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IN THE SUPREME COURT OF THE STATE OF NEVADA

FRONT SIGHT MANAGEMENT LLC, a
Nevada Limited Liability Company,

Petitioner,
VS.

THE EIGHTH JUDICIAL DISTRICT
COURT OF THE STATE OF NEVADA,
IN AND FOR THE COUNTY OF CLARK;
and THE HONORABLE TIMOTHY C.
WILLIAMS, DISTRICT COURT JUDGE,

Respondents,

and

LAS VEGAS DEVELOPMENT FUND
LLC, a Nevada Limited Liability Company;
EB5 IMPACT CAPITAL REGIONAL
CENTER LLC, a Nevada Limited Liability
Company; EBS5 IMPACT ADVISORS
LLC, a Nevada Limited Liability Company;
ROBERT W. DZIUBLA, individually and
as President and CEO of LAS VEGAS
DEVELOPMENT FUND LLC and EBS5
IMPACT ADVISORS LLC; JON
FLEMING, individually and as an agent of
LAS VEGAS DEVELOPMENT FUND
LLC and EB5 IMPACT ADVISORS LLC;
LINDA STANWOOD, individually and as
Senior Vice President of LAS VEGAS
DEVELOPMENT FUND LLC and EBS
IMPACT ADVISORS LLC,

Real Parties in Interest.

No.: Electronically File
Sep 11 2020 04:3

Dist. Ct. Case No: 51@%%'?0%4&50"‘
Clerk of Supremsg

Docket 81776 Document 2020-33656

d
39 p.m.

Court




10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

PETITION FOR WRIT OF MANDAMUS, OR ALTERNATIVELY,

PROHIBITION

PETITIONER’S APPENDIX
VOLUME XVII

John P. Aldrich, Esq.
Nevada Bar No. 6877
Jamie S. Hendrickson, Esq.
Nevada Bar No. 12770
ALDRICH LAW FIRM, LTD.
7866 West Sahara Avenue
Las Vegas, Nevada 89117
702-853-5490
jaldrich@johnaldrichlawfirm.com
jamie@johnaldrichlawfirm.com

Attorneys for Petitioner
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CHRONOLOGICAL INDEX

VOLUME I

Complaint (09/14/2018)

Amended Complaint (10/04/2018)

Affidavit of Service on Robert W. Dziubla (10/17/2018)
Affidavit of Service on Linda Stanwood (10/17/2018)

Affidavit of Service on EBS Impact Advisors LLC (10/17/2018)

Affidavit of Service on EB5 Impact Capital Regional Center
LLC (10/18/2018)

Affidavit of Service on Las Vegas Development Fund LLC
(10/18/2018)

Affidavit of Service on Chicago Title Company (10/22/2018)
Notice of Entry of Order Admitting to Practice (11/15/2018)

Notice of Entry of Order on Plaintiff’s Petition for Appointment
of Receiver and for an Accounting (11/27/2018)

Notice of Entry of Order Granting Plaintiff’s Motion for
Protective Order (11/27/2018)

Notice of Entry of Protective Order (11/27/2018)

Notice of Entry of Order Granting Temporary Restraining Order
and Expunging Notice of Default (11/27/2018)

Order Setting Settlement Conference (12/06/2018)

Second Amended Complaint (01/04/2019)

PAGES
0001-0028
0029-0057

0058
0059
0060

0061

0062

0063
0064-0068

0069-0074

0075-0079

0080-0098

0099-0104

0105-0106

0107-0250
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VOLUME II

Second Amended Complaint (01/04/2019) (cont’d)

Notice of Entry of Order on Plaintiff’s Motion for Preliminary
Injunction (01/17/2019)

Notice of Entry of Order on Plaintiff’s Renewed Motion for an
Accounting Related to Defendants Las Vegas Development
Fund LLC and Robert Dziubla and for Release of Funds
(01/17/2019)

Notice of Entry of Order on Defendants” Motion to Dismiss
Plaintiff’s First Amended Complaint (01/17/2019)

Notice of Entry of Order on Plaintiff’s Motion to Disqualify C.
Keith Greer as Attorney of Record for Defendants (01/25/2019)

Notice of Entry of Disclaimer of Interest of Chicago Title
Company and Stipulation and Order for Dismissal (02/05/2019)

Defendant Las Vegas Development Fund LLC’s Motion for
Appointment of Receiver and Request for Order Shortening
Time (02/06/2019)

Declaration of Robert Dziubla in Support of Defendant Las
Vegas Development Fund LLC’s Motion for Appointment of
Receiver [redacted in district court filing] (02/06/2019)

VOLUME III

Declaration of Robert Dziubla in Support of Defendant Las
Vegas Development Fund LLC’s Motion for Appointment of
Receiver [redacted in district court filing] (02/06/2019) (cont’d)

Declaration of C. Keith Greer in Support of Defendant’s Motion
for Receivership (02/06/2019)

il

PAGES
0251-0322

0323-0327

0328-0332

0333-0337

0338-0343

0344-0350

0351-0378

0379-0500

PAGES

0501-0558

0559-0601
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Motion to Seal and/or Redact Pleadings and Exhibits to Protect
Confidential Information, Motion to Amend Paragraph 2.3 of
Protective Order, Motion for Order Shortening Time and Order
Shortening Time (02/15/2019)

Notice of Entry of Order Shortening Time (02/15/2019)
Opposition Memorandum of Defendant Las Vegas
Development Fund, LLC to Plaintiff’s Motion to Seal and/or
Redact Pleadings and Exhibits (02/19/2019)

Opposition to Defendant Las Vegas Development Fund LLC’s
Motion for Appointment of Receiver (02/22/2019)

Errata to Opposition to Defendant Las Vegas Development
Fund LLC’s Motion for Appointment of Receiver (02/22/2019)

Defendant Las Vegas Development Fund LLC’s Reply to
Plaintiff's Opposition to Defendant's Motion for Appointment of
Receiver (02/26/2019)

VOLUME 1V

Defendant Las Vegas Development Fund LLC’s Reply to
Plaintiff's Opposition to Defendant's Motion for Appointment of
Receiver (02/26/2019) (cont’d)

Supplemental Declaration of Robert W. Dziubla in Support of
Defendant LVD Fund’s Reply to Plaintiff's Opposition to
Defendant’s Motion to Appointment of Receiver (02/26/2019)

Declaration of C. Keith Greer in Support of Defendant LVD
Fund’s Reply to Plaintiff’s Opposition to Defendant’s Motion to
Appoint Receiver (02/26/2019)

Plaintiff’s Second Motion for Temporary Restraining Order and

Preliminary Injunction, Motion for Order Shortening Time, and
Order Shortening Time (03/01/19)

il

0602-0628

0629-0658

0659-0669

0670-0730

0731-0740

0741-0750

PAGES

0751-0755

0756-0761

0762-0769

0770-0836
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Defendant Las Vegas Development Fund, LLC’s Opposition to
Plaintiff’s Second Motion for Temporary Restraining Order and
Preliminary Injunction (03/19/2019)

Supplemental Declaration of Defendant Robert Dziubla in
Support of Defendant Las Vegas Development Fund, LLC’s
Opposition to Plaintiff’s Second Motion for Temporary
Restraining Order and Preliminary Injunction (03/19/2019)
Notice of Entry of Order (03/19/2019)

Errata to Supplemental Declaration of Robert Dziubla in
Support of Defendants’ Opposition to Plaintiff’s Second Motion
for Temporary Restraining Order and Preliminary Injunction
(03/20/2019)

Notice of Entry of Order (04/10/2019)

Notice of Entry of Order (04/10/2019)

Notice of Entry of Order (04/10/2019)

Notice of Entry of Order (04/10/2019)

Defendants’ Answer to Plaintiff’s Second Amended Complaint
and Counterclaim (04/23/2019)

VOLUME V

Defendants’ Answer to Plaintiff’s Second Amended Complaint
and Counterclaim (04/23/2019) (cont’d)

Notice of Entry of Order (05/16/2019)

Reporter’s Transcript of Motion (Preliminary Injunction
Hearing) (06/03/2019)

v

0837-0860

0861-0875

0876-0881

0882-0892

0893-0897
0898-0903
0904-0909
0910-0916

0917-1000

PAGES

1001-1083

1084-1089

1090-1250
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VOLUME VI

Reporter’s Transcript of Motion (Preliminary Injunction
Hearing) (06/03/2019) (cont’d)

Order Setting Settlement Conference (06/04/2019)

Acceptance of Service of Counterclaim on Counterdefendants
Front Sight Management, LLC, Ignatius Piazza, Jennifer Piazza,
VNV Dynasty Trust I and VNV Dynasty Trust II (06/14/2019)
Notice of Entry of Order (06/25/2019)

Notice of Entry of Stipulation and Order Regarding Defendants’
Judicial Foreclosure Cause of Action (06/25/2019)

Reporter’s Transcript of Preliminary Injunction Hearing
(07/22/2019)

VOLUME VII

Reporter’s Transcript of Preliminary Injunction Hearing
(07/22/2019) (cont’d)

Reporter’s Transcript of Preliminary Injunction (07/23/2019)
Business Court Order (07/23/2019)

Order Re Rule 16 Conference, Setting Civil Jury Trial, Pre-
Trial/Calendar Call and Deadlines for Motions; Discovery
Scheduling Order (08/20/2019)

Notice of Entry of Order Granting in Part and Denying in Part
Counterdefendants’ Motions to Dismiss Counterclaim
(09/13/2019)

Notice of Entry of Order Denying Plaintiff’s Motion for
Temporary Restraining Order and Preliminary Injunction related
to Investor Funds and Interest Payments (09/13/2019)

v

PAGES

1251-1313

1314-1315

1316-1317

1318-1324

1325-1330

1331-1500

PAGES

1501-1513

1514-1565

1566-1572

1573-1577

1578-1584

1585-1591
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Notice of Entry of Order Staying All Subpoenas For Documents
and Depositions which were Served on Non-Parties by Plaintiff

(09/13/2019)
Plaintiff’s Motion for Sanctions (09/17/2019)

Reporter’s Transcript of Hearing (Preliminary Injunction
Hearing) (09/20/2019)

VOLUME VIl

Reporter’s Transcript of Hearing (Preliminary Injunction
Hearing) (09/20/2019) (cont’d)

Order Scheduling Hearing (09/27/2019)

Counterdefendants VNV Dynasty Trust [ and VNV Dynasty
Trust II’s Answer to Counterclaim (09/30/2019)

Counterdefendant Dr. Ignatius Piazza’s Answer to Counterclaim

(09/30/2019)

Counterdefendant Front Sight Management LLC’s Answer to
Counterclaim (09/30/2019)

VOLUME IX

Counterdefendant Front Sight Management LLC’s Answer to
Counterclaim (09/30/2019) (cont’d)

Counterdefendant Jennifer Piazza’s Answer to Counterclaim
(09/30/2019)

Defendant EBS Impact Advisors LLC’s Opposition to
Plaintiff’s Motion for Sanctions (09/30/2019)

Declaration of Robert Dziubla in Opposition to Plaintiff’s
Motion for Sanctions (09/30/2019)

Vi

1592-1599

1600-1643

1644-1750

PAGES

1751-1930

1931-1932

1933-1957

1958-1981

1982-2000

PAGES

2001-2005

2006-2029

2030-2040

2041-2044
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Reporter’s Transcript of Motions (Defendants’ Motions to

Quash Subpoena to Wells Fargo Bank, Signature Bank, Open

Bank and Bank of Hope) (10/09/2019)

Reply to Opposition to Plaintiff’s Motion for Sanctions
(10/18/2019)

VOLUME X

Reply to Opposition to Plaintiff’s Motion for Sanctions
(10/18/2019) (cont’d)

Notice of Intent to Issue Subpoena to Lucas Horsfall, LLLP
(10/22/2019)

Notice of Intent to Issue Subpoena to Bank of America, N.A.

(10/22/2019)

Plaintiff’s Motion to Quash Subpoenas (10/29/2019)
Defendants’ Opposition to Plaintiff’s Motion to Quash
Subpoenas to Third Parties Bank of America and Lucas

Horsfall, Murphy & Pindroh, LLP (11/6/2019)

VOLUME XI

Defendants’ Opposition to Plaintiff’s Motion to Quash
Subpoenas to Third Parties Bank of America and Lucas
Horsfall, Murphy & Pindroh, LLP (11/6/2019) (cont’d)

Notice of Entry of Order Granting Defendants’ Motion to
Advance Hearing regarding Plaintiff’s Motion to Quash
Subpoenas (11/08/2019)

Reply to Opposition to Motion to Quash Subpoenas
(11/15/2019)

vii

2045-2232

2233-2250

PAGES

2251-2297

2298-2378

2379-2459

2460-2478

24779-2500

PAGES

2501-2655

2656-2660

2661-2750
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VOLUME XII

Reply to Opposition to Motion to Quash Subpoenas
(11/15/2019) (cont’d)

Notice of Entry of Order Shortening Time (11/15/2019)
Notice of Entry of Order Granting in Part and Denying in Part
Defendants’ Motions to Quash Plaintiff’s Subpoenas to Non-
Parties Empyrean West, Jay Carter and David Keller
(12/6/2019)

Notice of Entry of Order Granting Defendant’s Motions to
Quash Plaintiff’s Subpoenas to Non-Party Banks (12/6/2019)

Notice of Entry of Stipulation and Order Regarding Exhibit
(12/6/2019)

Notice of Entry of Order Denying Plaintiff’s Motion to Quash
Subpoenas to Plaintiff’s Bank and Accountant (12/6/2019)

Notice of Entry of Order Shortening Time (12/11/2019)
Notice of Entry of Order (12/18/2019)
Notice of Entry of Stipulation and Order (12/18/2019)

Notice of Entry of Order Denying Plaintiff’s Motion to Quash

Subpoenas to Morales Construction, Top Rank Builders and All

American Concrete and Masonry (12/19/2019)

Notice of Entry of Order Denying Plaintiff’s Motion for
Sanctions Related to Defendant EB5IA’s Accounting Records
(12/19/2019)

Notice of Entry of Order Denying Plaintiff’s Motion to Stay
Enforcement of Order Denying Plaintiff’s Motion to Quash

Subpoenas to Bank of America and Lucas Horsfall (01/02/2020)

viii

PAGES

2751-2776

2777-2785

2786-2793

2794-2800

2801-2816

2817-2822

2823-2836
2837-2840
2841-2846

2847-2853

2854-2860

2861-2866
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Notice of Entry of Order (01/17/2020)
Statement of Undisputed Facts (01/17/2020)

VOLUME XIII

Statement of Undisputed Facts (01/17/2020) (cont’d)

Notice of Entry of Findings of Fact, Conclusions of Law, and
Order Denying Defendant Las Vegas Development Fund LLC’s
Motion to Dissolve Temporary Restraining Order and to
Appoint a Receiver (01/23/2020)

Notice of Entry of Order on Status Check Regarding Discovery
Responses/Plaintiff’s Motion to Compel (01/23/2020)

Motion for Summary Judgment as to the Counterclaims Against
VNV Dynasty Trust I and VNV Dynasty Trust 11 (01/23/2020)

Motion for Summary Judgment as to the Counterclaims Against
Jennifer Piazza (01/23/2020)

Defendant and Counter Claimant LVDF’s Objections to
Plaintiff and Counter Defendant’s Statement of Undisputed
Facts (02/03/2020)

Defendant and Counterclaimant LVD Fund’s Opposition to
Counterdefendant Jennifer Piazza’s Motion for Summary
Judgment [redacted in district court filing] (02/03/2020)

Defendant and Counterclaimant LVD Fund’s Opposition to
VNV Dynasty Trust I and VNV Dynasty Trust II’s Motion for
Summary Judgment [redacted in district court filing]
(02/03/2020)

X

2867-2874
2875-3000
PAGES
3001-3080

3081-3091

3092-3095

3096-3143

3144-3166

3167-3222

3223-3239

3240-3250
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VOLUME X1V

Defendant and Counterclaimant LVD Fund’s Opposition to
VNV Dynasty Trust I and VNV Dynasty Trust II’s Motion for
Summary Judgment [redacted in district court filing]
(02/03/2020) (cont’d)

Declaration of C. Keith Greer in Support of Defendant and
Counterclaimants’ Oppositions to Jennifer Piazza and the VNV
Dynasty Trust I and II Motions for Summary Judgment
(02/03/2020)

Notice of Entry of Order (02/07/2020)

Motion to Seal and/or Redact Portions of Defendants’
Oppositions to Jennifer Piazza and the VNV Trusts’ Motions for
Summary Judgment to Protect Confidential Financial
Information, Motion for Order Shortening Time and Order
Shortening Time (02/11/2020)

Notice of Entry of Order Shortening Time (02/11/2020)

Defendant Las Vegas Development Fund LLC’s Opposition to
Motion to Seal and/or Redact portions of Defendants’
Oppositions to Jennifer Piazza and the NVN Trusts” Motions for
Summary Judgment to Protect Confidential Financial
Information (02/14/2020)

Notice of Entry of Order Regarding February 5, 2020 Status
Check (02/19/2020)

Notice of Entry of Stipulation and Order Resetting Hearings and
Briefing Schedule (02/25/2020)

Response to Defendant LVDF’s Objections to Statement of
Undisputed Facts and Countermotion to Strike (02/28/2020)

Notice of Entry of Order (03/02/2020)

PAGES

3251-3256

3257-3326

3327-3330

3331-3348

3349-3368

3369-3380

3381-3385

3386-3391

3392-3411

3412-3416
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Notice of Entry of Order (03/03/2020)

Notice of Entry of Order (03/12/2020)

Notice of Entry of Order (04/01/2020)

Notice of Entry of Order (04/01/2020)

Defendant and Counterclaimant Las Vegas Development Fund,
LLC’s Notice of Motion and Motion for Leave to Amend the
Countercomplaint [redacted in district court filing]

(04/03/2020)

VOLUME XV

Defendant and Counterclaimant Las Vegas Development Fund,
LLC’s Notice of Motion and Motion for Leave to Amend the
Countercomplaint [redacted in district court filing]
(04/03/2020) (cont’d)

Declaration of C. Keith Greer in Support of Las Vegas
Development Fund, LLC’s Motion for Leave to Amend the
Countercomplaint (04/04/2020)

Opposition to Motion for Leave to Amend Counterclaim
(04/17/2020)

Notice of Entry of Stipulation and Order to Replace Exhibit “A”

to Defendant’s Motion for Leave to Amend the

Countercomplaint [redacted in district court filing]
(04/20/2020)

VOLUME XVI

Notice of Entry of Stipulation and Order to Replace Exhibit “A”

to Defendant’s Motion for Leave to Amend the
Countercomplaint [redacted in district court filing]
(04/20/2020) (cont’d)

X1

3417-3421
3422-3429
3430-3436
3437-3441

3442-3500

PAGES

3501-3640

3641-3645

3646-3692

3693-3750

PAGES

3751-3891
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Notice of Entry of Order (04/28/2020)

Reply in Support of Defendant and Counterclaimant Las Vegas
Development Fund, LLC’s Motion for Leave to Amend the
Counterclaim [redacted in district court filing] (04/29/2020)

VOLUME XVII

Reply in Support of Defendant and Counterclaimant Las Vegas
Development Fund, LLC’s Motion for Leave to Amend the
Counterclaim [redacted in district court filing] (04/29/2020)
(cont’d)

Defendant Las Vegas Development Fund, LLC’s Motion for
Clarification on Order Shortening Time (05/01/2020)

Opposition to Defendant Las Vegas Development Fund LLC’s
Motion for Clarification on Order Shortening Time
(05/11/2020)

Notice of Entry of Stipulation and Order to Extend Discovery
Deadlines and Continue Trial (Second Request) (05/13/2020)

Amended Order Setting Jury Trial (05/13/2020)

Notice of Entry of Order Granting Las Vegas Development
Fund, LLC’s Motion to Compel Production of Documents or, in
the Alternative, Motion for Preliminary Injunction to Address
Front Sight’s Continuing Violation of Section 5.10 of the
Construction Loan Agreement and Request for Limited Relief
From the Protective Order (05/18/2020)

Notice of Entry of Order Granting Defendant and
Counterclaimant Las Vegas Development Fund, LLC’s Notice
of Motion and Motion for Leave to Amend the
Countercomplaint (06/04/2020)

Xii

3892-3896

3897-4000

PAGES

4001-4006

4007-4016

4017-4045

4046-4056

4057-4061

4062-4067

4068-4072
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Defendants’ Answer to Plaintiff’s Second Amended Complaint;
and First Amended Counterclaim /redacted in district court

filing] (06/04/2020)

VOLUME XVIII

Defendants’ Answer to Plaintiff’s Second Amended Complaint;
and First Amended Counterclaim [redacted in district court
filing] (06/04/2020) (cont’d)

Notice of Entry of Order Granting Defendant Las Vegas
Development Fund, LLC’s Motion for Clarification on Order
Shortening Time (06/05/2020)

Notice of Entry of Findings of Fact, Conclusions of Law and
Order Denying Plaintiff Front Sight Management, LLC’s
Motion to Extinguish LVDEF’s Deed of Trust, or Alternatively to

Grant Senior Debt Lender Romspen a First Lien Position, and
Motion to Deposit Funds Pursuant to NRCP 67 (06/08/2020)

Notice of Entry of Order Denying Plaintiff’s Motion to Quash
Subpoenas to Summit Financial Group and US Capital Partners,
Inc. (06/08/2020)

Notice of Entry of Order Denying Counter Defendants VNV
Dynasty Trust I and VNV Dynasty Trust II’s Motion for
Summary Judgment (06/08/2020)

Notice of Entry of Order Denying Counter Defendant Jennifer
Piazza’s Motion for Summary Judgment (06/08/2020)

Notice of Entry of Order Shortening Time (06/12/2020)
Affidavit of Service — Michael G. Meacher (06/16/2020)
Affidavit of Service — Top Rank Builders Inc. (06/16/2020)

Affidavit of Service — All American Concrete & Masonry Inc.
(06/16/2020)

xiii

4073-4250

PAGES

4251-4262

4263-4268

4269-4275

4276-4281

4282-4287

4288-4293

4294-4305
4306-4308
4309-4311

4312-4314
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Affidavit of Service — Morales Construction, Inc. (06/16/2020)

Notice of Entry of Order Denying Front Sight Management
LLC’s Motion for Partial Summary Judgment With Findings of
Fact and Conclusions of Law (06/22/2020)

Notice of Entry of Order Granting in Part Motion for Sanctions
and/or to Compel Actual Responses to Plaintiff’s First Sets of
Interrogatories to Defendants (06/22/2020)

Notice of Entry of Findings of Fact and Conclusions of Law and
Order Granting In Part and Denying In Part Defendants’ Motion
for Protective Order Regarding Discovery of Consultants and
Individual Investors Confidential Information (07/06/2020)

Notice of Entry of Order Denying Without Prejudice Plaintiff's
Motion for Sanctions for Violation of Court Orders Related to
Defendants Responses to Plaintiffs Requests for Production of

Documents to Defendants (07/06/2020)
Notice of Entry of Order Granting Defendants’ Motion for
Protective Order Regarding the Defendants’ Private Financial

Information (07/10/2020)

Acceptance of Service on Behalf of Efrain Rene Morales-
Moreno (07/23/2020)

Counterdefendant Jennifer Piazza’s Answer to First Amended
Counterclaim (08/21/2020)

Minutes of the Court (08/26/2020)

Notice of Entry of Stipulation and Order to Extend Discovery
Deadlines (09/02/2020)

X1iv

4315-4317

4318-4327

4328-4333

4334-4342

4343-4349

4350-4356

4357-4359

4360-4386

4387-4389

4390-4403
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ALPHABETICAL INDEX

Acceptance of Service of Counterclaim on
Counterdefendants Front Sight Management, LLC,
Ignatius Piazza, Jennifer Piazza, VNV Dynasty Trust
[ and VNV Dynasty Trust II (06/14/2019)

Acceptance of Service on Behalf of Efrain Rene
Morales-Moreno (07/23/2020)

Affidavit of Service on Chicago Title Company
(10/22/2018)

Affidavit of Service on EB5 Impact Advisors LLC
(10/17/2018)

Affidavit of Service on EB5 Impact Capital Regional
Center LLC (10/18/2018)

Affidavit of Service on Las Vegas Development
Fund LLC (10/18/2018)

Affidavit of Service on Linda Stanwood
(10/17/2018)

Affidavit of Service on Robert W. Dziubla
(10/17/2018)

Affidavit of Service — All American Concrete &
Masonry Inc. (06/16/2020)

Affidavit of Service — Michael G. Meacher
(06/16/2020)

Affidavit of Service — Morales Construction, Inc.
(06/16/2020)

XV

Volume(s)

VI

XVIII

XVIII

XVIII

XVIII

Pages

1316-1317

4357-4359

0063

0060

0061

0062

0059

0058

4312-4314

4306-4308

4315-4317
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Affidavit of Service — Top Rank Builders Inc.
(06/16/2020)

Amended Complaint (10/04/2018)

Amended Order Setting Jury Trial (05/13/2020)
Business Court Order (07/23/2019)

Complaint (09/14/2018)

Counterdefendant Dr. Ignatius Piazza’s Answer to
Counterclaim (09/30/2019)

Counterdefendant Front Sight Management LLC’s
Answer to Counterclaim (09/30/2019)

Counterdefendant Jennifer Piazza’s Answer to
Counterclaim (09/30/2019)

Counterdefendant Jennifer Piazza’s Answer to First
Amended Counterclaim (08/21/2020)

Counterdefendants VNV Dynasty Trust [ and VNV
Dynasty Trust II’s Answer to Counterclaim
(09/30/2019)

Declaration of C. Keith Greer in Support of
Defendant and Counterclaimants’ Oppositions to
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limited to, inducing Front Sight to improperly use funds for the persona benefit of Counter
Defendants Ignatius Piazza, Jennifer Piazza, and VNV Trust Defendants.

93. Front Sight did in fact breach the contract as stated specifically above.

94.  The breach was caused by the wrongful and unjustified conduct;

95.  Asadirect and proximate result of Counter Defendants’ intentional acts to induce
Front Sight to breach the CLA, Counter Claimant sustained damages in the amount to be proven at
trial.

96. Asaresult of Counter Defendants' actions, Counter Claimant has been required to
retain the services of an attorney in order to pursue this claim against said Counter Defendants, and
each of them, and is therefore entitled to be compensated for any and all costs incurred in the
prosecution of this action, including without limitation, any and all reasonable costs and attorney’s

fees.

FOURTH CAUSE OF ACTION
Conversion Against Front Sight, I gnatius Piazza and Jennifer Piazza

97.  Counter Claimant repeats and realleges each and every allegation contained in
paragraphs 1 through 96 of this Counterclaim as though set forth fully herein at length.

98.  Through these Counter Defendants’ conduct described above, Counter Defendants
obtained Counter Claimants' property and have wrongfully asserted dominion over Counter
Claimant’ s property; to wit: misappropriating and spending the loan proceeds under the CLA for
purposes other than that for which it was intended.

99.  Counter Defendants wrongful conduct was in denial of, inconsistent with, and in
defiance of Counter Claimant’ s rights and title to its money and/or property.

100. Asaresult of Counter Defendants' actions, Counter Claimant has been required to
retain the services of an attorney in order to pursue this claim against said Counter Defendants, and
each of them, and is therefore entitled to be compensated for any and all costsincurred in the
prosecution of this action, including without limitation, any and all reasonable costs and attorney’s
fees.

7
Page 36 of 41

4001



© 00 N oo o b~ w N P

* KENNEDY
e
w N kB O

O/
*

[EY
SN

*
702.562.8820

8984 SPANISH RIDGE AVENUE
LAS VEGAS, NEVADA 89148-1302

BAILEY
N RN NN NN NN B B R P
N o R W N B O © 0 N o O

N
(o]

FIFTH CAUSE OF ACTION
Civil Conspiracy Against All Counter Defendants

101. Counter Claimant repeats and realleges each and every allegation contained in
paragraphs 1 through 100 of this Counterclaim as though set forth fully herein at length.

102. Asset forth above, Counter Defendants Ignatius Piazza and Jennifer Piazza, both in
their individual capacity and in their capacity as Trustees and/or beneficiaries of the VNV Trust
Defendants, acted together in concert, in their individual capacities, to accomplish their unlawful
objectives for the purpose of harming Counter Claimant.

103. Whileacting in their individual capacities and in their capacity as Trustees and/or
beneficiaries of the VNV Trust Defendants, Ignatius Piazza and Jennifer Piazza conspired with Front
Sight and the VNV Trust Defendants, using Front Sight and VNV Trust Defendants to achieve their
unlawful objective of diverting monies from Front Sight that were needed to maintain Front Sight’s
solvency and its ability to meet its obligations under the CLA regarding timely completion of the
Project and repayment of the loan, for their own individual advantage and benefit.

104. Asadirect and proximate result of the Counter Defendants’ acts, Counter Claimant
has been damaged in an amount to be proven at trial.

105. Counter Defendants’ conduct was malicious, oppressive and fraudulent under NRS
42.005, entitling Counter Claimant to an award of punitive damages.

106. Asaresult of Counter Defendants actions, Counter Claimant has been required to
retain the services of an attorney in order to pursue this claim against said Counter Defendants, and
each of them, and is therefore entitled to be compensated for any and all costsincurred in the
prosecution of this action, including without limitation, any and all reasonable costs and attorney’s
fees.

107. Based on Counter Defendants’ conduct and the inequitable result of allowing the
transferred funds to remain in control of Counter Defendants, a constructive trust should be placed
on all moneys transferred from Front Sight to the VNV Trust Defendants, as prayed for below.

7
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SIXTH CAUSE OF ACTION
Judicial Foreclosure Against Front Sight

108. Counter Claimant repeats and realleges each and every allegation contained in
paragraphs 1 through 107 of this Counterclaim as though set forth fully herein at length.

109. InJuly 2017, Counter Defendant Front Sight for good and valuable consideration
executed and delivered the original Promissory Note to LVD Fund. On November 14, 2017, Counter
Defendant Front Sight executed and delivered the Amended and Restated Promissory Noteto LVD
Fund. (Exhibit 7).

110. To securethe Note, on October 13, 2016, Counter Claimant LVVD Fund recorded a
Deed of Trust titled “Construction Deed of Trust, Security Agreement, Assignment of Leases and
Rents, and Fixture Filing,” in the official records of Nye County, Nevada, as “DOC #860867."
(Exhibit 1). On January 12, 2018, the “First Amendment to Construction Deed of Trust, Security
Agreement and Fixture Filing,” was recorded in the official records of Nye County, Nevada, as
“DOC #886510." (Exhibit 2).

111. Counter Claimant LVD Fund is the owner and the holder of the note for value and has
performed all obligation under the Promissory Note.

112. The encumbered Property is now owned by and in possession of the Counter
Defendant Front Sight.

113. Counter Defendants have breached the Deed of Trust as discussed in detail above,
which include but are not limited to: improper use of loan proceeds; failure to provide government
approved plans; material delaysin construction, material changes to cost, scope and timing of the
construction; refusal to comply with regarding Senior Debt; failure to provide monthly project costs,
failure to notify Lender of events of default; refusal to allow Lender to inspect books and records;
diverting Front Sight assets out of Front Sight for the benefit the individual Counter Defendants;
refusal to allow site inspections; failure to give Lender annual financial statements; and failure to
provide EB5 documentation.

114. Asof January 4, 2019 there remained due and owing under the Note approximately

$345,787.24 (excluding principal) as described in the Notice of Breach and Election to Sell Under
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the Deed of Trust. (Exhibit 6). Counter Defendants reserve the right to amend this Counterclaim up
to the time of tria to include any additional amounts which become due and remain unpaid as a
result of additional damages caused by Counter Defendants.

115. Counter Claimant is entitled to an order directing aforeclosure sae in the subject
Property to abrogate any and all interest or claims that Counter Defendants might have in the subject
Property.

116. Asaresult of Counter Defendants actions, Counter Claimant has been required to
retain the services of an attorney in order to pursue this claim against said Counter Defendants, and
each of them, and is therefore entitled to be compensated for any and all costsincurred in the
prosecution of this action, including without limitation, any and all reasonable costs and attorney’s

fees.

SEVENTH CAUSE OF ACTION
Waste Against Front Sight, Ignatius Piazza, and the VNV Trust Defendants

117. Counter Claimant repeats and realleges each and every allegation contained in
paragraphs 1 through 116 of this Counterclaim as though set forth fully herein at length.

118. Counter Claimant LVD Fund (Lender) has alien encumbering the subject Property.

119. Counter Defendant Front Sight (Borrower) has possession of the Property.

120. Waste was committed to the property in bad faith, impairing its value, including but
not limited to improperly using funds earmarked for development of the Property for the personal
benefit of Counter Defendants Ignatius Piazza, Jennifer Piazza and the VNV Trust Defendants;
selling unregistered securities which create substantial legal and financia liability to Front Sight,
misappropriating Front Sight’ s assets for the personal benefit of Ignatius and Jennifer Piazza and
other beneficiaries of the VNV Trust Defendants, and selling various instruments which include
rights to Front Sight’ s resort property for highly reduced rates which further encumbers the Property,
either directly or indirectly.

121. Asadirect and proximate result of the waste committed by Counter Defendants,
Counter Claimant has been injured in an amount to be proven at trial.

122.  Counter Claimant is entitled to treble damages under NRS 40.150.
Page 39 of 41
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123. Counter Defendants’ conduct was malicious, oppressive and fraudulent under NRS
42.005, entitling Counter Claimant to an award of punitive damages.

124. Asaresult of Counter Defendants' actions, Counter Claimant has been required to
retain the services of an attorney in order to pursue this claim against said Counter Defendants, and
each of them, and is therefore entitled to be compensated for any and all costsincurred in the
prosecution of this action, including without limitation, any and all reasonable costs and attorney’s
fees.

PRAYER FOR RELIEF

WHEREFORE, al materia allegations of Plaintiff's Second Amended Complaint having
been denied, affirmative defenses having been stated, and counterclaims asserted, these responding
Defendants now pray as follows:

1 That Plaintiff take nothing by way of its Second Amended Complaint on file herein
and that the same be dismissed with prejudice;

2. For Judgment in favor of Counter Claimants against Counter Defendants, and each of
them, in an amount in excess of Fifteen Thousand Dollars ($15,000.00), subject to proof at trial;

3 For appointment of areceiver over Counter Defendant Front Sight;

4, For an accounting from Counter Defendant Front Sight from October 6, 2016
forward, of any and all money paid and received, from all sources;

5. For an accounting from the Counter Defendant VNV Trusts from October 6, 2016
forward, of any and all money received from Counter Defendant Front Sight, and for all money
distributed by the Counter Defendant Trusts since October 6, 2016.

6. For imposition of a constructive trust over the money transferred by Counter
Defendant Front Sight to the VNV Trust Defendantsin violation of Section 5.18 of the CLA,
because the retention of said funds by the Counter Defendant Trusts against Counter Claimant LVD
Fund’s interests would be inequitable, and a constructive trust is essential to the effectuation of
justice, and that restrictions be placed on such funds that limit their use to paying for the costs and
expenses relating to completion of the Project.

7
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7. For injunctive relief pursuant to NRS 33.010 or as otherwise permitted by law or
equity to enjoin Counter Defendant Front Sight from engaging in acts that further encumber

the Property and increase Counter Defendant Front Sight’s actual or contingent liabilitiesin

violation of the CLA, including the sale of “credits,” “points,” “memberships,” “ certificates,” or any
other instruments or products, including the sale of unregistered securities, that create contingent
liabilities for Counter Defendant Front Sight and/or include the current or contingent right to convert
said instruments directly or indirectly into ownership interests in Counter Defendant Front Sight or
the Project.

8. For punitive damages pursuant to NRS 42.005.

0. For disgorgement of the funds misappropriated by Counter Defendant Front Sight and
distributed to the other Counter Defendants,

10. For attorneys fees and cost of suit incurred herein; and

11. For such other and further relief as the Court may deem just and proper.

DATED this___ day of April, 2020.
BAILEY «KENNEDY

By: /s/ Andrea M. Champion
JOHN R. BAILEY
JosHUA M. DICKEY
ANDREA M. CHAMPION
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Telephone: 858.613.6677
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LASVEGASDEVELOPMENT FUND LLC;
EB5 IMPACT CAPITAL REGIONAL CENTER
LLC; EBS IMPACT ADVISORS LLC; ROBERT
W. DZIUBLA; JON FLEMING; and

LINDA STANWOOD

DISTRICT COURT
CLARK COUNTY, NEVADA

FRONT SIGHT MANAGEMENT LLC, a HEARING DATE(S)
Nevada Limited Liability Company, Case No. A-18-781084-B gt
Dept. No. XVI
Plaintiff,
VS. DEFENDANT LASVEGAS

DEVELOPMENT FUND, LLC’'S
LASVEGASDEVELOPMENT FUND LLC, a MOTION FOR CLARIFICATION ON
Nevada Limited Liability Company; et al, ORDER SHORTENING TIME

Defendant. HEARING REQUESTED

DATE OF HEARING:  May 13, 2020
TIMEOFHEARING:  10:30 a.m.
AND ALL RELATED COUNTERCLAIMS.
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DECLARATION OF ANDREA M. CHAMPION, ESQ.

I, Andrea M. Champion, hereby declare as follows:

1 | am over eighteen (18) years of age and aresident of Clark County, Nevada.

2. | am counsel for Defendant/Counterclaimant Las Vegas Development Fund, LLC
“(LVD Fund”) in the above-captioned action.

3. | have persona knowledge of and am competent to testify to the facts contained in
this Declaration. If called to do so, | would competently and truthfully testify to all matters set forth
herein, except for those matters stated to be based upon information and belief.

4, I make this declaration in support of LVD Fund's Motion for Clarification (the
“Motion”).

5. On April 3, 2020, LVD Fund filed aMotion for Leave to Amend its Counterclaim
(the “Motion for Leaveto Amend.”) Attached as Exhibit “A” to the Motion for Leave to Amend
was a proposed Answer and First Amended Counterclaim (the “Exhibit”).

6. Front Sight objected to certain information in the Exhibit being filed in the public
domain, contending that it should be treated as confidential information (and not publicly available).

7. LVD Fund disagrees and contends that the Exhibit does not contain confidential or
proprietary information.

8. The parties decided to remove the Exhibit from the public record and replace it with &
redacted copy while they had the chance to brief thisissue for the Court.

0. On April 17, 2020, the parties filed a Stipulation and Order to Replace Exhibit “A” to
Defendants' Motion for Leave to Amend the Counterclaim.

10. Because the parties agreed that it was appropriate for the Court to decide whether the
Exhibit needs to be redacted at, or near, the same time the Motion for Leave to Amend is heard, they
stipulated that LVD Fund would file its Motion addressing the redaction issue on shortened time.

11.  TheMotion for Leave to Amend is currently scheduled to be heard on May 6, 2020.

12. LVD Fund understands that this Court’s May 6, 2020 hearing calendar is already full
but the parties will be before this Court again the following week, on May 13, 2020.

I
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13. Therefore, LVD Fund respectfully asks that this Motion be heard on May 13, 2020, or|
at the Court’ s convenience.

14. If thisMotion is heard in the normal course of business, it is unlikely to be heard until
well after the Court decides LVD Fund’s Motion for Leave to Amend.

15.  Assuming the Court grants the Motion for Leave to Amend, the Court’s
determination of the issue presented in this Motion is necessary before LV D Fund filesit Answer
and Amended Counterclaim.

16.  Therefore, an order shortening timeis necessary.

17.  Thisdeclaration and request for an order shortening time is made in good faith, not
for purposes of delay, and in compliance with EDCR 2.26.

Dated this 29" day of April, 2020.

/s/ Andrea M. Champion
ANDREA M. CHAMPION

ORDER SHORTENING TIME

It appearing to the satisfaction of the Court, and good cause appearing therefore, and
established by affidavit of counsel, it is hereby ORDERED that the time for the hearing on
DEFENDANT LASVEGASDEVELOPMENT FUND LLC'SMOTION FOR
CLARIFICATION on file herein may be shortened and will be heard on the 13th day of May
2020, at the hour of 10:30am  'in Dept. 16 of the Eighth Judicial District Court.

. Ma
Dated this 1st day of Arpn¥ 2020.

Il 1D

DISTRICT'éOURT JUDGE

CG
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I INTRODUCTION

Asthis Court iswell aware, one of the alegations in this case is that the Piazzas wrongfully
diverted EB-5 investor funds intended for the Front Sight construction project for their own use. For
the past two years, the parties have debated whether that allegation can be included in publicly filed
briefs or whether the allegations and all supporting facts—including how much the Piazzas have
transferred to their two family trusts—must be hidden from the public. Despite the existence of a
Protective Order, multiple motions, oppositions, and Court orders, the parties till lack clear
direction asto how to move forward. Therefore, LVD Fund brings this Motion to finally address
thisissue. The question presented is simple: may LV D Fund reference its allegations of fraudulent
transfersin publicly filed documents or may Front Sight continue to hide its wrongdoing from the
public?

The Court has twice decided this issue, and twice arrived at adifferent result. While LVD
Fund respects that the Court is reluctant to bind the parties as to what may be filed in unredacted
form during the remainder of thislitigation, a decision is necessary to: (i) assist the partiesin moving
forward without engaging in unnecessary disputes; (ii) to prevent Front Sight from continuing to
lodge unmeritorious attacks against LVD Fund for its alleged willful violations of the Protective
Order; and (iii) to aid the Court in preserving valuable judicial resources by hearing the parties
dispute over the narrow issue presented. For these reasons and those set forth below, LVD Fund
reguests that the Court grant this Motion for Clarification.

I. THE PROCEDURAL HISTORY OF THISISSUE

At the inception of this litigation, Front Sight filed a Motion for Protective Order with this
Court. LVD Fund quickly filed a Notice of Non-Opposition in response, agreeing that a Protective
Order would benefit both parties.

On February 6, 2019, LVD Fund filed aMotion for Appointment of Receiver. Within its
Motion, LVD Fund referenced Front Sight’s tax returns, which were attached in redacted form as
exhibitsto the Motion. LVD Fund’'s Motion prompted Front Sight to file a Motion to Seal and/or
Redact on February 15, 2019, asking that the court seal the tax records and redact all of LVD Fund’s

references to the tax records due to the “ compelling privacy interest” and “ proprietary business
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information” contained therein. (Mot. to Seal, 20:21-22, Feb. 15, 2019). LVD Fund filed its
Opposition on February 19, 2019. The Court issued a Minute Order on February 20, 2019, ordering
that “tax returns [be] allowed in public realm for now and not requiring redacting of argument made
in pleadings for now.” (Min. Order, Feb. 20, 2019) (emphasis added). The Court entered an Order
on March 18, 2019, directing that Front Sight’s tax returns be sealed, but permitting the portions of
LVD Fund’s pleadings that referenced the tax returnsto remain in unredacted form. (Order Granting
in Part and Den. in Part PI.”s Mot. to Seal, 2:10-14, Mar. 18, 2019).

A year later, LVD Fund filed its Opposition to Jennifer Piazza and the VNV Trusts' Motion
for Summary Judgment. Consistent with the Court’s March 18, 2019 Order, LVD Fund filed
excerpts from Front Sight’ s corporate tax returns under seal but referenced the amount of loans
issued and distributions made to Front Sight shareholders (i.e., Ignatius Piazza and the Dynasty
Trusts) within the Opposition without redaction. On February 11, 2020, Front Sight filed its second
Motion to Seal and/or Redact with the Court—again, asserting that the relevant portions of LVD
Fund’'s Opposition should be redacted due to the “compelling privacy or safety interest,” the
“proprietary business information,” and “ Counterdefendants personal information.” (Mot. to Seal,
7:18-21, Feb. 11, 2020). LVD Fund filed its Opposition on February 14, 2020. The Court held a
hearing on the Motion, and on February 18, 2020, issued a Minute Order directing that the Motion
be “GRANTED for time being.”* (Min. Order, Feb. 18, 2020) (emphasis added).

On April 3, 2020, LVD Fund filed aMotion for Leave to Amend the Countercomplaint.
Attached as Exhibit “A” to the Motion was a proposed Answer and First Amended Counterclaim
(the “Proposed Amended Counterclaim”). Paragraphs 25, 47, and 76-81 of the Proposed Amended
Counterclaim discussed LVD Fund's claims. Specifically, paragraph 25 of the Proposed Amended
Counterclaim quoted Section 1.7 of the CLA and discussed the amount of 1oan proceeds actualy
spent on the construction of the Project (as discovered by LV D Fund in October 2018) but did not
reference |oan disbursements to Counterdefendants. Paragraph 47 of the Proposed Amended

Counterclaim similarly cited to Section 5.18 of the CLA and then discussed how the loan proceeds

! The Order issued by the Court on February 27, 2020 simply granted the Motion to Seal without reflecting the
Court’sintended temporary scope. (Order Granting Mot. to Seal, 2:1-3, Feb. 27, 2020).
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disbursed to Counterdefendants violated Section 5.18 of the CLA. Finaly, in paragraphs 76 through
81 of the Proposed Amended Counterclaim, LVD Fund set forth allegations of Front Sight’s
fraudulent transfers, including the amounts of those transfers from 2017 through 2019. LVD Fund
believed, based on the Court’s March 18, 2019 Order, that it had the right to publicly file this
information within its Proposed Amended Counterclaim.

Front Sight not only took issue with the fact that LV D Fund had not filed the Proposed
Amended Counterclaim under seal, but has now used the filing of the Proposed Amended
Counterclaim as the basis to refuse to provide LV D Fund with the information necessary to support
thefirst EB-5 investor’s [-829 Petition to the USCIS. The parties agreed to temporarily resolve the
matter by filing a stipulation and order to replace the Proposed Amended Counterclaim with a
redacted version (redacting paragraphs 25, 47, and 76-81 in their entirety). (Stip. and Order to
Replace Exhibit “A”, 4, Apr. 17, 2020). Both parties reserved the right to assert their respective
positionsin future briefings and agreed that further direction from this Court was necessary to ensure
the efficiency of future proceedings. (1d.).

LVD Fund now brings this Motion for Clarification. In doing so, LVD Fund respectfully
requests that the Court define the contours of the requirement to seal and redact references to

Counterdefendants’ financial information in future filings.

1. ARGUMENT

A. Counterdefendants’ Tax Returns Are Not Privileged.

While information contained in tax returns contains sensitive information, Nevada has
explicitly refused to recognize a privilege for tax returns. Agwara v. Sate Bar of Nev., 2017 133
Nev. Adv. Rep. 96, 406 P.3d 488, 493 (2017) (“[T]his state does not recognize a privilege for tax
returns...”); Hetter v. Eighth Jud. Dist. Ct., 110 Nev. 513, 520, 874 P.2d 762, 766 (1994); McNair v.
Eighth Jud. Dist. Ct., 110 Nev. 1285, 1289-90, 885 P.2d 576, 579 (1994) (rejecting argument that
tax returns are privileged information); see also Copper Sands Homeowners Ass'n v. Copper Sands
Realty, LLC, No. 2:10-cv-00510-GMN-GWF, 2012 U.S. Dist. LEX1S 44583, at *12 (D. Nev. Mar.
29, 2012) (*Under Nevada law, tax returns are not themselves privileged.”). Instead, courts ook to

whether the information contained in the tax returnsis relevant. Hetter, 110 Nev. at 520, 874 P.2d
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at766; McNair, 110 Nev. at 1290, 885 P.2d at 579. Thus, the extent to which LVD Fund may use

Counterdefendants’ tax returns depends on the rel evance of the information contained therein.

B. Counterdefendants’ Financial | nformation |s Unquestionably Relevant.

One of the many questions presented in this case is whether Front Sight and
Counterdefendants breached the CLA by continuously diverting funds away from the EB-5
construction project and—contrary to the intent of the CLA—used those funds to pay for unrelated
Front Sight costs, and to line the Piazza' s pockets. The evidence, including Counterdefendants’ tax
returns, answers that question in the affirmative.

Information about Front Sight and the Piazza' s taxes and bank records is relevant to show the
Court, Front Sight investors, and the Nevada community, that the Piazzas did, in fact, improperly
utilize Front Sight’ s assets for the lining of their own pockets. In this case, Front Sight insists that it
lacked the funds necessary to complete the Project, while discovery has reveded that it was
funneling millions of dollars to Counterdefendants for personal use. Front Sight is not the victim it
has publicly portrayed itself to be. Front Sight should not be able to hide evidence of its
malfeasance from the public.

Counterdefendants’ tax returns show that the Piazzas diverted EB-5 |oan proceeds to their
family trusts and to the payment of pre-existing Front Sight debt, and the bank records show when
these fraudulent transfers took place. Thisinformation istherefore relevant, and the Court should

permit LV D Fund to reference the information in unredacted form.

C. Public Interest Demands That This Information Be M ade Public.

Nevada Supreme Court Rules, Part VI, Rule 3(4) specifies that information may be sealed or
redacted when “sealing or redaction isjustified or required by [an] identified compelling
circumstance.” Nevada SCR 3.4(h). In sealing records, courts must use “the least restrictive means
of sealing, and seal only as much of the record asis necessary to protect any confidential
information.” Takeda Pharms. Am., Inc. v. Eighth Jud. Dist. Ct., No. 64614, 2013 Nev. Unpub.
LEXIS 2000, at *1 (Nev. Dec. 31, 2013).

When deciding whether to seal or redact arecord, courts begin with a*“presumption in favor

of public access to records and documentsfiled in [the] court.” Howard v. Sate, 128 Nev. 736, 744
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291, P.3d 137, 142 (2012). A party may overcome this presumption only by “demonstrating
sufficient grounds for denying access.” Id., 291 P.3d at 142. While all documents filed with the
court are presumed to be publicly available, this presumption is especialy strong in regards to the
pleadings and motions filed with the court. Most jurisdictions have “recognized that certain
documents play no role in the performance of [acourt’g] ... functions, ... [but], a complaint—which
formsthe basis of a civil action and invokes the jurisdiction of the Court—is not such a
document. Inre Eastman Kodak Company's Application, 2010 U.S. Dist. LEXIS 144955, at *1-2
(S.D.N.Y. June 15, 2020) (emphasis added). Indeed, “[t]here is a presumptive right of public access
to pretrial motions of a nondiscovery nature, and the material filed in connection therewith.”
Newton v. Hess Qil V.1. Corp., 68 V.I. 467, 476 (V.l. 2018).

The party seeking to seal or redact must show that “* disclosure will work a clearly defined
and seriousinjury’ to the party seeking sealing. The presumption in favor of openness may be
overcome only by amovant’s showing that closure is ‘ essential to preserve higher valuesand is
narrowly tailored to serve that interest.’”” 1d. at 476 (quoting Beberman v. U.S. Dept. of Sate, No.
2014-020, 2014 WL 12768904, *1 (D.V.I. May 21, 2014)). “Broad allegations of harm,
unsubstantiated by specific examples or articulated reasoning, do not support a good cause
showing.” Gillete Co. v. Dollar Shave Club, No. 15-1158-LPS-CJB, 2017 U.S. Dist. LEXIS
148775, at *4—*5 (D. Ddl. Sept. 6, 2017) (quotation marks omitted). Likewise, “general assertions
of ‘privacy’ and ‘embarrassment’ are insufficient to overcome the presumption of public access to
judicia proceedings.” Hollinger Int’'l Inc. v. Hollinger Inc., No. 04 C 698, 2005 U.S. Dist. LEXIS
30420, at *11 (N.D. Ill. Jan. 19, 2005); see also Cipollone v. Liggett Group, Inc., 785 F.2d 1108,
1121 (3d Cir. 1986) (finding that “it may be especialy difficult for a business enterprise, whose
primary measure of well-being is presumably monetizable, to argue for a protective order on [the]
ground[s of embarrassment].”).

Here, none of the reasons Front Sight has proffered in support of redacting LVD Fund's
factual allegations are sufficient to overcome the presumption of public access. Simply asserting
that Counterdefendants’ financial documents are “ proprietary” and have a“compelling privacy

interest” falls woefully short of the “specific examples’ and “articulated reasoning” necessary to
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remove any and all reference to Counterdefendants’ conduct from public access. LVD Fund's
references to the specific amounts of money transferred from Front Sight to Counterdefendantsis a
far cry from “publish[ing] [confidential financia records| in the public domain” as originally feared
by Front Sight. (Tr. Hr'g on Mot. for Protective Order, 4:19-20, Oct. 31, 2018)

LVD Fund is not seeking to splash Front Sight’ s trade secrets across the face of its pleadings
and motions. Rather, LVD Fund is seeking to reference specific, relevant evidence regarding the
solvency of Front Sight and the appropriateness of transfers made to the Piazza family within its
public filings including, but not limited to, the Proposed Amended Counterclaim. LVD Fund will
continue to file Counterdefendants’ financial records under seal, thereby retaining the confidentiality
of the documents themselves. However, the Court should permit LVD Fund to openly discuss the
evidence of Counterdefendants' financial misconduct.

Counterdefendants’ financial information is relevant to the issuesin this case and relevant to
the public’ s understanding of the Court’s adjudication of this matter. See, e.g., Gillette Co. v. Dollar
Shave Club, Inc., No. 2017 U.S. Dist. LEX1S 148775, at *10—* 11 (D. Dela. Sept. 6, 2017) (declining
to redact documents where the “ categories of information reflect the very crux of the parties’ lega
dispute.”). Further, Front Sight willingly breached the CLA and defrauded LV D Fund into loaning
Front Sight $6,375,000 in EB-5 investment funds, and willingly sued LVD Fund, but is now seeking
to avoid the repercussions of those choices. Thejudicia system does not exist at the pleasure of
Front Sight and the Piazzas. Front Sight must “pay to play,” and an open discussion of their
financial information is essential to the resolution of this case. See In re Eastman Kodak Company’'s
Application, 2010 U.S. Dist. LEXIS 144955, at *1-3 (S.D.N.Y. June 15, 2020) (chastising K odak
for its attempt to shield itself from counterclaims via sealing documents, and in doing so, turn the
court “into its own arbitral forum—where Kodak setsthe rules.”).

IV. CONCLUSION

Thelaw isclear: al documents filed with the court, especially pleadings and substantive
motions, are to be publicly available. While public access is not without limit, it should only be
restricted in very few situations. Thisis not one of those situations. While LVD Fund has no

objection to filing Counterdefendants’ confidential documents under seal, it objects to redacting all
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references to the damning evidence of Counterdefendants’ financial malfeasance in pleadings and
motions. Such information must be publicly available, both to expose Counterdefendants
misconduct and to provide the public insight into the Court’ s adjudication of this matter. Should the
Court find that some redaction is necessary to preserve Counterdefendants’ privacy interests, LVD
Fund requests that the redaction be limited to specific dollar amounts with the understanding that
genera dollar amounts (i.e. hundreds, thousands, millions, etc. of dollars) be permitted, and not the
entirety of LVD Fund's allegations (as s currently redacted from the Proposed Amended
Counterclaim).

For these reasons and those set forth above, LVD Fund respectfully requests that the Court
grant the Motion for Clarification and determine that LV D Fund may file unredacted references to

Counterdefendants’ financial information in the future.

DATED this 29th day of April, 2020.
BAILEY <+ KENNEDY

By: /g/ Andrea M. Champion
JoHN R. BAILEY
JosHuA M. DICKEY
ANDREA M. CHAMPION

Attorneys for Defendants

LASVEGAS DEVELOPMENT FUND
LLC; EB5 IMPACT CAPITAL
REGIONAL CENTER LLC; EB5 IMPACT
ADVISORS LLC; ROBERT W.
DZIUBLA; JON FLEMING,; and LINDA
STANWOOD
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Telephone: (702) 853-5490
Facsimile: (702)227-1975
Attorneys for Plaintiff/Counterdefendants

EIGHTH JUDICIAL DISTRICT COURT

CLARK COUNTY, NEVADA
FRONT SIGHT MANAGEMENT LLC, a
Nevada Limited Liability Company, CASE NO.: A-18-781084-B
DEPT NO.: 16

Plaintiff,

Vs. OPPOSITION TO DEFENDANT
LAS VEGAS DEVELOPMENT
LAS VEGAS DEVELOPMENT FUND LLC, a FUND LLC’S MOTION FOR
Nevada Limited Liability Company; et al., CLARIFICATION ON ORDER
SHORTENING TIME

Defendants.

AND ALL RELATED COUNTERCLAIMS.

Plaintiff FRONT SIGHT MANAGEMENT LLC (“Plaintiff”) by and through its
attorneys, John P. Aldrich, Esq., Catherine Hernandez, Esq., and Jamie S. Hendrickson, Esq., of
the Aldrich Law Firm, Ltd., hereby opposes Defendant Las Vegas Development Fund LLC’s

Motion for Clarification on Order Shortening Time.

Case Number: A-18-781084-B
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This Opposition is made and based on the attached memorandum of points and
authorities and supporting documentation, the papers and pleadings on file in this action, and any
oral argument this Court may allow.

DATED this 11" day of May, 2020.

ALDRICH LAW FIRM, LTD.

/s/ Jamie S. Hendrickson
John P. Aldrich, Esq.
Nevada Bar No. 6877
Catherine Hernandez, Esq.
Nevada Bar No. 8410
Jamie S. Hendrickson, Esq.
Nevada Bar No. 12770
7866 West Sahara Avenue
Las Vegas, NV 89117

Tel (702) 853-5490

Fax (702) 226-1975
Attorneys for Plaintiff/Counterdefendant

MEMORANDUM OF POINTS AND AUTHORITIES

I

INTRODUCTION

Defendants bring the instant Defendant Las Vegas Development Fund, LLC’s Motion for
Clarification on Order Shortening Time (“Motion for Clarification™), as a veiled Motion for
Reconsideration on this Court’s February 20, 2020, Minute Order granting Front Sight’s Motion
to Seal. The formal Order was entered on February 27, 2020 and Notice of Entry was filed on
March 2, 2020. (See Notice of Entry of Order Granting Motion to Seal and/or Redact Portions of
Defendants’ Oppositions to Jennifer Piazza and the VNV Trusts’ Motions for Summary

Judgment to Protect Confidential Financial Information, attached hereto as Exhibit 1.)
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Defendants seek to publish Front Sight’s confidential tax and financial information in
future motions and pleadings to allegedly prevent “Front Sight from hid[ing] its wrongdoing
from the public.” (Motion for Clarification, p. 4.) Front Sight’s alleged financial malfeasance
(so called by Defendants) concerns a series of transfers from Front Sight to the Dynasty Trusts,
which Front Sight maintains are shareholder distributions to Dr. Piazza. Front Sight has nothing
to hide, but does not wish to have its private financial information spread to the world at large as
Defendants attempt to try this case in the forum of public opinion by repeatedly and baselessly
accusing Dr. Piazza of misconduct. In reality, Front Sight is a privately-held, single member
limited liability company. Dr. Piazza is the only member and manager of this limited liability
company, which is a pass-through entity. As a pass-through entity, all of Front Sight’s income
passes through to Dr. Piazza for tax purposes. Therefore, Front Sight’s funds are Dr. Piazza’s
funds. He cannot fraudulently transfer his own money to himself.

Defendants allege that as creditors of Front Sight via the Construction Loan Agreement
(“CLA”), they were defrauded when Front Sight transferred funds to the Dynasty Trusts.
Defendants allege that the transfers were fraudulent transfers under NRS 112.180 and NRS
112.190 because Front Sight was allegedly insolvent at the time of the transfers and because the
transfers were allegedly made to related parties in violation of the CLA and without adequate
consideration. Defendants further allege that the transfers consisted of EB-5 loan proceeds.
None of these assertions is true. To the contrary, Front Sight had assets in excess of its liabilities
at the time of the transfers. Front Sight posted net income for the years before and after the
transfers. Additionally, LVDF is a secured creditor who suffered no possible harm from the

transfers.
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Finally, Supreme Court Rules require that Defendants redact or seal any references to
Front Sight’s private financial or tax information. Defendants attempt to argue that Front Sight
must demonstrate that it will suffer a compelling harm should its financial and tax information be
disclosed that outweighs the public’s right to access legal documents. However, the very text of
the Supreme Court Rules provide for redaction or sealing of tax information.

Because Defendants’ Motion for Clarification is nothing more than a veiled request for
an untimely motion for reconsideration without meeting the legal standard for such a motion,
because Front Sight’s private tax and financial information is not relevant, and because Front
Sight’s private tax and financial information must be sealed as a matter of law, Defendants’
Motion for Clarification should be denied in its entirety.

II.

LEGAL ARGUMENT

A. FRONT SIGHT’S PRIVATE TAX AND FINANCIAL INFORMATION SHOULD
BE REDACTED AS A MATTER OF LAW

Nevada Supreme Court Rules, Part VII, pertain to the sealing and redacting Court
records. Pursuant to Rule 3(4):

The court may order the court files and records, or any part thereof, in a
civil action to be sealed or redacted, provided the court makes and enters written
findings that the specific sealing or redaction is justified by identified compelling
privacy or safety interests that outweigh the public interest in access to the court
record. The parties’ agreement alone does not constitute a sufficient basis for the
court to seal or redact court records. . .

Rule 3(4) also sets forth eight specific instances that warrant the sealing of records:
(b) The sealing or redaction furthers an order entered under NRCP

12(f) or JCRCP 12(f) or a protective order entered under NRCP 26(c) or JCRCP
12(c);
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® The sealing or redaction includes medical, mental health, or tax
records;

(2) The sealing or redaction is necessary to protect intellectual
proprietary or property interests such as trade secrets as defined in NRS
600A.030(5);

(h) The sealing or redaction is justified or required by another
identified compelling circumstance.

By the very letter of Supreme Court Rule 3, Front Sight’s tax and financial information
must be sealed or redacted as a matter of law. All of the information that Defendants seek to
publish in future motions and pleadings comes from either Front Sight’s tax returns or Front
Sight’s bank statements. Pursuant to S.C.R. 3.4(f), Defendants must seal any information
derived from Front Sight’s tax returns. Pursuant to S.C.R. 3.4(b), Defendants must seal any
information obtained within discovery because it is covered by the Protective Order in this
matter.

One has to wonder why Defendants insist on providing the specific financial information
from either tax returns or bank statements if not to harass Front Sight when a more general
presentation would suffice without disclosing private information.

Defendants present several cases that discuss a balancing test whereby the party seeking
to seal or redact records must specify the compelling interest and specific harm that it could
suffer if the information is redacted to overcome the public’s right to full access to legal
proceedings and court records. However, those cases are irrelevant because none specifically
analyze S.C.R. 3 or pertain to redaction or sealing of tax records, and S.C.R. 3 specifically states
that tax records overcome the presumption of the public’s right to access information. Therefore,

this Court should deny Defendants’ Motion for Clarification by affirming its March 2, 2020,
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Order Granting Motion to Seal, requiring Defendants’ to redact Front Sight’s confidential tax
and financial information.
B. FRONT SIGHT’S TAX RETURNS ARE NOT RELEVANT

Defendants contend that Front Sight’s private tax and financial information is relevant to
their breach of contract and proposed fraud and fraudulent transfer claims. (Motion for
Clarification, pp. 4-5.) Defendants make three claims: 1) Front Sight is insolvent; 2) Dr. Piazza
transferred funds from Front Sight to the Dynasty Trusts; and, 3) at least some of the funds
transferred from Front Sight to the Dynasty Trusts comprised EB-5 loan proceeds. Id. Only one
of these claims is true: that Dr. Piazza made shareholder distributions to the Dynasty Trusts,
which he is entitled to do. Defendants have offered no evidence to establish that Front Sight is
insolvent. The only expert affidavit offered by Defendants to date only conclusively asserts that
Front Sight is insolvent without offering any analysis for how that conclusion was determined. If
Front Sight is not insolvent or did not make the alleged transfers with intent to defraud creditors,
then Front Sight’s and financial information is not relevant to any claim or defense in this matter.

1. Front Sight Is Not Insolvent

Front Sight cannot be insolvent for two important reasons. First, Front Sight’s tax returns
do not present its assets at fair market value. When Front Sight’s real estate holdings and assets
are calculated at fair market value, Front Sight’s assets far exceed its liabilities. Even if Front
Sight were insolvent in 2016-2018 based upon the information contained in Front Sight’s tax
returns, Front Sight’s financial information from 2014-2016 remained largely consistent. On this
basis, Front Sight’s financial expert Douglas S. Winters, CPA, opined that Front Sight would
have been insolvent in 2016 when LVDF loan Front Sight funds under the CLA. (See February

27, 2020 Expert Report of Douglas S. Winters, CPA, pp. 2-4, filed under seal as Exhibit 4 to
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Reply to Opposition to Motion for Summary Judgment as to the Counterclaims Against Jennifer
Piazza (filed March 3, 2020).)

