Financial Agreement
By and Between
Borough of Roseland
and

6 BECKER URBAN RENEWAL, L.L.C.



THIS FINANCIAL AGREEMENT (hereinafter “Agreement” or “Financial
Agreement”), made this ii day of MH% , 2018, by and between 6 Becker Urban
Renewal, L.L.C. (the “Urban Renewal Entity” or “Redeveloper™), a New Jersey limited liability
company qualified to do business under the provisions of the Long Term Tax Exemption Law of
1992, as amended and supplemented, N.J.S.4. 40A:20-1 et seq. (the “Exemption Law”), with
offices ¢/o ROSELAND RESIDENTIAL TRUST, A Mack-Cali Company, Harborside 3 — 210
Hudson Street, Suite 400, Jersey City, New Jersey 07311, along with its permitted successors
and/or assigns, and the Borough of Roseland, a municipal corporation in the County of Essex and
the State of New Jersey (the “Borough”; together with the Urban Renewal Entity, the “Parties”).

WITNESSETH:

WHEREAS, pursuant to the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-
1 et seq. (the “Redevelopment Law™), the municipal council (the “Borough Council”) of the
Borough of Roseland (the “Borough”) on February 28, 2016, adopted a resolution which
designated an area consisting of certain properties identified on the tax map of the Borough as
Block 30, Lot 2 (the “Property”) as an area in need of redevelopment; and

WHEREAS, the Borough Council designated the Borough as the redevelopment entity
responsible for implementing and carrying out redevelopment plans pursuant to the
Redevelopment Law; and

WHEREAS, Maser Consulting, P.A., has prepared, and the Borough Council has adopted,
the redevelopment plan entitled “Redevelopment Plan for Block 30, Lot 2 also known as 6 Becker
Farm Road, Borough of Roseland, Essex County, New Jersey” (the “Redevelopment Plan™),
providing the development standards for the Property; and

WHEREAS, on the Borough Council referred the Redevelopment Plan to the Borough
planning board (the “Planning Board™) for comments and recommendations; and

WHEREAS, the Planning Board held a public hearing and provided findings with respect
to the proposed Redevelopment Plan; and

WHEREAS, after reviewing the Planning Board’s recommendation, the Borough Council
adopted the Redevelopment Plan by Ordinance #11-2017 on August 15, 2017; and

WHEREAS, the Redeveloper submitted to the Borough a proposal to undertake the
construction of a four (4)-story residential apartment building with up to 300 units, consisting of
two hundred forty (240) market rate family rental residential units (conststing of eleven (11) studio,
seventy nine (79) one bedroom and one hundred fifty (150) two bedroom apartments) and 60 units
would be affordable to low and moderate income households, as well as approximately 591
parking spaces (inclusive of approximately 330 pre-cast garage parking spaces) (the “Project™);
and



WHEREAS, on April 17, 2018, the Borough adopted Resolution No. 148-2018,
designating the Redeveloper as “redeveloper” (as such term is defined in the Redevelopment Law)
of the Property and authorizing the execution of a redevelopment agreement; and

WHEREAS, the Borough and the Redeveloper executed a redevelopment agreement,
dated , 2018 (the “Redevelopment Agreement™), that set forth the terms and
conditions upon which the Property is to be redeveloped; and

WHEREAS, in order to enhance the economic viability of and opportunity for a successful
project, the Borough now enters into this Financial Agreement with the Urban Renewal Entity,
which Agreement shall govern payments made to the Borough in licu of real estate taxes on the
Project pursuant to the Exemption Law; and

WHEREAS, the Urban Renewal Entity has filed an application (the “Application,” as
further defined herein), with the Mayor of the Borough for approval of a long term tax exemption
for the Improvements (as defined herein) to the extent permitted by the Exemption Law; and

WHEREAS, the Borough has made the following findings with respect to the Project:

A. Relative benefits of the Project:

1. The Project will provide additional housing in the Borough, along with the
renewal and revitalization of the Redevelopment Area.
ii. The Borough will benefit from the creation of approximately six (6)

permanent new jobs.

1ii. Without the tax exemption granted herein, it is highly unlikely that the
Urban Renewal Entity would have proceeded with the Project.

iv. It is anticipated that the general contractor hired to build this Project will
employ approximately 175 construction workers which will consist of
minorities, women, and the local residents of the Borough.

B. Assessment of the importance of the Tax Exemption in obtaining development of
the Project and influencing the locational decisions of probable occupants:

1 Tax Exemption permits better use of the Land through:

a. Revitalizing the neighborhood, re-using lands that have become
obsolete, and increasing the quality of life for the residents of the
community. It will also offer market rate and affordable housing and
retail spaces to generate additional tax revenue for the Borough.

WHEREAS. upon consideration of the Application and the Mayor's recommendations
with respect thereto pursuant to N.J/.S.4. 40A:20-8, the Borough Council, on April 17, 2018,
adopted Ordinance No. 05-2018 (the “Ordinance™), authorizing the execution of this Agreement
and granting a tax exemption in accordance with the terms hereof’ and



WHEREAS, in order to satisfy requirements of the Exemption Law and to set forth the
terms and conditions under which the Parties shall carry out their respective obligations with
respect to the Annual Service Charge (as such term is defined herein), the Parties have determined
to execute this Financial Agreement.

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



ARTICLE I
GENERAL PROVISIONS

Section 1.01 Governing Law — THIS FINANCIAL AGREEMENT SHALL BE
GOVERNED BY THE LAWS OF THIS STATE, INCLUDING THE PROVISIONS OF THE
EXEMPTION LAW, THE REDEVELOPMENT LAW AND ALL OTHER APPLICABLE
LAWS. IT IS HEREBY EXPRESSLY ACKNOWLEDGED, UNDERSTOOD AND AGREED
THAT EACH AND EVERY PARCEL OF LAND, AND ANY IMPROVEMENT RELATED
THERETO, INCLUDING WITHOUT LIMITATION, ANY UNIT, AS SUCH TERMS ARE
DEFINED HEREIN, SHALL BE SUBJECT TO AND GOVERNED BY THE TERMS OF THIS
FINANCIAL AGREEMENT.

Section 1.02  General Definitions. The following terms shail have the meaning assigned
to such term in the preambles hereof:

Agreement Planning Board
Application Project

Borough Redeveloper

Borough Council Redevelopment Agreement
Exemption Law Redevelopment Area
Financial Agreement Redevelopment Law
Ordinance Redevelopment Plan
Parties Urban Renewal Entity

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

Administrative Fee — shall be as defined in Section 14.08 herein.

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

Allowable Profit Rate — shall mean the greater of (a) twelve percent (12%) or (b) the
percentage per annum arrived at by adding one and one-quarter percent (1%%) to the annual
interest percentage rate payable on the Urban Renewal Entity's initial permanent mortgage
financing. If the initial permanent mortgage is insured or guaranteed by a governmental agency,
the mortgage insurance premium or similar charge, if payable on a per annum basis, shall be
considered as interest for this purpose. If there is no permanent mortgage financing, or if the
financing is internal or undertaken by a related party, the Allowable Profit Rate shall be the greater
of (i) twelve percent (12%) or (ii) the percentage per annum arrived at by adding one and one-
quarter percent (1%4%) per annum to the interest rate per annum that the Borough determines to be
the prevailing rate of mortgage financing on comparable improvements in the County. The
provisions of N./.S.4. 40A:20-3(b) are incorporated herein by reference.



Annual Gross Revenue or Gross Revenue — shall have the meaning applied to such term
in, and shall be construed in accordance with, the Exemption Law, specifically N.J.S.4. 40A:20-
3(a) and Section 6.07 hereof.

Annual Service Charge — shall mean the payment pursuant to Article IV herein,

Annual Service Charge Payment Dates — shall mean February 1, May 1, August 1 and
November 1 of each year commencing on the first such date following the Annual Service Charge
Start Date and continuing in accordance with the term of this Financial Agreement.

Annual Service Charge Start Date — shall mean, with respect to the Project or any portion
thereof, including any Unit, the earlier of Substantial Completion or the date that the Project or
any portion thereof, as applicable, including any Unit, receives a Certificate of Occupancy, and
shall be the date upon which the Annual Service Charge begins to accrue.

Applicable Law — shall mean all federal, State and local laws, ordinances, approvals, rules,
regulations and requirements applicable thereto including, but not limited to, the Ordinance, the
Redevelopment Law, the Exemption Law, relevant construction codes including construction
codes governing access for people with disabilities, and such zoning, sanitary, pollution and other
environmental safety ordinances, laws and such rules and regulations thereunder, including all
applicable environmental laws, applicable federal and State labor standards and all applicable laws
or regulations with respect to the payment of prevailing wages.

Application — shall mean collectively, the applications, as supplemented, filed by the
Urban Renewal Entity pursuant to N.J.S.4. 40A:20-8 with the Mayor of the Borough for a long-
term tax exemption for the Project, attached hereto as Exhibit 2.

Auditor's Report —shall mean a complete financial statement outlining the financial status
of the Project (for a period of time as indicated by context), which shall also include a certification
of Total Project Cost and clear computation of Net Profit as provided in N.J.S.A. 40A:20-3(c)(2).
The contents of the Auditor's Report shall have been prepared in conformity with Generally
Accepted Auditing Standards. The Auditor's Report shall be certified as to its conformance with
such principles by a certified public accountant licensed to practice that profession in the State,

Borough Clerk — shall mean the Clerk of the Borough.

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

Change in Law — shall mean the enactment, promulgation, modification or repeal of or
with respect to Applicable Law, including without limitation, the Exemption Law, the
Redevelopment Law or other similar statute with respect to the matters addressed by the terms of
this Financial Agreement and/or the transactions contemplated hereby.

Chief Financial Officer — shall mean the Borough’s chief financial officer.



Completion, Complete or Completed — shall mean, with respect to the Project, (a) all
work related to the Project in its entirety or any other work or actions to which such term is applied
has been completed, acquired and/or installed in accordance with the Redevelopment Agreement
and in compliance with Applicable Laws so that (i) the Project in its entirety may, in all respects,
be used and operated under the applicable provisions of the Redevelopment Agreement, or (ii)
with respect to any other work or action to which such term is applied, that the intended purpose
of such work or action has been completed; (b) all permits, licenses and approvals that are required
can be issued for the Project in its entirety or such other work or action to which such term is
applied are in full force and effect; and (c) such “completion” has been evidenced by a written
notice provided by the Urban Renewal Entity with respect to the Project, which determination is
reasonably acceptable to the Borough.

County — shall mean the County of Essex.

County Share — shall mean five percent (5%) of the Annual Service Charge received by
the Borough, which shall be payable to the County as provided herein.

Default — shall mean a breach of or the failure of any Party to perform any obligation
imposed upon such Party by the terms of this Agreement, or under Applicable Law, beyond any
applicable grace or cure periods.

Disclosure Statement — shall be as defined in Section 6.02(b).

Exhibit(s) — shall mean any exhibit attached hereto, which shall be deemed to be a part of
this Financial Agreement, as if set forth in full in the text hereof.

Improvements — shall mean any building, structure or fixtures which are permanently
affixed to the Land as part of the Project and become incorporated therein, which Improvements
are recognized and exempted from taxation under this Agreement.

In Rem Tax Foreclosure — shall mean a summary proceeding by which the Borough may
enforce the lien for taxes due and owing by a tax sale. Said foreclosure is governed by N.J.S.A.
54:5-1 ef seq.

Land — shall mean the real property, but not the Improvements, known as Block 30, Lot 2
as set forth on the tax maps of the Borough, and more particularly described by the metes and
bounds description set forth as Exhibit 1 to this Agreement.

Land Taxes — shall mean the amount of taxes assessed on the value of the Land upon
which the Project is located.

Land Tax Payments — shall mean payments made on the quarterly due dates for Land
Taxes as determined by the Tax Assessor and the Tax Collector.

Material Conditions — shall be as defined in Section 4.05 herein.



Minimum Annual Service Charge — shall be the amount of the total taxes levied against
the Property in the last full tax year in which the Property was subject to taxation.

Net Profit — shall mean the Gross Revenue of the Urban Renewal Entity pertaining to the
Project less all operating and non-operating expenses of the Urban Renewal Entity, all determined
in accordance with generally accepted accounting principles and the provisions of N.J.S 4.
40A:20-3(c). Without limiting the foregoing, included in expenses shall be payments of principal
and interest made by the Urban Renewal Entity in an amount sufficient to amortize (utilizing the
straight line method-equal annual amounts) the Total Project Cost over the term of the exemption
granted pursuant to this Agreement as well as all other expenses permitted under the provisions of
NJS.A 40A:20-3(c).

Project — shall mean that component of the Project consisting of the design, development,
financing and construction of approximately 300 residential rental units, required parking, and
uses attendant and necessary thereto as required, or otherwise permitted, under the Redevelopment
Plan, the Redevelopment Agreement and Applicable Law:.

Residential Unit — shall mean one of the residential rental units to be built as a part of the
Residential Project.

State — shall mean the State of New Jersey.

Substantial Completion — shall mean the date the work related to the Project, or any
portion thereof, including any Unit, is sufficiently complete in accordance with the Redevelopment
Plan and the Redevelopment Agreement so that the Project, or any portion thereof, including any
Unit, may be occupied or utilized for the use for which it is intended. The issuance of a temporary
Certificate of Occupancy shall be conclusive proof that the Project, or any portion thereof,
including any Unit, has reached Substantial Completion.

Tax Assessor — shall mean the Borough tax assessor.
Tax Collector — shall mean the Borough tax collector.

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

Term — shall be as defined in Section 3.01 of this Agreement.
Termination — shall mean the expiration of the term of this Agreement in accordance with
Section 3.01 hereof which by operation of the terms of this Financial Agreement shall cause the

relinquishment of the tax exemption applicable to any Improvement, including any Unit.

Total Project Cost — shall have the meaning applied to such term in, and shall be construed
in accordance with, the Exemption Law, specifically N.J.S 4. 40A:20-3(h).

Section 1.03 Interpretation and Construction. In this Financial Agreement, unless the
context otherwise requires:




(a) The terms “hereby,” “hereof,” “hereto,” “herein,” “hereunder” and any stmilar
terms, as used in this Financial Agreement, refer to this Financial Agreement, and the term
“hereafter” means after, and the term “heretofore” means before the date of delivery of this
Financial Agreement.

(b) Words importing a particular gender mean and include correlative words of every
other gender and words importing the singular number mean and include the plural number and
vice versa,

(c) Words importing persons mean and include firms, associations, partnerships
(including limited partnerships), trusts, corporations, limited liability companies and other legal
entities, including public or governmental bodies, as well as natural persons.

(d)  Any headings preceding the texts of the several Articles and Sections of this
Financial Agreement, and any table of contents or marginal notes appended to copies hereof, shall
be solely for convenience of reference and shall not constitute a part of this Financial Agreement,
nor shall they affect its meaning, construction or effect.

(e) Unless otherwise indicated, all approvals, consents and acceptances required to be
given or made by any person or party hereunder shall not be unreasonably withheld, conditioned,
or delayed.

(f) All notices to be given hereunder and responses thereto shall be given, unless a
certain number of days is specified, in writing and within a reasonable time, which shall not be
less than fifteen (15} days nor more than thirty (30) days, unless the context dictates otherwise.

(g)  This Financial Agreement shall become effective upon its execution and delivery
by the parties hereto.

(h} All exhibits referred to in this Financial Agreement and attached hereto are
incorporated herein and made part hereof.

ARTICLE 11
BASIS OF AGREEMENT

Section 2.01 Covenant of Tax Exemption. The Borough hereby grants its approval for a
tax exemption for the Improvements, including, without limitation, any Unit, to be constructed and
maintained in accordance with the terms and conditions of this Agreement and the provisions of
Applicable Law, which Improvements shall be constructed and/or renovated on the Land. Land
Taxes and Land Tax Payments shall continue to be paid on the Land at all times during the term
of this Agreement.

Section 2.02 Representations of Urban Renewal Entity. The Urban Renewal Entity
represents that its Certificate of Formation, attached hereto as Exhibit 3, contains all the requisite
provisions of law, has been reviewed and approved by the Commissioner of the State Department




of Community Affairs, and has been filed with, as appropriate, the State Department of Treasury,
all in accordance with N.J.S.4. 40A:20-5.

Section 2.03  Construction of the Project. The Urban Renewal Entity represents that it
will construct the Project in accordance with the Redevelopment Agreement, the Redevelopment
Plan and Applicable Law, the use of which is more specifically described in the Application
attached hereto as Exhibit 2.

