
AGENDA

CITY COUNCIL MEETING

MONDAY, MAY 17, 2021

7:00 p.m. 

This meeting will be conducted by teleconference. 

The public may listen into this meeting by calling the following conference line and then
entering the conference code: 

Dial-In Number: ( 929) 436-2866
Meeting ID:  381 083 245

Prayer

Pledge of Allegiance

Roll Call

58-20 Public Hearing re: Proposed Resolution Authorizing a Lease Agreement for a
portion of 80 Hastings Street to allow for an Outdoor Tasting and Picnic Area
for Fifth State Distillery. 

59-20 Public Hearing re: Proposed Resolution Authorizing Disposition of Four ( 4) 
City- Owned Properties. 

66-20 Public Hearing re: Proposed Resolution Approving Programs for Connecticut
Neighborhood Assistance Act Tax Credit Program Applications. 

MINUTES FOR APPROVAL: 

Approval of City Council Minutes: April 5, 2021

COMMUNICATIONS TO BE REFERRED TO COMMITTEES: 

69-20 Communication from WPCA re: Proposed Water Pollution Control Authority
Budget for Fiscal Year 2021-2022, ACCEPTED AND MADE PART OF THE
RECORD. 

70-20 Communication from City Attorney re: Proposed Settlement of Pending
Litigation with Klyde Jacques, referred to Miscellaneous Matters Committee. 

72-20 Communication from Tax Collector re: Municipal Suspense Tax Book, referred
to Budget and Appropriations Committee. 

73-20 Communication from Finance re: Proposed Approval of General Obligation
Bonds – To Fund Certain Capital Improvement Projects, referred to Budget
and Appropriations Committee. 

74-20 Communication from Finance re: Proposed Approval of General Obligation
Bonds – To Refund Certain General Obligation Bonds, referred to Budget and
Appropriations Committee. 
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COMMUNICATIONS TO BE REFERRED TO COMMITTEES CONTINUED: 

75-20 Communication from Finance re: Proposed Approval of Tax Anticipation Notes
TANS) To Pay Current Expenses and Obligations of the City – FY2022, 

referred to Budget and Appropriations Committee. 

RESOLUTIONS TO BE REFERRED TO BOARDS, COMMISSIONS, ETC.: 

71-20 Resolution presented by Council Member( s) Valle & Nieves re: Proposed
request for the Installation of a Streetlight on Utility Pole # 6365 located at
1259 Kossuth Street, referred to Public Safety and Transportation Committee. 

MATTERS TO BE ACTED UPON ( CONSENT CALENDAR): 

33-20 Contracts Committee Report re: Professional Services Agreement with
Marshall K. Robinson for a Ballistics Expert in the Police Department. 

60-20 Contracts Committee Report re: ( Ref. # 119- 13) First Amendment to the
Memorandum of Understanding ( MOU) and License Agreement with Sacred Heart
University, Inc. from August 2014. 

58-20 Joint Committee on Economic and Community Development and Environment
and Contracts Report re: Resolution Authorizing a Lease Agreement for a
portion of 80 Hastings Street to allow for an Outdoor Tasting and Picnic Area
for Fifth State Distillery. 

MATTERS TO BE ACTED UPON: 

42-20 Public Safety and Transportation Committee Report re: Grant Submission: 
Department of Homeland Security ( DHS) Federal Emergency Management
Agency ( FEMA) Assistance to Firefighters Grant ( AFG) Program (# 21210 & 
21483). 

Special Note: All items listed on the agenda can be found on the City Clerk’s website within
24 hours of meeting: City Council Agendas/Minutes; City Council; 2020-2021; 

Full/Minutes/Size; 2021-05-17 pdf) 



THE FOLLOWING NAMED PERSON HAS REQUESTED PERMISSION TO ADDRESS THE CITY COUNCIL
ON MONDAY, MAY 17, 2021 AT 6:30 P.M. THIS MEETING WILL BE CONDUCTED BY
ZOOM/ TELECONFERENCE. THE FOLLOWING NAMED PERSON MAY DIAL INTO THIS MEETING TO
SPEAK BY CALLING THE FOLLOWING CONFERENCE LINE AND THEN ENTERING THE
CONFERENCE CODE: 

DIAL-IN NUMBER#: (929) 436-2866
MEETING ID#:  381 083 245

NAME SUBJECT

John Marshall Lee City Spending. 
30 Beacon Street
Bridgeport, CT 06605

Helen Olga Losak 80 Hastings Street proposed tasting area
304 Bradley Street and lease from Bridgeport. 
Bridgeport, CT 06610
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The Joint Committee on ECD & Environment and Contracts begs leave to
report; and recommends for adoption the following resolution

SON 46- 20
RESOLUTION SEEKING APPROVAL OF A LEASE

ON CITY PROPERTY TO LOCATE AN ELECTRONIC DIGITAL BILLBOARD IN
SUPPORT OF THE HARBOR YARD AMPHITHEATER PROJECT

WHEREAS, the City of Bridgeport (" City") and Harbor Yard Amphitheater, LLC
the " Operator") have entered into that certain Facility Development and Operating Agreement

approved by the City Council ( item No. 160- 16, approved November 6, 2017) executed as of
December 18, 2017, as amended by that certain First Amendment to Facility Development and
Operating Agreement approved by the City Council and dated as of April 20, 2020
collectively, the " Operating Agreement") pursuant to which the parties thereto agreed to

jointly finance the renovation of the former Ballpark at Harbor Yard, home of the former
Bridgeport Bluefish Professional Baseball Club, an approximately 7. 8 Acre parcel of land
located at 500 Main Street, Bridgeport, CT and shown as Lot No. I on that certain Subdivision
Map of Property located on Broad Street and South Frontage Road dated February 14, 2000, 
rev'd 6-29- 00, scale I " = 60', prepared by Kasper Group, Inc., Bridgeport, CT recorded in the
Bridgeport Land Records ( the " Facility"); and

WHEREAS, as set forth in Paragraph 7. 2( b) of the Operating Agreement, the
Operator reserved the right to seek and now requests the City Council' s approval of a lease ( the
Lease") that will permit the construction and operation of a digital two- sided billboard and its

appurtenances ( collectively, the " Amphitheater Billboard") on a small portion of City property
formerly owned by the Housing Authority of the City of Bridgeport a/ k/ a Park City
Communities and commonly known as the site of the former Pequonnock Apartments on Allen
Street at a location more particularly shown in the Lease and on that certain Improvement
Location Survey dated March 13, 2021 prepared by Godfrey Hoffman Hodge, LLC attached
thereto and incorporated therein by reference ( the " Demised Premises"); and

WHEREAS the proposed Lease, a copy of which is attached hereto provides the
terms and conditions for the use of the Demised Premises including the consideration to be
received by the City both in the form of monetary compensation and the right to use a
percentage of the billboard advertising " flips" for the promotion of various City attractions, 
public events, activities, and public service announcements; and

WHEREAS, the parties believe that the Lease for the Amphitheater Billboard will be
instrumental in the success of the Amphitheater, will be financially beneficial to the City, and
is in the best interests of the citizens of the City of Bridgeport. 
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NOW, THEREFORE, BE IT RESOLVED, that the use of the Demised Premises
pursuant to the terms and conditions of the Lease is hereby approved; and

FURTHER RESOLVED, that the Mayor or the Director of the Office of Planning
and Economic Development is hereby authorized to enter into the Lease in substantially the
form attached hereto, and is further authorized to take all other actions and do all other things
necessary in furtherance of the purposes of and consistent with this resolution and in the best
interests of the City of Bridgeport and its citizens. 

RESPECTFULLY SUBMITTED, 
THE JOINT COMMITTEE ON

ECONOMIC AND COMMUNITY DEVELOPMENT AND ENVIRONMENT
AND CONTRACTS

Jeanette Herron, D-133rd, Co -Chair

M Eveae Brantley, D-132id Co -Chair

Jorge Cruz, Sr., D- 131 st

Michael A. DeFilippo, D-133rd

Samia S Suliman, 

Scott Burns, D-130" 

Matthew McCarthy, D-130th, Co -Chair

Mortal Valle, D-137", Co -Chair

Alfredo Castillo, D-136th

Ernest Newton, II, D-139th

Rosalina Roman -Christy, D-135" 

Mary A. McBride -Lee, D-1

City Council Date: May 3, 2021 ( Deniedfrom thefloor) 
City Council Date: May 17, 2021 ( Motion to Rescind and/or Repeal the action taken at the
City Council' s May 3, 2021) Item was approved as amended on May 17, 2021. 



As Amended from the floor on May 17, 2021

The form of Lease before the Council should be amended as follows: 

Schedule A-2 ( the legal description of the Demised Premises) and Exhibit 3 ( the

preliminary Site Plan) shall be revised to state that the legal description of the Demised
Premises and its location on the Site Plan shall show the Demised Premises (the sign
location) to be as far east as possible along South Frontage Road on the BHA Lot
without violating the Connecticut Department of Transportation' s sign distance
requirements." 

yti1
ti

MMA

m M< 

m



Ortiz, Frances

From: Gaudett, Thomas

Sent: Tuesday, May 18, 2021 12:49 PM
To: Ortiz, Frances

Subject: FW: Amphitheater

Attachments: OPED-- Amphitheater Billboard -- Lease Amendment re Location -- May 17 21 ( RJP). doa

From: Gaudett, Thomas < Thomas. Gaudett@Bridgeportct. gov> 

Sent: Monday, May 17, 20215: 18 PM

To: Nieves, Aidee < Aidee. Nieves@Bridgeportct. gov> 

Subject: Amphitheater
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GROUND LEASE

by and between

THE CITY OF BRIDGEPORT

and

HARBOR YARD AMPHITHEATER, LLC

Dated as of , 2021
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GROUND LEASE

THIS GROUND LEASE is made as of the _ day of 2021 by
and between the CITY OF BRIDGEPORT, a municipal body corporate and politic
organized and existing under the laws of the State of Connecticut, having an address at
the Margaret E. Morton Government Center, 999 Broad Street, 2nd Floor, Bridgeport, 
Connecticut 06604 (" Landlord") and HARBOR YARD AMPHITHEATER, LLC, a
Connecticut limited liability company, having an address at
Weston, CT (" Tenant"). 

