Exhibit 6
SURVEY

Attach survey of the project. If a survey has not yet been completed, a plotting on the official tax
map may be provided at this time. A certified survey will be required prior to execution of any
financial agreement.

Attached
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Exhibit 7

COPY OF DEED, PURCHASE AND SALE AGREEMENT OR LEASE AGREEMENT

Please attach evidence that applicant has legal control over site(s) included in the proposed project.

Applicant is the Contract Purchaser of the Project Site. Included herewith is documentation
thereof.

{40762544:3}
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FINAL

REAL ESTATE CONTRACT

This is a REAL ESTATE CONTRACT, dated as of October 17, 2017 (the
“Effective Date”)

by & between: WEST ORANGE OFFICE EXECUTIVE PARK LLC
c¢/o Union County Realty
782 Lyons Avenue
Irvington, New Jersey 07111
(“Seller™);
and: BNE ACQUISITIONS, LLC

or its permitted assigns

c/o BNE Real Estate Group

16 Microlab Road, Suite A
Livingston, New Jersey 07039

(“Buyer” or “Purchaser”).

Seller and Buyer, intending to be legally bound, agree as follows:

1. DEFINITIONS. As used in this Agreement, each of the following
terms has the indicated meaning. Additional capitalized terms are defined in other
Sections of this Agreement.

“Acceptable PILOT Agreement”: A PILOT Agreement with respect to
the Proposed Development, which provides for an annual finance charge of not more than
. - " of gross revenue and has a term of not less than .

“Acceptable Affordable Housing Component”: An Affordable Housing
Component for the Proposed Development no less favorable to Buyer thana * - on-site
Affordable Housing Component.

“Adjacent Property”: The lands and office buildings located in the
Township of West Orange, Essex County, New Jersey, known as 300 Executive Drive
and 10 Rooney Circle, Block 153, Lots 42.01 and 41.02, respectively, which are owned
by Seller.

“Affordable Housing Component”: Any residential apartment unit whose
occupancy is subject to income qualifications or restrictions, or any contribution, subsidy
or payment to or on behalf of the Municipality or any other municipality or governmental
entity under any Affordable House Law (including pursuant to any regional contribution
agreement) for provision of affordable housing or related improvements, at the Property
or at a site or sites other than the Property, and which in each case is intended to satisfy,

32B5936.10  10/17/2017
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[Signatures to Real Estate Contract]

West Orange Office Executive Park LLC. a Delaware
limited liability company

By: West Orange Office Executive Park Mezz
LLC. a Delaware limited liability company. sole
member

By: West Orange Office
Executive Park LLC. a New
Jersey limited liability company.
managing member

By: Dolphin Management
LLC. a New Jersey limited
liability company. sole
mempé

/
By:/\/}/tl/{/ui

Name: Moses Berger|ad Sole Manager of’
Dolphin Management BLC

Acknowledgement

STATE OF NEW JERSEY }

COUNTY OF [gser 1}
[ CERTIFY that on September?f 2017, Moses Berger in his capacity as an

authorized signatory of Dolphin Management LLC. sole member of West Orange Office
Executive Park LLC. managing member of West Orange Office Executive Park Mezz
LLC. sole member of West Orange Office Executive Park. LLC. personally came before
me and stated to my satisfaction that he (a) was authorized to make this instrument on
behalf of such entity and (b) did sign. acknowledge and deliver this instrument as his own
voluntary act for and on behalf of such entity.

e ) P~

HERSHY T. HORQVITZ
NOTARY PUBLIC OF NEWY JERSEY
My Commission Expires ¥18/2018

-39-2.



[Signatures te Real Estate Coniract]

WEST ORANGE OFFICE EXECUTIVE
PARK LLC

By:

Name:
Title:

BNE ACQUISITIONS, LLC

L

iy
N .-'.J' -
B}r: et N

s '~ o

Nante:__Lea FanPyeqs

Title"__ Ondflhenged S, :amf'?

As Escrow Agent only, with respect to Section [5.

AIM TITLE GROUP, LLC

By:

Name:
Title:

0




Exhibit 8

NARRATIVE DESCRIPTION OF PROJECT

The project will consist of a 4-story w/basement building wrapped around a 4.5-story
parking deck and (3) other 4 story building w/basement with surface parking a individual
parking garages. The project will have 425 apartments consisting of 20 Studios, 175 1 beds
and 230 2 beds. There will be a 15% set aside for affordable housing. The building material
will be a combination of brick and hardie panels. The building will include approximately
10,000 square feet of Amenity space, a pool, landscaped courtyard and various on grade
landscaped park areas and surface parking areas. The project will also include a dog park
which will be open to the general public.

