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Watertown Parks & Recreation Commission
Crestbrook Park Golf Course Sub-Committee
Regular Meeting Agenda

Date: Thursday, August 06, 2026
Time: 6:00 PM _ _
Location: Town Halil - Parks & Recreation Conference Room

- 61 Echo Lake Road, Watertown, CT 06795

Meeting is In-Person and also available via Zoom. A link will be posted on meeting day.
Please refer to www.watertownct.org under Calendar of Meetings

1. Call Meeting to Order:

I Roll Call:

lli.  Public Participation:

IV. Approval of Minutes:
A. July 02, 2026, Regular Meeting

V. Correspondence:

VI. Reports:
A. Chairman
. Director

B

C. Foreman

D. Golf Professional

E. Restaurant Representative

ViI. Old Business:

VIli. New Business:
A. Review and consideration of Submitted Applications and Tournaments for 2026.

IX. Adjournment:

Commissioners: Unable to attend? Contact P&R Department at 860-945-5246 by 4:30 PM
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Watertown Parks and Recreation Commuission
Crestbrook Park Golf Course Sub-Committee
Regular Meeting AGENDA
Minutes Date:_%-(y-Q(p
Number:__ /&
DATE: Thursday, July 2, 2026
TIME: 6:00 PM '

LOCATION: Town Hall - Parks & Recreation Conference Room
61 Echo Lake Road
Watertown CT 06795

[. Call Meeting to Order :
Sub-committee Chairman Pat Rinaldi called the meeting to order at 6:03 p.m.

II. RollCall '
Members Present: Pat Rinaldi, Joseph McGrail, and Al Mickel

Members Absent:

Others Present: William Donston, Chairman of Parks and Recreation; Michael Ganem,
Director of Parks & Recreation; Joe Romano and Steve Martino, Restaurant Representatives

[1f. Public Participation — None

IV. Approval of Minutes
Thursday, May 7, 2026. Regular Meeting
Thursday, June 4, 2026 (Cancellation)

Motion: Joseph McGrail seconded by Al Mickel to approve the minutes of the Regular Meeting
of Thursday, May 7, 2026, and the Cancellation notice of June 4, 2026. The motion passed.

V. Correspondence — None
VI. Reports:
A. Chairman — No report
B. Director - presented a draft MEMO “Crestbrook Park Gcﬂf CoursedEnterprise Account —

Legacy Cost Analysis & Financial Policy Realignment.” A written draft is attached to the
minutes. : '
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C.

D.

VIL

VIIL

Foreman — No report

Golf Professional — No Report

Restaurant Representative — Mr. Romano. Joe is looking forward to the 250th event coming
up this weekend. He stated that the pool looks wonderful and was ready to open early this
year. He is looking forward to the car show coming up later in the month. Joe will be
stepping away from the restaurant side of things.

Steve Martino offered some suggestions for ways to improve the ambiance at the restaurant.
He suggested improvements to the landscaping, windows, and in other ways.

Old Business: None

New Business —
A. Review and consideration of the Submitted Application and Tournaments for 2026

Watertown Police Department Tournament, October 2, 2026

A motion was made by Pat Rinaldi and seconded by Al Micke! to recommend that the full
commission approve this application.

Motion passed unanimously

IX. Adjournment

A motion was made by Al Mickel and seconded by Joe McGrail to adjourn the regular meeting
at 7:02 P.M.

Motion passed unanimously

Respecttully submitted,

Pat Rinaldi -Chairman
Crestbrook Park Golf Course Subcommittee




MEMORANDUM

TO: Parks and Recreation Commission

FROM: Michael Ganem, CPRP, Director of Parks, Recreation, Crestbrook Park
Golf Cou_rse, Senior, and Social Services

DATE: July 2, 2026

SUBJECT: Crestbrook Park Golf Course Enterprise Account — Legacy Cost
Analysis & Financial Policy Realignment (V6)

1. Executive Summary

As part of our ongoing efforts to update, refine, and codify the Crestbrook Park
Golf Course Enterprise Account framework, this memorandum outlines a critical
structural adjustment required to secure long-term solvency. To protect the
integrity of operational profits and ensure an accurate reflection of daily
business-type metrics, we must address the volatile municipal employee benefit
and labor overhead currently being absorbed by the Enterprise Fund. This policy
initiative seeks-to decouple fixed legacy overhead liabilities from business-type
revenue tracks, strategically shifting them to the General Fund.

2. Current Financial Landscape, The Subsidy Reality,
and Public Benefit |

The baseline objective of an enterprise fund model is to remain fully
self-sustaining through user fees, such as memberships, daily greens fees, and




cart rentals. However, modern municipal operations often require a balance
between user-generated revenue and structured public support. Current regional
trends indicate that maintaining top-tier operational and facility standards
frequently requires balancing user revenue with a projected public subsidy of
approximately 20% to 30%.

Far from indicating a financial deficit, framing this 20-30% public subsidy
correctly represents a significant win for the municipality. When utilizing an
operational baseline of $1,000,000, the town's strategic investment of roughly
$300,000 effectively secures an entire community park and its extensive
infrastructure for the public. While Crestbrook Park may not quite be an exclusive
country club, this model guarantees that the community retains a premier,
beautifully maintained public asset at a fraction of the total cost to taxpayers.

There is an immense public benefit to maintaining a self-sustaining golf course
within a community park layout. The revenue generated by active goifers directly
absorbs the overwhelming majority of the park’s primary maintenance, utility, and
landscaping costs. This operational synergy ensures that the broader community
can enjoy a high-caliber community asset without bearing the full financial burden
through general property taxes.

While our department engineered an operational turnaround that reversed a
multi-year negative fiscal trend—securing a projected budget surplus for the
fiscal year ending June 30, 2026—long-term stabilization hinges on structural
reform. Volatile legacy obligations distort our true daily profit and loss statements,
masking the actual operational efficiency of the course.

