STATE OF CALIFORNIA DEPARTMENT OF GENERAL SERVICES

REAL ESTATE SERVICES DIVISION

STANDARD SUBLEASE FORM

SUBLEASE COVERING PREMISES LOCATED AT

222 W 6th Street, Ste. 410 & 480 _ , 3 5 0 1 4

San Pedro, CA

SUBLESSORS FED.

L . 5-
1D, NO. OR SOCIAL SE —_ ease No.: 6875-001

e — Project No.: 140891

SUBTENANT AGENCY
Employment Development Department

Preamble

Description

Term

Early
Termination

This Agreement made and entered into thJs 4th day of. May, 2018, is 4 Sublease of that certain Lease Agreement (the
“Master Lease”). dated March 7,2018 between Pacific Place Offnce LLGa Delaware limited habthty company as Lessor (the
“Master Lessor‘ Y and Clty of Long Beach, a mumcrpal corpomtlon as Lessee. ’Ilns Sublease agreement is between

" CITY OF LONG BEACH, A,MAUNICIPAJECQRI{ORATI,:O;N “

c ‘heremafter called the Sublessor, without distinction as to number or genderl and the: State of C‘ahfomla, actmg by and through
—,the Du'ector of the Department of General Servrces heremafter called the State, e

WITNESSETH

WHEREAS under the Master Lease, Sublessor hrres from Master Lessor certain prermses located at 222 West. 6‘h Street,

‘ Smte 410 & 480, San Pedro CA 90731 as more pamcularlydescnbed in the \/Iaster Lease, and

WHEREAS a copy of the Master Lease is attached hereto, mcorporated herem as EYl’llblt “D” dated \/Iarch 7,2017,

" and made 3 a part of this sublease bythrs reference; and

WHEREAS the Master I_ease provides that Sublessor shall have the right to. sublet any pomon of the Master Leased

' Premises; and Sublessor has obtalned necessaryconsent from the Master Lessor, and

WHEREAS the Clty of Long Beach and the State of Cahfornm s Employment Development Department (EDD) desire

o consohdate certam of theu' operations at a facxhty cmrently under Master Lease w© the Sublessor-

NOW THEREFORE itis mutually agreed between the partles as lollows

1 The Sublessor hereby subleases unto-the State and. the State hereby thes from the Sublessor those certain premises
with apputtenances situated in the Oty of San' Pedro, County of Los Angeles, State of Cahfomra and more particularly
described as follows: ‘

Approximately 3,066 net usable square feet of office space on the#¢ floor (consisting of 2,889 net usable square feet of shared
space as outlined in green and 177 net usable square feet of exclusive space as dutlined in red on the attached Exhibit A Plan),
of the building located at together with Specifications marked Exhibit "B" and Sublessor compliance procedures marked
Exhibit "C", said Exhibits "A" and "B" and "C", Project No. 140891 dated March 7, 2018, hereby being incorporated by said
reference into this sublease, and including nine (9) nonexclusive and two (2) exclusive, unobstructed parking spaces contiguous
to the subject building, and unlimited use of the building's common facilities.

2. The term of this sublease shall commence on May 1, 2018, and shall end on November 30, 2022, with such rights of
termination as may be hereinafter expressly set forth.

3. The State may terminate this sublease at any time effective on or after June 30, 2021, by giving written notice to the
Sublessor at least thirty (30) days prior to the date when such termination shall become effective. If the State fails to complete

e
s
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Rent

Notices

its move out within the notice period and remains in the premises, additional rent shall be paid and prorated on a thirty (30)
day month, based on the actual number of days the State occupies the premises following the effective date of termination.

4. Rental payments shall be paid by the State, from legally available funds and subject to the California Constirution, in
arrears on the last day of each month during said erm as follows:

Rent Schedule:

SIX THOUSAND SEVEN HUNDRED TWENTY-THREE AND 89/100 DOLLARS
($6.723.89) from May 1, 2018, through June 30, 2018: then

SIX THOUSAND NINE HUNDRED THIRTEEN AND 97/100 DOLLARS

($6.913.97) from July 1, 2018, through June 30. 2019; then

SEVEN THOUSAND ONE HUNDRED THIRTY-FIVE AND 73/100 DOLLARS
($7.135.73) from July 1, 2019, through June 30, 2020; then

SEVEN THOUSAND THREE HUNDRED TWENTY-FIVE AND 82/100 DOLLARS
($7.325.82) from July 1, 2020. through June 30, 2021: then

SEVEN THOUSAND FOUR HUNDRED SEVENTY-SIX AND 63/100 DOLLARS
($7.476.63) from July 1, 2021, through June 30. 2022: then

SEVEN THOUSAND SEVEN HUNDRED SIXTY-NINE AND 38/100 DOLLARS
($7.769.38) from July 1. 2022, through November 30, 2022: and thereafter.

Rental payable hereunder for any period of time less than one month shall be determined by prorating the monthly rental
herein specified based on the actual number of days in the month. Rental shall be paid to Sublessor at the address specified in
Paragraph 5 or to such other address as the Sublessor may designate by a notice in writing. If the premises are not complete
pursuant to Paragraph 6 by the date shown in Paragraph 2, it is understood and agreed by and berween the parties that, at the
State's sole option, the dates shown in Paragraphs 2 and 3 and the dates and dollar amounts shown in Paragraph 4 may be
adjusted to the first of the month following the State's acceptance of the completed premises, such acceptance shall not
unreasonably be withheld. If the State exercises this option, it is agreed the State will complete unilaterally an amendment to
the sublease to revise the herein above stated dates. Any accrued rents for the period of time prior to the unilaterally adjusted
commencement date will be paid in accordance with Paragraph 8. Additionally, it is understood and agreed between the parties
that, at the State's option, the dates shown in the "CPI Escalator Operating Expenses" paragraph, if incorporated herein, shall
be adjusted to reflect the time delay between sublease commencement and the first of the month following the actual
acceptance date.

5. All notices and correspondence herein provided to be given, or which may be given by either party 1o the other, shall
be deemed to have been fully given when made in writing and deposited in the United States Mail, certified and postage prepaid
and addressed as follows:

To the Sublessor _ Erick Serrato
City of Loong Beach
3447 Adantic Ave.
Long Beach, CA 90807 Phone No.: (562) 570.3762
FAX No.: (562) 570.3704
Email: Erick Serrato@ pacific-gateway.org
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and to the State:

Completion and
Compliance with
Plans and

Specifications

Notice of
Completion and -
Access to
Premises durirtg
Construction

DEPARTMENT OF GENERAL SERVICES,
REAL ESTATE SERVICES DIVISION

LEASE MANAGEMENT D 6875-001

707 THIRD STREET, SUITE 5-305 PHONE NO. (916) 375-4172
WEST SACRAMENTO, CA 95605 FAX NO. (916) 375-4173

ALL NOTICES AND CORRESPONDENCE MUST REFERENCE
TENANT AGENCY AND PREMISES ADDRESS

Rental warrants shall be made payable to:= "~ :C'i'tv'of'Long'vBeach ,
and mailed to: . Paciﬁc'G\etewa\r Partnership
e S © _Attn: Erick Serrato ‘
3447 Atlantic Ave.

§ —“:Long Beach, CA 90307

Nothmg herem contained shall preclude the giving of anysuch written hotice by personal service. The address to which notices
a.ncl correspondence shall be mailed to either party may be cha.nged by glvxng wntten nouce to the other party

6 Sublessor” a.grees that, prior to May 1, 2018, and at/ Sublessors sole cost and expense; al requu'ed construcuon,
unprovements and/ or alterations, if any, shall be completed and the subleased premises. made ready for State's occupancy in

* full compliance with Exhibit "A", consrstlng of one (1) sheet tltled, "Office. Qmers, No. 140891" dited March 7,2018, and

*-+in accotdance with- Exhibit "B, copsisting “of twenty seven 27) pages, plus’ cover sheet, titled, "Outline: Specifications
- Project No. 140891" dated March 7,2018; and Exhibit "C" consmung of fifteen (15) pages titled,. 'Admlmstmtwe Reguirement
: Prolect No 140891" dated March 7,20 18 whrch E‘(.lllblts "A" a.nd "B" and "C' " are bythls reference mcorporated herem

7. Sublessor shall notify the State in’ wntmg by cemfred m;ul of the date the subleased prermses wrll be completed and
ready for occupancy at least thirty (30) days prior thereto, Such nouce ‘shall be a'condition precedent to the accrual of rental

* heretinder; except however, that if the State occupies. the. premlses pnor tothe receipt of such notrce ‘or prior to the e‘(puanon

of the notrce perxod of such notice, rental shall commence to'accrue as of the date of occupancy

Followmg execution of: this sublease, and not more than srxtydays (60) priorto compleuon of construction and occupancy

~ under this sublease; State or its contractors or other ¢ representatives shall have the right to énter the premises for the purpose

of installing certain’ eqmpment such as, but not lumted to, modulnr system furmture, and electncal -and telecommumcauons

cabhng and equipment.

State agrees to mdemmfy and hold Sublessor harmless from and agamst any cl;ums damages or other’ m)urysuffered by
Sublessor as a result of the work to be pexfb" ned pursuant to this right to enter the | prermses prior to State’s acceptance and
occupancy of the premises. " Sublessor agrees.to \mdemmty and hold State and its agents, contractors or other representatives
harmless from and against any clzihns,:dama'ges; injury or ‘other harrn suffered by reason of the neg hgence or other wrongful
act of Sublessor or rany of Sublessors agents contnctors' or other representatwes o

In no event shall the éxercise of this nght of entry be construed 0 as to cause an accelemtlon of the occupancy date of
this sublease or the obhgauon of the Stare o pay reqt. : L

Sublessor and State shall each make ‘all reasonable efforts to ensurerthat the respective construction and installation work is
scheduled in such a manner so as to not interfere with or delay the other.

In the event that one or the other party causes a delay in the other party’s work, such injured party shall be compensated in the
following manner:

Delays caused by the Sublessor.
Credit the State a compensating day of delay in the occupancy date and corresponding day of delay in payment of rent.

Delays caused by the State:
Credit the Sublessor a compensating day of payrnent of rent from the actual date of occupancy.

[Eatm)
S5
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Early Occupancy

Time limit and

Prior Tenancy

Conformity to
Exhibits

Asbestos

Parking

- Services, Unlities,

and Supplies

Compensation will be in one day increments.

The parties agree that this shall be the sole remedy for delay, in that the calculation of damages in any other manner is too

uncertain and not susceptible of accurate determination.

8. Sublessor agrees that if the subleased premises are ready for occupancy prior to the completion date specified above
in Paragraph 6, State may elect 10 occupy the premises on the earliest date practical after its receipt of the herein required
completion notice. The rent payable for any such early occupancy by the State shall be at the rate of $6.723.89 per month, and
shall be prorated on a daily basis for any partial month.

9. No rental shall accrue under this sublease, nor shall the State have any obligation to perform the covenants or observe
the conditions herein contained until the subleased premises have been made ready for occupancy in accordance with the
provisions hereof. It is specifically agreed that in the event the subleased premises are not completed and ready for occupancy
by the State on or before May 1, 2018, then and in that event the State may, at its option and in addition to any other remedies
it may have, terminate this sublease and be relieved of any further obligations hereunder, providing that a fair and reasonable
allowance for the following delays shall be added to said time for completion:

A. Acts of the State, its agents or employees, or those claiming under agreement with or grant from the State; or by

B. The acts of God which Sublessor could not reasonably have foreseen or guarded against; or by

C. Anystrikes, boycotts or like obstructive actions by employees or labor organizations and which are beyond control
of Sublessor, and which cannot be reasonably overcome; or by

D. Restrictive regulations by the Federal Government which are enforced in connection with a National Emergency.

It is understood by all parties hereto that it shall be the Sublessor's responsibility to remove any prior tenant.

10. Occupancy of the subleased premises by the State shall not relieve Sublessor in any respect from full compliance at all
times with aforesaid Exhibits "A" and "B" and "C". It is further understood and agreed that any installation not in conformity
with said Exhibits "A" and "B" and "C" shall be immediately corrected by the Sublessor at Sublessor's sole cost and expense.
In the event Sublessor shall, after notice in writing from the State requiring the Sublessor to comply with the requirements of
this paragraph in regard to a specified condition, fail, refuse or neglect to remedy such condition, State may terminate thi
sublease without further obligation, or as to such specified condition, at its option and in addition 1o any other remedy the
State may have, withhold rent due and bring the subleased premises into conformiry with said Exhibits at its own cost including
State's Administrative costs, if any, and deduct the amount thereof from the rent that may then be or thereafter become due
bereunder.

11. Sublessor hereby warrants and guarantees that the space subleased to the State will be operated and maintained free of
hazard from Asbestos Containing Construction Materials (ACCM) and agrees to the conditions for survey, testing, and
abatement of AOCM described in Exhibit "B" as applicable. Sublessor specifically agrees that, in the event the State elects to
exercise its rights under the provisions of Paragraph 16 of this sublease, any costs related to abatement or hazard from asbestos
shall be the Sublessor's responsibility as described in the aforementioned Exhibit "B."

12. Sublessor, at Sublessor's sole cost and expense, shall clearly mark the parking spaces described hereinabove as assigned
to the State of California. Said parking spaces will be arranged and maintained so as to provide unobstructed access to each
parking space at any time. In addition to any assigned parking spaces, State and its invitees shall have equal access to common
spaces provided to all tenants on a first-come, first-served basis.

13. Sublessor, at Sublessor's sole cost and expense, during the term of this sublease shall furnish the following services,
utilities, and supplies to the area subleased by the State, and also to the "common" building areas (if any) such as lobbies,
elevators, stairways, cormdors, etc., which State shares with other tenants, if any:

A. Sewer, trash disposal, and water service, including both hot and cold water to the lavatories except lavatories in
Employment Development Department public toilet rooms in lobby areas which need only cold water.

B. Elevator (if any) service.

C. Electricity and/or gas as necessary to provide power for heating, ventilating, and air conditioning, and electrical
or gas service as needed for State's operations.
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Repair and
Maintenance

D. Janitorial services sufficient to maintain the interior in a clean well- maintained condition; that is, to eliminate all
visible dust, dirt, litter, grime, stains, smears, finger marks, etc., to the greatest practical degree possible, by
performing at least the following:

Daily:

(1) Empryand clean all trash containers, and dispose of all trash and rubbish.

{2) Cean and maintain in a sanitary and odor-free condition all floors, wash mirrors, basins, toilet bowls, and
urinals,

(3) Fumish and replemsh all todet room supphes (mcludmg soap, towels, seat covers, toilet tissue, and sanitary
napkins).

(4) Sweep or dust mop all hard surface floors, and carpet sweep all carpeted areas, including stairways and halls.
Offices with hard siirface Floors in the public lobby area stiall'be -damp- mopped daily.

_ (5) Remove finger marks and smudges from all glass entrance doors, =
(6) Specifically check, and if actionis needed, then: :
© - a Dust the tops of all fidrniture; counters, cabinets; and wmdow sd]s (quch are free of interfering objects).
" b Remove spots and/ or spllls from the. carpets floors, and ; staxrwnys ‘ ‘

As rleeded;: but not less frequently than:
Twice Weekly: Vacuum all carpets.

) WEekly:
(1) Damp mop all hard surface ﬂoors v
* 7 (2). Dust all window blinds. - : : - !
| =-(3) 'Treat stainless steel: founta.ms and smks to ehmmate stains and mmeral dep051ts
. (4) ‘Spot cleanthe walls, o e : :
(3) Sweep parkmg areas and sxdewalks

‘ Quarter[y

i : (1) Smp all hard surface floors and applya new co1t of ﬂoor fuush, buff as necessa.ry to produce a umformly
shining appearance.

(7) Treat carpets for static electnc1tycontrol (Jf not mtegmted in the fabnc)
i Setm- g lly Wash all wmdows wmdow blmds hght flxtures, wale and pzunted su:faces

Aanu;illy.
(1) Stearn clean carpets £o remove all stains and spots
- (2) ean Dmpes T SEX .

In the event of failure bythe Sublessor to: urmsh any of the above services or supphes ina satlsfactory manner, the State
may furnish the same at its own cost;  and, in addmon to-any other remedy the State may r have, may deduct the amount thereof,
including State's Admlmstratlve costs from the rent that may then be, or thereafter become due hereunder.

14. A. During the suble’tse term, the’ Sublessor shall maintain the subleased premises in good repair and tenantable
condition, so as to minimize breakdowns and loss of the State's use of the premises caused by deferred or inadequate
maintenance, including, but not limited to: ’

(1)  Generally maintaining the subleased premises in good, vermin free, operating condition and appearance.
(2} Furnishing prompt, good quality repair of the building, equipment, and appurtenances.
(3)  Funishing preventative maintenance, including, but not limited to, manufacturers recommended servicing
of equipment such as elevator (if any), heating, ventlating and air conditioning equipment, and fixtures.
(#)  Furmnishing and promptly replacing any inoperative light bulbs, fluorescent tubes, ballast, starters, and filters
- for the heating, ventilating and air conditioning equipment as required.
(5)  Furnishing remedial painting as necessary to maintain the premises in a neat, clean and orderly condition.
(6) Annual testing and maintenance of all fire extinguishers in or adjacent to the subleased premises.
(7)  Repairing and replacing as necessary intrabuilding network cable and inside wire cable used for voice and
data transmission.
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Painting

Change Orders
and Alterations

(8)  Repairing and replacing parking lot bumpers and paving as necessary. Repaint directional arrows, striping,
etc., as necessary. '

(9)  Maintaining landscaped areas, including sprinklers, drainage, etc., on a weekly basis, in a growing, litter- free,
weedfree, and neatly mowed and/ or trimmed condition.

(10) Repairing and replacing floor covering as necessary. Sublessor, at Sublessor's sole cost, shall arrange for
moving of fumiture and equipment prior and subsequent to the repairing or replacement of floor covering.

(11) Keeping all walkways, parking lots, entrances, and auxiliary areas free of snow; water, oil spills, debris, or
other materials which may be hazardous to users of the building.

B. Sublessor shall provide prompt repair or correction for any damage except damage arising from a willful or
negligent act of the State's agents, employees or invitees.

C. Except in emergency situations, the Sublessor shall give not less than 24 hour prior notice to State tenants, when
any pest control, remodeling, renovation, or repair work affecting the State occupied space may result in employee
health concerns in the work environment. _

D. In case Sublessor, after notice in writing from the State requiring the Sublessor to comply with the requirements
of this paragraph in regard to a specified condition, shall fail, refuse or neglect to comply with such notice, or in
xinvitees, the State may terminate this sublease without further obligation or at its option, perform such
maintenance or make such repair at its own cost and, in addition to any other remedy the State may have, may
withhold rent due and deduct the amount thereof, including necessary costs incurred by the State required for the
administration of such maintenance and repairs, from the rent that may then be or thereafter become due
hereunder.

E. Sublessor understands and agrees that State shall not assume any of Sublessor’s obligations under the Master
Lease.

15. In addition to any painting completed prior to the commencement of this sublease, and touch-up painting required
after initial occupancy upon receipt of written request from the State, Sublessor agrees at Sublessor's sole cost and expense to
repaint all painted surfaces ([X] interior and [ ] exterior) of the subleased premises in accordance with the artached Exhibits
"A" and "B". In no event shall Sublessor be required to repaint more than once during the first sixty (60) month period of
this sublease after the painting completed prior to the commencement date, and once during any succeeding sixty (60) month
period. Sublessor shall, within forty-five (45) days from the giving of any such notice, arrange for and complete the painting.
Colors are 1o be approved by the State. Sublessor, at Sublessor’s sole cost, shall arrange for moving of furniture and equipment
prior and subsequent o the repainting, and provide drop cloths, and covers as necessary.

16. The State shall have the right during the existence of this sublease to make change orders and alterations; attach fixtures;
and erect additions, structures, or signs in or upon the subleased premises. Such fixtures, additions, structures, or signs so
placed in or upon or attached to the premises under this sublease or any extension hereof shall be and remain the property of
the State and may be removed therefrom by the State prior to the termination or expiration of this sublease or any renewal or
extension hereof, or within a reasonable time thereafter.

In the event alterations, fixtures, additions, structures, or signs in or upon the subleased premises are desired by State and
State elects not to perform the work, any such work, when authorized in writing by the State shall be performed at Sublessor
in accordance with plans and specifications provided by State. Sublessor agrees to obtain competitive bids from at least three
licensed contractors and to contract with the lowest bidder. Sublessor further agrees that the overhead and profit for the work
shall not exceed fifteen percent (15%) total for Sublessor and any general contractor combined. Within forty-five (45) days
after receiving Sublessor's notice of completion of the requested work and an invoice requesting payment therefor, together
with a complete detailed accounting of all costs for each trade, State agrees to either reimburse Sublessor by a single total
payment for the cost of such work; or, with Sublessor's prior written approval, State will amortize the cost of the requested
work over the remaining term of this sublease by increasing the monthly rent by an amount to include principal and interest
on the unpaid balance. The interest rate may not exceed the prime rate (the base rate on corporate loans posted by at least
seventyfive percent (75%) of the nation’s 30 largest banks) plus 2 percent (2%) as of the date of the States wnitten authorization
to proceed.

In the event State terminates this sublease on or after the end of the firm term, but before the expiration date of the
sublease, State agrees to pay to Sublessor the portion of the principal balance which is unamortized as of the effective date of
termination. Said payment shall be a single payment to be made within forty-five (45) days after the effective date of the
termination.
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Assignment and
Subletting

Quiet Possession

Inspection

Destruction

17. The State shall not assign this sublease without prior written consent of the Sublessor, which shall not be unreasonably
withheld, but shall in any event have the right to sublet the subleased premises.

18. The Sublessor agrees that the State, while keeping and performing the covenants herein contained, shall at all times
during the existence of this sublease, peaceably and quietly have, hold, and enjoy the subleased premises without suit, trouble,
or hindrance from the Sublessor or any person claiming under Sublessor.

19. The Sublessor reserves the right to enter and inspect the subleased premises at reasonable times, and to render services
and make any necessary repairs to the prernises.

20. If the subleased premises are totally destroyed byftre or other casualty, this sublease shall terminate. If such casualty
shall render 10 percent (10%) or less of the floor space of the subleased premises unusable for the purpose intended, Sublessor
shall effect restoranon of the | prermses as qulcklyas is reasonably possnble but n any event wnhm t.b.uty (30) days.

In the event such casualty sha.ll render more than 10 percent (10%) of such ﬂoor space unusable but not constitute total
destruction; Sublessor shall forththh gtve notice to_State of the spectfrc number of days required to repair the same. If
Sublessor under such circumstances shall not give such notice within fifteen (15) calendar days after stich destruction, or if
such notice shall specrfy that such repairs will require more than nmety (90) days to complete from date such notice is given,
State, it either such event, at its option, and in addition to maxntanmng occupancy, may terminate, this sublease or, upon notice

 to Sublessor, may elect to undertake the repairs itself, deductmg the cost thereof from the rental due orto beCOme due under

tl:llS sublease and any other sublease between Sublessor and State y i_' A

‘In the event of any such destruction other than totaL where the State has niot tertmnated the sublease as heretn provided,
or pursuant to the terms - hereof has not elected to make the répairs itself, Sublessor shall diligently prosecute the repair of said
premises and; in any event, if said repaus are not completed within the period of thirty (30) days for destruction aggregating

10 pércent (10%) or less.of the floor space, or ‘within thé period spectfled n Sublessors notice in connection with partial

destruction aggregating more. than 10 percent (10%), the State shall have the optron to terminate this sublease or complete the

. repaits itself, deducung the cost thereof from the rental due oF to become due under thJs sublease and any other sublease
between Sublessor and State ' : / . ¢ S,

In the event the State remains in possessxon of ssud prermses though partially damaged, the’ rental as: herem provrded shall

v be reduced by the same ratto as the net square feet the State is thus precluded from¢ occupymg bears o the total net square feet
* in the subleased premises. "Net square. feet” shall mean actua,l lD.SIdC dtmensrons and shall not mclude public comdors,

Subrogation
Waived

Prevailing Wage
Provision

 stairwells, elevators and restrooms

It is understood and agreed that the: State ‘or its agent has the nght to enter Its. destroyed or, parually destroyed subleased
facilities no matter what the condition.- At the State's request, the Sublessor shall unmedtately identify an’ ‘appropriate route
through the building to access the State. subleased space. If the Sublessor cannot identify an appropriate access route, It is
agreed that the State may usé- any and all means of access at its dlscretxon in order to enter its subleased space

21. To the extent authonzed by any Etre and e‘(tended coverage insurance. pohcylssued to Sublessor on the herein
subleased premises; Sublessor hereby W'uves the subroganon nghts of the insurer, and releases the State from liability for any
loss or damage covered bysaxd insurance: =

22. For those pro;ects defined as pubhc vmrls" _pursuant to Iabor Code §1720 2, the following shall apply:

A. Sublessor/contractor shall complywtth prevailing wage requirements and be subject to restrictions and penalties
in accordance with §1770 et seq. of the Labor Code which requires prevailing wages be paid to appropriate
work classifications in all bid specifications and subcontracts.

B. The Sublessor/contractor shall furnish all subcontractors/ employees a copy of the Department of Industrial
Relations prevailing wage rates which Sublessor will post at the job site. All prevailing wage rates shall be
obtained by the Sublessor/ contractor from:

Department of Industrial Relations
Division of Labor Statistics and Research
455 Golden Gate Avenue, 8t Floor

San Francisco, California 94102

C. Sublessor/ contractor shall comply with the payroll record keeping and availability requirement of §1776 of the
Labor Code.

e
=
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Fair Employment
Practices

DVBE
Pardcipation

Requirement

Service
Companies

‘Service Credit

Holding Over

% Surrender of

Possession

D. Prior to commencement of worlk, Sublessor/ contractor shall contact the Division of Apprenticeship Standards
and comply with §1777.5, §1777.6, and §1777.7 of the Labor Code and Applicable Regulations

23. During the performance of this sublease, the Sublessor shall not deny benefits to any person on the basis of religion,
color, ethnic group identification, sex, age, physical or mental disability, nor shall they discriminate unlawfully against any
employee or applicant for employment because of race, religion, color, national origin, ancestry, physical handicap, mental
disability, medical condition, marital status, age, or sex. Sublessor shall insure that the evaluation and treatment of employees
and applicants for employment are free of such discrimination.

Sublessor shall comply with the provisions of the Fair Employment and Housing Act (Government Code, Section 12500
et seq.), the regulations promulgated thereunder (California Administrative Code, Title 2, Section 7285.0 et seq)), the provisions
of Article 9.5, Chapter 1, Part 1, Division 3, Title 2 of the Government Code (Government Code, Sections 11135-11139.5),
and the regulations or standards adopted by the awarding State agency to implement such article.

24, The State of California supports the use of Disabled Veteran Business Enterprise (DVBE) and California Cenified
Small Business (SB) and we encourage the Sublessor to utilize DVBE and Certified SB to fulfill its sublease obligation under
this sublease.

25. Within fifteen (15) days after occupancy of the subleased premises by the State, Sublessor shall provide the State with
the name, address, and telephone number of an agency or person convenient to the State as a local source of service regarding
the Sublessor's responsibilities under this sublease as to repairs, maintenance, and servicing of the premises and any or all
related equipment, fixtares, and appurtenances.

26. Sublessor agrees that the rental provided under the terms of Paragraph 4 hereof is based in part upon the costs of the
services, utilities, and supplies to be furnished by Sublessor in accordance with Paragraph 13 hereof. In the event the State
vacate the premises prior to the end of the term of this sublease, or, if after notice in writing from the State, all or any part of
such services, utilities, or supplies for any reason are not used by the State, then, in such event, the monthly rental as to each
month or portion thereof as to which such services, utilities, or supplies are not used by the State shall be reduced byan amount
equal to the average monthly costs of such unused services, utilities, or supplies during the six-month period immediately
preceding the first month in which such services, utilities, or supplies are not used.

27. In the event the State remains in possession of the premises after the expiration of the sublease term, or any extension
or renewal thereof, this sublease shall be automatically extended on a month to month basis, subject to thirty (30) days
termination by either party, and otherwise on the terms and conditions herein specified, so far as applicable. If the last rental
amount shown in Paragraph 4 included the amortization of a capital sum expended by Sublessor for certain alterations and
improvements, as described in a separate paragraph herein, and the capitol sum has been fully amortized, the holdover rent
shall be reduced by the amount of the monthly amortization. If the State fails to vacate the premises within the notice period
and remains for an extended period, additional rent shall be paid and prorated on a thirty (30) day month, based on the actual
number of days the State occupies the premises following the effective date of termination. In the event the Holding Over
period lasts longer than one hundred and eighty (180) days, the State may unilaterally, reduce the monthly rent to seventy
percent (70%) of the last base rental amount paid less any amortization under paragraph (4). Notwithstanding the
aforementioned option to reduce the monthly rent; anytime during the Holding Over period, the State may unilaterally
relinquish any proportion of the Premises thereby reducing the net usable square feet specified in paragraph (1) herein and
reduce the monthly rent in proportion to the reduction in net usable square feet. It is understood and agreed by and between
the parties that the State, at the State’s sole option, may unilaterally amend the sublease to exercise options described herein.

28. Upon termination or expiration of this sublease, the State will peacefully surrender to the Sublessor the subleased
premises in as good order and condition as when received, except for reasonable use and wear thereof and damage by
earthquake, fire, public calamity, the elements, acts of God, or circumstances over which State has no control or for which
Sublessor is responsible pursuant to this sublease. The State shall have no duty to remove any improvements or fixtures placed
by it on the premises or to restore any portion of the premises altered by it, save and except in the event State elects to remove
any such improvements or fixtures and such removal causes damages or injury to the subleased premises, and then only to the
extent of any such damage or injury.
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Time of Essence,
Binding upon
Successors

No Oral
Agreements

Construction
Related
Accessibility
Standard
Compliancy Act

Lump Sum
Pavments

29. Time is of the essence of this sublease, and the terms and provisions of this sublease shall extend to and be binding
upon and inure to the benefit of the heirs, executors, administrators, successors, and assigns to the respective parties hereto.

All of the parties hereto shall be jointly and severally liable hereunder.

30. It is mutually understood and agreed that no alterations or variations of the terms of this sublease shall be valid unless
made in writing and signed by the parties hereto, and that no oral understanding or agreement not incorporated herein, shall
be binding on any of the parties hereto.

31. Pursuant to California Givil Code §1938, the Lessor states that the leased premises:

O  have not undergone an inspection by a Cemfled Access Specialist (CASp). A CASp can inspect the subject
premises and determirie whether the subject premises comply with all of the applicable construction-related
accessibility standards under state Jaw Although state law does not require a CASp inspection of the premises, the
Lessor may not prohrblt the temant from obtaining a CASp inspection of the prermses for occupancy by the
tenant, if requested by the tenant. The parties shall: mutually agree on the arrangements for the time and manner

-of the CASp inspection, the payment of the fee for the CASp irispection, and the cost of making any repairs
necessary to correct violations of construction-related accessibility standards within thé premises.

X - have u.ndergone an inspection byd Centified Access Specialist (CASp) and it'was determined that the leased

* . premises met'all applicable construction-related accessibility standards. Plusua.nt to California Civil Code §55.53 et
. seq.. Lessor shall provide a copy of the current djsabrhry access ins pecuon certificate and any mspecnou report to
© . the State within seven days of the date of execution of the lease pursuant to subdmmon ). B
0O have undervone an inspection by a Certified Access Specialist (CASp) and it was determmed that the leased
" premises did not meet all applicable construction-related accessrbnhtystanda.rds pursuant to California Civil Code
§55.53 et seq.” Lessor shall provide a copy: of any. inspection report to the State prior to the execution of the
" Lease, If the report is not provided to the State at least 48 hours prior to exesption-of the Jease, the e Stavershall
. have the nght to rescind the lease, based upon the mformauon contamed in the ieport, for 72 hours after ‘
i execution of the lease. L : , &

I

32, Notw1thstandmz the provisions of Paragraph 4. of this’ lease the State herebv agrees t0.pay Lessor the sum of

: ELEVE\I THOUSAND ONE HUNDRED ELEVEN AND NO/100 DOLLARS ($11.11L; 00) for furniture in Oféce #403

E in accordance with the attachéd Exhibits "A" and "B" ldentlﬁed in Paragraph 6 of this Iease Pavment w1ll be made by the
" State after (a) completlon bv Lessor of the alterations and 1mprovements in: accordance w1th smd EXthltS "A" and "B,"

(b) msvectlon and approval by a representative of the Degartment of General Services, and ( c) submlssmn by the Léssor

fot an invoice for such alteratlons to the address spectﬁed in Paraoraph 5 of this lease

o . SEE NE‘(T PAGE. e
(RE\IAINDER OF PAGE INTENT IONALLY LEFT BLANK)
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IN WITNESS WHEREOF, this sublease has been executed by the parties hereto as of the date first above written.

STATE OF CALIFORNIA
Approval Recommended

DEPARTMENT OF GENERAL SERVICES
REAL ESTATE SERVICES DIVISION
ASSET MANAGEMENT BRANCH

o B Wbl

DARON WHITTLE, Real Estate Officer
Real Estate Leasing and Planning Section

Date ; /41('51 é s M 19

Approved

DIRECTOR OF THE DEPARTMENT
OF GENERAL SERVICES

By

BRIAN HENSLEY{Leasing Manager
Real Estate Leasing and Planning Section

Date g!"lw(@

SUBLESSOR -
- Tom M:dina
CITY OF LONG BEACH, A MUNICIPMgistan Uiy Manage:
CORPORATION
EXECUHD PURSUANT
% TO SECTION 301 OF
/ THE CITY CHARTER
By - o
PATRICK H. WEST
City Manager

Date 7/lb,/,/<l

Approved as to Fo

By
CHARLES PARKIN
City Attorney

Date

APPROVED AS TO FORM
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EXHIBIT “A”

'DUE TO THE LARGE SIZE OF THE FLOOR PLAN
MAP (EXHIBIT “A”), A SCANNED IMAGE IS NOT
AVAILABLE IN LEGISTAR. ORIGINAL FLOOR
PLAN MAP IS ON FILE WITH THE CITY CLERK.
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Confirmétion Statement
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DIVISION 1

DIVISION 1 - GENERAL REQUIREMENTS

1.1 SUMMARY

A.  The Qutline Specnflcatuons describe minimum standards of quality and performance
for premises occupied by the State. Construction methods or materials other than
‘those stated herein may be acceptable if, in the opinion of the State, they provide
equal quality and performance

12 RELATED DOCUMENTS B : I \
A’ Lease o
B.  Exhibit “A” — Plans or Facility Design Program (written narrative)
C. Exhibit “B” — Division 3 Special Provisions:

1. Refer to Division 3 of this specification for Special Provisions, which may
amend and or supersede Division 1 and 2 requirements.

D. Exhibit “B” — Division 4 Technical Requirements:

1. Refer to Division 4 of this specification for Technical Requirements, which
may amend and or supersede Division 1 and 2 requirements.

E. Exhibit “C” — Administrative Requirements :
1. Refer to Exhibit “C” for specific requirements related to the following:
a.  State Fire Marshal Procedures
b.  Access Compliance Procedures (CBC/ADA)
.¢.  Green Building Practices

1.3 GENERAL PROVI}SIbONS

Wherever reference is made to "State," "Agency," "Department,” or other State of
California administrative department, this shall be construed to mean Department of
General Services, Real Estate Services Division, Real Estate Leasing & Planning
Section, here and after referred to as DGS. '

B. TheState’s intent is to échieve adequate standards of quality while avoiding-
unnecessary alterations, so that in all cases where an existing feature is acceptable
to DGS, the Lessor's obligation is only to maintain that feature as it exists.

C.  The Lessor shall immediately address conflicts, omissions, or errors if discovered
- within the Exhibits, or any questions regarding interpretation or clarification, by
submitting in writing to the State, a Request for Information (RFI). Responses from
the State will not change any requirement of the lease Exhibits unless so noted by the
State in the response to the RFI. In case of conflicts between Exhibit “A” and the
Exhibit “B”, the Exhibit “A” supersedes these specifications.

D Lessor shall patch, repair, and refinish to match, all existing surfaces disturbed by the
new construction. Upon completion of the project, there shall be no visual difference
between the new work and the existing conditions. No changes, modifications, or
substitutions shall be made to the premlses as shown except with the, prlor written

-approval of DGS. ‘ : .

E. LEED Certification: Inthe event the lease contract provides for a LEED certified
facility, see Division 3 Special Provisions.

2 Division 1 — General Reauirements



EXHIBIT B — OUTLINE SPECIFICATIONS
DIVISION 1

Prevailing Wage: For those projects defined as "public works" pursuant to Labor
Code §1720.2, Lessor/contractor shall comply with prevailing wage requirements and
be subject to restrictions and penalties in accordance with §1770 et seq. of the Labor
Code which requires prevailing wages be paid to appropriate work classifications in
all bid specifications and subcontracts.

Project Schedule: Upon execution of the lease, Lessor shall issue to DGS, a
complete and detailed Critical Path Method (CPM) schedule for the project, which
may be adjusted by mutual agreement as the project proceeds. The schedule shall
include allowances for periods of time necessary for the installation of State-owned
equipment and modular systems furniture. -

Construction Cost: Prior to oonstructlon Lessor shall provide to the State competitive
bids from at least three licensed contractors/subcontractors and shall contract with
the lowest acceptable bidder. The bids shall include all charges such as, but not
limited to labor, materials, tools, equipment, fees, taxes, shipping, handling, permits,
inspections, and fabrication for the work defined in the Iease exhibits. The bids shall
also include any architectural and englneermg fees. The bids shall'be itemized unit
‘cost construction estimates developed by using the Construction Specification - -
Institute (CSI) format, titles, and numbering system Lump sum cost estrmates are
not acceptable. o

New Shell Condition: The foIIowmg |tems shaII be prowded by the Lessor and shall
not be construed as tenant improvements: y

a. Extenor Window Coverings -, :
b. ¢ Capital improvements to the building’ s core and shell

C. Building’s perrmeter walls and core walls wrth drywall flnISh ready for
paint '

Fire sprmkler main loop rncludmg drops and heads

* Electrical service at a minimum of 5 watts per square foot . .
HVAC equipment and ducting to the premlses
Code’ required toilet room facilities

~Americans with- D|sab|I|ty Act (ADA) and Callfornla Bundlng Code: (CBC)
compliance work to correct all deficiencies to comply with current code

Ta "o o

Previously Constructed-and Ocoupled Space (Second Generation Condrtron) In

addition to items in paragraph l: above Lessor shall provrde the followmg at no cost
to the State: SRS

a. Code compliant cetlmg
b. Code compliant lighting systems
C. Any code required exit door and frame assemblies

Usable Area Calculation: For the purpose'of determining the net useable square feet,
State leased space shall be calculated as follows:

1. Net usable office area includes all areas assigned to the State such as:
offices, conference rooms, reception rooms, special use and supply
rooms, hallways within the space, laboratories, private toilet
rooms/showers, break rooms, auditoriums, cafeterias, and spaces
exclusively used by State. Net usable office area does not include
stairwells, stacks/shafts, janitor closets, mechanical rooms, electrical
rooms, code required toilet rooms, code required common area corridors,

3Es Division 1 — General Requirements
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EXHIBIT B — OUTLINE SPECIFICATIONS
DIVISION 1

and common area lobbies. Net usable office area is measured from the
finished surface of the office side of the corridor and other permanent
walls, the dominant surface (wall or glazing) of the exterior walls, and from
the centerline of demising walls separating other building tenants.

