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LEASE AGREEMENT

THIS LEASE AGREEMENT made and entered into this day of
, 2023, by and between the VIRGIN ISLANDS PORT AUTHORITY, P. O.
Box 301707, St. Thomas, Virgin Islands 00803-1707 (hereinafter referred to as
“AUTHORITY”) and BENOIT GROUP, LLC of Marsh Creek Village 6780 Roswell Road
NE, Suite 200 Atlanta, GA 30328 (hereinafter referred to as “"LESSEE").

WITNESSETH:

WHEREAS, AUTHORITY by Acts 2375 and 2405 ("hereinafter referred to as "the
"Acts") is charged with the responsibility of administration, management, and operation of
public airport and marine facilities in the Virgin Islands; and certain real properties
incidental thereto,

WHEREAS, AUTHORITY is the owner of the real property known as No. 68A Estate
Lindberg Bay 4A Southside Quarter St. Thomas, U.S.V.1. (Hereinafter, “Leased Premises”)
which is considered a portion of airport properties held for the purpose of supporting the
operations of the Cyril E. King Airport; and

WHEREAS, LESSEE is proposing to develop an Affordable Housing Complex on the
Lease Premises. The AUTHORITY is willing to have an affordable housing community on
the Leased Premises as non-aeronautical use of a portion of the airport properties; and

WHEREAS, the use of the airport properties for non-aeronautical purpose is subject
to the approval of the Federal Aviation Administration of the U.S. Department of
Transportation; and

WHEREAS, the Governing Board of the AUTHORITY approved and authorized the
Executive Director to execute a lease Agreement with the AUTHORITY at the meeting of

NOW, THEREFORE, the parties in consideration of the covenants and mutual
promises contained in this Lease, hereby agree to the following:

ARTICLE 1. LEASED PREMISES AND USE

A. Leased Premises.
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Authority hereby leases to Lessee the following described Leased Premises
(hereinafter referred to in this Lease as the “"Leased Premises”):

Estate Lindberg Bay No. 68 A

No. 4A Southside Quarter

St. Thomas, U.S. Virgin Islands
Consisting of 4.798 Acres as shown on
PWD No. D9-775-T69

Exhibit A attached hereto.

B. Use.

The Leased Premises are to be used for the purpose of the construction and
management of an affordable housing development for low and moderate residents and
elderly residents. (Hereinafter referred to as "PLANS”). Lessee agrees that it shall acquire
all licenses and approvals and shall abide by all local laws, rules, and regulations applicable
to this purpose and project. Lessee further agrees that it shall not allow any use at the
Leased Premises that is prohibited by any federal or local law, rule or regulation or any use
which would invalidate any policy of insurance, now existing or herein written of the airport
properties of Authority or Lessee.

ARTICLE 2. TERM AND OPTION

A. Base Term.

This Lease shall be for forty (40) Years beginning on the first day of the month after
the latest occurrence of either the 1) the approval by the Governor of the Virgin Islands or
2) upon the commencement of the construction of the housing development designed in
the “Plans,” on the Lease Premises (hereinafter referred to as the “Effective Date”).

ARTICLE 3. AUTHORITY’ MEPENSATION

In lieu of a monthly rent payable to the AUTHORITY, Lessee shall make payment
to AUTHORITY as follows:

A. Pre-Construction Fees
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1. Access Fee. A fee in the amount of Three Hundred Thousand Dollars
($300,000.00) shall be paid to the AUTHOURITY within 180 days after the
approval of the lease by the Governor of the Virgin Islands or upon the
financial closing of the project, whichever comes first.

2. Development Fee. Lessee shall pay to the AUTHORITY an amount equal to
1.1% of the project construction cost. Said development fee shall be paid as
follows:

a. Twenty Five percent (25%) is payable at the financial closing
for the project; and

b. Twenty Five percent (25%) payable upon the completion of the
construction and receipt of the building occupancy permit from the
Department of Planning and Natural Resources; and

C. Fifty percent (50%) payable within sixty (60) days after the
stabilization of the tenancies in the housing development.
Stabilization shall be upon establishment of 85% of the unit rentals.

B. Lease Term Rent

On or before the 315t day of March of the seventh (7%) anniversary of the
effective date of this lease and every March 31t thereafter until the 15% anniversary
of the effective date, the Lessee shall pay the AUTHORITY an amount equal to 15%
of the Gross Receipts earned by the Lessee, less qualified expenses, as defined
below.

Qualified Expenses shall mean include the following:
¢ Maintenance cost for maintain the improvements on the
Lease Premises;

o Capital expenditures or Capital Reserves required by
Article 4 of this lease;

o Gross Receipt Taxes or Excise taxes paid to the Government
Of the Virgin Islands

« Insurance premiums paid for the buildings on the facility;
Payroll cost for non-executive management staff.

C. Increase in Rent
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On the fifteenth (15%) anniversary of the effective date of the lease, the
rent shall be re-negotiated by the parties for an increase based on fair market value.
The new rent shall become effective on January 1 of the sixteenth (16th) anniversary.
The fair market value shall be determined by the negotiation of the parties based on a
current appraisal presented by the AUTHORITY. If the parties are unable to agree on a
new rent, the Lessee may present its own appraisal completed by an appraiser licensed
in the Virgin Islands. If the two appraisals are within 10% of each other’s value, then
the average of the two appraisals shall be considered the fair market rental value. If
the two appraisals differ by more than 10% then the two appraisers of the appraisals
presented by the AUTHORITY and the Lessee shall select a third appraiser who shall be
provided with the two appraisals. The third appraiser shall make an independent
appraisal and said appraisal shall determine the fair market rental value to be used as
the new rent for the following ten (10) years. Thereafter, the parties shall use the same
process for the future increase of the rent. In no event will the rent be less than the
fair market rental value presented in the negotiation process. The Parties shall each
contribute fifty (50%) of the cost for the third appraiser.

The Base Rent during any Holdover Tenancy shall be subject to Article 17 — Holding
Over.

D. Books and Records

Lessee shall maintain, during the term of this Agreement and for a period of
three (3) years thereafter or in the event of a claim by Lessor, until such claim of Lessor for
payments hereunder shall have been fully ascertained, fixed, and paid, separate and
accurate records of gross receipts, but in no event shall Lessee be required to maintain
such records for a period greater than seven (7) years. The term “gross receipts” as used
herein means the total amount collected annually as rent and other income paid to Lessee
for use of the Leased Premises, whether for cash or on credit or partly for case and partly
on credit, and without any deductions other than the Qualified Expenses defined in Section
B above. Provided, however, that any sums collected and paid out for any customs duties,
any retail sales tax, retail excise tax, or gross receipts tax separately stated or imposed by
any duly constituted governmental authority shall be excluded from the definition of gross
receipts.

In accordance with generally accepted accounting principles, such records required
to be kept by Lessee pursuant to this Section shall show in detail all business done or
transacted in, on, about or from or pertaining to each of the Leased Premises. The Lessee
shall enter all receipts arising from such business in regular books of account, and all
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entries in any such records or books shall be made at or about the time the transactions
respectively occur. Pertinent original sales records to be maintained and kept by Lessee
include the following:

a. Contracts and lease agreements of all rental units;
b. The original records of reservations made at and for the Leased Premises,

C. Memorandum receipts or other records of merchandise taken out on
approval;

d. Bank deposit records;

e. Such other records, if any, which would normally be examined by an

independent accountant pursuant to accepted auditing standards in
performing an audit of sales;

f. Monthly financial reports submitted to parent company;

g. Monthly Gross Receipts as submitted to the Virgin Islands Bureau of Internal
Revenue; and

h. Annual report of Gross Receipts as certified by an independent accountant.

In addition, the Lessee shall, throughout the term of this agreement, maintain
annual reports of Gross Receipts derived from its operation under this Agreement, using a
form and method which may be reasonably directed by Lessor. Upon Lessor’s written
request, Lessee shall make available within a reasonable time any and all books, records
and accounts pertaining to its operations under this Agreement. The intent and purpose of
the provisions of this section are that the Lessee shall keep and maintain records that will
enable the Lessor to clearly and accurately ascertain, determine and audit, if so desired by
Lessor, the amount of Gross Receipts received by Lessee. The form and method of
Lessee’s reporting of Gross Receipts shall be adequate to provide a control and test check
of all revenues derived by Lessee under this Agreement.

Should any examination, inspection and audit of Lessee’s books and records by
Lessor disclose an underpayment by Lessee in excess of three percent (3%) of the total
annual consideration due, which underpayment successfully withstands any and all
challenges thereto asserted by the Lessee, the Lessee shall, in addition to promptly paying
Lessor the amount of such underpayment, reimburse Lessor for all costs reasonably
incurred in the conduct of such examination, inspection, and audit. In the event that

Lessor
deems it necessary to use the services of legal counsel in connection with collecting the
reimbursement for such examination, inspection and audit, the Lessee shall reimburse
Lessor for reasonably attorney’s fees and litigation expenses as part of the aforementioned
costs incurred.
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Not later than ninety (90) days after each anniversary of the commencement of the
Term of this Agreement or the end of the fiscal year of the Lessee, Lessee shall furnish to
Lessor a copy of the Lessee’s filed VIBIR Form 720b stamped by Virgin Islands Bureau of
Internal Revenue, and an annual report of the Gross Receipts derived from the sales and
Services permitted hereunder. Said report shall not be made public except as required by
local and/or federal law enforcement of taxing agencies.

ARTICLE 4. CAPITAL RESERVE

Commencing on the January 1% of the Tenth (10th) anniversary, Lessee shall, at
Lessee’s sole cost and expenses spend or reserve a minimum of the greater of (a) Two
Percent (2%) of the rental income per annum or (b) $20,000.00 per annum as a capital
reserve (the “Capital Reserve”) for reinvestment in the Leased Premises.

Absent a lender (as defined by Article 16) commencing March 1st of the Tenth (10%)
anniversary, the Lessee shall provide quarterly reports to the AUTHORITY of capital
improvements and expenses made to the Leased Premises in the prior three (3) months. In
the event that the Lessee has not satisfied the Capital Reserve requirements during any
calendar year, subject to credits as herein after provided, the Lessee shall deposit with the
Lessor the balance required to satisfy the Capital Reserve requirements. In the event that
Lessee’s capital improvements and expenses for any calendar year exceed the Capital
Reserve requirements, such amount shall be credited forward for ensuing calendar years.
Within forty-five days (45) of the end of each calendar year, the Lessee shall submit annual
accounting for the Capital Reserve and pay over to the Lessor such amounts, if any, as are
required to satisfy the Capital Reserve requirements. Such accounting shall also set forth
the amount by which the Lessee has exceeded the Capital Reserve requirements which
amount shall be credited to the ensuing years’ Capital Reserve requirements.

