Council Meeting of
November 22, 2011

Honorable Mayor and Members
of the City Council

City Hall

Torrance, California

Members of the Council:

SUBJECT: City Manager — Authorize lease agreement for City-owned property
located at 2790 Skypark Drive.

RECOMMENDATION

Recommendation of the City Manager that City Council authorize an Estoppel and
Agreement for the re-finance of the leasehold by and between the City of Torrance and
Skypark Atrium, LLC for the City-owned property located at 2790 Skypark Drive
(C-2399).

Funding
There is no funding required for this transaction.

BACKGROUND/ ANALYSIS

The subject property is on City-owned land located at 2790 Skypark Drive. The
property is currently leased to Skypark Atrium, LLC. The Master Tenant is in the
process of re-financing the Leasehold and the Lender has requested an Estoppel
Certificate and Agreement prior to lending.

The Estoppel Certificate is a statement by the City that the Lease is in full force and
effect and that there is no material defaults against the Lease. The Certificate also
verifies that certain salient points of the Lease are valid.

The Master Tenant is refinancing the Leasehold to an amount not to exceed
$5,650,000. The loan amount is well below the appraised value of the Leasehold
improvements as shown by an appraisal conducted as of August 16, 2011 setting the
value of the Leasehold improvements at $10,140,000. The Lease is currently in full
force and effect, there are no material defaults and the rent is current. Staff has
reviewed the form of Loan Documents and finds them in compliance.

The Lease expires on December 31, 2052 and the current annual rent for the
Leasehold is $109,909.80.

8D



The Lease is in compliance and therefore the Estoppel and Agreement
recommended for approval.

Respectfully submitted,
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by Brian K. Sunshiné
Assistant to the City Manager

CONCUR:
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J. dackson

City Manager
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Attachments:
A) Estoppel and Agreement — LIMITED DISTRIBUTION
B) Loan Agreement — LIMITED DISTRIBUTION
C) Note — LIMITED DISTRIBUTION
D) Deed of Trust — LIMITED DISTRIBUTION



Attachment A

GROUND LESSOR ESTOPPEL CERTIFICATE AND AGREEMENT

This GROUND LESSOR ESTOPPEL CERTIFICATE AND AGREEMENT (the
"Agreement") is made as of this day of 2011, between the CITY OF
TORRANCE, a municipal corporation, as ground lessor ("Ground Lessor"), and SKYPARK
ATRIUM, LLC, a California limited liability company ("Lessee"), in favor of CALIFORNIA
BANK & TRUST, a California banking corporation, as lender ("Lender").

RECITALS

A. On or about January 1, 1983, Ground Lessor and Arthur L. Valdez and G. Arleen
Valdez, husband and wife (the "Original Lessees"), entered into a certain ground lease, as
amended by that certain Amendment to Lease between the Ground Lessor and the Original
Lessees dated as of March 13, 1984, that certain Second Amendment to Lease between the
Ground Lessor and the Original Lessees dated as of June 15, 1984, that certain Third
Amendment to Lease between the Ground Lessor and the Original Lessees dated as of
January 12, 1987, that certain letter agreement by the Ground Lessor to the Original Lessees
dated as of November 4, 1994, that certain Fifth Amendment to Lease between the Ground
Lessor and Original Lessees dated as of January 1, 1997, and that certain Sixth Amendment to
Lease dated as of September 24, 2002 by and between Ground Lessor and Executive Quarters,
LLC, a California limited liability company ("EQ") (the "Ground Lease").

B. Original Lessee's interest in the Ground Lease was assigned to EQ pursuant to an
Assignment and Assumption of Lease recorded September 25, 1998, as Instrument No. 98-
1738851 in the Official Records. EQ's interest in the Ground Lease was assigned to SKYPARK
ATRIUM, LLC, a California limited lability company, and NOBUHIRO SOTOWA, as
Trustee of the Survivor's Trust under the Sotowa 1988 Revocable Trust, and NOBUHIRO
SOTOWA, as Trustee of the Residual Trust under the Sotowa 1988 Revocable Trust, as tenants
in common (collectively, "TIC Tenant") pursuant to an Assignment and Assumption of Lease
recorded July 31, 2006, as Instrument No. 06-1685224, in the Official Records (the "2006
Assignment"). As permitted by Section 6 of the 2006 Assignment, TIC Tenant's interest in the
Ground Lease was assigned to Lessee pursuant to an Assignment and Assumption of Lease dated
February 22, 2007, and recorded March 26, 2007, as Instrument No. 20070693185 in the Official
Records (the "Assignment").

C. The Ground Lease covers certain real property more particularly described in
Exhibit "A" attached hereto (the "Property™)

D. Lessee is obtaining a mortgage loan from Lender in an amount not to exceed Five
Million Six Hundred Fifty Thousand Dollars ($5,650,000) (the "Loan"). The Loan will be
secured by a mortgage lien on Lessee's leasehold interest in the Property, and will be evidenced
by a promissory note, a deed of trust and security agreement and various other loan documents
(the "Loan Documents™).

E. As a condition precedent to the Loan, Lessee and Lender require the execution of
this Agreement.
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NOW, THEREFORE, for good and valuable consideration, the receipt and sufficiency of
which are hereby acknowledged, Ground Lessor hereby represents, warrants, covenants, certifies
and agrees as follows:

ESTOPPEL
1. A true, correct and complete copy of the Ground Lease is attached hereto as
Exhibit "B."
2. The Ground Lease is presently in full force and effect and has not been amended,

supplemented, modified or otherwise changed in any way, except as set forth above in Recital A.

3. Except for the liens set forth on the Preliminary Report for the Property dated as
of August 8, 2011, and issued by Stewart Title of California, Inc. as Order No. 400944, Ground
Lessor has not created, incurred, assumed or suffered to exist any mortgage, deed of trust, pledge
or other lien, charge or encumbrance of any kind or any security interest upon the Property.

4, Ground Lessor has not transferred or assigned its interest in the Ground Lease.

5. As of the date hereof, neither Ground Lessor nor Lessee are in default under the
terms of the Ground Lease or the terms of any amendment thereto, and no other grounds for
termination of the Ground Lease exist.

6. The term of the Ground Lease expires on December 31, 2052. Any conditions to
commencement of the term of the Ground Lease have been satisfied.

7. Lessee has not prepaid any rent to Ground Lessor or made a security deposit with
Ground Lessor, except as set forth in the Ground Lease.

8. Ground Lessor has not received any notice of a violation of any environmental
law nor incurred any previous liability therefor with respect to the Property.

9. The Ground Lease provides for no extensions or renewals nor does it provide for
an option to purchase the Property. Lessee has no right, title or interest with respect to the
Property other than as a lessee under the Ground Lease.

10. The current fixed rent under the Ground Lease is $109,909.80 annually, payable
in monthly installments, and Lessee has paid the base monthly rental, and all other monetary
obligations under the Ground Lease through October 31, 2011.

11. Ground Lessor's current address for receipt of payment notices, elections,
demands or other communications under the Ground Lease 1s:

City Clerk

City of Torrance

3031 Torrance Boulevard
Torrance, California 90503
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12. Ground Lessor hereby acknowledges and agrees that Ground Lessor has approved
the form of sublease submitted to Ground Lessor by Lessee, and that Ground Lessor has
approved the tenancies and leases of the subtenants enumerated on Exhibit "C," attached hereto
and by this reference made a part hereof; provided, however, that anything contained herein or in
any other instrument to the contrary notwithstanding (a) nothing contained herein shall result in a
modification or in any way affect any term or provision of the Ground Lease or relieve the tenant
under the Ground Lease from its obligations and liabilities to perform the terms and provisions
of the Ground Lease; (b) nothing contained herein shall give any sublessee the right or privilege
to enforce any term or provision of the Ground Lease; and (c) all subleases, including but not
limited to those listed on Exhibit "C," shall remain subject and subordinate to the Ground Lease
and nothing contained herein shall be deemed an agreement by Ground Lessor to recognize any
sublease or grant non-disturbance or attornment to any sublessee in the event that the Ground
Lease 1s terminated for any reason.

13.  All of the obligations of the Lessee under the Ground Lease with respect to
construction in Section 6A, B and C of the Ground Lease have been satisfied.

14. The Reciprocal Parking Agreement Consent and Agreement dated January 2,
1983, is of no further force or effect.

15.  Ground Lessor acknowledges that it has received and reviewed the form of the
Loan Documents which will evidence and secure the Loan. In accordance with Section 23(A)(3)
of the Ground Lease, Ground Lessor hereby irrevocably approves such documents and consents
to the Loan and Lender's encumbrance of Lessee's leasehold interest in the Property pursuant to
the Loan Documents, and agrees that Lender shall have the rights of a "Lessee" and a "Leasehold
Mortgagee" as those terms are defined in the Ground Lease.

16. Ground Lessor acknowledges it has received notice of the Assignment to Lessee.
AGREEMENT
17. Ground Lessor hereby grants to Lender the right to demand and receive a new

lease upon the terms and conditions contained in the Ground Lease for the remaining term
thereof if the Ground Lease terminates prior to its expiration date for any reason, including,
without limitation, the bankruptcy and insolvency of Lessee or any one of them. Any new lease
between Lender and Ground Lessor shall be prior to any deed of trust, mortgage or other lien,
charge or encumbrance on the fee interest upon the Property as to which the Ground Lease was
prior, and the new lease shall have the same right, title, interest and priority in the Property and
improvements thereon as Lessee had under the Ground Lease. The provisions of this Agreement
shall survive any termination, rejection or disaffirmance of the Ground Lease and shall continue
in full force and effect.