{40762544:3)
80488-011: 791958.1



Exhibit 9

SITE PLAN APPROVAL BY PLANNING BOARD

To be obtained.

{40762544:3)
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Exhibit 10

SITE PLAN APPROVAL RESOLUTION

To be obtained.

{40762544:3}
80488-011: 791958.1



Exhibit 11

TOTAL PROJECT COST ESTIMATE

Please fill out the form included below or attach a form substantially similar in its level of detail.
This estimate must be certified by a licensed architect or engineer.

Attached

{40762544:3}
80488-011: 791958.1



EXHIBIT 11

Executive Drive Redevelopment
West Orange, NJ

TOTAL PROJECT COST-ESTIMATE
Total Project Cost Pursuant to N.J.S.A. 40A:20-3(h)

"Total project unit cost" or "total project cost", commonly referred to as “TPC”, means the
aggregate of the following items as related to the total project, if the project is not undertaken in
units, all of which may be limited by, and approved as part of the financial agreement under the
Long-Term Tax Exemption law, N.J.S.A. 40A:20-3(h), as amended.

Total Per Unit

1-Cost of land (and initial property acquisition) by the
URE. $24,250,000 $57,058
2-Architect, engineer and attorney fees incurred in
connection with the planning and construction of the
project. $2,735,000 56,435
3-Surveying and testing charges incurred in connection
with the planning and construction of the project. 0
4a- Actual construction costs which the Entity shall
cause, within ninety days of project completion, to be
certified by an independent and qualified architect or
engineer. $78,346,500 $184,344
4b-Actual construction costs paid as a result of City
required off-site improvements which the Entity shall
cause, within ninety days of project completion, to be
certified by an independent and qualified architect or
engineer. $2,500,000 $5,882
5-Insurance, interest and financing during construction. $7,060,000 $16,611
6-Cost of obtaining initial permanent financing. $300,000 $705
7-Commissions and other expenses. $2,500,000 35,882
8-Real estate taxes and assessments paid during the
construction period.

$1,750,000 $4,170
Project Cost Without Redeveloper’s Overhead $117,691,500

$5,884,575
Redeveloper’s Overhead (5%, in statutory stages) $13.846
Total Project Cost with Redeveloper’s Overhead 5125,326,075 $294,884

Note: The above is subject to market conditions and a final accounting of environmental
remediation costs. The above includes the cost of the parking structure.




BNE | REALESTATE GROUP

October 2™ |, 2019

The Township of West Orange
66 Main Street
West Orange, NJ 07052

Re: Green Essex Partners Urban Renewal, LLC
Application for Tax Exemption
100 & 200 Executive Drive
West Orange, New Jersey

To Whom It May Concern:

As requested by Green Essex Partners Urban Renewal, LLC, | have reviewed the attached
estimate of costs which includes a cost per unit estimate for the proposed development of the
Project as it is described in the accompanying application for a long-term tax exemption. The
budget includes all anticipated costs associated with design and construction of the project,
together with all anticipated applicable contingencies.

| feel that to the best of my professional knowledge that the costs lisied in the attached estimate
are reasonably accurate and are in line with recent design and construction cost data.

If you require any additional information, please call.

Very truly yours,

S A d b #
7/ / / —

Charles Thomas, Jr. PE
New Jersey Professional Engineer Lic. No. 39244
cthomas@BNErealestate.com

cC!

Jonathan Schwartz

www.bnerealestate.com
16 Microlab Road | Suite A Livingston, NJ 07039 p: (973)992-2443 f; (973)992-1822



Exhibit 12

COST ESTIMATE FOR EACH UNIT TYPE

Attach a summary of the estimated total costs for each unit, broken down by type of unit. This
information can be presented in summary form, not at the level of detail required in Exhibit 11.
However, this estimate must also be certified by a licensed architect or engineer.