Section 2.04 Construction Schedule. The Urban Renewal Entity agrees to diligently
undertake to commence construction and complete the Project in accordance with the construction
schedule set forth in the Redevelopment Agreement, as such schedule may be amended from time
to time in accordance with the terms of the Redevelopment Agreement.

Section 2.05 Ownership, Management and Control.

(a) The Urban Renewal Entity hereby represents that it is the fee title owner of the
Property.

Section 2.06 Financial Plan. The Urban Renewal Entity represents that the
Improvements shall be financed in accordance with the Financial Plan attached hereto as Exhibit
4. The Plan sets forth estimated Total Project Cost, amortization rate on Total Project Cost, the
source of funds, the interest rates to be paid on construction financing, the source and amount of
paid-in capital, and the terms of any mortgage amortization.

Section 2.07 Statement of Rental Schedules. The Urban Renewal Entity represents that
its good faith projections of the initial rental schedules are set forth in Exhibit 5 attached hereto.

ARTICLE 111
DURATION OF AGREEMENT

Section 3.01 Term. It is understood and agreed by the Parties that this Agreement,
including the obligation to pay the Annual Service Charge required under Article TV hereof and
the tax exemption granted and referred to in Section 2.01 hereof, shall, with respect to the Project
or any portion thereof, including any Unit, remain in full force and effect for twenty (20) years
from the Annual Service Charge Start Date, but in no event shall be greater than allowable pursuant
to Applicable Law. Upon Termination, the tax exemption for the Project shall expire and the
Improvements shall thereafter be assessed and taxed according to the general law applicable to
other non-exempt property in the Borough. Upon Termination, all restrictions and limitations upon
the Urban Renewal Entity shall terminate upon the Urban Renewal Entity's rendering and the
Borough's acceptance of its final accounting, pursuant to N..J.S.4. 40A:20-13.

Section 3.02 Date of Termination. Upon any Termination of the tax exemption described
in Section 2.01 hereof, the date of such Termination shall be deemed to coincide with the end of
the fiscal year of the Urban Renewal Entity.

10



ARTICLE IV
ANNUATL SERVICE CHARGE

Section 4.01 Payment of Conventional Taxes Prior to Commencement of Annual Service
Charge. During the period between execution of this Agreement and the Substantial Completion
of the Project, the Urban Renewal Entity shall make payment of conventional real estate taxes with
respect to the Land and the improvements currently existing thereon, at the time and to the extent
due in accordance with generally applicable law,

Section 4.02 Commencement of Annual Service Charge. The Urban Renewal Entity
shall make payment of an annual service charge (the “Annual Service Charge™) commencing on
the Annual Service Charge Start Date.

Section 4.03 Pavment of Annual Service Charge.

(a) The Annual Service Charge shall be due and payable to the Borough on the Annual
Service Charge Payment Dates, commencing to accrue as of the Annual Service Charge Start Date.
In the event that the Urban Renewal Entity fails to timely pay any installment of the Annual Service
Charge, the amount past due shall bear until paid the highest rate of interest permitted under
applicable State law then being assessed against other delinquent taxpayers in the case of unpaid
taxes or tax liens.

(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 Project.”

Section 4.04 Annual Service Charge. In consideration of the exemption from taxation
for the Improvements, including the Units, the Urban Renewal Entity shall pay the Annual Service
Charge to the Borough on the Annual Service Charge Payment Dates in the amounts set forth
below.

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

(1) For each of the first ten (10) years from the Annual Service Charge Start
Date, the Annual Service Charge shall be equal fo the greater of (A) ten
percent (10%) of the Annual Gross Revenue or (B) the Minimum Annual
Service Charge, to the extent applicable; and

(i)  For each of the years 11 through 20 from the Annual Service Charge Start
Date, the Annual Service Charge shall be equal to the greater of (A) eleven
percent (11%) of the Annual Gross Revenue, (B) the Minimum Annual
Service Charge, or (C) a percentage of the real property taxes otherwise due
on the value of the Land and the Improvements to the extent applicable as
more fully set forth in (b) below.

{b) Notwithstanding the foregoing, in any given year the Annual Service Charge shall

be subject to the staged increases required under N.J.S.A. 40A:20-12(b)(2) as described
herein, the Annual Service Charge shall be the greater of (a) above ot:
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(1) For years 1 through 10 zero percent (0%) of the real property taxes
otherwise due on the value of the Land and the Improvements;

(i)  For years 11 through 15 twenty percent (20%) of the real property taxes
otherwise due on the value of the Land and the Improvements;

(i)  For years 16 through 17 forty percent (40%) of the real property taxes
otherwise due on the value of the Land and the Improvements;

(iv)  For years 18 through 19 sixty percent (60%) of the real property taxes
otherwise due on the value of the Land and the Improvements; and

(v}  For year 20 eighty percent (80%) of the real property taxes otherwise due
on the value of the Land and the Improvements.

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

Section 4.05 Material Conditions. It is expressly agreed and understood that all
payments of Land Taxes, Annual Service Charges and any interest payments, penalties or costs of
collection due thereon, are material conditions of this Financial Agreement. If any other term,
covenant or condition of this Financial Agreement or the Application, as to any person or
circumstance shall, to any extent, be determined by a court of competent jurisdiction to be invalid
or unenforceable, the remainder of this Financial 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 Applicable
Law.

ARTICLE V
CERTIFICATE OF OCCUPANCY

Section 5.01 Certificate of Occupancy. It is understood and agreed that it shall be the
obligation of the Urban Renewal Entity to obtain all Certificates of Occupancy in a timely manner
after the Urban Renewal Entity has satisfied all requirements to secure such Certificate of
Occupancy.

Section 5.02  Filing of Certificate of Occupancy. It shall be the responsibility of the
Urban Renewal Entity to forthwith file with both the Tax Assessor and the Tax Collector a copy
of each Certificate of Qccupancy.

Notwithstanding the foregoing, the filing of any Certificate of Occupancy shall not be a
prerequisite for any action taken by the Borough, including, if appropriate, retroactive billing with
interest to collect any charges hereunder to be due.

ARTICLE VI
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ACCOUNTING, REPORTS, CALCULATIONS

Section 6.01 Accounting System. The Urban Renewal Entity agrees to calculate its Net
Profit pursuant to N..J.S. 4. 40A:20-3(c). The Entity agrees to maintain a system of accounting and
internal controls established and administered in accordance with generally accepted accounting
principles or in accordance with cash basis accounting principles and as otherwise prescribed by
applicable law.

Section 6.02 Periodic Reports.

(a) Auditor’s Report. Within ninety (90) days after the close of each fiscal or calendar
year (depending on the Urban Renewal Entity’s accounting basis) that this Agreement shall
continue in effect, the Urban Renewal Entity shall submit to the Borough Council, the Tax
Collector and the Borough Clerk, who shall advise those municipal officials required to be advised,
and the Division of Local Government Services in the State Department of Community Affairs,
its Auditor’s Report for the preceding fiscal or calendar year. The report shall clearly identify and
calculate the Net Profit for the Urban Renewal Entity during the previous year. The Urban
Renewal Entity assumes all costs associated with preparation of the periodic reports.

(b Disclosure Statement. On each anniversary date of the execution of this
Agreement, if there has been a change in ownership or interest in the Project from the prior year’s
filing, the Urban Renewal Entity shall submit to the Borough Council, the Tax Collector and the
Borough Clerk, who shall advise those municipal officials required to be advised, a disclosure
statement listing the persons having an ownership interest in the Project, and the extent of the
ownership interest of each and such additional information as the Borough may request from time
to time (the “Disclosure Statement™).

Section 6.03  Inspection. The Urban Renewal Entity shall, upon reasonable request and
notice, permit inspection of its property, equipment, buildings and other facilities of the Project
and also permit examination of audit of its books, contracts, records, documents and papers with
respect (o the Project, by authorized officers of the Borough, and the Division of Local
Government Services in the State Department of Community Affairs pursuant to N..J.S.4. 40A:20-
9(e). To the extent reasonably possible, the inspection will not materially interfere with the
construction or operation of the Project.

Section 6.04 Limitation on Profits and Reserves. During the period of tax exemption as
provided herein, the Urban Renewal Entity shall be subject to a limitation of its profits pursuant to
the provisions of N.J.S.4. 40A:20-15. Pursuant to N.J.SA. 40A:20-3(c), this calculation is
completed in accordance with generally accepted accounting principles.

The Urban Renewal Entity shall have the right to establish a reserve against vacancies,
unpaid rentals, and reasonable contingencies in an amount up to 10 percent of the Annual Gross
Revenues of the Urban Renewal Entity for the last full fiscal year preceding the year and may
retain such part of the excess Net Profits as is necessary to eliminate a deficiency in that reserve,
as provided in N./.S. 4. 40A:20-15.
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Section 6.05 Payment of Dividend and Excess Profit Charge. In the event the Net Profits
of the Urban Renewal Entity shall exceed the Allowable Net Profits for such period, then the Urban
Renewal Entity, within one hundred and twenty (120) days after the end of the accounting period
established by the Exemption Law, shall pay such excess Net Profits to the Borough as an
additional service charge; provided, however, that the Urban Renewal Entity may maintain a
reserve as determined pursuant to aforementioned Section 6.04. The calculation of Net Profit and
Allowable Net Profit shall be made in the manner required pursuant to N.J.S. 4. 40A:20-3(¢) and -
15.

Section 6.06 Calculation of Gross Revenue and Net Profit. There is expressly excluded
from calculation of Gross Revenue and from Net Profit as set forth in N.J.S.A4. 40A:20-3 for the
purpose of determining compliance with N.J.S.4. 40A:20-15 or -16, any gain realized by the Urban
Renewal Entity on the sale of any Unit, whether or not taxable under federal or State law.

ARTICLE V1I
ASSIGNMENT AND/OR ASSUMPTION

Section 7.01  Approval to Sale of Project by Urban Renewal Entity Formed and Eligible
to Operate Under Law. As permitted by N.J.S.4. 40A:20-10, it is understood and agreed that the
Borough, on written application by the Urban Renewal Entity, will consent to a sale of the Project
(or a portion thereof) and the transfer of this Agreement (as pertaining to a portion of the Project)
to another urban renewal entity, provided that (a) the transferee urban renewal entity shall have
demonstrated to the reasonable satisfaction of the Borough that it possesses the experience and
capitalization necessary to complete and/or operate the Project or relevant portion thereof, which
determination shall not be unreasonably withheld; (b) the transferee urban renewal entity does not
own any other project subject to long term tax exemption at the time of transfer: (c¢) the transferee
urban renewal entity is formed and eligible to operate under the Exemption Law; (d) the Urban
Renewal Entity is not then in Default of this Agreement or in violation of Applicable Law; (e) the
Urban Renewal Entity’s obligations under this Agreement are fully assumed by the transferee
urban renewal entity; and (f) the transferee urban renewal entity abides by all terms and conditions
of this Agreement including, without limitation, the filing of an application pursuant to N.J.S. 4.
40A:20-8. Notwithstanding the foregoing, a transfer pursuant to this Section 7.01 is also subject
to the transfer prohibitions and exemptions specified in Article 11 of the Redevelopment
Agreement,

Section 7.02 Severability. It is an express condition of the granting of this tax exemption
that during its duration, the Urban Renewal Entity shall not, without the prior consent of the
Borough Council by ordinance, convey, mortgage or transfer, all or part of the Project so as to
sever, disconnect, or divide the Improvements from the Land which is basic to, embraced in, or
underlying the exempted Improvements.

Section 7.03  Subordination of Fee Title. It is expressly understood and agreed that the
Urban Renewal Entity has the right to encumber and/or assign the fee title to the Land and/or
Improvements for the purpose of financing the design, development and construction of the Project
and that any such encumbrance or assignment shall not be deemed to be a violation of this
Agreement. Notwithstanding the foregoing, a transfer pursuant to this Section 7.03 is also subject
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to the transfer prohibitions and exemptions specified in Article 11 of the Redevelopment
Agreement.

ARTICLE VIII
RESERVATION OF BOROUGH RIGHTS AND REMEDIES

Section 8.01 Reservation of Rights and Remedies. Except as expressly provided herein,
nothing contained in this Financial Agreement or otherwise shall constitute a waiver or
relinquishment by the Borough or the Urban Renewal Entity of any rights and remedies provided
by Applicable Law. Unless otherwise expressly stated, nothing herein shall be deemed to limit any
right of recovery that the Borough or the Urban Renewal Entity has under law, in equity, or under
any provision of this Financial Agreement.

ARTICLE IX
NOTICES

Section 9.01 Notice. Formal notices, demands and communications between and among
the Borough and the Urban Renewal Entity shall be in writing and deemed given if dispatched to
the address set forth below by registered or certified mail, postage prepaid, return receipt requested,
or by a commercial overnight delivery service with packaging tracking capability and for which
proof of delivery is available. In that case such notice is deemed effective upon delivery. Such
written notices, demands and communications may be sent in the same manner to such other
addresses as either party may from time to time designate by written notice.

Copies of all notices, demands and communications shall be sent as follows:

If to the Borough:

Borough of Roseland

140 Eagle Rock Avenue
Roseland, New Jersey 07068
Attn: Borough Clerk

Fax: (973) 403-6031

with copies to:

William W. Northgrave, Esq.
McManimon, Scotland & Baumann, LLC
75 Livingston Avenue, 2% Floor
Roseland, New Jersey 07068

Fax: (973) 712-1431

If to the Urban Renewal Entity:

Ivan M. Baron, Esq.

6 Becker Urban Renewal, L.L.C.
Harborside 3, 210 Hudson Street, Suite 400
Jersey City, New Jersey 07311
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Fax: (732) 590-1009

with copies to:

Steven R. Tombalakian, Esg.
WEINER LAW GROUP, LLC

629 Parsippany Road, P.O. Box 0438
Parsippany, New Jersey 07054

Fax: (973) 403-0010

ARTICLE X
COMPLIANCE BY ENTITY WITH LAW

Section 10.01 Statutes and Ordinances. The Urban Renewal Entity hereby agrees at all
times prior to the expiration or other Termination of this Financial Agreement to remain bound by
the provisions of Applicable Law, including, but not limited to, the Exemption Law. The Urban
Renewal Entity’s failure to comply with such statutes or ordinances shall constitute a violation and
breach of the Financial Agreement.

ARTICLE XI
CONSTRUCTION

Section 11.01 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 Agreement to be drawn since
counsel for both the Urban Renewal Entity and the Borough have combined in their review and
approval of same.

ARTICLE XI11
INDEMNIFICATION

Section 12.01 Indemnification. Tt is understood and agreed that in the event the Borough
shall be named as paity defendant in any action brought against the Borough by allegation of any
breach, Default or a violation of any of the provisions of this Agreement and/or the provisions of
Applicable Law, the Urban Renewal Entity shall indemnify and hold the Borough harmless from
and against all liability, losses, damages, demands, costs, claims, actions or expenses (including
reasonable attorneys’ fees and expenses) of every kind, character and nature arising out of or
resulting from the action or inaction of the Urban Renewal Entity and/or by reason of any breach,
Default or a violation of any of the provisions of this Agreement and/or the provisions of
Applicable Law, including without limitation, N.J/.S.4. 40A:20-1 et seq., except for the willful
misconduct by the Borough or its officers, officials, employees or agents and the Urban Renewal
Entity shall defend the suit at its own expense. However, the Borough maintains the right to
intervene as a party thereto, to which intervention the Urban Renewal Entity hereby consents, the
reasonable expense thereof to be borne by the Urban Renewal Entity. To the extent practical and
cthically permissible, the Urban Renewal Entity’s attorneys shall jointly defend and represent the
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interest of the Borough and the Urban Renewal Entity as to all claims indemnified in connection
with this Agreement,

ARTICLE XIII
DEFAULT

Section 13.01 Default. Default shall be the failure of any party to conform to the terms of
this Agreement, and/or the failure of any party to perform any obligation imposed upon such party
by Applicable Law beyond any applicable notice, cure or grace period.

Section 13.02 Cure Upon Default. Should any party be in Default of any obligation under
this Agreement, the other party shall notify the defaulting party and any mortgagee, if applicable,
in writing of said Default. If the defaulting party is the Urban Renewal Entity, the Borough, shall
provide such notice. Said notice shall set forth with particularity the basis of said Default. Except
as otherwise limited by law, the defaulting party shall have sixty (60) days to cure any Default,
other than a Default in payment of any installment of the Annual Service Charge, in which case
the defaulting party shall have fifteen (15) days to cure.

Section 13.03 Arbitration. In the event of an uncured Default by any party or a dispute
arising between any parties in reference to the terms and provisions as set forth herein, then the
parties shall submit the dispute to the American Arbitration Association in the State to be
determined in accordance with its rules and regulations in such a fashion to accomplish the purpose
of the Exemption Law. Costs for said arbitration shall be paid by the non-prevailing party.

