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Magnusson Balfour, 935 fndia St Portund, ME (414)

Phoas: 3TTIETIIETOT

COMMERCIAL LEASE (NET LEASE)

J J & L Coxp,, a Maine Corporatiocn __, with & mailing
address of 256 Read Street, Portland, MR 04103

S {"LANDLORD™), hereby leases o
Qacar Pizzs LLC dba Otto Pizzs, & Maine limited liability Co. . wils & miailing

sddress of 876 Congress Street, Portland, Mg 04101 I
, CTENANT" and TENANT berelyy teases from LANDLORD

ke following described premiscs.

The teased premises are deemid to contain 2550 square foet. The leased
premises ore foested w 250 Read 8t, Portland, ME 04103

the right 1o use, In common, with others entilled thereto, the hailways, statrways, and clevators, necessacy for access o sud
teased premises, and favalories nesrost therelo. Dixing the tetm of this Lease and for payment of additional monitdy rent 1o

LANDLORD in the amount of __ (3 n/a ___ 1perparking space, which
scdditional renl shali e due each month along with payment of base renl, TENANT also shall have the right, in common with
LANDLORD and others, to use up to Twelve ( 12 ) INONE IF LEFT BLANK]

undesignated parking spaces in the parking lol located 4t _an front of building and along side . The
{eased premises are accepted i1 “as 8”7 condition except it specifically set forih to the contrary in this Lease. THNANT
acknowledges that 1) LANDLORD has made 0o representaiions and TENANT is nut relylng on any representations aboul the
leased premises, their suilability for any particafar use andfor the physical condition thereof: and by that TEMANT has

condusiad its owa duc ditigence inguiries with respect (o the feased premises and 15 satisfied with the resulia thereof.

The term of this Lease shall be for 5 Years, 3 months < auless sooner roinsied as
herein provided, commencing an September 1 L2018 tthe "Commencement Dale”} and endling
on November 30 L2020 LANDLORD shafl deliver possession of the leased premises 1o TENANT ou
ar befone n/a which is prior o the Commencement Date; provided, kowever, thas ali ol

TENANTS abligations onder this Lesse shall commence upog daelivery of passession, exeept Tor those obligalions that
expressly communce on the Commetcement Date.

Commencing on the Commenecement Dame, TENANT shall pay 1o LANDLORIY the following base rent:

Lease Yem Annuel Hase Rent Montlly Rent
. S $33,022.%0 $72,751.88
2 $324,013.16 $2,834.43
- $35,033.52 $2,915.46
8 % 36,084.48 $3,007.04
5 $37,1467.00 $3,097.25 o

payable in advence in sgual monthly instaliments on the first day of cach menth during the wom of this Lease withoul
deduction or setaff, said rent 1o be prorated for porttons of 1 calendar momb a the begisming o7 end of said term, all payrents
Lo be made (0 LANDLORD or 10 such agent and 2t such place as LAMDLORD shail from time 1o ime in writing designite, the
fullowing buing nuw sa designaled J J & L Corp., 256 Read Street, Porxtland ME 04103

L B TENANT does not pay hase rent. supplemental and addivongl rents,
or other fees and charges when due pursaunt tw the lerm of teis Lease, then LANDLORID, in its sole discrelion, may charge. in
addition tn any other remedies it may have, a late charge for each month or part therzof that TENANT lails 0 pay the smoum
due sfier the due dew. The hue chirge shall be egqual w four percent {4%) of the amount due LANDLORIE each month ie

addition to the rent then doe,
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6. SECURITY
DEPOS{T (fildin2

7. RENT
ADIUSTMENT

A. TAXES
Qi )

. OPFERATING
COSTS
ifild in)

Upan the execution of this Lease, TENANT shall pay o LANDLORD the amounl of 8ix Thousand

_ Dollars (8 §, 000,00 3, which shall be heid
as 2 securily for TENANTS performance ss herein provided and reflunded to TENANT wilhout inerest &t the end of ths
Lesse subject to TENANTS satisfactory complionee with the conditions hereof. TENANT shall immediutely replenish the
Security Deposit at any time it is applied or used by LANDLORD,

Commenving on the Commencement Date, TENANT will piy o LANDLORD as additional rent hercunder, in aceardance
with subparagraph B of this Article, Four Boint Eight pereent
) of all real estate taxes on the land and buildings of which the leased premises are a part in cach year of the

commences or gids. 1 LANDLORD obiains an abatement of any such gxcess real estale tax, & proportionate share of such
abutement, Tess the reasonable [zas und costs meared in ebiaining the same, iF any. shalt be refunded 10 TERANT,

