@ Eugene School District 4]
200 North Monroe Street

Eugene, OR 97402-4295

(541) 687-3123, www.4j.lane.edu

SCHOOL DISTRICT NO. 4J, LANE COUNTY
Eugene Public Schools

REQUEST FOR LETTERS OF INTEREST

LEASE OF CIVIC STADIUM PROPERTY
2079 Oak St, Eugene, Oregon 97405

Lane County School District No. 4J is soliciting Letters of Interest from persons or
agencies who may be interested in leasing, or purchasing an option to lease, the Civic
Stadium property for a period of up to three years. The purpose of obtaining Letters of
Interest is to establish a pool of potential tenants for the property whose proposals will
be considered for selection. A packet of applicable information is available from the
District’'s website at: http://www.4j.lane.edu/civicstadium/documents

In accordance with Administrative Rules, the District will consider proposals from the
following potential users:

Other tax-supported agencies
Neighborhood and community groups
Private, nonprofit groups

Private or parochial schools

Small businesses

Clean, quiet industries

Other appropriate users

Preference will be given to persons or agencies considering applicable zoning
ordinances, compatibility of use with the facility and the neighborhood, financial
capability, and ability to comply with the desired minimum lease terms (listed below).

The lease term is one year, with two successive one-year renewal options. The total
term of the lease including renewal options may not exceed three years.

The desired terms of the Lease Agreement will, at a minimum, require that the Lessee:

* Pay an annual lease in the amount of not less than $250,000 per year.

* Assume all property tax liability associated with use and/or occupancy.

* Be responsible for all maintenance, repair, and costs of operation, including all
utilities.

* Provide property casualty insurance for full replacement value.

* Provide Umbrella Liability coverage in an amount not less than $5 million.

* Indemnify and hold the district harmless regarding Lessee’s use of premises and
provide liability insurance coverage in an amount of not less than $1 million per
occurrence and $2 million in the aggregate.



Refrain from occupying the historic grandstands for public use or assembly.
Refrain from use or entry of the vacant outbuilding adjacent to the third base line
and left field.

Submit Letters of Interest to Facilities Management, to the attention of Marilyn Scharen,
at 715 West Fourth Avenue, Eugene, OR, 97402, by no later than 3:00 pm, August 12,

2011.

Please include with your submittal the following information:

Letter of introduction signed by an authorized principal of the proposing entity.
Name, address, email address, and contact telephone number.

Brief summary of interest, purpose, and intent for lease and use of property
during the lease term.

Indicate portion of site to be included under the lease, or alternatively indicate
exclusion areas and whether continuation of existing uses by City and/or District
would be compatible.

Proposed lease term, not to exceed three years.

Proposed annual lease amount, or proposed amount for purchase of lease
option.

Estimated parking requirements.

Ability to comply with desired minimum lease terms as listed above — financial
and otherwise. Note exclusions.

Facilities Management will review all Letters of Interest with respect to the above
submittal requirements and will advise the Superintendent regarding the proposals. As
stated above, preference will be given to persons or agencies considering applicable
zoning ordinances, compatibility of use with the facility and the neighborhood, and
ability to comply with the desired minimum lease terms. Interviews or presentations
may or may not be scheduled depending upon need as determined by Facilities
Management. The Superintendent will select the most favorable proposal that is in
compliance with the desired minimum lease requirements and will negotiate a short-
term lease with the selected tenant.

Go to: http://www.4j.lane.edu/civicstadium/documents for additional information.




DATE:

FROM:

TO:

LEASE OPTION AGREEMENT

(“Effective Date™)

Lane County School District 4J (“Owner”)
200 N. Monroe Street
Eugene, OR 97402

b .;::“‘Optionee”)

Name

Title (if any)

Address

AGREEMENT

Section 1. Grant of Option

Owner, in consideration of the sum of two hundred fifty thousand and no/100

dollars ($250,000.00) paid to Owner by Optionee in cash, receipt of which is hereby
acknowledged by Owner, no other option payments are due or payable during this
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Option, grants to Optionee the sole and exclusive option to lease the Premises (the
“Option”) in the manner set forth in Exhibit 1.

Section 2. Option Terms

2.1  Term. The term of the Option (the “Term”) commences on the Effective
Date and will continue for a period of one year. If the last day of the Term falls on a
Saturday, a Sunday, or a holiday recognized by the federal government or the state of
Oregon, all of the Optionee’s rights during such time period will extend through the next
business day.