WITNESSETH: 

WHEREAS, Landlord is the owner of real property consisting of approximately 5
Acres more or less located at and bound by Broad Street, Allen Street, Lafayette Street
and South Frontage Road, in Bridgeport, Connecticut and which was the site of the
former Pequonnock Apartments ( the

BHA Lot") as more particularly set forth and described herein (" Schedule A- 9"); 

WHEREAS, Landlord has agreed to lease a portion of the BHA Lot to the Tenant, 
and the Tenant has agreed to sublease a portion of the BHA Lot ( the " Demised
Premises") as more particularly set forth and described herein (" Schedule A- 2") to
Outfront Media, LLC (" Subtenant') for purposes of erecting and operating a digital
electronic, two- faced billboard visible from Interstate 95 ( the " Billboard") pursuant to a
separate agreement with the Tenant, the Demised Premises to be used for the erection, 
operation, repair and replacement of the Billboard on terms and conditions more
particularly described herein and for no other purpose ( the "Permitted Use"); 

WHEREAS, the Tenant and the Landlord, following previous approval by the
Bridgeport City Council, have entered into that certain Facility Development and
Operating Agreement dated December 18, 2017 ( the " Amphitheater Agreement") 
whereby the Tenant and Landlord have agreed to jointly renovate the former
Harboryard Stadium at 500 Broad Street, Bridgeport, CT into a musical amphitheater
the " Amphitheater"), such approval including an authorization for the Tenant to

proceed with the erection of the Billboard on the Demised Premises, subject to the
Tenant' s receipt of all necessary approvals, in order to assist the Tenant with the
promotion of Amphitheater events while also allowing the Landlord to use the Billboard
to promote Bridgeport destinations and attractions and to advertise other public service
announcements of the types and at a frequency more particularly described herein ( the
Public Service Announcements"); 

WHEREAS, the Tenant plans to sublease the Demised Premises to OUTFRONT
Media LLC, a limited liability company created under the laws of the State of Delaware, 
having a place of business at 355 Washington Avenue, North Haven, CT 06473 ( the
Subtenant") pursuant to a separate agreement that is subject and subordinate to this

Ground Lease ( the "Billboard Sublease"); 



WHEREAS, the Landlord and the general public will benefit in numerous ways
from allowing this Ground Lease of the Demised Premises and the erection of the
Billboard as more fully set forth and described herein; and

WHEREAS, pursuant to a resolution of the City Council ( Item No. ___) 
approved 202, a certified copy of which is attached as Exhibit 1, 
the Landlord has authorized the execution of this Ground Lease and the Tenant's right
to sublease the Demised Premises to the Subtenant during the Term and any
extensions thereof for purposes of erecting and operating the Billboard upon obtaining
all approvals required by law, which Sublease will remain subject and subordinate to the
terms and conditions of this Ground Lease. 

NOW, THEREFORE, in consideration of the mutual terms, covenants and
conditions herein contained, the parties mutually agree as follows: 

ARTICLE 1

DEFINED TERMS

The above recitals are incorporated by reference as if fully set forth in the body of
this Agreement. 

For the purpose of this Ground Lease, unless otherwise provided, the terms
listed below have, and shall be construed and interpreted to have, the following
meanings: 

Commencement Date" of this Ground Lease shall be either ( a) the date on
which the Tenant receives a Certificate of Occupancy for the Amphitheater, which date
shall be set forth in writing between and among the Landlord, the Tenant and the
Subtenant, which writing shall be attached hereto as Exhibit 4 and the same shall be
incorporated by reference as if fully set forth herein. 

Demised Premises" shall mean that portion of the BHA Lot set forth and
described in Schedule A-2 and Exhibit 3 hereof. 

Execution Date" means the date that this Ground Lease is executed by the
Landlord and Tenant and a fully -executed original thereof is delivered to the Tenant. 

Governmental Approvals" means, collectively, the issuance of any and all
approvals from the United States Government, the State of Connecticut and/ or the City, 
and/or through the respective agencies and/ or quasi -public bodies of each, all as may
be required to consummate the transactions contemplated under this Ground Lease
and the development of the Demised Premises for the Billboard. 



Ground Lease" means this instrument, together with any renewals, extensions, 
exhibits, amendments, or modifications thereof executed by Landlord and Tenant, a
memorandum of which may be recorded in the Bridgeport Land Records. 

Improvements" means the Billboard structure and other permitted
improvements shown on Exhibit 3, which shall include the footprint of the Billboard, 

equipment building or enclosure, security fence and gate, elevation from foundation to
top of Billboard, location of the sign panels to the extent that they are outside the
vertical limits of the Demised Premises, distance of Billboard from the Arena billboard, 

and any other information reasonably requested by the Landlord. 

Landlord" means the City of Bridgeport, as landlord, and any person or entity
acquiring the right, title and interest of Landlord in and to the Demised Premises at any
time during the Term, whether by affirmative act or by operation of law. 

Laws" means all judicial decisions, orders ( including, without limitation, 
executive orders), injunctions, writs, and any and all statutes, laws, rulings, rules, 
regulations, permits, certificates, and ordinances of all Governmental Authorities, 
including, without limitation, Environmental Laws, that are applicable to the Demised
Premises and the Billboard including, but not limited to, any of the aforesaid involving
the zoning, subdivision, design, construction, ownership, use, leasing, handicapped
accessibility, prevailing wages, non-discrimination, public bidding, maintenance, service, 
operation, sale, exchange or condition of the Demised Premises or the Billboard. 

Limited Air Rights" shall mean the Tenant's temporary right to enjoy the air
rights outside of the vertical limits of the Demised Premises in order to use, operate and

maintain the sign panels as a part of the Billboard during the Term and any extended
term of this Ground Lease but not otherwise. 

Permitted Use" shall mean the use of the Demised Premises for the erection of

a two-sided digital electronic billboard, including footings, foundations and supporting
utilities, equipment and appurtenances, fencing/screening and the like necessary for the
construction, operation, replacement and maintenance thereof pursuant to all applicable
federal, state and municipal laws including the use of the Limited Air Rights. 

Site Plan" shall mean the preliminary site plan and final approved plan for
construction of the Billboard on the Demised Premises showing the location of the
foundations and footings, equipment and appurtenances, fencing, screening, 
plantings/ landscaping, and maintenance access for the Billboard, the height of the
Billboard and the extent of the two- faced Billboard beyond the vertical limits of the

Demised Premises, and other pertinent information to be attached hereto as Exhibit 3
and incorporated herein following the receipt of all Governmental Approvals therefor. 

Sublease") means a separate agreement between the Tenant and the

Subtenant that is subject to the Amphitheater Agreement and this Ground Lease that

allows the Subtenant to construct, operate, replace and maintain the Billboard on the

Demised Premises during the Term. 



Subtenant" means OUTFRONT Media LLC, its contractors, agents, servants, 

successors and permitted assigns and any other person or entity acquiring a controlling
interest in Subtenant or in the Sublease or other right in and to the Demised Premises

at any time during the Term, ( defined below) whether by affirmative act of the Tenant, 
the Subtenant, or by operation of law. 

Survey" shall mean an A-2 quality survey by a licensed surveyor in form for
recording in the Bridgeport Land Records showing the Billboard, the footprint of the
Billboard and all related improvements on the Demised Premises, the Billboard

elevation and distance from the Arena billboard, in form and content satisfactory to the
Landlord. 

Tenant" means Harbor Yard Amphitheater, LLC, its contractors, agents, 

servants, successors and permitted assigns and any other person or entity acquiring a
controlling interest in Tenant or in the Demised Premises at any time during the Term, 
whether by affirmative act of the Tenant or by operation of law. 

GRANT OF LEASE

Section 1. 1 Grant of Lease. 

a) Landlord hereby gives, grants, leases and demises to Tenant and
Tenant hereby accepts from Landlord occupancy of the Demised Premises, being
Parcel A- 2 described herein, for purposes of locating, constructing, maintaining and
operating the Billboard by the Subtenant, including the Limited Air Rights that exceed
the horizontal limits of the Demised Premises, during the Term of the Amphitheater
Agreement and any permitted extension( s) thereof or as otherwise provided herein. 

Section 1. 2 " As Is" Lease. 

a) EXCEPT AS SPECIFICALLY SET FORTH IN THIS AGREEMENT, 

LANDLORD MAKES NO REPRESENTATIONS, WARRANTIES, PROMISES, 

COVENANTS, AGREEMENTS OR GUARANTEES OF ANY KIND OR CHARACTER

WHATSOEVER TO TENANT, INCLUDING, WITHOUT LIMITATION, 

REPRESENTATIONS AND WARRANTIES REGARDING THE ENVIRONMENTAL

CONDITION AND/ OR PHYSICAL CONDITION OF THE DEMISED PREMISES
AND/OR ITS SUITABILITY FOR ANY PARTICULAR PURPOSE, INCLUDING THE

SUITABILITY OF THE SOILS. Further, Tenant acknowledges that Tenant has had an

opportunity to independently and personally inspect the Demised Premises and perform
any tests and/ or studies desired by Tenant in connection therewith and Tenant
acknowledges that it shall rely solely upon the results of Tenant's own evaluations and
inspections of the Demised Premises and activities conducted thereon or other

information obtained or otherwise available to Tenant, rather than any information that
may have been provided by Landlord to Tenant, including without limitation, 
environmental reports or materials provided by the Landlord. Except as expressly set



forth to the contrary in this Ground Lease, Tenant agrees that the Demised Premises is
being leased to and accepted by Tenant and the Subtenant at the execution of this
Ground Lease in its then -present condition, " AS IS, WHERE IS, WITH ALL FAULTS, IF
ANY, AND WITHOUT ANY REPRESENTATION, WARRANTY, PROMISE, 
COVENANT, AGREEMENT OR GUARANTEE WHATSOEVER, EXPRESS OR
IMPLIED". 

b) Tenant agrees that during the course of its use and occupancy of
the Demised Premises, it will promptly deliver to Landlord any written reports, materials, 
data or other information Tenant may generate in connection with the Demised
Premises, particularly as it relates to independent subsurface investigations or
environmental reports concerning the Demised Premises whether the same are
generated by Tenant or a third party, and Tenant agrees to have such reports, 
materials, data and other information certified to Landlord. 

c) Tenant hereby indemnifies, and will defend and hold Landlord
harmless from and against any and all claims, judgments, liens, damages, penalties, 
fines, costs, liabilities, expenses or losses ( including reasonable attorney's fees) as a
result of Tenant's negligent or willful release of regulated hazardous materials into, on
or over the Demised Premises during the Term with respect to any Future
Environmental Claims but such indemnity shall specifically exclude any releases caused
by the negligence or willful act of the Landlord. 

d) The rights and obligations of the parties in this Section 1. 2 shall
survive the expiration or early termination of this Lease. 

Section 1. 3 Demised Premises. The Demised Premises is leased together with
the appurtenances and all the estate and rights of Landlord in and to the Demised

Premises including the Limited Air Rights described herein, subject, however, to the
terms and conditions of this Ground Lease and the terms and conditions of such other

agreements referred to herein, liens, encumbrances, taxes and governmental
regulations. 

Section 1. 4 Additional Rights Privileges and Responsibilities. Landlord also

conveys a non-exclusive easement in favor of the Tenant, the Subtenant, and any of
their respective, employees, principals, guests, agents, contractors and invitees to do
the following pursuant to this Lease: 

a) when access to the Billboard is not available or impractical from the

nearest public street, Tenant shall notify the Landlord through the Office of Planning and
Economic Development that it wishes to use the BHA Lot for such access, and the

Landlord shall either consent to such access over the BHA Lot or designate access

from such other access point designated by the Landlord in its sole discretion so that
Tenant may travel by vehicle and on foot to and from the Demised Premises and further
so long as such activities of Tenant do not interfere with the use of the BHA Lot for
Amphitheater events or events at the Webster Bank Arena at Harboryard, and the

Tenant shall be obligated to coordinate any such use of the BHA Lot with the operator



of the Webster Bank Arena or the Tenant, as applicable, in order to avoid conflicts with
any scheduled events; 

b) to use any and all utility easements benefitting the Demised
Premises so long as the Tenant is responsible for the cost of utility connections to the
Billboard and all utility usage costs; and

c) to exercise such further rights and privileges as are necessary in
order that the Tenant or Subtenant may use the Demised Premises for the Permitted
Use under this Ground Lease during the Term. 

