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SUBLEASE
THIS SUBLEASE is made and entered as of March 15, 2008, for reference

purposes only, pursuant to a minute order of the City Council of the City of Long Beach
adopted at its meeting on March 18, 2008 by and between the CITY OF LONG BEACH,
a municipal corporation (“Sublessor’), and MANAGED CAREER SOLUTIONS
(“Sublessee”).

WHEREAS, Sublessor leases property from Worldport, LLC, a Delaware
limited liability company (“Lessor”); and

WHEREAS, Sublessor entered an Assignment of Lease from the City of
Torrance dated as of October 16, 2007, attached as Exhibit “A,” for premises more
particularly described in said “Master Lease” and commonly known as 1851 North Gaffey
Street, San Pedro, California (“Premises”), a copy of said Master Lease is identified as
Exhibit “B” and attached hereto; and

WHEREAS, pursuant to Section 11 of the Master Lease, Sublessor has the
right to sublease all or any portion of the Premises to entities administering programs for
the permitted use;

NOW, THEREFORE, in consideration of the mutual terms, covenants, and
conditions contained herein, the parties agree as follows:

1. PREMISES. The Sublessor hereby subleases to the Sublessee and
the Sublessee hereby hires from the Sublessor those certain premises with
appurtenances situated in the City of San Pedro, County of Los Angeles, California, and
more particularly described as follows: Approximately two hundred (200) square feet of
leased office space located at 1851 North Gaffey Street, as shown on Exhibit “C”
attached hereto and incorporated herein by this reference into this Sublease. Sublessor
makes no warranties about the nature or condition of the Premises. Sublessee hereby
waives any and all claims or causes of action for damages or performance against
Sublessor for failure of the Premises to conform with Exhibit “C”. Sublessee agrees that

its only remedy against Sublessor for failure of the Premises to conform with Exhibit “C”
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is to quit the Premises.

2. TERM. The term of this Sublease shall commence on October 1,
2007, and shall continue thereafter on a month-to-month basis.

3. RENT. A. Sublessee shall pay to Sublessor as rent, in advance,
each month, without deduction, offset, notice, or demand, Four Hundred Twenty Dollars
($420.00) (“Rent”) prorated for any partial month at the commencement of the term.
Factored into the monthly base rent is Sublessee’s share of electrical, common area
maintenance, property taxes and janitorial costs as well as computer, internet and copier
usage.

B. Sublesee shall pay Rent by cash or check payable to the City of
Long Beach and delivered to: Department of Community Development, Administrative
and Financial Services Bureau, 333 West Ocean Boulevard, 3" Floor, Attention:
Financial Services Officer, Long Beach, California 90802.

4. USE. The premises will be used for general office use for the
Los Angeles Business Assistance Program (‘LABAP”). In Sublessee's use of the
Premises and Sublessee's operations on the Premises, Sublessee will not create, cause
or allow any nuisance on the Premises. Sublessee’s use of the Premises shall be in
conformance with all applicable laws and regulations and the rules and regulations of the
Premises, as detailed on Exhibit “B” attached hereto and incorporated herein by this
reference into this Sublease.

5. UTILITIES. Utilities will be provided in accordance with the Master
Lease as part of the operating expenses paid by Sublessor.

6. TELECOMMUNICATIONS AND TECHNOLOGY. Sublessee will

utilize existing phone lines and reimburse Sublessor for the monthly cost of the lines and
all charges made for long distance calls or any other costs billed to those phone lines,
including a proportional share of any taxes or fees imposed on the account. No wiring or
installation of equipment within the Premises or on the exterior of the facility including

rooftop communications equipment shall be conducted without the prior written approval
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of the Sublessor. If requested by Sublessee, Sublessee will pay Sublessor for other
telecommunications services and equipment to be provided by Sublessor as negotiated.

7. FURNITURE, FIXTURES AND EQUIPMENT. Sublessee shall be

responsible for providing all furniture, fixtures and equipment at its sole cost except as
provided by Sublessor. Sublessee shall be responsible for all costs associated with
moving and installation of all furniture, fixtures and equipment including damages caused
to Premises. No furniture, fixtures or equipment may be permanently affixed to the
Premises without prior written approval from Sublessor.

8. ACCESS. The Sublessee will have access to the premises during
normal business hours Monday through Friday as well as after hour access as necessary
during the evening and weekends. The Sublessee will be provided with a key and alarm
codes for the purpose of after hour access.

9. IMPROVEMENTS. Sublessee will not make any improvements,

alterations or additions to the Premises without the prior written consent of Sublessor and
Lessor. Any improvements, alterations or additions and the removal of same will be
performed pursuant to Section 6.4 of the Master Lease incorporated herein by this
reference. Any and all costs associated with Sublessee’s alterations or additions and the
removal of same will be paid by Sublessee.

10. LIENS. Sublessee shall keep the Premises free of all liens for any
work done, labor performed, or material furnished by or for Sublessee relating to the
Premises. Sublessee shall defend, indemnify and hold Lessor and Sublessor, its officials
and employees harmless from and against all claims, demands, causes of action, liens,
liability, proceedings, loss, costs, and expenses (including attorney's fees) of whatsoever
kind for any such work done, labor performed, or materials furnished on the Premises.

11.  NONDISCRIMINATION. Subject to applicable laws, rules, and

regulations, Sublessee shall not discriminate against any person or group on the basis of
age, sex, sexual orientation, AIDS, AIDS related condition, HIV status, marital status,

race, religion, creed, ancestry, national origin, disability, handicap, or Vietnam Era-
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veteran status in connection with the subleasing and maintenance of the Premises.

12.  INDEPENDENT CONTRACTOR STATUS. It is distinctly understood

that Sublessee is at all times a wholly-independent contractor. Sublessee expressly
warrants that it has all permits and licenses required, if any, to conduct its operations.
Sublessee expressly warrants that it will not, at any time, hold itself out or in any manner
represent that Sublessee or any of its agents, volunteers, subscribers, members, officers
or employees are in any manner the officers, employees or agents of the Sublessor or
the Greater Long Beach Workforce Development Board (GLBWDB), an unincorporated
non-profit association. Sublessee shall not have any authority to bind the Sublessor or
GLBWDB for any purpose at any time during the term hereof. Sublessee nor any of
Sublessee’s officers, employees or agents shall have the power of authority as agent(s)
or employees of the Sublessor or GLBWDB and shall not be entitled to any of the rights,
privileges or benefits of a Sublessor or GLBWDB employee.

13.  INDEMNITY. Sublessee will indemnify, defend, and hold harmless
the Greater Long Beach Workforce Development Board (GLBWDB), the City of Long
Beach, the City Council, each member thereof, present and future, their respective
officers, agents and employees (collectively "City") from and against any and all liability,
expenses, including the defense costs and legal fees, and claims for damages
whatsoever, including but not limited to, those arising from breach of contract, bodily
injury, death, personal injury, property damage, loss of use, or property loss, however the
same may be caused, and regardless of the responsibility for negligence. The obligation
to indemnify, defend and hold harmless includes, but is not limited to, any liability or
expense, including defense costs and legal fees arising from the negligent acts or
omissions or willful misconduct of City. It is further agreed, that Sublessee's obligations
to indemnify, defend and hold harmless will apply even in the event of concurrent
negligence on the city, except for liability resulting solely from the negligence or willful
misconduct of City. In the event of any dispute between Sublessee and Sublessor as to

whether liability arises from the sole negligence of City, Sublessee will be obligated to
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pay for the city's defense until such time as a final judgment has been entered or
adjudicated against the City as solely negligent.

14. INSURANCE. Concurrent with the effective date of this Sublease
and in partial performance of Sublessee’s obligations hereunder, Sublessee will procure
and maintain the following insurance coverages at Sublessee’s sole expense for the
duration of this Sublease and any extensions, renewals, or holding over thereof, from
insurance companies admitted to write insurance in the State of California or from
authorized non-admitted insurers and that have a minimum rating of or equivalent to
A:VIll by A.M. Best Company the following insurance:

(a) Commercial General Liability (equivalent in coverage scope to

Insurance Services Offices, Inc. (ISO) form CG 00 01 11 85 or CG 00 01
11 88) in an amount not less than One Million Dollars ($1,000,000) per
occurrence and Two Million Dollars ($2,000,000) general aggregate. This
insurance shall be endorsed to include the Greater Long Beach Workforce
Development Board (GLBWDB), City of Long Beach, and their respective
officials, employees, and agents as additional insureds by an
endorsement equivalent in coverage scope to 1ISO form CG 20 26 11 85
and shall contain no special limitations on the scope of protection given to
Sublessor, its officials, employees and agents.

(b) “All Risk” property insurance in an amount sufficient to cover
the full replacement value of Sublessee’s personal property, equipment,
and improvements, if any, on the Premises.

(c) Workers’' Compensation as required by the State of California
and employer’s liability insurance in an amount not less than One Million
Dollars ($1,000,000) per accident. The policy shall be endorsed to waive
the insurer's rights of subrogation against the Sublessor, its officials,
employees, and agents.

Sublessee hereby waives all rights of subrogation, but only to the
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extent that collectible commercial insurance is available for said damage.

All insurance required hereunder shall be separately endorsed to
require at least thirty (30) days’ prior written notice of cancellation (ten (10)
days if cancellation is for nonpayment of premium), nonrenewable, or
reduction in coverage or limits (other than exhaustion of limits due to
claims paid) and to provide that coverage shall be primary and not
contributing to any other insurance or self-insurance maintained by the
GLBWDB, the City of Long Beach or its officials, employees, and agents.
Any self-insurance program, self-insured retention or deductible must be
approved separately in writing by Sublessor's Risk Manager or designee
and shall protect the GLBWDB, the City of Long Beach and its officials,
employees, and agents in the same manner and to the same extent as
they would have been protected had the policy or policies not contained
such retention or deductible provisions.

Sublessee shall require its contractors and subcontractors to
maintain the insurance required hereunder unless otherwise agreed in
writing by Sublessor’'s Risk Manager or designee.

Upon the execution of this Sublease, Sublessee shall deliver to
Sublessor certificates of insurance and the required endorsements
evidencing the coverage required by this Sublease, including the
certificates and endorsements of any of Sublessee’s contractors and
subcontractors, for approval as to sufficiency and form. The certificates
and endorsements for each insurance policy shall contain the original
signatures of persons authorized by that insurer to bind coverage on its
behalf. Sublessee shall provide Sublessor with copies of certificates of
insurance and endorsements for renewal policies within thirty (30) days of
policy expiration. Sublessor reserves the right to require complete

certified copies of all said policies at any time. |
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Such insurances as required herein shall not be deemed to limit
Sublessee’s liability relating to performance under this Sublease. The
procuring of insurance shall not be construed as a limitation on liability or
as full performance of the indemnification and hold harmless provisions of
this Sublease.
Not more frequently than once a year or upon any amendments of
this Sublease, if, in the opinion of Sublessor or designee, the amount of
the foregoing insurance coverage is not adequate, Sublessee shall modify
the insurance coverages required by Sublessor.
Any modification or waiver of the insurance requirements herein
shall be made only with the written approval of Sublessor’s Risk Manager
or designee.
15. SIGNS. Sublessee shall not place, affix, maintain, or permit any
sign, advertisement, name, insignia, logo, descriptive material, flyers, or similar item
(collectively "sign") on the Premises without the prior written consent of Sublessor.

16. HAZARDOUS MATERIAL CLEAN-UP AND ABANDONMENT.

Sublessee shall comply with California Health and Safety Code Section 25359.7 or its
successor statute regarding notice to Sublessor on discovery by Sublessee of the
presence or suspected presence of any hazardous substance on the Premises.
Sublessee warrants that it will store and dispose of hazardous materials in accordance
with all applicable laws and regulations pertaining to its business and its use of the
Premises.

17. RELOCATION. Sublessee agrees that nothing contained in this

Sublease shall create any right in Sublessee for any relocation assistance or payment
from Sublessor pursuant to the provisions of Title 1, Division 7, Chapter 16 of the
California Government Code or any other law or regulation on the expiration or
termination of this Sublease.

18. WAIVER OF CLAIMS. Sublessor shall not be liable for and
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Sublessee hereby waives to the extent permitted by law all claims against Sublessor, its
officials, employees and agents for loss, theft, or damage to equipment, furniture, trade
fixtures, records, plants, and other property on or about the Premises, for loss or damage
to Sublessee's business, or injury to or death of persons on or about the Premises from
any cause except to the extent caused by the negligence or willful misconduct of
Sublessor, its official and employees.

Sublessee acknowledges that it is familiar with California Civil Code Section
1542 which states: “A general release does not extend to claims which the creditor does
not know or suspect to exist in his or her favor at the time of executing the release, which
if known by him or her must have materially affected his or her settlement with the
debtor.”

Sublessee hereby releases Lessor from any unknown claims and waives its
rights under this Section 1542.

19. ABANDONED PERSONAL PROPERTY. If Sublessee abandons the

Premises or is dispossessed by process or law or otherwise, then Sublessee shall be
deemed to have abandoned any personal property belonging to Sublessee left on the
Premises thirty (30) days after the date of abandonment or dispossession, and title to that
personal property shall be deemed to have been transferred to Sublessor. Sublessor
shall have the right to remove and to dispose of the personal property without liability to
Sublessee or to any person claiming under Sublessee, and shall not need to account for
its disposal. Sublessee hereby designates Sublessor's City Manager as its attorney in
fact to execute and deliver any documents that are required to dispose of that personal
property and transfer title to it. Sublessee shall pay the cost of removal, storage, sale or
destruction as additional rent. Sublessee hereby agrees to and shall defend, indemnify
and hold Sublessor, its officials and employees harmless from all claims, demands,
damage, loss, liability, causes of action, penalties, fines, costs and expenses, including
attorney’s fees, arising from Sublessor's removal, storage, and disposal of personal

property that is not owned by Sublessee.
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20. RIGHT OF ENTRY. Sublessor, Lessor, and their representatives

shall have the right to enter the Premises at all reasonable times to inspect the Premises
to determine whether or not Sublessee is complying with the terms, covenants, and
conditions of this Sublease and the Master Lease, to serve, post, or keep posted any
notice, to take any reasonable or necessary action to protect the Premises, and as
otherwise provided in this Sublease and the Master Lease. Sublessor and Lessor shall
not be liable for inconvenience, loss of business, or other damage arising from such
entry. Sublessee shall not be entitled to an abatement or reduction in rent if Sublessor or
Lessor exercises its right of entry hereunder. Sublessee shall not change or modify any
locks or access points without prior written approval of Sublessor.

21. SUBLESSOR'S RIGHT TO RE-ENTER. Sublessee shall peaceably

deliver possession of the Premises to Sublessor on the effective date of termination of
this Sublease. On giving notice of termination to Sublessee, Sublessor shall have the
right to re-enter and take possession of the Premises on the effective date of termination
without further notice of any kind and without institution of summary or regular legal
proceedings. Termination of the Sublease and re-entry of the Premises by Sublessor
shall in no way alter or diminish any obligation of Sublessee under the Sublease.
Sublessee waives any and all right of redemption under any existing or future law in the
event of eviction from the Premises and in the event Sublessor re-enters and takes
possession. Sublessee agrees that should the manner or method used by Sublessor in
re-entering or taking possession give Sublessee a cause of action for damages or in
forcible entry and detainer, the total amount of damages to which Sublessee shall be
entitled in any such action shall be One Dollar ($1.00). Sublessee agrees that this
Section may be filed in any such action and that when filed it shall be a stipulation by
Sublessee fixing the total damages to which Sublessee is entitled in such action.

22. NO WAIVER OF RIGHTS. The failure or delay of Sublessor to re-

enter the Premises, to insist on strict enforcement of any term, covenant, or condition, or

to exercise any right, power, privilege, or option arising from any breach or default shall
9
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not impair any such right, power, privilege, or option or be construed or deemed a waiver
of such breach or default or relinquishment of any right, power, privilege or option. The
receipt and acceptance by Sublessor of delinquent Rent shall not constitute a waiver of
any other default but shall only constitute a waiver of timely payment for the particular
Rent payment involved. Any waiver by Sublessor of any default or breach shall be in
writing and shall not be construed to be a waiver of any subsequent or other breach or
default of the same or any other term, covenant, or condition of this Sublease, nor shall
failure on the part of Sublessor to require exact and complete compliance hereof be
construed or deemed as in any manner changing this Sublease or preventing Sublessor
from enforcing this Sublease, nor shall the conduct of the parties be deemed to change
this Sublease. Sublessor's approval of any act by Sublessee requiring Sublessor's
approval shall not be deemed to waive Sublessor's approval of any subsequent act of
Sublessee. No notice to Sublessee shall be required to restore "time is of the essence"”
after waiver by Sublessor of any breach or default. No right, power, privilege, option or
remedy of Sublessor shall be construed as being exhausted by the exercise thereof in
one or more instances.

23. ASSIGNMENT. Sublessee shall not assign or transfer this Sublease

or any interest herein, nor sublease the Premises or any part thereof or grant permits for
the use of the Premises, nor grant any franchise, easement, right of way, or permit in, on,
over, under or across the Premises (collectively referred to as "transfer").

24. TIME. Time is of the essence in this Sublease, and every provision
hereof.

25. INTEGRATION AND AMENDMENTS. This Sublease, including the

Master Lease and amendments thereto, represents and constitutes the entire
understanding between the parties and supersedes all other agreements and
communications between the parties, oral or written, concerning the subject matter
herein. This Sublease shall not be modified except in writing duly signed by the parties

and referring to this Sublease. Each provision of this Sublease and the Master Lease to
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be performed by Sublessee shall be construed as both a covenant and a condition of this
Sublease and the Master Lease only as it pertains to the Premises described in Section 1
above.

26. PARTIAL INVALIDITY. If any term, covenant, or condition of this

Sublease is held by a court of competent jurisdiction to be invalid, void or unenforceable,
the remainder of the provisions hereof will remain in full force and effect and will in no
way be affected, impaired or invalidated thereby.

27. SUCCESSORS IN INTEREST. This Sublease shall be binding on

and inure to the benefit of the parties and their successors, heirs, personal
representatives, transferees, and assignees except as provided in Section 17 hereof, and
all of the parties hereto shall be jointly and severally liable hereunder.

28. ATTORNEYS' FEES. In any action or proceeding relating to this

Sublease, the prevailing party shall be entitled to its costs, including reasonable
attorneys’ fee.

29. RECORDATION. This Sublease shall not be recorded.

30. NOTICE. Any notice required hereunder shall be in writing and
personally delivered or deposited in the U. S. Postal Service, registered or certified,
return receipt, postage prepaid to Sublessor at 333 West Ocean Boulevard, Long Beach,
California 90802 Attn: City Manager, with a courtesy copy to: Workforce Development
Bureau Manager, 3447 Atlantic Avenue, Long Beach, California 90807 and to Sublessee
at: Managed Career Solutions, 3333 Wilshire Blvd., Suite 405, Los Angeles, CA 90010.
Notice shall be deemed effective on the date shown on the return receipt or on the date
personal delivery is made, whichever first occurs. Change of address shall be given as
provided herein for notices.

