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GROUND LEASE 

THIS GROUND LEASE (this "Lease") is made as of the 1 ''October 2011, by and 
between the BURBANK-GLENDALE-PASADENA AIRPORT AUTHORITY, a public 
entity formed under a joint exercise of powers agreement among the Cities of Burbank, 
Glendale, and Pasadena, California, pursuant to the California Joint Exercise of Powers Act 
("Landlord"), and MV Transportation, Inc. a California Corporation ("Tenant"). 

1. LEASE. 

1.1. Leased Premises. 

Landlord hereby leases to Tenant, and Tenant hereby leases and hires from 
Landlord, the real property legally described in Exhibit A attached hereto (the "Leased 
Premises"), upon the terms and subject to the conditions set forth in this Lease. The Leased 
Premises are part of or adjacent to the Bob Hope Airport, a public airport located in the County 
of Los Angeles, State of California (the "Airport"); however, Tenant shall have no right of 
access to nor any right to enter upon or to use any part of the Airport outside of the boundaries of 
the Leased Premises, except that Tenant shall be permitted during the Term of this Lease to use 
the private roads located within the Airport that are necessary for Tenant to gain access to the 
Leased Premises from a public road. 

1.2. Relocation of Leased Premises. 

Landlord shall have the right, at any time and from time to time, to 
designate a new or different area or areas upon other real property owned, leased or controlled by 
Landlord, for use by Tenant for some or all of the Leased Premises ("Relocated Premises"). 
Landlord shall exercise its relocation right by delivering to Tenant a written notice specifying the 
Relocated Premises to which Landlord intends to relocate Tenant (the "Relocation Notice") and 
the effective date of such relocation, which shall be not less than one hundred twenty (120) days 
after delivery of the Relocation Notice (the "Relocation Date"). Upon any such designation, 
Tenant shall relocate its business and operation, or so much thereof as Landlord designates, to 
such new or different area or areas and this Lease shall be amended to delete fi·om the Leased 
Premises the terminated portion of the Leased Premises and to include as part or all of the 
Leased Premises the Relocated Premises. In the event that Tenant is dissatisfied with the 
Relocated Premises designated by Landlord, Tenant may terminate this Lease as to the Relocated 
Premises only by delivering written notice of termination to Landlord within thirty (30) days 
following delivery of Landlord's Relocation Notice to Tenant, in which case this Lease shall not 
apply to the Relocated Premises and shall terminate as to the terminated portion of the Leased 
Premises as of the Relocation Date. Provided Tenant does not exercise its right to terminate this 
Lease as to the Relocated Premises, Landlord shall construct and install improvements to the· 
Relocated Premises that are comparable to those constructed and installed by Landlord and 
Tenant upon the Leased Premises. 

MV Transportation, Inc. 
Ground Lease No. ll030073L 
August 26, 201! 

1 



1.3. Acknowledgment of Condition of Leased Premises. 

Tenant accepts the Leased Premises in the condition existing as of the date 
hereof. Tenant hereby agrees that the Leased Premises are in a good and tenantable condition 
and acknowledges that Tenant has inspected the Leased Premises to its satisfaction and 
acknowledges that Landlord is not obligated to make any repairs or alterations to the Leased 
Premises. 

1.4. Title and Use Restrictions; Zoning; Reservations to,Landlord. 

1.4.1. Title and Use Restrictions. 

Tenant accepts the Leased Premises subject to any and all 
existing easements, restrictions, servitudes and encumbrances of record, including, without 
limitation, restrictions and easements in favor of the City of Burbank that limit the use of the 
Leased Premises. Tenant shall not use the Leased Premises for any purpose that will constitute a 
violation of any such easements, restrictions servitudes or encumbrances of record. 

1.4.2. Zoning. 

Tenant shall comply with all provisions of the City of Burbank 
Zoning Ordinance applicable to the use of the Leased Premises and shall apply for, obtain on its 
own accord and satisfY the conditions of the conditional use permit issued by the City of 
Burbank, if required, with respect to Tenant's use of the Leased Premises. 

1.4.3. Reservations to Landlord. 

Landlord reserves the right, without obligation, to install, lay, 
construct, maintain and repair roadways, drainage facilities, pipes, conduits, wires, cables, 
utilities and appurtenances necessary or convenient in connection therewith in, over, upon, 
through, across, under and along the Leased Premises or any part thereof, and to enter the Leased 
Premises for any and all such purposes. Landlord also reserves the right to grant franchises, 
licenses, easements, rights of way and permits in, over, upon, through, across, under and along 
any and all portions of the Leased Premises. Landlord shall use reasonable efforts to exercise its 
rights under this Section so as to interfere unreasonably with Tenant's operations .. 

1 .5. Landlord's Right of Access. 

Landlord shall have free access to the Leased Premises in all cases of 
emergency, and during all reasonable hours for the purposes of examining the same to ascertain 
if they are in good repair, inspecting any work in progress within or upon the Leased Premises or 
elsewhere on the Airport, making repairs which Landlord may be permitted to make hereunder, 
and exhibiting the same to prospective purchasers or tenants. Such entry shall be made in a 
manner that will not unreasonably interfere with Tenant's use of the Leased Premises, except in 
case of emergency. In the event that Tenant is not personally present to open and permit such 
entry, Landlord may enter by means of master keys or may enter forcibly and shall incur no 
liability to Tenant as a result of such entry, except for any gross negligence, willful misconduct, 
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or material breach of tills Lease on the part of Landlord or any of its employees, agents, 
representatives or contractors. 

2. TERM. 

2.1. Lease Commencement Date; Expiration Date. 

The term of tills Lease shall commence at 12:01 a.m. on 1 ''October 2011 
("Lease Commencement Date") and continue until 30th September 2014 (as such date may be 
extended hereunder, the "Expiration Date"), unless extended or earlier terminated by Landlord or 
Tenant pursuant to the terms hereof. Tenant shall have the right to request to extend the term of 
tills Lease for two (2) one (1) year periods, but in no event shall the Lease term exceed five ( 5) 
years. Following the expiration oftheLease term (as it may be extended pursuant to tills 
Section 2.1 ), the Lease shall be subject to Section 14. 

2.2. Tenant Acknowledgments. 

The exercise by Landlord of any termination right under tills Lease shall 
not be construed as a taking by Landlord of any part of the Leased Premises or of Tenant's rights 
or leasehold estate under tills Lease, and Tenant shall not be entitled to pa0nent for any loss of 
goodwill, income or other amount measured by Tenant's loss upon termination or reduction of 
its business following termination of tills Lease as to all or a portion of the Leased Premises. 

· 2.3. Early Termination. 

2.3.1. Right to Terminate. 

Notwithstanding anythlng to the contraty, each of Landlord 
and Tenant shall have the right, to be exercised in such party's sole discretion, to terminate tills 
Lease upon not less than tillrty (30) days written notice to the other party. 

3. RENT AND OTHER MONETARY AMOUNTS PAY ABLE AS RENT. 

3 .1. Monthly Rent. 

3.1.1. Obligation to Pay. 

During the term of tills Lease, Tenant shall pay to Landlord, 
without setoff or deduction, monthly rent ("Monthly Rent") in an amount equal to the land area 
of the Leased Premises multiplied by One Dollar and Ninety-Five Cents ($1.95) per square foot. 
per year ofland area. Landlord and Tenant acknowledge and agree that the Leased Premises 
consists of Eleven Thousand Seven Hundred and Sixty-Two (11,762) square feet ofland area. 
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3 .1.2. Adjustments. 

On each anniversary of the Commencement Date (an 
"Adjustment Date"), the Monthly Rent shall be adjusted to equal the product of the Monthly 
Rent for the immediately preceding calendar month multiplied by one hundred twenty percent 
(120%) of the "CPI Increase." As used in this Section 3.1.2 or elsewhere in this Lease, the term 
"CPI Increase" shall mean the increase in the "Consumer Pricce)ndex" (as defined below) during 
the twelve (12) month period preceding the "Adjustment Date:'' As used herein, the term 
"Consumer Price Index" shall mean the Consumer Price Index for all Urban Consumers for the 
Los Angeles-Anaheim-Riverside statistical area (CPI-U) (1982-84=100) (the "Index") published 
by the United.States Department of Labor, Bureau of Labor Statistics. To determine the CPI 
Increase, the Index most recently published and available to the public on the Adjustment Date 
(the "Adjustment Index") shall be compared with the Index used as the Adjustment Index on the 
prior Adjustment Date (or in the case of the first adjustment, the Index most recently published 
ptior to the first day of the preceding Annual Period) (the "Prior Index"). If the Adjustment 
Index has increased over the Prior Index, the CPI Increase, expressed as a percentage or as a 
whole number and decimal fraction, shall be determined by dividing the Adjustment Index by 
the Prior Index, provided that in no event shall any Adjustment be less than zero ($0) or greater 
than six percent ( 6%) of the amount of the Monthly Rent innnediately preceding such 
Adjustment. In the event the Index is changed so that the base year differs from that used for the 
Prior Index, the Index shall be converted in accordance with the conversion factor published by 
the United States Department of Labor, Bureau of Labor Statistics. In the event the Index is 
discontinued or revised during the term of this Lease, such other govermnental index or 
computation with which it is replaced shall be used. 

3.1.3. Payment of Monthly Rent. 

Monthly Rent shall be payable in advance on the first (1st) day 
of each calendar month during the term of this Lease. Each installment of Monthly Rent shall be 
paid, without demand therefore, as and when it becomes due and payable, without abatement, 
reduction or offset, in lawful money of the United States of America. The Monthly Rent for any 
partial calendar month, including if the term shall commence other than on the first day of the 
calendar month, shall be prorated on the basis of the number ofdays in that calendar month. 

3.2. Taxes. 

3 .2.1. Possessory Interest and Other Taxes. 

Tenant shall pay, as additional rent under this Lease, all 
"Taxes" imposed by any authority having the direct or indirect power to tax and which are 
applicable to the Leased Premises during the term of this Lease, whether levied or assessed upon 
Landlord or Tenant. As used herein, the term "Taxes" shall include any form of possessory 
mterest tax, assessment (including public facilities maintenance district levy or assessment or 
any public transit or other benefit assessment district levy or assessment), license fee, 
commercial rental tax, any tax or excise on rents or parking revenues, levy, penalty or tax 
imposed by any authority having the direct or indirect power to tax, including any federal, state, 
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county or city government, or any school, agricultural, lighting, drainage, or other improvement 
district thereof, as against any legal or equitable interest of Landlord or Tenant in the Leased 
Premises or in the real property of which the Leased Premises are a part, as against Landlord's 
right to rent or other income therefrom, or as against Landlord's business of! easing the Leased 

· Premises; provided, however, that "Taxes" shall not include (i) any mortgage or documentaty 
transfer tax relating to any financing or sale of the Airport; (ii) any tax upon or against 
Landlord's income or profits; (iii) any franchise, capital stock, excise, social security, 
unemployment, sales, use or withholding assessments levied against Landlord; (iv) any 
assessments (or other governmental fees or charges) levied by Landlord against any tenants, the 
Airport or any portion thereof (whether attributable to special assessment districts or otherwise) 
to finance any development, maintenance or improvement offacilities at the Airport. In this 
regard, Tenant recognizes and understands that this Lease might be held to create a possessory 
interest subject to property taxation and that Tenant might be subject to the payment of property 
taxes levied on such interest. Tenant shall pay all Taxes prior to delinquency. Tenant shall 
furnish to Landlord evidence of payment of Taxes within fifteen (15) days of making such 
payment. 

3 .2.2. Personal Property Tax. 

Tenant shall pay prior to delinquency any and all taxes and 
assessments on the furniture, fixtures, equipment, vehicles and other personal property of Tenant 
located on the Leased Premises, whether assessed to Tenant or assessed to Landlord as part of 
the real property comprising the Leased Premises or the Airport. 

3 .2.3. Right to Contest. 

Tenant, at its sole cost and expense, shall have the right to 
contest the validity, applicability, and/or amount of any Taxes by appropriate proceedings and 
Tenant shall be entitled to receive and retain the recoveries from such contest. Notwithstanding 
the foregoing, if such Taxes are secured by a lien on any portion of the Airport or other real 
property owned, leased or controlled by Landlord, or the revenues therefrom, or if, in the sole 
opinion ofLandlord, the nonpayment of such Taxes will be detrimental to Landlord, then as a 
condition to making such contest, Tenant shall pay the contested Taxes with a reservation of 
rights. 

3.3. Utilities. 

Tenant shall pay all water, gas, heat, light, power, air conditioning, 
telephone, and other utilities and services supplied to and/or used in the Leased Premises, 
together with any and all taxes thereon and connection fees relating thereto, prior to when said 
charges, taxes or connection fees are due, and shall defend, indemnify and hold Landlord 
harmless from and against any liability, claim, loss, damage cost and expense relating to or 
atising from the late payment or nonpayment of any said charges, taxes or connection fees. 
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3.4. Net Lease. 

Landlord shall receive all amounts payable by Tenant pursuant to this 
Section 3, or any other provision of this Lease, free and clear of any and all other impositions, 
Taxes, liens, charges or expense of any nature whatsoever in connection with the ownership and 
operation of the Leased Premises. In addition to the amounts payable by Tenant pursuant to this 
Section 3, Tenant shall pay to the parties respectively entitled thereto all other impositions, 
operating charges, maintenance charges, construction costs, and any other charges, costs and 
expenses which arise or may be contemplated under any provision of this Lease during the term 
hereof; provided, however, that Tenant shall have the right to contest the validity, applicability or 
amount of any such charge, cost or expense. All of such charges, costs and expenses which 
either (i) are payable to Landlord or (ii) the failure to pay will create a lien against the Leased 
Premises, shall constitute additional rent, and upon the failure of Tenant to pay any of such costs, 
charges or expenses as required by this Lease, Landlord shall have the same rights and remedies 
as otherwise provided in this Lease for the failure of Tenant to pay rent. 

