OFFICE OF THE SELECT BOARD
TOWN OF DUNSTABLE
511 Main Street Dunstable, MA 01827
(978) 649-4514 | select-board@dunstable-ma.gov

BOARD/COMMITTEE/COMMISSION: Select Board

SUBMITTED TO TOWN CLERK: July 1, 2025; 9:15 AM
MBETING DAT
MEETING TIME: 3 PM ACCORDANCE WITH THE
LOCATION: REMOTE - Microsoft Teams PROVISIO§1;;S_02153 MGL 30A
https://teams.microsoft.com/l/meetup-join/19%

3ameeting_ZjQ30ThmNzgtZTE4NC00ZGU2LWJIN2UtZTU3MGJIMDk3MjQ1%40thread.v2/0?
context=%7b%22T1d%22%3a%2293d0a814-addf-4808-b9ad-aa9f816a31e5%22%2c%2201d%22%3a%
221b34ae3f-0b3c-4b92-a27a-a1384aba7433%22%7d

Meeting ID: 293 196 071 975 9 Passcode: hf3jz3mW

Topics the Chair Reasonably Anticipates will or could be Discussed:
SCHEDULED AGENDA ITEMS
1 Meeting Called to Order

2. Public Comment

3. Union Building Exterior Restoration - Change Order #1 - Connector Roof, $3,193.02

4. Union Building Exterior Restoration - Change Order #2 - Replacement of additional slate shingles, $25,500

5. Topics not reasonably anticipated by the Chair

10.

11.

12.

13.

*Votes likely to be taken (Note: This listing of matters reflects those reasonably anticipated by the chair which
may be discussed at the meeting. Not all items listed may in fact be discussed and other items not listed may also
be brought up for discussion to the extent permitted by law.)
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	COMMERCIAL LEASE
	Article I.  BASIC LEASE PROVISIONS
	1.1 INTRODUCTION. The following sets forth basic data and, where appropriate, constitutes definitions of the terms hereinafter listed.
	1.2 BASIC DATA:

	Article II.  DESCRIPTION OF PREMISES
	2.1 LEASE OF PREMISES.  Landlord hereby demises and leases to Tenant, and Tenant hereby agrees to lease from Landlord, the Premises suitably identified in the foregoing portions of this Lease.
	2.2 CONDITION OF THE PREMISES.  Tenant acknowledges that neither Landlord nor any agent of Landlord has made any representation or warranty with respect to the Premises or the Building or Property, or with respect to the condition, suitability or fitn...

	Article III.  TERM OF LEASE
	3.1 COMMENCEMENT DATE.  The term of this Lease shall be the period specified in Section 1.2 hereof as the “Lease Term”.  The Lease Term shall commence on June 1, 2023.
	3.2 OPTION TO EXTEND.  Provided that Landlord has not changed the use and purpose of the Building to a different type of use or occupancy, which change shall be documented in written notice to Tenant, and further provided that Tenant is not then in de...

	Article IV.  RENT, TAXES, OPERATING COSTS AND OTHER EXPENSES
	4.1 RENT.  Tenant agrees to pay to Landlord at the address provided in Section 1.2 entitled “Landlord’s Mailing Address”, or such other place or to such other person as Landlord may designate in writing the Base Rent and Additional Rent (as hereinafte...
	During the Term, the Tenant shall pay to the Landlord rent at the annual rate of $30,000 (payable in equal installments of $2,500 per month) for the first two (2) years of the lease term, beginning on the Commencement Date, provided that the Base Rent...
	4.2 ADDITIONAL RENTS.  The Tenant hereby agrees to pay as additional rent of the following expenses to the demised premises; to wit:
	4.3 UTILITIES.  Tenant shall pay prior to delinquency, directly to the company furnishing same, all charges for all gas, heat, cooling, light, power, telephone service, janitorial service, trash removal, and replacement of broken glass and all other s...

