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Torres Rojas, Genara

From: Inikolaidis@lenlaw.com

Sent: Thursday, February 24, 2011 3:15 PM

To: Van Duyne, Sheree

Cc: Tormres Rojas, Genara

Subject: Freedom of Information Online Request Form

Information:

First Name: Louie

Last Name: Nikolaidis

Company: Lewis Clifton Nikolaidis PC
Mailing Address 1: 350 Seventh Ave.
Mailing Address 2: Suite 1800

City: New York

State: NY

Zip Code: 10001

Email Address: Inikolaidis@lcnlaw.com
Phone: 2124191500

Required copies of the records: Yes

List of specific record(s): _ .
1 The terms of any and all sales or sale agreements between the Port Authority of New York and New Jersey

and Global Terminal Container Services, LLC concerning property located on the Port Jersey Terminal in
Jersey City, including but not limited to property at 302 Port Jersey Bivd., Jersey City, N.J. 07305. 2 The terms
of any leases or lease agreements between the Post Authority of New York and New Jersey and Global .
Terminal Container Services, LLC concerning property located on the Port Jersey Terminal in Jersey City,
including but not limited to property at 302 Port Jersey Blvd., Jersey City, N.1. 07305. 3 The terms of any and
all development agreements between the Port Authority of New York and New Jerscy and Global Terminal
Container Services, LLC concerning property on the Port Jersey Terminal in Jersey City, including but not
limited to property at 302 Port Jersey Blvd., Jersey City, N.J. 07305. 4 Any and all development plans for
Terminal X, the former NEAT
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THE PORT AUTHORITY OF NY & NJ

Daniel D. Duffy
FOI Adrninistrator

May 23, 2011

Mr. Louie Nikolaidis
Lewis Clifton Nikolaidis PC

350 Seventh Avenue, Suite1800
New York, NY 10001

Re: Frecdom of Information Reference No. 12168

Dear Mr. Nikolaidis:

This is a response to your February 24, 2011 request, which has been processed under the Port
Authority’s Freedom of Information Policy (the “Policy”) for copies of records between the PA
and Global Terminal Container Services, LLC related to the terms of sales agreements, the terms
of lease agreements and the terms of development agreement, and copies of the development
plans for Terminal X, the former NEAT.

Material responsive to your request and available under the Policy, which consists of 239 pages,
will be forwarded to your attention upon receipt of a photocopying fee of $59.75 (25¢ per page).
Payment should be made in cash, certified check, company check or money order payable to

“The Port Authority of New York & New Jersey” and should be sent to my attention at 225 Park
Avenue South, 17" Fioor, New York, NY 10003.

Certain material responsive to your request is exempt from disclosure pursuant to exemptions
(2), (3) and (6) of the Policy.

Please refer 1o the above FOI reference number in any future correspondence relating to your
request.

Very truly yours,

Daniei D. Duffy ~
FOI Administrator

225 Park Avenue South, 17th Floor
New York, NY 10003
T-212 4352542 F: 212 435 7555




Execution Version
Lease No. LPJ-001
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THIS AGREEMENT OF LEASE (“Agreement™), made as of the 23™ day
of June, 2010 (the “Commencement Date™), by and between THE PORT AUTHORITY
OF NEW YORK AND NEW JERSEY (the “Port Authority”), a body corporate and
politic created by compact between the States of New Jersey and New York, with the
consent of the United States Congress, and having an office and place of business at 225
Park Avenue South, 15th Floor, New York, New York 10003-1604; and GLOBAL
TERMINAL & CONTAINER SERVICES, LLC (“Lessee™), a limited liability company
organized under the laws of the State of Delaware and having an office and place of
business at 302 Port Jersey Boulevard, Jersey City, New Jersey 07305, whose
representative is: Jim Devine.

WITNESSETH, THAT:

The Port Authority and Lessee, for and in consideration of the covenants
and agreements hereinafter contained, hereby agree as follows:

Section 1. Definitions

The following terms, as used herein, shall have the meaning set forth
below:

“Additional Berth Project” shall have the meaning set forth in Section
10(a)(4).

**Additional Environmental Survey” shall have the meaning set forth in
Section 13(g).

“Additional Terminal Facility” shall have the meaning set forth in Section
10(a)(2).

“Adjustment Period” shall mean, as the context requires, the calendar
month constituting the Base Period and the same calendar month in each calendar year
thereafter during the Term.

“Affiliate” shall mean any person that directly or indirectly controls, is
controlled by or is under common control with such person..

“Agreement” shall mean this Agreement of Lease between the Port
Authority and Lessee known as Lease Number LPJ-001, together with all schedules and
exhibits hereto, and as may be amended or supplemented in writing by the parties hereto
from time to time.

“Agreed Rental Rates” shall have the meaning set forth in Section 53(a).
“Anniversary Date” shall mean, as the context requires, the date which is

one (1) year from the Commencement Date of this Agreement and each anniversary of
such date which thereafter occurs during the Term.

l



“Applicable Rental Rate” shall have the meaning set forth in Section 7(a).
“Assignee” shall have the meaning set forth in Section 22(a).
“Assignment” shall have the meaning set forth in Section 22(a).

“Audit Findings” shall have the meaning set forth in Section 52.
“Bankruptcy Code” shall mean the Bankruptcy Reform Act of 1978.
“Base Cost” shall have the meaning set forth in Section 20(e)(3).

“Base Rent” shall mean the rent payable on the land from time to time
comprising the Premises at the rates set forth in, and otherwise in accordance with,
Section 4 (i.c. the product of the number of acres constituting the Premises (not including
the Global Terminal Facility) multiplied by the Base Rental Rate, paid in monthly
installments).

“Base Rental Rate” shall mean the Initial Base Rental Rate as escalated
annually accordance with Section 7.

“Base Period” shall mean the calendar month of May, 2009.
“Certificate Period” shall have the meaning set forth in Section 11(b).

“Certification of Final Disposal” shall have the meaning set forth in
Section 13(h).

“Change of Control” has the meaning set forth in Section 48(f)
“Commencement Date™ shall mean the date hereof.

“Completion Date” means, with respect to any particular phase of
development contemplated herein (i.c., Phase 1, Phase 2, Phase 3), the first business day
following the issuance of a certificate of completion by the Port Authority to Lessee,
which certificate will allow Lessee to operate the subject acreage in the intended post
development manner.

“Construction Allowance” shall have the meahing set forth in Section
11(a).

“Construction Cost Index” shall mean the Construction Cost Index
published by ENR Magazine.

“Construction Cost Percentage Change” shall mean the percentage of

change in the Construction Cost Index on each Anniversary Date equal to a fraction the
numerator of which shall be the difference between (aa) the Construction Cost Index for
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the Adjustment Period immediately preceding such Anniversary Date and (bb) the
Construction Cost Index for the Adjustment Period immediately preceding the
Anniversary Date which immediately precedes such Anniversary Date, and the
denominator of which shall be the Construction Cost Index for the Adjustment Period
immediately preceding the Anniversary Date which immediately precedes such
Anniversary Date.

“Container Throughput Rental shall have the meaning set forth in Section
6(a).

“Contractor” shall mean any contractor and subcontractor at any tier of
construction at or related to the Premises.

“Cost” means and includes: (1) payroll costs, including contributions to
any retirement system, or the cost of participation in other pension plans or sysiems,
insurance costs, sick-leave pay, holiday, vacation and authorized-absence pays; (2} cost
of materials and supplies used; (3) payments to contractors; (4) any other direct costs; and
(5) 30% of the sum of the foregoing.

“Covered Development Work” shall have the meaning set forth in Section
1i{a}).

“Development Parcels™ shall mean collectively the Phase 1 Development
Parcel, the Phase 2 Development Parcel, the Phase 3 Development Parcel, the Wetlands
Development Area and the Greenville Land, as and when each such parcel is added to the
Premnises in accordance with this Agreement.

“Disposal” shall have the meaning set forth in Section 13(h).

“Draw Request Certificate” shall have the meaning set forth in Section
11(b).

“Environmental Damages” shall mean losses or damages arising out of
any one or more of the following:

1. the presence in, on, or under the Premises of any Hazardous
Substance in violation of, or requiring action under any
Environmental Laws, whether such presence occurred prior
to or during the Term of this Agreement or resulted from
any act or omission of Lessee or others, and/or

2. the disposal, discharge, release or threatened release of any
Hazardous Substance from the Premises or of any
Hazardous Substance from under the Premises in violation
of, or requiring action under any Environmental Laws,
and/or
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3.

the presence of any Hazardous Substance in, on or under
other property at the Premises as a result of (a) Lessee’s use
and occupancy of the Premises or the performance of
Lessee’s Construction Work, the Global Berth Project, the
Additional Berth Project and the Wetlands Development
Area Development or (b) a migration of a Hazardous
Substance, from the Premises or from under the Premises,
or (¢) Lessee’s operations at the Premises, in each case in
violation of, or requiring action under any Environmental
Laws, and/or

any personal injury, including wrongful death, or property
damage arising out of or related to any release of any
Hazardous Substance described in (i), (i1) or (iii) above,
and/ot

the violation of any Environmental Requirement.

“Environmental Requirements” shall mean in the plural and
“Environmental Requirement” shall mean in the singular all applicable common law and
past, present and future laws, statutes, enactments, regulations, rules, directives,
ordinances, codes, licenses, permits, orders, memoranda of understanding and
memoranda of agreement, guidances, approvals, authorizations, concessions, franchises,
requirements and similar items of all governmental agencies, departments, commissions,
boards, bureaus or instrumentalities of the United States, states and political subdivisions
thereof, all pollution prevention programs, “best management practice plans” and other
voluntary programs and agreements made by the Port Authority with any governmental
agencies, departments, commissions, boards, bureaus or instrumentalities of the United
States, states and political subdivisions thereof, and all judicial, administrative, regulatory
decrees, judgments, orders and agreements relating to the protection of human health or
safety as it relates to any Hazardous Substance or environmental law, the environment or

natural resources,

“Estimated Cubic Yard Cost” shall have the meaning set forth in Section

20(e)(3).

“Expiration Date” means the last day of the calendar month in which the
thirty-seventh (37th) anniversary of the Commencement Date occurs.

“FMC” shall mean the Federal Maritime Commission.

“Global Berth Project” shall have the meaning set forth in Section 10(a)}(3)

“Global Terminal Facility” shail have the meaning set forth in Section 2

(a).
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“Governmental Authority” and “Governmental Authorities” shall mean all
govemmental agencies, authorities, departments, commissions, boards, bureaus or
instrumentalities of the United States, states and political subdivisions thereof, except that
it shall not be construed to include The Port Authority of New York and New Jersey, the
Lessor under this Agreement. '

“Greenville Land” shall have the meaning set forth in Section 2(b)(5).
“Greenville Notice” shall have the meaning set forth in Section 3(f).

“Hazardous Substances” shall mean and include in the plural and
“Hazardous Substance” shall mean and include in the singular any pollutant,
contaminant, toxic or hazardous waste, dangerous substance, potentially dangerous
substance, noxious substance, toxic substance, flammable, explosive or radioactive
material, urea formaldehyde foam insulation, asbestos, polychlorinated biphenyls
(“PCBs”), chemicals known to cause cancer, endocrine distuption or reproductive
toxicity, petroleum and petroleum products and other substances , materials or wastes
which have been or in the future shall be declared to be hazardous or toxic, or the
removal, containment or restriction of which have been or in the future shall be required,
or the manufacture, preparation, production, generation, use, maintenance, treatment,
storage, transfer, handiing or ownership of which have been or in the future shall be
restricted, prohibited, regulated or penalized by any federal, state, county, or municipal or
other local statute or law now or at any time hereafter in effect as amended or
supplemented and by the regulations adopted and publications promulgated pursuant
thereto.

“Index” shall mean the Consumer Price Index for All Urban Consumers -
New York-Northern New Jersey-Long Island, NY-NJ-CT (All items, unadjusted 1982-
84=100) published by the Bureau of Labor Statistics of the United States Department of
Labor.

“Initial Base Rental Rate” shall mean the annual rate of Eighty Thousand
Dollars and No Cents ($80,000.00) per acre.

“Initial Environmental Survey” shall have the meaning set forth in
paragraph Section 13(g).

“Interim PILOT Amount” shall have the meaning set forth in Section
25(c).

“Labor Troubles” shall mean and include strikes, boycotts, picketing,
work-stoppages, slowdowns, disputes or any other type of labor trouble, regardless of the
employer of the person involved or their employment status, if any, which materially
interferes with operations or construction at any facility within the Premises,
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“Leasehold Estate” shall mean all of Lessee’s right, title and interest in the
leasehold given under the Agreement.

“Lessee” shall mean GLOBAL TERMINAL & CONTAINER
SERVICES, LLC.

“Lessee’s Construction Application™ shall have the meaning set forth in
Section 10(c).

“Lessee’s Construction Work"” shall have the meaning set forth in Section

10((a)(1).
“Lessee’s Parent” shall mean GCT Global Container Terminal, Inc.

“Marine Container Terminal Facility” shall have the meaning set forth in
Section 9(a).

“Non-container Cargo™ shall mean cargo, including without limitation
breakbulk cargo, not in cargo containers loaded onto or discharged from vessels berthing
at the Premises. :

“Matter” shall have the meaning set forth in Section 13(h).

“Marine Container Terminal Facility” shall have the meaning set forth in
Section 9(a). -

“MBE” shall have the meaning set forth in Section 10(r).

“Mean Low Water” shall mean low water as most recently at the time of
_execution of this Agreement determined by observations of the United States Coast and
Geodetic Survey. '

“Migrated Hazardous Substances” shall mean Hazardous Substances in,
on or under the Premises which have migrated from outside the Premises, through air,
surface runoff, by tidal action or through groundwater from the Premises and which
Hazardous Substances were not disposed of, discharged or released by or as a resuit of
the acts or omissions of Lessee, including any Hazardous Substances which have
migrated as such from the Development Parcels to the Global Terminal Facility prior to
the Commencement Date.

“Minority” shall have the meaning set forth in paragraph II (c) of Part I of
Schedule C.

“Mortgage” shall mean any mortgage, deed of trust, security agreement or

other document given for the purpose of mortgaging or granting a security interest in the
Leasehold Estate.
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“Mortgagee’” shall mean the holder of any Mortgage.

“Non-container Cargo Throughput Rental” shall have the meaning set
forth in Section 8(b).

“Partial Approval Work™ shall have the meaning set forth in Section 10(e).

“Partial Approval Work Plans” shall have the meaning set forth in Section
10{e). '

“Percentage Increase” shall mean the percentage of increase in the Index
on each July 1, equal to: (x) with respect to the July 1, 2010, a fraction of which the
numerator shall be the Index for the Adjustment Period immediately preceding July 1,
2010 tess the Index for the Base Period, and the denominator shall be the Index for the
Base Period, and (y) with respect to each July 1 thereafter, a fraction of which the
numerator shall be the Index for the Adjustment Period immediately preceding such date
less the Index for the next preceding Adjustment Period, and the denominator shall be the
index for such next preceding Adjustment Period (for example, the Annual Index
Increase for July 1, 2011 would be a fraction of which the numerator is the Index for May
2011 less the Index for May 2010 and the denominator is the Index for May 2010).

“Phase 1 Development Parcel” shall have the meaning set forth in Section

2(b)(1).

“Phase 2 Development Parcel” shall have the meaning set forth in Section
2(bX(2).

“Phase 3 Development Parcel” shall have the meaning set forth in Section
2(b)(3).

“Phase 1 Development Work™ shall have the meaning set forth in Section
10(a)(2)(ii).

“Phase 2 Development Work” shall have the meaning set forth in Section
10(a)(2)(iit).

“Phase 3 Development Work” shall have the meaning set forth in Section
10(a)(2(iv)).

“PILOT Agreements” shall mean the agreements entered into between the
Port Authority and The City of Bayonne and The City of Jersey City respectively, with
~ respect to payments in lieu of taxes on the Global Terminal Facility.
“PILOT Amount” shall have the meaning set forth in Section 25(c).

“Port Authority” shall mean The Port Authority of New York and New
Jersey. - _
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“Premises” shall have the meaning set forth in Section 2.

“Qualified Containers” shall mean cargo containers (or similar cargo
conveyances, if any, which shall generally replace, succeed or complement present cargo
containers) loaded onto or discharged from vessels berthing at the Premises (whether or
not stuffed or stripped at the Premises, whether or not so loaded or discharged by means
of container cranes, and whether or not empty or containing cargo), including without
limitation any specialized cargo containers such as flat-racks (flat-racks when empty and
bundled together as one unit shall be counted as one container), but shall not mean
containers arriving on shipboard and departing on the same ship and the same voyage if
such containers are merely unloaded from the ship at the Premises and reloaded in the
course of a restowing operation or are merely moved from one location to another
location on the same ship in the course of a shifting operation. A container discharged
from a vessel berthing at the Premises and loaded onto another vessel berthing at the
Premises in the course of a transshipment operation shall be deemed to have been
discharged and loaded in one discrete operation and counted as one (1) Qualified
Container for purposes of the computation of the rental payable under Section 6.

“Qualified Transferee” shall mean an entity that, at the time of transfer,
has, or is wholly owned (directly or indirectly) by an entity that has, a tangible net worth
equal to or greater than $500,000,000, provided such entity (or its appropriate subsidiary
or operator, as applicable,) has (or is expected to obtain) a valid Waterfront Commission
Stevedoring License and such entity or an appropriate subsidiary (or operator) of such
entity does not already directly or indirectly own a controlling interest in any other
marine terminal within the Ports of New York or New Jersey.

“Rail Completion” shall have the meaning set forth in Section 54(b).

“Refusal Notice Period” shall have the meaning set forth in Section 55(c).

“Releasors” shall have the meaning set forth in Section 53(d).

“Rent” shall mean collectively Base Rent, Container Throughput Rental,
Non-container Cargo Throughput Rental, PILOT Amount and any other sums payable by
Lessee to the Port Authority under this Agreement”

“Revenue Ton” shall mean one long ton (a weight of 2,240 pounds), one .
metric ton (a weight of 2207 pounds) or a measurement ton (40 cubic feet) as determined
by the Port Authority in its sole discretion.

“Review Fee” shall have the meaning set forth in Section 10(p).

“Roadway Capital Commitment” shall have the meaning set forth in
Section 54(a).

“Roadway Compietion” shall have the meaning set forth in Section 54(a).
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“Roadway Improvements™ shall have the meaning set forth in Section
54(a).
“ROLO Notice” shall have the meaning set forth in Section 55(c).

“Security Deposit” shall have the meaning set forth in Section 46(h).
“Shipping Act” shall mean the Shipping Act of 1984, as amended.
“Sublease” shall have the meaning set forth in Section 22(a).
“Sublessee” shall have the meaning set forth in Section 22(a).
“Tariff” shall have the meaning set forth in Section 16(b).
“Teachers” shall mean the Ontario Teachers’ Pension Plan.

“Term” shall have the meaning set forth in Section 3.

“Throughput Lease Year” shall mean the earlier of (i) the period
commencing from the date which follows the completion of the Global Berth Project and
(ii) the period commencing from the day following the third (3rd) anniversary of the
Commencement Date (the “Throughput Lease Year Commencement Date™) and annually
thereafter and ending on the date immediately preceding each anniversary of such
respective date which thereafter occurs during the Term.

“Throughput Threshold Number” shall mean four hundred thousand
(400,000) Qualified Containers. The Throughput Threshold Number shall increase by
one thousand seven hundred and five (1,705) Qualified Containers per acre upon the
Completion Date with respect to each of the Phase 1 Development Parcel, Phase 2
Development Parcel, Phase 3 Development Parcel and Wetlands Development Area
completed by Lessee.

“Tier 1 Number of Containers™ shall mean the number of Qualified
Containers exceeding the Throughput Threshold Number through and including seven
hundred seventy five thousand (775,000} Qualified Containers.

“Tier 2 Number of Containers” shall mean the number of Qualified
Containers in excess of seven hundred seventy five thousand (775,000) Qualified
Containers.

“Tier 1 Rental Rate” shall mean Twenty One Dollars and No Cents
($21.00), subject to annual increases as set forth in Section 7 of this Agreement.

“Tier 2 Rental Rate” shall mean seventy five percent (75%) of the Tier 1
Rental Rate then in effect as adjusted in accordance with Section 7 of this Agreement.
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“WBE" shall have the meaning set forth in Section 10(r).

