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LEASE AGREEMENT

THIS LEASE is between a Connecticut limited
liability company with an address at . ("Landlord")
and , @ Connecticut corporation with an office at ¢ 1

("Tenant").

Premises and Term

— Description of Leased Premises. The Landlord hereby leases to the Tenant
approximately 2,448 rentable square feet of ground floor space in the building located
at 285 East Center Street (as formerly occupied by KeyBank) together with basement
space located under the ground floor space (“Leased Premises”) in the shopping center
known as 283-307 East Center Street, Manchester Connecticut. A diagram identifying
the location of the Leased Premises is attached hereto and made a part hereof as
EXHIBIT A In this Lease, the building in which the Leased Premises is located is
sometimes referred to as the "Building", and the parcel of land on which the Building
and the Leased Premises are located is referred to as the “Land”. The Building, other
buildings on the Land and the Land are collectively referred to as the “Shopping
Center”.

— Interests Granted With the Leased Premises. Together with the Leased Premises,
the Tenant shall have the following rights:

(@)  The right for the Tenant and Tenant's employees and invitees to park
automobiles in common with others in the Shopping Center parking lot
(excluding any area reserved for the exclusive use of specific tenants), as
it may exist from time to time.

(b)  The right for Tenant and Tenant's employees and invitees to pass over and
through the common areas of the Shopping Center including walks,
driveways and parking lots as they may exist from time to time, for the
purpose of going to and from the Leased Premises.

- Term. This Lease shall have a term of approximately ten (10) years and five (5)
months. It shall commence upon the execution of this Lease by both parties
("Commencement Date" or “C.D.”) and end on March 31, 2032 (“Termination Date")
unless sooner terminated as provided in this Lease.

Tenant shall be responsible for all costs and expenses associated with its
restaurant and liquor permit applications. If Tenant has not satisfied the Tenant
Contingency within sixty (60) days following the Commencement Date execution of this
lease by both parties, then either party may terminate this lease prior to the satisfaction
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of the contingency by written notice to the other party whereupon all rights and
obligations of the parties herein shall be at an end except as may be expressly set forth
herein. Tenant agrees to give Landlord prompt notice of the satisfaction of the Tenant
Contingency.

- Additional Reserved Rights. Throughout the term of this Lease, the Landlord also
reserves the right at any time to: rename the Shopping Center; make alterations or
additions to the other buildings in the Shopping Center and Shopping Center; build
additional stories thereon; construct additional buildings or improvements on the Land;
change from time to time the size, location and nature of the common areas of the
Shopping Center: and install, maintain, use, repair and replace pipes, ducts, conduits,
wires and appurtenant fixtures leading through the Leased Premises, and other areas of
the Shopping Center, in locations which will not materially interfere with Tenant's use
thereof.

.
Rent

- Definition of Lease Year. "Lease Year" shall mean, in the case of the first Lease Year,
the twelve full calendar months plus the partial month, if any, following the
Commencement Date. Thereafter, "Lease Year" shall mean each successive twelve
calendar month period following the expiration of the first Lease Year, except that in the
event of the termination of this Lease on any day other than the last day of a Lease
Year, then the last Lease Year shall be the period from the end of the preceding Lease
Year to such date of termination.

- Tenant's Pro Rata Share. As used herein, Tenant's Pro Rata Share shall mean a
fraction, which may be expressed as a percentage, the numerator of which is the
rentable square footage of the Leased Premises, which as of this date is deemed and
agreed to be 2,448 square feet, and the denominator of which is the rentable square
footage of all of the buildings in the Shopping Center, including the Leased Premises,
which as of this date is deemed and agreed to be 32,000 square feet. Therefore, as of
this date Tenant’s Pro Rata Share is 7.7%.

Section 2.3 - Basic Rent. Tenant shall pay to the Landlord an annual Basic Rent
as set forth below. This Basic Rent is to be paid monthly, in advance without notice or
setoff, on the first day of each calendar month during the term hereof commencing on
April 1, 2022 (“Rent Commencement Date” or “RCD”):

Period Monthly Basic Rent Annual Basic Rent




C.D. through 3/31/2022 no charge n/a

RCD through 3/31/2023 $3468.00 $41.616.00
4/1/2023-3/31/2024 $3554.70 $42.,656.40
4/1/2024- 3/31/2025 $3643.56 $43,722.81
4/1/2025-3/31/2026 $3734.65 $44.815.88
4/1/2026-3/31/2027 $3828.00 $45,936.28
4/1/2027-3/31/2028 $3923.72 $47.084.68
4/1/2028-3/31/2029 $4021.82 $48.261.80
4/1/2029-3/31/2030 $4122.36 $49.468.34
4/1/2030-3/31/2031 $4225.42 $50.705.06
4/1/2031-3/31/2032 $4331.00 $51,972.68

- Real Property Taxes. In addition to the Basic Rent payable under Section 2.3,
commencing on the Rent Commencement Date Tenant shall pay Tenant's Pro Rata
Share of all real property taxes assessed and levied against the Land, Building and
Shopping Center, including any special assessments levied against the Land, Building
and Shopping Center during the term of this Lease ("Real Property Taxes"). Real
Property Taxes for the tax years during which the term of this Lease commences and
terminates shall be prorated if applicable. The Tenant's Pro Rata Share of Real
Property Taxes as aforesaid shall be paid in full as Additional Rent within thirty (30) days
after demand therefor by the Landlord. Landlord shall submit a copy of the tax bill or
bills for the Shopping Center to the Tenant as sufficient evidence of the amount of the
taxes assessed or levied against the Shopping Center. At the Landlord's option, Tenant
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shall pay its Pro Rata Share of Real Property Taxes monthly, in advance, together with
Basic Rent, in an amount equal to one-twelfth (1/12) of the Landlord's estimate of
Tenant's annual share of Real Property Taxes. If Landlord requires monthly estimated
payments for Tenant’s Pro Rata Share of Real Property Taxes, then at the end of each
Lease Year Landlord shall provide Tenant with a statement of the Real Property Taxes
due for the preceding Lease Year together with an estimate for the next Lease Year.
Any deficiency in Tenant's monthly payments shall be due and payable within thirty (30)
days of receipt of Landlord's statement. Any excess shall be credited by Landlord to the
next estimated payment for Real Property Taxes due from Tenant. If any governmental
taxing authority, acting under the present or future law, ordinance or regulations, levy,
assess or impose a tax, excise or assessment (other than an income or franchise tax)
upon or against or in any way related to the land or buildings referred to in this Section,
either by way of substitution for or in addition to any existing tax on land and buildings or
otherwise, the tax, excise or assessment shall be deemed Increased Real Property
Taxes, subject to the provisions of this Section.

- Personal Property Taxes. In addition to the Basic Rent payable under Section 2.3, the
Tenant shall pay all personal property taxes assessed and levied against its personal
property, including trade fixtures and inventory, on the Leased Premises. In the event
that the taxes provided for under this Section are billed to the Landlord, these taxes
shall be paid in full as Additional Rent within ten (10) days after demand therefore by the
Landlord. The tax bill submitted by the Landlord to the Tenant shall be sufficient
evidence of the amount of the taxes assessed or levied against the personal property to
which such bill relates.

— Operating Expenses. In addition to the Basic Rent due and payable under Section
2.3, commencing on the Rent Commencement Date Tenant shall pay its Pro Rata
Share of all Operating Expenses. "Operating Expenses" shall equal the sum of all
costs and expenses of operating, maintaining, repairing, insuring, replacing and
managing the common areas and structural portions of the Shopping Center in a
manner deemed by Landlord to be reasonable and appropriate and in the best interest
of the Shopping Center, including without limitation, the cost of electricity, common
water and sewer services, and other utilities, if applicable; excepting only those
separately metered and paid by another tenant of the Building for its space; all
insurance carried by the Landlord, including, but not limited to, extended coverage and
public liability insurance and rent loss insurance; common area cleaning; landscaping
and plowing services; and trash removal. The cost of any capital improvements to the
Shopping Center will be amortized over the useful life of the improvement and only the
annual component added for each calendar year. Within two hundred seventy (270)
days after the end of each calendar year, Landlord shall furnish Tenant with a statement
setting forth Landlord's estimate of Operating Expenses for the current calendar year
and Landlord's actual Operating Expenses for the preceding calendar year.
Commencing on the Rent Commencement Date, and continuing monthly thereafter,
Tenant shall pay to Landlord together with its monthly installment of Basic Rent,
Landlord's monthly estimate of Operating Expenses for that calendar year in advance.
If Tenant's estimated payments for any calendar year exceed Tenant's actual Pro Rata
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Share of Operating Expenses for such calendar year, then Landlord shall credit such
excess against Tenant's estimated monthly payments of Operating Expenses next
accruing. If Tenant's estimated payments are less than Tenant's actual Pro Rata Share
of Operating Expenses for such calendar year, then Tenant shall pay such deficiency to
Landlord within thirty (30) days after receipt of Landlord's statement.

