessor warrants and represents to County that during the term of

this Lease and any extension thereof that sufficient utility services to provide water,

telecommunications, electric power, natural gas and sewers necessary to meet

County's requirements exists or are available for use by County within the Premises.

8.2 County shall pay separately for all telephone, security alarm, and

electric services utilized within the leased space, which will be used in connection with

the leased Premises. Lessor shall provide, or cause to be provided, and pay for all

other utility services, including, but not limited to, water, gas, refuse collection and

sewer services as may be required in the maintenance, operation and use of the

Leased Premises.

9. Repairs and Maintenance.

9.1 Lessor's Repair and Maintenance Obligations. Lessor shall, at

Lessor's sole expense and in accordance with the terms of this Lease, repair, replace

and maintain in attractive condition, good order and function throughout the term in

accordance with Exhibit "D," General Construction Specifications for Leased Facilities,

(a) the structural portions of the Premises (understood to include the roof, foundation

and load bearing walls); (b) the nonstructural portions of the Premises (understood to
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include the roof covering and membrane) including, but not limited to, all

improvements, alterations, fixtures, but excluding furnishings; (c) all systems and

equipment, including, but not limited to, Base Premises Systems as heretofore

described that serve the Premises; and (d) the exterior portions of the Premises, and

real property including, but not limited to, landscaping, driveways, sidewalks, lighting

and parking facilities servicing the Premises. County, however, will pay for damages

caused by County or County invitees. lt is the intent of this paragraph that Lessor

performs any and all building repairs, replacements and maintenance. Lessor agrees to

make all repairs to or alterations of the Premises that may become necessary by

reason of industry standard for age, wear and tear, deferred maintenance, or defects in

any construction thereof by Lessor. County medical equipment is excluded from these

requirements.

9.2. Lessor's Default. Repairs shall be made promptly when

appropriate to keep the applicable portion of the Premises and other items in the

condition described in this Section. Lessor understands certain response time is

required to ensure County operations continue with minimal interruption to ensure the

safety of employees and delivery of services. Upon receipt of County's verbal or

written request for repairs, Lessor shall respond in writing to County's repair request

with a plan of action and approximate timeline for repairs. Response from the Lessor

shall be within six (6) hours for repairs that include electrical power and HVAC

operations, and within twenty-four Q$ hours for all other repairs. Lessor shall

endeavor to commence electrical power and HVAC operation repairs within eight (8)

hours from County's written or verbal notice. Lessor shall not be in default of its repair

and maintenance obligations under this Section 9, if Lessor commences the repairs

and maintenance within twenty-four (2$ hours of the aforementioned areas and thirty

(30) days for all others after written or verbal notice by County to Lessor of the need for

such repairs and maintenance. lf, due to the nature of the particular repair or
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maintenance obligation, more than thirty (30) days are reasonably required to complete

it, Lessor shall not be in default under this Section 9 if Lessor begins work within this

thirty (30) day period and diligently pursues this work to completion. However, if

electrical or HVAC operations require more than forty-eight (48) hours of response and

repair time from the time of the County's request, then Lessor shall provide at its sole

cost and expense temporary electrical andior HVAC equipment at the Premise to

maintain standard building operations at the latest within forty-eight (48) hours of

County's initial repair request. For the purposes of calculating response and repair

time, Lessor and County shall follow the operating hours and days of the occupying

department in the Premises.

9.3 Gounty's Right to Make Repairs and Deduct Cost. lf County

provides notice to Lessor of an event or circumstance that requires the action of Lessor

with respect to the replacement, repair or maintenance to the Premises or Base

Building Systems serving the Premises as set forth in Section 9.1 and Lessor fails to

provide such action as required by the terms of this Lease within the period specified in

Section 9.2, County may (but shall not be obligated to do so)take the required action if:

(1) County delivers to Lessor an additional written notice advising Lessor that County

intends to take the required action if Lessor does not begin the required repair or

maintenance within forty-eight (48) hours, after the County's written or verbal notice by

designated personnel ; and (2) Lessor fails to begin the required work within this forty-

eight (48) hour period.

9.3.1 Lessor grants to County a license, effective during the

Lease Term, to enter upon those portions of the Premises access to which is

reasonably necessary for County to take such action.

9.3.2 lf such action was required under the terms of this Lease to

be taken by Lessor, County shall be entitled to prompt reimbursement by Lessor of

County's reasonable costs and expenses in taking such action, plus interest at the then
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prevailing 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.

9.3.3 lf, within thirty (30) days after receipt of County's written

demand for payment of County's costs incurred in taking such action on Lessor's

behalf, Lessor has not paid the invoice or delivered to County a detailed written

objection to it, County may deduct from Rent payable by County under this Lease the

amount set forth in the invoice, plus interest at the interest rate described above from

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

9.4 Emergency Repairs.

9.4.1 An "Emergency Repair Situation" is defined as the

existence of any condition that requires prompt repair, replacement or service to

minimize the impact of an event or situation which affects County's ability to conduct

business in a neat, clean, safe and functional environment.

9.4.2 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 or maintenance

immediately after notice of the condition is given by County, which notice may be via

telephone, facsimile, personal contact or any other means, and Lessor shall thereafter

diligently pursue to completion said repairs or maintenance.

9.4.3 lf Lessor fails to commence repairs within twenty-four Qa)

hours of the aforementioned notice, or lf the County is unable to contact Lessor or any

designated agent within a reasonable time based upon the seriousness of the event or

situation, County may, but shall not be so obligated to, cause said repairs or

replacements to be made or such maintenance to be performed. Upon demand by

County, Lessor shall promptly reimburse County the actual cost and expenses thereof,

provided said costs and expenses are reasonable. Should Lessor fail to promptly pay
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the cost and expenses, County may deduct and offset that amount from Rent payable

under this Lease.

9.5 Periodic Services. Lessor shall provide, or cause to be

provided, and pay for all Periodic Services, including, interior painting of common areas

every three years, if so requested by County; monthly pest control services, quarterly

HVAC standard preventative maintenance and changing of air filters; annual fire

extinguisher inspections; reset interior and exterior time clocks for time changes;

annual roof inspections and maintenance to include roof repairs/replacement; cleaning

of roof gutters, drains, and down spouts prior to rainy season.
9.6 Custodial Services.

9.6.1 Custodial Services. Lessor shall provide, or cause to be

provided, and pay for all custodial services in connection with the Premises and such

services shall be provided as set forth in the attached Exhibit "E." The provider of such

custodial services will perform background checks through LiveScan or in the manner

specified by County, of qualified permanent and temporary employees to determine

their suitability for employment. The providerwill be bonded in the sum of $10,000.00,

and proof of such insurance, as supplied by the Lessor, shall be furnished prior to

occupancy of Premises by County. ln addition to bonding as required herein, Lessor

shall also receive proof of statutory workers' compensation insurance, commercial

general liability and vehicle liability insurance from the provider of any custodial

functions performed at the Premises location.

9.6.2 County's Right to Provide Custodial Service and Deduct

Cost. lf County provides written notice to Lessor of an event or circumstance that

requires the action of Lessor with respect to the custodial services as set forth in

Section 9 and Exhibit "E," and Lessor fails to provide such action as required by the

terms of this Lease within three (3) days of County's notice, County may take the

required action to provide custodial services by its staff or those of a custodial

contractor if: (1) County delivers to Lessor an additional written notice advising Lessor

that County intends to take the required action if Lessor does not begin the required

action within forty-eight (48) hours after the written notice; and (2) Lessor fails to begin
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the required work within this forty-eight (48) hour period. Upon demand by County,

Lessor shall promptly reimburse County the actual cost and expenses thereof, provided

said costs and expenses are reasonable^ Should Lessor fail to promptly pay the cost

and expenses, County may deduct and offset that amount from Rent payable under this

Lease. For purposes of this Section, notice given by fax or e-mail shall be deemed

sufficient.

10. Alterations and Additions.

10.1 lmprovements by Lessor.

10.1.1Lessor recognizes and understands that any County

improvements requested by the County to be completed by Lessor during the term of

this Lease shall be undertaken according to Exhibit "B", Leasehold lmprovement

Agreement, and Exhibit "D", General Construction Specifications for Leased Facilities.

10.1.2 When applicable, Lessor shall require that Contractor shall

comply with prevailing wage requirements and be subject to restrictions and penalties

in accordance with S1770 et seq. of the Labor Code which requires prevailing wages

be paid to appropriate work classifications in all bid specifications and subcontracts.

10.1.3 When applicable, the Lessor shall require that Contractor

shall furnish all subcontractors/employees a copy of the Department of lndustrial

Relations prevailing wage rates at which Lessor will post at the job site. All prevailing

wages shall be obtained by the Lessor/Contractor from:

Department of I ndustrial Relations

Division of Labor Statistics and Research

455 Golden Gate Avenue, 8th Floor

San Francisco, CA 94102

10.1.4 When applicable, Lessor shall require that Contractor shall

comply with the payroll record keeping and availability requirement of $1776 of the

Labor Code.
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10.1.5 When applicable, Lessor shall require that Contractor shall

make travel and subsistence payments to workers needed for performance of work in

accordance with S1773.8 of the Labor Code.

10.1.6 When applicable, prior to commencement of work, Lessor

shall require that Contractor shall contact the Division of Apprenticeship Standards and

comply with 51777.5, 51777.6 and 51777.7 of the Labor Code and applicable

regulations.

10,1.7 Lessor shall comply and stay current with all applicable

local, state and federal building codes and laws as from time to time amended,

including, but not limited to, the Americans with Disabilities Act requirements in

providing the County with any requested County improvements.

10.1.8 lf any agency, division or department of any governmental

entity with appropriate jurisdiction condemns the Premises or any part of the Premises

as unsafe or not in conformity with any of the laws or regulations controlling their

construction, occupation or use, or orders or requires any alteration, repair or

reconstruction of the Premises the responsible party shall be the Lessor who at its sole

cost and expense (and without any right of reimbursement from County) immediately

effect all necessary alterations and repairs required for the Premises full and exact

compliance.

10.1.9 Lessor shall cause all County improvements to be lien free,

completed at Lessor's cost in a workmanlike manner and in compliance with all

applicable law.

10.1.10 County agrees when requested by Lessor to execute and

deliver any applications, consents or other instruments required to permit Lessor to

complete such County improvements or to obtain permits for the work.

10.1.11 Post occupancy tenant improvements requested by

County and completed by Lessor shall be reimbursed by County at Lessor's cost plus
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ten percent (10%). Lessor's invoices for such improvement shall contain an

accounting of all cost generally including labor and Lessor's 10% overhead handling

charge. County shall warrant payment to Lessor within thirty (30) days of receipt of

invoice from Lessor. Post occupancy improvements may be memorialized in a

separate amendment to signed by Lessor and the Board of Superuisors.

10.2 lmprovements by County.

10.2.'l Any alterations, improvements or installation of fixtures to

be undertaken by County shall have the prior written consent of Lessor. Such consent

shall not be unreasonably withheld, conditioned or delayed by Lessor.

10.2.2 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, that such removal does not

cause injury or damage to the Leased Premises beyond normal wear and tear.

10.3 Gommunications Equipment. County may, from time to time,

install maintain, replace and/or remove any satellite dishes, links, duct bank or

antennas on the grounds, roof and/or exterior walls or parapet of the Premises as

County deems reasonably necessary or desirable, provided County shall first obtain

Lessor's written approval, which approval shall not be unreasonably withheld,

conditioned, or delayed. Upon the removal by County of any such satellite dishes,

links or antennas, County shall repair any damage incurred in connection with such

removal.

11. lndemnification,andlnsurance.

11.1 lndemnification and Hold Harmless.

11.1.1 Except as othennrise provided herein, County represents

that it has inspected the Premises, accepts the condition and fully assumes any and all

risks incidental to the use thereof. County shall not be liable to Lessor, its agents,

employees, subcontractors or independent contractors for any personal injury or
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property damage suffered by Lessor, which may result from hidden, latent or other

dangerous conditions in, on, upon or within the Premises unknown to the County, its

officers, agents or employees, unless such damage or injury results from County's sole

and exclusive use of the Premise.

11.1.2 Lessor shall indemnify and hold harmless the County of

Rlverside, its Agencies, Districts, Special Districts, and Departments, their respective

directors, its officers, Board of Supervisors, agents, employees, elected or appointed

officials, agents or representatives and independent contractors (individually and

collectively hereinafter referred to as lndemnitees) free and harmless from any liability

whatsoever, based or asserted resulting from any act or omission of Lessor, its

officers, agents, employees, subcontractors and independent contractors for property

damage, bodily injury, or death (County's employees included) or any other element of

damage of any kind or nature, relating to or in any way connected with or arising from

this Lease. Lessor, shall defend, at its sole cost and expense, including but not limited

to attorney fees, defense, and settlements or awards on behalf lndemnitees in any

legal action based upon such alleged acts or omissions.

11.1.3 County shall indemnify and hold harmless Lessor, its

agents, officers, employees, contractors and invitees free and harmless from any

liability whatsoever, based or asserted resulting from any act or omission of County, its

agents, officers, employees, contractors and invitees for property damage, bodily

injury, or death or any other element of damage of any kind or nature, relating to or in

any way connected with or arising from County's use, occupancy or operation of the

Premises, and County, shall defend, at its expense, including attorney fees,

lndemnitees in any legal action based upon such alleged acts or omissions. County

shall not indemnify Lessor for liability arising within the County leased Premises when

such liability arose out of or from Lessor's responsibilities under the terms of this

Lease.
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11.1.4 With respect to any action or claim subject to

indemnification herein by Lessor, Lessor shall, at their sole cost, have the right to use

counsel of their own choice and shall have the right to adjust, settle, or compromise

any such action or of claim without the prior consent of County; provided, however, that

any such adjustment, settlement or compromise in no manner whatsoever limits or

circumscribes Lessor's indemnification to lndemnitees as set forth herein. With respect

to any action or claim subject to indemnification herein by County, County shall, at its

sole cost, have the right to use counsel of their own choice and shall have the right to

adjust settle, or compromise any such action or claim without the prior consent of

Lessor, provided, however, that any such adjustment, settlement or compromise in no

manner whatsoever limits or circumscribes County's indemnification to lndemnitees as

set forth herein.

11.1.5 Lessor's obligation hereunder shall be satisfied when

Lessor has provided to County the appropriate form of dismissal relieving County from

any liability for the action or claim involved. County's obligation hereunder shall be

satisfied when County has provided to Lessee the appropriate form of dismissal

relieving Lessor from any liability for the action or claim involved.

11.1.6 The specified insurance limits required in this Lease shall

in no way limit or circumscribe either party's obligations to indemnify and hold harmless

the lndemnitees herein from third party claims.

11.1.7 Survival of lndemnification. The paragraphs of this

Section 11 shall survive the expiration or earlier termination of this Lease until all

claims against lndemnitees involving any of the indemnified matters are fully, finally,

and absolutely barred by the applicable statutes of limitations.

11.1.8 ln the event there is conflict between this clause and

California Civil Code Section 2782, this clause shall be interpreted to complywith Civil
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Code 2782. Such interpretation shall not relieve the Lessor's or the County's obligation

to provide indemnification to the fullest extent allowed by law.

11.2 lnsurance

11.2.1 Without limiting or diminishing the Lessor's obligation

to indemnify or hold the County harmless, Lessor shall procure and maintain or cause

to be maintained, at its sole cost and expense, the following insurance coverages

during the term of this Lease. With respect to the insurance section only, the County

herein refers to the County of Riverside, its Agencies, Districts, Special Districts, and

Departments, their respective directors, officers, Board of Supervisors, employees,

elected or appointed officials, agents or representatives as Additional lnsureds.

11.2.2 Workers' Compensation: lf Lessor has employees as

defined by the State of California they shall procure and maintain Workers'

Compensation lnsurance, in full compliance with the Workers' Compensation and

Occupational Disease Laws of all authorities having jurisdiction over the Premises.

Such policy shall include Employer's Liability (Coverage B) and Occupational Disease

coverage, with limits not less than One Million Dollars ($1,000,000) per person, per

occurrence. Policy shall provide a Waiver of Subrogation in favor of the County.

