APPLICATION FOR BUILDING PERMIT
Town of Machias, Maine

Building Permit request for: . Date appllcatlon rec/éwed at Town Office: !
{ ) New Construction ( ) Expansion / Alteration 2 Fee Paid $ 2 ;3
{ ) Moving of Building { ) Reconstruction / Heplacement " / £ 4 {sﬁ
{ } Conversion to anather or different use Recipients Initials: (‘;
Name of Applicant: DDW\ ?/CC‘D* QA}M“\V\"“ 394 \’*D"‘b\f) \)f al - MWVD&\\AV—(F\\W\ b’\/p&'
(or Agent)

Address of Applicant: A\ m‘h \0 s WY ) WL DB \'-»C_) W\‘F’ S Y

Telephone:_L 20 ~ UR S8 -«

Address of Building(s):_ Tlo__ LA SN peadnws o MNE MY v/ ﬁ ,y%( i
Map :ﬂj? QL Lot [ I

Proposed Use: (Describe briefly use of structure such as nature of business or residence, single or multi-farily)

Indicate what other structures are located on the same Iot and the uses:

Coend Do\ Lwoacdhe Snepped  UNDA

(Refer to Town of Machias Building Permit Ordinance 01/26/1989 in answering all applicable sections below.)

1. {)Yes () No A waiver or variance is requested. (Attach separate sheet stating the request and reasons why you believe they should be allowed.)
M Yes ( ) Na A copy of the applicable town 1ax map showing lot location is attached.
M Yes { ) No The property is connected 10 the Machias Water Co. supply or can be connected. If the property is not, or cannet be connected to the Machias

Water Co. supply, water will be provided by:
( yWell ¢ ) Spring { ) Other
4, (f Yes ( YNo The property is connected to Town of Machias sewer system or can be connected. Attach a copy of the Sewer Entrance Permit and include

the location of the connection on the site plan if the project is 1c be connected to the Town of Machias sewer system.
5 ()Yes ( )No N\{\ A soil test has been conducted for installation of a septic system for sewage disposal.
(Attach a copy of test decument and diagram of the recommended septic location.)

8. {)Yes ( )No A site plan showing alt items listed in section 4A(3) of Machias Building Permit Ordinance is attached. The site plan should reflect the
e QK\ (H.N\L dimensions of the iot an which construction is to be undertaken specifically to include the road frontage measurement. The plan should also
include setback distances for the proposed construction from each boundasy and from the public road or private access road.
(f) Yes { ) No A copy of the deed, |ease, purchase and sales agreement, or other evidence of ownership or control of the real estate is attached.
()Yes M No Will surface water drainage adversely affect any neighboring properties?
() Yes () No Wil lighting reflect beyond lot ines or cause annoyance to neighboring properies?
10 ('J' Yeas { ) No Lot has & minimum of at least 100 feet of frontage on a town road or deeded private way.
11. Yes ( ) Ne The building lot is at least 15,000 square feet in size or farger.
12, (/Yes { YNo The building setback will be at least 35 feet from the front of the Iot.
13. (\A Yes ( ) No Side and rear distances from the lot lines are at least 15 feet to proposed building.
14. () Yes (ViNo The proposed structure will be no more than 50 feet above ground level, including chimneys, stacks or cther protrusions that are part of the
structure,
15. (Jﬁ Yes ( )No There will be sale vehicular entrance and exit to public or private roads that border the Iot. (Indicate vehicie driveway on site plan.)
16. () Yes (‘Jf No Will the proposed activity involve the installation or change of use of a driveway providing access to a state highway? [f so, an entrance permit

from the Department of Transportation must be obtained prior to any issuance of permits and attached to this application.
17. There will be 82k . N off street parking spaces as shown in site plan.
18. Commercial, industrial, and residential structures are required to comply with centain federal and/or state minimum standards and regulations
By initialing the items set forth below, the applicant is acknowledging awareness of, and compliance with, any applicable federal and state
regulations and has attached copies of all approved permits that may be required. Indicate below which items apply to this building permit
application and certify compliance by initialing the appropriate below:

Water Supply Pue Water Poliution Do Flood Hazard Development Parmit o~
Air Poliution B Soil Ergsion | Maine DOT Entrance Permit PaA
Shoretand Zoning _E\AJL Surface Drainage i st Sewer Connection Permit ﬂgb
Sewage Poliuton Qi Noise Level Pl Natural Resources Protection Act Permit bW
Other

P bb
19. Estimated cost of proposed bulldlng ar structure(s): $ u( 5‘5 \?)0

20. Name, address and telephone number of contractor or builder:’rbﬂf\ Ve Mne W ES Covenar e\ V\f\{}s{\fi\%amj\ 4L e\'\\3
Locnimagioh Dtasiopeak T2 52 S b Wrrasa g, omdel A8 S

21. { have read and understand the Town of Machias Building Permit Ordinance and herby make application for a permit based on the information

contained above and request the Planning Board to act on this application at its next scheduted manthly mesting.

Signature of Applicant: ( W\N‘d\ (J\fu uf\\o.{}n&\(r JC 'D‘c\u(\?,c\ﬁ“‘?(_)m’&’\h\w\’?’\ \w \VE e \L(.\r\a_\o\\\\g_i—w\ Da ﬁﬁ)

NOTE: Although not required, it is recommended that the applicant, or a duly appointed representative attend the meeting at which the application for a Building Permit is to be
considered.

For Plarning Beard use;
Building Permit: { ) Approved { ) Denied By the Planning Board on (Date):

Autherized Planning Board Signature;
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Town of Machias

104 0 g,
o !’;),"
(]

#shachias® Town Office
= Incarparid > 7 Court Street, Suite #1
Yy P.0.Box 418 .
Machias, ME 04654
‘MEMORANDUM

To all interested parties (i_.e. Property Owners, Contractors, Plumbers, Planning Board Members)

In all cases where a new or existing building is connecting to the Town-of Machias municipal sewer
collection system no unauthorized persons shall uncover, make any connections with or opening into,
use, alter, or disturb any public sewer or appurtenance thereof without first obtaining a written permit from
the Town of Machias or authorized representative (See Section 400.1 of the Sewer Use Ordinance for the
Town of Machias adopted 03/25/2000.) '

Fees for all permits shall be paid at the time of filing application in accordance with the most recently
adopted fee schedule set by the Machias Board of Selectmen. '

Private sewer disposal shall be regulated by the Machias Sewer Use Ordinance, (See Section 300.0 of
the Sewer Use Ordinance for the Town of Machias adopted 03/25/2000.)

In addition, all construction standards pursuant to the installation of building sewers, found in Section
400.0 of the Sewer Use Ordinance for the Town of Machias, will be followed during the installation of all

building sewers.

Telephone: (207)-255-6621 Fax: (207) 255-56492 E-Mail: machiastownmanager @gmail.com
“Town of Machias is an equal opportunity/affirmative action employer.”



TOWN OF MACHIAS
RESIDENTIAL OR COMMERCIAL BUILDING SEWER APPLICATION

To the Town of Machias:

The undersigned, being the of the property

{Owner, Owner's, Agent)

located at g VW oM< ‘ - , does her’eby request a
(Number} (Street) :

permit to install, connect, or reconnect a building sewer to serve the

TownCast P\aze - Y abo Wi en D e omuxX__ at said location. |

{Residence, Commercial Building, etc.) (Map) (Lot)
1. The following indicated fixtures will ‘be connected to the proposed building sewer:
Number Fixtures Number Fixtures
K Kitchen Sinks Water Closets
Lavatories 05) Bath Tubs
Laundry Tubs % Showers
V) Urinals 05 Garbage Disposal
Specify other fixtures: 7
2 The maximum number of persons who will use the above fixtures are: _Lﬁmmak_
3. The name, address, and phone number of the person or firm who will perform the propose work:

FIRMS PERMIT EXPIRATION DATE:

4, Plans and specifications for the proposed building sewer are attached hereunto as Exhibit “A”.

In consideration of the granting of this permit, the undersigned agrees to:

1. Accept and abide by all provisions of the Sewer Ordinance of the Town of Machias, and all
other pertinent ordinances or reguiations that may be adopted in the future. (All sewer
laterals are to be connected at the main line with a praperly sized saddle or wye connector.)

2. Maintain the building sewer at no expense to the Town of Machias.
3. Notify the Superintendent 24 hours in advance of when the building sewer is ready for
inspection and connection to the public sewer, but before any of the work is covered.
(207) 255-3295
Signature: OJ\Q\W\WLMWQ MO Date: it)\l‘-f l Hy
U {Applicant) T
{Address of Appiicant)
RATES
Residential Sewer Line Reconnection Fee: $10.00 Per Unit
Commercial Sewer Line Reconnection Fee: $50.00 Per Unit
Residentiai New Sewer Line Connection Fee: $50.00 Per Unit
Commercial New Sewer Line Connection Fee: $300.00 Per Unit
R.V. Dumping Fee: $10.00 Per R.V,
Resident Dumping Fee: $ 50.00 Per Thousand Gallons

Non-Resident Dumping Fee: $ 50.00 Per Thousand Gallons



PERMIT AND INSPECTION:

Date application received at Town Office: Inspection fee paid: $

Recipients Initials:

Application approved and permit issued:

Date: - Signature:

{Superintendent or Town Manager)

inspected by: : Date inspected:

{PLEASE READ ITEM 3 ON PREVIOUS PAGE)

Sanitary Sewer Service Location
Town of Machias

Date instailed: Street:

Type, size of service pipe: Dwelling Number:
Connection at sewer main: Occupant:

Depth, end of service pipe: Owner(s):

Length of service pipe laid: '

Measured, located by:

Project Contractor:

Remarks:




DRAFT LEASE

THIS LEASE (the *“Lease”) is made this 13 day of July, 2016 (the “Execution Date”), by and

between Machias Moldings, LLC; a Maine limited liability company having a mailing address

of 2402 Route 2 Suite G, Hermon, Maine 04401 {(hereinafter referred to as "Landlord™), and

Down East Community Hospital, 2 Maine nonprofit hospital corporation with a mailing

address of 11 Hospital Drive, Machias, ME 04654 (hereinafter referred to as "Tenant™).

In consideration of their mutual covenants contained herein, Landlord and Tenant agree
as follows:

ARTICLE 1. PREVISES

1.1 Leased Premises. Landlord hereby leases to Tenant, and Tenant hereby leases

from Landlord, upon the terms and conditions of this Lease, the premises shown.on Exhibit A
attached hereto (hereinafter referred to as the "Premises” or "Leased Premises™) and located
within the shopping center located at 76 Dublin Street, Machias, Maine (hereinafter referred to
as the "Center") togethet with the-apputtenances specifically granted in this Lease, butreserving
and excepting to Landlord the use of the exterior walls, the roof'and the right {o install, maintain,
use, 1epair and. replace; pipes, diicts, coniduits and wites leading thmugh the Premises in locations
which will not materially interfere with Tenant's tise theteof and serving other paits of the Center.
For the: purposes of this Tease, the Premises contaiti 4,608 square: feet within a Center containing
at least 25:385 square feet that may, i the Landlord’s discretion, be expanded from time to-time
in the fiture.

