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LEASE 

I. Parties. This Lease, dated as of June 4, 2010, for reference purposes only, is made by 
and between LCW Yard, LLC, a Delaware limited liability company (herein called “Landlord”) 
and the City of Long Beach, a municipal corporation (herein called ”Tenant“). 

2. Premises. Landlord hereby leases to Tenant and Tenant leases from Landlord for the 
term, at the rental, and upon all of the conditions set forth herein, a portion of that certain real 
property situated in the City of Long Beach, County of Los Angeles, State of California, 
approximately comprised of the northerly 2.2 acres of the property located at 901 West Anaheim 
Long Beach, California, which is depicted in the crosshatched area in Exhibit A, attached 
hereto. A portion of the real property, including the land relating thereto and all improvements 
thereon, is herein called the “Premises.” The Premises are part of a larger property owned by 
Landlord (the “Property”) which is described in Exhibit B, attached hereto. 

3. Term. 

3.1 Term. The term of this Lease shall be for approximately 6 months, commencing 
on June 4, 2010 (the “Commencement Date”) and ending on December 4, 2010 (the 
“Termination Date”) (unless sooner terminated pursuant to any provisions hereof), which 
Termination Date is the last day of the calendar month that is 6 months after the 
Commencement Date; provided, however, if the Commencement Date is the first day of a 
month, then the Termination Date shall be the last day of the 6‘h month immediately following 
the Commencement Date (unless the term is sooner terminated pursuant to any provisions 
hereof). 

3.2 Delivery of Possession. As of the commencement Date, Tenant is in 
possession of the Premises; therefore, Tenant shall continue in occupancy of the Premises on 
the Commencement Date. 

3.3 Early Termination. Tenant shall have the right, at any time, upon at least 7 day’s 
advance written notice to Landlord, to terminate this Lease on any date selected by Tenant set 
forth in such notice that is prior to the scheduled Termination Date. If any sums are due from 
Tenant to Landlord as of the date of termination of this Lease, Tenant’s obligation to pay or 
reimburse Landlord for the sums due shall survive such termination of this Lease. 

4. Rent. 

4.1 Base Rent. 

(a) Landlord hereby waives Tenant’s obligation (the “Rent Abatement) to 
pay monthly base rent for the six month Term of this Lease (the “Excused Rent Period”). 
However, Tenant shall pay all other sums and charges payable under the Lease during the 
Excused Rent Period, including, without limitation, the sums due pursuant to Paragraphs 10.1, 
36 and 37. 

(b) Either Landlord or Tenant may elect to have the area of the Premises 
remeasured by a licensed civil engineer to confirm such area. If the area of the Premises shall 
be re-determined, then the amount of bass rent and other charges shall be adjusted in 
proportion to the change in the area of the Premises. In the event of any such redetermination, 
Landlord and Tenant shall promptly execute an amendment to this Lease reflecting any such 
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redetermination and such resulting base rent adjustment; provided, however, the failure of the 
parties, whether timely or at all, to execute any such amendment shall not affect the validity of 
such redetermination. 

4.2 Miscellaneous. All rent and all other sums due under the terms of this Lease (a) 
shall be paid by Tenant without notice (except as expressly herein required), demand, offset or 
deduction, and (b) are hereby deemed to be rent. Rent and all other changes hereunder shall 
be payable in lawful money of the United States to Landlord at the address stated herein or to 
such other persons or at such other places as Landlord may designate in writing. 

5. Security Deposit. [intentionally omitted] 

6. Use. 

6.1 Use. The Premises shall be used and occupied only for the storage and repair of 
trucks, heavy and light equipment, materials, supplies, and other items generally used in 
construction, maintenance and repair of public assets, and for no other purpose whatsoever. 

6.2 Compliance with Law. At Tenant’s expense, Tenant shall comply promptly with 
all applicable statutes, ordinances, rules, regulations, orders, covenants and restrictions of 
record, and requirements (including requirements of insurance companies) in effect during the 
term or any part of the term hereof, regulating the Premises and Tenant’s use of the Premises 
(“Applicable Requirements”). Landlord makes no warranties or representations concerning the 
condition of the Premises and whether the Premises comply with any Applicable Requirements, 
and Landlord shall have no obligation to construct any improvements whatsoever thereto, and 
Tenant shall be solely responsible, at Tenant’s sole cost, to perform any corrective work to the 
Premises required by Applicable Requirements. Tenant accepts the Premises in its “AS IS” 
condition. At Tenant’s sole cost and expense, Tenant shall diligently seek to obtain any and all 
licenses and permits (including, without limitation, its building permit, its certificate of occupancy, 
and any required sign variance) that may be required for Tenant to conduct its business within 
the Premises; it being further agreed that Tenant’s obtaining any such licenses and permits, 
whether timely or at all, shall not be a condition to the effectiveness of this Lease or Tenant’s 
obligations hereunder. Landlord shall, at no out of pocket cost to Landlord, use its commercially 
reasonable efforts to cooperate with Tenant in Tenant’s efforts to obtain all such licenses and 
permits. Landlord shall have no obligation to ensure that the Premises meets all applicable 
government codes, including but not limited to, requirements related to the Americans With 
Disabilities Act and similar California statutes and regulations, and, further, Landlord shall have 
no obligation to construct any improvements in order to comply with same, and Tenant shall 
bear all liability (if any) with respect to the Premises’ compliance (or non-compliance) with all 
Applicable Requirements, including, without limitation, the Americans With Disabilities Act and 
similar California statutes and regulations. Tenant shall not use or permit the use of the 
Premises in any manner that will tend to create waste or a nuisance. 

6.3 Condition of Premises. Tenant is currently in occupancy of the Premises, and, 
therefore, Tenant accepts the Premises in their current “as-is” condition, with all faults, subject 
to all applicable zoning, municipal, county and state laws, ordinances and regulations governing 
and regulating the use of the Premises, and any covenants or restrictions of record, and Tenant 
accepts this Lease subject thereto and to all matters disclosed thereby and by any exhibits 
attached hereto. Tenant acknowledges that neither Landlord nor Landlord’s agent has made 
any representation or warranty as to the present or future suitability of the Premises for the 
conduct of Tenant’s business. Tenant represents and acknowledges: (i) that Tenant has 
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independently inspected the Premises; and (ii) that Tenant is satisfied with all conditions thereof 
as the same relate to suitability for Tenant’s intended use. Therefore, to the fullest extent 
permitted by law, Tenant hereby waives all obligations of Landlord (if any) to notify or advise 
Tenant of any condition of the Premises, whether relating to the zoning, physical integrity, 
access, visibility, appearance, security, or other quality thereof, that would make the Premises 
unsuitable for Tenant’s intended use, including (without limitation) the disclosure obligations 
described in Moradzadeh v. Antonio (5 Cal. App. 4th 1289, 7 Cal. Rptr. 2d 475) or contained in 
any successor or similar legal decision, statute, or regulation. 

6.4 Hazardous Material. 

(a) Covenants of Tenant. Tenant shall not cause or permit any Hazardous 
Material to be brought upon, kept or used in or about the Premises or the Property, by Tenant, 
its agents, employees, contractors or invitees, without the prior consent of Landlord (which 
Landlord shall not unreasonably withhold as long as Tenant demonstrates to Landlord’s 
reasonable satisfaction that such Hazardous Material is necessary or useful to Tenant’s 
business, and will be used, kept, and stored in a manner that complies strictly with all Applicable 
Requirements) nor shall Tenant use any Hazardous Materials in violation of any law; provided, 
however, Landlord’s consent shall not be required for customary cleaning products. If Tenant 
breaches the obligations stated in the preceding sentence, or if the presence of Hazardous 
Material on the Premises or the Property caused or permitted by Tenant during the term of this 
Lease (including any hold over period) results in contamination of the Premises or the Property, 
or if contamination of the Premises or the Property by Hazardous Material otherwise occurs 
during the term of this Lease (including any hold over period) for any reason other than 
Landlord’s gross negligence or intentional misconduct (“Contamination Event”), then Tenant 
shall indemnify, defend and hold Landlord and its affiliates, and mortgagees, and their 
respective employees, agents, successors and assigns harmless from any and all claims, 
judgments, damages, penalties, fines, costs, liabilities or losses (including, without limitation, 
diminution in value of any real property, damages for the loss or restriction on use of rentable or 
usable space or of any amenity of the Premises or the Property, damages arising from any 
adverse impact on marketing of the Premises or the Property, and sums paid in settlement of 
claims, attorneys’ fees, consultants’ fees and experts’ fees) which arise during or after the term 
as a result of such Contamination Event. This indemnification by Tenant includes, without 
limitation, costs incurred in connection with any investigation of site conditions or any cleanup, 
remedial, removal or restoration work required by any federal, state or local governmental 
agency or political subdivision because of Hazardous Material present or suspected to be 
present in the Premises or any part thereof, including, without limitation, in the soil or ground 
water on or under the or the Property or any part thereof which is caused by Tenant, its agents, 
employees or contractors during the term of this Lease (including any hold over period). Without 
limiting the foregoing, upon a Contamination Event, Tenant shall promptly take all actions at its 
sole expense as are necessary to return the same to the condition existing prior to the 
introduction of any such Hazardous Material; provided that Landlord’s approval of such actions 
shall first be obtained, which approval shall not be unreasonably withheld so long as such 
actions would not potentially have any material adverse long-term or short-term effect. 
Notwithstanding the foregoing, however, nothing contained in this Lease, including this 
Paragraph 6.4, is intended to supersede or diminish the obligations of Tenant arising under that 
certain “Environmental Indemnity and Access Agreement [S.F. Yard Property]” dated as of June 
3, 2010, between the City of Long Beach and LCW Yard, LLC, concerning the Property, and in 
the event of any conflict between the terms hereof and the terms of such agreement, then the 
terms of such agreement shall prevail. 
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(b) Definition. As used herein, the term “Hazardous Material” means any 
substance, material, or waste, the use, transport, storage, and/or disposal of which is or 
becomes regulated by any federal, state, or local governmental authority with jurisdiction over 
the Property. The term “Hazardous Material” also includes, without limitation: (i) any material or 
substance which is defined, listed, or designated as a “hazardous waste,” “extremely hazardous 
waste,” “restricted hazardous waste,” “hazardous substance,” or “hazardous material,” or as 
“toxic,” “dangerous,” “hazardous,” or “extremely hazardous” by or under any federal, state, or 
local law, regulation, or order applicable to the Property now or hereafter promulgated; (ii) 
petroleum, its component parts, and substances manufactured from the same; and (iii) 
asbestos. 

7. Maintenance, Repairs and Alterations. 

7.1 Tenant’s Obligations. Tenant shall keep in good order, condition and repair the 
Premises, including the improvements thereon, and every part thereof, structural and non- 
structural . 

