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GRATIS LEASE AGREEMENT WITH
EAST LOS ANGELES WOMEN’S CENTER OPERATING AT
COUNTY-OWNED LOS ANGELES GENERAL MEDICAL CENTER
(FIRST DISTRICT) (3 VOTES)

SUBJECT

Approval of a proposed three-year gratis lease agreement (Lease) with East Los Angeles Women'’s
Center (ELAWC), a California nonprofit, public benefit corporation, for the use of space totaling
5,400 square feet within the Los Angeles General Medical Center (Property) (formerly known as
LAC+USC Medical Center), located in the Boyle Heights neighborhood of Los Angeles.

IT IS RECOMMENDED THAT THE BOARD:

1. Find that the proposed Lease is categorically exempt from the California Environmental Quality
Act (CEQA) for reasons stated in this Board letter.

2. Find that, pursuant to Government Code Section 26277, the portion of the property proposed to
be leased to ELAWC is not currently needed for County purposes.

3. Find that, pursuant to Government Code Section 26277, the programs and services to be
provided by ELAWC are necessary to meet the social needs of the County and serve public
purposes which benefit the County.
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4. Authorize the Chief Executive Officer, or her designee, to execute the proposed Lease with
ELAWC for the use of space totaling approximately 5,400 square feet (Premises) within the Property
(exact location is considered confidential for safety purposes). The total proposed Lease fee is gratis.

5. Authorize and direct the Chief Executive Officer, or her designee, to execute any other ancillary

documentation necessary to effectuate and implement the proposed Lease, including, without
limitation, documents to amend, renew, or terminate the proposed Lease.

PURPOSE/JUSTIFICATION OF RECOMMENDED ACTION

A Board motion for a license between ELAWC and the County was approved in 2017. ELAWC has
occupied the Premises since January 2018 under a license that expired on January 3, 2023.
ELAWC continues to occupy and provide services from the Premises. ELAWC would like to enter
into a new Lease with the County, to continue providing its services to the community.

The Hospital Emergency Accompaniment Response Team (HEART) of ELAWC provides
trauma-informed emergency shelter to survivors of domestic, sexual and interpersonal violence and
their families after discharge from the hospital. ELAWC would like to continue to use the Premises to
enable HEART to provide temporary shelter for up to seven days for such survivors and their families
until they are able to be relocated to a safe haven. While seeking temporary shelter at the Premises,
the survivors and their families will have the ability to be referred to and linked to legal, social, and
other supportive services. The Premises would also be used by ELAWC to provide multi-disciplinary
crisis interventions (counseling and referrals to services) post-hospital discharge, and cooperation
with the Violence Intervention Program, Department of Children and Family Services, law
enforcement agencies, and legal service providers. ELAWC serves as a champion and voice to
create sustainable change for victims of violence through effective public policy and protective laws,
provides related services such as temporary shelter for survivors for a short-term stay, which may
include the use of computers, telephones, and televisions, and promotes public awareness and
prevention campaigns to help instill new generations with respect for themselves and others. The
funding for ELAWC’s operations comes from both philanthropic organizations and individual donors.

The County will continue to contribute to this much needed nonprofit service effort by providing the
Premises on a gratis basis, allowing HEART, as part of ELAWC, to keep victims and their families in
comfort on a short-term basis for up to seven days to facilitate their transition from their traumatic
experiences to the next stage of recovery. The County will also be responsible for providing, at the
County’s expense, all utilities necessary to operate this program, except for the communication and
data lines. The services provided by ELAWC to the local community are necessary to meet the
social needs of the County and serve public services which benefit the County.

The Department of Health Services is the proprietor department of the service center and supports
the recommended approval of the proposed Lease on the terms indicated herein.

The proposed Lease will have a three-year term with one two-year option to renew the proposed
Lease.

Implementation of Strategic Plan Goals

The Countywide Strategic Plan North Star 1 — “Make Investments That Transform Lives” — provides
that LA County is a highly responsive organization investing in solutions that address our most
complex societal challenges (health, jobs, housing, food insecurity, and recidivism) affecting our
most vulnerable communities — one person at a time.
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The Countywide Strategic Plan North Star 3 — “Realize Tomorrow’s Government Today” — ensures
we provide an increasingly dynamic and complex environment, challenges collective abilities to
respond to public needs and expectations. LA County is an innovative, flexible, effective, and
transparent partner focused on advancing the common good & being fiscally responsible.

The proposed Lease is also consistent with the Strategic Asset Management Goal Strengthen
connection between service priorities and asset decisions and Key Objective No. 4 and Guide
Strategic Decision-Making.

The proposed Lease supports the above goals and objective by allowing the use of County property
by a nonprofit shelter provider for the benefit of individuals who need a temporary emergency shelter
to provide multi-disciplinary crisis interventions post hospital discharge, such as counseling and
referrals of survivors to legal, social and other supportive services; and to work in cooperation with
the Violence Intervention Program, Department of Children and Family Services, law enforcement
agencies and legal service providers.

FISCAL IMPACT/FINANCING

The proposed Lease to ELAWC is gratis and will not have a significant impact to the County.

FACTS AND PROVISIONS/LEGAL REQUIREMENTS

Pursuant to Government Code Section 26227, the Board has the authority to make available real
property not needed for County purposes, to nonprofit organizations on a gratis basis for operation of
programs which serve public purposes and are necessary to meet the social needs of the population
of the County.

County Counsel has approved the proposed Lease as to form.

ENVIRONMENTAL DOCUMENTATION

The proposed Lease is exempt from the provisions of CEQA because it does not constitute a project
under CEQA since they are activities that are excluded from the definition of a project by section
21065 of the Public Resources Code and are an administrative activity of government under section
15378(b) of the State CEQA Guidelines since the action would not result in direct or indirect physical
changes to the environment. In the alternative, the proposed Lease is exempt under CEQA
pursuant to State CEQA Guidelines Section 15301 (Class 1 — Existing Facilities) and section
15061(b)(3) (common sense exemption).

ELAWC has been occupying the Premises since 2018. The proposed Lease is intended to
memorialize ELAWC's occupancy and provide the County with necessary indemnity and insurance
coverage. The proposed Lease to ELAWC involves negligible or no expansion of use of the
Premises. Furthermore, it can be seen with certainty that there is no possibility that ELAWC's
continued occupancy of the Premises will have a significant effect on the environment.
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In the alternative, the activities are exempt from CEQA, pursuant to section 15301 of the State
CEQA Guidelines and Class 1 of the County's Environmental Document Reporting Procedures and
Guidelines, Appendix G which apply to operation and leasing of an existing facility with negligible or
no expansion of use. In addition, based on the record of the proposed activity, it will comply with all
applicable regulations, and there are no cumulative impacts, unusual circumstances, damage to
scenic highways, listing on hazardous waste site lists compiled, pursuant to Government Code
Section 65962.5, or indications that it may cause a substantial adverse change in the significance of
a historical resource that would make the exemption inapplicable. In addition, the proposed actions
do not commit the County to a project, and it can be seen with certainty that there is no possibility
that the proposed actions will have a significant effect on the environment under section 15061 of the
Public Resources Code.

Upon the Board's approval of the recommendation to Lease the Premises, a Notice of Exemption will
be filed with the Registrar Recorder/County Clerk and with the State Clearinghouse in the Governor's
Office of Land Use and Climate Innovation and a Notice will be posted to the County's website in
accordance with Public Resources Code Section 21092.2.

IMPACT ON CURRENT SERVICES (OR PROJECTYS)

The continuing operations of the nonprofit organization should not have any impact on current
services.

Respectfully submitted,

=l b=

FESIA A. DAVENPORT
Chief Executive Officer

FAD:JMN:JTC:JLC
HD:MGR:NH:gb

Enclosures

c. Executive Office, Board of Supervisors
County Counsel
Auditor-Controller
Health Services



ENCLOSURE

LEASE AGREEMENT
by and between
COUNTY OF LOS ANGELES
as Lessor
and
EAST LOS ANGELES WOMEN’S CENTER
as Lessee
For Premises Located at

Los Angeles General Medical Center

Dated as of __, 2025.

HOA.105320992.2



LEASE AGREEMENT

THIS LEASE AGREEMENT (the “Lease”) is made and entered into this day
of 2025 (the “Effective Date”).
BY AND BETWEEN COUNTY OF LOS ANGELES, a body

corporate and politic
(“Lessor” or “County”),

AND EAST LOS ANGELES WOMEN’S
CENTER, California nonprofit 501(c)3
organization ("Lessee" or “ELAWC?”)

RECITALS:

WHEREAS: County is the fee owner of that certain real property commonly known
as the Los Angeles General Medical Center (LA General) (formerly known Los Angeles
County +USC Medical Center) in the Boyle Heights neighborhood of Los Angeles
(Property); and

WHEREAS: ELAWC desires to lease an approximately 5,400 square feet space
in a building within the Property, the exact location of which is considered confidential for
safety purposes (“Premises”); and

WHEREAS: ELAWC has used the Premises since January 4, 2018, to
provide short-term, trauma-informed emergency shelter to survivors of domestic, sexual,
and interpersonal violence and their families; and

WHEREAS: County is prepared to lease the Premises to ELAWC subject to the
Lease, which property will not be needed exclusively for County use during the term of
the Lease during the term of the Lease; and

WHEREAS: the County finds that ELAWC's proposed use of the Premises will
benefit County residents; and

WHEREAS: in consideration of the covenants herein specified to be performed by
ELAWC and pursuant to Government Code section 26227, which provides authority for
the leasing of County property to ELAWC, County is prepared to lease the Premises as
depicted in Exhibit A attached hereto; and

WHEREAS: the County agrees to lease said Premises to ELAWC, and ELAWC
hereby agrees to lease said Premises from County, during the term set forth in Section 1
below. ELAWC hereby agrees in consideration for the lease of the Premises to faithfully
perform all its obligations under this Lease.

