AGREEMENT TO PROVIDE ECONOMIC BENEFITS
88 East Broadway Boulevard

This Economic Benefit Agreement (this “Agreement”) is effective as of the date set forth
on the signature page hereof (“Effective Date”) between Southwest Asian Cuisine, LLC, an
Arizona limited liability company d/b/a Miss Saigon (“Miss Saigon”), and Rio Nuevo
Multipurpose Facilities District, a special taxing district of the State of Arizona (the “District”).
Miss Saigon and the District are sometimes referred to in this Agreement, collectively, as the
“Parties” or, individually, as a “Party.”

RECITALS

A. Miss Saigon has entered into a commercial sublease agreement (“Sublease) with the
District (“Sublandlord”). Sublandlord is leasing the real property and building located at
88 East Broadway Boulevard, Tucson, Arizona 85701 (such real property and
improvements thereon, the “Premises”), Pima County Assessor parcel number
11717023E, which is legally described and depicted in Exhibit A and Exhibit B, attached
hereto, from Tucson Electric Power Company, an Arizona corporation (“TEP”). The
Premises is comprised of land and improvements including, without limit, the
approximately 6,785 square feet of rental space subleased by Miss Saigon pursuant to the
Sublease (among other improvements).

B. Miss Saigon will invest at least $708,000.00 into the Premises to renovate and remodel the
Premises as described and depicted in Exhibit C (the construction proposal, architectural
drawings, and renderings—all of which shall be produced and shall be consistent with the
presentation made by Miss Saigon at the District’s November 14, 2023 board meeting—
collectively, the “Construction Proposal”) to create a Vietnamese restaurant and bar
(collectively, the “Project”).

C. After the Project’s completion, Miss Saigon anticipates that the Premises will immediately
generate substantial revenue that will produce transaction privilege tax revenues for the
District.

D. At the Rio Nuevo District’s public meeting on November 14, 2023, Miss Saigon requested
the District’s financial assistance to complete construction, remodeling, and repurposing
of the above-referenced areas in the Premises. Miss Saigon’s goal is to complete
development and commence its expanded operations before March 1, 2024.

E. The District’s board members (the “Board Members”) have determined that the
remodeling, repurposing, and development of the above-referenced areas in the Premises
and the District’s support of the Project in the Premises, will generate substantial taxable
revenue, appreciably increase employment opportunities, and will therefore benefit
downtown Tucson, the Convention Center, and the District, in general.

F. During the public meeting on November 14, 2023, the District approved—subject to other
language and restrictions herein—a cost-reimbursement grant up to, but not to exceed,
$354,000.00 (the “Economic Incentive”) to Miss Saigon for the purpose of reimbursing
Miss Saigon for as-completed hard construction draw costs (i.e., costs other than
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architectural/design work, legal fees, permits, and furniture, fixtures, or equipment) and/or
other improvements to the Project in compliance with the Construction Proposal.

G. The Parties agree that the purpose of this Agreement is to provide detailed terms and
conditions of the Economic Incentive that the District has agreed to provide Miss Saigon
for assistance with completing the Project in the Premises, and to generally describe the
terms and conditions that the Parties will incorporate into their relationship thereafter with
respect to the Project.

AGREEMENT

THEREFORE, for good and valuable consideration, the receipt and sufficiency of which
are acknowledged, and in consideration of the mutual covenants, promises, and agreements herein,
the Parties agree as follows:

1. Recitals. The Parties hereto acknowledge the accuracy of the Recitals, which are
incorporated herein by this reference.

2. Definitions. Each term defined in the recitals and preamble of this Agreement has its
assigned meanings and each of the following terms, unless a different meaning clearly appears
from the context, has the meaning assigned to it below:

“Affiliate” as applied to any person, means any person directly or indirectly controlling,
controlled by or under common control with, that person or a blood relative or spouse of such
person, if such person is a natural person. For the purposes of this definition: (i) “control”
(including, with correlative meaning, the terms “controlling,” “controlled by,” and “under common
control”), as applied to any person, means the possession, directly or indirectly, of the power to
direct or cause the direction of the management and policies of that person, whether through the
ownership of voting securities, by contract, or otherwise; and (ii) “person” means and includes
natural persons, corporations, limited partnerships, general partnerships, joint stock companies,
joint venture associations, limited liability companies, limited liability partnerships, trusts, land
trusts, business trusts, or other organizations, whether or not legal entities.

“Applicable Laws” means the federal, state, county, and local laws (statutory and common
law), ordinances, rules, regulations, permit requirements and other requirements and official
policies of the City which apply to the development of the Premises from time to time.

“Architect” means the architect engaged by Miss Saigon to complete the formal plans and
specifications for the Project as detailed in the Construction Proposal.

“City” means the City of Tucson, Arizona.

“Contractor” means Miss Saigon’s general contractor engaged for completion of the
Project, at all times in accordance with the accepted Construction Proposal.

“Convention Center” means the Tucson Convention Center, constituting the primary
component of the District as that term is defined in A.R.S. § 48-4201.
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“Cure Period” has the meaning assigned in Section 6 hereof.

“Default” means a default by a Party of any term, condition, obligation, warranty,
representation, or covenant of this Agreement that: (i) is not reasonable capable of being cured or
(i1) otherwise remains uncured after the applicable Cure Period.

“Draw Notice” has the meaning assigned in Section 5(c)(i) hereof.

“Economic Incentive” has the meaning assigned in the recitals of this Agreement but
subject to other language and restrictions herein.

“Enforced Delay” has the meaning assigned in Section 8(a) hereof.

“Improvements” means Miss Saigon’s planned improvements to the Premises, in
compliance with the descriptions, plans, and other information in the Construction Proposal.

“Minimum Requirements” means certain continuing obligations and requirements of
Miss Saigon, applicable at all times during the Term of this Agreement and as specifically set forth
in Section 3(a) and Section 3(b) of this Agreement.

“Notice” means any objection, approval, disapproval, demand, document, or other notice
permitted or required under this Agreement.

“Order” means the order, judgment, action, or determination of any court, administrative
agency, governmental authority or other governmental body.

“Permitted Assignee” has the meaning given in Section 9(m) hereof

“Term” means the term of this Agreement, beginning upon the Effective Date and
terminating in accordance with Section 9(n) hereof.

“Third Party” means any person or entity other than a Party or an Affiliate of a Party.

3. Recipient’s Minimum Requirements. To be eligible for the Economic Incentive provided
by the District, Miss Saigon shall at all times satisfy the following Minimum Requirements:

(a) Timing of Improvements. The Improvements to the Premises and Project
contemplated by this Agreement must be completed, and a Certificate of Occupancy issued, no
later than March 1, 2024.

(b)  Inmsurance. In addition to any insurance required under the Sublease, Miss Saigon
shall maintain at its own cost and expense the following: (i) Causes of Loss-Special Form
(formerly “all-risk”) Property Insurance against loss or damage to the existing and new
improvements and betterments on the Premises, written at replacement cost value and with a
replacement cost endorsement, covering the Premises for the Sublease’s term (as provided in the
Sublease); and (i1) builder’s risk insurance to be maintained during the construction by Contractor,
as contemplated by this Agreement, in the full amount of the cost of the improvements, and Miss
Saigon shall further cause all its contractors and subcontractors to maintain insurance reasonably
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required by the District. The above-referenced insurance policies shall include an endorsement to
provide a waiver of subrogation in favor of the District and shall be endorsed to include the District
as “an additional insured,” and Miss Saigon and Contractor shall maintain such policies with
responsible insurance companies with an A.M. Best’s rating of A-VIII or better, authorized to do
business in the State of Arizona.

(c) Conditions Precedent. For the duration of this Agreement and the Project, the
foregoing Minimum Requirements are, and shall at all times remain, express conditions precedent
to the District’s obligation to provide (or continue to provide) any amount of the Economic
Incentive funding for the construction, renovation, and remodeling of the Premises.

4. District’s Findings. The District has determined that Miss Saigon’s satisfaction of the
Minimum Requirements: (a) will benefit the District, the Convention Center, and the City in
numerous ways including, without limitation, (i) increasing transaction privilege tax revenues and
other revenues, (ii) increasing the District’s and City’s employment base, (iii) stimulating further
economic development in and around the Convention Center and within the District’s district, and
(iv) otherwise improving or enhancing the economic welfare of the downtown Tucson area, the
Convention Center, and the District, in general; (b) is not likely to occur (or to occur at this time
and/or in this manner and/or in the Premises) without the benefits provided in this Agreement; and
(c) demonstrates the potential to generate revenues and other benefits (both tangible and
intangible) to the District that outweigh, or are not disproportionate to, the costs associated with
those benefits.

