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Superintendent: Rick E. Bagley, Ed.D.  Board of Trustees: Annelise Bauer - Anne Capron - Wesley Pratt - Mark Reagan - Amy Stock

REVISED/NEW DATES (Bolded)

RE: Lease of Ross Valley School District Property at 100 Shaw Dr.. San Anselmo, CA 94960,
commonly known as the District’s Red Hill School Site

Dear Sir/Madam:

Please note that the Ross Valley School District (“District™) proposes to lease its property located at 100 Shaw
Dr., San Anselmo, CA 94960 (the “Property”). The District will offer to lease the Property to the general public
at a public bid to be held on June 2, 2016, beginning at 3:00 p.m. in the District Office of the Ross Valley
School District at 110 Shaw Dr., San Anselmo, CA 94960. Any lease of the Property will be contingent upon
completion of all required environmental review under the California Environmental Quality Act (“CEQA”) at
the potential lessee’s sole cost and expense.

Please find enclosed an initial Bid Package consisting of pertinent documents related to the Property and its
lease, including:

Notice of Public Meeting and Bid
Bid Proposal Form

Lease Agreement

Disclosure Sheet

AHERA Report

San Anselmo Montessori Agreement
Izdebski Agreement

Deer Park Agreement

Red Hill Modernization Estimates
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Please note that any other additional information or updates concerning the Property, if any, will be forwarded
to you in the future through an addendum or addenda to the initial Bid Package. The District will hold a
walkthrough of the Property on May 23, 2016, at 11:00 a.m. Potential bidders are encouraged to attend one or
both walkthroughs.

Bid Hearing Information

The District will hold the Bid Hearing on June 2, 2016, beginning at 3:00 p.m. in the District Office of the Ross
Valley School District at 110 Shaw Dr., San Anselmo, CA 94960. Interested bidders for the lease of the
Property shall submit a bid proposal on the applicable Bid Form supplied by the District to the District Office of
the Ross Valley School District at 110 Shaw Dr., San Anselmo, CA 94960 by June 2, 2016, at 2:45 p.m.
Failure by any proposed bidder to submit a bid proposal to the District Office by June 2, 2016, at 2:45 p.m. will
preclude the District from receiving such bid proposal. However, failure to submit a written bid proposal by



this deadline will not preclude any bidder from making an oral bid at the Bid Hearing on June 2, 2016,
beginning at 3:00 p.m.

The procedures involved in the Bid Hearing include opening and review of all written sealed bids that have
been received on or before June 2, 2016, at 2:45 p.m. Prior to accepting any written proposal, the District must
call for oral bids. Upon calling for any oral bids, any interested bidder that has provided the $10,000 Bid
Security (including bidders which have not provided a written bid) may offer to lease the Property pursuant to
terms and conditions specified in the Bid Package for a price exceeding, by at least five percent (5%), the
highest written proposal. After this initial five percent (5%) increased price is met, other oral bids may be
accepted as directed at auction. Final acceptance of any oral bid must be made only after said oral bid is
reduced to writing and signed by the offeror. Oral Bid Forms shall be provided to any interested bidder at the
day of the Bid Hearing.

Therefore, of the written proposals submitted to the District which conform to all terms of the Bid Package, the
proposal which is the highest and that complies with all material terms set forth therein and in the Bid Package
will be accepted unless a higher oral bid is accepted as set forth above. In the event that there are no written or
oral bids made at or greater than the lease price terms and conditions set forth in the Lease Agreement that
comply with all material terms set forth therein and in the Bid Package, the District may accept any one of such
counteroffers as the successful bid. Finally, the District’s Governing Board may, if it deems such action to be
for the best public interest, reject any and all bids and/or counteroffers, either written or oral, and withdraw the
Property from being offered for lease.

Please note that although a bidder may propose changes to the Lease Agreement, unless otherwise agreed to by
the District, the bidder shall agree that the existing terms and conditions of the Lease Agreement will be binding
upon the successful bidder. Any proposed changes to the Lease Agreement must be submitted with the written
or oral bid proposal. Any proposed material changes to the existing terms and conditions of the Lease
Agreement shall render such bid a counteroffer, which counteroffer may not be accepted by the District should
any written or oral offer be made at or greater than the lease price terms and conditions set forth in the Lease
Agreement, which comply with all material terms set forth therein and in the Bid Package. However, this will
confirm that in the event that there are no written or oral bids made at or greater than the lease price terms and
conditions set forth in the Lease Agreement that comply with all material terms set forth therein and in the Bid
Package, the District is willing to entertain counteroffers related to the Property.

The District invites you, and all other prospective bidders, to make a written or oral bid for the Property and
attend the Bid Hearing on June 2, 2016.

Should you have any questions concerning the Bid Package or the Property, please do not hesitate to contact
Midge Hoffman, Chief Business Official, at (415) 451-4075.

Very Truly Xours, 7 !;
207 N

\ j
Dr. Rick Bagley, Ed.l?é., S{u{aerintendent
ROSS VALLEY SCHOOL DISTRICT

Enclosures



Proposal for:

Submitted by:

REVISED FORM (Changes Bolded)

PROPOSAL FORM
FOR THE
LEASE OF CERTAIN SURPLUS PROPERTY OF
ROSS VALLEY SCHOOL DISTRICT

Ross Valley School District (“District™)
Lease of Property located at 100 Shaw Dr., San Anselmo, CA 94960 (“Property”)

Name of Bidder

Address of Bidder

Phone Number of Bidder

Facsimile Number of Bidder

Email Address of Bidder

The undersigned, as bidder (hereinafter “Bidder”), does hereby declare and certify the following:

1.

S\)

The Bid Package includes the Letter to Bidders, Notice of Public Meeting and Bid, Lease
Agreement and exhibits thereto for the Property (“Lease Agreement”) Disclosure Sheet,
AHERA Report, San Anselmo Montessori Agreement, Izdebski Agreement, Deer Park
Agreement, Red Hill Modernization Estimates, and this Bid Proposal Form.

Although Bidder may propose changes to the terms set forth in the Lease Agreement, unless
otherwise agreed to by the District, Bidder agrees and understands that the existing terms and
conditions in the Lease Agreement will be binding upon the successful bidder. Any
proposed changes to the terms must be submitted with the bid proposal, on or attached to this
Bid Proposal Form. Any proposed material changes to the existing terms and conditions in
the Lease Agreement shall render such bid a counteroffer, which counteroffer may not be
accepted by the District should any written or oral offer be made at or greater than the terms
and conditions set forth in the Lease Agreement, which comply with all material terms set
forth therein. However, this will confirm that in the event that there are no written or oral
bids made at or greater than the lease price terms and conditions set forth in the Lease
Agreement that comply with all material terms set forth therein, the District is willing to
entertain counteroffers. In the event that there are no written or oral bids made at or greater
than the lease price terms and conditions set forth in the Lease Agreement which comply
with all material terms set forth therein, and the District receives more than one counteroffer,
the District may, in its sole discretion, choose which counteroffer to accept, or the District
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10.

11.

12.

may, in its sole discretion, reject any or all counteroffers. This Bid Proposal Form must be
submitted at the District Office of the Ross Valley School District at 110 Shaw Dr., San
Anselmo, CA 94960, on or before 2:45 p.m. by the clock at the District Office, on June 2,
2016, to be opened at the bid hearing on June 2, 2016, which begins at 3:00 p.m.

Bidder shall submit with its proposal a certified or cashier’s check made payable to the Ross
Valley School District in the amount of Ten Thousand Dollars ($10,000.00) as bid security
for entering into a lease agreement. The bid security of the successful bidder will be retained
by the District and applied towards the first year’s rent for lease of the Property. All other

bid securities will be returned after execution of the Lease Agreement by the successful
bidder.

Any lease of the Property will be contingent upon completion of all required environmental
review under the California Environmental Quality Act at the Bidders’s sole cost and
expense.

The initial minimum bid for the lease of the Property shall be no less than no less than
Fifteen Dollars and Thirty-Two Cents ($15.32) per square foot per year (which equals One
Dollar and Twenty-Eight Cents ($1.28) per square foot per month). Bidders must rent a
minimum of three thousand (3,000) square feet.

Bidder agrees to enter into a lease agreement with the District for the lease of the Property in
an “as is” condition.

Use or improvements to the Property must allow for future reopening of the Property as a
school site.

Bidder agrees to provide evidence of financial ability to make lease payments.

If Bidder is Charter School, Bidder must agree that the provision of the Property pursuant to
the Lease Agreement constitutes full and complete satisfaction of the District’s obligation to
provide facilities, including furnishings and equipment, to the Bidder under Education Code
section 47614 and the Proposition 39 regulations for the Term of the Agreement.

Bidder acknowledges that final acceptance of the highest bid, either written or oral, may be
made at the regularly scheduled Board meeting on June 7, 2016, or at an adjourned session of
the same meeting held within ten (10) days. The Board may select the highest bid of any of
the bids, may accept any counteroffer in the event that there are no written or oral bids made
at or greater than the lease price terms and conditions set forth in the Lease Agreement that
comply with all material terms set forth therein and in the Bid Proposal Form, or if it deems
such action to be for the best public interest, it may reject any and all bids. The District
reserves the right to make non-substantive changes to the terms and conditions in the Lease
Agreement. The successful bidder shall be required to execute a lease agreement within five
(5) days of the Board’s approval of the lease agreement.

Bidder acknowledges that it meets all of the qualifications for use of the Property contained
in the Lease Agreement.

Bidder has examined any and all Addenda (if any) issued during the bid period and is
thoroughly familiar with all contents thereof and acknowledges receipt of the following
addenda: (Bidder to list all Addenda).
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ADDENDUM NO. DATE RECEIVED

ADDENDUM NO. DATE RECEIVED
ADDENDUM NO. DATE RECEIVED
13, The award of the lease will be made to the highest responsible and responsive bidder at or

greater than the lease price terms and conditions set forth in the Lease Agreement that
comply with all material terms set forth in the Lease Agreement. In the event of a conflict

between the rent amount in figures and the rent amount in words, the rent amount in words
shall govern.

14. List Use of Property:

15. List Rental Payment and Terms:

16.  List additional substantive lease terms (Additional pages may be attached.):

I declare under penalty of perjury under the laws of the State of California that the foregoing is true
and correct.

Bidder: Date:
Typed Name of Person or Entity Submitting Bid

By:

Signature of Duly Authorized Contracting
Representative of Bidder

Title

NOTE: If bidder is a corporation, the legal name of the corporation shall be set forth above
together with the signature of authorized officers or agents; if bidder is a partnership, the true name of the
firm shall be set forth above, together with the signature of the partner or partners authorized to sign
contracts on behalf of the partnership; and if bidder is an individual, his signature shall be placed above.
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LEASE AGREEMENT

This Lease Agreement (“Agreement”) is entered into as of the _ day of

, 2016 (the “Effective Date”), by and between the ROSS VALLEY

SCHOOL DISTRICT, a public school district duly organized and existing under Chapter

1, of Division 3 of Title 2 of the Education Code of the State of California (“District”),

and ,a (“Lessee™), each individually
referred to as a “Party” and collectively referred to as the “Parties™.

RECITALS

A. The District is the owner of that property located at 100 Shaw Dr., San
Anselmo, CA 94960 (“District Site”), and desires to lease a portion of that District Site,
as more particularly described on Exhibit “A” attached hereto (“Property”) to the Lessee.

B. The Property is a former school site and is currently not required for
school purposes.

C. The Parties desire to hereby memorialize the lease by the District to
Lessee of the Property, and the District desires to hereby lease to Lessee, and Lessee
desires to hereby lease from the District, the Property, all upon the terms, provisions and
conditions hereinafter set forth.

D. This Agreement is expressly conditioned upon completion of all required
environmental review under the California Environmental Act (“CEQA”) and full
compliance therwith.

NOW, THEREFORE, in consideration of the covenants and agreements of the
Parties stated herein, and for other good and valuable consideration, the receipt and
sufficiency of which are hereby acknowledged, the Parties agree as follows:

1. Lease

1.1 Description of Lease; Use. The District hereby grants and leases to
Lessee, and Lessee hereby takes and leases from the District, the Property, for the term
and on the terms and conditions stated in this Agreement. The Property is demised and
leased subject to all zoning regulations, restrictions, rules and ordinances, building
restrictions and other laws and regulations now in effect or hereafter adopted by any
governmental authority having jurisdiction, and to all matters of record.

Except as otherwise expressly permitted in this Paragraph below,
the Property shall be used by Lessee solely for the operation of a school or other uses that
may be acceptable to the local governing agency and subject to the proper issuance of a
conditional use permit, zone change, or other local agency planning approval. Lessee
shall at all times comply with all federal, state and local laws, statutes, ordinances, rules
and regulations of any governmental authority in connection with Lessee’s use of the
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Property. The Property may only be used for other purposes upon the prior written
consent of the District, which consent may be given or withheld in the District's sole and
absolute discretion. Lessee shall not commit, nor permit to be committed, any waste or
misuse of the Property, or allow any offensive noise or odor in or around the Property,
and Lessee shall pay for all damage caused by any unreasonable use or waste. Lessee
shall not disturb other tenants at the District Site. Moreover, Lessee shall not use or
permit the use of the Property for any unsafe or illegal purpose or use, or in any manner
that creates a nuisance, or that disturbs, injures or annoys, or causes damage to or
adversely affects, the District or any neighboring property or property owner. Lessee
shall not use or allow another person or entity to use any part of the Property for the
storage, use, treatment, manufacture or sale of Hazardous Materials (as defined in Section
15 below), except that Lessee may store, use or maintain customary types and quantities
of products on the Property which are incidental to the operation of its business,
including, without limitation, photocopy supplies, secretarial supplies and janitorial
supplies, provided that the use of such products on the Property shall be in compliance
with applicable laws and shall be in the manner in which such products are designed to be
used.

1.2 Pavment of Rent: Security Deposit.

(a) Lessee shall pay to the District
6 ) [INOTE THE MINIMUM BID IS FIFTEEN DOLLARS AND
THIRTY-TWO CENTS (815.32) PER SQUARE FOOT PER YEAR, WHICH
EQUALS ONE DOLLAR AND TWENTY-EIGHT CENTS ($1.28) PER
SQUARE FOOT PER MONTH. LESSEE MUST RENT A MINIMUM OF
THREE THOUSAND (3000) SQUARE FEET. PORTABLES ARE ONLY
AVAILABLE FOR LEASE IF ENTIRE PROPERTY IS LEASED.] per month
as rental compensation for the use of the Property. Rent for the first month is due
on or before the Effective Date. Subsequent payments are due monthly on or
before the 1% of each month, for a total of twelve (12) payments each year. Rent
shall be increased automatically each year in an amount equal to three percent
(3%) per annum of the immediately preceding Rent or the adjusted U.S.
Department of Labor Consumer Price Index for All Urban Consumers- San
Francisco-Oakland-San Jose, CA, whichever is less, rounded to the nearest dollar.
Rent shall be payable without notice or demand and without any deduction, offset,
or abatement, to the District at the address stated herein for notices or to such
other persons or such other places as the District may designate to Lessee in
writing. It is the purpose and intent of the Parties hereto that the rent payable by
Lessee to the District hereunder shall be “net” above all costs, expenses and
obligations of every kind and nature whatsoever arising from or relating to the
Property (including, without limitation, the ownership, use, occupancy, operation,
repair, security, management, and/or maintenance thereof) which may arise or
come due during the term of this Agreement, and shall be paid without set-off,
counterclaim, abatement, suspension, deduction or defense. Such costs, expenses
and obligations of Lessee include, without limitation, Impositions (as defined
below), insurance premiums, utilities fees, costs and expenses, Unused Site Fees
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(defined below in Section 13) and capital expenditures. Without limiting the
foregoing, Lessee expressly agrees to pay all Impositions (if any) assessed against
Lessee or the Property prior to the time the same may become delinquent. If
Lessee has failed to pay all Impositions in a timely manner, then as further
provided by Section 8.3 below, the District may elect to do so (but shall not be
obligated to do so) and, in such event, Lessee shall reimburse such amount to the
District, together with interest thereon as provided in this Agreement, within the
time period provided by said Section 8.3. For purposes of this Agreement, the
term “Imposition” shall mean real estate taxes and assessments, water and sewer
rates and charges, occupancy taxes or similar taxes, whether or not imposed on or
measured by the rents payable by Lessee, and other governmental levies and
charges, general and special, ordinary and extraordinary, unforeseen as well as
foreseen, of any kind and nature whatsoever, which are assessed, levied,
confirmed, imposed, or become a lien upon the Property, or any part thereof, or
become payable in respect thereto, and any gross rental, license or business tax
measured by or levied on the rent payable or real property occupied by Lessee
under this Agreement.

Lessee shall be responsible for all taxes associated with its use of the
Property. In the event possessory interest taxes are assessed, Lessee shall be
solely responsible for the payment of all Lessee’s possessory interest taxes, if any,
during the term of the Agreement. Pursuant to Section 107.6 of the California
Revenue and Taxation Code, District hereby notifies Lessee that: (i) the Property
is subject to possessory interest taxes, and that such taxes shall be paid by Lessee;
and (ii) Lessee may be subject to the payment of property taxes levied on the
possessory interest obtained by Lessee. The parties acknowledge that during the
term of this Agreement, Lessee shall be solely responsible for any and all
possessory interest taxes and related charges and expenses (collectively,
“Possessory Interest Taxes™) imposed with respect to the Property, and shall
indemnify, defend and hold harmless District against all possessory interest
taxes. This statement is intended to comply with Section 107.6 of the Revenue
and Taxation Code.

b) Concurrent with Lessee’s execution of the Agreement, Lessee shall
deposit with District (in addition to any License Fee payments) an amount equal
to three (3) months’ rent of (5 ) [INOTE THE
MINIMUM SECURITY DEPOSIT IS THREE TIMES THE MONTHLY
RENT] (“Security Deposit™) as security for the full and faithful performance of
each and every term, covenant and condition of this Agreement. District may use,
apply or retain the whole or any part of the Security Deposit as may be reasonably
necessary (i) to remedy Lessee’s default in the payment of any rent, utility fee or
other fee, (ii) to repair damage to the Property caused by Lessee, (iii) to clean the
Property or restore the Property to its original condition upon termination or
expiration of this Agreement, (iv) to reimburse District for the payment of any
amount which District may reasonably spend or be required to spend by reason of
Lessee’s default, or (v) to compensate District for any other loss or damage which
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District may suffer by reason of Lessee’s default. Should Lessee faithfully and
fully comply with all of the terms, covenants and conditions of this Agreement,
within thirty (30) days following the expiration or termination of the Agreement,
the Security Deposit or any balance thereof shall be returned to Lessee. District
shall not be required to keep the Security Deposit separate from its general funds
and Lessee shall not be entitled to any interest on such Security Deposit.

1.3 Term. The term of this Agreement shall be five (5) years
commencing on the date hereof and expiring on finsert date]. At or near the expiration
of the Term, the Parties may choose, in their sole discretion, to enter into a new
agreement, or renew the Agreement, as the Parties may mutually agree in writing. Lessee
shall not be entitled to any unilateral extension or right of first refusal at the property or
any other property owned by the District.

1.4  As-Is. Lessee hereby represents, warrants and covenants as
follows:

(a) Neither the District, nor anyone acting for or on behalf of the
District, has made any representation, warranty, promise or statement, express or implied,
to Lessee, or to anyone acting for or on behalf of Lessee, concerning the Property or the
condition, use or development of the Property. Lessee further represents and warrants
that, in entering into this Agreement, Lessee has not relied on any representation,
warranty, promise or statement, express or implied, of the District or anyone acting for or
on behalf of the District, other than as expressly set forth in this Agreement, and that all
matters concerning the Property have been or shall be independently verified by Lessee
prior to the execution of this Agreement, on Lessee’s own prior investigation and
examination of the Property (or Lessee’s election not to do so); AND THAT, AS A
MATERIAL INDUCEMENT TO THE EXECUTION AND DELIVERY OF THIS
AGREEMENT BY THE DISTRICT, LESSEE IS HEREBY LEASING THE
PROPERTY IN AN “AS-IS” PHYSICAL CONDITION AND IN AN “AS-IS”
STATE OF REPAIR, WITH ALL FAULTS. The District hereby disclaims, all
warranties of any type or kind whatsoever with respect to the Property, whether express
or implied, including, by way of description but not limitation, those of fitness for a
particular purpose and use.

