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

ITEM:3.19
(lD # 226791

MEETING DATE:
Tuesday, February 27 , 2024

FROM : FACILITIES MANAGEI\/IENT:

SUBJECT: FACILITIES I\iIANAGEMENT-REAL ESTATE (FIM.RE) AND RIVERSIDE COUNTY

FIRE DEPARTIUENT: Approval of Lease with MS Perris, LLC, a California Limited Liability

Company, Perris, Ten-Year Lease, CEQA Exempt Pursuant to State CEQA Guidelines Sections
15301 and 15061(bX3); District 1. [Total Cost: $14,803,012 - Fire General Fund 43%;

Structural Fire Taxes 39%; Contract Reimbursements 18%l (Clerk to file Notice of Exemption)

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 15061(bX3), "Common Sense" Exemption;

2. Approve the attached Lease with MS Perris, LLC, a California limited liability company,

and authorize the Chair of the Board to execute the same on behalf of the County;

3. Authorize the Director of Facilities f\ilanagement, or designee, to execute any other

documents and administer all actions necessary to complete this transaction;

4. Authorize the Director of Facilities Management, or designee, to exercise the Options to
Extend pursuant to Section 6 of the Lease; and

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

ACTION:Policy, CIP

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, Washington, Perez and Gutierrez
None
None
February 27 , 2024
FM-RE, Fire, Recorder

to* 22679

Kimberly A. Rector
Clerk of the Board

By

3.19Page 1 of 4

RECOMMENDED MOTION: That the Board of Supervisors:

fiLaarp?/
Depdty



FINANCIAL DATA Current Fbcal Year: Total Co6t: Ongoing Cost

COST $0 $3,224,213 $ 14,8 03,01 2 $0

NET COUNTY COST $0 $3.224,213 $14,803,0'12 $0

SOURCE OF FUNDS: General Fund 43%; Structural Fire
Taxes 39%; Contract Reimbursements 18%

Budget Adjustment: No

For Fiscal Yea': 24125 - 33134

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

C.E.O. RECOMMENDATION: Approve

BACKGROUND:

Summary
The Riverside County Fire Department Fleet Services (County Fire) currently shares a 5,000
square foot facility in Perris with Cal-Fire and other state partners for the maintenance of up to
250 fire vehicles and apparatuses. Future adjacent development is planned and includes an
enhanced roadway between the current buildings which will operationally divide the property in

half, separating the current warehouse facility from the administrative headquarters across the
street and potentially impacting County Fire's operational efficiencies due to expected increased
public vehicular traffic.

On April 18,2023, per lvl.O. 3.15, the Board approved, ln-Principle, the search for a new Fire
Department Western Riverside Fleet Services Facility (Fleet Services Facility) to accommodate
current servicing requirements. Facilities l\ilanagement Real Estate Division (FM-RE)
subsequently released a Request for Proposal for the Perris and surrounding areas and located
a suitable warehouse to serve as the new Fleet Services Facility.

Negotiations were completed and the attached Lease is being presented and recommended for
approval. Space planning was completed for full interior tenant improvements which will be
reimbursed to the Lessor upon substantial completion.

The Lease is summarized as follows

Location 86 E. Rider Street, Perris, CA 92571

Lessor MS Perris, LLC, a California Limited Liability Company
16'130 Ventura Blvd., Suite 510
Encino, CA 91436

Size 43,648 square feet

Term: Ten (10) year original term, commencing upon completion of tenant
improvements.
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Base Rent

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

$ '1.30 sq. ft.

$ 56,742 per month

$ 680,904 per year

Estimale Operating
Expenses: $'10,912 per month

l\,4onthly rent shall be increased four percent (4%) on each anniversary of
the Lease, starting on the first-year anniversary of the Lease.

Extension Option Four (4) options to extend for five (5) years each

Term nation Rights: For loss of funding with six (6) months' not ce

Annual
Escalatorl

Tenant
lmprovements

lnterior/Exterior
I\,4aintenance:

$3,378,884 is the estimated cost of Tenant lmprovements (includes a

20% construction contingency) to be built by the Lessor and reimbursed
by the Fire Department.

All custodial and maintenance except for the structural shell of the
building to be provided and paid for by the Fire Department, subject to
terms and conditions of the Lease

Utilities County pays eleck ca , telephone serv ce, water, trash, and sewer

Pursuant to the California Environmental Quality Act (CEOA), the Lease was reviewed and
determined to be categorically exempl from CEQA under State CEQA Guidelines section 15301

Class 1-Existing Facilities Exemption and section 15061(bX3), Common Sense' Exemption
The Lease involves tenant improvements of a currently constructed space.

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

lmoact on Residents d Bus
CoLinty Fire provides critical public safety services throughout the County. Due to population
growth in the County, a need for additional services and coverage has arisen, which requires
additional vehicles and maintenance. The impact to residents and businesses will be positive.

Additional Fiscal lnformation
See attached Exhibits A, B, and C. Riverside County Fire Oepartment has budgeted these costs
fot FY 2024125 and will reimburse FM-RE for all associated rent (Base Rent and Operating
Expenses) costs related to the Lease.
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SUBMITTAL TO THE BOARD OF SUPERVISORS COUNTY OF RIVERSIDE,
STATE OF CALIFORNIA

ATTACHMENTS:
. Lease
. Financial Exhibits A, B, & C
. Notice of Exemption
o Aerial

Aaron Gettis, Deputy 218t2024
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NOTICE OF EXEMPTION

December 27 ,2023

Project Name: Fire Fleet Services Facility Lease Agreement with MS Perris, LLC, Perris

Project Number: FM0412700060

Project Location: 86 East Rider Sheet, Perris, California, 92571; Assessor's Parcel Number (API9 305-170-032

Description ofProject: The Riverside County Fire Departnent Fleet Services cunently shares a 5,000 square foot facility
in Perris with Cal-Fire and other state partrers for the maintenance ofup to 250 fire vehicles and apparatuses. Future adjacent
development is planned and includes an enhanced roadway between the current buildings which will operationally divide
the property in half, separating the current warehouse facility from the administrative headquarters across the str€et,
potentially impacting the SherifPs operational efiiciencies due to expected increased public vehicular traffic.

On April 18, 2023, per M.O. 3.15, the Board approved, In-Principle, the search for a new Fire Departrnent Westem Riverside
Fleet Services Facility (Fleet Services Facility) to accommodate current servicing requirements. Facilities Management Real
Estate Division (FM-RE) subsequently released a Request for Proposal for the Perris and surrounding areas, and no
responses were received. Facilities Management located a suitable warehouse to serve as lhe Dew Fleet Services Facility.

Negotiations were completed and a lO-year Lease being with two, five -year options to cxtend is being sought. Space
planning was completed for full interior tenant improvements which will be reimbursed to the Lessor upon substantial
completion. Approval of the lO-year Lease Agreement is identified as the proposed project under the California
Environrnental Quality Act (CEQA). The proposed project would involve the use of existing industrial warehouse. No
expansion of the footprint or increase in capacity ofuse would occur as a result of the Lease Agreement. The operation of
the facility will result in the use ofan existing building and no additional direct or indirect physical environmental impacts
are anticipated.

Name of Public Agency Approving Project: Riverside County

Namc 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),
General Rule or "Common Sense" Exemption. Codified under Califomia Code ofRegulations Title 14, Article 5, Section
15061.
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Reasons Why Project is Exempt: The proposed project is categorically exempt from the provisions of CEQA
specifically by the State CEQA Guidelines as identified below. The project will not result in any specific or general
exceptions to the use ofthe categorical exemption as detailed under State CEQA Guidelines Section 15300.2. The project
will not cause an impact to an environmental resource ofhazardous or critical concdrn nor would the project involve unusual
circumstances that could potentially have a sigrificant effect on the environment. The project would not result in impacts
to scenic highways, hazardous waste sites, historic resources, or other sensitive nahral environments, or have a cumulative
effect to the environment. No significant environmental impacts arc anticipated to occur with the Lease Agreement and
interior tenant improvements.

Section 15301 - Class I Existing Facllltles Erempflon: This categorical exemption includes the operation, repair,
maintenance, leasing, or minor alteration ofexisting public orprivate skuctures or facilities, provided the exemption
only involves negligible or no expansion of the previous site's use. The project, as proposed, is limited to a lease
agreement for continued use of an existing industrial building with interior improvements to make the space
functional for Fire Fleet Services. The projcct will not substantially increase or expand the use of the site, and is
limited to the continued use ofthe industrial building in a similar capacity; therefore, the project is exempt as the
project meets the scope and intent of the Class I Exemption identified in Section 15301, Article 19, Categorical
Exemptions of the CEQA Guidelines.

Srction 15061 @) (3) - "Common Sensc" Excmption: In accordance with CEQA, the use of the Common Sense
Exemption is based on the "general rule that CEQA applies only to projects which have the potential for causing a
significant effcct on the environmcnt." State CEQA Guidelines, Section 15061(b) (3). The use ofthis exemption is
appropriate if "it can be seen with certainty that there is no possibility that the activity in question may have a
significant effect on the environment." Ibid. This determination is an issue of fact and if sufficient evidence exists
in the 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 No 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 environmenf, no further
agency evaluation is required. With cbrtainty, there is no possibility that the project may have a significant effect
on the environment. The proposed Lease Agreement will not result in any direct or indirect physical environmental
impacts. The use and operation of lhe facility will continue to operate as an existing industrial use and will not
create any new environmental impacts to the surrounding area. No impacts beyond the ongoing, existing use ofthe
site would occur. Therefore, in no way, would the project as proposed have the potential to cause a significant
environmental impact and the project is exempt from further CEQA analysis.

Therefore, the County of fuverside Facilities 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;ru As1s. 12-27-2023

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



LEASE

86 E. Rider Street, Building 1, Perris, CA
Riverside County Fire Department
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LEASE
COUNTY OF RIVERSIDE

86 E. Rider Street, Building 1, Perris, CA

1. Parties.

1.1 This Lease ("Lease") s made by and between the COUNry OF

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

"County" and MS Perris, LLC, a California limited liability company, hereinafler

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 (as defined in Section 2-2), for the term, at the rental,

and upon allterms, covenants and conditions set forth in this Lease.

