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Borough of Nepture City, Monmouth County | Municipal Cannabls Busiess License Application Page 6 of 10

APPLICATION DETAILS:

For the following questions, please provide copres of all related and/or supporting document(s). Attach additional pages
as heeded,

1. Applicant owns the proposed business premise: _____YES _X NO
» Applicant holds a mortgage for the proposed business premise: YES _X NoO
o |fthereisa mortgage, ovlde the na ie of the mortgage provide and contact number:
e _ \Jy Qe \Mc HAKM\ hi Crrenl ownrec ppfs:
2. Applicant leases the proposed business premlse \ ) _X__YES NO
s Property Owner name: 0\\ %‘L\\D MO \ DRIASLAN \‘ (2 oun \\*\ gu ALY

» Property Owner Address: %30\ Lo te C,(a Cudre 2o 5\-}2 g /U?DL/‘Q ,M&Ol#&/z,

* Property Owner Phone: ’ Property Owner Email:

Visit us at www.neptunecityni.com and on Facebook at Borough of Neptune City
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Site Control - Letter of Intent and Memorandum of Understanding follows this page, We will buy out the lease
of the current fenant and purchase the building for the current owner.
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September 107, 2022

Re:

3

Offer to purchase the site located at 35 W. Sylvania Avenue Neplusie Clty, NI 07753; black 28 & lo( 9..

When countersigned by the Seller (as defined below) below, the following whil constitute our Letter of Intent with
respect to our purchase. The date of the Seller’s aceeptance of this Letter of Inlent shafl be hereinafter refetred to

as the “Effective Date”

On the Closing Date {as defined below) YDR Develepment Group LLC., an
Hiinois limited liability company and or assigns (the “Buyer™) shall purchase from Selfer, or its nominee and/or
assign {the “Sclier™), and the Seller shall convey to the Buyer, or ils designee, by special or limited deed, ail of
the Sefler's right, titie and interest in the Properly,

Purchase Price. The purchase price (the “Purchiase Price™)to be paid to the Seller for the Conveyance of the
property will be $1,500,000.00. The Purchnse Price shall be payable in full, subject to adjustments specified in the
Purchase Agreement (03 defined below).

Purchase Agreement, The Scller shall begin to prepare and submit 1o the Buyer, within five (5) business days
foliowing the Effective Date, and the parties will diligently negotiate thereaflier » Purchase Apreementd
(“Purchase Agreement”). Seller will supply purchaser with ail 3 party reponts and ms-built plans that it has in
possé%_i;ion within five (5) business days of signing of this LOL

Due Diligence Period. Buyer shall have ninety (90) days from the cffc-c:ive date for due diligence and lo

e\‘foﬁm'ali"":“ [
P ingpeotions and testing during {his me period. Seller shall provide all due diligence material in its possession

within five (5} business days of the Bffective Date. Buyer, at its sole discretion, shall be able to terminate the
agreement for any reason, Upon the expiration of the Due Diligence Pexiod, the Initinl Depasit shall become non-

refimdable.-

Closing Date, The closing (the “Closing®) of the transaction described herein shal! take place within forly-five
(45) days after the expiration of the due diligence period. Buyer can exiend the cloging twice for up to thiry (30)
duys for each extevsion by depositing an additional $10,000,00 of non-refundablo, but applicable towards

purchase price.

6. Initial Deposit, A deposit in the amount of $50,000,00 (the “Deposit™) will be deposited upon execution of PEA Lo he

7.

hetd by {our escrow company} until transfer of fitle, The Deposit shall be made within five (5} business days after
the execution of Purchase Agreement,

Buver’s Contingencies & Closing Costs. The Purchase Agreement shall provide thal Buyer's obligation to purchase
the Property shall be contingent upon the foliowing;

A. A Buyer’s obligation to close thig sale js contingent on the property being free and clear
of envirohmenta) contamination.
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B. Buyer shall pay titie and shail provide any title objection to Selier within forly-five (45) days of the Effective
Date, ]

