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

Date: Thursday, September 03, 2026
Time: 6:00 PM
Location: Town Hall - Parks & Recreation Conference Room

61 Echo Lake Road, Watertown, CT 06795

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

I Call Meeting to Order:

. Roll Call:

lil. Public Participation:

IV.  Approval of Minutes:
A. August 06, 2026, Regular Meeting

V. Correspondence:

VI. Reports:

Chairman

Director

Foreman

Golf Professional
Restaurant Representative

moowp

VIl. Old Business:

VII. 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 Commission
Crestbrook Park Golf Course Sub-Committee
Regular Meeting
Minutes AGENDA
DATE: August 6, 2026 Date: Q ;%&Lﬂ
TIME: 6:00 PM Number:

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

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

[I. Roll Call
Members Present: Pat Rinaldi and Al Mickel

Members Absent: Joe McGrail

Others Present: William Donston, Chairman of Parks and Recreation; Michael Ganem,
Director of Parks & Recreation

I. Public Participation — None
Iv. Approval of Minutes
Thursday, July 2, 2026. Regular Meeting

Motion: Pat Rinaldi seconded by Al Mickel to approve the minutes of the Regular Meeting of
Thursday, July 2, 2026.

Motion passed unanimously.,
V. Correspondence — None
VI. Reports:

A. Chairman - Pat Rinaldi visited the course on July 31, 2026. and noted some of the
deficiencies that have been previously discussed.
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B. Director — I have had several meetings with Ray Marks and Marty Byrnes, It’s the time of
year when we start to plan for the opening of the 2027 season and the corresponding budget
and how the budget will impact the golfer’s rates.

The director presented the commission with a memo from Town Attarney Paul R. Jessell
regarding the assignment of the lease for the restaurant. This memo and corresponding lease
assignment, lease extension, and original lease are attached to the minutes,

A motion was made by Pat Rinaldi to recommend the lease assignment to the full
conmmission, seconded hy Al Mickel.

Discussion: Al challenged whether the [ease and the lease assignment were made available
as part of the meeting packet.

Motion passed unanimously
C. Foreman — No report
D. Golf Professional — No Report
E. Restaurant Representative — No report
VII.  Old Business: None

VIII. New Business — None

[X. Adjournment

A motion was made by Al Mickel and seconded by Pat Rinaldi to adjourn the regular meeting
ar 6:33 P.M.

Motion passed unanimously

Respectfully submitted.

Pat Rinaldi -Chairman
Crestbrook Park Golf Course Subcommittee
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MEMO

To: Park and Recreation Commission
From: Town Attorney Paul R. Jessell
Re: Sunset Grill

Date: August 6, 2026

The current Tenant at Sunset Grill has approached ihe Town requesting that they

be permitted fo assign the current lease to a new entity. In order o accomplish that, the
issue should be reviewed and discussed by the Park and Recreation ‘Commission. if the
Commission votes to approve of the assignment, the Commission should refer the
matter to the Town Counct for final approval. This memo is designed to provde some
background and to relate what the Town has been old regarding the effect of this
assignment. A copy of the proposed assignment is attached for reference.

04 AP el ot

By way of background, the initial lease of the restaurant Tacility at Crestbrook
Park was with Ordinary Joes, Inc., of which Jos Romano, Joe Vitone and Steve Martino
were principals. The lease was signed in January of 2013. In March of 2014, the Town
agreed to an assignment fo the Lease to JJST, inc., of which Steve Mariino was the
only listed principal, but Joe Romano and Jae Vitone still had some connection with the
restaurant,

JJST, Inc., is now asking to be permitted to assign the lease to Sunset Bar &
Grille, Inc. Jue Romano and Joe Vitone are iistad on the Secretary of the State's
website as principals in that business. | am told by their attorney that Steve Martino will
still be the majority shareholder at this time, and that two new people, Joseph and
Valerie Yankus will be permitted to own a minority helding in the company. Apparently,
the plan is that the Yankus's wilf eventually buy out the other owners after they have
shown that they can be successful in running the restaurant. The anticipation is that
they will also invest some money into the facility.




ltis up to the Park and Recreation Commission whether you want to recommend
that the Town permit the assignment. The ownership and operation of the restaurant, at
least for the immediate future, will continue to be in the hands of most of the same
people who have been invoived since 2014. At some point, however, the hope of the
current owners is that they can sell the company to the Yankus's,.and that they can
make the restaurant more successful,

I will say that the form of the assignment is legally sufficient and the assignment
itself is permitted so long as the Town votes to approve, and the potential assignee has
some proven track record of successful restaurant operation.

If there are other questions, please do not hesitate to cail.