As an aside, it is important to note that many municipal recreation funds are
historically operated with an intentional surplus of roughly 20% to 30% to account
directly for central administration, shared facility overhead fees, and required
labor withholding taxes. In true self-sustaining models, this structural buffer
ensures that indirect centralized infrastructure costs'(such as financiaf audits, HR
payroll pracessing, and legal counsel) along with seasonal employer tax




obligations are fully absorbed by the fund’s internal revenues rather than
defauiting to local property faxes.

3. Sample Analysis of Negotiated Employee Costs

To establish a transparent baseline for this policy shift, a comprehensive review
of fixed negotiated employee liabilities was conducted. Based on recent
accounting ledger data, the specific negotiated employee obligations currently

~ tied to the operation include the following expenditures:

Expenditure Line ltem Amount
SHOE ALLOWANCE | $900.00
CLOTHING ALLOWANCE : | $1,200.00
TOOL ALLOWANCE $300.00
SOCIAL SECURITY - MEDICARE |  $28,737.75
MEDICARE | $6,720.93
HEALTH AND DENTAL $52,072.00
LIFE INSURANCE | $1,478.00

DISABILITY INSURANCE $447.00
TOTAL NEGOTIATED EMPLOYEE $91,255.68
COSTS

These fixed benefits and allowances total $91,255.68. Forcing a business-type
revenue fund to continuously absorb nearly one hundred thousand dollars in
fixed, volatile labor benefits severely impacts the course's ability to demonstrate
independent profitability.




4. Strategic Policy Recommendations

» Decouple Legacy Costs: Shift the $91,255.68 in fixed negotiated
employee costs from the Cresibrook Park Enterprise Account over to the
town's General Fund. This ensures that the enterprise account strictly
isolates operational metrics (such as greens fees vs. direct seasonal

payroll).

« Isolate the Player Surcharge: Maintain a strict boundary around player
surcharge revenues (the course improvemeht fund). These funds must
remain completely isolated and invested exclusively in non-recurring capital
improvements rather than being pulled into everyday maintenance or

~ operational costs.

« Refine Long-Term Solvency: Utilize this structural realignment alongside
our data-driven, agile golfer rate-setting framework to capture market
demand, maximize seasonal revenue, and protect the financial outiook for
Fiscal Year 2027 and beyond.

By shifting these fixed municipal labor liabilities, the town can protect operational
profits, keep user fees directly supporting user programs, and ensure Crestbrook
Park remains a premier, financially stable community asset.
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Recreation:

e Saturday, July 4 — America 250 Celebration
We celebrated 250 Years of America at Sunset Grille at Crestbrook Park.
Thank you to everyone who joined us for this historic milestone. From the reading of the
Declaration of Independence and family activities to the pie-eating contest, games, and
wonderful community spirit, it was a day to remember.
A heartfelt thank you goes out to our amazing sponsors, volunteers, participants, and
everyone who helped make this event possible. Your dedication, generosity, and support
brought this celebration to life.
Here’s to 250 years of America and to a community that continues to come together to
celebrate our nation's history. Thank you for making this event so special!

¢ Saturday, July 11 — Night Out on Main Street
OQur first Night Out on Main Street was held on Main Street in Watertown with a new
event layout. We welcomed more than 52 vendors, including food vendors. The
community was very receptive to this exciting event. Despite a brief rain shower,

attendance was excellent, and visitors enjoyed live music by Vivid, shopping, and great
food.

¢ Summer Coloring Contest
We hosted a Summer Coloring Contest for children in Pre-K through 4th grade.
Participants submitted coloring pages that were featured in our Summer Activities Guide.
Each child showcased their creativity, and every participant received a prize.




¢ Summer Camps
Our summer camps continue to be a tremendous success. Enrollment has remained strong,
and both campers and parents have shared positive feedback. As we begin to wind down
the season, we have just three weeks of camp remaining.

e Aquatics
Both Crestbrook Park Pool and the Watertown High School Pool are fully operational and
continue to be well attended. Residents have been enjoying a safe and successful summer
swim season.

e Mini Musical Summer Camp
On July 17, campers performed a wonderful production based on the musical Annie. It was
fantastic to see the children showcase everything they learned throughout the program:.
They truly did an outstanding job!

e  Watertown Farmers Market _
The Watertown Farmers Market was held every Wednesday throughout July at Veterans'
Memorial Park from 5:00-8:00 p.m. Attendance has been exceptional. Vendors have
expressed how pleased they are with the new location and the increase in customer traffic
and sales.

¢  Summer Poker Run
Our Summer Poker Run was held every Wednesday in July at Veterans' Memotial Park.
Participants had the opportunity to complete a 5K, 3K, or 1K course. This popular event
reached a record attendance of more than 50 participants.

e Summer Concert Series
The Parks & Recreation Department continued hosting its Summer Concert Series every
Wednesday evening at the Veterans' Memorial Park Pavilion. The concerts have generated
tremendous community support, with approximately 350 attendees each week, enjoying
live music, food, and a fun family atmosphere.

e Saturday, July 24 — Family Movie Night
Our first Summer Family Movie Night Under the Stars was held at the Veterans' Memorial
Park Pavilion. Approximately 100 residents attended to enjoy the featured movie, The
Goat. The addition of a food truck made the evening even more enjoyable, and the
community response was overwhelmingly positive.

e Fall Programs
Planning for our fall season is well underway The Fall Activities Guide will be released
on August 4, with registration opening on August 6. We look forward to another exciting
season of programs and special events.

e Korean War Memorial Service
On Monday, July 27, the Korean War Memorial Service was held at the Steele Brook
Greenway Bridge. It was a meaningful ceremony honoring the service and sacrifice of our
veterans, and we were grateful to be part of such a special community event.