(b) LESSEE HEREBY GENERALLY, FULLY AND IRREVOCABLY
RELEASES THE DISTRICT, ITS BOARD, STAFF, AGENTS, EMPLOYEES,
INDEPENDENT CONTRACTORS AND OTHER REPRESENTATIVES (collectively,
the “District Parties”) FROM AND AGAINST ANY AND ALL CLAIMS THAT
LESSEE MAY NOW HAVE OR HEREAFTER ACQUIRE AGAINST ANY OF THE
DISTRICT PARTIES FOR AND FROM ANY COST, LOSS, LIABILITY, DAMAGE,
EXPENSE, ACTION OR CAUSE OF ACTION, WHETHER FORESEEN OR
UNFORESEEN, KNOWN OR UNKNOWN, ARISING OUT OF OR RELATED TO
THE PROPERTY (INCLUDING, WITHOUT LIMITATION, ANY PATENT, LATENT
OR OTHER DEFECTS IN THE PROPERTY OR THE PHYSICAL OR
ENVIRONMENTAL CONDITION OF THE PROPERTY).
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WITH RESPECT TO THE RELEASES AND WAIVERS SET FORTH
IN THIS SECTION 1.4, LESSEE EXPRESSLY WAIVES THE BENEFITS OF
SECTION 1542 OF THE CALIFORNIA CIVIL CODE, WHICH PROVIDES AS
FOLLOWS:

“A GENERAL RELEASE DOES NOT EXTEND TO CLAIMS WHICH THE
CREDITOR DOES NOT KNOW OR SUSPECT TO EXIST IN HIS OR HER FAVOR
AT THE TIME OF EXECUTING THE RELEASE, WHICH IF KNOWN BY HIM OR
HER MUST HAVE MATERIALLY AFFECTED HIS OR HER SETTLEMENT WITH
THE DEBTOR.”

LESSEE HAS BEEN ADVISED BY ITS LEGAL COUNSEL AND
UNDERSTANDS THE SIGNIFICANCE OF THIS WAIVER OF SECTION 1542
RELATING TO UNKNOWN, UNSUSPECTED AND CONCEALED CLAIMS. BY
ITS INITIALS BELOW, LESSEE ACKNOWLEDGES THAT LESSEE FULLY
UNDERSTANDS, APPRECIATES AND ACCEPTS ALL OF THE TERMS OF THIS
SECTION 1.4(b).

Lessee’s Initials

1.5 Accessibility Inspection Disclosure. Pursuant to California Civil
Code section 1938, Lessor provides the following disclosure. As of the date of
execution of this Agreement, the Property has not undergone inspection by a Certified
Access Specialist.

1.6 Proof of Financial Status. Lessee must provide evidence of
financial ability to make any and all payments and meet the financial obligations of this
Agreement in the form of a report from any commercial credit rating service, such as
Dunn and Bradstreet or Experian, or other documentation, including a current bank
account statement, a personal guarantee, or other documentation acceptable to the
District, in the District’s sole discretion.

1.7  Full and Complete Satisfaction. Lessee agrees that the provision
of the Property pursuant to this Agreement constitutes full and complete satisfaction of
the District’s obligation to provide facilities, including furnishings and equipment, to
Lessee under Education Code section 47614 and the Proposition 39 regulations for the
Term of the Agreement. Lessee agrees that, by accepting the Property, it certifies that the
District has fully and completely satisfied the District’s obligation to provide facilities,
including furnishings and equipment, to the Lessee under Education Code section 47614
and all Proposition 39 implementing regulations for the Term of the Agreement. The
Lessee waives and forever releases the District from any claim that the Lessee, or any
successor entity, may have against the District regarding any allegation that the District
has taken action to impede the Lessee from expanding its enrollment to meet pupil
demand for the Term of the Agreement. Furthermore, the Lessee waives any rights it

W
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may have to subsequently object to the District’s perceived failure to offer facilities,
including furnishings and equipment, in accordance with applicable law and waives any
rights it may have to challenge those aspects of the District’s offer of facilities, including
furnishings and equipment, that the Charter School believes violates the substantive or
procedural requirements of Proposition 39 and its implementing regulations for the Term
of the Agreement. [THIS SECTION MUST BE INCLUDED IN ANY LEASE WHERE
LESSEE IS A CHARTER SCHOOL.]

2. Maintenance and Operation of the Property by Lessee. During the term of
this Agreement, Lessee shall be solely responsible for hooking up and contracting for all
services for the Property and/or improvements thereon or therein (including, without
limitation, electricity, heating and air conditioning, water, gas, telephone, cable, internet
connections, irrigation and sewer services, as well as other services, but excluding lock
replacement, repair or maintenance), and Lessee shall, at its sole cost and expense,
promptly pay when due (and in any event prior to delinquency) all charges for the upkeep
and maintenance of the Property and any and all taxes, including property taxes,
assessments (including assessments for benefits from public works or improvements,
whether or not begun or completed prior to the date of this Agreement and whether or not
to be completed within the term of this Agreement), levies, fees, water and sewer rents,
and charges and applicable taxes, and other governmental charges, general and special,
ordinary and extraordinary, and whether or not the same shall have been within the
express contemplation of the parties hereto, together with any interest and penalties
thereon, that may be levied against the Property, including any and all charges for
electricity, gas, light, heating and air conditioning, telephone, water, cable and internet
connections and any other utility services furnished to the Property. Lessee shall not
permit any third-party vendors to perform any service or maintenance at the Property
without prior written consent of the District.

Lessee shall not alter, replace or repair any locks on the Property. District shall
retain sole discretion and authority to determine lock style and to replace, maintain and
repair locks; however, Lessee shall reimburse District for the costs of such replacement,
maintenance or repair within thirty (30) days of invoice by District. The District shall
provide the Lessee with copies of each key necessary to access the Property. Lessee may
not make additional copies without District’s prior written consent. District may require
that the Lessee return keys at any time.

Lessee agrees that it will, at its sole cost and expense, keep and maintain
(including custodial services) the entire Property and improvements thereon or therein, in
good repair and appearance, except for ordinary wear and tear, and will with reasonable
promptness make all structural and non-structural, foreseen and unforeseen, and ordinary
and extraordinary changes and repairs of every kind and nature which may be required to
be made upon or in connection with the Property or improvements thereon or therein in
order to keep and maintain the same in such good order, condition and repair. Lessee
shall promptly repair any vandalism, including graffiti, on the Property. The District
shall not be required to maintain, repair or rebuild, or to make any alterations,
replacements or renewals of any nature or description to the Property or improvements
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thereon or therein (or any part thereof), whether ordinary or extraordinary, structural or
non-structural, foreseen or unforeseen, or to maintain the Property or improvements or
any part thereof in any way, during the term of this Agreement, and Lessee hereby
expressly waives the right to make repairs at the expense of the District, which right may
be provided for in any statute or law in effect on the date hereof or any other statute or
law which may hereafter be enacted.

Lessee shall be solely responsible for the installation, operation and functioning of
all electricity, cable, telephone, water, sewer, irrigation, refuse and other services at or to
the Property. In the event of an cessation or suspension of any such services to the
Property, District shall not be responsible therefor, nor shall the cessation or suspension
of any or all services to the Property be construed as an eviction of Lessee, and any such
cessation or suspension of services shall not permit or entitle Lessee to any abatement of
rent nor relieve Lessee from the obligation to fulfill any covenant or agreement on the
part of Lessee under this Agreement.

3. Alterations. Lessee shall not structurally alter improvements on the
Property or make any alteration or change to the improvements on the Property, or make
any additional improvements to the Property, without the prior written consent of the
District (which shall not be unreasonably withheld or delayed, but may be conditioned).
Notwithstanding the above, consent to any request to add a new building or portable shall
be at the sole and absolute discretion of the District. Any request for such an alteration,
change or improvement shall be accompanied by plans and specifications providing for
the alteration, change or improvement, which plans and specifications shall be subject to
the District’s approval. All construction or alterations shall be performed diligently and
in a good and workmanlike manner, and shall comply with all applicable laws, rules and
regulations of all governmental authorities having jurisdiction over the Property. The
Property is currently compliant with Education Code section 17280 ef seq. (“Field Act”).
Thus, any improvements must not void Field Act compliance and must be subject to
Division of State Architect (“DSA”) review and approval.

Lessee shall pay all costs, including, but not limited to, demolition and
construction, abatement, planning and permit fees, architectural, engineering and legal
fees, taxes and insurance, for or related to construction or alterations performed by it, or
caused to be performed by it, on the Property as permitted by this Agreement. Lessee
shall keep the Property and improvements thereon or therein free and clear of all
mechanics’ liens and stop notices resulting from construction and/or alterations
performed by, for or at the request of Lessee, it being acknowledged and agreed that
nothing herein is intended to state or imply that the Property is subject to mechanic’s
liens, as the Property is and will continue to constitute real property owned by a public
entity during the entire term of this Agreement. Lessee shall indemnify, defend and hold
the District harmless against the filing of any such mechanic’s or other liens and stop
notices against the Property or improvements thereon or therein. If any such lien shall at
any time be filed against the Property and/or improvements thereon or therein, Lessee
shall cause the same to be discharged of record or bonded over to the satisfaction of the
District within thirty (30) days from Lessee’s receipt of a copy of such lien. Lessee may
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not collateralize, obtain financing by securitization or borrow against the value of the
Property without written consent of the District, which may be withheld in District’s sole
discretion. ‘

Lessee shall deliver to District, promptly after Lessee’s receipt thereof,
originals or, if originals are not available, copies of any and all of the following
instruments and documents pertaining to any construction, repair or replacement of
improvements on the Property: (a) plans and specifications for the subject improvements,
(b) test results, physical condition and environmental reports and assessments,
inspections, and other due diligence materials related to the subject improvements, (c)
permits, licenses, certificates of occupancy, and any and all other governmental approvals
issued in connection with the subject improvements, (d) agreements and contracts with
architects, engineers and other design professionals executed with respect to the design of
the subject improvements, (e) construction contracts and other agreements with
consultants, construction managers, general and other contractors, and equipment
suppliers pertaining to the construction, repair or replacement, as the case may be, of the
subject improvements and (f) all guaranties and warranties pertaining to the construction,
repair or replacement, as the case may be, of the subject improvements.

Notwithstanding anything to the contrary stated or implied in this Agreement,
Lessee shall not take any action or give any approval that will result in a change in the
zoning of the Property that will be binding on the Property or impact or affect District
after the expiration or earlier termination of this Agreement, or alter, eliminate or in any
way modify any of the entitlements for the Property in any manner that will be binding
on the Property or District after the expiration or earlier termination of this Agreement, in
each case without prior written consent of the District.

Lessee may be eligible for a reimbursement of Four Dollars and Fourteen Cents
($4.14) per square foot (not to exceed Fifty Thousand Dollars ($50,000.00)) toward
alterations and improvements at the Property (“Alteration Reimbursement”) during the
first year of the Agreement only. Alterations and improvements shall require the
District’s prior written approval as set forth in Section 3, above. Lessee shall provide
District with invoices, proof of payment and any other supporting documentation
reasonably requested by the District prior to receiving the Alteration Reimbursement. No
reimbursement shall be given for any internal costs (for example, Lessee salaries
supplies, etc.). Upon receipt of the request for the Alteration Reimbursement, District
will remit payment to the Lessee within ninety (90) days.

4, Status of Improvements on Termination of the Agreement. Upon the
expiration of the term of this Agreement or the earlier termination of this Agreement,
except as otherwise provided in this Section 4 below, all improvements located on the
Property shall automatically become the property of the District without any
compensation from the District to Lessee, and upon request by the District, Lessee shall
execute, acknowledge, deliver and record against the Property any and all documentation,
and perform all other acts, deemed necessary by the District to effectively vest in the
District said fee simple title in and to the improvements (provided that, the foregoing
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provisions of this Agreement are intended to constitute an automatic, immediate and self-
executing transfer of title to the improvements to the District upon the expiration or
earlier termination of this Agreement). Further, upon the expiration or earlier termination
of this Agreement, the District may elect, in its sole and absolute discretion, to require
Lessee to remove the improvements located on the Property, at Lessee’s sole cost and
expense; provided that, the District must notify Lessee of such election by giving Lessee
notice in writing no later than sixty (60) days after the expiration or earlier termination of
this Agreement. If the District so elects to require Lessee to remove the improvements,
Lessee shall remove the improvements in a good and workmanlike manner, in
compliance with all applicable laws, orders, ordinances, rules and regulations of federal,
state, county, municipal and other authorities having jurisdiction. All provisions of this
Agreement regarding insurance, indemnification, alterations, and mechanic’s liens shall
survive and be in effect during the removal period. Lessee shall have thirty (30) days
from the receipt of any such notice to complete the removal of the improvements. Except
as otherwise expressly provided in this Section 4 above, Lessee shall, upon the expiration
or earlier termination of this Agreement, peaceably and quietly leave, surrender and yield
up unto the District the Property, including, but not limited to, the improvements located
thereon, in good order and repair, ordinary wear and tear excepted.

Prior to Lessee constructing any improvements, the Parties shall meet to
discuss the cost and scope of the proposed improvements. At that time, any potential
reimbursement for amortized costs at early termination will be negotiated on a case by
case basis. In no event shall the time for amortization exceed the Term of the Agreement.

5. Insurance Requirements. Lessee shall, at its sole cost and expense, carry
and maintain during the entire term of this Agreement:

(a) Standard “all risks” property insurance with an extended coverage
endorsement (including coverage for earthquake with a deductible for such earthquake
coverage only of up to 20%, theft and flood) insuring all structures and improvements
located on the Property in an amount which is not less than 100% of the actual
replacement cost of such structures and improvements, with loss payable thereunder to
the District and Lessee in accordance with their respective interests as they may appear
under this Agreement and, during the performance of any construction on, in or about the
Property, customary builder’s risk insurance in such form and in such coverage amounts
as may be customary and reasonably approved by the District;

)] General public liability insurance insuring against claims (on an
occurrence form) for bodily injury, death or property damage occurring on, in or about
the Property and the adjoining streets, sidewalks and passageways, including contractual
or assumed liability, products liability and completed operations, such insurance to afford
protection to the District, as additional insured, of not less than $3,000,000 per
occurrence and $5,000,000 aggregate. The District reserves the right to adjust and
escalate the level of insurance over the term of the Agreement.
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©) Workers’ compensation insurance covering all persons employed in
connection with any work done on or about the Property with respect to which claims for
death or bodily injury could be asserted against the District, Lessee or the Property and
such workers’ compensation insurance shall be in conformance with the laws of the State
of California and applicable federal laws; and

(d) Such other insurance on the Property in such amounts and against such
other insurable hazards that at the time are commonly obtained in the case of property
similar to the Property.

Such insurance policies shall be issued by insurance companies with a rating of
not less than A:XII in the latest edition of Best’s Insurance Guide and shall be primary
insurance as to all claims thereunder and provide that any insurance carried by the
District is excess and non-contributing with any insurance requirement of Lessee. The
District shall be an additional insured party on the liability policies (including any
umbrella policy) obtained by Lessee for insured liabilities relating to the Property, and
Lessee shall, upon request, deliver to the District certified copies of such insurance
policies. In any event, Lessee shall deliver to the District certificates evidencing the
coverage of the District under the liability policies and all other policies required to be
maintained by Lessee hereunder, promptly upon issuance or renewal thereof, and in any
event Lessee shall replace any insurance policy required hereunder (and provide the
District with a certificate of insurance evidencing such replacement policy) prior to the
expiration or termination of such policy. All of the policies required hereunder shall be
endorsed as follows: “This policy shall not be suspended, cancelled, reduced in coverage
or required limits of liability or amounts of insurance or non-renewed until notice has
been mailed to the Ross Valley School District, 110 Shaw Dr., San Anselmo, CA 94960,
Attention: Chief Business Official. Date of suspension, cancellation, reduction in
coverage or non-renewal may not be less than thirty (30) days after the date of mailing of
such notice.” If Lessee fails to purchase and maintain any insurance required hereunder,
the District may, but shall not be obligated to, upon five (5) days’ written notice to
Lessee, purchase such insurance on behalf of Lessee and shall be entitled to be
reimbursed by Lessee promptly thereafter. Any amounts expended by the District
hereunder shall bear interest from the date expended until repaid to the District at the rate
of ten percent (10%) per annum.

Lessee agrees to have its insurance companies issuing property insurance for the
Property and improvements thereon or therein waive any rights of subrogation that such
companies may have against the District so long as insurance carried by Lessee is not
invalidated thereby. As long as such waivers of subrogation are contained in Lessee’s
insurance policies, Lessee hereby waives any right that it may have against the District on
account of any loss or damage to its property to the extent such loss or damage is
insurable under the policies of insurance for fire and all risk, theft, public liability and
other similar insurance required to be carried by Lessee pursuant to this Agreement.

6. Indemnification. Lessee shall be responsible for, and District, its board
members, officers, agents, employees, students and invitees (“District Parties™) shall not

10
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be answerable or accountable in any manner for any loss or expense by reason of any
damage or injury to person or property, or both, arising out of the acts, omissions, and/or
negligence of Lessee, its agents, officers, employees, contractors, volunteers, guests or
invitees (“Lessee Parties™), or resulting from Lessee Parties’ activities at the Property, the
condition of the Property, or from any cause whatsoever arising out of or in connection
with this Agreement or any other use or operations at the Property, except to the extent
such claims arise out of the sole active negligence or willful misconduct of District
Parties. Lessee shall indemnify and defend District Parties against and will hold and save
them and each of them harmless from any and all actions, claims, liens, damages to
persons or property, penalties, obligations or liabilities, including attorneys fees, that may
be asserted or claimed by any person, firm, association, entity, corporation, political
subdivision, or other organization arising out of or in connection with Lessee Parties’
activities at the Property, the condition of the Property, this Agreement, and any other use
of and operations at the Property pursuant to this Agreement, whether or not there is
concurrent passive negligence on the part of District Parties, but excluding such actions,
claims, damages to persons or property, penalties, obligations or liabilities arising from
the sole active negligence or willful misconduct of District Parties. Lessee further agrees
to indemnify, defend and hold harmless District Parties and each of them from any claim
or cause of action arising out of or related to the legality or legal interpretation of this
Agreement. Lessee further agrees to indemnify, defend and hold harmless District
Parties and each of them from any claim or cause of action arising out of or related to
liability resulting from violation of, or failure to comply with, any applicable Federal,
State or local statute, ordinance, order, requirement, law or regulation, including but not
limited to compliance with local building codes, the Field Act, the CEQA, the Americans
with Disabilities Act, and the payment of prevailing wages as applicable, relating to
Lessee Parties’ activities at the Property, the condition of the Property, this Agreement,
and any other use of and operations at the Property pursuant to this Agreement. Lessee
further agrees to indemnify, defend and hold harmless District Parties and each of them
from any claim or cause of action arising out of or related to any personal property of
Lessee Parties stored at the Property. In connection therewith:

0 Actions Filed. Lessee shall defend, with counsel of District’s choosing,
any action or actions filed in connection with any of said claims (including CEQA
claims), liens, damages, penalties, obligations or liabilities, and will pay all costs
and expenses, including attorneys’ fees incurred in connection therewith.

(i)  Judgments Rendered. Lessee shall promptly pay any judgment rendered
against Lessee Parties or District Parties covering such claims, liens, damages,
penalties, obligations and liabilities arising out of or in connection with such use
of and operations at the Property referred to herein and agrees to save and hold
District Parties harmless therefrom.

(iii)  Costs and Expenses; Attorneys’ Fees. In the event any District Parties are
made a party to any action or proceeding filed or prosecuted against Lessee
Parties (including CEQA actions or proceedings) for such damages or other
claims arising out of the use of and operations at the Property referred to herein,
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Lessee agrees to pay District Parties any and all costs and expenses incurred by
them in such action or proceeding together with reasonable attorneys’ and expert
witness fees.

The provisions of this Section shall survive the termination or expiration of this
Agreement.

7. Prohibition Against Assignment, Sublease or Transfer. Lessee shall not
assign, sell, encumber, hypothecate, alienate or otherwise transfer, whether directly or
indirectly, voluntarily, by operation of law or otherwise, its interest in this Agreement or
in the Property, or sublease all or any part of the Property, or allow any other person or
entity to occupy or use all or any part of the Property, without first obtaining the
District’s written consent, which consent may be given or withheld in the sole and
absolute discretion of the District. Notwithstanding anything to the contrary stated in this
Agreement, any breach of this Section 7 shall be an automatic material breach of this
Agreement (without any right of cure by Lessee), whereupon the District will have
available to it all rights and remedies provided in Section 8 below.

8. Defaults and Remedies.

8.1 Default and Termination. If Lessee fails to perform any term,
covenant or condition of this Agreement, or otherwise breaches this Agreement, and such
failure or breach continues for more than thirty (30) days after written notice is received
by Lessee from the District (or if the breach or default is of such character as to
reasonably require more than thirty (30) days to cure, and Lessee fails, within thirty (30)
days after it receives written notice of such breach or default from the District, to
commence the cure of such default or thereafter fails to pursue with reasonable diligence
the curing of such default to completion), then the District may, at its option and without
any further demand or notice, exercise any of its rights or remedies set forth in Section
8.2 below. The rights and remedies of the District set forth in this Agreement are
cumulative and are not intended to be exclusive.

8.2  Various District Remedies. In the event of any default by Lessee
as defined herein, then the District may exercise the following remedies:

(a) Without terminating or effecting a forfeiture of this
Agreement or otherwise relieving Lessee of any obligation hereunder in the
absence of express written notice of its election to do so as set forth herein, the
District may re-enter and take possession of the Property and of all property of the
District located therein; may evict Lessee and all other persons in occupation
thereof, and may store all property of Lessee or of any other person which is
located therein for the account of and at the risk of Lessee. All property of Lessee
which is stored by the District pursuant hereto may be redeemed by Lessee within
thirty (30) days after the District notifies Lessee in writing that the District has
taken possession thereof upon payment to the District in full of all obligations
then due from Lessee to the District hereunder and of all costs incurred by the
District in providing such storage. If Lessee fails to redeem such property within
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the above-referenced thirty (30) day period as set forth herein, the District may
sell such property pursuant to the requirements applicable to public school
districts for disposing of surplus personal property, and shall apply the proceeds
of such sale actually collected first against the costs of storage and sale and then
against any other obligation due from Lessee hereunder.

