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,,\ ] “THIS OFFICE LEASE (this “Lease™), entered into as of this ?;g day of
1- B Lisan B~ | 2016 For reference purposes, is by and between PACIFIC PLACE OFFICE

LLC, a Delaware limited Hability company, hereinafter referred to as "Landlord", and CITY OF LONG
BEACH, a municipal corporation, hereinafter referred to as “Fenant”.

ARTICLE 1 - LEASE SUMMARY AND PROPERTY SPECIFIC PROVISIONS

1.1 Landlord's Address: Pacific Place Office LLC
cfo Tupiter Floldings LLC
24 Corporate Plaza, Suite 100
Newport Beach, California 92660
Attn: Edmond F. St. Geme
Telephone: (949) 706-8050
Facsimile: (949) 706-8051

For payment of Rent:  Pacific Place Office LLC
c/o Avison Young
333 South Flower Street, Suite 3200
Los Angeles, CA 90071,

1.2 Tenant's Address: CITY OF LONG BEACH
333 West Ocean Boulevard
Long Beach, CA 90802
Attn: City Manager
Telephone: (562) 570-6916
Facsimile: (562) 570-6583

1.3 Building: That certain office building located at 222 West 6™ Street, Los Angeles,
California (the “Building”). The Building, together with all other buildings, improvements and
facilities, now or subsequently located upon the land (the "Site") as shown on the Site Plan attached
hereto as Exhibit B, as such area may be expanded or reduced from titne to time, is referred to herein as
the "Property”. The Property is commonly known as TOPAZ. Landlord and Tenunit stipulate and agree
that the Building and Property contain 292,540 rentable square feet in the aggregate for all purposes of
this Lease.

14 Premises: Suite 410 on the 4™ floor of the Building, as outlined on the Premises Floor
Plan attached hereto as Exhibit A, Landlord and Tenant stipulate and agree that the Premises contain
8,020 rentable square feet, for all purposes of this Lease. Tenant acknowledges and agrees that although
the square footage set forth in this Lease is based upon an approximation of the actzal area, it shall
control in any question relating to the area of the Premises, whether or not the actual square footage is
the same as stated in this Lease,

1.5  City: The City of Los Angeles, County of Los Angeles, State of California,

1.6  Commencement Date: The date for commencement of the Term, to be determined
pursuant to the Work Letter attached as Exhibit C hereto. Estimated Commencement Date: January 1,
2017.

. 1.7 Term: Sixty-five (65) months, plus any partial month at the beginning of the Term,
commencing on the Commencement Date and ending on the last day of the 65" full calendar month
following the Commencement Date, subject to early termination and/or extension as provided herein
("Expiration Date").

1.8 Monthly Base Rent:

Period Monthly Base Rent | Raie PSF
From the Commencement Date through $16,842%= $2.10

and including the last day of the twelfth
full month thereafter*®

From the first day of the thirteenth month $17,34726 $2.16
through the last day of the twenty-fourth
month -




Period Monthly Base Rent | Rate PSK

From the first day of the twenty-fifth $17,867.68 $2.23
month through the last day of the thirty-
sixth month

From the first day of the thirty-seventh $18,403.71 $2.29
month through the last day of the forty-
cighth month

From the first day of the forty-ninth $18,955.82 3236
month through the last day of the sixtieth
month

From the first day of the sixty-first $19,524.49 $2.43
month through the last day of the sixty-
fifth month

*Including any partial month at the beginning of the Term.

#¥Notwithstanding the foregoing, provided Tenant is not in default under this
Lease, Landlord hereby agrees to abate Tenant's obligation to pay the entire Monthly
Base Rent due during the second through the sixth months of the Term, inclusive (such
amount of abated Monthly Base Rent being hereinafter collectively referred to as the
"Abated Amount”).

1. Security Deposit: None.

1.10  Permitted Use: The Premises shall be used solely as a job training and placement center
and related office wses, or any other office wse consistent with the character of a first class office
building, subject to the provisions set forth in this Lease and as permitted by law.

1.11  Parking: Tenant shall rent 2 minimum of twelve unreserved parking spaces, and a
maximum of 3.5 unreserved parking spaces per 1,000 rentable square feet of the Premises, currently at
the rate of $50 per space per month, subject to the terms of Section 1.22 of this Lease Summary and
Article 11 of the Standard Lease Provisions. Provided that Tenant is not in default under this Lease,
Landlord agrees to waive all parking charges for such spaces during the initial twelve full months of the
Lease Term, and agrees to waive all visitor parking changes for the initial twenty-four full months of the
Lease Term.