11.2.3 Commercial General Liability: Lessor shall procure and

maintain comprehensive general liability insurance coverage that shall protect County

from claims for damages for personal injury, including, but not limited to, accidental and

wrongful death, as well as from claims for property damage, which may arise from

Lessor's use of the Premises or the performance of its obligations hereunder, whether

such use or performance be by Lessor, by any subcontractor, or by anyone employed

directly or indirectly by either of them. Policy shall also include fire and extended

coverage on the improvements, alterations, and fixtures to be constructed and installed

upon the Premises in an amount not less than the full replacement value of such

improvements, alterations and fixtures. Such insurance shall name County as an
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additional insured with respect to this Lease and the obligations of County hereunder.

Such insurance shall provide for limits of not less than Two Million Dollars ($2,000,000)

per occurrence. lf such insurance contains a general aggregate limit, it shall apply

separately to this agreement or be no less than two (2) times the occurrence limit.

County shall provide its own policy for personal property and name Lessor as an

additional insured as applicable.

11.2.4 Vehicle Liability: lf vehicles or mobile equipment are

used in the performance of the obligations under this Lease, then Lessor shall maintain

liability insurance for all owned, non-owned or hired vehicles so used in an amount not

less than $1,000,000 per occurrence combined single limit. lf such insurance contains

a general aggregate limit, it shall apply separately to this agreement or be no less than

two (2) times the occurrence limit. Policy shall name the County as Additional lnsureds.

11.2.5 General lnsurance Provisions - All lines:

11.2.5.1 Any insurance carrier providing insurance

coverage hereunder shall be admitted to the State of California and have an AM BEST

rating of not less than A: Vlll (A:8) unless 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.

11.2.5.2 The insurance requirements contained in

this Lease may be met with a program(s) of self-insurance. Lessor must declare its

insurance self-insured retention for each coverage required herein. lf any such self-

insured retention exceeds $500,000 per occurrence each such retention shall have the

prior written consent of the County Risk Manager before the commencement of

operations under this Lease. Upon notification of self-insured retention unacceptable to

the County, and at the election of the County's Risk Manager, Lessor's carriers shall

either: 1) reduce or eliminate such self-insured retention as respects this Lease with
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the County, or 2) procure a bond which guarantees payment of losses and related

investigations, claims administration, and defense costs and expenses.

11.2.5.3 Each party shall cause its's insurance

carrier(s) to furnish the other Party with a properly executed Certificate(s) of lnsurance

and copies of Endorsements effecting coverage as required herein. Further, said

Certificate(s) and policies of insurance shall contain the covenant of the insurance

carrier(s) that a minimum of thirty (30) days written notice shall be given to the other

party prior to any material modification, cancellation, expiration or reduction in

coverage of such insurance. lf either party's insurance carrie(s) policies does not meet

the minimum notice requirement found herein, such party shall cause it's insurance

carrier(s) to furnish a 30-day Notice of Cancellation Endorsement.

11.2.5.4 ln the event of a material modification,

cancellation, expiration, or reduction in coverage, this Lease shall terminate forthwith,

unless the County receives, prior to such effective date, another properly executed

Certificate of lnsurance and copies of endorsements evidencing coverages set forth

herein and the insurance required herein is in full force and effect. An individual

authorized by the insurance carrier to do so on its behalf shall sign the original

endorsements for each policy and the Certificate of lnsurance.

11.2.5.511 is understood and agreed to by the parties

hereto that the Lessor's insurance shall be construed as primary insurance, and the

County's insurance and/or deductibles and/or self-insured retention's or self-insured

programs shall not be construed as contributory.

11.2.5.6 Each Party reserves the right to require that

the other Party adjust the monetary limits of insurance coverage as required in this

Section 11 every fifth (sth) year during the term of this Lease or any extension thereof,

subject to ninety (90) days written notice to the other part of such adjustment, in the

event that such party reasonably determines that the then existing monetary limits of
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insurance coverage are no longer consistent with those monetary limits of insurance

coverage generally prevailing in the Riverside County area for facilities comparable to

the Premises; provided, however, that any adjustment shall not increase the monetary

limits of insurance coverage for the preceding five (5) years in excess of fifty percent

(50%)thereof.

11.2.5.7 Lessor shall pass down the insurance

obligations contained herein to all tiers of subcontractors working under this Lease.

11.2.5.8 Lessor agrees to notify County of any claim

by a third party or any incident or event that may give rise to a claim arising from the

performance of this Lease.

11.2.5.9 County's lnsurance. County

maintains funded programs of Self-lnsurance. County shall provide to Lessor a

Certificate of Self-lnsurance evidencing the County's Self-lnsurance for the following

coverage, if so requested by Lessor as follows:

12.3.6.1 Workers' Compensation $1,000,000 per occurrence

12.3.6.2 Commercial General Liability $2,000,000 per occurrence

12.3.6.3 Automobile Liability $1,000,000 per occurrence

12. Damage and Destruction.

12.1 Repair of Damage. County agrees to notify Lessor in writing

promptly of any damage to the Premises resulting from fire, earthquake, or any other

identifiable event of a sudden, unexpected, or unusual nature ("Casualty"). lf the

Premises, whether covered by insurance or not, are damaged by a Casualty, or the

Casualty results in the Premises not being provided with Base Building Systems or

parking facilities, and if neither Lessor nor County has elected to terminate this Lease

under this Section, Lessor shall promptly and diligently restore Premises, the County

lmprovements originally constructed by Lessor, Base Building Systems, and County's

parking facilities to substantially the same condition as existed before the Casualty,
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subject to modifications required by building codes and other laws. lf County requests

that Lessor make any modifications to the County lmprovements in connection with the

rebuilding, Lessor may condition its consent to those modifications on: (a) confirmation

by Lessor's contractor that the modifications shall not increase the time needed to

complete the County lmprovements; or (b) an agreement by County that the additional

construction period shall not extend the rent abatement period.

12.2 Repair Period Notice. Lessor shall, within thirty (30) days after

the date of the Casualty, provide written notice to County indicating the anticipated

period for repairing the Casualty ("Repair Period Notice"). The Repair Period Notice

shall be accompanied by a certified statement executed by the Contractor retained by

Lessor to complete the repairs or, if Lessor has not retained a Contractor, a licensed

Contractor not affiliated with Lessor, certifying the Contractor's opinion about the

anticipated period for repairing the Casualty. The Repair Period Notice shall also state,

if applicable, Lessor's election either to repair or to terminate the Lease under Section

12.3.

12.3 Lessor's Option to Terminate or Repair. Lessor may elect

either to terminate this Lease or to effectuate repairs if: (a) the Repair Period Notice

estimates that the period for repairing the Casualty exceeds ninety (90) days from the

date of the Casualty; or (b) the estimated repair cost of the Premises, even though

covered by insurance, exceeds fifty percent (50%) of the full replacement cost.

12.4 County's Option to Terminate. lf (a) the Repair Period Notice

provided by Lessor indicates that the anticipated period for repairing the Casualty

exceeds ninety (90) days, or (b) notwithstanding the above, in the event of a

substantial or total casualty to the Premises or improvements, County may by written

notice to Lessor within thirty (30) days after such damage or destruction of its intention

to terminate this Lease, elect to terminate this Lease by providing written notice

(County's Termination Notice) to Lessor within thirty (30) days after receiving the
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Repair Period Notice. lf County does not elect to terminate within said thirty (30) day

period, County shall be considered to have waived its option to terminate.

12.5 Rent Abatement Due to Casualty. Lessor and County agree

that County's Rent shall be fully abated during the period beginning on the later of: (a)

the date of the Casualty; or (b) the date on which County ceases to occupy the

Premises and ending on the date of Substantial Completion of Lessor's restoration

obligations as provided in this Section 13 ("Abatement Period"). lf, however, County is

able to occupy and does occupy a portion of the Premises, Rent shall be abated during

the Abatement Period only for the portion of the Premises not occupied by County.

12.6 Damage Near End of Term. Despite any other provision of this

Section 12, if the Premises are destroyed or damaged by a Casualty during the last

eighteen (18) months of the Original Lease Term, Lessor and County shall each have

the option to terminate this Lease by giving written notice to the other of the exercise of

that option within thirty (30) days after that damage or destruction, provided, however,

County may negate Lessor's election to terminate under this Section 12.6 by electing,

within ten (10) days after receipt of Lessor's termination notice, to exercise any

unexercised option to extend this Lease. lf County negates Lessor's election, this

Lease shall continue in effect unless Lessor has the right to, and elects to, terminate

this Lease under Section 12.3.

12.7 Effective Date of Termination; Rent Apportionment. lf Lessor

or County elects to terminate this Lease under this Section 12 in connection with a

Casualty, this termination shall be effective thirty (30) days after delivery of notice of

such election. County shall pay Rent, properly apportioned up to the date of the

Casualty. After the effective date of the termination, Lessor and County shall be

discharged of all future obligations under this Lease, except for those provisions that,

by their terms, survive the expiration or earlier termination of the Lease.
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12.8 Waiver of Statutory Provisions. The provisions of this Lease,

including those in this Section 12 constitute an express agreement between Lessor

and County that applies in the event of any Casualty to the Premises. Lessor and

County, therefore, fully waive the provisions of any statute or regulation, for any rights

or obligations concerning a Casualty including California Civil Code Sections 1932(2)

and 1933(4).

12.9 Release on Termination. ln the event of any termination of this

Lease in accordance with Section 12, the Parties shall be released there from without

further obligation to the other Party, except as may othenruise be specifically set forth in

this Lease and items that have accrued and are unpaid.

13. Eminent Domain.

13.1 Total Condemnation. lf all of the Premises are condemned by

eminent domain, inversely condemned, or sold in lieu of condemnation for any public or

quasi-public use or purpose, this Lease will termlnate as of the date of title vesting in

that proceeding and the Rent will be abated from the date of termination.

13.2 Partial Condemnation. lf any portion of the Premises is

condemned by eminent domain, inversely condemned, or sold in lieu of condemnation

for any public or quasi-public use or purpose and the partial condemnation renders the

Premlses unusable for County's business, this Lease will terminate as of the date of

title vesting or order of immediate possession in that proceeding and the Rent will be

abated to the date of termination. lf the partial condemnation does not render the

Premises unusable for the business of County and less than a substantial portion of

the Premises is condemned, Lessor must promptly restore the Premises to the extent

of any condemnation proceeds recovered by Lessor, excluding the portion lost in the

condemnation, and this Lease will continue in full force, except that after the date of the

title vesting, the Rent will be adjusted, as reasonably determined by Lessor and

County.
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13.3 Award. lf the Premises are wholly or partially condemned,

Lessor will be entitled to the entire award paid for the condemnation, and County

waives any claim to any part of the award from Lessor or the condemning authority.

County, however, will have the right to recover from the condemning authority any

compensation that may be separately awarded to County in connection with costs in

removing County's merchandise, furniture, fixtures, leasehold improvements, and

equipment to a new location.

13.4 Temporary Condemnation. ln the event of a temporary

condemnation, this Lease will remain in effect, County will continue to pay Rent, and

County will receive any award made for the condemnation. lf a temporary

condemnation remains in effect at the expiration or earlier termination of this Lease,

County will pay Lessor the reasonable cost of performing any obligations required of

County with respect to the surrender of the Premises. lf a temporary condemnation is

for a period that extends beyond the Term, this Lease will terminate as of the date of

occupancy by the condemning authority and any award will be distributed in

accordance with Section 13.3.

14. Estoppel Certificates.

14.1 Within thirty (30) business days after receipt of a written request

by either party, the other party shall execute and deliver to the requesting party an

Estoppel Certificate, in the form of the attached Exhibit "F," indicating in the certificate

any exceptions to the statements in the certificate that may exist at that time.

15. Subordination, Non-Disturbance,andAttornment.

15.1 Subordination, Non-Disturbance, and Attornment

Agreement. To carry out the purposes of Section 15.2 and Section 15.3, the Parties

agree to execute a Subordination, Non-Disturbance and Attornment Agreement in the

form set forth in the attached Exhibit "G."



15.2 Subordination. County agrees that within forty-five (45)

business days after Lessor's written request, it shall execute the agreement referred to

in Section 15.1 that Lessor reasonably considers necessary to evidence or confirm the

subordination or inferiority of this Lease to the lien of any mortgage, deed of trust or

other encumbrance of the Premises or any renewal, extension, modification,

replacement thereof, provided however, that such Subordination Agreement shall be

strictly limited to matters contained in the Agreement referred to in Section 15.1 and no

such Subordination Agreement shall materially increase any of County's obligations or

materially decrease any of County's rights under this Lease, nor shall the possession

of County be disturbed, by reason of any foreclosure, sale or other action under any

such trust deed, mortgage or other encumbrance.

15.3 Attornment. lf Lessor's interest in the Premises passes to a

successor, and provided County has received the Non-Disturbance agreement referred

to in Section 15.1, County shall, within forty-five (45) business days after Lessor's

transferee's request, execute the agreement referred to in Section 15.1, thereby

agreeing to attorn and to recognize the transferee as the Lessor under this Lease;

provided the transfer of Lessor's interest in the Premises was by sale, lease,

foreclosure, deed in lieu of foreclosure, exercise of any remedy provided in any

encumbrance or operation of law.

16. Breach by Lessor.

16.1 Lessor's Default. Except as provided to the contrary in this

Lease, Lessor's failure to perform any of its obligations under this Lease shall

constitute a default by Lessor under the Lease if the failure continues for thirty (30)

days after written notice of the failure from County to Lessor. lf the required

performance cannot be completed within thirty (30) days, Lessor's failure to perform

shall constitute a default under the Lease unless Lessor undertakes to cure the failure

within thirty (30) days and diligently and continuously attempts to complete this cure as
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soon as reasonably possible.

16.2 County's Right to Cure Lessor's Default and Deduct Cost.

Except as provided to the contrary in this Lease, if County provides notice to Lessor of

Lessor's failure to perform any of its obligations under this Lease and Lessor fails to

provide such action as required by the terms of this Lease within the period specified,

County may take the required action if: (a) County delivers to Lessor an additional

written notice advising Lessor that County intends to take the required action if Lessor

does not begin the required action within ten (10) days afterthe written notice; and (b)

Lessor fails to begin the required action within this ten (10) day period.

16.3 Rent Setoff. lf, within thirty (30) days after receipt of County's

written demand for payment of County's costs incurred in taking such action on

Lessor's behalf, Lessor has not paid the invoice or delivered to County a detailed

written objection to it, County may deduct from Rent payable by County under this

Lease the amount set forth in the invoice, including transaction costs and attorneys'

fees, plus interest at the then legal rate of interest from the date these costs are

incurred until the date of County's Rent setoff.

17. Lessor's Representations and Warranties. Lessor represents and

warrants to County that:

17.1 Title. County's Leasehold interest in the Premises is free and

clear of restrictions which would restrict County's rights under this Lease.

17.2 Certificate of Authority. Lessor covenants that it is a duly

constituted under the laws of the state of its organization, and that the person(s) who is

acting as its signatory in this Lease is duly authorized and empowered to act for and on

behalf of the Lessor. Lessor shall furnish County prior to the execution hereof with

evidence of the authority of the signatory to bind the entity or trust as contemplated

herein.
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17.3 No Litigation. There are no judicial, quasi-judicial, administrative

or other orders, injunctions, moratoria or pending proceedings against Lessor or the

Premises which preclude or interfere with, or would preclude or interfere with, the

construction contemplated herein or the occupancy and use of the Premises by County

for the purposes herein contemplated.

17.4 Easements. Lessor shall not (a) subdivide, parcel or othenruise

divide the Premises, (b) create, modify or terminate any ingress or egress to or from

the premises, or (c) create any easements in the Premises, without County's prior

written approval.

18. Miscellaneous.

18.1 Quiet Enjoyment. Lessor covenants that County shall at all times

during the term of this Lease peaceably and quietly have, hold and enjoy the use of the

Leased Premises so long as County shall fully and faithfully perform the terms and

conditions that it is required to do under this Lease. lf the Premises are part of a

building shared with other tenants of Lessor, during County's tenancy, Lessor may

make or permit other tenants to make alterations, renovations and improvements to

those portions of the building not occupied by County. Lessor covenants for itself and

anyone deriving title from or holding title under Lessor that County's access, ingress,

loading and unloading and sufficient parking for County's business shall not

unreasonably be obstructed nor shall the daily business of County be disrupted as a

result of such alterations, renovations and improvements.