Section 13.04 Default in the Payment of Annual Service Charge.

(a) Upon any Default by the Urban Renewal Entity in payment of any installment of
the Annual Service Charge, the Borough, in addition to its other remedies, reserves the right to
proceed against the applicable Land, and any Improvements related thereto, in the manner
provided by Applicable Law and shall have the right to proceed to In Rem Tax Foreclosure
consistent with the provisions and procedures of the In Rem Tax Foreclosure Law.

(b) Whenever the word “Taxes™ appears, or is applied, directly or implied, to mean
taxes 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 taxes or municipal liens on Land.

Section 13.05 Remedies Upon Default Cumulative; No Waiver. Subject to the provisions
of this Article XIII and the other terms and conditions of this Agreement, all of the remedies
provided in this Agreement to any party, and all rights and remedies granted by law and equity
shall be cumulative and concurrent and no determination of the invalidity of any provision of this
Agreement shall deprive the Borough of any of its remedies or actions against the Urban Renewal
Entity because of the Urban Renewal Entity’s failure to pay Land Taxes, the Annual Service
Charge and/or any applicable water and sewer 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 Charges 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
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charges shall not be construed as a waiver of the right to proceed with an In Rem Tax Foreclosure
action consistent with the terms and provisions of this Agreement.

Section 13.06 Final Accounting. Within one hundred and twenty (120) days after the date
of Termination, the Urban Renewal Entity shall provide a final accounting and pay to the Borough
any excess Net Profits. For purposes of rendering a final accounting the Termination of the
Agreement shall be deemed to coincide with the end of the fiscal year of the Borough.

Section 13.07 Conventional Taxes. Upon Termination or expiration of this Agreement,
the Tax Exemption for the Improvements shall expire and the Land and the Improvements thereon
shall thereafter be assessed and conventionally taxed according to the general law applicable to
other nonexempt taxable property in the Borough.

ARTICLE X1V
MISCELLANEOUS

Section 14.01 Financial Agreement Controlling. The Parties agree that in the event of a
conflict between (i) the Application and this Financial Agreement or (ii) the Redevelopment
Agreement and this Financial Agreement, the provisions of this Financial Agreement shall govern
and prevail.

Section 14.02 Oral Representations. There have been no oral representations made by
either of the Parties hereto which are not contained in this Financial Agreement. This Financial
Agreement, the Redevelopment Agreement, the Ordinance and the Application constitute the
entire agreement between the Parties with respect to the Project and there shall be no modifications
thereto other than by a written instrument executed by the Parties and delivered to each of them.

Section 14.03 Entire Document. All conditions in the Ordinance are incorporated in this
Agreement and made a part hereof.

Section 14.04 Good Faith. In their dealings with each other, the Parties agree that they
shall act in good faith.

Section 14.05 Recording. Upon the execution and delivery of this Financial Agreement,
the entire Financial Agreement and the Ordinance shall be filed and recorded with the Essex
County Clerk by the Borough, at the Urban Renewal Entity’s expense, such that this Financial
Agreement and the Ordinance shall be reflected upon the land records of the County of Essex.

Section 14.06 Municipal Services. The Urban Renewal Entity shall make payments for
municipal services, including water and sewer charges and any services, to the extent that such
water and sewer charges, and other services, are not otherwise included in the real property taxes
generally assessed upon property within the Borough, that create a lien on a parity with or superior
to the lien for the Land Taxes and Annual Service Charge, as required by law. These charges are
not included in the Annual Service Charge and shall be billed separately. Nothing herein is
intended to release any Owner from its obligation to make such payments.
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Section 14.07 Portion of Annual Service Charge Paid to County. Pursuant to N.J.S. 4.
40A:20-12, the Borough shall remit the County Share to the County upon the receipt thereof.

Section 14.08 Administrative Fee. In accordance with N.J.S.4. 40A:20-9(h), the Borough
shall collect an administrative fee equal to two percent (2%) of the Annual Service Charge due in
any year (the “Administrative Fee”), which shall be payable on November 1 of each such year.

Section 14.09 Financing Matters. The financial information required by the final
paragraph of N.J.S. 4. 40A:20-9 is set forth in the Application.

Section 14.10 Counterparts. This 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.

Section 14.11 Amendments. This Agreement may not be amended, changed, modified,
altered or terminated without the written consent of the parties hereto.

Section 14.12 Certification. The Borough Clerk shall certify to the Tax Assessor, pursuant
to NJ.SA 40A:20-12, that a Financial Agreement with the Urban Renewal Entity, for the
development of the Land, has been entered into and is in effect as required by N.J.S 4. 40A:20-1,
et seq. Delivery by the Borough Clerk to the Tax Assessor of a certified copy of the Ordinance
shall constitute the required certification. Upon certification as required hereunder and upon the
Annual Service Charge Start Date the Tax Assessor shall implement the exemption and continue
to enforce that exemption without further certification by the Borough Clerk.

In accordance with P.L. 2015, c. 247, within ten (10) calendar days following the later of
the effective date of the Ordinance or the execution of this Financial Agreement by the Urban
Renewal Entity, the Borough Clerk also shall transmit a certified copy of the Ordinance and this
Financial Agreement to the chief financial officer of Essex County and to the Essex County
Counsel for informational purposes.

Section 14,13 Severability of Invalid Provisions. If any one or more of the covenants,
agreements or provisions herein contained shall be held to be illegal or invalid in a final
proceeding, then any such covenants, agreements or provisions shall be null and void, and this
Agreement shall be reformed to reflect the respective expectations of the Parties at the time of the
execution hereof.
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EXHIBITS AND SCHEDULES

The following Exhibits are attached hereto and incorporated herein as if set forth at
length herein:

Exhibit 1 — Metes and Bounds Description of the Property
Exhibit 2 — The Application

Exhibit 3 — Certificate of Formation for Urban Renewal Entity
Exhibit 4 —~ The Financial Plan for the Undertaking of the Project
Exhibit 5 — Initial Estimated Rental Schedules

Exhibit 6 — Certification of Estimated Construction Costs
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IN WITNESS WHEREOQF, the Parties have caused this Financial Agreement to be
executed as of the day and year first above written.

ROUGHYF ROSELAND

ATTEST:

",Z-_. : I L TANY i i N By: | 1
J oﬁk Watkins Hon. John Duthie, Mayor
Bojough Clerk

ATTEST: 6 BECKER URBAN RENEWAL, L.L.C.
By: MC Roseland NJ Holdings L.1..C., sole member
By: Roseland Residential, L.P., sole member

By: Rosgland Re:jlential Trust, general partner
By: % Cund”

Gary[ T. Waéner
General Counsel




STATE OF NEW JERSEY,
COUNTY OF HUDSON SS:

I CERTIFY that on p\Q \'\\ 9‘07 , 2018, (‘DM\{T \Mﬂqf\e( personally came before me
and stated to my satisfaction that this person (or if more than one, each person}:

() was the maker of the attached instrument;

(b) was authorized and did execute this instrument as authorized officer of 6 Becker Urban

Renewal, L.L.C.: and
(c) executed the instrument as the act of 6 Becker Urban Renewal, LLC.

AN

Notary Public

KATHLEEN A, HALASZ .
NOTARY PUBLIC OF NEW JERSEY
ID# 2333125
MY COMMISSION EXPIRES 8/23/2020
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STATE OF NEW JERSEY,
COUNTY OF ESSEX S8S:

I CERTIFY that on M AV] 6 , 2018, J OAN DUTH|E personally came before
me and stated to my satisfacfion that thlS person (or if more than one, each person):

(a) was the maker of the attached instrument;

(b) was authorized and did execute this instrument as the Mayor of the Borough of Roseland;

and
(c) executed the instrument as the act of the Boraugh of Roseland.

/WM ﬂmﬁ

Notary Public

_ AMEEY PASSARIUME
m@mﬁ' -
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EXHIBIT 1

Metes and Bounds Description of the Property



Inst. ¥ 2017108900 - Page 6 of @

LEGAL DESCRIPTIONT
Real property in the Borough of Rosetarkd, Cournty of Esses, State of New Jersey, described as foflows:

Beginning at point i the Narthery sideline of Backer Farm Road, said point being distant 588.98 feet
Northwasterly from the Intarsection of the said Nartherly dldeline Becker Farm Road with the Easterly
sidefine of Livingston Averue and from sald point ronming;

1. slong same on a curve o the left having a radins of 961.23 feet, an arc tength of 6.44 feet to a point
of tangehcy; ' ’

2. comtinuing aiony saime Norih 65 degrees 32 minutes 11 seoonds West & distmnce of 41244 Restlo s
point; thene

3. Maorth 26 dsarsas 23 minubes 49 seonnds Fast 3 distanoce of 235.39 feet to an angle point; thenoe
4, on & new line North 34 dedress 54 minites 09 seconds East a distance of 320.08 feet to an angle
point; thence

3. on sngther new line North 40 degnees 15 minutes 29 seoorids East a distance of 350.00 feet to &
point; thence

6. South 55 degrees 35 minutes 14 seconds East & distance of 528.74 feet to & point; thence

7. Souity 34 degrees 24 minutes 46 seconds West 3 distance of 82.25 feet o a point; thence

B. South 43 dearees 43 minutes 59 seconds West a distance of 751.5% feet to the point of beginning.

42799833y

Beiig a part of Lok 2 in Block 30 ag shown on a certain map entitied “Amended Final Map - Bellernesd
Development Corporation” dated February 25, 1981 and filed in the Essex County Registar's Office ony
May 19, 1961 as Map Np. 3463; aiso being new lot 2 in Block 3 a8 destrited In & #inor subdivision deed
between Bellemeaad Development Corporation and Bellemead Developinent Corparation dabed Jidy 26,
1982 and recorded August 10, 1987 in the Fssex County Register's Office in Desd Book 4758, Page 554.

NOTE: FOR INFORMATION ONLY: Being Lot(s) 2, Block(s) 30; Tax Map of the Borough of Roseland,
County of Essex, Skate of New Jersey. .
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EXHIBIT 2

Application with Exhibits



Application for

Long Term Tax Exemption

6 Becker Urban Renewal, I,.L.C.
Name of Applicant

Harborside 3, 210 Hudson Street, Suite 400
Jersev City, NJ 07311
Address of Applicant

6 Becker Farm Road, Roseland, NJ 07068

Address of Project Site

75688-060: 779066.1




Overview of application contents:

Section I - General instructions regarding the completion of the application
Section II - ldentification of the Applicant

Section II - Detailed description of the Project

Section IV - Type of exemption and term requested

Representations and certifications required by statute

Signature by the Applicant

Exhibits

1. Instructions:

Please complete this application in its entirety and attach all required supporting documentation.
Incomplete applications will be returned and may significantly delay the tax exemption
authorization process and/or cause the application to be denied.

Important notes:

1) Certain docaments required in this application must be prepared by qualified professionals other than
the Applicant. In particular, survey documents must be signed and sealed by a licensed surveyor, site plan
documents must be signed and sealed by a professional engineer and detailed cost estimates must be

certified by a licensed engineer or architect.

2) Under New Jersey law, applicants for a long term exemption must be organized as an Urban Renewal
Entity as certified by the New Jersey Department of Community Affairs. (Low and moderate income
housing projects located in particular areas may be exempt from this requirement in certain cases.)

3) The application must be accompanied by a proposed form of financial agreement. Please ensure that
the financial agreement attached to this application is appropriate to the type of project for which the
Applicant is secking an exemption.

Completed applications should be submitted to:

Mayor John Duthie
Township of Roseland

140 Eagle Rock Avenue
Roseland, New Jersey 07068

If you have any questions regarding the application or the tax exemption process, please contact:

Jock H. Watkins, Municipal Clerk
Township of Roseland

140 Eagle Rock Avenue

Roseland, New Jersey 07068
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II. Applicant Identification;

A. Name of Applicant (urban renewal entity): 6 Becker Urban Renewal, L.L.C.

B. Principal Address: Harborside 3, 210 Hudson Street, Suite 400
Jersey City, NJ 07311

C. Type of Entity (check one)
— Corporation_ X LLC__ 1LLP__ Partnership___ Other (please specify)
D. Applicant Contact Information
1.) Name of Primary Contact: Ivan M. Baron
2.) Contact Numbers:
a. Phone:  973-218-2335
b. Fax: 732-590-1609
¢. Email: Baron@roselandres.com
E. Name and Address of Statutory Agent of Applicant:

Please list the name and address of the person or entity upon whom legal process can be

served:
¢/o Corporation Service Company

Princeton South Corporate Center, Suite 160
100 Charles Ewing Blvd., Ewing NJ 08628

F. Federal Tax Identification Number of Applicant:

#35-2612304

75688-060: 779086.1



G. Disclosure of Owrership:

New Jersey law (N.J.5.4. 52:25-24.2) requires that all corporations and partnerships seeking a
public contract submit a Jist of the names and addresses of all principals who own more than
10% of any class of stock, or 10% or mare of the total stock (if a corporation), or 10% or more of
the partnership. In addition, if the Applicant has, as one or more of its owners, a corporation or
partoership, the ownership of those entities must be similarly disclosed, and that process shall
continue down the entire chain of ownership until the names and addresses of every
unincorporated stockholder and/or individual partner is disclosed.

Please detail the ownership structure of the Applicant, including the percentage held by each
owner, in the form of a certificate and attach as Exhibit 1.

H. Certificates of Incorporation and Approval:

Please provide a copy of the Applicant’s certificate of incorporation or formation as approved by
and filed with the State of New Jersey. Attach the certificate as Exhibit 2.

Also include a copy of the certificate of approval of the urban renewal entity issued by the State
of New Jersey Department of Community Affairs. Attach that certificate as Exhibit 3. (The only
projects exempt from this requirement are low and moderate income housing projects located
outside a designated redevelopment area.)

I. Authorization to Submit Application:

Please provide a certified copy, bearing the seal of the urban renewal entity, of a company
resolution authorizing subrmission of the application in the form provided as Exhibit 4 of this

application.
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L Project Description:

A. Applicant’s Ownership Interest in the Project:

_X__Conventional (Fee Simple) _ Condominium ___ QOther (specify)

B. Project Type (Please check all that apply):

_ X _Residential; _ Retail;  Office;  Manufacturing;  Distribution Facility;

Hotel; Mixed Use; Other (specify):

If the Project involves more than one type of usage, indicate the percentage that each usage bears
to the overall development measured by square feet of gross area:

__100_% Residential; % Retail; % Office; % Manufacturing; % Distribution
Facility; _ % Hotel; % Other (specify)
C. Marketing Expectation:

For Sale _ X Forlease ‘ For Sale and Lease

D. Project Location:

1. Provide the street address(es) by which the project site 1s currently known:

6 Becker Farm Road, Roseland NJ 07068

2. Provide all tax lots that comprise the project site. Designate lots as they appear on the official
maps of the Tax Assessor as of the date of this application (i.e. prior to any subdivision
associated with the Project):

Block 30, Lot 2

3. Metes and Bounds Description:

Please attach the metes and bounds description of the project site as Exhibit 5 to the application.

4. Survey:

Please attach a survey of the project site as Exhibit 6 to the application. If a survey has not yet
been compleied, a plotting on the official tax map may be provided at this time. A copy of a
certified survey will be required prior to execution of any financial agreement.
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E. Deed or Lease Agreement:

Please attach a copy of the deed or iease agreement for the project site as Exhibit 7 confirming
that the project site is under the control of the Applicant.

F. Purpese of Project:

Pleass check all that apply:

1. This Project is located within an officially designated “area in need of redevelopment.”
X_Yes No

2. This Project is located within an Urban Enterprise Zone.
___Yes X No

3. This Project is intended to provide housing to low and/or moderate income households:
_ X Yes_ No

Please indicate the number of units of each type listed below, as appropriate.

Number of units for low income households 30
Number of units for moderate income households 30
Number of market rate units 239

Total number of residential units 299

4. This Project is intended to provide housing to households relocated as a resuli of a
redevelopment project: __ Yes X_No

5. This Project is intended as a means to implement the objectives set forth in an adopted
Redevelopment Plan: _X_Yes  No

G. Narrative Description of Project:

Provide a narrative description of the Project, including the height and bulk of proposed
improvements, type of construction materials to be used and expected square foot area of each
proposed use. Indicate the number and type of cach unit to be constructed as part of the Project
and whether the Project will be restricted to any group or groups on the basis of age or income.
Please describe the terms of all anticipated leases for the Project and/or the sell-out of units, as
well as the likely occupants of the improvments. Inctude maps, renderings, floor plans and other
graphic materials if available. Attach this description as Exhibit 8 to the application.
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H. Current Conditions:

1. Provide a brief description of any improvements that are in place currently on the project site
and indicate which if any are expected to be reused as part of the Project. Attach extra pages as

needed.