C. Seller shall pay all documentary stamps to transfer the deod.

D. Buyer, at Buyer's sole expense, shall apply for any goveramental permit or applicstion. Seller agrees and
authorizes Buyer (o present various applications or petitions as may be required or needed to sinte and local
government agencies for permits, zoning, annexation, entitiements, and approvals necessary for the use of the
propeity, provided that any cost is covered by the Buyer. Seller agrees o execnte any et all applications,
petitions, owner authorizations or Ieticss of consent to state and local government agencies in connection with
permits, zoning, annexation, entitlements, and approvals necessury for the use ol the propesty, provided that

any cost is covered by the Buyer,

8. Confidentiality. The terms, conditions and existence of this Letter of Intent and al] further discussions of the parties
will be treated on a confidential basis, Any announcemenis to third parties (other than the Buyer’s consy lants,
conlractors, associates, and {hird-party entities involved in the financing, due diligence or closing of the
transaction described herein) pertaining to the contemplated tronsaction will be subject to review and approval of
the Seller and may 1ot be made until aftor alt contingencics in the Purchase Agvcement have been satisfied.

Q. Letter of Intent. This letier is intended to be merely # non-binding Letter of Intent regarding the contemplated
transaction, Notwilhstanding the foregoing, the parties will negotiate, a Purchase Agreement generalty consistent
wilh the terms of this Letter of Intent but, otherwise, intond (hat no legal righls or obligations between thom will
come inta existence until 8 Purchase Agreoment is signed and delivered by both of them and that, in such cvent,
their respeotive legal rights and oblipations will be only those set forih in the Purchase Agreement,

S

10. Brokerage. The Buyer is represcated by Jon Stravitz with SVN / BIOC New York, MY and Bryan L Myers
with SVNCP Forl Myers, FL will be paid 2 commission of 2,5% from the Seller.

If these general terms are aceeptable, please so indicate by signing and returming a copy of this letier.

Very truly yphes,

Vinee Rafosl- VDR Dbvelopment Group LLC., an lllinofs limited fiability cunjpnny

By:

¥
Dale: Seplember ,J._‘i 2022

Intent confirmed this ﬁ ] Mr}
Day cﬁt::embcr L2022
By: @//

Aodlont 2r€ [ & K e i
1 Q@-kuom fl;%;(é%”._?\ “
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My family company, Lighthouse Dispensary LLC, intends to open the Lighthouse Dispensary at
50 Morris Avenue. That property is currently a self-service car wash owned by my mother and

s business partner, Nancy Phillips, which she has operated for 35 years. Thave run the business with
her over the past 10 years. Admittedly, the current use of the property is an eye sore, but our
redevelopment plans include the construction of a beautiful new lighthouse-topped building that
will be a bright beacon welcoming people to our store and the Borough.

Sincerely,

Michael Phillips, Founder
Lighthouse Dispensary LLC

4864-3890-6163, v. 1
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\‘\Q‘u Borough of Neptune City, Monmouth County | Municipal Cannabis Business License Appllcation Page 6 of 10
APPLICATION DETAILS:
For the following questions, please provide coples of alf refated and/or supporting document(s). Attach additional pages
as needed,
.. Applicant owns the proposed business premise: YES X NO
» Applicant holds a mortgage for the proposed business premise: YES X _NO

o |fthere is a mortgage, provide the name of the mortgage provide and contact num ber: N/A

2. Applicant leases the proposed business premise: Xx___YES NO
WRE Ventures LLC c¢/o Donald Gianchetta

e Property Owner name:

o Property Owner Address: 2 Edgewood Court, Colts Neck NJ 07722

¢ Property Owner Phone: — Property Owner Email: —

Visit us at www.neptunecityni.com and on Facebook at Berough of Neptune City
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Eaecution Version

Binding Letter of Intent

Dated: ?/ / / 22 (the “Effeclive Date™)
7/

Belween,

Donald Gianchetta, an individual (*Landlord™)

and:

Shipwreek'd LLC, a New Jersey limited linbility comipany (“Tenant™)
RE: 23 \W. Sylvania Avenue, Neptune City, New Jersey

WHEREAS, it is the intent of the parties 1o enter into this binding Letter of Intent (this *L.OI™).
which outlines certain essential material terms for the execution of a Commercial Lease Agreement
(the “Lease™ or "Lease Agreement™) for the leasing of approximately 7,000 ~ 8,000 square fect of
space (the “Premises™) to Tenant within the Building (defined in Exhibit B) located at 23 W.

Sylvania Avenue, Neptune City, New Jersey (“Property™).

Lepal Description:  The parties agree (he legal description of the Property, Building and
the Premises is attached as Exhibit A and incorporated hercin by reference.