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 prircipal place of business at 334 Nonhfield Road, Watertown,
CT 06793 (hereinafter referred to as "Tenant"), TOWN OF WATERTOWN, a mum'cipal
corporation organized pursuant te the laws of the State of Connecticut located in Litchﬁeid
County, State of Conrecticut, (hereinafter referred to as "Landlord"), and SUNSET BAR &

GRILLE. INC.. a Comnecticut 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 Northiteld Road, Watertown,
Connecticut (the "Premises”) to the Tenant by writien 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
addittonal Five (3) year periods each, from May 1, 2014 to April 30, 2029, from May 1, 2029 10
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 from 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 restauragt and/or catering facility and
has entered into an agreemnent with the Assignee to assign ail its righ, 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 agree 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 Tenaat's

right, title and interest in the Lease.




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,

[F)

4, If Assignee is in default pursuant to the terms of the Lease, the Landiord may
obtain possession of the Premises by serving a Notice to Quit upon Assignes
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 therzin.

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

MARK A. RAIMO, TOWN MANAGER

481 ekt b g e At b8




STATE OF CONNECTICUT : COUNTY OF NEW HAVEN ss. Middlebury

Onthisthe  day of June, 2026 before me, the undersigned officer, Personally
Appeared, JIST, INC. by Siephen 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

1§

STATE OF CONNECTICUT : COUNTY OF NEW HAVEN  ss. Middlebury

Onthisthe  day of Tune, 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 o be his
free act and dezd.

Notary/Commissioner of the Superior Court




AMENDMENT TO LEASE AGREEMENT

THIS AMENDMENT TO LEASE (“Amendmiént”) dated as of the 3 day of May 2024 (the “Effective
Date”) is entered into by ahd between the Town of Watertown, (the “Landlord®) and LIST, INC,, (the
“Tenharit”).

WHEREAS, Landlord éntered into thiat certain Leasé dited January9, 2013 with Ordinary Jees
inc., which Lease was gssignied to the Tenantofi March 7, 2014 with réspect to the restaurant facility at
Crestbrook Park at 834 Northfield Roall, Watertom, CT (the "Pratises”); and

WHEREAS, the Landlord and the Tenant:wish to amend the Lease 1o amanig gther things, extend
thié term Of the Ledse for five years as provided in the original Lease:

NOW, THEREFORE, for godd arid valuable cansideration, the receipt and sufficigncy. of Which are
hereby acknowlédged, Landlord and Tenant hereby agree fo amend the Lease as follows!
1. Term, The fefm of Lease is hereby extended through April 30, 2029 (the “Option Term”™).
Ateordingly, as of the Effective Date, allreferences in the Lease to thé “Termination Date”,
scheduiled éxpiré'tion daé”, “maturity date” or words of similar import shiafl refer to April 30,
2029 with fe'spEC't 10 thé Préfiises.

2. Basic'Refit. The Basic Rent for the.Gption Term is as follows:

Period Annual Monthly
Apil 1, 2024 — Masch 31, 2025 $40,200:00 $4,100:00
Apil 1, 2025 - Maich 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
Aprl 1,2028 — Marzh 31,2029 $54,000.00 $4,500.00

3. Conflict. In the event of a conflict between any of the terms of this Amentrnesit and the
‘terins of the Lédse, the terms of this Amendment shall control. in afl other respects, the tefms of the
original Lease shall control.

[Signature page to follow]




IN WITNESS WHEREOF, the parties have hereunto e%ecyted this Amendment as of the day and.
year written below.

LANDLORD
Dated: pprir/32024 TOWN OF WATERTOWN

Name:_’Mé!’fﬁ A. Raimo
Title: Town Manager -

pated: Apsil 32 2022 TENANT
JET; ING

Name Stephen Martine
Title: President.
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LEASE

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

1, FREMISES
The LESSOR/TOWN daes hereby Jease unto the LESSEE and the LESSEE does hereby take

as tenant the Crestbrook Park Restanrant facility to include 211 real property, approximately

5,296 square feet, including the owuiside deck and the entire first and second floors, excepting the
public pool facilities, located at Crestbrook Park, 834 Northfield Road, Watertown, Connecticut
(hereinafier called the PREMISES).

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

The LESSEE agrees to incorporate 2s a part of this lease 2 comprehensive Bst of ali personal
property presently existing at this facility belonging to the LESSEE. Said list to be aitached
hereto s Schedule A. LESSEE and LESSOR agree that at jeast annually, they will conduct 2
review of the premises and make a determination of those ftems cogstitvting moveable trade
fixtures, and those items which have become fixtures Eclonging to LESSOR..

Also inclnded within the PREMISES under the terms of fhis Lease is cne {1 satellife concession.
This concession facifity, permanently Jocated and presentty known as the "Spack Shack®,
shall remain in #3 present location unless or il moved o a different loeation by mufual
agreement of the LESSOR and the LESSEE, 2nd shall serve as 2 food and beverage concessian
for the exclusive use of patrons of the Crestbrook Park Golf Conrse. All provisions of this
Lease, inchuding, but not limited to, the provisions concerning changes and alterations and the
provisions concerning insurance shall apply equally 1o the "Soack Sheck.” No additonal rent
shall be charged for the "Snack Shack.” .

