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MAINE COMMERCIAL ASSOCIATION OF REALTORS®
COMMERCIAL LEASE (GROSS/MODIFIED GROSS)

1. PARTIES Eleven Exchange LLC with & mailing address of PO Box 4894, Porlland, ME ("LANDLORD™, hereby leases to Maing
Pets Company LLC d/b/a Uncommon Paws, with a malliag address of 13 Exchange Street, Portland, ME 04101
~ TENANT"), and the TENANT heraby leases from LANDLORD the following described premises:

2. PREMISES The Premises are deemed to contaln 1200 +/- square feet of retall space and 1200+/- square fect of basement
space, The Premises are located at, 13 Exchange Strest, Portland, ME 04101 and fogether with the right to use in
common, with others entitted therelo, the hailways, stainways and slevaiars neceéssary for access to said leased
premises, and lavatories nearest thereto. The leased premises are accepied in "as is" condition except if
specifically set forth to the contrary in this lease.

3. TERM The term of this lease shall be for One Year, unless sooner terminated as herain provided, /
commencing on September 1st, 2016 and ending on September 30, 2017. Rent commences Qctober 1st, 2016,

4, RENT The TENANT shali pay to the LANDLORD the following base rent:
Lease Year(s) Annual Base Rent Monthiy Rent
1 $57,000.00 $4,750.00

payable in advance In equal monthly instaitments on the first day of each month during the term, said rent to be
prorated for poriions of a calendar month at the beginning or end of said term, all payments to be made fo
LANDLORD or to such agent and at such place as LANDLORD shall from time to time In waiting designate, the
following being now so daesignated: Josh Soley or PJ Robers. If TENANT does not pay base rent, supplemental and
addifional rents, or other fees and charges when due pursuant to the terms of this Lease, then LANDLORD, in it5 sole
discretion, may charge, in addition (o any other remedies it may have, a late charge far each month or part thereof
that TENANT fails to pay the amount due ziter the due date, The late charge shal quai percent (#%) of
the amount dus LANDLORD each monih in additlon o the rent then due. TNQ[ ve (12 %% )

5. RENEWAL So lang as TENANT has not bean in default of this iease during the term hereof, ANT shall have the Two (2)
options to renew this lease for Three (3) Years, [n order to exercise TENANT's option, TENANT shait
notify LANDLORD in writing by Certified or Registered Mail of its intention to exergise its option on or
before Three (3) months prior to the end of the then current term, said ranewal to be upon the same
terms and conditions set forth in this Lease.

Option 1:

Lease Years Annual Base Rent - Monttly Rent
2 $60,000.00 . $5,000.00

3 $63,000.00 $5,250.00

4 $68,000.00 $5,500.00
Option 2:

Lease Ygars Annual Base Rent Monthly Rent
] $60,600.00 $5,750.00

6 $72,000.00 $6,000.00

7 $75,000.00 $6,250.00

In the event that TENANT fails to perfortn its obligations under this Sectmn time being of the essence, ihe option
shall be deemed not fe have been exarcised.

6. SEGURITY - Upon the execution of this Iease, the TENANT shall pay to the LANDLORD the amount of Four Thousand Seven
Hundred Fifty Dollars and Zero Cents ($4,750.00), which shall be held as a security for the Tenant's performance as
herein provided and refundead to the TENANT without interest at the end of this lease subject to the TENANT's
satlsfactory compllance with the condftions hereof.

7. RENT If in any tax year commencing with the fiscal year 2018, the real estate taxes on the land and bulldings, of
ADJUSTMENT which the leased premises are a part, are In excess of the amount of the real estate taxes therson for the fiscal year
2018 {hereinafter called the "Base Year"), TENANT wili pay to LANDLORD as additional
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rent hereunder, in accordance with subparagraph 5 of this Article, Six 6% par cent of such excess that 1
occur In each year of the term of this [ease or any extension or renewal thereof and proportionately for

ns

fiscal year in which this tease commences or ends. If the | ANDLORD oblains an abatement of any suct ate.  05/02/17

estate tax, a proportionaie share of such abatement, less the reasonable fees and costs Incurred in obte..._ -
same, if any, shall be refunded to the TENANT.