1.2 Common Areas. Tenant shall have the nonexclusive use, in cominon with athexs
.entr{ied 1;0 use the same as: appurtenant 1o the- Pre.m;ses of sueh parkmg areas dﬁveways
e demgnated by Landlord ﬁrmm hme for time subject to Landlord § rules and regulaﬁons as
pmwded i this Lease. Landlord may at any time close temporarily any common-drea to make
repaiis or changes or to-discoutage non-custoner parking; arid may frofi tine o time, at
Landlord’s reasonable discretion, change the size, location and nature of any common ateas; or
eliminate portions of the common areas, so long as reasohable access iy maintaited to the
Premises.

1.3 Parking. Subject 1o. Tenant’s written consent, which consent. shall not be
inreasonably wrthheid <conditionied, or delayed, Landlord imay designate in writing specific areas
in which cars owtied by Tenarit and Tenant's officers, employees and agents must be patked,
which areas shall have a sufficient number of spaces to permit each.of Tenant’s employees-and

(RO450577.1 43147-058328:17718118




agents working within the Premises to park their cais. Landlord shall designate the four (4)
patking spots immetiately in front of the Premises for Tenant’s patwnts Tenant shall upon
writfen request furnish'to Landlord the license numbers of the cars.operated by Tenant and
Tenant's officers and enmployees that perform duties orservices.at the Prefises on a regulai basis:

ARTICLE 2. TERM

2.1  [Initial Term. Theinitial term of this Lease shall be a period of Ten {10} years
commencingon the date Landlord’s work, deseribed more fully in Section 10.5 and Exhibit C. is
completed (the “Commencement Date”).

22 Owtion to Extend, Tenant shall have the option to extend the initial term of this
Lease for one (1) renewal term of two {_) years (the “Renewal Tetin™)-commencing at the end of
the initial term, provided Tenant is not in-default under the terms of this Lease at the time of the
exercise of such option, and provided writteri niotice of intention 50 to extend is delivered to
Landlord at Jeast three (3) months prior to the expiration of the inifial term. Notwithstanding that
Ténant shall have failed to give written riotice 1o Landlord in accordance: with this Section 2.2,
“Tenant’s right to-extend the initial termshall nevertheless continug unti] fifteen (15) days after
Landlord shall have given Tenant wittten notice of Tenant's failure to give such notice. Except
as otherwise expressly provided in this Lease, all-agreements and conditions contained in this
Liase shall appiy to any Rengwal Term,

ARTICLE 3. BASE RENT; SECURITY DEPOSIT

3.1  BaseRent. Tenantcovenants and agrees to pay to Landlord, at Landlord's office
address of 2402 Rt: 2, Suite G, Hermon, Maine 04401 or atsuch other place as Landlord shall
fromi time to time designate in writing, monthly renit (the “Base Rent”) as-follows:

Year Rent/Square Foot - Annual Rent Monthly Rent
1-5 . $14.00 -$64,470.00. £5,372.50
6-10 $16.00 '$73,680.00 $6,140.00
11-12 (Renewal Term, | $17.60 - $81,048.00 $6,754.00

as applicable) : .

Tenant shall pay Base Rent to Landlord each month beginning o the Commencement
Date and on the fitst day of each calendar month thereafter during the term of the Lease.

3.2 Security Deposit.  Simultaneously with the execution of this Lease, Tenant
shall deposit with Landlord the-sum of Five Thousand Three Hundred Seventy Two Dollars
and. Fifty Cents ($5,372.50) as security for the performarice by Tenant of'each and every
obligation of Tenant under this Lease (the “Security Deposit”). In the event of any default by
Tenantunder this Lease, Landlord may réasonably apply or retain all or any part of suchi security
to curé the defauli orto reimburse Landlord for any sum, which. Landlord may reasonably spend
by reason of the default of Tenant hereunder. In the-case of every such application or tetention,

7118/18 LT e o S




Tenant shall, on detnand, pay to Landlord the-sum so applied o retained which shall be:added to
the Secur’ity Deposit s that the Securify Deposit’ shaﬂ Be rest@red fo. its origina! amwﬁt If at the
any balance thereof. shall be returned o Tenant Wl_thfmt interest, If Landlord reteins any portion
of the Security-Deposit; Landlord shall provide Tenant with a written itemization of expenses and
costs to-which the Security Deposit was applied.

3.3 Late Charge. If Tenant fails to pay partor all of the Base Rent ot Additienal Rent
(as provided below) when due, Tenart shall also pay interest equal to four percent (4%) per
‘month on the unpaid balance; prov1ded however, no interest shall accrue until five (5 business
days after Landlord gives written natice to- Tenant that pait or all of the Base Rent or Additional
Rent is‘overdue and Tenant has failed to pay the overdue amount within such time.

ARTICLE 4. ADDITIONAL RENT

- As used in this Lease, “Addifional Rent” means, collectively, property taxes payable by
Tenarit in accordarice with Section 5.1 and commion aréa chatués payable by Tenant in
accordance with Article 6,

ARTICLE 5. TAXES

51 Property Taxes. Tenant:shall also pay to Landlord, as additional rent, Tenant's pro
riita share of all property taxes (including without limitation all pubhc; special or betterment
-assessments and other govemmentai Tevies) imposed against the Centet (including the land,
building, and any elevators, air conditioning equipment, and other building machinery,
equipment, firhiture, furnishings and appurtenances for-the benefit of all occupants of the
Center). Tenant's share shall be a fraction, the nuterator of which i3 the number of square feet
of store-floor area of the Premises and the denominator is the total number of square Teet of store
floor area in the Center (as defiried in Arficle 1) whether ot not all other stores in the Center be
Teased oroccupied. Landlord shall, at the commeneembiit of the Leaséand annually thereafter
'finmsh Tenan'f witha Written statemant spcciﬁfiﬂg the calcﬁ!afibn desar’ibed 'in‘ th’é pr‘e‘:‘ceding'

Tenanl’s pm rata share z}f esnmated. taxes to Landlord each menth in- advanae on the tn'st day of
each month, based.on Landlord's written sstimate, provided by Landlord to Tenant, of the total
taes, Landlord shall provide Tensnt with copies of the-actual tax bills. If Tenant‘s_pro rata
share of the actual taxes sxceeds the amount paid by Tenant during thie applicable year, Tenant:
shiall pay to Landlord Tenant's share of such excess within thirty (30) days after Tenant's receipt
of Landlord’s-written demand therefor. If the amount paid by Tenant exceeds its share of the:
actual taxes during the applicable year, Tenant's share of such excess shatl be refunded to Tenant
within thirty (30) days after the end of the applicable year,

3.2 Irthe event Landlord.is requiired to-pay any taxmg authority-any amounts of sales

tax, gross receipt taxes, taxes onreceipt of rents of any tax of a like: nature (excludmg ingome tax
and excluding any of the foregoing enumerated types of taxes if levied in lieu of an income tax
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which is otherwise generally imposed by 4 taxing authority) specifically measured asa

percentage of or fraction. of or-other factor based upon the rent payable hereunder. (whether in liew

of or in addition to property taxes), then such amounts shall be treated as property taxes in
accordanee with Section 5.1.

53.  Landlord shall pay any taxes assessed against Landlord’s own fixtures, eqiipment
and personal propérty lotated in or on the Premises.

ARTICLE 6. COMMON AREA CHARGES.

6.1  Maintenance-of Common areas. Landlord shall repair and maintain the exterior
common areas of the Center for their intended purposes, including landseaping and debris and
snow removal from and sanding of parking atéas, driveways, and sidewalks, -and mairntenance of
gutters.

6.2  Tenant's Shate of Common Aréa Charges, Tenant: sha]l pay to Landlord, as
additional reiit, Tenant's pro rata share of the cost of the Conimon Area Charges (as defiried in
Section 6.3). Tenant's share of the-Cornmon Area Charges shall be determined in accordance
with the same formiula by which Tenant's pro-rata share of property taxes is determined under”
Atticle 5. Tenant shall pay Tenant's pro tata:share of the Corumon Area Charges in‘equal
monthly-installments in the amount estimated by Landlord, payable in advance onthe first day of
each month. Landlord shall furnish to Tenant annual statements showing the actual Common
Area Charges, and if Tenant's pro rata share exceeds the amount paid by Tenant during the
applicable year, Tenant-shall pay o Landlord Tenant's:share-of such excess-within thirty (30)
days after Tenant’sreceipt of written demand therefor from Landlord. If the-amount paid by
“Tenant exceoded the actual Common Area: Charges during the apphcabie year, Tenant's shate of
such excess shall be refunded to Tenant within thirty (30) days after the-end of {he applicable
veat.

6.3  Definition of Common Aréa Charges. "Common Area Charges" shall miean all
costs and expenses of évery kind and nature paid or incurred by Landlord in eperating, managing,
equipping, lighting, repairing, or maintaining the common areas and conmimon Tacilities of the
Center, including without limitation the parking facilities, sidewalks, lafdscaping and gardening
-and any common Spr mkler system Subject to: Sectron 6 4 such cests and expenses shall inolude

Washmgtcm _Count_y, Mame_ as follows

{a)y  The actual wages, salaries-and benefits, payroll taxes, and workers”
compensation premiums for Landlord’s employees for services engaged in the physical
operation, tepair and maintenance of the building, cominof areas, and patking areas;

(b)  Management fees paid or incutred by Landlord for the services of a
propety manager, provided the fate of such fees shall not exceed the normal charge for
such services in the Machias, Maine, area;
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(¢)  All supplies and materials used.in the operation and maintenance of the
Center, common areas, and parking areas;

@) All costs for snowplowing, grounds maintenance, laﬁdéeaping-,_ sweeping
and striping of the parking atreas, and security Services;

(&) Costs for maintenance and repair of equipment and machinery used for
servicing the common areas of the Center;

() Premiumspaid on insurance for liability, property damage, workers'
compensation; fire; and all other insurance «carried by Landlord with respect tothe Center:
ncluding premiuins paid on thie fire-and extended coverage maintained by Landiord
‘pursuant to Article 11 |

(&  Utlity-costs for furnishing electricity, watet, sewer and any other utility
Services to the comtion areas of the Cenfer, and any charges for water and sewer or-other
utilities sipplied to fenants.and not separately metered under Article 8;

. () The costs of all outsids contractors, aintenance agreements, and service
and supply contracts relating to the operation, mainfenance, and mar 'agement of the

(B “The costsof all other items of general operation, repair, and maintenance
exereised by Landlord for purposes.of repair-and maintenance of the common, areas, but
exclusive of expenses for alterations of leased promises-for the accommodation of &
specific tenant ot tenants, aud excluding costs for repairs or inaintenance to the extent
paid by the insurance maintained by Landtord under Astiele 11. Tn the event any-charges
are 1ot entirely atteibutable to the operation and maintenance of the common dreas,
Landlord shall make-a teasonable allocation of such charges,

are the responsibility of Tenant hereunder shall be limited to'the types of Commion AreaCharges
actually charged to-other tenants of Landlord at the Center as of the Execution Date. Tenant
must provide written consent, which consent is not'to be Unreasonably withheld, conditioned, or
delayed, priof to Tenant becoming responsible for paying Landlord for different or additional
types of Common Area Charges. S :

ARTICLE 7. USE AND OPERATION OF PREMISES:

7.1 Usec. Tenant shall use the Premises for the purpose of_prdvfdiiﬂg;_iheafﬂueéire_;_ 4
services and related administrative services and for no other purpose, and shall fully comply with

all local, state, and federal laws and tegulations with réspect to ifs use ofthe Premises.
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7:2 Continuous Operatios.