2. TERM OF LEASE

The initlal term of this lease shell be ten (10) years and four 4) Months eommencing January 1,
2014 and terminating April 30, 2024,

Option Terns. Conditioned upon the faithful performance by the LESSEE of its covenanis
hesein, LESSEE shall have three (3) options to extend this Lease beyord the first option period
for additional Five (5) year periods each, from May 1, 2024 1o April 30, 2029, fom May 1, 2029
to April 30, 2034, and from May 1, 2034 to April 30, 2039, provided, however, that the LESSER
shall have notified the LESSOR of #is intentions to so extend in writing by certified madl, retym
receipt requested, at Jeast ntnety (90) days prior to the expiration of said original Lease Tetm.




3. USE OF PREMISES

The demised premises shall be used for a restanrant and/or catering tfacility conducive to "family
dining" and for no cther purpose. The LESSEE shall keep the quality of the food and service at
the highest obtainable leve] and shall maintain 21l areas visited by the public and ajf ereas where
food is served, stored and prepared, clean and orderly at al! times, However, without limiting the
generality of the foregoing, portions of the leased property may be used for the sals of alesholic
beverages for consumption on the premises, and for the sale of tobacco, candy, otc. The LESSEE
shall not use or occupy nor permit the feased property or any part thereof to be used or oceupied
¥or any disreputable or unlawful use or prpose, nor for any purpose deemed by the TOWN to be
diszepmtable or hazardons. '

LESSEE agrees not to overload, dzmage, deface or alter this facility, LESSBEE shall provide the
TOWN with plans end specifications for all modifications and/or alterations proposed that in any
way affect the real praperty. LESSEE shall provide the same for any change that will in any ‘way
alter the fanction or appearance of the leased property. LESSEE shall not undertake to coastruct
any such modifications and/or alterations vntil LESSOR has given jts written approval for same,
which approval shall not be unreasanably withheld, conditioned or delayed.

Ifthere is a change in LESSEE'S use of the premises or if the addition of new equipment causes
the liability or fire insurance rate to become higher than i otherwise would be, the LESSEE
shall reimburse the TOWN, as additional monthly rent, for that part of all ability znd/or fire
insuramce premiums, thereafter paid by the TOWN which are fnoreased beeamse of L ESSER'S
use, Such determinaiion will be at the recommendation of the TOWIN'S insurance carrier.

The T.ESSEE shall not use nor permit the leased property to bo used for any public or private
naisance, vor shall the LESSEE conduct or permit to he condvcted any activity on the demised
premises in violation of ary Federal, State or Local law, regulation or ordinance. No neisy or
disorderly conduct or amy conduct annoying or distarbing o occupants of ather portions of the
building or to persans outside the building shall be permitted.

The LESSEE shall not permit "topless” or “botiomleds™ waitresses or waiters or daneers or
pairons, mansually loud and raucous bands or omsic or any other activity which would be
unreasonably offenstve to the normal patrons of "quality" restaurants such as is required to be
operated at the premises by the provisions of the Lease Agreameat.

The LESSEF shall be permitted to have a food catering operefion within the premises. No
activity at the PREMISES shell interfere with activities the TOWN may have at the Park
including, without Jimitation, general poblic use of the pool, picnic grounds, tennis courts, or
golf caurse. All fees, rules and regulations at Crestbrook Park shall be fully applicable to patrons
ofthe restanrant and catering facility,

LESSEE shall not receivs 2ny group or other reduced rates for those petrons using TOWN
facilities, such as, but not limitzd to, the pool and the golf courss.

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




Any restayrant, catering or concession finction to be conducted by LESSEE outside of the
restaurant facility (Premises), shall be dooe only with the express wriiten consent of the
TOWN, which consent shall not be unreasonably canditioned, 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 seme hours as the golf conrse and its related facilities are
open as lmited by the State of Conuecticut Liguor Control Commission regulations concerning
the maximum kours of eperation for a restaurant/lquor tusiness. Along with the bar area,
sandwiches and snacks shall be served during the same hours as the golf caourse and its related
Tacilities are apen as established by the TOWHN,

5. RENTAL PAYMENTS

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

Peried Annual Monthly
Janpary 1, 2013 through Apsil 3G, 2013 3 0.00 $ o000
May 1, 2014 thropgh April 30, 2015 $ 5,000.00 § 730,00
May 1, 2015 through Apsil 50, 2018 $18,000.00 $1,500.00
May 1, 2018 through April 30, 2019 $27,000.00 $2,250.00
May 1, 2019 dwough April 30,2024 . $48,000.00 $4,000,00

Option Pefods. Base Rent for each of the Option Perjods shall be negoifated 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 dednction or offsets whatsoever the base rent dusing 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 shall be due if the reat is paid after the 10th of the month. Intersst at
12% per anmum 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 comamencement of the lease term,
LESSEE has agreed that the following work shall be dong at its sole cost and expense:

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

b. Tnstallation of sufficient hot water heating capability;

¢. Repair of some leaks in the roof - the roof'is generally in serviceabls condition:

d. Re-side the building;




e. Install a well fliration systern;
f. General electrical and plumbing repairs and uptiates as tequired, including
installation of grease traps.

