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The Honorable Board of Supervisors
- County of Los Angeles
383 Kenneth Hahn Hall of Administration
500 West Temple Street
Los Angeles, CA 90012

- Dear Supervisors:

- SHERIFF'S DEPARTMENT
FIVE-YEAR LEASE FOR HIGH TECH TASK FORCE
9900 NORWALK BOULEVARD, SANTA FE SPRINGS
" (FIRST DISTRICT) (3 VOTES)

ITIS RECOMMENDED THAT YOUR BOARD

1. Approve and instruct the Chalrman to sign the attached Lease with SVN- Nobbs LLC
(Lessot) for 22,880 rentable square feet of office space in the facility located at
. 9900 Norwalk Boulevard, Santa Fe Springs, for use by the Sheriff's Department .
- (Sheriff) at an initial annual rental cost of $343,200, subject to annual rental
- adjustments based on the Consumer Price Index (CPIl) capped at three percent
annually. The rent costs will be 100 percent offset by grant funding.

2. Authorize the Sheriff and/or the Internal Services Department (1SD), at the direction of
. the Chief Administrative Office (CAO), to acquire telephone, data and low voltage
-systems for the Sheriff at a cost not to exceed $350,000. All or part of the telephone,
~data, and low voltage systems will be paid in a lump sum by the Sheriff, and will be
_offset by grant funding and by the base Tenant Improvement (T1) allowances provided
by the Lessor under the Lease.

3. Find that this Lease is exempt from the California Environmental Quality Act (CEQA)
pursuant to Class 1, Section r of the Environmental Document Reporting Procedures
and guidelines adopted by your Board on November 17,1987, and Section 15061(b)(3)
of the State CEQA Gundellnes ‘

* “To Enrich Lives Through Effective And Caring Service”
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4. Approve the project and authorize the CAO, Sheriff and ISD to implement the project.
The Lease will become effective 60 days after approval by your Board to allow for the
installation of the telecommunications systems.

PURPOSE AND JUSTIFICATION OF RECOMMENDED ACTION

The recommended action herein will provide a housing arrangement for the Southern
California High Tech Task Force (SCHTTF), previously known as High Tech Crime Task
Force (HTCTF), a multi-agency task force managed by the Los Angeles County Sheriff's
Department. Participants include the Los Angeles, Orange, and Ventura Counties’ -
Sheriff’'s Departments, local police departments, and State and Federal agencies. The
‘subject location will primarily serve Los Angeles and Orange Counties.

Since its inception in March 1999, the SCHTTF program has been housed at the Bechtel

~ facility located at 12440 East Imperial Highway, Norwalk, which is conveniently located to
both Los Angeles and Orange Counties. The suite allocated to the program comprises .
5,383 rentable square feet. The program, currently staffed by 22 positions, is tasked with
fighting computer-related crimes, including ATM, credit card and other similar crimes.
Funding has been provided by a yearly grant that was first accepted by your Board on
November 16, 1999. Recently, additional grant funds allocated for this program will result
in-an increase in its staffing capacity from the current 22 positions to 88 positions. Thereis
insufficient contiguous space to house the program at its current location, and- the
- proposed facility provides the necessary size to house the program in a single premises
area.

IMPLEMENTATION OF STRATEGIC PLAN GOALS

The Countywide Strategic Plandirects that we improve the workplace environment in order
- to enhance quality and productivity (Goal 2, Strategy 2) and that we strengthen the
County’s fiscal capacity (Goal 4). In this case, the proposed Lease will provide a -
geographically convenient housing arrangement and a fiscally responsible solution to the
program space requirement, as further outlined in Attachment A.
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FISCAL IMPACT / FINANCING

The maximum annual cost of the proposed Lease will be $343,200 which is offset by grant
funding. The following chart delineates the main deal points.

Proposed Lease _ Current Space Difference
Area of Premises 22,880 rentable sq.ft. 5,383 rentable square feet 17,497 rentable
' _ T square feet
Term 5 years 10 years -5 years
Cancellation After the first year, upon 60 After the second year, upon Shorter -
" days notice to Lessor 120 days notice to Lessor, cancellation
and the reimbursement of the
balance of additional Ti
Annual Rent. (1)
Base '$343,200 $86,009 +$257,191
Tl Amortization -0- $5,436 <$5,436>
Total $343,200 $91,445 +$251,755
Tenant Improvements : _
Bas.e. » $114,400 $80,745 +$33,655
Additional -0- $188,405 © <$188,405>
‘T3ht<'=“l‘ge Order | -0- $2,665 <$2,665>
ola - $114,400 | $271,815 <$157,415>
RentaI»Adjustments Annual CPI' capped at 3% Annual CPI capped at 3% Same

(1) Rent shown is for the subject Suite only. It excludes electricity costs for hghtmg and for HVAC for the
24-hour portion of the existing Sheriff program. HVAC during normal hours is provided by Lessor. .

Sufficient funds for this Lease are included in the Rent Expense Budget for Fiscal Year
2003-04 and will be charged back to the Sheriff. Sufficient funding is available in the
~ 2003-04 budget for the Sheriff to cover the projected Lease costs.
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The total estimated purchase cost for the telephone, data and low voltage systems is
estimated to be $350,000 and will be paid in a lump sum payment by the Sheriff. Should
the Lessor be able to provide the telephone, data and low voltage systems at or below the

- County’s cost, the recommendation herein allows the CAO the discretion of directing the
payment of these costs to ISD or to the Lessor.

FACTS AND 'PROVISIONSI_LEGAL REQUIREMENTS

The proposed Lease of 22,880 rentable square feet will provide a net space increase of
approximately 17,497 rentable square feet. The net increase is the result of the
termination of the existing suite at 12440. East Imperial Highway, Norwalk, comprising
5,383 rentable square feet. This suite is currently occupied by the SCHTTF and will
continue to be occupied by this program until the completion of the installation of the
telecommunications requirement for the program at the new facility. The parking spaces
associated with the office space will be increased from 22 to 92 parking spaces.

The Lease also contains the following provisions:

¢ Afive-year term with a provnsmn allowmg the County the right to cancel at anytime after
the first year upon 60 days written notice to the Lessor. The cancellation right prowdes
the County the erX|b|I|ty in the event the annual grant funding is terminated.

e An option to extend the term five years at 95 percent of fair market rental value and an
optionto expand the premises under the same terms and conditions including the right
to cancel as provided in the proposed lease. Each option may be exercised upon 180 -
days prior written notice. .

e The Lease is on a full-service basis. Therefore, the Lessor will be respon3|ble for all '
costs associated with County tenancy.

o A Base Tl allowance of $114,400 included in the rental rate which may be paid to the
County in a lump sum payment, or at County’s direction may be utilized to install the
telecommunications system required by the Sheriff.
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-the -essor or 60 days after your Board S approval whlchever occurs later

m will commence 30 days after completlon of the Tls |f itis to be completed by”_' ‘;' S

. '92 unreserved non- excluswe parking spaces assocrated with the offlce space leased

The monthly rental payments are subject to annual adjustments based on the Consumer.'- :
Price’ Index (CPI) capped at three percent . :

et rateof comparable sites. A five mile radius was also used to remiain withiri lose’ -

ko Angeles Regional Crimeé Information. System programs Wthh provnde support tothe'-(-'- '
: ‘...SCHTTF and are also Iocated in Norwalk. . '

wrth avallable space to accommodate this requrrement

-__'-the subject facrlrty and determmed it was acceptable for County occupancy

{ TIVE DECLARATION/ENVIRONMENTAL IMPACT REPORT |

f 7"' Document Reporting Procedures and Guidelines adopted by your Board on -
November 17, 1987, and Section 15061 (b) (3) of the State CEQA Gwdellnes

al't Estate staff surveyed a five-mile radius of the subject facrllty to determln he = o

mity ‘to- Orange County and the Sheriff Management Informiation "Systém: i

Based upon sald survey, it was determlned that the base rental rate mcludrng parklng,'g.- R

,f:‘ran es from $15.00 to $21.60 pet square foot per year on a full- -service basis: “Thug ythe.

- afhue rent 0t $15.00 for the subject property represents a rate within the market: rangefor o
he-area. -Attachment B shows all County-owned and leased fagilities within the search’-:f T
Careas Based on this’ Attachment there are no County- -owned or leased facmtles in thls area R

he ;Department of PUb|IC Works (DPW) has prevrously conducted a structural rewew'ot"“':-r_ B

e CAO has made an |n|t|al study of enwronmental factors and has concluded that thlS.v S
endment is exempt from-CEQA pursuant to Class 1, Section r of the Environméntal
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IMPACT ON CURRENT SERVICES (OR PROJECTS)

_Itis the finding of the CAO and the Sheriff that the proposed amendment is in the best
interest of the County and is the most effective means of providing the necessary space for
this requirement. In accordance with your Board’s policy on the housing of any County
offices or activities, the Sheriff concurs in this recommendation.

CONCLUSION

Itis requested that'the Executive Officef,‘ Board of Supervisors return two original copies of .
the adopted, stamped Board letter with the executed Amendment to the CAQO, Real Estate
Division at 222 South Hill Street, 4th Floor, Los Angeles, CA 90012.

Réspectfully submitted

DEJ:CWW
CEM:MFS:hd

Attachments (4)
c: County Counsel
Auditor-Controller

Sheriff's Department
Internal Services Department

9900Norwalk.b



e Sheriff’s Department ATTACHMENT A
e _ High Tech Crime Task Force
B 9900 NonNaIk Boulevard, Norwalk

Asset Management Pnncnples Compllance Form

Yes |

o S ‘-Occup" ancy

A ] Does lease consolidate admmlstratlvejunc’uons"2 :

.’.Doeslease" >0} ther funcions 1o better serve clients?? Thes fidentity | - A
Theft'and Technical Opération detalls will co-locate with-
Force. :

Does this lease cantrallze business support tunctmns?2

" Doés this lease imeeting the guideline ‘of 200 sf of space per person?® The ratio is
276/statf due to the needs for extra space to store evid d
computers per station.

12

3G yes lo 2 B or C isita capnal Iease or an operatm '
If no, are there any suntable County-owned faczlntres_"

1. 3. édrtfollo Managemem '
! Dld deparlment,uhllze CAO S ace Ri

) Why was this program not co-located?
1. __! The-pregram clientele reguiresa "stand alone fa
No sunable County occupled propemes in pro;e

5 x ;_,4...,_ - : i :

B s iease afull servlce Iease°2 e ] o
F Has growth projection been considered in space request?