HOA.105320992.2 1



NOW, THEREFORE, in consideration of the terms and conditions hereinafter
contained, and the foregoing recitals, each of which is deemed a contracted part hereof,
Lessor and Lessee agree as follows:

1. LEASE SUMMARY.

(@) fLessor”: County of Los Angeles
(b) Lessor's Address County of Los Angeles
for Notice: Chief Executive Office

320 West Temple Street, 7t" Floor
Los Angeles, California 90012
Attn: Real Estate Division

With a copy to:

County of Los Angeles

Office of the County Counsel
500 W. Temple Street, 6" Floor
Los Angeles, CA 90012

Attn: Property Division

() ‘“Lessee” EAST LOS ANGELES WOMEN’S CENTER
(“Lessee”)

(d) Lessee's Address 1431 S. Atlantic Blvd.,

for Notice: Los Angeles, CA 90022

Attn: Barbara Kappos, Executive Director

(e) Premises: As set forth in the Recitals

() Lessee Subject to all applicable laws, Lessee
Services/Permitted Use of shall use and occupy the Premises for
Premises:

the following purpose: provide short-

HOA.105320992.2 2



(h)

(i)

HOA.105320992.2

Term:

“Rent”:

Security Deposit:

term trauma-informed emergency
shelter through Lessee’s Hospital
Emergency Accompaniment Response
Team (HEART) to survivors of domestic,
sexual, and interpersonal violence and
their families after their discharge from
LA General, until they are able to be
relocated to a safe haven.

The initial term of this Lease shall be for a period of
three (3) years, commencing on the
Commencement Date, and expiring three (3)
years thereafter.

“Effective Date”: The date upon which this Lease
is fully executed by all parties.

‘Commencement Date”: One (1) business day
following the Effective Date of the Lease.

“‘Options”: An additional option to extend for two
(2) years under the same terms and conditions. No
later than one hundred eighty (180) days prior to the
expiration date, Lessee may request an extension
of the term of this Lease and the Lessor, through
the County Chief Executive Officer or her designee,
may extend the term for a stated period at Lessor’s
sole and absolute discretion.

Rent shall be gratis, provided that Lessee uses the
Premises for the Permitted Use for the duration of
this Lease.

N/A



2. LEASE TERM AND COMMENCEMENT DATE:

A. Term. The “Term” of the Lease is the period specified in the Lease
Summary. Notwithstanding that the Commencement Date may occur, and the Term may
commence after the Effective Date, upon delivery and acceptance of this Lease in
accordance with the terms of this Lease, as of the Effective Date, this Lease shall be in
full force and effect and valid and binding against the parties in accordance with, but on
and subject to, the terms and conditions of this Lease. Provided Lessee is not then in
default under this Lease beyond any applicable cure period, Lessee shall have the right
to extend the term of the lease for an additional option for two-year periods, under the
same terms and conditions as contained herein, by giving written notice to Lessor of its
desire to extend the Term not less than one hundred eighty (180) days prior to the
expiration of the Term of this Lease. If Lessee fails timely to exercise its option as provided
for herein, this Lease shall expire upon the original Term expiration date. Upon exercise
of the Lessee’s option, the Term expiration date shall be extended for the period of the
additional term upon the same terms and conditions of this Lease, unless the parties
mutually agree otherwise.

B. Lessor Improvements. Lessor shall have no construction or
improvement obligations with respect to the Premises. Lessee acknowledges that Lessee
is accepting the Premises “as is”, solely in reliance on Lessee’s own investigation, and
that no representation or warranty of any kind whatsoever, express or implied, has been
made by Lessor or Lessor’s agents. Any information given or disclosure made to Lessee
by Lessor or Lessor's agents concerning the Premises shall not constitute a
representation or warranty made by Lessor. Lessee has been given the full opportunity
to inspect the Premises prior to the execution of this Lease. At the final expiration or
termination of the Lease, including any extensions thereof, all improvements, including
any completed by the Lessee, shall become property of Lessor or Improvements shall be
removed by Lessee upon Lessor’'s request. Lessor may require Lessee to demolish
certain specified and identifiable Improvements at the end of the term. If, no later than
one hundred eighty (180) days prior to the expiration of the term or earlier termination of
this Lease, Lessor delivers to Lessee a written request that certain specified and
identifiable Improvements be demolished, then Lessee will, at its sole cost, within a
reasonable time after such delivery and pursuant to lawful government permits, demolish
such Improvements (including such demolition removal of debris and rough grading of
the portion(s) of the Property affected by such demolition).

3. LEASE CONSIDERATIONS: As consideration for Lessor leasing the
Premises to Lessee hereunder:

C. Lessee, throughout the duration of this Lease and any extensions
thereto, shall, at all times, provide the Lessee Services (as defined in the Lease
Summary) to residents of incorporated and unincorporated territory, and there shall be no
discrimination against or preference, gratuity, bonus or other benefits given to residents
of city incorporated areas not equally accorded to residents of unincorporated territory.
The Lessee Services are not intended to limit beneficial services that the Lessee
provides, and additional services may be added or substituted, upon the County’s prior
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written approval, which approval may be granted or withheld in County’s sole discretion.
On or before January 31 of each calendar year following the Commencement Date,
Lessee shall deliver to Lessor a written report detailing the Lessee Services provided at
the Premises during the prior calendar year and the Lessee Services to be provided
during the current calendar year (the “Lessee Services Report”).

D. Each year, commencing prior to the Effective Date and continuing on
an annual basis for the length of the Term, with the audit documents submittal date to be
determined by the County, County will have the right to audit any and all of Lessee's
financial statements, revenue and expense reports, Lessee's Services Report, records,
certifications, licenses, and permits related to their use of the Premises ("Audit"). In
addition to County auditing Lessee's existing financial documents and business model
related to their use of the Premises during the previous period, on an annual basis,
Lessee shall prepare and deliver to County, for its review and approval, a forecast
describing in reasonable detail Lessee's projected revenue, expenses, Lessee's Services
Report, and other relevant financial documents, records, licenses, and permits for the
upcoming year ("Forecast"). Upon completion of County's Audit and review of the
Forecast, County will determine if Lessee is in default of the terms of the Lease.

E. Lessee shall perform all obligations required by this Lease.

4. USES; APPLICABLE LAWS :

A. Uses: Lessee shall use and occupy the Premises solely for the
Permitted Use as set forth in the Lease Summary and for such other lawful purposes as
may be incidental thereto. Lessee shall provide short-term trauma-informed emergency
shelter through Lessee’s Hospital Emergency Accompaniment Response Team (HEART)
to survivors of domestic, sexual, and interpersonal violence and their families (collectively
referred to as “Survivors”) after their discharge from LA General and until they are able to
be relocated to a safe haven. Lessee understands and agrees that it is a material term of
this Lease that Survivors stay in the Premises is short term. The Premises shall be utilized
by HEART as a trauma-informed, temporary emergency shelter to provide multi-
disciplinary crisis interventions after their hospital discharge, such as counseling and
referrals of Survivors to legal, social, and other supportive services, and to work in
cooperation with the Violence Intervention Program (VIP), Department of Children and
Family Services (DCFS), law enforcement agencies, and legal service providers, and
such other purposes as are related thereto. Lessee shall use the Premises as temporary
shelter for Survivors for up to a twenty-four (24) hour stay, which may include the use of
computers, telephones and televisions. Its address shall not be disclosed to the public to
protect the safety of the Survivors, subject to County’s obligation to comply with all
applicable laws and any court orders, and subject to County’s need to perform its
obligations under this Lease and to conduct County’s internal business. County shall not
be liable or responsible for any inadvertent disclosure of the address. Lessee shall be
responsible for all persons and invitees that it allows to visit or occupy the Premises and
shall be liable to County for all acts of such persons and invitees. Lessee shall be given
two parking spaces in Parking Lot B, C or D on the Property and shall be allowed the
automobile drop off or pick up of Survivors at the curbs of its main entrances. County shall
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not be liable for damages or any error with regard to the admission to or exclusion from
the Premises, of any persons or invitees. Premises shall be in compliance at all times
with the Building Rules attached hereto and incorporated herein as Exhibit B. In addition,
Lessee’s use of the Premises shall be in compliance at all times with all applicable codes,
including without limitation, occupancy standards as set forth by the City of Los Angeles
and County of Los Angeles Fire Departments. Lessee shall comply with its obligations
and be subject to all applicable governmental regulatory agencies, all applicable laws,
and the rules and regulations of County in connection with the operation of the Premises
as promulgated from time to time by the County.

