
COMMERCIAL LEASE AGREEMENT

This COMMERCIAL LEASE AGREEMENT (“Lease Agreement”) is made and entered into as of the 21st day of July, 2008, effective July 1, 2008, by and between the Worcester Redevelopment Authority, a body politic and corporate established pursuant to Chapter 121B of the General Laws of the Commonwealth of Massachusetts and with a principal place of business located at 44 Front Street, Suite 520, Worcester, Massachusetts 01608 (“LANDLORD”) and Maxwell Silverman’s Banquet & Conference Center at Union Station, Inc., duly authorized to conduct business in the Commonwealth of Massachusetts with a principal place of business located at 25 Union Street, Worcester, Massachusetts, 01608 (“TENANT”). 

LANDLORD leases to TENANT, and TENANT hereby leases from LANDLORD the premises located within the Union Station building (“Union Station”), located at 10 Washington Square, Map 02, Block 014, Lot 00012, Worcester County, Worcester, Massachusetts, 01604 (the “Land”), the following premises for use as a full service restaurant, bar, café, banquet and conference facility, including the sale of alcoholic beverages.
In consideration of the mutual promises and agreements herein contained, LANDLORD and TENANT hereby agree as follows: 

Article 1

Leased Premises and Common Areas
1.1
Leased Premises. 

(a)
Leased Premises.  The Leased Premises shall consist of approximately Fifteen Thousand, Five Hundred Thirty-five (15,535) square feet, more or less, on the first floor of Union Station (the “Leased Premises”) consisting of Unit 109 (approximately 6,130 square feet), outdoor courtyard space adjacent to Unit 109 (approximately 225 square feet), and Unit 110, the Grand Hall (approximately 9,180 square feet), which is exclusive of that portion of the Grand Hall leased to Fusion Entertainment, LLC, as shown on the plan entitled “Exhibit A – Leased Premises,” attached hereto and incorporated herein by reference (the “Leased Premises Plan”). The Leased Premises consists of that space from the ceiling closest to the interior space down, the face of the floor closest to the interior space up, and from the surface wall closest to the interior space inward. Notwithstanding anything contained herein to the contrary, TENANT shall use and occupy Unit 110 only on such days and during such hours as TENANT hosts or conducts a social event, gathering or function. At all other times Unit 110 shall remain public space used for intermodal transportation purposes and shall be under the care, custody and control of LANDLORD. LANDLORD further retains the right to license the use of Unit 110 for non-social events such as, but not limited to, the right to license photographic and film making events, governmental or political events (unless food or alcohol is to be served), provided such events do not conflict with TENANT’s use of Unit 110. The Leased Premises shall also consist of approximately One Thousand, Six Hundred Ninety-five (1,695) square feet, more or less, of outdoor courtyard space on the second floor of Union Station at the northwest corner of the building adjacent to the train platform and as shown on the plan entitled “Exhibit A-2 – 2nd Floor Leased Premises, attached hereto and incorporated herein by reference.
(b)
Tenant Storage Space. LANDLORD shall make available approximately 2,110 square feet of Tenant Storage Space in the basement of Union Station for use by TENANT, as shown on Exhibit A-1 -Tenant Storage Space, attached hereto and incorporated herein by reference (the “Tenant Storage Space Plan”). Said Tenant Storage Space is enclosed in a larger space shared with other Union Station tenants and is located within a room accessible by a key (“Larger Storage Space”). TENANT may reasonably improve and/or secure said Tenant Storage Space at its own expense, as set forth in Article 8.1. LANDLORD makes no representation of any kind or nature regarding condition of any Tenant Storage Space or Larger Storage Space. Said area is provided “as is.” LANDLORD shall not be liable for any damages incurred by TENANT for its use of such Tenant Storage Space or Larger Storage Space, including but not limited to, damages resulting from water, insects, rodents, or theft. LANDLORD in its sole discretion may move and/or alter the location or shape of said Tenant Storage Space within the Larger Storage Space or elsewhere in Union Station, but if it elects to do so and TENANT had previously secured the Tenant Storage Space, LANDLORD shall pay the costs, if any, for re-securing the storage area. LANDLORD shall not charge TENANT for the Tenant Storage Space. In addition to the foregoing space, TENANT may also use, in common with LANDLORD, for the sole purpose of storing TENANT’s portable rugs used for Grand Hall events, room 121A on the first floor of Union Station shown on the plan entitled “Exhibit A-3 – 1st  Floor Storage Space, attached hereto and incorporated herein by reference. The foregoing space is provided “as is.”
1.2
Common Areas – Definition. The term “Common Areas” is defined as all areas and facilities outside the Leased Premises and within the exterior boundary line of Union Station and within the boundary lines of the Land that are provided and designated by LANDLORD from time to time for the general, non-exclusive use of LANDLORD, TENANT, and other tenants of Union Station, including, without limit, the following: (i) area comprised of approximately One Thousand Seven Hundred Forty Five (1,745) square feet designated as the “Loading Dock and Dumpster Common Area” on the plan entitled “Exhibit B – Loading Dock and Dumpster Common Area,” attached hereto and incorporated herein by reference (the “Loading Dock and Dumpster Common Area Plan”); and (ii) including areas of ingress and egress, elevators, delivery areas, exterior sidewalks, sidewalks, exterior and interior passageways, public bathrooms, public parking areas, trash areas, roadways, walkways, parkways, driveways, landscaped areas, striping bumpers, irrigation systems, Common Area lighting facilities, fences and gates, elevators and roof and other areas at Union Station and the Land that are made available by LANDLORD for use by the general public and tenants of Union Station.

1.3
Common Areas – Tenant’s Rights. LANDLORD hereby grants to TENANT, for the benefit of TENANT and its employees, customers, and invitees, during the term of this Lease Agreement, the non-exclusive right to use, in common with others entitled to such use, the Common Areas as they exist from time to time, subject to any rights, powers, and privileges reserved by LANDLORD under the terms hereof or under the terms of any rules and regulations or restrictions governing the use of Union Station. Under no circumstances shall the right herein granted to use the Common Areas be deemed to include the right to store any property, article, or object, either temporarily or permanently, in the Common Areas. In the event that any such storage shall occur, then LANDLORD shall have the right, without notice, in addition to such other rights and remedies that it may have, to remove the property and charge the cost to TENANT, which cost shall be immediately payable upon demand by LANDLORD. Under no circumstances shall the right herein granted to use the Common Areas be deemed to include any rights to advertise. LANDLORD represents that the Common Areas and Leased Premises comply with the Americans with Disabilities Act.
1.4
Common Area Rules and Regulations. LANDLORD or such other person(s) as LANDLORD designate(s) shall have the exclusive control and management of the Common Areas and shall have the right, from time to time, to establish, modify, amend, and enforce reasonable rules and regulations with respect thereto provided that such rules and regulations are of general application to all Union Station tenants, are uniformly enforced, and do not materially alter or minimize TENANT’S rights to use the Leased Premises. TENANT agrees to abide and conform to all such rules and regulations, and to cause its agents, employees, representatives, contractors, servants, suppliers, shippers, customers, and/or invitees to so abide and conform.

1.5
Common Areas – Changes. LANDLORD shall have the right, in LANDLORD’s sole discretion, to make changes to the Common Areas, to close any of the Common Areas, and to do and perform such other acts and make such other changes in, to, or with respect to the Common Areas as LANDLORD may, in the exercise of sound business judgment, deem to be appropriate.

1.6
Common Area – Operational Hours.  LANDLORD shall determine Common Area operational hours in its sole discretion, provided, however, that TENANT shall have twenty-four hour, seven day access to the Leased Premises.

1.7
Common Areas – Landlord’s Maintenance. Subject to appropriation, LANDLORD agrees to perform routine maintenance for Union Station and to make ordinary repairs to Union Station, including the Common Areas and the Grand Hall portion of the leased premises and the adjacent public restrooms. At the time of the execution of this Lease, LANDLORD has a property management services company for Union Station from 6:00 a.m. to 5:00 p.m. Monday through Friday. Notwithstanding, TENANT shall be solely responsible for maintaining and repairing the Leased Premises, excluding the Grand Hall, in accordance with Article 4.2.
1.8
Common Areas – Tenant’s Elective Maintenance. Notwithstanding the provisions of Article 1.7 and Article 4.2 to the contrary, TENANT, in its sole discretion may elect to perform ordinary cleaning of the Grand Hall and adjacent bathrooms prior to, during and after a Grand Hall event. Such cleaning shall include, but is not limited to, rubbish and garbage disposal, washing of the terrazzo floor, as well as cleaning and stocking (from supplies to be provided by the on-site management services company) for the adjacent lavatories. LANDLORD agrees to reimburse Tenant up to Four Hundred Dollars ($400.00) for pre-event cleanings, provided however, that if there are multiple events on a single day LANDLORD shall only reimburse TENANT for pre-event cleaning prior to the first event. LANDLORD shall reimburse TENANT for such charges on the basis of written invoices or official documentation evidencing in complete detail, the propriety of the charges.
1.9
Exhibits – Approximate Size. The parties acknowledge and agree that the areas designated on the Leased Premises Plan, Tenant Storage Space Plan, and the Loading Dock and Dumpster Common Area Plan, attached hereto as Exhibit A, Exhibit A-1, Exhibit A-2, Exhibit A-3, and Exhibit B, respectively, show the approximate size and location of the Leased Premises, the Tenant Storage Space and the Loading Dock and Dumpster Common Area.
1.10
Pre-existing Rights of Others to Use the Grand Hall. TENANT acknowledges the following pre-existing rights of others to use the Grand Hall and may not deny such uses notwithstanding the leasehold interest in the Grand Hall conveyed by this Lease Agreement.
(a)
LANDLORD is contractually obligated, through a settlement agreement involving an appeal to the Architectural Access Board, to make Union Station’s public space available on three dates per calendar year without payment of any license fee (including any expenses usually included in said license fee) to the disability community, for fundraising events to be scheduled at the mutual convenience of the LANDLORD and the requesting entity. LANDLORD, upon receipt of a request to use the Grand Hall, shall confer with TENANT to determine the availability of the requested date.

