Item 14

Property & Public Lands Committee Meeting

June 26, 2025

City council Chambers

Time Commenced: 6:01pm

Time adjourned: 6:45pm

In Attendance: Councilor Michael Frett (Chair); Councilor Karen Tucker Knox;
Councilor Lauren McPherson; Councilor Scott Cooper;
CEO, Sarah Moore; Ben Spencer (HFD, LLC);
Sven Granholm (HPD,LLC); Rick Cote (Hallowell Food Pantry)

The Committee met to follow-up on matters raised at the City Council's
June 9™ meeting. First up, was a review of the Proposer's redaction of a draft
Preservation Covenant, provided by Councilor McKee, at the Chair's request, and
forwarded in advance to the Proposer. (SEE: Exhibit A) The Committee shared
comments on the redacted version and found that, with the addition of language
that included the building's hose tower for preservation and, a method of
enforcing the covenant, should it be violated, the building's historical features
would be preserved.

Next, the Committee, Proposers and Rick Cote addressed concerns for an
MOU/lease provisions outlining concerns for the Hallowell Food Pantry. (SEE:
Exhibits B [Redacted version] & C) After an amiable discussion, it was agreed:
1) Parties to the proposed lease (Exhibit C) would verify the leased square
footage, and language that provides for an “option to renew” the lease; 2) Section
#10 (iv) of the lease's “shall not obstruct” clause will be massaged to permit
deliveries and pick-ups at the Food Pantry; and, 3) The new owner will pay all
utilities until they are split by units. On that note however, the Food Pantry is
asking the City to continue its generous annual financial support of the Pantry's
efforts, on behalf of Hallowell citizens.

The Committee reviewed the Proposers' documents (SEE: Exhibits D & E),
submitted to show financial sufficiency, and found them acceptable. Also, the
Proposers assured the Committee that they have no objection to the removal of the
remaining portion(s) of the OFS weather vane.

Finally, at the request of the Chair, CEO, Sarah Moore researched and



produced a report on the issue of parking spaces that could be made available in
this project. In her attached report, under Summary, she concludes that the City is
only required to provide one (1) parking space per residential unit (SEE: Exhibit
F). In its earlier report, this Committee stated its support for an agreement of three
(3) parking spaces to the Proposers. However, at the June 9" Council meeting, the
Proposers requested four (4) spaces. In any event, the number of parking spaces to
be granted, is a matter the full Council should consider and decide.

Respectfully Submitted,

Michael V. Frett, Chair
Property & Public Lands Committee



Exhibit A

Preservation Covenant

THIS COVENANT is made this ___ day of , 2025, by and between Buyer,
("Grantor"), and the City of Hallowell ("Grantee").

RECITALS:

WHEREAS, the Grantor is the owner of certain real property located at 136 Second Street,
Hallowell, Maine, more particularly described in Exhibit A attached hereto and incorporated
herein by reference (the "Property");

WHEREAS, the Property includes a structure known as the Second Street Fire Station (“the
"Building"), which possesses historical, architectural, and cultural significance;

WHEREAS, the Grantor and Grantee desire to ensure the preservation and protection of the
historic character and features of the Building;

NOW, THEREFORE, in consideration of the mutual promises contained herein, and for other
good and valuable consideration, the receipt and sufficiency of which are hereby acknowledged,
the Grantor hereby declares that the Property shall be subject to the following restrictive
covenant:

1. Preservation of Historic Features

Grantor, its successors, and assigns shall preserve, maintain, and protect the historic features of
the Building, including but not limited to:

e Exterior architectural elements such as original windows, doors, masonry, rooflines,
chimneys, and decorative trim;
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This covenant shall run with the land and be binding on all successors and assigns in title to the
Property in perpetuity, unless otherwise released in writing by the Grantee and recorded in the
land records.

6. Recording and Notice

This covenant shall be recorded in the Kennebec County Registry of Deeds and constitute notice
to all subsequent owners, heirs, and assigns of its binding terms.

IN WITNESS WHEREOF, the parties have executed this Preservation Covenant under seal on
the date first above written.

GRANTOR
By:
(Signature)
Name:
Title:

GRANTEE’S NAME
By:
(Signature)
Name:
Title:

[Notary acknowledgment and Exhibits to be attached]



Exhibit B

Covenant Regarding Existing Tenancy

1.

Continuing Tenancy

The Buyer acknowledges and agrees that the Hallowell Food Pantry ("the Tenant") has an
existing tenancy in the basement of the Second Street Fire Station (“the premises™) which
shall continue on the same terms and conditions as currently exist, except as may be
varied by mutual agreement between the Tenant and the Buyer.