(b) The District may terminate or otherwise effect a forfeiture
of this Agreement by express written notice to Lessee of its election to do so.
Such termination or forfeiture shall not relieve Lessee of any obligation hereunder
which has accrued prior to the date of such termination. In the event of such
termination or forfeiture, the District shall be entitled to recover from Lessee, in
addition to any obligation which has accrued prior to the date of termination or
forfeiture, (i) the worth at the time of award of any unpaid rent which has been
earned at the time of such termination, plus (ii) the worth at the time of award
(computed by allowing interest at the rate specified herein) of the amount by
which the unpaid rent and additional rent which would have been earned after
termination or forfeiture until the time of award exceeds the amount of such rental
loss that the Lessee proves could have been reasonably avoided.

© In accordance with California Civil Code Section 1951.2 or
other statute of similar effect, and whether or not the District elects to terminate or
effect a forfeiture of this Agreement as set forth herein, the District may recover,
at its option from Lessee in an appropriate case, in addition to any obligation
which has accrued prior to the time of award, the worth at the time of award
(computed by discounting such amount at the discount rate of the Federal Reserve
Bank of San Francisco, California, plus one hundred (100) basis points) of the
amount by which the unpaid rent and additional rent for the balance of the term
after the time of award exceeds the amount of such rental loss that the Lessee
proves could be reasonably avoided.

(d) The District may recover from Lessee, and Lessee shall pay
to the District upon demand, any other amount necessary to compensate the
District for the detriment proximately caused by Lessee’s failure to perform its
obligations hereunder or which in the ordinary course of things would be likely to
result therefrom, including, but not limited to, such expenses as the District may
incur in recovering possession of the Property, placing the same in good order and
condition, and altering and repairing the same for reletting, as well as all other
expenses, commissions and charges incurred by the District in exercising any
remedy provided herein or as a result of any default by Lessee hereunder.

(e) The District may exercise any other remedy or right now or
hereafter available to a landlord against a defaulting tenant under the laws or
judicial decisions of the State of California and not otherwise specifically
reserved herein.

® In no event shall the District be obligated to refund any
rental or other amounts paid by Lessee prior to the termination of this Agreement
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due to a default on the part of Lessee hereunder, and Lessee shall have no right to
any such refund.

8.3  District’s Right to Cure Lessee’s Breach. The District may, but is
not obligated to, cure any of Lessee’s failures to perform any covenant or provision of
this Agreement at Lessee’s expense, including, without limitation, by purchasing any
required insurance, paying and fully satisfying any liens against the Property, and/or
taking any action to repair or maintain the Property. If the District, by reason of such
failure by Lessee, pays any amount or does any act in accordance with this Section 8.3,
the amount paid by the District plus the reasonable expense of performing such act shall
be due within thirty (30) days after Lessee receives written demand therefor from the
District. No such payment or act shall constitute a cure or waiver of the breach or a
waiver of any remedy for default or render the District liable for any loss or damage
resulting from any such act.

8.4  Interest on Unpaid Amounts. Any amounts not paid when due
shall bear interest from the date due until paid at the rate of ten percent (10%) per annum.
Payment of such interest shall not excuse or cure any default by Lessee under this
Agreement.

8.5  Nonwaiver. No waiver of any provision of this Agreement shall be
implied by any failure of the District to enforce any remedy on account of the violation of
such provision, even if such violation shall continue or be repeated subsequently, any
waiver by the District of any provision of this Agreement may only be in writing, and no
express waiver shall affect any provision other than the one specified in such waiver and
that one only for the time and in the manner specifically stated.

8.6  Generally. Lessee hereby waives any right of redemption or relief
from forfeiture under California Code of Civil Procedure Section 1174 or 1179, or under
any other present or future law, in the event Lessee is evicted or the District takes
possession of the Property by reason of any default by Lessee hereunder. The various
rights and remedies reserved to the District herein, including those not specifically
described herein, shall be cumulative, and except as otherwise provided by California
statutory law in force and effect at the time of execution hereof, the District may pursue
any or all of such rights and remedies, whether at the same time or otherwise. No act or
thing done by the District or its agents during the term of this Agreement, including any
agreement to accept the surrender of the Property or to amend or modify this Agreement,
shall be binding on the District, unless in writing and signed by a person authorized to
bind the District. The delivery of keys to the District, or the District’s agents, employees
or officers, shall not operate as a termination of this Agreement or a surrender of the
Property. No payment by Lessee or receipt by the District of a lesser amount than the full
rental and all other amounts owing under this Agreement, as herein stipulated, shall be
deemed to be other than on account of the earliest due rental or other amounts due
hereunder, nor shall any endorsement or statement on any check or any letter
accompanying any check or payment as rent or any other amount owing hereunder be
deemed an accord and satisfaction. The District may accept any such check or payment
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without prejudice to the District’s right to recover the balance owed or to pursue any
other remedy available to the District.

9. Damage or Destruction. In the event the Property is destroyed or rendered
wholly untenantable by fire, storm, earthquake, or other casualty not caused by the
negligence of Lessee, this Agreement shall terminate from such time except for the
purpose of enforcing rights that may have then accrued hereunder. The Rent provided for
herein shall then be accounted for by and between District and Lessee up to the time of
such injury or destruction of the Property, Lessee paying Rent up to such date and
District refunding Rent collected beyond such date. Should a portion of the Property
thereby be rendered untenantable, the Lessee shall have the option of either repairing
such injured or damaged portion or terminating this Agreement. There shall be no Rent
abatement or reduction during the repair of the Property. Lessee shall have no claim
against District for any damages suffered by reason of any such damage, destruction,
repair or restoration.

10. Condemnation.

(a) The term “Condemnation” means the taking or appropriation of
property or any interest therein, in exercise of the power or right of eminent domain or
such taking for public or quasi-public use. Said term shall also be deemed to include, to
the extent not otherwise defined in this Section 10(a), a temporary taking of the Property
or any part thereof for a period of one (1) year or more, and the taking of the leasehold
interest hereby created.

(b) If the entire Property or such portion thereof as shall make it
unfeasible, in Lessee’s sole and absolute judgment, to continue to operate the remaining
portion of the Property for the purposes herein stated, shall be taken by Condemnation,
Lessee shall have the right and option to terminate this Agreement as of the date when
Lessee is required to vacate the Property (or portion thereof) by order of competent
authority, by delivering to the District written notice of such termination no later than the
date which is sixty (60) days after Lessee first learns of the Condemnation. If this
Agreement is terminated as provided in this Section 10(b), all charges due from Lessee to
the District hereunder shall be paid up to the date of such termination, and the District
shall refund to Lessee any sums paid by Lessee in advance and not yet earned and
thereafter neither Party shall have any further obligation to the other hereunder, except as
otherwise specifically provided in this Agreement. If this Agreement is not terminated
within the time period and as provided above, then this Agreement shall continue in full
force and effect without abatement or reduction of any rental or other amounts due and
payable by Lessee hereunder.

(©) All of any award(s) received for any taking by Condemnation
(collectively, “Award”), whether received for the appropriation of the Property or other
improvements, shall be paid to the District, and Lessee shall have no right or interest
therein.

(d) In the case of a Condemnation in which this Agreement is not
terminated, this Agreement shall remain in full force and effect and any Award received
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for such Condemnation shall be paid to the District, and Lessee shall have no right or
interest therein.

11. Compliance with Laws. Lessee shall, in the maintenance, operation, use,
and occupancy of the Property, promptly comply, and cause all persons claiming by,
through or under Lessee promptly to comply, with all laws (including Field Act),
ordinances, certificates of occupancy, orders, rules, regulations, and requirements of all
federal, state, municipal and other governmental bodies and appropriate departments,
commissions, boards and officers thereof. Lessee shall be responsible, at its sole cost and
expense, to make all alterations to the Property (and improvements thereon) as required
to comply with any governmental rules, regulations, requirements, or standards,
including, without limitation, any laws, building codes, regulations, and judicial or
administrative decisions regarding access to and use of the Property (and improvements
located thereon) by the disabled or renewable energy sources or sustainability.

District has made no representation or warranty as to the suitability of the
Property for Lessee’s use, and Lessee waives any implied warranty that the Property is
suitable for Lessee's intended purposes. Prior to the commencement date of the use,
Lessee shall have taken the appropriate steps and made the appropriate inquiries to
confirm that Lessee is or will be as of the commencement date of the use in compliance
with all laws, ordinances, zoning, rules, and regulations applicable to the use and
Lessee’s operations at the Property, enacted or promulgated by any public or
governmental authority or agency and will maintain compliance throughout the duration
of the Term.

Lessee’s Initials

12. Liens. Without limiting any other terms or provisions of this Agreement,
Lessee shall keep the Property free from any mechanics’ liens arising out of any work
performed, materials furnished or obligations incurred by or on behalf of Lessee, it being
acknowledged and agreed that nothing herein is intended to state or imply that the
Property is subject to mechanic’s liens, as the Property is and will continue to constitute
real property owned by a public entity during the entire term of this Agreement. Lessee
reserves the right to contest any mechanics’ liens as long as Lessee shall (a) indemnify,
defend and hold harmless the District from and against any such lien or claim or action
thereon, and (b) if requested, furnish the District with a bond from a sufficient admitted
California surety insurer in such form and amount as the District may reasonably require.
Lessee shall give the District at least sixty (60) days’ written notice prior to the
commencement of any work on the Property (or such additional time as may be necessary
under applicable laws) to afford the District the opportunity of posting and recording
appropriate notice of non-responsibility.

13. Unused Site Fee. The Unused Site Program requires school districts be
subject to a fee (“Unused Site Fee™) for sites that are not used for school purposes within
certain time periods (Education Code section 17219 et seq.). The Unused Site Fee is
assessed on an annual basis. Lessee shall pay all Unused Site Fees assessed for the
Property each year, upon demand. If Lessee has failed to pay the Unused Site Fee in a
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timely manner, then as further provided by Section 8.3 below, the District may elect to do
so (but shall not be obligated to do so) and, in such event, Lessee shall reimburse such
amount to the District, together with interest thereon as provided in this Agreement,
within the time period provided by said Section 8.3.  Alternatively, Lessee may
determine a viable method to exempt the Property from the Unused Site Fees and do all
things necessary to qualify for such exemption.

14. Notices. All notices, statements, demands, requests, or consents under
this Agreement made or given by either Party to the other shall be personally delivered or
sent by United States certified mail, return receipt requested, postage prepaid, and shall
be deemed received upon delivery if personally served or when actually received by the
Party receiving the notice if the notice is given by mail. Unless notice of a different
address has been given in accordance with this Section 15, all such notices shall be
addressed as follows:

If to the District: Ross Valley School District
110 Shaw Dr.
San Anselmo, CA 94960
Attention: Chief Business Official
If to Lessee: [insert contact information]
15. Estoppel Certificates. The District and Lessee shall, respectively, at any

time and from time to time within fifteen (15) days after written request by the other,
deliver to the requesting Party, a prospective purchaser or mortgagee of the Property, an
executed and acknowledged statement in writing certifying (a) that this Agreement is
unmodified and in full force and effect (or if there has been any modification(s) thereof,
that the same is in full force and effect as modified, and stating the nature of the
modification or modifications); (b) that to its knowledge there exists no default under the
Agreement (or if any such default exists, describing the specific nature and extent
thereof); (¢) the date to which rent and any other amounts due hereunder have been paid
in advance, if any; and (d) such other matters or statements as the requesting Party may
reasonably request.

16. Hazardous Materials. For the purposes of this Agreement, the following
terms shall have the following meanings:

(a) “Hazardous Materials” shall mean and include, but not be limited
to, any liquid, substance, material, waste, gas or particulate matter which is now or may
become regulated by any local governmental authority, the State of California, or the
United States Government, including, but not limited to, any liquid, material, substance,
waste, gas or particulate matter which is: (i) defined as a “hazardous waste,” “hazardous
material,” “hazardous substance,” “extremely hazardous waste,” “restricted hazardous
waste” or “pollutant” under any provision of California law, rule or regulation; (ii) a
petroleum product; (iii) asbestos; (iv) urea formaldehyde foam insulation; (v)
polychlorinated biphenyls; (vi) radioactive material; (vii) designated as a “hazardous
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substance™ pursuant to Section 311 of the Clean Water Act, 33 U.S.C. § 1251 et seqg. (33
U.S.C. § 1321); (viii) defined as a “hazardous waste” pursuant to Section 1004 of the
Resource Conservation and Recovery Act, 42 U.S.C. § 6901 et seq. (42 U.S.C. § 6903);
(ix) defined as a “hazardous substance” pursuant to Section 101 of the Comprehensive
Environmental Response, Compensation and Liability Act, 42 U.S.C. § 9601 et seq., (x)
defined as “hazardous waste,” “extremely hazardous waste” or “restricted hazardous
waste” under Sections 25115, 25117 or 25122.7, or listed pursuant to Section 25140 of
the California Health and Safety Code, Division 20, Chapter 6.5 (Hazardous Waste
Control Law), (xi) defined as a “hazardous substance” under Section 25316 of the
California Health and Safety Code, Division 20, Chapter 6.95 (Hazardous Materials
Release Response Plans and Inventory), (xii) defined as a “hazardous substance™ under
Section 25281 of the California Health and Safety Code, Division 20, Chapter 6.7
(Underground Storage of Hazardous Substances), or (xiii) listed under Article 9 or
defined as hazardous or extremely hazardous pursuant to Article 11 of Title 22 of the
California Administrative Code, Division 4, Chapter 20.

(b) “Environmental Laws” shall mean all codes and statutes
specifically described in the foregoing Paragraph and all other federal, state and local
environmental, health or safety statutes, ordinances, codes, rules, regulations, orders,
decrees, standards, policies and guidelines in effect now or in the future pertaining to
Hazardous Materials.

(© Lessee covenants that it shall not use, treat, store or dispose of, and
shall not permit anyone else to use, treat, store or dispose of, whether temporarily or
permanently, any Hazardous Materials at, on or beneath the Property in violation of any
applicable Environmental Laws. In the event Lessee breaches the covenant contained in
this Paragraph (c), Lessee shall, at its sole cost and expense, comply with all federal, state
and local laws and requirements relating to the remediation of the situation.

(d) Lessee shall defend, indemnify and hold District harmless from and against any
and all claims, liabilities, losses, damages, costs and expenses, arising from or relating
directly or indirectly to the production, storage, release, discharge, presence, or existence
(and/or required remediation) of any and all Hazardous Materials (from any cause
whatsoever) in, on, under or about the Property from and after the Effective Date until the
expiration or earlier termination of this Agreement except to the extent that such
Hazardous Materials are placed on or released from the Property by District or District’s
employees, agents or contractors. The indemnity obligation includes, but is not limited
to, remedial, removal, response, abatement, cleanup, legal, investigative, and monitoring
costs, penalties, fines and disbursements, (including, without limitations, reasonable
attorneys', consultants', and experts' fees) of any kind whatsoever, which may at any time
be imposed upon or incurred by the District under this Section arising, directly or
indirectly, (i) from requirements of any federal, state or local environmental law; (ii) in
connection with claims by government authorities or third parties related to the condition
of the Property; and/or (iii) from the failure of Lessee, its agents, officers, employees, or
invitees, or any other party connected with Lessee, to obtain, maintain, or comply with
any environmental requirement, ordinance, rule, permit, law, statute or regulation.
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(e) The terms and provisions of this Section 16 shall survive the
expiration or earlier termination of this Agreement.

17.  Compliance with California Environmental Quality Act: Contingency
Period. At Lessee’s sole cost and expense, Lessee shall obtain all approvals required
under CEQA, keep District informed of the status of such matters, and notify District at
such times as Lessee obtains (or is denied) such approvals. District hereby agrees, at no
cost or expense to District, to reasonably cooperate with Lessee in its efforts to obtain
the approvals and to execute such documents and other matters as may be reasonably
required to obtain the approvals. In the event CEQA approvals have not been obtained
by , 2016 (“CEQA Contingency Period™), District may terminate this
Agreement upon written notice to Lessee. In the event of such termination, Lessee shall
not be entitled to any refund or reimbursement for any costs expended in furtherance of
obtaining CEQA approvals. Lessee undertakes seeking CEQA approvals at its sole cost,
expense and risk. In no way limiting the indemnification language set forth above,
Lessee shall defend, indemnify and hold harmless District from and against any and all
claims resulting from the processing and approval of any and all environmental
approvals under CEQA or any other applicable law. Such indemnification shall include,
and shall not be limited to, all foreseeable and unforeseeable damages, fees, costs, losses
and expenses, including any and all reasonable attorneys' fees and consultant fees and
investigation costs and expenses, arising therefrom, and including fines and penalties of
any nature whatsoever, assessed, levied or asserted against the District.

18. General Provisions.

18.1 Entire Agreement and Modification. This Agreement contains the
entire agreement between the Parties, and supercedes all prior agreements (whether oral
or written) of the Parties. No provision of this Agreement may be amended or varied
except by an agreement in writing signed by both Parties.

18.2 Consent of District. Neither the District’s execution of this
Agreement nor any consent or approval given by the District hereunder in its capacity as
a Party to this Agreement shall waive, abridge, impair or otherwise affect the District’s
powers and duties as a governmental body. Any requirements under this Agreement that
Lessee obtains consents or approvals of the District are in addition to and not in lieu of
any requirements of law that Lessee obtains approvals or permits.

18.3 Attorneys’ Fees. If any legal action is necessary to enforce any of
the terms or conditions of this Agreement, each party shall bear their own attorneys’ fees.

18.4 No Brokers. The District and Lessee each represents to the other
that it has not employed or dealt or negotiated with any broker or real estate agent in
connection with the negotiation, execution and/or delivery of this Agreement and agrees
to indemnify, defend and hold the other harmless from and against any and all claims
made in connection therewith as a result of any acts or communications of such Party.
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The indemnity obligations set forth in this Section 17.4 shall survive the expiration or
earlier termination of this Agreement.

18.5 District Liability. If at any time the District shall fail to perform or
pay any covenant or obligation on its part to be performed or paid under this Agreement,
and as a consequence thereof Lessee shall recover a money judgment against the District,
such judgment shall be enforced against and satisfied only out of the District’s interest in
the Property.

18.6 Invalidity. If any term or provision of this Agreement or the
application thereof to any persons or circumstances shall to any extent be invalid and
unenforceable, the remainder of this Agreement, or the application of such term or
provision to persons or circumstances other than those as to which it is invalid or
unenforceable, shall not be affected thereby, and each term and provision of this
Agreement shall be valid and shall be enforced to the extent permitted by law.

18.7 Time of Essence. Time is of the essence of this Agreement.

18.8 Counterparts. This Agreement may be executed in counterparts,
each of which shall be deemed an original and all of which when taken together shall
constitute one and the same instrument.

18.9  Relationship of Parties. Nothing contained in this Agreement shall
be deemed or construed by the parties hereto or by any third party to create the
relationship of principal and agent, partnership, joint venturer or any association between
the District and Lessee, it being expressly understood and agreed that neither the payment
of rent nor any act of the parties hereto shall be deemed to create any relationship
between the District and Lessee other than the relationship of landlord and tenant.

18.10 Successors and Assigns. Subject to the limitations on Lessee’s
right to assign, sublet, hypothecate, mortgage, or otherwise transfer or dispose of its
interest in this Agreement or the Property, the provisions of this Agreement shall be
binding upon and inure to the benefit of the successors and permitted assigns of the
District and Lessee. Upon the sale, transfer or other disposition of the Property and
assignment of its interest in this Agreement by the District, the District shall have no
further obligations or liabilities under this Agreement thereafter.

18.11 Authority. The District and Lessee each represents to the other
that it has full power and authority to execute and perform this Agreement.

18.12 Access by the District. The District or its authorized
representatives may, from time to time upon reasonable advance notice to Lessee and at
any reasonable hour, enter upon and inspect the Property to ascertain compliance with
this Agreement, but without obligation to do so or liability therefor. The District or its
authorized representatives may also access the Property from time to time without notice
to Lessee in order to cure a Lessee default under this Agreement in accordance with its
rights hereunder.
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18.13 Governing Law. This Agreement shall be governed by the laws of
the State of California, with venue in Marin County, California.

18.14 No Construction against Drafting Party. The rule of construction
that ambiguities are resolved against the drafting party shall not apply to this Agreement,
and each Party hereto represents and warrants that it has been advised by legal counsel in
connection with the drafting and negotiation of this Agreement.

[SIGNATURES ON NEXT PAGE]
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IN WITNESS WHEREOF, the Parties hereto have executed this
Agreement as of the date first above written.

