.

Vi

CITY OF MEDFORD 2
AGREEMENT PROCESSING CONTROL RECORD | Dﬁ,{)//}—

INITIATING DEPARTMENT: COMPLETE SECTIONS | & I

INITIATING DEPARTMENT PARKS & RECREATION DATE % r24, 20111
APCR PREPARED BY Brian Sjothun, Director DEPT HEAD __\
NAME TITLE IGN

AGREEMENT OR CONTRACT TITLE Assignment of Lease

AGREEMENT OR CONTRACT PURPOSE Assignment of lease between the Jefferson Nature Center,

Coyote Trails and City of Medford
coNTRACT PARTIES City of Medford, Jefferson Nature Center and Coyote Trails

OPTIONS TO RENEW
CONTRACT TERM BEGIN: 11/03/11 END:11/02/21 |:| 1 YEAR D 2 YEAR [X | MORE THAN 2 YEARS
(PROJECTIONS ARE ACCEPTABLE)

DATE OF COUNCIL ACTION November 3, 2011

OTHER GOVERNMENT(S) AFFECTED None

WHO PREPARED THE AGREEMENT OR CONTRACT City of Medford

FINANCIAL IMPACT $2,000 of in-kind services through 6/30/2012

BUDGET ACCOUNT NUMBER: Fund 5204 — Park Maintenance Fund

BUDGET PROJECT NUMBER (if applicable): NA BOLI: YES NO

CHECK ‘YES' TO ALL APPLICABLE SECTIONS BEFORE ROUTING TO RECORDER’S OFFICE FOR FURTHER PROCESSING

("NO' ACCEPTABLE FOR AGREEMENTS WITH OTHER GOVERNMENTAL ENTITIES)

YES NO NA

FUNDING IS AVAILABLE

(DEPARTMENTS MUST CERTIFY UNENCUMBERED RESOURCES ARE AVAILABLE TO FULLY FUND THE CONTRACT) X

COMPETITVELY SOLICITED X
OTHER PARTY HAS EXECUTED X

PERFORMANCE BOND OR OTHER SECURITY IS ATTACHED X
INSURANCE CERTIFICATE(S) ATTACHED X
LEGAL DESCRIPTIONS BEEN RECEIVED AND CHECKED X

OTHER COMMENTS
PROVIDE TWO (2) COPIES OF COMPLETED APCR AND ATTACH TWO (2) COPIES OF AGREEMENT TO BE SIGNED

CITY RECORDER:

DATE RECEIVED ID\.%“\ APCR No. e DATE ROUTED ID"?ﬂ’,‘U

LAW DEPT / DATE H{ 4[ ”
N

RETURNN[O RECORDER

CITY MANAGER - DATE
RETURN TO CITY RECORDER
ACTION RECORD:
CITY COUNCIL ACTION DATE 1 , 5' L OROYNANCE No._ =20 [ | =H
MAYOR/CITY MANAGER/DEPT HEAD EXECUTION DATE ”r‘ q1U
CITY RECORDER COMPLETION DATE ”.«_/ alil
DISTRIBUTION: ORIGINAL: City Recorder's Office ~ DEPT RETURNED TO: N

M:ACtyForms\APCR.doc



ASSIGNMENT OF LEASE

THIS ASSIGNMENT is made this I day of NQ! ? ., 2011 by Jefferson Nature Center, an Oregon
Not for Profit Corporation (Assignor), to Coyote Trails, an Ohio not for profit comporation (Assignee).

WHEREAS, Assignor has entered into a certain Lease Agreement with City of Medford and Assignor as to
lease certain real property located at United States Cellular Community Park, located at 2831 South Pacific
Highway, Medford, Jackson County, Oregon, and which is described more particularly in said Agreement, a
copy of which is attached as Exhibit "A”; and,

WHEREAS, the Assignor desires lo assign, transfer, sell and convey to Assignee all of Assignor's right, title
and interest in, 1o and under said Real Estate Purchase and Sale Agreement; and,

WHEREAS, Assignee is desirous of receiving all of Assignor's right, tifle and interest in, to and under said
lease; and

WHEREAS, Assignee and Assignor desire to modify the terms of the assigned lease to run for ten years
from the effective date of assignment with one ten year renewal option after that;

NOW, THEREFORE, for good and valuable consideration, the receipt of which is hereby acknowledged,
Assignor does hereby assign, transfer, sell and convey unto Assignee all of Assignor's right, title, and
interest in, to and under said Lease. Assignee hereby assumes all of Assignor's duties and obligations
under said Lease. This Assignment shall be binding upon Assignor and shall inure to the benefit of Assignee

and its successors, heirs, and assigns.
Notwithstanding any language in the original lease, the assigned lease shall have a term of ten years

commencing on the effective date of assignment, with an option for one ten-year renewal; the term of the
assigned lease and its extensions shall not exceed 20 years.