Commencing on the Commencersent Date, TENANT shall pay 10 LANDLORD us additionsl rest hereunder in aceordance
with subparagraph B of this Article, Four Point Eight percent
¢ __4.800 %) of «lf operating cxpenses. Operuting expenses are defined for the purposes of this agreement as operating
expenses per annim of the boikding and its appurtenances and all exerior arsas, yards, plazas, sidewalks, landscaping, parking
arous, and the like tep e, g of said last day of the calendar year concernudy located cutside of the building but relaed
thereto and the parcels of land on which they ace locaed {said building sppurenances, exterior areas, amd land herginafler
referred o in total as the “building'). Opesling expeases include, but are not lmited re ) all costs of furnishing wecincity,
heat, air-conditioning, woier and sewer urid other wiility services and facilites to the bufldiog: (1) all costs of any inssrance
carried by LAKNDLORD ralated o the buijding: (i) all 2osts for common arex cleaning and janitorial services; (iv) sl vosty of
matttaining the building including the operation snd repair of heating and air conditioning equipeent and any olber commot
butlding equipment, non-capital rool copairs and all other repsirs, Improvements and replacements sequired by faw or
nuoessary to keep the bullding in a welt maimaiged condiion; (v} all cosis of snow and iee removal, landscaping end grosnds
cares (v} ol other costs of the management of e buikding, including, withow [imitation property managemen! fees; and {vig
alf axther reasonable costs relaling direclly to the wwnership, operation, maintenance and management of the building by
LANDLORD. TEMANTS share of operating expenses shall be prorawed should this Lease be in offect with respert w orly »
portios of any calendar year.

During each year of the term of this Leage, TRNMANT shall make monthly estimatsd payments to LANDLORD, a8 additional
rent for TENANT'S share of real estate taxes and operaling expenses for the then cuirent year. Said estimaied monthly
payments shall be made aong with base rent paymems and shall be equal o one (welfih (1123 of TENANT'S annusiiced
shace of LANDLORIYS real estale taxes snd operating saponses for the cwrrent year, Within one bendred and vesnty (120
duys after the end of cach calendar yewr, L ANDLORD shall deliver {0 TENANT g sttemeni showing the amours of sueh reat
ostale taxes and oueruling expenses 8150 showing TEMANT'S share of the same. [n the event that TENANT doss not olyject to
such statemunt i willing within uinety (907 days of receipt of same, such statexsent shall be deemed seourate. Upon waitten
request by TENANT 1o LANDLORD made within said sivety (90} day perivd, LANDLORD shull provide to TENANT
reasonable supponing documentation for any iern of expense an such staement objected o by TENANT. TENANT shall,
within thirty (30) deys ahier delivery of the sanusl reeoncilialion slatement, psy TENANTS shary 16 LANDLORD, a
additional renl, less say estimated payments. [T the estimated payments exceed TENANT'S shars, theo fhe exuess shall be
applied to the next year's montdily payments for estimated fucreases,
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8, UTILITIES

7 LEASED

10 COMPLIANCE
WITH LAWS

P MATNTENANCE

AL TENANTS
ORLIGATIGNS

#, LANDLOR
UBLIGATIONS

TENANT shudl pay. as they becorre due, ad bills for electrcity and other sithities (whether they are used for furnistng hewt ar
sther pamposes] el ere lurpished o e leased premses and presently separately motered, all bills Tor fucel fuentshed v 0
separate tanh serviving the leased premises exclusively, and all charges for telephione and other camimunication sysems used
ab and supplied o the W& pronnses. LANDLORD agrees o furnsh water for ordinary drinking, cleaning, favigory ang
waiter facilitics and reasonable beat and air conditioning, i (nsaalied us pan of the structure of the bailding (except 1 e exsent
that the sam arg furnished through separalely rctered wtilities or separate fuel tinks as sed forth above} so as 10 maiowin e
feased premaises and common areas of the building at comfortable fevels dunng notrosl busimess hours on regular business
days of the heathisg and air condion seasons of such vear, W furnish elevaor service, if instalied 55 2 part of the struciure of
the building, and to lght pagsageways and siirways during business hours, and e furnigh sueh cammon area cleaping senviee
ax is customnry n shndlar building noamd ity o town, all subject to interuption due (o any aceident, © the making ol wepairs,
aflaratinns or improvements, Lo labor difficedtties, o rouble i obtuming ligh, dlecoionty, service, or supphes from Lhe sources

from which they are usually obiained for vad building, or w any cause beyond LANDLORD'S control,

LANDLORDY shall have no obligafion 63 provide atifities or equipment ntier than the ushities snd egnprment within the leased
premises as of the commencement date of this Lease. in the cvent TENANT roquires additionad utibithey ot equiprment, e
tngtatlagion and marnienunee thereol shall be TENANTS sofe obligation, pravided that soch mstallstion ghall he subgpel o e
written conseat of LAMILGRD,

TENANT shatt use the leased premises only for e purgose of restaurant {dine~in and take
out) ,preparation and delivery @f ~ogrdered food

seither LANDLORD nor LANDLORDS BROKEE lmve made any representations o TENANT raﬁmimg the 1
NANT ackuowledges and agrees ta