	Article V.  USE OF PREMISES
	5.1 PERMITTED USE.  Tenant agrees that the Premises shall be used and occupied by Tenant only for the purpose specified as the Use thereof, in Section 1.2 of this Lease, and for no other purpose or purposes.  The Landlord certifies that said Use is in...
	a. No auction, fire, distress, bankruptcy or other type of sale may be conducted within or without the Premises without the prior written consent of Landlord.
	b. Tenant shall obtain professional, or the equivalent, janitorial services maintaining the ongoing upkeep of the Premises. Tenant shall cause all freight to be delivered or removed, and all garbage or refuse to be removed, from the Building and the P...
	c. No reptiles, animals, fish or birds are allowed in or about the Building, other than service animals.
	d. Tenant shall take any and all steps reasonably required to prevent insect and vermin infestation of the Premises, and shall maintain such practices as Landlord may require reasonably to that end.
	e. Tenant shall not place on the exterior or exterior walls (including both interior and exterior surfaces of windows and doors), or on the roof of the Building or in any other part of the Building or the Premises, any security panels nor signs or any...
	f. Tenant shall not perform any act or carry on any practice which may injure the Premises or any part of the Building, or overload the floors or walls beyond design loads, or cause any offensive odors or loud noise, or constitute a nuisance or menace...
	g. Tenant shall not store or park any abandoned, unregistered or unused vehicles, in or about the Premises or in the parking areas serving the Building.
	h. Tenant shall not alter or add to the Premises except, on each occasion, in accordance with the Landlord’s prior written consent, which shall not be unreasonably withheld.  In each instance Landlord’s consent is granted for alterations and or additi...
	i. All allowed alterations or additions shall be at the Tenant’s expense and shall be in quality at least equal to the present construction and made in accordance with all applicable laws.  All permanent Leasehold alterations or improvements made by t...
	j. Tenant will always conduct its operation in the Premises and make any permitted alterations or improvements in compliance with all applicable laws, rules, regulations and ordinances affecting the Premises or the specific conduct of its business in ...
	k. Tenant will not, without written consent of the Landlord first received, change any lock to or within the Premises. On each occasion written consent of the Landlord is received, the change and or additional lock work will be completed by the Landlo...
	l. Tenant will not paint, nor caused to be painted, any area within the Premises without Landlord’s consent.  Such consent will include paint color selection and will not be unreasonably withheld.


	Article VI.  ASSIGNMENT AND SUBLETTING
	6.1 LANDLORD’S CONSENT.  Tenant shall not, without first obtaining on each occasion the written consent of the Landlord which consent shall not be unreasonably withheld, (i) assign this Lease, (ii) sublet the whole or any part of the Premises, (iii) l...
	a. the proposed assignee, sublessee or transferee of this Lease shall agree in writing to assume and perform all of the terms, covenants, conditions and agreements of this Lease imposed upon the Tenant herein in the form to be approved by the Landlord;
	b. no assignment, sublease, or transfer shall in any manner release the Tenant and Guarantor, if any, from its covenants and obligations hereunder; and
	c. any profits made on any assignment, sublease, or transfer shall belong solely to Landlord and shall be paid directly to Landlord.


	Article VII.  CONDITION OF THE PREMISES
	7.1 LANDLORD’S OBLIGATIONS.  Except as otherwise provided in this Lease, Landlord agrees at its cost and expense to keep in good order, condition and repair the roof, load-bearing walls, (excluding finish and coverings), foundations and all other stru...
	7.2 MAINTENANCE. In addition to its obligation under Section 7.1, Landlord agrees, subject to reimbursement by Tenant for its Proportionate Share thereof in accordance with the provisions of Section Error! Reference source not found., to otherwise kee...
	7.3 LANDLORD’S LIABILITY.  Landlord shall not be responsible to make any improvements or repairs to the Building or the Premises other than as expressly provided in this Section, unless expressly provided otherwise in this Lease.
	a. Tenant has given notice to Landlord of the need to make such repairs, or of a condition in the Building or in the Premises requiring any repair for which Landlord is responsible; and
	b. Landlord has failed to commence to make such repairs within thirty (30) days after receipt of such notice or fails to proceed with reasonable diligence to complete such repairs.

	7.4 TENANT’S AGREEMENT.  Tenant acknowledges that, as of the date hereof, the Premises are in good order, condition and repair.  Consistent therewith, Tenant acknowledges to Landlord its agreement to lease, in an “as is” condition, the entire Premises...
	7.5 INTERRUPTION OF SERVICES.
	a. be considered an eviction or disturbance of Tenant's use and possession of the Premises;
	b. make Landlord liable to Tenant for damages;
	c. abate Base Rent or Additional Rent; or
	d. relieve Tenant from performing Tenant's Lease obligations.