Tenant’s initial combined payment under Sections 2.4 and 2.6 is currently estimated to
be $1,033.00 per month.

- Additional Rent. Any and all payments payable by the Tenant under this Lease other
than Basic Rent shall be deemed Additional Rent and the Landlord reserves the same
rights and remedies against the Tenant for default in making any such payments as the
Landlord shall have for default in the payment of Basic Rent; including, but not limited
to, the right to seek and recover such payments as rent under any applicable provisions
of the United States Bankruptcy Code.

- Late Charges. If any Basic Rent or Additional Rent for any month is not paid by the
tenth day of said month, the Tenant agrees to pay a late charge of five percent (5%) of
the overdue installment due Landlord. This late charge shall be paid on the first day of
the next calendar month.

- Place of Payment. Payment of Basic Rent and Additional Rent shall be made to the
Landlord at the address set forth in Section 14.6 or to such other person or legal entity
or to such other address as the Landlord shall designate by notice to the Tenant. All
such payments shall be paid to Landlord without notice or demand and without
abatement, deduction, counterclaim or set-off whatsoever.

Use of Premises

- Use of Premises. Tenant covenants and agrees that during the term of this Lease,
the Leased Premises shall be used and occupied solely for a pizza/ltalian restaurant
(full service, takeout and delivery) with a beer and wine liquor permit. The Tenant also
covenants not do or suffer any waste or damage, disfigurement or injury to any portion
of the Leased Premises, other buildings, Land or Shopping Center.

- Unlawful Purpose. The Tenant will not use or allow the Leased Premises or any part
thereof to be used or occupied for any unlawful purpose or in violation of any Certificate
of Occupancy or certificate of compliance covering the use of the Shopping Center or
any part thereof or in violation of any permit or license affecting the Shopping Center or
any part thereof and will not suffer any act to be done or any condition to exist in the
Shopping Center or any part thereof or any article to be brought thereon which may be
dangerous (unless safeguarded as required by law) or which may, in law, constitute a
nuisance, public or private, or which may make void or voidable any insurance then in
force with respect thereto.




[11.1.- Compliance with Laws. Throughout the term of this Lease, the Tenant, at
its sole cost and expense, will promptly comply with all present and future laws,
ordinances, orders, rules, regulations and requirements of all Federal, State and
municipal governments, departments, commissions, boards and officers and all orders,
rules and regulations of the National Board of Fire Underwriters, the local Board of Fire
Underwriters or any other body or bodies exercising similar functions, foreseen or
unforeseen, ordinary as well as extraordinary, which may be applicable to Tenant's
specific use of the Leased Premises as stated in Section 3.1 above, or as otherwise
permitted by Landlord. Nonetheless, Tenant shall not be responsible for any costs
associated with compliance with any such changes in law, etc to the extent the
changes are of general application and not limited to Tenant’s specific permitted use.

Section 3.4 — Hazardous Waste. For the purpose of this Section 3.4 medical,
regulated, toxic and hazardous materials, all as may be defined under any federal or
Connecticut law or regulation intended to protect human health or the environment as
may be amended from time to time, are hereinafter referred to as "Hazardous
Materials". Waste products generated by the use, handling and storage of such
Hazardous Materials are hereinafter referred to as "Hazardous Waste". Tenant shall not
take any action which would cause the Leased Premises or the Shopping Center to be
deemed to be an “establishment” under Connecticut law. In the event Tenant
improperly disposes or otherwise spills any petroleum products, Hazardous Materials or
Hazardous Waste in the Leased Premises or Building or on the Land ("Spill"), it shall be
Tenant's responsibility to monitor, remediate and remove such Spill in accordance with
all applicable federal, state and local laws and regulations. Tenant shall indemnify,
defend and hold Landlord and its agents and employees harmless from all losses and
damages arising out of: (a) Tenant’s actions creating an “establishment”, as defined
above, within the Shopping Center; or (b) Tenant’s use, handling, storage and disposal
of Hazardous Materials and Hazardous Waste and any Spill including, without limitation,
all costs and expenses to contain and remove any contamination to the environment
and all costs and expenses, (including but not limited to court costs and attorney's fees),
arising out of any related: third party damage claims for property damage or personal
injury, including death, investigation, administrative proceeding, litigation, fine or order.
Tenant's indemnity, as set forth above, shall survive the termination or expiration of this
Lease.

- Floor Loading. The Tenant shall not place any load on any floor of the Leased
Premises in excess of its floor load capacity. The Landlord makes no representation as
to the weight bearing capacity of the Leased Premises. Shelving, machinery, fixtures,
equipment, materials and the like which may be placed on the Leased Premises by the
Tenant shall be at the Tenant's own risk.

- Entry by Landlord. The Tenant shall permit the Landlord or its authorized
representatives to enter the Leased Premises at all reasonable times, upon reasonable
notice, for the following purposes: (a) inspecting the same; (b) making any necessary
repairs thereto and performing any work therein that may be necessary by reason of the
Tenant's failure to make any such repairs or perform any such work or to commence the
same after written notice from the Landlord; (c) showing the Building to prospective
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buyers; or (d) showing the Leased Premises to prospective tenants during the last
twelve (12) months of the term of this Lease; provided, however, that no notice shall be
necessary in the case of emergency or entry to perform repairs necessary to preserve
the Leased Premises or Building. Nothing herein shall be deemed or construed as a
duty upon the part of the Landlord to do any such repairs upon the Tenant's default in
failing to perform the same.

- Rules and Regulations of Landlord. The rules and regulations regarding the
Shopping Center are affixed to this Lease as Exhibit B, as well as any other and further
reasonable rules and regulations which shall be made by the Landlord shall be
observed by the Tenant and by the Tenant's employees, servants, agents and invitees.
The Landlord reserves the right to rescind any presently existing rules applicable to the
Shopping Center to make such other and further reasonable rules and regulations as, in
its judgment, may from time to time be desirable for the safety, care and cleanliness of
the Shopping Center for the preservation of good order therein, which rules, when so
made and notice thereof given to the Tenant, shall have the same force and effect as if
originally made a part of this Lease. Any existing and additional rules shall be equally
applicable to all tenants in the Building.

- Signs. No sign, advertisement or notice shall be affixed to or placed upon any part of
the Leased Premises, Building or the Land by the Tenant, except in such location and
manner and of such size, design and color as shall be previously approved by the
Landlord, in writing, with Landlord’s approval not to be unreasonably withheld. Any
sign, advertisement or notice so placed or affixed shall comply with all applicable laws,
regulations and restrictions. If Tenant erects a sign without Landlord's prior approval,
then Landlord may remove it and repair any damage caused by the installation or
removal of the sign at Tenant's sole cost and expense. Tenant agrees to pay such costs
and expenses within five (5) days of a submission of a bill by Landlord.

Landlord reserves the right, however, to require Tenant, at Landlord’s expense, to
replace any then existing Tenant signage if Landlord renovates the Building fagcade or

otherwise elects to install new standard signage at the Building at any time during the
term of this Lease.

The cost of any Tenant signage shall be paid by Tenant, including any related
sign box installation costs and any related electrical work.
V.