AGENDA
Date: 8- s o
Number:_U&

ASSIGNMENT OF LEASE AND CONSENT OF LANDLORD

THIS AGREEMENT, made this day of June, 2026, by and between JJST, INC. a
Connecticut Corporation with its principal place of busihess at 834 Northfield Road, Watertown,
CT 06795 (hereinafter referred to as "Tenant"), TOWN OF WATERTOWN, a municipal
corporafion organized pursuant to the laws of thé State of Connecticut located in Litchfield
County, State of Connecticut, (hereinafter referred to as "Landlord"), and SUNSET BAR &

GRILLE, INC., a Connecticut Corporation with its principal place of business at 805 Main
Street, Oakville, CT 06779 (hereafter referred to as " Assignee");
' WITNESSETH:

WHEREAS, Landlord has leased a building located at 834 Northfield Road, Watertown,
Connecticut (the "Premises') to the Tenant by written lease dated January 9, 2014 (the "Lease™)
for a term of ten (10) years commencing, January 1, 2014 and ending April 30, 2024 with an
Option to Renew for three (3) options to extend the Lease beyond the first option period for
additional Five (5) year periods each, from May 1, 2014 to April 30, 2029, from May 1, 2029 to
April 30 2024 and from May 1, 2034 to April 30, 2039 years commencing The Premises are
further described in the Lease; and

WHEREAS, said lease was assigned frofn ORDINARY JOE’S INC. to JJST, INC. by
an Assignment of Lease and Consent of Landlord dated March 7, 2014: and

WHEREAS, Tenant is to operate the Premises as a restaurant and/or catering facility and
has entered into an agreement with the Assignee to assign all its right, title and interest in said
Lease dated January 9, 2014, to the Assignee herein; and

WHEREAS, the Lease requires that the Tenant obtain the approval of the Landlord prior
to any assignment of the Lease;
NOW, THEREFORE, the parties agreé as follows:
1. For value received, the Tenant hereby assigns to Assignee all of the Tenant's
right, title and interest in and to the Lease to become effective as of the date

hereof;

2. Landlord hereby consents to the assignment to the Assignee of all of the Tenant's
right, title and interest in the Lease.




3. Assignee agrees to assume all of the Tenant's obligations pursuant to the terms
of the Lease, and to make payments to, and be bound directly to the Landlord in
the same manner as if the Assignee were named as the Tenant in the Lease;

4, If Assignee is in default pursuant to the terms of the Lease, the Landlord may
obtain possession of the Premises by serving a Notice to Quit upon Assignee
alone, and may proceed against Assignee alone in any action of Summary
Process to gain possession of the Premises, it being agreed and understood that
the Tenant will no longer occupy the Premises;

5. The Assignee has been given a copy of the Lease and Assignee agrees to abide by
" and be bound by all conditions therein.

IN WITNESS WHEREOF, the parties have hereunto set their hands and seals the day
and year first above written.

Signed, Sealed and Delivered
in the Presence of: ASSIGNEE
SUNSET BAR & GRILLE, INC.

BY ‘
JOSEPH ROMANO, PRESIDENT

TENANT .
JIST, INC.

BY

STEPHEN P. MARTINO, SECRETARY

LANDLORD -
TOWN OF WATERTOWN
BY
‘MARXK A. RAIMO, TOWN MANAGER




STATE OF CONNECTICUT : COUNTY OF NEW HAVEN ss. Middlebury

Onthisthe  day of June, 2026 before me, the undersigned officer, Personally
Appeared, JIST, INC. by Stephen P. Martino, Its Secretary, (Tenant) Signer and Sealer of the
foregoing Instruments and acknowledged the same to be his free act and deed.

Notary/Commissioner of the Superior Court

STATE OF CONNECTICUT : COUNTY OF NEW HAVEN  ss. Middlebury

On this the day of June, 2026 before me, the undersigned officer, Personally
Appeared, SUNSET BAR & GRILLE by Joseph Romano, President, (Assignee) Signer and
Sealer of the foregoing Instrument and acknowledged the same to be his free act and deed.

Notary/Commissioner of the Superior Court

STATE OF CONNECTICUT : COUNTY OF LITCHFIELD  ss. Watertown

Onthisthe  day of June, 2026, before me, the undersigned officer,
Personally Appeared, TOWN OF WATERTOWN, by Mark A. Raimo, Its Town Manager,
Landlord, Signer and Sealer of the foregoing Instrument and acknowledged the same to be his
free act and deed. '

Notary/Commissioner of the Superior Court




LEASE

This LEASE AGREEMENT made and entered into this 97 day of January, 2013, by and
between the TOWN OF WATERTOWN, a municipal corporation organized pursuant to the
laws of the State of Connecticut and located in Litchfield County, Connecticut, with its principal
office at 424 Main Strect, Watertown, Connecticut 06795 (hereinafter called LESSOR or
TOWN) and ORDINARY JOES INC., 2 Connecticut corporation with its principal place of
business at 253 Buckingham Street, Oakville, CT 06779 (hereinafter called LESSEE)

1. PREMISES

The LESSOR/TOWN does hereby lease unto the LESSEE and the LESSEE does hereby take

as tenant the Crestbrook Park Restavrant facility to inchude all real property, approximately
5,296 square feet, including the outside deck and the entire first and second floors, excepting the
public pool facilities, located at Crestbrook Park, 834 Northfield Road, Watertown, Connecticut
(hereinafter called the PREMISES). : :

All improvements and fixtures within the PREMISES, as of the date above written constitute a
part of the demised premises,

The LESSEE agrees to incorporate as a part of this lease a comprehensive list of all personal
property presently existing at this facility belonging to the LESSEE, Said list to be attached
hereto as Schedule A. LESSEE and LESSOR agtee that at least annually, they will conduct a
review of the premises and make a determination of those items constituting moveable trade
fixtures, and those items which have become fixtures belonging to LESSOR..