The TENANT shall pay to the LANDLORD as additional rent hereunder in accordance with subparagraph B of this
Aricle, Six Percent (8%) of any increase in operating expenses over those incurred dwing the calendar year
2016, Operating expenses are defined for the purposes of this agreement as operating axpenses per annum

of the building and is appurtenances and all exterior areas, yards, plazas, sidewalks, landscaping and the like then
{i.e. az of sald lasl day of the calendar year concerned) located outside of the building but refafed thereto and the
parcals of land on which they are tocated (said building, appurtenances, exterior aress, and land hereinafter refarred
to in tolal as the "building"). Operaling expenses include, bul are not imited fo: (i) all costs of furnishing elsctricity,
heat, alr-conditioning, and other utility services and facilities to the building, (i} ali costs of any insurance carried by
LANDLORD related 1o the building, {ifi} all costs of common area cleaning and janftorlal services, (iv) all costs of
maintaining the building including the aperation and repair of heating and air-conditioning equipment and any other
common building equipment, non-capital roof rapairs and alf other repairs, improvements and replacements required
by law or necessary to keep the bullding In a well maintained condition, (v) ail costs of snow and ice removal,
landscaping and grounds care, (vi) all other costs of the management of the building, including, without imftation,
property management faes, and (vif) all other réasonable costs ralating directly to the ownership, operation,
maintenance and management of the building by LANDLORD. This increase shafi be prorated should this lease be in
effact with respect te only & portion of any calendar year.

During each year of the term of this lease TENANT shall make monthly estimaied payments to LAMDLORD, as
additional rent, for TENANT's share of such increases in real estate taxes and eperating expenses for the than
current year, Said esfimated manthly payments shall be made alang with base rent payments and shall be equal to
ane iwelfth (1/12) of TENANT's annualized share of LANDEGRD's profected increases for the current year. After the
and of each calendar year, LANDLORD shal) deliver to TENANT a statement showing the amount of such increases
and also showing the TENANT's share of the same. The TENANT shall, within thirty (30) days after such delivery,
pay the TENANT's share to the LANDLORD, as additiona rent, less any estimated payments. if the astimated

" payments exceed TENANT's share, then the excess shall be applled to the next year's monthly payments for

estimated increases.

The TENANT shall pay, as they become due, all bills for elachicity and other uillities {(whether they are usad for
furnishing heat or other purposes) that are furnished to the leased premises and presently separately metered, ail
bills for fuel fumished to a separate tank servicing the leased premises exclusively and all charges for telephone and
other communlcation systems used at, ahd supplied to, the leased premises. The LANDLORD agrees o furnish
water for ordinary drinking, cleaning, lavatory and tollet facilities and reasonable heat and air condifioning, if installed
as part of the struciure of the building (except to the extent that the same are fumnished through separately metered
utilities or separate fuel tanks as set forth above), so as to maintain the leased premises and common araas of the
bufiding at comfortable levels during normal business hours on regular business days of the healing and air
conditioning seasons of each year, {0 fumish elevator service, if instalfed as part of the structure of the building, and
to light passageways and siaitways during business hours, and to furnish such cleaning service as Is customary In
simifar buildings in sald city or town, all subject to interruption due to any accident, fo the making of repairs,
alterations or improvements, to labor difficulties, to trouble In obaining fuel, efectricity, servive, or supplies from the
soutces from which they are usually ablained for said building, or fo any cause beyond the LANDLORD'e control.

LANDEORD shall have no obligation to provide utilities or equipment other than the utilities and equipment within the
leased premisee as of the commencement date of this lease. In the event TENANT requires additional utilities or
equipment, the installation and malmenance thereof shall be the TENANT's sole obligation, provided that such
Installation shall be subject to the written consent of the LANDLORD.

The TENANT shall use the leased premises only for the purpose of Retail and Pet Supply Sales.