Quiet Enjoyment

The Tenant shall, upon paying the Basic and Additional Rent reserved hereunder
and observing and performing all of the terms, covenants and conditions on the Tenant's
part to be observed and performed, peaceably and quietly, have and hold the Leased
Premises, without hindrance or molestation by any person or persons lawfully claiming
by, through or under the Landlord, subject, however, to the terms of this Lease and to
any fee mortgage, but it is understood and agreed that this covenant and any and all
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other covenants of the Landlord contained in the Lease shall be binding upon the
Landlord and the Landlord's successors only with respect to breaches occurring during
the Landlord's and the Landlord's successors' respective ownership of the Landlord's
interest hereunder.

V.

Condition, Alterations and Maintenance

- Improvements to Leased Premises. Prior to the Rent Commencement Date Landlord
shall cause the existing HVAC system serving the Leased Premises to be placed in
good working order at Landlord’s own cost and expense (“Landlord’s Work”).

In addition, Landlord shall provide Tenant with a Tenant Allowance as and when
described on Exhibit C attached hereto and made a part hereof.

As described on Exhibit C — Tenant’s Work, and except for Landlord’s HVAC work
as described above, Tenant shall be responsible for performing, at its own cost and
expense, any and all work necessary or appropriate to build-out and improve the
Leased Premises for Tenant’s restaurant use.

Except for Landlord’s Work, as described above, Tenant accepts the Leased Premises
in its “AS IS” condition.

- Condition. The parties hereby agree that the Landlord and the Landlord's agents have
not made and the Tenant has not relied upon any representations, warrantees, either
expressed or implied, or promises with respect to the physical condition of the Leased
Premises, Building or Land, the rents, leases, expense of operation or any other matter
or thing affecting or related to the Shopping Center except as herein expressly set forth,
and no rights, easements or licenses are acquired by the Tenant by implication or
otherwise except as expressly set forth in the provisions of this Lease.

- Alterations and Improvements by Tenant. The Tenant shall make no changes,
alterations or additions to the Leased Premises, other than interior nonstructural
changes and renovations, without the prior written permission of the Landlord. The
Tenant shall submit plans and specifications for any such improvements to the Landlord
and obtain the Landlord's written consent prior to commencing any such work. All such
work shall be performed at Tenant’s own cost and expense in a good and workmanlike
manner and shall be in compliance with all applicable governmental regulations. If
requested by the Landlord, Tenant shall supply fully-executed lien waivers from any
contractors who perform work or furnish materials to or on the Leased Premises prior to
commencing such work.

- Maintenance by Tenant. The Tenant shall, throughout the term of this Lease, take
good care of, repair and maintain the Leased Premises and the fixtures and
appurtenances therein (including the interior wall surfaces, light bulbs, windows, glass
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storefront, doors and doorways, and floor coverings) and any plumbing, HVAC and
electrical systems serving the Leased Premises, reasonable wear and tear and damage
from the elements, fire or other casualty excepted. Tenant shall contract with a
qualified outside contractor to perform regular periodic cleanings of all grease traps and
the kitchen hood assembly and duct work not less frequently than every 60 days
through the entire term of the lease and provide Landlord with evidence of such work.
When used in this Article, the term "repair" shall include all necessary replacement and
renewals. However, Tenant shall not be responsible for the replacement cost of
individual HVAC system components with a unit cost in excess of $1000.00 unless the
replacement is due to Tenant’s failure to properly maintain the HVAC equipment. The
Tenant shall also repair all damage to any portion of the Shopping Center or
improvements thereto, caused by the moving of the Tenant's fixtures, furniture or
equipment. All these repairs shall be done in a good and workmanlike manner. There
shall be no allowance to the Tenant for a diminution of rental value and no liability on the
part of the Landlord by reason of inconvenience, annoyance or injury to business arising
from the Tenant or others, excluding the Landlord, making or failing to make any repairs,
alterations, additions or improvements in or to any portion of the Building or in and to
the fixtures, appurtenances or equipment thereof. The Tenant shall also, at the Tenant's
expense, repair and refurbish the Leased Premises and any part and portion thereof
from time to time to assure that the same are kept in a tenantable and attractive
condition throughout the term of this Lease.

- Janitorial Service, Utilities and Trash Removal. Tenant shall at its own expense: (a)
perform all necessary and routine janitorial service required within the Leased
Premises; (b) contract in its own name for all utility services that are separately metered
to the Leased Premises including without limitation, water, sewer, electricity and natural
gas; and (c) contract in its own name for trash and kitchen waste removal services,
including any necessary specialized removal services. Tenant agrees to place all trash
generated in the Leased Premises (and only such trash) in containers provided by
Tenant’s sanitation contractors and keep the area surrounding the Leased Premises
and such trash containers free from boxes, cartons and rubbish. The location of
Tenant’s trash containers shall be determined by the Landlord. Tenant further agrees to
keep the Leased Premises free and clear of all vermin.

Tenant shall indemnify, defend and hold the Landlord and its agents and
employees harmless from any claims arising out of any of the services provided to
Tenant as set forth in (a), (b) and (c) above. Tenant shall have no authority on behalf of
the Landlord to give anyone the right to place a lien on the Land or any part of the
Shopping Center for such services, and should any such lien be placed, the Tenant
shall have the same removed immediately, but not later than ten (10) days after notice
thereof. Upon Tenant’s failure to so remove any lien Landlord may take whatever steps
are necessary to have the same removed, and the cost thereof shall be paid upon
demand by the Tenant to the Landlord as Additional Rent. Tenant's indemnity, as set
forth above, shall survive the termination or expiration of this Lease.

- Maintenance by Landlord. Except for uninsured repairs caused by the negligence of
Tenant, its agents, servants, contractors, licensees or invitees, which shall be the
Tenant's responsibility, the Landlord shall, at no cost to the Tenant, make all necessary
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repairs, within a reasonable time after written notice by the Tenant, to the roof,
foundation, exterior walls of the Building. In addition, Landlord shall, at no cost to the
Tenant, replace any defective HVAC system components with unit costs in excess of
$1000.00 as and when necessary unless the replacement is due to Tenant’s failure to
properly maintain the HVAC equipment in accordance with Section 5.4 above. The
Tenant agrees to give the Landlord prompt notice of any defective condition in any of
the structural parts of the Building or any such systems. Landlord shall, at no cost to
the Tenant, also maintain the common areas of the Shopping Center in good condition
and repair and shall remove snow and ice from the drives, walks and parking areas in a
reasonably prompt manner. The Landlord reserves the right to stop services of heating,
air conditioning, plumbing, electrical systems and other utility services when necessary
by reason of accident or emergency or for repairs, alterations, replacements or
improvements or if, in the judgment of the Landlord, such repairs are necessary or
desirable until said repairs, alterations, replacements or improvements shall have been
completed. Notwithstanding the foregoing, the Landlord agrees to use commercially
reasonable efforts to minimize interference with the Tenant's business in making any
such repairs. Landlord agrees to give Tenant reasonable oral or written notice prior to
interrupting utility service and HVAC systems to the Leased Premises, except in the
event of an emergency when no such prior notice shall be required. The Landlord shall
have no responsibility or liability for interruptions in heat, air conditioning, plumbing and
electrical and utility services to the Leased Premises during said period or when
prevented from doing so or so doing by strikes, accidents, or by any cause beyond the
Landlord's control, or by laws or regulations of any federal, state or municipal authority
or failure of coal, oil, gas or other suitable fuel supplies.

- Liens. With regard to any alterations or repairs to the Leased Premises made by the
Tenant or services rendered for Tenant in the Leased Premises, the Tenant shall
indemnify, defend and hold the Landlord and its agents and employees harmless from
any claims for material, labor, services or workmen's compensation claims in connection
therewith, and the Tenant shall have no authority on behalf of the Landlord to give
anyone the right to place a lien on the Land or any part thereof, and should any such
lien be placed, the Tenant shall have the same removed immediately, but not later than
ten (10) days after notice thereof, and upon failure to do so, the Landlord may take
whatever steps are necessary to have the same removed, and the cost thereof shall be
paid upon demand by the Tenant to the Landlord as Additional Rent. Tenant's
indemnity, as set forth above, shall survive the termination or expiration of this Lease.