(b)
TENANT acknowledges that there are existing event bookings for the Grand Hall, including events booked with other caterers or for which a one day liquor license will be utilized (“Pre-existing Events”). Notwithstanding TENANT’s leasehold interest in the Grand Hall created by this Lease Agreement TENANT shall honor the Pre-existing Events as listed on Exhibit C hereto and incorporated herein by reference.

(c)
TENANT acknowledges and agrees that until the final Pre-existing Event utilizing a one day liquor license has taken place, TENANT may not apply for an all alcoholic beverages license pursuant to M.G.L. chapter 138, §12. TENANT shall apply for one day licenses, as needed, until that time.

(d)
TENANT acknowledges that Union Station is an intermodal transportation center and that access to, through and within the Grand Hall shall remain unobstructed to the general public, except during an event utilizing that portion of the Leased Premises. Whenever the Grand Hall is utilized for an event, TENANT must maintain an adequate passage way for ingress and egress by the general public to the rest of Union Station. Within thirty days of the execution of this Lease Agreement TENANT shall provide LANDLORD, for its approval, a floor plan or plans identifying the event layout and public accommodation area(s) for various size events. Said layouts may be altered at any time by mutual agreement of LANDLORD and TENANT.
Article 2

Term

2.1
Term - Defined. “Term” includes the Initial Term and the Extended Term pursuant to Article 2.2. The expiration of this Lease Agreement shall occur on the last day of the Initial Term or of the Extended Term, or any effective date of an earlier termination of this Lease Agreement.
2.2
Initial Term. The Initial Term of this Lease Agreement shall commence on 12:01 a.m. on July 1, 2008 and continue until 11:59 p.m. on June 30, 2013.
2.3
Extended Terms. 
(a)
Extended Term–1. Unless sooner terminated, TENANT shall have the option to extend the Initial Term for an additional five (5) year term (“Extended Term-1”) if, and only if, (1) TENANT is in full compliance with the Lease Agreement to the reasonable satisfaction of LANDLORD, and (2) TENANT gives written notice of such election to LANDLORD not more than twelve (12) months nor less than six (6) months before the expiration of the Initial Term; provided, however, that this provision shall in no way limit or waive the authority of LANDLORD to terminate this Lease Agreement for cause. Extended Term-1 shall be on the same terms, covenants, and conditions hereof, subject to any such other terms as are expressly stated within this Lease Agreement. Extended Term-1, if exercised, shall continue until 11:59 p.m. on June 30, 2018.

(b)
Extended Term–2. Unless sooner terminated, TENANT shall have the additional option to renew Extended Term-1, for an additional five (5) year term (“Extended Term-2”) if, and only if, (1) TENANT is in full compliance with the Lease Agreement to the reasonable satisfaction of LANDLORD, and (2) TENANT gives written notice of such election to LANDLORD not more than twelve (12) months nor less than six (6) months before the expiration of Extended Term-1; provided, however, that this provision shall in no way limit or waive the authority of LANDLORD to terminate this Lease Agreement for cause. Extended Term-2 shall be on the same terms, covenants, and conditions hereof, subject to any such other terms as are expressly stated within this Lease Agreement. Extended Term-2, if exercised, shall continue until 11:59 p.m. on June 30, 2023.
Article 3

Rent

3.1

Payment – Due Date

(a)
TENANT shall pay to LANDLORD, without deduction or set-off except as otherwise provided in this Lease Agreement, annual rent (“Rent”) in monthly installments payable by certified bank check, or wire transfer of immediately available funds, on or before the twentieth day of each calendar month during the Term in lawful currency of the United States of America, as set forth Articles 3.2 through 3.5, inclusive.

(b)
TENANT shall make Rent payments at the following address or at such other address as LANDLORD may provide to TENANT in writing in accordance with the Notice provisions set forth in Article 18.1 herein: 




Worcester Redevelopment Authority


c/o Thomas F. Zidelis, Chief Financial Officer



Worcester City Hall, Room 402




455 Main Street



Worcester, MA 01608

3.2
Rent – Year 1. During the first year of the Initial Term the TENANT shall pay LANDLORD the sum of fifty percent (50%) of all Grand Hall rental fees, plus seven percent (7%) of the gross revenues from all activities that occur on the Leased Premises (exclusive of the aforesaid Grand Hall rental fees), including but not limited to food sales, alcoholic beverage sales, newspaper, magazines and lottery tickets, but exclusive of (i) any sales tax, (ii) the cost of entertainment (e.g., dinner shows, concerts, etc.) and (iii) the direct costs of renting additional tables, chairs, flatware, glassware and dishware for Grand Hall functions. Provided, however, that no deduction from gross revenues shall be allowed under clause (iii) when the transaction is with an affiliate. An “affiliate” is any person or business entity who or which directly or indirectly controls and owns an interest in the TENANT; or any person or business entity which TENANT directly or indirectly controls and in which the TENANT owns an interest; and any person or business entity directly or indirectly subject to control by and owned in whole or in part by a person or business entity who or which directly or indirectly controls and owns an interest in TENANT.
3.3
Rent – Year 2. For the period July 1, 2009 – December 31, 2009, TENANT shall pay Rent to LANDLORD based upon the same rent calculation formula set forth in Article 3.2. For the period January 1, 2010 – June 30, 2010, TENANT shall pay Rent to LANDLORD based on the same formula set forth in Article 3.2, provided however that the total Rent for that six month period shall not be less than Forty-one Thousand, Five Hundred Dollars ($41,500.00). The minimum monthly Rent during the months of January to May, inclusive, shall be Eight Thousand, Seventy Dollars ($8,070.00) or the amount calculated pursuant to the formula in Article 3.2, whichever is greater. The minimum monthly Rent for the month of June 2010 shall be One Thousand, One Hundred Fifty Dollars ($1,150.00), or the amount derived from the formula in Article 3.2, whichever is greater.

3.4
Rent – Year 3.

(a)
For the period July 1, 2010 – June 30, 2011, TENANT shall pay an annual Rent to LANDLORD in the amount of Eighty-three Thousand Dollars and no cents ($83,000.00), payable in eleven monthly installments of Six Thousand, Nine Hundred Sixteen Dollars and no cents ($6,916.00) and one monthly payment for June 2011 in the amount of Six Thousand, Nine Hundred Twenty-four Dollars and no cents ($6,924.00).

(b)
Notwithstanding the foregoing, by execution of this Fourth Amendment, TENANT acknowledges an existing rent arrearage, including accrued interest, in the amount of Thirty-two Thousand, Nine Hundred Dollars and thirty-seven cents ($32,900.37). Commensurate with the execution of this Fourth Amendment, TENANT shall pay LANDLORD a portion of the Rent arrearage in the sum of Thirteen Thousand, Eight Hundred Thirty-two Dollars and thirty-seven cents ($13,832.37) and the execution of this amendment shall evidence LANDLORD’s receipt thereof. LANDLORD further agrees to amortize a portion of the rent arrearage equal to Twelve Thousand, One Hundred Fifty-two Dollars and no cents ($12,152.00) over the remaining term of this Lease Agreement commencing with the fourth year of the lease (July 1, 2011 – June 30, 2012).

(c)
In consideration of receipt of the payment under 3.4(b), LANDLORD agrees to suspend a portion of the rent arrearage equal to one month’s rent in the amount of Six Thousand, Nine Hundred Sixteen Dollars and no cents ($6,916.00) (“Suspended Payment”). Provided TENANT makes full and timely payments of all monthly rent installments from the date of this Fourth Amendment through the full term of the LEASE AGREEMENT, including any Extended Term(s), if exercised, the Suspended Payment shall be waived and TENANT’s obligation to tender the Suspended Payment shall be forever discharged without further action of the parties.

(d)
If TENANT fails to make a full or timely payment for any monthly rent installment after June 1, 2011, the Suspended Payment shall become immediately due and payable with interest, per Article 3.6, accrued from January 20, 2011.
3.5
Rent – Years 4, 5, and Extended Terms. 

(a) For the period July 1, 2011 – June 30, 2012, (Rent Year 4), TENANT shall pay an annual Rent to LANDLORD in the amount of Eighty-five Thousand, Three Hundred Sixty-five Dollars and no cents ($85,365.00), payable in accordance with the following schedule:

	July 2011
	$7,760.00

	August 2011
	$7,760.00

	September 2011
	$7,760.00

	October 2011
	$7,760.00

	November 2011
	$7,760.00

	December 2011
	$7,760.00

	January 2012
	$0.00

	February 2012
	$7,760.00

	March 2012
	$7,760.00

	April 2012
	$7,760.00

	May 2012
	$7,760.00

	June 2012
	$7,765.00


(b)
For the period July 1, 2012 – June 30, 2013, (Rent Year 5), TENANT shall pay an annual Rent to LANDLORD equal to an amount based on the annual Rent for Year 4 as increased by the U.S. Department of Labor’s Consumer Price Index for All Urban Consumers (CPI-U) Boston metropolitan area. Payment of the increased annual Rent shall be apportioned over and made in the same eleven months as set forth in the table in subsection (a), above LANDLORD shall provide TENANT with written notice of the increase in the annual Rent for Rent Year 5 by June 30, 2013, including the respective increases in the eleven monthly Rent payments..

