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COMMERCIAL LEASE (NET LEASE)

Date:

J J & L Coxp., & Maine Corporaticn

address of 256 Read Street, Portland, ME 04103

. with g mailing

) ("LANDLORD), hereby leases o
Oscar Pizza LLC dba Otto Pizza, a Maine limited liability Co.
Portland, ME 04101 -

, CTENANT"Y and TENANT bereby leases from LANDLORD

. wiils & miniling

address of 576 Congress Street,

the following described premiscs.

2550
Portland, ME (04103

The feased premises are deemed 1o contain square foel. The leased

premises are focated m 250 Read St,

togeiher wik
the right 1o use, 1n commos, with others entlled thereto, the halbvays, stairways, and elevators, necessacy for access o sad
leased premises, and favalories nesrest thereto. During the term of this Lease and for payment of additional monthly rent 1o
LANDLORD in the amount of (hn/a ) perparking space, which
additional renl shall be due each month along with payment of base rent, TENANT also shall have the right, in common with
LANDLORD and athers, to use up o Twelve (12 ) INONE IF LEFI BLANKE
undesignated parking spaces in the parking fot located 3t _in front of building and along side . The
{cased premises are accepted fn “as 18" conditiun except it xpecificaily set forth o (he contrary in this Lease. THNANT
acknowledges that 1) LANDLORD has made no representations and TENANT is not relying on any representations about the
leased premises, their suitability for any particalar vse andfor the physical condition thereof, and b) that TENANT has
conduciad its owa duc difigence fnguiries with respect 10 the leased premises and 1s satiafied with the resulia thereof.

The term of this Lease shall be for 5 Years, 3 months . aniess sooner erminsted as
herein provided, commencing on September 1 L2018 tie "Commencenent Daie”} and ending
on November 30 2020 LANDLORD shatl deliver possession of the leased premrises 1o TENANT ou
ar before n/a which is prior to the Commencement Date; provided, kowever, tkat all ul

TENANTS obiligalions onder this Lease shall commenee upsa delivery of passession, exeept Tor those obfigalions tha
expressly communce on the Commencemernt Datg,

Commencing on the Commencement Date, TEMANT shal pay o LANDLORD the following base rent:

Montliy Reat

Lease Yem Annnal Base Rent

1 $33,022.50 $2,751.88
2 $34,013.16 $2,834.43
_E $35,033.52 $2,915.46

4 $36,084.48 53,007.04

5 $37,167,00 $3,097.25

payable in advance in equal monthdy instaliments on the first day of cach menth during the erm of this Lease withoul
deduction or setaff, said rent 10 be proratest for poriions of o calendar monib & the begianing or end of said wrm, all payments
te be made (0 LANDLORD or 1o such agew and at such place as LANDLORD shall from time 1o fime in writing designite, the
fullowing being nuw sodesignaled J J & L Corp., 256 Read Street, Portland ME 04103

. If TENANT does not pay hase rent. supplemental and addibonal rents,
or ather fees and chirges when due pursuunt (o the term of tis Loase, then LANDLORI, in its sole discrelion, may charge. in
addition 1o any other remedias it may have, a late charge for each month or part thereof that TENANT [ails 0 pay the amount
due aftsr the due date, The hue charge shall be equal o four percent (4%) of the amount due LANDLORD each month in

addition w the rent then doe,
N\
YA
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Upan the execution of this Lease, TENANT shall pay to LANDLORD (he amount of 8ix Thousand

Dollars (§ €, 000. 08 ), which sha ;
as # securily for TENANTS perlormance as herein provided and rel unded to TENANT wilhout imerest at the end of ths
Lesse subject o TENANTS satisfactory complinnee with the conditions hereof. TENANT shall immediucely replenish the
Security Deposii at any fime it is applied or nsed by LANDLUORD,

Commenting on the Commencement Date, TENANT will pay to LANDLORD as additional rent bervunder, in accordance
with subparagraph B of this Article, Four Foint Eight percent
f _4.800 %) of all real estate taxes on the land and buildings of which the leased premises ure a part in cach year of the
lerm of (s Eease or any extension or renewal thereof and propowionaiely For aty part of a Hseal year in which (s Lease
commences or gids. 1T LANDLORD obtains an abatement of any such gxcess veal estate lx, a proportivnate share of such
ahatement, Jess the reasonable [ees und costs Jocaned in ebinining the same, iF any. shail be refunded 1o TERANT,