5. Economic Incentive for Recipient.

(a) Release of Funds. Based upon the District’s findings in Section 4, and subject to
Miss Saigon’s continuing satisfaction of the Minimum Requirements, the District will pay the
Economic Incentive as described in this Section 5.

(b)  Amounts & Limitations. The total Economic Incentive eligible to be paid to Miss
Saigon shall not exceed the lesser of: (i) 50% of the total construction costs actually paid by Miss
Saigon to complete the Improvements and Project, as described in the Construction Proposal; or
(i1) $354,000.00.

(¢) Distribution Procedure. For the avoidance of doubt, the Economic Incentive will
be payable in pro rata installments, proportional to actual work and construction progress
completed on the Project. Accordingly, the District will release each installment of funds in an
amount consistent with the latest construction draw submitted by Miss Saigon’s Contractor and
only upon completion of the following required conditions:

(1) Miss Saigon and/or Contractor shall deliver to the District a signed
construction draw (“Draw Notice”) proving the Improvements have been made in the
Premises in compliance with the applicable Draw Notice and Construction Proposal;

(1)  Foreach Draw Notice submitted by Miss Saigon or Contractor, Miss Saigon
(or its Architect) shall further provide written verification that: (X) certain improvements
and work consistent with the applicable Draw Notice number have been made in the
Premises in compliance the Construction Proposal, and (Y') proof of payment to Contractor
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and each of the applicable subcontractors and suppliers for Economic Incentive draws
previously paid by the District. For the avoidance of doubt, the requisite proof of payment
shall include the lien waivers as elsewhere described in this Section;

(iii)  Upon completion of the foregoing, the District shall have 10 business days
from date of receipt of Miss Saigon’s applicable Draw Notice to inspect the construction
work and confirm such work is in accordance with the Construction Proposal, if applicable,
and the submitted Draw Notice. Within 7 business days of such inspection, the District
shall notify Miss Saigon in writing if the work (or any portion thereof) is not approved, and
the District may withhold any Economic Incentive payment to Miss Saigon until such time
as the work has been corrected or performed in accordance with the District’s notice and
to its satisfaction. If the District fails to inspect the property or provide notice within the
time periods specified, the District will conclusively be deemed to have approved the Draw
Notice; and

(iv)  As a further condition for release of each installment, Miss Saigon shall
provide applicable lien waivers including, without limit, Conditional Lien waivers from all
contractors, subcontractors, and suppliers with each Draw Notice as a condition for release
of any money by the District, and Unconditional Lien waivers evidencing such payments
for each subsequent Draw Notice. All such lien waivers shall be in the form prescribed in
A.R.S. § 33-1008.

Subject to the other terms and conditions in this Agreement, if Miss Saigon satisfies each of the
foregoing conditions in this Section 5(c), as well as the other applicable terms and conditions in
Section 5, the District shall release the applicable installment of Economic Incentive funds. For
any work approved by the District, each such installment shall be released no later than 14 business
days following the date the District inspects and approves the construction work in the Premises
and work pursuant to Section 5(c)(iii), above.

(d) Sole Use Miss Saigon hereby irrevocably covenants and agrees to use the Economic
Incentive solely to defray Miss Saigon’s actual costs for the construction, renovation, and
repurposing of the Premises in compliance with the Project and Construction Proposal.

(e) Documentation. Miss Saigon shall promptly provide the District with any and all
documentation and/or evidence that the District requests to establish that the Economic Incentive
granted herein, and each installment of funds made to Miss Saigon hereunder, is used consistently
with the District’s stated purpose and goals, this Agreement, and the Construction Proposal
documents.

® No Material Change in Scope. Miss Saigon agrees that it shall not materially
change the scope of this Project without first notifying the District in writing and negotiating with
the District and TEP before any material changes are made to the Project.

(g Termination of Right to Economic Incentive. In addition to such other
restrictions and conditions expressly contained in this Agreement, Miss Saigon’s right to
Economic Incentive funds will terminate at the earlier of: (i) the completion date of the
Improvements and payment by the District of the Economic Incentive pursuant to Section 5(b), or
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(i1) December 31, 2024. Notwithstanding the foregoing, if none of the work anticipated under this
Agreement has commenced by March 1, 2024, then this Agreement, without further act or notice
required, shall automatically expire and terminate, and Miss Saigon shall have no rights or
obligations hereunder.

6. Default, Cure & Remedies.

(a) Party Default. If either Party fails to perform its obligations under this Agreement
and such failure continues for a period of 30 days after written notice thereof from the other Party
(the “Cure Period”), such failure shall constitute a Default under this Agreement; provided,
however, that, if the failure is such that more than 30 days would reasonably be required to perform
such action or comply with any term or provision hereof, then such Party shall have such additional
time as may be necessary to perform its obligations so long as such Party commences performance
or compliance within said Cure Period and diligently proceeds to complete such performance. Any
notice of a Default shall specify the nature of said Default and the manner in which said Default
may be satisfactorily cured, where possible. If said Default is not cured within the Cure Period, or
by its nature cannot be cured, the non-defaulting Party shall have the remedies available to them
in Section 6(b) or Section 6(c) of this Agreement, as applicable.

(b) District Remedies. Whenever a Default occurs and is not cured (or, if appropriate,
cure undertaken) by Miss Saigon in accordance with this Agreement, the District’s remedies shall
include, without limit, the following:

(1) Upon any Default which continues for 30 days or more after the Cure Period
(unless additional time is required to cure such Default as provided elsewhere in this
Section), the District shall—without incurring any penalty or liability whatsoever—be
entitled to: (X) in all cases, recover from Miss Saigon any and all Economic Incentive
payments made during the period of any properly noticed and uncured Default; (Y) if such
Default involves misuse or misappropriation by Miss Saigon of any Economic Incentive
funds received hereunder, claw back from Miss Saigon all Economic Incentive payments
previously received thereby, irrespective of when during the Term such misuse or
misappropriation occurred; and (Z) in all cases, immediately cease all future Economic
Incentive payments to Miss Saigon.

(i1))  Upon any Default, the District shall be entitled to any other remedies as may
be available at law or in equity. All remedies of the District shall be cumulative and not
exclusive of one another, and the District’s exercise of any remedy (or remedies) shall not
constitute a waiver or election with respect to any other available remedy (or remedies).
For the avoidance of doubt, the foregoing rights and remedies of the District shall be
available after the Term for any Default unless otherwise expressly agreed in a separate
writing signed by the District.

(o) Miss Saigon’s Remedies. Whenever a Default occurs and is not cured (or, if
appropriate, cure undertaken) by the District in accordance with the requisite notice and Cure
Period provisions of this Agreement, the District expressly acknowledges and agrees that Miss
Saigon may seek specific performance, an injunction, special action, declaratory relief, or other
similar relief requiring the District to undertake and fully and timely perform its obligations under
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this Agreement and/or Miss Saigon may seek damages from the District limited to the amount of
any undisbursed funds that a court determines should properly be disbursed to Miss Saigon and
not for any other damages of any kind or nature.

(d) Limitation on Damages. Except as limited herein, claims for damages (when and
if permitted) shall be limited to actual damages as of the time of entry of judgment. The Parties
each hereby waive any and all rights to seek or receive punitive, multiple, exemplary,
consequential, or other damages.

(e) Delays; Waivers. Except as otherwise expressly provided in this Agreement, any
delay by any Party in asserting any right or remedy under this Agreement shall not operate as a
waiver of any such rights nor limit such rights in any way; and any waiver in fact made by such
Party with respect to any Default by the other Party shall not be considered as a waiver of rights
with respect to any other Default by the performing Party or with respect to the particular Default,
except to the extent specifically waived in writing. It is the intent of the Parties that this provision
will enable each Party to avoid the risk of being limited in the exercise of any right or remedy
provided in this Agreement by the doctrine of waiver.

7. Representations and Warranties and Covenants.

(a) Of Miss Saigon. Miss Saigon represents, warrants, and covenants to the District
that:

(1) Organization. Southwest Asian Cuisine, LLC is a limited liability company,
duly organized, validly existing, and in good standing under the laws of the State of
Arizona, with the power, right, and authority to enter into this Agreement, and consummate
the transaction contemplated hereby, without the consent or joinder of any other party or
order or approval of any court, and this Agreement shall constitute a legal, valid, and
binding obligation of Miss Saigon, enforceable against it in accordance with the terms and
conditions herein.

