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DISPLAY THIS CARD ON PRINCIPAL FRONTAGE OF WORK 

CITY OF PORTLAND 


BUILDING PERMIT 

This is to certify that Leader Prop, LLClEllen Kanner Located At 66 PEARL CBL: 028~02001 

has permission to Combine 2 spaces currently seperated for Dobra Tea Room/Shop w/alterations PERMIT# 2011-01-312 

provided that the person or persons, firm or corporation accepting this permit comply with all of the provisions of the Statues 
of Maine and of the Ordinances of the City of Portland regulating the construction, maintenance and use of the buildings and 
structures, and of the application on file in the department. 

Notification of inspection and written permission procured A final inspection must be completed by owner before this 
building or part thereof is occupied. If a certificate ofbefore this building or part thereof is lathed or otherwise 
occupancy is requireq, it must be 

'\ 

'ocured prior to occupancy.closed-in. 48 HOUR NOTICE IS REQUIRED. 

{/ 
Fire Prevention Officer 

THIS CARD MUST BE POSTED ON TH 

, 

.-- t-, 6 LOf;~:'::J 

CITY U'"l'-r pnRTLllr,JD!dl . v.i. n.' 



City of Portland, Maine - Building or Use Permit ApplicatIOn 
389 Congress Street, 04lOi Tel: (207) 874-8703, FAX: (207) 8716 

Job No: 
2011-01-312-0PB 

Location of Construction: 
66 PEARL (lSI Middle St.) 

Business Name: 

LesseelBuyer's Name: 

Past Use: 

Restaurant (Maples) & 
Personal Service (Tattoo 
shop) 

Date Applied: 
1121120]1 

Owner Name: 
PROPERTIES LLC LEADER 

Contractor Name: 
Kanner, Ellen 

Phone: 

Proposed Use: 

Restaurant Tea room & tea 
shop 

CBL: 
028 - - K - 002 - 001 - - - - -

Owner Address: 
100 COMMERCIAL Sf 
PORTLAND, ME - MAINE 04101 

Contractor Address: 

Permit Type: 
BLDG - Building 

Cost of Work: 
\4000.00 

Fire Dept: 

Signature: 
Cr&I. 

I 

Proposed Project Description: Pedestrian Activities District(P.A.D.) 
66 Peral St. I Commercial Alterations & Change of Use 

Permit Taken By: 

1. This permit application does not preclude the 
Applicant(s) from meeting applicable State and 
Federal Rules. 

2. Building Permits do not include plumbing, 
septic or electrial work. 

3. Building permits are void if work is not started 
within six (6) months of the date of issuance. 
False informatin may invalidate a building 
permit and stop all work. 

Zoning Approval 

Special Zone or Reviews Zoning Appeal 

_Shoreland 

_Wetlands 
_Variance 

_FloodZone 
_ Miscellaneous 

_ Subdivision 
_ Conditional Use 

Site Plan 
_ lnterpretalion 

_MI\i _Min MM 
_ Approved 

Date: I I~ ~ " \ Denied 

O~ "v\~,,\.:: I .'rM i Date: 
'TV' I 

PERMIT ISSUED 

FEB 1 6 2011 

CITY OF PORfrAND 

Phone: 

956-0355 

Zone: 

B-3 

CEO District: 

Inspection

M 
' 

Use Gro'!,P: 
Type: 0'0 
-:rUe'wo4 

~:~:~-
(j ~ 

Historic Preservation 

Not in Dist or Landmark 

Does not Require Review 

Requires Review 

_ Approved 

_ Approved w/Conditions 

_ Denied 

Date: ~ ~vY<I"\c:.. 
~~\ e~"LfIJ>k.I..l. 

CERTIFICATION I.~\~I ", ,

h I( kn "- P.-t:~~IV"V\.~ 
1 hereby certify that I am the owner of record of the named property, or that the proposed work is authorized by the owner of record and that I have been authorized by 
the owner to make this application as his authorized agent and I agree to conform to all applicable laws of this jurisdiction. In addition, if a permit for work described in 
the appication is issued, I certify that the code official's authorized representative shall have the authority to enter all areas covered by such permit at any reasonable hour 
to enforce the provision of the code(s) applicable to such permit. 

SIGNATURE OF APPLICANT ADDRESS DATE PHONE 



Slrenglhening a Remarkable Cily, BNilding a CommNnily for Lifo • 1IJ1IJ1II.porlidmltlUline.goll 

Director of Planning and Urban Development 
Penny St. Louis Littell 

Job ID: 2011-01-312-0P8 Located At: 66 PEARL CBL028 - - K - 002 - 001 - - - - ­

Conditions of Approval: 

Zoning 

1. 	 Separate permits shall be required for any new signage. 
2. 	 This permit is being approved on the basis of plans submitted. Any deviations shall 

require a separate approval before starting that work. 
3. 	 ANY exterior work requires a separate review and approval thru Historic Preservation. 

This property is located within an Historic District. 
Fire 

1. 	 The Fire alarm and Sprinkler systems shall be reviewed by a licensed contractor[s] for 
code compliance. Compliance letters are required. 

2. 	 Emergency lights and exit signs are required. Emergency lights and exit signs are 
required to be labeled in relation to the panel and circuit and on the same circuit as the 
lighting for the area they serve. 

3. 	 Fire extinguishers are required. Installation per NFPA 10. 
4. 	 No means of egress shall be affected by this renovation. 
5. 	 All construction shall comply with City Code Chapter 10. 
6. 	 This permit is being approved on the basis of the plans submitted. Any deviation from 

the plans would require amendments and approval. 
7. 	 Sprinkler protection shall be maintained. Where the system is to be shut down for 

maintenance or repair, the system shall be checked at the end of each day to insure 
the system has been placed back in service. 

Building 
1. 	 Application approval based upon information provided by applicant. Any deviation from 

approved plans requires separate review and approval prior to work. 
2. 	 Equipment must be installed in compliance per the manufacturer's speCifications 
3. 	 New cafe, restaurant, lounge, bar or retail establishment where food or drink is sold 

and/or prepared shall meet the requirements of the City and State Food Codes 
4. 	 Approval of City license is subject to health inspections per the Food Code. 
5. 	 Separate permits are required for any electrical, plumbing, sprinkler, fire alarm, HVAC 

systems, heating appliances, including pellet/wood stoves, commercial hood exhaust 
systems and fuel tanks. Separate plans may need to be submitted for approval as a 
part of this process. 

6. 	 No cooking appliances are proposed or approved for this bUSiness, if installed hood 
systems may be required,. 

7. 	 As discussed, graspable handrails are required on each side of the step to the platform 
at 34"-38". Verify design with this department prior to installation. 



BUILDING PERMIT INSPECTION PROCEDURES 

Please call 874-8703 or 874-8693 (ONLY) 


or email: buildinginspections@portlandmaine.gov 


With the issuance of this permit, the owner, builder or their designee is required to provide 
adequate notice to the city of Portland Inspections Services for the following inspections .. 
Appointments must be requested 48 to 72 hours in advance of the required inspection. The 
inspection date will need to be confirmed by this office. 

• 	 Please read the conditions of approval that is attached to this permit!! Contact this 
office if you have any questions. 

• 	 Permits expire in 6 months. If the project is not started or ceases for 6 months. 

• 	 If the inspection requirements are not followed as stated below additional fees may 
be incurred due to the issuance of a "Stop Work Order" and subsequent release to 
continue. 

1. 	 Close In EleclPlmblFraming 
2. 	 Final Inspection/Certificate of Occupancy including health inspection 

The project cannot move to the next phase prior to the required inspection and approval to continue, 
REGARDLESS OF THE NOTICE OF CIRCUMSTANCES. 

IF THE PERMIT REQUIRES A CERTIFICATE OF OCCUPANCY, IT MUST BE PAID FOR AND 
ISSUED TO THE OWNER OR DESIGNEE BEFORE THE SPACE MAY BE OCCUOPIED. 

mailto:buildinginspections@portlandmaine.gov


Location/ Adckess of Construction: 

Applicant *mu&l be owner, Lessee or Buyer Telephone: 

Name €llen I{~"I'U (lq)ifst-03!iS 
~ OOr-r-_._.A--ddressfO fIJ( 2'1'1'-/ or (pc5-?''1i'-''5(N. 

City, State & Zip st.XJll" forlW, Ar (}flIt 
Lessee/DBA (If Applicable) 

~JetfCI~afu/ LLC O/eJA 
/JoIya /fLfA 

Owner (if dif 

Name 

Address JAN 2 1 2011 

Cost Of'~c. 
Work: $ ~ ')Q0 

C of 0 Fee: $ _____ 

City, State &. Zir . 
Cep : of Bui/ding Inspection Total Fee. $ -~II!:...:.."'-''''''''''/I 

City, StaL.:;,-......qL...,t:;,il..a;::=-=L.::.l....a.;.~.!:!.!~"4-p..Q~=i;:;;:=::::=+;;:=_O::::::"'_----- Telephone: ______ 

Who should we contact when the pemtit is ready: ~ CIiI1J' Telephone{zq)9St- 03.££ 
Mailingadckess: fo /J?X 2'i'/'i, )Nth Iort1r;J, /i1£ OWl' 
Please submit all of the information outlined on the applicable Checklist. Failure to 


do so will result in the automatic denial of your permit. 