Premises: Pursuant to the provisions provided in this LOI and the Lease (defined herein),
Landlord shall fease to Tenant, and Tenant shall lease from Landlord, the entire Building, as
identified on Exhibit B attached to this LOI, which is capabte of being operated for the cultivation,
production, and distribution of cannabis and cannabis-infused products pursuant to its Licenses (as
defined herein).

Permitted Use: Subject 1o Tenant's compliance with the terms of this LOL, Tenant may use
the Premises for the retail distribution of cannabis and cannabis-infused products pursuant 1o its
Licenses (as defined herein) (the “Permitted Use"). Tenant may not use the Premises for any other
purpose unless specifically approved by Landlord.

LO! Deposit: The parties agree that (i) within one (1) day following the mutual execution of this
LOL, and (ii) each subsequent month during the LOI Term {as defined herein) until (x) the Lease
Requirements (as defined herein) are satisfied or (y) this LOL is earlier terminated due to inability
to satisfy the Lease Requirements, Tenant shall deposit an amount equal to One Thousand and
00/100 Dollars ($1,000.00) with the landlord to hold in escrow (*Escrow”) pending satisfaction of
the Lease Requirements or the earlier teymination of this LOI (each individually, a “Monthly LOI
Deposit_Reguirement”, and collectively, the “Deposit™) as consideration for this LOI. Each
Monthly LOI Deposit Requirement shall be deemed nonrefundable for the benefit of the Landlord,
except that in the event the Landlord shall fail to honor any material tenm of this LOI for no fault
of the Tenant, Landlord shall refund to Tenant, the Deposit, minus $100.00. Upen execution and
delivery of the Lease by Landlord and Tenant, and payment of the security deposit and other
prepaid amounts, the parties shall authorize Landlord to release the Deposit from Escrow and
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Landlord shall apply the Depos
Tenant pursuant to the Lease

xclusivity:  Tenant shall have the eaclusive right to negotiate with Landlord to lease the
Premises duving the LOI ‘Term (as hereinafier definedy. During that penod, Lindiard will not
hegotiale willh ot enterlain offers relating to the Propedy from any other party. Landlord
acknowledges thas Tenund will expend sigailicunt resources 10 investigating this transaction preor
to nad afler excenting the Lease, and thut this cxclusivity provision represents o malerial provision
of this LOL,

LO! Termination:  The parties agrec in the event the Lease Requirements deseribed herein this
LOI are not mutally satisfied on or before the date that is twelve (12) conseentive months after
the Elfective Date of this LO] (the *LO) Term"), this 1O shall terminate, Landlord (defined

herein) shatldisbuese to dtsell’ the Gl Deposit-From-hiorow=nd the parlics shall owe no further

obligation to one another; except that in the evenl the Landlord shall ail to honor any material

a credit 1o the Total Rent (ps defined herein) to be paid by

87
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obligation under this LOI for no fault of the Tenant, Landiord shall refund to Tenant, the Pepesite M1 M}:@

sntisfwlion of the Lease

minus $1060,00. In the event despite the partics' reasonable efforts, the
Hing to extend the LOI

Regquirements requires additional time, the parties may mutually agree inwr
Term.,

Lease Requirements: The excesttlon of the Lease shall be contingent upon the parties’ niutunl
sauisfaction of the following requircments, collectively be referied to hergin as the “Lgase
Requirements™ '
B the panties mutual agreement of all the terms, obligations and provisions contained in the
Lease:
b. the parties shall acquir the necessary zoning and land usc entitlements as it refates 1o the
Premises and the use described hereln this LOT;
¢. Landlord andfor Tenant shall have obtained al) the nceessary licenses ("Licenses”) and
approvals from Neptune City and from the New Jersey Cannabis Regulatory Commission
for Tenant to commence operations at the Premises as a duly licensed cannabis cultivator,
producer, and/or distributor, {t is expressly acknowledped and agreed that Tenant shall he
responsible for all costs and expenses associated with ebtaining such Licenses, including
but not limited to: alf actual ou-of-pocket (i) lobbying costs, (if) reasonable attorneys* fees,
(i) engineering costs. (Iv) construction and rehabilitation costs to the Premises, (v)
permitting costs and fees; and
d. The partics' mutual approvat of'the plans, specifications and drawings for the development
of the Premises and lenant improvements.

