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FIRST AMENDMENT TO THE LEASE 

BETWEEN THE CITY OF SAN MATEO AND 
RISE WOOD-FIRE, LLC  

 
 
 WHEREAS, the City of San Mateo (“City”), a municipal corporation of the State 
of California, and Rise Wood-Fire LLC, a California Corporation, doing business as Rise 
Wood Fire (“Tenant”), entered into a Lease Agreement (“Lease”) on April 17, 2019 for 
the premises at One Transit Center Way described in the Lease attached as Exhibit A to 
this Lease Amendment and located at the North Building of the Transit Center; and 
 
 WHEREAS, the Tenant’s name is “Rise Wood-Fire LLC” rather than “Rise 
Wood-Fired LLC;” and 
 
 WHEREAS, the Tenant commenced demolition for interior tenant improvements 
and has discovered previously unknown code deficiencies in the leased premises; and 
 
 WHEREAS, due to the City’s financial assistance to the Tenant, the Tenant’s 
improvements require the payment of prevailing wages; and 
   
 WHEREAS, the cost of paying prevailing wages is higher than Tenant had 
anticipated; and 
 
 WHEREAS, the Tenant is still in the process of finalizing the project design for 
the tenant improvements and obtaining building permits; and 

 
WHEREAS, the parties have agreed to an increase in City financial assistance to 

address the building deficiencies, the cost of paying prevailing wages, and construction 
cost escalations; and 

 
WHEREAS, the parties have agreed to amend other provisions in the lease to 

provide clarification on key lease terms;  
 

 
 NOW, THEREFORE, the parties agree as follows: 
 

1. The Lease is amended to provide that the Tenant is “Rise Wood-Fire LLC.” 
 

2. Section 2 A, “Lease Execution,” is amended to read as follows:  “Tenant has six 
months after Lease execution to obtain all City permits and approvals required in 
order to begin construction for the interior of the Premises and if unable to obtain 
said approval shall be granted one 60-day extension upon Landlord’s 
determination that Tenant has made diligent effort.  Tenant will notify all 
appropriate agencies and begin the permitting process within 30 days of Lease 
execution.”   
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3. Section 2 C., “Lease Commencement Date,” is amended to read:  “Lease Term 
shall commence after all permits and approvals required to begin Tenant 
construction for the interior of the Premises have been obtained or upon the 
expiration of any extensions granted, whichever occurs sooner.  At the time of 
Lease Commencement, the City and Tenant will execute the Memorandum of 
Lease Commencement, included as Exhibit B to the Lease Amendment.” 
 

4. Section 2 D., “Rent Commencement,” is amended to read “Rent payments shall 
begin 18 months after the Lease Term Commencement Date.” 
 

5. Section 2 E., “Premises,” is amended to read:  “Approximately 3,890 square feet 
of rentable area located in the North Building of the San Mateo Transit Center, , 
at One Transit Center Way in the City of San Mateo, San Mateo County, 
California, as shown in Exhibits C-1 and C-2 to this Lease Amendment, which 
replace Exhibits A-1 and A-2 of the original Lease.  The Premises shall include 
the exclusive use of an enclosed and squared-off outdoor eating area and patio 
space, a 160 foot kiosk, an off-site storage structure, and the clock tower portion 
of the North Building.” 
 

 
6. Section 3, “Landlord Assistance,” is amended to read:  “Thirty days after all City 

permits are obtained and tenant improvement construction for the interior of the 
Premises has begun, Landlord shall make available to Tenant a tenant 
improvement allowance of  $275,000 to fund the tenant improvements and 
$25,000 to reimburse Tenant for replacement of the HVAC and swamp cooler as 
outlined in Section 12(b) of the Lease.  Landlord will issue construction cost 
reimbursement checks to Tenant as tenant improvements are completed and 
approved by Landlord.  Landlord is also waiving rent for 18 months after the 
Lease Term Commencement Date.” 
 

7. Section 10 of the Lease, “Condition of Premises,” is updated to state that the 
“HVAC systems and swamp cooler (makeup air) serving the Premises require 
removal and/or replacement at the time of the construction of the Tenant 
Improvements.”  
 