7.2 Surrender. Subject to Paragraph 7.5(a), Tenant shall surrender the Premises to 
Landlord in the same condition as when received, ordinary wear and tear excepted, clean and 
free of debris, on the last day of the term hereof, or on any sooner termination. Tenant shall 
repair any damage to the Premises caused by the installation or, subject to Paragraph 7.5(d), 
removal of Tenant’s trade fixtures, furnishings and equipment. Notwithstanding anything to the 
contrary otherwise stated in this Lease, Tenant shall leave the air lines, power panels, electrical 
distribution systems, lighting fixtures, space heaters, air conditioning, plumbing and fencing, if 
any, on the Premises in “as is” condition. 

7.3 Landlord’s Rights. If Tenant fails to perform Tenant’s obligations under this 
Paragraph 7, or under any other paragraph of this Lease, then Landlord may at its option (but 
shall not be required to) enter upon the Premises after 10 days’ prior written notice to Tenant 
(except in the case of an emergency, in which case no notice shall be required), perform such 
obligations on Tenant’s behalf, and put the same in good order, condition and repair, and the 
cost thereof together with interest thereon at the lesser of twelve percent (12%) per annum and 
the maximum rate then allowable by law shall become due and payable as additional rental to 
Landlord together with Tenant’s next rental installment. 

7.4 [intentionally omitted] 

7.5 Alterations and Additions. 

(a) Tenant shall not, without Landlord’s prior written consent, in Landlord’s 
sole and absolute discretion, make any alterations, improvements, additions, or Utility 
Installations in, on or about the Premises, including, without limitation, its initial tenant 
improvements, (collectively, “Alterations”), except for any Alteration that satisfies all of the 
following conditions: (i) the Alteration does not affect the structural integrity of the Premises, (ii) 
the Alteration does not affect the roof, (iii) the Alteration does not affect any of the plumbing, 
electrical, lighting, fire, sprinkler, HVAC, or other systems of the Premises, (iv) the Alteration’s 
estimated cost does not exceed $2,500, (v) if Tenant were not a governmental entity, the 
Alteration would not require a building permit, and (vi) the Alteration’s estimated cost, when 
aggregated with the estimated cost of all other Alterations performed during the term, does not 
exceed $1 0,000. Landlord’s consent shall nonetheless still be required for any Alteration, even if 
the same otherwise satisfies all of the immediately preceding such conditions, if (A) it would be 

387880.13’3343-00020 6121201 0 Lease Agreemnt - LCW - City of Long Beach 



a breach under the terms and conditions of any document evidencing or securing any 
indebtedness secured, in whole or in part, by the Premises for any such Alteration to be 
performed without the applicable lender‘s written consent first having been obtained, (B) such 
Alteration shall affect the exterior of the Premises or (C) such Alteration may, in Landlord’s good 
faith determination, diminish the value of the Premises. As used in this Paragraph 7.5 the term 
“Utility Installation” shall mean carpeting, window coverings, air lines, power panels, electrical 
distribution systems, lighting fixtures, space heaters, air conditioning, plumbing, and fencing. By 
written notice given to Tenant at any time prior to the date occurring 30 days after the end of the 
term hereof, Landlord may require Tenant to remove any or all of its Alterations and repair any 
damage caused by such removal, and/or to restore the Premises to its prior condition, failing 
any of which Tenant shall be liable to Landlord for any damages, including, without limitation, 
any diminution in value, Landlord may thereby suffer. Tenant shall complete any such work, to 
Landlord’s reasonable satisfaction, by the later of the end of the term hereof or the date 
occurring 30 days after such notice. 

Any Alterations that Tenant shall desire to make, and regardless of 
whether such work requires the consent of Landlord, shall be presented to Landlord in written 
form, with detailed proposed plans. If Landlord gives its consent or if Landlord’s consent is not 
required, then Landlord’s consent, if given, or the fact of Landlord’s consent not being required, 
as applicable, shall be deemed conditioned upon Tenant acquiring all requisite approvals and/or 
permits to perform such work from appropriate governmental agencies, the furnishing of a copy 
thereof to Landlord prior to the commencement of the work, and the compliance by Tenant of all 
conditions of said approvals and/or permits in a prompt and expeditious manner. Tenant shall 
give Landlord at least 20 days advance notice of the commencement of any Alterations, 
whether or not Landlord’s consent is required for such work, in order to permit Landlord to post 
a notice of non-responsibility in, on or upon the Premises before the commencement of such 
work. No consent of Landlord to any proposed Alteration shall constitute any representation or 
warranty by Landlord regarding such proposed Alteration, including, without limitation, its fitness 
for any particular purpose or use. 

(b) 

(c) Tenant shall pay, when due, all claims for labor materials furnished or 
alleged to have been furnished to or for Tenant at or for use in the Premises, which claims are 
or may be secured by any mechanic’s or materialmen’s lien against the Premises, and Landlord 
shall have the right, and be given adequate opportunity in writing by Tenant, to post notices of 
non-responsibility in or on the Premises as provided by law. If Tenant shall, in good faith, 
contest the validity of any such lien, claim or demand, then Tenant shall, at its sole expense 
defend itself and Landlord against the same and shall pay and satisfy any such adverse 
judgment that may be rendered thereon before the enforcement thereof against Landlord or the 
Premises, upon the condition that if Landlord shall require, Tenant shall furnish to Landlord a 
surety bond satisfactory to Landlord in an amount equal to such contested lien claim or demand 
indemnifying Landlord against liability for the same and holding the Premises free from the 
effect of such lien or claim. 

(d) Unless Landlord requires their removal as set forth in Paragraph 7.5(a) or 
unless Tenant removes them if and as permitted under the Lease, all Alterations (whether or not 
such Alteration constitute trade fixtures of Tenant) made on the Premises shall become the 
property of Landlord and remain upon and be surrendered with the Premises at the expiration of 
the term. Notwithstanding the provisions of this Paragraph 7.5(d), Tenant’s furniture, fixtures 
and equipment, other than any that constitute trade fixtures of Tenant or that are so affixed to 
the Premises that they cannot be removed without material damage to the Premises, shall 
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remain the property of Tenant and may be removed by Tenant subject to the provisions of 
Paragraph 7.2. 

(e) Notwithstanding anything to the contrary contained in this Lease, 
however, any personal property, equipment, furniture, inventory, trade dress elements and trade 
fixtures installed in or on the Premises by Tenant, in each such instance subject to the terms 
and conditions of this Lease (”Tenant’s Property”) shall be and remain the property of Tenant 
during the term of this Lease. From time to time, some or all of Tenant’s Property may be 
financed or owned by someone other than Tenant. Landlord agrees that Tenant’s Property is 
not, and shall not become, Landlord’s property no matter how the same is affixed to the 
Premises. 

8. Insurance Indemnity. 

8.1 [intentionally omitted] 

8.2 Liability Insurance. Tenant shall, at Tenant’s expense obtain and keep in force 
during the term of this Lease either a policy of commercial general liability insurance, or a 
program of self-insurance, in an amount not less than Three Million Dollars ($3,000,000) per 
occurrence and Three Million Dollars ($3,000,000) aggregate, insuring Tenant and, as an 
additional insured, Landlord, against any liability arising out of the ownership, use, occupancy or 
maintenance of the Premises and all areas appurtenant thereto. If the City maintains a program 
of self-insurance, then the self-insurance program shall not be suspended, voided, changed, or 
canceled by Tenant except after thirty (30) days prior written notice to Landlord, and shall be 
primary and not contributing to any other insurance maintained by Landlord. In the event such 
self-insurance is suspended, voided, changed or canceled, then Tenant shall, prior to the 
effective date of such suspension, voidance, change or cancellation, obtain such replacement 
insurance as may be required by Landlord in its discretion. The policy shall insure performance 
by Tenant of the indemnity provisions of Paragraph 8. The limits of said insurance shall not, 
however, limit the liability of Tenant hereunder. If Tenant is self-insuring, then Tenant shall 
provide to Landlord an annual letter from the Tenant’s risk manager summarizing the self- 
insurance program then in effect. If Tenant does not self-insure, then Tenant shall provide 
Landlord with a certificate of insurance and an endorsement evidencing such insurance and 
further evidencing that Landlord has been added as an additional insured under the policy of 
insurance. 

8.3 Property Insurance. Neither party shall be required to carry property insurance. 
If any party elects, in its sole discretion, to carry property insurance, then the proceeds thereof 
shall be the sole property of the insured, and the insured shall not have any duty whatsoever, to 
use such proceeds to rebuild the improvements comprising the Premises. 

8.4 Insurance Policies. Insurance required hereunder shall be in companies holding 
a “General Policyholders Rating” of at least B plus, or such other rating as may be required by a 
lender having a lien on the Premises, as set forth in the most current issue of “Best’s Insurance 
Guide.” Tenant shall deliver to Landlord copies of policies of such insurance policies or 
certificates evidencing the existence and amounts of such insurance in accordance with the 
terms of this Paragraph 8. No such policy shall be cancelable or subject to material reduction of 
coverage or other modification except after 30 days’ prior written notice to Landlord. Tenant 
shall, at least 30 days prior to the expiration of such policies, furnish Landlord with certificates 
evidencing renewal or “binders” thereof, or Landlord may order such insurance and charge the 
cost thereof to Tenant, which amount shall be payable by Tenant upon demand. Tenant shall 
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not do or permit to be done anything which shall invalidate the insurance policies referred to in 
Paragraph 8.2. Any insurance carried by Landlord, from time to time, shall be secondary and 
non-contributory to any insurance carried by Tenant, from time to time. 

8.5 Waiver of Subrogation. Tenant and Landlord each hereby release and relieve 
the other, and waive their entire right of recovery against the other, for loss or damage to 
Tenant’s property from any cause whatsoever, including, without limitation, losses caused by 
any peril that is customarily covered by All Risk Coverage insurance, whether due to the 
negligence of Landlord or Tenant or their agents, employees, contractors and/or invitees to the 
extent that this waiver will not invalidate such insurance. Tenant and Landlord shall, upon 
obtaining the policies of insurance (or upon receiving an endorsement with respect to any joint 
powers authority that insures Tenant and Landlord) give notice to the insurance carrier or 
carriers, or the joint powers authority, that the foregoing mutual waiver of subrogation is 
contained in this Lease, and Tenant shall provide to Landlord written confirmation from the joint 
powers authority that accepts such waiver of the right of subrogation. 

8.6 Indemnity. 

(a) Tenant shall indemnify, defend and hold harmless Landlord from and 
against any and all claims, costs, demands and liabilities arising from Tenant’s use of the 
Premises, or from the conduct of Tenant’s business, or from any activity, work or things done, 
permitted or suffered by Tenant, its agents, employees or contractors, in or about the Premises 
(including the use, storage, disposal, and transport of Hazardous Materials), and shall further 
indemnify, defend and hold harmless Landlord from and against any and all claims, costs, 
demands and liabilities (i) arising from any breach or default in the performance of any 
obligation on Tenant’s part to be performed under the terms of this Lease, or (ii) arising from 
any negligence or intentional act or omission of Tenant, or any of Tenant’s agents, contractors, 
invitees or employees, and from and against all costs, attorneys’ fees, expenses and liabilities 
incurred in the defense of any such claim, demand or liability or any action or proceeding 
brought thereon. Furthermore, if any action or proceeding is brought against Landlord by reason 
of any such claim, demand or liability, then Tenant, upon notice from Landlord, shall defend the 
same at Tenant’s expense by counsel reasonably satisfactory to Landlord. As a material part of 
the consideration to Landlord, Tenant hereby assumes all risk of damage to property or injury to 
persons, in, upon or about the Premises arising from any cause, other than the willful 
misconduct of Landlord, its agents, employees or contractors or the continued breach of this 
Lease by Landlord after the expiration of any applicable notice and cure period, and Tenant 
hereby waives all claims in respect thereof against Landlord. 