Even if Front Sight’s assets did not exceed its liabilities, Front Sight has posted net
income in 2016, 2017, and 2018, the years in which Defendants claim that Dr. Piazza
fraudulently transferred funds to the Dynasty Trusts. A business that posts net income is not
insolvent where its income is sufficient to meet its ongoing financial obligations. Because Front
Sight’s assets exceed its liabilities when measured a fair market value and because Front Sight
consistently posts net income, it is not insolvent. One has to wonder how Front Sight remains in
business in 2020 if it were insolvent in 2017 as Defendants contend. Finally, Front Sight has
made all of its interest payments pursuant to the CLA and continues to do so. Because Front
Sight is not insolvent, then the only other basis for Defendants’ claim for fraudulent transfers
rests upon whether Front Sight transferred money with intent to defraud creditors.

2. The Transfers to the Dynasty Trusts Were Not Fraudulent

Defendants have presented no evidence to date that Front Sight fails to meet its financial
obligations. Front Sight continues to make interest payments to LVDF. The CLA allows Front
Sight to make transfers to shareholders where the transfers do not impair its ability to meet its
obligations under the agreement. See Evid. Hrg. Exhibit 33, Section 5.18, at 0227. Even
Defendants do not assert that Front Sight was in financial default of the CLA when it made
transfers to the Dynasty Trusts in 2016-2018.

Moreover, Front Sight’s alleged transfers to the Dynasty Trusts cannot defraud LVDF in
any way because LVDF holds a security interest in the property. Front Sight cannot have made
the transfers with intent to defraud LVDF because LVDF can foreclose on the Project to collect

on the debt owed. If Front Sight transferred every penny of its profits to Dr. Piazza, LVDF
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would still have a security interest against the land pursuant to the Construction Deed of Trust.
No degree of insolvency would thwart LVDF’s security interest, as it is undisputed that the value
of the land upon which the project rests would not change based upon Front Sight’s financial
condition.

Furthermore, the alleged transfers could not have been made to thwart Front Sight’s
obligation to repay the EB-5 loan because the CLA prevents Front Sight from prepaying the loan
until the EB-5 investors’ 1-829 petitions are approved by USCIS. See Evid. Hrg. Exhibit 33,
Section 1.3, at 0206. Because Front Sight is not allowed to repay the principal balance on the
EB-5 loan, pursuant to language in the CLA, is not delinquent on its interest payments, and
cannot thwart LVDF’s security interest in the project, Front Sight’s transfers to the Dynasty
Trusts cannot be fraudulent as a matter of law.

3. Front Sight’s Expenditures on the Project Far Exceed EB-5 Proceeds

On January 22, 2020, this Court made a finding that Front Sight spent far more on the
project than LVDF loaned in EB-5 proceeds. (See Findings of Fact, Conclusions of Law and
Order Denying Defendant Las Vegas Development Funds, LLC’s Motion to Dissolve Temporary
Restraining Order and Appoint a Receiver, pp. 6, 7, attached hereto as Exhibit 2.) Therein the
Court stated,

Based upon this uncontroverted evidence, the Court finds Front Sight’s expenses
on the Project far exceed the amount of the loan from Defendant LVDF.

Regarding alleged Breach #1, the Court concludes that Front Sight’s expenses on
the Project far exceed the amount of the loan from Defendant LVDF has
Defendant LVDF’s assertion that Front Sight improperly used loan proceeds is
without merit, and consequently, LVDF has failed to establish an alleged breach.

Id. at pp. 6, 7 (emphasis added). The Court has already made this finding. Accordingly, it is the

law of the case. There is no argument or evidence that Front Sight transferred EB-5 loan
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proceeds to the Dynasty Trusts. No expert has supported that contention, and the Court
specifically found that Defendants’ very assumption that Front Sight misused loan proceeds is
without merit. Therefore, Defendants have no reason to reference specific transfers from Front
Sight to the Dynasty Trusts. If anything, these transfers are shareholder distributions which are
not relevant to this matter in any way.

Defendants cannot even assert that Front Sight’s transfers to the Dynasty Trusts impaired
Front Sight’s ability to repay the loan under the CLA because the CLA prevents Front Sight from
repaying the loan where investors’ [-829 petitions have not received final adjudication. See
Evid. Hrg. Exhibit 33, Section 1.3, at 0206. At this time, no investors have even submitted 1-829
petitions. Once the First Investor submits his/her 1-829 Petition later this month, it may not
receive final adjudication for months. Therefore, Front Sight cannot begin to repay the loan.

Because Front Sight is neither insolvent, did not make transfers with intent to defraud
LVDF, because Front Sight is not allowed to repay the principal balance on the CLA at this time,
pursuant to language in the CLA, and because LVDF is a secured creditor, Front Sight’s private
tax and financial information is not relevant in this matter.
C. DEFENDANTS’ MOTION FOR RECONSIDERATION IS UNTIMELY

Defendants” Motion amounts to a Motion for Reconsideration of this Court’s February
20, 2020 Minute Order. The formal Order was filed on February 27, 2020 and Notice of Entry
was filed on March 2, 2020. (Exhibit 1.) EDCR 2.24(b) requires that a motion to reconsider
must be filed within ten (10) days of entry of the order about which a party seeks
reconsideration. Defendants’ Motion was filed long after that deadline expired. The Court

should not consider this Motion because it is untimely. But even if the Court decides to consider

4025



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

the Motion, it should be denied because the Court has already ruled on the sealing of the subject

information, and that is now law of the case for this matter.

1.

CONCLUSION

Based on the foregoing, Plaintiff respectfully requests that the Court deny Defendant

LVDF’s Motion for Clarification in its entirety by preserving the status quo and requiring all

references to Front Sight’s tax information to be redacted in all future motions and/or pleadings.

DATED this 11" day of May, 2020.

ALDRICH LAW FIRM, LTD.

/s/ Jamie S. Hendrickson
John P. Aldrich, Esq.
Nevada Bar No. 6877
Catherine Hernandez, Esq.
Nevada Bar No. 8410
Jamie S. Hendrickson, Esq.
Nevada Bar No. 12770
7866 West Sahara Avenue
Las Vegas, NV 89117

Tel (702) 853-5490

Fax (702) 226-1975
Attorneys for Plaintiff/Counterdefendant

10

4026



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

CERTIFICATE OF SERVICE

I HEREBY CERTIFY that on the 11" day of May, 2020, I caused the foregoing
OPPOSITION TO DEFENDANT LAS VEGAS DEVELOPMENT FUND LLC’S
MOTION FOR CLARIFICATION ON ORDER SHORTENING TIME to be electronically
filed and served with the Clerk of the Court using Wiznet which will send notification of such
filing to the email addresses denoted on the Electronic Mail Notice List, or by U.S. mail, postage
prepaid, if not included on the Electronic Mail Notice List, to the following parties:

Anthony T. Case, Esq.
Kathryn Holbert, Esq.
FARMER CASE & FEDOR
2190 E. Pebble Rd., Suite #205
Las Vegas, NV 89123

C. Keith Greer, Esq.
16855 West Bernardo Drive, Suite 255
San Diego, CA 92127

John R. Bailey, Esq.

Joshua M. Dickey, Esq.
Andrea M. Champion, Esq.
BAILEY KENNEDY

8984 Spanish Ridge Avenue
Las Vegas, NV 89148

Attorneys for Defendants

/s/ T. Bixenmann
An employee of ALDRICH LAW FIRM, LTD.

11
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Electronically Filed
3/2/2020 9:39 AM
Steven D. Grierson

CLER OFTHECE&

John P. Aldrich, Esq.

Nevada Bar No. 6877

Catherine Hernandez, Esq.

Nevada Bar No. 8410

ALDRICH LAW FIRM, LTD.

7866 West Sahara Avenue

Las Vegas, NV 89117

Telephone: (702) 853-5490

Facsimile: (702)227-1975

Attorneys for Plaintiff/Counterdefendants

EIGHTH JUDICIAL DISTRICT COURT

CLARK COUNTY, NEVADA
FRONT SIGHT MANAGEMENT LLC, a
Nevada Limited Liability Company, CASE NO.: A-18-781084-B
DEPT NO.: 16
Plaintiff,
Vs. NOTICE OF ENTRY OF ORDER

LAS VEGAS DEVELOPMENT FUND LLC, a
Nevada Limited Liability Company; et al.,

Defendants.

AND ALL RELATED COUNTERCLAIMS.

PLEASE TAKE NOTICE that an Order Granting Motion to Seal and/or Redact Portions
of Defendants’ Oppositions to Jennifer Piazza and the VNV Trusts' Motions for Summary
Judgment to Protect Confidential Financial Information was entered by the Court in the above-
/11
/11
/11

/11

1

Case Number: A-18-781084-B
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captioned action on the 27" day of February, 2020, a true and correct copy of which is attached

hereto.

DATED this 2™ day of March, 2020.

ALDRICH LAW FIRM, LTD.

/s/ John P. Aldrich

John P. Aldrich, Esq.

Nevada Bar No. 6877

Catherine Hernandez, Esq.

Nevada Bar No. 8410

7866 West Sahara Avenue

Las Vegas, Nevada 89117

Telephone: (702) 853-5490

Facsimile: (702) 227-1975

Attorneys for Plaintiff/Counterdefendants

CERTIFICATE OF SERVICE

I HEREBY CERTIFY that on the 2™ day of March, 2020, I caused the foregoing

NOTICE OF ENTRY OF ORDER to be electronically filed and served with the Clerk of the

Court using Wiznet which will send notification of such filing to the email addresses denoted on

the Electronic Mail Notice List, or by U.S. mail, postage prepaid, if not included on the

Electronic Mail Notice List, to the following parties:

Anthony T. Case, Esq.
Kathryn Holbert, Esq.
FARMER CASE & FEDOR
2190 E. Pebble Rd., Suite #205
Las Vegas, NV 89123

C. Keith Greer, Esq.

16855 West Bernardo Drive, Suite 255
San Diego, CA 92127

Attorneys for Defendants

/s/ T. Bixenmann

An employee of ALDRICH LAW FIRM, LTD.

4030



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

Electronically Filed
2/27/2020 8:58 AM
Steven D. Grierson

CLERK OF THE COU
ORDR . &fwf‘ ﬁ;“""‘"’

John P. Aldrich, Esq.

Nevada Bar No, 6877

Catherine Hernandez, Esq.

Nevada Bar No. 8410

ALDRICH LAW FIRM, LTD,

7866 West Sahara Avenue

Las Vegas, NV 89117

Telephone: (702) 853-5490

Facsimile: (702) 227-1975

Attorneys for Plaintift/Counterdefendants

EIGHTH JUDICIAL DISTRICT COURT

CLARK COUNTY, NEVADA
FRONT SIGHT MANAGEMENT LLC, a
Nevada Limited Liability Company, CASE NO.: A-18-781084-B
DEPT NO.: 16
Plaintiff,

ORDER GRANTING MOTION TO
VS, SEAL AND/OR REDACT PORTIONS
OF DEFENDANTS’ OPPOSITIONS
LAS VEGAS DEVELOPMENT FUND LLC, a TO JENNIFER PIAZZA AND THE

Nevada Limited Liability Company; et al., VNV TRUSTS’ MOTIONS FOR
SUMMARY JUDGMENT TO
Defendants. PROTECT CONFIDENTIAL

FINANCIAL INFORMATION

AND ALL RELATED COUNTERCLAIMS.

This matter having come before the Court on February 18, 2020 at 9:00 am. on
Plaintiff’s Motion to Seal and/or Redact Portions of Defendants® Oppositions to Jennifer Piazza
and the VNV Trusts’ Motions for Summary Judgment to Protect Confidential Financial
Information, John P. Aldrich, Esq. appearing on behalf of Plaintiff and Kathryn Holbert, Esq.
appearing on behalf of Defendants, the Court having reviewed the pleadings on file herein,
having heard oral argument by the parties, and for good cause appearing therefore,

i

1
Case Number: A-18-781084-B

FEB 2 ° QUZT
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IT IS HEREBY ORDERED that Pla_intiffoox_mterdefendants’ Motion to Seal and/or

Redact Portions of Defendants® Oppositions to Jennifer Piazza and the VNV Trusts® Motions

for Summary Judgment to Protect Confidential Financial Information is GRANTED.

IT IS FURTHER ORDERED that the Cletk of Court shall seal the following portions

of Defendant and Counterclaimant LVD Fund’s Opposition to Counterdefendant Jennifer

Piazza’s Motion for Summary Judgment (filed on February 14, 2020}):

* & & 9 & 5 P & 0 80

Page 3, lines 5-26;

Page 5, lines 8-14;

Page 6, line 22 through page 7, line 6;
Page 7, lines 8-22;

Page 7, line 25 through page 8, line §;
Page 10, line 25 through page 11, line 2;
Page 11, lines 17-19;

Page 11, lines 23-26;

Page 13, line 24 through page 14, line 7;
Page 15, lines 7-9; and

Page 15, lines 23-24.

IT IS FURTHER ORDERED that the Clerk of Court shall seal the following portions

of Defendant and Counterclaimant LVD Fund’s Opposition to Counterdefendants VNV Dynasty

Trust I and VNV Dynasty Trust 1I's Motion for Summary Judgment (filed on February 14,

2020):

11/

Page 3, lines 5-25;

Page 5, lines 20-23;

Page 6, lines 7-16;

Page 6, line 18 through page 7, line 12;
Page 7, line 15 through page 8, line 2;
Page 10, lines 15-18;

Page 11, lines 11-14;

Page 12, lines 1-2;

Page 13, lines 13-21;

Page 14, lines 23-25;

4032



10
11
12
13
14
15
16
17
18
19
20
21
22
23

24

s Page 15, lines 21-22; and
o Page 16, lines 8-15.

IT IS SO ORDERED.

DATED this _Z* day of February, 2020.

Respectfully submitted by:

ALDRICH LAW FIRM, LTD.

(L (it

Joyn'P. Aldrich, Esq.
Ngvada Bar No. 6877
Catherine Hernandez, Esq.
Nevada Bar No. 3410
7866 West Sahara Avenue
Las Vegas, Nevada 89117
Tel: (702) 853-5490

Fax: (702) 227-1975
Attorneys for Plaintiff

t::f;}f?%%fD(- ij_,/f““““ﬁm‘

DIST}ICT COURT JUDGE,

>

Approved as to form and content:

FARMER CASE & FEDOR

Anthony T, Case, Esq.

Nevada Bar No. 6589

Kathryn Holbert, Esq.

Nevada Bar No. 10084

2190 E. Pebble Rd., Suite #205
Las Vegas, NV 89123

Tel: (702) 579-3900

Fax: (702) 739-3001

Attorneys for Defendants
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Electronically Filed
1/23/2020 11:45 AM
Steven D. Grierson

CLER OFTHECE&

John P. Aldrich, Esq.

Nevada Bar No. 6877

Catherine Hernandez, Esq.

Nevada Bar No. 8410

ALDRICH LAW FIRM, LTD.

7866 West Sahara Avenue

Las Vegas, NV 89117

Telephone: (702) 853-5490

Facsimile: (702)227-1975

Attorneys for Plaintiff/Counterdefendants

EIGHTH JUDICIAL DISTRICT COURT

CLARK COUNTY, NEVADA
FRONT SIGHT MANAGEMENT LLC, a
Nevada Limited Liability Company, CASE NO.: A-18-781084-B
DEPT NO.: 16
Plaintiff,
NOTICE OF ENTRY OF FINDINGS
Vs. OF FACT, CONCLUSIONS OF
LAW. AND ORDER DENYING
LAS VEGAS DEVELOPMENT FUND LLC, a DEFENDANT LAS VEGAS
Nevada Limited Liability Company; et al., DEVELOPMENT FUND LLC’S
MOTION TO DISSOLVE
Defendants. TEMPORARY RESTRAINING
ORDER AND TO APPOINT A
RECEIVER

AND ALL RELATED COUNTERCLAIMS.

PLEASE TAKE NOTICE that the Findings of Fact, Conclusions of Law, and Order
Denying Defendant Las Vegas Development Fund LLC’s Motion to Dissolve Temporary
Restraining Order and to Appoint a Receiver was entered by the Court in the above-captioned
/11
/11
/11

/11

1

Case Number: A-18-781084-B
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action on the 23™ day of January, 2020, a true and correct copy of which is attached hereto.
DATED this 23" day of January, 2020.
ALDRICH LAW FIRM, LTD.

/s/ John P. Aldrich

John P. Aldrich, Esq.

Nevada Bar No. 6877

Catherine Hernandez, Esq.

Nevada Bar No. 8410

7866 West Sahara Avenue

Las Vegas, Nevada 89117

Telephone: (702) 853-5490

Facsimile: (702) 227-1975

Attorneys for Plaintiff/Counterdefendants
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CERTIFICATE OF SERVICE

I HEREBY CERTIFY that on the 23" day of January, 2020, I caused the foregoing
NOTICE OF ENTRY OF FINDINGS OF FACT, CONCLUSIONS OF LAW, AND
ORDER DENYING DEFENDANT LAS VEGAS DEVELOPMENT FUND LLC’S
MOTION TO DISSOLVE TEMPORARY RESTRAINING ORDER AND TO APPOINT
A RECEIVER to be electronically filed and served with the Clerk of the Court using Wiznet
which will send notification of such filing to the email addresses denoted on the Electronic Mail

Notice List, or by U.S. mail, postage prepaid, if not included on the Electronic Mail Notice List,

to the following parties:

Anthony T. Case, Esq.
Kathryn Holbert, Esq.
FARMER CASE & FEDOR
2190 E. Pebble Rd., Suite #205
Las Vegas, NV 89123

C. Keith Greer, Esq.

16855 West Bernardo Drive, Suite 255

San Diego, CA 92127
Attorneys for Defendants

/s/ T. Bixenmann
An employee of ALDRICH LAW FIRM, LTD.

4037



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

FFCL

John P. Aldrich, Esq.

Nevada Bar No. 6877

Catherine Hernandez, Esq.
Nevada Bar No, 8410
ALDRICH LAW FIRM, LTD.
7866 West Sahara Avenue

Las Vegas, NV 89117
Telephone: (702) 853-5490
Facsimile: (702)227-1975
Attorneys for Plaintift Counterdefendants

Electronically Filed
1/23/2020 10:50 AM
Steven D. Grierson

CLERK[ OF THE COUR :

EIGHTH JUDICIAL DISTRICT COURT

CLARK COUNTY, NEVADA

FRONT SIGHT MANAGEMENT LLC, a
Nevada Limited Liability Company,

Plaintiff,
V8,

LAS VEGAS DEVELOPMENT FUND LLC, a
Nevada Limited Liability Company; et al.,

Defendants.

AND ALL RELATED COUNTERCLAIMS.

CASE NO.: A-18-781084-B
DEPT NO.: 16

FINDINGS OF FACT,
CONCLUSIONS OF LAW, AND
ORDER DENYING DEFENDANT

LAS VEGAS DEVELOPMENT FUND

LLC’'S MOTION TO DISSOLVE
TEMPORARY RESTRAINING
ORDER AND TO APPOINT A
RECEIVER

This matter having come before the Court on September 20, 2019 and November 26,

2019 on Defendant Las Vegas Development Fund LLC’s Motion to Dissolve Temporary

Restraining Order and to Appoint Receiver, John P. Aldrich, Esq. appearing on behalf of

Plaintiff and Kathryn Holbert, Esq. and C. Keith Greer, Esq., appearing on behalf of

Defendants, the Court having reviewed the pieadings on file herein, having heard oral argument

of the parties through their respective counsel, this Court makes the following Findings of Fact

and Conclusions of Law.

1

A 10 2029

Case Number: A-18-781084-B
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Insofar as any conclusion of law is deemed to have been or include a finding of fact,

such a finding of fact is hereby included as a factual finding. Insofar as any finding of fact is

deemed to have been or to include a conclusion of law such is included as a conclusion of law

herein.

FINDINGS OF FACT

The Court makes the following Findings of Fact based on the evidence presented:

1. In Section IIB of Defendant/Counterclaimant Las Vegas Development Fund, LLC’s

(*LVDF”) Motion to Dissolve Temporary Restraining Order and Appoint a Receiver,

Defendant LVDF asserts thirteen breaches of the Construction Loan Agreement

(“CLA™):

a.

Alleged Breach #1: Improper Use of Loan Proceeds — CLA §1.7(¢) (Motion,
p. 10);

Alleged Breach #2: Failure to Provide Government Approved Plans — CLA
§3.2(b) (Motion, p. 10);

Alleged Breach #3: Failure to Timely Complete Construction — CLA §5.1
(Motion, p. 10);

Alleged Breach #4: Material Change of Costs, Scope or Timing of Work —
CLA §5.2 (Motion, p. 11);

Alleged Breach #5: Refusal to Comply Regarding Senior Debt — CLA §5.27
(Motion, p. 11);

Alleged Breach #6: Failure to Provide Monthly Project Costs — CLA §3.2(a)

(Motion, p. 11);
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g. Alleged Breach #7: Failure to Notify of Event of Default — CLA §5.10
(Motion, p. 11);

h. Alleged Breach #8: Refusal to Allow Inspection of Records — CLA §5.4
{Motion, p. 12});

i. Alleged Breach #9. Refusal to Allow Inspection of the Project — CLA §3.3
(Motion, p. 12);

j- Alleged Breach #10: Failure to Provide EB-5 Information — CLA §1.7(f)
{Motion, p. 12);

k. Alleged Breach #11: Non Payment of Default Interest — CLA §1.2 (Motion, p.
12),

1. Alleged Breach #12: Non Payment of Legal Fees —~ CLA §8.2 (Motion, p. 12);
and

m. Alleged Breach #13: Failure to Comply with Applicable Laws (CLA §5.13)
and Failure to Give Written Notice of Criminal Complaint (CLA §5.14)
{Motion, p. 13).

2. The first allegation of breach focuses on the alleged misuse of loan proceeds by
Plaintiff/Counter-Defendant, Front Sight Management, LLC (Front Sight). However,
in its Opposition to Defendant/Counter-Claimant LVDF’s Motion to Dissolve the
TRO and Appoint a Receiver, Front Sight supplied evidence to establish project cost
and expenditures which exceed the loan amounts advanced b){ LVDF.

3, There are four (4) paragraphs of the Construction Loan Agreement that relate to loan

proceeds. They are as follows:
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Section 1.7  EB-5 Program Requirements.

{e) Borrower shall use the proceeds of the Loan solely for the purpose
of funding directly, or advancing to Affiliates to pay, the costs of the Project, in
accordance with the terms and conditions of this Agreement, as set forth in the
Budge and the Project documents submitted to, and approved by, USCIS.

Section 3.7 Use of Loan Proceeds. Borrower shall use and apply the Loan

proceeds solely to all or anv number of the individual Project comporents in
accordance with the Budse and also to pay some or all of any or all existing
indebtedness encumbering the Project pursuant to a Permitted
Encumbrance. Borrower shall use its best business judgment based upon
then-current real estate_ market and availability of other financing resources
to allocate_the proceeds of the Loan in such a manner as to assure the full
expenditure of the Loan proceeds advanced to Borrower. Borrower will
comply with the requirements of the EB-5 Program and the other EB-5 Program
covenants and requirements contained in this Agreement.

Section 4.29 Use of Loan Proceeds. The proceeds of the Loan shall be used
to_pay and obtain release of the existing liens on the Land, te pay for or
reimburse Borrower for soft and hard cests related to the pre-construction,
development, promotion, construction, development and operation of the

Project _in _connection with the FSFYI Facility and the construction,
development, operation, leasing and sale of the timeshare portion of the

Project, all as more particularly described on Exhibit F, attached hereto.
The Loan is made exclusively for business purposes in connection with holding,
developing and financially managing real estate for profit, and none of the
proceeds of the Loan will be used for the personal, family or agricultural purposes
of the Borrower.

Section 5.3  Using Loan Proceeds. Subject to Section 3.2, Borrower shall
use the Loan proceeds in its sole discretion o pay, or to reimburse Borrower
for paving, costs and expenses incurred by Borrower in connection with the

pre-construction, promotion, construction, _development, operating and
leasing _of the Proiect on the Land and the equipping of the Improvements,

together with the payoff and release of any existing liens and encumbrances
on the Land. Borrower shall take all steps necessary to assure that Loan
proceeds are used by its contractors and subconiractors to pay such costs and
expenses which could otherwise constitute a mechanic’s lien claim against the
Project. Within thirty (30) days after the Completion Date, Borrower shall provide
the documentation and supporting accounting records and contract documents
necessary, in Lender’s discretion, to demonstrate that between the Closing Date
and the date of delivery of such documentation not less than the total amount of
the Advances has been spent directly or indirectly on the Project substantially in a
form acceptable to Lender for compliance with the EB-5 Program.

(Emphases added.)

4. Exhibit 47 to the Evidentiary Hearing Exhibits, Front Sight’s “Response to Notice of
Default dated July 30, 2018,” shows project costs and expenditures well in excess of

$6.3 million LVDF advanced. In Exhibit C to that document, Front Sight provided
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copies of QuickBooks monthly reports that showed the following Project costs and

expenditures:
TIME PERIOD TOTAL
October 2015 — December 2015 $3,387,591.35
January 2016 — December 2016 $7.,466,570.24
January 2017 — December 2017 $12.454,018.84
$23,308,180.43

5. Exhibit 48 to the Evidentiary Hearing Exhibits is Front Sight’s “Additional Response
to Notices of Default dated July 31, 2018, and August 24, 2018 and Initial Response
to Notice of Default dated August 28, 2018.” In that exhibit, Front Sight provided to
Defendant Dziubla a multitude of documents showing the following expenses which

were paid by Front Sight between the closing of the loan in October 2016 and June

30, 2017:
EXPENSE CATEGORY TOTAL

Reimbursable construction costs prior to the closing date of the $994,336.56

Construction Loan Agreement

Construction costs from the closing date of the Construction $1,031,728.10

Loan Agreement to June 30, 2017

Class Action lien payoff as of the time of closing of the $551,871.50

Construction Loan Agreement

Class action lien pay-down prior to the closing date of the $1,860,000.00

Construction Loan Agreement

Holecek note paydown prior to the closing date of the $6,004,000.00

Construction Loan Agreement

Holecek note paydown from the closing date of the Construction $1.422,000.00

Loan Agreement to June 30, 2017

Project legal fees $81,551.25

Fees Paid to Chicago Title in connection with original closing $9.217.01

EBS Impact Advisor fees $244,730.00

Fees paid to US Capital Partners evidencing efforts to secure $62,500.00

“Senior Debt” prior to securing construction line of credit from

Morales Construction

Project consulting fees $82,550.00
$12,344,484.42

5
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6. Adding construction costs prior to closing with consiruction costs from closing to
June 30, 2017, plus the class action lien payoff as of the closing date of the CLA,

Front Sight’s expenses far exceed the US$2.625M in EBS funds delivered on or

before June 30, 2017.

7. Exhibit 49 to the Evidentiary Hearing Exhibits is Front Sight’s “EB-5 Documentation
and Additional Information for the Period July 1, 2017, through October 31, 2018
Delivered Pursuani to Section 5.i0(e) of the Construction Loan Agreement.” In that
exhibit, Front Sight provided to Defendant Dziubla several hundred additional pages

of documents showing the following expenses which were paid by Front Sight:

EXPENSE CATEGORY

TOTAL

Construction costs from June 30, 2017, through and including
July I, 2018

$2,088,490.00

Holecek note paydown from June 30, 2017, through and
including July 1, 2018

$1,896,000.00

Project legal fees from June 30, 2017, through and including
July 1, 2018

$14,116.00

Construction costs from July 1, 2018, through and including
October 30, 2018

$402,621.00

Holecek note paydown from July 1, 2018, through and including
October 30, 2018

$632,000.00

Project legal fees from July 1, 2018, through and including
Qctober 30, 2018

$6,984.00

Construction costs from September 6, 2016, through and
including August 24, 2018 (commercial revolving charge
account of Front Sight established with Home Depot)

366,173.67

Construction costs from October 11, 2016, through and
including July 13, 2018 {charged to the Visa credit card account
of Front Sight established with City National Bank)

$43,212.07

Construction costs from August 30, 2016, through and including
February 20, 2018 (charged to the Premier Rewards Gold charge
and credit card account of Front Sight established with American
Express)

$92,868.00

$5,242,464.74

8. Based on this uncontroverted evidence, the Court finds Front Sight’s expenses on the

Project far exceed the amount of the loan from Defendant LVDF.
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9. As to the fourth breach alleged by Defendant/Counterclaimant LVDF, the alleged
material change in size, scope, and timing of the project, it appears that the size of the
classroom was reduced but not the overall size of the facility, and therefore, the Court
finds that there is an issue of fact as to this alleged breach of the CLA.

10, Regarding the second, third, and fifth through thirteenth alleged breaches, as asserted
by Defendant/Counterclaimant LVDF, the parties asserted multiple competing factual
positions and made conflicting factual assertions regarding Defendant LVDF’s
allegations of breach of the CLA. Based on the state of the evidence as of the date of
the hearing on the instant Motion, the Court finds that genuine tssues of fact remain
as to the second, third, and fifth through thirteenth alleged breaches, as asserted by
Defendant/Counterclaimant LVDF.

CONCLUSIONS OF LAW AND ORDER

The Court makes the following Conclusions of Law:

1. Regarding alleged Breach #1, the Court concludes that Front Sight’s expenses on
the Project far exceed the amount of the loan from Defendant LVDF has Defendant LVDF’s
assertion that Front Sight improperly used loan proceeds is without merit, and consequently,
LVDF has failed to establish this alleged breach.

2. As to the second, third, and fifth through thirteenth alleged breaches, as asserted
by Defendant/Counterclaimant LVDF, the Court concludes that LVDF has not established that
Plaintiff is in breach of the Construction Loan Agreement, and consequently, LVDF is not
entitled to the relief it seeks by this Motion.

4, Regarding the fourth alleged breach, pertaining to the reduction in the size of the

Patriot Pavilion, because it appears that the size of the classroom was reduced but not the overall
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size of the facility, creating an issue of fact as to this alleged breach, the Court concludes that
LVDF has not established that Plaintiff is in breach of the construction Loan Agreement. and
consequently, LVDF is not entitled to the relief it seeks by this Motion.
ORDER

IT IS HEREBY ORDERED that Defendant Las Vegas Development Fund LLC’s
Motion to Dissolve Temporary Restraining Order and to Appoint Receiver is DENIED.

IT IS SO ORDERED.

DATED this <" day of January, 2020.

CSOe L O NS~

DISTRICT‘FOURT JUDGE

Respectfully submitted by:

ALDRICH LAW FIRM, LTD.

L0 by

J@in P. Aldrich, Esq.
evada Bar No. 6877
atherine Hernandez, Esq.

Nevada Bar No. 8410

7866 West Sahara Avenue

Las Vegas, Nevada 89117

Tel: (702) 853-5490

Fax: (702) 227-1975

Attorneys for Plaintiff
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Electronically Filed
5/13/2020 3:39 PM
Steven D. Grierson

CLER OFTHECE&

John P. Aldrich, Esq.

Nevada Bar No. 6877

Catherine Hernandez, Esq.
Nevada Bar No. 8410

Jamie S. Hendrickson, Esq.
Nevada Bar No. 12770
ALDRICH LAW FIRM, LTD.
7866 West Sahara Avenue

Las Vegas, NV 89117
Telephone: (702) 853-5490
Facsimile: (702) 227-1975
Attorneys for Plaintiff/Counterdefendants

EIGHTH JUDICIAL DISTRICT COURT

CLARK COUNTY, NEVADA
FRONT SIGHT MANAGEMENT LLC, a
Nevada Limited Liability Company, CASE NO.: A-18-781084-B
DEPT NO.: 16
Plaintiff,
Vs. NOTICE OF ENTRY OF
STIPULATION AND ORDER TO
LAS VEGAS DEVELOPMENT FUND LLC, a EXTEND DISCOVERY
Nevada Limited Liability Company; et al., DEADLINES AND CONTINUE

TRIAL (SECOND REQUEST)

Defendants.

AND ALL RELATED COUNTERCLAIMS.

PLEASE TAKE NOTICE that a Stipulation and Order to Extend Discovery Deadlines
and Continue Trial (Second Request) was entered by the Court in the above-captioned action on
/11
/11
/11

/11

1

Case Number: A-18-781084-B
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the 13™ day of May, 2020, a true and correct copy of which is attached hereto.

DATED this 13" day of May, 2020.

ALDRICH LAW FIRM, LTD.

/s/ John P. Aldrich

John P. Aldrich, Esq.
Nevada Bar No. 6877
Catherine Hernandez, Esq.
Nevada Bar No. 8410
Jamie S. Hendrickson, Esq.
Nevada Bar No. 12770
7866 West Sahara Avenue
Las Vegas, Nevada 89117
Telephone: (702) 853-5490
Facsimile: (702) 227-1975
Attorneys for Plaintiff/Counterdefendants

4047



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

CERTIFICATE OF SERVICE

I HEREBY CERTIFY that on the 13" day of May, 2020, I caused the foregoing
NOTICE OF ENTRY OF STIPULATION AND ORDER TO EXTEND DISCOVERY
DEADLINES AND CONTINUE TRIAL (SECOND REQUEST) to be electronically filed
and served with the Clerk of the Court using Wiznet which will send notification of such filing to
the email addresses denoted on the Electronic Mail Notice List, or by U.S. mail, postage prepaid,
if not included on the Electronic Mail Notice List, to the following parties:

Anthony T. Case, Esq.
Kathryn Holbert, Esq.
FARMER CASE & FEDOR
2190 E. Pebble Rd., Suite #205
Las Vegas, NV 89123

C. Keith Greer, Esq.
16855 West Bernardo Drive, Suite 255
San Diego, CA 92127

John R. Bailey, Esq.

Joshua M. Dickey, Esq.
Andrea M. Champion, Esq.
BAILEY KENNEDY

8984 Spanish Ridge Avenue
Las Vegas, NV 89148

Attorneys for Defendants

/s/ T. Bixenmann
An employee of ALDRICH LAW FIRM, LTD.
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Electronically Filed
5/13/2020 3:14 PM
Steven D. Grierson

CLER OFTHECE&

John P. Aldrich, Esq.

Nevada Bar No. 6877

Catherine Hernandez, Esq.
Nevada Bar No. 8410

Jamie S. Hendrickson, Esq.
Nevada Bar No. 12770
ALDRICH LAW FIRM, LTD.
7866 West Sahara Avenue

Las Vegas, NV 89117
Telephone: (702) 853-5490
Facsimile: (702) 227-1975
Attorneys for Plaintiff/Counterdefendants

EIGHTH JUDICIAL DISTRICT COURT

CLARK COUNTY, NEVADA
FRONT SIGHT MANAGEMENT LLC, a CASE NO.: A-18-781084-B
Nevada Limited Liability Company, DEPT NO.: 16
Plaintiff, STIPULATION AND ORDER TO

EXTEND DISCOVERY DEADLINES

AND CONTINUE TRIAL
V8. (SECOND REQUEST)

LAS VEGAS DEVELOPMENT FUND LLC, a
Nevada Limited Liability Company; et al.,

Defendants.

AND ALL RELATED COUNTERCLAIMS.

Plaintiff FRONT SIGHT MANAGEMENT LLC (“Plaintiff” or “Front Sight”) and
Defendants LAS VEGAS DEVELOPMENT FUND LLC, EB5 IMPACT CAPITAL
REGIONAL CENTER LLC, EB5 IMPACT ADVISORS LLC, ROBERT W. DZIUBLA, JON
FLEMING, and LINDA STANWOOD (collectively, “Defendants” or the “EBS5 Parties”), by

and through their respective counsel, and hereby stipulate and agree to extend the discovery

1

Case Number: A-18-781084-B
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deadlines pursuant to the provisions of Rule 2.35 of the Eighth Judicial District Court Rules.
This extension is not sought for the purpose of delay or for any other untoward purpose.
In compliance with EDCR 2.35(b), the parties advise the Court of the following:

Discovery Completed to Date:

1. Plaintiff has served the following NRCP 16.1 Early Case Conference List of Witnesses
and Documents:
a. Initial Disclosures served on June 25, 2019
b. First Supplement to Initial Disclosures served on July 18, 2019
c. Second Supplement to Initial Disclosures served on July 29, 2019
d. Third Supplement to Initial Disclosures served on August 7, 2019
e. Fourth Supplement to Initial Disclosures served on October 22, 2019
f. Fifth Supplement to Initial Disclosures served on February 7, 2020
g. Sixth Supplement to Initial Disclosures served on March 27, 2020
h. Seventh Supplement to Initial Disclosures served on April 3, 2020
i. Eighth Supplement to Initial Disclosures served on April 7, 2020
2. Defendants have served the following NRCP 16.1 Early Case Conference List of
Witnesses and Documents:
a. Initial Disclosures served on July 9, 2019
b. First Supplement to Initial Disclosures served on August 19, 2019
c. Third Supplement to Initial Disclosures served on January 10, 2020
d. Fourth Supplement to Initial Disclosures served on February 4, 2020
3. Plaintiff has served several sets of Requests for Production of Documents to all

Defendants. Defendants recently provided supplemental responses to the Requests for
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Production of Documents. These written discovery requests are and will be the subject
of current and ongoing motion practice. Additionally, Plaintiff has served several sets
of Interrogatories to all Defendants. Defendants’ answers to those Interrogatories are

also the subject of motion practice before the Court.

. Defendants have served several sets of Requests for Production of Documents and

Interrogatories to Front Sight, Ignatius Piazza, Jennifer Piazza, VNV Dynasty Trust I,
and VNV Dynasty Trust II. Plaintiff and the Counterdefendants have all responded to
Defendants’ discovery requests. Defendants/Counterclaimant contend these discovery
responses are deficient. If the parties are unable to resolve their discovery dispute, these

discovery requests will be the subject of motion practice.

. Defendants recently filed a Motion to Compel and/or for Temporary Restraining Order

seeking additional documents from Plaintiff, asserting that the information sought is
necessary so that the first EB-5 investor may file his [-829 Petition by Investor to

Remove Conditions on Permanent Resident Status.

6. The parties have taken the following depositions:

a. Deposition of Jay Carter taken on February 12, 2020;

b. Deposition of David Keller taken on February 12, 2020;

c. Deposition of Person Most Knowledgeable of Empyrean West, LLC taken on
February 12, 2020;

d. Deposition of Person Most Knowledgeable of Morales Construction, Inc. taken
on March 16, 2020;

e. Deposition of Person Most Knowledgeable of All American Concrete and

Masonry, Inc. taken on March 16, 2020; and
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f. Deposition of Person Most Knowledgeable of Top Rank Builders, Inc. taken on
March 16, 2020.

7. Defendants issued subpoenas to Bank of America and Lucas Horsfall, LLP after the
Court denied Plaintiff’s motion to quash.

8. Defendants have served notices of intent to issue subpoenas to U.S. Capital and Summit
Financial. The Court has since denied Plaintiff’s motion to quash those subpoenas.

9. Defendants have an outstanding subpoena duces tecum to Morales Construction, Inc.,
All American Concrete and Masonry, Inc., and Top Rank Builders, Inc. that may
become the subject of a motion for order showing cause if the subpoenaed parties refuse
to respond to the subpoenas.

10. On October 24, 2019, Plaintiff served its Designation of Expert Witnesses and on April
3, 2020, Plaintiff served its First Supplement to Designation of Expert Witnesses. On
April 3, 2020, Defendants served their Designation of Expert Witnesses.

Remaining Discovery to be Completed:

The parties believe that the following discovery remains to be completed:

1. Depositions of the parties and witnesses identified by the parties;
2. Additional written discovery, including resolution of the parties’ discovery
disputes;
3. Additional subpoenas duces tecum to third-parties;
4. Supplemental initial expert disclosures;
5. Rebuttal expert disclosures;
6. Expert depositions; and
7. Other discovery as necessary.
4

4052



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

Reasons Why Remaining Discovery Not Completed:

The President of the United States has declared a National Emergency in response to the
COVID-19 pandemic. Likewise, the Governor of Nevada has declared a State of Emergency and
Clark County has declared local emergencies.

In Nevada, Governor Sisolak has issued fourteen emergency directives, which have
substantially impacted the ability of most businesses to operate normally and for people to travel
for discovery purposes. On April 1, 2020, Governor Sisolak issued Directive 010 Stay at Home
Order, which orders Nevadans to stay in their residences with limited exceptions. The Directive
remains in effect until April 30, 2020, unless renewed by subsequent Directive.

Recognizing the severity of the COVID-19 pandemic, this Court has issued multiple
administrative orders that change how the Court operates in an effort to do its part to contain the
spread of the novel virus. Those administrative orders underscore the severity of the pandemic
and reflect the Court’s willingness to work with litigants to continue and extend matters, as
necessary. Specifically, Administrative Order 20-09 stays “[a]ll pending, unexpired deadlines
pursuant to NRCP 31 (depositions by written questions), 33 (interrogatories to parties), 34
(producing documents, electronically stored information and tangible things, or entering onto
land, for inspection or other purposes), and/or 36 (requests for admissions) by 30 days” unless
the time to respond to the written discovery expired prior to entry of the Court’s Order. See
Admin. Order 20-09 at pg. 4. Then, more recently, on April 17, 2020, the Court entered
Administrative Order 20-13 that further tolls discovery deadlines from March 18, 2020, until
thirty (30) days after the order expires, is modified, or rescinded. See Admin Order 20-13 at pg.
7. The Court has encouraged parties to proceed with discovery should proceed when at all
possible. See id.

The parties have proceeded diligently with discovery thus far, including exchanging tens
of thousands of pages of documents. Both parties have filed motions to compel on outstanding

discovery issues and continue to work through discovery disputes. The parties will continue to
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proceed with discovery when practicable. However, due to the COVID-19 pandemic, the parties
agree that a continuance of discovery is necessary so that the parties can complete written
discovery after the Court’s Administrative Order expires (or is rescinded) and take depositions.

Moreover, on April 16, 2020, Plaintiff informed Defendants that in mid-March, in the
midst of the growing COVID-19 pandemic and emergency orders, one of Plaintiff’s experts
advised that he would no longer be able to act as an expert in the case. Plaintiffs informed
Defendants that it had located another expert but that Plaintiff’s new expert would not be able to
complete his report by April 20, 2020 (the parties’ initial expert disclosure deadline once
recalculated in light of Admin. Order 20-09). Although both parties have previously served a
designation of expert witnesses, in light of recent events (including the COVID-19 pandemic and
new counsel making an appearance to represent Defendants), on April 20, 2020, the parties
mutually agreed that the initial expert disclosure deadline should be rescheduled so that the
parties were able to amend their initial expert disclosures.

The parties now make this stipulation in good faith in order to complete the remaining
discovery. At this time, based on the information available, they do not anticipate a further
extension of discovery will be needed in the future and expect to be able to complete discovery
by the below proposed dates.

Proposed Schedule for Completing Remaining Discovery:

The remaining discovery set forth above should be completed by September 3, 2020.
The parties agree that the extension of the discovery deadlines is necessary to complete the
parties’ initial expert and rebuttal expert disclosures. Therefore, the parties request and
stipulate that the Court continue the discovery deadlines permit the following proposed
Discovery Scheduling Order:
/11
/11
/11
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EVENT DEADLINE CURRENT PROPOSED
DATE DATE

Last day to complete discovery July 3, 2020 October 1, 2020
Last day to file motions to amend pleadings or April 3, 2020 July 2, 2020
add parties
Last day for initial expert disclosures April 3, 2020 July 2, 2020
Last day for rebuttal expert disclosures May 4, 2020 August 3, 2020
Last day to file dispositive motions August 3, 2020 | November 2, 2020

Current Trial Date:

The parties’ proposed extension of discovery deadlines by sixty (60) days will impact

the October 5, 2020 trial date. Therefore, the parties further stipulate and agree to continue trial

to the next available jury trial date after January 18, 2021. This Stipulation is made in good

faith and not for purposes of delay.
Dated this 30™ day of April, 2020.
ALDRICH LAW FIRM, LTD.

/s/ John P. Aldrich

John P. Aldrich, Esq.
Nevada Bar No. 6877
Catherine Hernandez, Esq.
Nevada Bar No. 8410
Jamie S. Hendrickson, Esq.
Nevada Bar No. 12770
7866 West Sahara Avenue
Las Vegas, Nevada 89117
Tel: (702) 853-5490

Fax: (702) 227-1975
Attorneys for Plaintiff/Counterdefendants

Dated this 30™ day of April, 2020.
BAILEY KENNEDY

/s/ Andrea M. Champion

John R. Bailey, Esq.

Nevada Bar No. 0137

Joshua M. Dickey, Esq.
Nevada Bar No. 6621

Andrea M. Champion, Esq.
Nevada Bar No. 13461

8984 Spanish Ridge Avenue
Las Vegas, Nevada 89148-1302
Tel: (702) 562-8820

Fax: (702) 562-8821

Attorneys for Defendants/Counterclaimant

ORDER

Having reviewed and considered the above Stipulation by the parties, and good cause

appearing therefore,

IT IS HEREBY ORDERED that the discovery deadlines will be extended as agreed to

by the parties as follows:
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18

19

20
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22

23

24

EVENT DEADLINE

CURRENT PROPOSED
DATE DATE

Last day to complete discovery

July 3, 2020 October 1, 2020

Last day to file motions to amend pleadings or add April 3, 2020 July 2, 2020

parties

Last day for initial expert disclosures

April 3, 2020 July 2, 2020

Last day for rebuttal expert disclosures

May 4, 2020 August 3, 2020

Last day to file dispositive motions

August 3, 2020 November 2,
2020

IT IS FURTHER ORDERED that an Amended Scheduling Order will issue. The trial

date will be moved to January 18, 2021 or as soon thereafter as the Court can accommodate it.

IT IS SO ORDERED.

Dated this 13 day of S, 2020.

Respectfully submitted by:
ALDRICH LAW FIRM, LTD.

/s/ John P. Aldrich

John P. Aldrich, Esq.
Nevada Bar No. 6877
Catherine Hernandez, Esq.
Nevada Bar No. 8410
Jamie S. Hendrickson, Esq.
Nevada Bar No. 12770
7866 West Sahara Avenue
Las Vegas, Nevada 89117
Tel: (702) 853-5490

Fax: (702) 227-1975
Attorneys for Plaintiff/Counterdefendants

—Twtfe 1D

DISTRICT RT JUDGE
S C/COU JUDG 5

Yes, you may e-sign on my behalf.
Thanks Traci.

Andrea Champion

BAILEY % KENNEDY

8984 SPANISH RIDGE AVENUE

L.As VEGAS, NV 89148-1302
702.562.8820 (M \I'h.)

702.562.8821 (Fax)

702.789.4551 (DIRECT)
AChampion@ BailevKennedv.com
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Timothy C. Williams
DISTRICT JUDGE
DEPT XVI
LAS VEGAS, NV 89155

ARJT

DISTRICT COURT
CLARK COUNTY, NEVADA

FRONT SIGHT MANAGEMENT LLC, a

Electronically Filed
5/13/2020 3:40 PM
Steven D. Grierson

CLERE OF THE COUE :I
Ll

Nevada Limited Liability Company, Case No. A-18-781084-B

Dept No. XVI
Plaintiff,

VS.

LAS VEGAS DEVELOPMENT FUND

LLC, a Nevada Limited Liability Company;

EB5 IMPACT CAPITAL REGIONAL

CENTER LLC, a Nevada Limited Liability HEARING DATE(S)

Company; B5 IMPACT ADVISORS LLC, m:"

a Nevada Limited Liability Company;
ROBERT W. DZIUBLA, individually and
as President and CEO of LAS VEGAS
DEVELOPMENT FUND LLC and EB5
IMPACT ADVISORS LLC; JON
FLEMING, individually and as an

agent of LAS VEGAS DEVELOPMENT
FUND LLC and EB5 IMPACT ADVISORS
LLC; LINDA STANWOOD, individually
and as Senior Vice President of LAS
VEGAS DEVELOPMENT FUND LLC and
EB5 IMPACT ADVISORS LLC;
CHICAGO TITLE COMPANY, a
California corporation; DOES 1-

10, inclusive; and ROE CORPORATIONS
1-10, inclusive,

Defendants.
AND ALL RELATED CLAIMS

O ———

AMENDED ORDER SETTING CIVIL JURY TRIAL,
PRE-TRIAL/CALENDAR CALL, AND DEADLINES FOR MOTIONS;
AMENDED DISCOVERY SCHEDULING ORDER

Pursuant to the Status Check re Trial Rescheduling held on April 30, 2020, the

Discovery Deadlines and Trial dates are hereby amended as follows:

1

Case Number: A-18-781084-B
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Timothy C. Williams
DISTRICT JUDGE
DEPT XVI
LAS VEGAS, NV 89155

IT ISHEREBY ORDERED that the parties will comply with the following deadlines:

B. DISCOVERY AND MOTION DEADLINES.

1. All parties shall complete discovery on or before October 1, 2020. The Court
will hear any discovery motions. However, in the event it becomes necessary, the Court may
request nominations for a stand-by special master for referrals of discovery issues on a motion-
by-motion basis.

2. All parties shall file motions to amend pleadings or add parties on or before
July 2, 2020.

3. All parties shall make initial expert disclosures pursuant to NRCP 16.1(a)(2) on
or before July 2, 2020.

4. All parties shall make rebuttal expert disclosures pursuant to NRCP 16.1(a)(2) on
or before August 3, 2020.

5. All parties shall file dispositive motions on or before November 2, 2020.

6. Counsel/parties in proper person are also directed to abide by EDCR 2.47
concerning the time for filing and noticing motions in limine. Except upon a showing of
unforeseen extraordinary circumstances, the Court will not shorten time for the hearing of any
such motions.

C. TRIAL AND INCIDENTAL DATES AND OBLIGATIONS.

1. A jury trial of the above-entitled case is set on a five week stack to begin, 22"
day of February, 2021, at 9:30 a.m.

2. A pre-trial/calendar call will be held on February 11, 2021, at 10:30 a.m.

3. A status check re Trial Readiness is scheduled to be held on October 21, 2020 at

9:00 am.
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Timothy C. Williams
DISTRICT JUDGE
DEPT XVI
LAS VEGAS, NV 89155

4. The Pre-Trial Memorandum must be filed no later than February 18, 2021,,
with a courtesy copy delivered to Department XVI.  All parties, (Attorneys and parties in

proper person) MUST comply with All REQUIREMENTS of EDCR 2.67, 2.68 and 2.609.

Counsel should include in the Memorandum an identification of orders on all motions in limine
or motions for partial summary judgment previously made, a summary of any anticipated legal
issues remaining, a brief summary of the opinions to be offered by any witness to be called to
offer opinion testimony as well as any objections to the opinion testimony.

5. All original depositions anticipated to be used in any manner during the trial
must be delivered to the clerk prior to the firm trial date given at pre-trial/calendar call. If
deposition testimony is anticipated to be used in lieu of live testimony, a designation (by
page/line citation) of the portions of the testimony to be offered must be filed and served by
facsimile or hand, two (2) judicial days prior to the firm trial date given at the pre-trial/calendar
call. Any objections or counter-designations (by page/line citation) of testimony must be filed
and served by facsimile or hand, one (1) judicial day prior to the firm trial date given at the pre-
trial/calendar call. Counsel shall advise the clerk prior to publication.

6. In accordance with EDCR 2.67, counsel shall meet, review, and discuss exhibits.
All exhibits must comply with EDCR 2.27. Two (2) sets must be three-hole punched and
placed in three ring binders along with the exhibit list. The sets must be delivered to the clerk
prior to the firm trial date given at the pre-trial/calendar call. Any demonstrative exhibits
including exemplars anticipated to be used must be disclosed prior to the calendar call.
Pursuant to EDCR 2.68, counsel shall be prepared to stipulate or make specific objections to
individual proposed exhibits. Unless otherwise agreed to by the parties, demonstrative exhibits

are marked for identification but not admitted into evidence.
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Timothy C. Williams
DISTRICT JUDGE
DEPT XVI
LAS VEGAS, NV 89155

7. In accordance with EDCR 2.67, counsel shall meet, review, and discuss items to
be included in the Jury Notebook. Pursuant to EDCR 2.68, counsel shall be prepared to stipulate
or make specific objections to items to be included in the Jury Notebook.

8. In accordance with EDCR 2.67, counsel shall meet and discuss preinstructions to
the jury, jury instructions, special interrogatories, if requested, and verdict forms. Each side
shall provide the Court an agreed set of jury instructions and proposed form of verdict along
with any additional proposed jury instructions with an electronic copy in Word format.

Failure of the designated trial attorney or any party appearing in proper person to
appear for any court appearances or to comply with this Order shall result in any of the
following: (1) dismissal of the action (2) default judgment; (3) monetary sanctions; (4)
vacation of trial date; and/or any other appropriate remedy or sanction.

Counsel is asked to notify the Court Reporter at least two (2) weeks in advance if they
are going to require daily copies of the transcripts of this trial or real time court reporting.
Failure to do so may result in a delay in the production of the transcripts or the availability of
real time court reporting.

Counsel is required to advise the Court immediately when the case settles or is otherwise
resolved prior to trial. A stipulation which terminates a case by dismissal shall also indicate
whether a Scheduling Order has been filed and, if a trial date has been set, the date of that trial.
A copy should be given to Chambers.

DATED this 13" day of May, 2020.

TIMOTHY C. WILLIAMS
DISTRICT JUDGE
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CERTIFICATE OF SERVICE

| hereby certify that on or about the date signed, | served a true and correct copy
upon the parties by electronic transmission through the Eighth Judicial District Court E-
Filing System in accordance with the mandatory electronic service requirements of
Administrative Order 14-2 and the Nevada Electronic Filing and Conversation Rules.

/s/ Lynn Berkheimer

Lynn Berkheimer
Judicial Executive Assistant
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Timothy C. Williams
DISTRICT JUDGE
DEPT XVI
LAS VEGAS, NV 89155
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Electronically Filed
5/18/2020 2:36 PM
Steven D. Grierson

CLERK OF THE COU
NEOJ g
JOHN R. BAILEY ' p—

Nevada Bar No. 0137

JosHuA M. DICKEY

Nevada Bar No. 6621

ANDREA M. CHAMPION

Nevada Bar No. 13461

BAILEY <KENNEDY

8984 Spanish Ridge Avenue
Las Vegas, Nevada 89148-1302
Telephone: 702.562.8820
Facsimile: 702.562.8821
JBailey@BaileyK ennedy.com
JDickey@BaileyK ennedy.com
AChampion@BaileyK ennedy.com

C. KEITH GREER, ESQ.

Cdl. Bar. No. 135537 (Pro Hac Vice)
GREER AND ASSOCIATES, APC
16855 West Bernardo Dr. Suite 255
San Diego, California 92127
Telephone: 858.613.6677

Facsimile: 858.613.6680
keith.greer@greerlaw.biz

Attorneys for Defendants
LASVEGASDEVELOPMENT FUND LLC;
EB5 IMPACT CAPITAL REGIONAL CENTER
LLC; EBS IMPACT ADVISORS LLC; ROBERT
W. DZIUBLA; JON FLEMING; and

LINDA STANWOOD

DISTRICT COURT
CLARK COUNTY, NEVADA
FRONT SIGHT MANAGEMENT LLC, a

Nevada Limited Liability Company, CaseNo. A-18-781084-B
Dept. No. XVI
Plaintiff,
VS. NOTICE OF ENTRY OF ORDER

GRANTING LASVEGAS
LASVEGASDEVELOPMENT FUND LLC, a DEVELOPMENT FUND, LLC'S

Nevada Limited Liability Company; et al, MOTION TO COMPEL PRODUCTION
OF DOCUMENTSOR, IN THE
Defendants. ALTERNATIVE, MOTION FOR

PRELIMINARY INJUNCTIONTO
ADDRESS FRONT SIGHT’'S
CONTINUING VIOLATION OF
SECTION 5.10 OF THE

AND ALL RELATED COUNTERCLAIMS. CONSTRUCTION LOAN AGREEMENT
AND REQUEST FOR LIMITED RELIEF
FROM THE PROTECTIVE ORDER

N
(o]

Page 1 of 3

Case Number: A-18-781084-B
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PLEASE TAKE NOTICE that an Order Granting Las Vegas Development Fund, LLC's
Motion to Compel Production of Documents or, in the Alternative, Motion for Preliminary
Injunction to Address Front Sight’s Continuing Violation of Section 5.10 of the Construction Loan
Agreement and Request for Limited Relief From the Protective Order was entered on May 15, 2020;

atrue and correct copy of which is attached hereto.

DATED this 18th day of May, 2020.
BAILEY KENNEDY

By: /s/ Andrea M. Champion
JoHN R. BAILEY
JosHuA M. DICKEY
ANDREA M. CHAMPION

Attorney for Defendants

LASVEGAS DEVELOPMENT FUND
LLC; EB5 IMPACT CAPITAL
REGIONAL CENTER LLC; EB5 IMPACT
ADVISORS LLC; ROBERT W.
DZIUBLA; JON FLEMING,; and LINDA
STANWOOD

Page 2 of 3
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CERTIFICATE OF SERVICE

| certify that | am an employee of BAILEY «*KENNEDY and that on the 18th day of May,
2020, service of the foregoing NOTICE OF ENTRY OF ORDER GRANTING LASVEGAS
DEVELOPMENT FUND,LLC'SMOTION TO COMPEL PRODUCTION OF
DOCUMENTSOR, IN THE ALTERNATIVE, MOTION FOR PRELIMINARY
INJUNCTION TO ADDRESS FRONT SIGHT'SCONTINUING VIOLATION OF SECTION
5.10 OF THE CONSTRUCTION LOAN AGREEMENT AND REQUEST FORLIMITED
RELIEF FROM THE PROTECTIVE ORDER was made by mandatory electronic service
through the Eighth Judicial District Court’s electronic filing system and/or by depositing a true and
correct copy in the U.S. Mail, first class postage prepaid, and addressed to the following at their last

known address:

JOHN P. ALDRICH Email: jaldrich@johnaldrichlawfirm.com
CATHERINE HERNANDEZ

ALDRICH LAW FIRM, LTD. Attorneys for Plaintiff

7866 West Sahara Avenue FRONT SIGHT MANAGEMENT LLC

Las Vegas, Nevada 89117

/s/ Josephine Baltazar
Employee of BAILEY «KENNEDY

Page 3 of 3
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Electronically Filed
5/15/2020 4:54 PM
Steven D. Grierson

CLERK OF THE COU
ORDR g
JOHN R. BAILEY . P

Nevada Bar No. 0137

JosHuA M. DICKEY

Nevada Bar No. 6621

ANDREA M. CHAMPION

Nevada Bar No. 13461

BAILEY <KENNEDY

8984 Spanish Ridge Avenue
Las Vegas, Nevada 89148-1302
Telephone: 702.562.8820
Facsimile: 702.562.8821
JBailey@BaileyK ennedy.com
JDickey@BaileyK ennedy.com
AChampion@BaileyK ennedy.com

C. KEITH GREER, ESQ.

Cdl. Bar. No. 135537 (Pro Hac Vice)
GREER AND ASSOCIATES, A PC
16855 West Bernardo Dr. Suite 255
San Diego, California 92127
Telephone: 858.613.6677

Facsimile: 858.613.6680
keith.greer@greerlaw.biz

Attorneys for Defendants
LASVEGASDEVELOPMENT FUND LLC;
EB5 IMPACT CAPITAL REGIONAL CENTER
LLC; EBS IMPACT ADVISORS LLC; ROBERT
W. DZIUBLA; JON FLEMING; and

LINDA STANWOOD

DISTRICT COURT
CLARK COUNTY, NEVADA

FRONT SIGHT MANAGEMENT LLC, a
Nevada Limited Liability Company, CaseNo. A-18-781084-B
Dept. No. XVI

Plaintiff,
ORDER GRANTING LASVEGAS

VS. DEVELOPMENT FUND, LLC’'S
MOTION TO COMPEL PRODUCTION
LASVEGASDEVELOPMENT FUND LLC,a | OF DOCUMENTSOR, IN THE

Nevada Limited Liability Company; et al, ALTERNATIVE, MOTION FOR
PRELIMINARY INJUNCTION TO
Defendants. ADDRESS FRONT SIGHT’'S

CONTINUING VIOLATION OF
SECTION 5.10 OF THE
CONSTRUCTION LOAN AGREEMENT
AND REQUEST FOR LIMITED RELIEF
AND ALL RELATED COUNTERCLAIMS. FROM THE PROTECTIVE ORDER

N
(o]

Page 1 of 3

Case Number: A-18-781084-B
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This matter came before the Court on May 13, 2020, at 10:30 am. on Defendant Las Vegas
Development Fund, LLC’s Motion to Compel Production of Documents or, in the Alternative,
Motion for Preliminary Injunction to Address Front Sight’s Continuing Violation of Section 5.10 of
the Construction Loan Agreement and Request for Limited Relief from the Protective Order on
Order Shortening Time (the “Motion”). John P. Aldrich appeared on behalf of Plaintiff Front Sight
Management LLC (“Front Sight”); and John R. Bailey, Andrea M. Champion, C. Keith Greer, and
Kathryn Holbert appeared on behalf of Defendants and Counterclaimant Las V egas Devel opment
Fund, LLC. The Court having reviewed the pleadings on file herein, having heard oral argument by
the parties, and for good cause appearing therefore,

IT ISHEREBY ORDERED that the Motion is GRANTED.

IT ISFURTHER ORDERED that, pursuant to Section 5.10 of the Construction Loan
Agreement, Front Sight produce to Defendants forthwith the following documents/information so
that the first EB-5 investor can provide those documents/information in support of his/her 1-829
petition that is due to U.S. Citizenship and Immigration Services (“USCIS") by or before May 21,
2020 (collectively, the “ Federally Required Information”):

() Annua job reports;

(i) Form 941s for both Front Sight and its contractors (including but not limited

to Morales Construction);

(i)  Annual financia statements;

(iv) W-2s;

(V) Unredacted -9s,

(vi)  Annua reports of expenditures on the Project; and

(vii)  Any other information/documentation requested by USCIS.
In making this Order, the Court relies upon USCIS's Form [-9 (Employment Eligibility Verification)
and USCIS's Instructions for Petition by Investor to Remove Conditions on Permanent Resident
Status, which is attached to the Motion as Exhibit 9.
I
7

Page 2 of 3
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IT ISFURTHER ORDERED that, upon request, Front Sight shall forthwith supplement its
production of the Federally Required Information should any additional EB-5 investors need to file
an 1-829 petition with USCIS in the future.

IT ISFURTHER ORDERED that EB-5 investors (and/or his/her counsel) execute the
Acknowledgment to the Protective Order entered in this case before Las V egas Development Fund,
LLC may provide the information produced by Front Sight (i.e., the Federally Required Information)
to any EB-5 investor (or their counsel) and that the EB-5 investor (and/or their counsel) be alowed
to disseminate such information produced by Front Sight only to the Federal Government (i.e.,
USCIS).

IT IS SO ORDERED this 15th day of May, 2020.

) (A N 7
HONORABL TII\/.IOTHY C. WILLIAMS
DISTRICT COURT JUDGE cG

Respectfully submitted by:
BAILEY KENNEDY, LLP

/s Andrea M. Champion

JOHN R. BAILEY

Nevada Bar No. 0137

JosHuA M. DICKEY

Nevada Bar No. 6621

ANDREA M. CHAMPION

Nevada Bar No. 13461

8984 Spanish Ridge Avenue
Las Vegas, Nevada 89148-1302
Telephone: 702.562.8820
Facsimile: 702.562.8821
JBailey@BaileyK ennedy.com
JDickey@BaileyK ennedy.com
AChampion@BaileyK ennedy.com

Attorneys for Defendants
LASVEGASDEVELOPMENT FUND LLC;
EB5 IMPACT CAPITAL REGIONAL
CENTER LLC; EB5 IMPACT ADVISORS
LLC; ROBERT W. DZIUBLA; JON
FLEMING; and

LINDA STANWOOD

Page 3 of 3
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Electronically Filed
6/4/2020 3:20 PM
Steven D. Grierson

CLERK OF THE COU
NEOJ g
JOHN R. BAILEY . P

Nevada Bar No. 0137

JosHuA M. DICKEY

Nevada Bar No. 6621

ANDREA M. CHAMPION

Nevada Bar No. 13461

BAILEY <KENNEDY

8984 Spanish Ridge Avenue
Las Vegas, Nevada 89148-1302
Telephone: 702.562.8820
Facsimile: 702.562.8821
JBailey@BaileyK ennedy.com
JDickey@BaileyK ennedy.com
AChampion@BaileyK ennedy.com

C. KEITH GREER, ESQ.

Cdl. Bar. No. 135537 (Pro Hac Vice)
GREER AND ASSOCIATES, APC
16855 West Bernardo Dr. Suite 255
San Diego, California 92127
Telephone: 858.613.6677

Facsimile: 858.613.6680
keith.greer@greerlaw.biz

Attorneys for Defendants
LASVEGASDEVELOPMENT FUND LLC;
EB5 IMPACT CAPITAL REGIONAL CENTER
LLC; EBS IMPACT ADVISORS LLC; ROBERT
W. DZIUBLA; JON FLEMING; and

LINDA STANWOOD

DISTRICT COURT
CLARK COUNTY, NEVADA
FRONT SIGHT MANAGEMENT LLC, a

Nevada Limited Liability Company, CaseNo. A-18-781084-B
Dept. No. XVI
Plaintiff,
VS. NOTICE OF ENTRY OF ORDER

GRANTING DEFENDANT AND
LASVEGASDEVELOPMENT FUND LLC, a COUNTERCLAIMANT LASVEGAS

Nevada Limited Liability Company; et al, DEVELOPMENT FUND, LLC’S
NOTICE OF MOTION AND MOTION
Defendants. FOR LEAVE TO AMEND THE

COUNTERCOMPLAINT

AND ALL RELATED COUNTERCLAIMS.