L. Record Documents: Lessor, at Lessor’s sole cost and expense, shall provide the
State accurate architectural drawings of the “as-is” condition of the space to be
leased, including building common areas, site/parking plan, and path of travel. The
drawings shall be in an electronic format to be determined by DGS. Any required re-
design work caused by discrepancies with the “as-is” drawings shall be the
responsibility of the Lessor. '

M. Green Building Practices: The Lessor Shall operate and maintain the leased
premises in accordance with best practices to achieve energy efficiency,
sustainability, improved air quality, reduce water usage and enable maximum
recycling efforts throughout the term of the lease.

1. New and renegotiated state building leases shall reduce energy and
resource use to the extent possible and economically feasible.

2. New (state) building leases shall, where economically feasible, include

sub-meters and provide energy use data into Energy Star’s Portfolio
Manager.

3. Renegotiated state (building) leases for buildings where the State is a sole
tenant shall provide energy use data into Energy Star’s Portfolio Manager.

4.  New and renegotiated state building leases shall encourage landlords to
participate in utility sponsored energy conservation measures, using
alternative financing. ‘

5. Lessors are encouraged to implement measures of the California Green
Building Standards Code; (CalGreen); related to indoor environmental
quality, where economically feasible, for all new or renegotiated leases.

6.  The State will identify and pursue opportunities to provide electric vehicle
charging stations, and accommodate future charging infrastructure
demand, at employee parking facilities in new and existing buildings.

7. Al equipment and appliances provided by Lessor shall be Energy Star
labeled if Energy Star is applicable to the equipment or appliance.

8.  Wherever restroom fixtures are replaced during construction the California
Green Building Standards voluntary measures are to be met to achieve a
further reduction in water usage for state leased space (Tier 1, 30%
reduction minimum).

9.  Lessor to implement annual irrigation system audits, including leak
detection and perform immediate repairs to minimize any water loss.

N.  Submittals: Lessor shall submit shop drawings, product data, and samples to the
State for review prior to construction or fabrication.

O. Material Safety Data Sheet (MSDS): Prior to construction and upon request by State,
Lessor shall provide MSDS of all products or materials used in the maintenance,
repair, or renovation of the premises.

1.4 CONSTRUCTION AND CODE CRITERIA

A.  Construction Documents: The Exhibit “A” Plan or the Exhibit “A” Facility Design
Program (written narrative) are design development guidelines only. Lessor shall

4 Division 1 — General Requirements
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EXHIBIT B — OUTLINE SPECIFICATIONS
DIVISION 1

provide all required construction documents and calculations necessary to obtain a
building permit from the local Building Department and to construct the improvements
as indicated. The use of Exhibit “A” Plan in lieu of construction documents is not
acceptable to the State.

1. Prior to submitting construction documents to the local building
department for plan check and or permitting, Lessor shall submit said
construction documents to DGS for review. Any DGS comments to the
construction documents shall be construed as advisory only and shall not
relieve the Lessor in any respect from full. compliance with Exhibits “A”,
“B”",-and “C” or any other exhibits.

2. Lessor’s architect, engineers, consultants, and contractors shall have
current and valid license/certifications as issued by the State of California.

3. During construction of building’s core, shell, and or tenant improvements,
Lessor shall maintain at the project site, a complete set of lease Exhibits
con3|st|ng of Exhibit “A”, “B”, “C” and any other exhibits for DGS use.

State Fire Marshal: Concurrent with submission to the bu|ld1ng department for
permitting, Lessor shall submit a complete set of construction documents, lncludnng
fire sprinkler plans and fire alarm plans, to the State Fire Marshal for review and
approval and shall arrange for periodic inspections -of the work (refer to Exhibit “C” for
procedures). No construction should commence without approved plans."

Access Compliance: Lessor shall ensure that all new work and existing conditions
comply with the requirements of CCR Title 24, Callforma Building Code (CBC), and
Americans with Disabilities Act (ADA). State agencnes are publlc entities and shall
comply with Title 1 of the ADA. Exceptlons to the code for existing buildings are not
permitted. Where CBC requurements conflict or differ with ADA requirements, the
most stringent requirement shall take precedence. Access compliance shall apply to
exterior areas such as, but not limited to, path of travel to and from public
transportation and public right-of-way, parking, passeénger drop-off and leading zones,
walks and sidewalks, curb ramps, ramps, and all stairs.. Access compliance shall also
apply to interior areas such as, but not limited to; entrances and exits, lobbies,
building common areas, elevators, access lifts, doors and gates, access to and‘
through all rooms and spaces, restrooms, signs and identification, counters, waiting,

- and seating areas, assistive listening systems, telephones, drinking fountains, alarms,
and horizontal/vertical access. See Exhibit “C" for procedures.

Codes and Ordinances: AII new work and existing conditions shall comply with all
current regulations, laws, and ordinances of the governmental authorities having
jurisdiction and the applloable editions-of the foIIowmg codes lncludlng but not I|m|ted
to:

Title 8 CCR Industrial Relations

Title 17 CCR, Public'Health

Title 19 CCR, Public Safety, State Fire Marshal Regulations

Title 24 CCR, Part 1 — Building Standard Administrative Code

Title 24 CCR, Part 2 — California Building Code (CBC), Vols. 1 & 2
Title 24 CCR, Part 3 — California Electrical Code (CEC)

Title 24 CCR, Part 4 — California Mechanical Code (CMC)

Title 24 CCR, Part 5 — California Plumbing Code (CPC)

Title 24 CCR, Part 6 — California Energy Code

10. Title 24 CCR, Part 9 — California Fire Code (CFC)

11. Title 24 CCR, Part 11 — California Green Building Standards Code

12. Title 24 CCR, Part 12 — California Reference Standards Code

©COENOO AWM=
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EXHIBIT B — OUTLINE SPECIFICATIONS
DIVISION 1

If fire-life safety, health hazards, and/or non-complianf code conditions are discovered

either before or after occupancy, then Lessor, at Lessor’s sole cost and expense,
shall correct the condition.

Building Permit: Lessor shall obtain a building permit for the required construction
from the local building department if required. In the event there is no local building
department, Lessor, at Lessor’s sole cost and expense, shall provide a third party,
independent Inspector of Record (IOR). The IOR shall perform periodic inspections
of the work for conformance with all regulations, laws, and ordinances.

Safety Evacuation Plans: Lessor shall provide safety evacuation plans of the leased
premises. The safety evacuation plans shall clearly delineate evacuation routes,
exits, fire extinguishers, and fire alarm pull station locations. The plans shall be a
minimum of 8” x 10" in size, framed and under glass or clear plastic. The plans shall
be installed in all assembly occupancies including conference rooms, break rooms,
reception areas, and where requested by SFM.

Fire Extinguishers: Lessor shall provide and install fire extinguishers. Fire
extinguishers shall be housed in semi-recessed cabinets and shall be located as
required by CA Title 19 CCR, Public Safety. Above each fire extinguisher, at
approximately 90" A.F.F., Lessor shall furnish and install a red triangular shaped 3-D
sign with printed text ‘Fire Extinguisher’ with an arrow pointing down. Lessor shall
provide annual servicing of the fire extinguishers throughout the term of the lease.

Seismic Performance: The State will consider only those facilities that can demon-

strate the ability to meet a seismic performance level as set forth in:

1. 1998 Edition or subsequent editions of the California Building Code or,

2. 1976 Edition or subsequent editions of the Uniform Building Code and the
building does not have any one of the enumerated characteristics or
conditions listed below: '

a) Unreinforced masonry elements, whether load-bearing or not, not in-
cluding brick veneer.

b) Precast, pre-stressed or post-tensioned structural or architectural
elements, except piles.

c) Flexible diaphragm (e.g., plywood) shear wall (masonry or concrete)

structural system constructed pursuant to editions of the Uniform Build-
ing Code prior to the 1997 edition.

d) Apparent additions, alterations, or repairs to the structural system
made without a building permit.

e) Constructed on a site with a slope with one or more stories partially
below grade (taken as 50% or less) for a portion of their exterior.

f) - Soft or weak story, including wood frame structures with cripple walls
or if construction is over first-story parking.

g) Seismic retrofit of the building, whether voluntary or mandated,
whether partial or complete.

h) Repairs following an earthquake.

i) Welded steel moment frames (WSMF) that constitute the primary

seismic force-resisting system for the building, and the structure was
designed to code requirements preceding those of the 1997 edition of
the Uniform Building Code, and the building site has experienced an
earthquake of sufficient magnitude and site peak ground motions that
inspection is required when any of the conditions of Section 3.2 of

6 » Division 1 — General Requirements
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FEMA 352 indicate an investigation of beam-column connections is
warranted. ‘
)] Visible signs of distress or deterioration of structural or non-structural

systems, e.g.; excessively cracked and/or spalling concrete walls or
foundations, wood dry rot, etc.

3. Certification of the above requirements must be provided by an independent
licensed structural engineer at the Lessor's expense.
4, Lessor shall provide and install all hardware required to brace and anchor all

storage cabinets, lockers, bookcases, shelving units and similar furnishings 5'-
0” or more in height whether provided by State or, Lessor in accordance with
seismic design requirements of the Code.

1.5 SUBSTANTIAL COMPLETION AND PROJECT COMPLETION *

A.

Premises shall fully conform to all lease Exhibits and shall be constructed in

accordance with industry standards and best practices. Lessor guarantees that all

mechanical, electrical, plumbing systems and other features (including architectural

finishes, paint, hardware, doors, floor covering, etc.) are of quality capable of giving

satisfactory service in accordance with these specnflcatrons for the term of this Iease

Substantial completion is achieved when the, burldrng core, shell, and tenant
improvements as defined in the lease exhibits, including the installation ofany
modular systems furniture (MSF) are sufﬁcrently completed to allow the State to -
lawfully and physically occupy the premises for its intended purpose. Any work
required to complete any outstanding punch list items shall not interfere with, or
interrupt the State’s daily operations. DGS pIanner erI make the frnal determrnatron
of when substantral completion i is achieved. o i

Lessor shall operate the HVAC system to provrde contrnuous air for a mlnlmum of 24
hours per day for 7 days prior to occupancy..

State employees, agents, and invitees shall have. ready access to the burldrng and

premises through the main burldlng entry and Iobby Elevators stalrs and restrooms
shall be operational.

The premises shall be free of alI construction debris and thoroughly cleaned. Lessor
shall touch up-and restore damaged or defaced painted surfaces throughout the
premises subsequent to-installation of State’s fumrshlng and equlpment ‘Al painting
shall be coordinated with DGS planner

Upon project completion, Lessor’ shall obtain final approvals from the authorrtles
having jurisdiction and all punch-list items shall have been completed, and re-
inspected by the State. Lessor shall submit to the State the following completed
documents, if applicable, with all appropriate signatures:

—_—

Building Permit

Building Inspection Card

Certificate of Occupancy

Fire Department approvals

State Fire Marshal Final Construction Approval — Exhibit “C” Form D
CBC/ADA Access Compliance Fee Calculation — Exhibit “C" Form E
CBC/ADA Access Compliance Verified Report — Exhibit “C”" Form G
LEED Certification — when applicable

Air Balance Report

©oNOTRE LN
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Operation manuals and training for equipment such as, but not limited to
intrusion alarm system, video conferencing equipment, and appliances.

1.6 HAZARDOUS MATERIALS

A.

B.

Lessor warrants and guarantees that the premises leased to the State will be
operated and maintained free of hazard from asbestos, lead, mold, and PCB's.

1.

Asbestos
1.

The areas include:

Premises leased to the State and air plenums in the same HVAC zone.

Common public areas which state employees or its invitees would
normally and/or reasonably use. ‘

Building maintenance areas, utility spaces, and elevator shafts within or
servicing areas described in items a. and b. above.

Lessor shall be responsible for all costs associated with the abatement of
hazardous materials including but not limited to the following; clean up of
contaminated State Leased space, State-owned equipment, furnishings
and materials and all required monitoring reports. Copies of all air
monitoring reports shall be furnished to the State.

The State Leased space shall be maintained at or below the permissible
exposure levels for all substances regulated under Title 8 California Code
of Regulations Section 5155. If itis determined by the State that the
tenant must be relocated to prevent exposure above the permissible level,
the Lessor shall provide comparable accommodating space at no cost to
the State. In addition, the Lessor shall pay for all costs associated with
this move including but not limited to; administrative, furniture,
communications contracts and equipment costs.

In the event that after written notice is provided by the State, the Lessor
fails, refuses, or neglects to diligently pursue abatement of any hazardous
material, the State may effect such abatement. The State may deduct all
reasonable costs of such abatement of Hazardous materials from the rent.

The Lessor shall indemnify, defend, and hold the State of California, its
officers, and employees harmless from and against any and all losses,
damages, judgments, expenses (including court costs and reasonable
attorney fees), or claims whatsoever, arising out of, orin any way
connected with or related to, directly or indirectly, the presence of
hazardous materials within the State-leased space or the building in which
the leased premises are located.

For buildings constructed prior to January 1, 1979, the Lessor shall
provide the State with a current written asbestos survey of the areas listed
in Section 1.6. A.1. An independent California Division of Occupational

Safety and Health (DOSH) Certified Asbestos Consultant shall complete
the survey.

For buildings constructed after December 31,1978, and prior to any tenant
improvements or major repairs, the Lessor and his construction contractor
are responsible for sampling any suspected asbestos containing material
(ACM) to be disturbed during the project. Where ACM is suspected to be
present, the Lessor shall provide the State with a written asbestos survey
covering all materials to be disturbed during the project. An independent
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California Division of Occupational Safety and Health (DOSH) Certified
Asbestos Consultant shall complete the survey.

Where asbestos containing material (ACM) or suspect ACM have been
identified by survey, the Lessor shall provide the State with a copy of a
written Operations and Maintenance (O&M) plan. This O&M Plan must be
effective in minimizing damage or disturbance of any ACM or suspect
ACM and provide for quick repairs of the same.

If damaged ACM or suspect ACM is found, or the physical condition of
ACM indicates possible fiber release, a response action in accordance
with the approved O&M Plan shall be conducted. The approved O&M

plan shall include provisions for air sampling by an independent Certified

Industrial Hygienist during and at the completion of all response actions;
analysis of air samples shall be conducted utilizing Transmission EIectron
Microscopy (TEM). The standard for re-occupancy of an affected area
shall be concentrations at or below 70 asbestos structures per mrlllmeter
squared (structures/mm?2).

Lessor shall perform asbestos notification as requrred by Chapter 10.4 of
the Health and Safety Code. Any abatement work shali be performed by
a licensed contractor with asbestos certification (ASB). The State reserves
the right to establish consultant oversrght of any asbestos related work
program at its expense. ’

In addition to any other remedies it may have, in the event the Lessor fails
to diligently pursue abatement of hazard from ACM; as required under the
provisions of this lease, the State may, by notice in writing, terminate this
lease. Lessor shall be liable to the State for all expenses, losses, and -
damages reasonably incurred by the State as a result of such termination,
including but not limited to, additional rental necessary to pay for an
available, similar replacement facility. This rental shall extend over the
period of what would have been the ‘remaining balance of the lease term
plus any option periods, costs or any necessary alterations to the
replacement facility, administrative costs, and costs of moving furniture;

- data processing, and telephone equipment.

Lead Material:

Mold:

1.

Any material suspected of containing lead wrthrn the areas Irsted in
Paragraph “A” shall be tested and identified through sampling by an
independent Californja Department of Public Health Certified (CDPH)
Lead-Related Constructron Inspector/Assessor.

In the event lead removal is required, Lessor shall provide an independent
CDPH Certified Lead-Related Construction Inspector/Assessor to inspect
the quality of work for compliance with applicable regulations, perform air
monitoring, final clearance visual inspection, wet wipe sampling/lab
analysis, and ensure proper handling and/or disposal of hazardous waste.

The Lessor shall operate and maintain the leased premises to be free of
hazard from mold.

If mold is detected within the State Leased Space, an immediate response
action in accordance with industry standard practices shall be undertaken
by the Lessor. The Lessor shall contract for the services of an
independent California Division of Occupational Safety and Health

O Division 1 — General Requirements

Rev. Mar. 2015



EXHIBIT B - OUTLINE SPECIFICATIONS
DIVISION 1

(DOSH) Certified Industrial Hygienist to determine the appropriate
response action.

3. Lessor shall be responsible for all costs associated with any hazard
response action.

E.  Underground storage tanks (UST):

Lessor shall comply with the requirements of the California Health and Safety
Code, Section 25280-25299.8 (Underground Storage Tanks).

END OF DIVISION 1
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For items that are shown with strikethrough (strikethrough) please refer to Division 3,
Special Provisions for amendments to the requirements.

DIVISION 2 - DESIGN REQUIREMENTS

2.1 FLOOR CONSTRUCTION AND FINISHES
A. Concrete Floor:

1.

Concrete floor construction is the standard for comparison. Floors of
other material may be acceptable provided its use does not produce or
transmit sound or vibration to a greater degree than a 4" rernforced
concrete slab. :

Lessor shall provide certification that the concrete slab is level and does
not exceed a variance of % inch in 10 feet from a true flat plane.

Where slab is out of compliance, IevelianShallr be achieved using a-
high-strength concrete topping compound i.e.: Mapei, Ardex, Inc., K-

-~ 500, Hacker Ind., Firm Fill 4010 Maxxon Level -Right, or. approved

equal.

Concrete floors in janitor closets, mechanical, and/or electrical- utility
rooms shall.be cleaned and treated with epoxy coating. Office areas
throughout shall have carpet or other floor covenng with 4” high cove
base, unless noted otherwise. Floors in toilet rooms shall be of

;nonabsorbent material impervious to moisture such as ceramic tile, or

approved equal, with minimum 4" high cove base: Floor covering shall’
extend under counters and cabinets: Colors and patterns shatl beas -

. selected or approved by State.. :
Prior tothe installation of any finish floor materral Lessor shaII perform a

quantitative moisture test to the concrete slab. The test'shall be
administered in accordance with'the flooring material manufacturer's
written guidelines or recommendations. In the event the moisture content
exceeds the flooring material manufacturer’s recommendation, the Lessor,
at Lessor’s sole cost and expense, shall provide and install a
waterproofing sealer as recommended by the ﬂoorrng material
manufacturer. . A :

Exposed concrete floors are not acceptable in torlet rooms, locker rooms,
or shower rooms.

B.  Carpet Flooring - General:

1.

Lessor shall provide and install carpet and cove base where shown in
Exhibit “A”. All carpet shall comply with ANSI/NSF 140-2007 Platinum
level. _

Where requested by DGS, Lessor shall submit carpet samples to DGS for
selection. The samples shall be from a minimum of three different
manufacturers and consist of a variety of patterns, textures, colors, and
styles.

Carpet shall have random graphic pattern loop non-generic branded, 6 or
6.6 nylon face yarn with inherent static control.
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3.

EXHIBIT B — OUTLINE SPECIFICATIONS
DIVISION 2

Broadloom loop pile carpet shall have inhérent static control capability to
assure a maximum 3.5 KV rating at 20% relative humidity and 70F
degrees as measured by AATCC-Test Method 134.

Carpet with anti-microbial properties shall be used for healthcare, senior
care or childcare, and ‘clean’ areas.

Carpet shall be installed according to manufacturer’s guidelines. The
carpet shall be securely attached, have a firm cushion, pad or backing, be
of level loop, textured loop, level-cut pile, or level-cut/uncut pile texture.
The maximum pile height shall be ¥z inch.

The carpet backing shall have a minimum10-year guarantee against tuft

pull and zippering, and surface wear shall not be more than 10% within 10
years.

Carpet adhesives shall be non-toxic, low odor, solvent free, and shall not
produce toxic vapors or contain carcinogenic materials.

Carpet shall meet Federal, State, and Local flammability standards.

Carpet shall be installed in accordance with the Carpet and Rug Institute
CRI Carpet Installation Standard. The installation shall be guaranteed
against bubbling, wrinkling, stretching/shrinking, opening seams, or other
evidence of poor materials and workmanship for a period of two years
following installation. This guarantee shall cover normal wear and tear
and note deficiencies occurring as a result of damage, negligence and/or
alterations. The materials shall be guaranteed against wear,
delamination, tuft bind and be lightfast for a period of 10 years. The
material shall remain colorfast as a result of atmospheric contaminants for
a period of 5 years after installation.

Lessor shall maintain the carpet according to manufacturer's guidelines.

Density: 6000 minimum; heavy commercial use.
Density: 36x finished pile weight divided by pile height.

Tuft bind for broadloom shall be minimum 6 Ibs., ASTM D 1335 — 98,
Standard Test Method for Tuft Bind (edge ravel) of Pile Yarn Floor
Coverings, tested wet or dry. Warranty edge ravel for 10 years.

Face yarn weight: Minimum 22 oz/sq. yd.

Minimum of 10 Ibs backing delamination test, ASTM D3936 - 05
Standard Test Method for Resistance to Delamination of the Secondary
Backing of Pile Yarn Floor Covering.

Minimum rating of 7 anti-stain tests; AATCC Test Method 175-2008 Stain
Resistance Pile Floor Coverings. '

Lessor shall provide 2% of product overage including accent carpet up to
a maximum of 100 sq. yards from the same dye-lot for future repairs.

D. Carpet Tile Requirements:

1.
2.

a.

Density: 5000 minimum; heavy commercial use.

Tuft bind strength shall be minimum 5 Ibs., ASTM D 1335-98: Standard
Test Method for Tuft Bind (edge ravel) of Pile Yarn Floor Coverings,
tested wet or dry. Warranty edge ravel for 10 years.

Face yarn weight: Minimum 16 oz/sq. yd
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b. Minimum of 10 Ibs. backing delamination test, per ASTM D3936-05
Standard Test Method for Resistance to Delamination of the Secondary
Backing of Pile Yarn Floor Covering.

c. Minimum rating of 7 anti-stain tests, per AATCC Test Method 175-2008
Stain Resistance Pile Floor Coverings.

d. Lessor shall provide 2% of product overage including accent carpet up
to a maximum of 100 sq. yards from the same dye-lot for future repairs.

Ceramic Tile Flooring Requirements:

Ceramic Tile Flooring shall have a coefficient of friction of at least 0.6 per ASTM
C1028 (0.8 % on sloped surfaces steeper than 6%). Unless otherwise noted by
DGS, provide slip resistant floor tile with matching ceramic base, include all inner
and outer corner and trim pieces. All adhesives, mastics, and grouts shall be non-
toxic and low in VOC emissions and shall be as recommended by the ceramic tile
manufacturer. All grout shall be sealed and marntalned accordlng to manufacturer’s
gurdelmes

Resrllent Floormg Requirements:

1. Resilient Flooring shall meet ASTM F 1066, FS SS-T- 312B Type IV,
Composition 1, Class 2, 12" X 12" having uniform thlckness of 1/8" with
square true edges of manufacturer’s standard color and patternas
‘selected. Product shall comply with all regulations controlling the use of -
~volatile organic compounds (VOC's). Provide one carton (40 pleces) of:
additional matching floor tile.

2. Resilient Flooring shall have a coeffrcrent of frrctlon of at least 0.6 per
ASTM D2047. It shall be installed in strict accordance with :
manufacturer’s approved installation instructions using the approprlate ‘

- recommended 100% solvent free adhesive. ‘

. Rubber Base Requrrements

1. Lessor shall prowde and mstall cove wall base at all carpet and resilient
~ floor finish areas. ‘Wall base shall be extruded rubber cove, 1/8” thick x 4”
high complylng with ASTM F-1861. The color shall be selected by DGS.

2.2 EXTERIOR WALLS

A.

B.

2.3
A

Exterior walls, mcludlng door and window assemblies, shall be weatherproof. Al
cracks that allow outside air to penetrate the building's envelope shall be sealed.

Exterior walls shall be insulated to comp|y with CCR Title 24,

INTERIOR WALLS AND PARTITIONS

Walls and partitions shall be ceiling height unless otherwise noted in Exhibit “A” or
Division 3 ‘Special Provisions’. Subject to code limitations, those indicated as new
partitions may be wood or metal stud with plaster or gypsum wallboard or other
construction of equal sound transmission coefficient (STC). Provide a minimum STC
32. Demising walls separating State premises and other building tenants shall extend
to the under-side of structure above and shall be constructed to achieve a sound
transmission coefficient of 50.

Walls of equipment rooms, toilet rooms, conference rooms, hearing rooms, quiet
rooms, training rooms, interview rooms, employee break rooms, and where indicated
in Exhibit “A”, shall be insulated to prevent transmission of sound or vibration. Wall
construction shall achieve a minimum rating of 50 STC as set forth in ASTM E90.
1883 Division 2 — Design Requirements
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Furnish and install insulation batts above the finished ceiling on each side of the wall
for the entire length of the wall.

Moisture resistant wainscot of ceramic wall tile or other DGS approved material shall
be installed to all plumbing fixture walls and adjacent walls in the toilet rooms. Wall
tile shall be a minimum of 4"x 4” glazed ceramic tile. Wainscot shall extend a
minimum of 4-0” A.F.F. unless noted otherwise.

Glazed openings in office partitions shall be set in metal frame assemblies and
comply with Consumer Product Safety Commission impact-safety standards.

- ROOF AND INSULATION

Roof shall be weather tight and provided with suitable drainage system that will
effectively dispose of roof water without interfering with use of premises.

Roof shall be insulated such that the heat transfer values from roof to occupied areas
comply with CCR Title 24.

ACOUSTICAL CEILINGS

Ceilings of office areas including reception, private offices, open office areas,
corridors, and office storage areas shall have suspended "T" bar systems with
acoustical lay-in tiles or other approved material with equivalent acoustical qualities.
Ceiling heights shall be a minimum of 9'-0" and a maximum of 12'-0" unless otherwise
approved by DGS.

Where existing “T” bar system with acoustical lay-in tiles are reused, Lessor shall
modify ceiling system as necessary to comply with all seismic safety regulations. “T”
bar system and ceiling tiles shall be free of all dirt, dust, stains, and damage. Where
replacement tiles are installed, all tiles shall be arranged as necessary to provide a
uniform appearance in each enclosed space.

DOCORS

All interior doors shall be solid-core flush wood doors with wood veneer suitable for
stain or paint finish. Doors shall be a minimum dimension of 3’-0” x 6°-8”" x 1-3/4”.

Doors shall be manufactured per Window & Door Manufacturers Association (WDMA)
and Architectural Woodwork Standards (AWS).

The formaldehyde emission level of all new doors shall not exceed 20 ppm.

Glass vision panels in interior doors and sidelights shall be minimum 3/8" clear
tempered glass set in metal frame assemblies. Fire protective glass assemblies shall
be provided where required by code.

Fire rated door and frame assembiies shall be installed where noted in Exhibit “A” or

as required by code. Doors and frames shall bear Underwriters Laboratory (UL) label
for required fire resistive rating.

Doors separating conditioned and non-conditioned space shall have weather

stripping to effectively limit air infiltration. Adhesive foam-type or felt weather stripping
is not acceptable.

Where indicated on plans, or required by code, a roll-down steel fire shutter bearing a
UL 3/4 hour, "C" label shall be provided. Emergency operation shall be by smoke
detectors with adjustable time delay, initially set at 45 seconds.
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Where existing door and frame assemblies are reused, Lessor shall patch, repair,
adjust, and refinish the assemblies to provide a new looking appearance.
DOOR HARDWARE

Lessor shall provide and install door hardware and related items including keying of
locksets necessary for a complete installation and operation of doors.

All hardware shall be CBC/ADA access compliant, heavy-duty commercial quality
equal to Schlage, Von Duprin, or Falcon.

Door hardware shall include, but is not limited to, cyllndrrcal lock and latch sets, door
butt hinges, doorstops, push plates, door pulls, closers, and exit devrces

Hinges for exterior outswing doors shall have non removable pins.

Doorstops shall be provided and installed wherever an opened door or any item of
hardware thereon would strike a wall, column, equrpment or other parts of buxldlng
construction.  Doorstops shall be floor mounted : ,

Lessor shall key all keyed locksets as drrected by tenant agency and shall provide a

. minimum of 3 keys for each lock.

Metal thresholds and weatherstrips shall be provrded to all extenor doors Thresholds

~ shall have non-slip abrasive finish.

AdJustable door closers shall be prowded on entrance doors tOIIet room doors,
vestibule doors, doors with access- -control hardware, and where shown on plans, and
required by code. ,

10" high metal kick plates shall be provrded and mstalled on the push S|de of aII doors
equnpped with door closers. .

MILLWORK

Lessor shall provrde and install new mlllwork as shown and where mdrcated in Exhibit
HA" - ; g

Al mlllwork shall be manufactured and installed in accordance wrth the Archltectural
Woodwork Standards (AWS) latest edition, for custom grades.’ Prior to fabrication,
Lessor shall submlt to the DGS shop drawmgs of all new m||lwork

Cabinets shall be of srzes and type as indicated | in the Exhlblt ‘A” Base cabrnets
shall have one row of drawers and one adjustable shelf below with concealed hinged
doors, unless noted otherwise. Lessor shall provide a 4" toe space at base cabinets.
Upper cabinets shall have two rows of adjustable shelves and hinged doors, unless
noted otherwise.

Counter tops shall be finished with plastic laminate or solid surface material. Counter
tops shall be self-edged unless otherwise noted. Counter tops with sinks shall be
fully formed and have a no-drip edge, and coved splash joint. All counter tops shall
have a back and side splash unless otherwise noted. Sinks shall have a sanitary
metal rim or be a self-rim stainless steel sink. Other materials may be submitted to
the State for approval.

Shelving units shall be a minimum of 3/4" thick white melamine, per AWS. Cover
exposed edges with plastic laminate or hardwood edgebound.

Face of millwork shall be high-pressure decorative plastic laminate. NEMA LD-3
grades as required by AWS.
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Lessor shall provide cabinet hardware such as, but not limited to concealed hinges,
pulls, catches, shelf rests, standards and brackets, and drawer slides. All

hardware shall comply with ANSI A156.9-01 and Builders Hardware Manufacturers
Association.

All millwork shall be installed in accordance with all seismic safety requirements of the
Code.

Base Cabinets containing sinks shall be CBC/ADA/ access compliant. Unless

otherwise noted, Lessor shall provide cabinet doors with attached toe kicks with
rubber base to conceal clear space below.

~ GYPSUM BOARD FINISH / PAINTING / WALLCOVERING / SEALANTS

Gypsum board finish shall be a smooth, blemish-free, monolithic surface and free of
tool marks and ridges. Heavy textured wall surfaces are not acceptable.

Water-based paints shall not be formulated with aromatic hydrocarbons,
formaldehyde, halogenated solvents, mercury or mercury compounds, or tinted with
pigments of lead, cadmium, chromium VI, antimony and their oxides. All architectural
paints and coatings shall comply with VOC limits of the California Green Standards
Code unless more stringent local limits apply.

All wall texture and paint colors shall be selected and or approved by DGS.
New Surfaces:

1. New partitions without factory finish shall be painted with one coat of
primer/sealer and two finish coats of premium quality latex, eggshell paint.
Flat paint is not acceptable.

2. Breakrooms, toiletrooms, and janitorial closets shall be painted with semi-
gloss enamel paint.

3. Paint-grade doors and trim shall be latex semi-gloss enamel paint.

4.  Stained or natural finish wood shall be finished with sealer and two coats
lacquer. They shall be finished using non-toxic, water-based urethanes or
similar environmentally sensitive products.

Existing Surfaces:

1. Interior walls and plaster or gypsum board ceilings shall be finished in
latex eggshell paint.

2. Heavy textured walls shall be sanded smooth and prepared for a new
paint finish.

3. Existing wall coverings shall be removed unless otherwise noted, wall
surface shall be prepared, and receive a new paint finish.

4. Doors and frames shall be refinished to provide a new looking
appearance. .

5. HVAC registers and grilles shall be in a newly painted condition.

6. Stained or natural finished wood shall be refinished with sealer and
lacquer.

7. Metal toilet stall partitions shall be repainted using electrostatic paiht
process.

Where alteration work occurs, new painted surfaces shall extend to the natural break.
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Where wall covering is specified, the product shall be ‘breathable’ to prevent mold
and bacteria development. All adhesives used shall be non-toxic, low in VOC
emissions, and shall be as recommended by the walil-covering manufacturer.

Interior sealants shall not contain mercury, butyl rubber, neoprene, SBR (styrene \
butadiene rubber), nitride, aromatic solvents (organic solvent with a benzene ring in

its molecular structure), fibrous talc or asbestos, formaldehyde, halogenated solvents,

lead, cadmium, hexavalent chromium, or their components.

2.10 BUILDING SPECIALTIES

A.

Toilet Room Partitions and Accessories: In addition to any Code required toilet room
accessories, Lessor shall furnish, install, mamtam and replenish where appropriate,
the following accessories:”

1. Coin-operated sanltary napkin dlspenser (one per women’s, t0|Iet room)
2. - Folding utility shelf and coat hook(one per toilet stall)

3. Mirror with metal frame assembly (one per Iavatory, fwo or more ;
. lavatories may have one continuous mirror)

4 Paper towel dispensers (one per every two Iavatones)

5. Sanitary napkin waste receptacle (one per women s toilet stall)
6. - Soap dispensers (one per.lavatory) ‘

7

Toilet paper dispenser, continuous toilet-paper ﬂow oapable of holdlng
.two rolls (one per toilet stall)-

8.  Toilet seat-cover dispenser (one per toilet stall)

9.  Trash receptacles (one per toilet room) ‘
Al accessones shall be constructed of stalnless steel and exposed surfaoes shall
have satin finish. \
Toilet Room Partmons -- New toilet stall partmons shall match building standard.

1, Lessor shall furnish.and install privacy screen at all urinal Iocatlons -
screens shall match toilet partitions. :

Paper Towel and Soap Dlspensers

1. Where sinks and lavatories are provrded for State s echusrve use, Lessor
shall prowde mstall and replenish paper towel and soap dispensers.
Dispensers shall be constructed of stalnless steel and exposed surfaces
shall have satin fInISh

Window Treatment

1.  Lessor shaII provide and install honzontal or vertical window blinds or
other DGS approved device for privacy to all windows and interior glazed
openings, including interior door side-lites.

2. At sun-exposed areas, Lessor shall provide and install solar screens,

reflective glass coatings, reflective glass panes, or other State and Lessor
approved device for sun control.

Knox Box:

1. Where State occupies an entire building, Lessor shall furnish and install a
Knox Box near building entrance as directed by Fire Department.

Signage:

1. Lessor shall provide and install room identification signage for all rooms.
1&E3 Division 2 — Design Requirements
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Lessor shall verify signage content, room number designation, and submit

mock-ups of signage types to DGS for review and approval prior to
fabrication.

All signage located within the State’s premises shall be tactile
identification signage with raised letters and raised numbers between 5/8”
and 2" high with a width-to-height ratio of between 3:5 and 1:1 and a
stroke width to height ratio between 1:5 and 1:10. Letters shall be raised
1/32" above the background, Sans Serif uppercase characters. Signage
shall be installed per current code. Signage for all private offices shall
have a clear 3" — 4” high x 6” wide x 1/16” thick non-glare lens slide-out.

Characters and background of signage shall be eggshell, matt, or other
non-glare finish. Characters shall contrast with their background.

Grade 2 California Braille dots shall be raised 1/40” above the
background. Braille shall be 1/10th inch on center within each cell and
2/10th inch between cells. Braille dots shall be domed or rounded

In addition to room identification signage, Lessor shall provide and install
tactile exit signs and tactile exit route signs.

Where signs are mounted on glass, such as sidelights, furnish and install
a blank of equal material, width, height, and background color to the
opposite side of said glass.

State of California ldentification:

On or near the suite entrance door, install the words "STATE OF
CALIFORNIA”, the name of State tenant/ Department/ Agency and suite
numbers and shall include Braille and tactile text and numbering.
Signage shall be building standard and subject to approval by the State.
Painted or pressure sensitive vinyl letters are not acceptable. Provide
agency identification in the building directory, where available.

Lessor shall provide ‘Maximum Occupancy’ signage(s) on the wall above
or near the entry door for all conference, meeting, lunch, auditorium, and
assembly rooms.

Exterior signs: (applicable only if building is totally occupied by the State)
Lessor shall provide and install exterior signs. Letters shall be of cast
aluminum alloy, bronze, black anodized finish, dimensional plastic.
Submit samples to DGS for approval. The words "STATE OF
CALIFORNIA" and the name of the occupying department, and street
address shall be in scale with the building elevation. '

Lessor shall be solely responsible for any additional permits and fees.

H.  Assistive'Listening Devices:

1.

Lessor shall provide an assistive listening device system for all meeting,
conference, quiet, assembly, and gathering rooms. The system shall
comply with all accessibility requirements.

Occupant Load less than 50:

One portable system per floor can be shared between rooms with
occupant loads less than 50. The system shall be designed to
accommodate the largest room size that is being shared. The portable,
wireless FM based system shall include high output acoustic headset(s)
such as the Centrum Sound PFM CA (or current model) with disposable
ear plugs, neck-loop(s), conference microphones and a lockable
charger/accessory carry case large enough to hold all equipment. The
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system shall be hearing aid compatible. Lessor shall provide signage at
reception area indicating that the device is available.

Occupant Load of 50 or more:

Rooms with more than 50 person occupant load and fixed seating must
have a fixed assistive listing device system for 4% of the total number of
seats in these rooms, but not less than two. Lessor shall provide
signage inside each room and in the common hallway and or corridor
indicating that the device is available. -

l. Modular Systems Furniture (MSF):

1.

‘The State may elect to furnish and install MSF in lieu of traditional office

furniture. MSF may be comprised of any combination of freestanding

partition panels, panel supported worksurfaces files, components and

access raceways. - \

Where State elects to install MSF as desortbed above, Lessor at -

Lessor’s sole cost and expense, shall provide the. following: ’
Obtain any requ1red permits from the local Jurlsdlctlon

Electrical engineering and installation of all wiring systems and
components as necessary or.required from the building’s electrical

_system to the MSF for a complete and fully operat|onal system.

Provide a minimum-of four 20A circuits to each base feed and/or power

pole feed. Each base feed or power pole shall serve a maximum of four'

workstations.’ Coordinate electrical junction box locations with State
furnished MSF plans See D|V|S|on 3 Spe0|al Prov1310ns for MSF wmng
diagram. ‘

Installation of voice and data communication cabling f.rom‘ thedata
communication closet to the final point of termination at the MSF panel.

Cut'and assemble the supplied power pole to the appropriate length,

insert pole into top trim of panel, align the pole true and plumb,
 seismically brace pole, cutting the correct sizé hole in'the ceiling tile,

routing the electrical conduit through the poIe and installing the celllng

“escutcheon plate to complete the pole installation.

Coordinate the installation of new wall mounted equipment to prevent
interference with the MSF such as electrical panels, lighting control
~ switching, thermostats and fire extmgwsher cabinets. ‘

. Relocate any- existing wall-mounted equipment as required to
accommodate MSF. '

State or,its representative shall provide MSF tayout drawing(s) to Lessor "

for use in the preparation of construction-documents.
State shall complete all procurement procedures for purchase of MSF.

In the event that the Lessor fails to complete the required construction,
improvements, and/or alterations prior to the scheduled MSF delivery
date, Lessor, at Lessor’s sole cost and expense shall be responsible for
all additional shipping, handling, and storage fees, including any
“overtime” labor costs.