G | Hasthe Dept. of Public Works completed seismic review/approval? '

1 As approved by the Board of Supervisors 11/17/98
2 If not, why not?

ATTACHMENT B
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Space Seérdh, Five Mile Radius of Norwalk
Sheriff — High Tech Task Force
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COUNTY OF LOS ANGELES
CHIEF ADMINISTRATIVE OFFICE

LEASE AGREEMENT

DEPARTMENT Sherlff’s Department as Tenant

LANDLORD SVN Nobbs LLC a lelted Llablllty Company

7‘5[9900 :Ndr-,IlvaIk Boulevard, Suite 120,, "‘S:'—m_ta Fe Sprlngs,CA 90670]

February 13, 2004
LA] 156271v16
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" COUNTY OF LOS ANGELES
‘GHIEF ADMINISTRATIVE OFFICE -

LEASE AGREEMENT

' THIS LEASE is entered lnto as. of Sthe . day of _ , 200__ between

:’iSVN Nobbs LLC (“Landlord") and COUNTY OF LOS ANGELES, a body politic and corporate
o("Tenant”). i

Landlord and Tenant agree B |

1. BASIC LEASE INFORMATION

: The followmg terms as used herein shall have the meanlngs provuded ln thls Sectlon 1
unless otherwise specifically modified:by provisions:of thislisase: i

c/o SVN Management, In¢: 7.
17305 Von Karmen, Suite 110
= Irvine, CA 92614

(a) Landlord s Address for NOth

(b) Tenant's Address for Notice: Board of Supervisors - o
Ry st - ‘Room 383 v
500 West Temple Street
- Los Angéles; Californiai90012

- With a copy to:
2./ Chief Administrative Office
Real Estate Division
"+ 222 South Hill Street, 3" Floor
. Los Angeles, California 90012
“7 Attention: Diréctof of Feaf Estate
Fax Number: (213) 217-4971

(c) Premises: - " Approximately 22,880 téritable quiare féet inthe
' ‘ .. ‘Building (defmed elow) as how on Exh|b|t A
"+ attached heretoi ™= < :

“"_ The building located at 9900 Norwalk .Bo'ulev‘ar'd,- o

Suite 120, Santa Fe Springs, CA 90670 which is -

~ located upon the real property described more
particularly in- Exhibit B attached hereto (the

~ “Property”); : . :

"' Five years commentifig Wiy (80) days after

" Tenant's Acceptance of the Premises as defined

in Section 4(a) (the "Commencement Date"); or

sixty (60) days after the execution of the lease

by the <County, whichever is flater, and

1 February 13, 2004
' LA1156271v16



- . terminating “at midnight on the day before-the
1 fifth. anniversary of the Commencement Date-
(the "Termination Date"), subject to earlier
-..: termination by Tenant as provided herein and
one option to renew the term for an additional .
five years. The phrase “Term of this Lease” or.
‘the Term hereof’ as used in this Lease, or
©yo.s o wordscof. similar import, shall -tefér: to the initial
con e s Term efthisskease:togethier with any additional
Extension Term for which an optioit:has: been
validly exercised.

(0 Prolected Commencement Date: ©  March 2004

| (9) Commencement Date

4 ;,)_.\ R

(h) \ lrrevocable Offer E)gnlratlon-;,_.ate.a March2004 i ey et

(i) = Basic Rent:. - $28,600:per' month:; (whlch is: based .upon a .
- rental rate of $1.25 per rentable square foot
. (adjustable ‘only as provided in Section ‘2(b)-
hereof)
+ No sooner than the flrst anmversary of the
: Commencement Date.

) Early Termination Netice: Date:-

" 22,880 square feet

" (k) Rentable Square Feet inthe.
Premises: :
{l) Use: ‘General office use for the Sheriff's Department

or for any other lawful purposes not incompatible
- with other uses in the Building.

* Sheriff's Department

- 92

7:00 a.m. to 7:00 p.m., Monday through Friday -
and 9:00 a.m. to 2:00 p.m. Saturday, except
- New Year's Day, Presidents..Day, Memorial -
Day, Independence Day, Labor Day,
.. Thanksgiving Day, Christmas Day (on the days
such holidays are generally observed) and such
- other holidays as are generally recognized by
the County of Los Angeles, California.

: Areportdated______ prepared by... ;-a
licensed Cahforma Asbestos contractor

2 " “February 13, 2004
' 1LA1156271v16



Deflned Terms Relatlnq to Landlord s Work Letter

-(a) 'Base Tenant Improvement S $114, 400
"-'Allowance S e

- (b)-. Addltlonal Tenant lmprovement None
-:sAIIowance -

.(cj MaX|mum Chanqe Order Allowance None

+{(d) -Additional Tenant Improvement and % per annum
Change Order Amortization Rate: Lo

ol € ‘Basic: Rent Fteductron . S ~~and /1 00 Dollars ($ _) per month

(f) ‘ -Tenant 's Work Letter
S Ftepresentatrve

» z.dlerd‘s Work Letter
Re resentatlve

andlord's Address fer Work Letter : |

_Tenant's Address for Werkletter Board of Supervrsors.
Fa ‘Kenneth, Hahn Hall of- Admmlstratron
: Room:883 .- 7Y o
'500.West: Temple Stre -
Los Angeles Cahfornra 90012

Wlth\;:a copy te :
:Chief: Admmlstratrve tflce
- Real Estate-Division . '
222 South Hill: Street, 3“‘ Floor
Los Angeles; California 90012 -, .:::
Attentlon Director of Real Estate :
Fax Number: {213) 217-4971.

.37 Exhibits to Lease: - . - - - Exhibit A - Floor Plan-of Premises
: Dt e He - Exhibit B- Legal Description of Property: ::x7
R T ST T SR SCI ' ExhlbltC - Commencement.Date Memorandum

' ~-and Confirmation.of Lease:Terms: TSI

Exhibit D - HVAC Standards ’

Exhlbrt E- Cleanlng and Maintenance Schedule

14 -;Landlord’s Work Letter (executed Landlord’s Work Letter " e
concurrently ‘withe thls Lease and made a part. - -‘Addendum A:. -Base Buﬂdmg Improvements
L : : ‘ Addendurn B: Tenant Improvements

3 ' February 13, 2004
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hereof by this reference): " Addendum C: Form of Budget
Addendum D: Costs of Tenant lmprovements

1.5 Supplemental Lease Documents: | Document I Subordlnatron Non dlsturbance
(delivered to Landlord and made a part; : : ©  and Attornment Agreement: - i
hereof by this reference): ‘Document Il: Tenant Estoppe

Document Il Communlty Business Enterpnses
Form- . ... RN ro
Document v: Memorandum of l.eas
Document V: Request for Notlce

5. PREMISES

: ~(a)- - Landlord does hereby lease to Tenant;: ang
from Landlord upon the terms and conditions herein set fort
Section 1 and Exhibit A attached hereto.

shant «does:-hereby lease -
the Premrse descnbed in -

(b) Tenant shall have the right within nlnety (90) days of approval of this -
Lease by the Board of Supervisors of the County of Los Anggles "Bt f ervisors’) 1o+ -
field-measure and verify the exact footage of the Premises ~Building ~ All
measurements: shall be taken in accordance with the methods of measunng rentable/usable:
.- area as described in the Standard Method for Measuring: Floor-Areain: Offi .mldrngs "ANSI

' Z65.1-1996, as promulgated by the Building Owners and Management Assoéidtion ("BOMA")
International .except that no penthouse ‘mechanical room space shall be included in-the::
measurement. Should this measurement be less than the square footage stated above, Tenant
shall have the right to adjust-suth squiare: footage and:reduce the:Basic-Rentin Section 1 :
accomplished: by the: ‘mutual : execution ~of. a memorandum of understanding:between the -
Landlord and the Tenant. Landlord acknowledges the space has been marketed.at the above-'-
indicated rental amount:and-in:the event iof subsequent physical measurements, Landlord -
agrees there will-be:no:adjustment madé to-éither the square footage or the Basic. Rent.in-the -
event the measured square footage exceeds the amount represented-by Landlord. Should - -
“Landlord and Tenant not agree. with: respect to the results of the ‘measurement conducted -
pursuant to this subsettion (b) Landlord:shall appoint an independent firm or person who is
-experienced in maklng suchimbasurerients whose determination with . respect which:
measurement is‘correct shall’be final and brndmg upon the parties. Landlord and Tenant shall
share equaIIy in the fees of such fi . :

(C) Optron to: Expandi: -~

Tenant - shall ‘have the option: to lease additional space :within;‘the - Building =
("Expansion-Option")..-Upon’six {6) mrionths' prior written notice to Landlord, Tenant shall have -
:the: aption to lease: such. space {*Additional:Space"). The actual exercise shall be only by.the™
‘Board of Supennsors of the County of Los ngeles

s . _ Througheut the Iease term, T enant shall have the right to lease allora part of said -
space at the rate prevailing under this Lease. f Ténant so notifies' Landlord, L:andlord shall -
execute an amendment 1o:this Lease adding the additional space :to- the ‘Premises. under the -
‘same terms .and -conditions: provided-in-this: Lease; -and. Landlord: shall:deliver. the :additional
space to Tenant:-upon-the.date such:space-is available for occupancy-and Tenant accepts the -

4 : February 13, 2004
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" improvernents pérfornied by _t%ih“dl'-ésrd;‘- which ‘acceptance shall fiot be unieasonably withheld,
~ however, the-rent ‘shall not be due and’ 6wing until Tenant accepts the improvements to-be
peformed by Landiord. - © T e .

* “Thioughout the lease term, Landiord, at fifst knowledge; shall promptly notify Téhant of when'
- and'what space is or Will be S0 ‘available. Upon Tenant's receipt of the riotice”of availability,
- Tenant'shall notify L;aﬁaldid‘éf'?Téhgnt's" iﬁt“ér_)tﬂ'fo'eXéfdise"-‘itfs fight to lease such space.: -

- Tenant may use-the: following ‘areas: ("Gomimon Areas") in ¢ommoh with: Landlord-and
other tenants of the Building: the entrances, lobbies and other public areas of the Building,
- . walkways, landséaped areas; driveways niecessary for ‘acéess to the: Premiises, parking areas
‘and other common: facilities - desighated by Lanidiord fiomtime to time for common-tse ‘of all
»+ tenants ‘of the ‘Building.~ Tenarit shalPcomply- with-all: reasonéble; non-discriminatory rufes and
-~ regulations'regarding the use of the Commion-Areas éstablished by Landlord:~+ ="

. COMMENGEMENT:AN

BEFAE

(@) - __

- The term of this Lease shall commence upon the Commencement Date and’
. ~aterminate: onr the Termination: Date.- Within thirty<(30) days.of-determining the' Commentcement
_---uDategLandlord-and Tenant-shall acknowledge in-writing the'Commencement:Date by executing
. +:the. Commencement:Date-Mémorandum-and Confirmation: of Lease Terms attached as Exhibit
C. The Commencement Date ‘shall begin thirty (30) days after Tenant's Acceptance of.the
Premises. The term "Tenant's Acceptance of the Premises” as used in this Lease- shall mean
the date upon which the Premises are Substantially Cornplete,: Ferant:has inspected:the
Premises .and Tenant has accepted the Premises. The term’ "Substangially‘ Complete” or

i+ "Substantial Completion” :as used inthis Lease shall rean: complidnee: with“all'of the following: - -
. i) theshellsand icore: of the:Building-are: complete arid’in: cormpliance-with“all-applicabl
. w&and-codes, and all.of the bullding systems'are operational to the extent néessary t6 'servic
. “Premises; (2) ‘Landlord-has “sufficiently.:cormpleted: I:the Wwork required to''be pé , -
. 7 Landlerdiin accordance with'this Lease, including th&installation of modular furriitiire tems, if "~ -
so required (except minor punch list items which Landlord shall thereafter promptly complete), -
such that Tenant can conduct normal business operations from the Premises; (3) Landlord has
obtained a certificate of occupancy for the Building, or a teniperay: céttificate of occupancy for
that portion of the Building that includes all of the Premises, or its equivalent; (4) Tenant-has
- been provided with‘the number of Parking privitéges and spaces to which itis entitled unde

Lease; and (5)if-Landlord'is resporisible for
* “sisch systems shill be completely operatiohal. -

(b) QDﬁbn to Renew

Tenant shall have the option to renew this Lease:foia petiod of five (5) years
under the same terms, and conditions, including cancellation right except that the rental rate
“"*shall-be-adjusted’ by fiefotiation not to &xceed hirety five perceht (95%) of the fair reptal value
« swhich Landlord ‘could: defive from 1 nised ises’if they  were: made -avdilable ér-the
open market (“Fair-Rental ‘Rate"). * “The fdir fertal'tate of ‘the demised prémises shall be
determined by using the rental rate prevailing for similarly-improved industrial flex office space
within a three (3) mile radius of the demised premises andsubtracting therefrom that portion of -
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- the rent covering the tenant improvement allowance, Jt any, for transactlons consummated

" -wrthm the. last nine, (9) months immediately precedlng the commencement. date ‘of the option

term.. If SImllarly improved: industrial flex office space cannot be found wrthm a three (3) mile. -
radius of the demised premises, then the search area shall be enlarged to a five (5) mile radius.