31. FORCE MAJEURE. Except as to the payment of Rent, in any case

where either party is required to do any act, the inability of that party to perform, or delay
in performance of that act caused by or resulting from fire, flood, earthquake, explosion,

acts of God, war, civil commotion, strikes, lockouts, or any other cause whether similar or
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dissimilar to the foregoing which is beyond the control of that party and not due to that
party's fault or neglect shall be excused and such failure to perform or such delay in
performance shall not be a default or breach hereunder. Financial inability to perform
shall not be considered cause beyond the reasonable control of the party.

32. RESTORATION. If the whole of the Premises shall be damaged or

destroyed, then this Sublease shall terminate. If any part of the Premises shall be
damaged or destroyed Sublessee shall elect in writing either to terminate this Sublease
or to continue in possession of the remainder of the Premises provided, however, that
Rent shall be reduced in proportion to the amount of the Premises damaged or
destroyed.

33. GOVERNING LAW. The Sublease shall be governed by and

construed in accordance with the laws of the State of California.

34. COMPLIANCE WITH LAWS. Sublessee, at its sole cost, shall

comply with all applicable laws, ordinances, rules and regulations, as well as the
requirements of such permits, licenses, and certificates required by all federal, state and
local governmental authorities having jurisdiction over the Premises and business
thereon.

35. CONDEMNATION. If the whole of the Premises shall be taken by

any public or quasi-public authority under the power of eminent domain, then this
Sublease shall terminate. If any part of the Premises shall be taken under the power of
eminent domain, then this Sublease shall terminate as to the part taken, as of the day
possession of that part is required for any public purpose, and on or before that day
Sublessee shall elect in writing either to terminate this Sublease or to continue in
possession of the remainder of the Premises provided, however, that Rent shall be
reduced in proportion to the amount of the Premises taken. All daméges awarded for
such taking shall belong to Sublessor or Lessor, whether such damages be awarded as
compensation for diminution in value to the leasehold or to the fee.

36. QUIET ENJOYMENT. If Sublessee performs the terms, covenants,
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and conditions of this Sublease and the Master Lease, then Sublessee shall peaceably
and quietly hold and enjoy the Premises.

37. FURTHER COVENANTS. Sublessee further covenants and agrees

to and shall comply with and be bound by all of the terms, covenants, and conditions of
the Master Lease as they apply to the Premises described in Section 1 above and further
covenants and agrees that it shall not violate any of these terms, covenants, or conditions
of this Sublease and the Master Lease as they apply to the Premises described in
Section 1 above. Sublessee further expressly assumes and agrees to and shall perform
all of the obligations required to be kept or performed by Sublessor under the Master
Lease only as they may apply to the Premises described in Section 1 above.

This Sublease shall be subject to the Master Lease and every term,
covenant and condition in the Master Lease. To the extent there is any inconsistency
between this Sublease and the Master Lease, then the terms, covenants, and conditions
in the Master Lease shall control. If the Master Lease shall expire or terminate for any
reason whatsoever, then this Sublease shall automatically terminate simultaneously
therewith, notwithstanding any notice requirement herein with respect to termination.

38. ENCUMBRANCES. Sublessee leases and accepts the Premises

subject to all existing easements, rights of way, permits, encumbrances, and the like.

39. MISCELLANEOUS.

A. All rights and remedies of Sublessor hereunder shall be
cumulative and the exercise of one shall not exclude any other.

B. Each provision of this Sublease and the Master Lease shall
be deemed both a covenant and a condition only as they apply to the Premises
described in Section 1 above.

C. The various headings and numbers in this Sublease into
separate sections, paragraphs and clauses are for convenience only and shall not
be considered a part of this Sublease and shall have no effect on the interpretation

of this Sublease.

13
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OFFICE OF THE CITY ATTORNEY
ROBERT E. SHANNON, City Attorney
333 West Ocean Boulevard, 11th Floor

Long Beach, CA 90802-4664
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D. This Sublease is created as a joint effort between the parties
and fully negotiated as to its terms and conditions and shall not be construed
against either party as the drafter. The relationship of the parties is that of
sublessor and sublessee, and the parties agree that nothing contained in this
Sublease shall be deemed or construed as creating a partnership, joint venture,
principal-agent, association, or employer-employee relationship between them or
between Sublessor and any third person or entity.

E. This Sublease is created for the benefit of the parties only and
is not intended to benefit any third person or entity.

40. BROKERS. The parties represent that neither has had contacts or
dealings regarding this Sublease through a broker or agent or any other person who can
claim a right to a commission or fee.

41. TAX IDENTIFICATION NUMBER. Sublessee’s Tax Identification

Number is-

42. AUTHORIZATION TO EXECUTE. Sublessee warrants and affirms

to Sublessor that any and all persons signing this Sublease are authorized and
empowered to so sign and signing by such person or persons does bind Sublessee to all
terms, covenants and conditions of this Sublease.

M

I

i

i
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IN WITNESS WHEREOF, the parties hereto have caused this agreement to

be duly executed with all the formalities required by law on the respective dates set forth

opposite their signatures.

2/ 7{/5? 2008

Mz”l I3 , 2008

!

MANAGED CAREER SOLUTIONS

By
Tite  Ekeectuss /[ Ve
“Sublessee”

CITY OF LONG BEACH, a municipal
corporation

By &4‘; |_Assistant City Manager
City Manager
EXECUTED PURSUANT

“Sublessor” TO SECTION 381 OF
THE CITY CHARTER.

This Sublease is approved as to form on ﬂw'/ / V , 2008.

GJAlkm A08-00728

ROBERT E. SHANNON, City Attorney

By Q”)Kgf . ﬂ%%%
@ebﬁty

>
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EXHIBIT "A"

ASSIGNMENT OF LEASE
AND CONSENT TO ASSIGNMENT

THIS ASSIGNMENT OF LEASE AND CONSENT TO ASSIGNMENT (the
“Assignment and Consent”) is executed as of this 16" day of October, 2007 and effective
October 1, 2007, by and between THE CITY OF TORRANCE, a municipal corporation, for
CLT Worksource Investment Network (WIN)(formerly known as “The City of Torrance, a
municipal corporation, for CLT Private Industry Council”)(“collectively,“Assignor™), and
THE CITY OF LONG BEACH, a municipal corporation, for Workforce Development Bureau
(collectively, “Assignee”), and WORLDPORT LLC, a Delaware limited liability company
(“Landlord™), with reference to the following facts:

RECITALS:

A. Landlord is the Landlord and Assignor is the Tenant under that certain
Lease dated June 26, 1998 between California Drive-In Theatres, Inc., as Landlord, and Tenant,
and as amended by the First Addendum to Lease, dated as of July 30, 1999, between California
Drive-In Theatres, Inc., as Landlord, and Tenant, and as amended by the Second Addendum to
Lease, dated as of August 1, 2001 between Worldport LLC, as Landlord, and Tenant, and as
amended by the Third Addendum to Lease, dated as of December 10%, 2002 between Worldport
LLC, as Landlord, and Tenant, and as amended by the Fourth Addendum to Lease, dated as of
September 28“‘, 2004, between Worldport LLC, as Landlord, and Tenant, and as amended by the
Fifth Addendum to Lease, dated as of June 13, 2007 (collectively, the “Lease”), covering those
certain Premises located in The Worldport Business Center, 1851 North Gaffey Street, Suites D,
E, F, G and H, San Pedro, California, as more particularly described in the Lease (the
“Premises™). - '

B. Assignor desires to assign its interest in the Lease to Assignee and
Assignee desires to accept the assignment.

C. Assignor and Assignee further desire that Landlord consent to the
Assignment and Landlord is agreeable to the assignment subject to the terms and conditions
herinafter set forth.

AGREEMENT:

NOW, THEREFORE, in consideration of the terms and conditions
hereinafter set forth, the parties do hereby convenant and agree as follows:

1. Effective as of October 1, 2007 (the “Effective Date”),
Assignor assigns, transfers and conveys to Assignee, all of Assignor’s right, title and interest in
and to the Lease (the “Assignment”).

2. Assignee shall, and by acceptance of this Assignment hereby
covenants and agrees to accept the Assignment and in addition expressly assumes, from and after
the Effective Date, to keep, perform and fulfill each and every term, convenant, condition and
obligation required to be kept, performed and fulfilled by Assignee as Tenant under the Lease,
including the making of all payments due and payable on behalf of Tenant under the Lease when
due and payable.

City of Torrance Assignment of Lease\Worldport
1




3. Landlord hereby consents to the Assignment 10 Assignee, provided.
however, that:

a) Neither the Assignment nor this Assignment and Consent shall
release or discharge Assignor from its obligations under the Lease until 11:59 PM September 30,

2007.

b) This Assignmenf and Consent shall apply only to the
Assignment and shall not apply to any future assignments, subleases, or hypothecation with
respect to the Lease or any interest therein; and

¢) This Assignment and Consent shall not constitute a waiver by
Landlord of any right, remedy, provision, term or condition contained in the Lease or given to
Landlord by law or in equity.

4. The parties hereby acknowledge that Landlord shall retain, as the
“Security Deposit,” under the Lease, the Security Deposit which was posted by Assignor under
the terms of the Lease and presently held by Landlord to pay for any outstanding charges
including unpaid CAM, Industrial Rent and cost of repairs to vacated suites incurred through

- 11:59 PM September 30, 2007. All costs will be provided through statement to the City of

Torrance and any remaining Security Deposit will be refunded, Any overage based on the
aforementioned charges will be billed to the City of Torrance.

5. Notwithstanding anyihing contained in the Lease, Assignee’s sole 4
address for notices pursuant to Paragraph 18 of the Basic Lease Provisions shall be 1851 North
Gaffey Street, Suite F, San Pedro, California 90731.

6. This Assignment and Consent shall be binding upon and to the
benefit of parties hereto, their heirs, executors, successor-in-interest and assigns.

7. Paragraph 2 of the Lease is hereby supplemented by addition -of the
following:

a) Section 2.4 Landlord (s) Termination Right:
Notwithstanding anything herein to the contrary, Landlord shall have the Right to terminate this
lease and all future rights and obligations of the parties at anytime during the term of this lease,
upon not less than (90) days prior written notice to Tenant, if Landlord intends to demolish and
or redevelop all or part of the Worldport Business Center.

Bss1s
TANT 70& (Tenant’s Initials) %(Lmdlord’s Initials)

8. Except as herein specifically provided, no other amendment or
modification of the Lease is intended by this Assignment and all provisions of the Lease shall
remain unchanged and in full force and effect in accordance with their terms. '

EXECUTED PURSUANT
70 SECTION 301 OF
THE CITY CHARTEP.

City of Torrance Assignment of Lease\Worldport
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IN WITNESS WHEREOF, the undersigned have caused this Assignment and Consent to
be executed as of the date first above written.

“ASSIGNOR”: . “ASSIGNEE™:

THE CITY OF TORRANCE, a - THE CITY OF LONG BEACH, a
munic?o?oraﬁon municipal ration

By: N "/2 m By: /é/ (MJ\W
Name: Frank Scotto Name: Tamok 1, West
Title: Mayor Title: _ C. -)'7 Man 0Ger
APPROVED AS TO FORM.:

John L. Fellows, III,
Clty Atto

Name ayPROVE AS TO TORM.
Title: Deputy City Attorney 6@') | 20_@1‘

City By — LTy CITY ATTORNEY

By

ATTEST: COBERT-EnSHAN ON,W
. Sue Herbers : t - YA L A4

“LANDLORD”:

WORLDPORT, LLC,
a Delaware limited liability company

By: Worldport, Inc., a Delaware
corporation, Mana

By: e
Name: /J{ I SaplddNein
Title: A (;’Eﬂ'?ﬁlvs‘ C'CCre’i“(rv‘H\

City of Torrance Assignment of Lease\Worldport
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EXHIBIT A

LOCATION OF THE PREMISES
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EXHIBIT "B"

THE WORLDPORT BUSINESS CENTER LEASE

BASIC LEASE PROVISIONS

1.  Parties: This Lease, dated, for rerernnce purposes only, Junep_\ 1998 (the "Zxecuiion
Date"), is made by and between California Drive-in Theatres, Inc., 2 Calnorma corporation
("Landlord"), and City of Torrance for CLT Private Indusiry Council ("Tenant").

2. The Worldport Business Center: That certain complex comprised of office, retail and
industrial space, commonly known as "The Worldport Business Center” (the "Business Center')
consisting of eleven (11) buildings, commonly known as 1841, 1851, 1861, 1871, 1881, 1891,
1901, 1911, 1921, 1831, and 1941 North Gaffey Street, San Pedro, California 90731 and the
"Common Area" (au heralna‘tor defined in Paragraph 1.2.1) and the land upon which the
aforementioned buildings and Common Area are located

CH Building: . That certain buﬂd ng |ocated at.1851 North Gaﬁey Stremt San Pedrg, .
: C lifornia 90731. o

4. . Premises: Suites D, E, F, G and H of the Building (as delineated on Exhibit A attached
herotO) which area is.bounded by the exterior glass line of all glass surfaces and the mtenor
surfaces of all demising walls, floors and ceilings. (Sﬂe Paragraph 1.1):

5. Total Rentable Area: Approximately 6,720 square feet,

B. Vehicle Parklng Tenant shall be entitled {c the: non-DXPlust use of those portions of
the Common Area designated by Landiord, in Landiord's sole and absolute discretion, for
parking on an unreserved and unassigned basis. (See Paragraph 1.3).

7. Term: Approximately three (3) vears and one (1) month. (See Pai ragraph 2).

8. Commencement Date: Upon -execution and delivery. (See Paragraph 2.1).

9. Termination Date: 11:59 p.m., California time on June 30, 2001. (See Paragraph 2.1).

10. Rent Commencement Date: Upon substaniial completion of the Premises
Improvements (defined below in Paragraph 41.1) permitting Tenant's occupancy and use of the
Premises, or on the sixty-first (61%) day following the Commencement Date, whichever occurs
first. (See Paragraph 3.1).

11. Base Rent: Four Thousand Seven Hundrad Four Dollars ($4,704.00) per month,
pavable no later than the tenth (10%) day of each month (See Paragraph 3.1), plus the
Premises Improvement Reimbursements as additional rent as described under Paragraph 41
below,

12. Prepaid Rent. Four Thousand Seven Hundred Four Dollars ($4,704.00).

13, Tenant's Snare: Five and 45/100 Percent (5.45%). {Sz& Paragraph 3.2.)

| DOCSLEASESWORLDPORTCLTYEASE 051838 ome
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14. INTENTIONALLY OMITTED.

15. Security Deposit: Four Thousand Seven Hundred-Four Dollars ($4,704.00) ("Security
Deposit"). (See Paragraph 4.) ' : '

16. Permitted Use: One stop career ’tréining and business resource center office ‘
administering community, city, state and federal govemment programs, and no other purpose.
(See Paragraph 5.) '

17. Real Estate Broker(s): None. {See Paragraph 14.)

18.  Addresses:

(a) Landlord For Natices:
' California- Drive-in Theatres, Inc.
1891 North Gaffey Street, Suite 101
. San“Pedro, California 80731
" Attn: Property Manager '

- (b) Landiord For Payments: .
‘ California Drive-In Theatres, Inc.
120 North Robertson Boulevard
Los Angeles, California 80048
Attn: Real Estate Accounting °

(©) Tenant For Notices:
City of Torrance/CLT Private {ndustry Council
3031 Torrance Boulevard
Torrance, California 90503
Attention: City Clerk

(dy  Tenantfor Payments:
CLT Private Industry Councll
1 Civic Plaza, Suite 500
Carson, California 90745

19, initial HVAC Charne: Seventeeh Dollars and 50/100 ($17.50) per maintenarice service.” -
(See Paragraph 6.2.2(a)). '

20 Guarahtor. None. (See Paragraph 31.)

21, Exhibits. :
Exhibit A -~ Description of Premises.
Exhibit B — Rules and Regulations.
Exhibit C — Supplemantal Agreament.
Exhibit D — Tenant Work Letter :
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THE WORLDPQRT BUSINESS GENTER LEASE
In addition {o each of the provisions contained in the Base Lease Provisions, alf of the
provisions, covenants and conditions set forth in the succeeding paragraphs, -addenda, if any,
and exhibits attached hereto are incorporated in this Lease and by this reference made a part
hereof. Landlord and Tenant hereby agres that this Lease shall be oeemed _binding and in full
force and effect upon the Execution Date, and further covenant and -agree as foliows:
1. Premiseé, Common Area and Parking.
11 Premises.
In consideration of and subject to each and all of the covenants, terms and
conditions hereinafter set forth, Landlord hereby leases to Tenant and Tenant hereby hires from
Landiord the Premises. : :

T2 Cdmm.o.n'Are-a's.‘ -

1 2 1 * Tenant shall have the non-exclusive: nght to use in common w1th

~ ather tenants in the Business Center, the following areas (the "Common Areas") appurtenant to

the Premises: all parking-areas, access roads and facilities within the boundaries of the
Business Center, and any trash areas, sidewalks, walkways and landscape areas appurienant
to the Business Center. Tenant's use of the Common Areas shall be subject to such
reasonable regulations as Landliord may from time to time impose. Tenant shall abide by all
rules and regulations and cause its officers, employees agents, customers andinvitees to
abide thereby.

. 1.2.2 Landlord may, except in the case of an emergency, with three (3)
days prior verbal or written notice to Tenant, at any time close temporarity all or any paortion of
the Common Areas to make repairs or changes, prevent the acquisition' of public rights therein,
discourage non-customner parking, or for other purposes. Further, Landlord shall have the right
from time to time to change or modify and add to or subtract from all or any portion of the
Common Areas. Under no circurnstances shall Tenant be entitled-to store any property,
temporarily ar permanently, in the Common Areas. Notwithstanding anything to the contrary
set forth in this Paragraph, Landlord shall use commercially reasonable efforts to perform any
maintenance and repairs to the Common Area fronting the Premtsns during Tenant's non-
business hours.

1.3  Vehicle Parking.

Tenant shall be entitled to the non-exclusive use of those portions of the
Common Area as set forth in Paragraph 6 of the Basic Lease Provisions. Tenant shall abide by
any and all parking regulations instituted by Landlord, at Landlord's sole and absolute
discretion, including but not limited to these parking regulations included as part of Exhibit B
(the "Ruies and Regulations™), which Parking Regulations are subject to change in Landlord's
sole and absolute discretion. Landlord reserves the right to'change the location of land usad for
vehicle parking. Any such land designated by Landlord for venicie parking shall be deemed
part of the Business Center and the Common Arsas for purposes of fhis Lease.
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1.4 Conference Rooms.

Landlord provides canference room-facilities at the Business Center.
-Notwithstanding anything contained in this Lease to the contrary, the conference room facilities
shall be considered part of the Common Areas except that Tenant shall not have the rignt to
use the conference room facilities except as Landlord, in its sole and absolute discretion, shall
permit and upon.such terms and conditions as Landlord deems desirable. Landlord reservas
the right to modify and/or remove any such conference rooms.

