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FIRST AMENDMENT TO OFFICE LEASE AGREEMENT

This First Amendment to Office Lease Agreement (the "First Amendment") is dated as

of September _, 2005 between Avondale Corporate Center I, L.L.C.  ("Landlord") and Phoenix

Speedway Corp. ("Tenant").

RECITALS:

A.         By that  certain  Office  Lease Agreement  dated  December 16,  2003  (the  "Lease")

between Landlord and Tenant, Landlord leased to Tenant, and Tenant leased from Landlord, the

premises described as Suite 200 (the "Original Premises"), in the building (the "Building") located

at 125 S. Avondale Blvd., Suite 200, Avondale, Arizona 85323.

B.     The Original Premises consist of 12,904 Rentable Square Feet, and the Building

consists of 31,028 Rentable Square Feet, as determined by BOMA Guidelines in accordance with

the Basic Lease Information ofthe Lease.

C.          The Commencement Date of the Lease was  September  1,  2004,  and Term  of the

Lease is scheduled to expire as ofAugust 31, 2019.

D.    Capitalized terms used herein and not otherwise defined herein shall have the

meanings given to such terms in the Lease.

E.      Landlord and Tenant now desire to amend the Lease in accordance with the terms

and conditions ofthis First Amendment.

NOW, THEREFORE, in consideration of the foregoing recitals and the promises and

covenants contained herein, and for other good and valuable consideration, the receipt and

sufficiency ofwhich is hereby acknowledged, Landlord and Tenant agree as follows:

FIRST AMENDMENT:

1.    Expansion Space.  Tenant and Landlord agree that on the Expansion Space

Commencement Date (as defined below), Landlord shall lease to Tenant,  and Tenant shall  lease

from Landlord, an additional 2,626 Rentable Square Feet of space located on the second floor of

the Building and adjacent to the Original Premises and further described on Exhibit A hereto

(the "Expansion Space").   Accordingly, as of the Expansion  Space Commencement Date,  any

reference in this First Amendment and the Original Lease to the "Premises" shall constitute a

reference to the Original Premises and the Expansion Space, collectively.  Landlord and Tenant

acknowledge and agree that, from and after the Expansion Space Commencement Date, the

Premises shall contain  15,530 Rentable Square Feet.

2.    Expansion Space Commencement Date.  The Expansion Space shall become

subject to all of the terms and conditions of the Lease and part of the Premises on the

"Expansion Space Commencement Date," which term shall mean the earliest of (a) the date on

which Tenant occupies any portion of the Expansion Space and begins conducting business

therein; or (b) the date on which the Expansion Space Work (as defined in Exhibit B hereto) is



Substantially Completed (as defined in Exhibit B hereto) and a Certificate of Occupancy for the

Expansion Space is issued by the City ofAvondale.  The Expansion Space Term shall commence

on the Expansion Space Commencement Date and shall continue and be coterminous with the

existing Term ofthe Lease.

3.               Rent  for Expansion  Space.    The  Base  Rent  payable  for the  Expansion  Space  shall

be calculated using the same Annual Base Rent Per Rentable Square Foot as is payable for the

Original Premises under the Lease.  Accordingly, the following Base Rent shall apply to the

Expansion Space:

As used herein, the term "Expansion Space Lease Month" shall mean each calendar month

commencing with the Expansion Space Commencement Date and continuing through the Term

(and   if  the  Expansion   Space   Commencement  Date   does   not   occur   on  the   first   (1 st)   day  of  a

calendar  month,  the  period  from  the  Expansion  Space  Commencement Date  to  the  first  (1 st)  day

of the next calendar month  shall  be  included  in the  first (1 st)  Expansion  Space Lease Month  for

purposes of determining the monthly Base Rent rate applicable for such partial month).

In addition to Base Rent for the Expansion Space, Tenant shall be responsible to pay with respect

to the Expansion Space the Additional Rent and all other sums that Tenant owes to Landlord or

are otherwise required to be paid under the Lease with respect to the Premises.  The "Base Year"

for the Expansion Space shall be calendar year 2004; provided, however, that commencing on

September 1, 2011 (the 85th Lease Month of the Term of the Lease following the

Commencement Date), the "Base Year" shall be calendar year 2011.