(b) Subject to the waivers and releases set forth in Paragraph 8, including, 
without limitation, Paragraphs 8.5 and 8.7, Landlord shall indemnify and hold harmless Tenant 
from and against any and all claims, demands or liabilities arising from the willful misconduct of 
Landlord, its agents, employees, or contractors or the breach of this Lease by Landlord, and 
from and against all costs, attorneys’ fees, expenses and liabilities incurred in the defense of 
any such claim or any action or proceeding brought thereon. Furthermore, if any action or 
proceeding is brought against Tenant by reason of any such claim, demand or liability, then 
Landlord, upon notice from Tenant, shall defend the same at Landlord’s expense by counsel 
reasonably satisfactory to Tenant. 

8.7 Exemption of Landlord from Liability. Tenant hereby agrees that Landlord 
shall not be liable for (i) injury to Tenant’s business or any loss of income therefrom or for 
damage to the goods, wares, merchandise or other property of Tenant or Tenant’s employees, 
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invitees, or any other person in or about the Premises or (ii) injury to the person of Tenant, 
Tenant’s employees, agents, invitees or contractors, whether such damage or injury is caused 
by or results from fire, steam, electricity, gas, water or rain, or from the breakage, leakage, 
obstruction or other defects of pipes, sprinklers, wires, appliances, plumbing, air conditioning or 
lighting fixtures, or from any other cause, except, in each case, as a result of Landlord’s (or 
Landlord’s agents’ or employees’) willful misconduct or as a result of the continued failure of 
Landlord to satisfy its obligations under this Lease, whether the said damage or injury results 
from conditions arising upon the Premises, or from other sources or places, and regardless of 
the cause of such damage or injury, and whether the means of repairing the same is 
inaccessible to Tenant. 

9. Damage or Destruction. 

9.1 Damage. If, at any time during the term of this Lease, there is damage due to 
any casualty, then Tenant may elect to terminate this Lease. Such election shall be made, if at 
all, by Tenant providing written notice to Landtord of such election within 30 days after the date 
of the casualty. The effective date of termination shall be no later than 60 days after the date 
such notice is actually or deemed delivered pursuant to Paragraph 23; provided, however, in no 
event shall the effective date of termination exceed the Termination Date. Pending the 
effectiveness of any such termination, Tenant shall take all actions reasonably necessary to 
bring any improvements so damaged into a condition that (i) is in compliance with any 
Applicable Requirements, (ii) does not constitute a nuisance and (iii) is not unsafe (such as, for 
example, boarding up entrances and removing any debris that may constitute a hazard or an 
attractive nuisance). Tenant shall not have any right whatsoever to reimbursement from 
Landlord for any amounts so expended. 

9.2 No Abatement of Rent. If any damage to the Premises occurs for any reason 
whatsoever, the rent (including base rent) payable hereunder shall not abate (even following the 
casualty and during any period of repair or restoration), and the rent and other charges payable 
hereunder (including base rent, if any) shall in all events continue without abatement. In that 
regard, if Tenant has elected to terminate this Lease in accordance with Paragraph 9.1, then 
rent (including base rent, if any) shall continue to be due and payable, without abatement, until 
the termination date of this Lease or the effective date of termination set forth in the applicable 
notice to Tenant. Tenant shall have no claim against Landlord for any damage suffered by 
reason of any such damage, destruction, repair or restoration. 

Waiver. Landlord and Tenant waive the provisions of any statutes which relate to 
termination of leases when leased property is destroyed, and they agree that such event shall 
be governed by the terms of this Lease. 

9.3 

I O .  Real Property Taxes. 

10.1 Payment of Taxes. Tenant shall pay the real property tax, as defined in 
Paragraph 10.2, applicable to the Premises during the term of this Lease. All such payments 
shall be made at least 30 days prior to the delinquency date of such payment. Tenant shall 
promptly furnish Landlord with satisfactory evidence that such taxes have been paid. 
Notwithstanding the foregoing, if taxes for the Premises are not separately assessed, then 
Tenant’s share of the taxes for the Premises shall be due and payable as set forth in Paragraph 
10.3. If any such taxes paid by Tenant shall cover any period of time prior to or after the 
expiration of the term hereof, then Tenant’s share of such taxes shall be equitably prorated to 
cover only the period of time within the tax fiscal year during which this Lease shall be in effect, 
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and Landlord shall reimburse Tenant to the extent required. If Tenant shall fail to pay any such 
taxes, then Landlord shall have the right to pay the same, in which case Tenant shall repay 
such amount to Landlord with Tenant’s next rent installment together with interest at the lesser 
of 10% per annum and the maximum rate then allowable by law. Tenant’s obligation to pay such 
real property taxes shall be considered “rent.” 

10.2 Definition of “Real Property Tax.” As used in this Lease, the term “real property 
tax” shall include any form of real estate tax or assessment, general, special, ordinary or 
extraordinary, and any license fee, commercial rental tax, possessory interest tax, improvement 
bond or bonds, levy or tax (other than inheritance, personal income or estate taxes) imposed by 
any authority having the direct or indirect power to tax, including any city, state or federal 
government, or any school, agricultural, sanitary, fire, street, drainage or other improvement 
district thereof, against any legal or equitable interest of Landlord in the Premises or in the real 
property of which the Premises are a part, against Landlord’s right to rent or other income 
therefrom, or against Landlord’s business of leasing the Premises or the real property of which 
the Premises are a part. The term “real property tax” shall also include any tax, fee, levy, 
assessment or charge (i) in substitution of, partially or totally, any tax, fee, levy, assessment or 
charge hereinabove included within the definition of “real property tax,” or (ii) the nature of which 
was hereinbefore included within the definition of “real property tax,” or (iii) which is imposed for 
a service or right not charged prior to July 1, 1978, or, if previously charged, has been increased 
since July 1, 1978, or (iv) which is imposed as a result of a transfer, either partial or total, of 
Landlord’s interest in the Premises or which is added to a tax or charge hereinbefore included 
within the definition of “real property tax” by reason of such transfer, or (v) which is imposed by 
reason of this transaction, any modifications or changes hereto, or any transfers hereof or (vi) 
any gross receipts tax, business license fee or like charge imposed by any municipal or other 
governmental authority upon or by reason of Landlord’s receipt of the rents hereunder (any such 
tax, license fee or charge, the “Rental Tax”). 

10.3 Joint Assessment. If the Premises are not separately assessed, Tenant’s 
liability for the real property tax shall be the sum of (i) the product of the Real Property Taxes 
attributable to the assessed value of the improvements set forth in the applicable tax bill(s) 
times a fraction, the numerator of which is the assessed value of all improvements on the 
Premises and the denominator of which is the assessed value of all improvements on the 
Property set forth in the applicable tax bills, plus, (ii) the product of the Real Property Taxes 
attributable to the assessed value of the land set forth in the applicable tax bill(s) times a 
fraction, the numerator of which is the assessed value of the land comprising the Premises and 
the denominator of which is the assessed value of all land comprising the Property set forth in 
the applicable tax bills, plus (iii) the product of the Real Property Taxes attributable to any 
matters other than land or improvements set forth in the applicable tax bill(s) times a fraction, 
the numerator of which is the assessed value of the land comprising the Premises and the 
denominator of which the assessed value of all land comprising the Property set forth in the 
applicable tax bills, provided, however, (A) in the event any improvements or alterations to the 
Premises result in a disproportionate increase in real property tax, then Tenant shall pay the 
entire amount of such increase, and (B) if there are any tenants besides Tenant in the 
Premises, then Landlord may elect, in Landlord’s sole discretion and from time to time, to 
charge to Tenant all of any Rental Tax attributable to this Lease and none of the Rental Tax 
attributable to any other lease at the Premises. The computation of any such increase referred 
to in the preceding clause (i) shall be determined by Landlord from the respective valuations 
assigned in the assessor’s work sheets or such other information as may be reasonably 
available. Landlord’s reasonable determination thereof, in good faith, shall be conclusive. 
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Landlord shall provide Tenant, from time to time upon Tenant’s request, with a copy of the then 
current real estate tax bill for the Premises. 

10.4 Personal Property Taxes. 

(a) Tenant shall pay prior to delinquency all taxes assessed against and 
levied upon trade fixtures, furnishings, equipment and all other personal property of Tenant 
contained in the Premises or elsewhere. When possible, Tenant shall cause said trade fixtures, 
furnishings, equipment and all other personal property to be assessed and billed separately 
from the real property of Landlord. 

(b) If any of Tenant’s said personal property shall be assessed with 
Landlord’s real property, Tenant shall pay Landlord the taxes attributable to Tenant within 30 
days after receipt of a written statement setting forth the taxes applicable to Tenant’s property. 

10.5 Proposition 13 Protection. Notwithstanding any other provision of this Lease to 
the contrary, in the event that the Property is sold or otherwise is the subject of more than one 
transfer during the term, which causes the Property to be reassessed as a “change in 
ownership” (as defined in California Revenue and Taxation Code Section 62) for real property 
tax purposes, then from the date of the second such transfer through the remainder of the term, 
Tenant shall be liable for real property taxes only in the amount that would have been incurred 
had no such event occurred. Thus, the first time during the term that the Property is transferred 
and is deemed a “change in ownership” that causes a reassessment, Tenant shall continue to 
be liable for all real property taxes, as provided above. Moreover, any transfer that is excluded 
from the definition of a “change in ownership” under the California Revenue and Taxation Code 
(including, without limitation, Sections 62 through and including 69.5) shall not be deemed a 
“sale” or “transfef under this section. 

11. Utilities. Tenant shall pay for all water, gas, heat, light, power, telephone and other 
utilities and services supplied to the Premises, together with any taxes thereon. If any such 
services are not separately metered to Tenant, (a) Tenant shall pay a reasonable proportion to 
be determined by Landlord of all charges jointly metered with other premises and (b) Landlord 
may, in its sote discretion and at any time, elect to separately meter any or all such services 
supplied to the Premises and charge all of the costs of doing so to Tenant. If Tenant’s use of the 
Premises changes, from time to time, then Landlord reserves the right, from time to time, to 
change Tenant’s percentage for jointly metered water charges and/or any other jointly metered 
utility services to such other percentage(s) as Landlord, in good faith deems appropriate. 

12. Assignment and Subletting. 

12.1 No Transfers. 

(a) Tenant may not, directly or indirectly, (i) sell, assign, or transfer the whole 
or any part of its interest under this Lease, (ii) sublet the whole or any part of the Premises, or 
(iii) allow the occupancy of the whole or any part of the Premises by another by license, 
concession, joint venture, management agreement, or otherwise, without in each case obtaining 
the prior written consent of Landlord, which consent may be granted or withheld in Landlord’s 
sole and absolute discretion. 