“Wetlands Development Area” shall have the meaning set forth in Section
2(b)(4). '

“Wetlands Development Area Development” shall have the meaning set
forth in Section 10(a)(6)(a).

“Wind Power Facility” shall have the meaning set forth in Section 9(b).
Section 2. Leuting

The Port Authority hereby lets to Lessee and Lessee hereby hires and
takes from the Port Authority, at the premises located on the Port Jersey Channel in
Upper New York Bay (in whole or in part, as applicable, the “Premises™), in the City of
Jersey City and the City of Bayonne, in the County of Hudson and the State of New
Jersey, the following:

(a) the open area, water area and enclosed spaces shown in diagonal
cross-hatching, as so shown on the sketches hereto attached, hereby made a part hereof,
and marked “Exhibit A", and as further described in the schedule of metes and bounds
attached hereto, hereby made a part hereof and marked “Schedule A”, containing
approximately 98.45 acres of land, located on the Port Jersey Channel west of the
Development Parcels and presently operated as a marine container terminal, together with
the certain parcel within the City of Bayonne described as Block 400, Lot 4, and together
with all easements, rights of way, tideland rights, riparian rights or riparian grants (and
any other rights pertaining thereto) benefiting the above described land, together with any
buildings, structures, fixtures, improvements located thereon, hereinafter collectively
referred to as the “Global Terminal Facility”;

(b) the land described below collectively referred to as the
“Development Parcels”, marked “Exhibit BI", “Exhibit BII” and “Exhibit BIII"” and the
“Wetlands Development Area”, marked “Exhibit C” and collectively as further described
in the schedule of metes and bounds attached hereto, hereby made a part hereof and
marked Schedule B together with all easements and rights of way, tideland rights,
riparian rights or riparian grants (and any other rights pertaining thereto), buildings,
structures, fixtures, improvements and other property owned by the Port Authority and
benefiting the Development Parcels or the Wetlands Development Area as applicable:

(1)  the open area, water areas and the enclosed spaces shown
in diagonal cross-hatching, all as so shown on sketches hereto attached, hereby made a
part hereof, and marked “Exhibit B-1”, containing approximately 25.53 acres of land
located immediately adjacent to and east of the Global Terminal Facility, together with
the buildings, structures, fixtures, improvements and other property, if any, of the Port
Authority located thereon, the said open area and enclosed spaces, buildings, structures,
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fixtures, improvements and other property of the Port Authority, collectively the “Phase 1
Development Parcel ™,

) the open area, water areas and the enclosed spaces shown
in diagonal cross-hatching, all as so shown on sketches hereto attached, hereby made a
part hereof, and marked “Exhibit B-2”, containing approximately 19.91 acres of land
located immediately adjacent to and east of the Phase 1 Development Parcel (but
excluding the Wetlands Development Area), together with the buildings, structures,
fixtures, improvements and other property, if any, of the Port Authority located thereon,
the said open area and enclosed spaces, buildings, structures, fixtures, improvements and
other property of the Port Authority, collectively the “Phase 2 Development Parcel”;

3) the open area, water areas and the enclosed spaces shown
in diagonal cross-hatching, alt as so shown on sketches hereto attached, hereby made a
part hereof, and marked “Exhibit B-3", containing approximately 19.05 acres of land
located immediately adjacent to and east of the Phase 2 Development Parcel (but
excluding the Wetlands Development Area), together with the buildings, structures,
fixtures, improvements and other property, if any, of the Port Authority located thereon,
the said open area and enclosed spaces, buildings, structures, fixtures, improvements and
other property of the Port Authority, collectively the “Phase 3 Development Parcel”;

) subject to Section 10, the open area, water areas and the
enclosed spaces shown in diagonal cross-hatching, all as so shown on sketches hereto
attached, hereby made a part hereof, and marked “Exhibit C”, containing approximately
4.49 acres of land along the southern edge of the peninsula on which the Development
Parcels are located, that is presently undeveloped, collectively referred 10 as the
“Wetlands Development Area”; and

(5) subject to and in accordance with Section 3(f) of this
- Agreement, certain land, of acreage and dimensions to be determined by the Port
Authority in its sole discretion, located within the premises commonly known as
‘Greenville Yards’ on the peninsuia immediately adjacent to the north of the Global
Terminal Facility, the “Greenville Land”.

Notwithstanding the foregoing, Lessee shall have the right, upon written

" request to the Port Authority, to reallocate the acreage shown on Exhibits B-1, B-2 or B-3
attached hereto as may be necessary for the development, construction and use of the
Premises as a Marine Container Terminal Facility pursuant to the terms of this
Agreement, provided that: (i} any such reallocation shall not cause a reduction in the
number of acres of the Phase 1 Development Parcel or the Phase 2 Development Parcel
as and when scheduled to become part of the Premises as set forth herein, and (ii) the
remaining parcels are not unusable by the Port Authority, in its reasonable discretion.
The payment of Base Rent will be adjusted accordingly to reflect the number of acres
actually delivered.
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(¢}  The parties agree that the Premises constitute non-residential
property.

Section 3. Term

The term of the letting of the Premises under this Agreement (the “Term™)
shall be as follows:

(a) With respect to the Global Terminal Facility, the Term shall
commence at 12:01 A.M., on which date this Agreement has been fully executed by the
Port Authority and Lessee and all consents necessary for the effectiveness of the
Agreement by the Port Authority shall have been obtained (the “Commencement Date™)
and, unless sooner terminated, shall expire at 11:59 P.M., on the last day of the calendar
month in which the thirty-seventh (37th) anniversary of the Commencement Date occurs
(the “Expiration Date”).

(b) With respect to the Phase 1 Development Parcel, the Term shall
commence, and the Phase 1 Development Parcel shall become part of the Premises and
subject to the terms of this Agreement, at 12:01 A.M. on the Commencement Date. On
the Commencement Date, the Port Authority will grant to Lessee a use and access
agreement with respect to 10 acres of the Phase 2 Development Parcel, and, unless sooner
terminated, the Term with respect to the Phase 1 Development Parcet shall expire at
11:59 P.M. on the Expiration Date.

© With respect to the Phase 2 Development Parcel, the Term shall
commence, and the Phase 2 Development Parcel shall become part of the Premises and
subject to the terms of this Agreement, at 12:01 A.M. on the date on which possession of
the Phase 2 Development Parcel is delivered to Lessee by the Port Authority and, unless
sooner terminated, shall expire at 11:59 P.M. on the Expiration Date. The Phase 2
Development Parcel will be delivered to Lessee for use and development no later than six
(6) months following written notice by Lessee to the Port Authority requesting the same,
but in no event later than January 1, 2015 irrespective of whether such notice is given.

(d)  With respect to the Phase 3 Development Parcel, the Term shall
commence, and the Phase 3 Development Parcel shall become part of the Premises and
subject to the terms of this Agreement, at 12:01 A.M. on the date on which possession of
the Phase 3 Development Parcel is delivered to Lessee by the Port Authority and, unless
sooner terminated, shall expire at 11:59 P.M. on the Expiration Date. The Phase 3
Development Parcel will be delivered to Lessee for use and development by Lessee no
later than six {6) months following written notice by Lessee to the Port Authority
requesting the same, but in no event later than January 1, 2018 irrespective of whether
such notice is given.

(e) With respect to the Wetlands Development Area but subject to
Section 10, the Term shall commence, and the Wetlands Development Area shall become
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part of the Premises and subject to the terms of this Agreement, on the Commencement
Date and, unless sooner terminated, shall expire at 11:59 P.M. on the Expiration Date.

(H With respect to the Greenville Land, the Term shall commence,
and the Greenville Land shall become part of the Premises and subject to the terms of this
Agreement, at 12:01 A.M. on the date on which possession of the Greenville Land is
delivered to Lessee by the Port Authority and, unless sooner terminated, shatl expire at
11:59 P.M. on the Expiration Date. If and when the Port Authority determines, in its sole
discretion, that the Greenville Land is available for sale or lease to a third party, the Port
Authority will notify Lessee of such availability together with a physical description
(including metes and bounds) of the Greenville Land (the *Greenville Notice”); the Port
Authority covenants and agrees that it will not offer to sell or lease the Greenville Land to
any other third party unless it has first offered the same to Lessee and Lessee has declined
to add the relevant Greenville Land to the Premises provided herein. Lessee shall have
thirty (30) days from the date of the Greenville Notice to accept the Greenville Land as
additional Premises on the terms described herein. In the event that Lessee elects not to
lease the Greenville Land, or fails to respond to the Greenville Notice within such thirty
(30) day period, the Port Authority shall have no further obligation to lease the Greenville
Land to Lessee and may lease the Greenville Land to a third party on any terms the Port
Authority agrees to, or use the Greenville Land for any other purpose that the Port
Authority may elect, in its sole and absolute discretion; provided that any such use shall
not block any use or access to Premises or to the rail intermodal facility adjacent to the
Premises.

Except as provided in Section 33, Lessee shall have no option to extend
the Term of this Agreement. Simultaneous with the Expiration Date, or sooner
termination as to any or all of the Premises (subject to Section 29(b} and as otherwise
provided herein), this Agreement shall terminate with respect to all portions of the
Premises so affected, except as to those provisions specifically stated to survive such
termination.

Promptly following each of above specified commencement dates the Port
Authority and Lessee shail enter into a letter agreement in a form reasonably satisfactory
to both parties setting forth the applicable commencement date for the relevant portion of
the Premises. The failure of the parties to execute any such letter agreement shail not
affect the validity of this Agreement or the commencement date of the relevant portion of
the Premises, which shall be as set forth above.

Section 4. Base Rent

(a) . Lessee shall pay, with respect to the land from time to time
comprising the Premises, Base Rent to the Port Authority during the Term, at the annual
rates per acre specified below, and commencing on the dates specified below, as follows:

(nH For the Global Terminal Facility, at the annual rate of Zero
Dollars and No Cents ($0.00) per acre.
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(2)  For the Development Parcels, at an annual rate equal to the
then-applicable Base Rental Rate per acre commencing as follows:

WGM NY 20985029 68050.0010

(i) Payment of Base Rent with respect to the acreage
in the Phase 1 Development Parcel will commence on the earlier
to occur of (i) the Completion Date with respect to the Phase 1
Development Work; and (ii) July 1, 2013 (regardless of whether
the Phase 1 Development Work is complete on such date).

(ii)  Payment of Base Rent with respect to the acreage
in the Phase 2 Development Parcel will commence on the earlier
to occur of (i) the first anniversary of the Completion Date with
respect to the Phase 2 Development Work; and (ii) January 1,
2015 (regardless of whether the Phase 2 Development Work is
complete on such date).

(iii)  Payment of Base Rent with respect to the acreage
in the Phase 3 Development Parcel will commence on the earlier
to occur of (i) the first anniversary of the Completion Date with
respect to the Phase 3 Development Work; and (ii) January 1,
2018 (regardless of whether the Phase 3 Development Work is
complete on such date).

(iv)  Payment of Base Rent with respect to the acreage
in the Wetlands Development Area will commence on the
earlier to occur of (i} the first anniversary of the Completion
Date with respect to the Wetlands Development Area
Development; and (ii), thirty (30) months after all development
permits necessary to begin all aspects of the Wetlands
Development Area have been issued to Lessee; provided,
however, that if Lessee elects not to proceed with the
development of the Wetlands Development Area as set forth in
Section 10 and the Port Authority has elected not to contribute
additional funds necessary for the completion of the Wetlands
Development Area Development in accordance with Section 10,
then (i) no Base Rent shall be payable with respect to the
Wetlands Development Area, and (ii) the Port Authority shall
retain the Wetlands Development Area and Lessee shall provide
reasonable access to the Port Authority (or its designee) in its
capacity as the Port Authority provided such access shall not
interfere in any material respect with the business operations of
Lessee and there shall be no public access whatsoever.

(v}  Payment of Base Rent with respect to the acreage

in the Greenville Land (if and when made available for lease to
and accepted by Lessee) will commence on the date on which
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the Port Authority delivers possession of the Greenville Land to
Lessee pursuant to provisions of Section 3(f) above. In no event
shall the Base Rent payable with respect to the Greenville Land
be subject to rent abatement as provided in Section 5 below.
The parties acknowledge and agree that the Port Authority shall
be under no obligation to lease the Greenville Land to Lessee
except as provided in Section 3(f).

(vi)  Notwithstanding the provisions of subsections (ii)
and (iii) above, in the event that the Phase 2 Development Parcel
or the Phase 3 Development Parcel are delivered to Lessee later
than six months after receipt by the Port Authority of notice
requesting delivery of the same (pursuant to Section 3(c) and (d)
respectively), the commencement of Base Rent on any such
parcel shall be extended by: (i) one day for each day delivery of
such parcel is late for the first ninety (90) days such delivery is
late, and (ii) two days for each day delivery of such parcel is late
beginning on the ninety-first (91st) day delivery of such parcel is
late and thereafter until such parcel is delivered.

(b) All Rent payments due and payable under this Agreement shall be
payable by Lessee to the Port Authority, (and with respect to Base Rent and Container
Throughput Rental without notice and demand), and without any set-off, counterclaim,
abatement or deduction whatsoever, except as may be expressly set forth in this
Agreement, in lawful money of the United States which is legal tender in payment of all
debts and dues, public and private, at the time of payment. Base Rent shall be payable in
equal monthly instaliments, in advance, on the first day of each month, however the first
month’s payment of Base Rent for each applicable portion of the Premises, shall be
appropriately prorated if the Base Rent is not due and payable on the first day of a month.
All other Rent due hereunder shall be payable at the times and in the manner as set forth
in this Agreement.

Section 5. Abatement of Base Rent

(a) Notwithstanding anything contained herein to the contrary, in the
event that the Rail Completion (as defined in Section 54(b) of this Agreement) has not
occurred prior to July 1, 2014, the Base Rent payable with respect to any portion of the
Development Parcels on which Lessee is obligated for the payment of Base Rent, shall be
reduced by an annual fixed amount of Twenty Thousand Dollars and No Cents
($20,000.00) per acre for the period after July 1, 2014 until the earlier of the date on
which Rail Completion occurs and July 1, 2015. Furthermore, in the event that the Rail
Completion has not occurred prior to July 1, 2015, the Base Rent payable with respect to
any portion of the Development Parcels on which Lessee is obligated for the payment of
Base Rent, shall be reduced by an annual fixed amount of Forty Thousand Dollars and
No Cents ($40,000.00) per acre for the period after July 1, 2015 until the date on which
the Rail Completion occurs.
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(b  Notwithstanding anything contained herein to the contrary, in the
event that the Roadway Completion (as defined in Section 54(a) of this Agreement) has
not occurred prior to July 1, 2015, the Base Rent payable with respect to any portion of
the Wetlands Development Area and the Phase 3 Development Parcel on which Lessee is
obligated for the payment of Base Rent shall be reduced by an annual fixed amount of
Twenty Thousand Dollars and No Cents ($20,000.00) per acre for the period after July 1,
2015 until the earlier of the date on which Roadway Completion occurs and July 1, 2017,
Furthermore, in the event that the Roadway Completion has not occurred prior to July 1,
2017, the Base Rent payable with respect to any portion of the Wetlands Development
Area and the Phase 3 Development Parcel on which Lessee is obligated for the payment
of Base Rent shall be reduced by an annual fixed amount of Forty Thousand Dollars and
No Cents ($40,000.00) per acre for the period after July 1, 2017 until the date on which
the Roadway Completion occurs; provided, however, that if the Roadway Completion
occurs prior to the commencement of the payment of Base Rent by Lessee on the
Wetlands Development Area and Phase 3 Development Parcel, the provisions of this
Section 5(b) shall be null and void from the date on which the Roadway Completion
occurs.

Section 6. Container Throughput Rental

(a) Lessee shall pay to the Port Authority a container throughput rental
(the “Container Throughput Rental”) for each Throughput Lease Year from the
Throughput Lease Year Commencement Date through the Expiration Date equal to the
sum of (1) the product obtained by multiplying the Tier 1 Rental Rate applicable for the
relevant Throughput Lease Year by the Tier 1 Number of Containers loaded onto or
discharged from vessels berthing at the Premises during such Throughput Lease Year;
and (2) the product obtained by multiplying the Tier 2 Rental Rate applicable for the
relevant Throughput Lease Year by the Tier 2 Number of Containers loaded onto or
discharged from vessels berthing at the Premises during such Throughput Lease Year.

(b) The computation of the Container Throughput Rental for each
Throughput Lease Year, or a portion of a Throughput Lease Year, shall be individual to
such Throughput Lease Year, or such portion of a Throughput Lease Year, and without
relation to any other Throughput Lease Year, or any other portion of any Throughput
Lease Year. The Container Throughput Rental shall be payable on a monthly basis, as
set forth in paragraph (d) of this Section, based on the number of Qualified Containers
loaded onto or discharged from vessels berthing at the Premises during the month,

(c) Lessee shall pay the Container Throughput Rental in arrears as
follows: on the twentieth (20) day of the first month following the month in which the
Throughput Lease Year Commencement Date shall occur, and on the twentieth (20) day
of each and every month thereafter with such payments terminating on the last day of the
month following the month in which the Expiration Date occurs (it being understood that
such final payment shall only cover container traffic through the Expiration Date).
Simultaneous with each payment, Lessee shall render to the Port Authority a statement
certified by a responsible officer of Lessee showing the total number of Qualified
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Containers loaded onto or discharged from vessels berthing at the Premises during the
preceding month and the cumulative number of Qualified Containers loaded onto or
discharged from vessels berthing at the Premises from the date of the commencement of
the Throughput Lease Year for which the report is made through the last day of the
preceding month; each monthly statement shall be accompanied by monthly vessel
activity reports reasonably satisfactory to the Port Authority to substantiate the statement
showing the total number of Qualified Containers loaded onto or discharged from vessels
berthing at the Premises during the month for which the report is made, and measures
relating to containers handled at and discharged to and from the Premises and such other
information and documentation as may be reasonably required from time to time by the
Port Authority. Whenever any monthly statement shall show that the cumulative number
of Qualified Containers loaded onto or discharged from vessels berthing at the Premises
during the Throughput Lease Year for which the report is made is inexcess of the
Throughput Threshold Number, Lessee shall pay to the Port Authority at the time of
rendering such statement an amount equal to the applicable Container Throughput Rental.

(d) Upon any termination of the letting hereunder prior to the
Expiration Date (even if stated to have the same effect as expiration), the number of
Qualified Containers shall be reported and the Container Throughput Rental shall be paid
on the last day of the first month following the month in which the effective date of such
termination occurs, as follows: Lessee shall render to the Port Authority a statement
certified by a responsible officer of Lessee showing the total number of Qualified
Containers loaded onto or discharged from vessels berthing at the Premises during the
Throughput Lease Year in which the effective date of termination falls; the payment then
due on account of all Container Throughput Rental for the Throughput Lease Year in
which the effective date of termination falls shall be the excess of the Container
Throughput Rental for such Throughput Lease Year, computed as follows, over the total
of all Container Throughput Rental payments previously made by Lessee for such
Throughput Lease Year: an amount equal to the sum of (1) the product obtained by
multiplying the Tier I Rental Rate by the Tier 1 Number of Containers, as the case may
be, loaded onto or discharged from vessels berthing at the Premises during such
Throughput Lease Year, and (2) the product obtained by multiplying the Tier 2 Rental
Rate by the Tier 2 Number of Containers, as the case may be, loaded onto or discharged
from vessels berthing at the Premises during such Throughput Lease Year, after adjusting
the Throughput Threshold Number, the Tier 1 Number of Containers, and the Tier 2
Number of Containers as follows: multiplying each number by a fraction, the numerator
of which shall be the number of days from the commencement of such Throughput Lease
Year to the effective date of termination and the denominator of which shall be 365. Any
amount of the Container Throughput Rental determined to be owed to the Port Authority
pursuant to such calculation shall be paid by Lessee at the time of rendering the
statement.