2.2 Defined. The Premises shall consist of that certaan real property,

including all improvements therein or to be provided by Lessor under the terms of this

Lease, and commonly known as 86 E. Rider Street, Building 1, located in the City of

Perris, County of Riverside, State of California, also identified as Assessor's Parcel

Number 303-293-009, and generally described as a free standing building consisting of

approximately 43,648 square feet with approximately forty-eight (48) secured parking

spaces , all as shown on the site plan attached hereto as Exhibit "A" and incorporated

herein (the "Premises"). lt is understood that the Premises includes all appurtenances

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

and from the public streets and highways for County, its employees and invitees.

2.3 Preparation of Premises/Acceptance. The rights and obligations

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

the Lease Term are slated in the attached Leasehold lmprovement Agreement,

attached hereto and incorporated herein as Exhibit "8." lf this Lease conflicts with the

Leasehold lmprovement Agreement, the Leasehold lmprovement Agreement shall

prevail.

2.4 Condition of Premises. Lessor shall deliver the Premises to

County in a fully clean and safe condition, free of hazards and debris, entirely permitted
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and inspected by local authorities, on the Commencement Date (as defined in Section

4.'l), and Lessor warrants for the term of this Lease, that all systems and equipment,

including. but not limited to, electrical, plumbing, fire sprinkler, fire suppression system,

flrei life/safety system, lighting, heating, ventilating and air conditioning systems

("HVAC"), loading doors, if any, that serve the Premises and all other such elements in

the Premises (herein defined as the "Base Building Systems"), other than those

installed or constructed by County, shall be in safe, hazard free, good operating

condition, and, the roof, bearing walls and foundation of the Premises shall be free of

materialdefect.

3. Use.

3.'l County shall use and occupy the Premises for the purpose of

providing office space for use by the Riverside County Fire Department, but the

Premises may be used for any official business of County government or any other legal

use which is reasonably comparable thereto in accordance with local authority allowable

zoning use, and or if required, local authority separate approved use. Nothing

contained in this Lease shall be construed to require Counly to occupy the Premises

contanuously.

4. Term.

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

its full execution by the Parties hetelo. The term of this Lease shall be for a period of

ten (10) years ("Original Term") commencing on the date of the Certificate of

Occupancy issued and executed by the City of Perris and provided that County, in its

sole discretion, is satisfied that all leasehold imp.ovements have been completed in

accordance with Exhibit "8" and Exhibit "D," excepting minor punch list items,

("Commencement Date"). Ihe Original Term shall expire at midnight on the last day of

the one-hundred and twentieth (120th) month ("Expiation Date").

4.2 Confirmation of Lease lnformation. At such time as the

Commencement Date of this Lease has been determined, Lessor shall deliver to the

County a notice in lhe form set forth in Exhibit "C," which is attached hereto and

ancorporated herein, which the receiving Party shall execute, after making any

corrections necessary to conform the information to the provisions of this Lease, and
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return to the forwarding Party within thirty (30) days after receipt. Either Party will use

reasonable efforts to deliver the notice to the other Party within thirty (30) days after the

Lease Commencement Date. Anything to the contrary notwithstand ing, failure to

forward or execute said notice shall not invalidate or nullify the provisions of this Lease.

4.3 Delay in Delivery of Premises. lf the Original Term ofthas Lease

has not commenced by two hundred forty (240) business days from either: i) County's

execution of this Lease, or ii) County Tenant lmprovement Construction Drawings

Approved Permit Card, whichever occuIs later, then County may, at its sole option,

proceed with the options set forth in Sections 4.3.1 and 4.3.2,:

4,3.'l Deduct from any rents that may become due hereunder, the

sum of One Thousand Dollars ($1,000.00) for each day the Premises are not

substantially complete and available for occupancy as per Section 2.4, after said date,

as liquidated damages for failure to provide occupancy in a timely manner as prescribed

hereunder. Lessor and County agree that such damages are to be one of the mutually

exclusave remedies, as prescribed in this Section 4, for such failure, in that at the time of

eniering into this Lease it would be impractical and exlremely difflcult to fix the actual

damages that would flow from Lessor's failure to provide occupancy in a timely

manner, including, but not limited to, the difference in money between the total sum to

be paid by County to another party for renl to Lease such party's real property, if the

rental hereunder is less than the rentalto be paid such other party.

4.3.2 lf the Original Term of this Lease has not commenced by

two hundred forty (240) business days from date of the last delivery item listed in

Section 4.3 i) or ii) above, Lessor may extend such date by thirty (30) business days

increments but no more than one hundred twenty (120) business days. only after all

Section 4.3.2 extension timeframes have expired, County has the option to proceed with

cancellation of this Lease, unless County and Lessor mutually agree to an additional

extension period, and Lessor hereby waives any and all rights that it may have against

County for any costs, expenses and/or charges that Lessor may have incurred as a

result of preparing the Premises for occupancy.

4.4 Holding Over. lf County does not exercise existing renewal

options per Section 6, any holding over by County after the expiration of said term or

3of31



any extension thereof shall result in County's payment of one hundred and four

percentage (104%) of the prior month's rent under the same terms and conditions of

this Lease.

5. Rent. The anniversary dates shall be deemed to fallon the first day ofthe

flrst full month of each lease year following the Commencement Date.

5.1 Renl. County sha pay the sum of Fifty Six Thousand Seven

Hundred Forty Two Dollars ($56,742) per month to Lessor as rent for the Premises

("Base Rent"), payable, in advance, on the first day of the month or as soon thereafter

as a warrant can be issued in the normal course of County's business; provided,

however, in the event Base Rent for any period during the term hereof which is for less

than one (1) full calendar month said Base Rent shall be pro-rated based upon the

actual number of days of said month.

5.2 Percentage lncrease. Notwithstanding the provisions of Section

5.1 herein, the monthly Base Rent shall be increased annually beginning in the

thirteenth (13'h) month by an amount equal lo four percenl (4) % of such monlhly

rental.

5.3 Tenant lmprovement Reimbursemenl. Notwithstanding the

provisions of Section 5.1 and 5.2 above, the County shall reimburse Lessor Two Million

Dollars ($2,000,000) upon completion and acceptance of the improvements by County

as provided in Exhibit "8," and Section 1 1 of this Lease. The County shall be allowed to

amortaze up to $1 ,378,884 of the tenant improvement costs over the Original Term at an

interest rate of nine percent (9%). The County to pay Lessor per month in the amount

determined by Lessor's finalTenant lmprovement amortizataon summary. The County to

pay over the Original Term of the Lease commencing on the established

Commencement Date of this Lease and on the first day of the month along with Base

Rent and Reimbursable Rent (as defined in Section 5.4).

5.4 Reimbursable Rent: Taxes, lnsurance, and Operating

Expenses. ln addition to monthly Base Rent, County shall reimburse Lessor per month,

without notice, demand, counter claim, set off, or abatement, except as otheMise set

forth in this Lease, all expenses associated with the operations of the Premises

including, (1) Taxes and lnsurance (defined in Section 5.4.'l) and (2) Operating
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Expenses (defined in Section 5.4.2) for the Premises. The term "Reimbursable Rent"

means Taxes and lnsurance and Operating Expenses collectively. The term "Rent"

means Base Rent. The Lease shall be a "Net Lease." The purpose of Section 5.4 is to

reflect that the County shall be responsible for all taxes, insurance, and operating

expenses connected with the Premises. The Lessor shall contract and manage all

services for the Premises as defined in Section 5.4, and County shall reimburse Lessor

for all costs as outlined below.

5.4.1 Taxes and lnsurance: The lerm "Taxes and lnsurance",

means all ad valorem taxes, special assessments (including dues and assessment by

means of the deed restrictions and owners' association) lawfully levied or assessed

against the Premases, and any and all insurance required herein, or which is standard for

similar projects (speciflcally including, but not limited to, fire and casualty, Commerical

liability, and rent loss insurance).

5.4.2 Operating Expenses: The term "Operating Expenses"

includes all expenses incurred by Lessor with respect to the maintenance and operation

of the Premises, including, but not limited lo, costs for the following: all services,

landscaping, fire sprinkler monitoring and maintenance, HVAC preventative maintenance

service, property management, and third party services to the extent their duties are

directly connected with the operation and maintenance of the Premises, and other

expenses for maintaining and operating the Premises, including the parking areas; and

the cost, amortized over its useful life, of the purchase and installation of any device or

other equipment for the purpose of improving the operating efficiency of any system on

the Premises and thereby reducing Operating Expenses. The term "Operating

Expenses" does not include the following: income and franchise taxes of Lessori interest

or principal payments on any mortgage or other indebtedness of Lessor; compensation

paid to any employee of Lessor, other than maintenance and property management

personnel to the extent these services are directly associated with the operation and

maintenance of the Premises; any depreciation allowance or expensel expenses which

are the direct responsibility of County; or expenses (herein called "Defect Expenses")

incurred as a result of latent defects or punch list items for improvements constructed by

Lessor, or Lessor's failure to construct the Premises or County lmprovements
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(hereinafter defined) in accordance with the requirements of this Lease and substantially

in accordance with the final plans as provided herein (such items being herein called

"Defects").

5.4.3 Pro Rata Share and Payment of Reimbursable Rent:

County's pro rata share of the Reimbursable Rent is one hundred percent (100%).