ROSS VALLEY SCHOOL DISTRICT

By:
Superintendent
ATTEST:
By:
, Secretary

[LESSEE]

By:

By:

22



Red Hill
Exhibit A

Ross Valley School District
100 Shaw Drive
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Red Hill - Space Available

Square  Annual Rental
BUILDING B Feet Amount
Reception/Offices 806
Girls Restroom 207
Faculty Restroom 32
Custodial Room 137
Classroom 21 880
Classroom 22 928
Classroom 23 928
Classroom 24 880
Hallway 600
5398 S 82,689
Square
BUILDING C Feet
Classroom 32 928
Classroom 33 928
Classroom 34 880
Boys Restroom 207
Hallway 600
Storage 56
3,599 S 55,130
Square
PORTABLES Feet
Portable 1 960
Portable 2 960
Portable 3 960
Restrooms 200
3,080 S 47,181
Total Square Feet 12,077
S 185,000 S 185,000

Annual Cost Per S.F.

S 1532



DISCLOSURE SHEET

1. Asbestos on the property

2. Built in the 60s

3. ADA bathroom and path of travel issues

4, HVAC system may not be working

5. Maintenance for roofing may be required

6. Certain upgrades from deterioration may exist

7. PCBs may exist in the ballasts

8. Lights may not be working and may need replacement

9. May not meet drop off and turnaround requirements applicable to schools today

10. Dry rot or terminate damage may have occurred, so an inspection to review may be necessary
11. No representations about future expansion or ability to obtain approvals for expansion
12. Lead paint may be in the building

13. Limited space for playgrounds and outdoor activities

006239.00005

138150721
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Asbestos Science Technologies, Inc.

P.O. Box 505
Bangor, CA 93914
(530} 518-D934
astincl 7i@yahoo.com
Red Hill
100 Shaw Drive

San Anselmo, CA. 94960

Three-Year Asbestos Inspection
Conducted - May 28, 2014

Laurie Warven, An accredited ashestos inspector and Certified Site Surveillance Technician, using EPA
AHERA guidelines, has conducted the. three year re-inspection of this facility. The management plan is
being updated forthis school as part of this inspection.

A new annual notice form has alSo been provided for the district to follow.
A new respirator prograsm has been added for compliance reasons as well as a new medical program.

A new shiort term worker notification form has been generated which will need to be given to all
contractors that may disturb asbestos during the course of their work.

New forms have been generated for record keeping and disposal requirements.

A new six-month surveillance form has-been provided which will need to be signed and dated every six
months, Changes in the condition of the material at this district will be attached to that form,

All known or assumed: asbestos containing material were visually inspected and touched if necessary to
determine condition and friability,

Asbestos free areas will not be a topic of this inspection except for the purpose of eliminating them from
the management plan.

Note: Before proceeding with any rentodeling, renovation or demolition project, check with the
designated person at your scheol, so he/she can determine whether or not the area iz asbestos
containing by referring to the management plan. This is not always fool proof, as all arcas in a
school may not have been sampled. Prior to work being done on these greas, an aceredited inspector
will need to take samples and send them fo an accredited labéramry for analysis,



There are ashestos floor tiles and mastic in the folfowing arens (1) Main Hallway (2) Roow 32. The

tile in.the main building is in poor condition and should be abated when funﬁg become available,

There ave transite asbestos panels on the exterior of room 33, This material i in good condition
under EPA AHERA standards.

Disclaimer: All materials that may be behind walls, in ceilings or under un-accessible floors are not
considered to be part of this inspection. There may be remaining asbeéstos containing materials in this

school which cannot be accessed at this time. In rio way does this inspection preciude this possibility.

This fulfilis the requirement for the three-year asbestos inspection as is required by AHERA.
Response Actions Reguired -No.

‘Fhis report prépared by Floyd E. Warren C.A.C. # 094590
Foyd Warren
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SCHNEIDER LABORATORIES GLOBAL
INCORPORATED
2512 W. Cary Street - Richinond, Virginla + 23220-5117
804-353-6778 « 800-785-LABS {5227} » (FAX) 804-359-1475
Over 26 Years of Excellence in Service and Technology
LABORATORY ANALYSIS REPORT

Asbestos Identification by EPA Method! 800/R-83/116; EPA 600/M4-82-020

ACCOUNT #: 4038-14-809 DATE COLLECTED: 5/28/2014

CUSTOMER: - Ashestos Science Technologies, Inc DATE RECEIVED: 5/30/2014

ADDRESS: 191 Hazel Street DATE ANALYZED: 6/5/2014
Gridley, CA 85948 DATE REPORTED:  6/6/2014

PROJECT NAME: Red Hill School

JOB LOCATION: San Anselmo, CA

PROJECT NO.:

PO NO.: SampleType: BULK

Customer St Sample

Sample Sample/ Identification/ PLM Analysis Results

No. LayerID  LayerName Asbestos Fibiers Other Materials

1 32225872 Main Office

Layer 1:  Sheetrock None Datectad 3% CELLULOSE FIBER

White, Powdery

97% NOM FIBROUS MATERIAL

Layer2:  Joint Compound None Datected 100% NON FIBR0OUS MATERIAL
White, Granular
Pl 32225873 Mechanical Rm
Layer 1:  Sheetrock None Detected 8% CELLULOSE FIBER
White, Powdery 92% NON FIBROUS MATERIAL
3 32225874 Main Hall
Layer1: Tile 3% CHRYSOTILE 97% NON FIBROUS MATERIAL
Brown, QOrganically Bound
Layer2: Mastic 2% CHRYSOTILE 88% MON FIBRCUS MATERIAL
Black, Bituminous
4 32225875 Main Hall
Layer1: Tie 3% CHRYSOTILE 87% NON FIBROUS MATERIAL
Cream, Organically Bound

(

Tatal Number of Pages in Report: 3
Results relate only to sampies as recelived by the laboratory.

Visit www.slabinc.com for current certifications.

Accredifing bodies: AlHA-LAP, LLC 100527, NVLAF 101150-0, VELAP/NELAC 480135 - Call laboratory for civent national and state certifcations,

\thod reporting imit is 1%. PLM analysis is based on Visual Estimation and NESHAR recommends that dny asbestos-content less than
- percent be verified by PLM Point Count or TEM Analysfs. This report must not be reproduced except in full with the approval of the

laboratory.



Account - Workorder 4038-14-809 (Continued)

Customer
Sample

sL Sample
Sample/ identification/
Layer iD Layer Name

Page 2 {Confinued)

PLM Analysis Results

Asbestos Fibers

Cther Materials

Nao.
C ayer 2:

Mastic
Black, Bituminous

2% CHRYSOTKE

98% NON FIBROUS MATERIAL

5 32225876 Rm 24 .
Layer1: Sheetrock None Detected 5% MINERAL/GLASS WOOL
White, Powdery 95% NON FIBROUS MATERIAL
6 32225877 Rm 32
Layer1: Tie 3% CHRYSOTILE 97% NON FIBROUS MATERIAL
Brown, Organically Bound
Laver2: Mastic 2% CHRYSOTLE 98% NON FIBROUS MATERIAL
Black, Bituminous
7 32225878 Rm 32
Layer1: The/Mastic 4% CHRYSOTILE 95% NON FIBROUS MATERIAL
Cream/Black, Crg.Bound/Bituminous
Unable 1o separate Individual layers.
8 32225878 Rm 32
layer 1. Baseboard None Defected 100% NON FIBROUS MATERIAL
Red, Rubbery
» T ayer2: Baseboard Mastic Nene Detected 92% NON FIBROUS MATERIAL
S Brown, Brittle 8% WOLLASTONITE
g 42225880 Rm 32
Layer 1t Wall Material None Delected 2% CELLULOSE FIBER
Beige, Soft 98%: NON FIBROUS MATERIAL
10 32225881 ExiBy Rm 33
Layer1: Transite 25% CHRYSOTILE 75% NON FIBROUS MATERIAL
Gray, Hard
i1 32226882 Ext Window
Layer 1: Pulty Nohe Detected 160% NON FIBROUS MATERIAL
White, Briltle

Tatat Number of-Pages in Report: 3

Results relale only to samples ds received by the laboratory.

Visit wwvi.slabine.com for current cenfifications.

Accrediling bodies: AIHA-LAP, LLC 100527, NVLAP 101150-0, VELAP/NELAC 460135 - Call faboratary for surrent national and state certilications.

Q; ‘hod reporting limit is 1%, PLM analysis is based on Visual Estimation and NESHAP recommiands that any asbestos content less than
~percent be verified by PLM Polnt Count or TEM Analysis. This report must not be reproduted except in full with the approval of the

laboratory.



Account - Workorder-4038-14-809 (Continued) ‘Page 3 (Continued)

Customer s Samptle
Sample Sample/ ldentitication/ PLM Analysis Results
No. LayeriD  LayerName Asbestos Flbers _ Gther Materials
( ; 32225883 Portable Floor Tie ’
“Layer 11 Floor Tile None Detected 100% NON FIBROUS MATERIAL
Gray, Organically Bound .
Layer2: Mastic Nong Detected 100% NON FIBROUS MATERIAL
Yeliow, Soft
13 32225884 Pariable Baseboard Mastic
Layer 1: Baseboard Maslic None Detected 2% CELLULOSE FIBER
Yellow, Soft 96% NON FIBROUS MATERIAL

Ree /. H"r%him

Analyst: Reel Hashim Reviewed By: Hind Eldanat, Microscopy Supervisor
Total Number of Pages in Report:
Resuils relate only to samples as received by the laboratory. Visit www.slabine.com for current certifications.

Acerediting bodies: AIHA-LAR, LLC 100527, NVLAP 101150+, VELAP/NELAG 460135 - Call iaboratory for currant national and state centifications.

( shod reporting imitis 1%. PLM analysis is baséd an Visual Estimation and NESHAP recommends that any asbestos content less than
.vpercen! be veriffed by PLM Point Count or TEM Analysis. This report must not be reproduced except in full with the approval of the
laboratory.



'SCHNEIDER LABORATORIES GLOBAL, INC.

2512 West Cary Street, Richmond, Virginia 232205117
§04-353-6778 « BOO-785-LABS 6227 » Fax 804-359-1475
www.slabinc.com e-mail; mfu@siabmc.

Submltting Co. {Asbestos Selence Yesknologlos, tnc. Let WOR [y gz 1. é; J

PO, Box 565 Bangor, CA. DEG4 o Acct® laisa

Projoct Name: Rerl?ﬂﬁ - MM+CSWI l meﬂmwmmmmw&mﬁwﬂmwmmma
Projsct Location:] Sa.n Anaelmo . L
Project Number

2 hourg® AKX sarmplas mumwaaorm
gﬁmday‘ | mlibag, Use mmmzm”uamu

[ PCM (NIDSH 7400) (5 PLM (EPA 0UR31116)

£} 1 business day* s I} Sald T7] TEM(AHERA} ] PLM (EPA Polrd Count) T3 RCRA Metalg

[]2businsss day* [ Aqueous 3 Wasta [} TEM (EPA Lavel ) [ P4 (Quahtative onty)

73 business doys” s - ] Wostawater [CINYELAP 198.1/478

BA business days’ [ 1Yol Filler (P10} ] Wtar,Drinking, S ; [ CAELAR (EPA Indastm}

[l eukToLP (tog [ 1-vol FlRae (Y589 [} Compliance 1) Forst tust 1054 0500) g

[dWockend* 1o 1 wipe 1} Resp. Dust (HIOSH b800) {1

* not svaliabio for s tasts |1 Paint 3 wipe, Compostta I Sica~ FTR (oS 7602) | FORASBESTOS ARR: D'ramm(w:m) »
O iica - XA (NMIOSH 7500) |T¥PEOF Resmma "
B [Elvoteneyss . e

Bampie ldenttoaton - | Wiped | pH/ - ene’
{Employes, S5N. Bidg, Materis, Type'} | Avea (18} | Temp* | - Stert
matn - o FC : . N

Sheetroci..
ST FF Krtchen
doinst compoplind
Kivchen Area,. ¥
Shw'/'lwvé Q #44"' d&m K3 »
STAFF kefifien
Lino
OUAFS td€, pnagn l"oam
s o K¥uceo

E-axmt&m “BegivinpiEad of Samplo Period_“Purip Calibration inLitersMinute * “Volume i Litars [tima In min *
" Rolinquishiad to lab by T m%%”ﬁ‘fﬁ@;i
o - Return io Sendet (Sigponind
( = L. Wanen e £ OBy ke v
SIGNATURE s . SIGNATURE &W% Lot SHipping Meihots
DATEMME 5'/248/5"{ . |oavemme {\ Nn, gag0 \{'i‘n % B Quse
. X ® oe [ BRBSGX [ Reoeivi e phyticalenpy of repott. we: 8 %_ﬁ____
= Yamporatina tnkon with It G4, “Regtaed, Chals-of-Cuslody Lk g Ny Wt Iy, Tarinz oexi conditions page 2;

@



. SCHNEIDER LABORATORIES GLOBAL

INCORPORATED

2512 W. Cary Street » Richmiond, Virginia - 23220-5117
804-353-6778 » 800-785-LABS (5227) » (FAX) 804-359-1475

s Over 25 Years of Excellence in Service and Technology
' LABORATORY ANALYSIS REPORT
Asbestos Identification by EPA Melhad? 600/R-93/116; EPA 600/M4-82-020
ACCOUNT#  4038-14-811 DATE COLLECTED: 5/28/2014
CUSTOMER: Asbestos Science Technologies, inc DATE RECEIVED: 5/30/2014
ADDRESS: 191 Hazel Street DATE ANALYZED: 6/4/2014
Gridley, CA 95948 DATE REPORTED:  6/5/2014
PROJECT NAME: Red Hill-Montessori
JOB LOCATION: San Anselmo, CGA
PROJECT NO.:
PO NO.: SampleType: BULK
Customer su Sample
Sample- Sample/ Identification/ PLM Analysis Results
No. LayeriD  Layer Name Asbestos Fibers Othier Materlals
1 32226081 Main Ofc
Layer 1: Sheefrock None Detected 2% CELLULOSE FIBER
White, Powdery 98% NON FIBROUS MATERIAL
2 32226082 Staif Kitchen
Ttayer 1t Joint Compound None Dstected 100% NON FIBROUS MATERIAL
v White, Granular
3 32226083 Kitchen Area
Layer 1.  Sheelrock None Detecfed 2% GELLULOSE FIBER
White, Powdery -98% NON FIBROUS MATERIAL
Layer2:  Joint Compound None Detected 100% NON FIBROUS MATERIAL
White, Granular
4 32226084 Staff Kitchen
Layer1: Lincleum None Detected 5% MINERALGLASS WOOL
Green, Organically Bound 85% NON FIBROUS MATERIAL
Layer 2: Mastic None Detected 100% NON FIBROUS MATERIAL
Brown, Soft

Total Numbér of Pages in Report: 2

Results relate only to samples as received by the laboratery.

Visit www, slabinc.com for current certifications.

Acqre_diiing ‘bodies: AIHA-LAPR, LLC 100527, NVLAP 101150-0, VELAP/NEYAC 460135 - Call faboratory for current national and state cenlifications,

{ ‘ wthod reporting limit is 7%. PLM analysis is based.on Visual Estimation and NESHAP fecornmends that any ashéstos content less than
. percent be verified by PLM Point Count or TEM Analysis. This repont iust not be reproduced except in full with the approval of the

laboratory.



Account - Workorder 4038-14-811 (Continued) Page 2 (Continugd)
Customer iR Sample

Sample Sample/ ldentification/ PLI Analysis Results
No. LayeriD  LayerName ~ Ashestos Fibers Other Materials
¢ 32226085 Ouiside Main Room
- Layer1:  Stucco None Delecled 100% NON FIBROUS MATERIAL
‘Gray, Hard

Aol i L

Analyst: MOHAMMED B, HASHIM Reviewed By: Hind Eldanaf, Micrascopy Supervisor
Total Number of Pages in Report: 2
Results relate only to.samples as received by the faboratory. Vislt v slabine.com for current cerlifications.

Acorediting bodies: AIHA-LAP, LLG 100527, NVLAP 101150-0, VELAP/NELAG 460135 - Call laboratory far current national and state cerfifications.

¢ thod reporting limitis 1%. PLM analysis is based on Visval Estimation and NESHAP recomihends that any asbestos conlent less than

\__percent be verified by PLM Point Count or TEM Analysis. This report must not be reproduced except In full with the approval of the
{faboratory.
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Annual Notice
Asbestos

To:  AB Custodial and Maintenance Personnel
Parent Teacher Association or other parent group
President of the Teacher Association

Subject: Asbestes releted aciivities
AHERA requirements

This notice covers the period from June 3, 2014 through June 3, 2015. The asbestos
related activities in the Ross Valley Unified School District during the subject period
include the following:

1. Six.month inspections will be conducted in the District. These will be done by

who has been trained to perform such activity. Written decumentation
will be produced as a result of these inspections. The focus of these inspections is to
determine if the condition of the asbestos has changed since the last inspection and to
determine response actions.

2. The designated person for the School District is
Questions about asbestos can be directed to himv/her.

3. There are no planned abatement projects during the above period of timeé. All projects
that do occur will have reports of the abatement irichading specifications and air
monitoring results that will be availdble for public inspection. All abatement that occurs
will cause a revision in the management plan to delete any asbestos, which is no longer
present. O & M operations will also be noted.

4. Before doing any remodeling work at your site, check with the designated person at
your site, so he can determine whether or not the area contains asbestos. Any extra
samples that need to be taken in this facility will need to be done by an accredited EPA
asbestos inspector. All response actions will need to be implemented by a Certified
Asbestos Consultant licensed through OSHA. Any activities, which might involve
asbestos removal, should first go through the designated person at your site as o cause
appropriate actions to take place.

A copy of the mariagement plan for this facility is available during normal business hours
in the district office, Appointments to examine the plans must be made in advance and an
appointment must be scheduled.

This notice is provided as required by AHERA.



PERIODIC SURVEILLANCE SCHEDULE

* Pursuant to Title 40 CFR Part 763 Subpart E, Section 763.92 [Training and

Periodic Surveillance] and the Management Plan’s. O&M Program [Routine
Surveillance and Re-inspections section}, 2 qualified representative of the
District is required to ensure that all of the buildings which have asbestos-
containing building material [ACBM’S] are routinely investigated to report
changes in the condition of these materials.

The Following schedule is provided to document that these facility-wide
surveillance activities are performed on a routine basis within the indicated

intervals. Surveillance must be performed on or before each date indicated
and continued in a periodic fashion every six [6] months thereafier,

SURVEILLANCE DATE DATE EXECUTED AUTHORIZED SIGNATURE

6/1/14 by g0 sy %

12/1/14 12 22 " 2or

6/1/15 g2 zon :
12/1/15 2o/ 2eur W
6/1116

12/1/16
6/1/17
12/1/17 ‘ -
6/1/18
10 121/18

Note: Anychange io the condition of the materisls musl have an explanatmn date and ares of the change attschied to the back of this

sheet. Pleasc follow the most current 3 year re-inspection narmtive 1o determine where thé ashestos at your facilitics and properfies
still exists,

R RN R R R T
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Ross Valley Unified School District
Disposal Procedures-Record Keeping

Disposal of all hazardous asbestos waste materials is done in accordance with Federal and State
Regnlations, Waste materials must be disposed of at an active site that has been approved by the state and

EPA for accepting hazardoas asbestos containing materials.

Documents: For each project involving hazardous asbestos waste from the district
will fill ont the appropriate waste disposal forms that will be signed by the landfill operator and
placed in a project log for easy access and review, These documents will be meintained for a period of not

less than thirty (30) years,

All hazardous asbestos waste will be disposed of in properly Iabeled containérs. The actval wording on

bags or drums shall be.
DANGER
As per CCR 1529
CONTAINS ASBESTOS FIBERS Subchapter (8) labels
‘ (A)YB) &C
AVOID CREATING DUST
CANCER AND LUNG DISEASE

Note: Some projects may require special containers (i.e. 55 gallon drumas) to be used for disposal of
hazardous asbestos containing materials. When such is the case, the district wilf comply with all
regulations pertaining to the correct waste disposal procedures. All hazardous asbestos containing
material is required to be removed and bagged wet. All hazardous asbestos waste must be double bagged
as part of the process. In between the two layers of bags a generator label is required fo be placed with the
manifest # showing thereon as well as the name and address of the generator, who would be Ross Valley

Unified School District.

These guidelines are subject to modification due to changes in Federal, State and Local regulations
pertaining to the asbestos indusfry.
Should there be any questions pertaining to these guidelines, please feel free to contact Asbestos Scisnce

Technologies, Inc. P.O. Box 505, Bangor, Ca. 95914, Phonenumber (530) 518-0934

DR-1



RECORDKEEPING OF MANAGEMENT PLAN

The School District will maintain all records in accorddnce with Part 763.94 including but not limited to
the following.

1. Maintain and keep an updated copy of the management plan in the District Office for each facility
. under jts administrative control and will be available-without restriction to the public, facility persohnel

and their representatives, and representatives of the EPA and the State, for inspection during normal
working hours.

2. Each facility within the Districts’ jurisdiction will maintain an updated copy of the management plan
which will be available for inspection.

3. The facilities within its jurisdiction will maintain accurate records of relevant events with the
management Plan and will include the following information:

Response Actions and prevention measures
Traiing of personne}

Periodic Surveillance

Reinspections and assessments

Cleaning activities

Small Seale, shot duration operation and maintenance activities

oMM mpD 0w >

All gperation and maintenance activities other than smali scale, short duration
aotivities

H. Any fiber release episodes .
Alb records will be retained at the District Office as part of this Management Plan.
Each area where ACBM has been removed, the records will be kept for a period of thrée years or until the
next required reinspection.
A record keeping checklist will be developed in accordance with 763.94.