(e) The Container Throughput Rental payable under this Section shall
not be subject to abaternent or suspension or reduction for any reason whatsoever.
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Section 7. Adjustment of Rental Amounts

(a) On each July ! following the Commencement Date and continuing
through the remainder of the Term, the Base Rental Rate and the Tier 1 Rental Rate (as
applicable, the “Applicable Rental Rate™) payable by Lessee will be increased by the
Percentage Increase (i.e., the new Applicable Rental Rate will be the sum of the
Applicable Rental Rate in effect immediately prior to such date (taking into account all
prior increases pursuant to this subsection (a)) and the product of the Percentage Increase
and Applicable Rental Rate in effect immediately prior to such date ; provided, however,
that in no event will the new Applicable Rental Rate be less than one hundred and two
percent (102%), or greater than one hundred and three and one quarter percent
(103.25%), of the Applicable Rental Rate payable immediately prior to each such July 1
date.-

(b)  In the event the Index to be used in computing any adjustment
referred to in paragraph (a) of this Section is not available on the effective date of such
adjustment, Lessee shall continue to pay the Base Rent and Container Throughput Rental
at the annual or per unit, as applicable, rate then in effect subject to retroactive
adjustment at such time as the specified Index becomes available, provided, however,
that the Port Authority may at its option substitute for such Index the Index for the latest
preceding month then published to constitute the specified Index. In the event the Index
shall hereafter be converted to a different standard reference base or otherwise revised or
the United States Department of Labor shall cease to publish the Index then for the
purposes hereof there shall be substituted for the Index such other appropriate index or
indices properly reflecting changes in the value of current United States money in a
manner similar to that established in the Index used in the latest adjustment as the Port
Authority may in its discretion determine, so long as the Port Authority uses such index
or indices in respect of leases with all other marine container terminal tenants that use the
Index to calculate rent escalations therein.

(©) If after the Applicable Rental Rate shall have been fixed for any
period, the Index used for computing such adjustment shall be changed or adjusted, then
the rental adjustment for that period shall be recomputed and from and after notification
of the change or adjustment, Lessee shall make payments based upon the recomputed
rental and upon demand shall pay any excess in the Base Rent or Container Throughput
Rental due for such period as recomputed over amounts theretofore actually paid on
account of the Base Rent or Container Throughput Rental for such period. If such change
or adjustment results in a reduction in the Base Rent or Container Throughput Rental due
for any period prior to notification, the Port Authority will credit Lessee with the
difference between the Base Rent or Container Throughput Rental as recomputed for that
period and the Base Rent or Container Throughput Rentat actually paid.

(d)  For the avoidance of doubt, the adjustment of the Base Rental Rate
and Tier 1 Rental Rate as referred to in paragraph (a) of this Section shall commence on
July 1, 2010 and continue on each successive July 1, regardless of dates on which Lessee
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commences payment of; (i) Base Rent on any portion of the Premises in accordance with
Section 4 or (ii) Container Throughput Rental.

Section 8. Non-Container Cargo Throughput Rental

(a) Lessee shall not be permitted to berth any vessel containing Non-
container Cargo or handle Non-container Cargo at the Premises without in each such
case, the prior written consent of the Port Authority, with the giving, withholding and
withdrawing of such consent to be within the sole discretion of the Port Authority.

(b) Subject to the consent rights in such subsection (a) above, Lessee
shall pay to the Port Authority, as Non-container Cargo throughput rental for each
Throughput Lease Year from the Throughput Lease Year Commencement Date through
the Expiration Date, the wharfage rates (as set forth in the Port Authority’s tariff, as
incorporated in FMC SCHEDULE PA-10, as the same or any successor tariff may be
amended from time to time) for all Non-container Cargo handled at the Premises (“Non-
container Cargo Throughput Rental™).

(c) Notwithstanding the foregoing subsections (a} and (b), Lessee
may, without the consent of the Port Authority and without payment of Non-Container
Cargo Throughput rental permit the berthing and handling of military vessels (or
commercial vessels carrying exclusively military cargo) and such ancillary cargo carried
aboard a container vessel as is customarily carried by container vessels and handled by
container terminal operators.

Section 9. Rights of User

(a) Lessee shall use the Premises exclusively for the operation of a
marine terminal facility which use shall be for activities relating to the receipt, handling
and storage of loaded or empty containers (“Marine Container Terminal Facility”). The
following activities, and no others, shall be permitted at the Premises: (i) the loading and
unloading predominately of cargo housed in containers, and also of non-containerized
cargo, such bulk cargo as, subject to Section 8(c) of the Agreement, shall have the prior
and continuing consent of the Port Authority, and ships’ stores, supplies and gear on or
from.seagoing vessels and other craft permitted to be berthed in the berthing area; (ii) the
receipt, handling, delivery, and storage incidental to the transportation of cargo (whether
or not in cargo containers) transported or to be transported by seagoing vessels permitted
to be berthed in the berthing area, and of ships, stores, supplies and gear for such vessels;
(iii) the storage and repair of cargo-containers, other cargo-handling equipment, and
necessary amounts of dunnage used in the operations’of Lessee under this Agreement;
(iv) the parking of motor vehicles owned or operated by Lessee or by the employees of
Lessee or by persons doing business with it at the Premises for the purposes set forth in
this Section; and (v) the maintenance of office space solely for purposes incidental to the
operations of Lessee set forth in this Section.
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(b) Lessee shall also have the right to construct and operate a wind
powered electrical generation facility (the “Wind Power Facility”) on the Premises,
subject to the prior written consent of the Port Authority which consent may be withheld
in the reasonable discretion of the Port Authority.

(c) Lessee shall have the right to berth in the berthing area seagoing
vessels for which Lessee acts as stevedore or terminal operator, and operated by persons,
firms or corporations which shall have the prior and continuing consent of the Port
Authority, to be granted, withheld, and withdrawn in the sole discretion of the Port
Authority, carrying or about to carry general cargo, and tugboats, barges, lighters and
other harbor craft serving such seagoing vessels, for loading or discharge of cargo, ships’
stores, supplies and gear. Such loading and discharge from seagoing vessels may be
accomplished in the berthing area through the medium of barges, lighters, and other
harbor craft moored inshore or offshore. Lessee shall have the exclusive right to collect
dockage and wharf usage charges from seagoing vessels and all other craft, subject to all
the terms and provisions of this Agreement. Lessee shall not use or permit the use of the
berthing area except as hereinabove provided.

Section 10.  Lessee's Construction Work

(a) (1) Lessee understands that development and construction
work is required with respect to its occupancy of and operations on the Premises, and
Lessee agrees to and shall perform such development and construction work with respect
to the Premises (“Lessee’s Construction Work™) described below. Except as specifically
set forth herein, Lessee shall perform Lessee’s Construction Work at its sole cost and
expense and the Port Authority shall have no obligation to pay for any of Lessee’s
Construction Work.

2) Lessee shall develop and construct improvements on the
Development Parcels for use as a Marine Container Terminal Facility as permitted under
Section 9 of this Agreement (such facilities, the “Additional Terminal Facilities”). Such
development and construction of Additional Terminal Facilities shall be contiguous with
and complementary to the Marine Container Terminal Facility presently located on the
Global Terminal Facility portion of the Premises and shall be performed in phases, in
accordance with plans and specifications approved by the Port Authority in its discretion,
acting in good faith and in a non-arbitrary and non-capricious manner, as follows:

(i) Attached hereto as Exhibit D are conceptual
plans for the Lessee’s Construction work as well as an estimated
timeline for phased completion of all of Lessee’s Construction
Work, which conceptual plans are hereby approved by the Port
Authority.

(i) Lessee shall develop and construct improvements
on the Phase 1 Development Parcel for use as a Marine
Container Terminal Facility (the “Phase 1 Development Work™).
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Lessee shall submit plans and specifications for the Phase 1
Development Work to the Port Authority, for its approval no
later than twelve (12) months after the Commencement Date.

(iti)  Lessee shall develop and construct improvements
on the Phase 2 Development Parcel for use as a Marine
Container Terminal Facility (the “Phase 2 Development Work™).
Lessee shall submit plans and specifications for the Phase 2
Development Work and Phase 3 Development Work to the Port
Authority for its approval no later than twelve (12) months after
the Phase 2 Development Parcel is delivered to Lessee.

(iv)  Lessee shall develop and construct improvements
on the Phase 3 Development Parcel for use as a Marine
Container Terminal Facility (the *Phase 3 Development Work™).
The Completion Date of the Phase 1 Development Work, Phase
2 Development Work and Phase 3 Development Work shall be
no later than January 1, 2027.

(3)  Lessee, at Lessee’s sole cost and expense, shall expand the
existing berth which is currently located at the Global Terminal Facility, in accordance
with certain plans and specifications 1o be approved by the Port Authority, in its
discretion, acting in good faith and in a non-arbitrary and non-capricious manner, prior to
the commencement of any construction (the “Global Berth Project”). Such expansion
shall include the construction of a new berth extension to the east of the existing berth
and the installation of a bulkhead along the existing berth, together with the associated
dredging to 50’ Mean Low Water.

(4) Lessce, at Lessee’s sole cost and expense, may (but shall
not be obligated to) construct an additional berth adjacent to the Development Parcels in
accordance with plans and specifications to be approved by the Port Authority, in its
discretion, acting in good faith and in a non-arbitrary and non-capricious manner prior to
the commencement of any construction (the “Additional Berth Project”).

(5) In connection with the Global Berth Project and/or the
Additional Berth Project, as applicable:

(1) the Port Authority agrees to provide necessary
sign off to the applicable State and Federal Agencies to allow
for the completion of the Global Berth Project and Additional
Berth Project and, if so requested by Lessee, otherwise to
cooperate with Lessee in a commercially reasonable manner and
at Lessee’s cost, in Lessee’s efforts to obtain all necessary
permits from applicable state or federal agencies;
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(i)  Lessee shall reimburse the Port Authority for all
reasonable, documented, costs incurred by the Port Authority to
protect the Passaic Valley sewer outfall pipeline in the Global
Berth Project (and Additional Berth Project area, if applicable)
area;

(iii)  Lessee shall provide any indemniﬁcatibn that the
U.S. Army Corp of Engineers may require in connection with
the work to be performed;

(iv)  the Port Authority hereby grants Lessee all
easements and other appurtenant rights including but not limited
to riparian rights, riparian grants and tideland rights, necessary
for completion of the Global Berth Project and Additional Berth
Project, and shall execute such documents and instruments, and
perform such additional acts as Lessee may reasonably request
to effectuate the express provisions of this Section 10(a)(5)(iv);

(v) the Port Authority hereby grants Lessee
permission to use the existing mooring dolphins adjacent to the
existing berth at the Global Terminal Facility and situated on the
Port Authority's riparian land; and

(vi)  Lessee agrees that it will cooperate with the Port
Authority as reasonably requested on the placement of
navigational aids in connection with the Port Jersey Channel.

(6) (a) Lessee shall conduct permitting, mitigation,
development and construction of improvements on the Wetlands Development Area for
use as a Marine Container Terminal Facility in accordance with a proposed timeline and
plans and specifications to be approved by the Port Authority (the “Wetlands
Development Area Development™). The Port Authority will reimburse Lessee for costs
incurred by Lessee in the permitiing the Wetlands Development Area up to a maximum
amount of One Million Dollars and No Cents ($1,000,000.00). The Port Authority also
will reimburse Lessee for the first Three Million Dollars and No Cents ($3,000,000.00)
incurred by Lessee in connection with the mitigation of the Wetlands Development Area
and fifty percent (50%) of the remaining mitigation costs incurred by Lessee thereafter,
provided, however, that the total reimbursement to Lessee by the Port Authority in
connection with the mitigation of the Wetlands Development Area shall not exceed Six
Million Five Hundred Thousand Dollars and No Cents ($6,500,000.00). All
reimbursements by the Port Authority referred to in this Section 10(a)(6), shall be paid by

.the Port Authority to Lessee in cash upon the presentment by Lessee to the Port Authority
of paid invoices in connection with the permitting or mitigation of the Wetlands
Development Area. All permitting and mitigation costs in excess of the amounts set forth
above and, except as otherwise provided in this Lease, all costs in connection with the
development and construction of improvements on the Wetlands Development Area for

22
WGOM NY 20985029 63050.0010



use as a Marine Container Terminal Facility, shall be the sole responsibility and
obligation of Lessee. Notwithstanding the foregoing, in the event that Lessee is unable to
complete the Wetlands Development Area Development as a result of a final and non-
appealable denial of any necessary permits and governmental authorizations required by
Lessee to complete the Wetlands Development Area Development, after Lessee shall
have made timely, diligent and commercially reasonable efforts to obtain any such
necessary permits and governmental authorizations, Lessee shall not be required to
complete the Wetlands Development Area Development in accordance with this Section
10(a)(6).

(b) If at any time it is reasonably determined by the Port
Authority and Lessee that the cost of completion of the Wetlands Development Area
Development will exceed Seventeen Million Doliars and No Cents ($17,000,000.00)
(inclusive of the Port Authority’s reimbursement obligations as specified above, but
excluding the cost of permitting), Lessee may elect not to proceed any further with the
Wetlands Development Area Development; provided, however, that the Port Authority
will have the right, in its sole discretion, to elect to commit such funds, beyond and after
the payment of the initial $17,000,000, as are necessary to complete the Wetlands
Development Area Development. If the Port Authority so elects to commit such excess
funds, and confirms such commitment in a writing, Lessee shall continue to pursue the
Wetlands Development Area Development and, subject to the reimbursements described
in paragraph (6)(a) above, shall pay the first $17,000,000 of the cost to complete the
Wetlands Development Area Development. In no event shall Lessee be obligated to pay
Base Rent with respect 1o the Wetlands Area if Lessee elects not to proceed with the
Wetlands Development Area Development and the Port Authority does not elect to
commit the above described funds in excess of $17,000,000, in which case, the Wetlands
Development Area shall be deleted from the Premises and Lessee shall provide
reasonable access to the Port Authority (or its designee) in its capacity as the Port
Authority provided such access shall not interfere in any material respect with the
business operations of Lessee and there shall be no public access whatsoever.

)] [n connection with the development of the Additional Berth
Project, Lessee agrees that 1t will include such infrastructure as is necessary in Port
Authority’s reasonable judgment to support the provision of cold-ironing services at the
Additional Berth Project; it being understood, however, that as used herein,
“infrastructure” shall not be interpreted as including any cabling or other hardware or the
underlying power required for the provision of such services. In addition, in the event
that the Port Authority shall require substantially all other marine container terminal
tenants to retro-fit for, and/or provide, cold-ironing services at, all or substantially all
berths, Lessee agrees to retro-fit the berth adjacent to the Global Terminal Facility (i.e.,
the berth in existence on the date hereof and as expanded by the Global Berth Project)
with such necessary infrastructure and/or provide such services, as so required of the
other marine container terminal tenants.

(8) (i) Lessee agrees that it will conduct a study of the
feasibility of constructing the Wind Power Facility on the Premises and will submit a
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written proposal, including a copy of the feasibility study conducted or commissioned by
Lessee, regarding such construction to the Port Authority, which proposal shali include a
provision for the participation of the Port Authority in any economic benefits of the
proposed Wind Power Facility, after Lessee has recouped its proposed investment. The
Port Authority and Lessee agree to negotiate the terms of any such project, including a
proposed timeline and plans and specifications therefor, in good faith, after the written
proposal is submitted by Lessee, it being understood, however, that Lessee’s obligations
hereunder are only to make such a proposal as it determines would be acceptable to
Lessee in its sole discretion, and Lessee shall not be under any obligation to implement
any proposal or other plans in lieu thereof unless each of Lessee and the Port Authority,
in its sole discretion, has agreed upon the economic and other terms of such project.

(it) In the event that Lessee and the Port Authority are not
able to agree on a plan for the construction of a Wind Power Facility on the Premises, the
Port Authority shall have the right to solicit third party proposals for the construction and
operation of a Wind Power Facility on the Premises, and Lessee shall, subject to its
consent rights set forth below, reasonably cooperate with the Port Authority and/or such
third party in the construction and operation of the Wind Power Facility and will provide
the Port Authority and/or such third party reasonable access and such space for the
erection of wind turbines as the Port Authority and Lessee shall agree; provided that (i)
the Port Authority and any third party will not, either in construction or during operation
of the Wind Power Facility, interfere in any material respect with Lessee’s operations, (i)
Lessee shall have the right, in its sole discretion to determine the location of the Wind
Power Facility, the final constructed footprints of which will not, without the consent of
the Lessee, which may be withheld in Lessee’s sole discretion, exceed three separate
areas of approximately 35 feet by 35 feet each, and (ii) no Rent shall be due and payable
by Lessee for the acreage (or square footage as the case may be) used or to be used for
the construction and operation of the Wind Power Facility once such area has been
designated for such use and while such area is being so used.

) With respect to Lessee’s Construction Work, Lessee shall
indemnify and hold harmless the Port Authority, and its Commissioners, officers, agents
and employees against the following distinct and several risks, whether they arise from
acts or omissions of Lessee, any contractors of Lessee, the Port Authority, third persons,
or from acts of God or the public enemy, or otherwise, excepting only risks which result
solely from affirmative willful acts of the Port Authority, its Commissioners, officers,
agents or employees subsequent to commencement of the work:

(1) The risk of loss or damage to all such construction prior to
the completion thereof. In the event of such loss or damage, Lessee shall forthwith
repair, replace and make good the work without cost to the Port Authority;

{2) The risk of death, injury or damage, direct or consequential,
to the Port Authority, and its Commissioners, officers, agents and employees, and to its or
their property, aristng out of or in connection with the performance of Lessee’s
Construction Work. Lessee shall indemnify the Port Authority, and its Commissioners,
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officers, agents and employees, for all such injuries and damages, and for all loss suffered
by reason thereof;

(3)  Therisk of claims and demands, just or unjust, by third
persons against the Port Authority, and its Commissioners, officers, agents and
employees, arising or alleged to arise out of the performance of Lessee’s Construction
Work. Lessee shall indemnify the Port Authority, and its Commissioners, officers, agents
and employees, against and from all such claims and demands, and for all loss and
expense incurred by it and by them in the defense, settlement or satisfaction thereof
including without limitation thereto, claims and demands for death, for personal injury or
for property damage, direct or consequential.

(c) Prior to the commencement of any of Lessee’s Construction Work,
Lessee shall submit to the Port Authority for its written approval a construction
application (“Lessee’s Construction Application”) in the form supplied by the Port
Authority, and containing such terms and conditions consistent within this Agreement as
the Port Authority may include, setting forth in detail by appropriate plans and
specifications the work Lessee proposes to perform and the manner of and estimated time
periods for performing the same, including without limitation a schedule listing each
contract proposed to be entered into for the performance of the work and the estimated
cost of the work to be performed under each such contract. The data to be supplied by
Lessee shall identify each of the items constituting Lessee's Construction Work, and shall
describe in detail the systems, improvements, fixtures and equipment to be installed by
Lessee. Lessee shall be responsible at its sole expense for retaining all architectural,
engineering and other technical consultants and services as may be directed by the Port
Authority and for developing, completing and submitting detailed plans and
specifications for Lessee’s Construction Work. The plans and specifications to be
submitted by Lessee shall be in sufficient detail for a contractor to perform the work and
shall bear the seal of a qualified architect or professional engineer who shall be
responsible for the administration of the work in accordance with the Port Authority’s
requirements. In connection with review by the Port Authority of Lessee’s submissions
under this Section, Lessee shall submit to the Port Authority, at the Port Authority’s
request, such additional data, detail or information as the Port Authority may find
necessary. Following the Port Authority’s receipt of Lessee’s Construction Application
and plans and specifications, the Port Authority shall give its written approval or rejection
thereof, or shall request such revisions or modifications thereto as the Port Authority may
find reasonably necessary. The Port Authority shall endeavor to complete its initial
review of Lessee’s Construction Application and plans and specifications within thirty
(30) business days after the Port Authority’s receipt of Lessee’s Construction Application
and plans and specifications deemed by the Port Authority to be appropriate, and shall
endeavor to complete its review of each revision or modification thereof within twenty
(20) business days of the Port Authority’s receipt of a revision or modification deemed by
the Port Authority to be complete; provided that each such Lessee Construction
Application and plans and specifications and/or revision or modification thereof shall be
prepared in accordance with the highest professional standards, of uniformly high quality
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and well coordinated with respect to all engineering and architectural disciplines. Lessee
shall not engage any contractor or permit the use of any subcontractor unless and until
each such contractor or subcontractor, and the contract such contractor is operating under,
have been approved by the Port Authority acting in a non-arbitrary and non-capricious
manner. Lessee shall include in any such contract or subcontract such provisions as are
required in accordance with the provisions of this Agreement and Lessee’s Construction
Application approved by the Port Authority. Lessee shall obtain and maintain or cause
each contractor to obtain and maintain in force such insurance coverage as is described in
paragraphs (k) and (1) of this Section and performance bonds reasonably acceptable to the
Port Authority with respect to completion of the work. All of Lessee's Construction
Work shall be performed by Lessee in accordance with Lessee’s Construction
Application and final plans and specifications approved by the Port Authority, shall be
subject to inspection by the Port Authority during the progress of the work and after the
completion thereof, and Lessee shall redo or replace at its own expense any work not
done in accordance therewith. Upon final completion of all of Lessee’s Construction
Work, Lessee shall deliver to the Port Authority a certificate to such effect signed by a
responsible officer of Lessee and by the architect or engineer who sealed Lessee’s plans
pursuant to the provisions of this paragraph certifying that all of the work has been
performed in accordance with the approved plans and specifications and the provisions of
this Agreement, and Lessee shall supply the Port Authority with one (1) set of as-built
drawings of Lessee’s Construction Work in such form as the Port Authority shall
determine. Lessee shall keep said drawings current during the Term. No changes or
modifications to Lessee’s Construction Work shall be made without the prior written
consent of the Port Authority. Following its receipt of Lessee’s certificate, the Port
Authority shall promptly inspect Lessee’s Construction Work and unless such
certification is not correct, or the Port Authority determines that the Premises is
unsuitable for occupancy and use by Lessee, a certificate of final completion shall be
delivered to Lessee by the Port Authority.