Where the State utilizes MSF, and the existing floor coverings are to be
replaced as defined in the lease exhibits, Lessor, at Lessor sole cost

and expense shall lift the existing MSF and disconnect as necessary, all
power, voice, and data cabling. The MSF shall be lifted using a MSF lift
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system as recommended by the MSF manufacturer. Upon completion
of the installation of floor coverings, Lessor shall reconnect all power,
voice, and data cabling and lower the MSF into place. Lessor shall
realign and adjust the MSF to its original location and condition. Prior to
lifting or moving the MSF, Lessor shall perform an inspection with State
representatives and contractor to observe and document the condition
of the MSF. In the event the MSF is damaged during the performance
of any tenant improvement work, Lessor, at Lessor’s sole cost and
expense shall repair and/or replace the MSF with approved equal
product. MSF manufacturer's authorized installers shall perform all
repair work.

Flagpoles:

1. Where State is the sole or major tenant of the building, (occupying more
than 50% of the available space), the United States flag and California
State flag shall be prominently displayed upon or in front of the building or
grounds in conformance with all flag displaying protocols and etiquettes.

Lessor shall furnish and install the flagpole and flags.

Freestanding flagpole shall extend 30’ above grade.

Flagpoles mounted to building shall extend 14’ above building parapet.
Flagpoles shall be equipped with lockable halyard box.

Flagpole and halyard shall be CBC/ADA access compliant.

Flags shall be in scale with building and flagpole.

g. Lessor shall provide automatic lighting for nighttime illumination.

P o0 o

2.11 PLUMBING

A.

Lessor shall furnish and install plumbing fixtures in quantity and type as shown in
Exhibit “A” and as required by Code. Where State occupies multiple floors, Lessor
shall provide accessible toilet rooms on each floor. Lessor shall provide one or more
drinking fountains within close proximity to office quarters or as indicated on plan.
Drinking fountains shall be CBC/ADA access compliant.

Lessor shall provide hot and cold water at each lavatory and sink. Domestic water
heaters shall be located not more than 25 feet from furthest point of use unless a hot
water recirculation or other temperature maintenance system is provided. Water
heaters shall initially delivery water at 110° F.

Where new toilet rooms, locker rooms with showers, shower rooms are provided and
where shown on plans, Lessor shall provide floor drains.

Domestic water supply systems shall be constructed with copper piping and tubing.
Soldered connections on water supply lines shall use ASTM B32, Tin Antimony
solder. Lead solder is not permitted.

2.12 HEATING, VENTILATING, AND AIR CONDITIONING

A.

Lessor shall provide a climate control system consisting of a fully automatic heating,
ventilating, and air conditioning system capable of providing conditioned air
continuously during occupied hours to the premises.

The HVAC system shall be designed and capable of maintaining the following tem-
peratures in all occupied areas:

Design Criteria Operating Criteria
Winter:  76O0F Winter:  689F
20 Division 2 — Design Requirements
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Summer: 72°F Summer: 789F

Lessor shall provide and install thermostats with automatic change over from heating
to cooling. Thermostats shall have dead-band with adjustable range where no
heating or cooling is activated. The temperature range of the thermostats shall be
minimum 55°F to 85°F. Thermostats shall be cleaned, calibrated, and initially
adjusted to 68°F maximum for heating and 78°F minimum for cooling. Thermostats
shall be located within each zone. In muiti-tenant buildings, thermostats shall not be
shared with other building tenants. :

Lessor shall furnish and install lockable, tamperproof covers to all thermostats within
the leased premises. .

Lessor shall furnish-and lnstall a dedrcated air conditioning system with separate
thermostat for the computer.-room, telecommunlcatlon room, server room, and other
similar spaces. The system shall be capable of providing conditioned air 24 hours
per day, 7 days a week. The operating temperature shall comply with the
telecommunication equipment manufacturer specifications. -

Lessor shall submit detailed heating and coolrng calculations, Tltle 24 compllance

information, equipment selection data and *as-built” mechamcal drawmgs to DGS
upon request. «

The cooling load for conference rooms, qulet rooms, hearlng rooms, publlc Iobbres
waiting rooms, and employee break rooms shall be based on occupancy of 15 square

feet per person. Coollng load for all other areas shall be based on-occupancy of 100 ..
square feet per person.- :

Systems shall be zoned for each bu|Id|ng exposure and for mtenor zones where
appropriate. Each zone shall be of a size and shape to ensure even air distribution
and temperature control throughout the leased premises. Each conference room,

quiet room, hearing:room, public lobby, wa|t|ng room, and employee break room shall
be zoned separately.

In multi-tenant buildings, HVAC zones shall not be shared WIth other building tenants.

“All fan systems supplying 2,000 ¢fm and above shall be equipped with an economizer
system that will use outdoor air up to 100% of fan capacity for, cooling of the =

premises. Operation of the economlzer cycle shall be controlled by outside dry bulb
air temperature

All Iunchrooms and break rooms W|th microwave oven or other food- heatmg
appliances shall include a general exhaust fan.. ,

Toilet rooms shall be provided with a mechanical exhaust system providing a
minimum of 15 air changes per hour. Replacement air shall be supplied directly or
indirectly from the building system. Individual supply ducts or sound-lined transfer
ducts are acceptable. Each exhaust fan shall be interlocked with the associated

HVAC unit supply fan serving the room. Exhaust air shall be ducted to the building
exterior.

Ductwork construction and installation shall conform to the appropriate Sheet Metal
and Air Conditioning Contractors National Association, Inc. (SMACNA) low velocity or
high velocity duct construction standards. Ductwork shall be concealed or
aesthetically compatible with the architectural design of the interior space. Individual
supply and return air outlets and ductwork shall be provided in each enclosed area.
Undercutting of doors, door grilies, or jumper ducts is not acceptable. Return air shall

2= Division 2 — Design Requirements
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be conducted through registers connected to ductwork or plenum above ceilings,
except as otherwise approved by the State.

M. Air distribution system shall be equipped with air volume controls and shall be
capable of draftless operation at an acceptable noise level while handling the design

flow of air. The acceptable noise level shall comply with ASHRAE Handbook - HVAC
Applications.

N.  The complete HVAC system shall be checked, adjusted, and balanced. The air
balance report shall be submitted to the State upon project completion.

0. Lessor shall provide vibration isolation supports for all mechanical equipment, piping,
- and ductwork to prevent transmission of vibration to building structure.

P.  Where the heating design of outdoor temperature is below 35°F, Lessor shall provide
one winter night setback thermostat for each HVAC system. The thermostat shall
cycle the heating system to maintain 55°F.

Q. Lessor shall provide automatic-control time clocks (7-day-programmable) or energy
management systems (microprocessors) to allow the shutoff and startup of the HVAC
equipment according to the State’s occupancy schedule. State shall determine
maximum daily hours of operation. Lessor shall provide one-hour by-pass timers for
each HVAC system for after-hours operation.

R.  Indirect evaporative cooling, desiccant dehumidification, and passive solar design
measures are acceptable when approved by DGS.

2.13 ELECTRICAL

A.  General Electrical Requirements:

1. Lessor shall provide electrical engineering and installation of all
transformers, main switchboard, subpanels, branch circuits, wiring
devices, electrical switching, energy management systems, lighting,
receptacles, and control equipment for HVAC systems.

2. Service and metering equipment shall be in accordance with utility
company requirements. An Electrical Arc-Flash Hazard Analysis and
Short-Circuit and Protective Device Coordination Study shall be
performed based on the available fault current from the utility system and
contribution from the facilities motors. Electrical equipment warning labels
shall be provided based upon the available arc hazard energy at each
piece of Electrical Equipment. Labels shall comply with the requirements
of the California Electrical Code and NFPA 70E.

3. Where electrical service panels are installed to provide service to State
premises, Lessor shall provide and install panels with a minimum of 20
percent more circuit capacity than the Lessor’s calculated load total.

4.  The electrical panels serving the State’s premises shall be accessible
from the building core or from within the State’s quarters. The location of
the panels shall be coordinated and approved by the DGS prior to
installation.

5. All appliances and all energy-consuming devices shall be Energy Star®
certified by the Environmental Protection Agency (EPA).

B. Power Requirements:

22 Division 2 — Design Requirements
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1. Duplex convenience outlets shall be 20A, 125V, 3 wire grounding type
provided in quantities indicated on the Exhibit “A”. Lessor shall provide a
minimum of two convenience outlets in each private office.

2. Electrical/data/telephone outlet heights:

a. Existing receptacles may remain at 12" A.F.F. New receptacles shall be
installed at 15" A.F.F. or as noted on plans.

3. Lessor shall furnish and install-all special use outlets, dedicated circuits,
and isolated ground convenience outlets for copy machines, electronic
communications equipment, and where noted on plan.

a. Dedicated circuits shall have individual ungrounded circuit conductors
from each device to panel board circuit breaker and.individual grounded
~ ‘circuit conductors from each device to the neutral bus located in the
- panel board.. Equipment grounding conductors shall be connected to
the grounding electrode system through a ground bus located in the
" panel board.

C.  General Lighting Requirements:
1. " Lighting Design Guidelines:

a.  Lighting shall comply with the de3|gn gwdelmes of the current ed|t|on of
'IESNA Lighting Handbook, =

2. Where existing light fixtures are reused, Lessor shall modify fixtures as
necessary to comply with all seismic guidelines. Lessor shall thoroughly
clean fixture. housings, lamps, and fixture lenses.. All lenses shall be free
of damage and discolor. There shall be no visual discrepancy between
existing lamp color temperature and new lamp color: temperature in each
enclosed space. Lessor shall replace incandescent lamp fixtures with -
new high efficiency lamp fixtures where applicable.

3. Premises shall have sufficient light’ fixtures properly spaced and be
capable of providing the recommended Ievels of illumination indicated in
the following table.

a. . Minimum nghtlng Levels: ,
AREA: FOOTCANDLES:

Work Surfaces (mcludes task Ilghtlng) \ 50
Work Area Ambient Lighting 30
Telecommunications rooms and closets ' L 50
Special Purpose Area(s) .~ - 75
Repair Garage = R ‘ 50
Hallways, Aisles, Corridors \ 25
Conference / Meeting Rooms =~ © 70
Incandescent Lighting R - 10 - 30
Drafting Areas . 50
High Density Filing Areas 50
Document Processing Area/Room 30
Circulation Space around work areas 30
Building Entries 25
Restrooms 40
Waiting and Lounge Areas 15
_Coffee Counters 20
Lunch Rooms/ Break Rooms 30
Warehouse | 2 i
233 Division 2 — Design Requirements
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Minimum requirements for new or replacement linear fluorescent lighting
systems:

Minimum Color Rendering Index (CRI) of 70
Option of common Color Temperature lamps (CCT) (3000° K through
4100°K)
Minimum power factor of 90%
Minimum system efficacy of 90 lumens per watt
High frequency electronic ballast '
Maximum Total Harmonic Distortion (THD) of 20%
Minimum lamp life of 20,000 hours
Minimum requirements for compact fluorescent lighting systems:
Minimum Color Rendering Index (CRI) of 75%
Option of common Color Temperature lamps (CCT) (2700° K through
4100°K)
Minimum power factor of 90%
Minimum system efficacy of 60 lumens per watt
Electronic ballast
Maximum Total Harmonic Distortion (THD) of 20%
Minimum lamp life of 10,000 hours
Minimum requirements for LED lighting systems
Minimum Color Rendering Index (CRI) of 80

Option of common Color Temperature lamps (CCT) (3000° K through
4100°K)

Minimum power factor of 90%
Minimum system efficacy of 90 lumens per watt
Internal LED Driver

Lamps capable of being dimmed from 100% to 0% of maximum lighting
output '

Minimum lamp life of 50,000 hours

Pairs of one-lamp or three-lamp recessed fluorescent luminaries and
continuous mounted fluorescents that are (1) on the same switch control,
(2) in the same area, (3) within 10 feet of each other in accessibie ceiling
spaces; and (4) do not use electronic ballasts, shall be tandem wired and
shall not use single lamp ballasts.

Where required, lighting panel switches including exterior lighting shall
have a two schedule, programmable, 7-day with holiday setting, battery-
backup time clock. Time clock operation shall have manual override with
a two-hour bypass. Override shall be accessible to the tenant.

Where exterior illumination is required, lessor shalt provide and install
exterior solid-state luminaires that are designed for and exclusively use
LED lamp technology. Luminaires shall include integrated controls and the
required Backlight, Uplight, and Glare (BUG) ratings based on the Lighting
Zone the luminaires are in for accent light and outdoor building security
lighting. All building entrances shall be illuminated.
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D. Communication Equipment Requirements:

1.

+ 10,

Lessor shall provide and install all conduits and telephone service cabling
from the building’s main point of entry (MPOE) to the tenant agency’s
Telecommunication closet.

Lessor shall furnish and install telephone terminal backboard. Backboard
shall be 4’ x 8 x %" thick, fire retardant plywood, and painted to match
adjacent surfaces.

Lessor shall furnish and install termination blocks, cable management
hardware, and terminate and label all cables at both ends.

Lessor shall provide and install all components as reqwred by the
telephone service provider's requirements.

Unless otherwise noted, Lessor shall furnish and install a complete
structured cabling system from the tenant agency’s telecommunication
closet to the final point of termination. Lessor shall provide all components
such as, but not limited to, cabling, cable labels, cable trays, cable
management hardware, patch panels, cross connects, patch cords,
faceplate, jacks, and wall outlets, MSF workstation outlets, as necessary
or required for a complete and operational system.

Lessor shall provide and install all conduit and outlet boxes with puil-wire.

- The system shall be tested pursuant to and meet ANSI/TIA/EIA

standards. -
BICSI Certified cabllng mstallers shall perform all work, and shall comply

-with all ANSI/TIA/EIA cabling standards.

The system shall comply with the requirements of the tenant agency S
specifications.

The State shall not be required to remove any communication equment
and or cabling described herein either during the lease term or upon
termination of this lease. \

214 PARKING AND PAVING

A. Parking areas and access from the public way shall be paved. Each parking stall
‘shall have individual unobstructed access. All stalls shall be marked with 4” wide
‘painted stripes using white traffic grade paint. Traffic areas shall have appropriate
painted directional arrows and any other graphics noted on Exhibit “A”. Lessor
shall furnish and install approprlate S|gnage as required by local jurisdiction.

B. Pavement at existing parking areas shall be free of holes, patches, divots or badly
weathered surface conditions. 1f new material is used,-the existing asphalt shatl
be ground and used for fill in the parking area.

END OF DIVISION 2
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DIVISION 3 - SPECIAL PROVISIONS

The following Special Provisions supplement the requirements specified in Divisions 1 and 2.

Where Division 3 requirements conflict with Divisions 1 & 2; Division 3 supersedes those
requirements.

There are NO SPECIAL PROVISIONS for this Project.

END OF DIVISION 3
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DIVISION 4 - TECHNICAL REQUIREMENTS

The following Technical Requirements supplement the requirements specified in Divisions 1
and 2. Where Division 4 requirements conflict with Divisions 1 & 2; Division 4 supersedes
those requirements.

There are NO TECHNICAL REQUIREMENTS for this Project.

END OF DIVISION 4

2= Division 4 — Technical Requirements

Rev. Mar. 2015



D G s CALIFORNIA DEPARTMENT OF
GENERAL SERVICES Governor Edmiund G. Brovmn Jr,

EXHIBIT ‘C’ — ADMINISTRATIVE REQUIREMENTS

PROJECT:  OFFICE QUARTERS PROJECT NO.: 140891
AGENCY: EMPLOYMENT DEVELOPMENT LEASENO..  6875-001
DEPARTMENT
LOCATION: 222 W 6™ STREET, SUITES 410 & _DATE: 3-7-2018
480 . o
SAN PEDRO, CA 90731
TITLE S SO ' PAGE
DIVISION 1___AUTHORITY AND POLICY REQUIREMENT - S
1.00 "GENERAL = AUTHORITY & POLICIES REQUIREMENTS OF LEASED FACILITIES 2
1.01 - STATE.FIRE MARSHAL AUTHORITY s S : 2
1.02 ] ACCESS COMPLIANCE AUTHORITY o SR 3 2-3
DIVISION2 _ STATE FIRE MARSHAL PROCEDURE
2.00 - ' RESD LEASE EXHIBIT A o4
2.01 ] CONSTRUCTION DOCUMENTS - 4
2.02 PLAN REVIEW AND APPROVAL 4
»2.03 B CONSTRUCTION INSPECTION 5
DIVISION 3. CBC/ADA ACCESS compumcg PROCEDUR
3.00 : GENERAL B s .8
- 3.01 FEE REQUIREMENT -6
3.02 DETERMINATION OF FACILITY. GROUP TYPE 6
3.03 GROUP |, FACILITY PROCEDURE" 6
3.04 - GROUP II; FACILITY PROCEDURE 8
DIVISION4  REFERENCE FORMS
- 4.00 NOT USED ‘ g I AR L
4.01. ‘SAMPLE SFM TRIAGE DEFICIENCY LIST . - 2 ’ : 10
4.02 NOT USED FORMC , ) ' ] 12
4.03 NOT USED - FORM D, . 12
404 CBC/ADA ACCESS COMPLIANCE FEE CALCULATION - FORME 13
4.05 CALIFORNIA DVBE PROGRAM CERTIFICATION SHEET - FORM F o 14
4.06 . VERIFIED REPORT FORM G B o 15
PROJECT CONTACT: . MARY KUYPER S PHONE: 916.375.4115
STATE FACILITIES MANAGER |- 'FAX: 916.375.4085

EMAIL: mary, kuype_r@dgs ca.gov

Confirmation Statement

liwe have read this Exhibit ‘C' Administrative Requirements and understand it is incorporated into, and is part of, this lease.
l/we have acknowledged each and every page by placing my/our initials on this cover sheet.
Initials™ H& ~

State of Califpraia | Governmeni Operations Agency
Real Estate Services Division | Asset Management Branch | Real Estate Leasing and Planning Section
707 red Street, 3th Flpor | West Sucramento, €A 93605 1 916.375.4099



IVIQIVN | —AVINUNIITT ANWY FVLIV REWUIREWVICINIO

1.00 GENERAL

A

The State of California and its governing agencies have mandated that the
Department of General Services (DGS), Real Estate Services Division (RESD)
adhere to all regulations, policies and state statutes for all state agencies leasing
private sector building space.

This Exhibit ‘C’ document is a binding part of the lease dchment and shall function
with Exhibits ‘A’ and ‘B’

The forms contained in Division 4 are for the Lessor’s reference. A separate
Lessor's forms packet will be provided by RESD for the Lessor’s use. The forms

contained in the “Lessor’s Packet” are to be used by the Lessor to accomplish the
processes required by this document. '

Federal Americans with Disabilities Act (ADA) and California Building Code (Title 24)
accessibility requirements are combined and noted hereafter as CBC/ADA.

Abbreviations: State Fire Marshal (SFM), Division of the State Architect (DSA), Real
Estate Services Division (RESD).

1.01 STATE FIRE MARSHAL AUTHORITY

A

Section 13108 of the California State Health and Safety Code gives the State Fire
Marshal (SFM) authority for enforcement of fire protection regulations for State
owned and State occupied leased buildings or premises. This authority
encompasses both plan review and construction inspections of all leased facilities.

If at any time during the Design, Construction Document Review, or Construction
Inspection processes, a conflict arises between the State and local authorities, the
Lessor/architect will compile alf pertinent information and present the situation
through the RESD Space Planner to the SFM. The SFM has final authority in the
determination of compliance and will take the lead in the resolution of problems or
suitable interpretation of code.

For projects with no alterations (a change, addition or modification in construction,
change in occupancy or use, or repair to an existing building or facility. Including, but
not limited to remodeling, renovation, rehabilitation, reconstruction, rearrangement in
the plan configuration of walls and full-height partitions), the Lessor is not required to
submit construction documents to the SFM.

Per CBC 111.1: No building or structure shéll be used or occupied until the building
official has issued a certificate of occupancy.

1.02 ACCESS COMPLIANCE AUTHORITY

A

California law incorporates the Americans with Disabilities Act requirements.
California Government Code provides that buildings shall be made accessible to, and
usable by, persons with disabilities, whether they are leased, rented, contracted,
sublet, or hired by any municipal, county, or State divisions of government, or special
district. California Building Standards Code defines that all State facilities shall meet
the federal Architectural Barriers Acts. :

These statutes, in addition to the California Bunldlng Code, Title 24, generate the
need for a standard process to ensure access compliance with respect to State
leased facilities.
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. The Division of the State Architect (DSA) is charged with the responsibility of
ensuring compliance with the above standards.

. If at any time during the Design, Construction Document Review, or Construction
Inspection processes, a conflict arises between the State and local authorities, the

Lessor/architect will compile all pertinent information and present the situation to the
RESD Space Planner.

. The DSA has delegated a component of the access compliance responsibility to
RESD for leased facilities.. Conforming to DSA delegation, RESD is requiring the
Lessor to ensure compliance by utilizing one of the two procedures defined in this
document. Refer to Division 3 (below) for specific reqwrements and procedures.

. Public right-'of- way access:is required for all State leased facilities. If the existing
conditions do not meet the required codes and regulations the design professional
(Lessor’s architect) must demonstrate and document a diligent effort to request that
~ the authority (having control) over the public right- of- way, makes the necessary

* modifications to secure right-of-way access. All correspondence shall be
documented and provided to the RESD Space Planner for the proiect file

End of Authority anfd Polici/ Reqdiremehts
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2.01

2.02

DIVISION 2 — STATE FIRE MARSHAL PROCEDURE

RESD LEASE EXHIBIT ‘A’

A.

Prior to the lease execution, the RESD Space Planner is responsible for the
development and submittal of the lease Exhibit ‘A’ space plan(s) to the SFM for a
design consultation review and approval. The approved Exhibit ‘A’ plan(s) will reflect
the design concept for the proposed lease within the configuration of the existing
building shell. If RESD elects to use a narrative Facilities Design Program (FDP) in
place of the Space Plan, the SFM review and approval will follow lease execution
and development of preliminary architectural drawings by the Lessor.

CONSTRUCTION DRAWINGS

A.

The Exhibit ‘A’ Plan or the Exhibit ‘A’ FDP are design development guidelines only.
Lessor, at Lessor's sole cost and expense, shall provide all required construction
documents and calculations necessary to obtain a building permit from the local
Building Department and to construct the improvements as indicated. The use of
Exhibit ‘A’ Plan in lieu of construction documents is not acceptable to the State.

PLAN REVIEW AND APPROVAL

A

The Lessor’s architect is required to submit the construction documents to the SFM
for plan review and approval prior to construction. Lessor’s architect shall use the
Sample SFM Plan submittal checklist Triage List (Form B) in development of
construction documents. All specific technical elements of the construction such as
fire alarm and smoke detection systems, fire sprinklers, construction details of fire
assemblies, etc. shall be included with the construction documents. For projects with

no alterations, the Lessor is not required to submit construction documents to the
SFM.

The RESD space planner will provide a username and password to be used to
access the SFM GOVmotus website. No other party shall set up the username and
password other than the RESD Space Planner. The SFM GOVmotus website must
be used for all plan review submittals, plan check responses and inspection requests
throughout the course of the project, all future alterations during the term of the lease
will require a new/separate username and password.

The RESD space planner will fill out the State information on the website Permit
Application. The Lessor’s architect shall complete the Permit application form and
plan submittal checklist online. The Lessor’s architect shall also submit hardcopies of
all permit documents either by mail or in person to the SFM'’s office in Sacramento.
There is no fee for the Lessor associated with the SFM review process. Other
pertinent information can be found on the SFM web site at:
https://calfire.govmotus.org

4 Revised December 2017
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D. A copy of the Permit Application form and all submittals shall be sent to:

Office of State Fire Marshal, Fire and Life Safety
1131 S Street

Sacramento, California, 95814

Contact telephone: (916) 445-8550.

This form must be filled out completely, including all Applicant and Building
Contractor information. Plan review time is typically 6 to 8 weeks, however the
architect shall verify the estimated review time for this project review at submittal.

The architect shall make the necessary adJustments to the overall project schedule
accordmgly

E. The construction documents will be returned to the address shown under Applicant
Information, on the Permit Application and will be accompanied by: either a SFM Plan
~ Review Approval or a SFM Plan Review Transmittal with a list of deficiencies.
Upon completion of plan review, the Lessor/architect shali prowde a copy of the SFM
Plan Review Approval letter to the RESD Space Ptanner

2.03 CONSTRUCTVION INSPECTION

A. The regronal SFM offrce will mspect and approve the constructlon in the State leased

~ building. There are two fire life safety regions; North and South. The final SFM
approved construction documents will include all inspection contact information and

~ will be emailed via the GOVmotus website to the Lessor. To request a SFM
inspection for your site; provide a minimum of 24 to 48 hour notice prior to the
inspection date. The inspections must be requested on the GOVmotus website. The
Lessor, archrtect or contractor shall be responsrb|e for loggrng into the GOVmotus
web3|te and requesting rnspectlons B

B. After completlon of each successrve SFM constructlon mspectlon any deficiencies
- shall be recorded on the SFM Fire Safety Correction Notice by the SFM assigned
_ Deputy and emailed to the Lessor by the SFM. A copy of the lnspectlon notice will
~be lmmedlately available on the GOVmotus website. This form is to be signed by a
Lessor's representatrve on site. - Final approval by the Deputy SFM is recorded on
this document and'a SFM Certiflcate of Occupancy is then issued. The Lessor or
'Lessors contractor shall send a oopy to the RESD Space Planner K

End of SFM Process

Revised December 2017
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3.01

3.02

3.03

DIVISION 3 — CBC/ADA ACCESS COMPLIANCE PROCEDURE

GENERAL

A. To comply with the accessibility requirements and ensure that the facility has
complied with all accessibility codes and regulations, the Lessor is required to
complete one of the two processes defined below. In each case the RESD Space
Planner will remain the primary contact. The facilities are categorized according to
size as either Group 1 or Group |l projects. Each category has specific requirements
as defined. Group | projects are submitted to RESD and Group |l facilities are
submitted to DSA for plan review and approval. The Lessor is required to follow the
procedure of the applicable process and is responsible for the associated costs.

FEE REQUIREMENT

A. The Lessor is required to submit the project fee to RESD for Group | or directly to the
DSA regional office for Group |l facilities. The RESD Space Planner will calculate the
required fee using the CBC/ADA Access Compliance Fee Calculation Form E
(attached) and include this in the Exhibit C lease document.

DETERMINATION OF FACILITY GROUP

A. The group is determined by the category and the size of the State's net usable
leased area. The respective administrative process is defined in the following
Sections 3.03 (Group I) and 3.04 (Group lI). The Group Types are defined below:

GROUPI:

‘ Building Type: Net Usable Square Footage:
| Existing Office Buildings Less than 100,000 square feet
. Existing Warehouse Buildings Less than 500,000 square feet
. Any Building to be Constructed Less than 30,000 square feet
GROUP Il
Building Type: Net Usable Square Footage:
Existing Office Buildings with Alterations 100,000 sq. ft. or greater
Existing Warehouse Buildings with Alterations | 500,000 sq. ft. or greater
Any Building to be Constructed 30,000 sq. ft. or greater

Note: Certain Group | projects, at the discretion of the State, may be determined
compatible with Group Il process regardiess of the building size. The RESD Space

Planner shall inform the Lessor which process applies to this particular project during
lease negotiations. '

GROUP | FACILITY PROCEDURE

For Group | facilities the Lessor’s architect is required to complete the requirements
outlined in paragraphs A through D below:

A. Accessibility Survey: The Lessor must have an accessibility survey completed prior
to the finalization and approval of the construction documents. The survey must be
completed using the DGS’ Accessibility Checklist for State-Leased Buildings and
Facilities. The following consultants are acceptable:

6 Revised December 2017
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1. DSA certified accessibility consultants trained for Leased facilities

http://lwww.dgs.ca.goviresd/Programs/LeasingandPlanning/NewLease/Le
aseRequirements.aspx

2. Certified Access Specialist (CASp)
http://www.dgs.ca.gov/dsa/Programs/programCert/casp.aspx#t1

3. 1CC Accessibility Inspector/Plans Examiner
https://av.iccsafe.org/EWEB/DynamicPage.aspx?Site=icc&WebKey=b7af
d990-2e14-4013-a186-aeb405641a95&FromSearchControI=Yes

4. Architect Ilcensed in the State of California

A.1.1 The consultant wrll survey the facrhty and site per CCR Title 24, California
Building Code (CBC), and Americans with’ Dlsabllltles Act (ADA).. State agencies are
public entities and shall comply with Title 11 of the ADA. Exceptions to the code for
existing buildings are not permitted. Access compliance shall apply to exterior areas
such as but not limited to path of travel to and from public transportation and public
right- of-way, parklng passenger drop-off and Ioadmg zones, walks and sidewalks,
“curb ramps, ramps, and all stairs. Access compliance shall also apply to |nter|or
‘areas such as but not limited to entrances and exits, lobbies, building common areas,
elevators, access lifts, doors and gates, access to and through all rooms and spaces,
restrooms, signs and identification, counters, waiting, seating areas, assistive -
listening systems, telephones, drinking fountains, alarms, and “horizontal/vertical
access. Consultants will observe and record all deficiencies, as well as provide
solutions needed to bring facility into complrance with sufficient detail to allow Lessor
or his/her agent to develop a cost estimate for proposed barrier removal. Should all
areas mentioned above not be fully constructed, consultants shall review the
construction documents in addltron to the phySIcaI evaluation. '

B. Fee Payment: The Lessor shall prepare a check payableto the Dept. of General
Services, Real Estate Services Division. -Lessor shall enclose a copy of the
CBCIADA Access Compliance Fee Calculation Form E (attached) as prepared by
the RESD Space Planner along with payment. and mail to DGS, RESD (Include the
project number on the check to RESD).

C.  Construction Documents: The Lessor’s Architect will incorporate aIl items defined in
the accessibility survey into the construction documents The Lessor shall submit the
completed drawmgs to. RESD for revrew

D. Verified Report Followmg the completlon of constructron the Lessor’s architect is
responsible for verifying that the items outlined in the accessibility survey and
incorporated into the construction documents have been completed. The Verified
Report Form G (attached) shall be signed by the Lessor’s architect. The architect
shall forward the signed Verified Report.to RESD Space Planner prior to the final
inspection that will be performed by RESD. The project will not be accepted for
occupancy prior to receipt of this document.

End of Group | Procedure

7=
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DIVISION 3 - CBC/ADA ACCESS COMPLIANCE PROCEDURE

3.04 GROUPII FACILITY PROCEDURE

The Lessor is required to submit plans and specifications to the Division of the State
Architect (DSA) for access compliance review and approval. Although the formal
process for access compliance plan review and approval is processed through DSA, the
DGS RESD Space Planner will continue as the project manager. The Lessor’s architect
shall inform RESD of the status of plan review/approval from DSA.

For Group !l facilities the Lessor’s architect is required to complete the requirements
outlined in paragraphs A through F below:

A. Accessibility Survey: The Lessor must have an accessibility survey completed prior
to the finalization and approval of the construction documents. The survey must be
completed using the DGS Accessibility Checklist for State-Leased Buildings and
Facilities. The following consultants are acceptable:

1. DSA certified accessibility consultants trained for Leased facilities
http://www.resd.dgs.ca.gov/Branches/PSB/LeaseRequirements.htm

Certified Access Specialist (CASP)
hitp://www.dgs.ca.qov/dsa/Programs/programCert/casp.aspx#ti

[N

3. |CC Accessibility Inspector/Plans Examiner
hitps://av.iccsafe.org/EWEB/DynamicPage.aspx?Site=icc&WebKey=b7afd990-2¢14-4013-
a2186-aeb405641a95& FromSearchControl=Yes

Architect licensed in the State of California

>

Note: See Section 3.03; paragraph A.1.1 (Group | Facility Procedure) for parameters of survey.

B. Construction Drawings and Specifications: The Lessor is required fo retain an
architect licensed in the State of California to design and develop plans and
specifications in accordance with the lease exhibits and applicable codes and
regulations. The Lessor’s architect will incorporate all items defined in the
accessibility survey into the construction documents. The architect is required to
stamp and sign the construction documents.

C. Fee Payment: In accordance with the calculation of fees per the CBC/ADA Access
Compliance Fee Calculation Form E (attached), the Lessor shall prepare a check
payable to the Division of the State Architect. This check along with a copy of the
CBC/ADA Access Compliance Fee Calculation Form E shall be forwarded directly to
the appropriate regional DSA office in the submittal package.

D. Submittal Package: The submittals shall be sent to the appropriate DSA regional
office. The state is divided into four regions, San Francisco Bay Area, Sacramento,
Los Angeles and San Diego. The DSA regional office that will review this project can
be confirmed by calling DSA at (916) 445-8100. The submittal package must be
complete before the DSA accepts the project for review. Proceed to the DSA website
using the link below for instructions on this process:

hitp://lwww.dgs.ca.gov/dsa/Programs/progProject/overview/projsubmitintro.aspx

Upon receipt of the submittal package, a DSA application number is assigned to the
project for tracking purposes. A preliminary review of your submittal is performed
within a few days. Plan review is scheduled after DSA verifies that a complete
submittal package has been received. The Lessor’s architect shall verify the
estimated time for this project review with DSA at submittal. The architect shall make
the necessary adjustments to the overall project schedule accordingly.
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DIVISION 3 - CBC/ADA ACCESS COMPLIANCE PROCEDURE

E. DSA Plan Approval: Once approval has been granted by DSA, the Lessor is
required to construct the project in compliance with the plans, specifications and
lease exhibits. The Lessor shall provide a copy of DSA’s letter of approval to the
RESD Space Planner. Construction shall not commence until this process has been

completed.

F. Verified Report: Following completion of construction, the Lessor’s architect shall
visit the site to verify that the building and site are in compliance with the DSA
approved plans and specifications. The Verified Report Form G (attached) shall be
completed and signed by the Lessor’s archltect The architect shall forward the
Verified Report to RESD Space Planner priorto the flnal construction inspection by
RESD. The project W|I| not be accepted for occupancy prior to recelpt of this -
document : . -

. End of Group Il Procedure

g=
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2. A

DIVISION 4 - REFERENCE FORMS

Office of the State Fire Marshal.

Sample Plan Review Triage List

This form is provided for informational purposes only. For the complete triage list visit the website below.
Information and forms may be obtained at Office of the State Fire Marshal, Fire and Life Safety Division - Plan Review Section
wwiwv.osfin.fire.ca.gov

GENERAL

Provide a complete plan review
application Submit plans sufficient size
Provide site address

Provide name of owner and occupant
Identify if new construction or T.I.
Identify if new or existing tenant space
Identify if deferred submittal

CSFM file number must be on title
sheet

Slip sheets shall be bound to set
Sheet index

Wet stamp and sign sheets

Electronic signature approval

required

Scope of Work

Provide a Key Plan coordinated to each
sheet

Provide a North orientated Site

Map

Orientate all sheets to North

Identify deferred submittals

Provide adopted code cycle listings and
standards

Provide a legible scale. Typically1/8”
Provide approved reference

o COU O 00 O0C0o0 opodooo O o=

(¢

CESS AND WATER SUPPLY
Provide Local Fire Authority Approval Letter
Fire Department Access
Fire Department Connection
Fire Hydrants
Fire Alarm Annunciator
Fire Alarm Control Panel
Knox Box/Key Switch
Emergency Responder Radioc Coverage
Elevator gurney accommodation
Provide a complete fire accessplan
Provide 6 mo. current site fire flow information

QooCcooCcdOo00

3. NONSTRUCTURAL PROVISIONS

Q Building Analysis (include the following)
o Occupancy groups and varied uses
o Building construction type
o Number of stories
o Actual building height
o Building area in square feet
o Area of project in square feet
o Separated, non-separated, accessory use
o Allowable area
o Area increase

a

Q

d
u
a
g
4, EXI

COoo0opo0o0oo00 O 000

o Height increase -
o Fire Sprinklers (Type, Full, Partial)
o Fire Alarm (Type)
o Other Fire Protection System (Type)
o Smoke Control System (Y/N)
o Occupant load for entire building and
each floor
o Year building was constructed
o High Fire Hazard Severity Zone (Y/N)
o Seismic Joints and locations {Y/N)
o Emergency Responder Radio Coverage
(Y/N)
Identify occupancy groups/uses on floor
plans
Identify adjacent buildings on the site
Identify fire separation distances
ldentify building allowable area increases
Justify frontage allowances
Sprinkier height/area increase cannot be
combined
Identify types and materials of all construction
o Provide wall legends
o Fire rated assemblies
o Scan listed assemblies to plans
Penetration protection
o Scan listed fire stopping systems to plans
o Classification of roof covering
Details for opening protection
o Door schedule
Window schedule
Louver schedule
Listed smoke containment system
Interior finish smoke and flame spread
TING
Paths of travel to a public way
All occupancies/uses on floor plans
Correct occupant load factors {gross, net)

Cumulative loads (lobbies, corridors, stairs,
etc.)

Furniture plan

Egress capacity (width and number)
Door swing

Door hardware

Delayed egress design

Card readers/ access control
Emergency lighting and photometric
Exit signs

Exit enclosures (vertical and horizontal)
Exit discharge

Areas of refuge & Safe dispersal areas
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DIVISION 4 - REFERENCE FORMS

5. FIRE PROTECTION SYSTEMS

0 o000 0o 0 0O O O Qdo

ODDDDDDDDDD.

0O Ood 4o

FIRE ALARM
Provide highlighted set of data sheets
Provide cut sheets for all components
Provide current CSFM listings
Provide/correct equipment matrix
Provide a sequence of operation Identify
approved monitoring station
Identify fire alarm and egress-control
devices
Demonstrate compliance for egress- control
systems
Provide ceiling configuration, surface ahd
height '

Provide/correct voltage drop calculatlons for

devices

Provide/correct riser dlagram :
Provide/correct standby battery calculations
Demonstrate audible visual notification
coverage:

Demonstrate manual fire alarm box coverage

FIRE SPRINKLERS '
Provide all OSFM shop drawing notes A
Submittal shall comply with OSFM deS|gn
guideline
ldentify system type (wet dry, pre- actlon
etc.)