..In_determining the Fair Rental Rate, equitable adjustments to the. surveyed rental values: shail

_.be made for the. size: and credit worthiness of the Tenant, the quallty of the pro]ect, the.r nature of

the Tenants lmprovements and any other lease terms havrng .an lmpact on rental:value’ (such‘
‘as a tenant's optlon to expand or purchase) The fair rental survey shall be condtcted by the
Landlord's appraiser and Tenant's appraiser, each of which shall be. .designated as a:Member of
the Appraisal Institute of Real Estate Appraisers (MAI). Landlord shall pay the costs for -
Landlord's appralser and Tenant shall bear the cost of Tenant's appralsers T ; o

o If the Landlord and Tenant cannot agree on the. Fa|r Rental Rate forty-flve (45) day }wprlor to the' -

. “expiration of the lease term, each shall mutually select-a;third;appraiser-who: shall-also-conduct . -

- a fair rental. appraisal. . The third- -appraiser shall: be designated-as a :Member.of:the- sAppraisal

- Institute of Real: Estate Appraisers:(MAI). .- The average -of the two: (2). appraisals-nearéest in -
value shall be the Fair Rental Rate. The cost of the third appraiser shall be borne equally by
Landlord and Tenant. In the event the negotiations-are not completed prior to the effectivé date: -
of the rent increase, Tenant shall continue to pay rent at the current rate and the payments: .
made and the adjusted rent due to Landlord if any adjustment is:needed: - Payment shall be :
-made to Landlord wrthln 3|xty (60) days of completlon of negotlatlons

:'.:Tenant by Chlef Admrnlstratlve Department letter shall notlfy Landlord in’ wntlng niot. less than -
+.-8iX.(6): months;prior:to:expiration: of the lease term-of Tenant'siintention to. exercise: its option.” -.
. The actual exercise of the optlon shall be only by the Board of Supervrsors of the County of Los -
’ —-*Ahgeles S S R P : ; SRR

,;_i__:;pnor to: the Commencement Da e for the purpose of mstalllng Tenants furnl re flxtures and
- equipment in the Premises. Such early occupangcy shall.be.subject to all previsiens.hereof:but :
shall not advance the Termination Date, and Tenant shaII not pay Basrc Rent for such early .

occupancy period.

T ( )

Earlv Termlnatlon IR
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5.  RENT

' Tenant shall pay Landiord the Basic Rent stated in Section 1 during’ the Term hereof
' within fifteéh (15) days after a ‘claim therefor for .each such’ month has bégen filed by Landlord
~ with'the Auditor of the Cotnity of Los- Arigeles (the "County") prior to the first day of each miont
. Basic Rent for any partial month shail be prorated in proportion to the numb

imonth;

;. (a) CPl. From and after the first anniversary of the Commencement Date, on the
first day- of the first full calendar month thereafter (the “Adjustment Date”) and on every
anniversary of the Adjustment Date thereafter, Basic-Rent shall-be adjusted by applying the CPI
Formula set forth below. The "Basic Index” shall be the -Index published for the month the

- Lease comme

being the Index ‘publishiéd ionth the'Lease commiended: I the Index i§ changad $6 that

the Index differs from that_u_éed as of the Commencement Date of the Lease, the Index shall-be

' -States:Department

converted in accordance with the conversion faétor-published by the Uit
of. Labor, Bureau of Labor Statistics. If the Index is discontinued or revised during the Term of
: 1this Lease, such other governmental Index or computation with ‘which“it is replaced shall be
-+, usedin order fo obtain substantially the same results:as would be obtained if the Index had not

i

.. (d)  Limitations on CPl Adjustment. In no event.shall“ttie ‘mionthly* ' Basic“Rent - . :
- -adjustment based upon the CPI Formula result in an annual increase greater than thrée percent.
{(3%] per year of the BasicRent, i.e. no greater than: $858.00 pér year.-i[In no event shall the
monthly rent be adjusted by the CP1 Formula to result in a lower monthly Basic Rent than -

, Was payable during the previous year of the Lease.] |

' ctiange of use. <+ e
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7. HOLDOVER

) . Tenant remains in possessmn of the Premnses or any part thereof after the explratlon
y of the Term of thls Lease, such occupancy shall be a tenancy ‘which is terminable only. upon
.L._mnety_ (90) da s written notlce from Landlord or sixty. (60) days. wntten notice trom ‘the. Chief
" Admmlstratwe 'cer of Tenant at the last monthl Ba3|c Rent payable under thls Lease (as

charges payable under this Lease, and subject to all of the terms, covenants and condltlons of
_ this Lease TR e e . -

" Tenant shall “at Tenant's expense comply promptly with all appllcable statutes '
ordinances, rules, regulations, orders and requirements in effect dunng the term hereof,
,,v_'.regulatmg the use, occupancy or lmprovement of .the Premlses by Tenant. Landlord not
' i dt he_ Bunld ’g to cOmpIy with-all.

“In the "even any‘ portlon of the ged by 1
rendering the Premises totally or partlally maccessnble or unusable and’ the Premises may ‘be
restored {0 a complete architectural unit of the same. value, condition and character that existed
~ immediately prior to such casually i in less than one hundr d-eighty” (180" ‘days, then Landiord
~shall promptly, at Landlord's expense, repair such damage and this Lease shall continue in full
force:and effect. 'If all or any portion of the Premises shall be made untenantable by fire or other
casualty, Landlord shall immediately : seéure: the ‘area to prevent inj p_ersons and/or
vandalism to the improvements. Landiord shall promptly, but in any event within ten (10) days, = .. .
cause-an architect or:general-contractor sélected by Landiord 1o ‘ptovide Landlord-and Teriant -~
with a written estimate of the amount of time required. to substantially complete; the repair : and
restoration of the Premises and make the Premises tenantable again using staridard workmg'
methods. The failure to do so shall be a' material Default hereunder:-Basic Rent shall abateto
“the extent that the Premises are unusable by Tenant. Tenant waives the provisions of .
California Civil Code Sections 1932(2) and 1933(4) w1th respect to any partlal or total
5__.‘destructlctn of the Premises.. .. 5

1In the ‘event any portlon of, the Premi y -
rendering the Premises totally or partially inaccessible or unusable ‘and the Premises will not be
restored to a complete architectural unit of the same value, condition and character that existed

~ immediately prior to such casualty in less than one hundred eighty (180) days for any reason,

- .. then Tenant may, terminate.this Lease by giving written notice within ten (10)-days- after notice

- from Landiord spe ying. such time, period of repair;: and this Lease shall terminate .and.the

~ Basic‘Rent shall be abated from the date the Premises became untenantable. In:the event. that
‘"Tenant does not elect to terminate this Lease, Landlord shall promptly commence and diligently
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-+ prosecute to ‘completion the repairs to the: Building or Premises, provided insutance proceeds
are available to repair the damages. " TULse TR e R LI

(C) » . Damage In'Last Year

-+ Notwithstanding the foregoing provisions, if-any :material destruction ‘to: the" Rremises
“oceurs: during the last year of the Term;-either ‘Landlord:or. .Tenant-may terminate: this. Liease: by -
«.-giving-notice to:the iether not:more than thirty {30) days after'such destruction, in-which-case (a)
~: kandlord-shall:have no-obligation to restore the Premises;-(b):L:andlord may retain; allinsurance *
- proceeds relating to such:destruction, and-(c). this Lease shall terminate as:of the'date which:is

thirty (30) days after such written notice of termination. o

(d) Default By Landlord

el Landlord ds required to repair:and restore- the-Premises as provided:for in this Section -
- 2+;:and-Landlord: should fail to:thereafter.pursue said: repair-and restoration work with reasonable -

=, diligence to.completion, Tenant may.{a) declaré a:default hereunder-or (b) perform‘or cause to

= ”’be:performed the:restoration work. and deduct the cost:thereof:plus-interest:thereon’:at ten
. o pereent (10%)perannum, from the Basic-Rent:next due as a charge:againstthe Landlord. - .

[

RER R

IRS-AND MAINTENANGE

a0 o Jandlord represents-to. Tenant that (i) the:. Premises;- the, Building. and. all ‘Common
- Areas -(including .electrical, heating, ventilating:-and- air :conditiening -("HVAG"),

bing, nd.fire/life safety:systems in-the Building.:

urrent-laws;. codes, and ordinances, inclu

ental.agen ? n-violation .of any.la egulatic
Landlord represents, based upon a professional inspection of the Premises and the Building -
- and the Asbestos Report that the Premises and theBuilding .contain:no:asbestos containing
. -materials (other than as may be reflected in the Asbestos Report). Landiord shall, prior to
- Tenant's..occupancy,: abate; - at-Landlord's: soleicost-and:.expense;: all -asbestos containing
“materials to the extent required by law and provide Tenant with an updated report from a
ficensed California Asbestos contractor to that effect. CUEL e .

veramental.agency.that the Building or the Premises ar

; ’:-«ﬂ-\.-:sLandlordv-lei ations & st s oo

d wor.

hall keep -and:maintain in.good repair -and workin: ler-and.promptly make
; rm maintepance.upen.and:replace as:needed: (i the structural elements of
uilding, -ineluding - without limitation,. all-permanent exterior and interjo “walls,-fleors:-and
lings, "roof;: Qencgale_ds‘.;plumpi,ng,:&asta_irw.ays,»=Q9ncealed» lectrical-:systemis. and stelephone-
intrabuilding network cable (i) mechanical.{including 'HVAG);: eleetri¢al, plumbing -and. fire/life.
safety systems serving the- Building (iii) the Common Areas; (iv) exterior windows of the
-Building; and (v) elevators serving the Building. Landlord, at its sole cost and expense, shall
also perform all maintenance and repairs to the Premises, and shall keep the Premises in good
condition and repair, reasonable wear and tear excepted. -Landlord's repair obligations include, -
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-without limitation, repairs to:.(1}-the floor .covering, (if such floor covering is carpeting it shall be -
replaced as needed but not less often than after five (5) years.of use); (2) interior partitions; (3)
doors; (4) the interior side of demising walls (which shall be repainted as needed but not less
often.than every five (5) years and (5) signage. Without limiting- the: foregoing, Tenant shall, at
Tenant’s sole expense, be responsible for the cost of repairing any area damaged by Tenant or

:  Tenant's agents, employees,:invitees and visitors-and-the repair of low voltage electtonic, phone

_-anddata cabling-and related:equipment that is installed by or for the exclusive benefit of Tenant.