Lease: Triple Net (NNN), meaning that all reot to be paid to Landlord shall be abhsolutcly net to
Landlord so that the Lease shall yield net to Landlord the rent to be paid each month during the
term of the lcase, and Tenant shall pay cither directly or as reimbursement to Landlord for all
costs, expenscs and obligations of every kind or nature whatsocver relaling to the Premises in
accordance with GAAP, which may arise or become due during the term of the Lease.

ame
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Lease Term:  Five (5) years commencing on the Rent Commencement and ending on the last day
of the month that is five (5) years after the veeurrence of Rent Cominencenent {as defined herein}

(the “lnitial Teom™).

Renewal Options:  Provided that “Tenant is nol in breach or defiukt undor the Lease, Teman
may renew or extend the lerm of the Lease for lwo (2) conseeutive periods of five (5) yeurs, on the
same terms as shall be provided in the Lease,

Base Rent:  The Initin] Term: $20,000 per month® with 234 annuat increnses commencing
Year 6 upon exercise of 1 Renewal Period,
it Renewn! Period:  Five (5) years with 2% annual increases
20 Renewal Period:  Five (5) years with 2% annual increases

Taxes, CAM, and tnsurance: Tennnt shall poy (i) its pro-ealu (100% of (otal Building) sharc (the

“Proportionate Sharg™) of real estate taxcs, all-risk {nsurance, and common arca maintcnance

chiarges ("CAM"), payable by the Landlord with respect (o the Property and assessed in accordence
}vilh GAAP (altopether, the “NNN_Charges"), and budgeied by the Landlord based on cach
immediately prior base year, CAM shalt lnclude all items for upkeep and maintenance of the
Building, including but not limited to: parking lot; sidewalk; building and sign repair;
exterjor, grounds and struclural repairs; snow und ice conlrol; landscaping: HYAC mainlenance;
building taxes and insurance; ete., in accordance with GAAR,

other

*Tenant’s Bnse Rent schedule factors in the Tenant's Proportionate Share of NNN Charges,
inclusive, which are currently caleulnted at $__/square foot on the Premises (the “NNN Rate”).
Real Estate Taxes, Insurance, and CAM arc subject to increase or decrease annually, but Landlord
agrees to cap Tenant's Proportionate Share of NNN Chatges to the NNN Rate,

Percentage Rent: Beginning with the fitst fease year, Terunl shall pay to the Landlord. in
addition to Base Renl, upon the conditions and at the times hercinafter set furth, percentage rent
(*Percemage Rent™) equal to two percent (2%) of Tenant's gross sales measured o agcardance
with sound accounting principles, consistently upplicd, The annnal Percentage Rent shall be paid
by Tenant to the Landlord within ninety (90) days ufler the end of vach lease year. Each such
paymeni shall be uccompanied by a statement signed by an authorized representative of Tenant
setting forth Tenant's gross sales for such lease year,

The Lease shall contain & Rental Schedule, which shull contain a complete description of the Base
Rent, Percentage Rent. CAM, and the Tenant's Proportionate Share of NNN Charges (including
any addilional amounts applicd as rent), assessed in accordance with GAAP, which shall
collectively be referred to herein as the “Total Renf™). Al payments to be made by Tenant to
Landlord ender the Lease shall be mad in such form as is acceptable to Landlord. Once agoin the
partics agree, the Lease shall provide that in the event a change in focal or state law prohibits the
development of the Premises and/or completion of any portiott of or all of the agreed upon tenant
improvements, the Changes in Law Provisions (defined herein} shall apply.

Rent Commencement: Tenant shall begin to remit paymient ol the Total Rent (and all other
sums and amounts to be paid by Tenant to Londlord tnder the Leasc} to Landlord on the

88
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cottmencement date defined in the Lease, and thercaller-on the first (1st) day of ench calendar
mouth, during the term of the Lease (withoul notice or demand, and without set off, abatement, or
defense), The commencement dnte {the “Commencement Dale") shail oceur no carlier than lorly-
five (45) days following delivery of writien notice by the Landlord and the mutval agresment
among the Partics thal the following conditions have been satisfied:
8 shatt have obtained u certificate of pecupancy or certifiente ol completion for the
’ﬁw; ,
b. Landlord and Tenant shall have obtained all applicable Licenses, zoning #nd fand use
entitlements required 10 operate the Premises for the Permitted Use described hereln; and
¢. Landlord shall have delivered possession of the Premises to Tenant,

Buyout Option: A Buyout Option will be included in the Lease for the Tenant to acquire the
Property, including the constructed tenant improvements, Irom the Landiord for a purchase price
of ONE MILLION FIVE HUNDRED THOUSAND AND 00/100 DOLLARS (§1,500,000.00),
provided that (a) the Tenant is not in breach or defddt under the Lease, and (b) the Tenant shall
have previously paid to Landlord the equivalent of five (5) consceutive years® anc'chl (as
detined hergin) commencing as of the Commencement Date. (&) N Buyouwt pere e
Fivels) years of Pull Lease.