(c)
For each year of each Extended Term, if so exercised, the annual Rent shall be calculated by the prior year’s rent increased by the U.S. Department of Labor’s Consumer Price Index for All Urban Consumers (CPI-U) Boston metropolitan area. Payment of the increased annual Rent for each year shall be apportioned over and made in the same eleven months as set forth in the table in subsection (a), above. LANDLORD shall provide TENANT with written notice of the increase in the annual Rent for the next lease year by each June 30th, including the respective increases in the eleven monthly Rent payments.
3.6
Interest. In addition to LANDLORD’s remedies under Article 16 hereof, any payments of rent, additional rent, and any other sums due under this Lease Agreement not paid within ten (10) days of the date due shall bear interest at the rate of twelve percent (12%) per annum from the original due date until paid. 
3.7
Recomputation.

(a)
Acceptance of any payment by LANDLORD shall not be construed as an accord that the amount paid is correct, nor shall such acceptance of payment be construed as a release of any claim that LANDLORD may have for additional sums including interest payable and recomputation by LANDLORD, which shall occur no later than one year after a payment is tendered.

(b)
If LANDLORD has reason to believe that any such payment is incorrect, TENANT shall have fourteen (14) days to provide LANDLORD with additional information documenting and verifying the accuracy of any such payment. In the event that LANDLORD does not believe that such documentation supports the accuracy of such payment, LANDLORD may conduct an audit of such payment pursuant to Article 9.2.
3.8
Real Estate Taxes. Real estate taxes on TENANT’s use and occupancy of the Leased Premises under the terms of this Lease Agreement are included in the Rent or Extended Term Rent, as applicable. 
Article 4

Use & Maintenance

4.1
Authorized Uses. TENANT shall use and occupy the Leased Premises only for the following authorize uses: Restaurant, bar, café, catered events and such activities commonly associated with such uses. Notwithstanding the provisions of the Worcester Zoning Ordinance relative to the uses allowed in the applicable zoning district, adult entertainment uses may not be operated on the Leased Premises. The operation of a nightclub, otherwise allowed under the Zoning Ordinance, is subject to the prior approval of LANDLORD.

4.2
Leased Premises Maintained in Same Condition. TENANT accepts the Leased Premises in its ‘as is’ condition, and shall maintain the Leased Premises in the same condition, or as it may be put in during this Lease Agreement by LANDLORD or TENANT, reasonable wear and tear, reasonable wear and tear, damage by fire and other casualty only excepted. Without limiting the generality of the foregoing, TENANT shall make ordinary interior repairs and maintain the Leased Premises, except the Grand Hall as referenced in Article 1.7, in a neat, clean and passable condition.
4.3
Restrictions on Use.
(a)
Smoking is prohibited on the Leased Premises, the Common Areas, the Land, and within Union Station, except for any smoking areas that may be designated by LANDLORD. 

(b)
The Loading Dock and Dumpster Common Area shall be used by TENANT only for access to the Leased Premises for the following purposes: (1) removal of garbage related to use of the Leased Premises and (2) delivery of furniture and equipment and supplies. No other use shall be made of the Loading Dock and Dumpster Common Area. 

(c)
TENANT shall not use or permit any employee, agent, contractor, customer or invitee to use the Leased Premises, the Common Areas, Union Station, and/or the Land in a manner that creates waste or a nuisance. TENANT shall not permit the Leased Premises to be overloaded, damaged, stripped, or defaced. The foregoing sentence applies to the Grand Hall portion of the Leased Premises only to the extent of TENANT’s use thereof.
(d)
TENANT shall not use or permit any employee, agent, contractor, customer or invitee to use the Leased Premises in a manner which causes or is liable to cause injury to persons, the Land, Union Station, the Common Areas, or the Union Station systems, or impairs the proper and economic maintenance, operation, and repair of the Land, Union Station or the Union Station systems, or deprives any other tenant of its permitted use and occupancy of the Land, Union Station, and/or the Common Areas.

(e)
TENANT agrees to adhere to the guidelines on rehabilitation of historic structures in all aspects of its tenancy at the Leased Premises including without limit, the Historic Structure Renovation Requirements, attached hereto as Exhibit C and incorporated herein by reference, and any otherwise applicable historic and/or preservation restrictions or requirements.  

4.4 Trash and Rubbish. TENANT agrees to empty any and all trash receptacles utilized in Unit 109 and/or the adjacent outdoor patio area at least once a week. TENANT agrees to empty any and all trash receptacles utilized for events in the Grand Hall during and after each event. TENANT shall not use or place dumpsters at the Leased Premises or Common Areas. LANDLORD shall provide TENANT with appropriate dumpsters for the placement of TENANT’s trash and rubbish. LANDLORD shall be responsible to cause such dumpsters to be emptied on a regular basis at no additional cost to TENANT.
4.5
Outdoor Courtyard Awning. TENANT shall be responsible for erecting, removing and storing the three-season awning purchased by LANDLORD for the outdoor courtyard space leased by TENANT on the second floor of Union Station at the northwest corner of the building adjacent to the train platform. The awning shall not be erected prior to May 15 each year, unless otherwise approved by LANDLORD, and shall be removed no later than November 1, each year, unless otherwise approved by LANDLORD. TENANT shall be solely responsible for the expenses to erect, remove and store the awning, and shall be liable to LANDLORD for any damage or injury caused to the awning during such erection, removal and storage, excluding normal wear and tear and exposure to the elements, provided the awning is erected and removed in accordance with the schedule set forth above.
Article 5

Utilities 
5.1
Mains, Conduits, and Other Facilities. LANDLORD agrees to provide, to maintain and to make ordinary repairs to all necessary mains, equipment, conduits, and other facilities for the supply of water, electricity, natural gas, telephone service, HVAC system, and sewerage service, including the connection of these, leading to and prior to entering the Leased Premises at no additional cost to TENANT. LANDLORD shall also provide and maintain a fire suppression sprinkler system with upright heads for the Leased Premises at no additional cost to TENANT. 

5.2
Utilities – Payment. TENANT shall promptly pay all separately metered utility charges for Unit 109 of the Leased Premises including, without limit, the following:  natural gas, electricity, telephone service, internet service and access, HVAC, and all other utilities furnished to the Unit 109 that are separately metered.
5.3
Loss of Utility Services. LANDLORD shall not be liable for any interruption in utility, or for interruptions in utility services that are due to fire, accident, strike, acts of God, or other causes beyond its control or are necessary to make alterations, repairs, or improvements.
Article 6

Security Personnel, Crowd Dissipation and Control, and Property Management

6.1
Security Provided by Landlord. LANDLORD currently provides security personnel for Union Station daily from 6:00 a.m. to 12:00 midnight and, subject to appropriation, will maintain said services. The security personnel for Union Station are independent contractors and not employees of LANDLORD. 
6.2
Security Personnel – Additional Security to be provided by Tenant.  If TENANT requires security services at the Leased Premises and/or Union Station over and above those provided by LANDLORD pursuant to Article 6.1 herein, TENANT shall provide any such additional security services at TENANT’s sole cost and expense. LANDLORD’s property management services company, presently Owens, Renz, & Lee, Co., Inc., shall directly invoice TENANT for such increased level of security services and/or additional hours of security services. 

6.3
Crowds and Loiterers. TENANT agrees that it shall keep the Leased Premises and the area immediately surrounding the Leased Premises free from crowds and loiterers during hours of operation and for one (1) hour after the time of closing set by any entertainment or alcoholic pouring license obtained from the City of Worcester.
6.4
Landlord’s Building Manager. TENANT understands and acknowledges that LANDLORD maintains a building manger on-site who is an agent of the LANDLORD. TENANT agrees to assist and cooperate with LANDLORD’s building manager in all respects and in all matters related to TENANT’s occupancy of the Leased Premises and this Lease Agreement. Notwithstanding the foregoing, TENANT shall have the exclusive authority and responsibility for marketing and booking events in the Leased Premises (subject to the Pre-existing Events), provided however that TENANT’S log book of booked and actual events shall be accessible to LANDLORD, including LANDLORD’s building manager in real time, twenty-four hours a day, seven days a week.
Article 7

Signs

7.1
Prohibited Signs and Window Treatments. TENANT shall not place or caused to be placed any sign, window treatment, poster, and/or banner of any shape, size, or material freely standing, affixed or attached through either permanent or temporary means on the exterior of Union Station, on the exterior facade of the Leased Premises, on the exterior of any of the structures thereon, on the exterior of the windows of the Leased Premises, the Loading Dock and Dumpster Common Area, or at any location that is visible from the exterior of Union Station or from the Grand Hall except for TENANT’s interior window treatments, if any, that have been approved in writing by LANDLORD. The provisions of this Article 7.1 to the contrary notwithstanding, TENANT, with the prior approval of LANDLORD, may erect a temporary sign on the exterior of Union Station at an agreed upon location, identifying TENANT’s business, and may maintain such sign until LANDLORD erects permanent signage for the facility identifying all Union Station tenants.
7.2
Permitted Signs and Window Treatments. TENANT may place within the walled, enclosed area of the Leased Premises all other signs and window treatments that TENANT deems necessary and proper in the conduct of its business, with the exception of Prohibited Signs and Window Treatments, as such term is defined and explained in  Article 7.1 herein, subject to prior written approval by LANDLORD and the following conditions: (a) TENANT shall obtain, at its sole expense, all permits and licenses required for the erection and maintenance of the signs and window treatments; (b) the erection and maintenance of the signs and window treatments must be permitted by law. TENANT shall indemnify and hold harmless LANDLORD against and from any and all losses, damages, claims, suits, or actions for any injury or damage to person or property caused by the erection and maintenance of the signs and insurance coverage therefore shall be included in the public liability policy which TENANT is required to furnish pursuant to this Lease Agreement. Said signs and window treatments must be consistent with the Historic Structure Renovation Requirements, as set forth by the document entitled the same attached hereto Exhibit D.
7.3
Removal of Signs, Objects. Whereas Union Station is a historically certified building and has been restored for the benefit of the public and for the public interest, notwithstanding Article 7.1 (Prohibited Signs and Window Treatments) and Article 7.2 (Permitted Signs and Window Treatments) herein, TENANT shall immediately remove any and all objects, signs, window treatments, posters, and/or banners of any type, kind, shape, size, or material from the Leased Premises at LANDLORD’s written request. 