(Note the Request that the tenant be responsible for separately metered utilities)

Right to Occupy Indefinitely

The Buyer covenants that the Tenant shall have the right to occupy the premises for se
long-as-the Tenant-wishes Ten (10) Years, and shall not be required to vacate the
premises unless:

o (a) the Tenant voluntarily elects to vacate; or

o (b) the Tenant ceases to exist as an organization.

. No Interference

The Buyer shall not take any action, or cause or permit any action to be taken, that would
interfere with the Tenant's quiet enjoyment and lawful occupation of the premises.
Binding Nature

This covenant shall bind the Buyer and its successors in title and shall run with the land.

5 Recording




Exhibit C

COMMERCIAL LEASE

1. Parties: HFD , LLC, a Maine limited liability company with a mailing address of 167 Water
Street, Hallowell, ME 04347 (“Landlord”), hereby leases to Hallowell Food Pantry , an Maine

Limited Liability Comapny with a mailing address of
(“Tenant”), and Tenant hereby leases from Landlord the following described premises.

2. Premises: The leased premises are deemed to contain +/- 2,800 square feet. The
leased premises are located at 136 Second Street, Hallowell, Maine 04347. The leased premises
are accepted in “as is” condition, subject to agreed upon improvements by the Landlord as
described in Paragraph 12. Tenant acknowledges that: a) Landlord has made no
representations and Tenant is not relying on any representations about the leased premises, their
suitability for any particular use or the physical condition thereof; and b) that Tenant has
conducted its own due diligence inquiries with respect to the leased premises and is satisfied
with the results thereof.

3. Term: The term of this Lease shall be for Ten (10) years, unless sooner terminated as
herein provided, commencing on September 1st, 2025 (the “Commencement Date) and ending
on August 31st, 2035. Landlord shall deliver possession of the leased premises to Tenant on or
before Septermber 1st, 2025. All of Tenant’s obligations under this Lease shall commence upon
delivery of possession.

4. Rent: Commencing on September stst 2025, Tenant shall pay Landlord the following
base rent:

Lease Year Annual Base Rent Monthly Rent

1-10 $1.00 $0.00

payable in advance in equal monthly installments on the first day of each month during the term
of this Lease without deduction or setoff, said rent to be prorated for portions of a calendar
month at the beginning or end of said term, all payments to be made to Landlord or to such agent
and at such place as Landlord shall from time to time in writing designate, the following being
now so designated: 167 Water street, Hallowell, ME 04347. If Tenant does not pay base rent,
supplemental, and additional rents, or other fees and charges when due pursuant to the term of
this Lease, then Landlord, in its sole discretion, may charge, in addition to any other remedies it
may have, a late charge for each month or part thereof that Tenant fails to pay the amount due
after the due date. The late charge shall be equal to four percent of the amount due Landlord
each month in addition to the rent then due.
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8. Utilities: Tenant shall pay, as they become due, all bills for electricity, Trash removal,
Fuel and other utilities (whether they are used for furnishing heat or other purposes) that are
furnished to the leased premises.

In the event Tenant requires additional utilities or equipment, the installation and maintenance
thereof shall be Tenant’s sole obligation, provided that such installation shall be subject to the
written consent of Landlord, which shall not be unreasonably withheld or delayed.

9. Use of Leased Premises: Tenant shall use the leased premises only for the purpose of
a Food Pantry. Landlord has made no representations to Tenant regarding the uses of the leased
premises allowed under applicable law or other restrictions of record, and Tenant acknowledges
and agrees that Tenant assumes all responsibility and risk for investigating the same.

10. Compliance with Laws: Tenant agrees to conform to the following provisions
during the entire term of this Lease: (i) Tenant shall not injure or deface the leased premises or
building; (ii) No auction sale, inflammable fluids, chemicals, nuisance, objectionable noise, or
odor shall be permitted on the leased premises; (iii) Tenant shall not permit the use of the leased
premises for any purpose other than set forth herein or any use thereof which is improper,
offensive, contrary to law or ordinance, or liable to invalidate or increase the premiums for any
insurance on the building or its contents or liable to render necessary any alterations or additions
to the building; and (iv) Tenant shall not obstruct in any manner any portion of the building not
hereby demised or the sidewalks or approaches to said building or any inside or outside windows
or doors. Tenant shall observe and comply with all codes, ordinances, laws, regulations, and
other governmental or quasi-governmental orders or inspections affecting Tenant, the leased
premises and/or Tenant’s use and all reasonable rules and security regulations now or hereafter
made by Landlord for the care and use of the leased premises, the building, its facilities, and
approaches. Tenant agrees to keep the leased premises equipped with all safety appliances and
make all accessibility alterations, improvements, or installations to the building, and/or
accommodations in Tenant’s use thereof required by law or any public authority as a result of
Tenant’s use or occupancy of the premises or Tenant’s alterations or additions thereto, which
alterations, improvements, and installations shall be subject to Landlord’s consent, not to be
unreasonably withheld, as provided in this Lease.