112 Brokers: CBRE, Inc. (South Bay Office Advisory Group) representing Landlord, and '
Cresa Los Angeles representing Tenant.

1.13  Interest Rate: The lesser of: (a) Ten percent (10%) or (b) the maximum rate perraitted
by law in the State where the Property is located.

i.14  Insarance Amounts:

a. Commercial General Liability Insurance: General liability equivalent in scope to
150 CG G0 01 10 93 with limits of One Million Dollars ($1,000,000.00) per occurrence and Two Million
Dollars (32,000,000.00) in the aggregate.

b. Commercial Automobile Eizbility Insurance: Auto liability equivalent in scope to
IS0 CA 00 01 06 92 with fimits of One Million Dollars ($1,000,000,00) combined single limits covering
Symbol 1 (“any auto™).

¢. Worker’s Compensation and Employers Liability Insurance; With limits as
mandated pursuant to the laws in the State in which the Property is located, and Bmoployer’s Liability with
Timits of One Million Dollars ($1,000,000.00) per accident and occupational illness

d. Excess Liability Insurance: Limits of Two Million Dollars ($2,000,000.00) per
OCCBITEnGE.

1.15  [reserved].
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1.16  Tenant's Percentage: 2.742%, which is the ratio that the rentable sqoare footage of the
Premises bears to the rentable square footage of the Building. Accordingly, as more particularly set foeth
in Section 1.18 hereof, Tenant shall pay to Landlord: (a) 2.742% of the Operating Expenses (as defined
in Section L.18 b.) in excess of the Operating Expenses for the Base Year; (b) 2.742% of the Taxes (as
defined in Section 1.18 c.) in excess of the Taxes for the Base Year; (¢} 2.742% of the Insurance Costs
(as defined iu Section 7.4 of the Standard Lease Provisions) in excess of the Insurance Costs for the Base
Year; and (d) 2.742% of the Utilities Costs {as defined in Section 1.18 e.) in excess of Utilities Costs for
the Base Year. Tenant's Percentage is subject to adjustment in accordance with Sections 1.4 and 3.2 of
this Lease.

1.17 Commor Areas; Definiticns; Tenant's Rights. During the Term, Tenant shall have the
non-exclusive right to use, in common with other tenants in the Property, and subject to the Rules and
Regulations referred to in Article 9 of the Standard Lease Provisions, those portions of the Property (the
"Common Areas") not leased or designated for lease to tenants that are provided for use in commen by
Landlord, Tenant and any other tenants of the Property (or by the sublessees, agents, employees,
customers invitees, guests or licensees of any such party), whether or not those areas are open to the
general public. The Common Areas shall include, without limitation, all areas of the Building outside of
the Premises and outside of any premises leased or designated for lease to tenants, the common
entrances, lobbies, common restrooms, accessways, loading docks, ramps, drives and platforms and any
passageways and serviceways thereto to the extent not exclusively serving another tenant or contained
within another tenant's premises, and the common pipes, conduits, wires and appurienant equipment
serving the Premises, the parking areas {subject fo Article 11 of the Standard Lease Provisions), loading
and unloading areas, trash areas, roadways, sidewalks, walkways, parkways, driveways and landscaped
areas appurtenant to the Building, fixtures, systems, decor, facilities and landscaping contained,
maintained or used in connection with those areas, and shall be deemed to include any city sidewalks
adjacent to the Property, any pedestrian walkway system, park or other facilities located on the Site and
open to the general public.

i.18 Operating Expenses, Taxes, Insurance Costs and Utilities Costs:

a. Base Costs: As used in this Lease, the term "Base Costs” shall mean Tenant's
Percentage of Operating Expenses, Taxes, Insurance Costs and Utilities Costs, respectively, incurred and
paid by Landlord during calendar year 2017 (the "Base Year™),