(i)  Performance. Miss Saigon shall execute and acknowledge when
appropriate, all documents and instruments and take all actions necessary to implement and
evidence this Agreement and shall timely perform all of its obligations under the Sublease
and this Agreement.

(1)  Litigation. As of the date of this Agreement, Miss Saigon knows of no
litigation, proceeding, or official investigation contesting the powers of Miss Saigon or its
officers with respect to this Agreement, including Miss Saigon’s execution, delivery, and
performance hereof, that has not been disclosed in writing to the District.

(iv)  Contracts. Except as provided in this Agreement, neither this Agreement
nor anything required to be done hereunder violates or shall violate any contract or
agreement to which Miss Saigon is a party.

(v) Indemnification. Upon the filing by any Third Party of any action at law or
in equity or the assertion of any claim, cause of action, or judicial or non-judicial
proceeding relating or pertaining to Miss Saigon’s performance or failure to perform its
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obligations under this Agreement, whether or not Miss Saigon is a party to such claim,
action, or proceeding, and whether or not negligence or gross negligence by the District is
alleged, Miss Saigon shall cause such action or proceeding (including all claims against
the District, its directors, officers, agents, or employees) to be timely defended by counsel
selected by Miss Saigon and acceptable to the District in its reasonable discretion. The
District shall fully cooperate in the defense of such action or proceeding in coordination
with Miss Saigon’s counsel, at Miss Saigon’s sole cost and expense. The District may, in
its sole discretion, select its own counsel to defend the District, at the District’s own cost
and expense. In addition to the foregoing, Miss Saigon shall indemnify, defend, and hold
the District, its Board Members, officers, representatives, agents, attorneys, and
employees, harmless for, from, and against any liability, loss, claim, action, or demand,
including attorneys’ fees and costs that may arise out of or is connected (A) with Miss
Saigon’s breach of any covenant, representation, warranty, or term in this Agreement, or
(B) to the Improvements to the Project or the Economic Incentive provided by the District
to Miss Saigon. Notwithstanding anything in this Agreement to the contrary, Miss Saigon’s
obligations in this Section 7(a)(v) shall survive termination and/or the expiration of this
Agreement.

(vi)  No Consideration to Third Parties. Miss Saigon has not paid or given, and
will not pay or give, any Third Party any money or other consideration for obtaining this
Agreement other than normal costs of conducting business and costs of professional
services such as the services of brokers, architects, engineers, and attorneys.

(vii)  Performance. The District will execute and acknowledge, when appropriate,
all documents and instruments and take all actions necessary to implement and evidence
this Agreement.

(viii) Litigation. As of the date of this Agreement, the District knows of no
litigation, proceeding, initiative, referendum, or official investigation contesting the
powers of the District or its officials with respect to this Agreement, including the District’s
execution, delivery, and performance hereof, that has not been disclosed in writing to Miss
Saigon.

(ix)  Other Contracts. Except as provided in this Agreement, neither this
Agreement nor anything required to be done hereunder violates or shall violate any contract
or agreement to which the District is a party.

(x) Indemnification. The District shall indemnify and defend Miss Saigon, its
managers, members, representatives, agents, and employees from and against any liability,
loss, claim, action, or demand, including reasonable attorneys’ fees and costs, which arise
out of or is connected with the District’s breach of any covenant, representation, warranty,
or term in this Agreement. The District’s indemnification obligation above shall survive
the termination or expiration of this Agreement for a period equal to the applicable statute
of limitations period.
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(b) Limitation on Representations. Except as expressly stated herein, no Party has
made any representation regarding the validity, enforceability, tax effect, or any other aspect of
this Agreement.

8. Enforced Delay.

(a) Events Constituting Enforced Delay. Whether stated or not, all periods of time in
this Agreement are subject to this Section. Neither Party, as the case may be, shall be considered
to have caused a Default, nor shall Miss Saigon be deemed to have failed to satisfy Miss Saigon
Minimum Requirements with respect to its obligations under this Agreement, in the event of a
delay (an “Enforced Delay”) due to causes beyond its control and without its fault, negligence or
failure to comply with the Applicable Laws including, but not restricted to:

(1) acts of God; acts of the Federal or State government; acts of a Third Party;
litigation or other action authorized by law concerning the validity and enforceability of
this Agreement or relating to transactions contemplated hereby; fires, floods, pandemics,
epidemics, quarantine, restrictions, strikes, embargoes, labor disputes, and unusually
severe weather, or the delays of subcontractors or materialmen due to such causes; act of a
public enemy; war, terrorism or act of terror (including, but not limited to, bio-terrorism or
eco-terrorism); nuclear radiation; declaration of national emergency or national alert;
blockade, insurrection, riot, labor strike or interruption, extortion, sabotage, or similar
occurrence; any exercise of the power of eminent domain by any governmental body on
behalf of any public, quasi-public, or private entity; or declaration of moratorium or similar
hiatus directly affecting the Premises and property by any governmental entity; or

(11) any Order which delays the completion of the work or other obligation of
the Party claiming the delay, unless it is shown that such Order is the result of the failure
to comply with Applicable Laws by the Party claiming the delay; provided, however, that
the contesting, in good faith, of any such Order shall not constitute or be construed or
deemed as a waiver by a Party of Enforced Delay. In no event will Enforced Delay include
any delay resulting from general economic or market conditions, from the unavailability
of financing or financing on terms acceptable to Miss Saigon, from labor shortages, nor
from the unavailability for any reason of particular materials or other supplies, contractors,
subcontractors, vendors, investors, or lenders desired by Miss Saigon. It is understood and
agreed that Miss Saigon will bear all risks of delay which is not Enforced Delay.

(b) Notice of Enforced Delay. In the event of the occurrence of any such Enforced
Delay, the time or times for performance of the obligations of the Party claiming delay shall be
extended for a period equal to the duration of the Enforced Delay. The Party seeking the benefit
of this Section shall, within 30 days after such Party knows or reasonably should know of any such
Enforced Delay, first notify the other Party of the specific delay in writing and claim the right to
an extension for the period of the Enforced Delay.

9. General Provisions.

(a) Waivers. No waiver of any of the provisions of this Agreement shall constitute a
waiver of any other provision, whether or not similar, nor shall any waiver be a continuing waiver.
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Unless expressly provided for in this Agreement, no waiver shall be binding unless executed in
writing by the Party making the waiver. Any Party may waive any provision of this Agreement
intended for its sole benefit; however, unless otherwise provided for herein, such waiver shall in
no way excuse the other Party from the performance of any of its other obligations under this
Agreement.

(b) Construction, Governing Law, and Venue. This Agreement shall be interpreted
according to Arizona law and shall be construed as a whole and in accordance with its fair meaning
and without regard to, or taking into account, any presumption or other rule of law requiring
construction against the Party preparing this Agreement or any part hereof. Any dispute or
controversy relating to this Agreement, including the breach and enforcement thereof, shall take
place in the Superior Court of Pima County, Arizona.

(c) Time. Time is strictly of the essence for each and every provision of this
Agreement.

(d) No Commission. Both Parties represent that no unpaid commission is outstanding
with respect to this Agreement, and each Party indemnifies the other against brokerage or
commission claims arising out of the indemnifying Party’s actions.

(e) Attorneys’ Fees. If any action is brought by any Party in respect to its rights under
this Agreement, the prevailing Party shall be entitled to reasonable attorneys’ fees and court costs
as determined by the court, including reasonable attorneys’ fees incurred before any court or
enforcement action that relate to the enforcement hereof.

® Binding Effect. This Agreement and all instruments or documents entered into
pursuant hereto are binding upon and shall inure to the benefit of the Parties (as appliable) and
their respective permitted successors and assigns.

(2) Further Assurances and Documentation. Each Party agrees in good faith to take
such further actions and execute such further documents as may be necessary or appropriate to
fully carry out the intent and purposes of this Agreement and to effectuate the provisions of this
Agreement and the rights of each Party.

(h) Time Periods. If the time for the performance of any obligation under this
Agreement expires on a Saturday, Sunday, or legal holiday, the time for performance shall be
extended to the next succeeding day which is not a Saturday, Sunday, or legal holiday.

(i) Headings. The headings of this Agreement are for purposes of reference only and
shall not limit or define the meaning of any provision of this Agreement.