B. Compliance with Applicable Laws: The Premises, or any part thereof,
shall not be used or permitted to be used for any activity that constitutes a nuisance.
Lessee shall, at its sole cost and expense, conform to, and cause all persons using or
occupying any part of the Premises that is under Lessee’s control to comply with all
applicable laws and rules and regulations governing the Premises that may be in effect
from time to time applicable to the use of the Premises. Lessee hereby warrants and
covenants that the operation of the Premises shall not interfere with any functions of
Lessor outside of the Premises. Lessee acknowledges the following: as of the
Commencement Date: (i) that it has reviewed all zoning ordinances, land use restrictions,
and similar limitations affecting the Premises, as well as all agreements entered into
under the same; (ii) that Lessee shall comply with all such ordinances, restrictions,
limitations and agreements according to the terms of this Lease; and (iii) that Lessee's
failure or inability at any time to comply with such ordinances, restrictions, limitations, and
agreements shall not give rise to any right in Lessee to terminate this Lease. Furthermore,
if any governmental license, certificate, approval, or permit, shall be required for the
proper and lawful conduct of the Permitted Use in the Premises or any part thereof
pursuant to any applicable law, Lessee, at its sole cost and expense, shall diligently and
duly procure and thereafter maintain such licenses, certificates, approvals, and permits
during the Term hereof, and Lessee shall submit such licenses, certificates, approvals,
and permits (and all applications therefor) to Lessor for inspection promptly upon request.
Lessor agrees to reasonably cooperate with Lessee, at no cost, expense, or liability to
Lessor, in connection with Lessee procuring all such licenses certificates, approvals, and
permits. Lessee shall at all times during the Term hereof materially comply with the terms
and conditions of each such license, certificate, approval, and permit. In the event Lessee
fails, for any or no reason whatsoever, to obtain any or all licenses, certificates, approvals,
or permits necessary for the operation of Lessee's operations at the Premises as required
by this Lease, such failure shall not affect, reduce or diminish Lessee's obligations under
this Lease. Lessee covenants and agrees to indemnify and hold Lessor and the Lessor
Indemnitees (as hereinafter defined) harmless from any penalties, damages, or charges
imposed for any violation of any and all applicable laws, licenses, certificates, approvals,
or permits, whether occasioned by neglect, omission, or willful act of Lessee or any
person (other than Lessor, its officers, agents, employees, guests and invitees) by
license, invitation, Lease, assignment or any other arrangement with Lessee.
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5. RENT.

A. Base Rent. Lessor herby agrees to provide the Premises during the
initial term on a gratis basis. Consideration for this Lease is Lessee’s compliance with the
terms and conditions contained herein. Upon review and evaluation by Lessor, a lease
fee may be waived by Lessor in its sole discretion for any subsequent extension terms.

B. Additional Rent. Except as expressly provided otherwise in this
Lease, so that all Taxes (as hereinafter defined), impositions, insurance premiums, utility
charges, maintenance, repair and replacement expenses, payments or charges under
covenants, conditions and restrictions now or hereafter of record, all expenses relating to
compliance with applicable law, and all other costs, fees, charges, expenses,
reimbursements and obligations of every kind and nature whatsoever relating to the
Premises (excepting only Lessor's obligations expressly set forth in this Lease) which
may arise or become due to Lessor or third parties during the Term or by reason of events
occurring during the Term shall be paid or discharged by Lessee, at Lessee's sole cost
and expense (all charges payable by Lessee are hereinafter collectively referred to as
“Additional Rent”). Lessor, at its election, shall have the right (but not the obligation) to
pay for or perform any act, including, but not limited to, repair obligations that require the
expenditure of any sum of money by reason of the failure or neglect of Lessee to perform
any of the provisions of this Lease within the applicable grace period, if any, provided
herein.

6. UTILITIES: The County will be responsible for promptly paying all charges
for gas, water, sewer, electricity, light, heat, power, and other utilities and services used,
rendered or supplied to, upon or in connection with the Premises throughout the Term,
including, without limitation any sewer rents, hookup, connection, availability, standby and
any other charges in connection with the use, consumption, maintenance or supply of
water, any water system, or any sewerage connection or sewerage system or treatment
plant. The Lessee shall be responsible for securing the Premises.

7. Data Lines: Lessee shall be responsible for paying for (“Data Lines”). The
lines necessary for the operation of the Premises, including for telephone,
communication, audio, video, data and internet lines, equipment, or access. Subject to
Section 6, County shall provide access to the building in which the Premises is located
for installation of Data Lines upon receipt and approval of plans.

A. Consent From Lessor: Lessee shall not enter into any contract or
agreement with any governmental agency or body or public utility with reference to sewer
lines, water lines, street improvements, street lighting, or utility connections, lines, or
easements without the prior written consent of Lessor, which shall not be unreasonably
withheld. Lessee shall install separate meters, if practicable, or Lessee’s use for all
utilities required for the Premises. All costs associated with bringing required utilities to
the Premises, including related professional and service charges, shall be solely the
Lessee’s responsibility.
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B. Lessor Utility Services: To the extent that the Lessee uses utility
services financed and/or maintained in whole or in part by Lessor, both during and after
construction of the Lessor Work, the charge for such utility services shall be paid by
Lessee, together with a pro rata share of the capital costs associated with any necessary
additions or improvements to the utility system at the same rate given to other users or
as reasonably determined by Lessor. Lessee’s payment of said utilities may be satisfied
by cash, except that payment of any capital costs funded from the County’s General Fund
shall be made by cash or check and delivered to the CEO.

Ownership: As between Lessor and Lessee, title to all utility lines, transformer
vaults and all other utility facilities constructed or installed by Lessee upon the Premises
shall vest in Lessor upon construction or installation to the extent that they are not owned
by a utility company or other third-party provider. Notwithstanding that title shall vest in
Lessor, all utility lines, transformer vaults and all other utility facilities (other than any
sewer, storm drain or other utility systems which have been dedicated to and accepted
by Lessor pursuant to a dedication separate from this Lease), shall be maintained,
repaired, and replaced, if and as needed, by Lessee during the Term.

8. OPERATING EXPENSES AND MAINTENANCE AND REPAIR:

A. Lessor Responsibilities: Lessor shall have no maintenance, repair or
replacement obligations with respect to the Premises. In the event Lessor incurs any
costs or expenses relating to maintenance, repairs or replacements to the Premises as a
result of the failure of Lessee to comply with Section 8.B, Lessee shall pay or reimburse
Lessor, for any such costs or expenses within thirty (30) days of receiving documented
invoice therefor, plus ten percent (10%) interest on the amount due.

B. Lessee’s Responsibility: Throughout the term of this Lease and for
any extended term, Lessee shall, at Lessee’s sole cost and expense, maintain the
Premises in good condition and repair and in accordance with the requirements of: (i) all
applicable laws; (ii) the insurance underwriting board or insurance inspection bureau
having or claiming jurisdiction; (iii) any insurance companies insuring all or any part of the
Premises, if applicable; and (v) the rules and regulations of Lessor regarding the
operation of the Premises as may be promulgated from time to time. Upon the
Commencement Date, all maintenance, repairs and replacements are to be performed
by or on behalf of Lessee and shall be done promptly, in a good and workmanlike fashion
and without diminishing the original quality of the Premises. Lessee shall deliver to Lessor
copies of Lessee’s maintenance contracts and service records within ten (10) days after
receipt of Lessor’s written request therefor.

C. Waste: Lessee shall not commit or permit the commission of any
waste upon the Premises, nor permit anything to be done upon the Premises that would
invalidate or prevent the procurement of any Required Insurance or governmental
permits, licenses or approvals that may at any time be required pursuant to the provisions
hereof. Lessee shall not store or dispose of any waste or byproducts of Lessee’s
operation on the Premises in violation of Section 18 of this Lease.
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D. Graffiti: As of the Commencement Date, any and all graffiti that
occurs on the Premises during the Term shall be removed by Lessee within forty-eight
(48) hours, at Lessee’s sole cost and expense.

9. LIENS:

A. General: Subject to the provisions of Section 7 and Section 8, Lessee
hereby covenants to keep the Premises and every part thereof free and clear of any and
all liens or encumbrances of any kind whatsoever created by Lessee’s acts or omissions
and/or created by the performance of any labor or furnishing of any material, supplies, or
equipment contemplated hereunder. Lessee further agrees to hold Lessor and the
Premises and all parts thereof free and harmless from any such Lessee-created liens,
claims, or demands, and any and all costs, damages or liability in connection therewith,
together with reasonable attorney’s fees and all Actual Cost and expenses incurred by
Lessor in negotiating, settling, defending, and otherwise protecting the Premises or any
part thereof against such liens, claims or demands.

B. Mechanics’ and other Liens: Upon the Commencement Date and
continuing throughout the Term, Lessee shall not permit any mechanic’s, materialmen’s,
contractor’s, sub-contractor or other lien, arising out of the performance of the Lease, to
stand against the Premises, or any part thereof. If any such lien shall be filed against the
Premises, Lessee shall cause the same to be discharged within ten (10) days after actual
notice of such filing, by payment, deposit, or bond. If Lessee fails to discharge any such
lien, Lessor may, but shall not be obligated to, discharge the same, and any amount so
paid or deposited by Lessor and all costs and expenses incurred by Lessor, including
reasonable attorney’s fees, shall become immediately due and payable by Lessee to
Lessor, together with interest thereon computed at the rate of seven percent (7%) per
annum. If Lessee desires to contest any such lien, Lessee shall notify Lessor in writing of
Lessee’s intention to do so within ten (10) days after the filing of and service upon Lessee
of such lien or lose the right to contest. In such case, provided that Lessee shall furnish
the bond required by California Civil Code Section 3143 (or any comparable statute
hereafter enacted for providing a bond freeing the Premises from the effect of such lien),
Lessee shall not be in default until five days after the final determination of the validity
thereof, within which time Lessee shall satisfy and discharge any such lien to the extent
held valid, but the satisfaction and discharge of any such lien shall not, in any case, be
delayed until execution is had upon any judgment rendered thereto, and such delay shall
be a material default of Lessee hereunder. In the event of any such contest, Lessee shall
defend, protect, hold harmless, and indemnify Lessor against all loss, costs, expense and
damage, including reasonable attorney’s fees and costs, resulting therefrom.

10.  INDEMNIFICATION AND INSURANCE:

Indemnification: The Lessee shall indemnify, defend and hold harmless the Lessor,
from and against any and all liability, loss, injury or damage including (but not limited to)
demands, claims, actions, fees, costs and expenses (including attorney and expert
witness fees), arising from or connected with the Lessee’s repair, maintenance and other
acts and omissions arising from and/or relating to the Lessee’s use of the Premises.
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A. General Insurance Provisions: : Without limiting the Lessee’s

indemnification of Lessor and during the term of this Lease, and until all of
its obligations pursuant to this Lease have been met, Lessee shall provide
and maintain at its own expense insurance coverage satisfying the
requirements specified in this Lease. These minimum insurance coverage
terms, types and limits (the “Required Insurance”) also are in addition to and
separate from any other contractual obligation imposed upon Lessee
pursuant to this Lease. The Lessor in no way warrants that the Required
Insurance is sufficient to protect the Lessee for liabilities which may arise
from or relate to this Lease.