Commencing on the Commencersent Dite, TENANT shall pay 1o LANDLORD as additions] rent hereunder in aceordance
with subparageaph B of this Article, Four Point Eight percent
{__4.800  %)of alf operating expenses. Operating expenses are defined for the purposes of this agreement as operating
expenses per annim of the boilding and its appurtenances and all exierior arcas, yards, plazas, sidevalks, landscaping, parking
arous, and (he lke Uiep (e, a5 of said Jast day of the calendar year concerned} located outside of the building but refaed
thereto and the parcels of land on which they are locaied {said beilding appurtenances, exierior areas, and fand hereinafler
refierred o in total as the “building"), Operaling cxpeases include, but are not Himited t (0) all costs of furnighing dlecincity,
heat, air-conditioning, woier and sewer umd other utility services and facilities (o the buitding: (i all costs of any insurance
carried by LANDLORD related to the buifding: (iii} &l costs for common arez cleaning and janitorial services; (v} all vosty of
matttaining the building including the vperation mnd repair of heating and alr conditioning equipment and any other common
butlding equipment, non-capital rool epairs and all other repairs, improvements and replacements sequired by law or
newessary o keep the building in & welt maimaioed condition; (v) all cosis of srow and ice removal, fandscaping and grounds
eares (vi) il other costs of the management of the buillding, inchuding, without (imitation property managemient fees; and {vii)
all ather reasonable costs relating directly to the awnership, operation, maintenunee and managemess of the building by
LANDLORD. TEMANTS share of operating expenses shall be prorated should this jease be to effect with respect w only a
portios of any calendar year.

Driring each year of the term of tifs Leass, TEMANT shall sake monthly estimated payments to LANDLORE, 5 additional
rent for TENANT'S share of renl estate taxes and operaling cxponses for the then cwrent year. Said estimaied monthly
payments shall be made wlong wilh base rent payments and shall be equal to one iwelfth (11123 of TENANT'S nmwai fwed
shace of LANDLORIYS real estale taxes snd operating sxpenses for the current year, Within one bundred and veenty (120
duys after the end of each calendar yewr, | ANDELORD shall deliver 1o TENANT a statement showing e amouns of such real
ostale taxes and operating expenses 8150 shuwing TENANT'S share of the same. In the event that TENANT doss not object to
such statement in weiting within sinely (90) days of receipt of same, such staterent shall be deemed seurate. Upon waitten
request by TENANT 10 LANDLORD made within said ainety (90} day perivd, LANDLORD shull provide to TENANT
reasonable supparting dockmentation for any item of expense on such staement objected to by TENANT. TENANT shall,
within thirty (30) deys afier delivery of the asnual reconciliation siatement, pay TENANTS sharg 10 LANDLORD, as
additional rent, less any estimated paymenis. ¥ the estimated payments excend TENANT'S share, thea the exaess shail be
applied to the next yoar's monthly payraents for estimated incrsases,
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g, UTILITIES TENANT shull pay. as they becote dug, wlf bills foc electricily and nther uithites (whether they are used for furnishy
sther pamposest thal sre (ursished (o the leased premises and presently separately metered, all bills for fuel fuen Date:7706/01/16
separate tank servicing the leased premises exclusively, and all chacges for elephione and other communication systems used
a and supplied © the ased preamses. LAMNDLORD agrees o furmsh water for ordinary drinking, cleaning, lavitory and
witer facilitics and reasonabie beat and air condibioning, if (nswalied us pan of the structere 0f the building (except o the exent
that the same arg furnished through separalely metend atilities or sepaiate fuel anks a8 sex fonth above} o as L0 maotain te
feased premaises and common areas of the huilding at comfortable fevels dunng normal business hours on regular business
days of the heating and alr condition seasons of each vear, to furnish elevaor service, if installed w5 a pant of the structure of
the building, and w light passageways and stairways during business ours, and w furnish suel common area cleaning sexv
as 15 customary in shilar building o sad eity ortown, il subject to intemiption due to soy aceisont, (© the making ol repairs,
alteratings or inprovements, 0 labor difficudtios, w roubje s obtaming Diel, clecoiciy, service, or supphes from the sources
fram which they are usually oblained for said building, or to any cause beyond LANDLORD'S conirol,

B

LANMDLORD shall huve no ebligation t provide utilities or equipaent other dian the uiibities and e@ugeent within e leased
| premises as of the conwmencement date of tis Lease fn the cvent TENANT reguives addittornad utilites or cquipment, the

tnstatlation and masnlenance thereol shall be TENANTS sole obligation, pravided that soch installstion shall he subpel o e
written coasest of LAMULORD,