N
(o]
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Case Number: A-18-781084-B
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PLEASE TAKE NOTICE that an Order Granting Defendant and Counterclaimant Las Vegas
Development Fund, LLC’ s Notice of Motion and Motion for Leave to Amend the Countercomplaint

was entered on June 4, 2020; atrue and correct copy of which is attached hereto.

DATED this 4th day of June, 2020.
BAILEY +KENNEDY

By: /s/ Andrea M. Champion
JOHN R. BAILEY
JosHuA M. DICKEY
ANDREA M. CHAMPION

Attorney for Defendants
LASVEGASDEVELOPMENT FUND
LLC; EB5IMPACT CAPITAL
REGIONAL CENTER LLC; EB5 IMPACT
ADVISORSLLC; ROBERT W.
DZIUBLA; JON FLEMING; and LINDA
STANWOOD
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CERTIFICATE OF SERVICE

| certify that | am an employee of BAILEY «*KENNEDY and that on the 4th day of June,
2020, service of the foregoing NOTICE OF ENTRY OF ORDER GRANTING DEFENDANT
AND COUNTERCLAIMANT LASVEGASDEVELOPMENT FUND, LLC'SNOTICE OF
MOTION AND MOTION FOR LEAVE TO AMEND THE COUNTERCOMPLAINT was
made by mandatory el ectronic service through the Eighth Judicia District Court’s electronic filing
system and/or by depositing a true and correct copy in the U.S. Mail, first class postage prepaid, and
addressed to the following at their last known address:

JOHN P. ALDRICH Email: jaldrich@johnaldrichlawfirm.com
CATHERINE HERNANDEZ

ALDRICH LAW FIRM, LTD. Attorneys for Plaintiff

7866 West Sahara Avenue FRONT SIGHT MANAGEMENT LLC

Las Vegas, Nevada 89117

/s Josephine Baltazar
Employee of BAILEY «KENNEDY

Page 3 of 3
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Electronically Filed
6/4/2020 2:22 PM
Steven D. Grierson

CLERK OF THE COU
ORDR g
JOHN R. BAILEY . P

Nevada Bar No. 0137

JosHuA M. DICKEY

Nevada Bar No. 6621

ANDREA M. CHAMPION

Nevada Bar No. 13461

BAILEY <KENNEDY

8984 Spanish Ridge Avenue
Las Vegas, Nevada 89148-1302
Telephone: 702.562.8820
Facsimile: 702.562.8821
JBailey@BaileyK ennedy.com
JDickey@BaileyK ennedy.com
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16855 West Bernardo Dr. Suite 255
San Diego, California 92127
Telephone: 858.613.6677

Facsimile: 858.613.6680
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Attorneys for Defendants
LASVEGASDEVELOPMENT FUND LLC;
EB5 IMPACT CAPITAL REGIONAL CENTER
LLC; EBS IMPACT ADVISORS LLC; ROBERT
W. DZIUBLA; JON FLEMING; and

LINDA STANWOOD

DISTRICT COURT
CLARK COUNTY, NEVADA

FRONT SIGHT MANAGEMENT LLC, a
Nevada Limited Liability Company, CaseNo. A-18-781084-B
Dept. No. XVI

Plaintiff,
ORDER GRANTING DEFENDANT AND
VS. COUNTERCLAIMANT LASVEGAS
DEVELOPMENT FUND,LLC'S
LASVEGASDEVELOPMENT FUND LLC, a NOTICE OF MOTION AND MOTION
Nevada Limited Liability Company; et al., FOR LEAVE TO AMEND THE
COUNTERCOMPLAINT

Defendants.

AND ALL RELATED COUNTERCLAIMS.
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This matter came before the Court on May 13, 2020, at 10:30 am. on Defendant and
Counterclaimant Las Vegas Development Fund, LLC’s Notice of Motion and Motion for Leave to
Amend the Countercomplaint (the “Motion”). John P. Aldrich appeared on behalf of Plaintiff Front
Sight Management LLC; and John R. Bailey, Andrea M. Champion, C. Keith Greer, and Kathryn
Holbert appeared on behalf of Defendants and Counterclaimant Las V egas Development Fund, LLC.
The Court having reviewed the pleadings on file herein, having heard oral argument by the parties,
and for good cause appearing therefore,

IT ISHEREBY ORDERED that the Motion is GRANTED.

IT 1S SO ORDERED this 4th day of June, 2020.

Tt 1.2
HONORABLE TIMOTHY C. WILLIAMS
DISTRICT COURT JUDGE CG

Respectfully submitted by: Approved asto form and content:
BAILEY KENNEDY, LLP ALDRICH LAW FIRM, LTD.
J(/)s/ AgdrBea M. Champion /s John P. Aldrich

HN K. BAILEY JOHN P. ALDRICH
Nevada Bar No. 0137 Nevada Bar No. 6877
JOSHUA M. DICKEY CATHERINE HERNANDEZ
evada Bar o. 6621 Nevada Bar No. 8410
Nevada Bar No. 13461 7800 \est Sahare Avenue
8984 Spanish Ridge Avenue Ta- 7e092 8’53 5490
Las Vegas, Nevada 89148-1302 3 et
Telephone: 702.562.8820 Fax: 702.227.1975
Facsimile: 702.562.8821 jadrich@johnaldrichlawfirm.com
JBailey@BaileyK ennedy.com chernandez@johnaldrichlawfirm.com
JDickey@BaileyK ennedy.com o
AChampion@BaileyK ennedy.com Attorneys for Plaintiff

FRONT SIGHT MANAGEMENT LLC

Attorneys for Defendants
LASVEGASDEVELOPMENT FUND LLC;
EB5 IMPACT CAPITAL REGIONAL
CENTER LLC; EB5 IMPACT ADVISORS
LLC; ROBERT W. DZIUBLA; JON
FLEMING; and LINDA STANWOOD
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Electronically Filed
6/4/2020 4:40 PM
Steven D. Grierson

CLERK OF THE COU
AACC g
JOHN R. BAILEY . P

Nevada Bar No. 0137

JosHuA M. DICKEY

Nevada Bar No. 6621

ANDREA M. CHAMPION

Nevada Bar No. 13461

BAILEY <KENNEDY

8984 Spanish Ridge Avenue
Las Vegas, Nevada 89148-1302
Telephone: 702.562.8820
Facsimile: 702.562.8821
JBailey@BaileyK ennedy.com
JDickey@BaileyK ennedy.com
AChampion@BaileyK ennedy.com

C. KEITH GREER, ESQ.

Cdl. Bar. No. 135537 (Pro Hac Vice)
GREER AND ASSOCIATES, A PC
16855 West Bernardo Dr. Suite 255
San Diego, California 92127
Telephone: 858.613.6677

Facsimile: 858.613.6680
keith.greer@greerlaw.biz

Attorneys for Defendants
LASVEGASDEVELOPMENT FUND LLC;
EB5 IMPACT CAPITAL REGIONAL CENTER
LLC; EBS IMPACT ADVISORS LLC; ROBERT
W. DZIUBLA; JON FLEMING; and

LINDA STANWOOD

DISTRICT COURT
CLARK COUNTY, NEVADA

FRONT SIGHT MANAGEMENT LLC, a
Nevada Limited Liability Company, Case No. A-18-781084-B
Dept. No. XVI

Plaintiff,

VS.
DEFENDANTS ANSWER TO
LASVEGASDEVELOPMENT FUND LLC, a PLAINTIFF'S SECOND AMENDED
Nevada Limited Liability Company; et al, COMPLAINT; AND FIRST AMENDED
COUNTERCLAIM

Defendants.

AND ALL RELATED COUNTERCLAIMS.
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COMES NOW Defendants, LASVEGAS DEVELOPMENT FUND LLC, EB5 IMPACT
CAPITAL REGIONAL CENTER LLC, EB5 IMPACT ADVISORS LLC; ROBERT W. DZIUBLA;
JON FLEMING; and LINDA STANWOOD, (collectively "Responding Parties"), by and through
their counsel of record, Bailey++Kennedy, and specifically admit, deny, and respond to the
allegations of FRONT SIGHT MANAGEMENT, LLC's ("Plaintiff") Second Amended Complaint as
follows:

1 These responding Defendants lack sufficient information to admit or deny the
alegationsin Paragraph 1 of Plaintiff's Second Amended Complaint and, therefore, deny the same.

2. These responding Defendants admit the allegations in Paragraph 2 of Plaintiff's
Second Amended Complaint.

3. These responding Defendants admit the allegations in Paragraph 3 of Plaintiff's
Second Amended Complaint.

4, These responding Defendants admit the allegations in Paragraph 4 of Plaintiff's
Second Amended Complaint.

5. These responding Defendants admit the allegations in Paragraph 5 of Plaintiff's
Second Amended Complaint.

6. These responding Defendants admit the allegations in Paragraph 6 of Plaintiff's
Second Amended Complaint.

7. These responding Defendants deny that Linda Stanwood was an officer of EB5
IMPACT CAPITAL RESOURCE CENTER LLC and admit the remainder of the allegationsin
Paragraph 7 of Plaintiff's Second Amended Complaint.

8. These responding Defendants lack sufficient information to admit or deny the
allegationsin Paragraph 8 of Plaintiff's Second Amended Complaint and, therefore, deny the same.

9. These responding Defendants lack sufficient information to admit or deny the
allegationsin Paragraph 9 of Plaintiff's Second Amended Complaint and, therefore, deny the same.

10.  Theseresponding Defendants admit that Defendants Dziubla, Fleming, and Stanwood
are or were officers of Defendants EB5IA, EB5IC, and LVDF. However, these responding

7
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Defendants deny the remainder of the allegations in Paragraph 10 of Plaintiff's Second Amended
Complaint.

GENERAL ALLEGATIONS

Inducement of Front Sight to Fund Defendants EB 5 Raise for the Development and
Construction of the Front Sight Resort Project in Detrimental Reliance on a Raise of $75 Million

11.  Theseresponding Defendants admit that Defendants and Plaintiff exchanged email
correspondence. However, these responding Defendants deny Plaintiffs the remainder of the
alegationsin Paragraph 11 of Plaintiff's Second Amended Complaint.

12.  Theseresponding Defendants admit that Defendants and Plaintiff exchanged
correspondence. However, these responding Defendants deny the remainder of the allegationsin
Paragraph 12 of Plaintiff's Second Amended Complaint.

13.  Theseresponding Defendants admit that Defendants and Plaintiff exchanged
correspondence. However, these responding Defendants deny the remainder of the allegationsin
Paragraph 13 of Plaintiff's Second Amended Complaint.

14.  Theseresponding Defendants admit that Defendants and Plaintiff exchanged
correspondence. However, these responding Defendants deny the remainder of the allegationsin
Paragraph 14 of Plaintiff's Second Amended Complaint.

15.  These responding Defendants admit that Defendants and Plaintiff exchanged
correspondence. However, these responding Defendants deny the remainder of the allegationsin
Paragraph 15 of Plaintiff's Second Amended Complaint.

16.  These responding Defendants admit that Defendants and Plaintiff exchanged
correspondence. However, these responding Defendants deny the remainder of the allegationsin
Paragraph 16 of Plaintiff's Second Amended Complaint.

17.  Theseresponding Defendants admit that Defendants and Plaintiff exchanged
correspondence. However, these responding Defendants deny the remainder of the allegationsin
Paragraph 17 of Plaintiff's Second Amended Complaint.

18.  Theseresponding Defendants deny the allegations in Paragraph 18 of Plaintiff's

Second Amended Complaint.
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19.  Theseresponding Defendants admit that Defendants and Plaintiff exchanged
correspondence. However, these responding Defendants deny the remainder of the allegationsin
Paragraph 19 of Plaintiff's Second Amended Complaint.

20.  Theseresponding Defendants admit that Defendants and Plaintiff exchanged
correspondence. However, these responding Defendants deny the remainder of the allegationsin
Paragraph 20 of Plaintiff's Second Amended Complaint.

21.  Theseresponding Defendants lack sufficient information to admit or deny the
alegationsin Paragraph 21 of Plaintiff's Second Amended Complaint and, therefore, deny the same

22.  Theseresponding Defendants admit that Defendant EB5 Impact Advisors LLC and
Plaintiff executed an engagement letter dated February 13, 2013. However, these responding
Defendants deny the remainder of the allegations in Paragraph 22 of Plaintiff's Second Amended
Complaint.

23.  Theseresponding Defendants admit that Defendant EB5 Impact Advisors LLC and
Plaintiff executed an engagement letter dated February 13, 2013. However, these responding
Defendants deny the remainder of the allegations in Paragraph 23 of Plaintiff's Second Amended
Complaint.

24.  These responding Defendants admit that Defendant EB5 Impact Advisors LLC and
Plaintiff executed an engagement letter dated February 1, 2013. However, these responding
Defendants deny the remainder of the allegations in Paragraph 24 of Plaintiff's Second Amended
Complaint.

25.  These responding Defendants admit that Defendant EB5 Impact Advisors LLC and
Plaintiff executed an engagement letter dated February 1, 2013. However, these responding
Defendants deny the remainder of the allegations in Paragraph 25 of Plaintiff's Second Amended
Complaint.

26.  Theseresponding Defendants admit that Defendants and Plaintiff exchanged
correspondence. However, these responding Defendants deny the remainder of the allegationsin
Paragraph 26 of Plaintiff's Second Amended Complaint.

7
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27. These responding Defendants admit that the Regional Center Application was filed
on or about April 14, 2014 and that the application was approved on or about July 27, 2015, and
deny the remaining allegations in Paragraph 27 of Plaintiff's Second Amended Complaint.

28. These responding Defendants admit that the application for EB5 Impact Capital
Regiona Center, LLC wasfiled on April 15, 2014. However, these responding Defendants deny the
remainder of the allegationsin Paragraph 28 of Plaintiff's Second Amended Complaint.

29. These responding Defendants admit that Defendants and Plaintiff exchanged
correspondence. However, these responding Defendants deny the remainder of the allegationsin
Paragraph 29 of Plaintiff's Second Amended Complaint.

30. These responding Defendants admit that the application for EB5 Impact Capital
Regional Center, LLC was approved on July 27, 2015. However, these responding Defendants deny
the remainder of the allegations in Paragraph 30 of Plaintiff's Second Amended Complaint.

31 These responding Defendants admit that Defendants and Plaintiff exchanged
correspondence. However, these responding Defendants deny the remainder of the allegationsin
Paragraph 31 of Plaintiff's Second Amended Complaint.

32. These responding Defendants admit that Defendants and Plaintiff exchanged
correspondence. However, these responding Defendants deny the remainder of the allegationsin
Paragraph 32 of Plaintiff's Second Amended Complaint.

33. These responding Defendants admit to the existence of awebsite identified as
“eb5impactcapital.com,” and deny the allegations in Paragraph 33 of Plaintiff's Second Amended
Complaint.

34. These responding Defendants admit that Defendants and Plaintiff exchanged
correspondence. However, these responding Defendants deny the remainder of the allegationsin
Paragraph 34 of Plaintiff's Second Amended Complaint.

35. These responding Defendants admit that Defendants and Plaintiff exchanged
correspondence. However, these responding Defendants deny the remainder of the allegationsin
Paragraph 35 of Plaintiff's Second Amended Complaint.
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36.  Theseresponding Defendants admit that Defendants and Plaintiff exchanged
correspondence. However, these responding Defendants deny the remainder of the allegationsin
Paragraph 36 of Plaintiff's Second Amended Complaint.

37.  Theseresponding Defendants admit that Defendants and Plaintiff exchanged
correspondence. However, these responding Defendants deny the remainder of the allegationsin
Paragraph 37 of Plaintiff's Second Amended Complaint.

38.  Theseresponding Defendants admit that Defendants and Plaintiff exchanged
correspondence. However, these responding Defendants deny the remainder of the allegationsin
Paragraph 38 of Plaintiff's Second Amended Complaint.

39.  Theseresponding Defendants admit that Defendants and Plaintiff exchanged
correspondence. However, these responding Defendants deny the allegations in Paragraph 39 of
Plaintiff's Second Amended Complaint.

40.  Theseresponding Defendants admit that LVD Fund has loaned Front Sight
$6,375,000 and deny the rest of the allegations in Paragraph 40 of Plaintiff's Second Amended
Complaint.

41.  Theseresponding Defendants admit that Defendants and Plaintiff exchanged
correspondence. However, these responding Defendants deny the remainder of the allegationsin
Paragraph 41 of Plaintiff's Second Amended Complaint.

42.  Theseresponding Defendants admit that Defendants and Plaintiff exchanged
correspondence. However, these responding Defendants deny the remainder of the allegationsin
Paragraph 42 of Plaintiff's Second Amended Complaint.

43.  These responding Defendants deny the alegations in Paragraph 43 of Plaintiff's
Second Amended Complaint.

44.  Theseresponding Defendants admit that Defendants and Plaintiff exchanged
correspondence. However, these responding Defendants deny the allegations in Paragraph 44 of
Plaintiff's Second Amended Complaint.

45.  Theseresponding Defendants deny the allegations in Paragraph 45 of Plaintiff's

Second Amended Complaint.
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46.  These responding Defendants deny the alegations in Paragraph 46 of Plaintiff's
Second Amended Complaint.

47.  Theseresponding Defendants deny the allegations in Paragraph 47 of Plaintiff's
Second Amended Complaint.

48.  These responding Defendants admit that Defendant LD Fund loaned $6,375,000 to
Plaintiff and deny the remaining allegations in Paragraph 48 of Plaintiff's Second Amended
Complaint.

49.  Theseresponding Defendants admit that Defendant Las V egas Development Fund
served a Notice of Default on July 31, 2018. However, these responding Defendants deny the
remainder of the allegationsin Paragraph 49 of Plaintiff's Second Amended Complaint.

50.  Theseresponding Defendants deny the allegations in Paragraph 50 of Plaintiff's
Second Amended Complaint.

51.  Theseresponding Defendants deny the allegations in Paragraph 51 of Plaintiff's
Second Amended Complaint.

52.  Theseresponding Defendants admit that Plaintiff responded to Defendant Las Vegas
Development Fund's July 31, 2018 Notice of Default. However, these responding Defendants deny
the remainder of the allegations in Paragraph 52 of Plaintiff's Second Amended Complaint.

53.  Theseresponding Defendants admit that Defendant Las V egas Devel opment Fund
served a second Notice of Default on August 24, 2018. However, these responding Defendants deny
the remainder of the allegations in Paragraph 53 of Plaintiff's Second Amended Complaint.

54.  Theseresponding Defendants deny the allegations in Paragraph 54 of Plaintiff's
Second Amended Complaint.

55.  Theseresponding Defendants admit that Plaintiff responded to Defendant Las Vegas
Development Fund's August 24, 2018 Notice of Default. However, these responding Defendants
deny the remainder of the alegations in Paragraph 55 of Plaintiff's Second Amended Complaint.

56.  Theseresponding Defendants admit that Defendant Las V egas Devel opment Fund
served athird Notice of Default on August 28, 2018. However, these responding Defendants deny

the remainder of the allegations in Paragraph 56 of Plaintiff's Second Amended Complaint.
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57.  Theseresponding Defendants admit that Defendants and Plaintiff attempted to
resolve the issues regarding Plaintiff's Defaults regarding the Construction Loan Agreement.
However, these responding Defendants deny the remainder of the allegations in Paragraph 57 of
Plaintiff's Second Amended Complaint.

58.  Theseresponding Defendants admit that Defendant Las V egas Devel opment Fund
recorded a Notice of Default on September 11, 2018. However, these responding Defendants deny
the remainder of the allegations in Paragraph 58 of Plaintiff's Second Amended Complaint.

59.  Theseresponding Defendants admit that Defendants and Plaintiff exchanged
correspondence. However, these responding Defendants deny the allegations in Paragraph 59 of
Plaintiff's Second Amended Complaint.

60.  These responding Defendants deny the allegations in Paragraph 60 of Plaintiff's
Second Amended Complaint.

61.  Theseresponding Defendants admit that a Court order was entered regarding
Plaintiff's Petition for Appointment of Receiver and for an Accounting. However, these responding
Defendants deny the remainder of the allegations in Paragraph 61 of Plaintiff's Second Amended
Complaint.

62.  Theseresponding Defendants admit they have complied with the Court order which
was entered regarding Plaintiff's Petition for Appointment of Receiver and for an Accounting.
However, these responding Defendants deny the remainder of the allegations in Paragraph 62 of
Plaintiff's Second Amended Complaint.

63.  These responding Defendants deny the allegations in Paragraph 63 of Plaintiff's
Second Amended Complaint.

64.  Theseresponding Defendants admit Plaintiff is entitled to a $36,000.00 offset.
However, these responding Defendants deny the remainder of the allegations in Paragraph 64 of
Plaintiff's Second Amended Complaint.

65.  These responding Defendants admit Defendant EB5IA has been dissolved.
However, these responding Defendants deny the remainder of the allegations in Paragraph 65 of

Plaintiff's Second Amended Complaint.
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66.  Theseresponding Defendants admit Defendant EB5IA has been dissolved.

However, these responding Defendants deny the remainder of the allegations in Paragraph 66 of
Plaintiff's Second Amended Complaint.

67.  Theseresponding Defendants deny the allegations in Paragraph 67 of Plaintiff's
Second Amended Complaint.

68.  These responding Defendants deny the allegations in Paragraph 68 of Plaintiff's
Second Amended Complaint.

69.  Theseresponding Defendants admit Plaintiff wired funds to the wrong accounts on
multiple occasions. However, these responding Defendants deny the remainder of the allegationsin
Paragraph 69 of Plaintiff's Second Amended Complaint.

70.  These responding Defendants admit Plaintiff wired funds to the wrong accounts on
multiple occasions. However, these responding Defendants deny the remainder of the allegationsin
Paragraph 70 of Plaintiff's Second Amended Complaint.

71.  Theseresponding Defendants admit Plaintiff wired funds to the wrong accounts on
multiple occasions. However, these responding Defendants deny the remainder of the allegationsin
Paragraph 71 of Plaintiff's Second Amended Complaint.

72.  Theseresponding Defendants admit Plaintiff wired funds to the wrong accounts on
multiple occasions. However, these responding Defendants deny the remainder of the allegationsin
Paragraph 72 of Plaintiff's Second Amended Complaint.

73.  Theseresponding Defendants deny the allegations in Paragraph 73 of Plaintiff's
Second Amended Complaint.

FIRST CAUSE OF ACTION
(Fraud/Intentional Misrepresentation/Concealment Against All Defendants)

74.  These responding Defendants repeat and re-allege their responses to each of the
preceding and succeeding paragraphs as though fully set forth herein.

75.  Theseresponding Defendants deny the allegations in Paragraph 75 of Plaintiff's
Second Amended Complaint.
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76.  Theseresponding Defendants deny the allegations in Paragraph 76 of Plaintiff's
Second Amended Complaint.

77.  Theseresponding Defendants admit that Defendant Dziublais married to Defendant
Stanwood and that correspondence was exchanged. However, these responding Defendants deny the
remainder of the allegationsin Paragraph 77 of Plaintiff's Second Amended Complaint.

78.  These responding Defendants deny the allegations in paragraph 78 of Plaintiff's
Second Amended Complaint.

79.  Theseresponding Defendants deny the allegations in Paragraph 79 of Plaintiff's
Second Amended Complaint.

80.  Theseresponding Defendants deny the allegations in Paragraph 80 of Plaintiff's
Second Amended Complaint.

81l.  Theseresponding Defendants deny the allegations in Paragraph 81 of Plaintiff's
Second Amended Complaint.

82.  These responding Defendants deny the allegations in Paragraph 82 of Plaintiff's
Second Amended Complaint.

83.  Theseresponding Defendants deny the allegations in Paragraph 83 of Plaintiff's
Second Amended Complaint.

84.  Theseresponding Defendants deny the allegations in Paragraph 84 of Plaintiff's

Second Amended Complaint.

SECOND CAUSE OF ACTION
(Breach of Fiduciary Duty Against All Defendants)

85-89. PMaintiff's Second Cause of Action has been dismissed as against all Defendants

pursuant to this Court's Order filed April 9, 2019.

THIRD CAUSE OF ACTION
(Conversion Against All Defendants)

90. Theseresponding Defendants repeat and re-allege their responses to each of the
preceding and succeeding paragraphs as though fully set forth herein.

I
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91.  Theseresponding Defendants deny the allegations in Paragraph 91 of Plaintiff's
Second Amended Complaint.

92.  These responding Defendants deny the allegations in Paragraph 92 of Plaintiff's
Second Amended Complaint.

93.  Theseresponding Defendants deny the allegations in Paragraph 93 of Plaintiff's
Second Amended Complaint.

94.  These responding Defendants deny the allegations in Paragraph 94 of Plaintiff's

Second Amended Complaint.

FOURTH CAUSE OF ACTION
(Civil Conspiracy Against All Defendants)

95.  Theseresponding Defendants repeat and re-allege their responses to each of the
preceding and succeeding paragraphs as though fully set forth herein.

96.  These responding Defendants deny the allegations in Paragraph 96 of Plaintiff's
Second Amended Complaint.

97.  Theseresponding Defendants deny the allegations in Paragraph 97 of Plaintiff's
Second Amended Complaint.

98.  Theseresponding Defendants deny the allegations in Paragraph 98 of Plaintiff's
Second Amended Complaint.

99.  These responding Defendants deny the allegations in Paragraph 99 of Plaintiff's

Second Amended Complaint.

FIFTH CAUSE OF ACTION
(Breach of Contract Against All Defendants EB5IA and LVDF)

100. Theseresponding Defendants repeat and re-allege their responses to each of the
preceding and succeeding paragraphs as though fully set forth herein.

101. These responding Defendants admit the alegations in Paragraph 101 of Plaintiff's
Second Amended Complaint.

102. These responding Defendants deny the allegations in Paragraph 102 of Plaintiff's

Second Amended Complaint.
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103. These responding Defendants deny the allegations in Paragraph 103 of Plaintiff's
Second Amended Complaint.

104. These responding Defendants deny the allegations in Paragraph 104 of Plaintiff's
Second Amended Complaint.

105. These responding Defendants deny the allegations in Paragraph 105 of Plaintiff's
Second Amended Complaint.

106. These responding Defendants deny the allegations in Paragraph 106 of Plaintiff's

Second Amended Complaint.

SIXTH CAUSE OF ACTION
(Contractual Breach of Implied Covenant of Good Faith and Fair Dealing
Against the Entity Defendants)

Plaintiff's Sixth Cause of Action has been dismissed as against Defendant EB5IC pursuant to this
Court's Order filed April 9, 2019.

107. These responding Defendants repeat and re-allege their responses to each of the
preceding and succeeding paragraphs as though fully set forth herein.

108. These responding Defendants admit the allegations in Paragraph 108 of Plaintiff's
Second Amended Complaint.

109. These responding Defendants admit the allegations in Paragraph 109 of Plaintiff's
Second Amended Complaint.

110. These responding Defendants admit the alegations in Paragraph 110 of Plaintiff's
Second Amended Complaint.

111. These responding Defendants deny the allegations in Paragraph 111 of Plaintiff's
Second Amended Complaint.

112. These responding Defendants deny the allegations in Paragraph 112 of Plaintiff's
Second Amended Complaint.

113. These responding Defendants deny the allegations in Paragraph 113 of Plaintiff's
Second Amended Complaint.
7
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SEVENTH CAUSE OF ACTION
(Tortious Breach of Implied Covenant of Good Faith and Fair Dealing
Against the Entity Defendants)

114-121. Plaintiff's Seventh Cause of Action has been dismissed as against the Entity

Defendants pursuant to this Court's Order filed April 9, 2019.

EIGHTH CAUSE OF ACTION
(Intentional Interference With Prospective Economic Advantage
Against the Entity Defendants and Defendant Dziubla)

Plaintiff's Eighth Cause of Action has been dismissed as against the Entity Defendants EB5IC and
EBS5IA pursuant to this Court's Order filed April 9, 2019. Therefore, Defendants Dziublaand LVD
Fund respond asfollows:

122. These responding Defendants repeat and re-allege their responses to each of the
preceding and succeeding paragraphs as though fully set forth herein.

123. Theseresponding Defendants lack sufficient information to admit or deny the
allegationsin Paragraph 123 of Plaintiff's Second Amended Complaint and, therefore, deny the
same.

124. These responding Defendants deny the allegations in Paragraph 124 of Plaintiff's
Second Amended Complaint.

125. These responding Defendants deny the allegations in Paragraph 125 of Plaintiff's
Second Amended Complaint.

126. These responding Defendants deny the allegations in Paragraph 126 of Plaintiff's
Second Amended Complaint.

127. These responding Defendants deny the allegations in Paragraph 127 of Plaintiff's
Second Amended Complaint.

128. These responding Defendants deny the allegations in Paragraph 128 of Plaintiff's

Second Amended Complaint.

NINTH CAUSE OF ACTION
(Unjust Enrichment Against All Defendants)

129-135. Plaintiff's Ninth Cause of Action has been dismissed as against all Defendants
pursuant to this Court's Order filed April 9, 2019.

I
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TENTH CAUSE OF ACTION
(Negligent Misrepresentation Against all Defendants)

Plaintiff's Tenth Cause of Action has been dismissed as against Defendants Stanwood, Fleming,
EB5IC, and LV DF pursuant to this Court's Order filed April 9, 2019. Therefore, Defendants EB5IA
and Dziubla respond as follows:

136. These responding Defendants repeat and re-allege their responses to each of the
preceding and succeeding paragraphs as though fully set forth herein.

137. These responding Defendants admit the alegations in Paragraph 137 of Plaintiff's
Second Amended Complaint.

138. These responding Defendants deny the allegations in Paragraph 138 of Plaintiff's
Second Amended Complaint.

139. These responding Defendants deny the allegations in Paragraph 139 of Plaintiff's
Second Amended Complaint.

140. These responding Defendants deny the allegations in Paragraph 140 of Plaintiff's
Second Amended Complaint.

141. These responding Defendants deny the allegations in Paragraph 141 of Plaintiff's
Second Amended Complaint.

142.  These responding Defendants deny the allegations in Paragraph 142 of Plaintiff's
Second Amended Complaint.

143. These responding Defendants deny the allegations in Paragraph 143 of Plaintiff's
Second Amended Complaint.

144. These responding Defendants deny the allegations in Paragraph 144 of Plaintiff's
Second Amended Complaint.

145.  These responding Defendants deny the allegations in Paragraph 145 of Plaintiff's

Second Amended Complaint.

ELEVENTH CAUSE OF ACTION
(Negligence Against All Defendants)

146-150. Plaintiff's Eleventh's Cause of Action has been dismissed as against all

Defendants pursuant to this Court's Order filed April 9, 2019.
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TWELFTH CAUSE OF ACTION
(Alter Ego Against All Defendants)

151-160. Plaintiff's Twelfth Cause of Action has been dismissed as against al Defendants
pursuant to this Court's Order filed April 9, 2019.

These responding Defendants, LAS VEGAS DEVELOPMENT FUND LLC; EB5 IMPACT
CAPITAL REGIONAL CENTER LLC; EB5 IMPACT ADVISORS LLC, adissolved Nevada
Limited Liability Company; ROBERT W. DZIUBLA; JON FLEMING; and LINDA STANWOOD,
by and through their counsel of record, Bailey<*K ennedy, having fully and specifically responded to
each and every allegation set forth in Plaintiff's Second Amended Complaint, now assert the
following:

AFFIRMATIVE DEFENSES

FIRST AFFIRMATIVE DEFENSE
Plaintiff's Second Amended Complaint failsto state a claim for which relief can be granted
as against these responding Defendants.
SECOND AFFIRMATIVE DEFENSE
These responding Defendants generally deny al liability and all allegations of negligence or
wrongdoing.
THIRD AFFIRMATIVE DEFENSE
Any alegations or factual matters asserted by Plaintiff that are not specifically admitted are
hereby denied.
FOURTH AFFIRMATIVE DEFENSE
The claimsreferred to in Plaintiff's Second Amended Complaint, and the resulting damage—
if any—to Plaintiff, was proximately caused or contributed to by Plaintiff's own negligence and, as
such, Plaintiff’s negligence was greater than the negligence—if any—of these responding
Defendants and therefore, Plaintiff's recovery should be barred or diminished.
I
7

I
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FIFTH AFFIRMATIVE DEFENSE
If Plaintiff has been damaged as alleged, then said damages are the sole, direct, and
proximate result of actions and/or inactions of other named parties and/or third parties not presently
named herein over which these responding Defendants had no control.
SIXTH AFFIRMATIVE DEFENSE
These responding Defendants reserve the right to assert any and all defenses raised by any
other party to this action.
SEVENTH AFFIRMATIVE DEFENSE
These responding Defendants reserve the right to amend their Answer and/or assert
additional affirmative defenses based upon discovery as well as an investigation of the facts and
circumstances concerning the alleged incident that is the subject of Plaintiff's Amended Complaint.
EIGHTH AFFIRMATIVE DEFENSE
As aseparate and distinct affirmative defense, these responding Defendants allege that, to the
extent that Plaintiff's Amended Complaint alleges violations of law, those alleged violations of law
are the result of the conduct or omissions of persons or entities other than these responding
Defendants.
NINTH AFFIRMATIVE DEFENSE
Plaintiff is barred from asserting any claims against these responding Defendants because
the alleged damages were the result of the intervening and/or superseding conduct of others.
TENTH AFFIRMATIVE DEFENSE
Plaintiff's claims are barred by the doctrine of laches and/or the statute of limitation.
ELEVENTH AFFIRMATIVE DEFENSE
These responding Defendants reserve the right to seek contribution and indemnity in the
event that these responding Defendants deem it appropriate to do so.
TWELFTH AFFIRMATIVE DEFENSE
As a separate and distinct affirmative defense, these responding Defendants allege that,
before the commencement of this action, these responding Defendants performed, satisfied, and

discharged all duties and obligations they may have owed to Plaintiff.
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THIRTEENTH AFFIRMATIVE DEFENSE
Plaintiff's claims are barred by the doctrine of unclean hands.
FOURTEENTH AFFIRMATIVE DEFENSE
Plaintiff's claims are barred because Plaintiff was the first party to breach the contract and
cannot maintain an action against the Defendants for a subsequent failure to perform.
FIFTEENTH AFFIRMATIVE DEFENSE
Plaintiff's claims are barred because the alleged tortious act by Defendants was justified
and/or privileged.
SIXTEENTH AFFIRMATIVE DEFENSE
Plaintiff’s claims are barred because al alleged injuries and damages, if any, were caused by
the acts or omissions of Plaintiff.
SEVENTEENTH AFFIRMATIVE DEFENSE
Plaintiff's claims are barred because Defendants complied with applicable statutes and with
the requirements and regulations of the State of Nevada.
FIRST AMENDED COUNTER CLAIM

1 This First Amended Counterclaim stems from Front Sight’s misappropriation and
diversion of construction loan proceeds for the personal benefit of its principal, Ignatius Piazza, his
wife Jennifer Piazza, and beneficiaries of the VNV Trust Defendants, and Front Sight’ s breach of
multiple material provisions of the Construction Loan Agreement (the “CLA”)?, including its failure
to meet the construction schedule, material changes to the Project scope, failure to provide
government approved construction plans, failure to obtain Senior Debt, failure to meet its reporting
obligations to Lender under the CLA and EB-5 regulations, refusal to give Lender accessto its
books and records, refusal to allow a site inspection and answer questions by Lender’s
representatives, failure to pay default interest, further encumbering the Property by selling securities,
and failure to pay Lender’s legal fees relating to enforcing Borrower to comply with the terms of the

CLA. Moreover, Borrower’s recent actions of delaying construction, refusing to grant Lender’s

L“CLA" refersto the Construction Loan Agreement dated October 6, 2016, between Front Sight Management LLC
(“Borrower”) and Las Vegas Development Fund LLC (“Lender”). (See Dziubla Decl., Ex. 3).
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representatives access to the property and concealing its books and records, raise serious questions
regarding Front Sight’s continued solvency (which is arequired loan covenant) and thus, its ability
to complete the Project.

2. This First Amended Counterclaim is further based upon Counter Defendants entering
into a comprehensive scheme to defraud LV D Fund by falsely representing that Counter Defendant
Front Sight had entered into alegitimate and bona fide $36,000,000 “Loan Agreement —
Construction Line of Credit” with Counter Defendant Morales Construction, Inc. (*Morales
Construction”), that would have provided sufficient capital to make substantial progress toward
completing the project. In reality, the “Loan Agreement” was a complete scam because all of the
Counter Defendants knew Morales was not capable of fulfilling its obligation to extend tens of
millions of dollarsin credit, and none of the Counter Defendants ever intended to perform under the
Loan Agreement.

I. PARTIES

3. Counter Claimant LAS VEGAS DEVELOPMENT FUND LLC (hereafter “LVD
Fund” or “Lender”) isaNevada limited liability company with aprincipa place of business located
in Nevada and has an interest and right in the Property through a certain Deed of Trust? that was by
and between Front Sight and LVD FUND.

4, FRONT SIGHT MANAGEMENT LLC (hereinafter as“Front Sight” or “Borrower”)
isaNevada limited liability company with a principal place of business located in Clark County,
Nevada.

5. Counter Claimant is informed and believes, and on that basis alleges, Counter
Defendant VNV DYNASTY TRUST | isaNevada statutory trust, Nevada business, family trust, or
other irrevocable trust that functions as an entity and that may claim title and ownership interest in

the Property. Counter Claimant isinformed and believes, and on that basis aleges, Counter

2«Deed of Trust” refersto the “Construction Deed of Trust, Security Agreement, Assignment of Leases and Rents, and
Fixture Filing,” recorded in the official records of Nye County, Nevada, as “DOC #860867" on October 13, 2016, a copy
of which is attached as Exhibit 1, filed herewith, as amended by the “First Amendment to Construction Deed of Trust,
Security Agreement and Fixture Filing,” recorded in the official records of Nye County, Nevada, as“DOC #886510" on
January 12, 2018, a copy of which is provided as Exhibit 2.
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Defendant VNV DYNASTY TRUST | was organized and exists under the laws of Nevada and
Counter Defendants IGNATIUS A. PIAZZA 11 and JENNIFER PIAZZA are trustees and/or
beneficiaries of the VNV DYNASTY TRUST 1.

0. Counter Claimant isinformed and believes, and on that basis alleges, Counter
Defendant VNV DYNASTY TRUST Il is aNevada statutory trust, Nevada business, family trust, or
other irrevocable trust that functions as an entity and that may claim title and ownership interest in
the Property. Counter Claimant is informed and believes, and on that basis alleges, Counter
Defendant VNV DYNASTY TRUST |l was organized and exists under the laws of Nevada and
Counter Defendants IGNATIUS A. PIAZZA |1 and JENNIFER PIAZZA are trustees and/or
beneficiaries of the VNV DYNASTY TRUST II. (Hereinafter, VNV DYNASTY TRUST | and
VNV DYNASTY TRUST Il are collectively referred to asthe“ VNV Trust Defendants’ or “Trust
Defendants’).

7. Counter Claimant isinformed and believes, and on that basis alleges, that Counter
Defendant IGNATIUS A. PIAZZA 11, ("Piazza'), isan individual who is, and at al times relevant
hereto was, aresident of Sonoma County, California. Piazza is the managing member, or otherwise
in control under another title, of Counter Defendant Front Sight Management, LLC and Trustee
and/or beneficiary of VNV Trust Defendants.

8. Counter Claimant isinformed and believes, and on that basis alleges, that
DEFENDANT JENNIFER PIAZZA, isanindividual who is, and at all times relevant hereto was, a
resident of Sonoma County, California, and is Trustee and/or beneficiary of VNV Trust Defendants.

9. Counter Defendant MORALES CONSTRUCTION, INC. (“MORALES
CONSTRUCTION") is a Nevada Corporation and licensed contractor with its principal place of
business in Pahrump, Nevada.

10. Counter Defendant ALL AMERICAN CONCRETE & MASONRY INC. (“ALL
AMERICAN CONCRETE") isaNevada Corporation and licensed contractor with its principal
place of business in Pahrump, Nevada.

11. Counter Defendant TOP RANK BUILDERS INC. (“TOP RANK BUILDERS") isa

Nevada Corporation and licensed contractor with its principal place of businessin Pahrump, Nevada.
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12. Counter Claimant isinformed and believes, and on such basis alleges, that Counter
Defendant EFRAIN RENE MORALES-MORENO (“MORALES") is, and at al times relevant was,
aresident of Nye County, Nevada, and the principal and chief executive officer of MORALES
CONSTRUCTION, ALL AMERICAN, and TOP RANK.

13.  Counter Claimant isinformed and believes, and on such basis alleges, that Counter
Defendant MICHAEL GENE MEACHER (“MEACHER”) is, and at al times relevant, was a
resident of Nye County, Nevada, and the Vice President and Chief Operating Officer of Counter
Defendant FRONT SIGHT.

14.  Uponinformation and belief, each of the Counter Defendants sued herein as ROE
Counter Defendants 1 through 10, inclusive, are beneficiaries or trustees of the Trust Defendants and
claim an interest in the Property or are responsible in some manner for the events and happenings
herein that Counter Claimant seeks to enjoin; that when the true names and capacities of such
defendants become known, Counter Claimant will ask |eave of this Court to amend this counterclaim
to insert the true names, identities, and capacities together with proper charges and alegations.

15.  Counter Claimant isinformed and believes, and on that basis alleges, that Counter
Defendants Front Sight and the VNV Trust Defendants are influenced and governed by Counter
Defendant Ignatius Piazza, and they are so intertwined with one another as to be factualy and
legally indistinguishable. As such, the adherence to an LLC, corporate, or trust fiction of separate
entities would, under the circumstances, sanction fraud and promote injustice.

16.  Asaresult of Front Sight being the alter ego of Counter Defendant Ignatius Piazza,
Ignatius Piazzais personaly liable for the liabilities of Front Sight regarding the allegations set forth
in this Counterclaim.

1. GENERAL ALLEGATIONS

17.  The CLA was made to fund construction of the Front Sight Resort & Vacation Club
("FS Resort”) and an expansion of the facilities and infrastructure of the Front Sight Firearms
Training Institute (the " Training Facilities") located on a 550-acre site in Pahrump, Nevada (the
“Project”). The CLA dated October 6, 2016 (Exhibit 3) isthe operative agreement for purposes of

7
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determining Front Sight’ s obligations as the “ Borrower,” and the remedies availableto LVD Fund as
the " Lender.”

18.  The*Project” is described as construction of the Front Sight Resort & Vacation Club
("FSRVC") and an expansion of the facilities and infrastructure of the Front Sight Firearms Training
Ingtitute ("FSFTI") (the "Facilities") located in a 550 acre site in Pahrump, Nevada. The Facilities
will include 102 timeshare residential units, up to 150 luxury timeshare RV pads, an 85,000 square
foot restaurant, retail, classroom, and office building (to be known as the Patriot Pavilion) and
related infrastructure and amenities, all of which will be located at One Front Sight Road, Pahrump,
Nevada 89041.

19.  All of the loan funds came from foreign citizens participating in the Federal
Immigrant Investor Program, known as“EB-5." The EB 5 Immigrant Investor Program, which is
administered by the United States Citizenship and Immigration Services ("USCIS"), provides
certain immigrant investors, who can demonstrate that their investments are creating jobs in this
country, with a potential avenue to lawful permanent residency in the United States. The program
sets aside EB-5 visas for participants who invest in commercial enterprises approved by USCIS,
frequently administered by entities called "regional centers.” Each investor isrequired to invest a
minimum of $500,000 and, through the EB-5 Immigrant Investor Program, is anticipated to receive
permanent foreign resident status within the United States assuming compliance with the EB-5
program requirements and creation of 10 US jobs per investor. Material departures from the USCIS
approved plans for the Project, including delays in construction, and diversion of funds from the
Project to general corporate or personal uses, are all significant breaches of the CLA and potentially
jeopardize the immigration status of the EB-5 Investors.

20. According to the USCIS, the Immigrant Investor Program, also known as "EB-5,"
was created to stimulate the U.S. economy through job creation and capital investment from
immigrant investors by creating a new commercial enterprise or investing in atroubled business. In
this case, the immigrant investors are attempting to gain lawful permanent residence for themselves
and their families by participating in a Regional Center Pilot Program, which requires them to make

acapital investment of $500,000, since this region is deemed to be a Targeted Employment Area
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("TEA"), i.e., "arurd areaor an areathat has experienced high unemployment of at least 150
percent of the national average." The new commercial enterprise must create or preserve 10 full time
jobs for qualifying U.S. workers within two years (or under certain circumstances, within a
reasonabl e time after the two year period) of the immigrant investor's admission to the United States
as a Conditiona Permanent Resident (CPR).

21. TheCLA, aswell asthe USCIS approved business plan and Confidential Offering
Memorandum that comply with both EB-5 legislation and U.S. securities laws and regulations,
specifically require that |oan proceeds and disbursements be applied toward construction of the
Project and the creation of jobs. The CLA aso includes a contractually agreed upon construction
schedule and construction budget that were specifically approved by the USCIS and must be
substantially complied with in order to meet the immigrant investors' obligations under the EB-5
Program.

22.  Section 6.3 of the CLA (Exhibit 3) and Section 7.2(d) of the Deed of Trust (Exhibit 1)
specifically authorize Lender to take over and complete construction of the Project in accordance
with the USCIS’ approved plans and construction schedule in the event of certain defaults which
place timely completion of the project in jeopardy.

23. Pursuant to the terms of 86.1 of the CLA, each of the following, without limitation,

constitutes an Event of Default under the CLA:

“(a) Borrower shall default in any payment of principal or interest . . .

* % %

(c) Borrower shall default in the performance or observance of any
agreement, covenant or condition required to be performed or
observed by Borrower under the terms of this Agreement, or any
other Loan Document, other than a default described elsewhere in this
Section . . .

* % %

() A default occursin the performance of Borrower's obligationsin
any of Section 5.6, 5.7, 5.8, 5.10, 5.13, 5.16, 5.18, 5.19, 5.22, 5.23 or

5.24, hereof;
(m) Any failure by Borrower to timely deliver the EB-5 information,
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which failure continues more than 5 days following notice of such
failure from Lender.”

24, In the event of default, Lender can, inter alia: suspend the obligation to make further
advances of funds (CLA 86.2(b)); foreclose on the Deed of Trust (CLA 86.2(g)); and “ take over and
complete such construction in accordance with the Plans, with such changestherein as Lender
may, in its discretion, deem appropriate, all at therisk, cost and expense of Borrower.” (CLA
86.3). [emphasis added]

BORROWER'SBREACHES AND DEFAULT UNDERTHE CLA

A. Breach Number 1: Improper Use of Loan Proceeds- CLA § 1.7(e)

25. Section 1.7(e) of the CLA provides that “Borrower shall use the proceeds of the Loan
solely for the purpose of funding directly, or advancing to Affiliates to pay, the costs of the Project,
in accordance with the terms and conditions of this Agreement, as set forth in the Budget and the
Project documents submitted to, and approved by, USCIS.” However, in its October 30, 2018
prove-up to LVD Fund regarding EB-5 compliance, Front Sight revealed that although it has spent
all of the $6,375,000 in loan proceeds since the initial disbursement in October 2016, only
approximately $2,690,000 of the proceeds were actually spent on construction of the EB-5 project.

26.  Counter Claimants are informed and believe, and thereon allege, that more than
$3,675,000 of EB-5 loan proceeds have been diverted to fund matters that are not related to
completion of the approved EB-5 plan, such as payment of Front Sight’s genera overhead expenses,
thereby severely prejudicing the EB-5 investors.
27.  Counter Claimants are informed and believe, and thereon allege, that during the past two
years, while Front Sight has been using EB-5 (CLA) loan proceeds to pay its genera overhead
operating costs, pay off a pre-existing loan for which Ignatius Piazza and Jennifer Piazza are
personal guarantors, and disburse multi-million shareholder distributions to Counter Defendants
Ignatius Piazza, Jennifer Piazza, and the VNV Trust Defendants.
B. Breach Number 2: Failureto Provide Government Approved Plans-CL A 83.2(b)

28.  Section 3.2 (b)(1) of the CLA requires that, prior to the Commencement Date, Front

Sight provide LVD Fund with “Plans, in the form previously submitted to Lender, asfinaly
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approved for construction by the Project Architect and the applicable Governmental Authority.”
(Exhibit 3, pg. 20). The “Commencement Date” for the Project is defined in the First Amendment to
Loan Agreement effective July 1, 2017 as* October 6, 2016.” (Exhibit 4). Thisistoinclude“a
schedule listing all Contractors, and primary contracts relating to the Project having a contract sum
in excess of $250,000 for any such Contractor, and construction contracts, subcontracts and
schedules relating to the Project.” (1d. CLA 83.2(b)(ii)). In aletter dated August 28, 2018, Robert
Dziubla, on behalf of LVD Fund, gave notice to Front Sight that it was in default for failure to
provide construction plans and the related lists of contractors, licenses, agreements, and permits
relating to the construction as required under 883.2(b)(l) and (ii) of the CLA. Front Sight remainsin
default under these provisions of the CLA.

C. Breach Number 3: Failureto Timely Complete Construction - CLA §5.1

29. Pursuant to Section 5.1 of the CLA, Front Sight was required to complete
construction by the “Completion Date” which is defined as “the date that is no later than thirty-six
(36) months from the Commencement Date.” (Exhibit 3 pg. 3). Pursuant to the First Amendment to
the Loan Agreement, the “Commencement Date” is defined as “ October 4, 2016." (Exhibit 4, 81).
Therefore, construction of the project must be completed on or before October 4, 2019.

30. Front Sight has explicitly acknowledged in writing that it isin default of this
requirement, warning LV D Fund in aletter dated August 25, 2018 that “. . . the foreclosure killed the
project when it was 18 months away from being completed.” Even by Counter Defendant Front
Sight’ swritten projection as of August 25, 2018, the Project would not be completed by the
contractual Completion Date of October 4, 2019, i.e., 36 months after the commencement date as
stated in the First Amendment to Loan Agreement.

31. Thisisamateria event of Default, and it is particularly prejudicial to the EB-5
investors who risk losing their EB-5 benefitsif the project is not completed in accordance with the
schedule approved by the USCIS.

D. Breach Number 4: Material Change of Costs, Scope, or Timing of Work - CLA §5.2

32. Section 5.2 of the CLA statesin pertinent part:

7
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“Borrower shall deliver to Lender revised, estimated costs of the
Project, showing changesin or variations from the original
Estimated Construction Cost Statement, as soon as such changes
are known to Borrower. Borrower shall deliver to Lender arevised
construction schedule, if and when any target date set forth therein
has been delayed by twenty (20) consecutive days or more, or
when the aggregate of all such delays equals thirty (30) days or
more. Borrower shall not make or consent to any change or
modification in such Plans, contracts or subcontracts, and no work
shall be performed with respect to any such change or
modification, without the prior written consent of Lender, if (1)
such change or modification would in any material way alter the
design or structure of the Project or change the rentable area
thereof in any way, or increase or decrease the Project cost by
$250,000 or more (after taking into account cost savings and any
insurance proceeds of Borrower received by Lender) for any single
change or modification, or (ii) the aggregate amount of all changes
and modifications exceeds $500,000 (after taking into account cost
savings and any insurance proceeds of Borrower received by
Lender). Borrower shall promptly furnish Lender with a copy of all
changes or modifications in the Plans, contracts or subcontracts for
the Project prior to any Advance used to fund such change or
maodification whether or not Lender's consent to such change or
modification is required hereby.”

33. Front Sight has made multiple material changes to the plans and schedule without
obtaining written consent from LVD Fund, including, inter aia, reducing the size of the “Patriot
Pavilion” from 85,000 square feet, as represented to USCIS, to approximately 25,000 - 30,000
square feet, while also modifying plans to eliminate foundations. Counter Claimants are informed
and believe, and thereon allege, that this change by Front Sight is amaterial change in the
construction plans, in breach of the CLA.

E. Breach Number 5: Refusal to Comply Regarding Senior Debt - CLA §5.27

34.  Under the CLA, Front Sight was required to obtain Senior Debt from a traditional
construction lender, originaly by March 31, 2016 (Exhibit 3 at pg. 11 “ Senior Debt” defined), then
was given an extension to December 31, 2017 (Exhibit 4 at 4), and then was given an extension to
June 30, 2018 (Exhibit 5 at 1). To date, Front Sight has not secured Senior Debt that meets the
requirements of the CLA.

7
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F. Breach Number 6: Failureto Provide Monthly Project Costs- CLA 8§ 3.2(a)

35. Front Sight has not delivered the required Monthly Evidence of Project Costs. “From
and after the date of the first Advance of the Loan, Borrower shall deliver to Lender on a monthly
basis evidence of the Project costs funded during the preceding month.” (CLA 8 3.2(a)). Counter
Defendant Front Sight has not delivered a single monthly Project cost report.

G. Breach Number 7: Failureto Notify of Event of Default - CLA §5.10

36.  Section 5.10(d) of the CLA requires the Borrower to notify Lender of the occurrence
of an Event of Default. “Within five (5) Business Days after the occurrence of any event actually
known to Borrower which constitutes a Default or an Event of Default, notice of such occurrence,
together with a detailed statement of the steps being taken to cure such event, and the estimated date,
if known, on which such action will be taken.” Front Sight has failed to notify LVD Fund of either
(1) the existence of certain events of default; or (2) adetailed statement of the steps being taken to
cure the event of default.

H. Breach Number 8: Refusal to Allow Inspection of Records- CLA §5.4

37.  Section 5.4 of the CLA provides:

K eeping of Records. Borrower shall set up and maintain accurate
and compl ete books, accounts and records pertaining to the Project.
Borrower will permit representatives of Lender to have reasonable
access to and to inspect and copy such books, records and contracts
of Borrower and to inspect the Project and to discuss Borrower's
affairs, finances and accounts with any of its principal officers, all at
such times and as often as may reasonably be requested by Lender.

38. LV D Fund made a demand to Inspect the Books and Records by Notice of Default
and Letter dated July 30, 2018.

39.  Front Sight explicitly refused to comply with this obligation under the CLA, as stated
in the letter from Ignatius Piazza dated August 20, 2018. It states “Borrower is not in breach; thus,
there will be no inspections. In the Notice; you have included a"Notice of Inspections’ which
alleges that "[PJursuant to articles 3.3 and 5.4 of the CLA, we hereby serve you notice that we and
our representatives will inspect the Project and your books and records on Monday, August 27." As

set forth above and below herein, we contend that Borrower is not in breach or default of any of its
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obligations under the Loan Agreement; thus, Borrower will not authorize any inspections
whatsoever by Lender or itsrepresentatives of the Project or its books and records on the
proposed date of August 27 [2018], or at any other time.”

40.  Theright of inspection with advance notice pursuant to 83.3 and 85.4 of the CLA is
not contingent on whether there is an Event of Default. Front Sight’s refusal to permit the inspection
constitutes a separate Event of Default acknowledged in writing by Front Sight.

l. Breach Number 9: Refusal to Allow Inspection of the Project - CLA §3.3

41. Section 3.3 of the CLA provides:

Inspections. Lender and its representatives shall have access to the
Project at al reasonable times and shall have the right to enter the
Project to conduct such inspections thereof asthey shall deem
necessary or desirable for the protection of Lender’ sinterests;
provided, however, that for so long as no Event of Default shall have
occurred and be continuing, Lender shall provide to borrower prior
to the notice of not less than seventy-two (72) hours of any such
inspections and such inspection shall be subject to the rights of club
members (i.e., owners of timeshare interests) and any tenants under
any applicable leases.”

42.  Asdiscussed in the section above, on July 30, 2018, LV D Fund made a demand to
Front Sight for permission to inspect the Project, with more than 72 hours notice, even though
Events of Default negated the need for advanced notice. In response, Front Sight explicitly refused
to comply with this obligation under the CLA, stating: “ Borrower will not authorize any
inspections whatsoever by Lender or itsrepresentatives of the Project or itsbooks and records
on the proposed date of August 27 [2018], or at any other time.”

43.  Thisisamateria breach of the CLA justifying court intervention because the right of
inspection is necessary for Lender to determine, inter alia, appropriate use of loan proceeds,
construction progress, and possible impairment of security, which is necessary for Lender to protect
itsinterests.

J. Breach Number 10: Failureto Provide EB-5 Information - CLA 8 1.7(f)
44, In order to verify continuing eligibility for participation in the EB-5 Investor Program

with the USCIS, Front Sight was required to submit certain EB-5 information on a continuing basis
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asacondition of the loan. “Borrower shall submit to Lender the EB-5 Information. Failure of
Borrower to use the proceeds of the Loan in accordance with the terms and conditions of this
Agreement or to provide the EB-5 Information shall be a default pursuant to Section 6.1.” (Exhibit
3). This obligation was further specified in the First Amendment to the CLA requiring “Borrower
[to] provide Lender with copies of major contracts, bank statements, receipts, invoices and cancelled
checks or credit card statements or other proof of payment reasonably acceptable to Lender that
document that Borrower hasinvested in the Project at least the amount of money as has been
disbursed by Lender to Borrower on or before the First Amendment Effective Date.” (Exhibit 4).

45.  Front Sight has failed to provide the required EB-5 Information. It is necessary to
give Lender access to the information needed in order to meet its obligations to its EB-5 investors so
the investors don’t lose their investment and their path to citizenship.

K. Breach Number 12: Transferring Assetsto Related Parties- CLA §5.18
46.  Section 5.18 of the CLA providesthat: “Borrower shall not directly or indirectly,
prior to completion of al of the improvements or the Completion Date, (a) make any distribution of
money or property to any Related Party, or make or advance to any Related Party, or (b) make any
loan or advance to any Related Party, or . . . (d) pay any fees or other compensation . .. toitself or
to any Related Party, if any such payment in (&) through (d), inclusive, might adversely affect
Borrower’ s ability to repay the loan in accordance with itsterms.. . .”

7. Inviolation of § 5.18, Counter Defendant Ignatius Piazza removed and converted
$- away from Front Sight in 2016-2017 ($- as income to Ignatius Piazza and the
VNV Trust Defendants and in“loans’ from Front Sight). Then, in 2017-2018, Ignatius
Piazza removed and converted another $- out for himself and the VNV Trust Defendants
in 2017.

48. Counter Claimant LVD Fund isinformed and believes that Ignatius Piazza has
transferred additiona funds from Front Sight to himself, his wife Jennifer Piazza (either directly or
indirectly) and the VNV Trust Defendants in violation of 85.18, which have yet to be disclosed.

49, Counter Claimants are informed and believe, and thereon alege, that Counter

Defendants Ignatius Piazza and Jennifer Piazza—both individually, as Trustees of the VNV Trust
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Defendants, and/or as beneficiaries of the VNV Trust Defendants—knew about the source of the
transferred funds, and that transferring such funds violated the CLA, and with such knowledge
endorsed and aided in the removal of funds from Front Sight, and directly benefitted from the funds
through the VNV Trust Defendants and by reduction in debts that Ignatius Piazza and Jennifer
Piazza had personally guaranteed.

50.  Counter Defendants have now diverted out of Front Sight, for their personal benefit,
enough capital to have completed the Front Sight Resort Project well within the time constraints
approved by the USCIS for the EB-5 Project. By diverting profits generated by Front Sight’s
operations to themselves, their trusts, and using EB-5 investor funds to pay Front Sight’s operating
expenses and pre-existing loans, Counter Defendants Ignatius Piazza and Jennifer Piazza
misappropriated |oan proceeds and endangered Front Sight’s solvency.

L. Breach Number 11: Non Payment of Default Interest - CLA §1.2

51. Section 1.2 of the CLA providesthat if thereis an Event of Default, interest shall be
charged at the “Default Rate.” The “Default Rate” is defined as “the lesser of five percent (5%) per
annum in excess of the Loan Rate or the maximum lawful rate of interest which may be charged.”
(Exhibit 3, CLA, pg. 4, “ Default Rate Defined.”) Because Front Sight isin default under multiple
provisions of the CLA as detailed above, the Default Rate provisions of Section 1.2 were properly
triggered.

52. Front Sight has failed and refused to pay the Default Rate despite the demand
therefore. Asaresult of failing to pay default interest rates, Front Sight isin monetary default
under thetermsof the CLA.

M. Breach Number 12: Non Payment of Legal Fees- CLA §8.2

53.  Section 8.2(a) of the CLA providesthat “Borrower agreesto pay and reimburse
Lender upon demand for al reasonabl e expenses paid or incurred by Lender (including reasonable
fees and expenses of legal counsel) in connection with the collection and enforcement of the Loan
Documents, or any of them.” This obligation was specifically reaffirmed in {7 of the First
Amendment to the Loan Agreement (Exhibit 4), with respect to failure to provide the EB-5

Information. LVD Fund has incurred legal feesin connection with the Notices of Default and has
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made demand of payment therefore from Front Sight. To date, Front Sight has refused to pay such
fees and this constitutes a monetary default under 86.1(b) of the CLA. LVD Fund has aso incurred
attorneys' fees and costsin excess of $625,000 in defense of this action and pursuing its rights and
remedies under the CLA and Deed of Trust, for which Front Sight is contractually liable.

N. Breach Number 13: Wrongfully Encumbering the Property.

54.  Section 5.7 of the CLA provides that “[w]ithout the prior written consent of Lender,
Borrower shall not voluntarily or involuntarily agree to, cause, suffer or permit any sale,
conveyance, lease, mortgage, grant, lien, encumbrance, security interest, pledge, assignment or
transfer of: (@) the Project or any part or portion thereof, or (b) any ownership interest in Borrower,
direct or indirect, legal or equitable (including the issuance, sale, redemption, or repurchase of any
such interest, the distribution of treasury stock, or the payment of any indebtedness owed to
Borrower by any managers, subsidiaries, Affiliates or owners of equity interests or debentures).”

55. In breach of this provision of the CLA, Counter Defendants Front Sight and Ignatius
Piazza have been selling, and continue to sell, “ credits,” “points,” “memberships,” “ certificates,” and
other instruments and products, including the sale of unregistered securities, that create contingent
liabilities for Counter Defendant Front Sight and/or include the current or contingent rights to
convert said instruments directly or indirectly into ownership interests in Counter Defendant Front
Sight or the Project.

56.  Asaresult of the multiple breaches outlined above, on January 4, 2019, LVD Fund
filed the “ Notice of Breach, Default and Election to Sell Under the Deed of Trust” with the Nye
County Recorder (DOC #905512, attached hereto as Exhibit 6).

57.  Counter Defendant Front Sight thereafter has failed to correct any of the previously
cited breaches and Events of Default under the CLA, and has further breached the CLA by failing to
provide Counter Claimant LVD Fund with financial statements within 75 days of the end of calendar
year 2018, asidentified in § 5.10 of the CLA, despite Counter Claimant making the demand for said
financial statements by letter dated March 25, 2019.

I

7
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Material Misrepresentations Regarding the M orales Construction Line of Credit

58. By October 2017, Front Sight was in breach of the CLA. Front Sight had failed to
timely obtain Senior Debt and provide LV D Fund with the EB5 documentation required under the
CLA. Thereafter, Front Sight concocted a scheme to further defraud LV D Fund and to convince
LVD Fund to continue working with Front Sight to fund the project.

59.  Specifically, in or about October 2017, Counter Defendants Front Sight, Piazza,
Meacher, Moraes, and the Morales Entities (i.e., Morales Construction, All American Concrete and
Top Rank Builders) entered into a comprehensive scheme to further defraud LVD Fund. The
scheme involved Front Sight and the Morales Entities entering into afictitious $36 million loan
agreement to give the fal se appearance that Front Sight had access to enough credit to complete the
Project.