(1) Evidence of Coverage and Notice to Lessor:

Certificate(s) of insurance coverage (Certificate)
satisfactory to Lessor, and a copy of an Additional
Insured endorsement confirming Lessor and its Agents
(defined below) has been given Insured status under
the Lessee’s General Liability policy, shall be delivered
to Lessor at the address shown below and provided
prior to the start day of this Lease.

Renewal Certificates shall be provided to Lessor not
less than 10 days prior to Lessee’s policy expiration
dates. The Lessor reserves the right to obtain
complete, certified copies of any required Lessee
insurance policies at any time.

Certificates shall identify all Required Insurance
coverage types and limits specified herein, reference
this Lease by name or number, and be signed by an
authorized representative of the insurer(s). The
Insured party named on the Certificate shall match the
name of the Lessee identified in this Lease. Certificates
shall provide the full name of each insurer providing
coverage, its NAIC (National Association of Insurance
Commissioners) identification number, its financial
rating, the amounts of any policy deductibles or self-
insured retentions exceeding twenty-five thousand
($25,000.00) dollars, and list any Lessor required
endorsement forms.

Neither the Lessor’s failure to obtain, nor the Lessor’s
receipt of, or failure to object to a non-complying
insurance certificate or endorsement, or any other
insurance documentation or information provided by
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the Lessee, its insurance broker(s) and/or insurer(s),
shall be construed as a waiver of any of the Required
Insurance provisions.

o Certificates and copies of any required endorsements,
notices of cancellation shall be delivered to:

County of Los Angeles

Chief Executive Office

Real Estate Division

320 West Temple Street, 7th Floor
Los Angeles, CA 90012

Lessee also shall promptly notify Lessor of any third-
party claim or suit filed against Lessee which arises
from or relates to this Lease and could result in the
fiing of a claim or lawsuit against Lessee and/or
Lessor.

(2)  Additional Insured Status and Scope of Coverage: The
Lessor, which is the County of Los Angeles, its Special Districts, Elected Officials,
Officers, Agents, Employees and Volunteers (collectively Lessor and its Agents), shall be
provided additional insured status under Lessee’s General Liability policy with respect to
liability arising from or connected with the Lessee’s acts, errors, and omissions arising
from and/or relating to the Lessee’s operations on and/or its use of the premises. Lessor’s
additional insured status shall apply with respect to liability and defense of suits arising
out of the Lessee’s acts or omissions, whether such liability is attributable to the Lessee
or to the Lessor. The full policy limits and scope of protection also shall apply to the Lessor
as an additional insured, even if they exceed the Lessor's minimum Required Insurance
specifications herein. Use of an automatic additional insured endorsement form is
acceptable providing it satisfies the Required Insurance provisions herein.

3) Cancellation of or Changes in Insurance: Lessee shall provide
Lessor with, or Lessee’s insurance policies shall contain a provision that Lessor shall
receive, written notice of cancellation or any change in Required Insurance, including
insurer, limits of coverage, term of coverage or policy period. The written notice shall be
provided to Lessor at least ten (10) days in advance of cancellation for non-payment of
premium and thirty (30) days in advance for any other cancellation or policy change.
Failure to provide written notice of cancellation or any change in Required Insurance may
constitute a material breach of the Lease, in the sole discretion of the Lessor, upon which
the Lessor may suspend or terminate this Lease.

4) Failure to Maintain Insurance: Lessee’s failure to maintain or
to provide acceptable evidence that it maintains the Required Insurance shall constitute
a material breach of the Lease, upon which County immediately may suspend or
terminate this Lease. County, at its sole discretion, may obtain damages from Lessee
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resulting from said breach. Alternatively, the County may purchase the Required
Insurance and without further notice to Lessee, pursue Lessee reimbursement.

(5) Insurer Financial Ratings: Insurance is to be provided by an
insurance company authorized to do business in California and acceptable to the Lessor,
with an A.M. Best rating of not less than A:VII, unless otherwise approved by the Lessor.

(6) Lessee’s Insurance Shall be Primary: Lessee’s insurance
policies, with respect to any claims related to this Lease, shall be primary with respect to
all other sources of coverage available to Lessor. Any Lessor maintained insurance or
self-insurance coverage shall be in excess of and not contribute to any Lessee coverage.

(7) Waiver of Subrogation: To the fullest extent permitted by law,
the Lessee hereby waives its and its insurer(s) rights of recovery against Lessor under all
required insurance policies for any loss arising from or related to this Lease. The Lessee
shall require its insurers to execute any waiver of subrogation endorsements which may
be necessary to affect such waiver.

(8) Deductibles and Self-Insured Retentions (SIRs): Lessee’s
policies shall not obligate the Lessor to pay any portion of any Lessee deductible or SIR.
The Lessor retains the right to require Lessee to reduce or eliminate policy deductibles
and SIRs as respects the Lessor, or to provide a bond guaranteeing Lessee’s payment
of all deductibles and SIRs, including all related claims investigation, administration and
defense expenses. Such bond shall be executed by a corporate surety licensed to
transact business in the State of California.

9) Claims Made Coverage: If any part of the Required Insurance
is written on claims made basis, any policy retroactive date shall precede the start date
of this Lease. Lessee understands and agrees it shall maintain such coverage for a period
of not less than three (3) years following Lease expiration, termination or cancellation.

(10)  Application of Excess Liability Coverage: Lessee may use a
combination of primary and excess insurance policies which provide coverage as broad
as (“follow form” over) the underlying primary policies, to satisfy the Required Insurance
provisions.

(11)  Separation of Insureds: All liability policies shall provide cross-
liability coverage as would be afforded by the standard ISO (Insurance Services Office,
Inc.) separation of insureds provision with no insured versus insured exclusions or
limitations.

(12) Lessor Review and Approval of Insurance Requirements: The
Lessor reserves the right to review and adjust the Required Insurance provisions,
conditioned upon Lessor’s determination of changes in risk exposures.

B. Insurance Coverage Requirements. Lessee shall maintain the

following:
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(a) Commercial General Liability insurance (written by ISO
policy form CG 00 01 or its equivalent) and endorsed to name County as an additional
insured, with limits of not less than the following:

General Aggregate: $ 2 million
Products/Completed Operations: $2 million
Personal and Advertising Injury:  $1 million
Each Occurrence: $1 million

(b)  Automobile Liability insurance (providing scope of
coverage equivalent to ISO policy form CA 00 01) with limits of not less than $1 million
for bodily injury and property damage, in combined or equivalent split limits, for each
single accident. Insurance shall cover liability arising out of Lessee’s use of autos
pursuant to this Lease, including owned, leased, hired, and/or non-owned autos, as each
may be applicable.

(c) Workers Compensation and Employers’ Liability
insurance providing workers compensation benefits, as required by the Labor Code of the
State of California and for which Lessee is responsible, and including Employers’ Liability
coverage with limits of not less than the following:

Each Accident: $1 million
Disease — policy limit: $1 million
Disease — each employee: $1 million

(d) Commercial Property Insurance: Such insurance shall:

. Provide coverage for Lessor's property and any improvements and betterments;
this coverage shall be at least as broad as that provided by the Causes-of-Loss
Special Form (ISO form CP 10 30), excluding earthquake and including flood and
ordinance or law coverage.

. Be written for the full replacement cost of the property, with a deductible no
greater than $250,000 or 5% of the property value, whichever is less. Insurance
proceeds shall be payable to the Lessee and Lessor as their interests may
appear.

(e) Sexual Misconduct Liability Insurance covering actual
or alleged claims for sexual misconduct and/or molestation with limits of not less than $2
million per claim and $2 million aggregate, and claims for negligent employment,
investigation, supervision, training or retention of, or failure to report to proper authorities,
a person(s) who committed any act of abuse, molestation, harassment, mistreatment or
maltreatment of a sexual nature.

€3] Professional Liability/Errors and Omissions Insurance
covering Contractor's liability arising from or related to this Contract, with limits of not less
than $1 million per claim and $3 million aggregate. Further, Contractor understands and
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agrees it shall maintain such coverage for a period of not less than three (3) years
following this Agreement's expiration, termination or cancellation.

11. REPAIR AND RESTORATION:

A. Notice of Damage to Premises: If any portion of the Premises shall
be damaged or destroyed by fire or other casualty, Lessee shall give prompt written notice
thereof to Lessor (“Lessee's Notice of Damage”). Lessee’s Notice of Damage shall
include a statement as to whether the damage to the Premises is covered by Lessee’s
Required Insurance.

B. Damage by Covered Risk: During the term of this Lease, if the
Premises and/or improvements are damaged due to a risk covered by Required
Insurance, Lessee shall cause the damage to be repaired and the improvements
restored to substantially the same condition as they were in immediately before such
damage. Notwithstanding the foregoing, should Lessee fail to obtain certain
Required Insurance that would have covered such damage, Lessee shall be
obligated to repair the damage and restore the building and the improvements at
its sole cost and expense.

C. Damage Not Covered: If, during the term of this Lease, the
Premises and/or improvements are damaged due to a risk not covered by Required
Insurance and whether or not such damage is substantial, Lessee may elect either
to cause the damage to be repaired and the Building, Premises and/or improvements
restored to substantially the same condition as they were immediately before the
damage or to terminate this Lease. Said election shall be made by written notice to
County within sixty (60) days of the occurrence of the damage. If no written notice
is given by Lessee within said sixty (60) days, then both parties agree this shall
constitute Lessee's election not to repair the damage and to terminate the Lease and
vacate the Premises.