ASED TENANT shall use the leased premises only for the puggose of zestaurant. {dine-in and take
sr out),preparation and delivery of Ses-ordered food .
(il ‘V}’«Jj Meither LANDLORD nor LANDLORD'S BROKER lave made suy representations o TENANT regarding the vses of Ui
NANT ackuowledges and pgrees tha

teused prenises alfowed under applicable lave o other restnctions of record, and TH
TEMANT assames all respopsibility and risk for fnvestigaung the same,

10 COMPLIANCE PENANT agrees to vonform t the following provistons during the eptire term of this Lease: {8 TENANT shail ot snjure or
WITH LAWS defuce the teased promises or building; () No suction sale, inflammabie Ruids, chemicals, nuisance, objecticnable aoiss or

sdor shatl be permitted on the leased premises; (1) TENANT sball not permit the wae of the leased premises for any purpose
other than set farth herein or any use therea which s improper, offeasive, contrary 1o taw or ordinence, or lable 1o invididale
ar increase e prenvums for any fnsurance on the building ov f1s contents or liable W render necessary any alierations of
seddicions o the baiiding: and {iv) TENANT shall not obstruet (a any manner any portion of the building not hereby demised
or the sidewalks or approaches 1o said building or any fside or outside windows or doors, TENANT shali sbserve asd
comply with all codes, ardinances, faws, regulalions and other govemmental or gquasi-povernmentsl orders ot Imspecicons
affecting TENANT, the tessed prenvises andior TENANTS usc and all rcasonable rules and secunity regulations now or
hereafler made by LANDLORD for the care and use of the leased premises, the bublding, its facilities and approwhes,
TENANT ugrees o Keep the leased promises cquipped with ail safely appliances and make all sccessibility altesations,
mmprovenients o installations Lo the building, asdor accommodativs in TENANTS use thercol required by law or any
public aulhosity as a result of TENANTS use or ocsupancy of the premises or TENANT'S slterations or additions thervio,
which aliterations, improvemeats and instalfations shatl be sulsjeet o LANDLORID'S vonsenl as provided i tns Lease,

§1MAINTENANCE  TENANT scknowledges by eoity thereupon thad, the leased premises are in good and satistactory order, repair and condition,
and vovenants during said terr angd further 1ime as TANANT holds any part of sad premises 10 keop tie leased promises
A TENANTS {inctuding withoul Hmitation windows, doors and alf systems serving exclusively the leased pramises) in as good order, suparr
OBLIGATIONS and condilion as the same are in (e commancement of said Lerm, ar may be put in therealter, darmaga by fire oo snav
castaity and reasanable tse and wear only eacepied, Nowwithstanding anyihing © the conwary ferein, (L TENANT has fenaed
ground (looy space, TENANT covenants (o keep all plate glass windows in good repaly and cosdition and 1o carsy adequare

insurates (o provide for the replacement of any suclh plate glass which is damaged ar destoyd,

2, LANDLORDS  LANDLORD aprees (o muistinn and repair the roof, exterior walls and strueture of the bulding of which (he leased premsses

UBLIGATIONS age a part, building systems oot exclosively serving the leased premises and the cammon areas, i the same candinog us they
ommencement of e @i or a3 i may be put o dring the term of tis Lease, reasonable wear and tear, damage ny
scepted, uniess such mainenance ar repar & made a¢ ary by fauly or neglet of TENANT o
pents or mvitees of TENANT, inowhich case such siintenance o repair shall be at the expense
Yall pay ! costs therefor.

el the
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ANT shall not by operation of law or otherwise, assign, mortgape or cncurber this Lease, or subler or g 06/01/16

13 ASSIGNMENT-

SURLEASING leased premises ur any part thereof to be used by others, withoul LANDLORIYS prior express wiiiten consent  Dater
frevise f applfcable]  insiance fvhichremmeent-vhet-rotbeanrersommbly—withhetd? (Cross oot i notapplicable). In any case where EANDLORD
shall consent 1@ such assigament nr subletting, TENANT named herein and any guarastor of sy Lease shall cemais Jully
J\ hable tor the ablipatons of THNANT hesaunder, ms,imi\rt& without I;rmmmn ih\, mlu,.uum 10 pavy the mﬂl ansk ather
&IOS pa\mdu} under 1hs Leose, dear-p Mok A g e
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1 SUBORDINATION This Lease auomatically shall be subject and subordinate to any and all mortgages, deeds of Lust and other imstruments sn

AND QUIEY the nature of @ morgage, at is pow or at any tme hereaftec a ben of liens on the property of which the leased prormises are
ENJOYMEN a part and TENANT shall, within ten (10) days after they sre requested, promplly execute and deliver such writen
% H i 4 N - . " . N
AW instruments as shail be aecessary 1o show Lhe subordination of this Lease 10 sald mortgages, deeds of st or other such

instrumends in the mature of 3 morigage. Provided TEMANT performs ali of its obligations under this Lease,
shall e entitied o the quict crjoymaat of the leased premises, provided TENANT vovenants thal 1t holds the =
promises suljodl to all easements, covenants and other matters of record, and agrees o abide by ssrme o the extent the same
affect the leased premises. TRNANT agrees o sign within len {10} days after thay are reguested, such estuppet certificaies
as are requested by LANDLORD or LANDLORDY s fender.