See Exhibit 11

{40762544:3}
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Exhibit 13

PROJECT PRO FORMA

Attached

{40762544:3}
80488-011: 791958.1



00b'F0S (@Fe1ed no/m) TVILOL xXZr°z|006 ~ SuD[IE (B30,

000°001 uone[naI) 00F EREAENIN

00F 70t %708 NUAPISaY 10N 00¢ a5eIRD)

ucmuﬁﬁﬂu_ﬁU ,m—m M:.U—.:w.m

€78 T6vSTTS R SOBLIOAY
080°005° 118 0FE'8S6% 00F'FOF %001 STp S[EI0 ],
001°881% GLYCIS Or'1s SHO'TS  0STPI 056 %G'¢ ST Vel dde 1€
0r0°65ES 0T6°6T% or'1s 088% 00T°LT 008 %08 +€ vl ¥4gae 19
ATARY STLOIS 0r1s CILS 0SL6 059 %S°€ g1 vdl adl v
IIvVad04Iv

0FT8PP'S$ 0T0°rSPS 5CTS 0Z8°C$ 00Z°¢61 00T°1 %6°LE 191 vdz 44z g
000°9L£°CS 000°8tt$ 08'C$ orz'zy 000091 008 %I LY 002 Vel ¥dl v

HLVYE LHTIVIA

STEN sy ISAURY  Simey TS N as XTI ST TONALsaq adA L
[ENuuy [BJ0L ATPUOIN (€10, AqIu0IA [0l WA PN oN nun

MHAIATHAO LINN

syun 67§
AjueIQ IS

suaojox g 1oloag €1 nqryxy




LS8TS S99°LIS SLL'LOS'LS HINOONI LIN
91°0 0ST 0SL€9 0SI$ ® aATesaY Juataor[doy]
U818 SIS'LIS STS'ILS'LS AINODNI ONILVIHJO LIN
8€°6% 176°8% T0S'I6L'ES sasuadxy [E10],
AN 690°1 [ZS'sY 050 20,1 JUAIaBEUEN
£5°0 00§ 00S°TITS aoueInsuy
90°0 9¢ T98°€T %0°T 2L 1001d
S6'T LOB'T SIIE6T'T %501 (LOTId M) soxe]
oLr 8P’ 00S°L06'T [wor-gng
900 65 000°5T8 sell
780 008 000°0F€S sanmn
61°0 9L1 000°SL$ IBAOWMT,
bl OLT'T ooonoowm (apmnys 3 ueULIOOp S2PN[IUL) SIOIAIDS JIBIUO))
£5°0 008 00szIES doueuaUIey 29 sireday
€0 00¢ 00S°LTIS FuneyIey 79 SuIsea]
zeo 00€ 00S°LTIS sosuadx ] 9ANRLSIUNUPY
PT I8 9LI"L 000°005$ [1038e g
sastadxy suneladQ
01°87% LEL'9TS 9T0°E9ETTS SUONIAN[0]) 19N [BI0L
(8+'1) (Lot'1) (#S0°86S) %00°S Koweoe A juetmredy issa]
SSd1
857678 PrI°878 080°T96°T1S SUOIIII[O)) [ENUUY S50.15)
S¥0 STr 00S 08T ahpram aed gy 00ss 0] owoou] Y10
SH0 ST 00S 081 apum sad 00" 00¢% @) 22, Ajnueury
Al SET 00000T awoouy Sunpred
F#'8T$ 650°LTS 080°00S°L 1S anUAAY JUY [BNUAPISAY
EIORIT |
AS 1IN nun J1ad g2
A3 pazIiqels
3saq
(say) IS PN 00t FOF AS 1N
44 sjpup [e1e ],
198png Suneradp

