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

1. PARTIES 53-57 Allen Avenue, LLC with a mailing address of 408 Fore Street, Portland, Maine 041¢ B
hereby leases (o Perfect Pie, LLC with a malling address of 738 Fort Hill Road, Gorham, ! Approved with Conditions
the TENANT hereby leases from LANDLORD the following described premises: 07/22/15
Date:
2. PREMISES The Premises are deemed to contsain 1,100 +/- square feet. The Premises are located at ¥6U Cumbpenand Avenus in

Portiand, Malne together with the right to use in common, with others entitled thereto, ihe hallways, stalrways and
elevators necessary for access to said leased premises, and [avatories nearest thereto, The leased premises are
accepled 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 two (2) years, uniess sooner terminated as herein provided, commencing on
September 1, 2015 and ending on August 31, 2017. The Tenant will be given Occupancy of the space from lhe time
of completion of the Tenant's Contingencies. The Tenant shall have sixty (60} days from the time of Occupancy to
complete their Tenant Improvements. If the Tenant should open to the public, prior to the completion of their sixty
day Tenant Improvement period, then the Tenant will start to pay rent, which will be pro-rated for any partial months,

4. RENT The TENANT shall pay to the LANDLORD the following base rent:
Lense Year(s) Annual Pase Rent Monthly Rent
9/1/15-8/31/17 $13,200.00 $1,100.00

payable in advance in equal monthly insteliments on the first day of each month during the term, said rent to be
prorated for portlons of s calandar month at the beginning or end of seid term, all payments to be made lo
LANDLORD or to such agent and at such place as LANDLORD shali from time to time in writing deslgnate, the
following being now so designated: 53.57 Allen Avenue, LLC, 408 Fore Street, Portland, ME 04101, If TENANT
does not pay base rent, supplemental and additional rents, or other fees and charges when due pursuant to the terms
of this Lease, then LANDLORD, In Its sole discretion, may charge, in addition to any other remedies it may have, a
late charge for each month or part thereof that TENANT fails to pay the amount due after the due date. The late
charge shall be equal to four percent (4%) of the amount due LANDLORD each month In addition to the rent then

due.
5. RENEWAL So long as TENANT has not been in default of this lease during the term hereof, TENANT shall have the option to
OPTION renew this leass for an additional two (2) two (2) year options. In order to exercise TENANT's option, TENANT shall

notify LANDLORD in writing by Certified or Registered Mail of its intention to exercise its option on or
before three (3) months prior to the end of the then current term, said renewal to be upon the same terms
and conditions set forth in this Lease except for base rent which shall be s follows:

Lesse Year(s) Annual Base Rent Menthiy Rent
9/1717-8/31/18 $13,596.00 $1,133.00
o1/19-8/31/21 $14,003 88 1,166.89

In the event that TENANT fails to perform its obligations under this Section, time being of the essence, the option
shail be deemed not to have been exercised.

6. SECURITY Upon the execution of this lease, the TENANT shall pay to the LANDLORD the amount of One Thousand One
DEPOSIT Hundred ($1,100.00) Dollars, which shall be held as a security for the Tenant's performance as herein provided and
refunded to the TENANT without interest at the end of this Jease subject to the TENANT's satisfactory compliance
with the conditions hereof.

7. RENT if in any tax year cornmencing with the fiscal year for 2016, the real estate taxes and property insurance on the land
ADJUSTMENT and building of which the ieased premisas are a par, are in excess of the amount of the real estale taxes thereon for
the fiscal year 2016 (hereinafier called the “Base Year”), TENANT will pay to LANDLORD as additional rent
A TAX& hereunder, in accordance with subparagraph B of this Article, 18.5 percent of such excess may occur in each year of