- Landlord's Liability. Except to the extent arising out of Landlord’s gross negligence or
willful misconduct, Landlord shall not be liable for any damage or injury to any
person(s), including bodily injury or death, or to any property of the Tenant or of any
other person from water, rain, snow, ice, sewerage, soot, gas, petroleum or electricity
which may leak into or issue or flow from any part of the Leased Premises or of the
Building or of the Land, or from the bursting, breaking, obstruction, leaking or any defect
of any of the pipes or plumbing appliances or from electric wiring or other fixtures on the
Leased Premises, Building or Land or from the condition of the Leased Premises,
Building or Land, or from the street or subsurface.

VI.
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Insurance and Indemnification

— Extended Coverage. The Landlord shall, at no cost to the Tenant, throughout the
entire term of this Lease, keep the Building insured against loss or damage by fire and
against loss or damage by other risks now embraced by "Extended Coverage" so-
called, and such other risks or hazards as are customarily insured against at the time in
connection with buildings of similar type in the locality, with due regard to the type of
construction, use and occupancy of the Building. The Landlord shall not be required to
insure the Tenant's leasehold improvements or the personal property or fixtures
belonging to the Tenant and located on the Leased Premises.

- General Liability Insurance. At all times subsequent to the commencement date of
this Lease and during its full term, the Tenant shall keep the Leased Premises insured
at its sole cost and expense against claims for personal injury or property damage
under a policy of commercial general public liability insurance with a combined single
limit of One Million Dollars ($1,000,000) for bodily injury, personal injury and property
damage, containing broad form contractual liability coverage, and with aggregate limits
applying per location. Such policy shall also include liquor sales liability/Dram Shop
coverage and name the Landlord as an additional insured.

— Waiver of Subrogation and Increase in Insurance Premiums. Each party
covenants and agrees to obtain from its insurance carrier a waiver of subrogation rights
against the other, if the same is available, with the provision that if there is any extra
cost for the same, the party benefited by such waiver shall be afforded an opportunity to
pay the extra cost and receive the benefit of the waiver. In case of damage to the
Leased Premises or to any other property of the Landlord or the Tenant by any cause
within the scope of such insurance, whether such damage be caused by the negligence
of either party to this Lease or by any party for whom either party to this Lease may be
responsible, neither party to this Lease will look to the other, its agents, employees,
invitees, assignees or subtenants for reimbursement to its insurer or to any third party
against whom it may have a claim therefor. This subsection shall be effective as to the
risks insured against under any particular insurance policy only during such time as
such policy shall permit an executory waiver of subrogation without additional premium
therefor or if the party benefited by such waiver pays any additional premium.

The Tenant shall pay any increase in the insurance rates or premiums on policies
of insurance carried by the Landlord on the Shopping Center caused by Tenant's acts or
omissions or the character of Tenant's use of the Leased Premises. The Tenant shall
pay these increases as Additional Rent within ten (10) days after presentation of a copy
of a bill for the same by the Landlord.

- Qualifications of Insurers. All insurance required to be maintained by Tenant under
this Article shall be by valid and enforceable policies of insurers of recognized
responsibility who are authorized to do business in Connecticut, shall name the
Landlord as an additional insured and shall contain an endorsement that the same
cannot be cancelled or reduced in coverage without at least ten (10) days prior written
notice to Landlord.
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- Certificates of Insurance. At or prior to the date of commencement of this Lease, the
Tenant shall provide the Landlord with certificates of insurance certifying that all
insurance required to be carried by the Tenant under the terms of this Lease is in full
force and effect. No less than ten (10) days before the expiration of any such insurance
policy, the Tenant shall furnish the Landlord with a new certificate of insurance certifying
that such policy has been renewed or replaced.

- Indemnification. In addition to all other indemnities provided by Tenant in this Lease,
the Tenant shall indemnify, defend and hold the Landlord and its agents and employees
harmless against and from all liabilities, suits, actions, damages, liability and expense,
penalties, claims and costs which may be imposed upon or incurred by or asserted
against the Landlord or its agents or employees to the extent arising out of (i) the
Tenant's use or occupancy of the Leased Premises or any part thereof or (ii) any act or
omission of the Tenant, its agents, contractors, employees, servants, invitees, licensees
or concessionaires on or about the Shopping Center, including, but not limited to, any of
the following:

(@)  Any work done in, on or about the Leased Premises or any part thereof by
or on the request of the Tenant, its agents, contractors, sub-contractors,
servants, employees, sub-tenants, licensees, invitees or concessionaires;

(b)  Any negligence or otherwise wrongful act or omission on the part of the
Tenant or any of its agents, contractors, sub-contractors, servants,
employees, sub-tenants, licensees, invitees or concessionaires;

(c) Any accident, injury or damage to any person or property occurring in, on
or about the Leased Premises or any part thereof;

(d)  Any failure on the part of the Tenant to perform or comply with any of the
covenants, agreements, terms, provisions, conditions or limitations
contained in this Lease on its part to be performed or complied with.

In case any action or proceeding is brought against Landlord by reason of any
such claim, Tenant, upon written notice from Landlord, shall, at Tenant's expense, resist
or defend such action or proceeding by counsel approved by Landlord in writing, which
approval Landlord shall not unreasonably withhold. Tenant's indemnity, as stated
above, shall survive the expiration or other termination of this Lease.

VILI.

Damage and Condemnation

- Damage and Destruction. In the event that the Building or any part thereof shall,
while this Lease continues, be partially destroyed by fire or other casualty to the extent
of less than fifteen (15%) percent of the value of the Building, the Landlord shall, upon
its receipt of insurance proceeds therefor, forthwith repair, rebuild or restore the Building
as speedily as practicable to a state substantially similar to that before said damage or
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destruction. In the event that the Building shall be partially destroyed by fire or other
casualty to the extent of fifteen (15%) to fifty (50%) percent of the value of the Building,
the Landlord shall have the option to rebuild and shall give notice to the Tenant of its
election within thirty (30) days of such damage and destruction. Notwithstanding the
foregoing, Landlord shall not be required to expend more than the amount of available
insurance proceeds for such reconstruction. If either the Building shall be destroyed to
the extent of greater than fifty (50%) percent of its value or if Landlord is unable to
restore the Leased Premises with one hundred eighty (180) days of the casualty, then
this Lease may be terminated by either Landlord or Tenant by written notice to the other
party, except that the Tenant shall be liable for Basic Rent and Additional Rent up to the
date when it vacates and ceases to do business from the Leased Premises. If the
Landlord is obligated or elects to rebuild hereunder and if the damage shall be such as
to render the Leased Premises partially or totally untenantable, a proportionate
reduction of Basic Rent and Additional Rent shall be made from the occurrence of such
casualty, until the Leased Premises are restored to a tenantable condition If this Lease
is terminated under this Section, then Tenant shall be entitled to receive a payment from
Landlord equal to the unamortized portion of Tenant’s Work, as set forth in Exhibit C, to
the extent such funds are received by Landlord from its insurance carrier.

- Taking of All. If at any time during the term of this Lease all or materially all of the
Leased Premises or the Building or so much of the Leased Premises or the Building
that the remaining area can no longer properly be used for the purpose for which the
same was being used prior to such taking, as reasonably determined by Landlord, shall
be taken by condemnation or eminent domain or for any public or quasi-public use
under any statute, including a deed to the condemning authority in lieu of taking, then
this Lease shall terminate and expire on the date that the Tenant shall be deprived of
possession by the taking authority, and the Basic Rent and Additional Rent provided to
be paid by the Tenant shall be apportioned and paid to the date such possession is
taken. In such event, any award received or sum accepted by a compromise
disposition or otherwise as a result of such condemnation or taking shall be distributed
to the Landlord only. The Tenant shall have the right to file and receive compensation
for moving expenses and costs or loss to which the Tenant might be put in removing the
Tenant's equipment, but not for the leasehold and provided the same does not reduce or
diminish the Landlord's award.

- Taking of Less Than All. If at any time during the term of this Lease any lesser portion
of the Shopping Center than that described in Section 7.2 shall be taken in any eminent
domain or condemnation proceeding, then this Lease shall continue and, if any portion
of the Leased Premises shall have been taken, then Basic Rent and Additional Rent
shall be proportionately reduced for the remainder of the term based on the rentable
square footage remaining after the taking.

VIII.