3.5. Interest on Past Due Payinents. 

Any amount due from Tenant pursuant to this Section 3 or any other 
provision of this Lease which is not paid within ten (10) days of when due shall bear interest 
from the due date until paid at a rate equal to five percent (5%) in excess of the prevailing rate 
established by the Federal Reserve Bank at San Francisco on advances to member banks on the 
twenty-fifth (25th) day of the month preceding the Lease Commencement Date (but not more 
than the maximum rate pennissible by law); provided, however, that the payment of any interest 
pursuant to this Section shall not excuse or cure any default by Tenant with respect to its 
obligations to pay any amount due from Tenant pursuant to this Section 3 or any other provision 
of this Lease. 

3.6. Address for Payment: 

The rent and all other amounts due to Landlord pursuant to this Section 3 
or any other provision of this Lease shall be paid at the office of Landlord: Burbank -Glendale­
Pasadena Airport Authority, 2627 Hollywood Way, Burbank, California 91505, ATTENTION: 
Director, Financial Services, or at such other place as Landlord may designate from time to time 
in writing to Tenant. 

4. CONDUCT OF BUSINESS BY TENANT. 

4.1. Use of the Leased Premises. 

4.1.1. Principal Use of Ail:port. 

Tenant hereby acknowledges that the principal use of the 
Airport consists of the operation of a public airport and that all other businesses and operations 
which now are or hereafter shall be permitted by Landlord, to be conducted on, at or adjacent to 
the Airport, including Tenant's use of the Leased Premises pursuant to this Lease, must at all 
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times be compatible with such principal use, as Landlord, in its sole and absolute discretion, shall 
determine. 

4.1.2. . Authorized Use. 

Tenant shall use the Leased Premises as a storage lot for up to 
eighteen (18) bus vehicles operated solely for Burbank Bus service with associated support 
facilities and equipment, provided however that such facility and equipment are approved in 
writing and in advance by Landlord. Tenant shall not use nor authorize the use of the Leased 
Premises, or any portion thereof, for any other purpose whatsoever without Landlord's prior 
written consent, which consent Landlord may withhold or condition in Landlord's sole and 
absolute discretion without regard to any standard of reasonableness. 

4.2. Conduct of Tenant's Business. 

4.2.1. Standards. 

In addition to any and all other terms, conditions and 
requirements under this Lease, Tenant, at all times during the term of this Lease, shall comply 
strictly with the terms, conditions and requirements set forth in this Section 4.2. 

4.2.2. ConductofEmployees. 

Tenant shall exercise its diligent efforts to control the conduct, 
demeanor, and appearance of its officers, employees, agents, representatives, contractors, 
licensees, permittees, invitees and permitted subtenants, and shall require all of its employees to 
wear clean and neat appearing clothing and to ensure their courteous, polite and inoffensive 
conduct and demeanor. Upon receipt of written objection from Landlord concerning the 
conduct, demeanor, or appearance of any such person, Tenant immediately shall take all legal 
steps necessary to correct or to remove the cause of the objection if such correction or removal is 
not inconsistent with applicable law. 

4.2.3. Licenses, Permits; Compliance With Laws. 

Tenant, at Tenant's own cost and expense, shall obtain and 
maintain in effect at all times during the term hereof all licenses, permits, certificates, approvals 
and other authorizations required by any federal, state, county, city or other governmental 
departinent, bureau, agency or other authority having jurisdiction over Tenant, Tenant's business 
and operations, the Leased Premises or any other areas of the Airport. Tenant shall, to the extent 
applicable to the Leased Premises or the Airport, comply with all applicable federal, state, 
county and city statutes, regulations, rules and ordinances governing or regulating matters of 
health, safety or security or the use or occupancy of the Leased Premises or the operation of the 
Airport; including all rules and regulations promulgated by the FAA, the Transportation Security 
Administration (''TSA"). all rules, regulations, policies and guidelines of Landlord promulgated 
pursuant to Section 19 of this Lease, and all orders of any governmental department, bureau, 
agency or other authority having jurisdiction over Tenant, Tenant's business and operations, the 
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Leased Premises or any other areas of the Airport (collectively, "Laws"). Landlord shall give 
written notice to Tenant of any violation of Laws by Tenant that comes to Landlord's attention. 

4.2.4. Manner of Use. 

Tenant shall not use or permit the use of the Leased Premises 
or any other areas of the Airport in any manner that will (i) tend to create or permit any waste or 
nuisance, (ii) tend to disturb other tenants or users of the Airport, (iii) invalidate or cause the 
cancellation of or be in conflict with any fire or other hazard insurance policies covering the 
Airport, or (iv) increase the premiums for any fire insurance policies covering the Airport or any 
property located thereon. Tenant, at its expense, shall comply with all rules, orders, regulations, 
or requirements of the National Board of Fire Underwriters, or any other similar body with 
respect to Tenant's operations at the Leased Premises. 

4.2.5. Utilities, Police and Fire Fighting. 

Tenant shall not do or permit to be done anything which may 
interfere with the effectiveness or accessibility of the mechanical, gas, electrical, heating, 
ventilating, air conditioning, plumbing or sewer systems, facilities or devices or portions thereof 
on or servicing the Leased Premises, or elsewhere on the Airport. In addition, Tenant shall not 
do or permit to be done anything which may interfere with free access or passage to the Leased 
Premises or the streets, roads, parking lots, curb areas, entryways, exits, sidewalks, or any other 
areas of the Airport other than such interference resulting from Tenant's compliance with 
Landlord's Security Requirements. Further, Tenant shall not hinder police, fire fighting or other 
emergency personnel in the discharge of their duties. 

4.2.6. Intetference with Fire Exits. 

Tenant shall not do or permit to be done anything that may 
interfere with the effectiveness or accessibility of fire exits in or adjacent to the Leased Premises 
or elsewhere at the Airport. 

4.3. Non-Discrimination and Affirmative Action. 

Tenant shall comply with the provisions of Exhibit B attached hereto and 
by this reference made a part hereof regarding nondiscrimination, as the same may be amended 
by Landlord from time to time. In addition, Tenant shall undertake ati affirmative action 
program, as required by 14 Code of Federal Regulations Part 152, Subpart E, to insure that no 
person shall, on the ground of race, creed, color, national origin, or sex, be excluded from 
participating in any employment activities covered in 14 Code of Federal Regulations Part 152, 
Subpart E. Tenant agrees that no person shall be excluded on these grounds from participating in 
or receiving the services or benefits of any program or activity covered by said Subpart. Tenant 
will require its permitted subtenants, successors and assigns to provide assurances to Tenant that 
they similarly will undertake affirmative action programs and that they will require similar 
assurances from their permitted successors, subtenants and assigns, as required by 14 Code of 
Federal Regulations Part 152, Subpart E, to the same effect. 
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4.4. Compliance with FAA Grant Assurances and Ait]ort Use. 

In connection with the ownership and use of the Airport by Landlord, 
Tenant hereby agrees as follows: 

4.4.1. Development or Improvement of Landing Area. 

Landlord reserves the right to further develop or improve the 
landing area of the Airport as it sees fit, regardless of the desires or views of Tenant, and without 
interference or hindrance. 

4.4.2. Maintenance of Landing Area and Public Facilities. 

Landlord reserves the right, but shall not be obligated to 
Tenant, to maintain and keep in repair the landing area of the Airport and all publicly owned 
facilities of the Airport, together with the right to direct and control all activities of Tenant in this 
regard. 

4.4.3. Agreements with United States. 

This Lease shall be subordinate to the provisions and 
requirements of any existing or future agreement between Landlord and the United States, or any 
lawful requirement of the United States, relative to the development, operation, or maintenance 
of the Airport. 

4.4.4. Construction of Improvements. 

In the event any Approved Tenant Improvements are planned 
for the Leased Premises or in the event of any planned modification or alteration of any present 
or future building or structure situated on the Leased Premises, Tenant shall comply with the 
notification and review requirements covered in Part 77 of the Federal Aviation Regulations. 

4.4.5. Non-Exclusive Rights. 

It is understood and agreed that nothing herein contained shall 
be construed to grant or authorize the granting of any exclusive right within the meaning of 
Section 308 (a) of the Federal Aviation Act of1958 (49 U.S.C. 1349(a). 

4.4.6. Reservation of Rights. 

There is hereby reserved to Landlord, its successors and 
assigns, for the use and benefit of the public, a right of flight for the passage of aircraft in the 
airspace above the surface of the Leased Premises and the other areas of the Airport. This public 
right of flight shall include the right to cause within said airspace any noise inherent in the 
operation of any aircraft used for navigation or flight through said airspace or landing at, taking 
off from or operating on the Airport .. 
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4.4.7. Height Restrictions. 

Tenant shall not erect nor permit the erection of any structure 
or object, nor permit the growth of any tree, on the Leased Premises in violation of federal height 
restrictions and obstruction criteria or any more restrictive height restrictions and obstruction 
criteria established from time to time by Landlord; provided, however, that in the event that 
Landlord establishes any height restrictions or obstruction criteria, other than those promulgated 
or required by the FAA, that require Tenant to remove any improvements, such action by 
Landlord shall be deemed to be an election by Landlord to terminate this Lease and the· 
provisions of Section 2.3 shall apply, except that sixty (60) days' prior notice need not be given 
by Landlord. In the event the aforesaid covenants are breached, in addition to all other rights and 
remedies of Landlord, Landlord reserves the right to enter upon the Leased Premises to remove 
the offending structure or object and to cut the offending tree, all of which shall be at the expense 
of Tenant. 

4.4.8. Interference with Aircraft. 

Tenant shall not make use of the Leased Premises in any 
manner that might interfere with the landing and taking off of aircraft from the Airport, or that 
might otherwise constitute a hazard. In the event the aforesaid covenant is breached, in addition 
to all other rights and remedies of Landlord, Landlord reserves the right to enter upon the Leased 
Premises or any other areas of the Airport and cause the abatement of such interference, at the 
expense of Tenant. 

4.4.9. Rights of United States. 

This Lease and all the provisions hereof shall be subject to 
whatever right the United States Government now has, or in the future may have or acquire, 
affecting the control, operation, regulation and taking over of the Airport, or the exclusive or 
non-exclusive use of the Airpott by the United States during the time of war or national 
emergency or otherwise. 

4.4.10. Unauthorized Access. 

Tenant shall use reasonable precautions to prevent 
unauthorized persons from gaining access to restricted flight and aircraft operational areas, 
including, without limitation, the precautions established pursuant to Section 4.5. 

4.5. Airport Security. 

4.5.1. Unauthorized Access to Airport. 

Tenant shall have no right of access to nor any right to enter 
upon or to use any part of the Airport outside of the boundaries of the Leased Premises, except 
such rights as a member of the general public may have to use the passenger, parking and other 
facilities of the Airport in connection with air travel activities unrelated to the provisions of this 
Lease. Tenant shall use reasonable precautions to prevent unauthorized persons from. gaining 
MV Transportation1 Inc. 
Ground L<ase No. 11030073L 
August 26, 2011 

10 



access to restricted flight and aircraft operational areas of the Airport from arty portion of the 
Leased Premises. 

4.5.2. Violation of Security Requirements. 

Upon receipt of any written notice from Landlord of a violation 
by Tenant or any persons subject to Tenant's control of the provisions of Section 4.5.1, Tenant 
shall promptly engage security personnel or undertake other necessaty security procedures as 
reasonably requested by Landlord to cure the violation described in such notice and Tenant shall 
pay any fine or penalty imposed by the FAA as a result of such violation. Tenant's failure to cure 
timely the violation described in Landlord's notice shall constitute an Event of Default under this 
Lease. 

4.5.3. Indemnity. 

Tenant shall defend, indemnify and hold harmless the 
Authority, TBI Airport Management, Inc., in its capacity as manager of the Airport, and the 
Cities of Burbank, Glendale.and Pasadena, California, and their respective officials, 
cornntissioners, officers and employees (individually, "Authority Patty" and collectively, 
"Authority Parties") from and against any and all claims, of whatever kind or nature, known or 
unknown, foreseen or unforeseen, fixed or contingent, that any Landlord Party may at any time 
sustain or incur arising out of, resulting from or relating to any breach or violation by Tenant, its 
licensees or anyone subject to Tenant's control of, or failure to comply with, the provision of 
Section 4.4.1. 

5. MAINTENANCE, REPAIRS AND REPLACEMENTS. 

5.1. Tenant's Obligations. 

Tenant, at Tenant's sole expense, shall maintain and repair the Leased 
Premises, and every part thereof, including al1 other improvements constructed and installed by 
Landlord, in good, neat, attractive and sanitaty condition, free from waste or debris (whether or 
not such part of tl1e Leased Premises requiring maintenance, repair or replacement, or the means 
of maintaining, repairing or replacing the same, are reasonably or readily accessible to Tenant, 
and whether or not the need for such maintenance, repair or replacement occurs as a result of 
Tenant's use, any prior use, the elements or the age of such part of the Leased Premises); 
provided, however, that the Tenant shall not be obliged to repair paving unless it is damaged by 
Tenant or its employees, contractor agents or invitees. Tenant shall make any and all repairs 
required pursuant to this Section as and when the same become necessary to maintain the Leased 
Premises and every part thereof in good order, condition and repair, but in no event later than 
thirty (30) days following the delivery to Tenant of a written notice specifying the repairs 
Landlord believes must be undettaken to comply with the terms of this Lease or irnntediately in 
the event of an emergency. Landlord shall not be liable to Tenant or its respective ownei·s, 
shareholders, partners, directors, officers, employees, agents, representatives, contractors, . 
successors and assigns, or the permitted licensees and users of the Leased Premises (individually, 
"Tenant Party'' and collectively, "Tenant Parties") by re;lson of any destruction, damage or loss 
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of property, injury or death of persons, or damage or injmy to, or interference with the business 
or operations or any Tenant Party, or the use or occupancy of the Leased Premises arising out of, 
resulting from or relating to the need for or the making of any repairs or alterations to the Leased 
Premises. All repairs or modifications to or construction of Improvements upon the Leased 
Premises made by Tenant as provided in this Lease shall be performed in accordance with all 
applicable Laws, and Tenant shall secure all licenses, permits, approvals and authorizations 
required by applicable Laws with respect thereto. Tenant shall screen and landscape all outside 
storage areas and service yards of the Leased Premises with fencing and landscaping approved 
by Landlord, and shall not allow any temporary structures or facilities on the Leased Premises, 
unless either (i) Tenant has obtained Landlord's prior written approval, which approval may be 
granted or withheld by Landlord in its sole and absolute discretion and, if such approval is 
granted, it shall be revocable at any time by Landlord, in its sole and absolute discretion, or (ii) 
such temporary structures or facilities are related to the construction of Approved Tenant 
Improvements and are in compliance with Landlord's rules and regulations governing such 
construction. 