(b) Any transfer, subletting or assignment to which Landlord has consented 
must be by an instrument in writing, satisfactory to Landlord, and any assignee, sublessee, 
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transferee, licensee, concessionaire or mortgagee shall agree for the benefit of Landlord to be 
bound by, assume and perform all the terms, covenants and conditions of this Lease. 

(c) Upon the occurrence of a default (as provided in Paragraph 13), if the 
Premises (or any part thereof) have been sublet, then Landlord, in addition to any other 
remedies herein provided or provided by law, may at its option collect directly from such 
sublessee all rents becoming due to Tenant under such sublease and apply such rent against 
any sums due to Landlord from Tenant hereunder, and no such collection shall be construed to 
constitute a novation or release of Tenant from the further performance of Tenant’s obligations 
under this Lease. If a permitted sublease terminates by reason of a termination of the Lease, 
Landlord may, in its sole discretion, elect, by delivering written notice to such subtenant, to 
assume the obligations of Tenant under such sublease, in which event such subtenant shall 
recognize Landlord as the sublandlord under the Sublease as if Landlord were Tenant under 
such sublease (an “Assumption”). If there shall be an Assumption, then Landlord shall not be 
liable to subtenant for (a) the return of any security deposit that may have been previously 
posted by such subtenant under such sublease or (b) any default of Tenant under such 
sublease, including, without limitation, any default that may be in the nature of a continuing 
default commencing prior to the Assumption and continuing thereafter. 

(d) Any assignment or transfer of Tenant’s interest under this Lease, and any 
proposed subletting or occupancy of the Premises, not in compliance with this Paragraph 12 
shall be void and shall constitute a material incurable default under this Lease. 

12.2 Landlord’s Additional Rights re Assignment. Tenant shall in no event assign 
less than its entire interest in this Lease. If Tenant desires to assign all (but not less than all) of 
its interest in this Lease, Tenant shall give not less than 90 days’ prior written notice thereof to 
Landlord setting forth the name of the proposed assignee, the terms of the assignment, and any 
other relevant particulars of the proposed assignment. In addition to Landlord’s right of approval 
pursuant to Paragraph 12.1, Landlord shall have the option, if any assignment is proposed, to 
cancel this Lease as of the proposed effective date of the assignment set forth in Tenant’s 
notice. The option shall be exercised, if at all, by Landlord giving Tenant written notice thereof 
within 60 days following Landlord’s receipt of Tenant’s written request. Upon any such 
cancellation, Tenant shall pay to Landlord all amounts, as estimated by Landlord, payable by 
Tenant to such termination date with respect to any obligations, costs or charges which are the 
responsibility of Tenant under this Lease. Further, upon any such cancellation, Landlord and 
Tenant shall have no further obligations or liabilities to each other under this Lease, except with 
respect to obligations or liabilities which have accrued as of such cancellation date (in the same 
manner as if such cancellation date were the date originally fixed for the expiration of the term). 
Without limitation, Landlord may lease the Premises to the proposed assignee, without liability 
to Tenant. Landlord’s failure to exercise said cancellation right as herein provided shall not be 
construed as Landlord’s consent to the proposed assignment. 

12.3 No Release of Tenant. Regardless of Landlord’s consent, no subletting or 
assignment shall release Tenant of Tenant’s obligation or alter the primary liability of Tenant to 
pay the rent and to perform all other obligations to be performed by Tenant hereunder. The 
acceptance of rent by Landlord from any other person shall not be deemed to be a waiver by 
Landlord of any provision hereof. Consent to one assignment or subletting shall not be deemed 
consent to any subsequent assignment or subletting. If any assignee of Tenant or any 
successor of Tenant defaults in the performance of any of the terms hereof, then Landlord may 
proceed directly against Tenant without the necessity of exhausting remedies against said 
assignee. Landlord may consent to subsequent assignments or subletting of this Lease or 
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amendments or modifications to this Lease with assignees of Tenant without notifying Tenant or 
any successor of Tenant and without obtaining its or their consent thereto, and such action shall 
not relieve Tenant of liability under the Lease. In this regard, Tenant waives any rights or 
defenses of a surety, including without limitation any set forth in California Civil Code Sections 
2809, 2810, 2814, 2815, 2819, 2825,2839, 2845 through 2850, 2899 and 3433, in Article 3 of 
the California Commercial Code and in any other relevant statutes now or hereafter enacted. 

12.4 Attorneys’ Fees. If Tenant shall assign or sublet the Premises or request the 
consent of Landlord to any assignment or subletting, or if Tenant shall request the consent of 
Landlord for any act Tenant proposes to do, then Tenant shall pay Landlord’s reasonable 
attorneys’ fees and expenses incurred in connection therewith; provided, however, if Tenant 
requests Landlord’s consent to an assignment where (i) such request does not involve Landlord 
being requested to do anything not provided for in this Lease, (ii) all information required to be 
provided is provided in a timely and complete manner and (iii) there is no excessive negotiation 
of Landlord’s standard form of consent, then Landlord shall not charge Tenant more than 
$4,000 for its attorneys’ fees and expenses, which sum shall increase at the time of and in 
proportion to any increase, from time to time, in monthly base rent. Landlord may request a 
deposit from Tenant toward the payment of such reasonable attorneys’ fees and expenses, and 
such deposit shall apply against (but not limit) the amount payable by Tenant for such attorneys’ 
fees and expenses. 

13. Defaults; Remedies. 

13.1 Defaults. The occurrence of any one or more of the following events shall 
constitute a material default and breach of this Lease by Tenant: 

(a) Except in the event of casualty, damage or loss during which Tenant 
cannot operate its business, the vacating or abandonment of the Premises for a period of 30 
days, whether consecutively or in the aggregate, by Tenant. 

(b) The failure by Tenant to make any payment of rent or any other payment 
required to be made by Tenant hereunder, as and when due, where such failure shall continue 
for a period of 10 days after written notice thereof from Landlord to Tenant. If Landlord serves 
Tenant with a Notice to Pay Rent or Quit pursuant to applicable Unlawful Detainer statutes, then 
such Notice to Pay Rent or Quit shall also constitute the notice required by this subparagraph. 

(c) The failure by Tenant to deliver any of an estoppel certificate pursuant to 
Paragraph 16.2, or documentation pursuant to Paragraph 29.1, where such failure shall 
continue for a period of three (3) business days after written notice thereof from Landlord to 
Tenant. 

(d) [Intentionally Omitted.] 

(e) The failure by Tenant to observe or perform any of the covenants, 
conditions or provisions of this Lease to be observed or performed by Tenant, other than 
described in Subparagraphs 13.1(a), 13.1(b), 13.1(c), and 13.l(d) above, where such failure 
shall continue for a period of 20 days after written notice hereof from Landlord to Tenant; 
provided, however, that if the nature of Tenant’s default is such that more than 20 days are 
reasonably required for its cure, then Tenant shall not be deemed to be in default if Tenant 
commenced such cure within said 20 day period and thereafter diligently prosecutes such cure 
to completion but in no event longer than 90 days. 
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(9 (i) Tenant or any guarantor makes any general arrangement or 
assignment for the benefit of creditors; (ii) Tenant or any guarantor becomes a “debtor” as 
defined in 11 U.S.C. Section 101 or any successor statute thereto (unless, in the case of a 
petition filed against Tenant or said guarantor, the same is dismissed within 60 days); (iii) the 
appointment of a trustee or receiver to take possession of substantially all of Tenant’s or said 
guarantor’s assets located at the Premises or of Tenant’s interest in this Lease, where 
possession is not restored to Tenant or said guarantor within 30 days; or (iv) the attachment, 
execution or other judicial seizure of substantially all of Tenant’s or said guarantor’s assets 
located at the Premises or of Tenant’s interest in this Lease, where such seizure is not 
discharged within 30 days. Notwithstanding the foregoing, if any provision of this Paragraph 
13.1(9 is contrary to any applicable law, then such provision shall be of no force or effect. 

(9) The discovery by Landlord that any financial statement given to Landlord 
by Tenant, any assignee of Tenant, any subtenant of Tenant, any successor in interest of 
Tenant or any guarantor of Tenant’s obligation hereunder was materially false. 

(h) Any transaction following which, in Landlord’s good faith determination, (i) 
Tenant would have a negative net worth, (ii) Tenant would be insolvent, (iii) Tenant or all or 
substantially all of Tenant’s assets would be liable, or potentially could become liable, for the 
indebtedness of another in excess, as applicable, of Tenant’s ability to pay or the value of such 
assets of Tenant, or (iv) Tenant or all or substantially all of Tenant’s assets would be liable, or 
potentially could become liable, jointly and severally with one or more other parties for 
indebtedness in excess of Tenant’s ability to pay or the value of such assets of Tenant. 

(i) [intentionally omitted] 

(j) [intentionally omitted] 

Remedies. If Tenant defaults hereunder and fails to cure such default within any 
applicable notice and cure period, then, in addition to any other rights or remedies Landlord may 
have under any law, Landlord shall have the right, at Landlord’s option, without further notice or 
demand of any kind to do the following: 

13.2 

(a) Terminate this Lease and Tenant’s right to possession thereof, and 
Tenant shall have no further claim to the Premises under this Lease. To the extent waivable, 
Tenant hereby waives the protection available under the California Code of Civil Procedure 55 
1 174 and 1 179 and any related sections presently existing or hereinafter enacted; or 

Continue this Lease in full force and effect, reenter and occupy the 
Premises for the account of Tenant and collect any unpaid rental or other charges which have 
or may thereafter become due and payable. The purpose of this Paragraph 13.2(b) is to give 
Landlord the remedy described in California Civil Code Section 1951.4 (lessor may continue 
lease in effect after lessee’s breach and abandonment and recover rent as it becomes due, if 
lessee has right to sublet or assign, subject only to reasonable limitations); it being agreed that 
the restrictions imposed by this Lease on Tenant’s right to sublet or assign are reasonable; or 

(c) Reenter the Premises under the provisions of Subparagraph 13.2(b) 
above and thereafter elect to terminate this Lease and Tenant’s right to possession of the 
Premises. 

(b) 
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Should Landlord reenter the Premises under the provisions of Subparagraphs 13.2(b) or 13.2(c) 
above, Landlord shall not be deemed to have terminated this Lease or the obligation of Tenant 
to pay any rental or other charges thereafter accruing, unless Landlord notifies Tenant in writing 
of Landlord’s election to terminate this Lease. If Landlord reenters or retakes possession of the 
Premises, then Landlord shall have the right, but not the obligation to remove all or any part of 
the personal property in the Premises and to place such property in storage at a public 
warehouse at the expense and risk of Tenant. 