2.2 Exercise of Option The Option must be exercised, if at all, by written
notice (the “Exercise Notice”) given by Optionee to Owner:- Attn: Jonathan P. Lauch,
Director, Facilities Management and Transportation Serv1ces 715 West 4™ Avenue,
Eugene, OR 97402, at any time during the first eleven: 11) months v \,the Term, stating
that Optionee has elected to exercise the Optio
respect to the entire Premises, and nothing

however, Landlord shall have thirty (3‘0 \
property stored on the Premises. E

23 Failu p
exercise the Optio set forth herem Optionee will have no further claim

r any of the; Optlon Money Payments In the event of

Owner the cash su o hundred fifty thousand and no/100 dollars ($250,000.00) as
stated in Section 1, receipt of which is hereby acknowledged by Owner. No other
Option Money Payment is due or payable during the Option period.

Section 4. Nonassignability

Optionee covenants with Owner that it will not sell, assign, sublease, or in any
other manner transferring any interest in this Option or the interest in the Lease attached
as Exhibit 1.

Section 5. Time Is of the Essence
Time is of the essence of this Agreement.
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Section 6. Authority to Execute
Each person executing this Agreement on behalf of Owner and Optionee,

respectively, warrants his or her authority to do so.

Executed on the day and year first above written.

Attachments:
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CIVIC STADIUM LEASE AGREEMENT

The parties to this Lease Agreement are LANE COUNTY SCHOOL DISTRICT NO. 4J,
Landlord, and , Tenant. The effective date of this agreement is
, 20

IN CONSIDERATION OF THE MUTUAL AGREEMENTS contalned herein, the parties agree
as follows:

1. Term of Lease.

1.1 Commencement of Initial Term. This Lease shall commence the day after the
exercise of the option and will continue fo twelve calendar months plus the
partial month, if any, in which the Terant exercises the Option w
be referred to as the Initial Term.

default during the Initial Term,
or one (1) Extension Term. The
fter the expiration of the Initial

1.2 Renewal Option. In the event the Leas
Tenant will have the option to extend the Lea
Extension Term shall conr nce on the first

1.3
2 1 Term shall be identical to the original Terrns
in paragraph 3.1.

enant w111 e «r01se the optlon to extend, if at all, by giving Landlord written

1.6
11 execute and deliver an amendment to the Lease setting forth the time
of the Extension Term.

2. Occupancy. The Civic Stadium Premises subject of this Lease is designated and outlined
in red and yellow on the attached Exhibit A which is made a part hereof. The Tenant
acknowledges that the parcel is leased with various degrees of occupancy and use all as more
particularly set forth in this Lease. The entire property outlined in red and yellow in Exhibit A
shall be referred to herein as The Premises.
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3. Rent.

3.1  Monthly Rent. The monthly rental shall be twenty thousand eight hundred thirty
four and no/100 dollars ($20,834.00) for each month of the lease term, payable in
advance on the 1* day of each month.

3.2  In the event that Tenant does exercise its option in: ccordarice with Paragraph 2
of the Lease Option Agreement and this leasg ‘be effective, Tenant shall
I sum equivalent to a

y Way be construed as modifying
ase Option Agreement.

3.3 Late Fee. Landlord and T

In addition, Tenant shall reimburse to the Landlord on demand
surance coverage the Landlord carries on behalf of the Tenant

3.5 id. Payment of rent and any other sums due Landlord from Tenant
hereunder shall be mailed to: Eugene School District 4], Attention: Marilyn
Scharen, 715 West 4% Avenue, Eugene, OR 97402.
4. Security Deposit.

41 Amount. To secure prompt and faithful payment of the rent and faithful
performance by the Tenant of all other covenants and conditions herein contained
on Tenant’s part to be performed, Tenant shall deposit with the Landlord the
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amount of Thirty Thousand and No/100 Dollars ($30,000.00) upon execution of
this Lease.

42  Application. If Tenant defaults in any payment of rent (including late fee, if any)
or fails to perform any of Tenant’s other covenants and conditions, Landlord shall
have the right to apply the Deposit, or any portion thereof, toward curing such
default or failure. In the event of any such application, Tenant shall upon written
demand of Landlord, deposit with Landlord a sufficient amount of cash to restore
the Deposit to its ongmal amount. Tenant’s failure to make payment within ten

1 shall carry with it the same

43 Return. If this Lease is terminated for any reason other than
or damage or destruction to the leas
which events, the Deposit, less any:

e nght to retain the Depos1t until
ime (whether or not the Lease has

any portion thereof used by
damages suffered by Landlord,
alled for and fully performed all

Tenant within 30 days of &
Landlord to cure any default'g

Landlord’s obligations with respect to the Deposit are
strustee. Landlord may maintain the Deposit separate

5. :
by any governmental uth’éfﬁnty for public 1mprovements, taxes, special assessments or other
purposes resulting use by Tenant. If this Lease, or the use, either partial or full, of The
Premises by the Tenant results in the imposition of taxes or other assessments for the full year
Tenant shall pay the full amount of all of the taxes or other assessments. If the partial use of The
Premises by the Tenant results in the imposition of taxes or other assessment for a full year,
Tenant shall pay the full amount of the taxes or other assessments. Landlord shall have no
liability of any kind or nature for taxes that accrue by reason of the occupancy of the Tenant.