County shall pay its pro rata share of Reimbursable Rent monthly (prorated on a per-

month basis) in advance, along with Base Rent, on or before the first day of every month

commencing as of the Commencement Date. The monthly payments shall be based

upon Lessor's estimate of Reimbursable Rent for the then current operating year, which

amount may be adjusted from time to time based upon Lessor's anticipated Taxes and

lnsurance and Operating Expenses. lf Lessor is required under a mortgage, deed of

trust, underlying lease, or loan agreement covering the Premises to escrow ad valorem

taxes, assessments or insurance, Lessor may, but shall not be obligated to, use the

required escrow amount as a basis for its estimate for Taxes and lnsurance. As of the

Commencement Date, Lessor estimates that the Reimbursable Rent for the first twelve

(12) months of the first operating year will be approximately $0.25 per Rentable Square

Foot pet month for operatinq expenses, $r49r2, See Exhibit "G," attached and

incorporated herein, for year one Reimbursable Rent budget.

5.4.4 Annual Accounting for Reimbursable Rent. Following the

end of each operating year, Lessor shall provide County an accounting showing in

reasonable detail all computations of Reimbursable Rent due under this Lease. lf the

accounting shows that the total of the monthly payments made by County exceeds the

amount of Reimbursable Rent due by County for the applicable operating year, then that

excess shall be credited against the next required payments of Reimbursable Rent. lf the

accounting shows that the total of the monthly payments made by County is less than

the amount of Reimbursable Rent due by County for the applicable operating year, then

County shall pay that Reimbursable amount within thirty (30) days, or as soon thereafter

as a warrant can be issued in the normal course of County's business, after the date of

Lessor's accounting. The new monthly payment for Reimbursable Rent for the next

operating year shall be the prior year actual expenses for Reimbursable Rent divided by

twelve (12).
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5.4.5 Audit of Operating Expenses. County may, at its sole

expense, audit Lessor's books relevant to Operating Expenses. With respect to such

audit, County: (i) must request the audit within six (6) months after receipt of the annual

accounting of Operating Expenses, (ii) may review Lessor's books only during Lessor's

office hours and at the location of Lessor's books, (iii) may take no more than ten (10)

business days to review Lessor's books, (iv) must deliver to Lessor a copy of the results

of its audit, and (v) may not audit the same operating year more than one ('l) time. lf the

audit, as approved by Lessor, reveals that Operating Expenses were overstated by five

percent or more (5%+), Lessor shall reimburse County for its actual third-party costs of

the audit. lf the audit, as approved by Lessor, reveals that operating Expenses were

overstated or understated, the parties shall make cash settlement of the difference within

thirty days after the audit is approved. Assignees of County may only audit periods for

which they occupy the Leased Premises, and subtenants of County have no audit rights.

5.4.6 Cap on Certain Operating Expenses. Anything in this Lease

to the contrary notwithstanding, Lessor represents and warrants that the amount of

Controllable Operating Expenses (defined herein) will not increase during any operating

year throughout the term to an amount which is greater than the amount which would be

included in Controllable Operating Expenses had Controllable Operating Expenses

increased at a @le ol seven percent (7%) pet opetating year (the "Cap") on a cumulative

basis. As used in this Section, the phrase "Controllable operating Expenses" means

those constituent elements of Operating Expenses (other than Non-Controllable

Operating Expenses) that are withan the reasonable control of Lessor. Non-Controllable

Operating Expenses (herein so called) include, but are not limited to, taxes, utility costs

charged by any utrlity company and insulance premiums.

6. Options.

6-1 Option to Extend Term. Lessorgrantsto Countyfour(4) option(s)

to extend the Lease term ("Extension Option(s)"). Each Extension Option shall be for a

period of fave (5) years ("Extended Term" or "Extension Term"), subject to the conditions

described in this Section 6.1.
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6.1.1 Exercise of Option. The Extension Option(s) shall be

exercised by County delivering to Lessor written notice thereof no later than three (3)

months prior to the expiration of the Original Term or any extension thereof.

6.1.2 Option Rent. The rent payable by County during any

Extended Term shall be increased annually by four percent (4%) ol lhe ptevious

month's rent.

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

and Lease Term shall remain in fullforce and effect during the Extended Term.

6.2 lntentionallyDeleted.

6,3 County's Right to Early Termination. The Parties hereto

recognize and understand that the rental consideration hereunder originates from

County, Slate and/or Federal sources, and therefore County shall have the right to

terminate this Lease if (a) such funding is reduced or otherwise becomes unavailable,

based on County's annual fiscal budget, or (b) if any law, rule or regulation precludes,

prohibits or materially adversely impairs County's ability to use the Premises for the use

permitted herein, or (c), if County in its sole discretion determines that the Premises are

no longer suilable for its use for any reason or cause. Moreover, County may terminate

this Lease for any reason by giving written notice to Lessor per Section 6.3.1.

6.3.1 Notice. County shall provide Lessor with written notification

of its election to terminate this Lease at least nine (9) months prior to the dale of

termination. County's notice shall state the reason for its termination of this Lease.

County's obligation to pay Base Rent, Reimbursement Rent and Tenant lmprovement

Reimbursement Rent shall continue through the termination date.

6,3.2 Satisfaction. ln the event County terminates this Lease for

the reasons provided in Section 6.3 above, and said termination occurs during the

Original Term, County agrees to pay Lessor as full satisfaction of all remaining base

rent, reimbursement rent and tenant improvement reimbursement payments, which

would otherwise be due under the Lease for the initial Lease term. ln the event County

terminates this Lease for the reasons provided in Section 6.3 above, and said

termination occurs during any Extension Term, County shall continue to pay base rent

and reimbursement rent payments untilthe Lease is terminated.
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7. Compliance,

7.1 Compliance. Lessor warrants that the Premises and

improvements on the Premises shall comply with all applicable local, State, and Federal

laws, 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 having jurisdiction over such matters setting forth

the nature and extent of such non-compliance, rectify the same al 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 the approved building plans and local Municipality. Any cost incurred

to cause the Premises to comply with said Act shall be borne by Lessor, unless any

Unimproved improvements or alterations done by the County.

7.3 Hazardous Substance. lt 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, transportataon, or release, either by itself or in combination with other

materials, is either: (a) potentially injurious to the public health, safety or welfare, the

environment or the 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
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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.

Any claims, spills, discharged of stored Hazardous Substances on premises caused by

County, the sole remedy and all costs associated with cleanup, restoration and legal

costs is the sole obligation and responsibility of the County.

Lessor warrants and represents to County that the best of Lessor knowledge has

not used, discharged, dumped, spilled or stored any Hazardous Substances on or about

the Premises, whether accidentally or intentionally, legally or illegally, and has received

no notice of such occurrence and has no knowledge that any such condition exists at

the Premises. 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

discovered at the Premises (unless introduced by County, its agents or employees), all

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

because of the same shall be borne by Lessor, and Lessor hereby indemnifies and

agrees to be responsible for and defend and hold County 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 enfo.cing this indemnity. The

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

survive the termination or expiration of this Lease.

7.4 Sick Building Syndrome. Lessor warrants and represents the

Premises shall be constructed, operated and Taintained 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
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a qualified and experienced company to safely remove the micro-environments using

remediation guidelines recommended or required by the appropriate governmental

agency. Any cost incurred to cause the Premises to be free of such hazard shall be

borne by Lessor.

7.5 Waste Waler. Unless caused by County use or operations, 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.

8. lntentionallyDeleted.

9. Utilities.

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

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

telecommunacations, electric power, and sewers necessary to meet County's

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

9-2 County shall pay separately for all telephone, building & exterior

electric, water, and sewer services, refuse service utilized within the leased space which

will be used in connectron with the Premises.

10. Repairs and Maintenance.

10.1 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 in accordance with Exhibit

"D," General Construction Speciflcations for Leased Facilities, attached hereto and

incorporated herein, during the initial twelve (12) months following Substantial

Completion of lmprovements defined therein. The structural portions of the Premises

(understood to include the roof, foundation and load bearing walls); Lessor agrees to

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

necessary by reason of defects pertaining to the structural portions of Premises as

deflned above by Lessor.

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

appropriate to keep the applicable portion of the Premises and other items in the
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condition described in this Section. Lessor understands certain response time is

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

safety of employees and delivery of services. The commencement of repairs within

forty-eight (48) hours from written notice. Lessor shall not be in default of its repair and

maintenance obligations under this Section 10 if Lessor commences the repairs and

maintenance within forty-eight (48) hours of the aforementioned areas and thirty (30)

days for all others after written notice by County to Lessor of the need for such repairs

and maintenance. lf, due to the nature of the particular repair or maintenance

obligation, more than thirty (30) days are reasonably required to complete it, Lessor

shall not be in default under this Section 10 if Lessor begins work within this thirty (30)

day period and diligently pursues this work to completion.

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

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

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

serving the Premises as set forth in Section 10.1 and Lessor fails to provide such action

as required by the terms of this Lease within the period specified in Section 10.2,

County may (but shall not be obligated to do so) take the requared action if: ('1) County

delivers to Lessor an additional written notice advising Lessor that County intends to

take the required action if Lessor does not begin the required repair or maintenance

within twenty four (24) hours, after the written notice; and (2) Lessor fails to begin the

required work within this twenty four (24) hour period.

10,3.1 Lessor grants to County a license, effective during the

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

reasonably necessary foI County to take such action.

'|.0.3.2 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 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.
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10.3.3 lf, within thirty (30) days after receipt of County's

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

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

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

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

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

'10.4 Emergency Repairs.

10,4,1 An "Emergency Repair Siluation" is deflned 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.

10.4.2 lf County notifies Lessor of an Emergency Repair

Situation which occurs in or about the Premises which is the responsibility of the Lessor

to repair or maintain, then Lessor shall commence appropriate repairs 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.

'10.4.3 lf Lessor fails to commence repairs within twenty-four

(24) hours of the aforementioned notice, or if the County is unable to contact Lessor or

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

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

replacements to 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

the cost and expenses within fortyjive (45) days, County may deduct and offset that

amount from Rent payable under this Lease.

'10.5 Periodic Services. All of Lessols Premises obligations are set

forth in Exhibit "G." The County has the ight to perform any Periodic Services not

ancluded in Exhibit "G" at County sole costs and expense.
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'11. Alterations and Additions.

11-1 lmprovements by Lessor.