Assignment and Subleasing

- Definition of Assignment. For the purposes of this Article VIII, the definition of the
term "Assignment" shall include, but not be limited to, the following:
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(@)
(b)
(c)
(d)

(e)

the transfer of a majority or controlling interest in the Tenant;
the merger or consolidation of the Tenant into another corporation;
the division of the Tenant into two or more separate corporations;

any other transfer of the control or operation of the Tenant by operation of
law; and

any mortgage, pledge or hypothecation by Tenant of all or any of its
interest in this Lease.

- Assignment and Subletting. Tenant shall have no right to sublet less than the entire

Leased Premises. The Tenant shall not sublet the Leased Premises nor shall this
Lease be assigned without the prior written consent of the Landlord which consent shall
not be unreasonably withheld, conditioned or delayed subject to the provisions of this
Article VIII. Landlord recognizes that Tenant may at some point during the term of this
lease sell its business and assign this lease to the buyer. Tenant recognizes that
Landlord’s consent to a requested assignment of the Lease may require the assignee to
personally guaranty the lease and provide other evidence, as described below, of an
ability to perform the Tenant’s obligations under the Lease. Any requested sublease or
assignment shall be subject to the following express conditions:

(f)
(9)

(i)

()

Tenant fully complies with the provisions of Section 8.3(a);

The proposed assignee or subtenant assumes all of Tenant's obligations
under this Lease pursuant to an assumption agreement satisfactory to
Landlord in both form and content. In the event of a partial sublet the
subtenant shall only be required to assume all of Tenant's obligations with
respect to the sublet portion of the Leased Premises;

The proposed use of the Leased Premises, or the relevant part thereof,
must comply with the permitted use under Section 3.1 above;

The proposed assignee or subtenant is a reputable person of good
character and with sufficient business experience and net worth to meet its
obligations under the Lease; and

Tenant reimburses Landlord for all its reasonable costs and expenses,
including reasonable attorney fees, incurred in connection with reviewing
Tenant's proposed assignment or subletting.

VIII.2. - Procedures for Assignment and Subleasing.

(@)

If the Tenant wishes to sublet the Leased Premises or any portion thereof,
or assign this Lease, it shall give the Landlord notice in writing of its
intention to enter into such assignment or sublease at least sixty (60) days
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prior to the commencement date of such assignment or sublease. This
notice shall include at least the following:

(i)The name and address of the proposed subtenant or assignee.

(ii)A current financial statement of the proposed subtenant or
assignee.

(i The proposed terms of such assignment or sublease including:
(1) The term of the assignment or sublease.
(2) The rent to be paid for the assignment or sublease.

(3) Confirmation that the proposed use complies with Section
3.1 above.

(4) In the case of a sublease of less than the entire Leased
Premises, a description of the premises to be sublet.

(5) Any other terms agreed to between the Tenant and the
proposed assignee or subtenant.

(b) In accordance with the terms of Section 8.2, the Landlord shall have the
option, within thirty (30) days after receipt of the notice referred to in
Subsection (a) above to do any one of the following:

(i)To consent to the proposed assignment or subleasing; or
(i) To withhold consent to the proposed assignment or subleasing
provided Landlord’s action is reasonable and the reason

therefor given to Tenant;

- Limitations on Consent to Assignment or Subletting. Any consent given by the
Landlord to any assignment or subletting:

(c) shall not release the original Tenant from responsibility for the
performance of all of the terms and provisions of this Lease for the period
up to the Landlord approved assignment. If Landlord approves an
assignment then the original Tenant, and the guarantors of the original
Tenant’s obligations under this Lease, shall not be liable for any tenant
obligations under this lease first arising after the Landlord-approved
assignment;

(d)  shall not be construed as a waiver of the duty of the Tenant or the legal
representatives, successors or assigns of the Tenant to obtain from the
Landlord consent to any other or subsequent assignment or subletting of
the Leased Premises including, but not limited to, sub-subletting;
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(e)  shall not be construed as modifying or limiting the rights of the Landlord
under this Article;

() shall not be construed as modifying any provision of this Lease unless
Landlord specifically consents in writing to the change; and

(g)  shall not be construed to apply to any transaction other than the one
specifically consented to or acquiesced in.

Any acquiescence by Landlord in any assignment or sublease without its express
written approval shall not release the Tenant, or the guarantors of Tenant’s obligations
hereunder, from all of its obligations under this Lease.

- Disposition of Proceeds. In the event of any assignment or sublease without
Landlord’s consent the Tenant shall pay to the Landlord, as Additional Rent, one-half
(*2) of the amount by which the Basic and Additional Rent reserved in such sublease or
assignment exceeds the Basic and Additional Rent reserved in this Lease. For the
purposes of this Section, any consideration received by the Tenant for an assignment or
sublease, whether in money, in credit on account of outstanding debts, in services or in
kind, in a lump sum or in periodic payments, shall be included in and be deemed to be a
part of the Basic and Additional Rent reserved under the assignment or sublease. The
Tenant shall make any payments due to the Landlord under this Section at the time any
payment or other consideration is received by the Tenant from its assignee or
subtenants.

IX.
Default
- Default. Each of the following shall be an Event of Default by Tenant:

(@) Failure of the Tenant to pay any Basic Rent or Additional Rent for ten (10)
days after the same shall become due and payable; provided Landlord
agrees to give Tenant notice of nonpayment not more than twice in any
twelve month period (and only once per month) during the term of this
Lease and an additional five (5) day cure period prior to declaring an
Event of Default under this Subsection 9.1(a);

(b)  Any assignment made of the property of Tenant or any guarantor of
Tenant's obligations hereunder for the benefit of creditors;

(c)  The appointment of a receiver, trustee or assignee for the Tenant or any
guarantor with respect to all or substantially all of its assets;

(d)  The declaration of bankruptcy or insolvency by the Tenant or any
guarantor of Tenant's obligations hereunder;
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(i)

The commencement of any bankruptcy proceedings by or against the
Tenant or any guarantor of Tenant's obligations hereunder, provided,
however, the commencement of an involuntary proceeding against Tenant
or any Guarantor shall not be an Event of Default if dismissed within sixty
(60) days following commencement;

The abandonment of the Leased Premises by Tenant;

Failure to open for business with the general public for fifteen (15)
consecutive days;

Failure to pay in full for Tenant's Work as and when due as set forth in
Exhibit C;

Surrender or other termination of Tenant’s liquor license as issued by the

State of Connecticut;

()

(k)

Issuance of two or more Orders by the State of Connecticut requiring the
closure of Tenant’s business at the Leased Premises for liquor control
violations exceeding five (5) days in aggregate during the term of this
Lease as it may be extended from time to time;

Failure by Tenant to provide Landlord within ten (10) days of Landlord’s
request with written evidence of proper periodic cleanings of all grease
traps and kitchen hood assemblies and duct work not less frequently than
every 60 days throughout the entire term of the Lease; or

Neglect or failure by the Tenant to perform or comply with any of the
agreements, terms, covenants or conditions of this Lease, other than
those referred to subsections (a) through (k) above, for a period of thirty
(30) days after notice from the Landlord to the Tenant specifying the items
in default, or in the case of a default which cannot with due diligence be
cured within such thirty (30) day period, failure of the Tenant within such
thirty (30) day period to commence to cure the same and thereafter to
prosecute the curing of such default with due diligence and to completion;

- Landlord's Remedies. Upon the occurrence of an Event of Default by Tenant,

Landlord may pursue any and all remedies available to it at law or in equity. At the
option of Landlord, terminate and come to an end on the date specified in a notice of
cancellation from Landlord to Tenant, and Tenant shall quit and surrender the Leased
Premises to the Landlord as if the term hereunder ended by the expiration of the time
fixed herein, but Tenant shall remain liable for all sums accruing prior to the termination
of this Lease.

If an Event of Default occurs and Landlord elects not to terminate this Lease,

then (a) Landlord shall have the immediate right, pursuant to legal process, if any be
applicable, to either pay any sums or do any act on behalf of Tenant, in order to cure a
default by Tenant, and any sums expended by Landlord, together with interest thereon
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shall be immediately due and payable by Tenant to Landlord, or (b) Landlord may,
pursuant to legal process, if any be applicable, re-enter the Leased Premises and
Landlord may remove all persons and property from the Leased Premises and such
property may be removed and stored in a public warehouse or elsewhere at the cost of,
and for the account of, Tenant without Landlord being deemed guilty of trespass or
becoming liable for any loss or damage which may be occasioned thereby.