In the event that the Lessee’s lender requires that the Lessee maintain a capital
reserve with the lender, pursuant to lender requirements, the Capital Reserve may be
established, maintained, controlled, disbursed, and administered by the lender but shall be
used solely for the benefit of the Leased Premises. When the Capital Reserve is held by the
lender, Lessee shall provide to Lessor a copy of documentation of the reserve requirements
and copies of subsequent documentation requested by the lender.

Subject to Lessor’s rights of review and approval of plans and specifications as
provided for in the Original Lease, Lessee shall have the direction in determining the timing
and the nature of capital improvements, subject only to any additional requirements set
forth by the lender. Capital improvements may include, but not limited to, (a) any
improvements of existing and new buildings, parking lot, electrical equipment; (b) any
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capital improvements defined by generally accepted accounting principles ("GAAP”); and
(c) any fees and services associated with additional investments including, but not limited
to, fees from architects, lawyers, banks, governmental agencies, environmental engineers,
structural engineers, brokers, and appraisers, as may be capitalized in conformance with
GAAP,

Any capital improvements made to the Leased Premises in excess of Capital Reserve
requirements shall be credited towards subsequent Capital Reserve requirements shall be
credited towards subsequent Capital Reserve contribution obligation(s). Lessee shall be
paid funds from the Capital Reserve by the Lessor (or the lender as the case may be), from
time to time, upon presenting a written request along with receipt(s) of capital
expenditures or contract(s) for capital improvements to be expended. Any Capital Reserve
funds not reinvested in the Leased Premises at the expiration of the lease term shall vest in
Lessor. The Capital Reserve requirements set forth herein shall only apply to an arm’s
length transaction with a third-party transferee and shall terminate and not apply after any
foreclosure or transfer in lieu of foreclosure to a lender or any designee of a lender.

ARTICLE 5. UTILITY SERVICES

The Lessee shall make separate arrangements and pay for all utility services and
shall cause and pay for the installation of these services. Lessee shall hold AUTHORITY
and the premises, free and harmless from all charges for the furnishing of utility services to
the said premises during the term of this lease. Lessee shall remove all garbage and
rubbish from the leased premises during the term of this lease. All installation of utilities
shall be in accordance with Article 14 - Lessee to Build or Improve.

ARTICLE 6. NOTICES

Wherever in this Lease it is required that Lessee send notice to Authority or apply
for prior approval, consent, or permission thereof which may be required by the terms and
conditions of this Lease, or for any purpose; or whenever it is required that Authority notify
Lessee, for any purpose, such notice (or application) to Authority or to Lessee shall be
deemed sufficient and completed when sent and delivered certified mail, return receipt
requested, addressed to said authority to the attention of:

EXECUTIVE DIRECTOR

VIRGIN ISLANDS PORT AUTHORITY

P. O. BOX 301707

ST. THOMAS, VIRGIN ISLANDS 00803-1707; and
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addressed to Lessee and directed to the attention of:

EDDY BENOIT

BENOIT GROUP, LLC

Marsh Creek Village

6780 Roswell Road NE, Suite 200
Atlanta, GA 30328

and to such other respective addresses as the parties may designate in writing from time
to time. In lieu of certified mail, personal delivery, or other mutually agreeable method of
communication with receipt confirmation is deemed sufficient.

ARTICLE 7. REQUIRED INVESTMENT BY LESSEE

a. The Lessee shall, at its cost and expense, demolish the existing structures on the
Leased Premises. Prior to the commencement of the demolition the Lessee takes all
necessary steps to procure the proper permits for demolition.

b. Lessee shall, at Lessee’s sole cost and expense, construct, or cause to be
constructed a multi-building affordable housing complex with no less than 100 residential
units on the Leased Premises at a cost of no less than Fifty-five Million Dollars
($55,000,000.00) in @ manner and according to the approved plans referred in Article 8 of
this agreement.

ARTICLE 8 - APPROVALS
Section 8.01 — FEDERAL APPROVAL

This Lease is subject to approval by the Federal Aviation Administration ("FAA") If
the FAA disapproves this Lease, either party may terminate the Lease by providing written
notice.
Section 8.02 — TERRITORIAL APPROVAL

This Lease, being in excess of one (1) year, shall be subject to and contingent upon
the approval of the execution of same, by the Governor of the Virgin Islands pursuant to
Title 29, Virgin Islands Code, Chapter 10, Section 543, or as amended.

ARTICLE 9 - PAYMENT OF FEES AND CHARGES
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Section 9.01 — GENERAL PAYMENT

All payments specified in Article 3 shall be paid promptly when due. Any payment
remaining unpaid thirty (30) days after the due date shall be charged interest at a rate
of one_percent (1%) per month per month from the date it became due until it is paid
by Lessee to Lessor. Any other charges, fees or late payment fees are also due on the first
day of the month following the month in which the charges, fees or late payment fees were
assessed. All payments of money required to be made by the Lessee to Authority
hereunder shall be made when due in lega!l tender of the United States of America at
Authority's office at its Administrative Offices, 8074 Lindberg Bay, St. Thomas, VI 00802 or
mailed to its Executive Director at P.O. Box 301707, St. Thomas, VI 00803-1707, or at
such other place as Authority may designate in writing. All payments shall be free from all
claims, demands, set offs or counterclaims of any kind against Authority.

Section 9.02 — TERMINATION OF LEASE

The termination of this Lease by lapse of time or otherwise shall not relieve Lessee
of its obligations to pay any rental fees, or other charges already accrued, nor shall Lessee
be relieved of its future obligations to pay rent up to the original date of termination
indicated by this Lease unless termination is due to default other than by Lessee.

ARTICLE 10 - RENT A SEPARATE COVENANT

Lessee shall not for any reason withhold or reduce Lessee's required payments of
rent and other charges provided in this Lease. It is expressly understood and agreed by
the parties that the payment of rents and additional fees is a covenant by Lessee that is
independent of the other covenants of the parties hereunder.

ARTICLE 11 - LATE PAYMENT INTEREST

The parties hereto agree that the Authority may charge the Lessee interest at the
rate of one and one (1%) percent per month on all amounts that are overdue in excess
of thirty (30) days without further notice. Failure to pay same shall constitute grounds to

terminate said Lease and/or recover possession of the Leased Premises.

The parties further agree that the charging of interest shall not affect nor limit any
of the rights that Authority may have regarding eviction or any other actions or rights
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available to said Authority under the terms of this Lease.

ARTICLE 12 - BUSINESS OPERATION / CONDUCT AND BEHAVIOR

In the performance of its obligations hereunder and of the authorized use of the
Leased Premises, Lessee shall pay all fees charged and obtain and keep current all licenses
and permits to conduct any business at the Leased Premises as required by law.

Lessee shall conduct its operations in an orderly and proper manner consistent with
sound and ethical business practice, as the term is customarily understood. If Lessee
conducts its operations in a manner that unreasonably annoys, disturbs, or offends
others near the Leased Premises, within 24 hours or as extended by Authority, Lessee shall
remove the cause of any objection made by Authority relative to the demeanor, conduct or
appearance of any the employees of the Lessee or others on the Leased Premises.

ARTICLE 13 - LEASED PREMISES REPRESENTATIONS

The Lessee acknowledges that it has not relied upon any representation or
statement of Authority or its officers, employees, or agents as to the condition of the
Leased Premises or the suitability thereof for the operations permitted on the Leased
Premises by this Lease. The Lessee, prior to the execution of this Lease, has thoroughly
examined the Leased Premises and has found the premises to be adequate for the Lessee’s
purpose as stated and determined them to be suitable for the Lessee's operation
hereunder. Without limiting any obligation of the Lessee to commence operations
hereunder at the time and in the manner stated elsewhere in this Lease, the Lessee agrees
that no portion of the Leased Premises will be used initially or at any time during the letting
which is in a condition unsafe or improper for the conduct of Lessee's operations
hereunder. Before any use of the Leased Premises, the Lessee will immediately correct
any such unsafe or improper condition.

Authority shall not be liable to the Lessee, or to any person, for injury or death to
any person or persons whomsoever, or damage to any property whatsoever at any time in
the Leased Premises, including but not limited to any such injury, death, or damage from
falling material, water, rain, hail, gas, steam, or electricity, whether the same may leak
into, or fall.

ARTICLE 14 - LESSEE TO BUILD
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Section 14.01 — CONSTRUCTION BY LESSEE

Lessee shall, at Lessee’s sole cost and expense, construct a multi-building affordable
housing complex with no less than 100 residential units on the Leased Premises at a cost of
no less than Fifty-five Million Dollars ($55,000,000.00) in a manner and according to the
approved plans referred in Section 2 of this agreement. The Lessee shall submit in
advance four (4) copies of the approved plans done by a U.S.V.I. licensed architect or
engineer for the addition and/or alteration work and shall be solely responsible for the
costs of construction and filing of the necessary plans and permits. In addition, Lessee
shall deliver to Authority reproducible “as-builts” of improvements and additions no later
than ninety (90) days following the substantial completion of any such addition and/or
alteration.

Any and all demolition, construction and improvements shall be at the Lessee’s sole
risk and shall comply with any existing building codes, applicable leasehold development
standards, and other existing regulations of any appropriate federal or local governing
body. The Lessee shall obtain all necessary and required permits and approvals from
federal and/or local authorities before commencing construction or alteration work on the
Leased Premises.

No construction shall be permitted that does not comply with Part 77 of the Federal
Aviation Administration Regulation or that may interfere with the landing and taking off of
aircraft from or otherwise constitute a hazard or obstruction to the operations of the Cyril E.
King Airport, St. Thomas, Virgin Islands.

Section 14.02 — TITLE TO IMPROVEMENTS

Title to all improvements constructed by or for Lessee shall remain in Lessee for the
term of the Lease. Upon the termination or at the expiration of the lease agreement, title
to all improvement constructed by Lessee or for Lessee on the lease premises and all
equipment serving the improvements shall vest in the AUTHORITY and Lessee shall by
appropriate documents convey same to AUTHORITY.

The removal by Lessee of any property installed by Lessee under the terms of this
Lease shall be in compliance with Section 15.02.

At the expiration of the Lease term, Authority, at its sole discretion, reserves the
right:
(@) Torequire the Lessee to convey to the Authority, its successors or assignee,
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title to any or all improvements installed by Lessee. Title to all improvements constructed
by or for Lessee shall vest in Authority and Lessee shall by appropriate documents convey
same to Authority; or

Section 14.03 — LESSEE’S CONTRACTOR

Lessee shall, at its own expense, require contractors to obtain and furnish
satisfactory evidence to Authority of statutory worker’s compensation insurance,
commercial general liability, and automobile insurance, if applicable, and physical damage
insurance, on a “builder’s risk” form with the interest of Authority endorsed thereon, in
such amounts and in such manner as Authority may reasonably require. Authority may
require additional types and amounts of insurance as Authority reasonably determines to
be necessary. Such insurance or bond shall remain in force for the period of such
construction, and thereafter until ninety (90) days from and after the date of completion
(within the meaning of the laws of the Virgin Islands) thereof.