60.  Counter Defendants carried out the fraudulent scheme with the intent that LV D Fund
would rely on this fal se appearance of access to credit and believe that the credit would in fact be
utilized for construction of the Project. Counter Defendants further intended that the fictitious loan
agreement would give LVD Fund afalse sense of security so that it would release fundsit was
withholding from Front Sight (pursuant to §3.1 of the CLA), and facilitate continued solicitation of
additional EB-5 investors by using the loan agreement to give an appearance that Front Sight was
putting more money into construction than it really was.

61. In furtherance of the fraudulent scheme, on October 31, 2017, Front Sight entered
into the purported “Loan Agreement — Construction Line of Credit” (“Loan Agreement’) with the
Morales Entities. (See Exhibit 8). The Loan Agreement was executed by Counter Defendant
Morales. Per the terms of the Loan Agreement, the Morales Entities were to provide Front Sight
with up to $36,000,000 of credit to be applied towards completing the Project.

62. Counter Defendants Front Sight, Piazza, Meacher, Morales, and the Morales Entities
caused this “Loan Agreement” to be executed with no intent to ever utilize the credit line, and with
knowledge that the Morales Entities were not capable of extending or carrying the amount of credit
purportedly available under the agreement’ s terms.

7
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63. On October 31, 2017, Meacher represented to LVD Fund that:

“Attached please find fully executed documents between Front Sight
Management and our three primary contractors. This Construction
Line of Credit and associated Promissory Note extends to Front Sight
up to $36,000,000 in construction credit pursuant to the terms of the
agreements. . .

These documents and the attached construction line of credit along
with the upcoming Letter of Commitment from USCP should jump
start the marketing in both China and India. Please release the
funds for_the investor you now hold and give me the vehicle by
which we send the funds for Dr. Shah’s marketing road show that we
promised with his next closing. Also light a fire under David and
Kyle. Get them to put some serious effort to close the 26 investors in
China who are currently looking for another project. There are now
no excuse [sic] for not closing more of these EB-5 investors.”
(Emphasis added)

64. Counter Claimant isinformed and believes, and thereon alleges, that in return for the
Morales Entities entering into the fraudulent Loan Agreement, Front Sight agreed to contract with
the Morales Entities to perform construction work on the Project. Morales, as the owner of the
Morales Entities, personally benefitted from the profit generated by the millions of dollars received
from Front Sight.

65. Rather than the construction funding coming from the Morales Entities pursuant to
the Loan Agreement, the Counter Defendants agreed that the funds were to come solely from LVD
Fund. The Loan Agreement was simply aruseto lull LVD Fund into soliciting more EB-5 funds,
with the intent that the fal se appearance of Front Sight having a $36 million line of credit would
result in agreater number of EB-5 investors coming forward.

FIRST CAUSE OF ACTION
Fraud by Front Sight, Morales, Piazza, Meacher, Morales, and the M orales Entities

67.  Counter Claimant repeats and realleges each and every allegation contained in
paragraphs 1 through 66 of this Counterclaim as though set forth fully herein at length.

68.  When Counter Defendants made the misrepresentations set forth above, they knew
them to be false.

69. Counter Defendants made the misrepresentations knowing that Counter Claimant and

members of the Class would rely on said misrepresentations.
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70. LVD Fund did in fact rely on said misrepresentations to its detriment. Had LVD Fund
known the true facts, it would not have released the funds it was holding pursuant to §3.1 of the
CLA and would not have solicited additional EB-5 investors for the Front Sight Project.

71.  Asadirect and proximate result of the fraud and intentional misrepresentations made
by the Counter Defendants, Counter Claimant LV D Fund has sustained damages well in excess of
the fifteen thousand dollar ($15,000) jurisdictional limit of this court.

72. The conduct of Counter Defendants, and each of them, as described herein, was
malicious, oppressive, and fraudulent under NRS 42.005, entitling Counter Claimant to an award of
punitive damages.

73. Asaresult of Counter Defendants’ actions, Counter Claimant has been required to
retain the services of an attorney in order to pursue this claim against said Counter Defendants, and
each of them, and is therefore entitled to be compensated for any and all costsincurred in the
prosecution of this action, including without limitation, any and all reasonable costs and attorney’s
fees.

74. LVD Fund aso is entitled to attorney’ s fees under Section 8.2 of the Construction

Loan Agreement for enforcement of the contract.

SECOND CAUSE OF ACTION
Fraudulent Transfers—NRS 88 112.180 and 112.190
Against Front Sight, VNV Dynasty Trust | and VNV Dynasty Trust |1

75.  Counter Claimant repeats and realleges each and every allegation contained in
paragraphs 1 through 74 of this Counterclaim as though set forth fully herein at length.

76. Pursuant to the CLA 8 5.18, Front Sight was prohibited from making certain related
party transactions or transfers if such transfers would impair the ability of Front Sight to repay the
construction loan under the CLA.

77. Despite being insolvent at year end 2016, Front Sight made an undocumented “loan
to shareholder” of in excess of $- in FY 2016.

78.  The*“loan to shareholder” wasin fact a disguised distribution of over $- for

the benefit of the shareholder.
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79. From the date of closing of the CLA to the end of 2016, Front Sight made additional
transfers to, or for the benefit of, Piazza in the approximate amount of $- all at atimewhen
Front Sight was insolvent.

80. Front Sight made additiona transfersto, or for the benefit of, Piazzain the
approximate amount of $- in 2017, all at atime when Front Sight was insolvent.

81.  Front Sight made additional transfersto, or for the benefit of, Piazzain the
approximate amount of $- in 2018, all at atime when Front Sight was insolvent.

82. Front Sight made additional transfersto, or for the benefit of, Piazzain the
approximate amount of $- in thefirst three quarters of 2019, al at atime when Front Sight
was insolvent.

83.  Theabove transactions were made with actual intent to hinder, delay, or defraud LVD
Fund.

84. Front Sight engaged in the above transactions without receiving reasonably
equivaent value in exchange for the transfer at atime when: (1) Front Sight was engaged in a
transaction (the CLA and the Project) for which the remaining assets of Front Sight were
unreasonably small in relation to the transaction; and (2) in which Front Sight intended to incur, or
reasonably should have believed it was incurring, debts that were beyond the ability of Front Sight to
pay when due. NRS 112.180.

85.  Theabove transactions were: (a) to an insider; (b) the insider retained possession or
control of the transferred funds; (c) the transfers were unconsented to by LV D Fund despite the
obligations of CLA 8§ 5.18; (d) the transfers were made shortly after Front Sight incurred a
substantia debt pursuant to the CLA; and (€) Front Sight was insolvent at the time the transfers were
made. NRS 112.180.

86.  Theabove transfers are fraudulent transfers asto LV D Fund because they were made
after the obligation to LVD Fund was incurred and they were made without receiving a reasonably
equivalent value in exchange for the transfer or obligation and Front Sight was insolvent at the time
the transfers were made. NRS 112.190.

7
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87.  Theabovetransfers are further fraudulent transfers asto LV D Fund because the
obligation to LV D Fund was incurred before the transfers were made and the transfers were to an
insider at atime when Front Sight was insolvent, and the insider (Piazza) knew that Front Sight was
insolvent.

88. Pursuant to NRS 112.210, LVD Fund seeks: (a) avoidance of the transfers and loan to
shareholder; (b) an attachment or garnishment against the asset transferred or other property of the
transferee pursuant to NRS 31.010 to 31.460, inclusive, and (c) subject to applicable principles of
equity and in accordance with applicable rules of civil procedure: (1) an injunction against further
disposition by the debtor or atransferee, or both, of the assets transferred or of other property; (2)
appointment of areceiver to take charge of the assets transferred or of other property of the

transferee; or (3) any other relief the circumstances may require.

THIRD CAUSE OF ACTION
Intentional Interference with Contractual Relationships Against I gnatius Piazza,
Jennifer Piazza, and VNV Trust Defendants.

89.  Counter Claimant repeats and realleges each and every allegation contained in
paragraphs 1 through 88 of this Counterclaim as though set forth fully herein at length.

0. Front Sight and LV D Fund entered into awritten Construction Loan Agreement (EX.
3), dong with aFirst Amendment in July 2017 (Ex. 4), and a Second Amendment in February 2018.
(Ex. 5).

91.  Counter Defendants had knowledge of the valid contract or had reason to know of its
existence;

92.  These Counter Defendants committed intentional acts intended or designed to disrupt
the contractual relationship or to cause the contracting party to breach the contract, including but not
limited to, inducing Front Sight to improperly use funds for the persona benefit of Counter
Defendants Ignatius Piazza, Jennifer Piazza, and VNV Trust Defendants.

93. Front Sight did in fact breach the contract as stated specifically above.

94.  The breach was caused by the wrongful and unjustified conduct.

I
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95.  Asadirect and proximate result of Counter Defendants’ intentiona acts to induce
Front Sight to breach the CLA, Counter Claimant sustained damages in the amount to be proven at
trial.

96. Asaresult of Counter Defendants’ actions, Counter Claimant has been required to
retain the services of an attorney in order to pursue this claim against said Counter Defendants, and
each of them, and is therefore entitled to be compensated for any and all costsincurred in the
prosecution of this action, including without limitation, any and all reasonable costs and attorney’s

fees.

FOURTH CAUSE OF ACTION
Conversion Against Front Sight, Ignatius Piazza and Jennifer Piazza

97.  Counter Claimant repeats and realleges each and every allegation contained in
paragraphs 1 through 96 of this Counterclaim as though set forth fully herein at length.

98.  Through these Counter Defendants’ conduct described above, Counter Defendants
obtained Counter Claimants' property and have wrongfully asserted dominion over Counter
Claimant’ s property; to wit: misappropriating and spending the loan proceeds under the CLA for
purposes other than that for which it was intended.

99.  Counter Defendants wrongful conduct was in denial of, inconsistent with, and in
defiance of Counter Claimant’ s rights and title to its money and/or property.

100. Asaresult of Counter Defendants’ actions, Counter Claimant has been required to
retain the services of an attorney in order to pursue this claim against said Counter Defendants, and
each of them, and is therefore entitled to be compensated for any and all costsincurred in the
prosecution of this action, including without limitation, any and all reasonable costs and attorney’s

fees.

FIFTH CAUSE OF ACTION
Civil Conspiracy Against All Counter Defendants

101. Counter Claimant repeats and realleges each and every alegation contained in
paragraphs 1 through 100 of this Counterclaim as though set forth fully herein at length.

I
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102. Asset forth above, Counter Defendants Ignatius Piazza and Jennifer Piazza, both in
their individual capacity and in their capacity as Trustees and/or beneficiaries of the VNV Trust
Defendants, acted together in concert, in their individua capacities, to accomplish their unlawful
objectives for the purpose of harming Counter Claimant.

103. Whileacting in their individual capacities and in their capacity as Trustees and/or
beneficiaries of the VNV Trust Defendants, Ignatius Piazza and Jennifer Piazza conspired with Front
Sight and the VNV Trust Defendants, using Front Sight and VNV Trust Defendants to achieve their
unlawful objective of diverting monies from Front Sight that were needed to maintain Front Sight’s
solvency and its ability to meet its obligations under the CLA regarding timely completion of the
Project and repayment of the loan, for their own individual advantage and benefit.

104. Asadirect and proximate result of the Counter Defendants' acts, Counter Claimant
has been damaged in an amount to be proven at trial.

105. Counter Defendants’ conduct was malicious, oppressive, and fraudulent under NRS
42.005, entitling Counter Claimant to an award of punitive damages.

106. Asaresult of Counter Defendants' actions, Counter Claimant has been required to
retain the services of an attorney in order to pursue this claim against said Counter Defendants, and
each of them, and is therefore entitled to be compensated for any and all costs incurred in the
prosecution of this action, including without limitation, any and all reasonable costs and attorney’s
fees.

107. Based on Counter Defendants’ conduct and the inequitable result of allowing the
transferred funds to remain in control of Counter Defendants, a constructive trust should be placed

on all monies transferred from Front Sight to the VNV Trust Defendants, as prayed for below.

SIXTH CAUSE OF ACTION
Judicial Foreclosure Against Front Sight

108. Counter Claimant repeats and realleges each and every allegation contained in
paragraphs 1 through 107 of this Counterclaim as though set forth fully herein at length.
109. InJuly 2017, Counter Defendant Front Sight for good and valuable consideration

executed and delivered the original Promissory Note to LVD Fund. On November 14, 2017, Counter
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Defendant Front Sight executed and delivered the Amended and Restated Promissory Noteto LVD
Fund. (Exhibit 7).

110. To secure the Note, on October 13, 2016, Counter Claimant LVD Fund recorded a
Deed of Trust titled “Construction Deed of Trust, Security Agreement, Assignment of Leases and
Rents, and Fixture Filing,” in the official records of Nye County, Nevada, as “DOC #860867."
(Exhibit 1). On January 12, 2018, the “First Amendment to Construction Deed of Trust, Security
Agreement and Fixture Filing,” was recorded in the official records of Nye County, Nevada, as
“DOC #886510." (Exhibit 2).

111. Counter Claimant LVD Fund is the owner and the holder of the note for value and has
performed all obligation under the Promissory Note.

112. The encumbered Property is now owned by and in possession of Counter Defendant
Front Sight.

113. Counter Defendants have breached the Deed of Trust as discussed in detail above,
which include but are not limited to: improper use of loan proceeds; failure to provide government
approved plans; material delays in construction; material changes to cost, scope, and timing of the
construction; refusal to comply with regarding Senior Debt; failure to provide monthly project costs,
failure to notify Lender of events of default; refusal to allow Lender to inspect books and records,
diverting Front Sight assets out of Front Sight for the benefit the individual Counter Defendants;
refusal to allow site inspections; failure to give Lender annual financial statements; and failure to
provide EB5 documentation.

114. Asof January 4, 2019 there remained due and owing under the Note approximately
$345,787.24 (excluding principal) as described in the Notice of Breach and Election to Sell Under
the Deed of Trust. (Exhibit 6). Counter Defendants reserve the right to amend this Counterclaim up
to the time of trid to include any additional amounts which become due and remain unpaid as a
result of additional damages caused by Counter Defendants.

115. Counter Claimant is entitled to an order directing aforeclosure sae in the subject
Property to abrogate any and al interest or claims that Counter Defendants might have in the subject

Property.
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116. Asaresult of Counter Defendants actions, Counter Claimant has been required to
retain the services of an attorney in order to pursue this claim against said Counter Defendants, and
each of them, and is therefore entitled to be compensated for any and all costsincurred in the
prosecution of this action, including without limitation, any and all reasonable costs and attorney’s

fees.

SEVENTH CAUSE OF ACTION
Waste Against Front Sight, | gnatius Piazza, and the VNV Trust Defendants

117. Counter Claimant repeats and realleges each and every allegation contained in
paragraphs 1 through 116 of this Counterclaim as though set forth fully herein at length.

118. Counter Claimant LVD Fund (Lender) has alien encumbering the subject Property.

119. Counter Defendant Front Sight (Borrower) has possession of the Property.

120. Waste was committed to the property in bad faith, impairing its value, including but
not limited to improperly using funds earmarked for development of the Property for the personal
benefit of Counter Defendants Ignatius Piazza, Jennifer Piazza, and the VNV Trust Defendants,
selling unregistered securities which create substantial legal and financial liability to Front Sight,
misappropriating Front Sight’ s assets for the personal benefit of Ignatius and Jennifer Piazza and
other beneficiaries of the VNV Trust Defendants, and selling various instruments which include
rights to Front Sight’ s resort property for highly reduced rates which further encumbers the Property,
either directly or indirectly.

121. Asadirect and proximate result of the waste committed by Counter Defendants,
Counter Claimant has been injured in an amount to be proven at trial.

122. Counter Claimant is entitled to treble damages under NRS 40.150.

123. Counter Defendants' conduct was malicious, oppressive, and fraudulent under NRS
42.005, entitling Counter Claimant to an award of punitive damages.

124. Asaresult of Counter Defendants actions, Counter Claimant has been required to
retain the services of an attorney in order to pursue this claim against said Counter Defendants, and
each of them, and is therefore entitled to be compensated for any and all costsincurred in the

7
Page 39 of 42

4111



© 00 N oo o b~ w N P

* KENNEDY
e
w N kB O

O/
*

[EY
SN

*
702.562.8820

8984 SPANISH RIDGE AVENUE
LAS VEGAS, NEVADA 89148-1302

BAILEY
N RN NN NN NN B B R P
N o R W N B O © 0 N o O

N
(o]

prosecution of this action, including without limitation, any and all reasonable costs and attorney’s
fees.

PRAYER FOR RELIEF

WHEREFORE, all material allegations of Plaintiff's Second Amended Complaint having
been denied, affirmative defenses having been stated, and counterclaims asserted, these responding
Defendants now pray as follows:

1 That Plaintiff take nothing by way of its Second Amended Complaint on file herein
and that the same be dismissed with prejudice;

2. For Judgment in favor of Counter Claimants against Counter Defendants, and each of
them, in an amount in excess of Fifteen Thousand Dollars ($15,000.00), subject to proof at trial;

3 For appointment of areceiver over Counter Defendant Front Sight;

4. For an accounting from Counter Defendant Front Sight from October 6, 2016
forward, of any and al money paid and received, from all sources,

5. For an accounting from the Counter Defendant VNV Trusts from October 6, 2016
forward, of any and al money received from Counter Defendant Front Sight, and for all money
distributed by the Counter Defendant Trusts since October 6, 2016.

6. For imposition of a constructive trust over the money transferred by Counter
Defendant Front Sight to the VNV Trust Defendantsin violation of Section 5.18 of the CLA,
because the retention of said funds by the Counter Defendant Trusts against Counter Claimant LV D
Fund’ s interests would be inequitable, and a constructive trust is essential to the effectuation of
justice, and that restrictions be placed on such funds that limit their use to paying for the costs and
expenses relating to compl etion of the Project.

7. For injunctive relief pursuant to NRS 33.010 or as otherwise permitted by law or

equity to enjoin Counter Defendant Front Sight from engaging in acts that further encumber

the Property and increase Counter Defendant Front Sight’s actual or contingent liabilitiesin

violation of the CLA, including the sale of “credits,” “points,” “memberships,” “ certificates,” or any

other instruments or products, including the sale of unregistered securities, that create contingent

liabilities for Counter Defendant Front Sight and/or include the current or contingent right to convert
Page 40 of 42

4112



© 00 N oo o b~ w N P

* KENNEDY
e
w N kB O

O/
*

[EY
SN

*
702.562.8820

8984 SPANISH RIDGE AVENUE
LAS VEGAS, NEVADA 89148-1302

BAILEY
N RN NN NN NN B B R P
N o R W N B O © 0 N o O

N
(o]

said instruments directly or indirectly into ownership interests in Counter Defendant Front Sight or
the Project.

8. For punitive damages pursuant to NRS 42.005.

0. For disgorgement of the funds misappropriated by Counter Defendant Front Sight and
distributed to the other Counter Defendants;

10. For attorneys' fees and cost of suit incurred herein; and

11. For such other and further relief as the Court may deem just and proper.

DATED this 4th day of June, 2020.
BAILEY <*KENNEDY

By: /s/ Andrea M. Champion
JOHN R. BAILEY
JosHuA M. DICKEY
ANDREA M. CHAMPION
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CERTIFICATE OF SERVICE

| certify that | am an employee of BAILEY «*KENNEDY and that on the 4th day of June,
2020, service of the foregoing DEFENDANTS ANSWER TO PLAINTIFF S SECOND
AMENDED COMPLAINT; AND FIRST AMENDED COUNTERCLAIM was made by
mandatory electronic service through the Eighth Judicial District Court’s electronic filing system
and/or by depositing atrue and correct copy in the U.S. Mail, first class postage prepaid, and

addressed to the following at their last known address:

JOHN P. ALDRICH Email:

CATHERINE HERNANDEZ jadrich@johnaldrichlawfirm.com

ALDRICH LAW FIRM, LTD.

7866 West Sahara Avenue Attorneys for Plaintiff

Las Vegas, Nevada 89117 FRONT SIGHT MANAGEMENT
LLC

/s Josephine Baltazar
Employee of BAILEY «*KENNEDY
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CONSTRUCTION DEED OF TRUST, SECURITY AGREEMENT, ASSIGNMENT OF
LEASES AND RENTS, AND FIXTURE FILING

This Document serves as a Fixture Filing under the Uniform Commercial Code, as amended
from time to time, covers goods that are er become fixturcs on the land, and is to be filed in
the real property records of Nye County, Nevada.

THIS CONSTRUCTION DEED OF TRUST, SECURITY AGREEMENT,
ASSIGNMENT OF LEASES AND RENTS, AND FIXTURE FILING (the “Deed of Trust™)
is made and entered into effective as of CETden, o0& , 2016 by FRONT SIGHT
MANAGEMENT, LLC, a Nevada limited liability company (“Grantor™), whose address is 1 Front
Sight Road, Pahrump, Nevada 89061, to Chicage Title Company (“Trustee™) whose address is 723
S. Figueroa Street, Suite 200, Los Angeles, California 90017, for the benefit of Las Vegas
Development Fund LLC, a Nevada limited liability company (“Lender™), as beneficiary, whose
address is P.O. Box 3003, 916 Southwood Blvd., Suite 1G, Incline Village, Nevada 89450.

To secure the full and timely payment of the secured indebtedness (as hereinafter defined),
and in further consideration of the premises and for the purposes herein recited, and to secure the
payment, performance and observance by Grantor of the covenants and conditions contained
herein, in the Note (as hereinafier defincd) and in all other agreements, documents and instruments
(the “Other Documents™) now or hereafter goveming, securing, or guaranteeing the Loan (as
hereinafter defined) evidenced by the Note (the Note, this Ieed of Trust and the Other Documents
being sometimes hereinafter collectively referred to as the “Loan Documents™), Grantor GRANTS,
BARGAINS, SELLS, ASSIGNS and CONVEYS unto Trustee, in trust, for the benefit of Lender,
WITH POWER OF SALE, AND RIGHT OF ALL ENTRY and possession of the following
described land, real property interests, buildings, improvements, fixtures and other personal
property:

(a) All that tract or parcel of land and other real property interests in Nye County,
Nevada, more particularly described in Exhibit A attached hereto and made a part hereof (the
“Land™), and all buildings and improvements of every kind and description now or hereafter
erected or placed on the Land (the “Improvements™), and all right, title and interest of Grantor,
now owned or hereafter acquired, in and to (i} all streets, roads, alleys, easements, rights-of-way,
licenses, rights of ingress and egress, vehicle parking rights and public places, existing or
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proposed, abutting, adjacent, used in connection with or pertaining to the Land or the
Improvements; (ii) any strips or gores between the Land and abutting or adjacent property; and
(1ii} all options to purchase the Land or the Improvements or any portion thereof or inferest therein,
and any greater estate in the Land or the Improvements, including any and all water and water
rights up to two hundred (200) acre-feet only per year, timber, ¢rops and rnineral interests on or
pertaining to the Land;

(b) All materials intended for construction, reconstruction, alteration and repair of the
Improvements, all of which materials shall be deemed to be included within the premises hereby
conveyed immediately upon the delivery thereof to the Land, and all fixtures and articles of
personal property now or hereafter owned by Grantor and attached to or contained in and used in
connection with the aforesaid Land and Improvements, including, but not limited to, all furniture,
furnishings, apparatus, machinery, eguipment, motors, elevators, fittings, radiators, ranges,
refrigerators, awnings, shades, screens, blinds, carpeting, office equipment and other furnishings
and all plumbing, heating, lighting, cooking, laundry, ventilating, refrigerating, incinerating, air
conditioning and sprinkler equipment, telephone systems, televisions and television systems,
computer systems and fixtures and appurtenances thereto and all renewals or replacements thereof
or articles in substitution thereof, whether or not the same are or shall be attached to the Land and
Improvements in any manner, but specifically excluding any and all firearms and related
ammunition inventory owned or held by Grantor on the Land (the “Accessories™);

(c) All (1) plans and specifications for the Improvements; (i1) Grantor’s rights, but not
liability for any breach by Grantor, under all commitments, insurance policies, contracts and
agreements for the design, development, construction, operation or inspection of the
Improvements and other contracts related to the Land, Improvements and Accessories or the
operation thereof and related to the sale of any Land comprising the Improvements; (iii) deposits
(including, but not limited to, Grantor’s rights in tenants’ security deposits, deposits with respect
to utility services to the Land and Improvements, and any deposits or reserves hereunder or under
any other Loan Document for taxes, insurance or otherwise), rebates or refunds of impact fees or
other taxes, assessments or charges, money, accounts, instruments, documents, notes and chattel
paper arising from or by virtue of any transactions related to the Land, Improvements and
Accessories, and any account or deposit account from which Grantor may from time to time
authorize Lender to debit and/or credit payments due with respect to the Loan; (iv) permits,
licenses, franchises, certificates, development rights, commitments and rights for utilities, and
other rights and privileges obtained in connection with the Land, Improvements and Accessories;
(v) leases, rents, royalties, bonuses, issues, profits, revenues and other benefits of the Land,
Improvements and Accessories; (vi) engineering, accounting, title, legal and other technical or
business data concerning the Land, Improvements and Accessories which are in the possession of
Grantor or in which Grantor can otherwise grant a security interest; (vii) all lists and contact
information concerning then current members of the Front Sight Vacation Club and Resort, and
all booklets, brochures and advertising materials for current members of the Front Sight Vacation
Club and Resort.

{d) All (i) proceeds (cash or non-cash) of or ansing from all or any portion of the
properties, rights, titles and interests referred to in paragraphs (), (b) and (c) above, including, but
not limited to, proceeds of any sale, lease or other disposition thereof, proceeds of each policy of
insurance relating thereto (including premium refunds), proceeds of the taking thereof or of any
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rights appurtenant thereto, including change of grade of streets, curb cuts or other rights of access,
by condemnation, eminent domain or transfer in lieu thereof for public or quasi-public use under
any law, and proceeds arising out of any damage thereto; and (ii) other interests of every kind and
character which Grantor now has or hereafter acquires in, to or for the benefit of the properties,
rights, titles and interests referred to in paragraphs (a), (b) and (c) above and all property used or
useful in connection therewith, including, but not limited to, rights of ingress and egress and
remainders, reversions and reversionary rights or interests:

TO HAVE AND TO HOLD the foregoing rights, interests and properties, and all rights,
estates, powers and privileges appurtenant thereto (collectively, the “Property™) unto Trustee, its
successors in trust, forever, with power of sale, ard Grantor does hereby bind itself, its successors,
and assigns, to WARRANT AND FOREVER DEFEND the title to the Property unto Trustee
against every person whomsoever lawfully claiming or to claim the same or any part thereof.

Grantor, as debtor, hereby grants to Lender, as secured party, a security interest int all of
the property described in paragraphs (a), (b), {c) and (d) above which constitutes personal property
or fixtures (collectively, the “Collateral”) to secure the obligations of Grantor under the Note and
the other Loan Documents. This Deed of Trust constitutes a security agreement under the Uniform
Commercial Code, as amended from time to time, in effect in the state in which the Land is
situated, or under the Uniform Commercial Code in force in any other state to the extent the same
is applicable law, and Lender shall have all of the rights of a secured party thereunder in addition
to its right hereunder or otherwise. This Deed of Trust may secure an obligation incurred for the
construction of an improvement on the Land and as such constitutes a “construction mortgage”
under the Uniform Commercial Code, as amended from time to time, in effect in the state in which
the Land is situated.

Grantor covenants, represents and agrees to and with Trustee and Lender as follows:

ARTICLEL
The Loan

11 Loan. The indebtedness secured by this Deed of Trust is the result of a loan in the
original principal amount of up to Seventy-Five Million Dollars $75,000,000 (the “Loan™)
provided by Lender to Granlor. The Loan is evidenced by (a) that certain Construction l.oan
Agreement (fogether with any extensions, revisions, modifications or amendments hereafter made,
the “Loan Apreement”), of even date herewith, by and between Grantor and Lender, and (b) that
certain Promissory Note executed by Grantor of even date herewith, payable to the order of Lender
in the maximuim original principal amount of the Loan (together with any extensions, revisions,
modifications or amendments hereafter made, the “Note™).

1.2 Use of Loan Proceeds. The Loan evidenced by the Note is solely for business and
commercial purposes, and is not for personal, family, household or agricultural purposes. The
Property forms no part of any property owned, used or claimed by Grantor as a residence or
business homestead and is not exempt from forced sale under the laws of the state in which the
Property is sitnated. Grantor hereby disclaims and renounces each and every claim to all or any
part of the Property as a homestead.
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1.3 Payment of Note., Grantor will pay principal and interest on the Loan in accordance
with the Loan Documents, including the Loan Agreement, the Note and this Deed of Trust,

1.4 Amount Secured. This Deed of Trust secures and enforces the payment and
performance of the Note and the other L.oan Documents, and all indebtedncss, liabilities, duties,
covenants, promises and other obligations, whether joint or several, direct or indirect, fixed or
contingent, liquidated or unliquidated, and the cost of collection of all such amounts, owed by
Grantor to Lender now or hereafter incusred or arising pursuant to or permitied by the provisions
of the Note, this Deed of Trust or any other Loan Document. This Deed of Trust also secures all
present and future loan disbursements (future advances) made by Lender under the Note (it being
contemplated by Grantor and Lender that such future indebtedness may be incurred), plus interest
thereon, ail charges and expenses of collection incumed by Lender, including court costs and
reasonable attorneys’ fees, and all other sums from time to time owing to Lender by Grantor under
the Loan Documents. The indebtedness referred to in this Section 1.4 is hereinafter sometimes
referred to as the “secured indebtedness” or the “indebtedness secured hereby™.

1.5  Defined Terms, All capitalized terms not otherwise defined herein shall have the
meanings assigned to them in the Note, the terms and provisions of which are incorporated herein
by reference, or if such capitalized term is not defined in the Note, the capitalized term shall have
the meaning assigned to it in the Loan Agreement.

1.6  Subordination to Senior Debt. Lender agrees that this Deed of Trust shall be
subordinated to the Senior Debt and to other Permitted Encumbrances, as such terms are defined
in the Loan Agreement, and that such subordination of this Deed of Trust to the Senior Debt and
other Permitied Encumbrances shall be in accordance with the applicable provisions of the Loan
Agreement.

ARTICLE 11
Release

If and when Grantor has paid and performed all of the secured indebtedness, and no further
advances are o be made under the Note, Trustee, upon tequest by Lender, will provide a
reconveyance of the Property from the lien of this Deed of Trust and termination staternents for
filed financing statements, if any, to Grantor. Grantor shall be responsible for the recordation of
such reconveyance and the payment of any recording and filing costs. Upon the recording of such
reconveyance and the filing of such termination statements, the absolute assignment of rents set
forth below shall automatically terminate and become null and void.

ARTICLE 11}
Grantor’s Representations and Warranties

Grantor represents and warrants to Lender that:

3.1 QOrganization. Grantor (&) is a limited liability company duly organized with a legal
status separate from its affiliates, validly existing, and in good standing under the laws of the state
of its formation or existence, and (b} has complied with all conditions prerequisite to ils doing
business in the state in which the Land is situated.
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3.2 Aauthority; Power to Carry on Business: Licenses. Grantor has all requisite power
and authority to execute and deliver the L.oan Documents to which it is a party, to receive the Loan,
to grant and convey the security interests contemplated under this Deed of Trust and to perform
its obligations under the Note, this Deed of Trust, the other Loan Documents, and all such action
has been duly and validly authorized by all necessary limited liability company proceedings on its
part. Grantor has all requisite power and authority to own and operate iis properties and to carry
on its business as now conducted and as presently planned to be conducted. Grantor has all
licenses, permits, consents and governmental approvals or authorizations necessary to carry on its
business as now conducted or as presently planned 1o be conducted.

33  Execution and Binding Effect. The Loan Documents to which Grantor is a party
have been duly and validly executed and delivered by Grantor and constitute legal, valid and
binding obligations of Grantor, enforceable in accordance with their terms.

3.4  Authorizations and Filings. No authorization, consent, approval, license, exemption
or other action by, and no registration, qualification, designation, declaration or filing with, any
Governmental Authority is or will be necessary or advisable in connection with the execution and
delivery of the Note, this Deed of Trust and the other Loan Documents, the consummation of the
transactions contemplated herein or therein, or the performance of or compliance by Grantor with
the terms and conditions herein or therein.

3.5  Execution and Delivery. Neither the execution and delivery of the Note, this Deed
of Trust or the other Loan Documents and the consummation of the transactions herein or therein
contemplated, nor performance of or compliance with the terms and conditions hereof or thercof
will (a) violate any applicable law, (b) conflict with or resuit in a breach of or a default under the
organizational documents of Grantor, (¢) conflict with or result in a breach of or a default under
any agreement or instrument to which Grantor is a party or by which it or any of its properties
(now owned or acquired in the future) may be subject or bound, or (d) result in the creation or
imposition of any lien or encumbrance upon any property {owned or leased) of Grantor (other than
the liens created by this Deed of Trust or the other Loan Documents).

3.6  Title to Property, Grantor represents and warrants that it has good and indefeasible
title to the Land and Improvements (and any fixtures) in fee simple and has title to any appurtenant
easements and interests described above and has the right to convey and encumber the same, that
title to such property is free and clear of all liens, encumbrances and clabms whatsoever except for
(a) the Permitted Encumbrances, (b) the liens and security interests evidenced by this Deed of
Trust, (c) statutory liens for real estate taxes and assessments on the Property which are not yet
delinquent or due and payable, (d) other liens and security interests (if any) in favor of Lender, and
(¢) the matiers set forth in Schedule B of the final mortgagee title policy insuring this Deed of
Trust, as approved by Lender, and that it will warrant and defend the title to such property against
the claims of all persons or parties. As to the Collateral, Grantor represents and warrants that it
has title to such property, free and clear of all liens, encumbrances, and claims whatsoever except
for the liens and security imterests (if any) in favor of the lender of the Senior Debt and the
Permitted Encumbrances, that it has the right to convey and encumber such property and that it
will warrant and defend title to such property against the claims of all persons or parties.
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3.7  Financial Information. Any financial information provided by Grantor to Lender as
of the date hereof is accurate and complete and has been prepared in accordance with generally
accepted accounting principles consistently applied.

3.8 Adequate Access. The Land has adequate rights of access to public road and rights
of way, as shown in the survey(s) furnished to Lender.

3.9  Utilities. All wiility services necessary for the development of the Land and the
Property are available at the boundaries of the Land, including electric and natural gas facilities,
telephone service, water supply, storm and sanitary sewer facilities.

3.10  Zoning. The current and anticipated use of the Land complies with all applicable
zoning ordinances, regulations and restrictive covenants affecting the Land without the existence
of any variance, non-complying use, nonconforming use or other special exception, all use
restrictions of any Governmental Authority having jurisdiction have been satisfied, and no
violation of any law or regulation exists with respect thereto.

3.11 Endangered Species and Historical Sites Disclosure. There are no threatened or
endangered species or their habitat affecting the Property, and there are no cemeteries, burial
grounds, or archeological or historical sites on the Property.

3.12  Jurisdictional Wetlands or Waters of the U.S. There are no jurisdictional wetlands
or “waters of the U.S.” located on any part of the Property.

3.13  Special Assessment Districts and Other Reimbursement Obligations. The Property
is not located in a utility district, flood control district or other special assessment district, except
for the Grantor-disclosed drainage channels that go across the Land and are considered “flood zone
areas” on which areas no construction is contemplated or planned. There are no special
assessments, special taxes, pro-rata or other reimbursement obligations applicable to the Property.

3.14 Property Disclosure. Grantor has fully disclosed the existence, presence or
applicability to the Property of the following: existing gas or oil wells and applicable municipal
set-back requirements; special use permits; development permits, plans and plats; existing water
wells and confirmation of water rights; drainage channels considered “flood zone areas” on or near
which no construction is contemplated or planned; any water features and/or dams located on or
adjacent to the Property; wetlands or other environmental permits; and any other licenses, permits
or approvals necessary for the ownership or operation of the Property.

3.15  Foreign Person Disclosure, Grantor is not a “foreign person” within the meaning of
the Internal Revenue Code, as amended, Sections 1445 and 7701 or the regulations promulgaied
thereunder.

3.16 OFAC Disclosure. Neither Grantor nor any of 1ts atfiliates, nor any of their
respective partners, members, shareholders or other equity ewners, and none of their respective
employees, officers, directors, representatives or agents is, nor will they become, a person or entity
with whom U.S. persons or entities are restricted from doing business under regulations of the
Office of Foreign Asset Control (“OFAC™), of the Department of the Treasury (including those
named on OFAC’s Specially Designated and Blocked Persons [.ist) or under any statute, executive
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order (including the September 24, 2001, Executive Order Blocking Property and Prohibiting
Transactions with Persons Who Commit, Threaten to Commit, or Support Terrorism), or other
governmental action and is not and will not engage in any dealings or transactions or be otherwise
associated with such persons or entities.

3.17 No Material Adverse Change. Since the date of the most recent financial statements
provided by Grantor to Lender, there has been no material adverse change in the financial
condition, business or properties of Grantor.

3.18 No Event of Default; Compliance with [nstruments. No event has occurred and is
continuing, and no condition exists, which constitutes an Event of Default (as hereinafier defined)
or with the passage of time would constitute an Event of Default. Grantor is not n violation of
any term of iis organizational documents. Grantor is not in violation of any agreement or
instrurment to which it is a party or by which it or any of its properties (now owned or hereatter
acquired) may be subject or bound.

3.19 Litipation. There is no pending, contemplated or, to Grantor’s knowledge,
threatened action, suit or proceeding by or before any Governmental Authority against or affecting
Grantor or the Properly or any portion thereof.

3.20 Laws. Grantor is not in violation of any law, which violation is reasonably likely to
have a material adverse effect on the financial condition, business or properties of Grantor.

321  Accurate and Complete Disclosure. No representation or warranty made by Grantor
under this Deed of Trust or under the other Loan Documents and no statement made by Grantor in
any financial statement, certificate, report, exhibit or document furnished by Grantor to Lender
pursuant to or in connection with the Note, this Deed of Trust or the other Loan Documents is false
or misleading in any material respect (including by omission of material information necessary to
make such representation, warranty or statement not misleading). Grantor is not aware of any facts
which have not been disclosed to Lender in writing by or on behalf of Grantor which would be
reasonably likely to have a material adverse effect on the financial condition, business or properties
of Grantor, The representations and warranties set forth herein are to survive the delivery of the
Loan Documents and the making of the Loan.

ARTICLE IV
Affirmative Covenants

Grantor covenants to Lender as follows:

4.1 Preservation of Existence and Franchises. Grantor, and each signatory o this Deed
of Trust that signs on Grantor’s behalf, will preserve and keep in full force and effect its existence
(separate and apart from its affiliates), good standing, rights, franchises, trade names, trademarks
and other associated goodwill whether existing at conuron law or as a federal or state registration.

4.2 Compliance with Licensing Bodies. Grantor shall maintain all certificaies of
compliance and authority and licenses that are necessary or required by any Governmental
Anthority or licensing authority having jurisdiction over Grantor or the Property for the current
~and anticipated use or operation of the Property.
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4.3  INTENTIONALLY OMITTED.

44  Other Taxes. Utilities and Liens. (a) Grantor shall pay or cause to be paid, when
and as due, all real and personal property taxes, assessments, water rates, dues, charges, fines and
impositions of every nature whatsocver imposed, levied or assessed or to be imposed, levied or
assessed upon or against the Property or any part thereof, or upon the interest of Lender in the
Property, as well as all income taxes, assessments and other governmental charges lawfully levied
and imposed by the United States of America or any state, county, municipality, assessment
district, or other taxing authority upon Grantor or in respect of the Property or any part thereof, or
any charge which, if unpaid, might become a lien or charge wpon the Property prior to or equal to
the lien of this Deed of Trust for any amounts secured hereby or would have priority or equality
with this Deed of Trust in distribution of the procecds of any foreclosure sale of the Property or
any part thereof; provided, however, Grantor shall have the right to contest any such taxes,
assessments, rates, dues, charges, fine or impositions if the execution or other enforcement of any
lien or charge upon the Property is and continues to be effectively stayed or bonded in a manner
satisfactory to Lender, the validity and amount of such taxes, assessments, rates, dues, charges,
fines or impositions are being actively contested in good faith and by appropriate lawful
proceedings and such liens or charges do not, in the aggregate, materially detract from the value
of the Property or materially impair the use thereof and the operation of Grantor’s business.

(b} Grantor shall promptly pay or cause to be paid all charges by utility
companies, whether public or private, for electricity, gas, water, sewer and other utilities.

(c) Grantor shall promptly pay or cause to be paid and will not suffer any
mechanics, laborer’s, statutory or other lien which might or could be prior to or equal to
the lien of this Deed of Trust to be created or to remain outstanding upon any of the
Property; provided, however, such a lien may be filed against the Property if the execution
or other enforcement of any such lien 15 and continues to be effectively stayed or bonded
in a manner satisfactory to Lender for the full amount thereof, the validity and amount of
the lien secured thereby are being actively contested in good faith and by appropriate lawful
proceedings and such liens do not, in the aggregate, materially detract from the value of
the Property or materialty impair the use thereof and the operation of Grantor’s business.

4.5 Reimbursement. Grantor agrees that if it shall fail to pay or cause to be paid when
due any tax, assessment or charge levied or assessed against the Property, any utility charge,
whether public or private, or any insurance premium, or if it shall fail to procure the insurance
coverage and the delivery of the insurance certificates required hereunder, or if it shall fail to pay
any other charge or fee required hereunder, then Lender, at its option and in addition to any other
rights or remedies set forih herein, may (but shall have no obligation to) pay or procure the same.
Grantor shall reimburse Lender upon demand for any sums of money paid by Lendar pursuant to
this Section 4.5, together with interest on each such payment at the rate set forth in the Note. All
such sums so expended by Lender, and the interest thereon, shall become part of the secured
indebtedness.

4,6  Further Assurances. Grantor agrees to execute and deliver to Lender, concurrently
with the execution of this Deed of Trust and upon the request of Lender from time to time hereafter,
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all financing statements, conirol agreements and other docwunents required to perfect and maintain
the security intercsts created hereby.

4,7  Fees and Expenses. Grantor shall pay or reimburse Lender and Trustee for all
reasonable aftorneys® fecs, costs and cxpenses mcurred by Lender or the Trustee i any action,
legal proceeding or dispute of any kind which affects the Loan, the interest created herein, the
Property or the Collateral, including but not limited to, any foreclosure of this Deed of Trust,
enforcement of payment of the Note and other secured indebtedness, any condemmnation action
involving the Property, any bankruptcy proceeding or any action to protect the security hereof or
to enforce Lender’s rights and remedies hereunder. Any such amounts paid by Lender or Trustee
shall be due and payable upon demand and shall become part of the secured indebtedness.

4.8  Maintenance of Property, Grantor shall maintain the Property in good condition
and repair, reasonable wear and tear excepted.

49  Compliance with Applicable Laws. Grantor shall comply with all applicable laws
inciuding, without limitation, all laws applicable to the use of the Property; provided, however,
that Grantor shall have the ability to contest any alleged failure to conform to or comply with such
laws so long as such obligations shall be contested by appropriate proceedings pursued in good
faith and any penalties or other adverse effect of its nonperformance shall be stayed or otherwise
not in effect. Grantor will do, or cause to be done, all such things as may be required by law in
order fully to protect the security and all rights of Lender under this Deed of Trust. Granior shall
not cause ot permit the Hen of this Deed of Trust to be impaired in any way.

4,10 Inspection, Grantor shall permit Lender, or its agents, at any and all rcasonable
times, to enter and pass through or over the Property for the purpose of appraising, inspecting or
evaluating the same at Lender’s cost and expense, provided that any such appraisal, inspection or
evaluation does not unreasonably interfere with or adversely affect Grantor’s operations and shall
otherwise be in accordance with the provisions of Section 3.3 of the Loan Agreement.

4,11 Releases and Waivers. Grantor agrees that no release by Lender of any of Grantor’s
successors in title from liability on the secured indebiedness, no release by Lender of any portion
of the Property or the Collateral, no subordination of lien, no forbearance on the part of Lender to
collect on the secured indebtedness or any part thereof, no waiver of any right granted or remedy
available to Lender, and no action taken or not taken by Lender shall in any way diminish Grantor’s
obligation to Lender or have the effect of releasing Grantor, or any successor to Grantor, from full
responsibility to Lender for the complete discharge of each and every of Grantor’s obligations
hereunder or under the Note, any other Loan Document or any other secured indebtedness.

4,12  Insurance. Grantor shall, at all times until the Note and all other sums due from
Grantor to Lender have been fully repaid, maintain, or cause to be maintained, in full force and
effect (and shall furmish to Lender copies of), property insurance, liability insurance and workers
compensation insurance that are consistent with policies issued from a repulable carrier in
Southern Nevada for businesses such as that eperated by Bosrower. Borrower shall not take any
action that would void or otherwise impair any coverages required hereby or thal would result in
any denial or Jimitation of such coverages,
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4.13  Condemnation. In the event that any or all of the Property shall be condemned and
laken under the power of eminent domain, Grantor shall give immediate written notice to Lender
and Lender shall have the right to receive and collect all damages awarded by reason of such
taking, and the right to such damages hereby is assigned to Lender who shall have the discretion
to apply the amount so received, or any part thereof, to the indebtedness secured hereby and if
payable in installments, applied in the inverse order of maturity of such installments, or 1o any
alteration, repair or restoration of the Property by Grantor.

4.14 Condemnation and Insurance Proceeds.

(a) Assignment to Lender. The proceeds of any award or claim for damages,
direct or consequential, in connection with any condemnation or other taking of or damage
or injury to the Property, or any part of it, or for conveyance in lieu of condemnation, are
assigned to and shall be paid to Lender, who shall hold them in a non-interest-bearing
general account regardless of whether I.ender’s security is impaired. All causes of action,
whether acerued before or after the date of this Deed of Trust, of all types for damages or
injury to the Property or any part of it, or in connection with any transaction financed by
funds lent to Grantor by Lender and secured by this Deed of Trust, or in connection with
or affecting the Property or any part of it, including, without limitation, causes of action
arising in tort or contract or in equity, are assigned to Lender as additional security, and the
proceeds shall be paid to Lender. Lender, at its option may appear in and prosecute in its
OWN name any action or proceeding to enforce any such cause of action and may make any
compromise or settlement of such action. Grantor shall notify Lender in writing
immediately on obtaining knowledge of any casualty damage to the Property or damage in
any other manner in excess of Ten Thousand Dollars ($10,000) or knowledge of the
institution of any proceeding relating to condemnation or other taking of or damage or
injury to all or any portion of the Property. Lender, in its sole and absolute discretion, may
participate in any such proceedings and may join Grantor in adjusting any loss covered by
insurance. Grantor covenants and agrees with Lender, at Lender’s request, to make,
execute and deliver at Grantor’s expense, any and all assigmnents and other instruments
sufficient for the purpose of assigning the aforesaid award or awards, causes of action, or
claims of damages or proceeds to Lender free, clear, and discharged of any and all
encumbrances of any kind or nature;

(b) Insurance Payments. All compensation, awards, proceeds, damages,
claims, insurance recoveries, rights of action, and payments that Grantor may receive or to
which Lender may become entitled with respect to the Property if any damage or injury
occurs to the Property, other than by a partial condemnation or other partial taking of the
Property, shall be paid over to Lender and shall be applied first toward reimbursement of
all costs and expenses of Lender in connection with their recovery and disbursement, and
shall then be applied as follows:

(1) Lender shall consent to the applicatien of such payments to the
restoration of the Property so damaged only if Grantor has met all the following
conditions (a breach of one of which shall censtitute a default under this Deed of
Trust, the Note, and any other Loan Documents): (1) no Event of Default exists
under any of the terms, covenants, and conditions of the Loan Documents; (2) all
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then-existing Leases affected in any way by such damage will continue in full force
and effeet; (3) the insurance ot award proceeds, plus any sums that Grantor may
contribute for such purpose, shall be sufficient to fully restore and rebuild the
Property under then current Government Requirements {defined below); and (4) all
restoration of the Improvements so damaged or desiroyed shall be made with
reasaonable prompiness and shall be of a value at least equal to the value of the
Improvements so damaged or destroyed before any such damage or destruction; or

(i)  If fewer than all conditions (1) through (4) in Section 4.14(b)(1) are
satisfied, then such payments shall be applied in the sole and absolute discretion of
Lender (1) to the payment or prepayment with any applicable prepayment
premium, of any secured indebtedness in such order as Lender may determine, or
(2) to the reimbursement of Grantor’s expenses incurted in the rebuilding and
restoration of the Property. If Lender elects under this Section 4.14(b)(ii) to make
any funds available to restore the Property, then all of conditions Section 4.14(b)(i)
shall apply, except for such conditions that Lender, in its sole and absolute
discretion, may waive.

(iil}  “Governmental Reguirements” shall mean any and all laws, statutes,
codes, ordinances, regulations, enactments, decrees, judgments and orders of any
Governmental Authority,

(iv)  Material Loss Not Covered. If any material part of the Property is
damaged or destroyed and the loss, measured by the replacement cost of the
Improvements according to then-current Government Requirements, is not
adequately covered by insurance proceeds collected or in the process of collection,
Grantor shall deposit with Lender, within ten (10) days after Lender’s request, the
amount of the loss not so covered.

(c) Total Condemnation Payments. All compensation, awards, proceeds,
damages, claims, insurance recoveries, rights of action, and payments the Grantor may
receive or to which Granior may become entitled with respect to the Property in the event
of a total condemnation or other total taking of the Property shall be paid over to Lender
and shall be applied first to retmbursement of all Lender’s costs and expenses in connection
with their recovery, and shall then be applied to the payment of any indcbtedness secured
hereby by such order as Lender may determine, until the secured indebtedness has been
paid and satisfied in full. Any surplus remaining after payment and satisfaction of the
indebtedness secured by this Deed of Trust shall be paid to Grantor as its interest may then
appear.

(d) Partial Condemnation Payments. All compensation, awards, proceeds,
damages, claims, insurance recoveries, rights of action and payments (“funds™) that
Grantor may receive or to which Grantor may become cntitled with respect to the Property
inthe event of a partial condemnation or other partial taking of the Property, unless Grantor
and Lender otherwise agree in writing, shall be divided into two portions, one equel to the
principal balance of the Note at the time of receipt of such funds and the other equal to the
amount by which such funds exceed the principal balance of the Note at the time of receipt

FA Comments 10 4843-B557-1095.2

4126



860867 Page 12 of 38

of such funds. The first such portion shall be applied 10 the indebiedness secured hereby,
whether or not then due, including but not limited to principal, accrued interest, and
advances and in such order or combination as Lender may determine, with the balance of
the funds paid to Grantor. Any dispute as to the fair market value of the Property shall be
settled by arbitration in accordance with the Real Estate Valuation Arbitration Rules of the
American Arbitration Association,

{c) No Cure of Waiver of Default. Any application of such amounts or any
portion of it to any secured indebtedness shall not be construed 1o cure or waive any Event
of Default or notice of default under this Deed of Trust or invalidate any act done under
any such default or notice.

4,15 Use of Property. (a) Grantor shall use or permit the Property to be used solely for
the purpose of operating the Front Sight Fireanns Training Institute and the Front Sight Resort and
Vacation Club complex, and Grantor shall not use or permit the use of the Property for any other
principal use without Lender’s prior written consent. Grantor shall not use or permit the use of the
Property or any part thereof for any other purpose which in the reasonable opinion of Lender would
adversely affect the then value or character of the Property or any part thereof.

(b)  Grantor shall not suffer or permit the Property or any portion therecf to be
used by the public, as such, without restriction or in such manmner as might reasonably tend
to impair Grantor’s title to the Property or any portion thereof, or in such manner as might
reasonably make possible a claim or claims of adverse usage or adverse possession by the
public, as such, or of implied dedication of the Property or any portion thereof.

416 Taxes on Note and Deed of Trust. Grantor shall promptly pay all income, franchise
and other taxes owing by Grantor and any stamp, documentary, recordation and transfer taxes or
other taxes (unless such payment by Grantor is prohibited by law) which may be required to be
paid with respeci to the Note, this Deed of Trust or any other instrument evidencing or securing
any of the secured indebiedness. In the event of the enactment after this date of any law of any
Governmental Authority applicable to Lender, the Note, the Property or this Deed of Trust
deducting from the value of property for the purpose of taxation any lien or security interest
thereon, or imposing upon Lender the payment of the whole or any part of the taxes or assessments
or charges or liens herein required to be paid by Grantor, or changing in any way the laws relating
to the taxation of deeds of trust or mortgages or security agreements or debts secured by deeds of
trust or mortgages or security agreements or the interest of the mortgagee or secured party in the
property covered thereby, or the manner of collection of such taxes, so as to affect this Deed of
Trust or the indebtedness secured hereby or Lender, then, and in any such event, Grantor, upon
demand by Lender, shall pay such taxes, assessments, charges or liens, or reimburse Lender
therefore,

4.17 Authorization to File Financing Statements; Power of Attorney. Grantor hereby
authorizes Lender at any time and from time to time to file and authenticate any initial financing
siatements. amendments thereto and continuation statements with or without signature of Grantor
as authorized by applicable law, as applicable to all or any part of the Collateral. For purposes of
such filings, Grantor agrees to fumish any information requested by Lender promptly upon
Lender’s request. Grantor also ratifies its authorization for Lender to have filed any initial
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financing statements, amendments thereto or continuation statements, if filed prior to the date of
this Deed of Trust. Grantor hereby irrevocably constitutes and appoints Lender and any officer or
agent of Lender, with full power of substitution, as its true and lawful attorneys-in-fact with full
irrevocable power and authority in the place and the stead of Grantor or in the name of Grantor to
execute in the name of Grantor or authenticate any such documents and otherwise (o carry out the
purposes of this Section 4.17, to the extent that the authorization above by Grantor is not snfficient.
To the extent permitted by law, Grantor hereby ratifies all acts said attorneys-in-fact have lawfully
done in the past or shall lawfully do or cause to be done in the future by virtue hereof. This power
of attorney is a power coupled with an interest and shall be irrevocable.

4.18 INTENTIONALLY OMITTED.

419 Indemnification. (a) GRANTOR SHALL INDEMNIFY AND HOLD
HARMLESS LENDER AND TRUSTEE FROM AND AGAINST, AND REIMBURSE THEM
ON DEMAND FOR, ANY AND ALL INDEMNIFIED MATTERS (AS HEREINAFTER
DEFINED), IN ALL CASES WHETHER OR NOT CAUSED BY OR ARISING, IN WHOLE
OR IN PART, OUT OF THE COMPARATIVE, CONTRIBUTORY OR SOLE NEGLIGENCE
OF LENDER OR TRUSTEE. FOR PURPOSES OF THIS SECTION 4.19, THE TERMS
“LENDER” AND “TRUSTEE” SHALL INCLUDE THE DIRECTORS, OFFICERS,
PARTNERS, EMPLOYEES AND AGENTS OF LENDER AND TRUSTEE, RESPECTIVELY,
AND ANY PERSONS OWNED OR CONTROLLED BY, OWNING OR CONTROLLING, OR
UNDER COMMON CONTROL OR AFFILIATED WITH LENDER OR TRUSTEE,
RESPECTIVELY. WITHOUT LIMITATION, THE FOREGOING INDEMNITIES SHALL
APPLY TO EACH INDEMNIFIED PERSON WITH RESPECT TO MATTERS WHICH IN
WITOLE OR IN PART ARE CAUSED BY OR ARISE OUT OF THE NEGLIGENCE OF SUCH
(AND/OR ANY OTHER) INDEMNIFIED PERSON, HOWEVER, SUCH INDEMNITIES
SHALL NOT APPLY TO A PARTICULAR INDEMNIFIED PERSON TO THE EXTENT
THAT THE SUBJECT OF THE INDEMNIFICATION IS CAUSED BY OR ARISES OUT OF
THE GROQOSS NEGLIGENCE OR WILLFUL MISCONDUCT OF THAT INDEMNIFIED
PERSON. ANY AMOUNT TO BE PAID UNDER THIS SECTION 4.19 BY GRANTOR TO
LENDER AND/OR TRUSTEE SHALL BE A DEMAND OBLIGATION OWING BY
GRANTOR (WHICH GRANTOR HEREBY PROMISES TO PAY) TO LENDER AND/OR
TRUSTEE PURSUANT TO THIS DEED OF TRUST. NOTHING IN THIS SECTION 4.19,
ELSEWHERE IN THIS DEED OF TRUST CR IN ANY OTHER LOAN DOCUMENT SHALL
LIMIT OR IMPAIR ANY RIGHTS OR REMEDIES OF LENDER AND/OR TRUSTEE
(INCLUDING WITHOUT LIMITATION ANY RIGHTS OF CONTRIBUTION OR
INDEMNIFICATION) AGAINST GRANTOR OR ANY OTHER PERSON UNDER ANY
OTHER PROVISION OF THIS DEED OF TRUST, ANY OTHER LOAN DOCUMENT, ANY
OTHER AGREEMENT OR ANY APPLICABLE FEDERAL, STATE OR LOCAL LAW,
STATUTE, ORDINANCE, CODE, RULE, REGULATION, LICENSE, PERMIT, ORDER OR
DECREE.

(b)  Asused herein, the term “Indemnified Matters™ means any and all clatms,
demands, liabilities (including strict liability), Josses, damages (including consequential
damages), causes of action, judgments, penalties, fines, costs and expenses (including
without limitation, reasonable fees and expenses of attorneys and other professional

consultants and experts, and of the investigation and defense of any claim, whether or not
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such claim is ultimately defeated, and the settlement of any claim or judgment including
all value paid or given in settlement) of every kind, known or unknown, foreseeable or
unforeseeable, which may be imposed upon, asserted against or incurred or paid by Lender
and/or Trustee at any time and from time to time, whenever imposed, asserted or incurred,
because of, resulting from, in connection with, or arising out of any transaction, act,
omission, event or circurnstance in any way connected with the Property or with this Deed
of Trust or any other Loan Document, including but not limited to any bodily injury or
death or property damage occurring in or upon or in the vicinity of the Property through
any cause whatsoever at any time on or before the Release Date (as hereinafter defined),
any act perfornted or omitted to be performed hereunder or under any other Loan
Document, any breach by Grantor of any representation, wananty, covenant, agreement or
condition contained in this Deed of Trust or in any other Loan Document or any Event of
Default, except to the extent cansed by the gross negligence or intentional misconduct of
Lender, its agents, employees and/or representatives. The term “Release Date™ as used
herein means the earlier of the following two dates: (i) the date on which the indebtedness
and obligations secured hereby have been paid and performed in full and this Deed of Trust
has been fully reconveyed and released, or (ii) the date on which the lien of this Deed of
Trust is fully and finally foreclosed or a conveyance by deed in lieu of such foreclosure is
fully and finally effective, and possession of the Property has been given to the purchaser
or grantee free of occupancy and claims to occupancy by Grantor and Grantor’s heirs,
devisees, representatives, successors and assigns; provided, that if such payment,
performance, release, foreclosure or conveyance is challenged, in bankruptcy proceedings
or otherwise, then the Release Date shall be deemed not to have occurred umtil such
challenge is rejected, dismissed or withdrawn with prejudice. The indemnities in this
Section 4.19 shall not terminate upon the Release Date or upon the release, foreclosure or
other termination of this Deed of Trust but will survive the Release Date, foreclosure of
this Deed of Trust or conveyance in lieu of foreclosure, the repayment of the secured
indebtedness, the discharge and release of this Deed of Trust and the other Loan
Documents, any bankruptcy or other debtor relief proceeding, and any other event
whatsoever,

4.20 Pavment of Costs. Grantor shall (a) pay all reasonable legal fees incurred by Lender
in connection with the preparation of the Loan Documents (including any amendments thereto or
consents, releases, or waivers granted thereunder): (b) reimburse Lender, promptly upon demand,
for all amounts expended, advanced, or incurred by Lender to satisfy any obligation of Grantor
under the Loan Documents, which amounts shall include all court costs, reasonable attorneys’ fees
(including, without limitation, for trial, appeal, or other proceedings), fees of auditors and
accountants and other investigation expenses reasonably incumred by Lender in connection with
any such matters; and (¢) pay any and all other costs and expenses of performing or complying
with any and all of the obligations under the Note, this Deed of Trust and under the other Loan
Documents. All of the foregoing listed fees, costs and expenses are collectively called herein, the
“Expenses.” Except to the extent that the Expenses are included within the definition of
“indebtedness secured hereby,” the payment of such Expenses shall not be credited, in any way
and to any extent, against any installment on or portion of the indebtedness secured hereby.
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ARTICLE V
Negative Covenants

Grantor covenants to Lender as follows:

5.1 Liens. Grantor shall not at any lime create, incur, assume or permit 1o exist any lien
or encumbrance on or against the Property or agree to become hable to do so, except for (a) the
Permitted Encumbrances, (b) the liens and security inierests evidenced by this Deed of Trust,
(c) statutory liens for real estate taxes and assessments on the Property which are not yet
delinquent, (d) other liens and security interests (if any) in favor of Lender, and (e) the matiers set
forth in Schedule B of the final mortgagee title policy insuring this Deed of Trust as approved by
Lender.

52  Indebtedness. With respect to the Property, Grantor shall not at any time, create,
incur, assume or suffer o exist any indebtedness, except (a) the indebtedness under the Permitted
Encumbrances, {(b) indebtedness under the Note or any other Loan Document or any other
document, instrument or agreement between Grantor and Lender, and (¢) current accounts payable,
accerued expenses and other expenses arising out of transactions (other than borrowing) in the
ordinary course of business.

5.3  QGuaranties and Contingent Liabilities. Grantor shall not at any time directly or
indirectly become or be liable in respect of any guaranly or contingent obligation, or assume,
guarantee, become surety for, endorse or otherwise agree, become or remain directly or
contingently liable upon or with respect to any obligation or liability of any person or entity (other
than Grantor), except {i} by endorsement of negotiable instruments for deposit or collection or
similar transactions in the ordinary course of business, or (ii) by indemnity agreements given by
Grantor to a title insurance company or a bonding company in connection with any project being
constructed or sold by Grantor, including the Project.

54 Loans and Investments. Grantor shall not at any time make or suffer to remain
outstanding any loan or advance to, or purchase, acquire, or own any stock, bonds, notes or
securities of, or any partnership interest (whether general or limited) in, or any other interest in, or
make any capital contribution or loan to, any person or entity (other than Grantor), or agree,
become or remain liable to do any of the foregoing.

3.5 INTENTIONALLY OMITTED.

5.6 Self-Dealing. Grantor shall not enter into or carry out any transaction (including,
without limitation, purchasing property or services from or selling property or services to) with
any Affiliate (as hereinafter defined) except (a) officers, managers, members, employees and
affiliates of Grantor may render services to Grantor for compensation at the same rates generally
paid by companies engaged in the same or similar businesses for the same or similar services; and
(b) Grantor may enter into and carry ouf other transacticns with Affiliates if in the ordinary course
of business, pursuant to the reasonable requirements of Grantor’s business upon terms that are fair
and reasonable and no less favorable to Grantor than Grantor would obtain in a comparable arm’s-
length transaction. “Affiliate™ means, with respect to any individual or entity (each, a “Person™),
another Person that directly, or indirectly through one or more intermediaries, Controls or is
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Controlled by or is under common Control with the Person specified. “Control” means the
possession, directly or indirectly, of the power 1o direct or cause the direction of the management
or policies of a Person, whether through the ability to exercise voting power, by contract or
otherwise, “Controlling™ or “Controlled” have meanings correlative thereto.

5.7  Disposition of Property. Except in connection with the obligations with respect to
the Senior Debt and related agreements, Grantor shall not (a) sell, convey, pledge, assign, lease,
abandon or otherwise transfer or dispose of, voluntarily or involuntarily (any of the foregoing
being referred to in this Section 5.7 as a transaction and any set of related transactions constituting
but a single transaction), all or any portion of the Property or any interest therein or enter nto any
agreement to do so, or (b) subdivide the Property, subimit the Property, or any portion thereof, to
condominium or other multiple form of ownership, or dedicate any portion of the Property to
public ownership, Lender hereby consents to Grantor taking actions to secure the Senior Debt as
such transactions are reasonably necessary for the development of the Project, including the time
share units and the RV resort, as provided in the Loan Agreement and the Budget,

5.8  Ownership and Control. Grantor shall not cause or permit any change in the
ownership (whether direct or indirect) of Grantor from that in existence on the date hereof.