7.4
Directional Signage. LANDLORD shall provide directional signage for TENANT in a Union Station lobby directory and shall use its best efforts to provide additional directional signage for TENANT in Union Station, both at no additional cost to TENANT.
Article 8

Improvements, Additions, and Alterations

8.1
Tenant Improvements.
(a)
LANDLORD acknowledges that TENANT intends to undertake and complete certain improvements to the Leased Premises and to the sound system of the Union Station in the Grand Hall portion of the Leased Premises and hereby authorizes such improvements upon the following terms and conditions.

(b)
TENANT improvements shall be subject to LANDLORD’s prior approval, which shall no be unreasonably withheld. All TENANT improvements shall comply with the Americans with Disabilities Act.

(c)
TENANT shall complete all such improvements at its own cost and expense. The TENANT shall not undertake any work until the following conditions are satisfied: (1) it has provided written notice in accordance with Article 17 herein to the LANDLORD of its intent to undertake a particular improvement project; and (2) it has provided LANDLORD with a plan stamped by a registered engineer which shall be subject to the LANDLORD’s written approval.

(d)
TENANT agrees to abide by any and all requirements set forth in Exhibit D, entitled Historic Structure Renovation Requirements.
(e)
TENANT acknowledges that all contracts, at every tier, for capital improvements at Union Station are subject to the Massachusetts prevailing wages statue, M.G.L. c. 149, §§26-27, and TENANT’s contracts with its contractors shall include prevailing wages and TENANT will require its contractors to require the same of its subcontractors at every tier. In addition to prevailing wages, TENANT shall require its contractors to supply bonds securing the payment of labor and materials that comply with and incorporate the provisions of M.G.L. c. 149, §29.

(f)
TENANT shall indemnify and hold harmless LANDLORD from and against any and all losses, damages, claims, suits, or actions for any injury or damage to person or property caused by TENANT’s improvements, and insurance coverage therefore shall be included in the public liability policy which TENANT is required to furnish pursuant to this Lease Agreement.
8.2
TENANT intends to undertake the following improvement projects upon the commencement of this Lease Agreement., subject to LANDLORD’s review and prior approval: (i) improvements to the existing sound system, including the issuing of echoing in the Grand Hall; (ii) improving the access from the Loading Dock and Dumpster Common Area into rear of the kitchen area of Unit 109; (iii) improving the flow from the Unit 109 kitchen to the patrons area, including the opening of the existing brick wall between the kitchen area and existing dining area. TENANT shall provide LANDLORD with plans stamped by a professional engineer prior to undertaking the structural alterations contemplated herein.
8.3
Other Alterations or Additions. TENANT shall not make structural alterations or additions to the Leased Premises, but may make non-structural alterations provided LANDLORD consents thereto in writing; provided, however, that non-structural alterations that are minor in nature shall not require such consent. All such allowed alterations or minor alterations shall be at TENANT’s expense and shall be in quality at least equal to the present construction. TENANT shall provide LANDLORD with stamped drawings of any alterations or additions to the Leased Premises.

8.4
Alterations or Improvements Made Property of Landlord. Any leasehold improvements made pursuant to this Article 8 shall become the property of LANDLORD at the termination of occupancy as provided herein. Any other alterations or improvements made by TENANT shall, at LANDLORD’s option, become the property of LANDLORD at the termination of occupancy as provided herein. 
8.5
Mechanic’s Liens and Similar Liens Prohibited. TENANT shall not permit any mechanics’ liens, or similar liens, to remain upon the Leased Premises for labor retained by and material purchased by or furnished to TENANT in connection with work of any character performed at the direction of TENANT and shall cause any such lien to be released of record forthwith without cost to LANDLORD.
8.6
Compliance with Landlord’s Responsible Employer and Inclusionary Participation Policy. Article V of LANDLORD’s Responsible Employer and Inclusionary Participation Policy is attached hereto as Exhibit E and incorporated herein by reference. If the revenues from this Lease Agreement reach the threshold set forth in the Policy, in addition to the stated requirements of said policy, TENANT shall provide evidence to LANDLORD that any and all contractors, subcontractors, or parties retained by TENANT to complete any work allowed under this Lease Agreement comply with the Policy prior to the execution of any contract or agreement with said contractors, subcontractors, or parties.

8.7
Landlord Improvements. LANDLORD shall be responsible for any improvements to the sanitary sewer system serving the Leased Premises required by the city of Worcester’s Fat, Oil and Grease Control ordinance (Chapter 5, §35 Revised Ordinances 2008).
Article 9

Financial Reporting Requirements, Open Books, Landlord’s Right to Audit
9.1
Financial Reporting Requirements. Accompanying each Rent payment under Article 3, TENANT shall provide a financial management and reporting plan in a format acceptable to LANDLORD for the purpose of verifying the “gross revenues.” At a minimum, the plan shall provide a monthly tally of the revenues generated by events within the Leased Premises, including detailed reports broken down by day, event (if requested), source of revenue (e.g., liquor, food, special options, etc.) and number of patrons (if available). In addition, the monthly tally report shall include, but not be limited to, (i) copies of executed event contracts; (ii) copies of original invoices for expenses excluded from gross revenues authorized by Article 3.2; (iii) copies of original invoices for necessary pre-event cleaning expenses for which authorized reimbursement is sought pursuant to Article 1.8 (iv) copies of original invoices for any additional charges assessed for an event that are not included the event contract under clause (i) above.
9.2
Open Books and Records/Landlord’s Right to Audit.
(a)
LANDLORD shall have the right to inspect, upon reasonable advance written notice and during normal business hours and on a non-disruptive basis, copies of any records maintained by TENANT which relate to TENANT’s operations at the Leased Premises including, specifically, TENANT's accounting and financial records that are reasonably necessary to ensure TENANT’s compliance with this Lease Agreement. LANDLORD shall have the right to audit, at least quarterly, and to recompute any amounts determined to be due and payable to LANDLORD under this Lease Agreement whether the books or records are held by the Licensee, an affiliate, or any other entity that collects or receives funds related to the TENANT's operations at the Leased Premises. TENANT shall be responsible for making available for viewing by LANDLORD, the books and records, regardless of which entity possesses or has control of the books or records, and shall produce such books and records for LANDLORD's inspection at TENANT's local office or at such other mutually agreed upon location within the city of Worcester. LANDLORD's audit expenses shall be borne by LANDLORD unless the audit discloses an underpayment to LANDLORD in excess of three percent (3%) of the amount due, in which case the costs of the audit shall be borne by TENANT. If, after such audit additional rent is owed to LANDLORD such amount shall be paid within forty-five (45) days following written notice to TENANT by LANDLORD of the underpayment, which notice shall include a copy of the audit report. The interest on such additional rent shall be charged from the due date at the Prime Rate during the period that such additional rent is owed.
(b)
TENANT shall maintain its fiscal and financial records and have all relevant fiscal and financial records maintained by others on its behalf in such a manner as to enable LANDLORD to determine the gross revenues of the Leased Premises. The books and records shall be maintained for at least three years beyond the duration of this Lease Agreement.

(c)
LANDLORD acknowledges that some of the records which may be provided by TENANT may be classified as confidential and therefore may subject TENANT to competitive disadvantage if made public. LANDLORD shall therefore maintain the confidentiality of any and all records provided to it by TENANT which are not required to be made public pursuant to applicable law. If LANDLORD believes it must release any such confidential books or records in the course of enforcing this Lease Agreement, or for any other reason, it shall advise TENANT in advance so that TENANT may take appropriate steps to protect its interests. Until otherwise ordered by a court or agency of competent jurisdiction, LANDLORD agrees that, to the extent permitted by state and federal law, it shall deny access to any of TENANT’s books and records marked confidential to any person.

(d)
TENANT shall submit its monthly financial management and reporting plan, and any other financial reports, at the following address or at such other address as LANDLORD may provide to TENANT in writing in accordance with the Notice provisions set forth in Article 18.1 herein: 




Worcester Redevelopment Authority


c/o Thomas F. Zidelis, Chief Financial Officer



Worcester City Hall, Room 402




455 Main Street



Worcester, MA 01608

Article 10
Compliance with Laws

10.1
Unlawful Activities Prohibited. TENANT acknowledges that no trade or occupation shall be conducted in the Leased Premises, Common Areas, Union Station, or Land nor use made thereof which is unlawful, improper, noisy or offensive, or contrary to any law or any municipal ordinance in force in Worcester, Massachusetts. Without limiting the generality of the foregoing, TENANT agrees to conform to and comply with all applicable federal, state, county and municipal laws, orders and regulations. TENANT shall at all times conduct its business on the Leased Premises in a safe and lawful manner.

10.2
Permits and Licenses. TENANT further agrees to comply with all requirements of any public body or officers having jurisdiction and to procure, maintain and comply with all permits, licenses and other authorizations required for any use by TENANT of the Leased Premises, Common Areas, and/or any parts thereof. In no event shall TENANT bring or maintain on the Leased Premises, Common Areas, Union Station, or the Land, or any parts or portions thereof, any oil or hazardous material as defined in Chapter 21E of the Massachusetts General Laws, as amended from time to time, or acids, chemicals or so called “red label products” which could create a fire hazard or emit noxious fumes. 