{d) Except as set forth in Section 10(e) below, Lessee shall not
commence any portion of Lessee’s Construction Work until Lessee’s Construction
Application and plans and specifications covering such work, referred to in Section 10(c),
have been finally approved by the Port Authority.

(e) If Lessee desires to commence construction of portions of Lessee’s
Construction Work prior to the completion of and approval by the Port Authority of
Lessee’s Construction Application and plans and specifications covering all of such
Lessee’s Construction Work, Lessee shall submit to the Port Authority a separate
Lessee’s Construction Application for each portion of Lessee’s Construction Work
Lessee so desires to commence (each such portion of Lessee’s Construction Work a
“Partial Approval Work”) which shall be executed by an authorized officer of Lessee and
shall be accompanied by plans, specifications, drawings, and data with respect to such
portion of Lessee’s Construction Work (the plans, specifications, drawings, and data
covering each such portion of Lessee’s Construction Work, the “Partial Approval Work
Plans™ with respect to such portion of Lessee’s Construction Work) setting forth in detail
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the work to be performed in connection with each such portion of Lessee’s Construction
Work. The Port Authority shall have full and complete discretion (acting in good faith
and in a non-arbitrary and non-capricious manner ) as to whether to permit Lessee to
proceed with the performance of any Partial Approval Work. If the Port Authority
consents to the performance of any Partial Approval Work, the Port Authority shall
review Lessee’s Construction Application covering such work and shall give its written
approval or rejection of the Partial Approval Work Plans with respect thereto or shall
request such revisions or modifications thereto as the Port Authority may find necessary.
Upon the Port Authority’s approval of Lessee’s Construction Application covering an
item of Partial Approval Work and its approval of the Partial Approval Work Plans with
respect thereto, Lessee may proceed to perform such item of Partial Approval Work
subject to and in accordance with the following terms and conditions:

(1) The performance by Lessee of any item of Partial Approval
Work in accordance with the Port Authority’s approval will be at its sole risk and if for
any reason the plans and specifications for the balance of Lessee’s Construction Work or,
any part thereof, are not approved by the Port Authority or if the approval thereof calls
for modifications or changes in any item of Partial Approval Work undertaken by Lessee
under any approval granted by the Port Authority pursuant to this paragraph (e), Lessee
will, as directed by the Port Authority, and at Lessee’s sole cost and expense, either
restore the area affected to the condition existing prior to the commencement of such item
of Partial Approval Work or make such modifications and changes to such work as may
be required by the Port Authority.

(2) Nothing contained in any approval given pursuant to this
paragraph shall constitute a determination or indication by the Port Authority that Lessee
has complied with any laws, rules, orders, ordinances, enactments, resolutions,
regulations, statutes, requirements, codes, directions, and executive orders, including but
not limited to those of the City of Jersey City and the City of Bayonne, which may
pertain to the Partial Approval Work to be performed and which Lessee is required to
comply with pursuant to this Agreement.

(3)  Each item of Partial Approval Work shall be performed in
accordance with and subject to the terms and provisions of this Agreement covering
Lessee’s Construction Work and in accordance with the approved Construction
Application covering such item of Partial Approval Work and in accordance with the
approved Partial Approval Work Plans constituting a part of such construction
application, and subject to any requirements, stipulations, and provisions which the Port
Authority may impose in its approval of the performance of such item of Partial Approval
Work.

(4)  No Partial Approval Work performed by Lessee pursuant to
the provisions of this paragraph shall affect or limit the obligations of Lessee under any
prior approvals it may have obtained with respect to any of Lessee’s Construction Work.
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(5)  The fact that Lessee has performed any item of Partial
Approval Work and that the Port Authority has consented to the performance thereof
shall not affect or limit the obligations of Lessee under this Agreement with respect to
any of Lessee’s Construction Work. Lessee specifically understands that neither the Port
Authority's approval of any Construction Application and Partial Approval Work Plans
covering any item of Partial Approval Work nor the performance by Lessee of any item
of Partial Approval Work pursuant to such approval shall obligate the Port Authority to
approve a construction application and plans and specifications submitted by Lessee for
the balance of any Lessee Construction Work or shall create or be deemed to create any
obligation on the part of the Port Authority to permit subsequent Partial Approval Work
to be performed. Without limiting the generality of the provisions of this paragraph (e), it
is specifically understood that the Port Authority may withhold its approval of a
construction application and Partial Approval Work Plans covering any item of Partial
Approval Work if the Port Authority determines that review of subsequent items of
Partial Approval Work is required before the Port Authority can approve, reject, or
comment upon such Partial Approval Work Plans.

(6) In the event that in the opinion of the Port Authority Lessee
at any time during the performance of any portion of any item of Partial Approval Work
under the approval granted by the Port Authority pursuant to this paragraph shall fail 1o
comply with all of the provisions of this Agreement with respect to such work or shall
fail to comply with the provisions of Lessee’s Construction Application covering such
work and the plans and specifications forming a part thereof, or shall fail to comply with
any requirements, stipulations, or provisions imposed by the Port Authority in its
approval of the performance of such item of Partial Approval work, or if in the Port
Authority’s opinion Lessee shall be in breach of any of the provisions, of this Agreement
covering such work or shall be in breach of any of the provisions of Lessee’s
Construction Application and plans and specifications covering the performance of such
work, or shall be in breach of any requirements, stipulations, or provisions imposed by
the Port Authority in its approval of the work, the Port Authority shall have the right to
cause Lessee to cease all or such part of such item of the Partial Approval Work as is
being performed in violation of this Agreement, Lessee’s Construction Application and
plans and specifications, or the conditions of the Port Authority’s approval. Upon written
direction from the Port Authority, Lessee shall promptly cease performance of the portion
of the Partial Approval Work specified. Lessee shall thereupon submit to the Port
Authority for its written approval Lessee’s proposal for making modifications,
corrections or changes in or to the item of Partial Approval Work that has been or is to be
performed so that the same will comply with the provisions of this Agreement, Lessee’s
Construction Application and plans and specifications, or the conditions of the Port
Authority's approval covering such work. Lessee shall not commence construction of the
portion of the Partial Approval Work that has been halted until it has received written
approval of the proposed modifications, corrections or changes.

N It is hereby expressly understood and agreed that the Port

Authority has no duty or obligation of any kind whatsoever to inspect or police the
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performance of any Partial Approval Work by Lessee and the rights granted to the Port
Authority hereunder shall not create or be deemed to create such a duty or obligation.
Accordingly, the fact that the Port Authority has not exercised its right to require Lessee
to cease performance of all or any part of the Partial Approval Work shall not be or be
deemed to be an agreement or acknowledgment on the part of the Port Authority that
Lessee has in fact, performed such work in accordance with the terms of this Agreement,
Lessee's Construction Application and plans and specifications covering such work, or
the conditions of the Port Authority’s approval of such work, nor shail such fact be or be
deemed to be a waiver by the Port Authority of any of the requirements of this
Agreement with respect to such work, or any of the requirements of Lessee’s
Construction Application and plans and specifications covering such work, or any of the
conditions of the Port Authority’s approval of such work.

(H Without limiting the generality of any of the provisions of this
Agreement, Lessee’s Construction Work (including any Partial Approval Work
performed by Lessee) shall be performed in such a manner that there will be at all times
during construction a minimum of air pollution, water pollution or any other type of
pollution, and a minimum of noise emanating from, arising out of, or resuiting from
construction work generally taking into account the nature of the work to be performed
and the status of the Premises as a pre-existing industirial property.

(2) Subject to the provisions of this Agreement, Lessee shall construct
such reasonable structures, fences, equipment, devices and other facilities as may be
necessary or appropriate to accomplish the objectives set forth in this paragraph, and,
without limiting the generality of the foregoing, such construction shall be subject to the
Port Authority’s review and approval in accordance with the provisions of this Section.

(h} Without limiting the generality of the provisions of this Section,
Lessee shall be solely responsible for the plans and specifications used by it and
submitted with Lessee’s Construction Application, and for the adequacy or sufficiency of
such plans, specifications and all the improvements, fixtures, and equipment depicted
thereon or covered thereby, regardless of the consent thereto or approval thercof by the
Port Authority or the incorporation therein of any Port Authority requirements or
recornmendations. The Port Authority shall have no obligation or liability in connection
with the performance of Lessee’s Construction Work or for the contracts for the
performance thereof entered into by Lessee. Any warranties extended or available to
Lessee in connection with any of Lessee’s Construction Work shall be for the benefit of
~ the Port Authority as well as Lessee. Lessee shall conduct no public operations in the
Premises with respect to any improvements, fixtures or equipment constituting Lessee’s
Construction Work or a portion thereof until the Port Authority shall have notified Lessee
in writing that Lessee's Construction Work or such portion thereof has been completed or
substantially completed to its satisfaction, which notice shall be promptly delivered to
Lessee by the Port Authority after completion of such construction work. In the event of
any inconsistency between the provisions of this Agreement and those of Lessee’s
Construction Application, the provisions of this Agreement shall coatrol; provided
however, that if the Port Authority specifically approves of any activity in connection
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with a Construction Appiication for which such approval is required in the Agreement,
Lessee shall be allowed to rely on such approval.

®) Without limiting or affecting any other term or provision of this
Agreement but subject to Section 20(f), Lessee shall be solely responsible for the design,
adequacy and operation of all utility, mechanical, electrical, communications and other
systems installed in the Premises by Lessee and all other improvements, additions,
fixtures, finishes, decorations and equipment made or installed by Lessee in the Premises
and shall do all preventive maintenance and make all repairs, replacements, rebuilding
(ordinary or extraordinary, structural or non-structural) and painting necessary to keep
such systerns, improvements, additions, fixtures, finishes, decorations and equipment
(whether the same involves structural or non-structural work) in the condition they were
in when made or installed except for reasonable wear and tear which does not (i)
adversely affect the efficient or proper utilization of any part of the Premises, or (ii)
adversely affect the appearance of any part of the Premises.

() Lessee shall pay all claims lawfully made against it by its
contractors, subcontractors, material-men and workmen, and all claims lawfully made
against it by other third persons arising out of or in connection with or because of the
performance of any of Lessee’s Construction work, and shall use reasonable efforts to
cause its contractors and subcontractors to pay all such claims lawfully made against
them. Nothing herein contained shall be deemed to constitute consent to the creation of
any lien or claim against the Premises or any part thereof, nor to prevent Lessee from
contesting any such liens or claims in good faith. No contractor third party shall or shall
be deemed to have acquired any rights against the Port Authority by virtue of the
. execution of this Agreement and nothing contained herein shall operate or give to any

such contractor or third party any claim or right of action against the Port Authority and
its Commissioners, officers, agents and employees. -

&) In addition to all policies of insurance otherwise required by this
Agreement, Lessee shall procure and maintain or cause to be procured and maintained in
effect during the performance of Lessee's Construction Work and any other construction
work performed by Lessee at the Premises:

n Commercial General Liability Insurance including, but not
limited to, coverage for Products Liability-Completed Operations and for Broad Form
Property Damage and Independent Coniractor coverage, with a contractual liability
endorsement covering the obligations assumed by Lessee under Section 10(b), which
coverage shall not exclude claims arising out of or in connection with work performed
within fifty (50) feet of railroad property, and which are customarily insured under such a
policy, with a minimum combined single limit coverage for bodily injury and property
damage of $25,000,000.00; said insurance shall also include coverage for explosion,
collapse and underground property damage hazards.

(2)  Protection and Indemnity Insurance, if Lessee’s work
involves the ownership, maintenance, operation, use, loading or unioading of watercraft,
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with a minimurm combinedrsingle limit coverage for bodily injury and property damage
of $25,000,000.00.

3) Commercial Automobile Liability Insurance covering all
owned, non-owned or hired vehicles used in connection with said construction with
minimum combined single limit coverage for bodily injury and property damage of
$2,000,000.00. ‘

{4) Environmental Liability Insurance, with a minimum
combined single limit coverage for bodily injury and property damage for both gradual
and sudden occurrences of $5,000,000.00, including coverage for environmental clean-up
on land, in air and on water.

(5) Workers’ Compensation and Employers’ Liability
[nsurance in accordance with the requirements of law. The Workers’ Compensation
Policy shall be specially endorsed to include coverage afforded by (i) the U.S.
Longshoremen’s and Harbor Workers’ Compensation Act and Coverage B - Jones Act,
maritime (including coverage for Masters or Members of the Crew of Vessels) and (ii)
Coverage - B under the Federal Employers” Liability Act.

4} [n addition to the insurance required pursuant to the provisions of
Section 10(k), Lessee shall procure or cause to be procured prior to the commencement
of any of Lessee’s Construction Work, Builder's Risk Insurance (All Risk) covering loss
or damage (including any loss or damage resulting from flood or earthquake) to any
structures, improvements, fixtures and equipment and furnishing and materials or, the
Premises during said construction, whether or not attached to the land, in an amount
equal to their full replacement cost. Such insurance shall name the Port Authority as an
insured and such policy shall provide that the loss shall be adjusted with the Port
Authority, and that the proceeds thereof shall be paid to the Port Authority and shall be
made available to Lessee for and applied strictly and solely to the payment of the cost of
the repair, replacement, rebuilding or other performance of Lessee’s Construction Work.

(m)  With the exception of the Workers’ Compensation and Employers’
Liability Insurance policy, each policy of insurance described in Section 10(k) shall
inctude the Port Authority as an additional insured (including, without limitation, for
purposes of Premises operations and completed-operation), and no such policy shall
contain any care, custody or control exclusions, or any exclusion for bodily injury to or
sickness, disease or death of any employee of Lessee or of any of its contractors which
would conflict with or in any way impair the coverage resulting from the Port Authority’s
status as an additional insured or the coverage under the contractual liability endorsement
described in Section 10(k)(1). Such insurance shall also contain an endorsement
providing that the protection afforded Lessee thereunder with respect to any claim or
action against Lessee by a third party shall pertain and apply with like effect with respect
to any claim or action against Lessee by the Port Authority and against the Port Authority
by Lessee, but said endorsement shall not limit, vary, change or affect the protections
afforded the Port Authority as an additional insured. Such insurance shall contain a
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provision that the insurer shall not, without obtaining express advance permission from
the General Counsel of the Port Authority, raise any defense involving in any way the
jurisdiction of the tribunal over the person of the Port Authority, the immunity of the Port
Authority, its Commissioners, officers, agents or employees, the governmental nature of
the Port Authority or the provisions of any statutes respecting suits against the Port
Authority. '

(n) Unless otherwise set forth herein, each policy of insurance
described in paragraphs (k) and (1) of this Section shall be subject to the applicable
provisions of Section 19 of this Agreement.

(0) No equipment or trade fixtures shall be removed by Lessee prior to
the Expiration Date unless replaced with substantially similar property (unless such
equipment or trade fixture is obsolete or otherwise unnecessary for operation of the
Premises). Subject to the following sentence, upon notice given by the Port Authority
prior to the expiration or earlier termination of the letting of the Premises under this
Agreement, Lessee shall remove from the Premises any improvements, fixtures, trade
fixtures, or equipment as the Port Authority may specify in its notice, and shall promptly
repair any damage to the Premises caused by such removal. Notwithstanding the
foregoing, Lessee shail not be required to remove any items which are usual and
customary for a marine container terminal and which are permanently affixed to the
Premises, the foregoing excluding any and all buildings other than the existing (on the
date hereof) gate building and the administration building known as 302 Port Jersey
Boulevard, provided further that, Lessee may, together with its request for the approval of
the construction of improvements or fixtures on the Premises, request that the Port
Authority indicate whether or not such improvements or fixtures may be required by the
Port Authority to be removed upon the expiration or termination of this Agreement. In
the event that the Port Authority agrees in writing that it will not require any such
building to be removed, Lessee may rely on such agreement and will have no obligation
to remove such particular building.

(p)  Lessee shall pay to the Port Authority a fee as compensation for its
review and oversight of Lessee’s Construction Work (the “Review Fee”), except with
respect to any construction work performed by Lessee in connection with (i) the Global
Berth Project; (ii) the Global Terminal Facility prior to the tenth (10th) anniversary of the
Commencement Date and (iii) the Wind Power Facility, on each of which no Review Fee
shall be payable. The Review Fee shall be an amount equal to three percent (3%) of the
actual cost of Lessee's Construction Work; provided, however, that the maximum
aggregate Review Fee payabie by Lessee with respect to all construction work performed
in connection with the Additional Terminal Facilities, Additional Berth Project and
Wetlands Development Area Development and any other Lessee’s Construction Work
performed by Lessee at the Premises during the first ten (10) years of the Term, shall not
exceed Two Million Eight Hundred Thousand Dollars and No Cents ($2,800,000.00).
Notwithstanding anything contained herein to the contrary, after the tenth (10th)
anniversary of the Commencement Date, all Lessee’s Construction Work (except as to
any construction relating to the original development of the Additional Terminal
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Facilities that remains outstanding} shall be subject to payment of the Review Fee by
Lessee and there shall be no limitation of the maximum aggregate Review Fee payable in
connection therewith. Upon final completion of all of Lessee’s Construction Work to be
performed by Lessec as set forth in Lessee’s approved plans and specifications, Lessee
shall certify to the Port Authority by final written certification signed by a responsible
officer of Lessee certifying that all of Lessee’s Construction Work has been completed
and the final cost of such work. Upon receipt of Lessce’s certification, the Port Authority
shall, in good faith, make a final determination of the cost of Lessee’s Construction Work
after the Port Authority has examined and approved Lessee’s final certificate of cost and
such records and other documentation of Lessee as the Port Authority shall deem
necessary to substantiate such cost; Lessee shall permit the Port Authority by its agents,
employees and representatives at all reasonable times prior to a final determination of the
cost of Lessee’s Construction Work to examine and audit the records and other
documentation of Lessee which pertain to and will substantiate such cost, After such
final determination, the Port Authority shall render a bill to Lessee setting forth the
Review Fee for Lessee’s Construction Work and Lessee shall pay the Review Fee for
such Lessee Construction Work to the Port Authority within fifteen (15) days of receipt
of said bill.

(¢  No contractor or third party shall or shall be deemed to have
acquired any rights against the Port Authority by virtue of the execution of this
Agreement and nothing contained herein shall operate or give to any such contractor or
third party any claim or right of action against the Port Authority and its Commissioners,
officers, agents and employees.