INSURANCE  the term of this lease or any extension or renewal thereof and proportionately for any part of a fiscal year In which this
ESCALATION  lease commences or ends. ! the LANDLORD obtains an abatement of any such excess real estate tax or insurance,
a proportionate share of such abatement, less the reasonable fees and costs incurred in obtaining the same, if any,
shall be refunded to the TENANT.
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The TENANT shall pay to the LANDLORD as additional rent hereunder in accordance wi
Anticle 16,5 percent of all operating expanses. Operating expenses sre defined for the p
this Leasa as operating expenses per annum of the bullding and its appurtenances and a
piazas, sidewalks, landscaping and the like then (i.e. as of said last day of the calendar y.
outside of the building but retated thereto and the parczls of land on which they are locat
appurtenances, exterior areas, and land hereinafter referrad to in total as the “building™). Reviewed for Code Compliance
include, but are not limited to. (i} all costs of furnishing electricity, heat, air-condrtioning, ¢ M
facilities to the bullding, that are not separately matered for the space and used in comm¢ prreveeI Toneione
the building, (ii) ali costs for common area cleaning and janitorial services, (jii) all cosls of pgte. 07/22/15

including the operation and repalr of heating and air-conditioning equipment and any othe .
equipment, non-capital roof repairs and all other repalrs, improvements and replacements required by law or
necessary to keep the building in a well maintained condition, (iv) all costs of snow and ice removal, Iandscaping and
grounds care, (v) all other costs of the management of the building, including, without limitation, property
management faes, and (vi) ell other reasonable costs relating directfy to the ownership, operating, maintenance and
management of the building by LANDLORD. The TENANT'S share of operating expenses shall be prorated should
this lease be in effect with respect to only a portion of any calendar year.

During each year of the term of this lease TENANT shall make monthly estimatad payments ta LANDLORD, as
additional rent, for TENANT's share of such increases in real estate taxes, property insurance and operating
expenses for the then current year. Said estimated monthly payments shall be made along with base rent payments
and shall be equal to one twelfth (1/12) of TENANT's annualized share of LANDLORD's projected increases for the
current year rent. After the end of each calendar year, LANDLORD shall deliver to TENANT a stalement showing the
amount of such increases and also showing TENANT's shars of the same. The TENANT shall, within thirty (30) days
afler such delivety, pay the TENANT's share to the LANDLORD, as additional rent, less any estimated payments. If
the estimated payments exceed TENANT's share, then the excess shall be applied to the next year's monthly
payments for estimated incresses.

The TENANT shall pay, as they become due, ali bills for slectricity, natural gas and sub-metered waler and sewer
and other utilities (whether they are used for furnishing heat or other purposes) that are furnished to the leased
premises and presently separately metered, all bills for fuel furnished to a separate tank servicing the leased
premises axclusively and ail charges for telephone and othar communication systems used at, and supplied o, the
leased premises. The LANDLORD agrees to furnish water for ordinary drinking, cleaning, lavatory and toite! facilities
and reasonable heat and air conditioning, if installed ag part of the structure of the building (except to the extent that
the same are furnished through separately melered utilities or separate fuel tanks as set forth abave), sc as to
maintain the leased premises and common areas of the building at comfortable levels during normal business hours
on regular business days of the heating and air condilioning seasons of each year, to fumish elevator service, if
installed as part of the structure of the building, and fo light passageways and stairways during business hours, and
to furnish such cleaning servioe as is customary in similar buildings in said ity or town, all subject to inferruption due
to any accident, 1o the making of repairs, siterations or improvements, to labor difficulties, to trouble in obtaining fuel,
slectricity, service, or supplies from the sources from which they are usually obtained for gaid building, or {o any
cause heyond the LANDLORD's control, The Landlord shall provide the Tenant will the current water & sewer
charges thet Portland Water District Is charging for the ulility use. The Tenant will read their sub meter, perform the
calculation of the ulility expense and submit their calculation and check for this utllity use with their monthly rent
check.

LANDLORD sha!l have no obligation to provide utilities or equipment other than the utilittes and equipment within the
{eased premises as of the commencement date of this lease. In the event TENANT requires additional utilities or
equipment, the installation and maintenance thereof shall be the TENANT's sole obligation, provided that such
installation shall be subject {0 the written consent of the LANDLORD.