Should Landlord elect to terminate this Lease under the provisions of Subparagraph 13.2(a) or 
13.2(c) above, Landlord may recover as damages from Tenant the following: 

(i) The worth at the time of award of any unpaid rental which had 
been earned at the time of termination; plus 

(ii) The worth at the time of the award of the amount by which the 
unpaid rent which would have been earned after termination until the time of award exceeds the 
amount of such rental loss that Tenant proves could be reasonably avoided; plus 

(iii) The worth at the time of the award of the amount by which the 
unpaid rental for the balance of the term after the time of award exceeds the amount of such 
rental loss that Tenant proves could be reasonably avoided; plus 

(iv) Any other amount necessary to compensate Landlord for all 
detriment proximately caused by Tenant’s failure to perform its obligations under this Lease or 
which in the ordinary course of things would be likely to result therefrom, including but not 
limited to any costs or expenses including attorneys’ fees, incurred by Landlord in (a) retaking 
possession of the Premises, (b) maintaining the Premises after Tenant’s default, (c) preparing 
the Premises for reletting to a new lessee including any repairs or alterations, and (d) reletting 
the Premises including, but not limited to, brokers’ commissions, regardless of whether the new 
lease term extends beyond the remainder of this Lease term. 

“The worth at the time of the award,” as used in (1) and (2) above, is to be computed by 
allowing interest at the maximum rate permitted by law. “The worth at the time of award,” as 
used in (3) above, is to be computed by discounting the amount at a rate equal to the sum of the 
discount rate of the Federal Reserve Bank situated nearest to the location of the Premises at 
the time of the award plus one percent (1%) per annum. Acceptance of rental by Landlord 
subsequent to any breach hereof shall not be deemed a waiver of any preceding breach other 
than the failure to pay the particular rental so accepted, regardless of Landlord’s knowledge of 
any breach at the time of such acceptance of rental. Landlord shall not be deemed to have 
waived any term, covenant or condition unless Landlord gives Tenant written notice of such 
waiver. 

13.3 Default by Landlord. Landlord shall not be in default unless Landlord fails to 
perform obligations required of Landlord within 30 days after written notice by Tenant to 
Landlord and to the holder of any mortgage or deed of trust covering the Premises whose 
names and addresses shall have theretofore been furnished to Tenant in writing, specifying 
wherein Landlord has failed to perform such obligation; provided, however, that if the nature of 
Landlord’s obligation is such that more than 30 days are required for performance, then 
Landlord shall not be in default if Landlord commences performance within such 30 day period 
and thereafter diligently prosecutes the same to completion but in no event longer than 90 days. 
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13.4 Late Charges. Tenant hereby acknowledges that late payment by Tenant to 
Landlord of rent and other sums due hereunder will cause Landlord to incur costs not 
contemplated by this Lease, the exact amount of which will be extremely difficutt to ascertain. 
Such costs include, but are not limited to, processing and accounting charges, and late charges 
which may be imposed on Landlord by the terms of any mortgage or trust deed covering the 
Premises. Accordingly, if any installment of rent or any other sum due from Tenant shall not be 
received by Landlord or Landlord’s designee within 10 days after such amount shall be due, 
then, without any requirement for notice to Tenant, Tenant shall pay to Landlord a late charge 
equal to ten percent (10%) of such overdue amount. The parties hereby agree that such late 
charge represents a fair and reasonable estimate of the costs Landlord will incur by reason of 
late payment by Tenant. Acceptance of such late charge by Landlord shall neither constitute a 
waiver of Tenant’s default with respect to such overdue amount, nor prevent Landlord from 
exercising any of the other rights and remedies granted hereunder. If a late charge is payable 
hereunder, whether or not collected, for three (3) consecutive installments of rent, then rent 
shall automatically become due and payable quarterly in advance, rather than monthly, 
notwithstanding Paragraph 4 or any other provision of this Lease to the contrary. 

13.5 Impounds. If a late charge is payable hereunder, whether or not collected, for 
three (3) consecutive installments of rent or for three (3) consecutive installments of other 
monetary obligations of Tenant under the terms of this Lease, then Tenant shall pay to 
Landlord, if Landlord shall so request, in addition to any other payments required under this 
Lease, a monthly advance installment (as estimated by Landlord) payable at the same time as 
the monthly rents for real property tax and insurance expenses on the Premises which are 
payable by Tenant under the terms of this Lease. Such fund shall be established to insure 
payment when due, before delinquency, of any or all such real property taxes and insurance 
premiums. If the amounts paid to Landlord by Tenant under the provisions of this paragraph are 
insufficient to discharge the obligations of Tenant to pay such real property taxes and insurance 
premiums as the same become due, then Tenant shall pay to Landlord, upon Landlord’s 
demand, such additional sums necessary to pay such obligations. All moneys paid to Landlord 
under this paragraph may be intermingled with other moneys of Landlord and shall not bear 
interest for the benefit of Tenant. If Tenant defaults in the performance of Tenant’s obligations 
under this Lease, then any balance remaining from funds paid to Landlord under the provisions 
of this paragraph may, at the option of Landlord, be applied to the payment of any monetary 
default of Tenant in lieu of being applied to the payment of real property tax and insurance 
premiums. 

14. Condemnation. If the Premises or any portion thereof are taken under the power of 
eminent domain, or sold under the threat of the exercise of said power (all of which are herein 
called “condemnation”), then this Lease shall terminate as to the part so taken as of the date the 
condemning authority takes title or possession, whichever first occurs. If more than twenty-five 
percent (25%) of the Premises is taken by condemnation, then Tenant may, at Tenant’s option 
to be exercised in writing within 10 days after Landlord shall have given Tenant written notice of 
such taking (or in the absence of such notice, within 10 days after the condemning authority 
shall have taken possession), terminate this Lease as of the date the condemning authority 
takes such possession. If Tenant does not terminate this Lease in accordance with the 
foregoing, then this Lease shall remain in full force and effect as to the portion of the Premises 
remaining, except that the rent shall be reduced in the proportion that the floor area of the 
Premises taken bears to the total floor area of the Premises prior to such taking. Any award for 
the taking of all or any part of the Premises under the power of eminent domain or any payment 
made under threat of the exercise of such power shall be the property of Landlord, whether 
such award shall be made as compensation for diminution in value of the leasehold or for the 
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taking of the fee or as severance damages. If this Lease is not terminated by reason of such 
condemnation, then Landlord shall, to the extent of severance damages received by Landlord in 
connection with such condemnation, repair any damage to the Premises caused by such 
condemnation except to the extent that Tenant has been reimbursed therefor by the 
condemning authority. Tenant shall pay any amount in excess of such severance damages 
required to complete such repair. Landlord and Tenant each waives the provisions of California 
Code of Civil Procedure 1265.130. 

15. No Brokers. Tenant and Landlord each hereby represents and warrants to the other 
that the representing party knows of no other real estate broker or agent who is entitled to, or 
who shall claim, a commission or other compensation in connection with this Lease. 

16. Estoppel Certificate. 

16.1 At any time upon not less than 30 days’ prior written notice from Landlord, any of 
Landlord’s lenders or Tenant, the other party shall execute, acknowledge and deliver to the 
requesting party a statement in writing (i) certifying that this Lease is unmodified and in full force 
and effect (or, if modified, stating the nature of such modification and certifying that this Lease, 
as so modified, is in full force and effect) and the date to which the rent and other charges are 
paid in advance, if any, and (ii) acknowledging that there are not any uncured defaults on the 
part of any party hereunder, or specifying such defaults if any are claimed. Any such statement 
may be conclusively relied upon by the requesting party and by others with whom the 
requesting party may be dealing, including, but not limited to, any prospective ground lessor, 
purchaser or encumbrancer of the Premises. 

16.2 Tenant’s failure to deliver such statement in accordance with this Paragraph 16 
shall, at Landlord’s option, be a material breach of this Lease or shall be conclusive upon 
Tenant that (i) this Lease is in full force and effect, without modification except as may be 
represented by Landlord, (ii) there are no uncured defaults in Landlord’s performance, (iii) not 
more than one (1) month’s rent has been paid in advance, and (iv) the security deposit (if any) 
has not been increased from the numerical amount stated in Paragraph 5. 

17. Landlord’s Liability. The term “Landlord” as used herein shall mean only the owner or 
owners at the time in question of the fee title or a lessee’s interest in a ground lease of the 
Premises, and if any transfer of such title or interest occurs, then Landlord herein named (and, 
in case of any subsequent transfers, then each grantor thereof) shall be relieved from and after 
the date of such transfer of all liability relating to Landlord’s obligations thereafter to be 
performed, provided that any funds in the hands of Landlord (or the then grantor at the time of 
such transfer) in which Tenant has an interest shall be delivered to the grantee. The obligations 
contained in this Lease to be performed by Landlord shall, subject as aforesaid, be binding on 
Landlord’s successors and assigns only during their respective periods of ownership. 
Notwithstanding anything in this Lease to the contrary, Landlord shall have no personal liability 
under any provision of this Lease, Tenant hereby agreeing to look solely to Landlord’s estate in 
the Premises for recourse and/or recovery for any claim, damage, liability, or other amount 
arising under, relating to, or in connection with Tenant’s occupancy of and/or tenancy in the 
Premises. 

18. Severability. The invalidity of any provision of this Lease, as determined by a court of 
competent jurisdiction, shall in no way affect the validity of any other provision hereof. If any 
provision of this Lease is determined to be invalid, then it shall be revised so that it is most like 
the provision determined to be invalid but so as to be enforceable. 
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19. Interest on Past-due Obligations. Except as expressly herein provided, any amount 
due to Landlord not paid when due shall bear interest at the lesser of twelve percent (12%) per 
annum and the maximum rate then allowable by law from the date due. Payment of such 
interest shall not excuse or cure any default by Tenant under this Lease. 

20. Time of Essence. Time is of the essence in each and every term hereof. 

21. [intentionally omitted] 

22. Incorporation of Prior Agreements; Amendments. This Lease contains all 
agreements of the parties with respect to any matter mentioned herein. No prior agreement or 
understanding pertaining to any such matter shall be effective. This Lease may be modified only 
by a writing signed by the parties in interest at the time of the modification. This Lease shall be 
construed neutrally and not against the drafter. Except as otherwise stated in this Lease, Tenant 
hereby acknowledges that neither Landlord nor any employees or agents of Landlord has made 
any oral or written warranties or representations to Tenant relative to the condition or use by 
Tenant of said Premises, and Tenant acknowledges that Tenant assumes all responsibility 
regarding the Occupational Safety Health Act, the legal use and adaptability of the Premises, 
and the compliance thereof with all applicable laws and regulations, including, without limitation, 
the Americans with Disabilities Act, in effect during the term of this Lease except as otherwise 
specifically stated in this Lease. 