- 72.1 Tenant shall open for business at the Premises mﬂun thirty (30) days after
the- Commencemeiit Date and continuously operate its business at the Premises ot all
days and at all hours in accordance with the business days and hours established by
Tenant.

7.3 Tenanf Operations.

7.3.1  No auction, fire, "going out of business” ot bankruptey sales shall be
conducted on the Premises;

732 Tenant shall not sell or display merchandise on, or store-or dispose of trash
or xefuse on, or otherwise obstruct, the driveways, walks, parking ateas and other
common areas in the Center; nor park trucks or delivery vehicles ouiside the Premises so
as'to interfere unreasonably with the use of any- driveways, walks, or parking areas:

73.3 Tenant shall hot use any portion of the Premises for storage or office
purposes except in connection with Tenant's busihess in the Premises;

734 Bxcept for medical wasto, alltrash and refuse shall be stored within the
Premises and disposed of in the manrey designated in-writing by Landlord;

7.3.5 Tenant shall be tesponsible: for'the storage and disposal‘'of medical waste
generated at the Premises; and

7.3.6  Tenarit shall not perform any act or-oarry on any practice which ihay
damage the Premises ot any part of the Center, nior commit any miisance; nor permit the
emission of any objectionable noise or odor; not use any advertising mediiim such as
loud-speakets, sound amplifiers, phonographs or tadio or télevision broadcasts in a
manner to be heard outside the Premises; rior make any use of the Premises which is
contrary to any law or ordinance or which will invalidate or increase the cost of any of
Landlerd’s insuratice,

74 Compliance With Laws.

74.1 - Tenant shall malke all repaits, alterations, additions or replacements to the
Premises requited by any law or ordinance or any order or regulation of.any public authority
beoause of Tenant's usc of the Premises; shall keep the Premiscs equipped with all safety
appliaices (any sprinkler systems and components excepted; which shall be Landlord’s sole.
tesponsibility) required by applicable law, regulation, orordinance; and shall procure-any
licenses and perniits tequired for any such use, The parties shall comply with all goverhmental
laws-and regulations from time to time applicable to-the Prem;fs:es;_.inciudi-ngzbut not limited to
the requirements of the Americans with Disabilifies Actand any other Jaws and regnlations
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relating to providing access and asecommedatio fo bersons with disabilitics, and each party (as
used in this Section, the “Indemnifying Party”) shall indemnify and hold the other party and its
directors, officers, employees, and agents (as used in this Section, ¢ach, an “Indemnified Party™)
harmless from any loss, cost or liability incured by an Indemnified Party as a result of the
Indemnifying Paity’s failure to have the Premises in compliance with such réquirements,

7.4.2  In the event that.any of the provisions of this Lease are or may become
violative: of the rules, regulations ot reimbursement policies of any third-party reimbursement
program, or become violative of any federal or state laws, regulations; or rules; or may jeopardize.
Tenant’s status as an organization described in Section 301(c)(3) of the Internal Revenue Codé of
1986, as amended, the parties shall promptly aid in'good faith negotiate an amendment to the
terrus of this Lease so that it ho Jonger violates the same rior Jeopardizes Tenant’s status as 4
Section 501(c)(3) organization, In the event that the patties are unable to: agree-to an amendmient
1o the Lease within a reasonable amount of time but no later than thirty (30) days afler ¢jther
party gives the-other party‘a written request for an amgndment, either party shall have the option
of terminating this Lease upon thirty (30) days written notice fo the other party, unless a shorter
period is required by law, regulation, rule, or Tenant’s tax-exempt status.

75 Hazardous Materials, “Tenant shall not.cause or petmit any Hazardous Mterial, as
defined.in this Section, to be stored, generated, disposed of, brought upon, Kept, ot vsed in or
about the Premises by Tenaiit, its agents, employees, contractors or invitees, without first
obtaining Landlord's written consent: provided, however; that Tenant, without first obtainiig
Landlord’s writien consent, may generae, store, and dispese of medical waste in or-about the
Premises in accordance with the remaining terms of this Section Any Hazardous Material
permitted o the Premises, and all containers therefor, shall bo used, kept; stored and disposed of
in a manner that complies with all federal, state and local laws ot regulations applicable to any
s'u‘chaHaZardaus:?MateriaL;."I"enant:W_'ill in no ‘evént permit or cause any dispesal of Hazardous
Materials in or about the Premises or'the Center and in particular will niot deposit any Hazardous
Materials in orabout the floor or any drainage system or trash containers at the Premises or the
Center. Tenant shall give immediate notice to Landlord of any-violation or potential violation of
the provisions of this Séetion and will at all reasoniable titheés permit Landlord or its agents,
subject to the requirements of Asticle 15, to-enter the Premises to inspect the same for
compliance with this Section. Tenant shall defend, indemnify and hold hammless Landlord from
and dgainst any loss; ¢laims, penalties, fines, liabilities, settlements, damgge_s., £08ts, or expenses.
(including; without limitation, reasonable attorney and consultant fées, court costs and litigation

expenses) arising dusing or after the Lease ferm as artesult of'any violation by Tenant of the
“terms of this Seetion, or any contamination of the Premifses or the Center by Hazardous Materials

as-a result of action by Tenant or Tenant's agents, employees, contractors, or invitees. As used

herein, the term "Hazardous Material means any and all materials or substances which are

defined as "hazardous waste" or "hazardots substanioe” under any state, federal, or local law, and
includes asbestos, waste oil, ard petroleum produets, The provisions of this Section shall be in
addition to any other obligafions and liabilities Tenant may have to Landiord at law or equity and
shall survive the termination-of this Lease.
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7.6 Rules and Regulations. Tenant will observe and comply with the rules and
regulations for the Center in existence as of the Execution Date. The rules and regulations:may
be revised from time to time by Landlord, and Landlord shall provide reasonable prior notice of
such revisions te Tenant; provided, however, any revision to the riles and regulations that may
materially impact Tenant's use of the Preniises shall require Tenant’s prior written consent to be
effective; which consent shall not be unreasonably withheld, condifioned, ordelayed. If thereis
any conflict between the rules and regulations and any provision of this Lease, such Lease:

- provision shall control.

ARTICLE 8 UTILITIES AND SERVICE

8.1  Blecti ci.ty'and.Teieshone-.z Tenant shall make its own arrangements for electric :
and telephone service and shall pay all charges therefor, including costs of installatio,

8.2  Waterand Sewer. Tenant shall pay for its pro tata share of waterand sewer
charges if 'an individual meteris not supplied. Landlord shall provide Tenant with a detailed
invoice, and supporting documentation reasenably requested by Tenant, specifying such charges
to be paid by Tenant,

8.3 Other Utilities _al_lti 'Servi'ces_, In accordance with Subsection 6.3(g), Tenant shall
pay all charges for any other utilities and services fof the Pretmises used by Tenant and supplied
by Landlord or any ather person, titm or gorporation, including all utitities needed forheating, air
conditioning and ventilation of the Prentises.

84 Heat. Tenant shail appropriately heat the Premises during the eustomary heating
season October to May.

8.5 Landlord shall not be required to-supply any service to the Premises except as
expressly stipulated-in this Lease and shall not be lable to anyone for inferruption of an agreed
service due to any accident, to the makirig of tepairs, altetations or additions, 1o labor difficnlties,
to trouble in.obtaining fuel, electricity, service or supplies or to any cause beyond Landlord's
reasonable control, except when such interruption is caused by the negligence of Landlord or
Landlord’s employees, agents, of contractors.

ARTICLE 9. REPAIRS AND MAINTENANCE

9.1 Repairs by Landlord. Landlord covenants to keep in.good condition and repair the
foundations and roof of the Premises; the structure of the floors and walls thereof (excluding
interior finish, coverings and all glass); the water, plumbing, heating, electric and sewage
systems; and-any pipes; ducts, conduits and wires: but excluding any work required because of
damage caused by act (other than reasonable wear and tear) or negligence of Tenant or Tenant's
employees, invitees, agents or contractors {which datmage Tenant is responsible for). The L
provisions of this paragraph shall not apply in case-of damape or destruction otherwise covered
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‘in this Lease under destruction by fite or other casualty (Article 13) or by eminent domiain
(Article 14).

9.2 Repairs by Tenant. Damage by firé ot unavoidable easualty excepted, Tenant
shall, at Tenant's expense, keep clean, neat and in good-condition and repair, reasonable wear and
tear execpted, all interior and nonstructaral portions of the Premises, including without
limitation, the storefront-and the interior and éxterior portions of all glass, including that in
windows and doors (skylights exeepted, which shall be Landlord’s sole-responsibility); all door
and window hardware; fixtutes; interior wall finishes; floor coverings and finishes; ceiling
fitlishes; and signs (including permitted exterior signs). Tenant shall replace any glass which
may be injured or broken with glags of the same quality. Tenant shall replace all light bulbs and
ballasts consumed, during the term of the lease. Tenant shall entet into a HVAC maintenance
contract with a reputable company reasonably acceptable to Landlord for the maintenanee of the
HVAC system servicing the Premises. Said maintenance contract will include at least biannual
maintenance of the HVAC system,

93 Surrender,

9.3.1 At the termination of this Lease, Tenant shall remove such of Tenant's
gaods and effects as are not permanently affixed to the Promises; rémove such of the:
alterations and additions made by Tenant as Landlord thay tequest in writing; repair ay
damage caused by such removal; and peaceably yield up the Pretnises and all alferations
and additions thereto (exeept such as Landlord has requested Tenant fo remove)-and 4l
fixtures, furnighings, floos coverings and equipment which are permaniently affixed to the
Premises; which shall thereupon become the property of Landlord; and surrender the
Premises in cleanand in good order, repair and candition, reasonable wear and fear and
damage byfire or unavoidable casualty excepted. Nothing hetein contained shall be
construed {o prevent Tenant from temoving all trade fixtures; however, Tenant shall in
the event of such removal, fostore the Premisés to their original condition, reasonable
wear and fear excepted.