The site is currently occupied by a vacant 130,000sf office building which will be demolished
prior to construction of the new residential community.

2. Provide a list with the current tax assessment and the current real property tax levy for each
block and lot included within the project site. Atiach extra pages as needed.

Block / Lot Land Assessment Improvements Assessment Real Estate Taxes

Block 30 /Lot2  $6,439,300 $8,937,900 $354,568.13

3. Provide a list showing the current status of all municipal fees and charges which are currently
levied against each block and lot located within the project site, including, without limitation
water charges, sewer charges, permit or license fees, fines and/or penalties. Attach extra pages

as needed.

Block /Lot Municipal Fee and/or Charge (specify type) Current Status
All municipal fees are current as of 1Q 2018,

I. Site Plan Approval:

Provide a copy of the site plan approved by the Planning Board for the Project. Also provide a
copy of the resolution of the Planning Board providing final site plan approval for the Project.
Attach the site plan as Exhibit 9 and the Planning Board resolution as Exhibit 10 to the

application.

J. Projeet Cost Estimates

1. Provide a detailed cost breakdown for the total cost of the Project, including both hard and

soft costs. The estimate should be certified by a licensed architect or engineer. Attach the

completed estimate for the entire Project, with the required certification, as Exhibit 11 to the
application.

2. For each type of unit to be included within the Project, provide an estimate of the total unit
cost for that unit. This may be provided at a summary level, not at the level set forth for the
estimate required by section K.1 above. The estimate should also be certified by a licensed
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archilect or engineer. Attach the completed unit estimates, with the required certification, as
Exhibit 12 to the application.

K. Project Pro-Forma:

Provide a detailed projection of the estimaied revenues and expenses for the project. The
projections for all rental projects and for the rental component of mixed-use projects should
cover the full exemption period. Projections involving the sale of units should be for the period
expected to be needed to complete all sales activity. Attach the projection a3 Exhibit 13 of this

application. ‘
L. Project Financing Plan:

1. Provide a detailed explanation of the expected method by which the Project will be financed,
indicating the amount of equity to be contributed and its source, all public loans and/or grants
that are to be used and all private sources of capital. Attach this explanation as Exhibit 14 to the

application.

2. Private Financing Commitments: Provide certified copies of any and all letters from public or
private capifal sources of indicating a commitment to make funds available for the Project.

Attach these letters as Exhibit 15 to the applicaticn.
M. Explanation of the Need for Tax Exemption:

Provide an explanation as to why the long term tax exemption is necessary to make the Project
economically feasible. Attach the explanation as Exhibit 16 to the application. -

N. Project Schedule:

Attach a detailed schedule of the key milestone dates in the approval, construction and leasing or
sale of the Project as Exhibit 17 to the application.

0. Statement of Project Benefits:

Provide a detailed description of the public benefits that would result from the project as Exhibit
i8.

1. Employment: (i) pravide a prajection of the number and type of construction jobs to be
created; (ii) provide a projection of the number and type of permanent jobs to be created,
including an estimated pay scale; (iii) describe the steps that the applicant wifl take to
make temporary and permanent job opportunities available to municipal residents,
including but not limited to hiring fairs, advertisements, and participation in programs
sponsored by governmental or non-profit entities; and (iv) estimate the number of
positions that are expected to be filled with municipai residents.
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2. Environmental: please describe any environmental remediation that will occur at the
property.

3. Municipal revenue: provide a projection of municipal revenue to be generated by the
project through the payment of taxes, payments in lieu of taxes, water and sewer fees and
any other municipal payments.

4. Other: please describe any other public benefits that would result from the project.
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IV, Exemption Information:
A. Annual Service Charge to be based on: (check one)

_X_ An amount not less than 10% of Aunual Gross Revenue (Non-condominium)
An amount not greater than 15% of Annual Gross Revenue (Non-condominium/low and

moderate income housing project)
____An amount not less than 2% of Total Project Cost
An amount not greater than 2% of Total Project Cost (low and moderate income housing

pro_;ect)

___ Imputed debt service (Condominiun)

___ A negotiated amount pursuant to the Redevelopment Area Bond Financing Law, N.J.S. 4.
40A:12A-64 et seq,

B. Term Requested:

30 Years

C. -Proposed Rates and Phases:
Years | —10: 10% of annual gross revenue
Years 11 —20: 11% of annual gross revenue -

Years 21 —30: 12% of annual gross revenue

D. Form of Financial Agreement:

Attach the proposed form of the financial agreement as Exhibit 19 of the application. The
correct form for your project type should be attached to this application. Please note that the final
financial agreement provides that a sealed certification by the project architect as to the final
project cost must be submitied so that it can be added to the agreement within 60 days after the
issuance of the Certificate of Occupancy for the project.
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Representations and Certifications;

The Applicant certifies that all of the information contained in the application for a tax
exemption, incliding, but not limited to the information contained in the Exhibits attached
hereto, is true and accurate, and further certifies to the following:

A. The project conforms to the Redevelopment Plan that is in effect for the area that includes the
project site and with any Redevelopment Agreement as may be in place between the
Municipality and the Developer.

B. The Project either (1) conforms to the Master Plan of the Municipality; or (2) to the extent
that the Redevelopment Plan is inconsistent with the Master Plan, the Project conforms to the
Redevelopment Plan and the Mimicipal Council, in adopting the Redevelopment Plan, set forth
its reasons for adopting a Redevelopment Plan with such inconsistencies.

C. The project will conform to and the applicant(s) agrees to comply with zll Federal and State
laws and to all applicable municipal ordinances.

D. Construction of the project has not commenced as of the time of the submission of this
application. The applicant understands that the Municipal Council is under no obligation to
approve this tax exemption application. Any work done on the assumption of receipt of a tax
exemption following the submission of the application and before final approval is undertaken at
the risk of the developer. Note that under no circumstances will an exemption be granted for
a project that has already reached substantial completion.

E. No officer or employee of the Municipality has any interest, directly or indirectly, in the
project that is the subject of this application.
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Signatures

By my signature below, I hereby submit this long term tax exemption application on behalf
of the Developer. I certify that all of the information contained herein, including, but not
limited to the information contained in the Exhibits attached hereio, is true and acenrate to
the best of my knowledge and belief. I am aware that if any of the informaftion provided is
willfully false, that I am, subject to prosecution.

Name: [van M. Baron Date
Title: Chief Legal Counsel

Please notarize here or
provide attestation and
seal of corporate secretary
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EXHIBITS

The following is a checklist of Exhibits that must be attached to the application:

Exhibit # Description Included?
1 Disclosure of Ownership X
2 Certificate of Incorporation X
3 Certificate of DCA Approval of Urban Renewal Entity X
4 Resolution Authorizing Submission of Application X
5 Metes and Bounds Description X
6 Survey X
7 Copy of Deed or Lease Agreement X
8 Narrative Description of Project . N
9 Site Plan as Approved by Planning Board
10 Site Plan Approval Resolution
11 Total Project Cost Estimate (as certified by Architect or Engineer) X
12 Cost Estimates for Each Unit Type(as certified by Architect or

Engineer) X
13 Project Pro-Forma . S
14 Project Financing Plan X
15 Financing Commitment Letters
16 Explanation of the Need for Tax Exemption X
17 Project Schedule X
18 Summary of Project Benefits _X
19 Form of Financial Agreement X

75688-060: 779066.1



EXHIBIT 1-A
DISCLOSURE OF QOWNERSHIP

Instructions:

New Jersey law (V.J.S.4. 52:25-24.2) requires that all corporations and partnerships secking a
public contract submit a list of the names and addresses of all principals who own more thau
10% of any class of stock, or 16% or more of the total stock (if a corporation), or 10% or more of
the partnership. In addition, if the Developer has as one or more of its owners a corporation or
partnership, the ownership of those entities must be similarly disclosed, and that process shall
continue down the entire chain of ownership until the names and addresses of every
uninocotporated stockholder and/or individual partner with more than a 10% interest is disclosed.

This information must be provided on the forms following these instructions entitled “Disclosure
of Ownership.” Separate forms should be used for each corporation or partnership inchided in
the chain of ownership. Each form must be signed by an officer of the corporation and be
attested to by the secretary (if a corporation) or by all partmers (if a partnership), Partnership
forms must be notarized as well.

Failure to properly complete this disclosure statement or to submit it as part of the application
will be grounds for the application to be rejected.

73688-060, T79066.1
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EXHIBIT |-B

DISCLOSURE OF OWNERSHIP
‘Name Home Address % of Owners

1. See Flow Chart atiached as Exhibit 1-A

IN WITNESS WHEREOF, the undersigned has caused this siéstofbe executed this Zé
day of 20 |8 . _

Affiant
(Authorized Agent of Corporation)

Sworn and Subscribed before
me this _(léf day of _MBK}A’_, 20 ﬁ“ Ivan M. Baron, Chief Legal Counsel
' Print name and title of Affiant

. 0% )
i,

(Notary Publid)

 [€ATHLERN A. HALASZ
NOTARY BUBLIC OF NEW |ERSEY
f34 2333125
MY COMMISHION EXPIRES 8/23/2020

75688-060: 779066.1



EXHIBIT 2

CERTIFICATE OF INCORPORATION

See Attachment

75688-060: 779066.1
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CERTIFICATE OF FORMATION
or
6 BECKER URBAN RENEWAL, L..1L.C.

This Certificate of Fariation is made by an autharized pe:suﬂ it order ta
form 2 limitad linbility company in accordance with the New Jazsey Limited Liability
Company Aot (NJ.8.A, 42.2C-1 et zeq.).

1. ‘The name of the limited lability company is: t%, 0{%/%7 523

6 BECKRR URBAN RENEWAL, L.L.C.
" (refarred fo below 85 the “Company™). _

2. The address of the Company’s initis] registered office in New Jersey Is
/o Corporation Servics Campeny, Princeton S8outh Corporate Center, Suite 180, 100
Charles Ewing Blvd,, Ewing, New Jersey 08628, The Company’s initial registered agent
at that address is Corporate Service Company,

3, The tepm ofthe Company shall be perpetusl,

- 4. The purpuss for which the Company is organized shall be 1o operate
umder P.L.1991, 5.431 (C404:20-1 ot seq,), and o initiate and conduct projects for the
redevelopment of a radeveloprient arer in the Borongh of Rossland {the “Mundeipality*)
pursuant 10'a redevelopment plas, or projects necessary, nsefil, or convenient for the
refocation of residents displaced ar fo be displaced by the redevelopment of all or part of*
one of more redevelopment areas, or low and madersate income housing projects, and,
when authorized by fnancial agreament with the Municipality, to acquire, plan, develop,
construct, alter, maintain, ur operate housing, senior citizen housing, business, industrial,

" cominergial, adminisirative, community, henith, recreational, educetional or welfare
projects, or sny combination of two or mare of these types of improvement in a single
project, under sheh conditions as fo use, ownership, managament and control as rogulated
purspant to PL.1691, 431 {C40A:20-1 ef seq.).

5. 80 long as the Company i3 obligated under the Financial Agrecment
witl the Municipnkty made presuant 5o PI.1991, 6431 (C40A:20-1 of. seq.), it shall
engage in no business gther thap the ownership, nperaﬂon aid management of the

projest.

8. The Cumpany declares that {a) it has been organized to serve a public
muepose; (b) its operations shall ba directed toward: (i} the redevelopment of
redevelapment areas, the fucitiaton of the relocation of residents displaced or o be
displaced by redevelopsment, or the condust of low and moderate income housing

| 32929347
o (g Xtaciste
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prajects; (i) the somuisition, management snd operation of a projoot, redevelopment
refocation housing project, o low sl moderate income housing project under £.L.199],
CAIE (CA0A20-1 el s}, and () le shail be subjest to regulation by the Municipality,
and to a limitatior or probibition, as appropuate, on profits ar dividends Fir so long s it
remaing the awner of a project suhject to P.L. 1991, cA31 (C.40A:20-1 ot seq.).

7. The Company shall nol voluntacily transfer mare tan ton {10%) percent
of its ovmership in the project or any portion thereof nndertaken by i under P.0.1991,
2431 (CADAD0-1 ot seq.), untih: () the Company has first removed both Itself and the
project ffom afl restrictions of P1..1991, c.431 {CAUA20-1 of seq.) inthe manner
required by P.1.1991, o 43! (CAGA:20<] ot soq.); and (if) i the project includes housing
units, the Company hes obtained the consent of the Commissioner of Comuunity Adfairs
to such transfer, with the exception of tansfor le xnother wehan rencwal calily, ds
approved by -fhe Municipality, which other urban renewsl catity shall assume all
contracival obligations of the ransferor enilty dnder the Finaeclal Apreement with the

Municipality.

8. ‘the Company shall file annually with the mauticipal poverning body &
disclosure of the persons baving an owrership interest in the project, and of the oxtent of
the ownership interest of each.

. 9. Noihing herein shull prohibit any transfer of the ownership inlovest in
the Company itsell providad thet the bansier, if groater than 0%, is disclosed to the
municipal poverning body in (he unpual disclosure siaternent or in corrsspondence send to
the Municipality in advange of the annual disclosure statement relerred to above.

1. The Company is suhjecl to the provisions of section 18 of P1.1991,
el (CAGA20-18) respeciing the powers of (ke Municipality Lo alleviate {inanclal
difficultics of the Company or to perlumm actions on behatl of the Company upon s
determination of financial emergensy.

11, Any housing unils constructed or acquired by the Clompuny shali be
managed subject to the supervision of, and tules adopted by, he Commissioner of
Comumonity Affalrs,”

12, ‘This Cerlifioate shall be elfcative zpon #ts [Tling ib the Commercial
Reeording Division of the oflive of the New Jerssy Departmoem of Treasary.

IN WITNESS WHERTIOF, the andorsipaed duly anthorized person hag
exetuted this Cegtificato of Tommtion this 20 day of Novomber, 2017.

Pevin A, Cohen, Authorized ['erson

2



EXHIBIT 3

Certificate of Approval of Urban Renewal Entity from the New Jersey Department of
Community Affairs (DCA)

See Attachment

75688-060: 779086.1
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N 101 SotTH AD STERED .
c““ggﬂﬁﬁﬂ O Box 805 -
Tutwian, NJ 0REI5-0805 Crames A Riconay -
Knt Guapaeao - Comsuirelanay
L Coverner

DEPARTMENT OF COMMUNITY AFFAIRS

TO: Sk Treguurer

RE: P BECKER URBAN RENEWAL, LLG.
Flia 2172
An Urban Renewsl Entity

This is iy cerdify that the attacked CERTIFICATE OF FORMATION OF AN URBAN RENEWAL
ENTITY fias baen examined end spproved S the Dapartment of Cormmunity Affairs, purstiant to the
power vesied in it under the "Long Tarm Tax Exemption Law,” P.L. 1981, 0,431,

Pone this '7 H"day of ;DWG f 7 at Trenton, New Jersay.