Changes in Law: ‘The partics acknowledge and agree the terms and provisions of this LO1 as
well as the Lease are based upon the details, terms and agreed upon obligations on the Bffective
Date of this LOI and the Lease. The partics ncknowledge and agree in the event a change in statc
or local law or any rule, requirement or restriction which prohiblits completion of the development
of the Premises, or construction of all the agreed upon tenant improvements, Landlord shalf have
the right to either! (a) take all nctions reasonably necessary to modify the Leasc to reflect its
inabitity to develop the Premises andfor construct any portion or all of the agreed upon tenant
improvements, or (b) terminate the Lease. In the event such change [n state or local faw prohibits
the aperation of the Premises for the Permitted Use, or any change in local zoning and lsnd use
entitlements prohibit Tenant from occupying, developing, or using the Premises for the Permitted
Use, the Lease shall terminate or the partics may mutually agree othenwise in writing.

Lease Termination:  The Parties aree, the following provisions shall be inserted into the Lease:
The Lease shall terminate, upon the occurrence of any of the following: (i) any change or
revocation of State or local law, which shail have the effect of prohibiting the Tegal operation as a
cannabis grower and distributor on the Premises, following any period of contest or appeal of such
change or revoeation; (ii) New Jersey Cannabls Regulatory Commission refusal lo approve an
application o renew the Licenscs, as may be applicable, through no fault of Tenant,

Brokers; Fees: Tenant agrees to pay the Landlord’s Real Estate Broker up to $30,000.00
upon execution of the Lease, and shall prepay up to $8,000.00 (o Landiord for environmental

fees/charges upon approval of the Licenses,

Confidentiality: The partics acknowledge and agree that in connection with the
correspondence and negotiations related to this LOI and the Lease, (he partics have furnished and
will continue to fumish one another with information and documentation that Is either non-public,
confidentinl or proprietary in nature (collectively referred to as the “Confidential Information™).
All Confidential Information to be protccted herounder shall bo specifically labeled as cither non-
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public, confidential or proprietary. All information and materials that is not so fabeled shall not
constitate  Confidential Information. Confidential Information shafl be profected by
Confidentiality and Nondisclosure Agreement (in the form agreed upon by Landlord and Tenant)
exeeuted by Landlord and Tenant.

Goveming Law:  This LOI and the Lease shalt b governed by the kaws of the State of New
Jemey (without regard to confliet of laws),

Counterparts: This LOT may be exceuted it any mumber of counterparts, and all such counterparts
shall constitute a single document,

?i“dh\s LOI: This LO! constitutes a binding and valid ugreement on the part of Landlord and
enant,

Expiration:  I7 this LO is not exccuted by Landlord and Tenant on ot before 5:00 PM ET. on

— 202, then this LOI shall terminate and expire and bo of o further force of
eticcl,

[Space ntentionally Left Blank. Signatures on the Followlng Page.]
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IN WITNESS WHEREOT. THE PARTIES HAVE EXECUTED THIS LOIAS OF THE

EFFECTIVE DATE.

TENANT:

”(Z%w T. \df’(@ .

B,QW

Name: {/ &
Title: QWNEI&

A= ‘
By:‘bOﬂﬂ-{J G mﬂc})efﬁ

Name: ) owER [ Laobcd
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Borough of Neptuna City, Monmouth County | Mumcspal Cannahls Business License Application Page 6 of 10

. APPLICATION DETAILS:
For the following questions, please provide copies of alf related and/or supporting document(s). Attach additional pages

as needed.
1. Applicant owns the proposed business premise: X YES ____No
o Applicant holds a mortgage for the proposed business premise: X YES ___NoO
e Ifthere is a mortgage, provide the name of the mortgage provide and contact number:

Kearny Bank, Neptune City Branch. _
2. Applicant leases the proposed business premise: : YES _X NO

s Property Owner name:

o Property Owner Address:

“s Property Owner Phone: Property Owner Emall:

Visit us at www.neptunecityni.com and on Facebook at Borough of Neptune City