All such work shall only be performed after LESEE submite plans and specifications thersfor
and following writter approval by the TOWN of the plans and specifications, which approval
shall not be unreasonably withheld, condifioned or delayed. Al work done by LESEE shall be
subject to the provisfons of Paragraph 12 of the Lease.

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

At the expiration or termination of this lease agraement, or upon the LESSEE'S vacating of
the PREMISES, whichever shall first ocour, the LESSEE shall surrender the leased premises
‘with the inclusion of ali approved and reimbursed eohancements in as good condition as at the
commencement of the lease term, with reasonable allowance for ordinzry “wear and use".

LESSEE shall have the use, together with fae general public, of all parking lots. LESSOR shzll
be respensible for clearing snow and ice from lots and driveways and for mairtaining the
grounds at the park including maintaining bushes and hedges adjacent fo the restaurant facifity.
LESSEE shall be responsivtle for the removal of snow and ice from al walles and Tamnps entering
and exiting the PREMISES. .

So long as LESSER shall provide the LESSOR with 2 minimum of two weeks notice of all
scheduled cvents, LESSOR shall make every reasonable effort to. remove 4now prior to the
scheduled event, if possible. Faihure to provide prior notice will exempt the TOWN from timely
performance. ' :

7.  INSURANCE

The LESSEE shell provide comprehensive gencral liability includiig products imsurance,
regarding all claims for property damage or personal injury in the mintnum Hmit of $1,000,000;
property dzmage lability insurance for all cleims arising out of injury to or destruction of
property in any one accident in the minimmm Limit of $1,000,000; and bedily injery insurance
Yor all claims arising out of personal injury, filness or death in any cne accident in the minjmiun
Bimits of $1,000,000. The LESSEE shall also maintain a lignor liability ("drzm shop™) insurance
policy at the mininmum [fmit of $1,000,000. The TOWN shall be named as additional insured on
the aforesaid policies. LESSEE shall seoure and pay promiams for the policies'of insiwance with ]
the minimum limits set forth above. Such insurance policies shall be effective throughout the

tesrns of this lease. A. certified copy of each such policy or a certificats evidencing the existence
tiercof shall be delivered to the Chief Financial Officer of the TOWN at the time of execution
of this lease. Each such paolicy or certificate shell name the TOWN as an additional fnsured and
shall provide that the policy meay not be cancelled or modified withont giving thirty (30) days
written advance riotice thereof to the Chief Finaneial Officer of the TOWN. A renewal policy or
certificate shall be delivered to the Chief Financial Officer of the TOWN at legst thirty (30) days
prior to the expiration. date of each expiring policy. If 2t any time any of the policies shall be or




become umsatisfactory to the Chief Financial Officer of the TOWN a5 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 sball promptly obtain a new and satisfactory policy in
replacement.

If detenmined necessary by the TOWN, the LESSEE shal) deliver to the Chief Financial Officer
of the TOWN, upen demand, the original of any policy required herein for review and upon
completion of s2id review, said policy shall be returned fo the LESSER. Failure of the LESSEE
to provide adequate insurance shali result in immediate termination of the lease,

8. DAMAGE AND DESTRUCTION OF PREMISES

In case of damage by fire or other casually to the PREMISES, if the damage is eighty percent
(80%) or mors of the PREMISES, this leass shall terminate as of the date of the casualty, and
the rent shall be apportioned to the time of the termination. In such event, the LESSEE shall
have the right of first refusal to enter futo & farther 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 daruaged 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 apporifonment of the rent uniil the damage has been repaired. In
determining what constitutes reasonable dispatch, consideration shall be given to delays caused
by strikes or other causes bevond the TOWN's control. LESSOR shall not be lizble for claims
against personal property or lost revenue resulting from such casualty.