2 of 12



11. Maintenance:

A. Tenant’s Obligations: Tenant acknowledges by entry thereupon that the
leased premises are in good and satisfactory order, repair, and condition, and covenants during
said term and further time as Tenant holds any part of said premises to keep the leased premises
(including without limitation windows, doors, and all systems serving exclusively the leased
premises) in as good order, repair and condition as the same are in at the commencement of said
term, or may be put in thereafter, damage by fire or unavoidable casualty and reasonable use and
wear only excepted. Notwithstanding anything to the contrary herein, if Tenant has leased
ground floor space, Tenant covenants to keep all plate glass windows in good repair and
condition and to carry adequate property insurance.

B. Landlord’s Obligations: Landlord agrees to maintain and repair the roof,
exterior walls, and structure of the building of which the leased premises are a part. Damage by
fire and other casualty only excepted, unless such maintenance or repair is made necessary by
fault or neglect of Tenant or the employees, contractors, agents, or invitees of Tenant, in which
case such maintenance or repair shall be at the expense of Tenant and Tenant shall pay all costs
therefor,

12. Alterations-Additions: Tenant shall not make any alterations or additions, or permit
the making of any holes in any part of said building (except for nail holes for hanging art), or
paint or place any signs, drapes, curtains, shades, awnings, aerials, or flagpoles or the like, or
permit anyone except Tenant to use any part of the leased premises for desk space or for mailing
privileges without on each occasion obtaining prior written consent of Landlord, said consent
shall not be unreasonably withheld or delayed. Tenant may install signs at Tenant’s sole expense,
in compliance with all applicable laws and ordinances, and subject to Landlord’s prior written
approval, which shall not be unreasonably withheld or delayed.

Tenant shall not suffer or permit any lien of any nature or description to be placed against the
building, the leased premises or any portion thereof, and in the case of any such lien attaching to
immediately pay and remove the same; this provision shall not be interpreted as meaning that
Tenant has any authority or power to permit any lien of any nature or description to attach or to
be placed upon Landlord’s title or interest in the building, the leased premises, or any portion
thereof.

13. Assignment-Subleasing: Tenant shall not by operation of law or otherwise, assign,
mortgage, or encumber this Lease, or sublet or permit the leased premises or any part thereof to
be used by others, without Landlord’s prior express written consent in each instance, which
consent shall not be unreasonably withheld or delayed. In any case where Landlord shall consent
to such assignment or subletting, Tenant named herein and any guarantor of this Lease shall
remain fully liable for the obligations of Tenant hereunder, including, without limitation, the
obligation to pay the rent and other amounts provided under this Lease. For purposes of this
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Lease, the sale of controlling interest in the stock of a corporate Tenant, sale of the controlling
membership interest in an LLC or similar entity, or the change of a general partner of a
partnership Tenant shall constitute an assignment of this Lease.

14. Subordination and Quiet Enjoyment: This Lease automatically shall be subject
and subordinate to any and all mortgages, deeds of trust, and other instruments in the nature of a
mortgage, that is now or at any time hereafter a lien or liens on the property of which the leased
premises are a part and Tenant shall, within ten days after they are requested, promptly execute
and deliver such written instruments as shall be necessary to show the subordination of this
Lease to said mortgages, deeds of trust, or other such instruments in the nature of a mortgage.
Provided Tenant performs all of its obligations under this Lease, Tenant shall be entitled to the
quiet enjoyment of the leased premises; provided Tenant covenants that it holds the leased
premises subject to all easements, covenants, and other matters of record, and agrees to abide by
same to the extent the same affect the leased premises. Tenant agrees to sign within ten days
after they are requested, such estoppel certificates as are requested by Landlord or Landlord’s
lender.

15. Landlord’s Access: Landlord or agents of Landlord may, at all reasonable times
during the term of this Lease, enter the leased premises: (i) to examine the leased premises and,
if Landlord shall so elect, to make any repairs or additions Landlord may deem necessary and, at
Tenant’s expense, to remove any alterations, additions, signs, drapes, curtains, shades, awnings,
aerials or flagpoles, or the like, not consented to in writing; (ii) to show the leased premises to
prospective purchasers and mortgagees; and (iii) to show the leased premises to prospective
tenants during the three months preceding the expiration of this Lease. Landlord reserves the
right at any time within three months before the expiration of this Lease to affix to any suitable
part of the leased premises a notice for leasing the leased premises and to keep the signage
affixed without hindrance or molestation. Landlord also reserves the right at any time to affix to
any suitable part of the leased premises a notice for selling the leased premises or property of
which the leased premises are a part and to keep the signage affixed without hindrance or
molestation.