2. Term.
2.1 De’ﬁned.'

The term of this Lease ("Term") shall be for the period set forth in Paragraph 7 of
the Basic Lease Provisions, commencing upon the Commencement Date, and terminating on
the Termination Date (as set forth in Paragraphs'8 and 9, respec’uvely, of the Basic Lease .
Provxslons) unless soonertermmated pursuant to any: provxsxon hereof, ‘Whenthe
Commencement Date is not specified in Paragraph 8 of the Basic Lease Provisions; within five.
(5) days after Tenant's receipt of Landlord's written request therefor, Tenant agrees to execute
a Supplemental Agreement in the form attached hereto as EXhlb('C Cto become a part hereof,
setting forth the Commencement Date

22 Dellvery of Possessi@n.

If for.any reason Landlord cannot deliver possession of the Premises to Tenant

- on the anficipated Commencement Date, Landiord shall not be subject to any fiability therefor, -
nor shall such failure affect the validity of this-Lease-or the obligations of Tenant hereunder or
extend the term hereof. Instead, in such case, Tenant shall not be obligated to pay rent or
perform any other obligations under the terms of this Lease until possession of the Premises is
tendered fo Tenant. Notwithstanding the foregoing, if Landiord has not delivered possession of
the Premises within ninety (80) days from said anticipated Commencement Date, Tenant may,
at Tenant's option, by notice in writing to Landlord within ten (10) days thereafter, cancel this -
Lease, in which event the parties hereto shall be discharged of any and all of their obligations
hereunder. (Should Tenant fail fo deliver such notice to Landlord within such ten-day period,
Tenant's right to cancel this Lease shall terminate and be of no further force or effect.)

‘Before possession of the Premises is tendered to Tenant, Lessor shall re-key the
" 10 exterior doors to the Premises.

2.3 Early Occupancy.'

Should Tenant, with the prior written consent of Landlord, occupy the Premises
prior te the anticipated Commencement Date, such occupancy shall be subject to all of the
provisions of this Lease, except that such occupancy shall not advance the Expiration Date.

During the pendency of such early possession, Tenant shall pay rent for such period at the
initial monthiy rates set forth below,
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2.4 Termination Option; Debt-Limitation Provision.

C 2.4 Except as otherwise set forth in this Lease, nothmg in this
Lease will be construad to violate the debt-limitation provisions of Article XV, Section 18 of
the California Constitution. Provided that, in the event of any early termination of this Lease
for any reason whatsoever, Tenant shall remit o Landiord an amount equal to the fully
unamortized Premises Improvement Reimbursement no later than thirty (30) days prior to the

* anticipated termination date, and subject to the terms and conditions of this Lease, Tenant has the
_option to terminate this Lease at any time after August 14, 1999, if insufficient funds are made

available by the Budget of any fiscal year (of Tenant) during which the Tenant exercises this

“option to terminate, for the operation of the Harbor One Stop Career Center {“Termination
Option™). Subject to the terms and conditions set forth in'this Lease, this Lease is subject to any

additional restrictions, limitations or conditions enacted by the Legislature and contained in the
Budget Bill or any statute enacted by the Legzslature that may affect the provisions, terms or
fundlng of this Leaae in any manner, .

242 Tenant wi ( give Landlora not less than one hundred exghty (1 80)
"days advance written naotice of its election to exercise the Termmatlon Option. No‘uce will

be given in accordance with the provisions of Section 22 of this Lease.

3.  Rent o -

-

3.1 Base Rent. : ' o ’ -

From and after the Rent Commencement Date (as set forth in Paragraph 10 of
the Basic Lease Provisions) during the term of this Lease, Tenant shall pay and cause to be
received by Landlord, as Base Rent for the Premises (hereinafter the "Base Rent"), without
offset or deduction, on the first day of each month of the term hereof, monthly payments in
advance in the amount(s) as set forth in Paragraph 11 of the Basic Lease Provisions, subject to
increases as provided in subparagraph 3.2 hereof. in addition to the Base Rent, Tenant agress
to pay additional rent as provided in this Lease, including, but not fimited to, the monthly
Premises Improvement Reimbursement as set forth under Paragraph 41 below. Such Base
Rent, additional rent and any and all cther amounts required fo be paid under the terms of this
Lease are hereinafter collectively. referred to as "Rent." Base Rent (and all other Rent) shall be
payable in lawful money of the United States to Landlord at the address stated herein or to such
other person or at-such other places as Landlord may designate in writing during the Term
hereof. Upon completion of the Premises tmprovements, Landlord will grant Tenant-a credit in
the amount of two (2) months Base Rent towards the Premises. lmprovement Reimbursement
(defined below in Paragraph 41).

3.2 lncreases to Base Rent.

The Base Rent payable for each year of the Term shall be increased effective
July 1, 1999 of sach ysar during the Term in accordance with percentags increases, if any, in
the Consumer Price Index—All-Urban Consumers (Los Angeles-Long Beach-Riverside-Anaheim
Area: Base 1862-84=100) (the "Index"), as published by the United Staies Depariment of.
Labar, Bursau of Labor Statistics (ths "Bureau"). The Index for each June during the Term
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shall be compared with the Index for the preceding June and Base Rent shall be increased in
accordance with the percentage increase, if any, between such June indexes. In no event shal
Base Rent be decreased. Landlord shall use its reasonable efforts to calculate and give Tenant
prior written notice of any such increases in Base Rent. Tenant shall pay the increased Base .
Rent effective July 1 of each year. Pending the calculation'of the increase of Base Rent as
provided herein, Tenant shall continue to pay the same Base Rent which it had been paying
during the immediately preceding period and shall promptly pay the deficiencies, if any, upon
demand therefor by Landlord. Notwithstanding the foregoing, in the event this Lease has not
been in effect for twelve (12) months prior to the first adjustment to the Base Rent, said first
adjustment shall be prorated by multiplying the increase in the Base Rent by a fraction, the
numerater of which shall be the actual number of days in the year in which the Lease has been
in effect, and the denominator of which shall-be three hundred sixty-five (365). Should the
Bureau discontinue the publication of the Index, or publish the same less frequently, or alter its
method of computing the Index, or alter the index in some other mannat, orin the exuréise of
its reasonable business judgment, should Landlord elect fo convert o another index, lhen

:Landlord, in its discretion, shall adopt a substltute mdex or procedure whrch reaqonabiy raﬂects
and momtors consumer pnces .o

3.3 | Common Area Maintenance ("CAM )Expensés.

Commencing from the thirty-first (31%) day following the Commencement Date, -
Tenant shall pay to Landlord during the Term hereof, in addition to the Base Rent, Tenant's
Share, as hereinafter defined, of all CAM Expenses, as hereinafter defiried, during sach 12-
month period (currently July 1 througt: June 30) utilized by Landliord as the fiscai year for thr=
Business Center in accordance WIth the following ptovisions: r

(a) "Tenant's Share" is defined as a fraction, the numerator of which is
the rentable square footage of the Premises and the denominator of which is the total square
footage comprising the Business Center. Tenant understands and acknowledges that Landlord
may, in its sole and absolute discretion, change, alter and otherwise reconfigure the tofal square;
footage comprising the Business Center. Landlord shall timely provide Tenant with nofice of such
madifications to the Business Center which results in.an increase or decrease of Tenants Share. '

(b) "CAM Expenses” is defned for purposes of this Lease, as all
costs incurred by Landlord for operating, equipping, maintaining, insuring, repairing, replacing, -

cleanlng policing, securing and monitoring the Business Center, including, without limitation:

(i)' Costs and expenses of operating, maintaining, repairing,

lighting, signing, cleaning, painting, controlling of rodents within and policing and securing the

Business Center {including, without limitation, fees for permits and licenses, the cost of
managemsant services and the cost of uniforms, equipment and supplies);

M Costs and expenses of purchasing and mam’[ammg in full
force insurance covering the Busmess Center;

(i) Costs and expenses of (I} of water and sewer services. and

other services, if any, to the extent furnished for the use of the Business Center (such éhargeé,
to the extent allocable exclusively to Tenant's use, shall be paid 100% by Tenant);
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(ivy  Costs and expenses of maintaining and repairing the
Business Cenier, including, but not limited to, the structure, including floors, celhng, roofs,
skylights and windows;

(v) Costs and expenses of payroll, payroll taxes and
employee benefits of all personnel employed in connection with the Business Center, including
without limitation security and maintenance personnel, secretaries, bookkeepers, a building
manager and any assistants to the building manager;

(viy  Costs and expenses incurred in connection with the
provision and maintenance of parking and landscaping in the Common Area;

(v) - The cost (amortized over such reasonable period as
Landlord shall determine, together with interest at the maximum rate allowed by law on the
unamortized balance) of (a) any capital improvements made {o the Business Center by the
Landlord that reduce other CAM Expenses, or made to the Business Center by Landlord after

~ - -the date of the Lease that are required under any, governmental law or regutation that was not

' applicable to the Business Center at the time it was-constructed, -or {6) replacement of any-
" building equipment needed to operate the Business Center at the same quality levels as prior to
the replacement; :

(vi)  Costs incurred in any and all trash removal for the
Business Center;

(v'ii) Costs and expenses of utilities, electricity and éecu,ri'ty' '
serving the Common area; and

(viil) "Tax Expenses” (as hereinafter defined).

: As used herein, the term."Tax Expenses" shall include any form of
assessment, license fee, license tax, business license fee, commercial rental 1ax, levy, charge,
penalty, tax or similar imposition, imposed by any authority having the direct power to tax,
including any city, county, state or federal government, or any school, agricultural, lighting,
drainage or other improvement or spﬂcxal assessment district thereof, against any legal or
equitable interest of Landlord in the real or personal. property oompnsxng the Business Center,
including, but not limited to, the following:

i) any tax on Landlord's “right" to rent or "right" to other
income from the Business Center or against Landlord's business of leasing the Business
Center; : :

if) any assessment, tax, fee, levy or charge-in substitution,
partially or totally, of any assessment, tax, fee, levy or charge previously included within the
definition of rea! property tax, it being acknowledged by Tenant and Landlord that Proposition
13 was adopted by the voters of the State of California in the June, 1878 election and that
assessments, taxes, fees, levies and charges may be imposed by governmental agencies for
such services as fire protection, street, sidewalk and road maintenance, refuse removal and for
other governmental services formerly provided without charge to property owners or occupants.
It is the intention of Tenant and Landlord that all such new and increased assessments, taxes,
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fees, levies and charges be included within the definition of "Tax Expenses" for the purposes of
this Lease;

iii) any assessment, tax, fee, levy or charge allocable to or
measured by the area of the Premises or the rent payable hereunder, including, without
limitation, any gross income tax or excise tax levied by the State, City or Federal government,
or any political subdivision thereof, with respect to the receipt of such rent, or upon or with
respect to the possession, leasing, operating, management, maintenance, alteration, repair,
use or occupancy by Tenant of the Premises, or any portion thereof;

iv) ~ any assessment, tax, fee, ler or charge upon this
transaction or any document to which Tenant is a party, oreatzng or transferring an interest or
an estate in the Premises;

: V) any assessment, tax, fee, levy or charge by any
governmental agency related to any transportation plan, fund or system instituted thhm the
geographlc area of. whlch the Busxness Center is a part; o - :

“vi) ) reasonable legal and other professional fees, costs and
disbursements incurred in connection with proceedlngs to contest determine or reduce Tax

Expenses.

- An accounting fee equal o ten percent (10%) of the costs specified in
Items (i) through (xiii) above, shall also be payable by Tenant. Notwithstanding any provision of
this Subparagraph 3.3(b) expressed or implied to the contrary, "Tax Expenses" shall not inciude
Landiord's federal or state incomne, franchise, inheritance or estate taxes. In addition, in the
event that Tenant shall place any improvements'in, on, or upon the Premises, and such
improvements shall result in any increase whatsoever in Tax Expense, upon written requested
therefor, Tenant shall reimburse Landlord for any and all amounts of such increase resulting
from Tenant's xmprovements

(c) The inclusion of the improvements, facilities and services set forth
in the definition of CAM Expenses shall not be deemed to impose an obligation upon Landlord
to either have said improvements or facilities or to provide those services except to the extent
Landlord has expressly agreed elsewhere in this Lease to provide the same or some of them.

(d) Tenant's Share of CAM Expenses shall be payable by Tenant
within 10 days after a statement of actual expenses is presented to Tenant by Landlord. At
Landlord's option, however, an amount may be estimated by Landlord from time to time of
Tenant's Share of annual CAM Expenses and the same shall be payable monthiy or quarterly,
as Landlord shall designate, during each 12-month period of the Term on the same day as the
Base Rent is due hereunder. In the event that Tenant pays Landlord's estimate of Tenant's
Share of Operating Expenses as aforesaid, Landlord shall deliver to Tenant within 120 days
after the expiration of each fiscal year a reasonably detailed statement showing Tenant's Share
of the actual Operating Expenses incurred during the preceding fiscal year. If Tenant's
payments under this paragraph during said preceding year exceed Tenant's Share as indicated
on said statement, Tenant shall be entitled to credit the amount of such overpayment against
‘Tenant's Share of Operating Expenses next falling due. i Tenant's payments under this
paragraph during said preceding year were less than Tenant's Share as indicated on said
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statement, Tenant shall pay to Landlord the amount of the deficiency within 10 days after
defivery by Landlord to Tenant of said statement. |

3.4 INTENTIONALLY OMITTED.
4. Seécurity Depaosit.
4.1 Generally.

Concurrent with Tenant's execution of this Lease, Tenant shall pay the Security
Deposit to Landlord, which shall be held by Landlord as collateral security for the full and faithful
performance by Tenant of each and every term, provision, covenant and condition of this
Lease. The Security Deposit shall not bear interest and shall not be considered an advance
payment of rent {or any other sums payable by Tenant under this Lease) or a measure of
Landlord's damages in case of a default by Tenant. The Security Deposit shall not be
considered as a trust fund, and Tenant expressly acknowledges and agrees that Landlord is not
.acting as a trustee-orin any fi fiduciary capactty in-controlling or, using- Tenant's Security Depostt

.~',‘~Landlord atits’ optlon may malntam the Security Deposit separate and apart from Landlords :

general andfor other funds, or may commingle the Security Deposit with Landlord's general
and/or other funds. In each instance when the Base Rent increases during the Lease Term, -
Tenant shall, within fourteen (14) business days after wiitten demand therefor, deposit with
‘Landlord an additional sum so that the amount of the Security Deposit held by Landiord shall at
all times bear the same proporticn to the then current rate of Base Rent as the amount. of the
Security Deposit set forth in Paragraph 15 of the Basic Lease Provisions bears to the initial rate
of Base Rent set-forth in Paragraph 11 thereof. i '

42  Retum.

. {f Tenant shall fully. and faithfully comply with all the terms, provisions, covenants
" and conditions of this Lease, the Security Deposit (or any baldnce thereof) shall be retumed fo
Tenant, withaut interest, after the termination of this Lease and after the removal of Tenant and
surrender of possession of the Premises to Landlord in accordance with the terms and
conditions of this Lease and applicable law.

4.3 . Default

If Tenant defaults in respect of any of the terms, provisions, covenants or
conditions of this Lease, including, but not limited to, payment of any rent and other sums of
money payable by Tenant under this Lease, Landlord may, but shall not be required to, use,

_apply or retain the whole or any part of the Security Depcesit to the payment of any sum in
default, or any other sum, including but not'iimited to, any damages or deficiency in reletting the
Premises, which Landlord may expend or be required to expend by reason of Tenant's default.
Whenever, and as often as, Landlord has used the Security Deposit to cure Tenant's default
hereunder, Tenant shall, within ten (10) days after notice from Landlord, deposit additional
money with Landlord sufficient to restore the Security Deposit 10 the full amount originally paid.
The failure of Tenant to restore any such deficiency shall constitute a default hereunder.
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4.4 Transfer.

If Landlord transfers its interest under this Lease, Landiord may assign the

Security Deposit to the new landiord and thereafter Landlord shall have no-further liability for-
the return of the Security Depasit, and Tenant agrees t0 lock solely to the new iessor for the
return of the Security Deposit. The provisions of the preceding sentence shall apply to every
transfer or assignment of Landlord's interest under this Lease. Tenant agrees that it will not
assign or encumber or attempt to assign or encumber the monies depaosited as security and
that Landlord, its successors and assigns, may return the Security Deposit to the original
Tenant and shall be relieved of any liability thereto, regardless of one or more assignments of
the Lease or any such actual or aftempted assignment or encumbrances of the monies held as
‘the Security Deposit. '

5. Use.
5.1, Generally. |

: 514 'I:’he Pfer.r.i'iee's- ehall be occupied and used by T.er'la.ht soleiy es 'se’f
forth in Paragraph 16 of the Basic Lease Provisions.

5.1.2y This Lease does not grant any exclusive use rights to Tenant.

5.1.3 Tenant agrees to the following with respect to the Premises
and/or the Business Center: - '

1
<«

(a)  Tenant shall conduct the business for which the Premises
have been rented Tenant sha(i personally operate such busxness

(b) T_enant shall not display or store merchandise, inventory or
materials outside of the Premises. ' o

(c) No unsightly objects shall be placed in, on, against or near
windows or glass walls so as to be visible from the exterior of the Building. No gates, doors,
blinds or shades which would be visible from the exterior of the Building may be instalted
without the prior approval of Landiord.

(d)  Tenantshall be solely responsible for the protection of all
items of personal property in the Premises against theft, loss or damage and Landlord shall
have no liapility with respect thereto.

' (&) No flammable or toxic materials may be kept on the
Premises or the Business Center except as authorized by Landiord in Landlord's sole and
absolute discretion. Tenant shall immediately dispose of all unauthorized flammable or toxic
waste materials at Tenant's own expense.

(f) No trash shall be burned in the Businzss Center, All
garbage shall be disposed of in containers to be provided by Landlord. Tenant shall not deposit
any liguid trash anywhere in the Business Center. Landlord, in its sole and absolute discretion,
shall determine the accepiability of any trash deposiied by Tenant anywhare in the Business
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Center. Landlord reserves the right to require Tenant to make separate arrangements for trash
removal, at Tenant's sole cost and expense.

{g)  Tenantshall not abuse plumbing features serving the
‘Premises or install any equipment which overloads the electrical system-serving the Premises. -

() - Tenantshall not install any radio or television antenna,
loudspeaker or other device on the roof or exterior walls of the Premises nor shall Tenant
penetrate the roof in any manner. Tenant shail not interfere with radio or television
broadcasting ar reception from or in the Business Center or elsewhere. Neither Tenant norits
agents, employees, contractors, invitees or representatives or any other party claiming under
Tenant shall make, or permit to be made, any unseemly or disturbing noises or disturb or
interfere with any occupants of the Business Center or neighboring buildings or premises by the.
use of any musical instrument, radio, phonograph, mechanical apparatus audio equipment or .
any other itern which shall be audible outside the Premises.

. : r ) . Tenant shall keep any mechanzcal apparatus on the .
Premrses free from dlsruptrve noise and vxbratlon

) Tenant shall not use or allow the use of the Premises for
any unlawfui or immoral purpose, nor for any purpose which would tend to cause a cancellation -
"ar increase the cost of any-insurance covering the Premises or the Building or the Business
Center, nor allow any disorderly or noisy conduct on the Premises.
T (k)  Tenant shall not use or allow the use of the Premises.as a
living quarters.