ATuBIQ 1S9

vuLi0jo.1q j3aload €1 NqIyxy



SLSOD NOLLDTHLSNOD QdVH

SIS0D DNIDNVNIL

|%t079 | 2s0D ue ppry
| 6E8F7S 68LP6TS 00S°G8Z'SZIS 5500 waleag erel |
87°091% LTT061$ 005°9¥8°08% $1507) UOHINISUC)) [E)0IGNS
YTL$ 685788 00£059°€S %0°S KousTunuoy) HonINISLo))
PE'P$ £6T°S8 00Z°061°CS %0°€ 9] WD
L6°ES 90L'vS 000°000°C$ 98 ULL] PUE SALIE[ES UONINASUO])
P8LIS 9LT1TS 000'000°6% aaeds 1ad 000'81% mononnsuo) Sunieg
00°STIS SBFOLTS 000°900°858 sdgiig OISOy PIEH
06118 SIT'¥IS 000‘000'9% ourR( + Y10 S
1Z°01$ BIT°TIS 000°0STS$ s)s00) Supueuly [£103qNS
7688 88S0TS 000005 FS 1S219]1] UOTANLASTO])
0F 08 1L¥$ 000°00Z$ 25 Jueg LTI 2 8527 UBO UOHINASTO])
68'0% 650°1% 000°0SF$ %080 93] Surouenl] Uro UOHONNSTO])
000°000'06%
TT6T$ 089°PES 000°6EL VIS $)S07) 1J0§ [€)}0)qNg
Tess 16598 000°78LZS %0'€ 294 sadojaasg
0£°08 £6€S 000°0ST$ $39,] MOIIST
LV'ES 8IT'vS 000°0SL°TS KouaSunuoy)/pralIaA0) [BIDUID)
168 90L'Y$ 000°000°TS 279 44/FUSHIAP Y SUBONTE
81°CS 88S°TS 000°001°TS 59,1 IONIULOL) 1B A\ PUE JOMIG
0L°T$ ¥T0'CS 000°'098% sjuua Suwppng
LY'ES STT'FS 000°0SL'TS (o1ne 2p Tearpaty ‘duwIod SIAIOM SIPI[OUT) SOUEINS]
8F'TS I¥6'CS 000°05T°1S soxe oISy [B9y
IL°0% L¥8% 000°09€% %00 PLL
0£°08 £6€8 000°0STS udisaqq adeospue
0£°08 €68 000°0ST$ uS1sa(q 1oLy
6508 90L$ 000°00€S SIUEIUSTOD) 190
<008 688 000°5T§ skaamg/sing-sy
Tros 1483 000°09% [PATID31090)
0t'0$ IL¥§ 000°00z$ daN
65°0% 90L% 000°00€% [eImonng
65°0% 90L% 000°00£S SurrsamSug [1A10)
6¥'1§ S9L'TS 000°0SLS 20M}NYDIY
66'0% 9LT'TS 000°005$ s1s07) [eaoxddy
L9'8FS S9LLSS 000°0SS°+ZS 51507 pUeT] [v)0)qng
65708 90L% 000°00£S 51500 SuISO[D) 12O
80°'81% 650°LSS 000°05T'+TS nun W4 1od 00T°LOS uonismbay pue]
S 5o ss015 [T EEF{ (LN
1q
00+ 105 ()3 InomHIM) IS SS0ID
g 23e100,] 21enbg 19N
STr SHU[) [BI0],