18. Ground Lessor agrees that the fair market value adjustments made pursuant to
Section 3(C) of the Ground Lease shall be based solely on the value of the Property not including
the value of the improvements located thereon.

19. If Lessee fails to cure any default within the applicable cure periods set forth in
the Ground Lease, Ground Lessor agrees that Lender may have an additional five (5) days to

Skypark Atrium, LLC _3- 030000-1051 4818-9790-7211v. 8
11/15/2011



cure Lessee's monetary defaults and an additional fifteen (15) days to cure Lessee's nonmonetary
defaults. Such additional Lender cure periods shall commence on the day immediately following
the lapse of Lessee's applicable cure periods without any additional notice from Ground Lessor
to Lender.

IN WITNESS WHEREOF, the parties hereto have executed this Agreement on the day,
month and year first written above.

Ground Lessor:

CITY OF TORRANCE,
A Municipal Corporation

Frank Scotto, Mayor

ATTEST

Sue Herbers, City Clerk

APPROVED AS TO FORM:

JOHN L. FELLOWS III

City Attorney

By:

Skypark Atrium, LLC -4- 030000-1051 4818-9790-7211v. 8
11/15/2011



Skypark Atrium, LLC
11/15/2011

Lessee:

SKYPARK ATRIUM, LLC, a California limited
liability company

BY: SKYPARK ATRIUM I, LLC, a California
limited liability company, Manager

By:
Steve Loo, Manager
Lender:
CALIFORNIA BANK & TRUST, a California

banking corporation

By:
Its:

By:
Its:

-5- 030000-1051 4818-9790-7211 v. 8



EXHIBIT A

LEGAL DESCRIPTION OF PROPERTY

Real property located in the State of California, County of Los Angeles, City of Torrance,
described as follows: . '

Those portions of Lot 1 of Tract No. 9765, in the City of Torrance, County of Los Angeles, State
of California, as shown on Map filed in Book 170 Pages 10 to 12 inclusive of Maps, in the office
of the County Recorder of said County, more particularly described as follows:

Parcel “A”:

Beginning at a point perpendicularly distant 70 feet Westerly from the centerline of Crenshaw
Boulevard, 100 feet wide, as said Boulevard existed on December 21, 1955, and perpendicularly
distant 60 feet Southerly from the Northerly line of said Lot 1 of Tract No. 9765; thence North
62° 50° 50” West, parallel to the Northerly line of said Lot 1, a distance of 2730.00 feet to the
true point of beginning; thence South 27° 09” 10” West 328.63 feet to a point, being hereinafter
referred to as Point “A"; thence North 51° 45” 55” West, 229.27 feet; thence North 27° 09° 10”
East 284.56 feet; thence South 62° 50° 50” East 225.00 feet to the true point of beginning.

Parcel “B”:

Beginning at said Point “A” described in Parcel “A” above; thence North 51° 45° 557 West
22927 feet; thence continuing North 51° 45° 55” West 247.49 feet; thence South 38° 14’ 05”
West, 63.00 feet; thence South 51° 45 55” East, 476.76 feet; thence North 38° 14’ 05 East,
63.00 feet to said Point “A”.

Except all minerals, and all petroleum in said land, together with the exclusive right at any and
all times to enter upon the lands and prospect for, mine for, and remove such minerals or
petroleum, with all necessary and convenient means of working and transporting materials and
supplies, as reserved in the Deed from the United States of America, recorded on May 13, 1948
in Book 27145 Page 362 Official Records.

All right of surface entry and subsurface entry lying above a depth of 500 feet from the surface
thereof were terminated by Quitclaim Deed dated May 14, 1958, under the terms therein
provided, executed by United States of America, acting by and through the Administrator of
General Services, as Disclosed in Deed recorded June 6, 1958 in Book D120 Page 527 and in
Book D1237 Page 838 both of Official Records.

Also except all uranium, thorium and all other materials determined pursuant to Section 5(B) (1)
of the Atomic Energy Act of 1946 (60 Stat. 761) to be peculiarly essential to the production of
Fissionable material, contained, in whatever concentration, in deposits in the lands covered by
this instrument, together with the right of the United States through its authorized agents or
representatives at any time to enter upon the land and prospect for, mine and remove the same,
making just compensation for any damage or injury occasioned thereby. However such land may
be used, and any rights otherwise acquired by this disposition may be exercised, as if no
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reservation of such materials had been made, except that, when such use results in the extraction
of any such material from the land in quantities which may not be transferred or delivered
without a license under the Atomic Energy Act of 1946, as it now exists or may hereafter be
amended, such material shall be the property of The United States Atomic Energy Commission,
and the commission may require delivery of such material to it by any possessor thereof after
such material has been separated as such from the ores in which it was contained. If the
commission requires the Delivery of such material to it. It shall pay to the person mining or
extracting the same, or to such other person as the commission determines to be entitled thereto,
such sums including profits as the commission deems, fair and reasonable for the discovery,
mining, development, production, extraction and other service, performed with respect to such
material prior to such delivery, but such payment shall not include any amount on account of the
value of such material before removal from its place of deposit in nature. If the commission does
not require delivery of such material to it. The reservation hereby made shall be of no further
force or effect, as reserved by The United States of America, in Book 27145 Page 382 Official
Records.

(End of Legal Description)

Assessor's Parcel No: 7377 006 904
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EXHIBIT B

GROUND LEASE

(See Attached)
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SER:
iA-
LEASE.
CITY OF TORRANCE, a
municipal corporation,
Lessor
ARTHUR L. VALDEZ and
G. ARLEEN VALDEZ,
_ husband and wife,
Lessee

DATED: January 1, 1983

s 12-10-82

1
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- THIS LEASE, made and entered into in quadruplicate at
Torrance, Califofnia, this lst day of January, 1983, by and between
the CITY OF TORRANCE, a municipal corporation, as Lessor, hereinafter
rererred to as the "City;" and ARTHUR L. VALDEZ and G. ARLEEN VALDEZ,

husband and wife, as Lessee, hereinafter referred to as "Lessee."

WITNESSETH
RECITALS

(a) The City is the owner in fee of the real property con-
stituting the entire leased premises which are located on the
south side of Skypark Drive westerly of Crenshaw Boulevard in the
City of Torrance, California. Said leased premises are a part of
the Torrance Municipal Airport,; the boundaries of which are de-
scribed in tha; certain Quitglaim Deed executed by the United
States of America, dated March 5,,1948, recorded on May 13, 1948,
in Book 27145, Page 362, of Official Records.in the Office of the
County Recorder of Los Angeles County.

(b} By Instrument of Release dated July 25, 1962, recorded
on August 24, 1962, in Book R-1308, Page 800, of Official Records
in the Office of the County Recorder of Los Angéiesicbunty, the
United States of America acting by and. through the Administrator
of the Federal Aviation Administration released, with certain
exceptions, the leased premises, among other lands, from the con-
ditions, reservations and restrictions of séid Quitclaim Deed.

(c) Said real property is being leased hereby for commercial
development for business purposes pursuant to the authority con-
tained in Section 37380 of the Government Code of the State of
California, amended by statutes of 1968 and Section 37395 of said

Code, added by statutes of 1954 (West's Annotated California Codes)

and pursuant to the powers conferred on the City by the provisions
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of Article XI of the State Constitution.

(d) The City acting by and through its City Council has

determined by Resolution 82-282, ‘adopted on

that such property is not required for other city purposes and

that it is in the public interest that this Lease be executed.
NOW, THEREFORE, IT IS AGREED AS FOLLOWS:

1. PREMISES

For and in consideration of the rents, covenants and con-
ditions herein contained, the City does hereby lease to Lessee that
certain real property as described in Exhibit "A", bearing Identi-
fication No. 591 and located as shown on Exhibit YB", bearing
Identification No. 592, attached hereto and made a part hereof,

which real property is hereinafter referred to as "the leased

premises."

2. TERM
The term of this Lease shall be for a period of fifty

(50) years, commencing January 1, 1983, and expiring at midnight
December 31, 2032. In the event Lessee shall hold over after said
date with the consent of the City, such holdover shall be on a

month—to—month basis and in accordance with the terms and conditions

hereinafter provided.

3. RENT

A. Rental Periods

(1) First Period. For each month during the period
commencing with the issuance of a building permit or January 1, 1983,

whichever occurs first until the first to occur of:



16

17-30-82 £A-448

(a}) Twelve (12) months after the first da; of the
month following issuance of a building permit, or
(b) March 31, 1984.
Lessee shall pay the City as rent the sum of Two Thousand and Fifty
Dollars ($2,050) per month for the first six months thereof, and the sum
of Four thousand Ope Hundred Dollars ($4,100) for each month thereafter
during said period.

(2) Second Period. For each month after the First Period

until the first to occur of:
(a) Twelve (12) months after the first day of the mont:
following first occupancy, or
(b) December 31, 1984,
Lessee shall pay the City as rent the sum of Eight Thousand Two Hundred

Dollars ($8,200) per month.

(5) Third Period. For each month after the Second Period

through December 31, 1989, Lessee shall pay the City as rent:

(a) The sum of Eight Thousand Two Hundred Dollars
($8,200) per month, or

(b) Said sum recomputed at the beginniné of each year ¢
the Third Period in accordance with the Producers
Price Index adjustment formula cohtained in sub-
pafagraph B of this Paragraph 3,

whichever is the larger of said monthly installments.