Also included within the PREMISES under the terms of this Lease is one (1) satellite concession.
This concession facility, permanently located and presenily known as the "Snack Shack”,
shall remain in its present location vnless or umtil moved to a different location by mutual
agreement of the LESSOR and the LESSEE, and shall serve as a food and beverage concession
for the exclusive use of patrons of the Crestbrook Park Golf Course. All provisions of this
Lease, including, but not limited to, the provisions concerning changes and alterations and the
provisions concerning insurance shail apply equally to the "Snack Shack.™ No additional rent
shall be charged for the "Snack Shack.” '

2. TERM OF LEASE

The initial term of this lease shall be ten (10) years and four (4) Months commencing January 1,
2014 and terminating April 30, 2024,

Option Terms. Conditioned upon the faithfu] performance by the LESSEE of its covenants
herein, LESSEE shall have three (3) options to extend this Lease beyond the first option perfod
for additional Five (5) year periods each, from May 1, 2024 to April 30, 2029, from May 1, 2029
to April 30, 2034, and from May 1, 2034 to April 30, 2039, provided, however, that the LESSEE
shall have notified the LESSOR of its intentions to so extend in writing by certified mail, return
receipt requested, at least ninety (90) days prior to the expiration of said ori ginal Lease Term.




3, USE OF PREMISES

The demised premises shall be used for a restanrant and/or catering facility conducive to "family
dining" and for no other purpose. The LESSEE shall keep the quality of the food and service at
the highest obtainable level and shall maintain all areas visited by the public and all areas where
food is served, stored and prepared, clean and orderly at all times. However, without limiting the
generality of the foregoing, portions of the leaged property may be used for the sale of alcoholic
beverages for consumption on the premises, and for the sale of tobaceo, candy, etc. The LESSEE
shall not use or occupy nor permit the leased property or any part thereof to be used or occupied
for any disreputable or uniawful use or purpose, nor for any purpose deemed by the TOWN 1o be
disreputable or hazardous. .

LESSEE agrees not to overload, damage, deface or alter this facility. LESSER shall provide the
TOWN with plans and specifications for all modifications and/or alterations proposed that in any
way affect the real property. LESSEE shall provide the same for any change that will in any way
alter the function or appearance of the leased property. LESSEE shall not undertake to construct
any such modifications and/or alterations uritil LESSOR has given its written approval for same,
which approval shall not be unreasonably withheld, conditioned or delayed.

If there is a change in LESSEFE'S use of the premises or if the addition of new eguipment causes
the liability or fire insurance rate to become hi gher than it otherwise would be, the LESSEE
shall reimburse the TOWN, as additional monthly rent, for that part of all liability and/or fire
insurance premiums, thereafter paid by the TOWN which ars increased because of LESSEE'S
use, Such determination will be at the recommendation of the TOWN'S insurance carrier.

The LESSEE shall not use nor permit the leased property to be used for any public or private
nuisance, nor shall the LESSEE conduct or permit to he conducted any activity on the demised
premises in violation of any Federal, State or Local law, regulation or ordinance. No noisy or
disorderly conduct or any conduct annoying or disturbing to occupants of other portions of the
building or to persons outside the building shall be permitted.

The LESSEE shall not permit "topless" or "bottomless” waitresses or waiters or dancers or
patrons, unusually loud and raucous bands or music or any other activity which would be-
unreasonably offensive to the normal patrons of “quality" restaurants such as is required to be
operated at the premises by the provisions of the Lease Agpreement.

The LESSEE shall be permitted to have a food catering operation within the premises, No
activity at the PREMISES shall interfere with activities the TOWN may have at the Park
including, without limitation, general public use of the pool, picnic grounds, tennis courts, or
golf course. All fees, riles and regulations at Cresthrook Park shall be fully applicable to patrons
of the restaurant and catering facility,

LESSEE shall not receive any group or other reduced rates for those patrons using TOWN
facilities, such as, but not limited to, the pool and the golf course.

During the term of this lease, the LESSEE shall have the exclusive right to operate a restaurant
and/or catering facility at Crestbrook Park.




Any restaurant, catering or concession function to be conducted by LESSEE outside of the
restaurant facility (Premises), shall be done only with the express written consent of the
TOWN, which consent shall not be unreasonably conditioned, delayed or withheld, and must be
conducted only immediately adjacent to the Leased PREMISES in areas as agreed between the
LESSEE and the TOWN,

4. HOURS OF OPERATION

The LESSEE shall operate on the following schedule:

A bar area will be operated during the same hours as the golf course and its related facilities are
open as limited by the State of Connecticut Liquor Control Commission regulations concerning
the maximum hours of operation for a restaurant/liquor business. Along with the bar area,
sandwiches and snacks shall be served during the same hours as the golf course and its related
facilities are open as established by the TOWN.

5,  RENTALPAYMENTS

Base Rent for the initial term of the Lease shall be in accordance with the following schedule:

Period ‘ Annual Monthly
January 1, 2013 through April 30, 2013 $ ¢.00 $ 000
May 1, 2014 through April 30, 2015 $ 9,000.00 $ 750.00
May 1, 2015 through April 30, 2018 $18,000.00 $1,500.00
May 1, 2018 through April 30, 2019 $27,000.00 $2,250.00
May 1, 2019 through April 30,2024 . $48,000.00 $4,000.00

Option Periods. Base Rent for each of the Option Periods shall be negotiated at the time of the
option, and shall be at market rates as then existing.