Provide ceiling conflguratlon, surface, and
height B

Provide hydraulic calculations

Provide full height cross sections/ceiling
construction -

Identify area protected by each system for
each floor

Identify area limitations for hazard
classifications )

Correct notes/design to reflect CA
amendments

identify miscellaneous storage condltlon

OD AND DUCT EQUIPMENTISYSTEMS

Scaled plan of area and equipment:

Dimensions of hoods, ducts, and appliances

Equipment list for system, devices and
materials

Manufacturer's instaliation instructions

Cut sheets and compliance with UL 300
Standard

Isometric drawing of piping and components

o Type, size and length of piping

o Size and number of fittings

o Model number and locations of nozzles
o Location, temperature and model of

detectors

17

o Location and size of extinguishing agent

o Location of manual means of activation

o Location and identity of gas and electric
shutoffs

o Interconnection to building fire alarm system
o Location of a Class K fire extinguisher

7. ELECTRIC VEHICLE CHARGING STATIONS

0o © DdeD

ldentify required signage, posts, wheel stops
Identify electrical panel bonding and
grounding.
Provide location of disconnect

. Charging equment for vehicles requiring
ventilation -
Identify means of indoor mechamcal
ventilation
Provide details for underground runs.
(Trench“depths conduit/condUctor sizes)

8. HAZARDOUS MATERIALS

DED‘DDDGDDDGD O

Inventory summary with hazard class and
totals

Safety Data-Sheets

Floor plans

Occupancy cIassnflcatlons

Control areas

Fire resistive construction

Hazardous materials warning signs

No smaoking signs

Hazardous materials alarm devices
Hazardous materials cabinets Fume hoods
and enclosures '
Equipment utilizing hazardous materials
Spl" contro|/secondary containment
Standby/emergency power

9. HIGH PILE STORAGE

a

Letter of intent signed by authorized
department head ,
“HPS analysis prepared by a FPE
Scaled site plan (fire Ianes hydrants, FDC's,
risers) -
Scaled floor plan (HPS area, racks, access
doors)
Fire sprinkler design density
Aisle dimensions
Dimensions and location of flue spaces
Location of different commodity classes
Location of banded/encapsulated storage
Location and type of building columns

DUDDUDDGDgD OO

Fire resistive construction
Occupancy classification of adjacent tenants
Location and design of smoke vents
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DIVISION 4 — REFERENCE FORMS

4.02 FORMC

(NoTt Useb)

4.03 FORM D

(NoTt UsEeD)

12
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DIVISION 4 - REFERENCE FORMS

4.04

ACCESS COMPLIANCE, FORME

ACCESS COMPLIANCE FEE CALCULATION

RELPS Planner: Mary Kuyper

For GROUP [ Facilities

Send to:

‘Date: 3-7-2018

Agency: Employment Development Department

Dept. of General Services
Real Estate Services Division

Address: 222 W 6th Street Smte 410 San Pedro CA 90731

" Professional Services Branch

707 3" Street, Suite 5-305
West Sacramento, CA 95605

For Group:11 F’lClll(lCS

| ... Send to:

140891 _

Project Number:

EDD 'San Pedro 140891

- DSA Regional Ofﬁce
See DSA Website for offices in

your area at

ww.dsa.des.¢a. gov/Contact/de

fault.htm

Project Name:

Project Size |-
(net usable Project Value
Project Type i s.f.) Jo ; (PV)
O . |Existing Warehouse Buildings $20/sf 5 -
Existing Office Buildings . 3,066 $50/sf - $ 153,300
{1 ‘INew Construction : $150/sf 3 :
GROUP | (Under $5,000,000) Project Value Multiplier : Fee
“IPV X 0.2% of 1st $500,000 =" $ 153,300 -.+.0.002 $ 307
Remainder of PV x 0.1% = - $ S 0001 S -
Remainder bétween 2M and 5M x 01% $ . ge .- 0.0001 '$ -
Calculated total = | R B $ 307 |+
x 10% (QA or $200 Mmlmum) * Total Fee ' $ 200
GROUP I (Over.$5,000,000) \|Project Value]:  Multiplier -Fee
PV x 0.5% of 1st $500,000 R - 0.005 $ L=
PV between 500,000 and 2M x .25%: ' $ - 0.0025 % -
PV over 2M x .1% 1 - 0.001 1% -
Calculated total - e S $ :
[Total Fee $ -

‘Total Lessor Fee Obligation:. $ 200 |
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DIVISION 4 — REFERENCE FORMS

4.05 DVBE PROGRAM CERTIFICATION SHEET, FORM F

CALIFORNIA DISABLED VETERAN BUSINESS ENTERPRISE
PROGRAM CERTIFICATION SHEET

- Lessor must complete and sign to certify if DVBE Participation was or was not
' . obtained ' S S

LEASE AMOUNT/DVBE CERTIFICATION Lease Project No.: 140891
| hereby certify that the Lease Contract Amount, as defined below, is in the amount of

$ of which $ was awarded to a certified

DVBE firm resulting in % DVBE participation. 1 understand that the Lease Contract

Amount is the total dollar figure against which the DVBE participation will be evaluated.

Lessor Name Date

Lessor's Signature Printed Name

DEFINITION: Lease contract amount is the total amount of lease costs expended by the
Lessor over the firm term of the lease which are attributable to expenditures by the lessor to
make the leased property sufficient for state occupancy. This typically includes, but is not
necessarily limited to, tenant improvements, extraordinary maintenance, and janitorial services
specified in the lease. In the case of a build-to-suit facility, the total of the construction and off-
site development costs, as well as architectural and engineering costs, would be included.
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DIVISION 4 - REFERENCE FORMS

4.06 VERIFIED REPORT, FORM G

State Leased Buildings and Facilities
Verified Report - Form G

occupancy.

The Architect having general responsible charge of the work of construction on the plans and specifications, is responsible for the submission
of this report to the Department of General Services / Real Estate Services Division, Planner (DGS/RESD) prior to the state tenant taking

RESD Project
Info:

Agency: Employment Development Department

RESD Project #
140891

Project Type (Sdope of Work): New Space

Date: 4/26/2018

RESD Planner: Mary Kuyper .

[ Phone: 916.375.4115

Fax: 916.375.4085

Facility Info: Bdilding Name ; | Hours of Operation:
Address: 222'W. 6th Strest Suite 410
City: San Pedro Zip: 90731
Lessor Contact | Phone “Fax
(Contractor: Company Name . l License # Phone
This report includes all construction work through the date of:_: -month __ dayi year
Exterior Work % Compliant Interior Work % Compliant

Accessible Main Entrance

Parking & Accessible Stalls

= Doors & Gates

' ~ Walks & Sidewalks

Information / Reception

Counter

Curb Ramps Elevators / Ramps / Lifts

o Sanitary Facilities / Sinks /

. v Stairways Drinking Fountains
Ramps & Landings . Stairwells / Exits
~Accessible Main Conference / Meetlng / Assembly.
Entrance Rooms

Wayfinding & Signage Wayfinding & Signage
| Fire Alarms

\

| Total Project Percentage of Completion

outlined in lease.

*All items required to be 100%.complete unless’ Hardshlp approved by DSA or Mmgatxon Plan

List work and % to be completed:(attach additional pages as necessary)

{ declare under penalty of perjury that | have read the above report and know the contents thereof; that all of the above statements are true and that | know of my
own personal knowledge that the work during the period covered by the report has been performed and materials used and installed, and in every material respect

Architect:

are in compliance with the duly approved plans and specifications thérefore.

Signature Date
Name Architect #
Company / Firm Phone
Address Fax

Submit completed forms to location indicated below:

DGS/RESD
Attn: Planner

Real Estate Services Division
707 Third Street, Suite 5-305
West Sacramento, CA 95605

1
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File No.: 6875-001
-  Project 140891

i {132}22,West'67‘“‘8fr:éét, Suites 410 & 480, San Pedrdr, CA 90731 :

" AMENDMENT ONE dated October 12, 2017
* ' MASTER LEASE dated December 28, 2016




FIRST AMENDMENT OF LEASE

Te THIS FIRST AMENDMENT OF LEASE (hereafter called this “Amendment™) is made
this J_L_ day of _{J¢taley, 2017 (the “Effective Date”) by and between PACIFIC PLACE OFFICE
LLC, a Delaware limited liability company, the principal place of business and office address of which is
c/o Jupiter Holdings LLC, 24 Corporate Plaza, Suite 100, Newport Beach, California 92660 (hereafter
called “Landlord”), and CITY OF LONG BEACH, a mumcxpal corporation, the principal place of
business and address of whtch 5333 West Ocean Boulevard, Long Beach Cahfomla 90802 (hereafter
called “Tenant™). - - ;

WITNESSETH

: WHEREAS Landlord and Tenant entered 1nto that certain Ofﬁce Lease dated December
28,2016 (the “Lease ; dennsmg approximately 8,020 square feet of floor area designated as Suite No.
410 in the Topaz ofﬁce bulldmg located at 222 West 6™ Street Los Angeles Callforrna (the “Bmldmg’ );

and

WHEREAS Tenant desires to lease addltlonal space w1thm the Burldmg from Landlord
and otberw1se to amend the Lease as heretnaﬁer set foxth and ' :

) WHEREAS Landlord vlS Wllhng to lease addltlonal space to Tenant and otherwrse to
amend the Lease as hereinafter set forth : \

S NOW THEREFORE in conmderatton of the mutual covenants and agreements
contamed herein and in the Lease and mtendmg to be bound legally hereby, Landlord and Tenant hereby
agree as follows o

' 1 Confirmation of Defined Terms, Unless modified herein, all tenns previously
deﬁned and capltahzed in the Lease shall hold the same meanlng for the purposes of thls Amendment.. :

. 2. e Premlses Sectron 1.4°0f the Lease is hereby amended to reﬂect the followmg

The Premrses is mmally desngnated as Suite No. 410 (the “Original Premzses”) as depicted on the plan
ongmally attached to the Lease as Exhibit'A. From and after September 1, 2017 (the “Expansion Date”),

in addition to the Original Premises, Tenant shall have the right to occupy an area on the 4™ floor of the
Building adjacent to Suite No. 410 desxgnated as Suite No. 480, containing approximately 1,175 square
feet of rentable floor area as shown: on Exhibit A attached to this Amendment (the “Exparnsion Space”).

Prior to the Expansion Date, the term’ ‘“Premises™ as used. in the Lease shall mean the Original Premises;

from and after the Expansion Date, the term “Premises” as used in the Lease shall mean the Original
Premises and the Expanston Space which together contam approxlmately 9,195 square feet of rentable
floor area in total. -

3. Commencement Date Sectlon 1 6 of the Lease and Section 7(a) of Exhibit C
attached to the Lease are hereby amended to reflect that the Commencement Date of the Term is July 1,
2017.

4. Monthly Base Rent. Section 1.8 of the Lease is hereby deleted in its entirety
and the following inserted in place thereof:

1.8 Monthly Base Rent:



Period Monthly Base Rent Rate PSF
From the Commencement Date $l6,842.00** $2.10
through and including August 31,
2017.
From September 1, 2017 through and $19,309.50** $2.10
including June 30, 2018.
From July 1, 2018 through and $19,861.20 . $2.16
including June 30, 2019.
From July 1, 2019 through and $20,504.85 $2.23
including June 30, 2020.
From July 1, 2020 through and $21,056.55 $2.29
including June 30, 2021.
From July 1, 2021 through and $21,700.20 $2.36
including June 30, 2022.
From July 1, 2022 through and $22,343.85 $2.43

including November 30, 2022.

**Notwithstanding the foregoing, provided Tenant is not in default under this
Lease, Landlord hereby agrees to abate Tenant's obligation to pay the Monthly Base Rent
due during the second through the sixth months of the Term, inclusive, for Suite No. 410,
and Landlord hereby agrees to abate Tenant’s obligation to pay the Monthly Base Rent
due during the fourth through the sixth months of the Term, inclusive, for Suite No. 480
(such amounts of abated Monthly Base Rent being hereinafter collectively referred to as
the "Abated Amount").

5. Tenant’s Percentage: Section 1.16 of the Lease is hereby amended to provide
that from and after the Expansion Date, Tenant’s percentage of Operating Expenses, Taxes, Insurance
Costs and Utility Costs in shall increase from 2.742% to 3.143%.

6. Exhibit A. The Lease is hereby amended by deleting the Exhibit A attached
thereto and by substituting the Exhibit A attached to this First Amendment in place thereof.

7. Condition of Premises. Landlord shall deliver the Expansion Space to Tenant,
and Tenant shall accept the Expansion Space, in its existing, “as is, where is” condition. Tenant hereby
acknowledges that Landlord is not required to pay for or make any improvements to the Expansion Space
in connection with this Amendment.

8. Non-waiver. The execution and delivery of this Amendment shall in no manner
constitute a waiver of any defaults which may have occurred and be continuing under the Lease.

9. No Commission. Except for the broker’s commission to be paid by Landlord to
Tenant’s broker, Cresa Los Angeles, under a separate agreement, Tenant represents and warrants 1o



Landlord that Tenant has done nothing to give rise to the payment of a broker's commission or fee in
connection with this Amendment.

10. Tenant Certification. To induce Landlord to enter into this Amendment, Tenant
hereby certifies to Landlord that as of the Effective Date, to Tenant’s knowledge: (i) the Lease, as herein
amended, contains the entire agreement between the parties relating to the Premises and that there are no
other agreements relatmg to the Premises or the Building which are not contained in the Lease, as herein
amended; (ii) Landlord is not in-default-in any respect regardmg any of the terms, covenants and
conditions of the Lease, as herein amended: and (iii) Tenant has no setoffs counterclauns or defenses
against Landlord under the Lease as. herem amended.

1., Ratlficatlon The Lease as. herem amended, is hereby ratlﬁed and confirmed
and shall contmue m full force and effect o ; _

, 12 Countergart Thrs Amendment may be executed in -any - number of
counterparts each of whlch shall be deemed an original,-but all of which shall constitute one instrument
binding on all the partles hereto, notwithstanding that all the partles are not srgnatory to'the ongmal or the
same’ counterpart x> . : . i

: A 13 -~ Facsimile and’ Electromc Dehverv " The parttes hereto agree  that' this
Amendment may be executed ‘and 'the - srgnature page’ transmitted by facsimile or other electronic’
transmission. -The: dehvery of 'such facsimile of electronic copy-of the executed mgnature page to this
Amendment shall constitute effective execution and dehvery hereof. If S0 executed and delivered by one
or both of the parties hereto, the effectiveness of thls Amendment shall not be affected by the
non—dehvery of any manually-SIgned s1gnature page. ‘ , , ‘

lN W[TNESS WHEREOF thls Amendment has been executed as of the day and year ’
ﬁrst above wntten .-

PACIFIC PLACE OFFICE LLC a Delaware ' CITY OF LONG BEACH,a municipal corporation
hmrted llabllltycompany : SEn R N S ]

%fcurzo PURSUANT

SE

By JUPITER B-II LLC a Delaware hrmted 11ab111ty By / THE brong\%F%i:

company - ’ Name TO'VV\ W\/OA(
Its Member Title: Asststont Clty Monoger

By JUPITER ADVISORS LLC a Callforma

limited liability company ENE f By -
Its Manager - / S - Name:
£t ~ Title:
By 1 /. ' o
Edmond F. St. Geme
Its Managing Member
Tenant
Landlord APPROVED AS TO FORM
CHARL'E\S?‘
By
3
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4 m
D \ THIS OFFICE LEASE (this “Lease”), entered into as of this 1:_ day of
2 Uiam by , 2016 for reference purposes, is by and between PACIFIC PLACE OFFICE

LLC, a Delaware limited liability company, hereinafier referred to as "Landlord”, and CITY OF LONG
BEACH, a municipal corporation, hereinafter referred to as "Tenant™,

ARTICLE 1 - LEASE SUMMARY AND PROPERTY SPECIFIC PROVISIONS

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

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

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

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

1.4 Premises: Suile 410 on the 42 floor of the Building, as outlined on the Premises Fioor
Plan attached hereto as Exhibit A. Landford and Tenant stipulate and agree that the Premises contain
8,020 rentable square (eet, for all purposes of this Lease. Tenant acknowledges and agrees that although
the square footage set forth in this Lease is based upon an approximation of the actual area, it shall
control in any question relating to the area of the Premises, whether or nol the actual square footage is
the same as stated in this Lease.

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

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

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

1.8  Monthly Base Rent:

Period Monthly Base Rent | Rate PSE
From the Commencement Date through $16,842%* s2.10

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

From the first day of the thirteenth month $17,347.26 $2.16
through the last day of the twenty-fourth .
manth




Pesiod | Montbiy Base Rent | Rate ps¥

From the fist day of the tweaty-fifth $17,867.68 $2.23
month through the last day of the thisty-
sixth month

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

cighth month

From the first- day of lhe l‘my-nimh - $1895582 $2.36

momhlhmu;hthelmduyoftbmﬂuh' b e

| month

o From' lhe ﬁm dly of Ille mly-ﬁm T $1952449 | $2.43

umthtltmuynhehndayoflhlixty- S &
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- and mlmdoﬁwmwmyoduoﬂ'mmmmmmechnmuofnﬁmdmofﬁm'\
\bulldlng.mbjeamtiepmvmonsmfwﬂunlbshusmdupumimdbth

R 11§ hrldng: Tenmuhnllnntammhmmoﬂwelvemmedpmhnglpm,mdn
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_the rate of $50 per space per month, subject to-the lerms of Section 122 of this Lease Summary and -
“Asticle 11 of the Standard Lease Provisions. WMTMBMNMUM«&RLM
Landlonhgmuwwuvedlpuhugcbmfwncbmdmn;dwmﬁnlmdnfunmmdd\ei
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b. CmmuﬂdAmmwwnyhmmﬂlbﬂnyemnvdmmmpto
lSOCANOI0692whhlinﬂuofOneMillimDoum(Slm.N)eombmedmgleIxm!ueovaing
Symbol | (“any suto™). - - -

c ww-mmmummmwhnmmwMuu
mndaudpmmm&ehmmﬂn&hwﬁuhﬂwhmhmwﬂmplmuuwnym
limits of One Million Dollars ($1,000,000.00) per accident and occupational iliness

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

1.15  [reserved).



1.16 ‘Tenant's Percentage: 2.742%, which is the ratio that the rentable square footage of the
Premises bears to the rentable square footage of the Building. Accordingly, as more particularly set forth
in Section 1.18 hereof, Tenant shall pay to Landlord: (a) 2.742% of the Operating Expenses (as defined
in Section L.18 b.) in excess of the Operating Bxpenses for the Base Year; (b) 2.742% of the Taxcs (as
deﬁudinSedionl.lsc.)inuwuofthe'l‘uesformeanun(c)2.742$ofﬂwlnwnneeCom
(udeﬁmtheaion'MoﬂheSundudlweProviﬂons)lnexomofllwlmnmcosutornwm
Year: and (d) 2.742% of the Utilities Costs (as defined in Section 1.18 ¢.) in excess of Utilities Costs for
the Base Year, Tenant's Pescentage is subject to adjustment in accordance with Sections 14 and 32 of
this Lease.

1.17 Common Areas; Definitions; Tenant's Rights. During the Term, Tenant shall have the
nonqclusiveli;httonse.ineomnwithouwrmmuind\emm.udmbjeamthekulumd
Wwwhmh9ﬁmswwmmmmﬁhmmw
'Commmmhuedwdedgmmdfnrlmwmumlmmﬁdedfwmhmmby
LuﬂMTmndmymhwumuofdwhopeny(ﬂbymmwmbm
mmhviuu.muotﬁcenuuofany:nchpnﬂy).whﬂwrornﬂduummopenwtba
general public. The Common Areas shail include, without limitation, all areas of the Bailding outside of
the Premises and outside of any premises leased or designated for lease 1o tenants, the common
mhbbis.wmmmm.mmy&loadingduhnmps.dﬂmmdplﬁmww
pmwnndmiwwnysdmuowthnmlwmlndnlymgmmmmmm
Mtﬁumﬁhmﬁpuﬁmaﬁﬂwwmmpimmmuﬂweqﬁpm
serving the Premises, the parking areas (subject to Articte 11 of the Standard Lease Provisions), loading
Mmm:muubmmw.ﬁmlh.wdkmnpﬂmyndﬁmysww
mmmhﬁlﬂmfmm@.faﬁllﬁsmwum
maintained or used in connection with those areas, and shall be deemed to include any city sidewalks
ldjmwunpmputy.mypedmﬁmwnlkwaymmpukofom“fm'ﬁﬁulocmdond\es‘mmd
open W the general public.

1.I8 Operating Expenses, Tuxes, Insurance Costs and Utilities Costs:

a. Base Costs; As used in this Lease, ths term "Base Costs® shall mean Tenant's
m«om;wmmmmwuwmmw.mm
paid by Landlord during calendar year 2017 (the "Base Year”).

b. Definition of Operating Expenses. As used in this Lease, the term "Operating
WMMofdlm.ndexmmofmm.mhummdwﬁrofmmymd
CommmudauuﬁmdbymdudmnﬁnspmﬁmuﬂulwhumuﬁngmmMyhu
least ninety-five percent (95%) occupied. Operating Expenses include the following costs by way of
mmﬁmm“mmmo)uymmmuimmmmmmmmwa;m.
mmm&wmmmmmﬂﬁmwmmumy;
(u)mkvbwmumulﬁngﬁummmmmhﬁmwmlpubymgomm
nnlbotilyincnmeuﬁonwiﬂnlhomuoccupunyofﬂ:esile.mmy.mﬂ(ﬁngormrmnimorm
pukingfn:iliﬁssu'vingdwﬁlo.Pmpeny.Buildingoﬂhervim(iii)md‘uponlmdjmkuid
aetvics;(iv)secmity;(v)eomimn-redinthemnnageuntoflbeSlu.Pmputy.Buildingmeommn
Areas, including. without limitation: (1) supplies, materials, equipment and tools, (2) wages, salaries,
benefits, pension payments, fringe benofits, uniforms and dry-cleaning thereof (and payroll taxes,
mmmwmmmm)dmmmmmmw
nmitmncaofﬂwﬁ&m.BnildingdeommonAm(S)lhenmlofpmﬂmpmywed
wwmpﬂmndhmeminmnpﬁrmdopmﬁonofmhwmy.mmwuomw
upmsiwlnﬂngmmdmﬁngm.(ﬂmnﬁngm.mbamdndmwm
feas.nd(ﬁ)nnnmguwﬂ:dnﬁnimﬁwfee;(ﬁ)npaimdmimofuhuw:ﬁwofﬂn

other than such portions &s are maintained by Tenant, including the elevators, restrooms,
mm:lmdm-ﬂnuuulponlomofdwnnildlngandhopmy.nndlbephuﬁn&haﬁng.mﬁhﬁn;
MMWWWHNMMWWMMWWM
pmmlwwhnslofuwwwhovkim;(ﬁamﬁnmmmwofnﬂ
pukin;deoumAms;(vlﬂ)mmﬂnﬁmouumuiglMlubuhomanulliietopdwrwhh
intercst at the Interest Rate (as defined in Section 1.13 of the Lease Summary) on the unamortized balance
of all costs of a capital nature (including, without limitation, capitel improvements, capital replacements,
apiulmpthl.upinleqnipnunandapiultools):(l)mablyhmdedlopoduwamdwdonin
mwuwmmwmua)mmmmmammuummuwu
wnno!npyliubbbmeBnildingutheﬁmeitwoﬁ;imllycommd;oto)formpu'ror
@wquﬁmﬂimmmnwdmwamqugdn
mm.mammm“wsmumemmayuwuuwwmmu
Mﬁﬂmm“mofmgmdmmmmmﬁnmofﬁw(mm
ﬁmdmmdmesiw):(xi)mmlpmmymleviedonwm‘buublemmpmpeny
used in connection with the Building, the Property, the Common Areas and/or the Site; and (xii) costs and
expenses of repeirs, resurfacing, repairing. maintenance, painting, lighting, cleaning, refuse removal,
security and similar items, including appropriate reserves.



FotpmposesofdauuininglheOpauln;ExmfortheBme.Openﬁnngpliuot
iwudemﬁmqeddmmebmmwfeumumﬁmcbm«mmh
uunmvmody.indmgmmmibmhbwboymmm“mmd
services or supplies or amortized costs relating to capital improvements. Operating Expenses shall not
include Taxes, Insurance Costs or Utilities Costs which shall be separately sccounted for under the terms
of this Lease.

¢. Taxes. Taxes are defined in Section 7.3 of the Standard Lease Provisions. All Taxes
shnllbeldjmdmmﬂeummpﬁonmmnuildingisfullymeuedformlpmputyuxpurpm
as & completed building(s) ready for occupancy. Notwithmdhgmythin;hmintodnommuy.ihﬁu
meComnwemDanmnwdwd./qurggpomofmwbuqmulmdnymmmmg
mmmmmmmmmmnmmammmmpmﬁmwm.

Such reductioa in the Base Costs of Taxcs shall 0ot be limitad to the initial reduction, if any, but may, at
Landlord’s election, be subject to reduction annually upon each subsequent reduction in Taxes. When
calculating Taxes for purposes of establishing the Taxes for the Base Year, Taxes shall not include Taxes

sttributable mwwmwmwmmm modifications or changes
*in Laws, including. bat oot limited o, the institution of a split tax roll during the Base Year,

. Defnition of Insurasice Costs.  Insurance Costs 450 defined in Section 7.4 of the

Siandar Loss Provisions. Redocioas i th bass e may only b nludd 1 the axet sy s

¢. Definition of Utilities Costs. As used in this Lease, "Utilities Costs* shall mean all

. Property is-at least ninety-five percent (95%) occupied, including but not limited to water, sewer and

for utilities for the Proporty -iocluding the, Common Areas, calculated assuming the .

* electricity, and the costs of heating, ventlating and air conditicning and other utilities (but excloding

those charges for which tenants are individually responsible) as well-as related fess, assessments and
surcharges. For purposes of determioing tho Base Costs with respect to Utilities Costs, Utllities Costs

s shall ot include any one time special ) charges, costs Gr fees or any extraordinazy charges or costs incurred

in the Base Year only, including, without limitation, utility rate increases and other costs arising from
extraordinary market civcumstances such as by way of example, boycoits, black-outs, brown-outs, the
leasing of auxifary power supply equipment, embargoes, strikes or other shortages of secvices or fuel

- (whethes or not such shartages are deemed actual or mannfuctired), or any conservation surcharges,
" penaltics or fines incurred by Landlord. Purthermore, natwithstanding any contrary provision in this

Lease, if st any time aftor the Commencemont Date, the amount of Utlities Costs decreases, then for

e 3

. purposes of the calendar year in which such décrease in Utilities Costs occurs, and for all subsequent

* calendar years, the Base Costs with respect 4o Utifities Costs shall be reduced by an aimount equal 1o tuch

dmunmUuﬁuaCoﬁ.MdeammﬁeBmCmofUﬁluduC«uﬂnﬂmbabnmdbm
injtial ‘decrease, if any, but may, st Landlond’s election, be subject to decrease innually ‘upon each

Monthly Base Rent required to be paid by Tenant porsuant to Section 1.8 sbove, diiring each month
during the Term (afler the Base Year), Tensnt shall pay to Landlord the amount by which Tenant's
.- exceeds the Operating Expenses, Taxes, Insurance Costs and Utilities Costs for the Base Year (such

| amounts shall be referved to in this Section .18 as'the "Excess Expenses,” “Excess Taxes,” "Excess
‘lnlmcdﬁ,"ﬁdmuww;mﬁwly).inﬂwmnd‘u%ﬁuumfmh in

\ uwfollwmgmﬁaomoflhhw .- In'no event during the Term of the Lease sfier ths Base -
year shall the Excess Exxpeases incroase by mors than 5% from the previous calendar year. No reduction -
in Operaling Expenses, Taxes, Insurance Costs, or 'Udlities Costs aftor the Base Year will reduce the
Monthly Base Reot payable by Tenant harcunder o entitlo Tenant to receive a credit against future
|mﬂmdw&mhmhuumm0ubuuCongmmhuMdMRmdue
hereander; provided however that nothing in this Section 1.18.f. shall limit Tenant’s rights under Section
1.18.h, Wg"WMMWEMMMMIMMﬁMMﬁm
tolime.toenyMMQnﬂ’pfﬁeOpmﬁnngme,hmm&mMUﬁﬁﬁa
Costs among different senants, buildings and/or premises of the Property based upon differing lovels of
mmuummm‘mmwmumm~wm.
mmmmmhmmorummwmmvmmmmu
hmmdmybemdiﬁedbnbm.mmeddiﬁmofmywdiﬁondbuﬂdiwwiﬁnme
Property. M-ﬂy.hhmdwhdhuﬁminm&u?wh?mnmwﬁnh
appropriately adjusted to reflect such aflocation, In addition, if Landlord does not fumish a particular
suﬁoewwt(&emdﬂieb.ifﬁmhhdbyuﬂodmwummdedhwm
hmumCmUﬁlﬁameTnm)mlmm(mmme)mmmmbmm
mmuwatinﬁwdmmhmmm.momgmmmm
UdlmmmenMMhmehiwbymmqﬂwm
mmmmmmmmumcwmnmmm«um

reasonably have incurred had Landlord farnished such service or work to that tenant.




g [Estimate Statement. By the first day of April (or as'scon as practicable thereafter)
of each calendar year during the Term after the Base Year, Landlord shall endeavor to deliver to Tenant a
sttement ("Estimate Statement”) estimating the Operating Bxpenscs, Taxes, Insurance Costs, and
Ukilities Costs for the curvent calendar year and the estimated amount of Bxcess Bxpenses, Excess Taxes,
Bxcess Insurance Costs, and Excess Utilities Costs payable by Teaant. If at any time during the Term,
but not more often than guarterly, Landlord reasonably determines that the estimated amount of Bxcess
Exm.ExemM.mehmmCuhmBquﬁﬁﬁquupuyablebyTenmrorthe
amuucalmduywwillbegmmrwlmdmﬂwmmufwhindmthenmmmﬂsﬁm
Statement, Landtord may issue a revised Estimate Statement and Tenant agrees 0 pay Landlord, within
thiny(30)d|yammlofhmﬁwdmemmgmaﬁumwmmAmmwed
byTenmmdumchnvhedB:ﬁmSmwmlmddwumomdbmiMﬂwoﬂgiw
Estimate Statement for the portion of the then curvent calendar year which has expired. Thereafter Tenant
wmmy&m&m&mhmmmc«ummumﬁamw
on such revised Estimate Statement vntil Tenant receives the next calendar year's Estimate Statement or 2
new revised Estimale Stalement for the cument calendar year, The Excess Bxpenses, Excess Taxes,
Excess Insurance Costs, and/or Excess Utilities Costs shown on the Estimate Statement (or revised
Estimate Statement, as applicable) shall be divided into twelve (12) equal monthiy installments, and
Tenant shall pay to Landlord, concurrently with the regular monthly payment of Rem next due following
!hemeiptoftheﬂuimsw(ormindﬂuimmmunppliﬂbh),nnmumequnlto
one (1) monthly insteliment of such Excess Expenses, Excess Taxes, Excess Insurance Costs, and Excess
Utllities Costs multiplied by the number of months from January in the calendar year in which such
statement is submitted (o the month of such payment, both moaths inclusive (less any amounts previously
pddbmimmmmmwwmﬁmlyaﬁvudBﬁmw“M&ﬁmsumm
for such calendar year). Submwnimdhm:hdlbepddeonmdywiﬁmcmlummhly
pymnofkmtfuthebduweddwdmdnywmdahﬂwuﬁmeunﬂthcnutcdmduyuﬁ
Estimate Statement (of current calendar year’s revised Estimate Statement) is received.

h. Actual Statement. By the first day of June (o as soon as practicable thereafter) of
mhmhsequmt(alenduywduﬁngtheTmaﬂumeBme.Lmdlotdsbnllmduvorwdeliveno
Tenant a statement ("Actual Statement”) which siates the Tenant's Percentage of actual Operating
mmmummmumiwmmmmmmu.m
Insurance Costs, and Excess Utilities Costs payable by Tenant for the immediately preceding calender
year. If the Actual Statement reveals that Excess Expenses, Excess Taxes, Excess Insurance Costs, and/or
Excess Utilities Costs were under-stated in any Bstimate Statement (or revised Estimate Statement)
previously delivered by Landlord parsuant to Section 1.18 g above, then within thinty (30) days after
hndlaﬂhdelimyofﬂwmsmemeMlpytohndlo:dttmumunlofmy
such under-payment. Such obligation will be a continuing one which will survive the expimtion or earlier
teemination of this Lease. If the Actual Statement reveals that the Excess Expenses, Excess Taxes,
Excess Insurance Costs, and/or Excess Utilities Costs were over-stated in any Estimate Statement (or
revised Estimate Statement), Landlord will credit any overpayment toward the next monthly
instaliment(s) of Rent due from Tenant. PﬁwlolheupinﬁmotmmumhuﬁonofdneTmmd
Wsmptuweoﬁmmkmdudﬂwhunim.hndludwmh:nﬂuﬁmmeﬂmm
mdowu&mennhmmCmMUﬁﬁﬁqufuﬁemmMyw
mdtncol!eclvorcledit(nlhammybe)fmm‘l‘emntptioﬂo'l’enmmofﬂuPmnim.
Tmmwofmmdmmommmnmm.m
Utilities Costs over the estimated Operating Expenses, Taxes, Insurance Costs, and Utilities Costs poid by
Tenant in such calendar year. Tenant shall have the right to audit Landlord’s Operating Expenses, Taxes,
Insorance Costs and Utility Costs upon ressonable notice, provided that Tenant shall have notified
undlordinwﬂﬁugofiuduimtoconduaauwditmlmrlhmﬂnuy(w)dmumrTamhu
 received the applicable Actual Statement. Tenant’s failure to request an audit within such time period
shall be deemed a waiver of such audit right with respect to such Actusl Statement and an acceptance of
the contents thereof. Landlord shall maintain records foc a period of at least three (3) years.

i, No Release. Any delay or failure by Landlord im delivering any Bstimate Statement
or Actual Statement pursuant to this Section 1.18 shall nol constitute a waiver of its cight to receive
Tmﬁmmof&m&mmrm&mwmwmuﬂiﬁum.
nor shall it relieve Tenant of its obligations to pay Excess Expenses, Excess Taxes, Excess Insurance
Costs, and Excess Utilities Costs pursuant to this Section 1,18, except that Tenant shall not be obligated
mmhmypuymuhsedmmchkinmesmm!mwsmmmﬂwyomdaynhu
receipt of such statement.

j. Bxclasions from Operating Expenses, Taxes, Insurance Costs and Utilities
Costs. Notwithstanding anything to the contrary contained elsewhers in this Section 1.18, the following
items shall be excluded from Opernting Expenses, Taxes, Insarance Costs, and Utilities Costs, as
quHCmofdxomﬁnngmm«wdmhgwmmwiddwm
nemnlnndnmmovidedonamhrhadlwaﬂmmofﬂnkdlﬁu;(ii)uychugefordepmcinion
ofduBnildingorequip:mnlmdanyintuworolhuﬁnndngchm:(ih’)ﬂwmmhﬁngwlcﬁvlﬁa
for the marketing, solicitation, negotiation and execution of feases of space in the Building, including
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without Kmitation, costs of tenant improvements; (iv) All costs for which Tenant or any other fenant in
the Boilding is being charged other than pursuant to the operating expense ‘clauses of leases for the
Building:(v)mmofewecﬁngdcfmhthscommtionoflheBuildingo:inlﬁeBuildhg
equipment, except that conditions (not occasioned by construction defects) resulting from ordinary wear
and tear will not be deemed defects for the purpose of this category; (vi) To the extent Landlord is
reimbersed by third pasties, ths cost of repair made by Landlord because of the total or pertial destruction
of the Building or the condemnation of a portion of the Building; (vil) The cost of any items for which
Landlord is reimbursed by insurance or otherwise compensated by parties other than tenants of the
Buildingpmm\lmclumsﬁmihrmlhispuayaph:(viii)Anyopemingexpauempmeu&u;m
amount paid to a related corporation, entity, or person which is in excess of the amount which would be
paid in the absence of such relationship; (ix) The cost of any work or service pecformed for or facifities
fornished to any tenant of the Building to a greater extent ot in & manner more favorable (o such tenant
than that performed for or famished to Tenant: (x) The cost of alterations of space in the Building leased
moth«m(u)ﬂmum,wsiuihrp(ymu;toimlesqt:(xh')laplfeanntllelmd
minumd—byhnﬂmd(%ﬁ;hmyqupﬂwﬂddnﬁmhﬂoﬂ)hm&em
uegligwecwwillful,qﬂmdmoflmdlod;(xuomuisingﬁumdn—w&uwgbfmylhndm '
Mutesials: within, upon.or beteath the Propecty-by. reason of Landlord's’ introduction thereof to the
Property in violation of Environmental Law applicable as of the dats of such introduction; (xiv) Costs for
sculpture, paintings or other objects of ant in the Building which exceed those typically incurred in other
similar office buildings in the area in which the Building is located: (xv) Salaries and compensation of
wwwipwwmmmlwmemﬂmmchmmmbmm
. than the Building; and (xvi) Costs of selling or financing the Building; and (xvil) replacements of the
- foundation and’structural elements of the Building (including structural load beasing walls and roof -

7. L9 Utliides and Services,
77 a Standord Ut

T ittes and Services. So long as Tenant is not in defavlt beyond
applicable-notice and curo periods under any provitions of this Lease, and subject to the terms ‘and-
‘conditions of this Lease, and the obligations of Tensint as set forth hereinbelow, Landlord shall fumish or
cause to be:furnished to: the Premises.the following utilities-and services (Landlord reserves the right to

o/ @ - Landlord shall make the elévator of the Building available for Tenant's -
- . non-exchusive use, twenty-four (M4) hoursperday, .~ . oo T
e .7 Landlord shall: fumish during ‘the Business Hours for the Building -
specified in Section §.21, heating, ventilating, air conditioning ("HVAC™) for the Premises as required in
Landlord's judgment for the comfostable and normal office occupancy of the Premises. The cost of
intenance end mmmwm,mmmmnvmmmbedmp;m'rmifﬂn
need ‘for maintenance 'work results from either Tesant's adjustment of room thermostats or Tenant's

faiture 1o comply with its obligatioas under this Section 1.19, including keeping v coverings closed
as needed."Such work shall be charged st hourly rates: equal tothen-current journeyinan’s wages for

Y nnd'l'mi;iqllmmhudhd.uﬁﬁﬁomlkem(uﬂnﬂumofmdwg&m)ﬂwm
a8 fairly determined by Landlosd, of such after-hours usage (as well as the cost of any HVAC used by -
: Tmhmdw&uhﬂlmﬂmmduumnbhwmml).mh&ngnyﬁdmbmw
- for after-hours requests and any special stant-up costs for after-bours services which requires a special -

siart-up (such as late evenings, woekends ys). ‘The current charge for “after-hours™ usage is

i () Landiord shall fumish to the Premises twenty-four (24) houss per day,
reasonablo quantities of electric cument as. required in Landlord’s judgment for normal- lighting and
normal fractional horsepowes office business machines., In no event shall Tenant's use of electric carrent
ever exceed the capacity of the feeders to ths Building or the risers or wiring instaliation of the Building.
Landlard shall also fumish water (o the Building twenty-four (24) hours per day for drinking and lavatory
purposes, in ssch quantities as required in Landlord's judgment for the comfortable and normal use of the
Building. If Tenant requires or consumes water or electrical power in excess of what is considered
reasonable or normal by Landlord, Landlord may require Tenant to pay to Landiord, as Additional Rent,
the cost as foidy determined by Lendlord incurred for such excess nsage. -

(iv) Lmdlonlsluﬂfumidnjmimﬁnlmieumtbhwﬁmﬁw(ﬂdnysw
week pursusnt (o janitosial and cleaning specifications as may be adopted by Landlord from time to tims.
No person(s) other than thoso persons approved by Landlord shall be permitted to enter the Premises for
such purposes. Janitor service shall inchuds ordinary dusting and cleaning by the janitor assigned to do
mmwduﬂmmmmwummmp.mmmﬂmmnin;wmﬁmof
flmhun.muiorwindowdmm;coﬂeewudngmdminguﬂm:pedalmm Such



additional services may be rendered by Landlord pursuant to written agrecment with Tenant as to the
extent of such services and the payment of the cost thereof. Janitor service will not be fumished on nights
when rooms are occupied after 7:30 p.m. or to rooms which arc locked unless a key is fumished 0 the
Lendlord for use by the janitorial contractor. Window cleaning shall be done only by Landiord, at such
time and frequeacy as determined by Landlord at Landlord's sole discretion. Tenant shall pay to
Landlord, as Additional Rent, the cost of removal of any of Tenant's refuse and rubbish to the extent that
the same exceeds the refuse and rubbish usually sttendant upon the use of the Premises as offices.

(v  Landlord may provide security service or profection in the Building, in
mymmdaudmbhbybuﬂodnhndlcd’smledm&mhommmmbm
throughout the Term. Landlord shall have no liability in connection with the decision whether or not to
provide such services and Tenant hereby waives all claims based thereon, Landlord shall not be fiable for
losses dus to theft, vandalism or similar causes.

(M) At Landlord's option, Landlord may install water, clectricity andfor
HVAC meters in the Premiscs to measure Tenant's consumplion of such utilities, including any after-
hours and extraordinary usage described sbove, Tenant shall pay to Landiord, as Additiona! Rent, within
m(ld)dayuhudemtnd.dnmowleimullaﬁon.minmmdnpairofsuchm(s).