D. Repairs to Premises, or Improvements: If Lessee is required or
elects to repair any damage to the Premises and/or improvements, such damage
shall be repaired and the Premises, and/or improvements restored to substantially the
same condition as they were in immediately before the damage as promptly as is
commercially reasonable. To the extent the damage is due to a risk covered by
Required Insurance, such repairs shall be made from the proceeds of such
insurance and the proceeds of such insurance shall be made available to Lessee
for such purpose. Lessee shall be responsible for covering any costs of such
repairs in excess of the proceeds from the Required Insurance. All work shall be
performed in a good and workmanlike manner and shall be completed as promptly
as is reasonably possible and in accordance with all applicable Ilaws.
Commencement of the repair and restoration shall require (i) securing the area to
prevent injury to persons and/or vandalism to the Building, Premises and
improvements and (ii) the placement of a work order or contract for obtaining the
labor and materials to accomplish the repair and restoration.
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E. Termination of Lease if Unable to Repair or Restore:
Notwithstanding any provision contained in this Lease to the contrary, if the
applicable laws existing at the time of the damage do not permit the repair or
restoration required or allowed under the Lease, either party may terminate this
Lease immediately by giving sixty (60) days’ written notice to the other party. If
this Lease is terminated pursuant to any of the provisions in this Section 11.E
and no Event of Default has occurred and is continuing, the proceeds of any and all
Required Insurance shall be the sole property of Lessee. Lessee shall be
required to use such proceeds to clear the site or abate potential nuisances
due to damage. If the proceeds of any Required Insurance are received by
County, such proceeds shall be promptly paid to Lessee, less any expenses incurred
by the County in clearing the site or abating potential nuisances due to the damage.
Lessee waives the provisions of California Civil Code Sections 1932(2) and
1933(4) which relate to termination of leases when the thing leased is destroyed
and agrees that such event shall be governed exclusively by the terms of this Lease.

12. DEFAULT:

A. Default by Lessee:

(1) Material Default: The occurrence of any of the following shall
constitute a material default and breach of this Lease (each an “Event of Default”):

(a) A failure by Lessee to remain a nonprofit organization
in good standing in the State of California at all times during the term of this Lease.

(b) A failure by Lessee to observe and perform any
agreement, term, covenant or condition in this Lease applicable to Lessee (“Lessee’s
Obligations”) when such failure continues for thirty (30) days after written notice thereof
to Lessee; provided, however, that if the nature of such default is such that the same
cannot reasonably be cured within such thirty (30) day period, Lessee shall not be
deemed to be in default if Lessee shall within such period commence such cure and
thereafter diligently prosecute the same to completion, which in no event shall be more
than sixty (60) days from receipt of the written notice described above.

() Discontinuing the operation of Lessee’s Services at the
Premises for more than ten (10) days, using the Premises for anything other than the
Permitted Use, or vacating or abandoning the Premises.

(d) Transferring Lessee’s interest in this Lease in violation
of Section 15. Transfer to any entity than another nonprofit shall automatically terminate
this Lease.

2) Remedies: If Lessee defaults under this Lease, Lessor,
without further notice to Lessee shall, in addition to any other remedies available by law
or equity, have one or more of the following remedies at Lessor’s sole election:
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(a) Without barring later election of any other remedy and
without terminating Lessee’s right to possession of the Premises, or any part thereof,
Lessor may require strict performance of all covenants and obligations herein as the same
shall accrue or become due, without terminating this Lease, and Lessor shall have the
right of action therefor without awaiting the end of the Lease term.

(b) If Lessor obtains possession of the Premises under a
judgment pursuant to Section 1174 of the California Code of Civil Procedure (unless
Lessee obtains relief under Section 1179 of that Code) or if Lessor, by written notice
declares the Lease to be terminated because of breach of this Lease , then Lessor may
enter upon the Premises and remove any and all persons and or property whatsoever
situated thereon, and place all or any portion of said property in storage for the account
of and at the expense of Lessee and dispose of such property in accordance with
applicable laws. Lessor shall be entitled to recover in one or more awards or judgment
from Lessee:

(1) Any amount necessary to compensate Lessor
for all the detriment proximately caused by Lessee’s failure to perform Lessee’s
obligations under this Lease, or which in the ordinary course of things would be likely to
result therefrom. Such other amount shall include, but not be limited to, such expenses
(including reasonable attorney’s fees and expenses) as Lessor may have paid, assumed,
or incurred in recovering possession of Premises, placing the Premises in good order and
condition, preparing or altering Premises for reletting, and reletting the Premises during
any part of time for which a rental concession, if any, had been given by Lessor.

(i1) Lessor may, at Lessor’s election, terminate this
Lease by giving Lessee notice of termination. On the giving of the notice to Lessee, all
Lessees’ rights in the Premises and in the building shall terminate, and any outstanding
balance due pursuant to the Note shall be immediately due and payable by Lessee.
Lessor shall not be deemed to have terminated this Lease unless Lessor shall have so
declared in writing to Lessee, nor shall Lessor be deemed to have accepted or consented
to an abandonment by Lessee by performing acts intended to maintain or preserve the
Premises, making efforts to relet the Premises or appointing a receiver to protect Lessor’'s
interest under this Lease. Promptly after notice of termination, Lessee shall surrender and
vacate the Premises in a broom-clean condition, and Lessor may re-enter and take
possession of the Premises and/or eject all parties in possession, some and not others,
or eject none. Termination under this Section shall not relieve Lessee from any obligations
under this Lease or from any claim for damages incurred or accruing against Lessee up
to the date of termination. Lessee shall remain liable to Lessor for damages in an amount
equal to the Rent that would have been owing by Lessee hereunder for the balance of
the Term, had this Lease not been terminated, less the rental value of reletting of the
Premises by Lessor subsequent to such termination, after deducting all of Lessor's
expenses, if any, in connection with such recovery of possession or reletting.

(c) Lessor may at Lessor’s election enter the Premises
and, without terminating this Lease, at any time and from time to time may use or let the
Premises or the Improvements or any part or parts of them for the account and in the
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name of Lessor or otherwise. Any reletting may be for the remainder of the Term or for a
longer or shorter period. Lessor may execute any lease made under this provision either
in Lessor's name or in Lessee’s name and shall be entitled to all rents from the use,
operation, or occupancy of the Premises or any part thereof. Lessee shall, upon such
election by Lessor, have the right to immediately remove its personal property and trade
fixtures and be liable for any damage caused by such removal.

(d) Subject to Lessee’s and Lessor’s rights to contest as
provided elsewhere in this Lease, if, at any time during the Term of this Lease, Lessee
fails, refuses, or neglects to do any of the things herein required to be done by the Lessee,
Lessor shall have the right, but not the obligation, to do the same, but at the cost of and
for the account of the Lessee; provided, however, that the Lessor shall in no case take
such action until first giving the Lessee written notice of such failure, refusal, or neglect
and allowing time periods, if any, as specified in this Lease, within which Lessee may
commence a bona fide effort to cure the same.

3) Equitable Relief: Nothing contained herein shall affect,
change, or waive any rights of Lessor or Lessee to obtain equitable relief when such relief
is otherwise appropriate, or to obtain the relief provided by Chapter 4 (commencing with
Section 1159) of Title 3 of Part 3 of the Code of Civil Procedure, relating to actions for
unlawful detainer, forcible entry, and forcible detainer.

4) Cumulative Remedies: The remedies of Lessor as provided
above are cumulative and in addition to, rather than exclusive of, any other remedy of
Lessor herein given or that may be permitted by Law. Any lawful re-entry as provided for
herein shall not make Lessor liable in damages or guilty of trespass because of any such
lawful re-entry.

B. Default by Lessor: Lessor shall in no event be in default under this
Lease unless Lessor shall neglect or fail to perform any of its obligations hereunder and
shall fail to remedy the same within twenty (20) Business Days after notice from Lessee
to Lessor specifying such neglect or failure, or if such failure is of such a nature that
Lessor cannot reasonably remedy the same within such twenty (20) Business Day period,
Lessor shall fail to commence promptly (and in any event within such twenty (20)
Business Day period) to remedy the same and to prosecute such remedy to completion
with diligence and continuity. In no event shall Lessor be liable for any damages based
on a default, including without limitation, any special, consequential, or punitive damages.
Lessee's sole and exclusive remedy in the event of a default by Lessor shall be to
terminate this Lease upon written notice to Lessor. If such written notice is so given, this
Lease shall terminate and the parties shall have no further liabilities or obligations
hereunder, except as to (i) indemnification obligations for actions or events occurring prior
to the date of such termination, to the extent specifically provided for in this Lease.

13. WAIVER OF CONDITIONS OR COVENANTS: Any waiver by Lessor of any
breach or any one or more of the covenants, conditions, terms and agreements of this
Lease shall not be construed to be a waiver of any subsequent or other breach of the
same or of any other covenant, condition, term, or agreement of this Lease, nor shall
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failure on the part of Lessor to require exact, full and complete compliance with any of the
covenants, conditions, terms, and agreements of this Lease be construed as in any
manner changing the terms hereof, nor shall the terms of this Lease be changed or altered
in any manner whatsoever other than by written agreement between Lessor and Lessee.
No delay, failure, or omission of Lessor to re-enter the Premises or to exercise any right,
power, privilege, or option, arising from any default shall impair any such right, power,
privilege, or option or be construed as a waiver of or acquiescence in such default or as
a relinquishment of any right. No notice to Lessee shall be required to restore or revise
“time is of the essence” after the waiver by Lessor of any default. No option, right, power,
remedy, or privilege of Lessor shall be construed as being exhausted by the exercise
thereof in one or more instance. The rights, powers, options, and remedies given Lessor
by this Lease shall be cumulative. Any waiver by Lessor must be in writing to be effective.