5.2. No Landlord Obligation; Tenant Waiver. 

Landlord shall have no obligation to maintain or make any repairs or 
replacements to the Leased Premises. Tenant, for itself and its permitted subtenants, successors 
and assigns, hereby waives any and all rights provided in Section 1941 through Section 1942, 
inclusive, of the Civil Code of California and hereby waives, to the extent permissible, any rights 
under other statutes or laws now or hereafter in effect which are contrary to the obligations of 
Tenant under this Lease, or which place obligations upon Landlord. Landlord shall not be liable 
to any Tenant Party for any injury to or interference with any Tenant Party or the business or 
operations or any Tenant Party or the use or occupancy of the Leased Premises or Approved 
Tenant Improvements or arising out of, resulting from or relating to the need for or performance 
or non-perfmmance of any maintenance, repair or replacement. 

5.3. Landlord Cure. 

In the event Tenant fails to perform its obligations under this Section 5, 
Landlord may, at its option, after thirty (30) days' written notice to Tenant, enter upon the 
Leased Premises and put the same in good order, condition and repair and make any required 
replacement, and the cost thereof shall become due and payable, upon demand, by Tenant to 
Landlord as additional rent; provided, however, so long as Tenant commences required 
maintenance, repairs and replacements within such thirty (30) day period and diligently 
prosecutes such maintenance, repairs and replacements to completion, Tenant shall be deemed to 
be fully performing Tenant's obligations hereunder. 

6. IMPROVEMENTS. 

6.1. Required New Improvements. 

Tenant, at Tenant's expense, shall construct and install upon the Leased 
Premises all necessary utilities (such as electricity), chain link security perimeter fencing (per the 
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attached Exhibit A), and lighting as needed. Tenant shall also comply with all conditions and 
requirements imposed by the City of Burbank (including, without limitation, landscaping 
requirements). Tenant's work pursuant to this Section 6.1 shall include related engineering and 
design services, all in accordance with plans and specifications prepared by Tenant and approved 
by Landlord as provided in this Section 6. 

6.2. Procedures for Approval and Construction of Improvements. 

6.2.1. Landlord's Approval. 

Without in each instance obtaining the prior written approval 
of Landlord in accordance with this Section 6.2, which approval may be·granted or withheld in .. ' 
Landlord's sole and absolute discretion ("Landlord's Approval"), Tenant shall not (i) construct 
or install any improvements or demolish any existing improvements or (ii) make any 
modifications, alterations or additions to the Leased Premises or improvements (all such 
demolition, construction, installation, modifications, alterations and additions, including the 
improvements required to be constructed and installed by Tenant upon the Leased Premises 
pursuant to Section 6.1, are individually and collectively referred to in this Lease as ''New 
Improvements"), and no work required in connection therewith shall commence, prior to 
receiving Landlord's Approval. Landlord may delegate all Landlord's Approvals required under 
this Section 6.2, including any determination of whether New Improvements are "Approved 
Tenant Improvements" under Section 6.2.8, to Landlord's Executive Director, to one or more of 
Landlord's other staff members, or to an outside engineer or architect, or to any combination 
thereof, and approval or detetmination by any such delegatee sh.all be subject to the same 
standards of review and time requirements as imposed upon Landlord and shall be deemed to be 
Landlord's Approval or the determination of Landlord under this Section 6.2. Any Landlord's 
Approval under this Section 6.2 shall be evidenced by a "Certificate of Approval" signed by 
Landlord or its delegatee. 

6.2.2. Review and Approval of Plans. 

In order to expedite plan review and approval and to insure that 
the proposed New Improvements will be compatible with Airpott uses, Tenant first shall submit 
to Landlord for approval a conceptual plan. Notwithstanding Landlord's Approval of the 
conceptual plan, all construction plans and specifications for New Improvements shall be subject· 
to Landlord's Approval and shall be prepared, stamped and signed by a California licensed 
architect or engineer. Engineers shall be licensed for the particular discipline required. All 
changes to plans and specifications previously receiving Landlord's Approval that are required 
by the City of Burbank to be submitted to the City for plan check or review in accordance with 
the City's building codes ("Material Plan Change") shall also concunently be submitted to 
Landlord and shall require Landlord's Approval. Landlord shall have three (3) working days 
within which to review and to approve or disapprove the proposed Material Plan Change and, if 
Landlord fails to disapprove the Material Plan Change, then the Material Plan Change shall be 
deemed to have received Landlord's Approval. Upon Landlord's Approval, Landlord shall issue 
promptly a Certificate of Approval for each Material Plan Change. 
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6.2.3. Conditions of Approval. 

Landlord may impose, in conjunction with its review and 
approval of proposed New Improvements, such reasonable requirements as to the construction, 
installation or making of the New Improvements as Landlord determines, in the exercise of its 
reasonable judgment, including, without limitation, requirements as to the following: (i) the 
experience, qualifications, financial condition and other factors relating to the contractor; (ii) the 
time for the commencement and completion of the construction or installation of the New 
Improvements; (iii) the type or quality of materials used in the construction or installation of the 
New Improvements; (iv) the means or methods used in the construction or installation of the 
New Improvements; (v) the design and the drawings, plans and specifications for the New 
Improvements; and (vi) security for the payment and performance of the construction and 
installation of the New Improvements, including payment and performance bonds and/or letters 
of credit. 

6.2.4. Entitlements and Permits. 

No New Improvements shall be constructed until Tenant shall 
have procured and paid for all entitlements, permits, licenses, approvals and authorizations 
relating to such New Improvements required by all governmental authorities and agencies. 

6.2.5. Compliance with Policy on Tenant Improvements. 

Prior to the commencement of any New Improvements, Tenant 
shall comply with the rules and guidelines established by Landlord for such work pursuant to 
Landlord's policy on tenant improvements attached hereto as Exhibit C, as the same may be 
unifmmly amended from time to time. If there is any conflict between the policy on tenant 
improvements and the provisions of this Lease, the provisions of this Lease shall apply. 

6.2.6. Performance of Work. 

All construction work done in connection with any New 
Improvements shall be performed by a licensed general contractor reasonably acceptable to 
Landlord under one or more construction contracts and shall be done at Tenant's sole expense 
and with reasonable diligence, in a good and workmanlike manner, and in compliance with all 
applicable Laws. Landlord shall have the right to inspect and reject any work not done in 
accordance with the approved plans and specifications, including any changes permitted under 
Section 6.2.2, and Tenant shall immediately repair or remove such work in accordance with this 
Section. Any work in areas adjacent to active portions of the airfield, such as taxiways and 
runways, shall be scheduled and performed in a manner'designed to avoid interference with 
aircraft operations. In the event that it becomes necessary to close or temporarily alter any part 
of the active areas of the airfield to accommodate any work by Tenant or its contractors, Tenant 
shall not perform such work without submitting a detailed work plan and schedule to Landlord, 
which Landlord shall have the right to approve, modify or disapprove in Landlord's sole and 
absolute discretion. 
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6.2.7. Approval ofTenant Improvements. 

At the time Tenant requests Landlord's Approval of any New 
Improvements, Tenant shall specify whether the New Improvements are intended to be 
Approved Tenant Improvements. Any New Improvements proposed to be made by Tenant that 
are required for Tenant to engage in the use of the Leased Premises permitted by Sectioil4.1.2 
shall be eligible to be Approved Tenant Improvements. If Landlord disagrees with Tenant's 
specification of any New Improvements as Approved Tenant Improvements, Landlord shall 
notify Tenant in writing of its disagreement and shall state the reasons therefor. Tenant shall 
have the right to respond in wliting to Landlord's notice and statement of reasons; however, after 
considering any response by Tenant, Landlord's determination of whether any New 
Improvements shall constitute Approved Tenant Improvements shall be final and binding. 

6.2.8. As Built Plans and Statement of Cost. 

Within sixty ( 60) days following the completion of any New 
Improvements, Tenant shall furnish to Landlord a set of "as built" plans and specifications. 
Further, if the New Improvements are eligible to be Approved New Improvements, within ninety 
(90) days following the completion of the New Improvements, Tenant shall furnish to Landlord a 
statement certified as accurate by Tenant of the actual direct out-of-pocket cost of such 
Approved Tenant Improvements, which may include architectural and engineering fees, permit 
fees, capitalized construction period interest and loan fees, and other "soft costs" approved by 
Landlord, together with any reasonable supporting documentation required by Landlord 
sufficient to velify such cost. Failure by Tenant to notify Landlord in writing of the cost of any 
such New Improvements within ninety (90) days after completion shall constitute Tenant's 
irrevocable waiver of any future right to receive payment of the Unamortized Cost of Approved 
Tenant Improvements for such New Improvements and Landlord shall have no obligation or 
liability to make any payment to Tenant therefor under Section 2.3. Tenant shall not include in 
the cost of New Improvements any cost paid or reimbursed from the proceeds of insurance, 
condemnation awards or damages recovered from any party, or any settlement related thereto. 

6.3. Landlord's Property. 

Upon the expiration or earlier termination of this Lease, all New 
Improvements made by or on behalf of Tenant pursuant to this Section 6, shall become 
Landlord's property and shall be surrendered with the Leased Premises, unless Landlord shall 
elect otherwise not less than thirty (30) days prior to the expiration, or not more than ten (1 0) 
days after any other termination, of this Lease. In the event of such election, New Improvements 
made by or on behalf of Tenant in the Leased Premises, as Landlord may select, shall be 
removed by Tenant, at its sole cost and expense, at m: prior to the expiration or innnediately 
following termination of this Lease, and Tenant shall repair any and all damages caused by said 
removal. 
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7. INSURANCE, INDEMNITY AND EXCULPATION. 

7 .1. Obligation to Maintain Insurance. 

At all times during the term of this Lease and at its sole cost and expense, 
Tenant shall maintain in effect the insurance coverage and limits ofliability as provided in this 
Section 7 ("Required Insurance"). In the event that Tenant fails to maintain any of the Required 
Insurance, Landlord shall have the right, but not the obligation, to obtain some or all of the 
Required Insurance. In the event Landlord elects to maintain some or all of the Required 
Insurance, Tenant shall pay to Landlord, as additional rent hereunder, its proportionate share of. 
the premiums for all Required Insurance maintained by Landlord within ten (1 0) days following 
the delivery to Tenant of each written statement setting forth the amount of said premiums and 
the applicable premium period. 

7.2. Liability and Workers' Compensation Coverage. 

Tenant shall maintain in effect insurance protecting Tenant and each 
"Landlord Insured Party'' (as hereinafter defined) from and against claims arising out of, 
resulting from or relating to the. use or occupancy of the Leased Premises or the conduct of 
Tenant's business upon the Leased Premises, as follows: 

7.2.1. General Liability Insurance. 

General liability insurance covering Leased Premises and 
operations liability, garagekeeper's liability, personal injury liability, contractual liability, 
products and completed operations liability and independent contractors liability, all written on 
an occurrence basis in an amount not less than One Million Dollars ($1,000,000.00) combined 
single limit for bodily injury and property damage each occurrence, and, with respect to products 

· and completed operations liability, in the annual aggregate, and, with respect to personal injury, 
not less than One Million Dollars ($1,000,000.00) each occurrence and in the annual aggregate. 

7.2.2. Automobile Liability Insurance. 

Automobile liability insurance covering all owned, non-owned 
and hired vehicles written on an occurrence basis in an amount not less than One Million Dollars 
($1,000,000.00) combined single limit for each occurrence for bodily injury, death and property 
damage. 

7.2.3. Workers' Compensation and Employer's Liability Insurance. 

Workers' compensation insurance written in accordance with 
California statutory limits and employer's liability insurance in amounts not less than the 
following: 
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7 .3. Property Insurance. 

Tenant shall maintain in effect property insurance written on an all risk of 
direct physical loss basis covering Tenant's New Improvements, fixtures, personal property, 
equipment and vehicles located on the Leased Premises, in an amount not less than one hundred 
percent (1 00%) of their replacement value. Except as othetwise provided in Section 8, the 
proceeds of such insurance shall be used to repair or replace the insured property. 

7.4. Adjustment of Required Insurance. 

Tenant understands and agrees that the types and amounts of Required 
Insurance may become inadequate during the term of this Lease, and Tenant agrees that it shall 
add such insurance or coverage and increase such mininmm limits of liability by such amounts 
as may be required at any time and from time to time by Landlord, if Landlord shall adopt a 
resolution or other written policy requiting such additional insurance coverage or limits of 
liability from all comparable tenants at the Airport. 