In order to be sure the City fully understands the full scope of the project, the Planning and Development Department 
may request additional information prior to the issuance of a pemtit. For further information or to download copies of 
this form and other applications visit the Inspections Division on-line at www.portlandrnaine.g:ov, or stop by the Inspections 
Division office, room 315 City Hall or call 874-8703. 

I hereby certlty that I am the Owner of record of the named property, or that the owner of record authorizes the proposed work and 
that I have been authorized by the owner to make this application as his/her authorized agent. I agree to conform to all applicable 
laws of this jurisdiction. In addition, if a permit for work described in this application is issued, I certify that the Code Official's 
authorized representative shall have the authority to enter all areas covered by this permit at any reasonable hour to enforce the 
provisions of the codes applicable to this permit. 

Signature: Date: 

This is not a permit; you may not commence ANY rk until the permit is issue 

www.portlandrnaine.g:ov


Certificate of Design Application 

From Designer: llltD1 !1alfjJ 

Date: 


Job Name: 


Address of Construction: 


2003 International Building Code 

Construction project was designed to the building code criteria listed below: 


.~..-~---..- .
Building Code & Year ______ Use Group Oassification (s) ______________ 

Type of Construction Ii f1h; C?fJ71'/f?z -c:1c:I
J 

Will the Structure have a Fire suppression system in Accordance with Section 903.3.1 of the 2003 IRe _-t'>f?....;;,,""'5'--________ 

....:::.-___ 
I 

Is the Structure mixed use? -J..ti2 Ifyes, separated or non separated or non separated (section 302.3) _________ 

Supervisory alarm System? --,-Wc...;:;...___Geotechnical/Soils report required? (See Section 1802.2) -I-A}...,,;.../...:..C..., ______ 

Structural Design Calculations _ ~---- Live load reduction 

V' Submitted for all structuml members (106.1 - 106.11) -'H-'+'''______ Roof /iw loads (1603.1.2,1607.11) 

-!l-,J'"I-t'-"-(j-'___ Roof snow loads (1603.7.3,1608) 
Design Loads on Construction Documents (1603) 

______ Ground snow load, Pg(1608.2)
Uniformly distributed floor live loads (7603.11,1807) 

Floor Area Use Loads Shown _ ........____IfPg > 10 psf, flat-roof snow load If 

______IfPg > 10 psf, snow exposure tactor, a 

___--___IfPg > 10 psf, snow load importance factor'L 

_~____Roof thermal factor, a (1608.4) 

_"'-_____ Sloped roof snowloaci,n(1608.4) 

Wind loads (1603.1.4, 1609) 
_-1--____ Seismic design category (1616.3) 

______Design option utilized (1609.1.1, 1609.6) __f-____ Basic seismic force resisting system (1617.6.2) 

______ Basic wind speed (1809.3) _______ Response modification coefficient, R1 and 


_______ Building category and wind importance Factor,*, 

deflection amplification factorQJ (1617.6.2) 

. , !\ table 1604.5, 1609.5) 
-!-I'-,+\_'r:',,J______Wind exposure category (1609.4) -rlH-!_---Analysis procedure (1616.6,1617.5), \I! •_+-____ Inremal P"'$5U'" coefficient (ASCE 7) -,.I-N-Of!_,...Ci-----Design base shear (1617.4, 16175.5.1) 
______ Component and cladding pressures (1609.1.1, 1609.6.2.2) 

FI~d loads (1803.1.6, 1(12) ______ Moin force wind pressures (7603.1.1, 1609.6.2.1) 

---;i-.....,___ Flood Hazard area (16123) Earth design data (1603.1.5, 1614-1623) 

__"'-___ Design option utilized (1614.1) ---..,rl-'~'-II...../ .....I---Elevation ofstructure 

Otberloads-""-+I-+'-A~'---- Seismic use group ("Category") 
_ ______ Concentrated loads (1607.4)tor\i.ll.t-i....f..,.J'--__ Spectnd response coefficients, 9:l.& 9:2t (1615.1)\ I • 
_-1-1____ Site class (1615.1.5) --.-r-,i,,----- Partition loads (1607.5) 

---.1">J.l-+1_tJ-i___ Mise. loads (f..hle 1607.8,1607.6.1,1607.7, 
j I 1607.12,1607.13,1610,1611,2404 

Buildini Inspections Division' 389 Congress Street· Portland, Maine 04101 • (207) 874-8703 • FACSIMILE (207) 874-8716 • TIY (207) 874-8936 

http:1603.1.2,1607.11
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Accessibility Building Code Certificate 

Designer: 

Address of Project: 

Nature of Project: Curhv:c f. ~ t·Ji dt. (), r(~J J'OJf' f~ d~1t; LviiI" y 

1.;...W....;iJ;..-::J:.,.lv.;..1t1....;.11..-.;..r;{i_(i~J-..¥.:I=:.;...;:...J~.:..;;:.J..I~~....;:;..:.--:...l.l~...:-~~~.f(~-, tlll:;L7 

;; 0 J;,j (:.-'7',~~, hjf,~~~~~~~~~~¥-~__~~~~~~~~~+-~ 
4£,/' .c.:yjif '/: r' ,-ill~l :J r..../, I. 

The technical submissions covering the proposed construction work as described above have been 
designed in compliance with applicable referenced standards found in the Maine Human Rights 
Law and Federal Americans with Disability Act. Residential Buildings with 4 units or more must 
conform to the Federal Fair Housing Accessibility Standards. Please provide proof of compliance if 
applicable. 

Firm:(SEAL) 

~I 
N/A 

Id;> *1Y\ $'50; OJ) 

For more informadon or to download this form and other permit applicadons visit the Inspecdons Division 
on our website at www.pordandmaine.gov 

4 

Building Inspections Division· 389 Congress Street· Portland, Maine 04101 • (207) 874-8703 • FACSIMILE (207) 874·8716 • TTY (207) 874-8936 

http:www.pordandmaine.gov
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First Floor - 151 Middle St. 

Exit to Middle St 

Employee 
Stafrs , 
for Anthony's 

Business: Studio One 

Exit to oarllinlt lot 
~e---------- ----------.--------

" , 1 7 

----

10 

'J 

Business: Casahlanca Comics 

Ii '6" J1115 a on_ 'lo -- ---a- -- --=-I!l--
a

0 00 o 
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all arched windows 43" ~ ~ 
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New Section to be built 

heigth 10" 

It 
new wall wooden railing 

platform 
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~11'ft.~.U&J4U LNC. 
THREE COMPARTMENT TWO DRAINBOARD Qty#: 

0 0 Model#:I I 

Project#: 

Fully fabricated bowl for the full metal thickness throughout the bowl 
and greater durability than a drawn sink 

9" high backsplash. with 2" return to wall at 45 degrees with easy in­
stallation tile edging 

2112 high. 180 degree sanitary rolled rim at all free edges 

Leg assemblies located directly under the sink bowls for greater load 
support 

Legs are 1 5/8" diameter tubing with adjustable bullet feet 

All corners are coved at 518" radius, welded and polished to form a 
one-piece sanitary unit 

All sinks are furnished with basket drains and 1" faucet holes 
punched in backsplash on B" centers as required 

Sinks with drainboards 30" and longer have additional legs under 
each drainboard for added strength 

SIHK OPTlOHS: 

PARAMOUNT SERIES 
• 14 Gauge type 304 stainless steel 
• 12" bowl depth 
• Stainless steel legs & crossrails 
• NSF listed 

STANDARD SERIES 
• 16 gauge type 304 stainless steel 
• 12" bowl depth 
• Galvanized legs (stainless steel available) 
• NSF listed 

ECONOMY SERIES 
• 18 gauge 304 tubs 
• 12" bowl depth 
• Galvanized legs (stainless steel available) 
• NSF listed 

24X30 
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DIMENSIONS ARE TYPICAL {TOL +/- 112; 

CET 

T
r-1112 11 FAU 

'--' f-­ 38 5/8 
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RJ Fabricators reserves the right to progressively alter our 
product specifications to maintain our premium quality . 

• All three compartment sinks with bowls 24" or larger require a second set of faucet holes. 

pc.•--==--auce 



STANDARD FORM MODIFIED GROSS COMMERCIAL LEASE 

SUMMARY DATA 


Each reference in this Lease to any of the following subjects shall be construed to incorporate the 
following data: 

LANDLORD AND LANDLORD'S LEADER PROPERTIES LLC 
ADDRESS: 100 Commercial Street 

Portland, ME 04101 
(207) 775-2252 

TENANT AND TENANT'S ADDRESS: SAGEONAZAFU LLC 

GUARANTOR AND GUARANTOR'S ADDRESS: Raymond Marcotte 
Ellen Kanner 
P.O. Box 2444 
South Portland, ME 04116 

COMMENCEMENT DATE: Upon full execution of the lease. 

LEASED PREMISES: 151 Middle Street 166 Pearl Street, Suites 100 and 103, deemed to contain 2,000 gross 
square feet (see Exhibit A). 