16. Indemnification and Liability: Tenant will defend and, except to the extent caused
solely by the negligence or willful conduct of Landlord, will indemnify Landlord and its
employees, agents, and management company, and save them harmless from any and all injury,
loss, claim, damage, liability, and expense (including reasonable attorney's fees) in connection
with the loss of life, personal injury, or damage to property or business, arising from, related to,
or in connection with the occupancy or use by Tenant of the leased premises or any part of
Landlord’s property or the building, or occasioned wholly or in part by any act or omission of
Tenant, its contractors, subcontractors, subtenants, licensees, or concessionaires, or its or their
respective agents, servants, or employees while on or about the leased premises. Tenant shall
also pay Landlord’s expenses, including reasonable attorney’s fees, incurred by Landlord in
successfully enforcing any obligation, covenant or agreement of this Lease or resulting from
Tenant’s breach of any provisions of this Lease (including without limitation any attorneys’ fees
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incurred to monitor or intervene in any bankruptcy proceeding involving Tenant), or any
document, settlement, or other agreements related to this Lease. Tenant agrees not to assert
immunity under workers’ compensation laws as a defense to the enforcement by Landlord of the
foregoing indemnity. The provisions of this Paragraph 16 shall survive the termination or
carlier expiration of the term of this Lease. Without limitation of any other provision herein,
neither Landlord, its employees, agents, nor management company shall be liable for, and Tenant
hereby releases them from all claims for, any injuries to any person or damages to property or
business sustained by Tenant or any person claiming through Tenant due to the building or any
part thereof (including the premises), or any appurtenances thereof, being in need of repair or
due to the happening of any accident in or about the building or the leased premises or due to any
act or negligence of Tenant or of any employee or visitor of Tenant. Without limitation, this
provision shall apply to injuries and damage caused by nature, rain, snow, ice, wind, frost, water,
steam, gas, or odors in any form or by the bursting or leaking of windows, doors, walls, ceilings,
floors, pipes, gutters, or other fixtures; and to damage caused to fixtures, furniture, equipment,
and the like situated at the leased premises, whether owned by Tenant or others.

17. Tenant’s Liability Insurance: Tenant shall: (i) insure Tenant and Landlord, as an
additional named insured, with commercial general liability coverage, on an occurrence basis
and in such amounts and with such Maine admitted companies and against such risks as
Landlord shall reasonably require and approve, but in amounts not less than One Million Dollars
combined single limit with deductibles of not more than Five Thousand Dollars per occurrence;
and (ii) insure Landlord and Tenant, as their interests appear, against loss of the contents and
improvements of the leased premises under standard Maine all risk perils form, or its equivalent,
in such amounts and with such Maine admitted companies as Landlord shall reasonably require
and approve, with waiver of subrogation if such waiver can be obtained without charge. Tenant
shall deposit with Landlord certificates for such insurance at or prior to the commencement of
the term, and thereafter within thirty days prior to the expiration of any such policies, and Tenant
promptly shall deliver to Landlord complete copies of Tenant’s insurance policies upon request
from Landlord. All of the foregoing insurance policies shall provide that such policies shall not
be canceled without at least thirty days prior written notice to each insured named therein.
Tenant shall list Landlord as an additional named insured or loss payee, as the case may be, in all
policies required by this Paragraph 17.

18. Fire Casualty-Eminent Domain: Should a substantial portion of the leased
premises, or of the property of which they are a part, be damaged by fire or other casualty, or be
taken by eminent domain, Landlord may elect to terminate this Lease. When such fire, casualty,
or taking renders the leased premises unfit for use and occupation and Landlord does not so elect
to terminate this Lease, a just and proportionate abatement of rent shall be made until the leased
premises, or in the case of a partial taking what may remain thereof, shall have been put in
proper condition for use and occupation. Landlord reserves and excepts all rights to damages to
the leased premises and building and the leasehold hereby created, accrued or subsequently
accruing by reason of anything lawfully done in pursuance of any public, or other, authority; and
by way of confirmation, Tenant grants to Landlord all Tenant’s rights to such damages and

5o0f12



covenants to execute and deliver such further instruments of assignment thereof as Landlord may
from time to time request. Landlord shall give Tenant notice of its decision to terminate this
Lease or restore the premises within ninety days after any occurrence giving rise to Landlord’s
right to so terminate or restore. Notwithstanding anything to the contrary contained herein,
Landlord’s obligation to put the leased premises or the building in proper condition for use and
occupation shall be limited to the amount of the proceeds from any insurance policy or policies
or of damages which accrue by reason of any taking by a public or other authority, which are
available to Landlord for such use.