Notwithstending the foregoing provisions, in the event the leased property shall be demaged
by fire or other insured casualty due to the fanlt or peglect of the LESSEE or is servants,
employees, cantracters, agents, visitors, invitees or Heensees, then, withost prejudice to any
other rights and remedies of the TOWN, the TOWN shall maintein an exclusive right to
determine whether or not to repair the damage and if it elects to repair the damage there shall
be no apportionment of rent. Additionally, n fhe evert the leased property sheil be damaged
by fire or other insured or uninsured casualty due to the fzult or neglect of the LESSEE or its
servants, employees, conttactors, 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 dirsctly or indirectly associated with the repair, replacement’ or removal of the leased
faoility, inchiding but not limited to inswance deductibles. _

In the cvent that the Fremises is demaged during the first five'years of the Lease such that the
Leass is to be terminated, LESSOR and LESSEE shall agree apon zn equitable division of
insurance proveeds (o recompense LESSEE for nurecovered expenditures under Paragraph 6 of

thisLease, to the extent LESSER is not otherwise compensated.
9.  DEFAULT BY LESSEE

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

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




d. Failure to pay utilities zs same become due. -

e. Failure to perform any other term, provision or obligation set forth in this lease
agreement,
f. Failure to maintain & vaiid tiquor license and/or to comply with State Statutes and
the regulations of the Liguor Control Authority,
g. Failure to maintain a restaurant license, and/or to comply with any State, Federal or  Local -
Iaw, ordinance or regulation regarding haalth, food service, ete.

Except with respect to auy defauit under paragraph 9. z., LESSEE shall have & period of thirty
{30) days from its receipt of written notics of the default within which to cure such default.

Upon any defanlt by LESSEE which remains uncored within the allowable time, the lease shall
automatically terminate and the TOWN shall have all remedies as provided iz Connesticut
Gensral Statutes, Chapter 830 Title 472 LESSOR and Tenant, as amended.

The Town's waiver of any defanit by LESSEE shall not constitute a walver of fisture default.

If LESSEE defaults with respect to axy terin or obligation on his part, the TOWN may perform
samme for the account of LERSSEE, and the LESSEE shall refmburse the ‘TOWN for ihe cost
thereof,

The LESSEE shall be responsible for any costs, attorney's fees and lega) interest reascnably
inctyred by the TOWN due io the defzult of auy vature by LESSEE,

© 10, ASSIGNMENT AND SUBLETIERNG

The LESSEE may assign this leass and/or sublet the leased FREMISES or any part thersof, only
if the TOWN has given its wxitien conseat to do so, which consent shall not be mmreasonably
withheld; AND only if the new lesses or sublet tenant hes at least three (3) years expericnce in
operating & restaurant facility, has experience operating a fill service liquor ber and is otherwise
acceptable to the TOWN in the TOWN'S sole discretion.

11. CATERING AND CONCESSIONS

The LESSOR shall during the term of this Jease, allow LESSEE an equal opportunity to quote
on catering fimctions for family and non-family groups using fhe Cresibrook Park Pavilion. Jt
is understood all groups have the exclosive right to determine who shall cater their fanctions,
which may or may not be the LESSEE. If aleoholic beverages are served ai functions catered
by LESSEE, a liguor Hability insurance policy must be obtained and delivered to the Chief
Financizl Officer beforehiand in the minipmum limits provided by Statc Statutes. This policy
must name the TOWN as s additional insured and insurance premiums are to be paif 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 nrust operate 2 concession stzad approved by and in accordance with TOWN
stapderds at the Cresthrook pool during all heurs the pool is open.




12, IMPROVEMENTS

No alteration, addition, ar 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
pdor submission by LESSEE of written plans and specifications for any aitcration, 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, excapt moveable irade
fhxtures, shall becorae the property of the TOWN. Any work done shall be performed in a good
&nd workmanlike manner eod in compliance with 2l Ars, building and Zoning laws and with al]
other Federal, State ard Local laws, ordinences, orders, rules and regulations. At all times witen
any change or alteration js in progress, there shall be maintained by LESSEE'S at LESSEE'S
expense Workers compensation jnsurance at the limits set forth in the Comnecticnt General
Statates covering all persons employed In connection therewith and general liability insurance
Zor the mumal 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 insared,

13, CHANGES AND ALTERATIONS

Axy alterations approved by the TOWN (hereinafter referred ta as "Approved Alterations™),
which approval shall not bs unreasonably withheld, conditioned or delayad,shall be made on the
following conditions:

before proceeding with any Approved Aleration, LESSEE shall submit to the TOWN for the
TOWN appraval plens and specifications for the wotk ta be done, and LESSEE shal) niot proceed
with such work until it obtaing LESSOR'S approvai;

before proceeding with any Alteration Plan, LESSEE shall additionally provide 1o Lessor an
estimate by a reputable contractor approved by LESSOR;

LESSEE shall fuliy and premptly comply with and observe the roles and regufations established
by the LESSOR with respect to the making of Approved Alterations;

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

LESSEE agrees that any review or approval by LESSOR of any plams or specifications
weith respect Yo any Approved Alterations is solely for LESSOR'S benefit, and without ay
representation or warranty whatsoever fo LESSEE with respect to the adequacy, correctness or °
efficiency thereof or otherwise, *

