




















EXHIBIT A 
REDEVELOPMENT AGREEMENT BETWEEN BRIDGE CARTERET I URBAN 

RENEWAL, LLC AND THE BOROUGH OF CARTERET 
 

  











































































































EXHIBIT B 

FINANCIAL AGREEMENT BETWEEN BRIDGE CARTERET I URBAN RENEWAL, 
LLC AND THE BOROUGH OF CARTERET 

  



ew • enbe Bsq. 
DeCotlis, FitzPa1rick & Cole, LLP 
SOO Prank W. BUD' Boulevard 
Teaneo~ New Jersey 07666 

llNANCIAL AGREEMENT 
THIS BINANCIAL A~ jhereinafter "Agreement" or "Jrmancial 

.Agremnenf'), made tbislll_aa day of~ 2016, by and between BBIDGE 
CARTERET I URBAN RENEWAL, LLC, a New Jemey limited Ii~ company 
qualified as an mban renewal entity m accordance with the Long Term Tax Exemption 
La.w of1992, constituting Chapter 431 of the Pamphlet Laws of 1991 of the State ofNew 
Jemey (the "State"). and the acts amendatory thereof and supplemental thereto (the "Tax 
Exemption Law". as codified in N.JJJ.A, 40A:20-1 et seq.), mcludlng any successors and 
aaigus (the "Redeveloper" or the ''Redeveloper") and the. BOROUGH OF 
CARTERET, a municipal corporation in the County of Middlesex and the State of New 
Jersey (the "Borough''). 

WITNESS.ETH: 

WBEREAS, the Borough Council bas adopted an ordinance approving and 
adopting the Federal Boulevard Redevelopment Plan (the "Redevelopment Plan") in 
accordance with the Local Redevelopment and Housing Law, NJ.SA 40A:12A-t et 
BBIJ., aa amended and supplemented (the "Redevelopment Law'' and together with the 
Tax Exemption Law, the "Acts"); and 

WHEREAS~ the Redevelopment Plan relates to certain properties within the 
Bmousbt spec1flcally Block 49.0l. Lots 4, 9 and 11; Block 49.02; Lot 2, Block 64.01, 
Lots 1, 2, 3, 4.01, 4.031 4.04, S, 6.01, 6.02, 7 and 8; Block 64 .. 02, Lots 1, 2.01, 2.02, 3 and 
7 (collectively tho "Redevelopment .Area"); and 

WHEREAS, tho Redeveloper is the ground lessee of that parcel of real property 
located within the Redevelopment Area at 900 Federal Boulevard and which is 
derdgmlfed on the Official Tax Map of the Borough as Block 2802, Lot 12, formerly 
designated as Block 64 .. 1, Lot 8 (the "Project Atea"); and 

WHEREAS, the Redeveloper intends to consltact upon the Project Area a 
warehouse &cllity of approximately 206,500 square feet, along with approximately 125 
parking spaces, appropriate :fimoing, screening and landscape improvements; 
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WHERE.AS, on August 6, 2015, the Borough Council adopted resolution number 
15-173. authorizing the execution and delivery of a redevelopment agreement and 
cblgnating the Redeveloper as redeveloper of the Project Area; and 

WHEREAS, on 2016, the Borough and the Redeveloper entered 
in that certain agteement (tho •'Redevelopment Agreement'') governing the 
redevelopment of the Project.Area; and 

WBEREAS, pursuant to and in accordance with the provisions of the Tax 
Bxemption Law, the Borough is authorized to provide for tax abatement within a 
redevelopment area and for paymen1s in lieu of 1axes; and 

wmm.EAS, the Redeveloper has submitted an application to the Borough for the 
approval of the Project, as such term Js defined herein, as an mban renewal project, as 
such term is used in the Tax Exemption Law, all m accordance with NJ.S.A. 40A:20-8 
(the "Exemption Application", a copy of which.is attached hereto as Bxhihit.t\); and 

WHEREAS, on __, 2016, the Borough Council :finally adopted 
Ordinance No. 16-_ entided "An Ol'dinance of the Borough of Carteret Authorizing 
the Execution and Delivery of a Financial Agreement by and between the Borougb of 
Carteret and Bridge Cartemt I Urban Renewal, LLC (the "Ordinanco", a copy of which is 
attached hereto as Exhibit B); and · 

WHEREAS, the Borough and the Redeveloper have reached agreement with 
respect to, among other things, the terms and conditions relating to the Annual Service 
Charges, as such term is defined hereJn, for the Project Area and desire to execute this 
Financial Agreement. 

NOW, TllEBEll'ORE, in consideration of the mutual covenants herein contained 
and for other good and vahrablo consideration, the receipt and suftioiency of which is 
hereby acknowledged, it is mutually covenanted and agreed as follows: 
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.ARTICLE I 
GENERAL PROVISIONS 

SECTION L01 Aenera1 Definitions 

(a) The following terms sbalfhave the res.pective :meanings ascribed to 
such terms in the preambles: 

Ams 
Agreement 
Borough 
Exemption Application 
f.inancial~t 
OrdJnanco . 
Project Area 
Redeveloper 
Redevelopment Agreement 
Redevelopment.Area 
Redevelopment Law 
Tax Exemption Law 

(b) The following terms as used in this Financial Agreement shall, 
unless the context clearly requires otherwise, have the following meanings: 

Allowable Net Profit - The annual amount of Net Profit not otherwise in excess 
of the Allowable Profit Rate. 

Allowable Profit Rate .. The annual percentage rate as set 1brth in N..J.S.A. 
40A:20-3(b). 

Annua1 Gross R.eyenue - Tho annual gross revenue of the Project as defined 
within NJ,S.A. 40A:2o..3(a). 

Annual Service Charge - The annual amount of payments in lieu of taxes due and 
payable by the Redeveloper of the Project Area to the Borough as calculated in 
accoidanco with the terms hereof The term Annual Sorvice Charge shall have the same 
meaning, pmposo, force and effect, as the term "Annual Service Charge" shall have in 
acooidance with the Acts. 

Auditor's RJmort - A complete :financial statement, the contents of which have 
been prepared In a manner consistent with GAAP and that fully de1ails all items as 
required by the Tax Bmmption Law, including without limitation, (a) the terms and 
interest rate on any mortgage(s) associated with tho Project Area, and/or any 
J:mprovements related thereto, (b) the Net Profit for the period shown, including the 
oalculation thereot and (c) such derails as may relate to the finamwl affairs of the 
Redeveloper and to its operation and pcrfo.mumce hereunder, and that has been certified 
as to its conformance with such standards by a certified publio accountant who is, or 
whose firm is, licensed. to practice that profession in 1he State. 
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Certifigate of Occ1J98110Y .. The document issued by tile Borough in accordance 
with tho New Jersey Administrative Code, authorizing the ocwpancy of a building or 
structure, or a porlion thmeo( on the Project Area. 

Cmgleti.on Date - shall mean the date that a Certlflcate of Occupancy., whether 
temporary or permanent Js issued authorizJug occupancy of the building as a warehouse 
facility pursuant to N.J.S.A. S2:27J>..133. 

BHfimetM Total Pro.iect Costs - Tho estimated Total Project Costs, as of the date 
hereat and as set forth inBxhibit C attached hereto. 

Bxcey Net P.mfit- In any given year, an amount equal to the 81l1D. of (a) the Net 
Profit, minus (b) the ADowable Net Profit. 
~ - Generally accepted accounting principles' as in effect from t1mo to 1ime 

in the United States of Amedca. 
Jmproyemenpt - Shall mean. individually or collectively, as the case may be, the 

improvements approved by the Borough to be constmcted and/or renovated on, in or 
under the Project Area In accordance with the Redevelopment Agreement. 

In Rem Tax Foreclosure .. A summary proceeding by whloh the Borough may 
enforce tho Hen for taxes or other mmdoipal charges due and owing by a tax sale, all in 
aoomdance with the Tax Sale Law. 

!pd Taxes -The1axes assessed on the valuo of the land portion, exclusive oftbe 
value of any Improvements related 1hereto. of the Project Area in accordance with 
generally applicable law. 

Matmial Condition - S1Jall have the meaning applied to such tmm as set forth in 
Section 4.06 hereo£ 

Net Profit - The Annual Gross Revenue of the Redeveloper less all annual 
operating and non-operating expenses of the Redeveloper, all determined in accordance 
with GAAP and the Tax Bxemptlon Law. speoltically N.J.S.A. 40A:20-3(c). 

~ - Shall mean the party which is the owner and ground lessor of the land 
comprlsing the Project .Area., it beJng hereby expressly acknowledged by the parties 
hereto that as of the date hereof the Redeveloper is tbe ground lessee and Federal 
Business Center, Inc. is the owner and ground lessor of the land oomprisjng the Project 
Area. 

rmim - Shall have the meaning ascribed to such term in tho Exemption 
Applicatiott and the Redevelopment Agreement. 

Pmiect Asreements - Shall mean, Individually or collectively, as the case may be, 
the Redevelopment .Agreement and any and all other agreements by and between the 
Redeveloper and the Borough. · 

Ptoiect Comeletion Date - The date on which each and every Improvement of the 
Project shall be completed as set forth in the Construction Sohedule aUaohed hereto as 
BxhihitB. 
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Redeyeloper: Shall mean any p~ company or .Redeveloper that shall obtain, 
accept or claim the Redevelop.rs ground lease interests in the Project Area, the 
Improvements, and this Financial Agieement, whether by sat~ grant, award, gift, transfer 
or otherwise, it being hereby expressly acknowledged by the pardes hereto that as of the 
date hereof the Redeveloper is the ground lessee of the Project Area. 

Tax .Assessor-The tax assessor for 1he Borough. 

Iax Sale Law - NJ.S.A. 54:5-l ~.,as the same may be amended and 
supplemented ftom time to time. 

Total Project Cost - The Project costs Included in each of the categories set forth 
inN.J.S.A. 40A:20-3(h), exolusive of any permitted exclusions included therein. 

Urban Renewal Bntity- Shall:bave the meaning as such term is defined, used and 
applied in the Tax Bxemptlon Law. 

SECTION 1.02 Exhibits Incorporated 

All exhibits and schedules xefeaed to in this Financial Agreement and attached 
hereto are incorporated hereJn and made part hmeo£ Such exhibits and sohedules 
include: 

Scbedules 

Schedule 1 

Bx1n1>its 

Exhibit A 
BxhibitB 

BxhibitC 

BxhibitD 

BxhibitB 

Metes and bounds descrlption of all real property located within 
the Project Area 

Exemption Application 

Ordinance 

&timated Total Project Costs 

Formation Documents of the Redeveloper. as the ground lessee as 
of the date hereof 

Constmction Schedule 
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ARTICLED 

AfPROV.AL 

SECTION 2.01 Borough Apj)1'0val of Tax Bxmgptfon 

Pursuant to the Otdimmce, any and all Improvements shall be exempt ftom 
taxation as provided for hetein and m the Tax Bxemption Law. Jn accordance with the 
Tax Exemption Law, including without limitation N.1.S.A. 40A:20-12, such tax 
exemption. sbaJI constitute a single COD!inufng exemption ftom local property taxation for 
the duration of this Financial Agreement. The Project shall be as descnoed in the 
Exemption Application and the Redevelopment Agreement and the Redeveloper hereby 
expressly covenants, wmants and represents that the P.roject Area_ including any 
Improvements related thereto, shall be used, managed and opemted· for tho purposes set 
forth ht 1he Bxempfion Application and h1 accordance with the Redevelopment 
Agreement and tho Acts. Prior to the Completion Date, the Project Area, including any 
and all improvements related thereto, sba1I be assessed and 1ax.ed according to the general 
law applicable to all other non--exemptproperty located within the Borough. 

SECTION 2.02 Borough Amm>val of Proiect to he Undertaken by the 
Redevelgper 

Approval is hereby granted by the Borough to the Redeveloper for the 
development, finammag, acquisition. constmctio~ Jll8D8gmllent and operation of the 
Project, which shalt in all respects comply and confonn to the Redovelopment Agreement 
and all applicable statutes of the State, and the lawfbl regulations made pmswmt thereto, 
governing land, building(s) and the use thereo£ Auached hereto as Bxhibit D Js a true 
copy of the certificate of formation of the Redeveloper, as the ground lessee of the 
Project Area. as of the date hereof 

SECTION 2.03 JmproywentJr to be Constructed 

The Redeveloper hereby covenants, warrants and ~nts that it will construct 
and/or :renovate the Project Area in accordance with the Redevelopment Agreement. 

SECl'ION 2.04 Construction Schetiulo 

The Redeveloper covenmds, warrants and represents to diligently Ul1dertake 
construction and completion of the Projeot in accordauce with the Constmction Schedule 
attached hereto as J3gblbit &. subiect to uncontm1"11ble delavs as defined in the 
Redevelqpment Agreement. • 
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SECTION 2.05 Ownenhfp, Management and Control 

The :Raleveloper represents that Federal Business Centers, Inc. ("Federal") is the 
owner of tho Land and that the Redeveloper shall lease 1he land from Federal for a term 
of fifty (SO) years and one (1) month pursuant 1o a long term ground tease between tho 
Redeveloper and Pede.rat. The Redeveloper further represents that it shall construct and 
own the Improvements on fhe Land. In light of the severance of rights in the Land and 
Improvements, the Borough's's grant of a long 'term tax exemption herein is expressly 
condidoned upon the Redeveloper or permitted successors and assigns obtaining a long 
term. leasehold interest in the Property and ownership of tho Improvements and 1hereafter 
continuing to hold these r.ights in the Property for tho :fbll tenn of this Financial 
.Agreement. 

ARTICLEm 

DURATION OF AGDEEMEN'f 

SECTION 3.01 Dmn 
(a) It is hereby expressly understood and agieed by the parties that this 

Agreement, including the obligation to pay the Annual Service Charges requb:ed under 
Mcie IV hereof and tho tax exemption granted and refer.red to :in Section 2.01 hereo( 
shall commence on the Completion Date and shall, provided that there shall not he a 
deihult undetthis Financial Agreement or the Project Agreements, remain in effect, for a 
pmiod of thirty (30) years from the Project Completion D• but in no event, for a period 
longer than fhirty ... fivo (35) years from the date hereof. Upon the expiration of the tax 
exemption granted and provided for herein, the Project Area, including any 
Improvements i:elat.ed thereto, sball 1hm:eatler be assessed and taxed according to the 
general law applicable to all other non-exempt property located within the Borough. 

(b) Jf at any time dudng the term of this Financial Agreement there 
shall be a default by the Redeveloper of any or all of the provisions of this Financial 
Agreement or tbe Project Agreements, which default shall not have otherwise been cured 
or remedied in accordance with tho tmns hereof or thexeo( this Financial .Agreement 
shall automatically terminate and the Project Area, including any Improvements related 
thereto, shall the.Eeafter be assessed and taxed according to the general law applicable to 
all other non..oxempt property looated within the Borough. 

(o) Upon the expiration of the tax exemption provided for herein, all 
restrictions and limitations of this Financial .Agreement imposed upon an Redeveloper 

· and tho Project Area, including the Improvements related thereto shall terminate upon the 
end of the :6scal year of the Redeveloper, in acco.tdance with NJ.SA 40A:20A-13, 
proyided that tho Redeveloper has rendered the Redeveloper's final accounting in 
accordance with N.J.S.A. 40A:20A .. t2 and tho Borough has accepted such final 
accounting. The exceptions to such afore-mentioned tennination of restrictions and 
limitations are tho following obligations which sba1l survive termination of the tax 
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exemption provided that such excepted restrictions or limitations arose within the 
effeeti.ve dates of the tax exemption: © 1ho requirement to make payment of any impaid 
.Annual Service Charge, (il) the requirement to make payment to the Borough of any 
:reserves, Net Profit, or Excess Net Profit, if applicable, in accordance with Article V1I 
hereof; and (iii) any and all related and avm1able remedies of the Borough concerning 
exceptions (i) and (ii) of this provision. 

SECTION 3.62 Voluntmy Termination 

(a) In accordance with the Tax Exemption Law, including without 
limitation NJ.S.A. 40A:20-9(g) and 13, at any time after one (1) year from the Project 
Completion Date, an Redeveloper may voluntarily terminate this Financial .Agreement 
and relinquish its sta111s under the Aets. 

(b) Notwithstanding anything contained in this Finanoial Agreement to 
the contrary, in the event that an Redeveloper shall vol:un1mily mmfnate this Financial 
Agreement, all in accordance with Section 3.02(al hereo( the t.ax exemption provided for 
in this Financial Agreement shall no longer be applicable to tho Project Area or any 
Improvements related thereto, and the Project Area, including any and all of 
Improvements related thereto, shall thereafter be assessed and taxed according to the 
general law applicable to all other non-exempt property located within the Borough. 