(). Without limiting any of the terms and conditions hereof, Lessee
understands and agrees that it shall put into effect prior to the commencement of Lessee’s
Coastruction Work an affirmative action program and Minority Business Enterprise
(“MBE”) program and Women-owned Business Enterprise (“WBE") program in
accordance with the provisions of Schedule C attached hereto and hereby made a part
hereof. The provisions of Schedule C shall be applicable to Lessee’s contractor or
contractors and subcontractors at any tier of construction as well as to Lessee, and Lessee
agrees to include the provisions of Schedule C in all of its construction contracts so as to
make the provisions and undertakings set forth in Schedule C the direct obligation of the
construction contractor or contractors and subcontractors at any tier of construction.
Lessee agrees to and shall require its contractors and subcontractors to furnish to the Port
Authority such data, including but not limited to compliance reports, relating to the
operation and implementation of the affirmative action, MBE, and WBE programs of
Lessee and its contractor, contractors, and subcontractors at any tier of construction
called for under the provisions of this paragraph and Schedule C annexed hereto as the
Port Authority may request at any time and from time to time and Lessee agrees to and
shall also require that its contractors and subcontractors at any tier of construction make
and put into effect such modifications and additions thereto as may be directed by the
Port Authority pursuant to the provisions of this paragraph and Schedule C annexed
hereto to effectuate the goals of affirmative action, MBE, and WBE programs. The
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obligations imposed on Lessee under this paragraph and Schedule C annexed hereto shall
not be construed to impose any greater requirements on Lessee than those which may be
imposed on Lessee under applicable law.

(s) In addition to and without limiting any terms and provisions
hereof, Lessee shall provide in all of its contracts and subcontracts covering Lessee’s
Construction Work, or any portion thereof, that:

(1)  The contractor shall not discriminate against employees or
applicants for employment because of race, creed, color, national origin, sex, age,
disability or marital status, and shall undertake or continue existing programs of
affirmative action to ensure that minority group persons are afforded equal employment
opportunity without discrimination. Such programs shall include, but not be limited to,
recruitment, employment, job assignment, promotion, upgrading, demotion, transfer,
layoff, termination, rates of pay or other forms of compensation, and selections for
training or retraining, including apprenticeships and on-the-job training;

2) At the request of either the Port Authority or Lessee, the
contractor shall request such employment agency, labor union, or authorized
representative of workers with which it has a collective bargaining or other agreement or
understanding and which is involved in the performance of the contract with Lessee to
furnish a written statement that such employment agency, labor union or representative
shall not discriminate because of race, creed, color, national origin, sex, age, disability or
marital status and that such union or representative will cooperate in the implementation
of the contractor’s obligations hereunder;

3) The contractor will state, in all solicitations or
advertisements for employees placed by or on behalf of the contractor in the performance
of the contract, that all qualified applicants will be afforded equal employment
opportunity without discrimination because of race, creed, color, national origin, sex, age,
disability or marital status; and

(4)  The contractor will include the provisions of Section
10(s)(1), (2) and (3) in every subcontract or purchase order in such a manner that such
provisions will be binding upon each subcontractor or vendor as to its work in connection
with the contract.

t) Lessee shall cause all of Lessee’s Construction Work to be
performed in compliance with all applicable laws, rules, orders, ordinances, enactments,
resolutions, regulations, statutes, requirements, codes, directions, and executive orders.

Section 11.  Construction Allowance

(a) In addition to costs for permitting and mitigation of the Wetlands
Development Area that are separately reimbursed pursuant to Section 10(a)(6) above, the
Port Authority will provide up to One Hundred and Fifty Million Dollars ($150,000,000)
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(“Construction Allowance") for costs of completing Lessee’s Construction Work, with
the exception of any costs associated with the Global Berth Project (collectively, the
“Covered Development Work”). The Construction Allowance will be disbursed in
accordance with this Section and Lessee shall have the sole right to determine which
improvements and fixtures associated with Covered Development Work placed,
constructed or installed in or on the Premises will be paid for by amounts drawn from the
Construction Allowance, subject to the restrictions of this Section.

(b)  Lessee will deliver to the Port Authority, on the Commencement
Date and every 90 days thereafter until the Construction Allowance has been exhausted, a
certificate signed by the appropriate party within the Lessee (“Draw Request Certificate™)
_indicating, with reasonable detail, (1) the scope and expected cost of any Covered
Development Work that Lessee intends to perform or cause to be performed for the 90
day period beginning on the date of each such Draw Request Certificate (each, a
“Certificate Period™); (2) except in the case of the first Draw Request Certificate, the
amount of costs actually paid for all Covered Development Work in the preceding
Certificate Period) and (3) the existence of any lien filed against the Premises in excess of
$25,000, together with the identity of the lienor and a description of the nature of the lien
and the status of any associated work or payments; provided, however that this item (3) is
for informational purposes only and will not effect disbursements following any Draw
Request Certificate.

(c) Within thirty (30) days of receipt by the Port Authority of each
Draw Request Certificate, the Port Authority shall disburse to Lessee an amount equal to
the expected cost of Covered Development Work for the Certificate Period as stated in
the Draw Request Certificate minus the amount that the funds requested in the previous
Draw Request Certificate exceeded the amount of costs actually paid for such previous
Certificate Period, if any.

(d) All funds disbursed pursuant each Draw Request Certificate will
be paid as directed by Lessee for the payment of the costs of Covered Development
Work.

(e) Following the final Draw Request Certificate, Lessee will certify to
the Port Authority (1) the amount of costs actually paid for all Covered Development
Work during such final Certificate Period, (2) that the entire Construction Allowance has
been disbursed for the payment of costs of Covered Development Work and (3) the
existence of any lien filed against the Premises in excess of $25,000, together with the
identity of the lienor and a description of the nature of the lien and the status of any
associated work or payments; provided, however that this item (3) is for informational
purposes only and will not effect disbursements following any Draw Request Certificate,

H In the event that Lessee shall have accelerated or unanticipated (at
the time of the previous Draw Request Certificate) expenditures for Covered
Development Work during any Certificate Period, Lessee may submit one or more
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additional Draw Request Certificates prior to the end of any such Certificate Period and
the Port Authority will fund such draw request within thirty (30) days of such request.

(g)  Itis understood and agreed that the rights of the Lessee in and to
the Construction Allowance (as provided for in, and subject to compliance with the
requirements of, this Section 11 and this Agreement in general) shall be automatically
transferred to any permitted successor to Lessee’s interest in this Agreement, including
by foreclosure as contemplated in Section 56 hereof.

(h) In the event that the Port Authority fails to fund a Draw Request
Certificate, requesting funds that the Lessee reasonably believes will be expended during
such Certificate Period on Covered Development Work, within thirty (30) days , (A)
Lessee shall have the right, upon five (5) days written notice to the Port Authority
indicating that such payment was due and demanding payment of the same, to take any
legal action and exercise any right or remedy available at law or equity (including,
without limitation, instituting a legal action in a court of competent jurisdiction) to
compel the Port Authority to fund such draw request, and (B) Lessee shail have the right
to demand, and the Port Authority shall be required, in the event such failure to fund has
continued for ninety (90) days after the date on which such funding was due, immediately
transfer and convey the Port Authority’s fee ownership of the Global Terminal Facility to
Lessee free and clear of any liens or other encumbrances (other than those existing at the
time when Lessee conveyed the Global Terminal Facility to the Port Authority and, if
applicable, any liens or other encumbrances created by Lessee or upon Lessee’s request),
provided that contemporaneously with its receipt of the deed conveying fee simple title to
the Global Terminal Facility, Lessee shall be required to withdraw any action to compel
the Port Authority to fund the Lessee’s draw request.

(i) The Port Authority and Lessee agree that for federal, state and
local income tax purposes {a) the Port Authority shall be regarded as the owner of
improvements and fixtures placed, constructed or installed in or on the Premises paid for
by amounts drawn from the Construction Allowance and (b) Consolidated Terminals,
LLC shall be regarded as the owner of all other improvements and fixtures placed,
constructed or installed in or on the Premises and any and all equipment (including
cranes), personal property and trade fixtures removable without substantial injury to the
Premises placed in or installed upon the Premises. Neither the Port Authority nor
Consolidated Terminals, LLC shall take any position for federal, state or local income tax
purposes that is inconsistent with this Section (11)(i).

Section 12. Egquipment

Lessee agrees to install and/or maintain on the Premises initially and
continuously throughout the Term, all such equipment, including container cranes, as it
deems necessary to operate the Premises as an efficient Marine Container Terminal
Facility and, subject to the reasonable phasing-in of the installation of equipment, to
allow for the full utilization of the Premises at all times for said purpose. With respect to
container cranes and associated container crane equipment, Lessee shall give the Port
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Authority not less than one hundred eighty (180) days’ notice of the manufacturer and
specifications of such container cranes prior to the installation thereof, and shall submit to
the Port Authority a construction or tenant alteration application covering any instaliation
or construction work required in connection with any such container crane or associated
crane equipment, including, without limitation, any such work required for its
attachment, connection to, or integration with any mechanical, electrical or other system
or any structure at the Premises.

Section 13.  Environmental Responsibilities -

(a) Development Parcels Environmental Matters. (1) Except to the
extent set forth in subparagraph (2) below, the Port Authority’s reimbursement

obligations with respect to the Wetlands Development Area as set forth in Section
10(a)(6) and with respect to any Migrated Hazardous Substances, the Lessee hereby
expressly agrees to assume all responsibility for and relieve the Port Authority from and
reimburse the Port Authority for any and all risks, claims, penalties, costs and expenses
of any kind whatsoever relating to, caused by, arising out of or in connection with any
condition of the Development Parcels that arises after the Commencement Date
(“Lessee’s Development Parcels Environmental Liability™) (2) Port Authority hereby

“expressly agrees to assume ali responsibility for and relieve the Lessee from and
reimburse the Lessee for, any and all risks, claims, penalties, costs and expenses of any
kind whatsoever relating to, caused by, arising out of or in connection with any condition
of the Development Parcels that existed prior to the Commencement Date (“Port
Authority’s Development Parcels Environmental Liability”), regardless of when such
pre-existing condition or such Environmental Damages present on or having migrated
from the Development Parcels is discovered.

(b)  Global Terminal Facility Environmental Matters. Without limiting
the generality of any of the other terms and provisions of this Agreement and except as in
paragraph (a)(2) above, the Port Authority’s reimbursement obligations with respect to
the Wetlands Development Area and with respect to any Migrated Hazardous Substances,
Lessee hereby expressly agrees to assume all responsibility for and relieve the Port
Authority from and reimburse the Port Authority for any and all risks, claims, penalties,
costs and expenses of any kind whatsoever relating to, caused by, arising out of or in
connection with the environmental condition of the Global Terminal Facility whether any
such conditions existed prior to, on or after the Commencement Date, including without
fimitation, all Environmental Requirerents which Lessee is obligated to comply with
pursuant to this Agreement.

(©) Compliance with Environmental Requirements. Without limiting
Lessee’s obligations elsewhere under this Agreement to comply with all faws,

ordinances, governmental rules, regulations and orders which were or at any time are in
effect during the Term of this Agreement, Lessee understands and agrees that, except
with respect to Migrated Hazardous Substances, the Port Authority’s Developmental
Parcel Environmental Liability and reimbursement obligations with respect to the
Wetlands Development Area as set forth in Section 10(a)(6), it shall be obligated, at its
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cost and expense, to comply with and relieve the Port Authority from compliance with all
Environmental Requirements which are applicable to or which affect (i) the Premises, (ii)
the operations of Lessee or others with the consent of Lessee at the Premises or Lessee’s
operations at the Marine Container Terminal Facility at the Premises, (iii) the occupancy
and use of the Premises by Lessee or by others with its consent or (iv) any Hazardous
Substance which has migrated from the Premises. Nothing in the foregoing shall be
construed as a submission by the Port Authority to the application to itself of any
Environmental Requirements; provided, however, that no immunity or exemption of the
Port Authority from any Environmental Requirements shall excuse compliance or be
grounds for noncompliance on the part of Lessee or excuse compliance by Port Authority
with its obligations under (2)(2) above. Without limiting the generality of the foregoing
and as part of Lessee's fulfillment of the foregoing obligations, Lessee shall be
responsible, at its sole cost and expense, and subject to the direction of the Port
Authority, for its environmental obligations with respect to the Global Terminal Facility
and the Development Parcels pursuant to Sections 13(a)(1), (b) and this paragraph (c)
above including but not limited to:

n the preparation of and submission to ali applicable
Governmental Authorities of any notice, negative declaration, remedial
action workplan, no further action letter, remediation agreement, response
action outcomes, or any other documentation or information;

(2)  the obtaining of any surety bond or the giving of any other
financial assurances;

(3) the obtaining from any Governmental Authority, if
applicable, of any approval of a negative declaration or no further action
letter, response action outcome or other form of release or mitigation; and

(4)  complying with the provisions of all Environmental
Requirements becoming effective on or relating to the termination,
cxpiration or surrender of the letting of the Premises or of any portion
thereof under this Agreement, or on the closure or transfer of Lessee’s
operations at the Premises.

(d) Premises Remediation. In addition to and without limiting the
generality of the obligations of Lessee set forth above and elsewhere in this Agreement,
Lessee shall, at its sole cost and expense (except with respect to Migrated Hazardous
Substances, the Port Authority’s Developmental Parcel Liability and reimbursement
obligations with respect to the Wetlands Development Area set forth in Section 10(a)(6))
and in accordance with and subject to the provisions of Section 24 of this Agreement,
upon notice from the Port Authority, promptly take all actions required by applicable
Environmental Requirements to:

(D remove, clean-up and remediate all Hazardous Substances
in, on or under the Premises resulting from or in connection with the use
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and occupancy of the Premises by Lessee or any affiliated company of
Lessee or which have been or permitted to be disposed of, released,
discharged or otherwise placed in, on or under the Premises by Lessce or
any affiliated company of Lessee or which have been disposed of,
released, discharged or otherwise placed in, on or under the Premises
during the Term of this Agreement or otherwise during Lessee’s or any
such affiliated company’s use and/or occupancy of the Premises or any
portion thereof;

(2) remove, clean-up and remediate all Hazardous Substances
in, on or under the Premises or which have migrated from or from under
the Premises to any other property which any Governmental Authority or
any Environmental Requirement or any violation thereof required to be
remediated or removed; and

3) remove, clean-up and remediate all Hazardous Substances
in, on or under the Premises or which have migrated from or from under
the Premises necessary to mitigate any Environmental Damages.

The obligations set forth in this paragraph (d) of this Section shall include but not be
limited to the investigation of the environmental condition of the area to be remediated,
the preparation of feasibility studies, reports and remedial plans and the performance of
any clean up, removal, remediation, containment, operation, maintenance, monitoring or
restoration work and shall be performed in a good, safe and workmanlike manner.

Lessee shall promptly provide the Port Authority with copies of all test resuits and reports
generated in connection with such obligations.

Without limiting the generality of any provision of this Agreement and except with
respect to Migrated Hazardous Substances, the Port Authority’s Development Parcels
Environmental Liability and reimbursement abligations with respect to the Wetlands
Development Area set forth in Section 10(a)(6), in the event that Environmental
Requirements set forth more than one compliance standard, Lessee agrees that the
standard or standards to be applied in connection with any obligation it may have under
this Agreement with respect to any Environmental Requirement shall be remediated to
the lowest standard allowable by the relevant Governmental Authority for commercial
and industrial use; provided, however, in the event that such lowest level of a Hazardous
Substance requires or allows the imposition of any restriction materially affecting the
current and future planned uses of the Premises including upon the use or occupancy of
any portion of the Premises or upon any operations or activities conducted or to be
conducted on any portion of the Premises or upon the transfer of any portion of the
Premises, Lessee shall remediate to such a level so that there is no such restriction placed
upon the use and occupancy of the Premises or the Facility or upon any operations or
activities conducted or to be conducted on the Premises or the Facility.

(e)  Port Authority’s Right to Equitable Relief. Without limiting the
Port Authority’s remedies under this Agreement or at law or in equity and except with
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respect to Migrated Hazardous Substances, the Port Authority’s Development Parcels
Environmental Liability and reimbursement obligations with respect to the Wetlands
Development Area set forth in Section 10(a)(6), the Port Authority shall have the right
during and after the term of the letting of the Premises under this Agreement to such
equitable relief, including restraining injunctions and declaratory judgments, to enforce
compliance by Lessee of its environmental obligations under this Agreement including
without limitation all Lessee’s obligations under this Section in the event that Lessee fails
to comply with or perform any of such obligations subject to applicable notice and cure
periods, the Port Authority, at any time during or subsequent to the termination,
expiration or surrender of the letting of the Premises or any portion thereof may elect (but
shall not be required) to perform such obligations and upon demand Lessee shall pay to
the Port Authority as additional rent its Costs thereof, including all overhead costs as
determined by the Port Authority.

() Notice and Access to Information. Without limiting any other of
Lessee’s obligations under this Agreement and except with respect to Migrated
Hazardous Substances, the Port Authority’s Development Parcels Environmental
Liability and reimbursement obligations with respect to the Wetlands Development Area
set forth in Section 10(a)(6), Lessee agrees to provide the Port Authority, at the cost and
expense of Lessee and at any time during or subsequent to the term of the letting of the
Premises under this Agreement, with such material information, documentation, records,
correspondence, notices, reports, test results, certifications and any other information as
the Port Authority reasonably requests in connection with any Environmental Damages
or as shall be required to comply with or discharge any Environmental Requirement
which Lessee is obligated to comply with under this Agreement, and Lessee shall
promptly acknowledge, swear to, sign or otherwise fully execute the same. Lessee agrees
that any of the foregoing may be filed by the Port Authority with the appropriate
Governmental Authority on behalf of Lessee at Lessee’s cost and expense. Further,
Lessee agrees to promptly provide the Port Authority with copies of all material
information, documentation, records, correspondence, notices, certifications, reports, test
results and all other submissions provided by Lessee to a Governmental Authority and by
a Governmental Authority to Lessee that the same are made available to or received by
Lessee with respect to any Environmental Damages and any Environmental Requirement
which Lessee is obligated to comply with pursuant to this Agreement.

(g)  Determination of Environmental Baseline Conditions and
Sampling Methodology. Prior to, or promptly after, the Commencement Date the Port
Authority will perform an environmental assessment of the Development Parcels in order
to determine a baseline of environmental conditions at the Development Parcels and the
Wetlands Development Area (the “Initial Environmental Survey”). No later than five
years prior to the lease expiration date, Lessee and Lessee’s Parent will perform an
environmental assessment of the Global Terminal Facility in order to determine a
baseline of environmental conditions at the Global Terminal Facility (the “Additional
Environmental Survey”). The Initial Environmental Survey and Additional
Environmental Survey will be performed on a customary basis under a customary scope
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of work, reasonably acceptable to both parties at the time such baseline assessment is
conducted.

h) Lessee’s Construction and Disposal Operations. It is expressly
understood and agreed that the proper handling, delivery, treatment, storage,

transportation, disposal and depositing (all of the foregoing collectively, “Disposal”),
whether on or off the Premises, of any soil, dirt, sand, silt, dredged material, water,
asbestos, lead, PCB’s, demolition or construction debris or other matter (collectively
“Matter’”) excavated, disturbed or removed by Lessee (or by any contractor or contractors
of Lessee) at, from or under or adjacent to the Premises (or any other area of the
Premises) at any time or times and regardiess of the nature or composition of such
Matter, including without limitation, any and all Disposal of said Matter in connection
with the performance of Lessee’s Construction Work or the performance of the Global
Berth Project or the Additional Berth Project or the repair, reptacement or rebuilding of
the Premises as required under this Agreement, and any and all remediation and Disposal
of said Matter and any and all other remediation and Disposal (whether soil, upper
aquifer or otherwise) necessary, required or appropriate as a result of, caused by,
incidental to or triggered by such excavation, disturbance or removal of the Matter or
arising therefrom, and the taking or doing of any and all other action or actions necessary,
required or appropriate in connection therewith, shall be the sole and complete
responsibility of Lessee including, without limitation, all costs and expenses thereof and
any and all Environmental Damages, Environmental Requirements, claims, penalties and
other expenses relating thereto. The foregoing obligations of Lessee shall obtain and
apply with full force and effect irrespective of the nature or source of any contaminant,
pollutant, chemical, waste or other substance or whether any of the same is a Hazardous
Substance. Lessee shall perform all of the foregoing in accordance with and subject to all
the terms, provisions, covenants and conditions of this Agreement. Without limiting the
generality of any other term or condition of this Agreement, title to any Matter on the
Premises excavated or removed by Lessee and not used at the Premises shall vest in
Lessee upon the excavation or removal thereof and all such material shall be delivered
and deposited by Lessee at Lessee’s sole cost and expense to a location off the Premises
in accordance with the terms and conditions of this Agreement and all Environmental
Requirements. The entire proceeds, if any, of the sale or other disposition of the Matter
shall belong to Lessee. In the event Lessee discovers any Hazardous Substance in, on or
under the Premises, Lessee in reporting such Hazardous Substance shall dicect such
report to the attention of such individual at the subject governmental authority as the Port
Authority shall require in order to assure consistency in the environmental management
of the Facility or as otherwise required by applicable Environmental Requirements.
Promptly upon final disposition of any Hazardous Substance from the Premises, Lessee
shall submit to the Port Authority a “Certification of Final Disposal™ stating the type and
amount of material disposed, the method of disposal and the owner and location of the
disposat facility, The format of such certification shall follow the requirements, if any, of
governmental agencies having jurisdiction as if the Port Authority were a private '
organization and the name of the Port Authority shall not appear on'any certificate or
other document as a generator or owner of such material.
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(1) Survival. Without limiting the generality of any other term or
provision of this Agreement, all of the obligations of Lessee and the Port Authority under
this Section 13 shall survive for ten years following the expiration or earlier termination
of the letting of the Premises or any portion thereof,

() Reservation of Rights Against Third Parties. The terms and
conditions of this Section 13 are intended to allocate obligations and responsibilities

between Lessee and the Port Authority, and nothing in this Section shall limit, modify or
otherwise alter the rights and remedies which the Port Authority or Lessee may have
against third parties at law, equity or otherwise.