7.5. Policy Requirements. 

Each policy of Required Insurance shall be obtained from an insurance 
company, or pool of multiple insurance companies, each authorized to conduct business in 
California and having a rating of not less than A-X in A.M. Best's Insurance Guide and/or 
otherwise acceptable to Landlord. Within ten (1 0) days after the acceptance of this Lease by 
Landlord, Tenant shall deliver to Landlord cettificates of insurance issued by the insurance 
companies and evidencing that all Required Insurance has been obtained and is being maintained 
by Tenant, together with copies of endorsements (i) requiring the insurers to give to Landlord at 
least thirty (30) days' prior written notice of the cancellation or non-renewal of some or all of the 
Required Insurance, (ii) with respect to the general liability, automobile liability and employer's 
liability insurance, naming (a) Tenant and its owners, shareholders, partners, directors and 
employees as a named insured and (b) except for employer's liability insurance, Landlord, the 
Airport Manager, the Cities of Burbank, Glendale and Pasadena and the Commissioners of· 
Landlord ("Landlord Insured Parties") as additional insureds, and (iii) with respect to the "all 
risk" property insurance naming Landlord as a loss payee, as its interest may appear. The failure 
of Tenant to provide said certificates of insurance, together with said endorsements, within 
fifteen (15) business days after the delivery to Tenant of a written request therefor, or, if a notice 
of cancellation or non-renewal of any Required Insurance has been delivered to Tenant, the 
failure of Tenant to replace the Required Insurance which is the subject matter of such notice of 
cancellation or non-renewal prior to the effectiveness of such cancellation or non-renewal, shall 
in either case constitute an Event of Default under Section 12.1.8. All Required Insurance shall 
be primary insurance without right of contribution of any other insurance carried by or on behalf 
of any Landlord Insured Party and all policies shall be endorsed to this effect. In no event shall 
any Landlord Insured Party be responsible or liable for the payment of any premiums for the 
insurance required to be obtained and maintained by Tenant pursuant to this Section 7. 
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7.6. No Limitation of Liability. 

Tenant acknowledges and agrees that the limits of liability provided in the 
Required Insurance shall in no event be considered as limiting the liability of Tenant under this 
Lease. 

7.7. Waivers of Subrogation Rights. 

All poli<;ies of Required Insurance, except workers' compensation 
insurance, shall include, or be endorsed to provide, a waiver by the insurers of any rights of 
subrogation that the insurers may have at any time against any Landlord Insured Party. 

7.8. Indemnification. 

In addition to any other express indemnity hereunder, Tenant shall defend,· 
indemnify and hold harmless all Landlord Parties from and against any and all Claims arising out 
of, resulting from or relating to (i) the breach of this Lease by, or any negligent act or omission 
or willful misconduct of, any Tenant Party or any person storing equipment or parking vehicles 
upon the Leased Premises with respect to (a) the use or occupancy of the Leased Premises, (b) 
the conduct ofTenant's or such persons' business, or (c) any other matter relating to this Lease 
or the subject matter of this Lease. Notwithstanding the foregoing, the provisions of this 
Section 7.8 shall not apply to any Claim which arises out of, results from or relates to the gross 
negligence, willful misconduct or material breach of this Lease by Landlord. 

7.9. Exculpation of Landlord from Liability. 

Tenant, on behalf of itself and the Tenant Parties, hereby waives any and 
all Claims against the Landlord Parties, and the Landlord Parties shall not be liable, for any 
injury or death to persons or any damage or loss to any property in, on or about the Leased 
Premises, arising out of, resulting from or relating to any cause whatsoever, including, without 
limitation, the following: (i) latent or patent defects in the construction or condition of the Leased 
Premises, including, without limitation, any use or release of"Toxic Materials" (as defined in 
Section 20), on, under or into the Leased Premises; (ii) Acts of God; (iii) fire, steam, electricity, 
gas, water, or rain which may leak or flow from or into any part of the Leased Premises, New 
Improvements or any other areas of the Airport; (iv) riot, civil commotion, aircraft, vehicles, 
smoke, vandalism, malicious mischief; (v) breakage, leakage, obstruction or other defects of the 
pipes, wires, appliances, plumbing, heating, ventilation and air conditioning systems, or lighting 
fixtures of or serving the Leased Premises, New Improvements or other areas of the Airp01t; (vi) 
the use or occupancy of the Leased Premises or New Improvements by any Tenant Party, 
whether said damage or injury results from conditions arising upon the Leased Premises, New 
Improvements or upon other areas of the Airport, or from other sources; or (vii) any damage or 
loss arising fi·om any negligent acts or omissions or willful misconduct of any other tenant, 
licensee, concessionaire or customer of the Airport or any other person or entity; except to the 
extent any of the foregoing arises from the gross negligence, willful misconduct or material 
breach of this Lease by Landlord. 
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8. DAMAGE AND DESTRUCTION. 

8.1. Repair of Damage. 

In the event all or any part of the Leased Premises or any New 
Improvements are destroyed or damaged, Tenant shall promptly repair such damage, and this 
Lease shall continue in full force and effect, unless Tenant shall elect to terminate this Lease as 
provided in Section 2.1. In the event Tenant terminates this Lease, Tenant shall clear the Leased 
Premises of debris and all insurance proceeds payable with respect to the Leased Premises shall 
be paid to Landlord. 

8.2. No Abatement of Rent. 

Rent payable under this Lease shall not be abated following any damage 
or destruction and Tenant shall receive, hold in trust for the benefit of Landlord and use all 
proceeds received from business interruption insurance to pay the rent and other amounts 
payable by Tenant under this Lease to and inc1uging the date of termination of this Lease. 

8.3. WaiverbyTenant. 

Tenant hereby waives the provisions of Sections 1932, 1933, and 1941 
through 1942, inclusive, of the California Civil Code and of any other statute or law now or 
hereafter in effect which is contrary to the obligations of Tenant under this Section 8 or which 
relieves Tenant therefrom, or which places upon Landlord obligations to repair or restore the 
Leased Premises. Under no circumstances shall Landlord have any obligation to repair or 
replace any damaged or destroyed portion of the Leased Premises. 

9. ASSIGNMENT, SUBLETTING OR ENCUMBRANCE PROHIBITED. 

Tenant shall not voluntarily or by operation oflaw assign, sublet, transfer, license 
others to use, mortgage, hypothecate, grant a security interest in or otherwise encumber all or any 
part ofTenant's rights or interest in or to this Lease or the Leased Premises or any portion 
thereof. Any attempted assignment, subletting, transfer, mortgage, hypothecation, grant of a 
security interest in or other encumbrance in violation of this Section shall be wholly void and 
shall be an Event of Default under Section 12.1.3. For the purposes of this Section, any of the 
following shall be deemed to be a prohibited assignment, subletting, transfer, mortgage, 
hypothecation, grant of a security interest or other encumbrance under this Section: (i) if Tenant 
is a corporation, any single transaction constituting an assignment, transfer, mortgage, 
hypothecation, grant of a security interest or other encumbrance or other event which results, or 
upon foreclosure would result, in the reduction of the interest of the shareholders of record at the 
time of the transaction to less than a majority of any class of voting stock of Tenant, or (ii) if 
Tenant is a partnership or limited liability company, any assignment, transfer, mortgage, 
hypothecation, grant of a security interest or other encumbrance of a partnership or membership 
interest or interests or other event which results, or upon foreclosure would result, in the present 
general partner(s) or members being removed or replaced or, if the general partner(s) of the 
partnership or member(s) of the limited liability compaiJ.y is or are a corporation or other entity, 
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or which results, or upon foreclosure would result, in the reduction of the interest of the present 
shareholders or other owners of record of the corporate or other entity general partner to less than 
a majority of any class of voting stock or member rights of such corporation or other entity, or 
(iii) if Tenant is a corporation,.partnership, limited liability company, trust or other entity, any 
single transaction or event causing a change in the direct or indirect power to direct or cause the 
direction of the management and policies of such business or entity. 

10, EMINENTDOMAIN. 

1 0.1. Entire or Substantial Taking. 

In the event the entire Leased Premises, or such portion thereof as to make 
the balance not reasonably adequate for the conduct of Tenant's business, as determined by 
Tenant in the exercise of its reasonable judgment, shall be taken under the power of eminent 
domain, this Lease shall automatically terminate as of the date of the vesting of title to all or such 
portion of the Leased Premises in such condemning entity and Monthly Rent shall terminate 
effective as of the date on which the condemnor obtains a right of possession of the Leased 
Premises. The termination of this Lease as to all or a portion of the Leased Premises by 
Landlord pursuant to any right of Landlord to do so set forth in this Lease, or after an uncured 
Event of Default under Section 12, shall not be a taking under this Section 10. 

1 0.2. Partial Taking. 

In the event of any taking under the power of eminent domain which does 
not result in a termination of this Lease pursuant to Section 10.1, the Monthly Rent payable 
hereunder shall be reduced, effective as of the earlier of the date on which the condemnor obtains 
a right of possession of any portion of the Leased Premises or the date on which title vests with 
the condemning entity, to an amount equal to the then current Monthly Rent multiplied by a 
fraction, the numerator of which is the square footage of the Leased Premises remaining after 
such condemnation or taking and the denominator of which is the total square footage of the 
Leased Premises as of the date hereof. Tenant, at its expense with respect to New Improvements 
and at Landlord's expense with respect to the Leased Premises, shall promptly restore the 
remaining portion of the Leased Premises to the condition existing immediately prior to such 
condemnation to the extent reasonably possible, and this Lease shall continue in full force and 
effect as to such remaining portion; provided, however, if the taking occurs during the last year 
of the term of this Lease, at Tenant's option, exercised by written notice to Landlord, Tenant 
shall have the right to terminate this Lease. 

10.3. Awards. 

Except as provided below, any award or settlement proceeds for any 
taking under the power of eminent domain of all or any part of the Leased Premises shall be the 
property of Landlord, whether such award or payment shall be made as compensation for 
diminution in value of the leasehold or for the taking of the fee, and any award or settlement 
proceeds for any taking of all or any part of the New Improvements shall be the property of 
Tenant. Nothing contained herein, however, shall be deemed to preclude Tenant from obtaining, 
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or to give Landlord any interest in, any award to Tenant for loss of or damage to Tenant's 
possessory interest in the Leased Premises, theN ew Improvements, trade fixtures and removable 
personal property or damages for cessation or intenuption of Tenant's business; provided, 
however, that in determining the value of Tenant's business, all goodwill attributable to the 
location of Tenant's business shall belong to Landlord and any allocation of an award to Tenant 
representing compensation for diminution in the value ofTenant's business shall be based solely 
upon its historical operating results upon the Leased Premises. 

1 0.4. Sale Under Threat of Condemnation. 

A sale by Landlord to any entity having the power of eminent domain, 
either under tlu·eat of condemnation or while condemnation proceedings are pending, shall be 
deemed a taking under the power of eminent domain for all purposes of this Section. 

1 0.5. Condemnation by Landlord. 

Nothing in this Lease shall impair, limit or otherwise affect the power of 
eminent domain of Landlord or the exercise of such power by Landlord or the obligation of 
Landlord to pay just compensation, should Landlord exercise its power of eminent domain with 
respect to the Leased Premises or the New Improvements. 

11. SUBORDINATION. 

11.1. Subordination. 

Subject to the provisions of the immediately following sentence, this 
Lease is subject and subordinate to all mortgages, deeds of trust, bond indentures, liens, 
encumbrances and other security interests now or hereafter affecting Landlord's interest in the 
Leased Premises or the Airport, and to all renewals, modifications, replacements, consolidations 
and extensions thereof ("Senior Lien" and the holder thereofbeing a "Senior Lienholder''). 
Tenant shall execute and deliver to Landlord or any other party requiring confmnation of such 
subordination, within ten (1 0) calendar days following receipt of a request for such confirmation, 
any and all documents which may be required to effectuate such subordination. Tenant agrees 
that this Lease shall be amended, altered or modified in accordance with the reasonable 
requirements of a Senior Lienholder, so long as such amendment, alteration or modification does 
not alter the rights or duties of Tenant under this Lease and that Tenant's written consent to any 
such amendment, alteration or modification shall not be unreasonably withheld or delayed. 
Tenant shall give prompt written notice to each Senior Lienholder, of which Tenant has written 
notice, of any default of Landlord, and Tenant shall allow such Senior Lienholder a reasonable 
length of time (in any event, not less than thitty (30) days from the date of such notice) in which 
to cure such default. 

11.2. Attonnnent. 

1n the event that any Senior Lien is foreclosed, Tenant, with and at the 
election of the purchaser or, if there is no purchaser, with and at the election of the holder of the 
fee title to the Leased Premises, agrees to (i) enter into a new Lease covering the Leased 
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Premises and the New Improvements for the remainder of the term of this Lease, on the same 
provisions herein provided or (ii) attorn to the purchaser and recognize the purchaser as the 
Landlord under this Lease, provided such purchaser agrees to assume in writing all obligations of 
Landlord under this Lease. 

12. DEFAULTS AND REMEDIES. 

12.1. Events of Default. 

After the expiration of any applicable cure period, each of the following 
shall constitute an "Event of Default" under this Lease: 

12.1.1. Insolvency and Creditor Protection. 

(i) The voluntary or involuntary appointment of a receiver, 
trustee or liquidator to take possession of the Leased Premises, New Improvements or all or 
substantially all of the assets of Tenant; or (ii) a general assignment by Tenant for the benefit or 
protection of creditors; or (iii) Tenant's written admission of its inability to pay its debts as they 
become due; or (iv) any action taken against or suffered by Tenant under any federal, state or 
other statute relating to insolvency, bankruptcy, reorganization, arrangement, composition, 
liquidation, dissolution or other relief for debtors. The appointment of a trustee or conservator of 
the person or estate of an individual Tenant, or in aid of the voluntary winding up, dissolution 
and liquidation of a partnership or corporate Tenant, shall not constitute an Event of Default 
hereunder. 

12.1.2. Attachment, Execution or Other Leyy. 

Any attachment, execution, distraint, judicial seizure, or other 
process oflaw pursuant to which Tenant's interest or estate in the Leased Premises, the New 
Improvements or this Lease may be taken, occupied or used by anyone other than Tenant. 

12.1.3. Assignment, Transfer, Subletting or Encumbrance. 

A purported assignment, sublease, transfer, license, mortgage, 
grant of security interest, hypothecation or other encumbrance of Tenant's interest or estate in 
the Leased Premises, the New Improvements or this Lease in violation of Section 9. 