The Lessee shall also insure (or furnish a surety bond with respect to) any and all
construction, alteration, of improvements of the Lessee at or upon the Leased Premises,
against mechanic's and/or material man's liens arising from such work.

Section 14.04 — NO CRANE OPERATION WITHOUT FAA’'S APPROVAL

The Lessee must coordinate and secure a determination from the Federal Aviation
Administration of a no objection letter through Authority whenever it proposes to use a
crane for maintenance and/or repairs at the Leased Premises.

Section 14.05 — COASTAL ZONE MANAGEMENT FEES

All fees or charges assessed or imposed by the Coastal Zone Management
Commission of the Department of Planning and Natural Resources or the Government of
the Virgin Islands, pursuant to the Virgin Islands Coastal Zone Management Act, Title 12,
Chapter 21, Virgin Islands Code and any amendments thereto or successor laws thereof, in
connection with any required coastal zone development permit pursuant to this agreement
shall be borne exclusively by Lessee. Authority shall not be obligated to pay or reimburse
Lessee for same. In no event shall Lessee be liable for any permit fees, rents, or charges
by the Coastal Zone Management Commission for occupying the land hereby leased from
Authority, any such fees, rents, or charges, if any, being for the account of Authority.

12 of 47




VIRGIN ISLANDS PORT AUTHORITY
THATCH FARM LEASE AGREEMENT
BENOIT GROUP, LLC

ARTICLE 15 - TAXES AND ASSESSMENT

Lessee shall also pay all lawful taxes allocable to the Leased Premises with respect
to leasehold improvements installed by Lessee, which may be assessed by any legally
constituted taxing authority.

ARTICLE 16 — ENCUMBRANCE OF LEASEHOLD ESTATE
Section 16.01 — LESSEE'S RIGHT TO ENCUMBER

Lessee may, from time to time during the term of this lease and with the consent of
Authority which will not be unreasonably withheld, encumber to any bank or financial
institution, herein called "Lender", by deed of trust or mortgage or other security
instrument all of Lessee's interest under this lease and the leasehold estate hereby created
in Lessee for the purpose of securing monies advanced and used in constructing
improvements on the leasehold premises; provided, however, that no encumbrances
incurred by Lessee pursuant to this section shall, and Lessee shall not have the power to
incur any encumbrances that will, constitute in any way a lien or encumbrance on the fee
of said premises or any interest of Authority in said premises. Any encumbrances provided
for herein shall be subject to the provisions of Article 16, herein, which provides for the
Authority’s right of first refusal upon default of Lessee, among other things.

Section 16.02 — REQUEST FOR NOTICE OF LOAN DEFAULT

Immediately after the recording of any deed of trust or mortgage executed by
Lessee pursuant to Section 10.01 of this lease and containing a power of sale as defined by
Virgin Islands law, Lessee shall at Lessee's own cost and expense, record in the office of
the Recorder of Deeds, St. Thomas, Virgin Islands, a written request, provided, executed
and acknowledged by Authority for a copy of any notice of default and a copy of any notice
of sale under deed of trust or mortgage to be mailed to Authority at the address specified
in the request by Authority.

Section 16.03 — NOTICE TO AND SERVICE ON LENDER

Authority shall mail to Lender, should Lessee incur any encumbrance pursuant to
Section 10.01 of this lease, a duplicate copy of any and all notices Authority may from time
to time give to or serve on Lessee pursuant to or relating to this lease. Lessee shall at all
times keep the Authority informed in writing of the name and mailing address of the
Lender and any changes to the Lender’s mailing address. Any notices or other
communications permitted by this or any other section of this lease or by law to be served
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on or given to Lender by Authority shall be deemed duly served on or given to Lender
seven (7) days after being deposited with the United States Postal Service, mailed with first
class postage prepaid, certified or registered mail, return receipt requested and addressed
to Lender at the last mailing address or Lender furnished in writing to Authority by Lessee
or Lender.

Section 16.04 — NO MODIFICATION WITHOUT LENDER'S CONSENT

Should Lessee incur any encumbrance pursuant to Section 10.01 of this lease,
Lessee and Authority hereby expressly stipulate and agree that they will not modify this
lease in any way nor cancel this lease by mutual agreement without the written consent of
Lender having such encumbrance.

Section 16.05 — RIGHTS OF LENDER

Should Lessee incur any encumbrance pursuant to Section 10.01 of this lease, the
Lender having such encumbrance shall have the right at any time during the term of this
lease and the existence of this encumbrance to:

(2) Do any act or thing required of Lessee under this lease, and any such act
or thing done and performed by Lender shall be as effective to prevent a forfeiture
of Lessee's rights under this lease as if done by Lessee itself;

(b) Realize, after complying with Article 22.02 relating to the right of first
refusal among other things, on the security afforded by the Leasehold estate by
exercising foreclosure proceedings or power of sale or other remedy afforded in law
or in equity or by the security document, herein called the "Trust Deed", and to:

1. Transfer, convey, or assign the title of Lessee to the leasehold estate created
by this lease to any purchaser at any foreciosure sale, whether the
foreclosure sale be conducted pursuant to court order or pursuant to a power
of sale contained in the Trust Deed; and

2. Acquire and succeed to the interest of Lessee under this lease by virtue of
any foreclosure sale, whether the foreclosure sale be conducted pursuant to
court order or pursuant to a power of sale contained in the Trust Deed.

Section 16.06 — RIGHT OF LENDER TO CURE DEFAULTS

Should Lessee incur an encumbrance pursuant to Section 10.01 of this lease, before
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Authority may terminate this lease because of any default under or breach of this lease by
Lessee, Authority must give written notice of the defauit or breach to Lender and afford
Lender the opportunity after service of the notice to:

(@) Curethe breach or default within sixty (60) days where the default can
be cured by the payment of money to Authority or some other person;

(b)  Cure the breach or default within ninety (90) days where the breach or
default must be cured by something other than the payment of money and can be
cured within that time; or

(c)  Curethe breach or default in such reasonable time as may be required
where something other than money is required to cure the breach or defauit and
cannot be performed within ninety (90) days provided that acts to cure the breach
or default are commenced within that time period after service of notice of default
on Lender by Authority and are thereafter diligently continued by Lender.

Section 16.07 — FORECLOSE IN LIEU OF CURING DEFAULT

Notwithstanding any other provision of this lease, a Lender under an encumbrance
incurred by Lessee pursuant to Section 10.01 of this lease may, after complying with the
provisions of Article 22.02 in regard to the right of first refusal, among other things,
forestall termination of this lease by Authority by commencing proceedings to foreclose this
encumbrance on the leasehold estate created by this lease. The proceedings so
commenced may be for foreclosure of the encumbrances by order of court or for
foreclosure of the encumbrance under a power of sale contained in the instrument creating
the encumbrance. The proceedings shall not, however, forestall termination of this lease
by Authority for the default of breach by Lessee unless:

(a.) They are commenced within sixty (60) days after service on Lender of
the notice described in Section 10.06 of this lease;

(b.) They are, after having been commenced, diligently pursued in the
manner required by law to completion; and

(c.) Lender keeps and performs all of the terms, covenants, and conditions
of this lease requiring the payment or expenditure of money by Lessee until the
foreclosure proceedings are complete or are discharged by redemption, satisfaction,
payment, or conveyance of the leasehold estate to Lender.
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Section 16.08 — ASSIGNMENT WITHOUT CONSENT ON FORECLOSURE

Provided that Lender under any encumbrance incurred by Lessee pursuant to
Section 10.01 of this lease complies with the provision of Article 22.02 of this lease
regarding the right of first refusal of Authority, among other things, and gives written
notice of transfer to Authority setting forth the name and address of the transferee as well
as the effective date of the transfer, the written consent of Authority shall not be required

for transfer of Lessee's interest under this lease to:

(a.) A purchaser at a foreclosure sale of the encumbrance whether the
foreclosure sale can be conducted pursuant to court order or pursuant to a power of
sale in the instrument creating the encumbrance; or

(b.) A purchaser from Lender after foreclosure where Lender was the
purchaser of Lessee's interest at the foreclosure sale of the encumbrance and
Lender is a recognized financial institution.

Section 16.09 — NEW LFASE TO LENDER

Notwithstanding any other provision of this lease; should this lease terminate
because of the insolvency or bankruptcy of Lessee or because of any default under or
breach of this lease by Lessee, Authority will execute a new lease for said premises to the
Lender under encumbrance incurred by Lessee pursuant to Section 10.01 of this lease as
Lessee, provided:

(a.) Lender has complied with the provisions of Article 22.02 of this lease.

(b.) A written request for the new lease is served on Authority by Lender
within sixty (60) days after service on Lender of the notice described in Section
10.03 of the lease.

(c.) The new lease is for a term ending on the same date the term of this
lease would have ended had not this lease been terminated, provided for the
payment of rent at the same rate that would have been payable under this lease
during the remaining term of this lease had this lease not been terminated, and
contains the same terms, covenants, conditions, and provisions as are contained in
this lease. Provided, however, that the new lease shall not contain the right to
further encumber premises as set out in Section 10.01.
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(d.) Lender, on execution of the new lease by Authority, shall pay any and
all sums that would at the time of the execution of the new lease be due under this
lease but for its termination and shall otherwise full remedy, or agree in writing to
remedy, any other defaults under or breaches of this lease committed by Lessee
that can be remedied.

(e.) Lender, on execution of the new lease, shall pay all reasonable costs
and expenses, including attorney's fees and court costs, incurred in terminating this
lease, recovering possession of said premises from Lessee or the representative or
Lessee, and preparing the new lease.

(f.) The new lease shall:

1. Extend the time for performance of any unperformed acts
required by Item 7, Article 8 and elsewhere in this lease for
such period as is equal to the delay in performance of this
lease and for such period as is equal to the delay in
performance of the act caused by Lessee's inability or failure to
perform the act and the time required to terminate this lease
and execute a new lease to Lender; and

2. Excuse the performance of any act required by Item 7, Article
8 and elsewhere in this lease that has already been performed
by Lender, and Lender's assignee as Lessee under the new
lease, shall be liable for payment of all costs and expenses
incurred in the performance of any act required by Article 8 of
this lease, whether performed before or after execution of the
new lease, that might be alleged or claimed as a lien against
said premises.

Section 16.10 — NO MERGER OF LEASEHOLD AND FEE ESTATES

Should Lessee incur any encumbrance pursuant to Section 10.01 of this lease then there
shall thereafter, during the existence of the encumbrance, be no merger without the
consent of Lender under such encumbrance of the leasehold estate created by this lease
and the fee estate in said premises merely because both estates have been acquired or
become vested in the same person or entity.