AT

tewsed prenmses allowed unrder applicable lave o other restnetions of record, and TH
THEMANT sasames all responsibility and sk for investiganng the same,

rex W vonfores t the following pravisions during the entre torm of thas Lease: (3 TENANT shall ool mjure or
deface the eased promises or buildieg; (i) No suction safe, siflammalvie fuids, chemicals, nuisance, objecdonable nosse ¢
sdor shatl be permatted on the leased preadses; () TENANT shall not permig the use of the leased premsises Tor any pury
other than set farth herein or any use thereat which s improper, offensive, contrary o taw ar ardinence, or table 1o invidids
ar increase (e prenmums for any insurance an the bublding or its contents oy Hable w render necessary any alierstions i
sedcicions o the halding: and {vy TENANT shall not obstruct o any manner any portion of the boilding not hereby demised
or the sidewalks or approaches 1o said building or any tnside or outside windows or doors. TENANT shall ubscrve aad
conpdy witly all codes, ovdimances, faws, Icg’.ﬂfﬂit)ﬂ‘i and other govermmental oF quasi-povernmental orders or inkpestions
abfecting TENANT, the tessed premises andior TEMANTS use and all reasonable rules and securily regulations now of
hereafler made by LANDLORD for the care and use of the lessed premises, the bublding, its lncilities and spproshes,
TENANT agrees o keep the leased promises cquipped with all safety appliances and make all accessibility alteratians,
mprovenients of installations 1o the building, and/or accommodatinas in TENANTS use thercol sequired by law or any
pubiic aulhosity ax a resalt of TENANTS ase or oseupancy of the premises or TENANTS alierations or additions thersio,
which alterations, improvements and instalintions shatl be subjeet w LANDLORD'S consenl as provided in thas fesse,

TENANT seknowledges by eoiry thereupon thai the leased promises are in good and satistectory order, repair and condition,
and covenants during said teem and furgher time as TENANT holds any part of sad premises (0 keep e leased promises
{inctuding withoul Hmitation windows, doors sud ali systems seeving uxclusively the leased premisesy in as good onder, sopaty
and condilion as the same are in e commancement of said Lerm, Gr may be put io therealler, damage by fire o un

caskaity and reasanatile s ;'md weat nnly exe "ﬁicti \F(stElil«i&u\ding zmyihing 6] li)u CONATY ?wcm i ':!'?“"\WAN’{ has
groand oy TRN
imsuranee o gnrumdf’ for me seplavement nE AWY SUC is plate g[a.&s which is leumge\i o d&simyui.

LANDLORD aprees e matstn and repair the roof, exterior watlls und strueture of the building of which (he ase
are a past, building systems oot exclasively serving the leased premises and the common aress, i the s
are e commencement of the term or 95 1 may be pet in during the term of tis Lease, reasorable wear and te
fire and ayler casualty oaly excepted, uniess such mainwenance or repair is made aecessary by fault o neglect of i]
e wploy comrnetrs, apents or mvitees of TENANT, in which case such muinlenasee of repair shatll be at lhc (SRS
afl TENANT and TENANT shuil pay ! costs tharefor.
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IE ASSHGNMENT- VENART shail not by opiration of law er otherwise, assign, mortgape or cncember this Lease, or subler or gerimt te

SURILEARING leased preniises ur any pac thoteof 1o be used by others, withoul LANDLORIDYS prior express wiitten consent i cach
frevise f applcable]  ingiance fevhichreomeen-shetrot-hemrememmbly—withhebdd (Cross out i pot applicable). In any case where LANDLORD
shall consent 1o such assigament or sublating, TENANT named herein and ary guaragor ot has Lease shall cemaim Tully
tiable for the ebligatons of THNANT hereundor, inchuding, withow I;mmmm ih\, mlu,.uum 10 ;my thee vt ansd ather
amounts provided undec 1his Lease, & ; 4 ¢ :

N Tl I M ‘153\: PYCER. wria'? FTLETTCT AT IRIT O 8 I A M ...::1. Mo iiienalisds B8 b 1. b s gy 2 sl
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This Lease avpmatically shall e subjert and subordinate to any and all morgages, deeds of ost and other imstruments 51
the naturs of g mortgage, Dat is now of at any tme hereadter a e or licas an the property of wikch the leased promises are
a part and TENANT shall, within tas (10) days after they sre requesied. prompily execute and deliver sueh wrilten
instruments as shall he ascessary 16 show Lhe subordinaiion of ths Lease 1o said morggages, deeds of 1si o other such
insUrumends in the maure of 1 morigage. Provided TEMANT performs ali of it obligations under this Lease, TENANY
shall e antited o the quict enjoyment of the leased premises, provided TENANT covenante that 1t holds the !
premises suljecl to all ersements, covenants and other watters of weeord, snd agrees o abide by serme to the extent the spme
affect the leased premises. TREIMANT sgroes we sign within wen {10} days after they are veguested, such estoppel ceatificuies
as are requested by LANDLORD or LANDLORYS fender.

AN D
SR

A

it

(S LANDLORD'S EANDLORD or agents of LANDLORD may, at all reasodably tmes durdng the teear of (his Luase ealer it fegsed
ALESS promises (1)t examine the leased promises and, if LAMDLORD shall so elect, to make any repalrs or additions

CANDLORDY amy deem necessury and, o TENANTS wapease, o eemove any alterations, addiions, signs, diupes,
cupains, shades, awnings, serials or Dagpoles, o Gie like, not consenied 1o in writhng, (1) 10 show the leased premises mw
prospeclive puschasers wnd mortgagees, and (58 o show the lease od prenwses (O prospectiva enants dmmu tie
o o 8ix ¢ &y monshs preceding Lhe expiration of (his Lease, LANDLORD
£ she rght at any e w N __Bim {6 ) monhs hs[wz«. i
expirazion of tis Lease w affix w any suitabte p mr{ of the leased memmu a natiee for feasing the leased premises and (o
keep the signage allixed without hindrance o1 solestition. LANDLORD alse reserves the fght ot any tme 1o affix o any
suttable part of the leased promizes a notice for sething the leased promises o property of which the feased praodses ate @
part sind to keep the signape atlixed withoul findrance o e estation,