(k) Right to Conduct Environmental Assessment. Lessee agrees that
the Port Authority shall have the right at any time and from time to time, upon forty-eight

(48) hours’ notice to the Lessee and without any obligation whatsoever to Lessee or
otherwise to do so, to conduct an environmental assessment of the Global Terminal
Facility satisfactory to the Port Authority. In the exercise of the foregoing right, the Port
Authority and its designees (which designee will be selected by the Port Authority in
accordance with its then current policies and procedures) shall not interfere in any
material respect with the use and occupancy of the Premises by the Lessee. Further, the
Port Authority agrees that Lessee shall have the right at any time and from time to time,
acting in its sole discretion and without any obligation whatsoever to the Port Authority
to otherwise do so unless required by this Section, to conduct an environmental
assessment of the Development Parcels satisfactory to Lessee.

@ Environmental Indempity. Without limiting the generality of any
other provision contained in this Agreement and except with respect to Migrated
Hazardous Substances, the Port Authority’s Development Parcels Environmental
Liability and reimbursement obligations with respect to the Wetlands Development Area
set forth in Section 10(a)(6), Lessee and GCT Global Container Terminal, Inc. (“Lessee’s
Parent”) shall indemnify, hold harmless and reimburse the Port Authority, its
Commissioners, officers, employees and representatives from all claims, demands,
penalties, fines, liabilities (including strict liability), settlements, attorney and consultant
fees, investigation and laboratory fees, removal and remediation costs, court costs and
litigation expenses, damages, judgments, losses, costs and expenses of whatsoever kind
or nature and whether known or unknown, contingent or otherwise, just or unjust,
groundless, unforeseeable or otherwise, arising or alleged to arise out of or in any way
related to any Environmental Damages or any Environmental Requirement which Lessee
is obligated to comply with pursuant to this Agreement, or the risks and responsibilities
assumed hereunder by Lessee for the condition of the Premises or a breach or default of
Lessee's obligations under this Section. If so directed, Lessee shall at its own expense
defend any suit based upon the foregoing, and in handling such it shal} not, without
obtaining express advance permission from the General Counsel of the Port Authority,

-raise any defense involving in any way the jurisdiction of the tribunal over the person of
the Port Authority, the immunity of the Port Authority, its Commissioners, officers,
agents or employees, the governmental nature of the Port Authority or the provisions of
any statutes respecting suits against the Port Authority. The foregoing indemnification
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shall apply to Environmental Damages or Environmental Requirements to be complied
with, arising prior to, on or after the Commencement Date, with respect to the Global
Terminal Facility and Environmental Damages or Environmental Requirements to be
complied with arising after the Commencement Date with respect to Lessee’s use and
operation of the Development Parcels that are not due to or caused by an existing
condition as of the date hereof.

Section 14.  Ingress and Egress

~ Lessee shall have the right of ingress and egress between the Premises and
the city streets outside the Premises. Such right shall be exercised by means of such
pedestrian or vehicular ways. The use of any such way shall be subject to the rules and
regulations of the Port Authority which are now in effect or which may hereafter be
promulgated for the safe and efficient operation of the Marine Container Terminal
Facility. The Port Authority may, as reasonably necessary, at any time temporarily or
permanently close, or consent to or request the closing of, any such way or any other area
at, in or near the Premises presently or hereafter used as such, so long as a means of
ingress and egress as provided above remains available to Lessee, and such alternate
access does not have any adverse cffect on Lessee’s operations at the Premises. Lessee
hereby releases and discharges the Port Authority and its successors and assigns, of and
from any and all claims, demands, or causes of action which 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 way or other area whether within or outside the Premises; provided that a
reasonably equivalent means of ingress and egress remains available. Lessee shali not do
or permit anything to be done which will interfere with the free access and passage of
others to space adjacent to the Premises or in, along, across or through any streets, way
and walks near the Premises.

Section 15.  Governmental and Qther Requirements

(a) Lessee shall be responsible for seeking and shall use commercially
reasonable efforts to procure, from all governmental authorities having jurisdiction over
the operations of Lessee hereunder, all licenses, certificates, permits and other
authorization which may be necessary for the conduct of such operations.

(b) Lessee shall observe, comply with and execute all laws and
ordinances and governmental rules, regulations, requirements, orders and similar items,
including without limitation all Environmental Requirements, now or at any time during
the occupancy of the Premises by Lessee which as a matter of law are applicable to or
affect (i) the Premises, (ii) the operations of Lessee at the Premises or the Marine
Container Terminal Facility, (iii) the use and occupancy of the Premises, (iv) the value of
the Premises for current and planned future uses and/or (v) any Hazardous Substance in,
on, under or migrating from the Premises. Lessee, at its sole cost and expense, shall
make any and all structural and non-structural improvements, repairs or alterations of the
Premises and perform all remediation work and clean up of Hazardous Substances
required in order to fully satisfy the compliance obligations set forth in this Agreement.
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(c) The obligation of Lessee to comply with governmental
requirements is provided herein for the purpose of assuring proper safeguards for the
protection of persons and property in or near the Marine Container Terminal Facility, and
proper operation by Lessee. Such provisions provided for herein are not to be construed
as a submission by the Port Authority to the application to itself of such requirements.
The Port Authority, after written notice to Lessee and the expiration of any applicable
cure period, shall have the right to cause the Lessees, the Premises, and/or the Marine
Container Terminal to come into compliance with the legal requirements to the extent the
Port Authority reasonably determines that the Lessee has failed to do so; provided Lessee
is not actively contesting such requirement in accordance with paragraph (d) below.
Lessee shall indemnify the Port Authority for any costs incurred in connection with
bringing Lessee, the Premises and or the Marine Container Terminal Facility into
compliance or with respect to any claims or damages as a result of Lessees failure to
comply with legal requirements.

(d) Lessee, at its expense, after notice to the Port Authority, may
contest, by appropriate proceedings prosecuted diligently and in good faith, the validity
or applicability of any legal requirement, provided that: (a) the Port Authority shall not be
subject to civil or criminal penalty or to prosecution for a crime, nor shall the Marine
Container Terminal Facility or any part thereof be subject to being condemned or
vacated, or subject to any lien or encumbrance, by reason of non-compliance or otherwise
by reason of such contest; (b} before the commencement of such contest, Lessee shall
furnish to the Port Authority a letter of credit or surety bond satisfactory to the Port
Authority, in form substance and amount, and shall indemnify the Port Authority against
the cost of such compliance and liability resulting from or incurred in connection with
such contest or non-compliance (including the costs and expenses in connection with
such context); and (c) Lessee shall keep the Port Authority regularly advised as to the
status of such proceedings. The Port Authority shall be deemed subject to prosecution
for a crime if the Port Authority or any of its Commissioners, officers, employees or
agents is charged with a crime of any kind whatsoever unless such charge is withdrawn
five (5) days before such party is required to plead or answer thereto.

Section 16.  Rules and Regulations

(a) Lessee covenants and agrees to observe and obey, (and to compel
its officers, employees and others on the Premises with its consent, to observe and obey)
the rules and regulations of the Port Authority now in effect, and such further reasonable
rules and regulations (including amendments and supplements thereto) for the governing
of the conduct and operations of Lessee as may from time to time during the Term be
promulgated by the Port Authority, and applicable to substantially all marine container
terminal operators or users of such factlities owned or leased by the Port Authority, for
reasons of safety, health, or preservation of property, for the maintenance of the good and
orderly appearance of the Premises, for the safe or efficient operation of the Marine
Container Terminal Facility or (as further described in paragraph (d) below) for the
reimbursement of the Port Authority of capital or operating costs incurred or anticipated
in connection with improvements benefiting users of the Port Authority facilities. The
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Port Authority agrees that, except in cases of emergency, it will give notice to Lessee of
every such further rule or regulation at least ten (10) days before Lessee shall be required
to comply therewith.

(b) For purposes of this Agreement, the rules and regulations now in
effect are set forth in the Port Authority’s tariff, as incorporated in FMC SCHEDULE
PA-10, as the same or any successor tariff may be amended from time to time (the
“Tariff™"). A copy of the Tariff can be found on the Port Authority’s website,
WWW._panynj.gov.

{c) The Port Authority hereby agrees to apply the rules and regulations
set forth in the Tariff and any further rule or regulation hereafter promulgated by the Port
Authority equitably and without discrimination against Lessee and all other similarly
situated tenants of the Port Authority at any marine container terminal facility.

(d)  Lessee covenants and agrees that it shall collect user and security
fees from users of the Marine Container Terminal Facility on behaif of the Port Authority
and remit such fees to the Port Authority less an administrative fee to be approved by the
Port Authority which Lessee shall retain, in the event that such fees are concurrently
imposed on substantially all leased berth facilities from the Port Authority.

(e) No statement or provision in the rules and regulations of the Port
Authority shall be deemed a representation or promise by the Port Authority that the
services or privileges described shall be or remain available, or that the charges, prices,
rates or fees stated therein shall be or remain in effect throughout the Term, all of the
same being subject to change by the Port Authority from time to time whenever it deems
a change advisable.

Section 17.  Method of Qperation

(a) In the performance of its obligations hereunder and in the use of
the Premises, Lessee shall use reasonable efforts to conduct its operations in an orderly
and proper manner consistent with the operation of an industrial property functioning as a
marine container terminal, so as not to unnecessarily annoy, disturb or be offensive to
others near or at the Premises, and if requested by Port Authority in writing, as soon as
reasonably possible Lessee shall remove the cause of any reasonable objection made by
the Port Authority relative to the improper conduct of any of the employees of Lessee or
of any others on the Premises to the extent Lessee is legally able to do so.

(b) Lessee shall not allow any garbage, debris or other waste materials
(whether solid or liquid) to collect or accumulate on the Premises outside of what is
ordinary and customary for a property of this type and Lessee shall remove from the
Premises all garbage, debris and other waste materials (whether solid or liquid) arising
out of its operations hereunder on a regular basis. Any such material which may be
temporarily stored shall be kept in suitable waste receptacles, the same to be made of
metal and equipped with tight-fitting covers, and in any case to be designed and
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constructed to safely contain the waste material placed by Lessee therein. Said
receptacies shall be provided and maintained by Lessee and shall be kept covered except
when being filled or emptied. Lessce shall use commercially reasonable care when
effecting removal of all such material, and shall in no event make use of any facilities or
equipment of the Port Authority for the removal of such material except with the prior
consent of the Port Authority.

(c) Lessee shall not do or permit to be done anything which may
interfere with the effectiveness or accessibility of the utility, mechanical, electrical and
other systems installed or located anywhere at the Premises.

(d) Lessee shall use reasonable efforts, in a manner that is consistent
with the operation of an industrial property functioning as a marine container terminal
facility, not to commit any nuisance or permit its employees or others on the Premises to
comittit Or create any nuisance in or near the Premises.

(e) Lessee shall take all reasonable measures, in a manner that is
consistent with the operation of an industrial property functioning as a marine container
terminal facility, to eliminate vibrations which could reasonably be expected to cause
material darnage to the improvements at the Premises or any part thereof.

43) Lessee shall use reasonable efforts, in a manner that is consistent
with the operation of an industrial property functioning as a marine container terminal
facility, not to produce or cause to be produced permeate, or emanate from the Premises,
any unusual, noxious or objectionable smokes, gases, vapors or odors.

(2) Lessee shall use reasonable efforts, in a manner that is consistent
with the operation of an industrial property functioning as a marine container tertinal
facility, not to do or permit to be done any act or thing at the Premises which shall or may
subject the Port Authority to any liability or responsibility for injury to any person or-
persons or damage to any property.

(h) Lessee shall not overioad any ﬂoof, roof, land surface, bulkhead,
pavement, landing, pier or wharf at the Premises and shall repair, replace or rebuild any
such, including but not limited to supporting members, damaged by overloading.

(i) Lessee shall permit the use of the Premises (not excluding the
berthing area) at any time and from time to time for the installation, maintenance and
operation of such navigation lights as may be required by the United States Coast Guard
or other governmental authority having jurisdiction, and Lessee shall furnish such
electricity as may be required for use by navigation lights which may be so instailed.

M Lessee shall not do or permit to be done any act or thing on the
Premises which (i) will invalidate or conflict with any fire insurance policies covering the
Premises or any part thereof, or (ii) which, in the opinion of the Port Authority, may
constitute an extra_-hazardous condition, so as to increase the risks normally attendant
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upon the operations permitted by this Agreement, or (iii) which will increase the rate of
any fire insurance, extended coverage or rental insurance on the Premises or any part
thereof or upon the contents of any building thereon. Lessee shall prompltly observe,
comply with and execute the provisions of any and all present and future rules and
regulations, requirements, orders and directions of the Insurance Services Office of New
Jersey, or of any other board or organization exercising or which may exercise similar
functions, which may pertain or apply to the operations of Lessee on the Premises, and
Lessee shall, subject to and in accordance with the provisions of this Agreement relating
to construction by Lessee and Section 15(d), make all improvements, alterations and
repairs of the Premises that may be required at any time hereafter by any such present or
future rule, regulation, requirement, order or direction. If by reason of any failure on the
part of Lessee to comply with the provisions of this paragraph, any rate for fire insurance,
extended coverage or rental insurance on the Premises or any part thereof, shall at any
time be higher than it otherwise would be, then Lessee shall pay to the Port Authority that
part of any premiums paid by the Port Authority under any insurance policies which may
be maintained by the Port Authority with respect to the Premises, if any, which shall have
been charged because of such violation or failure by Lessee.

(k) From time to time and as often as required by the Port Authority
(but without interfering in any material respect with Lessee’s business operations) ,
Lessee shall conduct pressure, water-flow and other appropriate tests of the fire-
extingnishing system and fire-fighting equipment on the Premises, whether furnished by
the Port Authority or by Lessee. Lessee shall keep all fire-fighting and fire-extinguishing
equipment well supplied with a fresh stock of chemicals and with sand, water or other
materials as the case may be, for the use of which such equipment is designed, and shall
train the appropriate number of its employees in the use of all such, equipment, including
in such training periodic drills.

o Lessee shall promptly raise and remove or cause to be raised and
removed any and all objects of any kind, including vessels or other floating structures and
equipment (whether or not intended to be floating), owned or operated by Lessee, or by a
corporation, company or other organization or person associated, affiliated or connected
with Lessee or for which Lessee acts as agent, stevedore or terminal operator (or of others
going to or from the Premises on business with Lessee), which shall have sunk, seitled or
become partially or wholly submerged at the berthing area or any part of the Premises.
The provisions of the immediately preceding sentence shall be applicable whether or not
the aforesaid object is owned by Lessee or is connected in any way with Lessee or its
occupancy of or operations at the Premises. Notwithstanding the foregoing, Lessee shall
have no obligation to raise or remove any such object to the extent its presence in the
berthing area predates the Commencement Date or is the result of the sole negligence or
willful act of the Port Authority.

(m)  Lessee shall not throw, discharge or deposit or permit to be
thrown, discharged or deposited any cargo, refuse, ashes or any material whatsoever, into
or upon the waters of or about the Premises.
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Section 18.  Signs

{(a) Except with the prior consent of the Port Authority, Lessee shall
not erect, maintain or display any advertising, signs, posters or similar devices at or on
the Premises. Notwithstanding the forgoing, Lessee, Mortgagee, permitted Assignee or
Qualified Transferee may, without the consent of the Port Authority, erect advertising
signs directly related to its permitted operations under this Agreement, safety instruction
signs, direction signs and signs setting forth public service information issued by the
cities of Bayonne and Jersey City.

(b) Upon demand by the Port Authority, Lessee shall remove,
obliterate, or paint out any and all advertising, signs, posters, and similar devices placed
by Lessee on the Premises and in connection therewith at the expiration or earlier
termination of the letting, shall restore the Premises to the condition thereof prior to the
placement of such advertising, sign, poster or device. In the event of a failure on the part
of Lessee so to remove, obliterate or paint out each and every such piece of advertising,
sign, poster or device and so to restore the Premises after receipt of written notice from
the Port Authority, the Port Authority may perform the necessary work and Lessee shall
pay the costs thereof to the Port Authority on demand.

Section 19.  Indemnity and Liability Insurance

(a) Lessee shall indemnify and hold harmless the Port Authority, its-
Commissioners, officers, employees and representatives, from all claims and demands of
third persons including but not limited to claims and demands for death, personal injuries,
and for property damages, arising out of the use or occupancy of the Premises by Lessee
or by its officers, agents, employees, or representatives, contractors, subcontractors or
their employees, or by others on the Premises, or out of any other acts or omissions of
Lessee, its officers, agents or employees on or with respect to, the Premises, or out of the
acts or omissions of others on the Premises, including claims and demands of the party, if
any, from which the Port Authority derives its rights in the Premises for indemnification
arising by operation of law or through agreement of the Port Authority with such party,
excepting only claims and demands which result solely from the negligent or willful acts
of the Port Authority.

(b)  If so directed by the Port Authority, Lessee shall at its own
expense defend any suit based upon any such claim or demand in which event it shall not,
without obtaining express advance permission from the General Counsel of the Port
Authority, raise any defense involving in any way the jurisdiction of the tribunal over the
person of the Port Authority, the immunity of the Port Authority, its Commissioners,
officers, agents or employees, the governmental nature of the Port Authority or its
provisions of any statutes respecting suits against the Port Authority. The Port Authority
agrees that it will assist, in a commercially reasonable manner, Lessee in preventing the
institution of and/or defending against any actions or proceedings which may be brought
before a court, administrative or other tribunal of competent jurisdiction, by or on behalf
of owners or users of properties which are in the vicinity of the Premises, based on
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objections or other complaints arising out of Lessee’s development and/or use and
operation of the Premises as a Marine Container Terminal Facility as permitted under this
Agreement.

(c) Lessee, in its own name as assured, shall maintain and pay the
premiums on the following described policies of liability insurance with an insurer:

(D Commercial General Liability Insurance including but not
limited to coverage for Premises operations and products liability-completed operations,
which coverage shall not exclude claims arising out of or in connection with operations
conducted within fifty feet of railroad property, with a minimum combined single limit
coverage for bodily injury and property damage of $25,000,000.00. Said insurance shall
also include coverage for explosion, collapse and underground property damage hazards.
If Lessee’s operations entail the ownership, maintenance, operation, or use of any
watercraft, whether owned, non-owned, or hired, Lessee shall have any exclusion for
such watercraft deleted or shall purchase equivalent coverage under a policy of Protection
and Indemnity Insurance and shall provide the Port Authotity with a certificate of
insurance evidencing such coverage.

(2) Commercial Automobile Liability Insurance covering all
owned, non-owned or hired vehicles used in connection with its operations hereunder
with a minimum combined single limit coverage for bodily injury and property damage
of $2,000,000.00. '

(3) Environmental Liability Insurance, with 2 minimum
combined single limit coverage for bodily injury and property damage for both gradual
and sudden occurrences of $5,000,000.00 including coverage for environmental clean-up
on land, in air, and on water.