9.3.2 Atleast sixty (60) days before the expiration or earlier termination of this
Lease, Landlord and Tenant shall conduet an initial walkthrough-of the Premises, so that
Landlord can identify any repaits that Landlord will require Tenant to make, i.e., repairof
any damage not attributable to reasonable wear and tear or damage by fire or casualty.
Within forty-eight (48) hours after completion of the walkthrough, Landlord shall identify
in writing any such needed repairs, and Landlord-and Tenant shall mptually agree in
writing on a schedule for Tenant’s repair of all such damage. Within forty-eight (48)
hours after the expiration or earlier termination.of the Lease, Landlord and Tenant shall
conduet a final walkthrough of the Premises 1o identify any repairs still necessary to be
made by Tenant to the Premises, which repaits Landlord shall identify in writing for
Tenant within such forty-eight<hour period. Tenant shall make atty such repairs identified
by Landlord within seven (7) days after the final walkthrough. If Tenant fails to take
any such repairs, Landiord may make such repairs and Tenant shall pay Landloid. for the:
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actyal, reasonable cost thereof, with no mark-up, within thirty (30) days-after receipt from
Landlord of an invoice therefor,

ARTICLE 10. CONDITION OF PREMISES, SIGNS, ALTERATION

10.1  No Repregentations. Landlord has made no tepresentations, covenants. or
warranties with respect to the condition of the Premises except as exptessly set forth in this
Lease,

10,2 Signs. Tenant shall erect a.sign at Tenant's expense in a design approved by
Landlord on the Center over the front of the Premises, whieh sign shall be in keeping with
Landlord's sign specifications for the Center as set forth-on Exhibit B attached,

103 Alterations. Tenant shall niot make any alterations or additions to the Premises,
nor permit the:making of atty holes in the walls beyond those teasonably neeessary for Tenants
business (such as wall hangings, installation and sterage of squipmeit ete.); partitions, ceilings,
or floors; nor permit the painting or placing of any exterior signs, placards or other advertising
miedia, awnings, aerials, antehnas-or flagpoles or the tike, without on esch occasion obtaining
prior-wiitten consentof Landlord, which consent shall tiot be unreasohably withheld, '
conditioned, or delayed; and shall not attach any interior signs, placards or other advertising
media to the windows or locate the same in such:manner as-to obstruct materially the view of
Tendnit's business from outside the Premises. '

104 Tenant's Work. Tenant shall pay promytly when due the entire cost-of any work,
to the Premises undeitaken by Tenarit $o that the Prentises shall:at all times be free of lishg for
labor and materials; shall procure all necessary permits before undertaking such work: shall do
all of such work in a good and workmianlike manner, employing materiais-of good quality and
eomplying with all goverimental requiirements; and shall save Landlord harmless and
inderinified from all injuty, loss, claims ar damage to-any person or property-occasioned byor
growing-out of such work,

10,5 Landlord's Work. Prior to delivery of possession of the Premises to Tenant,
Landlord shall complete Landlord's work in accordance with the specitications set forth on
[Exhibit C attached. Landlord shall coniplete stich work within six (6) miohths after the
completed architectural plans for sich work ate reasonably accepted by Tenant and Tandford.

ARTICLE11. IN DEMN ITY, LIABILITY, INSURANCE

11.1 Indemnity. Fachparty (as used in this Section, the “Indemnifying Party”) dgrees
to indemnify and save the other party and its directors, officers, employess, and agents (as used
in this Section, each, an “Indenmmified Party™) harmless from and against al! claims, suits;
proceedings, actions, liability, demands, or judgments in connection with less, damage or injury
to any: person or property which arises from ot occars in connection with-(a) the Indemnifying
Party’s possession, use, occupation, management, repair, maintenance or control of the Premises
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or any portion:thereof, (b) any act, omission, negleet or default-of the Indemnifying Party ot
Indemnifying Party's agents ot employees; (¢} any default or other violation ot nonperformance
of any provision of this Lease:by the Indemnifying Party. This indemnity and hold harmless:
agreement shall include indemnity against all reasonable costs, expenses-and liabilities incorred
in ot in conngction with any such claiin or proceeding, and the defense thereof.

11.2  Public Liability Thsutance. Tenant agrees to maintain in full force during the term.
hereof, a pelicy 6f commercial general liability insurance under which the Landlord and Tenant
are named insureds, with a'minimum single limit of $1,000,000 for bodily injuty, death, and
‘property damage. Such policy shall'be non-cancelable with respect to Landlord without ten (10}
days' written notice to: Landlord, and, within ten (10)-days after Tenant’s receipt of Landlotd’s
written request therefor, Tenant shall provide to Tandlord a duplicate original of such pelicy ot
certificate giving evidence of such coverage.

113 OtherInsurance, Tenant agrées to maintain in responsible companies qualified 1
do business.in the State of Maine and in goed standing thetein:(a) fire insurance covering all of
Tenant's fixtures, furniture, furnishings, floor coverings and equipment in the Premises to the
extent of af east Eighty Percent (80%) of their teplacement cost: and {b) workets compensation
insurance covering all of Tenant's employees working in the Premises; Tenant also shall, within
ten (10) days after Tenant’s receipt of Landlord s'written request therefor, provide to Landlord
certificates for such insurance beating endorsement that such policies will niot be canéeled until
affer-ten (10)-days' written notice to Landlord.

11.4  Nonliability of Landlord. Tenantagrees that it will use and oceupy the Premises,
and will use such other portions of the Cexiter as Tenant it herein given the fight to use, at
Tenant's Gwn risk and that Landlord shall have no responsibility or liabitity for any loss of ot
damage to fixtures or other personal property of Tenant, unless caused by Landloid's negligence;
willful act, or defauit. Landlord shall not be responsible or liable to Tenant, or to those elaiming
by, through oriunder Tenant, for any loss or damage caused by acts or amissions of persons
oceupying adjoining premises or leasing other portions of the Center. Landlord shall not. be
responsible or table to Tenant for any loss or damage ‘tesulting to Tenant or those caitning by,
through or under Tenant, ot its o their property, from water, gas, or:steamn, or the bursting,
stopping:or leaking ef pipes, urless occasioned by Landlord's own neglect, willful act, or default.
In'no event shall either party be Tiable to the othier party for indirect or consequential damages.
The provisions of this Section shall apply during the whole of the tefm heteof and if permission
is given fo Tenant to install-fixtures prior fo the commenicement of the term hereof; shall also
apply at all times prior to the commeneement.of the term hereof,

11.5 . Fire/Casualty Insurance: Landlord shall keep the Center insured against loss or
damage by fire or other casualty-with the usual extetided coverage cndorsemetits in amounts not
less than One Hundred Percent (100%) of the replacement cost thereof. Landlord also shall,
within ten (10) days after Landlord’s receipt of Tenant’s written request therefor, provide to
Tenant certificates for such insurance bearing endorsement that-such policies will not be canceled
until after ten (10) days' written notice to Tenant,
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11.6:  Waiver of Subrogation. Insofar as and to the extent that the following provisions
may be effective without invalidating or making it impossible to'secure-insurance coverage
obtainable from responsible insurance companies doing business in the State of Maine (even
though extra premivum may result therefrom), Landlord and Tenant mutually agree that with
respect to any loss which is covered by insorance then being carried by thein respectively, the one
carrying such insurance and suffering such loss, releases the.other of and Fom atty and all ¢claims
with respect to-such loss; and they further mutually agree that their respective’insurance
companies shall have no right of subrogation against the-othier on account thereof, In the event
that extra preinium is payable by either party as a result of this provision, the other party shall
1eimburse the party paying such premium in the amount of such extra premium. If], atthe request
of one party, this release and non-subrogation prevision is waived, then the obligation of
reimbursement shall cease for such period of time as.such waiver shall be effective, but nothing
contained in this Section shall be deemed to modify or otherwise affect releases elsewhere herein
contained of either party from liability-for claims.

117  Increase of Rate. Tenant agrees that it will not do-of permit anything'to be done in-
or upon the Premises or bring in anything or keep anything therein which would increase the rate
of instirance on the Center above the standard rate ofi.a shapping center with a use of the type
permitted in Article 7; and Tenant further agrees that int the eventit shall do any of the foregoing
and upon receipt of written notice from Landlord as to such increase caused by Tenant, it will
prownpily pay to Landlord on-demand as additional rentany such increase resulting therefrom.

ARTICLE 12. ASSIGNMENT AND SUBLETTING

12.1  Assignment and Subletting, Notwithstanding any other provisions of this Lease,
Tehant covenants gird agress that it will not assign this Lease or sublet {which term, without
limitation, shall include granting of concessions; licenses and the like), the whole of any patt 6f
the Premises without in each instance having first received the express written consent of
Landlord, which consent shall not be unreasonably withheld, conditionied, or delayed, and in any
case where Landlord shall consent to such assignment or subletting, Tenant shall remain fully
liable for the obligations of Tenant hereunder, including, without limitation, the abligation to pay
the rent and-other amounts. provided under this Lease. Landlord covenants and aptees that it
shall not.assign this Lease-or any of Landlord’s rights or obligations contsiried in this Lease
without having first received the express writter consent of Tenant, which consent shall not be
unreasonably withheld, conditioned, or delayed. Notwithstanding the foregoing, Landlord may
collaterally assign this Lease fo secure Landlord’s financing with a-commercial Tender provided
that such gssignment does ot materially impair Tenant’s use of the Prerhises or rights wirder this
Lease. In the-event of such an assignment, Tenant will, atno charge to Landlord, sign,
acknowledge and deliverto Landlord a Subordination, Non-Disturbance and Attornmerit
Agreement (“SNDA®) in & form reasonably acceptable to Tenant and Landlord™s lender. The
SNDA will provide that this Lease will be subotdinated to the lien of the moitgage ("Mortgage™)
that Landlord is placing on the Premises, but that Tenant’s rights under this Lease will 1ot be
impaired or diminished, its tenancy will not be disturbed or affécted by any default under the
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Morttgage and in the event of foreclosure, the rights of Tenant will survive and this Lease will
continue in full force and effect, including any i ghts to esttend the term as provided hetein,

12.2  Landlord's Consent. Landlord shall, without limitation, be-deemed reasonable in
withholding its consent if the Tenant’s propesed assignee or subtenant does not have a financial
condition reasonably acceptable to Landlord; provided, however, Tenant may assign this lease
with priernotice to Landlord and without Landlord’s conserit to () an affiliate of Tenant, or (ii) a
nanagement coripany contracted by Tenant or. an atfiliate of Tehant that operates Tenant’s
health care operation within the Prerises, provided that Tenant shall continue to b financially
responsible for the Tenant’s obligations under the Lease.