Gg) Entire Agreement. This Agreement, together with all exhibits referred to herein,
which are incorporated herein and made a part hereof by this reference, constitutes the entire
agreement between the Parties pertaining to the subject matter in this Agreement. No supplement,
modification, or amendment of this Agreement shall be binding unless in writing and executed by
the Parties.
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(k) Counterparts. This Agreement may be executed by the exchange of faxed or
electronic signatures and in any number of counterparts, each of which shall be deemed an original,
but all of which together constitute one and the same instrument.

1)) Approvals and Notices. Any Notice that any Party may desire or may be obligated
to give to any other Party shall be in writing and may be given by personal delivery; registered or
certified mail (return receipt requested); email transmission (with delivery receipt); or by
commercial courier to the Party, or its successors or assigns, to whom the Notice is intended at the
address of the Party set forth below or at any other address as the Parties may later designate in
writing. Change of address by a Party shall be given by Notice as provided in this Section:

If to District: Rio Nuevo Multipurpose Facilities District
Attn: Taunya Villicana
1703 East Broadway Boulevard,
Tucson, Arizona 85719

With a copy to: Farhang & Medcoff, PLLC
Attn: Timothy Medcoff, Esq.
100 South Church Avenue,
Suite 100
Tucson, Arizona 85701

If to Miss Saigon: Southwest Asian Cuisine, LLC
Attn: Bao Ma
13926 East Sage Hills Drive
Vail, Arizona 85641
Email: mssaigondt@gmail.com

(m)  Successors and Assigns. All of the provisions hereof shall inure to the benefit of
and be binding upon the successors and assigns of the Parties; provided, however, that Miss
Saigon’s rights and obligations hereunder may be assigned or transferred only at any time the
assignor is not in Default under any provision of this Agreement to a single person or entity that
has acquired the entirety of such rights and obligations as a successor in interest to Miss Saigon;
and, provided further, that the successor has expressly and in writing, for the benefit of the District,
assumed all of the obligations of the assignor under this Agreement. An assignee pursuant to an
assignment or transfer made in compliance with all of the terms and provisions of this Agreement
may be referred to as a “Permitted Assignee.” Any assignment or transfer not made in compliance
with all of the terms and provisions of the Agreement shall be void ab initio, and not voidable, and
shall vest no rights in the purported assignee or transferee.

(n) Term. Subject to the any express provision to the contrary, the Term shall
automatically expire and terminate, without further act or notice required, upon the occurrence of
the events contemplated in Section 5(g). Following the Term, the Parties shall have no rights or
obligations hereunder; except that, notwithstanding anything in this Section or Agreement to the
contrary, the Parties’ indemnification obligations set forth in Section 7 shall survive along with
any other rights and obligations of the Parties as may be otherwise expressly provided in this
Agreement.
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(o) No Partnership; Third Parties. Nothing in this Agreement shall create, or be
deemed to create, any partnership, joint venture, or other similar arrangement between the Parties.
No term or provision of this Agreement is intended to or shall be for the benefit of any person,
firm, organization, or corporation not a Party hereto, and no such other person, firm, organization,
or corporation shall have any right or standing to any cause of action hereunder; except that the
protection of the indemnification provisions of this Agreement shall extend to all agents, attorneys,
Board Members, officers, and employees of the District acting in the course and scope of their
employment or engagement and all such persons shall be, and are intended to be, third party
beneficiaries of such indemnification provisions.

(p)  Limited Severability. The Parties agree that, in the event that any provision of this
Agreement is declared void or unenforceable (or is construed as requiring the District to do any
act in violation of any Applicable Law), such provision shall be deemed severed from this
Agreement, and this Agreement shall otherwise remain in full force and effect; provided, that this
Agreement shall retroactively be deemed reformed to the extent reasonably possible in such a
manner so that the reformed agreement provides essentially the same rights and benefits (economic
and otherwise) to the Parties as if such severance and reformation were not required. Further, the
Parties shall perform all acts and execute all amendments, instruments, and consents necessary to
accomplish and to give effect to the purposes of this Agreement, as and if reformed in accordance

with this Section 9(p).

Q) No Liability of the District Officials. No director, officer, official, representative,
agent, attorney, or employee of the District shall be personally liable to Miss Saigon, or to any
successor in interest to Miss Saigon, in the event of any Default by the District, or for any amount
which may become due to Miss Saigon or its successors, or with respect to any obligation of the
District pursuant to this Agreement.

(r) The District Expenditures. Notwithstanding anything to the contrary herein, the
District’s cumulative financial responsibility for all payments, expenses, and costs incurred under
this Agreement shall, in all cases, be less than the expenditure thresholds set forth in A.R.S. §§ 48
4203(E) and 48-4204(C).

(s) Sunset Provision. Notwithstanding anything to the contrary herein, under no
circumstances shall District be subject to any liability to Miss Saigon under this Agreement that
arises or results from District’s termination or dissolution pursuant to applicable law and/or any
actions taken by District in compliance with any applicable statutory mandate (including without
limit those set forth in A.R.S. § 48-4202) or intergovernmental agreement relating to the District.

(t) Construction with Applicable Law. This Agreement shall be at all times
construed in a manner consistent with the Arizona laws including, without limit, those applicable
to multipurpose facilities districts at A.R.S. § 48-4201 ef seq.

(u) Conflict of Interest. This Agreement is subject to and may be terminated by the
District in accordance with the provisions of A.R.S. § 38-511.

00944037.1
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v) No Offer. The Parties acknowledge and agree that this Agreement shall not
constitute an offer or be binding upon either Party until it is fully executed and delivered by the
District.

(w)  Israel Boycott. If and to the extent that A.R.S. § 35-393 ef seq. is applicable, Miss
Saigon certifies that it is not currently engaged in, and agrees for the duration of this Agreement
to not engage in, a boycott of goods or services from Israel as that term is defined in A.R.S. § 35-

393.

[Signature Page Follows]

00944037.1
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IN WITNESS WHEREOF, the Parties have executed this Agreement on the dates set
forth with their respective signatures, effective as of the Effective Date below.

Effective Date: December 29, 2023

SOUTHWEST ASIAN CUISINE, LL.C R10 NUEVO MULTIPURPOSE FACILITIES
DISTRICT
Name: Bao Ma Name: Fletcher McCusker
Title: President Title: Chairman
By:

Name: Taunya Villicana
Title: Secretary

Date:

00944037.1
[Economic Benefits Agreement - Signature Page]
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IN WITNESS WHEREOF, the Parties have executed this Agreement on the dates set
forth with their respective signatures, effective as of the Effective Date below.

Effective Date: December 29, 2023

SOUTHWEST ASIAN CUISINE, LL.C R10 NUEVO MULTIPURPOSE FACILITIES
DISTRICT
By: By: %/
Name: Bao Ma Name: Fletcher McCusker
Title: President Title: Chairman
Date: Date: 12/29/2023
By: 4_/
Name: Taunya Villicana
Title: Secretary
Date:  12/29/2023
00944037.1
[Economic Benefits Agreement - Signature Page]
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EXHIBIT A
LEGAL DESCRIPTION

Parcel 1:

Lots 1 through 10, inclusive of Block 257 of the city of Tucson, a subdivision of Pima
County, Arizona, in Book 1 of Maps and Plats at page 24 thereof.

EXCEPT that portion of Lot 2 described as follows:
BEGINNING at the Northeast corner of said Lot 2

THENCE South 89 Degrees 35 minutes West along the North line o said Lot 2, a
distance of 124.5 feet to the Northwest corner thereof;

THENCE South 89 degrees 35 minutes West along the North line of said Lot 2, a
distance of 24.5 feet to the Northwest corner thereof;

THENCE South 2 degrees 12 minutes East, along the West line of said Lot 2, a distance
of 6 feet;

THENCE North 89 degrees 49 minutes 17 seconds East, a distance of 124.6 feet to the
POINT OF BEGINNING.

Parcel 2:

All that portion of alley way in Block 257 of MILITARY PLACA (also known as City
of Tucson), a subdivision of Pima County, Arizona, according to the map or plat thereof
of record in the office of the County Recorder of Pima County, Arizona, in Book 1 of
Maps and Plats at page 24, thereof, described as follows:

BEGINNING at the Southwest corner of Lot 10, Block 257 of MILTIARY PLAZA,
Book 1, page 24;

THENCE North 89 degrees 31 minutes 40 seconds East, along the Southern boundary
of said Lot 10, a distance of 112.24 feet to the TRUE POINT OF BEGINNING;

THENCE North 00 degrees 26 minutes 01 seconds West, along the West line of said
alley way to a point on the South line of 11" Street (no Broadway Boulevard) a distance
0f 396.10 feet;

THENCE South 89 degrees 31 minutes 32 seconds West, along 12 Street a distance
of 19.98 feet, to the TRUE POINT OF BEGINNING.