18.2 Non-Waiver. No waiver of any provision of this Lease shall be

implied by any failure of either party to enforce any remedy for the violation of that

provision, even if that violation continues or is repeated. Any waiver by a party of any

provision of this Lease must be in writing. Such written waiver shall affect only the

provision specified and only for the time and in the manner stated in the writing.
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18.3 Binding on Successors. The terms and conditions herein

contained shall apply to and bind the heirs, successors in interest, executors,

administrators, representatives and assigns of all the Parties hereto.

18.4 Severability. The 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.

18.5 Governing Law and Venue. This Lease shall be governed by the

laws of the State of California. 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 of law providing for a change of

venue in such proceedings to any other county.

18.6 Attorneys' Fees. ln the event of any litigation or arbitration

between Lessor and County to enforce any of the provisions of this Lease or any right

of either party hereto, the unsuccessful party to such litigation or arbitration agrees to

pay to the successful party all costs and expenses, including reasonable attorneys'

fees, incurred therein by the successful party, all of which shall be included in and as a

part of the judgment rendered in such litigation or arbitration.

18.7 County's Representative. County hereby appoints the Director

of Facilities Management with oversight and management of real property matters for

the County of Riverside as its authorized representative(s) to administer this Lease.

18.8 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 partnership without a member or partner resident of the State of

California, or it is a foreign corporation, then in any such event, Lessor shall file with

County's Director of Facilities Management , upon its execution hereof, a designation

of a natural person residing In the State of California, giving his or her name, residence
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and business addresses, as its agent for the purpose of service of process in any court

action arising out of or based upon this Lease, and the delivery to such agent of a copy

of any process in any such action shall constitute valid service upon Lessor. lt is

further expressly understood and agreed that if for any reason service of such process

upon such agent is not feasible, then in such event, Lessor may be personally served

with such process out of this county and that such service shall constitute valid service

upon Lessor. lt is further expressly understood and agreed that Lessor is amenable to

the process so served, submits to the jurisdiction of the court so obtained and waives

any and all objections and protests thereto.

18.9 Entire Lease. This Lease is intended by the Parties hereto as a

final expression of their understanding with respect to the subject matter hereof and as

a complete and exclusive statement of the terms and conditions thereof and

supersedes any and all prior and contemporaneous leases, agreements and

understandings, oral or written, in connection therewith. This Lease may be changed

or modified only upon the written consent of the Parties hereto.

18.10 lnterpretation. The Parties hereto have negotiated this Lease at

arm's length and have been advised by their respective attorneys, or if not represented

by an attorney, represent that they had an opportunity to be so represented and no

provision contained herein shall be construed against County solely because it

prepared this Lease in its executed form.

18.11 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.

18.12 Recording. Either Lessor or County shall, upon request of the

other, execute, acknowledge, and deliver to the other a short form memorandum of this

Lease for recording purposes. The Party requesting recordation shall be responsible

for payment of any fees applicable thereto.
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18.13 Gonsent. Whenever Lessor's or County's consent is required

under any provision of this Lease, it shall not be unreasonably withheld, conditioned or

delayed.

18.14 Title. Lessor covenants that Lessor is well seized of and has good

title to the Premises, and Lessor does warrant and will defend the title thereto, and will

indemnify County against any damage and expense which County may suffer by

reason of any lien, encumbrance, restriction or defect in title or description herein of the

Premises. lf, at any time, Lessor's title or right to receive Rent and any other sums due

hereunder is disputed, County may withhold such sums thereafter accruing until

County is furnished satisfactory evidence as to the Party entitled thereto.

18.15 Conveyance by Lessor. Should Lessor convey the Premises, all

rights and obligations inuring to the Lessor by virtue of this Lease shall pass to the

grantee named in such conveyance, and the grantor shall be relieved of all obligations

or liabilities hereunder, except those theretofore accrued and not discharged.

18.16 Mechanic's Liens. lf any mechanic's or materialmen's lien or

liens shall be filed against the Premises for work done or materials furnished to a Party,

that Party shall, at its own cost and expense, cause such lien or liens to be discharged

within fifteen (15) days after notice thereof by filing or causing to be filed a bond or

bonds for that purpose. ln the event any notice preliminary to establishing such a lien

(such as the California Preliminary 20-Day Notice) is served on Lessor for work done

on the Premises, Lessor shall immediately forward a copy of such notice to Lessee.

18.17 Surrender. County shall, after the last day of the term or any

extension thereof or upon any earlier termination of such term, surrender and yield up

to Lessor the Premises in good order, condition and state of repair, reasonable wear

and tear and damage by fire or other casualty excepted. County may, but shall not be

required to: (a) patch or paint any walls/surfaces; (b) remove any leasehold

improvements constructed or installed prior to or during the term of this Lease or any
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extension thereof; or (c) remove any fixtures or equipment installed prior to or during

the term of this Lease or any extension thereof.

18.18 Notice. Except as expressly provided elsewhere in this Lease, all

notices and other communication required under this Lease shall be in writing and

delivered by: (a) Certified Mail, postage prepaid, return receipt requested, in the United

States mail; or (b) via an overnight courier that provides written evidence of delivery

and addressed to the Party hereto to whom the same is directed at the addresses set

forth in Section 19.18 herein. Either Party hereto may from time to time change its

mailing address by written notice to the other Party.

Gounty's Notification Address:

County of Riverside

Facilities Management - Real Estate Division

3450 14th Street, Suite 200

Riverside, California 92501

Attention: Deputy Director of Real Estate

Other lnquiries: FM-Leasino@rivco.orq

951-9s5-4820

Lessor's Notification Address :

W.D. Bell, lnc.

5055 Canyon Crest Drive

Riverside, CA 92507

18.19 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 behalf of said corporation, in

accordance with bylaws of said corporation, or as a partner or individual is authorized

to execute this Lease and that this Lease is binding upon said corporation and/or
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partnership or individ ual.

18.20 Separate Writing and Exhibits. Any exhibits or writings

referenced herein this Lease shall constitute a part of this Lease and are incorporated

into this Lease by this reference. lf any inconsistency exists or arises between a

provision of this Lease and a provision of any exhibit, the provisions of this Lease shall

control.

18.21 Counterpart signing and Electronic Signatures. This

Agreement may be executed in any number of counterparts, each of which will be an

original, but all of which together will constitute one instrument. Each party of this

Agreement agrees to the use of electronic signatures, such as digital signatures that

meet the requirements of the California Uniform Electronic Transactions Act ("CUETA")

Cal. Civ. Code SS 1633.1 to 1633.17), for executing this Agreement. The parties

further agree that the electronic signatures of the parties included in this Agreement

are intended to authenticate this writing and to have the same force and effect as

manual signatures. Electronic signature means an electronic sound, symbol, or

process attached to or logically associated with an electronic record and executed or

adopted by a person with the intent to sign the electronic record pursuant to the

CUETA as amended from time to time. The CUETA authorizes use of an electronic

signature for transactions and contracts among parties in California, including a

government agency. Digital signature means an electronic identifier, created by

computer, intended by the party using it to have the same force and effect as the use

of a manual signature, and shall be reasonably relied upon by the parties. For

purposes of this section, a digital signature is a type of "electronic signature" as defined

in subdivision (i) of Section 1633.2 of the Civil Code.

18.22 Approval of Supervisors. Anything to the contrary

notwithstanding, this Lease shall not be binding or effective until its approval by the

Riverside County Board of Supervisors and subsequent execution.

Page 35 of90



COUNTY:
COUNTY OF RIVERSIDE,
a political subdivision of the
State of California

Jeffries, Chair
Board of Supervisors

ATTEST:
Rector

Clerk

By:

APPROVED AS TO FORM:
n

NSEL

By:

Counsel

LESSOR:
STATE STREET BUILDING II,
a joint venture

By:

By
Rainey,

Alexa Foster, lr/anaging Partner

AUc 2e2023 3.zb
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COUNTY:
COUNTY OF RIVERSIDE,
a political subdivision of the
State of California

By
Kevin Jeffries, Chair
Board of Supervisors

ATTEST:
Kimberly Rector
Clerk of the Board

Deputy

APPROVED AS TO FORM
Minh C. Tran
COUNTY COUNSEL

By:
Braden Holly
Deputy County Counsel

LESSOR:
STATE STREET BUILDING II,
a joint venture

By:

By:

Alison Rainey, Managing Partner

C) s lc<--
Alexa Foster, Managing Partner

By:
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EXHIBIT'A"
Aerial Site Plan
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EXHIBIT "B'
Leasehold lmprovement Ag reement
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LEASEHOLD IMPROVEMENT AGREEMENT
(Address of Premises)

This Leasehold lmprovement Agreement shall set forth the terms and condtions
relating to the con$ruction of the County improvements in the Premises. This
Leasehold lmprovement Agreement is essentially organized chronologically and
addresses the issues of the construction of the Premises, in sequence, as such issues
will arise during the actual construdion of the Premises. All references in this
Leasehold lmprovement Agreement to Paragraphs or Sections of the 'Lease" shall
mean the relevant portion of that cerlain Office Lease to which this Leasehold
lmprovement Agreement is attached as Exhibit "B" and of wttich this Leasehold
lmprovement Agreement forms a part, and all references in the Lease to Seciions of
'Leasehold lmprovement Agreement' shall mean the relevant portion of this Leasehold
lmprovernent Agreement and all references in this Leasehold lmprovement Agreement
to Sec{ion of this Leasehold lmprovement Agreement shall mean the relevant portion of
this Leasehold lmprovement Agreement.

SECNON 1- LESSOR'S INITIAL CONSTRUCNON OF PREMISES

1.'l Lessor will cause the construction of, at its sole cost and expense, or has
acquired or construcled, that certain free standing building described in Sedion 2 of the
Lease, hereinaller referred to as the "Base Building."

SECTION 2 - CONSTRUCTION DRAWINGS FOR THE PREMISES

2.1 Lessor shall, at its sole cod and expense, and subjed to reimbursement
as hereinafter set forth, construct the improvements in the Premises (the 'Leasehold
lmprovements') pursuant to those certain blueprints, floor and space plans,
specification and finalize construciion prices, collectively, the approved 'Working
drawing' prepared by Lessor's archited. Lessor shall make no changes or
modifications to the Approved Vlbrking Drawings without the prior written consent of
County, which consent may be withheld if such change or modification would directly or
indireclly delay the "Subslantial Completion," as that term is defined in Sedion 6.1 of
this Leasehold lmprovement Agreement, of the Premises or increase the cost of
designing or construcling the Leasehold lmprovements. Any changes or modifications
approved by the County shall be at Lessor's sold cost and expense.

SECTION 3 - CONSTRUCTION DRAWINGS

3.1 Section of ArchitecUCon$ructions Drawings. Lessor shall retain an
architect or space planner (the "Architect") to prepare the Conslruction Drawings.
Lessor shall retain the engineering consultants (the "Engineers") to prepare all plans
and engineering working drawings relating to the $ructural, mechanical, electrical,
plumbing, HVAC, life safety, and sprinkler work of the Leasehold lmprovements. The
plans and drawings to be prepared by Architect and the Engineers hereunder shall be
known collectively as the "Construction Drawings.' All Construction Drawings shall

10t6 uHtBt-t B
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comply with the drawing format and specifications as determined by Lessor, and shall
be subject to the County's approval.

Lessor and Archited shall veriff, in the field, the dimensions and coMitions as shown
on the relevant portions of the Base Building Plans, aM Lessor and Architect shall be
solely responsible for the same, and Coung shall have no responsibility in connection
thcrewith. County's review of the Construction Drawings as set forth in this Section,
shall be for its sole purpose and shall not imply County's review of the same, or obligate
Lcssor to review the same, for quality, design, Code compliance or other like matters.
Accordingly, notwithstanding that any Construction Drawings arc reviewed by County or
its agent and consultants, and notwithstanding any advicc or assis{ance which may be
rcndered to Lessor by County or County's agent or congrltants. County shall have no
liability whatsoever in connection therewith and shall not be rcsponsible for any
omissions or erors contained in the Construc'tion Drawings, and Lerso/s waiver and
indcmnity set forth in this Lease shall specifically apply to the Construclion Drawings.

3.2 Final Space Plan. Priorto execution of the Lease by County, Lessor and
the Architect shall prepare the final space plan for Leaeehold lmprovements in the
Premises (collectively, the "Final Space Plan"), which Final Space Plan shall include a

layout and designation of all offices, rooms and othcr partitioning, their intended usc,
and equipment to be contained therein, and shall deliver the Final Space Plan County
for County's approval.

3.3. Final Working Drawings. Wthin tcn (1 0) working days after execution of
the Lease by County aM delivery ol a copy of the Lease to Lessor, Lessor, the
Architect and the Engineers shall complete the architectural and engineering drawings
for the Leasehold lmprovements, and the final architedural working drawings in a form
which is complete to allow subcontractors to perform the work and to obtain all
applicable permits (colleclively, the "Final \Abrking Drawings") and shall submit the
same to Coun$ for County's approval.

3.4 Permits. The Final Vlbrking Drawings shall be approved by County (the
'Approved Working Drawings') prior to the commencement of the condruction of the
Leasehold lmprovements. Lessor shall immediately submit the Approved V1/orking
Drawings to the appropriate municipal authorities for all applicable building permits
necessary to commence and fully complete the cons{ruction of the Leasehold
improvements (the 'Permits"). Lessor hereby agrees that neither County nor County's
agents or consultants shall be responsible for obtaining of the same shall be Lessor's
responsibility; provided however that Coun$ shall, in any event, cooperate with Lessor
in executing permit applications and performing other ministerial acts reasonably
necessary to enable Lessor to obtain any such permit or certificate of occupancy. No
changes, modifications or alterations in the Approved worklng Drawings may be made
without the prior written consent of County, provided that Coun$ may withhold its
consent, in its sole discretion, to any change in the Approved \A/orking Drawings if such
change would directly or indirectly delay the "Substantial Completion' of the Premises
as that term is defined in Seclion 6.1 of this Leasehold lmprovement Agreement.
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3.5 County shall use its best, good hith, efforts and all due diligence to
cooperate with the Architect, the Engineers, and Lessor to complete all phases of the
Construction Drawings and the p€rmitting prooess and to receive the permits, and
approval of the "Construction Co$s,' as set forlh in Section 7.1 below, as soon as
possible after the execution of the Lcase, and, in that regard, shall meet with Lessor on
a scheduled basis to be determined by County, to discuss Lessot's progress in
connection with the same. Upon County's execution of this Lease, Lcssor shall provide
County with a construction schedule including time projects for planning, entitlement
prooesa, related preparation and construdion of the Leasehots lmprovcments.

SECTION 4 - LESSOR COVENANTS

4.1 Lessor recognizes, understands and covenants that any and all
improvements shall be undertakcn according to Exhibit 'F", General Construction
Specifications for Leased Facilities, attactred thereto and made a part of the Lease.

4.2 Lessor recognizes, underdands and covenants that improvements
contemplated herein may be subjed to the proviions contained in the Califomia Labor
Code (commencing with Seciion 1720) rehting to general prevailing wage rates and
othcr pertinent provisions thercin.

4.3 Lessor shall compty and stay cunent with all applicaUe building
standards; which may change from time to time, including but not limited to, the
Americans with Disabilities Act of 1990 and any regulations issued pursuant thereto in
providing improvements contemplated herein.

SECNON 6 - CONSTRUCTION

5.1 Lessor shall diligently pursue the planning, entitlement process, related
preparation and construction of the Leasehold lmprovements. Lessor shall provide
Coung with periodic written progress reports, which reports shall contain, without
limitation, ufiated information relative to permit approvals and construdion.