(5 LANDLORD'S LANDLORD or agents of LANDLORD may, ar all reasonable iimsx’ dueing the term of (his Lesse. ealer the feused

ALCESS premises (1) o examine the leased promises and, if LANMDLORD shall so elect, 1o make aey repalrs or additions

LANDLORDY may deem neecssury sad, ¢ TENANTS wapense, o emove any alteralions, additions, signs, dyapes,

cunains, shades, awsings, serials or Ragpoles, or tie like, not consenied 10 in writing, (1) (o show the leased premises 1w

prospective puschasers and mongagees, and ({8 o show e lease od prenwses (O peospective eaants during the

o Biw __t B ymonths preceding the expiration of this Lease, LANDLORD

{at any lime within S Six {6 ) monshs belure the

expiration of this Lease to 2ffix (0 any suit: ibte part of the leased premises a natice for leasing (e leused premises and

keep the signage alfixed without hindence o molestition. LANDLORD atso reserves the rght at any time 1o affix 1o any

suitable part of the leased promises a notice for setling the leased premises or property of whieh the leased preodises afe @
past and to keep the sipnape aflixed withoul fiundrance ov muofestation,

16 INDEMNIFICA- FENANT will defend and, except o e extent caused solely by the negligence or wiltful conduct of LANDLORD. will
TION AND indermpily LANDLORD aml its employ agents and management comparty, and save them haonless o airy and all
LIABILITY iopry, doss, elaim, dminage, jiability and expense lneluding reasonable atorsey’s fees) in conneciion with the loss of iifc,

pesonal injory or damage w praperty or business, ansing from, related (o, or in conngcton with the occupancy or use by

SNART of the leased premises of any part of LANDLORD'S propetty or the building, or oceasioned wholly or i pan Iy

or amission of TERNANT, its conlruciors. subconteactors, sublenants, Heensces or congessionaires, or iy or (e

rvvmmn agents, servints or epioyess while on or sbowl the leased pranises. TEMANT shall aiso pay i PANDLORD'S

pxpenses, ncluding reasonuble atorney’s fees, tcvrred by LANDLORD in successfully enforcing any chligation
ovenant or agreenwent of this Lease or resulling from TENANT's breach of any proviaons of Uis Lease Gncluding witiow
limitation any altomeys' fees incgrmed 10 IMGILLOE O wiervene in aay bankuptey procesding igvoiving TENANT), or any
documert, seulement or other agreements related to this Laase. TENANT agrees not to assert immumnity undey workers
compensalion Taws as @ defense 10 the enforcement by LANDLORD of the fovegoing tadermmty, The provisions of ihis

Article shall survive the termination ar carlier cxpiration of the erm of this Lease. Without Jimitasion of any other

provision lerein, neitier LANDEORD, its cmployecs, agenls nor manggement compuny shall be fable fof, and TENANT

hetehy releuses them from all elaims Tor, any njavies to asy person of damages W property or business sustained by

TENANT or any person claiming Usrough TENANT due to the buiiding or any pen thereof (ineluding the prenuses), or any

apputtenances thereof, beisg i need of ety or due w the happesing of any aceigent wy oF abant the building or the leaad

premises or due to any act ar wegligense of TENANT of of any employee or visitor Oof TEMNANT, Withow limitation, the
peeision shall apply to injuries and dumage caused by nature, raia, snow, (e, wind, (rost, water, steams, gag or odors i ey

form or by the bursting or leaking of windows, doors, walls, ceilings, floors, pipes, gutiers, or ather fooures; and 1o

casued to fixtures, funuture, eguipment and e fike suuated al the leased premises, whether owned by TENANT or others