After the expiration of Response Action activities and re-inspections, these records will be retained for a
period of 30 years,
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Ross Valjey Unified School District
RESPIRATORY PROTECTIONS PROGRAM FOR ASBESTOS

Prepared by:

Asbestos Science Technologies, Inc.
P. O. Box 505
Bangor, Ca. 95914
530-518-0934
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Introduetion

In accordance with Title 8, General Industrial Safety Orders, Section 5144 and OSHA
standards, Section 1910.134, the distriot has prepared and adopted this policy and

procedure for use of respirators for personal protection.

The district staff using respirators shall receive training and certifications as outlined

by this policy before any use of respirators is allowed,

This training and certification is designed to ensure the proper fit, care and use of

respirators by all persons. The improper use and care of respirators can resulf in

personal exposure while wearing and using respirators.

This program will provide personal protection for alf district staff and ensure a safer

work place.

Whenever possible, respiratory hazards or any other safety or health hazard should be engineered
out of the district environment. The safest environment is z hiazard free environment. With the
increasing use of sprays, chemicals, cleaners, paints, and solvents in both the home and work
environment it is impossible to avoid all potentially hazardous materials. Because it is not
possible to eliminate the hazardous environment completely, a properly chosen respirator can be
an effective way to reduce employee exposures to hazardous materials. The following district

program will provide the employee with the skills necessary to properly use a respirator.
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Physician Statement

The district, as part.of its routine pre-employment physical examination, will include a
respiratory exarnination and obtain a written report from a physician that the employee
is fit to work and wear a respirator. This will only be done for those employees that

would be required to wear a respirator as part of their employment activities.

This exam will be automatic for all maintenance and custodial staff that come in
contact with hazardous asbestos materials and will be provided. for any other staff that
may have a need to wear a respirator. Each department head will be responsible for
submitting a list of positions that may require use of respirators,

-

The district will ensure that these positions receive the proper physical examinations

daring pre-employment.

Employees with the district who have not received the training will be scheduled for

examination and training within 60 days of the approval of this procedure.
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Respirator Selection

~-Respirators will be assigned and fit cilecked to each.individual. This will ensure his
or her best protection and maintain the highest degree of hygiene.

--Proper selection of the respirator shall be made in accordance with the guidance of
ANSI-2 88.2-1980.

-In choosing a respirator, care must be taken to consider the nature and extent of the
hazardous environment and the type of work being performed. Respirators, filters,
cleaning materials are all stocked in the district warchouse. No respirators will be

issued unless employee has completed training and is on the approved respirator use

list.

~There is only one type of exposure district maintenance and custodial staff can expect

to encounter during routine work conditions,

The exposure would be to Particulate asbestos contamination, which would occur
during asbestos removal and maintenance. This can take the form of airborne dust or

asbestos vontaining pieces,

The proper size facemask must be used for each employee and the proper filter

cartridge must be used for the exposure anticipated.

Detailed facemask fit checks will be provided as part of the training as well as proper

selection of filter cartridges,
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In general, two filter cartridges will provide protection as follows: filters are color
coded and numbered to indicate which contaminate they are designed to protect

against,
Purple or Magenta will provide respiratory protection for particulate exposures, Black
will provide respiratory protection for vapor exposures. Filters can be used together to

provide protection from both types of exposure, however:

A vapor filter will not guarantee protection from particulates and, a particulate filter

will not guarantee protection from vapor exposures.

In addition fo the above a full range of specialty cartridges are available as -may be

required.

Cleaning and Care of Respirators

Each employee will be responsible for the ongoing care and maintenance of the
respirator. Respirators not in use must be stored in a clean and sealed plastic bag.
Recommended American National Standard Practices ANSI 288.2 1980 (A9) for
cleaning and sanitizing respirators will be demonstrated as part of this training.and will

be required after each use. A copy of this standaxd is included as appendix 1.
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Fit and Function Checks

Each time a respirator is to be used & simple fit and each employee must perform

function check.

This will include the proper positioning of the respirator on the face. The correct

placement and use of the headband and a positive and negative pressure fit check.

Each employee will be instructed in the proper techniques of fitting and these are

illustrated in Appendix I1.

In addition to-the ongoing fit and fanction test pecformed at each use an irritant smoke
qualitative fit test will be performed on each employee as part of the initial training and
at one-year re-certification intervals. This ensures the respirator fit and condition is
stifl valid. This test may be performed more frequently at the discretion of the
employee or employer. A detailed step-by-step procedure for both qualitative and

functional fit tests is included in the appendix.

NIOSB/MSHA Approvals

Respirators that are approved by NIOSH/MSHA are the only respirators that are

authorized for use.

Only approved respirators will be stocked in the district maintenance facility.
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Only manufacturer-approved paris can be used and no non-standard parts may be

substituted.

Each manufacturer receives certifications and meets NIOSH and MSHA standards with
a system including all parts and filters. A headband or filier from one manufacturer

cannot be interchanged with another manufacturer’s equipment.
Certification

At the satisfactory completion of training and fit checks each district employee will be
placed on the respirator certification list, receive a respirator, and a certification will be
placed in the employee’s personnel file. The master list will be maintained in the

district Maintenance and Operations Department.

PROCEDURE FOR IRRITANT SMOKE

QUALITIVE FIT TEST

1. The test conductor shall explain in detail the chosen protocol to the test subject before

any testing takes place.

2. The test subject shall properly select and don the respirator and perform Positive

and Negative fit checks as outlined above,
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3. The test subject shall wear the respirator for several minutes before starting the fit

test,

Caution; Trritant smoke should only be handled in a well-ventilated area. The actual
Irritant Smoke Fit Test should also be performed in a well-ventilated area, Air
purifying respirators used in the conduct of these fit tests must be equipped with high

efficiency cartridges.

MATERIALS

The Irritant Smoke Fit Test Kit contains the following items:
1. Instruction Manual
2. Irritant Smoke tubes (box containing 6 tubes').

3. Aspirator bulb

4. Smoke tube opener {1/4” metal tube)

PROCEDURE

1. All testing is 1o be performed ontside in a well-ventilated area..

2. The respirator to be tested shall be equipped with high efficiency cartridges or filters.
3. The test subject shall be allowed to smell a weak concentration of the irritant smoke
before the respirator is donned to become familiar with its characteristic odor.

4. Advise the test subject that the smoke can. be irritating to the eyes and instruct the

subject o keep hissher eyes closed while the test is performed.
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5. Break both ends of an irritant smeke tube containing stannic. oxychloride with the 2
piece of 4™ metal tubing provided, Caution: To protect from flying glass, wear eye
protection.

Attach a short length of (approximately 2 inches) of tubing to both ends of the smoke
tube. Attach one end of the smoke tube with rubber tubing to the outlet end of the

aspirator bulb.

‘The test conductor shall direct the stream of irritant smoke from the tube towards the

face seal area of the test subject, beginning at a distance of at ieast 12 inches from the
face piece and gradually move to within one inch, moving around the whole perimeter of
the mask.
6.The following test exercises shall be performed while the smoke is challenging the
respirator-seal,
Each exercise shall be performed for otie minute:
A. Normal Breathing.
B. Deep Breathing. Be sure breaths are deep and regular.
C. Turning head from side to side. Be certain movement is complete. Alertthe
test subject not to bump the respirator on the shoulders. Have the test subject
inhale when his/her head is at eiﬁer side.
D. Nodding head up and down. Be certain motions are complete and made about
every second. Alert the test subject not fo bump the respirator on the chest. Have
the test subject inhale when his head is in the fully up position.
E. Talking. Talk aloud and slowly for several minutes. The following
paragraph is called thé Rainbow Passage. Reading it will resuit in a wide range

of facial movements, and thus be useful to satisfy this requirement.
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RAINBOW PASSAGE

When the sunlight strikes raindrops in the air, they act like a prism and form a rainbow, The
rainbow is a division of white light inte many beautiful colors. These take the shape of a long
round arch, with its’ path high above, and its’ two ends apparently beyond the horizon. There is,
according fo legend, a boiling pot of gold at one end. People look, but no one ever finds it.
When a man looks for something beyond reach, his friends say he is looking for the pot of gold

at the €nd of the rainbow.

F. Normal bredthing,

Note:‘ This is the passage required to be used as listed under the re;gulatory
requiremerits. [t is important that all employees géing through these tests be
clean-shaven around facial areas that may come in contact with the sealing
portion of the mask so that a proper seal is possible. These. tests should be
performed on all employees using respirators and during their pre-employment
indoctrination. While on the job, the individual wearer should perform the

negative pressuré test before enfering a contaminated atmosphere.

All employees needing to wear a respirator must suceessfully complete the “Respirator

Fit Test Record” before initial use.

R-10
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Procedure For Respirator Inspection, Maintenance, Storage and Cleaning
Inspection and Maintenance

Al employees who aré issued respirators have the responsibility of correctly using and
maintaining their respiratory equipment. Your good health thay depend on how seriously you
take these responsibilities. Wearing poorly maintained or malfunctioning respirators can mislead
you into thinking that you have protection. In that sense, it is more dangerous than not wearing a

respirator at all.

The most important part of a respirator maintenance program is regular and frequent inspection

.

of the device. Inspections performed conscientiously will identify damaged or maifunctioning

respirators before they can be used.

Examine the face piece for:

i. Bxcessive dirt.
2. Cracks, tears, holes or distortion from improper storage.
3. Inflexibility (stretch and massage rubber or elastomer parts to restore flexibility - this also

‘prevents warping or sticking during storage),

v
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Examine the head straps for:

1, Breaks.
2. Loss of elasticity

3. Broken or maifunctioning buckles and attachments.
Examine the exhalation valve after removing its’ cover for:

1. Foreign material, such as detergent residue, dust particles, or human halr under the valve

seat,
2. Cracks, toars or distortions in the valve seat.
3. Improper insertion of the valve body in the face piece,

4. Cracks, breaks or chips in the valve body, particularly in the sealing surface.

5. Missing or defective valve cover.

6. Improper installation-of the valve in the valve body.
Examing the air purifying ¢lements for;

1. Incomect cantridge or filters for the hazard.

2. Incorrect installation, loose connections, missing or worn gaskets, or cross threading in

holder.
3. Expired shelf life date on cartridge,

4. Cracks or dents in outside case of filter or-cartridge,

5. Evidence of prior use of the cartriige.

R-12
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Cleaning and Disinfection

Routinely Qséd}espirators should be cleaned and disinfected frequently to insure that proper
protection is provided for the wearer, Respirators that are not individually assigned and those
used for emergencies should be cleaned and disinfected after each use. When cleaning and

disinfecting respirators:

1. Remove any filters and/or cartridges.

2. Wash the face piece with a cleaner-disinfectant or detergent sofution {preferably a mild
ammonia solution). Use a hand brush to facilitate removal of dirt.

3. Rinse completely in clean, warm water.

4. Air-dry in a clean area.

5. Inspect valves, head straps and other paits. Replace with new parts when defective,

6. Inseria new filter and/or cartridge in the unit. Make sure the seal is tight.
Wearers who are issued respirators and who use them infrequently should decide wisely on when
to thoroughly clean their respirator. Some manufacturers recommend cleaning after each day’s
usage. Respirafors should certainly be cleaned when the dust filter andfor chemical cartridges

need to be chariged,

Chemical cartridges need to be replaced when breathing becomes difficult or-when odors of

vapors become noticeable, These are signs that the chemical cartridges have served their usefil

life.

R-13
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Storage and Repair

Experienced persons must do replacement or repairs with parts designed for that respirator. The
substitution of parts from a different brand or type of respirator invalidates approval of the

device by MSHA and NIOSH.

All the care-that has gone into inspection, cleaning, and necessary repair can be negated by

improper storage. Respirators must be stored to protect against:

I. Dust.

2. ‘Saniight

3. Heat.

4. Extreme cold

5. Excessive moisture.

§. Damaging chemicals,

7. Mechanical damage - leaving a respirator unprotected, as on a workbench, 100} cabinet or

box among heavy wrenclies, etc., may damage it.

I
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Lo Ross Valley Unified School District

Medical Surveillance Requirements

A, Annual Medical Exam:

Employees who will be engaged in Class I, 11, I or IV werk are required to be enrolled in the medical

surveillance program operated by the district.

All employees that are scheduled to be engaged in Class I, 11, 11 or I'V asbestos activities and who may
" be exposed at or above.the (PEL) Permissible Exposure Level-of 0.01 f/cc are requirved to undergo

physical examinations on a yearly basis as defined below, The requirement is also in effect if the

person will be assigned to do work in a negative pressure containment (regalated area), CCR 1529 (m)

(2) (A) 1&2 Ross Valley Unifisd School District will provide at its> own expense, a medical exam for

— ench employee involved in the above in accordance with CCR 1529, The medical exam consists of 2
( : " general examination and a specific examination. X-rays will be given at the frequency indicated in the
table shown below.
The-specific examination includes the following:
1. A chest roentgenogram (posterior-anterior 14 X 17 inches).
Table | below establishes the requirement for the frequency of the chest X-ray.
Table.1
Years Since First Exposure Age of Employee
Less than 40 40 and oider
0-10 Every 3 years Annually*
10+ Annuatly* Annually*
Oblique X-rays need only be performed every 3 years
2. A history of elicils sympiomatology of respiratory disease.
3. A pulmonary function test to include Force Vital Capacity (FVC) and Forced Expiratory Volume
1‘&_:‘,‘ {FEV} at 1 second.
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If the examining physician determines that any of the examinations should be provided more frequently

than specified, the district shall provide such examinations to affected employees at the frequencies

specified by the physician. CCR 1529 {m) (2) (A} 4. The district shall provide any other examinations or

tests deemed necessary by the examining physician. CCR 1529 () (2) (B) 4. The district shall provide 2
copy of the physictans® written opinion to the affected employee within 30 days from its’ receipt. CCR
1529 (m) (4) (A). The district provides an annual physical to each of its’ eruployees which engage in
asbestos removal activities. In the event that any of the above employees are. terminated, the district
providés or makes available, within (15) days of tetmination, the above physical examination.

B. Medical Records

The District maintains s complete and accurate record of all medical examinations for a period of thirty (30)

years after termination of employment.

C. Imstruction to Physician

The District will specifically instruct the examining physician not to include in his written opinion, findings
or diagnoses unrelated to occupational exposure to asbéstos as per CCR 1529 Subsection (B) Examination.
The information provided to the physician shall include a copy of CCR 1529 (m).and appendices D, E and
Fto CCR 1529, a description of the affected employees® duties as they relate to the employees’ exposure,
the employées® representative exposure level or anticipated exposure level, a description of any personal
protective and respiratory equipment used or to be used, and information from previous medical
examinations of the affected employee that is not otherwise available to the examining physician.

This medical surveillance program has been written and prepared by Asbestos Scienee Technologies, Inc.

This document may not be reproduced except by Ross Valley Unified School District for the district,,

regulatory agencies or the disfricts® phiysician.
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Contractor Netification of Possible Qusite Asbestos

This Notification is to inform you that you may encounter asbestos producis during the walk-through at this
site. Many products in buildings contain asbestos. 1f you encounter any asbestos products which are openly
hazardous during the walk-through — feel free to contact the site supervisor conducting the walk-through
immediately. It may be deemed necessary to don personal proteciive equipment during a walk-through of
this site for your protection ifthis occurs. Please sign this form that you have been notified, leaving your

name and company that you are representing,

MName:

Company:

Address & Phone:
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LEASE
1. PARTIES:

1.1 This lease is made on the -~ day ot JANE
1986 between the Ross Valley School Distiict (lessor)}, whose
address is 46 Green Valley Court, San Anselmon, CA 94960, and
San Anselma Montessori School, F.0O. Box 707, San Anselma,
California 949460,

1.2 Recitals: This lease is made with reference to the
following facts and abjectives: 1} Lassor {s the owner of
certain real property known as Red Hill School which is not
needed for school classroom purposes; 2) Lessee is desirous
of leasing a portion of said premises.

2. PREMISEDR:

2.1 Description: Lessor leases to lesses and lessee
ieases from lessor that portion of the Red Hill School site
described as follows: Room 30, Room 30 Storage, Room 33,
Room 35 Stograge, in Building C. Ses shaded portions of
Exhibit A attached hereto and incorporated by reference as i¥
fully set farth herein. The total square footags leased ig
2,628 square feet. In addition, lessee shall bhave the right
to a nan~exclusive use of the parkingy playground, and open
space areas on said site during the time the regular daily
program is in sessian.

A, TERM:

3.1 The term shall be two (2) years (commenting on July
i, 1986 and shall expire Juns 30, 198B.)

4. ACCEPTANCE

4.1 At the commencement of the term Lessee shall atcept
the buildings and improvements and any equipment in their
existing condition and state of repair, and Lessee agrees
that no statements, representations, oF warranties e)pressesd
or implied, have besn made by or on behald of Lessor in
respect thereto except as contained in the provisions of this
lease, and Lessor shall in no event be liable for any latent
defocts,

S. REMT:

3.1 Lessee shall pay the lessor as minimum monthly rent
the sum of .52 per square foolt, or a total of $1,%67.Q0 per
mortth in advance on the first day of sach month, commehcing
on the date the term commences, and continue during the . term,
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G.2 The minimum monthly rent provided for in paragraph
5.1 shall be adjustad upward by four percent (4%4) aver the
previous year s rent at the commencement of the second year
of the term. PFrior to occocupancy, Lessee shall deposit first
and last monthly rent, together with ore month’'s rent ‘as a
damage deposit. -~

5.% A late payment penalty of 1.8% shall be charged for
pach day the rental is late commencing on the sixth day afier
due date, payable with tha following month's rent.

5.4 The Lessee shall pay any and all personal praoperty

tares including any non use fees that may be assessed against

Diatritt by the State of Californiay possessory interest fees
ar other assessments and charges reguired as a result of
Lessee’'s use of the described facilities.

6. USE OF PREMISES:

6.1 Lesses shall use the premises exclusively for day
care, and sducational purpoases.

6.2 Lessee shall not dao, bring, or keep anything in or
about the premises that will causs a cancellation of
insurance covering the premises. If the rate of any
itnsurance carried by lessor is increased as a result of
lesgen's use, lessee shall pay a sum equal to the difference
between the wriginal premium and the intreased premium not
fater that ten (10) days after lessor has notified lessee in
writing of the inctreased pramium,

6.3 Compliance with laws: Lessee shall comply with all
laws concerning the premises or lessee’s use of thé premises,
includirg without limitation, the obligation, &t lessee’'s
cost, to alter, maintain or restore the premises ih
compliance and conformity with all laws relating to the
candition, use or occupancy of the premises during the term.
Lessee shall obtain all necessary permits and auwthorization

from the City, County or State required for the use @f the
premises.

bh.4 Lessee shall not use the premises in any manner
that will constitute waste, nuisance pr unreasopable
annoyance to owners or ocoupants of adiacent properties.

7. MAINTENANCE/ALTERATIONS

7.1 Lessor’'s obligation: Lessor shall maintain the
following:

1} the structural parts to the building and other
impravements that are part of the premises. Said structural
parts include only the foundation, bearing and esterior walls
{excluding glass and doors), sub flooring and roof.
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21 the unsxposed electrical, plumbing and sewage
systems

%

3) heating systems servicing the premises:

Provided, however, that in the event maintenance
costs for the entire site excesed F3.500,.00 per yesar {for each
vear of this lease, lessor shall have the option to terminate
this lease upon 30 days prior written notice without
liability for such maintenance or for any other clain.

Eucept that upon mutual agresment of the parties, lesses may
avaid such termination by paying for the excess maintenance
costs.

7.2 Lessee’s obligation: Except as provided in
paragraph 7.1 lessee, at its wost, shall maintain all other
portinns of the premises, including, but not limited to, all
lessee’'s personal property, windows, interior and exterior
painting of the premises and routine custodial service. The
security and fire alarm system should beé in operation when
lessee is not odoupying the premises. The cost for
maintenance, operation and maintaining of security and fire
alarm systems shall be prorsted based on square footage
occupied by the lesseé. These prorated costs for maintenance
and operation of the security and fire alarm system shall be
the responscbility of the lesses. Floors shall be stripped
and waxed twice a year. All such maintenance shall be
subject to prior approval of lessor.

It shall be the responsibility of Lessee to
maintain the area immediately adjacent to the leased pramises
in a clean and neat condition {(Sze Exhibit B). If the Lessee
fails to do so the Lessor shall pasrform the work and Lessee
shall pay the Lessor for all costs incurred.

7.3 Lessee’'s responsibility for damage: Lessee shall
he liable for any damage to the premises resulting from the
acts or omissidns of lessee or its auwthorized
repgresentativesy ot in any way comected to lessee’s use of
premises. .

7.4 QAlteratiochs: Lessee shall be permnitted to
construct at its cost and expense a playground structure on
the playground of Red Hill School. Construction shall not
commente until lessee has obtained prior written approval
from lessor. Upon the espiration or termination of the term
of this lease, lessee shall remove the play structure at
lessee’'s cost and expense within five (3) days after said
expiration or termination. Upon removal of playgound
structure, lessee shall restdre the affected portion of the
playgtround to its condition immediately prior to the
construction of the play structure.
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7.5 - Lessae shall pay all costs for construction done by
it or caused to be done by it on the premises as permitted by
this lease. Lesses shall keep the premisgses and land of which
the premises are apart free and clear of all mechanic s lisns
resulting from construction done by or for lessee.