- . All- repairs -and- replacements: shall: (a): be ‘made -and ‘performed ‘by. contractors::or. mechanics

-.approved by:Tenant; which-consent shall not be unreasonably:withheld -or ‘delayed;:(b).-be at

-~ feast-equal-in‘quality, value and. utlllty to the orrglnal work or lnstallatlon (c) be |n accordance
wrthalllaws MU T et . e

~-(c) - Tenant's Right to Repair -

: . Tenant-provides .written inotice-(orieral :netice in the event of:an:emergency such as
- damage or-destruction tosor.of any pertion:of the Building. structure and/or the: Building systems.
-7t andfor -anything: that could:cause’ material:disruption to: Tenant's: business)+to:Landlord 6f an
event: erscircumstance :which: requires -the :action of ‘Landlord:-with -respect to:repair:and/or .
maintenance;:and:Landlord:fails to:provide:such-action:within a reasonable ‘period of: time, given-
the circumstances, after the giving of such notice, but in any event not later than five (5) days-
after the giving of such notice, then Tenant may:proceed to-take the réquired action:(provided, -
however, that no such notice shall be required in the event of an emergency which threatens life: - -
or where there is imminent danger to property: or.a:possibility that a'failure to take immediate
action could cause a material disruption in Tenant's normal and customary business activities):
-~ Tenant “shall *have -access tothe - Building' tothe: extent” necessary to- perform ‘the work
- eontémplated By this provision:  If such’actior’ was -requiréd undér the: terms*of thi§ Lease to
o have been taken by Landlord and w -'ot taken by Eandiord within' such period - (uriless: -such
g )‘,’*”and Tenant took such requrred actlon then-\Tenant

Landlord shall furnls the followmg servrces and utrlltles to the Premlses-

- R

(a)' HVAC

Landlord shall furnish heating, ventilation and-air conditionirig (“HVAC”), during Normal
Working Hours in amounts required for the use and occupancy of the Premises for normal office - -
- purposes to-a-standard:comparable to-other first-class buildings and-niot less thain the standard
-+ - get-forth: in- Exhibit B attached hereto. Landiord-shall-be reimbursed for after:Norrial Working,
i Houts (as defined:in 1 :(0)) use-of-HVAC service: requested by an authorized: representatrve of- .
“tenant at-Landlerd’s actual-costs not-to-exceed forty-five Dollars and N0/1 00 ($45 00) er hour
»'-é:.-"dunng the term of thrs Lease or’ any renewal or extensron thereof
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o (b) R T

it o Landlord shall furmish to the ‘Prémiises thie amount of electric ifrent provided for in the -
-Working ‘Drawings but in-any evént not less than ‘seven (7) watts of electric current (connected
load) per square foot of Rentable Square Feet in the Premises, for power and lighting-and
-~ eléctric current for HVAC; and' Landlerd shall provide the existing-or new transformers or sub-
“.panels-on '-"each- floor ‘of the Premises" necéssaryfor -f'Téhaht}"-t’ ilize such capacity in the
emiges. s R I AU B R :

v Landlord shall:furnish:freight and:passenger elevatoi services to the Premises during
Normal Working Hours. -During all other hours, Landlord shall fumish passenger elevator cab
service in the elevator bank serving the Premises on an‘as ngeded basis, and, by. prior
-arrangement with Landlord's building manager, freight elevator service. I

. o Léndibfd shall make available water for normal IavatOry_aﬁd??» aﬁléi‘Wéfer:?méé
-. applicable. governmental standards for drinking purposes in the Premises B o

. (e) Janitorial |
s _.'\.1_J;§;_;»;:f;;;’ I Bie ] R TP R - i -
. Landlord shall providejanitorial service:on five (5) nightsper week generally ‘consistent
‘with that furnishied in comparable office buildings in the Gounty of Los Angeles; but not less than

. the services set forth in the specifications set forth in Exhibit E'attachéd-heréto.. <

to thé . Building,
(24y hoit peirday

e

loses any:.portion .of the:Building: or Premises; Basic:Rent: shall-be pic
ercentageof-the . Premises: ot Building:: rendered:untenantable:
e-right at:any and all: times 1o enter th

The occurrence of any one or more of the following events (@
a material default and breach of this Lease by Tenant:

Default")-shall:constitute

11 ’ February 13, 2004
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i. the failure by Tenant to make any payment-of Basic Rent or any other

payment required to be-made by Tenant hereunder (except to the extent an-

. -offset is .expressly permitted-hereunder), as-and when:due and if the failure
- -continues for a penod of ten: (1 0) days after written notlce to Tenant*

ol ..the farlure by Tenant to observe or perform any of the other covenants
con_drtlons__ or.provisions of - t_hrs Lease; where:such failure shall-continue for
a period of thirty (30) days after written notice from Landlord spegifying in-
detail the nature of the default; provided, however, if more than thirty (30)
days are reasonably required for its cure then Tenant shall not be deemed
to be in default if Tenant commences such cure within said 30 day period
' and thereafter dlllgently prosecutes such cureto completlon :

. (b) Termmatlon : oo .

Tenant agrees that |f a Default should occur and should not be cured within the time = -~
periods set forth above, it shall be lawful for Landlord to termmate this Lease upon the giving of © -
written notice to Tenant. In addition thereto Landlord shaII have such other rlghts or: remedles T

. ag-may be provided by: Iaw O D Bt S SRR

(a) No Effect on |ndemmtv

Nothing in this Article shall be deemed to affect elther Landlord or Tenant's. nght to. ::
1:-;lndemnlf|cat|en under.any. rndemmflcatron clause OF clauses set forth in thls Lease T ‘

T ya LANDLORD'DEFAULT

(a) Remedies

e, - Jn-addition:to. the provisions: for Landlord's; default-provided-by: Sections: 9(d) 10(c) 19 .
. :-and 20(b) ‘kandlord: shall . default:in-the; perfermance of -any--ebligation-required-to-be .- -
,erfermed by Landlord unde this: Lease if Landlord: has failed:to-perform-such ebligation.within - = -
~ five (5) days after the giving of writien notice with respect thereto by.Tenant (which notice shall =
be, if appropriate, the same notice given under Section 10(c)) ; provided, however, that if the:. - -
nature of such default is such that the. same cannot reasonably. be:curéd:within:such five (5).day - - -
period, Landlord shall not be deemed to be in default if Landlord shall within such petiod-
-x6ommence-such:cure and thereafter diligently-prosecute the same to ‘completion: If the ‘default = -
Landlord-Landlord Default”) is of such-a:nature that it materially-and- substantlatly interferes
-=with Tenant's -occupancyand:use -of-the:Premises. and-if-'such Ltandlord Default:is-not:cured
~within the foregoing: cure period;:then Tenait:shall ‘haveithe- right;:at its:option, with-or wrthout.
~further notice:or-demand of any.kind to.L.andlord or any ether person; to-any ene or more ofthe -
following. described remedies in addition to all other rights and remedies provided:atlaw:orin - - -
equity or elsewhere herein: (i) to remedy such default or breach and deduct the costs thereof -
{including but not limited to attorneys' fees) plus interest at the rate of ten (10%) per.annum from
the instaliments of Basic Rent next falling due; (i) to pursue the remedy of specific performance; -
(iii) to seek money damages for loss arising from Landlord’s failire:to. dlscharge its obligations - -

under this Lease or offset such damages agalnst Basrc Rent next commg due .or (iv) to:
~terminatethis:Lease. ~ - | : :
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Nothlng hereln contamed shaII reheve Landlord from its duty to effect the repair,

replacement correctlon or maintenance reqUIred to restore any affected services, or to perform

" any other obligations to the standard prescribed in this Lease nor shall this Section be
construed to obligate Tenant to undertake any such work a

(c) - E_me_rgﬂc_y

Notwnthstandmg the- foregorng cure penod Tenant may cure any default without notice
where the failure promptly to cure such default would, in the reasonable opinion -of Tenant,
create. or allow to persist an emergency condition or materlally and adversely affect the

operatlon of Tenant’s busmess m the: Premlses -

ASSIGNMENT AND SUBLETHNG

ant ma assrgn mortgage “encum therW|se transfer this Lease or sublet the -
Ry part:of the ‘Premmises without 1‘|rst obtammg ‘Landlord's prior consenit: “provided,
' however o~ such assigniment;. sublettmg or other transfershall ‘relievé Tehant of any liability
~under this l'iease unléss’ Landlord has given'its written'onsent thereto, ‘which Landlord shall not -
“unréasonably-withhold:if the assignee has: a-financial condition’ WhICh Is reasonably suffrcrent for

: |t to'be respOnstble for all future oblrga’ubns under this Leasal

.ATt@NSANBADDITlO.: SRR

(a) Landlord Consent

Tenant shall not make any structural alterations, lmprovements addmons or utility
=+ installations*in or about the: Premlses“(cotlecttvely “*Alterations®) without first -ebtaining the
- ritten oonsent o : ndlord whtch consent shal hot-be unreasonably withheld, ‘conditioned: or
' quired. for-any Alteration that satisfies all
ne:followin era- 2)-is not visible-from the ‘exterior. 6f the
o Premlses e"BurIdmg, (3) steris or structure: of the Building; and
i»:(4)does notunreasonablysinteifere with thesnorm custormary'business office operations: of
-“othertenantsinihe: Building. - If Landlerd fails to. respond in writing: wrthln thlrty (30) days of such
irequest, t.andtord shall be: deemed to approve th Alteratlons :

(b) Endof Term

Any Alteratlons not removed by Tenant -shall become the property of Landlord and
B * remaln upon and be surrendered wuth the Premtses at the exprratron of the Term

""QNIEM NATIQN

- ( ) Controlhnq Terms

w3 i dOringithe Term, or during the penod of time- between thesexecution. of this Lease and
*ﬁ'the ‘Commencement Date, there is any.-taking of all or any part:cf the: Premises or any-interest
in this Lease by Condemnation (as defined below); this Section shall determine the: rights and
obligations - of Tenant and Landlord. “"Condemnation" shall mean the exercise of any -
governmental power to take title to any portion of the Premises, whether by legal proceedings or
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otherwise, by a Condemnor (as defined below) or a-voluntary sale or transfer.by Landlord to any
 Condemnor, either under threat of a Condemnor's exercise. of such power or while legal

proceedings are pending for the.exercise of such power. "Condemnor’ shall mean.any public or
- quasi-public authonty or pnvate corporatron or mdlvrdual havmg the pow. of Condemnatron

(b) Total Takmg

If the Premises are totally taken by Condemnation, this Lease shall terminate on
the date the Condemnor has a rrght to. possessmn of the Premises (the "Date of Takmg“)

e T FUEIEE S B A 13y

(c) Partlal Taklng

: Af any portron but not all of the Premlses |s taken by Condemnatron thls Lease

shall remain in effect, except that Tenant may elect to terminate this Lease if, in Tenant's

* reasonable judgment, the remaining portion: of the Premises (including- the:space available for

parking) is rendered unsuitable for Tenant's ‘continued Use of the Premises. If Tenant elects-to

-, sa-terminate this Lease, Tenant. must exercise.its right:to ‘terminate by giving notice:to Landlord

i _,_-Wlthrn thlrty (30) days after the date:that the: nature and ,the;exte_, f the_-Condemnatlon'ha\ie :

.- been determined. (the "Determrnahon Date") ' : date. of termination.