0 Tenant shall not conduct “bankruptcy" or “going-out-of-
business" sales on the Premises or at the Business Center. '

- (m)  Tenant shall not keep any anrmals on the Premises or at
the Business Center.

‘ (n)  Alcoholic beverages may not be manufactured sold or
transferred anywhere in the Business Center.

_ (o) Coin-operated devices may not be installed anywhare in
the Business Center except as Landiord may permit in its sole and absolute discretion.

() No political meetings may be conducted anywhere in the
Business Center. ‘

(@)  Tenant shall not place any object on roofs or ledges.
(n Landlord reserves the right to change the name and/or

sireel address of the Business Center. Tenant shall bear any expenses in connection with such
modification.
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{s) All permitted uses and aclivities shall be conducted wholly
within the Premises. ‘ :

(t) Tenant $héli not permit any smoking in the Premises.

5.2 Compliance with Law.

Tenant shall, at its expense, comply with all laws, recommendations, ordinances,
rules and regulations of governmental, public, private and other authorities and agencies,
including those with authonty over insurance rates, with rnspact torthe use and occupancy of
the PFEITIISES

5.3 Asis.

5.3.1 ASAMATERIAL CONDITION OF THIS LEASE, TENANT
 HEREBY ACCEFTS THE PREMISES IN [TS "AS 18" CONDITION, SUBJECT TO ALL
- APPLICABLE ZONING, MUNICIPAL, COUNTY AND-STATE LAWS, ORDINANCES AND
REGULATIONS WITH RESPECT TO THE OCCUPANCY AND USE OF THE PREMISES, AND
~ ANY COVENANTS OR RESTRICTIONS NOW OR HEREAFTER OF RECORD, AND AGREES
THAT EXCEPT AS SFECIFICALLY PROVIDED TO THE CONTRARY IN WRITING HEREIN,
LANDLORD HAS MADE NO REPRESENTATIONS OR WARRANTIES OF ANY KIND OR
NATURE WITH RESPECT TO THE F’REM]SES

,(,Oﬁ (Tenant's Initials) . g%g@ (Landlord's initials)

5.3.2 Subjett to the terms of Paragraph 41 below, and except as
expressly provided to the contrary in this Lease, Landlord shall have no responsibility to make
any improvements fo the Premises or Business Center. If any improvements or modifications
are made necessary to any portion of the Business Center because of the actions or inactions
of Tenant, without limiting Landlord's remedies, Landlord, at Landlord's option, may complste
such items, at Tenant's sole cost and expense plus a managemant and administrative fee equal
to ten percent (10%) of such costs and expenses, or Landiord may elect that Tenant shall
complete such items. Tenant, at its sole cost and expense, shall complete any improverneants
to the Premises which may be required prior {o Tenant's initial opening for business. All such
improvements shall be done strictly in accordance with all the terms and conditions of this
Lease and all improvements (including withaut limitation all plans and specifications) shall be
subject o Landlord's prior approval.

5.4  Inspection; Compliance.

Landlord and Landlord's lender(s) shall have the right to enter the Premisas at.
any iime, in the case of an emargency, and otherwise at reasonable times, for the purpose of
inspacting the condition of the Premisas and for vcnrymg compliance by Tenant with this Lzase
and all applicable laws, and to employ experis and/or consuliants in connection therewith
and/or to advise Landiord with respect to Tenant's activities, including but not limited to,
inspecting, monitoring and/or effectuating the removal of any hazardous substancs or storage
tank on or from the Premisas. -The costs and expenses of any such inspections shall be paid
by the party reguesting same, uniess a default or breach of this Lease, violation of applicable
law, or a conamination, caused of contributed to by-Tenant 'zs:faund.to_ey_isi.orés,r.easonabiy. -

DOCSULSASESWORLDPORTCLN LEASE DS1298



believed by Landiord {o be imminent, or uniess the inspection is requested or ordered by a
governmental authority.as the result of any such existing or imminent violation or contamination.
in any such case, Tenant shall, upon reguest, immediately reimburse Landlord or Landlord's
lender, as the case may be, for the costs . and expenses of such inspectians.

6. Maintenance of Premises.
6.1 Maintenance by Landlord.

6.1.1 Landlord shall keep or cause to be kept the foundations, roof and
structural portions of the walls of the Premises in good order, repair and condition, except for
. damage thereto due to the acts or omissions of Tenant, its agents, employees or invitees.
Where Landlord is required so to do pursuant to the preceding sentence, Landiord shall
commence required repairs as soon as reasonably practicable after receiving Wﬁtten notice
frarmn Tenant of the need thereof. This section shall not apply in case of damage or destruction
by fire or.other casualty or condemnation or eminent domain, in'which event the obligations of .
" Landlord- shall be controlled by the relevant: articles hereunder. Except as specifically provided
in this section, Landlord shall not be obligated to make repairs, replacements or improvements
of any kind upon or to the Premises, or to any equipment, merchandise, stock and trade;
faciliies or fixtures therein, all of which shall be Tenant's. responsibility, but Tenant shali give
Landlord prompt written notice of any accident, casualty, damage or other similar cccurrence in
or to the Premises or the Common Areas of which Tenant has knowledge.

- 6.1.2 Landlord and Tenant agree to the following:

(a) Landlord will replace all broken gtass with reasonable
promptness with respect to any glass featured on the exterior of the Premises, but all such -
replacements will be at Tenant's expense and will be billed to and immediately payable by
Tenant as additional rent with the next monthly instaliment of Base Rent.

(b) Landlord may, at Landlord s option, repair any damage fo
the Building or the Common Area caused by Tenant, but such repairs shall be at Tenant's
axpense and will be billed to and immediately payable by Tenant as additional rent with the next
monthly instaliment of Base Rent.

- {c) Landlord may, at Landlord's option, repair any damage 1o
the plumbing or electrical system, but such repairs, if caused by or made necessary by Tenant's
acts, omissions ar use of the Premises or Business Center, shall be at Tenant's expense and
will be billed to and immediately payable by Tenant as additional rent with the next monthly
instaliment of Base Rent. :

8.2 Maintenance by Tenant.

§.2.1 Tenant shalf at all times keep the Premises and all partitions,
windows and window frames and moldings, glass, stors fronts, doors, door openers, fixtures,
equipmeni and appurienances thereof (including fignting, heating, electrical, plumbing, .
ventilating and air conditioning fixtures and systems and other mechanical equipmant and
appurtenanc s) and all parts of the Premises in good order, condition and repair and clean,

orderiy, sanitary and safe. Tenant shall do such things as are.necessary to cause fie-2remisss.....
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to comply with applicable faws, ordinances, rules, regulations and orders of governmental and
public bodies and agencies. If replacement of equipment, fixtures and appurtenances thereio is
necessary, Tenant shall replace the same with new or complstely reconditioned equipment,
fixtures and appurtenances, and repair all damage done in or by such replacement. If Tenant
fails 1o perform its -obligations hereunder, Landlord without notice may, but shall not be
cbligated to, perform Tenant's obligations or perform work resulting from Tenant's acts, actions
ar omissions and add the cost of the same plus a management and administrative fee equalto”
ien percent (10%) of such cost, to the next instaliment of Base Rent due hereunder to be repaid
in full. ' o

6.2.2 Landlord and Tenant agree to the T'e!lowing:

' (@) Landlord has elected to employ an air conditioning system
(HVAC) maintenance service for all occupied premises at the Business Center for the benefif of
Landlord and Tenant. Tenant shall reimburse Landiord for Tehant's Share of the costs of such
service. Tenant shall be invoiced for such service in the month\y rernlttance notice next

-fol\owmg such service.” :

(b) |enant snal[ at Tenant's expense, mamtam and repairall
wxnng from the telephone companys demarcation point in the Building to the Prermses Tenant
is responsible for all telephone charges.

(c) Notwithstanding anythlng to the contrary contamed in this
Lease Tenant shall maintain the entrance to Tenant's Premises, including without limitation the
exterior walls, exterior wmdows storefronts walkways and roli-up door access areas, in a dean
and Clear condition.

8.3 ‘Surrender of Premises.

. At the expiration or earier termination of the Term, Tenant shall surrender the
Premises in the same condition as they were required to be in on the Commencemerit Date,
reasonable wear and tear excepted, and deliver all keys for, and all combinations on locks,
safes and vaults in, the Premises to Landlord at Landlord's notice address.

8.4 Palntlng, Decorating; Alteratlons

Tenant will not paint, decorate or change the architectural treatment of any part
of the exterior of the Premises nor any part of the intérior of the Premises visible from the
exterior, nor make any structural alterations, additions or.changes in the Premises, without
Landlord's prior written approval thereto, which approval may be withheld or granted at
Landlord's sole and absolute discretion, and will promptly remove any paint, decoration,
alteration, addition or changes applied or installed without Landlord's approval and restore the
Premises to an acceptable condition or take such other action with respect thersto 2s Landlord
directs. (The foregoing remedial actions by Tenant shall not limit Landlord's remsadies in the -

~event Tenant conducts unapproved alterations.)
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6.5  Additional Pravisions Regarding HVAC.

Notwithstanding the provisions of Paragraph 6.2 above, Landlord shall, at its sole
cost and expense, maks major repairs to the HVAC system for the first one hundred twenty
(120) days following the Commencement Date. Thereafter, Landiord shall, at its sole cost and
expense, absorb the first $500 in majorrepairs of the HVAC -System per vear, and Tenant shall
absorb any and all costs associated with such repairs in excess of $500 E

7. insurance.
{

Before starting any work on the Premises, Tenant will deliver to Landiord

- certificates of insurance showing that Tenant has in force, and Tenant shall have in force
“throughout the ferm hereof the following forms of insurance:

7.1~ Comprehensive General Liability Coverage.

A comprehensive general liability insurance pohcy covering habmty for bodily

: mjury and property damage and including coverage for-liability assumad by contract; completed
: operations; explosion; coliapse; products liability and personal injury liability. Such insurance,

which shall be in the amount of Nine Million Dollars {$8,000,000) in excess of a seff-insured
retention of One Million Daltars ($1,000,000) per accurrence, combined single limit, shall insure
Tenant's indemnification obligation under Paragraph 9.1 herein. Aggregate limits, if any, shall
not be less than the per occurrence limit.

7.2 INTENTIONALLY OMITTED.:
7.3 Workers' Compensation and Employers' Liability Coverage.

Workers' compensation insurance with statutory fimits and employer's liability
insurance with limits of not less than One Million Doltars ($1,000,000) per accident.

7.4. Property Damagelnsurance'. _

Property damage insurance covering Tenant's Property (defined as all trade
fixtures, inventory, merchandise, Tenant-owned alterations and utility installations, if any, and
other personal property from time to time in, on or about the Premises) in an amount not less
than one hundred percent (100%) of its replacemant cost valuation from time to time during the
term of this Lease (with a value endorsement deleting any coinsurance provisions), providing
“all risk .coverage” (also known as "special causes of loss"), including sprinkler leakage, with a

‘deductible not to exceed Twenty-Five Thousand Dollars ($25,000) per occurrence. The

proceeds from any such insurance shall be used by Tenant for the replacement of Tenant's
Property and the restoration of Tenant's trade fixtures, Tenant-owned alterations and ufility
installations, if any.

All certificates of insurance evidencing the coverages set forth in paragraphs 7.1,
7.2 and 7.2 above will name Landiord as an additional insured and will provide that Tenant's
coverage is primary to any insurance coverage obiained by Landlord. All certificates shall bear
the endorsament "INof to be canceled or modifiad without thirty (30) days' prior written nofice to
Landlord." The deiivery of the cerfificates in form and subsiance required herein shall be 2
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condition of this Lease being effective against Landlord. NomthhsLanomg anything to the
contrary contained herein, Landiord shall in no circumstances be liable for injury to Tenant's
business or for any loss of income or profit therefrom. ’

7.5  Selfinsurance by Tenant

Tenant may self-insure for fire, extended coverage, flood, personai proporty and plate
glass in lieu of the policies required. above, but only so long as any such seff-insurance will
provide equivalent coverage, reimbursement, and payment in the same way as such third-party
commercial poficies of insurance and Landlord is considered as an additional insured under
such self-insurance. Tenant shall give nofice of sel-insurance to Landlord.

8. Damagei or Destruction.

if the Premises are hereafter damaged or destroyed or rendered partially
untenantable for their accustomed use by fire or other casualty, Landlord may, at its option,
either terminate this Lease or repair the same to substantially the condition which the Premises
were in immediately prior to the happemng of such casualty (excluding stock and trade, fixtures,
furniture, furnishings; carpeting, floor covering, wall covering, drapes, ceilirig and equipment,
the repair and/or replacement of which shall be the responsibility of Tenant), and from the date
-of such casualty until-the Premises are so repaired and restored, the Base Rent payments
payable hereunder shall abate in such proportion as the part of said Premises thus destroyed or
rendered untenantable bears to the {otal Premises. Further, if any portion of the Business

Center outside the Premises shall be damaged or destroyed or rendered partially unusable,
Landlord may, at its option, terminate this Lease. Notwithstanding anything to the "ontrary
contained in this Lease, in the event Landlord elects to make any repairs in connection with any
casualty event as described in this Article 8, Landlord shall only make such repairs or
recanstruction as to return the damaged area to the condition that existed immediately prior to
the damage occurring. In addition, Landlord shall'have no obligation to repair any items which
were not part of Landlord's initial work in the Premises or Business Center, including without
limitation, any improvements made by or fixtures placed on the Premises by Tenant.

9. . Indemnification.,
9.1 Indemnification.

Tenant hereby agrees to indemnify, hold harmiess and upon demand defend
Landkord and Landlord's agents, successors and assigns, and any. mortgagees, from any
_liability, claims, demands, damages, expenses, costs and penalties (including without limitation
atiorneys' fees, consultant and expert witness fees) arising from or related to any action based
on an allegad act or omission of Tenant, its agents, employees or invitees, or any obligation of
Tenant or rights of Landlord under this Lease.

in connaction with its defense of any claim or demand of the type described
herein, Tenant shall use either the City Attorney of the City of Torance, or other counsel
reasonably satisfactory to Landlord and advance, as appropriate, costs of defense and pay said
costs as they are incurred. Howevar, if a rﬂasonable issue exisis betwean Tenant and Landlord
as o whather a claim is exciuded from Tenant's indemnity obiigation hereunder, Tenant shall
be responsibie to advance and pay costs of defznse only upon Landlord's uncertaking 1o
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described above.

reimburse Tenant for said payments, plus interest, at the legal rate if it ultimately is determined
by appropriate proceedings that such matters were nat within the scope of Tenant's indemnity
ohligation. '

g.2 Waliver.

-Neither Landlord nor Landlord's agenis, employees, ar mortgagees shall be
liable for any lass or damage to the goods, wares, equipment, merchandise, businass, '
reputation, goodwill or any other property (tangible or intangible), or for any injury fo the person
(including death) of Tenant, of any agent, employee or invitee of Tenant or of any other person,
in, upon or about the Premises caused by any use thereof or from any cause whatsoever,

" including, without limitation, water damage caused by bursting pipes or faulty plaster (exceptio

the extent-resulling c-xcluswely from (a) the willful misconduct or recklessness of Landiord, or
(b) in the case of water damage caused by bursting pipes or faulty plaster, Landlord's
intentional failure to take reasonable steps to repair within a reasonable time of receipt of notice

‘that leakage is occurring). Nar shall Landlord or its agents or employees be fiable for any such

loss, damage or injury occurring anywhere in.or about the Business Cpnter and caused byor - -
arising out.of any act of or failure to act by Tenant, any or its agents or employees, any other
tenant, any other agents or employees orany other person who is not Landlord's agent.or

employee. Landlord shall not be liable to Tenant for any damages or losses alleged 1o arise o

which are caused by the failure of Landlord to enforce the provisions of any other lease against
any other tenant in the.Business Center. Tenant hereby waives on its behalf all claims against
Landlord and all its agents and employees and any mortgagee for any los , damage or injury;

© . - !

- 10, Utilities.
10.1  Generally.

~ Tenant shall pay for all water, gas, heat, ight, 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 the Premises, Tenant shall pay a reasonable proportion
to be determined by Landiord of all charges jointly metered with ather Premises in the Business
Center. .

1. - Assignment'and Subietting.

Tenant shall not voluntarily or by operation of law assign, transfer, mortgage,
sublet or otherwise transfer or encumber all or any part of Tenant's interest in this Lease orin
the Premises. Any reconfiguration of the structuring of Terant, or transfer of partnership
interests, shares or other ownership interests in Tenant, shall constitute an assignment.

Notwithstanding the provisions of this Paragraph 11 to the contrary in the event
(i) the City of Los Angeles termjnates the CLT Private Industry Council JTPA Agreement; or (if)
the CLT Private Industry Council vacates or abandons the Premises, the City of Los Angeles, at

" iis sole and absoluie discretion, may assumes the Lease for its remaining Temmn under the same

terms and conditions of the Lease then in effect. In addition, Tenant shall have the right,
without Landlord's prior consent.or approval, at any time and from time to fime, o sublst the
whoie or any poriion or portions of the leased Premises to entities administering programs for
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the Permitted Use, including, but not limited to, Harbor College, OJT, Harbor Occupational
Center, DPSS/GAIN, San Pedro Skills Center, EDD, FEMA, and other local educational and
community based institutions and organizations. If the income collected by Tenant for any

" sublease of the whole or any portion or portions of the Premises exceeds the Base Rent or the

prc rata portion of the Base Rent ("Sublet Income") based on the rentable floor area of the
subleased portion of the Premises, as the case may be, Tenant shall pay Lardiord annually
within thirty (30) days, as additional rent, the entire Sublet income in excess of-Base Rent
applicable to the spate so subleased, along with an annual statement of Sublet income for
each sublease. Within thirty (30) days following Tenant's sublease of the whole or any portion
or portions of the Premises as provided herein, Tenant shall provide Landlord with the detaiis of
such sublease, including all information pertaining to the rent payable and the insurance to be
obtained under such sublease. Tenant acknowledges that the sublet by Tenant of the whole or
any portion or partions of the leased Premises shall not release Tenant of the liability to pay the
monthly Premise improvement Reimbursement as more fully described under Paxag"aph 41
below. ' :

12. Default; Remedies.
12.4  Default.

The occurrence of any one or more of the followmg events shall constitute a
material default of this Lease by Tenant:

12.1.1 The vacating or abandonment of the Premises by Tenant or’
the failure of Tenant to fulfill any obhgatlon under this Lease which failure endangers or

threatens life or property, or the conduct by Tenant of a pronxblted assignment, subletting or

other transfer.

12.1.2 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 three (3) days after written notice thereof from Landiord to Tenant.
In the event that Landlord serves Tenant with a Notice to Pay Rent or Quit pursuant to
applicable Unlawful Detainer statutes, such Notice to Pay Rent or Quit shall also constltute the
nofice required by this subparagraph.