12.1.4. Vacation or Abandonment. 

The vacation or abandonment of the Leased Premises by 
Tenant. 

12.1.5. Violation of Security Requirements. 

The failure by Tenant to cure a violation of the Security 
Requirements, as provided in Sections 4.5.1 or 4.5.3. 
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12.1.6. Failure to Pay. 

The failure by Tenant to pay any amount when due and 
payable hereunder, where such failure to pay continues for ten (1 0) days following wlitten notice 
from Landlord that such amo.unt is past due. 

12.1.7. Failure to Maintain Insurance. 

Any cancellation or lapse of insurance policies providing 
coverage required to be provided by Tenant pursuant to Section 7, unless Landlord has elected to 
obtain such insurance pursuant to Section 7.1, or any other failure by Tenant to comply with the 
provisions of Section 7, where such other failure to comply continues for ten (1 0) days following 
wlitten notice from Landlord that Tenanthas not complied with the provisions of Section 7. 

12.1.8. Failure to Maintain Letter of Credit. 

The failure by Tenant to obtain, renew or replace the letter of 
credit required under Section 18, where such failure continues for thirty (30) days following 
Tenant's receipt of a wlitten demand from Landlord to obtain, renew or replace the letter of 
credit, or the failure by Tenant to restore the letter of credit to the then required amount 
following .a partial drawing under the letter of credit, where such failure continues for thirty (30) 
days following wlitten demand from Landlord to restore the letter of credit. 

12.1.9. Other Defaults; Failure to Cure. 

The default, breach or non-performance of any covenant or 
provision of this Lease not otherwise described in Sections 12.1.1 through 12.1.8, where Tenant 
fails to cure such default, breach or non-performance within thirty (30) days after the delivery to 
Tenant ofwlitten notice of such default, breach or non-performance (or, in the case of a default, 
breach or non-perf01mance which reasonably requires more than thirty (30) days to cure, where 
Tenant fails to commence such cure within said thirty (30) days or thereafter fails diligently to 
prosecute the same to completion). 

12.2. Remedies. 

Upon the occurrence of any Event of Default, Landlord, at its option and 
election, and without further demand or notice, shall have all of the following lights and 
remedies; 

12.2.1. Termination of Lease. 

Landlord shall have the light to declare this Lease, including 
Tenant's leasehold estate, tetminated, effective immediately upon wlitten notice to Tenant. 
Upon termination of this Lease, Tenant's ownership of the New Improvements shall end 
automatically and Landlord shall succeed to ownership of the New Improvements free and clear 
of all liens or encumbrances upon Tenant's leasehold estate, the Leased Premises or upon the 
New Improvements. Landlord shall have the light to re-enter the Leased Premises and the New 
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Improvements to remove and eject all persons therefrom, to take possession thereof, and to use 
and enjoy the Leased Premises and the New Improvements and Landlord shall have all of the 
rights and remedies of a landlord provided in Section 1951.2 of the California Civil Code, which 
Section is incorporated herein by this reference as though set forth in full. In computing 
Landlord's damages pursuant to Sections 1951.2(1) and (2) of the Civil Code, the "worth at the 
time of award" shall be computed by allowing interest at a rate of ten percent (1 0%) per annum. 
The amount of damages which Landlord may recover in the event of such termination shall 
include the worth at the time of the award of the amount by which the unpaid amounts required 
to be paid by Tenant pursuant to Section 3, including, without limitation, Monthly Rent, for the 
balance of the term after the time of award exceeds the amount of such losses that Tenant proves 
could be reasonably avoided, computed in accordance with Civil Code Section 1951.2( 4)(b ), 
plus reasonable attorneys' fees and leasing commissions. In the event that Landlord may have 
lawfully reentered the Leased Premises and the New Improvements after an Event of Default 
hereunder without having declared this Lease te1minated, Landlord shall have the right at any 
time thereafter to elect to terminate this Lease and all of the rights and remedies of Tenant in and 
to the Leased Premises and the New Improvements as provided in this Section 12.2. 

12.3. Waiver of Claims. 

Tenant hereby waives all claims and demands against Landlord for 
damages or loss arising out of or in connection with any lawful exercise by Landlord of any one 
or more of its rights and remedies under this Section 12. 

12.4. Waiver of Rights of Redemption. 

In the event of the lawful exercise by Landlord of any one or more of its 
rights and remedies under Section 12.2, Tenant hereby expressly waives any and all rights of 
redemption or relief from forfeiture under California Code of Civil Procedure Section 117 4 or 
1179, or granted by or under any present or future laws, and further releases Landlord, from any 
and all claims, demands and liabilities by reason of such lawful exercise by Landlord. 

12.5. Limitation Landlord's Liens. 

Landlord will not claim or have a lien on or against Tenant's motor 
vehicles for non-payment of rent, default by Tenant or any other reason. Landlord hereby 
waives any available right to have a lien on or against Tenant's motor vehicles. This provision 
applies to liens of any kind, be it contractual or statutory. 

12.6. Cumulative Remedies. 

The various rights, options, elections, powers and remedies reserved to 
Landlord herein shall be cumulative, and, except as otherwise provided by law, Landlord may 
pursue any or all such rights and remedies, whether at the same time or otherwise, and no single 
right shall be deemed to be exclusive of any of the other or of any right or priority allowed by 
law or in equity. No delay or omission of Landlord to exercise any right or remedy shall be 
construed as a waiver of any such )ight or remedy or waiver of any Event of Default. In addition 
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to the foregoing, Landlord may exercise any other remedy now or hereafter available to a 
landlord against a defaulting tenant under the laws of the State of California. 

12.7. Perfmmance ofTenant's Covenants by Landlord. 

In the event that Tenant at any time fails to make any payment or perform 
any other act under this Lease, and such failure continues for the applicable cure period specified 
herein, or if no cure period is specified herein, for at least five (5) business days after written 
notice thereof is delivered to Tenant (but only prior oral notice shall be required in an 
emergency), Landlord shall have the right, but not the obligation, immediately or at any time 
thereafter, without further notice or demand and without waiving any right or releasing Tenant 
from any obligation to Landlord, to make such payment or perform such other act for the account 
of Tenant, to the extent Landlord may deem desirable. In connection therewith, Landlord may 
pay reasonable expenses and employ counsel in instituting, prosecuting or defending any action 
or proceeding under this Lease. All sums so paid by Landlord and all expenses incurred in 
connection therewith, together with interest thereon at the annual rate specified in Section 3.5 
shall be deemed additional rent hereunder and shall be payable to Landlord on demand. In the 
event such additional amounts remain unpaid within ten (1 0) days following the delivery to 
Tenant of a written demand therefor, Landlord shall have the same rights and remedies as for the 
nonpayment of rent. 

12.8. Excuse of Performance by Landlord. 

Landlord shall be under no obligation to observe or perform any covenant 
of this Lease on its part to be observed or performed for the benefit of Tenant, which accrues 
after the date of any Event of Default by Tenant, unless and nntil such Event of Default is cured 
by Tenant or waived by Landlord. 

12.9. Determination of Rental Amount. 

For purposes of this Section 12, the amounts ~ue for each calendar month 
after termination of this Lease by Landlord pursuant to Section 12.2, shall be deemed to be the 
Monthly Rent, any and all other amounts due under Section 3, and any and all other amounts due 
to Landlord under any other provision of this Lease. 

12.1 0. Default by Landlord. 

Landlord shall not be deemed to be in default in the performance of any 
obligation required to be performed by it hereunder unless and until it has failed to perfmm such 
obligation for thirty (30) days following the delivery by Tenant to Landlord of written notice 
specifying the obligation Landlord has failed to perform; provided, however, in the event that the 
nature of Landlord's obligation is such that more than thirty (30) days are required for its 
performance, Landlord shall not be deemed to be in default if it shall commence such 
performance within such thirty (30) day period and thereafter diligently prosecutes the same to 
completion. 
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13. SURRENDER AT END OF TERM. 

Upon the expiration or other termination of this Lease, ownership of the New 
Improvements shall pass automatically to Landlord, unless Landlord elects to have New 
Improvements removed by Tenant pursuant to Section 6.3, and Tenant shall quit and sun·ender 
the Leased Premises and the New Improvements to Landlord, broom clean and in good order and 
condition, ordinary wear and tear, casualty and damage by the elements excepted, and, except as 
otherwise provided in this Lease, Tenant shall remove all of its personal property and shall 
promptly repair any damages to the Leased Premises caused by such removal.· Tenant's 
obligation to perform this covenant shall survive the expiration or other termination of this 
Lease. 

14.· HOLDOVERBYTENANT. 

In the event that Tenant shall holdover in the Leased Premises after the expiration 
or tennination of the term hereof, with the written consent of Landlord, such holdover shall be a 
month-to-month tenancy with respect to the Leased Premises, terminable on thirty (30) days' 
written notice by either party to the other party. Such holdover tenancy otherwise shall be 
subject to. the same provisions as contained in this Lease, unless the parties execute a written 
agreement modifYing any of the terms hereof applicable to such holdover tenancy; provided, 
however, that the Monthly Rent during such holdover tenancy shall be equal to one hundred fifty 
percent (150%) of the Monthly Rent in effect immediately prior to the Expiration Date or 
termination date. 

15. NO OBLIGATION TO PROVIDE UTILITIES OR SERVICES. 

15.1. Landlord Not Responsible. 

Tenant acknowledges, for itself and its pennitted subtenants, successors 
and assigns; that Landlord has no obligation to provide utilities or services to the Leased 
Premises; however, to the extent that utility services can only be provided from or through the 
Airport, Landlord shall not unreasonably withhold its consent to permitting utility connections or 
granting necessary easements to allow such utility services to be furnished to the Leased 
Premises, provided the cost of installation shall be borne by Tenant and Landlord shall not be 
required to consent to any connection or easement that interferes with the use and operation of 
the Airport. Landlord shall not be liable to Tenant under any circumstances for destruction, 
damage or loss to property, injury or death of any person, or any consequential damages, arising 
out of, resulting from or relating to, whether directly or indirectly, the furnishing, failure to 
furnish, intenuption, cancellation or termination of any of said utilities or services by the 
providers or suppliers of any said utilities or services. Tenant shall comply with all rules, 
regulations and other requirements which any provider or supplier of utilities or services may 
establish for the use, proper functioning and protection of any said utility or service. 
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15 .2. Fire and Security. 

Landlord is not obligated to Tenant to furnish any fire fighting services or 
security services to the Leased Premises. Tenant acknowledges that the Leased Premises and 
New Improvements are within the municipal service areas of the City of Burbank and/or the City · 
of Los Angeles. 

15.3. Pavment for Requested Services. 

In the event that, at the written request of Tenant, Landlord provides any 
services with respect to the Leased Premises or New Improvements, including, but not limited to, 
security, janitorial, maintenance onepair service, which Landlord is not obligated to do, Tenant 
shall pay its proportionate share, detennined by Landlord, in its sole and absolute discretion, of 
all charges therefor within ten (1 0) days following receipt of a statement for said requested 
services. 

16. QUIET ENJOYMENT. 

Upon paying the amounts payable by Tenant and observing and perfonning all the 
provisions on Tenant's part to be observed and performed pursuant to this Lease, Tenant may 
peaceably and quietly enjoy the Leased Premises, subject, nevertheless, to the provisions of this 
Lease and to any Senior Liens, to which this Lease and the rights of Tenant are subordinate. 

17. TRANSFER OF LANDLORD'S INTEREST. 

In the event of any h·ansfer of Landlord's interest in the Leased Premises, the 
transferor automatically shall be relieved of any and all obligations and liabilities accruing from 
and after the date of such transfer, but shall not be released from any obligations or liabilities 
accruing prior to the date of such transfer. 

18. SECURITY FOR PERFORMANCE. 

As security for the full and faithful perfonnance of each and every provision of 
this Lease to be performed by Tenant, concurrently with the execution of this Lease, Tenant shall 
obtain and deposit with Landlord an irrevocable and unconditional letter of credit in the amount· 
of Eleven thousand four hundred and sixty seven dollars and ninety-five cents ($11 ,467 .95), 
which represents six (6) months of the applicable Monthly Rent as described in Section 3.1.1 
above. The letter of credit shall be in a form acceptable to Landlord and shall be issued or 
accepted by a California commercial bank, in the Greater Los Angeles area, acceptable to 
Landlord with assets of at least five (5) billion dollars. Said letter of credit shall be effective for 
twelve (12) months and shall be renewed or replaced by Tenant annually on or before the 
t!prtieth (30th) day prior to the expiration of the existing letter of credit. If Tenant fails to deliver 
to Landlord a renewed or replacement letter of credit in the requisite amount on or before the 
thirtieth (30th) day prior to the expiration of the existing letter of credit, Landlord shall be 
entitled to present the existing letter of credit for payment and to hold the proceeds paid under 
the letter of credit as security for performance of Tenant's obligations hereunder until Tenant 
provides the renewed or replacement letter of credit. Thereafter, if Tenant fails to deliver to 
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Landlord a renewed or replacement letter of credit in the requisite amount, and such failure 
continues for thirty (30) days following Tenant's receipt of a written demand from Landlord to 
renew or replace the letter of credit, such failure shall constitute an Event of Default under 
Section 12.1.8. In the event of an Event of Default on the part of Tenant with respect to any 
provision of tills Lease, including, but not limited to, the provisions relating to the payment of 
rent or any other amount due hereunder, Landlord may draw against all or any part of said letter 

. of credit or utilize any proceeds paid thereunder for the payment of any amount in default, to 
cure any Event of Default or to repair any damage to the Leased Premises caused by Tenant. In 
the event that Landlord draws against any pmiion of said letter of credit pursuant to tills Section, 
Tenant shall, witilln tillrty (30) days after written demand therefor, obtain and deliver to 
Landlord a replacement letter of credit to restore said letter of credit to the then required amount, 
and Tenant's failure to do so shall be an Event of Default under Section 12.1.8 of tills Lease. In 
the event Landlord draws against the letter of credit as provided in this Section, such action shall 
not constitute an election or waiver of any other rights or remedies willch Landlord may have by 
virtue of Tenant's default. 