5.2 Lessor shall notify County, in writing, forthwith when such planning,
entitlement process, related preparation and conslruction of the Leasehold
lmprovements have been completed, a Certilicate of Occupancy has been issted by
theCityof-,orifnonewCertificateofoccupancyisrequired,thenupon
acceptanceoftheimprovementsbytheCityof-uponfinalinspection,all
required permits have been obtained and electrical power has been turned on. \Mthin
ten (10) days thereafter, County shall schedule and condud a 'job walr with Lessor for
the purpose of accepting the Premises for occupanry. County shall accept the
Premises if the improvements are Substantially Complete and the Premises are
available for useful occupancy, hereinafter defined. County reseryes the right to
determine if the Premises are Subdantially Complete and available for useful
occupancy.
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5.3 ln addition, immediately after the Substantial Completion of the Premises,
Lessor shall have prepared and delivered to the County (1) a complete set of "As-Builf
drawings showing every detail, latent or otherwise, of such improvements, including but
not limited to electrical circuitry and plumbing, and (2) the same complete set of
"As-Built" drawings on a computer disk in a CADD format.

SECTION 6 - COMPLETION OF THE COUNTY IMPROVEMENTS: LEASE
COMMENCEMENT DATE

6.1 For purposes of this Lease, "Subdantial Completion" of the Premises shall
occur upon the completion of construction of the Leasehold lmprovements in the
Premises pursuant to the Approved Working Drawings, with the exception of any puncft
li9 items and any County fixtures, work-stations, built-in furniture, or equipment to be
installed by County. Provided howevcr, that suclr punch list items do not preclude the
useful occupancl of the Premises. Useful ocanpancy herein defined as the Premises
being safe, free of hazard, free of any risk to the safety of County employees and
available for the use set forth in the Lease.

6.2 The Lease Commencement Date shall occur as set forth in Section 6.1,
above.

SECNON 7 - CONSTRUCTION COSTS

7.1 Prior to County's execution of this Lease, Lcssor shall provide County an
itemized cost breakdown of the construction costs of the leasehold improvements,
attached hereto and made a part hereof as Addendum 1. The total co$s of all the
Leasehold lmprovements subject to reimbursement, including but not limited to tixtures,
equipment, architectural fees and permits, and as reflecled in the cost breakdowns,
shall not exceed the sum of $- which sum represents Lessor's estimate of
such condruction costs shown on Addendum 1, in the amount $- plus a

contingency amount budgeted by the County for the sole purpose of paying for extra
items requeded by County during the course of construction or installation of leasehold
improvements.

7.2 Upon completion of the Leasehold lmprovements and within fourteen (1 4)
days of Substantial Completion and acceptance of the Premises by Coun$, Lessor
shall provide County with an itemized statement, similar to the cost breakdown form
attached as Addendum 1, of the aciual co$s of the Leasehold lmprovements incurred
by Lessor, accompanied by vendor, contractor, subcontrac'tor, material man invoices if
requeded by the County along with reguest for reimbursement of adual co$s incuned.

SECTION 8. REIMBURSEMENT FOR LEASEHOLD IMPROVEMENTS

I 1 ln addition to the base rent as stated in the Lease, County shall reimburse
Lessor, as hereinafter set forth, the actual cost of the Leasehold lmprovements s
substantiated by the itemized statement required in Section 7.2 above and related
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supporting documentation as requested by the County. ln no event shall Lessor be
reimbursed an amount in excess of actual costs pursuant to Section 7.2 nor in excess of
the total amount set forth in Section 7.1, whicfiever is less.

8.2 County shall pay
months(_)

made by Lessor. ln no event shall Lessor be reimbursed any amount in excess of
adual cods nor in excess of the total amount set forth in Sections 7.1 and7.2above.

8.3 ln the event that County terminates the Lease as provided in Seclion 6.4
of the Lease, County agrees to pay Lessor upon such termination the balance of all
payments whicfr would otherwise be due pursuant to Section 8.2 tor Leasehold
lmprovements.

SECNON 9 . MISCELLANEOUS

9.1 County's Entry Prior to Sub$antial Completion. Provided that County
and its agents do not interfere with Lessor's work in the Premises, Lessor shall allow
County acress to the Premises prior to the Substantial Completion of the Premises for
the purpose of Coung installing over standard equipment or fixtures (including County's
data and telephone equipment) I the Premises. Prior to County's entry into the
Premises as permitted by the terms of this Section 9.1, County shall submit a schedule
to Lessor, for approval, which schedule shall detail the timing and purpose of County's
entry. County shall hold Lessor harmless from and indemnify, proted and defend
Lessor against any loss or damage to the Premises and against injury to any persons
caused by County's adions pursuant to this Section 9.1.

9.2 County's Representative. County has designated its Director of Facilities
Management as its sole representative with respect to the matters set forth in this
Leasehold lmprovement Agreement, who, until further notice to Lessor, shall have full
authority and responsibility to act on behalf of the County as reguired in this Leasehold
lmprove rnent Agreement.

9.3 Lessor's Representative. Lessor has designated as its
sole representative with resped to the matters set forth in this Leaschold lmprovement
Agreement, who, until further notice to County, shall have full authority and
responsibility to act on behalf of the Lessor as required in this Leasehold lmprovement
Agreement.

9.4 County's Agents. All subcontradors, laborers, material men, and
suppliers retained directly by County shall condud their ac{ivities in and around the
Premises, in a harmonious relationship with all other subcontractors, laborers, material
men and suppliers at the Premises.

9.5 Time of the Essence in this Leasehold lmprovement Agreement. Unless
otherwise indicated, all references herein to a "number of days" shall mean and refer to
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calendar days. ln all instances where County is required to approve, if no written
notice of approval is given within the stated time period, at the end of such period the
items shall automatically be deemed not approved.

9.6 Lessor's Lease Default. Notwithslanding any provision to the contrary
contained in this Lease, if an event of default by Lessor of this Leasehold lmprovement
Agreement, and said dehult has occurred at any time on or before the Sub$antial
Completion of the Premises, then (i) in addition to all other rights and remcdies granted
to County pursuant to the Lease, County shall have the right to cause Lessor to case
the construction of the Leasehold lmprovements and (ii) all other obligations of County
under the terms of this Leasehold lmprovement Agreement shall be forgiven until snch
time as such detault is cured pursuant to the terms of the Lease or this Leasehold
lmprovement Agreement.

6 0F6
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EXHIBIT "C"
Asbestos
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A.

B.

1

2

3

ASBESTOS

Lessor shall operate and maintain the below described spaces free of hazard from
asbestos containing construction materials (ACCM's) as defined in Title 15,

Sections 1601 and 2607 ot the United States Code. An asbestos!3334[willbe
recognized if an average concentration exceeds 0.01 fibers longer than five
microns per cubic centimeter of air measured over an eight hour period as
determined by the Transmission Electron Microscopy (TEM) method. TEM testing
will be mandatory if samples te$ed by the Phrase Contracl Microscopy (PCM)
method indicate .1 or more fibers per cc of air.

Space leased to the County and plenums in the same HVAC zone.

Common public areas which Coun$ employees or its invitees would
normally/reasonably use.

Building maintenance areas, utility spaces, and elevator shafis within or
serving areas described in items 1 and 2 above.

ln the event construction of the building wherein leased premises are located was
completed prior to 1979, the Lessor shall provide the County with ceilfication that
the areas refened to above are free of asbe$os hazard from ACCM's prior to the
execution of this lease. lf said premises were constructed after 1 979, Lessor shall
provide County with a written statement to that effect.

Certification shall be in the form of an ACCM's Survey and Evaluation Report
prepared by a qualifled lndustrial Hygienist who shall be certified by the American
Board of lndustrial Hygiene (ABIH) or an Environmental Protection Agency (EPA)

- Asbestos Hazard Emergency Response Act (AHERA) certified inspector. Said
survey shall include those areas listed in paragraph (A). Survey requirements are:
visualwalk-through inspedion and testing of suspected ACCM's. Bulk samples of
suspected ACCM's shall be analyzed by a laboratory certified by the Department
of Health Services and recognized by the EPA Quality Assurance Program using
the polarized light microscopy (PLM) method. lf friable asbestos is found or the
physical condition of suspected ACCM's indicate possible fiber release, air
sampling and testing by the Phase Contrast Microscopy (PCM) method must be
performed. lf asbestos fiber concentrations of .1 fibers per cc of air or greater are
found, further testing by the Transrnission Electron Microscopy (TEM) method is
mandatory. Said survey and evaluation report shall identi! all ACCM's found and
recommend abatement procedures. lf necessary, the report shall also specify
guidelines for the implementation of an operation and maintenance plan inclusive
of any required monitoring and testing intervals. The report is subject to review
and approval by the County and the Lessor shall agree to all conditions contained
therein.
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D.

H.

lf at any time during the term of this lease, or during any extension or renewal
hereof, previously unidentilied ACCM's hazard is discovered, or airbome asbestos
fibers above the maximum allowable limits are found to be enteilng the County-
leased space from any other area within the building or buildings in which the
County-leased space is located, the Lessor shall immediately, at Lessor's sole cost
and expense, control such release and perform abatement of all hazardous
ACCM's that are determined to be affecting the County-leased space.

Lessor shall perform asbestos notiftcation as required by Chapter 10.4 of the
Health and Safety Code and shall guarantee that all abatement work as required
under the conditions of this lease is performed by a licensed contractor ceftified by
the Contractors State License Board and registered with the Division of
Occupational Safety and Health. The County res€rves the rlght to establish
consultant oversight of any asbestos related work program at its expense.

Additionalty, Lessor shall be responsible for any and all direct or indired co$s
associated with the abatement of the above described ACCM's which include, but
is not limited to the adual costs to the Lessor for ACCM's abatement and for all
required monitorlng rcports bcfore, during, and after abatement. ln elfect, all costs
shall be bome by the Lessor that are in any way a*sociated with the abatement of
ACCM's from the Lessor's building including clean up of contaminated County-
owned equipment, furnishings, and malerials. Copies of the air monitoring reports
shall be furnished to the County together with certification by an lndustrial
Hygienist Consultant registered with Ca|/OSHA that the area is free of hazard from
ACCM's.

lf it is determined that for safety reasons its employees should be relocated at any
time prior to or during the abatement of ACCM's, the Lessor shall provide
comparable accommodating space (at no cost to the County) throughout the
abatement prooess. Said determination shall be made by a qualified
representative of Ca|/OSHA. The Lessor specifically agrees to pay for all costs
associated with this move or reimburse the County, if the County paid br this cost,
including all reasonable administrative costs and cost of moving or renting
furniture, data processing, and telephone equipment.

ln the event, afterwritten notice is provided by the County, the Lessor fails, refuses,
or negleds to diligently pursue abatement of above described asbestos hazard
from ACCM's, the County may effect such abatement, and, in addition to any other
remedies it may have, deduct all reasonable costs of such abatement and all costs
associated in any way with the abatement of the above described ACCM's from
the rent that may then be or thereafter become due throughout the term of this
lease. For this purpose and as a condition of this lease agreement, the Lessor
shall obtain an EPA generator number and grant license to the County for its use.
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t. ln addition to any other remedies it may have, in the event the Lessor fails to
diligently pur$e abatement of asbestos hazard from ACCM's, as required under
the provisions of this lease, the Coun$ may, by notice in writing, terminate this
lease. Lessor shall be liable to the County for all expenses, losses, and damages
reasonably incurred by the County as a result of such termination; including, but
not limited to additional rental necessary to pay for an available similar
replacement facili$ over the period of what would have been the remaining
balance of the lease term plus any option periods, co$s of any necessary
alterations to the replacement hcility, administrative cods, and costs of moving
furniture, data processing, and lelephone equipment.

The Lessor shall indemnify, defend, and hold the County of Riverside, its officers,
and employees harmless from and againsl any and all losses, damages,
judgements, expenses (including court costs and reasonable attomey fees), or
claims whatsoever, arising out of, or in any way connecied with or related to,

diredty or indiredly, the presence of asbestos hazard from ACCM's within the
CountyJeased space or the building in which the based premises arc located.
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EXHIBIT "D"
General Construction Specifications for Leased Facilities
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COUNTY OF RIVERSIDE
DEPARTMENT OF FACILITIES MANAGEMENT

Real Estate Divlsion

GENERAL CONSTRUCTION SPEGIFICATIONS
FOR LEASED FACILITIES

A. INTENT

It is the inlent of these instructions to convey to the Lessor and his bidders the
construction requirements for obtaining a complete and usable facility under lease
agreement. These instructions apply to all new construction (build-to-suit),
alterations and repair and/or renovation in hcilities leased to the County of
Riverside.

2. All references to the County in this or any other specification means the Director
of Facilities Management or his designee.

3. All work in accordance with these specifications or any other specifications and
plans musl be coordinated with the Director of Facilities Management or his
designee. Specifications contained on or with specific plans for construction may
contain more stringent provisions than the minimum requirements dated herein.
The more strlngent requirements shall govern.

4. When fully justified, Lessor may request waiver of any portion of these
specifications. Such requests must be submitted in writing to the Department of
Facilities Management with full justification. All specifications will be enforced
unless specilically waived by the Department of Facilities Management in writing.

B. COMPLIANCE WITH LOCAL REGULATIONS

ln the absence of such codes, ordinances or regulations, the Lessor's contractor
shall use the latest edition of the "Uniform Building Code". However, when such
local, County or State requirements contain more stringent provisions than the
minimum requirements stated herein, the more stringent requirements shall
govern.

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

3. All work in acc,ordance with these specifications must be done in strict compliance
with the Americans with Disabllities Act of 1990 and any regulations issued
pursuant thereto.

Page 1 ol 24 EXHIBIT D

2.

Page 51 of90

1.



C. DRAYIflNGS

4.

D. CONSTRUCTION

,|

E. SPECIFICATIONS

2

3

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

The Department of Facilities Management shall be provided four (4) complete sets
of the aforementioned drawings and specilications for review and approval.

Prior to s*art of construclion, two (2) complete approved sets of con$ruction plans
and specifications shall be provided to the Department of Facilitbs Managernent.
These sets shall be signed to indicate approval by lnformation Technology and the
user department. One set will be retumed to Lessor for conSruction, the second
set shall be retained by Department of Fadlitics Management.

Any changes or deviation from the approved plans and specifications will not be
accepted without pilor written approval from the Department of Facilities
Management.

2.

A pre-con$ruction conference with Lessor, contractor and Coufi shall be
conducted at a mutually agreed-upon site for reviewing ard delining the
construction requ ire ments.

lnspections by the Department of Facilities Management will be conducted at
random times during the course of construdion. The successful bidder shall
maintain, on the job site, a complete set of approved final drawings and
specifications marked up to show any changes and as-built conditions. Normally,
three (3) unscheduled and one (1 ) final inspection will be conducted. At the final
inspection, a punch list will be developed, and any deficiencies noted will be
corrected prior to County's acceptance of the tacility.

2.

The Lessor shall be responsible, in all cases, for the proper design and
coordination of architectural, strudural, plumbing, electrical, heating, ventilation,
air conditioning, site elements, etc., of the proposed facility. Accessibility for
physically handicapped is required, unless specifically waived in writing by the
Department of Facilities Management.

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

(SITE REQUIREMENTS)
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A. SITE

1.

B. GRADING

C. DRAINAGE

The Lessor shall be responsible for determining site conditions, including sttb-
surface soil condltions, adequate public utilities and load-bearing charaderi$ics,
the installation of retaining walls, demolition, relocation of utilities, and other site
improvements.

The finish grades and contours shall be conelated with street and eidewalk grades
e$ablished by the local municipality. Floors, driveways, etc., shall be adjusted by
the Lessor's architect as necessary, to insure prop€rty clearances, surface
drainage, slope gradients, storm and sanitary sewer gradients and connections.
All paved areas shall be graded as necessary to provide positive drainage of
surface runolT water away from the buildings.

Walks, parking areas, driveways and manewering areas shall be provided with
positive natural drainage whenever possible. The floor of the building and adjacent
grades may be raised sufficiently to provkie natural drainage.

D. RETAINING WALLS

The determination of the location and extent of retaining walls required is the
responsibilig of the Lessor.

E. LANDSCAPING

Su itable reg io na lly a ppropriate, water conservin g, low-maintenance pla nting shall
be provided. Preservation of existing vegetation and the providing of additional
la ndscapin g strall meet loca I environmental require ments.

F. CLEANUP

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

(ARCHITECTURAL REQUIREMENTS)

A. FLOORS

Floor elevations shall be at least eight inches above finished exterior grade
whenever possible. When floor slab is below grade, it shall be waterproof.

Floors shall be designed in accordance with uniform, concentrated and special
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3.

B. WALLS

1

loads given in the "Uniform Building Code", chapter 23.