The costs of Building services shall be included in Operating Bxpenses and all charges with respect to
utilities shall be included in Utilities Costs as defined in Section 1.18 e, above. Landlord may, but is not
obligated to, provide additional services hereunder; provided, however, that if Landlord does provide such
extra services, Tenant agrees to pay, as Additional Rent, a five percent (5%) administration fee in
connection with such services, All costs payable for excess, after-hours or above-standard scrvices or
utilities, as provided above, shall be due and payable at the sume time as the instaliment of Monthly Base
aﬁumwhlchd:emmbiﬂed.o:ifbilleduparmly.shallbeduewilhium(w)dayuﬁum
ing. ‘

Landlord shall have the right at any time and from time-to-time during the Term 10 contract for service
from any company or companies providing electricity service ("Service Provider”). Tenant shall
cooperste with Landlord and the Service Provider at all times and, as reasonably necessary, shall allow
Landlord and Service Provider reasonable sccess to the Building's electric lines, feeders, risers, wising,
and any other machinery within the Premises, Landlord shall in no way be liable or responsible for any
Joss, damage, or expense that Tenant may sustain or incur by reason of any change, failure, interference,
disruption, or defect in the supply or character of the electric energy fumished to the Premises, or if the
qumityachumofﬂndecﬁcawsuppliedbylheServicerviderismlmgutnihbleor
suitable for Tenant’s requirements, no such change, failure, defect, unavailability, or unsuitability shall
constitutc s actual or constructive eviction, in whole or in part, or entitle Tenant to any abatement or
dimiution of Rent, or relieve Tenant from any of its obligations under this Leaze,

b. Tenant's Obligations. Tenant shall cooperate fully at all times with Landlord, and
sbide by all reasonable regulations and requirements which Landlord may prescribe for the proper
fonctioning and protection of the Building's services end systems. Tenant shall not use any apparstus or
device in, upon or about the Promises which may in any way increase the amount of services or utilities
usually furnished or supplied to the Premises or other premises in the Building. In addition, Tenant shal
not conmect any conduit, pipe, apparatos or other device to the Building's water, waste or other supply
lines o systems for any purpose. Neither Tenant nor its employees, agents, contractors, licensees or
invitees shall st any time enter, adjust, tamper with, touch or otherwise in any manner affect the
mechanical installations or facilities of the Building.

-



120 Landlord’s Additional Repair Obligations. Landlord, at Landlord's cost (subject to
inclusion in Operating Expenses as provided in Section 1.18 of the Summary), shall repair, maintain and
replace as necessary, the foundation and structural clements of the Building (including structural load
bnﬁngwdhmdmfmmxmduﬁﬁlymehcﬁcdmupipammumingm
Buimngmmmmm.wmemmmmthwmplm
are required as & result of any act, neglect, fault or omission of Tenant or any of Tenant’s Parties, Tenant
mummLmdMuAMﬁowmmemdm:nﬁnmmminandnphumu. In
addition, and subject to Sections 17.1 aed 17.2 of the Standard Lease Provisions, Landlord shall, as part
of the Operating Expenses, repair, maintain and replace, a5 recessary (a) the basic HVAC, sprinkier and
electrical systems within the Building core and standard conduits, connections and distribution systems
thereof within the Premises (but not any above standard improvements installed in the Premises such as,
for example, but not by way of limitation, custom tighting, special or supplementary HVAC or plumbing
systems or distribution extensions, special or sapplemental electrica) panels or distribution systems, or
kitchen or restrcom facilities and appliances to the extent such facilities and appliances are intended for
the exclusive use of Tenant), and (b) the Commion Areas, if any; provided, however, to the extent such
mRintenance, repairs or replacéments are required as & result of any sct, neglect, fault or omission of
Tenant or any of Tenant’s Partics, Tenant shall pay.to Landlord, as Additional Rent within thirty (30)
days after domand, the costs of sucl mainteaance, repairs and replacements. Landlord shall not be lisbla
to Tenant for failure to perform any such maintenance, repairs or replacements, unless Landlord shall fail
.to make such maintenance, repuirs or replacements and such failure shall continue for an unreasonable
tinis_(ollowing written notice from Temant o Landiord of the need therefor. Without limiting the
: fwoﬁoﬁg.?mtwﬂvhﬁeﬁgblmnmksupﬁnd@pd’smmdawuppllecblehmnow '
* : or hereafter in effect. N o .

- L21 . Business Hours for the Building: 8:00 a.m. to 6:00 p.m., Mondays through Fridays
 (except ‘Building Holidays) and 9:00 am. to 1:00 p.m. on Ssturdays {(except Building ‘Holidays)

Building Holidays: New Year's Day, Labor Day, Presidents’ Day, Thanksgiving Day, Memorial Day,

- - Independence Day and Christmas Day and such other national holidays as are adopted by Landlord as
. holidays for the Building. .~~~ oo oo T B L

7122 Additional Parking Provisions. Each of Tenant’s parking privileges set forth in Section -
111 hereof shall be subject to a monthly parking fee s may be established and adjusted by Landlord”
from time to time (or, at Landlord’s option, by the operator or ruaster lessee of the parking facilities). In-
addition to such parking privileges for use by Tenant's employees, Landlord shall permit access to the
parking areas for Tenant’s visitors, subject to availability of spaces and payment (by validation charges

o . or otherwise) of daily visitar parking charges therefor as may bo established and adjusted by Landlord

from time to time (or, az Landlord's option, the operator or master lessee of the parking facilities). If, at
any time during the Tesm hereof, Tenant fails or elects not (0 pay any parking fee $0 established by
Landlord (or, at Landlord's option, the cperator or master lessee of the parking facilities) for the full
nursber of parking privileges set forth in Section 1.1, Landlord may, at any time thereafier, upon ten
(10) days’ written notice (o Tenant, terminate Tenast’s right to use any or all privileges for which Teaant
has failed or chosen not 1o pay: RS L R

123 Moviog Allowance. Landlord hereby agrees that Landlord shall contribute $5.00 per

. rentable square foot of the Premises (the “Moving Allowance™) towards moving costs and other costs

" incurred by Tenant in relocating is offices t the Premisca. The Moving Allowance shall be paid by

" Landlord to Tenant within thirty (30) business days following ful execution of this Lease, and shall Lo
used by Tenant In its sole discretion. .\~ = .- : RN

124 Tenant's Right of Early Termination. From and after the twenty-fourth month of the
Term, if Tenant and/or its partners are no longer adequately funded to provida job training and placement
servicum,mmm?mmmmqﬁmmmﬂm,thisl.ule.dfecﬁvcniwyidayimer
provmngmm«ummm«w‘mwmmm«mmcwofmg
nmmmngmm@fmmr@mmmmmummmmmmn
pnywhndludthédnlmmﬁzédpmﬁmo(lhe‘mohﬂwhmnmspddfubyLmdlotd.
brokerage commissions, the Abated Amount and the Moving Allowance, calculated as of the effective
date of termination, including interest dt an snaual rate of 4%.- L

125 Non-Discrimination Clanse.: Landiord agrees, subject to spplicable laws, rules and
mguhﬁm&umpumdnﬂhmbjumdhuﬁﬁmhdnwﬁmmo{wsw:mm
mamm«.uiﬁmumwﬁgmmmmmmm.mvm
age. disability, handicap, or Vietnam Em veteran status. Landlord shall take affirmative action to ensure
dulapplbnnumunpbyedmddmemphyeunuuuddﬁngmhym(wiMmdhmyof
duahsagimlwﬁnghtmmbwmwmwmmm
advertising, Woﬂ.mﬁmm&mwmmdwwwwﬂonfwm
imlﬁhgappmﬁwﬁphnﬂadwbpoﬂhmqhmplmwnihblewmphmmd
spplicants for employment notices to be provided by the City setting out the provisions of this non-



discrimination clause. Landlord shall in alf solicitations or advertisements for employees state that all
qualificd applicants will recoive consideration for employment without regard to these bases.

[REST OF PAGE INTENTIONALLY BLANK]



STANDARD LEASE PROVISIONS

Al = B

‘20 Lease Elements; Definitions; Rxhibits. The Lease is comprised of the Leaso Summary
and Propesty Specific Provisions (the “Sumumary”), these Standard Lease Provisions ("Standard Lease
Provisions”) and all exhibits, and riders attached hereto (collectively, “Exhibits*), all of which are
incorporated together as part of one and the same instrument. All references in any such documents and
instruments (0 "Lease™ means the Summary, these Standard Lease Provisions and all Exhibits attached
hereto, AlllermsusedhkathwmmnpmﬁbedlomehminlbeSum:y.
these Standard Lease Provisions and any Exhibits. o the extent of any inconsistency between the terms
and conditions of the Summary, these Standard Lease Provisions, or any Exhibits attached hereto, the

Summary and any Exhibits sttached bereto shall controf over theso Standard Loase Provistons,

31" Lease'of Premises. Landlond hereby leases 10 Tenant, and Tenant hereby leases from
Landtord, the Premises, upon and subject to, the terms, covenants and conditions of this Lesse. Bach

party covenantg and agrees, as » material part of the consideration for this Lease, 1 keep and perform

e mpetivs obliguions cer i Less.

32 Lailord's Reserved Rights. Landiord reéerves the right from time o time 10 do any of

the: following: (a) expand the Building and construct of alter ather buildings or improvements on the

- Propony,as long as Tenant’s parking ratio is not substandally and adverscly imparies (5) make any

changes, additions, improvements, mainieaance, repairs of roplacements In of to the Property, Common .~
Areas and/or the Building (including the Premises if required to do 80 by any epplicable Laws of to the

extent' necessary in conjunction with any improvements o the Property, Common- Areas andlor the
~ Building, provided that Tenant's use of the Premises is not materially and adversely affected), and the

relocation of pipes, ducts, cooduits, wires and meters and cquipment above the ceiling surfaces, below

the floor surfaces and within the walls of the Builfing and the Premises; and ;i) changes In the location,
- Size, shape and number of driveways, eatrances, stairways, elevators, loading and. unloadisig-areas,

ingress, ogress, direction’ of traffic, landscaped arees and walkways, easements, parking spaces and. ,

parking aress as long as Tenan(s parking ratio is not substantially and adversely impacted; (c) close

lemporarily any of the Propesty while engaged in making repairs, improvements or alterations to the |

Propesty; and (d) perform such ocher acts and maks such other changes with respect to the Propesty, as

- Landlord may, in the exercise of goad faith business judgment, deem 10 be appropriate. 1If Landiord s
wﬁpmnﬁmmmu:wnndmdmmwmm.&mmmm'

mﬂnﬂmun@uﬁuﬂmmﬁhﬁummvmSectimS.Z{Lmdlo;ﬂslullptwida
Tenant with reasonable sdvance written notice of the construction: schedule to the extent that the
Premises. are affected, and -Landiord shall endeavor to- minimize, as_ reasonably practicable, ' the
interference with Tenant's busincss as a result of any such construction, = ‘

Y

Landlord's written request, Tenant shall execute & writien coofirmation of the Commencement Date and
Bxpinﬁonbihqfﬂlhe’TumindnfumoﬁbeN«i&deeTamDatuamdwdhﬂuo,umihim
mmuwrmmmummmwc,umrmmlyobjmw
in writing within such ten (10) day period. = -~ ER

42 . M'WMWMmo{hhﬁmmeumh
the Work Letter, or if no Work Letter is attached hereto, Landlord shall deliver possession of the
Premises to Tenant in its then as-is condition, subject (o the provisions of Section 4.3 below. Teaant
wMHWBMmMMMof&ammTﬂmmuﬁubﬁa
MM«MW&WD&.MW%“M&Mﬂ«Wn
will Landlord be fiable to Tenant for say loss or damage resulting therefrom, Notwithstanding the
foregoing, Landlord will aot be obligated to defiver possession of the Premises to Tenant until Landlord
. has received from Tenant all of the following: (@) a copy of this Leass fully executed by Tenant; (i) any
Security Deposit, Guaranty and/or Letter of Credit required hereunder and the first installment of
MoaﬂlImeMlndAddiﬁonlMifmy,dlenad«thhlﬂso:md(iﬂ)copiuo!'fm
insurance certificates as required hereunder.



43  Condition of Premises. Tenam acknowledges that, except as otherwise expressly set
forth in this Lease and the Work Letter, if any, (i) neither Landlord nor any ageat of Landlord has made
any mpmenuﬁonummqwiﬁmmﬂuheﬁmdwhﬂdingathe?mpmywm
oondiﬁmwwidnmpedwﬂwsuiﬂbiﬂtydmeoﬁonhemﬁmd?qmuﬁm.md'l‘enmuhnll
wmmuﬁmhludmwhm&onmﬂwybyundlmd.nd(ﬁ)dwwof
MuthaWTmMmﬂMM&eMﬂuNﬂiuu\dmm
were at such time complete and in good, sanitary and satisfactory condition and repair with all work
mﬁmdmbepafomedbyhndl«d.ifmy.mmmlheWakamphudmdwmm”y
obligation on Landlord's part (o make any further alterations, upgrades or improvements thereto, subject
onlylocompletim\ofnﬁnorwmh-ﬂnimmidmtiﬁedbytllepuﬁutobeemmdhylmdlom.ifany.
upmvidedindreWoszem.mwmﬁumwwﬂlmdhmi:m43nnllbufnofm
orelfeuifitm'wdiuwlypﬁoﬂoﬂteCouumtDueorBulyAmPaiod.iflppﬁuble.Tem
was the owner or occupant of the Premises. In such event, Tenant shall be responsible for any necessary
corrective work. Landlord shall comply with Tensnt’s seismic and ADA requirements, and correct any
deficiencies therein, at its cost, as specified in Exhibit H. In addition, Landlord shall ensure that the
Premises complies with all municipal codes in effect as of the Commencemzut Date.

ARTICLES - RENT

5. Monthly Base Rent. Tenant agrees to pay Landlord, the Monthly Base Rent as
designated in tho Summary. Monthly Base Rent and recuring monthly charges of Additional Rent
(deﬁnedbelow)shallbepaidbyTemminadnnceonllnfmdayofucbandemyulmdarmondl
(‘DueDah')duﬁngtheTerm,Wllmtlnﬁmfullmh':MonﬂnlmeMmdAddiﬁomlRm
Hmy.MIMpdmemmmwddimdddslmmmm Monthly Base Rent
for:nypminlmmdnﬂmllbepu-ledindnmmimmn:mmbuofdmﬂlisuueisineﬂeu
during such month bears to the actual mumber of days in such month.

52  Additions! Rent. All amounis and charges paysble by Tenant under this Lease in
addition to Monthly Base Rent, if any, including, without limitation, payments for Operating Expenses,
Taxes, Insurance Costs and Utifities Costs to the extent paysble by Tenant under this Lease shall be
considered "Additional Rent”, and the word *Rent” in this Leass shall include Monthly Base Rent and
all such Additional Rent unless the context specifically states or clearly implies that only Monthly Base
Rent is refecenced. Rent shall be paid to Landliord, without any prior notice or demand therefor and
without any notice, deduction or offset, in lawful money of the United States of America.

53  Late Charges & Inferest Rate. If Landlond does not receive Rent or any other payment
dueﬁom’l‘wamwiﬂlinﬁw(ﬂhpmmmmwmﬂmuwammeqw
to ten percent (10%) of such past due Rent or other payment. Tenant agrees that this late charge
upmwﬁnﬁhnndmmbbenhmdﬂmwﬁhmﬂmﬂwﬂlinwrhymofmm’sm
psyment. Aceepdngmylmchnrp:hdlmlwmimhnmbylmdlmddTmm'sde&uhwlm
Wwwyommmmtwmmmgmmﬁﬁuorm
available to Landlord. If any instaliment of Monthly Base Rent or Additional Rent, or any other amount
mlewwmmummmwwwmmmhmwmmmm
Interest Rate set forth in the Summary from the Due Date until paid. All interest, and any late charges
iwpummwumsnnmss.mummuuwmmmmmmmmuwm
under the terms of this Lease.

74  Operating Expenses. Tmmd:allmfwamﬁhmtoﬂneosﬁofwunﬁon.
Mnmmﬁmm&unmmmhgm&owqumﬁdedhm
Summary. :

72  Utilities and Services. Utilities and services to the Premiscs and the Property are
described in the Summary.

73  Texes. As used in this Lease, the tenn "Taxes™ means: All real property taxes and
mummmmmmmpmdmmmhmwlmmw
fmmwwmlmummmmmmmwﬁmdmyﬁnd
(‘mcludingfeu'in-lieu‘orinmbaimﬂonofnymchuxqrmml)wlﬁuhmmworhaufw
assessed, levied, charged or imposed by any public suthority upon the Building, Site, Propesty and/or
Pmnimormymﬁmw.mopmuwmneuduivdwm(wmypmimor
wwuw.wmmm«mﬂulhumm“yudmmm“m
(including, without limitation, reasonsble attomeys’ fees) incurred in aitempting o protest, reduce or
mioimize the same. Taxes shall not include inkeritance or estate taxes imposed upon or assessed against



the interest of Landlord, gift taxes, excess profit taxes, franchise taxes, or similar taxes on Landiord’s
businesz or any other taxes computed upon the basis of the nst income of Landlord. If it shall not be
lawful for Tengat to reimburse Landlond for any such Taxes, the Monthly Base Rent payable to Landlord
uader this Lease shall be revised to net Landlord the same net rent after imposition of any such Taxes by
Landlord as would have been payabic to Landlord pricr to the payment of any such Taxes. Tenant shail
payfaoreomﬂmemhmnpnﬂomeﬁngExpenmumwidedindenmmy.
Notwithstanding saything herein to the contrary, Tenant shall be liable for all taxes levied or assessed
agaiost personal property, fumiture, fixtures, above-standard Tenant Improvements and alterations,
‘additions or improvements placed by or for Tepant in the Premises. Furthermore, Tenant shall pay prior
mﬂnqnencyuny(i)mmorulutax.nrvicetax.hnsfumorvdueaddedux.ormym
applicable tax on the rent or services provided herein or otherwise respecting this Leasa, (ii) taxes
assessed upon or with respect to the posseasion, leasing, operation, management, maintenance, alteration,
vopair, use or occupancy by Tenant of the Premises or any poition of the Propesty; or (iii) taxes assessed
upon this transaction or any document to which Tenant is a party creating or transferring an interest or an

74 Insarance Costs, As use i this Lesse, "Tnsurasce Costs* meass the éot of insarance

obtained by Landlord pursuant to Asticle 15, ~Tenant shall pay for or contribute 10 Insurance Costs as
past of Operating Expenses as provided in the Summary. " =~ . o 0

" 2715 Interraption of Uslities. Landiord shall have no liability to Tenant for any intesruption
in wailities or services to be provided to the Premises when sach failure is caused by all or any of the

" following: (a)actidea, breskage or repair;, (b) stkes, lockouts or other labor diturbances ot Wb

¢ disputes of any such character; (c) govemnmental regulation, moratorium or other govemmental action;

'(d) inability; despite the cxercise of reasonable diligence, to obtain electricity, water or fuel; (o) service

-/ interruptions or any other unavailability of utilities resulting from causes beyond Landlond's' control
'+ inclodmg without limitation, any electrical power "brown-cut* or “black-out”; or (f) any other canse
+ . 'beyond Landlord's reasonsble control. In addition, in the event of any such iterruption in utilities or
. services, Tenant shall not be entitled to any abatement or reduction of Rent (except as expressly provided -
~ in Asticles 17 and 18 if such failuro s.a result of any casualty damage or taking described therein), no
eviction of Tenant shall resull, and Tenant shall niot be relieved from the perfomuance of any covenant oc -

prompty as practicable. Tenant hereby waives the provisions of any spplicable existing or futuro Law,
ondinanos of govenmedtal tegulstion permitting the toemination of this Leass due to an interrupt
. failore or inability to provide any services (including,

81 Landlond's Repeir Obligatons. Biceptasaervise éspresly providd o i Lease,
Landlord shall have 1o obligation to alter, remodel, improve, repair, renovate, redecorais or paiot all or

any par of the Premises. Except as otherwiss staisd in the Summary, Teaant waives the right to make
at Landlord’s expense under any spplicable Laws (including, without timitation, the provisigns of

P California Civil Coda Sections 1941 ‘and 1942 and any successor statutes or lawi of a similar naure).
" Al other repair snd malntenance of the Premises, Bnildingﬂnndlﬂ’mpmy)mbey&fpmdbyLmdhd. if -

’ any, shall be s provided in the Summary, -

in Section 8.1
interior of the Premises and all parts: thereof including, without limitation, all Tenant Improvements,
Alterations, and " all fumniwre, fixwures 2nd equipment, inchuding, without limitation, all computer,
telephone and data cabling and equipment, Tenant's signs, if any, door locks, closing devices; security
devbu,hubrdwindmﬁndowmhu.mmumdﬁmﬂmmdﬂmmulhdm
kitchea, restroom facilities and/or sppliances of any kind located within the Premises, if any, custom
lighting, and any additions and other property located within the: Premises, 50 as 10 keep all of the
foregoing elemeats of the Premises in good condition and repair, reasonable wear and tear and

damage excepted, Tonant shall replace, at its expense, any and all plate and other glass in and sbout the
hunhuwhkhbdumpdubm&enﬁmmymwhﬂmmuuptdubﬂnmﬂmawﬂlm
misconduct of Landlord, its agents or cmployees. Such maintenance and repairs shall be performed with
dudiﬁmﬁurﬁumdhlﬁmdmmdwwbmnﬂbmw.byliunndmﬁ)&um
MWTmﬁWWMMMWWMMWyM
or delay, Anotbumpﬁtmdmimemmedthehmﬁm.mﬂwingudhopmywbepafamdby
Tenant, if any, shall be as provided in the Summary. If Tenant refuses or neglects 10 repair and maintain
hhﬂdm’pupdyumhdheundubhmﬂenﬁduﬁwdhﬂhd.&mnwm
following ten (10) days from the date on which Landlord makes a writien demend on Tenant to effect
mmmmuMMmymmmmmmmmmm
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e

e

iis Lea nt of any stoppage or interruption of services of utifities which are not
' obtained directly by Tenant, Landiord shall diligently attempt to resime such sesvices o utilities as

without limitation, the provisions of Califomia

s, -Bcept for Landlord's obligations specifically set foith -
above and in the Summary, Tenanc shall at all tmes and st '
wtain; cleat M.lem“w{@e:



maintenance, and upon compiction thereof, Tenant agrees to pay to Landlord as Additional Rent,
Landlord's costs for making such repairs plus an amount not to exceed ten percent (10%) of such costs
for overhead, within ten (10) days afier receipt from Landlord of a written itemized bill therefor. Any
amununoneimhmudbyTemntwin\inmchm(lmdaypaiodwillburintuualmelnmm
until paid by Tenant.

ARTICLED - USE

Tenant shall procure, at its sole cost and expense, any and all permits required by applicable Law
for Tenant's use and occupency of the Premises. Tepant shall use the Premises solely for the Permitted
UsespeciﬁedinﬂwSumuy.andﬂmllmmotpemiwwhwﬁmwbeuuedformyothunseor
purpose whatsoever without Landlord's prior written approval. Teaant shall observe and comply with the
mtumwmwmumnmemmyummwmmmm
1o time, and all reasonable non-discriminatory modifications thereof and additions thereto from time to
time put into effect and fumished to Tenant by Landlord. Landlord shall endeavor to enforce the Rules
andRegulaﬁons.lm:hlllhlnnoﬁcbﬂhwamfmﬂ:uviohﬁonum-pufummbymyoﬂu
tenant or occupant of any such Rules and Regulations. Tenant shall, at its sole cost and expense, observe
mdeomplywimdlhwsmdallmquimmuofnuybwdofﬁmmduwﬁtmonimllubodyreming
1o the Premises now or hereafier in force relating to or affecting the cendition, use, occupancy, alteration
aiMMormm(m.wummmummmm«
mmmgwmmmmwaiwuwmm
and regardless of the period of time remaining in the Term). Teoant shall not use or allow the Premites to
be used for any improper, immoral, unlawful or ceasonably objectionable purpose. Tenant shall not do or
pennluobedomumhingﬂm\villmwwmmm&ymdmmuotmmof
the Building or the Propesty, if any, or injure or annoy them. Tenant shall not cause, maintain or permit
anynninnuein,onotm&shunins.dwhﬂdingadnhopmy.noreonunitormﬂerlobe
commilted any waste in, on or about the Premises.

CLE 20 - HAZARDOUS MATERIALS

As used in this Lease, the term "Environmental Law(s)® means any past, present or future
federl, state or local Law selating (o (a) the eavironment, buman health or safety, including, without
limitation, emissions, discharges, releases or threatened releases of Hazardous Materials (as defined
below) into the environment (including, without limitation, air, surface water, groundwater or land), or
(b) the manufacture, generation, refining, processing, distribution, use, sale, treatment, receipt, storage,
disposal, transpost, aranging for transport, or haadling of Hazardous Materials. As used in this Lease,
the term "Hazardous Materials® means and includes any hazardous or toxic matesials, substances or

wmmmmpwmumkcmnﬂ.mdfmmm
chiorofluorocarbons. Except for ordinary and general office supplies, such as copier toner, liquid paper,
glnc.inkandeommnhonsdwldduﬁngnmids.andmvdideﬁnelmmdinﬁsdmbofm
vehicles nsed on site in compliance with all Environmental Laws (some or all of which may constitute
Hazardous Materials), Tenant agrees not {0 cause or permit any Hazardous Materials to be brought upon,
nored.ummmwuﬁWdomMWMmmm.MBnm;
the Common Areas or any other portion of the Propesty by Tenant, its agents, officers, managers,
employees, subienants, assignees, licensees, contractors or invitees (collectively, “Tenant’s Partles”),
without the prior written consent of Landlord, which consent Landlord may withhold in its sole and
absolute discretion. Upan the expiration or easlier termination of this Lease, Tenant agrees lo promptly
remove from the Premises, the Building and the Propesty, at its sole cost and expense, any and all
Hazardons Materials, including any equipment or systems containing Hazardous Materials which are
installed, brought upon, stored, used, generated or released wpon, in, under or about the Premises, the
Building and/or the Property or any portion thereof by Tenant or any of Tenant’s Parties, To the fullest
extenlpmniuedbth.Tmmnymwpmmpdyhdmmify,pmeu.defemlmdl:oldhannles
Landlord and Landlord’s members, sharcholders, partners, officers, directors, managers, employees,
agents, contractors, successors and assigns (collectively, "Landlord Parties”) from and against any and
all claims, damages, judgments, suits, causes of sction, Josses, liabilities, penaltics, fines, expenscs and
costs (including, without limitation, clean-up, removal, remediation and restoration costs, sums paid in
settlement of claims, attomeys' fees, consultant fees and expert fees and coust costs) which arise or result
mmmmdmmmimmummnmmwmgwmm
po:ﬁonddmhnpuqudwﬁuhmmmdwpauﬁﬂdby?mtamyomenfshm The
provisions of this Article 10 will survive the cxpiration or earfier termination of this Lease. Tenant shall
giwhnd!odﬁmmﬁeednyeﬁdauduold.mlnborminﬁlmﬁoninlthmmisu
prompily upon discovery of sare. At iits expensc, Tenant shall investigate, clean up and remediats any
Mold in the Premises cansed by Tenant. Leaks in the plenum caused by Landlord or other tenants shall
" not be Tenant’s responsibility. Investigation, clean up and remediation may be performed only after
Tenant has Landlord's written approval of a plan for such remedistion. All clean up and remediation shall



be done in compliance with all applicable Laws and to the reasonable satisfaction of Landlord. As used
i this Lease, “Mold" means mold, fungi, spores, microbial maiter, mycotoxins and microbiological
organic compounds. :

ARTICLE 11 - PARKING

During the Term, Tenant shall be entitled to utilize, snd be obligated to pay for, the number
typcofpuldngspwanpeclﬁedindeunmqwi&inﬂnwkiu;mfwﬂanpmyude&i@md
by Landlord from time (o time. Landlord shall at all times have the right to establish and modify the
nm«emdexmmoflbeparkingmfwtheBuildingaMPmpmy(mdndingwhuhumhli
bemfnce.nndauwndlndlaoﬂwr,mm).;hadditbmiflmkwdwwbmmoﬂhc
Propesty, Landlord may, in its discretion, designate any unreserved parking speces as reserved parking.
mmnqu”rhfmrﬁng"i;,@mwbq,\uwﬁediutb_,Sunmymdlnthe
Rales and Regulations regarding parking as contained in Exhibit B astached heceto, as the same may be
modified by Landlord from time to tiime. Tenant shall not use more parking speces than its allotment and
shall not use any: parking spaces specifically assigned by Landlord to other tenents, If any, or for such
other uses such:as visitor, handicapped or other special parpose parking. Tenant’s visitors shall be
mﬂdmmmtﬁemﬂmsmmﬂuhmyddmmwmmmbpumamhhmyof
spacesand the terms of tho Summary,

" " Tenant shill have the right to have placed by Landlord, ot Laodlond's expense, Tenends name on

" ."a Bailding standard suite/unit door sign and in the Building’s lobby directory. Subsequent changes to

" Tenants sign andlor any sdditional signs, (o the extent permitied by Landlond berin, shall bo made or

ed by Landlord at Tenant's sole cost and expense. All aspects of any such signs shall be subject to
the prior written consent of Landlord (which-shall not be unreasonably withheld), and shall be per

" Landlords standard specifications and materials, as revised by Landlord from time to time. Tenant thall

i have &0 right (0 install or maintain any other signs, banners, advestising, notices, displays, stickers, decals
or any other logo o identification of any person; product or service whatsoever, in aay location on or in
the, Propesty except ‘as (i) shall have beeaexmlymwedby Landlord .in writing priof to-the'

| installation thereof (which approval ‘may be'granted” or ‘wilkibeld in Landlord's solo and sbsolute

~ discredon), (ii) shall not violate any signage restrictions o exclusive sign rights contained in any then
- existing leases with othér wnants of the Property, if any, and (iif) are consistént and corspatible with all
. applicablo-Laws, and the design, signage and' griphics program from time to time implemented by -
Landloed with respect to the Propesty, if any. Landlord shail have the right to remove any signs or
signage maserial installed without Landlord's peamission, without beiag liable to Teaant by reason of such
mﬁk‘mwmmwﬁmmeummm;WMun

(10) days aher writien demiand by Landlord. Any additional sigh rights of Teaant, if any, shall be as

provided in the Sumshary. ‘ L
- 3.1 Alterations. Afor installaion of the loital Tensat Improvemments for the Premises,
) ‘Tummy.juvibwlsmmam,mhd@mﬁmlddiﬁmimmvummuddqwmimuw;

, 'thzhwﬂsu(’ﬁlﬁnﬁgn(s)")mbjectb'dl‘ndyponllpfollwingwnmweudim Lo

Y *~Tenant shall not make y Alterations which: (i) affect any area outside the Premises

- jincluding the outside appearance, character or use of any portions of the Building or other
portions of the Property; (ii) affect the Building's roof, roof membrane, any strucwural component
or any base Building equipment, services of systems (including fice and life/safety systems), or
tho proper functioning thereaf, or Landlord's access thereto; (i) in the reasonable opinion of
Landlord, }éssen the vatus of the Building or the Propesty; (iv) will. violate or require & change In
any occupancy certificato applicable to the Premises; or (v) would trigger a Tegal requirement
wumummmmwmwum‘wmmuum.mng
or otheraspoct of the Property. . - . = - . o )

b. Tenant shall not make any Alterstions not prohibited by Section 13.1(a), unless
Tenant first obtains Landlord's prior written consent, which consent Landlord shall not
mwywmumkuwmmmmdﬂmbemﬁedfwmy
Alterations that is not prohibited by Section 13.1(s) above and s of & cosmetic nature that
satisfies all of the following conditions (hereinafter a "Pre-Approved Alteration™): (i) the costs
amumsbmmmmm.mmnqummammm
(inbiheemtmmblquuimdbylmdladwbthdubdnmdﬂnmkhing
mmrmwimwummrmupmmmwmmmmm
wr«mumnmnm(lo)aysmwwormmw
Gﬁ)wwmcthuiomwmwiwnﬁdydlawmmMinlﬁsm
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13.1; and (iv) the making of such Alterations will not otherwise cause a default by Tenant under
any provision of this Lease. Tenant shall provide Landiord with ten (10) days’ prior written
notice before commencing any Alterations. In addition, before proceeding with any Alteration,
Tenants contractors shall obisin, on behalf of Tenant and at Tenant's sole cost and expease:
(A)dlmrygovemmmdpemﬁumdappmnkfmmmmdwmpluimof
m_mmmdm)wmwormmwmszsmm.amm
rmwnilybond.oroﬂmmmysﬂhfu:mww\dludhmchﬂmnﬁm. The foregoing
boadiugnqukumﬂshﬂlnmapplywﬂwodgindly-mmdwm,mtm:ny
successor tenant if such successor is a governmental agency or entity. Landlord’s approval of any
mmﬁs)m»mm«s)dTmmememym
contractor(s) and/or subcontractor(s) from any lisbility with respect to such Alterations and will
create no lisbility or responsibility on Landlord's part conceming the completeness of such
Alterations or their design sufficiency or compliance with Laws.

c. All Alierations shall be performed: (i)in accordance with the approved plans,
specifications and worlking drawings, if any; (ii) lien-free and in & first-class workmanlike
manner; (iii) in compliance with all Laws; (iv) in such a manger 50 s not 0 unreasonably
interfere with the occupancy of any other tenant, nor impose any additional expense upon nor
dehyhndhrdintbcmimmmdopmﬁonofﬂwnuiwing(v)bywwbondabb
mmdmbommnaelecwdbmimdmmblymndbyunMuﬂ
(v)umdldnm.inmehmnetmd:ubjecﬂomhmlumdumldiomnlmdlmﬂmyﬁnm
tims to time reasonably designate. Tennt shall pay 1o Landlord, within ten (10) days after
wﬁmdurmd.dwmﬁmyimundimmﬁmhmedhywmﬂwhdm
such Alterations in the causes of loss — special form property insurance obtained by Landlord
wmmwﬁ:lumifhﬂuddmlnwﬂﬂumimmmmmm,
Landlord shall not be required to include the Alierations under such insurance. If the Alterations
are not included in Landlord’s insurance, Tenant shall insure the Alterations under its canses of
loss-special form property insurance pursuant to this Lease.

d Tenant shall pay to Landlord, as Additional Rent, the reasonable costs of Landlord's
wginw:uﬂodmmwlmmfamhwofdlpm.spedﬁeﬁmmdwmﬂugdmwlny for
the Alterations, within ten (10) business days afier Tenant’s receipt of invoices elther from
Laodlord or such consufiams. In addition to such costs, Tenant shall pay to Landlord, within
dﬁny@O)dnysaﬁamnpleﬁonofmyMunﬁm-mmwﬁonmmeeeeqndwﬂuu
puwu(!%)oflhemnlmofﬂwﬂuulmmdthemd.mmmﬂemhwmdby
wr«wmmwmmmmmmﬁmm
mdlnmanuwpuvinemyof&eMwmﬁomwmemnchmmwidedin
excess of or afier the nommal on-site hours of such engineers and management personnel.

132 Removal of Alterations. All Alierations and the initial Tenant Improvements in the
P:unises(whetberinsulledmpﬁdfubyhnﬂodmm).mmﬂumdmm
ndshﬂmrdnnponmdbeumuﬂuedwhhﬁehwimdﬂwwdofduTam:pmﬂMbm,
hudlmdmy.bywﬁumnoﬁudelimememmwhhhmmmmwlmﬁmﬁmof
phnsfumyMuuimsidenﬁfythothunﬁonswbiehmdlmdshdlmquhTmmwmﬂu
end of the Term, HmdlwquuhuTmmﬂmvemymhMmTleLuiuwh
cost, remove the identified items on or before the expiration or sooser termination of this Lease and
mpknudmmpmdn?mﬁmanndbymhmmﬂmimaiﬁnﬂmdiﬁm(«.nlmﬂmﬂ
opﬁon.Tmm:hallpaytoLmdlordnllofundlud'tmofmdtmnludlepdr).

133 Liems. Tenant shail not permit any mechanic’s, matetialmen's or other liens 1o be filed
opimdlwmypmddwhoputymwhwm,mnpimemmﬂddMinme
vhuisu.bymsonofminwnnxﬁonwimmympnﬁaﬂunﬁan.immuwmm
contracted for or undertaken by Tenant or any of Tenant's Parties. If any such fiens are filed, Tenant
Muiuwleeost.immedlmlycmmchllmmhenwdwdwhndedwmumhlim(s)
no longer affect(s) title to the Property, the Building or the Premises. If Tenant fails 10 cause any such
lien 10 be released or bonded within ten (10) days after filing thereof, Lasdiord may cause such lien to be
released by any means it shall desm proper, including payment in satisfaction of the claim giving rise to
mehlien.md'l‘emmdnlltdmbnmhndlodwiﬂlinﬁvc(S)buci!wdmdbrmeeiptoﬁnvoieeﬁom
hndlad.mywmpuidbyhndbdmmwmhlhuwguh«withinmuﬂnmqmmm
the date of such payment by Landlord.

ARTI 14- NT*,

14.] Tenant's Insurance On or before the eardier of the Commencement Date or the date
Tenant commences or causes to be commenced any work of any type in the Premises, and costinuing
dmin;meenﬁuTmn.Tmantshallobnhmdkwpinfuﬂfmuﬂeﬁed.ﬂwfﬂ!owingimwith
such minimum limits of coverage as set forth in Secticn 1.14 of the Summary:



a. Special Perils propenty insurance, including fire and exteaded coverage, sprinkler
leakago (including earthquake sprinkler leakage), , vandalism, and malicious mischief upon property of
evuyduu'iptbnmdhndowuedbmiwhaunduhemwtheBuddhg.orforwmch
Tenant is legally liablo or instalied by or on behalf of Tenant including, without limitation, furniture,
equipment -and any other personal property, mmmmmumgmmw'rm:

mwoulymgwmumﬁemmbmcommem) inan
amount equal to the full replacement cost thereof.

b. Commdmmmqmmwﬂfmmeqmvdmmmpe
to an ISO CG 00 01 10 93 fmmhdbgmwm.mumm(mhﬁngwmgmldmh).
Mfmm&mmmhmwww.wmmm
operations liability,

e CommdMambnbMﬂymmwdfmqmmemp
mpemmlSOCAWOlOﬁ”fommSle(“nllm’).