12.3  Intentionally omitted.

12:4  Change of Voting Control. For purposes of this Article 12, assignment of this
Lease shall include a transfer of all or part of the corporate shares of Tenant so-as fo result in a
charige in the effective votitig contral of Tenant,

12.5  Related Corporation. The provisionsof this Article 12 shall not, however, be
applicable to.an dssignment of this Lease by Tetiant to a subsidiary or contiolling corporation
‘providing (and it shall be 2 condition of the validity of dny such assignment) that sugh subsidiary
or controlling corporation agrees directly with Landlord to be bound by-all the obligations of
Tenant hereunder, including, without limitation, the obligation to payrent and the ather amounts
pravided for under this Lease, and the covenant against further assignment; but.such assigtiment
shall not relieve the Tenant named herein, and Tenant shall remain fully liable therefor.

ARTICLE 13. CASUALTY DAMAGE

13,1 Partial Damage. If during the term of thig Lease the Premises are partially
dariaged (as distinguished fror "substantially damaped,”as that term is herein defined) by fire
or other casualty, Landlord shall forthwith proceed to repait such damage and restore.the
Premises to-substantially their condition immediatelyprior to the time-of such damage, but
Landlord shall not be respansible for any delay which may result fiom any cause beyond
Landlord's reasonable control; provided, however, the Base Rent and Additional Rent shall be.
abated for so long as such damage impaits Tenant’s ability to deliver healthcare services in the
Premises.

13.2 - Subgtantial Damage. [f the Premises-are substantially damaged or destroyed by
fire or other casvalty, the risk of which is covered by Landlord's itisurance, this Lease shall,
except as hereinafter provided, remain in full force and effect and Landlord shall, proceeding
with all reasonable dispatch, repair or rebuild the Premises to substantially theircondition at the
time immediately prior to such damage.or destruction (subject, however, to zoning laws and
building codes then in existenice), but Landiord:shall not be responsible for any delay which may
result from any vause beyond Landlord's reasonable control. In case of substantial damage or
destruction, as a result of a risk which is not covered by Landlord's insurance, Landlord shall
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likewise be obligated to repair or rebuild the Premises, all as-aforesaid, unless Landlord
promptly, but in nio event more than twenty (20) days, after the oecurrence of such event, gives
Tenant written notice to Tenant of Landlord’s election to terminate this Lease.

In the event of any substantial damage or destruction described in this Seetion, if
Landlord is unable to‘repair or rebuild the Premises as required herein within ninety (90) days
after the occurrenee of such damage or destruction, Tenant may immediately terfiiinate this Lease
upon delivering written notice to Landlord.

133 Lagt Two Yearsof Lease Tetm. The preceding section notwithstanding, if the
Premises shall be substantially damaged or destroyed by fire or-otherwise within the Tast two 2
‘years of the initial term or any renewal term of this Lease, either patty shall have the right to
terminate this lease, provided that notice thereof is given to the other party not later than sixty.
(60). days after such darmage or destruction, If said right of termination is exercised, this Lease
and the term hereof shall cease and come to an end, and Tenant’s payment of Base Rent and any
Additional Rent shall bie-abated, as of the dateof said damage-or destruction.

134 Insuranee Proceeds. Inno event shall Landlord's obligation of restoration under
this Article require Landlord to expend any surms in-éxeess of net insuianee proceeds received by !
Landlotd as a result of the casualty damage and released by Landlord's mortgagee,

13.5 Definitions. The terms:"substantially damaged" and "substantial damage" as used
in this Article shall mean (i) damage of such a character as caririot reagonably be expected to be
repaired or (ii) that the Premises canniot reasonably be expected to be restored within ninety (90)
days after the date of the casualty damage. '

13:6  RentAbatemerit. If this Lease is not terminated under this Atticle, the Base Rent
and Additional Rent shall be abated proportionately as to the portion of the Premises rendered
untenantable until delivery-to Tenant.of possession of the resiored entire Premises so that Tenant
may reasonably reésume the use specified in Article 7.

ARTICLE 14. EMINENT DOMAIN

H4.1  Eminent Domain, Ifithe:Pr;em'i-‘S_es,ox such portion thereof as to render the balance
(when reconstructed) unsuitable for the purposes of Tenant as specified in Article 7, shall be
taken by condemnation or right of eminerit domain, eithe party, upon written notice to the other,

shall be enfitled to terminate this Lease, provided that such riotice is given within ninety (90)

days after Tenant receives wiitten notice of such cohdemnation or taking. If this Leaseis not so
terminated, Landlord covenants and agrees promptly after such taking or condemnation, to-
restore the Premises to an architectural unit as nearly like their condifion prior to such taking as.
shall be practicable and reasonably agreeable to Tenant.

142 Condemnation Award, Landlord shall be entitled {o receive and retain the full
amount of any award for any condermmation or taking of the Premises, the Center, or'the
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leasehold created hereby, and Tenant waives any claim to any portion of such award, except that
Tenant shall be entitled to receive and retain any amounts which may be specifically awarded to
Tenant in any such condemnation or taking proceedings on account of the taking of any of
Tenant’s trade fixtures of Tenant’s other property,

143 Abatement of Rent. In the event of any such condemnation or taking of the
Premises, the Base Rent, Additional Rent, and commion maintenance charges, or.a fair and just
proportion thereof, according to the nature and extent of the damage sustained, shall be
suspended or abated.

ARTICLE 15, ACCESS TO PREMISES

15.1 Patient Confidentiality. Landlord uriderstands and acknowledges that that Tenant
provides direct healthcare services to patients in the Premises, that these patients are entitled to
privacy and confidentiality under various federal and state laws and regulations (collectively, the
“Privacy Laws?),-and that confidential patient information that is subject to Piivacy Lawsis
contained in:the Premises.

132  Non-Emergency Access. Landlord or Landlord's agents shall have the right. to
enter and/ot pass through the Premises ot any part thereof, ftef teasonable fiotice 1o Tenant, at
reasonable times during Tenant’s noiriial operating hours and in such & manner as to minimize
any interruption to Tenant's healthicare operations, to-examine or inspect the Premises, to perform -
non-cmergenty repairs ot maintenance within the Premises, of, if applicable, o show e
"Premises to a potential buyer or successor tenant, Prior fo each such non-emergency entry mto:
the Premiscs in the exercise of such right, Landlotd shali provide advance notice to Tenant of the
intended purpose thereof; and. the identity of the party or parties fo be engaged therein. The
amount of such prior notice shall be: (i) at least. five. (3) days if the entry ‘may limit Tenant's
ability to-use the Premises to see patientsy or (if) in all other cases of non-emergency entry, at
least twenty-four (24) hours. In all cases of Landlord access, Landtord will: (i) give Tenant the
opportunity to have a represeritative present during cach exercise of such right of entty, and (i)
‘take reasonable: steps to minimize any interference with Tenant’s healthcare operations when
eXercii‘sing such right of entry. Landlord further agrees that if, in entering the Premises, Landlord,
its employees, agents, or contractors enéointer any information relating to patients of Tenant,
Landlord. shall, and Landlord shall ensure that its employees, agents, and conitactors shall,
maintain the confidentiality of that information, Landlord also agrees that everyone entering the
Premises on behalf of Landlord in accordance with this subsection shall fitst sign Tenant’s
standard confidentiality agreement to protect the confidentiality of Tenant’s patients

15.3  Emergency Access. Landlord or Landlord’s agents shall also have the right to
enter on and/or pass through the Premises, or any part thereof, at such times as such entry-shall
be required by circumstances: of emergency affecting the Premises. In esitering upon the
Premises in such an emergency, Landlosd shall exercise reasomnable care to profect the
confidentiality of Tenant’s patients, and shall ensure that its agents exercise such reasonable care,.
Landlord further agrees that if, in enteiing one er mote buildings upon the Premises, Landlord, its
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employees, agents, or ¢ontractors encourtier any information relating to patients of Tenant,
Landlord shall, and Landlord shall ensure that its employees, agents, ‘and contractors shall, report
that fact to Tepant and maintain the confidentiality of that inforrnation.

ARTICLE 16. TENANT'S ADDITIONAL COVENANTS

16,1  Subordination. Tenant will, upon the request of Landlord, execute and deliverall
such reasonable instruments as rmay beappropriate to subordinate this Lease to ary mortgages-or
deeds of trust securing notes or bonds jssued by Landlord and fo alf advances made thereunder
and to the interest thereon and all renewals, replacenients and extensions thereof, provided that
the thortgagee or trustee shall agree fo recognize this Lease and Tenant’s tights herevmder in the
event of foreclosure if Tenant is not in default. Any such mortgagee or trustee may at any time
subordinate its mortgage or deed of frust to-this Lease, witheut Tenant's consent, by notice in
wiriting to Tenant and thereupen this Lease shall be deemed prior in lien to suck: mortgage-or
deed of trust without regard fo their respective dates of exectition, delivery and récord; and in that
event, such morigagee or trustee shall have the samg Fights with respect 1o this Lease as though it
had been executed and détivered (and notice thercof recorded) prior to the execution and delivery
and recording of the miartgage or deed of trust arid had beeri assigned to such mottgages or
frustee,

16:2  Estoppel Certificate, Tenant agrees, upon written request from Landlord, from
time to time, to exécute and deliver written statenents to Landlord, or any mortgagee oF any
prospective buyer, certifying whethet or not this Lease is unmodified and in full force and effect;
whether or not Tenarit has any claims against Landlord; the dates to which ahy rent of charges
have been paid in advance; and such other information is may be réasonably requested with
respect to the stafus of the Lease and Tenant's use and ectupancy of the Preniises,

163 Mecharnic's [lens. Tenant agrees immediately to discharge (either by payient or
by filing of the necessary bond, or otherwise) any mechanics', materialinen's or other len against
the Premises and/or Landlord's interest therein, asa result of any work.or-act by or: for Tenant.

ARTICLE 17. LANDLORD'S ADDITIONAL COVENANTS.