19. RULES AND REGULATIONS OF LANDLORD. 

Tenant shall and shall cause its licensees and users to comply with all unifmm 
rules and regulations adopted by Landlord for use of the Leased Premises and the Airport, as the 
same may be amended from time to time by Landlord. Landlord shall provide Tenant with a 
copy of all such rules and regulations and any and all amendments thereto. Landlord shall not be 
responsible to Tenant for the nonperformance of any other Tenant or occupant of the Airport of 
any of said rules and regulations. 

20. TOXIC MATERIALS AND REMEDIATION OF CONTAMINATION. 

Tenant shall perform or shall cause each Tenant Party to perfmm the obligations, 
duties and covenants set forth in tills Section 20. Performance by a Tenant Party shall be 
accepted by Landlord as performance by Tenant; provided, however, that Tenant, at all times, 
shall be fully obligated and liab'le to Landlord for the complete and timely performance of the 
obligations, duties and covenants set forth in this Section 20 and Landlord shall not be required 
to look to any Tenant Party for any such performance or to enforce any remedy hereunder. 

20.1. Use Prohibited Without Consent. 

Tenant shall not cause or permit any Toxic Materials (as defined in 
Section 20.16.4) to be brought onto, stored, used, generated, recycled, or disposed of 
(collectively "Use of Toxic Materials") in, on, under or about the Leased Premises or the New 
Improvements by any Tenant Party, without the prior written consent of Landlord, which 
Landlord shall not unreasonably withhold, condition or delay so long as Tenant demonstrates to 
Landlord's reasonable satisfaction that such Toxic Materials, and the quantities thereof, are 
necessary or useful to the Tenant Party's business and that the Tenant Party's use of such Toxic· 
Materials shall be in compliance with all Environmental Laws (as defined in Section 20.16.2). 
Tenant shall demonstrate that such Toxic Materials are necessary or useful by submitting 
information to Landlord in accordance with Section 20.3. 
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20.2. Compliance with Environmental Laws. 

Tenant shall cause each Tenant Party to comply, at Tenant's or such 
Tenant Party's sole cost, with all Environmental Laws applicable to all Toxic Materials and to 
the lawful conduct of the Tenant Party's business to the extent performed on or about the Leased 
Premises. It shall be the sole obligation of each Tenant Party to obtain any permits and 
approvals required for the operation of the Tenant Party's business pursuant to the 
Environmental Laws. To the extent such action is necessary because of any "Tenant's 
Contamination" (as defined in Section 20.16.3), Tenant shall or shall cause any responsible 
Tenant Party to investigate the site conditions and perform to completion, in the manner 
provided in Section 20.6, any and all investigation, clean-up, remediation, removal or restoration 
work: (i) necessary to bring the Leased Premises into compliance with the Environmental Laws; 
(ii) necessaty to bring any other real property into compliance with the Environmental Laws in 
the event of any migration of Toxic Materials from the Leased Premises to such other real 
property; (iii) necessary to maintain the Leased Premises in compliance with the Environmental 
Laws; or (iv) required by any federal, state, regional, municipal or local governmental agency or 
political subdivision ("Agency'') at any time during or after the tetm of this Lease; or (v) 
necessary to restore the condition of the Leased Premises to a level below regulatory action 
levels. The obligations of Tenant under this Section shall survive the termination of this Lease. 

20.3. Disclosure. 

Prior to or upon the last day of each six ( 6) month period during the term 
of this Lease, Tenant shall submit to Landlord the following documents: (i) an inventory or list 
of all compounds or products that contain Toxic Materials which were used, stored or disposed 
ofby each Tenant Party on or about the Leased Premises or the New Improvements during the 
prior year, (ii) all Material Safety Data Sheets for said compounds or products containing Toxic 
Materials, (iii) an estimate of the quantity or volume of such products or compounds used, stored 
or disposed of on or about the Leased Premises during the prior year, and (iv) copies of all 
hazardous waste manifests for wastes generated on the Leased Premises and sent offsite for 
treatment, storage, disposal or recycling. 

20.4. Business Plan. 

If Tenant or any Tenant Party's business conducted or to be conducted in, 
on, under or about the Leased Premises requires the establishment and implementation of a 
business plan pursuant to California Health and Safety Code Sections 25500 et seq., concerning 
the handling of hazardous materials, Tenant shall immediately give written notification to 
Landlord that the Tenant Party's business is subject to the business plan requirement of such 
Code and that the business is in compliance with such Code. A copy of the plan shall be 
delivered to Landlord with such notification. 

20.5. Tenant's Indemnity. 

Tenant shall be solely responsible for and shall defend, indemnify and 
hold harmless the Landlord Parties, from and against any and all Liabilities (as defined in 
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Section 20.16.5) arising out of, resulting from or caused by the Use of Toxic Materials on the 
Leased Premises, or the presence of Toxic Materials in the soil, subsoil, or groundwater located 
in, on or under the Leased Premises, or the effect ofToxic Materials migrating to other real 
property or groundwater from the Leased Premises, but only to the extent that the Lialiilities are 
the result of or caused by Tenant's Contamination. The indemnification by Tenant under this 
Section 20.5 shall survive the termination of this Lease. 

20.6. Cleanup. 

20.6.1. Tenant's Contamination. 

Tenant shall take any and all action that any Agency lawfully 
·requires to be taken to investigate, clean-up, remediate or remove Tenant's Contamination (the 
''Necessary Action"). In addition to any notification to Landlord required by Section 20.7, 
Tenant shall promptly furnish Landlord with a copy of all correspondence between any Tenant 
Party or its enviromnental consultants and each involved Agency concerning the Necessary 
Action. On or before ten (10) business days prior to Tenant or any Tenant Party's submittal of 
any work plans or descriptions of the Necessary Action to each involved Agency, Tenant shall 
furnish Landlord with a draft copy of said document for Landlord's review and comment. 
Landlord shall have the right to submit written comments on all aspects of the work plan to any 
Tenant Patty and to each involved Agency, including without limitation, comments on the 
remediation methodology and appropriateness of clean-up levels. Tenant shall provide Landlord 
with written notice of all meetings with Agencies concerning the Necessary Action, which 
notices shall be provided where possible ten (1 0) business days in advance of the meeting. 
Landlord and its consultants shall have the right to attend and pa1ticipate actively in all meetings 
with Agencies concerning the Necessary Action. Except in the case of an emergency, no 
Necessary Action shall be commenced without (i) written approval by the lead Agency, if one 
exists, or by all Agencies having and asserting jurisdiction over the Necessary Action and (ii) 
where practical, ten (1 0) business days written notice to Landlord. Landlord shall have the right 
to have a representative present on the Leased Premises at all times during the implementation of 
the Necessary Action by any Tenant Party. Tenant agrees that the Necessary Action will be 
supervised by and ce1tified by a registered professional engineer. Tenant hereby releases the 
Landlord Parties from responsibility for, and indemnifies the Landlord Parties (with counsel 
approved by the Landlord Parties) against any Liability in connection with the Necessary Action. 
If any Tenant Party fails to take the Necessary Action on a timely basis, Landlord may, but shall 
not be obligated to, take the Necessary Action and in such event, all costs incurred by Landlord 
with respect thereto shall be for the account of Tenant and recoverable as additional rent 
hereunder. 

20.6.2. Existing Contamination; 

Landlord shall take, or shall cause any person legally obligated 
to take, any and all action which any Agency lawfully requires to be taken to investigate, clean­
up, remediate or remove Existing Contamination. All provisions of Section 20.6.1 which apply 
to a Necessary Action by Tenant shall apply to action required to be taken by Landlord in 
connection with Existing Contamination. In the event that (i) Existing Contamination is 
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discovered during the construction of the Approved Tenant Improvements required to be 
constructed and installed by Tenant in the Leased Premises pursuant to Section 6.1, and (ii) 
Tenant delivers written notice of the discovety of Existing Contamination to Landlord within 
forty-eight ( 48) hours following the discovery thereof, and (iii) any Necessaty Action required 
by an Agency results in either a "Cessation of Construction Activity'' or a "Delay in 
Construction Completion," Monthly Rent shall be abated (a) ratably in proportion to the 
percentage of Approved Tenant Improvements required to be constructed and installed by Tenant 
in the Leased Premises pursuant to Section 6.1 as to which there is either a Cessation of 
Construction Activity or a Delay in Constmction Completion and (b) for the number of normal 
working days, excluding weekends and holidays, of continuous Cessation of Construction 
Activity or Delay in Construction Completion. In either case, the abatement of Monthly Rent 
shall occur during a continuous period specified by Tenant following completion of construction 
of Approved Tenant Improvements required to be constructed and installed by Tenant in the 
Leased Premises pursuant to Section 6.1, and not during the period of Cessation of Construction 
Activity or Delay in Construction Completion. As used herein, the term "Cessation of 
Construction Activity'' shall mean the complete cessation of construction of all or a material 
p01iion of the Approved Tenant Improvements required to be constructed and installed by 
Tenant in the Leased Premises pursuant to Section 6.1 caused solely by the Necessary Action 
required by an Agency, which was not caused by Tenant or by any Tenant Patiy, and the term 
"Delay in Construction Completion" shall mean the period of time, measured in normal working 
days and excluding weekends and holidays, during which completion of construction of the 
Approved Tenant Improvements required to be constmcted and installed by Tenant in the Leased 
Premises pursuant to Section 6.1 is delayed solely by the Necessary Action required by an 
Agency, which was not caused by Tenant or by any Tenant Party. Landlord's sole obligation 
and liability arising out of the discovety or presence of Existing Contamination shall be as set 
forth in the first three sentences of this Section 20.6.2, irrespective of the theory ofliability or the 
facts supporting any such theory. Tenant hereby assumes the risk of, waives, releases and 
forever discharges the Landlord Patiies from and against, and covenants not to bring any action 
or proceeding against the Landlord Parties as a result of, any delay in construction, prevention of 
construction, increase in the cost ofNew Improvements, loss or adverse effects upon Tenant's 
financing, loss of rental income or subtenants, diminution in the value of the Leased Premises, or 
any and all other Claims arising out of or resulting from the discovery or presence of Existing 
Contamination on, in, under or about the Leased Premises. 

20.7. Notice. 

If any Tenant Party is required by statute or regulation to give notice to 
any Agency about any Contatnination, Tenant shall immediately give Landlord's Director of 
Airport Operations the same notice by telephone at (818) 840-8840, which sha11 be confirmed by 
written notice not later than the next business day. This obligation to notify Landlord shall also 
extend to any personal injuries or property datnage to third parties resulting directly or indirectly 
from said Contatnination. If Tenant becomes aware of the presence of or use of any Toxic 
Materials not authoriz:ed in accordance with the terms of this Lease, or of any Contamination not 
subject to the notification provisions of the first sentence of this Section 20.7, Tenant shall 
immediately give written notice of such condition to Landlord to the extent required by · 
California Health and Safety Code Section 25359.7. 
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20.8. Storage and Use of Toxic Materials. 

Any and all Toxic Materiai permitted in, on, under or about the Leased 
Premises pursuant to this Lease shall be stored and used in strict compliance with all 
Environmental Laws. No underground storage tanks shall be constructed, installed or used 
without Landlord's p1ior written consent, which consent may be withheld by Landlord in its 
absolute discretion. 

20.9. Disposal of Toxic Materials. 

Notwithstanding anything to the contrary contained in this Section 20, 
Tenant shall not release or dispose of any Toxic Material, in the drains, storm drains, sewers, 
plumbing, or any other drainage facility within the Leased Premises, New Improvements, or the 
Airport that will cause or contribute to a violation of Environmental Laws or Contamination. 
The offsite disposal of Toxic Materials shall be in strict compliance with all Environmental 
Laws. 

20.1 0. Safety. 

Tenant shall maintain Material Safety and Data Sheets for each and every 
item or product containing any regulated amount of Toxic Material brought onto the Leased 
Premises. Such information shall be kept current at all times. 

20.11. Fees, Taxes and Fines. 

Tenant shall pay, prior to delinquency, any and all fees, taxes (including 
excise taxes) and fines which are charged upon or incident to Tenant's activities related to Toxic 
Materials, provided Tenant shall have the right to contest the validity or amount of any such fees, 
taxes or fines, so long as (i) Tenant establishes a reserve in the amount thereof on its financial 
statements and (ii) shall not allow such obligations to become a lien or charge against the Leased 
Premises, New Improvements or the Airport or upon Landlord. 

20.12. Delivery of Documentation. 

Tenant shall deliver to Landlord true and correct copies of the following 
documents related to compliance with Environmental Laws concurrently with the receipt from or 
submission to an Agency: (i) permit applications; (ii) permits and approvals; (iii) notices of 
violations of Environmental Laws and Tenant's responses thereto; (iv) environmental 
assessments, and (v) any other documents related to compliance with Environmental Laws that 
Landlord may reasonably request from time to time. 

20.13. Annual Site Investigation. 

In addition to Landlord's right of access to the Leased Premises· set forth 
in Section 1.5, Landlord shall have the right, but not the obligation, to conduct annually an 
environmental inspection and assessment of the Leased Premises during each year of the term of 
this Lease, either alone or in conjunction with other areas of the Airport, and to utilize the 
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services of an environmental consultant or consulting firm for such inspection and assessment. 
Tenant shall pay, as additional rent hereunder, fifty percent (50%) of the reasonable cost of each 
such annual inspection applicable to the Leased Premises. If the environmental inspection and 
assessment of the Leased Premises discloses the existence of any Tenant's Contarriinat!on, 
Tenant shall take any and all Necessary Action as provided in Section 20.6. In the event that 
Landlord elects not to conduct an annual environmental inspection and assessment, or if 
Landlord's environmental inspection and assessment fails to discover or disclose any Tenant's 
Contamination, Tenant shall not be excused from performing its obligations or relieved from 
liability to Landlord under this Section 20. 