14. EMINENT DOMAIN: If the whole or any part of the Premises shall be taken
by any paramount public authority under the power of eminent domain, then the Term of
this Lease shall cease as to the part so taken from the day the possession of that part
shall be taken for any public purpose, and from that day Lessee shall have the right to
either cancel this Lease or to continue in the possession of the remainder of these
Premises under the terms herein provided. All damages awarded for such taking shall
belong to and be the property of Lessor provided, however, that Lessor shall not be
entitled to any portion of the award made for loss of structures, buildings, or other
improvements or personal property, equipment, and trade fixtures belonging to Lessee
immediately prior to the taking of possession by the condemning authority.

15. ASSIGNMENT/SUBLETTING:

A. No Assignment: Lessee shall not, without the prior written consent of
Lessor, either directly or indirectly give, assign, hypothecate, encumber, transfer, or grant
control of this Lease or any interest, right, or privilege therein (each a “Transfer”).
Moreover, any Transfer of the Lease, or any interest, right, or privilege therein shall only
be made to another non-profit entity that will provide services comparable to the Permitted
Use set forth in Section 1(f) . Transfer to a for-profit will be considered a material default
as defined in Section 12.A. In addition, for purposes of this Section 15, said consent shall
not be unreasonably withheld. If Lessor consents to a Transfer, as a condition thereto
which the parties hereby agree is reasonable, Lessee shall pay to Lessor fifty (50%) of
any “Transfer Premium,” as that term is defined in this Section 15.A, received by Lessee
from such transferee. “Transfer Premium” shall mean all rent, additional rent or other
consideration payable by such transferee in connection with the Transfer in excess of the
Rent payable by Lessee under this Lease during the term of the Transfer.

For purposes of this provision, the following acts of Lessee shall be considered an
assignment requiring the prior written consent of Lessor to be effective:

(1)  Any disposition(s) that effectuates a change in the majority
control of Lessee to any person(s), corporation, partnership, or legal entity other than the
majority controlling interest therein at the time of execution of this Lease; and
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(2) Any assumption, assignment, delegation, or takeover of any
of the Lessee’s duties, responsibilities, obligations, or performance of same hereunder by
any non-profit entity other than the Lessee (whether through assignment, subcontract,
delegation, merger, buyout, or any other mechanism), with or without consideration, for
any reason whatsoever.

In the event one of the above occurs without Lessor's express prior written
approval, such occurrence shall constitute an Event of Default that shall entitle Lessor, at
its sole discretion, to terminate this Lease. In the event of such termination, County shall
be entitled to pursue the same remedies against Lessee as it could pursue following an
Event of Default by Lessee pursuant to the terms hereof, including without limitation
Section 13, at law and in equity.

B. No Involuntary Assignment: Neither this Lease nor any interest
therein shall be assignable or transferable in proceedings in attachment, garnishment or
execution against Lessee, or in voluntary or involuntary proceedings in bankruptcy or
insolvency or receivership taken by or against Lessee, so that the same and the making
by Lessee of any general assignment for the benefit of creditors; or the filing of a petition
to have Lessee adjudicated a bankruptcy, or the filing of a petition for reorganization or
arrangement under any law relating to bankruptcy unless, in the case of a petition filed
against Lessee, the same is dismissed within sixty (60) days; or the appointment of a
trustee or receiver to take possession of substantially all of Lessee’s assets located at the
Premises or of Lessee’s interest in this Lease, when such seizure is not discharged within
sixty (60) days, shall be a Material Default under this Lease.

C. Leases: The term “Lease” shall mean any lease, license, permit,
concession, or other interest in the Premises, or a right to use the Premises or a portion
thereof, which is conveyed or granted by Lessee to a third party, and which constitutes
less than the unrestricted conveyance of the entire Lessee’s interest under this Lease. At
least thirty (30) days prior to the proposed effective date of any Lease, Lessee shall
submit a copy of such Lease (or assignment or amendment thereof), to the CEO or her
authorized designee for approval, which approval shall not be unreasonably withheld. To
the extent practical, Lessor shall approve or disapprove said proposed Lease (or
assignment or amendment thereof) within thirty (30) days after receipt thereof. In no
event, however, shall such Lease (or amendment or assignment thereof) be made or
become effective without the prior approval of the CEO. Each such Lease shall
specifically provide that the Lessee shall comply with all the terms, covenants, and
conditions of this Lease applicable to the portion of the Premises subject to the Lease.

16. ENCUMBRANCES

Lessee agrees that it shall not encumber, hypothecate, or otherwise grant any
security interest or lien upon its interest in the Premises. Encumbrance shall mean any
direct or indirect grant pledge, assignment, transfer, mortgage, hypothecation, grant of
control, grant of security interest, or other encumbrance of or in all or any portion of
Lessee's interest under this Lease and estate so created.
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17. LESSEE’S FIXTURES AND PERSONAL PROPERTY.

A. Lessee may remove, at its own expense, during or at the expiration
of the term or other termination of this Lease, all fixtures, equipment, furniture, and all
other personal property (collectively “Lessee Equipment”) placed or installed in or upon
the Premises by Lessee, provided no Event of Default has occurred and is continuing.
Lessee agrees that if so instructed by County, Lessee shall remove, at its own expense,
at the expiration or early termination of the term of this Lease, or any holdover period
thereof, all Lessee Equipment placed or installed in or upon the Premises by Lessee. In
the event Lessee removes any or all fixtures pursuant to this Section, Lessee shall
restore the Premises to the original condition which existed upon the Commencement
Date of this Lease, ordinary wear and tear excepted.

B. All Lessee Equipment that was not placed or installed in or upon
the Premises by Lessee or replacements of Lessee Equipment placed or installed by
Lessor prior to the commencement date of this Lease, shall remain the property of
Lessor. Lessee may remove said Lessee Equipment, at its own expense, only upon the
prior written consent of Lessor.

C. Any Lessor equipment, furniture, and personal property existing on
the Premises as of the commencement date of this Lease shall remain the property of
Lessor during and after the expiration of the Lease term. Lessor will be responsible
for maintaining its own personal property.

18.  HAZARDOUS SUBSTANCES:

A. Definition:  For purpose of this Lease, the term Hazardous
Substances shall be deemed to include “hazardous substances” as defined in California
Health and Safety Code Section 25316, and those chemicals and substances identified
pursuant to Health and Safety Code Section 25249.8.

B. Warranties, Representations, and Covenants: Lessee hereby
warrants, covenants, and represents that it shall not cause the presence, use, storage,
or disposal of any Hazardous Substances on or about the Premises without the prior
written consent of Lessor, in its sole discretion. Lessee further warrants, covenants, and
represents that it shall comply with all applicable laws and regulations concerning the use,
release, storage, and disposal by Lessee, its agents, and contractors of Hazardous
Substances on the Premises. Lessee waives any and all claims, caused by any soil
contaminants both known and unknown by Lessee to exist at, in, or on the Premises as
of the Effective Date of this Lease, and agrees to indemnify, defend, save and hold
harmless Lessor and its Special Districts, elected and appointed officers, employees, and
agents, from and against any and all liability, expense (including defense costs and legal
fees), and claims for damages caused by any soil contaminants known by Lessee to exist
at, in or on the Premises as of the Effective date of this Lease but only for those liabilities,
expenses or claims arising after the Commencement Date. This indemnification obligation
shall survive the expiration of this Lease.
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C. Notice: Lessee agrees to immediately notify Lessor when Hazardous
Substances have been released on the Premises, upon becoming aware of the same.

D. Indemnity: Lessee agrees to indemnify, defend, and hold harmless
Lessor and the Lessor Indemnitees from and against all liability, expense (including
defense costs, legal fees, and response costs imposed by law) and claims for damages
of any nature whatsoever which arise out of the presence or release of Hazardous
Substances on the Premises which is caused by Lessee. The indemnity provided by this
Section 19 shall survive the termination of this Lease.

E. Default: Lessee’s failure to comply with the provisions of this Section
18 may, in Lessor’s sole discretion, be deemed an Event of Default and entitle Lessor to
all rights and remedies as set forth in Section 12.

19. SURRENDER OF THE PREMISES; HOLDING OVER: At the end of the
Term, Lessee shall quit and surrender to Lessor the Premises vacant, broom-clean, and
in good order and condition, ordinary wear and tear excepted. If Lessee fails to vacate
the Premises on the last day of the Term in the condition required hereunder, Lessor shall
be entitled to re-enter without process and without notice (any notice to quit or of re-entry
being expressly waived) using such force as may be reasonably necessary, and
alternatively, shall have the benefit of all provisions of applicable law respecting the
speedy recovery of possession of the Premises (whether by summary proceedings or
otherwise) to the same extent as if statutory notice had been given. In addition to and
not in limitation of the foregoing, occupancy subsequent to the last day of the Term
(“Holdover Occupancy”) shall be a tenancy at will. Holdover Occupancy shall be subject
to all terms, covenants, and conditions of the Lease during such Holdover Occupancy.
Lessor shall also be entitled to recover all damages, including lost business opportunity
regarding any prospective tenant(s) for the Premises, suffered by Lessor as a result of
Lessee’s Holdover Occupancy.

20.  ADMINISTRATION: The CEO or his/her authorized designee shall have the
authority to administer this Lease on behalf of County.

21. ALTERATIONS: Except as hereinafter provided, Lessee shall make no
additions, installations, improvements, replacements and/or alterations in or to the
Premises (hereinafter “Alterations”) without the prior written consent of Lessor, which
shall not be unreasonably withheld. Consent shall be given or denied within thirty (30)
days of receipt of written request, which request shall include a complete set of plans,
where applicable, and the estimated cost of such Alterations. Failure to provide written
approval or disapproval from the Lessor within thirty (30) days shall be deemed
disapproval. Without limiting the scope of Lessor’s discretion as to withholding consent
to requested Alterations, Lessor may condition its approval thereof upon the delivery by
Lessee of payment in full for such Alterations into an escrow account held by Lessor. All
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Alterations made by or for Lessee shall be done in a good and workmanlike manner and
diligently prosecuted to completion, in compliance with applicable law.