Carpet - One hundred percent (100%) continuous filament nylon or olefin with
static control; minimum yarn weight - 28 oz. Require statement of pile weight fiom
vendor or manufacturer. Minimum live (5) year warranty excluding the use of
protective chair pads againd ten percent (1 0%) surface wears when properly
maintained. Four inch (4") rubber cove base shall be used for base in all carpeted
areas. Colordpattems must be approved by the Department of Facilities
Management.

Carpet tilcs may bc used. Pile wepht 2E oz. static control 2.0 KV. or less. Color
shall meet County color dandards.

Non-carpeted floors - rest rooms, coffee rooms, etc., shall have sheet vinyl
covering, including base. Vinyl tile may be used in other rrcn-carpcted areas. Vinyl
shall be commercial grade with colors and pattems full depth. ColorVpattems of
sheet vinyl and vinyl tilc muC be approved by the Department of Facilities
Managcment.

lnterior walls - all interior partition construction shall comply with applicable
Federal, State, County and City codes. The types of interior partitions to be used
mu$ be approved by the Department of Facilities Management. Sy$ems fumiture
may be used.

Toilet room walls adjacent to occupied spaces shall be sound insulating double-
wall con$ruction and filled with sound-absorbing materials.

Exterior walls - Exterior walls con$ructed of wood or steel dud shall be insulated
to R-'l 1 specifications.

C. ROOF AND INSULATION

Roof construction and insulation shall be appropriate to the overall design of the
building and prevailing weather conditions. Light colored materials are
encouraged.

All roof designs shall indude a minimum one-half inch (%") to one foot (1') slopes
for positive drainage.

Roofs on existing buildings shall be subject to (a) an inspectbn by a licensed
roofing contrador, (b) County's review of roofing contractor's findings and (c) proof
of corrective action.

D. TIMBER AND WOOD

All lumber used struclurally shall be $ress-graded with the stamp of the Lumber
Association indicated on each piece showing the stress grade.
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E. CEILING CONSTRUCTION

All ceilings shall be placed at nine feet (9'0") above finish floor level, unless
otherwise specifted.

A suspended acoustical ceiling syslem with integrated lighting shallbe installed in
all occupied areas.

3. Resl rooms and coffee rooms shall have solid ceilings (drywall, etc.)

F. V\NNDOWS

Windows shall generally be limited to the lobby area and ofllces.

Glazing that extends below thirty-two inches (32') above the floor shall be
protected with a horizontal railing or similar safety banier. lndividual windows may
be metal or wood of commercial quallty. All window openings shall be properly
flashed to prevent moisture intrusion.

3. Low energy and refledive glazing shall be used in high heat gain areas.

G. DOORS

1 Exterior doors - all wood doors will be solid core. Exterior doors will be weather-
stripped and have dops. Exterior doors to be not less than thirty-six (36") wide.
Appropriate metal doors are acceptable.

2. Exterior doors shall have automatic closers.

CABINET WORK

1. Cabinet work shall conform to the dandards as defined in the Woodwork lnstitute
of California, Manual of Millwork, (reference 1/VlC #10?', standard cabinet design).

2. Acceptable cabinet work quality is laminated plaslic covered deluxe (D) grade, or
wood tactory finished deluxe (D) grade, except utility (U) grade in utility storage
areas.

Countertops and splashes shall be laminated pla$ic, cudom grade, self-edge trim
Minimum four inch (4") high splashes where abutting vertical wall surfaces.

Cabinet work to be complete with knobs, pulls, hinges, catches, etc.

ColorJpatterns of laminated plastic and finishes of casework musl be approved by
the Department of Facilities Management.

I EA@MBE
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3

Hardware will be of good commercial quality grade and type. Automatic door
closers shall be provided on public and employee entrance doors, toilet room
doors, and coffee room doors. Public entrance and glazed partition lobby doors
shall be equipped with push bars with integral PUSH AND PULL signs. Toilet and
coffee room doors will have push plates and door pulls. \rlhen public entrance,
lobby, toilet or coffee room doors are wood or metal with enameled finish,
kickplates shall be provided. At buildings where only one (1 ) toilet is provkied, the
door closer will be omifted and the door fitted with a privacy lockset. Door locks
will be operable by a master key system. Panic hardware must be installed where
required by code. Simplex cipher locks (or equal) may be used in lieu of keyed
locks when approved by the Department of Facilities Management.

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

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

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

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

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

All keyed locks shall be equipped with six (6) pin keyways

Three (3) keys shall be fumished for each lock.

All locks shall be keyed as specified by County, except that all locks within
the following individual groups shall be keyed alike:

(1 ) Mechanical equipment rooms.

(2) Janito/s closets.

(3) Employee entrances (interior & exterior)

(4) Bulletin boards.

(5) Eleclrical panel boxes.

d A master key system shall be provided and three (3) master keys shall be
furnished, unless otherwise specified.
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Keying - locks will incorporate a security system to assure that keys used
during construction will not open doors alter County occupancy. The key
side of all locks will be on the public side.

J. TOILET ENCLOSURES AND ACCESSORIES

Facilities must comply with all existing codes.

1 . All toilet and urinal enclosures shall be secured to the floor and ceiling

2. Doors shall be installed in men's and women's restrooms. Entrance doors to toilet
enclosures shall be fitted with specifc locking devices. Toilet enclosures for non
ADA stalls shall be 34'wide, or more, on all new con9ruction

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

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

Each pair of lavatories ln all red rooms shall be provkied with soap dispensers.

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

Women's rest rooms shall be provided with feminine napkin dispenser. Women's
toilet compartments strall be provided with one (1 ) feminine napkin disposal
container.

8. Trash bins shall be provided in rest rooms.

9. Both men's and women's toilets shall be designed and constructed to
accommodate the physically handicapped. One water doset compartment shall
be sized to meet handicapped requirements, provided with out swinging door and
grab bars. The toilet fixtures, lavatory, mirrors, etc., shall be located at the corred
height for handicapped.

K. PAINTING

1. All exterior painted surhces shall be given a minimum of two (2) coats. Colors
mu$ be approved by the Department of Facilities Management.

2. lnterior surfaces and trim shall be given two (2) coats minimum. One hundred
percent (100%) coverage required. Prefinished acoustical ceiling shall not be
painted. Finlsh coat shall be in accordance with colors as prescribed by County
and shall match color chips.

Paint colors must be approved by the Department of Facilities Management.
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4. All interior painted surfaces shall receive two (2) coats of semigloss enamel.

5. Wallcoverings otherthan painted surfaces (i.e., wood paneling, vinyl material, etc.)
shall be permitted. Location and colors mu$ be approved by the Elcpartment of
Facilities Mana gement.

6. Parking strips four inches (4") wide of highway traffc paint are to be provided.

7. Street number - Minimum six lnches (6) high number - by Lessor.

VVINDOW TREATMENT

1. Minimum treatment - Vertical blinds or other as specified by the Department of
Facilities Mana gement.

SIGNS

1. ldentification sign to be installed on exterlor of building. Sign will be specilically
identified by the Department of Facilitics Managenrcnt. Placemcnt and specific
size of letters will be determined according to tayout and location of druc1ure.
Letters will be black lnjection molded plastic, Helvctica in style.

2. lnterior signs to be black phenolic material laminated with white letters. Signs will
be specifically identilied by the Department of Facilities Management.

3. Lettering on entrancc doors will be specifically identified by the Department of
Facilities Management.

ASBESTOS & LEAD BASED PAINT

1. All buildings constructed prior to 1978 will have asbestos and lead based paint
check to ascertain that no friable asbestos or flaking lead based paint is in
evidence. A copy of the report is to be filed with the Department of Facilities
Management.

PLUMBING FIXTURES AND FITTINGS

1. All rest room lavatories shall have self+losing faucets.

2. All toilets and urinals shall be equipped with flush valves.

3. Refrigerated water fountains - provide refrigerated water fountains at location
indicated.

4. "Water-Save/'toilets will not be acceptable.

5. Provide hot water in rest rooms and break rooms.
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6. Health Clinics-provide hot water in examination rooms, labs, rest rooms and break
rooms.

7 All work in accordance with these specifications mud be done in $ricl compliance
with the Americans with Disabillties Act of 1990, the California Title 24 sedion
which implements it, and any regulations issued pursuant thereto.

P. FIRE PROTECTION

Provide all necessary fire extinguishers as required by local llre regulations.

Provide sprinkler inspection and test prior to occupancy

Provide all other necessary protective devices and equipment as required by local
fire regulations.

Building alarms and fire monitoring cquipment shall not be installed in the
telephone/data room without wriften permission of the lT Department.

1.

2.

3.

4.

o. ELEVATORS

1. Provide documentation of incpectlon and routine maintcnance prior to and during
occupancy.

WATER STATIONS

Provide electric water cooler with bottle filling capability and drinking fountains
throughout I'acility at locations to be specified by County. ELKAY EZH@) Bottle
Filling Station with Bi-Level Filtered l2 Cooler Models LZSTLEWS &
LZSTLDDWS.

SPACE CONDINONINGI
(Heating, Ventilation and Air Conditioning)

A. GENERAL REAUIREMENTS

Space conditioning shall be considered the year-round control of temperature,
humidity, air circulation, ventilation and air cleaning to the degree required to
assure satistaclory and efficient use of the space for occupants and equipment.
Follow good accepted practices as rellected in the lated issue of the American
Society of Heating, Refrigeration and Air Conditioning Enginee/s Guide
(ASHRAE).

B. VENTII.ATION

Ventilation for air+onditioning sydem - Provide ventilation makeup air in the
amount of 10% of total air requirement for cooling or two (2) air changes per hour,
whichever is greated, plus all exhau$ air requirements.
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2 Prior to con$ruction of office spaoe over 5,000 square feet, exisiling systems over
ten (1 0) years of age shall be inspected by a licensed HVAC company and a
statement of condition detailing the reliability and efficiency of the sys{ems shall be
provided.

C. EXHAUSTSYSTEMS

Exhaud toilet areas - the exhaust fan shall be connected to the light switch or
interconnected with the air conditioning time clock.

Air shall not bc dircdly exhau$ed, exc.pt in the following in$ances:
a. Air used to make up exhaust for toilet rooms.
b. Air exhausted specifically for cooking, food preparation or removal of

excessfue heat generated by vending or various other machines.
c. Wrcn spocified for coffee rooms.

D. SPACETEMPERATURECONTROLS

Central control system for the various areas or provide a thermoslat for each
heating and/or air-conditioning sydem. Use separate slide lever adjustments for
heating and cooling with lock covers.

All systems shall be controlled by seven (7) day, twenty-four (24) hour time clocks
set to the Department of Facilities Management requirements.

Thermostats controlling space conditions during occupied hours shall be
adjustable from sixty eight degrees (68') to eighty degrees (80') with the normal
set at seven$ degrees (70') for heating and seventy-six degrees (76') for cooling.

4. Simultaneous heating and cooling will not be acceptable

Lessor shall comply with existing codes.

Heatgenerated equipment shall be of adequate capacity to heat the building under
design conditions.

All gas furnaces shall be approved by the American Gas Association.

All electilc components shall be UL-approved and comply with the Califomia
Electric Code.

Electric strip heating is not acceptable

AIR FILTERS

1. All recirculated and outside air shall pass through filters beforc entering air-
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handling units.

2. Filters shall be replaceable types and changed a minimum of four (4) times a year.

3. A location map showing filter locations shall be provided to County.

F. PIPING

Piflng in finished areas, such as lobbies and offices, shall be concealed. No water
piping of any description shall be installed near eledrical srvitchgear. Provide
shutoff valves at all locations necessary to isolate separate zones of the system
served.

2. All hot and chilled water piplng shall be insulated

G. AIR DISTRIBUTION

Ductwork shall be provided, as required, for proper air distributbn with supply
outlets spaced so as to avoid excessive throws and dead spots. ln order to
maintain sound privacy, door louvers will not be used to retum air from offices.
SouM-attenuating, acoustically lined lransfer duds or retum air ducts must be
used. All urpply and return air ductwork shall be constructed and installed in
accordance with ASHRAE Standards and shall comply with state and local building
codes.

All air handling units, except unit heaters, must be provided with outside air intakes.
lntakes shall be located to avoid the introduction of boiler flue gas€s or vehicle and
condenser unit exhauSs.

Diffusers shall be selected and spaced so that, at the occupied level, the
movement of air will be uniform and not be less than ten (1 0) cubic feet per minute,
nor more than fifty (5O) cubic feet per minute when measured at four feet (4")
above the floor. They shall be selected so that the throw from an air diffuser does
not impinge on walls, columns, or the throws from other diflusers based on a
terminal velocity of one hundred feet (100') per minute. Diffusers located in offices
shall be of the tully adjudable air pattern type.

BALANCING ANO ADJUSNNG

1 . Space conditioning equipment shall be balanced and adjusted by persons certified
to perform such functions prior to occupancy.

2. Copy of air balance report shall be provided to the Department of Facilities
Management.

I. NOISE AND VIBRATION

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

J. OPERATING INSTRUCNONS

1. The Lessor shall provide simplified consolidated equipment and control diagrams
with specific openting instructions posted on a readily accessible label on each
utility sydem, such as furnaces, refrigeration equipment, air handling systems, and
pumping systems. These instructions shall clearly indicate how to stop and 9art
systems, what adjustments mu$ or may be made by County personnel to assure
proper operation, and what adion shall be taken in emergencies.

(ELECTRICAL}

A. GENERALREQUIREMENTS

All electrical work shall be dcsigned and installed in accordance with the phn
requirements.

Codes and ordinances - shall conform to staMards of the National Eleclrical Codc
(NEC), O.S.H.A., serving public telephone compeny, State Fire Marshal and local
ordinances.

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

B. INTERIOR LIGHTING

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

The lighting shall be designed to maintain a uniform level of illumination of the
minimum foot +andles designated. Lighting levels shall be based on working plan
thirty inches (30") above floor, appropriate coefficient of ntilization for the lixture
and maintenance Factor. Conform to Title 24, Division 9 br lighting requirements.
Provide not less than ten foot-candles in halls, thirty foot-candles in re$ rooms and
fifty foot<andles in all other areas, unless specifically noted otherwise. (eighty
foot+andles in drafting room areas).

Each working space, utility or dorage room shall have at least one receptacle.
Each office shall have a minimum of one (1) receptacle on each twelve feet (12')
of wall space. See plans for additionaland/or special outlets.

Provide twenty-four (24) hour lighting for security

Emergency lighting - Shall be provided where required by applicable codes, or
natural lighting will not provide sufficient lumens for emergency exiting of building.

C, EXTERIOR LIGHTING
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lnstall sr.rfficient lighting to provide a minimum of five (5) foot+andles of illumination
at each building entrance, around the perimeter of the building, in the parking and
maneuvering areas and on driveways.

All exterior lighting shall be high or low-pressrre sodium as specified by the
County. Fixtures shall be controlled by photocell, time clocks, or combinations of
both.

(TELEPHONE ANO COMMUNTCATTONS)

(Updated November 10, 2008)

A. GENERALREQUIREMENTS

2

All communications requirements shall conform to the gandards of Riverskle
County lnformation Technology (RCIT) and the serving public tclephone company
as noted below.

The RIVERSIDE COUNTY INFORMATION TEGHNOLOGY (RCIT)
COMMUNICANONS BUREAU TELECOMMUNICATIONS ENGINEER shaI| be
consulted during the Programming, Conceptual Design, Design Development, and
Construction Design stages to plan the design and provide inprt for the
Telecommunications lnfrastruclure.

B. TELECOMMUNICATIONSROOMSPECIFICATIONS

2

1

1

2.

Dedicated Use: Telecommunication Rooms must be dedicatcd to the
telecommunications function and related support facilities. Equipment not
related to the support of the Telecommunication Room, such as piping, duct work,
and distribution of building power, must not be located in, or pass through the room.
The Telecommunication Room may not be shared with buildirg or custodial
services. Cleaning materials such as mops, buckets or solvents mud not be
located or stored in the Telecommunication Room. Building alarms, lire monitoring
equipment and building automation equipment shall not be installed in the
Telecommunication Room withoutwritten permission of the RCIT Communications
Bureau Telecommunications Engineer. ln the event the RCIT Communications
Bureau Telecommunications Engineer gnants such permission, all building alarms
and fire-monitoring equipment shall be indalled only in the location designated.