b. Definition of Operating Expenses. As used in this Lease, the term "Operating
Expenses" shalf consist of all costs and expenses of operation, maintenance and repair of the Property and
Common Areas as determined by standard accounting practices and calculated assuming the Property is at
least ninety-five percent (95%) occupied. Opemating Expenses include the following costs by way of
itlnstration but not limitation: (i) any and all assessments imposed with respect to the Building, Property,
Common Areas, and/or Site pursuant to any covenants, condifions and restrictions affecting the Property;
(ii) costs, levies or assessments resulting from statutes or regulations promulgated by any government
authority in connection with the use or occupancy of the Site, Property, Building or the Premises or the
parking facilities serving the Site, Property, Building or the Premises; (iii) waste disposat and janitorial
services; (iv) secarity; (v) costs incurred in the management of the Site, Property, Building and Common
Areas, including, without limitation: (I} supplies, materials, equipment and tools, (2) wages, salaries,
benefits, pension payments, fringe benefits, uniforms and dry-cleaning thereof (and payroll taxes,
inswrance and similar governmental charges related thereto) of employees used in the operation and
maintenance of the Site, Property, Building and Common Areas, (3) the rental of persoral property used
by Landlord's personnel in the maintenance, repair and operation of the Property, (4) managetnent office
expenses including rent and operating costs, (5) accounting fees, legat fees and real estate consultant's
fees, and (6) a management/administrative fee; (vi) repair and maintenance of other portions of the
Property other than such portions as are maintained by Tenant, including the elevators, restrooms,
structural and ron-structural portions of the Building and Property, and the plumbing, heating, ventilating,
air-conditioning and electrical systems installed or furnished by Landlord and not maintained by Tenant
pursuant to Section 8.2 of the Standard Lease Provisions; (vii) maintenance, costs and upkeep of all
parking and Common Areas,; (viii) amortization on a straight-line basis over the useful life together with
interest at the Interest Rate (as defined in Section 1.13 of the Lease Summary) on the unamortized balance
of all costs of a capital nature (including, without limitation, capital improvements, capital replacements,
capital repairs, capital equipment and capital tools): (1) reasonably intended to produce a reduction in
operating charges or energy consnmption; or (2} required after the date of this Lease under any Law that
was not applicable to the Building at the time it was originally constructed; or (3) for repair or
replacement of any equipment or improvements needed to operate and/or maintain the Building, the
Property, the Common Areas andfor the Site at the same guality levels as prior to the repair or
replacement; (1x) costs and expenses of gardening and landscaping; (x) maintenance. of signs (other than
signs of tenants of the Site); (xi) personal property taxes levied on or attributable to personal property
used in connection with the Building, the Property, the Commeon Areas and/or the Site; and (xii) costs and
expenses of repairs, resurfacing, repairing, maintenance, painting, lighting, cleaning, refuse removal,
security and similar items, including appropriate reserves.
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For purposes of determining the Operating Expenses for the Base Year, Operating Expenses shall not
include one-time special assessments, charges, costs or fees or extraordinary charges or costs incurred in
the Base Year only, including those atiributable to boycotis, embargoes, strikes or other shortages of
services or supplies or amortized costs relating to capital improvements. Operating Expenses shall not
include Taxes, Insorance Costs or Utilities Costs which shall be separately accounted for under the terms
of this Lease,

¢. Taxes. Taxes are defined in Section 7.3 of the Standard Lease Provisions. All Taxes
shall be adjusted to reflect an assumption that the Building is fully assessed for real property tax purposes
as a completed building(s) ready for occupancy. Notwithstanding anything herein to the contrary, if after
the Commencement Date Taxes are reduced, then for purposes of all subsequent calendar years, including
the calendar year in which the reduction occurs, the Base Costs of Taxes shalf be proportionately reduced.
Such reduction in the Base Costs of Taxes shall not be limiied to the initial reduction, if any, but may, at
Landiord's ¢lection, be subject te reduction annvalty upon each subsequent reduction in Taxes. When
calculating Taxes for purposes of establisking the Taxes for the Base Year, Taxes shall not include Taxes
attributable to one-time special assessments, charges, costs, or fees arising from modifications or changes
in Laws, including, but not Iimited to, the institution of a spht tax rol] during the Base Year.

d. Definition of Insurance Costs. Insurance Costs are defined in Section 7.4 of the
Standard Lease Provisions. Reductions in the base year may only be included to the extent they are
subsequently included in future comparison years.