00944037.1
[Economic Benefits Agreement - Exhibit A]
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EXHIBIT B
DEPICTION OF PREMISES

Exterior- n
2543 SF

Open Area
4242 SF

r
AL -

00944037.1
[Economic Benefits Agreement - Exhibit B]

Doc ID: 7a04317313f4744e3d3a1f12b8582e4cd0a1a27b



EXHIBIT C
CONSTRUCTION PROPOSAL PLANS AND DOCUMENTS

00944037.1
[Economic Benefits Agreement - Exhibit C|
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ir Mega Trend, Inc. ESti mate
Q P. O. Box 13955

Mogm Tromil, T, Tucson, AZ 85732 PATE dlallily
EEEEEEE 520-748-0330 11/03/2023 953
ROC 068962 & 071744

NAME / ADDRESS

Miss Saigon
88 E. Broadway
Tucson, AZ 85701

DESCRIPTION TOTAL
Below is an updated budget numbers for the remodel / renovation at 88 East
Broadway. Numbers are based upon a Scope of Work provided by Miss Saigon.
Section A: Demo & Construction of Bar Area
1. Demolition of existing West end bar area: - Granite and veneer will be
replaced with new materials as removal of countertops will likely result in
damage to current slab. Thickness of current slab is 2cm and secured to counter
with strong adhesive. Current bar top has sustained damage to edge face
already. 15,500.00
2. Demolition of existing sushi bar 15,500.00
3. Remove existing 12' wok station: Create opening 6' wide between expo/
kitchen wal to remove and install new custom wok station. 8,200.00
4. Remove all wallpaper from dining area 4,500.00
5. Relocate all equipment to storage for preperation of new flooring in kitchen
and dining area. 4,000.00
6. Remove all existing flooring in dining areas and prep surface for new marble
flooring installation. 16,400.00
7. Remove all overhead beams and retain for future use in Patio area. 3,000.00
8. Clean up and disposal of all trash and debris from demolition 5,500.00
A2: Construction of New bar and Server station
1. New server station: L shape 15' x 4.5'. Install 10'x20" acrylic partition. 12,000.00
2. New Bar section: U shape (11'x30'x5") 40" high counter top frame and
support 16,000.00
TOTAL
Phone # Fax # E-mail
520-748-0330 | 520-748-2435 MegaTInc@aol.com
Page 1
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ir Mega Trend, Inc. ESti m ate
&

P. O. Box 13955
Tucson, AZ 85732

EEEEEEE 520-748-0330 11/03/2023 953
ROC 068962 & 071744

DATE ESTIMATE #

NAME / ADDRESS

Miss Saigon
88 E. Broadway
Tucson, AZ 85701

DESCRIPTION TOTAL

3. New bar counter tops Brilliant Black Quartzite 3cm thick. Fabrication and

installed by sub-contractor 24,750.00
4. New bar back wall cabinets and shelving using cherry wood and quartzite.

Install electrical outlet of led lights, fabricate frame for acrylic panel illuminated

with led lighting. 22,000.00
5. Custom metal liquor display shelf 20'x4.5' suspended 20" above back counter,

mounted to wall in front of acrylic panel. 8,850.00
6. Run new electrical conduit and outlets in new bar and new server station per 5.000.00

architect drawings.

7. Install new plumbing lines and connections to new bar and new server station
per architect drawings. 5,000.00
8. Removal of wood cabinetry covering both columns next to bar area and install
custom molded acrylic panel provided by owner. Re-run electrical outlet to

columns for led illumination. 5,800.00
9. Install outside face of bar counter with owner provided materials. 4,750.00
Section B: New Flooring and Wall Covering
B1: Install non-slip quarry tile in kitchen area (materials&labor) 25,000.00
2. Reinstall kitchen equipment once kitchen floor has cured. 3,500.00
3. Install new flooring in dining area and custom mosaic design per owner
drawings: $18/sqft. 2900sqft 52,200.00
4. Flooring material: Mid-range grade A marble tile: Nero Dorato & Calacatta
Gold honed finish: 12x24, 2x8, 3x3. $35/sqft 101,500.00
TOTAL
Phone # Fax # E-mail
520-748-0330 | 520-748-2435 MegaTInc@aol.com
Page 2
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ir Mega Trend, Inc. ESti m ate
&

P. O. Box 13955
Mogm Tromil, T, Tucson, AZ 85732 PATE dlallily
EEEEEEE 520-748-0330 11/03/2023 953
ROC 068962 & 071744

NAME / ADDRESS

Miss Saigon
88 E. Broadway
Tucson, AZ 85701

DESCRIPTION TOTAL
5. Assemble and install 15" tall x 18' canopy cherry blossom tree in dining area.
Anchored to floor with Redhead concrete bolts. 3,900.00
B2: Wall coverings Prep and Installation
1. Prep 2500 sqft of wall space to Level 5 finish for installation of new wall
covering. 10,000.00
2. Install new wall coverings for 2500 sqft of space. 16' feet high walls
requires additional equipment and labor. Wallpaper material level 4-5. $20/
sqft. 50,000.00
3. Assemble and secure 15' long cherry blossom tree to west wall of dining
area. 4,500.00
Section C: Electrical & Lighting Installation Interior/Exterior
1. Install Interior Pendant lights - fixtures provided by owner 4,800.00
2. Install custom chandelier pendant light - 20'x4' w/light box enclosure 2,000.00
3. Install Exterior Pendant Lights - fixtures provided by owner 3,500.00
Section D: Clean up and removal of all waste from renovations 12,000.00
General Conditions 20,000.00
Supervision 40,000.00
Rush/Expedite work order fee (12%) 61,158.00
Change Order Contingency (5%) 24,757.50
Excludes permits and fees
Subtotal 595,565.50
5.655% Tuc&AZ Group Sales Tax 33,679.23
TOTAL $629,244.73
Phone # Fax # E-mail
520-748-0330 | 520-748-2435 MegaTInc@aol.com
Page 3
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DMGIN LLC Construction

4521 E CERRO DE AGUILA

TUCSON, ARIZONA 85718 ROC LIC NO. 282434

EMAIL DMGLLC@COMCAST.NET ph 520-490-6038

October 20, 2023

Miss Saigon

88 Broadway Tucson, AZ 85701

Subject: Bid Proposal for Miss Saigon Downtown

Renovation

Dear Mr. Ma,

We are pleased to submit our bid proposal for the Miss Saigon Downtown Renovation as outlined

Our bid is organized into the following sections:

1. Project Overview: Demolition and Addition to dining area as well as removal and installation of new flooring

in dining room area. Kitchen floor resurfaced and removal of kitchen wok equipment.

- Construction of new bar area according to design of client. Materials and labor quality will be GRADE A

2. Pricing

Phase 1: Demolition Dining area,removal of flooring,
removal of wall paper, column cabinets,relocation of
equipment and furniture into storage during renovation

Timeframe: 2.5 weeks

- Materials Costs $8,750.00
-:Labor costs $36,500.00
- Subcontractor Costs $0.00
Total Phase 1= $45,250.00
Phase 2: Construction of New bar area finished carpentry
bar back, server station, raising of beams in bar area.
Electrical and plumbing install in bar area Timeframe: 5 weeks
-Materials Grade A $108,500.00
-Labor Costs $165,400.00
Subcontractor costs $65,000.00
Total Phase 2 $338,900.00
Phase3: Flooring kitchen, dining area flooring 2.5 weeks
-Materials Grade A $117,750.00
-Labor costs
Subcontractor costs $44,335.00
Total phase3 $162,085.00
Phase4: Lighting interior/exterior, wallpaper 1 week
-Materials (wallpaper) $25,460.00
Labor costs($100/light) 50 $5,000.00
subcontractor wall paper $13/sqft 2700 $35,100.00
Phase4 costs $65,560.00

Doc ID: 7a04317313f4744e3d3a1f12b8582e4cd0a1a27b



Total estimated Costs/This number may change de $611,795.00
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October 12, 2023

Curt Stinson / Andy Cota Email: curt.stinson@engelvoelkers.com

andy.cota@evrealestate.com

Tel: 520-954-5800/ 520-3669-1527
Engel & Volkers Tucson

6151 E. Grant Rd

Tucson, AZ 85712

Bao Ma Email: mssaigondt@gmail.com
Tel: 520-358-3148

Miss Saigon Downtown
47 N. 6th Ave
Tucson, AZ 85701

Dear Members of the Rio Nuevo Board,

| am writing to express my interest in leasing the restaurant space located at 88 E. Broadway Blvd., Tucson, AZ
85701, formerly known as Mian Sushi restaurant within the Rio Nuevo district.