19. Default and Bankruptcy: In the event that:

(a) Tenant shall default in the payment of any installment of rent or other sum herein
specified when due which default is not corrected within seven days after written notice thereof:

(b) Tenant shall default in the observance or performance of any other of the Tenant’s
covenants, agreements, or obligations hereunder and such default shall not be corrected within
ten days after written notice thereof:

(¢) The leasehold hereby created shall be taken on execution, or by other process of law;
or

(d) Any assignment shall be made of Tenant’s property for the benefit of creditors, or a
receiver, guardian, conservator trustee in bankruptcy, or similar officer shall be appointed by a
court of competent jurisdiction to take charge of all or any part of Tenant’s property, or a petition
is filed by Tenant under any bankruptcy, insolvency or other debtor relief law,

Then and in any of said cases (notwithstanding any license of any former breach of
covenant or waiver of the benefit hereof or consent in a former instance), Landlord shall be
entitled to all remedies available to Landlord at law and equity including without limitation, the
remedy of forcible entry and detainer, and Landlord lawfully may, immediately or at any time
thereafter, and without demand or notice, mail a notice of termination to Tenant, or, if permitted
by law, enter into and upon the leased premises or any part thereof in the name of the whole and
repossess the same as of its former estate, and expel Tenant and those claiming through or under
it and remove it or their effects without being deemed guilty of any manner of trespass, and
without prejudice to any remedies which might otherwise be used for arrears of rent or preceding
breach of covenant, and upon such mailing or entry as aforesaid, this Lease shall terminate; and
Tenant covenants and agrees, notwithstanding any entry or re-entry by Landlord, whether by
summary proceedings, termination, or otherwise, that Tenant shall, as of the date of such
termination, immediately be liable for and pay to Landlord the entire unpaid rental and all other
balances due under this Lease for the remainder of the term. In addition, Tenant agrees to pay to
Landlord, as damages for any above described breach, all costs of reletting the leased premises
including real estate commissions and costs of renovating the premises to suit any new tenant,
and Tenant agrees to reimburse Landlord for all attorneys’ and paralegals’ fees incurred by
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Landlord in connection with a Tenant default, including without limitation such fees incurred in
connection with a bankruptcy proceeding.

20. Notice: Any notice from Landlord to Tenant relating to the leased premises or to the
occupancy thereof, shall be deemed duly served, if left at the leased premises addressed to
Tenant, or upon mailing to the leased premises, certified mail, return receipt requested, postage
prepaid, addressed to Tenant. Such notice shall be deemed served on the date of hand delivery to
the leased premises or on the date postmarked, and any time period in this Lease running from
the date of notice shall commence on the date of delivery or postmark. Any notice from Tenant
to Landlord relating to the leased premises or to the occupancy thereof, shall be deemed duly
served, if mailed to Landlord by registered or certified mail, return receipt requested, postage
prepaid, addressed to Landlord at Landlord’s address set forth in Paragraph 1, or at such other
address as Landlord may from time to time advise in writing.

21. Surrender: Tenant shall at the expiration or other termination of this Lease
peaceably yield up the leased premises and all additions, alterations, fixtures (including those
installed by Tenant), and improvements thereto in good order, repair and condition, damage by
fire, unavoidable casualty, and reasonable wear and tear only excepted, first moving all goods
and effects not attached to the leased premises, repairing all damage caused by such removal, and
leaving the leased premises broom clean and tenantable. If Landlord in writing permits Tenant to
leave any such goods and chattels at the leased premises, and Tenant does so, Tenant shall have
no further claims and rights in such goods and chattels as against Landlord or those claiming by,
through or under Landlord, and Tenant shall be deemed to have conveyed such items to Landlord
unless Landlord elects to reject acceptance of the same.

22. Hazardous Materials: Tenant covenants and agrees that, with respect to any
hazardous, toxic or special wastes, materials, or substances including asbestos, waste oil, and
petroleum products (the "Hazardous Materials") which Tenant, its agents, or employees, may
use, handle, store or generate in the conduct of its business at the leased premises Tenant will:
(1) comply with all applicable laws, ordinances, and regulations which relate to the treatment,
storage, transportation, and handling of the Hazardous Materials; (ii) that Tenant will in no event
permit or cause any disposal of Hazardous Materials in, on, or about the leased premises and in
particular will not deposit any Hazardous Materials in, on, or about the floor or in any drainage
system or in the trash containers which are customarily used for the disposal of solid waste; (iii)
that Tenant will with advance notice and at all reasonable times permit Landlord or its agents or
employees to enter the leased premises to inspect the same for compliance with the terms of this
paragraph and will further provide upon five days’ notice from Landlord copies of all records
which Tenant may be obligated by federal, state, and/or local law to obtain and keep; (iv) that
upon termination of this Lease, Tenant will at its expense, remove all Hazardous Materials,
which came to exist on, in, or under the leased premises during the term of this Lease or any
extensions thereof, from the leased premises and comply with applicable local, state and federal
laws as the same may be amended from time to time; and (v) Tenant further agrees to deliver the
leased premises to Landlord at the termination of this Lease free of all Hazardous Materials
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which came to exists on, in, or under the leased premises during the term of this Lease or any
extensions thereof. The terms used in this paragraph shall include, without limitation, all
substances, materials, etc., designated by such terms under any laws, ordinances, or regulations,
whether federal, state, or local.