Section 1. 5 Mutual Obligations. Each of the parties herein expressly covenants
and agrees to timely, fully, and diligently keep, perform and observe all the terms and
conditions of this Lease on its respective part to be kept, performed and observed. 

ARTICLE 2

TERM; RENEWALS

Section 2. 1 Term. The initial term of this Lease ( the " Initial Term") shall be for

a period of twenty ( 20) years commencing on the Commencement Date and ending on
the 31st day of December of the calendar year in which the twentieth (20th) anniversary
of the Commencement Date occurs. Landlord shall deliver access to the Demised

Premises to Tenant immediately on the Execution Date of this Ground Lease in order
for Tenant and Subtenant to commence the required Governmental Approvals for the

construction and operation the Billboard, it being understood by the Landlord and
Tenant that the Term of the Lease and the Sublease shall be co -terminus with the Term

of the Amphitheater Agreement, except as may be otherwise provided herein in the
event of a default by the Tenant under the Amphitheater Agreement that results in the
termination thereof, in which event the Landlord agrees to negotiate a separate, direct

lease agreement with the Subtenant. 

Section 2. 2 Renewal. So long as the Tenant is not in default of its obligations
hereunder and under the Amphitheater Agreement beyond any applicable grace or cure
period, the Tenant shall have the right to renew this Lease and extend the Initial Term
for two ( 2) consecutive ten ( 10) year periods ( each a " Renewal Term"; the Initial Term
and each applicable Renewal Term extending this Ground Lease in accordance with
this Section 2. 2, if any, are collectively hereinafter referred to as the " Term"), each
exercised separately upon giving written notice no earlier than 365 days prior to the
expiration of the Term or any existing Renewal Term then in effect, as applicable, and
no later than 180 days prior to the expiration of the Term or the expiration of any
Renewal Term then in effect, as applicable. 



ARTICLE 3

RENT AND ADDITIONAL CONSIDERATION

Section 3. 1 Base Rent. Tenant shall pay base annual rent for its use and
enjoyment of the Demised Premises during the Initial Term in the aggregate amount of
Fi Ten Thousand ($ 540,000. 00) (' Rent'). The Rent payable by Tenant to Landlord for
the Initial Term shall be payable as follows: 

Rent during any Renewal Term (' Renewal Term Rent") shall be, as follows: 

First Renewal Term: The base annual rent shall increase to $542, 500. 00

Second Renewal Term: The base annual rent shall increase to $ 545,000. 00

Section 3. 2 Additional Consideration. The Landlord will also receive additional
consideration in the following form: 

a) Share of Gross Revenue (" Additional Rent'). The Landlord shall
be entitled to payment of twenty- five ( 25%) percent of the gross revenue earned by the
Tenant pursuant to separate agreement between the Tenant and the Subtenant, which
amount shall be paid to the Landlord within ninety -days after the end of any calendar or
fiscal year adopted by the Tenant and Subtenant under the Sublease, including
payment of any Additional Rent earned during partial years. 

b) Building Permit Fees. The Tenant or the Subtenant will pay
building permit fees related to the erection of the Billboard. 

c) Personal Property Taxes. The Tenant or the Subtenant will also be
responsible for the payment of personal property taxes assessed on the Billboard. 

d) Public Advertising on the Billboard. The Tenant is entitled under
the Sublease to place one ( 1) of every eight ( 8) so- called " Flips" or advertisements on
one of the two billboard faces ( together, the " Operator Flip") and the Landlord is
entitled to twenty-five ( 25%) of the Operator Flip to place public advertising ( the
Landlord Flip") estimated to have a market value of $ 30, 000 per year to the City, 

which Landlord Flip shall include, but not be limited to, the following types of
advertisements where the Landlord uses or allows the use of the City logo in an
advertisement, contributes significant funding for the event, or seeks to promote events
or messages of other governmental or quasi -governmental agencies or authorities
each, a " Public Advertisement"): 



Promotions of Bridgeport destinations, such as Captain' s

Cove Marina, Klein Memorial Auditorium

Events conducted on public property

City public events

City -supported events

Holiday parades

School graduations

District -wide school events

Voter registration events

Census participation

Medicare enrollment dates

High school sporting events

Public service announcements identified through the Mayor' s
Office

Notwithstanding anything contained in this Section 3. 2( d) to the contrary, the
Landlord shall not trade or barter any Landlord Flip or give any other person or
entity one of its Landlord Flips that does not constitute a Public Advertisement
made in good faith. 

ARTICLE 4

TYPE OF DEMISE

Section 4. 1 Net Lease. It is the purpose and intent of Landlord and Tenant that
this Lease shall be on a triple -net basis, that is, the Tenant shall be responsible for the

connection to and consumption of all utilities, insurance premiums, and maintenance
and repair costs for any Improvements on the Demised Premises, and applicable taxes
and that the Rent and Additional Rent specked herein shall, except as herein otherwise

provided, be absolutely net of such costs to Landlord. Accordingly, all such costs, 
expenses and obligations of every kind and nature whatsoever relating to use and
operation of the Demised Premises, which may arise or become due during the Initial
Term and each Renewal Term, shall be the responsibility of the Tenant. 



Section 4.2 No Setoff. Any and all Rent and other sums payable hereunder by
Tenant to, or on behalf of, Landlord, shall be fully and timely paid without notice, 
demand, setoff, counterclaim, abatement, suspension, deduction or defense. Tenant' s
failure to pay Rent and other sums payable hereunder shall accrue interest at the rate of
eighteen ( 18%) percent per annum from the date due until paid. 

Section 4. 3 Title to Demised Premises and the Improvements. Fee title to the
Demised Premises shall continue to vest in Landlord or its successors at all times
during the Tenn, subject to the leasehold interest and any additional rights expressly
and specifically granted in this Lease to Tenant. During the Term, title to all
improvements constructed on the Demised Premises by Tenant or Subtenant, and all
personal property and fixtures installed or located therein, shall, at all times, vest in and
remain the property of Tenant or Subtenant ( as applicable) for purposes of this Lease. 
Should Tenant wish to remove any improvements upon the expiration or sooner
termination of the Lease, subject to the Landlord' s rights herein in the event of an
existing Default, Tenant shall, at Landlord' s option, remove the same within 90 days of
notice to the Tenant. Notwithstanding the foregoing obligation of Tenant to remove
improvements, Tenant shall not be permitted to remove any infrastructure
improvements essential for the use of the Demised Premises by another party, such as
underground drainage systems and utility hook-ups. This provision shall survive the
expiration of the Lease or the earlier termination thereof. 

ARTICLE 5

USE AND MAINTENANCE OF DEMISED PREMISES

Section 5. 1 Permitted Uses Recognition of Subtenant. Tenant may use the
Demised Premises during the Term for the Permitted Use. Landlord acknowledges and
agrees that, so long as the Sublease remains in effect, the Demised Premises may be
used by the Subtenant. In furtherance of the Subtenant' s proposed use of the Demised
Premises, simultaneous with the execution of this Ground Lease, Landlord shall
execute a subordination, non -disturbance and attornment agreement in favor of the
Subtenant in the form attached hereto as Exhibit 2. 

Section 5. 2 Maintenance of Improvements and Alterations. Throughout the
Term Tenant shall maintain or shall cause the Subtenant to maintain and repair the
improvements in reasonably good and stable condition, making any and all necessary
ordinary and capital repairs thereto or replacements thereof at no cost to Landlord. 

Section 5. 3 Compliance With Laws. Tenant shall comply and shall cause
Subtenant to comply with all federal, state and local laws applicable to the Demised
Premises and Tenant' s use thereof and Tenant shall not use or allow the Demised
Premises to be used for any unlawful purpose or purpose that may make void or
voidable any insurance then in force with respect thereto. 



ARTICLE 6

QUIET ENJOYMENT

Section 6. 1 Right to Quiet Eniovment. In consideration of the lease of the

Demised Premises, Tenant's full and timely payment of the Rent and other
consideration to Landlord throughout the Lease, and Tenant' s full, timely and diligent
performance of all terms and conditions of this Lease, Tenant shall quietly hold, occupy
and enjoy the Demised Premises without hindrance or molestation by any party
claiming by, through or under Landlord, subject, however, to the terms and conditions of
this Lease. 

ARTICLE 7

REPRESENTATIONS AND WARRANTIES

Section 7. 1 Landlord. Landlord represents and warrants to Tenant as follows: 

a) Due Authorization. This Agreement has been duly -authorized by
the Landlord' s legislative body, has been executed and delivered by the Landlord, and
the persons signing this Agreement and all documents executed pursuant to it, on
behalf of the Landlord, are duly -authorized to sign such documents and to bind the
Landlord to their respective terms, whereupon this Agreement and such other
documents shall constitute the legal, valid and binding agreements of the Landlord, 
enforceable against the Landlord in accordance with their respective terms. 

b) No Conflict: Legal Compliance. The execution, delivery and
performance of this Agreement by the Landlord, any action or omission on the part of
the Landlord required pursuant hereto, and the consummation of the transactions
contemplated by this Agreement shall not, to the best of the Landlord' s knowledge and
belief, ( i) result in a breach or violation of, or constitute a default under, any Law; ( ii) 
result in a breach of any term or provision of the charter documents of the Landlord; or
ill) constitute a default or result in the cancellation, termination, acceleration of, any

obligation, or other breach or violation of any loan or other agreement, Instrument, 
indenture, lease, or other material document to which the Landlord is a party or by
which any of the properties of the Landlord is bound, or give any Person the right to
declare any such default, cancellation, termination, acceleration, breach or violation or
to exercise any remedy or obtain any other relief under any such loan or other
agreement, instrument, indenture, lease, or other material document or under any Law. 
The Landlord neither is nor shall be required to give any notice to or obtain any consent
from any Person in connection with the execution and delivery of this Agreement which
has not already been given or obtained. 

c) Litigation and Default. To the best knowledge of the Landlord after

diligent inquiry, the Landlord is not involved in any legal proceeding, which would

10



involve, affect or could affect the Demised Premises, or prevent or materially impair the
ability of the Landlord to perform its duties and obligations under this Agreement and no
event has occurred which, with due notice or lapse of time or both, could constitute a
material breach of any Law that could prevent or materially impair the ability of the
Landlord to perform its duties and obligations under this Agreement. 

d) Insolvency. The Landlord has not ( i) made a general assignment
for the benefit of creditors; ( ii) filed any voluntary petition in bankruptcy or suffered the
filing of an involuntary petition by its creditors; ( iii) suffered the appointment of a receiver
to take possession of ail, or substantially all, of its assets; ( iv) suffered the attachment or
other judicial seizure of all, or substantially all, of its assets; ( v) admitted in writing its
inability to pay its debts as they come due; or (vi) made an offer of settlement, extension
or composition to its creditors generally. 