10.3
Rules and Regulations. TENANT agrees to comply with all laws, rules, and regulations affecting or pertaining to the Leased Premises of any federal, state, or local governmental authority, or reasonable rules and regulations established by LANDLORD from time to time for the operation of Union Station or any portion thereof. Any Rules and Regulations established from time to time by LANDLORD for the operation of Union Station or any portion thereof shall be of general application to all Union Station tenants, shall be uniformly enforced, and shall not materially alter or minimize TENANT’S rights to use the Leased Premises.
10.4
Discrimination Prohibited. TENANT shall not discriminate against any qualified employee or applicant for employment because of race, color, national origin, ancestry, age, sex, religion or medical handicap. TENANT agrees to comply with all applicable Federal and State statutes, rules and regulations prohibiting discrimination in employment including, without limitation, the following: Title VII of the Civil Rights Acts of 1964; The Age Discrimination in Employment Act of 1967; Section 504 of the Rehabilitation Act of 1973; M.G.L. c.151B; and all relevant administrative orders and executive orders.
10.5
Conflict of Interest. TENANT certifies that it has complied with all provisions of law regarding the award of this Lease Agreement and that it, or its employees, agents, officers, directors, or trustees have not offered or attempted to offer any thing of any value to any employee of LANDLORD or City of Worcester in connection with this Lease Agreement. 

Article 11
Insurance 
11.1
Fire Insurance. TENANT shall not permit any use of the Leased Premises or Common Areas which will make void or voidable any insurance on the Union Station of which the Leased Premises and Common Areas are a part, or on the contents of said Union Station or which shall be contrary to any law or regulation from time to time established by the New England Fire Insurance Rating Association, or any similar body succeeding to its powers. TENANT shall, on demand, reimburse the LANDLORD, and all other tenants, all insurance premiums in excess of premiums otherwise paid by LANDLORD to the extent caused by the TENANT’s use of the Leased Premises and/or the Common Areas. 
11.2
Comprehensive Public Liability Insurance. TENANT shall obtain and maintain with respect to the Leased Premises and the Common Areas comprehensive public liability insurance in the amount of $2,000,000 in the aggregate and $1,000,000 per occurrence, $1,000,000 liquor liability insurance, and $1,000,000 automobile insurance with combined single limit, bodily injury and property damage, all with responsible companies qualified to do business in Massachusetts and in good standing therein insuring TENANT against injury to persons or damage to property as provided by such policies. 

Said public liability insurance shall provide coverage appropriate to save LANDLORD and the City of Worcester harmless as set forth in Article 14 of this Lease Agreement. LANDLORD and the City of Worcester shall be named as additional insureds on the certificates of insurance and the appropriate insurance policies above. TENANT shall deposit with LANDLORD certificates of such insurance on or before taking occupancy of the Leased Premises, and thereafter within thirty (30) days prior to the expiration of any such policies. All such insurance certificates shall be in a form satisfactory to LANDLORD and shall provide that such policies shall not be cancelled without at least thirty (30) days prior written notice to each insured named therein.
TENANT shall also deposit with LANDLORD on or before the date TENANT takes occupancy, and thereafter within thirty (30) days prior to the expiration of any such policies, certificates of insurance showing that TENANT maintains workers compensation insurance policies on behalf of its employees. All such insurance certificates shall be in a form satisfactory to LANDLORD and shall provide that such policies shall not be cancelled without at least thirty (30) days’ prior written notice to each insured named therein. 

11.3
Insurance – Extended Term. The policy limits set forth in Articles 11.1 and 11.2 hereof shall be in effect for the Initial Term. Prior to the commencement of the Extended Term, if TENANT has exercised its option to extend, LANDLORD shall notify TENANT of any required increase(s) in the policy limits based on generally accepted underwriting standards, which decision shall be at LANDLORD’s sole discretion. 

11.4
Waiver of Subrogation by Tenant. All insurance carried by TENANT with respect to the Leased Premises, Common Areas, Union Station or any property therein or occurrences thereon shall include a clause or endorsement denying to the insurer rights of subrogation against LANDLORD and against the City of Worcester to the extent rights have been waived by the insured prior to the occurrence of loss or injury. TENANT hereby waives any right of recovery against LANDLORD and the City of Worcester for loss or injury to the extent TENANT is protected by insurance so written.

11.5
Waiver of Subrogation by Landlord. If LANDLORD carries insurance with respect to the Leased Premises, Common Areas, Union Station or any property therein, said insurance, if any, shall include a clause or endorsement denying to the insurer rights of subrogation against TENANT to the extent rights have been waived by the insured prior to the commencement of loss or injury. LANDLORD hereby waives any right of recovery against TENANT for loss or injury to the extent LANDLORD is protected by insurance so written.

Article 12
Assignment and Subleasing
12.1
Written Consent. TENANT shall not assign, transfer, convey, delegate, subcontract or otherwise dispose of this Lease Agreement or any interest herein, other than to an entity controlling, controlled by, or under common control with TENANT, without the LANDLORD’s prior written consent, which shall not be unreasonably withheld. TENANT shall not sublet the whole or any part of the Leased Premises without LANDLORD’s prior written consent. Notwithstanding such consent, TENANT shall remain liable to LANDLORD for the payment of all rent and for the full performance of the covenants and conditions of this Lease Agreement. LANDLORD’s consent in any instance hereunder shall not relieve TENANT of the requirement of obtaining LANDLORD’s consent in any other instance. Any subcontract or other agreement to which LANDLORD has consented shall be attached to the original of this Lease Agreement on file with LANDLORD. No such assignment or subcontract shall relieve TENANT from any obligation or liability under this Lease Agreement except as specifically set forth in the instrument of consent.
12.2
Landlord’s Rights. LANDLORD reserves the right to assign or transfer this Lease Agreement upon the condition that in such event this Lease Agreement shall remain in full force and effect, subject to the performance by TENANT of all its terms, covenants, and conditions, and upon the further condition that such assignee or transferee, except as assignee or transferee merely for security, agrees to perform all the terms, covenants and conditions under this Lease Agreement. Upon any such sale, assignment, or transfer, other than merely as security, TENANT agrees to look solely to the assignee or transferee with respect to all matters in connection with this Lease Agreement and LANDLORD shall be released from any further obligations hereunder on the condition that LANDLORD has transferred responsibility and liability for all such matters to assignee or transferee.
12.3
Assignment of Rents. With reference to any assignment by LANDLORD of LANDLORD’s interest in this Lease Agreement, or the rents payable hereunder, conditional in nature or otherwise, which assignment is made to the holder of a mortgage on property which includes the Leased Premises or any part thereof, TENANT agrees that the execution thereof by LANDLORD, and the acceptance thereof by the holder of such mortgage, shall never be treated as an assumption by such holder of any of the obligations of LANDLORD hereunder unless such holder shall, by written notice sent to TENANT, specifically otherwise elect and that, except as aforesaid, such holder shall be treated as having assumed LANDLORD’s obligations hereunder only upon foreclosure of such holder’s mortgage or the taking of possession of the Premises. No holder of a mortgage on the Leased Premises shall be deemed to have taken possession thereof by reason of (a) any action by such holder to cure a default by LANDLORD, (b) periodic entry by such holder’s agents or employees onto the Leased Premises or (c) demand for, or receipt of, payments of rent.
12.4
Termination; Merger. Unless specifically stated otherwise in writing by LANDLORD, the voluntary or other surrender of this Lease Agreement by TENANT, the mutual termination or cancellation hereof, or the termination hereby by LANDLORD for breach or Default by TENANT, shall automatically terminate any sublease or lesser estate in the Leased Premises; provided, however, LANDLORD shall, in the event of any such surrender, termination or cancellation, have the option to continue any one or all of any existing sub tenancies under a separate lease. LANDLORD’s failure within ten (10) days following any such event to make a written election to the contrary to the holder of any such lesser interest, shall constitute LANDLORD’s election to have such event constitute the termination of such interest.
12.5
Sublease – Required Language.  TENANT agrees that it shall include the following language in any sublease relative to the Leased Premises: “Sublessee hereby acknowledges and agrees that this Sublease is and shall be subject and subordinate in all respects to the Commercial Lease Agreement by and between the Worcester Redevelopment Authority and Maxwell Silverman’s Banquet & Conference Center at Union Station, Inc., dated July 21, 2008, and Sublessee further acknowledges that it has received a copy of said Lease and that it will be bound by, and will comply at all times with, each and every applicable provision of said Lease.”
Article 13
Subordination

13.1
Subordination. This Lease Agreement shall be subject and subordinate to any and all mortgages, deeds of trust and other instruments in the nature of a mortgage, now or at any time hereafter a lien or liens on the Union Station of which the Leased Premises are a part; provided, however, that the Lease Agreement shall be deemed to survive any such conveyance so long as, at the time of any such conveyance, the Lease Agreement is in good standing, that no TENANT default then exists and that there is not then existing any event, but for the passage of time, the giving of notice or both, would result in the existence of a default hereunder. TENANT agrees that it shall, when requested, promptly execute and deliver such written instruments as shall be deemed necessary by the LANDLORD to show the subordination of this Lease Agreement to said mortgages, deeds of trust or other such instruments in the nature of a mortgage, provided that TENANT’s obligation to subordinate this Lease Agreement is subject to the condition that such mortgagee provides to TENANT a non-disturbance agreement whereby such mortgagee agrees to recognize TENANT under this Lease Agreement in the event such mortgagee acquires title to Union Station, of which the Leased Premises is a part or otherwise sells the same to a third party. LANDLORD represents and warrants to TENANT that as of the date of execution of this Lease Agreement there are no mortgages affecting title to Union Station of which the Leased Premises is a part. 
Article 14
Landlord’s Access 

14.1
Landlord’s Right of Access. LANDLORD, its officials, employees or agents may, at any reasonable time, enter to inspect the Leased Premises and to make or supervise repairs or alterations and may remove placards, signs, window treatments, and signs not approved and affixed as herein provided, or remove objects, items, materials or things that are not removed by the TENANT in accordance with Article 7 and make repairs and alterations as LANDLORD should elect to do and may show the Leased Premises to others, and at any time following ninety (90) days prior to the expiration of the Initial Term, provided no extension shall have been earlier exercised, or the Extended Term, may affix to any suitable part of the Leased Premises a notice for letting or selling the Leased Premises or the Premises of which the Leased Premises are a part and keep the same so affixed without hindrance or molestation. Absent an emergency, the LANDLORD shall not enter the Leased Premises without advance notice. Any work done by LANDLORD within the Leased Premises pursuant to this reserved right shall be done in a manner to minimize interference with TENANT’S use of the Leased Premises.