DEFARTMENT OF COMMUNITY AFFAIRS

Division &5 and Standards

Mo Jarsty it wn Bl Opprortnasite Sagrlaver + Prinked an Beeyeled poper and Ruryehubt



EXHIBIT 4

AUTHORIZATION TO SUBMIT APPLICATION

See Attachment

75688-060: 7790661



CERTIFICATE OF THE CHIEF EXECUTIVE OFFICER
- OF
ROSELAND RESIDENTIAL TRUST

WHEREAS, pursuant to the actions taken by Unanimous Written Consent dated
January 4, 2016 and reaffirmed at its meeting on June 9, 2017, the Board of Trustees (the
“Board”) of Roseland Residential Trust (the “Trust”) authorized and empowered the
Chief Executive Officer of the Trust, to approve and cause to be consummated, for and
on behalf of the Trust, in its individual capacity, in its capacity as general partner of
Roseland Residential, L.P., a Delaware limited partnership (“Operating Partnership™) on
behalf of the Operating Partnership and in its capacity as a stockholder, pariner or
member of any other corporation, general or limited partnership or limited lability
company (collectively the “Other Entities” and individually an “Other Entity™) on behalf
of such Other Entities, any transaction directly or indirectly involving the acquisition,
disposition, transfer, conveyance, development, financing, refinancing or management of
any real property or other assets, any interest therein, or any other business related
thereto, including, without limitation, the incurring on behalf of the Trust, the Operating
Partnership and/or any such Other Entity, of any secured or unsecured indebtedness, the
proceeds of which are to be used for asset acquisitions or other corporate purposes, the
granting of liens or security interests in the assets of the Trust, the Operating Partnership
or any such Other Entity, the entry by the Trust, the Operating Partnership and any such
Other Entity into any joint venture, partnership or similar arrangement, or the transfer by
the Trust, the Operating Partnership or any such Other Entity of any of iis assets to any
affiliated entity (each a “Transaction™), so that the Chief Executive Officer may at any
time, and from time to time, act to authorize and approve, and cause the Trust, the
Operating Partvership and/or any such Other Entity to enter into and to perform its
- obligations in respect of any Transaction without submission to, or further action or
approval by the Board, provided that the aggregate consideration involved in any single
Transaction or series of related Transactions not otherwise approved by the Board
ncluding consideration to be paid or given, and obligations to be assumed or incurred,
directly or indirectly by the Trust or the Operating Partnership in commection with any
acquisition, development, financing, refinancing or management of any real property or
other assets, and the consideration to be received, directly or indirectly, by the Trust or
the Operating Partnership in connection with any disposition, transfer or conveyance of
any real property or other assets, shall not exceed the sum of Seventy-Five Million
Dollars ($75,000,000.00) and further provided that in the case of any Transaction
involving the acquisition of any real property or other assets and the financing of all or
any portion of the acquisition price of such real property or other assets, the foregoing
limitation shall apply only to the consideration to be paid or given, directly or indirectly,
by the Trust, the Operating Partnership or any Ofher Batity in connection with the
acquisition of such real property or other assets and shall not apply to the financing of the
acquisition price of such real property or other assets so long as the amount so financed
does not exceed the acquisition price of such real property or other assets (the
“Transaction Authority™);

GN\SMEYS Becker-85 Livingstoniceo certificate-rit-finanvial agmi-§ bfdoc



WHEREAS, the Operating Partnership is the sole member of MC Roseland NJ
Holdings 1.L.C., which is the sole member of 6 Becker Urban Renewal, L.L.C.
(“Owner”) and is the owner of the property known as 6 Becker Farm Road, Roseland,
New Jersey (the “Property™); and

WHEREAS, the Owner desites to construct on the Property a four (4)-story
residential apartment building with 299 units, consisting of two hundred forty (239)
market rate family rental residential units (consisting of thirteen (13) studio, seventy-
seven (77} one bedroom and one hundred forty-nine (149) two bedroom apartments) and
60 units which would be affordable to low and moderate income households, as well as
approximately 590 parking spaces inclusive of approximately 280 pre-cast garage
parking spaces (the “Project”) and is requesting a tax exemption for the Project from the
Borough of Roseland (the “Borough™). :

NOW, THEREFORE, IT IS RESOLVED that pursuant to the authority vested
in him by the Board of Trustees, the Chief Executive Officer of the Trust hereby finds
that it is appropriate and desirable that the Trust and each of Michael J. DeMarco, the
Chief Executive Officer, Gary T. Wagner, the General Counsel and Secretary, and Ivan
Baron, the Chief Legal Officer, of the Trust {each, an “Authorized Officer”) is authorized
individually to execute an Application of Long Term Tax Exemption (the “Application”)
and any and all documents necessary for the Owner to submit the Application to the
Borough for its review and approval; and further;

RESOLVED, that such Authorized Officers be, and each of them hereby is,
individually authorized, empowered and directed, in the name and behalf of the Trust, as
general partner of the Operating Partnership, to prepare, execute, deliver, ratify, confirm,
perform and approve and to file with the Borough the Application, take any and all
actions, execute any and all documents, pay any and all fees and to do or cause to be done
all such further acts or things as such officer or officers shall deem necessary, appropriate
or desirable to carry out in furtherance of the foregoing resolutions; and further

RESOLVED, that all actions taken by any of the Authorized Officers of the Trust
individually in contemplation of the foregoing resolutions are hereby in all respects
ratified, confirmed and approved.

Dated: March—>{, 2018 %/M@W"

‘Michael J. Dgffarco
Chief Execdtive Officer

GASMEN Becker-85 Livingstonieeo certificate-tri-financial agme-g bf.doc



EXHIBIT 5

METES AND BOUNDS DESCRIPTION
e A DUUNDS DESCRIPTION

See Attachment
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Inat, ¥ 201T1DER00 - Page & of ©

LEGAL DESCRIPTIONT
Real property in the Borough of Rosaland, Coanty of Esses, State of New Jersey, deccribed as folloves:

Beginning at point in the Northerly sideline of Becker Farm Rand, said poink being distant 558.58 feer
Nrttweasterly from the intersertion of the 2id Mortherly sidefie Bocker Far Road with the Excterks
sidefine of Livingston Svecue and faom sald point ranniia:

1. along samee on 2 Curmtnthelﬂ’tlw:ingamﬂusd!ﬁiﬂfa&,mamhngthufﬁﬂfe&ham
of tangency;

2. continuing aloag saine Noiih 65 degrees 32 mimies 11 swonds West 5 dtance of 4124 Rt o a
polit; thenes

2. North 36 dagrees 32 minutes 43 sernds Fast a distance of 235.39 fet o an angle pointy Heeoaok
4, arta new Bine Narth 34 degiees 54 mibutes 08 seconds East a distance of 320,00 feet t ah argle
point; thence

5. on andthier new line North 40 degiees 15 minutes 29 seeorkdy East a diskance of 350,00 feat to 2
puint; thence

6. South 55 degrees 35 minntes 14 saconds East & distatxe of 528.74 feet to 4 point; thence

7. South 34 degrees 24 minutes 46 seconds West a distance of 87,25 feet to a poind; thence

8. South 43 degrees 43 minvies 59 seconds West a dstance. of 751.55 feet to the point of begineing.

Being & part of Lot 2 i Block 30 as show on a certain map entitied “Amended Final Map - Bellemead
Devalopment Corporation™ datad Feliruary 25, 1981 and filed in the Essex County Register's Office ony
May 19, 1901 as Map Mo, 3383; aisp being figw kil 2 in Block 3 & descrioed i & imnor sulativision deed
baiween Bellemeaad Iﬁewelnpmenr. Corporation ancd Beliemread Devetopiment Corporation dated July 26,
1982 and recorded Auqust 10, 1982 in the Fssex County Register'y Offtce in Deed Book 4758, Page 554.

MOTE: FOR INFORMATION CHLY: Belng Lot(s) 2, Biuck(s} 30; Teaox Map of the Sormugh of Roseland,
County of Essex, Skite of Nesv Jersey.

42799833v 2




EXHIBIT 6

SURVEY

See Attachment

75638-06(: 779066.1
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EXHIBIT 7

COPY OF DEED OR LEASE AGREEMENT

See Attachment

75688-060:. 779066.1



Ingt. ¥ 2017108500 - Page 1 of ¥

Essax Couniy Register Docurnent Summary Sheat

Transaction Identification Number 3238756 2678313

ESSEY COUNTY REGISTER OF DEEDS & MOTGAGES
Recorded Document to be Returned by Submitter to:

FIRST AMERICAN TITLE WCS - PRINCETON

RGO )
BALL OF RECORDS “ROOM 130 104 CARNEGIE CENTER., SULTE 10t

465 DR. MARTIN LUTHER KIN{ BLVD

PRIVMCETON, N1 05540
WEWARK MI Q7102

Official Use Oniy Subwission Date fmm/dd/nny) 1271212017
Nu. of Pages fexcluding Summary Sheet) 2
Rerording Fee (exchuding tpansier rax) 105,00

DANR RONE A amveniones Charee of 33,00 includend)

BEG. OF DEEDS & MORTEAGES
ERSERE COBU p: .
Waw I ers;é-m Rfalty Transfer Tax $132.727.00
TIRGTHLE . .
DUCUMENT TYPE Total A $132853.00
1 Document Type DEED/SO EXEMPTION FROM REALTY TRANSFER FEE

INSTREMENT NEMBER

2017108500
BECORDED ON
Dac 24, 2017 Fleciranic Recardatinn Lewel L1- Lawel 2 0with loages!
2:81:45 EM
Total. Pages: 9
Municipal Codes
COONTY BEALTY TAX $6,120,00 .
CUUETY SERITY TAX - §3,060.60 ESSEX COUNTY LER
PRPEA. — -
HNJ PRESERVATION ACCOTNY $66.00 Bar Code(s}
BEGISTER BECORNINS FEE  §52. 00
EEILING CONVENIENCE FEES $3.00;
STATE EBEERLTY TAX $1-,300.00
STATE BEALTY TAX - §13,876.00
EAR
STRTE BERETY TRY -  $24,416.00
GEREERL PURPOSE ) AFL )1 1 A1 0 1
STATE REALTY TRX - §&1,%00,00 I' ”l]
soas i
BIALTE $8,555. 00 ”u' ”II
OUFELESSHESS TRUST FUNS  £3.00 TR LR
TOTAL, PRIR $132,851.40 222239

INV: 1769073 USER: W

Adddonal Informatice (Official Use Onlv)

* PO NOT REMOVE THIS PAGE.
COFERSHEET [DOCTRENT SITIMARY FORM] I8 PLRT OF ESSEX CDUNTTREGISTER FILENG BECORD.
RETAIN THIS PAGE FOR FI'TIIRF REFERENCE.

105A1350-3CCH-BEE4-SR0F-7COF 240 D8FC/4 138756 2678313 Page l of 2



Inst. # 2017108900 ~ Pmge 2 of U

Essex County Register Document Suremary Sheet

Type DEED/NO EXEMPTION FROM BEALTY TRANSFER FEE :
Considerution $6,126,006.60 5
Submitted By SIMPLIFILE, LLC. (SIMFLIFILE} i
Document Date 12/112017
Reference Info
Boalk Book Beginning Page Tnstruent No. RecordediFile Dace
i
DEFD/NG ' GRANTOR Rame Addvess
EXEMPTION
FROM BEALYY ¢ RECKER SPE LLC 10 MACTCATIREALTY
TRANSFER FER CORPOLATIDN, FERSEY CF1Y, N2 i
07311
GRANEEE Mame Address
GEBECKER UBRBANRENEWAITTL C/0 ROSELAND RESIDENTIAL
TRUST, JERSEY CITY, NT 07311
Paccel Infe s
Property Type Tax Dist, Block Lt CQrealifier Mumieipaiity
%5 i 2 25
* D0 NOT REMOVE THIS P4GE,
COVERSOEET IDOLTRENT SURALARY FORM] IR PART OF EESEY COUNTYRECIUTER FILING RECOED, ) :
: RETAIN YIS PAGE FOR FUTURE REFERENCE.

1CSAT350-3CCB-BRES-§R0F-7CEF 242 DEFCE/3138736 2678313 PageXof 2 :
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Inst. # ZOLT108900 - Fage 3 of 9

=
Q.
N
B
o
O
o]
<
@
3
1)
=
[ o)
&
n

NJ Deed-Corporation {Bargain a
to Grantor's Acts) 1

i by: (Print signer’ i et oo
Prepared by: (Print signer's name below srgnaturg) o4 Comenfe Comox Suts 101

Megan Vallerie, Esq.

This Deed is made on December 11, 2017,
BETWEEN

6 BECKER SPELLC

a limited Iiabiliqi:y company of the state of Delaware

having its principal office at t c/o Mack-Cali Realfy Corporation, Harborside 3 ~ 210 Hudson Street,
Suite 400, Jersey City, New Jersey 07311, referred o as the Grantor,

AND

6 BECKER URBAN RENEWAL, L.L.C.

L dd

a limited liabisity company of the stale of New Jersay
d Residential Trust, Harborside 3 — 210 Hudson Streat, Suite
400, Jersay City, New Jersey (07311, referred to as the Grantee.

The words "Grantor” and "Grantee” shall mean ail Grantors and ali Grantees listed above.,

Transfer of Ownership. The Grantor grants and 'cdnvays (transfers ownership of) the property
(called the "Properly”) described below o the Grantee. This transfer is made for the sum of SIX
MILLION ONE HUNDRED TWENTY THOUSAND and 00/100 DOLLARS ($6,120,000.00).

The Grantor acknowledges receipt of this money.
Tax map Reference. (N.J.S5 A 46:15-1.1) Borough of Roseland, County of Essex, New Jersey

Block No. 30 ot No. 2 Qualifier No. Account No.

4Z79%833v.2



Enst, 4 2017198500 - Page 4 of B

DINo propery tax identification humber is availahle on the date of this Deed. (Check box if applicable )

Praperty. The Property consists of the land and all the buildings and structures on the land
commonly known as 6 Becker Farm Road, sifuate, lving and being in the Borough of Roseland in the
County of Essex and State of New Jersey as further described on the legal description attached

hersto,

BEING the same premises described in the deed to Grantor by deed from PWMS OP SUB L, LLC, a
Delaware limited liability company dated July 30, 2004 and recorded on August 20,2004, in Deed
Book 6098, Fage §90 in the official records of Essex County, New Jersey.

Promises by Grantor. The Grantor promises that the Granfor has done no act to encumber the
property. This promise is calied a “covenant as io granfor's acts” (N.J.S5.A. 46:4-8). This promise
rmeans that the Grantor has not aliowed anyone else fo obtain any legal rights which affect the

property (such as by making a mortgage or allowing a judgment to be entered against the Gramtar).
This conveyance is made as part of the winding up of Grantor's corporate affairs.

[Signature Page Follows]

4Z799833v2
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Inst. & 20171089C0 - Page § of 5

Signatures, The Dieed is signed and attested fo by the Grankor's proper corporate officers as of the
date at the top of the first page. its corporate seal is aifixed. )

€ BECKERSPELLC
By: Gale S1.G NJ Mezz LLG, sole member
By: Gale SL.G NJ Operating Partnership, L.P., sole
member
) By. Gale SLG NJ GP LLC, general partner
By: Mack-Green-Gale LLC, sole member
By: Mack-Cali Realty, L.P., sole member
By: Magk-Cal Realty Corporation, general partner

By: /147 4//‘471}7
“"Name: Gary T Wagner
Titie: Generai Counsel and Secretary

STATE OF NEW JERSEY }
}58:
COUNTY OF HUDSON )

| CERTIFY thaton Deaember&z; 2017, Gary T. Wagner persanally came before me and acknowledged

urder oath, to my satisfaction, that this person: {a) iz named in and personally signed the attached

document as General Counsei and Secretary of Mack-Cali Realty Corporation, a Maryland Corporation;
" and (P) signed and defivered this document as his or her act and deed on behalf of said Corporation.

Notary Public |
%m ﬁ‘ EF&L‘ |CLIC Y
= b o L FU'BUC w NE‘!&‘"_, A
RECORD AND RETURN TO: My Gormmisson Expires O 6, 2022
Seyfarth Shaw LLP '
620 Eighth Avenue

New York, New Yorik 10018
ATTN: Miles M. Borden

[Signafure Page to Bargain and Sale Deed With Covenarts)
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LEGAL, DESCRIPTIONY
Read property in the Borpugh of Rositand, Courty of Essex, State of New Jersey, described as follovs:

Begnning at point i the Northerly shfidine of Backar Fammn Road,. sxid point being distant 588.98 fest
Hmmwﬁm&amwwmmmmvwmmmmmmmmm
sittefine of Livingston Avemse and Frofm said poind rurein;

k. alongsalmmac.umtuwechawmQamcﬁnsafgﬁl.ﬂfeet,mamimgﬂmfﬁMmmam

of tangency;
Z. comkinuing aiong saime North 65 degrees 32 mdinubes 13 seonimds West 3 detaice of 41244 st a
pnint; thame=

2. Morth 26 dagreed 23 mingtes 49 saconds Fast a distanos of 235.39 feet lo an angie poind; Henoe
4.unanewlinaﬂarﬂ\ 34 degiees 54 mihiites 09 seconds Enstadistannenfazn.nnfaattaanange
pofnt; thence
5. on asmuther new Ene North 40 dagreeal.'inﬂnmzs sactnddy East g distanes of 350.00 feet to &
point; thence
B. South 55 degrees 35 minwies 14 seconds East a distance of 528.74 féetin a point: thence
7. Smuth 34 degrees 24 minues 46 seconds West 5 distance of 87.25 fest to a puint; themoe
8. South 43 degrees 43 minutes 59 seconds West a distance of 751.5% feet to the: point of begineing.

Being a part of Lot 2 in Block 30 as showa an 2 cectain map entitied "Amended Final Map - Bellemead
Development: Corpurahnn iated Febrmw 25, 1981 and filed in the Essex I:aunty Regnsher‘s Office ony
Bay 19, 1961 ag Map No. 3463; alsp Deéing new it 2 in Biock 3 &5 desunitad i & minon susdivsion desd

between Ballerread Dewelnpment Corporation and Seflemead Developiment Corporation dabed July 26,
1983 and recomded Augist 10, 1982 in the Essex County Register's Oifice in Deed Book 4758, Page 554.