11.1.1 Lessor recognizes and understands that any County

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

this Lease shall be undertaken according to Exhibit "8," Leasehold lmprovement

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

11.1.2.1 Lessor shall require that Contractor shall comply with

prevailing wage requirements and be subject to restrictions and penalties in accordance

with 51770 et seq. of the Labor Code which requires prevailing wages be paid to

appropriate work classifications in all bid specifications and subcontracts.

11,1.2,2 fhe 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 lndustrial Relations

Division of Labor Statistics and Research

455 Golden Gate Avenue,2nd Floor

San Francisco, CA941Oz

'11.1.2.3 Lessor shall require that Contractor shall comply with the

payroll record keeping and availability requirement of S1776 of the Labor Code.

11.1.2.4 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.

11,1.2.5 Prior to commencement of work, Lessor shall require that

Contractor shall contact the Division of Apprenticeship Standards and comply with

S'1777.5, S'1777.6 and S1777.7 of the Labor Code and applicable regulations.

11.1.3 Lessor shall comply and stay current with all applicable local,

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

not limited to, the Americans with Disabilities Act requirements in providing the County

with any requested County improvements.
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1'1.1.411 any agency, division or department of any governmental

entity with appropriate jurisdiction condemns the Premises or any parl 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 reimbursemenl from County) immediately

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

compliance.

1'l-1.5Lessor shall cause all County improvements to be lien free,

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

applicable local law.

11.1.6County 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.

I1.1.7 Post occupancy tenant improvements requested by County

and mutually approved to be completed by Lessor shall be reimbursed by County at

Lessor's cost, plus ten percent (10%). Lessor's invoices for such improvements shall

be itemized according to material, sales tax, labor and Lessor's ten percent (10%)

overhead handling charge.

11.1.8 Due to County fiscal year funding and accounting praclices,

any costs due to Lessor for reimbursement of tenant improvements during the term

musl be invoiced and received by the County prior to March 1st ofeach fiscal year in

which services to County were provided to ensure payment.

11.2 lmprovements by County.

11.2.1 Any alterations, improvements or installation of fixtures to be

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

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

11.2.2 All alterations and improvements made, and fixtures installed

by County or Lessor, shall remain County property and shall 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.
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11.3 Communications 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 conneclion with such removal.

12. Hold Harmless. Except as otherwise 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

property damage suffered by them which may result from hidden, latent or other

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

officers, agents or employees.

Lessor shall indemnify and hold harmless the County of Riverside, its Agencies,

Districts, Special Districts, and Departments, their respective directors, its officers,

Board of Supervisors, agents, employees, elected or appointed of{lcials, agents or

representatives and independent contractors (individually and collectively hereinafter

referred to as lndemnitees) free and harmless from any liability whatsoever, based or

asserted upon any act or omission of Lessor, its oflicers, 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 its use, occupancy or operation

of the Premises, and Lessor, shall defend, at its expense, including attorney fees,

lndemnitees in any legal action based upon such alleged acts or omissions. 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 claim without the prior consent

of County; provided, however, that any such adjustment, settlement or compromise in

no manner whatsoever Iimits or circumscribes Lessor's indemnification to lndemnitees

as set forth herein. Lessor's obligation hereunder shall be satisfied when Lessor has
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provided to County the appropriate form of dismissal relieving County from any liability

for the action or claim involved. The specified insurance limits required in this Lease

shall in no way limit or circumscribe Lessor's obligations to indemnify and hold harmless

the lndemnitees herein from third party claims.

13. lnsurance.

13.1 Lessor's lnsurance. Without limiting or diminishing the Lessor's

obligation to indemnii/ or hold the COUNTY harmless, Lessor shall procure and

maintain or cause to be maintained, at its sole cosl and expense, the following

insurance coverages during the term of this Lease. As respects to the insurance section

only, the COUNTY herein refers to the County of Riverside, its Agencies, Districts,

Special Districts, and Departments, their respective directors, ofrlcers, Board of

Supervisors, employees, elected or appointed officials, agents or representatives as

Additional lnsureds.

'13.'1.1 Workers' Compensation: lf the LESSOR has

employees as defined by the State of California, the LESSOR shall maintain statutory

Workers' Compensation lnsurance (Coverage A) as prescribed by the laws of the State

of California. Policy shall include Employers' Liability (Coverage B) including

Occupational Disease with limits not less than $1,000,000 per person per accident. The

policy shall be endorsed to waive subrogation in favor of The County of Riverside.

Policy shall name the COUNTY as Additional lnsureds.

13,'1,2 CommercialGeneralLiability: CommercialGeneral

Liability insurance coverage, including but not limited to, premises liability, unmodified

contractual liability, products and completed operations liability, personal and

advertising injury, and cross liability coverage, covering claims which may arise from or

out of LESSOR'S performance of its obligations hereunder. Policy shall name the

COUNTY as Additional lnsured. Policy's limit of liability shall not be less than

$2,000,000 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.

13.'1.3 Vehicle Liability: lf vehicles or mobile equipment are

used in the performance of the obligations under this Agreement, 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 pe. 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.

13.1.4 General lnsurance Provisions - All lines:

13.1.4.1 Any insurance carrier providing insurance

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

rating of not less than A: Vlll (A:8) unless such requirements are waived, in writing, by

the County Risk lvlanager. lf the County's Risk lvlanager waives a requirement for a

particular insurer such waiver is only valid for that specific insurer and only for one

policy term.

13.1.4.2 fhe insurance requirements contained in

this Lease may be met wath 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 the

COUNTY, or 2) procure a bond which guarantees payment of losses and related

investigations, claims administration, and defense costs and expenses.

'13.1.4,3 Lessor shall cause Lessor's insurance

carrie(s) to furnish the County of Riverside with a properly executed Certiflcate(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

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

of Riverside prior to any material modification, cancellation, expiration or reduction in

coverage of such insurance. lf Lessor insurance carrie(s) policies does not meet the

minimum notice requirement found herein, Lessor shall cause Lessor's insurance

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

18 of 31



13.1.4.4 ln the event of a material modification,

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

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

executed Certificate of lnsurance and copies of endorsements evidencing coverage's

set forth herein and the insurance required herein is in full force and effect. County shall

not commence operations until the COUNTY has been furnished Certificate(s) of

lnsurance and copies of endorsements. 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.

13.1.4.5 lt is understood and agreed 1o 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.

'13.1.4.6 COUNTY reserves the right to require that

Lessor adjust the monetary limits of insurance coverage as required in this Paragraph

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

subject to ninety (90) days written notice to County of such adjustment, in the event that

COUNTY reasonably determines that the then existing monetary limits of 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.

13.1.4.7 Lessor shall pass down the insutance

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

13-1.4.8 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 Agreement.

13.2 County's lnsurance. County is self-ansured. Upon written notice

request, County will provide Lessor an Evidence of Self lnsurance Certificate.

19 of 31



14. Damage and Destruction.

14.1 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 or parking

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

Section 13, Lessor shall promptly and diligently restore Premises, the County

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

facilities to substantially the same condition as existed before the Casualty, 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) conflrmation 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.

14.2 Repair Period Notice. Lessor shall, within ninety (90) days afler

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 affilialed 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

14.3.

14.3 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 two hundred seventy (270) 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.
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14.4 County's Option to Terminate. lf (a) the Repair Period Notice

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

exceeds one hundred eighty (180) days, or (b) not'ivithstanding the above, in the event

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

written notice to Lessor within one hundred eighty (180) days, 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 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.

14.5 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'14 ("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.

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

Section 14, if the Premises are destroyed or damaged by a Casualty during the last

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

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

that option within ninety (90) days after that damage or destruction, provided, however,

County may negate Lessor's election to terminate under this Section '14.6 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 14.3.

14.7 Effective Date of Termination; Rent Apportionment. lf Lessor or

County elects to terminale this Lease under this Section 14 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.

14.8 Waiver of Statutory Provisions. The provisions of this Lease,

including those in this Section 14 constitute an express agreement between Lessor and

County that applaes 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).

'14.9 Release on Termination. ln the event of any termination of this

Lease in accordance with Section 14, the Parties shall be released there from without

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

this Lease and items that have accrued and are unpaid.

15, Eminent Domain.

'15.1 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 terminate as of the date of title vesting in

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

15.2 Panial 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

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

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

to the date of termination. 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.

15.3 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
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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.

'15.4 Temporary Condemnation. In 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 expirataon 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 diskibuted in accordance

with Section '14.3.

16. EstoppelCertificates.

16.1 Within ten (10) business days after receipt ofa written request by

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

Estoppel Certificate, in the form of Exhibit "E," attached hereto and incorporated herein,

indicatjng in the certificale any exceptions to the statements in the certiflcate that may

exist at that time.

'17. Subordination, Non-Disturbance,andAttornment.

17.1 Subordination, Non-Disturbance, and Attornment Agreement.

To carry out the purposes of Section '17.2 and Section '17.3, the Parties agree to

execute a Subordination, Non-Disturbance and Attornment Agreement in the form set

forth in Exhibit "F," attached hereto and incorporated herein.

17.2 Subordination. County agrees that within thirty (30) business

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

17.1 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, modiflcation,

replacement thereof, provided however, that such Subordination Agreement shall be
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slrictly limited to matters contained in the Agreement referred to in Section 17.1 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.

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

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

to in Section 17.'1, County shall, within thirty (30) business days after Lessor's

transferee's request, execute the agreement referred to in Section 17.1, 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.

18. Breach by Lessor.

18.1 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 soon as reasonably

possible.

'18.2 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 .equired by the terms of this Lease within the period specified,

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

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

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

Lessor fails to begin the required action within this ten (10) day period.
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18.3 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 1o 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.

'19. Lessor's Representations and warranties. Lessor represents and

warrants to County that:

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

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

19.2 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.

19.3 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 lhe purposes herein contemplated.

19.4 Easements. Lessor shall not (a) subdivide, parcel or otherwise

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

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

approval.

20. Miscellaneous.

20.'l 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 perlorm the terms and

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

20.2 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.