22. SECURITY: Lessee shall be solely responsible for security measures at
the Premises. Lessee acknowledges that as of the Commencement Date, Lessor has
not and will not undertake any duty whatsoever to provide security for the Premises and,
accordingly, Lessor is not responsible for the security of same or the protection of
Lessee's property or Lessee's employees, invitees, clients, or contractors from any cause
whatsoever, including but not limited to criminal and/or terrorist acts. To the extent
Lessee determines that such security or protection services are advisable or necessary,
Lessee shall arrange for and pay the costs of providing same. Lessor shall have no
responsibility to prevent and shall not be liable to Lessee for losses due to theft, burglary
or other criminal activity, or for damages or injuries to persons or property resulting from
persons gaining access to the Premises, and Lessee hereby releases Lessor and the
Lessor Indemnitees from all liabilities for such losses, damages or injury, regardless of
the cause thereof.

23. LESSOR'S RIGHTS OF ACCESS: Lessor reserves unto itself all oil, gas,
hydrocarbons, or other minerals in and under the Premises without the use of the surface
or subsurface, to a depth of 500 feet, measured vertically, from the surface of the Land.
Lessor and its agents shall have the right to access the Land for ingress and egress for
the duration of this Lease. After reasonable notice (except in emergencies when no such
notice shall be required), which may be by telephone or e-mail, Lessor, its agents and
representatives, shall have the right (without any obligation so to do) to enter the
Premises (i) to inspect the same, (ii) to exercise such rights as may be permitted
hereunder, (iii) to make repairs or alterations to the Premises, (iv) to make repairs or
perform other obligations if Lessee fails to do so as required hereunder (but the Lessor
shall have no duty whatsoever to make any such inspections, repairs, alterations,
additions or improvements except as otherwise expressly provided in this Lease), (v) to
deal with emergencies, (vi) to post such notices as may be permitted or required by law
to prevent the perfection of liens against Lessor's interest in the Premises, (vii) to exhibit
the Premises to prospective tenants during the twenty four (24) months preceding
expiration of the Term and at any reasonable time during the Term to show the Premises
to prospective purchasers, lessors and mortgagees, or (viii) for any other purpose as
Lessor may deem necessary or desirable; provided, however, Lessor shall use
reasonable efforts not to materially interfere with Lessee's use of or access to the
Premises and Lessor shall be accompanied by a designated representative of Lessee if
and to the extent Lessee makes such representative available during such entry period.
Lessee shall not be entitled to any abatement of rent or other charges, nor shall Lessor
be deemed guilty of an eviction, actual or constructive, or any violation of Lessee's quiet
enjoyment of the Premises on account of Lessor's access to the Premises pursuant to
the provisions of this Section 23 or any other provision of this Lease or applicable law.

24. COUNTY’S LOBBYISTS: Lessee and each lobbyist or lobbying firm, as
defined in Los Angeles County Code Section 2.160.010, retained by Lessee, shall fully
comply with Lessor’s Lobbyist Ordinance, Los Angeles County Code Chapter 2.160.
Failure on the part of Lessee or any Lessor’s lobbyist or Lessor lobbying firm retained by
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Lessee to fully comply with Lessor’s Lobbyist Ordinance shall constitute a material breach
of this Lease upon which Lessor may immediately terminate or suspend this Lease.

25. NOTICES: Any notices under this Lease must be in writing and must be
sent by (i) personal delivery, (ii) by United States registered or certified mail (postage
prepaid), or (iii) by an independent overnight courier service, addressed to the addresses
specified in Section 1 (the Lease Summary) or at such other place as a Party may
designate to the other Parties by written notice given in accordance with this Section.
Notices given by registered or certified mail are deemed effective three (3) Business Days
after the Party sending the notice deposits the notice with the United States Post Office.
Notices delivered by overnight courier are deemed effective on the next Business Day
after the day the Party delivering the notice timely deposits the notice with the courier for
overnight (next day) delivery.

26. GENERAL PROVISIONS:

A. Waiver: The waiver by Lessor or Lessee of any term, covenant or
condition herein contained shall not be deemed to be a waiver of such term, covenant, or
condition on any subsequent breach of the same or any other term, covenant, or condition
herein contained. All waivers must be in writing to be effective.

B. Marginal Headings: The Section titles in this Lease are not a part of
this Lease and shall have no effect upon the construction or interpretation of any part
hereof.

C. Time: Time is of the essence for this Lease and each and all of its
provisions in which performance is a factor.

D. Recordation: Lessee may not record this Lease at any time without
the prior written consent of Lessor.

E. Binding on Successors: Each and all of the terms and agreements
herein contained shall be binding upon and shall inure to the benefit of the successors in
interest of the Lessee, and whatever the context permits or requires, the successors in
interest to the Lessor.

F. Prior Agreements: The Lease, the Note, agreements incorporated
by reference, and all attachments and exhibits hereto, contain all of the agreements of
the parties with respect to any matter covered or mentioned in this Lease , and no prior
agreement or understanding pertaining to any such matter shall be effective for any
purpose. 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-interest. This
Lease shall not be effective or binding on any party until fully executed by both parties
hereto.

G. Unavoidable Delay: Any prevention, delay, non-performance or
stoppage due to any of the following causes shall excuse non-performance for a period
equal to any such prevention, delay, non-performance or stoppage. The causes referred
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to above are strikes, lockouts, labor disputes, failure of power, irresistible superhuman
cause, acts of public enemies, riots, insurrections, civilcommotion, inability to obtain labor
or materials or reasonable substitutes for either, Governmental restrictions or regulations
or controls, casualties not contemplated by insurance provisions of this Lease, or other
cause beyond the reasonable control of the party obligated to perform. This Section 25.H
shall not apply to any monetary obligation set forth in the Lease, and all such monetary
obligations shall not be excused in the event of an Unavoidable Delay.

H. Severability: Any provision of this Lease that shall prove to be invalid,
void, or illegal shall in no way affect, impair, or invalidate any other provision hereof and
such other provisions shall remain in full force and effect.

l. Cumulative Remedies: No remedy or election hereunder shall be
deemed exclusive but shall wherever possible be cumulative with all other remedies at
law or in equity.

J. Choice of Law and Forum: This Lease shall be governed by the
internal laws of the State of California. Any litigation with respect to this Lease shall be
conducted in the courts of the County of Los Angeles, California.

K. Interpretation: Unless the context of this Lease clearly requires
otherwise: (i) the plural and singular numbers shall be deemed to include the other; (ii)
the masculine, feminine and neuter genders shall be deemed to include the others; (iii)
“or” is not exclusive; and (iv) “includes” and “including” are not limiting.

L. Administration of Lessor Space: Lessor does not grant or delegate
to Lessee hereunder any of its governmental powers (statutory, implied, administrative,
or otherwise) with respect to the Premises.

M. Conflict of Interest. No Lessor employee whose position in Lessor
service enables him/her to influence obtaining or awarding any lease, license or permit,
and no spouse or economic dependent of such employee, shall be employed in any
capacity by Lessee herein, or have any other direct or indirect financial interest
resulting from this Lease.

N. Solicitation of Consideration. It is improper for any Lessor Officer,
employee or agent to solicit consideration, in any form, from a tenant with the
implication, suggestion or statement that the tenant's provision of consideration may
secure more favorable treatment for the tenant in the award of the lease or that the
tenant's failure to provide such consideration may negatively affect Lessor's
consideration of the tenant's submission. A tenant shall not offer to or give, either directly
or through an intermediary, consideration, in any form, to a Lessor officer, employee or
agent for the purpose of securing favorable treatment with respect to award of a lease.
Lessee shall immediately report any attempt by a Lessor officer, employee or agent to
solicit 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-
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Controller Employee Fraud Hotline. Failure to report such solicitation may result in
the termination of this Lease.

O. Title. Lessee hereby acknowledges the title of County in and to
the Premises, and covenants and agrees never to assail, contest or resist said title.

P. Acknowledgment of Ineligibility for Relocation Assistance. Lessee
expressly acknowledges that Lessee will be in possession of the Premises as a result
of County's previously acquired property interest. In recognition of such fact, Lessee
hereby disclaims any status as a “displaced person” as such is defined in Government
Code Section 7260, and hereby acknowledges its ineligibility for relocation assistance
as provided in Government Code Section 7260 through 7276, inclusive, as interpreted
in Title 25, Chapter 6, Section 6034(b)(1) of the California Code of Regulations.

Q. No Presumption Against Drafter: Lessor and Lessee agree and
acknowledge that: (i) each has, of its own ability, had its own independent counsel review
this Lease; (ii) this Lease has been freely negotiated by Lessor and Lessee; and (iii) in
the event of any ambiguity, controversy, dispute or disagreement over the interpretation,
validity or enforceability of this Lease or any of its covenants, terms or conditions, no
inference, presumption or conclusion whatsoever shall be drawn against Lessor by virtue
of Lessor’s having drafted this Ground Lease.