In 2012, my family took a leap of faith by opening Miss Saigon in downtown Tucson. We believed in the potential
of this vibrant area and its capacity for transformation. Over the years, we have witnessed the incredible
revitalization efforts and milestones achieved in this historic district, and we are excited about the promising
future of downtown Tucson.

The positive changes in the community have inspired us, and we are deeply committed to contributing to this
progress. We are greatly honored by the opportunity to propose a collaboration between Miss Saigon Restaurants

and our family with the Rio Nuevo district. We believe that this partnership can bring immense value to the
community and further enhance the dynamic and thriving culture of downtown Tucson.

TERMS

PREMISES: 88 E. Broadway (4775 sq/ft) Tucson, AZ 85701. Former MIAN Sushi
Restaurant downtown Tucson.
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TENANT: Southwest Asian Cuisine, LLC
47 N. 6th Ave: Tucson, AZ 85701

LANDLORD: Tucson Electric Power (TEP)
PROJECT: Existing restaurant will be converted to a Miss Saigon brand Restaurant
BASE RENT:

The starting base rent all in will be: Years 1-3; $22.00/sqft annually. All in Years 4-6;
$24.00/sqft annually. All in Years 6-10; $26.00/sqgft annually. We are requesting for the 7
year cancellation to be removed from the lease agreement.

TERM OF LEASE: 10 year initial Rent/Term Commencement. Tenant will have four (4) five (5) year options
to renew, with a minimum of 180 days written notice to TEP. Base rent will increase 3%
all in per year during Options Term.

TENANT’S WORK:
Tenant will be responsible for all Premises interior tenant improvements.
All tenant’s work will be reasonably approved by Landlord.

TENANT

IMPROVEMENT

ALLOWANCE: Landlord, Rio Nuevo will pay Tenant an improvement allowance equal to $100/ sqgft
($477,500.00 based on rentable SF of 4775) to reimburse Tenant for the necessary costs
and expenses actually incurred by Tenant in the design and construction renovation of
this space. That amount shall be reimbursed to the Tenant within thirty (30) days of
Landlord’s receipt of a cost certification from Tenant’s contractor.

TENANT

IMPROVEMENT

ALLOWANCE: SWAC LLC would like assistance from Rio Nuevo regarding the current lease agreement

for Miss Saigon on 6 street (Downtown location). SWAC LLC still has 29 months on the
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existing lease with Dabdoub Investment, LLC. We would like to vacate the 6% street
location by December 31, 2023 so that we can focus 100 percent on making the 88 E
Broadway Location our Flagship Miss Saigon Restaurant. We do not wish to operate the
two locations simultaneously and we can’t see the success we are anticipating with both
locations remaining open.

We will take the initiative to begin the search for a new tenant for the space downtown
ourselves once the board has decided on our Letter of Intent. If we are chosen to take
over the proposed venue, we will set in motion to find a replacement and not have the
board deal with this matter. The board’s time is valuable to the community and
whatever we can do to help alleviate that, we will do. However, in the event that we
are unable to find a replacement tenant, we would like assistance from Rio Nuevo in the
form of Rental Assistance and placement of new tenant in current space starting
January 1, 2024. We would like to discuss this further with the Rio Nuevo Board. We are
very excited about this transition and our brand will inspire future growth in the
downtown district. We look forward to collaborating with the Rio Nuevo Board in
making this new Venture for SWAC a tremendous success.

SIGNAGE: Subject to the Project’s sign criteria and city sign codes, Tenant will be allowed to have
signage to both north facing and east facing of property.

PARKING:
Tenant would partner with Rio Nuevo Board to offset Valet Parking Services for valued
patrons for a minimum of 3 years. One proposed solution is implementing a valet
parking service through past Valet Service for previous MiAn establishment.

We welcome any discussion and collaboration on how to make this arrangement
feasible and beneficial for all parties involved. Your support and partnership in
addressing this issue would be instrumental in facilitating our transition to this new
space and ensuring a positive experience for our valued customers.
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PLANNED MENU:
—
IWiss

APPETIZERS

Spring Rolls
Shredded lattuce,
nicelll, & cilaniro.

Chicken Skewers
or Grilled Pork
Skewers

Marinated grilled chicken
fenders or marinated
grilled pork skewers,

erved with peanut
sauce for dipping.
9

Wrapy

your chol

Served w/ped
8

Crispy Fried E
PV"M”‘ e

.
Vietnamese fried egg L
rolls. Served lettuce wrap  Crispy Chicken
style with fish sauce. Wings (12) s
9

Crispy chicken wings wok
tossed In your choice of
shyle: Sali & Pepper,

Vietnamese
Papaya Salad

G

Rara tender beaf slicas
with rice noodles in our
arromatic signature Pho

Hu Tieu Dac Biet

Miss Saigon special rice

NOODLE SOUPS

Pho Tai* Pho Chin

Rice noodle with Beef

Pho Xe Lua*
Special combinatian rice
naedle soup with all
meaits: rare besf, brisket,

e,

broth. Most Pepular!
6
Pho Tai Chin Bo
Vien*

Rice naodle soup with
rare, brisket slices and
eothalls.
7

Rice noodle soup with
tonder slices of chieken

Houso Spcy Saufo roadie soup with shrimp, =) recet (nou i
Shredded papaya with  House Spicy Sal crab, squid & pork slices t
Jices of tomatcen B 7 i chcken ot chioken brorh

roasted peanuts, mint &

Thai basil leaves, House

soy sauce lime dressing
10

%

. VEGETARIAN

Hu Tieu Tom Cua

Hu Tieu Thanh
Xuan Kho
Rice noodles, lightly
seasoned. Comes with
shrmi, squid, imitatien

Shrimp and crab rice
noodle soup with
chicken broth,

8

Veggie Spring % _ MiHoanh Thanh 5258 P SRS,
Rolls Grilled Shitake *  Wenfon (ground pork on the side.
Shredded leftuce, Mushrooms with &shrimp stuffing) egg
wvermicell, & cilaniro. Tofu noodle soup with chicken Mi Tom Cua
Wrapped in rice paper
your chaice of protein R % £gg noodle sotp with
Served w/peanut sauce. eggie Tofu shrimp and crab in
B Noodle Soup Mi Hoanh Thanh chicken broth.

#edley of brogeoli,
carrots baby bek choy,
napa cabbage, an
Medley of broceoli, mushrooms with chicken
carrots baby bok choy, roth.
napo cabbage, an 14
mushrocms in a house
inger sauce.
gingg =

Veggie Tofu
Delight

V.eggie Tofu Stir
ry Noodles

Medley of broccoli,
sarrots by bok chay,

e
Crispy fofu cubes wok  mushrooms withchicken
tossed in our signature o]
orange sauce, Served 4

with jasmine rice.

15

Crisp_r ?rungv
otu

CONSUMER ADVISOI
*Consuming raw and uncooked meat, pou

*Split Iil‘nmi:"Il
IB%&R; il

Vision & Intent:

chicken egg noo

Hug's spicy beef noodle
soup with thick varmicell

slices, and Vietnamese

se your risk of foodbourne iliness
paE100 S Sutasiuton charie 51.50 mdug
TUITY WICL BE ADDED TO ALL PARTIES OF 6 OR MORI

Ga reg 15 Ig 16

Wonton {ground pork
&Shr\mplsgmﬂm sk
e soup.
6 Egg nocdles, lightly
seasoned with aur “Kh
sauce. Comes with
shrimp, squid, erab,
pork slices. Cup of,
chicken broth on th,
side.
°

g

Mi Kho Dac Biet

Bun Bo Hue

noodles, beef brisket

pork ham.
18

RY
liry, seafood or sggs may

BUN/VERMICELLI

Bun Cha Hanoi
Savor our Hanot speciolty featuring grilled pork and
pork hom In a tangy fish sauce, gamished with
sarrofs, anions, and peanuts. Served with vermicelli;
lettuee cups, cucumbers, and cilaniro. Enjoy it as a
leftuce wrap—a customer favoritel
19

couniry's reverence for rice, pe

soft and fluffy texture. Our Vietnames:

will spotlight this treasured grain alongsi
of accompaniments.