5.9 Merger: Consolidation: Business Acquisitions. Grantor shall not merge or agree to
metge with or into or consolidate with any other person or entity. Grantor shall not form any
subsidiaries or acquire any material portion of the stock, other equity interests or assets or business
of any other person or entity.

5.10 Change in Zoning; Eascments; Restrictions, Grantor shall not seek or acquiesce in
any annexation of the Property or any zoning reclassification of all or any portion of the Land or
Property or grant or consent to any easement, dedication, plat, or restriction (or allow any easement
to become enforceable by prescription), or any amendment or modification thereof, covering all
or any portion of the Land or Property, without Lender’s prior written consent. Lender hereby
aprees that it will not unreasonably withhold or delay consent to Grantor taking actions that would
otherwise violate the foregoing provisions so long as such transactions are reasonably necessary
for the development of the Project, including the time share units and the RV resort as provided in
the Loan Agreement and the Budget.

5.11 Drilling, Grantor shall not, without Lender’s prior written consent, peimit any
drilling or exploration for, or extraction, removal, or production of, any minerals from, the surface
or subsurface of the Land regardless of the depth thereof or the method of mining or extraction
therefrom.

5.12 Waste: Alterations. Grantor shall not commit or permit any waste or impairment of
the Property and shall not (subject to the provisions of Sections 4.8 and 4.9 hercof), without
Lender’s prior written consent, which consent shall not be unreasonably delayed or withheld, make
or permit to be made any alterations or additions to the Property of a material nature other than
those alterations and additions consisting of the Improvements that shall constitute the
accommodations and other facilities of the project knawn as the Front Sight Resort and Vacation
Club. Subject to the foregoing and in no way constituting a waiver thereof, in the event Lender
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were to give such consent, then any alterations or additions to the Property would be at Grantor’s
sole cost and expense.

ARTICLE VI
Events of Defanlt

6.1 Events of Default. An “Event of Default’ means the occurrence or existence of one
or more of the following events or conditions {whatever the reason for such Event of Default and
whether voluntary, involuntary or effected by operation of law):

(a) Grantor defaults in any payment of principal or interesi on the Loan by the
date due according to the terms of the T.oan Agreement or of the Note, and such default
remains uncured for a period of ten (10) days after the payment became due; provided,
however, that there is no cure period for payments due on the Maturity Date; or

(b) Grantor defaults in the payment of undisputed fees or other amounts payable
to or on behalf of Lender pursuant to the Note, this Deed of Trust or under any other Loan
Documents, other than as described in Section 6.1(a) above, and such default continues
unremedied for a period of ten (10) days after notice thereof from Lender to Grantor; or

() Grantor defaults in the performance or observance of any agreement,
covenant or condition required to be performed or observed by Grantor under the terms of
this Deed of Trust, or any other Loan Document, other than a default described elsewhere
in thts Section, and such default continues unremedied for a period of thirty (30) days after
notice from Lender to Grantor thereof provided that, if cure cannot reasonably be effected
within such 30-day period, such failure shall not be an event of default hereunder so long
as Grantor promptly (in any event, within ten (10) days after such notice of default from
Lender) commences cure, and thereafter diligently (in any event, within ninety (20) days
after receipt of such notice of default from Lender) prosecutes such cure to completion;
and provided further, that notwithstanding the 30-day cure period or extended cure period
described above in this subparagraph (¢), if a different notice or cure period is specified
under any Loan Document or under any provision of the Loan Documents as to any such
failure or breach, the specific L.oan Document or provision shall contrel, and Grantor shall
have no more time to cure the failure or breach than is allowed under the specific Loan
Document or provision as to such failure or breach; or

(d) Any representation or warrarty made by Grantor in this Agreement or by
Grantor or an Affiliate, if made in connection with the Loan, in any of the other Loan
Documents, or in any certificate or document furnished under the terms of this Agreement
or in connection with the Loan, shall be untrue or incomplete in any material respect when
made or deemed made or restated hereunder unless such representation or watranty was
not known by Grantor 1o be untrue or incomplete at the time made and such representation
or warranty is corrected by Grantor and disclosed by Grantor to Lender; or

()  Lender’s security interest or lien under this Deed of Trust is or shall become
unperfected or invalid; or
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(H Grantor defaults under any terin, covenant or condition of any of the Note
or of any of the other Loan Documents to which Grantor is a party, other than a default
described elsewhere in this Section, after the expiration of any notice or grace period, if
any, provided therein;

(g) Work on the Project, once commenced, shall be substantially abandoned, or
shall, by reason of Grantor’s fault, be unreasonably delayed or discontinued for a period of
fifteen (15) consecutive days, or construction shall be delayed for any reason whatsoever
to the extent that Completion cannot, in the reasonable judgment of Lender, be
accomplished prior to the Completion Dats;

(h)  Any of Grantor, or any Related Party who is a party to any of the Loan
Documents, shall file a petition for bankruptcy; or shall apply for, consent to or permit the
appointment of a receiver, custodian, trustee or liquidator for it or any of its property or
assets; or shall generally fail to, or admit in writing its inability to, pay its debts as they
mature; or shall make a gencral assignment for the benefit of creditors or shall be
adjudicated bankrupt or insolvent; or shall take other similar action for the benefit or
protection of its creditors; or shall give notice to any governmental body of insolvency or
of pending insolvency or suspension of operations; or shall file a voluntary petition in
bankrupicy or a petition or an answer seeking reorganization or an arrangement with
creditors, or to take advantage of any bankruptcy, reorganization, insolvency, readjustment
of debt, rearrangement, dissolution, liquidation or other similar debtor relief law or statute,
or shall file an answer admitting the material allegations of a petition filed against it in any
proceeding under any such law or statute; or shall be dissolved, liquidated, terminated or
merged; or shall effect a plan or other arrangement with creditors; or a trustee, receiver,
liquidator or custodian shall be appointed for it or for any of its property or assets and shall
not be discharged within ninety (90) days after the date of his appoistment; or a petition in
involuntary bankruptcy or similar proceedings is filed against it and is not dismissed within
ninety (90) days after the date of its filing; or

(i) Lender determings that the remaining undisbursed Loan proceeds, together
with the proceeds of any Senior Debt, are insufficient to fully pay all of the then-unpaid
costs of the Project and the estimated expenses of completion (including the Interest
Reserve), and Grantor fails to cither (i) deposit with Lender, within three (3) Business Days
following demand, sufficient funds to permit Lender to pay said excess costs as the same
become payable or (ii) pay said excess costs directly and deliver to Lender unconditional
mechanics’ lien waivers therefor (or paid receipts for non-lienable items), at Lender’s
oplion; or

G) except to the extent otherwise permitted pursuant to the terms and
conditions of the Loan Agreement or this Deed of Trust, the sale, lease, transfer or further
encumbrance (whether by operation of law or otherwise) (and whether at one time or in or
pursuant to a series of events) of (A) the Propetty or any part thereof or any interest therein,
or (B) more than forty-nine percent (49%) in the aggregate of any direct or indirect
ownership interest in Grantor; or
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(k) A default occurs with respect to the Senior Debt and remains uncured after
the expiration of any applicable notice or grace period; or

I A default occurs in the performance of Grantor’s obligations in any of
Section 3.6, 5.7,5.8,5.10,5.13,5.16,5.18,5.19, 5.22, 5.23 or 3.24. of the Loan Agreement;

(m)  The General Contract is terminated by either party thereto or either party
thercto shall fail to perform its obligations (after any applicable notice and cure period)
under the General Conlract, or

(n) Any uncured default by Grantor occurs and remains uncured under the
Management Agreement; or

©) Any failure by Grantor to timely deliver the EB-5 information, which failure
continues more than five {5) business days following notice of such failure by Lender.

6,2  Remedies of Lender. Upon the occurrence of an Event of Default, unless such Event
of Default is subsequently waived in writing by Lender, Lender may, without notice and without
prejudice to any other right or remedy Lender may have, exercise from time to time any of the
rights and remedies available under the Note, this Deed of Trust or any other Loan Document or
under applicable law.

ARTICLE V11
Rights and Remedies

7.1 Acceleration of Loan. Upon the occurrence of an uncured Event of Default
specified in Section 6.1 hereof, the entire unpaid balance of the indebtedness secured hereby
(including all accrued interest and all other sums secured hereby) shall, at the option of Lender,
become immediately due and payable without notice, demand, presentment, notice of nonpayment
or nonperformance, protest, notice of protest, notice of intent to accelerate, notice of acceleration,
or any other notice or any other action, ail of which are hereby waived by Grantor and all other
parties obligated in any manner whatsoever on the indebtedness secured hereby. If an uncured
Event of Default specified in Subsection (h) of Section 6.1 hereof occurs and continues or exists,
the entire unpaid balance of the indebtedness secured hereby (including all acerued interest and all
other sums secured hereby) shall automatically become immediately due and payable without
notice, demand, presentment, notice of honpayment or nonperformance, protest, notice of protest,
notice of intent to accelerate, notice of acceleration, or any other notice or any other action, all of
which are hereby waived by Grantor and all other parties obligated in any manner whatsoever on
the indebtedness secured hereby. The failure to exercise any remedy available to the Lender shall
not be deemed to be a waiver of any rights or remedies of the Lender under the Loan Documents,
at law or in equity.

72 Ioreclosure — Power of Sale, Upon the occurrence of any uncured Event of Defauit,
Lender may request Trustee to proceed with foreclosure under the power of sale which is hereby
conferred, such foreclosure to be accomplished in accordance with the following provisions:

(a) Foreclosure; Power of Sale. Trustee, if and as directed by Lender, shall
_ have all of the rights and may exercise all of the powers set forth in applicable law of the
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State of Nevada. Trustce may sell the Property in its entirety or in parcels, and by one or
by several sales, as deemed appropriate by Trustee in its sole and absolute discretion. If
Trustee chooses to have more than one foreclosure sale, Trustee may cause the foreclosure
sales to be held simultaneously or successively, on the same day, or on such different days
and at such different times as Trusiee may elect. Trustee shall receive and apply the
proceeds from the sale of the Property. or any portion thereof, in accordance with Nevada
law. Before any foreclosure sale, Lender or Trustee shall give such notice of default and
election to sell as may be required by law. After the lapse of such time as may then be
required by law following the recordation of such notice of default, and notice of sale
having been given as then required by law, Trustee shall sell the property being sold at a
public auction to be held at the time and place specified in the notice of sale. Neither
Trustee nor Lender shall have any obligation to make demand on Grantor before any
foreclosure sale. From time to time in accordance with then-applicable law, Trustee may,
and in any event at Lender’s request shall, postpone any foreclosure sale by public
announcement at the time and place noticed for that sale. At any foreclosure sale, Trustee
shall sell to the highest bidder at public auction for cash in lawful money of the United
States (or cash equivalents acceptable to Trustee to the extent permitted by applicable law),
payable at the time of sale. Trustec shall execute and deliver to the purchascr(s) a deed or
deeds conveying the property being sold without any covenant or warranty whatsoever,
expressed or implied. The recitals in any such deed of any matters of fact, including any
facts bearing upon the regularity or validity of any foreclosure sale, shall be conclusive
proof of their truthfulness. Any such deed shall be conclusive against all persons as to the
facts recited therein. Any Person, including Trustee or Lender, may purchase at such sale,
and any bid by Lender may be, in whole or in part, in the form of cancellation of all or any
part of the Obligations.

(b) Judicial Action. Lender and Trustee, if and as directed by Lender, shall
have the right to bring an action in any court of competent jurisdiction for foreclosure of
this Dced of Trust a deficiency judgment as provided by law, or for specific enforcement
of any of the covenants or agreements of this Deed of Trust.

{c) Collection of Rents. Upon the occurrence of an Event of Default, the license
granted to Grantor to collect the Rents (defined below) shall be automatically and
immediately revoked, without further notice to or demand upon Grantor. Lender may, but
shall not be obligated 1o, exercise any or all of the rights and remedies provided in Nevada
Law and perform any or all obligations of the landlord under any or all of the Leases
(defined below), and Lender may, but shall not be obligated to, exercise and enforce any
ar all of Grantor’s rights under the Leases. Without limiting the generality of the foregoing,
Lender may notify the tenants under the Leases that all Rents are to be paid to Lender, and
following such notice all Rents shall be paid directly to Lender and not to Grantor or any
other Person other than as directed by Lender, it being understood that a demand by Lender
on any tenant under a Lease for the payment of Rent shall be sufficient to warrant payment
by such tenant of Rent to Lender without the necessity of further consent by Grantor,
Grantor hereby irrevocably authorizes and directs the tenants under the Leases to pay all
Rents to Lender instead of to Grantor, upon receipt of written notice from Lender, without
the necessity of any inquiry of Grantor and without the necessity of determiming the
existence or non-existence of an Event of Defaull. Grantor hereby appoints Lender as
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Grantor’s attorney-in-fact with full power of substitution, which appointment shall take
effect upon the occurrence of an Event of Default and is coupled with an interest and is
irrevocable prior to the full and final payment and performance of the indebtedness secured
hereby, in Grantor’s name or in Lender’s name: (i) to endorse all checks and other
insiruments received in payment of Rents and to deposit the same in any account selected
by Lender; (i1) to give receipts and releases in relation thereto; (iii) to institute, prosecute
and/or settle actions for the recovery of Rents; (iv) to modify the terms of any Leases
including terms relating to the Rents payable thereunder; (v) to cancel any Leases; (vi) to
enter into new Leases; and (vii) to do all other acts and things with respect to the Leases
and Rents which Lender may deem necessary or desirable to protect the security for the
secured indebtedness. Any Rents received shall be applied first to pay all of Lender’s costs
and expenses and next in reduction of the other secured indebtedness, Grantor shall pay,
on demand, to Lender, the amount of any deficiency between (1) the Rents received by
Lender, and (2) all Expenses incurred together with interest thereon as provided in this
Deed of Trust and the other Loan Documents.

(dy  Taking Possession or Control of the Property. As a matter ol right without
regard to the adequacy of the security, and to the extent permitted by law without notice to
Grantor, Lender shall be entitled, upon application to a court of competent jurisdiction, to
the immediate appointment of a receiver for all or any part of the Property and the Rents,
whether such receivership may be incidental to a proposed sale of the Property or
otherwise, and Grantor hereby consents to the appointment of such a receiver and agrees
that such receiver shall have all of the rights and powers granted to Lender pursuant to
Section 7.2(c). In addition, to the extent permitted by law, and with or without the
appointment of a receiver, or an application therefor, Lender may (1) enter upon, and take
possession of (and Grantor shall surrender actual possession of), the Property or any part
thereof, without notice to Grantor and without bringing any legal action or proceeding, or,
if necessary by force, legal proceedings, ejectment or otherwise, and (ii) remove and
exclude Grantor and its agents and employees therefrom.

(e) Management of the Property. Upon obtaining possession of the Property or
upon the appointment of a receiver as described in Section 7.2(d), Lender, Trustee or the
receiver, as the case may be, may, at its sole aption, (1} make all necessary or proper repairs
and additions to or upon the Property, (ii) operate, maintain, control, make secure and
preserve the Property, and (iil} complete the construction of any unfinished Improvements
on the Property and, in connection therewith, continue any and all outstanding contracts
for the erection and completion of such Improvements and make and enter into any further
contracts which may be necessary, either in their or its own name or in the name of Grantor
(the costs of completing such Improvements shall be Expenses secured by this Deed of
Trust and shall accrue interest as provided in the Note). Lender, Trustee or such receiver
shall be under na liability for, or by reason of, any such taking of possession, entry, holding,
removal, maintaining, operation or management, except for Lender’s, Trustee’s or
Receiver’s negligence, gross negligence or willful misconduet. The exercise of the
remedies pravided in this Section shall not cure or waive any Event of Default, and the
enforcement of such remedies, once commenced, shall continue for so long as Lender shall
elect, notwithstanding the fact that the exercise of such remedies may have, for a time,

_cured the original Event of Default I
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(f) Cooperation of Grantor. Grantor agrees to cooperate fully with Lender’s
management of the Property, including, without limitation, providing full access to the
Property and all collateral.

(f) Uniform Commercial Code. Lender may proceed under the Uniform
Commercial Code as to all or any part of the Collateral, and in conjunction therewith may
exercise all of the rights, remedies and powers of a secured creditor under the Uniform
Commercial Code. Upon the occurrence of any uncured Event of Defaunlt, Grantor shall
assemble all of the Collateral and make the same available within the Improvements or at
such other location required by Lender. Any notification required by the Uniform
Commercial Code shall be deemed reasonably and properly given if sent in accordance
with the notice provisions of this Deed of Trust at least ten (10) days before any sale or
other disposition of the Collateral. Disposition of the Collateral shall be deemed
commercially reasonable if made pursuant to a public sale advertised at least twice in 3
newspaper of general circulation in the community where the Property is located. It shall
be deemed commercially reasonable for the Trustee to dispose of the Collateral without
giving any warranties as to the Collateral and specifically disclaiming all disposition
warranties. Alternatively, Lender may choose to dispose of some or all of the Property, in
any combination consisling cf both Collateral and Real Property, in one sale to be held in
accordance with the law and procedures applicable to real property, as permitted by Article
9 of the Uniform Commercial Code. Grantor agrees that such a sale of Collateral together
with Real Property constitutes a commercially reasonable sate of the Collateral.

(g)  Application of Proceeds. Unless otherwise provided by applicable law, all
proceeds from the sale of the Property or any part thereof pursuant to the rights and
remedies set forth in this Article VII and any other proceeds received by Lender from the
exercise of any of its other rights and remedies hereunder or under the other Loan
Documents shall be applied first to pay all Expenses and next in reduction of the other
secured indebtedness, in such manner and order as Lender may elect.

(hy  Other Remcdies. Lender shall have the right from time to time to protect,
exercise and enforce any legal or equitable remedy against Grantor provided under the
Loan Documents or by applicable laws.

7.3  Remedies Cumulative. All remedies provided in this Deed of Trust, in the Note and
in the other Loan Documents are cumulative and may, at the election of Lender, be exercised
alternatively, successively, or in any manner and are in addition to any other rights provided by
law.

7.4 Suits to Protect the Property. Lender and Trustee shall have power (a) to institute
and maintain such suits and proceedings as they may deem expedient to prevent any impairment
of the Property or the Collateral by any acts which may be unlawful or any viclation of this Deed
of Trust, (b)to preserve or protect their interest in the Property and the Collateral, and (c) to
restrain the enforcement of or compliance with any legislation or other Governmental
Requirement, rule or order that may be unconstitutional or otherwise invalid, if the enforcement
of or compliance with, such Governmental Requirement, rule or order would impair the security
hereunder or be prejudicial to the interest of Lender.
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ARTICLE VIiII
Waivers

8.1 Waiver of Certain Rights. To the full extenl permitled by applicable law, Grantor
agrees that Grantor will not at any time insist upon, plead, claim or take the benefit or advantage
of any law now or hereafier in force providing for any appraisement, valuation, stay, cxtension or
redemption, homestead, moratorium, reinstatement, marshaling or forbearance, and Grantor, for
Grantor, Grantor’s heirs, devisees, representatives, successors and assigns, and for any and all
persons ever claiming any interest in the Property, to the extent permitted by applicable law, hereby
waives and releases all rights of redemption, valuation, appraisement, stay of execution, notice of
intention to mature or declare due the whole of the secured indebtedness, and all rights to a
marshaling of assets of Grantor, including the Property, or to a sale in inverse order of alienation
in the event of foreclosure of the liens and/or security interests hereby created. Grantor shall not
have or assert any right under any statute or rule of law pertaining to the marshaling of assets, sale
in inverse order of alienation, the exemption of homestead, the administration of estates of
decedents, or other matters whatsoever to defeat, reduce or affect the right of Lender under the
terms of this Deed of Trust to a sale of the Property for the collection of the secured indebtedness
without any prior or different resort for collection, or the right of Lender under the terms of this
Deed of Trust to the payment of the secured indebtedness out of the proceeds of sale of the Property
in preference to every other claimant whatsoever except for the Senior Debt. Grantor waives any
right or remedy which Grantor may have or be able to assert pursuant to any provision of Nevada
law, including, but not limited to, the rights or remedies pertaining to the rights and remedies of
sureties. If any law referred to in this Section 8.1 and now in force, of which Grantor or Grantor’s
heirs, devisees, representatives, successors or assigns or any other persons claiming any interest in
the Property might take advantage despite this Section, shall hereafter be repealed or cease 1o be
in force, such law shall not thereafter be deemed to preclude the application of this Section 8.1,

8.2  Waivers and Apgreements Regarding Remedies. To the fullest extent permitted by
applicable law, Grantor hereby waives any right to bring or utilize any defense, counterclaim or
setoff, other than one which denies the existence or sufficiency of the facts upon which any
foreclosure action is grounded. If any defense, counterclaim or setoff, other than one permitted by
the preceding clause, is timely raised in a foreclosure action, such defense, counterclaim or setott
shall be dismissed. If such defense, counterclaim or setoffis based on a claim which could be tried
in an action for money damages, such claim may be brought in a separate action which shall not
thercafter be consolidated with the foreclosure action. The bringing of such separate action for
money damages shall not be deemed to afford any grounds for staying the foreclosure action.

ARTICLE IX
Environmental Warranties, Representations,
Covenants and Indemnification Provisions

9.1 Definitions, As used in this Article IX, the following definitions shall apply:

(a) Environmental Activity. The existence, use, storage, Release, threatened
Release, generation, processing, abatement, removal, or disposal of any Hazardous
Substance on, to, or from the Properly or the handling, transportation, treatment, or disposal
of any Hazardous Substance arranged by or on behalf of any Indemnitor.
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(b} Environmental Claims. Any and all governmental and third-party actions,
suits, demands, demand letters, claims, liens, notices of non-compliance or violation,
investigations, proceedings, consent orders, or consent agreements relating in any way to
the presence or Use of any Hazardous Substance on the Property or the Release or
threatened Release of any Hazardous Substance to or from the Property or the violation of
any Environmental Requirement or any Environmental Permit applicable to the Property
or which otherwise relate to any Environmental Activity, including, without limitation,
(i) those of or brought by any Governmental Authority for enforcement, cleanup, removal,
response, remedial, or other actions or damages pursuant to any applicable Environmental
Requirement, and (ii) those of or brought by any third party seeking damages, contribution,
indemnification, cost recovery, compensation, or injunctive relief arising in connection
with any Environmental Requirement, any Hazardous Substance or from any alleged injury
or threat of injury to property, human health, or the environment resulting or allegedly
resulting from any Enviromnental Activity.

{©) Environmental Damages. All claims, judgments, damages, losses,
penalties, fines, liabilities (including strict liability), encumbrances, liens, costs, and
expenses imposed upon, incurred by, or imposed any party in connection with or arising
from (i) any Environmental Activity, (i) any Environmental Claim, (in) all costs and
expenses of investigation and defense of any Environmental Claim, whether or not such
Environmental Claim is ultimately defeated, or (iv) any good faith settlement or agreed
judgment, including, without limitation, reasonable attorneys’ fees, disbursements, and
consuliants’ fees incurred as a result of an Environmental Claim or a violation of any
Environmental Requirement pertaining to any Indemnitor or the Property (regardless of
whether the existence or alleged existence of such Hazardous Substance or the violation or
alleged violation of such Environmental Requirement arose prior to any Indemnitor’s Use
of such Property). “Environmental Damages™ shall also include, without limitation,
{A) damages for personal injury or injury to property or natural resources occurring upon
or off of the Property, (B)fees incurred for the services of attorneys, consultants,
contractors, experts, and laboratories, and all other costs incurred in connection with the
investigation of the presence or alleged presence of Hazardous Substances on, about, or
under the Property, the removal or remediation of any Hazardous Substances, or the
violation or alleged violation of any Environmenial Requirements, including, without
limitation, costs and expenses for the preparation of any feasibility studies or reports or the
performance of any cleanup, remediation, removal, response, abatement, containment,
closure, restoration, or monitoring work required by any Governmental Authority or
necessary in defense of any Environmental Claim, (C) reasonable attorneys’ fees, costs,
and expenses incurred in enforcing this Article IX or collecting any sums due hereunder,
(D) liability to any third person or Governmental Authority to indemnify such person or
entity for costs expended in connection with the items referenced above, and
(E) diminuticn in the value of the Property.

{d) Environmental Laws. All federal, state or local laws, statutes, rules,
regulations, ordinances, permits, licenses and determinations of any Govemmental
Authority having jurisdiction over any Indemnitor, the Property, or any user or occupant
of the Property, and relating to health, industrial hygiene and/or the enviromment, now

existing or hereafter in effect, including, without limitation, the Comprehensive
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Environmental Response, Compensation and Liability Act of 1980, as amended (42 U.S8.C.
§ 9601, et seq.) (“CERCLA™), the Solid Waste Disposal Act, as amended (42 U.S.C. §
6901, et seq.), the Hazardous Materials Transportation Act, as amended (49 U.S.C. § 1801,
et seq.), the Clean Air Act, as amended (42 U.S.C. § 7401, et seq.), the Federal Water
Pollution Centrol Act, as amended (33 U.S.C. § 125, et seq.), the Toxic Subsiances
Control Act, as amended (15 U.S.C. § 2601, et seq.), the Safe Drinking Water Act, as
amended (42 U.S.C, § 300f, et seq.), the Atomic Energy Act, as amended (42 U.S.C. §
2014, et seq.), the Federal Insecticide, Fungicide and Rodenticide Act, as amended (7
U.S.C. § 136, et seq.), the Qil Pollution Act of 1990, as amended (33 U.S.C. § 2701, et
seq.), the Emergency Planning and Community Right-to-Know Act of 1986, as amended
(42 U.S.C. § 11001, et seq.), the Occupational Safety and Health Act, as amended (29
11.8.C. § 651, et seq.), and the Endangered Species Act, and any corresponding state laws,
statutes, regulations or ordinances,

{e) Environmental Permits. All permits, approvals, identification numbers,
licenses, and other authorizations required under any applicable Environmental
Requirement.

) Environmental Requirements. All Environmental Laws and all rules,
regulations, guidelines, standards, orders, decrees, permits, licenses, ¢oncessions, and
franchises promulgated pursuant thereto, and/or other restrictions or requirements of any
Govermmental Authority relating to health, industrial hygiene and/or the environment, and
all applicable judicial, regulatory, or administrative decisions, decrecs, judgments, or
orders thereunder, as may be amended from time to time.

(&) Governmental Authority. Any governmental authority (federal, state,
county, district, municipal, city or otherwise), including, without limitation, the United
States of America, any state of the United States of America, and any subdivision of any
of the foregoing, and any agency, department, commission, board, office, authority,
instrumentality, bureau, or court now or hereafter in effect, having jurisdiction over the
Property, or over any Indemnitor or any occupant or user of the Property, or any of their
respective businesses, operations, assets, or properties.

{h) Hazardous Substance.  Any substance, product, material, element,
compound, chemical or waste, whether solid, liquid cr gaseous (i) the presence or Release
of which requires reporting, investigation, or remediation under any Envirommental
Requirement, (ii) which is defined, listed, classified or regulated as a “hazardous waste,”
“hazardous substance,” “exiremely hazardous waste,” “restricted hazardous waste,”
“hazardous malterial,” “toxic substance,” “regulated substance,” or other similar or related
term under or in any Envircnmental Requirement, (iii) which is toxic, radioactive, or
otherwise classified as hazardous or toxic and is or becomes regulated by any
Governmental Authority as a threat to human health or the environment, (iv) the presence
of which on or about the Properiy causes or threatens 1o cause a nuisance upon the Property
ot to adjacent property, (v) the presence of which on adjacent properties could constitute a
trespass by any Indemnitor, (vi) which is asbestos, (vii) which is polychlorinated
biphenyls, (viii) which contains petrolenm or any petroleum-derived product,
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(ix) underground storage tanks, whether empty, filled or partially filled with any substance,
or (x) any radioactive materials, urea formaldehyde foam insulation, or radon.

(i) Indemnitees. Lender, any assignee of Lender with respect to all or any
portion of the Loan, and all of their respective subsidiaries, affiliates, shareholders,
partners, members, directors, officers, agents, attomeys, and employees, and thewr
respective successors and assigns, and “Indemnitee” means any one of the Indemnitees.

() Indemnitors. Grantor and its successors and assigns.

(k) Release. Any spilling, leaking, pumping, pouring, emitting, emptying,
discharging, injecting, escaping, leaching, seeping, migrating, dumping, or disposing into
the environment (including the abandonment or discarding of barrels, containers, drums,
tanks or other closed receptacles containing any Hazardous Substance).

(D Use. Use, ownership, development, construction, mainienance,
management, operation, or occupancy (of the Property).

9.2 INDEMNIFICATION. GRANTOR HEREBY ASSUMES LIABILITY FOR,
AND HEREBY AGREES TO AND SHALL INDEMNIFY, DEFEND (AT TRIAL AND
APPELLATE LEVELS, ADMINISTRATIVE PROCEEDINGS AND ARBITRATIONS,
WITH ATTORNEYS, CONSULTANTS AND EXPERTS ACCEPTABLE TO LENDER),
SAVE, AND HOLD HARMLESS EACH INDEMNITEE FROM AND AGAINST ANY
AND ALL ENVIRONMENTAL DAMAGES AND ENVIRONMENTAL CLAIMS
IMPOSED UPON, ASSERTED OR AWARDED AGAINST OR INCURRED BY THE
PROPERTY OR ANY INDEMNITEE, UNLESS, AND TO THE EXTENT, SUCH
ENVIRONMENTAL DAMAGES OR ENVIRONMENTAL CLAIMS ARE FINALLY
DETERMINED TO HAVE ARISEN SOLELY AND DIRECTLY FROM THE GROSS
NEGLIGENCE OR WILLFUL MISCONDUCT OF INDEMNITEES. THIS OBLIGATION
SHALL INCLUDE ANY CLAIMS RESULTING FROM THE NEGLIGENCE OR
ALLEGED NEGLIGENCE OF ANY INDEMNITEE. THIS OBLIGATION SHALL
INCLUDE, WITHOUT LIMITATION, (I) THE BURDEN OF DEFENDING ALL
CLAIMS, SUITS, AND ADMINISTRATIVE PROCEEDINGS (WITH COUNSEL
REASONABLY APPROVED BY INDEMNITEES), EVEN IF SUCH CLAIMS, SUITS, OR
PROCEEDINGS ARE GROUNDLESS, FALSE, FRAUDULENT, OR FRIVOLOUS, AND
CONDUCTING ALL NEGOTIATIONS OF ANY DESCRIPTION, (II) PAYING AND
DISCHARGING, WHEN AND AS THE SAME SHALL BECOME DUE, ANY AND ALL
JUDGMENTS, PENALTIES, OR OTHER SUMS DUE AGAINST ANY INDEMNITEE,
(IIN PAYING AND DISCHARGING, WHEN AND AS THE SAME SHALL BECOME
DUE, ALL COSTS OF REMOVAL AND/OR REMEDIATION OF ANY KIND, AND
PROMPTLY DISPOSING OF SUCH HAZARDOUS SUBSTANCES (WHETHER OR
NOT SUCH HAZARDOUS SUBSTANCE MAY BE LEGALLY ALLOWED TO REMAIN
UPON, ABOUT, OR BENEATH THE PROPERTY IF REMOVAL OR REMEDIATION
IS, IN LENDER’S DISCRETION, PRUDENT), (IV) PAYING AND DISCHARGING,
WHEN AND AS THE SAME SHALL BECOME DUE, ALL COSTS OF DETERMINING
WHETHER THE PROPERTY IS IN COMPLIANCE, AND PROMPTLY CAUSING THE
PROPERTY TO BE IN COMPLIANCE, WITH ALL APPLICABLE ENVIRONMENTAL
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REQUIREMENTS, (V) PAYING AND DISCHARGING, WHEN AND AS THE SAME
SHALL BECOME DUE, ALL COSTS ASSOCIATED WITH CLAIMS FOR DAMAGES
TO PERSONS, PROPERTY, OR NATURAL RESOURCES, AND (VI) PAYING AND
DISCHARGING, WHEN AND AS THE SAME SHALL BECOME DUE, INDEMNITEES’
REASONABLE ATTORNEYS’ FEES, CONSULTANTS’ FEES, AND COURT COSTS.
ANY INDEMNITEE, AT ITS EXPENSE (OR AT GRANTOR’S EXPENSE IF
GRANTOR'’'S COUNSEL OR INDEMNITEE REASONABLY BELIEVES A CONFLICT
EXISTS IN DUAL REPRESENTATION), MAY EMPLOY ADDITIONAL COUNSEL OF
ITS CHOICE TO ASSOCIATE WITH COUNSEL EMPLOYED BY GRANTOR; AND, IF
AN EVENT OF DEFAULT EXISTS, ANY INDEMNITEE MAY IN GOOD FAITH
SETTLE ANY CLAIM (INCLUDING ANY ENVIRONMENTAL CLAIM) AGAINST IT,
WHETHER OR NOT SUBJECT TO INDEMNIFICATION HEREUNDER, WITHOUT
THE CONSENT OR JOINDER OF GRANTOR OR ANY OTHER PARTY.

9.3 SURVIVAL. THIS ARTICLE IX, INCLUDING THE INDEMNITY
CONTAINED HEREIN, SHALL SURVIVE THE RELEASE OF THE LIEN OF THIS
DEED OF TRUST OR THE EXTINGUISHMENT OF THE LIEN BY FORECLOSURE
OR ACTION IN LIEU THEREOF,

94 Rights Under Environmental Requirements and Other Rights. Nothing in this Deed
of Trust or in any other Loan Document shall limit or impair any claims, rights or remedies of
Lender or any other Indemnitee against Grantor or any other person under any Environmental
Requirement or otherwise at law or in equity, including any claims for fraud, misrepresentation,
waste or breach of contract other than this Deed of Trust, and any rights of contribution or
indemnification. In addition to any other rights or remedies Lender may have under this Deed of
Trust or the other Loan Documents, at law or in equity, upon any breach or default by Grantor
under this Deed of Trust, Lender may pursue any remedies available to it under Nevada Law.
Without limiting any of the remedies provided herein or in the other Loan Documents, Grantor
acknowledges and agrees that the provisions of this Article IX are environmental provistons, made
by Grantor relating to the real property security, and that Grantor’s fatlure to comply with the terms
of this Deed of Trust is a breach of contract such that Lender shall have the remedies provided
under Nevada Law for the recovery of damages and for the enforcement thereof. Lender’s action
for the recovery of damages or enforcement of this Deed of Trust shall not constitute an action
within the meaning of any provision of law limiting the right to a deficiency or a deficiency
judgment.

ARTICLE X
Assignment of Leases and Rents

10.1  Absolute Assignment. In order to provide a source of future payment of the secured
indebtedness, Grantor hereby absolutely and uncenditionally grants, transfers, conveys, sells, sets
over and assigns to Lender all of Grantor’s right, title and interest now existing and hereafter
arising in and to the leases, subleases, concessions, licenses, franchises, occupancy agreements,
tenancies, subtenancies and other agreements, either oral or wriften, now existing and hereafter
arising which affect the units constituting the Front Sight Resort and Vacation Club, together with
any and all security deposits, guaranties of the lessees’ or tenants’ obligations (including any and
all security therefor), and other security under any such leases, subleases, concessions. licenses,
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franchises, occupancy agreements, tenancies, subtenancies and other agreements, and all
supporting obligations, letters of credit (whether tangible or electronic) and letter of credit rights
guaranteeing or supporting any of the foregoing (all of the foregoing, and any and all extensions,
modifications and renewals thereof, shall be referred to, collectively, as (the *Leases™), and hereby
gives to and confers upon Lender the right to collect all the income, rents, issues, profits, royalties
and proceeds from the Leases and any business conducted at the Front Sight Resort and Vacation
Club Units (but specifically excluding any income, rents, issues, profits, rovalties and proceeds
from any Leases and any other business conducted by or on behalf of FSFTI) and any and all
prepaid rent and security deposits thereunder (collectively, the “Rents”). The term “Rents”
includes, but is not limited to, all minimum rents, additionzl rents, percentage rents, deficiency
1enis, conunon area maintenance charges, lease termination payments, refunds of any type,
prepayment of rents, settlements of litigation, settlements of past due rents, and liquidated damages
following default, and all proceeds payable under any policy of insurance covering loss of rents,
together with any and all rights and claims of any kind that Grantor may have against any tenant
under the Leases or any other occupant of the units constituting the Front Sight Resort and
Vacation Club. This Deed of Trust is intended by Lender and Grantor to create and shall be
construed to create an absolute unconditional and presently effective assignment to Lender of all
of Grantor’s right, title and interest in and to the lLeases and the Renis and shall not be deemed
merely to create a security interest therein for the payment of any indebtedness or the performance
of any obligations under the Loan Documents. Grantor irrevocably appoints Lender its true and
lawful attorney at the eption of Lender at any time to demand, receive and enforce payment, to
give recelpts, releases and satisfactions and to sue, either in the name of Grantor or in the name of
Lender, for all such Rents and apply the same to the secured indebtedness.

10.2 Revocable License to Collect. Notwithstanding the foregoing assignment of Rents,
so long as no Event of Default remains uncured, Grantor shall have a revocable license, 1o collect
all Rents, and to retain any portion thereof not required to pay the expenses of the Property or the
obligations secured thereby. Upon any Event of Default, Grantor’s license to collect and retain
Rents shall terminate automatically and without the necessity for any notice.

10.3 Collection and Application of Rents by Lender, While any Event of Default remains
uncured, (a) Lender may at any time, without notice, in person, by agent or by court-appointed
receiver, and without regard to the adequacy of any security for the secured indebtedness, enter
upon any portion of the Property and/or, with or without taking possession thereof, in its own name
sue for or otherwise collect Rents {including past due amounts); and (b) without demand by
Lender, Grantor shall promptly deliver to Lender all prepaid rents, deposits relating to Leases or
Rents, and all other Rents then held by or thereafter collected by Grantor whether prior to or during
the continuance of any Event of Default. Any Rents collected by or delivered to I.ender may be
applied by Lender against the securcd indebtedness, less all Expenses, including reasonable
attorneys’ fees and disbursements, in such order as Lender shall determine in its sole and absolute
discretion. No application of Rents against any secured indebiedness or other action taken by
Lender under this Article X shajl be deemed or construed to cure or waive any Event of Default,
or to invalidate any other action taken in response to such Event of Default, or to make Lender a
mortgagee-in-possession of the Property. In no event shall the assipnment of Rents or Leases
cause the secured indebtedness to be reduced by an amount greater than the Rents actually received
by Lender and applicd by Lender o the secured indebtedness, whether before, during or afier
(1) an Event of Default or (2) a suspension or revocation of the license granted (o Grantor in this

PA Comments to 4843-B557-1095.2

4143



860867 Page 29 of 38

Article X with regard to the Rents. Grantor and Lender specifically intend that the assignment of
Rents and Leases contained in this Deed of Trust is not intended to result in a pro tanto reduction
of the secured indebtedness, nor is it intended to constitute a payment of, or with respect to, the
secured indebtedness, and, therefore, Grantor and Lender specifically intend that the secured
indebtedness shall not be reduced by the value of the Rents and Leases assigned hereby, Such
reduction shall occur only if, and to the extent that, Lender actually receives Rents and applies
such Rents 10 the secured indebledness. Grantor agrees that the value of the license granted with
regard to the Rents equals the value of the absolute assignment of Rents to Lender.

10.4 Direction to Tenants. Grantor hereby irrevocably authorizes and directs the tenants
under all Leases to pay all amounts owing to Grantor thereunder to Lender following receipt of
any written notice from Lender that states that an Event of Default remains uncured and that all
such amounts are to be paid to Lender. Grantor further anthorizes and directs all such tenants to
pay all such armounts to Lender without any right or obligation to inquire as to the validity of
Lender’s notice and regardless of the fact that Grantor has notified any such tenants that Lender’s
notice is invalid or has directed any such tenants not to pay such amounts to Lender.

10,5 Termination. The assignment contained in this Axticle X will terminate upon the
full reconveyance of this Deed of Trust.

ARTICLE X1
General Conditions

11.1  Concerning the Trustee.

(a) Trustee. Trustes shall be deemed to have accepied the terms of this trust
when this Deed of Trust, duly executed and acknowledged, is made a public record as
provided by law. Trustee shall not be obligated to notify any party to this Deed of Trust of
any pending sale under any other deed of trust or of any action or proceeding in which
Grantor, Lender, or Trustee is a party, unless such sale relates to or reasonably might affect
the Property, this Deed of Trust, Lender’s security for the payment and performance of the
secured indebiedness, or the rights or powers of Lender or Trustee under the Loan
Documents, or unless such action or proceeding has been instituted by Trustee against the
Property, Grantor, or Lender.

(b) Power of Trustee to Reconvey or Consent. At any time, without liability
and without notice to Grantor, on Lender’s writlen request and presentation of the Note
and this Deed of Trust to Trustee for endorsement, and without altering or affecting (i) the
personal liability of Grantor or any other person for the payment of the secured
indebtedness, or (ii) the lien of this Deed of Trust on the remainder of the Property as
security for the repayment of the full amount of the secured indebtedness then or later
secured by this Deed of Trust, (iii) or any right or power of Lender or Trustee with respect
to the remainder of the Property, Trustee may (1) reconvey or release any part of the
Property from the lien of this Deed of Trust; (2) approve the preparation or filing of any
map or plat of the Property; (3) join in the granting of any easement burdening the Property,
or (4) enter into any extension or subordination agreement atfecting the Property or the lien
of this Deed of Trust.
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{©) Substitution of Trustec. Lender, at Lender’s option, may from time to time,
by written instrument, substitute a successor or successors to any Trustee named in or
acting under this Deed of Trust, which instrument, when executed and acknowledged by
Lender and recorded in the office of the Recorder of the county or counties in which the
Property is located, shail constitute conclusive proof of the proper substitution of such
successor Trustee or Trustees. The successor Trustee or Trustees shall, without conveyance
from the predecessor Trustee, succeed to all right, title, estate, powers, and duties of such
predecessor Trustee, including, without limitation, the power to reconvey the Property. To
be effective, the instrurnent must contain the names of the original Grantor, Trustee, and
Lender under this Deed of Trust, the book and page or instrument or document number at
which, and the county in which, this Deed of Trust is recorded, and the name and address
of the substitute Trustce. If any notice of default has been recorded under this Deed of
Trust, this power of substitution cannot be exercised uatil all costs, fees, and expenses of
the then acting Trustee have been paid. On such payment, the then acting Trustee shall
endorse receipt of the payment on the instrument of substitution. The procedure provided
in this paragraph for substitution of Trustees is not exclusive of other provisions for
substitution provided by applicable law.

(d) No Representation by Trustee or Lender. By accepting or approving
anything required to be observed, performed, or fulfilled or to be given to Trustee or Lender
pursuant to the Loan Documents, including without limitation, any officer’s certificate,
balance sheet, statement of profit and loss or other financial statement, survey, appraisal,
or insurance policy, neither Trustee nor Lender shall be deemed to have warrantcd,
consented 1o, or affirmed the sufficiency, legality, effectiveness, or legal effect of the same,
or of any term, provision, or condition thereof, and such acceptance or approval thereof
shall not be or constitute any warranty or affirmation with respect thereto by Trustee or
Lender.

(e) No Liability of Trustee. Trustee shall not be liable for any error of judgment
or act done by Trustee in good faith, or be otherwise responsible or accountable under any
circumstances whatsoever (including Trustee’s negligence), except for Trustee’s gross
negligence or willful misconduct. Trustee shall have the right to rely on any instrument,
document or signature authorizing or supporting any action laken or proposed to be taken
by Trustee hereunder, believed by Trustee in good faith to be genuine. All moneys received
by Trustee shall, until used or applied as herein provided, be held in trust for the purposes
for which they were received, but need not be segregated in any manner from any other
moneys {except 1o the extent required by law), and Trustee shall be under no lability for
interest on any moneys received by Trustee hereunder. Grantor hereby ratifies and
confirms any and all acts which the herein named Trustee or its siceessor ot SUCCessors,
substitute or substitutes, in this trust, shall do lawfully by virtue herecf. Grantor will
reimburse Trustee for, and indemnify and save Trustee harmless against, any and ail
liability and expenses which may be incurred by Trustee (including as a result of
Trustee’s negligence) in the performance of its duties. The foregoing indemnity shall
not terminate upon discharge of the secured indebtedness or foreclosure. or release ar other
termination, of this Deed of Trust.
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11.2  Number and Gender. Wotds in the singular used herein shall be deemed to include
the plural and words in the plural shall be deemed to include the singular, unless in each instance
the context requires otherwise; and words of any gender shall be deemed to include the masculine,
{eminine and neuter.

11.3  Notices. All notices or other communications required or permitied to be given
pursuant to this Deed of Trust shall be in writing and shall be considered as preperly given (a) if
mailed by first class United States mail, postage prepaid, registered or ceriified with return receipt
requested; (b) by delivering same in person to the intended addressee; (¢) by delivery to a reputable
independent third party commercial delivery service for same day or next day delivery and
providing for evidence of receipt at the office of the intended addressee; or (d) by facsimile to the
addressee with evidence of receipt at the addressee’s facsimile number, if any. Notice so mailed
shall be effective three (3) days after its deposit with the United States Postal Service or any
successor thereto; notice given by personal delivery shall be effective only if and when received
by the addressee; notice sent by such a commercial delivery service shall be effective upon delivery
to the recipient {if sent for same day delivery) or the first business day following delivery to such
commercial delivery service (if for next day delivery); and notice given by other means shall be
effective only if and when received at the office or designated place or machine of the intended
addressee. For purposes of notice, the addresses of the parties shall be as set forth herein; provided,
however, that either party shall have the right to change its address for notice hereunder to any
other location within the continental United States by the giving of ten (10) days’ prior written
notice to the other party in the manner set forth herein.

Grantor hereby requests that a copy of any notice of default and any notice of sale
hereunder be mailed to Grantor at the address set forth on the first page of this Deed of Trust. That
address is also the mailing address of Grantor as debtor under the UCC. Lender’s address given
on the first page of this Deed of Trust is the address for Lender as secured party under the UCC.

11.4 Invalidation of Provisions. Invalidation of any one or more of the provisions of this
Deed of Trust shall in no way affect any of the other provisions hereof, which shall remain in full
force and effect.

11.5 Headings. The captions and headings herein are inserted only as a matter of
convenience and for reference and in no way define, limit, or describe the scope of this Deed of
Trust or the intent of any provision hereof.

11.6 GOVERNING LLAW AND VENUE. THIS DEED OF TRUST SHALL BE
GOVERNED BY, AND CONSTRUED, APPLIED AND ENFORCED IN ACCORDANCE
WITH, THE LAWS OF THE STATE OF NEVADA AND APPLICABLE LAWS OF THE
UNITED STATES OF AMERICA, WITHOUT REGARD TO CONFLICTS OF LAW.
GRANTOR AGREES THAT THIS DEED OF TRUST IS PERFORMABLE IN NYE
COUNTY, NEVADA. GRANTOR STIPULATES THAT CLARK COUNTY, NEVADA, IS
PROPER VENUE FOR ANY ACTION OR PROCEEDING INVOLVING THIS
AGREEMENT, TO THE EXCLUSION OF ALL OTHER VENUES. GRANTOR WAIVES
ANY OBJECTION BASED ON FORUM NON CONVENIENS AND ANY OBJECTION
TO VENUE OF ANY ACTION INSTITUTED UNDER THIS DEED OF TRUST, AND
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CONSENTS TO THE GRANTING OF SUCH LEGAL OR EQUITABLE RELIEF AS IS
DEEMED APPROPRIATE BY THE COURT.

11.7 No Third-Party Beneficiary, Grantor and Lender acknowledge that this Deed of
Trust is made solely for the benefit of the parties hereto and their respective successors and assigns,
and no third party should or may assume that any third-party beneficiary rights are extended or
created hereby.

11.8  Successors and Assigns. The terms, provisions, covenants and conditions hereof
shall be binding upon Grantor, and the heirs, devisees, representatives, successors and assigns of
Grantor (and all references in this Deed of Trust to Grantor shall be deemed to include all such
heirs, devisees, representatives, successors and assigns of Grantor), and shall inure to the benefit
of Trustee and Lender and shall constitute covenants running with the Land. Lender may, from
time to time and without notice to Grantor, assign, participate or otherwise transfer all or any
portion of the Loan secured hereby, the Note, this Deed of Trust (and the lien created hereby) and
the other Loan Decuments (and Lender’s rights and intercsts thereunder), in whole or in part, and
the term “Lender” shall include Lender's successors and assigns and any subsequent holder(s} of
the Note secured hereby or any assignee or transferee thereof whether by operation of law or
otherwise,

11.9 No Usury Intended. Grantor and Lender intend to comply sirictly with applicable
usury laws, All agreements berween Grantor and Lender, whether now existing or hereafter arising
and whether written or oral, are hereby limited so that in no contingency, whether by reason of the
disbursement of the principal amount of the Loan, demand, prepayment or acceleration of the
maturity of the Note or otherwise, shall the interest contracted for, charged, received, paid or
agreed to be paid to Lender (including any other compensation, however denominated, held or
deemed to be interest) exceed the maximum amount of interest permitied under applicable federal
and Nevada law that may be contracted for, charged, received, paid or agreed to be paid to Lender
{(including any compensation, however denominated, held or deemed to be interest) (the
“Maximum Lawful Rate). If, from any circumstance whatsoever, interest (and any compensation,
however denominated, held or deemed to be interest) would otherwise be payable to Lender in
excess of the Maximum Lawful Rate, the interest and any such other compensation payable or
paid to Lender shall be reduced to the Maximum Lawful Rate; and if from any circumstance
Lender shall ever receive interest or anything of value deemed interest by applicable law in excess
of the Maximum Lawful Rate, an amount equal to any such excessive interest shall be applied to
the reduction of the principal of the Note and not to the payment of interest, or if such excessive
interest exceeds the unpaid principal balance of the Note, such excess shall be refunded to Grantor.
All interest (including any other compensation, however denominated, held or deemed to be
interest) paid or agreed to be paid to Lender shall, to the extent permiited by applicable law, be
amortized, prorated, allocated and spread in equal parts through the full stated term of the Note,
including renewals or forbearance periods, so that the rate or amount of interest on the Note shall
not exceed the Maximum Lawful Rate; and in the event the Note is paid in full by Grantor prior to
the end of the full stated term of the Note and the interest (including any other compensation,
however denominated, held or deemed to be interest) received for the actual period of the existence
of the Note exceeds the Maximum Lawful Rate, Lender shall refund to Grantor the amount of the
excess or shall credit the amount of the excess against amounts owing under the Note. Grantor
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Grantor will provide written notice to Lender, advising Lender in reasonable detail of the nature
and amount of the violation, and Lender shall have sixty (60) days after receipt of such notice in
which to correct such usury violation, if any, by either refunding such excess interest to Grantor
or crediting such excess interest against the Note and/or any other indebtedness then owing by
Grantor to Lender.

11.10 WAIVER OF JURY TRIAL. AS A SPECHICALLY BARGAINED
INDUCEMENT FOR. LENDER TG MAKE THE LOAN TO GRANTOR, TO THE FULLEST
EXTENT NOW OR HEREATTER PERMITTED BY LAW, GRANTOR AND LENDER
HEREBY WAIVE TRIAL BY JURY IN ANY ACTION, PROCEEDING OR COUNTERCLAIM
BROUGHT BY GRANTOR OR LENDER AGAINST THE OTHER TO ENFORCE THIS DEED
OF TRUST, TO COLLECT DAMAGES FOR THE BREACH OF THIS DEED OF TRUST, OR
WHICH IN ANY OTHER WAY ARISE OUT OF, ARE CONNECTED TO OR ARE RELATED
TO THIS DEED OF TRUST. ANY SUCH ACTION SHALL BE TRIED BY THE JUDGE
WITHOUT A JURY.

11.11 ENTIRE AGREEMENT. THE NOTE, THIS DEED OF TRUST AND THE
OTHER LOAN DOCUMENTS CONTAIN THE FINAL, ENTIRE AGREEMENT BETWEEN
THE PARTIES HERETO RELATING TO THE SUBJECT MATTER HEREOF AND THEREOF
AND ALL PRIOR AGREEMENTS, WHETHER WRITTEN OR ORAL, RELATIVE HERETO
AND THERETO WHICH ARE NOT CONTAINED HEREIN OR THEREIN ARE
SUPERSEDED AND TERMINATED HEREBY. THE NOTE, THIS DEED OF TRUST AND
THE LOAN DOCUMENTS MAY NOT BE CONTRADICTED BY EVIDENCE OF PRIOR,
CONTEMPORANEOQOUS, OR SUBSEQUENT ORAL AGREEMENTS QR DISCUSSIONS OF
THE PARTIES HERETO, EXCEPT AS INCORPORATED IN WRITING INTO THE LOAN
DOCUMENTS, THERE ARE NO REPRESENTATIONS, UNDERSTANDINGS,
STIPULATIONS, AGREEMENTS OR PROMISES, ORAL OR WRITTEN, WITH RESPECT
TO THE MATTERS ADDRESSED IN THE LOAN DOCUMENTS.

11.12 No Waiver by Lender or Trustee. No course of dealing or conduct by or among
Lender, Trustee and Grantor shall be effective to amend, modify or change any provisions of this
Deed of Trust or the other Loan Documents. No failure or delay by Lender or Trustes to insist
upon the strict performance of any term, covenant or agreement of this Deed of Trust or of any of
the other Loan Documents, or to exercise any right, power or remedy consequent upon a breach
thercof, shall constitute a waiver of any such term, covenant or agreement or of any such breach,
or preclude Lender or Trustee from exercising any such right, power or remedy at any later time
or times. By accepting payment after the due date of any of the secured indebtedness, neither
Lender nor Trustee shall be deemed to waive the right cither to require prompt payment when due
of all other secured indebtedness, or to declare an Event of Default for failure 10 make prompt
payment of any such other secured indebtedness. Neither Grantor nor any other person now or
hercafier obligated for the payment of the whole or any part of the secured indebtedness shall be
relieved of such liability by reason of (a) the failure of Lender to comply with any request of
Grantor or of any other Person to take action to foreclose this Deed of Trust or otherwise enforce
any of the provisions of this Deed of Trust, or (b) any agreement or stipulation between any
subsequent owner or owners of the Property and Lender, or (¢) Lender’s extending the time of
payment or modifying the terms of this Deed of Trust or any of the other Loan Documents without
first having obtained the consent of Grantor or such other Person, Regardless of consideration,
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and without the necessity for any notice to or consent by the holder of any subordinate Lien on the
Property, Lender may release any Person at any time liable for any of the secured indebtedness or
any part of the security for the Obligations and may extend the time of payment or otherwise
modify the terms of this Dced of Trust or any of the other Loan Documents without in any way
impairing or affecting the lien of this Deed of Trust or the priority of this Deed of Trust over any
subordinate lien. The holder of any subordinate Lien shall have no right to terminate any Lease
regardless of whether or not such Lease is subordinate to this Deed of Trust. Lender may resort to
the security or collateral described in this Deed of Trust or any of the other Loan Docwinents in
such order and manner as Lendet may elect in its sole discretion.

11.13 Attorneys’ Fees; Hxpenses. Grantor shall reimburse Lender for all attorneys’ fees
and expenses, and all other costs and expenses, arising from and after the date hereof, incurred by
Lender in connection with the enforcement of Lender’s rights under this Agreement and each of
the other Loan Documents, including, without limitation, attorneys’ fees and expenses and other
costs and expenses for trial, appellate proceedings, out-of-court negotiations, workouts and
settlements, and for enforcement of rights under any state or federal statule, including, without
limitation, attorneys’ fees, costs and expenses incurred in bankruptey and insolvency proceedings
such as (but not limited to) in connection with seeking relief from stay in a bankruptcy proceeding.
The term “expenses,” as used in the preceding sentence, includes any expenses incurred by Lender
in connection with any of the out-of-court, state, federal or bankrniptcy proceedings referenced
above, including but not limited to the fees and expenses of any appraisers, consullants and expert
witnesses retained or consulted by Lender in connection with any of those proccedings. Lender
shall also be entitled to its attormeys’ fees, costs and expenses incurred in any post-judgment
proceedings to collect and enforce the judgment. Grantor will upon demand pay to Lender the
amount of any and all expenses, including the fees and expenses of its counsel and of any experts
and agents, which Lender may incur in connection with (a) the administration of this Agreement,
(b) the custody or preservation of,, or the sale of, collection from, or other realization upon, any of
the Property, (¢) the exercige or enforcement of any of the rights of Lender hereunder, and/or
(d) the failure by Grantor to perform or observe any of the provisions hereof. This provision is
separate and severable and shall survive the merger of this Agreement into any judgment on this
Apreement.

11.14 INDEMNIFICATION. GRANTOR HEREBY ACKNOWLEDGES AND
AGREES THAT THIS DEED OF TRUST CONTAINS CERTAIN INDEMNIFICATION
PROVISIONS, INCLUDING, BUTNOT LIMITED TO, SECTIONS 4.19,9.2and 11.1 HEREOF
WIIICH MAY, IN CERTAIN INSTANCES, INCLUDE INDEMNIFICATION BY GRANTOR
OR OTHERS AGAINST LENDER’S OR TRUSTEE’S OWN NEGLIGENCE.

11.15 Subrogation. Lender shall be subrogated, for further security, to the lien, although
rclcased of record, of any and all encumbrances paid out of the proceeds of the loan evidenced by
the Loan Documents.

[SIGNATURE PAGE FOLLOWS]
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EXECUTED effective as of the date first above written.
GRANTOR:

FRONT SIGHT MANAGEMENT, LLC
a Nevada limited liability company

By:

e =__=*_‘.=

<. -

M-—q__ |
STALE OF CALIFORNIA )
) 8§
COUNTY )

“Ignatius.Pftzza, Manager
.
On , before me, , Notary Public,

personally appeared IgnatiisPiazza, Manager, Front Sight Management, LLC, a Nevada limited
liability company, who proved toswe on the basis of satisfactory evidence to be the person(s) whose
name(s) is/are subscribed to the wi instrument and acknowledged to me that he/she/they
executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s)
on the instrument the person(s), or the entity upon behalf of which the person(s) acted, executed
the insttument.

I certify under PENALTY OF PERJURY under the laws of t
foregoing paragraph is truc and correct,

state of Califomia that the

Witness my hand and official seal. **Please See Attach**

[Seal] -X California Ackaiwledgment
(Signature) —— California Jurat
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A notary public or other officer completing this

certificate verifies only the identity of the

individual who signed the document to which this

certificate is attached, and not the truthfulness,
_accuracy, or validity of that document,

STATEOF_ Ceels Fo ¥ yicn )
COUNTY OF __ S FlrencdsSieo

On _Q_GT- ol , 20,{@ before me, T’) Fa ke
r__ , a Notary Public in and for said County and State,
personally appeared, / ?cé Yot/ *_MS_,QM Z20a
NS s N A
/N )& A . who proved to me on the
basis of satisfactory evidence to be the person(s) whase namges) is/are subscribed to the within
instrument and acknowledged to me that he/shefhey exccuted the same in his/herftheir
authorized capacity(es), and that by his/her/tiieir signature(sy on the instrument the person(s, or
the entity upon behalf of which the person(s) acted, executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.

I &5 ‘;0;9. FAKERI
WITNESS my hand and official seal. SEEZEIRY Notary bl Gt 3

San Maleo Gnu_nlg’
6.

M . ~ : Tl‘l. -— m.comm' E_xp'rres Feb‘ &w"

Signature:

(Notary Seal)
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EXHIBIT “A”
LEGAL DESCRIPTION

PARCEL 1:

A TRACT OF LAND BEING A PORTION OF TRACT 38, OF THE FRACTION TOWNSHIP
22 SOUTH, RANGE 54 EAST, M.D.M, AS SHOWN BY THE INDEPENDENT RE-SURVEY
AND SURVEY WITH TRACT SEGREGATION FILED WITH THE BUREAU OF LAND
MANAGEMENT ON MAY 10, 1935, ALL SITUATED IN NYE COUNTY, NEVADA, MORE
PARTICULARLY DESCRIBED AS FOLLOWS:

BEGINNING AT THE NORTH BOUNDARY CORNER OF THE MOST EASTERLY
BOUNDARY LINE OF SAID TRACT 38, BEING THE CORNER KNOWXN AS "AP1]1" OF
TRACT 38 AS SHOWN BY SAID BUREAT OF LAND MANAGEMENT SURVEY;
THENCE ALONG THE BOUNDARY LINES OF SAID TRACT 38 ON THE FOLLOWING
THREE (3) COURSES: 1) SOUTH 89° 55' 56" WEST, 1318.50 FEET;

THENCE 2) NORTH 00° 48' 15" WEST, 1309.00 FEET;

THENCE 3) NORTH 8%° 19' 08" WEST, 1310.94 FEET,

THENCE SOUTH 07° 25" 58" WEST, 864.51 FEET; SOUTH 51° 50' 25" EAST, 540.22 FEET;
THENCE SOUTH 85° 06" 44" EAST, 391.56 FEET, SOUTH 44° (7" 13" EAST, 886.99 FEET;
THENCE SOUTH 32° 07" 51" EAST, 909.73 FEET TO A POINT ON THE BOUNDARY LINE
OF SAID TRACT 38;

THENCE SOUTH 89° 59" 28" EAST ALONG SAID BOUNDARY LINE OF TRACT 38,
861.95 FEET; THENCE NORTH €0° 48' 57" WEST ALONG SAID BOUNDARY LINE OF
TRACT 38, 1308.90 FEET TO THE POINT OF BEGINNING.

MORE COMMONLY KNOW AS: LOT 1 PER RECORD OF SURVEY FOR BOUNDARY
LINE ADJUSTMENT MAP, FILE NUMBER 645836, RECORDED DECEMBER 28, 2005.

NOTE: THE ABOVE METES AND BOUNDS DESCRIPTION APPEARED PREVIOUSLY IN
THAT CERTAIN DOCUMENT RECORDED DECEMBER 28, 2005 AS INSTRUMENT NO.
645837, OF OFFICIAL RECORDS, NYE COUNTY, NEVADA.

PARCEL 2:

A TRACT OF LAND BEING A PORTION OF TRACT 38, OF THE FRACTION TOWNSHIP
22 SOUTH, RANGE 54 EAST, M.D.M. AS SHOWN BY THE INDEPENDENT RE-SURVEY
AND SURVEY WITH TRACT SEGREGATION FILED WITH THE BUREAU OF LAND
MANAGEMENT ON MAY 10, 1935, ALL SITUATED IN NYE COUNTY, NEVADA, MORE
PARTICULARLY DESCRIBED AS FOLLOWS:
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COMMENCING AT THE NORTH BOUNDARY CORNER OF THE MOST EASTERLY
BOUNDARY LINE OF SAID TRACT 38, BEING THE CORNER KNOWN AS "AP11" OF
TRACT 38 AS SHOWN BY SAID BUREAU OF LAND MANAGEMENT SURVEY;
THENCE ALONG THE BOUNDARY LINES OF SAID TRACT 38 ON THE FOLLOWING
THREE (3} COURSES: 1) SOUTH 89° 55 56" WEST, 1318.50 FEET TO "AP12" OF SAID
TRACT 38,

THENCE 2) NORTH 00° 48' 15" WEST, 1309.00 FEET TO "AP13" OF SAID TRACT 38;
THENCE 3) NORTH 89° 19’ 08" WEST, 1310.94 FEET TO THE POINT OF BEGINNING OF
THE

TRACT OF LAND DESCRIBED HEREIN;

THENCE SOUTH 07° 25' 58" WEST, 864.51 FEET; SOUTH 51° 50" 25" EAST, 540.22 FEET;
THENCE SOUTH 85° 06' 44" EAST, 391.56 FEET; SOUTH 44° 07 13" EAST, 8386.99 FEET;

THENCE SOUTH 32° 07 51" EAST, 909.73 FEET TO A POINT ON THE BCUNDARY LINE
OF SAID TRACT 38,

THENCE ALONG SAID BOUNDARY LINE OF TRACT 38 ON THE FOLLOWING ELEVEN
(11)

COURSES: 1) NORTH 89° 59' 28" WEST, 456.95 FEET;

THENCE 2) SOUTH 060° 19" 21" EAST, 2632.07 FEET;

THENCE 3) NORTH 89° 43' 00" WEST, 2650.149 FEET;

THENCE 4) NORTH 00° 00" 22" WEST, 2637.91 FEET;

THENCE 5) NORTH 89° 33" 52" WEST, 2645.16 FEET;

THENCE 6) NORTH 00° 21" 41" EAST, 2638.39 FEET;

THENCE 7) SOUTH 89° 18' 43" EAST, 1303.09 FEET;

THENCE 8) NORTH 01° 14' 10" EAST, 1318.86 FEET;

THENCE 9) SOUTH 88° 45" 59" EAST, 1266.00 FEET;

THENCE 10) SOUTH 00° 32' 57" EAST, 1307.62 FEET;

THENCE 11) SOUTH 89° 19 08" EAST, 1302.28 FEET TO THE POINT OF BEGINNING.