P INDEMNIRIEC A- PENANT will gefend and, eacept o the extent caused solety by the negligeace or witiful conduct of CANTHORD. will

TION AND indermsify LANDLORD and fis employess, agents and management comparty, and save (hem haomless from aiy and i
LIABILITY iapry, Joss, elaing, dminsge, jiability and expense Uneluding reasonable adorsey’s fees] in connection with the loss of iife,

personal injovy or demage o prapeny or business, arsing from, reluted o, Or in coarection with the dcoupancy or usz by
TENANT of the leased premises o any part of LANDLORD'S propunty or the butlding, or accasioned wholly or i pan Iy
ANT, s contrictors. subeonmtractors, subtenants, Hoensees o concessionaires, or its oo thair

any o of 7]
rospertive agents, servants or employees while on or sbout the leased prentises. TENANT shiall also pay LANDLORD S

pxpenses, including reasomuble aliorney’s fees, foovrred by LAMDLORD in successiully enforcing any el
cuvenant or sgreement of this Lease or resdting from TENANT's hreach of any provisions of Uhis Lease {ncluding wt
limitation any altomeys' fees incyrmed Lo IGOWLoE or tervene in any bankuptey proceeding igveiving TENANT), or any
docursens, seulement or other agreements celated to this Lease, TENANT agrees ngt o assert immumity undey workers
compansation laws s g defense 10 the enforcement by LANDLORED of the Tforegoing tndermmity. The provisicns of this
Artisle shall survive the ermination s cavlier cspiration of the term of this Lease. Withow limianon of any ather
provision herein, seitier LANDLORD, iis cmployecs, agenls nor mansgement compuny shull be Gable for, and TENANT
herehy relepses them ftors all clalos Tor, any (wjuries o any persnn of deaiages 1o property or Buginess sustatred by
TENANT or any persoy claimiog Urough TENANT dug to the Bisiiding or any pent thereof (including the premuses), or am
apputtenances thereof, buing in need of epaty or due w the happeaing of any aceident i or abaut the building or the tes
premises or doe to any act ar neglizence of TENANT of of sny smployee or visitor of TERANT, Withow limitaton, the
peovision shall apply o injuries and damage causest by nature, tia, snow, ee, wind, (ros. water, steam, gag arodor i ay
form or by the butstiag or leaking af windows, dooss, walls, ceitings, floors, pipes, guters, or other fopures; and i<
cavsed to fixtures, funtore, eguipment and tie fike stuated o the leased promises, whether o wred by TENAMT or others,

lage
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I8, MIRE
CASLALTY
ERENENT
DOMALIN

19 BEFALILT AND
BANKRUPTUY

20 NOTICE

21 SURRENDER

Should o substantial portion of the lsased premises, or of the property of which they are & part, be dutnaged by fire or other

casyaley, or be inken by eminent domain, LANDEORD may elect 1o trminaie this Lease. When such fire, cagualty, vr taking

rendees ihe Teased premises unfit for use sad vosspativn and LANDLORD does not so elect 1 erminute this Lease, 2 just and

propostionats shatement of rent shall be made woti! the leased premises, o in the cass of 8 pantisl Gking what may remain

thereof, shall have besn put in proper condition for use and ocoupation, LANDLORD eeserves ond exvepts all yighis o

damnges 1o the bmsed premises and building snd the leasebold hereby crested, acemied o¢ subsequently sccoutng by teason of

anything Jawfully done In pursiance of sny public, or otiier, sutharity; and by way of confirmativns, TENANT grants 1o

LANDLORD all TEMANT'S rights 10 such demages and covenants 1o execute and deliver sueh fumther instuments of

assignmant tiercof 2s LANDLORD may from fime to me reguest. LANDLORD shall give TENANT notice of it decision

to termiinate (his Lease or restore the premdses within ninety (90 days after any occurmence giviag rise o LANDLORIYS right

{0 36 terminge or restore. Notwithstanding anything (o Be conteary conteined hecein, LARDLORD'S obligation to put the

{eased pramises or the building in proper conditon for uss und ocenpradon shall be Hmited to the wroum of the proceeds from

any insurance policy or policies or of damsges witch acerue by reason of any taking by a public or other awthority, which ace

gvailabie o LANDUORD for such use.

o the event that

fay TEMANT shall dofasli in the paymen of soy instalmen of rorl or other sym berein specified when due which defaull &
not correcied within seven (7) days after writien notice thereef, or

th) TENANT shal! defaudt in the observance or performmnce of any other of the TENANTS covenants, agreemems, or
nhligations hereunder and sich default shall not be conecied within ten (10) days aller wriven notice thereol; or