The TENANT shall use the leased premises only for the purpose of the operation of a restaurant serving pizza,
pasta and related food itams. The space will contain seating for no more than 12 seats or what code allows, seil
whole pizzas, individual slices and delivery.

TENANT sgrees to conform to the following provisions during the antlre term of this lease: (i) TENANT shall not injure
or deface the leased premises or building: (if) No auction sale, inflammable fluids, chemicals, nuisance, objectionable
noise or odor shall be parmitted on the leased premises; (ili) TENANT shali not permit the use of the leased premises
for any purpose other than set forth herein or any use thereof which is impraper, offensive, contrary to law or
ordinance, or liable 10 invalidate or increase tive premiums for any insurance on the building or its contents or ilable to
render necessary any alteralions or additions to the bullding; and (iv) TENANT shall not obstruct in any manner any
portion of the building not hereby demised or the sidewalks or approaches to said building or any inside or outside
windows or doors. TENANT shall observe and comply with all reasonable rules and securily regulations now or
hereafter made by LANDLORD for the care and use of the leased premizes, the building, its faclities and
approaches, TENANT agrees to keep the leased premises equipped with all safety appliances and make all
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accessibility aiterations, improvements or installations to the bullding, and/or accommeoda
theraof required by law or any public authority as a result of TENANT s use or occupancy
TENANT's alterations or additions thereto. which alterations, improvements and instaliatic
LANDLORD's consent as provided in this lease,

TENANT acknowledges by entry thereupon that the leased premises are in good and sati Reviewed for Code Compliance
condition, and covenants during sald term and further time as the TENANT holds any par Pttt

the leased premises in as good order, repair and condition as the same are in at the comr
or may be put in thereafter, damage by fire or unevoidable casualty and reasonable use 8 Date: 07/22/15

Notwithstanding anything to the contrary herein, if TENANT has leased ground floor spact , e
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. The TENANT shall be responsible for the snow
removal for the sidewalks and passage ways associated with the buiiding In front and in back of their individual
space.

The LANDLORD agrees to maintain and repair the roof, exterior walls and structure of the building of which the
leased premises are a part in the same condilion as they are at the commencement of the term or as it may be put in
during the term of this lease, reasonable wear and tear, damage by fire and other casualty only excepted, unless
such maintenance or repair is made necessary by fault or neglact of the TENANT or the empioyees, contractors,
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 therefor.

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, curtalns, shades, awnings, aeriais or flagpoles or the like, vigible from
outside of the leased premises, that is, from outdoors or from any corridor or other common area within the building;
or permit anyone except the TENANT 10 use any part of the leased premises for desk space or for mailing privileges
without on each occasion obtaining prior written consent of the LANDLORD. TENANT shall not suffer or permit any
lien of any nature or description to be placed against the building. the premises or any portion thereof, and in the case
of any such lien altaching by reason of the conduct of the TENANT 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 fien of any
nature or description to attach to or to be placed upon the LANDLORD's tille or interest in the bullding, the premises.
or any portion thereof. Prior to the TENANT'S Occupancy the LANDLORD agrees to parform the following
improvements lo the space. Replace any damaged ceiling tiies, remove all existing interior walls and counters which
will result in the space being delivered as “Opsn Space”, remove the existing washing machine pedestals, remove
any personasi items from the current tenant, preplace the upper floor entrance door and repaint the exterior front of the
building and remove any graffiti that is currently on the building, once the weather allows this item to oceur.

The TENANT will be performing the following improvements to the space. Psint the entire interior of the space, inslall
plumbing for the instaliation of the TENANT'S sinks, inststl the necessary gas lines to service their equipment, install
additional eleclrical lines and outlets to service their equipment, install the proper hood and ansil system to service
their equipment. The hood ventilation system will be allowed to vent out the back of the building. The TENANT is
permitted o install a 2™ hood system, if necessary, to service their equipment, as long as it is vented out the back of
the building.