ARTICLE 17 - MAINTENANCE AND REPAIRS
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Section 17.01 — LESSEE'S OBLIGATIONS

Within twenty-four (24) months of the effective date of this lease agreement, Lessee
shall at its sole cost and expense, commence the demolition of the existing buildings and
structures and any accessory structures on the leased premises and dispose and remove all
debris, final finish grading and prepare site for construction of the planned development as
approved in “the Plan” identified in Article 8.

During the term of this lease Lessee shall, at Lessee's own cost and expense,
construct and maintain a residential development and all improvements on the Leased
Premises. Lessee shall construct buildings and improvements and have the right to make
such alterations, improvements, and changes to any building or other structures which may
from time to time be on the premises as Lessee may deem necessary, or to replace any
such building or structure with a new one of at lease equal value, provided that prior to
making any substantial or material structural alterations, improvements, or changes or to
replacing any such building or structure, Lessee shall obtain AUTHORITY’s written approval
of plans and specifications therefor, which approval shall not be unreasonably withheld,
provided that the value of the building or structure shall not be diminished and the
structural integrity of the building or structure shall not be adversely affected by any such
alterations, improvements, or changes, or that any proposed new building or structure is at
least equal in value to the one which it is to replace, as the case may be. In the event of
disapproval, AUTHORITY shall give to Lessee an itemized statement of reasons therefore
which shall be subject to the arbitration procedures specified in Section__. If AUTHORITY
does not disapprove the plans and specifications provided for in this section within thirty
(30) days after the same have been submitted to AUTHORITY, such plans and
specifications shall be deemed to have been approved by AUTHORITY. Lessee will in no
event make any alterations, improvements, or other changes of any kind to any building on
the Leased Premises that will decrease the value of such building, or that will adversely
affect the structural integrity of the building.

Nothing in this Article shall be construed to impose upon the Authority any
obligations to construct, maintain or to make repairs to the Leased Premises. During the
term of this lease, the Lessee shall be in exclusive control and possession of said Leased
Premises.

Section 17.02 — REQUIREMENTS OF GOVERNMENTAL AGENCIES

At all times during the term of this lease, Lessee, at Lessee's own cost and expense,
shall:

a. Make all alterations, additions, or repairs to the Leased Premises or the
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improvements or facilities on said premises required by any valid law, ordinance, statute,
order, or regulation now or hereafter made or issued by any federal, local, or other
governmental agency or entity;

b. Observe and comply with all valid laws, ordinances, statues, orders, and
regulations now or hereafter made or issued respecting said premises or the improvements
or facilities on said premises by any federal, local, or other governmental agency or entity;
and

C. Indemnify and hold Authority and the property of Authority, including the
Leased Premises, free and harmless from any and all liability, loss, damages, fines,
penalties, claims, and action resulting from Lessee's failure to comply with and perform the
requirements of this section.

ARTICLE 18 — ENVIRONMENTAL MATTERS
Section 18.01 — HAZARDQUS MATERIALS DEFINED

For purposes of this Lease, "Hazardous Materials" will mean any product, substance,
chemical, material or waste whose presence, nature, quantity, and/or intensity or
existence, use, manufacture, disposal, transportation, spill, release, or effect either by itself
or in combination with other materials expected to be on the Leased Premises, now or in
the future, is either: (i) potentially injurious to the public health, safety or welfare, the
environment, or any part thereof; (ii) regulated or monitored by any governmental
authority; or (iii) a basis for potential liability of Authority to any governmental authority or
third party. Hazardous Materials will include but not be limited to, solvents, petrochemical
products, explosives, asbestos, urea formaldehyde PCBs, chlorofluorocarbons, freon or any
flammable, toxic, biological, corrosive, or radioactive materials.

Section 18.02 — HAZARDOUS MATERIALS PROHIBITED

Lessee shall not cause or permit any Hazardous Material to be generated, produced,
manufactured, maintained, brought upon, transported, used, stored, treated, discharged,
released, spilled, leaked, or disposed of on, in, under, or about the Leased Premises by
Lessee or its employees, agents, contractors, affiliates, sublessees or assignees without the
prior written consent of Authority (which consent may be withheld, conditioned or delayed
by Authority in its sole and absolute discretion); provided, however, that notwithstanding
the foregoing, Lessee shall have the right to use and store diesel fuel in connection with
the operation of an approved back-up electrical generator, in accordance with all applicable
laws, rules and regulations, after obtaining all applicable permits and approvals in keeping
with Article 8.
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Section 18.03 — NOTIFICATION OF RELEASE OF HAZARDOUS MATERIALS

Lessee shall immediately advise Authority by telephone, followed up in writing, of
any and all enforcement, cleanup, removal, claims made or threatened, or any release,
discharge, or spill of Hazardous Materials, by Lessee, any third party, or other
governmental or regulatory actions instituted, completed, or threatened pursuant to any
Laws affecting the Leased Premises or adjoining or neighboring properties. Lessee shall
provide copies to Authority in a timely fashion, in whatever capacity and in whatever form
obtained, any and all information, test results, correspondence, or other data acquired in
connection with Lessee’s locating, remediating, removing, or disposing of Hazardous
Materials on or about the Leased Premises, or regarding Lessee’s notice of Hazardous
Materials or enforcements, or otherwise, and in connection with Lessee’s obligations under
this Lease.

Section 18.04 — OBLIGATION TO REMEDIATE HAZARDOUS MATERIALS

A. Lessee, at its sole costs expense, covenants and warrants to promptly
investigate, clean up, remove, restore, and otherwise remediate (including without
limitation, preparation of any feasibility studies or reports, sampling, testing, and the
performance of any and all closures) any spill, release, discharge, disposal, emission,
migration, or transportation of Hazardous Materials caused by Lessee, its employees,
agents, contractors, invitees, subtenants, or successors, on under, from or affecting the
Leased Premises, in accordance with all applicable Laws and in accordance with the then
current best practice as to such remediation, to the sole satisfaction of Authority. Such
affected portions of Leased Premises and any adjacent property are to be returned to the
condition existing prior to the appearance of such Hazardous Materials.

Lessee will not commence any remediation of Hazardous Materials in any way
connected to Leased Premises, or any portion thereof, without first notifying Authority, in
writing, of Lessee's intention to do so and affording Authority ample opportunity to appear,
intervene, or otherwise appropriately assert and protect Authority's interest.
Notwithstanding the foregoing, Lessee shall be entitled to respond immediately to an
emergency without first obtaining Authority's prior written consent.

B. Upon expiration or earlier termination of this Lease, Lessee will, at Lessee's
sole cost and expense, cause all Hazardous Materials brought to the Leased Premises
and/or Facility by Lessee, its employees, agents, contractors, suppliers, licensees, invitees,
to be removed from the Leased Premises in compliance with any and all applicable
Hazardous Materials disposal laws. Lessee shall also be responsible for the safe and proper
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removal of all garbage and regulated substances it generates during its use and occupancy
of the Leased Premises upon termination of this Lease at Lessee's sole cost and expense.

Section 18.05 — INDEMNIFICATION - HAZARDOUS MATERIALS

In addition to any other provision herein concerning indemnification, Lessee will
indemnify, protect, defend and forever hold Authority, its officers, employees, agents and
the Leased Premises, or any portion thereof, harmless from any and all damages, losses,
liabilities, judgments, penalties, claims, obligations, attorneys’ and consultant’s fees, and
other costs and expenses arising out of any failure of Lessee, its agents, contractors,
employees, suppliers, licensees, or invitees to observe any Hazardous Materials Laws,
whether knowingly, unknowingly, intentionally or unintentionally, or any covenants of this
Article 12 of this Lease pertaining to environmental matters. All provisions of this Article 12
shall survive any termination of this Lease.

ARTICLE 19 - INSPECTION

Authority or any other Federal or local Government Agency shall have the right to
enter upon the Leased Premises at all reasonable hours for the purpose of making an
inspection in relation to the Lessee's operations, and the Lessee shall cooperate with such
an inspection.

ARTICLE 20 - RIGHTS OF ENTRY RESERVED

Without limiting the generality of this Article, Authority, by its officers, employees,
agents, representative, and contractors, and furnishers of utilities and other services, shali
have the right, for its own benefit, for the benefit of the Lessee, or for the benefit of other
tenants to maintain existing and future utility, mechanical, electrical and other systems and
to enter upon said Leased Premises at all reasonable times to make such repairs,
replacements or alterations as may, in the opinion of Authority, be necessary or desirable
and from time to time, to construct or install over, in or under the Leased Premises new
systems or parts thereof, and to use the Leased Premises for access to other parts of the
airport properties not otherwise conveniently accessible. During such times as indicated
above, there shall be no proration, abatement, or reduction of the rent due.

Nothing in this Article shall or shall be construed to impose upon the Authority any
obligations, or additions, or shall create any liability for any failure to do so. The Lessee is
and shall be in exclusive possession of the said demised Leased Premises and Authority
shall not in any event be liable for any injury or damage to the Leased Premises nor to any
property of the Lessee or of any other persons located in or thereupon, other than such
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injury or damage occasioned by the acts of Authority, its employees or agents, which shall
be repaired or remedied by Authority at its expense.

At any time and from time to time during ordinary business hours within the three
(3) months preceding the expiration of this Lease, Authority, by its agents, and employees,
whether or not accompanied by prospective lessees, occupiers, or users of the Leased
Premises, shall have the right to enter thereupon for the purpose of exhibiting and viewing
all parts of the same. Authority shall be permitted to place a sign on such demised Leased
Premises, indicating that said Leased Premises are for rent.

Nothing herein contained shall permit nor shall be construed to permit Authority to
exercise any right of access or entry for any of the purposes denoted in this Article except
at reasonable times and in such manner as to not unreasonably interfere with or hinder the
use, occupancy, and enjoyment of the said Leased Premises by the Lessee.

ARTICLE 21 — REDELIVERY OF LEASED PREMISES

Section 21.01 — UPON TERMINATION OF LEASE

Promptly upon the termination or cancellation of this Lease, by expiration of its term
or otherwise, Lessee shall at once surrender and deliver to Authority the Leased Premises
and all improvements thereon to which Authority is entitled to hereunder.

ARTICLE 22 - ASSIGNMENT AND SUBLETTING

No request for, or consent to assignment or subletting, shall be considered unless
Lessee shall have paid all rentals, fees, and charges due and owing to Authority and Lessee
shall have otherwise met all other legal obligations to be performed, kept, and observed by
it under the terms and conditions of this Lease or as this Lease may be subsequently
amended. Authority reserves the right to investigate or request evidence of the financial
capacity of the proposed assignee prior to making its decision.