Room Physica! Specilications - the roorn musl be completed a minimum of
thlrty (30) days prior to occupancy. Large projecls (more than 20,000 sq. fl.)will
require the Telecommunication Room (s) to be completed a minimum of 45 days
or as directed by RCIT Communication Bureau Telecommunications Engineer
prior to beneficial occupancy. All specifcations for said room as outlined in this
agreement shall be completed, including, but not limited to, installation of plywood,
lighting, electrical circuits, HVAC, ceiling tiles, ground, floor tile and door with lock
and three (3) sets of keys.

It should be understood that the contractor will have to schedule various
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trades ln sooner than the normal constructlon schedule to complete the
Telecommunication Room (HVAC, Elcctrician, Painter, etc.) as required by
the RCIT Cornmunications Bureau Telecomrnunlcatlons Engineer.

Location: The Telecommunication Room shall be as close to the
geographic cenler of the occupied space as possible. Maximum distance
from the center of the Telecornmunications Roorn to the farthest WAO
localion shall not exceed a radius of '175 fect unless reviewed by RCIT
Communications Bureau Telecommunications Engineer. lf occupying more
than one ,Ioor of a building, a scparatc Tcleconmunications Room shall
be required on cach lloor, preferably stacked above one another.
Provisions shall be made available for easy a@ess into the
Telecommunication Room for telephone and data wiring and shall be
dedicated for telephone and data use only. Telecommunications Rooms
should not be planned next to elevators, redrooms, electrical rooms, air
shafts, mechanical rooms, and outside walls. lf occupying more than one
building, each building will require Telccommunications Rooms that meet
the above requiremenls.

Minimum Room Sizes: The Telecommunication Room shall conform to
the following dimensions and shall not be nanower than 12 feet:

b

Leased Premises - so. ft.
5,00O sq. lt. or less
5,000 - '10,000 sq. ft.
10,000 - 30,000 sq. ft.'
30,000 sq. ft. or larger"

Room Sizc
12'x9'
12' x 12'
12'x 14'
12' x 14'

c.

' May require more than one room
'* \Mll require more than one room.

Plyrood Wall Lining: All walls will be lined with AC grade or better, void-
free, 4'x8' sheets of %" plywood. Plywood sheets shall be mounted
vertically from ceiling height towards floor. Plywood must be painted on all
sides with at lead one coat of primer and two coats of white fire resistant
paint. The plywood should be in$alled with the grade 'C'surface facing
the wall.

Doors: The doorwill be a minimum of three (3) feetwide and 80 inchestall
and be located as near as possible to a room comer. The door shall be
equipped with a lock. \Mrere pradical, the door should open outward to
provide additional usable space.

Air Gonditioning: The environmental control systems for the
Telecommunication Room should be able to maintain a room temperature
between 18"C and 24"C (64"F and 75'F) at all times (24 hours per day, 365
days per year). All building supplied HCAC inlets to the
Telecommunications Room shall be controlled using a Variable Air Valve
(VAV) with its own thermostat to prohibit heating the Telecommunications
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h.

Room. The VAV will be installed in such a fashion to introduce conditioned
air if the primary split A/C unit hils to cool the room. lt will serve two
PurPoses:

1 . Provide ventilation air to the room, cooling only.
2. Serve as an additional backup.

lf a building's HVAC system cannot ensure continuous operation (including
weekeMs and holidays), provide a standalone HVAC unit with independent
controls for the Telccommunirxtion Room. lf an emergcncy power souroe
is available in the building, connect the HVAC system that serves the
Telecommunirxtion Room to the emergency power source. Sensors and
controls must be locatcd in the Tclecommunication Room, ideally placed 5
feet AFF (thermostat location will be specified on the Telecommunication
room drawing provided by RCIT Communications Bureau
Telecommunications Engineer). lf an in-room air conditioner is installed,
the air conditioner will be hard wired to the thermostat and the location must
be approved by RCIT Communications Bureau Telecommunications
Engineer before lnstallation. lf remote-monitoring equipment is available,
this room should have its own independent sensor. Average heat bad for
equipment is approximately 150 BTU/SQ Ft of Telecommunication Room
space (speclfic heat load will be provided for eacfi room).

lf fire sprlnklers are located in the Telecommunications Room, the
sprinkler shall have a high temperature 9andard response full circle head
with a heavy-duty cover. Sprinkler lines located inside the TR shall not be
"charged' under normal conditions. Coordinate placement of the sprinklers
with RCIT Communirxtions Bureau Telecommunications Engineer.
Sprinkler heads mud be a minimum of 10 fi. AFF.

Room Lighting: Lighting to provide a minimum of 500 lux (5O foot candles)
measured 3 ft. AFF. Coordinate placement of light fixtures with RCIT
Communications Bureau Telecommunications Engineer to avoid
interference with low voltage equipment. Light fixtures must be a minimum
of 10 fi. AFF. Use white paint on the walls and ceiling to enhance room
lighting. Power for the llghting should not come from the power panel
located inside the Telecommunications Room.

Emergency Llghting: Emergency lighting within the Telecommunication
Room shall be provided to ensure that the loss of power to normal lights will
not hamper an emergency exit from the room.

Floors: The lloor shall be capable of supporting a minimum load bearing
of one hundred (100) pounds per square foot and maximum concentration
loading of 2,00O lbs. per foot. Standard VCT lloor covering shall be installed
unless otherwise specified.

Ceiling: lf a ceiling will be installed in the Telecommunication Room it must
be inslalled at a minimum of 10' AFF. Ceiling protrusions (e.9. sprinkler
heads) must be placed to assure a minimum clear height of 10 feet that is
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clear of obstrudions, to provide space over the equipment frames for cables
and urspended cable trays. Ceiling finish must minimize dust and be light
colored to enhance the room lighting. A hard ceiling shall not be allowed in
the Telecommunications Room.

C. ELECTRICALREQUIREMENTS

Dcdicatcd Power Feeder: The Telecommunication Room will have its own
dedkxted povrer fceder terminated in an eledrical panel located ineide the
room and flush mounted in the wall. Location of this clcctrice! subprnel
shell bc closrly coordlneted with RCIT Conmunicrtions Burcau
Telccommunications Engincar to en3ure it does not imptct thc ovcrall
dcsign and use of thc spacc within the room. Power rcquircd for othcr
equlprnent ln the roorn (e.9. Iluoresccnt llghtlng, motort, alr
conditlonlng equlpnent) should be supplied by a soparatc fecder,
condult, and dlstrlbutlon panel. lf an emcrgency powsr source b
availablc, connect thc Telecommunication Room electrical subaanel into
it.

General Purpose Outlets: Provide 110 Volt, 20 Amp duplex outlets
installed at silandard height on all walls of the Telecommunications Room;
maximum spacing between outlets shall not exceed 12 feet.

Telephone System: lnstall one (1) dedicated 208 VAC, 20 Amp ciranits
terminated into a single surface mounted 45 electrical box with a NEMA L6-
20 outlet at a height of 18 inches AFF from the center. The circuit will have
its own separate hot, neutral, and ground wire all the way back to the power
distribution panel. The circuit will be clearly labeled on the cover plate and
sub-panel.

Equipment Racks: lnstalltwo (2) dedicated 20 Amp, 110 VAC circuit with
isolated ground for each equipment rack (9'x12'room - 2 racks, 12'x12'
room - 3 racks, 12'x14' room - 4 racks). ln$all one (1) dedicated 30 Amp,
208 VAC circuit with isolated ground for every two equipment rack. The
breaker number shall be ldentified on each of these outlets. Terminate
each circuit on double duplex outlets in a surface mounted 45 box in the
vertical cable manager 23" above the floor. Equipment Rack locations,
circuit locations and quantity will be specified in the room hyout provided
by the RGIT Communications Bureau Telecommunications Engineer.

Paging - AA/: lf required, install one dedicated 20 Amp, 110 VAC circuit
with isolated ground. Terminate on a double duplex outlet in a 45 box. The
location of the outlet will be specified in the Telecommunications Room
layout provided by the RCIT Communications Bureau Telecommunications
Engineer.

Security: lnstall one dedicated 20 Amp, 110 VAC circuit with isolated
ground. Terminate on double duplex outlets in a 45 box. The location of
the outlet(s) will be specified in the Telecommunications Room layout
provided by the RCIT Communications Bureau Telecommunications
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Engineer.

Emergency Air Conditioner Outlet (To Support lT Tclephone Systcm):
lnstall one dedicated 2Ogl22O VAC, 20 Amp circuit terminated on a single
NEMA G20 receptacle. The location of the outlet will be specified in the
Telecommunications Room layout provided by the RGIT Communietions
Bureau Telecommunications Engineer.

Grounding - A Telecommunication Main Grounding Busbar (TMGB) $all
be installed in the Telecommunications Room at the location specified in
the room layout that will be provided by the RCIT Communications Bureau
Telecommunications Engineer. Thc Grounding Busbar must be CPI
Ghatsworth Products, part #13622{120. The Busbar shall be insulated
from its supporting dructure by at lea$ two inches of separatbn. Bond the
Busbar to the building AC grounding elec{rode system. The minimum size
of the bonding conductor should be #6 AV1,G and be sized to carry the
maximum short time rating Amps of the building grounding electrode
conductor. A srpplemental bonding connec{ion is required to be
Exothermically \r1/elded to the structural steel of the building and local AC
Sub-Panel located inside the Tehcommunications Room. Resistance
should be no more than .1 ohms between the TMGB and the building main
grounding source measured following the two-point bonding te$ method
using an earth ground resistance tester. All grounding conduclors shall be
run in rigid conduit.

D, CONDU!TREQUIREMENTS

1. Work Area Outlets (WAO):

a. General Specifications: Each WAO shall consist of one 4 in. by 4 in. by
2.5 in. deep outlet box with a 2 in. by 4 in. reducing adapter in$alled.

Height Requlrements: Each WAO shall be indalled at the same height as
the adjacent electrical outlet. The height of jacks for wall telephones shall
conform to any ADA rules pertaining to handicapped use. This height is
typically 44 inches AFF to the center of the outlet box.

Condults Specifications:

(1) Accessible Ceilings. When there is an accessible ceiling such as
suspended acou$ical tile, provide a rigid f -inch conduit (flex not
allowed) stubbed into the ceiling space from the outlet box. Ceiling
must be accessible from the WAO location back to the
Telecommunications Room. lf the WAO location is at wall phone
height (+44), install an additional outlet box at standard floor height.
Connect a rigid 1-inch conduit from the bottom of the wall height box
to the top of the standard floor height box. Ream all conduit ends
and fit with insulated bushings.

(2) Non-Accessible Geilings: \Mren the ceiling is not accessible,
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provide a rigid 'l l/4-inch conduit (flex not allowed) run from the
WAO location all the way to the Telecommunications Room or to the
nearesl accessible ceiling space. Runs cannot have more than the
equivalent of two 9Odegree bends without installing a pull box (pull
box musl be accessible upon completion of construction). All
conduits will have a oull strinq installed. \Mtere multiple outlets
are installed, each location will have its own dedicated conduit run;
no daisy chaining is allowed.

System Furniture wall lnfecds: Wall in-feeds will be one rigid 'l .25 in. conduit
per 3 WAO locations of sys(em furniture. The conduit shall be dubbed into the
ceiling are from a 4 in. by 4 in by 2.5 in. deep outlet box. Rcam all conduit ends
and fit with insulated bushings. ln-feed location will be accessible cither by cutoul
or access panel in fumiture or placed next to fumiture where location will be
accessible for service. Consult RCIT Communicatbns Bureau
Telecommunications Engineer for location, quantity, and size of ln-feeds. Exad
location will be verified with furniture vendor.

System Furniture Floor Poke-Thru ln-Feeds: Poke-Thru locationg requiring
power/voice/data will require \Mremold P/N RC9FFTC Poke-Thru's EMT 1.25 in.
conduit per 3 WAO locations of systems turniture. Color to be specified by
Architect. The conduit shall be continuous and stubbed into the ceiling arca of that
floor being serviced with pull Sring installed. No more than two 90's will be allowed,
J-Box for furniture $rpplier power whip connections to be anchored to the ceiling
of the floor below with unistrut. J-Box mud be with-in 6' of furniture whip
connection. Ream all conduit ends and fit with insulated bushings. Consult RCIT
Communications Bureau Telecommunications Engineer for location and quantity.
Exacl location will be verified with furniture vendor.

System Furniture Power and Data Floor Boxes: Floor Box Locations requiring
power/voice/data will require V1/lremold PiN RFBzt-C1-1 Floor Box with EMT 1.25
in. conduit per 3 WAO locations of systems fumiture for communications. Color to
be specified by Architecl. The conduit shall be continuous and stubbed into the
ceiling area of that lloor being serviced with pull string installed. No more than two
90's will be allowed. All boxes shall be configured for dualservice which will require
accessory items for separation of power aM data. All boxes shall include (1 )
internal duplex receptacle for power, (1 ) \Mremold P/N RFB-2-SSRT for
communications and (1 ) flanged cover P/N S2SBBTCAL. Ream al conduit ends
and fit with insulated bushings. Consult RCIT Communications Bureau
Telecommunications Engineer for location, and quantity. Exact location will be
verified by furniture vendor.

Hard Wall Office Floor Poke-Thru: Poke-Thru localions requiring
power/voice/data will require Wremold P/N RC4ATC Poke-Thru'swfth the optional
communications Adapter P/N Com 75 installed for Voice and Data conduits. lnstall
two (2) EMT 0.75 in. conduits per location. The conduits shall be continuous and
stubbed into the ceiling area of that floor being services with pull string installed.
No more than two 90's will be allowed. Ream all conduit ends and fit with insulated
bushings. Consult RCIT Communications Bureau Telecommunications Engineer
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6

for location, quantity, and sizc of in-feeds. Exact location will be verified with
furniture vendor.

Hard Wa!! Power and Date Floor Boxes: Floor Box locations required
power/voice/data will require Wiremold P/N RFB+CI-1 Floor Box with (1) EMT
1 .25 in. conduit for communications. Color to be specified by Archited. The conduit
shall be continuous and $ubbed into the ceiling area of that floor being serviced
with pull string installed. No more than two 90's will be allowed. All boxes shall be
configured for dual service which will require accessory items for separation of
power and data. All boxes shall include (1) intcmal duplex receptiacle for power,
(1)\Mremold P/N RFB-2-SSRT br communications and (1) llanged cover P/N
S3SBBTCAL. Ream all conduils ends and lit with insulated bushings. Consult
RCIT Communications Bureau Telecommunications Engineer lor locations, and
quanti$. Exact location will be verified with fumiture vendor.

7. Backbona Pathways:

Telecommunications Rooms On the Samc Floor: When two or more
Telecommunications Rooms exist on the same floor, provide two (2) rigid
metallic tradc size 4 conduits between the main Telecommunications Room
and each secondary Telecommunications Room. Conduits are to be run in
the mos{ direcl route possible with no more than the equivalent of two 90-
degree sl\,eeps without a pull box. The minimum size of a pull box shall be
2{ W x 36' L x 'l Z D. Ream all conduit ends and fit with all local and
national requirements. Location of conduits will be identified on drawings
provided by the RCIT Communications Bureau Telecommunications
Engineer and provided on a site-by-site basis. The bend radius of the
conduit shall be 10 times the outside conduit diameter. lnstal! a pul! string
with minimum tensile strength of 30 lbs in each conduit.

b. Telecommunicatlons Room On Different Floors: \Men two or more
Telecommunications Rooms exist on different floors, provide a minimum of
two (2) rigid trade size 4 conduits between the main Telecommunications
Room and each secondary Telecommunications Room. Conduits are to be
run in the most dired route possible with no more than the equivalent of two
9Gdegree bends without a pull box. The minimum size of a pull box shall
be 24' W x 36" L x 12 D. Ream all conduit ends and fit with insulated
bushings. Conduits are to be bonded to ground in accordance with all local
and national requirements. The bend radius of the conduit shall be 10 times
the outside conduit diameter. lnstall a pul! string with minimum tensile
strength of 30 lbs in each conduit. ln multi-level buildings with stacked
Telecommunications Roorns, sleeves shall be provided from the ceiling
of the lowest level to the lloor of the top level. Size, quantity, and location
will be provided by the RCIT Communications Bureau Telecommunications
Engineer.

c. MPOE: lf the MPOE (minimum point of entry) in not physically located in
the Telecommunications Room it shall be necessary to install two (2) trade
size 4 conduits from the MPOE to the Telecommunications Room. Conduits
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are to be run in the most direct route possible with no more than the
equivalent of two 90 degree bends without a pull box. The minimum size of
a pull box shall be 24 Wx 36'L x 12" D. Ream all conduits ends and fit
with insulated bushings. Conduits are to be bonded to ground in accordance
with all local and national rcquirements. Location of conduits will be
identified on drawings provided by the RCIT Communications Bureau
Telecommunications Engineer and provided on a site-by site basis.