The TENANT shall not by operation of law or otherwise, asslgn, morigage or encumber this lease, or sublet or permit
the demised premises or any part thereof to be used by others, without LANDLORD's prior express written consent
in each instance [which consent shall not be unreasonably withheld] (cross out if not applicable). in any case where
LANDLORD shall consent to such assignment or subletting, TENANT named hereln shail remain fully Yiable for the
obligations of TENANT hereunder, inctuding, without limitation, the obligation to pay the rent and other amounts
provided under this lease. For purposes of this lease, the sale of stock of a corporate TENANT or the change of a
general partner of a parinership TENANT shall constitute an assignment of this lease.

This lease shall be subject and subordinate to any and all mongages, deeds of trust and other Instruments in the
nature of a mortgage, now or al any time hereafter a lien or liens on the properly of which the leased premises are

a part and the TENANT shall, when requested, promptly execute and deliver such written instruments as shall be
necessary to show the subordination of this lease to said mortgages, deeds of trust or other such instrumenis in the
nature of a mortgage. Provided the Tenant performs il of its obligations under this lease, the Tenant shall be entilied
to the quiet enjoymant of the leased Premises,

The LANDLORD or agents of the LANDLORD may, ot all ressonable times during the term of this iease, enter the
leased premises (i) to examine the loased premises and, if LANDLORD shatil so elect, to make any repairs or
additions LANDLORD may deem necassaty and, at TENANT's expense, to remove any alterations, additions, signs.
drapes, curtains, shades, awnings, aerials or flagpoles, or the like, not consented to in writing, (i) to show the leased
premises to prospective purchasers and mortgagees, and (jii) to show the leased premises to prospectiva tenants
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16 INDEMNIFI-
CATION AND
LIABILITY

17. TENANTS
LIABILITY
INSURANCE

18. FIRE
CASUALTY -
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19. DEFAULT
AND
BANKRUPICY

during the six (8) monthg preceding the expiration of his lease. LANDLORD alsa resery:
six (6) months before the expiration of this icase (o affix to any suitable part of the leased
or selling the leased premises or property of which the leased premises are a pan and to
without hindrance or molestation.

TENANT will defend and, excspt to the extent caused by the gross negligence or willful ¢ Reviewed for Code Compliance
indemnify LANDLORD and its employees, agents and management company, and save Inspections Division

all Injury, loss, claim, damage, liability end expense (including reasonable attorneys' fee: Approuetadih Camdldons
of life, personal injury or damage to property or business, arising from, related to. or in ¢ pate. 07/22/15

or use by TENANT of the leased premises or any part of LANDLORD's property or the b _
or in part by any act or omission of TENANT, its contractors, subcontractors, subienants. licenseas o‘r
concessionaires, or s of their respective agents, servants or employses and any person or property while on or
about the leased premises. TENANT shall also pay LANDLORD's expenses, including reasonable altorneys’ fees,
incurred by LANDLORD in enforcing any obligation, covenant or agreemenl of this lease. The provisions of this
paragraph shall survive the terminsation or earlier expiration of the term of this lease. Without limitation of any other
provision herein, neither the LANDLORD, its employees, agents nor management company shall ba liable for. and
TENANT hereby releases them from all claims for, any injuries to any person or damages to property or business
sustained by TENANT or any person claiming through TENANT due to the building or any part thereof (including the
premises), or any appurtenances thereof, being in need of repair or dus to the happening of any accident in or about
the building or the leased premises or due to any act or neglect of any tenant of the building or of any employee or
visitor of TENANT, Without limitation, this provision shall apply to injurics and damage caused by nature, rain, snow.
ice, wind, frosl, water, steam, gas or odors in any form ot by the bursting or leaking of windows, doors. walls, ceilings,
floors, plpes, gulters, or ether fixtures; and to damage caused to fixtures, fumiture, equipmeant and the like situated at
the leased premises, whether owned by the TENANT or others.