TERM: Upon full execution ofthe lease through March 31, 2016 

OPTION TERM: One (1) Three (3) year tenn 

TOTAL BASE RENT: $131,096.73 RECEIVED 
MONTHLY BASE RENT: JAN 2 6 20n 

Period Monthly Rent 
Dept. of Building Inspections 3115/11 - 3/31111 $1,096.77 

City of Portland Maine 4/1111 - 3/31112 $2,000.00 

411112 - 3/31113 $2,083.33 

4/1113 -3/31114 $2,166.67 

411114 - 3/31/15 $2,250.00 

4/1115 - 3/31116 $2,333.33 


BASE YEAR: Calendar Year 2011 

TENANT'S PRO-RATA SHARE OF OPERATING EXPENSES AS OF THE COMMENCEMENT DATE: 
3.92% 

TENANT'S PRO-RATA SHARE OF REAL ESTATE TAXES AS OF THE COMMENCEMENT DATE: 
3.92% 

SECURITY DEPOSIT: $2,000.00 

PERMITTED USE: As a retail space serving/selling teas, light fare (hummus, couscous, vegetables), 
desserts, and related items provided that the use complies with all City and State ordinances and for no other 
purpose.. Incense may be used to create an AsianlMoroccan atmosphere provided that the odor from the incense 
does not interfere or cause complaints from other tenants in the building. Tenant may also have guest 

http:2,000.00
http:2,333.33
http:2,250.00
http:2,166.67
http:2,083.33
http:2,000.00
http:1,096.77
http:131,096.73
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musicians/performers on a regular basis provided that the musicians/performers do not disturb other tenants in 
the Building. Tenant may offer yoga classes on a regular basis. 

INSURANCE: $2,000,000 Commercial General Liability, Bodily Injury, and Property Damage coverage -­
$2,000,000 combined single limit per occurrence. 

TENANT BUILDOUT: Tenant work will be determined and evidenced on Exhibit B and attached to the Lease. 
All Tenant work shall have Landlord's approval. 

LANDLORD BUILDOUT: Landlord will remove the Y2 wall(s) and the closet located at the Middle Street end 
of the Leased Premises by January 15.2011. 



3 

LEASE 


AGREEMENT OF LEASE made this Ih!...-ttaay of/JUt,J". 2010, between LEADER PROPERTIES 
LLC a Maine limited liability company with a mailing address of 100 Commercial St., Portland, ME 04101 
("Landlord") and SAGEON~LL~~ith a mailing address of ("Tenant"). 

'h'1l) Il.~~t L.i t'iA,ttt WITNESSETH 
n,,·,r..' "i~b\'f"t ('d 

For and in consideration ofthe rent reserved herein,bd the covenants and agreements hereinafter set 
forth to be kept, observed and performed by Tenant, Landlord hereby domises and lets unto Tenant and Tenant 
hereby leases from Landlord upon the covenants and agreements hereinafter set forth, the Leased Premises 
hereinafter described. The parties hereby agree that this is a commercial lease. 

I. Leased Premises. 

(a) Description. The Leased Premises consists ofthat portion of the building (the 
"Building") owned by Landlord, located at 151 Middle StreetJ66 Pearl Street (the "Property"), being Suites 100 
and 103 , deemed to contain 2,000 gross square feet and shown as the cross-hatched area on the floor plan 
attached hereto and incorporated herein as Exhibit A (the "Premises" or "Leased Premises"), together with the 
non-exclusive use in common with others, of such easements and appurtenances necessary for access to the 
Leased Premises and all walkways, courtyards and landscaped areas (ifany) located on the Property. Landlord 
reserves and excepts all rights of ownership and use in the Property outside the Leased Premises, including, 
without limitation, the Building and all other structures, improvements, plazas, parking areas (ifany), and 
common areas on the Property, except that at all times during the term of this Lease, Tenant shall have a 
reasonable means of access from the public way to the Leased Premises. 

(b) Condition. The Leased Premises are being leased in their current condition, "as is, 
where is" with all faults and without warranty or representation by Landlord ofany kind, either express or 
implied. Tenant acknowledges that it has inspected the Leased Premises, the Building and the Property and, as 
of the Commencement Date, has found the same to be in good and satisfactory order, repair and condition and 
that the work evidenced in Paragraph 26 ofthe Lease has been completed. 

2. Term. The term ofthis Lease shall commence upon full execution of the Lease ("Commencement 
Date") and unless sooner terminated pursuant to the terms hereof, expiring on March 31, 2016 (the "Term"). 

3. Rental. 

(a) Base Rent. On or before the Commencement Date and continuing thereafter on or 
before the fIrst (1 SI) day of each month during the Term, Tenant shall pay to Landlord in advance monthly 
payments of base rent ("Base Rent") in the following amounts: 

Period Monthly Rent 

3115111 3/31/11 $1,096.77 

4/1/11 3/31/12 $2,000.00 

4/1/12 -3/31/13 $2,083.33 

4/1/13 3/31/14 $2,166.67 

4/1/14 -3/31/15 $2,250.00 

411/15 3/31/16 $2,333.33 


(b) Late Payments. Tenant shall pay as "Additional Rent" all sums ofmoney or charges 
required to be paid by Tenant under this Lease, whether or not the same be designated "Additional Rent." Base 
Rent and Additional Rent shall be paid without notice, demand, set-off, abatement, suspension, deferment, 
reduction or deduction whatsoever, unless expressly provided herein. If Tenant does not pay Base Rent and 
Additional Rent within fIve (5) days of when due, then Landlord may impose a late charge in an amount equal 
to eight percent (8%) of the unpaid amount, and if payment is not received within fIfteen (15) days ofwhen due, 
it shall also bear interest from the date such amount was due until paid at the prime rate published in the Wall 

http:2,333.33
http:2,250.00
http:2,166.67
http:2,083.33
http:2,000.00
http:1,096.77
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Street Journal, as it may be adjusted from time to time, plus four percent (4%) per annum, but in no event more 
than the highest rate of interest allowed by applicable law. 

4. Permitted Use. The Leased Premises shall be used as a retail space serving/selling teas, light fare 
(hummus, couscous, vegetables), desserts, and related items provided that the use complies with all City and 
State ordinances. Incense may be used to create an AsianlMoroccan atmosphere provided that the odor from the 
incense does not interfere or cause complaints from other tenants in the building. Tenant may also have guest 
musicians/performers on a regular basis provided that the musicians/perfurmers do not disturb other tenants in 
the Building. Tenant may offer yoga classes on a regular basis. 

5. Security Deposit. Upon the execution of this Lease, Tenant shall pay to Landlord the sum ofTwo 
Thousand and 00/100 Dollars ($2,000.00) which may be held by Landlord throughout the term ofthis Lease, 
without interest, as security for the full, faithful and timely performance by Tenant ofall ofthe terms, covenants 
and conditions of this Lease required to be paid or performed by Tenant (the "Security Deposit"). Landlord 
shall have the option to apply all or any part of the Security Deposit to the payment ofBase Rent or Additional 
Rent which is past due (even in the event Landlord does not send Tenant a written notice of default), or to the 
curing ofany default by Tenant that may exist from time to time without prejudice to any other remedy which 
Landlord may have on account thereof. IfLandlord elects to use or apply all or any portion ofthe Security 
Deposit as provided herein, Tenant shall, upon written demand, forthwith remit to Landlord a sufficient amount 
to restore the Security Deposit to the original sum deposited hereunder and Tenant's failure to do so shall be a 
default hereunder. In no instance shall the amount ofthe Security Deposit be considered a measure of liquidated 
damages. Should the Property be conveyed by the Landlord, the Security Deposit or the balance thereof may be 
turned over by Landlord to Landlord's transferee and ifsuch is done, Tenant hereby releases Landlord from any 
and all liability with respect to the Security Deposit, its application or return, and Tenant agrees to look only to 
such transferee therefor. Landlord shall have the right to commingle the Security Deposit with other funds. If 
Tenant shall have fully and promptly complied with all ofthe terms ofthis Lease during the entire Term, or any 
extensions thereof, the Security Deposit shall be paid over to Tenant after the expiration ofthe Term hereof and 
the surrender of the Leased Premises by Tenant. Tenant will not assign or encumber or attempt to assign or 
encumber the Security Deposit and neither Landlord nor its successors or ,assigns shall be bound by any such 
assignment, encumbrance, attempted assignment or attempted encumbrance. 

6. Additional Rent. 

(a) Operating Expenses. Operating Expenses shall consist of the following: 
(i) All salaries, wages, fringe benefits, payroll taxes and workmen's compensation 

insurance premiums related thereto ofand for Landlord's employees engaged in the operation of the Property; 

(ii) All costs of utilities for the Property which are not separately metered and paid 
by "Tenant or other tenants at the Property, including but not limited to, electricity, heat, air conditioning, steam, 
water, sewer, and gas; 

(iii) All costs of any insurance carried by Landlord related to the Property; 

(iv) All costs, including material and equipment for common area cleaning, 
janitorial services, trash removal and window cleaning; 

(v) All costs of maintaining the Building and all building systems including 
without limitation the operation and repair ofheating and air conditioning equipment, elevators, Building 
equipment, roof, siding and other repairs, improvements and replacements required by law. or necessary to keep 
the Building in a first-class condition; 

(vi) All costs ofsnow and ice removal, landscaping, and grounds care; 

(vii) All costs for the management ofthe Property including, without limitation, 
property management fees; 

http:2,000.00


5 

(viii) All costs of service and supply contrac1s relating to services and supplies 

referred to hereinabove and relating in any way to the operation, maintenance and management of the Property 

by Landlord. 


(ix) All other reasonable costs relating directly to the ownership, operation, 
maintenance and management of the building, including without limit reasonable fees and expenses related to 
tax abatement proceedings. 

(b) Excess Expenses. In the event that Operating Expenses for any calendar year shall be 
greater than the Operating Expenses for the Base Year as delineated on the Summary Data page hereof(this 
difference being hereinafter herein called "Excess Expenses"), Tenant shall pay to Landlord, as Additional Rent 
its Pro-Rata Share, as delineated on the Summary Data page hereof, of such Excess Expenses.. Such Pro-Rata 
Share shall be apportioned for any fraction of a calendar year in which the Commencement Date falls or the 
Term of this Lease ends. 