(c) Notwithstanding anything contained in 1bis Fmanclal Agreement to 
the contrary, in the event that an Redeveloper shall voluntarily terminate this Fmancial 
Agreement, all in accordance with Section 3.02(a) hereo~ the date of such termination 
shall be deemed the close of the fiscal year of the Redeveloper, all in: accordance with the 
Tax: Bxempdon Law, :including without limitation N.I,S.A. 40A:20-13. 

SECTION 3.03 APJ!Orliomnent 

Notwithstanding anything contained in this FinancJal Agreement to the contrary, 
in the event that this Financial .Agreement shall be terminated, the procedure for the 
apportionment of any taxes and/or Annual Service Charges, as "applicable, shall be the 
same as would otherwise be applicable to, m accordance with tho laws of tho State, any 
other properly located within the Borough upon a change in the exemption or 1ax status 
of such property, such that the property will be returned to the tax rolls via added 
assessment 

ARTICLEW 
ANNUAL SP.VICE CHAR.GI 

SECTION 4.01 Commencement of.Annual Service Cbame 

The Redeveloper shall be responsible for payment of the Annual Service Charge 
commencing on the Completion Date, with the actual payment of tho Annual Service 
Charge in accordance with Seotio.n 4.02. 
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SECTION 4.02 Payment ofAgnnal Service Charge 

(a) The Annual Smvice Chargo shall be due and payable in equal quarterly 
lnstallments on each November 1, Febmary 1, May 1 and August l after the Completion 
Date. The Annual Service Charge shall be prorated in tho year in which the Completion 
Date begins and the year in which this Financial Agreement shall terminate, such that the 
Redeveloper shall pay the amount of the prorated Annual Service on the quarterly 
payment date hmnediately following Commencement. In the event that tho Redeveloper 
fails to timely pay any installment, the amount past due shall bear the highest rate of 
interest permitted under applicable State law in the case of unpaid taxes or tax Hens on 
land until paid 

(b) Bach installment payment of tha Annual Service Charge is to be made to 
the Borough and shall be clearly identified as "Annual Service Charge Payment for the 
[Name of Redeveloper] Urban Renewal Project". 

(c) Provided the Borough timely bills the Redeveloper for the Annual Service 
Charge, if any insfaJJment of tho Annual Service Charge is not paid to die Borougb in 
accordance with this Financial .Agreement on th8 date and in the foll amount scheduled to 
be pai~ the Redeveloper hereby expressly waives any objection or light to challenge the 
use by the Borough of tho enforcement of remedies to collect such installment of the 
Annual Service Charge as are afforded die Borough by law, including wlthout Umitation 
the Tax Sale Law. Pdor to commencing any such enforcement of remedies to collect the 
Annual Service Charge, the Borough shall comply with all logal requirements under the 
Tax Sale Law, NJ.S.A. 54:5-1, et. seq. 

SECTION 4.03 Annual Service Charge 

(a) 'I1lc Annual Service Charge shall be equal to an amount calculated as 
follows: 

(i) .For each of the first six (6) years from tho Completion Date the 
Annual Service Charge shall be equal to the greater of (a) ten percent (10%) of the 
Annual Oro• Revenue or (b) $2.25 per squam foot of the warehouse facility; 

('rl) For each of the years seven (7) through ten (10) from the 
Completion Date.. the Ammal Servico Charge shall be equal to tho greater of (a) ten 
percent (lOOA) of the Annual Gross Revenue, (b) $2.SO per square foot of the warehouse 
:filcility or (o) twenty percent (20%) of the real property taxes otherwise due on the value 
of the Land and the Improvements; 

(iii) For each of the years o.leven (11) through fifteen (IS) from the 
Completion Date, the Annual Service Charge shall be equal to the greater of (a) ten 
percent (10%) of the Annual Gross Revenue, (b) $2.75 per square foot of the warehouse 
ficility, or (c) forty percent (40%) of the real pmperty 'laxes ofherwiso due on the value of 
fhe Land and the Jmprovcments; 

(iv) For each of the years sixteen (16) throush twenty (20) :6:om the 
Completion Date, the Annual Service Charge shall be equal to the greater of (a) ten 
percent (100A) of the Annual Gross Revenue, (b) $3.2S per square foot of the warehouse 

Financial AGreem.entBridge ~! URB as of Feb 10 2016 



:facility, or (c) sixty percent (60%) of the real propert.y taxes otherwise due on the value of 
the Land and the Improvements; and 

(v) For each of the years twenty"1>ne (21) from the Completion Date 
through the term of this Ph>anoial Agreement, If applicable. the Annual Service Charge 
shall be equal to Dinety-tive percent (95%) of the zeal properlJ taxes otherwise duo on 1he 
value of tho Land and the lmpro!ements, but shall in no event be less than $3.75 per 
square foot of tho warehouse facility. 

(b) In accordance with the Tax Exemption Law, including without limitation, 
N,J.S.A. 40A:20-12, the Redeveloper shaD be entitled to a credit against the Annual 
Service Charge equal to the amount, without interest, of the Land Taxes paid in the last 
four preoeding quarterly installments. 

(e) As set forth in the Tax Exemption Law, including without limitation 
NJ.S.A. 40A:20-12, and notwithstanding anything contained in this Financial Agreement 
to the contrary, the Annual Service Chat·ge shall in no event be less than the total taxes 
levied agabJst the P1vject Area, including any Improvements related thereto, in the last 
ibll tax year in which tbe Project Area, including any Improvements related thereto, was 
subject to taxation. 

SECTION 4.04 Municipal Charges 

The Bedeveloper hereby expressly acknowledges, undmstands, and agrees that, in 
addition to Land Taxes and Annual Service Chatges, it shall be responsiblo for the 
payment (without any credit whatsoever hereunder) of all other applicable municipal 
charges that may, from time to time, be 1aw.tb1ly assessed upon the Project Area, 
including, without lfmftation, any and all speoia1 benefit assessments, special 
improvement district assessmen~ water and sewer charges, and other municipal charges, 
whether pmsently existing or hereinafter imposed, and that tbe Bomugh may enforce 
such assessments and charges Jn any manner (mcluding, but not limited :to, foreclosme or 
tax sale) Jennitted by applicable law. 

SECTION 4.05 Tofal Projr.ct Costs 

011t or prior to, the Project Completion Date, the Redeveloper shall submit, or 
cause the submission ot the actual certified Total Project Costa to the Borough Jn the 
form. attached hereto as Exhibit C. 

SECTION 4.06 M@terial Conditions 

It is expressly agreed and 111lderatood that (a) all payments of Land Taxes, Annual 
Service Charges and other municipal charges, and any interest payments. penalties or 
costs of collection due thereon, and (b) compliance with the Project Agreements are 
material conditions of this Agreement ("Material Conditions•?. If any other term, 
covenant or condition of this F.inancial Agreement or the Bx.emption Application, as to 
any person or circumsfanee ~ to any extent, be detemdned to be invalid or 
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unenforceable by virtue of a non-ap,Pealable order of a court of competent judsdictio~ 
the remainder of 1his Agreement or the application of such term, covenant or condition to 
~ns or circumstances other than 1hose as to which it is held invalid or 101enforceable, 
shall not be atlected thereby, and eaoh remaining term, covenant or condition of this 
Financial Agreement shall be valid and enforced to the :fullest extent permitted by law. 

ARTICLEV 
CERTMCAT.E OF OCCUPANCY AND NOJ'DR.TBERACTIONLETmR 

SECTION 5.01 Certifioote of OooulJ811CY 

It is understood and agreed that tho Redeveloper shall nmudn obligated to make 
application for and make all good faith efforts which are reas0ll8ble to obtain 
Certifica1e(s) of Occupancy, or such other :final approval as may be required, ma timely 
manner for the Project Area and the Improvements related thereto. 

SECTION 5.02 Filing of Certificate of Occupancy 

It shall be the primary responsibility of tho Redeveloper to forthwith file with the 
Tax Assessor, Tax Colleotor, and Chief Financial Officer of the Bmough a copy of any 
Certificate of Occupancy, or such other final approval as may be required. 

ARTICLE VI 

BOROUGH DETERMINA'J'IONS 

SEcrJON 6.01 Benefits pd JmpnrfAnce of Tax Exemption 

In accoldance with the Tax Exemption Law, includJng without limitation N.J.S.A. 
40A:20-11, the Borough hereby finds and determines that this Financial Agreement is to 
the direct benefit of the healtbt welfare and financial well .. being of the Borough and its 
citimls because it allows for the development of a vacant and :f81Iow site into a 
productive, usefa1 and job-meatingproperty, and :tbrther: 

(a) The costs assoclated with the tax exemption granted herein are 
minor compared to 1he estfmafe4 Total Project Cost of$ 16,432,199 and the benefit 
created by (i) tho construction and/or renovation of 1ho Improvements and (11} 
approximately 150 jobs during the constructiOJ1. period. 

(b) Without the tax exemption granted herein it is highly unlikely that 
the Project would otherw.ise be undertab1L 
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ARTICLE VII 
ANNUAL AUDITS 

SECTION 7.01 Accounting System 

The Redeveloper hereby expressly covenants and agrees to mafnfain a system of 
accounting and internal controls established and administered in accordance with GAAP 
consistently applied, and as otherwise prescribed in the Tax Exemption Law, during the 
term of this Agreement. 

SECTION 7.02 Periodic Reports 

In accordance with the Tax Exemption Law, including without limitation NJ.SA 
40A:20-9(d), the Redeveloper shall submit, on an annual basis and within nineff (90) 
days after the close of the calendar year or 1he Redeveloper's fiscal year, depencling upon 
the Redeveloper's accounting basis, its Auditor's Report certi1ied by an independent 
certified publio accountant for the preceding fiscal or calendar year to the Mayor, the 
Borough Council and tho Borough aertc, who shall advlse those m.uoicipal. officials 
required to bo advised, and to the Director of the Division of Local Government Services 
in the New Jersey Department of Community Affairs. 

SECTION 7.03 Jnmeotion 

In accordance with the Tax Exemption Law, including without Hmifation NJ.SA. 
40A:20-9(e), upon the request of the Borough or 1ho State, the Redeveloper shall permit 
the inspection of the Project Area. including any Improvements related thereto, by the 
requesting party or its agents. n also shall pennit, upon request of tho Borough or tho 
State, reasonable examination and audit of its books, comracts, records, documents end 
papers by representatives duly authorized by 1he Borough or the State. Such inspectio~ 
examination or audit shall be made during the hours of the business day, m the presence 
of any officer or agent of the Redeveloper. 

SEC'l'ION 7.04 Payment ofDividends and Profits 

In accordance with the Tax Bxemption Law~ including without Umitation N..J.S.A. 
40.A:20-9(a) and 15, during the period of tax exemption as provided herein, an Entity that 
is a limited dividend entia1 R.edevelo_per, shall not make any cDstrlbutlon of profits, or pay 
or declaro any dividend or other distribution on any shares of any class of its stock, 
llllless, after gMng effect thereto, tho Allowable Net Profit preceding the date of the 
proposed dividend or distribution would otherwise equal or exceed the amount of all 
dividends and other distn"butions paid or declared on any shares of its stock since ifs 
incoi:poration or establishment. 
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SECTION 7.05 T.imifafion on Profits and Res@rves 

(a) In accordance with the Tax Bxemption Law, including without limitation N.J,S.A 
40A:20-9(a) and 15, an Bntity that is a limited dividend Redeveloper, shall, within one 
hlDldred and twenty (120) days of the close of Its fiscal year, or in accordance with 
N.J.S.A. 40A:20-13 upon termination of this Financial Agreement, within ninetJ (90) 
days of the close of its :fiscal year, pay any Bxcess Net Profit to the Borough, ;provlded 
howeyer, that the Redeveloper may mainiain a xeserve against vacancies, unpaid rentals 
and contingend.cs in an amount not to exceed 100A> of its .Annual Gross Rovenuo and may 
retain such part of tho Bxcess Net Profits as is necessary to eUminate a deficiency in such 
reserve, grovided however, that upon the termination of this Pinanoial Agreement, the 
amount of suoh reserve, if aDJ, shall be paid to the Borough within ninety (90) days of 
the close of the Redeveloper's fiscal year. 

(b) Jn accordance with the Tax Bxemption Law, including without 
limitation NJ.S.A. 40A:20- 9(a) and 16, an Redeveloper that is a. nonprofit RedO'veloper, 
shall. within 90 days of1he close of its :fiscal· year, pay over its Net Pm:fit, if any, to the 
Borough, provided howeyer. 'fhat the Redeveloper may maintain a reserve against 
vacancies, 1lDp8id rentals and contingencies in an amount not to exceed 10% of its 
.Allnual Gross :hvenue and may retain such part of the Net Profits as is necessary to 
eliminate a defi.cienay in such reserve, pyided however· that upon tho termination of 
this Fimmclal Agreement, tho amount of such reserve, if any, shall be paid to the Borough 
w.it'bin ninety (90) days of the close of its fiscal year. 

ARTICLEVID 

§AI,E AND/QR. TRANSFER Oli'PARCEL 

SECTION 8.81 AJmroval 
(a) Upon the completion of the Project and provided the Redeveloper 

is not in default of this Finanoial Agreement or any Project Agreement, the Redeveloper 
may sell. transfer, or otherwise convey all of the Project .Area, Jncluding any 
Improvements related 1hereto and assignment of its leasehold estate, provided 1hat (i) 
such sale, transfer, or other conveyanco is to a pnmbaser or transferee that is an Urban 
Renewal Redeveloper, (h1suoh1raDsferee Urban Renewal Redeveloper does not own any 
other project, (di) such transferee Udnm Renewal Redeveloper has expressly assumed, in 
writing all of the obligations set forth in this Financial Agreement, (iv) such transferee 
Urban Renewal Redeveloper has submitted an application to the Borough Council in 
aeaordance with the Tax BxemptionLaw, including without limitationN.J,S.A. 40A:20-8 
and the Borough: Council shall have approved such applioatlon, and (v) such sale, transfer 
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or other conveyance would not otherwise result in the Project Area,· and the 
Improvanonts relatad thereto, being no longer subject to local property taxation in 
accordance with generaJly applicable law and this Financial Agreement Any purported 
sale, tl:anSfer or other conveyance of the Project Area, includfng any Improvement related 
thereto, in violation of this Section 8.0l(a) shall terminate this F'mancial Agreement, 
except for a transfer of greater than 10 percent of the ownership interest in tho Ul'ban 
Renewal Redeveloper which may be transferred in acconlanco withN.I.S.A, 40A:20-So. 

(b) In acoordance with the Tax Exemption Law, including without limitation 
NJ.8.A. 40A:20-6, 15, in the event of any sale or other 1r8nsfer of the leasehold estate, in 
accordance with subsection (a) abO~ by the Redeveloper that is a limited dividend 
Redeveloper, such Redeveloper shall no longer be subject to, bound by, or otb.erw.ise 
governed by this Ymancia1 Agreement, provided haweyer, that within ninety (90) days 
after the date of the end of the Redeveloper's fiscal year in which such sale or other 
1raDsfer of :tee title occurred, such Redeveloper shall pay to the ·Borough any reserves it 
was authorized to maJnfain, if any, and any and all Bxcess Net Profits, if any, all in 
accordance with Section 7.0S(al hereof. 

(c) Jn accordance with the Tax Exemption Law, including without limitation 
N.J.S.A. 40A:20·6, 16, in the event of any sale or other lraDsfer at fee title OWl18lSbip, in 
accordance with snbsection (a) above, by an Redeveloper that is anonprofit Redeveloper, 
such Redeveloper, shall no longer be subject to, bound by, or otherwise govemed by this 
Financial. Agreement, nrovided homwar, that within ninety (90) days after the date of the 
end of the Redeveloper's fiscal year in which such sale or 1ransfer occurred, snob 
Redevelopm shall pay to the Borough any reserves it was authorized to maintain, if any, 
and any and all Net Profits, jf any, all in accordance with Section 7.05(]>) hereo£ 

(d) Prior to any such sale or 1nmsfer as may be permitted in accontance with 
subsection (c) above, the Borough may levy an administrative fee equal to two percent 
(2%) of tho then applicable Annual Service Charge upon such 1ransferee Urban Renewal 
Redeveloper for processing the 1aX exemption application to be submitted to tho Borough 
by such transferee Urban Renewal Redeveloper in accordanca with Section 8.0l(a)(ivl 
above. 

SECI'IONS.02 ~ 

(a) The Redeveloper hereby expi:essly covenanfB, wmants and rapresents that 
it shall not, without the prior wrltten consent of the Borough, in the Borough's sole 
discretion, convey, mortgage or transfer~ all or a part of the Project Area so as to sever, 
discmmeot or divide the Improvements ftom the Land, except for the ground lease 
between Fedmal and the Redeveloper as provided in Section 2.0S of1his agreement. 