TENANT shall (i) Insure TENANT and LANDLORD, as their interests appear, with general public fiability 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 not less than two million ($2,000.000.00) doilars combined single limit
with deductibles of not less than $5,000 per occurrence, and (ii) insure LANDLORD and TENANT, as their interests
appear, against loss of the contents and improvements of the leased premises under standard Maine form policies,
against fire and standard extended coverage risks, in such amounts and with such companies as the LANDLORD
shail reasonably require and approve, with waiver of subrogation if such waiver can be obtained without charge. The
TENANT shall deposit with the LANDLOROD certificates for such insurance at or prior to the commencement of the
term, and thereafter within thirty (30) days prior {o the expiration of any such policies. All such insurance cerlificates
shalil provide that such policies shall not be cancelled without at least thirly (30) days prior written notice to each
assured named therein.

Should a substantial portion of the leased premises, or of the property of which they are a part, be damagoed by fire

or other casualty, or be taken by eminent domain, the LANDLORD may elect to terminate this leasc. When such fir,
casualty, or taking renders the leased premises unfit for use and occupation and the LANDLORD does not so eloct

to terminate this iease, a just and proportionate abatement of rent shall be made untll the leased premises. or in the
case of a partial taking what may remain thereof, shall have been put in proper condition for use and occupation.
LANDLORD reserves and excepts all rights lo damages to the leased premises and building and the ieasehold
hereby created, accrued or subsequently accruing by reason of anything lawfully done in pursuance of any puhlic, or
other, authority: and by way of confirmation, TENANT grants to LANDLORD alt TENANT's rights 10 such damages
and covenants to execule and deliver such further instruments of assignment thereof as LANDLORD may from time
to time request, LANDLORD shall give TENANT notice of its decision to terminate this lease or restore said premises
within ninety {90) days after any occurrence giving rise lo LANDLORD's right to so terminate or restore.
Notwithstanding anything to the contrary, LANDLORD's obligation lo put the leased pramises or the building in proper
condition for use and occupation shall be fimited 1o the amounl of the proceeds from any insurance policy or policies
or of damages which accrue by reason of any taking by a public or other authorily, which are available to LANDLORD

for such use.

In the event that:

{(a) The TENANT shall defaultin the payment of any instaliment of rent or other sum herein specified when due
which default is nol comrected within seven (7) days after written notice thereof. or

()] The TENANT shall default in the observance or performance of any other of the TENANT's covenants,
agreements, or obligations hereunder and such defaul{ shall not be corrected within ten (10) days alter
written notice thereof, or

© The leasehoid hereby created shall be taken on execution, or by other process of law; or

(d) Any assignment shall be made of TENANT's property for the benefit of creditors, or a raceiver, guardian,
conservator, trustes in bankruptcy or simitar officer shall be appointed by a court of competent jurisdiction to
take charge of all or any part of TENANT's properly, or a petition Is filed by TENANT under any bankruptey.
insolvency or other debtor relief law,
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23. LIMITATION
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24. LANDLORD

then and in any of said cases (notwithstanding any licenss of any former breach of coven
hereofl or consent in a former instance), LANDLORD shall be entitied to il remedies avai
and eaquity, including without limitation, the remedy of forcible entry and detainer, and LA!
immediately or at any time thereafter, and without demand or notice. mail a notice of term
enter into and upon the leased premises or any part thereof in the name of the whole and

Reviewed for Code Compliance

its fonnef estate, argd expel TENANT and those claiming through or under it and remove | Inspections Division
being deerned guilty of any manner of trespass, and without prejudice to any ren Ao Saltiars
otherwise be used for arrears of rent or preceding breach of covenant, and upon 07/22/15

aforesaid, this lease shall terminate; and TENANT covenants and agrees, notwit D2t€:
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 Lteased Premises including real estate commissions and costs of renovaling the Premises to suit any
new tenant.

Any nolice from the LANDLORD to the TENANT refating to the leased premises or to the occupancy thereof, shall be
deemed duly served, if lefl at the leased premises addressed to the TENANT, or if mailed to the leased premises,
registered or certified mall, return recsipt requested, postage prepaid, addressed to the TENANT, Any notice from the
TENANT to the LANDLORD relating to the leased premises or to the occupancy thereof, shall be deemed duly
served, if mailed to the LANDLORD by registered or certified mail, return recsipt requested, postage prepaid,
addressed to the LANDLORD at LANDLORD'S agdress set forth in Article 1, or al such other address as the
LANDLORD may from time to time advise in writing.