Section 22.01 — NO ASSIGNMENT WITHOUT AUTHORITY'S CONSENT

The Lessee shall not, at any time, sell, mortgage, or pledge its interest in this Lease,
leasehold improvements and/or personal property, either in whole or in part without the
prior written consent of the Authority which consent shall not be unreasonably withheld
when such pledge is for financing purposes or to an affiliate. Lessee shall not assign the
Leased Premises or any part thereof without prior written approval from the Authority
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which approval shall not be unreasonably withheld. Any such attempt to sell, convey,
transfer, mortgage, pledge, or assign this Lease without such consent or approval, except
as provided herein, shall be null and void. Provided that after thirty (30) days written notice
to Authority, transfer of Lessee’s right and obligations under this lease by assignment,
merger, or operation of law to a company parent of, subsidiary to or affiliate with Lessee
shall not require such approval. Notwithstanding these provisions, Lessee shall be
permitted, subject to Authority’s consent, to assign its interest in this Lease and in such
leasehold improvements and personal property for financing purposes or to an affiliate.

Section 22.02 — ASSIGNMENT OF SECURITY

Notwithstanding the provisions of Section of Section 17.01 of this lease, Lessee may
with prior written notice to Lessor as to the identity of assignee only, transfer and assign all
of Lessee’s interest under this lease and the leasehold estate hereby created in Lessee
under the following conditions:

a. The assignment or transfer is to a bank or other financial institution which
has advanced or has committed itself to advance monies to the Lessee for the
development, construction or operation of improvements on the lease premises, and, in
order to secure the repayment of which, said bank or financial institution (hereinafter called
the “holder” of the leasehold mortgage) has taken back or will take back a Leasehold
Mortgage on the premises.

b. This consent to the assignment is conditioned on the Lessee and holder
agreeing that the Lessor shall have the right of first refusal to assume the obligation of
Lessee in the Leasehold Mortgage under the following conditions and terms:

1. If the holder of the Leasehold Mortgage acquired the right of
foreclosure or the right to acquire possession of the premises, by virtue of a default
b the Lessee under the Leasehold Mortgage, or under the note which it secures;

2. The holder of the Leasehold Mortgage, before commencing its action
to foreclose the Leasehold Mortgage or to otherwise acquire possession of the
premises, as the case may be, shall give written notice thereof to Lessor;

3. The Lessor shall have a period of sixty (60) days from its receipt of
said notice to elect, by written notice to the Lessee and to the holder of the
Leasehold Mortgage, to cure any existing default and assume full liability on the
obligations of the Leasehold Mortgage;
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4, The Lessee shall surrender this lease to the Lessor and the Lessee
hereby covenants to do so within fifteen (15) days after Lessee’s receipt of Lessor’s
written notice of such election;

5. The Lessee hereby further agrees that the covenant to surrender to
Lessor may be specifically enforced by Lessor or by the holder of the Leasehold
Mortgage or by both;

6. The holder shall have agreed in writing to the terms and condition of
this Section 17.02;

7. The consideration to be paid by the Lessor for any surrender of this
lease which is made pursuant to the foregoing shall be the higher of:

i The appraised fair market value of the leasehold, including the
value of improvements placed on the leased premises and the remainder of
the lease term (plus options, if any), but excluding the value of the fee
simple interest in the land itself;

ii. The indebtedness (including principal, accrued interest, costs
and fees, including legal fees owed by the Lessee to the holder of the
Leasehold Mortgage;

8. Such consideration shall be first applied toward the indebtedness owed
by the Lessee to the holder of the Leasehold Mortgage, and the balance, if any shall
be paid to the Lessee. The appraisal of the improvements placed on the leased
premises referred to above shall be made by two appraisers, one of which shall be
selected by the Lessor and one selected by the Lessee. If the two appraisers
selected cannot agree on an appraised value, then they shall agree on a third
appraiser whose appraised value shall be used for this computation.

Section 22.03 — LESSEE’S RIGHT TO SUBLET

A. Lessee shall not at any time sublet the Leased Premises or any part thereof,
without prior written consent from the Authority, which shall not be unreasonably withheid.
Authority may withhold such approval at its discretion, except that approval shall not be
unreasonably withheld if the sublease, together with all other subleases within the Leased
Premises results in a sublease of fifty percent (50%) or less of Lessee’s total amount leased
space. Any such attempt to sublet the Leased Premises, without such approval, except as

24 of 47




VIRGIN ISLANDS PORT AUTHORITY
THATCH FARM LEASE AGREEMENT
BENOIT GROUP, LLC

provided herein, shall be null and void.

B. No sublease pursuant to this section shall release Lessee from its obligations
to pay when due the rentals, fees and charges provided herein.

Section 22.04 -~ WRITTEN ASSIGNMENT AND SUBLEASE REQUIRED

A. In the event Lessee requests approval to assign or sublease, the request shall
be accompanied by a copy of the proposed assignment or sublease agreement, if prepared.
In the event such proposed assignment or sublease agreement has not been prepared, a
written summary of the material terms and conditions to be contained in such assignment
or sublease agreement shall be included with Lessee’s request for approval by Authority.

B. No such assignment or sublease shall become effective unless reduced to
writing and signed by the Lessee (Assignor) and Assignee or by the Lessee and the
sublessee, and until it shall have first been approved by Authority in writing on the face of
the assignment or sublease, a copy of which shall be given to Authority. Assignor and
Assignee may not alter, amend, or otherwise modify the terms of such assignment without
the expressed prior written approval of Authority. Lessee and sublessee may not alter,
amend, or otherwise modify the terms of any such sublease without the expressed prior
written approval of the Authority. Authority shall, upon reasonable notice to sublessee,
have the right to make demand on sublessee to produce evidence of all sums paid to
Lessee under the terms of the sublease. Said sublease shall be subordinated to the
provisions of this Agreement, shall be in a form acceptable to Authority, and shall include a
statement of the term of the sublease.

ARTICLE 23 - HOLDING OVER

In the event the Lessee remains in possession of the Leased Premises beyond the
term of this Lease without the execution of a new agreement, and with the consent of
Authority, Lessee shall be deemed to be occupying the Leased Premises on the basis of a
revocable permit as a tenant from month to month at a rental equal to two times the last
rental amount herein provided or the current rate applicable for such space, whichever is
greater. Lessee shall be subject to all other conditions, provisions, and obligations of this
Lease. Upon receipt of a thirty (30) days’ notice to vacate the Lessee shall quit said Leased
Premises within said period.

ARTICLE 24 - RIGHTS AND PRIVILEGES RESERVED BY AUTHORITY

Rights not specifically granted to Lessee by this Lease are expressly and

25 of 47




VIRGIN ISLANDS PORT AUTHORITY
THATCH FARM LEASE AGREEMENT
BENOIT GROUP, LLC

independently reserved to Authority. Authority expressly reserves the right to prevent any
use of the described Premises which would interfere with or adversely affect the operation
or maintenance of the Airport, or otherwise constitute an Airport Hazard.

Authority reserves unto itself, its successors and assigns, for the use and benefit of
the public, a right of flight for the passage of aircraft in the airspace above the surface of
the real property owned by Authority, together with the right to cause in said airspace,
such noise as may be inherent in the operation of aircraft, now known or hereafter used,
for navigation of or flight in said airspace, and for use of said airspace for landing on,
taking off from or operating on the Airport.

Authority further reserves unto itself, its successor and assigns the right during the
time of war or national emergency to lease its properties or any part thereof, to the United
States Government for military or naval use and if any such lease is executed, the
privileges of this instrument insofar as they are inconsistent with the privileges of the lease
to the Government, shall be suspended.

ARTICLE 25 - GENERAL RIGHTS OF LESSEE
Section 25.01 — RIGHT OF INGRESS AND EGRESS

1. The Lessee, its employees, customers, guests, contractors, suppliers of
material, furnishers of service, and/or invitees, in common with others shall have the non-
exclusive right of ingress to and egress from any and all Leased Premises leased herein and
such other portions of the area to or from which said persons shall reasonably require
ingress at locations as Authority may from time to time designate.

2. The use of any Airport Facility roadways shall be subject to the rules and
regulations of the Authority which are now in effect, or which may hereafter be
promulgated for the safe and efficient operation of the Airport Facilities. Authority may, at
any time, temporarily or permanently, close or consent to or request the closing of any
such roadways and any other area at the Airport Facility presently or hereafter used as
such, so long as a reasonable alternative means of ingress and egress as provided above
remains available to the Lessee. Except in a case where no reasonable means of ingress
and egress are available due to Authority's closing or consenting to close such areas, the
Lessee hereby releases and discharges Authority, its successors and assigns, of and from
any and all claims, demands, or causes of action which the Lessee may now or at any time
hereafter have against any of the foregoing, arising or alleged to arise out of the closing of
any street, roadway, or other area, whether within or outside the airport properties.
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Section 25.02 — CONSTRUCTION AND ALTERATIONS AND ARCHITECTS, CONTRACTORS
AND BUILDERS

The Lessee shall have the right to use rights-of-way at locations approved and
designated in writing by Authority either for the exclusive use of Lessee or for common use
with others for drains, conduits, ducts, pipes, wires, cables, or similar installations, and
facilities related or incidental to communications, controls, teletypes, telephones,
interphone and pneumatic tubes between the places where such equipment and facilities
have been installed in the Leased Premises and the place where such equipment and
facilities have been installed in space leased to Lessee for its exclusive use elsewhere at the
Facility.

The Lessee shall pay a reasonable annual rental for such easements or rights-of-way
when and if requested to do so by the Authority in accordance with Authority’s published
rates and charges for such use then in effect.

The Lessee shall have the right to employ such architects, contractors or builders as
the Lessee shall deem necessary or desirable in connection with the authorized
construction, installation, alteration, modification, repair and/or maintenance of any
building, structure or improvement upon the Leased Premises leased herein; provided
however, that any of such architects, contractors, or builders shall be properly licensed or
otherwise competent in their respective professions or trade.

Section 25.03 — SIGNS

The Lessee shall have the right to install and operate upon the Leased Premises at
Lessee's expense, identification signs representing its business. Prior to the instaliation,
Lessee shall submit to Authority for approval in writing, drawings, sketches, design,
dimensions, type, and character of identification of the signs to be instalied. The approval
of said sign shall be within the sole and absolute discretion of the Authority. Signs shall be
substantially uniform in size, and the number, general type, size, design, character, and
locations shall be designated by the Authority. Said signs shall be constructed and
installed so as to comply with any existing building and other existing reguiations. Lessee
shall maintain any such sign or other installation in good condition and repair.

Upon the expiration or the sooner termination of this Lease, the Lessee, unless
expressly requested not to by Authority in writing, shall remove, obliterate or paint out any
and all signs, posters and similar devices placed by the Lessee on the Leased Premises,
unless expressly requested not to do so by Authority in writing; Authority is to be the sole
judge as to which of these actions shall be performed. In the event of the failure on the
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part of the Lessee to so remove, obliterate or paint out each and every sign or piece of
advertising, Authority may perform such necessary work and the Lessee shall be
responsible for, and pay the cost thereof upon demand to Authority.