LESSEE agrees to pay to the LESSOR at the offices of the LESSOR without any prior
demand and without any deduction or offsets whatsoever the base rent during the term of this
agreement, in advance, on the first day of each month during the initial term and any option term,
A late charge of $100.00 shail be due if the rent is paid after the 10th of the month, Interest at
12% per annum shall be assessed on all rents over 30 days past due. ‘

6. ACCEPTANCE LESSEE'S WORK - MAINTENANCE OF PREMISES

PREMISES are being leased in “as is" condition, and LESSEE accepts the leased PREMISES
and Equipment in its condition at the commencement of the lease term.
LESSEE has agreed that the following work shall be done at its sole cost and expense;

a. Installation of heating and air conditioning for both floors of the building;

b. Installation of sufficient hot water heating capability;

¢. Repair of some leaks in the roof - the roof is generally in serviceable condition;

d. Re-side the building;




¢. Install a well filtration system;
f. General electrical and plumbing repairs and updates as required, including
installation of grease traps,

All such work shall only be performed after LESEE submits plans and specifications therefor
and following written approval by the TOWN of the plans and specifications, which approval
shall not be unreasonably withheld, conditioned or delayed. All work done by LESEE shall be
subject to the provisions of Paragraph 12 of the Lease,

If the leased PREMISES and/or other areas of said PREMISES are damaged in any way due
to negligence of the LESSEE, its servants, employees, contractors, agents, visitors, invitees or
licensees, the LESSEE shall be responsible for all repairs and corrective action.

At the expiration or termination of this lease agreement, or upon the LESSEE'S vacating of
the PREMISES, whichever shall first oceur, the LESSEE shall swrender the leased pretises
with the inclusion of all approved and reimbursed enhancements in as good condition as at the
conunencement of the lease term, with reasonable allowance for ordinary "wear and use",

LESSEE shall have the use, together with the general public, of all parking lots. LESSOR shall
be responsible for clearing snow and ice from lots and driveways and for maintaining the
grounds at the park including maintaining bushes and hedges adjacent to the restaurant facility.
LESSEE shall be responsible for the removal of snow and ice from all walks and ramps entering
and exiting the PREMISES.

So long as LESSEE shall provide the LESSOR with a minimum of two weeks notice of all
scheduled events, LESSOR shall make every reasonable effort to. remove show prior to the
scheduled event, if possible. Pailure to provide prior notice will exempt the TOWN from timely
performance. '

7. INSURANCE

The LESSEE shail provide comprehensive general Hability including products insurance,
regarding all claims for property damage or personal injury in the minimum 1imit of $1,000,000;
property damage liability insurance for all claims arising out of injury to or destruction of
property in any one accident in the minimum limit of $1,000,000; and bodily injury insurance
for all claims arising out of personal injury, illness or death in any one accident in the minimum
limits of $1,000,000. The LESSEE shall also maintain a liquor liability ("dram shop") insurance
policy at the minimum limit of $1,000,000. The TOWN shall be named as additional insured on
the aforesaid policies. LESSEE shall secure and pay premiums for the policies of insurance with
the minimum litnits set forth above. Such insurance policies shall be effective throughout the
terms of this lease. A certified copy of each such policy or a certificate evidencing the existence
thereof shall be delivered to the Chief Financial Officer of the TOWN at the time of exscution
of this lease. Each such policy or certificate shall name the TOWN as an additional insured and
shall provide that the policy may not be cancelled or modified without giving thirty (30) days
written advance notice thereof to the Chief Financial Officer of the TOWN. A renewal policy or
certificate shall be delivered to the Chief Financial Officer of the TOWN at least thirty (30) days
prior to the expiration date of each expiring policy. If at any time any of the policies shall be or




become unsatisfactory to the Chief Financial Officer of the TOWN as to form or substance, or if
any of the carriers issuing such policy shall be or become unsatisfactory to the Chief Financial
Officer of the TOWN, the LESSEE shall promptly obtain 2 new and satisfactory policy in
replacement.

If determined necessary by the TOWN, the LESSER shall deliver to the Chief Financial Officer
of the TOWN, upon demand, the original of any policy required herein for review and upon
completion of said review, said policy shall be returned to the LESSEE. Failure of the LESSEE
to provide adequate insurance shall result in immediate termination of the lease.

8. DAMAGE AND DESTRUCTION OF PREMISES

In case of damage by fire or other casualty to the PREMISES, if the damage is eighty percent
(80%) or more of the PREMISES, this lease shall terminate as of the date of the casualty, and
the rent shall be apportioned 1o the time of the termination. In such event, the LESSEE shall
have the right of first refusal to enter into a further lease upon such terms and conditions as
the TOWN may determine if the TOWN desires to rebuild the PREMISES. In all other cases
where the PREMISES is damaged by fire or other casualty, the TOWN shall repair the damage
with reasonable dispatch, and if the damage has rendered PREMISES untenantable, in whole
or in part, there shall be an apportionment of the rent until the damage has been repaired. In
determining what constifutes reasonable dispatch, consideration shall be given to delays caused
by strikes or other causes beyond the TOWN's controf. LESSOR shall niot be liable for claims
against personal property or lost revenue resulting from such casualty.

Notwithstanding the foregoing provisions, in the event the leased property shall be damaged
by fire or other insured casualty due to the fault or neglect of the LESSEE or its servants,
employees, contractors, agents, visitors, invitees or licensees, then, without prejudice to any
other rights and remedies of the TOWN, the TOWN shall maintain an exclusive right to
determine whether or not to repair the damage and if it elects to repair the damage there shall
be 1o apportionment of rent. Additionally, in the event the leased property shall be damaged
by fire or other insured or uninsured casualty due to the fault or neglect of the LESSEE or its
servants, employees, contractors, agents, visitors, invitees or licensees,, the LESSEE shall make
the TOWN whole, within thirty (30) days of written request, for all costs paid by the TOWN,
whether directly or indirectly associated with the repair, replacement or removal of the leased
facility, including but not limited to insurance deductibles. .

In the event that the Premises is damaged during the first five years of the Lease such that the

Lease is to be terminated, LESSOR and LESSEE shall agree upon an equitable division of
insurance proceeds to recompense LESSEE for unrecovered expenditures under Paragraph 6 of
this Lease, to the extent LESSEE is not otherwise compensated.