a) Eminent Domain and Impositions. There is no existing, or to the
best of the Landlord's knowledge, proposed eminent domain proceedings of any
Governmental Authority affecting all or any portion of the Demised Premises. As of the
date hereof, the Landlord has not made any assessments for public improvements
against the Demised Premises and no such assessments are now pending. 

f) Disclosure. To the best of the Landlord' s knowledge, no

representation or warranty of the Landlord hereunder omits to state a material fact
necessary to make the statements herein, In light of the circumstances in which they
were made, not misleading. 

g) Best Knowledoe Received Written Notice. Whenever a

representation, warranty or other statement is made in this Agreement on the basis of
the best of knowledge of Landlord, or is qualified by Landlord having received written
notice, such representation, warranty or other statement is made with the exclusion of
any facts disclosed to or otherwise known by the Tenant, and is made solely on the
basis of the actual, as distinguished from implied, imputed and constructive, knowledge

on the date that such representation or warranty is made, without inquiry or
investigation or duty thereof, of Thomas F. Gill, who, at the time of execution of this
Agreement, has the primary responsibility for coordinating the development of the
Demised Premises, without attribution to such specific individual of facts and matters

otherwise within the personal knowledge of any other employee of Landlord, and
excluding, whether or not actually known by such specific individuals, any matter known
to the Tenant. So qualifying Landlord' s knowledge shall in no event give rise to any
personal liability on the part of Thomas F. Gill, acting on behalf of the Landlord. 

h) Liens. As to the Landlord, no work has been done by the Landlord
at the Demised Premises as of the Commencement Date that is unpaid and that could

give rise to any liens under any Laws. 

i) Laws. The Landlord, in performing its covenants and obligations
under this Agreement, shall comply with all Laws. 
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Q) Limitation of Damages. In the event that a Landlord representation
or warranty is discovered to be untrue when made, then the Tenant shall have the right
to pursue all legal and equitable remedies available to it but Tenant shall not be entitled

to pursue indirect, consequential, special or punitive damages. 

k) Ownership and Use of the Demised Premises. Landlord owns fee
simple title to the BHA Lot and the Demised Premises and no other Person has the
current right to lease the Demised Premises other than Tenant. 

Section 7.2 Tenant. Tenant represents and warrants to Landlord as follows: 

a) Due Authorization. This Agreement has been duly -authorized, 
executed and delivered by Tenant and the persons signing this Agreement and all
documents executed pursuant to it, on behalf of Tenant are duly -authorized to sign such
documents on Tenant' s behalf and to bind Tenant to their respective terms, or shall be
at the time such executed documents are delivered to the Landlord, whereupon this

Agreement and such other documents shall constitute the legal, valid and binding
agreements of Tenant, enforceable against Tenant in accordance with their respective
terms. 

b) No Conflict: Legal Compliance. The execution, delivery and
performance of this Agreement by Tenant, any action or omission on the part of Tenant
required pursuant hereto, and the consummation of the transactions contemplated by
this Agreement shall not ( i) result in a breach or violation of, or constitute a default
under, any Law; ( ii) result in a breach of any term or provision of the operating
agreement or articles of organization of Tenant or any other governing documents of
Tenant; or ( iii) constitute a default or result in the cancellation, termination, acceleration
of, any obligation, or other breach or violation of any loan or other agreement, 
instrument, indenture, lease, or other material document to which Tenant is a party or
by which any of the properties of Tenant is bound, or give any person the right to
challenge any such transaction, to declare any such default, cancellation, termination, 
acceleration, breach or violation or to exercise any remedy or obtain any other relief
under any such loan or other agreement, instrument, indenture, lease, or other material

document or under any Law. Tenant neither is, nor shall be required to, give any notice
to or obtain any consent from any person in connection with the execution and delivery
of this Agreement which has not already been given or obtained. 

c) Insolvency. Tenant has not ( i) made a general assignment for the
benefit of creditors; ( ii) filed any voluntary petition in bankruptcy or suffered the filing of
an involuntary petition by its creditors; ( iii) suffered the appointment of a receiver to take
possession of all, or substantially all, of its assets; ( iv) suffered the attachment or other
judicial seizure of all, or substantially all, of its assets; ( v) admitted in writing its inability
to pay its debts as they come due; or ( vi) made an offer of settlement, extension or
composition to its creditors generally. 

d) Disclosure. No representation or warranty of Tenant, and no
statement made in any document delivered by it to the Landlord, omits to state a
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material fact necessary to make the statements herein or therein, in light of the
circumstances in which they were made, not misleading. 

e) Litigation and Default. Tenant is not involved in any legal
proceeding which would prevent or materially impair the ability of Tenant to perform its
duties and obligations under this Agreement and no event has occurred which, with due

notice or lapse of time or both, could constitute a material breach of any Law which
could prevent or materially impair the ability of Tenant to perform its duties and
obligations under this Agreement or any of the related agreements. Tenant and all
persons having an interest in Tenant are not, nor have they ever been, the subject of a
criminal investigation involving a felony. 

f) Tax Returns and Tax Payments. Tenant has properly prepared
and filed all tax returns and reports which it has been required to file through the date of

this Agreement, and all taxes, interest and penalties of any kind shown due thereon, or
otherwise attributable to any operations, activities or transactions of Tenant on or prior
to the date of this Agreement, have been paid or fully provided for, except for taxes
incurred in the ordinary course that are not yet due. To the best of Tenant's knowledge, 
no claims are pending or threatened against Tenant for taxes, interest or penalties, 
whether federal, state, local or foreign, no tax examination of Tenant is being conducted
by federal, state, local or foreign agents, and there is no valid basis for the assertion of
any claim for taxes, interest or penalties against Tenant which have not been paid, 
except for taxes, if any, incurred in the ordinary course that are not yet due. 

g) No Delinquent Obligations. Neither Tenant nor its members or

managers have any delinquent accounts of any type or nature with the City of
Bridgeport, including, with limitation, real property or personal property tax accounts. 

h) Good Standing. Tenant is a limited liability company, duly
organized, validly existing and in good standing under the Laws of the State of
Connecticut and authorized to do business in the State of Connecticut. 

i) Member of Tenant. Tenant represents and warrants to the

Landlord that Howard Saffan is the sole member of Tenant. 

Q) Laws. Tenant represents and warrants to the Landlord that it shall

comply with all Laws as the same relate to or have jurisdiction over this Agreement
and/ or the Demised Premises, including, without limitation, C. G. S. Chapter 130. 

k) Best Knowledge; Received Written Notice. Whenever a

representation, warranty or other statement is made in this Agreement on the basis of
the best of knowledge of Tenant, or is qualified by Tenant having received written
notice, such representation, warranty or other statement is made with the exclusion of
any facts disclosed to or otherwise known by the Landlord, and is made solely on the
basis of the actual, as distinguished from implied, imputed and constructive, knowledge

on the date that such representation or warranty is made, without inquiry or
investigation or duty thereof, of Howard Saffan, who, at the time of execution of this
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Agreement, has the primary responsibility for the development of the Demised
Premises, without attribution to such specific individuals of facts and matters otherwise

within the personal knowledge of any other members, managers, or employees of
Tenant or of any of their respective members or Affiliates or of any third party, and
excluding, whether or not actually known by such specific individuals, any matter known
to the Landlord. So qualifying Tenant' s knowledge shall in no event give rise to any
personal liability on the part of Howard Saffan or any other member, manager, or
employee of Tenant or any of their respective members or Affiliates. 

ARTICLE 8

FINAL SITE PLAN REVIEW BY LANDLORD AND CONSTRUCTION

OF FUTURE ALTERATIONS

Section 8. 1 Submission/ Approval of Demised Premises. Landlord agrees not

to unreasonably withhold its consent to the siting of the Billboard to be constructed on
the Demised Premises. A preliminary site plan has been submitted to the Landlord
and is attached hereto as Exhibit 3 ( the " Site Plan") which Site Plan is acceptable to

Landlord, provided, however, that the Tenant, upon the receipt of all Governmental
Approvals required for the Billboard and other improvements, shall submit a final A-2

survey of the Demised Premises showing the location of the Billboard, the area of the
Temporary Air Rights applicable to the Billboard panels, access to the Demised
Premises, utility access points, elevation of the Billboard, distance from the Arena
billboard, and such other information as the Landlord may reasonably require, and such
final A-2 survey shall be recorded in the Bridgeport Land Records and shall be attached
hereto and become part hereof as revised Exhibit 3 ( the "Revised Site Plan"). 

Section 8. 2 Future Alterations. Tenant agrees that, following the completion of
the Billboard, any and all plans for future alterations, additions, or improvements the
Tenant seeks to be made to the Demised Premises consistent with the Permitted Use

that are not shown on the Revised Site Plan, which are either ( i) not specifically
referenced in the Sublease or ( ii) requires building permits or other land use approvals, 
shall be subject to the review and approval of Landlord in the exercise of Landlord' s

commercial business judgment. 

Section 8. 3 Assignment and Subletting. Landlord acknowledges that during the
term of the Ground Lease, Subtenant shall be permitted to assign its interest in the
Demised Premises and sub -sublet all or a portion of the Demised Premises to sublet
certain aspects of its operations to an affiliate consistent with the Permitted Use without

the Landlord's consent, provided, however, that Tenant shall promptly provide Landlord
with written notice of any such assignment prior to the occurrence of the same. During
the term of this Ground Lease, Landlord further acknowledges and agrees to deliver an

estoppel certificate to any proposed assignee of Tenant's or Subtenant's interest in the
Demised Premises confirming whether any defaults exist by Landlord or Tenant under
this Ground Lease, the number of Renewal Terms that remain unexercised under this

Ground Lease and any other information that such proposed assignee may reasonably
request be included in the estoppel certificate. Landlord shall deliver any such estoppel
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certificate to the requesting party within thirty ( 30) days of receiving a request for the
same. 

ARTICLE 9

LEASEHOLD FINANCING

Section 9. 1 Leasehold Mortgages Permitted. Each of Tenant and Subtenant

may encumber its applicable leasehold interest in the Demised Premises and ( as
applicable) all of Tenant' s rights under this Lease and all of Subtenant' s rights under the

Sublease, respectively, to, inter alia, finance the acquisition of Tenant' s or Subtenant' s
leasehold interest in the Demised Premises and/ or finance construction of
improvements it is permitted to make to the Demised Premises pursuant to this Ground
Lease ( each, a " Leasehold Financing"). Landlord agrees to cooperate with any of
Tenant' s or Subtenant' s efforts to obtain such Leasehold Financing by delivering a
lender recognition agreement or an estoppel certificate confirming whether any defaults
exist by Landlord or Tenant under this Ground Lease, the number of Renewal Terms
that remain unexercised under this Ground Lease and any other information that the
proposed leasehold mortgage lender may reasonably request. Landlord shall deliver
any such document to the requesting party within thirty ( 30) days of receiving a request
for the same. 