20.14. Environmental Assessment at End of Lease Term. 

On or before the expiration or termination of this Lease, Tenant shall take 
any and all action required to be taken under the Environmental Laws in order to: (i) surrender 
the Leased Premises to Landlord free of any and all Toxic Materials present in amounts 
exceeding then applicable Agency action levels as a result of Tenant's Contamination; and (ii) 
close or remove any storage tanks in, on, under or around the Leased Premises to the extent 
installed by Tenant, unless otherwise directed in writing by Landlord. Such closure or removal 
shall be deemed to constitute Necessary Action within the meaning of Section 20.6 hereof, and 
all the provisions of Section 20.6 relating to Necessary Action shall be applicable to such closure 
and removal. Unless waived in w1iting by Landlord, Tenant, within ninety (90) days of 
commencement of this Lease and within ninety (90) days prior to the expiration or tennination of 
this Lease or prior to any permitted assignment or subletting of all or any portion of the Leased 
Premises, shall provide to Landlord a written report certifying that each Tenant Party is in 
compliance with the Environmental Laws, or, if this Lease is expiring or terminating, that each 
Tenant Party has complied with the provisions of this Section 20. This report shall contain the 
following information: (i) a list of all permits issued under Environmental Laws regulating each 
Tenant Party's business on the Leased Premises and a description of all such pennits; (ii) for 
each permit on the list, a description of the particular area or operation that requires compliance 
with such permit by a Timant Party; (iii) for each pe1mit on the list, a description of each Tenant 
Party's compliance program for the Environmental Law or corresponding regulatory program; 
(iv) for each pe1mit on the list, a list of all alleged violations for the prior calendar year or 
Annual Period, or an affirmative statement that there were no alleged violations during said 
period; (v) copies of environmental assessments or compliance audits done during the prior 
calendar year; and (vi) a certification. The certification shall be signed and notarized by an 
approp1iate corporate manager of Tenant who has direct responsibility for environmental 
compliance at the Leased Premises. The certification shall state as follows: "I, (name) 
am an employee of (Tenant's name) . My title is (Title) . My job responsibilities 
include direct responsibility for monitoring and assessing environmental compliance at (Leased 
Premises) . This report has been prepared by me or under my direct supervision during the 
course of my employment for (Tenant's name) . I hereby certify thati have personal 
knowledge of the facts in the report and that said facts are true, accurate and complete. I also 
certify that (the Leased Premises) are in compliance with all applicable federal, state and local 
environmental laws except to the extent otherwise disclosed in this report. (Signature, notary 
seal and date.)" Tenant shall bear all costs of such reports and shall reimburse Landlord for any 
and all reasonable out-of-pocket costs incurred by Landlord in connection with its review of such 
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report. From time to time dUiing the Lease term, but no more often than once per Annual Period, 
Landlord shall have reasonable access to the Leased Premises to conduct an environmental 
assessment to audit Tenant's compliance with Environmental Laws. 

20.15. Prohibited Substances. 

The following substances are strictly prohibited from being brought onto 
the Leased Premises, New hnprovements or the Airport in any quantities whatsoever: (i) 
arsines; (ii) dioxins, including dioxin precursors and intermediates; (iii) polychlorinated 
biphenyls; and (iv) any chemical marked with an asterisk(*) in 22 California Code of 
Regulations Section 66680( d) as amended, or any waste which meets the definition of extremely 
hazardous waste in 22 California Code of Regulations Sections 66720 and 66723, as amended. 

20.16. Definitions. 

20.16.1. Contamination. 

The term "Contamination" means any spilling, discharging, 
releasing or disposing of Toxic Materials on, in, under or about the Leased Premises, or any 
other contamination or deterioration of groundwater, subsoil or soil in, on, under or originating 
from the Leased Premises. 

20.16.2. Environmental Laws. 

The tetm "Environmental Laws" means any and all laws, rules, 
regulations, judgments, orders, permits, licenses, agreements, covenants, restrictions, 
requirements, policies or the like enacted now or hereafter relating to or governing in any way 
the environmental condition of soil, air, water, groundwater or the presence of Toxic Materials in 
or affecting all or any portion of the Leased Premises, including, without limitation, the statutes 
described in the definition of Toxic Materials. 

20.16.3. Tenant's Contamination. 

The term "Tenant's Contamination" means any spilling, 
discharging, releasing or disposing of Toxic Materials by any Tenant Party or by any other 
persons subject to any Tenant Party's control on, in, under or about (i) the leased premises under 
the Former Lease from and after March 1, 1998, to and including the date Tenant vacates the 
leased premises under the Former Lease, or (ii) the Leased Premises or the New hnprovements 
from and after the Lease Commencement Date, and until the termination of this Lease and the 
surrender of possession of the Leased Premises and the New hnprovements to Landlord, but 
shall not include any discharge or release migrating to the Leased Premises from other portions 
of the Airport or other adjacent real property. Landlord and Tenant agree that, in any action or 
proceeding between one or more Tenant Parties and Landlord Parties in which it is necessary for 
the finder of fact to determine whether Contamination is Tenant's Contamination, for purposes 
of interpreting or applying the provisions of this Lease relating to Contamination, all 
Contamination constitutes Tenant's Contamination except to the extent that a Tenant Party can 
prove, either (i) by a preponderance of admissible direct evidence, without the use of 
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circumstantial evidence, or (ii) by clear and convincing admissible evidence, which may include 
the use of admissible circumstantial evidence, that some or all of the Contamination is not 
Tenant's Contamination. 

20.16.4. Toxic Materials. 

The term "Toxic Materials" means any hazardous or toxic 
materials, pollutants, effluents, contaminants, radioactive materials, flammables, explosives, 
pesticides, chemicals known to cause cancer or reproductive toxicity, emissions, wastes or any 
other chemicals, materials or substances, whose handling, storage, release, transportation or 
disposal is or becomes prohibited, limited or regulated by any federal, state, county, regional or 
local authority or, even if not so regulated, is or becomes known to pose a hazard or potential 
threat to the health and safety of any person or to the environment. The term Toxic Materials 
shall include, without limitation, the following compounds: (i) asbestos, (ii) petroleum, 
petroleum by-products, and petroleum degradation products, (iii) polychlorinated biphenyls, (iv) 
all substances now or hereafter defined as a "hazardous substance" pursuant to the 
Comprehensive Environmental Response, Compensation and Liability Act, Section 101 (14), 42 
U.S.C. Section 9601(14), including petroleum, crude oil, and any fractions thereof, (v) all 
substances now or hereafter defined as "extremely hazardous substances" pursuant to the 
Emergency Planning and Community Right-to-Know Act of 1986, Section 302(a), 42 U.S.C. 
Section 11002(a), (vi) all substances now or hereafter defined as "hazardous waste" by 
Section 25117 of the Califomia Health and Safety Code, (vii) all substances now or hereafter 
designated by the Govemor of the State of California as substances known to the state to cause 
cancer or reproductive toxicity pursuant to California Health and Safety Code Section 25249.8, 
(viii) all substances now or hereafter defined as an "economic poison" pursuant to California 
Health and Safety Code Section 12753, and (ix) all substances now or hereafter defined as 
"exh·emely hazardous waste" pursuant to California Health and Safety Code Section 25115. 

20.16.5. Liabilities. 

The term "Liabilities" shall mean any and all claims, liabilities, 
losses, damages, causes of action, costs and expenses (including attomeys' fees and costs) 
(collectively "Claims") arising out of, resulting from or caused by the release, discharge, storage, 
handling, use, accumulation, transportation, generation, migration, disposal, investigation, clean­
up, remediation or removal of any Toxic Materials caused by any Tenant Party or any of their 
respective licensees, permittees or invitees, including, without limitation, the following: (i) 
diminution in value of the Airport or the Leased Premises, (ii) damages for the loss or restriction 
on use of rentable or usable space or of any amenity of the Airport or the Leased Premises, (iii) 
damages arising from any adverse impact on marketing of space at the Airport or the Leased 
Premises, (iv) sums paid in settlement of Claims (including, without limitation, reasonable 
attomeys fees, consultant fees and expett fees), (v) damages caused by the breach or 
nonperformance by Tenant of any covenant or other provision of this Lease, and (vi) costs 
incurred in connection with any investigation of site conditions and any cleanup, remediation, 
removal or restoration work necessary should Tenant fail to comply with Section 20.6. 
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21. ESTOPPEL CERTIFICATE. 

21.1. Delivery. 

Tenant, from time to time upon not less than ten (10) days' prior written 
notice from Landlord, shall execute, acknowledge and deliver to Landlord a statement in writing; 
(i) certifying that this Lease is unmodified and in full force and effect (or, if modified, stating the 
nature of such modification and certifying that this Lease, as so modified, is in full force and 
effect); (ii) setting fmih the dates to which the rent, fees and other charges, if any, are paid; and 
(iii) acknowledging that there are not, to Tenant's knowledge, any uncured defaults on the part of 
Landlord hereunder (or specifying such defaults if any are claimed). 

21.2. Reliance. 

Any such statement may be relied upon by any encumbrancer of the 
Leased Premises or any Senior Lienholder or underwriter of debt financing for all or any portion 
of the Airport. Tenant's failure to deliver such statement within such time shall be conclusive 
evidence upon Tenant that: (i) this Lease is in full force and effect, without modification except 
as may be represented by Landlord; (ii) there are no uncured defaults in Landlord's performance; 
and (iii) not more than one month's installment of rent has been paid in advance. 

22. MISCELLANEOUS. 

22.1. Lease Interpretation. 

22.1.1. Incorporation of Prior Agreements; Amendments. 

This Lease contains the entire agreement between the pmiies 
hereto, and no prior or contemporaneous agreement or understanding shall be effective for any 
purpose, all of which, if any, are hereby terminated or rescinded, except as to provisions which 
are expressly stated to survive termination and any indemnity or insurance obligations in favor of 
Landlord. Except as otherwise expressly provided herein, 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. Tenant agrees that it shall not unreasonably refuse to execute 
any amendment of or supplement to this Lease which Landlord determines is necessary or 
advisable in order to comply with applicable laws, governmental regulations or Landlord's 
uniform policies reflected in resolutions in effect from time to time; provided Tenant shall not be 
required to execute any amendment of or supplement to this Lease which impairs the rights and 
benefits of Tenant or increases the obligations and liabilities imposed on Tenant under this 
Lease. 

22.1.2. No Representations by Landlord. 

Tenant acknowledges that no Landlord Party has made any 
representations, warranties or promises with respect to the Leased Premises or the Airport, 
except as herein expressly set fmih. Tenant acknowledges that it has not executed this Lease in 
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reliance upon any representations, warranties or promises of any Landlord Patty with respect to 
the Leased Premises or the Airport, except as herein expressly set forth. 

22.1.3. Examination of Lease. 

Submission of this Lease for examination or signature by 
Tenant does not constitute a reservation of or option for a lease, and it is not effective as a lease 
or otherwise until its execution and delivery by both Landlord and Tenant. 

22.2. Disclaimer of Partnership or Agency. 

Neither Landlord nor Tenant are the legal representatives or agents ofthe 
other party for any purpose whatsoever and neither patty shall have the power or authority to 
assume or create, in writing or otherwise, any obligation or responsibility of any kind, express or 
implied, to transact business, to make any watTanty or otherwise to act in any manner in the 
name of or on behalf of the other patty. This Lease shall not be construed as constituting or 
creating a pattnership between Landlord and Tenant or as creating any other form oflegal 
association between Landlord and Tenant which would impose liability upon one party for the 
act or the failure to act of the other party. 

22.3. Waivers. 

The waiver by either party of any provision of this Lease shall not be 
deemed to be a waiver of any other provision hereof or of any subsequent breach of the same or 
any other provision. Landlord's consent to any act by Tenant requiring Landlord's consent shall 
not be deemed to render unnecessary the obtaining of Landlord's consent to any subsequent act . 
by Tenant, whether or not similar to the act so consented. The subsequent acceptance by 
Landlord of any amount due from Tenant hereunder shall not be deemed to be a waiver of any 
preceding breach or Event of Default by Tenant of any provision of this Lease, other than the 
failure of Tenant to pay the particular amount so accepted, regardless of Landlord's knowledge 
of such preceding breach at the time of acceptance of such amount. No waiver on the part of 
Landlord with respect to any provision of this Lease shall be effective unless such waiver is in 
writing. 

· 22.4. Successors and Assigns. 

The provisions contained in tlus Lease shall bind and inure to the benefit 
of Landlord, Tenant and, except as otherwise provided in this Lease, their respective successors 
and assigns. 

22.5. Headings. 

The Section headings, paragraph captions and marginal headings 
contained in this Lease are for convenience only and shall have no effect in the construction or 
interpretation of any provision hereof. 
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22.6. Notices. 

All notices, requests, demands and other communications given, or 
required to be given under this Lease, shall be in writing, duly addressed to the parties as 
follows: 

To Landlord: 

To Tenant: 

Burbank-Glendale-Pasadena 
Airport Authority, 
2627 Hollywood Way 
Burbank, CA 91505 
Attn: Executive Director 

MV Transportation, Inc. 
4620 Westamerica Drive 
Fairfield, California 94534 

Any notices properly addressed, sent by registered or certified mail, return receipt requested, 
shall be deemed to have been duly given and received seventy-two (72) hours after they are 
deposited in the United States mail, postage prepaid. Notices shall be deemed delivered and 
received at the time delivered ·if properly addressed and delivered to the addresses set forth in 
this Section during normal business hours or personally delivered to the person to whose 
attention they are addressed or sent by confirmed telecopy to a party's regular business telecopier 
during regular business hours. Notice sent by any other manner shall be effective upon ac;tual 
receipt of the addressee. Any party may change its address for purposes of this Section by giving 
notice to the other party as provided in this Section. 

22.7. Brokers. 

Tenant warrants that it has not had any dealings with any real estate broker 
or agent in connection with this Lease, and Tenant agrees to defend, indemnify and hold 
harmless the Landlord Parties from and against any and all Claims for any compensation, 
commission or other charge by any finder or any other real estate broker or agent claiming 
through Tenant. 