Article 15
Indemnification and Liability

15.1
Indemnification. To the fullest extent allowed by law, TENANT agrees that it will protect and indemnify LANDLORD, the City of Worcester, and their respective officials, employees, and agents (hereinafter referred to as the “Indemnified Parties”) and save them harmless from and against all liabilities, obligations, claims, damages, penalties, causes of action, costs and expenses (including, without limitation, reasonable attorneys’ fees and expenses) imposed upon or incurred by or asserted against the Indemnified Parties by reason of (a) any accident, injury to or death of persons or damage to or loss of property, by theft or otherwise, occurring on or about the Leased Premises  unless caused by or due to the willful misconduct of the Indemnified Parties (b) any failure on the part of TENANT to perform or comply with any of the terms of this Lease Agreement, or (c) any acts of TENANT, its employees, agents, contractors, servants, or representatives in or around Union Station, the Land, and/or the Common Areas. In case any action, suit or proceeding is brought against the Indemnified Parties by reason of any such occurrence, TENANT, upon LANDLORD’s and/or the City of Worcester’s request, will at TENANT’s expense, cause such action, suit or proceeding to be resisted and defended by counsel designated by LANDLORD and/or the City of Worcester. The indemnifications required hereunder shall not be limited by reason of the specification of any particular insurance coverage under this Agreement. TENANT’S obligations under this provision shall not terminate with the expiration or termination of this Lease Agreement, but shall survive it.
15.2
Neglect of Tenant. Without limiting the generality of Article 15.1 and subject to the terms of this Lease, TENANT shall save LANDLORD and the City of Worcester harmless from and against any and each loss incurred or penalty, claims or damage suffered, imposed, made or recovered by reason of the failure or neglect of TENANT or its agents, employees, representatives, contractors, servants, suppliers, shippers, customers, and/or invitees to observe and comply with any and all applicable federal, state, county and municipal laws, orders, rules and regulations. 
15.3
Environmental Indemnification.
(a)
LANDLORD represents that it has no knowledge of and has not received any notice of the current or past existence of any materials currently considered to be Oil and/or Hazardous Materials (as defined below) existing, deposited or discharged on or from, or transported to, from or across or migrating toward or across Union Station. 

(b)
TENANT absolutely and irrevocably will protect and indemnify, defend and hold the Indemnified Parties harmless from and against any claim, third party claim, cost, damage (including, without limitation, consequential damages), expense (including, without limitation, attorneys’ fees and costs), loss, liability, or judgment now or hereafter arising as a result of any claim for environmental cleanup cost, any resulting damage to the environment and any other environmental claims against TENANT, the Indemnified Parties, the Land, Union Station, the Common Areas, and/or the Leased Premises resulting from any negligence or willful misconduct by TENANT or anyone claiming under TENANT relating to the release, threat of release, generation, storage, disposal, removal, transportation or treatment of Oil and/or Hazardous Materials following the commencement date of this Lease Agreement. Notwithstanding anything contained in this Lease Agreement to the contrary, LANDLORD agrees that TENANT shall have no liability or responsibility for any condition, including any environmental condition or contamination existing in, on or under the Leased Premises, the Common Areas, Union Station and/or the Land for the period prior to the commencement date of this Lease Agreement. The provisions of this Article 15.3 shall continue in effect and shall survive the expiration or (among other events) termination of this Lease Agreement.

(c)
The terms “Oil and/or Hazardous Materials” and “OHM” as used in this Lease Agreement shall include but not be limited to asbestos, flammable explosives, dangerous or hazardous substances, hazardous materials, pollutants, contaminants, hazardous wastes, toxic substances and any other chemical, material or related substance exposure to which is prohibited or regulated by any governmental authority having jurisdiction over the Land, Union Station, and/or the Leased Premises, any substances defined as “hazardous substances,” “hazardous materials,” “toxic substances,” or “oil” in any environmental law of the United States, including without limit, the Comprehensive Environmental Response Compensation and Liability Act of 1980, as amended, by Superfund Amendments and Reauthorization Act, 42 U.S.C. Section 9601, et seq.; the Hazardous Materials Transportation Act, 49 U.S.C. Section 1801 et seq.; Clean Air Act, 42 U.S.C. Section 7901, et seq.; Toxic Substances Control Act, 15 U.S.C. Section 2601, et seq.; Clean Water Act, 33 U.S.C. Section 1251, et seq.; M.G.L. c.21E and the Massachusetts Contingency Plan (310 CMR  40.0000 et seq.); the laws, regulations or rulings of the state in which the Land and/or Leased Premises is located or any local ordinance affecting the Land and/or Leased Premises; or the regulations adopted in publication promulgated pursuant to any such laws and ordinances.  

15.4
Tenant’s Recovery. No official, employee or agent of LANDLORD shall ever be personally liable to TENANT or to any successor in interest to TENANT or person claiming through or under TENANT for or on account of any default by LANDLORD or failure by LANDLORD to perform any of its obligations hereunder, or for or on account of any amount which may be or become due under this Lease Agreement, or for the satisfaction of any judgment against LANDLORD under this Lease Agreement or on any claim, cause or obligation whatsoever under the terms of this Lease Agreement. Notwithstanding the foregoing, nothing in this paragraph shall limit any right that TENANT may otherwise have to obtain injunctive relief against LANDLORD, or to take any action, not involving the personal liability of LANDLORD’s officials, employees or consultants, for satisfaction of any judgment against LANDLORD.

15.5
Landlord’s Recovery. No trustee, beneficiary, partner, director, officer, shareholder or employee of TENANT shall ever be personally liable to LANDLORD or to any successor in interest to LANDLORD or to any person claiming through or under LANDLORD for or on account of any event of default by TENANT or failure by TENANT to perform any of its obligations hereunder or, for or on account of any amount which may be or may become due under this Lease Agreement, or for the satisfaction of any judgment against TENANT under this Lease Agreement, or on any claim, cause or obligation whatsoever under the terms of this Lease Agreement. Notwithstanding the foregoing, nothing in this paragraph shall limit the recourse of LANDLORD on account of willful fraudulent conduct by an individual, provided that only the individual who actually engaged in the willful fraudulent conduct shall have liability for such conduct.

15.6
Landlord’s Officials, Employees or Agents. TENANT agrees that LANDLORD and its officials, employees and agents shall, subject to M.G.L. c. 258, have no responsibility or liability for any personal injuries or damages to the persons or property of TENANT, any customer or invitee of TENANT, or any other person, by theft or otherwise. Nor shall LANDLORD or its officials, employees and agents be liable for any such damage caused by other tenants or persons in, upon or about the Leased Premises or Common Areas.
15.7
Equipment Transport Requiring Permits. TENANT shall not move any safe, heavy machinery or heavy equipment into or out of the Premises without obtaining all necessary permits and LANDLORD’s prior written consent.

Article 16
Fire, Casualty, Eminent Domain, Condemnation

16.1
Landlord’s Election to Terminate. Notwithstanding any other provision of this Lease Agreement to the contrary, should fifty percent (50%) or more of the Leased Premises, or a significant portion of Union Station or the Land be substantially damaged by fire or other casualty, or be taken by eminent domain, or condemned, LANDLORD or TENANT may elect to terminate this Lease Agreement, by giving written notice to the other party within sixty (60) days after such fire, casualty, condemnation, or taking.
16.2
Landlord’s Reservation of Rights. LANDLORD reserves, and TENANT grants to LANDLORD, all rights which TENANT may have for damages or injury to the Leased Premises or the Common Areas for any taking by eminent domain, except damage to TENANT’s fixtures, property, or equipment, or for relocation expenses. 
Article 17
Default and Bankruptcy; Termination
17.1
Default.  In the event that:

(a)
TENANT shall default in the payment of any installment of rent or other sum herein specified and such default shall continue for ten (10) days after written notice thereof; or 

(b)
TENANT shall default in the observance or performance of any other of TENANT’S covenants, agreements, or obligations hereunder and such default shall not be corrected within thirty (30) days after written notice thereof, or within forty-eight (48) hours as to default in the observance of  Article 7.3; or

(c)
TENANT shall be declared bankrupt or insolvent according to law, or, if any assignment shall be made of TENANT’s property for the benefit of creditors, or

(d)
If TENANT shall make any general assignment of its property for the benefit of creditors; or 

(e)
If TENANT, TENANT’s holding and/or parent company(ies) shall file a voluntary petition in bankruptcy or insolvency or shall apply for reorganization or arrangement with its creditors under the bankruptcy or insolvency laws now in force or hereafter enacted, federal, state or otherwise, or if such petition shall be filed against TENANT and shall not be dismissed within ninety (90) days after the filing; or 

(f)
If TENANT, TENANT’s holding and/or parent company(ies) is/are declared bankrupt or insolvent according to law; or 

(g)
If TENANT shall seek a composition with its creditors by trust, mortgage, or otherwise, 

then LANDLORD shall have the right thereafter, unless such default has been cured as set forth above, to terminate this Lease Agreement by delivering written notice thereof to TENANT, to re-enter and take complete possession of the Leased Premises, and to remove TENANT’s effects, without prejudice to any remedies which might be otherwise used for arrears of rent or other default.  