(4) Fourth Period. For each month after the Third Period
through December 31, 2032, Lessee shall pay éhe City as rent:

(a) The sum of Eight Thousand Two Hundred Dollars ($8,:
per month recomputed at the beginning of each year
of the Fourth Period in accordance with the Pro-
ducers Price Index adjustment contained in sub-
paragraph B of this Paragraph 3, or

(b) Ten percent (10%) of the Gross Rents calculated
in accordance with the provisions of subpéragre
of this Paragraph 3,

whichever is the larger of said monthly installments.

3
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B. Price Index Adjustments

(1) If the "Producers Price Index, All Commodities"
prepared by the Bureau of Labor Statistics, United States Department
of Labor (using prices prevailing in the year 1967 as a basis of
100) for the month of Octbber immediately preceding the commencement
.of each calendar year during the Third and Fourth Rental Periods
shall be higher than (but not if it is lower than or the same as)
it stood in October of the year before such preceding‘year, then
. the amount of each monthly payment for such calendar year shall be
increased from the level of such preéeding year in the same pro-
portion as said index increased during said pre§i6u§ twelve-month
period (October to October); provided, however, that séid increase

shall not exceed eight percent (8%) per calendar year.

For Example:

(a) If such price index stood at 101.6 in
October 1984 and 118.4 in October 1985,
the increase would be a factor of 16.5%
(118.4-101.6)-+ 101.6); but because of the
8% cap applicable to the Third Rental Period,
ﬁhe rent payment for each month in 1986
would be $8,856.00.

'(2) If said Bureau shall revise the said index, the parties
hereto shall accept the method of revision or conversion recommended
by said Bureau.

(3) If said Bureau shall discontinue the preparation of
a Producers Price Index using prices prevailing in the year 1967,
as a base of 100, and if no transposition table prepared by said
Bureau is available which is appiicable to the year 1967, then the

amount of each rent payment shall be the amount due as of the month

preceding the discontinuance of the index.
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C. Gross Rents

(1) The amount of the rent due for any month calculated
by this method when applicable shall be ten (10%) percent of the
Gross Rents.

(2) The term "Gross Rents," as used in this Paragraph 3
shall mean and include all rentals (including, without limitation,
fixed rent -and percentage rent) and other payménts paid directly or
indirectly by sublessees, licensees or concessionaires for the
occupancy or use of the leased premises (including but not limited to
payments made to or for Lessee by a sublessee as its share of common
area charges, maintenance expense, cost of repairs, real property taxes
and utility charges - but excluding utility charges billed directly to
sublesseees, licensees or concessionaires with sepérate meters and paid
by them directly to the utility), together with (i) the reasonable rental
value of any part of the leased premises occupied by Lessee or any’
affiliate of Lessee (as defined in subparagraph (3) below), calcula
on a square footage basis in respect to the particular area utilized
by Lessee or such affiliate, such rental value to be predicated upon
£he rental value of similar space located on the leased premises, and
(ii) any and all monies and other things of value received as con-

. sideration for the use or occupancy of all or any.part of the leased
premises; provided, however, that the term "Gross Rents" as used in this
Paragraph 3 shall not mean and include:

(a) any charges for secretarial services, telephone
answering services, decorating services, or suite
improvement services furnished by Lessee to a sub-
lessee which are set forth in a sepérate itemized
statement to the sublessee; and

(b) any monies or any things of value received by
Lessee as consideration for the assignment of Lesse
(including Lessee's successors and assigns) interes
in whole or in part, in the leased premises, er ~t
to the extent that the assignor retains the rignc

to receive any fixed rent, percentage rent, common
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area charges, credit for premises occupied by
Lessee, or monies paid in lieu of such rents,
charges, payment or credits.

(3) Lessee covenants and agrees that each such sublease,
license or concession agreement for the occupancy or use of all or
any part of the leased premises will be entered into on an arm's-
length basis providing for fair rentals or other payments at the time
entered into. Lessee shall disclose to the City any such transactions
(1) with affiliates of Lessée (which, for purposes of this Paragraph 3,
shall mean any person or entity which, directly or indirectly, owns or
" controls, or is owned or controlled by, Lessee or any of the partners
comprising Lessee) or (ii) with any person or entity which has entered
into any lease; license or concession agreement with Lessee or any-
affiliate of Lessee for any property other than the leased premises.

(4) The term "tenant" as used in this subparagraph C
shall mean and include any person from whoﬁ rent or other payment is
received; including but not limited to a partial assignee, sublessee,
tenant, licensee and any other person using or occupying any portion

of the leased premises from whom rent is received.

. Report, Books and Audit
(1) On or before March 1 of each yeéf dﬁring the Fourth
Period, Lessee shéll make a report in writing to the Director of Finance
of the.City, on a form and in a manner approved by said Director, which

shall set forth as of January 1 of such year:

(2) The names and location of that portion of the
leased premises used or occupied by each tenant;

(b) The total amount of Gross Rents payable and paid
during the preceding lease year by each such tenant.

(c) The location of any part of the leased premises
occupied by Lessee or any affiliate of Lessee and
the square footage utilized thereby, the amount
of rental therefor, if any, due the City under the

provisions of this Paragraph 4.
(2) Lessee shall keep complete and adequate books and

reports in accordance with sound accounting practice sufficient
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to show all rents received by ot for the account of Lessee from all
tenants of the leased premises.

(3) The City shall have the right to inspect and audit
ét its own expensevsuch records used as the basis of such report
once each lease year, at a reasonable time, for the purpose of
determining the accuracy of such reports.

‘(4) If, upon any examination by the City of the books
and records of Lessee, an error shall be revealed in favor of the
City which results in there being due to the City for any year
supplementary Additional Rent in the amount of one (1%) percent or
more; then the reasonable cost of such examination shall be paid by

Lessee to the City.

E. Place of Payment and Late Payment

(1) Place of Payment. All rent payments shall be paid,

without deduction or offset, to the office of the Treasurer of ﬁhe
City at 3031 Tofrance Boulevard, Torrance, California 90503, or .at
such place as the City shall from time to time designate in writing.
(2) Late Payment. Rent payments are due on the first
day of each month. In the event any rent paymeﬁg,is‘iate, Lessee
agrees that the following schedule of late charges shall be applicable
to that portion thereof which is overdue:
(a) late 10 days but under 30 days - 2% of the
amount due; plus
(b) for each .additional 30 days or fraction thereof
over 30 days - an additional 2% for each 30 days or

fraction thereof.
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4. USE
Said leased premises shall be used for the following
purposes but for no other purpose or purposes unless the prior
written consent of the City Council thereto has been obtained:
A. Parcel A shall be used for office building or buildiggs
and relatedvparking. A
B. Parcel B shall be used for the parking of automobiles

of customers and employees of Lessee.

5. GRADING

Lessee agrees to grade the leased premises at its own
expense in accordance with a grading plan to be prepared by the
Lessee at its own expense and approved by the Director of
guilding and Safety. The Lessee shall obtain a grading permit
therefor and shall grade said leased premises in acco;dance with the
provisions of the Torrance Municipal Code and any amendments there-
to and any other appliéable laws. The City mékes no warranties
regarding the condition of the soil. It shall be Lessee's obliga-
tion to conduct the necessary soils investigation.and do any

corrective work as required.

6. CONSTRUCTION
A. FAA Filing. Prior to the commencement of construc-
tion, Lessee shall file Form 7460-1 and recei§e approval thereof
from the Federal Aviation Administration.

B. Covenant to Build.

(1) Subject to the conditions hereinafter provided in
this Paragraph 6, Lessee agrees to constructa building or buildings
upon said leased premises for office uses. Said building or
buildings shall have a total floor area of not less than 48,000

square feet or more than 66,000 sguare feet and shall be of Type
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V one-hour construction (as defined in the City's Building
Code) .

(2) Said building or buildings shall be constructed of
all new material and erected in accordance with a plot plan, ‘
elevation drawings and preliminary plans and specifications
vhich shall be prepared by Lessee and which, as a condition
precedent to construction, shall have been approved by the
City Councii of the City upon recommendation by the Planning
Commission.

(3) Subject to the provisions of subpafagraph F of
this Paragraph 6, said building or buildings and improvements
shall be compléted within twelve (12) months after the issuance
of a building permit but in no event later than December 31,

1984.

(4) Said building or buildings and improvements shall
be deemed to have been completed when, in accordance with said
plans and specifications, tﬁey shall have been completed to the
reasonable satisfaction éf the City Manager following the execution
of the Architect's Certificate of Completion and the filiné of the
Notice of Completion by the general contractor thereof in - accord-
ance with the provisions of Chapter 1 of Title 15 of Part 4 of
bivision 3 of the California Civil Code. Lessee shall furnish
copies of the Architect's Certificate of Completion and Notice of
Completion to the City Manager.

(5) Lessee shall not light or operate, or cause to
be lighted or operated, any equipment which would interfere with
the navigation, landing or takeoff of aircraft on the runways and
in the aeronautical areas of the Airport.

C. Acoustical Treatment

(1) said building or buildings shall be designed to
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provide an interior noise level within a LegA weighted sound level

of 50 dBA and a Liax peak value of 60 dBA. The designer must prepare
detailed plahs of construction showing the sound insulation assembly

to resist the airborne community noise equivalent level contours of

60 dB CNEL or greater. The contour map will be provided by the Airport
Division of the City's Department of Transportation.

At the time the construction plans are submitted to
the Department of Building and Safety for approval, Lessee shall
submit therewith an analysis of the plans by an acoustical engineer
certifying that, in his opinion, such level will not be exceeded. A
building permit will not be issued for said 'building or buildings
unless and until the City's acoustical consultant certifies that, in
his reasonable opinion, such level will not be exceeded.