Com Dac Biet/Special Rice
Combination Plates

Qur featured rice combination plates come with
your choice of protein along side Vietnamese
mestioat fred shrimp pase, sicws of cucumbers
and tomatoes. Each dish is accompanied with o
cup of chicken broth.

Bun Noodle
Bun is @ harmonious Setlads toxtures and flavors,
embadying the sssence of Vietnamese cuisine. At ifs
base lies o generous sening of delicate rice
vermicelli noodles, known as “bin", which are light,
thin, and perfectly cooked 1o refain a soft bite.
These noadles are typically sarved at room
B T\ R e i ikt sl satabls Forgarmn
climates and enjoyed like noodie solad.

‘ Grilled Pork Slices
Grilled Beef Slices

Your choice of morinated profeins in garlic ond
lemongrass, gamished with fresh herbs, crispy
shallots, pearuts, and pickled vegstables. Served
with o tangy fish sauce dressing @ cup of chicken

‘ Grilled Pork Chop
22

The following proteins are accomporied with

broth. coconut curry sauce.
Grilled Pork Grilled Chicken
18
Grilled Baef

Grilled Shrimp
23

2
Grillod Pork & Fried Egg Rolls Pan Seared Salmon
21 28

The following cptions are accompaniad with
coconut curry sauce,

Shaken Beef

Fillet tenderloin cubes sautead with onions in our
house sauce. Served over fresh lettuce leaves along
side slices of tomatoas, cucumbers and red rice

Grilled Chicken
18
Grillad Shrimp
23

CHEF SPECIALTIES |

Stir-Fried Lo Mein Veggie Delight

Asian Ribeye Steak

A 1202 cut of Angus Ribeye,
lightly secsoned with ASidng 1

A medley of broceali, napa
cabbage, carrots, & mushrooms,
stir-fried in a subtle ginger sauce

with your choice of protein, Served

Stir fried egg noadles with scallions,
bean sprouts and your choice of

meat:
Chicken 18 spices. Sauteed with mushi

l?‘eel ® ke mine fon and scallions. Served with
Shrimp 21 Jasmine rice

#66 Chicken 18
Miss Saigon Fried Rice %7 Beat 19

Ol Slgnaturefiied fios s shwith #68 Shrimp 22

eggs, scallians, bean sprouts,
chicken bradst, shrimp, &
Vietnamese pork sausage.

Orange Chicken
Lightly breaded chicken.

Lemongrass Chicken

Grilled tender slices of dark breaish In e tongy G

o chicken meat marinated with e f,‘:d: ofid
: Boof only 18 lemangrass and Asian spices. 4
Shrimp only 19 Servec? along side with grilled

Banh Xeo nspa%agus.

Crisyp Vietnomese pancakes

(2) wehth shrimp, squid, pork and

seallions. Accompanied with

fresh lattuce ledves, herbs anc
fish sauce for dipping.

Salt & Pepper Prawns

Lightly breaded jus
wok tassed with bell
Jalapenos, and onions.

with glices of cucumbe
i tomatoes, and jasmine rice

" 4 14

We would like to relocate Miss Saigon Downtown to this new elegant venue. This move will necessitate a revamp
of our current menu to match the upgraded ambiance and heightened sophistication. While we will retain our
hallmark dishes, we're excited to introduce new specialties that epitomize authentic Vietnamese flavors. Our
strength lies in over two decades of stewardship of the Miss Saigon brand.

Our VISION for this new venue will be a Bistro type of dining establishment. We will develop and implement new
systems and processes from Front of House to Back of House. This venue will allow us to take our Miss Saigon
brand to the next level in terms of food, service, ambiance, and showcase our culinary talents to the local Tucson
community as well as abroad.

Our VISION will be one of grandeur! What Rio Nuevo District has done for downtown Tucson and the surrounding
community is nothing short of amazing! You all have turned a mid-sized city like Tucson into a Gastronomy
destination. Having this distinction in “TIMES WORLD GREATEST PLACES” is an achievement one would not have
envisioned 10 years ago. With that being said, we INTEND on building from what this board has done and further
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highlight that distinction of being listed as 1 of 50 places in the world for Gastronomy destination. We truly believe
that what we will bring to the table in terms of cuisine and overall guest experience will be showcased in local and
national publications.

To achieve our VISION, it will require a lot of work, planning, coordinating, execution and capital. We feel that it is
necessary to undergo a complete remodel of the dining and bar area. As the current design features and elements
of the old MiAn restaurant and does not coincide with our VISION. The scope of work will entail: new flooring,
furniture and fixtures, new bar construction, wallpaper, interior and exterior lighting, plateware, new decor, new
IT system, kitchen equipment and kitchen flooring.

This will be a big project for our family, but it is an undertaking that our family is ready to take on. The next section
will highlight the proposed changes that we intend to make to the venue. We have already started the planning
phase for this project as our goal is to reopen mid-February 2024.

MOOD

The existing space boasts elegant design, and we appreciate its minimalist decor. However, it could benefit from
added character and a splash of color to infuse warmth into the dining area. At present, its color palette feels a bit
stark and chilly. The LED chandelier above the bar is its sole distinguishing feature.

We intend to introduce a signature feature, inspired by the illuminated cherry blossom tree depicted below. In
Asian culture, cherry blossoms symbolize feminine strength, mystique, beauty, and the promise of new life with
the onset of Spring. This mirrors our current location's transition, akin to the rebirth of spring. As cherry blossoms
breathe life into their surroundings, our family aims to rejuvenate this space. This ties perfectly with the essence of
our establishment's name, "Miss Saigon," emphasizing the feminine vitality akin to cherry blossoms.
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The expansive nature of the area, especially the open ceiling, calls for a centerpiece to fill the void. In Asian
traditions, a balance amongst the four elements - earth, wind, fire, and water - is crucial. The stone veneer
symbolizes earth while the kitchen signifies fire. To achieve serenity, equilibrium, and tranquility in the space,
we're drawn to introducing elements of wind and water.

For the spacious patio, we envision a setting adorned with lush live plants and foliage, complemented by seating
and dining arrangements for guests to enjoy. The addition of elegant pendant lighting will illuminate both the
interior and exterior, infusing the space with warmth, charm, and an inviting ambiance for all our guests.

*See Appendix A Conceptual floorplan and design (attached as a supplemental)
*See Appendix B Cost of construction breakdown (attached as a supplemental)
*See Appendix C Non-construction costs (will be provided soon)

FINANCIAL PROJECTION

For the financial forecast of the last two quarters of 2023, we will employ the Compounding Annual Growth Rate
(CAGR) formula based on historical data. Given that CAGR is most dependable over short durations, we will utilize
data from 2021 and 2022 to project the figures for Q3 and Q4.

*These figures are net revenue
Sales Year Qtrl Qtr2 Qtr3 Qtr4 Total Sales
2019 $334,190.00 $277,901.00 $ 236,747.00 $284,261.00 $1,133,099.00

Doc ID: 7a04317313f4744e3d3a1f12b8582e4cd0a1a27b



DigiSign Verified - 8959bdd6-2353-4409-b92b-073fc787af87

2020 $300,595.00 $100,510.00 $105,616.00 $201,483.00 $708,204.00
2021 $284,475.00 $ 266,781.00 $ 305,899.00 $371,960.00 $1,229,115.00
2022 $403,818.00 $334,150.00 $353,463.00 $424,721.00 $1,516,152.00

2023 $460,991.00 $374,918.00

CAGR is calculated by using this formula: CAGR= (end value/beginning value)*1/number of yrs -1

CAGR Q3 =(353,463/305,899)"% -1 =7.42%
Future value Q3 2023 = $353,463*1.0742= $379,841

CAGR Q4 = (424,721/371,960)*%-1= 14.2%
Future value Q4 2023 = $424,721*1.142= $484,974

Entering these values into the table will give us a Total Sales of $1,700,724.00 for 2023.

Sales Yr/Yr

$ 2,000,000.00

$1,700,724.00

$1,516,151.00
$ 1,500,000.00

$1,229,115.00
$1,133,099.00

$1,019,499.00

$ 1,000,000.00

Sales

708,204.00

$510,806.00
$ 500,000.00

2015 2016 2017 2018 2019 2020 2021 2022 2023
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Qtr vs Qtr Annually
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$ 100,000.00
$-
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Sales Year

Historical data reveals a consistent upward trend since 2015. However, specific events in 2015-2016 and 2020 led
us to exclude those years from the average annual percentage change calculations.