20.3 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.

20.4 Severability. The invalidity of any provision in this Lease as

determined by a court of compelent jurisdiction shall in no way affect the validity of any

other provision hereof.

20.5 Venue. Any action at law or in equity brought by either of the

Parties hereto for the purpose of enforcing a right or rights provided for by this Lease

shall be tried in a court of competent jurisdiction an 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.

20.6 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.

20.7 County's Representalive. County hereby appoints the Director of

Facilities lvlanagement as its authorized representative to administer this Lease.

26 of 31



20.8 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 Darector of Facilaties Management, upon its execution hereof, a designation of

a natural person residing in the State of California, giving his or her name, residence

and business addresses, as its agent for the purpose of service of process in any court

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

of any process in any such action shall constitute valid service upon Lessor. 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 valjd 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 obtaaned and waives any

and all objections and protests thereto.

20.9 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.

20.10 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.

20.11 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.

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

other, execute, acknowledge and deliver to the other a short form memorandum of this
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Lease for recording purposes. The Party requesting recordation shall be responsable for

payment of any fees applicable thereto.

20.13 Consent. Whenever Lessor's or County's consent is required

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

delayed.

20.14 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.

20.15 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.

20.16 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 flled 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.

20.17 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 flre or other casualty excepted. County shall be required to: (a)

patch or paint any walls/surfaces; (b) if applicable to County sole operational use

remove any leasehold improvements constructed or installed prior to or during the term

of this Lease or any extension thereof; or (c) if applicable to County sole operational use
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remove any fixtures or equipment installed prior to or during the term of this Lease or

any extension thereof.

20.'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 direcled at the addresses set forth

in Section 20.18 herein. Either Party hereto may from time to time change its mailing

address by written notice to the other Party.

County's Notifi cation Address:

County of Riverside

Facilities Management - Real Estate Division

3450 14th St., Suite 200

Riverside. California 92501

Attention: Deputy Director of Real Estale

Email: Fl\,4-Leasino@r;vco.oro

Lessor's Notification Address:

MS Perris, LLC, a Limited Liability Company

c/o Moshe Silagi- Ivlanager

16130 Ventura Blvd., Suite 510

Encino. CA 91436

Otfice: 8O5.494.7704

Email: moshe@silaqidevelopment.com

20.19 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 partnership or individual.
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20.20 Approval of Supervisors. Anything to the contrary

notwithstand ing, this Lease shall not be binding or effective until its approval and

execution by the Chairman of the Riverside County Board of Supervisors.

20.21 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.

20.22 Language for Use of Electronic (Digital) 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 $$ '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.
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_ lN WTNESS WHEREOF, COUNTY and LESSOR have executed this Lease on

trisoay--.,t]-ot fehftllrrt\ zoz+.

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

By
'7,//dz//z Srkf"

CHUCK ASHINGTOhlr;nairm Manager
Board of Supervisors

By , fllnnrvw ll;'o$ufy'

APPROVED AS TO FORM:
Minh C- Tran
County Coun

By:
Rya Yabko
Deputy Cou Counsel

3"19
FEB 2 7 2024
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LESSOR:
MS PERRIS, LLC,
a California Limited Liability Company

By:

ATTEST:
Kimberly Rector
Clerk of the Board



EXHIBIT "A"
Space Plan

(Attached behind this page)
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LEASEHOLD IMPROVEMENT AGREEMENT
( 86 E. Rider Street, Building 1, Perris CA)

This Leasehold lmprovement Agreement shall set forth the terms and conditions relating
to the construction 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 construction of the Premises. All references in this Leasehold lmprovement
Agreement to Paragraphs or Sections of the "Lease" shall mean the relevant portion of
that certain Lease to which this Leasehold lmprovement Agreement is attached as Exhibit
"8" and of wh ich th is Leasehold lmp rovement Agreement forms a part, and all references
in the Lease to Sections of "Leasehold lmprovement Agreement" shall mean the relevant
portion of this Leasehold lmprovement Agreement and all references in this Leasehold
lmprovement Agreement to Section of this Leasehold lmprovement Agreement shall
mean the relevant portion of this Leasehold lmprovement Agreement.

SECTION 1 - LESSOR'S INITIAL CONSTRUCTION OF PREMISES

SECTION 2 _ CONSTRUCTION DRAWINGS FOR THE PREMISES

2.1 Lessor shall, at its sole cost and expense, and subject 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 construction prices, collectively, the approved "Working drawing" prepared by
Lessor's architect. Lessor shall make no changes or modiflcations to the Approved
Working Drawings without the prior written consent of County, which consent may be
withheld if such change or modification would directly or indirectly delay the "Substantial
Completion," as that term is defined in Section 6.1 of this Leasehold lmprovement
Agreement, of the Premises or increase the cost of designang or constructing the
Leasehold lmprovements. Any changes or modifications not approved by the County
shall be at Lessor's sold cost and expense.

SECTION 3 - CONSTRUCTION DRAW|NGS

EXHIBIT "8"

1 .1 Lessor will cause the construction of, at its sole cost and expense based on
Lessor and County mutually approved budget as defined in Section 7.1 ofthis Leasehold
lmprovement Agreement, or has acquired or constructed, that certain free-standing
building described in Section 2 of the Lease, hereinafter referred to as the "Base Building."

3.1 Section of Architecvconstructions Drawings. Lessor shall retain an
architect or space planner (the "Architect") to prepare the Construction Drawings. Lessor
shall retain the engineering consultants (the "Engineers") to prepare all plans and
engineering working drawings relating to the structural, mechanical, electrical, plumbing,
HVAC, life 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 comply with



the drawing format and specifications as determaned by Lessor, and shall be subject to
the County's approval.

Lessor and Architect shallverify, in the field, the dimensions and conditions as shown on
the relevant portions of the Base Building Plans, and Lessor and Architect shall be solely
responsible for the same, and County shall have no responsibility in connection therewith.
County's review of the Construction Drawings as set forth in this Section, shall be for its
sole purpose and shall not imply County's review of the same, or obligate Lessor to review
the same, for quality, design, Code compliance or other like matters. Accordingly,
notwithstanding that any Construction Drawings are reviewed by County or its agent and
consultants, and notwithstanding any advice or assistance which may be rendered to
Lessor by County or County's agent or consultants. County shall have no liability
whatsoever in connection therewith and shall not be responsible for any omissions or
errors contained in the Construction Drawings, and Lessor's waiver and indemnity set
forth in this Lease shall specifically apply to the Construction Drawings.

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

3.3. Final Working Drawings. Within forty-five (45) working days after execution
of the Lease by County and delivery of a copy of the Lease to Lessor, Lessor, the Architect
and the Engineers shall complete the architectural and engineering drawings for the
Leasehold lmprovements, and the final architecturalworking drawings in a form which is
complete to a llow subcontractors to perform the work and to obtain all applicable permits
(collectively, the "Final Working Drawings") and shall submit the same to County for
County's approval.

3.4 Permits. The Final Working Drawings shall be approved by County (the
"Approved Working Drawings") prior to the commencement of the construction of the
Leasehold lmprovements. Lessor shall immediately submit the Approved Working
Drawings to the appropraate munacipal authorities for all applicable building permits
necessary to commence and fully complete the construction of the Leasehold
improvements (the "Permits"). Lessor hereby agrees that neither County nor County's
agents or consultants shall be responsible for obtaining of the same shall be Lessols
responsibility; provided however that County shall, in any event, cooperate with Lessor in
executing permit applications and performing other ministerialacts reasonably necessary
to enable Lessor to obtain any such permit or certificate of occupancy. No changes,
modifications or alterations in the Approved working Drawings may be made without the
prior written consent of County, provided that County may withhold its consent, in its sole
discretaon, to any change in the Approved Working Drawings if such change would di.ectly
or indireclly delay the "Substantial Completion" of the Premises as that term is defined in
Section 6.1 of this Leasehold lmprovement Agreement.

EXHIBIT'B"



EXHIBIT "8"

3.5 County shall use its best, good faith, efforts and all due diligence to
cooperate with the Architect, the Engineers, and Lessor to complete all phases of the
Construction Drawings and the permitting process and to receive the permits, and
approval of the "Construction Costs," as set forth in Section 7.1 below, as soon as
possible after the execution of the Lease, and, in that regard, shall meet with Lessor on
a scheduled basis to be determined by County, to discuss Lessor's progress in
connection with the same. Upon County's execution of this Lease, Lessor shall provide
County with a construction schedule including time projects for planning, entatlement
process, related preparation and construction of the Leasehold lmprovements.

SECTION 4 - LESSOR COVENANTS

4.2 Lessor recognizes, understands and covenants that improvements
contemplated herein may be subject to the provisions contained in the California Labor
Code (commencing with Section 1720) relating to general prevailing wage rates and other
pertinent provisions therein.

4.3 Lessor shall comply and stay current with all applicable 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.

SECTION 5 _ CONSTRUCTION

5.'1 Lessor shall diligently pursue the planning, entitlement process, related
preparation and construction of the Leasehold lmprovements. Lessor shall provide
County with periodic written progress reports, which reports shall contain, without
limitation, updated information relative to permit approvals and construction.

5.2 Lessor shall notify County, in writing, forthwith when such planning,
entitlement process, related preparation and construction ofthe Leasehold lmprovements
have been completed, a Certificate of Occupancy has been issued by the City of Perris
upon final inspection, all required permits have been obtained and electrical power has
been turned on. Within five (5) calendar days thereafter, County shall schedule and
conduct a "job walk" with Lessor for the purpose of accepting the Premises for occupancy.
County shall accept the Premises if the improvements are Substantially Complete and
lhe Premises are available for useful occupancy, hereinafter defined. County reserves
the right to determine if the Premises are Substantially Complete pursuant to the
approved Construction Drawinqs Plan as defined in Section 3 above.