(b) The Parties hereto hereby axpressly acknowledge and represent that the 
Project Area constitutes one block and lot on 1he tax maps of the Borough. The 
Redeveloper hereby expressly covenants, warrants and repreeents t1mt it shall ~ 
without the prior written consent of the Borough, in the Borough's sole dfsoretion, 
subdivide or partition the Project Area into separate parcels. 
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(c) UNLESS OTHBRWISB EXPRESSLY APPROVED BY THE 
BOROUGH, IN THB BOROUGH·s SOLB DISCRBTION, IN nm BVBNT THAT 
THB RBDBVBLOPER SHALL SBVBR THB IMPROVBMBNTS FROM THE LAND, 
AS PROHIBITED PURSUANT TO SUBSECTION (a) ABOVB, OR SUBDIVIDE OR 
PARTITION TBB PROJECT ARBA lNTO SBPARATB PARCELS, AS PR.OHIBITBD 
PURSUANT TO SUBSECTION (b) ABOV:S.WITH THE BXCBPTION OF THB 
GROUND LBASB FROM FBDBRAL TO TIIB RBDBVBLOPBR.-TIIB BOROUGH 
MAY, AT ITS SOLE OPTION, TBRMJNATB nns FINANCIAL AGRBBMENT AND 
T.HB TAX BXBMPTION GRANTED BBRBIN AND THB PROJECT ARBA, 
INCLUDING THE IMPROVBMBNTS, SHALL BB ASSBSSBD AND TAXBD 
ACCORDING TO THB GBNBRAL LAW APPLICABLE TO ALL OTHBR 
NON-BXBMPT PROPERTY LOCATED WlTHIN nm BOROUGH. 

SECTION 8.03 8ubordinAfion of Pee Title 

It is expressly acknowledged, understood and agreed that the Owner and 
Redeveloper have the right, subordinate to the lien, as a matter of law, of the Annual 
Service Charge, and to the rights of tho Borough hereunder, to encumber the fee title to 
the land and the leasehold estate. including any Improvements related tbBreto, and that 
any such subordinate encumbrance shall not be deemed to be a violation of this Financial 
Agreement 

SECTION 8.04 Qperation of Project 

At all times during the term of this Agreement, the Project Area, inolucting any 
Improvements related 1hereto, shall be operated in aocordance with all applicable Jaws. 

ARTICLE IX 

SECTION !>.01 Waiyer 

Nothing contained m this .Pioancial Agreement or otherwise shall constitute a 
waiver or relinquishment by the Borough or the Redeveloper of any lig1dB and mmedles 
provided by law for violation of any of the conditions provided herein. Nothing herein 
shall be deemed to limit any right of recovery that the Borough has under Jaw, in equity,. 
or under any provision of this Financial Agreement. 
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ARTICLEX 
NOTICE 

SECTION 10.0l ~ 

Any notice required hereunder to be sent by any party to another party shall be 
sent 10 all other parties hereto simultaneously by certified or registmed mall, return 
receipt requested, hand delivery, or reputable owmight delivery service for next business 
day delivery, as follows: 

(a) When sent to 1he R.ecteveloper, as tho ground lessee as of the date 
hereot it shall be addressed as follows: 

fbrth. belo~ 

Bridge Carlmet I Urban Renewal, LLC 
One Gatehall Dl'ive, Suite 201 
Parsippauy, New Jersey 07054 

wlth copies to: 

Michael J. Caccavelli, Bsq. 
Zipp Tannenbaum & Caccawlli, LLC 
280 Raritan Center Parkway 
Bdison, New Jersey 08837 

(b) When sent to the ground lessor Owner, it shall be addressed as set 

Federal Business Centers, Jnc. 
Attention: Peter Visceglia 
Radtan Center Business Patlc 
300 Raritan Center Parkway 
Edison, New Jerser 08837 

(c) Ifto the Borough: 

Borough of Carteret 
Municipal Building 
61 Cooke Avenue 
Carteret, New Je.rsoy 07008 
Attn: Mayor and/or Borough Clerk 

with copy to: 

Matthew C. Karrenberg, Bsq. 
DeCotiis, FbPatrlck & Cole, LLP 
SOO Frank W. Burr Blvd. 
Teaneok, New 1emey 07666 
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ARTICLE XI 
~OMPLIANCE 

SECTION 11.01 Statutes and Ordinances 

Tho Redeveloper hereby expressly agrees at all times prior to the expiration or 
other termination of this Financial Agreement to .remain bound by the provisions of the 
Project Agreements, jf applicable, and all federal and State law, including without 
limitalion, the Acts and any 1aw1bl ontimmces and resolutions of the Borough. The 
Redeveloper's failure to comply with the Project Agreements (following the expiration of 
any notice and cure periods applloable thereto). if applicable, and such statutes, 
ordinances or resolutions sball constitute a violation and breach of this Financial 
Agreement. 

ARTICLE XII 
CONSJRUCTION 

SECTION 12.01 Construction 

This Financial Agreement shall be construed and enforced in accordance with the 
laws of the State, and without regard to or aid or any presumption or other rule requiring 
construction against the party drawing or causing this Fhumoial Agreement to be ~wn 
since counsel for both t1m Redeveloper, as die ground lessee as of the date hereat and the 
Borough have combined in their review and approval of same. · 

AR.TICL'EXIll 
INDDOOE[CATION 

SECTION 13.0l In"mnntfipatinn 

(a) It is hereby expressly acknowledged, understood and agreed that in 
the event the Borough shall be named as party defimdant in any action by reason of any 
breach, deikult or a violation of any of the provisions of this Financial Agreement and/or 
the provisions of the Acts by the Redeveloper, or any challenge to the valldity of this 
Financial Agreement, it being hereby expressly acknowledged 1hat as of the date :hereof 
t1Je Redeveloper is the ground lessee of the Project Area and tho owner of all 
Improvements related thereto, the Redeveloper shall indemnify and hold the Borough 
harmless ftom and against all liability, loss~ damages, demands, costs, claims, actions 
or expenses (including attorneys' fees and expenses) of every kind, cbaraoter and nature 
arising out of or resulting from tho action or inaction of the Redeveloper and/or by reason 
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of any breach, defimlt or a violation by Redeveloper of any of the provisions of this 
Financial Agreement, the provisions of the Acts, and/or any Federal or State law and/or 
any challenge to the validity of this Financial Agreement or the Project Agreements. 
except for any action or inaction by the Borough or any of its oftlccrs, officials, 
employees or agents. 

(b) In the event the Redeveloper alone is named a party defendant to 
any ac1ion of the type set forth in subsection (a) above, the Borough maintains the right to 
intervene as a party thereto, to which intervention the Redeveloper hereby expressly 
consents. and to carry out their own defense, at the Borough's expense. 

ARTICLE XIV 
DEJ'A'DLT 

SECTION 14.0l Default 

A default hereunder shall be deemed to have occurred if the Redeveloper 
1ilils to conform to the terms of this Finanoial Agreement, the Project Agreements, if 
applicable. or fails to perfonn any obligation imposed upon the Redeveloper by statute, 
ordinance or lawful regulation, beyond any applicable notice, cure or grace period. It is 
hereby expressly acknowledged and understood by the parties hereto that in the event of a 
demult by an Redeveloper which de&ult shall not otherwJse be cured or remedied in 
ar.cordance with the terms of this Finanoial Agreement or the Project Agreemenm, as 
applicable, the tax exemption ~ herein., at the option of the Borough, shall 
immediately cease and shall have no further force and effect and tho Project Area and the 
Improvements shall thereafter be assessed and 1axed accordhlg to the general law 
applicable to all other non-exempt .Property located within the Borough. 

SEcrION 14.02 Cpre Upon Default 

Should the Redeveloper be in default of any obligation under tliis Agreement, the 
Borough shall notify the Redeveloper in writing of said defitult. Said notice shall set 
forth with particularlty the basis of said default. Except as otherwise limited by law. the 
Redeveloper shall have ninety (90) days to cure any de&ult (other than a defimlt in 
payment of any installment of the Annual Service Charge in whioh case there shall be no 
cure period so long as the Borough timely provides the Redeveloper with a quarterly bill 
:fur the ADnua1 Service Chargcj subject to any grace period applicable under the Tax Sale 
Law. In the case of a default which cannot with diligence be remedied or cured, or the 
remedy or cure of which cannot be commenced, within tho 1htte periods set forth here~ 
the Redeveloper shall .have such additional time as reasonably necessary to remedy or 
cure such default provided that the Redeveloper shaD at all times act be acting with 
diligence, and in good faith, to remedy or cure such default as soon as practicable. Upon 
such default and cure period, it being hereby expressly aQlmowledged by the Redeveloper 
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that there shall be no cure period hereunder Jn the event of a. default in payment of the 
Annual Service Charge (except as provided above), the Borough shall have the right to 
proceed against the Project Ates, including any Improvements related thereto, pursuant to 
any and all applicable provisions of law. 

SECTION 14.03 Remedies 

In the event of a defilult of this Agreement by any of the parties hereto or a 
dispute arising between the parties in reference to the terms and provisions as set forth 
herein, other than those items specliically included as Material Con<litions herein, any 
party may apply to tho Superior Court ofNcw Jersey and/or the Tax Court ofNow Jersey 
or a Federal Court by an appropdate proceeding, to settle and resolve said dispute in such 
tashion as will tend to accompJish the pmposes of the Acts. In the event of a default on 
the part of the Redeveloper to pay 8!J1 iDataUment of the Land Taxes or the Annual 
Service Charge required by Article IV hereo( the Borough, in addition to ifs other 
remedies, speaifically and without llmitati~ reserves the rlght. to proceed against the 
Land and premises, in the numner provided by law, including without limitation, tho Tax 
Sale Law, and any act supplementary or amendatory thereo£ Whenever the word 
'Taxes" appears, or is applied, directly or implied, to mean taxes or municipal liens on 
~ such statutory provisions shall be read, as fat as it is pertinent to this Agreement, as 
if the Annual Service Charge were taxes ot municipal liens on land. In either case, 
however, ihe Redeveloper does not waive any defense it may havo to contest the rights of 
the Borough to proceed in the above-mentioned manner. 

SECTION 14.04 Rmnedie.cJ Upon De&ult Cumulative; No Waiver 

Subject to the provisions of Section 14.03 hereof and the other tenns and 
conditions of this·.Agreement, all of the remedies provided in this Phumoial Agreement to 
the Borough, and all rights and remedies gramed to it by law and equity shall be 
cumulative and concmnmt and no determination of tho invatlditJ of any pmvision of this 
Ffnanoial Agreement shall deprive 1he Borough of 8tJ1' of their mmedies or aetions 
against the Redeveloper or the· Project Ates. inolwting any Improvemams related thereto, 
because of the Redeveloper's failure to pay Land Taxes, the Annual Service Charge 
and/or any applicable muniolpal servloe charges and intemst payments. This right shall 
only apply to mearages that are due and owing at the time, and the bringing of any action 
for Land Taxes, Annual Service Charge or other charges_ or for breach of covenant or the 
JeSOrt of any other remedy herein provided for the recovery of Land Taxes, Annual 
Service Charges or other charges shall not be collStrued as a waiver of the right to 
proceed with an In Rem P'oreolosmo action consistent with the tams and provisions of 
tbe Tax Sale Law and this Agreement. Jn addition to all of i1s other rights and remedies, 
in the event of a default of this Fmencfal Agreement, the Borough may tmminate 1his 
Fblancial Agreement and the tax exemption granted herein shall immediately cease and 
shall have no further force and effect and the Project Area and the Improvements shall 
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thereafter be assessed and taxed according to the general law applicable to all other 
non-exempt property located within 1he Borougb. 

ARTICLE XV 
DESERVED 

ARTICLE XVI 
MISCELLANEOUS 

SECl10N 16.01 Conflict 
(a) The partie.9 agree that in the event of a conflict between the Exemption 

Application and this Financial Agreement, the language in this Financial Agreement shall 
govern and prevail. 

(b) The parties agree that in the event of a conflict between the Project 
Agreements and this Fmancial Agreemen; this Financial Agreement shall govern and 
prevail. 

SECTION 16.02 Oral R&presentations 

There have been no oral representations made by any of the parties hereto which 
are not contained m this Financial Agreement. This Financial Agreem~ the Ordinance, 
1he Exemption Application, and the Project Agreements constitute the entire agreement 
between the parties and there shall be no modifications thereto other 1han by a written 
instrument executed by the parties hereto and delivered to each of them. Notwithstanding 
anything containec1 herein to the contrary, no waiver of any rights granted hereunder and 
no modification or amendment to this Fmancial Agreement shall be effective, or 
otherwise have any force and effect without the express written consent of the parties 
hereto. 

SECl'ION 16.4>3 R.edevelcmer's Consent 

The Redeveloper hereby aolmowledges,, consents and agrees (a) to the amount of 
1ho Annual Service Charge and to the liens established m this Pinanolal Agreement. (b) 
that it shall not contest tho validity or amount of any such lien, and {c) that its remedies 
shall be limited to those specifically setforthhereJn and otherwise provided by law. 
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SECTION 16.04 Fin•nping Matters 

The financial infonnation required by the final paragraph ofN.1.S.A. 40A:20·9 is 
set forth in the Exemption. Application. 

SECI'ION 16.05 Filing with Local Government Seryices 

In accordance with N.J.SA 40A:20 .. J2, upon execution of this Financial 
Agreement, the Borough shall cause this Financial Agreement and the Ordinance to be 
filed with the Director of die DivJsion of Local Government Services in tho Depmtment 
of Community Affairs of the State. 

SECTION 16.06 B@Wding 

This entire Agreement and the Ordinance shall be filed and recorded with the 
Middlesex Coun1f Clerk such that this Financial Agreement and the Ordinance shall be 
reflected upon the land records of the County of .Middlesex as a munioipal lien upon and 
a covonant running with the Project Alea, including any Improvements related thereto. 
Upon the submission of the actual certified Total Project Costs by the Redeveloper to the 
Borough in accordance with Section 4.0S hmeot; the Estimated Total Project Costs set 
forth in .Exhibit C attached hereto shall be automatically updated and replaced with the 
actual eertltied Total Project Costs and sucli updated Exhibit C shall be deemed to be a 
part of this Agreement as if originally sot forth herein. 

SECl'ION 16.07 Deliyety to Tax Assepor 

The Clerk of the Borough shall deliver to tho Tax Assessor a certified eopy of the 
Ordinance along with an executed copy of this Financial .Agreement. Such delivery by 
the Borough Clerk to the Tax Assessor shall constitute the certification as reqWied in 
accordance with the Tax Exemption Law, including without limitation NJ.SA 40A:20· 
12. Upon such delivery, the Tax Assessor shall implement the tax exemption granted and 
provided herein and shall continue to enforco the tax exemption, without :further 
certification by the Borough Clerk, until the expiration of the tax exmnptlon in 
accordance with the terms hereof. 

SECTION lti.UB Am.endm;gts 

T.bis Agreement may not be amended, changed, modified, altered or terminate.cl 
without the written consent of the parties hereto. Jn the event that the Local Finance 
Board, in accordance with the Tax Bxemptlon Law, specifioally N.J.S.A 40A:20-18. 
shall implement a financial plan tllat shall require modification of this Financial 
Agreement, the Bomugb hereby expressly covenants, warrants and represen1S that it shall 
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not approve any modificatio.n if such modliication would a1tet, adjust, amend, revise or 
otherwise change (a) any Annual Service Charge due hereunder, or tho calculation 
thereof or (b) the date on which any Annual Service Charge shall be due hereunder. 

SECTION 16.09 Good Fsi1h 

In their dealings w.1tb each other, the parties agree that they shall act in good fidth. 

SECfION 16.10 Entire Document 

All conditions in the Ordinanee and the Bxemption Applioation are incorporated 
in~ Agreement and made a part hereof 

SEC'I'ION 16.12 Co1mt.etparts 

This Financial Agreement may be simultaneously executed m counterparts, each 
of which shall he an original and all of which shall constitute but one and the same 
instrument. 

[The remainder of this page is intentionally left blank-signature page to follow] 
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IN WITNESS WHEREOF, the parties have caused these presents to be executed 
as of tho day and year :6rst above written. 

ATTEST: REDEVELOPER 
Bridge Carteret I Urban Renewa~ L.L.C. 

Br-~·~·g J uager 

ATr.EST: BOROUGH OP CARTERET 

By. b).-.tf. ii--
Daniel J. Reiman, Major.:.· 

[SEAL] 
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f'e~ 7e,,£~; STATE OF -----~--7...,... __ ~ 

COUNTY OF---=--/ _t..,_. _d u_lf_J----"-~---) 

h The foregoing iJlstrument was acknowledged before me this fl_ day of 
J-wd , 2016, by JeffMilanaik, as The Manager of Bridge Carteret I Urban 

Renewal, LLC, a New Jersey limited liability company. 