&) The feasehold hereby crested shall be taken on execution, or by ather process of law; ot

d) Any assigament shail be made of TRNANTS property for the benefit of creditors, ar & ceceiver, guardian, conservaior
trustae in bankruptey or similar officer shall be appointed By a court of competent jurisdiciion to ke charge of all or any
part of TENANT'S property, or 4 petition & filed by TENANT uader any bankmpley. insolvency or atlier debtor relief
law,

then and i any of said cases {notwithstanding any teense of any former braach of coveranl or wadver of the benefit heeeof ov
consent in a Tormier instance), LANDLORD shall be entitled 1o alf remedies available o LANDLORD al law and equily
incoding without Himitation, the remedy of foscible entry and detainer, and LANDLORD fawiully my, Immediately or alany
time thereafier, und without demand ar notce, mail 3 notice of terminadion 1o TENANT, o, if permitied by faw, enles inlo and
upon the leased premises or any part thereo! b e nmne of the wiole and repossess the same ax of its former estate, and expel
TEMANT and those claiming through or snder i and remove i ot thelr effects without being deemed gailly of any manne of
trespass, #ng withoul prejudice to any cemediss which might otherwise be used For arrears of rent or precading bresch of
covenant, and upon such mailing or entey as afuresuid, (his Lease shall terminate; and TENANT covenanls and agrees,
notwithstanding eny entry or re-emry by LANDLORD, whether by summary proceedings, wrmination, or otherwise, that
TENANT shall, as of the date of such termination, immediately be lisble for and pay to LANDLORD the eotire vnpuiid rontal
and ail other balances due under this Lease for the remuinder of the term. I addition, TENANT wgrees o pay o
LANDLORD, as damages for any above described breach, all costs of releiting the leased premises weluding real estite
cammissions and costs of cenovating the premises (o suil any new eeant, snd TENMAMNT agrees fo reimburse LANGLORD for
all miorneys’ and purategals’ fees incarred by LANDLORD in connection with a TENANT default, inchiding withot
limdtation siel fees inourred in connection with 2 bankruptey proceeding.

Any satice from LANDELORD i TENARNT celatiug to the feased premises or (o the oceupancy thereof, shall be deemned duly
served, if lefi a1 the leased premiscs addressed to TENANT, or upon mailisg to the feased pramises, certified wdl, retuen
ruceipt requested, postage prepaid, addressed 1o TENANT, Such notice shall be deemed sorved on the dats of band delivery
1o the wased premdses or on the dase postmarked, wad any time pesicd in this Lease runniag from the date of notice shall
commence on the dale of delivery or postmark. Any notics Brom TENANT w LANBLORD relating 10 the leased pramises or
1o 1he cccupaney theresf, shall be desmed dity served, if mailed to LANDUORD by regisiersd or certified malt, retum receipt
requesiad, postage prepaid, adkdressed v LANDLORD at LANDLORIYS address st forh in Astisle 1. or at such other
widress as LANDLORD may from tine (o lime advise in writing.

TENANT shall a1 the expisalion or olher (ermination of this Lease peaceably yield up the teased premises and all additions,
alterations, fxtures tinciuding tiose installed by FENANT), and improvements therstd in good onder, eopair and condition,
damuge by fire, unavoidable casualty, and ressonable woer and lear only exeepled, first moviag all goods and effeuls not
attacked to the leased premises, repairing all damage caused by such removal, and leaving the leased promises clean sod
tenaniabile, 1f LANDLORD in writing permits TENANT 1o leave any such geods and chatels at the leased premises, and
TRNANT does 36, TENANT shalt have a0 fursher claims and rights in such goods and chatiels as against LANDUGRD or
those claiming by, through or under LANDLORD, and TENANT shall be deemed lo have conveyed such iems 1o
LANDLORD unless LANDLORD stoes (o seject acespiance of the same.

“age § of & r
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L HAZARDOUS
MATHRIALY

CLIMITATION
OF LIABILITY

LANDLORD
DEFAULT

WAIVER DF
RIGHTS

SUCCESSORS
AND ASSIONS

HOLDOVER

CHURY TRIAL
WATYVER

TENANT covenants snd agrees thal, with respert to any hazardnus, e o speeit] wastes, maenals or subatances jncluding
asbestes, waste ofl wid peualean products (he “Hazardous Matertals™y which TENANT, Us sgonts ar craployees, niay use,
handle, siore or penerae in the conduct of its business @ e leased peormises THNANT will: £3) congdy with ol applicabie
fawa, orttnances and regulatons which rejate to the weatment, stotage, tansportation and handhing of the Havardous
Matesals: (H) tst TEMANT wall in no gvent peanit or cause sny disposat of tlazardous Matedals in, ot sboul e leased
premises and in panionlas will sot deposit sy Hazardous Masertaks in, on or about the Hoor or in any drstnage systes o ip
the trash oonlsiness which sre customanily used for the dispossl ol solid waspe; (i) tiat TENANT wall with advance nooge
and a st reasonable tmes peemit LANDLORD or s agenis of emplayees to enter the leased prewises ta inspect the samc fos
complinnee with the rerms of this paragraph and will further provide apon Tive (3) days notice fom LANDLORD copes o7 ajl
sennrds which TENANT nray be obligated by federal, state andfor local faw o obiabn and keep; (iv) that apon lenamation of
this Lease, TRRANT will 4t its cxpesse, remove al) Hazardous Mateduls, whioh came 0 exist on, i, o gsder the feased
prevmses dusing (he lerm of this Lease or any extensions theraof, from the fessed pramises and comply with applicable lucal
state and foderal laws as the sami may be amended {rem gme o dmey and (V) TENANT further agrees 1o deliver the joased
premises 1o LAMDLORD ar the termination of this Lease free of all Hazardoos Matermaly swineh came 10 exasts on, in, of grdes

the lessed premises ductg the term of this Lease or any extepsions thereof. The terms iused w (bis pamgraph shalt inchude

without Emition, all substances, maerals, etc., destpraed by such tersas under any laws, ordinances oF regalations, whethus
federal, state or local,