4.  Expansion Space Improvements.  Landlord shall provide Tenant with a

"turn-key" buildout of the Expansion Space commensurate in scope and cost with the existing

tenant improvements for the Premises.  The Expansion Space tenant improvements are more

fully described on Exhibit B hereto.

5.       Additional Parking.  In addition to Tenant's parking rights set forth in Section 28

of the Lease, Landlord shall provide to Tenant two (2) additional covered, reserved parking

spaces designated for Tenant's exclusive use at no cost to Tenant from the Expansion Space

Commencement Date and continuing through the Term ofthe Lease (and any extension thereof)

as depicted on Exhibit C hereto.
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Lease Month Annual Base Rent Per Rentable

Square Foot (not including Rent

Tax)

Expansion Space $20.25

Commencement Date -

8/31/2007

9/1/2007 - 8/31/2010 $21.25

9/1/2010 - 8/31/2013 $22.25

9/1/2013 - 8/31/2016 $24.25

9/1/2016 - 8/31/2019 $25.25



6.       Right to Terminate: Option to Extend Term: Right to Purchase.  Sections 30,31,

and 32 ofthe Lease shall continue to be in full force and effect as set forth in said Sections ofthe

Lease, and shall apply to the Expansion Space.   For purposes of Section 30 of the Lease, the

amount payable by Tenant in connection with the Expansion Space shall be 8/15 of the

unamortized tenant improvement costs for the Expansion Space (for this calculation, tenant

improvement costs shall not exceed $23.70 per Rentable Square Foot),  and  8/15  of the actual

leasing commission payable by Landlord in connection with this First Amendment (for this

calculation, the leasing commission payable by Landlord in connection with this First

Amendment is $26,161.53).

7.      Brokerage.  Neither Landlord nor Tenant has dealt with any broker or agent in

connection with the negotiation  or  execution  of this  First Amendment,  other than  CORE  Realty

Partners, who represents Landlord, and who shall be compensated by Landlord under a separate

agreement.  Tenant shall indemnify, defend and hold Landlord harmless for, from and against all

costs, expenses, attorneys' fees, liens and other liability for commissions or other compensation

claimed by any broker or agent claiming the same by, through, or under Tenant.  Landlord shall

indemnify, defend and hold Tenant harmless for, from and against all costs, expenses, attorneys'

fees, liens and other liability for commissions or other compensation claimed by any broker or

agent claiming the same by, through, or under Landlord.  The foregoing indemnities shall

survive the expiration or earlier termination ofthe Lease.

8.          Effect of First Amendment.   It the event of any inconsistencies between this First

Amendment and the Lease, the terms ofthis First Amendment shall govern.  Except as provided for

herein,  all  other terms and conditions  of the Lease  shall remain unchanged and the parties hereby

reaffirm the terms and conditions of such Lease.   The First Amendment may only be varied by a

document, in writing, ofeven or subsequent date hereof, executed by the parties hereto.

9.     Counterparts.  This First Amendment may be executed in counterparts and by

facsimile transmission,  each of which shall  be deemed an original,  but all of which together shall

constitute one and the same First Amendment.
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IN WITNESS WHEREOF, Landlord and Tenant have executed this First Amendment

effective as of the date first written above.

LANDLORD:

TENANT:

AVONDALE CORPORATE CENTER I, L.L.C.,

an Arizona limited liability company

BY: %4 4 440
Name:     /6qi-     LIA  13 uv,1 9 1-1-

Title:   Vt  Co*tvoile-,     Sv#9   (01·U tv,ct'#ouJ TM C,
,+4     10,2   4,60 0/

PHOENIX SPEEDWAY CORP.,

a Delaware corporation

BY:

Name: Bryan 4*ber
Title: President
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EXHIBIT A

To First Amendment

DIAGRAM OF EXPANSION SPACE

See Attached



EXHIBIT A

To First Amendment

DIAGRAM OF EXPANSION SPACE
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EXHIBIT B

To First Amendment

EXPANSION SPACE TENANT IMPROVEMENTS

1.    Expansion Space Tenant Improvements.  Landlord will provide Expansion Space

tenant improvements in substantial conformance with the Space Plan attached as Exhibit

B-1 hereto (the "Expansion Space Work").