IN WITNESS WHEREOF this Assignment has been signed, sealed and delivered by Assignor and Assignee
as of the day and year first above written.

pate _JO 121, || @ \(V\S(‘Q;D
BN oSS

Assignor
) X N \é"“"vav-’
Reodogh 7
Consent to Assignment

Whereas, the aforementioned lease agreement between JNC and City requires the City o agree to any

assignment, and <

Wherees, the City Council of the City of Medford finds the assignment from JNC to Coyote Trails to be in the
best interests of the City;

NOW THEREFORE, the City Councii for the City of Medforg-agrees to the above assignment.
Date NOVI q 130‘(
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NATURE CENTERLEASE

THIS LEASE made and entered into this 1 day of é&@ WOOS by and between
CITY OF MEDFORD (hereinafter "Lessor") and lﬂEﬂSOﬂ—Natum_Cm;_a_mn_pmﬁI_mmen

(hereinafter "Lessee"),

WITNESSETH

In consideration of the mutual covenants and agreements herein contained, the parties hereto

agree as follows:

DESCRIPTION OF PREMISES

Lessor hereby leases to Lessee, and Lessee hereby leases from Lessor, for the term, at the rental,
and upon the conditions set forth herein, those certain Premises described as 2931 South Pacific
Highway, (hereinafter the “Premises™), located in the city of Medford, Oregon. The acreage bounded by
the north-south interior Sports Park circulation road on the west, Bear Creek on the east, the interior
“bridge road” on the south, and an east-west line 1,100 feet north of said premises is included in the lease
for uses such as those listed below — see “Use of Premises.” Included with the lease is the nonexclusive
right to use the streets, driveways, and parking areas in the Medford Sports Park as now or hereinafter
existing. The Lessor shall maintain road access to the Premises. Use of this additional acreage by
Lessee shall not inhibit the Lessor’s enjoyment of the space for the facilities shown on the Sports Park

Master Plan and described in the Master Plan narrative as approved by City Council.

TERM QF LEASE
4 -
The term of this Lease shall be for ten ( 10) years. Said term shall commence on the l th day of

QQQQ! 2005. Said term shall end at midnight on the .gL-th day of HW' 2015, unless sooner

terminated or renewed pursuant to any provision hereof.

RENT
Lessee shall pay Lessor as rental, during said term, the annual rental of One Dollar ($1 .00) per
year, payable in advance, on the ‘5th day of Sf 2’ of each year throughout the term of the Lease. The

rent has been established to reflect the savings below market rent resulting from the exemption from
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taxation.

RENEWAI QPTION

If the lease is not in default when the option is exercised, or when the renewal term is
commenced, Lessee shall have the option to renew this lease for a term of an additional ten (10) years.

The option may be exercised by written notice to Lessor given not less than 90 days before the
last day of the expiring term. Giving such notice shall be sufficient to make the lease binding for the
renewal term without further act of the parties.

The terms and conditions of the lease for the renewal term shall be identical with the original

term, including the option to renew this lease.

LISE OF PREMISES

Lessee shall typically use the leased premises for activities and operations such as:
Educational programs
Interpretive displays
Special events
Trails
Live-in Center resident host

Outdoor planting beds for gardening demonstrations and/or native plant propagation

® & 6 ¢ ¢ o o

Office space for Lessee [and compatible non-profit organization(s) when approved in writing by
both the Lessee and the Lessor]

¢ Storage for supplies, equipment and vehicles

Lessee may, upon written approval by Lessor, be granted permission to erect a secure storage
" building, security lighting, mobile home pad and utilities for a Center resident host, trails,

wildlife viewing platforms, and appropriate signage for the site.

COVENANTS QF LESSEE

Lessee covenants and agrees to perform the following;

(a) To pay all rent promptly when due.