27 od Wodneﬂeompmuon.mmamymm.mdmphm Iubuuy. covenng alk
Teum‘umployea Thumybepmvndedbynelf-mmwmﬂm -

i : S Bxcaslhbﬂkynmmwsdfmonmowumbuu.mmofmd
:tdlouﬁn;thetomofdwmtddﬁnglnmmornlfhsmﬂudmbedm&dmI4l.blndMl.c
- whichismbmdud\eundalylngpolm

l4.2 Requirements. Bwhpoﬂcquulmdmbeobmmdbmibuwndumll. (n)bef
medby mmwM&mnwdwww«Wswm“mWw
dolnuneumﬁwmhwhlehlhewﬂinghbmwmdmhumwﬂmmm
whhlﬁnanchlSmgthmdngofAlnhumvuﬁmdﬂen’sbyknﬁngcmda(pmwded
,mu,hmymnudummmucuwymmmewwh&mm 14.0a.
- and_14,1.0. above); (b) be in form reasonably satisfactory from time to time to Landlond; (c) name Tenant.
2 nmmdmmdermdﬁﬂlmwmm}nu&amhwmmmﬂlmwuy )
compeny, Juplter- Advisors LLC, a California bmmmy,mdw&oﬂmdmm._
shareholdess, partners, members, employees, affilistes, successors and assigns (collectively, the
: “l..andlosdMMmdmmdlm‘lmmtmhmM“mﬁﬁuofthmmmi
' informed in writing as additional Insureds thereunder, all as their respective interests may appear with -
, jmmwﬂwimmuuulf-mmdmbedhwmlu.bmdc.(d)tpeeifmllymvnduhat

dwimnneuffotdedbyuehpohcyforwcbmﬁtofhndludndmyoﬂwndd‘uondinwmdsdnll

be primary, Mmymmmwwwhﬂumymmmummdmg
;édm@nm(e)mmthommwmfywmmmmmmmwﬁdngm
mmmnyﬂmdanpmw“ymnlehmmduwmiummnmm“oﬂu’
tcmindonﬂmeof ;and (f) contain a cross liability or severability of interest-endorsement. Tenant
wwnmwmm“mummmumormmimmbmnm
mm«ﬂmmememthmqﬂMhoMnmhmanmSmﬁml“m
wﬂiﬁmﬁpmthommwmpmywwlf-mmﬁmmm“mofm
insurance demwu‘MTm:mﬂmmuhmm%mofumAmchM
. Tenant shal auuuplmmanumﬁmwbedermedbhm«dmlss&mhn(lo)dnycmw
- lolhexpmnonoflnymbporcyorpol‘m If any such initial or replacement certificates ar not
‘ :rmmuwimnmum-)-mrummmmmunmhnmuwﬁmw
mmhpohciumdcuﬁﬁmn enntsnpenn. :

o143 mmm\‘r\wmmmwmmmwm,
m«mmmwmmmumymumuam
Mmmlmmmw«dm(wmmuamwmmmmu)
mdhmwmﬂmmoMMUMbymmUnbmiu
wmmmmwmwmhmmmﬁmehhmmymmm
vmlunﬁw(ﬁ)bunwdqysaﬂanmﬂuwﬁhmﬂbkﬂmhwdaﬁnhmduﬂm
lunandhnd!udllullMwﬂmwmthulm&uhw«nqnuy.uwludm&mm
ﬁuﬁuuomﬁenm(humdnoumdm)bmmnmmmdmmmwdymh
condition at Tenant's cost. .

144 MTlihmwhmammmmdnhmmwwfommy
Mmm&wTemmhmwms.mebhwnmﬂnwmﬂumch
mMmWWMmmﬂhmmﬁwmhmmw
as required of Tenant herein, with regards to sdding Landlord and the Landlond Parties as additional
mmeimtdmmmquwmmmmymwmmﬂdmdmomm
mhopmmdmhugmﬁemdmmnﬂlbksenduwddlpoﬁmdnﬁngdnmof
their work and in advance of all applicabla renewals, Teaant shall not allow sny contractors and vendors
hboginworkormpnotmobumucunﬁmofwm"lgdllmmu
requirements contained herein this Asticle 14.



ARTICLE 15 - LANDLORD’S INSURANCE

WEngHmeLmdlmdmeuTmu'sahopﬁminwbichmthaMofuid
insurance would not be subject to inclusion in Section 7.4 “Insurance Costs”, shall mainiain property
hmnwwﬁummaSpecWPmm(fonmlyknmu'dlﬁtk')hﬁscovuinglheMmdm
Building, including the initial Tenant Improvements (excluding, however, Teaant's furnitare, equipment
MmmpmmMAmmﬂwMadmmwMﬂmeim
pursuant to Section 13.1 above) against damage by fire and standard extended coverage pesils (including
anhqmb)wdwithmddiunmdmliciounﬁsdﬁdmdammmdlmm
Landlord shall also be named an additional insureds on Tenant's general liability insurance or self-
mmmmmmmwmmmmduﬁrmdrm
would not be subject to inclusion in Section 7.4 “Insurance Costs”, Landlord may, but shall not be
oNigmdm.euwmyodmfmn«famuofimshﬂlwﬂwtbeMWwywndlam
of Landlord may reasonably determine is advisable. In all cases, the cost of said additional form or
forms of insurance would not be subject to inclusion in Section 7.4 “Insurance Costs.”. As such,
the cost of Landlord’s Insurance due to Section 15 should effectively nullify the Insurance Costs as
defined in Section 7.4,

16.1 Tenant's Assamption of Risk and Waiver. Except to the extent such matter is not
covered by the insurance required to be maintained by Tenant under this Lease and/or except to the
extent such matter is attributable to the gross negligence or willful misconduct of Landlord or Landlords
mm.eonmumoremploym.Lmdludﬁdlmbelinbleme«myomen‘:hrﬁufm
(i) any damags 10 propesty of Tenant, or of cthers, located in, on or about the Premises, (i) the loss of or -
damage to any property of Tenant or of others by theft orotherwise, (ili) any injury or damage to persons
wpmputymﬂdngﬁomﬁmexplosion.famngeeiﬁugﬁlumry.mn.w.elecuieily.mu.nin
or leaks from any part of the Premises or from the pipes, appliance of plumbing works or from the roof,
street or subsurface or from any other places or by dempness or by any other cause of whatsoever nature,
(iv) any such damage caused by other tenants or persons in the Premises, occupants of any other portions
of the Property, or the public, or caused by operations in construction of any private, public or quasi-
public work, or (v) any interruption of utifities and services. Landlord shall in no event be liable to
Tenant or any other person for any conscquential damages, special or punitive damages, or for loss of
business, revenue, income ar profits and Tenant hereby waives any and afl claims for any such damages.
Notwithstanding anything to the contrary contained ia this Section 16.1, all property of Tenant and
Tenant’s Parties kept or stored on the Premiscs, whether leased or owned by any such pasties, shall be so
Iuplormmdumwkﬁ*dTmmemmnmLuﬂodmﬁmumycwmlﬁﬁng
out of damage to the same, including subrogation claims by Tenant's insurance carviers. Landlord or its
agents shall not be linble for interference with light or other intangible rights.

162 Tenaut's Indemnification. Bxcept for the gross ncgligence or willful misconduct of
Landlord or the Landiord's Parties, Tenant shall be lisble for, and shall indemnify, defend, protect and
hold Landlord and the Landlord Parties harmless from and against, any and all claims, damages,
judm&mh&mdwﬂmmmlhbﬂhbaudexmmm;wimnmiuﬁm
attorneys' fees and court costs (collectively, “Indemnified Clalms®), asising or resulting from (a) any
occurrence in the Premises following the date Landlard delivers possession of all or any portion of the
Premises to Tenant, except to the extent caused by the gross negligence or willful misconduct of
Landlerd or Landlord's agents, contractors or employeces, (b) any act or omission of Tenant or any of
Tenants Parties; (c) the use of the Premises, the Building and the Property and conduct of Tenant’s
business by Tenant or any of Tenant's Parties, or any other activity or work by Tenant or any of Tenant's
Pasties, in the Premises, the Building or elsswhere on the Property; and/or (d) any default by Tenant as to

any obligations on Tenant's part to be performed under tha terms of this Lease or the (erms of any

contract or agreement to which Tenant is & party or by which it is bound, affecting this Lease or the
Promises. The foregoing indemnification shall include, but not be fimited to, any injury to, or death of,
any pessaon, or any loss of, or damage to, any property on the Premises, whether or not Landlord or any
Landlord Parties has or should have knowledge or notico of the defect or conditions causing or
contributing to such injury, death, loss or damage. In case any sction or proceeding is brought against
Landlord or any Landlord Parties by reason of any such Indemmified Claims, Tenant, upon notice from
Landlord, shall defend the same at Tenant's expense by counsel approved in writing by Landlord, which

shall not be unreasonably withheld. Tenant's indemnification obfigations under this
Section 16.2 and elsewhere in this Lease shall survive the expiration or earlier termination of this Lease.
Tenant's covenants, agreements and indemmification in Section 16.1 and this Section 16.2 are not
intended. to relleve any insurance camier of its obligations undes policies required to be carried by Tenant
pursuant to the provisions of this Lease.
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ARTICLE 17 - CASUALTY DAMAGE/DESTRUCTION

17.1 Landlord's Rights and Obligations. If the Premises or the Building is damaged by fire
or other casualty not caused by the negligence or willful misconduct of Tenant ("Casualty™) to an extent
not exceeding twenty-five percent (25%) of the full replacement cost thereof, and Landlord's contractor
estimates in writing delivered to the pastics that the damage thereto is such that the Building and/or
Premises may be repaired, reconstructed or restored W substantially its condition immediately prior to
nwhdampwithinomhundmdmy(lm)d.y:ﬁomlhednaofmbcmuky.mdhndlmdwill
receive insuranco proceeds sufficient (o cover the costs of such repairs, reconstruction and restoration
(including proceeds (rom Tenant and/or Tenant’s insurance which Tenant s required to deliver to
Landlord pursuant (o this Lease), then Landlond shall commence and proceed diligently with the work of
repair, reconstruction and restoration and this Laase shall continue in full foece and effect. If, however,
the Premises or the Building is damaged (o an extent exceading twenty-five percent (25%) of the full
replacement cost thereof, or Lardlord's contractor estimates that such work of repair; reconstruction and
restoration will ‘require longer than one bundred twenty:(120) days to complete from the date of
Casualty, or Landlord, will not receive insurance proceeds (and/or proceeds from Tenant, as applicable)

sufficient to cover-the costs of such repairs, reconstruction and restoration, then Landlord may elect to

cither: () repalr, reconstruct and restare the postion of the Premiscs or Building damaged by such
Carualty (including the Tenant Improvements, the Alterations that Landlord elects to insure pursuant to
Section 13.1-and, to the extent of insurance proceeds received from Tenant, the Alterations that Tenant is
' required o insure pursuant to Section 13.1), in which case this Lease shall continue in full force and
‘ Leﬁed;on@)'mﬁhmdfeﬁnuﬁhmwislhhtyGO)dgyilﬂermun'suuipt
- of Landlord's-election to 30 tenminate, Under any of the conditions of this Section:17.1, Landlord shall

- give written notice to Tenant of its intention (0 sepair or kerminato within the Iater of sixty (60) days after

VA 7 the occumence > of such Casualty, or fifteen (15) days afler Landlond's receipt of the estimate from

“Landlord's contractor or, a3 applicable, thirty (30) days aﬁerl..aldlmllemves nppmval from hndlon'l'l :

" Mortgages to rebuikd. ,

o 17.2Tmt's¢mndlmm Pneuds.ln the event of any damagp or destruction of

all or any part of tho Premises, Tenaint shall immediately: (s) notify Landlord thereof; and (b) deliver to
Landlord all insurance proceeds received by Teaant with respect 10 the Tenant Improvements and
- Alterations (to- the extent-such itenas are not covered by Landlord's casualty y insucance obtained by
 Landlord pursuant to this Lease) and with respect to Alterations in the Premises that Tenant is required 0 -
insure pursuant to Section 13.1, excluding proceeds for Tenasit's fumiture and other personal propesty,
* whether or ot this' Lease is terminated as permitted in' Section 17.1, asd Tenant hereby assigns to
Landlord all rights to recelve’ such insurance proceeds. “If, for any reason (including Tenant's failure to
obtain-insurance for the full replacement cost of any Alterstions which Tenant is required (0 insure
' pursuiant to Section 13.1 mo;mmwmmmmgunmu réplecement :
mammmmwwmummmummmmm
cost of such Alterations, and upon any demags oc destruction thereto, Tenant shall immediately pay to

Landlord from Landlord's or Tenant's insurance with respect to such items

17.3/ Abatemeat of Rent. . Ifu amltof any swhdamap. mpair,mcommm ‘and/oc
restoration of the Premises or the Building, Tenant is prevented from using. and does not use, the

. Premises or any portion thereof, then Rent shall be sbatod or reduced, as the case may be, during the

period that Tenant continues to be so prevented from using and does not use the Premises or portion
maeof.mmemuumm”mfauofdwmmoflhmchnﬁum“
prevented from using, and does not use, bears (o the total rentable square feet of the Premises, but anly to
the extent of the proceeds that Landlord receives from the restal loss ingrance maintained by Landlord,
from the dato of the demage until the: Premises is cestored. Notwithstanding the faregoing to the'
contrery, if: the damage is due to the negligence or willfol misconduct of Tenant or any ‘of Tenant’s
Parties, there shall be no sbatement of Rent.: Birept for abatement of Rent as provided hereinabove,
mmdnll—nubeeummwmyeﬁnpenﬂhnuduupfwlouoﬁoﬂn&fameewﬂh,hunn
business or use or access of all or any part of the Premises resulting from any such damage, repalr,

174 Inability to Complete. Notwithstanding anything to the contrary contsined in this
Asticle 17, if Landlord is obligated or elocts to repair, reconstruct and/or restore tho damaged portion of
the Building or Premises pursuant to Section 17.1 above, but is delayed from completing such repair,
mmdwuﬂamﬁmwmmwuim(s)mmmmmwww
Wmhmwmmmﬂ.l.bymofmyumhm
the reasonable control of Landlord (iscluding, without limitation, delays due to Farce Majeure, and
delays cansed by Tenant or any of Tenant's Pusties), then Landlord may elect to terminate this Lease
upon thirty (30) days’ prioc writtes notice to Tenant.

175 Damage to the Property. If there is a total destruction of the improvements on the
Property or partial destruction of such improvemeots, the cost of restoration of which would exceed one-
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third (1/3) of the then replacement value of all improvements on the Propérty, by any causs whatsoever,
whether or not intured against and whether or not the Premiscs are partially or totally destroyed,
Landlord may within a period of one bundred cighty (180) days after the occurrence of such destruction,
notify Tenant in writing that it elects not to so reconstrsct of resiore such improvements, in which event
this Lease shall cease and terminate as of the date of suck destruction.

17.6 Damage Near End of Term, In addition Lo its tcrmination rights in Sections 17.1, 174
and 17.5 above, Landlord shall have the right to tenminade this Lease if any damage to the Building or
Premises occurs during the last twelve (1) moaths of the Term and Landlord's contractor estimates in
writing delivered to (he parties that the repair, reconstruction or restoration of such damage cannot be
completedwilhh\duqdierof(a)dr.ndwdnledupinliondatzofthe'l‘enn.or(b)sixty(&)dayuﬂu
the date of such Casualty.

7.7 Tenant's Termination Right. In the cvent of any damage or destruction which affects
Tenant's use and enjoyment of the Premiscs which is not caused by Tenant or any of Tenant’s Pasties, if
Tenant's possession and usc of the Premises cannot be restored by Landlord within two hundred seveaty
(270) days for reasons other than delays caused by Tenant or any of Tenant's Parties, Tenant shall have
the right 10 terminate this Lease upon written notice to Landlord given within thirty (30) days after the
expiration of said 270-day period, unless Landiord completes the restoration within said 30-day notice
period, in which case (his Leass shall continue in full force and effect,

17.8 Walver of Termination Right. This Lease sets forth the terms and conditions upon
which this Lease may terminate in the event of any damage or destruction. Accordingly, except as
expressly provided herein, Tenant hereby waives any and all provisions of applicable Law that provide
alternative rights for the partics in the cvent of damage or destruction (including, without limitation, the
provisions of California Civil Code Section 1932, Subsection 2, and Section 1933, Subsection 4 and any
successor statute or laws of a similar nature).

ARTICLE 18 - CONDEMNATION

18.1 Substantial or Partia} Taking. Subject 10 the provisions of Section 18.3 below, either
panymymnﬁnm&klmeifmymmﬁdpmdﬂn?umhuhmhnwcondumwdfwmypubﬁc
or quasi-public use under law, by eminent domein or private purchase in lieu thereof (s “Taking”).
Landlord shall also have the right to terminate this Lease if there is a Taking of any portion of the
Building or the Property which would have & meterial sdverse effect on Landlord’s ability to profitably
operate the remainder of the Building and/or the Propesty. The terminating party shall provide written
notice of termination to the other party within thirty (30) days afier it first receives notice of the Taking.
The termination shal) be effective as of the effective date of any order granting possession to, or vesting
legal title in, the condemning authority. If this Lease is not terminated, Base Rent and all other elements
of this Lease which are dependent upon the area of the Premises, the Building or the Propesty shall be
nppmprimlyedjumdwmt«thmmfmdmmBuﬂﬁua
Propety, as applicable. All compensation awarded for s Taking shall be the property of Landlord, The
right to recelve compensation or proceeds are expressly waived by Tenant, however, Tenant may file a
separate claim for Tenant's funiture, fixtures, equipment and other personal property, loss of goodwill
and Tenant’s reasonable relocation expenses, provided the filing of the claim does not diminish the
amount of Landlord’s award.

182 Condemnation Award. Subject to the pravisions of Section 18.3 beJow, in connection
with any Taking of the Premises or the Building, Landiord shall be entitled to receive the entire amount
of any award which may be made or given in such taking or condemnation, without deduction or
apportionment for any estate or imerest of Tenant, it being expressly understood and agreed by Tenant
that no portion of any such award shall be allowed or paid to Tenant for any so-cafled bonus or excess
value of this Lease, and such bonus or excess value shall be the sole property of Landlord. Tenant shall
not assert any claim against Landlord or the taking authority for any compensation because of such
taking (including any ciaim for bonns or excess valve of this Lense); provided, however, if any portion of
the Premises is taken, Tenant shall be granted the right to recover from the condemning authority (but
not from Landlord) eny compensation as may be scparately awarded or recoverable by Tenant for the
taking of Tenants fumiture, fixtures, equipment and othes personal property within the Premises, for
Tenant's relocation expenscs, and for any toss of goodwill or other damage to Tenant's business by
reason of such taking.

183 Temporary Taking. In the event of a Taking of the Premises or any part thereof for
temporary uss, (o) this Lease shall be and remain unaffected thereby and Rent shall not abste, and
(b) Tenant shall be entitled to receive for itself such portion ar postions of any award mede for such use
with respect to the period of the taking which is within the Term, provided that if such taking shall
remain in force at the expiration or earfier termination of this Lesse, Tenant shall perform its obligations
with respect 1 surender of the Premises and shall pay to Landlord the portion of any award which is



attributable to any period of time beyond the Term expination date. For purpose of this Section 183, a
temporary taking shall be defined as a taking for a period of two hundred seventy (270) days or less.

184 Walver. Tenant heeeby waives any rights it may have pursuant 1o any agplicable Laws
(including, without limitation, any rights Tenant might otherwise have pursoant to Section 1265.130 of

manmmaamnmeam)mwmmmmwm1pmmw- '

rights in the event of any Taking.
ARTICLE19 - W, : WAIVER OF SUBROGA'

19.1 Tenant Waiver. Tenant hereby waives its rights against Landlord and the Landlord
Parties for any claims or damages or losses, including any deductibles and self-insured amounts, which
are cansed by or result from (a) any occusrence insured under any propesty insurance policy carried by
Tenant, or (b) any occomence which would have been covered under any property insurance required to
be cbtained and ‘maintained by Tenant under this Lease had such insurance been obtained and maintained

as required. The. foregoing waiver shall be in addition to, and ot a limitation of, any other waivers or

nmeouhimdiulhill.eue. 7 SR o
- 192 Landlond heseby waives is rights aganat Teaant for any claims or damages o loses,

including any deductibles and self-insured amounts, which are caused by or result from (o) any

.. eccumence insured oriker any property-insurance policy carried by Landlord, or (b) any occumence

+", ‘which would bave beea covered under any property insurance required to be obtained and maintsined by - -
’ - Landlord under this Lease had such insurance been obtained and maintuined as required. The forogoicg =
7,Jwﬁv&:lhgljl?behlddiﬁonto.mMlﬁuﬂhﬁcuoﬁmy\ﬂhuwﬁmprlﬂmmiutllis "

v |9.3 Waiver of Insurers. Tenant shall cause each insurance policy wquued tobewﬁed by

Tenant pursuant to Asticle 14 berein, to provide that the insurer waives all rights of recovery by wayof . .

subrogaton against Landiord snd the Landiord Partics, in connection with any claims, losses and
amages covered by such policy. - If Teaant fails to maintain insurance for an insurable loss, such loss

L1947 Lmdloaddnllm each property nmnm polwyeamed byumllonl to provide that
the insurer. waives sll fights of recovery by way of subrogation against Tenant, in connection with any
claims, losses and damages covered by such policy, - If Landlord fuils to maintsin insurance for an

* forth in the immediately

insurable loss, such foss shall deeme: lobeaelf-medwimadeemedﬁlllwﬁvuofmbmmnunt

" 20,1 " Restriction an Trausfer. Excépt with respect (o a Penmited. Transfer pursiast fo

Section 20.6 bolow, Tenant shall not, withoot the prior written consent of Landlord, which consent
Landlord will not unreasonably withliold, assign this Lease or any interest herain or sublet the Premises
or any pirt théreof, or permit the use or occupancy of the Premises by any party other than Tenant (eny

‘such assignment,” encumbrance, subleass, license or (he like being sometimes refemred to as &

" “Transter”).  In 00 oveat may Tenant encumber or hypothiecato this Leaso or the Premiscs. This

prohibition againet Trsnsfers shall be construed to include a probibition against any assignment or -

subletting by opesation of Iaw. Any Trarisfer without Landlord's consent (except for a Permitted
Trensfer pussuant to Section 20,6 below) shall constitute a default by Tenanit under this Lease, and in
eddition to all of Landlord's other remedies at Jaw; in equity or under this Lease, such Transfer shall be
voidable at Landlord's election. For purposes of this Asticle 20, other than with respect (o a Permitied
Transfer under Section 20.6 and wansfers of stock of Tenant if Tenant is a publicly-held corporation and
such stock is transferred publicly over a recognized security exchange or over-the-counter market, if
Tenant is & corporation, partnership or’ other “entity, any ‘transfer, -assignment, encumbrance or

hypothecation of twenty-five percent (25%) or more (individually or in the aggregate) of any stock or
other ownership interest in such entity, andfor any transfer, assignment, hypothecation or encumbrance
of any controlling ownership or voling interest in such entity, shell be deemed an assignment of this
Lease and shall be subject to all of the restrictions and provisions contained in this Article 20. v

202 Landlord's Options. If Tenant desires to effect a Transfer, then at least thirty (30) days
prior 1o the date when Tenant desires the Transfer (o be effective (the *Transfer Date™), Tenant shall
deliver 10 Landlord written notico ("Transfer Natice™) setting forth the terms and conditions of the
proposed Transfer and the identity of the propased assignee, sublessee or other transferes (sometimes
referred to bereinafter as a “Transferee™). Tenant shall also deliver to Landlord with the Transfer
Notice, a cumeat financial statement snd such evidencs of financial responsibility and stending as
Landlord may reasonably requise of the Transferee which have been certified or audited by a reputable

~20-
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independent accounting firm acceptable to Landlord, and such other infonation conceming the business
background and financial condition of the proposed Transferee as Landlord may reasonably request.

' Except with respect to & Pexmitted Transfer, within fificen (15) business days after Landlord's receipt of

any Transfer Notice, and aay additional information requested by Landlord pursuant to this Section 20.2,
Landlord will motify Teamnt of its election o do ons of the following: (a) consent to the propased
Transfer subject to such reasonable conditions as Landlord may impose in providing such consent,
(b)nfuumﬁwwﬂ.wﬁdnefnnlshﬂhmmnbhpmndsor(c)mmﬁubﬂﬁlmnumnﬂ
or such portion of the Premises which is proposed to be sublet or assigned and recapture all or such
postion of the Premises for reletting by Landiord, which termination shall be effective as of the proposed
Transfer Date. If Landlord exercises its option to teqminate this Lease with respect to only a portion of
the Premises following Tenant’s request for Landlord's approval of the proposed sublease of such space,
Landlord shall be responsible for the construction of any domising wall which Landlord reasonably
deems necessary o separate such space from the remainder of the Premises.

203 Additional Conditions; Excess Rent. A condition to Landlord's consent to any Transfer
will be the delivery to Landiord of a true copy of the fully executed instrument of assignment, sublease,
ulmfetabypolheuﬁon.infmnandsubdammablyuﬁsfmlorytohndlord.moﬁgimlof
Landlord's standard consent form executed by both Tenant and the proposed Transferce, and an
affirmation of guaranty in form satisfactory to Landlord executed by each gnarantor of this Lease, if any.
In addition, Tenant shall pay to Landlord as Additional Rent within thirty (30) days afier receipt thereof,
without affecting or reducing any other obligations of Tenant heceunder, fifty percent (50%) of any reat
or other economic consideration received by Tenant as & result of any Transfer which exceeds, in the
aggregale, (i) the total Rent which Tenant is obligated to pay Landlord under this Lease (prorated to
reflect obligations allocable to any portion of the Premises subleased) for the applicable period, plus (i)
mymmuwmmmwrmmlywdwrmmmm
such Transfes, which commissions and fees shall, for purpases of the aforesaid calculation, be amortized
on a straight-line basis over the term of such assignment or sublease. If Tenant effects a Trunsfer or
Wudewmmifa(vhwmwmmmkmM.m
um&mﬁﬁuamnﬁﬁmmmmw;wwuaﬁwofmwwpmmw
subleate, Tenant agrees to pay Landlord a non-refundable administrative fee of Five Hundred Dollars
($500.00), plus Landiord’s reascnable sttomeys’ and paralegal fees and other costs incurred by Landlord
in reviewing such proposed assignment or sublease (whether attributable to Landlord’s iu-house
artomeys or paralegals or otherwise). Accepiance of the Five Hundred Dollar ($500.00) administrative
fee and/or reimbursement of Landlord's attomeys' and/or paralegal fees shall in no cvent obligate
Landlord to consent to any proposed Transfes.

204 Reasonable Diswpproval. Without limiting in any way Landlord's right to withhold its
consent oa any reasonable grounds, it is agreed that Landlord will not be acting unreasonably in refusing
10 conseat to a Transfer if, in Landlord's reasonable opinion: (a) the proposed Transfer would result in
more than two subleases of portions of the Premises being in cffect at any one time during the Term;
(b) the net worth or financial capabilitics of a proposed assignes is less than that of Tenant and esch
guarantor of this Lease, if any, or the proposed assignee or subtenant does not have the financial
capability to falfill the obligations imposed by the Transfer; (c) the proposcd Transferee is an existing
tenant of the Building or Property or is negotiating with Landlord (or has negotiated with Landlord in the
last six (6) months) for space in the Building or the Property; (d)the proposcd Transferee is a
govemmental entity; () the portion of the Premises 10 be sublet or assigned is imregnlar in shape with
insdequate means of ingress and egress; (f) the proposed Transfer involves a change of use of the
Premises or would violate any exclusive use covenant (o which Landlord is bound; (g) the Transfer
would likely resull in significant increase in the use of the parking areas by the Transferee's employees or
visitors, and/or significantly increase the demand upon utilities and services to be provided by Landlord
to the Premises; or (h) the Transferee is not in Landlord’s reasonable opinion of reputable or good

charscter or consistent with Landlord's desired tenant mix for the Building.

20.5 No Release. No Transfer, cccupancy ar collection of rent from any propased Transferee
shall be deemed a waiver on the part of Landlerd, or the acceptance of the Transfecee as Tenant and no
Transfer shall release Tenant of Tenant's abligations under this Lease or ahter the primary liability of
Tenant to psy Rent and to pecform all other obligations to b pecformed by Tenant hereunder. Landlord
may require that any Transferee remit directly to Landlord on a monthly basis, all monies due Tenant by
sald Transferee, and cach sublease shall provide that if Landlord gives said sublessee written notice that
Tenant is in default under this Lease, said sublesseo will thereafter make all payments duc under the
sublease directly to or as directed by Landlord, which payments will be credited against any payments
due under this Lease. Tenant hereby imevocably and usconditionally assigns to Landlord all rents and
other sums payable under any sublease of the Premises; provided, however, that Landlod hereby grants
Tenant a license to collect all such rents and other sums so long as Tenant is not in defanlt under this
Leass. Consent by Landlord to one Transfer shall not be deemed consent to any subsequent Transfer. In
the event of defanht by any Transferee of Tenant or any successor of Tenant in the performance of any of
the terms. hereof, Landlord may proceed directly sgainst Tenant without the necessity of exhausting
remedies against such Transferee or successor. Landlord may consent to subsequent assignments of this



Lease or sublettings or amendments or modifications to this Lease with assignees of Tenant, without
notifying Tenant, or any successor of Tenant, and without obtaining its or their consent thereto and
such actions shall ot refieve Tenant of fiability under this Lease, Tenant hereby waives (for itself and
all persons claiming under Tenant) the provisions of Civil Code Section 1995.310. ‘

205 Permitted Transfers. Notwithstanding the provisions of Section20.1 above to the
cantrary, provided that Tenant is not then in defauli, Tenant may assign this Lease of sublet the Premises
«mypuﬁuﬂlmm.?umlmdwu‘).withomumwsmmmyuﬁqm
controls, is controlted by or is under common control with Tenant, or to any entity resuiting from a
merges or consolidation with Tenant, or to any person or entity which acquires all the assets of Tenant's
bﬁmuaphgmu(eaduamfmtm'.pmvidedthat:(a)uluntliny(w)days
prior to such assignment or sublease, Tenant delivers to Landlord a reasonably detailed description of the
assignee or sublessee ‘described ‘in Swﬁmmmmin—ﬂmm:oﬁmmﬂnuiw
assumes, in full, the obfigations of Tenant under this Lease (or in the case of a subleass, the sublessee of
4 portion of the Premiscs or Term assumes, in full, the obligations of Tenant with respect to such portien)

parsuant to an assignment and assomption agreement (or & subleass, as applicable) reasonably

to Landlord, a fully executed copy of which is delivered to Landlord within thirty (30) days following the

effective date of such assignment or subleuting; (c) each guarantor of this Lease executes a reaffirmation
-of its guaranty in form satisfactory to Landlord; (d) the tangible net woith of the assignee or sublesses
" equals or excoeds (hat of Tenant as of (i) the date of execution of this Lease, or (ii) the date immediately

_ preceding the proposed Transfer, whichever is greater; (e) Tenant remaing fully liable under this Lease:

(D the use of the Premises is pursuant to Section 1.10 of this Leass; (g) sach transaction is not entered

- into.as & subterfuge 10 avoid the restrictions and provisions of this Article 20 end will not violass any

exclusive use covenant to which Landlord is bound; and (h) with respect to'a sublesting oaly, Tenant and

such Permisted Transferzo executs Landlord's standard consent to sublease form; and (i) Tenant is not in

7 207 Pro-Approved Transfers. Tenant will Have the right 1o assign this Leaso or sublease al
or anypastion of Tenants Premises' during the’Lease’ Term 1o any govemmental eatity or agency

administering programs i pastnership with the Pacific Gateway Workforce Investment Network withoos

Landlord's consent. Landlord ackaowiedges that the Stato of Califomia and the County of Los Aageles —

-\ Department of Public Social Services GAIN Program are partners with the City of Long Beach In this

program and will be subtenants in a portion of the Premises, Landlord hereby approves of the foregoing
- Teansfers, and acknowledges that the requirements of Subsections 20,1 through 20.6 of this Leass shall . .
not apply 10 such Transfess. . .| e AR D T e

211 . Surrender of Premises. Upon the expiration o sooner termination of this Lease, Tenant -
sumender all keys for the Premises and exclusive possession of the Premises 1o Landiord broom
nd in good condition and repair, reasonsble wear and-tear excepted (and casualty damage
‘with all of Teaant's personal gropesty, clectronic, fiber, phone and data cabling and related
et that is installed by or for,the exclusive benefit of Tenant (to be removed in accordance with
National Electric Code and other applicable Laws) and those items, if any, of Alterstions identified
« by Lundlord pursuant $0 Section. 13.2, removed therefrom and all damags caused by such removal -
. repaired. If Tenant fails to remove by the expiration ‘or sooner termination of -this. Lease alf of its
" pers property and Alterations identified by Landlord for removal pursuant to Section 13,2, Landlord
ty, (without lisbility fo Tenant for loss thereof), at Tenants sole cost and in addition to Landiond's
otheér sights and remedies: under this- Lease, at law or in equity: (s) remove and store such items in
accordance with appficable Law; and/or (b) uponi ten (10) days’ prior notice to Tenant, sell all or any
such itetns a1 privato or public sale for such price as Landlord may obtain as permitted under apphicable
Law. Landlard shall apply the proceeds of any such sale to any amounts due %o Landlord uader this
MMTM‘M;WSW'MmMMWhmMW
and/or sale of such items), with any remainder to be paid to Tenant. : :

212 Holding Over. Tenant will not be permitted to hold over possession of the Premises
aﬁuhapﬁﬁmwuﬁumﬁhﬁmdﬂntﬁnﬁ&mﬂwumwﬁmmdw
which consest Landlord may withhiold in its sole aad absohite discretion. If Tenant holds over after the
expiration or earlier termination of the Tenm without the express written consent of Landlord, then, in
mmwmmmmmrmmm.mumw.
upon the terms and conditioas set forth in this Lease so far as applicable (including Teaant's obligation to
pay all Additional Rent undor this Lease), but at 2 Monthly Base Rent equal to one andred fifty percent
(150%) of the Mouthly Baso Rent applicable to the Premisas immediately prior to the dats of such
expivation or earfier termination. Any such holdover Rent shall be paid on & per moath basis without
reduction for partial months dusiag the holdover. Acceptance by Landlord of Rent after such expirstion
o earlies termination shall not constitute consent (o0 a hold over hereunder or result in an extension of
this Lease. mmzxzdnnmummmmmnmuwmwwm
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beyond the expiration of the Term or any extension thereof. Tenant shall be liable, and shall pay to
Landlord within ten (10) days afier demand, for all losses incurred by Landlord as a result of such
holdover, and shall indemmify, defend and hold Landlord and the Landlord Parties harmiess from and
@mdlhbﬂiﬁa&mp.bme&m:ﬂmmuﬁumﬁnduﬂhmmﬁbw’
fees and costs) arising from or relating o any such holdover tenancy, including without limitstion, any
claim for damages made by a succeeding tenant. Tenant’s indemnification obligation hereunder shall
survive the expiration or earlier termination of this Lease. The foregoing provisions of this Section 212
are in addition to, and do not affect, Landlord's right of re-entry or any other rights of Landtord
hereunder or otherwise at law or in equity. .

ARTICLE 22 - DEFAULTS

22.]1 Tenant's Defanit. The occusrence of any one or more of the following eveats shall
constitute a "Defanlt” under this Lease by Tenant:

L B the vacation or abandonment of the Premises by Tenant. "Abandonment™ is herein
defined to include, but is not limited to, any absence by Tenant from the Preniises for five (5)
business days or longer and not paying rent while in default of any other provision of this Lease;

b. the failure by Tenant 1o make any payment of Rent, Additional Rent or any other
paymenl required to be made by Tenant hereunder, where such failure continues for three (3)
days afler written notice thereof from Landlord that such payment was not received when due;
pmvidedIhdifhudludpmvidum(z)amnmlmoﬂmpamwmﬁumymum
moath period, then the third failure of Tenant to make any paymeat of Reat or any other payment
muhdmhnﬂebmihuwMawMadmlntMmﬂn(lZ)mmModfdbwmu
second (2 such notice shall be an sutomatic Default without notice from Landlord;

¢ the failure by Tenant to obscrve or pesform any of the express or implied covenants
or provisions of this Lease to be observed or performed by Tenant, other than as specified in
Sections 22.1(a) ot (b) above, where such fallure shall continue for a period of ten (10) days after
written notice thereof from Landlord to Tenant; provided, however, that if the nature of Tenant's

N dcfmhisamhlhtkmybecumdbutmlhmﬂ(lﬂ)daysmmblymﬁmdfwim
cure, then Tenant shall not be deemed to be in defanlt if Tenant shall commence such cure within
said ten (10) day pesiod and thereafter diligently prosecute such cuse to completion, which
cmnpleﬁonmnomnotmerunndxty(w)daysﬁommedaleofmhmiuﬁomwulloﬁ;
or

d A gencal assignment by Tenant or any guarantor or surety of Tenant's obligations
hereunder ("Guarantor™) for ths benefit of creditors;

e mﬁﬁngoflvoluumypetitioninhankmptcybyTeumorlnyGummm.lhe
filing by Tenant or any Guarasior of a voluntary petition for an ammangement, the filing by or
against Tenant or any Guarantor of a petition, voluntery or involuntary, for reorganization, or the
filing of an involuntary petition by the creditors of Tenant or any Guarantor, said involuntary
petition semaining undischarged for a period of one hundred twenty (120) days;

f. Receivership, attachment, or other judicial seizure of substantially all of Teaant’s
assets on the Premises, such attachment or other seizure remaining undismissed or undischarged
for a pesiod of thirty (30) days after the levy thereof; :

[ Death or disability of Tenant or any Guarantor, if Tenant or such Guacantor is a
natural person, or the failure by Tenant or any Guarantor to maintain its legal existence, if Teaant
or such Guarantor is & corporation, partnership, limited liability company, trust or other legal
entity.

Any notice sent by Landlord to Tenant parsuant (o this Section 22.1 shall be in licu of, and not in addition
to, any notice required under any applicable Law.

ARTICLE 23 - REMEDIES OF LANDLORD

23,1 Landlord's Remedies; Termination. In the event of any such Default by Temant, in
addition to0 any other remedies available to Landlord under this Lease, at law or in equity (including,
without limitation, the remedies of Civil Code Section 1951.4 and any successor statute o similar Law,
which provides that Landlord may continue this Lease in effect following Tenants breach and
abandonment and collect rent as it falls due, if Tenant has the right to sublet or assign, subject to
reasonsbie Emitations), Landlord shall have the immediate option 10 terminate this Lease and all rights of
Tenomt hereunder and to re-enter the Premises and remove all persoms and property from the Premises;

23



such property may be removed, stored and/or disposed of as permitted by applicable Law. If Landlord
shall elect to so terminate this Lease, then Landford may recaver from Tenant: (a) the worth at the time
of award of any unpaid Rent which had been camed at the time of such termination; plus (b) the worth at
the tima of the award of the amount by which the unpaid Rent which would have been eamed after
termination until the timo of award exceeds the amount of such rental loss that Tenant praves could have
been reasonably avaided; plus (c) the worth at the time of award of the amount by which the unpaid Reat
for the balance of the tesm afier the time of award exceeds the amount of such rental loss that Tenant
proves could be reasonably avoided; plus (d) any other amount necessary (o compensate Landlord for all
the detriment proximately caused by Tenants failure to perform its obligations under this Leass or
which, in the ordinary course of things, would be likely to result therefrom including, but not limited to:
the total unamortized sum of any Abated Amount and Moving Allowance (amortized on  straight line
basis over the initial Term of this Lease), tenant improvement. costs; attomeys’ fees; brokers'
commissions; any costs required to selum (ke Prémises: to-the: conditioned required at the end of the
(including the repair of any damage caused by such removal) and storage (or disposal) of Temant's
personal property, equipmicat, fixturcs, Alterations, Tenant Improvements and any other items which
Tenant is required under this Leass to remove but does not remove; plus (6) all other monetary damages

As used in Sections 23.1(s) and 23.1(b) above, the "worth at the time of award” is computed by
“allowing interest'at the Interest Rate set forth in the Summary.. As used in Section 23.1(c) abave, the
- “worth at the time of sward” is computed by discounting such amount at the discount rate of the Federal -
‘Reserve Bank of San Prancisco at the time of sward plus.one percent (1%), Tenant hereby waives for

7 i Tenant and-all those cleiming under Tenant all sight now or hereafter existing ‘including, witkious

e Tlimitation, any rights under California Code of Civil Procedare Sections 1174 and 1179 and Civil Code

g _Sqﬂion;l?SQJwtedeunbymduovjndmofmyeomlo}rbymileg;lpmprrwril.'l'miu'grlahl
of occupancy of the Promises after any temioation of this Lease, - - .o

7/ 232 Landlord's Resuedies; Contimation of Lease; Ré-Entry Rights. In the ovent of any

" such Defeuk by Tenant, in addition t0 any other remedies available to Landlord under this Lease, at law
or in equity, Landlord-shall also have the right to (a) continus this Lease in effect after Teniant’s breach

and abandonment and recaver Reat as it becomes due, and (b) with or without terminating this Lease, to

removed, stored and/or disposed of as permitted by applicable Law; ' No re-entry or taking posséssion of -
- the Premises by Landlord parsiant o this Section 232, and no acceptance of surrender of the Premises
. or other action on Landlord's part, shall be coustrued as an olection (o terminato this Lease unless &
writién notice of such intention be given'to Tenant or unless the termination thereof be decreed by &
court of compotent jurisdiction. ' No notice from Landlord or motice given under a forcibla entry and
maqmuwmwwmmmﬂmww»wmmmum
such notice specifically 5o states. Notwithstanding any reletting without termination by Landlond
becauso of any. Defeult, Landlord may at any time after such seletting elect to terminate this Lease for

233 Landlord's Right to Perfors. Except as specifically provided otherwise in this Léase,
. all covenants and agreements by Tenant under this Lease shall be performed by Teniant at Tenant's sole
, cost and expense and without any abatement or offset of Rent. In the event of any Default by Tenant,

© ‘Landlord may, without waiving or veleasing Tenant from any of Tenant's cbligations, make such

 payment or performi such other act as required (o cure such Default on behalf of Teasat. All sums so

pald by Landlord and all necessary incidental costs incurred by Landlord in performing such othes eéts -
shall bo paysble by Tecant to Landlord within five (5) days after demand therefor as Additiooal Rent.