12.1.3 Except as otherwise provided in this Lease, 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 paragraph 12.1.2 above, where such
failure shall continue for a period of thirty (30) days after written notice thereof from Landlord to .
Tenant; provided, however, that if the nature of Tenant's noncompliance is such that more than
thirty (30) days are reasonably required for its cure, then Tenant shall not be deemed fo be in
default if Tenant commenced such cure within said thirty (30) day period and thereafter

‘diligently prosecutes such cure to completion. To the extent permitted by law, such thirty (30)

day notice shall constitute the sole and exciusive ﬂOtICD required to be glven to Tenant under
applicable Unlawiul Detainer statuies.

12.1.4 (i) The making by Tenant of any gensral armangament or
general assignment for the bensfit of creditors; (i) Tenant becomss a "debtor” s definad in 11

U:5.C. §101 of any successor stafute thereto {unless, in the case of a pafition filed against
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Tenant, the same is dismissed within sixty (80) days), (iii) the appointment of a trustee or
receiver to take possession of substantially all of Tenant's assets located at the Premises or of
Tenant's interest in this Lease, where possession is not restorad to Tenant within thirty (30)
days; or (iv) the attachment, execution or other judicial seizure of substantially all of Tenant's
assets located at the Premises or of Tenant's interest in this Lease, where such seizure is not
discharged within thirty (30) days. in the event that any provision of this paragraph 12.1 4 is
contrary to any applicable faw, such provisian shall be of no farce or effect

12 1.5 The discovery by Landiord that any financial statement given
to Landlord by Tenant, any assignee of Tenant, any subienant of Tenant or any successor in
interest of Tenant of any.guarantor of Tenant's obligation hnreunder was materially false.

12.1.6 Except as expressly o‘cnerwxse provuded in this Lease,.the
failure by Tenant to provide Landlord with reasonabie written evidence (in duly executed original
form, if applicable) of (i) compliance with applicable iaw per Paragraph 5.2; (i) atenancy
statement as required under Paragraph 15; (iii) the subordination or nop-subordination of this
- Lease-as required under Paragraph. 15; (iv) the guaranty of the performance of Tenant's
obligations under this Lease if a guarantor is required by this Lease; (v) the execution of any
documnerit requested under Paragraph 33 (easements); or (vi) any other documentation or
information which Landiord may reasonably require of Tenant under the terms of this Lease,

where any such failure continues for a period of ten (1 0) days following written notice by or on
behalf of Landlord to Tenant.

. 12.1.7  If the performance of Tenant's obligations under this Lease is
" guaranteed: (i) the death of a guarantor; (i) the termination of a guarantor's liability with
respect to this Lease other than in accordance with the terms of such guaranty; (i) a
guarantor's becoming insolvent or the subject of a bankruptcy filing; (iv) a guarantor's refusal to:
honer the guaranty; or (v) a guarantor's breach of its guaranty obligation on an anticipatory
breach basis, and Tenant's failure, within sixty (60) days following written notice by or on behalf
of Landlord to Tenant of any such event, to provide Landlord with written altemative assurance’
- or security, which, when coupled with the then existing resources of Tenant, equals or exceeds
the combined financial resources of Tenant and the guarantors that existed at the time of
execution of this Lease. ' ’

To the extent permitted by law, any notice provided for herein shall be | in
liew of and not in addition to any notice which may be required by apphcabi law.

12.2  Remedies.

In the event of any such material default by Tenant, Landlord may atany time
thereafter, with or without notice or demiand and without limiting Landlord in the exercise of any
rlght or remedy which Landiord may have by reason of such default:

12.2.1 .Terminate Tenant's right {o pessession of the Premises by any
lawful means, in which case this Lease and the term herzof shall terminate and Tenant shall
immediately surrendar possession of the Premises to Landiord. in such event, Landlord shall
be enfitied to recover from Tenant: (i) the worth at the tims of the award of the unpaid rant
which had been eamed at the fime of termination; (i) the worth at the time of award of the
amount by which the unpaid rent which'wouid have been eamed afier termination until the fime

DOCIW EASZSWORLDPORTCLT LEASE 051928



of award exceeds the amount of such rental loss that the Tenant proves could have bean
reasonably avoided; (ili) the worth at the.time of award of the amount by which the unpaid rent
for the balance of the Term after the time of award exceeds the amount of such rental loss that
the Tenant proves could be reasonabty avoided; and (iv) any ather amoun*vnﬂcassary to
compensate Landlord for all the detriment proximately caused by the Tenant's-failure to perform
its obligations under this Lease or whichin the ordinary course of thmgs wauld be likely to result
therefrom, including but not fimited, to the cost of recovering possession of the' Prémises,
expenses of reletting, including necessary renovation and alteration of the Premises,
reasonable attornizys' fees, and that portion of the )easmg commission paid by Landlord
applicable to the unexpired term of this Lease. The worth at the time of award of the amount -
referred to in pravisions (i) and (ii) of this Subparagraph 12.2.1 shall be computed by allowing
the maximum interest allowed by applicable law. The worth at the time of award of the amount
referred to in provision (iif) of this Subparagraph 12.2.1 shall be computed by discounting such
amount at the discount rate of the Federal Reserve Bank of San Francisco at the time of award
pius one percent. Efforts by Landlord to mitigate damages caused by Tenant's.default or,
breach of this Lease shall not waive Landlord's right to recover damages under this- Paragraph.
If terminafion of this Lease is obtained through the- prOVISlonai remedy of uniawful detainer, ,
Landlord shall have the right to recover in such proceeding the unpaid rent and damages as are
recoverable therein, or Landlord may reserve therein the right to recover all or any part thereof
in a separate suit for such rent and/or damages. {f a notice and grace period required under

Subparagraph 12.1 was not previously given, a notice to pay rent or quit, or to perform or quit, -
" as the case may be, given to Tenant under any statute authorizing the forfeiture of leases for
unlawful detainer shall also constitute the applicable notice for grace period purposes required.
- by Subparagraph 12.1. In such case, the applicable grace period under Subparagraph 12.1
and under the untawful detainer statute shall run concurrently after the one such statutory -
notice, and the failure of Tenant to cure the default within the greater of the two such grace
periods.shall constitute both an unlawful detainer and a breach of this Lease entiting Landlord
1o the remedies provided for in this Lease and/or by said statute.

, 12.2.2 Maintain Tenant's right to possession in-which case this Lease
shall continue in effect whether or nat Tenant shall have vacated or abandoned the Premises
pursuant to California Civil Code Section 1851.4. In such event Landiord shall be entitled to
enforce all of Landlord's rights and remedies under this Lease, including the right to recover the
rent as it becomes due hereunder. Acts of maintenance or preservation, efforts to relet the
Premises, or the appointment of a receiver-to protect Landiord's interest under the Lease, shall
.not constitute a termination of Tenant's right to possession.

12.2.3 © Pursue any other remedy now or hereafter available fo
Landlord under the laws or judicial decisions of California. -Unpaid installments of rent and other
unpaid monetary obligations of Tenant under the terms of this Lease shall bear interest from
the date due at the maximum rate then allowable by law. .

12.2.4 The expiration or termination of this Lease and/or the
termination of Tenant's right o possession shall not relieve Tenant from liability under zny
indemnity provisions of this Lease as'to mattars occurring or accmlng during the Term hareof or
by reason of |Dnant‘s occupancy of the Premises.
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12.3  Default by Landlord.

Landlord shall not be in default unless Landlord fails to performn obligations
required of Landlord within thirty (30) days -after written notice by Tenant to Landlord and to the
holder of any first mortgage ar deed of trust covering the Premises whose name .and address
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 thirty (30) days are required for performance, then Landlord shall not bein
default if Landlord commenced performance within such thirty (30) day petiod and thereafier -
diligently prosecutes the same to complefion. This Lease may not be canceled or terminated
by Tenant by reason of any default of Landlord hereunder and Tenant's sole remedy in the
event of such default shall be to seek, subject to Paragraph 16, such damages as may be
afforded at law.

A12‘4 Late Charges.

" ease Rate") equal to the discount. rate announced from time to time by the Federal Reserve
Bank of San Francisco plus 500 basis points, or the maximum amount allowed by law,
‘whichever is less_Any payment of Rent not paid when due shall be subject to a late charge of

- ""‘“"Two Hihdred Fifty Dollars. ($250) or or five percent =nt (5%) of the Rentthen.due.and payabls,. -

whichever is more, 10 reimburse Landlord for its administrative costs and expenses in nota‘ung

and processing such late payment. Such late charge will not fimit Landiord's rightto recover ifs
actual costs of collection ar the exercise of its remedies under this Lease, at law orin equity, in
the event of a default.

125 inducement Recapture in Event of Breach. .

Any agreement by Landlord for free ar aoated rent ar ather charges applicable to
the Premises, or for the giving or paying by Landiord to or for Tenant of any cash or other
bonus, inducement or consideration for Tenant's entering into this Lease, all of which
concessians are hereinafter referred to as "Inducement Provisions”, shall be deemed
conditioned upon Tenant's full and faithful performance of all of the terms, covenants and
conditions of this Lease to be performed or observed by Tenant during the Term hereof as the
same may be extended. Upon the occurrence of a breach of this Lease by Tenant, any such
Inducement Provision shall autornatically be deemed deleted from this Lease and of no further -
farce or effect, and any rent, other charge, bonus, inducement or consideration theretofore
abated, given or paid by Landlord under such an inducement Provision shall be immediately
due and payable by Tenant to Landlord, and recoverable by Landlord as additional rent due
under this Lease, notwithstanding any subsequent cure of said breach by Tenant. The
acceptance by Landlord of rent or the cure of the breach which initiated the operation of this
Paragraph shall not be deemed a waiver by Landlord of the provisions of this Paragraph unless
specifically so stated in writing by Landlord at the fime of such acceptance.

13. Eminent Domain.

,/' ~ If allor any portion of the Premises or the Business Center shall be acquired or

condemnead by right of eminent domain for any public or quasi-pubiic use or purpose, or sold
under the threat of the exercise of said:power, then Landiord-al-its-eisclion may terminate this
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Lease by giving notice to Tenant of its election, and in such event, rentals shall be apportioned
and adjusted as of the date of termination. |f the Lease shall not be terminated asaforesaid,
then it shall continue in full force and effect, and Landiord shall within a reasonable time after
possession is physically taken (subject to delays due to shortage of labor, materials or
equipment, labor difficulties, breakdown of equipment, government restrictions, fires, other
casualties or other causes beyond the reasonable control of Landlord) repair or rebuild what
remains of the Premises for Tenant's occupancy (to the extent that Landlord initially conducted
such construction activity for Tenant) for Tenant's occupancy; and a just proportion of the Base
Rent shall be abated, accurding to the nature and extent of the injury o the Premises unfil such
repairs and rebuilding are completed, and thereafter for the balance of the Term. Landlord.
hereby reserves, and Tenant hereby assigns to Landlord, all rights to damages on account of
any taking or condemnaﬁon or any act of any public of quasi-public authority for which damages
are payable, and to all proceeds of the sale conducted under the threat of the exercise of the
foregoing powers. Tenant shall execute such instruments of assignment as Landlord requires,
join with Landlord in any action for the recovery of damages, if requested by Landlord, and tum
over to Landlord any damages recovered in any proceeding. f Tenant fails to execute
instruments required by.Landlord, or undertake such other steps as requested, Landiord shal .
be deemed.the duly autfiorized irevocable agent and attorney-in-fact of Tenant.to execute such
instruments and undertake such steps on behalf of Tenant. However, Landlord doas not
Teserve any damages payable for trade fixtures instalied by Tenant at Tenanf‘s own cost which
are not part of the realty.

14. Broker's Fee.

Landiord and Tenant hereby represent and warrant to each other that neithar
party has had any dealings with any real estate broker, agent or finder in connection with this
Lease other than as specified in Paragraph 17 of the Basic Lease Provisions, and neither party
knows of any real estate broker, agent or finder who is entitied to a commission or finder's fee
in connection with this Lease other than as specified in Paragraph 17 of the Basic Lease
Provisions. Landlord and Tenant hereby indemnify the other against.a breach of this
representation and warranty.

15, Offset Statement; Attornment; Subordination.
15.1  Offset Statement.

Within ten (10) days after Landlord's written request therefor, Tenant shall
deliver, executed in recordable form, a declaration to any person designated by Landlord (a)
ratifying this' Lease; (b) stating the commencement and termination dates; and (c) certifying (i)
that this'Lease is in full force and effect and has not been assigned, modified, supplemenied or
amended (except by such writings as shall be stated), (ii) that all conditions under this Lease o
be performed by Landlord have been satisfied (stating exceptions, if any), (iii) that no defenses
or offsets against the enforcement of this Lease by Landlord exists (or stating those claimed);
(iv) as to 'advance Base Rent, if any, paid by Tenant; (v) the date to which Base Rent has been
paid; (vi) as to the amount of security depasited with Landlord, and such other information as
Landlord reasonably requires. Persons receiving such statements shall be entitled to rely upon
them.
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15.2  Attornment.

Tenant shall, in the event of a sale or assignment of Landlord's intarest-in the
Premises or the Business Center, or if the Premises or the Business Center comes into the’
hands of a. morigagee or any other person whether because of a mortgage foreclosure,
exercise of a power of sale under a mortgage, remedy under a senior lease or atherwise, and
notwithstanding any election by Landlord under Paragraph 15.3 to subordinate or cause to be
subordinated any “morigage" (defined therein) to this Lease, attorn te the purchaser or such
mortgagee or other person and recognize the same as Landlord hereunder. Tenant shall
execute, at Landlord's reguest, any attemment agreement required by any mortgageé or other
such person o be executed, containing such provisions as such mortgagee ar other person
requires.

15.3  Subordination.

This Lease shall be secondary, junior and inferior at all times to the lien of any

_mortgage and to the lien of any deed of trust.or other method of financing or refinancing orto

any ground lease (heremaﬁﬂr collectively referred to as “mortgage") now or hereafter existing

_against all or a part of the Business Center, and to all renewals, modifications, reéplacements,’
~ consolidations and extensions thereof, and Tenant shall execute and dsliver all documents
' requested by any morigagee or security holder to effect such subordination. if Tenarit fails to

execute and deliver any such document requesied by a morigages or security holder to affect
such subordination, Landiord is.hereby authorized to execute such documents and take such

- other steps as are necessary to effect such subordination on behalf of Tenant as Tenant's culy

authorized irrevocable agent and attorney-in-fact. Notwithstanding the foregoing, Landlord shall
have the right to subordinate or cause to be subordinated any such mortgags to this Lease.

154 Failure to Execute tnstruments.

Tenant's failure 10 execute instruments or certificates provided for in this article
within thirty (30) days after the mailing by Landlord of a written request therefor shall be a
default under thls Lnase

16, Landlord‘s Liability.

The term "Landlord" 2s used herein shall mean only the owner or owners, at the
time in question, of the fee fitle or a tenant's interest in a ground lease of the Business Center.
In the event of any transfer of such title or interest, Landlord herein named (and in case of any
subsequent transfers the then grantor) shall be relieved from and after the date of such transfer.
of all liability as respects 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 deliverad to the grantes. The obligations contained in this Lease to be
performed by Landlord shall, subject as aforesaid, be binding on Landiord's successors and

~ assigns, only during their respective periods of ownership. Notwithstanding anything to the

contrary contained herein, Tenant agraes that it shall look solely to the interest of Landlord in
the Business Center for the satisfaction or collection of any judgment againsi Landlord and no
other assats of Landlord shall be subject to levy, execution or any other procadure in
connection with the exercise of Tenant's remadies.
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17, Severability.

The invalidity of any provision of this Lease as dastermined by a court of
competem)unso;ctlon shall in no way affect the validity of any other provision hereof.

.18, lnterest on Past-Due Obhgatlons
Except as expressly herein_provided, any amount due to Landlord not paid when
due shall bear interest at the maximum rate.then allowable by law from the date due. Payment
of such interest shall nat excuse or cure any default by Tenant under this Lease; provided,

however, thatinterest shall not be payable on late charges incurred by Tenant nar an any
amounts upon which late charges are paid by Tenant. :

18. Time of Essence.

Time is of the essence with respect to the obligations to be performed under this

| ease.

20. . Additional Rent

All monetary obhgatlons of Tenant to Landiord under the terms of this Lease
shall be deemed to be rent.

21, - l.ncorporetion of Prior Agreements; Amendments.,

This Lease contains all agreements of the parties with respect to any matter
mentioned herein. No prior or contemporaneous agreement or understanding pertaining to any

" such rmatier shall be effective, This Lease may be modified in writing only, signed by the

parties in interest at the time of the modification.. Excepf as otherwise stated in this Lease,
Tenant hereby acknowledges that neithar the Broker fisted in Paragraph 14 hereof nor any
cooperating broker on this transaction nor the Landiord or any employee or agents of any of
said persons has made any oral or written warranties or representations to Tenant relative to
the condition or use by Tenant of the Premises or the Building or the Business Center and
Tenant acknowledges that Tenant assumes all responsibifity regarding the Occupational Safety
Health Ac, the legal use and adaptability of the Premises and the compliance thereof with all
apphcabie faws and regulations in effect during the term of this Lease except as otherwise

specmcaﬂy stated in this Lease.

22. Nofices.

Any notice required or permitted to be given hereunder shall be in writing and
may be given by personal delivery or by certified mall, and if given personally or by mall, shall
be deemed sufficiently given if addressed to Tenant or io Landlord at the address noted in
Paragraph 18 of the Basic Lease Provisions. Either party may by notice fo the other specify a
differant address for notice purpesas.except that upon Tenant's taking possession of the
Premises, fne Premises shall consiitute Tenant's address for notice purposes. A copy ofall -
notices required or permitied to be given to Landiord hereunder shall be concurrently
transmitted to such party or parties at such addresses as Landlord may from tims to time
nerearfter gesignats by notice to Tenant, -



23. Waivers.

“No waiver by Landlord of any provision hereof shall be deemed a waiver of any

other provision hereof or of any subsequent breach by Tenant of the same or any other

..provision. Landiord's consent to, or approval of, any act shall not be deemed to render
unnecessary the obta'ming of Landlord's consent to or approval of any subsequent act by
Tenant. The acceptance of rent hereunder by Landlord shall not be a 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 pre;cmdmg breach at the time of
acceptance of such rent. :

24. Cumulaﬁve.Remedies.

' No remedy or election hereunder shall be deemed exclusive but shall, wherever
posstbie be Cumu}at;ve with all other remadies at law orin equity.

.25. Bmdmg Eﬁect Chonce of Law.

, Subject to any provnsmns hereof restricting assignment or subletting by Tenant
" and subject to the provisions of paragraph 16, this Lease shall bind the parties, their personal
representafives, successors and assigns. This Lease shall be governed by the laws of the
State where the Business Center is located and any fitigation concerning this Lease between
the parties hereto shall be initiated in the county in which the Businass Center is located.

g ' : - -

26.  Attorney’s Fees.

If either party named herein brings an action to enforce the terms hereof or
declare rights hereunder, the prevailing party in any such action, on trial or appeal, shall be
entitied to his reasonable attorney's fees to be paid by the losing party as fixed by the court.