22.8. Recording. 

Tenant shall not record this Lease; however the parties shall execute, 
deliver and record a memorandum thereof. 

22.9. Governing Law. 

This Lease shall be governed by and construed pursuant to the law of the 
State of California applicable to contracts made and to be ·performed fully within such state. 
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22.10. ~-

Tenant shall not, without the prior written consent of Landlord, install or 
affix any signs or advertisements on or to the exterior of the Leased Premises, New 
Improvements or the Airpmt. 

22.11. Attorneys' Fees. 

In the event of any action or proceeding (including, without limitation, any 
bankruptcy proceeding) to enforce or construe any of the provisions of this Lease, the prevailing 
party in any such action or proceeding shall be entitled to· reasonable attorneys' fees and costs. 

22.12. Force Majeure. 

If either party hereto shall be delayed in or prevented from the 
performance of any act required hereunder by reason of acts of God, labor troubles, inability to 
procure materials, restrictive governmental laws or regulations, delays arising fi·om 
environmental remediation, or other causes without fault and beyond the control of the party 
obligated (financial inability excepted), perfmmance of such act shall be excused for the period 
of the delay and the period for the performance of any such act 'shall be extended for a period 
equivalent to the period of such delay; provided, however, nothing in this Section shall the rent 
commencement date or excuse Tenant from the prompt payment of any rent or other charge 
required of Tenant hereunder, except as may be expressly provided elsewhere in this Lease. 

22.13. Time of Essence. 

factor. 

MV Transportation, Inc. 
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IN WITNESS WHEREOF, this Lease has been executed by the undersigned as of on the 
date first set forth above. 

l'vtV Transportation, Inc. 
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August 26, 2011 
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BURBANK-GLENDALE-PASADENA 
AIRPORT AUTHORITY, a public entity 

Ry~~~ 
Print Name: 
Title: Mz-;-t$'S::-::;_:;:-_. ,--:. W~::-JU---;:::;:( ::::--

MV TRANSPORTATION, INC. 

By: _ __ofl=·'----~-'---=~v_· .:_z-=----
Print Name: /2/WicL 1>- U::C 

Title: !Jf'e:._nR Cf!Jil?lkTJ 
' 
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ExhibitB 

FAA GRANT AGREEMENT ASSURANCES 

NONDISCRIMINATION 

A. Tenant, for itself, its representatives, successors .in interest, and permitted 
assigns, as a part of the consideration hereof, does hereby covenant and agree as a 
covenant running with the Leased Premises that in the event facilities are constructed, 
maintained, or otherwise operated on the Leased Premises for a purpose for which a 
Department of Transportation program or activity is extended or for another purpose 
involving the provision of similar services or benefits, Tenant shall maintain and operate 
such facilities and services in compliance with all other requirements imposed pursuant to 
Title 49, Code of Federal Regulations, Department of Transportation, Subtitle A, Office 
of the Secretary, Pa1t 21, Nondiscrimination in Federally-Assisted Programs of the 
Department of Transportation-Effectuation of Title VI of the Civil Rights Act of 1964, 
and as said regulations may be amended. 

B. Tenants for itself and its representatives, successors in interest and 
permitted assigns as a part of the consideration hereof, does hereby covenant and agree as 
a covenant running with the Leased Premises that: 

1. No person on the ground of race, color, or national origin shall be 
excluded from participation, denied the benefits of, or be otherwise subjected to 
discrimination in the use of the Leased Premises; 

2. In the construction of any Improvements on, over or under the 
Leased Premises, if allowed, and the furnishings of services thereon, no person on the 
ground of race, color, or national origin shall be excluded from participation in, denied 
the benefits of, or otherwise be subjected to discrimination; and 

3. Tenant shall use the Leased Premises in compliance with all other 
requirements imposed by or pursuant to Title 49, Code of Federal Regulations, 
Depmtment of Transportation, Subtitle A, Office of the Secretary, part 21, 
Nondiscrimination in Federally-assisted programs of the Department of Transportation­
Effectuation of Title VI of the Civil Rights Act of 1964, and as said Regulations may be 
amended. 

C. In the event ofbreach of any of the above nondiscrimination covenants, 
Landlord shall have the right to te!rninate this Lease and to re-ep.ter and to repossess the 
Leased Premises, and hold the Leased Premises as if this Lease had never been made. 
This provision does not become effective until the procedures of 49 Code of Federal 
Regulations Part 21 are followed and completed, including expiration of appeal rights. 

MV Transportation, Inc. 
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D. Tenant shall furnish its accommodations and/or services on a fair, equal 
and not unjustly discriminatory basis to all users thereof and it shall charge fair, 
reasonable and not unjustly discriminatory prices for each unit or service; provided, that 
Tenant may make reasonable and nondiscriminatory discounts, rebates or other similar 
type of price reductions to volume purchasers. 

E. Noncompliance with Provision D, above shall constitute a material breach 
hereof and in the event of such noncompliance Landlord shall have the right to terminate 
this Lease and the estate hereby created without liability therefor or, at the election of 
Landlord or the United States, either or both thereof shall have the right to judicially 
enforce Provisions A, B, C and D above. 

F. Applicant agrees that it shall insert the above five provisions in any 
Permitted Sublease, license or agreement by which said Tenant grants a right or privilege 
to any person, firm or corporation to render accommodations and/or service to the public 
at the Leased Premises. 
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REQUEST FOR APPROVAL 
PROPOSED TENANT IMPROVEMENT 

1. INFORMATION 
Tenant Building# ________ _ 
Name o~f-=c-o-nt:-a-c:-t --·------------ Phone# 
Address Email: ________ _ 

Describe Proposed Improvements*--------------------

Estimated cost of improvements-------=----:-~--:-:-----------­
Estimated start date Completion date---,--,---,-..,-,--.,-,--.,-­
***Attach sketches or drawings as required to clearly indicate the type, size, height and location 
of proposed improvements. 

2. PRELIMINARY APPROVALS 
Airport Administration: Approved/Disapproved ______ Date-------~ 
Comments~---·-----~~~------------------

Aimort Engineering: Approved/Disapproved -------.,.--Date--------
Comments _______ ~~---,-~~---,-----------------

Airport Operations: Approved/Disapproved----~-Date-------­
Comments_~-----------------~----------,---

3. FINAL REVIEW AND APPROVAL 
Airport Operations (Reviewed by) Date 
Contracts & Properties .(Reviewed by)""·.··.-. --'-----,.---...,--,---.,--Date,.-----~----

. Engineering Department (R.eview_ed by) Date--------
.Environmental & Noise (Reviewed by) Date _______ _ 
Fire Department (Reviewed by) Date--------
IT Department (Reviewed by) Date--------
Maintenance Department (Reviewed by) Date _______ _ 
Safety & Security (Reviewed by) Date--------

4. PRE-CONSTRUCTION 
Contractor-------------- ___ License#---------
Address -=-:-------------------=cc---::------ ____ _ 
Contract Price-----...,...,---.,.-------- Phone# 
Construction Commencement Date--------- End Da.,..te _______ _ 

***Be sure to have a Certificate of Insurance, Material and Labor Bond and an Indemnification & 
Defense Agreement. 

Tenant Representative (Signed) Date---------

5. FINAL APPROVAL 
Airport Engineering (Reviewed by) ------~---Date----------
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INSTRUCTIONS FOR COMPLETING THIS FORM 

The following procedures are to be followed by all Airport Tenants desiring to make Improvements to their leasehold. Close adherence to the procedures and 
regulations outlined below will greatly aid in expediting the processing and approval of each Proposed Improvement. 

1. Tenant shall complete Section 1 oftbls form and submit to: Burbank.Gicndale-Pasadena Airport Authority, Administration Department, 2627 
Hollywood Way, Burbank, CA 91505. 

2. Upon receipt of this Request Form, Airport Administration will review the Proposed Improvement and, if the proposal is considered to be 
basically acceptable, it will then be fonvarded to Airport Engineering for further review and evaluation. However, if the proposal is 
not considered to be basically acceptable, the Request Form will be returned to the Tenant accompanied by a written statement from the 
Authority as to why the request is being denied at this stage. 

3. The Airport Administration and Engineering departments will determine any impact of the Proposed Improvement on the Airport Master Plan, 
Airport Facilities, Navigable Airspace Requirements of Federal Aviation Regulations Part 77, and/or if it conforms to the Airport Rules and 
Regulations. Upon completion the form will be returned to the Tenant. The form will indicate whether preliminary approval has been granted, and if 
not granted, the reason for denial. 

4. Upon receipt of preliminary approval, the Tenant shall proceed '\ith preparing final plans and specifications for the Proposed Improvement. The 
plans and specifications shall conform to the folioning requirements: five (5) sets of plans and specifications shall be submitted by the Tenant with 
this form ~o Airport Engineering for review by the Airport Operations Department, Airport Safety & Security, Airport Maintenance, Airport Fire 
Department, Authority Insurance Undenvrlter, and final review and approval by Airport Administration. 

5. After the plans have received final approval and the Tenant has received written confirmation of this approval on this form, the Tenant shall then 
complete Section 4 and re-submit this form to the Authority, notifying Engineering of their intent to begin construction. Prior to receiving 
approval to begin construction and after all insurance and bond requirements have been satisfied, an Indemnification & Defense Agreement has 
been submitted to the Authority, and Building permits and any other necessary permits are on file with the Authority, a pre-construction meeting 
must be held In the Authority Administrative offices. When all of these requirements have·been satisfied, approval to begin construction will be 
granted on the form and a copy returned to the Tenant. 

6. All Tenants shall, within thirty (30) days after completion, submit to Airport Engineering one set of "as buiJtl' plans. Also, an Itemized summary 
of construction costs shall b~ fonvarded to Airport Administration, The itemized summary shall be signed by the contractor and notarized. 

NOTES: a.) For smaller projects costing less than $5,000, the Authority may, at its discretion, waive any or all of the abo\'e requirements. 
b.) Airport approval does not constitute a substitution of approval from any other governmental agency having jurisdiction. 

PLANS AND SPECIFICATIONS 

Plans shall be drawn to scale and dimensioned on standard size drawing sheets for future reference and file retention, and shall be of sufficient clarity to 
Indicate the nature and extent of the work proposed and show In detail that it conforms to the provisions of the governing codes, ordinances, rules and 
regulations. The minimum number of drawings normally acceptable with each set of plans submitted for final review and appro\·al will generally consist of a 
plot plan, foundation plan, floor plan, elevations, framing section and details. Electrical, plumbing, heating and air conditioning plans and details shall be 
submitted when applicable. Foundation recommendations, including calculations and a soils investigation report shall be submitted when appropriate or 
requested by Airport Engineering. All design documents, including required calculations, shall be prepared, stamped, and signed by a licensed professional 
engineer or architect registered in the State of California. Engineers shall be licensed for the specific discipline required. Drawings/specifications and/o,r 
calculations prepared by contractors and/or fabricators will not be acceptable. 

OTHER REQUIREMENTS 

INSURANCE 

Contractor shall take out and maintain during the period of the Contract the following Insurance and amounts unless a larger amount is specified on the 
Approval Request Form: 

Comprehensive General Liability: SI,OOO,OOO single limit for combined Bodily Injury and Property Damage for each occurrence. 
$1,000,000 for Personal Injury for each occurrence. 

Comprehensive Automobile Liability: Sl,OOO,OOO single limit for combined Bodily Injury and Property Damage for each occurrence. 
Workers' Compensation: California statutory requirements 

Liability policies shall name the Burbank-Glendale-Pasadena Airport Authority as an Additional Insured. Certificates of Insurance on all policies shall be 
filed with Airport Engineering. Each of said insurance policies shall contain a provision requiring the insurer to notify the Burbank-Glendale-Pasadena 
Airport Authority ten (10) days prior to the cancellation or material change in the Policy. 

BOND 

The Tenant shall require the contractor to obtain a material and labor bond equal to the contract price of the work. A copy of said bond shall be fonvarded 
to Airport Engineering. 

INDEMNIFICATION & DEFENSE AGREEMENT 

The Tenant and its Contractor agree to and do hereby Indemnify, defend and hold harmless the Burbank-Glendale~ Pasadena Airport Authority, and ils 
officers, agents, employees and contractors from all claims, demands, liabilities, losses, damages, costs and expenses, of any nature whatsoever, caused by or 
arising from, directly or Indirectly, any act or omission (including, without limitation, negligent acts, negligent omissions, willful misconduct and any 
violation of the terms of that certain Lease between Tenant and Authority In, on or near the Bob Hope Airport by Contractor, or ItS subcontractors, agents 
or employees (Including without limitation work done by Contractor for Tenant on Tenant's leased premises). 
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11-16-2020  Commission Mtg. 
Item No. 5.e. - Grant of Sidewalk Easement 

to the City of Burbank 



































11-16-2020  Commission Mtg. 
Item No. 6.a. - RPT Program Contract Amendments 

Ricondo & Associates, Inc.



































11-16-2020  Commission Mtg. 
Item No. 6.a. - Original PSA 

Ricondo and Associates, Inc. 















11-16-2020  Commission Mtg. 
Item No. 6.a. - RPT Project Contract Amendments 

Public Resources Advisory Group, Inc. 















11-16-2020  Commission Mtg. 
Item No. 6.a. - Original PSA 

Public Resources Advisory Group 

































11-16-2020  Commission Mtg. 
Item No. 6.a. - RPT Project Contract Amendments 

Conway Consulting, Inc. 































11-16-2020  Commission Mtg. 
Item No. 6.a. - Original PSA 

Conway Consulting, Ltd. 











































11-16-2020  Commission Mtg. 
Item No. 6.b. - Transit Systems Unltd., Inc.













































11-16-2020  Commission Mtg. 
Item No. 6.c. - Design Services 

Replacement Airfield Lighting Vault 








































































