Commission Expiration: - -------
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STATBOPNBWJBRSBY ) 

) 

COUNTY OPMIDDLBSBX) 

1 l Tho :begofng instmment was acknowledged befbxe me this J "1: day of 
~utrcLt. . 2016, by the Borough of Carteret (the "Borough"), a munieipal 

corporation of the state ofNew Jersey, by Daniel 1. Reiman, its Mayor, on behalf of the 
Borough. 

Robert J. Bergen, Bsq. 

AUomey at Law 

State ofNew Jersey 
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SCBEDULE.1 

METES AND B01JNDS DES~ON 

OF PROJECT AREA 
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Exemption AppHeatlon 

F.inancial AGreementBrldge CmtCJ!jJJRB as of Feb 10 2016 



APPLICATION FOR LONG TERM TAX EXEMPTION 

In accordance with the requirements of the Long Term Tax Exemption Law, N.J.S.A. 
40A:20-l et. seq., Bridge Carteret I Urban Renewal, LLC, a New Jersey limited liability 
company qualified as an urban renewal entity in accordance with the Long Term Tax Exemption 
Law, submits this application for a thirty (30) year Long Term Tax Exemption pursuant to 
N.J.S.A. 40A:20-8 ("Application") to the BOROUGH OF CARTERET, a municipal 
corporation in the County of Middlesex and the State ofNew Jersey (the "Borough"). 

1. Name of Applicant: Bridge Carteret I Urban Renewal, LLC (Bridge Carteret I URE"). 
See copy of filed Certificate of Formation for Bridge Carteret I URE which is attached as 
"Exhibit A". 

2. Address of Applicant: Bridge Carteret I Urban Renewal, LLC, One Gatehall Drive, 
Suite 201, Parsippany, New Jersey 07054. 

3. Identification of Property to be subject to the proposed tax exemption: The subject 
property consists of approximately 9.9003 acres of vacant land located on the tax map of 
the Borough of Carteret as Block 2802, Lot 12 with a street address of 900 Federal 
Boulevard. Please see Site Plan and Survey attached as "Exhibit B". Bridge Carteret I 
URE represents that Federal Business Centers, Inc. ("Federal'') is the owner of the Land 
and that the Bridge Carteret I URE shall lease the land from Federal for a term of fifty 
(50) years and one (1) month pursuant to a long term ground lease between the Bridge 
Carteret I URE and Federal. 

4. General description of the proposed redevelopment project: The project will consist 
of the construction of a 36-foot clear ceiling height, state of the art industrial building 
totaling approximately 206,500 square feet in size (the "Project"). The Project conforms 
to all applicable municipal ordinances, and the Project accords with the Federal 
Boulevard Redevelopment Plan and the master plan of the Borough. 

5. Total Project Cost Estimate: The estimated total project cost ("TPC") is approximately 
$17,356, 778. See Certification of estimated Actual Construction Costs attached as 
"Exhibit C". 



6. Description of the anticipated benefits to the municipality and the community 
arising out of or related to the proposed redevelopment project: During construction 
of the facility, a number of skilled construction workers will be employed, with such 
workers including electricians, ironworkers, carpenters and other applicable trades. It is 
estimated that upon completion the project will create in excess of 125 permanent jobs. 

The long term tax exemption requested is an integral part of the development and is 
required so that the project can compete on an equitable footing with comparable 
industrial buildings with the mwtlcipality and surrounding Port Elizabeth/Port Newark 
industrial market. The long term tax exemption is further necessary so that the property 
will be economically viable due to the cost of environmental remediation. 

The benefits of the project as compared to the costs are significant. There will be 
significant job creation both during construction and after construction. The tax 
exemption will enable the project to move forward and the Municipal services associated 
with this development when completed will be minimal compared to the significant 
benefits generated consisting of jobs as well as increased revenue to the municipality. 

The grant of the long term tax exemption will permit Bridge Carteret I URE to redevelop 
a vacant and fallow site into a productive, useful and job-creating property. Currently, 
the property pays only about $95,000 per year in real estate taxes. Upon completion, the 
Project would pay an annual service charge of more than $464,000 in the first year of 
operation, and total annual service charges of more than $18,700,000 over the thirty (30) 
year term of the tax exemption. 

7. Fiscal Plan: An estimated Fiscal Plan for the Project is attached as "Exhibit D". The 
estimated Fiscal Plan outlines a schedule of projected annual gross revenue for the 
Project, estimated expenditures for the maintenance and operation of the Project, ground 
rent, and debt service. Additionally, the Fiscal Plan sets forth the projected Annual 
Service Charges payable from Bridge Carteret I URE to the Borough pursuant to the the 
financial agreement to be entered into between Bridge Carteret I URE and the Borough. 

8. The source, method and amount of money to be subscribed through the investment 
of private capital, setting forth the amount of stock or other securities to be issued 
therefor or the extent of capital invested and the proprietary or ownership interest 
obtained in consideration therefor: The Project will be :financed with a combination of 
traditional debt :financing and equity investment by the owners of Bridge Carteret I URE. 
No stock or securities will be issued in conjunction with the :financing of the Project. The 
Project will be :financed with approximately 35% of the total project cost derived through 
the equity investments of the owners of Bridge Carteret I URE, with the remaining 65% 
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of the total project cost financed by a conventional bank mortgage loan with an initial 
principal loan amount of $10,709,600. 

9. Financial Agreement: A proposed Financial Agreement conforming to the provisions of 
N.J.S.A. 40A:20-9 is attached hereto as "Exhibit E". 

I certify that all of the foregoing initialed statements made by me are true. I am aware that if any 
of the foregoing initialed statements made by me are willfully false, I am subject to punishment. 

Date: _2.._-_:2._'2_---#--(_.,.~­
' 

-3-

Bridge Carteret I 
Urban Renewal, LLC 
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Certificate of Formation 
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II' 

STATE OF NEW JERSEY 
DEPARTMENT OF TREASURY 

FILING CERTIFICA710N (CERTIFIED COPY) 

BRl:DGB CAll'l'ERE'l' :t tJR3AR RENEWAL, LLC 

0600425819 

I, the Treasurer of the State of New jersey, 
do hereby certify, that the above named business 
did file and record in this dep_artment a 
Certificate of Formation on October 29th, 2015 
and that the attached is a true copy of this 
document as the same is taken from and compared 
with the original(s) filed in this office and now 
remaining on file and of record. 

Cenlflcare Number: IJ7SS464J 

V1tf& rhu cenlfimtt: onlint: at 

h1rp.r:IA~i.•/.sta1e.nj.uslTYTR_StantlingCut/JSP/Vuih-Ct:rt.jsp 

Pap I of l. 

IN TESTIMONY WHEREOF, I have 
hereunto set my hand and affixed 

my 0./ficial Seal at Trenton, this 

2nd day of November, 2015 

Robert A Romano 
Acting State Treasurer 



Mall lo: PO Dos 308 STATE OF NEW JERSEY 
DIVISION OF REVENUE 

RECEIVED 
Ch·~rai:ht o: 33 \Vest Slare a 

·Trmton.NJ CJ86.C6 Z~'3c(WUllis 
.. FEE ammRED" PUBLIC RECORDS FILING FOR NEW BUSINESS ENTITY 

Fill out all infonnation below INCLUDING INFORMATION FOR ITEM 11, and sign in the space provided. i>•-~A '"~te that once filed, 
this fonn constitutes your original cenificate of incorporntion/fonnation/registration/authority, and the information contained in the filed 
fonn is considered JWb)k. Refer to the instructions for delivery/return options, filing fees and field-by-field requirements. Remember to 
remit the appropriate fee amount. Use attachments if more space is required for ony field, or if you wish to add articles for the public record. 

r. Business Name: Bridge Carteret I Urban Renewal, LLC 

2. Type or Buslneu Entity: _b_ J:.. _Q_ 
(Sec Instructions for Codes, Pogc 21. Item 2) 

4. Stock (Domestis Corporations only; l .. LCs and Nun·Pmfil h:n\'c hlnnk): 

6. State o['Form~tton/lncorpomtion (Foreign Entities Only): 

8. Con&nct lnformndon: 

3. Businc.11s Purpose : Redevelopment Proiect 
(Sec Instructions, Pugc 22. ltcm 3) 

Registered Agent Name: Michael J. Caccavelli, Es ., Zi Tannenbaum & Caccavelli, LLC 

Regjsterccl Office· 

(Must be a New Jersey smi address) 

Street 280 Raritan Center Parkway Street Bridge Dvlpmnt; One Gatehall Or., Suite 201 

City Edison Zip 08837 City Parsippany State NJ Zip 07008 

9. Monogemcnt (Domestic Corporations and Limited Partnerships Only) 
• For·Protit and Professional Corporations list initinl llonrd of Dircccors, minintum of t; 
• Domestic Non· Profits list Board of Trustees, minimum or 3: 
• Limited Partnerships list all General Purtm:rs. 

Nome SU\."Cl Addn:ss City State Zip 

Tht $fgnalura belo\Y certify tb11t the bus1ncss catil)' hns complied \\ilh aall 11pplfcuhlc filing requirements pununnt lo Ille 1nws or llu: St1ate or New Jcrsc)·· 

10. lncorporators (Domestic Corporations Only. minimum or I) 
Nome Street Address C:ity State Zip 

c llcconl (Sec lnslructions for Information on Signalure Requirements) 

Title Dale 

Michael J. Caccavelli Authorized Rep. 10/23/15 
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CHm CHRISTIE 
Gooanor 

KIM GUADAGNO 
Lt. GlllNll'llOr 

s;tate of .fietu 31 ersep 
DEPARTMENT OP COMMUNITY MAIRS 

101 SoUTH BROAD STREEI' 
PO Box BOS 

TRENTON, NJ os&;.osos 

DEPARTMENT OF COMMUNITY AFFAIRS 

TO: State Treasurer 
RE: BRIDGE CARTERET I URBAN RENEWAL, LLC 

File# 1666 
An Urban Renewal Entity 

CHARLES A. ll.tCHMAN 
Coinrnl#IOflllr 

This Is to certify that the attached CERTIRCATE OF FORMATION OF AN URBAN RENEWAL 
ENTITY has been examined and approved by the Department of Community Affairs, pursuant to the 
power vested.in it underthe•LongTerm Tax Exemption Law.a P.L 1991, c.431. · 

Done this :Jj_ #Jf.day of ~r 20 t.S at Trenton, New Jersey. 

I New Jersey is 011 E:qrral Opparlunily Emp/O)lfr • Printed 011 Recycled paper a11d Rec~lab/e 



CERTIFICATE OF FORMATION 

OF 

BRIDGE CARTERET I URBAN RENEWAL, LLC 

THE UNDERSIGNED, of the age of eighteen years or over, for the purpose of 
forming a limited liability company pursuant to the provisions of Title 42:2C, the New 
Jersey Limited Liability Company Act, of the New Jersey Statutes, and Title 40A:20, 
the New Jersey Long Term Tax Exemption Law, of the New Jersey Statutes, does 
hereby execute the following Certificate of Formation: 

FIRST: The name of the Company is "BRIDGE CARTERET I URBAN 
RENEW AL, LLC" (the "Company"). 

SECOND: The address of the Company's initial registered agent in the State of 
New Jersey is c/o Zipp & Tannenbaum, LLC, 280 Raritan Center Parkway, Edison, New 
Jersey 08837, Attention: Michael J. Caccavelli. The name of its initial registered agent 
at such address is Michael J. Caccavelli. 

THIRD: (a) The purposes for which this Company is formed shall be to operate 
under P.L.1991, c.431 (C.40A:20-1 et seq.) and to initiate and conduct projects for the 
redevelopment of a redevelopment area pursuant to a redevelopment plan, or projects 
necessary, useful, or convenient for the relocation of residents displaced or to be 
displaced by the redevelopment of all or part of one or more redevelopment areas, or 
low and moderate income housing projects and, when authorized by financial agreement 
with the BOROUGH OF CARTERET (the "Municipality"), to acquire, plan, develop, 
construct, alter, maintain or operate housing, senior citizen housing, business, 
industrial, commercial, administrative, community, health, recreational, educational or 
welfare projects, or any combination of two or more of these types of improvement in a 
single project, under such conditions as to use, ownership, management and control as 
regulated pursuant to P .L.1991, c.431 (C.40A:20-1 et seq.). 

(b) So long as the Company is obligated under financial agreement with 
the Municipality made pursuant to P.L.1991, c.431 {C.40A:20-1 et seq.), it shall engage 
in no business other than the ownership, operation and management of the project. 

(c) The Company has been organized to serve a public purpose. Its 
operations shall be directed toward: (1) the redevelopment of redevelopment areas, the 
facilitation of the relocation of residents displaced, or to be displaced, by 
redevelopment, or the conduct of low and moderate income housing projects; (2) the 
acquisition, management and operation of a project, redevelopment relocation housing 
project, or low and moderate income housing project under P .L.1991, c.431 (C.40A:20-
1 et seq.). The Company shall be subject to regulation by the Municipality, and to a 
limitation or prohibition, as appropriate, on profits or dividends for so long as the 



"' .. 

Company remains the owner of a project subject to the terms of P .L.1991, c.431 
(C.40A:20-1 et seq.). 

(d) The Company shall not voluntarily transfer more than ten percent 
(10%) of the ownership of the project, or any portion of a project undertaken by it 
under P.L.1991, c.431 (C.40A:20-l et seq.), until it has first removed both itself and the 
ptoject from all restrictions of P.L.1991, c.431 (C.40A:20-1 et seq.) in the manner 
required by P.L.1991, c.431 (C.40A:20-I et seq.) and, if the project includes housing 
units, has obtained the consent of the Commissioner of Community Affairs to such 
transfer; with the exception of transfer to another urban renewal entity, as approved by 
the Municipality, which other urban renewal entity shall assume all contractual 
obligations of the transferor entity under the financial agreement with the municipality. 
the Company shall file annually with the governing body of· the municipa:lizy a 
disclosure of the persons having an ownership interest in the project, and of the extent 
of the ownership interest of each. Nothing herein shall prohibit any transfer of the 
ownership interest in the Company itself provided that the transfer, if greater than 10% 
(ten percent), is disclosed to the municipal governing body in the annual disclosure 
statement or in correspondence sent to the Municipality in advance of the annual 
disclosure statement referred to above. 

( e) The Company shall be subject to the provisions of Section 18 of 
P.L.1991, c.431 (C.40A:20-18) respecting the powers of the municipality to alleviate 
financial difficulties of the Company or to perform actions on behalf of the Company 
upon a determination of financial emergency. 

(f) Any housing units constructed or acquired by the Company shall be 
managed subject to the supervision of, and rules adopted by, the Commissioner of 
Community Affairs. 

FOURTH: The Company shall have perpetual existence. 

FIFTH: The effective date of this Certificate of Formation shall be the date of 
filing with the State of New Jersey Department of Treasury. 

IN WITNESS WHEREOF, the undersigned has executed this Certificate of 
Formation on this 3- day of October, 2015. 

,/.£/ 
Michie! J. Caccavelli, Esq. 



EXBIBITB 

Site Plan and Survey for the Project 
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Certification of Estimated Actual Construction Cost of the Project 
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STATE OF NEW JERSEY) 
)SS 

COUNTY OF ) 

PAC URBAN RENEWAL NORTH AMERICA I. LLC: 
ARCHITECT/ENGINEER'S ESTIMATE OF ACTUAL CONSTRUCTION COST 

In accordance with the Application for a Long-Term Tax Abatement ("Application"), 
between Bridge Carteret I Urban Renewal, LLC ("Bridge Carteret I URE") and the Borough 
of Carteret ("Municipality"), the undersigned certifies to Bridge Carteret I URE and the 
Municipality as follows: 

1. I am independent architect/engineer licensed to practice in the State of New Jersey 
(License No . .:33 i.?? ). 

2. The Project will consist of a 206,500 square foot industrial building referred to as. 
Serving as architect/engineer, I am familiar with the proposed construction of the facility, including 
the realty improvements that are the subject of the Application (the "Project"). 

3. To the best of my knowledge, information and belief, based on review of Project 
Plans and the estimated Project construction costs, as shown by the plans and other data provided 
by Bridge Carteret I URE, the projected Total Project Cost for the Project, including soft costs, is 
$17,356,778, which costs are detailed on the attached EXHIBIT A. 

4. I am providing this certificate, at Bridge Carteret I URE's request, for the limited 
purpose of compliance with the application requirements for a Long-Term Tax Exemption. This 

certificate may not be used f:r any other purpose withok?'l -

·---- Nai'iie: ~"-f!?o,i_c..6-<c_ 
Title: QI"\....£:>~~,.-=-,,....,~ 0cc-~ .. v~ 

Sworn to and subscribed before me this 
l. ~ day of February, 2016. 