N .‘Such termination.date shall not.be-earlier: tha thrrty (30) daye norlater: tha, .;r_unety 490).days
~after Tenant has notlfred Landlord---Qf_;,r election. 0. tenn;nate excegpt_,,hate this:Lease shall : -
terminate on the Date of Taking .if-the. Dateg «of Taking: falls. on a;date. be{ore;.;.c.he date of
termination as designated by Tenant. If Tenant does not so notify Landlord within thirty (30)
days after the Determination Date, all obligations of Tenant under; thrs Lease shaII remain in
effect except that Basic Rent shall be equrtably abated.

(d) Restoratlon

Notwrthstandlng th o
e 'natlon Date, Landl : : andiorg, L. wilt: add
.. ~Premises-.sa. that. the’ area - of : t h emlses and the space vatlable for parking;- will ‘be
i ,u»:substant|a||y the :same-after the Date ‘of:-Taking as:they:were hefore.the Date:of Taking; and

- .. -L.andlord.commences-the restoration- promptly:and,. -subject to reasonable. allowance fer.delays

.. that are not caused:by:Landlord;: complet withiny: ninety. (90)days. afterL:andlord s notifies
- . Tenant, this: Lease shall.contitiuein-effect. - All: obligations: of Tenant:under-this. Lease:shall
remain in effect, except that Basic. Rent: hall: be.equitably:abated or reduced. durmg the period
from the Date of Taking until the completron of such restoration.

‘recedrng paragraph |f wrthm; »,thlrty (30) days -after . the -
L2 1e-remaining

(e) Award

The Award (as defrned below) shall be drvrded between Landlerd;and:!"'l’enant astheir.
. Trespective interests may appear. "Award” shall mean all compensation, sums or anythlng of

value awarded, paid or received on a total or partial Condemnation. of-the Prémises.”

() Waiver'of— Statute

: Landlord - and Tenant hereby:waive 'the. provisionof-California: Cede- of Civil Procedure
-;:v-;Sectlon 1265.130- allowing :Landlord-or Tenant to- petltlen the superror court te termlnate this
. rf;-Lease in-the-event of a partral takrng of-the: Premlses e o o .
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18. INDEMNIFICATION.

(a) Tenant‘s lndemnllv

o - Tenant ‘shall mdemnrfy, and hold Landlord harmless from: and ag st all loss,

" icost and expense lncludmg attorneys' fees; arising from any rnjury or damage to: any-person or-
eproperty, occurring in or about the Building or*Premises ‘as-a rdsult of- any negligent-act or
omission or willful misconduct of Tenant or its employees or arising from any breach or default
under this. Lease by Tenant. The foregoing provisions shall not be constrited to make Tenant
responsible for loss, damage, liability or expense resultlng from injuries to thll’d parties catised

' by’ the-‘negligénce “or willfil mnsconduct of Landlofd or rts offlcers contr ctors llcensees.

i-agents employees or mvrtees : - .

(b) Landlords lndemmty o

Landlord shall mdemmfy, defend and hol, '
,.oss cost and ‘expense, mcludmg attorneys" fees, :-.an3|ng from:: any lnjury or d
" person,or property oceurring in or.about the Burldlng or Premises$ 4s:a result
act, omission or willful misconductsof Landlord; or its officers,” ‘contractors; licent . agents;
employees, guests; or visitors or arising from any breach. or default under this Lease by
Landlord. The foregoing provisions-shall not be constriied 16-make Landlord responsible for
~ loss, damage, liability or expense - ‘resulting. -from “injuries to thlrd parties caused by:the
+ Inegligénce orwillful: mlsconduct of Teﬁant or rts oﬂ’icer"" o “"-lrcénse
'=‘-‘employeesormwtees i : R

10, INSURANCE.

~

(a) Landlord’s Insurance

- During the term of this Lease, Landlord.:S'hall%m’éi'ri’téilﬁ?thefftblloWing insUrance:

coverage agarnst acts of terrorlsm to the extent tcH: overaqe'
priced"aticominercially: teasonable*rates) and-| :
=:-»-,property; wrth a deddctlble of no: greater than

: i become: the property T Té
explratlon of the Term and on all modular furmture instaléd in the Premises.: '
proceeds shall be payable to Landlord and Tenant as the|r lnterests may appear and be utlllzed
for repair and restoration of the Premlses : ‘

: - (il) - ‘Géneral: llabllity-rnsurance (wrl

R Liv ent) wrth limits of not{ess: tha Wi
RS saggregate ametint of $5,000,000;:(2) product‘ '
- and: ')Hper onal arid advertlsmg lnjury of $1 OOC

BT iy | '
: .-‘ectlon and dellver evidence ' thereof /as “requiréd-by: this’ use a y
. proceeds 1o trmely repalr and restore the Premlses shall cons“tltute a materla “breg

: Lease
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(b) Insurance Requirements

All insurance policies required to be maintained by Landlord under this Lease shall be
issued by insurance. companies which have a Best's Rating of "AVII" or better and which are
qualified to do business .in the State of California.. All liability and property damage and other
. casualty. pollcres of. Tenant shall bé written as primary pollcres not. contnbutlng with, :and not-in
. excess. of coverage which Landlord may carry . S

(c) Certlflcates

, Landlord shall delwer to Tenant on the Commencement Date of thls Lease -and
thereafter at least fifteen (15) days prior to expiration of any insurance requrred 1o be carried
~-hereunder, -certificates of insurance evidencing this coverage with limits not less than those
specified above. Certificates must document that each.party has named the: other as an
additional insured (or its equivalent) on its general Ilablhty and property insurance ‘policy, and _
. that. Tenant has been named a-loss; payee on Landlord's commercial property insurance pelicy, -

as. requrred Further, all: certificates: shall .expressly. provide.that:no:less-than. thirty (30) .days' -
- -prior.written notice: shall be -givén-to. Tenant-in the event ofsmaterial change to exprratlon or
, ,cancellatlon of the coverages or pohmes evrdenced by the: certrflcates Lol

(d) Walver of Subro atron

: .,.;-Landlord and Tenant each hereby walve therr rrghts of subrogatlon agalnst one another to the
extent it is covered by the property insurance policies required to. be carried:-héreunder.
Landlord - shall cause its insurance carriers to consent to the foregorng waiver of rights of
subrogation against Tenant.

20.  PARKING.

. (a) Tenant' :

: . Tenant shall have the right.to the number of exclusrve reserved parkmg stalls set’ forth '

___.-m Sectlon 1. W|thout charge for the Term of this. Lease..No. tandem: parklng shall-be: permiited

and",l"enant shall be .entitled to.full:infout. pnwteges Tenant's parking rights- shall:be subject to
‘reasonable: parklng_, rules and regulations: adopted. by Landlord from:time:to-time, provided:that

- such procedures shall-be unrformly applied to.all tenants. - Tenant: acknowledges that: all ‘'other

' -parking spaces. are not for.the.exclusive.use of: Tenant; rather, all such: parking spaces areto be
Lusedon a non-exclusrve flrst-come first-served basis: by Tenant and other tenants occupants
‘llcensees rnwtees and permlttees of the. Burldlng el TE

(b) m S Ta ok ‘. o M

. Landlord acknowledges,_ that it |s a matenal term. of this Lease that Tenant recelves all

of such provrsmns Ttis therefore agreed that lf for any reason whatsoever a matenal number
. of the Parking Spaces required above are not available to Tenant, (in addition to the rights given
_ 1o Tenant under Section 14 .and Sections 9-and 17 in the event of casualty or condemnation)
»;_._.Tenant may (a) terminate. thrs Lease by-giving written .notice of such-termination. to-Landlord,
... which notice shall be effective- thirty: (30)-days thereatfter- or (b) deduct from: the ‘Basic: Rent
' 'thereafter accruing hereunder an amount each month equal to the BaS|c Rent times .the
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percentage of Parking Spaces not so provided times 1.5 but such deduction from Basic Rent
shall be not less than ten percent (10%) nor more than one'hundr_ed percent (100%). ‘

 21.  ENVIRONMENTAL MATTERS

(a) Hazardous Materials -

_Tenant shall not cause nor permit, nor allow any of Tenant's employees, ‘agents,
customers, visitors, invitees, licensees, contractors, assigneés or subtenants to cause of permit, - -
any Hazardous Materials to be brought upon, stored, manufactured, generated, blended,
handled, recycled, treated, disposed or used on, under ‘or abott the Premises, the ‘Building or
the Common -Areas, except for routine office and janitorial supplies in usual and customary -
* -quantities-stored, used and disposed of in"accordancé with ‘all-applicable Environmental Laws. "
“"As used: herein, “Hazardous Matérials™ means-any chemical, substarice, material, .controlled:
“‘substance, object, condition, waste, living orgariism or cormibin ion' thereof, whether solid, semi-
solid, liquid or gaseous, which is or may be:hazardous 16" hiiiian Hiealth ‘or safety or-to-the:
+environment due to its radioactivity, ignitability, corrosivity, - reactivity, _explosivity, ‘toxicity, - - -
-carcinogenicity, - mutagenicity, phytotoxicity, infectiousness or other  harmful of" ‘potentially:
_harmful properties or effects, including,” without limitation,- ‘molds, -toxic levels of:bacteria, -
" tobacco’ smoke within the Premises, petioleum an roleum products, asbestos, “radon,
polychlorinated " biphenyls (PCBs), refrigerants (including. those A in
' ant Recycling Rule,

~“Environmental Protection Agency’s “Refrigerant Recycl

*'and all. of those' chemicals, substances; miaterials, ontro ystain ts, conditi :
wastes, living organisms or combinations thereof which are now’ot become'in the future listed,
defined or regulated in any manner by any Environmental Law based upon, directly of indirectly; -
such-properties or effects. -As used herein, “EfVironmental Laivs™méans any and all federal,
state or local environmental, health and/or safety-related laws, regulations, standards, decisions'.
of courts, ordinances, rules, codes, orders; decrées; diréctives, giidelines, permits.or permit
‘conditions, d or adopted. in the futire which.