Section 9. 2 Landlord To Join in Financing or Recognize in Writing Leasehold
Mortgagee' s Rights. In addition to executing an estoppel certificate upon the request of
any proposed leasehold mortgagee in connection with any such Leasehold Financing, 
any of Tenant or Subtenant pursuing such Leasehold Financing may require Landlord, 
and Landlord hereby agrees, to either: 

a) acknowledge in writing the existence or commencement of the
leasehold mortgage or other financing instrument executed by any of Tenant or
Subtenant or Subtenant encumbering such party' s leasehold interest in the Demised
Premises; and

b) execute an agreement with any such leasehold mortgagee, in
recordable form and otherwise in form and substance satisfactory to such party, 
providing in pertinent part that: 

1) Landlord will give such leasehold mortgagee notice of any
default by Tenant under this Ground Lease and a reasonable opportunity to cure such
default; provided, however, that such party shall have no obligation to effect a cure of
Tenant' s default by reason of receipt of such notice; 

2) That in the event such mortgage is foreclosed upon by such
leasehold mortgagee and the applicable leasehold estate of Tenant or Subtenant is

acquired by the mortgagee or an independent third party as the result of a foreclosure
sale under the leasehold mortgage, this Ground Lease will survive any such foreclosure
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and Landlord will permit such acquiring mortgagee or independent third party to become
the substituted " Tenant' under this Ground Lease, provided that such leasehold
mortgagee or third party first assumes in writing all obligations, covenants and
undertakings of Tenant under this Ground Lease, effective from and after the date such

acquiring mortgagee or independent third party becomes the " Tenant" under this Lease
the " Assumption Obligations"). Notwithstanding anything above to the contrary, such

leasehold mortgagee' s or other third parry' s liability under this Ground Lease shall be
limited to the period of time during which such mortgagee or third party is the holder of
the leasehold estate created by this Ground Lease, and such leasehold mortgagee or
other third party shall not be liable for any delinquent Rent or other consideration owed
by Tenant under this Ground Lease that accrued prior to the date that such leasehold
mortgagee or third party became the "Tenant" hereunder. 

3) Neither Landlord nor Tenant may materially modify this
Ground Lease in violation of any agreement made in connection with a Leasehold
Financing or terminate the same without prior written notice to the applicable leasehold
mortgagee; 

4) That Landlord shall not accept any surrender or agree to any
termination of this Ground Lease without such leasehold mortgagee' s prior written
consent and that if, for any reason, Tenant surrenders this Ground Lease, or this
Ground Lease is terminated before the end of its Term for any reason, such leasehold
mortgagee shall have the right to become the Tenant for the balance of the Term or to

assign such right to a third party, provided that the mortgagee or the third party
assumes the Assumption Obligations. 

5) Landlord hereby agrees that if any leasehold mortgagee to
whom Tenant or Subtenant proposes to make a leasehold mortgage on such party's
applicable leasehold interest in the Demised Premises shall require as a condition to

making any loan secured by such leasehold interest that Landlord agree to
modifications of this Lease, then Landlord agrees that it will enter into modifications that

are required by such leasehold mortgagee provided that such changes do not materially
change the dimensions of the Demised Premises, decrease the Rent payable or other
consideration due to Landlord hereunder, materially abridge or enlarge the terms of the
Ground Lease, require the expenditure of funds by Landlord which Landlord is not
obligated to expend under the terms of this Ground Lease, materially modify Landlord' s
rights, remedies or obligations under this Ground Lease in any other way, and pay for
all of Landlord' s reasonable costs and reasonable attorneys' fees in connection with
such modification to this Ground Lease. 

Section 9. 3 New Lease in the Event of Bankruptcy. If, at any time during the
Term of this Ground Lease, Tenant files for bankruptcy protection under the Bankruptcy
Code or any successor statute thereto, or under any statute pursuant to which Landlord
may reject this Ground Lease, and Landlord does in fact reject this Ground Lease, 
Landlord shall enter into a new lease with such leasehold mortgagee on identical terms
to those contained in this Ground Lease for the remainder of the Term provided for
hereunder. In such circumstances, the mortgagee shall have the right to transfer its
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rights under the new Lease to a third party, provided, however, that such third party
agrees in writing to assume all obligations of such leasehold mortgagee, as the tenant
under the Ground Lease, from and after the date of the assignment to the Landlord' s

reasonable satisfaction. 

Section 9.4 Limitations on Landlord's Liability. In the event Landlord joins in a
leasehold mortgage permitted hereunder, such mortgage must contain a provision that
the mortgagee recognizes it to be a fact that the joinder by Landlord in the mortgage is
primarily for the purpose of creating a mortgage lien against the Tenant' s or Subtenants
as applicable) leasehold interest in the Demised Premises and that no liability, personal

or otherwise, shall ever attach to or judgment be sought or obtained against Landlord by
reason of Landlord's joinder in the mortgage. 

Section 9. 5 Limitations on Leasehold Mortgagee' s Liability. No leasehold

mortgagee shall be or become liable to Landlord as an assignee of this Ground Lease

or otherwise until it expressly assumes by written instrument such liability ( in which
event the mortgagee' s liability shall be limited to the period in which it is the holder of
the leasehold estate created by this Ground Lease), and no assumption shall be
inferred from or result from foreclosure or other appropriate proceedings in the nature
thereof, Provided, however, that nothing in this Section 9. 5 shall be deemed to prevent
Landlord from exercising the remedies contained in this Ground Lease if the obligations
of such foreclosing mortgagee as Tenant under this Ground Lease are not subsequently
performed. 

No person who acquires title to, or other rights in, the Demised Premises or this
Ground Lease solely by virtue of a mortgage, collateral assignment, security agreement, 
or similar security instrument shall have any liability under this Ground Lease except as
provided in this Article 9, notwithstanding that such security instrument may provide for
a present assignment of Tenant' s rights under this Ground Lease to the mortgagee. 

Landlord acknowledges that nothing in this Article 9 shall permit Landlord to, and
by execution hereof, Landlord acknowledges that Landlord is expressly prohibited from, 
encumbering its fee simple interest in the Demised Premises with a mortgage during the
Term. 

ARTICLE 10

TENANT INDEMNIFICATION AND INSURANCE

Section 10. 1 Indemnification. 

a) Tenant covenants and agrees that it shall contractually require the
Subtenant and its interest in the Demised Premises to be subject to the terms and
conditions of this Ground Lease to the same extent as Tenant is subject. Tenant

agrees to defend and indemnify Landlord and hold it harmless from and against any
claims, judgments, liens, damages, penalties, fines, costs, liabilities, losses or other
expense, including, without limitation, all reasonable attorneys' fees, claimed against, 
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incurred or paid by Landlord arising out of: ( i) Tenant' s failure to materially perform and
comply with any of its covenants, representations, agreements and obligations arising
under this Ground Lease, or ( ii) the material inaccuracy of any representations, 
warranties, covenants or agreements made by Tenant to Landlord or any other
governmental agency, commission, board or other entity related to the Demised
Premises or pursuant to the terms of this Ground Lease, or ( iii) Tenant's gross
negligence or willful misconduct on the Demised Premises or in connection with its use

and occupancy thereof. 

b) Within thirty ( 30) days after an event giving rise to a claim for
indemnification of Landlord by Tenant becomes known to Landlord it shall promptly
notify Tenant in writing of its claim for indemnification hereunder. Such notice shall
contain a brief written description of the facts relating to the alleged claim, suit, 
proceeding or loss and copies of all relevant documents, pleadings or other instruments
relating thereto. 

The provisions of this Section 10. 1 shall survive the expiration or early
termination of the Ground Lease. 

Section 10. 2 Insurance Requirements. The following insurance coverage is
required to be maintained at all times by the Tenant, the Subtenant, any and all
contractors involved in constructing the Billboard and improvements, and any actual
user of the Demised Premises and the Tenant shall ensure that the Landlord is named

by policy endorsement as an additional insured with respect to liability coverages and
excess coverages but not as to workers compensation insurance on all coverages

required from all parties identified herein. Tenant shall procure, present to the Landlord, 
and maintain in effect or cause the Subtenant, for the Term, or the duration of such

parties' presence on or at the Demised Premises, without interruption the insurance
coverages identified below, which may be satisfied by primary and excess coverages
combined, with reputable insurers licensed to conduct business in the State of

Connecticut and reasonably acceptable to Landlord, such evidence of insurance to be
given to the Landlord at: Director, Office of Planning and Economic Development, City
of Bridgeport, Margaret E. Morton Government Center, 999 Broad Street, Bridgeport, 

Connecticut 06604: 

a) Commercial General Liability ( occurrence form) insuring against
claims or suits brought by members of the public alleging bodily injury or personal injury
or property damage and claimed to have arisen out of operations conducted under this
Lease with limitations of a minimum $ 10,000,000 per occurrence and $ 5,000,000
property damage. 

b) Automobile liability insurance covering all owned, hired and non - 
owned vehicles insuring against claims or suits brought by members of the public
alleging bodily injury or personal injury or property damage and claimed to have arisen
out of the use of owned, hired or non -owned vehicles in connection with business. 

Coverage will be broad enough to include contractual liability, with limitations of
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5, 000,000 combined primary and excess coverage for each occurrence/ aggregate with
a combined single limit for bodily injury, personal injury and property damage. 

c) Workers' Compensation insuring in accordance with statutory
requirements in order to meet obligations towards employees in the event of injury or
death sustained in the course of employment; and

d) Umbrella coverage in an amount equal to Ten Million Dollars
10, 000, 000). 

Section 10. 3 General Requirements. All policies shall include the following
provisions: 

a) General Provisions: Each policy shall have commercially
reasonable deductibles in light of the contemplated use of the Demised Premises. All

policies shall be written as primary and not contributing with or in excess of the
coverage which Landlord may carry. All policies of insurance required pursuant to this
Article 10 shall be issued by reputable insurers licensed to do business in the State of
Connecticut. 

b) Cancellation Notice - The Landlord shall be entitled to receive from
the insurance carriers not less than 30 days' written notice of cancellation, non -renewal
or reduction in coverage by policy endorsement to be given to the Landlord at: 
Director, Office of Planning and Economic Development, City of Bridgeport, Margaret E. 
Morton Government Center, 999 Broad Street, Bridgeport, Connecticut 06604. 

c) Certificates of Insurance - All policies will be evidenced by original
certificates of insurance (" Certificates") executed by a duly -authorized representative of
the insurer or by the insurance agent delivered to Landlord prior to Tenant or Subtenant
entering upon or taking occupancy of the Demised Premises or performing any work
thereon ( as applicable), and within thirty ( 30) days following any material change or
removal of the applicable insurance policies. 

Section 10.4 Tenant Resoonsible. Landlord shall not be liable for any theft from
or damage to the Demised Premises nor for any damage caused by any persons in or
about the Demised Premises, or caused during construction of any private, public or
quasi -public work. All property of Tenant or Subtenant at or about the Demised
Premises shall be installed, used, or enjoyed at the risk of Tenant or Subtenant only, as
applicable. 