23. Notices. Any notice, consent, approval, etc., required or permitted to be given 
hereunder shall only be in writing and may be given by: (i) personal delivery; (ii) a nationally 
recognized overnight courier, such as Federal Express or other similar delivery service; (iii) 
certified mail, return receipt requested; or (iv) facsimile with an original given promptly thereafter 
in any one of the manners set forth in (i) through (iii) above, and shall be deemed sufficiently 
given if addressed to Tenant or to Landlord at the address noted below the signature of the 
respective parties, as the case may be ,  and shall be deemed given (A) upon receipt in the case 
of personal delivery, (B) one business day after delivery to such a courier or service if sent 
pursuant to clause (ii) and (C) three business days after deposit in the mail if sent pursuant to 
clause (iii) and (D) upon receipt if sent pursuant to clause (iv). Either party may by notice to the 
other specify a different address for notice purposes except that upon Tenant’s taking 
possession of the Premises, the Premises shall constitute Tenant’s address for notice purposes. 
A copy of all notices required or permitted to be given to Landlord hereunder shall be 
concurrently transmitted to Resch Polster & Berger LLP, at 9200 Sunset Boulevard, Ninth Floor, 
Los Angeles, California 90069-3604, Attention: Real Estate Notices (JAR/DG) (and also given 
by facsimile to 31 0/552-3209), and to American Capital Strategies, Ltd., 5425 Wisconsin 
Avenue, Suite 600 Chevy Chase, MD 20815, Attn: Andrew Flesch, Fax: 301.968.9684 and to 
other such party or parties at such addresses as Landlord may from time to time hereafter 
designate by notice to Tenant. A copy of all notices required or permitted to be given to Tenant 
hereunder shall be concurrently transmitted to Long Beach City Attorney’s Office, 333 W. Ocean 
Boulevard, 1 I th Floor, Long Beach, California 90802-4664 Attention: Richard F. Anthony (and 
also given by facsimile to (562) 436-1579), and to other such party or parties at such addresses 
as Tenant may from time to time hereafter designate by notice to Landlord. 

24. Waiver. No waiver by either party of any provision hereof shall be deemed a waiver of 
any other provision hereof or of any subsequent breach by the other party of the same or any 
other provision. A party’s consent to, or approval of, any act shall not be deemed to render 
unnecessary the obtaining of such party’s consent to or approval of any concurrent or 
subsequent act by the other party. The acceptance of rent hereunder by Landlord shall not be a 
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waiver of any preceding breach by Tenant of any provision hereof other than the failure of 
Tenant to pay the particular rent so accepted, regardless of Landlord’s knowledge of such 
preceding breach at the time of acceptance of such rent. 

25. Recording. Tenant shall, but only upon request of Landlord, execute, acknowledge and 
deliver to Landlord a “short form” memorandum of this Lease for recording purposes. Otherwise, 
neither this Lease nor any memorandum of this Lease shall be recorded. 

26. Holding Over. If for any reason Landlord and Tenant agree, each in their sole and 
absolute discretion, that Tenant may remain at the Premises after the Termination Date, then 
such extension shall be only on a month to month basis, and such agreement for extension 
shall be valid only if in writing, signed by both Landlord and Tenant, and such occupancy shall 
be upon all the provisions of this Lease pertaining to the obligations of Tenant, except that 
Tenant shall pay rent as follows: (A) base rent of 15 cents per square foot of the ground area of 
the Premises per month, which shall be paid monthly, in advance, on the first day of each 
calendar month (prorated on a per diem basis for any partial calendar months) plus (B) one 
hundred fifty percent (150%) of the rents and other sums otherwise due under Paragraphs 10.1, 
36 and 37. The foregoing provisions are in addition to and do not affect Landlord’s right of re- 
entry or any other rights or remedies of Landlord hereunder or as otherwise provided at law or in 
equity, or both. Tenant shall indemnify, defend and hold Landlord harmless from and against 
any and all losses, costs, damages and liabilities (including attorneys’ fees and costs, and court 
costs) arising out of or in connection with any delay by Tenant in surrendering and vacating the 
Premises, including, without limitation, any claims made by any succeeding tenant based on 
any delay and any liabilities arising out of or in connection with these claims, and Landlord’s 
damages should any such succeeding tenant cancel its lease based upon such holding over by 
Tenant. Nothing in this Paragraph 26 shall be deemed to permit Tenant to retain possession of 
the Premises after the Termination Date or the sooner termination of the term. No action, verbal 
agreement or acquiescence by conduct by either party shall, in any case, ever result in an 
extension being longer than an extension for one month. 

27. Cumulative Remedies. No submittal of this Lease to Tenant or any representative of 
Tenant by or on behalf of Landlord shall grant to Tenant any option or other right to enter into 
this Lease with Landlord or otherwise to lease the Premises. Instead, and subject to Paragraph 
35, this Lease shall not be binding upon the parties unless and until Landlord and Tenant, each 
in their respective sol discretion, have executed and delivered to the other a copy of this Lease. 
No remedy or election hereunder shall be deemed exclusive but shall, wherever possible, be 
cumulative with all other remedies at law or in equity. 

28. Binding Effect; Choice of Law. Subject to any provisions hereof restricting assignment 
or subletting by Tenant and subject to the provisions of Paragraph 17, this Lease shall bind the 
parties, their personal representatives, successors and assigns. This Lease shall be governed 
by the laws of the State of California. 

29. Subordination. 

29.1 This Lease, at Landlord’s option, shall be subordinate to any ground lease, 
mortgage, deed of trust, or any other hypothecation or security now or hereafter placed upon 
the real property of which the Premises are a part and to any and all advances made on the 
security thereof (each, a “Landlord Mortgage”) and to all renewals, modifications, 
consolidations, replacements and extensions thereof, including, without limitation, that certain 
deed of trust in favor of American Capital Strategies, Ltd. The provisions of this paragraph shall 
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be self-operative, and no further instrument shall be required to effect such subordination. 
Notwithstanding such subordination, Tenant’s right to quiet possession of the Premises shall not 
be disturbed if Tenant is not in default and so long as Tenant shall pay the rent and observe and 
perform all of the provisions of this Lease, unless this Lease is otherwise terminated pursuant to 
its terms. If any mortgagee, trustee or ground lessor (each, a ”Landlord Mortgagee”) shall elect 
to subordinate the lien of its Landlord Mortgage to this Lease, and shall give written notice 
thereof to Tenant, then this Lease shall be deemed prior to such Landlord Mortgage, whether 
this Lease is dated prior or subsequent to the date of said Landlord Mortgage or the date of 
record in g the re of. 

29.2 Tenant agrees to execute any documents required to effectuate an attornment, a 
subordination, or to make this Lease prior to the lien of any Landlord Mortgage. Tenant’s failure 
to execute such documents within 30 days after written demand shall constitute a material 
default by Tenant hereunder, or, at Landlord’s option, Landlord shall execute such documents 
on behalf of Tenant as Tenant’s attorney-in-fact. Tenant does hereby make, constitute and 
irrevocably appoint Landlord as Tenant’s attorney-in-fact and in Tenant’s name, place and 
stead, to execute such documents in accordance with this Paragraph. 

29.3 Tenant shall not seek to enforce any remedy it may have for any default on the 
part of Landlord without first giving written notice by certified mail, return receipt requested, 
specifying the default in reasonable detail to any Landlord’s Mortgagee whose address has 
been previously given to Tenant, and affording such Landlord’s Mortgagee a reasonable 
opportunrty to perform Landlord’s obligations under the Lease. Notwithstanding any such 
attornment or subordination of a Landlord Mortgage to the Lease, Landlord’s Mortgagee shall 
not be liable for any acts of any previous landlord that are not continuing and shall not be 
obligated to install or pay for any Tenant improvements, relocation payments or advance 
payments of Rent made more than one (1) month in advance. 

30. Attorneys’ Fees. If Landlord or Tenant brings an action to enforce the terms hereof or to 
declare rights hereunder, the prevailing party in any such action, on trial or appeal, shall be 
entitled to its reasonable attorneys’ fees and expenses to be paid by the losing party as fixed by 
the court. 

31. Landlord’s Access. Landlord and Landlord’s agents and lenders shall have the right to 
enter the Premises at reasonable times and, if Tenant’s business at the Premises is not 
generally open to the public, upon reasonable notice to Tenant (except in the case of an 
emergency, in which event Landlord, its agents and lenders may enter at any time without 
notice) for the purpose of inspecting the same, showing the same to prospective purchasers, 
lenders, or lessees, and making such alterations, repairs, improvements or additions to the 
Premises as Landlord may deem necessary or desirable, all without rebate of rent or liability to 
Tenant. At any time, Landlord may place any ordinary “For Sale” and “For Lease” signs on or 
about the Premises, alt without rebate of rent or liability to Tenant. 

32. Auctions. Tenant shall not conduct, nor permit to be conducted, either voluntarily or 
involuntarily, any auction upon the Premises without first having obtained Landlord’s prior 
written consent. 

33. Signs and Awnings. Tenant shall not place any sign or awning upon the Premises 
without (i) Landlord’s prior written consent, which consent shall not be unreasonably withheld 
and (ii) all applicable municipal or other governmental approvals having been first obtained; it 
being agreed, without limitation, that it would be reasonable for Landlord to withhold its consent 
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to any proposed exterior signage or awning of Tenant that (a) would account for more than 
Tenant’s proportionate share, Le., the percentage set forth in Paragraph 36, of the total exterior 
signage or awnings allowed by law for the entire Property or (b) would not be considered an 
Alteration and, without limitation, would not be consistent with any already existing exterior 
signage or awnings at the Property. Any sign or awning placed upon the Premises shall be 
consistent with other signs or awnings placed on the Property. Landlord may require that Tenant 
remove any or all of said signs or awnings at the expiration of the term, and restore the 
locations of the signs and awnings to their condition prior to such signs or awnings having been 
affixed. Tenant shall be solely responsible for all costs associated with any such signs or 
awnings, including but not limited to any costs associated with said signs or awnings’ removal 
and restoration of the Premises in connection therewith. 

34. Merger. The voluntary or other surrender of this Lease by Tenant, or a mutual 
cancellation thereof, or a termination by Landlord, shali not work a merger, and shall, at the 
option of Landlord, terminate all or any existing subtenancies or may, at the option of Landlord, 
operate as an assignment to Landlord of any or all of such subtenancies. 

35. Guarantor. [intentionally omitted] 

36. Multiple Tenant Property. The Premises are part of a larger property. Therefore, 
Tenant agrees that it will conduct its business so as not to interfere with the operations of any 
other occupant of the Property. Without limiting the generality of the foregoing, Tenant will abide 
by, keep and observe all reasonable rules and regulations which Landlord may make from time 
to time for the management, safety, care, and cleanliness of the Premises and grounds, the 
parking of vehicles and the preservation of good order therein as well as for the convenience of 
other occupants and tenants of the Property. The violations of any such rules and regulations 
shall be deemed a material breach of this Lease by Tenant. In addition, if any maintenance, 
repairs or alterations are required which affect the Property generally, then Tenant shall pay its 
pro rata share thereof equal to 19.5% (being the quotient of the area comprising the Premises 
divided by the area of the entire Property), provided, however, that Tenant shall be solely 
responsible for (a) any such maintenance or repair occasioned by Tenant’s own negligence 
(except if and to the extent of any insurance proceeds actually paid under any insurance policy 
carried by the insuring party) or willful misconduct or (b) any capital expenditures or other legal 
compliance work required as a result of Tenant’s performing any Alterations. 