Section 25.04 — NO MISUSE OF RIGHTS

The rights granted to Lessee by this Lease shall not be exercised in such a way as to
interfere with or adversely affect the use, operation, maintenance, or development of the
Airport Facility.

Section 25.05 — NO OTHER RIGHTS

Authority grants to Lessee no rights or privileges other than those specified in this
Lease. Nothing in this Lease, however, shall be construed to limit the rights of either party
under federal law or local law unless clearly indicated by the express terms of this Lease.

ARTICLE 26 - RULES AND REGULATIONS

Lessee, its employees, officers, agents, contractors, or invitees shall observe and
obey all rules and regulations presently existing, or which may from time to time during the
term hereof be reasonably prescribed by Authority for conduct and operation at or on the
Airport Facility so leased, and the Laws, Rules, and Regulations of any federal or local
agency having jurisdiction and/or authority over such Facilities. Lessee acknowledges that
it is familiar with the rules and regulations of Authority presently in effect with regard to
Airport Facility, a copy of which is available to, or furnished the Lessee, and the Lessee
warrants and represents that he is cognizant of and familiar with the aforesaid rules and
regulations.

Authority shall have the right to adopt and enforce reasonable rules and regulations
with respect to the use and operation of the Airport Properties. Except in the case of
emergency, Authority shall give the Lessee notice of any and all proposed changes to
Authority 's rules and regulations at least fifteen (15) days prior to the effective date of
such change or changes, which shall provide an opportunity for Lessee to provide comment
on such rule and regulation prior to its effective date. Authority shall furnish to the Lessee
copies thereof, and the Lessee hereby agrees to be bound and comply with said rules and
regulations, subject, however, to the right of the Lessee to, in good faith, challenge in a
Court of Law, the validity of such amended rules.

ARTICLE 27 - AIRPORT SECURITY PROGRAM
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Lessee agrees to observe all security rules and regulations and other requirements
applicable to Lessee including, but not limited to all regulations of the U.S. Department of
Transportation ("DOT"), the Federal Aviation Administration ("FAA"), the U.S. Department
of Homeland Security ("DHS"), the U.S. Department of Customs and Border Protection
(CBP"), the Transportation Security Administration ("TSA") and any other federal or local
agency having jurisdiction over the operations of the Airport and Authority.

Lessee shall be responsible for requesting and securing the necessary identification
badges, permits, decals, etc. for all of its employees, sub-lessees, contractors, invitees,
vehicles, equipment, etc. to access any secured area, including, but limited to the Airport
Operations Area ("AOA"). Lessee agrees to comply with Authority's Airport Security
Program and any amendments thereto. Lessee further agrees to correct any security
deficiency or other deficiency as may be determined by Authority,

ARTICLE 28 - LIENS

The Lessee shall not commit or suffer any act or neglect whereby the Leased
Premises including improvements of the Lessee thereupon or therein, or the estate of the
Lessee in the same, at any time during the term of this Lease become subject to any
attachment, lien, charge or encumbrance whatsoever, and shall indemnify and hold
harmless Authority against all liens, charges and encumbrances and all expenses resulting
therefrom, including reasonable attorney's fees. It is expressly understood that the Lessee
shall have no authority, expressed or implied, to create any lien, charge or encumbrance
upon the Leased Premises, or any portion thereof.

In the event the Lessee should engage an architect, contractor, or subcontractor for
the purpose of doing any physical or structural work upon the Leased Premises, the
contract between the Lessee and the architect, contractor or subcontractor shall contain a
clause prohibiting the filing of a lien upon the leased property.

ARTICLE 29 - WAIVER

No act or acceptance by Authority of rentals, fees, charges or other payments in
whole or in part for any periods after a default of any of the other terms, covenants and
conditions hereof to be performed, or observed by the Lessee, shall be deemed a waiver of
any right on the part of Authority to terminate the letting, unless such waiver is executed
by Authority, in writing, showing a clear intent on the part of Authority to create such a
waiver.
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A waiver by Authority of any default of Lessee, or by Lessee of any default of
Authority, in the performance of any of the covenants, terms or conditions of this Lease
shall not be deemed or considered to be a future waiver of the same matter or of any
future or present matter, and it is mutually covenanted and agreed that the various rights,
powers, privileges, options and remedies of Authority and Lessee herein respectively
contained shall be construed to be cumulative, and no one of them shall be deemed to be
exclusive of the other, or exclusive of any rights, powers, privileges, option or remedies
provided by law.

ARTICLE 30 - TERMINATION BY AUTHORITY
Section 30.01 — TERMINATION EVENTS

If and in the event any one or more of the following events shall occur, that is to
say:

1. The Lessee shall become insolvent, or shall take the benefit of any present or
future insolvency statute, or shall make a general assignment for the benefit
of creditors, or file a voluntary petition in bankruptcy or a petition or answer
seeking an arrangement or its reorganization or the readjustment of its
indebtedness under the Federal Bankruptcy Laws or under any other law or
statute of the United States or of the Virgin Islands thereof, or consent to the
appointment of a receiver, trustee, or liquidator of all or substantially ali of its
property; or

2. By order or decree of a court the Lessee shall be adjudged bankrupt or an
order shall be made approving a petition filed by any of its creditors or by
5any of the stockholders of the Lessee, seeking its reorganization or the
readjustment of its indebtedness under the Federal Bankruptcy Laws or
under any law or statute of the United States or of the Virgin Islands thereof;
provided that if any such judgment or order is stayed or vacated within sixty
(60) days after the entry thereof, any notice of cancellation shall be and
become null, void and of no effect; or

3. The Lessee, is a partnership, and the said partnership shall be dissolved as

the result of any act or omission of its partners or any of them, or by
operation of law or the order or decree of any court having jurisdiction, or for
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any other reason whatsoever; or

4, By or pursuant to, or under authority of, any legislative act, resolution or
rule, or any order or decree of any court or governmental board, agency or
officer, a receiver, trustee, or liquidator shall take possession of all or
substantially all of the property of the Lessee, and such possession or control
shall continue in effect for a period of thirty (30) days; or

5. The Lessee shall voluntarily abandon, desert, or vacate the Leased Premises
or discontinue its operations at the Leased Premises; or

6. The Lessee shall fail to immediately cure any security deficiency promptly
upon written notice from Authority or any federal or local agency having
jurisdiction or responsibility for same; or

7. Any lien shall be filed against the Leased Premises because of any act or
omission of the Lessee and shall not be discharged or contested by the
Lessee in good faith by proper legal proceedings within thirty (30) days; or

8. The Lessee shall fail to pay within thirty (30) days of the date when due any
installment or payment of rent or any other charges, including but not limited
to, security deposit, levied under the terms of this Lease; or

9. The Lessee shall fail to keep, perform and observe each and every other
promise, covenant and agreement set forth in this Lease, on its part to be
kept, performed or observed, within sixty (60) days after its receipt of
written notice of default thereunder from Authority (except where fulfillment
of its obligation requires activity over a period of time, and the Lessee shall
have commenced in good faith to perform whatever may be required for
fulfillment within sixty (60) days after receipt of such notice and continues
such performance without interruption except for causes beyond its control);

then upon the occurrence of any such event or at any time thereafter during the
continuance thereof, Authority may by sixty (60) days written notice terminate the letting
and the Lessee's rights hereunder, such termination to be effective upon the date specified
in such notice. Such right of termination and the exercise thereof shall be and operate asa
conditional limitation.

Section 30.02 — NOTICE OF CANCELLATION
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If any of the events enumerated in Section 24.01 hereof shall occur prior to the
commencement of the letting, the Lessee shall not be entitled to enter into possession of
the Leased Premises, and Authority, upon the occurrence of any such event, or at any time
hereafter, during the continuance thereof, twenty-four (24) hours written notice may
cancel the interest of the Lessee under this Lease, such cancellation to be effective upon
the date specified in such notice, and any monies deposited by the Lessee shall be retained
by Authority as liquidated damages.

ARTICLE 31 - TERMINATION BY LESSEE

If and in the event any one or more of the following events shall occur, the Lessee
may terminate this Lease in its entirety either prior to or subsequent to the commencement
of the term hereby granted, to wit:

1. The failure or refusal of any governmental agency (foreign or domestic)
having jurisdiction over the operations of the Lessee, to grant or permit
Lessee, for a period of ninety (90) days, the right to regularly operate and
use the Airport Facility; provided, however, that such failure or refusal is not
due to any fault of Lessee; or

2. The inability of the Lessee to use the Leased Premises, the use or occupancy
of which is granted herein, continuing for a period longer than thirty (30)
days due to any order, rule or regulation of any appropriate governmental
agency having jurisdiction over the operations of Lessee; or

3. The breach by the Authority of, or its failure to perform, any of the
covenants or agreements herein contained, and either the failure of Authority
to remedy such breach for a period of ninety (90) days after receipt of a
written notice of the existence of such breach, or, if fulfillment of the
Authority's obligation requires activity over a period of time, the failure of the
Authority within said ninety (90) day period in good faith to commence that
activity required and to continue the same thereafter except for causes
beyond its control; or

4. The inability of Lessee to use said Leased Premises continuing for a longer
period than thirty (30) days by reason of acts by the public enemy during the
existence of a state of war declared or undeclared; or

5. The assumption by the Government or any authorized agency thereof, of the
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operation, control or use of the Airport properties, or any substantial portion
or portions thereof, including a partial taking as provided for in Article 31 in
such manner as substantially to restrict the Lessee, from engaging in
commerce at or from the Airport Facility.

ARTICLE 32 - INSURANCE AND DESTRUCTION
Section 32.01 — PROPERTY INSURANCE

The Lessee shall, at its own expense, keep all buildings, improvements, and other
structures on the Leased Premises, as well as any and all additions thereto, insured
for their full insurable value. Such insurance shall be in an amount of the
replacement cost of such improvements, and shall be standard multi-peril insurance
including flood, fire, windstorm, earth movement, theft, and other hazards, with the
usual extended coverage endorsement and endorsements for vandalism and
malicious mischief and such other extended coverage endorsements as Authority
may reasonably from time to time require. Authority shall be named as a loss payee.

Section 32.02 — t ESSEE'S DUTY TO RESTORE PREMISES

Should, at any time during the term of this lease, any buildings or improvements
now or hereafter on the Leased Premises be destroyed in whole or in part by fire, theft, the
elements, or any other cause not the fault of Authority, this lease shall continue in full force
and effect and Lessee, at Lessee's own cost and expense, shall repair and restore the
damaged or destroyed building, buildings, improvement, improvements according to the
original plan thereof or according to such modified plans therefore as shall be approved in
writing by Authority. The work of repair and restoration shall be commenced by Lessee
within sixty (60) days after the damage or destruction occurs and shall be completed with
due diligence. In all other respects, the work or repair and restoration shall be done in
accordance with the requirements for original construction work on said premises set forth
in Article 8 of this lease.