Name: 
[Notary Public of 

)--, ' c.l, n e) t.J. Ci c cc-..-e/ /J 

A Y~ -Ar~~ 



PROJ: BRIDGE CARTERET 1 
900 Federal Blvd 
Carteret, NJ 

LAND COSTS 

Purchase Price 
Land Acquisition Costs 

EXHIBIT II A" 
PROJECT ESTIMATE 

LAND AREA (Ac): 
BUILDING (SF): 

ITEM DESCRIPTION 

10 
206,500 

taplltallzed Ground Lease Payments & Real Estate Tax - Pre Construction carry 

$ 
$ 

s 

BUDGET ESTIMATE 
SUBTOTALS COST PER 

SF 

- $ . 
265,000 $ 1.28 

307,946 $ 1.49 

$ 572,946 $ 2.77 

CONSTRUCTION COSTS 
Shell construction $ 9,741,739 $ 47.18 

Tenant Improvements $ 970,550 $ 4.70 

Vapor Barrier $ 258,125 $ L25 

$ 10,970,414 $ 53.13 

SOFT COSTS 

Development Fee $ 667,568 $ 3.23 

Legal - Leasing $ 15,000 $ 0.07 

NJ Smart Growth Fee $ 413,000 $ 2.00 

Real Estate Taxes - During/Post Construction $ 507,304 $ 2.46 

Insurance • Liability $ 15,000 $ 0.07 
Letter of Credit/Inspection Fees $ 40,000 $ 0.19 

Title/Survey Fees $ 75,000 $ 0.36 

Marketing $ 100,000 $ 0.48 

Common Area Maintenance - Post Construction $ 94,646 $ 0.46 

Leasing Commissions $ 954,407 $ 4.62 

Building Permit Fee $ 850,000 $ 4.12 

Professional Fees $ 250,000 $ 1.21 

County I State I Utlllty Fees $ 75,000 $ 0.36 

Bonds $ 25,000 $ 0.12 

capitalized Ground lease Payments $ 7U,500 $ 3.45 

Misc Soft Costs $ 100,000 $ 0.48 

$ 4,894,425 $ 23.70 

FINANCING COSTS 

Financing Fee - Lender $ 90,620 $ 0.44 

Interest Carry $ 328,373 $ 1.59 

$ 418,993 $ 2.03 

TOTAL$ 16,856,778 $ 81.63 

Contingency $ 500,000 $ 2.42 

TOTAL $ 17,356,778 $ 84.05 

Paga 1of1 

DATE: 2/'2.2/2016 



EXHIBITD 

Fiscal Plan for the Project 

_7 ... 
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Record and Return to: 

Matthew C. Karrenberg, Esq. 
DeCotiis, FitzPatrick & Cole, LLP 
500 Frank W. Burr Boulevard 
Teaneck, New Jersey 07666 

FINANCIAL AGREEMENT 

TIDS FINANCIAL AGREEMENT (hereinafter "Agreement" or "Financial 
Agreement"), made this _th day of , 20 I 6, by and between BRIDGE 
CARTERET I URBAN RENEW AL, LLC, a New Jersey limited liability company 
qualified as an urban renewal entity in accordance with the Long Term Tax Exemption 
Law of 1992, constituting Chapter 431 of the Pamphlet Laws of 1991 of the State ofNew 
Jersey (the "State"), and the acts amendatory thereof and supplemental thereto (the "Tax 
Exemption Law", as codified in N.J.S.A. 40A:20-1 et seq.), including any successors and 
assigns (the "Redeveloper" or the "Redeveloper") and the BOROUGH OF 
CARTERET, a municipal corporation in the County of Middlesex and the State of New 
Jersey (the "Borough"). 

WITNESS ETH: 

WHEREAS, the Borough Council has adopted an ordinance approving and 
adopting the Federal Boulevard Redevelopment Plan (the "Redevelopment Plan") in 
accordance with the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-l et 
seq., as amended and supplemented (the "Redevelopment Law'' and together with the 
Tax Exemption Law, the "Acts"); and 

WHEREAS, the Redevelopment Plan relates to certain properties within the 
Borough, specifically Block 49.01, Lots 4, 9 and 11; Block 49.02; Lot 2, Block 64.01, 
Lots I, 2, 3, 4.01, 4.03, 4.04, 5, 6.01, 6.02, 7 and 8; Block 64.02, Lots I, 2.01, 2.02, 3 and 
7 (collectively the "Redevelopment Area"); and 

WHEREAS, the Redeveloper is the ground lessee of that parcel of real property 
located within the Redevelopment Area at 900 Federal Boulevard and which is 
designated on the Official Tax Map of the Borough as Block 2802, Lot 12, fonnerly 
designated as Block 64.1, Lot 8 (the "Project Area"); and 

WHEREAS, the Redeveloper intends to construct upon the Project Area a 
warehouse facility of approximately 206,500 square feet, along with approximately 125 
parking spaces, appropriate fencing, screening and landscape improvements; 

Financial AGreement Bridge Carteret I URE as of Feb I 0 2016 



WHEREAS, on August 6, 2015, the Borough Council adopted resolution number 
15-173, authorizing the execution and delivery of a redevelopment agreement and 
designating the Redeveloper as redeveloper of the Project Area; and 

WHEREAS, on , 2016, the Borough and the Redeveloper entered 
in that certain agreement (the "Redevelopment Agreement") governing the 
redevelopment of the Project Area; and 

WHEREAS, pursuant to and in accordance with the provisions of the Tax 
Exemption Law, the Borough is authorized to provide for tax abatement within a 
redevelopment area and for payments in lieu of truces; and 

WHEREAS, the Redeveloper has submitted an application to the Borough for the 
approval of the Project, as such term is defined herein, as an urban renewal project, as 
such tennis used in the Tax Exemption Law, all in accordance with N.J.S.A. 40A:20-8 
(the "Exemption Application", a copy of which is attached hereto as Exhibit A); and 

WHEREAS, on , 2016, the Borough Council finally adopted 
Ordinance No. 16-__ entitled "An Ordinance of the Borough of Carteret Authorizing 
the Execution and Delivery of a Financial Agreement by and between the Borough of 
Carteret and Bridge Carteret I Urban Renewal, LLC (the "Ordinance", a copy of which is 
attached hereto as Exhibit B); and 

WHEREAS, the Borough and the Redeveloper have reached agreement with 
respect to, among other things, the terms and conditions relating to the Annual Service 
Charges, as such tenn is defined herein, for the Project Area and desire to execute this 
Financial Agreement. 

NOW, THEREFORE, in consideration of the mutual covenants herein contained 
and for other good and valuable consideration, the receipt and sufficiency of which is 
hereby acknowledged, it is mutually covenanted and agreed as follows: 
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ARTICLE I 
GENERAL PROVISIONS 

SECTION 1.01 General Definitions 

(a) The following terms shall have the respective meanings ascribed to 
such terms in the preambles: 

Acts 
Agreement 
Borough 
Exemption Application 
Financial Agreement 
Ordinance 
Project Area 
Redeveloper 
Redevelopment Agreement 
Redevelopment Area 
Redevelopment Law 
Tax Exemption Law 

(b) The following terms as used in this Financial Agreement shall, 
unless the context clearly requires otherwise, have the following meanings: 

Allowable Net Profit - The annual amount of Net Profit not otherwise in excess 
of the Allowable Profit Rate. 

Allowable Profit Rate - The annual percentage rate as set forth in N.J.S.A. 
40A:20-3(b ). 

Annual Gross Revenue - The annual gross revenue of the Project as defined 
within N.J.S.A. 40A:20-3(a). 

Annual Service Charge - The annual amount of payments in lieu of taxes due and 
payable by the Redeveloper of the Project Area to the Borough as calculated in 
accordance with the tenns hereof. The term Annual Service Charge shall have the same 
meaning, purpose, force and effect, as the term "Annual Service Charge" shall have in 
accordance with the Acts. 

Auditor's Report - A complete financial statement, the contents of which have 
been prepared in a manner consistent with GAAP and that fully details all items as 
required by the Tax Exemption Law, including without limitation, (a) the terms and 
interest rate on any mortgage(s) associated with the Project Area, and/or any 
Improvements related thereto, (b) the Net Profit for the period shown, including the 
calculation thereof, and ( c) such details as may relate to the financial affairs of the 
Redeveloper and to its operation and performance hereunder, and that has been certified 
as to its conformance with such standards by a certified public accountant who is, or 
whose firm is, licensed to practice that profession in the State. 
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Certificate of Occupancy - The document issued by the Borough in accordance 
with the New Jersey Administrative Code, authorizing the occupancy of a building or 
structure, or a portion thereof, on the Project Area. 

Completion Date - shall mean the date that a Certificate of Occupancy, whether 
temporary or pennanent is issued authorizing occupancy of the building as a warehouse 
facility pursuant to N.J.S.A. 52:27D-133. 

Estimated Total Project Costs -The estimated Total Project Costs, as of the date 
hereof, and as set forth in Exhibit C attached hereto. 

Excess Net Profit - In any given year, an amount equal to the sum of (a) the Net 
Profit, minus (b) the Allowable Net Profit. 

GAAP - Generally accepted accounting principles as in effect from time to time 
in the United States of America. 

Improvements - Shall mean, individually or collectively, as the case may be, the 
improvements approved by the Borough to be constructed and/or renovated on, in or 
under the Project Area in accordance with the Redevelopment Agreement. 

In Rem Tax Foreclosure - A summary proceeding by which the Borough may 
enforce the lien for taxes or other municipal charges due and owing by a tax sale, all in 
accordance with the Tax Sale Law. 

Land Taxes - The taxes assessed on the value of the land portion, exclusive of the 
value of any Improvements related thereto, of the Project Area in accordance with 
generally applicable law. 

Material Condition - Shall have the meaning applied to such term as set forth in 
Section 4.06 hereof. 

Net Profit - The Annual Gross Revenue of the Redeveloper less all annual 
operating and non-operating expenses of the Redeveloper, all determined in accordance 
with GAAP and the Tax Exemption Law, specifically N.J.S.A. 40A:20-3(c). 

Owner - Shall mean the party which is the owner and ground lessor of the land 
comprising the Project Area., it being hereby expressly acknowledged by the parties 
hereto that as of the date hereof the Redeveloper is the ground lessee and Federal 
Business Center, Inc. is the owner and ground lessor of the land comprising the Project 
Area. 

Project - Shall have the meaning ascribed to such term in the Exemption 
Application and the Redevelopment Agreement. 

Project Agreements - Shall mean, individually or collectively, as the case may be, 
the Redevelopment Agreement and any and all other agreements by and between the 
Redeveloper and the Borough. 

Project Completion Date - The date on which each and every Improvement of the 
Project shall be completed as set forth in the Construction Schedule attached hereto as 
Exhibit E. 
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Redeveloper: Shall mean any person, company or Redeveloper that shall obtain, 
accept or claim the Redeveloper's ground lease interests in the Project Area, the 
Improvements, and this Financial Agreement, whether by sale, grant, award, gift, transfer 
or otherwise, it being hereby expressly acknowledged by the parties hereto that as of the 
date hereof the Redeveloper is the ground lessee of the Project Area. 

Tax Assessor - The tax assessor for the Borough. 

Tax Sale Law - N.J.S.A. 54:5-1 et seq., as the same may be amended and 
supplemented from time to time. 

Total Project Cost-The Project costs included in each of the categories set forth 
in N.J.S.A. 40A:20-3{h), exclusive of any pennitted exclusions included therein. 

Urban Renewal Entitv- Shall have the meaning as such term is defined, used and 
applied in the Tax Exemption Law. 

SECTION 1.02 Exhibits Incorporated 

All exhibits and schedules referred to in this Financial Agreement and attached 
hereto are incorporated herein and made part hereof. Such exhibits and schedules 
include: 

Schedules 

Schedule 1 Metes and bounds description of all real property located within 
the Project Area 

Exhibits 

Exhibit A 

Exhibit B 

Exhibit C 

Exhibit D 

Exhibit E 

Exemption Application 

Ordinance 

Estimated Total Project Costs 

Formation Documents of the Redeveloper, as the ground lessee as 
of the date hereof 

Construction Schedule 
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SECTION 2.01 

ARTICLE II 

APPROVAL 

Borough Approval of Tax Exemption 

Pursuant to the Ordinance, any and all Improvements shall be exempt from 
taxation as provided for herein and in the Tax Exemption Law. In accordance with the 
Tax Exemption Law, including without limitation N.J.S.A. 40A:20-12, such tax 
exemption shall constitute a single continuing exemption from local property taxation for 
the duration of this Financial Agreement. The Project shall be as described in the 
Exemption Application and the Redevelopment Agreement and the Redeveloper hereby 
expressly covenants, warrants and represents that the Project Area, including any 
Improvements related thereto, shall be used, managed and operated for the purposes set 
forth in the Exemption Application and in accordance with the Redevelopment 
Agreement and the Acts. Prior to the Completion Date, the Project Area, including any 
and all improvements related thereto, shall be assessed and taxed according to the general 
law applicable to all other non-exempt property located within the Borough. 

SECTION 2.02 Borough Approval of Project to be Undertaken by the 
Redeveloper 

Approval is hereby granted by the Borough to the Redeveloper for the 
development, financing, acquisition, construction, management and operation of the 
Project, which shall in all respects comply and confonn to the Redevelopment Agreement 
and all applicable statutes of the State, and the lawful regulations made pursuant thereto, 
governing land, building(s) and the use thereof. Attached hereto as Exhibit Dis a true 
copy of the certificate of formation of the Redeveloper, as the ground lessee of the 
Project Area as of the date hereof. 

SECTION 2.03 Improvements to be Constructed 

The Redeveloper hereby covenants, warrants and represents that it will construct 
and/or renovate the Project Area in accordance with the Redevelopment Agreement. 

SECTION 2.04 Construction Schedule 

The Redeveloper covenants, warrants and represents to diligently undertake 
construction and completion of the Project in accordance with the Construction Schedule 
attached hereto as Exhibit E, subject to uncontrollable delays as defined in the 
Redevelopment Agreement. . 
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SECTION 2.05 Ownership, Management and Control. 

The Redeveloper represents that Federal Business Centers, Inc. ("Federal") is the 
owner of the Land and that the Redeveloper shall lease the land from Federal for a term 
of fifty (50) years and one {I) month pursuant to a long tenn ground lease between the 
Redeveloper and Federal. The Redeveloper further represents that it shall construct and 
own the Improvements on the Land. In light of the severance of rights in the Land and 
lmpr?~ements, the Borough's's grant of a long tenn tax exemption herein is expressly 
cond1t1oned upon the Redeveloper or pennitted successors and assigns obtaining a long 
tenn leasehold interest in the Property and ownership of the Improvements and thereafter 
continuing to hold these rights in the Property for the full term of this Financial 
Agreement. 

ARTICLE III 

DURATION OF AGREEMENT 

SECTION 3.01 Tenn 

(a) It is hereby expressly understood and agreed by the parties that this 
Agreement, including the obligation to pay the Annual Service Charges required under 
Article IV hereof and the tax exemption granted and referred to in Section 2.01 hereof, 
shall commence on the Completion Date and shall, provided that there shall not be a 
default under this Financial Agreement or the Project Agreements, remain in effect, for a 
period of thirty (30) years from the Project Completion Date, but in no event, for a period 
longer than thirty-five (35) years from the date hereof. Upon the expiration of the tax 
exemption granted and provided for herein, the Project Area, including any 
Improvements related thereto, shall thereafter be assessed and taxed according to the 
general law applicable to all other non-exempt property located within the Borough. 

(b) If at any time during the tenn of this Financial Agreement there 
shall be a default by the Redeveloper of any or all of the provisions of this Financial 
Agreement or the Project Agreements, which default shall not have otherwise been cured 
or remedied in accordance with the terms hereof or thereof, this Financial Agreement 
shall automatically terminate and the Project Area, including any Improvements related 
thereto, shall thereafter be assessed and taxed according to the general law applicable to 
all other non-exempt property located within the Borough. 

( c) Upon the expiration of the tax exemption provided for herein, all 
restrictions and limitations of this Financial Agreement imposed upon an Redeveloper 
and the Project Area, including the Improvements related thereto shall terminate upon the 
end of the fiscal year of the Redeveloper, in accordance with N.J.S.A. 40A:20A-13, 
provided that the Redeveloper has rendered the Redeveloper's final accounting in 
accordance with N.J.S.A. 40A:20A-12 and the Borough has accepted such final 
accounting. The exceptions to such afore-mentioned termination of restrictions and 
limitations are the following obligations which shall survive tennination of the tax 
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exemption provided that such excepted restrictions or limitations arose within the 
effective dates of the tax exemption: (i) the requirement to make payment of any unpaid 
Annual Service Charge, (ii) the requirement to make payment to the Borough of any 
reserves, Net Profit, or Excess Net Profit, if applicable, in accordance with Article VII 
hereof, and (iii) any and all related and available remedies of the Borough concerning 
exceptions (i) and (ii) of this provision. 