Telecommunications Roonrs ln Multiple Buildlngs on Same or
AdJaccnt Propcrtlcs: The numbcr of conduits will be determined by the
size and scopc of cach proJcct. Thc items listcd bclow arc BASIC
requirements only as the acope of the project increases, some or all of the
items listcd below may undergo major changes:

(1) Conduits shall be rigid and shall be four (4) trade size 4. A minimum
of two (2) conduits will be installed from the primary
Telecommunications Room and each building as defined by the
RCIT Communications Bureau Telecommunications Engineer.
Conduits shall be installed in the most dired route possible.

(2) Conduits shall be buried a minimum of 36 inches below finish grade

(3) Conduits shall be encased in 2,000 PSI concrete where vehicle traffic
occurs and encased in slurry everywhere else for the entire length.

(4) Tracer tape shall be installed the entire conduit length. Tracer tape
shall be 12 incheswide, flat, and metallic and shall be installed 12
inches above concrete encasement. Tape shall be imprinted with
the words "WARNING - FIBER OPTIC CABLE" spaced at a
minimum of 24 inches on center.

(5) No more than the equivalent of two (2) 9Gdegree bends shall be
installed without the addition of a pull box, vault, or maintenance
hole, which size and requirements will be defined by the RCIT
Communications Bureau Telecommunications Engineer.

(6) Conduit runs in excess of 500 feet shall have a pull box, vault, or
maintenance hole installed, which size and requirements will be
defined by the RCIT Communications Bureau Telecommunications
Engineer. All sweeps shall have a minimum bending-radius of 10
times the diameter of the conduit.

(7) All four inch conduits should have a minimum %-inch nylon pull rope.
All four inch conduits over 400 feet should have a minimum 3/&inch
nylon pull rope. The size and requirements of pull boxes, vaufts, or
maintenance holes can only be determined by the scope of the
project and will be defined by the RCIT Communications Bureau
Telecommunications Engineer.
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8. Firewalls: lf any llrewalls are present, conduiUsleeve access through the wall must
be provided by the contractor. The ends of any conduiUsleeve penetrating a
firewall will be sealed wilh the appropriate fire stop. ldentilication of the areas that
mu$ be sealed shall be identified by the contrador at the time of wiring. Size and
location of the sleeves will be determined by the RCIT Communications Bureau
Telecommunications Engineer. Sleeves strould penetrate the wall a minimum of
3 inches. Ream each end of conduit and fit with insulated bushing.

9. Prirnary Scrvice Conduit Requirements (New Construction):

The number of all primary service conduils will be determincd by the sizc
and scope of each project. The iterns listed bclow are BASIC
requirements only and as the scope of the job increases, some or all of the
items listed below may undergo mafor changes:

(1) Entrance conduits shall be rigid and shall be four (4) trade size 4. A
minimum of two (2) conduits will be installed into the
Telecommunications Room. Conduits shall be insilalled in the most
direci route possible.

(2) Conduits shall be buried a minimum of 36 inches below linish grade

(3) Conduits shall be encased in slurry for sections identified by RCIT
Communications Bureau Telecommunications Engineer as no traffic
or low risk.

(4) Conduits ehall be encased in 2,00O PSI concrete for sections not
identilied in section 5a3.

(5) Tracer tape shall be installed the entire conduit length. Tracer tape
shallbe l2lncheswide, flat, and metallic and shall be installed 12
inches above concrete encasament. Tape shall be imprinted with
the words 'WARNING - FIBER OPTIC CABLE' spaced at a
minimum of 24 inches on center.

(6) No more than the equivalent of two (2) 9O{egree s$/eeps shall be
installed without the addition of a pull box, vault, or maintenance
hole, whicfr size and requirements will be defined by the RCIT
Co mmunications Burea u Telecommunications Erp inee r.

(7) Conduit runs in excess of 50O feet shall have a pull box, vault, or
maintenance hole installed, which size and requirements will be
defined by the RCIT Communications Bureau Telecommunications
Engineer. All bends shall have a minimum-bending radius of 10
times the diameter of the conduit.

(8) All four-inch conduits should have a minimum %-inch nylon pull rope.
All four-inch conduits over 40O feet should have a minimum 3/&inch
nylon pull rope. The size and requirements of pull boxes, vaults, or
maintenance holes can only be determined by the scope of the
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prqect and will be defined by the RCIT Communications Bureau
Telecommunications Engineer.

CABLE TRAYS:

1. lf the struciural ceiling height is greater than 16'AFF or the occupied space is
greater than 25,000 square feet, a cable tray sySem will be required to support the
voice and data wiring. Consult with the RCIT Communications Bureau
Telecommunications Engineer regarding possible indallation and to assist in the
design of the cable tray system. A structural Engineer will be required to dosign
the cable tray system to code and manufadure specilication and submit design to
the RCIT Communications Bureau Telecommunications Engineer for approval.

RCIT
System's Furniture

Telecommunications Standards
June 16, 2004

1. Work Area Outlets

1 .1 . Definition: Work Area Outlet (WAO) - consists of a telecommunications
faceplate and its component (s) - what tclcphones and PC's are plugged
into at a user's desk location or work area.

1.2. Fumiture communications outlet openings shall accommodate the
installation of an industry-standard, single gang faceplate, with a
minimum opening of 2 inches by 3 inches.

1.2.1. Iwo (2) tactor or field-installed threaded openings shall be provided
for single gang faceplate mounting and shall accommodate a 10{22
screw.

1.3 Furniture communications outlet openings shall provide a minimum
mounting depth of 44.5 mm (1.75 in).

1.4. Extender plates shall be provided for WAO's (Work Area Outlet's) within
furniture system - one for each workstation space, fax location, and printer
location.

1 .4.'l . Extender plates shall be a minimum 7/8 inch deep

2. Gabling Pathways

2.1 Furniture pathways shall have capacity lor a minimum of (12)
communications cables with an outside diameter of .25 inches and not
exceed 40% of pathway capacity.

2.1 .1. Remaining pathway capacity will be utilized to accommodate future
moves, adds, and changes (MAC's).
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2.1.2. This requirement applies to ALL areas of the furniture pathway
INCLUDING @rners, panel to panel pathwaya, etc.

2.1.3. Consideration will include space used in fumiture for connecting
hardware.

2.2 Fumiture system shall completely conceal all communications cabling in all
cabling pathways.

2.3 Entire communications cabling pathway shall contain a continuous and rigid
suppo( infrastruciure within each panel.

2.4 \ly'hen communications cabling pathways run parallel to electrical pathways:

2.4.1 . A metallic banier shall be provided (i.e. metallic divider, conduit,
comrgated or solid) and shall be bonded to ground.

2.4.2. Eleclncal components shall not lmpede on communications cabling
pathways so as to restrict in any way the fill requirements noted
above.

2.5. The minimum size pathway shall not force the cable bend radius to be less
than 25 mm (1 in) under conditions of maximum cable fill.

2.6.

2.7.

Metallic pattway edges shall utilize protedive bushings.

All panels shall be equipped with at leasl one (1) of the following raceways
and shall singularly conform to all of the above noted cabling pathway
requirements.

2.7.1. Base Raceway

2.7.2. Top Raceway

3. Furniture ln-Feeds

3.1. Furniture in-feeds shall have capacity for a minimum of (12)
communications cables with an outside diameter of .25 lnches and not
exceed 40% of pathway capacity.

3.1.1. Remaining pathway capacity will be utilized to accommodate future
moves, adds, and changes (MAC's).

3.1 .2. Consideration will indude space used in fumiture for connecting
hardware.

3.2. Furniture in-feeds shall have the ability to provide for separate entry points
for power and communications cabling.
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3.2.1. Where entry points are closer than 6 inches, a physical / mechanical
barrier shall be provitled to separate cabling entry points.

3.3. Metallic in-feed edges shall utilize protective bushings.

3.4. One furniture in-feed shall be provided for every four (4) WAO's (\Alcrk Area
Outlets).

3.5. Placement of fumiture in-feeds shall be coordinated and verified by County
tT.
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COUNTY OF RIVERSIDE
Facilities Management

Real Estate Division

CUSTODIAL SERVICES REQUIREMENTS FOR LEASE FACILITIES

1. Eackground cfred<s shall be performed, in a manner specified by Courfi, of all qualified perrnanent and

tonporary empbyees.

2. Provide all required s€rvices and supplies.

3. Perform services fve days a rrrreek during the hours of 5:0opm to 1:0oam only

4. Rovide end replaco all fluorescent lBht tubes and incandescent light bulbs using only those types of
tubcg and bulbs that are energy effrcient as indicated by nanufaclurer. Fixture reflectors shall be wiped
deen with eact rchmping.

5. Lessor and custodhl slaff shall be responsible for key control. lssuing keys to workers, collecting said
koyr at shift end and rctricving keys at the end of custodian's employnrnt. lf keys are lost, stolen or
rilsphced, rekeying costs are landlord's responsibility.

6. SPECIFIC SERVICES - Frequency and coverage:

A. Daily:

1. Rest Roorrs:

Empty all trash containers, refill dispensers, damn mop floors, clean, sanitize and polish all
plunbing fixtures, chrorm fittings, flush rings, drain and overfiow outlets, dean and polish

mkrors, dean wall adjacent to hand basins/urinals, dust nptal partitions, rerpvo fingerprints
from rrrralls, switches, etc.

2. Lobby Area - Main Conidors - Stainarays:

3. Employee Break RoorndKitchen:

Remove trash from buiHing and deposit in dumpster, vacuum rugs and carpet, wipe spills,

mop tile ffoor, remove fingerprints from doors, l(7ht switches, etc., and relill dispensers.

4. General and Private Areas:
Remove trash, vacuum carpets, nop tile floors, spot clean interior partition class, clean
@unter tops and backboards, dust desks, conference tables, credenzarfile cabinets and

bookcases.
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5. Building Security:

a. Turn off all lights (except security and night lights)
b. Close windovrrs
c. Reset alarrns and lock all doors

B. Weckly - All Areas:

Polish buf hard resilient floors in tnfiic areas, spot cLan carpeted areas.

Dust all high and low horEontal surfrcoa, induding silb, lcdgcs, moldings, rholvcg, locker tops,
frarms and file cabinets, danp wipe plastic end lealher fumiture.

Remove fingerprinB from doors, elc\ator walls and controls, franps and light switcfics in office
areas, clean and polish bright nrtal to 70" height, clean and sanitize waste oontainors in rest roorns
and brcak rooms.

C. Monthly - All Arcas:

Clean interlor glass partitons/doorc, dry dust uood peneling, romovo dusUcobtrvcbs from ceiling
areas.

Spray buff resilienUhard lloor areas, detail vacuum carpct edges, under dcsUollicc furnitwe.

D. Quartcrly - All Arcas:

Move furniture, strp, seal and apply floor linish to all resilient and hard floor surfaces. ln addition,
shampoo th6 carp€ts including any phy area rugs located inside the faci[ty.

Spray buff resilient and hard surface floors and apply floor finbh.

Clean interior/exterior windor,ra, dean/polish office furniture, danp dean difruser outlets in

ceiling/wall, wash waste containers, and clean/dust blinds.

E. Scmi-Annually - All Arcas:

1. Clean and polish all baseboards
2. Damp clean lobby and reception cfiairs
3. Clean carpeted surfaces - use a $rat6r effaction rnethod

F. Annually - All Areas:

1. All resilient and hard surface floors:

a. Move furniture, strip, seal and apply floor finbh to all resilient and hard surface floors.
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l.

ESTOPPEL CERTIFICATE

The County of Riverside, as Tenant, or County, and XXX, as Lessor (the

"Lessor"), entered into a written Lease dated XXX in which Lessor leased to
County and County leased from Lessor that certain Premises considing of
approximately XXX square feet of office space located at XXX, Califomia. The
lease, as amended is referred to in this Certificate as the Lease.

The Lease has not been amended, modified, nor supplemented.

The next payment of Rent is due on the frr$ of each month afler the planning and
construdion of the project is completed pursuant to Exhibil "8,' sections 5.2 and
6.1, and Coung receives Certilicate of Occupancy. The rent is $XXX. County has
not paid Lessor a security deposit.

Under the Lease, the effective date was S, and the expiration date of the Lease
is xxx (xx) years after the Commencement Date (as defined in the Lease).

The Lease provides for XXX option(s) to extend the term of the Lease. The
extension Options(s) shall be exercised by CounV delivering to Lessor written
notice thereof no later than xxx (xx) days prior to the expiration of the Original Term
or any extension thereof. The rent payable by County during any extended term
shall be XXX% greater than the original term rent or option period.

The County has the right of first refusal to renew the Lease, after the original term
and any options to extend have expired, on the same terms and conditions
received by Lessor as a bona fide offer from a third party to Lease the Premises.

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

To the best of the County's knowledge, Lessor and County are not in default in the
performance of any of the terms and provisions of the Lease, and no event or
condition has occurred that, with the giving of notice or passage of time, or both,
would constitute such default by Lessor or Coun$.

To the best of the County's knowledge, the Lessor has not assigned, transferred,
or hypothecated the real property or any interest in the real property.

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

To the best knowledge of the County, there are no mortgagees, beneliciaries under
deeds of trust, or other holders of a security interest in the Real Property.
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12. There are no setoffs or credits against Rent payable under the Lease. No free
periods or rental abatements, rebates, or concessions have been granted to
County.

13. To the best knowledge of the County, therc are no pending actions, voluntary or
involuntary, under any bankruptcy or insolvency hws of the United States or any
state against County that affect the leascd Premises.

14. The execution of this Certificate by Lessor and the County does not amend the
Lease or waive any of Lessor's or County's rights under the Lease.

15. This Certificate is given to XXX, (the "Lender") aM the Lessor with the
understanding that as a lender or purchaser of the above{escribed real property
or assignee of either Lessor or Lender may rely on it in connection with either the
assignment or acquisition of the above described real property or making a loan
secured by the above described real property. Following that acquisition,
assignment by Lessor or loan, County intends to keep the Lease full force and
effect and shall bind and inure to the benelit of Lessor and its suc,cessor in interest.

COUNTY:

By
Rose Salgado, Director
Facilities Management

APPROVEO AS TO FORM:
County Counsel

By

Deputy County Counsel
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RECORDED AT REQUEST OF ANDWHEN
RECORDED RETURN TO:

Attention

SUBORDINATION, NONOISTURBANCE, AND ATTORN MENT AGREEMENT

This Subordination, Non{isturbance, and Attornment Agreement ("Agreement") is
made as of _between (LendeQ, a _, having
its principal place of business at

and the County of Riverside (County), by its authorized representative
the Director of Facilities Management having its address for notification at 3450 14th St,

Suite 200, Riverside, CA 92501.

Recitals:

A. Lender has agreed to make a loan to _, a
(lessor), to be secured by a deed of tru$, dated

and recorded on
in the Official Records of

as lnstrument No.

County, California (together
with all amendments, increases, renewal, modifications, consolidations, replacements,
substitutions, and extensions, either current or future, referred to hereafter as the
'Mortgage') encumbering Lessor's ownership interest in real property located in

State of California. The legal
description of the encumbered real property (the "Mortgage Premises') is set forth in

Exhibit A, attached to this Agreement. The Mortgage, together with the promissory note
or notes, the loan agreement(s), and other documents executed in the connection wilh it

are hereafter collectively refened to as the "Loan Documents'.