Section 32.03 — APPLICATION OF INSURANCE PROCEEDS

Any and all fire or other insurance proceeds that become payable at any time during
the term of this lease because of damage to or destruction of any building or
improvements on the Leased Premises shall be paid to Lessee and applied by Lessee
toward the cost of repairing and restoring the damaged or destroyed buildings or
improvements in the manner required by Section 26.02 of this lease; provided, however,
that should Lessee exercise the option given Lessee by Section 26.05 of this lease to
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terminate this lease because of damage to or destruction of buildings or improvements on
said premises, then, in that event, any and all fire or other insurance proceeds that become
payable because of such damage or destruction shall be paid to Authority and Lessee in
proportion to their respective losses taking into consideration the Lessee's loss of income
and Authority’'s loss of his fee estate of the damaged or destroyed building or
improvements. Said losses shall be determined by the parties, but if an agreement is not
reached then the dispute shall be submitted to arbitration.

Section 32.04 — OPTION TO TERMINATE LEASE FOR DESTRUCTION

In the event that the unexpired period remaining on this Lease is less than three (3)
years, after the occurrence of the aforesaid damage or destruction including the option
period, Lessee shall have the option of terminating this lease on the last calendar day of
any month by giving Authority at least thirty (30) days written notice of Lessee's intent to
do so and by removing, at Lessee's own cost and expense, all debris and remains of the
damaged improvements from said premises where:

a. Any buildings or improvements now or hereafter on the Leased Premises are
so damaged or destroyed by fire, theft, the elements, or any cause not the fault of Lessee
or Authority that they cannot be repaired and restored as required by Section 8.01 of this
lease at a cost not exceeding thirty-five (35) percent of the cost of replacing all buildings
and improvements if totally destroyed then, immediately preceding the calamity damaging
or destroying the damaged buildings or improvements, located on said premises.

b. Any buildings or improvements now or hereafter on the Leased Premises are
so damaged or destroyed by fire, theft, the elements, or any cause not the fault of Lessee
or Authority, if applicable, that they cannot be repaired and restored as required by Section
8.01 of this lease at the cost not exceeding fifteen (15) percent of the cost of replacing all
buildings and improvements if totally destroyed then, immediately preceding the calamity
damaging or destroying the damaged or destroyed buildings or improvements, located on
said premises.

Section 32.05 — WAIVER OF SUBROGATION

Authority and Lessee hereby mutually waive any and all rights of recovery against
one another for real or personal property loss or damage occurring to the Leased Premises
or any part thereof, or to any personal property therein, from perils insured against under
fire and extended insurance and any other property insurance policies existing for the
benefit of the respective parties so long as such insurance permits waiver of liability and
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contains a waiver of subrogation without additional premiums.

Section 32.06 — INSURANCES

Lessee shall, at Lessee's own cost and expense, secure and maintain during the
entire term of this lease, required insurances. Such insurances shall be issued by an
insurance company authorized to do business in the Virgin Islands insuring Lessee and
Authority against loss and liability caused by or connection with Lessee's occupation and
use of the Leased Premises under this lease and operations at the Airport Facility. The
insurance requirements are minimum requirements and in no way limit the indemnity
covenants in this Lease. Authority reserves the right to reasonably increase the limits or
request additional coverage from time to time.

A. COMMERCIAL GENERAL LIABILITY INSURANCE

Policy shall include bodily injury, property damage and broad form contractual
liability coverage and must cover use and occupancy of the Leased Premises and Facility.
Policy shall not contain any restrictions of coverage with regards to operations on or near
Leased Premises.

(1) General Aggregate - $15,000,000.00
(2)  Each Occurrence - $10,000,000.00
(Combined Single Limit for Bodily Injury and Property Damage,
including Contractual Liability, Personal Injury, Products Liability and
Completed Operations Coverage)
B. COMPREHENSIVE AUTOMOBILE LIABILITY INSURANCE

Policy shall include bodily injury and Property Damage for any owned, hired, and
non-owned vehicles used in the performance of this lease.

(1) Each Occurrence — 1,000,000.00
(Combined Single Limit for Bodily Injury and Property Damage)

C. WORKERS' COMPENSATION INSURANCE WITH EMPLOYERS' LIABILITY
Lessee shall, at Lessee's own cost and expense, maintain workers' compensation

and employers’ liability insurance in accordance with applicable local and federal law.
Lessee shall be responsible for ensuring its subcontractors and agents maintain workers'
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compensation and employers’ liability insurance or shall provide for such coverages on their
behalf under its own workers' compensation and employers liability insurance policy.
a. Each Accident/Occurrence - $1,000,000.00 (Minimum Limit)

Section 32.07 — FORM AND EVIDENCE OF INSURANCE COVERAGE

All such insurance policies or certificates required by this Article shall be issued by
an insurance or surety company or companies of sound and adequate financial
responsibility. Each insurance policy required by this Lease must be in effect at or prior to
the commencement of this Lease and must remain in effect for the duration of the Lease.
Failure to maintain the insurance policies as required by this Lease or to provide timely
evidence of renewal will be considered a material breach of the Lease. Any insurance
coverage that is written on a claims-made basis must remain in force for two (2) years
after the termination or expiration of this Lease.

The Lessee shall deposit with Authority's Property Management Department a copy
of such insurance policy or policies or a certificate of such insurance coverage on standard
accepted coverage form (i.e., ACORD form). In the alternative, and at the option of
Authority, and in lieu of the insurance in this Article required of the Lessee, the Lessee may
provide Authority with satisfactory evidence of equal insurance protection by an adequate
self-insurance program. Authority shall make available to the Lessee the insurance
information denoted in Section 26.01 above upon request by the Lessee.

All such insurance of the Lessee shall name the Virgin Islands Port Authority as an
additional insured to the full limits of the liability purchased by Lessee even if those limits
of liability are in excess of those required by this Lease. Insurance policies shall also
contain a waiver of subrogation endorsement in favor of Authority (or in favor of the
Lessee if insurance of Authority).

All policies must be endorsed to provide that Authority's Property Management
Department be notified at least thirty (30) days prior to any termination, cancellation,
suspension, reduction, or any other material change in such insurance coverage by certified
mail, return receipt requested or overnight delivery.

ARTICLE 33 - INDEMNITY AGREEMENT

Except as hereinafter provided, the use of the Leased premises by Lessee, its
operators, agents, employees, guests, invitees, and licensees shall be at their sole risk.
Authority shall not be liable for, and Lessee agrees to protect, defend and indemnify and
hold Authority, including its officers, employees and agents and the property of Authority,
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including the Leased Premises and any buildings or improvements now or hereafter on said
premises, free, safe and harmless from any and all liability, claims, losses, damages, or
expenses resulting from Lessee's occupation, operation and use of said premises,
specifically including, without limitation, any liability, claim loss, damage, or expense arising
by reason of:

a. The death or injury of any person, including Lessee or any person who
is an employee or agent of Lessee, or by reason of the damage to, or destruction of
any property, including property owned by Lessee or any person who is an
employee or agent of Lessee, cause or allegedly caused by (1) the condition of said
premises or some building or improvement on said premises, (2) some act or
omission on said premises of Lessee or any person, in, on, or about said premises
with or without the permission and consent of Lessee, or from any cause whatever
while such person or property is in or on said premises;

b. Any work performed on said premises or materials furnished to said
premises at the instance or request of Lessee or any person or entity acting for or
on behalf of Lessee; or

C. Any damage to property or the environment, including but not limited
to misuse of fuel, gas, chemicals or other hazardous substances or regulated
wastes; or

d. Lessee's failure to perform any provision of this lease or to comply
with any requirement of law or any requirement imposed on Lessee or said
premises by any duly authorized governmental agency or political subdivision.

In addition, Lessee does hereby release Authority from all claims, costs and liabilities which
occur due to the willful misconduct or sole negligence of Lessee, its officers, employees,
and agents.

This article shall survive the termination or expiration of this Lease. Compliance with the
insurance requirements shall not relieve Lessee of its liability or obligation to indemnify
Authority as set forth in this Article.

ARTICLE 34 - SUBORDINATION

This Lease shall be subject and subordinate to the provisions of any existing or
future grant assurance or other agreement between Authority and the United States,
relative to the development, operation or maintenance of the airport, the execution of
which has been or may be required as a condition precedent to the transfer of federal
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rights or property to Authority or predecessor agency for airport purposes, or the
expenditure of federal or state funds for the development of the Airport.

ARTICLE 35 - NON-DISCRIMINATION

The Lessee, for itself, its personal representatives, successors in interest, and
assigns, as part of the consideration hereof, does hereby covenant and agree that:

1. No person on the ground of race, color, or national origin shall be excluded
from participation in, denied the benefits of, or be otherwise subject to discrimination in
the use of said facilities; and

2. In the construction of any improvements and the furnishing of services
thereon, no person on the grounds of race, color, or national origin shall be excluded from
participation in, denied the benefits of, or otherwise be subjected to discrimination; and

3. the Lessee shall maintain, use and operate the Leased Premises and service
in compliance with all other requirements imposed by or pursuant to Title 49, Code of
Federal Regulations, Department of Transportation, Subtitle A, Office of the Secretary, Part
21, Nondiscrimination in Federally-Assisted Programs of the Department of Transportation-
Effectuation of Title VII of the Civil Rights Act of 1964, and as said Regulations may be
amended.

In the event of breach of any of the above nondiscrimination covenants, Virgin
Islands Port Authority shall have the right to terminate the Lease and to re-enter and
repossess said Leased Premises thereon and hold the same as if said Lease had never been
made or issued. Any new improvements shall thereupon revert to and vest in and become
the absolute property of the Virgin Islands Port Authority and its assigns, subject to the
provisions of the Lease as to title to leasehold improvements in Section 8.02 hereof. This
provision shall not be effective until the procedures of Title 49, Code of Federal
Regulations, Part 21 are followed and completed including exercise or expiration of appeal
rights.

ARTICLE 36 - INCREASED HAZARDS

The Lessee shall not do or permit to be done any act or thing upon the Leased
Premises which (1) will invalidate or conflict with any standard multi-peril insurance policies
covering the Leased Premises or any part thereof of the Facility, of (2) which in the opinion
of Authority may constitute an extra hazard in the operations permitted by this Lease or (3)
which will increase the rate of any fire insurance extended coverage or rental insurance on
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the Facility or any part thereof or upon the contents of any improvements thereon.

The Lessee shall not do or permit to be done any act or thing on the Leased
Premises which shall or might subject Authority to any liability or responsibility for injury to
any person or persons or damage to any property.