(2) Definitions of standards specified in Section 1092
of Part I of Title 25 of the California State Housing Code are
incorporated in this Lease as a minimum standard of compliance.

.(3) Before occupancy of any part of a building or
buildings is permitted, the Lessee shall submit to the Department of
Building and Safety a statement.by an acoustical engineer certifying
that said building or buildings have been constructed in accordance
with such acoustical plans and that, in his opinion,-such level has not
been exceeded. Such occﬁpancy shall not be approved unless and until
the City's acoustical consultant certifies that, in his reasonable
opinion, such level has not been exceeded.

D. Liquidated Damages. Subject to the provisions of sub-

paragraph F (Force Majeure) of this Paragraph 6, if Lesseelfails to
comply with the foregoing requirements of subparagraph B(3) of this
Paragraph 6 as to the completion of construction, Lessee shall pay

to the City in addition to the base rental the sum of $3,000 for each
month or fraction thereof until such completion as ligquidated d&mages
for such failure to complete construction. So long as Lessee pays
such liquidated damages to the City, this Lease shall not be subject

to cancellation or forfeiture for such failure to complete construction.

10
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E. Bonds

(1) On or before the date of commencement of construction
of any building, structure or other improvement, Lessee shall file or
cause to be filed with the City Clerk of the City, a Performance Bond
and a Payment Bond executed by Lessee or Lessee's contractor and by a
surety authorized to do business in the State of California as surety
guaranteeing the performance of the provisions of subparagraphs B and
C of this Paragraph 6. If said bond is executed by the Lessee'‘s con-
tractor, it shall name the Lessee and the City as joint obligees.

(2) The tern of both bonds shall commence on or before
the date of filing with the City Clerk. The Performance Bond shall
remain in effect until the date of completion of the work to the
reasonable satisfaction of the City Manager of the City, or his designee.
The Payment Bond shall remain in effect until the expiration of the
period of filing.a claim of lien as provided in Title 15 of Part 4 of
the California Civil Code, and as hereafter amended, or if a claim of
lien is filed, the expiration of the period for filing an action to
foreclose such lien, or until‘the leased premises are freed from the
effect of such claim of lien and any action brought to foreclose such
lien pursuant to the provisions of said Title 15 of Part 4 or the 'lien
is otherwise discharged.

(3). The Performance Bond shall be in the amount and
provide a penalty of 100% of the valuation of the improvements to be
constructed. The Payment Bond shall be in the amount and provide a
penalty of 100% of the valuation of the improvements to be constructed.

(4) In lieu of the Performance Bond and Payment Bond
required by subsections (1), (2}, and (3) of subparagraph E of this
Paragraph 6 herein, Leséee may furnish cash, assignment of éccount,

a time certificate of deposit or a "Cash Set Aside Letter," provided
said instruments are in a form acceptable to the City.

F. Force Majeure. The time within which Lessee is obligated

hereunder to construct, repair or rebuild any building or buildings or

other improvement, or cure any non-monetary default on the part of

11
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Lessee hereunder shall be extended for a period of time equal in
duration to, and performance in the meantime shall be excused on
account of and for and during the period of, any delay in such per-
formance caused by strikes, threats of strikes, lockouts, war, threats
of war, insurrection, invasion, acts of God, calamities, violent action
of the elements, fire, inaction, action or regulation of any govern-
mental agency, law or ordinance, impossibility of obtaining materials,
or other things beyond the reasonable control of Lessee; provided that
Lessee gives the City written notice of such delay not less than five

days foliowing the first day thereof.

G. Applicable Laws. The leased premises are now zoned M-2.

Any buildings, strﬁctures or other improvements constructed or placed
thereon shall be cbnstructed or placed in accordance with the laws and
regulations of the state and city applicable to manufacturing development
in Zone M-2 or fhen applicable zoning.

H. Property of Lessee. Any buildings, structures or other

improvements constructed or placed on the leased premises shall become
the property of Lessee for the term of this Lease, subject to the terms
and'conditioﬁs hereof, and shall become the property of the City upon
the expiration or sooner termination of this Lease as provided in~fara—
graph 15 herein. Lessee shall be responsible for ‘all maintenance of
all buildings and improvéments thereon in accordance with the provisions
of this Lease.
7. SECURITY

A. On or before the date of commencement of the term of this-
Lease,‘the Lessee shall have deposiﬂed with the City the sum of Twenty-
four Thousand Six Hundred Dollars ($24,600.00) either (i)} in cash or (ii)
as an assignment of a deposit account or a time certificate of deposit
payable to the City with a maturity in excess of ninety (90) days, which
assignment or certificate shall be subject to the prior approval of the
City. No interest shall be paid to Lessee by the City on any cash deposi

held hereunder (including any cash proceeds from a non-renewed certificate of

12
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deposit); any interest paid by the bank or other institution on
any assigned deposit account or certificate of deposit shall be
held by the City as part of the deposit hereunder, to be retained
. by the'City or returned to Lessee as provided for in sqbparagraphs.
B or C, respectively, of this Paragraph 7.

B. Pending completion of construction the deposit by
Lessee shall be held as security by the City for: (i).the payment
of thé rent.reserved by this Lease, and (ii) the performance by
Lessee of all other terms, .covenants and conditions of this Lease
to be observed and performed by Le#see. Lessee agrees that if
during such period Lessee violateé any of said terms, covenants or
conditions of this Lease and fails to cure such default within the
time herein provided therefor, fhen and in that event said de-
posit shall be applied by the City in discharge and satisfaction
of any delinquent rental and any other amounts payable to the City
hereunder, and the balance shall be retained by the City as liqui-
dated damages, whereupon this Lease shall be terminated and neither
party shall have any fu;ther liability or obligééion'éo the otﬁer.

cC. frovided, however, if Lessee has fully and faith-
fully-carried out all of the terms, covenants and conditions of
this Lease to be observed by Lessee, said deposit shall be reﬁurned

to Lessee upon the completion of the construction as provided in

Paragraph 6 herein.

8. LIENS

A. Payment by Lessee.

(1) Subject to Lessee's right to contest the same as
hereinafter provided in subpéragraph D of this Paragraph 8, Lessee
agrees that it will pay as soon as due all mechanics', laborers',

materialmen's, contractors', subcontractors', or similar charges,

13
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and all other charges of whatever nature which may become due,
attached to or payable on said property or any partthereof or any
building, structure or other improvements thereon, from and after
the date as of which this Lease is executed.

(2) Nothing herein contained shall in any respect make
-Lessee the agent of the City, or authorize Lessee to do any act or
to make any contract encumbering or in any manner affecting the
-title or rights of the City in or to the leased premises or the
improvements thereon.

B. Notice. Before any buildings, stfuétures or other -
improvements, repairs or additions thereto, of an aggregate cost in
excess of Twentylfive Thousand Dollars ($25,000.00) are constructed
or reconstructed upon the leased premises, Lessee shall serve written
notice upon the City, in the manner provided for in Paragraph 29
herein, 20 days prior to commencement of Lessee's intention to
perform such work for the purpose of enabling the City to post and
record notices of non-fesponsibility under the provisions of
Section 3094 of the California Civil Code, or any other similar
notices which may be requirea.by law.

C. Bond. If any sucﬁ mechaniec's or other liens shall
at any time be filed against the leased premises or any portion
théreof or interest therein, Lessee shall caﬁsé the same to be
discharged of record within thirty (30) days after the date of
filing the same, or otherwise free the leased premises from the
effect of such ciaim of lien and any action brought to foreclose
such lien, or Lessee shall promptly furnish to the City a bond in
an amount and‘issued by a surety company satisfactory to the City,

securing the City against payment of such lien and against any

14
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and all loss or damage whatsoever in any way arising from the
failure of Lessee to discharge such lien.

D. Contest. Any contest by Lessee of any such liens
shall be made by Lessee in good faith and with due diligence and
Lessee shall fully pay and immediately discharge the amount of any
final judgment rendered against the City or Lessee in any litigation
involving the enforcement of such liens or the validity thereof.

E. Discharge by City. In the event of Lessee's failure

to discharge of record any such uncontested lien within said thirty
(30) day period or to pay and satisfy any such judgment as aforesaid,
the City may, but shall not be obliged to, pay the amount thereof,
inclusive of aé& interest thereon and any costs assessed against
Lessee in saia litigation, or méy discharge such lien by cén—

tesfihg its validity or by any other lawfhi means.

F. Repayment by Lessee, Any amount paid by the City

for any of the aforesaid-purpéses, and all reasonable legal and
other expenses of the City, including reasonable counsel fees, in
defending any such actipn or in connection withsérocﬁfing the dis-
charge of such lien, with all necessary disbursements in connection
therewith, together with intefest thereon at the rate of one and
one-half percent (1-1/2%) per month from the date of payment, shall

be repaid by Lessee to the City on demand.

9. OFF-STREET PARKING

Lessee shall comply with the off-street parking require-
ments of all ordinances of the City and laws qf the State. This

provision shall not limit the scope of the provisions of Paragraph

25 herein.

ls
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10. SIGNS
Lessee agrees that all signs or advertising material
to be erected or maintained on or upon said leased premises or
on or upon any buildings, structures or other improvements thereon;

shall comply with all State laws and City ordinances.

11. UTILITY INSTALLATIONS

A, Sanitary Sewers (Wastewater Services). Lessee

acknowledges that the City has constructed a public sanitary sewer
(wastewater) system to serve said leased premises. Lessee shall
connect the private sewer facilities on the leased premises to the

public sewer main along the frontage of the leased premises. Upon

‘such connection the Lessee shall pay to the City suc¢h fees as are

provided by law in accordance with Division 7, Chapter 2 of the
City Code and any amendments thereto, and any other applicable

laws.