	Article VIII.  INDEMNITY AND GENERAL LIABILITY INSURANCE
	8.1 TENANT’S INDEMNITY.  Tenant shall indemnify, defend and hold harmless Landlord from and against any and all claims of whatever nature arising out of, directly or indirectly, any accident, injury or damage to person or property that shall happen in...
	8.2 GENERAL LIABILITY INSURANCE.  Tenant agrees to maintain in full force from the date upon which Tenant first enters the Premises for any reason, throughout the Lease Term, and thereafter so long as Tenant is in occupancy of any part of the Premises...
	8.3 OTHER INSURANCE.  Tenant shall also carry Workman’s Compensation Insurance in compliance with applicable law, and an Umbrella Policy in the amount of One Million and no/100 ($1,000,000) Dollars.  Tenant shall keep all personal property of Tenant a...
	8.4 CERTIFICATES.  Tenant shall deliver to Landlord the policies of all of such insurance, or certificates required under this Article, at least thirty (30) days prior to the Commencement Date, and each renewal policy, or certificate thereof, at least...
	8.5 INSURANCE POLICY PROVISIONS.  Each policy of insurance required to be carried by Tenant hereunder shall provide that it may not be canceled without at least thirty (30) days prior written notice to Landlord and shall be written on policies insured...
	8.6 TENANT’S RISK.  To the maximum extent this agreement may be made effective according to law, Tenant agrees to use and occupy the Premises and to use such other portions of the Building, and the Land on which the same is located, as Tenant is herei...
	8.7 INJURY CAUSED BY THIRD PARTIES.  To the maximum extent that this agreement may be made effective according to law, Tenant agrees that Landlord shall not be responsible or liable to Tenant, or to those claiming by, through or under Tenant, for any ...
	8.8 CONTRACTOR’S INDEMNITY AND INSURANCE.

	Article IX.  LANDLORD’S RIGHT OF ACCESS
	9.1 LANDLORD’S RIGHT OF ACCESS.  Landlord and its designees shall have the right to enter the Premises at all reasonable hours for the purpose of inspecting or of making repairs upon 24 hours’ notice (it being understood and agreed, however, that said...

	Article X.  FIRE, EMINENT DOMAIN, ETC.
	10.1 ABATEMENT OF RENT.  If the Premises shall be damaged by fire or casualty, the Rent and the charges payable by Tenant under Article IV hereof shall abate or be reduced proportionately for the period and for that portion of the Premises so affected...
	10.2 LANDLORD’S RIGHT OF TERMINATION.  In case during the Lease Term hereof the Premises or the Building shall be partially damaged (as distinguished from “substantially damaged,” as that term is hereinafter defined) by fire or other casualty, Landlor...
	10.3 AWARD.  Landlord shall have and hereby reserves and excepts, and Tenant hereby grants and assigns to Landlord, all rights to recover for damages to the Building and the Land on which the same is located, as aforesaid.  With regard to any eminent ...

	Article XI.  DEFAULT
	11.1 TENANT’S DEFAULT.  If--
	a. Tenant shall fail to pay the Rent or any other charge for which provision is made herein on or before the date on which the same becomes due and payable, and the same continues for five (5) business days after notice from Landlord thereof, or
	b. Landlord having rightfully given the notice specified in subsection 1) above to Tenant once in any twelve (12) month period, Tenant shall thereafter fail to pay the Rent or any other charges on or before the date on which the same becomes due and p...
	c. Tenant shall fail to perform or observe some term or condition of this Lease which, because of its character, would immediately and irreparably jeopardize Landlord’s interest, or
	d. Tenant shall fail to perform or observe any other term or condition contained in this Lease, and Tenant shall fail to take reasonable steps to cure such failure within fifteen (15) business days after notice from Landlord to Tenant thereof. (Howeve...
	e. The estate hereby created shall be taken on execution or by other process of law, or if Tenant shall be judicially declared bankrupt or insolvent according to law, or if any assignment or trust mortgage arrangement, so-called, shall be made of the ...
	f. Tenant fails to comply with the Use of the Premises specified in paragraph 1.2, or
	g. There occurs any interruption for a period of sixty (60) or more days of Tenant’s possession of the Premises or cessation of Tenant’s business as conducted at the commencement of the Lease, whether voluntary or involuntary (unless caused by the act...
	i. Upon five (5) days written notice to Tenant, Landlord may declare the Lease Term ended and re-enter the Premises and take possession thereof and remove all persons and property therefrom, and the Tenant shall have no further claim thereon or thereu...
	ii. Upon the occurrence of any one or more of such events of default, Landlord may at its election, terminate this Lease or terminate Tenant’s right to possession only without terminating this Lease.  Upon termination of this Lease or of Tenant’s righ...