SLSOD LAOS

SISO ANV'I

Arewurng 128png UONINNSTO)
ABUBID IS

eui10jo1d 3d3load (€T NqrIxy



$TETIGTS 0T+ 0569+
¥L9°T60° 8TT'SS0T 9LE'TY 0F6°501 758710 TOL'8IIT 696°8L1°0T $LI°TEO Y 0g
61£°600°C 6T6'F10T SHSIv 798°E01 S8E'ELE] LYTLLOT COE°ERLGT 61£°600°€ 6
£1£°056T 12H'SL6'] 0EL°0F 9Z8°101 169%£6°1 L1S°9€0°T S6E'SEEG] E1£°0S6°T 8T
F9+'T68°T L89°9E6°] TE6'6E 6Z8°66 959681 $85°966'1 F60°C10°61 9 768°C LT
€1L°868°1 €1L°868°T 6¥1°6€ TLYLG #95°658°1 0P LS6'] 6YTTP9'81 66°068°1 9z
€87 198°1 £8P 198°1 18€°8¢ £56°S6 T01°€C8°1 SS0°616°1 PIL9LTB1 1EP°E58°1 ST
#86°FT8°1 86 HT8°1 6T9'LE 1L0°t6 CCELBLT 9ZH 1881 LPERIGLL 680°L18°1 ¥T
00T°68L°1 00T68L°T 168°9€ LTT'T6 60ETSL T 9ES P81 LOOL9S LT 09+ 18L°1 £T
L1TPSL] LIT'PSL] L9T1°9E 8106 0S6°L1LY R9€°808°1 955°TTTLL 6TSOFL ] [
ETLGILT ETLGILT 85HSE 9v9°88 S9TPR9°1 016°TLL T 65878801 €8T TIL] 1T
£00°989°1 £00°989°1 £9L°pE L0698 0vT 1591 LYT'8EL] £8L°€65°91 SSE'6E8 0T
PP6 TS 1 PH6TS9’1 180°F€ £0T'S8 £98°819°1 990°b0L T 661°62T91 L68°TT8 61
£E5°0T9°1 £ES0T9°T CIPEE £ESIER 0Z1°L88°1 £59°0L9°1 086°016°C1 19L°908 81
86.°885°1 86L°885°] 86L°T€ 6818 000°955°T €68°LE9°T 00066551 EP6°06L L1
909°L55°1 909°L5S 1 911°ZE 68208 06¥'6TET 6LL°509°T LETE6TST PEFSLL 91
§90°LTS 1 S90°LTS T 98+ 1€ SIL8L 6LS°S6H'T PET LS T 1LTE66°F1 6TT09L Sl
TTI'L6E] TTIL6Y L 698°0€ 1LTLL $STO9H'1 STHEpS'l 98T°669°1 wond ¥l
L9L LI LOLLOY] £9Z'0€ 859°CL YOS LEF'T OIEIST OO 11+ 1 wond £l
LRG'SEY' LR6'REP L 0L9'6T SLT'FL LIE60F'T 6+ e8] S6v 3TIPI wo1d Tl
TLLOIF'] TLLOTP 1 880°6T 0TLTL #89°18€°1 POFFSHT SOp 168ET 1011 11
OTT°E8ET OT1°E8€"1 815°8T 6T 1L TOSPSEl 988°STH'1 808°6LS ET 1o11d 01
066°SSET 066°65E1 656°LT 968°69 1€0°82€°1 8T6'L6ET 965 €1£ET 101d 6
TOF6CE] TOF'6TE1 01+'LT 9T5°89 166°10€°1 LISOLET SPSTSOET o1 8
SEE'E0ET SEE'E0E’] £18°9T 781°L9 T9%9LT 1 PPOEPEl £1996L°C1 10nd L
GLLLLT'T GLL'LLT 9tE°9T $98°59 €EP16T°1 86T L1E1 669°5FST1 1ond 9
STLTST'1 STLTST] 6T8°ST £LEP9 968°9TT'1 69t 162°1 S0L'66TCI 1o1d S
T91°8TT1 T91°8TT'1 £TECT LOE'E9 6€8°T0T1 9b1°99Z'1 PES'BSOTT 1erd ¥
080°0T‘1 080°0T° 1 9Z8'%T 990°79 FSTELIT 0TETPT'1 T60°TTRTT iold €
TLF081°T 1L4°081°1 0FEPT 6+8°09 1€1°96T1°1 086°91Z°1 L8T065 11 loid T
FTELSIT FTELSTT T98°€T 969°65 TOPEEL’] BI1°€61°1 9Z0'E9E 11 lend 1
justuieg JuawAe 93] ‘unupy Ajunon) “diorungyy SO1°0 {9\ XVL Bag
runjy wrunry - edomy Jedomnpy sjuwded  1OTId LOTId LOHIOYUd INNININTIA

SINHWAVd 1OTId ANV XVI d4d1DOd[0dd
dIHSNMOL HONVHO LSdM
INHINdOTHATATY TVILNIAISHd d4S0d0dd

0I 41dV.L



Exhibit 14

PROJECT FINANCING PLAN

Applicant shall finance the Project through construction, permanent and/or equity
financing.

{40762544:3}
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Exhibit 15

PRIVATE FINANCING COMMITMENTS

Applicant hereby certifies that is has received financing commitments in amounts sufficient
to fund the Project Cost Estimate.
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Exhibit 16

EXPLANATION OF NEED FOR TAX EXEMPTION

The tax exemption sought by this Application is necessary to achieve financial viability of
the Project. The Project cannot be built at traditional tax levels. Applicant would suffer a
loss on the Project if traditional real property taxes were levied. Applicant also believes the
rents it will be able to offer if given a tax exemption will help to attract tenants.