8. Section 14 of the Lease, “Tenant Improvements,” is replaced with a new Section 
14, “Construction by Tenant,” to read:  
 
“a.   Tenant Improvements.  Tenant’s obligations to construct the tenant 
improvements are specified in a Description of Tenant Improvements attached as 
Exhibit D to this Lease Amendment, which replaces Exhibit B of the Lease. 
b. Plans and Specifications.  Tenant must submit plans and specifications to 
Landlord for Landlord’s prior written approval before any remodeling or 
construction is commenced and give Landlord at least 10 days’ prior notice of 
actual commencement to allow Landlord to post notice of non-responsibility.  
Remodeling and construction must be completed in accordance with approved 
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plans and specifications unless deviations that do not conflict with the approved 
building permit are approved in advance in writing by Landlord. Landlord agrees 
to provide its approval within ten (10) days of request by Tenant. 
c. Compliance with Laws.  Tenant is required to comply, at Tenant’s sole 
cost, with all applicable laws, statutes, ordinances, rules and regulations. 
d. Landlord Approval of General Contractor.  Landlord’s written approval of 
the general contractor is required before commencement of remodeling or 
construction, which shall not be unreasonably withheld, conditioned, or delayed.   
e. Tenant Indemnification.  Except for any damages, claims, costs, or 
expenses ("Losses") due to the gross negligence or willful misconduct of 
Landlord, Tenant is obligated to indemnify, defend, and hold Landlord harmless 
from and against any Losses arising out of defects in construction, Tenant's failure 
to pay contractors, or failure to complete construction. 
f. Liens.  Tenant covenants to keep the Premises free of any liens arising out 
of Tenant’s construction. 
g. Prevailing Wages. Tenant shall require its contractor to comply with all 
state prevailing wage requirements for all Tenant Improvements constructed on 
the Premises, including but not limited to, the payment of prevailing wages, 
certified payroll submission, overtime and working hour requirements, 
apprenticeship obligations, and contractor registration with the Department of 
Industrial Relations. Tenant has represented to Landlord that it did not believe 
that state prevailing wage requirements applied and has agreed to comply with 
prevailing wage law both retrospectively and prospectively.  Should an issue arise 
with respect to Tenant’s failure to pay prevailing wages prior to the date of this 
amendment, so long as Tenant works diligently to cure any such issues or claims, 
Tenant will not be considered in breach of the Lease. 
h.  Tenant must supply Landlord with “as built” plans and drawings within 
30 days of completion of the tenant improvements. 
i. The tenant improvements become the property of the Landlord upon 
completion.” 

 
9. A Section 54, “Minimum Wages,” is added to read: “Tenant shall comply with 

the City of San Mateo local minimum wage requirements as set forth in San 
Mateo Municipal Code Chapter 5.92.” 
 

10. A Section 55, “Possessory Interest Tax,” is added to read:  “The Premises may be 
subject to possessory interest tax and the Tenant may be required to pay the 
property tax levied on the Tenant’s interest in the Premises.”  
 

11. Exhibit C of the Lease, Personal Guaranty, is replaced with Exhibit E to this 
Lease Amendment, which is a new Personal Guaranty referencing “Rise Wood-
Fire LLC” rather than “Rise Wood-Fired LLC.” 
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12. All other terms and conditions shall remain the same. 
 
 
 
 
IN WITNESS WHEREOF, CITY OF SAN MATEO and Rise Wood-Fire LLC have 
executed this Agreement the day and year first above written. 
 