Commencing on April 1, 2012, and continuing thereafter on or before the first (1 51
) day ofeach month 

during the Term, Tenant shall make monthly estimated payments to Landlord (pro-rated for partial months), as 
Additional Rent, for Tenant's Pro-Rata Share ofExcess Expenses for the then calendar year. Said estimated 
monthly payments shall be made together with Base Rent payments and ~hall be equal to one twelfth (1112) of 
Tenant's Pro-Rata Share ofLandlord's projected Excess Expenses for the then current calendar year. After the 
end ofeach calendar year, Landlord shall deliver to Tenant a statement showing the increase in Operating 
Expenses for the prior calendar year over the Operating Expenses for the Base Year, together with Tenant's Pro­
Rata Share ofsuch increase. Such statement shall be deemed accurate in the event that Tenant does not provide 
Landlord with specific written objection thereto within thirty (30) days ofreceipt by Tenant of such statement. 
Tenant shall, within thirty (30) days after such delivery, pay to Landlord Tenant's Pro-Rata Share less any 
estimated payments previously paid. If the estimated payments exceed Tenant's Pro-Rata Share, then the excess 
shall be applied to Tenant's monthly payments for estimated Excess Expenses for the next calendar year. If 
Operating Expenses for any calendar year are less than the Operating Expenses for the Base Year, Tenant shall 
not be entitled to any reimbursement or reduction. 

(c) Special Costs and Expenses. In addition to the foregoing, Tenant agrees, for each 
calendar year, to pay to Landlord its Pro-Rata Share of any costs and expenses (hereinafter called "Special Costs 
and Expenses") incurred by Landlord in an effort by Landlord to reduce the operating and maintenance costs of 
the Property or to make the Property conform with applicable law. At the end of each calendar year, Landlord 
shall include such Special Costs and Expenses in the annual statement of Operating Expenses for the Property. 

(d) Capital Expenditures. If, during the Term, Landlord shall make a capital expenditure, 
the total cost of which is not properly includable in Operating Expenses for the calendar year in which it was 
made, there shall nevertheless be included in such Operating Expenses for the calendar year in which it was 
made and in Operating Expenses for each succeeding calendar year, an aanual charge-off ofsuch capital 
expenditure. The annual charge-off shall be determined by dividing the original capital expenditure plus an 
interest factor, reasonably determined by Landlord, as being the interest rete then being charged for long-term 
mortgages, by institutional lenders on like properties within the locality in which the Property is located, by the 
number ofyears of useful life of the capital expenditure, and the useful life shall be determined reasonably by 
Landlord in accordance with generally accepted accounting principles ("GAAP") and practices in effect at the 
time ofmaking such expenditure. 

(e) Real Estate Taxes. In the event that Taxes (as defined below) for any calendar year 
shall be greater than the Taxes for the Base Year (this difference being hereinafter herein called "Excess 
Taxes"), whether by reason of an increase in either the tax rate or assessed valuation, or to a change in the 
property constituting the Building or to a different classification of taxation as provided herein, Tenant shall pay 
to Landlord, as Additional Rent its Pro-Rata Share as delineated on the Summary Data page hereof ofsuch 
Excess Taxes. Said Pro-Rata Share shall be apportioned for any fraction ofa calendar year in which the 
Commencement Date falls or the Term of this Lease ends. Commencing on April I, 2012, and continuing 
thereafter on or before the first (lst) day of each month during the Term, Tenant shall make monthly estimated 
payments to Landlord, as Additional Rent, for Tenant's Pro-Rata Share of such Excess Taxes for the then 
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calendar year. Said estimated monthly payments shall be made together with Base Rent payments and shall be 
equal to one twelfth (1/12) of Tenant's Pro-Rata Share of such Excess Taxes as estimated by Landlord for the 
then current calendar year. After the end ofeach calendar year, Landlord shall deliver to Tenant a statement 
showing the increase in Taxes for the prior calendar year over the Taxes for the Base Year, together with 
Tenant's Pro-Rata Share of such increase. Such statement shall be deemed accurate in the event that Tenant 
does not provide Landlord with specific written objection thereto within thirty (30) days of receipt by Tenant of 
such statement. Tenant shall, within thirty (30) days after such delivery, pay to Landlord Tenant's Pro-Rata 
Share less any estimated payments previously paid. If the estimated payments exceed Tenant's Pro Rata-Share, 
then the excess shall be applied to Tenant's monthly payments for estimated Excess Taxes for the next calendar 
year. IfTaxes for any calendar year are less than Taxes for the Base Year, Tenant shall not be entitled to any 
reimbursement or reduction. As used herein, the term "Taxes" shall mean all real estate taxes, betterments, 
levies, impositions, duties, charges, assessments (special or general, ordinary or extraordinary), including, 
without limitation, so-called improvement district assessments, permit fees and any other charges made by any 
governmental or quasi governmental authority whether or not upon assessment or upon failure ofpayment, the 
same becomes a lien upon the Property for which the Landlord is liable. 

7. Landlord's Reservations. Landlord reserves the right at any time to perform maintenance 
operations and to make repairs, alterations or additions to and to build additional stories on the Building. 
Landlord also reserves the right to construct other buildings or improvements on the Property from time to time 
and to make alterations or additions and to build additional stories on any such buildings. Tenant agrees to 
cooperate (at no cost to Tenant) with the Landlord to accomplish any such maintenance, repairs, alterations, 
additions or construction. Landlord also reserves the right to: (a) designate and change the Property, including, 
but not by way of limitation, the parking areas, parking facilities, trash containers, approaches, exists, entrances, 
roadways, and all other common and public facilities; and (b) close all or any portion of the Property including, 
but not by way of limitation, the parking areas, parking facilities, approaohes, exits, entrances, roadways, and all 
other common and public facilities to such extent as may, in the sole opinion ofLandlord, be legally necessary 
to prevent a dedication thereof or the accrual of any rights in any person. 

8. Tenants' Covenants. 

(a) Tenant agrees that from and after the date that possession of the Leased Premises is 
delivered to Tenant, and until the end of the Term ofthis Lease, Tenant will keep neat and clean and maintain in 
good order, condition and repair, reasonable wear and tear excepted: all non structural portions of the Leased 
Premises including, but not limited to, the exterior and interior portions of all doors and windows; all plumbing 
and sewerage facilities within the Leased Premises; lighting (lamps, ballasts, bulbs, etc.); fixtures; interior walls; 
floors; ceilings; signs (including exterior signs where permitted); all wiring; electrical systems; all appliances; 
and all heating, air conditioning and ventilation systems and equipment. Tenant shall, at Tenant's expense, 
repaint and refurbish the Leased Premises and any part and portion thereof from time to time in order to assure 
that the same are kept in a fIrst-class, tenantable, and attractive condition throughout the Term of this Lease. In 
addition, ifTenant has leased ground floor space Tenant covenants to keep all plate glass windows in good 
repair and condition and to carry adequate insurance to provide for the replacement of any such plate glass 
which is damaged or destroyed. If Tenant refuses or neglects to keep the Leased Premises in such order, 
condition and repair as required hereunder to the reasonable satisfaction of Landlord, Landlord may, at its 
option, make such repairs, and take such other actions necessary to put the Leased Premises in such condition, 
and, immediately upon demand, Tenant shall pay to Landlord its costs for doing so as Additional Rent 
hereunder. In doing same, Landlord shall use reasonable efforts not to interfere with Tenant's business, but in 
no event shall Landlord be liable to Tenant for any loss or damage to Tenant's business by reason thereof. 

(b) (i) At the termination of the Term ofthis Lease, Tenant shall peaceably yield up 
the Leased Premises, broom clean and in good order, repair and condition, and shall yield up all additions, 
alterations, fixtures and improvements which may be installed by Tenant upon the Leased Premises and which 
in any manner are attached to the floors, walls or ceilings, including without limitation any linoleum or other 
floor covering which may be cemented or otherwise affixed to the floor. Tenant shall remove all unattached 
Personal Property (as defmed below) and leave the Leased Premises clean and tenantable. IfLandlord in 
writing permits Tenant to leave any Personal Property at the Leased Premises, and the Tenant does so; Tenant 
shall have no further claims or rights in said Personal Property as against the Landlord or those claiming by, 
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through or under the Landlord. Tenant's obligations hereunder shall survive the expiration or earlier termination 
of the Term of this Lease. Notwithstanding the foregoing, Tenant shall, at Tenant's sole cost, remove all 
fixtures, improvements, alterations, and modifications made to the Leased Premises by Tenant promptly upon 
written request of Landlord provided that such request is received by Tenant on or before sixty (60) days prior to 
the expiration or earlier termination of this Lease. 

(ii) In addition, in order to secure the performance by Tenant of its obligations 
hereunder, Tenant hereby pledges and grants to Landlord a security interest in and to all of its machinery, 
equipment, trade fixtures, furniture, furnishings, goods, wares, chattels, implements, tools, and any other 
personal property which Tenant now or at any time in the future places in or upon the Premises ("Personal 
Property"), all exemptions of said Personal Property or any part of it, being hereby waived by Tenant; and with 
respect to such Personal Property Landlord shall have all the rights of a secured party under the Uniform 
Commercial Code as enacted in the state where the Premises are located ("UCC"). Tenant hereby authorizes 
Landlord at any time and from time to time to file in any jurisdiction financing statements including 
amendments and continuation statements in order to perfect and maintain its lien and security interest in and to 
such Personal Property. 