27. Landlord‘s Access.

Landlord and Landlord's agents shall have the right to enter the Premises,
except in the case of emergencies, at pre-arranged reasonable times for the purpose of
inspecting the same, showing the same to prospective purchasers, lenders, or tenanis, and
making such alterations, repairs, improvements or additions to the Premises or to the Building
or to'the Business Center as Landlord may deem necessary or desirable. Landlord may at any
time place on or about the Premises or the Building any ordinary "For Sale" signs and Landlord
may at any time during the last 120 days of the term hereof place.on or about the Premises any
ordinary "For Lease" signs. "All activities of Landlord pursuant to this paragraph shallbe without
abatemenl of rent, nor shall Landlord have any liability to Tenant for the same.

28.  Auctions.
Tenant shall not.conduct nor permit to be conducted, either voluntarily or.

involuntariiy, any auction upon the Premises or the Common Areas without first having obiained '
Landiord's prior writien consent. Notwithstanding anything to the contrary in this Leese,
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Landiord shall not be obiigated to exercise any standard of reasonableness in determining
whether to grant such cansent.

28. Signs.

Tenant shall not place any 5|gn upon the Premxsns or the BLsmess Center
withouit Landlord's prior written consent. Under no circumstances shall Tenant place a sign on

any roof of the Business Center. Tenant, at its sole cost and expense, shall pay for any signs
permitied by Landiord:

30. Merger.

The voluntary.or other surrender of this Lease by Tenant, or a mutual ; : :
cancellation thereof, ar a termination by Landlord, shall nat wark a merger, and shall, at the

opticn. of Landlord, terminate all or any existing subtenancies or may, at the option of Land\ofd
operate as an assxgnmnnt to Landlord of any or all of such subtenancies.

31. Guarantor.

In the event that there is guarantor of this Lease, said guarantor shall Eave the
same obligations as Tenant under this Lease.

32. Security Measures.

Tenant hereby acknowledges that Landlord shall have no obligation whatsoever
to provide guard service or other security measures for the benefit of the Premises or the
Business Center. Tenant assumes all responsibility for the protection-of Tenant, its agents, .
employees and invitees and the property of Tenant and of Tenant's agents, employees and
invitees from acts of third parties. Nathing herein contained shall prevent Landlard, at

Landlord's sole option, from providing security protection for the Business Center or any party
thereaf.

33. Easements.

Landiord reserves to itself the right, from time o time, to grant such easements,
rlghts and dedications that Landlord deems necessary or desirable, and to cause the

recordation of Parcel Maps and restrictions. Tenant shall.sign any of the aforementioned
documents upon request of Landlord within ten (10) days and failure fo do so shall constitute a
material default of this Lease by Tenant without the nead for further notice to Tenant

34, Authority.

if Tenant is.a corporation, trust, or gerneral or limited partnership, gach 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 eniity. If Tenant is a corporation
o . :

trust or partnarship, Tenant shall, within thirty (30) days aftar execution of this Lease, deliver to
Landlord evidence of such authority safisfactory to Landlord
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35. Alarm System. -

Tenant acknowledges that L_andiord has installed & twenty-four (24) hour central
security alarm system (the "System") within each suite of the Business Center, including the

Premises. in Con_nectton therew.ith,-within fen (10) days after the date of exnc:\‘.)tion of the Lease
by Landlord and Tenant, Tenant, at iis sole cost and expense, shall se

cure from the San Padro
Police Department {the "Department") a: police dispatch permit, as well as any other permit

which is required by the Department as a condition fo responding to the System (collectively

the "Permit"). Tenant shall pay Landlord for the services rendered in connection with the
Systern on a monthly basis. The cost of said service is presently Seventeen Doliars ($17.00)
per month; however, if the fee for such service is increased, Tenant shall pay, on such monthly
basis, any such.increased amounts. Tenant acknowledges that if the Department responds to
the System due o a false alarm, the Department may charge Tenant for such response.
Tenant shall promptly pay any such charge. Tenant further acknowledges that Landlord bears
no responsibility or fiability for the adequacy or refiability of the System or-its features

36.  Hazardous Materials. -
361 Generally.
Tenant represents, warrants and covenants as follows:

36.1.1 - During the terrm of this Lease, Tenant shall not cause or permit
any "Hazardous Substance” (as defined hereinbelow) to be brought upon, used, kept or stored

in, on, about or under the Premises ar the Business Center by Tenant, its agents,

represeniatives, employees, contractors or invitees, without the prior written consent of

Landlord {which Landlord may withhaold in its sole and ahsclute discretion; in no evert will such
consent be obtained unless Tenant demonstrates o Landiord's sole safisfaction that such
Hazardous Substance is necessary or useful to Tenant's business and will be brought upon,
used, kept and stored in a manner which complies with all "Environmental, Health and Safety

. Safe
Requirements” (as defined hereinbelow) regulating such Hazardous Substance and with the

highest standards prevailing in the industry for such Hazardous Substan

ce).

36.1.2 If, with the cdnsent of Landlord, any Hazardous Substance is
brought upon, usad, kept or stored in, on, about or under the Premises or the Business Center

by Tenant, then Tenant shall do so in a manner which complies with all Environmental, Health ™ .
and Safety Requirements regutafing such Hazardous Substance and with the highest standards
prevailing in the industry for such Hazardous Substance. Without limiting any of the other
obfigations of Tenant set forth in this Lease, Tenant shall, at its own cost and expense, procure
maintain in effect and comply with all conditions and requirements of any and all permits,
licenses and other governmental and regulatory approvals or authorizations required under any
Environmental, Health or Safety Requirement in connection with the bringing, use, keeping and
storage of such Hazardous Substance in, on, about or under the Premises or the Business
Center. Tenant shall submit to Landiord copies of all such permits, licenses, or other
governmental or regulatory approvals or authorizations within five (5) business days of its

receipt thereof.

38.1.3 {f the prasance of any Hazardous Substance in, on, about or
under the Premises or the Business Center caused or permitied.by 7 enant resulis in any
DOCSLEASES\WORLDPORTVCLT LEASE D619%8
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contamination of the Premises or the Business Center or the surrounding environment, Tenant
-shall promptly take all action at its sole cost and expense as are necessary to-return the
Premises or the Business Center or the surrounding environment 1o the condition existing prior
to such contamination (the "Remediation”); provided, however, that Tenant shall not underiake
any Remediation without first providing Landlord with written notice thereof and obtaining
Landlord's prior approvai therefor. Tenant shall carry out any Remediation in a manner which
will minimize the impact on the businesses.conducted by other tenants in the ‘Business Center
and in a manner which complies with-all Environmental, Health and Safety Requirements. .
_ Further, Tenant shall not undertake any Remediation, nor enter into any settiement agreement,
consent decree or other compromise with respect to any claim relating to any Hazardous
Substance in any way connected with the Premises or the Business Center without first
notifying Landlord of Tenant's intention to do so and affording Landlord ample opportunity to

appear, infervene or otherw15= appropriately assert and protect ‘Landlord's interest with respect

thereto.

36.1.4 - "Upon the expiration or early termination of the term of this

' Lease Tenant shall cause to. be removed from the Premises or the Business Center, as
appropriate, all Hazardous Sub_stances brought upon, used, kept or stored in, on, about or
under the Premises or the Business Center by Tenant, as well as all receptacles or containers
therefor, and shall cause such Hazardous Substances and such receptacles or containers to be
stored, treated, transported and/or disposed of in compliance with all appficable-Environmental,
Health and Safety Reguirements. Any Hazardous Substances or receptacles or containers
therefor which Tenant causes to be removed from the Premises or Business Center shall be
removed solely by duly licensed haulers and transported to and disposed of at duly licensed
facilities for the final disposal of such Hazardous Substances and receptacies™r containers
therefor. Tenant shall deliver to Landlord copies of any and all manifests and other
-documentation relating to the removal, storage, treatment, transportation and/or disposal of any
Hazardous Substances or receptacles or containers therefor reflecting the legal and-proper
removal, storage, treatment, transportation and/or disposal thereof. Tenant shall, at its sole
cost and expense, repair any.damage to-the Premises or the Business Center resulting from
Tenant's removal of such Hazardous Substances and receptacles or containers therefor.
Tenant's obligation to pay Base Rent and all additional rent shall continue until such removal by
Tenant has been completed to Landlord's sa’nsracuon notwithstanding the expiration or eary
termmatlon of the term of this Lease.

36.1.5 Tenant shall, from time to fime throughout the term of this
Lease, execute such affidavits, certificates or other documents as may be réquested by
Landlord concerning Tenant's best knowledge and belief regarding the presence of Hazardous
Substances in, on, about or under the Premises or the Business Center. Further, each year
throughout the term of this Lease, on the anniversary date hereof, Tenant shall deliver to
Landlord a letter stating that during the preceding year Tenant has complied with the provisions
of this Paragraph 36 or, if Tenant has not so complied, a lefter setting forth the details
concerning his noncompliance.

36.1.6 Tenant shall notify Landlord in wriling immediately upon
becoming aware of: (1) any enforcement, cleanup, remediation or other action threatenad,
instituied or completed by any governmental or reguiatory agency or privaie parson with
respact to the Pramises or the Business Center relafing 1o Hazardous Substances; (i) any

claim threatenaed or made by any parson against 7enant:or the Premisas or the Business
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Center for personal injury, property damage, other losses, contribution, cost recovery
compensation or any other matter with respect to the Premises.or the Businass Center relating
to Hazardous Substances; (iii) any reports made by or fo any governmental or regulatory
agency with respect to the Premises or the Business Center relating to Hazardous Substances
including without limitation any complaints, notices or asserted violations in connection
therewith; and (iv) any other information with respect to the Premises or the Business Cénter
relating to Hazardous Substances. Further, Tenant shall also supply to Landlord as promptly
as possible, and in any event within five (5) business days after Tenant first receives or sends
the same, copies of all claims, reports, complaints, notices, warnings, asserted violations or
other documents relating in any-way to the foregoing.

3617 Landlord and its agpnts and representatlves shall have the
right to Commumcate verbally or in writing, with any governmental or reguiatory agency or any
environmental consultant on any matter with respect tothe Premises or the Business Center
relating to Hazardous Substances. Landlord shall be entitled to copies of any and all notices,
inspection reports or other documents issued by or to any such governmental or regulatory
agency or consultant with respect to the Premises or the Business Center relating to Hazardous

'Substances

36.2 Indemnity:

if Tenant breaches any of the representations, warranties or covenants set forth
in this Paragraph 36, orif the presence of Hazardous Substances on the Premises or Business
Center caused or permitted by Tenant results in contamination of the Premises or the Business
Center, or if contamination of the Premises or Business Center by Hazardous Substances
otherwise occurs for which Tenant is legally liable to Landiord for damage resulting therefromn,
or if any lender ar govemnmental agency requires an investigation to datermine whether there
has been any contamination of the Premises or the Business Center, then, Tenant shall
indemnify and hold harmiess-Landlord, any subsidiary or other affiliate-of Landlord, and any
director, officer, shareholder, employee, agent, attorney or partner of any cf the foregoing, from
any and all claims, damages, penalties, fines, costs, liabilities and losses (including, without
limitation, diminution in value of the Premises or the Business Center, damages for the loss or
restriction on use of rentable or usable space or of any othar amenity of the Premises or the
Business Center, damages arising from any adverse impact.on marketing of space in the
Premises or the Business Center, other consequential damage and sumns paid in settlement of
claims, attomeys' fees, consultants' fees and experts’ fees) which arise during or after the Term
as a result of such contamination. This indemnification of Landlord by Tenant includes, withoui

- limitation, costs incurred in connection with any investigation of site conditions or any cleanup,
 remedial, removal or restoration wark required by any governmental or regulatory agency or

any private person due to the presence of Hazardous Substances at the Premises or the
Business Center or.in the soil or groundwater in, on, about or under the Premises or the
Business Cenier.

36.3 Inspection.
If Tenant breaches any of the representations, warrantiss or covenanis set forth

in this Paragraph 36, or if the presence of Hazardous Substances on the Premises or the
Business Center caused or permitied by Tanant results in contamination of the Premisas or the

Business Center, of if contaminaiion of the:Premises_or the Busingss Canter by Hazardous .. . - ..
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Substances otherwise occurs for which Tenant is legally liable to Landlord for damage resuliing
therefrom, or if any lender or governmental agency requires an investigation to determine
whether there has been any contamination of the Premises or the-Business Center, then,
Landlord and its agents and representatives.shall have the right, at any reasanable time and
from time to time during the term of this Lease, to enter upon the Premises.to perform
monitoring, festing or other analyses, and to review any and all applicable documents, notices,
correspandence or other materials which may be in the possession of Tenant. Further, Tenant
shall be obligated to provide Landiord, within five (5) business days of Landlord's request
therefor, with copies of all such applicable documents which may be in Tenant's possession but
are not at the Premises. All costs and expenses reasonably incurred by Landlord in connection
therewith shall become due and payable by Tenant upon Landlord's presentation to Tenant of
an invoice therefor. '

36.4 Hazardous Substance.

As used herein, the term “"Hazardous. Substance” shall mean any substance,
material, waste, contaminant or pollutant determined by any local, regional, state or federal
governmental agency, court, judicial or quasi-judicial body or legislative or quasi-legislative
body pursuant to any Environmental, Health.and Safety Requiremant fo be-hazardous, toxic,
infectious, radioactive, ignitable or flammable, corrosive, persxstent or bioaccumulative,
explosive, reactive or otherwise dangerous.

365 Environmental, Health and Safety Requirement.

_ As used herein, the tarm "Environmental, Health and Safety Requirement" shall
mean any law, statute, ordinance, rule, regulation, order, judgment or decree promuigated by
any local, regional, state or federal governmental agency, court, judicial ar quasi-judicial body or
legislative or quasi-legisiative body which relates to matters of the environment, health,
industrial hygxene ar safety

36.6 L(abmty.

ANY AND ALL LIABILITIES ARISING FROM THE MANUFACTURING,
GENERATION, HANDLING, USE, STORAGE, TREATMENT, TRANSPORTATION OR
DISPOSAL OF HAZARDOUS SUBSTANCES PERFORMED OR CAUSED TC BE
PERFORMED BY TENANT, OR ITS AGENTS, REPRESENTATIVES, EMPLOYEES,
CONTRACTORS OR INVITEES, SHALL AT ALL TIMES REMAIN THE SOLE
RESPONSIBILITY OF TENANT AND TENANT SHALL RETAIN ANY AND ALL LIABILITIES
ARISING THEREFROM. NOTWITHSTANDING ANYTHING TO THE CONTRARY SET
FORTH IN THIS PARAGRAPH 36, ANY ACT BY LANDLORD OR ITS AGENTS CR
REPRESENTATIVES HEREUNDER SHALL NOT CONSTITUTE AN ASSUMPTION BY
LANDLORD OF ANY OBLIGATIONS, DUTIES, RESPONSIBILITIES OR LIABILITIES OF
TENANT HEREUNDER, INCLUDING WITHOUT LIMITATION TENANT'S COMPLIANCE WITH
ANY -ENVIRONMENTAL, HEALTH OR SAFETY REQUIREMENT, WHICH TENANT SHALL
RETAIN UNDER ALL CIRCUMSTANCES AND SHALL INDEMNIFY, DEFEND AND HOLD
HARMLESS LANDLORD AS PROVIDED HEREIN. FURTHER, NOTWITHSTANDING.
ANYTHING TO THE CONTRARY SET FORTH-IN THIS PARAGRAPH 36, EVEN THOUGH
HAZARDOUS SUBSTANCES REMOVED, TRANSPORTED AND DISPOSED OF 8Y TENANT
MAY ORIGINATE FROM THE PREMISES OR THE BUSINESS. C*—NT:R TENANT SHALL
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REMAIN FULLY LIABLE FOR THEIR REMOVAL, TRANSPORTATION AND DISPOSAL AND

SHALL INDEMNIFY, DEFEND AND HOLD HARMLESS LANDLORD AS PROVIDED HEREIN.

36.7 Survival.

The representations, warrantlns ‘covenants, agreements and indemnities of
Tenant set forth in this Paragraph .36 shall survive the expiration or earlier termination of this
Lease and shall not be affected by any investigation, or information obtained as a result of any
investigation, by or on behalf of Landlord or any prospeciive tenant.

’ 37. - Amendments.

This Lease may be modified only in writing, signed by the parties in interest at
the time of the modification. The parties shall amend this Lease from time to time to refiect any
adjustments that are madse to the Base Rent or other rent payable under this Lease. As longas
they do nat materially change Tenant's obligations hereunder, Tenant agrees to make such
reasonable non-monetary modifications to this Lease as may be reasonably required by an
institutional, insurance company, or pension plan lender in connection with-the obtaining of
normal financing or refinancing of the property of which the Premises are a part,

38; Relocation.

. At Landiord's option, Landiord may cause Tenant to relocate, upon thirty (30)
days' prior written notice, at Landlord's sole expense; to simifat tontiguous space frontad by
North Gaffey Street which is within the Business Center reasonably deemed by Landlord to be
comparable o the Premises as lmprovnd in accordance with the Tenant Work Letter (defined
beiow in Paragraph 41.1).

30. Holdover..'

There shall be no holding over by Tenant after the expiration or earfier

" termination of this Lease and the failure by Tenant to deliver passession of the Premises to

Landiord shall be an untawful holdover. During any period in which Tenant so holds over, the
monthly rental value of the Premises, payable from the date immediately following the date on
which Tenant was to deliver the Premises through and including the date Tenant sodelivers the
Fremises, shall be deemed to equal the product of one and one-half (1% ) times the sum of (a)
the monthly Pase Rent payable for the-month immediately preceding such holdoverand (b) all
otheritems of additional rent that would have been otherwise payable-hereunder had this Lease
not expired or been terminated. Acceptance by Landlord of any such rent during the period in
which Tenant so holds over shall not cure or waive Tenant's default, nor prevent Landlord from
exercising, before or after such acceptance, any of the remedies provided by this Lease or at
law or in equity. Payment of any such rent and other sums during any holdover period shall not

_excusa Tenant's obligation to vacate and surrender the Premises on the date, and in the

manner and condition, reqUired under this Lease.
40, Courtesy Notice of Adjacent Space.

As a courtesy to Tenant only, Landiord hereby agrees, from time {o fime, fo
provide Tenant with notice of any spacs adjacent fo'the Premises which may from fime to fims
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become available for lease. Tenant understands and acknowiedges that Landiord in its usual
course of business, doss not offer tenants the first right to negotiate to take more space, nor .
options on additional space.