LESSEE, at its expease, shall obtain alf necessary goveramental permits and certificates for the
cormmencsment and prosecution of Approved Alterations end for final approval thereof npon
campletion, and shal] canse Approved Akerations to be performed in compliance therewith

and with ali applicable law aad requirements of public anthorities 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 ths Building, or (i) the then standards for the
Building established by the LESSOR. ’

Approved Alterations shall be performed by contractors first appraved by LESSOR including
but not limited to any Approved Alerations in or to the mechanical, electricel, sanitary, Leating,
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ventilating, air conditiondng or other systems of the Building. Throughout the performance of
the Approved Alterations, LESSEE, at its expense, shall carry, or cause to be camried, workmen's
compensation insurance in stafitory Iiwits and general Hability insurance with completzd
operation endorsements, fer any occurrence in or about the Building, tnder which LESSOR
and its agenis shall be named as additional insureds, in such limits as LESSCR may reasonably
require, with insurers reasonsbly satisfactory to LESSCOR, and shall provide evidence that
such insurance is in effect at or before the commencement of Approved Alterations, If any
Approved Alterations shall invelys the removal of any fixtures, equiprnent or ofher property in
the PREMISES which are not LESSEE'S property, such foxtures, equipment or othier property
shall be promptly replaced at LESSER'S cxpense with new fixtures, equipment or other property
of like utility and at least equal value nnless LESSOR shall otherwise exgpressly consent to the
confrary.

LESSEE shall indemnify and save harmless LESSOR from and against any and ali mechandics'
and other liens and services or materials done for or supplied to LESSEE, or any person claiming
through or under LESSEE, inciuding, without limitation, security interests in any materials,
foptures or articled so installed in and constifating part of the PREMISES and against all costs,
expenses and lability incurred in connection with any such lien or encumbrance or any action or
proceeding brought thereor. LESSEE, at its expense, shall procure the satisfaction or discharge
or record of afl such liens and encumbrances within 2 reasonable period of time after the Sling
thereof.

14, EXONERATION AND INDEMNIFICAYION

The LESSEE shall jndemnify the TOWN agafust all liabilities, penalties, damages, judgments,
expenses, including without limitation, reasonable attomey feas and judzments, by reason of any
infury or claim of Injury to person o praperty, of 2oy nature, arizing ont of this Lease Agreement
including without Limftation, claims of the LESSEE'S use, occupation and coritrol of the demised
property (including fdures and persanal property used therein); and/or the grounds or other

" areas adjacent thereto, and claims resulting from any work in connection with any alferations,

thanges or new construction by LESSER, LESSEE shall have no obligation to indemnify the
TOWN regarding claims caused by the :;cgligence of the TOWN, its agents or emuployees.

The LESSEE may be subrogated to amy rights of the TOWN against any other parfies

.whomsoever in conneciion therewith. The TOWN shall promptly notify the LESSEE of any

claim esserted 2gainst the TOWN on account of any such injury or claimed injury to persons or
property and shalt prompiiy deliver to the LESSEE the original or a true copy of any sunmons
or other process, pleading, or notice issued i any suit ar other proceeding to assert or enfurce
any such claim. The LESSEE shell have tae right to defend any such suit with atiorneys of its
own selsction. The TOWN shall have a right, if it sees fit, to participafe in such defense at its

DWn €Xpense.

i5. RIGHT OF ENTRY

The TOWL, its agents, independent confractors and/or employzes shall have the right to enter
the PREMISES at reasonable times during ronmal business hours in order fo examine it, 1o 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 shal} not abate while
any such decorations, repairs, aiterations, ixtprovements, 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 entry into the PREMISES
at reasonable times during normal business hours when for any reason an eniry 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 or such agents liable
therefore, and without in any manner affecting the obligations and the covenarnts of this lease,

Notwithstanding anything else in this Paragragh 15, the TOWN, acting by its Town Manager
and its Pyrchasing Agent/ Building Supervisor or their appointecs, may conduct 2 complete
inspection of the PREMISES at Jeast annually, -

16. TAXES AND UTILITIES

a, T ssessments .
LESSEE shall pay all taxes and essessments which, during the ferm hereof may become a
lien upon or which may be levied upon any taxable intercsts of the LESSEE acquired under.
this lease, as well as all taxes on personal propetty owned by the LESSEE in and about the
PREMISES in connection with its services pursuant to this lease agresment. _

b. Electic Service
The LBSSEE shall be responsible for paying for 2l electric service for the leased area of the
PREMISES. The LESSEE shall have the electrica) wtilities sccount i IESSEE's name,

c. Heat -
The LESSEE shall purchase dnd pay for ali heating of the leased premises,

d.  Waterand Sewer Use Charges
The LESSEE sha]l pay the Watertown Water & Sewer Authority for all sswer use charges at the
restaurant faeility. .

e.  Refuse
The LESSEE shall purchase and pay for oll cherges for refuse removal from the restanrant
facility to iclude recyclables.

f. t and Rodent Control
The LESSEE shall te responsible for pest and radent control at the LESSEE'S sole expense. -

E. Tovnr's Respansibili ajture o Sn Jtilities or Petsonal P . The TOWN
shall not be liable to LESSEE or any other person or entity for any claim or loss including faiture
of water supply, heat, ofl, electric current or for the faflure of any personal properiy leased herein.




b.  Maintenance — Jnterior .