The TENANT shall at the expiration or other termination of this lease peaceably yield up the leased premises and all
additions, alterations and improvements thereto in good order, repair and condition, damage by fire, unavoidable
casualty, and reasonable wear and tear only excepted, first moving all goods and effects not attached to the leased
premises, repaining all damage caused by such removal, and leaving the leased premiscs clean and tenantable. if
LANDLORD in writing permits TENANT 1o leave any such goods and chatiels at the leased premises, and ihe
TENANT does so, TENANT shall have no further claims and rights in such goods and chattels as against the
LANDLORD or those claiming by, through or under the LANDLORD.

TENANT cevenants and agress that, with respect to any hazardous, toxic or special wasies, materials or substances
including asbestos, waste oil and petroleum products (the “Mazardous Materials”) which TENANT, its agent or
employecs, may use, handle, store or generale in the conduct of its business st the leased premises TENANT will: (i)
comply with all applicable faws, ordinances and regulations which relate 1o the treatment, storage, transportation and
handiing of the Hazardous Materials; (i) that TENANT will in no event permit or cause any disposal of Hazardous
Matsrials in, on or about the lgased premiges and in particular will not deposil any Mazardeus Materials in, on or
about tive floor or In any drainage system or in the trash containers which are customarily used for the disposal of
solid waste; {iii) that with respect to any off-site disposal, shipment, storage, recycling or transportation of any
Hazardous Materials, TENANT shall properly package the Hazardous Materials and zhall cause to be executed and
duly filed and retain all records required by federal, state or local law; (iv) that TENANT will at all ressonable times
permit LANDLORD or its agents or employees to enter the jeased premises to inspect the yame for compliance with
the lerms of this paragraph and will further provide upon five {(§) days’ notice from LANDLORD copies of alj records
which 1 ENANT may be obligated to obtain and keep in accordance with the terms of this paragraph: {v) that upon
letmination of this lease, TENANT will, at its expense, remove ali Hazardous Matevials from the leased premises and
comply with applicable state, local and federal laws as the same mnay be amended from time to time; and {iii)
TENANT further agrees to deliver the leased premises to LANDLORD at the termination of this lease free of all
Hazardous Materials. The terms used in this paragraph shall Include, without limltation, all substances, malensls,
etc., designated by such terms under any laws, ordinances or regulations, whether federal, state or locai. TENANT
turther agrees to hold harmless and indemnify LANDLORD for and against any end all claims, loss, costs, damages
and expenses, Including attorneys' fees, which may arise in the event that TENANT fails to comply with any of the
provisions contained in this Article. The terms of this Article shall expressly survive the expiration or earlier
termination of this lease.

TENANT agreas to look solely to LANDLORD's interest in the bullding for recovery of any judgment from LANDLORD
it boing agresd that LANDLORD is not personally liable for any such judgment. The provision contained in the
foregoing sentcnce shall not limit any right that TENANT might othcrwise have to obtain an injunctive relief against
LANDLORD or LANDLORD's sulccessors in interest, or any other action not involving the personal liability of
LANDLORD,

LANDLORD shafl in no event be in default in the performance of any of its obligalions hersunder unless and until
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28. MISCELLANEOUS

29, BROKERAGE

30. OTHER
PROVISIONS

LANDLORD shall have failed o perform such obligations within Ihirty (30) days or
reasonably required to correct any such default after notice by the TENANT to the LAN
wherein the LANDLORD has failed to perform any such obligation. Further, if the hol
building of which the leased premises are apart notifies TENANT that such holder has t;
rights under this lease. TENANT shall not assert any right to deduct the cost of repairs or
LANDLORD from renl thereafter due and accruing, but shall fook solely to the LANDL(

claim. Reviewed for Code Compliance
Inspections Division
Approved with Conditions

No consent or waiver, express or implied, by either party to or of any breach of any coven 07/22/15

the other, shall be construed as a consent or waiver la or of any other breach of th Date:
condition or duty.