41. Premises lmprovements

41.1  Subject fo the terms and conditions set forth in‘this Paragraph 41
L andlord shall up front the costs and expenses associated with the improvements to be made
to the Premises. ("Premises improvements”), at a cost notic exceed Eighty Thousand Doltars
($80,000) ("Cap”). Immediately upon the mutual execution of this Lease between Landiord and
Tenant, Landlord shall obtain the services of Adyton Design or other mutually acceptable '
designers and coniractors to both design and construct the Premises improvements in
accordance with the “Tenant Work Letter” attached hereto and incorporated herein by this
reference as Exhibit D. Within fourteen (14) days following the mutual execution of this Lease,
Landlord shall deliver a set of final plans and specifications (“Final Plans”) for Tenant's
approval, which approval shall not be unreasonably withheld or-delayed. Landlord shall have no
obligation to commence construction of the Premises Imprevements or to bring the construction to
conclusion, as appropriate, unless each of the foliowing conditions have been satisfied:

41.'1.1 Tenant's written approval of the F'mal Plans; and

, 4112 The written approval of the Final Plans by all necessary
govemmental agencies and officials, and Landlord's ability to abtain all necessary or desirable
permits or other approvals in connection with the Premises Improvements (coliectively,
“Improvement Entitiernents”).

. 41.2  Any and all costs and expenses involved in the construction of the
Premises Improvements shall fall within the Cap allowance, shall be paid by Landiord, and shall
be subject to the Premises Improvement Reimbursement as described under Paragraph.41.5
below. Such costs and expenses shall include, but shall not be limited to, any and.all costs and
fees incurred by Landlerd to obtain the Improvement Eniitlements, and any and all costs and .
fees of contractars, consuitants, engineers, employees and such other personnel employed by
Landlord (collectively, "Landlord Consultants™) for the design arid construction of the Premises
improvements, including, but not limited to, the Final Plans. All Landlord Consuitants shall be
selected by Landlord in its sole and absolute discretion.- The fees and costs of subcontractors,
materialmen, contractors, consultants, engineers, employees and such other personnel
employed by Tenant (“Tenant Consultants™) shall be the sole responsibility of Tenant, and shall
in no event be an expense under the Cap to be fronted by Landiord. Each Landlord Consultant
and Tenant Consultant shall be duly qualified, experienced, registered and licensed in the State
of California for the type of wark which such Consultant will perform on the Premises. Once
commenced, the construction of the Premises improvements shall be diligently pursued, and
completed in 2 good and workmanlike manner, in accordance with the Final Plans. in no event
shall the Premises Improvements be completed later than the Rent Commencement Date set
forth under Paragraph 10 of the Besic Lease Provisions (“Completion Deadling™).

41.3  If the construction is delayed due fo circumstances beyond the control of
Landliord, such as the usual occurrences described in the force maisure clause of the latest AIA
construction contract (i.., acts of God, strikes, riot, fire, flood, war, delay of carrier, material
shortagss, embargess or inclement weather) and Landlord promptiy:rodifies Tenant of the
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commencement-and cessation of each such occurrence, then the Completion Deadline shall be

exiengedfor the same period as the period of detay. If the construction is delayed due to a

default by the general contractor under the construction contract and-Landiord is not party to

such default, and Landlord pramptly notifies Tenant of such default and acts or causes action to
be taken to promptly comnplete the construction, then the Completion Deadline shall be

. exfended for a petiod reasonably SUﬁlC\"‘ﬂt to permit Landlord 1o cause said construct\on to be
completed.

414  Any and all material vanatnons from the Final Plans whach are iniliated by
either Landiord ar Tenant, shall be submitted by the initiating party to the non- -inifiating party, in

writing for the prior wriflen approval by the non-initiating party. Such approval shall be deemed
to have been given unless the inttiating party receives notification of disapproval within ten (10)
business days after the non-initiating party's- receipt of the variation or.change order. The
inifiating party shall be deemed to have cured any reason for such disapproval by promptly
notifying the other party that such variation or change order shall be disregarded and its

submission withdrawn. Any and all costs associated with a change order, if any, shal\ be
© deemed fo be an expense falling within the Cap allowance.

M .5 Tenant understands and acknow&odges that 1t is obhgatnd to fully
reimburse Landlord for the actual amount of the costs and expenses associated with the

Premises Improvements, plus twelve percent (12%) interest-per annum, 1o be amortized over
the Term of the Lease ("Premises Improvement Reimbursements™). Commencing from the
ninetietn (80" day following the Commencement Date, the monthly Premises Improvement

Reimbursements shall be due and payable, without offset or deduction, along with the Base
Rent, on the first day of each month of the Term hereof. The Premises Improvernent

Reimbursements shall be deemed to be addifional rent under the temms of this Lease. lnthe

event Tenant fails to make fimely payments of such additional rent, Landlerd shalt have avallab!
to i, all of the ights and remedies set forth in this Leas

ilable
i g, including, but not limited te, the terms
and provisians of Paragraph 12 (Defaults; Remedies) above
C 418

Notwithstanding anything o the contrary described in this Paragraph 41,
Landiord and Tenant agree that the following terms and prows‘ons shall apply under each of the
following respective circumstances:

4181

At any fime during the Term of this Lease, Tenant may, without
any fines or penalfies, (i) remit a lump sum payment to Lessor for all or part of the Premises

improvement Reimbursement, or (i) accelerate payment of the entire balance of the Premise
improvement Reimbursement; 4

416.2

in the event Landlord and Tenant mutually agree that the cost
and expenses of the Premises Improvements may exczeed the Cap ("Excess™), Landlord shall up

ess™), |
front the amount of such Excess, and Tenant shall, within thirty (30) days following Landiord's
payment of such Excess, reimburse Landlord the full amount of such Excess
41623

n the event of an early fermination of this Lease for any reason
whatsoever, Tenant shall remit to Landlord an amount equal to the fully unamortized Premises

improvement Reimbursement no later than thirty (30) days prior to the anticipated termination
date; and :

DOCELEASESWORLDPORMCLT\LEASE 061938



41.6.4 in the event of (1) any casualty, whether insured or uninsured, tc
‘che Business Canter and/or the Premises, or (i) any condemnation of the Business Cenier and/or
the Premises, Tenant shall remit to Landlord an amount equal to the full unamortized cost of the
" Pramises Improvements no larerthan thirty (30) days following Landlord s written demand fo
- Tenant thereror :

41.7 - Tenant shall not (i) morigage, pledge assign or hypothevate this Lease
except as. otherwise allowed herein, (i) cause any liens, encumbrances or security interests to
attach to-any fixtures, equipment, leasehold improvements, betterment or any other property at
the Premises, or {iii) enter into any lease purchase, lease financing or conditional sales or
installment agreements with respect to any fixtures, equipment, leasehoid improvements,
betterments or any other property real or personal, used in, on or about or in connection with
the Premises. :

41.8 Landlord shall provide to Tenant, financial statement(s) in connection with
invoices paid by Landlord for wark performed pursuant to this. Paragraph 41, mcludmg copxes of
lnvmces and eVIdence that these invoices have been paid. .

42, City JTPA Programs.

Any improvements - made to the facility- or property by contractors paid for thh
- JTPA funds, inure to the benefit of the City of Los Angeles, and the City of Los Angsles may
elect, at its sole option, to remove such improvements provided that said improvements are not
a permanently attached fixture and/or permanently attached to the building or property.

<
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IN WITNESS WHEREOF, the parties hereto have exscuted this Lease as of the
day and year first above written. '

"LANDLORD"

CALIFORNIA DRIVE-IN THEATRES, INC:

T/eo

By AU N -
MEme:, RpAD W kT AMTEC
Title: \5€c;rlk,r_,

[,\I{ﬁme: .-‘/\-//-"9‘0’1{'— y \?g M ungs A .
tie:, /. Uice AT yo0 N

.

“TENANT™

THE CITY OF TORRANCE, a muncipal
corporation

Name: Dee Hardison
Title:  Mayor

ATTEST:

Sue Herbers
City Clerk |
(N

APPROVED AS TO FORM:

John L, Fellows i,
- City Atfomey

By%wf %%

‘Name: Heather K. Whitham
Title:  Deputy City Attorney
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DOCSLEAS

 EXHIBIT A
to The Worldport Business Center Lease

Description of Premises -

[to be attach_ed prior to'execution]
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EXHIBIT B :
to The Woridport Business Center Lease

Rules and Requlations

[to be attached prior {o exécution]
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EXHIBIT B

1. Lessee shall be entitied to parking spaces, unreserved and unassigned, on
those portions of the Common Areas designated.by Lessor for parking.  Said
parking spaces shall be used only for.parking by vehicles no larger than full size
passenger automobiles, vans or pick - up trucks, herein called Permltted Size
Vehicles." Vehicles other than Permitted Size \/ehlcies are herein referred io as
“Oversized Vehicles.” '

2. Lessee shall not permit or allow any vehicles that belong to or are controlled by
Lessee or Lessee's employees, suppliers, shippers, customers, or invitees to'be ’
loaded, unlcaded or parked in areas other than those designated by Lessor for such
acfivities. :

3. If Lessee permits or allows any of the prohibited acfivities described herein, then
Lessor shall have the right, without notice, in addition to such other rights and -
remedies that it may have, to remove or tow away the vehicle involved and charge
the cost to Lessee, which cost shall be immediately payable upon demand by
Lecsor ~

4, Parking is for Tenants, Employees, and their Clients only.

5. Ovemight parking is not permitted.



FIRST ADDENDUM TO‘LE‘ASE

| %&s FIRST ADDENDUM TO LEASE, executed as of this X0 740
day of ' , 1999, by and between CALIFORNIA DRIVE-IN

THEATRES, {NC., a California corporation (“Landlord”), and THE CITY OF

TORRANCE, a municipal corporation, for CLT Private industry Council

(“Tenant”), with reference to that certain Lease, dated June 28, 1998, between

Landlord and Tenant (the “Lease”), hereby amends, modifies and supplements

. the Lease in the following particulars but no others:

1. Effective on the date this First Addendum to Lease is executed
by both Landiord and Tenant (the "Effective. Date”), the “Premises,” as defined in-
Paragraph 4 of the Basic Lease Provisions, shall be revised to include that
certain space commonly known as Suite A of the Building, consisting of
approximately 1,390 square feet of rentable space (the "Suite A Premises”), as
delineated on Exhibit A, attached hereto and incorporated herein by this
reference. In.this regard, effective from and after the Effective Date:

a) The “Total Rentable Area” (as defined in Paragraph 5 of
the Basic Lease Provisions), shall be approximately 8,110 square feet, as
~ follows: ‘ : » ‘ ‘

- = Qriginal Premises: 6,720 sq. ft.
Suite A Premises: 1,390 sq. ft. °
- Total Rentable Area: 8,110 sq. ft.

nsT-863

- b) The "Base Rent" (as defined in Paragraph 11 of the
Basic Lease Provisions), shall be Five Thousand Seven Hundred Twenty Nine
and 76/100 Dollars ($5,729.76) per njonth.

c) "Tenant's Share” (as defined in Paragraph 13 of the
Basic Lease Provisions), shall be: Six and 57/100 percent (6.57%).

2. Exéept as herein specifically provided, no other amendment or
" modification of the Lease is intended by this Addendum and all provisions of the

11
THIS SPACE INTENTIONALLY LEFT BLANK
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-
1
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Lease shall remain unchanged and in full force and effect in accordanca WIth
their terms.

INWITNESS WHEREOF, the parties hereto have executed this
addendum as of the date first above written.

“LANDLORD™ : “TENANT™ _
CALIFORNIA DRIVE-IN ’ THE CITY OF TORRANCE, a
THEATRES, INC., a municipal corporation

California corporation

By; /%/ | By: J&LW

Narte: ' Name: Dee Hardison

Title: Title:  Mayor

ATTEST: - . APPROVED AS TO FORM:
Sue Herbers ’ : John L. Fellows [ll,

City Clerk City Attorney,

oy, e T
Name: Heather K. Whitham
" Tile:  Deputy City Attorney

1,5672-JS CLT Private/Wrldpt. 2
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SECOND ADDENDUM TO LEASE

THIS SECOND ADDENDUM TO LEASE, exceuted as of this _| ¥ dayof -
HGUST 2001 (the “Second Addendum™), by and between WOLDPORT LLC, 2
Deluware limited liabifity company (successor-in-interest 1o California Drive-In Theatres, Inc.)
(“Landlord™), and THE CITY OF TORRANCE, a municipal comoration, Jor the CL
Work force Investment Network (WiIN) (formerly known as “The City of Torrance, 2 municipul
corporation, for CLT Private Industry Council™) ("Tenant”), wilh reference {o that cerain Lease,
dated June 26, 1998, between California Dnve-In Theatres, Toc., as landlord, and Tenant, and as
amcnded by the First Addendum Lo Lease, daled vs of July 30, 1999, between Culifornia Drive-
In Theutres, Inc., as landlord, and Tenant {colleclively, the “Lease™), hereby amends, modifies
und supplements the Lease inthe following particulacs but no others:

1. Bffective August 1, 2001 the “Premises,” as defined in Paragraph 4 of the Basic
Leasc Provisions, shall be revised to include thal L cerlain space cormmonly known as Suitcs { and
J ol the Building, consisting o[ approximately {,480 squ;m: Teet ol rontablc space (the “Suites |
and J Premises™), as delinealed on Exhihit A, attached hereto und-incorporated herein by this

reference. In this repard, the following tcrms set forth in the Basic Leasce Provisions shull.be
moddfcd as follows:

2) Tolul Reptuble Arca. Effective August 1, 2001, the “Total Rentable Area” (as
defined in Paregraph 5 ofithe Basic lease Prowsxons) shall be approximately 9,590
square feet, allocated as follows:”

- SuitesD, I, I, G and H: 6,720 sq. ft.
Suite A: 1,350 sq. .

Suiles T and J: 1,480 sq. ft.

Total Rentable Area: 9,990 sq. 1.

b Te pant’s Share. llrdm and after August 1, 2001, “Tenant’s Share™ (as defined in
Parsgraph 13 ol the Basic Lease Provisions), sholl be seven and 78/100 (7,78%).

¢) Securily Deposit. Effective from and ufler August 1, 2001, the aggregate amount of
the Security Deposit (as set forth in Paragraph 15 of the Basic Tense Provisions) shalf be
Nine Thougand Six Hundred Fifly-One and 50/100 Dollars (59,651.50), as scl forth
below. Upon the execution of this Secand Addendum, Tenant shall defiver to Landlord
the sum of Five Thousend Nine Hundred Sixty-Eight Dollats (55,968), constituting the
balance of the Security Deposil due hercunder.

Deposit currently on hand:  §4,704.00

Suites I and J Premises, ond
Incrensed rent for Suttes A, D, E F, Gand H  §$3,447.50

0¢1-860
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*Doorway Repair Security Deposit™ -
(us defined in Subparagraph 6.3(2)):  $.1,500.00

-~ Total Aggregate Security Deposit:  §.9,651.50

d) Base Rent. Effective on the last to occur of (i) August 1, 2001, or (ii) the dale
Landlord delivers possession of the Suites I and J Premises 1o Tenant (the “Second

© Addendum Rent Commencement Date™), to and including December 31, 2002, the “Base
Rent” (us defined in Parngraph 11 of the Basic Lease Provisions, and Subparagraph 3.1)
for the Premises shall be Eight Thousand One Hundred Fifty-One and 50/100 Dollars
(38,151.50) per month, as adjusted upward pursuant to Subparagraph 3.2 of the Lease. In

addition, Tenant shall continue to pay all other “Rent™ as set forth in Section 3 ol the
Lense.

2. As used herein, the term “Tennination Date” (as defined in Puragruph 9 ol {he Basic

Lease Provisions) shall mean and refer to 11:59 p.m., Pacific Standard '1'ime, on December 31,
2002 ' :

3. The followiny is hereby added following -Subparagraph 6.3 of Lhe Leuse.

“6.3(a) Fire Door Removal. Tenant shall, at Tenant’s sole cost und expense, .
causc the {ire door between Suites J and H of the Building {o be removed, and the
concrete wall where the fire door is currently located to be appropriately sealed
and closed off (the ‘Doorway Repair®), which Doorway Repair shall (i) be
completed to Landlord’s full and complete sulisfaction, and (i) be pecformed on
- or before the expiration or earlier tenmination of the Lease. Upon eatering into
the Secand Addendum, Tenunt shell deposit with Landlord One Thousand Iive
Hundred Dollars ($1,500) us & security depasit covering Tenant’s completion of
the Doorwey Repeir (the ‘Doorway Repair Security Deposit’). In the event the
Doorwuy Repair is not completed in accordance with the terms of this :
Subparagraph 6.3(a), Landlord shall retain the ‘Doorway Repair Securily Deposil’
10 cover such Doorwny Repair costs.” : ‘

4. Paragraph 39 of the Lease is hereby deleted in its entirety, and the foUOWing is
inseried in its place and stead:

“39. Holding Over.

If Tenant holds over alter the term hereof, with or without the express or
implied consent of Landlord, such tenancy shall be from month to month only,
and nol a renewal hercol or an extension for any further fenm, and in such case
Rent shall be payable in an amount equal to one hundred twenty-five percent
(125%) of the amount paysble by Tenanl during the last month of the term hereal
pursuant 1o and at the times specified in Section 3 ‘herein, und such nonth (o
month tenuncy shall be subject to every olher term, covenant and agreement
conteined hercin. Nothing contained in this Section 39 shall be construed ns 2
consent by Landlord 1o any holding over by Tenant, or as relicving Tenunt from

Wenusiusera\l .cgql\.“.\'xp:rv'gc'\n\()hRS L2.dudWorldpt{revised R1.01)
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liability for any damages which such'holding over may cause Landlord, and
Landlord expreasly reserves the right to require Tenant to surrender possession of
__ the Premises to Landlord as provided in Subparagraph 6.3 herein forthwith upon
the expiration or other termination of the term ol this Lease. I Tenunt fuils o
surrender the Premises upon the expiration of the term or earlier termination of this
Lease despite demand {o do 8o by Landlord, Tenant ghall indemnify, defend and
hold harmless Landlord from and against any and all claims, demands, losses, liabil-
ities, cosls and/or expenses (including, without limitation, reasonable attomeys' fees
and expenses) arising as v result thereol, including, withoul Yimitalion, any claim

made by any succeeding tenant founded on or resulting from such failure to sur-
render.” . : ‘ '

5. The {ollowing is.hcrcby added as Section 43 of the Lease:

“43, Suites [ and J Improvements.

431  Subject to the terms and condilions set forth in this Paragﬂph 43,
Landlord shall cause improvements (o he made to Suites Land J of the Premises,
pursuant to the Proposal/Contract of Lyle Smith Construction, dated May 25,

2001, as amended by the Change Order, dated July 18, 2001 (‘Suites T and J
[mprovements’). '

432 Landlord shall imitially pay all costs and expenses covering the
Suites | and J Improvements, provided that Tenant ghall fully reimburse Landlord .
for all costs and expenses incurred by Landlord in-connection with the Suites |
and J Improvements. In addition, Landlord shall install carpet to Suites L and ] as
reasonubly selecled by Tenant, provided, however, that Tenant shall be required
to reimburse Landlord for the difference between standard grade commercial
carpel und the upgraded carpet selected (*Tenent’s Carpet Share’). Tenani's
Carpet Share and all costs and expenses covering the Suites ['and J Improvements
ure collectively referred to herein ug 'Tenunt's Share'. Tenant shall reimburse

Landlord for Tenant's Share pursuant to Subparapraph 43.3 and Section 43.4
below.