8. UTILITIES

8.1 Except when lessor provides otherwise, lessee shall
make all arrangements for and pay for all utilities and
services furnished to orf used by it, includingy without
limitation, gas, electricity, water, telephpne service, trash
collection and for all connection charges.

9, INDEMNITY AND INBURANCE

2.1 Lessor shall not be liable to lessee faor any damage
to lesses or lessee’s property fram any causa. Lesseg waives
z#ll claims apgeinst lessor for damage to person or property
arising for any reason sxcept that lessor shall be liable ko
lessee for damage to lessee resulting from the acts or
omissions of lessor or its awthorized representatives

7.2 lLessee shall defend, indemnify and hold lessor
harmless from all claims and damages to any pgrson or
property arising out of or in connection with lessee’'s use of
the premises or occurring in, on, or ahout the premises
exceapt, that lessor shall be liable to lesses for danage
resulting from the acts or omnissions of lessor or its
authorized representatives. Lessor shall hold lessee
harmless from all damages arising out Df any such damage.

?.% Public Liability Insurance: Lessee at its cost
shall maintain public liability insurance for bodily injury
and property damage with a combinped single limit of not lass
than #1,000,000,00 which provides coverage against all
liability of lessee and itg auvthorized representatives
arising out of and in connection with lessee’s use and
ocoupancy of the premises. This public liability insurance
shall insure pstrformance by lessee of the indemnity
provisions of the lease. Lessor, its agents, aemployees and
mambetrs of the governing board, shall be named as additional
inswed. Lessee’s policy shall have primary inswrance
endorsemnesnt as respects the lessor’s interest, to be reviewed
and approvaed asnnually by lessor.

lessar shall receive fiftegen (13) days notice prior to
termination of coverage. A certificate of such insurancs
shall be presented to Lesspr grior ta occupancy.

2.4 Lesses’'s fire insurance: Lesses, at its cost,
shall maeintain on &ll its personal property, lessee’s
improvements and alteration, in, on, or about the premises a
pelicy of standard fire and extsnded coverage insurance with
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vandalism and malicious mischief endorsements, to the sxtent
af at least eighty percent (80%) of their replacement value.
The proceeds from any such policy shall be used by lesses for
the replacement of personal property or the restoration of
legsses’'s improvements or alterations.

2.5 Lessor shall maintain standard fire and extended
coverage inswrance, with vandalism and malicious mischief
endaorsements, at replacement value on the premises. [esses
shall pay to District in addition to rent; its pro-rated cost
of such coverage.

Z.6 Waiver of subrogation: The parties relesase each
other , and their resgpective authorired representatives, from
any claims for damages to any person or to the premises and
to the fixtures, personal property, lessee ‘s improvements,
and alterations of either lessee or lessor in or on the
premises that are caused by or result from risk inswed
against under any inswrance policies carried by the parties
and in force at the time of such damage.

2.7 As a contdition of this lease, lessor shall be
inserted as an added insured on all lessee insurance
pelicies. Satisfactory proof thereof shall be submitted to
lessor prior to occupancy.

Each -party shall cause each insurance poligy
obitained by it to provide that the inswance company waives
a4ll right of recovery by way of subrogation against either
party in connection with any damage coverad by any policy.
Meither party shall be liable to the other for any damage
caused by fire or any of the risks insured against under any
insurance policy redquired by this lease.

10.DESTRUCTION:

1¢.1 IF during the term, the premises are totally or
partially destroyed from any cause, trendering the premises
totally or partially inaccessible or unussable, lessor may
either terminate this lease or restore the premisés within a
reasonable time and this lease shall continue in full force
and effect., I+ the premises are rendered partially or
totally inaccessible or unuseable for & periocd of mors than
30 days and the District’s insurance fails to provide
suitable alternative fagilities, the parties shall
renegotiate the provisions of this lesase.

11. CONDEMNATION

1i1.1 If the premises are totally taken by condemnation,
this lease shall terminate on the date of taking. The lease
shall also terminate i+ there is a partial taking which
renders the use of the premises impractical by lessee.
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12. DEFAULT}

12,1 Lessee‘s default: The occurrence of any af the
fpllowing shall constitute a default by lessee: 1) Ffailure
to pay rent when due, if failwe continues for five (3) days
after notice has been given to lesses; 20 abandonment and
vacation of the premisesy I Ffailure fo perfors any non-—
rent covenant aof this lease if not cured within 30 days after
notice has begn given to lessse.

Notice given under this paragraph shall specify the
alleged default and the applicable lsase provisions and shall
demand that lessee perform the provisions of this lease or
pay the rent that is in arrears, as the case may be, within
the applicable period of time, or quit the premises. Mo such
notice shall be deemed a forfeiturs or a terminsation of this
lease unless lessor so sglects in the notice.

12.2 lLessor can continue this lease in full force and
effect, ang the lgase will continue in effect as long as
lessor does not terminate lessee’'s right to pussession, and
lessor shall have the right to collect rent when due. During
the term lesses is in default, lessor can enter the premises
and relet them, or any part of them to third parties for
lessee’'s account. Lesses shall be liable immediately to
lessor for all costs lessor incurs in reletting the premises,
including, without limitations, broker’'s commission, expenses
of remodeling the premises reguired for the relstting, and
like costs. Reletting can be for a periopd shorter or longer
than the remaining term of this lease. Lessee shall pay the
lesger the rent due undsr this leasse on the dates the rent is
due, less the rent lessor received from any reletting. No
act by lessor allowed in this paragraph shall terminate this
lease unlass lessor notifies lesses that lessor slects to
terminate the laase.

laessor can terminate lesses’s right to possession
of the premises at any time. No act by lessor other than
giving notice to lessee shall terminate this lease. Acts of
maintenance, sffarts to relet the premises, or the
appaintment of a receivar on lessor's initiative to protect
lessor ‘s interest under this lease shall not constitute a
termination of lessor’'s right to possession.

Lessorr at any time after lessee commits a default,
can cure the default at lessee’s cast. If the lessor at any
time, by reason of lessee’'s detault, pays any sum or doss any
act that requires the payment of any sum, the sum paid by
lessor shall be due inmediately from lessee to lessor at the
time the sum is paidy and i¥ paid at a later date shall bear
intereat at the rate af ten percent per annum from the date
the sum is paid by lessor until lessor is raimbursed by
lessee. The sum, together with the interest an it, shall be
additional rent.
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Lessar and its awthorized representatives shall
have the right to enter the premises at all reascnable times
for any of the following purposess 1) to determine whather
the premises are in gpod condition and whether lessee is
conplying with its obligation under this lease: 23} to do
any necessary maintenance of custodial work required by this
lease.

13, NAOTICE

13,1 Any notice, demand, reguest, consent, approval,; or
communication that either party desires or is reguired to
give to the pther party, or any other person, shall be in
wrriting and either served personally &r sent by prepaid,
first class mail. 6Ony notice, demand, request, consent,
approval , or communication that either party desires, o is
required to give to the other party, shall be addressed to
the other party at the address set forth in the introductory
paragraph of this lease, Either party may changes its address
by notifying the other party of the changs of address.

Notice shall be deemed communicated within 72 hours of the
time of pailing i+ mailed as provided in this paragraph. Any
rotice to lessee served in connection with or under this
lease shall be deemed properly served if addressed to the
individual signing this lease .on behald aof legssee, or said
individual ‘s successor, addressed to lessee’'s office at the
Red Hill School.

14. WAIVER:

14.1 No delay or omission in the exercise of any right
or remedy of lessor on any default by lessee shall impair
such & right or remedy o be construed as a waiver.

14.2 The receipt and acceptance by lessor of delinguent
rent shall not constitute a waiver of any other default (it
shall constitute only a waiver of timely payment for the
particular rent payment involved). No act or conduct of
lessor, including, without limitation, the acceptance of

the keys to the premises, shall constitute an acceptance of

the surrender of the premises hy lessor before the expiration
of the term.Only a notice from lessor to lesses shall
constitute acdeptance of the surrender of the premises and
accomplish a termination of the lease. ‘

14.3 lessor's congsent to oF approval oh any act by
lessee requiring lessor’s consent or approval shall not be
deemed to render unhecessary lessor ‘s consent to or approval
af any subssqguert act by lessee.

14.4 Any waiver by lassor of any default must be in
writing and shall not be waiver of any other defanlt
concerning the same or any other provision of the lease.
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1%. ATTORNEY ‘s FEES;

18.1 If either party becomes a party to anvy litigation
conaerning this lease, the premiges, or the building or other
improvements in which the premises are located, by reason of
any act or omission of the other party or its authorized
representatives, and not by any act or omission of the party
that becomes a party to that litigation or any act or
omission of its authorized representatives, the party that
causes the other party to becoses involved in the litigation
shall be liable to that party for reasondble attorneys foes
and court costs incurred by it in the litigatian.,

15.2 If either party commences an action against the
aother party arising out of or in conmnection with this lease,
the prevailing party shall be entitled to have and recover

from the losing parity reasanable attorneys fges and costs of
suit.

1&. SURRENDER OF FREMISES ~ HOLDING OVER:

16.1 Surrender of premises: On eupiration of the ten
days after termination of the term, lessee shall suwrrender to
lessor tha premises and all lessee’s improvements and
alterations in good condition (except for ordinary wear and
taéar), except for alterations that lessee has the right to
remove or is obligeted to remove. Lesses shall remove all
its personal property within the above stated time.

Leszor can elect to retain or dispose of in any
manner any alteration of lessee’'s personal property that
lessee does not remove from the premises upon expiration or
termirnation of the term as allowed or reqguired by this lease
by giving at least ten days notice to lesses. Title to any
such alterations or lessese’'s personal property that lessor
elects to retain or dispose of on eupiration of the ten day
period shall vest in lessgr. Lessee waives all claim against
lessor for any damage to lessee resulting from lessor’s
retention of or d:sposition of any such alterations of
lessor ‘s retention of or disposition of any such alterations
of lessor’s personal property. Lessee sall be liable to the
lessor for the lessor's costs for storing, removing, and
dispeding of any alterations or lessee’s personal propetrty

and shall pay lessor in addition monthly rent equal to three

(3 times the monthly rent payable for the last month of the
term thereof; and payment of such amounts shall not create
any right of lessee to remain as tenant beyond the term
herent or for any period thereaftier.

I¥ lessee fails to surrender the premises to lessor
on exspiration of ten days after termination of the term,
lessee shall hold lessor harmless for all damages resulting
in lesser’s failure to surrender the premises.



14.2 Holding Over: I+f lessee, with lessor’'s written
consent, remains in ppssession of the premises after
expiration or termination of the term, or after the date in
any natice given by lessor to lessee terminating this leass,
such possession by lessee shall be deemed to be a month-to- |
month tenancy terminable on 30 days notice given at any time
by either party. During such morth—to-month tenancy, lessee
shall pay all rent reguired by this lease. All provisions of
this leasé except those pertaining to term shall apply to the
month-to~month tenancy.

17. MISCELLANEQUS PROVISIONS;

17.1 Successors: This lease shall be bifiding on and
enure to the benefit of the parties and thelir successors
provided, however, lessee shall not voluntarily assign or
gncumher interest in this lease or in the prenises, or
sublease all ar any part of the premises, or alleow any other
person or entity to ocoupy or use any or all of any part of
the premises, without first obtaining lessor s consent. Any
assignment, encumbrance or sublease without lessor's consent,
shall be voidable and, at lessor’'s election, shall constitute
a default, No consent to any assignment, encumbrance, or
sublease shall constitute a further waiver of the provisions
ot this paragraph.

17.2 California Law: This lease shall be construed and
interpreted in acgordance with the laws of the State of
California.

17.3 Adult supervision: Lessse shall provide adeguate
adult supervision over the conduct of all activities on the
premises.

17.4 Termination of leaser This lease shall be
terminable: 1) by the lessor upan the giving of thres (5
months written notice in the event of sale of premises; (2)
by the lessor upon the giving of sixty (40) days written
notice if lessor hereafter determines that it bas a need to
reemploy the premises for the purpose of classroom
instruction, and/or to renovate or reconstruct the existing
building for such purpose; 3) by lessor, upon the giving of
thirty (30) days written notice, should problems arise of
such severity that lassor in reasonable enercise of its
discretion, determines that continued use of the premises by
lessee is not in the best interest aof the school district or
community; 4) by the lessor on thirty (30) days written
notice in the event that lessee ceases to employ the premises
exclusively for the permitied purposes; and S) by the lessor
at any time, aftgr violation or nonperformance by the lessee
of any of the terms and provisions hereof, incurred after
thirty: () days written notice. '
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i7.% One yevar extension option: Upon expiration or
termination of the term of this lease, ths parties may
renegotiate a one year extension of this lease. Buch
extension must be mutually agreed to by both parties.
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EXHIBIT "A”

TO JOINT USE AGREEMENT AND LEASE

BETWEEN

ROSS VALLEY SCHOOL DISTRICT AND SAN ANSELMO MONTESSORI

FISCAL YEAR JULY 1, 2015 THROUGH JUNE 30, 2018

Premises and Rates

During the term of this Agreement, San Anselmo Montessor] shall have use of the
following space (“Pretises”) at the Red Hill School for the use payments as indicated:

Room 2 - Classroom

Exclusive use for July 1, 2014~ $2,142.00 per month
June 30, 2015 {1,224 sq ft) {31.75 per s ft)
Execlusive use for July 1, 2014~ | Roomi 3 - Office $246.75 per month
June 30, 2015 {141 sq ft} {$1.75 per sq'ft)
Exc»lixsive‘ use forj‘u'ty 1,2014~ | Room 5 - Bathrooms $350.00 per manth
lurie 30, 2015 {200 sq ft) ($1.75 persq ft)
Exclusive use for july 1, 2014~ | Room 15 - Classroom | $1,911.00 per month
June 30, 2015 {1,082 sqft) {$1.75 persq ft)

Total: 2,657 sq. ft. $4,649.75 per month
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AMNDMNT NQ.S TO LEASE

PARTIES
This Amendment No. 5 to Lease Agreement (“Amendment”) is entered into this 1st dayof July

2015 by and between Ross Valley School District, a California public school district (*District”) and San
Anselmo Montessort School (“Lesses,” collectively the “Parties™).

RECITALS
WHEREAS, District and Lessee entered into a Lease Agreement (“Lease’™), dated July 1, 2008, for

certain real property known as the former Red Hill School, located at 101 Shaw Drive, San Anseimo,
CA 94960 (“Red Hill School); and

WHEREAS, District and Lessee desire to amend the Lease.

NOW THEREFORE, in consideration of the mutual promises and covenants set forth above and
contained herein, District and Lessee agree as follows:

AGREEMENT
1. Sgetions 4.1 shall be modified in its entirety as follows:

4,1  Lessee shall pay the Lessor as minimum manthly Rent the sum of $1.75 per
square foot for a tota of $4,649.75 per month in advance on the first day of each
month, commencing on the effective date, and continuing during the: Tem,

IN WITNESS WHEREOF, the parties hereto havc accepted and agreed to this Amendment on the dates
indicated belaw.

Dated: , 2015 Dated: _ : , 2015
ROSS VALLEY SCHOOL DISTRICT SAN ANSELMO MONTESSORI SCHOOL
‘By:' By:

Prinit Name: Print Name:

Print Title: Print Title:




LEASE
1. PARTIES:

1.1 This lease is made on the -8t o gay.or-August .
19838 betweean the Ross Valley School District (lessor), whose ad-
dress is 46 Green Vallev Court, San Anselmo, CA 24960, and
Marilyn Izdebski, 15 Cottage Ave., San Anselmo, CA 94960,

1.2 Recitals: This lease 1is made with reference to the
following facts and objectives: 1) Lessor is the owner of cer—
tain real property known as Red Hill School which is not needed

for sgchool classroom purposes; 2) Lesses is desirous of leasing
a portion of said premises.

2. PREMISES:

2.1 Description: Lessor leases to lessee and lessee leases
from lessor that portion of the Red Hill School site described as
follows: Library (1,426 =g. ft.) in Building B. See shaded
portions of Exhibit A attached heréto and incorporated by
reference as if fully set forth herein. The total square footage
leased is 1,426 sqguare feet, In addition, lessee shall have the
right to a non~exclusive use of the parking, plavground, and open

space areas on said site during the time the regular daily
progran is in session.

TERM:

3.1 The term shall be one (2} years (commencing oh BAugust
1, 1988 and shall expire June 30, 1990.)

4. ACCEPTANCE:

4.1 At the commencement of the term Lesses shall accept the
bulldings and improvements and any eguipment in their existing
copdition and state of repair, and Lessee agrees that ne statew
ments, represertations, or warranties expressed or implied, have
been made by or on behalf of Lessor in respect thereto excent as
contained in the provisions of this lease, and Lessor shall in no
event be liable for any latent defects.

5. RENT:

5.1 Lessee shall pavy the lessor as minimum monthly rent the
sum of $.56 per sguare foot, or a total of $799.00 per month in
advance on the first day of each month, commencing on the date
the term commences, and continue during the term.
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5.2 The minimum monthly rent pyovided for in paragraph §.1
shall be adjusted upward by four percent (4%} over the previous
year's rent. Prior to occupancy, Lessee shall deposit first and

last monthly rent, together with one month's rernt as a damage
deposit.

5.3 A late payment penalty of 1.5% shall be charged for
each day the rental is late commencing on the sixth day after due
date, payable with the following month's rent.

5.4 The Lessee shall pay any and all personal property
taxes including any non use fees that may be assessed against
District by the State of Califorhia, possessory interest fees or
other assessments and charges reguired as a result of Lessee's
use of the described facilities.

6. USE OF PREMISES:

6.1 Lessee shall use the premises exclusively for

6.2 ILessee shall neot do, bring, or keep anything in or
about the premises that will cause a cancellation of insurance
covering the premises. If *the rate of any Iinsurance carried by
lessor is increased as a result of lessee's use, lessee shall pay
a sum egual to the difference bheiween the original premium and
the increased premium not later than ten [10) days after lessor
has notified lessee in writing of the increased premium.

6.3 Compliance with laws: Lessee shall comply with ail
laws concerning the premises or lessse’s use of the premises, in-
cluding without limitation, the obligation, at lessee's cost, to
alter, maintain or restoere the premises in compliance and confor-
mity with all laws relating to the condition, use or occupancy of
the premlises during the term. Lessege shall obtain all necessary

pernits and authorization from the City, County or 8tate reguired
for the use of the premises.

6.4 Lessee shall not use the premises in anv mananer that
will constitute waste, nuisance or unregsonable annoyance to
owners or occupants of adjacent praperties.

7. MAINTENANCE/ALTERATIONS:

7.1 Lessor's obligation: Lessor shall maintain the follow-
ing:

1) the structural parts to the building and other im-
provements that are part of the premises. Said structural parts
Include only the foundation, bearing and exterior walls
{excluding glass and doors), sub flooring and roof.
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2) the unexposed electrical, plumbing and sewage sys~'
tems '

3) heating systems servicing the premises:

Provided, however, that in the event mainteénance c¢osts for
the entire site exceed $3,500.00 per year FTor each vear of this
lease, lessor shall have the option to terminate this lease upon
30 days writteh notice without liability for such maintenance or
for any other claim. Except that upon mutual agreement of the

parties, lessee may avoid such termination by paying for the ex-
¢cess maintenance costs.

7.2 Lessee's obligation: Except as provided in paragraph
7.1 lesses, at its cost, shall maintain all other portions of the
premises, including, but not limited to, all lessee's personal
property, windows, interior and exterior painting of the prenises
and routine custodial service. The security and fire alarm sys-~
tem shall be in operation when lessee is not occupving the
premises. The cost for maintenance, operation and maintaining of
security and fire alarm systems shall be prorated based on sguare
footage occupied by the lessee. These prorated costs for main-
tenance and operation of the security and and fire alarm system
shall be the responsibility of the lesseae. Floors shall be
stripped and waxed twice a year. All such maintenance shall be

subject to prior approval of lessor,:

7.3 Lessee's responsibility for damage: Lessee shall be
lisble for any damage to the premises resulting from the acts or

omissions of lessee or its auwthorized representatlves, or in any
way connected to lessee's use of premises.

7.4 Alterations: Lessee shall not make any alterations to
the premises without lessor's prior consent. Any alterations
made shall remain on and be surrendered with the premises on ex-~
piration or termination of the term, except that lessor can
elect, within 30 days before expiration of the term, or¥ within
five days after expiration of the term, to reguire lessee to
remove any alterations lessee has made to the premises. If les-
sor so elects, lessee shall, at its cost, restore the premises to
the condition designated by lessor in its election, before the
Tast dav of the term, or within 30 days after notice of election

‘is given, whichever is later.

7.5 Lessee shall pav all costs for construction done by it
or caused to be done by it on the premises as permitted by this
lease. Lessee shall keep the premises and land of which the
premises are a part free and clear of all mechanic's liens
resulting from construction done hyv or for lessee,
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8, UTILITIES:

8.1 Except when Jlessor provides otherwise, lessee shall
make all arrangements for and pay for all utilities and services
furnished to or used bv it, including, without limitation, gas

electricity, water, telephone service, trash collection and for
2ll connection charges.