6. Utilities. Tenant shall pay and be responsible year-around for any and all utility services
for the entire Premises except for the fenced portion of the northeast corner which is leased to the
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City of Eugene. The Tenant shall hold the Landlord harmless from all liability for any such
charges.

7. Use Related to Site Conditions.

71  Restricted Use. The Civic Stadium structure is generally reflected in Exhibit B
and is within the area designated by a blue line. The blue line reflects an existing
security fence. Tenant acknowledges that it has recelved prior to the execution
hereof, certain report(s) related to the condition of C1V1c Stadium (Stadium) which
reflect adverse conditions in the Stadium structure and the bleachers. The
Stadium and other structures are all presently within the fenced area for the
purposes of excluding all persons save and:except authorized personnel. Tenant
further acknowledges that there may_, »e additional condlt"‘ that could be

yn of restricting children from entering the
(Tenant acknowledges that the

ermit ‘access to the public to the fenced portion of the Leased
mises for any purpose, including, but not limited to, activities
uch as sports or entertainment. As part of its responsibility in
meeting that objective Tenant shall maintain the security fence and
keeps the gates locked. Violation of this provision shall be a
breach of this Lease Agreement without any further act by the
Landlord.

7.1.3 Landlord reserves the discretionary right to maintain a watch
person on site. Physical presence of such person, if provided, does
not relieve the Tenant of responsibility to maintain security of The
Premises as described above. Tenant shall also allow Landlord to
have access at all reasonable times.
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72  Permitted Use. All lawful uses are permitted save and except as herein above
provided in Paragraph 7.1. Tenant agrees it will not make any unlawful or
improper or offensive use of The Premises and that it will conform to all
applicable laws or regulations of any public or governmental authority affecting
The Premises and the use, and correct at Tenant’s own expense any failure of
compliance created through Tenant’s fault or by reason of Tenant’s use. Landlord
acknowledges that Tenant will access the fenced ar ncluding the Stadium,
with its employees and independent contractors: Tenant shall make every
reasonable effort to make The Premises safe fof ¢ personnel and to advise
them of any conditions of which Tenant is aw: -agrees at all times to be

8.
repairs and maintenance of the grounds and structures 1
the Landlord shall have access to The Premises, incl
fence, Tenant shall notify Landlord
conditions. All Tenant repairs, mainte:
manner. Tenant shall have no authority n
labor or material to be paid for by the I
Premises unless authorized by the Landlor
responsible for obtaining any permits require K

As to Civic Stadium i d shall not require Tenan to cause repairs to be done on the

Tenant is permitted to ocCupy While
he area and structures within the
represent deleterious structural

ust be done in a workmanhke

shall first obtain Lan
specificity as practlcable

mes during the Term of this Lease, commercial general liability
dnsurance with bodily injury and property damage endorsements in respect
of The Premises and the conduct or operation of business therein, naming
Landlord its directors, agents and its employees as additional insureds
with a limit of not less than one million and no/100 dollars
($1,000,000.00) per occurrence and with an aggregate limit of two million
and no/100 dollars ($2,000,000.00). All such insurance will insure the
performance by Tenant of the indemnity agreement with regard to liability
for bodily injury to, illness of, or death of persons and damage to property
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set forth in this Lease. Tenant will deliver to Landlord and any additional
insured the fully paid-for policies or certificates of insurance, in form
reasonably satisfactory to Landlord, issued by the insurance company or
its authorized agent, at least ten (10) days before the Lease
Commencement Date. Tenant will procure and pay for renewals of the
insurance from time to time before the expiration thereof, and Tenant will
deliver to Landlord and any additional insured the renewal policy at least
thirty (30) days before the expiration of any exlstmg policy. All the
policies will contain a provision prohibitin ancellation or modification
unless Landlord and any additional insured are given at least thirty (30)
‘diﬁcation. All insurance
will be issued by
nsurance in the State

x‘\unng the term of this lease, or any
surance coverage written by the

s employees as add1t10nal
al ‘insured” with respect to the
Lease. All such general liability
ays’ notice of cancellation, non-renewal, or

e required under 9.1 Tenant will indemnify,
and its directors, agents and employees from

coverage for its employees, officers, agents, volunteers, or partners, as required by
applicable workers’ compensation laws. Tenant shall provide a certificate of
insurance to the Landlord as evidence of coverage.