37. Triple Net. Except for Landlord’s express obligations under this Lease, this Lease shall 
be a “triple net” lease, which means that Tenant shall pay each and every cost customarily 
associated with or relating to the ownership, management, maintenance, and operation of the 
Premises. The parties intend by this provision that Landlord shall not bear any expenses 
associated with the Premises, all of which shall be paid by Tenant as they fall due, including the 
costs of management, maintenance, and operation of the Property and its components, the 
costs of insurance policies obtained pursuant to this Lease (and associated deductible 
amounts), and personal and real property taxes relating to the Property. Where there is a cost 
or expense to be borne by Tenant pursuant to this Lease which is not separately billed or 
itemized as to the Premises (either to Landlord or Tenant), Tenant’s prorated share or 
reasonable allocation thereof shall be deemed to be 19.5% (being the quotient of the area 
comprising the Premises divided by the area of the entire Property), except if (a) a different 
percentage is set forth in this Lease in which case such percentage shall be utilized or (b) 
Landlord, from time to time, shall reasonably determine, as to any such item, that another 
percentage more properly reflects Tenant’s share of such item. Landlord may, but need not, 
require Tenant, from time to time, to pay a monthly estimate to Landlord for the costs to be paid 
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by Tenant pursuant to this paragraph. If and at such time or times as Landlord may do so, then 
Landlord will periodically, but no less frequently than annually, reconcile any such monthly 
estimated payments and any other payments that Tenant may have made with respect to any 
such costs to Tenant’s actual share of such costs, following which Tenant or Landlord, as 
applicable, shall promptly make any equalizing payment to the other as may be necessary to 
implement such reconciliation. Alternatively, Landlord, from time to time, may elect to bill Tenant 
for its prorated share of any item(s) of expense as incurred or paid by Landlord, and Tenant 
shall promptly pay its share thereof to Landlord. 

38. Security Measures. Tenant hereby acknowledges that the rent payable to Landlord 
hereunder does not include the cost of guard services or other security measures, and that 
Landlord shall have no obligation whatsoever to provide same. Tenant assumes all 
responsibility for the protection of Tenant’s property and property under Tenant’s control, and for 
the protection of Tenant and its principals, employees, agents and invitees from any acts of third 
parties. 

39. Easements. Landlord reserves to itself the rights, from time to time, to grant such 
easements, rights and dedications that Landlord deems necessary or desirable, and to cause 
the recordation of Parcel Maps and restrictions, so long as such easements, rights, dedications, 
Maps and restrictions do not unreasonably interfere with Tenant’s use of the Premises as 
permitted by this Lease. Tenant, solely in its capacity as Tenant and not in its capacity as a local 
government, shall sign any of the aforementioned documents upon request of Landlord, and 
failure to do so shall constitute a material breach of this Lease. 

40. Force Majeure. Each of Landlord and Tenant shall be excused from whatever 
obligation or covenant applicable to such party under this Lease, if, after using all commercially 
reasonable efforts, such party is not actually capable of performing or observing such obligation 
or covenant, or causing to such obligation or covenant to be performed or observed, as a direct 
result of: (a) the inability to fulfill, or delay in fulfilling, any of its obligations under this Lease by 
reason of war, civil disobedience, strike, other labor trouble, governmental preemption of 
priorities or other controls in connection with a national or other public emergency, or shortages 
of fuel, supplies or labor resulting therefrom, or any other cause, whether similar or dissimilar to 
the above, beyond its reasonable control; or (b) any failure or defect in the supply, quantity or 
character of electricity or water furnished to the Premises, by reason of any requirement, act or 
omission of the public utility or others furnishing the Project, or any part thereof, with electricity 
or water, or for any other reason, whether similar or dissimilar to the above, beyond Landlord’s 
or Tenant’s reasonable control. If this Lease specifies a time period for performance of an 
obligation, then, unless the relevant provision explicitly provides otherwise, that time period shall 
be extended by the period of any delay in such performance caused by any of the events of 
force majeure described above, whether or not such provision makes explicit reference to this 
Paragraph 40. Notwithstanding the foregoing, in no event shall the time for payment of rents or 
payment of other financial obligations be extended or delayed. 

41. Performance Under Protest. If a dispute arises at any time as to any amount or sum of 
money to be paid by one party to the other under the provisions hereof, then the party against 
whom the obligation to pay the money is asserted shall have the right to make payment “under 
protest,” such payment shall not be regarded as a voluntary payment, and there shall survive 
the right on the part of said party to institute suit for recovery of such sum. If it shall be adjudged 
that there was no legal obligation on the part of said party to pay such sum or any part thereof, 
then said party shall be entitled to recover such sum or so much thereof as it was not legally 
required to pay under the provisions of this Lease. 
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42. Authority. If Tenant is a corporation, trust, partnership or other entity, then each 
individual executing this Lease on behalf of such entity represents and warrants that he or she 
is duly authorized to execute and deliver this Lease on behalf of said entity, and that such 
execution is binding upon all parties holding a possessory interest in the Premises. If Tenant is 
a corporation, trust partnership or other entity, then Tenant shall, within 10 days after execution 
of this Lease, deliver to Landlord evidence of such authority satisfactory to Landlord. 

43. Conflict. Any conflict between the printed provisions of this Lease and the typewritten or 
handwritten provisions shall be controlled by the typewritten or handwritten provisions. 

44. Consent. Wherever the consent or approval of Landlord is required or permitted 
hereunder it may be given or withheld in Landlord’s reasonable discretion unless specified 
otherwise. 

45. Definition of Terms. The terms “including,” “include,“ and other words of similar import 
are deemed to be descriptive only (unless specified otherwise), and shall not be limiting in any 
manner whatsoever. The term “hazardous material” means any substance defined as a toxic or 
hazardous substance or material by any applicable federal, state, or local law, regulation, or 
order. 

46. Waiver of Jury Trial. If and to the extent permitted by law, Landlord and Tenant each 
hereby waives any right to a trial by jury arising out of or in connection with this Lease. Tenant 
acknowledges and agrees that it has read and understood, and has had the opportunity to have 
its own legal counsel explain to it, the meaning of this provision. 

47. Compliance with Historic Designation Requirements. If the Premises should at any 
time be deemed to be subject to any historic preservation or other ordinances, statutes, or other 
legal requirements, including, without limitation, specific to any area in which the Premises are 
located, then Tenant shall comply with all terms and conditions of same, including, without 
limitation, any terms and conditions concerning the appearance, maintenance or improvements 
of the faGade, signage or other exterior portions of the Premises. 

48. Survival of Obligations. All obligations of Tenant which either (a) by their nature arise 
on or after the expiration or earlier termination of this Lease, or (b) have not been satisfied on or 
before the expiration or earlier termination of this Lease, shall survive any expiration or earlier 
termination of this Lease. 

49. Artwork. To ensure compliance with California laws regarding rights of artists, Tenant 
will not (i) alter or modify any piece of artwork which is currently installed within the Premises 
without obtaining (a) Landlord’s express written consent, which Landlord may withhold in its sole 
discretion, and (b) the artist’s express written waiver of his/her rights under California laws in a 
form acceptable to Landlord or (ii) install any artwork of any nature in the Premises which 
cannot be removed without damage or destruction to the artwork. 

LANDLORD AND TENANT HAVE CAREFULLY READ AND REVIEWED THIS LEASE 
AND EACH TERM AND PROVISION CONTAINED HEREIN AND, BY EXECUTION OF THIS 
LEASE, SHOW THEIR INFORMED AND VOLUNTARY CONSENT THERETO. THE PARTIES 
HEREBY AGREE THAT, AT THE TIME THIS LEASE IS EXECUTED, THE TERMS OF THIS 
LEASE ARE COMMERCIALLY REASONABLE AND EFFECT THE INTENT AND PURPOSE 
OF LANDLORD AND TENANT WITH RESPECT TO THE PREMISES. 
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IF THIS LEASE HAS BEEN FILLED IN IT HAS BEEN PREPARED FOR SUBMISSION 
TO YOUR ATTORNEY FOR HIS APPROVAL. NO REPRESENTATION OR 
RECOMMENDATION IS MADE BY LANDLORD OR BY THE REAL ESTATE BROKER OR 
ITS AGENTS OR EMPLOYEES AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT, OR 
TAX 

CONSEQUENCES OF THIS LEASE OR THE TRANSACTION RELATING THERETO. 
THE PARTIES SHALL RELY SOLELY UPON THE ADVICE OF THEIR OWN LEGAL 
COUNSEL AS TO THE LEGAL AND TAX CONSEQUENCES OF THIS LEASE. 

The parties hereto have executed this Lease as of the date set forth above. 

LANDLORD: LCW Yard, LLC, 

Add ress : 

copy to: 

TENANT. 

Address: 

2101 Rosecrans Ave, Suite 3280 
El Segundo, CA 90245 
Attention: Jeff Berger 
Facsimile 31 0-640-6866 

3626 Long Beach Boulevard 
Long Beach, CA 90807 
Attention: Tom Dean 
Fax (562) 427-0368) 

333 West Ocean Boulevard 
Long Beach, California 90802 

a Delaware limited liability company 

By: LCW Partners, LLC, 
a Delaware limited liability company 
its sole member 

By:LCW Holdings, LLC, 
a Delaware limited liability company, 
its sole membet i  

City of 

BY 
Its: City Manager 

Attent'on: Cit Manager 
Fax: In%) 541?v*7bfi 
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Exhibit A 

[Site Plan for the Premises] 

[See Attached] 
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Exhibit B 

Legal Description of Entire Property Owned by Landlord 

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE COUNTY OF LOS 
ANGELES, STATE OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS: 

PARCEL 1: 

LOTS 36 TO 48, INCLUSIVE, IN BLOCK 8 OF THE TOWN OF SEABRIGHT, IN THE CITY OF 
LONG BEACH, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP 
RECORDED IN BOOK 23 PAGE 43, ET SEQ., AND IN BOOK 55 PAGE 2, BOTH OF 
MISCELLANEOUS RECORDS, IN THE OFFICE OF THE COUNTY RECORDER OF LOS 
ANGELES COUNTY. 

TOGETHER WITH THAT PORTION OF ANAHEIM STREET, VACATED BY CITY OF LONG 

CONVEYANCE OF THE ABOVE DESCRIBED LAND. 
BEACH RESOLUTION NO. C-5722, WHICH WOULD PASS BY OPERATION OF LAW WITH A 

TOGETHER WITH THAT CERTAIN ALLEY VACATED BY THE CITY OF LONG BEACH 

OFFICIAL RECORDS OF SAID COUNTY. 
RESOLUTION NO. C-13298 RECORDED NOVEMBER 2, 1951 AS INSTRUMENT NO. 2108 OF 

TOGETHER WITH THAT PORTION OF THAT CERTAIN ALLEY LOCATED WITHIN SAID 

OCTOBER 2, 2007, RECORDED DECEMBER 28, 2007 AS INSTRUMENT NO. 20072857194 AND 
OCTOBER 20, 2009 AS INSTRUMENT NO. 20091586470, BOTH OF OFFICIAL RECORDS OF 
SAID COUNTY. 