(b) To make no unlawful, improper or offensive noise or to allow any disturbances on the
Premises that would interfere with the rights of nearby residential property owners and lessees to the

quiet use and enjoyment of their premises. The Lessee shall promptly respond in writing to the City
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Manager to any notices of complaints of noise or disturbances brought to the Lessee’s attention by the
Lessor. In the event the Lessee fails to reasonably correct or respond to complaints by residential
neighbors of interference with their rights to the quiet use and enjoyment of their property, upon ninety
(90) days written notice the City Council may declare this lease incompatible with the neighborhood in
the opinion of the City Council.

(c) Not to commit or allow any strip or waste of any part of the leased Premises without prior
permission from the Lessor.

(d) To defend and indemnify Lessor, Lessor’s agents and employees, and to hold them forever
harmless from any and all claims and demands whatever for injuries to persons or property arising from
or in any way connected with the possession or use of the said Premises by Lessee, Lessee’s employees,
agents and licensees at any time during the lease term and to reimburse Lessor, Lessor’s agents and
employees, for any and all costs and expenses, including attorneys' fees, arising out of or in any way
connected with any and all such claims or demands. Lessor shall have no liability to Lessee for any
injury, loss, or damage caused by third parties or by any condition of the premises except to the extent
caused by Lessor’s negligence or breach of duty under this lease.

(e) Lessee, at the expiration or sooner termination of this Lease, or any extension or renewal
hereof, will quietly and peacefully vacate and deliver the within Premises to Lessor in as good and
tenantable condition as the same are at the beginning of this Lease, reasonable wear and tear and damage
by fire or other unavoidable casualties alone excepted.

(D) If Lessee holds over after the expiration of the term of this Lease, and shall not have agreed in
writing with Lessor upon the terms and provisions of a new lease prior to such expiration, Lessee shall
remain bound by all of the terms and provisions hereof, except that tenancy shall be from month to
month.

(8) Lessee will keep the leased Premises free and clear of all liens for labor and/or materials
performed or furnished to Lessee at said Premises.

(h) Lessee shall not use or occupy the Premises in violation of applicable laws, rules or
regulations of the United States, State of Oregon, or any other public authority, and Lessee’s continued
use or occupancy of any portion of the Premises in violation of such law, rule or regulation, after ten (10)
days written notice from Lessor to discontinue any such use or occupation, shall at the option of Lessor
constitute a breach of this Lease.

(i) Lessee acknowledges the premises and personal property located therein to be in good order

and condition, exceptions noted in attached Exhibit A. Lessee agrees to maintain said premises and
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property in the same condition, order and repair as they are at the commencement of this lease, except for
ordinary wear and tear. Lessor acknowledges that Lessee must make major alterations and improvements
to the Premises before they are suitable for the intended purposes. Therefore, Lessee must complete
substantial improvements on the residence within two years after Lessor has completed design and
construction of the infrastructure, including water and sewer connections. Lessee must obtain Lessor’s
consent before making any improvements to the Premises. Lessor’s consent to Lessee making necessary
alterations and improvements to or upon said Premises shall not be unreasonably withheld, and Lessee
acknowledges that said alterations or improvements shall be made at Lessee’s expense. All
improvements shall comply with the Medford Municipal Code. Further, Lessee must obtain an
occupancy permit within four years after Lessee provides infrastructure. Lessee shall have no right to
make any alterations to the premises or to make any repairs at the expense of the Lessor. The Lessor
shall have no responsibility whatsoever to make any repairs to the premises during the term of this lease,
regardless of the cause of any damage or deterioration. Upon termination of this lease, all alterations,
additions and improvements (including without limitation all non-temporary structures, electrical,
lighting, plumbing, heating and air-conditioning equipment, foundations, doors, windows, partitions,
drapery, carpeting, shelving, counters, physically attached fixtures, and plants growing in the ground)
shall at once become part of the Premises and belong to Lessor, unless the terms of the applicable
consent provide otherwise. Lessor may, upon termination of the lease, require Lessee to remove certain
improvements, alterations and additions, and upon receipt of notice of specific improvements, alterations
and additions to be removed, Lessee shall remove the same and restore the Premises to the condition that
existed at the commencement of the lease. No removal of any improvements, alterations, or additions
shall be required upon termination of the Lease unless removal was specified as a condition of Lessor’s
consent.