(iii) Any Personal Property which is required to be removed pursuant to the 
provisions hereof which is not removed from the Premises prior to the expiration or earlier termination ofthis 
Lease may be removed from the Premises by Landlord and Landlord, at its option may either: (1) pursue any 
remedy available to it as a secured party at law or in equity to collect, enforce or satisfy any obligations of 
Tenant due and owing hereunder, including but not limited to selling, leasing or otherwise disposing ofthe 
Personal Property at public or private sale in accordance with the UCC; or (2) treat the Personal Property as 
unclaimed and/or abandoned and store the same for the account ofTenant (with the release of such Personal 
Property being conditioned upon Tenant's payment in full of all obligations due and owing hereunder), or 
dispose of the same in accordance with, at Landlord's option any of: (x) the Maine Uniform Unclaimed Property 
Act, 33 M.R.S.A. Section 1951 et seq., (y) 14 M.R.S.A. Section 6013, or (z) any other manner not prohibited by 
law. In either case, Tenant hereby acknowledges that it shall pay to Landlord all costs incurred by Landlord in 
removing, storing, selling, destroying or otherwise disposing of any such Personal Property, including 
reasonable attorney fees and expenses. 

(c) Tenant agrees: not to injure or deface the Leased Premises, the Building or the 
Property; not to permit on the Leased Premises any auction sale, inflammable fluids, chemicals, nuisance or 
objectionable noise or odor; not to use or allow any use ofthe Leased Premises which is not allowed by this 
Lease, improper, offensive, contrary to law or ordinance, or invalidates or increases the premium(s) for any 
insurance on the Building or its contents or the Property. Tenant may not use or store at the Leased Premises 
any chemicals or substances deemed to be toxic or hazardous under federal, state or local laws or regulations. 

(d) Tenant agrees to conform to all reasonable rules and regulations now or hereinafter 
established by Landlord for the care and use of the Leased Premises, the Building, and the Property. 

(e) (i) Tenant shall not by operation of law or otherwise, assign, mortgage or 
encumber this Lease or sublet or permit the Leased Premises or any part thereof to be used by others, without in 
each instance obtaining Landlord's prior express written consent. For purpose of this Lease, the sale of stock of 
a corporate Tenant, the change of a general partner of a partnership Tenant or the change of a member of a 
limited liability company Tenant shall constitute an assignment of this Lease. Upon demand, Tenant shall 
reimburse Landlord as Additional Rent, for all costs and expenses, including without limitation, reasonable 
attorneys' fees incurred by Landlord in connection with any request for Landlord's consent to assign or sublet 
under this Lease. 

(ii) Upon recelvmg Landlord's written consent to a proposed assignment or 
subletting, a duly executed copy of the assignment or sublease shall be delivered to Landlord within ten (l0) 
days after execution thereof. Any sublease shall provide that the sublessee shall comply with all applicable 
terms and conditions of this Lease to be performed by Tenant hereunder. Any assignment of this Lease shall 
contain an assumption by the assignee of all of the terms, covenants and conditions of this Lease to be 
performed by Tenant hereunder. No assignment or subletting shall be deemed to release Tenant from any of its 
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obligations under this Lease. In no event shall any pennitted assignee or sublessee further convey its interest 
without Landlord's prior written consent. It is further agreed and understood that if the rent payable under the 
sublease is higher than the Base Rent and Additional Rent being paid by Tenant to Landlord, Tenant will 
promptly pay to Landlord one hundred percent (100%) of the excess amount (in each and every instance) upon 
receipt thereof. If Tenant receives any payment(s) in consideration fur an assignment of this Lease, Tenant 
promptly shall pay to Landlord one hundred percent (100%) of such payment upon receipt thereof. 

(iii) If, with the consent of Landlord, this Lease is assigned or if the Leased 
Premises or any part thereof is sublet or occupied by any party other than Tenant, Landlord may, after default by 
Tenant, collect rent from the assignee, subtenant or occupant, and apply the net amount collected to the Base 
Rent and Additional Rent due, but no such assignment, subletting, occupancy or collection shall be deemed a 
waiver of any ofTen ant's covenants contained in this Lease or the acceptance of the assignee, subtenant or 
occupant as tenant, or a release of Tenant from further perfonnance by Tenant of covenants on the part of 
Tenant herein contained. Tenant further agrees that it shall not be released from its obligation under this Lease 
by any extensions oftime or other indulgences granted by Landlord to any assignee or sublessee or any failure 
ofTenant to receive notice thereof, and Tenant hereby waives all suretyship defenses. 

(f) Tenant shall not make any alterations or additions, or pennit the making ofany holes in 
any part of the Leased Premises or the Building, or paint or place any signs, drapes, curtains, shades, awnings, 
aerials or flagpoles or the like, visible from the outside of the Leased Premises without Landlord's prior express 
written consent. In the event Landlord provides such consent, Tenant shall not make any penetrations ofthe 
roof or exterior walls except in locations approved by Landlord and perfonned by a contractor approved by 
Landlord. Landlord may require satisfactory evidence ofavailable financing for any such alterations or 
additions. All such allowed alterations shall be at Tenant's sole cost and expense and shall be of quality at least 
equal to the existing construction. Tenant shall not suffer or penn it any lien of any nature or description to be 
placed against the Leased Premises, the Building, the Property or any portion thereof, and in the case ofany 
such lien attaching by reason of the conduct of the Tenant or its agents, to immediately pay and remove the 
same. This provision shall not be interpreted as meaning that the Tenant has any authority or power to permit 
any lien ofany nature or description to attach or to be placed upon Landlord's title or interest in the Leased 
Premises, the Building, the Property or any portion thereof. 

(g) Tenant shall observe and comply with all codes, ordinances, laws, regulations and other 
governmental or quasi-governmental orders or inspections affecting Tenant, the Leased Premises, the Building, 
the Property and Tenant's use thereof. 

(h) Tenant will defend and, except to the extent caused by the gross negligence or willful 
conduct of Landlord, indemnify Landlord and its owners, managers, employees, agents and management 
company, and save them hannless from any and all injury, loss, claim, damage, liability and expense (including 
reasonable attorneys' fees and expenses) in connection with the loss oftife, personal injury or damage to 
property or business, arising from, related to, or in connection with Tenant's default hereunder, or the occupancy 
or use by Tenant of the Leased Premises or any part of the Building or the Property, or occasioned wholly or in 
part by any act or omission of Tenant, its owners, employees, invitees, contractors, subcontractors, subtenants, 
licensees or concessionaires, or its or their respective agents, servants or employees or any other person while on 
or about the Leased Premises. Tenant also hereby waives any applicable Worker's Compensation immunity as 
it relates to such indemnification. The provisions ofthis paragraph shall survive the tennination or earlier 
expiration ofthe Tenn of this Lease. Without limitation of any other provision herein, neither Landlord nor its 
owners, managers, employees, agents or management company shall be liable for, and Tenant hereby releases 
them from all claims for, any injuries or death to any person or damage to property or business sustained by 
Tenant or any person claiming through Tenant due to the Building or any part thereof (including the Leased 
Premises), or any appurtenances thereof, being in need of repair or due to the happening of any accident in or 
about the Leased Premises, the Building or the Property or due to any act or neglect of any tenant at the Building 
or of any employee or visitor of Tenant. Without limitation, this provision shall apply to injuries and damage 
caused by nature, rain, snow, ice, wind, frost, water, steam, gas or odors in any fonn or by the bursting or 
leaking ofwindows, doors, walls, ceilings, floors, pipes, gutters or other fixtures; and to damage caused to 
fixtures, furniture, equipment and the like situated at the Leased Premises, whether owned by the Tenant or 
others. 
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(i) Tenant shall insure Tenant and Landlord, as their interests appear, with commercial 
general liability insurance including Broad Form Comprehensive General Liability coverage on the Leased 
Premises, in such amounts and with such companies and against such risks as the Landlord shall reasonably 
require and approve but in amounts no less than Two Million Dollars ($2,000,000) combined single limit with a 
deductible of no greater than One Thousand Dollars ($1,000) and on an occurrence basis. Further, Landlord will 
be named as an "additional insured" by the insuring insurance company and said policy shall not be cancelable 
or modified by the insuring insurance company upon less than thirty (30) days prior written notice to Landlord. 
Tenant shall insure Landlord and Tenant, as their interests appear, against loss of the personal property ofthe 
Leased Premises under standard Maine form policies, against fire and standard extended coverage risks, in such 
amounts and with such companies as the Landlord shall reasonably require and approve, with waiver of 
subrogation if such waiver can be obtained without charge. Tenant shall provide Landlord with a binding 
certificate evidencing the insurance obligations imposed by this paragraph are in place prior to occupancy ofthe 
Leased Premises by Tenant. 

G) Tenant agrees that Landlord or its agents may enter and examine the Leased Premises at 
any time and, if Landlord shall so elect, to make any repairs, replacements or additions (structural or otherwise) 
Landlord may deem necessary. At Tenant's expense Landlord or its ageats may remove any alterations, 
additions, signs, awnings or flagpoles, or the like, not consented to in writing. Landlord may show the Leased 
Premises to prospective tenants during the six (6) months preceding the expiration of the Term ofthis Lease and 
to prospective purchasers and mortgagees at any time. 