BLOCK, VACATED BY THE CITY OF LONG BEACH RESOLUTION NO. RES-07-0133 ON 

EXCEPT THAT PORTION OF SAID LOT 36 DESCRIBED AS FOLLOWS: 

BEGINNING AT THE SOUTHWEST CORNER OF SAID LOT 36: THENCE EAST ALONG THE 
SOUTH LINE OF SAID LOT, 0.38 FEET; THENCE NORTHERLY 182.26 FEET TO A POINT IN 
THE NORTH LINE OF SAID LOT 36, DISTANT THEREON 1.22 FEET EAST FROM THE 
NORTHWEST CORNER THEREOF; THENCE WEST ALONG THE NORTH LINE OF SAID LOT, 
1.22 FEET TO THE NORTHWEST CORNER THEREOF; THENCE SOUTH ALONG THE WEST 
LINE OF SAID LOT 36,182.24 FEET, MORE OR LESS, TO THE POINT OF BEGINNING. 

ALSO EXCEPTING THEREFROM ALL OIL, GAS AND OTHER HYDROCARBONS LOCATED 
MORE THAN 100 FEET BELOW THE SURFACE OF SAID LAND. WITHOUT, HOWEVER, THE 
RIGHT TO ENTER SAID LAND WITHIN 100 FEET OF THE SURFACE THEREOF, AS RESERVED 
IN DEEDS RECORDED APRIL 4. 1951 AS INSTRUMENT NO. 1417, OCTOBER 24. 1951 AS 
INSTRUMENT NO. 363, AND OCTOBER 1, 1973 AS INSTRUMENT NO. 197, ALL OF OFFICIAL 
RECORDS. 
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PARCEL 2: 

LOTS 1 TO 13, INCLUSIVE, OF THE DELTA TRACT, IN THE CITY OF LONG BEACH, COUNTY 
OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 10 PAGE 143 
OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF LOS ANGELES COUNTY. 

EXCEPT THAT PORTION OF SAID LOT 13 DESCRIBED AS FOLLOWS: 

BEGINNING AT THE NORTHWEST CORNER OF SAID LOT; THENCE EASTERLY ALONG THE 
NORTH LINE OF SAID LOT, A DISTANCE OF 1.99 FEET; THENCE SOUTHERLY 150 FEET TO A 
POINT IN THE SOUTH LINE OF SAID LOT, DISTANT 1.29 FEET EASTERLY ALONG SAID 
SOUTH LINE FROM THE SOUTHWEST CORNER OF SAID LOT; THENCE WESTERLY ALONG 
SAID SOUTH LINE, 1.29 FEET TO THE SOUTHWEST CORNER; THENCE NORTHERLY ALONG 
THE WEST LINE OF SAID LOT 150 FEET TO THE POINT OF BEGINNING. 

ALSO EXCEPTING TITLE TO ALL STRUCTURES AND IMPROVEMENTS LOCATED UPON 
SAID LOTS 9, 10, 11, 12 AND 13, TOGETHER WITH THE RIGHT TO REMOVE THE SAME. AS 
RESERVED BY DORIAN H. FICKLING AND MELBA L. FICKLING IN DEED RECORDED 
OCTOBER 24.195 1 AS INSTRUMENT NO. 363 OF OFFICIAL RECORDS. 

ALSO EXCEPTING THEREFROM ALL OIL, GAS AND OTHER HYDROCARBONS LOCATED 
MORE THAN 100 FEET BELOW THE SURFACE OF SAID LAND, WITHOUT, HOWEVER, THE 
RIGHT TO ENTER SAID LAND WITHIN 100 FEET OF THE SURFACE THEREOF, AS RESERVED 
IN DEEDS RECORDED OCTOBER 24.1951 AS INSTRUMENT NO. 363, AND OCTOBER 1,1973 
AS INSTRUMENT NO. 197, BOTH OF OFFICIAL RECORDS. 

PARCEL 3: 

ALL OF BLOCKS 9 THROUGH 11, INCLUSIVE, OF THE TOWN OF SEABRIGHT, IN THE CITY 
OF LONG BEACH, COUNTY OF LOS ANGELES. STATE OF CALIFORNIA, AS PER MAP 
RECORDED IN BOOK 23 PAGE 43 ET SEQ. AND IN BOOK 55 PAGE 2, BOTH OF 
MISCELLANEOUS RECORDS. IN THE OFFICE OF THE COUNTY RECORDER OF SAID 
COUNTY, TOGETHER WITH THAT ALLEY VACATED IN SAID BLOCK 10 BY RESOLUTION 

CITY CLERK OF SAID CITY. 
NO. C-922 OF THE CITY OF LONG BEACH, ON JUNE 5. 1923, ON FILE IN THE OFFICE OF THE 

TOGETHER WITH THOSE CERTAIN STREETS AND ALLEYS LOCATED WITHIN SAID 

OCTOBER 2,2007, RECORDED DECEMBER 28, 2007 AS INSTRUMENT NO. 20072857194 AND 
OCTOBER 20, 2009 AS INSTRUMENT NO. 2009158FA70. BOTH OF OFFICIAL RECORDS OF 
SAID COUNTY. 

BLOCKS, VACATED BY THE CITY OF LONG BEACH RESOLUTION NO. RES-07-0133 ON 

EXCEPT THOSE PORTIONS OF SAID BLOCKS LYING WESTERLY OF THE EASTERLY RIGHT- 
OF-WAY OF THE LOS ANGELES COUNTY FLOOD CONTROL DISTRICT CHANNEL. 
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PARCEL 4: 

THOSE PORTIONS OF 14TH STREET (FORMERLY CHICAGO AVENUE). COWLES STREET 
(FORMERLY KANSAS AVENUE), 15TH STREET (FORMERLY CALIFORNIA AVENUE) AND 
16TH STREET (FORMERLY PACIFIC AVENUE) AS SHOWN ON THE MAP OF THE TOWN OF 
SEABRIGHT, IN THE CITY OF LONG BEACH, COUNTY OF LOS ANGELES, STATE OF 
CALIFORNIA, AS PER MAP RECORDED IN BOOK 23 PAGE 43 ET SEQ. AND IN BOOK 55 PAGE 
- 2, BOTH OF MISCELLANEOUS RECORDS, IN THE OFFICE OF THE COUNTY RECORDER OF 
SAID COUNTY, LYING WESTERLY OF THE WESTERLY LINE OF SAN FRANCISCO AVENUE 

OF THE LOS ANGELES COUNTY FLOOD CONTROL DISTRICT CHANNEL. 
(FORMERLY FRISCO STREET) AND LYING EASTERLY OF THE EASTERLY RIGHT-OF-WAY 

PARCEL 5: 

THOSE PORTIONS OF LOTS 7 AND 8 OF SUNSET VILLA TRACT NO. 1. IN THE CITY OF LONG 
BEACH, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN 
BOOK 10 PAGE 11 OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF THE COUNTY 
OF LOS ANGELES. LYING SOUTHERLY OF THE SOUTHERLY LINE OF PACIFIC COAST 
HIGHWAY, 100 FEET IN WIDTH. AS ESTABLISHED BY FINAL ORDER OF CONDEMNATION 
RECORDED IN BOOK 15501 PAGE 148 OF OFFICIAL RECORDS. IN THE OFFICE OF SAID 
COUNTY RECORDER; AND THAT EASTERLY PORTION OF LOT 6, SAID TRACT, LYING 
EASTERLY OF THE LOS ANGELES COUNTY FLOOD CONTROL CHANNEL, AS DESCRIBED 
IN DEED RECORDED IN BOOK 6890 PAGE 239 OF DEEDS, WITH A FRONTAGE OF 13.01 FEET 
ON SAID ESTABLISHED SOUTHERLY LINE OF PACIFIC COAST HIGHWAY AND 13.58 FEET 
ON ALLEY IN REAR OF SAID LOT 6: AND THAT PORTION OF LOT 9, SAID TRACT, 
BEGINNING AT A POINT ON THE WESTERLY LINE OF SAID LOT 9, LYING 20.02 FEET 
SOUTHERLY ALONG SAID WESTERLY LINE FROM THE SOUTHERLY LINE OF PACIFIC 
COAST HIGHWAY, 100 FEET IN WIDTH; THENCE NORTHERLY ALONG SAID WESTERLY 
LINE TO SAID SOUTHERLY LINE OF PACIFIC COAST HIGHWAY; THENCE EASTERLY 
ALONG SAID SOUTHERLY LINE OF PACIFIC COAST HIGHWAY, 20.02 FEET TO THE POINT 
OF CUSP OF A TANGENT CURVE CONCAVE SOUTHEASTERLY AND HAVING A RADIUS OF 
20 FEET; THENCE SOUTHWESTERLY ALONG SAID CURVE, AN ARC DISTANCE OF 31.44 
FEET TO THE POINT OF BEGINNING. 

TOGETHER WITH THAT PORTION OF THAT CERTAIN EAST-WEST ALLEY, 15 FEET WIDE, 
VACATED BY CITY OF LONG BEACH RESOLUTION NO. C-25238, RECORDED MARCH 3,1993 
AS INSTRUMENT NO. 93-406100 OF OFFICIAL RECORDS, WHICH WOULD PASS BY 
OPERATION OF LAW WITH A CONVEYANCE OF THE ABOVE DESCRIBED LAND. 

EXCEPT ALL OIL, GAS, MINERALS AND HYDROCARBON SUBSTANCES (WITHOUT RIGHT 
OF SURFACE ENTRY) AS RESERVED BY AARON EATON, ALSO KNOWN AS A. L. EATON 
AND ELSIE EATON, HUSBAND AND WIFE, IN DEED RECORDED APRIL 21, 1947 IN BOOK 
24408 PAGE 182 OF OFFICIAL RECORDS OF SAID COUNTY. 
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PARCEL 6: 

AN EASEMENT FOR LIGHT AND AIR OVER AND UPON THAT PORTION OF THE WESTERLY 
FIVE FEET OF LOT 9 IN SAID SUNSET VILLA TRACT NO. 1 LYING SOUTHERLY OF THAT 
PORTION OF SAID LOT 9 DESCRIBED IN PARCEL 5 .  

PARCEL 7: 

LOTS 36 TO 48 INCLUSIVE IN BLOCK 12 OF THE TOWN OF SEABRIGHT IN THE CITY 
OF LONG BEACH, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP 
RECORDED IN BOOK 23 PAGE 43 ET SEQ. AND IN BOOK 55 PAGE 2, BOTH OF 
MISCELLANEOUS RECORDS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID 
COUNTY. 

TOGETHER WITH THOSE CERTAIN STREETS AND ALLEYS LOCATED WITHIN SAID 

ON OCTOBER 2, 2007, RECORDED DECEMBER 28, 2007 AS INSTRUMENT NO. 
20072857194 AND OCTOBER 20, 2009 AS INSTRUMENT NO. 20091586470, BOTH OF 
OFFICIAL RECORDS OF SAID COUNTY. 

BLOCK, VACATED BY THE CITY OF LONG BEACH RESOLUTION NO. RES-07-0133 

EXCEPT THAT PORTION OF SAID LOT 36 LYING WESTERLY OF THE EASTERLY 

CHANNEL. 
RIGHT-OF-WAY OF THE LOS ANGELES COUNTY FLOOD CONTROL DISTRICT 
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