() Lessee assumes complete responsibility to maintain the grass, shrubbery and other
landscaping in good condition at its own expense.

(k) Lessee shall pay for all heat, light, power, gas, water, sewage, telephone and other services or
utilities used on the Premises during the lease term. Said utilities will be in place at time of occupancy. If
not, Lessor will provide the hook-ups.

(1) Lessee shall pay any and all special service fees, charges or taxes imposed by the City of
Medford, County of Jackson, State of Oregon, or other governmental authority arising from Lessee’s use
or occupancy of the premises, or seek an exemption therefrom pursuant to statute.

(m) Lessee shall pay for all service required to keep the sewer systems inside and outside the
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premises in good condition and repair and for any services necessary in case such sewer system within
the building becomes clogged.

(n) Lessee shall pay for all janitorial services required inside the premises.

(o) Lessor and its agents shall have access to all leased buildings and grounds for inspection
purposes within a period of four hours following verbal notification unless such advance notice, for any
reason, conflicts with Lessee’s activities. If so, a time of mutual convenience shall be arranged. Lessor’s
right of inspection is solely for the purpose of ensuring compliance with this lease.

(p) Lessee shall complete a City of Medford Volunteer Application for all individuals that are
proposed to serve as a live-in resident host. All individuals must pass the City of Medford background
check for approval as a volunteer. All individuals must follow park rules and regulations that are set
forth in Administrative Regulation 00-7R. Written notification of violations of Administrative
Regulations will be provided to Lessee. These individuals are not a volunteer/employee of the City of
Medford and are not covered by worker’s compensation laws. These individuals are not covered by

Oregon residential landlord/tenant laws.

COVENANTS OF LESSOR

Lessor shall be responsible for designing and constructing the basic infrastructure for the
premises such as driveways, parking and utilities, including converting the sewerage from a septic tank

and leach-field to a public sewer connection.

TAXES AND OTHER EXPENSES

Lessee shall reimburse Lessor, within fifteen (15) days after notice from Lessor, for any real
property taxes Lessor is required to pay on the premises during the lease term. Lessee shall be
responsible for doing whatever is necessary to obtain an exemption from assessment and obligation for
payment of real property taxes, on this property, pursuant to ORS 307.166. Ordinarily the premises
would be exempt from assessment for real property taxes so long as this property is used for municipal

purposes pursuant to ORS 307.090.

HAZARD INSURANCE

Lessee agrees to keep and maintain in force, at Lessee’s expense, a hazard insurance policy or
policies, subject to the approval of the City, and shall list the Lessor as named insured up to the limits of
liability set forth herein. Said policy or policies shall include extended coverage upon the buildings and
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improvements now or hereafter existing upon the premises, insuring the same for the replacement value
thereof, and Lessee shall provide Lessor with a copy(s) or certificate(s) for such coverage. Said
insurance shall provide for payment of loss to Lessor (and such holder of a mortgage or deed of trust as
may be designated by Lessor), and shall include in each instance appropriate endorsement to the effect
that Lessor shall be provided with not less than ten (10) days advance notice of cancellation or
nonrenewal. Lessor shall use the proceeds of any insurance recovery on loss to the real or personal
property for repair or replacement of the same. The Lessee may at its own expense purchase any

additional coverage it may desire for its own benefit.

SIIBROGATION OF CLAIMS

Anything to the contrary in this lease notwithstanding, neither party, nor its officers, directors,
employees, agents or invitees, shall be liable to the other party or to any insurance company (by way of
subrogation or otherwise) insuring the other party for any loss or damage to any building, structure or
other tangible property, when such loss is caused by any of the perils which are or could be insured
against under a standard policy of full replacement cost insurance for fire, theft and all risk coverage, or
losses under worker's compensation laws and benefits, even though such loss or damage might have been
occasioned by the negligence of such party, its agents or employees (this clause shall not apply, however,
to any damage caused by intentionally wrongful actions or omissions); provided, however, that if, by
reason of the foregoing waiver, either party shall be unable to obtain any such insurance, such waiver
shall be deemed not to have been made by either party. Each party shall give the other party notice at
any time when it is unable to obtain insurance with such a waiver of subrogation and the forgoing waiver
shall be effective until thirty (30) days after notice is given. Each party represents that its current

insurance policies allow such waiver.