17.1  Quiet Enjoyment. Landlord covenants that iigon paying the rent an-&__'perférmingf
Lenant'sobligations undet this Lease, Tenant shall peacefully and guietly haye, hold and enjoy
the Premuises throughout the term of this Lease uiti] this Lease is terminated as herein provided,

17.2. Landlord's Approval. Landlord covenants that whenever this Lease requires
Landlord’s approval of action proposed: by Tenant, such approval will not be withheld,
cenditioned,-or delayed unreasonably.
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ARTICLE 18. DEFAULT: REMEDIES

18.1  Tenant's Default. Tenant shall be in defaylt if (1) Tenant:shall fail to pay rent or
other charges when due and such default by Tenant continues after Tenant’s receipt of written
notice from Landlord specifying the nature of the default in reasonable detail for more than
fifteen (15) days.after Tenant®s receipt of such notice: or (2) Tenant shall neglect or f4il to
perform any of the other material covenants, terms, or provisions of this Lease, and such default
by Tenant continues after Tenant’s receipt of written notice from Landlord specifying the nature
of the default i reasonable detail for niore than thirty (30) days after Tenant’s receipt of such
notice and such additional time, if any, as is reasonably necessary for Tenant to cure the default;
or (3) Tenant makes any-assignment for the benefit of creditors, files a petition under aty
bankruptey or insolvency law; or if Such a petition filed against Tenant is niot disniissed within
sixty (60) days after filing; or (4) Tenant's interest in this Lease is taken-on execution or other
process of law in any action against Tenant and such default contiriues for thitty (30) days. In
case of any such default, and regardless of any waiver or consent to any earlier event of default,
Landlord, at its option may exercise any and all remedies available to Landlord at law or equity;
all of such rights and remedies to be cumulative and not exclusive, inchuding without limitation
the following;

(@)  Landlord may terminate this Lease, and Tenant shall quit and surrender the
Premises and remain lizble as set forth below;

(b)  Landlord may immediately, or at any subscquent time, with prior written notice to
Tenant and in accordance with applicable law; re-enter the Premises, repossess the Premises, and.
expel Tenantand those claiming under Tenant, and Landlord may remove any property from the
Premises and store the same in any warchouss, all at the expense and tisk of Tenant, or may
dispose of the same in accordance with applicable law, and Tenant shall remain liable.as set forth
belaw;

{¢)  Intheevent of termination or fe-entry affer defanlt, Tenant shall pay Landlord all
Base Rent, Additional Rent and other charges (heteitr collectively referred to.as “rent”) payable
under this Leéase up to the time of te-entry or terihination. Further, Tenant shall gontinue to be
liable for the Basc Rent and Additional Rent pursuant to this Lease until such: time as Landlord
has been able fo relet the Premises provided that Landlord uses commercially reasonable efforts
to relet the Premises. Any suit brought by Landlord to reécover the damages-due under this
Section shall not prejudice Landlord's tight to recover in any-subsequent action brought for any
amount not previously reduced fo judgment.

(d)y INTENTIONALLY OMITTED.
(&)  Tntentionally omitted.
18,2 Self-Help. If Tenant shall default in the performance-or observance of any

material agreement or'conidition in this Lease contained on'its patt to be performed or observed
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other than an obligation to pay money, and shall riot cure such default within thirty (30) days
after receipt of a written notice from Landlord specifying the default (or shall not within said
period commence to cure such default and thereafter prosecute the curing of such default to
completion with due diligence), Landlord may, at its option, without waiving any claim for
damages for breach of dgreement, at any time theteafier curesuch default for the aceount of
Tenant, and any reasonable amount paid or any reasouable contractual liability incurred by
Landlotd in so doing shall ‘be deemed paid or incurred for the account of T. enant, and Tenant
agrees to reimburse Landlord therefor or save Landlord harmless therefrom; provided that
Landlord may cure any such defrult as aforesaid priorto the expiration-of said ‘waiting period but
after written notice to Tenant, if the curing of such default prior to the expitation of said waitifig
period is reasonably necessary to pratect the Premises or Centet or Landlord's intevest therein or
to prevent injury or damage to persons or property: If Tenant shall fail to reimburse Landlord
upon written demand to Tenant for any amount paid by Landiord fot the account of Tenant.in
accordance with this Section, said amount shall be added to and becoitie die as & part of the next
payment of Base Rent due hercurder, |

18.3 Expenses and Fees. If either Landlord or Tenant commences legal action against
the other-with-respect to any matter arising out-of this Lease, the prevailing party shall be entitled
lo recover its actual, reasonable expenses; including reasonable attomeys' fees, incurred in such
action. ‘

1 $.4 Juty Trial Watver. Tenantand Landlord each hereby kriowingly and voluntarily
waives-any-and all tights to a trial by jury in any forcible entry and detainer action ot other action

or proceeding based on of related t6 this,

18:5 Limitstion of Landlotd's Liability. If Landlord becomes obligated to pay Tenant.a
money judgnient arising out of any failure by Landlord to perform or observe any of the terms,
covenants, conditions, ot provisions to e performed or observed by Landlord hereunder, Tenarit
shall be limited for the satisfaction of said money judgment solely to Landlord’s interest in the
Center or any proceeds arising from the sale thereof and #o other property or assets of Landlord
or the individual members, directors, officers, or owners of Landlord shall be subjeet to levy,
exeeution, or other-enforcement procedure whatsoever for the satistaction of said money
judgment. The term “Landlord™ ag-used in this Lease, so Tar as covenats or agreements on'the
patt-of Landlord are concerned, shall be limited to mean and include only the owner or owners of
Landlord’s interest ini this Lease at the time in question. Upon transferring the entire interest in
the Lease, Landlord herein ‘named {any in case of any subsequent transfer; the then-transferor).
shall thereafter be refieved of all Liability for the performance of any post-iranisfer covenarits ot
agreements on the-part of Landlord contaitied in this Lease. )

18.6  Landlord Default; Notice to Landlord. Tf Landlord shall default in its performance
of any agreement, condition, or othet provision in this Iease; Tenant, at its option, {i) without
waiving any ¢laims for breach of this Lease, at.any time thereafter and notwithstanding anything
to.the contrary contained i this Lease, may-eure the defanlt, and Landlord shall reimburse
Tenant for any reasonable dut-of-pocket expense actually incurred by Tenant to cure the default,
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or (1) may terminate this Lease, Landlord shall in no everit be in default in the performance of
any of its obligations hetreunder unless and until Landlord shall have failed to perform such
obligations within thirty (30} days after Landlord®s receipt of written notice from Tenant
specifying the nature of the default or, if Landlord takes reasonable actior to correct such default
within such thirty-day petiod, such additional time as is reasonably required for Landlord to
correct such default; provided, however, Tenant may immedi’atel-y'terminawihis?Lease‘ uporn
providing notice to Landlord if Landlord is debarted, excluded, or otherwise ineligible for
participation in a federally funded health care:program as defined in 42 C.F R, S1128(B)(1).

ARTICLE 19. MISCELLANEOUS, INTERPRETATION, NOTICES

19.1  Waiver. No.consent or waiver, express orimplied, by Landlotd or Tenant to or of
any breach of any covenant, condition or duty of the other party under {hiis Lease shall he
construed as a consent or waiver 1o or of any other breach of the same o any other covenant,
condition or duty under this Lease. '

19.2  Brokerage, Both parties wartant and represent that they have dealt with no broker
in connection with the-consummation of this Lease and cach party agrees to indemnify and hold
the other party harmless against any claims for compensation from any other broker with whom
the indemnifying party has dealt,

19.3  Recording. ‘Tenant agrees not to record this Lease; but each party shall, upon
request of the othet, execute and deliver a memorandum of Léase in recordable forin,

194 Suceessorsand Assigns, Exeept as may herein otherwise expressly be provided,
the terms-of this Lease shall be binding-upon and shall inure to-the benefit of the heirs, executors,
administrators, personal representatives, successors and permitied assipns, respectively, of
Landlord and Tenant. Any reference in this Lease to a successor ot assign-of a party is not
intended.to constitute a consentto assign by such party usless the other party has given exptéss
written cohsetit to such assignment as fequired by this Lease.

19.5  Applicable Law and Construction. This Lease:shall be governed by and construed
in accordance with the Taws of the State-of Maine and, if ‘any provisions of this Lesse shall to any
extent be invalid, the remainder of this Lease shall not be affected theteby. Thetitles of the
several articles and sections contained herein are for conventence ‘only and shall not be
considered in construing this Lease. Whenever the singular is used and when required by the
context, it shall include the plural, and the neuter gender shall include the masculine and
feminine,

19.6  Notices. Whenever by the ferms of this Lease notice shall or may be given either
to Landlord orto Tenant, such notice shall be in writing and shall be sent by registered or
certified mail, return receipt requested, postage prepaid, ot by & nationally recognized covrier
service (¢.g., UPS, Federal Express). Ifintended for Landlord, addressed to the address set forth
on the first page of this Lease, or to such other address or addresses asmay from time (o time
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hereafter be designated by Landlord by like notice. If intended for Tenant, addressed to “Chief
Executive Officer, Down East Community Hospital” at the mailing address shown as Tenant's
mailing address on the first page of this Lease, or.to such other address or addresses as may from
time to'time hereafter be designated. by Tenant by like notice, Notice shall be deemed given
under this Section one (1) day after being deposited in the United States tnail or with the national
courier service. o

19.7  Holdover, If Tenant remiains in possession afier the termination of the térm of this
Lease, stch possession shall be asa month-to-month tenant, During such tonth-to-month
tenancy, the provisions of this Lease shall be applicable, except that Base Rent shall be increased
by-five percent (5%) during the period of such holdover, Landlord or Tenant may terminate any
such month-to-month tenaney by giving the other party thirty (30) days" written notice,

- 198  Force Majeute, In the event either party is delayed in performance of any act
required under this Leass, except to catry insurance, by reason of weather conditions, fire,
catastrophe, unavailability of labor or msterials, strike ot other labor disturbance, war, act of
God, orsimilar cause beyond the reasonable control of a party, then perfortnance of such act
shall be excused for the-reasoriable period of such delay.

19.9  Entire Agreement. This Lease contains the entire agreement between the parties
regarding the subjeet mafter heteof dnd supetsedes any prior or-contempordneois representations,

discussions, understandings, promises, or agreements regarding the same subject mattér.,

19.9:1 Amendment. This Ledse may niot be amended or modified except by a
written agreement signed by Landlord and Tenant,

19.10 Authorization. Landlord and Tenant cach warrant and represenit-to the other that
they are authorized to enter into this Lease, that the person or persons signing it are duly
authorized to execute this Lease, and that 1o other signatures are ngcessaty:

19.11 Exhibits. The following Exhibits are attached to and incorperated in this Ieage:

Exhibit A: Plan showing Center

Exhibit A-1: Plan showing Premises

Exhibit B: Landlord's sign ordinance

Exhibit C: Landlord's Work :
Exhibit D Subordination, Attornment, and Non-Disturbance Agreement

19.12 Third Party Rights. This Lease is entered into for the benefit of the parties hereto,
and nothing in this Lease shall be construed as creatingor givingrise to any rights‘in any third
parties or any persons-other than the parties hereto, exceptas expressly set forth herein.