TENANT sgrees o ook solely to LANDLORIYS saterest in the building for recovery of any judgment from LANDLORD o
ary of LANDLORID'S partners, managers, or owners, # being wgreed that LANDLORD and any other such panty s aos
pessorally liable for any such judgssenl. The provision contained in the foeegaing sentenne sbgdl not himic any sight that
TENANT might otherwise have to obtain i injunctive relief sgaingt LANDLORD or LANDLORIYS successors in tulerest,
or any othes action not invelving the persongl Hability of LANDLORE and any cther sach parey. Undee no eiseumsianze:
shaft LANDLORD ever tre lHable for lost pralits, sdireet or consequential daraages.

LARMDLORY shgdl in no evenl be in defaclt is the performpnce of sy of s obligations bersunder gnless and gaud
LANDLORD shall bave failed to pecform sireh obligations within histy (00} days or suclh addivonal e a8 55 reascnably
required (o correct amy such defunlt afier natice by TENANT to LANULORD properly specifying whersda LANDLORD s
tailed to pesform any such abligation. Further, if the older of the mortguge on the bullding of which the feased pramises are
a part norifies TENANT that suel holder bus taken over LANDLORIYS rights under this Lease, TENANT shall not assest say
Aght b destiset the cost of repats o iy monelagy ckum agiinst lender or holder from sent theeeatter due and acennng, b
shail look sofely w LANDLORIY far satisfaction of such cldm

N cogsent or wiivay, express oc traplied, by eithor party to or of any breach ol any covenant, condition or Jity of the ather,
shall be consrued as # consent oF wiiver o or of any other breach of the saene or odher covenant, conthtion or duly

The eovenants and agreaments of LANDLARD and TENANT sholl tun with the faeud and be bindug apon and imuee 1o (e
bopelit of them and their respactive heirs, execwors, admigistraions, snccessors and assigns, bl e cavenmil o ageeament o
LANDLORD, express or implicd, shall be binding upen aay person except for defanits scearring dustng soch person’s peiisd
of cwnuesiip aor binding individuadly upor any Dduciury, wny shacholder or any beneliciary wnder any trust

IOTENANT fuils w0 vacate the tensed premises ab the termnalion of this Lease, then the terms of this ease shult be apphcable
dueing said holdover period, excopt for base rent, which shall be increased w ewo {2) fimes (he thepecurreal base venl for the
nerfodd just preceding such weminations but this provision shafl nat be interpreted as consent ar permission by LANDLORD
for TEINANT o holdever @ lhe wrmipation of this Lease and the ferms of this holdover provision shidh aut prachsde
LANDEORD from recovering any other damages which i fncwss as a resull of TENANT'S failure w viesie the leased
preanses wthe wermination of this tease.

NOTWITHETANDISG ANYTHING I8 THIS LEASE TO THE CONTRARY, TENANT AND LANDLORD, FOR
THIMSELVES  AND  THEIR  SUCCESSORS  AND  ASSIGNS, HERERY KNOWINGLY, WHLINGLY., aND
VOLUNTARILY WAIVE ANY AND ALL RIGHTS TENANT ANIVOR LANDLORD MAY BAVE TO A TRIAL 8Y
TURY IN ANY FORCIBLE ENTRY AND DETAINER {FED™ ACTION OR PROCEEDING BROUGHT BY LANDLORD
OR LANDLORIFS SUCCESSORS ANIFOR ASSIGNS BASED UPON OR RELATED TO THE PROVISIONS OF THIS
LEASE LANDLORD AND TENANT HERESY AGELE THAT ANY SUCH FED AUTION OR PROCEEDING SHALL
BE HEARD BEFORE A SINGLE JUDGE OF THY APPROPRIATE DISTRICT COURT OR A SINGLE JUDGE OF THE
APPROPRIATE SUPERIOR COURT, OR A FODERAL DISTRICT COURT JUDGE SITTING N THE DISTRICT OF
MAINE

Pagefiof 8§
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DISCLAIMER: THIS

FTENANT is more than one person or pany, TENANTS obligations shall be joiat end stveral, Unless repugnan o the
corext, "LANDLORIY and "TENANT mean the potson or pesaas, nataral of corparate, aamed above as LANDUORD
and TENANT respectively, and thelr sespective heirs, exceutors, admioistratons, successors and assigns, LANDLORD and
TENANT spree that s Lesse shall not be recordable bul cack party hereto agrees, on reguest of 1he ather, {0 execue ¢
sMemrandum of Lease in reeordable form end mutnally satisfactery o the parties. H oany prowaston of tus Losse or s
applicaton (o any person of choumstances shall 1o any extent be invalid or unenforeeshie, e reraginder of this Lease and
the application of such provision 1o persoms Gr cifcumstances other ian those as twy witich 1 s invalid o unanfarceable,
shalf not be affected thereby and cach provision of ihds Lease shall he vadid and enforcerble 1o the fublesl exient permsiied
by law. The sabraission of this Lease or a summary of some or all of @y provisions for examenation by TENANT dues e
constitute & reseevation of or option Tor the premises or @ offor to lease said premises, and this document shall heconse
stfective and binding unly upon the exeeution and delivery hereod by both LANDLORD aod TENANT. Employecs o
agents of LANDLORD have no authonty to make or agree bo nuke @ lesse of any othet agreement of widertabing