5.3 ln addition, within thirty (30) days after the Substanlial Completion of the
Premises, Lessor shall have prepared and delivered to the County (1) a complete set of

4.1 Lessor recognizes, understands and covenants that any and all
improvements shall be undertaken according to Exhibit "D", General Construction
Specifications for Leased Facilities, attached thereto and made a part of the Lease.
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"As-Built" 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.

SECT ION 6 - COMPLETION OF THE COUNTY IMPROVEMENTS; LEASE
COIVIIVIENCEMENT DATE

6.1 For purposes of this Lease, "Substantial 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 punch
list items and any County flxtures, workstations, built-in furniture, or equipment to be
installed by County. Provided however, that such punch list items do not preclude the
useful occupancy ofthe Premises. Useful occupancy herein defined as the Premises
being safe, free ofhazard, free ofany risk to the safety ofCounty employees and available
for the use set forth in the Lease.

6.2 The Lease Commencement Date shall occur as set forth in Section 4.1 of
the Lease including as set forth in Section 6.1, above.

SECTION 7 _ CONSTRUCTION COSTS

7.1 Prior to County's execution of this Lease, Lessor shall provide County an
itemized cost breakdown of the construction costs of the leasehold improvements,
attached hereto and made a part hereof as Attachment 1. The total costs ofall the
Leasehold lmprovements subject to reimbursement, including but not limited to fixtures,
equipment, arch itectural fees and pe.mits, and as reflected in the cost breakdowns shown
on Attachment 2 attached hereon, shall not exceed the sum of Three l\,,lillion, Three
Hundred Seventy Eight Thousand, Eight Hundred Eighty Four Dollars ($3,378,884.00)
which sum represents Lessor's estimate of such total construction costs. The County is
responsible to reimburse Lessor pursuant to the below Sections 8.1 and 8.2.

7.2 Upon completion ofthe Leasehold lmprovements and within fourteen ('14)

days of Substantial Completion and acceptance of the Premises by County, Lessor shall
provide County with an flnal itemized statement, similar to the cost breakdown form
attached as Addendum 'l , of the actual costs of the Leasehold lmprovements incurred by
Lessor, accompanied by contractor invoices if requested by the County along with
request for reimbursement of actual costs incurred.

SECTION 8 _ REIMBURSEMENT FOR LEASEHOLD IMPROVEMENTS

B.'1 ln addition to the base rent and reimbursable rent as stated in the Lease,
The County shallbe allowed to amortize up to One tvlillion, Three Hundred Seventy-Eight
Thousand, Eight Hundred Eighty Four Dollars ($1 ,378,884) of the Tenant lmprovements
costs over the Original Term at an interest rate of nine percent (9%). The County to pay
Lessor pursuant to Section 5.3 of the Lease Agreement. ln no event shall Lessor be
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reimbursed an amount jn excess of actual costs pursuant to Section 7.2 nor in excess of
the total amountsetfo h in Section 7.1. whicheveris less.

8.2 County shall pay to Lessor an amount not to exceed Two l,4illion
($2,000,000) dollars within sixty (60) calendar days from Lessor delivery of Lessor invoice
to Cou nty pu rsua nt to Sections 7.1 above and a final 1 0% retention pu rsuanl to 7.2 above
as reimbursement for the actual costs of improvements made by Lessor. ln no event
shall Lessor be reimbursed any amount in excess of actual costs nor in excess of the lotal
amount set forth in Sections 7.1 and 7.2 above. Lessor is allowed to submit once a month
until paid in full.

8.3 ln the event that County terminates the Lease as provided in Section 6.3 of
the Lease, County agrees to pay Lessor upon such termination the balance of all
payments which would otheMise be due pursuant to Section 8.2 for Leasehold
lmprovements.

SECTION 9 - MISCELLANEOUS

9.'1 County's Entry Prior to Substantial Completion. Provided that County and
its agents do not interfere with Lessor's work in the Premises, Lessor shall allow County
access to the Premises prior to the Substantial Completion of the Premises for the
purpose of County 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, protect and defend Lessor against any
loss or damage to the Premises and against injury to any persons caused by County's
actions 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 required in this Leasehold
lmprovement Agreement.

9.3 Lessor's Representative. Lessor has designated Moshe Silagi or lvlario
Calvillo as its sole representative with respect to the matters set forth in this Leasehold
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 subcontractors, laborers, material men, and suppliers
retained directly by County shall conduct their activities in and around the Premises, in a
harmonious relationship with all other subcontractors, laborers, material men and
suppliers at the Premises.
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9.5 Time of the Essence in this Leasehold lmprovement Agreement. Unless
otheMise indicated, all references herein to a "number of days" shall mean and refer to
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. Notwithstanding any provision to the contrary
contained in this Lease, if an event of default by Lessor of this Leasehold lmprovement
Agreement, and said default has occurred at any time on or before the Substantial
Completion of the Premises, then (i) in addition to all other rights and remedies granted
to County pursuant 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 such time as
such default is cured pursuant to the terms of the Lease or this Leasehold lmprovement
Agreement.
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ATTACHMENT 1

Tenant lmprovement Pla n

(Attached beh ind this page)
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ATTACHMENT 2

Tenant lmprovement Costs

MS Perris Building 1 Tl IFIIVIEIALTON

Cost Breakdown by Trade Ver 3.0
Ot 11-Oct-2023

1 t).trD fq ns oH d6 s 31.500
2 D<@ & Dar.[ n'b fo D.$ eNcr s 30.150
3 $ 15.875

Rotrldr Cilp.nrtt .t RNI Pitcl' $ 40.500
$ 19 4225

q s 70 026
7 D6r F'auBr Hi'(tn n.. $ 79.164
8 $ 12.250
I $ 152.500
't0 $ 28.277
1'l $ 22.700
E $ 31.680
13 S 5.252
14 $ 99,080
'15 $ 21,091
16 $ 76.622

$ 78 600
18 S 7,580
19 $ 40.800

$ 121.750
21 m,\( $ 75.212
22 s 355 01a

Not Apart
2.4 Not Apart

Not Apart
2S $ 220.000
2a $ 89,938
28 L! *.p(.t H.t ds.ap" R.r\1u! $ 18.500

C on'tnEx.tr lxul ( leir $ 29,200
30 Lo$ \'okag. (-tllo\ratc. ) $ 160,051
31 $ 60,000

$ 69,125
33 $ 100,000
34 D.\.totE Co r..ro' Conii8!tr.! R+.'re $ 125,000
53 s
54 S

Subtolal s 2,247,253
General Conditions $ 217,800

Subtotal 5 2,505,053
Lrabilr Insurance S 28 808

$ 2,533.861
Contractofs Fee s 202 709

Subtotal,.. t 2,736,570

GRANO TOTAL $ 2,736,570

County ContingEncy
Lessor Arch.landscape/fees

Total Tl Budget

$547.314
$95,000

$3.378.884

U

TotalItem # Trade



EXHIBIT'C"
CONFIRMATION OF LEASE INFORMATION

1. LEASE REFERENCE DATE:

2. PREMISES:86 E. Rider Street, Perris, CA

3. COMMENCEMENT DATE: Construction of the leasehold improvements is

substantially complete and the lease term shall commence as of for a

term of ending on , unless extended as

provided in the Lease.

4. RENT: ln accordance with the Lease, Rent began to accrue on , in the

initial amount of per month. Rent is due and payable in advance on

the first day of each month during the Lease Term

AGREED and ACCEPTED

LESSOR:

Dated:

COUNTY:

Dated:



EXHIBIT "D"
COUNTY OF RIVERSIDE

DEPARTMENT OF FACILITIES MANAGEMENT
Real Estate Division

GENERAL CONSTRUCTION SPECIFICATIONS
FOR LEASED FACILITIES

It is the intent of these anstructions 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{o-suit),
alterations and repair and/or renovataon in facilities leased to the County of
Riverside.

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

All work in accordance with these specifications or any other specifications and
plans must 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 stated herein.
The more stringent requirements shallgovern.

When fully justified, Lessor may request waiver of any portion of these
speciflcations. Such requests must be submitted in writing to the Department of
Facilities l\,4anagement with full justification. All specifications will be enforced
unless specifically 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 "Unaform Building Code" which are included on
the Approved Construction Drawing Plans.

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, unless jncluded in Exhibit B, Section 7.1.
Lessor shall comply with any applicable local Federal, State and Municipal laws,
codes, and regulations in connection with the prosecution of the work, and shall
take proper safety and health precautions to protect work, the workers, the public,
and the property of others.

All work in accordance with these specifications must be done in strict compliance
with the Americans with Disabilities Act of 1990 and any regulations issued
pursuant thereto.

1

2

3

4

1

2

3

A. INTENT
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4

1

2

3

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

Prior to start of construction, two (2) complete approved sets of construction plans
and specifications shall be provided to the Department of Facilities lvlanagement.

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

A pre-construction conference with Lessor, contractor and County shall be
conducted at a mutually agreed-upon site for reviewing and defining the
construction requirements.

lnspections by the Department of Facilities Management will be conducted at
random times during the course of construction. 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 reasonable deficiencies noted
will be corrected prior to County's acceptance of the facility.

2

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

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

C, DRAWINGS

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.

D. CONSTRUCTION

E, SPECIFICATIONS

1.



EXHIBIT "D"
IMPROVEMENT SPECIFICATIONS AND REOUIREMENTS

1. The Existing Core Building lmprovements are under construction pursuant
lo Attachment T "Lessor Existing Core Building lmprovements and Core Building
Specifications". These improvement is Lessor Sole obligation and costs. These
improvements listed on Attachment, shall in no way be included in the County Tenant
lmprovement Reimbursement.

2. "The County Tenant lmprovements and Tenant Specifications"
pursuant to Attachment 1 in Exhibit B lo be constructed by Lessor in accordance with
Attachment 2 in Exhibit B and Final Approved Construction Drawings issued by the
City of Perris. All floor plan, all office and warehouse space planning, ceilings heights, all
flooring, restrooms specs, cabinets, HVAC systems, hardware, exterior and interior
locking systems, fencing requirements, new 20x20 ground leveldoors shall be consistent
with existing Core Buildings lmprovements and Core Building Specifications, unless
mutually specified and approved by Lessor and County. These lmprovements listed on
Attachment 2 shall be paid by Lessor and County shall reimbursement Lessor in
accordance with Exhibit "8" Leasehold lmprovement Agreement, herein.