. are or' .- ik ) TR & i LT Tl e L :?_ . .

uring - -

. ’ ? b4 ’

_ : Exp .
- or after the Term as a result (directly or indirectly) of..or in..connection.with the présence of -
Hazardous Materials on, under or about the Premises, -Bilding or- Codmmbon Areasor- othet . .
. Violation of laws relating to Hazardous Materials other than caused

by Tenant, This idemnity -
ssary. repalr, cleanup or -~
“"fequired plans; as such action is required by local or state laws or ‘any governmental. agency.
~Landlord shall promptly deliver to Tenant a copy of any notice received from any governmental -
~agency during the Term of this Lease concerning the presence of Hazardous Materials in the -~
Building' or the Premises. Landlord’s obligations pursuant to”thé foregoing indemnity shall -
... Survive the expiration or termination of this Lease. - A default by Landlord. under this Section’
- shall.constitiite a material default under this Lease. . .~ - . . o o

shall include, without limitation, the cost of any Tequiréd’ or

etoxification, and the preparation ‘and jon of,

17 ‘ February 13,2004
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22, ESTOPPEL CERTIFICATES

Tenant shall, within thirty (30) days after written request of Landlord, execute;
acknowledge and deliver to Landlord or its designee .a written -statement in. the form of
Document I in the Supplemental Lease Documents délivered to Landlord concurrently herewith
(properly completed) but shall have no-other obligation to-deliver. any other. form of ‘estoppel
certificate. It is intended that any such statement. delivered ‘pursuant to this -Section may be .

. . relied upon by a prospective purchaser of Landlord's- mterest or holder. of- any mortgage upon
: .':;Landlord's |nterest in'the Premises. . : . . CL : :

e 23, TENANT IMPROVEMENTS "

B :Pnor to: the Commencement Date Landlord shall construot the 'l":enant l'mpro ments it

) 'Te(,,'" it agrées, &t Landlord 'S optlon 10 sub ‘ _
) mortgages or deeds of triist now or hereafter in force against the Buﬂdmg provided however L
Tenant's obligation to subordinate this Lease is expressly conditioned upon: Tenant receivinga -
~ written agreement in' the form of Document | in the Supplemental’ Léase Documents delivered to -
: ___;;,__J.Landlord concurrently herewnth and prov1ded further that -such_subord ation shall affect any S

(c);Request for Not|ce B

Landlord ac nowledges that Tenant mtehdsi 0 rect
to any mortgages or deeds of trust affecting the Property i the for

ent V in the
Supplemental Lease Documents- dellvered to Landlord concurrently herewnth '

18 . ’  February 13, 2004
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(d) Notrce of Default :

It any mortgagee or beneficiary under a deed of trust affectlng the . Property grves
written notice of its name and address to Tenant by registéred mail requesting any 'such notice
with reference 1 to this Section, Tenant agrees to use its best efforts (but without llablllty for failure
g do so) to gr /6 'such mortgagee a copy’ “of” any notice of Default 'sérved ﬂpon Landlord

; uldp rmi Tenant to termrnate thls Lea e 'and"’ an addltlonal ten : -10) days'
wrthm whrch fo. cure such Default : o , :

26! SURRENDER OF POSSESSION

Subject to casualty at the explratlon of the Term of thlS Lease whether by Iapse of time
-or otherwise, Tenant shall promptly and peacefully. surrender ‘the’ Premises ‘to L:andlord in a
"broom-clean” condition. Tenant may (but shall not be. requnred to) remove, at its own expense,
.Sl fixtures f‘equrpment and' all “other personial - property ‘plac
*’Premlses By Tenarit; orunder rts authority (mclu _f_l_hg any'modu.

27. SIGNAGE

o T_enant shall be permltted to lnstall at the Premlses reasonably approprlate S|gns that_ S
’-*conf,""nn”“ ith-any ahd al applicable laws and ordl' ances.” :

: . >qu
joyment and possessron ‘of the Premlses -and- the Common Areas durl“ng the
-‘-‘-Term of thls Lease"'sub]ect to the terms and condltlons of thl ease.. - o

29 GENERAL

(a) Headlng »

--,-Tltles<to Sectlons:-:of thls Lease are not a part of thr

o 6 éffect
upon the construction or mterpretatron of ; any part hereof S

(b) Successors and Asanns

(c) Brokers

Landlord and Tenant each represent and warrant 1o: each ofherthat it has not engaged
any broker, finder or other person who would be entitled to any commission or fees in-respect of _
-the regotiation; execution:of delivery of this Lease Gther than as disclosed to the'tther i in.writing .
+ -and shall indemnify and hold harmless each other against any loss, cost, liability or expense -
incurred by the other party as a result of any claim asserted by any ‘siich broker, firider or other
person on the basis of any arrangements or agreements made or alleged to have been made in
varlance wrth thls representatlon Tenant shall recelve from Landlord or Landlord s broker
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within ten (10) days after: the execution of this Lease, an. amount equal to 50% of all
commissions due to Landlord's broker as a result of the exécution of this Lease.

(d) Entlre Aqreement .

L Th|s Lease (and the Landlords W k Letter an upplemental Lease Documents) is
the final and complete expression of Landlord an_ ar;
use and occupancy of the Premises, to Tenant's use of the Build
in this Lease. No prior agreements or understanding pertamlng to the same ‘shall be valid or- of
any force or effect and the covenants and agreements. of this Lease. shall. not. be altered,

modmed or added to except in wntlng sugned by both Landiord and Tenant .

(e) everablllg

p T WY
shall nevertheless remaln |n full force and effect.

(f) Notlces

AII notlces and communlcatl' s =R
deemed properly given if delivered personally, ‘sent by registered or certlfled mall postage-
. prepaid, or-by a recognized overnight commercial messenger. pro! ldlng sproof -of delivery,-
facsimile (electromcally confirmed) to Landlord's Address for Notice and Tenant's ‘Address for
L ..Notlce as set forth in, Sectlon 1. Any ndtlce_so glven shall berdeemed to have. been glven as of '

4 rY’;e (AN A8
shali be deemed glven upon recelpt of the same by the party to whom the same |s to be glven

(g) Governlnq Law and Forum

of Los Angeles State of Callfornla

{h) Waivers. o

~No waiver by Landlord or. Tenantof any prowslonah reof-shall be deemed-a’ walver of
. ;--any other provision.hereof .or of any. subsequent'j reach_b / y,dlprd orTenant of theisame or
any other provision. Landlord's o Tenant's consent to or approval of any act’ shall. not. be .
deemed to render unnecessary the obtaining of Landlord’s or Tenant's consent to or approval of
any subsequent act by Landlord or Tenant. L Tl :

(1) Time of Essence

(]) Consent

o Whenever any consent IS reqmred by La |
shall not be- unreasonably withheld, conditioned or delayed and

unless otheanse specmcally
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prowded herein; shall be deemed granted if not refused within'ten (10) days after wrltten
request is made therefore, together with all necessary information. :

(k) Community Business Enterprises

- Landlord-shall complete and deliver to Tenarit concurrently with the executron hereof a
* Community Business® Enterpnses formi set forth as -Doctiment IV in- the Supplemental Lease :
Documents dellvered to Landiord concurrently hereW|th ’

(k) Memorandum of Lease S

If requested by Tenant Landlord and Tenant shall execute and acknowledge a .
Memorandum of Lease -in the form of- Document 1V in the Supplemental Lease Documents = ~
delivered to-Landlord: coneurrently herewith; whlch Memorandum may be recorded by Tenant rn
the OfflClal Records of Los Angeles County o A :

PR AUTHQRITY

Only the Board of Supervrsors has the authonty, by formally approvrng and/or executmg' :

this .Lease, to bind the County to the terms included:hereif: ~Each. individual executing this .- .

Lease onbehalf of Tenant represents and warrants that he or she is duly authorized to-execute - -

- and-deliver this Lease ‘on-behalf. of Tenant, and that this ‘Lease i§: binding upon Tenant in~. |

- aecordance with-its terms. -Landiord understands that no: miaterial t&rins of this Lease iay be - - -

altered or-deleted, y'ROF may any new matetrial terms be ‘added to this:l:ease; without:thi express . -

- written-approval of the Board:of Supervisors; either through-an amendment to the Lease:or: by : -
other formal-board action. - No. County-officer, .employee; @gent or: indepenhdent-céntractsr -has - -
any authorrty to.alter, add or delete the material terms of this L.ease and Landlord may not rely . - ..
“upoen:-ary. representatrons to the contrary. ~This limitation *of authorrty applles to all matenal"
terms of the Lease mcludrng, -wrthout lrmrtatron any moneta ‘established fo

Ccunty shall not- rermburse Landlord Hor any expenses # which exeeed thr’ eiling.
Notwithstanding the-foregoing, the Chief Administrative Officer of the County or its: delegee (the = -

~ "Chief Administrative Officer") may take any administrative act on behalf of Tenant hereunder

~#yhieh ‘does not-havethe etfectof i increasing Basrc iRent or other frnancral obllgatlons of: 'enant
under this L:igase; ircliding“withott: limitation, in 5€-in ¢

- thes manner'provrdei heréin by an Ea | -

" ceftificates; signing the*Commencement Date: Memorandum-and Sonfirmation ase S
or subordinating “this Lease. Each individual’executing' this Leass 8h- behalf-'-‘of'fLandlord o
represents and warrants that he or she is duly authorized to execute and deliver this Lease on
behalf of Landlord and that thls Lease |s blnding upon Landlord in accordance wrth rts terms‘ o

ACKNOWLEIGEMENT BY LANDL@RD

Landlord cknowledges that rt is aw

f-the folloWrng provv ‘rons

; ‘.---(a) Consl"deratron of GAIN Program Partlcroants

B Should Landlord requrre addltronal or: replacement personnel afterthe effectrve date of
thrs Lease Landlord shall:give consideration for.any-such- employmient; openingsto participants
in the County Department of Publlc Social Services' Greater Avenues for Independence '
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» ("GAIN") Program who meet Landlord's minimum.qualifications for the open posmon The
County will refer GAIN participants by job category to Landlord. : »

(b) Solicitation of Consideration-

- It is improper. for any County offrcer employee or agent to solrcrt consrderatron in any -
e ,form from a landiord.with the implication, suggestion or statement that the landlord's provision of
the consideration may secure more  favorable .treatment for the landlord in the .award -of the
Lease or that fandlord's failure to provide such consideration may negatlvely affect the County's -
consideration of the landlord's offer tolease. - A landlord shall -not offer or.give, either directly or .
through an intermediary, consideration in any form to a County officer, employee or agent for .
ithe purpose of secunng favorable treatment wnth respect to the award of the Lease

. Landlord shall |mmed|ately report any attempt by a County offlcer employee or agent to -
-sollcrt such improper consideration. The report shall be made either to: the- County: manager . -
- charged with the supervision of the employee or to the County Auditor-Controller's Employée.”
- Fraud Hotline at (213) 974-0914 or (800) 544-6861. Failure to report-such solicitation may.
result in the landlord s submrssron bemg elrmmated from consrderatron : :

g -‘(c) Landlord Assrg_nment

andlord m assrgn transfer mortgage _-,f hypotheeate or
title and.interest.in and:to.this L.ease or.any.portion thereof (including-
xeluding :its -duties . and. obligations-hereunder),::and - -

- ;-‘Landlord may'execute any and: instruments providing for the payment of Basic Ftent drrectly :

_-.:r_..u:to an aSS|gnee Or; transferee butonly lf the conditions set forth in th|s Sectlon arexmet.

ny document or agreement purportrng to assrgn transfer
.eng mber Landlord 'ght tittleand interest in and to thl Lease of -

California Government Code will const|tute a materlal breach of thls Lease upon WhICh the -
County may impose damages in an amount equal to the greater of.(a) $500,000 ori(b) 10% of
the aggregate principal portion of all rental payments payable by the County during the entlre
Term of this Lease, it being-expressly: agreed that the aforesaid amount shall:be.irposed as:
fiquidated- damages and not as a forfeiture or penalty. It is further specifically agreed that the
-aforesaid amount is presumed:-to.be the amount of damages-sustained by reason of any such
violation, because from the circumstances and nature of the violation it would be impracticable
and: extremely-difficult: to fix:actual damages. - In addition; the County: may.. exercise or pursue :
'any ether rrght Of; remedy it may have under thls Lease or: appllcable law ' S '
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(v) Landlord shali give the County notice and a copy of each Security
Agreement and any other instrument relating thereto (including, but not limited to, instruments

providing for the payment of Basic Rent directly to an assignee or transteree) at least two weeks
prior to the effective date thereof.