The TLESSEE shall be responsible for all interior majintenance of all personal and real property.
Maintenance ftems shall include, bt not be Iimited to, floor maintenance and refinishing,
painting, heating and air conditioning, refriperation, stove, ventilation equipment and related
ductwork, fire sxtingnishers, lighting, telephones, alarms and decorating.

The TOWN shall be responsible for repairs only to fixed equipment, which shall {gclude repairs .
to exterior shell, roof and structural repairs and replacement of mechanicals including heating,
air conditioning and hot water units (after installation by LESSER vader Parageaph 6 hereof).

L Maintegance - Exterior

The LESSEE sball maintain building perfmeter spow 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 decarations are removed in & timely manuer, The TOWN
shall be responsible for all structoral and machanical conditions and/or filures resuliing from
normal weer. Failure due to negiect, upauthorized modification or lack of LESSEE maintenance
shall be the responsibility of the LESSEE.

17. CONDITION

The Lease Agreement shall be conditioned upon LESSEE obteining n sppropriate Liquor
Permit from Siate of Connecticut, The LESSEE shall prompily make a’l reasonable effort to
obtain said Liquor Permit. LESSEE'S failure to obtain said Liquor Permit or LESSEE"S either
temporarily or permanseatly losing its State Liquor license, shall be canse for termination of this
lease.

18, COOPERATION

It will be necessary for the LES;SEB and his employees to cooperate with and matutain fiendly
relations with all TOWN personnel i

19.  SANITATION

The PREMISES leased to stid L ESSER arc o be kept clean and in sauitary condition at a1l times
and all rubbish, waste and garbage, wet or dry, must bs removad promptly to a regular disposal
place outside the PREMISES where they will pot be offensive to the public, !

In accomplishing this, the LESSEE is fully responsible for the condition of the property
immedistely smrounding the leased premises but not including any pan of the golf comse
area, The LESSEE will be responsible for the removal of all said garbage once it is properly
acoumulated in the dumpster, The LESSEE mwust keep the area surronnding the dumpster free
and clear of litter,

The LESSEE must fully comply with all code requirements (inclnding bt not limited to Fire
Code, Handicapped Code and Health Cade). -




20. COVENANT OF QUIET ENJOYMENT

Upon the LESSEE'S paying the rent and ohserving and perfoming ll of the terms, covenants
and conditions on LESSEE'S part to e observed and performed, the LESSEE may peaceably
and quietly have, hold, ccoupy and enjoy the PREMISES and all the appurtenanees thereto
without hindrances or molestation; provided, however, that the TOWN and the TOWNS
agents may examine the PREMISES at any reasonable time, The LESSEE guarantzes the guiet
enjoyment of the golf course to all persons,

21, MISCELLANOEOUS

Asused herein "lease term" mesns the effective period ofthis 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 ceritfied mail return receipt requested to the last business address Imovm 1o 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 thet occurs concering this lease, the prevailing party shal] be entitled to cowt
costs, attorney's fees and Jegal interest for all demages incurred.

This Jease conteins the entice agresment betwsen the parties and shall not be modificd in any
manner except by an Ingtrument iu 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 nvalid
or unenforceeble, the remainder of this agreement shall ot be affected thereby and each term
and provision of this Lease shall be valid and enforced io the fiullest extent permiited by law.

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

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

This agreement shall inure fo the benefit of and be bmdmg upon the heirs, executors, assigns,
edmiristrators and suceszsors of the parties. ,

This agreement supercedes all previous written agreemerts between the parties, which prior
agreements shall be af no furiker force or effect mpon execution of this agreement.

Dated as ofthe date first written above,

Signed in the presence of:




/L day of Gzn, 2013.

m A LESSOR - TOWN OF WATERTOWN
1sSFfigon, .