3. lnstallation of industrial storage racks

F.
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EXHIBIT "E"

ESTOPPEL CERTIFICATE

The County of Riverside, a political subdivision of the State of California, as
Tenant, or County, and lvlS Perris, LLC, a California limited liability company, as
Lessor (the "Lessor"), entered into a written Lease dated in which
Lessor leased to County and County leased from Lessor that certain Premises
consisting of approximately 43,648 square feet fee simple industrial bualding
located at 86 E. Rider Street, Perris, California. 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 first of each month after the planning and
construction of the project is completed pursuant to Exhibit "8," sections 5.2 and
6.'1, and County receives Certificate of Occupancy. The monthly Base rent is
$56,742.00 and monthly Operating Expenses is $10,912.00 . County has not paid
Lessor a security deposit.

4. Under the Lease, the effective date was _, and the expiration date of the
Lease is _ ten (10) years after the Commencement Date (as defined in the
Lease).

5. The Lease provides for four (4) option(s) to extend the term of the Lease. Each
Extension Option shall be for a period of five (5) years. The extension Options(s)
shall be exercised by County delivering to Lessor written notice thereof no later
than six (6) months prior to the expiration of the Original Term or any extension
thereof. The annual Base rent payable by County during any extended term shall
be four (4) % greater than the last month's original term rent or option period.

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

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
interest in the Lease or subleased all or part of the Premises.

To the best knowledge of the County, there may be mortgagees, beneficiaries
under deeds of trust, or other holders of a security interest in the Real Property.
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EXHIBIT "E"

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.

To the best knowledge of the County, there are no pending actions, voluntary or
involuntary, under any bankruptcy or insolvency laws of the United States or any
state against County that affect the leased Premises.

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 (the "Lender") and the Lessor with the
understanding that as a lender or purchaser of the above-described 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 benefit of Lessor and its successor in interest.

COUNTY

Byj
Rose Salgado, Director
Facilities lvlanagement

By

Deputy County Counsel

APPROVED AS TO FOR[i]:
County Counsel



EN RECORDED RETURN TO

East West Bank
9300 Flair Drive, 6th Floor
El Monte, CA 91731
Attn: Loan Servicing

(Space Above This Line For Recorder's Use)

SUBORDINATION AGREEMENT AND
AGREEMENT OF NON.DISTURBANCE AND ATTORNMENT

(EWB Form - Rev. 9/1412016)

This Subordination Agreement and Agreement of Non-Disturbance and Attornment ("Agreement")
is made and entered into as of this _ day of _, 20_, among (i) East West Bank ("Lender"), (ii)

("Tenant") and (iii) ("Ownef'), with reference to the following

A. Lender has made or is proposing to make a loan to the Owner secured or to be secured
by a deed of trust (the "Deed of Trust") on the real property legally described in Exhibit A attached hereto
and the improvements thereon (together, the "Property"). The Deed of Trust and any and all other
documents evidencing or relating to the Loan shall be referred to as the "Loan Documents".

C. Lender and Tenant desire to enter into this Agreement under which Tenant subordinates
the Lease and its interest in the Property and agrees to attorn to Lender and under which Lender agrees
to not disturb Tenant's possession of the portion of the Property covered by the Lease (the "Premises") all
to the extent set forth herein, and so long as Tenant is not in default under the Lease.

NOW THEREFORE, with reference to the foregoing recitals and for good and valuable
consideration, the receipt and sufficiency of which is hereby acknowledged, the parties to this Agreement
agree as follows:

2. Tenant Not to Be Disturbed. So long as Tenant is not in default in the payment of rent or
of any of the terms, covenants or conditions of the Lease on Tenant's part to be performed (beyond any
period given Tenant in the Lease to cure such default) and Tenant attorns to Lender as provided herein,
(a) Tenant's possession of the Premises shall not be diminished or interfered with by Lender, and (b)
Lender will not join Tenant as a party defendant in any action or proceeding foreclosing the Deed of Trust
unless such joinder is necessary to foreclose the Deed of Trust and then only for such purpose and not
for the purpose of terminating the Lease.

EXHIBIT "F"

RECORDING REQUESTED BY &

RECITALS

B. Tenant has leased or is proposing to lease certain space in the Property (the "Premises)
(the lease and all amendments thereto being referred to as the "Lease").

1 . Subordination. The Lease, and the rights, if any, of Tenant in, to and under the Lease
and the Premises, are hereby subjected and subordinated to the lien of the Deed of Trust, it being
understood and agreed that the foregoing subordination shall apply to any and all increases, renewals,
modifications, extensions, substitutions, replacements and/or consolidations of the Deed of Trust,
provided that any and all such increases, renewals, modifications, extensions, substitutions,
replacements and/or consolidations shall nevertheless be subject to the terms of this Agreement.



EXHIBIT "F"

3. Tenant to Attorn To Lender. lf Lender shall become the owner of the Premises or the
Premises shall be sold by reason of foreclosure or other proceedings brought to enforce the Deed of
Trust or the Premises shall be transferred by deed in lieu of foreclosure, the Lease shall continue in full
force and effect as a direct Lease between the then owner of the Premises, who shall succeed to the
rights and duties of the Owner under the Lease. Tenant shall attorn to Lender or any other such owner
as its landlord, said attornment to be effective and self-operative without the execution of any further
instruments.

Notice of Default; Rent Payments to Lender. ln the event that Lender notifies Tenant of a4
default under the Deed of Trust and requests Tenant to pay its rent and all other sums due under the Lease
to Lender, Tenant shall pay such sums directly to Lender, or as Lender may otherwise request, without any
further consent of Owner. When complying with the provisions of this Section 4, County shall be entitled to
rely on the notices given by Lender under Section 4, and Owner agrees to release, relieve, and protect
County from and against any and all loss, claim, damage, or liability (including reasonable attorney's fees)
arising out of County's compliance with such notice.

5. Limitations. Lender (and any successor or assignee of Lende0 shall not be (i) liable for
any act or omission of Owner or any predecessor-in-interest, (ii) subject to any offsets, counterclaims or
defenses which Tenant may have against Owner or any predecessor-in-interest, (iii) liable for any security
deposit or payment of rent (for more than one month in advance of the date due under the Lease) made
by Tenant to Owner or any predecessor-in-interest, except to the extent actually received by Lender, (iv)
liable for any construction, repair allowances or other allowances or payments to be made by Owner
under the Lease, (v) obligated to expand the Premises, construct additional improvements or otherwise
expend funds which are capital in nature except for items of ordinary maintenance and repair for the
Premises or the property in which it is located, or (vi) subject to any option to purchase or right of first
refusal to purchase the Property stated in the Lease which option or right shall not be enforceable against
Lender. Notwithstanding any term of the Lease, upon foreclosure of the Deed of Trust, or acceptance of
a deed in lieu thereof or other similar transfer, any environmental/hazardous materials indemnity and/or
reimbursement provisions under the Lease shall not be applicable to, or enforceable against, Lender, any
successor in interest to or assignee of Lender and/or any purchaser at foreclosure and any transferee
thereof. lf Lender becomes the owner of the Property or the Property is sold to a third party by reason of
foreclosure or other proceedings brought to enforce the Oeed of Trust or the Property is conveyed by
deed-in-lieu of foreclosure, Tenant agrees that, notwithstanding anything to the contrary contained in the
Lease, afler such foreclosure sale or conveyance by deed-in-lieu of foreclosure, Lender has no personal
liability to Tenant under the Lease and Tenant shall look solely to Owner for satisfaction of any of its
remedies for collection of a judgment or other judicial process requiring payment of money. Further, in
the event Lender transfers its interest in this Lease to a third party, Lender shall be automatically freed
and released, from and after the date of such transfer or conveyance, of all liability for the performance of
any covenants and agreements which accrue after the date of such transfer of Lender's interest.

6. Modification; Notice and Cure Rights. The Lease shall not be amended, modified or
supplemented, nor will the Lease be terminated (except as set forth in the Lease after a default and after
the notice and cure rlghts set forth below) or any party having liability under the Lease be released by the
other, without the prior written consent of Lender. Tenant shall not terminate or seek to terminate the
Lease until Tenant has given written notice, by registered or cerlified mail, return receipt requested, of
said act or omission to Lender, which notice shall be addressed to East West Bank, 9300 Flair Drive, 6rh

Floor, El Monte, CA 91731; and until a period of time equal to the greater of: (a) the time allowed Owner
under the Lease or (b) thirty days following such notice has elapsed, during which period Lender has the
right, but not the obligation, to remedy such act, omission or other matter. lf possession by Lender of the
Property is necessary to effect such remedy and would be commercially reasonable, then the period of
time for remedying such act or omission shall include a reasonable period of time for Lender to gain
possession of the Premises, whether by foreclosure or otherwise.

7 Tenant Representations and Warranties. Tenant hereby represents and warrants that (a)
the Lease is solely and exclusively for the Premises and/or the Property identified in Exhibit "A" attached



EXHIBIT ''F"

to this Agreement, (b) the Lease is not a "master lease" for any other premises and/or property leased by
Tenant and/or Owner, (c) any default under the Lease, and the exercise of Owner's rights and remedies
in connection with such default, shall only impact and/or effect Tenant's obligations with respect to the
Premises and/or the Property, and (d) any default by Tenant under any other lease with Owner or any
other landlord, and the exercise of any such landlord's rights and remedies in connection with such
default, shall not affect Tenant's obligations under the Lease.