SECTION 3.02 Voluntary Tennination 

(a) In accordance with the Tax Exemption Law, including without 
limitation N.J.S.A. 40A:20-9(g) and 13, at any time after one (I) year from the Project 
Completion Date, an Redeveloper may voluntarily terminate this Financial Agreement 
and relinquish its status under the Acts. 

(b) Notwithstanding anything contained in this Financial Agreement to 
the contrary, in the event that an Redeveloper shall voluntarily terminate this Financial 
Agreement, all in accordance with Section 3.02(a) hereof, the tax exemption provided for 
in this Financial Agreement shall no longer be applicable to the Project Area or any 
Improvements related thereto, and the Project Area, including any and all of 
Improvements related thereto, shall thereafter be assessed and taxed according to the 
general law applicable to all other non-exempt property located within the Borough. 

( c) Notwithstanding anything contained in this Financial Agreement to 
the contrary, in the event that an Redeveloper shall voluntarily terminate this Financial 
Agreement, all in accordance with Section 3.02(a) hereof, the date of such termination 
shall be deemed the close of the fiscal year of the Redeveloper, all in accordance with the 
Tax Exemption Law, including without limitation N.J.S.A. 40A:20-13. 

SECTION 3.03 Ap_portionment 

Notwithstanding anything contained in this Financial Agreement to the contrary, 
in the event that this Financial Agreement shall be terminated, the procedure for the 
apportionment of any taxes and/or Annual Service Charges, as applicable, shall be the 
same as would otherwise be applicable to, in accordance with the laws of the State, any 
other property located within the Borough upon a change in the exemption or tax status 
of such property, such that the property will be returned to the tax rolls via added 
assessment. 

ARTICLE IV 
ANNUAL SERVICE CHARGE 

SECTION 4.01 Commencement of Annual Service Charge 

The Redeveloper shall be responsible for payment of the Annual Service Charge 
commencing on the Completion Date, with the actual payment of the Annual Service 
Charge in accordance with Section 4.02. 
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SECTION 4.02 Payment of Annual Service Charge 

. (a) The Annual Service Charge shall be due and payable in equal quarterly 
mstallments on each No:'ember I, February 1, May I and August I after the Completion 
Date. The Annual Service Charge shall be prorated in the year in which the Completion 
Date begins and the year in which this Financial Agreement shall terminate, such that the 
Redeveloper shall pay the amount of the prorated Annual Service on the quarterly 
payment date immediately following Commencement. In the event that the Redeveloper 
fails to timely pay any installment, the amount past due shall bear the highest rate of 
interest permitted under applicable State law in the case of unpaid taxes or tax liens on 
land until paid. 

(b) Each installment payment of the Annual Service Charge is to be made to 
the Borough and shall be clearly identified as "Annual Service Charge Payment for the 
[Name of Redeveloper] Urban Renewal Project". 

( c) Provided the Borough timely bills the Redeveloper for the Annual Service 
Charge, if any installment of the Annual Service Charge is not paid to the Borough in 
accordance with this Financial Agreement on the date and in the full amount scheduled to 
be paid, the Redeveloper hereby expressly waives any objection or right to challenge the 
use by the Borough of the enforcement of remedies to collect such installment of the 
Annual Service Charge as are afforded the Borough by law, including without limitation 
the Tax Sale Law. Prior to commencing any such enforcement of remedies to collect the 
Annual Service Charge, the Borough shall comply with all legal requirements under the 
Tax Sale Law, N.J.S.A. 54:5-1, et. seq. 

SECTION 4.03 Annual Service Charge 

(a) The Annual Service Charge shall be equal to an amount calculated as 
follows: 

(i) For each of the first six (6) years from the Completion Date the 
Annual Service Charge shall be equal to the greater of (a) ten percent (10%) of the 
Annual Gross Revenue or (b) $2.25 per square foot of the warehouse facility; 

(ii) For each of the years seven (7) through ten (I 0) from the 
Completion Date, the Annual Service Charge shall be equal to the greater of (a) ten 
percent ( 10%) of the Annual Gross Revenue, (b) $2.50 per square foot of the warehouse 
facility or ( c) twenty percent (20%) of the real property taxes otherwise due on the value 
of the Land and the Improvements; 

(iii) For each of the years eleven (11) through fifteen (15) from the 
Completion Date, the Annual Service Charge shall be equal to the greater of (a) ten 
percent (10%) of the Annual Gross Revenue, (b) $2. 75 per square foot of the warehouse 
facility, or (c) forty percent (40%) of the real property taxes otherwise due on the value of 
the Land and the Improvements; 

(iv) For each of the years sixteen (16) through twenty (20) from the 
Completion Date, the Annual Service Charge shall be equal to the greater of (a) ten 
percent (10%) of the Annual Gross Revenue, (b) $3.25 per square foot of the warehouse 
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facility, or ( c) sixty percent ( 60%) of the real property taxes otherwise due on the value of 
the Land and the Improvements; and 

(v) For each of the years twenty-one (21) from the Completion Date 
through the tenn ~f this Financial Agreement, if applicable, the Annual Service Charge 
shall be equal to ninety-five percent (95%) of the real property taxes otherwise due on the 
value of the Land and the Improvements, but shall in no event be less than $3.75 per 
square foot of the warehouse facility. 

(b) In accordance with the Tax Exemption Law, including without limitation, 
N.J.S.A. 40A:20-12, the Redeveloper shall be entitled to a credit against the Annual 
Service Charge equal to the amount, without interest, of the Land Taxes paid in the last 
four preceding quarterly installments. 

( c) As set forth in the Tax Exemption Law, including without limitation 
NJ.S.A. 40A:20-12, and notwithstanding anything contained in this Financial Agreement 
to the contrary, the Annual Service Charge shall in no event be less than the total taxes 
levied against the Project Area, including any Improvements related thereto, in the last 
full tax year in which the Project Area, including any Improvements related thereto, was 
subject to taxation. 

SECTION 4.04 Municipal Charges 

The Redeveloper hereby expressly acknowledges, understands, and agrees that, in 
addition to Land Taxes and Annual Service Charges, it shall be responsible for the 
payment (without any credit whatsoever hereunder) of all other applicable municipal 
charges that may, from time to time, be lawfully assessed upon the Project Area, 
including, without limitation, any and all special benefit assessments, special 
improvement district assessments, water and sewer charges, and other municipal charges, 
whether presently existing or hereinafter imposed, and that the Borough may enforce 
such assessments and charges in any manner (including, but not limited to, foreclosure or 
tax sale) permitted by applicable law. 

SECTION 4.05 Total Project Costs 

On, or prior to, the Project Completion Date, the Redeveloper shall submit, or 
cause the submission of, the actual certified Total Project Costs to the Borough in the 
fonn attached hereto as Exhibit C. 

SECTION 4.06 Material Conditions 

It is expressly agreed and understood that (a) all payments of Land Taxes, Annual 
Service Charges and other municipal charges, and any interest payments, penalties or 
costs of collection due thereon, and (b) compliance with the Project Agreements are 
material conditions of this Agreement ("Material Conditions"). If any other term, 
covenant or condition of this Financial Agreement or the Exemption Application, as to 
any person or circumstance shall, to any extent, be determined to be invalid or 
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unenforc~able by ~e of a non-appealable order of a court of competent jurisdiction, 
the remamder of this Agreement or the application of such term, covenant or condition to 
persons or circumstances other than those as to which it is held invalid or unenforceable, 
shall not be affected thereby, and each remaining term, covenant or condition of this 
Financial Agreement shall be valid and enforced to the fullest extent permitted by law. 

ARTICLEV 
CERTIFICATE OF OCCUPANCY AND NO FURTHER ACTION LETTER 

SECTION 5.01 Certificate of Occupancy 

It is understood and agreed that the Redeveloper shall remain obligated to make 
application for and make all good faith efforts which are reasonable to obtain 
Certificate(s) of Occupancy, or such other final approval as may be required, in a timely 
manner for the Project Area and the Improvements related thereto. 

SECTION 5.02 Filing of Certificate of Occupancy 

It shall be the primary responsibility of the Redeveloper to forthwith file with the 
Tax Assessor, Tax Collector, and Chief Financial Officer of the Borough a copy of any 
Certificate of Occupancy, or such other final approval as may be required. 

ARTICLE VI 

BOROUGH DETERMINATIONS 

SECTION 6.01 Benefits and Importance of Tax Exemption 

In accordance with the Tax Exemption Law, including without limitation N.J.S.A. 
40A:20-1 l, the Borough hereby finds and determines that this Financial Agreement is to 
the direct benefit of the health, welfare and financial well-being of the Borough and its 
citizens because it allows for the development of a vacant and fallow site into a 
productive, useful andjob-creating property, and further: 

(a) The costs associated with the tax exemption granted herein are 
minor compared to the estimated Total Project Cost of$ 16,432,199 and the benefit 
created by (i) the construction and/or renovation of the Improvements and (ii) 
approximately 1 SO jobs during the construction period. 

(b) Without the tax exemption granted herein it is highly unlikely that 
the Project would otherwise be undertaken. 
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ARTICLE VII 
ANNUAL AUDITS 

SECTION 7.01 Accounting System 

The Redeveloper hereby expressly covenants and agrees to maintain a system of 
accounting and internal controls established and administered in accordance with GAAP 
consistently applied, and as otherwise prescribed in the Tax Exemption Law, during the 
term of this Agreement. 

SECTION 7.02 Periodic Reports 

In accordance with the Tax Exemption Law, including without limitation N.J.S.A. 
40A:20-9( d), the Redeveloper shall submit, on an annual basis and within ninety (90) 
days after the close of the calendar year or the Redeveloper's fiscal year, depending upon 
the Redeveloper's accounting basis, its Auditor's Report certified by an independent 
certified public accountant for the preceding fiscal or calendar year to the Mayor, the 
Borough Council and the Borough Clerk, who shall advise those municipal officials 
required to be advised, and to the Director of the Division of Local Government Services 
in the New Jersey Department of Community Affairs. 

SECTION 7.03 Inspection 

In accordance with the Tax Exemption Law, including without limitation N.J.S.A. 
40A:20-9( e ), upon the request of the Borough or the State, the Redeveloper shall permit 
the inspection of the Project Area, including any Improvements related thereto, by the 
requesting party or its agents. It also shall permit, upon request of the Borough or the 
State, reasonable examination and audit of its books, contracts, records, documents and 
papers by representatives duly authorized by the Borough or the State. Such inspection, 
examination or audit shall be made during the hours of the business day, in the presence 
of any officer or agent of the Redeveloper. 

SECTION 7.04 Payment of Dividends and Profits 

In accordance with the Tax Exemption Law, including without limitation N.J.S.A. 
40A:20-9(a) and 15, during the period of tax exemption as provided herein, an Entity that 
is a limited dividend entity Redeveloper, shall not make any distribution of profits, or pay 
or declare any dividend or other distribution on any shares of any class of its stock, 
unless, after giving effect thereto, the Allowable Net Profit preceding the date of the 
proposed dividend or distribution would otherwise equal or exceed the amount of all 
dividends and other distributions paid or declared on any shares of its stock since its 
incorporation or establishment. 
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SECTION 7.05 Limitation on Profits and Reserves 

(a) In accordance with the Tax Exemption Law, including without limitation N.J.S.A. 
40A:20-9(a) and 15, an Entity that is a limited dividend Redeveloper, shall, within one 
hundred and twenty (120) days of the close of its fiscal year, or in accordance with 
N.J.S.A. 40A:20-13 upon tennination of this Financial Agreement, within ninety (90) 
days of the close of its fiscal year, pay any Excess Net Profit to the Borough, provided 
however, that the Redeveloper may maintain a reserve against vacancies, unpaid rentals 
and contingencies in an amount not to exceed 10% of its Annual Gross Revenue and may 
retain such part of the Excess Net Profits as is necessary to eliminate a deficiency in such 
reserve, provided however, that upon the tennination of this Financial Agreement, the 
amount of such reserve, if any, shall be paid to the Borough within ninety (90) days of 
the close of the Redeveloper's fiscal year. 

(b) In accordance with the Tax Exemption Law, including without 
limitation N.J.S.A. 40A:20- 9(a) and 16, an Redeveloper that is a nonprofit Redeveloper, 
shall, within 90 days of the close of its fiscal year, pay over its Net Profit, if any, to the 
Borough, provided however, that the Redeveloper may maintain a reserve against 
vacancies, unpaid rentals and contingencies in an amount not to exceed 10% of its 
Annual Gross Revenue and may retain such part of the Net Profits as is necessary to 
eliminate a deficiency in such reserve, provided however, that upon the termination of 
this Financial Agreement, the amount of such reserve, if any, shall be paid to the Borough 
within ninety (90) days of the close of its fiscal year. 

ARTICLE VIII 

SALE AND/OR TRANSFER OF PARCEL 

SECTION 8.01 Ap,proval 

(a) Upon the completion of the Project and provided the Redeveloper 
is not in default of this Financial Agreement or any Project Agreement, the Redeveloper 
may sell, transfer, or otherwise convey all of the Project Area, including any 
Improvements related thereto and assignment of its leasehold estate, provided that (i) 
such sale, transfer, or other conveyance is to a purchaser or transferee that is an Urban 
Renewal Redeveloper, (ii) such transferee Urban Renewal Redeveloper does not own any 
other project, (iii) such transferee Urban Renewal Redeveloper has expressly assumed, in 
writing, all of the obligations set forth in this Financial Agreement, (iv) such transferee 
Urban Renewal Redeveloper has submitted an application to the Borough Council in 
accordance with the Tax Exemption Law, including without limitation N.J.S.A. 40A:20-8 
and the Borough Council shall have approved such application, and (v) such sale, transfer 
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or other conveyance would not otherwise result in the Project Area, and the 
Improvemen~ related thereto, being no longer subject to local property taxation in 
accordance with generally applicable law and this Financial Agreement. Any purported 
sale, transfer or other conveyance of the Project Area, including any Improvement related 
thereto, in violation of this Section 8.0l(a) shall tenninate this Financial Agreement, 
except for a transfer of greater than 10 percent of the ownership interest in the Urban 
Renewal Redeveloper which may be transferred in accordance with N.J.S.A. 40A:20-5e. 

(b) In accordance with the Tax Exemption Law, including without limitation 
N.J.S.A. 40A:20-6, 15, in the event of any sale or other transfer of the leasehold estate, in 
accordance with subsection (a) above, by the Redeveloper that is a limited dividend 
Redeveloper, such Redeveloper shall no longer be subject to, bound by, or otherwise 
governed by this Financial Agreement, provided however, that within ninety (90) days 
after the date of the end of the Redeveloper's fiscal year in which such sale or other 
transfer of fee title occurred, such Redeveloper shall pay to the Borough any reserves it 
was authorized to maintain, if any, and any and all Excess Net Profits, if any, all in 
accordance with Section 7.05(a) hereof. 

(c) In accordance with the Tax Exemption Law, including without limitation 
N.J.S.A. 40A:20-6, 16, in the event of any sale or other transfer of fee title ownership, in 
accordance with subsection (a) above, by an Redeveloper that is a nonprofit Redeveloper, 
such Redeveloper, shall no longer be subject to, bound by, or otherwise governed by this 
Financial Agreement, provided however, that within ninety (90) days after the date of the 
end of the Redeveloper's fiscal year in which such sale or transfer occurred, such 
Redeveloper shall pay to the Borough any reserves it was authorized to maintain, if any, 
and any and all Net Profits, if any, all in accordance with Section 7.0SCbl hereof. 

( d) Prior to any such sale or transfer as may be pennitted in accordance with 
subsection ( c) above, the Borough may levy an administrative fee equal to two percent 
(2%) of the then applicable Annual Service Charge upon such transferee Urban Renewal 
Redeveloper for processing the tax exemption application to be submitted to the Borough 
by such transferee Urban Renewal Redeveloper in accordance with Section 8.0 l(a)(ivl 
above. 

SECTION 8.02 Prohibitions 

(a) The Redeveloper hereby expressly covenants, warrants and represents that 
it shall not, without the prior written consent of the Borough, in the Borough's sole 
discretion, convey, mortgage or transfer, all or a part of the Project Area so as to sever, 
disconnect or divide the Improvements from the Land, except for the ground lease 
between Federal and the Redeveloper as provided in Section 2.05 of this agreement. 