. 234 Rights and Remedies Cumulative. All rights, options and remedies of Landlord

contained in this Asticle 23 and elsewhere in this Lease shall be construed and held to be cumulative, and
no one of them shall be exclusive of the other, and Landlord shall have the right to pursue any.one or all
of such remedies or any other remedy or relief which may be provided by law or in equity, whether or
not stated in this Lease. Nothing in this Atticle 23 shall be deemed to limit or otherwise affect Tenant’s

indumiﬂaﬂmofhndl«dpmﬁtbmymofmm e

235  Costs Upon Default and Litigation. Tenant shall pay to Landlord and its Mortgagees as
Addlﬁondkamnﬂtheumimmdbyhndmduhmmlnmmimwithmym
by Tenant hereunder or the exercise of any remedy by reason of any default by Tenant hereunder,
including reasonable awomeys® fees and expenses. If Landlord of its Mostgagees shall be mads a party to
any litigation commenced against Tanant or any litigation pestaining to this Lease or the Prémises, at the
option of Landlord and/or its Mortgagees, Tenant, at its expense, shall provide Landlord andlor its
Mortgagees with counsel approved by Landlord and/or its Mortgagees and shall pay all costs incurved or
paid by Landlord and/or its Mostgagees in connection with such Ktigation.
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Landlord and its employees and agents shall at all reasonable times have the right to enter the
mwm&mmmpplymymmmwbcmﬁdedbyundladm'renm“du
ﬁsmwwmmmmeMwW(ummﬂumdu
Tesm or dusing any default by Tenant, to ptospeaiveleuuus).topoano:icuofmquponﬁbﬂity,
sad/or to alter, improve or repair the Premises or any other portion of the Buildiog or Property, all
wilhwlheingdwnndmiltyofofliablclaanybmchofLmdlmd’swmmofquiaenjoymormy
eviction of Tenant, and without abatement of Rent. In exercising such eatry rights, Landlord shall
endeavor 10 minimize, to the extent reasonably practicable, the interference with Tenant's bosiness, and
MlmviaTmmmmuwummﬁu(oMMWﬁm)dmm(mhm
situations and for scheduled services). For each of the foregoing purposes, Landlord shall at all times
tiave and retsin a key with which to untock all of the doars in, upon and about the Premises, excluding
Tensnt's vaults and safes, and Landlord shall have the means which Landlord may deem proper to open
said doors in an emergency in order to cbtain entry to the Premises. Any entry (0 the Premises obtained
wwdeddmmummlIMundamymhmwm
10 be a forcible or unlswful entry into, or a detainer of, the Premises, or an eviction of Tenant from the
Premises or any portion thereof, or grounds for any abatement or reduction of Rent and Landiord shall not
luvunyIWitwammforanydamguorlmuonmmofmynd&mybymm

CLE25-L ATI ’

Notwithstanding anything contained in this Lease to the contrary, the obfigations of Landlord
u:ﬂu&hhwﬁmhﬁngutowymﬂwdleydhmbwdeﬁnkbyhnﬂhﬂ)domm
pumdobﬂpﬁouﬁ&ehﬁﬁdﬂmnbmmhmmﬁmm«
sharcholders of Landlord or Landlord's members or partners, and Tenant shall not seek recourse against
the individoal members, managers, investors, partners, directors, officers, or sharchoiders of Landlord or
Mnm«mmwmymhﬂmmmmhvhuwmnm«myd
dwirpuwldmforuﬁsfutionofmylilbilhywilhlupeawdﬁslm In addition, in
consideration of the benefits accraing hereunder to Tenant and notwithstanding anything contained in this
Lease to the contrary, Tenant hereby covenants and agrees for itself and all of its successors and assigns
that the lisbility of Landlord for its obligations under this Leass (including any liability as a result of any.
m«mmm«wmmmwwm.munmm,mmm
and its svocessors’ and assigns’ sole and exclusive remedy shall be against, Landlord’s interest in the
Bnﬂﬁn;aMmo&umdLmdm.mtmnWM'uMhmhmn.mhruwmm
uobﬁpﬁuuwﬁnpnoflhewldlodmmmed.shdlbeﬁmuw“mlndinclndeonlythe
owner or owners, at the time in question, of the fee tille to, or a lessee's interest in & ground lease of, the
Propexty. In the event of any transfer or conveyance of any such titlo or interest (other than a transfer for
mritypnrpuumﬂy).lhemfumshnllbeauwm&icallynlkvedofallwmmmdoblipﬁmuon
the part of Landlord contained in this Lease. Landiord and Landlord's transferces and assignees shall
have the absolute right to transfer all or any portion of their respective title and intesest in the Premises,
mnummm:wmmilumMdedemmmwum
mhseqmmndamnmbedemndaﬁohﬁmmundlad\pmofmyohhemndwﬁﬁm
of this Lease. :

ARTICLE 26 - SUBORDINATION

Tmmmpumislmembjeamdwbordimulomymongnge(s).deed(s)ofmnwmi
lease(s) or other tien(s) now or subsequently arising upon the Premises, the Building or the Propesty, and
to renewals, modifications, refinsncings and cxtemsions thereof (collectively seferred to as a
’Mm’).Thischmshullbeself-opmﬁve.butnoluuﬂunﬁﬂza(w)bmﬁuhyunuwﬁm
mﬁmhﬂaﬂwayhoﬂadaMonw(MaW'mddWy.
*Mortgagees”), Tenant shall execute a commercially reasonable subordination agreement. As an
alternative, a Mortgagee shall have the right at any time to subosdinate its Mortgage (o this Lease. No
Iater than fifteen (15) business days after written request by Landlord or any Mortgagee, Tenant shall,
without charge, attom to any successor to Landlord's interest in this Lease, provided that, so long as
Tenant is not in default under any of the provisions, covenants or conditions of this Lease, that neither
this Lease mor any of the rights of Tenant hereunder shall bo terminated or modified, nor siml) Tenant's
pouuﬁondﬂnhmimbedimbeduinmfemdwilh.bymmlmupmeeﬁngmfuedmw
terminate said Mortgage or this Lease. Tenant hereby waives its rights under any cument or. foture Law
which gives or purports to give Tenant any right to terminate or otherwise adversely affect this Lease and
the obligations of Tenant hereunder in the event of any such foreclosure proceeding or sale. Should
Tenant fail to sign and retarm any such documents within ssid fifteen (15) business day period, Tenant
shall be in default hereunder.



RTICLE 27 .

Within fifteen (15) business days following Landlord's written request, Tenant shall execute and
deliver to Landlord an estoppel certificate, in a form substantially similar to the form of Exhibit F
attached hereto. Any such estoppel certificate delivered pursuant (o this Article 27 may be refied upon by
any mortgagee, beaeficiary, purchaser or prospective purchaser of any portion of the Property, as well as
their assignees. Tenant’s failure to deliver such estoppel certificate following an additional two (2)
business dxy curs period after notice shall constitute a defanlt hercunder. Tenant's faiture to deliver such
certificate within such time shall be conclusive upon Tenant that this Lease is in full force and effect,
without modification except as may be represented by Landlord, that there are no uacured defaults in
Landlord's pecformuance, and that not more than one (1) month's Rent has been paid in advance.

m«umwm.mmmmwmmmmafmwmm i}
rm(mm;wﬁn(mqmmgmmmu,wmmmwmm .
. ":(MMbl@biﬁt‘oﬂwwpmvaloﬂhhnsBthtwauin including such modifications; .

lf.eonnwuon ctio whhhndlmﬂ'l Obtllmnloremm ing munnyﬁnmqn i gormud ‘ 7 l'formy

rovided such modifications are reasonable, do not increase the obligations of Teaant hevevader, or .

:  adversely affoct the leaschold estate created bereby or Tenant's rights hereunder. In the eveat of sny
"_defanit on the pert of Landlord, Tenant will give notice by segistered or cestified mail to any beneficiary

/' of a deed of rust or mortgagee covering the Premises or ground lessar of Landlard whoso address shail.

* have been fuimished o Tenant, and shall offer such beneficiary, mongages or ground lessor a reasonsble
.. cpportunity to cure the default (including with respect (o any such beneficiary or mortgages, time to
* - obtain possession of the Premises, subject (o this Lease and Tenant's rights hereunder, by power of salo or

v m&mlfo-echme.nfmchdmldwvemuytooﬁedam) s e

" Landlord covonants and agrees with Tenant that, upon Teatot pecforming all of the covenasits sad
provisions on Tenant's part-to be observed and performed uader this Leass (including payment of Rent
);Tmﬂpl]rhvy,ﬂnﬂghtmugmmwm‘mw‘hmmmm!mbjecuo‘,
the terms and conditions of this Lease as against all persons claiming by, throwgh or under Landlord, This

ARTICLE 31 - MISCRLLANEOUS PROVISIONS

‘311" Broker. Tenant represents that it has not had any dealings with any real estate broker,
: finder or- intermediary: with respect to this Lease, other than tie Brokers specified in the Sumenary.
. Tenant shall indemnify, protect, defend (by counsel reasonably approved in writing by Landlord) and
~ hold Landlord harmless from and against any and all claims, judgments, suits, causes of action, damages,
-~ losses, liabilities and expenses (incloding attomeys’ fees and court costs) resukting from any breach by
" Tenant of the foregoing representation, including, without limitation, any claims that may be asserted
protect, and hold Tenant harmiess from and against any and all claims, judgments, suits, causes of action,
damages, losscs, liabilities and expenses (including attomeys’ fees and court costs) resulting from any
other brokers, claiming (o bave represeated Landlord in connection with this Lease. The foregoing
indenmitics shall survive the expination or earlier tenmination of this Lease. ‘ Landlord shall pay to the
Brokers the brokerage. fee, if any, pursuant (0:a separate writien agreement between Landlord and

)

Brokers.

312 Governing Law. This Lease shall be governed by, and construed pursuant to, the laws
of the state in which the Building is located. Venus for any litigation between the partics hereto
- conceming this Lease or the occupancy of the Premiscs shall be initiated in the county in which the
Premises are located, Tenant shall comply with all governmental and quasi-govemments! laws,
ordinances and rcgulations applicable to the Building, Property and/or the Premises, and all rules and
regulations adopted pursuant thereto and all covenants, conditions and restrictions applicable to and/or of
mwmnmhmuwumsiu(mmy.-'wmm.u
“Laws").

313 Successors and Assigns. Subject to the provisions of Article 25 above, and except a3
otheswise provided in this Lease, all of the covenants, conditions and provisions of this Lease shall be
binding upon, and shall inure to the benefit of, the parties hereto and their respective heirs, personal



representatives and permitted successors and assigns; provided, however, no rights shall inure to the
benefit of any Transferee of Tenant unless the Transfer to such Transferes is made in compliance with
the provisions of Asticle 20, and no options or other rights which are expressly made personal to the
origind'l‘enmhueunderorinmyﬁdummmuhauiwkwmumlublebynnyme
other than the original Tenant under this Lease.

314 No Merger. The voluntary or other surrender of this Lease by Tenant or a mutual
termination thereof shall not work as a merger and shall, at the option of Landlord, cither (a) terminate
all or any existing subleases, or (b) operate as an assignment to Landlord of Tenant’s interest under any
or all such subleases.

315 Professional Fees. If either Landlord or Tenant should bring suit (or altemate dispute
resolution proceedings) against the other with respect o this Lease, including for unlawful detainer,
forcible entry and detainer, or any other relief against the other hereunder, then sl costs and cxpenses
incurred by the prevailing party therein (including, without limitation, its actual appraisers’, sccountants’,
mmrmyfandmhupmfeuimﬂleeummdmﬂm).duﬂbepddbylhcmhupmy.
including any and afl costs incumed in enforcing, pesfecting and executing such judgment and all
reasonable costs and attomeys® fees associaled with any appeal. Further, if for any reason Landiord
consults legal counsel ur otherwise incurs any costs or expenses as & result of its proper attempt to
enforce the provisions of this Leaso against Tenant, evea though no litigation is commenced, or if
commenced is not pursued to final judgment, Tenant shall be obligated to pay to Landlord, in addition to
all other amounts for which Tenant is obligated hereunder, all of Landlord's reasonable cosis and
mahmndhmnedionwiﬁmyathiududingw'fwshmmdmimdwim
any appeal.

31.6 Walver. The waiver by either party of any breach by the other puty of any term,
covenant or condition herein contained shall not be deemed to be 2 waiver of any subsequent breach of
the same or any other term, covenant and condition herein contained, nor shall any custom or practice
which may become established between the parties in the administration of the terms hereof be deemed a
waiver of, or in any way affect, the right of any party to insist upon the performance by the other in strict
accordance with said terms, No waiver of any default of either pasty hereunder shall be implied from
mympmmbyLamllonlordelimybmim(umeuumybe)owauuormhupaymu
due hercunder or any omission by the non-defanlting party (o take any sction on sccount of such default
if such defauht persists or is repeated, and no express waiver shal] affect defaults other than as specified
in said waiver. v

317 - Terms and Headings. The words "Landlord” and “Tenant” as used herein shall include
the plural as well as the singular. Words used in any gender include other genders. The Article and
Section headings of this Lease are not a part of this Lease and shail have no effect upon the construction
or interpretation of any part hereof. Any deletion of language from this Lease prior (o its execution by
Landlord and Tenant shafl not be construed to raise any presumption, canon of construction or
implication, incloding, without limitation, any implication that the parties intended thereby to state the
converse of the deleted language. The parties hereto acknowledge and agree that each has participated in
the negotiation and drafting of this Lease; therefore, in the event of an ambignity in, or dispute regarding
dwhuptaaﬁonof.mismmmwehﬁmoﬂhhm:hﬂmhmdvedbymymhof
interpretation providing for interpretation against the pasty who caused the uncertainty 10 exist or against
the drafisman.

318 Time. Time is of the essence with respect to pesformance of every provision of this
Lease in which time or performance is a factor. -

319 BusinessDay. A "business day" is Monday through Friday, excluding holidays obscrved
bytheUnidemuPosulSuvicemdnfummS:OOpmistothetitmmofthencipient.
Whenever action must be taken (including the giving of notice or the delivery of documents) under this
Lease during a cestain period of time (or by a particular date) that eads (or occurs) on & non-business
day, then such period (or date) shall be extended until the immediately following business day.

31.10 Payments and Notices. All Rent and other sums payable by Tenant to Landlord
hercunder shall be paid to Landlord at the address designated in the Summary, or to such other persons
and/or at such other places as Landlord msy bereafier designate in writing. Any notice required or
pemiuedtobcgivanhumdarmmbeinmiﬁmmdmyhﬁvenbypmomlddivety('mcluding
delivery by nationally recognized ovemight cousier or express mailing sesvice), of by registered or
certified mail, postage prepaid, retum receipt requested, addressed to Temant at the address(es)
designated in the Summary, or to Landlord st the address(es) designated in the Summary. Either party
may, by written notice to the other, specify a diffesent address for notice purposes. Notice given in the
foreguing manner shall be desmed given (i) upon confirmed transmission if sent by facsimile
transmission, provided such transmission is prior (0 5:00 p.m. on a business day (if such transmission is
nﬁus:mpmonnbuﬁmdaywisonnm-buimday.mnoticewillbedeeﬂndgivenonthe
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following business day), (ii) when actually received or refased by (he party to whom sent if delivered by
& carrier or personally served or (iii) if mailed, on the day of sctual delivery or refusal as shown by the
certified mail retum receipt or the expiration of three (3) business days after the day of mailing,
whichever first occurs.

31.11 Prior Agreements; Amendments. This Lease, including the Summary and all Exhibits
auached hereto, contains all of the covenants, provisions, agreements, conditions and understandings
between Landlord and Tenant concerning the Premises and any other matter covered or mentioned in this
Lease, and no prior agreement or understanding, oral or written, express or implied, pertaining to the
Premises or any such other matter shall be cffective for any purpase. No provision of this Lease may be
amended or added to except by an agreement in writing signed by the parties hereto or their respective
successors in intercst. The parties acknowledge that all prior agreements, ropresentations and
gegotistions arc deemed superseded by the execution of this Leass to the extent they are not expressly

31,12 Separabiliiy, - The invalidity oc unenforcebility of any provision of this Lease shall in
no way affect, impair or invalidate any other provision keveof, and such other provisions shall remain
valid and in fullforce and effect o the fullest extent permitied by baw. -~~~

- f.’i!l".lfinmtﬂlni.(:

memocandam of this Lease. -

e 3Il4Aemrd and Satisfaction. No payment by Tenant or éceipt by Landiord of 4 lesycr
amount than the Rent payment herein stipufated shall be deemed ¢o be other than on sccount of the Rent,

- mrdlﬂlsny,endommmormmnentonmydnek«aijlmmmyiuinyéhukor’p.yml E

* -ag Rent be deemed an accord and satisfaction, and Landlord may sccept such check or payment without
 prejudice to Landlord's right to recover the balance of such Rent or parsuc any other remedy provided in
this Leags. Tenant agrees that éach of the foregoing covenants and agrecments shall be applicable to any

3115 Finuncial Statemeats. Upon ten (10) days pior wriitea fequeat from Landlord (which

Landlord may make at any time during the Term includiag i consection with Tenant's exerciso of any

Option in this Lease, but no more often that two (2) imes in any caleadar year, other than in the eveat of
a default by Tenant during such calendar year or the exercise of any Option in such calendar year, when

such fimitation shall not-apply); Tenant shall deliver to Landlord (a) a cusrent finanicial statemeat of

Tenant and any guarantor of this Lease, and (b) finencial statements of Tenant and such guarantor for the

two.(2) years priur to the cusent financial statement year. ‘Such statements ‘shall be prepared in

accordance with generally acceptable accounting principles and certified as trus jn all material respects

by Tenant (if Tenant is an individual) or by an authorized officer, memberfmanager or gencral partuer of
Tenant (if Tenant is'a corporation, limited liability company or partnership, respectively), This Section
31.15 shall ‘not apply-to the originally-named Teoant hereunder, nor 10 any successor tenant if soch
mmunpmmwmmyormuy T el ‘

. Tonant in the conduct of its business, or othorwiss, or joint veaturer o & member of a joint enterprise

- with Tenant by reason of this Lease. -

¥

" 3117 Worce Majeure. If ither party hereso shall be delayed or biadered in of preveated from
 the performance of any act required heretnder by reason of strikes, lock-outs, Iabor troubles, inability to
procure materials, failure of power, govemmentsl moratorium or other governmental action or inction’

(incloding, withowt limitation, fuilure, refosal or delsy in issuing pemits, approvals - andor
suthorizations), -injunction or- court -order, ciots, insumection, war, temorism, bicterorism, fire,
carthquake, inclement weathér including raia, flood o other natural disaster or other reason of a fike
natare not the fault of the party delaying in performing work or doing acts required under the terms of
this Leasc (but excluding delays due to' financial inability) (herein collectively, "Force Majeure
Delay(s)"), then performance of such act shall be excused for the period of such Force Majeure Delay
and the period for the performance of any such act shall be extended for a period equivalent to the period
of such delay. The provisions of this Section 31.17 shail not apply to nor operate to excuse Tenant from
thmmndeﬁlmeRcmwmywﬁomlRutanyodummmlyhm
with the terms of this Lease.

31.18 Counterparts; Electronic Dellvery. This Lease may be executed in one or more
counterparts, each of which shall constitute an original and all of which shall be one and the sams
agreement. An executed counterpart of this Lease transmitted and received by facsimile, e~mail or other
duuwicdelivuyﬂmlbedeemdfwdlpmbbemmiﬁw.umdmupmhcmﬁ

Neither Landiord ‘nor Teaant shall record this Leass or a short form

covenant or agreemeat cither expressly contained in this Leasc of imposed by any statute ot at common-

3!!6Nol'am|'ahlp Mlmdwmnmmwfwwwmmawumd



31.19 Nondisclosure of Lease Terms. Tenant acknowledges and agrees that the terms of this
Lease are confidentia) and constitute propristary information of Landlord. Disclosare of the terms could
adversely affect the ability of Landlord to negotiate other leases and irnpair Landlord's relationship with
other tenants, Am{mdy.meMiumdiupaMofﬁmxdim.w«m
members, managers, employees, agents and attomneys, shall not intentionally and voluntasily discloss the
terms end conditions of this Lease to any newspaper or other publication or any other tesant or spparent
pmspeclivemmohlnBuildingototbapmiononherpmy.onulmwt.eiMdimulyu
hﬁmly.wi&omuwpﬁwwﬁammmlofm&md.pmﬁded.howw.MTmmydiulm
the terms to prospective sublenants or assignees under this Lease. This Section 31.19 shall not apply to
the originally-named Tenant heseander, nor to any successor tenant if such successor is a governmental
agency or entity.

3120 Tenant’s Authority. If Tenant exccutes this Lease as a partnership, corporation or
limited Kability company, then Tenant and thic persons and/or entities executing this Lease on behalf of
Tenant represent and warrant that: (a) Tenant is a duly organized and existing pastuership, corporation or
limited Giability company, as the case may be, and is gualified to do business in the state in which the
Building is located; (b) such persons and/or entities executing this Lease are duly authorized to execute
and deliver this Lease on Tenant's behalf; and (c) this Lease is binding upon Tenant in accordance with
its terms. ‘Tenant shall provide to Landlord a copy of any documents reasonably requested by Landlord
evidencing such gualification, organization, existence and authorization within ten (10) days after
Landlord's request. Tenant represents and warrants to Landlord that Tenant is not, and the entities or
individuals constituting Tenant or which may own or control Tenant or which may be owned or
controfied by Tenant are not, (i) in violation of any Lawa relating to terrorism or money laondering, or
(i7) among the individuals or entities identified on any list compiled pursuant to Executive Order 13224
for the purpose of identifying suspected temorists or on the most current list published by the U.S.
Treasury Depmtment Office of Foreign Assets Control at its  official  website,
hitp/fwww ireas.goviofaciflsdn.pdf or any replacement website or other replacement official publication
of such fist.

3121 Joint and Several Lisbility. If more than one person or entity execules this Lease as
Tenant: (8) each of them is and shall be jointly and severally liable for the covenants, conditions,
provisions and sgreements of this Lease to be kept, observed and performed by Tenant; and (b) the aci or
signature of, or notico from or 1o, any one or mare of them with respect to this Lease shall be binding
upon each and all of the persons and entities executing this Lease as Tenant with the same force and
effect as if each and all of them had so zcted or signed, or given or received such notice.

31.22 No Option. The submission of this Lease for examination or execution by Tenant does
not coastitute a reservation of or option for the Premises and this Lease shall not become effective as a
Lease unti! the fina) lease has been approved by any and all Mortgagee(s) and it has been executed by
Landlord and delivered to Tenant. )

3123 Options and Rights in General. Any option (each an “Option” and collectively, the
"Options™), including without Jimitation, any option to extend, option to tesminate, option to expand,
right 1o lease, right of first offer, and/or right of first refusal, granted to Tenant is personal to the eriginal
Tenant executing this Lease or a Permitted Transferee and may be exercised only by the original Tenant
executing this Lease while occupying the entire Premises and without the intent of thereafier assigning .
this Lease or subletting the Premises or a Permiited Transferee and may not be exercised or be assigned,
voluntarily or involuntarily, by any person or entity other than the original Tenant execnting this Lease
or a Permined Transferee, The Options, if any, granted to Tenant under this Leass are not assignable
separate and apart from this Lease, nor may any Optlon be separuted from this Lease in any manner,
either by reservation or otherwise. Tenant will have no right to exercise any Option, notwithsianding any
provision of the grant of option 1o the contrary, and Tenant's exercise of any Option may be nallified by
Landlord and decmed of no fusthes force or effect, if (i) Tenant is in defanlt under the terms of this Lease
(or if Tenant would be in such defeult onder this Lease but for the passage of time or the giving of notice,
ar both) as of Tenant's exercise of the Option in question or at any time afier the exercise of any such
Option and prior to the commencement of the Option event, (ii) Tenant has sublet all or more than fifty
percent (50%) of the Premises except pursuant to o Permitted Transfer, or (iif) Landlord has given
Tenant two (2) or more notices of default, whether or not such defaults are subsequently cured, during
amy twelve (12) consecutive month period of this Lease. Each Option granted to Tenant, if any, is
hereby deemed 8o economic term which Landlord, in ite sole and absolute discretion, may or may not
affer in conjunction with any future extensions of the Term.

{NO FURTHER TEXT ON THIS PAGE; SIGNATURES ON FOLLOWING PAGE]



IN WITNESS WHEREOF, Landlord and Tenant have caused this Lease to be executed the date
first above written,

Tenant:
CITY OF LONG BEACH, , _
a Assistant City Manager

By:
Name:
Title:

_ EXECUTED PURSUANT
_ 70 SECTION 301 OF
- THE GITY" CHARTER.

. (SIGNATURES CONTINUED ON FOLLOWING PAGE] -




Landlord:

PACIFIC PLACE OFFICE LLC,
a Delaware limited liability company

By JUPITER B-II LLC, a Delaware limited liability company
Tis Member

By JUPITER ADVISORS LLC, a California limited liability company

Its Nhg:r

By . "~
_Edmond F.St. Geme'
* IsManagingMember ...

-31.
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EXHIBIT C
WORK LETTER

L TENANT IMPROVEMENTS. As used in the Lease and this Work Letter, the term “Tenant
Improvements” or “Tenant Improvement Work"® means those items of general tenant improvement
construction skown on the Final Plans (described in Section 4 below).

2 WORK SCHEDULE. Within ten (10) days after the execution of this Lease, Landlord will
deliver 10 Tenant, for Tenant's review and spproval, a scheduls ("Work Schedule™) which will set forth
the timetable for the planning and completion of the installation of the Tenant Improvements and the
Commencement Date of the Lease. The Work Schedule will st forth each of the various items of work
to be done or approval 10 be given by Landlord and Tenant in connection with the completion of the
Tenant Improvements. The Work Schedute will be submitted to Tenant for its approval, which approval
Tenant agrees not to unrcasonably withhold, and, ence approved by both Landlord and Tenant, the Work
Schedule will become the basis for completing the Tenant Improvements. All plans and drawings
required by this Work Letter and alt work performed pursuant thereto are to be prepared and pecformed in
accordance with the Work Schedule. Landtord may, from time to time during construction of the Tenant
Improvements, modify the Work Schedule as Landlord reasonably deems appropriate. If Tenant fails to
approve the Work Schedule, as it may be modified after discussions besween Landlord and Tenant within
five (5) business days afier the date the Work Schedule is first received by Tenant, the Work Schedule
shall be deemed to be approved by Tenant as submitted or Landlord may, at its option, terminate the
Lease upon written notice to Tenant.

3. CONSTRUCTION REPRESENTATIVES. Landlond hereby appoints the following person(s)

as Landiord’s represcatstive ("Landlord's Representative®) to act for Landlord in all matters covered by
this Work Letter: Tender Baldwin,

Tenant hereby appoints the following person(s) as Tenant's representative ("Tenaut's Representative”)
o et for Teoant in all mamers covered by this Work  Letter

All communications with respect (o the matters covered by this Work Letter arc (0 be made to Landlord's
Representative or Tenant’s Representative, as the case may be, in writing in compliance with the notice
provisions of the Lease. Bither party may change its representative under this Work Letter at any time by
written notice 10 the other party in compliance with the notice provisions of the Lease.

4.  TENANT IMPROVEMENT PLANS.

(2)  Preparation of Space Plans. Landlord shall reimburse Tenant up to $0.12 per rentable square
foot of the Premises for the cost incurred by Tenant for Tenant’s architect to prepare preliminary space
pllmfwdnhmdﬂnhenimmﬂm').whichSpanelemamhedmmislmu
Exhibit G. ﬂwSpluthdmildnudﬁtmﬂduignofdemnﬁmmdhyoutofﬂme
lmpmvmkdueinmdlnwbmmmwdbybothl.wdlmddemm.

®) of Final Plans, Based on the approved Space Plans, and in xccordance with the
Work Schedule, Tenant's architect will prepare complets architectural plans, drawings and specifications
and complete engincered mechanical, structural and electrical working drawings for all of the Tenant

for the Premises (collectively, the “Final Plans®) pursuant to a contract executed by
Landlord with such architect. The Final Plans will be submitted to Tenant for signature to confirm that
they are consistent with the Space Plans. if Tenant reasonably disapproves any aspect of the Final Pians
Mwwmmﬁmmwmrmmmmwmmwﬁmofm
WﬂhmwmwmfmmMinﬂmWo&Wﬂa In accordance
with the Work Schedue, Landlord will, subject to Section 4(c) below, then canse Tenant's architect to
Muiptheﬁndﬂmhwwlﬁngdwmidommwmblquumedbyhum“ummm
Final Plans consistent with the Space Plans.

© Requirements of Tenant's Final Plans. Landlord will not unreasonably withhold its consent to
chmpshhﬁml?hmmmdby?mﬂmﬁdedlhe?mdﬂm&nmhed.wﬂk @ be
wmmmwmmmmmmmudquimdmmaman
be consistent with the Building standards set forth in writing by Landlord (the “Standards®) or of at least
equal quality as the Standards and approved by Landlord; (ili) comply with all applicable Laws,
ondinances, rules and regulations of all govemmental authorities having jurisdiction, and all applicable
inmnmmguhhnsﬁv)numqmnuﬂdingmbeymdmehvdnmnymﬁddmm
tenants in the Building and will not overioed the Building floors; and (v) be of a nature and quality
consistent with the overall objectives of Landlord for the Building, as determined by Landlord in its
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reasonable but subjective dlsctcuou.'l‘emm Improvements shall be constructed pursuant to all applicable

governmental codes in effect at Lease Commencement, including, but not limited to Americans with
D:ub:htyAcuegulauouundﬁleaufuyeods.

(d)  Submittal of Final Pians, OlmlmovdbymﬁlmddemTaum‘smhxmwm
wbmﬂmeﬂthhdwapmmmmmemfwﬂmMngmdﬂninumoh
building permit. Tm;mmwnmw:mpmwmmbwdmmwmeFmﬂPm
which are requested by the applicable governmental anthorities 1o obtain the building permit. Afes
approval of the Final Plans no further changes may be made without the prior written approval of both
laldlwdmdfumnumdmmoﬂymuwbmiwmmymmn-Mngﬁnmme
design and/or construction of such changes. Mmhaebymowledpummymchchmmmllbc
subject (o the terms of Sections 7 and 8 below. “Landlord’s spproval of the Final Plans shall create no
lub:luyormmonublﬂtyonthepmofwdbtdfwdwmpletemofuxhphmorlhurdulm
mfﬁmyoroomplmwnhbm. e

() c«m;-nmm.ndmmsmn. mﬁndmmdnllbebldforbythreca)
licensed genieral contractors. hnﬂmduﬂTmMmﬂyuhadwwmnlngmmhndwd
shaﬂm&mmmecmmwmdnmm S

5 P ENT FOR : IMPR IMENTS Lmdludshnllpayforlhemoflll,
, Teum[mymnmeﬂWodgindndmgbmnﬂthbﬂudﬁhmnlmWondmwmp.
* cngineering and structuci) drawings and construction management sesvices, covered by the version of the
: ,mmmmwwwmm»mmmmzmum
Mwwlmmfwdemmzfmmm«mmwﬁedmmth ,
‘,Phns.llneoaofwhtch:bnllbeplldbmilbLlndlud:Mpmﬂyummdplof )

 invoices therefor. 1f, after the Final Plans have been so approved, Tenant requires any changes or =

substitutions to the Final Plans, any additional costs relsted thereto including the fee for Landlord's
contractor and Landlord's standard five percent (3%) fee for the construction manager associated with the
supervision of such changes or substitutions are (o be paid by Tenant to Landlord within five (5) business
" ‘days after invoice therefor.” Any changes to the Final Plans will bé approved by Landlord and Teaant in
the manner-set forth in Section 4 abowe. - Landlord will have the right (0. decline Tenant's request for &
7 chmgeblheﬁnﬂﬂmsﬁwchdlmpmhmndmmmwﬁmd&cﬁm4abonm1r0e
'chmpwwunamablyddnymmkaofmﬂmmmmdmeammbm'
ofthouue

STR E L IME EMENTS. Unnl'l‘mapptovalhe?mll’!m
udlmdmllhmﬂumouumbmmemmofmyofﬂwmmﬂmm‘
- Following Tenant's approval of the Final Plans and upon Tenant's psyment of any amounts reqitired under

Mmhbovahndlﬂscommwﬂmnddiﬁgmdymmmmmmmofﬂw
Tenant Improvements, subject to Tenant Delays (ndmihd In'Section 8 below) md Force Mnjeum
Dellyl(udumhedeemon9below) ‘ : i

Llndlotdshllcomplywhhm&lifmhborcwmlmmxdingmepymofpmvuﬁng
mhhwwmwﬁnﬁWMWTmtmwdl
‘clum.lm.lhbnlmumffuedbyTuminmmonmwﬂlmﬂ‘sﬁﬂmwcomply

= "mofthclmemlleommaweonthedue(tho
Cmmmh')whwhisme/wﬁeof (i) the date Tenant moves into the Premises to
mwmdiummhmwmmumhmu.m(ﬁ)uum&nmm
have been mhunaﬂymkkd’(udd’mdbebwrmidﬁ.hom that if
mhunddwmlouonofdnTmhmmmhddaydsamnofmyﬁmDahy:dmbed
mSowonaww.MlthmmDucumumuwbunwammm
mmﬂﬁfﬂ)mﬂbemlemdbymmofdapofmrmnehya ‘

®) sumudmummm prmpuuofSeeuouKa)(‘u)lbow.tbeTeum
Improvements will be deemed (o be “substantially em!ehd‘when!.mdluﬂ:(a)isnblelopnwlde
Temmwhmnbhmwlbemnd(b)hswm:mmdlotﬂnnm
Improvement Work required to be performed by Landlord under this Work Letter, other than minor
"punch-list” type itoms and adjustments which do not matesially interfers with Tenant's access to or use of
the Premises.  Within ten (10) days after delivecy of the Premises to Tenant, Tenant and Landlord will
conduct a walk-through inspection of the Premises and prepare a written punch-list specifying those
punch-list ilems which require completion, which items Landlord will thereafter diligently complete.

()  Dellvery of Possession. Landlord agrees to deliver possession of the Premiscs to Tenant when
the Tenant Improvements have been substantially completed in accordance with Section (b) above. The
parties estimate that Landlord will deliver possession of the Premises to Tenant and the Term will
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commence on or befare the Bstimated Commencement Date set forth in Section 1.6 of the Summary.
Landlord agrees ta use its commercially reasonshie efforts to cause the Premises to be substantially
completad on or before the Estimated Commencement Date. Tenant agrees that if Landlord is unable to
deliver possession of the Premises to Tenant on or prior to the Estimated Commencement Date specified
in Section 1.6 of the Summary, the Lease will not be void or voidable, nor will Landlord be liable to
Tenant for any loss or damage resulting therefrom. i

8 TENANT DELAYS. For parposes of this Work Letter, “Tenant Delays” means any delay in the
completion of the Tenant Improvements resulting from any or all of the following: (a) Tenant's failure to
timaly parform any of its obligations pursuant to this Work Letter, including any failure to complete, on
or before the due date therefor, any action item which is Tenant’s responsibility pursuant to the Work
Schedule delivered by Landlord to Tenant pursuant to this Work Letter; (b) Teaant's changes to Space
Plans or Final Plans after Landlord’s approval theseof; (c) Tenant’s request for materials, finishes, or
installations which arc not readily available or which are incompatible with the Standards; (d) any delay
of Tenant in making payment to Landlord for Tenant’s share of the work cost, if any; or (e) any other act
or failure (0 ast by Tenant, Tenant's employees, agents, architects, independent contractors, consultants
and/or any other person performing or required to perform services on behatf of Tenant,

9.  FORCE MAJRURE DELAYS. For purposes of this Work Leiter, “Force Majeure Delays”
mmmmyinmmmdmumhmmwmhkhymdﬂwmh
eowolofuudloudorTmnl.nﬂnmmybe.uduaﬁndinmzl.ﬂofdwswws

10.  FREIGHT/CONSTRUCTION ELEVATOR. Landlord will, consistcat with its obligation to
mmmmmm;uwmm.mmwmcﬁm*m
mmuyamwbmemhmmnwiﬁhiﬁdmmukMMmﬁuinlothe
Presmises. Temwwmmmmmﬁgdhwmmelm.ifm
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EXHIBITD

NOTICE OF LEASE TERM DATES
Date: |
To:
Re: dated ('Lme')bymdbetween "
("Landlord™), and _ ,a
("rewu')fordwmmeomlymu. : B
=("Premises”).
Dear:

mmmmmmmwwnmm«mﬁmumm. .

j'mn'l‘emmlluwcep(edmdummmonbehemmmduknowledgesmofollowmg:

¥

' . '.} .‘gj;,mulnwmdmmulwqw”ynmmunmcomce(d)on
',,V'—;uldmmpnyab!cmmmmmefoum;mw s

Momhlz BaseRent ' .
" $00,000.00

.' 3 ‘. Ll
By: _ By:_
Print Name; “Print Name:
Its: “Itge

By

Print Name:

hs;
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EXHIBITE
RULES AND REGULATIONS

L Tenant shall not place anything or allow anything to be placed near the glass of any window,
door, partition or wall which may appear unsightly from outside the Premises. No awnings or other
projection shall be attached to the outside walls of the Building withowt the prior writien consent of
Landiord. No curtains, blinds, shades or screens shall be attached to or hung in, or used in connection
with, any window or door of the Premises, other than Building standard materials, without the prior
written consent of Landlord.