Section 10. 5 No Abatement of Rent or Cessation of Other Consideration. 
Tenant shall not be entitled to any abatement of Rent or suspension or reduction of any
other consideration provided to Landlord hereunder, nor shall its obligations under this
Ground Lease be terminated during the Term hereof, notwithstanding any destruction or
damage to any improvements located on the Demised Premises by any cause
whatsoever. 
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ARTICLE 11

CONDEMNATION

Section 11. 1 Entire Taking. In the event of the taking or condemnation by any
competent authority for any public or quasi -public use or purpose of the whole or
materially all of the Demised Premises at any time during the Term, the rights of
Landlord and Tenant to share in the net proceeds of any award for land, buildings, 
improvements and damages upon any such taking, shall be as follows and in the
following order of priority: 

a) Landlord, at all times, regardless of when the taking occurs, shall
be entitled to receive that portion of the award as shall represent compensation for the
value of Landlord' s fee simple interest in the Demised Premises, considered as vacant

and unimproved land, such value being hereinafter referred to as the " Land Value" 
together with the value of Landlord's improvements existing as of the Commencement
Date of the Ground Lease. Landlord shall also be entitled to costs and any interest
awarded in the condemnation proceeding proportionately attributable to the above. 

b) During all the Term herein demised, Tenant shall be entitled to
recover the fair market value of its leasehold interest and any improvements. 

c) If the values of the respective interest of Landlord and Tenant shall

be determined according to the provision of subdivisions ( a) and ( b) of this Section in
the proceeding pursuant to which the Demised Premises shall have been taken or
condemned, the values so determined shall be conclusive and enforceable upon

Landlord and Tenant. If such values shall not have been thus separately determined, 
such values shall be fixed by agreement between Landlord and Tenant, or, if they are
unable to agree, then the controversy shall be resolved by the dispute resolution
process set forth herein. 

Section 11. 2 Definition of Entire Taking. If title to the whole or materially all of
the Demised Premises shall be taken or condemned, this Lease shall cease and
terminate, and all Rent, additional rent and other consideration hereunder shall be

apportioned as of the date of vesting of title in such taking or condemnation proceeding. 
For the purposes of this Article, a taking or condemnation of materially all of the
Demised Premises, a taking of such scope that the untaken portion of the Demised
Premises is insufficient to permit the restoration of the then -existing improvements
thereon to provide for the continuing use of the Billboard. In the event of an Entire
Taking by Landlord or the City as condemning authority, the Landlord shall be
responsible for providing an alternative area of land in close proximity to the Demised
Premises for placement of another billboard, upon substantially similar terms and
conditions of this Ground Lease, but not otherwise, which replacement land shall be
acceptable to the Tenant. 

Section 11. 3 Partial Taking. In the event of a partial taking or condemnation, i. e., 
a taking or condemnation of less than materially all of the Demised Premises, this
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Ground Lease ( except as hereinafter provided) shall nevertheless continue, but the
annual net Rent and other consideration owed by Tenant shall thereafter be reduced in
the ratio that the rental value of the portion of the Demised Premises taken or
condemned bears to the rental value of the entire Demised Premises at the time of the
taking or condemnation. If more than one-half of the area of the Demised Premises is
taken, it shall be deemed an "entire taking." 

That portion of the award in any partial taking shall be made in accordance with
the rights of the parties set forth in Section 11. 1 hereof. 

Section 11. 4 Disputes. All claims and disputes arising under this Article 11, if
they cannot be resolved informally by the parties, shall be resolved by a court of
competent jurisdiction over the parties located in Fairfield County, Connecticut. 

Section 11. 5 Temporary Taking. If the whole or any part of the Demised
Premises or of Tenant' s interest under this Ground Lease be taken or condemned by
any competent authority for its or their temporary use or occupancy, this Ground Lease
shall not terminate by reason thereof and Tenant shall continue to pay, in the manner
and at the times herein specified, the full amounts of the Rent and all additional rent and
other charges payable or consideration due by Tenant hereunder, and, except only to
the extent that Tenant may be prevented from so doing pursuant to the terms of the
order of the condemning authority, to perform and observe all of the other terms, 
covenants, conditions, and obligations hereof upon the part of Tenant to be performed
and observed, as though such taking or condemnation had not occurred. In the event
of any such temporary taking, or condemnation, Tenant shall be entitled to receive the
entire amount of any award make for such taking, whether paid or by way of damages, 
rent or otherwise, unless such period of temporary use or occupancy shall extend to or
beyond the expiration date of the term of this Ground Lease, in which case such award
shall be apportioned between Landlord and Tenant as of such date of expiration of the
Term, but Landlord shall in that circumstance receive the entire portion of the award that
is attributable to physical damage to the Demised Premises and the restoration thereof
to the condition immediately prior to the taking or condemnation. If the Landlord or the
City is the condemning authority and temporary taking negatively impairs Tenant' s
operation of its business at the Amphitheater, Landlord shall provide a substantially
similar temporary replacement property in close proximity to the Amphitheater upon
substantially similar terms and conditions of this Ground Lease but not otherwise. 

ARTICLE 12

PAYMENT OF TAXES

Section 12. 1 Payment of Personal Property Taxes. Tenant shall be responsible
for any and all personal property taxes, charges, and assessments levied, imposed or
assessed against the improvements made to the Demised Premises during the Initial
Term or any Renewal Term of this Ground Lease by governmental authorities upon the
Demised Premises. 
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Section 12. 2 Tenant to Provide Evidence of Payment. Tenant shall furnish
Landlord within thirty ( 30) days after the date when any property tax would become
delinquent, with evidence satisfactory to Landlord, evidencing the payment thereof. A
certificate, receipt or bill of the appropriate official authorized to make or issue the same
or to receive payment of any such tax, shall be prima facie evidence that such tax is due
and unpaid or has been paid at the time of the making or issuance of such certificate, 
receipt or bill. 

ARTICLE 13

DEFAULT BY TENANT

Section 13. 1 Landlord' s Rights Upon Tenant' s Default. Upon the occurrence

and during the continuance of any of the following events ( each an " Event of Defaulf') 
Landlord shall be entitled to pursue the remedies set forth in Section 13. 2 below: 

a) Tenant fails to fully and timely pay any or all sums payable under
this Ground Lease, whether as Rent or Additional Rent or other assessments, or any
other charges whatsoever, including Tenant' s obligation to ensure that Subtenant
discloses and makes subject to Landlord' s audit rights an accounting of the Gross
Revenues earned by the Tenant ( the Landlord being willing to enter into a non - 
disturbance agreement (" NDA") with the Subtenant in order to protect its business
confidential and proprietary information), and said default continues for thirty ( 30) days
after written notice from Landlord to Tenant specifying the items in default. 

b) Tenant violates any term or conditions of this Ground Lease on its
part to be performed and said default continues for thirty ( 30) days after written notice
from Landlord to Tenant specifying the items in default. If such term or condition cannot
be reasonably remedied in thirty ( 30) days, Tenant shall not be in default if Tenant
commences to remedy such situation in thirty ( 30) days and diligently pursues in good
faith the same until the default is cured. 

c) Tenant makes a transfer in fraud of creditors, or makes an

assignment for the benefit of creditors, files a petition in bankruptcy, is voluntarily
adjudicated insolvent or bankrupt or admits in writing the inability to pay debts as they
mature, or commences any case, proceeding or other action under any bankruptcy, 
reorganization, arrangement, readjustment or debt, dissolution or liquidation law or

statute of any jurisdiction, whether now or subsequently in effect. 

d) If any case, proceeding, or other action is commenced against
Tenant seeking to have an order for relief entered against Tenant as debtor or seeking
reorganization, arrangement, adjustment, liquidation, dissolution or composition of it or

its debts or other relief under any law relating to bankruptcy, insolvency, arrangement, 
reorganization, and the same is not discharged within 120 days after filing. 
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a) A court of competent jurisdiction enters an order for relief against
Tenant, or an order, judgment or decree is entered appointing, with or without the
consent of any of Tenant, a receiver, trustee, custodian or similar officer for Tenant, or
for the Demised Premises. 

Section 13. 2 Landlord' s Remedies. Upon the occurrence and during the
continuance of an Event of Default beyond any applicable grace or cure period provided
Landlord shall be entitled to: 

a) terminate this Ground Lease and Tenant' s occupancy by written
notice to that effect sent to Tenant, and the Term of this Lease shall expire and come to

an end on the date said notice is issued ( or on the expiration of the shortest notice

period otherwise required by applicable governmental authority and notwithstanding any
written agreement of the parties to the contrary), and Tenant shall forthwith quit, vacate
and surrender the Demised Premises to Landlord and Tenant shall be liable for and

thereupon pay to Landlord any and all sums described in this Lease to the expiration
date thereof on Tenant's part to be paid, all of which amounts shall be immediately due
and payable from Tenant to Landlord. Landlord or its designees shall also be entitled
with prior written notice to enter the Demised Premises whether by summary
proceedings or action or proceedings at law or equity, and remove Tenant and anyone
seeking to claim rights or interest in the Demised Premises together with all the portable
personal property of said persons or entities, and Landlord shall be entitled to place and
store the same in a public or private warehouse at Tenant' s expense, all without liability
to Landlord or its designees and without being liable, or subject to prosecution therefor. 

b) take, hold, and use all, but only all, of the Demised Premises for its
own account, in which event Tenant shall forthwith pay to Landlord any and all
reasonable costs, expenses, fees, attorneys' fees, and losses incurred by Landlord in
recovering the Demised Premises and such property, restoring the same to good repair
and good working order, removing property of Tenant or others, curing any and all
defaults of Tenant up to the date of Landlord' s taking legal possession of the Demised
Premises for which purposes Landlord shall be entitled to recover said sums from
Tenant by any or all remedies available at law and in equity. 

Section 13. 3 Landlord' s Remedies Cumulative. The remedies set forth in this

Ground Lease are cumulative and not exclusive, and are in addition to and not in

substitution for any remedies available at law or in equity. 

Section 13. 4 No Waiver of Performance Except in Writing. No failure by
Landlord to insist upon the strict performance of any agreement, term, covenant or
condition hereof, or to exercise any right or remedy consequent upon a breach thereof, 
and no acceptance of full or partial Rent during the continuance of any Default, shall
constitute a waiver of any such breach or of such agreement, term, covenant, or
condition. No agreement, term, covenant, or condition hereof to be performed or
complied with by Tenant, and no breach thereof, shall be waived, altered or modified
except by a written instrument executed by Landlord. No waiver of any breach shall
affect or alter this Ground Lease, but each and every agreement, term, covenant and
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condition hereof shall continue in full force and effect with respect to any other existing
or subsequent breach thereof. 

Section 13. 5 Landlord' s Right of Iniunction. In the event of any breach or
threatened breach by Tenant of any of the agreements, terms, covenants, or conditions
contained in this Lease, Landlord shall be entitled to enjoin such breach or threatened
breach and shall have the right to invoke any right and remedy allowed by law or in
equity, or by statute or otherwise, as though right of re-entry, summary proceedings and
other remedies were not provided for in this Lease and Landlord shall be entitled to be
reimbursed for its out- of-pocket costs and expenses, including reasonable attorneys' 
fees in the same manner as set forth in Section 13. 2( b). 