DAMAGE TO THE PREMISES

In the event the leased Premises are destroyed by fire, or other unavoidable casualty or are so
damaged as to render the same wholly unfit for occupancy and such damage or destruction cannot be
reasonably repaired within ninety (90) days from the date thereof, then this lease shall terminate as of the
date of said damage or destruction, and Lessee shall immediately surrender said Premises to Lessor. If,
however, said destruction or damage can be repaired within ninety (90) days, or the Premises are so
damaged as not to be rendered wholly unfit for Lessee's occupancy, then Lessor shall be obligated to
repair the same with all reasonable dispatch.
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COMPREHENSIVE LIABILITY INSURANCE

Lessee shall keep and maintain in force, at Lessee's expense, a policy or policies of
comprehensive liability insurance, written by an insurer authorized to do business in Oregon and
satisfactory to Lessor, insuring Lessee and Lessor (and such other persons, firms, or corporations as are
designated by Lessor) against liability, costs and expenses, including counsel fees, for injury to or death
of persons or damage to property arising out of or in any manner connected with the above described
Premises, improvements thereon, or the operations or activities of the Lessee, Lessee's invitees, licensees
or any other persons thereon. The limit of liability of such insurance shall not be less than One Million
Dollars ($1,000,000) for injury to one or more persons, and One Hundred Thousand Dollars ($100,000)
for property damage, and Lessee shall arrange for Lessor to be provided with certificates of such
coverage, including in each instance appropriate endorsement to the effect that Lessor shall be provided

with not less than ten (10) days advance notice of cancellation or nonrenewal.

ASSIGNMENT AND SUBLETTING

Lessee shall not assign or sublet this Lease or any of Lessee’s rights hereunder without written

consent of Lessor.

CONDEMNATION
If the whole of the leased property, or such portion thereof as will make the leased property

unsuitable for the purposes herein leased, is condemned for any public use or purpose by any legally
constituted authority, then in either of such events this Lease shall cease from the time when possession
is taken by such public authority. Such termination shall be without prejudice to the rights of either the
Lessor or the Lessee to recover compensation from the condemning authority for any loss or damage
caused by such condemnation. Neither the Lessor nor the Lessee shall have any rights in or to any award
made to the other by the condemning authority.

If part of the leased property is taken by eminent domain, and such taking does not render the
leased property unsuitable for the purposes herein leased, this Lease shall not terminate by virtue of such
taking. In such event the Lessor shall be entitled to recover compensation from the condemning
authority, on behalf of Lessee, for any loss or damage caused by them in such partial condemnation.
Lessor shall pay Lessee its proportional share of the loss or damage. Alternatively, Lessor shall be

entitled to all of the proceeds of condemnation, and Lessor shall proceed as soon as reasonably possible
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to make such repairs and alterations to the Premises as are necessary to restore the remaining Premises to

a condition as comparable as reasonably practicable to that existing at the time of condemnation.

COVENANTS REGARDING HAZARDOUS MATERIAL

Lessor covenants that Lessor is not aware of any environmental contamination on the Premises.
Lessor agrees to indemnify and defend Lessee against any claims made against Lessee because of
environmental contamination to the Premises existing prior to occupancy of the Premises by Lessee.

Lessee covenants that Lessee will not allow any gasoline, oil, or other chemicals or hazardous
materials to contaminate the property or subsurface soil, and to immediately remove any contaminated
materials and to thereafter restore the Premises and to indemnify and defend Lessor against any and all
claims made against Lessor on account of any hazardous materials placed upon the Premises by Lessee
or Lessee's invitees or licensees.

Lessee agrees to comply with any and all governmental regulations, state, federal, or municipal,
regarding hazardous materials except in respect to pre-existing contamination, which shall remain the
responsibility of the Lessor. The covenants of this paragraph shall survive any termination or expiration

of this lease.

DEFAULT AND REMEDIES

I 's Rig] iR fies:

Lessor may terminate this lease for any reason upon one hundred eighty (180) days written notice
to Lessee. Such notice of termination shall not constitute a breach of this lease and Lessor shall not be
liable in damages therefore. This lease agreement may be terminated by the Lessor upon ninety (90)
days written notice in the event of material breach by the Lessee of the terms and conditions stated
herein. Material breach includes, but is not limited to, situations in which Lessee's interest, or any part of
its interest, in this Lease is assigned or transferred, either voluntarily or by operation of law, except with
Lessor’s consent, or any other violation of the Covenants of Lessee specified herein.