{40762544:3)
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Exhibit 17

Estimated project schedules if constructed in one phase

Submission of site plan application
Receipt of all approvals for project
Commencement of construction
Completion of construction

Estimated Project Schedule if the project is Phased

Submission of site plan application

Receipt of all approvals for project

Phase 1 Commencement of Construction (Approximately 300 units)
Phase 1 Completion of Construction

Phase 2 Commencement of Construction (Approximately 125 units)
Phase 2 Completion of Construction

3/01/2020
4/1/2021
6/1/2021
6/1/2024

3/01/2020
4/1/2021
6/1/2021
9/1/2023
1/1/2025
1/1/2027



Exhibit 18

SUMMARY OF PROJECT BENEFITS

Attach a summary of all the public benefits associated with this project, including, at a minimum,
the number and type of construction jobs anticipated, the number and type of permanent jobs to be
created and the amount of municipal revenue to be generated by the project through the payment
of taxes, payments in lieu of taxes, water and sewer fees and any other municipal payments.

The Project is anticipated to create approximately 500 construction jobs and 20
permanent jobs. The Applicant will make best efforts to work with the Township of
West Orange to create employment opportunities to the municipality’s residents.

The Project will also result in additional tax/pilot revenue being generated for the
benefit of the City. The Project Site presently has (2) highly vacant office buildings.

{40762544:3}
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Exhibit 19

FORM OF FINANCIAL AGREEMENT

The appropriate form of Financial Agreement should be attached to this application.

Attached

140762544:3}
80488-011: 791958.1



FINANCIAL AGREEMENT

THIS FINANCIAL AGREEMENT (hereinafter "Agreement" or "Financial Agreement"), is
made as of this __ day of , 2019, by and between GREEN ESSEX PARTNERS
URBAN RENEWAL LLC, an urban renewal entity, along with its successors and/or assigns,
qualified to do business under the provisions of the Long Term Tax Exemption Law of 1992, as
amended and supplemented, N.J.5.4. 40A:20-1 et seq. (the "Long Term Tax Exemption Law"),
with offices c/o BNE Real Estate Group, 16 Microlab Road, Suite A, Livingston, New Jersey
07039 (hereinafter the "Entity" or "Redeveloper") and the TOWNSHIP OF WEST ORANGE,
a municipal corporation of the State of New Jersey in the County of Essex with offices located at
66 Main Street, West Orange, New Jersey 07052 (the "Township").

WITNESSETH:

WITNESSETH

WHEREAS, on January 9, 2018, by Resolution 17-18, the Township Council of the
Township of West Orange (the “Township”) designated Block 155, Lots 40.02 and 42.02 (the
“Property”) as part of the Essex Green and Executive Drive Area in Need of Redevelopment (the
“Redevelopment Area”); and

WHEREAS, on or about June 11, 2019, the Township adopted the Essex Green -
Executive Drive Redevelopment Plan with respect to the Property (the “Redevelopment Plan™);
and

WHEREAS, the Township is acting as the Redevelopment Entity pursuant to Section 8 of
the Local Redevelopment and Housing Law, N.J.5.4. 40A:12A -1 et seq. (as amended, the
“LRHL")

WHEREAS, Redeveloper submitted a proposal to be designated by the Township as
redeveloper for the Property; and

WHEREAS, the Township evaluated the Redeveloper’s proposal according to criteria
which included property control, financial capabilities, experience, expertise, and project concept
descriptions and determined to commence negotiations with Redeveloper to enter into a
redevelopment agreement and Resolution No. 186-19, dated July 16, 2019 designated Redeveloper
as the redeveloper for the Project, as defined below; and

WHEREAS, Redeveloper has proposed the redevelopment of the Property which
currently contains two (2) outdated and functionally obsolete suburban office buildings and surface
parking foot with one 4-story building with a basement wrapped around a 4-story parking deck
and (3) other 4 story buildings with basements and surface parking with individual parking garages
containing up to 425 rental units consisting of approximately 20 studios, 175 1 bedrooms and 230
2 bedrooms, 15% of the residential units will be set aside for affordable housing. The project will
include approximately 10,000 square feet of amenity space, a pool, landscaped courtyard and
various on grade landscaped park areas, including a dog park which will be open to the general

1



public (the "Project"), which is consistent with and in furtherance of the goals of the
Redevelopment Plan; and

WHEREAS, in order to implement the development, financing, construction, operation and
management of the Project, the Township entered into a redevelopment agreement with the

Redeveloper dated , 2019 (as now or hereafter amended, the
"Redevelopment Agreement"); and

WHEREAS, the Entity has represented to the Township that the Project would not be
feasible in its intended scope but for the provision of financial assistance by the Township; and