The data underscores Miss Saigon's sustained growth and its potential to prosper in the foreseeable future, barring
unexpected challenges.

Based on an average revenue increase of 14.55%, the financial forecast for Miss Saigon's current location for the
upcoming three years is as follows:

2024 2025 2026

$1,948,179.34  $2,231,639.44  $2,556,342.97

For our new, larger space, we will determine financial forecasting by taking an annual average in terms of dollar
per square foot. Using the 2022 sales revenue of $1,516,152 and our current space of 3,480 sqft, this gives us a
rate of $435.67/sqft annually.

Looking at the historical data over the past five years, we expect a steady growth rate of 12% annually. However,
several additional factors will influence this estimate.

Upon reviewing our updated business plan, we project an added increase of 16% in the financial forecast for the

first year. This takes into account a 5% average price hike in our menu, an 8% surge in alcoholic sales, and a new
revenue stream from desserts and coffee at 8% (this includes the 5% loss from BOBA revenue).
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It's also crucial to factor in inflation. The US Federal Reserve has reduced inflation from last year's peak to its

current 3%. We predict that this 3% rate will remain consistent. Consequently, this inflation rate should be

integrated into our future pricing strategy.

In summary, for the new location's inaugural year, we project an aggregate increase of 31% (comprising of 12%

growth, 16% from new business initiatives, and 3% inflation) in $/sqft. For the subsequent two years, we forecast a

12% rise. We'll revise these estimates in response to changing circumstances. The new venue square footage will
be calculated as such: 4,242 interior space + 50% of patio space 50% x 2543=1271+4242=5,513

50% TPT
New Redirected
Projected |Forecast Venue SQ TPT Taxes back to Rio
Avg$/sqft |Growth Avg$/sqft |FT Projected Revenue |Collected 8.7% |Nuevo
Year1 $435.67 1.31 $570.73 5513 $3,146,434.49 $273,739.80| $136,869.90
Year2 $570.73 1.12 $639.22 5513 $3,524,019.86 $306,589.73| $153,294.86
Year3 $639.22 1.12 $715.93 5513 $3,946,922.09 $343,382.22| $171,691.11
Yeard $715.93 1.08 $773.20 5513 $4,262,651.60 $370,850.69| $185,425.34
Year5 $773.20 1.15 $889.18 5513 $4,902,049.34 $426,478.29| $213,239.15
Total Taxes

Collected 5yrs=| $1,721,040.73| $860,520.37

Our projections for the next 5 years for the new venue are realistic and easily obtainable if our Vision of this space
comes to fruition. The proposed renovation to this space will make Miss Saigon Downtown Bistro a one-of-a-kind
establishment that will garner national attention. The capital that we have requested in this LOI from Rio Nuevo,
will have been realized within the 1% 3 years of relocation/operations in the new venue. The subsequent years will
be even better as our family sees what this committee has accomplished the past 10+ years and continues to do
for the local community the next 10+ years. Our families plan on being here for a very long time, as we have
planted our seeds here over 3 decades ago.

Bio

In 1984, our family immigrated to Tucson, AZ, from Vietnam, seeking a new life of freedom and opportunity. Our
family consists of Vo Ma, Kim Nguyen and their 3 sons: Hien, Vinh, and Bao Ma. With our parents having since
retired, the 3 of us now run and operate the family enterprise.

Our entrepreneurial journey began in 1989 with Food Spot Market. A modest market on the southside of Tucson.
This venture has since paved the way for a multitude of diverse businesses for our family, spanning convenience
stores, real estate, and restaurants.

Business, much like the seasons, is ever evolving. Through the years, we ventured into numerous enterprises until
we discovered our true passion: Miss Saigon

The journey of Miss Saigon began in 2000 when our family opened the first location at 1075 N. Campbell Ave. The

initial years were challenging, as Vietnamese cuisine was relatively unknown in the area. Yet, over time, we saw an
increase in sales and followers as Vietnamese cuisine gained traction within the local community.
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In 2006, we expanded our Miss Saigon brand with "Miss Saigon Bar and Grill" on the Northwest Side. Due to the
road construction of Ina Road in 2016, it now serves as a warehouse for our dry goods inventory and a commissary
for our other locations.

In 2012, we embarked on a new adventure subleasing a downtown space previously occupied by Monkey Burger.
It was owned and operated by Mr. Fletcher McCusker, who now sits on the Rio Nuevo Board. We are eternally
grateful to Mr. McCusker and the Rio Nuevo community for their unwavering support, especially during the
challenging times brought on by Covid-19. Your grants helped us navigate those difficult days, keeping our lights
on, water running, and business flowing.

We took a chance on the downtown location as we saw potential and the changes that were happening. The initial
year was quite challenging as we poured our heart, sweat and tears into the project. Downtown Tucson has
witnessed many establishments come and go, but Miss Saigon is still standing. A testament to resilience and
community support. This location holds a special place in our hearts, representing determination in the face of
adversity.

Our reputation led NA Horizons to approach us in 2016 about an available spot in the William Center at 250 S.
Craycroft Rd., previously occupied by Blue Wasabi and Just Desserts and Coffee. Given the flourishing Campbell
venue and temporary closures of the other outlets due to external factors, this opportunity was a timely blessing.
Extensive research revealed its potential in central Tucson, which was an ideal expansion zone.

Presently, this location outshines the rest, owing to several factors: our brand's loyal clientele, strategic proximity
to Davis Monthan Air Force Base, the Park Place Mall, and the collaborative synergy between the three brothers.
Each brother contributes a unique skillset, essential to our collective success.

Our achievements are the fruits of familial unity. Rooted in our parents' wisdom, we prioritize family above all.
They often likened our bond to a three-legged stool, emphasizing that the absence of a single leg would render it
unstable. This philosophy remains our guiding beacon, shaping our endeavors for the future.

In the unpredictable world of restaurant business, we've faced many challenges. Such as the 2006 housing market
crash that led to a great recession from December 2007 to June 2009. Then came the Covid-19 recession in 2020.

Despite all of this, Miss Saigon has stood the test of time. Thanks to the incredible support of our local community
and the perseverance of our family and staff members. For over 23 years, we have been a staple in Tucson.

As we look ahead, we see a bright future for Downtown Tucson, and we envision Miss Saigon being an integral part
of it along with our new concept. It is both an honor and a privilege to submit this letter of intent to lease the
mentioned property but to also highlight our position in staying in the downtown area with our existing location.

We give you our word that if you entrust this property to our family, we will cherish and value it as an invaluable
gift to our community.

In conclusion, we remain steadfast in our commitment to the future. We see a radiant future for Downtown
Tucson, and we are thrilled at the prospect of our Miss Saigon brand and Southwest Asian Cuisine LLC continuing
to be an integral part of it. If we are chosen as the new tenants of the space, it would be a treasured gift to our
family and the community we hold dear.
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Thank you for your consideration, and we eagerly await the opportunity to discuss this endeavor further.

Sincerely,

3:10« Mw 10/23/2023
Bao Ma & The Ma Family

Christmas 2022 family photo
(Top left to right): Hien Ma and wife Thien Nga Nguyen, Hien’s 2 sons: Anthony and Jonathan. Skylar and Jadelin
daughters of Vinh Ma and wife Yenlinh Le. Doan Vo, wife of Bao Ma.

(center) Vo Ma & Kim Nguyen.
(bottom left to right): Mila and Emilee (Bao and Doan’s daughters) and Wahkeen(Vinh’s son)

JHE Al /N
Our parents' 50th anniversary trip.
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The 3 Ma Brothers

REAL ESTATE
BROKERAGE:

Engel & Volkers Tucson represents the leasee and shall be paid a
commission of 3.0% through a separate agreement of the Gross
Consideration of the Lease Term. The commission shall be paid upon 1st
rent payment.

This Letter of Intent is not binding on either party. It simply sets forth the basic economic terms,
which may be formalized in a mutually acceptable Lease contract prepared by the Broker. If this
Letter of Intent proposal is acceptable, please execute the signature block provided below. We
look forward to the successful completion of this transaction. If you have any questions, please do
not hesitate to contact me.

LESSEE: 30‘0’/1'100 Date: 10/23/2023

LESSOR: Date:
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