The covenants and agreements of LANDLORD and TENANT shall run with the land and be binding upon and inure
to the benefi{ of them and their respective heirs, executors, administrators. successors and assigns. but no covenant
or agreement of LANDLORD, express or impliad, shall be binding upon any person except for defaults oceurring
during such person's period of ownership nor binding individually upon any fiduciary, any shureholder or any
bencficiary under any trust

it TENANT fails to vacate the leased premises at the termination of this lease, lhen the terms of this lease shall be
applicable during said huldover period, except for base rent, which shall be increased to two (2) limes tha then
current base rent for the period just preceding such termination; but this provision shall not be interprated as consent
or permission by the LANDLORD for TENANT to hoidover at the termination of this lease and terms of this holdover
provision shall not preclude LANDLORD from recovering any other damages which it incurs as a result of TENANT s
failure to vacate the leased premises at the termination of this lcase.

if TENANT is more than one person or party, TENANT's obiigations 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 thair respective heirs, executors, administrators, successors and
assigns. LANDLORD and TENANT agree that this lease shalf not be racordable but each panty hereto agrees, on
request of the other, to execute a8 Memorandum of Lsass in recardable form and mutually satisfactory to the parties.
If any provision of this lease or its application to any person or circumstances shall to any exient be invalid or
unenforceable, the remainder of lhis leasa or the application of such provision to persons or circumstances other than
those as to which it is invalid or unenforceable, shall not be affected thereby and cach provision of this lease shall be
valid and enforceable to the fullest extent permitled by law. The submission of this lease or a summary of some or all
of its provisions for examination by TENANT does not constifute a reservation of or option for the premises or an offer
lo lease said premises, and thie document shall become effective and binding only upon the execution and delivery
hereaf by both LANDLORD and TENANT. Employees or agents of LANDLORD have no authority to make or agree
to make a lease or any othor agreement or undertaking in connection herewith. All negotiations, considerations,
representalions and understandings between LANDLORD and TENANT are incorporated herein and no prior
agreements or understandings, written or oral, shall be effective for any purpose. No provision of (his Lease may be
modified or altered except by agreement in writing between LANDLORD and TENANT, and no act or omission of any
employee or agent of LANDLORD shall alter, 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 hercin contained
are for convenience only, and shall not be considered a parnt of this lease.

TENANT warrants and represents to LANDLORD that it has not dealit with any broker, finder or similar person con-
cerning the leasing of the leased premises, other than Akers Associates, Inc. ("BROKERS"), and in the evenl of any
brokerage claims against LANDLORD predicated upon dealings with TENANT other than by the BROKER, TENANT
agrees to defend the same and indemnity LANDLORD sgainst any such claim. LANDLORD agrees {o pay lhe
BROKER its commission upon execution of lhis lease.

itis also understood and agreed that: See Addendum A

DISCLAIMER: THIS IS A LEGAL DOCUMENT. IF NOT FULLY UNDERSTOOD, CONSULT AN ATTORNEY,

IN WITNESS WHEREOF, the said pailies hereunto set their hands and seals this . day
of 20
TenanT: Peclect Pre Ll LANDLORD: §3-57 Allen Avenuc, LLC

CES
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Legal Name of Tenant; It's Member: & .
tu £ / 8 - Reviewed for.Code qupl]ance
'ghaluire Signature Approved with Conltions
Date: 07/22/15
m / Christopher Grimm Its Mgmhber
NA NAME/TITL
Witness, n Witness to Landiord
GUARANTY For value received, and in consideration for, and as an inducement to LANDLORD to enter into the foregoing lease

. with TENANT, Charles P. Scally with an address of ("GUARANTOR? does hereby

unconditionally guaranty to LANDLORD the complete and due performance of each and every agreement, covenani

I

term and con!itmn of the Lease to be performed by TENANT, including without limitatuon%he ayment of all
sums of money stated in the lease to be paya%!e by TENANT. The validity of this ua?argty and the
obligations of the GUARANTOR hereunder shall not be terminated, affected, or impaired by reason of the
?rantmg by LANDLORD of any indulgences {o TENANT. Thls&guaramy shall remain and ‘continue in full
orce 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 meﬁr roceed against GUARANTOR and TENANT, jointly or
severally, and may proceed against GUARANTOR without having commenced any action against or
having obtained an judgment against TENANT, All of the terms and provisions of this guaranty shall
inure to the benefit of the successors and assigns of LANDLORD and shall be binding upon the
successors and assigns of GUARANTOR.