WHEREAS, in order to improve the feasibility of the Project, the Entity made an
application for a long term tax exemption and financial agreement with respect to the Property (the
"Application") pursuant to the Long Term Tax Exemption Law, which Application is on file with
the Township Clerk, and a copy of which is attached as Exhibit 2 hereto; and

WHEREAS, after review of the Application together with redevelopment counsel, the
Mayor recommended that the Application be approved; and

WHEREAS, the Redeveloper has agreed to implement the Redevelopment Plan and in
connection therewith, the Redeveloper agreed to devote substantial funds to the completion of the
Project; and

WHEREAS, in addition to the profit limitations required under this Agreement, the nature
of the Project entails an inherent profit limitation to the Entity through the extra costs, issues, and
responsibilities associated with the Project that are not present outside of the redevelopment
context, and there is a need recognized by the Legislature to provide incentives to render
implementation of redevelopment feasible; and

WHEREAS, in order to enhance the economic viability of and opportunity for a successful
Project, the Township will enter into this Agreement with the Entity governing payments made to
the Township in lieu of real estate taxes on the Project pursuant to the Long Term Tax Exemption
Law; and

WHEREAS, the provisions of the Long Term Tax Exemption Law authorize the Township
to accept, in lieu of real property taxes, an Annual Service Charge (as defined below) to be paid
by the Entity to the Township; and

WHEREAS, the Township made the following findings:
A) Relative benefits of the Project:
1) The Project will revitalize an area in need of redevelopment;

2) The Property currently generates approximately $735,243.08 in annual real estate tax
revenue to the Township. The projected Annual Service Charge will generate average net
revenue to the Township of approximately $1,157,324 annually with increases anticipated
over the term.



3) It is estimated that the Project will create temporary jobs during construction and new
permanent jobs associated with the ongoing upkeep and management of the residential
buildings;

4)  The Project should contribute to the economic growth of existing local businesses and to
the creation of new businesses in the Township, which will cater to the new residents;

5) The Borough has determined that the benefits of the Project significantly outweigh the
costs to the Borough.

B) Assessment of the importance of the Tax Exemption in obtaining development of the Project

1) The relative stability and predictability of the Annual Service Charge will make the Project
more attractive to investors and lenders needed to finance the Project;

2) The exemption permits productive use of the Property and eliminates obsolete structures;

3) The relative stability and predictability of the Annual Service Charge will allow
stabilization of the Project operating budget, allowing a high level of maintenance to the
buildings over the life of the Project, which will insure the likelihood of the success of the
Project and insure that it will have a positive impact on the surrounding area; and

4) The exemption permits the undertaking of the Project in its intended scope, which would
not be possible but for the granting of the exemption by the Township.

WHEREAS, on , 2019, the Township Council adopted an Ordinance
(attached hereto as Exhibit 1, the "Ordinance") approving the Application, including the Annual
Service Charge, and authorizing the execution of this Agreement; and

WHEREAS, in order to set forth the terms and conditions under which the Entity and the
Township (together, the "Parties") shall carry out their respective obligations with respect to
payment of the Annual Service Charge by the Entity for the Project, the Parties have determined
to execute this Financial Agreement; and

NOW THEREFORE, in consideration of the mutual covenants herein contained and for
other good and valuable consideration, it is mutually covenanted and agreed as follows:

ARTICLE 1. GENERAL PROVISIONS

1.01  Governing Law. This Financial Agreement shall be governed by the provisions of
(a) the Long Term Tax Exemption Law, the Act, and such other statutes as may be the sources of
relevant authority, and (b) the Ordinance. It is expressly understood and agreed that the Township
expressly relies upon the facts, data, and representations contained in the Application, attached
hereto as Exhibit 2, in granting this tax exemption.

1.02  General Definitions



The following terms shall have the meaning assigned to such term in the preamble hereof:

Agreement Project

Application Property

Entity Proposal

Financial Agreement Redeveloper

Long Term Tax Exemption Law Redevelopment Agreement
LRHL Redevelopment Area
Ordinance Redevelopment Plan
Parties Township

Unless specifically provided otherwise or the context otherwise requires, the following
terms when used in this Agreement shall mean:

Allowable Net Profit - The amount arrived at by applying the Allowable Profit Rate to the
cost of the Project pursuant to the provisions of N.J.S.4. 40A:20-3(c).