TENANT agrees to conform 1o tha following provisions during the entire term of this lease: (i} TENANT shall not injure
or deface the leased premisas or bullding; (i) No auction sale, Inflammable fluids, chemicalg, nulsance, objectionable
rolse or odor shall be permitted on the leased premises; (fii) TENANT shall nof permit the use of the leased premises
for any purpose other than set forth herein or any use thereof which Is improper, offensive, contrary to law or
ordinance, or flable to invalidate or increase the premiums for any insurance on the bullding or its contents or liable to
render necessary any afterations or additions to the building; and (iv) TENANT shali not obstruct in any manner eny
partion of tha building not hereby demisad or the sidewalks or approaches to said building or any inside or cutside
windows or doors. TENANT shall cbzerve and comply with all reasonable rules and security regulations now or
hareafter made by LANDLORD for the care and use of the [eased premises, the bullding, Its faciities ang
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approachas. TENANT agrees to keep the leased premises equipped with all safety appliances and mak
accessibility atterations, improvements or instaflations to the building, and/or accommodations in TENAR

TENANT’s glterations or additions thereto, which allerations, improvemenis and installations shall be subjes w
LANDEORD's consent as provided in this tease.

thereof required by law or any public authorily as a result of TENANT's use or cccupancy of the premise pace: 5/02/17

TENANT acknowledges by entry thereupon that the feased premises ate in good and satisfactory order, repair and
condition, and covenants during said ferm and further time as the TENANT holds any part of said premises to kesep
the leased premises in as good order, repair and condition as the same are in at the commencement of said term,
of may be put in thereafter, damage by fire or unavoidable casually and reasonable use and wear only excapted,

"Notwithstanding anything o the contrary herein, if TENANT has leased ground floor space, TENANT covenants Lo

keep all plate glass windows in good repair and condition and to carry adeguete insurance to provida for the
raplacement of any such plate glass which is damaged or destroyed.

The LANDLORD agrees to maintain and repalr the roof, exterlor walls and structure of the bullding of which the

leased premises are a part in the same condition as they are at the commencement of the term or as it may be put in
tluring the term of this lease, reasonable wear and fear, damage by fire and other casually only excepted, unless

such maintenance or repair Is made necessary by fault or neglact of the TENANT or the employees, contractars,
agents or invitees of TENANT, in which case such maintenance or repair shall be at the expense of the TENANT and
TENANT shall pay all costs therafor, ’
Landlord agrees fo remove a single sink and alf cabinefry in space and to provide Tenant with finished wooden
flooring prior to rent commencement date.

The TENANT shall not make any alterations or additions, or permit the making of any holes in any part of said
building, or paint or place any signs, drapes, curlains, shades, awnings, aerals or flagpoles or the like, visible from
outside of the leased premises, that is, from autdoors or from any comidor or other common area within the building;
or permit anyone except the TENANT to use any part of the leased premises for desk space or for mailing privileges
without on each occasion obtaining prlor wrilten consent of the LANDLORD, TENANT shall not suffer ar pErmit any
lien of any mature or description to be placed apgainst the building. the premises or any portion thereof, and in the case
of any such lien atteching by reason of the conduct of the TENANT to Immadiately pay and ramove the same; this
provision shali not be interpreted as meaning that the TENANT has any authority or power to permit any lien of any
nature or description to attach to or fo be placed upon the LANDLORD's tifle or interest in the building, the premises.
or any portion thereaf.

The TENANT shall not by operation of law or oiherwise, assign, mortgage or encumber this lease, or sublef or permit
the demised premises or any part thereof to be used by others, withoui LANDLORD's prior express wiitten consent
in each instance fwhich consent shall not be unreasonably withheld] (cross out if not applicable). In any case where
LANDL ORD shall consent to such assignmen or subletting, TENANT named herein shall remain fully Rable for the
obligations of TENANT hereunder, including, without limitation, the obligation to pay the rent and other amounts
provided under this iease. For purposes of this lease, the sale of stock of a corporate TENANT or the change of a
general partnar of a partnership TENANT shall constitute an assignment of this jease.