2.            Substantial Completion.   "Substantially Completed" and any derivations thereof means

the Expansion Space Work has been performed in substantial conformance with the

Space Plan and Working Drawings, as reasonably determined by Landlord's architect

(other than any details  of construction,  mechanical adjustment or other similar matter, the

noncompletion of which does not materially interfere with Tenant's use or occupancy of

the Expansion Space).

3.             Walk-Through;  Punchlist.    When  Landlord  considers the Expansion  Space  Work to  be

Substantially Completed, Landlord will notify Tenant and within three (3) Business Days

thereafter, Landlord's representative and Tenant's representative shall conduct a walk-

through of the Expansion Space and identify any necessary touch-up work, repairs and

minor completion items that are necessary for final completion of the Expansion Space

Work.  Neither Landlord's representative nor Tenant's representative shall unreasonably

withhold his or her agreement on punchlist items.  Landlord shall cause the contractor

performing the Expansion Space Work to complete all punchlist items within thirty (30)

days after agreement thereon; however, Landlord shall not be obligated to engage

overtime labor in order to complete such items.

4.            Costs.   The cost of performing the Expansion  Space Work (including preparation  of the

Space Plan and Working Drawings, costs of construction labor and materials, electrical

usage during construction, related taxes and insurance costs) shall be paid by Landlord.

A  copy  of the bid prepared by TICORE Construction Inc.  (Revised  September  15,  2005)

and Budget Summary is attached as Exhibit B-2 (the "Bid"), which Landlord represents

to Tenant accurately reflects the anticipated cost of the Expansion Space Work.  Landlord

shall  pay  a  maximum  of $23.70  per  Rentable  Square  Foot  based  on  the  2,626  Rentable

Square Feet in the Expansion  Space for the construction of the tenant improvements  for

the Expansion Space (the "Tenant Improvement Allowance").  As reflected on the Bid,

the costs above the Tenant Improvement Allowance equal $27,645.80 ($89,882.00 less

$62,236.20).  Tenant shall be obligated to pay such excess costs which actually exceed

the Tenant Improvement Allowance, but in no event more than $27,645.80 (or

$24,645.80 if Tenant chooses not to use the $3,000.00 Allowance for the Reception (Base

only) as set forth in Division 6 Rough & Finish Carpentry, Phase #6017a); any excess

costs above $27,645.80 (or $24,685.80, as applicable) shall be the responsibility of

Landlord.  However, Tenant shall pay all additional costs for Tenant change orders that

increase the  scope of work as outlined on the attached  Space Plan (Exhibit B-1).   Any

excess costs that Tenant is obligated to pay under this Section 4 shall be due and payable

within thirty (30) days after Tenant's receipt of demand thereof from Landlord, together



with copies of invoices from TICORE Construction Inc. detailing such costs, but in no

event   shall   such   excess   costs   payable   by   Tenant   be   due   before   December    15,   2005.



EXHIBIT B-1

To First Amendment

SPACE PLAN

See Attached
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EXHIBIT B-2

PIR EXPANSION

BUDGET SUMMARY

Revised September 15,2005

Page 1  of 15

DIVISION BUDGET BUY-OUT

1 $21,303.00 $13,903.00

2 1,613 1,613

3 0 0

4 0 0

5 0 0

6 5,900 3,000

7 2,900 793

8 11,610 8,597

9 33,451 24,442

10 200 200

11 0 0

12 0 0

13 0 0

14 0 0

15 21,150 10,304

16 17,550 16,657

SUBTOTAL 115,677 79,509

INSURANCE (1.5%) 1,735 1,193

CONTRACTOR'S FEE (10%) 11,741 8,070

SUNDT Z /25 INSURANCE (1.25%) 1,614 1,110

TOTAL ESTIMATED GENERAL CONTRACTOR COSTS   $130,767.00 $89,882.00
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EXHIBIT C

To First Amendment

EXPANSION SPACE PARKING

See Attached



EXHIBIT C

To First Amendment

EXPANSION SPACE PARKING
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