MORE COMMONLY KNOW AS: LOT 2 PER RECORD OF SURVEY FOR BOUNDARY
LINE ADJUSTMENT MAP, FILE NUMBER 645836, RECORDED DECEMBER 28, 2005.

NOTE: THE ABOVE METES AND BOUNDS DESCRIPTION PREVIOUSLY APPEARED IN
THAT CERTAIN DOCUMENT RECORDED DECEMBER 28, 2005 AS INSTRUMENT NO.
645838 OF NYE COUNTY, NEVADA.

End of Legal Description
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DOC #886510

Official Records Nye County NV

ﬂﬂﬂ 045 - HE )G S dany C),é Deborah Beatty - Recorder
AFTER RECORDING, RETURN TO: ) Raquested By: FNTG NCS (LAS VEGAS) |

ROBERT DZIUBLA , X
LAS VEGAS DEVELOPMENT FUND, LLC Secoédrnfg Fe_‘?‘ ?;35»_{]0
916 SOUTHWOOD BLVD., SULTE 1€ on Confarmity Fee: $
INCLINE VILLAGE, WV 89450 Page 1 of 6

Space above this line for Recorder’s use

FIRST AMENDMENT TO CONSTRUCTION DEED OF TRUST, SECURITY
AGREEMENT AND FIXTURE FILING

This Document serves as a Fixture Filing under the Uniform Commercial Code, as amended
from time to time, covers goods that are or become fixtures on the land, and is to be filed i
the veal property records of Nye County, Nevada.

THIS FIRST AMENDMENT TO CONSTRUCTION DEED OF TRUST,
SECURITY AGREEMENT AND FIXTURE FILING (this “First Amendment”) is made and
entered into effective as of July 1, 2017 (the “Effective Date”) by FRONT SIGHT
MANAGEMENT, LLC, a Nevada limited liability company (“Grantor”), whose address is |
Front Sight Road, Pahrump, Nevada 89061, to Chicago Title Company (“Trustee’) whose address
is 723 S. Figueroa Street, Suite 200, Los Angeles, California 90017, for the benefit of Las Vegas
Development Fund LLC, a Nevada limited liability company (“Lender”), as beneficiary, whose
address is P.O. Box 3003, 916 Southwood Blvd., Suite 1G, Incline Village, Nevada 89450. Lender
and Grantor and their respective permitted successors and assigns are sometimes referred fo in this
First Amendment individually as 2 “Party” and collectively as the “Parties™.

RECITALS

A, Lender and Borrower entered into that certain Construction Loan Agreement dated
as of October 4, 2016 (the “Original Loan Agreement”). Pursuant to the Original Loan
Agreement, Borrower executed a Promissory Note dated October 6, 2016 (the “Original Note™)
and a Construction Deed of Trust, Security Agreement, Assignment of Leases and Rents and
Fixture Filing dated October 6, 2016 and recorded under Document #860867 on October 13, 2016
in the Official Records of Nye County, Nevada (the “Original Deed of Trust”). The Original
Loan Agreemert was amended by a First Amendment to Loan Agreement effective as of July 1,
2017 (the Original Loan Agreement as modified by such amendment is referred to collectively as
the “Loan Agreement™) and the Original Note was replaced and superseded by an Amended and
Restated Promissory Note effective as of July 1, 2017 (the “Promissory Note™). The Original
Deed of Trust as amended by this First Amendment to Deed of Trust is referred to herein as the

“Deed of Trust”.
BV SIS BEN OO TR _
‘ GHICABO TITLE AS AN ACCOMMODATION O3y Signed in
WITH KD LIABILITY Counterpart

Reccrded By: MJ RPTT:$0
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A 045 HE)7 S Ay K
RECORDING REQUESTED BY: )
AFTER RECORDING, RETURN TO: )
ROBERT DZIUBLA
LAS VEGAS DEVELOPMENT FUND, LLC

916 SOUTHWOOD BLVD., SUITE 16
INCLINE VILLAGE, NV 89450

Space above this line for Recorder’s use

FIRST AMENDMENT TO CONSTRUCTION DEED OF TRUST, SECURITY
AGREEMENT AND FIXTURE FILING

This Document serves as a Fixtare Filing under the Uniform Commercial Code, as amended
from time to time, covers goods that are or become fixtures on the land, and is te be filed in
the real property records of Nye Counaty, Nevada.

THIS FIRST AMENDMENT TO CONSTRUCTION DEED OF TRUST,
SECURITY AGREEMENT AND FIXTURE FILING (this “First Amendment™) is made and
entered into effective as of July 1, 2017 (the “Effective Date”) by FRONT SIGHT
MANAGEMENT, LLC, a Nevada limited liability company (“Grantor™), whose address is 1
Front Sight Road, Pahrump, Nevada 89061, to Chicago Title Company (*“Trustee”) whose address
is 725 8. Figueroa Street, Suite 200, Los Angeles, California 30017, for the benefit of Las Vegas
Development Fund LLC, a Nevada limited liability company (“Lender™), as beneficiary, whose
address is P.O. Box 3003, 916 Southwood Blvd., Suite 1 G, Incline Village, Nevada 89450. Lender
and Grantor and their respective permitted successors and assigns are sometimes referved to in this
First Amendment individually as a “Party” and collectively as the “Parties”.

RECITALS

A, Lender and Borrower entered into that certain Construction Loan Agreement dated
as of October 4, 2016 (the “Original Loan Agreement”). Pursuant to the Original Loan
Agreement, Borrower executed a Promissory Note dated October 6, 2016 (the “Original Note™)
and a Coustruction Deed of Trust, Security Agreement, Assignment of Leases and Rents and
Fixture Filing dated October 6, 2016 and recorded under Document #860867 on October 13, 2016
in the Official Recotds of Nye County, Nevada (the “Original Deed of Trust”). The Original
Loan Agreement was amended by a First Amendment to Loan Agreement effective as of July 1,
2017 (the Original Loan Agreement as maodified by such amendment is referred to collectively as
the “L.oan Agreement”) and the Original Note was replaced and superseded by an Amended and
Restated Promissory Note effective as of July 1, 2017 (the “Promissery Note™). The Original
Deed of Trust as amended by this First Amendment to Deed of Trust is referred to herein as the
“Deed of Trust”.

;Zzia 1360 IS B4 jecan

CHBABO TILE 4541 COO00ATON 1 Signed in

BATHED LARILITY ‘ Counterpart

4156



B. The Parties desire to amend the Original Deed of Trust to modify the rights and
obligations of ihe Parties as further set {orth below.

AGREEMENT

NOW THEREFORE, in consideration of the foregoing Recitals, which are hereby
incorporated into the operative provisions of this First Amendment by this reference, and other
good and valuable consideration, the receipt and sufficiency of which are hereby acknowledged,
the Parties amend the Original Deed of Trust as follows:

1. Defined Terms. Initially capitalized terms not defined herein shall have the
respective meanings assigned to such terms in the Original Deed of Trust.

2. Amendment and Restatement of Article I of the Original Deed of Trusi.
Article 1 of the Original Deed of Trust is hereby amended and restated from and after the Effective
Date as follows:

“ARTICLE]
The Loan

I. Loan. The indebtedness secured by this Deed of Trust is the result of a loan in the
original principal amount of up to Fifty Million Dollars $50,000,000 (the “Loan™)
ptovided by Lender to Grantor. The Loan is evidenced by (a) that certain Construction
Loan Agreement dated October 6, 2016, by and between Grantor and Lender, as
amended by that certain First Amendment to Loan Agreement (as amended, together
with any further extensions, revisions, modifications or amendments thereto, the “Loan
Agreement”), dated as of the Effective Date, by and between Grantor and Lender, and
(b) that certain Amended and Restated Promissory Note executed dated as of the
Effective Date, by Grantor, payable to the order of Lender in the maximum original
principal amount of the Loan (together with any extensions, revisions, modifications or
amendments hereafter made, the “Note™).”

s Agreement Ratified. Except as specifically amended or modified herein, each and
every term, covenant, and condition of the Deed of Trust as amended is hereby ratified and shall
remain in full force and effect.

4. Governing Law. This insttument shall be interpreted and construed in accordance
with the laws of the State of Nevada.

5. Binding Agreement. This First Amendment shall be binding upon and inure to the
benefit of the Parties hereto and their respective successors and permitted assigns.

6. Counterparts. This First Amendment may be executed I two or more
counterparts, each of which shall be deemed an original, but all of which together shall constitute
one and the same document.

[SIGNATURES APPEAR ON FOLLOWING PAGE]/?Q

4157



IN WITNESS WHEREOF, Lender and Borrower have signed this First Amendment as of
the First Amendment Effective Date.

BORROWER:

FRONT SIGHT MANAGEMENT, LLC,
A Nevada Limited Liability Company

By: !( . ! N /A-\'
v T
Name: Ignatius P

Title: Manager

LENDER:

LAS VEGAS DEVELOPMENT FUND, LLC,
A Nevada Limited Liability Company

By: /%E\v/

7
Name: 0 A,/r?‘ @:Z/f//é PLEASE SEE ATTACHED
( // . — ;:Aumnum ALLPURPORE
Title: 7_%&5/ ot E Cf CKNOWLEDGEMENT FoRm
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CALIFORNIA ALL-PURPOSE ACKNOWLEDGMENT CIVIL CODE § 1139

A notary public ar other officer completing this certificate verifies only the identity of the individual who sigred the document
to whieh this cerlificata is attached, and not the truthfulness, accuracy, o validity of that document.

State of California }
County of édruwma. .
/Udv‘, /‘C/ eal7 before me, Jo wa -v‘ *// Al \/4:’47 ;?J;/ﬂ
Dcre Here Insen‘ Nome and Title of the! i Officer

personally appeared 7—1" Al ‘Ilf s /4/!-/'/4-911/-4- ;D.' B2 /4

Nam?ﬂ.’} & Sagnerﬁ)’

who proved to me on the basis of satisfactory evidence to be the perscn,{s)’whose name/(a')’iafgyé subscribed
to the within instrument and acknowledged to me that he/;i‘ﬁa{t y executed the same in I;Ll;@é?tl}aﬂ
authorized capacity(ig€), and that by his/ n‘tb,e(r signatureésf on the instrument the personks], or the entity
_upon behalf of which the persoryﬂ acted, executed the inStrument.

| certify under PENALTY OF PERJURY under the
laws of the State of California that the faregoing
paragraph is true and correct.

JOHN A, RUSSELL
Notary Public - Cahifornia
Sonoma Gounty
Commission # 2171851
My Gomm, Expires Nov 13, 2020

z
z
B

WITNESS my hand and official seal.

/7 / /4!/2 a4 .

S1gnature s

Place Notary $eal and/or Stomp Above LA Signoture of Notary Public

OPTIONAL

Completing this information can deter akteration of the document or
fraudulent reaftachment of this form to on unintended document,

Description of Attached Decurment
Title or Type of Document:
Document Date: f!// ‘//?a." Vi

Signer(s} Other Than Named Above:

Te Cdv(‘éﬂ& r‘lét'zh- bt"i’t{;&‘gﬁ’ucﬂz S‘t (T ""ﬁ

3 I S R J;"l‘-‘fm = Tro 4
2t i NumberofPages: =

Capacity{ies) Clalmed by Signer(s)

Signer's Name: Signer's Name:

O Corporate Officer — Titie(s): O Corporate Officer — Title{s):

O Partner — G Limited Q General O Partner — O Limited O General

O Individual - ' 0O Attarney in Fact 0O Individual 0O Attorney in Fact

O Trustes O Guardian of Conservator O Trustee 0. Goardian of Conservator
O Other: O Other

Signer is Representing: Signer is Representing:

©D2017 Nationai Natary Assodation
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IN WITNESS WHEREOF, Lender and Borrower have signed this First Amendment as of

the First Amendment Effective Date.
BORROWER:

FRONT SIGHT MANAGEMENT/LLC.
A Nevada Limited Liability C

By:

Name: Ignatius Piazza

Title: Manager

LENDER:

LAS VEGAS DEVELOPMENT FUND, LLC,

A Nevada Limited Liability Company

Name: ﬂ,-y DZJ#%
Title: ﬁ,j,%/y | W
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ACKNOWLEDGMENT

A notary public or other officer completing this
certificate verifies only the identity of the individual
who signed the document to which this certificate is
attached, and not the truthfulness, accuracy, or
validity of that document,

State of Ca%}mia
County of s /7-¢90 )

On Jarvery b 203 befare me, Tj{c r- CffrwrthJ%' nofasg potiet
i (insert name and title of the officer)

personally appeared [l pberF U . P2ivbla

who proved to me on the basis of satisfactory evidence to be the person(s) whose name(s) is/aré
subscribed to the within instrument and acknowledged to me lhat@e}sp’elihey executed the same in
ll@}fer_ltheir authorized capacity(iieé). and that by:;h_i_s}he?{):_he%r signature(s)on the instrument the
personr(s'), or the entity upon behalf of which the person(s) acted, executed the instrument.

| certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing
paragraph is true and correct. '

TYLER GAWRONSKI &

Comm. 2166736
NOTARY PUBLIC-CALIFORNIA U]
34N Digco County -

My Couw, Exp, O¢1. 3, 2000 "“

WITNESS my hand and official seal.

e
-, 7
(._4- ) &g’-' ». ———
Signatun.:./ U ;/( (Seal)
g
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CONSTRUCTION LOAN AGREEMENT
by and between

FRONT SIGHT MANAGEMENT L1L.C
a Nevada limited liability company
as Borrower

and

LAS VEGAS DEVELOPMENT FUND LLC,
a Nevada limited liability company,
as Lender

Dated: October 6, 2016

4847.9752-5523.5
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CONSTRUCTION LOAN AGREEMENT

THIS CONSTRUCTION LOAN AGREEMENT (this “Agreement”) is made and
entered into this Fourth day of October, 2016, by and between FRONT SIGHT
MANAGEMENT LLC, a Nevada limited liability company (“Berrower”), and LAS VEGAS
DEVELOPMENT FUND, LLC, a Nevada limited liability company (Lender™), with respect to
the following facts:

RECITALS

A. Borrower has requested that the Lender provide the Loan (as hereinafter defined)
to Borrower in the principal sum of up to SEVENTY-FIVE MILLION DOLLARS
($75,000,000) for the purpose of paying off Existing Liens (as hereinafter defined) and financing
the construction of the Improvements (as hereinafter defined) in accordance with the Budget (as
hereinafter defined).

B. Borrower has secured, or will endeavor to secure, financing for the remaining
costs of the Project (as hereinafter defined) as follows: (1) other equity contributions from
Borrower in the amount of $75,000,000, in the aggregate, on the date the Loan is made, which
includes the enterprise value of Borrower’s primary business operation, Front Sight Firearms
Training Institute (“FSFTI™), which enterprise value was determined by Bring & Company, Inc.
to be $50,000,000 on September 21, 2015, (2) Borrower's equity in the land on which the Project
will be located, as well as the land and improvements on the adjacent parcel which is the focation
of the existing FSFTI, which land is currently encumbered, infer alia, by a deed of trust with a
current outstanding balance of approximately $4,661,446.07 as of September 10, 2016, and (3)
such additional construction financing as may be secured by Borrower at a date subsequent to the
date of this Agreement, with the understanding that any and all liens securing such additional
construction financing will be superior to the liens securing the Loan evidenced by this
Agreement. The land on which the Project will be located has an appraised value of $25,000,000.
The enterprise value of FSFTI and the value of the land and improvements thereon are referred

to collectively as the “Borrower’s Equity™.

C. Based upon (a) the efforts made by Lender to comply with the rules and
regulations promulgated under the EB-5 Program (as bereinafter defined) and (b) the matenials
and submissions developed by Lender, the Loan has been structured for the payment of costs
relating to the development of the Project as set forth in the Budget approved by Lender.

NOW, THEREFORE, in consideration of the mutual covenants and agreements
hereinafter set forth, and for other good and valuable consideration, the receipt and sufficiency of
which are hereby acknowledged, the parties hereto agree as follows:

DEFINITIONS

For purposes of this Agreement, the following terms shall have the following respective
meanings, unless expressly established otherwise:
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“Accessibility Regulation” means any federal, state or local law, statute, code,
ordinance, rule, regulation or requirement, including, without limitation, under the United States
Americans With Disabilities Act of 1990, as amended (the “ADA”), relating to accessibility to
facilities or properties for disabled, handicapped and/or physically-challenged persons, or other
persons covered by the ADA.

“Advances” means (i} any portion of the Loan advanced by Lender to or for the benefit
of Borrower in accordance with Article 1l of this Agreement; (it) any advance by Lender to
protect the Project or the lien of the Loan Documents, including Protective Advances; and (iii)
any other advance by Lender required or permitted under this Agreement.

“Affiliate” means any Person, together with any other Person directly or indirectly
controlling, controlled by or under common control with such Person. A Person shall be deemed
to control another Person if the controlling Person (i) owns 25% or more of the voting securities
(or other ownership interests) of the controlled Person, or (ii) possesses, directly or indirectly, the
power to direct or cause the direction of the management or policies of the controlled Person,
whether through ownership of stock, by contract or otherwise.

“Agreement” means this Construction Loan Agreement, including any amendments
and/or supplements hereto executed by and between Borrower and Lender.

“Anti-Terrorism Laws” means any laws relating to terrorism or money laundering,
including Executive Order No. 13224, the USA Patriot Act, the Laws comprising or
implementing the Bank Secrecy Act, and the Law administered by the United States Treasury
Department’s Office of Foreign Asset Control (as any of the foregoing Laws may from time to
time be amended, renewed, extended, or replaced).

“Architect’s_Agreement” means that certain agreement to be entered into by and
between Borrower and the Project Architect for design of the construction work with respect to
the Improvements and other services related to the same.

“Blocked Person” has the meaning assigned to it in Section 4.26(b).

“Borrower” has the meaning assigned 1o it in the introductory paragraph hereof.

“Borrower Equity” means other equity contributions from the Borrower as described in
Recital B above.

“Borrower Operating Agreement” means that certain Amended and Restated Operating
Agreement dated February 16, 2012.

“Borrower’s Organizational Documents™ means all formation documents of Borrower,
including the LL.C-1, including any amendments thereof and supplements thereto.

“Budget” means an itemized statement of actual and estimated costs to be incurred by
Borrower with respect to the construction of the Improvements, and other non-construction costs
relating to the Project and Borrower’s business operations as set forth in Exhibit A, attached
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hereto and made a part hereof, signed and sworn to by Borrower, as the same may be amended or
supplemented from time to time, specifically allocated to be paid with Loan proceeds.

“Business Day” means any day other than a Saturday, a Sunday, or a legal holiday on
which banks in Las Vegas, Nevada, are not open for business.

“Closing Date” means the date that this Agreement is executed, which shall be the date
on or about which Lender reasonably anticipates making the initial Advance to the Borrower
pursuant to the terms and conditions of this Agreement.

“Code” means the Internal Revenne Code of 1986, as amended.

“Collateral” means {a) all of the collateral covered by the Deed of Trust, this Agreement
or any other Loan Document, and (b) all accessions to, substitutions for and replacements,
products and proceeds of any of the foregoing, including, but not limited to, proceeds of any
insurance policies, claims against third parties, and condemnation or requisition payments with
respect to all or any of the foregoing.

“Commencement Date” means the date following installation of the required
infrastructure on the Land and on which construction of the buildings that will constitute the
Front Sight Resort and Vacation Club units commences.

“Commitment” means an amount not to exceed seventy five million dollars
($75,000,000). Such Commitment shall be reduced by any principal payments made by or on
behalf of Borrower or any principal reductions otherwise required under and pursuant to the
Loan Documents,

“Completion” means that (i) such portion of the Improvements are substantially
completed in accordance with the Plans, as reasonably approved by Lender, paid for in full, free
of all mechanics’, labor, materialmen’s and other similar lien claims, and substantial completion
has been certified by the Project Architect; (ii) a certificate of substantial completion for such
Improvements has been signed by Borrower delivered to Lender; (iif) Lender has received
acceptable evidence that all Govemmental Requirements and all private restrictions and
covenants relating to such Improvements have been complied with or satistied (if applicable) and
that final certificates of occupancy for such Improvements, if applicable, have been issued by ail
appropriate governmental authorities; and (iv) the requirements in Section 5.7 have been
satisfied.

“Completion Date” means the date that is no later than thirty-six (36) months from the
Commencement Date. The Completion Date shall be subject to extensions for delays resulting
from Force Majeure (as defined herein), provided, that Borrower gives written notice to Lender
immediately upon becoming aware of the occurrence of any Force Majeure condition and,
provided further, that the aggregate period of any and all such Force Majeure delays shall not
exceed ninety (90) days.
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“Contractor” means any person, party or entity which has a contract or subcontract
under which payment may be required for any work done, material supplied or services
furnished in connection with acquiring, constructing, financing, equipping and/or developing the
Project.

“Control” means the power to direct or cause the direction of the management and
policies of a Restricted Party or any other Person, directly or indirectly, whether through the
ownership of voting securities or other beneficial interests, by contract or otherwise.

“Deed of Trust” means the Deed of Trust, Assignment of Leases and Rents, Security
Agreement and Fixture Filing of even date herewith, encumbering the Project, executed by
Borrower in favor of Lender to secure the Loan, including any amendments, modifications
and/or supplements thereto.

“Defaunlt” means any event which, with the giving of notice to Borrower or the lapse of
time, or both, would constitute an Event of Default.

“Default Rate” means the lesser of five percent (5%) per annum in excess of the Loan
Rate or the maximum lawful rate of interest which may be charged, if any.

“Draw Request” means 2 spreadsheet summary of the Budget, provided by Bomrower for
an Advance of Loan proceeds under this Agreement in the form of Exhibit B attached hereto,
together with a Draw Request Certification. General Contractor shall be signatory to each Draw
Request to acknowledge its approval of the terms therein.

“Draw Request Certification” means a certification from Barrower to accompany all
Advances for Loan proceeds under this Agreement, in the form of Exhibit C attached hereto.

“EB-5 Informatien” means such documents, certificates, and accounting information
required to be submitted by Borrower to Lender pursuant to Article V(A), Section 5.10 hereof
for purposes of documenting compliance by Borrower with certain aspects of this Agreement
and the EB-5 Program.

“EB-5 Investors™ has the meaning assigned to it in Section 1.7(b).
“EB-5 Program” has the meaning assigned to it in Section 1.7(b).

“Environmental Impact Study” means the Phase 1 Environmental Impact Study
previously delivered to Lender and prepared by GeoTek, Inc., and dated as of February 2, 2012.

“Environmental Law” means all federal, state, regional, county and local statutes,
regulations, ordinances, rules, regulations and policies, all court and administrative orders and
decrees and arbitration awards, and the comumon law, which pertain to environmental matters or
contamination of any type whatsoever, including, but not limited to, those relating to the
presence, manufacture, processing, use, distribution, treatment, storage, disposal, generation or
transportation of Hazardous Substances; air, water (including surface water, groundwater, and
stormwater) or soil (inchuding subsoil) contamination or pollution; the presence or Release of
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Hazardous Substances, protection of wildlife, endangered species, wetlands or natural resources;
health and safety of employees and other persons; and notification requireiments relating to the
foregoing, including, without limitation, the following statutes, and regulations adopted
thereunder: the Comprehensive Environmental Response, Compensation and Liability Act, as
amended by the Superfund Amendments and Reauthorization Act of 1986, 42 U.S.C. § 9601 et
seq. (“CERCLA"); the Solid Waste Disposal Act, as amended by the Resource Conservation
Recovery Act and the Hazardous and Solid Waste Amendments of 1984, 42 U.S.C. § 6901 et
seq. (“RCRA™); the Federal Water Pollution Control Act, as amended by the Clean Water Act of
1977, 33 US.C. § 1251 et seq.; the Clean Air Act, as amended, 42 U.S.C. § 7401 et seq.; the
Toxic Substances Control Act, 15 U.S.C. § 2601 et seq. (“TSCA™); the Safe Drinking Water
Act, 42 U.S.C. §§ 300f through 300j; the Hazardous Materials Transportation Act, 49 U.S.C. §
1801 et seq.; the Oil Pollution Act of 1990, 33 U.S.C. § 2701 et seq.; the Emergency Planning
and Community Right-to-Know Act, 42 U.S.C. § 11001 et seq.; and the Occupational Safety and
Health Act, 19 U.S.C. § 6251 et seq., as each of the foregoing may be amended from time to
time.

“Environmental Liability” means any claim, demand, obligation, cause of action,
allegation, order, violation, damage, injury, judgment, penalty or fine, cost of enforcement, cost
of remedia! action, diminution in value or any other cost or expense whatsoever, including
reasonable attorneys’ fees and disbursements, resulting from the presence or use of Hazardous
Substances, the violation or alleged violation of any Environmental Law, or the imposition of
any Environmental Lien.

“Environmental Lien” means a Security Interest in favor of any third party for: (a) any
liability under an Environmental Law; or (b) damages arising from or costs incurred by such
third party in response to a Release or threatened Release of any Hazardous Substance or
constituent into the environment.

“Equipment” means all fumiture, fixtures and equipment directly acquired by Borrower
with the proceeds of the Loan and located or to be located in or on, and used in connection with,
the management, maintenance or operation of, the Land and the Improvements.

“ERISA” means the Employee Retirement Income Security Act of 1974, as the same
may from time to time be amended, and the rules and regulations promulgated thereunder by any
governmental agency or authority, as from time to time in effect.

“ERISA Affiliate” means any trade or business (whether or not incorporated) which is a
member of a group of which Borrower is a member and which is under common control within
the meaning of Section 414 of the Code, as amended from time to time, and the regulations
promulgated and rulings issued thereunder.

“Escrow _Account” means the account that has been established for the benefit of Lender
with the Escrow Agent.

“Escrow Administrator” means NES Financial Corp, a California corporation.
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“Escrow_Agent” means Time Escrow, Inc, 3055 Wilshire Boulevard, Suite 1150, Los
Angeles, Ca. 90010

“Escrow_Agreement” means that certain agreement between Escrow Agent and the
Lender effective as of July 1, 2016.

“Estimated Construction Cost Statement™ means an itemized statement of actval and
estimated costs of the Project, in the form of Exhibit E attached hereto and hereby made a part
hereof, signed by Borrower, General Contractor and the Project Architect, as the same may be
amended or supplemented, and consistent with the items enumerated in the Budget.

“Event of Default” has the meaning assigned to it in Section 6.1 hereof.

“Excluded Taxes” means, in the case of Lender, taxes imposed on its overall net income,
and franchise taxes imposed on it, by (a) the United States of America or any subdivision
thereof, (b) the jurisdiction under the laws of which Lender is incorporated or organized, (¢) the
junisdiction in which the Lender’s principal executive office is located, or (d) any foreign
government or subdivision thereof.

“Extension Fee” means a non-refundable fee in the amount of one-percent (1%) of the
then-existing outstanding principal balance of the Loan as the date of the first day of the
Extension Term, payable by Borrower to Lender on or before the first day of the Extension
Term. “Extension Term™ has the meaning assigned to it in Section 1.6.

“Fees” means the Extension Fee.

“First Option Maturity Date” as set forth in Section 1.6, shall be the date twenty-four
(24) months after the Initial Maturity Date.

“Fiscal Year” means the period of January 1 of any year through December 31 of such
year.

“Force Majeure” means any act of God; strikes, shortage or unavailability of labor or
materials; lockouts or fabor difficulty, explosion; sabotage; accident; riot or civil commotion; act
of war; fire or other casualty; adverse weather conditions; govemmental delays; legal
requirements; and other causes beyond the reasonable control of Borrower.

“GAAP” means generally accepted accounting principles consistently applied and
maintained throughout the period indicated and consistent with the financial statements delivered
to Lender pursuant to Article V. Whenever any accounting term is used herein and is not
otherwise defined, it shall be interpreted in accordance with GAAP.

“General Contract” means one or more agreements by and between Borrower and
General Contractor for the construction of the Project.
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“General Contractor” means one or more general contractors duly licensed in the State
of Nevada and selected by Borrower, as identified to Lender on or before the Commencement
Date.

“Governmental Authority” means any court, board, agency, commission, office or
authority of any nature whatsoever or any governmental unit (federal, state, commonwealth,
county, district, municipal, city or otherwise) whether now or hereafter in existence.

“Governmental Requirements” means all Laws, statutes, codes, ordinances, and
governmental rules, regulations and requirements of a Governmental Authority applicable to
Bomrower, Lender or the Project, including, without limitation, Environmental Laws, and the
requirements of the ADA, and all covenants, agreements, restrictions and encumbrances
contained in any instruments, either of record or known to Borrower, at any time in force
affecting the Project or any part thereof, including any which may (i) require repairs,
modifications or alterations in or to the Project or any part thereof, or (ii) in any way limit the use
and enjoyment thereof.

“Hazardous Substance(s)” means any substance, chemical, compound, product, solid,
gas, liquid, waste, byproduct, pollutant, contaminant, or material which is defined or regulated
under any Environmental Law, and includes, without limitation, (a) mold, asbestos,
polychlorinated biphenyls, and petroleum (including petroleum products or derivatives, crude oil
or any fraction thereof), and (b)any material classified or regulated as “hazardous waste”
pursuant to RCRA.

“Holdback” means 25% ($125,000) of each EB-5 Investor’s subscription, held in the
Escrow Account for Lender’s benefit, which will ultimately either be made available for refund
to an investor if the Release Condition is not satisfied or, if the Release Condition is satisfied, be
made available for an Advance to Borrower.

“Management Agreement” means that certain Club Management Agreement to be
entered into by and between Borrower, Front Sight Resort and Vacation Club Members
Association, Inc., and Manager

“Manager” means LaTour Hotels and Resorts, Inc., a California corporation, and any
successor manager approved by Lender.

“Improvements” means the buildings and improvements, including the existing facilities
used by FSFTI in the operation of its business (the “FSFTI Facility™) as well as all structures or
improvements to be built on the Land, including, without limitation, the items described in
Exhibit F, attached hereto, which is based on the description of the Project in the Executive
Sumnmary of the Business Plan, as well as site work, landscaping, parking areas, access drives,
offices, and common areas which are to be placed or constructed upon, above or below the Land.

“Indebtedness” means in all cases without duplication, all items of indebtedness or
liability of Borrower other than the Obligations, at any time which in accordance with GAAP
would be included in determining total [iabilities as shown on the liability side of a consolidated
balance sheet of Borrower as of the date of determination, including: (a) indebtedness for
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borrowed money; (b) obligations under direct or indirect guaranties of indebtedness or
obligations of others referred to in clause (a) above; (c¢) any indebtedness secured by any
Security Interest on the property of such entity; and (d) liabilities in respect of unfunded vested
benefits under any Plan for which the minimum funding standards of Section 302 of ERISA have
not been met.

“Indemnified Parties” has the meaning assigned to it in Section 8.2(b).

“Initial Maturity Date” means the date sixty {60) months after the first disbursement of
funds by Lender to Borrower under this Agreement.

“Initial Term” means that period of time commencing on the Closing Date and ending
sixty {60} months after the first disbursement of funds by Lender to Borrower under this
Agreement.

“Interest Reserve” means a portion of the proceeds of the Loan allocated to pay interest
on the Loan through Completion of the Improvements, the initial and continuing amount of
which shal! be the equivalent of three months® worth of interest, calculated at the Loan Rate, on
the then-outstanding principal balance of the Loan.

“Land” means approximately 550 acres of land located in Nye County, Nevada, more
specifically described on Exhibit D, attached hereto and made a part hereof by this reference.

“Late Charge” has the meaning assigned to it in Section 1.2,

“Laws” means all federal, state and local laws, statutes, codes, ordinances, rules and
regulations, including judicial opinions and presidential autharity in the applicable jurisdiction.

“L.ease” means any lease, sublease or sub-sublease, letting, license, concession or other
agreement (whether written or oral and whether now or hereafter in effect), pursuant to which
any Person is granted a possessory interest in, or right to use or occupy, all or any portion of any
space in the Project, and every modification, amendment or other agreement relating to such
lease, sublease, sub-sublease or other agreement entered into in connection with such lease,
sublease, sub-sublease or other agreement and every guwarantee of the performance and
observance of the covenants, conditions and agreements to be performed and observed by the
other party thereto.

“Lender-Approved Appraisal” means that certain appraisal dated as of October 8,
2014, prepared by Hospitality Real Estate Counselors and previously provided to, and accepted
and approved by, Lender.

“Liens” means any mortgage, deed of trust, deed to secure debt, lien (statutory or
otherwise, but excluding liens for ad wvalorem taxes that are not delinquent), pledge,
hypothecation, easement, restrictive covenant, preference, assignment, secunty interest, or any
other encumbrance, charge or transfer of, or any agreement to enter into or create any of the
foregoing, on or affecting all or any portion of the Project or any interest therein, or any direct or
indirect interest in Borrower, including any conditional sale or other title retention agreement,
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any financing lease having substantially the same economic effect as any of the foregoing, the
filing of any financing statement, and mechanic’s, materialman’s, construction and other similar
liens and encimbrances.

“Loan” means collectively, the loan of the proceeds of the Note by Lender to Borrower
in Advances to be made pursuant to the terms of this Agreement in the maximum aggregate
principal amount not to exceed the Commitment.

“Loan Documents” means all documents now or hereafter entered into which evidence,
secure and/or govern the Loan and/or any of the Obligations, including, but not limited to, this
Agreement, the Note and the Deed of Trust.

“Loan Rate” means the interest rate applicable to the Loan as calculated at an annual rate
of 6% during the Initial Term and, if extended, 7% during the Extension Term.

“Material Adverse Occurrence” means any occurrence of whatsoever nature {including,
without limitation, any firm, final and unappealable adverse determination in any litigation,
arbitration or governmental investigation or proceeding) which Lender shall reasonably
determine could materially adversely affect the then-present or prospective financial condition or
operations of Borrower, the value of the Project or any other material Collateral securing
repayment of the Loan, or impair the ability of Borrower to perform its obligations as and when
required under any of the Loan Documents.

“Material Subcontractor” means any subcontractor providing materials, supplies or
labor to the Project under a contract or multiple contracts in the aggregate amount of $250,000 or
mote.

“Maturity Date” means the Initial Maturity Date, subject to being extended as set forth
in Section 1.6 below.

“Note”” means the Promissory Note of even date herewith, executed and delivered by
Borrower to the order of Lender, in the original maximum principal amount of the Commitment,
including any amendments and/or restatements thereof and supplements thereto execuied by
Borrower and Lender.

“Obligations” means, collectively: (i) Borrower’s obligations for the payment of the
Loan, interest and other charges, and all Fees; (ii) the performance of all other obligations of
Borrower contained herein; (iii) the payment and performance of each and every obligation of
Bomrower contained in any other Loan Document; and (iv) the performance of each and every
obligation of Borrower contained in any rencwal, extension, amendment, modification,
consolidation, change of, or substitution or replacement for, all or any part hereof, the Note or
any other Loan Document.

“Operating Budget” means a detailed listing of all anticipated annual income and
expenses from and for managing, maintaining and operating the Project (or any portion thereof)
for its first full or partial Fiscal Year and for each succeeding Fiscal Year of operation, prepared
by Borrower and in form and substance reasonably acceptable to Lender,

9
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“Operating Expenses” mcans actual operating expenscs of the Project paid in cash by
Borrower during such period, other than those operating expenses that are paid from Advances
made by Lender to Borrower pursuant to this Agreement.

“QOperating Statement” means, for any period, a current, detailed statement of income
and expenses from and for managing, maintaining and operating the Project for such period, in
form and substance reasonably acceptable to Lender.

“Other Taxes” means any present or future stamp or documentary taxes and any other
excise or property taxes, charges or similar levies which arise from any payment made hereunder
or under the Note or from the execution or delivery of, or otherwise with respect io, this
Agreement or the Note.

“Permitted Encumbrances” mean the Liens, charges and encumbrances on title to the
Land listed on Schedule B, I to the Title Commitment on the Closing Date and such other
matters of title thereafter approved by Lender in writing. For the avoidance of doubt, any liens,
charges and/or encumbrances securing the Senior Debt shall be considered as “Permitted
Encumbrances” as and when such liens, charges and/or encumbrances are granted by Borrower
in favor of the provider of the Senior Debt.

“Person” means an individual, corporation, partnership, limited liability company, joint
venture, trust or unincorporated organization.

“Plan” means each employee benefit plan covered by Title IV of ERISA whether now in
existence or hereafter instituted, of Borrower or any ERISA Affiliate.

“Plans” mean the final construction plans for the Improvements, including drawings,
specifications, details and manuals, as approved by the applicable Governmental Authority
responsible for reviewing and approving construction plans for compliance with applicable
Governmental Requirements.

“Project” means the Land, the Improvements and the Equipment.

“Project Architect” means K.C. Camis Architect or such other architect({s) duly licensed
in accordance with the laws of Nevada as may be selected by Borrower.

“Protective Advance” means all necessary costs and expenses {including reasonable
attorneys’ fees and disbursements) reasonably incurred by Lender in order to remedy an Event of
Default under the Loan Documents, which Event of Default, by its nature, may impair any
portion of the collateral for the Loan or the value of such collateral, interfere with the
enforceability or enforcement of the Loan Documents, or otherwise materially impair the
payment of the Loan, and other Obligations (including, without limitation, the costs of unpaid
insurance premiums, foreclosure costs, costs of collection, costs incurred in bankruptcy
proceedings and other costs incurred in enforcing any of the Loan Documents.

“Regional Center” means EBS Impact Capital Regional Center, LI.C, a Nevada limited
liability company.

10
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“Related Party” means any one or more of the following: (a) an Affiliate of Borrower,
or (b) any of the sharcholders, partners, members or other equity holders of Borrower, and any
Affiliate thereof.

“Release™ means, without limitation, {(a) any ntentional, unintentional, knowing or
unknowing presence, spilling, leaking, pumping, pouring, emitting, emptying, discharging,
migrating, injecting, escaping, leaching, dumping or disposing any Hazardous Substance at, on
or into the indoor or outdoor environment or otherwise in, onto, from or about the air, water
(including surface waters and groundwater), soils, subsoils or any other surface or media on-site
or off-site, and (b) the abandonment or discarding of barrels, drums, containers, underground
tanks, or any other receptacles ever containing any Hazardous Substances.

“Release Condition™ means approval of an EB-5 Investor’s [-526 Immigrant Petition by
the USCIS.

“Restricted Party” means Borrower, and any sharecholder, partner, member or non-
member manager, or any direct or indirect legal or beneficial owner, of Borrower, from time to
time.

“Security Interest” means any lien, pledge, mortgage, encumbrance, charge or security
interest of any kind whatsoever (including, without limitation, the lien or retained security title of
a conditional vendor) whether arising under a security instrwinent or as a matter of law, judicial
process or otherwise or the agreement by Borrower, or any Subsidiary of Borrower, to grant any
lien, security interest or pledge, morigage or encember any asset.

“Senior Debt” means the additional loan that will be sought by Bomrower, and which
Bormrower will use it best efforts to obtain, from a traditional financial institution specializing in
financing projects such as the Project. Although the Senior Debt would be funded subsequent to
this Loan, Lender agrees to subordinate its Deed of Trust to the new Senior Debt, so long as the
Borrower is not in default and all of the following conditions are met;

{(a) The loan shall be evidenced by a promissory note not in excess of Fifty Million and
no/100 United States Dollars (1JS$50,000,000.00).

{b) The loan proceeds shall be disbursed in payment, or in reimbursement for payment, of
the construction and development of the Project.

(c) The loan shall contain provisians conceming disbursement procedures, mechanisms to
protect against mechanics liens and related matters as are customarily found in construction
loans made by institutional lenders and Lender shall be provided with copies of such
documents showing the progress of construction and the disbursement of funds as are
provided to senior lender.

Borrower shall obtain such Senior debt no later than December 31, 2016
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“Subscription Conditions” means, for each EB-3 Investor, the following conditions:
(a) Lender’s receipt of completed subscription documents; (b) deposit of the entire subscription
price into the Escrow Account; (c) proof of }-526 filing with the USCIS; and (d) EB-5 Investor
receipt of notice of acceptance from Lender.

“Subsidiary” means any corporation or other entity of which more than 50% of the
outstanding capital stock or interests having ordinary voting power to elect a majority of the
board of directors or the board of governors or otherwise to Control the activities of such entity
(irrespective of whether or not at the time other class or classes of the equity of such entity shall
or might have voting power upon the occurrence of any contingency) is at the time directly or
indirectly owned by Borrower or by one or more other Subsidiaries.

“Taxes” means any and all present or future taxes, duties, levies, imposts, deductions,
charges or withholdings, and any and all liabilities with respect to the foregoing, but excluding
Excluded Taxes and Other Taxes.

“Title Commitment” means that certain ALTA Plain Langnage Commiitment Number
NCS-753020-HHLYV, dated as of September 16, 2015, and prepared by Title Company.

“Title Company” means Chicago Title Insurance Company.

“USA Patriot Aet” means the Uniting and Strengthening America by Providing
Appropriate Tools Required to Intercept and Obstruct Terrorism Act of 2001, Public Law 107-
56, as the same has been, or shall hercafter be, renewed, extended, amended or replaced.

“USCIS” means the United States Citizenship and Immigration Services of the United
States Department of Homeland Security,

ARTICLE I
LOAN

Section 1.1  Principal. Subject to the terms and conditions of this Agreement, Lender
agrees to lend to Borrower and Borrower agrees to botrow from Lender, the proceeds of the
Loan, from time to time in accordance with the terms hereof unti) the Maturity Date, for the
purpose of refinancing, developing and constructing the Project; provided, however, Lender shall
not be obligated to make any Advance if, after giving effect to such Advance, the sum of
Lender’s aggregate Advances then outstanding would exceed the Commitment. Each Advance
shall bear interest at the Loan Rate, computed on each Advance from the date it is made by
Lender as more fully described in Section 1.2 below. In no event shall Lender be obligated
hereunder to lend to Borrower more than Borrower has qualified to receive under the terms of
Article [1I hereof.

All Advances made by Lender shall be evidenced by the Note. The entire principal
balance of the Note shall mature and be payable at the Maturity Date.
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Lender shall enter in its records the amount of each Advance, the rate of interest borne on
such Advances and the payments of the principal balance and interest received by Lender, and
such records shall be conclusive evidence of the subject matter thereof, absent manifest error.

Section 1.2 Interest. Borrower shall pay to Lender interest on the Note computed at
the Loan Rate.

In the event that the interest and/or charges in the nature of interest, if any, provided for
by this Agreement or by any other Loan Document, shall contravene a legal or statutory
limitation applicable to the Loan, if any, Borrower shall pay only such amounts as would legally
be permitted; provided, however, that if the defense of usury and all similar defenses are
unavailable 10 Borrower, Borrower shall pay all amounts provided for herein. If, for any reason,
amounts in excess of the amounts permitied in the foregoing sentence shall have been paid,
received, collected or applied hereunder, whether by reason of acceleration or otherwise, then,
and in that event, any such excess amounts shall be applied to principal, unless principal has
been fully paid, in which event such excess amount shall be refunded to Borrower.

Interest at the Loan Rate shall accrue on each and every Advance from and after the date
it is made by Lender to Borrower. Notwithstanding the foregoing, and for the avoidance of
doubt, it is expressly acknowledged and agreed between Lender and Borrower that Borrower
shall pay interest only on such amounts as actually have been disbursed directly to Borrower and
that Borrower shall not pay interest on any amounts retained by Lender, including, but not
limited to, the Holdback and the Interest Reserve. Principal and interest shall be paid by
Borrower in accordance with the Note. Interest shall be paid monthly. Interest shall be computed
at the Loan Rate and shall be computed on the basis of a 365 day year, but shall be charged for
the actual number of days principal is unpaid. If all unpaid Advances made by Lender have not
been repaid on or before the Initial Maturity Date, or the First Option Maurity Date, as
applicable, or if an Event of Default occurs pursuant to this Agreement (and is not cured in
compliance with the terms of this Agreement) or any other Loan Document or if all amounts due
under the Loan Documents otherwise become due and payable in accordance with the terms and
conditions of the applicable Loan Documents, then the entire unpaid balance of all Advances
made by Lender and all other Obligations shall (without notice to or demand upon Borrower) at
the sole option of Lender become due and payable on said date, together with all unpaid, accrued
interest thereon, and with interest computed at the Default Rate during the continuance of the
Event of Default or if such Event of Default is not cured or waived, then from and after that date
until all Advances are paid in full. In such event, interest at the Default Rate shall be payable on
the fifth (5™) day of each calendar month.

In the event that Borrower fails to make any required payment of principal or interest on
the Note (other than the balloon payment at the Maturity Date) on or before the fifth (5%)
Business Day following the due date thereof, Borrower shall pay to Lender, in addition to
interest at the Loan Rate, a late payment charge equal to three percent (3%) of the amount of the
overdue payment (each, a “Late Charge™), for the purpose of reimbursing Lender for a portion
of the expense incident to handling the overdue payment. The Late Charge shall apply
individually to all payments past due and there will be no daily prorated adjustment. This
provision shall not be deemed to excuse a iate payment or be deemed a waiver of any other rights
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Lender may have including the right to declare the entire unpaid principal and/or interest
immediately due and payable. Borrower agrees that the Late Charge is a provision for liquidated
damages and represents a fair and reasonable estimate of the damages Lender will incur by
reason of the late payment considering all circumstances known to Borrower and Lender on the
date hereof. Borrower further agrees that proof of actual damages will be difficult or impossible.

Section 1.3  Prepayment. Subject to the following sentence, Borrower may prepay
the Loan, in whole or in part, without any prepayment penalty or premium, at any time during
either the Initial Term or the Extension Term. Notwithstanding the foregoing, Borrower shall
not repay any porticn of the Loan corresponding to that portion of an Advance made by Lender
to Borrower with the funds received from a Class B member of Lender until such time as said
Class B member of Lender shall have received final adjudication of his or her [-829 petition
removing conditions for permanent residency in the United States.

Section 1.4 Payments. All payments and prepayments of principal of, and interest on,
the Note and all Fees, expenses and other Obligations under the Loan Documents payable to
Lender shall be made, without deduction, set off, or counterclaim, in immediately available
funds not later than 2:00 p.m., Pacific time on the dates due, to Lender at the office specified by
it from time to time, for the benefit of Lender, except as otherwise specifically provided in this
Agreement. Funds reccived on any day after 2:00 p.m., Pacific Time shall be deemed to have
been received on the next Business Day. Whenever any payment to be made herennder or on the
Note shall be stated to be due on a day which is not a Business Day, such payment shall be made
on the next succeeding Business Day and such extension of time shall be included in the
computation of any interest or fees. Borrower hereby authorizes Lender, at the discretion of
Lender, to make an Advance in order to pay, on behalf of Borrower, any amount due on the Note
or pursuant to any of the other Loan Documents without further action on the part of Borrower
and regardless of whether Borrower is able to comply with the terms, conditions and covenants
of this Agreement at the time of such Advance.

(i) So long as no Event of Default has ocourred and is continuing, all
payments received by Lender (including the proceeds of Advances for such payments)
for application to the principal, interest, fees, costs and expenses due to Lender shal! be
applied in the following order:

First, to any costs and expenses due hereunder, and any Fees due to Lender;
Second, to any unpaid interest then due under the Loan Documents;

Third, to all Obligations; and

Fourth, to the unpaid principal balance of the Note.

(ii)  Afier an Event of Default has occurred and is continuing, all amounts
received by Lender shall be applied in the following order:

First, to any costs and expenses due hereunder, and any Fees due to Lender;
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Second, to costs and expenses of preserving the Collateral, preserving Lender’s
security interests therein and enforcement of the rights of Lender under the Loan
Documents;

Third, to any unpaid interest then due under the Loan Dccuments
Fourth to all Obligations; and
Fifth, to the unpaid principal balance of the Note.

All amounts received by Lender (whether the result of payment transmitted by Borrower
or otherwise) on account of payment of interest on or principal of the Note, or other payments
due under this Agreement or any other Loan Documents, as the case may be, shall be so applied
by it pursuant to this Section.

Section 1.5  Fees. In addition to the interest and other consideration to Lender herein,
Borrower agrees to pay to Lender the Fees, as and when due in accordance with the terms of the
Loan Documents. No termination or reduction of the Commitment and no failure of Borrower to
satisfy the conditions set forth in Article 1T shall entitle Borrower to a refund of any portion of
such Fees.

Section 1.6 FExtension of Maturity Date. At the option of Borrower, the Initial
Maturity Date may be extended until the First Option Maturity Date (the “Extension Term”), if
all of the following conditions are satisfied, in the sole discretion of the Lender:

(a) Borrower gives writlen notice of its request for an extension to Lender by
no earlier than one hundred twenty (120} days and by no later than ninety (90) days prior
to the Initial Maturity Date;

(b)  The Project has been issued a certificate of occupancy by the competent
Governmental Authority.

{c) Payment by Borrower of the Extension Fee;

(d) As of the date of request and on the Initial Marturity Date, there exists no
Default or Event of Default;

(e) As of the date of request and on the Initial Maturity Date, no material
adverse change in the financial condition of the Borrower has occurred,;

) The delivery from Borrower to Lender of all financial information relating
to Borrower in accordance with Section 5.10(a) hereof;

(g)  There shall have been no material adverse change to the physical
condition of the Project, and the Project shall be free and clear of ali Liens (other than the
lien of the Deed of Trust, the Permitted Encumbrances and the lien of ad valorem taxes
that are not delinquent) unless approved in writing by Lender;
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(h)  Borrower delivers to Lender an Architect’s certificate of completion of the
construction works of the Project and a copy of the plans and drawings for said
construction works, if not previously provided to Lender.

(i) Borrower delivers to Lender an endorsement to or reissuance of the existing
Title Policy, bringing current the effective date of such coverage, stating that the coverage
afforded by the Title Policy shall not be affected because of such extension and showing that
there have been no Liens against the Project from and after the date hereof, unless consented to
in writing by Lender;

In the event that, for any reason, Borrower fails to satisfy all of the foregoing conditions,
the Loan shall mature and be due and payable in full on the Initial Maturity Date, as determined
by Lender in its sole discretion.

Section 1.7 EB-5 Program Requirements.

(a)  Lender hereby represents and warrants that, as of the date of this
Agreement, pursuant to that certain letter from the United States Citizenship and
Immigration Services (“USCIS”) dated July 27, 2015, EB5 Impact Capital Regional
Center, LLC, a Nevada limited liability company (“Regional Center™) is authorized to
act as an approved and federally-designated “regional center” under the Immigrant
Investor Pilot Program created by Section 610 of Public Law 102-395 (QOct. 6, 1992),
which has been extended through September 30, 2016. The Regional Center may provide
construction financing in Nye County, Nevada. The Regional Center will sponsor the
Project for EB-5 Program purposes.

(b)  The Loan will be comprised of investments made into Lender anticipated
to be in the approximate amount of Five Hundred Thousand Dollars ($3500,000) (which
amount may be increased pursuant to newly enacted EB-5 visa legislation) per immigrant
investor (collectively, the “EB-5 Investors™) who seeks to obtain permanent residence in
the United States under the EB-5 Immigrant Investor Program created by Section
203(b)(5) of the Immigration and Nationality Act (INA) (“EB-5 Program™). Such funds
shall initially be held by Escrow Agent in the Escrow Account which will be
administered and maintained by the Escrow Administrator). Upon satisfaction of each
EB-5 Investor’s Subscription Conditions, 75% ($375,000) of his or her subscription will
be released to the Lender by the Escrow Administrator, pursuant to the Escrow
Agreement, and made available for an Advance to Borrower upon Borrower’s request.
The remaining 25% ($125,000) of ecach EB-5 Investor’s subscription (“Holdback™) will
be held in the Escrow Account for the Lender’s benefit until the corresponding EB-5
Investor’s I-526 Immigrant Petition is either approved or finally adjudicated and denied
by the USCIS. The Holdback may be released to the Lender by the Escrow
Admipistrator, upon the Lender’s written direction, after the corresponding EB-5
[nvestor’s 1-526 Immigrant Petition is approved by the USCIS (“Release Condition™).
At such time, the Holdback may be released and made available for an Advance to
Borrower. If the Release Condition is not satisfied, the Holdback will be released to the
Lender and may be made avajlable for refund to the corresponding EB-5 Investor. As
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more fully set forth in Section 1.2 above, Lender shall not charge Borrower interest on
the amount of the Holdback.

(¢} Lender and Regional Center shall be responsible for monitoring at
Lender’s sole cost and expense the required submissions made by the EB-5 Investors
and/or their legal counsel for purposes of secking to obtain the necessary approvals from
the USCIS for the EB-5 Investors® conditional residency in the United States in
accordance with the requirements of the EB-5 Program.

(d}  Borrower acknowledges that, for compliance with the rules and
regulations promulgated under the EB-5 Program, Lender is required to deploy its funds
with third parties located within the approved geographic area of the Regional Center.
Based upon the materials provided by Borrower, Lender has determined to allocate the
Loan to Borrower as a qualified third party in compliance with the rules and regulations
promulgated under the EB-5 Program. Lender acknowledges that the Project has been
approved by USCIS as an “Exemplar Form I-526 Petition Project.”

{¢)  Borrower shall use the proceeds of the Loan solely for the purpose of
funding directly, or advancing to Affiliates to pay, the costs of the Project, in accordance
with the terms and conditions of this Agreement, as set forth in the Budget and the
Project documents submitted to, and approved by, USCIS.

() Borrower shall submit to Lender the EB-5 Information. Failure of
Borrower to use the proceeds of the Loan in accordance with the terms and conditions of
this Agreement or to provide the EB-5 Information shall be a default pursuant to Section
6.1.

ARTICLE II

CONDITIONS OF BORROWING

Lender shall not be required to make any Advance hereunder until the pre-closing
requirements, conditions and other requirements set forth below have been completed and
fulfilled to the satisfaction of Lender, at Borrower’s sole cost and expense.

Section 2.1  Pre-Closing Requirements. On or prior to the Closing Date {except as
otherwise provided in this Section), Bomrower shall provide to Lender, except as otherwise
instructed, each of the following, i form and substance acceptable to Lender:

(a) A copy of the Title Commitment.

(b) A schedule listing all primary contracts relating to the Project having 2
contract sum in excess of $250,000.

(c) One (1) copy of the recent, certified ALTA/ACSM Survey of the Land,
which has already been delivered to, and approved by, Lender. Soil reports on the Land,
as already delivered to, and approved by, Lender.
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(d)  The Environmental Impact Study already delivered to, and approved by,
Lender. Certificates of insurance, together with paid receipts, indicating that all insurance
currently required under the terms of Section 5.6 hereof.

(c) That certain Development Agreement adopted pursuant to Nye County
Ordinance No. 378, recorded on August 3, 2009, as Document Number 731349 in the
Official Records of the Nye County, Nevada, evidencing the applicable zoning with
respect to the Property.

) A copy of Borrower’s Organizational Pocuments, certified as true, correct
and complete by a manager of Borrower authorized to do 50, together with (i) a current
certificate of existence/good standing from the jurisdiction in which Borrower was
organized {and from the jurisdiction in which the Land is located, if different fiom the
jurisdiction in which Borrower was organized), and (ii) resolutions and/or consents of
those parties necessary to authorize the transaction contemplated hereby.

(2 A flood-zone certification mdicating that the Project is not located in a
flood plain or any other flood-prone area as designated by any governmental agency;
provided, however, that if the Project is so located, Borrower shall provide proof of flood
insurance to Lender as required by Lender.

(h) A proposed Operating Budget for the Project for its first Fiscal Year of
operation in the form previously submitted to the Nevada Real Estate Division in
connection with the registration of the Front Sight Resort and Vacation Club.

(i) Letters from the suppliers confirming the availability of water, storm and
sanitary sewer, gas, electric and telephone utilities for the Project.

)] A copy of each non-cancellable agreement relating to the management,
operation or maintenance of the Property and of each such agreement which cannot be
cancelled upon notice of thirty (30) days or less.

Section 2.2  Loan Documents. On or before the Closing Date, Borrower shall execute
and deliver (or cause to be executed and delivered) to Lender, the Loan Documents, in form and
substance reasonably acceptable to Lender and to its counsel, in their sole but reasonable
discretion, to evidence and secure the Loan. Lender may designate which of the Loan
Documents are to be placed of record, the order of recording thereof, and the offices in which the
same are to be filed and/or recorded. Borrower shall pay all filing, documentary, intangible,
recording and/or registration taxes and/or fees due upon the Note, if any, the Deed of Trust, any
financing statements and/or the other Loan Documents

Section 2.3  Title Insurance. On or prior to the Closing Date, Lender shall have
received the Title Policy, proforma or a marked-up commitment to issue the Title Policy, signed
by an officer of the Title Company, in form and substance satisfactory to Lender and including
all endorsements as required by Lender. Title Company will provide priority insurance over all
possible mechanics’ lien claims, despite the fact that construction of the Improvements may have
commenced prior to the recording of the Deed of Trust.
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Section 2.4 Opinion _of Borrower’s Attorneys. Lender shall have received from
outside counsel for Borrower one or more current written opinions, in form and substance
acceptable to Lender, addressed to Lender, covering matters such as due formation,
authorization, executton and delivery of the Loan Documents.

ARTICLE IIT

ADVANCES OF LOAN PROCEEDS

Section 3.1  General. Provided no Default or Event of Default has occurred and is
continuing, the Loan proceeds shall be advanced by the Lender for the benefit of Borrower in
accordance with the terms and conditions set forth in this Article 1II. All monies advanced by
the Lender with respect to the Project shall constitute a loan made to Borrower under this
Agreement, evidenced by the Note and secured by the other Loan Documents, and interest shall
be computed thereon, as prescribed by this Agreement and the Note, from the date the Loan
account is charged with the amount of the Advance.

Lender will advise Borrower within five (5) business days every time Lender has
received a new EB-5 Investor’s funds into the Escrow Account. If so requested by Borrower,
Lender will make an Advance of as little as $375,000, which represents the available funds from
each new EB-5 Investor pursuant to the terms of this Agreement.

Lender reserves the right to make Advances of amounts on the Note which are allocated
to any of the designated items in the Budget for soft or hard costs related to the development of
the Project, and construction of the Improvements or otherwise with respect to the Project or for
such other purposes or in such different proportions as Lender may, in its reasonable discretion,
deem necessary or advisable; provided, however, after the occurrence of an Event of Default,
Lender may act in its sole discretion.

No Advance shall constitute a waiver of any condition precedent to the obligation of
Lender to make any further Advance, or preclude Lender from thereafter declaring the failure of
Borrower to satisfy any such condition precedent to be an Event of Default. All conditions
precedent to the obligation of Lender to make any Advance are imposed hereby solely for the
benefit of Lender, and no other party may require satisfaction of any such condition precedent or
shall be entitled to assume that Lender will make or tefuse to make any Advance in the absence
of strict compliance with such condition precedent. Provided no Default or Event of Default has
occurred, Lender may waive any requirement of this Agreement for any Advance which Lender,
in its reasonable discretion, determines is not material.

Lender will Advance to itself, when due, from the Interest Reserve, without further order
or request from Borrower, all interest payable to Lender under the terms hereof or of the Note (so
long as the conditions to such advances have been satisfied, or waived by Lender, and sufficient
funds remain in the Interest Reserve).

Section 3.2 Draw Requests.
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(a) From and after the date of the first Advance of the Loan, Borrower shall
deliver to Lender on a monthly basis evidence of the Project costs funded during the
preceding month (whether from Loan proceeds or otherwise), and, to the extent that
Borrower is seeking an additional Advance, the Draw Request approved by General
Contractor, together with an itemized summary and copies of all invoices included in
such disbursement.

(b}  Prior to the date of the first Advance of the Loan, Borrower shall, in
addition to satisfying all other conditions for an Advance in this Section, provide to
Lender the jnsurance required per Section 5.6 of this Agreement, Prior to the
Commencement Date, Borrower shall, in addition to satisfying all other conditions for an
Advance in this Section, provide to Lender (i) Plans, in the form previously submiited to
Lender, as finally approved for construction by the Project Architect and the applicable
Govemmental Auwthority, (i1} a schedule listing all Contractors, and primary contracts
relating to the Project having a contract sum in excess of $250,000 for amy such
Contractor, and all other major subcontracts, and such engineering, architectural, and
construction contracts, subcontracts and schedules relating to the Project. If requested by
Lender, Borrower shall also furnish to Lender copies of such contracts with each
Contractor; and (iii) a list of all agreements, licenses and permits relating to the
construction, development and operation of the Project.

Section 3.3  Inspections. Lender and its representatives shall have access to the
Project at all reasonable times and shall have the right to enter the Project and to conduct such
inspections thereof as they shall deem necessary or desirable for the protection of Lender’s
interests; provided, however, that for so long as no Event of Default shall have occurred and be
continuing, Lender shall provide to Borrower prior notice of not less than seventy-two (72) hours
of any such inspections and such inspections shall be subject to the rights of Club Members (i.c.,
owners of Timeshare Interests) and any tenants under any applicable Leases.

Borrower shall be responsible for making its own inspections of the Project during the
course of such construction work and shall determine to its own satisfaction that the work done
and materials supplied are in accordance with applicable contracts with its contractors. By
advancing funds after any inspection of the Project by Lender, Lender shall not be deemed to
waive any Event of Default, waive any right to require construction defects to be corrected, or
acknowledge that all construction conforms to the Plans.

Section 3.4  Lender’s Responsibilities. It is expressly understood and agreed that
Lender does not assume any liability or responsibility for the sufficiency of the Loan proceeds to
complete the Project, for protection of the Project, for the adequacy of the Plans, the compliance
of the Project and/or Plans with Govemmental Requirements, for the satisfactory completion of
the Project, for inspection during construction or to notify Botrrower, General Contractor or any
other party of any construction defects, for the adequacy of the Interest Reserve, for the
adequacy or accuracy of the Budget, for any representations made by Borrower, or for any acts
on the part of Borrower or its contractors to be performed in connection with the construction of
the Project.
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Section 3.5 Procedures for Advances.

(a)  Request for Advances. Any request by Borrower for an Advance shall be
made at Jeast five (5) Business Days prior to the date of the requested Advance.

(b) Direct Advances. At Lender’s option after the occurence of an Event of
Default, Lender may (i) make any Advances directly to any person, including the General
Contractor, to whom Lender determines that payment is due and (ii) make advances to
any person to whom Lender determines that payment should be made in order to cure or
to prevent the occurrence of any Default. Any of the aforesaid Advances shall be deemed
advanced under the Note as of the date on which funds are transferred by Lender.

(¢)  Title endorsement. Prior to each additional advance, Lender shall have
received a commitment from the Title Company to issue an endorsement showing the
increased loan amount in the same priority as the previously advanced amounts,
provided, however, that upon the closing of the Senior Debt, the priority of the lien of the
Deed of Trust reflected in any subsequent endorsements shall be subordirated to the lien
of the deed of trust or similar instrument securing the Senior Debt.

(d)  Joint Checks. All Advances of Loan proceeds made to a party other than
Bormrower hereunder shall be made pursuant to a joint check executed by Lender and
Borrower, with proper endorsements included.

Section 3.6  Stop Notices.

(a) General. Borrower shall not cause any “stop notice™ or similar notice to
be filed or served on Lender with respect to the Project. Borrower shall defend,
indemnify and hold Lender and its officers, directors, agents and employees harmless
from and against all claims, damages, loss, liability, costs and expenses (including
reasonable attorneys’ fees) arising from or relating to any stop notice, the compliance
therewith and the defense thereof. Lender may require Bomower to provide a release
bond for any stop notice, which bond shall be subject to Lender’s review and approval
andfor may take such action with respect to any stop notice as Lender may deem
appropriate in Lender’s reasonable discretion and Lender may withhold such amounts
from disbursement in connection with the Toan as Lender may elect in Lender’s
reasonable discretion, to the extent Lender is obligated to withhold funds pursuant to
applicable law or any demands made in connection with any stop notice.

(b) Notices. Upon an Event of Default and so long as it is continuing,
Borrower irrevocably appoints Lender as its attorney-in-fact, coupled with an interest and
with full power of substinition, to file for record, at the Borrower’s cost and expense and
in Borrower’s name, any notices of completion, notices of cessation of labor, or any other
notices that Lender considers necessary or desirable to protect its security.