(b) The Parties hereto hereby expressly acknowledge and represent that the 
Project Area constitutes one block and lot on the tax maps of the Borough. The 
Redeveloper hereby expressly covenants, warrants and represents that it shall not, 
without the prior written consent of the Borough, in the Borough's sole discretion, 
subdivide or partition the Project Area into separate parcels. 
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(c) UNLESS OTHERWISE EXPRESSLY APPROVED BY THE 
BOROUGH, IN THE BOROUGH'S SOLE DISCRETION, IN THE EVENT THAT 
THE REDEVELOPER SHALL SEVER THE IMPROVEMENTS FROM THE LAND, 
AS PROHIBITED PURSUANT TO SUBSECTION (a) ABOVE, OR SUBDIVIDE OR 
PARTITION THE PROJECT AREA INTO SEPARATE PARCELS, AS PROHIBITED 
PURSUANT TO SUBSECTION (b) ABOVE-WITH THE EXCEPTION OF THE 
GROUND LEASE FROM FEDERAL TO THE REDEVELOPER-THE BOROUGH 
MAY, AT ITS SOLE OPTION, TERMINATE THIS FINANCIAL AGREEMENT AND 
THE TAX EXEMPTION GRANTED HEREIN AND THE PROJECT AREA, 
INCLUDING THE IMPROVEMENTS, SHALL BE ASSESSED AND TAXED 
ACCORDING TO THE GENERAL LAW APPLICABLE TO ALL OTHER 
NON-EXEMPT PROPERTY LOCATED WITHIN THE BOROUGH. 

SECTION 8.03 Subordination of Fee Title 

It is expressly acknowledged, understood and agreed that the Owner and 
Redeveloper have the right, subordinate to the lien, as a matter of law, of the Annual 
Service Charge, and to the rights of the Borough hereunder, to encumber the fee title to 
the land and the leasehold estate, including any Improvements related thereto, and that 
any such subordinate encumbrance shall not be deemed to be a violation of this Financial 
Agreement. 

SECTION 8.04 Operation of Project 

At all times during the tenn of this Agreement, the Project Area, including any 
Improvements related thereto, shall be operated in accordance with all applicable laws. 

SECTION 9.01 Waiver 

ARTICLE IX 

WAIVER 

Nothing contained in this Financial Agreement or otherwise shall constitute a 
waiver or relinquishment by the Borough or the Redeveloper of any rights and remedies 
provided by law for violation of any of the conditions provided herein. Nothing herein 
shall be deemed to limit any right of recovery that the Borough has under law, in equity, 
or under any provision of this Financial Agreement. 
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ARTICLEX 
NOTICE 

SECTION 10.01 Notice 

Any notice required hereunder to be sent by any party to another party shall be 
sent to all other parties hereto simultaneously by certified or registered mail, return 
receipt requested, hand delivery, or reputable overnight delivery service for next business 
day delivery, as follows: 

(a) When sent to the Redeveloper, as the ground lessee as of the date 
hereof, it shall be addressed as follows: 

forth below; 

Bridge Carteret I Urban Renewal, LLC 
One Gatehall Drive, Suite 201 
Parsippany, New Jersey 07054 

with copies to: 

Michael J. Caccavelli, Esq. 
Zipp Tannenbaum & Caccavelli, LLC 
280 Raritan Center Parkway 
Edison, New Jersey 0883 7 

(b) When sent to the ground lessor Owner, it shall be addressed as set 

Federal Business Centers, Inc. 
Attention: Peter Visceglia 
Raritan Center Business Park 
300 Raritan Center Parkway 
Edison, New Jersey 08837 

( c) If to the Borough: 

Borough of Carteret 
Municipal Building 
61 Cooke Avenue 
Carteret, New Jersey 07008 
Attn: Mayor and/or Borough Clerk 

with copy to: 

Matthew C. Karrenberg, Esq. 
DeCotiis, FitzPatrick & Cole, LLP 
500 Frank W. Burr Blvd. 
Teaneck, New Jersey 07666 
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SECTION 11.01 

ARTICLE XI 
COMPLIANCE 

Statutes and Ordinances 

The Redeveloper hereby expressly agrees at all times prior to the expiration or 
other termination of this Financial Agreement to remain bound by the provisions of the 
Project Agreements, if applicable, and all federal and State law, including without 
limitation, the Acts and any lawful ordinances and resolutions of the Borough. The 
Redeveloper's failure to comply with the Project Agreements (following the expiration of 
any notice and cure periods applicable thereto), if applicable, and such statutes, 
ordinances or resolutions shall constitute a violation and breach of this Financial 
Agreement. 

SECTION 12.01 

ARTICLE XII 
CONSTRUCTION 

Construction 

This Financial Agreement shall be construed and enforced in accordance with the 
laws of the State, and without regard to or aid or any presumption or other rule requiring 
construction against the party drawing or causing this Financial Agreement to be drawn 
since counsel for both the Redeveloper, as the ground lessee as of the date hereof, and the 
Borough have combined in their review and approval of same. 

ARTICLE XIII 
INDEMNIFICATION 

SECTION 13.01 Indemnification 

(a) It is hereby expressly acknowledged, understood and agreed that in 
the event the Borough shall be named as party defendant in any action by reason of any 
breach, default or a violation of any of the provisions of this Financial Agreement and/or 
the provisions of the Acts by the Redeveloper, or any challenge to the validity of this 
Financial Agreement, it being hereby expressly acknowledged that as of the date hereof 
the Redeveloper is the ground lessee of the Project Area and the owner of all 
Improvements related thereto, the Redeveloper shall indemnify and hold the Borough 
harmless from and against all liability, losses, damages, demands, costs, claims, actions 
or expenses (including attorneys' fees and expenses) of every kind, character and nature 
arising out of or resulting from the action or inaction of the Redeveloper and/or by reason 
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of any breach, default or a violation by Redeveloper of any of the provisions of this 
Financial Agreement, the provisions of the Acts, and/or any Federal or State law and/or 
any challenge to ~e validi~ of this Financial Agreement or the Project Agreements, 
except for any action or maction by the Borough or any of its officers, officials, 
employees or agents. 

(b) In the event the Redeveloper alone is named a party defendant to 
any action of the type set forth in subsection (a) above, the Borough maintains the right to 
intervene as a party thereto, to which intervention the Redeveloper hereby expressly 
consents, and to carry out their own defense, at the Borough's expense. 

SECTION 14.01 

ARTICLE XIV 
DEFAULT 

Default 

A default hereunder shall be deemed to have occurred if the Redeveloper 
fails to conform to the terms of this Financial Agreement, the Project Agreements, if 
applicable, or fails to perfonn any obligation imposed upon the Redeveloper by statute, 
ordinance or lawful regulation, beyond any applicable notice, cure or grace period. It is 
hereby expressly acknowledged and understood by the parties hereto that in the event of a 
default by an Redeveloper which default shall not otherwise be cured or remedied in 
accordance with the terms of this Financial Agreement or the Project Agreements, as 
applicable, the tax exemption granted herein, at the option of the Borough, shall 
immediately cease and shall have no further force and effect and the Project Area and the 
Improvements shall thereafter be assessed and taxed according to the general law 
applicable to all other non-exempt property located within the Borough. 

SECTION 14.02 Cure Upon Default 

Should the Redeveloper be in default of any obligation under this Agreement, the 
Borough shall notify the Redeveloper in writing of said default. Said notice shall set 
forth with particularity the basis of said default Except as otherwise limited by law, the 
Redeveloper shall have ninety (90) days to cure any default (other than a default in 
payment of any installment of the Annual Service Charge in which case there shall be no 
cure period so long as the Borough timely provides the Redeveloper with a quarterly bill 
for the Annual Service Charge, subject to any grace period applicable under the Tax Sale 
Law. In the case of a default which cannot with diligence be remedied or cured, or the 
remedy or cure of which cannot be commenced, within the time periods set forth herein, 
the Redeveloper shall have such additional time as reasonably necessary to remedy or 
cure such default provided that the Redeveloper shall at all times act be acting with 
diligence, and in good faith, to remedy or cure such default as soon as practicable. Upon 
such default and cure period, it being hereby expressly aclmowledged by the Redeveloper 
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that there shall be no cure period hereunder in the event of a default in payment of the 
Annual Service Charge (except as provided above), the Borough shall have the right to 
proceed against the Project Area, including any Improvements related thereto, pursuant to 
any and all applicable provisions of law. 

SECTION 14.03 Remedies 

In the event of a default of this Agreement by any of the parties hereto or a 
dispute arising between the parties in reference to the terms and provisions as set forth 
herein, other than those items specifically included as Material Conditions herein, any 
party may apply to the Superior Court of New Jersey and/or the Tax Court of New Jersey 
or a Federal Court by an appropriate proceeding, to settle and resolve said dispute in such 
fashion as will tend to accomplish the purposes of the Acts. In the event of a default on 
the part of the Redeveloper to pay any installment of the Land Taxes or the Annual 
Service Charge required by Article N hereof, the Borough, in addition to its other 
remedies, specifically and without limitation, reserves the right to proceed against the 
Land and premises, in the manner provided by law, including without limitation, the Tax 
Sale Law, and any act supplementary or amendatory thereo£ Whenever the word 
"Taxes" appears, or is applied, directly or implied, to mean truces or municipal liens on 
land, such statutory provisions shall be read, as far as it is pertinent to this Agreement, as 
if the Annual Service Charge were truces or municipal liens on land. In either case, 
however, the Redeveloper does not waive any defense it may have to contest the rights of 
the Borough to proceed in the above-mentioned manner. 

SECTION 14.04 Remedies Upon Default Cumulative; No Waiver 

Subject to the provisions of Section 14.03 hereof and the other terms and 
conditions of this Agreement, all of the remedies provided in this Financial Agreement to 
the Borough, and all rights and remedies granted to it by law and equity shall be 
cumulative and concurrent and no determination of the invalidity of any provision of this 
Financial Agreement shall deprive the Borough of any of their remedies or actions 
against the Redeveloper or the Project Area, including any Improvements related thereto, 
because of the Redeveloper's failure to pay Land Taxes, the Annual Service Charge 
and/or any applicable municipal service charges and interest payments. This right shall 
only apply to arrearages that are due and owing at the time, and the bringing of any action 
for Land Taxes, Annual Service Charge or other charges, or for breach of covenant or the 
resort of any other remedy herein provided for the recovery of Land Taxes, Annual 
Service Charges or other charges shall not be construed as a waiver of the right to 
proceed with an In Rem Foreclosure action consistent with the tenns and provisions of 
the Tax Sale Law and this Agreement. In addition to all of its other rights and remedies, 
in the event of a default of this Financial Agreement, the Borough may terminate this 
Financial Agreement and the tax exemption granted herein shall immediately cease and 
shall have no further force and effect and the Project Area and the Improvements shall 

Financial AGreement Bridge Carte!;tg.PRE as of Feb 10 2016 



thereafter be assessed and taxed according to the general law applicable to all other 
non-exempt property located within the Borough. 

ARTICLE XV 
RESERVED 

ARTICLE XVI 
MISCELLANEOUS 

SECTION 16.01 Conflict 

(a) The parties agree that in the event of a conflict between the Exemption 
Application and this Financial Agreement, the language in this Financial Agreement shall 
govern and prevail. 

(b) The parties agree that in the event of a conflict between the Project 
Agreements and this Financial Agreement, this Financial Agreement shall govern and 
prevail. 

SECTION 16.02 Oral Representations 

There have been no oral representations made by any of the parties hereto which 
are not contained in this Financial Agreement. This Financial Agreement, the Ordinance, 
the Exemption Application, and the Project Agreements constitute the entire agreement 
between the parties and there shall be no modifications thereto other than by a written 
instrument executed by the parties hereto and delivered to each of them. Notwithstanding 
anything contained herein to the contrary, no waiver of any rights granted hereunder and 
no modification or amendment to this Financial Agreement shall be effective, or 
otherwise have any force and effect without the express written consent of the parties 
hereto. 

SECTION 16.03 Redeveloper's Consent 

The Redeveloper hereby acknowledges, consents and agrees (a) to the amount of 
the Annual Service Charge and to the liens established in this Financial Agreement, (b) 
that it shall not contest the validity or amount of any such lien, and ( c) that its remedies 
shall be limited to those specifically set forth herein and otherwise provided by law. 
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SECTION 16.04 Financing Matters 

The financial infonnation required by the final paragraph ofN.J.S.A. 40A:20-9 is 
set forth in the Exemption Application. 

SECTION 16.05 Filing with Local Government Services 

In accordance with N.J.S.A. 40A:20-12, upon execution of this Financial 
Agreement, the Borough shall cause this Financial Agreement and the Ordinance to be 
filed with the Director of the Division of Local Government Services in the Department 
of Community Affairs of the State. 

SECTION 16.06 Recording 

This entire Agreement and the Ordinance shall be filed and recorded with the 
Middlesex County Clerk such that this Financial Agreement and the Ordinance shall be 
reflected upon the land records of the County of Middlesex as a municipal lien upon and 
a covenant running with the Project Area, including any Improvements related thereto. 
Upon the submission of the actual certified Total Project Costs by the Redeveloper to the 
Borough in accordance with Section 4.05 hereof, the Estimated Total Project Costs set 
forth in Exhibit C attached hereto shall be automatically updated and replaced with the 
actual certified Total Project Costs and such updated Exhibit C shall be deemed to be a 
part of this Agreement as if originally set forth herein. 

SECTION 16.07 Delivery to Tax Assessor 

The Clerk of the Borough shall deliver to the Tax Assessor a certified copy of the 
Ordinance along with an executed copy of this Financial Agreement. Such delivery by 
the Borough Clerk to the Tax Assessor shall constitute the certification as required in 
accordance with the Tax Exemption Law, including without limitation N.J.S.A. 40A:20-
12. Upon such delivery, ~e Tax Assessor shall implement the tax exemption granted and 
provided herein and shall continue to enforce the tax exemption, without further 
certification by the Borough Clerk, until the expiration of the tax exemption in 
accordance with the terms hereof. 

SECTION 16.08 Amendments 

This Agreement may not be amended, changed, modified, altered or terminated 
without the written consent of the parties hereto. In the event that the Local Finance 
Board, in accordance with the Tax Exemption Law, specifically N.J.S.A. 40A:20-18, 
shall implement a financial plan that shall require modification of this Financial 
Agreement, the Borough hereby expressly covenants, warrants and represents that it shall 
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not approve any modification if such modification would alter, adjust, amend, revise or 
otherwise change (a) any Annual Service Charge due hereunder, or the calculation 
thereof or (b) the date on which any Annual Service Charge shall be due hereunder. 

SECTION 16.09 Good Faith 

In their dealings with each other, the parties agree that they shall act in good faith. 

SECTION 16.10 Entire Document 

All conditions in the Ordinance and the Exemption Application are incorporated 
in this Agreement and made a part hereof. 

SECTION 16.12 Counteroarts 

This Financial Agreement may be simultaneously executed in counterparts, each 
of which shall be an original and all of which shall constitute but one and the same 
instrument. 

[The remainder of this page is intentionally left blank- signature page to follow] 
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IN WITNESS WHEREOF, the parties have caused these presents to be executed 
as of the day and year first above written. 

ATTEST: 

ATTEST: 

Kathleen M. Barney, Borough Clerk 

[SEAL] 

REDEVELOPER 
Bridge Carteret I Urban Renewal, L.L.C. 

By:.~~~~~~~~--------~ 
Jeff Milanaik, Manager 

BOROUGH OF CARTERET 

By:~--~--------------­
Daniel J. Reiman, Mayor 
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STATEOF ---------) 

) 

COUNTY OF ______ ~~) 

The foregoing instrument was acknowledged before me this day of 
------'· 2016, by JeffMilanaik, as The Manager of Bridge Carteret I Urban 
Renewal, LLC, a New Jersey limited liability company. 

Notary Public 

Commission Expiration:-------
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STATE OF NEW JERSEY ) 

) 

COUNTY OF MIDDLESEX) 

The foregoing instrument was acknowledged before me this __ day of 
_____ ___,, 2016, by the Borough of Carteret (the "Borough"), a municipal 
corporation of the State of New Jersey, by Daniel J. Reiman, its Mayor, on behalf of the 
Borough. 

Robert J. Bergen, Esq. 