Lessee shall be in default under this Lease if Lessee fails to observe or perform any of the
provisions of this Lease (other than the payment of money) to be observed or performed by Lessee where
such failure shall continue for a period of thirty (30) days after receipt of written notice thereof from
Lessor to Lessee; provided, however, that if the nature of Lessee’s default is such that more than thirty
(30) days are reasonably required for its cure, then Lessee shall not be deemed to be in default if Lessee

commences such cure within said thirty (30) day period and thereafter diligently prosecutes such cure to
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completion. However, on failure to perform, Lessor shall have the right without any further demand or
notice, to re-enter the Premises and eject all persons from the Premises, using all necessary force to do
so, and either:

A. Declare this Lease at an end, or

B. Without terminating this Lease, relet the Premises, or any part of the Premises, as the agent
and for the account of Lessee upon such terms and conditions as Lessor may deem advisable.

Lessee shall allow any such re-entry without hindrance, and Lessor shall not be liable in damages
for any such re-entry, or be guilty of trespass or forcible entry.

C. It is expressly understood that the rights hereinabove provided, shall be deemed cumulative
and nonexclusive and that the Lessor may exercise any other right or remedy which the Lessor may have
at law or in equity under the statutes and the laws of the State of Oregon.

Lessee Rights and Remedies:

Lessee may terminate this lease for any reason upon thirty (30) days written notice to Lessor.
Such notice of termination shall not constitute a breach of this lease and Lessee shall not be liable in

damages therefore.

WAIVER

One or more waivers by either party of any covenant or condition shall not be construed as a
waiver of a subsequent breach of the same or any other covenant or condition. Lessor's consent to or
approval shall not be deemed to waive or render unnecessary Lessor's consent to or approval of any

subsequent similar act by Lessee.

NOTICES
All notices required hereunder shall be given to the parties herein at their addresses provided

below unless and until advised by the parties of a change in such address:

Lessor Lessee

City of Medford Jefferson Nature Center
Michael Dyal, City Manager Susan Cross, Director

411 W. 8" Street 112 E. Sixth Street, Suite A
Medford, OR 97501 Medford, OR 97501

Any notice required or permitted under this lease shall begin to run on the date such notice is delivered, if
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properly sent, postage prepaid by certified or registered mail addressed to the address first given in this
lease, or to such other address as may be specified from time to time by each of the parties in writing,

Notice shall be construed as delivered as of the postmark date of sender’s mail receipt form.

SUCCESSOR INTERESTS

The covenants, conditions and terms of this agreement shall extend to and be binding upon and
inure to the benefit of the heirs, personal representatives, assigns and successors in interest of the parties
hereto, provided, however, that nothing contained in this paragraph shall alter the restrictions

hereinabove contained relating to assignment.

GENDER

In construing this agreement it is understood that the Lessor may be more than one person and
that Lessee may be more than one person; that if the context so requires, the singular pronoun shall be
taken to mean and include the plural, the masculine, the feminine and the neuter, and that generally all
grammatical changes shall be made, assumed and implied to make the provisions hereof apply equally to

corporations and to individuals.

IN WITNESS WHEREOF, the parties hereto have executed this agreement the day and year first

hereinabove written.

v ==
Peter Tronquet,{President (/
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EXHIBIT A

EXCEPTIONS TO PROPERTY BEING IN GOOD ORDER AND CONDITION:

Ll A

© ® N o W

Most windows and glass doors have been broken by vandals.

Exterior doors are damaged.

Slate pathways have been removed by thieves.

The only heater, a propane fired gas log free-standing unit, has a vandalized thermostat so
is inoperable.

Landscape plantings have suffered from lack of water and many are dead or dying.
A rear bedroom is unfinished — no sheetrock or floor covering.

Carpets that smelled of cat urine have been removed from some rooms.

A once functioning burglar alarm system has been disconnected.

Paved road access, parking, and infrastructure wiring and plumbing for electricity,
telephone, water, and sewer are anticipated to be completed by March 2006, under a

separate contract by the Lessor.

10. Additional items may be added to this list following execution by both parties and prior

to lessee assuming occupancy.
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