Section 3.7  Use of Loan Proceeds. Borrower shall use and apply the Loan proceeds

solely to all or any number of the individual Project components in accordance with the Budget
and also to pay some or all of any or all existing indebtedness encumbering the Project pursuant
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to a Permitted Encumbrance. Borrower shall use its best business judgment based vpon then-
current real estate market and availability of other financing resources to allocate the proceeds of
the Loan in such a manner as to assure the full expenditure of the Loan proceeds advanced to
Borrower. Borrower will comply with the requirements of the EB-5 Program and the other EB-5
Program covenants and requirements contained in this Agreement.

ARTICLE IV

REPRESENTATIONS AND WARRANTIES

(A)  Borrower represents, warrants and covenants to Lender that:

Section 4.1 Borrower’s Formation and Powers. Borrower is a limited liability
company duly organized, validly existing and in good standing under the laws of the State of
Nevada, and qualified and authorized to do business in all jurisdictions in which the conduct of
its business and affairs requires it to be so qualified. Borrower has all power, authority, permits,
consents, authorizations and licenses necessary to carry on its business, to construct, equip, own
and operate the Project and to execiite, deliver and perform its obligations under this Agreement
and the other Loan Documents; all consents necessary to authorize the execution, delivery and
performance of this Agreement and the other Loan Documents have been duly adopted and are
in full force and effect; and this Agreement and the other Loan Documents have been duly
executed and delivered by Borrower.

The execution, delivery and performance by Borrower of this Agreement and other Loan
Documents to which Borrower is a party have been duly authorized by all necessary action and
do not and will not (i) violate any provision of any laws, rule, regulation {including, without
limitation, Regulation U of the Board of Governors of the Federal Reserve System), order, writ,
judgment, injunction, decree, determination or award presently in effect having applicability to
Borrower or of Borrower’s Organizational Documents, {ii) result in a breach of or constitute a
default under any indenture or loan or credit agreement or any other agreement, lease or
instrument to which Borrower is a party or by which it or its properties may be bound or
affected, or (iii) result in or require the creation or imposition of any Security Interest in any of
its properties pursuant to the provisions of any agreement or other document binding upon or
applicable to Borrower or any of its properties, except pursuant to the Loan Documents.

Section 4.2 Authority. The execution, delivery and performance by Borrower of this
Agreement and other Loan Documents to which Borrower is a party have been duly authorized
by all necessary limited liability company action.

Section 4.3 No Approvals. As of the date of the first Advance of the Loan, no
authorization, consent, approval, license, exemption of or filing or registration with any court or
govemmental department, commission, board, bureau, agency or instrumentality, domestic or
foreign, is ot will be necessary to the valid execution, delivery or performance by Borrower of
this Agreement, the Note, or any other Loan Documents to which Borrower is a party.

Section 4.4  Legal and Valid Obligations. This Agreement, the Note, and the other
Loan Documents to which Borrower are a party constitute the legal, valid and binding
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obligations of Borrower, enforceable against Borrower in accordance with their respective terms,
subject to bankruptcy and insolvency laws and other laws generally affecting the enforceability
of creditor’s rights generally and subject to limitations on the availability of equitable remedies.

Section 4.5  Litigation. There are no actions, suits or proceedings (whether or not
purportedly on behalf of Borrower) pending or, to the knowledge of Borrower, threatened
against Borrower or affecting any of the Project or Borrower’s other assets (if any), at law or in
equity or before any federal, state, municipal or other governmental department, commission,
board, bureau, agency or instrumentality, domestic or foreign, which contests the validity or
enforceability of this Agreement or any of the other Loan Documents or the transactions
contemplated hereby or as a result of which Borrower may become subject to any judgment or
liability which if determined adversely to Bomrower, would constitute a Material Adverse
Occurrence as to Borrower. There are no actions, suits or proceedings pending or, to the
knowledge of Borrower, threatened against Borrower or its other assets (if any), at law or in
equity or before any federal, state, municipal or other governmental department, commission,
board, bureau, agency or instrumentality, domestic or foreign. As of the date of the first Advance
of the Loan, Borrower shall not be in default with respect to any final judgment, writ, injunction,
decree, rule or regulations of any court, arbitrator or federal, state, municipal or other
governmental department, commission, beard, bureau, agency or instrumentality, domestic or
foreign.

Section 4.6  Title. Borrower has good, marketable and insurable fee simple title to the
Land, and good title to the rest of the Project, subject to no lien, charge, mortgage, deed of trust,
restriction or encumbrance, except Permitted Encumbrances. There are no mechanics’,
materialman’s or other similar Liens which have been filed for work, labor or materials affecting
the Project which are or may be Liens prior to, or equal, or subordinate to the Liens created by
the Loan Documents. None of the Permitted Encumbrances, individually or in the aggregate,
(a) impair the use or intended operations of the Project, or (b} impair Borrower’s ability to pay
its Obligations in a timely manner.

Section 4.7 Defects and Hazards. Borrower does not know of any defects, facts or
conditions affecting the Land that would make it unsuitable for the use contemplated hereunder
or of any abnormal hazards (including soils and groundwater contamination, earth movement or
slippage) affecting the Land that have not been previously disclosed in writing to Lender by
Borrower.

Section 4.8 Payment of Taxes. There have been filed all federal, state and local tax
retums with respect to Borrower and its direct and indirect business operations which are
required to be filed. Borrower has paid or caused to be paid to the respective taxing authorities
al] taxes as shown on such returns or on any assessments received by it to the extent that such
taxes have become due. Borrower knows of no proposed material tax assessmient against
Borrower, and Borrower is not obligated by any other agreement, tax treaty, instrument or
otherwise to contribute to the payment of taxes owed by any other person or entity. All material
tax liabilities are adequately provided for or reserved against on the books of Borrower, as
appropriate.
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Section 4.9 Agreements.

The Borrower’s Organizational Documents shall be in full force and effect as of the date
of the first Advance of the Loan and, as of said date of the first Advance of the Loan, shzll be
free from any default on the part of Borrower. Each of (a) the Architect’s Agreement, and (b) the
General Contract, shall be in full force and effect before the Commencement Date and, as of said
Commencement Date, shall be free from any default on the part of Bortower. Borrower, is not in
default in the performance, observance or fulfilhment of any of the obligations, covenants or
conditions contained in any agreement or instrument to which Borrower, is a party the effect of
which default would constitute a Material Adverse Occurrence as to Borrower. The General
Contract shall require the General Contractor to construct the Project in accordance with the
Plans in the form which have been delivered to Lender, without any change thereto not disclosed
to Lender. The General Contract shall constitute the entire agreement between Bomrower and the
General Contractor with respect to the construction of the Project. As of the Commencement
Date, Borrower shall have performed all of its obligations required by the General Contract
and/or Architect’s Agreement, and shall have paid ali sums under the General Contract and/or
Architect’s Agreement which are required to be performed or paid as of the date hereof.

Section 4.10 No Defauits under Loan Documents or Other Agreements. No Default
or Event of Default has occurred under any of the Loan Documents. As of the date of the first
Advance of the Loan, Borrower shall not be in default in the payment of the principal or interest
on any of its Indebtedness for borrowed money; and no event has occurred, or will accur, which,
with the lapse of time or the giving of notice or both, would constitute an Event of Default under
the Loan Documents. Borrower is not obligated for the payment of any commission or other fee
with respect to the purchase of the Land and Improvements or, if Borrower is so obligated, such
commission or other fee has been paid in full.

Section 4.11 Boundary Lines; Conformance with Governmental Requirements and
Restrictions. The exterior lines of the Improvements are, and at all times will be, within the
boundary lines of the L.and. Borrower has examined and is familiar with all applicabie
covenants, conditions, restrictions and reservations, and with all applicable Governmental
Requirements, including, but not limited to, building codes and zoming, environmental,
hazardous substance, energy and pollution control laws, ordinances and regulations affecting the
Project. Borrower has obtained all permits which are necessary for the construction of the
Project in accordance with the Plans and in accordance with all applicable building,
environmental, subdivision, land use and zoning laws, including all permits for the
Improvements, annexation agreements, plot plan approvals, subdivision approvals (including the
approval and recordation of any required subdivision map), environmental apptovals (including a
negative declaration or an environmental impact report if required under applicable law), sewer
and water permits and zoning and land use entitlements. Borrower has obtained all approvals of
the parties required in connection with the construction of the Project pursuant to any license,
easement or restriction affecting the Land. The Project will in all respects conform to and
comply with said covenants, conditions, restrictions, reservations and Governmental
Requirements.

Section 4.12 Project Costs. On a line by line and total basis, the Project costs shown
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on the Estimated Construction Cost Statement are, to the best of Borrower’s knowledge, true,
correct and complete in all material respects, and represent the total of all costs which Borrower
expects to pay to complete the Project.

Section 4.13 Utilities. Telephone services, gas, electric power, storm sewers, sanitary
sewer and water facilities are available to the boundaries of the Land, adequate to serve the
Project and not subject to any conditions that would prevent the use of the Project for its
intended purposes. All streets and easements necessary for construction and operation of the
Project are available to the boundaries of the Land.

Section 4.14 Personal Property. Bormrower is now and shall continue to be the sole
owner of the Equipment free from any lien, security interest or adverse claim of any kind
whatsoever, except for the Permitted Encumbrances and any liens or security interests in favor of
Lender.

Section 4.15 Condemnation. No condemnation proceeding or moratorium is pending
or, to the best of Borrower's knowledge, threatened against the Land which would impair the
construction, use, sale or occupancy of the Land or its Improvements.

Section 4.16 Separate lots. The Land is comprised of two (2) parcels which
constitute separate tax lots and do not constitute a portion of any other tax lot not a part of such
Land.

Section 4.17 Federal Reserve Regulations. No portion of the Loan hereunder will be
used to purchase or carry any “margin stock” as defined in Regulation U of the Board of
Govemors of the Federal Reserve System of the United States or for the purpose of reducing or
retiring any indebtedness which was originally incurred to purchase or carry any margin security
or for any other purpose which might constitute this transaction as a “purpose credit” within the
meaning of said Regulation U. No portion of the Loan hereunder will be used for any purpose
that violates, or which is inconsistent with, the provisions of Regulation X of the Board of
Govemors of the Federal Reserve System or any other regulation of said Board of Governors.

Section 4.18 Investment Company Act. Borrower is not an “investment company,” or
an “affiliated person” of, or a “promoter” or “principal underwriter” for, an “investment
company,” as such terms are defined in the Investment Company Act of 1940, as amended. The
making of the Loan, the application of the proceeds and repayment thereof by Borrower and the
performance of the transactions contemplated by this Agreement will not violate any provision
of said Act, or any rule, regulation or order issued by the Securities and Exchange Commission
thereunder. Furthenmore, Botrower is not subject to regulation under the Interstate Commerce
Act, or any federal or state statue or regulation limiting its ability to incur indebtedness for
money borrowed.

Section 4.19 Unregistered Securities. Botrower has not: (a) issued any unregistered
securities in violation of the registration requirements of Section 5 of the Securities Act of 1933,
as amended, or any other law; or (b) violated any rule, regulation or requirement under the
Securities Act of 1933, as amended, or the Securities Exchange Act of 1934, as amended, in
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either case where the effect of such violation would constitute a Material Adverse Qccurrence as
to Borrower.

Section 420 Accuracy of Information. All factual information heretofore or herewith
prepared by Borrower or a Related Party of Borrower and furnished by or on behalf of Bommower
to Lender for purposes of or in connection with this Agreement or any transaction contemplated
hereby is true and accurate in every material respect on the date as of which such information is
dated or certified and no such information contains any material misstatement of fact or omits to
state a material fact or any fact necessary to make the statements contained therein not
misleading as of such date. To the best of Borrower’s knowledge, all factual information
heretofore or herewith prepared by a Person other than Borrower or 2 Related Party of Borrower
and furnished by or on behalf of Borrower to Lender for purposes of or in connection with this
Agreement or any transaction contemplated hereby is true and accurate in every material respect
on the date as of which such information is dated or certified and no such information contains
any material misstatement of fact or omits to state a material fact or any fact necessary to make
the statements contained therein not misleading as of such date.

Section 4.21 ERISA Compliance. Borrower has not adopted a Plan. As of the date
hereof and throughout the term of the Loan (i) Borrower is not and will not be an “employee
benefit plan,” as defined in Section 3(3) of ERISA, subject to Title I of ERISA, (ii) none of the
assets of Borrower constitutes or will constitute, by virtue of the application of 29 CF.R.
Section 2510.3-101(f) as modified by Section 3(42) of ERISA, “plan assets” of one or more such
plans within the meaning of 29 C.F.R. Section 2510.3-101, (iii) Borrower is not and will not be a
“governmental plan” within the meaning of Section 3(32) ERISA, and (iv) transactions by or
with Borrower are not and will not be subject to state statutes regulating investment of, and
fiduciary obligations with respect to, governmental plans.

Section 4.22 Compliance. Borrower:

(a) is in compliance and conformity with all Govermmmental Requirements the
violation of which, individually or in the aggregate, would constitute a Material
Adverse Qccurrence as to Borrower; and

{b)  has not received and does not anticipate the receipt of any order or notice
of any violation or claim of violation of any Governmental Requirement which would
constitute a Material Adverse Qccurrence as to Borrower,

Section 4.23 Consents. To the extent that any franchises, licenses, permits, certificates,
authorizations, approvals or consenis from any federal, state or local (domestic or foreign)
government, commission, bureau or agency are material to the present conduct of the business
and operations of Bomower or are required for the acquisition, ownership, operation or
maintenance by Borrower of the Project, such franchises, licenses, permits, certificates,
authorizations, approvals and consents have been, or will be upon Completion, validly granted,
in full force and effect, and be valid and sufficient authorization therefor.

Section 4.24 Environmental Laws.  Except as specifically disclosed in the
Environmental Impact Study previously delivered to, and approved by, Lender, Borrower: (2}

26

4194



has not received any notice or otherwise learned of any Environmental Liability relating to the
Project which would individually or in the aggregate constitute a Material Adverse Occurrence
as to Borrower arising in connection with (i) any non- compliance or alleged non-compliance
with or violation of the requirements of any Environmental Law, or (ii) the Release or
threatened Release of any Hazardous Substance, or other substance into the environment; (b) has
no knowledge of any threatened or actual liability in connection with the Release or threatened
Release of any Hazardous Substance, or other substance into the environment relating to the
Project which would individually or in the aggregate constitute a Material Adverse Occurrence;
or (¢) has not received any notice or otherwise leamned of any federal or state investigation
evaluating whether any remedial action is needed to respond to a Release or threatened Release
of any Hazardous Substances into the environment where such liability individually or in the
aggregate for all such liabilitics would constitute a Material Adverse Occurrence as to Borrower.
Borrower has not received any notice of any violation or alleged non-compliance of any
Environmental Laws relating to the Project where such violation would constitute a Material
Adverse Occurrence as to Borrower.

Section 4.25 Anti-Terrorism Regulations.

(a)  General. None of Borrower, or, to the best of Borrower’s knowledge, any
Affiliate thereof is in violation of any Anti-Terrorism Law or engages in or conspites to
engage in any transaction that evades or avoids, or has the purpose of evading or
avoiding, or attempts to violate, any of the prohibitions set forth in any Anti-Terrorism
Law.

(b)  Executive Order No. 13224, None of the Borrower, or, to the best of
Borrower’s knowledge, any Affiliate thereof or their respective agents acting or
benefiting in any capacity in connection with the Loan or other transactions hereunder,
is any of the following {each a “Blocked Person™):

(i) a Person that is listed in the annex to, or is otherwise subject to the
provisions of, Executive Order No. 13224;

(i)  a Person owned or controlled by, or acting for or on behalf of, any
Person that js listed in the annex to, or is otherwise subject to the provisions of,
Executive Order No. 13224;

(iii)  a Person or entity with which Lender is prohibited from dealing or
otherwise engaging in any transaction by any Anti-Terrorism Law;

(iv)  a Person or entity that commits, threatens or conspires to commit
or supports “terrorism” as defined in Executive Order No. 13224,

(v)  a Person or entity that is named as a “specially designated
national” on the most current list published by the U.S. Treasury Department
Office of Foreign Asset Control at its official website or any replacement website
or other replacement official publication of such list; or
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(vi)  a person or entity who is affiliated or associated with a person or
entity listed above.

(c) None of Borrower, or, to the best of Borrower’s knowledge, any Affiliate
thereof nor any of their agents acting in any capacity in connection with the Loan, any
letters of credit or other transactions hereunder (i) conducts any business or engages in
making or receiving any contribution of funds, goods or services to or for the benefit of
any Blocked Person, or (ii) deals in, or otherwise engages in any transaction relating to,
any property or interests in property blocked pursuant to Executive Order No. 13224,

(d)  Neither Borrower nor, to the best of Borrower’s knowledge, any Affiliate
thereof nor any person owning an interest therein, are a “Special Designated National”
or “Blocked Person” as those terms are defined in the office of Foreign Asset Control
Regulations (31 C.F.R. § 500 et. seq.).

Section 4.26 Subsidiaries. Bomrower has no Subsidiaries.

Section 4.27 Leases. Except as provided below in Section 5.24, there is no Lease in
effect relating to the Project, or any portion of the Project, except for Leases that have been
approved in writing by Lender.

Section 4.28 Ownership and Control of Borrower. As of the date of this Agreement,
the direct owners of Bomrower are sct forth on Exhibit Gto this Agreement and the indirect
owners set forth thereon are accurate and complete,

Section 4.29 Use of Loan Proceeds. The proceeds of the Loan shall be used to pay and
obtain release of the existing liens on the Land, to pay for or reimburse Borrower for soft and
hard costs related to the pre-construction, development, promotion, construction, development
and operation of the Project in connection with the FSFTI Facility and the construction,
development, operation, leasing and sale of the timeshare portion of the Project, all as more
particularly described on Exhibit F, attached hereto. The Loan is made exclusively for business
purposes in connection with holding, developing and financially managing real estate for profit,
and none of the proceeds of the Loan will be used for the personal, family or agricultural
purposes of the Borrower.

Section 4.30 Insurance. Borrower has obtained or caused to be obtained the insurance
required pursuant to Section 5.6 of this Agreement.

(B)  Lender represents, warrants and covenants to Borrower that:

i) General. None of Lender, or, to the best of Lender’s knowledge,
any Affiliate or member thereof is in violation of any Anti-Terrorism Law or engages
In or conspires to engage in any transaction that evades or avoids, or has the purpose of
evading or avoiding, or attempts to violate, any of the prohibitions set forth in any Anti-
Terrorism Law.
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(ii) Executive Order No. 13224. None of the Lender, or, to the
best of Lender’s knowledge, any Affiliate or member thereof or their respective agents
acting or benefiting in any capacity in connection with the Loan or other transactions
hereunder, is a Blocked Person.

(iii) None of Lender, or, to the best of Lender’s knowledge, any
Affiliate or member thereof nor any of their agents acting in any capacity in connection
with the Loan, any letters of credit or other transactions hereunder (a) conducts any
business or engages in making or receiving any contribution of funds, goods or services
to or for the benefit of any Blocked Person, or (b) deals in, or otherwise engages in any
transaction relating to, any property or interests in property blocked pursuant to
Executive Order No. 13224, .

(iv)  Neither Lender nor, to the best of Lender’s knowledge, any
Affiliate or member thereof nor any person owning an interest therein, are a “Special
Designated National” or “Blocked Person™ as those terms are defined in the office of
Foreign Asset Control Regulations (31 C.F.R. § 500 et. seq.).

THE WARRANTIES AND REPRESENTATIONS IN THIS ARTICLE IV, AND ANY
ADDITIONAL WARRANTIES AND REPRESENTATIONS CONTAINED HEREIN AND IN
THE OTHER LOAN DOCUMENTS, SHALL BE DEEMED TO HAVE BEEN RENEWED
AND RESTATED BY BORROWER AT THE TIME OF EACH REQUEST BY BORROWER
FOR AN ADVANCE OF LOAN PROCEEDS.

ARTICLE V

(A) COVENANTS OF BORROWER

While this Agreement is in effect, and until Lender has been paid in full the principal of
and interest on all Advances made by Lender hereunder and under the other Loan Documents,
Botrower agrees to comply with, observe and keep the following covenants and agreements:

Section 5.1 Completing Construction. Borrower shall commence construction of the
Improvements no later than the Commencement Date, Borrower shall not become a party to any
contract, other than the General Contract and the Architect’s Agreement, for the performance of
any work on the Project or for the supplying of any labor, materials or services for censtruction
of the Improvements, except upon such terms and with such parties as shall be approved in
writing by Lender and subject to the condition that each Contractor party to any approved
contract execute and deliver to Lender agreements in form acceptable to Lender that either
subordinate or waive the lien rights of such Contractors to the liens of Lender under the Loan
Documents including, without limitation, the tiens of Lender evidenced by the Deed of Trust;
provided, however, Borrower may, without the approval of Lender, enter into one or more
contracts with any Contractor whose contracts® aggregate amount with such Contractor is less
than $250,000. Borrower shall provide to Lender a list, within thirty (30) days after the end of
each calendar quarter, of all Contractors, including all subcontractors, who have entered into
written contracts directly with either Borrower or the General Contractor during the preceding
calendar quarter. No approval by Lender of any contract or change order shall make Lender
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responsible for the adequacy, form ot content of such contract or change order. Borrower shall
expeditiously complete and folly pay for the construction of the Project in a good and
workmanlike manner and in accordance with the Plans submitted or to be submitted to and
approved by Lender, and in compliance with all applicable Govermmental Requirements, and any
covenants, conditions, restrictions and reservations applicable thereto so that Completion of the
construction of the Project occurs on or before the Completion Date. Borrower assumes full
responsibility for the compliance of the Plans and the Project with all Governmental
Requirements, covenants, conditions, restrictions and reservations, and with sound building and
engineering practices, and, notwithstanding any approvals by Lender, Lender shall have no
obligation or responsibility whatsoever for the Plans or any other matter incident to the Project or
the construction of the Improvements. Borrower shall correct or cause to be corrected (a) any
defect in the Improvements, (b) any departure in the construction of the Improvements from the
Plans or Governmental Requirements, and (c) any encroachment by any part of the
Improvements or any other structure located on the Land on any building line, easement,
property line or restricted area that is in violation of any applicable Governmental Requirements,
or any private agreements for which Borrower has not received a waiver approved by the Lender
in writing. Borrower shail cause all roads necessary for the utilization of the Project for its
intended purposes to be completed and dedicated (if dedication thereof is required by any
governmental authority), the bearing capacity of the soil on the Land to be made sufficient to
support the Improvements, and sufficient local utilities to be made available to the Project and
installed at costs (if any) set out in the Budget, on or before the Completion Date.

Section 5.2 Changing Costs, Scope or Timing of Work. Borrower shall deliver to
Lender revised, estimated costs of the Project, showing changes in or variations from the original
Estimated Construction Cost Statement, as soon as such changes are known to Borrower.
Borrower shall deliver to Lender a revised construction schedule, if and when any target date set
forth therein has been delayed by twenty (20) consecutive days or more, or when the aggregate
of all such delays equals thirty (30) days or more.

Borrower shall not make or consent to any change or modification in such Plans,
contracts or subcontracts, and no work shall be performed with respect to any such change or
modification, without the prior written consent of Lender, if (i} such change or modification
would in any material way alter the design or structure of the Project or change the rentable area
therecf in any way, or increase or decrease the Project cost by $250,000 or more (after taking
into account cost savings and any insurance proceeds of Borrower received by Lender) for any
single change or modification, or (ii) the aggregate amount of all changes and modifications
exceeds $500,000 (after taking into account cost savings and any insurance procecds of
Borrower received by Lender). Borrower shall promptly furnish Lender with a copy of all
changes or madifications in the Plans, contracts or subcontracts for the Project prior to any
Advance used to fund such change or modification whether or not Lender’s consent to such
change or modification is required hereby.

Section 5.3  Using Loan Proceeds. Subject to Section 3.2, Borrower shall use the
Loan proceeds in its sole discretion to pay, or to reimburse Borrower for paying, costs and
expenses incurred by Borrower in connection with the pre-construction, promotion, construction,
development, operating and leasing of the Project on the Land and the equipping of the
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Improvements, together with the payoff and release of any existing liens and encumbrances on
the Land. Borrower shall take all steps necessary to assure that Loan proceeds are used by its
contractors and subcontractors to pay such costs and expenses which could otherwise constitute a
mechanic’s lien claim against the Project. Within thirty (30} days after the Completion Date,
Borrower shall provide the documentation and supporting accounting records and contract
documents necessary, in Lender’s discretion, to demonstrate that between the Closing Date and
the date of delivery of such documentation not less than the total amount of the Advances has
been spent directly or indirectly on the Project substantially in a form acceptable to Lender for
compliance with the EB-5 Program.

Section 5.4 Keeping of Records. Borrower shall set up and maintain accurate and
complete books, accounts and records pertaining to the Project. Borrower will permit
representatives of Lender to have reasonable access to and to inspect and copy such books,
records and contracts of Borrower and to inspect the Project and to discuss Borrower’s affairs,
finances and accounts with any of its principal officers, all at such times and as often as may
reasonably be requested by Lender. Any such inspection by Lender shall be for the sole benefit
and protection of Lender, and Lender shall have no obligation to disclose the results thereof to
Borrower or to any third party. When a Default or Event of Default exists, Lender may do any
of the foregoing during normal business hours without advaoce notice or other Jimitation.

Section 5.5 Providing Evidence of Completion. Upon completion of the
Improvements, Borrower shall fumish Lender with all items required to evidence Completion,
certification from the Project Architect that the Project has been completed in accordance with
the approved Plans; the evidence of insurance required by Section 5.6 hercof, copics of all
warranties covering materials, equipment and appliances included within the Project; copies of
all licenses and permits required for operation of the Project, if not previously provided to
Lender; and photographs of the completed Improvements as well as evidence that such
Improvements have been fully completed, including all punch-list items, as well as such other
documents and materials required pursuant to Section 3.7(b) hereof.

Section 8.6 Maintaining Insurance Coverage. Borrower shall, at all times unti] the
Note and all other sums due from Borrower to Lender have been fully repaid, maintain, or cause
to be maintained, in full force and effect (and shall furnish to Lender copies of), property
insurance, liability insurance and workers compensation mmsurance that are consistent with
policies issued from a reputable carrier in Southern Nevada for businesses such as that operated
by Borower. Borrower shall not take any action that would void or otherwise impair any
coverages required hereby or that would result in any dental or limitation of such coverages.

Section 8.7 Transferring, Conveying or Encumbering the Project or Borrower’s
Ownership Interests. Without the prior written consent of Lender, Borrower shall not
voluntarily or involuntarily agree to, cause, suffer or permit any sale, conveyance, lease,
mortgage, grant, lien, encumbrance, security interest, pledge, assignment or transfer of: (a) the
Project or any part or portion thereof, or (b) any ownership interest in Borrower, direct or
indirect, legal or equitable (including the issuance, sale, redemption, or repurchase of any such
interest, the distribution of treasury stock, or the payment of any indebtedness owed to Borrower
by any managers, subsidiaries, Affiliates or owners of equity interests or debentures), except for
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the following:
(iy  Permitted Encumbrances;
(i)  Leases permitted by Section 5.24 of this Agreement;

(iii}  Routine, nonexclusive utility easements entered into by Borrower in the
ordinary course of business which do not subject the Property to any material financial
obligations;

(iv)  In connection with transfers of member interests in Bomower made for
estate planning purposes that do not affect the management or control of Borrower and
are in compliance with the requirements set forth in the Loan Documents;

(v) In the event that that Borrower obtains any Senior Debt, Borrower shall be
permitted to secure such Senior Debt with a deed of trust and other applicable security
documents that are senior to the lien of the Deed of Trust and Lender shall cooperate with
Borrower and the provider of the Senior Debt to cause the lien of the Deed of Trust to be
subordinated to the lien of any deed of trust and other applicable security documents that
are to secure such Senior Debt. For the avoidance of doubt, Lender does bereby covenant
and agree with Borrower that Lender shall execute, or cause to be executed, any and all
documentation reasonably required. by the provider of the Senior Debt, in the form and
content presented by the provider of the Semior Debt, in order to cause the
aforementioned subordination of the lien of the Deed of Trust, including, but not limited
to, any form of subordination and intercreditor agreement that may be required by the
provider of the Senior Debt.

Furthermore, the Loan may not be assumed by any Person without Lender’s prior
written consent.

Section 5.8 Complying with the TLoan Documents and Other Documents.
Borrower shall comply with and perform all of its obligations under the Loan Documents, and
under all other contracts and agreements to which Borrower is a party relating to the ownership,
oceupancy, use, construction or management of the Project, and shall comply with all requests
by Lender which are consistent with the terms thereof.

Section 5.9 Updated Appraisals. Borrower agrees that Lender shall have the right to
obtain, at Lender’s expense, an updated appraisal of the Project at any time that (a) an Event of
Default shall have occurred and be continuing hereunder, or (b) after an occurrence of an Event
of Default Lender determines, in its sole discretion, that the security for the Loan has been
physically or financially impaired in any material manner. Without limitation of the foregoing,
Lender may, at Lender’s expense, elect to obtain such an appraisal from time to time regardless
of whether any of the events described in (a) and (b) above have occurred. In the event that
Lender shall elect to obtain an appraisal, Lender may immediately commission an appraiser
acceptable to Lender, at Lender’s cost and expense, to prepare the appraisal. Borrower shall
cooperate with Lender and the appraiser in obtaining the necessary information to prepare such
appraisal. In the event that Borrower fails to cooperate with Lender in obtaining such an
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appraisal, such event shall constitute an Event of Default hereunder and Lender shall be entitled
to exercise all remedies available to it hereunder. In the event such appraisal is required by
reason of the damage or destruction of a portion of the Project, the fair market value shall be
calculated on the Project after restoration of the Improvements.

Section 5.10 Reporting Requirements. Borrower shall fumish to Lender the
tollowing:

{a) Financial Statements,

As soon as available and in any event within seventy-five (75) days after the end of each
calendar year, unaudited consolidated annual financial statements of Borrower prepared
in accordance with GAAP (or another accounting basis reasonably acceptable to Lender)
consistently applied, certified by Borrower, which financial statements shall include a
balance sheet and related statements of income, retained carnings and cash flow
(including, without limitation, the information necessary to determine Borrower’s cash
flow with respect to the previous calendar year), and a detailed list of real estate owned,
directly or indirectly, by Borrower. The financial statements of Borrower shall be
accompanicd by a no default certificate in form acceptable to Lender certifying that
Borrower has no knowledge of the occurrence of any event which constitutes a Default or
an Event of Default under this Agreement.

(b) Operating Statements and Operating Budgets. Starting with the month
after the calendar month in which Completion occurs, Borrower shall deliver to Lender
such Operating Statements and annual Operating Budget as are provided to Borrower by
the Management Company prior to the start of each Fiscal Year thereof starting with the
Fiscal Year in which Completion occurs. All such Operating Statements shall be
certified as true, correct and complete by Borrower and shall be prepared in accordance
with GAAP.

{c)  Litigation and Other Proceedings. Promptly in writing, notice of (i) all
litigation against Borrower in which the amount sought to be recovered exceeds $50,000
except in cases when the claim is covered by insurance and the insurance company has
agreed to assume the defense of the claim and (ii) all proceedings before any
Governmental Authority affecting Borrower which, if adversely determined, would
constitute a Material Adverse Occurrence as to Borrower.

(d) Defaults. Withmn five (5) Business Days after the occurrence of any event
actually known to Borrower which constitutes a Default or an Event of Default, notice of
such occuurence, together with a detailed statement of the steps being taken to cure such
event, and the estimated date, if known, on which such action will be taken,

(e)  Additional EB-5 reporting. Without limiting the foregoing, information to

be provided to Lender by Borrower prior to October 31 of each year, shall specifically
include:
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)] Annual report of expenditures on the project, showing amounts at
Ieast equal to the amount of money Lender has disbursed to Borrower have been
spent on the Project. ; this will include appropriate backup documentation, such as
copies of major invoices & payment receipts, major contracts, bank statements,
ete.

(1}  Annual report of payroll records and 1-9 records — Borrower shall
require its contractors to provide quarterly employment records (form 941) so that
the information available for its submissions to Lender.

(iii)  Annual report of actual number of full-time jobs (35 hours per
week minimum) at the Project.

(iv)  Federal / state quarterly employment tax returns.

(v} Annual limited liability company income tax returns for the prior
calendar year.

Section 5.11 Taxes and Claims. Borrower shall pay and discharge all taxes, when due,
assessments and other governmental charges upon the Project, as well as all claims for labor and
materials which, if unpaid, might become a lien or charge upon the Project; provided, however,
that Borrower shall have the right to contest the amount, validity and/or applicability of any of
the foregoing which is being contested in good faith and by proper proceedings, and strictly in
accordance with the terms of the Deed of Trust,

Section 5.12 Maintain Existence. Borrower shall preserve and maintain its pame,
existence, rights and privileges in the jurisdiction of its organization and qualify and remain
qualified in each jurisdiction in which such qualification is necessary in view of its business and
operations.

Section 5.13 Compliance with Applicable Laws. Borrower shall promptly and
faithfully comply with, conform to and obey all present and future Governmental Requirements,
including, but not limited to, all Environmental Laws, where failure to so do might have a
Material Adverse Occurrence; provided, however, that Borrower shall have the ability to contest
any alleged failure to conform to or comply with such Governmental Requirements so long as
such obligations shall be contested by appropriate proceedings pursued in good faith and any
penalties or other adverse effect of its nonperformance shall be stayed or otherwise not in effect,.

Section 5.14 Ngtice. Borrower shall give prompt wriiten notice to Lender (a) of any
action or proceeding instituted by or against Borrower, in any federal or state court or before or
by any commission or other regulatory body, federal, state or local, or any such proceedings
threatened against Borrower which, if adversely determined, would be a Material Adverse
Occwrence as to Borrower or where the amount is $250,000 or more, (b) any material loss or
unusual depreciation of any material asset and the amount of the same, (c) any material dispute
that may arise between Boirower or any subsidiary and any Governmental Authority, (d) any
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labor controversy resulting or likely to result in a strike or work stoppage against Borrower or
any subsidiary, (€) any proposal by any governmental unit to acquire all or any part of Borrower
or any subsidiary’s assets or business, (f) any change in Borrower’s place of business or location
of any fixtures or other assets, and {g) any other matters which has resulted or is reasonably
likely to result in a Material Adverse Occurrence.

Section 5.15 Contingent Liability. Borrower shall not assume, guarantee, endorse or
otherwise become directly or contingently liable in connection with any obligation of any Person
(other than Borrower), except (i) by endorsement of pegotiable instruments for deposit or
collection or similar transactions in the ordinary course of business, or (ii) by indemnity
agreements given by Borrower to a title insurance company or a bonding company in connection
with any project being constructed or sold by Borrower, including the Project.

Section 5.16 Merger, Consolidation, and Management. Borrower and its
subsidiaries shall not dissolve, merge or consolidate into any Person, convert into any other type

of Person, form or dispose of any subsidiary of Affiliate, or permit any other Person to merge
into it, or acquire (in a transaction analogous in purpose or effect to a consolidation or merger)
all or substantially all of the assets of any other Person. Furthermore, Borrower shall not make a
material change to its management without a minimum of thirty (30) days’ prior written notice to
Lender.

Section 5.17 Loss of Note or other Loan Documents. Upon notice from Lender of the
loss, theft, or destruction of the Note and upon receipt of an affidavit of lost note and an
indemnity reasonably satisfactory to Borrower from Lender, or in the case of mutilation of a
Note, upon surrender of such mutilated Note, Borrower shall make and deliver a new note of like
tenor in liew of the then-to-be-superseded Note. If any of the other Loan Documents werc lost or
mutilated, Borrower agrees to execute and deliver replacement Loan Documents in the same
form of such Loan Document(s) that were lost or mutilated.

Section 5.18 Distributions. Borrower shall not, directly or indirectly, prior to the later
to occur of Completion of all of the Improvements or the Completion Date, (a) make any
distribution of money or property to any Related Party, or (b) make any loan or advance to any
Related Party, or {(¢) pay any principal or interest on any indebtedness due any Related Party, or
(d) pay any fees or other compensation (other than payments made to the General Contractor or
Manager pursuant to the Budget in conformance with the terms of this Agreement or payments
made to any principal of Borrower in accordance with prior historical distributions) to itself or to
any Related Party, if any such payment in (2) through (d), inclusive, might adversely affect
Borrower’s ability to repay the loan in accordance with its terms, provided, however, after
Completion of all of the Improvements and the Completion Date, Borrower may make the
distributions, loans, advances and payments described in (a), (b), {c¢) and (d) as long as no Event
of Default has occurred and is continuing, and Borrower is in compliance with the reporting
requirements set forth in Section 5.12 of this Agreement and further provided that no such
payments described in (a) through (d) above shall be made at any time if such payment might
adversely affect the ability of the Borrower repay the Loan in accordance with its terms.
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Section 5.19 Permits and Licenses. Botrrower shall promptly obtain and comply with
all necessary licenses, permits and approvais from, and has satisfied the requirements of, all
governmental entities necessary to commence and complete construction of the Improvements.

Section 5.20 Patriot Act. Borrower shall not (i) conduct any business or engage in any
transaction or dealing with any Blocked Person, including the making or receiving of any
contribution of funds, goods or services to or for the benefit of any Blocked Person; {ii) deal in,
or otherwise engage in any transaction relating to, any property or interests in property blocked
pursuant to Executive Order No. 13224; or (lii) engage in or conspire to engage in any
transaction that evades or avoids, or has the purpose of evading or avoiding, or attempts to
violate, any of the prohibitions set forth in Executive Order No. 13224, the USA Patriot Act or
any other Anti-Terrcrism Law. Bomower shall deliver to Lender any certification or other
evidence requested from time to time by Lender in its sole diseretion, confirming Bormrower’s
comphiance with this Section. Borrower shall not authorize or enable any of their respective
Affiliates or agents to do any of the foregoing in this Section.

Section 5.21 Related Party Transactions. Without Lender’s prior written consent,
Borrower shall not enter into, or be a party to, any contract or other transaction with a Related
Party (including transactions involviag the purchase, sale, or exchange of property, the rendering
of services or sale of stock) except in the ordinary course of business and upon fair and
reasonable terms no less favorable to itself than it would obtain in a comparable arms-length
transaction.  All Lender-approved Related Party agreements shall satisfy the following
conditions: (i) the contract or other agreement therefore is terminable immediately at the election
of Lender after the occurrence of an Event of Default, (ii) such agreements must provide that any
amouni payable by Borrower under any such contract or agreement with a Related Party is
expressly made subordinate by Borrower and Related Party to Borrower’s payment Obligations
under the Loan Documents, and (iii) the contract or transaction is not otherwise prohibited by
this Agreement or any of the other Loan Documents. In addition to the foregoing restrictions,
Borrower shall not make any distributions of any type to any Related Party, except for salary and
reimbursement of reasonable expenses actually incurred and consistent with the Budget, whether
such proposed additional distribution is in the form of dividends, interest, returns of capital,
distributions of profit, bonuses or any other form of distribution.

Section 5.22 Leases. Borrower shall not enter into any Lease, and shall not
substantially modify or terminate any Lease, unless {a) Lender has been notified on or prior to
the date of execution of such Lease, and (b) such Lease is made subordinate to the lien, operation
and effect of the Deed of Trust pursuant to a subordination, non-disturbance and attornment
agreement satisfactory each Lease is entered into in the ordinary course of Borrower’s business.
Borrower shall comply in all respects with the terms, the covenants, agreements, conditions and
requirements of each of the Leases, as, when and in the manner required thereby. Borrower shall
promptly notify Lender when Borrower receives notice of any default by Borrower as landlord
under any Lease.
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Section 5.23 Debt; Operations and Fundamental Changes of Borrower. Borrower:

(a) will not own any asset other than (i) the Project and (ii) incidental personal
property neccssary for the ownership, operation, management and financing of the
Project;

(b) will not engage in any business other than the ownership, development,
management, leasing, operation and sale of the Project and will conduct and operate its
business in suvbstantially the manmner as presently anticipated to be conducted and
operated;

(c) except for the Senior Debt, will not incur any debt, secured or unsecured,
direct or contingent {including guaranteeing any obligation), other than (i) the Loan, and
(i1) trade payables or accrued expenses incurred in the ordinary course of business of
operating the Project provided the same are paid when due in accordance with customary
trade terms or contested in good faith by appropriate proceedings with adequate reserves
as determined by Lender;

()] will not and will not permit any subsidiary of Borrower to create, incur, or
suffer any security interest upon any of its present or future asseis that are collateralized
by Lender, other than (i) in favor or Lender, (ii) in favor of the provider of the Senior
Debt or (iil) liens or claims of materialmen, mechanics, carriers, warchousemen, or
processors arising by operation of law in the ordinary course of business and securing
obligations that are either paid when due or contested in good faith by appropriate
proceedings with adequate reserves as determined by Lender.

(¢)  will not permit the Project or any portion thereof to secure any debt
whatsoever (senior, subordinate or pari passu) other than the Loan and/or any Senior
Debt;

() will not make any loans or advances to any third party other than
financing to timeshare purchasers, and will not acquire obligations or securities of its
Affiliates;

(g)  will not make any payment on any indebtedness in violation of any
subordination agreement made by the holder of such indebtedness;

(h)  will not purchase or acquire obligations owed by third parties;
(i) will remain solvent and pay its debts and liabilities (including, as
applicable, shared personnel and overhead expenses) from Borrower’s assets as the same

shall become due;

)] will do all things necessary to observe organizational formalities and
preserve Borrower’s existence;
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(k)  will at all times hold itself out to the public as a legal entity separate and
distinct from any other entity (including any Affiliate of Borrower or any constituent
party of Borrower), shall coirect any known misunderstanding regarding its status as a
separate entity, shall conduct business in its own name, and shall not identify itself or any
of its Affiliates as a division or part of the other;

()] will maintain or have access to adequate capital for the normal obligations
recasonably foresecable in a business of its size and character and in light of its
contemplated business operations;

{m) will not make or consent to any material change in its method of
accounting (including the basis of application of GAAP) or in its tax elections under any
Law;

(n)  will not sell, lease, transfer or otherwise dispose of all or any material part
of its present or future assets other than the sale of timeshare interests in the Project;

(o) will, to the fullest extent permitted by law, not seeck or effect the
liquidation, dissolution, winding up, consolidation or merger, in whole or in part, of
Borrower; and

{(p)  except as otherwise permitted in this Agreement or any of the other Loan
Documents, will not commingle its fimds and other assets with those of any Affiliate or
constituent party of Borrower or any other Person, and will hold all of its assets in its own
name.

Section 524 Accessibility Regulation. Borrower shall comply with all Accessibility
Regulations which are applicable to the Project.

Section 525 Reports and Returns. Borrower shall file with the appropriate
Governmental Authority every report and notice required by all Laws (including tax returns,
levies, and assessments) on ot before the initial due date or the extended due date, if there exists
a valid extension for filing without interest or penalties.

Section 5.26 Management Agreement. Borrower shall deliver to Lender a copy of the
fully-executed Management Agreement at least thirty (30) days before the issuance of any
certificates of occupancy for the Project.

Section 5.27 Senior Debt. Borrower will use its best efforts to obtain Senior Debt as
defined herein. Borrower and Lender expect that the Senior Debt documents will impose
provisions conceming disbursement procedures, mechanisms to protect against mechanics liens
and related matters as are customarily found in construction loans made by institutional lenders,
which procedures also tend to help protect Lender. If Borrower has not obtained such Senior
Debt by March 31, 2017, Borrower agrees that Lender may impose provisions concerning such
matters similar to those customarily found in construction loans made by institutional lenders. In
addition, Borrower will execute and deliver, upon request by Lender, such assignments of
contracts relating to the Project as Lender shall request, including, but not limited to, the
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Management Agreement, documents concerning the construction of the Project and any leases,

(B) COVENANT OF LENDER

Lender shall not (i) conduct any business or engage in any transaction or dealing with any
Blocked Person, including the making or receiving of any contribution of funds, goods or
services to or for the henefit of any Blocked Person; (ii) deal in, or otherwise engage in any
transaction relating fo, any property or interests in property blocked pursuant to Executive Order
No. 13224; or (iii) engage in or conspire to engage in any transaction that evades or avoids, or
has the purpose of evading or avoiding, or attempts to viclate, any of the prohibitions set forth in
Executive Order No. 13224, the USA Patriot Act or any other Anti-Terrorism Law, Lender shall
deliver to Borrower any certification or other evidence requested from time to time by Borrower
in its sole discretion, confirming Lender’s compliance with this Section. Lender shall not
authorize or enable any of their respective Affiliates, members or agents to do any of the
foregoing in this Section.,

ARTICLE V1

DEFAULTS

Section 6.1 Events of Default. Any of the following events shall constitute an Event
of Default under this Agreement (each an “Event of Default™):

(a) Bomrower shall default in any payment of principal or interest due
according to the terms hereof or of the Note, and such defanlt shall remain uncured for a
period of five (5) days after the payment became due, provided, however, there is no cure
period for payments due on the Maturity Date;

(b)  Borrower shall default in the payment of undisputed fees or other amounts
payable to Lender hereunder or under any other Loan Document other than as set forth in
subsection (a) above, and such default continues unremedied for a period of ten (10) days
after notice from Lender to Borrower thereof’;

(¢)  Borrower shall default in the performance or observance of any
agreement, covenant or condition required to be performed or observed by Borrower
under the terms of this Agreement, or any other Loan Document, other than a default
described elsewhere in this Section, and such default continues unremedied for a period
of thirty (30) days after notice from Lender to Borrower thereof provided that, if cure
cannot reasonably be effected within such 30-day period, such failure shall not be an
event of default hereunder so long as Borrower promptly {(in any event, within ten (10)
days afier such notice of default from Lender) commences cure, and thereafter diligently
(in any event, within ninety (90) days after receipt of such notice of default from Lender)
prosecutes such cure to completion; and provided further, however, that notwithstanding
the 30-day cure period or extended cure period described above in this subparagraph (¢),
if a different notice or cure period is specified under any L.oan Document or under any
provision of the Loan Documents as to any such failure or breach, the specific Loan
Document or provision shall control, and Borrower shall have no more time to cure the
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failure or breach than is allowed under the specific Loan Document or provision as to
such failure or breach;

{d) Any representation or warranty made by Borrower in this Agreement or
by Borrower or an Affiliate, if made in connection with the Loan, in any of the other
Loan Documents, or in any certificate or document furnished under the terms of this
Agreement or in connection with the Loan, shall be untrue or incomplete in any material
respect when made or deemed made or restated hereunder unless such representation or
warranty was not known by Borrower to be untrue or incomplete at the time made and
such representation or warranty is corrected by Borrower and disclosed by Borrower to
Lender;

(¢)  Borrower shall be in default under any term, covenant or condition of any
of the Note or of any of the other Loan Documents to which Borrower is a party, other
than a default described elsewhere in this Section, after the expiration of any notice or
grace period, if any, provided therein;

) Work on the Project, once commenced, shall be substantially abandoned,
or shall, by reason of Borrower’s fault, be unreasonably delayed or discontinued for a
period of fifteen (15) consecutive days, or construction shall be delayed for any reason
whatsoever to the extent that Completion cannot, in the reasonable judgment of Lender,
be accomplished prior to the Completion Date;

{8)  Any of Borrower, or any Related Party who is a party to any of the Loan
Documents, shall file a petition for bankruptcy; or shall apply for, consent to or permit
the appointment of a receiver, custodian, trustee or liquidator for it or any of its property
or assets; or shall generally fail to, or admit in writing its inability to, pay its debts as they
mature; or shall make a general assignment for the benefit of creditors or shall be
adjudicated bankrupt or insolvent; or shall take other similar action for the benefit or
protection of its creditors; or shall give notice to any governmental body of insolvency or
of pending insolvency or suspension of operations; or shall file a voluntary petition in
bankruptcy or a petition or an answer seeking reorganization or an arrangement with
creditors, or to take advantage of any bankruptcy, recrganization, insolvency,
readjustment of debt, rearrangement, dissolution, liquidation or other similar debtor relief
law or statule; or shall file an answer admitting the material allegations of a petition filed
against it in any proceeding under any such law or statute; or shall be dissolved,
liquidated, terminated or merged; or shall effect a plan or other arrangement with
creditors; or a trustee, receiver, liquidator or custodian shall be appointed for it or for any
of its property or assets and shall not be discharged within ninety (90) days after the date
of his appointment; or a petition in involuntary bankruptcy or similar proceedings is filed
against it and 1s not dismissed within ninety (90) days after the date of its filing;

(h)  Lender determines that the remaining undisbursed Loan proceeds, together
with the proceeds of any Senior Debt, are insufficient to fully pay all of the then-unpaid
costs of the Project and the estimated expenses of completion (including the Interest
Reserve), and Borrower fails to either (i) deposit with Lender, within three (3) Business
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Days following demand, sufficient funds to permit Lender to pay said excess costs as the
same become payable or (ii) pay said excess costs directly and deliver to Lender
unconditional mechanics® lien waivers therefor (or paid receipts for non-lienable items),
at Lender’s option;

[€)] A default shall occur with respect to the Senior Debt and shall remain
uncured after the expiration of any applicable notice or grace period;

(] A default oceurs in the performance of Borrower’s obligations in any of
Section 5.6, 5.7, 5.8, 5.10, 5.13, 5.16, 5.18, 5.19, 5.22, 5.23 or 5.24, hereof;

{k)  The General Contract shall be terminated by either party thereto or either
party thereto shall fail to perform its obligations (after any applicable notice and cure
period) under the General Contract;

4] Any uncured default by Borrower under the Management Agreement,

(m)  Any failure by Borrower to timely deliver the EB-5 information, which
failure continues more than 5 days following notice of such failure from Lender.

Section 6.2 Rights and Remedies. Upon the occurrence of an Event of Default,
unless such Event of Default is subsequently waived in writing by Lender, Lender may exercise
any or all of the following rights and remedies, consecutively or simultaneously, and in any
order:

{a}  make one or more Advances of Loan proceeds without liability to make
any subsequent Advance;

(b)  suspend the obligation of Lender to make Advances under this Agreement,
without notice to Borrower;

{¢)  declare that the Commitment is terminated whereupon the Commitment
shall terminate:

(d)  declare the entire unpaid principal balance of the Note to be immediately
due and payable, together with accrued and unpaid interest on such Advances, without
notice to or demand on Borrower;

(e}  exercise any or all remedies specified herein and in the other Loan
Documents, including (without limiting the generality of the foregoing) the right to
foreclose the Deed of Trust, and/or any other remedies which it may have therefor at law,
in equity or under statute;

{H cure the Event of Default on behaif of Borrower, and, in doing so, enter
upon the Project, and expend such sums as it may deem desirable, including reasonable
attorneys’ fees, all of which shall be deemed to be Advances hereunder, even though
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causing the Loan to exceed the face amount of the Note, shall bear interest at the Default
Rate provided herein and shall be payable by Borrower on demand, and/or;

(g0  Lender may declare an Event of Default under any other Loan Document
in accordance with the terms and conditions thereof, and may effectuate any remedies
provided for in such agreement.

In addition to the other remedies set forth herein and in the other Loan Documents,
Borrower hereby irrevocably authorizes Lendert, at any time while an Event of Default continues,
to set off any sum due to or incurred by Lender against all accounts, deposits and credits of
Borrower with, and any and all claims of Borrower against Lender. Such right shall exist
whether or not Lender shall have made any demand hereunder or under any other Loan
Document, whether or not said sums, or any part thereof, or deposits and credits held for the
account of Borrower is or are matured or unmatured, and regardless of the existence or adequacy
of any collateral, or any other security, right or remedy available to Lender. Lender agrees that,
as promptly as is reasonably possible after the exercise of any such setoff right, it shall notify
Borrower of its exercise of such setoff right; provided, however, that the failure of Lender to
provide such notice shall not affect the validity of the exercise of such setoff rights. Nothing in
this Agreement shall be deemed a waiver ar prohibition of or restriction on Lender to all rights of
banker’s lien, setoff and counterclaim available pursuant to law.

Section 6.3 Completion of Project by Lender. In addition, in case of the occurrence
of an Event of Default specified in Section 6.1(f) hereof, or any Event of Default caused by, or
which results in, Borrower’s failure, for any reason, to continue with the completion of the
construction of the Improvements as required by this Agreement, then Lender may {but shail not
be obligated to), in addition to, or in concert with, the other remedies referred to above, take over
and complete such construction in accordance with the Plans, with such changes therein as
Lender may, in its discretion, deem appropriate, all at the risk, cost and expense of Borrower,
Lender may assume or reject any contracts entered into by Borrower in connection with the
Project with the exception of timeshare purchase contracts, may enter into additional or different
contracts for work, services, labor and materials required, in the judgment of Lender, to complete
the Project, may pay, compromise and settle all claims in connection with the construction of the
Improvements. All sums, including reasonable attorneys’ fees, and charges or fees for
supervision and inspection of the construction of the Improvements and for any other necessary
or desirable purpose in the discretion of Lender expended by Lender in completing or attempting
to complete the construction of the Improvements (whether aggregating more, or less, than the
aggregate face amount of the Note), shall be deemed Advances made by Lender to Borrower
hereunder, and Bomrower shall be liable to Lender, on demand, for the payment of such sums,
together with interest on such sums from the date of their expenditure at the rates provided
herein. Lender may, in its discretion, at any time abandon work on the Project, after having
commenced such work, and may recommence such work at any time, it being understood that
nothing in this Section shall impose any obligation on Lender either to complete or not to
complete the construction of the Improvements. For the purpose of carrying out the provisions
of this Section, Borrower irrevocably appoints Lender its attorney-in-fact, with full power of
substitution, to execute and deliver all such documents, to pay and receive such funds, and to
take such action as may be necessary, in the judgment of Lender, to complete the Project. This
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power of attorney is coupled with an interest and is irrevocable. Lender, however, shall have no
obligation to undertake any of the foregoing, and, if Lender does undertake any of the same, it
shall have no liability for the adequacy, sufficiency or completion thereof.

ARTICLE VII

INTEREST, FEES AND EXPENSES

Section 7.1  Interest; Fees; and Expenses.

(a) Included in the Loan are amounts for Interest Reserve. Borrower hereby
authorizes Lender to disburse the Interest Reserve to pay interest accrued on the Note
and all other expenses and fees directly to the party to whom such payment is owed as
set forth in this Article 7. The execution of this Agreement by Borrower shall, and
hereby does, constitute an irrevocable anthorization to Lender to make such advances
provided for in this Article 7, and no further authorization from Borrower shall be
necessary to warrant such direct advances, and ali such direct advances shall be secured
by the Deed of Trust as if made directly by Bomrower.

(b) Lender in its sole discretion may (but shall not be obligated to do so) make
such disbursements authorized under this Article 7 notwithstanding that an Event of
Default exists under the terms of this Agreement or any other Loan Document. Such
disbursements shall constitute an Advance and be added to the principal balance of the
Note, and the Lender shall make the applicable Advances to fund any such
disbursements. Such disbursements shall bear interest at the Default Rate. The
authorization hereby granted is imevocable, and no further direction or authorization
from Borower is necessary for Lender to make such disbursements. Nothing contained
in this Article 7 shall require Lender to disburse Loan proceeds to pay for any of the
items set forth in subsection (a) above if the other conditions set forth in this Agreement
for Advances are not satisfied,

Section 7.2 Authorization to Make L.oan Advances to Cure Borrower’s Defaults.
If an Event of Default shall occur, Lender (subject to the provisions of this Article 7) may (but
shall not be required to) perform any of such covenants and agreements with respect to which
Borrower is in Default. Any amounts expended by Lender in so doing and any amounts
expended by Lender in connection therewith shall constitute an Advance and be added to the
outstanding principal amount of the Loan, and the Lender shall make the applicable Advances to
fund any such disbursements. The authorization hereby granted is irrevocable, and no prior
notice to or further direction or authorization from Bomrower is necessary for Lender to make
such disbursements.

ARTICLE VIII

MISCELLANEOUS

Section 8.3  Waiver and Amendment. Nao failure on the part of Lender or the holder
of the Note to exercise and no delay in exercising any power or right hereunder or under any
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other Loan Document shall operate as a waiver thereof; nor shall any single or partial exercise of
any power or right preclude any other or further exercise thereof or the exercise of any other
power or right. The remedies herein and in any other instrument, document or agreement
delivered or to be delivered to Lender hereunder or in connection herewith are cumulative and
not exclusive of any remedies provided by law. No notice to or demand on either party
hereunder not required hereunder or under the Note or any other Loan Document shall in any
cvent entitle such party to any other or further notice or demand in similar or other circumstances
or constitute a waiver of the right of Lender, the holder of the Note or Borrower to any other or
further action in any circumstances without notice or demand.

No amendment, waiver or consent shall affect the rights or duties of Lender under this
Agreement or any other Loan Document unless it is in writing and signed by Lender.

Section 8.2 Expenses and Indemnities.

(a) Loan Documents. Botrower agrees to pay and reimburse Lender upon
demand for all reasonable expenses paid or incurred by Lender (including reasonable
fees and expenses of legal counsel) in connection with the collection and enforcement
of the Loan Documents, or any of them. Borrower agrees to pay, and save Lender
harmless from all liability for, any mortgage registration, mortgage recording, transfer,
recording, stamp, or similar tax or other charge due to any governmental entity, which
may be payable with respect to the execution or delivery of the Loan Documents.
Borrower agrees to indemnify Lender and hold Lender harmless from any loss or
expense which may arise or be created by the acceptance of telephonic or other
instructions for making the Loan or disbursing the proceeds thereof except for losses or
expenses caused by Lender, gross negligence or willful misconduct.

{b)  General Indemnity. In consideration of the Commitment, Borrower further
agrees to indemnify and defend Lender and its directors, officers, agents and employees
(the “Indemnified Parties”) from, and hold each of them harmless against, any and all
losses, liabilities, claims, damages, deficiencies, interest, judgments, costs or expenses
incurred by them or any of them, including, but without limitation, amounts paid in
settlement, court costs, and reasonable fees and disbursements of counsel incurred in
connection with any investigation, litigation or other proceeding, arising out of or by
reason of any investigation, litigation or other proceeding brought or threatened, arising
out of or by reason of their execution of any Loan Document and the transaction
contemplated thereby, including, but not limited to, any use effected or proposed (o be
effected by Borrower of the proceeds of the Loan, but excluding any such losses,
liabilities, claims, damages or expenses incurred by reason of the gross negligence or
willful misconduct of the relevant Indemnified Party. Any Indemnified Party seeking
indernnification under this Section will notify Borrower of any event requiring
indemnification within thirty (30) Business Days following such Indemnified Party’s
receipt of notice of commencement of any action or proceeding, or such Indemnified
Party’s obtaining knowledge of the occurrence of any other event, giving rise to a claim
for indemnification hereunder. Borrower will be entitled (but not obligated) to assume
the defense or seitlement of any such action or proceeding or to participate in any
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negotiations to settle or otherwise resolve any claim using counsel of its choice;
provided that:

() Borrower notifies such Indemnified Party in writing that Borrower
will indemmnify such Indemnified Party from and against the relevant claim;

(i)  such counsel is reasonably satisfactory to such Indemnified Party;

(iiiy  such claim involves only money damages and does not seek an
injunction or other equitable relief;

(iv)  if such Indemnified Party is the Lender, settlement of, or an
adverse judgment with respect to, such claim is not, in the good faith judgment of
such Indemnified Party, likely to establish a precedential custom or practice
materiaily adverse to the continuing business interests of such Indemnified Party;

{v)  Borrower conducts the defense of such claim actively and
diligently;

(vi)  no conflict of interest has arisen which would prevent counsel for
Borrower from also representing such Indemnified Party because the defendants
in any action include both such Indemnified Party and Borrower; and

(vit) Borrower will not consent to the entry of any judgment or enter
into any settlement with respect to such claim without the prior written consent of
such Indemnified Party (not to be withheld unreasonably).

So long as Borrower has assumed the defense of such claim and is conducting such
defense in accordance with the foregoing, such Indemnified Party: (y) may retain separate co-
counsel at ifs sole cost and expense and participate in the defense of such claim; and (z) will not
consent to the entry of any judgment or enter into any settlement with respect to such claim
without the prior written consent of Borrower with respect to such claim (not to be withheld
unreasonably).

If Borrower fails to assume such defense or, after doing so, Bomrower fails to satisfy any
of the above conditions to Borrower’s defense, such Indemnified Party (and its counsel) may
defend against, and consent to the entry of any judgment or enter into any settlement with respect
to, such claim in any manner it may reasonably deem appropriate (and such Indemnified Party
need not consult with, or obtain any consent from, Borrower in connection therewith) and
Borrower will reimburse such Indemnified Party promptly and periodically for the costs of
defending against such claim (including reasonable attorneys’ fees and expenses) and Borrower
will remain responsible for any loss which such Indemnified Party may suffer resulting from,
arising out of, relating to, in the nature of, or caused by such claim to the fullest extent provided
for and required by this Agreement.

Section 8.3 Binding Fffect; Waivers: Cumulative Rigshts and Remedies. The
provisions of this Agreement shall inure to the benefit of and be binding upon the parties hereto
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and their respective heirs, executors, administrators, personal representatives, legal
representatives, successors and assigns; provided, however, that neither this Agreement nor the
proceeds of the Loan may be assigned by Borrower voluntarily, by operation of law or
otherwise, without the prior written consent Lender. No delay on the part of Lender in
exercising any right, remedy, power or privilege hereunder shall operate as a waiver thereof, nor
shall any single or partial exercise of any right, remedy, power or privilege hereunder constitute
such a waiver or exhaust the same, all of which shall be continuing. The rights and remedies of
Lender specified in this Agreement shall be in addition to, and not exclusive of, any other rights
and remedies which Lender would otherwise have at law, in equity or by statute, and all such
rights and remedies, together with Lender’s rights and remedies under the other Loan
Documents, are cumulative and may be exercised individually, concurrently, successively and in
any order.

Section 8.4  Incorporation By Reference. Borrower agrees that until this Agreement
is terminated by the repayment to Lender of all principal and interest due and owing on the Note
and other sums due and owing pursuant to the other Loan Documents, the Note and the other
Loan Documents shall be made subject to all the terms, covenants, conditions, obligations,
stipulations and agreements contained in this Agreement to the same extent and effect as if fuily
set forth in and made a part of the Note and the other Loan Documents.

Section 8.5 Survival. All agreements, representations and warranties made in this
Agreement shall survive the execution of this Agreement, the making of the Advances by
Lender, and the execution of the other Loan Documents, and shall continue until Lender receive
payment in full of all of the Obligations and the Indebtedness of Borrower incurred under this
Agreement and under the other Loan Documents.

Section 8.6 Governing Law: Waiver of Jury Trial; Jurisdiction. IN ALL
RESPECTS, INCLUDING, WITHOUT LIMITING THE GENERALITY OF THE
FOREGOING, MATTERS OF CONSTRUCTION, VALIDITY AND PERFORMANCE, THIS
AGREEMENT, THE OBLIGATIONS ARISING HEREUNDER, AND ALL QUESTIONS
AND ISSUES ARISING HEREUNDER. SHALL BE GOVERNED BY AND CONSTRUED IN
ACCORDANCE WITH, THE LAWS OF THE STATE OF NEVADA, APPLICABLE TO
CONTRACTS MADE AND PERFORMED IN SUCH STATE (WITHOUT REGARD TO
PRINCIPLES OF CONFLICT OF LAWS) AND ANY APPLICABLE LAW OF THE UNITED
STATES OF AMERICA. TO THE FULLEST EXTENT PERMITTED BY LAW, BORROWER
HEREBY UNCONDITIONALLY AND IRREVOCABLY WAIVES ANY CLAIM TO
ASSERT THAT THE LAW OF ANY OTHER JURISDICTION GOVERNS THIS
AGRFEMENT AND THE NOTE, AND THIS AGREEMENT AND THE NOTE SHALIL BE
GOVERNED BY AND CONSTRUED IN ACCORDANCE WITH THE LAWS OF THE
STATE OF NEVADA.