9. DEFAULT BY LESSEE

The following shall constitute default of this Lease Agreement by LESSEE:

a. Failure to pay rent by the 10th of any month.
b. Voluntary or involuntary petition in bankruptey filed against or by the LESSEE.
c. Abandonment of the leased premises.




d. Failure to pay utilities as same become due,
¢. Failure to perform any other term, provision or obligation set forth in this lease
agreement.
f. Failure to maintain a valid fiquor license and/or to comply with State Statutes and
the regulations of the Liquor Control Authority.
g. Failure to maintain a restavrant license, and/or to comply with any State, Federal or  Local -
law, ordinance or regulation regarding health, food service, efc.

Except with respect to any default under paragraph 9. a., LESSEE shall have a period of thirty
(30) days from its receipt of written notice of the default within which to cure such default,

Upon any default by LESSEE which remains uncured within the allowable time, the lease shall
automatically terminate and the TOWN shall have all remedies as provided in Connecticut
General Statutes, Chapter 830 Title 47a LESSOR and Tenant, as amended,

The Town's waiver of any default by LESSEE shall not constitute a waiver of fisture default,

If LESSEE defaults with fespect to any term or obligation on his part, the TOWN may perform
same for the account of LEESSEE, and the LESSEE shall reimburse the TOWN for the cost
thereof.

The LESSEE shall be responéiblc for any costs, attorney's fees and legal interest reasonably
incurred by the TOWN due to the defanit of any nature by LESSEE.

10.  ASSIGNMENT AND SUBLETTING

The LESSEE may assign this lease aud/or sublet the leased PREMISES or any part thereof, only
if the TOWN has given its written consent to do so, which consent shall not be unreasonably
withheld; AND only if the new lessee or sublet tenant has at least three (3) years experience in
operating a restaurant facility, has experience operating a full service liquor bar and is otherwise
acceptable fo the TOWN in the TOWN'S sole discretion.

11. CATERING AND CONCESSIONS

The LESSOR shall during the term of this lease, allow LESSEE an equal opportunity to quote
on cafering functions for family and non-family groups using the Crestbrook Park Pavilion. It
is understood all groups have the exclusive right to determine who shall cater their functions,
which may or may not be the LESSEE. If alcoholic beverages are served at functions catered
by LESSEE, a liquor liability insurance policy must be obtained and delivered to the Chief
Financial Officer beforehand in the minitmum limits provided by State Statutes. This policy
must name the TOWN as an additional insured and insurance premiums are to be paid by the
LESSEE. The LESSEE agrees to hold the TOWN fully harmless, pursuant to article 14 of this
lease, for any claims, which may arise.

The LESSEE must operate a concession stand approved by and in accordance with TOWN
standards at the Crestbrook pool during all hours the pool is open.




12, IMPROVEMENTS

No alteration, addition, or improvement to the PREMISES shall be made by the LESSEE
without the prior written consent of the TOWN, No such consent shall be given without the
prior submission by LESSEE of written plans and specifications for any alteration, addition
or improvement. Any alteration, addition or improvement made by LESSEE after the Town's
consent shall have been given, and any fixtures installed, as part thereof, except moveable trade
fixtures, shall become the property of the TOWN. Any work done shall be performed in a good
and workmanlike manner and in compliance with all fire, building and Zoning laws and with all
other Federal, State and Local laws, ordinances, orders, rules and regulations. At 21l times when
any change or alteration is in progress, there shall be maintained by LESSEE'S at LESSEE'S
expense wotkers compensation insurance at the limits set forth in the Connecticut General
Statutes covering all persons employed in connection therewith and general liability insurance
for the mutual benefit of the LESSEE and the TOWN expressly covering the additional hazards
due to the change or alteration and having the TOWN as an additional insured.

13. CHANGES AND ALTERATIONS

Any alterations approved by the TOWN (hereinafter referred to as "Approved Alterations"),
which approval shall not be unreasonably withheld, conditioned or delayed,shall be made on the
following conditions:

before proceeding with any Approved Alteration, LESSEE shall submit to the TOWN for the
TOWN approval plans and specifications for the work to be done, and LESSEE shall not proceed
with such work until it obtains LESSOR'S approval;

before proceeding with any Alteration Plan, LESSEE shall additionally provide to Lessor an
estimate by a reputable contractor approved by LESSOR;

LESSEE shall fuly and promptly comply with and observe the rules and regulations established
by the LESSOR with respect to the making of Approved Alterations; ‘

the entire cost of the Approved Alterations shall be borne by LESSEE; and

LESSEE agtees that any review or approval by LESSOR of any plans or specifications
with respect to any Approved Alterations is solely for LESSOR'S benefit, and without any
representation or warranty whatsoever to LESSEE with respect to the adequacy, correctness or
efficiency thereof or otherwise. :

LESSEE, at its expense, shall obtain all necessary governmental permits and certificates for the
commencement and prosecution of Approved Alterations and for final approval thereof upon
completion, and shall cause Approved Alterations to be performed in compliance therewith

and with all applicable law and requirements of public authorities and with all applicable
requirements of insurance bodies. Approved Alterations shall be diligently performed in a good
and workmanlike manner, using new materials and equipment at least equal in quality and class
to the better of (i) the original installations of the Building, or (ii) the then standards for the
Building established by the LESSOR.

Approved Alterations shall be performed by contractors first approved by LESSOR. including
but not limited to any Approved Alterations in or to the mechanical, electrical, sanitary, heating,




ventilating, air condittoning or other systems of the Building, Throughout the performance of
the Approved Alterations, LESSEE, at its expense, shall carry, or cause to be carried, workinen's
compensation insurance in statutory limits and genersl liability insurance with completed
operation endorsements, for any occurrence in or about the Building, under which LESSOR
and its agents shall be named as additional insureds, in such limits as LESSOR. may reasonably
require, with insurers reasonably satisfactory to LESSOR, and shall provide evidence that
such insurance is in effect at or before the commencement of Approved Alterations. If any
Approved Alterations shall involve the removal of any fixtures, equipment or other property in
the PREMISES which are not LESSEE'S property, such fixtures, equipment or other property
shall be promptly replaced at LESSEE'S expense with new fixtures, equipment or other property
of like utility and at least equal value unless LESSOR shall otherwise expressly consent to the
confrary,

LESSEE shall indemnify and save harmless LESSOR from and against any and all mechanics'
and other liens and services or materials done for or supplied to LESSEE, or any person claiming
through or under LESSEE, including, without limitation, security interests in any materials,
fixtures or articled so installed in and constituting part of the PREMISES and against all costs,
expenses and liability incurred in connection with any such lien or encumbrance or any action or
proceeding brought thereon. LESSEE, at its expense, shall procure the satisfaction or discharge
or record of all such liens and encumbrances within a reasonable period of time after the filing
thereof.