Attorney at Law 

State of New Jersey 
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SCHEDULE1 

METES AND BOUNDS DESCRIPTION 

OF PROJECT AREA 
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EXHIBITA 

Exemption Application 
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EXIHBITB 

Ordinance 
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EXIDBITC 

Total Project Costs 
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EXBIBITD 

Certificate of Formation 
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EXBIBITE 

Construction Schedule 
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EJJllBITB 
Ordlnanee 
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No._l_6°"6 __ 

@rohtan.c.e 
of ilf.~ 

z_@orouB4 0£..<o:nrur.e±1 ~. W. 
Councilman ------ Presen~ the following Ordinance Seconded by Councilman ------

AN ORDINANCE OF THE BOROUGH OF CARTERET 
AUTHOIUZING THE EXECUTION AND DELIVERY OF A 
FINANCIAL AGREEMENT BY AND BETWEEN THE BOROUGH 
OF CARTERET AND BRIDGE CARTERET I URBAN RENEW AL. 
LLC 

WHEREAS, the Borough Council adopted an ordinance approving and adopting 
the Federal Boulevard Redevelopment Plan (the "Redevelopment Plan") in accordance 
with the Local Redevelopment and Housing Law, N.J.S.A. 40A:l2A-1 el seq. (the 
"Act"); and 

WHEREAS, the Redevelopment Plan relates to certain properties with.in the 
Borough, specifically Block 49.0l. Lots 4, 9 and 11; Block 49.02; Lot 2, Block 64.01, 
Lots l, 2, 3, 4.01, 4.03, 4.04, S, 6.01, 6.02, 7 and 8; Block 64.02, Lots 1, 2.01, 2.02, 3 and 
7 (collectively the "Redevelopment Area,,); and 

WHE~AS. the Redeveloper is the growid lessee of that parcel of real property 
located witWn the Redevelopment Area designated on the Official Tax Map of the 
Borough as Block 2802, Lots 11 and 12, formerly designated as Block 64.01, Lots 7 and 
8 (the "Project Area,,); and 

WHEREAS, the Redeveloper desires to construct upon the Project Area a 
warehouse facility of approximately 206,500 square feet, along with approximately 125 
parking spaces, appropriate fencing, screening and landscape improvements (the 
uProject"); and 

WBEREAS1 pwsuant to and in accordance with the provisions of the Long Term 
Tax Exemption Law, constituting Chapter 431 of the PampWet Laws of 1991 of the State, 
and the acts amendatory thereof and supplement thereto (the "Long Tem1 Ta.x Law", as 
codified in N.J.S.A. 40A:20-l g ~.}, the Borough is authorized to provide for ta.~ 
abatement within a redevelopment area and for payments in lieu of taxes; and 

WHEREAS, the Redeveloper has submitted an application for the approval of an 
urban renewal project, as such tem1 is used in the Long Term Tax Law, all in accordance 
with N.J.S.A. 40A:20·8 (the "Exemption ~pplication", a copy of which is attached hereto 
as Exhibit A); and · 

WHEREAS, the Borough and the Redeveloper hav~ reached agreement with 
respect to, among other things, the terms and conditions relating to the Annual Service 
Charges and desire to execute tl1e Financial Agreement. 

NOW1 THEREFORE, BE IT ORDAINED AND ENACTED by the Borough 
Council of the Borough of Carteret, County of Middlesex, New Jersey, as follows: 

Section 1. The Exemption Application is hereby accepted and approved. 

-.. 
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Section 2. The Financial Agreement is hereby authorized to be executed and 
delivered on bebalf of the Borough by either the Mayor, the Chief Financial Officer or 
the Director of Low in substantially the fonn attached hereto as Exhibit B. with such 
changes as the Mayor, Chief Financial Officer or Director of Law (each an "Authorized 
Officer11

), in their respective sole discretion, after consultation with such counsel and any 
advisors to the Borough (collectively, the "Borough Consultants,.) shall determine, such 
determination to be conclusively evidenced by the execution of the Financial Agreement 
by an Authorized Officer as determined hereunder. The Borough Clerk is hereby 
authorized Md directed to attest to the execution of the Financial Agreement by an 
Authorized Officer of the Borough as determined hereunder and to affix the corporate 
seal of the Borough to1he Financial Agreement. 

Section 3. The Authorized Officers of the Borough are hereby further 
severally authorized and directed to (i) execute and deliver, and the Borough Clerk is 
hereby further authorized and directed to attest to such execution and to affix the 
corporate seal of the Borough to, any document, instrument or certificate deemed 
necessary, desirable or convenient by the Authorized Officers or the Borough Clerk, as 
applicable, in their respective sole discretion, after consultation with the Borough 
Consultants, to be executed in connection with the execution and delivery of the 
Financial Agreement and the consummation of the transactions contemplated thereby, 
which determination shall be conclusively evidenced by the execution of eacb such 
certificate or other document by the party authorized hereunder to execute such certificate 
or other document, and (ii) perform such other actions as the Authorized Officers deem 
necessary, desirable or convenient in relation to the execution and delivery thereof. 

Section 4. This ordinance shall take effect upon final passage and publication 
as required by law. 

Section 5. Upon final adoption hereof, the Borough Clerk shall forward 
certified copies of this resolution to Matthew C. Karrenberg, Esq., DeCotiis, FitzPatrick 
& Cole, LLP, Special Redevelopment Counsel to the Borough. 

DO NOT USE SPACE BELOW THIS LINE 

RECORD OF COUNCIL VOTE 
COUNCILMAN YES NO NV A.B. COUNCILMAl'l 
BELLINO KRUM 

DI x 

X • lndicale Vote AB • Absenl NV • Not Voting XOR • Indicates Yotc 10 Overrule Veto 

Adopted on.first reading or the Council or the Borough or-Carteret, N.J., on February 25. 2016 
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AFFIDAVIT OF PUBLICATION 

The following is a true copy of an Ordinance or Resolution of 
the Borough of Carteret that has appeared in the Star Ledger, 
a newspaper which is printed in Newark, New Jersey and 
published in Essex County, of general circulation in said 
county and state. One (1) time(s) once in each issue as follows: 

March 2, 2016 

.~<a~~ 
Notary Public of New Je1·sey 

Sworn and Subscribed before 

Kathleen M. Barney, 
Municipal Clerk 

1tfMJ~A~ay of f/Z ·~1 . . 

NOTARY PUBLIC OF NEW JERSEY a-CJ 
1 

c;, 
MY COMMISSION EXPIRES MAY 2, 2016 



AFFIDAVIT OF PUBLICATION 

The following is a true copy of an Ordinance or Resolution of 
the Borough of Carteret that has appeared in the Star Ledger, 
a newspaper which is printed in Newark, "New Jersey and 
published in Essex County, of general circulation in said 
county and state. One (1) time(s) once in each issue as follows: 

March 17, 2016 

~ ' , ' . 1.~~-0-- 0 .B/'VJ.·~· 
Notary Public of New Jersey 

UNDA A. RIVERA 
~~:!(~~!;,~~--

NOiARY PUBLIC OF NEW JERSEY 
MY COMMlSSION EXP1E£S MAY 2, 2016 

Sworn and Subscribed before 
Me this~ 1¥ day of t? o.cvdi, 

d-ol '· 

Municipal Clerk 
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STATE OF NEW JERSEY) 
)SS 

COUNTY OF ) 

BRIDGE CARTERET I URBAN RENEWAL, LLC: 
ARCHITECT/ENGINEER'S ESTIMATE OF ACTUAL CONSTRUCTION COST 

In accordance with the Application for a Long-Term Tax Abatement ("Application") , 
between Bridge Carteret I Urban Renewal, LLC ("Bridge Carteret I URE") and the Borough 
of Carteret ("Municipality"), the undersigned certifies to Bridge Carteret I URE and the 
Municipality as follows: 

1. I am independent architect/engineer licensed to practice in the State of New Jersey 
(License No. 33 Y7""? ). 

2. The Project will consist of a 206,500 square foot industrial building referred to as. 
Serving as architect/engineer, I am familiar with the proposed construction of the facility, including 
the realty improvements that are the subject of the Application (the "Project"). 

3. To the best of my knowledge, information and belief, based on review of Project 
Plans and the estimated Project construction costs, as shown by the plans and other data provided 
by Bridge Carteret I URE, the projected Total Project Cost for the Project, including soft costs, is 
$17,356,778, which costs are detailed on the attached EXHIBIT A. 

4. I am providing this certificate, at Bridge Carteret I URE's request, for the limited 
purpose of compliance with the application requirements for a Long-Term Tax Exemption. This 
certificate may not be used for any other purpose without my consent. 

'~ Xe4o,c~~'~ 
Title: QA....u~s-s,-;:.,.._,-~ S..Cc....,,' vs.&A-

Sworn to and subscribed before me this 
l. :S day of February, 2016. 

Name: 
[Notary Public of 

/-i 1 <-line) cJ. C-icc·~/J1 

A YY,~y - ,/<// - ~ 



PROJ: BRIDGE CARTERET l 
900 Federal Blvd 
Csrteret, NJ 

LAND COSTS 

PUrchase Price 

Land Acqulsltion Costs 

EXHIBIT II A11 

PROJEa ESTIMATE 

LANDAREA(Ac): 10 
BUILDING (SF): 206,500 

ITEM DESCRIPTION 

Csplltallzed Ground Lease Payments&: Real Estate Tax· Pre Construction carry 

$ 

$ 

$ 

BUDGET ESTIMATE 
SUBTOTAlS COST PER 

SF 

. $ . 
265,000 $ 1.28 

307,946 $ 1.49 

$ 572,946 $ 2.77 

CONSTRUCTION COSTS 

Shell Construction $ 9,741,739 $ 47.18 

Tenant Improvements $ 970,550 $ 4.70 

Vapor Barrier $ 258,125 $ L25 

$ 10,970,414 $ 53.13 

SOFT COSTS 

Development Fee $ 667,568 $ 3.23 
Lepl - Leasing $ 15,000 $ 0.07 

NJ Smart Growth Fee $ 413,000 $ 2.00 

Real Estate Taxes - During/Post Construction $ 507,304 $ 2.46 

Insurance - Uabllity $ 15,000 $ 0.07 
Letter of Credit/Inspection Fees $ 40,000 $ 0.19 

Title/Survey Fees $ 75,000 $ 0.36 

Marketing $ 100,000 $ 0.48 

Common Area Maintenance • Post Construction $ 94,646 $ 0.46 

Leaslng Commissions $ 954,407 $ 4.62 

Bulldlng Permit Fee $ 850,000 $ 4.U 

Professional Fees $ 250,000 $ 1.21 
County I State I Utfllty Fees $ 75,000 $ 0.36 

Bonds $ 25,000 $ 0.12 

Cspttahzed Ground Lease Payments $ 712,500 $ 3.45 
Misc Soft Costs $ 100,000 $ 0.48 

$ 4,894,425 $ U.70 

FINANCING COSTS 

Financing Fee- Lender $ 90,620 $ 0.44 

Interest Carry $ 328,373 $ 1.59 

$ 418,993 $ 2.03 
TOTAL$ 1s,sss,na $ 81.63 

Contingency $ 500,000 $ 2.42 

TOTAL $ 17,356,778 $ 84.0S 

Page 1of1 

DATE: '2/'1.2/2016 
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CERTIFICATE OF FORMATION 

OF 

FILED 

DEC 2 2015 

STATE TREASURER 

BRIDGE CARTERET II URBAN RENEWAL, LLC o~ (}Otf Zb?lf 
THE UNDERSIGNED, of the age of eighteen years or over, for the purpose of 

forming a limited liability company pursuant to the provisions of Title 42:2C, the New 
Jersey Limited Liability Company Act, of the New Jersey Statutes, and Title 40.A:20, 
the New Jersey Long Term Tax Exempti9n Law, of the New Jersey Statutes, does 
hereby execute the foll~wing Certificate of Formation: 

FIRST: The name of the Company is "BRIDGE CARTERET II URBAN 
RENEWAL, LLC" (the "Company"). 

SECOND: The address of the Company's initial registered agent in the State of 
New Jersey is c/o National Corporate Research LTD., 14 Scenic Drive, Dayton, New 
Jersey 08810. The name of. its initial registered agent at such address is National 
Corporate Research LTD .. 

THIRD: (a) The purposes for which this Company is formed shall be to operate · 
under P.L.1991, c.431 (C.40A:20-1 et seq.) and to initiate and conduct projects for the 
redevelopment of a redevelopment area pursuant to a redevelopment plan, or projects 
necessary, useful, or convenient for the relocation of residents displaced or to be 
displaced by the redevelopment of all or part of one or more redevelopment areas, or 
low and moderate income housing projects and, when authorized by financial agreement 
with the BOROUGH OF CARTERET (the "Municipality"), to acquire, plan, develop, 
construct, alter, maintain or operate housing, senior citizen housing, business, 
industrial, commercial, administrative, community, health, recreational, educational or 
welfare projects, or any combination of two or more of these types of improvement in a 
single project, under such conditions as to use, ownership, management and control as 
regulated pursuant to P .L.1991, c.431 (C.40A:20-1 et seq.). 

(b) So long as the Company is obligated under financial agreement with 
the·Municipality made pursuant to P.L.1991, c.431 (C.40A:20-1 et seq.), it shall engage 
in no business other than the ownership, operation and management of the project. 

( c) The Company has been organized to serve a public purpose. Its 
operations shall be directed toward: (1) the redevelopment of redevelopment areas, the 
facilitation of the relocation of residents displaced, or to be ·displaced, by 
redevelopment, or the conduct of low and moderate income housing projects; (2) the 
acquisition, management and operation of a project, redevelopment relocation housing 
project, or low and moderate income housing project under P .L.1991, c.431 (C.40A:20-
l et seq.). The Company shall be subject to regulation by the Municipality, and to a 
limitation or prohibition, as appropriate, on profits or dividends for so long as the 



Company remains the owner of a project subject to the terms of P.L.1991, c.431 
(C.40A:20-1 et seq.). · 

. (d) The Company shall not voluntarily transfer more than ten percent 
(10%) of the ownership of the project, or any portion of a project undertaken by it 
under P.L.1991, c.431 (C.40A:20-l et seq.), until it has first removed both itself and the 
project from all restrictions of P.L.1991, c.431 (C.40A:20-1 et seq.) in the ma~iner 
required by P.L.1991, c.431 (C.40A:20-1 et seq.) and, if the project includes housing 
units, has obtained the consent of the Commissioner of Community Affairs to such 
transfer; with the exception of transfer to another urban renewal entity, as approved by 
the Municipality, which other urban renewal entity shall assume all contractual 
obligations of the transferor entity under the financial agreement with the municipality. 
The Company shall file annually with the governing body of the municipality a 
disclosure of the persons having an ownership interest in the project, and of the extent 
of the ownership interest of each. Nothing herein shall prohibit any transfer of the 
ownership interest in the Company itself provided that the transfer, if greater than 10% 
(ten percent), is disclosed to the municipal governing body in the annual di.sclosure 
statement or in correspondence sent to the Municipality in advance of the aiµiual 
disclosure statement referred to above. 

(e) The Company shall be subject to the provisions of Section 18 of 
P .L.1991, c.431 (C.40A:20-l 8) respecting the powers of the municipality to alleviate 
financial difficulties of the Company or to perform· actions on behalf of the Company 
upon a determination of financial emergency. 

(f) Any· housing units constructed or acquired by the Company shall be 
managed subject to the s~pervision of, and rules adopted by, the Commissioner of 
Community Affairs. 

FOURTH: The Company shall have perpetual existence. 

FIFTH: The effective date of this Certificate of Formation shall be the date of 
filing with the State of New Jersey Department of Treasury. 

IN WITNESS WHEREOF, the undersigned has executed this Certificate of 
Formation on this __ day of November, 2015. 

· ael J. Caccavelli, Esq. 
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BRIDGE 

I l.U L ) I• t•T 
fl!411JW l a l , L.1.C 

BRIDGE CARTERET I - 900 FEDERAL BOULEVARD 
2/18/2016 

.. , .. , ... 
•• .I 1 ~' • 

CODE 
# 

2016 2017 
WORK DESCRIPTION JAN FEB MAR APRI MAY JUNE JULY AUGUS" SEPT OCT NOV DEC JAN FEB MAR APKI M AY JUNE JULY AUGU SEPT OCT NOV OEC 

I I I I Il l I I I I I I I I ll I II I I I I II I I l l I I I I II I I I I I I I Ill II I I ll 1 111 Il l Ill I I ll I I I 1 1 11 I I I I ll 

ENTITLEMENTS ·.: .. 
"._!.: .• 

. '.: 

MUNIC1PAL 

BUILDING PERMIT 

Plan review 

lssvancc o f bulldlnK permit 

ENGINEERING 

Resolution compliance 
Aut.iorization to commence site work 

l:IROJECT CONSTRUCTION 
... .... 
): ·.••' _-,-=:::- . I ·:.::: 

StTIWORK 

EARTHWORK ~ 
l---~-l--S~fTE~UTl:.:..:..:.UTl.:::..::ES.:...._ _ ___________ ~-l-----+---+---+--+~-"""""'1 illi50ftl<ENl~-t---;--;--t--;t---+--+--t----i,__~;--t---t--+--+---t---t---ti 

PAVING/EXTERIOR CONCRETE I 
LANosr.APING I 

BUILDING CONSTRUCTION I 
FOUNDATIONS 

EXTEAIDR WALLS/SHUCTURAL STEEL 

W~~ I 

t=====t~F~LO~O~R~SLA~BS~~~~~~~~c========t=====t=::=t=::=t=::t=::::ti' =::=t=::t===i====i===t===t==!Jlfifil!lfj!i'fi~ WAREHOUSE INTERIOR M EP ·BASE BUILDING 
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OFFICE CONSTRUCTION 

WAREHOUSEINTERIOR MEP - ITNANT 
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EXHIBIT C 
BOROUGH OF CARTERET RESOLUTION 

 