Allowable Profit Rate - The greater of 12% or the percentage per annum arrived at by
adding 1.25% to the annual interest percentage rate payable on the Entity's initial permanent
mortgage financing. If there is no permanent mortgage financing, the allowable profit rate shall be
the greater of 12% or shall be arrived at by adding 1.25% per annum to the interest rate per annum
which the parties agree to be the prevailing rate on mortgage financing on comparable
improvements in the County, all in accordance with N.J.5.4. 40A:20-3(b). For purposes of this
Agreement, Allowable Profit Rate is not applicable to proceeds of any sale of the Project.

Annual Gross Revenue - The annual gross rents from tenants of the Project (less the costs
of utilities furnished by the Entity to tenants, including, but not limited to, gas, electricity, heating
fuel, water and sewer charges, if any and charges for damage to units caused by tenants). For
purposes of this Agreement, Gross Revenue or Annual Gross Revenue does not include proceeds
of any sale of the Project.

Annual Service Charge - The payment by the Entity pursuant to Article IV herein of such
amounts as set forth at Article IV, below, with respect to the Improvements (but not the Land) for
the Project, which: (a) the Entity has agreed to pay in part for municipal services supplied to the
Project; (b) is in lieu of any taxes on the Improvements (as defined below) pursuant to N.J.S.4.
40A:20-12; (c) shall be paid on the Annual Service Charge Payment Dates, and (d) shall be pro-
rated according to the number of days remaining in the year in which this Agreement begins and
the year in which this Agreement terminates.

Annual Service Charge Payment Dates - means February 1, May 1, August 1 and
November 1 of each year commencing on the Annual Service Charge Start Date, and continuing
through the Term of this Agreement set forth at Section 3.01 hereof.

Annual Service Charge Start Date - shall mean the first day of the month following the date
that is the earlier of: (i) the issuance of the first Certificate of Occupancy for the improvements to




be constructed as part of the Project; or (ii) the issuance of a Certificate of Completion for the
Project.

Applicable Law - shall mean all federal, state and local laws, ordinances, approvals, rules,
regulations and requirements that are, from time to time, applicable to the Project and/or the
Project, as the case may be.

Auditor's Report — An abbreviated financial statement outlining the financial status of the
Project (for a period of time as indicated by context). The contents of the Auditor's Report shall
have been prepared in conformity with generally accepted accounting principles and the provisions
of the Long Term Tax Exemption Law. The Auditor's Report shall be certified as to its
conformance with such principles by a certified public accountant licensed to practice that
profession in the State of New Jersey. Notwithstanding the foregoing, the Auditor’s Report as
defined herein shall contain only such financial information, results of operations and certifications
as required by the Long Term Tax Exemption Law and/or this Agreement and shall not constitute
a complete or formal audit as that term is defined pursuant to generally accepted accounting
principles.

Certificate of Completion - means a certificate or certificates, issued by the Township
certifying that the Redeveloper has performed its duties and obligations under the Redevelopment
Agreement and the Redevelopment Plan with respect to the Project.

Certificate of Occupancy - means a temporary or permanent Certificate of Occupancy
and/or Certificate of Continued Occupancy, as such term is defined in the New Jersey
Administrative Code issued by the Township authorizing occupancy of a building, in whole or in
part, pursuant to N.J.S.4. 52:27D-133.

Change in Law - means the enactment, promulgation, modification or repeal of Applicable
Law, including without limitation, the Long-Term Tax Exemption Law, the Redevelopment Law
or other similar statute with respect to the matters addressed by the terms of this Agreement and/or
the transactions contemplated hereby.

Chief Financial Officer - means the chief financial officer of the Township.

Completion. Complete or Completed - means with respect to the Project that; (a) all work
related to the Project in its entirety or any other work or actions to which such term is applied has
been Substantially Completed, acquired and/or installed in accordance with the Redevelopment
Agreement and in compliance with Applicable Law so that (i) the Project in its entirety may, in all
respects, be used and operated under the applicable provisions of the Redevelopment Agreement,
or (i1) with respect to any other work or action to which such term is applied, that the intended
purpose of such work or action has been completed; (b) all permits, licenses and approvals that are
required in order that a Certificate of Completion can be issued for the Project in its entirety, or
such other work or action to which such term is applied are in full force and effect; and (c) such
"completion" has been evidenced by a written notice provided by the Redeveloper (with respect to
the Project), which determination is reasonably acceptable to the Township.

County - means the County of Essex.