23. Limitation of Liability: Tenant agrees to look solely to Landlord’s interest in the
building for recovery of any judgment from Landlord or any of Landlord’s partners, managers, or
owners, it being agreed that Landlord and any other such party is not personally liable for any
such judgment. The provision contained in the foregoing sentence shall not limit any right that
Tenant might otherwise have to obtain an injunctive relief against Landlord or Landlord’s
successors in interest, or any other action not involving the personal liability of Landlord and any
other such party. Under no circumstances shall Landlord ever be liable for lost profits, indirect,
or consequential damages.

24. Landlord Default: Landlord shall in no event be in default in the performance of
any of its obligations hereunder unless and until Landlord shall have failed to perform such
obligations within thirty days or such additional time as is reasonably required to correct any
such default after notice by Tenant to Landlord properly specifying wherein Landlord has failed
to perform any such obligation. Further, if the holder of the mortgage on the building of which
the leased premises are a part notifies Tenant that such holder has taken over Landlord’s rights
under this Lease, Tenant shall not assert any right to deduct the cost of repairs or any monetary
claim against lender or holder from rent thereafter due and accruing, but shall look solely to
Landlord for satisfaction of such claim.

25. Waiver of Rights: No consent or waiver, express or implied, by either party to or of
any breach of any covenant, condition, or duty of the other, shall be construed as a consent or
waiver to or of any other breach of the same or other covenant, condition, or duty.

26. Successors and Assigns: The covenants and agreements of Landlord and Tenant
shall run with the land and be binding upon and inure to the benefit of them and their respective
heirs, executors, administrators, successors, and assigns, but no covenant or agreement of
Landlord, express or implied, shall be binding upon any person except for defaults occurring
during such person’s period of ownership nor binding individually upon any fiduciary, any
shareholder, or any beneficiary under any trust.

27. Holdover: If Tenant fails to vacate the leased premises at the termination of this
Lease, then the terms of this Lease shall be applicable during said holdover period, except for
base rent, which shall be increased to two times the then-current base rent for the period just
preceding such termination; but this provision shall not be interpreted as consent or permission
by Landlord for Tenant to holdover at the termination of this Lease and the terms of this
holdover provision shall not preclude Landlord from recovering any other damages which it
incurs as a result of Tenant’s failure to vacate the leased premises at the termination of this
Lease.
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28. Jury Trial Waiver: NOTWITHSTANDING ANYTHING IN THIS LEASE TO
THE CONTRARY, TENANT AND LANDLORD, FOR THEMSELVES AND THEIR
SUCCESSORS AND ASSIGNS, HEREBY KNOWINGLY, WILLINGLY, AND
VOLUNTARILY WAIVE ANY AND ALL RIGHTS TENANT AND/OR LANDLORD MAY
HAVE TO A TRIAL BY JURY IN ANY FORCIBLE ENTRY AND DETAINER ("FED™)
ACTION OR PROCEEDING BROUGHT BY LANDLORD OR LANDLORD’S
SUCCESSORS AND/OR ASSIGNS BASED UPON OR RELATED TO THE PROVISIONS
OF THIS LEASE. LANDLORD AND TENANT HEREBY AGREE THAT ANY SUCH FED
ACTION OR PROCEEDING SHALL BE HEARD BEFORE A SINGLE JUDGE OF THE
APPROPRIATE DISTRICT COURT OR A SINGLE JUDGE OF THE APPROPRIATE
SUPERIOR COURT, OR A FEDERAL DISTRICT COURT JUDGE SITTING IN THE
DISTRICT OF MAINE.