17.2
Indemnification and Damages. Without limiting the generality of the Article 15.1, the TENANT shall indemnify the LANDLORD against all loss of rent and other payments which LANDLORD may incur by reason of such termination pursuant to Article 17.1 during the remainder of the Initial Term or Extended Term. TENANT shall pay to LANDLORD, upon demand by LANDLORD, as liquidated damages, a sum representing the difference between the rent for the remainder of the Initial Term or the Extended Term and additional charges payable hereunder for the remainder of the Initial Term or the Extended Term of this Lease Agreement and the fair rental value of the Leased Premises for the same period. If TENANT shall default, after notice thereof and failure to cure, in the observance or performance of any conditions or covenants on TENANT’s part to be observed or performed under or by virtue of any of the provisions of any article of this Lease Agreement, LANDLORD, without being under any obligation to do so and without thereby waiving such default, may remedy such default for the account and at the expense of TENANT. If LANDLORD makes any expenditures or incurs any obligations for the payment of money in connection therewith, including but not limited to, reasonable attorneys’ fees in instituting, prosecuting or defending any action or proceeding, such sums paid or obligations incurred, with interest at the rate of eighteen percent (18%) per annum and costs, shall be paid to LANDLORD by TENANT as additional rent.
Article 18
Notice
18.1
Notice from Landlord to Tenant. Except as otherwise provided herein, any notice from LANDLORD to TENANT relating to the Leased Premises or to the occupancy thereof shall be deemed duly served by when received by facsimile to TENANT’s last known principal place of business, when received by nationally recognized overnight carrier, or by certified mail, return receipt requested, postage prepaid addressed to TENANT as follows:
Robert J. Giordano

Maxwell Silverman’s Banquet & Conference Center at Union Station, Inc.

25 Union Street

Worcester, MA 01608
Facsimile: 508-753-8217 

18.2
Notice from Tenant to Landlord.  Except as provided in Article 3 and Article 9 herein, any notice from TENANT to LANDLORD relating to the Leased Premises or to the occupancy thereof, shall be deemed duly served, when received by facsimile, when received by nationally recognized overnight carrier, or mailed to LANDLORD by certified mail, return receipt requested, postage prepaid, addressed to LANDLORD at the following address, or at such address as LANDLORD may from time to time advise in writing:

Worcester Redevelopment Authority 

c/o Julie A. Jacobson, Chief Executive Officer

Executive Office of Economic & Neighborhood Development 

44 Front Street, Suite 520
Worcester, MA 01608
Facsimile: 508-799-1524
Article 19
Surrender
19.1
Tenant’s Surrender of Leased Premises – General. TENANT shall at the expiration or other termination of this Lease Agreement quit and surrender to LANDLORD the Leased Premises broom clean, in good order and condition (and, as pertains fixtures, good working order) reasonable wear and tear and damage by fire or other casualty excepted only and shall remove all TENANT’s goods and effects from the Leased Premises (including, without hereby limiting the generality of the foregoing, all signs and lettering affixed or painted by TENANT, either inside or outside the Leased Premises, and free and clear of any liens and encumbrances related to TENANT, its sub-lessees, assignors, and/or to its conduct during its occupation of the Leased Premises. TENANT further agrees that at the expiration or other termination of this Lease Agreement, TENANT will simultaneously and voluntarily surrender to the Worcester License Commission any alcoholic beverages license issued pursuant to M.G.L. chapter 138, §12, and will not seek a transfer of location for such license.

19.2
Tenant’s Surrender of Keys, Locks, and Fixtures, etc. TENANT shall deliver to LANDLORD the Leased Premises and all keys and locks thereto, other fixtures connected therewith, and all alterations and additions made to or upon the Leased Premises, in the same condition as they were at the commencement of this Lease Agreement, or as they were put in during the term hereof, reasonable wear and tear and damage by fire or other casualty only excepted.

19.3
Tenant’s Failure to Remove Property. In the event of TENANT’s failure to remove any of TENANT’s property from the Leased Premises fourteen (14) days after the expiration or other termination of this Lease Agreement, LANDLORD is hereby authorized, without liability to TENANT for loss or damage thereto, and at the sole risk of TENANT, to remove and store any of the property at TENANT’s expense, or to retain same under LANDLORD’s control as its property, or to sell at public or private sale, without notice, any or all of the property not so removed and to apply the net proceeds of such sale to the payment of any sum due hereunder, or to destroy such property.
19.4
Survival of Termination. The provisions of Article 18 shall survive the termination of this Lease Agreement.
Article 20
Waiver of Redemption 

20.1
Waiver of Redemption – General. TENANT hereby waives and surrenders all rights and privileges which it might have under or by reason of Massachusetts General Law Chapter 186, Section 11, or any other present or future law, to redeem the Leased Premises or to have a continuance of this Lease Agreement after the term hereof has been terminated, or TENANT has been dispossessed or ejected there from, by process of law or pursuant to the terms of this Lease Agreement or otherwise.

Article 21
Estoppel Certificate 

21.1 
Execution of Estoppel Certificates. Each party will execute, acknowledge and deliver to the other, within ten (10) days after request, a certificate certifying (a) that this Lease Agreement is unmodified and in full force and effect (or, if there have been modifications, that this Lease Agreement is in full force and effect, as modified, and stating the modifications), (b) the dates, if any, to which the basic rent has been paid, (c) whether or not there are then existing any offsets or defenses against the enforcement of any term hereof on the part of the other to be performed or complied with (and, if so, specifying the same), (d) whether or not there are any defaults under this Lease Agreement (and, if so, specifying the same), and (e) that no notice has been received by such party of any default which has not been cured. 
Article 22
No Waiver by Landlord

22.1
General.  No failure by LANDLORD to insist upon the strict performance of any term hereof, or to exercise any right or power of LANDLORD or remedy consequent upon a breach thereof, and no acceptance of full or partial rent during the continuance of any such breach, shall constitute a waiver by LANDLORD of any such breach or of any such term.  No waiver of any breach shall affect or alter this Lease Agreement, which shall continue in full force and effect, or the rights of LANDLORD with respect to any other then existing or subsequent breach.
Article 23
Remedies Cumulative

23.1
General.  Each right, power and remedy of LANDLORD provided for in this Lease Agreement or now or hereafter existing at law or in equity or by statute or otherwise shall be cumulative and concurrent and shall be in addition to every other right, power or remedy provided for in this Lease Agreement or now or hereafter existing at law or in equity or by statute or otherwise, and the exercise or beginning of the exercise by LANDLORD of any one or more of the rights, powers or remedies provided for in this Lease Agreement or now or hereafter existing at law or in equity or by statute or otherwise shall not preclude the simultaneous or later exercise by LANDLORD of any or all such other rights, powers or remedies.

Article 24
Quiet Enjoyment

24.1
Tenant’s Quiet Enjoyment. LANDLORD agrees that so long as TENANT faithfully did and diligently performs all of its obligations under this Lease Agreement, it may peaceably and quietly hold and enjoy the Leased Premises during either the Initial or the Extended Term without any manner of molestation or hindrance by LANDLORD or by anyone claiming by, through or under LANDLORD.
Article 25
Miscellaneous

25.1
Landlord. The term “LANDLORD” as used in this Lease Agreement means only the owner or the mortgagee in possession of Union Station, for the time being, so that in the event of any sale or sales of Union Station, LANDLORD shall be and hereby is entirely freed and relieved of all covenants and obligations of LANDLORD hereunder, and it shall be deemed and construed without further agreement between the parties or their successors in interest, or between the parties and the purchaser, at any such sale, that the purchaser of Union Station has assumed and agreed to carry out any and all covenants and obligations of LANDLORD hereunder. 

25.2
Invalidity of terms. If any term of this Lease Agreement or any application thereof shall be invalid or unenforceable, the remainder of this Lease Agreement and any other application of such term shall not be affected thereby.  

25.3
Amendments in Writing. No amendment to this Lease Agreement shall be effective unless it is in writing and signed by authorized representatives of all parties and is accepted by LANDLORD. 

25.4
Successors and Assigns - Lease Agreement Binding Upon.  This Lease Agreement shall be binding upon and inure to the benefit of and be enforceable by LANDLORD and TENANT and their respective successors and assigns, as permitted hereunder.

25.5
Entire Agreement. This Lease Agreement, including Exhibits A, A-1, A-2, A-3 B, C, D, E, and F, and any and all documents referenced and/or incorporated herein by reference, embodies the entire agreement and understanding between the parties hereto with respect to the subject matter hereof and supersedes all prior agreements and understandings relating to the subject matter hereof.

25.6
Notice of Lease. Contemporaneous with the execution of this Lease Agreement, LANDLORD and TENANT shall complete and execute a Notice of Lease in the form attached hereto as Exhibit F.