(k) Tenant agrees that acceptance by Landlord of a lesser sum than the Base Rent, 
Additional Rent or other fees or charges then due shall not be deemed to be other than on account of the earliest 
installment of such Base Rent, Additional Rent or other fees or charges clue, nor shall any endorsement or 
statement on any check or any letter accompanying any check or payment as Base Rent, Additional Rent, or 
other payments be deemed an accord and satisfaction. Landlord may accept such check or payment without 
prejudice to Landlord's right to recover the balance of such installment or pursue any other remedy available to 
Landlord. 

may: 
(I) Tenant agrees that without limitation of anything elsewhere herein contained, Landlord 

(i) retain and use in appropriate instances keys to all doors within and into the Leased 
Premises and to change the locks to the Leased Premises ifLandlord deems it advisable. No lock shall be 
changed by Tenant without the prior written consent ofLandlord; and 

(ii) enter upon the Leased Premises and exercise any and all ofthe Landlord's rights 
without being deemed guilty ofan eviction, trespass or disturbance ofTen ant's use or possession and without 
being liable in any manner to Tenant. 

(m) Tenant acknowledges and agrees that its employees, agents, contractors, vendors, 
customers, clients, guests and invitees are prohibited from smoking in the Leased Premises, anywhere else 
within the Building, and in those common areas within twenty-five (25) feet ofall entrance doors to the 
Building (unless any such area or portion thereof is expressly designated by Landlord as a smoking area). 
Tenant further agrees to actively enforce such prohibition. 

(n) Tenant shall reimburse Landlord immediately on demand for the amount by which 
Tenant's particular use of the Leased Premises causes Landlord's insurance premiums to be higher than they 
would otherwise be if the Leased Premises were used for office or retail purposes. 

(0) Tenant shall store and dispose oftrash and refuse in such a manner as to ensure 
compliance with all municipal and state fire, safety and health ordinances and to prevent trash or refuse from 
being a nuisance to the other occupants of said Building and their customers, guests, invitees or employees. 



10 

(p) Tenant shall make arrangements for, and shall pay when due all charges for cleaning 
and janitorial services for the interior ofthe Leased Premises, trash removal services for all wastes from the 
Leased Premises and any other services supplied to Tenant at the Leased Premises, and shall hold and save 
Landlord harmless from any expense or liability connected therewith. 

(q) Tenant shall be responsible for compliance with any applicable life safety and 
handicapped accessibility laws with respect to the Leased Premises. Teaant shall also be responsible for 
compliance with any applicable handicapped laws within the common areas if a change in the common areas is 
necessary due to Tenant's occupancy in the Building. 

(r) Tenant agrees to pay Landlord's expenses, including reasonable attorney's fees, 
incurred in enforcing any obligation of this Lease or reSUlting from Tenant's breach of any provisions ofthis 
Lease (including without limitation any attorneys' fees incurred to monitor or intervene in any bankruptcy 
proceeding involving Tenant), or any document, settlement or other agreements related to this Lease. 

(s) Any time and from time to time, upon not less than ten (10) days' prior written request 
from Landlord, Tenant shall deliver to Landlord current, accurate, complete, and detailed financial statements 
(dated no more than thirty (30) days prior to such request), including a balance sheet, a profit and loss statement, 
and a cash flow summary, with all accounting footnotes, all prepared in accordance with GAAP and certified by 
the ChiefFinancial Officer ofTenant to be a fair and true presentation ofTenant's current financial position. 
Tenant's failure to strictly comply with any such request shall constitute a default hereunder. 

(t) Tenant shall continuously use and occupy the entire Leased Premises throughout the 
Term, and further covenants and agrees that, except temporarily by reason of casualty, taking or loss ofaccess, it 
will not vacate the Leased Premises, or fail to conduct its business thereia at any time during the Term without 
the prior written consent ofthe Landlord. 

9. Waiver of Subrogation. Landlord and Tenant and all parties claiming under them hereby 
mutually waive, release and discharge each other from all claims and liabilities arising from or caused by any 
hazard covered by insurance in connection with the Property, regardless ofthe cause of the damage or loss. It is 
understood and agreed, however, that any such release, discharge or waiver by Landlord is contingent upon 
Tenant having continuously maintained all insurance protection and coverage as contemplated by this Lease and 
that, if any such insurance required to be provided or carried by Tenant shall become void, shall lapse or shall 
otherwise not be in effect, any release, discharge or waiver by Landlord is, as ofthat moment, automatically 
withdrawn and ofno effect. The forgoing waiver shall not apply if it would have the effect, but only to the 
extent of such effect, of invalidating any insurance coverage of Landlord or Tenant. 

10. Utilities. Tenant shall, at its expense, provide for all separately metered and/or sub-metered 
utilities used or consumed inlat the Leased Premises including but not limited to gas, water, sewer, fuel oil, 
electricity, cable, internet services and telephone. Landlord will invoice Tenant monthly for Tenant's portion of 
the cost ofany sub- metered utility. In no event shall Landlord be liable for an interruption or failure in the 
supply of any such utilities to the Leased Premises, or be liable for consequential damages resulting from such 
interruption or failure. Landlord shall have no obligation to install utilities other than those serving the Leased 
Premises as of the date hereof. 

11. Holdover. If Tenant remains in possession of the Leased Premises after the expiration ofthe 
Term ofthis Lease, such holding over shall not be deemed to create any tenancy, but Tenant shall be a Tenant at 
sufferance only, subject to all of the Tenant obligations set forth herein, but at a daily rental rate equal to two (2) 
times the Base Rent then in effect and other charges provided for under this Lease. The acceptance of a 
purported rent check following termination shall not constitute the creation of a tenancy at will, it being agreed 
that Tenant's status shall remain that of a tenant at sufferance at the aforesaid daily rate. Notwithstanding the 
foregoing, ifTenant remains in possession ofthe Premises, or any part thereof, after the expiration of the Term, 
such holding over shall, at the election ofthe Landlord expressed in a written notice to Tenant and not 
otherwise, constitute a renewal ofthis Lease for one (1) year. 
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12. Casualty Damage and Eminent Domain. Should a substantial portion ofthe Leased Premises, 
or of the property ofwhich they are a part. be damaged by fire or other casualty, or be taken by eminent domain, 
the Landlord may elect to terminate this Lease. When such fire, casualty or taking renders the Leased Premises 
unfit for use and occupation and the Landlord does not so elect to terminate this Lease, a just and proportionate 
abatement ofBase Rent shall be made until the Leased Premises, or in the case ofa partial taking which may 
remain thereof, shall have been put in a proper condition for use and occupation. Landlord reserves and excepts 
all rights to damages to the Leased Premises, the Building and the Property and the leasehold hereby created, 
accrued or subsequently accruing by reason of anything lawfully done in pursuance of any public or other 
authority; and by way of confirmation, Tenant grants to Landlord all Tenant's rights to such damages and 
covenants to execute and deliver such further instruments ofassignment thereof as Landlord may from time to 
time request. Landlord shall give Tenant notice of its decision to terminate this Lease or restore the Leased 
Premises within ninety (90) days after any occurrence giving rise to Landlord's right to so terminate or restore. 
Notwithstanding anything to the contrary, Landlord's obligation to put the Leased Premises or the Building in 
proper condition for use and occupation shall be limited to the amount ofthe proceeds from any insurance 
policy or policies or of damages which accrue by reason of any taking by a public or other authority, which are 
available to Landlord for such use, after deducting the costs incurred by Landlord to collect the same. 

13. Default. 

(a) In the event that: 

(i) Tenant shall default in the payment of any installment ofBase Rent, Additional 
Rent or other monetary sum herein specified when due; or 

(ii) Tenant shall default in the observance or performance ofany of the Tenant's 
non-monetary covenants, agreements or obligations hereunder and such default shall not be corrected within ten 
(10) days after written notice thereof (except with respect to Tenant's insurance obligations hereunder, for which 
Tenant shall have one (1) business day to cure); or 

law; or 
(iii) The leasehold hereby created shall be taken on execution or by other process of 

net worth; or 
(iv) If Tenant experiences a material (as determined by Landlord) reduction in its 

(v) Any assignment shall be made ofTenant's property for the benefit of creditors, 
or a receiver, guardian, conservator trustee in bankruptcy or similar officer shall be appointed by a court of 
competent jurisdiction to take charge of all or any part ofTenant's property, or a petition is filed by or against 
Tenant or any Guarantor under any bankruptcy, insolvency or other debtor relieflaw, 

then and in any of said cases, Landlord shall be entitled to all remedies available to Landlord at law and equity 
including, without limitation, the remedy of forcible entry and detainer, and Landlord lawfully may, 
immediately or at any time thereafter, and without demand or notice, mail a notice of termination to Tenant or, if 
permitted by law, enter into and upon the Leased Premises or any part thereof in the name ofthe whole and 
repossess the same as of its former estate, and expel Tenant and those claiming by, through or under it and 
remove it or their effects without being deemed guilty of any manner oftrespass, and without prejudice to any 
remedies which might otherwise be used for arrears of rent or preceding breach ofcovenant, and upon such 
mailing or entry as aforesaid, this Lease shall terminate; and Tenant covonants and agrees, notwithstanding any 
entry or re-entry by Landlord, whether by summary proceedings, termination, or otherwise, that Tenant shall, as 
of the date of such termination, immediately be liable for and pay to Landlord the entire unpaid rental and all 
other balances due under this Lease for the remainder of the term. In addition, Tenant agrees to pay to 
Landlord, as damages for any above described breach, all costs of reletting the Leased Premises including real 
estate commissions and costs of renovating the Leased Premises to suit any new tenant. 