In addition, if an Event of Default occurs, then whether or not Landlord terminates
this Lease, Landlord may, pursuant to applicable law, exercise its rights as a secured
creditor on any property of Tenant on which it holds a security interest, and, in addition,
Landlord may elect to re-enter or take possession pursuant to legal proceedings or
pursuant to any notice provided for by law. Upon Landlord's election to re-enter or to
take possession it may make such alterations and repairs as may be necessary in order
to relet the Leased Premises or any part thereof, for such term or terms (which may be
for a term extending beyond the Lease Term) and at such rentals and upon such other
terms and conditions as Landlord in its commercially reasonable discretion may deem
advisable and upon each such reletting all rentals received by Landlord form such
reletting shall be applied first, to the payment of any indebtedness other than Basic Rent
and Additional Rent due hereunder from Tenant to Landlord, second, to the payment of
the cost of any such alterations and repairs, third, to the payment of Basic Rent and
Additional Rent due and unpaid hereunder, and any amount remaining shall be held by
Landlord and applied in payment of future Basic Rent and Additional Rent as the same
may become due and payable hereunder. If such rentals received from such reletting
during any month be less than the Basic Rent and Additional Rent to be paid during that
month by Tenant hereunder, then Tenant shall pay any such deficiency to Landlord.
Such deficiency shall be calculated and paid monthly. Landlord may recover from
Tenant, from time to time, all damages it may incur by reason of Tenant's default,
including the cost of recovering the Leased Premises, reasonable attorneys' fees and
the present value, at the time of such termination, of the excess, if any, of the amount of
Basic Rent and Additional Rent and charges equivalent to rent reserved in this Lease
above rental value of the Leased Premises for the remainder of the stated term, all of
which amount shall be immediately due and payable from Tenant to Landlord.

- Non-Waiver. The Landlord's failure to act upon breach of any of the covenants of this
Lease by the Tenant shall in no way constitute a waiver of the rights of the Landlord, at
any time in the future, to act upon such default; nor shall any such failure to act prevent
the Landlord from acting in the event of any other or further breach of the Tenant's
covenants. No provision of this Lease shall be deemed to have been waived unless
such waiver is in writing signed by the Landlord. No payment by the Tenant or receipt
by the Landlord of a lesser amount than the Basic Rent or Additional Rent then due
shall be deemed other than on account of the earliest rent then unpaid, nor shall any
endorsement or statement on any check or any letter accompanying any check or
payment as rent be deemed an accord and satisfaction, and the Landlord may accept
such check or payment without prejudice to the Landlord's right to recover the balance
of such rent or pursue any other remedy provided for in this Lease.

- Waiver by the Tenant. The Tenant hereby waives any demand for Basic Rent and
Additional Rent, re-entry for condition broken, or other formalities to which the Tenant

18



may be entitled after an Event of Default. Tenant hereby expressly waives any and all
rights of redemption granted by or under present or future laws in the event of Tenant
being evicted or dispossessed for any reasonable cause or in the event of Landlord
obtaining possession of the Leased Premises by reason of the violation by Tenant of
any of the provisions of this Lease or otherwise under the terms of this Lease. The
acceptance of Basic Rent and Additional Rent or failure to re-enter by the Landlord after
such default shall not be held to be a waiver of its right to terminate this Lease, and the
Landlord may re-enter and take possession thereof the same as if no rent had been
accepted after such default. Tenant expressly waives any right of defense which it may
have to claim a merger and neither the commencement of any action or proceeding nor
the settlement thereof or entering of judgment therein shall bar Landlord from bringing
subsequent actions or proceedings from time to time.

- Self-Help. If the Tenant fails, within ten (10) days' after written notice from Landlord,
to proceed with due diligence to perform any of its obligations and covenants contained
in this Lease, Landlord may, but shall not be required to, and in addition to any other
rights of Landlord hereunder or at law or in equity, perform the same and the expenses
thereof incurred by the Landlord shall be collectable as Additional Rent after rendition of
a bill or statement therefor.

- Landlord's Default. Landlord shall in no event be in default in the performance of any
of its obligations in this Lease contained unless and until Landlord shall have failed to
perform such obligation within thirty (30) days, or such additional time as is reasonably
required to correct any such default, after notice by Tenant to Landlord properly
specifying wherein landlord has failed to perform any such obligation.

- Provisions Not Exclusive. Any and all rights and remedies herein created for the
Landlord shall be cumulative, and the use of one remedy shall not be taken to exclude
or waive the right to the use of another. The foregoing rights and remedies are not
intended to be exclusive but as additional to all rights and remedies the Landlord would
otherwise have by law.

- Attorney's Fees. In any legal action brought under this Lease, the non-prevailing party
shall reimburse the prevailing party upon demand for all reasonable costs and
expenses, including without limitation reasonable attorneys' fees, incurred by the
prevailing party in the action.

Subordination and Relationship of the Parties

- Subordination. The Tenant agrees that this Lease shall be and hereby is
automatically subordinate to any present or future mortgage on the Building or Land.
Without limiting the foregoing, the Tenant agrees, if so requested in writing by the
Landlord, to sign any documents required to evidence such waiver and surrender any
and all right of prior lien which the Tenant has, might have, or ought to have by virtue of
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this Lease over any mortgage or mortgages which now are or shall hereafter be placed
upon the Leased Premises, the Building or Land or any part thereof. The Tenant hereby
appoints the Landlord as its attorney-in-fact to execute any and all documents
necessary to effect such waiver and surrender of rights or priority. The Tenant agrees
that such mortgage or mortgages shall take precedence over this Lease and shall be
entitled to the same rights and benefits, both at law and in equity, as said mortgage or
mortgages would have had if executed, delivered and recorded prior to the lien of this
Lease.

- Estoppel Certificate. Tenant shall, from time to time upon written request by Landlord,
execute and deliver to Landlord within ten (10) days of such written request, a written
declaration in recordable form: (1) ratifying this Lease; (2) expressing the
commencement and termination dates thereof; (3) certifying that this Lease is in full
force and effect and has not been assigned, modified, supplemented or amended
(except by such writings as shall be stated); (4) that all conditions under this Lease to
be performed by Landlord have been satisfied, or stating those alleged to remain
unsatisfied; (5) that there are no defenses or offsets against the enforcement of this
Lease by Landlord, or stating those claimed by Tenant; (6) the amount of advance rent,
if any, paid by Tenant; (7) the date to which rent has been paid; and (8) those elements
necessary to record a statutory notice of lease. Landlord's mortgage lenders and/or
purchasers shall be entitled to rely upon Tenant's estoppel certificate.

- No Joint Venture. Notwithstanding any obligation from one party to the other herein,
the parties hereto state that they have not created and do not intend to create by this
Lease a Joint Venture or Partnership relation between them; it being their sole purpose
and intent to create only a Landlord-Tenant relationship.

- Modification for Mortgagees. In the event that any present or future financial
institutions or insurance companies which hold a mortgage on the Leased Premises or
any part thereof shall request any modification of this Lease, then the Tenant agrees to
execute the same, provided that such modification does not materially increase the
liability of the Tenant nor materially decrease the responsibility of the Landlord
hereunder.

XI.

Security Deposit, Security Interest & Guaranty

The Tenant shall deposit with the Landlord the sum of $8662.00 as security for
the performance by the Tenant of the terms of this Lease. Landlord shall have no
obligation to pay interest on the security deposit and may commingle it with its other
assets. The Landlord may use, apply or retain the full security deposit or any part of it
to the extent required for the payment of any Basic Rent, Additional Rent or other sum
as to which the Tenant is in default or for any sum which the Landlord may expend or
may be required to expend by reason of the Tenant's default with respect to any of the
terms of this Lease, including, but not limited to, any damages or deficiencies in the
reletting of the Leased Premises, whether such damage or deficiency occurred before
or after summary proceedings or any other re-entry by the Landlord. In the event that
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the Tenant shall comply with all the terms of this Lease, the security shall be returned to
the Tenant after the date fixed as the end of this Lease and the delivery of possession of
the Leased Premises to the Landlord. In the event of the sale of the Leased Premises,
the Landlord shall have the right to transfer the security to the vendee, and the Landlord
shall thereupon be released from all liabilities for the return of such security. In such
event, the Tenant shall look solely to the new Landlord for the return of such securities.
The Tenant shall not assign or encumber the money deposited as security, and neither
the Landlord nor its successors or assigns shall be bound by any such assignment or
encumbrance. In the event of bankruptcy or other creditor-debtor proceedings against
Tenant, all security deposits held by Landlord shall be deemed to have been applied to
the payment of rent and other charges due Landlord for all periods prior to the filing of
such proceedings to the extent of any such rent or other charges due.