(vi) Landlord shall not furnish any information concerning County or
the subject matter of this Lease (including, but not limited to, offering memoranda, financial
statements, economic and demographic information, and legal opinions rendered by the office
of counsel for the County) to any person or entity, except with County's prior written consent.
Landlord shall indemnify, defend and hold County -and its officers, agents and employees
harmless from and against all claims and liability alleged to arise from the inaccuracy or
incompleteness of any information furnished by Landlord in violation ‘of this Section.

(viy.  The provisions of this Section shall be binding upon and
applicable to the parties hereto and their respective successors and assigns. Whenever in this
Section Landlord is referred to, such reference shall be deemed to include Landlord's
successors or assigns, and all covenants and agreements by or on behalf of Landlord herein
shall bind and apply to Landlord's successors and assigns whether so expressed or not.

32. IRREVOCABLE OFFER

In consideration for the time and expense that Tenant will invest, including, but not
limited to, preliminary space planning, legal review, and preparation and noticing for
presentation to the Tenant Real Estate Management Commission of Los ‘Angeles County in
reliance on Landlord's agreement to lease the Premises to Tenant under the terms of this
Lease, Landlord irrevocably offers to enter into this Lease and not to revoke this offer until the
Irrevocable Offer Expiration Date, as defined in Section 1.
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IN WITNESS WHEREOF this Lease has been executed the day and year first above set

_ forth.

LANDLORD:

TENANT:

ATTEST:

Violet Varona-Lukens
Executive Officer-Clerk ,
of the Board of Supervisors

By:
Deputy

APPROVED AS TO FORM:

- Lloyd W. Pellman
County Counsel

Bwigz;xdg 4ir>\Mﬁ4?7

Deputy: Francis E. Scott

COUNTY OF LOS ANGELES
a body politic and corporate

By:

" Name:

Chairman, Board of Supervisors
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CEXHIBIT A

" 'FLOOR PLAN OF PREMISES

EXHIBIT A - Page 1 ] February 13, 2004
LAL156271v16



- EXHIBITB.

LEGALDESGRIPTION.OF PROPERTY

-EXHIBIT B - Page 1 : _ February 13,2004
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EXHIBIT C

' COMMENCEMENT DATE MEMORANDUM
AND CONFIRMATION OF LEASE TERMS

County of Los Angeles a body polmc and cerporate (“T enant”)> C,a:
s (“Landlord™), whereby Landlord-leased to: Tenant and Fenant Ieased from

Landlord certam premtses inthe buuldmg Iocated at 9900 Norwalk loulevard Santa_ Fe

Spnngs CA 90670 (“Premlses”) : L SR v .

o (1) Landlord dellvered possessnon of the Premtses te Tenant ina: .
Substantlally»-CompIete condmen O n e~ s § i ‘“Pessesswn Date”)

_ o (2) Tenant has accepted possessmn .of the Premlses and now occuples the
same; :
(83) The Lease commenced on
(“Commencement Date”);
“(4) The Premises.contain rentable square feet of space; and
(5)  Basic Monthly Rent is '
IN WITNESS WHEREOF, this Memorandum is executed this day of 3 -, 2004.
- “Tenant’ . - “Landlord”
COUNTY OF LOS ANGELES,
a body politic and corporate ' a
-By By:
Name: Chuck W. West, CCIM, Esq. Name: _

ts: Director of Real Estate Its:

EXHIBITC - Page 1 February 13, 2004
LAl ]56271y1.6



EXHIBIT D

. HVACSTANDARDS : . -

Landiord shall supply cooling, ventilating and heating with capacity to produce
- .+the following results effective:during: Normal Working:Hours established by the-Lease
and within tolerances ‘normal:in: comparable: office - buildings; :mairntenanee :of: inside”
- space conditions: of::not: greater. than. 78 degrees ‘Fahrenheit when the outside air
temperature ‘is. not:mote - than x93 degrees -Fahrenheit dry .. bulb ::and 70 degrees _
Fahrenheit wet bulb, and not less than 70 degrees Fahrenheit wheh'the: outside -air"
temperature is not lower than 42 degrees Fahrenheit dry bulb. . Interior space is
‘designated at a rate of one ‘zone for approxnmately each 1,000 square feet and one
diffuser. for: each 200:squaré feet ofusable:square footage: within the Premises. If’
- energy. requirements.prohibit Landlord from complying with-these. requirements; Tenant-"
shall not unreasonably withhold its consent to temporary waivers or modifications.

, "~ EXHIBIT D- Page 1 : February 13, 2004
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EXHIBITE
CLEANING AND MAINTENANCE SCHEDULE

‘ DAILY-(Monaay't'h‘roug'h-F‘riaafs?); o

AL Carpets vacuumed
B -Compositi ors _ opped o v '
ST G DesKs) dEsK actessories and- office furnittire dusted:” ‘Papers and folders left
. on desk not to be moved.
R ' D Waiste' baskets, other trash’ receptacles emptled
E. Chairs and waste baskets returned to propéer posmon
F. Fingerprints removed from glass doors and partitions.
G. Drinking fountains cleaned, sanitized and polished. :
o - H. Lavatones toﬂets and toilet rooms cleaned and mopped Toulet supphes
replems d. o R ,
s Bl and tibe’ replacements,-: as"requwed T e
J. Graffm expunged as needed wnthln two (2) workmg days after notlce by

‘ : 'Tehant

nlshe n'cludlng paper supplles and soap:
y - (|f prov:ded by contract)

chalr ungs baseboards and msndes of door jambs dusted _
606“ anellng and moldmg dusted :

B
E. 'Wall vents and celllng vents vacuumed. : ’ ’

F. Carpet professionally spot cleaned as required to remove stains. :
-G. HVAC chiller water checked for bacteria, water conditioned as’ necessary
Q . .

A

B

C.

_: ._'RTEFtLY":

. nght fixtures cleaned and dusted but not less frequently than Quarterly
- Wood furniture polished.

Draperies or mini-blinds cleaned-as required, but not less frequently than
Quarterly. '
D. HVAC units serviced for preventative maintenance purposes, all filters
changed. ' e
5. SEMl-A"-NNUALLY

A. Windows washed as required inside and outside but not less frequently than
twice annually. -

- EXHIBITE - Page 1 February 13,2004,
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B. All painted wall and door surfaces washed and stains removed..
C. All walls treated with vinyl covering washed and stains removed.

6.  ANNUALLY

A. Furnrture Systems and.any other fabric or upholstered surfaces lncludlng
chairs, couches, walls, etc., spot cleaned, or if determined to be. necessary in Tenant’s
sole discretion, professronally cleaned in their entirety using a water extraction system. .

B. Bathroom and any other ceramic tile surfaces. profe' nally cleaned using a

- hand scrub process. All grout.and porous . surfaces resealed with a professronal grade
sealant.-

C Touch-up pamt all mtenor painted . surfaces in a | fi nlsh to match
~ existing. . L e .

7. AS NEEDED

"A. Premises and the srdewalks drrveways parkmg area and.;all,_means of -
access and egress for the Premises. should be. malntalned od repair;-and in clean
and safe .condition at all times.

B. All lawns, shrubbery and follage on the grounds of the Premlses should be
maintained in good condition and neat in appearance. . Gra d shrubbery must. be
L replanted as néeeded to maintain. the grounds in good appearan .
. C.. .  Carpets, to. be cleaned using " a - non~detergen 5 lOW olsture soil
. encapsulatlon system as recommended by the ‘carpet manufacturer “The followmg
schedule will be maintained for carpet cleaning: (i) heavy traffic areas as needed witha
~ minimum frequency of bi-monthly [six (6) times per year]; (ii) moderate traffic- areas
cleaned.as.needed with a_minimum_of once every. six (6).months [twa (2) times per -

year]; and (iii): olean light. traffic areas a.minimum,of onc er year, Landlord agrees that
‘bonnet cleaning i is not an acceptable méthod of cleaning carpets.
D. All walls repainted and wall covenngs replaced throughout the-.Rremlses The
_-paint finish should be eggshell or semi-gloss. as directed by Tenant ‘and in a color
- acceptable to Tenant. In no event. will Landiord __berequrred‘, -,.\repaln,t or replace wall”
-covermgs more than one. (1) tlme in .a'trve (5) year, -

'the frequency of this work. -

8. . GENERAL

EXHIBIT E - Page 2 February 13, 2004
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LANDLORD’S WORK LETTER ~*

- For.

COUNTY OF LOS ANGEL 67"
IEF ADMINISTRATIVE OFFICE
.. LEASE AND AGREEMENT

‘February 13,2004
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LANDLORD'S WORK LETTER

This Work Letter supplements the Lease (the “Lease”) dated 20___
executed concurrently herewith, by and between SVN-NOBBS, LLC as Landlord and
COUNTY OF LOS ANGELES as Tenant; covering certain Premises described in the Lease.
Terms capitalized but not otherwise deﬁned herein shall have the meamngs ascribed to them in

the Lease. _

The parties hereby agrce as follows . PR -, .

1. Basic Work Letter Informatlon The followmg terms as used herem shall have the _
~ meanings provided in this Section unless otherwise specrﬁca]ly modified by provisions of this

Work Letter.