ARTICLE 37 - CONDEMNATION

Section 37.01 — EMINENT DOMAIN

Should, during the term of this Lease, title and possession of all of said Leased
Premises be taken under the power of eminent domain by any public or quasi-public
agency or entity, this Lease shall terminate as of 12:01 a.m. of the date legal title of said
Leased Premises is taken by the agency or entity exercising the power of eminent domain
and both Authority and Lessee shall thereafter be released from all obligations, except
those specified in Section 31.03 of this Provision, under this Lease.

Section 37.02 — TERMINATION FOR PARTIAL TAKING

Lessee may terminate this Lease for any partial taking of this Lease by serving
written notice of termination on Authority within ninety (90) days after Lessee has been
deprived of actual physical possession of the portion of said Leased Premises taken by
eminent domain. This Lease shall terminate as of 12:01 a.m. of the first day of the
calendar month following the calendar month in which the notice of termination described
in this section is served on Authority. On termination of this Lease pursuant to this eviction,
all subleases, and subtenancies in or on said Leased Premises or any portions of said
Leased Premises created by Lessee under this Lease shall also terminate and said Leased
Premises shall be delivered to Authority free and clear of all such subleases and
subtenancies. On termination of this Lease pursuant to this Section, however, both
Authority and Lessee shall be released from all obligations, except those specified in
Section 37.03 of this provision, under this Lease.

Section 37.03 — COMPENSATION AWARD

Any compensation or damages awarded or payable because of the taking of all or
any portion of said Leased Premises by eminent domain shall be allocated between
Authority and Lessee, after payment of all encumbrances and liens on the land and
improvements, as follows:

1. All compensation or damages awarded or payable for the taking by eminent
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domain of any land that is part of the said Leased Premises shall be paid to and be the sole
property of Authority free and clear of any claim of Lessee or any person claiming rights to
said Leased Premises through or under Lessee.

2. All compensation or damages awarded or payable because of any
improvements constructed or located in the portion of said Leased Premises taken by
eminent domain where this Lease is terminated because of the taking by eminent domain,
shall be allocated between Lessee and Authority as follows:

a. That percentage of the compensation or damages awarded or payable
because of the improvements that equals the percentage of the full term of
this Lease that has, at the time of the taking, not expired shall belong to and
be the sole property of Lessee.

b. That percentage of the compensation or damages awarded or payable
because of the improvements that equals the percentage of the full term of
this Lease that has, at the time of the taking, expired shall belong to and be
the sole property of Authority.

C. The term "time of taking" as used in the subparagraph shall mean 12:01
a.m. of, the date title or the physical possession of the portion of said Leased
Premises on which the improvements are located is taken by the agency or
entity exercising the eminent domain power.

3. Improvement in this subsection refers to non-removable improvements.
Section 37.04 — RENT ABATEMENT FOR PARTIAL TAKING

Should, during the term of this Lease, title and possession of only a portion of said
Leased Premises be taken under the power eminent domain by any public or quasi-public
agency or entity and Lessee does not or cannot terminate this Lease, this Lease shall
terminate as to the portion of said Leased Premises taken under eminent domain as of
12:01 a.m. of, whichever first occurs, the date title is taken or the date actual physical
possession of the portion taken by eminent domain is taken by the agency or entity
exercising the eminent domain power. Furthermore, the rent payable under this Lease
shall, as of that time, be reduced in the same proportion that the value of the portion of
said Leased Premises taken by eminent domain bears to the full value of said Leased
Premises at that time.

ARTICLE 38 - NON-LIABILITY OF INDIVIDUALS
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Neither the officers of the Government of the Virgin Islands and the Virgin Islands
Port Authority, nor any of them, nor any officers, agent, or employee thereof, shall be
charged personally with any liability, or held liable to the Lessee under any term or
provision of this Lease, of because of its execution, or because of any breach, or attempted
or alleged breach thereof.

ARTICLE 39 - WAIVER OF REDEMPTION

The Lessee hereby waives any and all rights to recover or regain possession of the
Leased Premises and all rights of redemption granted by or under any present or future
law in the event it is evicted or dispossessed for any cause, or in the event Authority
obtains possession of the Leased Premises in any lawful manner.

ARTICLE 40 - AUTHORITY'S OR LESSEE'S INABILITY TO PERFORM BEYOND
ITS CONTROL/ FORCE MAJEURE

Except as otherwise expressly provided in this lease, should the performance of any
act required by this lease to be performed by either Authority or Lessee be prevented or
delayed by reason of any act of God, world-wide or regional pandemic, strike, lockout,
labor trouble, inability to secure materials, restrictive governmental laws or regulations, or
any other cause except financial inability not the fault of the party required to perform the
act, the time for performance of the act will be extended for a period equivalent to the
period of delay and performance of the act during the period will be excused; provided,
however, that nothing contained in this section shall excuse the prompt payment of rent by
Lessee as required by this lease or the performance of any act rendered difficult or
impossible solely because of the financial condition of the party, Authority or Lessee,
required to perform the act.

In the event that, pursuant to, or under authority of, any legislative act, resolution
or rule, or any order or decree of any court or governmental agency (except Authority
agency) board or officer, Authority cannot continue to perform the obligations herein
contained, or no longer maintains, operates or controls the leased properties, then in that
event, this Lease shall become null and void, and shall be of no further legal effect, and
Authority shall suffer no liability thereof.

ARTICLE 41 - MISCELLANEOUS PROVISIONS
Section 41.01 — INTERPRETATION / SAVING CLAUSE
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The language in all parts of this Lease shall in all cases be construed simply
according to its fair meaning and not strictly for or against Authority or Lessee. There shail
be no inference or presumption against Authority that unclear and/or ambiguous language
shall be construed against the drawer of the instrument. This Lease shall be construed,
and performance thereof shall be determined according to the laws of the Virgin Islands.
If any provisions of this Lease, or the application, should be rendered or declared invalid by
any Court Action or by reason of any existing law, the remaining parts or portions of this
Lease shall remain in full force and effect.

Section 41.02 — HEADINGS AND TITLES

The headings and titles of the articles and sections of this Lease are inserted only as
a matter of convenience and for reference and in no way define, limit, or describe the
scope or intent of any provisions of this Lease and shall not be construed to affect in any
manner the terms and provisions of this Lease, or the interpretation or construction
thereof.

IN WITNESS WHEREOF, the parties hereto have hereunto subscribed their names

as of the date first above written,

VIRGIN ISLANDS PORT AUTHORITY BENOIT GROUP, LLC

By: N%HQ-M By: C:/g?)

Carlfon Dowe EDDY BENOJT./
Executive Director Managing Member
WITNESSES FOR AUTHORITY: WITNESSES FOR LESSEE:

. \ \
\ \

A —

= 5 v
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BENOIT GROUP, LLC

APPROVED FOR LEGAL SUFFICIENCY

Byﬁiﬁ%&%ﬁﬁ%fﬁf

b GENERAL CQUNSEL

VIRGIN ISLANDS PORT AUTHORITY

Dated: 00 ()_brr /6)" 20273

APPROVED:

By:

Dated: U /% 023

APPROVED
Albert Bryan
Governor of the V.I.

DISAPPROVED DATE
Albert Bryan
Governor of the V.I.
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LEDGEMENT:

TERRITORY OF THE VIRGIN ISLANDS )
DISTRICT OF ST. THOMAS & ST. JOHN ) SS:

On this _[f“ day of (Qctvhe , 2023 before me the undersigned officer,
personally came and appeared, CARLTON DOWE, who acknowledged himself to be the
EXECUTIVE DIRECTOR of the VIRGIN ISLANDS PORT AUTHORITY, and as such,
being authorized so to do, executed the foregoing instrument for the purposes therein

contained.

IN WITNESS WHEREOF, I hereunto set my hand and official seal.

Notary Pubj = .
v UI}K’ NOTARY PUBLIC

Julice L. Haréey

M r o .
TERRITORY OF THE VIRGIN ISLANDS ) At the Plea.vu{-eC:f“:iTe“fll::u::m Governor
DISTRICT OF ST. THOMAS & ST. JOHN ) SS: St. Thomas/St. John USV1 District

On this-:’,ff‘ day of fﬂf feasber 2043 before me the undersigned officer,

personally came and appeared, EDDY BENOIT, who acknowledged himself to be the
MANAGING MEMBER of BENOIT GROUP, LLC and as such, being authorized so to do,
executed the foregoing instrument for the purposes therein contained.

IN WITNESS WHEREOF, I hereunto set my hand and official seal.

'I’ &f
z ..'- 1‘.. S
"” 3 q’oau-o"...QOQS
2,Y0TARN
’ (\)
I 44 of 47




VIRGIN ISLANDS PORT AUTHORITY
THATCH FARM LEASE AGREEMENT
BENOIT GROUP, LLC
(== e e

CORPORATE RESQLUTIONS

BENOIT GROUP, LLC

I, Eddy Benoit, Managing Member of BENOIT GROUP, LLC (hereinafter called the
“Company”), a Limited Liability corporation, do hereby certify that the following is a true

and correct copy of resolutions duly adopted by the board of Directors of the Company at a

meeting thereof duly called and held on _ &y ,j" 5_1}5 f 8y, 2 <, atwhicha quorum

was present and acting throughout:

RESOLVED, that this Company enter into a Lease with the Virgin Islands Port
Authority, respecting the Premises at Parcel 68A Estate Lindbergh Bay, St. Thomas,
VI which premises are more particularly described in the aforesaid lease; and be it
further

RESOLVED, that the form of the aforementioned Lease as submitted to this meeting
be and the same hereby is approved and that the Managing Member of the
Company be and he/she hereby is authorized and directed to execute and deliver to
the Virgin Islands Port Authority the Lease substantially in the form presented to
and approved at this meeting, with such changes therein as may be approved by
the officer of this Company executing the same, his execution thereof to be
conclusive evidence of such approval; and be it further

RESOLVED, that the Managing Member of this Company be, and he/she hereby is
authorized and directed to do and perform all such acts and things and to sign all
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such documents and certificates and to take all such other steps as may be
necessary or advisable and convenient and proper to carry out the intent of the
foregoing resolutions and fully to perform the provisions of said Lease.

And I do further certify that said resolutions have not been in anyways revoked,
amended, annulled, or rescinded and that the same are in full force and effect and that the
instrument annexed hereto is a true and correct copy of the form of the Lease submitted to
and approved at said meeting,

And I do further certify that the officers of the Company as of the date of these

presents following:

Managing Memberr: Eddy Benoit

Vice President:

Secretary:

Assistant Secretary:

Treasure:

Assistant Treasure: L
WITNESS my hand and seal of the Company this % day of S"i j(’Eﬂ'uévx

20<3

=< <

" =5
' < Q. :
~ (/ Vg @P\ Secretary (CQlonrate Seal)
[ © )
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