contection herewith, Al negolistrons, considerations, opreseniations and understandings between LANDLORIY and
TENANT are meorporsted herein and no prior agreements or understaeings, written af oral, shali he effective for any
purpose. No proviston of this Lease may be modified or alwned excepl by agreerveat in wiiting hutwees LANDLORD
TENANT, and no sel or omission of any employes or agent of LANDLORD stall alter, change. or modify any of 0
provisions heweol. Time ia of the casence of tus agrecment. This Lease shatl be governed excluaively by tbe provisions
hereet and by the laws of the State of Maige, The heudings herein contained are for convesticnee onfy, and shalt oot be
comsldered a part of thils Lease.

o

TENANT wirrants and eepresents o EANDLORD that it has ot dewdt with any broker, finder or sirailar persen concerning
ﬂw teasing of the leused premises other han John Rohlnsa&

CTEMAN m BROKFR™, WW%MM Hrorgih b e

= [LAND ORU WHETARLY amd Fepresents o ii NANT

iz at it tmx not mw]t with any i\mwr finder or simula pu\nn concerniiig the leasing of the leased pzuum.h erhier han
Craig Church {1 rx\li)i LORDYS BROKER"Y LANDLORIY

agrees 1 pay LANDLORDS SROKER any comniission due upvn exgeution of this Lease, sad in the event of any
heokerage elaims againsl TENANT by LAMDLORDNS BROKER, LANDLORD sgrees to detend the ssme and Grdensiry
TENAMT agmnst way sush claim

L J 3 & L Corp. RLTELS | Py
_ Magnusson Balfour Commercial & Business Brokers i COMTRIESION
apen execution of this Lease. The person catitled 1o 2 commission under the foregoing sentenee is an intended 2hird-party
feneficiury of e foregoing sentence and may enforce the cemmission payment Chiigation.

11 is akso understood and agreed thaw 1. This lease is subject to the attached addendum
2. During sach Leass Year of any xesnawal option term inc:eases in annual

vear's CPI-U increase {pot to go below 2% or rise above 4%). 3. Current
additicnal monthly rent shall be calculated based on current years
estimate of NNN expense of $2.B5/SF(S$7267.56 per annum, or §605,.63 per

month) and subject to future adjustment as provided in Paragraph 7. 4.
Rent {and Lease Year 1) shsll commence on December 1, 2015,

§ A LEGAL DOCUMENT. FNOT FULLY UNDERSTOOD, COMSULT AN ATTORNEY.

g4 ) o
N WITNESS WHEREQE, the said pasties herewsito set their hands and seals thiy ! o day of $¢€‘i&“\”"" ; gﬁ 5

TENANT:

TANINORIS

Dacar Pizza LLC, dba Otto Pizza, a Maine
limited l:i.abilxty Co. J J & LAChrp.s a Maine Coxp:::a.t‘.ison

Name «f Tenapt

Ord

fepal Nagie of Lar

e ————, / 2
y L

zM-—-—f

i

Signature

| Awﬂvm

Sipnaioge

EATTLE

4f %42 Mewihe f = ) i) H Wq‘/?”// deids (7

\é’z‘\&i {?{Y? \

Vc.w to Tenant

e N\“ KC‘v’Lm_/M-M
W|lms¢{ln Landlord -
Page 7 of B L
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ADDENDUM
TO
COMMERCIAL LEASE (NET LEASE)

This ADDENDUM TO COMMERCIAL LEASE (NET LEASE) (“ADDENDUM") is made by
and between } ] & L Corp,, a Maine corporation (“LANDLORD"} and Oscar Pizza LLC d/b/a
Dtto Pizza, a Maine limited liability company {("TENANT”), and shall supplement, modify
and otherwise amend that certain COMMERCIAL LEASE {NET LEASE) of even date
herewith (the “Lease”) regarding leased premises located at 250 Read Street, Portland, ME
04103.

LANDLORD and TENANT hereby agree as follows:

1. Paragraph 5 of the Lease shall be deleted in its entirety and restated as
follows:

So long as TENANT is not in default of this Lease at the time of exercise of TENANT'S
renewal option, TENANT shall have the option to renew this Lease for 4 terms of 5 years
each. In order to exercise TENANT'S option, TENANT shall notify LANDLORD in writing of
its intention to exercise {ts option on or before 6 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 calculated as follows: Annual base rent duriag
each Lease Year of any renewal option term shall equal the previous year's base rent plus a
percentage increase equal to the previous year’s CPI-UJ increase, which shall not exceed 4%
nor be less than 2%.

2. “Sewer” operating expenses, as referenced in Paragraph 7(B)(i) of the Lease
shall include stormwater runoff fees, charges or assessments imposed by the City of
Portland and/or Portland Water District as they relate to the leased prewmises, or the
premises of which the leased premises are a portion.