Tt

7. TENANTS it s
LIABILITY sty b e bbbt o et s tel-Mato-rehiittotsompaiive-tt-again-el-fven
INSURANCE Hép- : 4+ il dd2
(hil ) Bt i3, 500+-000-56—— )

sttt A e e d e b e P VT VP T TP < P TP PP BPU TR DR }

aata i it i & bt déiinibiipuk
b= He e -t e r-tdF T

i : a 2 AN
it wlmmﬂie'ﬂdﬂﬂmwmﬂﬂ‘w —= % P

oy W

] Aebadal £ A0) 1y 2 " L. ha 2 " o P | 1&. g - ey
“htdepostvermr Nt CR et ety Hege tH-tH- PR bt e st e b e eate e

1i prprrey
+ + 1 He R

- . H T ey : .l’%%‘}. .lﬁ].r Lh Lol i, o i 1 Ml
Wm‘]n ‘u-- ey b ¥ v Y cebredp T DL i H Pt At

. aaalariy i b TR AL AN
photeeop i

it 3.4 Sl
" ? +HEH
$oitaacan TR WER ki (e R SUPSE ENEEEY s acdaditions sl oo D] ap Loy s o M o peean e g g
SOt T FS Bacianen yvitadoe B Y

Page 4 of §
Procuced wih zafacB by aplogr 18070 Filtaen Wie Rosd, Fraser, Mishipan 40008 iy 2ipl ogia.0un




I8, FIRE
CASUALTY-
EMINENT
DOMAIN

19, BEFALILT AND
BANKRUPTCY

20 NOTICE

21, SURRENDER

Reviewed for Code Compliance
Inspections Division
Approved with Conditions

Should o substantial portion of the lsased premises, or of the propenty of which they are & part, be daimaged by firg «
casyaley, or be iaken by eminent domain, LANDEORD may elect 1o isrminate this Lease. When such fire, casualty, o
rendees ihe Teased premises unfil for use sed aovupetinn and LANDLORD dees not so clect o terminate this Lease, 2 just and
propostionats ahatement of rent shajl be made uati! the leased premises, or 1o the sase of & partial aking what miy remain
thereof, shall have besn put in proper condition for use and ccoupation. LANDLORD reserves and excepts all vighis o
damages 1o the hessed premises and huilding snd the leasehald heseby crested, acerued o subsequently seceuing by reason of
anythig Jawfully done in pursuance of any pubtic, or othier, authority; and by way of cosfirmation, TENANT grants 1o
LANDLORD afl TEMANTS rights to such damages and covenants 1o execute and deliver sueh further instruments of
assigrmant thercof 2s LANDLORD may from time to lime request. LANDLORD shalf give TENANT notee of its dicision
to termtinate this Lease or restore the premises within ninety (90) days after aay occurrence giving rise o LANDLORD'S righe
to 50 terminate ov restore. Notwithstanding anything to the contrary contained herein, LANDLORD'S obligation to put the
feased pramises or the building in proper condition for use und ocenpadoy shell be Hrited 10 the mmown of the proceeds from
any insurance policy or policies or of damages which acerue by resson of any taking by a publie or other awthority, which ae
gvailable o LANDLUORD for such wuse.

Date:

o the event that,

tay TEMANT shall defasl in the paymers of suy msalmen of ronl or ether sym herein specified whern due which defayll &
not corrected within sevea €7) days afier written notice thereef) or

th) TENANT shall defauit in the observance or performmnce of any other of Ihe TENANTS covenants, agreememts, or
nhligations hereunder and sich default shall not be corrected within ten (30) days aller written notice thereol; or

&) The feasshold bereby created shall be taken on execution, or by ather process of law, ot

d) Any assigament shall be made of TENANT'S property for the benefit of creditors, or & ceceiver, guardian, conservaior
trustae in bankruptey or similar officer shall be appointed by & court of competent jurisdiction o take charge of all or any
part of TENANT'S property, or # petition is filed by TENANT uader any bankmploy, insolvency or ther debtur relief
law,

then and i any of said cases (potwithstanding any tivense of any foemer bresch of coverany or wadver of the benefil hereof or
consent i a lomer instance), LANDLORD shall be entitted to alf remedies availabie to LANDLORD al law and equily
inciuding without imitation, the remedy of furcible entry and detaines, and LANDLORD lawiilly wuy, Immedistiely or at any
time thereafiee, und without demand ar notice, mail & notice of erminavon 1 TENANT, o, if permited by faw, enles inlo and
upon the leased premises or any part iiereo! in the name of the whole and repossess the same as of it former estate, and expel
TENANT and those claiming through or sader il and remove it or their effects withost being deemed goilly of any manner of
trespass, #ng withoul prejudice fo any remedies which mright otherwise be used For arrears of rest or preceding bresch of
covenant, and upon such mailing or entry as afuressid, this Lease shall terminate; and TENANT cavenanls and agrees,
notwithstanding eny eotry or re-eriry by LANDLORD, whether by summary proceedings, ermisation, or otherwise, that
TENANT shall, as of the date of such termingtion, immediately be lisble for and pay to LANDLORD the entire pnpuid rontal
and ail other balances due under this Lease for the remainder of the wrm. I addition, TENANT agrees o pay o
LANDLORD, as damages for any above described bredch, abl costs of reletting the leased premises fntluding real estale
commissions and costs of renovating the premises to suil any new teaant, snd TENANT agrees to reimburse LANGLORD for
all anorneys’ and puralegals’ foes incurred by LANDLORD in connection with a TENANT default, including without
timitation such fees incurred in conection with # bankrupicy proceeding.