LANDLORD          TENANT 
CITY OF SAN MATEO             RISE WOOD-FIRE, LLC 
 
 
By ________________________   By___________________________        
     Drew Corbett, City Manager          Alireza Zahedirad, Member 
 
 
Approved as to Form:     
 
 
___________________________   
Gabrielle Whelan     
Assistant City Attorney    
 
 
Exhibits: 
 
Exhibit A –  Lease 
Exhibit B –  Memorandum of Lease Commencement 
Exhibit C-1 – Amended Description of Premises 
Exhibit C-2 – Amended Detailed Floor Plan 
Exhibit D – Description of Tenant Improvements 
Exhibit E – Revised Personal Guaranty 
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EXHIBIT B 

MEMORANDUM OF LEASE TERM COMMENCEMENT 

THIS MEMORANDUM OF LEASE TERM COMMENCEMENT (the “Memorandum”), made 
_____________, 2019, by and between the City of San Mateo (“Landlord”) and Rise Wood-Fired LLC 
(“Tenant”),  a California limited liability company. 

RECITALS 

WHEREAS, Tenant and Landlord entered into that certain lease dated April 17, 2019 (the “Lease”), 
pursuant to which Landlord leased to Tenant approximately 3,890 rentable square feet space located in 
the North Building of the Downtown San Mateo Transit Center at One Transit Center Way, San Mateo, 
California (the “Premises”); and 

WHEREAS, the parties desire to establish certain dates under the Lease which are based on timing 
requirements for the Lease Term Commencement outlined in Section 2 A of the Lease. 

NOW THEREFORE, the parties agree as follows: 
: 

1. Lease Term Commencement Date.  The Lease Term Commencement Date is
____________________. 

2. Rent Commencement Date.  The Rent Commencement Date is ___________________.

3. Expiration Date.  The Expiration Date is  _____________________ which is the
expiration of the Original Term of the Lease, subject to termination or extension pursuant to the Lease. 

4. Lease Year.  The first Lease Year commenced on _______________ and ends on
________________.  Each subsequent Lease Year commences on (month and day) and ends on (month 
and day)  (subject to termination or extension pursuant to the Lease), except that the last Lease Year of 
the term of the Lease shall end on (month and day).  

5. Option to Extend.  Lessee has the following rights to extend the Term based on the
Expiration Date in the Lease: 

Option Period Last Date for Notice 
Option 1 5 years 
Option 2 5 years 

6. Miscellaneous.  This Memorandum is intended to amend and modify the Lease.
Capitalized terms used but not otherwise defined herein shall have the same meaning ascribed to them 
in the Lease.  This Agreement shall be binding upon, and inure to the benefit of, the parties hereto and 
their respective successors.  This Memorandum shall be governed by and construed in accordance with 
the laws of the state in which the Premises is located.  In the event of conflict or inconsistency between 



the provisions of this Memorandum and any provisions of the Lease, the provisions of this Memorandum 
shall govern.  Except as set forth in this Memorandum, all of the terms and conditions of the Lease shall 
continue in full force and effect throughout the term of the Lease. 

IN WITNESS WHEREOF, the parties hereto have duly executed this Memorandum as of the date 
first above written. 

LANDLORD     TENANT 

CITY OF SAN MATEO      RISE WOOD-FIRED, LLC 

By ________________________  By___________________________ 
     Drew Corbett, City Manager Omid Zahedi, Member 

Approved as to Form: 

___________________________ 
Gabrielle Whelan 
Assistant City Attorney  
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EXHIBIT A 
     FLOOR PLAN

2     9/3/19      Tower

TOTAL SQUARE FOOTAGE:

BASE BUILDING/INTERIOR PREMISES: 
(E) GROUND FLOOR BUILDING       3,890 SF 
ADDITIONAL AREAS OF PREMISES: 
(E) TOWER MECH. ROOMS 816 SF 
(E) PLAZA PATIO 1,062 SF 
(E) STORAGE SHED 371 SF 
ADDED PATIO (by TENANT) 124 SF 
KIOSK (by TENANT) 160 SF 

TOTAL 6,423 SF

All measurements are approximate. While deemed reliable, no information  
on these floor plans should be relied upon without independent verification.