As additional security for the Tenant’s performance of all its obligations under this
Lease Tenant grants Landlord a security interest in all goods owned by Tenant, and all
additions, substitutions and replacements thereto, now or hereafter located in the
Leased Premises.

In addition, Tenant shall also cause Staci Serrao to provide Landlord with her

personal guaranty of Tenant’s obligations under this Lease in the form attached hereto
and made a part hereof as Exhibit D.

XIl.

Extension Option

Intentionally omitted

Article XIII

Termination and Surrender

Section 13.1 - Condition of Premises. Upon expiration or other termination of this
Lease, the Tenant shall:

(a) Quit and surrender the Leased Premises, broom cleaned and in good
condition, reasonable wear and tear excepted.

(b) Remove from the Leased Premises its goods and effects and those of all
persons claiming under the Tenant, such goods and effects to include but
not be limited to all movable partitions erected by it, appliances, shelving
and all other equipment, stock and materials which the Tenant may have
installed in or brought upon the Leased Premises, provided, however, that
the Tenant shall, at its own expense, repair all damage to the Leased
Premises by reason of such removal.

21



All repairs, alterations, other improvements or installations made to or upon the
Leased Premises which are so attached to the realty that the same will be, by law,
deemed to be a part of the realty shall be the property of the Landlord and remain upon
and be surrendered with the Leased Premises upon the termination of the term of this
Lease. Notwithstanding the foregoing, all trade fixtures, lighting fixtures and signs,
whether by law deemed to be a part of the realty or not, installed by the Tenant or
anyone claiming under the Tenant at any time, shall remain the property of the Tenant or
such persons claiming under the Tenant and may be removed by the Tenant or such
persons claiming under the Tenant at any time or times during the term of this Lease.

Section 13.2 - Holding-Over. If the Tenant remains on the Leased Premises beyond the
expiration of this Lease or any renewal or extension thereof without the written consent
of the Landlord, such holding-over shall be deemed to create a tenancy at sufferance at
a daily rate equal to one hundred fifty percent (150%) of the per diem rental rate in
effect for the last Lease Year (the sum of Annual Basic Rent and Annual Additional Rent
divided by three hundred sixty-five (365)) and the Landlord shall have, in addition, all of
the rights and remedies reserved to it under this Lease. Tenant shall also pay over to
Landlord and indemnify and save Landlord harmless from and against all liabilities,
suits, actions, damages, costs and expenses, penalties and claims arising out of
Tenant's holding over in the Leased Premises including without limitation all third party
claims against Landlord. Tenant's indemnity, as stated above, shall survive the
expiration or other termination of this Lease or the tenancy at sufferance as stated
above.

Article XIV.

Concluding Provisions

Section 14.1 - Broker. The Landlord and the Tenant hereby represent and agree that
they have neither communicated nor dealt with any real estate broker or agent in
connection with the Leased Premises or the transaction contemplated herein other than
Eric Litsky of Litsky Associates (“Landlord’s Broker”) and that no broker or agent is
entitled to any commission or any other remuneration on account of this transaction
other than Landlord’s Broker. Landlord agrees to pay any commission due Landlord’s
Broker any commission due Landlord’s Broker pursuant to a separate written
agreement between them. The Landlord and the Tenant agree that if either has
communicated or dealt with any real estate broker or agent other than Landlord’s Broker
who makes a claim for commission in connection with this transaction, then the party so
communicating or dealing shall indemnify and hold the other party harmless against any
costs or expenses, including the cost of defense, resulting from any such claim.

Section 14.2 - Amendments. This Agreement shall not be amended, modified, altered
or changed in any respect whatsoever except by further agreement, in writing, duly
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executed by each of the parties hereto.

Section 14.3 - Successors. Except as limited by Article VII, this Agreement shall be
binding upon and inure to the benefit of the parties hereto and to their respective heirs,
successors, personal representatives and assigns.

Section 14.4 - Construction. The parties agree that this document shall not be
construed more severely against one of the parties than the other.

Section 14.5 - Captions. The captions of this Agreement are for convenience and
reference only and in no way define, describe, extend or limit the scope or intent of this
Agreement or of any provision hereof.

Section 14.6 - Notice. Any notice, demand, offer or other written instrument ("Notice")
required or permitted to be given, made or sent under this Lease shall be in writing,
signed by or on behalf of the party giving such Notice and shall be hand delivered or
sent, postage prepaid, by Registered or Certified Mail, Return Receipt Requested, or by
a national overnight courier service, such as Fedex or UPS, addressed as follows:

TO LANDLORD:

TO TENANT:

Either party may change its address set forth in this Section by giving notice to
the other party in accordance with this Section.

Notice shall be effective upon hand delivery or, if by over courier service or
certified mail, the date of receipt or rejection evidenced on the return receipt or, if no
return receipt, three (3) business days from posting in the U.S. mail.

Section 14.7 - Counterparts. This Agreement shall be executed in two or more
counterparts each of which shall be deemed an original.

Section 14.8 - Partial Invalidity. The invalidity of one or more of the phrases, sentences,
clauses, Sections or Articles contained in this Agreement shall not affect the remaining
portions so long as the material purposes of this Agreement can be determined and
effectuated. If any portion of this Agreement may be interpreted in two or more ways,
one of which would render the portion invalid or inconsistent with the rest of this
Agreement, it shall be interpreted to render such portion valid or consistent.

23



Section 14.9 - Limitation of Liability. Anything in this Lease to the contrary
notwithstanding, Tenant agrees that it shall look solely to the estate and property of the
Landlord in the Shopping Center and subject to the prior rights of any mortgagee of the
property and subject to Landlord's rights under a leasehold interest of the Land or part
thereof, if any, for the collection of any judgment (or other judicial process) requiring the
payment of money by Landlord in the event of any default or breach by Landlord with
respect to any of the terms, covenants and conditions of this Lease to be observed and/
or performed by Landlord, and no other assets of the Landlord, or any of its partners,
shall be subject to levy, execution or other procedures for the satisfaction of Tenant's
remedies.

Section 14.10 - Joint and Several Liability. If this Lease is executed by more than one
person or entity as Tenant, each of such persons and entities shall be jointly and
severally liable for the performance of all of the Tenant's obligations set forth in this
Lease.

Section 14.11 - Connecticut Law. This Agreement shall be governed by, construed and
enforced in accordance with the laws of the State of Connecticut.

Section 14.12 - Waiver of Jury Trial. The parties hereby waive trial by jury in any action,
proceeding or counterclaim brought by either party.

Section 14.13 - Notice of Lease. The Parties agree that they will not record this Lease,
but both parties shall, upon the request of either, execute and deliver a notice or short
form of this Lease in accordance with any applicable statutes. If this Lease is
terminated before the Term expires, Landlord may file in the name of the Landlord and
Tenant a notice of such termination to be recorded. The notice of termination need not
be executed by the Tenant but the Tenant agrees to execute the same at the Landlord's
request. All governmental charges attributable to the execution or recording of such
notice or short form Lease shall be paid by the party requesting such recording.

Section 14.14 - Number and Gender. Any reference to the masculine gender shall be
deemed to include the feminine and neuter genders, and vice versa, and any reference
to the singular shall include the plural, and vice versa, unless the context otherwise
requires.

Section 14.15 - Force Majeure. Except as otherwise specifically provided elsewhere in
this Agreement, in any case where either party hereto is required to do any act (other
than the Tenant's obligations to pay Basic Rent and Additional Rent and to maintain
insurance under this Lease), the time for such performance shall be extended by the
period of delays caused by fire or other casualty, labor difficulties, shortages of labor,
materials or equipment, government regulations or other causes beyond the reasonable
control of such party.