14. EXONERATION AND INDEMNIFICATION

The LESSEE shall indemnify the TOWN against all liabilities, penalties, damages, judgments,
expenses, including without limitation, reasonable attorney fees and judgments, by reason of any
injury or claim of injury to person or property, of any nature, arising out of this Lease Agreement
including without limitation, claims of the LESSEE'S use, occupation and contro] of the demised
property (including fixtures and personal property used therein); and/or the grounds or other
areas adjacent thereto, and claims resulting from any work in conmection with any alterations,
changes or new construction by LESSEE. LESSEE shall have no obligation to indernnify the
TOWN regarding claims caused by the negligence of the TOWN, its agents or employees.

The LESSEE may be subrogated to any rights of the TOWN against any other parties
whomseever in connection therewith. The TOWN shall promptly notify the LESSEE of any
claim asserted against the TOWN on account of any such injury or claimed injury to persons or
property and shall promptly deliver to the LESSEE the original or a true copy of any summons
or other process, pleading, or notice issued in any suit or other proceeding to assert or enforce
any such claim. The LESSEE shall have the right to defend any such suit with atforneys of its
own selection. The TOWN shall have a right, if it sees fit, to participate in such defense at its
OWn eXpense. '

15. RIGHT OF ENTRY

The TOWN, its agents, independent contractors and/or employees shall have the right to enter
the PREMISES at reasonable times during normal business hours in order to examine it, to show




it to prospective LESSEE(s), or to make such decorations, repairs, alterations, improvements, or
additions as the TOWN my deem necessary or desirable. The rent reserved shall not abate while
any such decorations, repairs, alterations, improvements, or additions are being made as long as
they do not unreasonably interfere with LESSEE'S use.

If the LESSEE shall not be personally present to open and permit an eniry into the FREMISES
at reasonable times during normal business hours when for any reason an entry therein shall
be necessary, the TOWN or its agents may enter the demised property by a master key, or
may forcibly enter the demised property, without rendering the TOWN ot such agents [iable
therefore, and without in any manner affecting the obligations and the covenants of this lease.

Notwithstanding anything else in this Paragraph 15, the TOWN, acting by its Town Manager
and its Purchasing Agent/ Building Supervisor or their appointees, may conduct a complete
inspection of the PREMISES at least anmually, :

16. TAXES AND UTILITIES

a. Taxes and Assessments

LESSEE shall pay all taxes and assessments which, during the term hereof, may become a
lien upon or which may be levied upon any taxable interests of the LESSEE acquired under
this lease, as well as all taxes on personal property owned by the LESSEE in and about the
PREMISES in connection with its services pursuant to this lease agreement.

b, Electric Service
The LESSEE shall be responsible for paying for all electric service for the leased area of the
PREMISES. The LESSEE shall have the electrical utilities account in LESSEE's name,

c. Heat-
The LESSER shall putchase dnd pay for all heating of the leased premises.

d, Water and Sewer Use Charges
The LESSEE shall pay the Watertown Water & Sewer Authority for all sewer use charges at the
restaurant facility,

€. efuise

The LESSEE shall purchase and pay for all charges for refuse removal from the restaurant
facility to include recyelables.

f. Pest anid Rodent Contm].

The LESSEE shall be responsible for pest and rodent control at the LESSEE'S sole expense. -

g Town's Respongibility for Failure to Supply Utilities or Personal Property. The TOWN
shall not be liable to LESSEE or any other person or entity for any claim or loss including failure
of water supply, heat, oil, electric current or for the failure of any personal property leased herein.




h.  Maintenance — Interjor :

The LESSEE shall be responsible for all interior maintenance of all personal and real property.
Maintenance iterns shall include, but not be limited to, floor maintenance and refinishing,
painting, heating and air conditioning, reftigeration, stove, ventilation equipment and related
ductwork, fire extingnishers, lighting, telephones, alarms and decorating,

The TOWN shall be responsible for repairs only to fixed equipment, which shall include repairs .
to exterior shell, roof and structural repajrs and replacement of mechanicals including heating,
air conditioning and hot water units (after installation by LESSEE under Paragraph 6 hereof),

i aintenance ~ BExterio

The LESSEE shall maintain building perimeter snow removal, sweeping, litter control and
general cleanliness on and around exterior entrances, exits, walk paths, porches and decks. The
LESSEE shall ensure that all seasonal decorations are remaoved in a timely manner, The TOWN
shall be responsible for all structural and mechanical conditions and/or failures resulting from
normal wear. Failure due fo neglect, unauthorized modification or tack of LESSEE maintenance
shall be the responsibility of the LESSEE.

17.  CONDITION

The Lease Agreement shall be conditioned upon LESSEE obtaining an appropriate Liquor
Permit from State of Connecticut, The LESSEE shall promptly make all reasonable effort to
obtain said Liquor Permit. LESSER'S failure to obtain said Liquor Permit or LESSEE"S either

temporarily or permanently losing its State Liquor license, shall be cause for termination of this
lease.