¢. Definition of Utilities Costs. As used in this Lease, "Utilities Cosis" shall mean all
actual charges for utilities for the Property -including the Common Aress, calculated assuming the
Property is at least ninety-five percent (95%) oecupied, including but not limited to water, sewer and
electricity, and the costs of heating, ventilating and air conditioning and other wtilities {but excluding
those charges for which tenants are individually responsible) as well as related fees, assessments and
surcharges. For purposcs of determining the Base Costs with respect to Utilities Costs, Utilities Costs
shall not inclade any one time special charges, costs or fees or any extraordinary charges or costs incurred
in the Base Year only, including, without Iimitation, utility rate increases and other costs arising from
extraordinary market circumstances such as by way of example, boycotts, black-outs, brown-outs, the
leasing of auxiliary power supply equipment, embargoes, sirikes or other shortages of services or fuel
{whether or not such shortages are deemed actual or manafactured), or aty conservation surcharges,
penalties or fines incurred by Landlord. Furthermore, notwithstanding any contrary provision in this
Lease, if at any time after the Commencement Date, the amount of Utilities Costs decreases, then for
purposes of the calendar year in which such decrease in Utilities Costs ocours, and for ail subsequent
calendar years, the Base Costs with respect to Utilities Costs shall be reduced by an amount equal to such
decrease in Utilities Costs. Such decrease in the Base Costs of Utilities Costs shall not be limited to the
initial decrease, if any, but may, at Landlord’s election, be subject to decrease annually npon each
subsequent decrease in Htilities Costs. ’

f. Excess Expenses, Taxes, Insurance Costs and Utilities Costs. In addition to the
Monthly Base Rent required to be paid by Tenant pursuant to Section 1.8 above, during each month
during the Term (after the Base Year), Tenant shall pay to Landlord the amount by which Tenant's
Percentage of Operating Expenses, Taxes, Insurance Costs and Utilities Costs for such calendar year
exceeds the Operating Expenses, Taxes, Insurance Costs and Utilities Costs for the Base Year (such
amounts shall be referred to in this Section 1.18 as the "Excess Expenses,” "Excess Taxes,” "Excess
Insurance Costs,” and ""Excess Utilities Costs," respectively), in the manner and at the times set forth in
the following provisions of this Section 1.18. In no event daring the Term of the Lease after the Base
year shall the Excess Expenses ircrease by more than 5% from the previous calendar year. No reduction
in Operating Expenses, Taxes, Insarance Costs, or Utilities Costs after the Base Year will reduce the
Monthiy Base Rent payable by Tenant hereunder or entitle Tenant to receive a credit against fomre
instaliments of Operating Expenses, Taxes, Insurance Costs, Utilities Costs, or other Additional Rent due
hereunder; provided however that nothing in this Section 1.18.f. shall Jimit Tenant's rights under Section
1.18.h. Notwithstanding anything to the contrary in this Lease, Landiord shall have the right, from time
to fime, to equitably allocate some or all of the Operating Expenses, Taxes, Insurance Costs and Utilities
Costs among different tenants, buildings and/or premises of the Property based upon differing levels of
use, demand, risk or other distinctions amang such tenants, buildings or premises (the "Caost Peols™).
Such Cost Pools may incinde, for example, all office space tenants or industrial/R&D space tenants in the
Property and may be modified to take into account the addition of any additional buildings within the
Property. Accordingly, in the event of such allocations into Cost Pools, Tenant's Percentage shall be
appropriately adjusted to reflect such allocation. In addition, if Landiord does not furnish a particular
service or work (the cost of which, if furnished by Landlord would be included in Operating Expenses,
Insurance Costs, Utilitics Costs or Taxes} to a ténant (other than Tenant) that has undertaken to perform
such service or work in lieu of receiving it from Landlord, then Operating Expenses, Insurance Costs,
Unilitios Costs andfor Taxes, as applicable, shall be considered to be increased by an amount equal to the
additional Operating Expenses, Insurance Costs, Utilities Costs andfor Taxes that Landlord would
reascenably have incurred had Landlord furnished such service or work to that tenant.
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g Estimate Statement. By the first day of April (or as soon as practicable thereafter)
of cach calendar year during the Term afier the Base Year, Landlord shall endeavor to deliver to Tenant a
statement ("Estimate Statement") estimating the Operating Expenses, Taxes, Insurance Costs, and
Utilities Costs for the current calendar year and the estimated amount of Excess Expenses, Bxcess Taxes,
Excess Insurance Costs, and Excess Utilities Costs payable by Tenant. If at any time during the Term,
but not more often than quarterly, Landlord reasonebly determines that the estimated amount of Excess
Expenses, Excess Taxes, Excess Insurance Costs or Excess Utilities Costs payable by Tenant for the
curzent calendar year will be greater or less than the amount sel forth in the then current Estimate
Statement, Landlord may issue a revised Estimate Staternent and Tenant agrees to pay Landlord, within
thirty (30} days after receipt of the revised Estirnate Staterent, the difference between the amount owed
by Tenant under such revised Estimate Statement and the amount owed by Tenant under the originat
Estimate Statement for the portion of the then current calendar year which has expired. Thereafter Tenant
agrees to pay FExcess Expenses, Excess Taxes, Excess Insurance Costs and Excess Utilities Costs based
on such revised Estimate Statement antil Tenant receives the next calendar year's Estimate Statement or a
new revised Estimate Statement for the current calendar year. The Excess Expenses, Excess Taxes,
Excess Insurance Costs, and/or Excess Utilities Costs shown on the Fstimate Statement (or revised
Bstimate Statement, as applicable} shall be divided into twelve (12) equal monthly installments, and
Tenant shall pay to Landiord, concurrently with the regular monthly payment of Rent next due following
the receipt of the Estimate Statement (or revised Estimate Statement, as applicable), an amount equal to
one (1) manthly installment of such Excess Expenses, Excess Taxes, Excess Insurance Costs, and Excess
Utilities Costs multiplied by the number of months from Januacy in the calendar year in which such
statement is subrnitted to the month of such payment, both months inclusive (less any amounts previously
paid by Tenant with respect to any previously delivered Estimate Statement or revised Estimate Statement
for such calendar year). Subsequent installments shall be paid concurrently with the regular monthly
payments of Rent for the balance of the calendar year and shall continue untif the next calendar year's
Estimate Statement (or current calendar year's revised Estimate Statement) is received.