8. Miscellaneous. This Agreement and each and every covenant, agreement and other
provision hereof shall be binding upon and shall inure to the benefit of the parties hereto and their
representatives, successors and assigns. This Agreement may not be modified orally or in any manner
other than by an agreement in writing signed by the parties hereto or their respective successors in
interest. The term "Lender" as used throughout this Agreement includes any successor or assign of
Lender and any holde(s) of any interest in the indebtedness secured by the Deed of Trust. This
Agreement and the rights and duties of the parties hereunder shall be governed for all purposes by the
law of the State of California and the law of the United States applicable to transactions within such state.
This Agreement may be executed in multiple counterparts, and by the different parties hereto in separate
counterparts, each of which when so executed and delivered shall be deemed to be one and the same
instrument with the same signature as if all parties to this Agreement had signed the same signature
page.

lN WITNESS WHEREOF, the parties hereto have each caused this Agreement to be executed as of the
date first above written.

Tenant

Lender:

BYi
Title

(ALL SIGNATURES MUST BE ACKNOWLEDGED)

Owner:

BY:
Title:

BY:
Title:

EAST WEST BANK



EXHIBIT "F''

EXHIBIT A
LEGAL DESCRIPTION



EXHIBIT ''F''

CERTIFICATE OF ACKNOWLEDGMENT

A notary public or other officer completing this certificate verifies only the identity of
the individual who signed the document to which this cenificate is attached, and not
the truthfulness, accuracy or validity of that document.

STATE OF

COUNTY OF

)

)ss
)

o 20 before me

(here insert name and title of the officer)

personally appeared who proved to me on the basis of
satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within
instrument and acknowledged to me that he/she/they executed the same in his/her/their
authorized capacity(ies), and that by his/her/their signature(s) on the instrument the person(s), or
the entity upon behalf of which the person(s) acted, executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.

WTNESS my hand and official seal.

Signature (Seal)



EXHIBIT "G"

MS Perris, LLC

2024 Estimated Base Year Common Area Operating Expenses

Total Euild ing(s) SF L33,946

Common Area Operating Expenses

Annual
Budget Annual PSF Mo./PSF

Property Taxes & Bonds

Property lnsu rance

Property Management
Landscape
Fire Sprinkler Monitoring/Maintenance/Repair

HVAC

$257,400
$ 21,000
$ 56,861

$ 36,000
$ 12,600
$ 18,000

$ 1.92 $
$ 0.16 $
$ 0.42 $

$ 0.27 $

$ 0.09 $

$ 0.13 $

0.1 601
0.0131
0.0354
0.0224
0.0078
0.0112

Totals s 401,861 s g.OO s 0.2s00



EXHIBIT "H"

MS Perris, LLC
86 E. Rider Street, Building '1, Perris CA

Tenant
Total Building SF
Term
Commencement Date
Annual lncreases
Year 1 Monthly NNN Base Rate
Year 1 Monthly NNN Base Rent
Year 1 Monthly NNN Reimbursable Rate
Year.l Monthly NNN Reimbursable Rent

County - Fire Deparlment
43,648

'10 Years
Tl Completion/Est. June.2024

104yo

$ 1.30
$ 56,742
$ 0.25
$ 10,912

Tenant lmprovement Reimbursement
($1,378,884, 9%, 10 YR Term)
Final amount to be determine upon Tl completion

$17,467.12

Year 1 Monthly NNN Rent Schedule Summary

NNN Base Rent
NNN Reimbursable Rent

Sub-total

$

$

56,742.O0
10,912.00

$ 67,654.00

TenantlmprovementReimbursementt $ 17,467.12
*Due each month for the duration of the original lease term



Exhibit A

FY 2024t25

Riverside County Fire Department

86 E. Rider Street, Perris, cA 92571

ESTIMATED AMOUNTS

Total Square Footaqe to be Leased:

Current Office

Approximate Cost per SQFT (Jul-Jun)

Lease Cost per Month (Jul-Jun)
Total Lease Cost (Jul-Jun)
Total Estimated Lease Cost for FY 2024125

Base Operating Cost per Month (Jul-Jun)
Total Base Operating Expenses (Jul-Jun)
Total Estimated Base Operating Expenses for FY 2024125

Total Estimated Lease and Base cost for FY 2024125

Estimated Additional Costs:

$

43,648 SOFT

1 .30

$ 56,742.40

$ 10,912.00

0.12
g 5.237.76

$ 680 908.80
680,908.80

944.00
$ 130,944.00

$ 8'11 ,852.80

$ 62,853.12
$ 62,853.12

$ 2,000,000.00

$ 209 605.44
$ 2,209,605..14

$ 139,900.89

_9___122!1122!_

$ 3,224,212.25

$ 130

Utility Cost per SQFT
Estimated Utility Costs per Month

Total Estimated Utility Cost (Jul-Jun)
Total Estimated Utility Cost for FY 2024125

Tenant lmprovement Partial Repayment
Monthly Amortized Tenant lmprovement Cost
Total Tenant lmprovement Cost (Jul - Jun)
Total Tenant lmprovement Cost fot FY 2024125

Flvl Lease lvlanagement Fee as ol 0710112024

TOTAL ESTIMATED COST FOR FY 2024125

TOTAL COUNTY COST

$

$ 17 467 .12

4.840/a

100%



Exhibit B

FY 2025t26
Riverside County Fire Department

86 E. Rider Street, Perris, CA 92571

ESTIMATED AMOUNTS

Total Square Footaqe to be Leased:

Approximate Cost per SQFT (JulJun)

Lease Cost per Month (JulJun)
Total Lease Cost (Jul-Jun)
Total Estimated Lease Cost for FY 2025/26

Base Operating Cost per Month (Jul-Jun)
Total Base Operating Expenses (Jul-Jun)
Total Estimated Base Operating Expenses fot FY 2025126

Total Estimated Lease and Base Cost for FY 2025/25

Estimated Additional Costs:

Utility Cost per SQFT
Estimated Utility Costs per Month

Total Estimated Utility Cost (Jul-Jun)
Total Estimated Utility Cost for FY 2025/26

$

Tenant lmprovement Partial Repayment
Monthly Amortized Tenant lmprovement Cost
Total Tenant lmprovement Cost (Jul - Jun)
Total Tenant lmprovement Costtor FY 2025126

FM Lease Management Fee as ol 0710112024

TOTAL ESTIMATED COST FORFY 2025126

TOTAL COUNTY COST

$

43,648 SQFT

'I .35

$ 59,012.10

$ 10,912.00

012
$ 5,237.76

$ 17 .467 .12

4.840/a

100%

$ 708 14515
708,145.15

$ 130,944.00
$ 130,944.00

$ 839,089.15

$62 853.12
$ 62,853.12

$ 209 605.44
209,605.44

44,419.13

$

$

sl 155 966.84

$ 1,1s5,966.84

Current Office



Exhibit C

ESTIMATED AIIIOUNTS
Total Souare Footaoe to be Leased:

FY 2026127 to 2033134

Rive6ide County Fire Department

86 E. Rlder Street, P6rris, CA 92571

43 648 SOFT

FY 2026t27 FY 2027t28 FY 2024129

s 1.41 S 1.46 S 1.52 $

s 61,372.58 S 63,827.48 $ 66,380.58 6

FY 2030/31 F\ 2031132

1.64 S 1_71 $

71.757.24 $ 74,669.13 I

FY 2032t33 FY 2033/34

178 $ 1.85

FY 2029/30

1.58 S

Current Ofllce

Approximale Cosl per SQFT (Jul-Jun)

69 035.81 $ 17 655 89 S 80 76213Lease Cost per Month (Jul'Jun)
Total Estimated Lease Cost s 736,470.95 t 765,929.80 3 795,566.99 t 828,429.67 I 861,566.85

5 10 912.00 S 10 912 00 $ 10 912.00 $ 10 912 00 6 10 912 00 $

896,029.53

10.912 00

93't,870.7t I
10 912 00 $

969,r45.54

10.912 00S

TotalEstimated Lease and Base Cost for FY 2026127 lo 2033134 $$

$

s

5

s

130,344.00 5

867,414.95 $

130,9,14.00 5

896,873.80 5

't30,944.00 6

927,510.99 !

r30,944.00 t
959,373.67 I

130,944.00 3

992,510.85 $

130,9,1,1.00

1,026,973.53

130,944.00

1,062,814.7r

130.944.00

1.100.089.54

Estimated Additional Costs:
Ulility Cosl per SQFT
Eslimated Utility Cosls per Month (Jul-Jun)
Total Estimated utility cost

012 $

62.853.12 $

0.12 S

62,853.12 $

012 $
62,853 12 $

012 $
62,853.12 $

012 $
62.853 12 $

Monthly Amortized Tenanl lmprcvemenl Cost
Total Tenant lmprovemenl Cost (Juuun)
Total Tenant lmprovement Cost for FY 2026/27 to 2033/34

17 467 12 $

209 605.44 S

209.605.44 3

17.467 12 S

209.605.44 $
209,605.44 3

1'1 467 12 $
209 605 44 $
209,605.,14 g

17 467 12 S

209 605 44 S

209,605.44 3

17.467 _12 S

209 605 44 S

209,605.44 I

17 467 12 S

209 605 44 $
209,605.44 I

17 467.12 $
209 605.44 $
209.605.44 3

17 467 12

209.60s 44
209,605.,14

62,853.12 62,8s3.12 62,853.12 62,853.12 t 62,853.12 I 62,853.12 I 52,853.t2 $ 62,553.12

4 A4o/a $ 45,79010 $ 47.21591 $ 48.698 75 $ 50 240.90 $ 51,844.74 $ 53.51273 $ 55,247 45 S 57,051 55

s
$
$

Lease Management Fee as ol711l2o24

ToTALEsTlMATEDLEAsEcosT1.1391'3s2,944.a2l1,390,520.72t1,429,599.65

Fl1 TotalCost
F1l TotalCount Cost

s 14,803,011.72
100% ! 14,803,01'r.72

012 5 012 $ O12
62,853.12 S 62,853.12 $ 62,A5312

Bese Operaling Expenses (Jul-Jun)
Total Estimated Base Operating Expenses



Riverside County Fire Department
86 E. Rider Street. Perris, CA Los
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