BORROWER HEREBY WAIVES ANY RIGHT TO A TRIAL BY JURY IN ANY
ACTION RELATING TO THE LOAN AND/OR THE LOAN DOCUMENTS. BORROWER,
TO THE FULLEST EXTENT PERMITTED BY LAW, HEREBY KNOWINGLY,
INTENTIONALLY AND VOLUNTARILY, WITH AND UPON THE ADVICE OF
COMPETENT COUNSEL, (A) SUBMITS TO PERSONAL JURISDICTION IN THE STATE
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OF NEVADA OVER ANY SUIT, ACTION OR PROCEEDING BY ANY PERSON ARISING
FROM OR RELATING TO THIS AGREEMENT, (B) AGREES THAT ANY SUCH ACTION,
SUIT OR PROCEEDING MAY BE BROUGHT IN ANY STATE OR FEDERAL COURT OF
COMPETENT JURISDICTION IN THE STATE OF NEVADA, (C) SUBMITS TO THE
JURISDICTION AND VENUE OF SUCH COURTS AND WAIVES ANY ARGUMENT
THAT VENUE IN SUCH FORUMS IS NOT CONVENIENT, AND (D) AGREES THAT IT
WILL NOT BRING ANY ACTION, SUIT OR PROCEEDING IN ANY OTHER FORUM.
BORROWER FURTHER CONSENTS AND AGREES TO SERVICE OF ANY SUMMONS,
COMPLAINT OR OTHER LEGAL PROCESS IN ANY SUCH SUIT, ACTION OR
PROCEEDING BY REGISTERED OR CERTIFIED U.S. MAIL, POSTAGE PREPAID, TO
BORROWER AT THE ADDRESSES FOR NOTICES DESCRIBED IN THIS AGREEMENT,
AND CONSENTS AND AGREES THAT SUCH SERVICE SHALL CONSTITUTE IN
EVERY RESPECT VALID AND EFFECTIVE SERVICE (BUT NOTHING HEREIN SHALL
AFFECT THE VALIDITY OR EFFECTIVENESS OF PROCESS SERVED IN ANY OTHER
MANNER PERMITTED BY LAW).

Section 8.7 Counterparts. This Agreement may be executed in any number of
counterparts, all of which shall constitute a single Agreement.

Section 8.8 Notices. All notices, demands, requests, consents, approvals or other
communications {any of the foregoing, a “Notice™) required, permitted or desired to be given
hereunder shall be in writing and shall be sent by (a) registered or certified mail, postage prepaid,
return receipt requested, (b) Federal Express, UPS or another reputable overnight courier, or (c)
by hand by commercial courier service, addressed to the party to be so notified at its address set
forth opposite its signature, below, or to such other address as such party may hereafter specify
in accordance with the provisions of this Section. Any Notice shall be deemed to have been
received: (i) three (3) days after the date such Notice is mailed, (ii) on the date of delivery by
hand (or refusal to accept such delivery) if delivered during business hours on a Business Day
(otherwise on the next Business Day), and/or (i11) on the next Business Day if sent by an
overnight commercial courier. Notices shall be deemed effective if given by counsel to either
party, as if given directly by such party. No notice under this Agreement or any other Loan
Document shall be ineffective because of the failure to provide a copy of any notice to any party
to whom a courtesy copy is to be sent under this Agreement.

Any party may change the address to which any such Notice is to be delivered by
furnishing ten (10) days® prior written notice of such change to the other parties in accordance
with the provisions of this Section. Notices shall be deemed to have been given on the date as
set forth above, even if there is an inability to actually deliver any such Notice because of a
changed address of which no Notice was given, or there is a rejection or refusal to accept any
Notice offered for delivery.

Section 8.9 No Third-Party Reliance. No third party shall be entitled to rely upon
this Agreement or to have any of the benefits of Lender’s interest hereunder, unless such third
party is an express assignee of all or a portion of Lender’s interest hereunder.
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Section 8.10 Lender Assignment. Borrower agrees that Lender may assign its interest
in the Loan at any time without the prior consent of Bormower, provided that, upon such
assignment, the terms of the Loan shall not be modified or amended in any way and provided
further, that any such assignment does not violate any terms or conditions of the EB-5 Program.

Section 8.11 Time of the Essence. Time is of the essence hercof with respect to the
dates, terms and conditions of this Agreement.

Section 8.12 No Oral Modifications. No modification or waiver of any provision of
this Agreement shall be effective unless set forth in writing and signed by the parties hereto.

Section 8.13 Captions. The headings or captions of the Articles and Sections set forth
herein are for convenience only, are not a part of this Agreement and are not to be considered in
interpreting this Agreement.

Section 8.14 Borrower-Lender Relationship. The relationship between Borrower and
Lender created hereby and by the other Loan Documents shall be that of a borrower and a lender
only, and in no event shall Lender be deemed to be a partner of, or a joint venturer with,
Borrower.

[END OF AGREEMENT; SIGNATURE PAGES FOLLOW]
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IN WITNESS WHEREOF, the parties have executed this Agreement as of the day and
year first above written.

BORROWER:

FRONT SIGHT MANAGEMENT, LL.C, a Nevada
limited liability company

%ﬁ _/-'_-‘-ﬁ\
Name: Ignatiug Piazza
Title: Manae

Borrower’s Address:

1 Front Sight Road
Pahrump, NV 39061

With a copy to (which copy shall not constitute
notice);

Scott A. Preston, Esq.
Preston Arza LLP

8581 Santa Monica Boulevard, #710
West Hollywood, CA 90069

[Signature page 1 of 2 of Construction Loan Agreement]
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CALIFORNIA ALL—PURPbSE CERTIFICATE OF ACKNOWLEDGMENT

A notary public or other officer completing this certificate verifies only the identity of the individnal who signed the document to
which this eertificate is attached, and not the truthfulness, accuracy, or validity of that dgcument.

State of California

County of San Francisco

On OCF c‘?é 2016 pefore me, P. Fakeri , Notary Public,
{Here insert name and title of the officer)
personally appeared 2/ Idna 7S !_9 22 o

who proved to me on the basis of satisfactory evidence to be the person(g} whose namefg) is/aré subscribed to
the within instrument and acknowledged to me that he/sheffhey executed the same in his/berftieir authorized
capacity(ies), and that by his/her7feir signature(s) on the instrument the person(s), or the entity upon behalf of
which the persongsTacted, executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the foregomg paragraph
is true and correct.

AKERE
COMM. #2003459
Notary Public - Cair!w:ﬂa :

WITNESS my hand and official seal.

W /_ (Notary Seal)

Signature of NofTy Public

ADDITIONAL OPTIONAL INFORMATION
INSTRUCTIONS FOR. COMPLETING THIS FORM

Any acknowledgment completed in Colifornia must contain verbioge exactly as

DESCRIPTION OF THE ATTACHED DOCUMENT appears above in the notary section or a separate acimowledgment form must be
4 \’ properly completed and aniached lo that documens. The only exception is if a
T document is to be recorded putside of California. In such instances, any alternative
(-‘0 VA ?Tit]e (:de\{n_ tior%t}? rl.::E:ed i mg;)ot)r\ acknowledgment verbiage as may be printed on such a document 5o long as the
SCrip verbiage does not requive the notary to do someshing that is Hlegal for a notary in
% 0\ m’i_ California (Le. certifying the duthorized capacity of ihe signer). Please check the

[Title ot desclighon of attached docoment confnned) doctanent carefullp for proper notarial wording and aitach this form if required,

¢ State and County information must be the State and County where the decument
Number of Pages 6’_ Document Dath[[é signer(s) personally appeared before the notary pubiic for acknowledgment

= Date of notarization must be the date that the signer(s) personally appeared which
J must also be the same date the acknowledgment is completed.

» The notary public must print his or her name as it appears within his or her
commission followed by a comma and then your title (notary public).
e Print the name(s) of document signer(s) who personally appear at the time of

(Additional information)

notarization
CAPACITY CLAIMED BY THE SIGNER « Indicate the correct singular or plural forms by crossing off incomect forms {i.c.
[ Individual (s) I_aeu’she!da‘ey,— is fere ) or cirglm_g the correct forms. Failure to correctly indicate this
information may lead to rejection of document Tecording.
O Cerporate Officer = The notary seal impression must be clear and photographically reproducible,
Impression must not cover 1ext or lines. if seal impression smudges, re-seal if a
(Title) sufficient area permits, ctherwise complete a different acknowledgmeni form.

] Partner(s) ﬁgnatum ol’] m; notary public must mateh the signature on file with the office of
o e county clerk.
[ Attorney-in-Fact % Additional information is not required but could help to ensure this
[ Trustee(s) acknowledgment is not misused or atlached to a ditFerent document.
O Other 4 Indicate title or type of atiached document, number of pages and date.
*  Indicate the capacity claimed by the signer. If the claimed capacity is a
carporate officer, indicate the title (ie. CEQ, CFO, Secrelary).
* Seccurely atlach this document to the signed document

€ 2004-2015 Prolink Signing Service, Inc. ~ All Rights Reserved www. TheProLink com - Nationwide Notary Servce
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L] - -

LENDER:

LAS VEGAS DEVELOPMENT FUND, LLC, a
Nevada limited liability company

By:

Name:
Title:

Lender’s Address:

P.0. Box 3003

916 Southwood Blvd., Suite 1G

Incline Village, NV 89450

With a copy to (which copy shall not constitute

notice):

EB35 Impact Capital Regional Center LLC
916 Southwood Blvd., Suite 1G

Incling Village, NV 89430

And

Michael A. Brand, Esq.

2924 Selwyn Circle

Santa Barbara, California 93105

And:

C. Matthew Schulz, Esq.

Dentons US LLP

1530 Page Mill Road, Suite 200
Palo Alto, CA 94304-1125

[Signature page 2 of 2 of Construction Loan Agreement]
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FIRST AMENDMENT TO LOAN AGREEMENT

This FIRST AMENDMENT TO LOAN AGREEMENT (this “First Amendment”) is entered into
and eifective as of July 1, 2017 (the “First Amendment Effective Date”) by and between Las Vegas
Development Fund, LLC, a Nevada Limited Liability Company (“Lender™) and Front Sight Management,
LLC, a Nevada Limited Liability Company, (“Borrewer”). Lender and Borrawer and their respective
permitted successors and assigns are sometimes referred to in this First Amendment individually as a
“Party” and collectively as the “Parties”.

RECITALS

A. Lender and Borrower eatered into that certain Construction Loan Agreement dated as of
October 4, 2016 (the “Original Loan Agreement”). The Original Loan Agreement as amended by this
First Amendment is referred to herein as the “Agreement”. Pursuant to the Original Loan Agreement,
Borrower executed a Promissory Note dated Ociober 6, 2016 (the “Original Note”) and a Construction
Deed of Trust, Security Agreement, Assignment of Leases and Rents and Fixture Filing dated October 6,
2016 (the “Deed of Trust™). Initially capitalized terms not defined herein shall have the respective
meanings assigned to such terms in the Original Loan Agreement.

B. The Parties desire to amend the Original Loan Agreemesnt, the Original Note and the Deed
of Trust to modify the rights and obligations of the Parties as further set forth below,

AGREEMENT

NOW THEREFORE, in consideration of the foregoing Recitals, which are hereby incorporated
into the operative provisions of this First Amendment by this reference, and other good and valuable
consideration, the receipt and sufficiency of which are hereby acknowledged, the Parties further agree as
follows:

1. COMMENCEMENT DATE. The definition of “Commencement Daie” in the Original Loan
Agreement is hereby deleted and replaced with:

“Commencement Date means October 4, 20186,"

2. INTEREST RATE. The definition of Loan Rate in the Original Loan Agreement is amended to
read as follows:

“Loan Rate” means the interest rate applicable 10 the Loan as calculated at an annual rate of
6% during the [nitial Term with respect 1o all Advances made prior 1o July 1. 2017 and, with
respect to such Advances, if extended, at an annual rate of 7% during the Extension Term; and
with respect to all Advances made after July 1, 2017 as calculated at an annual rate of 7%
during the Initial Term, and, if extended, at an annual rate of 8% during the Extension Term.”

And Section 4 of the Note is amended to read as set forth in the Amended and Restated
Promissory Note attached heretg as Exhibit A.

3. MAXIMUM LOAN AMOUNT. The maximum Loan amount is hereby reduced from seventy-
tive million Dollars ($75,000,000) ta fifty million Dollars ($50,000,000). Accordingly, the reference in
Recital A of the Loan Agreement to SEVENTY-FIVE MILLION DOLLARS ($75,000,000) is hereby
amended to FIFTY MILLION DOLLARS ($50,000,000), and the fiest seantence of the definition o
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“Commitrnent” in the Loan Agreement is hereby amended to read: “Commitment” means an amount not
to exceed Fifty Million Dollars ($50,000,000)”.

Furthermore, the amount shown as the maximum principal amount on the Promissory Note is amended
by replacing “$73,000,000” with “$50,000,000.” and the amount of “Seventy-Five Million and No/100
Dollars ($75,000,000)" in the first sentence of the Promisséry Note is replaced by “Fifty Million and
No/100 Dollars ($50,000,000)" as set forth in the Amended and Restated Promissory Note attached hereto
as Exhibit “A™.

Additionally, the first sentence of Section 1.1 of the Construciion Deed of Trust, Security Agreement,
Assignment of Leases and Rents and Fixture Filing has been amended in said document to read: “Loan.
The indebtedness secured by this Deed of Trust is the result of a loan in the original principal amount of up
to Fifty Million dollars ($50,000,000) (the “Loan”) provided by Lender to Grantor,”

4. DATE T0O OBTAIN SENIOR DEBT. The date of December 31, 2016, in the last sentence of the
definition of Senior Debt, which is the outside date for Borrower to obtain such Senior Debt, is hereby
amended to December 31, 2017, provided, however. that Borrower, at its sole election, may extend said
date for an additional sixty (60) days from and after said date of December 31, 2017,

5. MAINTENANCE OF JOBS REQUIRED FOR EB-5 PURPOSES. Borrower agrees and

covenants to continue to employ sufficient full-time employees to meet the jobs creation
requirement of the EB-5 Program.

6. EB-5 INFORMATION. Borrower has provided Lender with a portion of the information and
documentation required pursuant to Section 5.10 of the Original Loan Agreement. The parties acknowledge
that Borrower’s copies of certain documentation were in an office in or around Santa Rosa, Califomnia,
which was burned down in a major wildfire in Northern California. Notwithstanding the foregoing, on or
before June 30, 2018, Borrower shall provide Lender with copies of major contracts, bank statements,
receipts, invoices and cancelled checks or credit card statements or other proof of payment reasonably
acceptable to Lender that document that Borrower has invested in the Project at least the amount of money
as has been disbursed by Lender to Borrower on or before the First Amendment Effective Date, it being
understood that such documentation may evidence investments occurring at any time from and after the
date of the Original Loan Agreement up to and including June 30, 2018. Borrower further agrees that, in
the event that there is an audit, compliance review or other form of request for such documentation by the
USCIS or any successor or affiliated agency, including the U.S. Securities and Exchange Commission or
the U.5. Department of Justice, Borrower will, at Borrower’s sole cost and expense, promptly reconstruct
in its entirety such documentation evidencing the investment of the amount of funds disbursed on or before
the First Amendment Effective Date by obtaining copies from third parties. Borrower further agrees that
the provisions of the Original Loan Agreement continue 10 apply with respect to the EB-35 Information {as
defined in the Original Loan Agreement) and all provisions of the Original Loan Agreement which require
Borrower to provide information and/or documentation to Lender continue 10 apply and Borrower will
comply fully therewith.

7. INDEMNIFICATION. Borrower agrees to defend, indemnify and hold Lender harmless from any
actual expense, cost, loss or damage, including reasonable attorneys’ fees and court costs, paid or incurred
by Lender due to (i) Borrower’s failure to provide the EB5 documentation for the peried from the first
disbursernent of the Loan proceeds through October 31, 2017, or (i) Borrower’s breach of iis obligations
contained in Paragraph 6, above,

8. AGREEMENT RATIFIED. Except as specifically amended or modified herein, each and every

term, covenant, and condition of the Original Loan Agreemeént, Note and Deed of Trust as amended is ? @
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hereby ratified and shall remain in full force and effect. Each and every reference to the “Agreement” in
the Original Loan Agreement {including, without limitation, the attachments thereto) shall be deemed to
refer to the Original Loan Agreement as amended by this First Amendment.

9. GOVERNING LAW. This instrument shail be interpreted and construed in accordance with the
laws af the State of Nevada.

10. BINDING AGREEMENT. This Firsi Amendment shall be binding upon and inure to the benefit
of the Parties hereto and their respective successors and permitied assigns.

11, COUNTERPARTS. This First Amendment may be executed in two or more counterparts, each of
which shall be deemed an original, but all of which together shall constitute one and the same document.

[Signature page follows] /}./)
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IN WITNESS WHEREOF, Lender and Borrower have signed this First Amendment as of the
First Amendment Effective Date.

BORROWER: FRONT SIGHT MANAGEMENT, LLC,
A Nevada Limited Liability Company

(’-—’7
(I o

Namc Ignatius P
Title: Manag&—/jc‘/f‘y/}"

LENDER:

LAS VEGAS DEVELOPMENT FUND, LLC,
A Nevada meed Liability Company

a pore
ot /7//@2/ Zy 2% e
Title: i ;g}/xi(éﬁf 2»{@§ﬁ§fﬁﬂﬁ
S5/ LA
A9
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CALIFORNIA ALL-PURPOSE ACKNOWLEDGMENT CIVIL CODE § 1189

S S e D T T T BT

A nctary public or other officer completing this certificate verifies only the identity of the individual who sigred the document
to which this certificate is attached, and net the truthfulness, sccuracy, or validity of that document.

State of California }
County of Sé?ﬁ/.éma_ 5

On I{/ﬂt’-zﬁ-‘-t.?{t’_/% 2017 before me, Trg lMA ’? 2:'3‘.}&(( /UG+’}F*1 24{{:4

Date Here Insert Name and Title of the Officer
T 4 .
personally appearad Jf@ jAtius 1411- fft.dhm. 1A 2A /r
Ncrmer;f of Signer(s)

who proved to me on the basis of satisfaciory evidence to be the person{sfwhose nama;(ﬁﬁs/;.v(subscribed
to the within instrument and acknowledged 1o me that he/stfe/they execlted the same in his/ Tl
authorized capacity{fﬁé{, and that by his/hef/thef? signature§] on the instrument the person(sy or the entity
upon behalf of which the persorl(,s'} acted, executed the instrument.

| certify under PENALTY OF PERJURY under the
JOHN A. RUSSELL ; laws of the State of California that the foregoing
13
Z

Notary Public - Calilornia paragraph is true and correct.
Sqnoma Couniy

)
} Gommission # 2171851 2 WITNESS my hand and official seal,
] My Gomm. Expires Nov 33, 2020 E
VL. Goon ()
Nl At
Sighature == / L

Ploce Notary Seo! and/or Stamp Above Signature of Notary Public
OPTIONAL

Completing this iniormation can defer afteration of the document or
froudutent reattachment of this form to an unintended document.

Description of Attached Decument | , "
Title or Type of Document: FipsT f‘}ﬂre-k!menf 7o Loaw 2 233

Dacument Date: //f /%/20/7 Number of Pages: 2
Signer{s) Other Than Named Above:

Capacity{ies) Claimed by Signer(s)

Signer's Name: Signer's Name:

O Corporate Officer — Title(s): 0 Corporate Officer - Title(s):

O Partner — O timited O General 0O Partnes — O Limited O General

0 Individual O Attorney in Fact O Individual O Attorney in Fact

O Trustee 0O Guardian of Conservator O Trustee 0. Guardian of Conservator
O Other; a Other:

Signer is Representing: Signer is Representing:

©2017 National Notary Association
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SECOND AMENDMENT TO LOAN AGREEMENT

This SECOND AMENDMENT TO LOAN AGREEMENT (this “Second Amendment™) is
entered into and effective as of February 28, 2018 (the “Second Amendment Effective Date”) by and
between Las Vegas Development Fund, LLC, a Nevada Limited Liability Company (“Lender™) and
Front Sight Management, LLC, a Nevada Limited Liability Company, (*Borrower”). Lender and
Borrower and their respective permitted successors and assigns are soimetimes referred to in this Second
Amendment individually as a “IParty” and collectively as the “Parties™.

RECITALS

A, Lender and Borrower entered into that certain Construction Loan Agreement dated as of
October 4, 2016 (the “Original Loan Agreement™). The Original Loan Agreement as
amended by this First Ameadment is referred to herein as the “Agrecment”, Pursuant to
the Original Loan Agreement, Botrower executed a Promissory Note dated October 6,
2016 (the “Original Note”) and a Construction Deed of Trust, Security Agreement,
Assigninent of Leases and Rents and Fixture Filing dated October 6, 2016 {(the “Deed of
Trust™). Initially capitalized terms not defined harein shall have the respective meanings
assigned to such terms in the Original Loan Agreement. The Original Loan Agreement
was amended by a First Aimendment to Loan Agreement effective as of July 1, 2017 (the
“First Amendinent”™) to further extend the date for obtaining the Senior Financing.

B. Borrower has represented to Lender that further extending the date for obtaining the
Senior Debt will benefit the Project by reducing borrowing costs by delaying the Senior Debt until it 1s
strictly necessary to allow construction to proceed at the fastest feasible pace. Borrower has further
represented to Lender that construction is currently proceeding at the wmost expedited pace reasonably
possible and that Borrower has réceived preliminary pricing terms from two lenders for the Senior Debt
(“Senior Debt Term Sheets™). The Parties desire to further amend the Original Loan Agreement, as
modified by the First Amendment, to modify the rights and obligations of the Parties as further set forth
below,

AGREEMENT

NOW THEREFORE, in consideration of the foregoing Recitals, which are hereby incorporated
into the operative provisions of this First Amendment by this reference, and other good and valvable
consideration, the receipt and sufficiency of which are hereby acknowledged, the Parties further agree as
follows:

1. DATE TQO OBTAIN SENIOR DEBT. The date of December 31, 2016, in the last
sentence of the definition of Senior Debt in the Original Loan Agreement, which was the
outside date for Borrower to obtain such Senior Debi, and which date was extended in the
First Amendment, is hereby amended to June 30, 2018.Concurrently with the execution
of this Second Extension, Borrower shall provide to Lender copies of term sheets, emails
and other materials related to the Senior Debt Term Sheets and shall periedically, but no
less than monthly, update the same.

2. AGREEMENT RATIFIED. Except as specifically amended or modified herein, sach and every
term, covenant, and condition of the Original Loan Agreement, Note and Deed of Trust as amended is

hereby ratified and shall remain in full force and effect. Each and every reference to the “Agreement” ilw
/

/A
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the Original Loan Agreement (including, without limitation, the attachunents thereto) shall be deemed to
refer to the Original Loan Agreement as amended by the First Amendment and this Second Amendment.

3. GOVERNING LAW. This instrument shall be interpreted and construed in accordance with the
substantive laws of the State of Nevada, excluding choice of law principles,

4. BINDING AGREEMENT. This Second Amendment shall be binding upon and inure to the
benefit of the Parties hereto and their respective successers and permitted assigns.

5. COUNTERPARTS. This Second Amendment may be executed in two or more counterparts,
each of which shall be deemed an original, but all of which together shall constitute one and the same
document.

IN WITNESS WHEREQF, Lender and Borrower have signed this Second Amendment as of the Effective
Date.

BORROWER:

FRONT SIGHT MANAGEMENT, LLC,
A Nevada Limited Liability Company

Vel _\) A
B'}: /{_l";ﬁ,ﬁé}//ﬂ o T“’\______
Name: Ignatiug Piazza (,

Title: Manager

LENDER:

LAS VEGAS DEVELOPMENT FUND, LLC,
A Nevada Limited Liability Company

o 2]

Name: Robért W. DzigBla

Title: President & CEQO
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DOC #905512

Official Records Nye County Nv
Deborah Beatty - Recorder

APN(s) 045-481-05 and 045-481-0&

RECORDING REQUESTED BY 01/18/2019 10:51:43 AM

and RETURN TO: Requested By: E-DOCS SOLUTIONS |
Recorded By: mJ RPTT:$0

Kathryn Holbert, Esq. NV Bar #10084 Recording Fee: $285 00

FARMER CASE & FEDOR Non Conformity Feg: §

2190 E. Pebble Rd.. #205 Page 1 of 5 ‘

Las Vegas, NV 89123

NOTICE OF BREACH., DEFAULT and ELECTION TO SELL UNDER DEED OF TRUST
IMPORTANT NOTICE

NOTICE IS HEREBY GIVEN that: Kathryn Holbert, Esq., is the duly appointed substitute
Trustee under that certain Construction Deed of Trust, Security Agreement, Assignment of Leases and
Rents and Fixture Filing dated October 6, 2016 and recorded on Qctober 13, 2016, as Document No.
860867 of official records in the Office of the Recorder of Nye County, Nevada; ("Deed of Trust"),
which was executed by FRONT SIGHT MANAGEMENT, LLC, a Nevada limited Liability company,
Grantor, as Trustor, to secure certain obligations in favor of LAS VEGAS DEVELOPMENT FUND,
LLC, & Nevada limited liability company, together with that certain First Amendment to Constrnction
Deed of Trust, Security Agreement and Fixture Filing dated July 1, 2017 and recorded on Januvary 12,
2018, as Document No. 886510, and any modifications/amendments thereto of the Official Records in
the Office of the Recorder of Nye County, State of Nevada {"Deeds of Trust").

Such DEED OF TRUST secures an Amended and Restated Promissory Note for the sum of up to
$50,000,000.00 as well as other material obligations. A breach of the obligations which are secured by
such Amended and Restated Promissory Noie has occurred and FRONT SIGHT MANAGEMENT, LLC
1s in default under the terms of the Deeds of Trust as set forth below:

The total amount due is $345,787.24 which is itemized as $32,833.33 current interest;
$158,395.80 past due interest; $138,655.62 legal/attorney fees and costs; and $15,902.49 in late fees.
Additionally, FRONT SIGHT MANAGEMENT, LLC has default regarding various material non-
monetary obligations which are set forth in and secured by the Deeds of Trust, including:

Improper use of loan proceeds.

Failure to provide government approved plans for construction.
Material delays in construction.

Material changes to the costs, scope and timing of the consimction.
Refusal to comply regarding securing senior debt.

Failure (v provide monthly project costs.

Failure to notity lender of the occurrence of evenis of default.
Refusal to allow inspection of books and records.

Refusal to allow site inspection by Lender and its representatives.
Failure to provide EB-5 documentation,

TR op o

NOTICE OF BREACH, DEFAULT and ELECTION TO SELL UNDER DEED OF TRUST
Page t of 2
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To cure the Defanlt and Reinstate your loan, you must pay all amounts then due at the time of
reinstatement, including any additional unpaid amounts that you are obligated to pay by the terms of the
Note and the Deed of Trust, such as, but not limited to, advances, taxes, hazard insurance and
obligations secured by prior encumbrances, plus Trustee's and/or Attorney's Fees and Costs and
Expenses incurred in enforcing the obligation AND cure the above itemized performance obligations.

Pursuant to NRS 104.9604(1)(b) the sale may, at the election of the beneficiary, include personal
property.
NOTICE

You may have the right to cure the defaults set forth herein and reinstate the obligations secured
by the Deeds of Trust described above. NRS Section 107.080 permits certain defaults to be reinstated
without requiring payment of that portion of principal and interest which would not be due had no
default occwred (acceleration of principal). Where reinstatement is possible, if the default is not cured
within 35 days following the recording and mailing of this Notice, the right of reinstatement shall
terminate and the property thereafter may be sold.

To find out the amount you must pay and the other obligations you must fulfill, or to seek to
make arrangements to stop the foreclosure, or if your property is in foreclosure for any other reason,
contact LAS VEGAS DEVELOPMENT FUND, LLC, c/o Kathryn Holbert, Esq. Farmer Case & Fedor,
Las Vegas, NV §9123, 702-579-3900.

That by reason thereof, the present beneficiary under such Deeds of Trust has executed and
delivered to said Trustee a written Declaration of Default and Demand for Sale, and has delivered to said
Trustee such Deeds of Trust and all documents evidencing obligations secured thereby and has declared
and does hereby declare all sums and obligations set forth above which are secured thereby immediately
due and has elected to cause the property to be sold to satisfy the obligations secured thereby.
~ AFFIDAVIT OF AUTHORITY IS ATTACHED HERETO

F (709

Dated

Holbert, Esq. Successor Trustee

Akl_oﬁ.w/;;ublic or other officer completing this certificate verifies only the identity of the
individual who signed the document, to which this certificate is attached, and not the
truthfulness, accuracy, or validity of that document.

STATE OF M &va0/
COUNTYOF (Ciaex.

On / (g before me,  Arzh L2 ganl , 4 Notary Public,
Personally appeared ‘Mazmevar Yveseer , who proved to me on the basis of satisfactory
evidence to be the person(s) whose name(s) is/are subsciibed to the within instrument and acknowledged
to me that he/she/they executed the same in his/her/their authorized capacity(ies), and ihat by

his/her/their signature(s} on the instrument the persony upon behalf of which the person(s)

acted, executed the instrument.

Notary Public A Jana_ Ba~te—
NOTICE OF BREACH. DEFAULT and ELECTION TO SELL UNDER DEED OF TRUST
PASCZOTZ  yAnAnscsnsncassaiacasddad
ALANA BARTON
Notary Public State of Nevada
No. 18-1915-1
My Appt. Exp. January 10, 2022

U U T T T T Y v

AR RS ADAN
TN
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AFFIDAVIT OF AUTHORITY TO EXERCISE THE POWER OF SALE

NRS § 107.080(2)(c)

STATE of CALIFORNIA )

)ss.
COUNTY of SAN DIEGO )

The affiant, ROBERT W. DZIUBLA, being first duly sworn upon oath, based on my direct,
personal knowledge, or pursuant to personal knowledge that I acquired by a review of the business
records, which meet the standards set forth forth in NRS §51.135, of the beneficiary and/or the servicer
of the obligation or debt secured by that certain Construction Deed of Trust, Security Agrecment,
Assignment of Leases and Rents and Fixture Filing dated October 6, 2016 and recorded on October 13,
2016, as Document No. 860867 of official records in the Office of the Recorder of Nye County,
Nevada; ("Deed of Trust"), which was executed by FRONT SIGHT MANAGEMENT, LLC, a Nevada
limited liability company, Grantor, as Trustor, to secure certain obligations in favor of LAS VEGAS
DEVELOPMENT FUND, LLC, a Nevada limited lability company, together with that certain First
Amendment to Construction Deed of Trust, Security Agreement and Fixture Filing dated July 1, 2017
and recorded on January 12, 2018, as Document No. 886510, and any modifications/amendments
thereto of the Official Records in the Office of the Recorder of Nye County, State of Nevada ("Deeds of
Trust™).

I further attest, under penalty of perjury, that I am the authorized representative of the
beneficiary under such Deeds of Trust, which are described in the NOTICE OF BREACH, DEFAULT
and ELECTION TO SELIL UNDER DEED OF TRUST to which this affidavit is attached.

I further attest, under penalty of perjury, to the following information, as required by NRS §
107.080(2)(c):

1. The full name and business address of the current trustee is:

Kathryn Holbert, Esq. NV Bar No. 10084

Farmer Case & Fedor

2190 E, Pebble Rd., Suite #205
Las Vegas, NV 89123
702-579-3900

2. The full name and business address of the current holder of the Promissory Note
which is secured by the Deeds of Trust and the current beneficiary of record of the Deeds of Trust is:

Las Vegas Development Fund, LLC
916 Southwood Blvd., Suite IG
Post Office Box 3003

Incline Village, NV 89450

ATFIDAVIT OF AUTHORIZATION
Page 1 of 3
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3. The full name and business address of the current servicer of the obligation or
debt which is secure by the Deeds of Trust is:

NES Financial Corp.
50 W. San Fernando St., Suite 300
San Jose, CA 95113

4. The beneficiary is in actual possession of the Promissory Note which is secured
by the Deeds of Trust and is entitled to enforce the debt and/or other obligations which are secured by
the Deed of Trust.

5. The beneficiary and/or the servicer of the obligations and/or debt which are
secured by the Deed of Trust has sent to the obligator/borrower of the obligation and/or debt which are
secured by the Deed of Trust a written statement of:

a. The amount of payment required to make good the monetary deficiency in
performance or payment, avoid the exercise of the power of sale and reinstate the terms and conditions

of the underlying obligation or debt as existing before the deficiency and/or defanlts occurred, as of the
date of the statements;

b. The amount in default;

c. The principal amount of the obligation or debt secuzed by the Deed of
Trust;

d. The amount of accrued interest and late charges,

e A good faith estimate of all fees imposed in connection with the exercise
of the power of sale; and

f. Contact information for obtaining the most current amounts due and the
“Tocal or toll free number as required by NRS 107.080(2)(c)(4).

6. A local or toll free telephone number that the obligor or borrower of the
obligation or debt may call to recetve the most current amount due and other items required to cure the

obligors defaults under the Deeds of Trust as well as recitation of the information contained in this
affidavit is 702-579-3900.

7. The following information regarding the recorded instruments that conveyed the
interest of the beneficiary is as follows:

Construction Deed of Trust, Security Agreement, Assignment of Leases and Rents and
Fixture Filing dated Qctober 6, 2016 and recorded on October 13, 2016, as Document No. 860867 of
official records in the Office of the Recorder of Nye County, Nevada; ("Deed of Trust"), which was
executed by FRONT SIGHT MANAGEMENT, LLC, a Nevada limited liability company, Grantor, as
Trustor, to secure certain obligations in favor of LAS VEGAS DEVELOPMENT FUND, LLC, a

OF Al [ 1) ON
Page 2 of 3
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Nevada limited liability company, together with that certain First Amendment to Construction Deed of
Trust, Security Agreement and Fixture Filing dated July 1, 2017 and recorded on January 12, 2018, as
Document No. 886510, and any modifications/amendments thereto of the Official Records in the Office
of the Recorder of Nye County, Staiz of Nevada ("Deeds of Trust™).

The beneficiary has and does hereby instruct the Successor Trustee to exercise the power of sale

with res cctmthc}thmhls set forth as security under the Deeds of Trust.
7 G 7 202

Robert W. Dftuba, Pfesident and CEO of beneficiary Dafed
LAS VEGAS DEVELOPMENT FUND, LL.C

A notary public or other officer completing this certificate verifies only the identity of the
individual who signed the document, to which this certificate is attached, and not the
truthfulness, accuracy, or validity of that document.

STATE of CALIFORNIA )

)ss.
COUNTY of SANDIEGO )

on Jan 4.1 before me, fitonda Anderberd 2 Notary Public,
Personally appeared _Zakicv+ W- Dzivbla , who proved to me on the basis of satisfactory
evidence to be the personfs) whose nameés) isfare subscnbed to the within instrument and acknowledged
to me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by
his/hes/their signature{s) on the instrument the persongs), or enhty uponbehalfofwhwhthepersonfsa
acted, executed the instrument.

AMANDA mI}ERBERG

= "g Cou. § 2220114 13
NOTARY FUBLIC-CALIFORNIA

Sai Diego Cowry =~

2 Hy Coun, Exp, JuL 21, 202 7

AFFIDAVIT OF AUTHO TION
Page 3 of 3
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AMENDED AND RESTATED PROMISSORY NOTE

$50,000,000.00 Date: July 1, 2017 (the “Effective Date™)

FOR VALUE RECEIVED, the undersigned, FRONT SIGHT MANAGEMENT LLC, a Nevada
limited liability company (“Berrower”), having an address at [ Front Sight Road, Pahrump, NV
89061, promises to pay, as hereinafter provided, to the order of LAS VEGAS DEVELOPMENT
FUND LLC, a Nevada limited liability company (“Lender™), having an address at P.O. Box 3003,
916 Southwood Blvd., Suite 1G, Incline Village NV 89450, without set-off, counterclaim or
deduction, the sum of Fifty Million and No/100 Dollars ($50,000,000.00), er so much thereof as
mazy have been advanced to or made available for the benefit of Borrower pursuant to the Loan
Agreement (as such term is hereinafter defined) and remains unpaid from time to time (hereinafier
called “Principal Balance™), with interest on the Principal Balance, until paid in full, at the rates
per annum hereinafter specified in legal tender for the payment of public and private debts in the
United States of America, all in accordance with the terms hereinafier set forth. All interest
payable hereunder shall be computed on the basis of a 360-day year, but shall be charged for the
actual number of days principal is unpaid.

I. Payment Location. All payments of principal and interest under this Note shal! be

made in lawful money of the United States of America by wire transfer in immediately available
funds to such account as may be designated by Lender io Borrower in writing.

2. Capitalized Terms. Unless the context otherwise indicates, capitalized terms not
otherwise defined herein shall have the meanings provided for such terms in that certain
Construction Loan Agreement of October 6, 2016, as amended by thati certain First Amendment
to Construction Loan Agreement of even date herewith by and between Borrower and Lender (as
the same may be furtlier amended, modified or supplemented from time to time hereinafier
collectively referred to as the “Loan Agreement”), and which terms are incorporated by this
reference as if fully set forth herein.

3. ldentification of Note. This Amended and Restated Promissory Note (this “Note™)
is the Promissory Note referred to in the Loan Agreement and shall amend, restate and replace in
its entirety that certain Promissory Note, made as of October 6, 2016, by Borrower, in favor of
Lender, for the purpose of clarifying certain terms and conditions intended to be effective from
and after the Effective Date. The Loan Agreement goverus the terms of the indebtedness of
Borrower to Lender evidenced by this Note and such other indebtedness as more particularly set
forth in the Security Documents (defined below).

4. Pavments. This Note shall be payable by Borrower to Lender as foliows:

(a} Interest shall accrue commencing tpon the date upon which funds are first released
to Borrower from the Loan Escrow, and continuing until such time as Borrower repays
such funds to Lender, in whole or in part, as and when permiited in accordance with

4835-0286-1843.2

)
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the Loan Agreement. Borrower shall make current payments of interest on the first (1%
day of each calendar month on that portion of the Principal Balance then outstanding
calculated at an annuval rate of 6% during the Initial Term with respect to all Advances
made prior to July 1, 2017 and, with respect to such Advances, if extended, at an annual
rate of 7% during the Extension Term; and, with respect to all Advances made afier
July I, 2017 at an annual rate of 7% during the Initial Term, and, with respect to such
Advances, if extended, at an annual rate of 8% during the Extension Term.

If any payment date is on a weekend or national holiday, payment shall be made on
the next business day.

(b)  The entire unpaid Principal Balance and all interest accrued thereon shall
be due and payable in full on the Initial Maturity Date, subject, however, to Botrower's
election to extend the Tnitial Maturity Date in dccordance with the terms and conditions set
forth in Section 1.6 of the Loan Agreement.

(c) In the event that the maturity date is extended as set forth in Section 4(b)
above, all accried and unpaid interest pursuant to Section 4(a) above shall be paid to
Lender on the Initial Maturity Date.

(d)  Following any Event of Default hereunder or under the Loan Agreement,
interest shall accrue at the Default Rate together with, as applicable, any Late Charge in
accordance with the Loan Agreement.

(&)  No payment of interest or other consideration made or agreed to be made
by Borrower pursuant 1o this Note or any other instrument referring to or securing this Note
shall, at any time, be deemed to have been computed at an interest rate in excess of the
maximum rate of interest permissible by law, if any. In the event such payments of interest
or other consideration provided for in this Note or any othet instrument referring to or
securing this Note shall result in payment of an effective rate of interest which, for any
period of time, is in excess of the limit of the usury law or any other law applicable to the
loan evidenced hereby, all sums in excess of those lawfully collectible as interest for the
period in question shall, without further agreement or notice between or by any party or
parties hereto, be applied to the Principal Balance immediately upon receipt of such monies
by Lender with the same force and effect as though Borrower had specifically designated,
and Lender had agreed to accept, such extra payments as a principal payment, without
premium or penalty. If the Principal Balance has been fully paid, any such excess amouint
shall be refunded to Borrower. This provision shall control over every other obligation of
Borrower hereunder and under any instrument that secures this Note.

D Except as set forth in Section 4(e) above, all payments made hereunder shall
be applied to amounts due in accordance with the Loan Agreement.

5. Prepayment. The Principal Balance and accrued interest thereon may be prepaid in
full or in part only as provided in the Loan Agreement,

6. Security. The payment and performance of this Note and other Obligations are
secured by the lien of that certain Deed of Trust, Assignment of Leases and Rents, Security /Z})

4835-0286-1843.2 2
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Agreement and Fixture Filing of éven date herewith (“Deed of Trust”), by Borrower for the
benefit of Lender encumbering certain real and personal property located in Nye County, Nevada,
as more specifically described therein (the “Project™). Advances of the sums evidenced by this
Note are to be made pursuant to the Loan Agreement.

Each Borrower, co-maker, endorser, surety and guarantor hereby guaranties payment of
this Note, and waives demand for payment, presentment for payment, notice of nonpayment,
protest, potice of protest, notice of dishonor, notice of intention to accelerate maturity, notice of
acceleration of maturity, notice of intent to foreclose on any collateral securing this Note, all other
notices as to this Note, diligence in collection as to each and every payment due hereunder, and ali
other requirements necessary to charge or hold such person or entity to any obligation hereunder,
and agrees that without any notice Lender may take additional security herefor or may release any
or all security heretor, or alene or together with any present or future owner or owners of all or
any part of the Project or by any other security documents, may from time to time extend, renew,
or otherwise modify the date or dates or amount or amounts of payment above recited, or Lender
may from time to time release any part or parts of the property and interest subject to the Deed of
Trust or any other security documents from the Deed of Trust and/er any other security documents,
with or without consideration, and that, in any such case, each Borrower, co-maker, endorser,
surety and guarantor shall continue to be bound hereby and to be liable to pay the unpaid balance
of the indebtedness evidenced hereby, as so additionally secured, extended, renewed or modified,
and notwithstanding any such release, and further agrees to indemnify Lender against and hold
Lender harmless from and pay all costs and expenses of collection, including court costs and
reasonable attorneys' fees (prior to trial, at trial and on appeal) incurred in collecting the
indebtedness evidenced hereby, or in exercising or defending, or obtaining the right to exercise,
the rights of Lender hereunder, under the Loan Agreement or under any security document,
whether suit be brought or not, and in foreclosure, in bankruptcy, insolvency, arrangement,
reorganization and other debtor-relief proceedings, in probate, in other court proceedings, or
otherwise, whether or not Lender prevails therein, and all costs and expenses incurred by Lender
in protecting or preserving the property and interests which are subject to the Deed of Trust and/or
any other security documents.

7. Defauit. Time is of the essence hereof. The occurrence of an Event of Default
under the Loan Agreement shall constitute an Event of Default ymder this Note. Upon the
occurrence of an Event of Default, Lender shall have the rights set forth in Section 6.2 of the Loan
Agreement.

Lender shall not by any act, delay, omission or otherwise be deemed to have waived any
of its rights or remedies, and no waiver of any kind shall be valid unless in writing and signed by
Lender. Afl rights and remedies of Lender under the terms of this Note, under the terms of the
Loan Agreement and/or of any other security document, and under any statutes or rules of law
shall be cumulative and may be exercised successively or concurrently by Lender. Borrower agrees
that Lender shall be entitled to all the rights of a holder in due course of negotiable instruments.
Any provision of this Note which may be unenforceable or invalid under any law shall be
ineffective to the extent of such unenforceability or invalidity without affecting the enforceability

or validity of any other provision hereot’./@

4835-0286-1843.2 3
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8. Interest Rate Limitation. Tt is the intent of Borrower and Lender in the execution
of this Note and all other instruments securing this Note that the loan evidenced hereby be exem pt
from the restrictions of the usury laws of the State of Nevada. In the event that, for any reason, it
should be determined that the Nevada wsury law is applicable to the Loan, Lender and Borrower
stipulate and agree that none of the terms and provisions contained herein or in any of the other
Security Documents shall ever be construed to create a contract for the use, forbearance or
detention of money requiring payment of interest at a rate in excess of the maxinwim interest rate
permitted to be charged by the laws of the State of Nevada. Tn such event, if any holder of this
Note collects monies which are deemed to constitute interest which would otherwise increase the
effective interest rate on this Note o a rate in excess of the maximum rate permitted to be charged
by the laws of the State of Nevada, all such sums deemed to constitute interest in excess of such
maximum rate will, at the option of Lender, be credited to the payment of the sums due hereunder
(without penalty or premium to Borrower) or returned to Borrower. Borrower agrees to pay an
effective contracted for rate of interest equal to the rate of interest resulting from all interest
payable as provided in this Note, plus any fees, costs and expenses which may be deemed interest
under Nevada law.

9. Applicable Law: Jury Trial. IN ALL RESPECTS, INCLUDING, WITHQUT
LIMITING THE GENERALITY OF THE FOREGOING, MATTERS OF CONSTRUCTION,
VALIDITY AND PERFORMANCE, THIS NOTE AND THE OBLIGATIONS ARISING
HEREUNDER SHALL BE GOVERNED BY AND CONSTRUED IN ACCORDANCE WITH,
THE LAWS OF THE STATE OF NEVADA, APPLICABLE TO CONTRACTS MADE AND
PERFORMED IN SUCH STATE (WITHOUT REGARD TO PRINCIPLES OF CONFLICT OF
LAWS) AND ANY APPLICABLE LAW OF THE UNITED STATES OF AMERICA. TO THE
FULLEST EXTENT PERMITTED BY LAW, BORROWER HEREBY UNCONDITIONALLY
AND IRREVOCABLY WAIVES ANY CLAIM TOQ ASSERT THAT THE LAW OF ANY
OTHER JURISDICTION GOVERNS THIS NOTE AND THE SECURITY DOCUMENTS,
AND THIS NOTE AND THE SECURITY DOCUMENTS SHALL BE GOVERNED BY AND
CONSTRUED IN ACCORDANCE WITH THE LAWS OF THE STATE OF NEVADA.

BORROWER HEREBY WAIVES ANY RIGHT TO A TRIAL BY JURY IN ANY
ACTION RELATING TO THE LOAN AND/OR THE SECURITY DOCUMENTS.
BORROWER, TO THE FULLEST EXTENT PERMITTED BY LAW, HEREBY
KNOWINGLY, INTENTIONALLY AND VOLUNTARILY, WITH AND UPON THE ADVICE
OF COMPETENT COUNSEL, (A) SUBMITS TO PERSONAL JURISDICTION IN THE
STATE OF NEVADA OVER ANY SUIT, ACTION OR PROCEEDING BY ANY PERSON
ARISING FROM OR RELATING TO THIS NOTE, (B) AGREES THAT ANY SUCH ACTION,
SUIT OR PROCEEDING MAY BE BROUGHT IN ANY STATE OR FEDERAL COURT OF
COMPETENT JURISDICTION IN CLARK COUNTY IN THE STATE OF NEVADA, (C)
SUBMITS TO THE JURISDICTION AND VENUE OF SUCH COURTS AND WAIVES ANY
ARGUMENT THAT VENUE IN SUCH FORUMS IS NOT CONVENIENT, AND (D) AGREES
THAT IT WILL NOT BRING ANY ACTION, SUIT OR PROCEEDING IN ANY OTHER
FORUM. BORROWER FURTHER CONSENTS AND AGREES TO SERVICE OF ANY
SUMMONS, COMPLAINT OR OTHER LEGAL PROCESS IN ANY SUCH SUIT, ACTION
OR PROCEEDING BY REGISTERED OR CERTIFIED U.S. MAIL, POSTAGE PREPAID, TO
BORROWER AT THE ADDRESSES FOR NOTICES DESCRIBED IN THIS NOTE, AND

CONSENTS AND AGREES THAT SUCH SERVICE SHALL CONSTITUTE IN EVERY?/)

4835-0286-1843.2 4
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RESPECT VALID AND EFFECTIVE SERVICE (BUT NOTHING HEREIN SHALL AFFECT
THE VALIDITY OR EFFECTIVENESS OF PROCESS SERVED IN ANY OTHER MANNER
PERMITTED BY LAW).

[SIGNATURE PAGE FOLLOWS] /’?@
/

4835-0286-18432 5
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IN WITNESS WHEREOF, Borower has caused this Note to be duly executed and

delivered efffective as of the day and year first above set forth.

4835-0286-1843.2

BORROWER;

FRONT SIGHT MANAGEMENT LLC,
a Nevada limited liability company

V.

7~ 77 i
Name: Ignating :

Title: Manager

PLEASE SEE ATTACHED
CALIFORNIA ALL-PURPOSE
ACKNOWLEDGEMENT FORM
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CALIFORNIA ALL-PURPOSE ACKNOWLEDGMENT CIVIL CODE § 1189

D T S T e P ey X e S e e D o S T S S S St S e S W B <D o o

A notary public or other officer completing this certificate verifies only the Identity of the individual wha sighed the document
to which this cerfificate is attached, and not the truthfulness, accuracy, or validity of that document.

State of California }
County of 5’91/810-,.:( :

on Mad. /Y. 2017 before me, SOl A | a':-'ﬁ(//- Aot e, a,«é;ﬂ

L Date ~ Here [nsert Nome and Title of the Officer

5 1
personally appeared __ Lagradivs /441/7[46’&7{.4_ Fiap2q L
= Namg;fgfs.fgnejjsd’

who proved 1o me on the basis of satisfactory evidence to be the ersoryis]’whose namejsr}’isl;;é’subscribed
to the within Instrument and acknowledged to me that he/gife/they executed the same in his/per/thelt
authorized capacity(ig€), and that by his/ rlﬂyeﬁ signaturgs»}’on the instrument the person(sy, or the entity
upen behall of which the personﬁﬂ)’ac’aed' executad the instrument. '

| cedify under PENALTY OF PERJURY under tha
laws of the State of California that the foregoing
paragraph is true and correct.

JOHN A RUSSELL
Notary Public - California
$onama County Z
Commission # 2171851 =
My Comm. Expires Nov 13, 2020

WITNESS my hand and official seal.

SignaturQ/f:b /%QCUJ'J‘ C/ /

Signature of Notary Public

Ploce Notary Seal and/or Stomp Above

OPTIONAL

Completing this information con deter aiterotion of the document or
froudulent reaftachment of this form to an Unintended document
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LOAN AGREEMENT
(Construction Line of Credit)

{

This Loan Agreement (the “Agreement”) 13 made and entered into as of thes_LLcIay of
Ociober, 2017, by and between FRONT SIGHT MANAGEMENT, LLC, a Nevada limited
liability company (“Borrower”), and TOP RANK BUILDERS INC., a Nevada corporation
(“Top Rank™), MORALES CONSTRUCTION, INC., a Nevada comporation (“Merales™), and
ALL AMERICAN CONCRETE & MASONRY INC., a Nevada corporation (“All American”;
collectively, Top Rank, Morales and All American may be referred to as “Lender™); provided,
that TOP RANK BUILDERS INC. is the duly authorized agent and representative of Lender for

purposes of this Agreement.

RECITALS

A. Borrower has negotiated with and obtained from Lender a construction ine of creditin
the masamum principal amount of Thirty-Six Million and No/100 United States Dollars
(US$36,000,000.00) for the purpose of financing the construction of that certain project known as
the Front Sight Resort and Vacation Club located in Pahrump, Nevada (the “Project”).

B. Lender has agreed to extend said line of credit to Borrower for such purpose upon and
subject to all covenants, terms, and conditions hereinafter provided.

NOW, THEREFORE, for good and valuable consideration, the receipt and sufficiency of
which are hereby acknowledged, the parties hereto hereby agree as foliows:

ARTICLE 1.
DEFINITIONS AND INTERPRETATIONS

1.1 DEFINITIONS. For purposes of this Agreement, the following terms shall have the
following meanings:

1.1.1 “Actual Expenses” shall mean the necessary and reasonable expenses
incutred for the operation, maintenance and admnistration of Borrower, but shall exclude
depreciation, replacement and obsolescence charges or reserves and further excluding amortization
of intangibles or other bookkeeping entries of a similar nature.

1.1.2 “Advance” or “Advances” shall mean, individually and collectively, an
advance of Loan Proceeds pursuant to this Agreement and the Note.

1.1.3  “Agreement” shall mean this Loan Agreement, either as onginally executed
or as it may from time to time be supplemented, modified, extended, renewed, or amended.

1.1.4 “All American™ shall having the meaning set forth in the Introductory
Paragraph of this Agreement.

Loan Agreement (Construction Line of Credit)
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1.1.5 “Assets” shall mean any interest of Borrower in any kind of property,
whether real, personal or mixed, tangible or mtangible.

1.1.6 “Borrower” shall having the meaning set forth in the Introductory Paragraph
of this Agreement.

1.1.7 “Business Day” shall mean Monday through Friday, excluding any day of
the year on which banks are required or authorized to close in the State of Nevada.

1.1.8 “Construction Agreements” shall mean those certain construction
agreements hereinafter to be entered into from time to time by and between Borrower and one or
more of the Construction Contractors with respect to the construction of the Project.

1.1.9 *“Construction Contractors” shall mean, collectively, Top Rank, Morales
and All American, together with their successors and assigns.

1.1.10 “Event of Default” shail mean any of the events or occurrences specified in
Article 5 hereof, or as otherwise specified in the Loan Documents.

1.1.11 “Gross Revenues” shall mean, for any period, all moneys, fees, rates,
receipts, rentals, licensing fees, charges, taxes, assessments, issucs and income received for,
received by or derived from, the Borrower, the operation of the Borrower or its facilities or any
other source whatsoever, including, without limitation, grants, contributions, moneys received
from the operation of the Borrower’s business or the possession of its properties, insurance
proceeds or condemnation awards, income from investments, and all nghts to receive the same,
whether in the form of accounts, accounts receivable, contract rights or other rights and the
proceeds of the same whether now owned or held or hergafter coming into being.

1.1.12 “Indemnitee(s)” shall have the meaning set forth in Section 7.3 of this
Agreement.

1.1.13 “Instaliment Payments™ shall have the meaning set forth in Section 3.6 of
this Agreement.

1.1.14 “Law” shall mean, collectively, all federal, state, and local Jaws, rules,
regulations, ordinances, and codes.

1.1.15 “Lender” shall having the meaning set forth in the Introductory Paragraph
of this Agreement.

1.1.16 “Loan” shall mean the extension of credit by Lender to Borrower in the

form of Advances under this Agreement and disbursement of Loan Proceeds pursnant to the
provisions of Article 3 below.
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1.1.17 “Loan Closing™ shall mean the date on which the Loan closes, in accordance
with Article 3 of this Agreement.

1.1.18 “Loan Closing Costs” shall mean any and all fees and costs incurred by
Lender in connection with the negotiatton and preparation of the Loan Documents, including
attorneys’ fees, and closing of the Loan as herein provided.

1.1.19 “Loan Documents” shall mean, individually and collectively, this
Agreement, the Note, resolutions and certifications of Borrower, and such other documents as
Lender may require Borrower to give or cause to be given to or for the benefit of Lender as
evidence of the Loan.

1.1.20 “Loan Proceeds” shall mean all funds advanced by Lender as the Loan to
Borrower under this Agreement.

1.1.21 “Maturity Date” shall mean the date which is sixty (60) months from and
after the date of the first Advance of the Loan, at which time the entire principal balance of the
Loan, plus accrued interest thereon, is and shall be due and payable as provided in this Agreement
and the Note, subject to acceleration as provided in the Loan Documents.

1.1.22 “Maximum Amount” shall have the meaning set forth in Section 3.1 hereof.

1.1.23 “Morales” shall having the meaning set forth in the Introductory Paragraph
of this Agreement.

1.1.24 “Net Revenues” shall mean the excess of Gross Revenues over Actual
Expenses for such period {excluding therefrom any one-time revenues from the sale of any capital
asset).

1.1.25 “Note” shall mean the Promissory Note of Borrower, in the maximum
principal amount of the Loan, payable to the order of Lender, duly executed by Borrower, as
required by Lender to evidence the Loan.

1.1.26 “Obligations” means the Advances and any and all existing and future
indebtedness and liability of every kind, nature and character, direct or indirect, absolute or
contingent, joint or several (including all renewals, extensions and modifications thereof and all
artomey’s fees and expenses incurred by Lender in connection with the collection or enforcement
thereof, including but not limited to, the enforcement of this Agreement under provisions of the
U. 8. Bankruptcy Code whether by motion for relief from stay or otherwise), of the Borrower to
the Lender however and whenever created, arising, evidenced or acquired.
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1.1.27 “Organizational Documents™ shall mean the duly filed, certified and/or
executed documents or instruments evidencing or confirming the lawful formation and existence
of Borrower.

1.1.28 “Permitted Liens” mean any liens, charges and encumbrances on title to the
real property constituting the Project as of the Closing Date of the Loan, including, but not limited
to, that certain Deed of Trust in favor of Las Vegas Development Fund, LLC, to guarantee
Borrower's obligations under that certain Construction Loan Agreement by and between Borrower
and Las Vegas Development Fund, LLC, together with such other matters of title thereafter
approved by Lender in writing. For the avoidance of doubt, any liens, charges and/or
encumbrances securing the Sentor Debt shall be considered as “Permitted Liens” as and when such
liens, charges and/or encumbrances are granted by Borrower in favor of the provider of the Senior
Debt.

1.1.1 “Person” means any individual, sole proprietorship, general partnership,
limited partnership, limited liability partnership, limited liability company, joint venture, trust,
unincorporated organization, association, corporation, government, or any Bormower or politnical
division thereof, or any other entity.

1.1.2  *“Project” shall having the meaning set forth in Recital A of this Agreement.

1.1.3  “Senior Debt” means the additional loan that will be sought by Borrower,
and which Borrower will use it best efforts to obtain, from a traditional financial institution
specializing in financing projects such as the Project,

1.1.4 “Top Rank” shall having the meaning set forth in the Introductory
Paragraph of this Agreement.

1.2 USE OF DEFINED TERMS. Any defined terms used in the plural shall include the
singular, and the masculine gender shall include the feminine and/or neuter, and such terms shall
encompass all members of the relevant class.

1.3 SCHEDULES AND EXHIBITS. All schedules and exhibats to this Agreement,
either as originally existing or as the same may from time to time be supplemented, modified or
amended, are incorporated herein by reference.

1.4  REFERENCES, Any reference to this Agreement or any other documnent shall
include such document, both as onginally executed, and as it may from time to time be amended,
supplemented and modified. References herein to Articles, Sections and Exhibits shall be
construed as references to this Agreement unless a different document is named.

1.5 OTHER TERMS. The term “document” 15 used in 1ts broadest sense and
encompasses agreements, certificates, opimons, consents, istruments and other written material
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of every kind. The terms “including” and “include” shall mean “including (include), wathout
limnitation.”

ARTICLE 2.
REPRESENTATIONS AND WARRANTIES OF BORROWER

Borrower hereby represents and warrants to Lender as of the date of this Agreement, the
date(s) the Loan Proceeds are disbursed to Borrower, and each and every date during the term of
the Loan, or any portion thereof, as the context admits or requires, that:

2.1  BORROWER’S CAPACITY. Borrower s alimted Lability corvpany, duly organmzed and validly
existing under the laws of the State of Nevada. The Borrower is duly authorized to enter info this
Agreement and to carry out its obligations hereunder and the Borrower has duly authorized the
execution and delivery of this Agreement by the individual(s) executing this Agreement on behalf
of the Borrower.

22 VALIDITY OF LOAN DOCUMENTS. The Loan Documents are and shall
continue to be in all respects valid and binding upon Borrower according to their terms, subject to
all Laws, including, without limitation, equitable principles, insolvency Laws, and other matters
applying to creditors generally; provided, however, that the implementation of such Laws do not
and will not affect the ultimate realization of the Obligations. The execution and delivery by
Borrower, and the performance by Borrower, of all its obligations under the Loan Documents have
been duly authorized by all necessary action and do not and will not: (a) require any consent or
approval not heretofore obtained of any other entity; or (b) violate any provision of any Laws, or
of any order, writ, judgment, injunction, decree, determination or award of any court or of any
governmental Borrower; or (c) result in a breach of or constitute a default under, cause or permit
the acceleration of any ohligation owed under, or require any consent under any indenture or loan
or credit agreement or any other agreement, lease, or instrument to which Borrower is a party or
by which Borrower or any property of Borrower is bound or affected.

23  BORROWER NOT IN DEFAULT OR VIOLATION, Borrower is not in default
under or in violation of any Laws, order, writ, judgment, injunction, decree, determination or
award. Borrower is not in default under any obligation, agreement, instrument, loan, or indenture,
whether to Lender or otherwise, or any iease. No event has occurred and is continuing, or would
result from the making of any Advance, which constitutes an Event of Default, or would constitute
an Event of Default but for the requirement that notice be given or time elapse or both.

24  NO APPROVALS REQUIRED. No authorization, consent, approval, order,
license, exempiion from, or filing, registration, or qualification with, any governmental Borrower
is or will be required to authorize, or is otherwise required in connection with the execution,
delivery and the performance by Borrower of all or any of its obligations under the, Loan
Documents.
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2.5 PENDING LITIGATION. There are no actions, suits, or proceedings pending, or
to the knowledge of Borrower threatened, against or affecting Borrower or involving the validity
or enforceability of any of the Loan Documents, at Law or in equity, or before or by any
govemnmental Borrower, except actions, suits, and proceedings that are fully covered by insurance
or which, if adversely determined, would not materially impair the ability of Botrower to perform
each and every one of its obligations under and by virtue of the Loan Documents; and Borrower
is not in default with respect to any order, writ, injunction, decree, or demand of any court or any
governmental Borrower.

2.6 VIOLATION OF LAWS. There are no violations or notices of violations of any
Law relating to Borrower,

2.7 SOLVENCY. Borrower is and shall continue to be able to pay its debts as they
mature and the realizable value of its Assefs is, and at all times that it may have obligations
hereunder shall continue to be, sufficient to satisfy any and all obligations hereunder.

2.8 PRINCIPAL PLACE OF BUSINESS. The principal place of business of Borrower
15, and will continue to be, as set forth under Section 7.12 of this Agreement. In the event that
Borrower hereafter intends to move its principal place of business, it shall first give at least thirty
(30) days’ prior written notice to Lender of its intention so to move, the date that such move is
anticipated, and its new address.

29  PERMITS. Borrower possesses all licenses, approvals, permits, franchises, patents,
copyrights, trademarks, and trade names, or rights thereto, that are necessary for the ownership
and use of Borrower’s properties, and for the business substantially as now conducted and as
presently proposed to be conducted by Borrower, and Borrower is not in material violation of any
valid rights of others with respect to any of the foregoing.

2.10  FULL DISCLOSURE. All information in the loan application, financial statement,
certificate, or other document and all information prepared and delivered by Borrower to Lender
in obtaining the Loan is correct and complete in all material respects, and there are no omissions
therefrom that result in such information being incomplete, incorrect, or misleading in any material
adverse respect as of the date thereof.

2.11 USE OF PROCEEDS. The proceeds of each Advance will be used by Borrower
solely for the purposes specified in this Agreement.

ARTICLE 3.
THE LOAN

3.1 THELOAN. The total amount available for borrowing by Borrower hereunder on arevolving
basis is Thirty-Six Million and No/100 United States Dollars (US$36,000,000.00) (the
“Maximum Amount”). The outstanding principal balance of the Loan will not exceed at any time
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the sum of Thirty-Six Million and No/100 Dollars ($36,000,000.00). Funds borrowed and repaid
may be re-borrowed, but subject to the following conditions and limitations (in additien to any
other conditions or limitations set forth in this Agreement or in the Note): (a) if, at any time, the
aggregate amount advanced by Lender to Borrower exceeds the amount of the Maximum Amount,
Borrower shall, no later than five (5) days following written notice thereof by Lender, pay down
the Loan by such principal amount that exceeds the amount of the Maximum Amount, and (b)
each Advance shall be due and payable on the Maturity Date. Advances may be requested as set
forth in the Note.

3.2  NOTE. The Loan shall be evidenced by the Note. Each payment under the Loan
shall be evidenced and recorded upon Lender’s foan records, which recordation shall be prima
facie evidence of such payment; provided, however, that the failure by Lender to make any such
recordation shall not limit or otherwise affect the obligations of Borrower hersunder or under the
Note.

3.3 INTEREST, PAYMENTS, PREPAYMENT, Principal and interest under the Note
shall be due and payable as provided for in the Note. The Note may be prepaid as provided for in
the Note,

34 PURPOSE OF LOAN. Loan Proceeds shall be used by Borrower exclusively for
the purpose or purposes set forth in this Agreement, including, without limitation, for the purposes
described in Recital A of this Agreement.

3.5  CONDITIONS PRECEDENT TO LOAN. In addition to all other conditions of the
effectiveness of this Agreement, the Loan Closing shall occur upon, and the obligations of Lender
pursuant to this Agreement shall be subject to, the satisfaction of the following conditions, any or
all of which may be waived, in whole or in part, by Lender:

3.5.1 Borrower, at its sole expense, shall deliver to Lender, on or before the date
of any of the Advances, the following, in form and substance satisfactory to Lender, in Lender’s
sole opinion and judgment:

3.5.1.1 This Agreement,
3.5.1.2 The Note;

3.5.1.3 Such resolutions, authorizations or certifications, as applicable, to
borrow and/or related documents from Borrower; and

3.5.1.4 True and correct copies of Borrower’s Organizational Documents.
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