(4) Workers’ Compensation and Employer’s Liability
Insurance with limits of not less than $1,000,000, and otherwise in accordance with the
requirements of law. The Workers' Compensation Policy shall be specially endorsed to
include coverage afforded by (i) the U.S. Longshoremen’s and Harbor Workers’
Compensation Act and Coverage B - Jones Act, maritime (including coverage for
Masters or Members of the Crew of Vessels), if applicable, and (ii) Coverage B under the
Federal Employers’ Liability Act.

_ 5) Such other insurance in such amounts as from time to time
may be required by the Port Authority during the Term against such other insurance
hazards as at that time are required by the Port Authority to be obtained by substantially
all other lessees of the Port Authority operating marine container terminal facilities
similar to the Premises; provided, however, that such additional insurance coverage
requirement shall be consistent with Lessee’s risk profile.

(d) With the exception of the Workers” Compensation and Employers’
Liability Insurance Policy, each policy of insurance described in Section 19(c) shall
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include the Port Authority as an additional insured (including, without limitation, for
purposes of Premises operations and completed-operations) and each such policy shall
contain a provision that the insurer shall not, without obtaining express advance
permission from the General Counsel of the Port Authority, raise any defense involving
in any way the jurisdiction of the tribunal over the person of the Port Authority, the
immunity of the Port Authority, its Commissioners, officers, agents or employees, the
governmental nature of the Port Authority or the provisions of any statutes respecting
suits against the Port Authority. Each such policy shall contain a contractual liability
endorsement covering the indemnity obligations of Lessee under this Section and such
policies shall not contain any care, custody or control exclusions. Such insurance shall
also contain an endorsement with respect to providing that the protection afforded Lessee
thereunder with respect to any claim or action against Lessee by a third party shall pertain
and apply with like effect with respect to any claim or action against Lessee by the Port
Authority and against the Port Authority by Lessee, but said endorsement shall not limit,
vary, change or affect the protections afforded the Port Authority as an additional
insured.

(e) All tnsurance provided for herein shall be issued by financially
sound and responsible insurance providers authorized to do business in the State in which
the Premises is located. Any insurance provider providing the required coverages must
have a claims paying ability/financial strength rating of “A-" (or its equivalent) or better
by S&P; or, in the case of NY Marine and General, a claims paying ability/financial
strength rating of BBB by S&P. On or before the date hereof, the Port Authority has
reviewed certificates of insurance evidencing Lessee’s various coverages and confirmed
that the same are acceptable to the Port Authority and in conformance with the
requirements of this Section 19.

(H As to insurance of any type whatsoever required or permitted by
any provision of this Agreement, a certified copy of each of the policies or a certificate
cvidencing the existence thereof, or a binder, shall be delivered to the Port Authority
within fifteen (15) days after the execution of this Agreement by the Port Authority and
Lessee. In the event any binder is delivered it shall be replaced with due diligence by a
certified copy of the policy or by a certificate. Each such copy or certificate shall contain
a valid provision or endorsement that the policy may not be cancelled, terminated,
changed or modified, without giving thirty (30) days, written advance notice thereof to
the Port Authority. A binder evidencing each renewal policy shall be delivered to the
Port Authority at least fifteen (15) days prior to the expiration date of each expiring
policy, except for any policy expiring after the Expiration Date, and a certificate or a
certified copy of each such renewal policy shall be delivered to the Port Authority with
due diligence. If at any time any policy shall be or become unsatisfactory to the Port
Authority as to form or substance or as to coverages or minimum limits, or if any carrier
issuing any one or more such policies shall be or become unsatisfactory to the Port
Authority, and in each such case the Port Authority’s requirements shall be applied to the
Premises in a manner consistent with the Port Authority’s application of such
requirements at the other leases from the Port Authority made with respect to the
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operation of marine container terminal facilities, Lessee shall promptly obtain one or
more new and satisfactory policies in replacement.

Section 20.  Maintenance and Repair

(a) Lessee shall at all times keep the Premises clean, and in an orderly
condition and appearance, together with all the fixtures, equipment and personal property
of Lessee located in or on the Premises.

) Lessee shall promptly and at its sole expense repair, replace,
rebuild and paint all or any part of the Premises or of the Marine Container Terminal
Facility which may be damaged or destroyed by the acts or omissions of Lessee or by
those of its officers or employees, or of other persons on or at the Premises except to the
extent such damage is caused by the Port Authority or its agents or employees.

(c) Subject to the provisions of paragraph (f) of this Section and
Section 21 of this Agreement, throughout the Term, Lessee shall assume the entire
responsibility for, and shall relieve the Port Authority from all responsibility from, all
care, maintenance, repair and rebuilding whatsoever in the Premises, whether such care,
maintenance, repair, or rebuilding be ordinary or extraordinary, partial or entire, inside or
outside, foreseen or unforeseen, structural or otherwise; and without limiting the
generality of the foregoing Lessee shall maintain and make repairs and replacements,
structural or otherwise to all improvements located on the Premises and all other fixtures,
machinery, or equipment now or hereafter belonging to or connected with said Premises
or Lessee’s operations being conducted thereon, including without limitation thereto all
maintenance, repair and replacement of the following items: (1) paving, which shall
mean maintenance paving, crack sealing, weed removal, repair of damaged or
overstressed surfaces, manholes, catch basins, underground storm water pipes, and grate
support systems, including repairs required above the structural concrete chamber of
catch basins and manholes; such repairs shall include the concrete brick collar, concrete
collar, brick collar, asphalt concrete pavement, Portland cement concrete pavement, the
frame and grate or manhole cover and silt bucket when and where applicable; for the.
purpose of manhole and catch basin repair, the top of the structural chamber shall be the
top of the concrete slab that covers the vertical walls of the underground manhole
structure, and for the purpose of catch basin and manhole repair, the top of the structural
chamber shall be the top of the (cast-in-place or pre-cast) vertical walls of the
underground catch basin and manhole structure); (2) crane rails and rail foundations; (3)
scales; (4) rail tracks on the Premises (5) lights, light poles and light pole foundations; (6)
sprinkler systems; (7) gas and electric from the meter (utility companies are responsible
up to the meter); (8) container cranes; (9) the electrical system, equipment and fixtures,
including, without limitation, lighting fixtures, switches, outlets, receptacles and other
electrical devices and accessories, and all relamping and fuse replacement; (10) the
plumbing system, fixtures and equipment, and al! finished plumbing; (11) buildings and
all parts thereof; (12) special mooring devices and special loading devices, whether
mechanical, electrical, hydraulic or otherwise; (13} fencing, (14) signs; (15) fire
extinguishers; (16} all painting; and (17) any means of ingress, egress or other access,
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whether pedestrian or vehicular. Lessee shall maintain all such improvements, fixtures,

" machinery and equipment at all times in good condition, and shall perform all necessary
preventive maintenance thereto so that at the expiration or termination of the letting and
all times during the letting, the same (or a reconstruction of all or any part thereof) will be
in as good condition as at the commencement of the term of the tetting thereof (or, in the
case of improvements made during the letting hereunder, in as good condition as at the
time of the installation or construction thereof), except for reasonabie wear which does
not adversely affect the watertight condition or structural integrity of the buildings or
other structures on the Premises or adversely affect the efficient or the proper utilization
of any part of the Premises or the environmental condition thereof. Lessee shall make
frequent periodic inspections of the Premises and shall make all repairs and replacements,
and do all rebuilding, inside and outside, ordinary and extraordinary, partial and entire,
foreseen and unforeseen, structural or otherwise, regardless of the cause of the condition
requiring such repairs, rebuilding or replacements, which repairs, rebuilding and
replacements by Lessee shall be in quality and class not inferior to the original in
materials and workmanship. With respect to anything originally supplied or installed by
the Port Authority, the Lessee shall have the benefit of the warranty, if any, running to
the Port Authority, to the extent assignment thereof does not impair or void the same.

(d)  Without limiting the obligations of Lessee stated elsewhere in this
Agreement, Lessee shall be solely responsible to the Port Authority for loss or theft of or
damage to any and all personal property, equipment and fixtures belonging to the Port
Authority or for which it is responsible, located or to be located in or on the Premises,
excepting only loss, theft or damage which result solely from the affirmative negligent or
willful acts of the Port Authority, its Commissioners, officers, employees and '
representatives, and shall promptly replace or repair the same within twenty (20) days
after such loss, theft or damage (except that if any such repair requires activity over a
period of time, then Lessee shall commence to perform such repair within such twenty
(20) day period and shall diligently proceed therewith without interruption); and Lessee
shall yield and deliver the same or replacements thereof to the Port Authority at the
expiration or earlier termination of the letting under this Agreement in the same condition
as at the commencement of the letting, reasonable wear not materially affecting the
efficient use and functioning of the same excepted.

(e) (1) Until and unless any applicable portion of the berthing area
has been deepened and strengthened as part of Lessee’s Construction Work or the
Additional Berth Project to fifty (50) feet below Mean Low Water, Lessee shall be solely
. responsible for all dredging of such portion of the berthing area not yet deepened and
strengthened to fifty (50) feet below Mean Low Water. Notwithstanding the foregoing,
any dredging required under this subparagraph shall be only such as shall produce (or
leave in place) such depths and slopes as may be required in the opinion of the Port
Authoerity for underwater support of structures.

(2) From and after such time that the deepening and
strengthening of the berthing area has been completed as part of Additional Global Berth
Project to a depth of at least fifty (50) feet below Mean Low Water, upon sixty (60) days’
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notice from Lessee that such previously deepened and strengthened berthing area has
shallowed to a depth of forty-eight (48) feet below Mean Low Water, then upon Lessee’s
making such part of the berthing area available for dredging operations, the Port
Authority, at no expense to Lessee, shall proceed (to the extent permitted by
governmental authorities having jurisdiction, which permission the Port Authority shall
use commercially reasonable efforts to obtain) to dredge such part of the berthing area
specified in the said notice (or such portion thereof as may be necessary), either directly
or through a contractor, to fifty (50) feet below Mean Low Water. Notwithstanding the
foregoing, any dredging required under this subparagraph shall be only such as shall
produce (or leave in place) such depths and slopes as may be required in the sole opinion
of the Port Authority for underwater support of structures.

(3)  Notwithstanding any other provision of this Section, in the
event that the Port Authority shall determine that the Estimated Cubic Yard Cost will
exceed Ninety-Nine Dollars and No Cents ($99.00), subject to adjustment as provided in
this Section 20 (the “Base Cost”), the Port Authority shall not be obligated to perform the
dredging work set forth in subparagraph (2) of this paragraph unless Lessee shall pay for
any amount of the Estimated Cubic Yard Cost in excess of the Base Cost. The
“Estimated Cubic Yard Cost” shall mean the cost on average of dredging the portion of
the berthing area described in Lessee’s notice given to the Port Authority under the
aforesaid subparagraphs per cubic yard calculated from the difference in bottom
elevations as determined by pre-dredge soundings and the bottom elevations (including
normal over dredge amounts) called for hereunder, with such estimate to include, but not
be limited to, the cost of dredging, transportation, processing (including amendment,
separation, removal, transportation and disposal of trash and debris), disposal (including
mobilization at disposal sites) of any dredged material, insurances, compliance with
environmental laws and obtaining necessary permits, work to address unanticipated site
conditions, and an amount equal to one hundred fifieen percent (115%) of all of the direct
staff costs to the Port Authority attributable to all of the foregoing. In the event that the
Port Authority shall determine that the Estimated Cubic Yard Cost of any such dredging
will exceed the Base Cost, the Port Authority shall so notify Lessee and Lessee shall have
the right to elect to have the dredging performed subject to its obligation to pay for any
such excess cost. In the event that Lessee shall not elect to pay such excess cost of the
dredging, the Port Authority shall be relieved of its obligation to perform such dredging
until such time, if ever, that it shatl determine that the Estimated Cubic Yard Cost of such
dredging does not exceed the Base Cost. The Base Cost shall be subject to adjustment
during the term of the letting under this Agreement in accordance with the provisions of
subparagraph (4) of this paragraph.

(4)  Commencing on each Anniversary Date and for the period
commencing with such Anniversary Date and continuing through the day preceding the
next Anniversary Date, or the expiration date of the term of the letting under this
Agreement, as the case may be, the Base Cost set forth in subparagraph 3 of this
paragraph shall be adjusted by adding to or subtracting from the Base Cost, as the case
may be, the product obtained by multiplying the Base Cost by the Construction Cost
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Percentage Change for such Anniversary Date. For purposes of any adjustment under
this subparagraph, the Base Cost employed in the calculation described in the
immediately preceding sentence shall be the Base Cost as previously adjusted under this
paragraph. :

(5)  Inthe event the index shall hereafier be converted to a
different standard reference base or otherwise revised or ENR Magazine shall cease to
publish the Construction Cost Index, then for the purposes hereof there shall be
substituted for the index such other appropriate index or indices properly reflecting
changes in construction costs in a manner similar to that established in the Construction
Cost Index used in the latest adjustment as the Port Authority may in its discretion
determine. If after an adjustment in the Base Cost shall have been fixed for any period,
the Construction Cost Index used for computing such adjustment shall be changed or
adjusted, then the adjustment of the Base Cost for that periced shall be recomputed
accordingly.

(6) Notwithstanding any other provision of this Section, the
Port Authority shall not be obligated to perform the dredging work set forth in
subparagraph (2) of this paragraph as to any part of the portion of the berthing area
described in Lessee’s notice given to the Port Authority under the aforesaid subparagraph -
as long as any vessel or other floating structure, equipment or other personal property
(whether or not intended to be floating) is sunk, settled or partially or wholly submerged
in such part of the berthing area. The provisions of this subparagraph shall be applicable
whether or not the aforesaid object is owned by Lessee or is connected in any way with
Lessee or its occupancy of or operations at the Premises. The Port Authority shall have
no obligation to raise or remove any such object unless its presence in the berthing area is
the result of the sole negligence or willful act of the Port Authority.

H Except under circumstances as to which paragraph (b) of this
section applies, and subject to paragraph (g) of this section, upon receipt of notice that
repair or replacement of such of the following as are located in or are a part of the
Development Parcels (but not the Global Terminal Facility or the berth adjacent thereto,
on which all repair and replacements and maintenance of any kind wili be the sole
responsibility of Lessee) is required: (1) the structure of the wharf, including wharf
decking and wharf and crane rail foundation piles, fender systems (but not backing logs
or bumpers), and standard mooring devices; (2) the water distribution system; and (3)
underground sanitary systems; the Port Authority will make such repairs and
replacements to the extent necessary to keep such part of the Development Parcels in a
reasonably good condition for the operations of Lessee hereunder, but the Port Authority
shall not be obligated to make any repairs or replacements to bring the Development
Parcels to a better condition than that existing at the end of Lessee’s Construction Work
with respect to each applicable phase of development of the Development Parcels. The
Port Authority’s responsibilities under this paragraph shall be limited to bearing the
expense of repair or replacement, and without limiting the foregoing the Port Authority
shall have no responsibility with respect to any repairs or replacements which are the
obligation of Lessee under any other provision of this Agreement. The Port Authority
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shall have no responsibility with respect to any repairs or replacements which are
required because of any casualty whether or not insured or insurable, except as expressly
provided in Section 20 of this Agreement. If the Port Authority shall fail, after a
reasonable period of time to perform its repair and replacement obligations under this
paragraph, Lessee, as its sole remedy, shall, following written notice to the Port
Authority, perform the work, and the Port Authority shall on demand pay Lessee its
actual certified cash expenditures to third parties therefor, or, at the option of the Port
Authority, shall extend to Lessee a credit against its rental obligations under this
Agreement in an amount equal to such expenditures. Furthermore, prior to the
commencement by the Port Authority of any work set forth in Lessee’s notice to the Port
Authority, Lessee shall take all precautions necessary to protect persons or property at the
Development Parcels, including the immediate performance by the Lessee of any work
required to correct conditions which involve danger to persons or property, and the Port
Authority will reimburse Lessee for such work as provided in this paragraph. Lessee
shall indemnify and hold harmless the Port Authority, its Commissioners, officers,
employees, agents, and representatives, from and against all claims and demands,
including but not limited to claims and demands for death, claims and demands for
personal injuries, and claims and demands for property damages, of any third persons
whatsoever, including, but not limited to, the Lessee’s officers, employees, agents, and
representatives which may arise from the condition of the Development Parcels or any
part thereof, or from the failure of Lessee to notify the Port Authority of conditions
requiring repair or replacement, or from the failure of Lessee to make timely corrections
of dangerous or potentially dangerous conditions at the Development Parcels. Except as
sct forth above, Lessee hereby releases and discharges the Port Authority, its
Commissioners, officers, employees, agents, and representatives from any liability for
damages to Lessee, consequential, or otherwise, in connection with any of the provisions
of this paragraph concerning repairs or replacements to any portion of the Development
Parcels, including without limitation thereto any failure on the part of the Port Authority
for any reason whatsoever to make any repair or replacement, and including without
limitation thereto any act or omission of the Port Authority, its officers, agents,
employees, contractors or their employees, connected with the performance of such
repairs or replacements.

® The obligation of Lessee as set forth in paragraphs (b) and (c¢) of
this Section and in Section 21 in the event of damage or destruction covered by any
contract of insurance under which the Port Authority is the insured (including, but not
limited to, fire, extended coverage or pier and wharf insurance) is hereby released to the
extent that the loss is recouped by actual payment to the Port Authority of the proceeds of
such insurance; provided, however, that if at any time because of this release the
insurance carrier of any policy covering the Premises or any part thereof shall increase
the premiums otherwise payable for fire, extended coverage or rental coverage applicable
to the Premises the Lessee shall pay to the Port Authority an amount equivalent to such
increase or increases on demand; and provided further that if at any time this retease shall
invalidate any such policy of insurance or reduce, limit, or void the rights of the Port
Authority thereunder, or if because of this release, any such insurance carrier shall cancel
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such endorsement or refuse to renew the same or shali take any other action to alter,
decrease or diminish the benefits of the Port Authority under the policy, then the release
shall be void and of no effect.

(h) Notwithstanding the foregoing clause (f), if Lessee elects not to
“surcharge” one or more Development Parcels prior to or in connection with Lessee’s
development of that parcel, Lessee shall be solely responsible for repair and maintenance
of all underground utilities identified in paragraph (f) above for the Term.

Section 21.  Casually

(a) In the event that as a result of a casualty, whether or not insured or
insurable, the Prernises are damaged in any material respect, Lessee shall proceed in a
timely manner to repair and/or rebuild the same with due diligence. Subject to the notice
and cure periods provided for in Section 29 hereof, the Port Authority shall have the right
to terminate the letting with respect to the Development Parcels by notice given to
Lessee, in the event of Lessee’s failure to repair and/or rebuild in a timely manner and
with due diligence, any damnage to the Premises or any improvements thereon as a result
of a casualty. Without in any way limiting the obligations of Lessee set forth in the first
sentence of this paragraph, with respect to all portions of the Premises, Lessee shall
secure and maintain in its own name as assured and shall pay the premiums on the
following policy of insurance in the limit set forth below, which policy shail be effective
during the term of the letting under this Agreement:

(1)  All nsk property damage insurance covering the full
replacement cost of any property owned, leased, or within the care, custody or
control of Lessee and now or in the future located on or constituting a part of the
Premises, except for any personal property owned by the Port Authority. Full
replacement cost shall be determined by the Port Authority. No omission on the
part of the Port Authority to make such determination shall relieve Lessee of its
obligations to maintain the appropriate insurance under this paragraph. Such
insurance shall cover and insure against such hazards and risks as at least would
be insured against under the Standard Form of Fire Insurance policy in the State
of New Jersey, or any successor thereto, and the broadest form of extended
coverage endorsement prescribed as of the effective date of said insurance by the
rating organization having jurisdiction, including without limitation hazards and
risks of flood, earthquake, windstorm, cyclone, tornado, hail, explosion, riot, civil
commotion, aircraft, vehicles, smoke, and boiler and machinery hazards and risks
and, if the Port Authority so requests, also covering nuclear property losses and
contamination (if said coverage regarding nuclear property losses and
contamination is or becomes available and substantially all of the other Port
Authority marine container terminal tenants are also required to obtain similar
coverage consistent with their risk profile).