NOTE: FOR INFORMATION ONLY: Belng Lot(s) 2, Block(s} 30; Tax Map of the Borough of Rossland,
Coumty of Fumex, Shite of New Jeisey.
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Inst, # 2017108900 - Bage 7 of ©

State of New Jarsey Eg‘%:f
SELLER'S RESIDENCY CERTIFICATIOR/IEXEMPTION
(Fisese P o Type)
R A T e o T ——
Namals)
8 Backer SPELLC

Cursen! Streat Addrass
cio Mask Cas Realfy Corporation, Harborside 3210 Hudson Streat, Sults 400

City, Town, Post Office Box Saie T Code {
dersey Gity NJ g T
FROPERTY INFORMATION ' - - - -

Bireed Address :

£ Becicer Farm Road .

Di Town, Posl Difice Bes Stata Zip Eode .-
Roseland NJ o708 [:
Seller's Pementage of Gwnership ‘Total Consideration Owner's Share of Consideration C:;f Date

100% __$6,120,000 % (o, | 3,000, 0 wi o
;E‘?::L‘ER%—ASSE‘R&H’C‘EHGHE&H%EE—%F&&%E-!%H%&W!-W-é&gﬁ%#apﬂy—m—ﬁeside%&a%%ﬂeﬁg}

1. [ seleris a rasidant taxpayer {individeal, estate, or (rust) of he Siate of New Jersey pursuani to the New Jersey Gross income Tax Act,
will fiie a regidan) gross ncome tax retum, and Wil pay any 2pplicable tanes on any galn or incoma from the disposition of this
gropety. .

2. {1 The res] property solg of rnsteired & used srolusively 38 2 prinvcipal jesidence &8 defnad In 286 ULS. Coda section 121,

3. [l Setler ts a mortgagor comeying the mortgaged property fo a morigages In foreclosure o in a tansfar in fieu of foreclosyure with ne
additioral considaration.

4. ] Selier, tansferor, or transferes I an agency or autharily of the Unifed Stales of America, ar agency of aufharily of ine Ste of New
<erssy, the Fadaral National Marigaga Association, the Federal Home Loan Mortgage Cosporation, the Govamment Naianat Moraage N
Association, or a privals morigane insumsnce comparny, L F

5. &l selier s not an incividuaf, estale, of trust and ks not required fo make en esfmated grass income lax payment.

6. [ The 1ot consideration for the preperly ls $1,000 or less 50 the seller is not requinad to make an estimated Income tax paymeni.

7. E{The gain feom the sale is not recognized for fedaral income tax purposes under 26 U S, Cods essfion 721, 1034, or 1033 {CIRCLE
THE APPLICABLE SECTIGN}. N the ndizated saction doss not ultimately apply to s frensection, the selier acknowiedges the
ahfigration s Ma a New Jemey income fax rebum for the yeat of the sale and repod he recogrized gain, :

] Gelier did nod recalve non-ke kind proparty,

8. E71 The real property ks baing ransferred by an sxarotor or sdminisirator of g decedent bs 5 devisas oe halr 1o sfent diziribiton of the

decadent's estale in atondance with the provisions of fe decadetts wil o the intestals laws o this Saie, :

9. E1The reat property being soid is subject fo 8 short sake instihted by the maoifgages, whereby e sellsr agreed not to reesive any
prosesds from the sale and the morigagee Will receive ol proteeds paying off en agresd amount of e morigage.

10. [T The deed ks dated prior to August 1, 2004, and was not previously recorded, ;
K
;
i

M. [:r'ma real property Is being transésmed undsr & refocation company trensaction where a Fustee of fhe reloestion company buys tha
Praparly frem the seller and then salls the house o a third party buysr for the same prize.

12, [ The real property Is beling fransferred besveen spouses &y Incldert io = diverce decree or property seftfernant agrasment under 26
LLB.. Code setlion 1041,
12, L.§ The propesly transfarrsd Is a cemetery plot. ‘
14, L3 The selier s not regelving nef prcesds hom the sale. et procesds from the sale means the et amont dus {a the selfer an the
setfiement shaat.

EFLIER'S DECLARATION. - - ‘ : : . ‘ e _
Tha undarsignad understancs that #is declaration and s contents may be disticsed or provided Is the New Jemsey Division of Taxstion and that any fafse i

statement contzinad harein may be punishad by fine, oiprisonmend, or bath, | furthermam declore that | have axamined s dectaration a0, ta the best of e

oy Rcwiedige and belied, & s i, comvect s somplele, By checking fla bow 03§ cerilfy Uit 2 Power of Aliomey to represent e solloie) hex hoen

i

previsusly recarded or ks belng reaoided simitiansously with the o whick this form I allached, L
i.g.«g‘.\.h-"i 7 f:/ s

Daln - L 7 Signature

(Sehisr) Flassa irgicate 1f Power of Allomey or Atiomey In Fag |

Dl ) Eignahns f“':
Sedlar) Plakss inficate M Powr of Attofrey oF Altoray i Fact - Lng

i
H
i
|
i
!

F
L.




Inst, # ZHLTINGB0D - Page 8 of 9

IR e THAHD)
Mt T W B R AT STATE OF NEW JERSEY
AFFIDAVIT COF CONSRERATION FOR USERY SELLER
{Chaster 48, 11088, s arnanded throuch Chapter 33, P, 2006) (R84, 45455 ats=q.)
BEFGRE COMPLETING THIS AFFIDAVIT, PLEASE READ THE MFTRUGTIONS ON THE REVERSE SIDE OF THIS FIHM,

[
KTE DF NEW JERSEY N - upclxluaecnrgm‘sﬂsiﬂﬂk\'
. rss Coliriy Moniciodl Coder RTFpuld by seder §_-
CounFY Hudsan e D d

MUNICIPALITY OF PROPERTY LOGATION Roseland Bos "ise spenbol " 16 Incticain that fee o scclysusly for oty s,

(1} PARTY QRIEGA|. REPRESENTATIVE {See insinactior 53 and 4 o mumran e}

Depcnent,  Siwy T, Wagner , being  duly swom  peooning, b lw  upn  hikher  nath,
topaaes e xeys tha fia/sha i o WSl NDIESBNZIVE O OMDr in » caed duted \-9*(“{9@1“1 transhning
{Frmviar, Lagel taprwy rebabye, (orpomte B =, wf THin Coztpny, Laarsbng icsthubnn, sz
tmal progerty idsnitfied a5 Biock rumbee_30 Lot mimber 2 Jeated at
& Bapleer Faimn Road, Ressiyss Bl armexed herete.
[Himid Adilrane Towm] .
{2) CONSIDERATION §,,..... 512009000 firinrtisrs #1 anct 8 on revime siie}[_Jr prior movipege 1 whish propary fs sabject,

] Froperty Senwlered i Conddll A5 4G {00 o], T propery Tastesed s Ciass 1 ioraton i Fecion Th Dok is requim,

[SAIREQUIRER CAL CULATION O EQUALIZED VALIATION FOR ALL CLASS 42 (COMMEREIAL) FROPERTY TRANSACTICNS:
{Sea nsiruedons S84 2t #7 on e sidn)
Tobal Azsessed Valumtion - Plracdar's REtis o Exiukod Asiaaved Valuation
5 5780000 9288 o ¢ 16,825, 240,54
i Dlemclor's Rutko Te Inen than 160%, the squolierd velaaTion wh] ks en omodr: gasler L th Sssetand vahis, W Proci's Rt is squs o or it dxosas ot
100, How secesend Yk wil be st iy the syusllzad vaition,

1] mmm_ﬁﬂﬁﬁfsﬂ fnsipuction #8 an ravenss side)
Dapohen! staies thai this desd ranasciion fs fuily exempt Tom e Rowily Transfer Fee impoied by C. 4%, P 1555, os amwndesd irough
€. big, P.L. 2004, for tha nlitkdng reason(s). Mers efoesnea le exempiion spabal Is nsuMcent. Expleln i deted.

{5} BARTIAL EXEMPTION FROM FEE { naruetion #5 on rwverss side)

HOTE; AE bowes bnlow enply o grninels) onii. ALL BOXES I APPROPRIATE CATEGORY MUST PE EHECKED, Faiturs tn do sa wil
vold cfair for parial snempii, Depenani claime i this deed iransacton i exampl hom State portions of e B, SUprkemental, apd
Gemars| Paprss Fren s appiicebls, rpreori by ©, 178, P 4375, 5, 1135, P 20K, =nd £ 88 B 260 forfie Iolloing masanisy

A SENIOR CITEEN  Gr=ntor B2 years of age oraver,* [ nstruchion #8 on e side for & or 8)
B BLIND PERSON Gant Tegatiy bt or; *
| DISABLED PERSON Graniniis) [ jpemanartly £ oty dizablset [ Treceting disetiey peyrmars ot gelnlly wmpioyets

i clizem, Wi poreons, o7 Slealdod pemons MUS gl el SH of fhe foieaing citet
d and orcuplod by grentons] al Eme of sale, idant of Siats ofNew Jemey,
n or iwo-lamily Teskientel premises. e ar Jnin) Sy muat a9 gualify,

"M TABEOF RIGEANL KNI WiFE, PAATNERS A DAL LRnor CORPLE, DNLY ONE BEULMTOE Ness cnuyEY 1 TESMSS 2y THE ENDRETY,

nbip according t H.U.D, @tandards. Resarved {af occupsncy.

e, % BODERATE (NEOME HOLISING [Mm“ AN e gicks]
Ments incamme sequiremeniz of reglom: [} Srblact to resale: enirals.

[T ISTRUCTION frimnfions 23, 327 ad $12 on musres sl

=
Erfiraly ey Hoprewarmant %ﬂ previctisly nerzgind,
Ny previcusly vewd far sRY purpese. EV CONSTRUGTION" prniad clearly st top of fimt page of the dued,

7} RELXTED (SRl ENTHIEE T HsEoloms 75, $12, #4 an roverss See)
TEMa prior mangsge sasumed Ao which przsery 8 subjse) 3 Emk of sale,
gﬂ coniributions W sanhial by shher grantor o arehtas lepe! enity,

2 stock or monay mxchanged by v et Wnturur fee lagal entifies,
8) Dapanent makes Eus Affidavit 1o inducs oty mggistes of desds fo record the: dead and sccept the fes suhmidind herawilh in
uecamiance with S povisioos of Clapler 49, P.J.. 1968 4€ ama; iy Chapter 33, PiL 2008
itased it whefomma - “7 E Becker SPELLE
this ; ,‘rz day ;&a/ y20f 7/ /  Signanee A Depareat Brantor Name
tilo Mack Cali Healky Cocp, sfo Mach Cali Roally S,
(j_f_ ,m’ﬂ. /{ . Habomide 3290 Hidsan SL, Harberside 3-Z10 Hudaon SL
— Sl 400 Suite 400
SUSAN M, Jessey Chly, Nd 731§ Jervey Glty, N 7311
NOTARY WUF NEW ’ Crpanent fAadiens T FpaTess oL Time ol Sak
iy Comissior JERSEY e, 38 Firtd Atnerdoan Tify bwancu Ca.
Expies Oct 8, POYD, 2t teo ST Saars S Seruny Nambar  Namerampany of SaTbtmen Gifcar
FOR QFRCIAL 1€ aHLY
i Nomis:, Tanimty;
Pord Mupter Bk Fapa
Enad Solat D Rocopded

County rrearding officz shall forsmed me cagy of cuch RTE-Y fum when Boeties 14, I compleiat mx:ﬁq:ﬁu;mmw
5%

THENTON, NI 2054251,
A N ARALTY TRANSETS PR IGT
The Direor & e Division of Taxaikee i e Biapastmani of the Tragsy b prescitad tis fofm A5 Nplimed by faw, ahd lkap not ba shemd of amanded
witha prigr xpprovel of e Biracior. For fbvmetion an the Renlly Trepsier Fae o fo print @ copy of this AT, visitthe Brivision of Tawaiion wabtiim ne
e aiie. ook enstiont]ptiaeation htn

- v

L e e I e epees .




Inst. # 20171DES00 ~ Page 2 oE B

RFEAZE (R, L2 STATE OF MENY JERSEY
WIS SUBMIT I DUPUCATE AFFIDAVIT OF CONSIDERATICN FOR USE AY BUYER
(Chapier 49, PL195%, s proenved Byough Civepier 33, P.L 2000) (K4S A 46155« seq}
PLEASE READ THE INSTRUCTIONS ON THE REVERSE SIDE OF THIS FARN SEFORE COMPLETING THIS AFFIDAVET

ETATE OF WEW STy
™ FO8 HECORDER'E HSE GNLY
Hudson }EE' ok Jrtigeiid | :
FETF pad by s
apUNTY oTi8 ; 5

MURICIPALITY OF PROPERTY LOSATIcN  Rorefand Bom
(1} PARTY OF LEGA. REPRESENTATIVE {See juatruclions 42 snif #4 ot nistrsn XXX-XN-x 2 8 3
& e ™ = shao} EREY thy ‘Mm%‘m-.mwmm

- t  Baty T. Wagner , bsing  duly  swemn  acording o w upen  hwker  oath,
e

daposss and smm Mot t'l‘nl&hg E thalegal mpresaniaive fograche 1o & dead daied l—}(‘\ wENSeming

(Grnniers, gk b Pesrate Oficuy, T of Tiha Company, Lansing -y

el propesty idendtisd sy Binck mmber SE Lot e 2 ocaient at

5 Beciar Farm Road, Moo . mnd armscad thefaio,
Torand Addirews, Tewn)

{2 comshERATION $5:120,000 (See instructions ¥, #5, a0d 471 on reverse side)

Entire Jcheration ¥ i of $1,000,000;

PROPERTY CLASSIFICATION CHECKES GR CRICLEND BELOW I5 TAKEN FROM OFFCIAL ASSESANENT LIST (A PUBLIC RECOND)
QF MUNIEIR AL TTY WHERIE THE HEAL PROPERTY I LOCATES IN THE YEAR DF TRANSFER, REFER TO M.LAC, 18512-2.2 ET SEGL
TA} Crmtbas sequilrad lo 71115 thm 1% fex, camrplele (A by chacking off uppromriaie box or b b,

Class 2 - Residendst [l Ciasy 44 « Commescial properties
Class 34 « Fan: property (Regular} and any ther sz (I checiad, caledabion in (B} equired I:ulm'}
proseriy resfurad b sams ataies b conundian l"lmmpmuvg unit fFour famliise o less) (See T, 48:00-3.}
with transfer of Class 34 proparty peral! unlisal\:dass«:
Emmhmmﬂuhmﬁmm-m-mdfﬂmumm o). compibte [B) iy checking off spprapriste hag or botwes
L
[ Propary dass, Cireleapplicshia class or o b a8 AR A 5
Frperty clumea 1Viusast Land:56- Farm property {Cusifies 54 -ndriiel propariles; 4 Apartmenta; 5. Petikc Property, aic, (.0A.C. {81222l ang)

1 ammuanummmwmmmmﬁm Eewace.lwemai FRevenu Dade of 1565, 26 LL5.C, & 551,
1 dncitenial i corporas merger oF scguiviton; 1 duntion less then 20% of tolal value of all assetz
sxchangad in mermer or acaulsition, |t checksd, cakcustion in {E} requiired and MUST ATTACH CORPLETED HTF-4,

{3 Whaws giramtns frmciort proparthes Smeahviing hiockds] sd e} of o or wom chedes n one dead, ona o more subject ta Ha 'r!lh(a.},uﬂli
marmlﬁmmnﬂwh}uﬁuﬁ- 1% fma (B, pmunntmuJ,sA,uﬁ-u.wmph&(qhydmnuonmpnm b o fwtas &d §

] Pmpetiy zinss, Circle applilcabie class or classes: 1 2 a8 A A8 iC 15
[} EATAILLZET VALUE AL ATON mm?ﬁm! WNF'EVED WHETHR® 'ﬁ‘l:E ﬂfE -"’PLES O DOES NOT APPLY

Total A + ' Rutig »
Feperycon A 515,737,600 LEZEM o ABEETSD
Py Thas ¢ = “xh

Totat Assersed Voluation + Mrector's Raffe = Equallzad Value
£15,737 500 . v §16,935,750

Dhachs®s Batln

If Direeloc's Ratio ix jaes thin mlm, e aqualizad vaiuation will be an mmourt e’ i ihe sssassad valuation. If Disclor’s Ratlo
= ol o oF excesds 1004, the Bssssmd waluaiion will be equal ta ths equalred wiue,
{3V IOTALEXENMETION FROM FLL (566 Isupion #8 an rverse toe)