Section 13. 6 Trustee' s Right to Cure Tenant Default. Landlord agrees to give to

Trustee in bankruptcy copies of all notices of Tenant default( s) under this Ground Lease
in the same manner as, and whenever, Landlord shall give any such notice of default to
Tenant. Trustee shall have the right to remedy any Tenant default under this Ground
Lease, or to cause any default of Tenant under this Ground Lease to be remedied, and
for such purpose Landlord hereby grants Trustee such period of time given to Tenant
for remedying, or causing to be remedied, any such default plus thirty ( 30) days. 
Landlord shall accept performance by Trustee of any term, covenant, condition or
agreement to be performed by Tenant under this Ground Lease with the same force
and effect as though performed by Tenant. 

ARTICLE 14

SURRENDER

Section 14. 1 Tenant' s Duty to Surrender. On the expiration or earlier termination

of this Ground Lease or any extension thereof, Tenant shall deliver possession of the
Demised Premises, in such order and state of repair as provided herein. 

ARTICLE 15

HOLDOVER

Section 15. 1 Landlord' s Rights If Tenant Holds Over. If Tenant remains in

possession after the described date of expiration of the Term or after the earlier
termination of the Ground Lease, at the option of Landlord, Tenant shall be deemed to
be in occupation as a month -to -month tenant at the then -current market rental rate for

similar properties in Bridgeport, Connecticut, but nothing in this Ground Lease provision
shall be deemed to extend the Term beyond the expiration date thereof or the date of its

earlier termination nor grant any right to Tenant or any other person to use, occupy or
remain in possession of all or any part of the Demised Premises beyond the date of
expiration of this Ground Lease or any earlier termination of this Ground Lease. 
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ARTICLE 16

NO LANDLORD LIABILITY

Section 16. 1 No Landlord Liability. Landlord shall not be liable for any loss or
damage to the Demised Premises, the Sublease improvements or any other
improvements to the Demised Premises or to any property of Tenant or any other
person thereon, anything in this Ground Lease to the contrary notwithstanding. 

ARTICLE 17

RIGHT OF ENTRY

Section 17. 1 Landlord' s Right of Entry. Landlord expressly reserves and shall
have the right by itself, its agents and servants to enter into and upon the Demised
Premises during normal business hours for the purpose of inspecting same, provided
such inspection does not materially impair Tenant's use and occupancy thereof or at
any time without notice in the event of an emergency. 

ARTICLE 18

SUBORDINATION, ATTORNMENT AND ESTOPPEL

Section 18. 1 Subordination to Easements and Restrictions. This Ground Lease

shall be subject to any and all easements and restrictions now of record, and to any and
all utility easements hereafter affecting the Demised Premises after the Commencement
Date. 

Section 18. 2 Attornment. Tenant hereby agrees that in the event of sale or
assignment of Landlord' s interest in the Demised Premises, whether by act of Landlord, 
by operation of law or otherwise, Tenant shall attorn to any new owner upon any such
event and recognize such person, firm or entity as the owner of the Demised Premises
as the " Landlord" under this Ground Lease, without modification of any of the terms
hereof. 

Section 18. 3 Estoppel. At any time, and from time to time upon not less than
thirty ( 30) days' prior written notice by Tenant to Landlord, Landlord shall execute, 
acknowledge and deliver to Tenant a statement, in writing in form satisfactory to Tenant, 
certifying that this Ground Lease is unmodified and in full force and effect ( or if there
have been modifications, that the same are in full force and effect as modified and

stating the modifications), and the dates to which the Rent have been paid in advance, 
stating whether there are any offsets to Tenant's obligation to pay Rent or give other
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consideration hereunder and describing them, if any, and stating whether or not to the
best knowledge of the signer of such certificate ( who shall be a duly -authorized officer
or signatory of Landlord) Tenant is in default in performance of any term, covenant or
condition contained in this Ground Lease and, if so, specifying each such default of
which the signer may have knowledge, and containing such other information as shall
reasonably be required by Tenant, it being intended that any such statement delivered
pursuant hereto may be relied upon by any party dealing with Tenant. 

ARTICLE 19

NOTICES

Section 19. 1 Form and Manner of Notice. Any and all notices, demands, 
requests, submissions, approvals, consents, disapprovals, objections, offers or other

communications, or documents required or desired to be given, delivered or served, or
which may be given, delivered or served under or by the terms and provisions of this
Ground Lease, pursuant to law or otherwise, shall be in writing and shall be deemed to
have been duly given, delivered or served if and when either personally delivered or two
2) days after mailing by certified mail, return receipt requested, postage prepaid, 

addressed if to the other party, at the respective addresses of each indicated below or
to such other address as a party may from time to time designate by written notice to
the other party: 

a) To Landlord: 

Director, 

Office of Planning and Economic Development
City of Bridgeport
Margaret E. Morton Government Center
999 Broad Street, 2nd Floor
Bridgeport, CT 06604

With copy to: 

City Attorney
Office of City Attorney
City of Bridgeport
Margaret E. Morton Government Center
999 Broad Street, 2nd Floor
Bridgeport, CT 06604
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b) To Tenant: 

Manager, 

Harbor Yard Amphitheater, LLC

With copy to: 

ARTICLE 20

MISCELLANEOUS

Section 20. 1 Waiver Effective Only If In Writing. No waiver by either party to this
Ground Lease of any condition or term of this Ground Lease shall be effective unless it
is in writing and signed by the party entitled to enforce such condition or term, nor shall
any such waiver constitute a further waiver by such party of the same or any other
condition or term hereunder. 

Section 20. 2 Tenant' s Right to Make Payments Under Protest. In case of any
dispute between Landlord and Tenant with respect to the amount of money payable by
Tenant to Landlord under the provisions of this Ground Lease, Tenant shall have the
right to make payment under protest; and, in such event, shall be permitted to assert
and prosecute a claim or claims for the recovery of the sum, or any part thereof, that
shall have been so paid by Tenant under protest. 

Section 20.3 All Prior Understandings and Writings Meroed. All prior
understandings and agreements between the parties are merged into this Ground
Lease, which alone fully and completely sets forth the understanding of the parties, and
this Ground Lease may not be changed orally or in any manner other than by an
agreement in writing and signed by the party against whom enforcement of the change
or termination is sought. 

Section 20.4 Covenants Binding on Heirs Successors and Assigns. The

covenants and agreements herein contained shall bind and inure to the benefit of
Landlord, its successors and assigns, and Tenant, its permitted successors and
assigns, except as may be otherwise provided herein. 

Section 20.5 Applicble Law. This Ground Lease shall be governed and
construed in accordance with the laws of the State of Connecticut. 
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Section 20.6 Caotions. The paragraph or section captions in this Ground Lease
are for convenience and reference only, and neither define, limit nor describe the scope
or intent of this Ground Lease nor in any way affect this Ground Lease. 

Section 20. 7 Table of Contents. The Table of Contents preceding this Ground
Lease, if any, but under the same cover, is for the purpose of convenience and
reference only, and is not to be deemed or construed in any way as part of this Ground
Lease, nor as supplemental thereto, or amendatory thereof. 

Section 20. 8 Prevailing Party Attorneys' Fees. In the event that a dispute arises

under this Ground Lease, the prevailing party shall be entitled to recover against the
non -prevailing party, all of its reasonable enforcement costs, court costs and attorneys' 
fees incurred at all trial and appellate levels. 

Section 20. 9 Counterparts. This Ground Lease may be executed by the parties
in several counterparts, each of which shall be deemed to be an original. 

Section 20. 10 Memorandum of Ground Lease. Within five ( 5) business

days of the Execution Date, the Commencement Date or such other date mutually
agreed to between the Landlord and the Tenant, the Tenant shall cause a
Memorandum of Ground Lease to be recorded in the Bridgeport Land Records in
accordance with Connecticut statute. 

Section 20. 11 Dispute Resolution. All disputes between the parties under
this agreement, if they cannot be resolved informally, shall be resolved by a court of
competent jurisdiction over the parties located in Fairfield County, Connecticut. 

Section 20. 12 No Joint venture. Nothing in this Ground Lease shall
create or be construed to create a partnership between Tenant and Landlord, or make
them joint venturers, or bind or make Landlord in any way liable or responsible for any
debts, obligations, liabilities or losses of Tenant. 

Section 20. 13 Force Maieure Event and Force Maieure Extension. The
Parties hereto, respectively, shall not be in default of this Agreement if either is unable
to fulfill, or is delayed in fulfilling, any of its obligations hereunder, or is prevented or
delayed from fulfilling its obligations as a result of natural disasters, catastrophic events, 
casualties to persons or properties, war, governmental preemption in a local, state or
national emergency; unavailability of labor or materials; strikes or similar work
stoppages; enactment of a law, rule or regulation or a change in existing laws, rules or
regulations which prevents any party's ability to perform its respective obligations under
this Agreement; actions by other persons beyond the exclusive control of the party
claiming hindrance or delay, suits or other challenges seeking to stop, hinder or delay
development or construction of all or any portion of the Demised Premises; or the
inability to obtain or delays in obtaining governmental permits or approvals ( each, a
Force Majeure Event"). If a party, in good faith, believes that a hindrance or delay has
occurred as a result of a Force Majeure Event, it shall give prompt written notice to the
other party of the nature of such hindrance or delay, its effect upon such party' s
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performance under this Agreement, the action needed to avoid the continuation of such
hindrance or delay, and the adverse effects that such hindrance or delay then has or
may have in the future on such parry' s performance and such party shall automatically
be provided with a one -day extension for each day of delay resulting from the applicable
Force Majeure Event (" Force Majeure Extension"). Notwithstanding notification of a
claim of the occurrence of a Force Majeure Event and the resulting hindrance or delay
suffered by one Party, such request shall not: ( a) alleviate the impaired Party from
using good faith, commercially reasonable efforts to continue with the performance
required by it hereunder or ( b) affect, impair or excuse the other Party from the
performance of its obligations hereunder unless, as a result of the occurrence of the

Force Majeure Event its performance is impossible, impractical or unduly burdensome
or expensive, or cannot effectively be accomplished without the cooperation of the Party
claiming delay or hindrance. The occurrence of a Force Majeure Event and the
resulting hindrance or delay: ( i) shall automatically extend all related and/ or impacted
timelines and/or deadlines provided in this Agreement and the Party claiming such
extension shall provide written notice to the other of the applicable dates to be
extended, ( ii) may constitute a change in the obligations of the Parties or compensation, 
for example, and may result in the need to modify this Agreement accordingly and the
Parties shall use good faith, commercially reasonable efforts to agree upon such
alternative. The provisions of section 20. 14 shall survive Closing. 

SIGNATURE PAGE FOLLOWS] 
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IN WITNESS WHEREOF, Landlord and Tenant have executed this Lease as of

the year and date first above written. 