k. Actual Statement. By the first day of Tune (or as soon as practicable thereafter) of
each subsequent calendar year during the Term after the Base Year, Landlord shall endeavor to deliver to
Tenant a statement ("Actual Statement”) which states the Tenant's Percentage of actual Operating
Expenses, Taxes, Insurance Costs, and Utilittes Costs and Excess Expenses, Excess Taxes, Excess
Insurance Costs, and Excess Ulilities Costs payable by Tenant for the immediately preceding calendar
year, I the Actual Statement reveals that Excess Expenses, Excess Taxes, Excess Insorance Costs, and/or
Excess Utilities Costs were onder-stated in any Estimate Statement (or revised Estimate Statement)
previously delivered by Landlord pursnant to Section 1,18 g. above, then within thirty (30) days after
Landiord's delivery of the Actual Statement to Tenant, Tenant shall pay to Landlord the amount of any
such under-payment. Such obligation will be a continuing one which will survive the expiration or earlier
termination of this Lease, If the Actual Statement reveals that the Excess Expenses, Excess Taxes,
Excess Insarance Costs, and/or Excess Utilities Costs were over-stated in any Estimate Statement {or
revised Estimate Statement), Landlord will credit any overpayment toward the next monthiy
mstallment(s) of Rent due from Tenant. Prior o the expiration or sooner termination of the Term and
Landlord's acceptance of Tenant's surrender of the Premises, Landlord will have the right to estimate the
actual Operating Expenses, Taxes, Insurance Costs, and Utilities Costs for the then curcent calendar year
and to collect or credit (as the case may be) from Tenant prior to Tenants surrender of the Premises,
Tenant's Percentage of any excess of such actual Operating Expenses, Taxes, Insurance Costs, and
Utilities Costs over the estimated Operating Expenses, Taxes, Insurance Costs, and Utilities Costs paid by
Tenant in such calendar year. Tenan{ shall have the right to andit Landlord’s Operating Expenses, Taxes,
Insurance Costs and Utility Costs upon reasonable notice, provided that Tenant shall have notified
Landlord in writing of its desite to conduct an audit no later than ninety (90) days after Tenant has
reteived the applicable Actual Statement. Tenant’s failure to request an audit within such time period
shalt be deemed a waiver of such andit right with respect to such Actual Statement and an acceptance of
the contents thercof. Landlord shall maintain records for a period of at least three (3) years.