27. COUNTERPARTS; ELECTRONIC SIGNATURES: This Lease and any
other document necessary for the consummation of the transaction contemplated by this
Lease may be executed in counterparts, including both counterparts that are executed on
paper and counterparts that are in the form of electronic records and are executed
electronically. An electronic signature means any electronic sound, symbol or process
attached to or logically associated with a record and executed and adopted by a party
with the intent to sign such record, including facsimile or e-mail electronic signatures. All
executed counterparts shall constitute one agreement, and each counterpart shall be
deemed an original. The parties hereby acknowledge and agree that electronic records
and electronic signatures, as well as facsimile signatures, may be used in connection with
the execution of this Lease and electronic signatures, facsimile signatures or signatures
transmitted by electronic mail in so-called pdf format shall be legal and binding and shall
have the same full force and effect as if a paper original of this Lease had been delivered
had been signed using a handwritten signature. Lessor and Lessee (i) agree that an
electronic signature, whether digital or encrypted, of a party to this Lease is intended to
authenticate this writing and to have the same force and effect as a manual signature, (ii)
intended to be bound by the signatures (whether original, faxed or electronic) on any
document sent or delivered by facsimile or, electronic mail, or other electronic means, (iii)
are aware that the other party will reply on such signatures, and (iv) hereby waive any
defense to the enforcement of the terms of this Lease based on the foregoing forms of
signature. If this Lease has been executed by electronic signature, all parties executing
this document are expressly consenting under the United States Federal Electronic
Signatures in Global and National Commerce Act of 2000 ("E-SIGN") and California
Uniform Electronic Transactions Act ("UETA")(Cal. Civ. Code § 1633.1, et seq.), that a
signature by fax, email or other electronic means shall constitute an Electronic Signature
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to an Electronic Record under both E-SIGN and UETA with respect to this specific
transaction.

[SIGNATURE PAGE FOLLOWS]
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IN WITNESS WHEREOF, the Board of Supervisors of the County of Los Angeles
has caused this Lease to be subscribed by its Chief Executive Officer or her designee
and Lessee has caused this Lease to be subscribed in its behalf by its duly authorized
officer, the day, month, and year first above written.

EAST LOS ANGELES WOMEN’S CENTER,
a California non-profit 501(c)3 Organization,

By Z Kﬁf%ﬁd/

Barbara Kappos, Executive Director

COUNTY OF LOS ANGELES,
a body corporate and politic

FESIA A. DAVENPORT
Chief Executive Officer

By:

John T. Cooke

Assistant Chief Executive Officer
ATTEST:

DEAN C. LOGAN
Registrar-Recorder/County Clerk

By:

Deputy
APPROVED AS TO FORM:

DAWYN R. HARRISON

County Counsel-
ity
ANV AL P v, /
By: /1790)
Deputy
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EXHIBIT B

(BUILDING RULES AND REGULATIONS)

The following rules and regulations shall apply to the Licensed Area, the Hospital
Campus, the parking areas associated therewith, and the appurtenances thereto:

1. Sidewalks, doorways, vestibules, halls, stairways, and other similar areas shall not be
obstructed by Licensee or its invitees, guests, agents and contractors (“Occupants”) or
used by any occupant for purposes other than ingress and egress to and from their
respective licensed area and for going from one to another part of the Building or
Campus, as applicable.

2. Plumbing, fixtures and appliances shall be used only for the purposes for which
designed, and no sweepings, rubbish, rags or other unsuitable material shall be thrown
or deposited therein. Damage resulting to any such fixtures or appliances from misuse
by Occupants, shall be paid by Licensee.

3. No signs, advertisements or notices shall be painted or affixed on or to any windows
or doors or other part of the Licensed Area, Building or the Campus without the prior
written consent of County.

4. County shall provide all door locks in the Premises, and Licensee or Occupants shall
not place any additional door locks in the Premises. County shall furnish to Licensee a
reasonable number of keys to the Premises, and Licensee shall not make duplicates
thereof. Licensee must, upon the termination of Licensee’s occupancy, restore to
County all keys of offices and toilet rooms, mailboxes, either furnished to or otherwise
procured by Licensee and, in the event of the loss of any keys so furnished, Licensee
shall pay to County the cost thereof.

5. Movement in or out of the Licensed Area or Building of furniture or equipment, or
dispatch or receipt by Licensee of any bulky material, merchandise or materials shall be
conducted in a safe manner. Licensee assumes all risks of and shall be liable for all
damage to articles moved and injury to persons or public engaged or not engaged in
such movement, including equipment, property and personnel of County if damaged or
injured as a result of acts in connection with carrying out this service for such Licensee.

6. Licensee shall not place a load upon any floor of the Licensed Area which exceeds
the load per square foot which such floor was designed to carry and which is allowed by
law. County shall have the right to prescribe the weight, size and position of all
equipment, materials, furniture or other property brought into the Building. Heavy
objects shall, if considered necessary by County, stand on such platforms as
determined by County to be necessary to properly distribute the weight, which platforms
shall be provided at Licensee’s expense. Business machines and mechanical
equipment belonging to Licensee, which cause noise or vibration that may be
transmitted to the structure of the Licensed Area or to any space therein to such a
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degree to be objectionable to County, shall be placed and maintained by Licensee, at
Licensee’s expense, on vibration eliminators or other devices sufficient to eliminate
noise or vibration. The persons employed to move such equipment in or out of the
Premises must be acceptable to County. County will not be responsible for loss of, or
damage to, any such equipment or other property from any cause, and all damage done
to the Licensed Area, the Building or the Campus by maintaining or moving such
equipment or other property shall be repaired at the expense of Licensee.

7. Corridor doors, when not in use, shall be kept closed. Nothing shall be swept or
thrown into the corridors, halls, elevator shafts or stairways. No birds or animals (other
than service animals) shall be brought into or kept in, on or about the Premises.

8. Licensee and Occupants shall not make or permit any vibration or improper,
objectionable or unpleasant noises or odors in the Building.

9. No machinery of any kind shall be operated by Licensee/Occupants in the Licensed
Area without Landlord’s prior written consent, nor shall Licensee use or keep in the
Building any flammable or explosive fluid or substance.

10. County will not be responsible for lost or stolen personal property, money or jewelry
from the Licensed Area, Building or Campus or public or common areas regardless of
whether such loss occurs when the area is locked against entry or not.

11. No vending or dispensing machines of any kind may be maintained in the Licensed
Area or Building.

12. Licensee/Occupants may not enter into phone rooms, electrical rooms, mechanical
rooms, or other service areas of the Building unless accompanied by County
employee(s).

13, Licensee shall not permit its employees, invitees or guests to smoke indoors. Nor
shall Licensee permit its employees, invitees, or guests to loiter at the Building
entrances for the purposes of smoking.

14. Canvassing, soliciting or peddling in or about the Licensed Area, Building or the
Campus is prohibited and Licensee shall cooperate to prevent same.

15. County reserves the right to prevent access to the Licensed Area, Building or
Campus in case of invasion, mob, riot, public excitement or other commotion by closing
the doors or by other appropriate action.

16. Licensee shall not sell, or permit the sale of newspapers, magazines, periodical or
any other goods or merchandise to the Occupants or general public in or on the
Licensed Area, Building or Campus. Licensee shall not use the Premises for any
business or activity other than that specifically provided for in this License.
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17. Licensee shall not install any radio or television antenna, loudspeaker or other
devices on the roof or exterior walls of the Licensed Area, Building or Campus.
Licensee/Occupants shall not go upon the roof of the Building.

18. Licensee shall not mark, drive nails, screw or drill into the partitions, walls,
woodwork or plaster or in any way deface the Licensed Area or any part thereof, except
in accordance with the provisions of the License pertaining to alterations. Licensee shall
not cut or bore holes for wires. Licensee shall not affix any floor covering to the floor of
the Premises in any manner except as approved by County. Licensee shall repair any
damage resulting from noncompliance with this rule.

19. Licensee shall store all its trash and garbage within the Licensed Area or in other
facilities provided by County. Licensee shall not place in any trash box or receptacle any
material which cannot be disposed of in the ordinary and customary manner of trash
and garbage disposal. All garbage and refuse disposal shall be made in accordance
with directions issued from time to time by County.

20. The Licensed Area, Building or Campus shall not be used for the storage of
merchandise held for sale to the general public, or for manufacturing of any kind, nor
shall the Licensed Area, Building or Campus be used for any improper, immoral or
objectionable purpose. No cooking shall be done or permitted within the Licensed Area,
Building or Campus, except the use by Licensee of Underwriter’s Laboratory approved
equipment for brewing coffee, tea, hot chocolate and similar beverages or use of
microwave ovens shall be permitted, provided that such equipment and use is in
accordance with all applicable federal, state and local laws, codes, ordinances, rules
and regulations and such equipment does not adversely impact or damage the electrical
outlets, panels or systems.

21. Without the written consent of County, Licensee shall not use the name of the
Building or the Campus in connection with or in promoting or advertising the business of
Licensee.

22. Licensee shall comply with all safety, fire protection and evacuation procedures and
regulations established by County or any governmental agency from time to time.

23. No firearms of any kind shall be permitted within the Licensed Area, Building or
Campus.

24. County reserves the right to exclude or expel from the Licensed Area, Building or
Campus any person, including any person who, in the judgment of County, is
intoxicated or under the influence of liquor or illicit drugs, or who shall do any act in
violation of these rules and regulations.

25. Licensee/Occupants shall not obstruct, alter, or in any way impair the efficient
operation of County’s heating, ventilating and air-conditioning system.
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26. Licensee shall not waste electricity or water and agrees to cooperate fully with
County in implementing conservation measures.

27. Licensee shall give County prompt notice of any accidents or defects in the water
pipes, electric lights and fixtures, heating apparatus, or any other service equipment.

28. These Rules and Regulations are in addition to, and shall not be construed to in any
way modify or amend, in whole or in part, the terms, covenants, agreements and
conditions of the License Agreement between County and Licensee.

29. County reserves the right to make such other and reasonable Rules and
Regulations as, in its judgment. may from time to time be needed for safety and
security, for care and cleanliness of the Licensed Area, Building or Campus and for the
preservation of good order therein. Licensee agrees to abide by all such Rules and
Regulations hereinabove stated and any additional rules and regulations which are
adopted.

30. Licensee shall be responsible for the observance of all of the foregoing rules by
Licensee’s employees, agents. clients, customers, invitees and guests.
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