29. Miscellaneous: If Tenant is more than one person or party, Tenant’s obligations shall
be joint and several. Unless repugnant to the context, “Landlord” and “Tenant” mean the person
or persons, natural or corporate, named above as Landlord and Tenant respectively, and their
respective heirs, executors, administrators, successors, and assigns. Landlord and Tenant agree
that this Lease shall not be recordable, but each party hereto agrees, on request of the other, to
execute a Memorandum of Lease in recordable form and mutually satisfactory to the parties. If
any provision of this Lease or its application to any person or circumstances shall to any extent
be invalid or unenforceable, the remainder of this Lease and the application of such provision to
persons or circumstances other than those as to which it is invalid or unenforceable, shall not be
affected thereby and each provision of this Lease shall be valid and enforceable to the fullest
extent permitted by law. The submission of this Lease or a summary of some or all of its
provisions for examination by Tenant does not constitute a reservation of or option for the
premises or an offer to lease said premises, and this document shall become effective and
binding only upon the execution and delivery hereof by both Landlord and Tenant. Employees
or agents of Landlord have no authority to make or agree to make a lease or any other agreement
or undertaking in connection herewith. All negotiations, considerations, representations, and
understandings between Landlord and Tenant are incorporated herein and no prior agreements or
understandings, written or oral, shall be effective for any purpose. No provision of this Lease
may be modified or altered except by agreement in writing between Landlord and Tenant, and no
act or omission of any employee or agent of Landlord shall alter, change, or modify any of the
provisions hereof. Time is of the essence of this agreement. This Lease shall be governed
exclusively by the provisions hereof and by the laws of the State of Maine. The headings herein
contained are for convenience only and shall not be considered a part of this Lease.

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

9of 12



IN WITNESS WHEREOF, the said parties hereunto set their hands and seals as of the dates
indicated below.

Tenant: Hallowell Food Pantry LLC

Dated:

By:

Its:

HFD, LLC
Dated:

By: Ben Spencer
Its: Member
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Exhibit D

EKennebec Savings Bank

150 State St. | Augusta, Maine 04332 | Telephone: (207) 622-5801
Mailing Address: P.O. Box 50, Augusta, Maine 04332

June 5, 2025

City of Hallowell

Gary Lamb, City Manager
1 Winthrop St.

Hallowell, ME 04347

Re: Purchase of Hallowell Firehouse-Second St., Hallowell Maine

Dear Gary,

Please be advised that Ben Spencer has the financial capacity to purchase and renovate the old
Hallowell Firehouse building located on Second St. in Hallowell, Maine.

This letter does not constitute an offer, agreement, or commitment to lend. The terms and
conditions upon which Kennebec Savings Bank may extend credit are subject to a satisfactory
review and completion of necessary documentation, due diligence and any other such terms and
conditions as are determined necessary by the Bank and its counsel.

Please let me know if you have any questions.
Sincerely,

Nt

Brent L. Hall
Vice President and Commercial Banking Officer

www.KennebecSavings.Bank
Member FDIC



Exhibit E

CORE | PORTLAND | HALLOWELL | PORTSMOUTH | COREFIRMS.COM | (207) 744-3084
CORE PRO FORMA TEMPLATE
Property:

SOURCES & USES

Acquisition Amount Bank Terms Amount Assumptions Amount

Bank $0.00 0.00% Purchase Price $510,000.00 99.13% Interest Rate 6.75% Rent Escalator

Bridge $0.00 0.00% Hard Costs $0.00 0.00% Amortization (years) Expense Escalator 2.00%
Investor $514,500.00 100.00% Soft Costs $4,500.00 0.87% Length (years) 6 Market Cap Rate Value 8.50%
| OTAI 5514 50 ( 100.00% $514,500.00 L0D.00"

INCOME

Monthly Base Rent  Annual Base Rent

% Occupied Lease Type Expiration

Apartment 1 $1,800.00 $21,600.00

Apartment 2 $1,800.00 $21,600.00

Apartment 3 $1,800.00 $21,600.00

Retail Space $2,250.00 $27,000.00

Food Pantry $0.00 $0.00

BASE TOTAL 0 $7,650.00 $91,800.00 #DIV/0! 0.00% 50.00
CAM TOTAL 50.00 $0.00

Vacancy (5%) -$382.50 -$4,590.00

| GROSS INCOME 0 §7.650.00 $87,210.00 #DIV/0] 100.00 g
EXPENSES

Item PSF % of Gross Income % of Expenses Amount Vendor Notes

Real Estate Taxes #DIv/0! 17.10% 35.80% $14,910,00 Municipality 21.30 Per K 700K value

Water & Sewer #DIv/0! 2.75% 5.76% $2,400.00 Municipality

Management #DIV/0! 6.00% 12.57% $5,232.60 6% gross

Heating #DIV/O! 2.87% 6.00% $2,500.00 Summit Supplemental Nat Gas
Electricity #DIV/0! 2.87% 6.00% $2,500.00 CMP Heat & Electrical While vacant ( all units will be sepratly metered)
Accounting & Admin H#oIv/0! 1.61% 3.36% $1,400.00 Linda White & Assocaltes

Insurance #DIV/0! 4.93% 10.33% $4,300.00 Gosline

Building R&M #DIV/O! 5.73% 12.01% $5,000.00 Various R&M

Cleaning & Trash #DIV/O! 1.38% 2.88% $1,200.00 Riverside

Groundskeeping #DIV/0!