i. No Release. Any delay or failure by Landlord in delivering any Bstimate Statement
or Actual Statement pursuant to this Section 1.18 shall not constitute a waiver of its right to receive
Tenant's payment of Excess Expenses, Excess Taxes, Excess Insurance Costs, and Excess Utilities Costs,
nor shall it relieve Tenant of its cbligations to pay Excess Expenses, Excess Taxes, Excess Insurance
Costs, and Excess Utilities Costs pursuant to this Section 1.18, except that Tenant shall not be obligated
to make any payments based on such Estimate Statement or Actual Statement until thirty (30) days after
receipt of such statement.

j. Exclusions from Operating Expenses, Taxes, Insurance Costs and Uiilities
Costs. Notwithstanding anything to the contrary contzined elsewhere in this Section 1.18, the following
items shall be excluded from Operating Expenses, Taxes, Insurance Costs, and Utilities Costs, as
applicable: Costs of decorating, redecorating, or special cleaning or other services provided to certain
tenants and not provided on a regular basis to all tenants of the Beilding; (ii) Any charge for depreciation
of the Building or equipment and any interest or other financing charge; (iii) All costs relating to activities
for the marketing, solicitation, negotiation and execution of leases of space in the Building, including
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without limitation, costs of tenant improvements; (iv) All costs for which Tenant or any other tenant in
the Building is being charged other than pursuant to the operating expense clanses of leases for the
Building; (v} The cost of correcting defects in the construction of the Building or in the Building
equipment, exespt that conditions (not occasioned by construction defects) resulting from ordinary wear
and tear will not be deemed defects for the purpose of this category; (vi} To the extent Landlord is
reimbursed by third parties, the cost of repair made by Landlord because of the total or partial destruction
of the Building or the condemnation of a portion of the Building; (vii} The cost of any items for which
Landlord is reimbursed by insurance or otherwise compensated by parties other than terants of the
Building pursuant to clauses similar o this paragraph; (viii) Any operating expense representing an
amount paid to a refated corporation, entity, or person which is in excess of the amount which would be
paid in the absence of such relationship; (ix) The cost of any work or service performed for or facilities
furnished to any tenant of the Building to a greater extent or in 2 manner more favorable to such tenant
than that performed for or furnished to Tenant; {(x) The cost of alterations of space in the Building leased
to other tenants; (xi) Ground rent or similar payments to a ground lessor; (xii) Legal fees and related
expenses incurred by Landiord (together with any damages awarded against Landlord) due to the gross
negligence or willful misconduct of Landlord; (xiii} Costs arising from the presence of any Hazardaus
Materials within, upon or beneath the Property by reason of Landlord's introduction thereof to the
Property in violation of Environmental Law applicable as of the date of such introduction; (xiv) Costs for
sculpture, paintings or other objects of art in the Building which exceed those typically incurred in other
similar office buildings in the area in which the Building is located; (xv) Salaries and compensation of
ownership and management personnel to the extent that such persons provide services to properties other
than the Building; and (xvi) Costs of selling or financing the Building; and (xvii) replacements of the
foundation and structural elements of the Building (including structural load bearing walls and roof
structures.

1.19  Utilities and Services.

a. Standard Utilittes and Services. So long as Tenant is not in default beyond
applicable notice and cure periods under any provisions of this Lease, and subject to the terms and
conditions of this Lease, and the obligations of Tenant as set forth hereinbelow, Landlord shatl furnish or
cause to be furnished to the Premises the following utilities and services (Landlord reserves the right to
adopt non-discriminatory medifications and additions to the following provisions from time to time):

0] Landlord shall make the elevator of the Building available for Tenant's
non-exclusive use, twenty-four (24) hours per day.

(i) Landlord shall furnish during the Business Hours for the Bwilding
specified in Section 1.21, heating, ventilating, air conditioning ("HVAC") for the Promises as required in
Landlord's judgment for the comfortable and normal office occupancy of the Premises. The cost of
maintenance and service calls to adjust and regulate the HVAC system shall be charged to Tenant if the
need for maintenance work resulfs from either Tenant's adjustment of room thermostats or Tenant's
failure to comply with its obligations under this Section 1.19, including keeping window coverings closed
as needed. Such work shall be charged at hourly rates equal to then-current journeyman's wages for
HVAC mechanics. If Tenant desires HVAC at any time other than during the Business Hours for the
Building, Landlord shall provide such "after-hours” usage after advance reasonable request by Tenant,
and Tenant shall pay to Landlord, as Additional Rent (and not as part of the Operating Bxpenses) the cost,
as fairly determined by Landlord, of such after-hours usage (as well as the cost of any HVAC used by
Tenant in excess of what Landiord considers reasonable or normal}, including any minimuom hour charges
for after-hours requests and any special start-up costs for after-hours services which requires a special
start-up (such as late evenings, weekends and holidays). The current charge for “after-hours™ uvsage is
$50.00 per hour,