This lease shafl be subject and subordinate fo any and all mortgages, deeds of trust and other instruments fn the
nature of a morigage, now or atany fime hereafter a lien or liens on the property of which the lsased premises are
a part and the TENANT shall, when requested, promptly execute and deliver such writteh instruments as shall be
necessaty fo show the suberdination of this iease to sald monigages, deeds of trust or other such instruments in the
nalure of a morigage. Provided the Tenant performs all of its obligations under this lease, the Tenant shall be entitied
fo the quisl enjoyment of the [eased Premises.

The LANDLORD or agents of the LANDLORD may, at all reasonable times during the term of Hhis lease, enter the
leased premises (i) to examine the leased premises and, #f LANDLORD shall so elect, 1o make any repairs or
additions LAMDLORD may deam necessary and, at TENANT’s expense, fo remove any alterations, additions, signs,
drapes, curtains, shades, awnings, aerals or flagpoles, or the like, not consented to in writing, (i) to show the ieased
premises 10 prospective purchasers and mortgagees, and (i) 1o show ihe leased premises 1o prospaclive tenants
during the six (6) months preceding the expiration of ihis lease. LANDLORD also reserves the right at any fime within
six (6) months before ihe expiration of this lease fo affix to any suitable part of the leased premises a notice for letting
or selling the leased premises or properly of which the leased premises are a part and to keep the same so affixed
without hindrance or molestation,

TENANT will defend and, except to the extent caused by the gross negligence or willful conduct of LANDLORD, wilt
indemnify LANDLORD and #s employees, agents and management company, and save them harmless from any and

MAINE COMMERCIAL ASSOCIATION OF REALTORS® COMMERCIAL LEASE (GROSSIMODIFIED GROSS) Page 3 of 7 @/v



25. WAIVER OF No consent or waiver, express or implied, by either party to or of any breach of any covenan, conditic
RIGHTS the other, shall be construad as & consent or waiver to or of any other breach of the same or other cover Date. 05/02/17
. condition or duty. —

ns

26. SUCCESSORS The covenants and agreements of LANDLORD and TENANT shall run with the fand and be binding upon and inure
AND ASSIGNS {o the benefit of them and their respective heirs, executors, adminisirators, successors and assigns, but ne cavenant
or agreement of LANDLORD, express or implied, shall be binding upen any person except for defauits occuning
during such person's perlod of ownership fior binding individually upon eny fiduciary, eny shareholder or any
beneficiary under any trust.

27. HOLDOVER If TENANT fails to vacate the leased premises af the tarmination of this lease, then the terms of this lease shall be
applicable during sald holdover period, axcept for base rent, which shall be increased to two (2) times the then
current base rent for the period just preceding such termination; but this provision shall not be interpreted as consent
or permission by the LANDLORD for TENANT to holdover st the termination of this lease and terms of this koldover
provision shafl not preciude LANDLORD from recovering any other damages which it Incurs a8 a result of TENANT s
faiiure 1o vacate the leased premises at the termination of this lease,

28. MISCELLANEQUS  If TENANT Is more than one person or parly, TENANT’s obligations shall be joint and several. Unless repugnant to
the context. "LANDLORD"” and "TENANT" mean the person or persons, natural or corporate, named above as
LANDLORD and TENANT respectively, and iheir raspective heirs, executors, administrators, successors and
assigns. LANDLORD and TENANT agree that this lease shall not be recordable but esch party hereto agrees, on
raquest of the other, to axecute a Memorandum of Lease in recordable form and mutuaily satisfactory {o the parties.
if any provision of this lease or Its application to any person or circumstances shall to any extent be invalid or
unenforceable, the remainder of this lease or the application of such provision to persons or creumstances other than
those as fo which It Is invalid or unenforceable, shall not be affected thareby and each provision of this leass shali be
valid and enforceable to the fuflast extent permitted by law. 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 cpfion for the premises or an offer
to lease said premises, and this document shail become effective and binding only upon the executlon and delivery
hereof by both LANDLORD and TENANT. Erployees or agents of LANDLORD have no authority fo make of agree
fo make a lease or any other agresment or undertaking in connection herewith. Alf negotiations, considerations,
representations and understandings between LANDLORD and TENANT are incorporated herein and no prior
agreements or understandings, wrillen or oral, shall be effective for any purpose. No provision of this Lease may be
modified or altered except by agreament in writing beiwesn LANDLORD and TENANT, and no act or omission of any
employee or agent of LANDLORD shall aiter, change, or modify any of the provisions hereof. This lease shall be
governed exclusively by the provisions hereof and by the laws of the State of Maine. The headings herein contained
are for convenience only, and shall not be considered a part of this lease,