B. Water Mains (Domestic Water and Fire Suppression

Flow Services). Lessee acknowledges that the City has provided

a water main along the frontage of the leased premiSés with the
capacity to adequately sexve the reasonable domestic water and fire

suppression flow needs of the leased premises. The installation

‘and construction of service and fire hydrant assemblies, and other

fdcilities outside of the boundaries of the leased premises to
carry domestic water and provide fire suppression flow from said
main to serve the leased premises shall be at the expense of
Lessee. The installation, construction, maintenance and repair

of service and fire hydrant assemblies, and other facilities within
the boundaries of the leased premises to carry domestic water -and
provide fire suppression flow from said main to serve the leased

premises shall be at the expense of Lessee.

16
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C. Gas, Electric and Telephone Services. The Cié& does

not warrant or affirm that gas, electric, telephone or other public
utility services, except water,.ére available to Lessee. Lessee,
at its own risk and without cost or expense to the City, shall

ipstall on and-to said premises all such public utility services.

12. NO_ACCESS TO AIRPORT

A. No Access Permitted. Lessee shall have no right of

access for aircraft, vehicles or people to the runways, taxiways or
other property or facilities on the Torrance Municipal Air?ort.

B. Security Fence. Lessee acknowledges that it has been

informed of the presence of the City's chain-link fence constructed
for airport security purposes, which is located‘aiong the northerly
perimeter of the leased premises. Said chain-link fence shall be
-relocated by the Lessee at Lessee's expense to the southerly

perimeter of the premises to the satisfaction of the City.

13. ALTERATIONS AND ADDITIONAL IMPROVEMENTS

A. <Construction Approval. Except as provided in sub- )

paragraph B of Paragraph 6 herein, Lessee shall not construct any
building, structure or other improvement on the.ieagéa premises
unless the plan showing the location thereof and construction

pians and specifications are first approved by the Director of
Building and Safety and by the City Council of the City, and the
giving of such consent shéll not be a waiver of any rights to object
to further or future construction.

B. Alteration Approval. Lessee shall not make any exterior

changes or alterations, structural or otherwise, to any building,
structure, or ‘other improvement on the leased premises unless the
consent of the City Manager or his desiénee is first obtained.
Such consent shall not be unreasonably withheld, and the giving of
such consent shall not.be a waiver of any rights to object to

further or future alterations.

17
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C. Provisions Governing. Following the completion of

the improvements required by Paragraphs 5 and 6 herein, in the
event that (and in each case that) Lessee shall construct any
additional or replacement buildings, structures or other improve-
ments (including alterations or additions to the existing buildings)
on the leased premises, Lessee shall construct such improvements
and each of them in accordance with the provisions of Paragraphs
.6 and 8; provided, however, that:
(1) the May 31, 1984 completion date set forth
in subparagraph B(3) of Paragraph 6 shall not apply to such
construction; but
(2) the provisions of subparagraph E of Paragraph 6
shall apply to such construction; and V
(3) without limiting any rights and remedies of the
.City under anonther provision of this Lease by reason of
any failure to complete any such construction, the pro-
visions of subparégraph B of Paragraph 6 shall not apply
to such construction.
D. Demolitién. In case any building or structure is
demolished, Lessee shall erect a new building or structure
within twelve (12) months following such demolition in substitu-
tion therefor in accordance with the provisions of subparagraph C
of this Paragraph 13. Failure of Lessee to comply with the provision
of this subparagraph D shall constitute a default of this Lease.

E. Value and Utility. All changes and alterations

shall be of such a character that when completed, the value and
utility of the building, structure or other improvement changed
or altered by such changes or alterations shall not be less than

the value and utility thereof immediately before any such change

or alteration.

18
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F. Alterations Following Commencement. All work done

in connection with any changes or alterations following the
commencement thereof shall be performed in a good and workmanlike

manner and with due diligence.

14. MAINTENANCE

A. Lessee Maintain. Lessee, at its own expense shall
maintain said leased premises and all buildings, structures, road-
ways, landséaping and other improvements thereon, and shall keep
the same in good and sanitary condition and repair.

B. Periodic - Structures. As often as necessary to

properly maintain the appearance and at least once each fivé (5)
yeérs during thé term of this Lease, Lessee shall, at_its own
expense, paint or clean or otherwise preserve and beautify the
surfaces of the interior and exterior of all buildings, structures,
structural members and other improvements on said leased premises.
The treatment applied shall restore the appearance of and act as

a preservative of the buildings, structures, structural members
and ofher improvements.l . .

C. Periodic - Pavement. Lessee, at its own expense,

shall at least once each five (5) years during the term of this
Lease repair or replace any area of pavement or slabs on the
leasehold as have spalled, weathered, alligétored, or otherwise
failed,~and shall as often as necessary promptly repair or replace
any damaged areas thereof.

D. Landscaping. Lessee, at its own expense, shall
landscape with flora, including trees, in an attractive manner

and thereafter maintain said landscaping on the leased premises.

19
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15. SURRENDER

A. Structures. At the expiration of the term of this
Lease or upon the sooner termination thereof, Lessee shall sur-~
render said leased premises to the City and all buildings, struc-
tures and other improvements thereon, including but not by way of
limitation, any alterations, additions or improvements, shall
remain for the benefit of the City.

B. Removal. No buildings, structures or other improve-
ments shall be removed -from said leased premises or voluntarily
destroyed or damaged during the term of this Lease without the

prior written consent of the City Manager.

C. Movable Structures. Machines, trade’fixtures and
similar installations which are installed in any building, struc-
ture or other improvement on the leased premises shall not be deemed
to be.part ofrthe realty even though such installations are at-
tached to the floors, walls or roof of any building or structure
or to outside pavements, so long as such installation can be removed
without structural damage to any building, structure.or other im-
provement on the leased'premises; provided, however, that if the
removal of ény such installation damages any part of the building,
structure, other improvement, pavements or premises, Lessee shall
rgpair such damége and restore said building, structure, -other im-
provement, pavements or premises to the same condition as originally
existed upon the completion of construction, ordinary and usual
wear and tear excepted; and provided further, that no holes or
appertures, or unpainted or otherwise unfinished walls shall be
left by Lessee in any building, structure or other improvement

at the expiration of the term of this Lease.

20
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D. Personal Property. Any and all personal property

of every kind and nature whatsoever, not attached to or in-

étalled in any building, structure or other improvement which
Lessee or its sublessees places in, upon or about the leased
premises during the term hereof may be removed therefrom prior to
the expiration of the term of this Lease and shall, as between the
City and Lessee, be and remain the personal property of Lessee or

_ its sublessees, as the case may be, provided that any such personal
property left on the premises upon surrender to the City shall be

presumed to be abandoned by Lessee.

E. Lighting, etc. Notwithstanding anything to the

contrary contained in subparagraphs C and D of this Parégraph 15,
any and all lighting, plumbing, air cooling, air conditioning,
heating and ventilating equipment shall be deemed to be a part

of the realty, and régardless of whether or not any such item or
equipment can be removed without structural damage to the
building, structure or improvement in which it is installed, it
shall not be removed from such building, structure or -other im-
provement except for rebairs, alterations and replacement with
never equipment, without the consent of the City Council, and all
such equipment shall remain as a part of the realty at the expira-
fioﬁ of the term of this Lease.

F. Removal at Expiration. Notwithstanding the above

provisions of this Paragraph 15, the City may give notice of its
election, not less than five (5) years prior to the expiration
of the term of this Lease, to require the removal of any or all
improvements and restoration of the premises, upon expiration of
this Lease, in which event the Lessee shall remove such improve-

ments and restore the premises within 120 days following the ex-
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piration of the term of this Lease. Such period shall not con-

stitute an extension or renewal of this Lease.

16. SUBORDINATION

Lessee aEknowiedges that it has received a copy of
the Quitclaim Deed executed by the United States of America,
dated March 5, 1948, Exhibit "C" attached hereto and made a part
hereof (reco:ded on May 13, 1948 in Book 27145, Page 362 of Official
Records in the Office of the County Recorder of Los Angeles County),
upon which the City holds title to said leased premises and Lessee
agrees to comply with the provisions thereof asAaﬁended to the date
of this Lease. This lease shall be subordinate to such provisions
‘as amended and to any further agreéments between tﬂé City and the

United States of America required by such provisions as amended.

17. FEDERAL AVIATION ADMINISTRATION PROVISIONS

Lessee acknowledges its acceptance of and its agreement
to comply with all the  Federal Aviation Administration provisions

as shown on Exhibit "D" attached hereto and made.a part hereof.

18. TAXES, ASSESSMENTS AND UTILITY CHARGES

A. Payment of Liens. Lessee agrees to pay before de-

linquency every charge, lien or expense accruing or payable during
the term of this Lease in connection with thé.use of said leased

premises, including, but not by way of limitation, water, electri-
city, gas, telephone, utilities and other services used by Lessee

on said leased premises.

B. Payment of Taxes. Lessee agrees to pay before de-

linquency all taxes which shall be levied against its interest in
said leased premises or its property thereon, or against any
buildings, structufes or any improvements erected or constructed

by the Lessee on said leased premises, or which become a lien against
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said leased premises or its interest therein or its property
thereon or agginst any building, structure or any improvements
erected or constructed by the Lessee on said leased premises
during the term of this Lease.

c. Payment of Assessments. Lessee agrees to pay before

delinquency any assessment against said leased premises or against
any buildings, structures or any improvements erected or con-
structed by .-the Lessee on said leased premises made for maintenance
purposes, such as lighting. If said assessment be for capital
improvement, suéh’as water lines, sewer (wastewater facilities),
fences or other utilities, Lessee agrees to pay before délinquency
a sum equal‘to one-half (1/2) of each annual installment thereof
during each year of the term hereof.