EXHIBIT C-2
Amended Detailed Floor Plan 



EXHIBIT D 

DESCRIPTION OF TENANT IMPROVEMENTS 

Base Building Interior Premises: 

• Demolition of ALL interior partitions, ceilings, flooring, finishes and fixtures.
• Demolition of Second Floor including, but not limited to:

o elevator, stairs, floor framing, structural steel, and HVAC system.
• Installation of all new walls, ceilings, soffits, including, but not limited to:

o Relocation of restrooms to South wing.
o New bar, back bar and wine storage display at South side of Main Hall.
o New Open Kitchen with wood fired grill/rotisserie and pizza ovens.
o New Dining Area and restoration of original chandeliers.
o New Prep Kitchen and Walk-in Cooler with Glycol Beer System to Bar.

• Installation of new low flow plumbing fixtures throughout.
• New Mechanical including:

o exhaust at new restrooms
o exhaust hood at wood fire grill
o exhaust hood at prep kitchen
o exhaust for pizza ovens
o make-up air for above units

• New Electrical including Title 24 upgrades throughout

Unforeseen Base Building Interior Premises Improvements: 

• Added stair to clock tower for access.
• Replacement of old HVAC unit with a new system at clock tower (to use existing

ducts as originally designed)
• Fire sprinkler upgrades to correct non-code-compliant conditions.
• New access hatch and ladder to roof

Additional Areas of Premises Improvements: 

• Clean, paint, rat-proofing of (e) Storage Shed and Trash Room.
• Patio Improvements:

o Remove existing decking, railing and electrical stub-outs (for table top
cooking)

o Replace fixed windows at Plaza with operable windows.
o Add 124 sf to existing patio area.
o Add 160 sf kiosk/container for bar/breakfast service.



o New 552 sf covered structure over Patio (including skylights, lighting and fire
sprinklers)

o Heat lamps and fire pit
o New partition walls and glass enclosure at perimeter with doors and operable

windows.

Additional Improvements by Tenant: 

• New food service equipment including custom-built pizza ovens from Italy and wood
fire grill/rotisserie

• New world-class artisan bar fixtures
• New light fixtures and furnishings throughout
• New phone and data system
• New wifi system
• Updated security alarm and CCTV
• New Signage at Interior and Exterior
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EXHIBIT E 
Personal Guaranty  

 
AMENDED AND RESTATED GUARANTY OF LEASE 

 
WHEREAS, Rise Wood-Fired LLC dba Rise Pizza, hereinafter "Lessee", and City of San Mateo, hereinafter 
"Lessor", executed a document entitled "Lease" dated April 17, 2019 concerning the premises commonly known 
as One Transit Center Way, San Mateo, California wherein Lessor will lease the premises to Lessee, and  
 
WHEREAS, Alireza Zahedirad and Susan Payrovi hereinafter "Guarantors" have a financial interest in Lessee, and 
 
WHEREAS, Lessor would not have executed the Lease if Guarantors did not execute and deliver to Lessor a 
Guaranty of Lease, dated April 17, 2019 ("original Guaranty"). 
 
WHEREAS, the original Guaranty referenced “Rise Wood-Fired LLC” instead of “Rise Wood-Fire LLC;” 
 
WHEREAS, the correct name of the Lessee is "Rise Wood-Fire, LLC" and the parties wish to correct this error; 
 
WHEREAS, the parties are entering into a First Amendment to the Lease, and in connection therewith wish to 
amend and restate the original Guaranty of Lease in its entirety by execution of this Guaranty; 

NOW THEREFORE, in consideration of the execution of said Lease, as amended, by Lessor and as a material 
inducement to Lessor to execute said Lease, Guarantors hereby jointly, severally, unconditionally and 
irrevocably guarantee the prompt payment by Lessee of all rents and all other sums payable by Lessee under 
said Lease and the faithful and prompt performance by Lessee of each and every one of the terms, conditions 
and covenants of said Lease to be kept and performed by Lessee. 

It is specifically agreed by Lessor and Guarantors that: (i) the terms of the foregoing Lease may be modified by 
agreement between Lessor and Lessee, and (ii) said Lease may be assigned by Lessor or any assignee of Lessor 
without the consent of or notice to Guarantors and that this Guaranty shall guarantee the performance of said 
Lease as so modified. 

This Guaranty shall not be released, modified or affected by the failure or delay on the part of Lessor to enforce 
any of the rights or remedies of the Lessor under said Lease. 