19.13 Access to Books and Records, Tn accordance with 42 U.8.C. § 1395x(v), Landlord
shall make available {o the Seeretary of the United States Department of Health and Human
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Services, the Comptroller General of the United States, or the Commissionier of the Maine
Department of Humar Services, ot any of their du ly authorized representatives, upon request, at
any time within four (4) years following the expiration or terinination of this Lease, any of
Landlord’s books, documents, or records that may be necessary to certify the nature and extent of
the costsincurred by Tenant in purchasing serviees pursuant to this Lease, Landlord shali
include a like provision in any subcontract hereunder that.is directly related 1o the costs incirred
by Tenant in purchasing services putsuant to this Lease for services havinga value of more than
$10,000, '

If Landlord provides ay cotrespondence; filings, notices or other documents to the
Attorney General of any state or fo any federal agency orto the Solicitor General or the Attoerney

General of the United States concerning the services provided by Landlord under this Lease,

andlord shall concwrrently provide copies of any such documents to Tenant,

19.14 Subcardin,ati‘()n,'Nen-‘Disturbanee;_and Attornment. The Center is subject to one of
mote mortgages granted by Landlord to Machias Sayings Bank, 3 Maine banking corporation
with.its principal office in Machias, Maing (the “Bank”). Simultaneously with the execution of
this Lease, Landlord shall deliver to Tenant irt recordable form the non-disturbanice, attorament,
and subordination agreesiient in the form attached as Exhibit I, executed by Bank and.Landlord.
Upor receiving delivery of said agreement, Teriant shall execute it and fhereafier record it in the
Washington County Registry of Deeds,

19.15 NoConflict. Each Party.represents that it is not currently patty to any other
agreement which contains terms or provisions that would impede-or limit its performance of any
obligation under this Lease,

19.16 Notice of Ifiterest

In the event Landlord receives ani offér to lease-any space in the Center or receives a
communication from a third party expressing a bona fide interest to lease space in the Center
(excepting renewals of leases between Landlord and any other tenant oceupying space within the
Center), priorto accepting any such offer or entering into negotiations with such. third party
Landlord shall netify Tepant of the same and provide Tenant with ten 10) business days after
such notice is given to. offer to lease said space from Landiord. Any such offer from Tenarit may
be accepted or rejected in Landlord’s discretion.

19.17 Restricion, During the term of this Lea;sé,-._ neither Landlord nor-any-affiliate of

Landlord shall negotiate.or enter into an agreeiment with a third party that contemplates the lease
of space for the provision of ‘physical therapy services-within the Center.
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WITNESS the execution heteof, inany number of counterparts, as a sealed instrument, as

of the Exeeution Date.

WITNESS: Meachias Holdings, LLC

By;
Thomas G. Ellis
Its Manager

Hereunto Duly Authotized

LANDLORD |

Down Hast ijnnnunity Hospital

Lynnette:

ts: Chief Financial Officer
Hereunto Duly Authorized

TENANT

|
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EXHIBIT A

Plan showing Center
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EXHIBIT A-1

Plan showing Premises
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EXHIBIT B
Landlord’s Sign Ordinance

This will set forth the basic guidelinas by which the Landlord will reviewand approve all Tenant signs for
the shopping.center, which approval shall not-be unreasorably withheld, conditioned or-delayed. The
purpase of the sign criteria js to-ensure tasteful, quality signing throughout the shopping center. This
shall not limit the Landlord’s right to reject or to require todification of any Tenant sign, In all cases,
Landlord’s judgment to-aesthetic quality, nuimber, color, Size, and method of installation shall be
binding-and final.

L. Submittal of Sign Drawings:
The Tenant shall submit shop drawing, location plan and, at the option of the Landlord,
perspective views of the sign and complete starefront. Samplés 6f all coloisand finishes that
are proposed shall also be submitted and will rémain with the L'ajﬁ_d_ftird;..-Sh‘bp drawings must
shiow sign mater'iafs,-'illum'inat?o'n,; fastenings, colars, details and full artwork. Location plan must
show exact placement and fimits of all signage. Storefront elevations must include the:store sign
tompletely delineated.

2. 'Limit of Tenant Sign Responsibility: _
All signs, including fastening devices and final electrical connection, shall be furnished aind
installed by the Tenant. Sign-construction shall be inaccordance with applicable State.and/or
local authorities, Compenents shall bear the “yL” 'ir'}Sp'e"Ctidn-:fabél"&".‘*(;_tr’iahiﬁ'forr’ﬁ,‘ét, wirg, etc.).
Tenant must obtain its own permit,

3. General Limitations - ali signiypes:
A. Sign text shall be limited to the fame under which Tenant does business, as'stated in the
lease.
Flashing, oscilleting, and moving signs-ate not permitied.
Individual channel letters are reqiired. Formed plastic of injection-molded signs are not
permitted,
Exposed transformers, ete., are not permitted,
Visible sign company names are hot permitted.
The Landlord reserves the right to limit-the use of “logos”.
Letter type shall be selected from the standard catalogues of commercially available letter
type designs.

0w

& omo

4, Specific Limitationsy .

A. Colors: fandlord requires that the color of the sides of the letters match the color of the
building fagade. All colorof sign faces, sources of illumination, etc. shall bessubject to-
Landlord’s sele approval. y

B. Title: The exterior.sign shall be limited to the Tenant’s tride name-and/of logo. Not

permitted are additional words atvertisingor deseribing praducts, services ortarget
custamers, '

Non-iliuminated: Exterior signs riot fighted will be approved at the Landlard’s discretion,
D. Niuminations: All lighted exterior signs‘must be illuminated through the letter face.

o
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5.

718116

E. Height; Area and Length of Sign: For'the purpose of this sign criteria, @ “standard sign™ is
defined as a-“sign made up.of individual block letters”.
1} Letter Height: 36” maximum
2) Area of Sign: Not to exceed 40 SF per tenant.
3} length of Sign: Overall length of “standard sign” shall not sxceed 80% of the
storefront width,

I addition, compliance with local zoning ordinances is required.

Height of letters, fength of signs; etc., for all other types of signs shall be considered in
accord with the principle that no store will have “more sign” than would be approved bya
standard sign. _

F. Al signs must be mounted on a raceway, which is to be painted to match the Landlord's
fascia. '

G. Tenant must be evenly centered on bay.

Box Signs:

Box signs will be conisidered at the Landlord’s discretion.
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EXHIBIT D
NON-DISTURBANCE, ATTORNMENT AND
SUBORDINATION AGREEMENT

This Agreement dated as of the [3th day of July, 2016; between MACHIAS SAVINGS
BANK, a banking corporation orgariized under the laws ofthe State of Maine, having its
principal.office in Machias, Maine. (“Mottgagee”) and DOWN BAST COMMUNITY
HOSPITAL, a Maine non-profit corporation having a place of business in Machias, Meine
(“Tenant™),

WITNESSETH

WHEREAS, under that certain lease dated as-of Tuly 13, 2016 (as may be amended to
date; is hereipafler referred to as the “Lease”), tenant-leased from Machias Holdings, LLC
(“Landlord™), certain real property (which is herein referred to as the “Demised Premises™)
situated.on 76 Dublin Street, Machias, Maine, being more particularty desciibed in the Lease;;
and :

WHEREAS, Landlord has granted to Mortgages certain mortgages seeiring principal
‘amounts and encumbering the Demised P'remise_si-whfch"mr)rtgages are recorded with
Washington Counly Registry of Deeds in Book 3077, Page 6; Book 3785, Page231; and Book
3840, Page 143 (each a“Mortgage”; togethet, the “Mortgages”);

NOW THEREFORE, in consideration of the. mutual covenanis herein eontained,

Mortgagee and Tenant hereby agree s follows: '

L. Tenant hereby agrees that the Lease is-and shall continue to be subject. and subordinate af
all times to the liens of the Mortgages and to all fenewals; miodifications, replacements,
consolidations and extensions thereof,

2. Tenant tepresents that the Tease isunmodified and is .;';g full-force and effect, and that no
rent under the Lease has been paid more than one month in advance.

3. Mortgagee hereby agrees for itself and its successors in interest (including, but not Timited
1o, any purchaser at foreclosure) that, notwithstanding any action or proceeding to enforce
the rights of the holder of the Mortgages, including, without limitation, foreclosure ofa
Mortgage or transfei-of the Demised Premises by a Mottgagee in licu of foreclosure, the
Lease shall not be terminated nor shall any of its terms be affected; and Tenant, its
successors and assigns shall not be made a party-in any action ot proceeding to foreclose
any Mertgage or otherwise to enforce the rights of the holder of any Mbrt_gag‘e (unless and
then enly to the-extent required by law) and shall be entitled to-occupy, use, possess and
enjoy the Demised Premises and éxereise all rights granted under the Lease in respect of
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the Demised _Premi-'ses’ during the entire tertn of the Leass, including any extended or
renewal term(s), provided that:

a) Tenant shall not be in default beyond any applicable cure period in the ubservance
or performance of any of the covenants of the Lease ot the part of Tenant to be
observed ot performed; '

by the Lease shall not have been modified, without Mortgagee’s-consent, which
consent shall not be unreasonably withheld, to the extent that any such
modification results in:

i) a reduction of the term of the Lease or a material reduction in the amount
of rent or other charges payable by Tenant thereunder;

iny a material imposition of, or material increase in,.any obligation of
Landlord urider the Lease; or

i) any inipairment of Mortgagees security therein: and

¢} Tenant shall not have paid rent or any additinnal rent more thah one month in
advance except as cxpressly approved by Mertgagee.

Mortgagee further agrees that:
a)  all condemnation awards shall be applied in the manner provided in the Lease:

b) any and all insurance proceeds recovesable by Tenant shall be the property of
Tenant;

e) except as limited in Section 3 hereinabove, Landlord anid Tenant may amend the
Lease without consent of Morttgages: and

d) upon succession to the interest of Landlord under the Lease by foreclosure, deed
in lieu of foreglosure or otherwise, Mortpagee shall perform and observe all
obligations of Laridlord under the Lease, :

Tenant hereby agrees thatif all of the inferests of Landlord under the Lease shall be
transferred by ieason of foreclosure or other proceedings forenforcement of any
Mortgage, ortrapsfer in ligu of foreclosure, Tendnt shall be bound to Mortgagee orother
person purchasing at foreclosure or ofherwise acquiring the interest of Landlord under the
Lease (“Purchaser™), under ail of the terms, covenants and eonditions of the Lease for the.
balance of the term theteof femaining and any extensior term(s) it exercised, with the
same force and effect as if the Mortgagee or Purchaser were Landlord under the Lease,

and Tenant does hereby agree to-attors to Morigagee ot any Purchaser as its landlord, and
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Tenant shall promptly execute and deliver an instrument that Mortgagee or any Purchaser
may reasonably request o evidence such attornment, but such attornment shall be
effective upon such tratisfar without any other or further document or instrument
evidericing or confirming such attornmer,

This Agreement contains the enti're'fag_l_‘eement'betvvé.en;ﬂie patties hereto and cannot be
changed, modified, waived or canceled except by agreement in writing exeeuted by the

party against whom enforcement of such change, modification, waiver or cancellation is
sought.