43.3 Tenant hereby ngrees and shall pay to Landlord Tenant's Share, with
interest thercon from and after the Second Addendum Rent Commencement Dale,
at the rate of ten percent (10%) per annum. Tepant’s Share, logether with acerued
but unpaid intereat thereon shall be paid in equal monthly installments, calculated-
by amartizing Tenant's Share over the period commencing on the Second
Addendum Rent Commencement Date and ending December 31, 2002, at which
(ime all outstanding principal of Tenant’s Shure and accrued unpaid interesi shall
be due and payable. Tenant’s Shere shall be due and payable, without offset or

deduction, along with the Buse Rent, on the first day of cach calendar month dunng
the Term hereof,

Notwithstanding the foregoing, the unpaid balance of Tenant’s Share, and
all acerued unpaid intercul therean shirll became due and puyahle on the first o

Wvenus\usors\.ogal\USaperiicin\BR §.1x2 due\Worldpl revired 8.1.01)
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oceur of (i) December 31, 2002; (ii) thirty (30) days prior to the expiration or
earlier terminelion.of this Leease, or (iii) thirty (30) days following Landlord's
- written demand for payment following any casually to the Business Center and/or
“the Premises, or any governmental taking of any portion of the Business Center ar
the Premiscs. Tenant reserves the privilege of prepaying Tenant’s Share, and o))
accrued unpaid interest lhcrcon.. al any time, in whole or in part.

1 cmm

5 Share shall consmme addmonal Rent under the 1ermsy of this Lease.

In the ‘event Tenant fails 1o inuke timely payments of such additionul Rent, Landlord
shall have available to it, all of the rights and remedies sel forth in this Lease,
inclyding, but not limited to, the terms and provisions oanmgraph 12 ofthe Lease

(Defaults; Remedies).

_ 43.4  Landlord shall provide to Tenant with copies of paid invoices in
connection with the Suites I and J Improvcmcnts‘ v

6. Excepl ashercin sp:cxﬁcally provided, no olher amendment or modlﬁcatmn
ol the Lease is intended by this Addendum and al] provisions ol the Lease shall remain
unclnngcd and in full force and effect in uword'mcc with their 1erms.

IN WITNESS WHEREOF the pax‘ncs Nereto have execuled (his addcndum as ol'the date

first uhovc written,

“LANDLORD":

"WORLDPORT LLC, o Dclaware

limited Liability company

By Worldport Inc., @ Delaware

wj\f)\/ o e

Namc \gc_w« D\ cond 2dey
Tnla \f i Yresdenk

ATTEST:

Sue Herbers,
City Clerk

-

. @MA&AA

Wrenoudusert .cgelVSepenien0085.1:2 doc\Warldpr (reviced § 31.01)
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“TENANT":

THE CITY OF TORRANCE, a municipal
corporation, forthe CLT Workforce
Investment Network (WiN) (formerly
known as *“The City of Torrance, a

~ “.municipul corporation, for CLT Private -

Industry Counci)")

oy Mee %@W

Namc Dec Hardison
Titte:  Mayor

- APPROVED AS TO FORM: |

John L. Fellows, TI1,

City Attorpty

By: - i
Nanré: Patrick gullivan v

Title:  Depuly City Attorney



THIRD ADDENDUM TO LEASE

This THIRD ADDENDUM TO LEASE, executed as of this o day of

DECEMBER |, 2002 (the “Third Addendum™), by and between WORLDPORT LLC, a
Delaware limited liability company (successor-in-interest to California Drive-In Theatres, Inc.)
(“‘Landlord™), and THE CITY OF TORRANCE, 2 municipal cotporation, for the CLT
Warksource Investment Network (WiN) (formerly known as “The City of Torrance, 2 municipal
corporation, for CLT Private Industry Council™) (“Tenant™), with reference to. that certain Lease
dated June 26, 1998, between California Drive-In Theatres, Inc., as landlord, and Tenant, as
amended by the First Addendum to Lease, dated as of July 30, 1999, between California Drive-
In Theatres, Inc., as landlord, and Tenant, and as amended by the Second Addendum to Lease,
dated as of August 1, 2001, between Worldport LLC, as landlord, and Tenant (collectively, the

“Lease"”), herepy amends, mod1ﬁ°s and supplcmcnts the Lease in the following particulars but no
others:

. Paragraph 7 of the Basic Lease Provisions is hereby deleted in its entirety, and the
fol]omng 15 inserted in its place and stead:

2
O
“7. Term. Approximatc)y nine (9) years and six (6) months.” Co
S
. 2. Paragraph 9 of the Basic Lease Prowslons is hereby dc]ctcd inits entirety, and the =
following is inserted in its place and stead N\ 3
“9. Termination Date. As used herein, the term ‘Termination Date’ shall mean O
and refer to 11:59 p.m., P.S.T. on December 31, 2007 -

. fEav:
3. Base Rent. Effective from and after January 1, 2003 to and including the

Termination Date, the Base Rent shall be Eight Thousand Six Hundred Thirty-One Dollars '
($8,631) per month, as adjusted upward pursuant to Subparagraph 3.2 of the Lease. In addmon
Tenant shall continue fo pay all other “Renl” as set forth in Section 3 of the Lease.
-4, The following is hereby added at the end of Subparagraph 3.2 of the Lease:
' "Notwithstanding anything hereinabove to the conlrary, commencing from and
after January 1, 2003, in no event shall the increase in the Base Rent after any

such adjustment be greater than three percent (3%) of the amount of Base Rent
immediately preceding any such adjustment."

5. Air-conditioning Svslem Modification. From and afler the full execution and
delivery of the Third Addendum, Tenan! shall modlfy and correct the airflow/air- condmonmg
system which is currently providing airflow and air-conditioning to the Premises, in order to
achieve the maximum and efficient usage of the air-conditioning units of the Premises (the “Air-
conditioning Repairs”); provided, however, that all of the Air-conditioning Repairs shall be
subject to Landlord’s approval, and Tenant shall not commence any portion of the Air-
conditioning Repairs unless and until Tenant has received Landlord’s wrillen approval of all of

o 7 : ‘»’; )
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the plans and specifications for the same. All of the Air-conditioning Repairs shall be performed
in a good and workmanlike manner and in accordance with the terms and provisions of this
Lease, including, without limitation, the terms and provisions of Section 6.4 (governing Tenant's
Alterations). Within ten (10) days after satisfactory completion of the Air-conditioning Repairs
and Landlord’s receipt of invoices reflecting payment in full for all of the Air-conditioning
Repairs, Landlord shall reimburse Tenant for an.amount equal to fifty percent (50%) of the
actual cost of the Alir-conditioning Repairs, in an amount not to exceed Two Thousand Five,
Hundred Dellars ($2,500).

6. Inthe second (Z“d) grammatlcal sentence of Subparagraph 12.4 (Late Charges), the
words “not made when due” are hereby deleted in their entirety, and the words “not paid within
fifteen (15) days followmo the date on which Rent 1s due” are hereby inserted in their place and
stead. .

7. The follbw»ing is hereby added as Section 44 of the Lease:
“44. Eaﬂy Termination Option.

44.1 Tenant shall have the option to terminate this Lease, and all future
rights and obligations of the parties hereunder, effective 11:59 p.m., P.S.T., on
“June30, 2005 (the ‘Early Termination Option’), subject to and conditloned upon
each of the following tcrms and conditions:

(a) Tenant must provide Landlord with ‘Ev1dcnce of Non-

Fundmg (as hereinafter defined), along with the written notice set forth in
subparagraph 44.1(b) below. ‘Tenant operates at the Premises the Harbor
Worksource Center (the ‘Center’). The City of Los Angeles has funded Tenant to
operate the Center, which funding is providing to Tenant each fiscal year
commencing each July 1% (the “Funding’). In the event Tenant will not be
receiving the Funding for the period July 1, 2005 to June 30, 2006, Tenant will
provide Landlord with a writing from the City of Los Angeles addressed o~
Tenant, stating that the City of Los Angeles will not provide Tenant with the
Funding for such period (the ‘Evidence of Non- Fundmg ), which Evidence of

* Non-Funding must meet Landlord’s reasonable satisfaction that the Center will
not be funded for such period; and

(b) Tenant must deliver to Landlord written notice irrevocably
exercising its right to terminate the Lease pursuant to Tenant’s Early Termination
Option, along with the Evidence of Non-Funding set forth in Subparagraph
44.1(a) above, delivered no later than May 1, 2005.

44.2 In the event Tenant exercises its Early Termination Option, Tenant
shall quit and surrender possession of the Premises to Landlord, pursuant to the
terms set forth in Subparagraph 6.3 of the Lease, on or before 11:59 p.m;, P.S.T,,
on June 30, 2005,

ZACity of Torrance Third Addendum.doc\Worldpt
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44.3 In the event all of the terms and conditions set forth in this Section
44 are not satisfied, this Lease and all rights and obligations of the parties
hereunder shall remain in full force and effect to and including the Termination
Date."

8. Except as herein specifically provided, no other amendment or modification
of the Lease is intended by this Addendum and all provisions of the Lease shall remain
unchanged and in full force and effect in accordance with their terms.

IN WITNESS WHEREOF, the parties hereto have executed this addendum as of the date.
first above written. -

“LANDLORD™ _ “TENANT™:
WORLDPORT LLC, a Delaware THE CITY OF TORRANCE, a municipal
limited liability company v corporation, for the CLT Worksource
: Investment Network (WiN) (formerly
- By: Worldport Inc., a Delaware . known as “The Cipnof Torrance, a
. : ' municipal corpg 1 gn, for CLT Private
Industry Coupty :
By: / %A/ : 4 /
-Name: 4 : :
Title: : - By:_/ o
' ' Name: Dan Walker
Title:  Mayor
APPROVED AS TO FORM:
ATTEST: ' ‘
. John L. Fellows, II,
Sue Herbers, : _ City Attorney, -
City Clerk

By: 749/6&/1/4 /D A

: ' . m | Name:: f/ﬁ%_yf p~k— G‘ 5{ j/j[ll‘c,\
By \ ‘ Title:  Deputy City Attorney '

Z:\City of Torrance Third Addendum.doc\Worldpt



FOURTH ADDENDUM TO LEASE

This FOURTH ADDENDUM TO LEASE, executed as of this 28th day of
September 2004 (the “Fourth Addendum”), by and between WORLDPORT
LLC,a Delaware limited liability company- (successor-in-interest to California Drive-In

Theatres, Inc.) (“Landlord”), and THE CITY OF TORRANCE, a municipal
corporation, for CLT Worksource Investment Network (WiN) (formerly known as
“The City of Torrance, a municipal corporation, for CLT Private Industry Council”)
(“Tenant™), with reference to that certain Lease, dated June 26, 1998, between California
Drive-In Theatres, Inc., as landlord, and Tenant, and as amended by the First Addendum
to Lease, dated as of July 30, 1999, between Califomia Drive:In Theatres, Inc., as
landlord, and Tenant (collectively, the “Lease”), hereby amends, modifies and- -
supplements the Lease in the following particulars but no others:

1. Effective August 1, 2004 the “Premises,” as defined in Paragraph 4 of the
Basic Lease Provisions, shall be revised to show that certain space commonly known as
Suite A of the Building, consisting of approximately 1,390 square feet of rentable space . -
(the “Suite A™), as delineated on Exhibit A, attached hereto and incorporated herein by
fnis reference, shall be vacated by “Tenant” and returned to “Landlord.” In this regard,
the following terms set forth in the Basic Lease Provisions shall be modified as follows: -

a) Total Rentable Area. Effective August 1, 2004, the “Total Rentable Area” -
(as defined in Paragraph 5 of the Basic Lease Provisions), shall be approximately
8,200 square-feet, allocated as follows: -

Suites D, E,F, Gand H:  6,720sq. fi. - | &
Suites T and J: 1.480sq. ft. | g&\?
Total Rentable Area:  8.200sq. ft. ‘ -

b) Tenant’s Share. From and after August 1, 2004, “Tenant’s Share” (as defined
in Paragraph 13 of the Basic Lease Provisions), shall be Six and 65/100 (6.65%).

c) Base Rent. Effective August 1, 2004, or (i1) the date Tenant delivers
possession of Suite A premises t6 Landlord, to and including December 31, 2007,
the “Base Rent” (as defined in Paragraph 11 of the Basic Lease Provisions, and
Subparagraph 3.1) for the Premises shall be Seven Thousand Seven Hundred
Ninety Dollars & No/100 (§7,790.00) per month, as adjusted upward pursuant to
Subparagraph 3.2 of the Lease. In addition, Tenant shall continue to pay all other
“Rent” as set forth in Section 3 of the Lease.

IET-869
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2. Except as herein specifically provided, no other amendment or modification
- of the Lease is intended by this Addendum and all provisions of the Lease shall remain
unchanged and in full force and effect in accordance with their terms.

IN WITNESS WHEREOF the parties hereto have executed this addendum as of

the date first above writlen.
“LANDLORD™

WORLDPORT LLC, & Delaware
limited liability company

By: Worldport Inc., a Delaware

N,

Name: . Tra > \Levia
Title: Vice Oresidu b

ATTEST:

Sue Herbers,
City Clerk

Q%Ms

By

“ “TENANT™

THE CITY OF TO
municipal corp

NCE, a

Name: Dan Walker
Title:  Mayor

APPROVED AS TO FORM:

- City 'Attomey :

CADecuments and ScuingswodaySLocal Scitings\Temporary Iniemet Files\OLKI N\City of Torranee Addendum <4.doc\Worldpt.



) - : EXHIBIT "B"
) f)

FIFTH ADDENDUM TO LEASE

This FIFTH ADDENDUM TO LEASE, executed as of this 19th day of June, 2007
(the “Fifth Addendum”) by and between WORLDPORT LLC, a Delaware limited liability
company (successor-in-interest to California Drive-In Theatres, Inc.) (“Landlord™), and THE
CITY OF TORRANCE, a municipal corporation, for CLT Worksource Investment Network
(WIN) (formerly known as “The City of Torrance, a municipal corporation, for CLT Private
Industry Council”) (“Tenant™), with reference to that certain Lease dated June 26, 1998 between
California Drive-In Theatres, Inc., as landlord, and Tenant, and as amended by the First
Addendum to Lease, dated as of July 30, 1999, between California Drive-In Theatres, Inc., as
landlord, and Tenant, and as amended by the Second Addendum to Lease, dated as of August 1,
2001 between Worldport LLC, as landlord, and Tenant, and as amended by the Third Addendum
. to Lease, dated as of December 10", 2002 between Worldport LLC, as landlord, and Tenant, and
as amended by the Fourth Addendum to Lease, dated as of September 28", 2004, between
Worldport LLC, as landlord, and Tenant (collectively, the “Lease™) , hereby amends, modifies
and supplements the Lease in the following particulars but no others:

1. Paragraph 9 of the Basic Lease Provisions is hereby deleted in its entirety, and the following
is inserted in its place and stead:

“Q, Termination Date, 11:59 p.m., P.D.T, on June 3@, 2007.” Pursuant to Section
2.4 of the Lease Termination Option; Debt-Limitation Provision™ and Section 44
of the Lease subparagraph 44.1, which was added in the Third Addendum to
Lease, Tenant provided written notice to Landlord to exercise its option to
terminate. Effective July 1, 2007, the term of this Lease shall be considered
month-to-month, such that either party may terminate the Lease upon thirty days
written notice.

2. Effective July 1, 2007 the “Premises,” as defined in Paragraph 4 of the Basic Lease Provision,
shall be revised to show that certain space commonly known as Suite I & J of the Buijlding,
consisting of approximately 1,480 square feet of rentable space (the “Suites I.and J
Premises”), as delineated on Exhibit A, attached hereto and incorporated herein by this
reference shall be vacated by “Tenant,” and refurned to “Landlord.” In this regard the
following terms set forth in the Basic Lease Provisions shall be modified as follows:

a) Total Rentable Area. Effective July 1, 2007, the “Total Rentable Area”, (as
defined in Paragraph 5 of the Basic Lease Provisions) shall be approximately
6,720 square feet, allocated as follows:

Suite D: 1,320
Suite E: 1,320
Suite F: 1,320 .
Suite G: 1,320
_ Suite H: 1,440
Total Rentable Area: 6,720 sq. 1,

City of Torrance AddendumS.doc\Worldport
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b) Tenant’s Share. From and after July 1, 2007, “Tenant’s Share™ (as defined in
Paragraph 13 of the Basic Lease Provisions) shall be five and 45/100 (5.45%).

c) Base Rent. Effective July 1, 2007, or (ii) the date the Tenant delivers possession

© of Suite I & J premises to Landlord, the *Base Rent” (as defined in Paragraph 11
of Basic Lease Provisions, and Subparagraph 3.1) for the Premises Suite D, Suite
E, Suite F, Suite G and Suite H shall be Six-Thousand Seven Hundred and
Seventy-Two dollars and 78/100 ($6,772.78) per month, as adjusted pursuant to
Subparagraph 3.2 of the Lease. In addition, Tenant shall continue to pay all other
“Rent,” as set forth in Section 3 of the Lease.

3. Paragraph 2 of the Lease is hereby supplemented by addition of the following:

a) Section 2.4 Landlord (s} Termination Right:
Notwithstanding anything herein to the contrary, Landlord shall have the
Right to terminate this lease and all future rights and obligations of the parties at
anytime during the term of this lease, upon not less than (90) days prior written
notice to Tenant, if Landlord intends to demolish and or redevelop all or part of

the WorldporjBusiness Center.
! (Tenant’s Initials) - £ Z (Landlord’s Initials)

4. Except as herein specifically provided, no other amendment or modification of
the Lease is intended by this Addendum and all provisions of the Lease shall remain
unchanged and in full force and effect in accordance with their terms.

IN WITNESS WHEREOF, the parties hereto have executed this addendum as of the date
first above written,

“ ANDLORD"”; “TENANT":
WORLDPORT LLC, a Delaware THE CITY OF TORRANCE, a

limited habxhty coimpan e mumw
Z -/ ne%—-'
al " A

Name: Frank Scotto
Title: Mayor

APPROQVED AS TQ FORM:;
ATTEST: John L. Fellows, IT1,

City Attorney,
Sue Herbers,
City Clerk

By: : »
Name:
By d&nﬁxw Title: ~Beputy City Attorney, Tatia Strader
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EXHIBIT A
LOCATION OF THE PREMISES
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Areas to be Leased

Cubicle Space - Open Work Area - Room 102 - 100 sq ft

5% of - Training Room - Room 103 - 30 sq ft
5% of - Quiet Room - Room 117 - 4 sq ft
5% of - Resource Area - Room 118 - 34 sq ft
5% of - P.C. Lab - Room 123 - 32 sq ft

Total Area - 200 sq ft

CITY OF LONG BEACH - CALIFORNIA
DEPARTMENT OF PUBLIC WORKS, ENGINEERING BUREAU

Leased Office Space Area Vicinity Map for

Managed Career Solutions

Located at Harbor WorkSource Center
1851 N. Gaffey Street, San Pedro, Ca 90731