9. INDEMNITY AND INSURANCE:

9.1 Iessor shall not be liable to lessee for any damage to
lesseg or lessee's preoperty from any cause. Lessee waives all
claims against lessor for damage to person or property arising
for any reason except that lessor shall bhe liable to lessee for

damage to lessee resulting from the acts or omissions of lessor
or its aunthorized representatives.

9.2 Lessee shall defend, indemnify and hold lessor harnless
from all claims and damages to any person or property arising out
of or in connection with lessee's use of the Dpremises or occur~-
ring in, on, or about the premises except, that lessor shall be
liable to lessee for damage resulting from the acts or omissions
of lessar or its authorized representatives.  Lessor shall hold
lessee harmless from all damages arising out of anv such damage.

9.3 Public Liability Insurance: Lessee at its cost-shall
maintain public liability insurance foxr bodily injury and
property damage with a combined single limit of not less than
$1,000,000.00 which provides coverage against all liability of
lessee and its authorized representatives arising out of and in
connection with lessee's use and occupancy of the premises. This
public 1iability insurarnce shall insure performance by lessee of
the indemnity provisions of the lease. Lessor, iis agents,
emplovees. and members of the governing boavrd, shall be named as
additional insured. Lessee's policy shall have primary insurance

endorsement as respects the lessor's interest, to be reviewed and
apyroved annually by lessor.

Lessor shall receive fifteen (13) days notice prior to termina-
tion of coverage. A certificate of such insurance shall be
presented to Lessar prior to occupancy. )

9.4 Lessee's fire insurance: Lessee, at its cost, shall
maintain on all its pé&rsonal property, lessee's improvements and
alteration, in, on, or about the premises a policy of standard
fire and extended coverage insurancée with vandalism and malicious
mischief endorsements, to the extent of at least eighty percent
{30%) of their replacement value. The proceeds from any such
policy shall be used by lessee for the replacement of personal

property or the restoration of lessese'’s improvemsnts or altera-
tions,
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8.5 Lessor shall maintain standard fire and extended
coverage insurance, with vandalism and malicious mischief en-
dorsements, at replacement value on the premisss. Lessee shall

pay to District in addition to rent, its pro-rated cost of such
coverage. o

9.8 Walver of subrogation: The parties release each other,
and their respective authorized representatives, from any claims
for damages to any person or to the premises and to the fixtures,
personal property, lessee's improvements, and alterations of
either lessee or lessor in or on the premises that are caused by
or result frim risk insured against under any insurance policies
carried by the parties and in force at the time of such damage.

9.7 As a condition of this lease, lessor shall be inserted
as an added insured on all lessee insurance policies, Satisfac-

tory proof thereof shall be submitted to lessor prior to oc-
cupancy.

Bach party shall cause each insurance policy obtained by
it to provide that the insurance company waives all-right of
recovery by way of subrogation against either party in connection
with any damages covered by any policy. Nelither party shall be
liable to the other for any. damage cauvsed by Ffire or any of the

risks insured against under any insurance policy reguired by this
lease.

10. DESTRUCTION:

10.1 If under the term, the premises are totally or par-
tially destroyed from any cause, rendering the premiseé totally
or partially inaccessible or unusable, Ilessor may either ter-
minate this lease or restore the premises within a reasonable
time and this lease shall continue in full force and effect. If
the premises are rendered partially or totally inaccessible or
unusable for a period of more than 30 days and the District's in-
surance fails to preovide suitable alternative facilities; the
prarties shall renegotiate the provisions of this lease.

i1, CONDEMNATION:

‘ 11.1 If the preémises are totally taken by condemnation,
this lease shall terminate on the date of taking., The lease
shall also terminate if there is a partial taking which renders
the use of the premises impractical by lessee,
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12. DEFAULT:

12,1 Lessee's defaunlt: The occurrence of any of the fol-
lowing shall constitute a default by lessee: 1) fdilure to pay
rent when due, if failure continues for five (5) days after
notice has been given to lessee; 2) abandonment and vacation of
the premises; 3) failure to perform any non-rent covenant of

this lease if not cured within 30 days after notice has been
given to lessee.

VNotice given under this paragraph shall specify the al-
leged default and the applicable lease provisions and shall
demand that lessee perform the provisions of this lease or pay
the rent that is in arrears, as the case may be, within the ap-
plicable period of time, or guit the premises. No such notice
shall be deemed & forfeiture or a termination of this lease un—
less lessor so elects in the notice. )

12.2. Lessor can continue this lease in full force and ef-
fect, and the lease will continue in effect as long as lessor
does. not terminate lesseel!s right to possession, and lessor shall
have the right to collect rent when due. During the term lessee
ig in default, lessor can enter the premises and relet them, or
any part of them to third parties for lessee’s account. Lessee
shall be liable immediately to lessor for all costs lessor incurs
in reletting the premises, including, without limitations,
broker's commission, expenses of remodeling the premises required
for the reletting, and like costs. Reletting can be for a period
shorter or longer than the remaining term of this lease, Lessees
shall pay the lessor the rent due under this lease on the dates
the rent is due, less the rent lessor received from any relet-~
ting. No act by lessor allowed in this paragraph shall terminate

this lease unless lessor notifies lessee that lessor elects to
terminate the leasa.

Lessor can terminate lessee's right to possession of the
premises at any time. No act by lessor other than giving notice
to, lessee shall terminate this lease. Acts of maintenance, ef-
forts to relet the premises, or the appointment of a receiver on
lessor's initiative to protect lessor's interest under this lease

shall not constitute a termination of lessor's right to posses-
sion. - .

Lessor at any time after lessee commits a default, can
cure the default at lessée's cogt. If the lessor at any time, by
reason of lessee's default, pays any sum or does any act that re-
guires the payment of any sum, the sum paid by lessor shall be
due immediately from lessee to lessor at the time the sum is
paid; and if paid at a later date shall bear Iinterest at the rate
of ten percent per annum from the date the the sum is paid by
lessor until lessor is reimbursed by lessee. The sum, together
with the interest on it, shall be additional rent.
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Lessor and its auwthorized representatives shall have the
right to enter the premises at all reasonable times Ffor any of
the following - purposes: 1) to determine whether the premises
are in good condition and whether lessee is complying with its
obligation under this lease: 2) to do any necessary maintenance
or custodial work reqguired by this lease.

13. NOTICE:

13.1 Any notice, demand, reguest, consent, approval, or
communication that either party desires or is required to give to
the other party, or any other person, shall be in writing and
either served personally or sent by prepaid, first ciass mail.
Any notice, demand, reguest, consent, approval, or communication
that either party desires, or is reguired to give to the other
party, shall be addressed to the other party at the address set
forth in the introductory paragraph of this lease. Either party
may change its address by notifyving the other party of the change
of addréss. Notice shall be deemed communicated within 72 hours
of the time of mailing if mailed as provided in this paragraph.
Any notice to lessee served in connection with or under this
lease shall be deemed properly served if addressed to the in-
dividual signing this 2ease on behalf of lessee, or said

individual's succéssor, addressed to lessee's office at the Red
Hill School.

14, WAIVER:

i4.1 No delayv or onmission in the exercise of any right or
remedy of lessor on any default by lessee shall impair such a
right or remedy or be construed as a waiver.

14.2 The receipt and acceptance by lessor of delinquent
rent shall not constitute a waiver of any other default,{it shall
constitute only a waiver of timely payment for the particular
rent payment involved). No act oy conduct of lessor, including,
without limitation, the acceptance of the kesys to the premises,
shall constitute an acceptance of the surrender of the premises
by lessor before the expiration of the term. Only a notice from
lessor to lessee shall constitute acceptance of the surrender of
the premises and accomplish a termination of the lease.

14.3 [Lessor's cconsent to or approval of any act by lessee
reguiring lessor's consent or approval shalil not be deemed to

render unnecessary lessor's consent to or approval af any subse-—
guent act by lessee,

14.4 Any waiver by lessor of any default must be in writing
and aad shall not be waiver of any other default concerning the
same or any other provision of the lease.



15. ATTORNEY'S FEES:

i6.1 1If either party becomes a party to any litigation con-
cerning this lease, the premises, or the building or other im-

provements in which the premises are located, by reason of ‘any

act or omission of the other party or its authorized representa-
tives, and not by any act or omission of the party that becomes a
party to that litigation or any act or omission of its authorized
representatives, the party that causes the other party to becomes
invelved in the litigation shall be liable to that party for
reasonable attorneys fees and court costs incurred by it in the

-litigation.

16.2 1If either party commences an action against the other
party arising ocut of or in comrnection with this lesase, the
prevailing party shall be entitled to have and recover from the
losing party reasonable attorneys fees and costs of suit.

16. SURRENDER OF PREMISES -~ HOLDING OVER:

16.1 Surrender of premises: On expiration of the ten days
after termination of the term, lessee shall surrénder to lessor
the premises and all lessee's improvements and alterations Iin
good condition {except for ordinary wear and tear), except for
alterations that lessee has the right to remove or is obligated

to remove. Lessee shall remove all its personal property within
the above stated time,

Lessor can elect to retain or dispose of in any manner
any alteration of lessee's personal property that lessse does not
remove from the premises upon expiration or termination of the
term as allowed or required by this lease by giving at least ten
days notice to lessee. Title to any such alterations or lessee's
personal property that lessor elects to retain or dispose of on
expiration of the ten day period shall vest in lessor. Lesseae
waives all claim against lessor for any damage to lessee resuli-
ing from lessor's vetention of or disposition of any such altera-~-
tions of lessor's personal property. Lessee shall he liable to
the lessor for the lessor's cosis for storing, removing, and dis-
posing of any alterations or lesses's personal property and shall
pay lessor in addition monthly rent egqual to three (3) times the
monthly rent payable for the last month of the term thereof; and
payment of such amounts shall not create anv right of lessege to

remain as tenant beyond the term hereof or for any period there-
after,

If lessee fails to surrender the premises to lessor
on explratlon of ten Gays after termination of the term, lessege
shall hold Iessor harmleSS for all damages resulting in lessee’s
failure to surrender the premises.
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16.2 Heolding Over: If lessee, with lessor's written con-
sent, premdins in possession of the premises after expiration or
termination of the term, or after the date in anvy notice given by
lessor to lessee terminating this lease, such possession by
lessee shall be deemed to be a month-to-month tenancy terminable
en 30 days notice given at any time by either party., During such
month~to-month tenancy, lessee shall pay &1l rent required by

.this lease. All provisions of this lease except those pertaining

to term shall apply to the month-to-month tenancy.

17, MISCELLANEOUS PROVISIONS:

17.1 Successors: This lease shall be binding on and enure
to the benefit of the parties and their successors provided,
however, lessee shall not voluntarily assign or encumber interest
in this lease or in the premises, or sublease all or any part of
the premises, or allow any other person or entity to occupy or
use any or all of any part of the premises, without first obtain-
ing lessorfs consent. Any assignment, encumbrance or sublease
without lessor's consent, shall be veoidable and, at lessor's
election, shall constitute a default. No consent to any assign-
ment, encumbrance, or sublease shall constitute a further walver
of the provisions of this paragraph.

17.2 California Law: This léase shall be construed and in-
terpreted in accordance with the laws of the State of California.

17.3 Termination of Lease: This lease shall be terminable:
{1} by lessor on thirty (30) days written notice in the evenrt
that lessee ceases to employ the premises exclusively for the
permitted purposes; {2} by lessor at any time, after vioclation
or non-performance by the lessee of any of the terms and provi-
sions herecf, incurred after thirty {30) days written notice; and
(3) by lessor at the end of the second vyear of the term upon
provision of six (6) months written notice to lessee if lessor
determines that it needs the premises for classroom instruction,

other District use and/or to renovate or reconstruct the existing
buildings for such purpose.



17.4 One year extension option: Upon expiration or ter-—
mination of the term of this lease, the pariies may renegotiate a
one year extension of this lease. Such extension nust be
mutually agreed to by both parties, Any extension agreed to by
the parties may be renewable for an additional vear upon mutual
agreement. by the parties.

AN 72285

. Date
" oL v——— July 22, 1988
President, Ross Vall@y School Date

District Board of Trusitees

Attest
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EXHIBIT “A"

TO JOINT USE AGREEMENT AND LEASE

BETWEEN

ROSS VALLEY SCHOOL DISTRICT AND MARILYN {ZDEBSKI

FISCAL YEAR JULY 1, 2015 THROUGH JUNE 30, 2016

Prenises and Rates

During the term of this Agreement, Marilyn lzdehski shall have use of the following
space {"Premises”} at the Red Hill School for the use payments as indicated:

Exclusive use for July 1, 2015~ | Library $2,338.64 per month
June 30, 2016 {1,626 sq ft) {51,664 per sq ft)
‘ .Exctusiye use for July 1, 2015~ | Work Room $255.84 per month
June 30, 2016 {156 sgft) {$1.64 per sq ft)
Exclusive use for July 1,2015~ | Room 31 $1,443.20 per month
June 30, 2016 {880 sq ft) {164 persqft)
Exclusive use for July 1, 2015~ | Committee Room $321.44 per month
June 30, 2016 {196 sq i) {$1.84 per sq ft)

Totat |

$4,359.12 per month




LEASE AGREEMENT
{Red Hill Scheol)

This Lease Agreement (“Lease”) is made on the 1st day of July 2015 (“Effective Date™),
by ‘and between the Ross Valley School Digtrict (*Lessor™), a public school district organized
under the laws of the State of California and ‘whose address is 110 Shaw Drive, San Ansebmo,

CA 94960, and Marilyn Izdebski, 15 Cottage Ave., San Anselmo, CA 94060. Lessee and
Lessor shall be referred to herein as the “Parties.”

RECITALS

WHEREAS, Lessor is the owner of cérfain real property kiown as the former Red Hill
School, located at 101 Shaw Drive, San Anselmo, CA 94960 (“Red Hill School™); and

WHEREAS, portions of Red Hill School have been deemed to be no longer needed for
Lessor’s educational programs; and

WHEREAS, Lessor desires to lease fo, and Lessee desires to lease a portion of Red Hill
Schpol for the delivery of childeare and development services.

NOW THEREFORE, in consideration of the covenants and agreements hereinafier set
forth, the Parties agree as follows:

AGREEMENT

1 Premises. Lessor leases to Lessee and Lessee leases from Lessor that portion of the
Red Hill School site described as follows: Room 31 in Building A, Room 25, Work
Room, and Committee Room in Building B (“Premises”). The total square footage leased
is 2,658 square feet. In addition, Lessee shall have the right to non-exclusive use of the

parking and open space areas on said site during the time the regular daily program is in
‘sgssion.

2. Term.

2.1 The term shall be one (1) year, commencing on July 1, 2015, and shall expire
June 30, 2016 (“Term™).

2.2 Upon expiration of the Term or the Extended Term, the District may offer the
Premises for lease or sale through a public bidding process, unless the Board
elects to exercise its right to offer the Premises to qualified entities for the

delivery of child care and development service pursuant to Education Code
sections 17458 and 8208.

3. Acceptance. At the commencement of the Term Lessee shall accept the buildings and
improvements and any equipment in their existing condition and state of repair, and
Lessee agrees that no statements, representations, or wamanties expressed or implied, -
have been made by or on behalf of Lessor in respect thereto except as contained in the
provisions of this Lease, and Lessor shall in no event be liable for any latent defects,



Rent,

41

43

44

Lessee shall pay the Lessor as minimum monthly Rent the sum of $164 per
square foot for a total of $4,359,12 in advance on the first day of each month,
commencing on the effective date, and continuing during the Term. Prior o

ocoupanocy, Lessee shall deposit first and last monthly Rent, together with one
month’s Rent as & damage deposit.

A late payment pepalty of one and = half percent (1.5%) shall be cherged for each
day the Rent is fate commencing on the sixth day after due date, payable with the
following month’s Rent.

The Lessee shall pay any and all personal property taxes including any non-use
fees that may be assessed ‘against District by the State of Califonia, possessory’
interest fees or other assessments and charges required as a result of Lessee’s use
of the described facilities.

Use of Premises.

5.1

52

5.3

54

Lessee shall use the Premises exclusively for day care, childcare and development
services and educational purposes.

Lessee shall not do, bring, or keep anything in or about the Premises that will
cause a ocancellation of insurance covering the Premises. If the rate of any
insurance carried by Lessor is increased as a result of Lessee’s use, Lessce shall
pay a sum equal to the difference between the original premium and the increased

premium not later then ten {10) days after Lessor has notified Lessee in wiiting of
the increased premium.

Lessee shall comply with all Jaws concerning the Premises or Lessee’s use of the
Premises, including without limitation, the obligation, at Lessee’s cost, to alter,
maintain or restore the Premises in compliance and conformity with &l laws
relating to the condition, use or occupancy of the Premises during the texm.

Lessee shall obtain all hecessary permits and authorization from the City, County,
or State required for the use of the Premises.

Lessee shall not use the Premises in any manmer that will constitute waste,

nuisance or unreasonable annoyance to owners or occupants of adiacent
properties.

Maintenance/Alferations,

6.1

Lessor’s oblipation. Lessor shall maintain the following:

6.1.1 The structural parts to the building and other improvements that are part of
the Premises. Said structural parts include only the foundation, bearing
and exterior walls (exeluding glass and-doors), sub flooring and roof,

6.1.2 The unexposed electrical, plumbing and sewage systems.



6,1.3 Heating systems servicing the Premises.

6.1.4 In the event maintenance costs for the entire site exeeed three thousand
and five hundred ‘and no dollars and cents ($3,500.00) per year for sach
year of this Lease, Lessor shall pay the excess maintenance costs for that
year. If Lessee fails to pay the excess maintenance costs incwred by
Lessor, Lessor shall have the option to terminate this Lease upon thirty

(30) days prior written notice without liability for such maintenance or for
any other claim.

62  Lessee's obligation.

6.2.1 Maintenance Costs. Except as provided in paragraph 7.1 Lessee, at its
sole cost, shall maintain all other portions of the Premises, including, but
not limited fo, all Lessee’s personal property; windows, interior and
exterior painting of the Premises and routine custodial service, If the
Lessee fails to do, so the Lessor shall perform the work and Lesses shall
pay-the Lessor for all costs incurred.

6.2.2 Seeurity and Alarm Operations and Costs. The security and fire darm
system must be in operation when Lessee is not occupying the Premises.
The cost for maintenance, operation and maintaining of security and fire
alarm system shall be prorated based on square footage occupied by the
Lessee. This prorated -cost for maintenance and operation of the security
and fire alarm systern shall be the vesponsibility of the Lessee.

623 Protection of Flooring. Annually, on the anniversary of the Effective
Date, Lessee shall provide Lessor with a mitigation and maintenante plan
to prevent any harmful effects due to the existence of asbestos beneath the
floors, The proposed mitigation and maintenance plan may include
siripping and waxing the floors twice annually. All such mitigation and
maintenance plans shall be suhject {o prior approval of Lessor. I Lessee
fails to implement the approved mitigation plan, the Léssor may complete,
or cause to'be completed, such mitigation. Lessee shail pay the full cost
incurred by Lessor in completing the required mitigation within thidy (30)
days of receipt of the-invoice.

6.3  Lessee’s Responsibility for Damage. Lessce shall be liable for any damage to the

Premises resulting from the acts or omissions of Lessee or its authorized
representatives, or in any way connected to Lessee’s use of Premises.

Utilities. Except when Lessor provides otherwise, Léssee shall make all
arrangements for -and pay for all utilities and services hunished to or used by it

including, without limitation, gas, electricity, water, telephone service, trash collection
and for all connection charges.



Indempity and Insurance.

8.1

8.2

8.3

84

8.5

8.6

8.7

8.8

Lessor shall not be lisble to Lessee for any damage to Lessee or Lessee’s property
from any cause. Lessec waives all claims against Lessor for damage fo person or
property arising for any reason except that Lessor shall be liable fo Lessee for

damage resulting from the acts or omissions of Lessor or its authorized
representatives.

 Lessee shall defend, indemnify and hold Lessor harmless from all claims and

damages to any person or property erising out of or in connection with Lessee’s
use of the Premises or ccousting in, on, or about the Premises except, that Lessor
shall be liable to Lessee for damage resulting from. the acts or omissions of Lessor
or its authorized representatives. Lessor shall hold Lessee harmless fom all
damages arising out of any such damage,

Lessee at its cost shall maintain in force dwing the term of this Lesse, a
comprehensive single-limit public liability insurance policy, fully covering bodily
injury, death, and property damage, in an amount of not less then two million
dolars ($2,000,000) with the District, its employees and agents named as
additional insureds under such policies. Lessee’s policy shall have pimary
insurance endorsement as respects the Lessor's interest, to be reviewéd and
approved anaually by Lessor

Lessor shall receive fifteen (15) days notice prior 1o termination of covenge. A
certificate of such insurance shall be presented to Lessor prior to occupancy,

Lessee, at its cost, shall maintain on all ifs personal property, Lessee’s
improvements and alterations, in, on or about the Premises, a policy of standard
fire and extended coverage insurance with vandalism and malicicus mischief
endorsements, to the extent of at least eighty percent (80%) of their replacement
value. The proceeds from any such policy shall be used by Lesses for the

replacement of personal property or the restoration of Lessee’s improvements or
alterations. -

Lessor shell maintain standard fire and extended coverage insurance, with
vandalism and malicious mischief endorsements, at replacement value of the

Premises. Lessee shall pay to Lessor in addition to Rent, its pro-rated cost of such
coverage.