25.7
Exhibits. The following documents are attached hereto and incorporated herein by reference:
(a)
Exhibit A, entitled “Exhibit A - Leased Premises;”
(b)
Exhibit A-1, entitled “Exhibit A-1 – Tenant Storage Space”
(c)
Exhibit A-2, entitled “Exhibit A-2 – Second Floor Leased Premises”

(d)
Exhibit A-3, entitled “Exhibit A-3 – 1st Floor Storage Space
(e)
Exhibit B, entitled “Exhibit B - Loading Dock and Dumpster Common Area”
(e)
Exhibit C, entitled “Exhibit C – Pre-existing Events”
(f)
Exhibit D, entitled “Historical Structural Renovation Requirements”

(g)
Exhibit E, entitled “Landlord’s Responsible Employer and Inclusionary Participation Policy (Article V)”
(h)
Exhibit F, entitled “Notice of Lease”
25.8
Governing Law. This Lease Agreement and all incorporated exhibits are to be construed as a Massachusetts contract, to take effect as a sealed instrument, sets forth the entire contract between the parties, is binding upon and inures to the benefit of the parties hereto. 

25.9
Authority. If either party hereto is a corporation, trust, limited liability company, or general or limited partnership, each individual executing this Lease Agreement on behalf of such entity represents and warrants that he or she is duly authorized to execute and deliver this Lease Agreement on its behalf.  If it is a corporation, trust, limited liability company, or partnership, TENANT shall, within thirty (30) days after request by LANDLORD, deliver to LANDLORD evidence satisfactory to LANDLORD of such authority.

25.10
Article Titles and Paragraph Headings. The titles of the Articles and the headings of the Paragraphs (and any of their respective Subparagraphs) contained herein are for convenience in reference only, and are not intended to define, extend, or limit the scope of any provisions of this Lease Agreement.
25.11
Invalidity of Particular Provisions. If any term, covenant, condition or provision of this Lease Agreement, or the application thereof to any person or circumstance, shall be declared invalid, or unenforceable in a final arbitration or judicial award, the remaining terms, covenants, conditions and provisions of this Lease Agreement and their application to persons or circumstances shall not be affected thereby and shall continue to be enforced and recognized as valid agreements of the parties.  

25.12
Counterparts. This Lease Agreement may be executed in any number of counterpart originals, each copy of which is intended to be identical, and any one of which shall be deemed to be complete in itself and may be introduced in evidence or used for any purpose without the production of the other copies.

25.13
Compliance with Laws. LANDLORD represents that the Leased Premises and Union Station at the time of TENANT’S occupancy comply with all applicable laws and regulations, including Historic Structure Renovation Requirements and American with Disabilities Act.
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IN WITNESS WHEREOF, the LANDLORD and TENANT have hereunto set their hands and seals the day and year first above written.

Recommended: 




Worcester  Redevelopment Authority







By:







Julie A. Jacobson 





Richard N. Eid, Vice Chairman

Chief Executive Officer/W.R.A. & 




Asst. City Manager for Economic &

Neighborhood Development/City of Worcester

Approved as to legal form: 
Maxwell Silverman’s Banquet & Conference Center at Union Station







By:






Michael E. Traynor





Robert J. Giordano, President
Deputy Legal Counsel/W.R.A.
& Deputy City Solicitor/City of Worcester
THE COMMONWEALTH OF MASSACHUSETTS

Worcester, SS.













On this ______ day of ______________, 2008, before me, the undersigned notary public personally appeared Richard N. Eid, and proved to me through satisfactory evidence of identification being    □  Driver’s license or other state or federal government document bearing a photographic image;  □  Oath of affirmation of credible witness known to me who knows the above signatory, or  □   My own personal knowledge of the identity of the signatory, to be the person whose name is signed above; and acknowledged to me that he signed the foregoing document voluntarily for its stated purpose as Vice Chairman of the Worcester Redevelopment Authority.

Notary Public:





My Commission Expires: 




THE COMMONWEALTH OF MASSACHUSETTS

Worcester, SS.













On this ______ day of ______________, 2008, before me, the undersigned notary public personally appeared Robert J. Giordano, and proved to me through satisfactory evidence of identification being    □  Driver’s license or other state or federal government document bearing a photographic image;  □  Oath of affirmation of credible witness known to me who knows the above signatory, or  □   My own personal knowledge of the identity of the signatory, to be the person whose name is signed above; and acknowledged to me that he signed the foregoing document voluntarily for its stated purpose as President of Maxwell Silverman’s Banquet and Conference Center at Union Station, Inc..

Notary Public:





My Commission Expires: 




EXHIBIT A

LEASED PREMISES 

EXHIBIT A-1

Tenant storage space

exhibit b 

LOADING DOCK AND DUMPSTER COMMON AREA

EXHIBIT C

Pre-EXISTING EVENTS

exhibit D
HISTORICAL structural RENOVATION requirements

EXHIBIT E
LANDLORD’S RESPONSIBLE EMPLOYER & INCLUSIONARY PARTICIPATION POLICY (ARTICLE V) 
Worcester Redevelopment Authority 

Responsible Employer & Inclusionary Participation Policy 
Article V - Leases Involving W.R.A. Property   
1.   All leases involving property of the W.R.A. wherein the amount of the rental payments exceeds $100,000 annually shall include the following:

A. A requirement that all the contractors and sub-contractors employed by the lessee in relation to the lease shall, where the amount of any such contract exceeds $100,000 or the amount of any subcontract exceeds $25,000, comply with the responsible employer provisions stated in Article II herein. 
B. A plan detailing the actions to be taken by the lessee during the design, construction and operation of the proposed leasehold improvements to employ minorities and women, subcontract with businesses owned by minorities and women, to support educational pools, mentoring programs, joint venturing and other creative initiatives to increase the level of participation of minorities and women in employment and new business relationships.

C. A requirement that the lessee make a commitment that all contractors, subcontractors, designers, engineers and suppliers with contracts in excess of $100,000 with the lessee shall use documented bona fide efforts to ensure that, to the maximum practical extent, twenty percent of its workforce will be individuals who are or were low income, females or minorities.

D. A requirement that the lessee make a commitment that all contractors,  subcontractors, designers, engineers and suppliers with contracts in excess of $100,000 with the lessee in relation to the lease shall:

(1) formally advertise notices of all employment opportunities in newspapers published in the city of Worcester and minority and Spanish language publications circulated in the city of Worcester;

(2) give notice of such employment opportunities to the city of Worcester and state human resource agencies and active community groups and work closely with such agencies and groups to identify women, minorities and low-income persons for employment;

(3) participate in existing local training programs and work with local school and educational agencies to develop new training programs to produce a pool of qualified women, minorities and low-income workers for all levels of employment;

(4) support educational pools, mentoring programs, joint venturing and other creative initiatives to increase the level of participation of minorities and women in employment and new business relationships.

E. A requirement that the lessee make a commitment that it will: 

(1) participate and cooperate with the advisory review committee established under Article VI hereof; and,

(2) provide reports documenting compliance with the foregoing requirements to the W.R.A. or any committee or individual it may designate for this purpose. 

EXHIBIT F
NOTICE OF LEASE

In accordance with the provisions of Massachusetts G. L. c. 183, §4, notice is hereby given that WORCESTER REDEVELOPMENT AUTHORITY, with a principal place of business and mailing address of 10 Washington Square, Worcester, Massachusetts 01604 (the “Landlord”), and MaXWELL SILVERMAN’S BANQUET & CONFERENCE CENTER AT UNION STATION, INC., with a principal place of business at 25 Union Street, Worcester, Massachusetts, 01608 (the “Tenant”), have executed a Lease as follows: 

Date of Execution:   

July 21, 2008


Description of Leased Premises:  The Leased Premises consists of approximately 15,535 square feet located on the ground floor of the Landlord’s building, Union Station, situated at 10 Washington Square, Worcester, Massachusetts.  The Landlord acquired title to the Leased Premises by Order of Taking, dated November 28, 1994 and recorded with the Worcester District Registry of Deeds in Book 16736, Page 150. 

Term of Lease:  The term of the Lease commences on 12:01 a.m. on July 1, 2008 and shall terminate at 11:59 p.m. on the date immediately preceding the fifth anniversary of the commencement date, unless otherwise extended or otherwise terminated per the terms of the Lease.
Option to Extend:  The Tenant has one (1) option to extend the term of the Lease for five (5) years.
Marginal reference requested to Book 16736, Page 150.
Witness the execution hereof under seal by the parties to said lease:

LANDLORD: 




TENANT: 

WORCESTER REDEVELOPMENT 

MAXWELL SILVERMAN’S BANQUET 
AUTHORITY




& CONFERENCE CENTER








AT UNION STATION
By:






By:








Richard N. Eid




Robert J. Giordano
Title:
Vice Chairman



Title:
President
Approved as to legal form:
_____________________________

Michael E. Traynor, Deputy Legal Counsel/WRA &
Deputy City Solicitor City of Worcester

THE COMMONWEALTH OF MASSACHUSETTS

Worcester, SS.













On this ______ day of ______________, 2008, before me, the undersigned notary public personally appeared Richard N. Eid, and proved to me through satisfactory evidence of identification being    □  Driver’s license or other state or federal government document bearing a photographic image;  □  Oath of affirmation of credible witness known to me who knows the above signatory, or  □   My own personal knowledge of the identity of the signatory, to be the person whose name is signed above; and acknowledged to me that he signed the foregoing document voluntarily for its stated purpose as Vice Chairman of the Worcester Redevelopment Authority.

Notary Public:





My Commission Expires: 




THE COMMONWEALTH OF MASSACHUSETTS

Worcester, SS.













On this ______ day of ______________, 2008, before me, the undersigned notary public personally appeared Robert J. Giordano, and proved to me through satisfactory evidence of identification being    □  Driver’s license or other state or federal government document bearing a photographic image;  □  Oath of affirmation of credible witness known to me who knows the above signatory, or  □   My own personal knowledge of the identity of the signatory, to be the person whose name is signed above; and acknowledged to me that he signed the foregoing document voluntarily for its stated purpose as President of Maxwell Silverman’s Banquet and Conference Center at Union Station, Inc..

Notary Public:





My Commission Expires: 
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