D. Payments to City. Lessee agrees that in the event

the interest of Lessee in said leased premises shallnot be subject
to taxation (possessory interest) by the County of Los Angeles,
the City of Torrance, the Torrance Unified School District or by
any taxing district encompassing said leased premises, or by any
of said governmental agencies or districts, or by any successor
Or successors thereéf, then in lieu of said taxes, Lessee shall
pay each year on the anniversary date of this Lease to the City for
‘the sole use and benefit of the City, a sum equal to the amount of
all said taxes for the last tax year ending prior to sﬁch anniversary
date which Lessee would have paid if such taxes has been assessed
and levied.

E. Valuation. Lessee understands that under the law
now in effect the leased premises will be valued by the City's
Tax Assessor for the purpose of assessing and levying real property
(possessory interest) taxes by adhering to the formula contained

in the case of De Luz Homes, Inc. v. County of San Diego,
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45 Ca.2d 546, 290 P.2d 544 (1955). Lessee agrees that if at any
time during the term of this Lease the law is changed so as to
require said assessor to value the interest of Lessee in the

leased premises in a manner other than that being used by said
assessor on the date of execution of this Lease as first above
writtén, which change will result in reduction of the amount of
real property (possessory interest) taxes paid by Lessee on the
value of its interest in the leased premises as compared to the
amount of said taxes which would have been paid haa such change not
been made, then the Lessee shall pay to.the City each year on the
anniversary date of this Lease for the sole use and benefit of

the City.a sum.equal to the amount of the difference in the real
property (possessory interest) taxes between (1) the amount of

said taxes for the last tax year ending prior to such anniversary
date which Lessee actually paid to the County of Los Angeles,

the City of Torrance,-the Torrance Unified School District and

any other taxing district‘encompéésing said leased premises, or ‘by
any governmental agency or district, or by any SUCCeSSOr Or SUCCessors
thereof, and (2) the amount of such taxes that Lessee would have
paid had the value of the interest of Lessee in the leased premises
been valued in accordance with the law and practice of said assessor
as it existed on the date of execution of this Lease as first

above written.

F. additional Rent. The amounts payable to the City,

if any, under the provisions of subparagraphs D and E of this
Paragraph 18 shall be deemed to be additional rent payable to

the City as consideration for the execution of this Lease.
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G. Sales Tax Permit. Lessee agrees that it will require

those sublessees who are involved in retail sales to have obtained

a California étate Sales and Use Tax Permit for the leased premises
before doing business thereon.

H. Contests. Lessee shall have the right, at the

Lessee's sole cost and expense, to contest the amount or legality

of any taxes, assessments or utility charges which it is obligated
to pay, and make application for the reduction thereof, or of any
" assessments upon which the same may be based, provided that Lessee
first posts é bond with the City in an amount equal to the amount
of such taxes, assessments or charges contested with interest and
penalties, or by paying the amounts contested under protest.

Lessee agrees that it will prosecute any such contest or application
with due diligence and will within thirty (30) days after an adverse
final determination thereof pay the amount of any such taxes, assess-
ments or charges which may have been the subject of such contest or
application as so determined; together with any interest, penalties,

costs and charges which may be payable in connection therewith.

19. LIABILITY

Lessee agrees that its taking possession of the said
leased premises shall be an acceptance of the safety and condition
'thereof, and Lessee agrees to hold the City f;ee and harmless from
any and ali liability and claim for damages by reason of any in-
jury to any pergon or persons, including but not limited to Lessee,
or property of any kind whatsoever and to whomsoever belonging,
including but not limited to Lessee's, from any cause Or causes
whatsoever while in, upon or in any way connected with the said
leased premises and any buildings congtructed thereon during the

term of this Lease, or any renewal or extension thereof, or any

occupancy thereunder.
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20. INSURANCE
A. Liability.

(1) Lessee agrees that at all times during the term
of this Lease and any renewal or extension thereof, it will main-
tain in force a comprehensive public liability insurance policy
which will insure and indemnify the Lessee and the City, the City
‘ Council and each member thereof, and every officer and employee of
the City against liability or financial loss resulting from any suits,
claims, or actions brought by any person or persons and from all costs
and expenses of litigation brought against the City in the amount of
$1,000,000 coﬁbined single limit for any injury to persons and/or damage
to property (i) in or about said leased premises and any buildings
constructed thereon or (ii) by reason of the use and occupation by
Lessee or by any other person or persons of said leased premises.

{2)” It is understood that the type of insurance and
minimum limits of insurance required herein may become inadequate
for such purposes during the term 6f this Lease, and Lessee agrees
that it shall add such insurance coverage and increase such minimum
limits by such amounts as may be requested in writing from time to
time by the City.

B. Fire and Extended Coverage. Lessee agrees that at

all times during the term of this Lease and any renewal or extension
thereof, it will maintain in full force and effect an insurance policy
which will insure and indemnify the Lessee and the City from loss
occurring to buildings, structures or other imérovements on said

leased premises by reason of fire and any other haiards insured against
in what is commonly known as an extended coverage fire insurance policy.
During the first thirty-five (35) years of this Lease, the amount of
such coverage shall be at least one hundred percent (100%) of the full

replacement cost of the buildings, structures, or other improvements
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located on said leased premises. During the remaining fifteen (15)

years of this Lease, the amount of such coverage shall be the actual
cash value of such buildings, structures and improvements.

C. Rent Insurance. Lessee agrees that at all times

during the term of this Lease and any renewal or extension thereof,
it will maintain in full force and effect a rent or rental value
fire insurance policy, including extended coverage, with endorse-
ments in an amount not less than twelve (12) months rent (including
the estimated amount of the Additional Rent) plus the estimated
annual cost of taxes and the annual premiums for insurénce policies
iequired to be carried under this Paragraph 20. All rent or rental
value insurance poiicies provided for herein shall name the City
and iessee as insured as their respective interest may appear, but
shall be depositg@ with the City, and such rent or rental value
insurance policies shall provide for payment of loss to the'City to
the extent of Lessee's obligations hereunder, and the differerice
between such payment and the amount of insurance collected shall be
payable to Lessee. Any rent or rental value insurance proceeds
received by the City shall be applied against Lessee's rental
obligations hereunder.

D. Builder's Risk. During the period from the date

of this Lease until the completion of construction contemplated
under Paragraph 6, and thereafter during any subsequent periods

of construction as contemplated under Paragrapb 13, Lessee shall
obtain and maintain, at its sole cost and expense, with a casualty
insurance company authorized to do business in California,
builder's risk insurance in so-called nonreporting form covering
the total cost of work performed and equipment, supplies and

materials furnished, with Lessee and the City as named insureds.
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E. Periodic Evaluation. Upon the completion of any

buildings constructed pursuant to the provisions of Paragraph 6
herein, and on or before January 1, 1987 and on or before

January 1 of each third year thereafter during the term of this
Lease or any extension thereof, Lessee shall obtain an appraisal

of the replacement cost of the buildings, structures, fixtures

and other improvements as aforesaid. 1If the Lessee and the City
cannot agree on said replaceﬁent cost, the same shall be determined
by arbitration in accordance with the rules of the American
Arbitration Association.

F. City as Additional Insured and Cancellation. The

City, the City Council and each member thereof, and every officer
.and employee of -the City acting in the due course of his employment
or in his official capacity shall be named an additional insured
on the liability policy described in subparagraph A above. Any
ieasehold mortgagee may be an additional naﬁed insured on the
liability policy described in subparagraph A above and, if the
agreements between Lessee and such leasehold mortgagee provide
that the entire net proceeds of such insurance shall-be applied
to the restoration or réplacement of any improvements on the
"leased premises destroyed or damaged by such casualty, such
leasehold mortgagee may be an additional named insured on the
policies described in subparagraphs B and D above. 1In the event
of a fire and extended coverage loss, - the City of Torrance

shall be listed as a co-payee with the Lessee (and, if applicable,
the leasehold mortgagee) on any such insurance check issued.

Said policies shall be issued by an insurer rated in Best's

Insurance Guide with a financial rating of Class X or better.
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Said policies shall provide that the insurance coverage shall not
be cancelled or reduced by the insurance carrier without the City
having been given ten (10) days prior written notice thereof by
such carrier. Lessee agrees that it will not cancel or reduce said
insurance coverage.

G. Certificate. At all times during thé term of this
Lease and prior to taking possession of said leased premises,
Lessee shall maintain on file with the City Clerk of the City a
certificaﬁe of the insurance carrier or carriers showing that the
aforesaid insurance policies are in effect in the amounts above
provided and a copy of each insurance policy. Notwithstanding
any other provision to the contrary contained .in this Lease, Lessee
shall not have the right to take possession of said leased
premises until such certificate or certificates are filed with
the City Clerk.

H. Failure to Provide. Lessee agrees that if it does

not keep the aforesaid insurance in full force ana effect, the City
may take out the necessary insurance and pay the premium thereon,
and the repayment.therebf shail be deemed to be a part of the
rental of said premises in addition to the usual monthly rental
and payable as such on the next day after notice of the payment
by the City for the said insurance policy updn which rental becomes
due hereunder.