No notice of default by Lessee under the Lease need be given by Lessor to Guarantors, it being specifically agreed 
that the guarantee of the undersigned is a continuing guarantee under which Lessor may proceed immediately 
against Lessee and/or against Guarantors following any breach or default by Lessee beyond any applicable notice 
and cure periods or for the enforcement of any rights which Lessor may have as against Lessee under the terms of 
the Lease or at law or in equity. 

Lessor shall have the right to proceed against Guarantors following any breach or default by Lessee under the 
Lease without first proceeding against Lessee and without previous notice to or demand upon either Lessee or 
Guarantors, except as otherwise provided in the Lease. 

Guarantors hereby waive (a) notice of acceptance of this Guaranty, (b) demand of payment, presentation and 
protest, (c) reserved, (d) any right to require the Lessor to proceed against the Lessee or any other Guarantor or 
any other person or entity liable to Lessor under the Lease, (e) any right to require Lessor to apply to any default 
any security deposit or other security it may hold under the Lease, (f) any right to require Lessor to proceed 
under any other remedy Lessor may have before proceeding against Guarantors, (g) any right of subrogation 
that Guarantors may have against Lessee. 

Guarantors do hereby subordinate all existing or future indebtedness of Lessee to Guarantors to the obligations 
owed to Lessor under the Lease and this Guaranty. 

If a Guarantor is married, such Guarantor expressly agrees that recourse may be had against his or her separate 
property for all of the obligations hereunder. 

The obligations of Lessee under the Lease to execute and deliver estoppel statements and financial statements, 
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as therein provided, shall be deemed to also require the Guarantors to provide estoppel statements and 
financial statements to Lessor. The failure of the Guarantors to provide the same to Lessor within fifteen (15) 
days after written notice of such failure, shall constitute a default under the Lease. 

The term "Lessor" refers to and means the Lessor named in the Lease and also Lessor's successors and assigns. 
So long as Lessor's interest in the Lease, the leased premises or the rents, issues and profits therefrom, are 
subject to any mortgage or deed of trust or assignment for security, no acquisition by Guarantors of the Lessor's 
interest shall affect the continuing obligation of Guarantors under this Guaranty which shall nevertheless 
continue in full force and effect for the benefit of the mortgagee, beneficiary, trustee or assignee under such 
mortgage, deed of trust or assignment and their successors and assigns. 

The term "Lessee" refers to and means the Lessee named in the Lease and also Lessee's successors and assigns.  
Pursuant to the terms of the Lease, in the event of an assignment of the Lease, Guarantors shall be fully released 
from this Guaranty. 

Any recovery by Lessor from any other guarantor or insurer shall first be credited to the portion of Lessee's 
indebtedness to Lessor which exceeds the maximum liability of Guarantors under this Guaranty. 

No provision of this Guaranty or right of the Lessor can be waived, nor can the Guarantors be released from 
their obligations except in writing signed by the Lessor. 

Any litigation concerning this Guaranty shall be initiated in a state court of competent jurisdiction in San Mateo 
County and the Guarantors consent to the jurisdiction of such court. This Guaranty shall be governed by the laws 
of the State of California and for the purposes of any rules regarding conflicts of law the parties shall be treated 
as if they were all residents or domiciles of such State. 

In the event any action be brought by said Lessor against Guarantors hereunder to enforce the obligation of 
Guarantors hereunder, the unsuccessful party in such action shall pay to the prevailing party therein a reasonable 
attorney's fee. The attorney's fee award shall not be computed in accordance with any court fee schedule, but 
shall be such as to full reimburse all attorneys' fees reasonably incurred. 

If any Guarantor is a corporation, partnership, or limited liability company, each individual executing this 
Guaranty on said entity's behalf represents and warrants that he or she is duly authorized to execute this 
Guaranty on behalf of such entity. 

 

 

GUARANTORS Executed At:  San Mateo County On _______________ (date) 
 
 
By: 
Alireza Zahedirad  
 
 
 
By:  
Susan Payrovi 
 
Address: 1451 Burlingame Ave., Burlingame, CA 

 