This Agreement shall be binding upon and inure to the benefit of the parties hereto and
their respective successors and assi gns; specifically ineluding, but not limited to, all
leasehold mortgagees and Tenant's assignees and sublenants and any purchaser of the
inferest of Landlord under the Iense at or by foreclosure of any Mortgage (or sale
prrsuant to a power of sale) or by trausfer of the Demised Premises in lieu of foreciosure.

This Agreement shall automatically terminate upon the earlier-of: (1) the term of the
Lease expires orthe Lease is terminated; or (ii) the loan or loans secured by the
Mortgages shall be paid in full by the Landlord and that nejther Lendér nor anyone:
claiming by or throtigh Lender has any interest in the Demised Prentises and the
Mortgages shall be released of record.

IN WITNESS WHEREOQP, the parties hereto -have caused this N@nwﬁ_is-tm'ﬁanccj,

Atftornment and Subordination Agreement to be duly executed as of this 13l day of July, 2016,

WITNESS: MACHIAS SAVINGS BANK

By:

Chris Fitzpatrick
Its Senior Vice President
Mortgigee
DOWN EAST COMMUNITY HOSPITAL

Lynnette Parr
Its Chief Financial Officei
Tenant
MACHIAS HOLDINGS, LLC
By:

réie
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Thomas G. Bllis
Its Manager
Landlord

STATE OF MAINE

COUNTY OF PENOBSCOT 2016

PERSONALLY APPEARED the above-named Chtis Fitzpafrick in his aforesaid
capacity, and acknowledged the foregoing instrument to be his free act and deed in his/her said
capacity and the free:act and deed of Machias Savings Barik,

Before me,

Notary Public

Print ortypé name
My Comm. expires:

STATE OF MAINE
COUNTY OF WASHINGTON +2016 ‘

PERSONALLY APPEARED the above-named.Lynnette Par in her aforesaid capacity,
and acknowledged the foregoing tnstrument to be her free act and deéd in her said capadity and.
the free act and deed of Down East Community Hospital.

Before me, - .
Notary Publie:

_ Print or type name
My Cominn. expires;

STATE OF MAINE |
COUNTY OF PENOBSCOT , 2016

PERSONALLY APPEARED the above-named Thomas G. Ellis in his aforesaid capacity,
and acknowledged the foregoing instrument to be his free act and deed in his said capacity and
the free act and deed of Machias Holdings, LLC.

Before me,
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TH8H6

Notary Public

Print or type namme
My Commr.expires:
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‘EXhiE;iﬁEwLandlord's Work

DECH Rehab Project
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MEP Facility Asséssment & Design Approach
Mechanical systems for this project will be desigaed consistent with the following documents
and other Tequirements;
Codes:

Maine Uniform Building asd 'ﬁnélgy*Ceda “MUBEC™

Int¢mational Building Cade, 2009 Edition,

Tntersiational Energy Conservation-Code, 2009 Edition,

International Existing Building Code; 2009 Edition.

Guidelines for Design and Construgtion of Hogpital and Health Care Facilities, 2006
Edition by American Institute of Architects and U.S, Department of Health and Human
Service_s:.(("ﬁ;idelines}m '

6. ASHRAE 62.1, 2007 Edition.

7. ASHRAE 62.2,2007 Edition,

8
9,

L SR CR

- ASHRAE 90.1, 2007 Edition,
Maine State Internal Phambing code, based on the 2000 Uiiform Phumbing Code,
10. Owner’s requirements for indoor environmental conditions for special medical spaces
A, Bnﬂdi_ng Description:

L. Location is Route 1, Machias, Maine,
2. Small Strip Mall of recani:'co;z_st;ructﬂ}n;

3. Project area is unfinished tensnt space =8300 SF (94{tx881), but project will utiliza
abiout half that. Gap space between smoks shop and rehial center.

4. Tenant space has never been-fi out, |
5. Sheetrock ceiling {taped and mud) below roof structure, Tt would appear there is
sufficient space helow sheetrock.and above fiture suspetided ceiling for dustwork,
B, Phmbing

1. Domestic ‘waler gouree is not apparent;
2, Sanitary drainage tmain runs within 87-0” of back wall with several cappied stub-ups in
floor.
3. What appears to bea3 ord” PVC sanitary vent running ovethead near the back wall imay
actually contain blue PEX domestic water line. ,
) C:'\'Usa_rs\bphelps’iﬁ;_apdaté\mcal&Miczoso&\%dbm\TempgmyIz;terﬂe't Fz"_tchCantmt.GﬁtIoak\RPFLGJJJ\DECH
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4. Plastic piping materials do not meet the requirements of NEPA 99 Healih Care Fagilities
Code. A

5. Flip Staff Lounge/Staff Toilet fo accommodate single sanitary drainags trench for both
connections, =
A, secand trench will be required for the remaining sanitary drafns,
. Anew 4" vent through the rgof (VTR) will be fequired.
Plumbing fixtire basis of desigh will be American Standard, Kohler, or Zust,

Detmestic hot-water will be sourced fromi 2 wall hung, on demand gas-fived water heater.
The:system will also include a domestic hot ‘water recireulation puurip,

gl I -

€. HVAC

1. Fip Mechanical foom to other intérior wall where existing gas meter-and ufilities are
located,
2, Adjacent tenant space (office) utilities and systems occupy the right rear cother of the
Space, up near the overhead. The foilow; ng systems were noted:
a. Propane gas piping mdin, gas méter, branch piping, isolation valves, and CSST run-
outs,
b. Purnace vent sfoye pipe from two unity Tun half the length ofthe-parfiﬁog wall
between: spaces, Before exiting through the back wall the vent material changes fo
what appaars to be clothes dryer flex duct. This is a fire hazard,

¢. Refrigeration tubing from two condensing units, out back behind the building and at

grade, run up the back wall 1o the ovethead then intothe adjacent tenant space.

d. Pipemarkers, valve: tags and equipment labols werenot apparent and should be
installed. In addition, systems for other tenants must be labeled a5 such to provent
confusion and accidental utility intérruption in the health care space.,

3. Proposed HVAC system is based on a Packaged Gas Elgotric Roof Top Unit (RTU) with
variable volutne capability for o milti-zone application. The system will e eotnipiised of
the following:

8. One 1010 12.5 Ton eapacity RTU as previously desctibed,

- Oneinsulated roof eurb for the RTU, minimum 247 high..

Gas piping frots main at back wall to it on roof.

Insulated supply ductwork servitig multiple zones,.

Tnsulated return ductwork. serving multiple zones, .

One energy tocovery ventilstor and. associated ductwork and isolation dampers for
toilet exhaust and outstde air intake avid préeonditioning. Installation would be ceiling
suspended in the mechanical toof. '

et

MmoE oA oo

8. Zone damper and .Gontroi“syS‘tém for multi-zone; varigble volume apblicatios,
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Do Bleeteal.

Electrical systems for this project wiil be designed consistent with the foHowing doenments and
other tequirements: -

Codes

2. International Building Coide, 2009 Edition. _
3. International Bnergy Conservation Code, 2005 Edition,
4. International Existing Building Code, 2009 Edition,

3. Guidelines for Design and Construction of Hospital and Health Care: Facilities, 2006
Edition by American. Tnstitute of Architects and .8, Department of Health and Human

1. Maine Uniform Building and Energy Code “MUBEC?

Setvices (Guidelines),
6. NEPA 70, National lectrical Code, 2014 Edifion.
7. NFPA 72, National Fire Alarry and Signaling Code, 2013 Edition,
8. NFPA 70K, Standard {for Electrical Safety in the Workplacs, 2015 Edition.
9. ASHRAE90.1, 2007 Bdition.

Exiting Electrigal:

L. Theexisting electrical in the space is used fortetiporary heating, lighting and wag
 installed only to allow tenanis fo view the space. The existing ssrvice for the builditigis
located on the rear of the building adjacent to the intended renovation space and consists
. of anoverhead utility conmection and tenant meter enclogures, without disconnect, "The
maxitium size tenant service is limited to 200 amps, without adding 2 new meter
enclosure: Provide connegtion to the meter enclosire and providing a disconmection
mieans at the service,

Existing Telecommunioation § stem/Fire Alarm:

1. Coordinate the owners feli‘:cﬁmuniMOns réquiremients with the I'ocalfut'iﬁtjgi providing
| @new service mast and demarcation point in.f ¢ teniant space. There does not appear fo

" be a building wids fire alarm or g sprinkler system,

ie:bt'r’ical\S steriy:

L. The new electrical service shall be a 200 Amp 120/208 Volt; 3 Phase, A wite sysiem, with
anew service disconnect niounted niext to the existing disconnects and then routed into o
200 A siain citenit breaker 42 elrouit panel. Aﬁbram’:h-pi'r_cuits serving the-patient areas
shall be Hospital Grade MC or AG, and non patient areas shall be regular MC or HC
cables.
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- all NEC required wotking-clearanecs, .. .

Logate the new parel i the Mechanical/Blectrival room on the exteriot wall and provide

equipinent.
Lighting shall be instafled to maximizo energy efficiancy, with an overall lighting power

density of less than or equal to 1.0 Walt per.square foot and to meet the following general

average foot candle requitenients:
. Office spaces 30:40 foot candles _ - 4
b. Treatinent rooms 60-80 foot candles, on the patient table(s) or chair(s)
¢ Transitional spaces 15-20 foot candles
d. ‘Waiting/Other 20-30 foot candles

Each room shall have individual lighting control devices and all rooms not noi‘mﬁiy'
used, i.e. Housckeeping, Storage, Toilets shail be provided with vacancy sensors to tury
off the lights when 1ot vecupied,

Exit and Egress Hghting shall bé provided weith emorgency battery backup for & minimum

OF'90 minutes and shall average | foot candle- the path o travel, including the exterior
doors leading to the “public way™,

Power shall be provided 1o allmechanical and plimbing equipment as required.

Telecommutiieation Sy, stemi:

1,

2,
3.
4,
Fire Alarm System;

1.

A new telecomnmmunication service mast shall be provided and terminafed on a 3/4”
Plywood back board for the utiligrdemarcaﬁm peji—iit_-,.loqafed in the
Mechanical/Electrical room on the extetiorwall,

Provide 110 punch dovws blocks for alf voice Hines,

Provide a wall mounted fack and CAT 6 terminations for all data lines, with rooia for
25% expansion.

Provide CAT 6 cables from the tack to each user location ang provide'a CAT 6 jack,
cover plate cover {o'match the receptacle cover plates as requésted by the owner.

A Fire Alarm system is not Tequited by the local codes, but cottld be provided as
betterment to the facility

Nurse Call Systern;

1.

A centeal nurse eall system, isnot required by the local codes, butconld be provided as
betterment to the facility,
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2. Provide eall for assistance, pull station, dome |
- Yo alert the persormel of ig

ight and buzzer; for all public restrooms,

sties in the publicspace. .. ..
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