I. Subrogation. Any insurance polices procured by
Lessee hereunder shall providé that the insurance carrier waives
all rights of subrogation against the City. If the City shall
obtain any policies of insurance on or insuring against loss
arising out of the operation of the leased premises during the
term hereof, each such policy shall include a waiver by the

insurance carrier of all rights of subrogation against Lessee.
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21. CASUALTY: INSURANCE PROCEEDS

A, Statement of Costs. In the event of the partial

or total destruction of any of the buildings, structures or other
improvements on the leased premises where the cost of repair or
replacement exceeds Ten Thousand Dollars ($10,000.00), as es-
tablished jointly by Lessee and the Director of Building and
Safety of the City, Lessée shall promptly furnish the City with:
(1) A statement of the original cost of the damaged
’structures;
(2) An itemized statement setting forth the estimated »
cost of reconstruction thereof or repairs thereto, prepared by
a California licensed architect or engineer.

B. Duty to Repair — Where Insurance.

fl) In the event of the partial or total destruction
of any of the buildings, structures or other improvements on the
leased premises by any cause which.is by the terms of this Lease
required to be inspred~against, Lessee shall repair or rebuild
the affected buildings, structures.or other improvements to the
condition existing prior to the occurrence of such destruction or
damage, and shall do so even though the proceeds of the insurance
policies covering the loss shall be insufficient to reimburse
Lessee therefor:; prévided, however, that if such proceeds of in-
surance are more than sufficient to pay the cost of any such
rebuilding, Lessee shall be entitled to receive any surolus.

(2) Any insurance proceeds exceeding Twenty-five
Thousand Dollars ($25,000.00) shall be payable to an insurance
trustee, acceptable to both parties, who shall disburse the
funds for construction purposes as construction progresses and

with such safeguards as said trustee may deem to be desirable
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to assure that workmen and materialmen are paid and that no
mechanic's liens may be recorded. If any Leasehold Mortgagee,

As defined in Paragraph 23 of this Lease, agreesvto disburse such
proceeds for restoration as aforesaid, such Leasehold Mortgagee
shall be acceptable to the City as the insurance trustee for
purposes‘of this provision.

C. Duty to Repair - Where No Insurance.

(1) In the event of the partial or total destruction
6f any of the buildings, structures or other improvements on
the leased premises by any cause which is by the terms of this
Lease not required to be insured against, then:

(a) If the cost to repair or restore such
building, structure or other improvement is reasonably esti-

" mated to be less than fifty percent (50%) of the value of

same immediately prior to such damage or destruction,
then Lessee shall proceed to repair and replace the same
at its own expense; or

(b ) If such damage or destruction exceeds fifty
percent (50%) of the value of such building, structure
or other improvement immediately prior to such damage
or destruction, then Lessee may elect to demolish same,
restore the leased premises t0 a neat an& clean condition
té the reasonable satisfaction of the City and terminate
this Lease by notifying the City in-writing of its
intent to do sé within thirty (30) days of the event
causing such damage or destruction.

(2) If T.essee shall elect to cancel this Lease as
provided for above, it shall have no further obligation for
rental or other payments hereunder from and after the date that

such demolition and restoration are completed.
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D. Repair Work. Any reconstruction and repair work
provided to be performed by Lessee hereunder shall be commenced
and continued to completion promptly and diligently. Such
reconstruction and repair work shall be performed, insofar as
reasonably possible, in compliance with and pursuant to the
original plans and specifications and in compliance with the pro-
visions of Paragraph 13 herein. The City may require a Payment
Bond from Lessee to assure the removal or bonding of any liens.

’ E. Rent. In the event of destruction or damage,
whether total or partial, to the buildings, structures or other
improvements on the leased premises, the rent provided for here-
under shall not be abated by reason of the occurrence of any

such destruction or damage as long as the term of this Lease con-

tinues and remains in existence.

22, ASSIGNMENT AND SUBLETTING

A, Consent.

(1) Lessee éhall have the right to enter into sub-
leases for space in the improvements hereafter céﬁstfuéted at
the demised premises and no consent of the City shall be re-
quired therefor provided that such sublease

(a) is made on a form sublease previously ap-
proved by the City, with no material deviétions there-
from, which form provides, among other things,‘that the
occupancy and use of such subleased space is subjecﬁ to
the terms and conditions of this Lease; and

(b) 1is on rental terms reasonable at the
time of execution thereof.

Lessee will notify the City promptly of each such sublease

entered into and will, upon request, provide the City with

copies thereof.
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(2) Except as provided for in subparagraph (1) above,
Lessee shall ﬁot sublet all or any part of the leased premises,
or assign this Lease or any interest herein or in the leased
premises, without first obtaining the written consent of the City -
Council, which consent shall not be unreasonably withheld. The
giving of such consent shall not be a waiver of any right to object
to further or future assignments or subleases, but the consent
to each sucgesSive assignment or sublease must be first obtained
“in writing from the City Council.
(3) Any of the following shall be deemed an assignment

prohibited hereby unless the written consent of the City be.

first obtained thereto:

(a) if Lessee is a partnership or joint venture,
a withdrawal, addition or change (voluntary, involuntary, by
operation of law, or otherwise) of any of the partners or

adventurers thereof; or

(b) if Lessee is composed of more than one person,
a purported assignment or transfer (voluntary or-involuntary,
by opefation of law, or otherwise) from one to any other or

others thereof; or

(¢ ) if Lessee is a corporation, a cumulative
change in the ownership (voluntary, involuntary, or by opera-
" tion of law, or otherwise) of thirty-three and one-third
percent (33 1/3%) or more of its capital stock owned as of
the date of its acquisition of this Lease,
provided, however, that any such transfer as a result of the
death or judicially-declared incompetency of any such person may
be made without the consent of the City. Lessee shall give the

City prompt written notice of any such change in the ownership
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interests in Lessee, whether or.not the consent of the City
is required therefor.

B. Vesting. As a condition to the vésting of any rights
in this Lease or in the leasehold estate created hereby in any
assignee or sublessee of the Lessee's interest hereunder (except
a sublessee under the provisions of subparagraph A(l) of Paragraph
22), whether voluntary or involuntary, each such proposed assignee
or sublessee shall first have delivered to the City Clerk of the
‘City a written notice of such proposed assignment or sublease,
which notice:

(1) shall contain a statement that the proposed
assignee or sublessee agrees to be bound by all the terms, cove-

‘nants and conditions of this Lease which are to be performed by

Lessee;

(2) shall state the name and address of the proposed
assignee or sublessee,for the purpose of enabling notices to be
given under Paragraph 29 herein; and

(3) shall state whether the proposed g;siggee or
sublessee is an individual, a corporation or a partnership;
and if such assignee or sublessee is a corporation, the names of
such corporation's principal officers and directors, its state
of incorporation, the amount of capital stock authorized and the
aﬁount of capital stock outstanding at the time of the assign-
ment, the number of shareholders and the name and address of
every shareholder who directly or indirectly owns or controls
five percent (5%) or more of such stock (stating the number of
such shares); and if such assignee or sublessee is a partner-

ship, the names and addresses of the members of such partner-

ship.
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23. ENCUMBRANCES

A. Right to Encumber. During the term of this Lease,

Lessee may assign for security purposes only or may encumber Lessee's
interest under this Lease and the leasehold estate created hereby ‘in
favor of an institutional lender (herein sometimes referred to as the
."Leasehold Mortgagee") and in that connection may perform any and all
acts and execute any and all instruments necessary or proper to con-
summate any’ loan transaction and perfect the security therefor to be
given the Leasehold Mbrtgagee; provided, however, that:

(1) Any such assignment or encumbrance must constitute a
first lien on Lessee's leasehold estate and prior to completion df
the Buildings called for in Paragraph 6B of this Lease (i) such
assignment or encumbrance must be given tb secure an indebtedness
obtained for the purpose of the development of the Leased Premises,
and (ii) all monies secured by such leasehold encumbrance shall be
applied to construction of said Buildings on the Leased Premises;

{2) such an assignment or encumbrance shall be an assign-
ment or encumbrance only of the Lessee's interest under this Lease
and the leasehold estaée created hereby and shall not convey or be a
lien upon the City's freehold estate of the City in the leased
premises; and

(3) the instruments and agreements evidencing and securing
Lessee's indebtedness shall be subject to the prior approval of the
City, which dpproval shall not be unreasonably withheld, and the City
hereby agrees to enter into an agreement with such Leasehold Mortgagee,
on terms acceptable to each of thém, to provide for, among other
things, the right of such Leasehold Mortgagee to receive notice of
and have opportunity to cure defaults of Lessee under this Lease (or

to obtain a substitute lease for the remainder of the term hereof):

35



49

11-30-82  ga-448

provided, however, £hat no provision of this Lease (or any separate
agreement between the City and any Leasehold Mortgagee) shall ber
construed as resulting in a subordination in whole or in part of the
_freehold estate of the City to any indebtedness of Lessee.

B. Leasehold Mortgagee Defined. The term "Leasehold

Mortgagee" as used in this Paragraph 23 and elsewhere in this Lease
shall mean the mortgagee under any mortgage, or the trustee and
beneficiary under any deed of trust or indenture of mortgage and deed
of trust encumbering the leasehold estate or Lessee's interest there-
in (iﬁcluding the assignee or successor of any such mortgagee,
beneficiary or trustee and the holder of any promissory note or bond
_secured thereby), and executed by Lessee and delivered for the purpose
of securing to such mortgagee, trustee or beneficiary payment of any
indebtedness incurred by Leésee and secured by such mortgage, deed of
.trust or indenture of mortgage and deed of trust.