(b) In addition to and not in derogation ofany and all remedies of Landlord hereunder or at 
law or in equity, ifTenant shall default in the performance of any agreement, covenant or condition in this Lease 
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contained on its part to be perfonned or observed, and shall not cure sueh default within applicable cure periods, 
Landlord may, at its sole option, without waiving any claim for damages or for breach of this Lease or any of 
Landlord's other remedies hereunder, at any time thereafter, cure such default for the account ofTenant, and 
Tenant agrees to reimburse Landlord for any amount paid by Landlord in so doing (including without limit 
reasonable attorneys' fees) as Additional Rent and save Landlord hannless from any liability incurred thereby. 
Any such reimbursement shall be due immediately upon demand therefor. 

14. Landlord's Default. Landlord shall in no event be in default of the perfonnance ofanyofits 
obligations hereunder unless and until Landlord shall have unreasonably failed to perfonn such obligations 
within thirty (30) days or such additional time as is reasonably required to correct any such default, after notice 
by Tenant to Landlord specifying wherein Landlord has failed to perfonn any such obligations. 

15. Limitation of Liability. Notwithstanding anything to the contrary contained in this Lease, 
Tenant agrees and understands that Tenant shall look solely to Landlord's interest in the Building and any 
insurance carried by Landlord in the Leased Premises for the enforcement of a judgment (or other judicial 
decree) requiring the payment of money by Landlord to Tenant by reasoD of default, breach or event ofdefault 
ofLandlord in perfonnance of its obligations under this Lease or Landlord's negligence, it being intended that 
there will be absolutely no personal liability on the part of Landlord, its principals, officers, directors, managers, 
members, employees or agents, and no other assets ofLandlord shall be subject to levy, execution, attachment 
or any other legal process for the enforcement or satisfaction of the remedies pursued by Tenant in the event of 
such default, this exculpation of liability to be absolute and without exception whatsoever. In no event shall 
Landlord ever be liable to Tenant for any lost profits or consequential, indirect or punitive damages. 

16. Subordination and Estoppel. 

(a) This Lease shall be automatically subject and subordinate to any and all mortgages, 
deeds of trust and other instruments in the nature of a mortgage, now or at any time hereafter a lien or liens on 
the Property and Tenant agrees to attorn to and recognize any holder of such mortgage or instrument or any 
purchaser of the Leased Premises as Landlord for the balance of the Lease Tenn, the foregoing agreement being 
self-operating. Notwithstanding the foregoing, Tenant agrees, within ten (10) days of a request by Landlord 
therefor, to execute an instrument in the fonn provided by Landlord or such mortgagee or purchaser confinning 
such subordination of this Lease to any mortgage now or hereinafter placed upon the Premises by Landlord and, 
if required by the mortgagee, to agree not to prepay Base Rent more than one (1) month in advance, to provide 
said mortgagee with notice of and reasonable opportunity to cure any defaults by Landlord, and not to amend, 
modify or cancel this Lease without said mortgagee's written consent. Tenant agrees to recognize the holder of 
such mortgage or any other person acquiring title to the Leased Premises as having the rights of the Landlord 
hereunder and to attorn to said holder or other person if requested. Tenant agrees to execute and deliver within 
ten (l0) days of request, any appropriate instruments necessary to carry out the foregoing provisions. 

(b) Tenant shan within three (3) days upon request in person or within five (5) days upon 
request by mail, furnish to Landlord andlor a mortgagee or potential purchaser a written statement, duly 
acknowledged, setting forth the following infonnation relating to this Lease: the rental amounts due, the terms 
ofpayment, the tenn expiration date, any renewal options, the date through which rent has been paid, an 
acknowledgment that rent has not been prepaid, whether any offset or defenses exist against the rent due (and if 
any are alleged to exist, the nature thereof shall be set forth in detail) and any other infonnation reasonably 
requested in connection with this Lease. The failure ofTen ant to timely eJOecute, acknowledge, and deliver to 
Landlord a statement in accordance with the provisions of this paragraph within the period set forth shall 
constitute acknowledgement by Tenant, which may be relied upon by Lanclord and third parties that this Lease 
has not been assigned, amended, changed or modified, is in full force and effect and that the Base Rent, 
Additional Rent and other charges, if any, have been duly and fully paid not beyond the respective due dates 
immediately preceding the date of the request for such statements, in addition it constitutes a waiver ofany 
defaults by Landlord or defenses or offsets against the enforcement of this Lease by Landlord which may exist 
prior to the date of the written request, and finally, Landlord, at its option, may treat such failure as an event of 
default. 
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17. Successors and Assigns. The provisions of this Lease shall inure to and be binding upon the 
respective successors, heirs, executors, administrators and assigns of Landlord and Tenant (to the extent 
Landlord shall, at its sole discretion, elect to consent to such assignment). In the event ofany transfer of 
Landlord's interest in the Leased Premises, Landlord shall cease to be liable for and shall be released from all 
liability for the performance or observation ofany agreements or conditions on the part ofLandlord to be 
performed or observed subsequent to the time ofsaid transfer, it being understood and agreed that from and after 
said transfer, the transferee shall be solely liable. 

18. Waiver. Failure of Landlord to complain of any act or omission on the part ofTen ant, no matter 
how long the same may continue, shall not be deemed to be a waiver by Landlord of any of its rights hereunder. 
No waiver by Landlord, express or implied, ofany breach ofany provision of this Lease shall be deemed a 
waiver of such provision or of a subsequent breach of the same or any o1ber provision. If any action by either 
party shall require the consent or approval ofthe other party, the other party's consent to or approval of said 
action on anyone occasion shall not be deemed a consent to or approval of any other action on any occasion. 

19. Covenant of Quite Enjoyment. Upon timely payment of the Base Rent, Additional Rent and all 
other payments required hereunder, and observing, keeping and performing all ofthe other terms and provisions 
of this Lease on Tenant's part to be observed, kept and performed, Tenaat shall be entitled to quiet enjoyment of 
the Leased Premises during the Term, provided Tenant covenants that it holds the Leased Premises subject to all 
easements, covenants and other matters of record, and agrees to abide by same to the extent the same affect the 
Leased Premises. 

20. General. This Lease is made in and shall be governed by and construed in accordance with the 
laws of the State ofMaine. The captions and headings contained in this Lease are for convenience only and 
shall not be taken into account in construing the meaning of this Lease or any part thereof. As to the obligations 
of each party hereunder to perform his or its undertakings, promises, covenants and obligations hereunder, time 
is ofthe essence. If any term or provision of this Lease, or the applicatioo. thereof to any person or circumstance 
shall, to any extent, be invalid or unenforceable, the remainder of this Lease, Of the application of such term or 
provision to persons or circumstances other than those to which it is held invalid or unenforceable, shall not be 
affected thereby, and each term and provision of this Lease shall be valid and be enforced to the fullest extent 
permitted by law. Tenant agrees not to record the Lease. TENANT HEREBY KNOWlNGL Y, WILLINGLY, 
AND VOLUNTARILY WAIVES ITS RIGHT TO A JURY TRIAL SHOULD ANY LITIGATION ARISE 
BETWEEN LANDLORD AND TENANT. This Lease constitutes the entire agreement between Landlord and 
Tenant with respect to the subject matter contained herein and there are no understandings agreements or 
representations between Landlord and Tenant which are not contained herein. This Lease cannot be amended 
except by written instrument executed by Landlord and Tenant. The rights and remedies to which the Landlord 
may be entitled under the terms of this Lease are cumulative and are not intended to be exclusive ofany other 
rights or remedies to which the Landlord may be properly entitled in case of any breach or threatened breach by 
Tenant ofany portion of the Lease. Landlord and Tenant agree that this Lease shall not be recordable but each 
party hereto agrees, on request of the other to execute a Memorandum ofLease in recordable form and mutually 
satisfactory to the parties. 

21. Notices. Any notice from Landlord to Tenant hereunder shall be deemed duly served, if: (a) left 
at the Leased Premises addressed to Tenant; (b) mailed to the Tenant at the Leased Premises, registered or 
certified mail, return receipt requested, postage prepaid; or (c) sent to Tenant at the Leased Premises via hand 
delivery or courier service. Any notice from Tenant to Landlord hereof shall be deemed duly served, if sent via 
hand delivery or overnight courier service, or mailed to Landlord by registered or certified mail, return receipt 
requested, postage prepaid, addressed to Landlord at Landlord's address set forth above or at such other address 
as Landlord may from time to time advise in writing. 

22. Tenant Buildout. Tenant work will be determined and evidenced on Exhibit B and attached to 
the Lease. All Tenant work shall have Landlord's approval. 

23. Landlord Buildout. Landlord will remove the Yz wall(s) and the closet located at the Middle 
Street end of the Leased Premises by January 15,2011. 
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24. Joint and Several Liability. If Tenant is more than one person, Tenants' obligations shall be 
joint and several. 