29. BROKERAGE TENANT warrants and represents to LANDLORD that it has not deait with any broker, finder or similar person
concerning the leasing of the leased premises, other than Josh Soley of Compass Commaercial Brokers ["BROKER"),
and in the event of any brokerage clalms against LANDLORD predicated upon dealings with TENANT ather than by
the BROKER, TENANT agrees to defend the same and indemnity LANDLORD against any such ofaim. LANDLORD
agreas to pay the BROKER a Five Percent {§%) commission upon execution of this lease.
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DISCLAIMER: THIS IS A LEGAL DOGUMENT. IF NOT FULLY UNDERSTOOD, CONSULT AN ATTORNEY, Date;_ 09/02117

N WITNESS WHEREOF, the said parfies hereunto set their hands and geals this 31" day of August 2016.

TR LANDLORD:

Le;i‘,%gnﬁ Bnant: &! (é' u'c dlﬁ : &W Leg%%iw%og Lie
. ’ ‘ /ﬂ

aeiiw @S e o

Sighature™ i /

ouge ~L el b

NAME/TITLE NAME/TITLE !

o Landlord

For value recel ajd [ngonsitertiph fog, gnd-as ap”inducement to LANDLORD to enter into the foregoing lease
with TENANT, % Qi@ - E’?-:ta/ {"GUARANTOR'} does hereby unconditionally
guaranty to LANDLORUD the complefe and due performance of each and every agreement, covenant, term and
condition of the Lease to be performed by TENANT, including without limilation the payment of all sums of
money 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 of the granting by
LANDLORD of any indufgences to TENANT. This guaraniy shali 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 an(g 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 acerue to
LANDLGRD under the lease, LANDLORD ma¥‘ Brccged a?amst UARANTOR and TENANT, jointly or
severally, and may proceed against GUARANTOR withoul having commenced any action against or
having cbtained any %udgmen against TENANT. All of the terms and provisions of this guaranty shall
inure fo the benefit of the successars and assigns of LANDLORD and shalf be binding upon the
successors and assigns of GUARANTOR,

IN WITNESS WHEREOF, GUARANTOR has executed this Guaranty this é day of %ﬂ‘%‘iﬁ.

GUARANTOR:

Cotun Cabh

Viiiness to Gu

Qildy -

NAMEMITLE
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Date:

Form MM-2 Rev. 10/95

Maine Commercial Associatlon of REALTORSS" PO Box 1327
Wells, Maine 04080
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LEASE ADDENDUM : pate: 05102117

This Addendum modifies that certain Commercial Lease (Gross/Modified Gross) (the “Lease™)
dated August 31, 2016 by and between Eleven Exchange LLC and The Maine Pet Company,
LLC d/b/a Uncommon Paws for certain real property located at 13 Exchange Street, Portland,
Maine as follows:

1. Install neve-sateftoord
Septemberq_ﬁ 2016

er‘lS 2016:

Before Septe

b Dry and cledn basemem space
c. Fix the back exit door so it is usable,a

Leased pace also includes basement storage of 1200+/- sf W/ DWRECTENTRAVWE 42 WM O/S

Tepant’s obligation te pay tent shall be abated until such work is completed fo Tenant’s
reasonable satisfaction,

Except as modified herein, the Lease shall remain in full force and effect.
Dated September __Q_, 2016

Landlord Tenant

@“/ Gl 25