OTAL

2.52% 5.28% $2,200.00 MERIT Plowing

$45,567.40

DEBT & YIELD

Item Amount Notes

Acquisition Total $514,500.00 Purchase Price + Soft Costs + Hard Costs
Investment $514,500.00 AT-TD

Total Debt $0.00 Bank note

NOI $45,567.40 I-E

Annual Debt Payment  $0.00 See Amortization Schedule below
Cash Flow $45,567.40 NOI - ADP

Return on Investment  8.86% CF / Investment

DSCR #DIV/O! NOI / ADP

Debt Yield #DIV/0! NOI/TD

Cap rate 8.86% NOI / PP



Exhibit F

Parking Requirements for Sale of the Old Fire House at 124 Second Street (Map 009, Lot
150-A)

| have compiled the following information regarding parking requirements relevant to the sale of
the OId Fire House:

Applicable Standards:

e 2021 IBC & IRC (Adopted April 7):
o Standard parking requirement: 1.5 spaces per residential unit.
o ADA requirement (IBC 1106.2): 1 accessible space per 1-25 regular spaces.
LD 2003:
o Municipalities may not require more than 2 parking spaces for every 3 affordable
housing units.
Commercial Units:
o No state-level requirement for off-street parking.
LD 427 (Effective June 20, 2025):
o Municipalities may not require more than one off-street parking space per
dwelling unit for residential developments within designated growth areas.
o Municipalities may impose maximum parking requirements or require parking
demand management strategies, but cannot exceed the one-space-per-unit limit.
o Municipalities must allow off-site parking agreements with facilities located
within 0.25 miles of the development. Developers must provide documentation of
available capacity, typically through a professional parking study. Municipalities
may only verify the adequacy of supply and may not impose additional barriers.

Local Context:

e According to Hallowell’s 2022 Comprehensive Plan (page 27), the Old Fire House is
located within the designated growth area.

Summary:
As of June 20, 2025:

o The City of Hallowell may not require more than one parking space per residential unit
for this property.

e There is no requirement to provide parking for commercial units, though such conditions
may be negotiated in a sale agreement.

o Off-site parking within 0.25 miles may be used to satisfy requirements, with proper
documentation.

Citations:

o https://legislature.maine.gov/leqis/bills/getPDF.asp?paper=HP0281 &item=6&snum=132
#:~:text=2.,administer%20and%?20enforce%20this%20section.



https://legislature.maine.gov/legis/bills/getPDF.asp?paper=HP0281&item=6&snum=132#:~:text=2.,administer%20and%20enforce%20this%20section
https://legislature.maine.gov/legis/bills/getPDF.asp?paper=HP0281&item=6&snum=132#:~:text=2.,administer%20and%20enforce%20this%20section

o https://www.mainelegislature.org/legis/statutes/30-a/title30-
Asec4301.html#:~:text=%22Growth%20area%22%20means%20an%20area, %5BPL %20
2001%2C%?20c.

o https://maineleqgislature.org/statutes/30-A/title30-Asec4364.html

o https://hallowell.govoffice.com/vertical/sites/%7B9B342949-3E79-4064-B52A-
92C27ED57113%7D/uploads/Hallowell Comprehensive Plan Complete Lo Res.pdf

Please let me know if further clarification is needed.

Sarah Moore

CEO-LPI

207-430-4405
Ceo-lpi@hallowellmaine.org



https://www.mainelegislature.org/legis/statutes/30-a/title30-Asec4301.html#:~:text=%22Growth%20area%22%20means%20an%20area,%5BPL%202001%2C%20c
https://www.mainelegislature.org/legis/statutes/30-a/title30-Asec4301.html#:~:text=%22Growth%20area%22%20means%20an%20area,%5BPL%202001%2C%20c
https://www.mainelegislature.org/legis/statutes/30-a/title30-Asec4301.html#:~:text=%22Growth%20area%22%20means%20an%20area,%5BPL%202001%2C%20c
https://mainelegislature.org/statutes/30-A/title30-Asec4364.html
https://hallowell.govoffice.com/vertical/sites/%7B9B342949-3E79-4064-B52A-92C27ED57113%7D/uploads/Hallowell_Comprehensive_Plan_Complete_Lo_Res.pdf
https://hallowell.govoffice.com/vertical/sites/%7B9B342949-3E79-4064-B52A-92C27ED57113%7D/uploads/Hallowell_Comprehensive_Plan_Complete_Lo_Res.pdf
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