24. BREACH OR DEFAULT

A. Event of Default. Any of the following shall constitute
an event of default (“Event 6f Default") by Lessee under this Lease:

(1) failure of Lessee to pay when due the basic minimum
rent, or any other sﬁms payable by Lessee under this Lease, ana the
continuance of such failure for ten (10) days after written hotice
thereof from the City that such payment is due; or

(2) the occurrence of an évent of default under the
instruments or agreements existing or securing the indebtedness held
by Leasehold Mortgagee uncorrected for thirty (30) days after written
notice thereof from the City; or

(3) the abandonment or vacation of the leased premises for

ten (10) days after written notice thereof from the City; or
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(4) the failure of Lessee to perform any other obligation
hereunder and continuance of such failure for thirty (30) days after
‘written notice from the City specifying such failure to perform; or

(5) except as other&ise provided by paramount law, the ’
entry of any decfee or order for relief by any court with respect to
Lessee in any involuntary case under the Federal Bankruptcy Code or
any other applicable federal or state law; or the appointment of or
taking possession by any receiver, liquidator, assignee, trustee,
sequestrator or other similar official, of Lessee or of any
substantial part of the property of Lessee or the ordering or winding
up or liguidating Ef the affairs of Lessee and the continuance of
such decree or-order unstayed and in effect for a period of sixty (60)
days; or the commencement by Lessee of a voluntary proceeding unde
the Federal Bankruptcy Code or any other applicable state or federal
law or consent by Lessee to the entry of an order for relief in an
involuntary case under any such law, or consent by Lessee to appoint-
ment of or taking of possession by a receiver, liquidatqr, assignee,
trustee, sequestrator or other similar official, of Lessee or of any
substantial part of thé property of-Lessee or the making by Lessee of
any general assignment for the benefit of creditors; or the failure
of Lessee to operate its business for ten (10) business days when
such failure is due to any financial difficulty experienced by either
of the foregoing; or Lessee taking any other voluntary action related
to the dissolution of Lessee or the winding up of Lessee's affairs.

B. City's Remedies.

(1) If an Event of Default by Lessee shall occur and be
continuing as aforesaid,. then in addition to any other remedies
available to the City at law or in equity, the City shall have the

immediate option to terminate this Lease, and bring suit against
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Lessee or submit the issue of Lessee's default to arbitration and
recover as an award in such suit or arbitration proceeding the
following:

(a) the worth at the time of award of the unpaid rent and
all other sums due hereunder which had been earned at the time
of termination;

(b) the worth at the time of award of the amount by which
the unpaid rent and all other sums due hereunder which would
have been earned after termination until the time of award
exceeds the amount of such rental loss that tﬁe Lessee proves
could have been reasonably avoided;

(c) the worth a£ the time of award of the amount by which
the unpaid rent and all other sums due hereunder for the
balance of the term after the time of award exceeds the amount
of such rental loss that the Lessee proves could be reasonably
avoided;

(d) any other amount necessary to compensate the Citf for
all the detriment proximately caused by thé Leéssee's failure
to perform its oBligations under this Lease or which in the
ordinary course of things could be likely to result therefrom;
and

(e) such amounts in addition to or in lieu of the fore-
going as may be permitted from time to time by applicable
California law.

(2) The "worth at the time of award" of the amounts
referfed to in subsections (a) and (b) above shall be computed by
allowing iﬁterest at the lesser of one and one-half percent (1-1/2%)
per month or the maximum allowable rate under applicable law on the

date of the award. The "“worth at the time of award" of the amount
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referred to in subsection (c} is computed by discounting such amount
at the discount rate of the Federal Reserve Bank of San Francisco at
the time of -award plus one percent (l%).

(3) If an Event of Default shall occur, and the City
shall choose not to exercise the option to terminate this Lease as
provided for herein, this Lease shall continue in full force and
effect for so long as the City chooses not to terminate Lessee's
right to possession, and the City may enforce all its rights and
remedies under this Lease, including the right to recover rent as

it becomes due.
(4) For the purpose of this Subparagraph B, the followinc
do not constitute a termination of the Lessee's right to possession:
i (a) acts of maintenance or preservation or
effort to relet all or any part of the leased
premises; or
(b) the appointmnt of a receiver upon initiative-

of the City to'protect the City's interest under this

Lease.

C. Receipt of Rent Not Waiver of Default. The receipt
by the City of any rent payment.or any other charges due to the
City, with knowledge of ahy breach of this Lease by Lessee or of
any default on the part of Lessee in the observance or performance
" of any of the conditions or covenants of thié Lease, shall not be
deemed to be a waiver of any provisions of this Lease. No
acceptance by the City of a lesser sum than the full amount of the
rent as provided in Paragraph 3 herein, or any other charges then
due shall be deemed to be other than on account of the earliest
installment of the rent or other charges due, nor shall any endorse-
ment or statement on any check or any letter accompanying any check

or payment as the rent or charges due be deemed an accord and
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satisfaction, and the City may—-accept such3check or payment without
prejudice to the City's right to recover the balance of such
installment or pursue any other remedy provided in this Lease. No
failure on the part of the City to enforce any covenant or provision
herein contained, nor.any waiver of any right hereunder by the City
shall discharge or invalidate such covenant or provision or affect
the right of the City to enforce the same in the event of any sub-
sequent breach or default, unless expressly agreed to by the City
Manager in'writing. The receipt by the City of any rent payment

or any other sﬁm of money or any other consideration paid by

Lessee after the termination in any manﬁer of the term, or after
giving by the City of any notice hereunder to effect such termina-
. tion, shall not, except as otherwise expressly set forth in this
Leaseé, reinstate, continue, or extend the term hereof, or destroy,
or in any manner impair thg‘efficacy of any such notice of termina-
tion as may have been given hereunder by the City to Lesséee prior to
the receipt of any such sum of money or other consideration, unless
so agreed to in writing and signed by the City Manager. Neithér
acceptance of the keys nor any other act or thing done by the City
or by its agents or embloyees during the term shall be deemed to be
an acceptance of a surrender of the leased premises, excepting only
an agreement in writing signed by the City Manager accepting or
agreeing to accept such a surrender, .

25. COMPLIANCE WITH LAW

Lessee agrees to comply with, and to cause all sublessees
to comply with, all statutes, ordinances, rules, laws or regulations
of any governmental agency (including, Qithout limitation, those of
the City of Torrance) which are applicable to said leased premises

or the operation of Lessee or such sublessees on the leased premises.
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26. RIGHT OF ENTRY

Theé City and the City's officers, employeeé and agents
shall at all reasonable times have the right to enter upon the
leased premises or any buildings, structures or other improvements
thereon for the purpose of inspecting the same and posting notices
of nonresponsibility or any other notices the City may reasonably
deem necessary or desirable.

-

27. AVIGATION EASEMENTS

A. Lessee agrees that:
(1) it will not erect or permit the erection of
growth of any building, structure, tree or other object on said

premises above any elevation of 250 feet above mean sea level;

and -

(2) it will not use said premises or permit said
premises to be used in any manner which might interfere with the
landingiand taking off of aircraft from the airport, or which
otherwise constitutes an air navigation obstruction, .or which
creates an interference.

iﬁ. fhe City reserves the following easements from the
leasehold estate created hereby:
‘ (1) the right to take any action necessary to

prevent the erection or growth of any building, structure, tree or
other object into the air space abovg an elevation of 250 feet above
mean sea level, and to remove from such air space, or mark and light
as obstructions to air navigation, any and all buildings, structures,
trees or other bbjects that may -at any time project or extend above

elevation of 250 feet above mean sea level, together with the right

41



55

11-30-82 #n-448

of ingress to, egress from, and passage over the said premises for

such purposes;

(2) the right to enter onto the said premises for
the purpose of causing the abatement of any interference with the

landing and taking off of aircraft from said airport; and

(3) a right of flight for the passage of aircraft
in the air space above the surface of the said premises, together
with the right to cause in said air space such noise as may be

>’inherent in the operation of aircraft, now known or hereafter used
for navigation of, or flight in the air, using said air space or
landing at, or taking off from, or operating at, or on said

airport.

C. "Aircraft" as used in this Paragraph 27 includes
aircraft now or hereafter developed which utilize the airport or

such airspace whether similar or dissimilar to existing aircraft.

D. "Interference" as used in this Paragraph 27 includes
without limitation any'interferencé with radar, any electrical of
other interference with radio or other communication'between
airport and aircraft, 6r any use or activity which makes it
difficult for pilots to distinguish between airport and other
lights, creates glare or otherwise impairs visibility or which
otherwise endangers the landing, taking off or maneuvering of

aircraft or the safety of those using the airport, or is hazardous

thereto.
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E. In the event that the City exercises any of its rights
pursuant to the above provisions of Paragraph 27, the City shall not
be liable to the Lessee for any damage suffered as a result thereof
and the Lessee shall reimburse the City for all reasonable and

necessary expenses incurred by the City therefor.

28. QUIET ENJOYMENT

The City covenants that Lessee, upon paying the rent
expressly reserved in Paragraph 3 herein and observing and keeping
the terms, covenants, and conditions of this Lease on its part to be
kept and performed, shall lawfully and quietly hold, occupy and:

enjoy the leased premises during the term of this Lease.

29. NOTICES

A. Notices of City. All notices hereunder given by Lessee

to the City shall be in writing and delivered to the City Clerk of
the City at 3031 Torrance Boulevard, Torrance, California 90503, or
at such other address or to such other persons as the City may from

time to time designate in writing.

B. Notices to Lessee. All notices given by the City to

Lessee hereunder shali be in writing and delivered to Lessee at
24050 Madison Street,’Suite 108, Torrance, California 90505,Aor at
such other address as Leséee may from time to time designate in
writing. .

C. Effectiveness. Any such notice may be given by
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