IN WITNESS WHEREOF, GUARANTOR has executed this Guaranty this day of
M 2015,
GUARANTOR:
m&mﬂw
gal Name of (euarantor.
] ya
j /re Witness to Guarantor
GUARANTY For vaiue received, and in congideration for, and as an inducement to LANDLORD to enter inlo the foregoing lease

with TENANT, Martin Gough with an address of
"GUARANTOR'} does hereby unconditionally guaranty fo LANDLORD the complete and due erformance of each
and every agreemeni, cavenant, term and condition of the Lease to be performed bg ENANT, including
without fimitation 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 {?rantmg tg{ LANDLORD of any indulgences to TENANT. This

uaranty shall remain and continus in full force and effect as to any renewal, modification, or extension of
g\e 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 maé ’groc;eed against
G%ARANTOR and TENANT, Jolnﬂ%ar‘severally, and may proceed against GUARANTOR without havmg
commenced any action against or having obtained any judgment against TENANT. All of the terms an
provisions of this guaranty shall inure to the benefit of the successors and assigns of LANDLORD and
shall be binding upon the successors and assigns of GUARANTOR.
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N WITNE,SS WHEBEOF, GUARANTOR has executed this Guaranty this /9%
~ NA 2 2015. v
GUARANTOR:
' Reviewed for Code Compliance
Inspections Division
u h Approved with Conditions
Legal Name of Guarantor:
Date: 07/22/115
#a' fire \ ess 0 Gual
NAME/TITLE
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Reviewed for Code Compliance
Inspections Division
Approved with Conditions

Date: 07/22/15

LEASE ADDENDUM A
By & Between

5§3-57 Allen Avenue, LLC, Landlord

Mﬂ& Tenant

Additional items:

CABLE & INTERNET: The Tenant will be responsible for their own cable and intemet installation and payment directly to
the provider.
RUBBISH: The Tenant wili ba responsible for the removal of their own rubbish from the facility. The Tenant

will be permitted fo install rubbish receptacles st the back of the property as long as there are kept
clean and put in an orderly manner.

SIGNAGE: At Tenant's expenss, approval by Landlord prior to installation, not to be unreasonably withheld,
and will be within the City of Porlland's sign ordinance. Signage is permilted above the individual
space,

EXCLUSIMITY: The Landiord agrees to no! have snother lalian Style restaurant within the building.

TENANT

LEASE CONTINGENCY: The following iterns are a list of contingencies that the Tenant wants to find satisfactory, to the

Tenants sole discretion, for a sixty (60) day review period, If the Tenant finds the information to be
un-satisfactory then the Tenant may lerminate this agreement, in writing, return ali documentalion
to the Landlord and shall have the security deposit returned immediately.

Change of Use: If necessary this agreement is subject to the Tenant being able to receive a
Change of Use for the lacation from the GCity of Portland.

Bullding Permit:  If necessary, the Tenant will pursue a building permit from the City of Portland for
the instaliation of their equipment, counter and interior space modifications.

SEEN AND AGREED TO:
éxecuted this day of , 2015,
LANDLORD
%‘ITNESS: §3.57 Allen Avenue Assoclates, LLC
s: b Lo
its: "Member
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TENA

A
[ Fi o

Reviewed for Code Compliance
Inspections Division

21 ! z ! : Approved with Conditions
07/22/15

Date:

MAINE COMMERCIAL ASSOCIATION OF REALTORS® COMMERCIAL LEASE (GROSS/MODIFIED GROSS) Page 10 of 10