25. Option To Extend. Provided that Tenant has never been in default of any provision ofthe 
Lease, or any extension or amendment thereto, Tenant shall have the option to extend this Lease for one (1) 
additional consecutive terms ofthree (3) years. The extension term shaD commence April 1, 2016 and end on 
March 31, 2019. In order to exercise the Option to Extend, Tenant must notify Landlord in writing, by certified 
mail, return receipt requested, of its intention to do so no later than October 1,2015. In the event that Tenant 
exercises an option to extend, this Lease will be in effect upon the same terms and conditions set forth herein 
except for Base Rent, which shall be at the then existing market rate as determined by Landlord in its sole 
discretion. Landlord shall send Tenant written notice specifying the Base Rent for the extension term within 
seven (7) days ofLandlord's receipt ofTen ant's written notice of election to exercise its option to extend the 
Lease. In the event that Tenant does not, in writing, accept the Base Rent as determined by Landlord within 
seven (7) days ofTen ant's receipt ofLandlord's notice ofBase Rent, then Tenant's right to extend this Lease 
shall be null and void. In no event shall Base Rent during an extension term be less than the Base Rent due from 
Tenant for the final year of the then existing term of the Lease. 

26. Landlord Covenants Landlord agrees that all lights, electrical outlets, plumbing and HV AC 
systems(s) serving the Leased Premises will be in good repair working condition at the commencement of the 
Lease. 

27. Signage. Tenant shall at its expense, with prior approval of the Landlord and in accordance with 
any/all City ordinance(s) have available the following locations for its signage: 

1. Exterior hanging metal sign in a size and location designated by Landlord; 

2 Area designated by Landlord in a front window of 151 Middle Street; 

3. Area above the front window of the Leased Premises; 
4. Area designated by Landlord in rear exterior window(s) of the Building; 
5. One folding tent sign on Middle Street sidewalk and 
6. Various signage within the Leased Premises. 

28. When Lease Becomes Binding. The submission of this Lease or a summary of some or all of its 
provisions for examination by Tenant does not constitute a reservation of or option for the Leased Premises or 
an offer to lease the Leased Premises, and this document shall become effective and binding only upon the 
execution and delivery hereof by both Landlord and Tenant. 

{Remainder ofPage Intentionally Left Blank.] 
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IN WITNESS WHEREOF, Landlord and Tenant have caused this Lease to be executed in duplicate 
under seal by their respective duly authorized representatives as of the day and year first above written. 

Landlord 
Signed, sealed and delivered 
in the p. 

LEADERPROPERT~c~~-

By: _.__-:;;~::--_____ 
Name: j 
Its Manager 

Tenant 

SAGEO:~.) !fI4fi0# 
Nam ~A 
Its: '/i1/Ut1bl!f 

GUARANTY 
For value received, and in consideration for, and as an inducement to Landlord to enter into the foregoing Lease 
with SAGEONAZAFU dlblaIDOBRA TEA MAINE Tenant, RAYMONO MARCOTTE ("Guarantor") does 
hereby unconditionally guaranty to Landlord the complete and due performance of each and every agreement, 
covenant, term and condition of the Lease to be performed by Tenant, including without limitation the payment 
ofall sums ofmoney stated in the Lease to be payable by Tenant. The validity of this guaranty and the 
obligations of the Guarantor hereunder shall not be terminated, affected, or impaired by reason ofthe granting 
by Landlord of any indulgences to Tenant. This guaranty shall remain and continue in full force and effect as to 
any renewal, modification, or extension of the Lease, whether or not Guarantor shall have received any notice of 
or consented to such renewal, modification or extension. The liability of Guarantor under this guaranty shall be 
primary, and in any right of action which shall accrue to Landlord under the Lease, Landlord may proceed 
against Guarantor and Tenant, jointly and severally, and may proceed against Guarantor without having 
commenced any action against or having obtained any judgment against Tenant. Guarantor hereby waives 
notice of acceptance of this Guaranty by Landlord, notice of default by Tenant under the Lease, and all 
suretyship and guarantorship defenses generally. Failure of Landlord to insist upon strict performance or 
observance ofany of the terms, provisions or covenants of the Lease and/or this Guaranty or to exercise any 
right therein contained shall not be construed as a waiver or relinquishment or the failure of any such term, 
provisions, covenant, or rights, and the same shall continue and remain in full force and effect. The liability of 
Guarantor hereunder shall in no way be affected by: (a) the release or discharge of Tenant or any creditors' 
receivership, bankruptcy, or other proceedings; (b) the impairment, limitation, or modification of the liability of 
Tenant, or the estate ofthe Tenant in bankruptcy, or any remedy for the enforcement ofTenant's liability under 
the Lease, resulting from the operation of any present or future provision ofany bankruptcy or insolvency law, 
or other statute, or from the decision ofany court; (c) the rejection or disaffirmance ofthe Lease in any such 
proceedings; (d) the assignment or the transfer ofthe Lease or any interest therein by Tenant; (e) any disability 
or other defense of Tenant; or (f) the cessation from any cause whatsoever ofthe liability ofTen ant. Guarantor 
hereby waives (i) any right to subrogation or indemnification and any other right to payment from or 
reimbursement by Tenant, in connection with or as a consequence of any payment made by Guarantor hereunder 
and (ii) any benefits of, and any right to participate in, (a) any collateral now or hereafter held by Tenant and (b) 
any payment to Landlord by, or collection by Landlord from Tenant. Guarantor further agrees to pay all costs, 
legal expenses and attorneys' fees incurred or paid by Landlord in the enforcement ofthis Guaranty. Guarantor 
hereby agrees that ifany of their obligations hereunder shall be held to be unenforceable, the remainder of this 
Guaranty and its application to all obligations other than those held unenforceable, shall not be affected thereby 
and shall remain in full force and effect. All ofthe terms and provisions of this guaranty shall inure to the 
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benefit ofthe heirs, personal representatives, successors and assigns ofthe Landlord and shall be binding upon 
the successors and assigns of the Guarantor. 

IN WITNESS WHEREOF, Guarantor has executed this Guaranty thi~day of ~~d/d 

Signat 

SSN DDI- 6L- ~b3j 

GUARANTY 
For value received, and in consideration for, and as an inducement to Landlord to enter into the foregoing Lease 
with SAGEONAZAFU dlblaIDOBRA TEA MAINE Tenant, ELLEN KANNER ("Guarantor") does hereby 
unconditionally guaranty to Landlord the complete and due performance ofeach and every agreement, covenant, 
term and condition of the Lease to be performed by Tenant, including without limitation the payment of all sums 
ofmoney stated in the Lease to be payable by Tenant. The validity ofthis guaranty and the obligations ofthe 
Guarantor hereunder shall not be terminated, affected, or impaired by reason of the granting by Landlord of any 
indulgences to Tenant. This guaranty shall remain and continue in full force and effect as to any renewal, 
modification, or extension of the Lease, whether or not Guarantor shall have received any notice ofor consented 
to such renewal, modification or extension. The liability ofGuarantor under this guaranty shall be primary, and 
in any right ofaction which shall accrue to Landlord under the Lease, Landlord may proceed against Guarantor 
and Tenant, jointly and severally, and may proceed against Guarantor without having commenced any action 
against or having obtained any judgment against Tenant. Guarantor hereby waives notice ofacceptance ofthis 
Guaranty by Landlord, notice ofdefault by Tenant under the Lease, and all suretyship and guarantorship 
defenses generally. Failure of Landlord to insist upon strict performance or observance of any ofthe terms, 
provisions or covenants ofthe Lease and/or this Guaranty or to exercise any right therein contained shaH not be 
construed as a waiver or relinquishment or the failure of any such term, provisions, covenant, or rights, and the 
same shall continue and remain in full force and effect. The liability ofGuarantor hereunder shall in no way be 
affected by: (a) the release or discharge ofTenant or any creditors' receivership, bankruptcy, or other 
proceedings; (b) the impairment, limitation, or modification ofthe liability of Tenant, or the estate ofthe Tenant 
in bankruptcy, or any remedy for the enforcement of Tenant's liability under the Lease, resulting from the 
operation ofany present or future provision of any bankruptcy or insolvency law, or other statute, or from the 
decision of any court; (c) the rejection or disaffmnance ofthe Lease in any such proceedings; (d) the assignment 
or the transfer of the Lease or any interest therein by Tenant; (e) any disability or other defense ofTen ant; or (f) 
the cessation from any cause whatsoever of the liability ofTen ant. Guarantor hereby waives (i) any right to 
subrogation or indemnification and any other right to payment from or reimbursement by Tenant, in connection 
with or as a consequence of any payment made by Guarantor hereunder and (ii) any benefits of, and any right to 
participate in, (a) any collateral now or hereafter held by Tenant and (b) any payment to Landlord by, or 
collection by Landlord from Tenant. Guarantor further agrees to pay all costs, legal expenses and attorneys' fees 
incurred or paid by Landlord in the enforcement of this Guaranty. Guarantor hereby agrees that ifany oftheir 
obligations hereunder shall be held to be unenforceable, the remainder ofthis Guaranty and its application to all 
obligations other than those held unenforceable, shall not be affected thereby and shall remain in full force and 
effect. All ofthe terms and provisions ofthis guaranty shall inure to the benefit ofthe heirs, personal 
representatives, successors and assigns of the Landlord and shall be binding upon the successors and assigns of 
the Guarantor. 

-" ,..... t­
HEREOF, Guarantor has executed this Guaranty thi~ day oU~_~~ 
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EXHIBIT"B" 

1. Paint and/or refinish or change the flooring; 
2. Buildout a storage/office with door within the Leased Premises; 
3. Install temporary counters to be used as tea service stations; 
4. Install removable platforms ofvarious sizes; 
5. Install a picture rail on brick wall; 
6. Add plumbing ifneeded. 
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