Any sutice from LANDLORD b TENANT relating 1o the leased pramises or (o the oscupancy thereol, shall be deemed duly
served, if lefi a1 the leased premises addrossed to TENANT, or vpon mailing o the leased premises, certified muil, vetuen
ruceipt vequestyd, postage prepaid, sddressed to TENANT. Svch notice shall be deemed sorved on the date of hand delivery
1o the Ivased premises or on the date postmarked, and any time pesiod in this Lease runniag {rom (he date of notice shall
commence on the dale of delivery or postmark. Any notics from TENANT o LANDLORD relating o the feased premises or
1o the accupaney thereof, shalf be desmed dily served, if mailed to LANDLUORD by regisiersd or certified mail, retum receipt
requesed, postage prepaid, addressed to LANDLORD at LANDLORD'S address sel fonth in Adticle 1. or at such other
mddress s LANDLORD muy from tine (o time advise in wiiting.

TENANT shall a1 the expimalion or olber (ermination of this Lease peaceably yield up the feased premises and all additions,
alterations, fixtures {inciuding Uiose instalied by FENANT), and improvements thereto in good erder, ropar and condition,
damuge by fire, unavoidable easuaity, and reasonable wear and tear only excepled, first moviang all goods and effecis not
attackied to the leased premises, repairing all damage coused by such removal, and leaving the leased promises clean and
tenaniable. 1f LANDLORD in writing permits TENANT to leave any such goods and chauels at the Jensed premises, and
TRNANT does so, TENANT shall have no further claims and rights in such goods and chatiels as against LANDUORD or
those claiming by, through or under LANDLORD, and TENANT shall be deemed 1o have conveyed such diems W

LANDLORD unless LANDLORD eleeis 10 reject acospiance of the saine.
M\ |
A l,J/‘
{ / f
{ e
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HAZARDOUS
MATBERIALY

CLIMITATION

OF LIABILITY

C LANDLORID

DEFAULYT

WAIVER O
RIGHTS

. SUCCESSORS

AND ASSIONS

HOLDOVER

CJURY PRIAL

WAITVER

Reviewed for Code Compliance
Inspections Division

TENANT covenants snd agrees thal, with respect o any hazardous, toxe o specinl wastes, matenals or substances ia
asbestos, waste ofl mid pewoieumn products the “Hazardous Matertaly™y whach TENANT, is agents or copployess, 1 |

handle, Siove or generale in the conduat of s business ar (e leased premises THNANT will: () comply with 9l applicabip
faws, ortinances and regulatons which rejate 1o the trealment, stotage, transpontation and handling of the Havardous
Matesals: (H) that TENANT vill in no avant pernit of cause any disposal of Hazardoos Matesals in, on or sboul e leased
premises gnd in panonlar will not deposit ny Haxasedous Materials in, on or abeut the Toor o in any drainage systen o in
the trash conlsiness which sre sustomarily nsed (o the disposal ol solid wasge; OH) tiat TENANT wAll with advance songe
and a alt reasonable times permit LANDEORD o its agents o employees to enter the leased premsses 1 inspect the sime 103
complinnee with the zerms of this paragraph and will further provide upan Tive (3) days potice fom LANDIORD coples of all

renorgs which TENANT may be obligated by federal, state andfor Tocal fase o obtain and keep (iv) that upon Wweomwaton af

this Lease, TENANT will 4t its oxpense, remove all Hazardous Mateduls, which came @ exist on, i, ar uader the feased
prevmses during the werm of this Lease or any exiensions thereof, from the feased pramises and comply with applicable local
state and federal laws as the same may be amended {rem tme o tme; and [v) TENANT further agrees 1o deliver the foased
premises to LANDLORD at the wermination af this Lease free of all Hazardous Materials wiieh came W exasts on, in, of ainde
the lessed premises ducing the erm of this Lease or any exteasions tharcol. Thi terms ised 1 (his pasagraph shall inctude
without mitation, all substances, materials, etc., desipgnuted by such wrms under any laws, ordinances o regriations, whethu
federst, state or local,