Signed, sealed and delivered LANDLORD: 

in the presence of: 
CITY OF BRIDGEPORT

Witness

Witness

Title: 

TENANT: 

HARBOR YARD AMPHITHEATER, LLC, a

limited liability company

By: 
Witness Name: 

Title: 

Witness



Schedule A- 1

Description of Former Pequonnock Apartments Property

ALL THAT CERTAIN piece or parcel of land, together with the buildings and all other improvements
thereon, situated in the City of Bridgeport, County of Fairfield, and State of Connecticut, known as
Pequonnock Apartments, formerly MR44, now known as CT 26 P001 046, and located on Lafayette
Street, Allen Street, Broad Street and South Frontage Road, and more particularly described as follows: 

Beginning at a point in the Southeast corner of the parcel herein described, which point is indicated by a
monument located at the junction of the North street line of Allen Street and the West street line of Broad
Street; thence running in a generally Westerly direction along the North street line of Allen Street a
distance of 441. 39 feet, more or less, to a monument at the junction of the North street line of Allen Street
and the East street line of Lafayette Street; thence continuing in a general Northerly direction along the
East street line of Lafayette Street, a distance of 240. 00 feet, more or less, to a monument set in said

East street line of Lafayette Street; thence continuing along the division line between land now or formerly
of the State of Connecticut and the parcel herein described, following the am of a circle having a radius of
30 feet, and deflecting to the right to a point which designates the PRC of a curve, the said point being 25
feet Southerly from and measured radially to the base line of South Frontage Road, as shown on a
Connecticut State Highway Map, dated April, 1955, Revised September, 1955, Greenwich- Killingly
Expressway Map, identified as Sec. No. 311, Town No. 15, Project No. 31, Serial No. 333 — Sheet 1 of 1; 
thence continuing in a general Easterly direction along a line which is 25 feet Southerly from and
concentrical with said base line of South Frontage Road to a point opposite station 12 plus 50, as shown
on said State Highway Map, a distance of 530 feet, more or less; thence continuing Southeasterly in a
straight line 33 feet, more or less, to a point in the Westerly street line of Broad Street, said point being 50
feet Southerly from and measured radially to said base line of South Frontage Road, as shown on said
State Highway Map; thence continuing by and along the Westerly street line of Broad Street, in a general
Southerly direction, a distance of 481. 32 feet, more or less, to the Northwest comer of the intersection of
Broad Street and Allen Street, which is the point of beginning. 

LESS AND EXCEPTING THEREFROM that certain parcel of land, situated in the City of Bridgeport, 
County of Fairfield, and State of Connecticut, on the southeasterly side of the Frontage Road at Lafayette
Street, and containing 0.09 of an acre, more or less, bounded and described as follows: 

Beginning at a point in the present southeasterly street line of the Frontage Road, said point being 26 feet
southeasterly from and measured radially to the base line of the reconstruction of the Frontage Road; 

Thence along land now or formerly of the State of Connecticut, southwesterly, along a line which is 26
feet southeasterly from, concentrical and parallel with said base line, 373 feet, more or less, to a point; 
and southwesterly and southerly, along the arc of a circle having a radius of 30 feel and deflecting to the
left, 29 feet, more or less, to a point in the easterly street line of Lafayette Street; 

Thence northerly and northeasterly, along said easterly street line, the curved line joining said easterly
street line with the southeasterly street line of the Frontage Road and said southeasterly street line, each
in part, 418 feet, more or less, to the point of beginning. 

For a more particular description of the above -described premises, reference is made to a map entitled, 
Town of Bridgeport, Map Showing Land to be Transferred From State Public Works Dept. to The State
Highway Dept., 1- 95 & Relocation of Route 25 ( Limited Access Highway), Scale 1"= 40', Feb. 1965, Rev., 
Howard S. Ives, Highway Commissioner", which map is filed in Map Volume 32, Page 43, in the
Bridgeport Town Clerk' s Office. 

FURTHER EXCEPTING THEREFROM that certain parcel of land situated in the City of Bridgeport, 



County of Fairfield, and State of Connecticut, on the southeasterly side of Present South Frontage Road, 
and bounded: 

NORTHWESTERLY: by Present South Frontage Road, 482 feet, more or less; 

NORTHERLY: by Present South Frontage Road and Present Broad Street, each in part, 60 feet, 
more or less; 

SOUTHERLY: by owners' remaining land, 38 feet, more or less, by a line designated " Taking
Line" as shown on the map hereinafter referred to; 

SOUTHEASTERLY: by said remaining land, a total distance of 448 feet, more or less, by said " Taking
Line", as shown on said map; 

EASTERLY: by said remaining land, 24 feet, more or less, by said " Taking Line", as shown on
said map; 

WESTERLY: by Present Lafayette Street and Present South Frontage Road, each in part, 33
feet, more or less. 

And said parcel of land contains 6,621 square feet, more or less, together with all appurtenances and
more particularly appears on a certain map entitled, " TOWN OF BRIDGEPORT MAP SHOWING LAND
ACQUIRED FROM THE HOUSING AUTHORITY OF THE CITY OF BRIDGEPORT BY THE STATE OF
CONNECTICUT DEPARTMENT OF TRANSPORTATION INTERSTATE RTE. 95 ( LIMITED ACCESS
HIGHWAY) SCALE 1 : 500 MARCH 13, 1996 JAMES F. BYRNES, JR. — TRANSPORATION CHIEF
ENGINEER BUREAU OF ENGINEERING AND HIGHWAY OPERATIONS" ( 15- 264- 12) Revised 8129/ 96, 
which map is filed in the Bridgeport Town Clerk' s Office in Map Volume 52 at Page 99. 



Schedule A- 2

Legal Description of Demised Premises

See " Improvement Location Survey —Proposed" 
Dated 3113/ 21 by

Godfrey Hoffman Hodge, LLC



Exhibit 1

Council Resolution Approving Ground Lease

to be added] 



Exhibit 2

FORM OF

NON -DISTURBANCE AGREEMENT

SUBORDINATION, NON -DISTURBANCE AND ATTORNMENT AGREEMENT

THIS SUBORDINATION, NON -DISTURBANCE AND ATTORNMENT
AGREEMENT (the "Agreement") is made and entered into this _ day of
202_, by and between HARBOR YARD AMPHITHEATER, LLC, a Connecticut limited
liability company (" Tenant" or " Ground Lessee"), OUTFRONT Media, LLC, a Delaware
limited liability company (" Subtenant") and CITY OF BRIDGEPORT, a municipal body
corporate and politic organized and existing under the laws of the State of Connecticut

Landlord" or "Ground Lessor"). 

WITNESSETH: 

WHEREAS, the Landlord and the Tenant have entered into that certain Ground
Lease dated , 202_ ( the " Ground Lease") whereunder Ground

Lessor has ground leased to the Tenant certain property located at
in Bridgeport, Connecticut, as further described in the Ground Lease ( the " Property" or
the " Demised Premises"); and

WHEREAS, the Tenant and the Subtenant have entered into that certain
Sublease dated 202_ ( the " Lease") pursuant to which Subtenant is
leasing the Project Site from the Tenant. 

NOW, THEREFORE, for and in consideration of the sum of Ten Dollars ($ 10.00) 
and other good and valuable consideration, the receipt and sufficiency of which is hereby
acknowledged, the parties agree as follows: 

1. SUBORDINATION. Subject to the terms and conditions of this Agreement, 
the Lease and the Subtenant's rights thereunder shall be subject and subordinate to the
Ground Lease. 

2. NONDISTURBANCE. So long as Tenant is not in default of the Lease
after notice and the time to cure as provided for in the Lease, Ground Lessor agrees for
itself and its successors in interest that, in the event the Ground Lease is terminated for
any reason whatsoever, Subtenant' s possession of the Property as described in the
Lease and Subtenant' s other rights under the Lease will not be disturbed during the term
of the Lease, including any extensions thereof exercised pursuant to the terms of the
Lease and that Ground Lessor ( or its successor) will recognize and abide by the
provisions of the Lease and the Subtenant' s rights thereunder that are not inconsistent
with or contrary to the other provisions of the Ground Lease. 



3. ATTORNMENT. Subject to ( i) Ground Lessor's ( or its successor's) full
compliance with the conditions relating to non -disturbance as set forth in paragraph 2
above and ( ii) the performance by Ground Lessor (or its successor) of all obligations of
the Landlord under the Lease with respect to obligations arising and accruing from and
after the date that the Ground Lease is terminated, Subtenant agrees to attorn to, accept
and recognize Ground Lessor ( or its successor) as the Landlord under the Lease for the
then -remaining balance of the term of the Lease, and any extensions thereof as made
pursuant to the Lease. Subtenant agrees to execute and deliver, at any time and from
time to time, upon the request of Ground Lessor ( or its successor), any reasonable
instrument which may be necessary or appropriate to evidence such attornment. It is
agreed, however, that Ground Lessor ( or its successor) shall not be ( a) liable for any act
or omission of Landlord, unless Subtenant has delivered notice of the breach to Ground
Lessor ( or its successor) and the breach is continuing at the time the Ground Lease is
terminated; or ( b) subject to any offsets or defenses that Subtenant might have against
Landlord, other than offsets or defenses specifically authorized in the Lease; or ( c) 
bound by any rent or additional rent that Subtenant might have paid for more than one
month in advance to Landlord, unless the same is so required under the Lease; or (d) 
bound by an amendment or modification of any material provision of the Lease made
after the date of this Agreement without the prior written consent of Ground Lessor ( or its
successor), which consent shall not be unreasonably withheld, delayed or conditioned; 
or ( e) liable for return of any security deposit which was not delivered to Ground Lessor
or its successor). 

4. NOTICES. All notices called for herein to be given shall be given by
certified mail, return receipt requested, postage prepaid, addressed as follows: 

To Ground Lessor: 

Director

Office of Planning and Economic Development
City of Bridgeport
Margaret E. Morton Government Center
999 Broad Street, 2nd Floor

Bridgeport, CT 06604

With copy to: 

City Attorney
Office of City Attorney
City of Bridgeport
Margaret E. Morton Government Center
999 Broad Street, 2nd Floor
Bridgeport, CT 06604



To Tenant: 

Manager, 

Harbor Yard Amphitheater, LLC

With copy to: 

To Subtenant: 

With a copy to: 

5. SUCCESSORS AND ASSIGNS. The obligation and rights of the parties
pursuant to this Agreement shall be binding upon and inure to the benefit of the parties
hereto, their respective successors and assigns. 

6. LAW GOVERNING. This Agreement shall be governed by the laws of the
State of Connecticut. 

Text Ends — Signatures Commence on Following Page] 



IN WITNESS WHEREOF, the parties have hereunto set their hands the day and
date first above written. 

HARBOR YARD AMPHITHEATER, LLC

Tenant" 

OUTFRONT MEDIA, LLC

Subtenant" 

CITY OF BRIDGEPORT

Ground Lessor" 

ADD ACKNOWLEDGEMENTS



Exhibit 3

A- 2 Survey of Demised Premises

See " Improvement Location Survey —Proposed" 
Dated 3/ 13121 by

Godfrey Hoffman Hodge, LLC



Exhibit 4

Commencement Date Letter

to be added] 
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