’

(2) The property damage insurance policy required by Section
21(a)(1) shall name the Port Authority and Lessee (with insurance clauses
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consistent with the provisions of this Agreement) as the insureds, as their
respective interests may appear, and shall provide that loss, if any, shall be
adjusted with and payable to the Port Authority and naming the Port Authority as
additional insured and loss payee. As to any insurance required by Section
21(a)(1), a centificate of insurance, or binders, shall be delivered by Lessee to the
Port Authority on or before the Commencement Date. In the event any binder is
delivered, it shali be replaced within ten (10} days by a certificate of insurance.
Each such policy shall contain a valid provision or endorsement that the policy
may not be cancelled, terminated, changed or modified, without giving at least ten
(10) days’ written advance notice thereto to the Port Authority and an
endorsement to the effect that the insurance as to the interest of the Port Authority
shall not be invalidated by any act or negligence of Lessee or any other insured.
Each policy of insurance shall have attached thereto an endorsement that the Port
Authority will be given at least ten (10) days’ prior notice of any material change
in the policy. A certificate of insurance with respect to a renewal policy shall be
delivered to the Port Authority at least fifteen (15) days prior to the expiration
date of each expiring policy, except for any policy expiring after the Expiration
Date. If at any time the policy required by Section 21(a)(1) shall be or become
unsatisfactory to the Port Authority as to form or substance, or if the carrier
issuing such policy shall be or become unsatisfactory to the Port Authority,
Lessee shall promptly obtain a new and satisfactory policy in replacement.

The proceeds of insurance from coverages secured in accordance with Section 21(a)(1)
shall be made available to Lessee and shall be applied by Lessee strictly and solely to the
repair, replacement, or rebuilding of the Premises as provided in this Agreement. The
procedures for such rebuilding shall be the same as for Lessee’s Construction Work as set
forth in Section 10 hereof. Lessee shall not be entitled to any abatement of the Rent
payable hereunder at any time by reason of such casualty.

(b) If there shall be an excess of the proceeds of insurance over the
cost of the repair, replacement or rebuilding of the Premises as required under Section
21(a)(1), then Lessee shall have the right to apply such excess proceeds to pay down any
amounts due and owing under the Mortgage.

(c) The Port Authority and Lessee hereby stipulate that neither the
provisions of Titles 46:8-6 and 46:8-7 of the Revised Statutes of New Jersey nor those of
any other similar statute shatl extend or apply to this Agreement.

(d) In the event of damage to or a partial or total destruction of the
Premises or improvements thereon, Lessee shall within thirty (30) days after the
occurrence commence to remove from the Premises or from the portion thercof
destroyed, all damaged property (and all debris thereof) including damaged buildings and
structures, and all damaged property belonging to Lessee or to any third person
whatsoever, and thereafter shall diligently continue such removal, and if Lessee does not
perform its obligation hereunder, the Port Authority may remove such debris and dispose
of the same and may remove such property to a public warehouse for deposit or may
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retain the same in its own possession and sell the same at public auction, the proceeds of
which shall be applied first to the expenses of removal, storage and sale, and second to
any sums owed by Lessee to the Port Authority, with any balance remaining to be paid to
Lessee; if the expenses of such removal, storage and sale shall exceed the proceeds of
sale, Lessee shall pay such excess to the Port Authority on demand without limiting any
term or provision of this Agreement, and Lessee shall indemnify and save harmless the
Port Authority, its Commissioners, officers, agents, representatives, employees,
contractors and subcontractors, from and against any and all claims of third persons
arising out of the exercise by the Port Authority of its right to remove property as
hereinabove provided including all claims for conversion, all claims for damage or
destruction of property, all claims for injuries to persons (including death), and all other
claims for damages, consequential or otherwise, excepting the affirmative negligent or
willful acts of the Port Authority, its Commissioners, officers, agents, representatives,
employees, contractors and subcontractors.

Section 22.  Assignment and Sublease

(a) Except as otherwise set forth or permitted in this Lease (including
Sections 48 and 56), neither this Agreement nor the term and estate hereby granted, nor
any part hereof or thereof, shall be assigned, mortgaged, pledged, encumbered or
otherwise transferred by Lessee voluntarily, involuntarily, by operation of law or
otherwise (any of the foregoing, an “Assignment”; and the assignee or other transferee
pursuant to an Assignment, an “Assignee”), and neither the Premises, nor any part
thereof, shall be subleased, licensed, franchised, used or occupied by any person or entity
other than Lessee or encumbered in any manner by reason of any act or omission on the
part of Lessee, nor shall Lessee part with possession of all or any portion of the Premises
(any of the foregoing being referred to herein as a “Sublease”; and the sublessee,
licensee, franchisee, occupant or other party obtaining the right to possession pursuant to
a Sublease being a “Sublessee™), and no rents or other sums receivable by Lessee under
any Sublease of all or any part of the Premises shall be assigned or otherwise
encumbered, without the prior written consent of the Port Authority, which consent shall
not be unreasonably withheld or delayed. No Assignment of this Agreement and the term
and estate hereby granted and no Sublease of all or any portion of the Premises, shall
relieve Lessee of its obligation to obtain the Port Authority’s prior written consent to any
further Assignment or Sublease. In the event of an Assignment permitted pursuant to the
terms of this Agreement or otherwise consented to by the Port Authority, the Port
Authority will agree to release Lessee from all liabilities and obligations under this
Agreement accruing from and after the effective date of such Assignment.

(b) Notwithstanding Section 22(a), without the prior written consent of
the Port Authority, Lessee may Sublease office space only on the Premises in the
ordinary course of Lessee’s business operations and Lessee shall be entitled to retain one-
hundred percent (100%) of any profit which it earns as a result of the rental of any such
sublet office space.
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(c) Notwithstanding Section 22(a), Lessee shall have the right, with
the consent of the Port Authority (as to the identity of, and intended use by, any
sublessee), which shall not be unreasonably withheld, conditioned or delayed, to sublease
all or a portion of the acreage comprising the Phase 3 Development Parcel, with such
sublease to be effective no sooner than the date on which Lessee is obligated for the
payment of Base Rent with respect to such acreage. If the rental or other consideration
payable in respect of any permitted subletting of any portion of the Phase 3 Development
Parcel exceeds the Base Rent payable hereunder by Lessee with respect to such portion of
the Phase 3 Development Parcel, then fifty percent (50%}) of such excess rent and other
consideration actually received by Lessee minus all expenses incurred by Lessee, such as
commissions, tenant improvement costs, broker’s commissions, enforcement or
collection costs and allowances in connection with such subletting, shall be deemed Rent
owed by Lessee to the Port Authority, and shall be payable to the Port Authority by
Lessee within thirty (30) days of Lessee’s receipt of such amounts.

(d) If Lessee shall enter into an Assignment or Sublease in violation of
Section 22(a), the Port Authority may collect rent directly from any Assignee or
Sublessee, or anyone who claims a right to this Agreement or to the letting or who
occupies the Premises, and shall apply the net amount collected to the Rent herein
reserved; and no such collection shall be deemed a waiver by the Port Authority of the
covenants contained in Section 22(a), nor an acceptance by the Port Authority of any
such Assignee, Sublessee, claimant or occupant as tenant, nor a release of Lessee by the
Port Authority from the further performance by Lessee of the covenants contained in this
Agreement. Lessee hereby appoints the Port Authority its attorney in fact with respect to
the Port Authority’s exercise of its rights under this subsection (d), and any Assignee or
Sublessee may rely on this provision.

(e) Lessee further covenants and agrees that it will not use or permit
any Sublessee whatsoever to use the Premises or any portion thereof for any purpose
other than as provided in Section 9 of this Agreement.

) Notwithstanding anything to the contrary set forth in this Lease (a)
nothing in this Section shall be deemed to prohibit or restrict any indirect transfer or
assignment of this Lease or any interest in Lessee, all of which shall be governed by
Section 48, and (b} so long as no Change of Control of Lessee occurs, no Assignment or
deemed Assignment shall be prohibited.

Section 23. Condemnation

(a) (1) Upon the acquisition by condemnation or the exercise of the
power of eminent domain by any body having a superior power of cminent domain of an
interest in all or any part of the Premises, or in the case of any deed, lease or other
conveyance in lieu thereof (any such acquisition under this Section 23, a “taking” or
“conveyance”), Lessee shall be entitled to the value of its leasehold interest in the
Premises (or part thereof), consistent with applicable law.,
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(2)  Inthe event of the taking of all of the Premises this
Agreement and all rights granted by this Agreement to Lessee to use or occupy the
Premises for its exclusive use and all rights, privileges, duties and obligations of the
parties in connection therewith or arising thereunder shall terminate as of the date of the
taking, and in that event, Lessee (except with respect to the value of its leasehold interest
in the Premises, its personal property and its moving expenses) shall not have any claim
or right to claim or be entitled to any portion of the amount which may be awarded as
damages or paid as a result of such taking, and all rights to damages, if any, of Lessee
(except with respect to the value of its leasehold interest in the Premises, its personal
property and its moving expenses) by reason thereof are hereby assigned to the Port
Authority.

3 In the event that the taking substantially and materially
diminishes Lessee’s ability to operate its business at the Premises, then Lessee shall have
an option exercisable by notice given within ten (10) days after the effective date of such
taking to terminate the letting hereunder with respect to the Premises not taken, as of the
date of such taking and such termination shall be effective as if the date of such taking
were the original date of expiration hereof. If the letting of the entire Premises is not
terminated, the Base Rent payable on the portion of the Premises subject to the taking
immediately preceding the date of the final condemnation order with respect to such
taking, shall abate.

(b)  Inthe event that all or any portion of the Premises is required by
the Port Authority to comply with any future governmental law, rule, regulation,
requirement, order or direction, the Port Authority, after exhausting all administrative
appeals, may, subject to Subsection (d) below, by notice, which if practicable shall be
given ninety (90) days in advance, to Lessee terminate the letting with respect to all or
such portion of the Premises so required. Such termination shall be effective on the date
specified in the notice. Lessee hereby agrees to deliver possession of all or such portion
of the Premises so required upon the effective date of such termination in the same
condition as that required for the delivery of the Premises upon the Expiration Date. No
taking by or conveyance to any governmental authority as described in Section 23(a), nor
any delivery by Lessee nor taking by the Port Authority pursuant to this paragraph, shatl
be or be construed to be an eviction of Lessee or a breach of this Agreement or be made
the basis of any claim by Lessee against the Port Authority for any damages,
consequential or otherwise in excess of the amount due to the Lessee in respect of the
value of its leasehold interest in the Premises, its personal property and its moving
expenses.

(c) All of the provisions of Section 23(a), shall also govern and be
applicable in connection with any termination pursuant to Section 23(b).

(d) The Port Authority agrees that if the Port Authority is the
condemning authority or is required to terminate any portion of this Lease pursuant to
Section 23(b), before taking any action to condemn a portion of the Premises or
terminating any portion of this Lease, it shall first seek, in good faith, reasonable
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alternative property for the public purpose for which such condemnation action or other
action set forth in Section 23(b) would be brought, and in the event no such alternative
property is available, the Port Authority shall condemn only the minimum amount of
property necessary for such public purpose.

Section 24.  Construction by Lessee

Except as may be otherwise expressly provided in Section 10 hereof,
Lessee shall not erect any structures, make any improvements or do any other
construction work on the Premises or alter, modify or make additions, improvements or-
repairs to or replacements of, any structure now existing or built at any time during the
Term, or install any fixtures without the prior written consent of the Port Authority. The
procedures for such construction work shall be the same as for Lessee’s Construction
Work as set forth in Section 10 hereof. Except for Lessee’s personal property, in the
event any construction, improvement, alteration, modification, addition, repair or
replacement is made, with or without the Port Authority’s consent, and unless the consent
of the Port Authority shall expressly provide otherwise, the same shall immediately
become the property of the Port Authority, and Lessee shall have no right to remove the
same either during the Term or at the expiration thereof unless the Port Authority, at any
time prior to or upon the expiration of the Term, shall give notice to Lessce to remove the
same, or to cause the same to be changed to the satisfaction of the Port Authority, in
which case Lessee agrees to remove the same, or change it in compliance with such
notice. In case of any failure on the part of Lessee to comply with such notice, the Port
Authority may effect the removal or change, and Lessee hereby agrees to pay the cost
thereof to the Port Authority upon demand.

Section 25.  Additional Rent and Charges

(a)  If the Port Authority has paid any sum or sums or has incurred any
obligations or expense which Lessee has agreed to pay or reimburse the Port Authority
for, or if the Port Authority is required or elects to pay any sum or sums or incurs any
obligations or expense by reason of the failure, neglect or refusal of Lessee to perform or
fulfill any one or more of the conditions, covenants or agreements contained in this
Agreement or as a result of an act or omission of Lessee contrary to the said conditions,
covenants and agreements, Lessce shall pay to the Port Authority the sum or sums so paid-
or the expense so incurred, including all interest, Costs, damages and penalties, and the
same may be added to any installment of Base Rent thereafter due hereunder, and each
and every part of the same shall be and become Rent, recoverable by the Port Authority
in the same manner and with like remedies as if it were originally a part of any of the
rentals set forth in this Agreement. If practicable, and except in case of emergency, the
Port Authority will provide the Lessee with fifteen (15) days notice prior to the Port
Authority’s making any such payment or incurring any such obligation or expense. No
payment made by Lessee to the Port Authority under this Section shall be or be deemed a
waiver by Lessee of any right to contest its making of such payment.
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(b)  Should the Port Authority elect to use its operating and
maintenance staff in performing any work and to charge Lessee with the Cost thereof,
any time report of any employee of the Port Authority showing hours of work or labor
allocated to such work, or any stock requisition of the Port Authority showing the
issuance of materials for use in the performance thereof, shall be prima facie evidence
against Lessee that the amount of such charge was necessary.

(c) Lessee shall be responsible for and pay to the Port Authority a
payment in lieu of tax relating to the Global Terminal Facility in a fixed annual amount
throughout the Term of this Agreement equal to the total real estate tax assessment on the
Global Terminal Facility (at ordinary millage rates) by the cities of Bayonne and Jersey
City for the 2010 tax year (i.e., between August 2009 and July 2010) (such annual
amount, the “PILOT Amount”). Lessee will pay to the Port Authority on the
Commencement Date the unpaid balance, if any, of the real estate taxes and assessments
levied on the Global Terminal Facility for the remainder of the 2010 tax year (the
“Interim PILOT Amount”). To the extent there is no assessment for any part of the year
on the Commencement Date, Lessee shall pay an amount for such period based on the
latest quarter or half year for which such taxes were assessed. Upon the confirmation by
Bayonne and Jersey City of the real estate tax assessment for the Global Terminal
Facility for the 2010 tax year, the Lessee shall pay to the Port Authority the amount, if
any, by which the Interim PILOT Amount was less than the pro rated portion of the
PILOT Amount for the relevant period in 2010, and the Port Authority shall pay to
Lessee the amount, if any, by which the Interim PILOT Amount is greater than the
PILOT Amount. From and after the Commencement Date the PILOT Amount for the
2011 tax year (i.e. between August 2010 and July 2011) and each subsequent tax year
shall be payable by Lessee in quarterly installments in each such tax year and shall be and
become Rent, recoverable by the Port Authority in the same manner and with like
remedies as if it were originally a part of any of the rentals set forth in this Agreement.

Scction 26.  Rights of Entry Reserved

(a) The Port Authority, by its officers, employees, agents,
representatives and contractors shall have the right at all reasonable times to enter upon
the Premises for the purpose of inspecting the same, for observing the performance by
Lessee of its obligations under this Agreement, and for the doing of any act or thing
which the Port Authority may be obligated or have the right to do under this Agreement
or otherwise. In the case of an emergency, the Port Authority may enter the Premises at
any time.

(b)  Without limiting the generality of the foregoing, the Port
Authority, by its officers, employees, agents, representatives, and contractors, and on
behalf of furnishers of utilities and other services, shall have the right, for its own benefit,
for the benefit of Lessee, or for the benefit of others than Lessee at the Premises, to
maintain existing and future utility, mechanical, electrical and other systerns and to enter
upon the Premises at all reasonable times to make such repairs, replacements or
alterations as the Port Authonty shall deem necessary or advisable and, from time to
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time, to construct or install over; in or under the Premises new systems or parts thereof;
provided, however that in the exercise of such rights of access, repair, alteration or new
construction the Port Authority shall not interfere in any material respect with the use and
occupancy of the Premises by Lessee.

() Prior to exercising any right of entry reserved to it under this
Section, the Port Authority agrees, other than in the case of an emergency, to give Lessee
reasonable prior oral notice of its intention to enter the Premises.

(d)  Lessee shall cause such office and parking space within the
Premises as the Port Authority may reasonably request and in such locations as are
acceptable to Lessee, to be made available for use by the Port Authority police and its
other representatives that are engaged in official duties on behalf of the Port Authority on
the Premises. In addition, Lessee shall cause such space within the Premises as the Port
Authority may reasonably request, to be made available for use as a field office by the
Port Authority’s engineers required or deemed advisable by the Port Authority to be
present on the Premises in connection with Lessee’s Construction Work or any other
issue related to the Premises.

(e) In the event that any property of Lessee shall obstruct the access of
the Port Authority, its employees, agents or contractors to any of the existing or future
utility, mechanical, electrical and other systems and thus shall interfere with the
inspection, maintenance or repair of any such system, Lessee shall promptly move such
property, as directed by the Port Authority, in order that the access may be had to the
system or part thereof for its inspection, maintenance or repair, and, if Lessee shall fail so
to move such property after written direction from the Port Authority to do so, the Port

Authority may move it and Lessee hereby agrees to pay the cost of such moving upon
demand.

(f) Nothing in this Section 26 shall impose, or shall be construed to
impose upon the Port Authority any obligations so to construct or maintain or to make
repairs, replacements, alterations or additions, or shall create any liability for any failure
so to do. Lessee is and shall be in exclusive control and possession of the Premises and
the Port Authority shall not in any event be liable for any injury or damage to any
property or to any person happening on or about the Premises or for any injury or damage
to the Premises or to any property of Lessee or of any other person located therein or
thereon {other than those occasioned by the acts of the Port Authority).

(g)  Atany time and from time to time during ordinary business hours
within the three (3) months preceding the Expiration Date, the Port Authority, by its
agents and employees, whether or not accompanied by prospective lessees, occupiers or
users of the Premises, shall have the right to enter thereon for the purpose of exhibiting
and viewing all parts of the same, and during such three-month period the Port Authority
may place and maintain on the Premises, the usual “To Let” signs, which signs Lessee
shall permit to remain without molestation.
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(h) If, during the last month of the Term, Lessee shall have removed
all or substantially all its property from the Premises and shall have discontinued
operations, the Port Authority may immediately enter and alter, renovate and redecorate
the Premises.

(i The exercise of any or all of the foregoing rights by the Port
Authority or others shall not be or be construed to be an eviction of Lessee nor be made
the grounds for any abatement of Rent nor any claim or demand for damages,
consequential or otherwise.

Section 27.  Limitation of Rights and Privileges Granted

(a)  The Premises are let to Lessee and Lessee takes the same subject to
all the following: (i) easements, restrictions, reservations, covenants and agreements, if
any, to which the Premises may be subject; rights of the public in and to any public street;
(ii) rights, if any, of any enterprise, public or private, which is engaged in fumishing
heating, lighting, power, telegraph, telephone, steam, or transportation services and of the
municipality and State in which the Premises are located; (iii) permits, licenses,
regulations and restrictions, if any, of the United States the municipality or State in which
the Premises are located, or other governmental authority.

(b) No greater rights or privileges with respect to the use of the
Premises or any part thereof are granted or intended to be granted to Lessee by this
Agreement, or by any provision thereof, than the rights and privileges expressly and
specifically granted.

(c) Nothing in this Agreement contained shall grant to Lessee any
rights whatsoever in the air space above the roof of any building or buildings or portion
of any building or buildings, if any are included in the Premises (except to the extent
required in cither case for the performance of any of the obligations of Lessee hereunder),
or more than twenty (20} feet above the present ground level of any open area included in
the Premises (except to the extent required for the operation of the container cranes and
equipment on the Premises and the movement and storage of containers and other cargo).
Notwithstanding the foregoing, nothing contained in this Section shall restrict Lessee’s
ability to construct additional floors on existing or new buildings in the Premises in a
manner consistent with the applicable provisions of this Agreement.

Section 28.  Prohibited Acts

(a) Subject to all the applicable terms and provisions of this
Agreement, Lessee may install vending machines or devices designed to dispense or sell
food, beverages, tobacco or tobacco prod