Crsponent stakes that ils desd kahsaction is Uy examp from the Renlly Tronsfer Fee imposed by &, 25, P.L, 196€, es amendad
throwgh Chapter 33, B 2008, for tha follwing reason(z). More refamnce o exsmplioh symba) le InstfBElant, Expizin in datall.

induice Totinfy Lt o reglear of Aeeds I paccnt The oot ang

{4} Copanet makss ARaviE of ConsidarD =g
49. P.L, 1968, as amended trmigh Chapte 33, Pr1., 2608,

accent the tes stbmitied herewith pusianl o

Subsw:badmdnpn\ubehame ,__z & Backar Jiban Rencwal, LLC
iz f_’p oy n!,‘L‘)(f ' ﬁgmmmf Tapaneni Seunioa Harm
a‘%‘l{—’éﬁ L w ariredin L 8 o e e 0, vt S NP 7 a1 el o e ey, TS T
SUSAN M, ToarorE AT rantme AddTes #l Torm o &g
My Gm’l'm Oat. g, 2009 NameiComtiany of Sekisnm Offos
County heteiding offeare: forwand one copy of sekh RTE-4EE Lo
ETATE DF N2 - DTSN OF TAXKTION | & ikl ﬂssamf
PO BOL T Dl Wy M Fage
TRENTDM, M| naoir euzy Doad Datu! Tt 2 ol

ATTERTION: REALTY THANSFER FEE DRIT
Tz Dirwtalor, Dhaision of Taxatics, Ceparirard of the Trensuyy har prestribisg this oan, s reguied by Im.hmymhaﬂm»ramzmwmwﬂur
spprovelol # Ditedvr, For funbor infommaston on ta Rgaky Trewdor Fee o o il 2 oopy of this Afidavil or ary cihar relovsnd fome, visi:
pN taxstinniptAscaitacsht

——— = e
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EXHIBIT 8
NARRATIVE DESCRIPTION OF PROJECT

The project includes construction of a four (4)-story residential apartment building with 299
units, consisting of two hundred forty (239) market rate family rental residential units (consisting
of thirteen (13) studio, seventy-seven (77) one bedroom and one hundred forty-nine (149) twvo
bedroom apartments) and 60 units would be affordable to low and moderate income households,
as well as approximately 590 parking spaces inclusive of approximately 280 pre-cast garage
parking spaces. The gross square footage of the residential building is approximately 368,000

square feef.

While the parking garage will be constructed with precast panels, the residential structure will be
wood frame construction clad in a mix of materials including brick, fiber cement siding and

metal panels.

All apartment homes will be construcied with finishes to exceed the quality in the immediate
submartket and include stainless steel appliances, granite or stone kitchen counter tops, wood-
plank style flooring and each apartment home will have its own washer and dryer.

On site amenities are expected to include an outdoor swimming poel, gym with the latest in
excroise equipment, and landscaped grounds including areas for outdoor dining with bar-b-ques.

The anticipated resident profile is a mix of young professionals and empty nesters who wish to
remain in the area after seiling their homes.

The terms of the residential leases generally comrensurate with others for Class A institutional
quality and managed apartment communities. Additional fees are incurred for parking, pets and
short term leases. Generally an amenity fee is also incurred for use of the public amenities. Rent

premiums are charged for shorter term leases.

75688-060: 775066.1



EXHIBIT 9
SITE PLAN APPROVAL BY PLANNING BOARD

The application for site plan approval is anticipated to be submitied within 120 days of
adoption of the Redevelopment Agreement. Attached are draft architectural drawings and a draft
site plan.

See Attachment

75688-060: 779066.1



™ iR —e nl..,.!.. ————
. !Eﬁﬁub‘“mmmmh ANYINOD o
wo HEE DL ooy v

JYOH WUYY O3 o H3A00 DZSM mg




A

||.l>z<n£00m._4u.v_0 Z<I...|
‘ zmu__m_m_n_um.__,(_)._qum a\eoE.
l Lwcﬁguuﬂ
E0V "




EXHIBIT 10
SITE PLAN APPROVAL RESOL UTION
The application for site plan approval is anticipated to be submitted within 120 days of

adoption of the Redevelopment Agreement. Atfached as Exhibit 9 are draft architeciural
drawings and a draft site plan

75688-060: 779066.1



EXHIBIT i1

TOTAL PROJECT COST ESTIMATE

See Attachment

75688-060: 778065.1



Roseland, A Mack-Cali Company

3202018

6 Beckerfarm Road, Roseland N.J

Fob Cost Sunenary
CSI Code Deseription

90 - LAND COST

99-100-88-01 Land Acquisiton
90-100-88-05 Title Fnsuraoce
90-202-99-01 Municipal Fees
G0.203-99-01 County Fees
00-204-99-01 State Fees
TOTAL - 20 LAND COST -

30 - SOFT COST
80-101-99-01 Arch. - Conceptual/Schematic

80-101-99.02 Arch. - Desipn Development
80-1G1-59-03 Aych. - Constmction Documents
80-101-99-05 Arch, - Copstruction Admin.
8(-101-99-06 Arch - Reprographics
80-101-95-07 Arch, - Fees

§0-101-99-08 Argh. - Reimbursabls Fees
80-102-99-01 Landscape Design
80-103-959-01 Interior Design

80-1053-99-03 Acoustical Consultant
20-300-99-03 Land Plzoner

80-105-99-01 Mechanical Design
80-201-99-01 Civil Engineering
£0-201-99-02 Traffiec Consultant
80-201-9%-05 Land Survey

80-201-99-08 Structural Engingsring
80-201-99-11 Geotechnical

BC-202-59-01 Soil Tesring

80-202-99-02 Conerote Testing
80-202-89-05 Township Eng. Escrow
80-202-99-05 Environmental Consulting
80-300-99-G5 Other Consulting Fees
80-401-99-01 Legal

80-402-09-01 A dministrative

80-404-59-(1 Real Estate Texes (Land Only)
80-405-99-01 Insurance - Bujlder's Risk
80-403-59-03 Environmertal Insyrance
80-406-99-02 Developer Fees

80-407-99.01 Building Permiis
80-407-95-02 Sewer Hook Up Fees
80-407-99-03 Water Hook Up Fees
80-301-99-03 Comstruction Loan Interest Reserve
80-603-99-02 Lease-up Definits
80-302-99-02 Appraisal Fees

80-502-99-03 Bank Inspecticn Fees
80-502-99-G4 Comnstruction Loan Legal Fees
80-502-95-45 Construction Loan Fees
80-601-09-01 Leasing / Marketing
80-959-99-01 Soft Cost Contingency
TOTAL - 80 SOFT COST

3.00%

5.00%

0.75%

3.00%

Units 209
Gross SF 368,315 Res GEF
93.800 Parting
462,115 GSF

Total Per Per
Budget Unit  Gross SF
36,120,000 $20.468 $13.2¢4
344194 1,151 074
13,000 50 0.03
20,000 &7 (.04
10,000 33 0.02
56,509,195 521,770 $14.09
$185,000 $619 $0.40
255,000 833 (.55
350,000 1171 0.76
198,000 662 0.43
25,000 34 0.05
33,000 110 0.07
20,000 67 0.04
125,000 418 0.27
150,000 500 032
8.000 27 .02
6,050 20 .01
250,000 836 0,54
173,000 583 0.38
10,000 33 0.02
20,006 &7 0.04
215,000 719 .47
40,000 134 0.09
20,000 &7 0.4
50,000 167 0.11
40,000 134 0.09
20,000 57 0.04
125,000 i 027
200,000 669 0.43
50,000 167 0.1i
357,864 1,197 0.77
975,000 3,261 211
65,060 217 (.14
2338045 7,820 506
450,000 1,505 0.97
1,025,000 3,428 222
1,023,000 3,428 3
2,834,648 9,480 6.13
443 958 1,485 006
15,800 30 .03
73,000 251 0.16
100,004 334 0.22
421,165 1,408 491
400,000 1,338 0.87
392,870 1314 0.85
$13,488,550 $44,695 $29.19




Roseland, A Mack-Cali Company

3202418

6 Beckerfarme Road, Roseland NJ

Job Cost Surmmary
Units 299
Gross SF 368315 Res. GSF
93,800 Parking
462,115 GSF
Xotal Per Per

CS¥ Code Deseription Budget Unit Gross SF
01- GE L UIRE
1-210-99-03 Constr. Contmgency-Hard Cost 2.00% $1,267,750 §4.240 $2.74
01-260-99-01 Insgrance - Umbrella 700,000 2,341 1.51
01-265-99-01 OCIP-Liberty WC/GL-CompQOPs 661242 2,212 1.43
01-265-99-03 OCIP-Prenrinm Admin. 307.068 1,027 .66
01-265-99-04 OCIP-Premive: Max Losses 525,328 1,757 1.14
(G1-263-95-06 OCTP-Est. Agsessment 49,877 167 0.11
01-265-99-08 OCIP-TRIA-Terism 8. 742 29 0.02
01-265-99-0% OCIP-Loss Control 22,766 76 0.05
01-263-99-10 OCIP-Est.Claims Handling 22,736 75 0.05
(1-310-59-05 Project Manager Salaries 300,000 1,003 .65
12-4060-07-01 FF&E 1,200,000 4,013 2.60
01-510-99-01 Temporary Utilities 25,000 84 0.05
01-560-99-01 Security Measures 100,000 334 0.22
TOTAL - 1 GENERAL REQUIREMENTS §5,190,510 $17,360 $11.23
Construction Cosis

Bemo 088,228 3,305 2.14

Site Work 4,939 164 16,519 10.69

Garage Construction 522,000 / space 5,396,000 19,719 12,76

Residential Construction 3140.00 /GSF 51,564,100 172,455 111.58
Total Building Hard Costs $63,387.492 $211,998 $137.17
01-2635-99-02 OCIP-fosurance Credit [ (2,182,872)] (7.300] (4.72)]

[Total Piroject Costs 536,392,875 ' $288,513 518695 |

*Certification to be provided prior to construction commencement.



EXHIBIT 12

COST ESTIMATE FOR EACH UNIT TYPE

See Exhibit 11
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EXHIBIT 13

PROJECT PRO FORMA

See Attachment
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EXHIBIT 14
PROJECT FINANCING PLAN
The project is expected to cost approximately $86,400,000 to construct. Capital for the project is
expected to be in the form of $30,250,000 (35%) of equity from the owner and $36,150,000

{65%) of conventional construction loan financing provided from one of the various lending
institutions the company does business with.
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EXHIBIT 15

PRIVATE FINANCING COMMITMENTS

See Exhibit 14. No financing commitments have been secured to date.
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EXHIBIT 16

EXPLANATION OF NEED FOR TAX EXEMPTION

The project described herein requires the assistance of the proposed PILOT agreement in order to
achieve financial yields necessary for securing construction financing and meeting company
investment thresholds while ensuring that 20% of all units be made available for low and

moderate income households,

75688-060: 778066.1



EXHIBIT 17

PROJECT SCHEDULE
Adoption of Redevelopment Agreement March 2018
Effective Date of Redevelopment Agreement April 2018
Submit Site Plan Application July 2018
Prelimmary and Final Site Plan Approval September 2018
All other prerequisite Governmental Approvals August 2019
Building Permit Application Submission August 2019
Commencement of Construction® September 2019
First Certificate of Occupancy : September 2021
Construction Completion** December 2021

*As per Redevelopment Agreement, in no event shall Commmencement of Construction begin
later than 18 months from the Effective Date.

** As per Redevelopment Agreement, Construction shall be complete within four years of the
Effective Date
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EXHIBIT 18
SUMMARY OF PROJECT BENEFITS
The project is expected to generate the following bencfits to the Township:
1) 6 Becker Farm Multifamily - Approximately 175 Construction Jobs and 6 permanent
jobs {consisting of Property Management/Leasing employees and Properly Maintenance
employees)

2) Environmental — There is no known environmental remediation required

3) Municipal Revenue — Please see Exhibit 13 for PILOT Revenue projections. Township
Revenues generated through sewer/water fees are yet to be determined.

4) 20% of all units constructed will be reserved for low and moderate income households,

75688-060: 779066.1



EXHIBIT 19

FORM QF FINANCIAT AGREEMENT

See Attachment
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Financial Agreement
By and Between
Borough of Roseland
and

6 BECKER URBAN RENEWAL, L.L.C.



THIS FINANCIAL: AGREEMENT (hersinafter “Agreement” or “Financial
Agreement”), made this day of , 2018, by and between 6 Becker Urban
Renewal, LL.C. (the “Urban Remewal Entity” or “Redeveloper”), a New Jersey limited
liability company qualified to do business under the provisions of the Long Term Tax Exempiion
Law of 1992, as amended and supplemented, N.J.5.4. 40A:20-1 et seq. (the “Exemption Law™),
with offices ¢/o ROSFLAND RESIDENTIAL TRUST, A Mack-Cali Company, Harborside 3 —
210 Hudson Street, Suite 400, Jersey City, New Jersey 07311, along with its permitted successors
and/or assigns, and the Borough of Roseland, a municipal corporation in the County of Essex and
the State of New Jersey (the “Borough”; together with the Urban Renewal Entity, the “Parties™).

WITNESSETH:

WHEREAS, pursuant to the Local Redevelopment and Housing Law, N.JS.A.
40A:12A-1 et seq. (the “Redevelopment Law™), the rmmicipal council (the “Borough
Council”) of the Borough of Roseland (the “Borough™) on February 28, 2016, adopted a
resolution which designated an area consisting of certain propetties identified on the tax map of
the Berough as Block 30, Lot 2 (the “Property™) as an area in need of redevelopment; and

WHEREAS, the Borough Council designated the Borough as the redevelopment entity
responsible for implementing and carrying out redevelopment plans pursuant to the
Redevelopment Law; and

WHEREAS, Maser Consulting, P.A., has prepared, and the Borough Council has
adopted, the redevefopment plan entitled “Redevelopment Plan for Block 30, Lot 2 also known
as 6 Becket Ferm Road, Borough of Roseland, Essex County, New Jersey” (the
“Redevelopment Plan”), providing the development standards for the Property; and

WHEREAS, on the Borough Council referred the Redevelopment Plan to the Borough
planning board (the *Planning Board™) for comments and recommendations; and

WHEREAS, the Planning Board held a public hearing and provided findings with
respect to the proposed Redevelopment Plan; and

WHEREAS, after reviewing the Planning Board’s recommendation, the Borough
Council adopted the Redevelopment Plan by Ordinance #11-2017 on August 15, 2017; and

WHEREAS, the Redeveloper submitted to the Borough a proposal to undertake the
construction of a four (4)-story residential apartment building with up to 300 units, consisting of
two hundred forty (240) market rate family rental residential units (consisting of eleven (11)
stadio, seventy nire (79) one bedroom and one hundred fifty (150) two bedroom apartments) and
60 units would be affordable to low and moderate income households, as well as approxXimately
591 parking spaces (inclusive of approximately 330 pre-cast garage parking spaces) (the
“Project”); and



WHEREAS, on , the Borough adopted Resolution , designating
the Redeveloper as “redeveloper” (as such term is defined in the Redevelopment Law) of the

Property and authorizing the execution of a redevelopment agreement; and

WHEREAS, the Borough and the Redeveloper executed a redevelopment agreement,
dated 2018 (the “Redevelopment Agreement™), that set forth the terms and

conditions upon which the Property is to be redeveloped; and

WHEREAS, in order to enhance the economic viability of and opportunity for a
successful project, the Borough now enters into this Financial Agreement with the Urban
Renewal Entity, which Agreement shall govern payments made to the Borough in lieu of real
estate taxes on the Project pursuant to the Exempiion Law; and

WHEREAS, the Urban Renewal Entity has filed an apphication (the “Application,” as
further defined herein), with the Mayor of the Borough for approval of a long term tax exemption
for the Improvements (as defined herein) to the extent permitted by the Exemption Law; and

WHEREAS, the Borough has made the following findings with respect to the Project:

A. Relative benefits of the Project:

i The Project will provide additional housing in the Borough, along with the
renewal and revitalization of the Redevelopment Area.

il The Borough will benefit from the creation of approximately six (6)
permanent new jobs.

iii. Withowt the tax exemption granted herein, it is highly unlikely that the
Urban Renewal Entity would have proceeded with the Project.

iv.  Itis anticipated that the general contractor hired to build this Project will

employ approximately 175 construction workers which will consist of
minorities, women, and the local residents of the Borough.