(a) Base Tenant Improvement o
Allowance

(b) Additional Tenant. Imgrovement
Allorwance

um‘Chan e‘Order L
- AllgWatiee T TE T

*(d) Additional Tenant Improvement
and Change Order Amortlzatlon

Rate

- '(e) Basic Rent Reducti'on

(f) Tenant's Work Letter
-~ Representative

(g) Landlord's Work Letter
Representatw

(h) Landlord's Address for Work Letter

$114 400 + Build-up of a portion of the :
omprising approximately 6 000+
tirently a shell space into an

None

_N/A _ % per annum

and
mon_th

/ 100 Dollars $ _) per

" Maurice Salama and/or Manuel Martinez °

Notice

(i) Tenant's Address for Work Letter
Notice

Board of Supervisors

Kenneth Hahn Hall of Adrmmstratron
Room 383

500 West Temple Street

Los Angeles, Cahfomra 90012

With a copy to:

Chief Administrative Office
Real Estate Division ’
222 South Hill Street, 3™ Floor
Los Angeles, California 90012

“Attention: Director of Real Estate

Fax Number:(213) 217-4971

leaseLandlord's Work Letterl - _ 1



(i) Addenda ' ‘  Addendurv A: Base Building ImProvements

B Construction of the Bulldm o

21 | Improver ons_tructed or shall construct the
_base Burldmg 1mprovements as a part of _the ed on: Addendum A hereto-(the
. "Base. Building. Improvements") To the ex hat B ldmg Improvements must be

,_changed or added to in. order 1o accommodate 1€ § enant in the Premises, such

[mp: aents. as.defined below) only to the
extent such changes or additions are spemﬁcally descnbed in Addendum B hereto.

22 A_ddltronal Costs Not Tenant Imnrovement.Costs

‘ i (@) 'In the'_'eVe
_current Tife-fire. safety. codes; disabled. access
- and/or earthquake safety codes, and Landl

..would not. have mcurred had the Burldr

(b) Any wo _thj Landlor
_.;the access requ1rements_ of t oL

JAC ._ t'Landlord’s, sole

_‘ Tenant Tmprovem y . associated with (i).
asbestos ‘abatemefit or compllance 3 provision of the Lease,

including all expenses associated with curing any '-’Src]'(”Burldmg'Syndromes" (ii) fire sprinkler .

system installation or upgrade, (iii) conversion of air conditioning; systems. to eliminate use of

CFC refrigerants that are harmful to the atmosphere, @iv) utrhty ‘costs incurred ' during

.‘_..constructron,g(v) costs mcu_rredm order to.cause the Premises t ply. with -any mechanical or -

,‘_-mcrease perrmt_t St ]
_unusua] live loads and others

33 Landlord has delivered'to Tenant “as bu11t plans and
<specifications. for.the Building in an AutoCAD 2000 format. the event Tenant incurs
.-additional -costs: ‘because such, plans |, d;xs.pé )_krf ‘ éte or inaccurate, such

increased costs will-be. rerrnbursed tg, Tenant an ‘not be a Tenant

: Delay, as deﬁned be]ow
premises, shall be subjest to

3. Constructron ‘Constriction by the Landlord for the sub_] ct
the following terms and condmons o

ammmg, spa_ lanning and
! ors and/or wall covermgs

- :mtenor decoratmg services, as
. carpetmg and;any or all. other

" leaseLandlord's Work Letter] , 2



at Landlord’s ‘expense. Landlord shall consult with Tenant with respect to all such decoratmg
services and decisions. '

(c) Compliance with Laws. Construction within the premises shall comply with
all applicable laws and regulations and shall be subject to the general inspection of Tenant. The
Premises shall comply with all applicable city, county, state and federal building codes,
regulations and ordinances required for beneficial occupancy; mcludmg, but-not Timited to, all

. provisions of the Labor Code of the State of California. Under the provisions of the Labor Code, - |

- the State Department of Industrial ‘Relations will ascert4in'the’ prevailing. hourly rate i
“and-details pertinent thereto for each craft, classification or type of ‘workmafi ‘or mec
“Yor the construction’ of the improveménts. -Particulars’ of the cutrent Prevailing Wage S
“appréved by thé Board of Supervisors which are apphcable to the work are ﬁ ed with'th

. iof the Board of Supervrsors and mustbe oste at the s e, I

4 Delay

4 1 ) Tenant Dells and Force Ma1eure Del y .Ex‘cept as set forth herem no delay in

that: (i) Tenant farls or refuses to glve authorizations’ or approvals -within*the ‘timé" periods. -
i_requrred herem but only to the extent such delays delay the commencement or completion of
o nts (o to" herem' .*"Tenant Delay(s)") or (11)

'S
" 'ridt, war, act of a pubhc enemy, sabotage or ott '
‘_of Landlord (referred to: herem Force Majeure Delay(s)”) "

Az 1 i
occurred’ 'unless Landlord-has provided Wwritten noticg, ‘within" forty elght (48) ‘Houts of the:éveént.
: gtvmg_nse to such claim, in compliance ith the Lease, to ‘Tenant specifying that a delay is
: “":?'larm |t6 ’curred because f actlo jacti ' nces specified in the notice in
' qualify ‘as 4 Tenant-Delay or Foice
Majeure Delay, then a Tenant Delay or Force Majeure Delay, as’ apphcable ‘shall be:déemeéd to
. have occurred only commencmg as of the date Tenant rece1ved such notlce from Landlord

R by Mmgatron Tenant
"-if*ProJected Commencement Date “only- in*the ev ple ,
“ Imiprovements 18 délayed; despite Landlord's'réasonable efforts to adapt ad compensate h.
delays, which efforts Landlord shall be obligated to make (provided such’atiditional cost mcurred
by Landlord due to such effort does not exceed $1 OOO on a cumulatlve basis unless Tenant e
" agrées to pay to sich excess). - :

(c) Concurrent Delavs _Tenant Delays and__ Force Majeure Delays shall be’
. “fecoghized héreunder only to the extent the ] ent with'any other Tenant Delay
or Force Majeure Delay 'whichis éffective herelinder. i)‘le ‘if ‘théte are ten (10)° days ‘of

) Tenant Delays and four (4) days of Force Majenre Delays which occur dunng the same ten (10)
. “’day‘period of ‘'such Tenant Delays, then the” Pro;ected ‘Commencemient Date would be extended

v"by ly ten (10) days; on-the other hand, if suth Ténant Delays and Force Majeuire Delays did
ot éccur during ‘the ‘sare” perlod ‘the PrOJected ‘Commeéncement Date  would be extended by -
- fourteen (14) days. :
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(d) Change Orders Landlord may not clarm that a Change Order requested by
Tenant was the cause of a. delay in. the. construction of the Tenant Improvements unless the
anticipated delay is specified in Writing in the Change Order authorization.

~ 5. Default Any default by Landlord under the terms of this Landiord's Work Letter ‘shall

constitute a. default under the Lease and shall ent1tle Tenant to exercrse all remedres set forth in
‘the Lease B : '

R 6. Re}_ﬁjresentatives,é

: Te 1 T¢ nant s Work Létter Repre
as its sole representative with TCSPEC  t rs set forth in this Landlord's Work Lex \i'ho e
- until further notice to Landlord, shall have the full .authority and responsibility to act on behalf of

Tenant as: ‘requiréd in this’ Work Lette ‘a _for purposes- ‘of ‘any notices to be
given regarding matters pertaining to this Landlord's ‘Work Létter only, is Tenant’s Address for .
- W, kELetter.N as set forth i _ o e S

B Representative as its sole representative with respect to the mattérs set forth in’
- who, until further notice to Tenant, shall have the full authority and responsrbllxty to act on -

- behalf of Landlord as required in this Landlord's Work Letter and whose address, for puiposes of : =

any notices to be given regarding matters pertaining to_this Landlord's Work Letter only, is
'Landlord's Address for Work Letter Notice as set forth in Sectlo‘n £ ’

7. - Elevator Usage During Move-In. In the event that the" use 'of the freight' elevators
~“and/or hoists is not sufficient to meet Tenant's requirements, Landlord shall cause to be made
“operational (a) a temporary construction elevator and hoist, or- (b’) ‘Tenant shall-have priority
usage of two.(2) passenger: ‘elevators in the eleyator bank.that services the Premlses in order.to
assist Tenant in the installation of Tenant's fixtures, furniture and equrpment :

‘8. Delivery. Delivery of all plans and drawmgs referred to'in this Work Tetier shall be by
commercial messenger service or personal hand dehvery, unless otherw15e agreed by Landlord

- - and Tenant.

" LANDLORD:

a body politic and corporate

By:

“Name:
~Title:
Date Signed:
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- ADDENDUM A To Landlord's Work Letter o

BASE BUILDING IMPROVEMENTS

.'Landlord has constructed (or wrll construct) the Bmldmg to mclude thefollowmg

" (a) the Bmldmg shell and extenor mcludmg penmeter wiridow frafnes rmllhons and , |
glazmg in good condition;

, (b) the core area, 1nclud1ng mechamca] electncal sprmkler plumbiiig; life: safety,
' y heatmg, a1r condmomng, vent;latron and structural systems wrthm the Building core stubbed out

- (d) pamted exterior dry wall or lath and plaster ()
- .core walls, core and penmeter columns and the mtenor exposed side of all extenor bulldmg wall

- (j). exterior plazas and.flandsca in

&) Toading doek

(I) drinking fountains at the core; -

(m) electncal/telephone closet with not less than seven (7) watts per square foot of
_rentable area of normal power in the floor electrical closet; -

(n) conduit access sufficient for Tenant s electrical wiring (no addmonal improvement to
increase conduit access will be furnished by Landlord unless there is not sufficient riser space as
required for a 1.5” diameter signal cable from the Building main telecommunication vault to-the
telephone closets on floors , in which case-Landlord, at no cost-to Tenant and without -
deduction from the Tenant Improvement Allowance, shall cause such riser spac
available to Tenant, and provided further that Tenant shall be resporisible f

: removing the riser floor seal at each floor and the patchmg of each seal after 1nstallatlon of
Tenant’s cable); '

(o) two(2) 208/ 120 and one (1) 480/277 bolt panels connected 1o the Burldmg power |
system; .

(p) mechanical equi-pment room with ducted mechanical exhaust-system; '

 ADDENDUMA -Pagel Febru
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(@) concrete floors with trowelled finish, level to speciﬁed tolerances aﬁ_d designed to
support a minimum live load of fifty (50) pounds per square foot and a partition load of twenty
- (20) pounds per square foot; .

(r) standard window coveﬁﬁgs;

- (s) primary HVAC duct for cooling and primary HVAC duct for heating (heaﬁng is for
perimeter zone only) to loop from the mechanical equipment room around the building core;

() hot and cold air loops located within the Premises; |

(u) primary fire sprinkler distribution, 'i'ncl-uding' secondary piping and 'spn'nk]er headsas’ = -
-required for the unoccupied Premises; : .

| (v) primary fire-life safety enunciation system “backbone” and panels suitable for
Tenant’s secondary distribution; ' S

_ (w) access at panels in the service core for distribution of Building requirements :
electrical power (initially 120/208 V for power and 277V for fluorescent lighting)uptothe . = -
limits permitted under applicable law at the time the Building receives the initial temporary
- certificate of occupancy for the Building; and '

(x) gypsum board on the service.core walls, columns and sills in the Premises.

(aa)  Ceilings / drop-ceilings.

(ab)  Lighting;
.= (ac) Floor finishes

o (ad) Terminal boxes and reheat coils or other HVAC or air disti‘ibution devicestoor . .
within the Premises; i ' ' . :

(af)  Electrical services (with wiring coiled and left in fhe_ ceiling area), plumbing

.- services and sprinklers from the core to the Premises, and domestic hot water heater and -

associated hot water piping;

(ae)  Security, fire and _life-s'afety systems throughout the Premises, including exit- .
signs, intercoms and extinguishers. : ’ -
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