	11.2 LATE CHARGE.   In the event the Tenant fails to make timely payments within Ten (10) days of when such payment is due, the Tenant shall pay to Landlord a late charge of Five Hundred and XX/100 Dollars ($500.00) per month (hereinafter “Late Charge...
	11.3 ATTORNEY’S FEES.  Landlord shall be entitled to collect all reasonable costs and expenses, including but not limited to, reasonable attorney’s fees, expended by Landlord to collect any Rent or other payments due hereunder or in any manner to enfo...
	11.4 LANDLORD’S DEFAULT; NO SELF-HELP.  Landlord shall in no event be in default in the performance of any of Landlord’s obligations hereunder unless and until Landlord shall have failed to perform such obligations within thirty (30) days (or such sho...
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	Article XII.  BANKRUPTCY OR INSOLVENCY
	12.1 In the event that:

	Article XIII.  MISCELLANEOUS PROVISIONS
	13.1 EXTRA HAZARDOUS USE.  Tenant and its successors, assigns, agents, servants, employees and invitees, or any person or entity acting through Tenant (hereinafter collectively the “Tenant Parties”) shall not, without the prior written consent of Land...
	13.2 RIGHT OF ENTRY.  Landlord, its employees, agents and consultants, shall have the right to enter the Premises at any time, in case of an emergency, and otherwise during reasonable hours and upon reasonable notice to Tenant, in order to conduct per...
	13.3 MECHANICS’ LIENS.  Tenant agrees within thirty (30) days after Tenant has notice or within thirty (30) days after Landlord has notified Tenant thereof (whichever shall first occur) immediately to discharge (either by payment or by filing the nece...
	13.4 BROKERAGE.  Landlord and Tenant each respectively warrant and represent to the other that it has had no dealing with any broker or agent in connection with this Lease and each party agrees to defend the same and indemnify the other party against ...
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	Article XIII.  MISCELLANEOUS PROVISIONS
	13.5 INVALIDITY OF PARTICULAR PROVISIONS.  If any term or provision of the Lease, or the application thereof to any person or circumstance shall, to any extent, be invalid or unenforceable, the remainder of this Lease, or the application of such term ...
	13.6 NOTICES.  Any notice from the Landlord to the Tenant relating to the leased premises or to the occupancy thereof, shall be deemed duly served if mailed registered or certified mail, return receipt requested, postage prepaid, addressed to the Tena...
	13.7 PROVISIONS BINDING, ETC.  Except as herein otherwise provided the terms hereof shall be binding upon and shall inure to the benefit of the successors and assigns, respectively, of Landlord and Tenant and, if Tenant shall be an individual, upon an...
	13.8 PARAGRAPH HEADINGS.  The paragraph headings throughout this instrument are for convenience and reference only and the words contained therein shall in no way be held to explain, modify, amplify or aid in the interpretation, construction or meanin...
	13.9 GOVERNING LAW.  This Lease shall be governed exclusively by the provisions hereof and by the law of the Commonwealth of Massachusetts, as the same may from time to time exist.
	13.10 COMPLIANCE WITH REQUIREMENTS OF INSURER. The Tenant agrees to conform to and comply with all federal, state and municipal laws having jurisdiction of the Building and Leased Premises and to and with the requirements of regulations of any Board o...
	13.11 SALE OF PREMISES BY LANDLORD.   In the event of any sale of the Premises by the Landlord and the assignment of this Lease to the Purchaser, upon execution and delivery to Tenant of a written agreement to assume and carry out the duties and oblig...
	13.12 MASSACHUSETTS QUALIFICATION.  The Tenant shall, prior to the Commencement Date, duly qualify to do business in the Commonwealth of Massachusetts.
	13.13 REMEDIES CUMULATIVE.  The rights and remedies given to the Landlord in this Lease are distinct, separate and cumulative remedies, and no one of them, whether or not exercised by the Landlord, shall be deemed in exclusion of any of the others.
	13.14 LIMITATION OF LANDLORD’S LIABILITY.  If all or any part of Landlord’s interest in this Lease shall be held by a trust or limited liability company, no trustee or beneficiary of said trust or manager or member of said limited liability company sh...
	13.15 JOINT AND SEVERAL LIABILITY.  If Tenant shall consist of more than one person or if there shall be a guarantor(s) of Tenant’s obligations under this Lease, then the liability of all such persons, including the guarantor(s), if any, shall be join...
	13.16 INDEPENDENT COVENANTS.   Each covenant, agreement, obligation or other provision of this Lease on Tenant's part to be performed shall be deemed and construed as a separate and independent covenant of Tenant, not dependent on any other provision ...
	13.17 CONSTRUCTION.  If any provision of this Lease or the application thereof to any person or circumstance is, for any reason and to any extent, invalid or unenforceable, the remainder of this Lease and the application of that provision to other per...
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