Its Town Manager, duly suthorized

A LESSEE
/{_ ]& ‘g ORDINARY JOES INC.
oy

: By:g'% ';2" e
; ,; T I '?éph Romano,
At @& (e ffeie It5 President, duly authorized -

STATE OF CONNECTICUT:
: 58. WATERRTOWN
COUNTY OF LITCHFIELD:
Personally appeared Charles Frigan, 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 decd and the free act and deed of said TOWN OF WATERTOWN, befors me

Past'R. Jesseil
Commissioner of the Superior Court

STATE OF CONNECTICUT:

: 55. WATERTOWN
COUNTY OF LITCHFIELD:
Personzlly appeared Joseph Romano, President of Ordinary Joes Inc., sigaer and sealer of the
foregoing instrument, who acknowledges the same 10 be his free act and deed, and the free act
and deed of the said Ordinary Joss Ino., before me this  da 0fen2013

Commissioner of the Superior Court
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Knights of Columbus
Watertown Council 3594
1175 Main Street
Watertown, CT 06795
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Watertown Park & Recreation

On behalf of the Knights of Columbus Watertown/Qakville Council #3594 and its membership |
would like to take this opportunity to express our gratitude and sincere appreciation for your
generous sponsorship support for our fundraising golf tournament held Monday, June 8, 2026
at the Crestbrook Golf Park in Watertown. As I've noted in previous years, as a non-profit
organization all donations go right back to the community to charities, organizations, needy
families and scholarships. This year’s event was a huge success. Your generosity has enabled
Council 3594 to continue and support over 100 charities, nonprofit organizations and families in
need of assistance during this past year. Because of your continued sponsorship Council 3594
was able to award eight $1,000.00 scholarships to deserving high school seniors. Thank you
again and we hope you can continue to support our nonprofit event again in 2027.

Best Regards,

(A S
Ron Cipriano and Scott Theriault
Co-Committee Chairmen
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To the Members of the Watertown Town Council, Water town Park g Recreation

Good evening, members of the Town Council. My name is Michael Ganem,
Director of Parks and Recreation. I am privileged to have the opportunity to speak
before you this evening.

I am here tonight representing the Parks and Recreation Commission and its
recommendation that the Town Council approve the lease assignment for the
Town's restaurant at Crestbrook Park Golf Course.

Before I share the short biography of Joe and Valerie Yankus with you, I want to
take a moment to give a heartfelt thank you to Joe Romano. I have had the pleasure
of working with Joe over the last couple of years. I've also had the opportunity to
share great stories about him and my late father, including their shared passion for
sports and hard work. Joe is going to be deeply missed at the restaurant, but he
assures us that he will continue to share his love for Watertown and its proud
history—particularly through his ongoing commitment to Parks and Recreation.

I also look forward to welcoming the new partnership of the Yankuses and Steve
Martino. Steve, as you know, maintains strong roots in Watertown, and his
experience will be instrumental in ensuring the success of this new venture.

Now, through the Chair, I would like to present a briet biography of Joe and
Valerie. I have met with them on several occasions. In fact, in my former
profession as a real estate broker, Valerie and I shared many professional
experiences. [ have full confidence that the Yankuses' vision for the highest and
best use of the restaurant hits the mark. This transition will require a significant
investment of time and dedication, and it is my hope that the Town will support
this new partnership in every feasible way.
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JOSEPH AND VALERIE YANKUS

24 Juniper Road
Southinugltl::)p:rCTog&lSQ E©E U W@
(203) 910-2756 AlG 1 4 7025

vlyrealestate@aol.com

Dear Honorable Town of Watertown Council Members,

In partnership with Stephen Martino of the Sunset Grille Restaurant, Joe and Valerie Yankus
would like to share a small amount of information pertaining to their careers and personal life so
that the Town may have a more personal and professional look at both their previous and
current lives as well as their intentions as fo their future hopes to grow the Sunset Grille, along
with Steve, into an even more wonderful venue for the Town.

Joe and Valerie bring decades of combined business, hospitality and customer service
experience to Sunset Grille at Crestbrook Park Golf Course.

Joe has an extensive background in the food and beverage industry including many years
serving as a Beverage Manager for both the Sheraton and Hilton Hotels. His experience in
hospitality operations, food and beverage service and management and guest relations along
with his strong business acumen altogether provide a strong foundation for the continued
growth of Sunset Grille.

Valerie brings more than 10 years of restaurant and banquet experience, including waitstaff and
event service, along with an extensive background in high end customer service, business
ownership, real estate, marketing and creating welcoming spaces and experiences for clients
and guests.

Together, Joe and Valerie have successfully owned and operated their own businesses for over
35 years. They are also the proud parents of four beautiful children and grandparents to three.

In parinership with Steve, their goal for Sunset Grille is to build upon the restaurant’s existing
strengths and the natural beauty of its setting at Crestbroock. They hope to enhance the overall
dining and guest experience, expand private and community events, develop new revenue
opportunities, and create additional partnerships with local residents, businesses, organizations
and the Town of Watertown.

Joe and Valerie look forward to becoming an even greater part of the Crestbrook community
and helping Sunset Grille continue to grow as a welcoming destination for goifers, residents,
families, celebrations and community gatherings.