B. On _ County and Lessor entered into a lease for the
Mo(gage Premises (the Lease). The Lease creates a leasehold estate in favor of County
for space (the "Premises') located on the Mortgage Premises.

C. ln connection with execution of the Mortgage, Lessor also executed
and delivered to Lender an Assignment of Leases, Rents and Profits dated

and recorded on as lnstrument No
in the Official Records of the County Recorder of _, California
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conceming all rents, issues and profits from the Mortgage Premises. This document,
together with all amendments, renewals, modifications consolidations, replacements,
substitutions and extensions, is hereafter refened to as the 'Assignment of Rents.'

To conlirm their under$anding conceming the legal effect of the Mortgage and the
Lease, in consideration of the mutual covenants and agreements contained in this
Agreement and other valuable consideration, the receipt and srfficienry of which are
hereby acknowledged, Lender and County, intending to be legally bound, agree and
covenant as follows:

1. Representations and Warranties. County warrants and represents that
the Lease is in full force and effect and that, as of the date of this Agreement and to the
best of County's lGowledge, thcre is no default under the Lease by Lessor or County.

2. County Subordinatlon.

2.1. Subjed to the provisions of Section 3, the Loan Documents shall
constitute a lien or charge on the ttiortgage Premises that is prior and superior to the
Lease, to the leasehold e$ate created by it, and to all rights and privileges of County
under it: by the Agreement, the Lease, the leasehold estate created by it, togcthcr with
all rights and privileges of County under il, is subordinated, at all times, to the lien or
charge of the Loan Documents in hvor of Lender.

2.2. By executing this Agreement, County subordinates the Lcasc and
Coung's interest under it to the lien r(;ht and security title, and terms of the Loan
Documents, and to all advances or payments made, or to be made, under any Loan
Documents.

3. Non.disturbance.

3.1. Lender consents to the Lease.

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

3.3. lf (a) Lender shall acquire title to, and possession ol the Premises
on foreclosure in an action in whictr Lender shall have been required to name County as
a party defendant, and (b) County is not in default under the Lease, nor surrendered,
vacated or abandoned the Premises and remains in adual possession of the Premises
at the time Lender shall so acquire title to and possession of, the Premises, Lender and
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County shall enter into a new lease on the same rems and conditions as were contained
in the Lease, expecl that:

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

(b) Lender shall have no obligations or liabilitics to County under any
such new lease beyond those of Lessor as were contained in the Lease; and

(c) The expiration date of any new lease shall coincide with the
original expiration date of the Lease.

3.4 County shall not be named or joined in any foreclosure, trustee's
sale, or other proceeding to enforce the Loan Documents unless such joinder shall be

legally required to perfect the for dosure, tru$ee's sale, or other proceeding.

4. Attornrnent.

4.1 . lf Lendershall succeed to Lessor's intered in the Mortgage Premises
by foreclosure of the Mortgage, by dccd in lieu of foredosure, or in any other manner,
Coung shall be bound to Lendcr undcr all the terms, covenants and conditions of the
Lease for the balance of its term with the same force and efiect as if Lender were the
Lessor under the Lease. County shall be deemed to have full and complete attomment
to, and to have edablished direct privity betureen County and.

(a) Lenderwhen in possession of the Mortgage Premises;

(b) a receiver appointed in any adion or proceeding the foreclose
the Mortgage;

(c) any party acquiring title to the Mortgage Premises; or

(d) any successor to Lessor.

4.2. County's attornment is self-operating, and it shall continue to be
effective without execution of any further ins{rument by any of the partied to this
Agreement of the Lease. Lender agrees to give County written notice if Lender has
succeeded to the interest of the Lessor under the Lease. The terms of the Lease are
incorporated into this Agreement by reference.

4.3. lf the interests of Lessor uMer the Lease are transferred by

foreclosure of the Mortgage, deed in lieu of foreclosure, or otherwise, to a party otherthan
Lender (Transferee), ln consideration of, and as condition precedent to, Coun$'s
agreement to attorn to any such Transferee, Transferee shall be deemed to have
assumed all terms, covenants, and conditions of the Lease to be observed or performed
by Lessor from the date on which the Transferee succeeds to Lessor's intere$s under
the Lease.
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5. Lender as Lessor. ls Lender shall succeed to the intered of Lessor under
the Lease, Lender shall be bound to County under all the terms, covenants and
conditions of the Lease, and County shall, from the date of Lender's succession to the
Lessor's intere$ under the Lease, have the same remedies against Lcnder tor breacft
of the Lease that county would have has under the Lease against Lessor; provide,

however, that despite anything to the contrary in this Agreement of the Lease, Lender,

as successor to the Lessor's interest, shall be:

(a) liable for any ad or omission of the Lessor; provided that the
Lender may elect either to perform the pre-€xiging obligation or to permit the Goun$ to
perform ft and to recover the cost our of Rent;

(b) sublect to any offsets or defenses expressly permitted under
the Lease, including abatement right which County might have had again$ Lessor;

(c) bound by any rent or additional rent that County might have
paid for more than one month in advance to Lessor; or

(d) bound by an amendmcnt or modilication of the Lease even
though made without Lender's written consent and whether or not the amendment or
modification materially adversely affed any right of Lessor uMer the Lease.

(e) sublect to the County's right to assert continuing claims, such
as material interference wilh the County's use and enjoyment of the premises, against
the Lender.

6. Right To Cure. County agrees that before County exerclses any of its
right or remedies under the Lease, Lender shall have the right, but not the obligation, to

cure the default within the same time given Lessor in the lcase to arre the dehult, plus
an additional thirty (30) days or ten (10) days in the case of defaults in the payment of
money from the Lessor to County. County agrees that the cure period shall be extended
by the time necessary forthe Lenderto commence foreclosure proceedings and to obtain
possession of the Mortgage Premises, provided that:

(a) Lender shall notify County of Lender's intent to effect it

remedy;

(b) Lender initiates immediate steps to foreclose on or to recover
possession of the Mortgage Premises;

(c) Lender initiates immediate legal proceedings to appoint a

receiver for the Mortgage Premises or to foreclose on or re@ver possession of the
Mortgage Premises within the thirty (30) day period; and

(d) Lender prosecutes such proceedings and remedies with due
diligence and continuity completion.
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7 . Assignment of Rents. lf Lessor defaults in its performance of the terms
of the Loan Documents, County agrees to recognize the Assignment of Rents made by

Lessor to Lender and shall pay the Lender, as assignee, from the time Lender gives

County notice that Lessor is in defauft under the terms of the Loan Documents, the rents
under the Lease, but only those rents that are due or that become due under the
assignment of rents and Lessor's default shall continue until the firs( of the following
occurs:

(a) No Further rent is due and payable under the Lease;

(b) Lender gives County notice that the Lessor's default under the

Loan Documents have been cured and in$ructs County that the rents shall therealler be
payable to the Lessor;

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

8. County's Reliance. Wtren complying 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 protect County fiom and againd any and all loss,
claim, damage, or liability (including 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 diredly
to Lessor. Any dispute betvrreen Lender (or Lender's Transferee) and Lessor as to the
existence of a detault by Lessor under the terms of the Moilgage, the extend or nature

of such dehult, or Lender's right to foreclosure of the Mortgage, shall be dealt with and

adjusted solely between Lender (or Transferee) and Lessor, and county shall not be
made a party to any such dispute (unless required by law).

9. Lender's Status. Nothing in the Agreement shall be con$rued to be an
agreement by Lender to perform any covenant ofthe Lessor under the Lease unless and

until it obtains title to the Mortgage Premises by power of sale, judicial foreclosure, or
deed in lieu of foreclosure, or obtains possession of the Mortgage Premises under the
termsof the Loan Documents.

10. Cancellation of Lease. County agrees that it will not cancel. Terminate,
or surrender the Lease, except at the normal expiration of the Lease term or as provided
in the Lease.

11. Special Covenants. Despite anything in this Agreement or the Lease to
the contrary, if Lender acquires title to the Mortgage Premises, County agrees that:
Lender shall have the right at any time in connection with the sale or other transfer of the
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Mortgage Premises to assign the Lease or Lender's rights under it to any person or
entity, and that Lender, its officers, directors, shareholders, agents, and employees shall
be released from any further liability under the Lease arising alter the date of such
transfer, provided that the assignee of Lender's interest assumes Lender's obligations
under the Lease, in writing, from the date of such transfer.

12. Transferees Liability (Non Resource). lf a Transferee acquires title to
the Mortgage Premises:

(a) County's resource against Transfcrec for dehult under the
Lease shall be limited to the Mortgage Premises or any sale, insurance, or condemnation
proceeds from the Mortgage Premises;

(b) County shall look exclustuely to Transferee's interests
described in (a) above for the payment and discfrarge of any obligations imposed on
Transferee under this agreement or lhe Lease; and

(i) Transbree its ofrcers, directors, shareholders, agents, and
employees are released and relieved of any personal liability
undcr the Lease;
(ii) County shall look solely to the intereds of Transferce set
forth in (a) above, and
(iii) Coung shall not collect or attempt to collec{ any judgment
out of any other assets, or form any generalor limited partners
or shareholders of Transferee.

13. Transferee's Performance Obligations. Subject to the limitations
provided in Sections 1 1 and 12, il a Transferee acquires title to the Mortgage Premises,
the Transferee shall perform and recognize all County improvement allowance provisions,
all rent-free and rent rebate provisions, and all options and rights of offer, in addition to
Lessor's other obligations under the Lease.

14. Notice. All notices required by this Agreement shall be given in writing and
shall be deemed to have been duly given for all purposes when:

(a) deposited in the United States mail (by registered or certified
mail, return receipt requeded, postage prepaid); or

(b) deposited with a nationally recognlzed ovemight delivery
service such as Federal Express or Airborne.

Each notice mud be directed to the party to receive it at its address stated below
or at such other address as may be substituted by notice given as provided in this sedion.

The addresses are:
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Attention

copy la'

Attentio

County Facilities Management
345014h St, Suite 200
Riverside, CA 92501
Attention. Deputy Director of Real Estate

copy la'

Attentio

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

15. MiscellaneousProvisions.

15.1. This Agreement may not be modified orally; it may be modilied only
by an agreement in writing slgned by the parties or their successors-in-interest. This
Agreement shall inure to the benefit of and bind the parties and their successors and
assignees.

15.2. The captions contained in this Agreement are for convenience only
and in no way limit or alter the terms and conditions of the Agreement.

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

15.4. This Agreement has been executed in duplicate. Lender and County
agree that one (1) copy of the Agreement will be recorded.

15.5. This Agreement shall be the entire and only agreement conceming
subordination of the Lease and the leasehold estate created by it, together with all rights
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and privileges of County under it, to the lien or charge of the Loan Documents and shall
supersede and cancel, to the extent that it would affect priority between the Lease and
the Loan Documents, any previous subordination agreements, including provisions, if
any, contained in the Lease that provide for the subordination of the Lcase aM the
leasehold estate created by it to a deed of trust or mortgage. This Agreement supersedes
any inconsistent provision of the Lease.

15.6. This Agreement may be executed in any number of counterparts,
each of which when so executed and delivered shall be deemed to be an original and all
of which copies, taken together, shall con$itute but one and the same instrument.
Signature and acknowledgment pages may be detached from the copies and attacfied to
a single copy of this Agreement to physically form one original document, which may be

recorded without an attached copy of the Lease.

15.7 lf any legal action or proceeding is commenced to interpret or enforce
the terms of this Agreement or obligations arising out of it, or to recover damages for the
breach of the Agreement, the party prevailing in such action or proceeding shall be
entitled to recover from the non-prevailing party or parties all reasonable attomeys' fees,
costs, and expenses it has incuned.

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

Executed on the date first above written.

COUNTY OF RIVERSIDE: LENDER:

By:
Chairman
Board of Supervisors

ATTEST:
Kecia R. Harper-lhem
Clerk of the Board
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APPROVED AS TO FORM:
County Counsel

By:

Depug County Counsel

Accepted and Agreed To

Lessor:

a_
By: _[signature]_
Its: _[state titlel

[Exhibit A: Legal description of Mortgage Premises]
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Exhibit A

FY 2023124

RUHS - Public HealthMrlC

1055 N. State Streert, Hemet, CA 92543

ESTIMATED AMOUNTS

Total Square Footaqe to be Leased:

Current Office:

Approximate Cost per SQFT (Jul- June)

Lease Cost per Month (Jul - June)

Total Lease Cost (Jul - June)

Total Estimated Lease Cost for FY 2023124

Estimated Additional Costs:

Utility Cost per SQFT
Estimated Utility Costs per Month

Total Estimated Utility Cost (Jul- June)
Total Estimated Utility Cost

FM Lease Management Fee as of 0710112023

TOTAL ESTIMATED COST FOR FY 2023124

TOTAL COUNTY COST

9,679 SQFT

$ t.st

$ 18,486.89

$ 0.12

4.86%

$ 221,842.68

$ 221,842.68

13,937.76

$ 13,937.76

$ 10,781.s5

$ 246,561.99

$ 1 ,161 .48

$

$

$0%



Exhibit B

FY 2024t25
RUHS . Public HealthMlG

1055 N. State Streert, Hemet, GA 92543

ESTIMATED AMOUNTS

Total Square Footage to be Leased:

Current Office:

Approximate Cost per SQFT (Jul - June)

Lease Cost per Month (Jul - June)
Lease Cost per Month

Total Lease Cost (Jul - June)
Total Lease Cost
Total Estimated Lease Cost for FY 2024125

Estimated Additional Costs :

Utility Cost per SQFT
Estimated Utility Costs per Month

Total Estimated Utility Cost

9,679 SQFT

$ 1.97

$ 19,041 .50

$ 0.12

$ 228,497.96
$-
$ 228,497.96

$ 13,937.76
$ 13,937.76

$ 11,105.00

$ 253,540.72

$t 161.48

FM Lease Management Fee as of 0710112023

TOTAL ESTIMATED COST FOR FY 2024125

TOTAL COUNTY COST

4.86%

0% $



Exhibit C

FY 2025126to 2027128

RUHS - Public HealthMllC

1055 N. State Streert, Hemet, CA 92543

ESTIMATED AMOUNTS

Total Square Footaqe to be Leased:

Current Office:

Approximate Cost per SQFT (Jul - June)

Lease Cost per tr/onth (Jul - June)

Total Lease Cost (Jul - June)

Total Estimated Lease Cost for FY 2025126 to 2027128

Estimated Additional Costs:

Utility Cost per SQFT
Estimated Utility Costs per Month
Total Estimated Utility Cost

Lease Management Fee as of 71112023 4.86%

TOTAL ESTIMATED COST FOR FY 2025126 to 2027128

F11 Total Cost
F11 Total County Cost 0%

$ 235,353.00 $ 242,413.68 $ 249,686.16

9,679 SQFT

FY 2025126

$ 2.03 $

$ 19,612.75 $

$ 235,353.00 $

FY 2027t28

$ z.ts

$ 20,807.18

$ 249,686.16

FY 2026127

2.09

20,201.14

242,413.68

$

$

0.12 $
1 ,161 .48 $

0.12 $
1,161.48 $

0.12
1,161.48

$

$

13,937.76 $

11,438.16 $

13,937.76 $

11,781.30 $

13,937.76

12,134.75

$ 260,?28.92 $ 268,

$ 1,304,723.04
$
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0 'IMPORTANT' Maps and data are to be used for reference purposes only. Map features are approximate, and are not
necessarily accurate to surveying or engineering standards. The County of Riverside makes no wananty or guarantee
as to the content (the source is often third party), accuracy, timeliness, or completeness of any of the data provided, and
assumes no legal responsibility for the informataon contained on this map. Any use of this product with respecl to
accuracy and precision shall be the sole responsibility of the user.

Notes
District 5
Leased area outlinBd in blue
APN 439-05G.036

o gzo 752Feel

-

REPORT PRINTED ON...412612023 3:45:37 Pt! Riverside County GIS 
I

IJuilaJ t

I

B

tI
J

F t d.rE
{

3
3.

^lJI
'l
hD

l iI
JL

T\

F .-,1

hf:
;H.Jrr
F-;-1t
>-i

l'ir,:

t_

rt,

II
t

t'
lr-

t
t
u

i

,l'r:

JI

ffi'
IL

a
II

I

IfJ

I
'tt

Jt
Fr3!

6D