TENANT sgrees o ook salely to LANDLORDYS saterest in the building tor tecovery of any judgment from LANDUORD o
any of LANDLORD'S parners, manggers, or owneis, i being ageeed that LANDLORD and sny other such party s aos
pessopally liable for any such judgaent. The provision contained in the foecguing sentence siad) not Bmit any sight tha
TENANT might atherwise have to obtain i injunctive celief against LANDLORD of LANDLORIYS successors in e
or any othes action not nvelving the persougl Hability of LANDLOREY and any sther such parey. Undec no eireumsiane

shalt LANDLORD ever e lisble fur lost pralits, tndivect or consequential daimages,

LAMDLORY shatl in o event be i default is the performance of any of @8 obligntions serunder unless and anud
LANDILORD shall bave failed to pecform sueh obhigations within thirty (0 diys or suclt additonal tme as 8 reasonably
requited o covect any such default after natice by TENANT to LANILORD properly specilying wherain LANDLORD by
tailed to pesfoom any such obligation. Further, it the holder of the mortguge on the building of which the teased pramises are
a part norifies TENANT that such holder bus taken over LANDLORIYS rights under this Lease, TENANT shall not assest sy
Apht b destiset the cost of repatss o iy monelacy chin agtisst lender or holder from et therealter due amd acerung, but
shall look sofely o LANDLORID far satisfaction of sueh ciim

N cogsent or weivey, express oc inaplied, by either party 1© or of any breach ol any covenant, condition or duly of the athes,
shall be conarued as # consent oF wiiver o or of any other breach of the sami or other covenant, condition or duty.

The eovenants and agreaments of LANDLORD and TENANT shall tun wath the fand and be bindwg upon and e 1o (e
bonelit of them and their respective heirs, execsiors, administrators, snocessurs and assigns, bt 0o cavansnt or ageanent of
LANDLORD, exgress or implied, shall be biading upen aay person except for defaults seearring durtng soch parsan’s peiid
of mwnueship aor binding individually wpon any lduciary, any shurcholder or any beneficiary uader any Trust

HOTENANT fuils o vacate the leased prenises ab the winnnation of this Lease, then the lerms of this Lease shull be apphiceble
during said holdover pedod, sxcept for base ent, which shall be incregsed w owo ) mes the thenecarreal base senl tor e
pertod just prevediog such womination; but this provision shall not be mterpreted as consent or permission by LANDLORID
for TERNANT @ hofdever ar Lhe wrmination of thiz Lease and the ferms of this holdover provision shill ot prechade
LANDEORD from recovering any other damages which & incurs as a resull of TENANTS falore w vicate the feased
preanses wthe wermination of this Eaease.

NOTWITHETANDING ANYTHING I8 THIS LEASE TO THE CONTRARY, TENANT AND LANDLORD, FOR
THIMSELVES  AND  THEIR SUCCESSORS  AND  ASSIONS, HERERY KNOWINULY. WILLINGLY, AND

VOLUNTARILY WAIVE ANY AND ALL RIGHTS TENANT ANIVOR [LANDLORD MAY HAVE TO A TRIAL 8Y
TURY IN ANY FORCIBLE ENTRY AND DETAWNER {"FED™ ACTION OR PROCEEDING BROUGHT BY LAMDLORD
OR LANDLORIFS SUCCESSORS ANIHOR ASSIGNS BASED UPON OR RELATED TO THE PROVISIONS OF THIS
LEASE LANDLORD AND TENANT HERESY AGREE THAT ANY SUCH FED ACTION 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 JUNGE SITTING N THE DISTRICT OF
MAINE

Pagetiof 8§
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DISCLAIMER: THIS 1S

TENANT:

Qacar Pizga LLC,

Reviewed for Code Compliance
Inspections Division
Approved with Conditions

[ TENANT is more than vaoe person ot pardy., TENANT'S ohligations shull be jowt and suveral, Unless repugna o 06/01/16
cortext, "LANDLOKIY and "TENARNT mean the patson or persaas, aatural or corparsis, named above as LANL. [
angt “I’FNA\I‘I‘ respectively, and their sespective heirs, execilorns, sdiministratons, suceessors and assigns. LANDL ()Ri) and
TENANT sgree that this Lease shall not be recordable bul each parly hersto agrees, on reguest of 1he ather, 1o execue o
\lmmrmdum of Lease in reeordable form and mutnally satisfactory @ the parties. 3 any prowision of tus Loase or 1
applicaton o any person of citvumitasces shall 1o any extent be invalid or uneiforeeshbie, the reraminder of this Lease and
the application of such peovision o persons or cireumstances other tan those as ty witich 11 s invalid o unentoreeaivle,
shalf not be affected theveby and cach provision of ihis Lease shall be vadid and enforeesble to the fullesl extent penmgiied
by law. The submission of 1ais Lease of a sumpary of some or all of ity provisions for examination by TENANT dues nm
constitute & reservation of or option for the premises or an offer to lease said premises, and this document shall keconze
gtfective and binding unly upon the exeeution and delivery hereof by both LANDLORD and TENANT. Employevs or
agenls of LANDEORD have rno authority ta make or agree 1o muke o lease of any other agreement o underiakigg
contechion herewith, Al negotiations, considerations, ropreseniations and understandings belween LANDLORD and
TENANT are imeorporsied herein and no prior agreements oo undersieadings, written ar oral, shali be effective for any
purpose. No provision of this Lease may be modified or aliwred excepl by agreement b wiitting betwees LANDLORL and
TENANT, and no sel or omission of any employes or agent of LANDLORD shadl alter, change, o madify any »f ¢
provisions hereel. Tine s of the cssence of ts ageecment. This Lease shatl be governed excluaively by the provisions
hereol and by the laws of the State of Maine. The headings herein contained are for convenienee onfy, and shalt not be
comsldered a part of this Lease.

TENANT wurrants and EEPICSENts 10 LANDLORD that it has cot deait with any broker, finder or similar person concermng
ﬂw teastrig of the lesswd fJfUme othu than John Robinson
CTENANT % BROKER"), % : : = 4

I s P Y O
o T P EReE T et

il mrschrrher § H v prbertr v | ANIJ[ ORLD waeranls and represents TENANT
wWiat it bas not o ca]{ with any hmker dee,r 0l wnﬂm pumm concerning the leasiny of the leased premises ather than

Craig Church {"LANDLORD'S BROKER”) LANDLORIY
ageees W psy LANDLORD'S BROKER any comnnission due upon sxeeution of this Lease, sad 0 the event of any
brokerage elaims againgl TENANT by LANDLORIIS BROKER, LANDLORD agrees to defend the sae and indeinnily
TENAMT agenst way such slaio.

J J & L Corp. REICCS L0 pay

Hagnusson Balfour Commercial & Business Brokers 1 COMTRMRSION

apan sxecutian of this Lease. The person eatitled 10 8 commussion under the foregoing seatence is an mtended third-party
feneficiary of the foregoing senignce and may enforve the cammission payment obligaion.

11 s siso understood and agreed that: 1. This lease is subject to the attached addendum
2. Puring sach Leass Yoar of any renewal option term increases in anpual
base rent shall Wz the previous year's base rent plus the previocus
vear 's CPI-U increase (not 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{$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) shall commence on Decembexr 1, 20195.

A LEGAL DOCUMENT. HF NOT FULLY UNDERSTOOD, (‘i’)\é‘illl 1 AN ATTORMEY.

LLANDNORYY:

dbha Otto Pizza, a Maine

iimited liability Co. g J & LACprp. s a Maine Corporation
Legal Name Gf Tenag wd /

Legal Name of La
S
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ADDENDUM
TG
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
Otto Pizza, a Maine limited lability 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:

T 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 its 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 during
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-U 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 premises, 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 mailing
privileges without on each occasion obtaining prior written consent of LANDLORD.
TENANT may install signs in the following locations, which signs shall be installed 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

Date: _

06/01/16
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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 entirety and restated as
follows:

TENANT shall (i} insure TENANT and LANDLORD, as an additional named insured,
with commercial general liability, liquor liability and non-owned and hired automobile
coverage, on an occurrence basis 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 (i} 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, or its 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:  [n 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 walls and finishing the current walls, ceiling, 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 procéss, 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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T Ancillary Equipment: The LANDLORD will allow the TENANTSs 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. 1f 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 renewal 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:

€ A C _
: '&I \Q_—M_.‘_;{" M!\- \z‘;‘;‘i 4\"“““/\ 5 g L= = ey
Witness - " John H. Hutchins {11
Title: President

(TE]QANT:

@Z\/ Oscar Pizza LLC d/b/a Otto Pizza
(e v /] —

WIUES% 13 f’/ofﬁ “‘“e{\ww ‘Am‘-l\x__ A/)Mm\

Title: m%% /[
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