18. COOPERATION

It will be necessary for the LESSBE and his employees to cooperate with and maintain friendly
relations with all TOWN personnel. ,

19,  SANITATION

The PREMISES leased to said LESSEE are to be kept clean and in sanitary condition at all times
and all rubbish, waste and garbage, wet or dry, must be removed promptly to a regular disposal
place outside the PREMISES where they will niot be offensive to the public, ‘

In accomplishing this, the LESSEE is fully respansible for the condition of the property
immediately surrounding the leased premises but not including any part of the golf course
area. The LESSEE will be responsible for the removal of all said garbage once it is properly
accumulated in the dumpster. The LESSEE must keep the arca surrounding the dumpster free
and clear of litter,

The LESSEE must fully comply with all code requirements (including but not Hrited to Fire
Code, Handicapped Code and Health Code).




20. COVENANT OF QUIET ENJOYMENT

Upon the LESSEE'S paying the rent and ohserving and performing all of the terms, covenants
and conditions on LESSEE'S part to be observed and performed, the LESSEE may peaceably
and quietly have, held, occupy and enjoy the PREMISES and all the appurtenances thereto
without hindrances or molestation; provided, however, that the TOWN and the TOWN'S
agents may examine the PREMISES at any reasonable time. The LESSEE guarantees the quiet
enjoyment of the golf course to all persons. :

2. MISCELLANOLOUS

As used herein "Jease term" means the effective period of this lease, whether in its initial term, or
any option terms, "Written Notice" shall be deemed to have been duly served if delivered or sent
by registered or certified mail return receipt requested to the last business address known to him
who gives notice, The notice is deemed given on the date the letter is deposited postage prepaid
in the US Mail,

In any litigation that occurs conceming this lease, the prevailing party shali be entitled to court
costs, attorney's fees and legal interest for all damages incurred.

This lease contains the entire agreement between the parties and shall not be modified in any
manner except by an instrument in writing executed by the parties. If any term or provisions of
this lease or the application thereofto any person or circumstances shall, to any extent, be invalid
or unenforceable, the remainder of this agreement shall not be affected thereby and each term
and provision of this Lease shall be valid and enforced to the fullest extent permitted by law.

This lease shall be governed, construed and enforced with the law of the State of Connecticut.

This lease, or memorandum thereof, shall be recorded by the LESSOR in the Watertown Land
Records.

This agreement shall inure to the benefit of and be binding upon the heirs, executors, assigns,
administrators and successors of the pariies,

This agreement supercedes all previous written agresments between the parties, which prior
agreements shall be of no further force or effect upon execution of this agreement.

Dated as of the date first written above,

Signed in the presence of:




LESSOR — TOWN OF WATERTOWN

Byz_%—‘
CharleS¥figon, -

Tts Town Manager, duly authorized ‘
T LESSEE
< !’ j§§ q{— ORDINARY JOES INC.
, ; Wiey
j X By:q*% ;2" e

Jogéph Romano,

Alard @ Opeg fle77E Its President, duly autharized
STATE OF CONNECTICUT: _
: 55, WATERTOWN
COUNTY OF LITCHFIELD:

Personally appeared Charles Frigon, Town Manager of the TOWN OF WATERTOWN, signer
and sealer of the foregoing instrument, who, being duly authorized, acknowledged the same to
be his free act and deed and the free act and deed of said TOWN OF WATERTOWN, before me
/t/Z day of Jgn, 2013,

2
Paul'R. Jessell £~
Commissioner of the Superior Court
STATE OF CONNECTICUT:
: 88, WATERTOWN
COUNTY OF LITCHFIELD: :

Personally appeared Joseph Romano, President of Ordinary Joes Inc., signer and sealer of the
foregoing instrament, who acknowledges the same to be his free act and deed, and the free act
and deed of the said Ordinary Joes Inc., before me this & day ofdanp01

)

Commissioner of the Superior Conrt




AMENDMENT TO LEASE AGREEMENT

THIS AMENDMENT TO LEASE (“Amendment”) dated as of the 1% day of May 2024 {the “Effective
Date”} is entered into by and hetween the Town of Watertown; {the “Landiord”} and JIST, INC., (the

“Tenant”).

RECITALS:

WHEREAS, Landlord entered into that certain Lease dated January 9, 2013 ‘with Ordinary Joes
inc.; which Lease was assigned to the Tenant on March 7, 2014 -with respect to:the restaurant facility-at
Crestbrook Park at 834 Northfield Road, Watértown, CT {the "Premises”); and

WHEREAS, the Landlord and the Tenant wish to amend the Lease to among other things, extend
the terin 6f the Lease for five years:as provided in the original Lease.

NOW, THEREFORE, for good and valuable consideration, the receipt and sufficiency of which'are
hereby acknowledged, Landlord and Tenant hereby agree to amend the Lease as follows:

1. Term. The-term of Lease is hereby extended through April 30, 2029 (the "Option Term”).
Accorgingly, as of the Effective Date, all references in the' Lease o the “Termination Date”,
scheduled expiration date”, “maturity date” or words of similar import shall refer to April 30,
2029 with respect to thé Preémises.

2. BasicRent. The Basic Rerit:for the Option Term is as follows:

Period Aniual Monthly
April 1, 2024 — March 31,2025 $49,260.00 $4,160.60
April 1, 2025 — March 31, 2026 $50,400.00. $4,200.00
April 1, 2026 — March 31, 2027 $51,600:00 $4,300.00
April 1, 2027 ~ March 31, 2028 $52,800:00 $4,400.00
April 1, 2028 —Mareh 31, 2029 $54,000.00 $4,500.00

3. Conflict. In the event.of.a confiict between any of the terms of this Amendment and the
tetms of the Lease, the terms of this Amendment shali control. In all other respects, the terms of the
original Lease:shall control.

[Signature page to follow]




IN WITNESS WHEREOF, the parties have hereurito executed:this Amendment as of the day and
year written below,

LANDLORD
Dated: Aprit /.3 2024 TOWN OF WATERTOWN

Name: Mark A. Raimo
Title: Town Manager

Dated: April 3 2024 “ " TENANT
- 1ST, INC.

Name Stephen Martino
Title: President