2 Tenant shall not obsiruct any sidewalks, balls, passages, exils, entrances, elevators, escalators or
stairways of the Building. The halls, passages, exits, entrances, elevators, escalators and stairways are not
for the general public, and Landlord shall in all cases retain the right to control and prevent zccess thereto
of all persons whose presexce in the reasonable judgment of Landiord would be prejudicial to the safety,
character, reputation and interests of the Building: provided, that nothing herein contsined shall be
eonstruedwpevmtmchmbmwhhwhommymmmnﬂlydedslndumdlmrycm
of its business, unless such persons are engaged in iflegal activities. Tenant and no employee, invitee,
mlimeeoremmotof'l‘mslnllpuponorbeeuﬁtledmuumypmﬂonofﬂnmfofﬂw
Building without the prior written consent of Landiord.

3. Tenant shall not cause any unnecessary janitorial abor by carelessness or indiffesence 1o the good
order and cleanliness of the Premises. Landlord shalf not in any way be responsible to Tenant for loss of
pmpﬂymﬂn?mhu,hmmoemﬁngafwmmwhumﬁpmpmybymyjmhmw
any other employee or any othes person.

4. Landlord will fumish Tenant, free of charge, with two keys to each door lock in the Premises.
Landlord may impose a reasonable charge for any additional keys, Tenant may not make or have made
addiliounllreys.andTumudnllnoulu'lnylockorinunllnnewadditicmllockorbollonanydowor
window of its Premises. Taum.lponumiuﬁoaoﬂummy.duﬂde!lmwundlotdlhebysofm
dmwhichbawbwnfnmidmdm.wubuwbmmdhmi&md.hdmamofbudwy
bys.sbnllpayhndlordlmcouofmphchglhemuofdmginglhalockorlocbopenedbywch
lost key if Landlord shall deem it necessary to make such change.

5. No machines other than standard office machines, such as typewriters and calculators, photo
mmmummmmwmgmmmwwmmu
used in the Premises without the approval of Landlord.

6 Tenant shall not place a load upon any floor of the Premises which exceeds the load per square
foot which such floor was designed to carry and which is allowed by Law. Landlord shali have the right
wpm’beﬂnmight:hmdﬂhndlﬂeqﬁmmk.fwnimwmmbmm
into the Building. Huvyobjeas,ifwebobjacumwmiduednmrybmil.ndmmﬁnedby
Landluﬂ.shdlewehpanMmdhyLmﬂoﬂmbemmpmpuiydimibm
the weight. Busineumchimmdmchmhlequipmmwlﬁchmemiuorvibmﬁonthumybe
transmitted to the stracture of the Building or to any space therein to such a degree as (o be objectionable
mLmdMMIhﬂmdeﬁnﬁdMTmuMummﬁhﬁm:ﬂMu
other devices sufficient to eliminate noise or vibration. Landlord will not be responsible for loss of, or
dmm.mymhequimuoﬁammyﬁmnmymmlalldnmgodmetollwnnildlngby
unhminingmmﬂngmehequipuuuwmmpmydnnhenpdmdudwexpennoﬂenm

7. Tmm;haﬂnuunwbephhhuﬁmwmw.mlineorinﬂambleor
combustible fluid or material other than those limiled quantities necessary for the operation or
maintenance of office equipment. Tenant shall not use or permit to be used in the Premises any foul or
noxiwsplormbmnca.orpemitonlhwﬂwhmisuwbempiedoruwdhnmnnuoffemivcor
objeeﬁomhlemundlmdbymofmia.odonwﬁhnﬁougmthdlﬂnmbﬁnginloorkeepiuor
about the Premises any birds or animals. )

8. Tmmwaummmymuhodofmgummdiﬁmmgmmmumppluwme
Premises by Landlord.

9, hndlotdmﬂuﬁ;hﬁvmthuhﬁme.inlmdl«d‘awlcmdmmu_d'waﬁon.
exercisable without prior notice and without liability to Tenant, to: (2) name or change the name of the
Building or Property; (b) change the address of the Building. and/or (c) install, replece or change any
siyu;n.onorabmﬂﬂwhupaty(uwptfw'l‘mt’uipu.ifw.whichmexpmsslypunﬁuedbylho
Lease).
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10. Iadludmmddnmmhdeﬁomlhenmldm;betweenlhehounowmp.m.ndrw
mmwmdnmhuMBuyhmﬂyuwwhmdmwumbyhnmmwmm
hdMny;nymmhuMmuhwnbdumnmmhywmdwofmnmkﬁngm
has o pass or is propecly ideatified. Moﬂlhnﬂnﬂbelubhfordnmmformymwﬂhmptdb
the admission to or exclusion from the Building of any person. Tenant shall be responsible for alt persons
foermtnqmmndMlbeWemLmdlmdfounmofmhmm Landlord reserves
the right to prevent access to the Building in case of invasion, mob, riot, public excitement or other
commotion by closing the dooss or by other appropriate sction.

. mbﬂdmmmmmmhmmhaupmmwdlmbeudfamy
oﬂwrduuﬂmfwwbwhmeymmmmd.mdnofommmbsmﬁmykmd
wbmoevershdlbedumm :

12 Tmthnmhmnwmwmmlwdm«mdmmwomfw
extesior walls of the Building without the prior written consent of Landlord. Tenant shall not intesfere
mwowmmum«mﬁmuhmenuilﬁn'wemm

Bxcepusexpmdypamdhdleluuﬂmuwlmlmk.dnnndls.saewordnllm
mmmmmwmm«amt ormanymydefaosﬂw?mnimoruypn
’ mefuwpiwwmnﬂmﬂm Tmmwmyduwmlungﬁum

:noncompﬂnncemdeﬂhsmle.

‘ 514 Tmmummhmmmmmmmhmmmr«mnm;u
- Property. Tmﬁlmﬂmmmmm«mlemymdwmhmbewof’ i

' “in the ordinary and customary manner of trash and garbage disposal. Mlmmmﬁw

A ,"':Mluuﬂemmduumﬁdum:mwwmmummmbymm

Olludmupummddswhuomﬂuuue.ﬂmhmimshll mtbemdforlhewd
mhandmbddfunbmhgnnlpaﬂic.orfwlodgnsofmym No cooking shall be done or

) tpemlmd Tmoudwmm'mmby’l'mmofumw

Y Laborstosy-approved
equipment m;mu.mmmmmmwmumumumm
microwave shall

: redenl mcmmymdehthn.eodu aﬁmm.mkswdmulaum -

16. Mﬁaﬂmmmwmmwmnofdwmum&mymuu&m \

umeeqnippedwithmhb«nmu\dsﬂcmmds.ummwﬂwin eqnipmnl.ndlud :

mynppwvc. Tenmdnﬂnmbnumyodmvehklaofanyundimunnlld'mg.

' l‘l.__,, TemMmmdumdﬁeBuldmgmcomuﬁonwﬂh orinpmmotingondmﬁm(.-

lhebnsuneunt"rmwptfor‘l'eu\fsm

18. Temmamdﬂuﬂnﬂwmplymﬁdlfmnﬁmnlymgﬂmomﬂmmyhumﬁm
dmwﬁmbyhﬂ&d.andhmalnduﬂmdeundlml with the nams of a designated

responsible employee 10 représent Teaant in all matters pertaining to such fire or security regulations.
L Tmﬁnﬂmﬂyu&hﬂuﬂhuﬂmmnyﬁuwﬂu&uwm

 |9 Tmm:mmmymmmﬁhﬁlyprmngnshmﬁmnMMﬁ'

“".\pilfenp. Mmﬁl&ydﬂlmmmlmmmmﬁmmlh

2. hmllmlmtlundu i
chlhﬁwuu.iniumumy&mdmwmbemdedformy security, care and cleanliness
of the Building or Propesty and for the preservation of good order therein. Tenant agrees to abide by all
mmumﬁmmmwmmummmmmmum

2. menﬂbmformmofdlohhfomhgmhbyhm%m

7 Tmmduﬂmhyﬁuolam.ﬁh.cmoralmnmh:ﬂmcovuinuoﬂm&emﬁdlbe
affixed to the {loor of the Premises in any manner except by a paste, or other material which may casily
be removed with water, the use of cement or other similar adhesive matecials being expressly prohibited.
The method of affixing any such linaleum, tile, carpet or other similar floor covering shall be subject to
the approval of Landlord. The expense of repairing any damage resulting from a violation of this rule
shall be bome by Tenant,

23.  Tenant shall not without Landlord's consent, which may be given or withhald in Landlord's sole
mmudmmn.mﬁshup.ormwnﬁm ammunition, or weapons or
explosives of any kind or nature at, on or from the Premises.

EXHIBIT E
2

(Poiing]

pmﬂdedmnunheqﬂpmmanduuuhmmmwhhaqulubb

0 mmwmummmmm -



PARKING RULES AND REGULATIONS

In addition to any parking provisions contained in the Lease, the following rules and regulations shall
apply with respect to the use of the Propenty’s parking facilities. :

L Every parker is required to park and lock hig/her own vehicle. All responsibility for damage to or
loss of vehicles is assumed by the parker and Landlord shall not be responsible for any such damage or
loss by water, fire, defective brakes, the act or omissions of others, theR, or for any other cause.

2, Tenant shall not park or permit its employees to park in any parking areas designated by Landlord
as areas for parking by visitors to the Property, except that Tenant shall be allowed to puk its
handicapped trunspost vehicles in spaces designated for handicapped visitors, subject to availability.
Tenant shall not leave vehicles in the parking arcas ovemight nor park any vehicles in the parking areas
other than automobiles, motorcycies, motor driven or non-motor driven bicycles or four wheeled trucks,

3 Parking stickers or any other devics or form of identification supplied by Landlord as a condition
of use of the parking facilities shall remain the propeny of Landlord. Such parking identification device
must be displayed as requested and may not be mutilated in any mannes. The serial number of the
parking identificstion device may not be obliterated. Devices are not transferable and any device in the
possession of an unauthorized holder will be void.

4, No extended term storage of vehicles shall be permisted.

5. Vehicles must be paried entirely within painted stall lines of a single parking stall.
6. All directiona! signs and arrows must be observed.

7. The speed limit within il parking arcas shall be five (5) miles per hour.

8. Purking is prohibited: (a) in arcas not striped for parking; (b) in aisles; (c) where “no parking”
signs are posted; (d) on ramps; () in cross-hatched areas; and (f) in reserved spaces and in such other
areas as may be designated by Landlord or Landlord's parking operator.

9. Loss or theR of parking identification devices, if any, must be reported to Landlord’s propesty
mmguiunwdiudy.wabnundumponmbeﬁledbyﬂnTmcrwofmdlpﬁking
identification dovice at the time. Landlord has the right to exclude iy vehicle from the parking facilitics
that does not have an identification device.

10.  Any parking identification devices reported lost or stolen found on any unauthorized car will be
confiscated and the illegal holder will be subject to prosecution.

I1.  Washing, waxing, cleaning or servicing of any vehicle in any area not specifically reserved for
such purpose is prohibited.

12 The parking operators, managers or attendants, if any, are not authorized to make or allow any
exceptions to these rules and regulations.

13. - If the Lease terminates for any reason whatsoover or if Tenant's right of possession of the
Premises is terminated after a Default, Tenant's right to park in the parking facilities shall terminate
concumrently therewith.

14.  Landlord reserves the right to modify and/or adopt such other reasonable and non-discriminatory
rules and regulations for the parking facilitics as it deems necessary for the operation of the parking
facilities. Landlond may refuse to permit any person who violates these rules to park in the parking
facilities, and any violetion of the rules shall subject the vehicle to removal, at such vehicle owner’s
expense.

15.  Tenant shall not permit any parking by its employees, agents, sublenants, customness, invitees,
concessionnires or visitors on the streets survounding the Premises in violation of any ordinances or
postings by any public anthorities having jurisdiction.

16.  Temant's parking spaces shall be used only for parking by vehicles no larger than pormmally sized
passenger sutomobiles, vans and sport utility vehicles. Tenmnt shall not permit or allow any vehicles that
belong to or are controlled by Tenant or Tenant's employees, suppliers, shippers, customers or invitees to
be loaded, unloaded, or parked in arcas other than those designated by Landjond for such activities. If
Tenant permits or allows any of the prohibited activities described herein, then Landlond shall bave the
right, in addition to such other rights and remedies that it may have, to remove or tow away the vehicle
involved and charge the cost thereof to Tenant, which cost shall be payable by Tenant upon demand by
Landlord.
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EXHIBIT F

ESTOPPEL CERTIFICATE

'l.:mdusiped('l‘uunt')hﬂ'ebycaﬁﬁuw ("Landlord™),

, a3 follows:

1. Atached hereto is a true, comect and complets copy of that certain Leass dated
between Landlocd and Tenant (the "Lease”), for the premises commonly known as
_ (the *Premises™). ‘The Lease is now in full forco and effect
andhumbenmded.mdiﬁedormpphmted.exwptuafaﬁmWSbem

2 ‘l‘hmmol'melmeoumcedon
3 mumoflhelnnsumtlyuheduledtoexpimon

‘-—'

-—

4 Tmbumouawmwwmaddw?mofﬂwlunem

Tauntlusuopmfmnml nglumwmhmduhmmmormypmionofdnnmldium

'l'llel.enelus:ammlOno)

- ) notbenmded.modiﬁad,mpplmwd,emnded renewed or

m i
(.7 ) . ‘been amendod, modified, supplemented, extended, mnewedousdpedbytbefollowing
duuibedaymmcopiuofwhnchmmhedhuuo ‘

1 Tmuhsmpmdmdunowmpommofthehmmdlmwmbbt,WW

mubeteddwuue.dwheaumormyponmthmfmntoum

8 The ‘cument nuéf.nem is §

:-':[‘lheamonmofmmydepom(it'my)us : Nooﬁmmnitydepoduhave
ID. Allmnl plynblebmithvebeu\wdmﬁlllnoﬂbemmf. Noumundet

lbhmhuhmpmdfwmlhmlhmy(m)dnysiudwweofmdnedm.

" Aﬂwukmquhedwbep«fonmdbyunamdunduhmhubunmwwmm
wuptedbyl‘enmmdlllmimpmvemunanowmhvcbmmd in full “excopt

1 Aso'fundmbgeof.Tmmmuwmpfmydefmlsoummdwmmm'

- uapt i i
‘|3 Asofthedmluaof Mmmdefauluonlhepanofﬁnmnudaiblm.

14, Tmh:mdcfenuummoblipmmderdnwsemdchumnon&oﬁummmm
against Landlord. o

=

15. Tmlumudulomym(mﬁlwothmdn)orﬂmluwmpm in connection
whm;ﬂnspwekmphs.eumptuexmlypmvldedmmelm

16. Anmmmuedofreummﬂwwmbewmvmdbyhmuﬂmmm
have been paid.

17.  Thero has not been filed by or against Tenant a petition in bankrupacy, voluntary or otherwise,
any assigament for the benefit of creditors, any petition seeking reorganization or arrangement under the
beniauptcy laws of tho United States or any state thereof, or any other action bronght pursnant to such

bankruptcy laws with respect to Tenant,

18. Tummmdu“dhﬂundaﬂwlmmmmmdmddmmhumykmupof
any other person who has any right to such reats by collateral assignment or otherwise.
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The foregoing certification is made with the knowledge that
uabomm[ﬁmdnlonnloLmdlmdorpumhmmeBmldmgfmmhndloxd].andM
is relying upon the representations hereln made in {funding such loan

or purchasing the Building].
Dated: —
"TENANT" l
By: :
Print Name: ;
1“ N
!
|
{
i
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.
AllWest

Juno 8, 2018

Pacific Placa Offica LLC
c/o Mr. Kally Claussen
222 W, 6th St., Suite 310
San Padro, CA 80731

RE:  Seismic Review, 222 W. 6™ St., San Pedro, CA 90731
AliWest Project 16T025.87 SRR

Bullding Description

The buikding is an 11-siory steel struchire dasigned in 1084 in accordance with 1985 UBC reqirremants, For (ateral

strength the building refies on steel welded foment resisting frames. The building is founded on daep, reinforced -

- concrete piles. As shown on the 1988 original struciural drawings, the weided beam-o-columi cannections are the
field full penetration type welds commonly refermed la as pre-1894 Noithridge earihquaka connections, Prior to 1997,

“-these connections were standard engineering practice. The 1968 drawings detad them designed with cofumn -

, reinforced panel zones and continuity plates acruss the column webs:
| 7 Pastiéxﬁégure to Earthquakes ol

" Sinca s constructon i 1988 the buing has been expased oly 1o minor,low Modified Morcatd Intesity scale
(MMi)-earthquakes. According to USGS information tha most recent aarthquake the budding mxparianced occurred on

-Dacember 2014, The earthquake epicenter was offshors, approximatety- 15 tidas (24 km) south of San Pedro, CA.*
 The earthquaka's 3.9 magaituda convarts (o a MMI I, The 6.7 meguitide 1994 Nortfiridge earthiquako oceurred -
il valuo atthe bubding site. - -

: P« Schon 32 6( FEMA 352 for Post Eﬂm&m an evahﬂﬁondmlwﬁd strin:tmal daﬁ!égq was not

approximately 70 km nothwast of San Pedro and cruated a simiar MMI

! mcommendad after thess two earthquakes. The buiding was @xpotad only to's low MM HI; significantly lower than

\the MM Vlll.indicated by Tabla 3-1 of Section 3 2 which would have prompted an mspoc&m Lo

 Future Exposure to Earthquakes = ‘

 AllWst zssessed the seisiic risk of polsntiat structural darage in 2012 after raviewing the 1968 Sructural dravings
'adﬂ'mdumim a buikling sita reconnaissance. Based on infoamation obtained from the USGS, magnitude and:
‘expactad return pariod of the primary faults and their diatancas from the sila, AiWest oplned iha subject building Wil
perform:during a major MMI VIl earthquake with winimal or no structural damage. AlWest predicted no lifo safety -
risk {o fhe dccupancy, . st T e T R T R S
For inquifes regarding this dociment, please codtact he authar a 714/541-5303 ar by sl ot chus@sihusst 1 com,

Sincerely;

E cmum.‘m‘éwv

“Vice President Fadd
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Seismic Certificate of Applicable Code

| am a State of Caliifornia Bcensed structural engineer, civil engineer or architect and certify that the building
located at, 222 W. Gth Street, San Pedro, CA 90731, was reviewad by me. This certification was ezher
WWMwNMdMWMummMWIMmMW

AM#WMmqummmmmmdUam
approved by the local jurtsdiction and was designed to meet one of the following requiremants:

(11998 or subsequent editions of the Calfomnia Building Code; of,

x 1978wmeﬁuudlmmmauwngmmmebmmmhmwmd
the enumerated charactoristics or condiions listed below:

s Unreinforced masonry elements, whether load-bearing or not; rot including biick veneer;

+ Precast, prestressed, or post-tensioned structural or architectural eloments, except pties;

¢ Flexible diaphragm (e.g., plywood)-shear wall (masonry or concrete) structural system
constructed pursuant % editions of the Uniform Bullding Code prior to the 1897 ediion;

. wﬂ: addiions, slterations, or repain to the structural system made without a building
permi

o Constructed on a ae with a siope with 6ne or more stories partially beiow grade (taken as
50% or tess) for a portion of their exterlor;

o Soft or weak story, including wood frame structures with cripple walis, or is construction over

first-slory perking;

* Selsmic retrofi of the building, whether voluntary or mandated, whether partial or complete;

¢ Repaira following an earthquake;

s Welied stesl moment frames (WSMF) that constitute the primary selsmic force-reslsting
system for the buliding, and the struciure was designed to cods requirements preceding
those of the 1997 edition of the Uniform Bullding Cade, and tha bullding sle has experienced
an earthquake of sufficient magnfiude and site peak ground mations that inspection ls
required when any of the conditions of Section 3.2 of FEMA 352 indicate an investigation of
beam-column connections Is warranted;

« Visiie signs of distross or deterioration of structural or non-structural sysiems, e.g.,
excessively cracked end/or spalling concrete walls of foundstions, wood dry rot, etc.

Documaentation of the selacted performance love! evaluation will bs retalned by the preparer and shall be
avalleble lo the Stete upon request.

Name: Cristian Merinescu
Flem; AlWest Environmenta)
Telephone Noc 714-541-6303

License No: C33207

License Expiration Datec 6-30-2017

C,.*w Wvom 618

Comment: Although the subject bufiding is a welded steel moment resisting freme structure, the buliding site
has not experenced an easthquaka of sufficlent MM! to warrant a post earthquake inspection and
assessrment of polential structurl damage recommended by Section 3.2 of FEMA 352, For additional
information refer to the aftached Selsmic Review document.

RELFS Qplion 2 30 Aprll 09



Cost Analysis Report
Topaz San Pedro Waterfront

Parking

1.2 Number - Accessible Parking Spaces

¢ Report listed 10 times that the required number of handicap accessible
parking space for employees or visitors Is not provided In the Basement and on Leve] 1-
6. Landlerd will correct. (S Addttlon;l Stalls) .

1.12 Car&VanAmPukllg

*_Reportlisted 1 time thdﬁvheel stop Islocated in access aislen I.cvel 2
Center. Landlord will correct.

"« Reportlistad 3 ﬂmes that Car and Van Handlcap Parklng is 17 3 long.
needs to be 18' long on Level 3, 5, and 6. Landlord will correct.

ey ReponusmdlﬂmeﬁutaccmakhshaudbywandﬁnIsl71'long,
'mnstbeminlmurn of 18° on Level 4. Landtord will eorrect. -

¢ _;I.M-l.eveISurﬁca

Ll L e ReportllsudltlmethatHandlapparkingspamandalslesslopemSZ%on
l.evelil!ast. Landlord will correct.

LE e Report Jisted 1 time thatAr.csslble parldng spaces and access alsles slopes
to3696onLevelZCcnur Landlord will correct. :

e Report listed 1 time that Handu:p paﬂdngspaees and aecss alsles slopes to

" 3%on level 4, Landlord willcorrect,

o L e Reponlisudltlmethatﬂandlapparldngspaos“dawusalslwslopto
T ZS%.needwbolessthanlwlnaudlrecﬂonsonlevels Landlordwmcomct.

Al slope lsues nre corremhle.

1.15 Surﬁce ererer

e ReponllstpdlumeﬂlatAmesaklaslopem43%on l.evellSouth.
l.andlordwlllcomct. R ‘ A

'levumdlapmungs:gu ~
e ReponllswdldmethatlnndhppaﬂdngslmonLevelZCenterls2375'
- the bottom of the sign.: Landlord will correct,

L e ReportusudIUmemathandicapp;rkingsimonLeveIBIsSﬂS'tobottom
of the slgn. l.andlordwﬂlcorrect. :

CosT

$1,000.00

§§‘$

$5,000.00 : -

$s.00000

$5,000.00

$1.500.00




o Report listed 2 times that handicap parking sign on Level 4 and 6 are 54.25°
to the bottom of the sign. Landlord will correct. -

e Reportlisted 1 time that handicap parking sign on leve] 5 is 53.57 to the

bottom of the sign. Landlord will correct.

1.18 Car & Van Accessible Parking Signs

+  Reportlisted 1 time that sign on Level 2 center stating "Van Accessible” is
missing and additional sign stating " Minimum fine $250" is missing and minimum 60%,
AFF or ground isn't specified. Landlord will correct.

1.20 Marking

¢ Report listed 10 imes that Blue border Is missing on Level 1-6. Landlord will
correct

o Reportlisted 3 times that "NO Parking” sign is missing in the Basement, Level
1 North,and Level 2 East. Landlord will carrect.

. rt listed once that striping is 39" on center on Level 4. Landiord will
correct. -

1.21 Tow-away Sign

e Reportlisted 10 imes that Tow-away sign Is missing in the basement and
level 1-6. Landlord will correct.

1.22 Van Accessible Spaces - Vertical Qlearance

e Vertical clearance at East parking entrance is 98". Landlord has agreed to
move any disct work and anything else necessary to create a van accessible stall near
the front entrance with a 98” vertical clearance to comply with the State’s
requirements.

1.23 Van Accessible Spaces - Vertical Clearance

e Vertical clearance at East parking entrance is 98". Landlord has agreed to put
a van accessible stall In an area of the parking structure with a route to and from the
entrance that has a vertical clearance of 98° to comply with the State’s requirements.

Total Cost

Included
Above

Included
Above

$800.00

$3,500.00

included

Included

$80.00

T8D

78D

$31,880.00



Stairs
8.1 Stairs

Report listed 2 times that public and common use Interior and exterior stairs
don’t comply with accessibility requirements in parking structure and building.
Landlord will corvect. Handrails too low in parking structure -

8.9 Handrall Extensions

- o Report listed 1 time that Handrails are 32.5° hlgh. must between 34" and 38°
in parking structure. Landlord wIll correct.

8.14 Floor ldentification

¢ Report Ilswd 1 tlme that Floor ldenﬂﬂation slgns are mlsslng in Bulldlng,
l.andlon'l wm con-act. , i

“. s« Reportlisted 2 times that elevators in bullding and parldng structure don'l:
complywlth lequlremenb. Correctable Slgnage lssue L

h 13.10 noormsgns - Ratsed Characters

! "y Raportllsted 2 times that doorjamb signs are not whlte on black badtgmund
SN 7&. Maln Level slgn is non-compliant in building and parklng structure. I.andlord wlll

o 1335 Other - : ' : |
ii7-e Report Ikud 'Other’ elevator problcms 2 dmes ln Bullding and Parking
Stl'udure. Correcuble Slgnage lssue

$0

]

%

Signage

T

$0
$3,344.00
inctuded
frem|



Doors and Gates

11.1 Handicap Accessible Spaces

o Report listed 1 time that all doors, doorways, or gate serving rooms and

spaces don’t comply with requirements in the parking structure. Landlord will correct -
Door Pressure

11.2 Accessible routes -

» Reportlisted 1 time that each door that is an element of an accessible route
does not comply with requirements in parking structure, Landlord will correct - Door
Pressure

11.13 Door Operating Effort

» Report listed 1 time that 4 entrance doors pressure from 14-161bs., needs to
be less than Slbs In the parking structure. Landlord will correct.

1.21 Exit Door Signs

o Reportlisted 1 time that “Exit Stairs” signs are missing in parking structure.
Landlord will correct - Signage Issue

Total Cost
Exterior Routes of Travel

3.7B Protruding Objects

» Reportlisted 1 time that a fire extinguisher protrudes 6.5° into the
circulation path on Level 2 of the parking structure. Landlord will correct.

3.9B Cross Slope

o Report listed 1 time that PK1, Level 1 North Parking space has a cross slope
of 396 on Level 1 North of the parking structure. Landlord will correct.

3.12B Changes in Level
o Report listed 1 time that accessible route between parking structure and
bullding entrance Is 1.25" change of level In parking structure. Landlord will correct.

3.21B Hazardous Vehicular Areas- Detectable Warnings

o Report listed 1 time that the detectible warning is missing in the hasement,
elevator lobbies level 2-7, and parking structure. Landiord will correct.

Total Cost

18D

8D

$3,858.60

included
Signage

$0

$5,000.00

$5,000.00

Included
| Signage |




- theréqu |

Lobbies and Corridors

12.8A Door Operating Effort

® Report listed Lobby Doors (8) - Door pressure [s 12-22 Ibs. Landlord will
correct.

12.24A Counter Height

¢ Reportlistad 1 time that lowered section of front counter is 33 wide in
bullding. Landlord will correct.

Total Cost

1q.z GenderSeparate ‘l'oilet Room

‘" Report listed 2 times that separate facilities are not accessible for persons of

each sex ln the women s and men’s facilities. Landlord will correct

7L I“Wmors ’ A :
. Report listed 2 times that entry doors do noteomplywhh requltements In

. the women 's:and men's facillties. Landlord will correct.

o 16.12 Other Doorl!cqnlrements

. ‘Reportlisted 1 tlma that door doslng speed ln the wmnen‘s mtmom was 4 |

seconds. Laiidlord wlll cofrect.

‘e Reportlisted1 timethatdoordosingwood ln the mensustroomwas:i
'seconds. I.and!ord wlll normct.

: _16.14 ldenuﬂmtlon Symhols

60' ihe women'’s facility. Landlord will oorrect.

1615 Rnoﬁ/ﬂ:m ldenﬂﬂuﬂon Signs

‘o Report listed 2 times that no tactile r mom ldendﬂudon sign complylng with
ents balow ln tha women’ s and man 's fndllty Landlord wlll corred:

7»16.20Appmach o

* Reportlisted 1 tme that centerline ofvlsual and tactile sign is 7. 7S'from the

dbor in the women’s facility. l.andlord will correct.

e Repoltllsned 1dme that centerllneof vlmal and iactﬂe slgn is 7.25"|'rom the
‘ doorln the Men's I‘adllty land rd willec ) v ‘

R

$1,500.00

L$S.oob.oq

included | -

Included _
- Abiove

- Included
R

Reportlisted 1 time that 60.5 w the oenteﬂlne of the slgn. must have max of‘

included_

. Inciuded
. Above

included 7
o

Included




16.36 Stall Maneuvering Space

¢ Report listed 1 time that the there is 47.25" in front of the tollet in the
women's facility. Landlord will correct.

16.37 Stall Maneuvering Space

o Report listed 1 time that there was no space for 60”*min wide and 56" deep
wall mounted WC in the women's facility. Landlord will correct.

16.4S Tollet Paper Dispenser

o Report listed 1 time that centerline is 9.75” in front of the front of the toiletin
the women'’s facility. Landlord will correct.

¢ Report listed 1 time that centeriine is 18" In front of the front of the tollet in
the men’s facility. Landlord will correct.

16.58 Urinals

o Report listed 1 time that at least one of the urinals doesn't comply with the
requirements in the men's facility. Landlord will correct.

16.63 Lavatories

s Report listed 2 times that At least one lavatory doesn’t meet the requirement
in the women’s and men’s restreom. Landlord will correct.

16.66 Lavatory Knee Clearance

* Report listed 2 times that Apron s 27" high and toe clearance is 8.5° in the
women'’s and men’s restroom. Landlord will correct.

16.74 MirTors

o Report listed 1 time that mirror is mounted 40.75 to the reflective surface,
must be no higher than 40" in the women's facility. Landlord will correct.

¢ Report listed 1 time that mirvor is mounted at 41.25 to the reflective surface,
must be no higher than 40" in the men’s facllity. Landlord will correct.

16.76 Dispenser Operating Height
» Report listed 2 time that paper towel dispenser Is 43.5" to the sensor, must
be no higher than 40" AFF in the women’s and men's facility. Landlord will correct.

Total

Included

Included

Included

Included

Included

Included

Included

Included

Included

Included
Above




$56,082.60

Grand Total




EXTENSION OPTION
RIDER NO. 1 TO LEASE

This Rider No. 1 is made and entered into by and beaween PACIFIC PLACE OFFICE LLC, a Delaware
limited liability company ("Landlord™), and CITY OF LONG BEACH, a municipal corporation
("Tenant™), as of the day and year of the Lease between Landlord and Tenant to which this Rider is
stiached. Landlord and Tenant hereby agree that, notwithstanding anything contained in the Lease to the
contrary, the provisions set forth below shall be deemed to be part of the Lease and shall supersede any
inconsistent provisions of the Lease, All references in the Lease and in this Rider to the "Lease” shall be
construed to mean the Lease (and al) Exhibits and Riders attached theseto), as amended and

by this Rider. All capitalized terms not defined in this Rider shall have the same meaning as set forth in
the Lease.

. Landlord hereby grants to Tenant one option (the “Extension Option”) to extend the
Temm of the Lease for three additional years (the "Option Term”), on the same terms, covennnts and
conditions as provided for in the Lease during the initial Term, except for the Monthly Base Rent, which
shall initially be equal to the *fair market rental rate” for the Premises for the Option Term as defined and
detesmined in accordance with the provisions of the Fair Market Rental Rate Rider attached to the Lease
as Rider No. 2, subject to fair marke! annual rent adjustments during the Option Term.

2 The Extension Option must be exercised, if at all, by writien notice ("Extension Notice”)
delivered by Tenant to Landlord no sooner than that date which is fifteen (15) months and no later than
that date which is nine (9) months prior to the expiration of the then carveat Term of the Lease. Provided
Tenant has property and timely exercised the Extension Option, the then current Term of the Lease shall
be extended by the Option Term, and all terms, covenants and conditions of the Lesse shall remain
uamodified and in full foroe and effect, except that the Monthly Base Rent shall be as set forth above, and
ucepuhnﬂ:uulnllbemmhing&mnﬁonOpﬁm.Tm'sﬁglnwaadulheBmionOpﬁon
shall be subject to the condition that st the time of the exerciss of said option and at the commencement of
the corresponding Option Term, (i) Tenant is not then in defanlt in the performance of any of Tenant's
obligations contained in this Lease, and (if) this Lease is then in foll force and effect.

RIDER NO. 1
ol-



FAIR MARKET RENTAL RATE
RIDER NO.2 TO LEASE

'l'hisRidetNo.2isundeuldmuedinmbyludbuwu|?mm0mc5u,c.abehm
limited liability company ("Landlord®), and CITY OF LONG BEACH, a municipal corporation
ﬂmﬂnoftbﬁymdmofdwlmebuwun%dmd?mmmwﬁichﬂdsmis
attached. MMMTmMmMmMmm;mwiumeMmm
emuy.mepmvidmufmhbdwmudemambemofmemmwlmpummy
inconsistent provisions of the Lease. All references in the Lease and in this Rider (0 the "Lease® shall be
construed to mean the Lease (and all Exhibits and Riders attached thereto), as smended and

:ynlllilkidef. All capitalized terms not defined fo this Rider shall have the same meaning as set forth in

I ‘The terin “fair market rental rate" as used in this Rider and any Rider atached 10 the

Lease means the annual-amount per square foot, projected for each year of the Option Term (including

annuel adjustments), that a willing, non-equity teaant (excluding subleass and assignment transactions)
would pay, and a willing landlond of a comparable quality building focated in the San Pedro, Califomia

area would accept, in an arm's leagth transaction (what Landlord is sccepting in then curment transactions
- for_the Building may be used for purposes of projecting rent for the Option Term), for space of :

! coraparable dﬁ.ﬁiuliumdﬂwhﬁyatulbmmmmugﬁquﬂhymd layout -

B dmwngmmwmhmmmwuhwmlmwmwwm ‘
o :'I:mkeilfcgptt;fmionalmdmappisa:muiyehnﬁh.hchdiﬂght_ﬁm,ﬂnﬂwd 10, reatal
‘ ,quwulllw.md&mwmwwwmymm,
'eumpm.irmy.mmwwmww«ubmdmﬁmmmmn

Aﬂéononﬂcmoﬂwtmumhlyﬂue,mwﬁmimpmwmdbmmnmif

. uay, openting expense allowances, parking charges, etc., will be established by Landiord and will be
* factored into the determination of the fair market rental rate for the Option Term.  Accordingly, the fair
- market rental rate will be an effective rate, not specifically inchufing, but eccounting for, the approgriate

2. . The Landiord shal provide written notice of Landicnds determinstios of the fair market

*cental rae o Lter than sixty (60) days aftr recelg by Landiond of the Extension Nodin, Tomon sl

thirty (30) days (“Teannt's Review Perlod) after receipt of Landlond's notice of the fair market

I s within which to accept such fait market rental rate or to reasonably object thereto in writing.
re of Tenant to §0 accept to the fair market reatal rate subritted by Landlord in wriling within_

Review Pesiod Tenant reasonsbly objects i or s deemed to bave disagproved th far market reoal rate
submitted by Landlord, Landlord and Tenant will meet together with their respective legal counsel to
M,mgimwr‘wlvidudwuﬁomdmﬁkmmmmmmmm
paructers sct forth in Paragraph 1 above and shall diligently and in good faith attempt to negotiate a
rental ratc: on the busis of such individual determinations. Such mecting shall occur no later than ten (10)
days after the expiration of Tenant's Revisw Period. The pesties shall each provide the other with such

. sapporting information and documentation as they deem appropriate. At such meeting if Landlord and

\

' Tenant arc unable to agree upon the fair ma rental rate, they shall each submit to the other their -
‘respective best-and final offer a3 to the'fair market rental rate. If Landlord and Tenant fail 10 reach

agreement ca such: fuir markst reatal oo wilhin fivo (5) business days following such & meeling (he <

days after such meeting, of if no suck withdraw] is miade, the determination of the fair market renta) rate
shall be sabmitted to appraisa in accordance with the provisions of Section 3 below. o

(o) Landlord and Tenant shail each mppoint cne (I) independent appraiser who shall by
profession be an M.AL certified real estate appraises who shall have been active over the five (5) year
wwngmmmofmrmﬁmnum;awammgomu)m
in the San Pedro, California area. The determination of the appexisers shall be limited solely 1o the issue
dwmhnaod'chmﬁhuwopud(uofdnmwwﬂbwmdﬁnﬂfuir
market rental rate for the Premises is the closest (o the actual fair market rental rate for the Premises as
determined by the appraisers, taking into account the requirements specified in Section I above. Bach
such appraiser shall be appointed within ten (10) business days after the Outside Agreement Date.

®) The two (2) appmisers 30 appointed shall within ten (10) business days after the date of

mwm«mmwmwnmmmamuwwmmu
qualified under the same critecia set forth hereinabove for qualification of the initial two (2) appraisers,

RIDER NO. 2

=



(c) 'l‘hethwe(S)appnimshaﬂwidﬁucn(lmhuhmdnyllﬁadleappoinmcfﬂw
mmmm.whimuwmmmmem«mmmmm
and final fair market rental rate, and shall notify Landiord and Tenant thereof, During such tea (10)
businmdaypeﬁod.hudloddeMmysubmi&mdnamnimmhinfonmﬁonmd
dmmmﬁwwmppmmdrmu&wpoﬁﬁmulbylhﬂdummmblymhmwhnmm
demntmyuchnppwbofmﬂwnppuhmjohaywquuimmdmpmqunudmﬁomm

) mmnofmmmamma)wmmumunmmm
mmmmmmmmhmmﬁmwmmm«mmmmaw
applicable Option. If either Landlord or Tenant fails to appoint an appsaiser within the time period
MﬁeﬂinSecdonS(ﬂluﬂMﬂnWWbymoanMl within ten (10)
busicess days following the date on which the party failing to appoint an appraiser could have last
appoiuudwehnmﬁmmchnduiﬁoubmdmﬂwmuwedmuusﬂfaﬂtnbove(u,by
sdeeﬁngciﬂuhmﬂotd‘szenMwbuithutmdfmﬂﬁlirmlamulm).mddnllnodfy
Landlord and Tenant thereof, and such appraiser’s decision shall be binding upon Landlord and Tenant
mdmilhetpmyshlllhaveuwdgmwnjeamadecﬁmwmnmmeuucinoflhenpplwh

Opion. |

(¢) Hﬂwlwoﬂ)apmﬁsusfdlmwuuponndnwoiﬂndﬁdnpprﬂm.dﬂwpmy.
uponwa(IO)dayswﬁﬂanmﬁmwtheoﬂmmy.mnpplytothehddinuudpoﬁhswuiu
&deMIu&meMlmwwummwwwmmm
mﬁdlpptﬁw.hmm.ulauedmuammmwpmvioudymdinanyupacityfor
either party.

4] mmdmw:wmummmmdmmmm
appnim.mddweoﬂofﬂw&hdnppnh«(wubi“ﬁmﬂmu)dﬂbashudequﬂlyby
Landlord and Tenant.

® lfmepmemdnaibedhadubovehswmndinnshdonofeiﬂum&mﬁm
_ Tenant's submitted best and final fair market rental rate by the commencement of the Option Term, then
mmmmmuﬁmww«uﬁuuwwmw@mm:mmwm
meﬂMMWﬁum!«mmmﬂMmﬂyhuMwm
muihhemdmuleﬂTm%MMbeﬂmdﬁmluﬂMoﬂhfdmemlm
mmwdlmlmmmwMWWuﬂwmdmmmm