3 Paragraph 12 of the Lease shall be deleted in its entirety and restated as
foilows:

TENANT shall not make any alterations or additions, or permit the making of any
holes in any part of said building (except for nail holes for hanging art], or paint or place
any signs, drapes, curtains, shades, awnings, aerials or flagpoles or the like, or permit
anyone except TENANT to use any part of the leased premises for desk space or for maiting
privileges without on each occasion obtaining prior written consent of LANDLORD.
TENANT may install signs in the following locations, which signs shall be instalied at
TENANT'S sole expense, in compliance with all applicable laws and ordinances, but subject
to LANDLORD'S approval of dimension and design, which consent may not be
unreasonably withheld: a) rooftop of building; b) interior window of the leased premises;
¢) front pylon; d) tall pylon facing Forest Avenue; e} sign board facing northeast on Read
Street. TENANT shall not suffer or permit any lien of any nature or description to be placed
against the building, the leased premises or any portion thereof, and in the case of any such
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lien attaching to immediately pay and remove the same; this provision shall not be
interpreted as meaning that TENANT has any authority or power to permit any lien of any
nature or description to attach or to he placed upon LANDLORD'S title or interest in the
building, the leased premises, or any portion thereof.

4, Paragraph 17 of the Lease shall be deleted in its enfirety and restated as
follows:

TENANT shall (i) insure TENANT and LANDLORD, as an additional named insured,
with commercial general lability, liquor liability and non-owned and hired automobile
coverage, on an occurrence bhasis and in such amounts and with such Maine adinitted
companies and against LIABILITY such risks as INSURANCE LANDLORD shall reasonably
require and approve, but in amounts not less than Two Million Dollars
{$2,000,000)combined single limit with deductibles of not more 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 all risk
perils form, orits equivalent, in such amounts and with such Maine admitted companies as
LANDLORD shall reasonably require and approve, with waiver of subrogation if such
wajver can be obtained without charge. TENANT shall deposit with LANDLORD certificates
for such insurance at or prior to the commencement of the term, and thereafter within
thirty (30) days prior to the expiration of any such policies, and TENANT promptly shall
deliver to LANDLORD complete copies of TENANT'S insurance policies upon request from
LANDLORD. All of the foregoing insurance policies shall provide that such policies shall not
be canceled without at least thirty (30) days prior written notice to each insured named
therein. TENANT shall list LANDLORD as an additional named insured or loss payee, as the
case may be, in all policies required by this Article.

5. Build-out of the Space for Commercial Restaurant:  In consultation with
the TENANT, the LANDLORD will provide a "vanilla shell” finish inside the leased premises
ready for a commercial restaurant build-out,  This includes, tearing out some existing
interior wallg and finishing the current walls, celling, and floors, as well as, providing
electric wiring for lights. LANDLORD will have installed a natural gas line to serve the
leased premises. During the build-out process, the LANDLORD will help the TENANT locate
all water and sewer pipes, and assist in the design and installation of new water and sewer
pipes in the food prep area, so that kitchen sinks, dishwashers, and hand washing sinks,
and other plumbing needs, can be located appropriately. LANDLORD will approve a second
egress, located in the space now occupied by two double-hung windows. LANDLORD's
total contribution of dollars to the build-out will be capped at $15,000 dollars, such that
TENANT shall be solely responsible for any additional costs or expenses.

6. Permits and Approvals: It is understood and agreed that TENANT will
diligently pursue and obtain any and all necessary permits and approvals from the City of
Portland. If the City of Portland will not allow a restaurant use at the leased premises, or
asks for pre-construction modifications that are financially prohibitive, either party may
terminate the lease without penalty.
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7. Ancillary Equipment: The LANDLORD will allow the TENANTs to install
two “walk-in coolers and freezers” in the adjacent space approx. size of 8ft high by 10ft
deep by 30ft long, which space shall be considered part of the leased premises, subject to
the terms and conditions of the lease. The equipment will be located in the adjacent space,
but the doors will be accessible to and from the lease premises. LANDLORD agrees to allow
the professional installation of an 8 inch double-walled vent pipe through the roof or wall
of the building, to vent hot cooking gasses, at TENANT sole cost. If such installation and
operation of eguipment causes an increase in insurance, or has a negative effect on
LANDLORD's insurance rating, with respect to the entire building, TENANT shall pay any
such ingrease in insurance.

8. Secarity Deposit: TENANT's Security Deposit shall be reduced by $1,500
upon its exercising if its first rengwal option, and again shall be reduced by $1,500 upon its
exercising of its second renewal option. LANDLORD shall promptly, after TENANT having
exercised each renewal option, return such portion of the security deposit referenced
above that is actually in possession of LANDLORD,

Notwithstanding the foregoing, the Lease shall remain unchanged and in full force
and effect. To the extent there is a conflict between the provisions of the Lease and this
Addendum, this Addendum shall control.

Dated: September |2~ 2015 LANDLORD:
ll&l Lc? ’%
OV A l\ K(‘"}} AN By: /L & ff‘f/;/%i

Witness fohn H. Hutchins 111
Title: President

\TENANT:

Oscar Pizza LLC d/b/a Otto Pizza
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