Section 14.16 — Entire Agreement. All understandings and agreements heretofore had
between the parties are merged in this Agreement which alone fully and completely
expresses their understanding.
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Signed this day of October 2021.
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EXHIBIT A

Diagram of Leased Premises
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EXHIBIT B

Rules and Requlations

No awnings, aerials or other projections shall be attached to the outside walls or
roof of the Building without the prior written consent of the Landlord, which the
Landlord shall not be required to give.

The Tenant and the employees and patrons of the Tenant shall not obstruct or
encumber the sidewalks, entrances, passages, vestibules or hallways of the
Building and shall use them only for ingress and egress to and from the Leased
Premises. Tenant shall not discard anything out of the doors, windows or
skylights of the Leased Premises.

No signs, curtains, blinds, shades or screens shall be attached to or hung or
used in connection with any window or door of the Leased Premises without the
prior written consent of Landlord which consent shall not be unreasonably
withheld, conditioned or delayed. Any product displays or advertising material
visible from the exterior of the Building must conform to any applicable town
regulations.

No showcases or other articles shall be put in front of or fixed to any part of the
Building nor in the halls, corridors or vestibules without the prior written consent
of the Landlord which Landlord may withhold in its sole discretion.

The Tenant may install additional locks or bolts upon any of the doors or windows
of the Leased Premises, provided that Tenant turns over to Landlord keys for any
such locks or bolts. The Tenant shall not make any changes in existing locks or
the mechanism thereof. Upon the termination of its tenancy, the Tenant shall turn
over to the Landlord all keys to the Leased Premises, the Building, restrooms,
storage rooms, or any other keys that the Tenant may have pertaining to the
Leased Premises. In the event of the loss of any keys furnished to the Tenant by
the Landlord, the Tenant shall pay to the Landlord the cost of replacing the same.

The Tenant, its employees and agents, shall place all trash and refuse in the
receptacles provided by Tenant’s sanitation contractor. All trash and refuse shall
not be allowed to accumulate in Leased Premises, the Building, or any portion
thereof, or outside the Building, except in the appropriate marked receptacles.

7. The Tenant, its employees and agents, shall not block or obstruct any

doorways between the Leased Premises and either any common areas of
the Building as shared with other tenants or the exterior of the Building.
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10.

11.

12.

13.

14.

15.

16.

17.

The sinks, toilets and other plumbing fixtures shall not be used for any
purposes other than those for which they were constructed, and no coffee
grounds, tea leaves, sweepings, rubbish, rags or other substances shall
be thrown therein. All damages resulting from any misuse of the fixtures
shall be borne by the Tenant who, or whose servants, employees, agents,
visitors or licensees, shall have caused the same.

The Tenant shall not make nor permit to be made any unseemly or
disturbing noises or disturb or interfere with occupants of the Building,
whether by the use of any musical instrument, radio, talking machine, non-
musical noise, whistling, singing or in any other way.

No sign, advertisement, notice or other lettering shall be exhibited,
inscribed, painted or affixed by the Tenant on any part of the outside or
inside of the Leased Premises or Building without the prior written consent
of the Landlord. In the event of the violation of the foregoing by the
Tenant, the Landlord may remove same without any liability and may
charge the expense incurred by such removal to the Tenant violating this
rule.

No bicycles, vehicles or animals of any kind shall be brought into the
Building. Bicycles and vehicles may be kept in the parking areas.
Animals may not be kept inside a vehicle in the parking area.

No Tenant shall cause or permit any unusual or objectionable odors to be
produced upon or permeate from the Leased Premises.

No space in the Building shall be used for manufacturing, for the storage
of merchandise or for the sale of merchandise, goods or property of any
kind at auction.

Tenant shall keep the Leased Premises free of pests or vermin at Tenant's
cost and expense.

No Tenant, nor any of the Tenant's servants, employees, agents, visitors
or licensees, shall at any time bring or keep upon the Leased Premises
any inflammable, combustible or explosive fluid, chemical or substance
except as necessary for Tenant’s business and only if properly
safeguarded as approved by Landlord.

All removals, or the carrying in or out of any safes, freight, furniture,
medical equipment or other bulky matter of any description must take
place during the hours which the Landlord or its agent may determine from
time to time.

Landlord reserves the right to implement and enforce reasonable parking
regulations for the Shopping Center.
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18.  The above rules and regulations are imposed for the Landlord's benefit,
and Landlord shall have the sole discretion as to enforcement, in whole or
in part, of the same, and no action shall be brought by the Tenant against
the Landlord for any alleged violation of such rules and regulations by any
other Tenant.

EXHIBIT C

Tenant’'s Work

Landlord agrees to provide Tenant with an allowance of up to (“Tenant
Allowance”) for construction work to be performed by Tenant’s contractors within the
Leased Premises (“Tenant’s Work”) including space planning and design services as
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well as all working/construction drawings necessary for the completion of Leased
Premises for Tenant’s use). The Tenant Allowance shall not be utilized for: (a) moving
costs of any kind; (b) telephone and data line installation; or (c) furniture, fixture and
equipment purchase, lease, tear-down, relocation or installation. Tenant shall NOT
receive any credit of any kind for any unused portion of the Tenant Allowance.
Tenant’s Allowance will be paid by Landlord to Tenant upon the satisfaction of all the
following conditions: (i) Issuance of an unconditional certificate of occupancy for
Tenant’s restaurant use in the Leased Premises; (ii) Delivery by Tenant to Landlord of
lien waivers as executed by all contractors and materialmen used by Tenant in
connection with Tenant’s Work; and (iii) Tenant opening its restaurant in the Leased
Premises for business with the general public.

Tenant, and NOT LANDLORD, is responsible for all costs related to the installation of
furniture, fixtures and equipment for Tenant’s use in for the Leased Premises, including,
without limitation, all equipment and improvements required to meet any and all building
and fire/safety codes and regulations.
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EXHIBITD

GUARANTY
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	Premises and Term
	Rent
	Use of Premises
	- Compliance with Laws.  Throughout the term of this Lease, the Tenant, at its sole cost and expense, will promptly comply with all present and future laws, ordinances, orders, rules, regulations and requirements of all Federal, State and municipal governments, departments, commissions, boards and officers and all orders, rules and regulations of the National Board of Fire Underwriters, the local Board of Fire Underwriters or any other body or bodies exercising similar functions, foreseen or unforeseen, ordinary as well as extraordinary, which may be applicable to Tenant's  specific use  of the Leased Premises as stated in Section 3.1 above, or as otherwise permitted by Landlord. Nonetheless, Tenant shall not be responsible for any costs associated with compliance with any such changes in law, etc to the extent the changes are of general application and not limited to Tenant’s specific permitted use.
	Section 3.4 – Hazardous Waste.  For the purpose of this Section 3.4 medical, regulated, toxic and hazardous materials, all as may be defined under any federal or Connecticut law or regulation intended to protect human health or the environment as may be amended from time to time, are hereinafter referred to as "Hazardous Materials".  Waste products generated by the use, handling and storage of such Hazardous Materials are hereinafter referred to as "Hazardous Waste". Tenant shall not take any action which would cause the Leased Premises or the Shopping Center to be deemed to be an “establishment” under Connecticut law.  In the event Tenant improperly disposes or otherwise spills any petroleum products, Hazardous Materials or Hazardous Waste in the Leased Premises or Building or on the Land ("Spill"), it shall be Tenant's respon sibility to monitor, remediate and remove such Spill in accordance with all applicable federal, state and local laws and regulations.  Tenant shall indemnify, defend and hold Landlord and its agents and employees harmless from all losses and damages arising out of:  (a) Tenant’s actions creating an “establishment”, as defined above, within the Shopping Center; or (b) Tenant’s use, handling, storage and disposal of Hazardous Materials and Hazardous Waste and any Spill including, without limitation, all costs and expenses to contain and remove any contamination to the environment and all costs and expenses, (including but not limited to court costs and attorney's fees), arising out of any related:  third party damage claims for property damage or personal injury, including death, inves tigation, administrative proceeding, litigation, fine or order.  Tenant's indemnity, as set forth above, shall survive the termination or expiration of this Lease.
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