(i)  Landiord shall furnish to the Premises twenty-four (24) hours per day,
reasonable quantities of electric current as required in Landlord's judgment for sormal lighting and
normal fractional horsepower office business machines. In no event shall Tenant's use of electric current
ever exceed the capacity of the feeders to the Building or the risers or wiring installation of the Building.
Landlord shall also fumish water to the Building twenty-four (24) hours per day for drinking and lavatory
purposes, in such quantities as required in Landlord's judgiment for the comfortable and normat nse of the
Building. If Tenant requires or consumes water or electrical power in excess of what is considered
reasonable or normal by Landiord, Landlord may require Tenant to pay to Landlord, as Additional Rent,
the cost as fairly determined by Landlord incurred for such excess usage.

{iv) Landlord shaft furnish janitorial services to the Premises five {5) days per
week pursuant to janitorial and cleaning specifications as may be adopted by Landlord from time to time.
No person(s) other than those persons approved by Landlord shall be permitted to enter the Premises for
such purposes. Janitor service shall include ordirary dusiing and cleaning by the janitor assigned to do
such work and shall not include cleaning of carpets or rugs, except normal vacuuming, or moving of
furniture, interior window cleaning, coffec or eating area cleaning and other special services. Such
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additional services may be rendered by Landlord pursuant to writien agreement with Tenant as to the
extent of such services and the payment of the cost thereof, Janitor service will not be furnished on nights
when rooms are occupied after 7:30 p.m. or te rooms which are fucked unless a key is furnished to the
Landlord for use by the janitorial contractor. Window cleaning shalf be done only by Landlord, at such
time and frequency as determined by Landlord at Landlord's sole discretion. Tenant shall pay to
Landlord, as Additional Rent, the cost of removal of any of Tenant's refuse and rubbish to the extent that
the same exceeds the refuse and rubbish wsually attendant upon the use of the Premises as offices.

) Landlord may provide security service or protection in the Building, in
any manner deemed reasonable by Landlord at Landlord's sole discretion, from the Commencement Date
threughout the Term, Landlord shall have no liability in connection with the decision whether or nat to
provide such services and Tenant hereby waives all claims based thereon. Landlord shall not be liable for
losses due to theft, vandalism or similar causes.

(i) At Landlord's option, Landlord may install water, electricity andfor
HVYAC meters in the Premises to measure Tenant's consumption of such otilities, including any after-
hours and extraordinary usage described above. Tenant shall pay to Landlord, as Additional Rent, within
ten {10) days after demand, the cost of the installation, maintenance and zepair of such meter(s).

The costs of Building services shall be included in Operating Expenses and all charges with respect to
utilities shall be included in Utilities Costs as defined in Section 1.18 e, above. Landlord may, but is not
obligated to, provide additional services hereunder; provided, lowever, that if Landlord does provide suck
extra services, Tenant agrees to pay, as Additional Rent, a five percent (5%) administration fee in
connection with such services, All costs payable for excess, after-hours or sbove-standard services or
utilities, as provided above, shall be due and payable at the same fime as the installment of Monthly Base
Rent with which the samie are billed, or if billed separately, shall be due within ten (10} days after such
billing,

Landiord shall have the right at any time and from time-to-time during the Term to contract for service
from any company or companics providing electricity service ("Service Provider™. Tenant shall
cooperate with Landlord and the Service Provider at all times and, as reasonably necessary, shall allow
Landiord and Service Provider reasonable access to the Building's electric lines, feeders, risers, wiring,
and any other machinery within the Premises. Landlord shall in no way be liable or responsibie for any
loss, damage, or expense that Tenant may sustain or incur by reasoen of any change, failure, interference,
diseuption, or defect in the supply or character of the electric energy furnished to the Premises, or if the
guantity or character of the electric energy supplied by the Service Provider is no longer available or
suitable for Tenant's requirements, no such change, failure, defect, unavailability, or unsuitabitity shall
constitute an actual or constructive eviction, in whole or in part, or entitle Tenant to any abatement or
diminution of Rent, or relieve Tenant from any of its obligations under this Lease.

b, Tenant's Obligations. Tenant shall coop