The parties release each other, and their respective authorized represeniatives,
from any claims for damages fo any person or to the Premises and 1o the fixtures,
personal property, Lessee’s improvements, and alterations of either Lessee or
Lessor in or on the Premises that axe cansed by or result from risk insured against

under any insurance policies carried by the parties and in force at the timg of such
damage,

- As a condition of this Lease, Lessor shall be inserted as an added insured on all of

Lessee’s insurance policies. Satisfactory proof thereof shall be submitted to
Lessor prior to otcupancy.



10.

1L

8.9

Each party shall cause each insurance policy obtained by it to provide that the
insurance company waives all right of recovery by way of subrogation against
either party in connection with any damage covered by any policy. Neither party
shall be liable to the other for any damage caused by fire or any of the risks
insured against tnder any insurance policy required by this Lease.

Destruction,

9.1

If during the term, the Premises are totally or partially destroyed from any cause,
rendering the Premises totally or partially inaccessible or unusable; Lessor may
either terminate this Lease or restore the premise within a reasonable time and this
Lease shall continue in full force-and effect. If the Premises are rendered partially
or totally inaccessible or unusable for a period of more than thirty (30) days and
the Lessor’s insurance fails fo provide suitable alternative facilities, the parties

shall renegotiate the provisions of this Lease or Lessee can choose fo {etminate
Lease,

Condemnation. If the Premises are fotally taken by condemnation, this Lease shall
terminate on the date of taking, The Lease shall also terminate if there is a partial aking
that renders the use of the Prémises impractical by Lessee.

Default,

11.1

112

113

The occurrence of any of the following shall constitute a default by Lessee;

11.1.1 Failure to pay Rent when due, if failure continues for five (5) business
days after notice has been given to Lessee;

11.1.2 Abandonment and vacation of the Premises; or

11.1.3 Failure to perform any non-Rent covenant of this Lease if not cured within
thirty (30) days after notice has been given fo Lessee.

Notice given under this paragraph shall be in writing and specify the alleged
default and the applicable Lease provisions and shall démand that Lessee perform
the provisions of this Lease or pay thie Rent that is in arrears, as the case may be,
within the applicable period of time, or quit the Premises, No such notice shail be

deemed a forfeiture or a termination -of this Lease unless Lessor so elects in the
nofice,

Lessor can continue this Lease in full force and effect, and the Lease will continue
in effect as long as Lessor does not terminate Lessee’s right fo possession, and
Lessor shall have the right to collect Rent when due.. During the term Lesses is in
default, Lessor can enter the Premises and relet them, or any part of them to third
parties for Lessee’s account. Lessee shall be Hable immediately to Lessor for all
costs Lessor Incurs in reletting the Premises, including, without limiations,
broker’s commission, expenses of remodeling the Premises required for the
reletting, and like costs, Reletting can be for a period shorter or longer than the
remaining term of this Lease. Lessee shall pay the Lessor the Rent due under this
Lease on the dates the Renf is due, less the Rent Lessor received from any

5



12.

114

11.5

11.6

reletting. No act by Lessor allowed in this paragraph shall terminate this Lease
unless Lessor notifies Lessee that Lessor elects to terminate the Lease.

No act by Lessor otheér than giving notice to Lesses shall terminate this Lease.
Acts of maintenance, efforts to relet the Premises, or the appointment of a
receiver on Lessor’s initiative to protect Lessor’s interest under this Lease shall
not constitute a tetmination.of Lessor’s xight to possession.

Lessor at any time after Lessee commits a default, can cure the default at Lessee’s
cost. If the Lessor at any time, by reason of Lessee’s default, pays any stm or
does any act that requires the payment of any sum, the suim paid by the Lessor
shall be due immediately from Lessee to Lessor at the time the sum is paid; and if
paid at a later date shall bear interest at the rate of ten percent per annum from the
date the sum is paid by Lessor until Lessor is reimbursed by Lessee. The sum,
together with the interest on it, shall be additional Rent.

Lessor and its authorized representatives shall have the right to enter the Premises
at all reasonable times for any of the following purposes: 1) o determnine whether.
the Premises are in good condition and whether Lessee is complying with its
obligation under this Lease: 2} to do any necessary maintenance of custodial
work required by this Lease.

Notices and Demands Al notices including change of address to be given with
respect to this Lease shall be in writing. Each notice shall be sent by regisiered or
certified mail, postage prepaid and return receipt requested, 1o the patty to be nolified at
the address set forth herein as such party’s principal office or that at such other address as
either party from time to time-designate in writing.

To Lesses:

To Lessee:

13,

Ross Valley School District
110 Shaw Drive.

San Anselmo, CA 94960
Atin: Midge Hoffan

Marilyn fzdebski
15 Cofttage Avenue
San Anselmo, CA 94960

VWaiver

131

13.2

No delay or omission in the exercise of any right or remedy of Lessor on any
defanlt by Lessee shall impair such a right or remedy or be construed as a waiver.

The receipt and acceptance by Lessor of delinquent Rent shall not condfitute a
waiver of any other default (it shall constitute only a waiver of timely payment for
the particular Rent payment invoived). No act or conduct of Lessor, including,
without limifation, the acceptance of the keys to the Premises, shall constitute an

-acceptance of the surrender of the Premises. by Lessor before the expiration of the

term. Only a notice from the Lessor to Lessee shall constifute acceptance of this
surrender of the Premises and accomplish a termination of the Lease,



14.

15.

13.3  Lessor’s consent to or approval on any act by Lessee requiring Lessor’s consent
or approval shall not be deemed fo render unnecessary Lessor’s consent fo or
approval of any subsequent act by Lessee.

13.4  Any waiver by Lessor of any defanlt must be in writing and shall not be s waiver
of any other default concerning the same or any other provision of the Lease.

Attorneys’ Fees.

14,1 If either party becomes a party to anmy litigation concerning this Lease, the
Premises, or the building or other improvements in which the Premises are
located, by reason of any act or omission of the other party or its authorized
representatives, and not by any act or omission of the party that becornes a party
to that litigation or any act or omission of its authorized representatives, the party
that causes the other party fo become involved in the litigation shall be liable to

that party for reasonable attorneys fees and court cost incurred by it in the
litigation.

142 If either party commences an action against the other party arising out of or in
connection with this Lease, the prevailing party shall be entitled to have and
recover from the losing party reasonable attorney’s fees-and costs of suit.

Surrender of Premises — Holding Over., '

15.1 Swurender of Premises. On expiration of the ten (10) days afier termination of the
term, Lessee shall surrender to Lessor the Premises and all Lessee’s
improveménts and alterations in. good condition (except for ordinary wear and
tear), except for alterations that Lessee has the right to rémove or is obligated to

rernove, Lessee shall remove all its personal property within the above stated
time.

15.2  Lessor can elect to retain or dispose of in any manner any alteration of Lessee’s
personal property that Lessee does not remove from the Premises upon expiration
or termination of the term as allowed or required by this Lease by givingat least
ten days notice to Lessee. Title fo any such alterations or Lessee’s personal
property that Lessor elects to retain or dispose of on expiration of the ten day
period. shall vest in Lessor. Lessee waives all claims against Lessor for any
damage to Lessee resulting from Lessor’s retention of or disposition of any such
alterations of Lessor’s refention of or disposition of eny such alterations of
Lessor’s personal property. Lessee shall be Lable to the Lessor for the Lessor’s
costs for storing, removing, and disposing of any alterations or Lessee’s personal
property and shall pay Lessor in addition monthly Rent equal to three (3) times
the monthly Rent payable for the last month of the term thereof; and payment of

sueh amounts shall not create any right of Lessée 1o remain as tenant beyond the
term hereof ot for any period thereafter.

15:3  If Lessee fails to surrender the Premises to Lessor on expiration of ten (10) days -
after termination of the term, Lessee shall hold Lessor harmless for all dunages
resulfing in Lessee’s failure to surrender the Premises.



15.4

Holding Qver,  If Lessee, with Lessor’s written consent, femains in possession
of the Premises after expiration or ®ermination of the Term, or after the date in any
notice given by. Lessor o Lessee termiinating this Lease, such possession by
Lessee shall be deemed to be month-to~-month tenancy terminable on thirty (30)
days notice given at any time by ejther party. During such month-to-nonth
tenancy, Lessee shall pay all Rent required by this Lease. All provisions of this
Lease except those pertaining to ierm shall apply te the month-to-month tensncy.

16. Miscellaneous Provisions

16.1

16.2
16.3

164

166

Successors. This Lease shall be binding on and ensure to the benefit of the
parties and their successors provided, however, Lessee shall not voluntarily assign
or epcumber interest in this Lease or in the Prémises, or sublease all or any part of
the Premises, or allow any other person or entity to occupy or use any orall or
any part of the Premises, without first obfaining Lessor’s conmsent. Any
assignment, encumbrance or sublease without Lessor's consent, shall be voidable
and, at Lessor’s election, shall constitute a default. No consent to any assigiment,

encumbrance, or sublease shali constitute a further waiver of the provisions of this
paragraph.

California Law. This Lease shail be construed and interpreted in accordance with
the laws of the State of California.

Adult Supervision. Lessee shall provide adequate adult supervision over the
conduct of all activities on the Premises.

Termination of Lease. This Lease shall be terminable: 1} by the Lessor upon the
giving of three (3) months written notice in the event of sale of premise; 2} by the
Lessor upon the giving of ninety (90) days written notice if Lessor hereafter
detenmines that it has a need to reemploy the Premises for the pumpose of
classroom instruction, and/or to renovate or reconstruct the existing building for
such purpose; 3) by Lessor, upon the giving of thirty (30) days written notice,
should problems arise of such severity that Lessor in reasonable exercise of ity
discretion, determines that continued use of the Premises by Lessee is notin the
best interest of the school district or communmity; 4) by the Lessor on thity (30)
days written notice in the event that Lessee ceases to employ the Premises

‘exclusively for the permitted purposes; and 5) by the Lessor at any time, after

violation or nonperformance by the Lessee of any of the terms and provisions
hereof, incurred afterthirty (30) days written notice.

Board Approval. Lessor and Lessee acknowledge that this Agreement is subject
to appraval by the Lessor’s Board. Notwithstanding anything in this Lease ta the

conttary, neither the Lessor nor the Lessee shall have any obligation hereander

until the Board’s approval of this Lease.



and year first set forth above.

Dated:

IN WITNESS WHEREOF, the Parties hereto have executed this Lease as of theday

» 20

Dated:

, 20

ROSS VALLEY SCHOOL DISTRICT
By:

Print Name:

Print Title:

'MARILYN IZDEBSKI

By:

Print Name:

Print Title;




ORIGINAL

AMENDMENT TO DEER PARK LEASE

This Amendment of a Lease Agreement is entered into by and between the Ross Valley
School District and the Fairfax/San Anselmo Children's Center.

RECITALS

. Ross Valley School District ("District”) is the owner of two parcels of real property, the
Deer Park School Site ("Deer Park™), located at 199 Porteous Avenue, Fairfax, and the Red Hill
School Site {"Red Hill"), located.at 110 Shaw Drive, San Anselmo.

2. The District and Fairfax/San Anselmo Children's Center (“Lessee”) are parties to a Lease
Agreement ("Lease”) for the use of the facilities at Deer Park, the original term of which was for
fificen years, commencihg on May 27, 1999, through June 30, 2014, The Lease provides Lessee
with the option to extend the term of the Lease, for an additional five year period ("Extension
Period"), subject to renegotiation of the monthly rental rate. Lessee has provided notice of its
desire Lo exercise this option.

3. . The District plans 1o consider the best fong-term use of Deer Patk, which could include
the possibility of selling or re-purposing the property before the expiration of the Extension
Period,

4, The District values its long partnership with Lessee and wishes (o assist Lesseein
providing continuity in its services and programs, including the possibility of providing Lessee
will: facilitics at the Red Hill site during a portion of the Extension Period. if some or all of Deer
Park becomes unavailable,

The District-and Lessee, therefore, agree to extend the term of the Lease on the following {erms:

AGREEMENT
{. Extension of Lease: The term of the Lease shall be extended for (5) five additional years,
to July 1, 2019,
2, Rent Amount: The rent for the remainder of the ﬁ\;'e vear term shall be $7,725.00 per

month. The rent shall remain the same in the event the Lessee moves (o the Red Hill facifity.

3. Relocation 10 Red Hill: It is the intention of the parties that if Lessee is relocated sl some
puint during the Extension Period to Red Hill, Lessee may occupy Red Hill from the time of the
relocation to the end of the lease term. In no event shall any potentia rélocation (o Red Hill be
made unless the improvements of Red Hill are substantially complete, and in accordance with
the approved Plan as identified and described in paragraph 7, below, Unless otherwise apreed,
Lessee shall remain at Deer Park in accordance with the terms of the Lease.



4, Suspension: The duties of either party to improve Deer Park, as specified in Section 7 of
the underlying Agreement and attachments thereto, are suspended during this Extension Period.

5. Date of Relocation: In the event of a relocation the District shall provide the Children's
Center with at least six (6) months advance notice of the pending relocation.

6. Events of Delay: The Lessee's possible relocation to Red Hill may be delayed fora
reasonable period of time upon the occurrence of any of the following: (i) the improvements at
Red Hill site arc not completed; (i} any expected financing needed to complete the
improvements is not available; (ifi) delays in the approval process for Community Care

Licensing; and (iv) the parties mutually agree that good causc exists for delaying a move to Red
Hill or to 4n alternative facility.

7. Project Consultation: In the event of a relocation to Red Hill and as part of the planning
and construction process, the District and its design team shall consult with the Children's Center
and determine its reasonable space, equipment and programmatic needs at the Red Hill site. The
‘District shall thereafter prepare a Construction Plan ("Plan"); which will be reviewed and
approved by the Children’s Center. Approval shall not be unreasonably withheld,

8. = New Agreement: As part of any possible relocation to Red Hill, theé District and Lessee
will meet and confer to. determine the terms of a new lease agreernent addressing the needs of
both parties at the Red Hill site and which will replace the terms of the underlying Agreement
and subsequent amendmerits,

IN WITNESS WHEREQF, the parties have duly executed this Amendment to Lease, effective
as of February 18, 2015.

ROSS VALLEY SCHOOL DISTRICT

By QJLQ@‘/ Dated: February 18, 2015

Name: Rick Bagley
Title: Superintendent

FAIRFAX SAN ANSELMO CHILDREN'S CENTE

Dated: Febmgtylg, 2015




ROSS VALLEY SCHOOL DISTRICT

August 28, 2013

RED HILL MODERNIZATION

OPTION A

OPTION B

SUMMARY SHEET

SELECTIVE DEMOLITION
playstructure/lansdcaping
interior partitions/folding doors
plumbing fixtures
selective doors & frames
selective asphalt removal
mechanical systems
ceramic tile and concrete
VAT flooring
electrical fixtures/lights
roofing

EARTHWORK
preparation for landscaping

ASPHALT PAVING
new asphalt over base and striping

EXTERIOR IMPROVEMENTS
irrigation
chain link fence
sod

AMPHITHEATER REPAIRS
repair to meet ADA

ROUGH INTERIOR
concrete floor and curbs
carpentry
misc metal

ROOFING and INSULATION
built-up/shingle/flashing
joint sealers

DOORS and FINISH HARDWARE
interior and exterior

INTERIOR FINISHES
gypsum board
ceramic tile/ paint
resilient flooring/carpeting

EXTERIOR
painting

INTERIOR FURNISHINGS
markerboards/tackboards
fire extinguisher w/cabinet
casework/blinds

10of 5

79,827

20,350

101,000

39,350

80,000

22,370

54,303

34,710

86,760

8,490

55,650

Bond Construction Department

136,071

20,350

101,000

39,350

80,000

41,090

105,905

54,155

143,100

16,980

67,060




ROSS VALLEY SCHOOL DISTRICT

August 28, 2013

PLUMBING 51,410 65,375
fixtures
accessories/partitions
piping
HVAC 67,400 129,600
furnace and air conditioning
ducting and fans
ELECTRICAL 64,050 83,750
electrical panels
light fixtures
EXTERIOR LIGHTING 8,000 8,000
area lighting- safety/security
EXTERIOR EQUIPMENT 83,800 83,800
playsctructure
basketbali/tetherball
ART
kiln room (new structure) 35,000 35,000
FIRE ALARM 13,375 16,125
new devices
LOW VOLTAGE 29,600 35,150
Clock/ intercom/data/security
REMODEL EXISTING PORTABLES 20,000 30,000
SUBTOTAL 955,444 1,291,861
GENERAL CONDITIONS: 10% 95,544 129,186
O'HEAD & PROFIT: 6% 63,059 85,263
BONDS: 2% 22,281 30,126
ESCALATION: 2% 22,727 30,729
DESIGN CONTINGENCY: 20% 231,811 313,433
ALLOWANCE FOR UNKNOWN BLDG COND. 20% 191,089 258,372
|Estimated Total Cost of Construction: 1,581,955 2,138,970|

20of 5
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ROSS VALLEY SCHOOL DISTRICT August 28, 2013

Allowance for CEQA (study only) 65,000 65,000
SOFT COST ALLOWANCE 25% 411,739 550,993
Architect/Engineer
Planning

State of California, Division of the State Architect (DSA
Inspection & Testing
Oversignt

Ll

|TOTAL ESTIMATED BUDGET COST: 2,058,694 2,754,963

General Scope of Options

OPTION A: Six (6) classrooms, library/MU room, offices, minimal boys,girls and staff restrooms.
Refurbish Building B plus two (2) portable classroom buildings to yield the six (120) classrooms.
Refurbish amphitheater, new playstructure and limited hard space for play area.

OPTION B: nine (9) classrooms in lieu of six as above. Four (4) in building B, four (4) in Building C
and one (1) portable.in addition, the other two (2) available portables will be for art and music
Balance same as OPTION A except boys & girls restrooms larger with girls in one building and boys
in the other. Additional exterior work such as covered walkway between buildings

No other ancilliary spaces added.

tion, RVSD Staff meet with San Anselmo Public Works Staff to
sible cost and timeline of the public process o work out traffic impact at Sir
Drake Bivd and Shaw Drive. Possible cost to the District could range between $200,000
000 with a timeline of 12 10 19 months

Bond Construction Department
30of 5



ROSS VALLEY SCHOOL DISTRICT AUGUST 28, 2013

RED HILL MODERNIZATION OPTION A OPTION B
SUMMARY SHEET
SELECTIVE DEMOLITION 79,827 136,071

playstructure/lansdcaping
interior partitions/folding doors
plumbing fixtures

selective doors & frames
selective asphalt removal
mechanical systems

ceramic tile and concrete
VAT flooring

electrical fixturesflights
roofing

EARTHWORK 20,350 20,350
preparation for landscaping

ASPHALT PAVING 101,000 101,000
new asphalt over base and striping

EXTERIOR IMPROVEMENTS 39,350 39,350
irrigation
chain link fence
sod

AMPHITHEATER REPAIRS 80,000 80,000
repair to meet ADA

ROUGH INTERIOR 22,370 41,090
concrete floor and curbs

carpentry
misc metal

ROOQOFING and INSULATION 54,303 105,905
built-up/shingle/flashing
joint sealers

DOORS and FINISH HARDWARE 34,710 54,155
interior and exterior

INTERIOR FINISHES 86,760 143,100
gypsum board
ceramic tile/ paint
resilient flooring/carpeting

EXTERIOR 8,490 16,980
painting
INTERIOR FURNISHINGS 55,650 67,060

markerboards/tackboards
fire extinguisher w/cabinet
casework/blinds
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ROSS VALLEY SCHOOL DISTRICT

AUGUST 28, 2013

PLUMBING 51,410 65,375
fixtures
accessories/partitions
piping
HVAC 67,400 129,600
furnace and air conditioning
ducting and fans
ELECTRICAL 64,050 83,750
electrical panels
light fixtures
EXTERIOR LIGHTING 8,000 8,000
area lighting- safety/security
EXTERIOR EQUIPMENT 83,800 83,800
playsctructure
basketbaliftetherball
FIRE ALARM 13,378 16,125
new devices
LOW VOLTAGE 29,600 35,150
Clock! intercom/data/security
PORTABLE CLASSROOM ALLOWANCE 20,000
i SUBTOTAL 920,444 1,226,861
GENERAL CONDITIONS: 10% 92,044 122,686
O'HEAD & PROFIT: 6% 60,749 80,973
BONDS: 2% 21,465 28,610
ESCALATION: 2% 21,894 29,183
DESIGN CONTINGENCY: 20% 223,319 297,663
{Estimated Total Cost of Construction: 1,339,916 1,785,976}
SOFT COST ALLOWANCE 25% 334,979 446,494
Architect/Engineer
Planning
State of California, Division of the State Architect (DSA)
Inspection & Testing
Oversignt
[TOTAL ESTIMATED BUDGET COST: 1,674,895 2,232,469)
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