9.4  Property Insurance. Tenant shall be responsible for providing insurance against
fire and other risks covered by a standard fire insurance policy with endorsement
for extended coverage at full replacement value of all structures, including the
Stadium. If such insurance is carried by the Landlord on behalf of the Tenant,
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Tenant shall fully reimburse to the Landlord on demand the actual cost as
incurred annually. [Landlord’s present premiums for the 2011-12 fiscal year for
all buildings on The Premises total the sum of $3,891.00.]JAny additional
insurance covering Tenant’s personal property shall be obtained by Tenant at
Tenant’s expense.

9.5 Subrogation Waiver/Discharge for Claims. Landlord and Tenant hereby release
and discharge each other from any claims for damages to The Premises or the
personal property thereon occurring during the term of this agreement arising out
of or incident to fire or other casualty or perils covered by property insurance
policies carried by Landlord or Tenant, whether due to. the negligence of the
parties, their agents, employees or otherwise. -

9.6  Equipment and Materials. Tenant shall be responsible for any loss damage, or
destruction of its own property, ment and_materials used 1n conjunc’uon
with its activities. : '

9.7  Survival. The provision this Section 9 survive the termination of this

Lease.

y petmission by Tenant, shall comply with all
ws and all laws and regulations prohibiting

10.  Nondiscrimination. Tenant, and all’
federal, state, and municipal equal opportunity
discrimination.

11.  Restoration a t. Except as set forth in Paragraph 8 above, Tenant agrees
that at the expiration i it wi it and deliver up The Premises and all future
erections or add1t10ns and in or on The Premises, in good order and
condition, reas unavoidable casualty excepted. Tenant agrees
that it will"within lowing the end of the Lease remove all of its movable
equip ten (10) days following the end of the Lease restore
The®Pr ght to require Tenant at the termination of the Lease to

inspecting The Pre ndition and exercising any right or power reserved by Landlord

under this Agreement.

13.  Signs. Tenant shall not erect or paint any signs on any portion of The Premises without
obtaining Landlord’s prior written consent as to form and content. Upon termination of this
Lease, at Tenant’s sole cost, Tenant shall remove all signs which Landlord may then require be
removed. Landlord reserves the right to erect signs and to lease, license, and otherwise grant to
others the right to erect exterior signs on the Premises.
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14.  Default. If Tenant shall neglect or fail to do or perform any of the agreements herein and
if such default shall continue for twenty (20) days after written notice has been given to Tenant
by Landlord, Landlord may immediately or any time thereafter and while such default continues
terminate the Lease, and without further notice or demand, enter upon The Premises or any part
thereof, in the name of the whole and repossess the same as of its former estate and expel the
Tenant without being deemed guilty in any manner of trespass, and without prejudice to any
other right or remedy that might be available in law or equity. If this Lease is terminated, Tenant
shall nevertheless remain liable for all rents due the Landlord.

ent shall be given when
fied mail, return receipt

15.  Notice. Any notice required or permitted under this A
actually delivered or three days after deposited in the U.S
requested, postage prepaid and addressed as follows:

To Landlord: Jon Lauch \
4] Facilities: Management\._
715 West 41 Avenue
Eugene, OR 9740

To Tenant:

Or such other party and at. such other address to may designate in writing and

deliver to the other party.-

18. \ it or action is instituted by either part to establish or enforce any
right under this Agree t, to recover any amounts due hereunder, to correct a breach of any
covenant, term or condition, or to litigate any other matter arising from the execution of this
Agreement, the prevailing party in the trial court and the prevailing party on any appeal shall
recover reasonable attorney’s fees awarded by the trial and appellate courts in addition to costs
and disbursements. This provision shall survive any termination of this Agreement.

19.  Complete Agreement. This Lease Agreement constitutes a final and complete statement
of the agreement between the parties, and fully supersedes all prior agreement or negotiations,
written or oral.
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20.  Early Termination. This Lease may be terminated early upon occurrence of the following
events. In the event of early termination the pro rata portion of any prepaid rent shall be returned
to the Tenant and similarly Tenant shall be responsible for paying any rent owed. At any time
during the term, Either Landlord or Tenant may, terminate this Lease with a minimum of ninety
(90) days written notice to the other.

21.  No Representation. Tenant and Landlord agree that neither the Landlord, its agents or
employees, has made representations to the Tenant, express or implied, that contradict any of the
following Landlord declarations, nor shall any representation byt the Landlord, agent or employee
during the term of the Lease be binding upon the Landlord unless made in writing and approved
by the Landlord’s Board of Directors in a meeting held for that purpos '

20.1 The Landlord has represented that:

(a) The execution of this Lease
shall have no preference for:
subsequent lease, sale or other d
the lease term.

(b)

LANDLORD

Approved as to Form

OWNER OPTIONEE

By: By:
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