B. Assessment of the importance of the Tex Exemption in obtaining development of
the Project and influencing the locational decisions of probable occupants:

i. Tax Exemption permits better use of the Land through:

a. Revitalizing the neighborhood, re-using lands that have become
obsolete, and increasing the quality of life for the residents of the
community. It will also offer market rate and affordable housing and
retail spaces to generate additional tax revenue for the Borough.

WHEREAS, upon consideration of the Application and the Mayor's recommendations
with respect thereto pursuant to N.J.S.4. 40A:20-8, the Borough Council, on
adopted Ordinance No. (the “Ordinance”), authorizing the execution of this Agreement
and granting a tax exemption in accordance with the terms hereof; and



WHEREAS, in order to satisfy requirements of the Exemption Law and to set forth the
terms and conditions under which the Parties shall carry out their respective obligations with
respect to the Annual Service Charge (as such term is defined herein), the Parties have
determined to execute this Financial Agreement.

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



ARTICLE X
GE S

Section 1.01 Governing Law — THIS FINANCIAL AGREEMENT SHALI. BE
GOVERNED BY THE LAWS OF THIS STATE, INCLUDING THE PROVISIONS OF THE
EXEMPTION LAW, THE REDEVELOPMENT LAW AND ALL OTHER APPLICABLE
LAWS. IT IS HEREBY EXPRESSLY ACKNOWLEDGED, UNDERSTOOD AND AGREED
THAT EACH AND EVERY PARCEL OF LLAND, AND ANY IMPROVEMENT RELATED
THERETO, INCLUDING WITHOUT LIMITATION, ANY UNIT, AS SUCH TERMS ARE
DEFINED HEREIN, SHALL BE SUBJECT TO AND GOVERNED BY THE TERMS OF THIS
FINANCIATL, AGREEMENT.

Section 1.02  General Definitions. The following terms shall have the meaning assigned
to such term in the preambies hereof;

Agreement Planning Board
Application Project

Borough Redeveloper

Borough Council Redevelopment Agreement
Exemption Law Redevelopment Area
Financial Agreement Redevelopment Law
Ordinance Redevelopment Plan
Parties Urban Renewal Entity

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

Adminisirative Fee — shall be as defined in Section 14.08 herein.

Allowable Net Profit — shall mean the amount arrived at by applying the Allowable
Profit Rate to the cost of the Project pursuant to the provisions of N.J.5. 4. 40A:20-3(c).

Allowable Profit Rate — shall mean the greater of (z) twelve percent (12%) or (b) the
percentage per annum arrived at by adding one and one-quarter percent (1%%) to the annual
interest percentage rate payable on the Urban Renewal Entity's initial permanent mortgage
financing. If the initial permanent mortgage is insured or guaranteed by a governmental agency,
the mortgage inswrance premium or similar charge, if payabic on a per annum basis, shall be
considered as interest for this purpose. If there is no permanent morigage financing, or if the
financing is intemal or undertaken by a related party, the Allowable Profit Rate shall be the
greater of (i} twelve percent (12%) or (ii) the percentage per annum atrived at by adding one and
one-quarter percent {1/%) per annum to the interest rate per anmum that the Borough determines
to be the prevailing rate of mortgage financing on comparable improvements in the County. The
provisions of N..J.§.4. 40A:20-3(b} are incorporated herein by reference.

Annual Gross Revenue or Gross Revenne — shall have the meaning applied to such
term in, and shall be construed in accordance with, the Exemption Law, specifically NJS.A.
40A:20-3(a) and Section 6.67 hereof.



Aunnual Service Charge — shall mean the payment pursuant to Article IV herein.

Annual Service Charge Payment Dates — shall mean February 1, May 1, August 1 and
November 1 of each year commencing on the first such date following the Annual Service
Charge Start Date and continuing in accordance with the term of this Financial Agreement.

Annual Service Charge Start Date — shall mean, with respect to the Project or any
portion thereof, including any Unit, the earlier of Substantial Completion or the date that the
Project or any portion thereof, as applicable, including any Unit, receives a Certificate of
Occupancy, and shall be the date upon which the Annual Service Charge begins to accrue.

Applicable Law — shall mean all federal, State and local laws, ordinances, approvals,
rules, regulations and requirements applicable thereto inchading, but not limited to, the
Ordinance, the Redevelopment Law, the Exemption Law, relevant construction codes including
construction codes governing access for people with disabilities, and such zoning, sanitary,
pollution and other environmental safety ordinances, laws and such rules and regulations
thereunder, mcluding ail applicable environmental laws, applicable federal and State labor
standards and all applicable laws or regulations with respect to the payment of prevailing wages.

Application — shall mean collectively, the applications, as supplemented, filed by the
Urban Renewal Entity pursuant to N.J.S.A4. 40A:20-8 with the Mayor of the Borough for a
long-term tax exemption for the Project, attached hereto as Exhibit 2.

Auditor's Report — shall mean a complete financial statement cutlining the financial
status of the Project (for a period of time as indicated by context), which shall also include a
certification of Total Project Cost and clear computation of Net Profit as provided in N.J.S 4.
40A:20-3(c)(2). The contents of the Auditor's Report shall have been prepared in conformity
with Generally Accepted Auditing Standards. The Auditor's Report shall be certified as to iis
conformance with such principles by a certified public accountant licensed to practice that

profession in the State.
Borough Clerk — shall mean the Clerk of the Borough.

Certificate of Qceupapcy - shall mean a temporary or permanent Certificate of
Occupancy, as such term is defined in the New Jersey Administrative Code, as issued by the
Borough authorizing occupancy of a building, in whole or in part, pursuant to N.J.S.A
52:27D-133.

Change in Law — shall mean the enactment, promulgaticn, modification or repeal of or
with respect to Applicable Law, including without limitation, the Exemption Law, the
Redevelopment Law or other similar statute with respect to the matters addressed by the terms of
this Financial Agreement and/or the transactions contemplated hereby.

Chief Financial Officer — shall mean the Borough’s chief financial officer.



Completion, Complete or Completed — shall mean, with respect to the Project, (a) all
work related to the Project in its entirety or any other work or actions to which such temm is
applied has been completed, acquired and/or installed in accordance with the Redevelopment
Agreement and in compliance with Applicable Laws so that (i) the Project in its entirety may, in
all respects, be nsed and operated under the applicable provisions of the Redevelopment
Agreement, or (ii) with respect to any other work or action to which such term is applied, that the
intended purpose of such work or action has been completed; (b) all permits, licénses and
approvals that are required can be issued for the Project in its entirety or such other work or
action to which such term is applied are in full force and effect; and (c) such “completion” has
been evidenced by a written notice provided by the Urban Renewal Entity with respect to the
Project, which determination is reasonably acceptable to the Borough.

County — shall mean the County of Essex.

County Share — shall mean five percent (5%) of the Annual Service Charge received by
the Borough, which shall be payable to the County as provided herein.

Default — shall mean a breach of or the failure of any Party to perform any obligation
imposed upon such Party by the terms of this Agreement, or under Applicable Law, beyond any
applicable grace or cure periods. '

Disclosure Statemnent — shall be as defined in Section 6.02(b).

Exhibit(s) — shall mean any exhibit attached hereto, which shall be deemed to be a part of
this Financial Agreement, as if set forth in full in the text hereof.

Improvements — shall mean any building, structure or fixtures which are permanently
affixed to the Land as part of the Project and become incorporated therein, which improvements
are recognized and exempted from taxation under this Agreement.

In Rem Tax Foreclosure — shall mean a summary proceeding by which the Borough
may enforce the lien for taxes due and owing by a tax sale. Said foreclosure is governed by

N.JSA 54:5-] et seq.

Land — shall mean the real property, but not the Improvements, known as Block 30, Lot2
as set forth on the tax maps of the Borough, and more particularly described by the metes and
bounds description set forth as Exhibit 1 to this Agreement.

Land Taxes — shall mean the amount of taxes assessed on the value of thé Land upon
which the Project is located.

Land Tax Payments — shall mean payments made on the quarterly due dates for Land
Taxes as determined by the Tax Assessor and the Tax Cellector.

Material Conditions — shall be as defined in Section 4.05 herein.



Minimam Annual Service Charge — shall be the amount of the total taxes levied against
the Property in the last full tax year in which the Property was subject to taxation.

Net Profit — shall mean the Gross Revenue of the Urban Renewal Entity pertaining to the
Project less all operating and pon-operating expenses of the Urban Renewal Entity, all
determined in accordance with generally accepted accounting principles and the provisions of
N.JS.A. 40A:20-3(c). Without limiting the foregoing, included in expenses shall be payments of
principal and interest made by the Urban Renewal Entity in an amount sufficient to amortize
(utilizing the straight line method-equal annual amounts) the Total Project Cost over the term of
the exemption granted pursuant to this Agreement as well as all other expenses permitted under
the provisions of N.J.S.4. 40A:20-3(c).

Project — shall mean that component of the Project consisting of the design,
development, financing and construction of approximately 300 residential rental units, required
parking, and uses attendant and necessary thereto as required, or otherwise permitied, under the
Redevelopment Plan, the Redevelopment Agreement and Applicable Law.

Residential Unit — shall mean one of the residential rental units to be built as a part of
the Residential Project, -

State — shall mean the State of New Jersey.

Substantial Completion — shall mean the date the work related to the Project, or any
portion thereof, including any WUnii, is sufficiently complete in accordance with the
Redevelopment Plan and the Redevelopment Agreement so that the Project, or any portion
thereof, including any Unit, may be occupied or utilized for the use for which it is intended. The
issuance of a temporary Certificate of Occupancy shall be conclusive proof that the Project, or
any portion thereof, including any Unit, has reached Substantial Completion.

‘Tax Assessor — shall mean the Borough tax assessor.
Tax Collector — shall mean the Borough tax collector.

Tax Sale Lavw - N.J.S.4. 54:5-1 ef seq., as the same may be amended or supplemented
from tirme to time.

Term ~ shall be as defined in Section 3.01 of this Agreement.

Termination - shall mean the expiration of the term of this Agreement in accordance
with Section 3.01 hereof which by operation of the terms of this Financial Agreement shalf cause
the relinquishment of the tax exemption applicable to any Improvement, including any Unit.

Total Project Cost — shall have the meaning applied to such term in, and shall be
construed in accordance with, the Exemiption Law, specifically N.JS.A4. 40A:20-3(h).

Section 1.03 Interpretation and Construction. In this Financial Agreement, unless the
context otherwise requires:



{a) The terms “hereby,” “hereof,” “hereto,” “herein,” “hereunder” and any similar
terms, as used in this Financial Agreement, refer to this Financial Agreement, and the term
“hereafter” means after, and the term “heretofore” means before the date of delivery of this

Financial Agreement.

()  Words importing a particular gender mean and include correlative words of every
other gender and words importing the singular number mean and include the phural number and
vice versa.

(¢}  Words importing persons mean and include firms, associations, partnerships
(including limited partnerships), trusts, corporations, limited liability companies and other legal
entities, inchuding public or governmental bodies, as well as natural persons.

(d}  Any headings preceding the texts of the several Articles and Sections of this
Financial Agreement, and any table of contents or marginal notes appended to copies hereof,
shall be solely for convenience of reference and shall not constitute a part of this Financial
Agreement, nor shall they affect its meaning, construction or effect.

(&) Unless otherwise indicated, all approvals, consents and acceptances required to be
given or made by any person or party hereunder shall not be unreasonably withheld, conditioned,

or delayed.

4] All notices to be given hereunder and responses thereto shall be given, unless a
certain number of days is specified, in writing and within a reasonable time, which shall not be
less than fifteen {15) days nor more than thirty (30) days, unless the context dictates otherwise.

(g}  This Financial Agreement shzll become effective upon its execution and delivery
by the parties hersto.

(hy  All exhibits referred to in this Financial Agreement and attached hereto are
incorporated herein and made part hereof.

ARTICLE I¥
BASIS OF AGREEMENT

Section 201 Covenant of Tax Exemption. The Borough hereby grants its approval for
a tax exemption for the Improvements, including, withowt limitation, any Unit, to be constructed

and maintained in accordance with the terms and conditions of this Agreement and the provisions
of Applicable Law, which Improvements shall be constructed and/or renovated on the Land.
Land Taxes and Land Tax Payments shall continue to be paid on the Land at all times during the

term of this Agreement.

Section 2.02 Representations of Urban Renewal Entity. The Urban Renewal Entity

represents that its Certificate of Formation, atiached hereto as Exhibit 3, contains all the requisite
provisions of law, has been reviewed and approved by the Commissioner of the State Department



of Coromunity Affairs, and has been filed with, as appropriate, the State Department of Treasury,
all in accordance with N.J.5.4. 40A:20-5.

Section 2.03 Construction of the Project. The Urban Renewal Entity represents that it
will construct the Project in accordance with the Redevelopment Agreement, the Redevelopment
Plan and Applicable Law, the use of which is more specifically described in the Application

attached hereto as Exhibit 2.

Section 2.04 Construction Schedule. The Urban Renewal Entity agrees to diligenily
undertake to commence construction and complete the Project in accordance with the
construction schedule set forth in the Redevelopment Agreement, as such schedule may be
amended from time to time in accordance with the terms of the Redevelopment Agreement.

Section 2.05 Ownership, Management and Control.

(a)  The Urban Renewal Entity hereby represents that it is the fee title owner of the
Property.

Section 2.06 Financial Plan. The Urban Renewal Eniity represents that the
Improvements shall be financed in accordance with the Financial Plan attached hereto as Exhibit
4. The Plan sets forth estimated Total Project Cost, amortization rate on Total Project Cost, the
source of funds, the interest rates to be paid cn construction financing, the source and amount of

paid-in capital, and the terms of any mortgage amortization.

Section 2.07 Statement of Rental Schedules. The Urban Renewal Entity represents that
its good faith projections of the initial rental schedules are set forth in Exhibit 5 attached hereto.

ARTICLE HI
DURATION OF AGREEMENT

Section 3.01 Term. It is understood and agreed by the Parties that this Agreement,
including the obligation to pay the Annual Service Charge required under Article IV hereof and
the tax exemption granted and referred to in Section 2.01 hereof, shall, with respect to the Project
or any portion thereof, including any Unit, remain in full force and effect for twentythirty (2630)
vears from the Annual Service Charge Start Date. Upon Termination, the tax exemption for the
Project shall expire and the Improvements shall thereafter be assessed and taxed accordmg to the
general law applicable to other non-exempt property in the Borough. Upon Termination, all
restrictions and [limitations upon the Urban Renewal Entity shall terminate upon the Urban
Renewal Entity's rendering and the Borough's acceptance of its f{inal accounting, pursuant to

N.J.S.4. 40A:20-13,

Section 3.02 Date of Termination. Upon :iny Termination of the tax exemption
described in Section 2.01 hereof, the date of such Termination shall be deemed to coincide with

the end of the fiscal year of the Urban Renewal Entity.

ARTICLE IV
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SERVICE GE

Section 4.01 Payment o ventional Taxes Pri ommencement of yal
Service Charge. During the period between execution of this Agreement and the Substantial
Completion of the Project, the Urban Renewal Entity shall make payment of conventional real
estate taxes with respect to the Land and the improvements currently existing therson, at the time
and to the extent due in accordance with gencrally applicable law.

Section 4.02 Co cement of al 8 ¢. The Urban Renewal Entity

shall make payment of an annual service charge (the “Annual Service Charge™) commencing on
the Annual Service Charge Start Date,

Section 4.03 Payment of Annual Service Charge.

{a)  The Annual Service Charge shall be due and payable to the Borough on the
Annual Service Charge Payment Dates, commencing to accrue as of the Annual Service Charge
Start Date. In the event that the Urban Renewal Entity fails to timely pay any installment of the
Annual Service Charge, the amount past due shall bear until paid the highest rate of interest
permitted under applicable State law then being assessed against other delinquent taxpayers in
the case of unpaid taxes or tax liens.

(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 Project.”

Section 4.04 Annual Service Charge. In consideration of the exemption from taxation
for the Improvements, including the Units, the Urban Renewal Entity shall pay the Annual
Service Charge to the Borough on the Annual Service Charge Payment Dates in the amounts set
forth below.

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

(i) For each of the first ten (10) years from the Annual Service Charge Siart
Date, the Annual Service Charge shall be equal to the greater of (A) ten
(10%) of the Anrual Gross Revenue or (B} the Minimum Annual Service
Charge, to the extent applicable; and

(1)  For each of the vears 11 through 20 from the Annual Service Charge Staxt
Date, the Annual Service Charge shall be equal to the greater of (A) eleven
(11%) of the Annual Gross Revenue, (B) the Minimum Annual Service
Charge, or (C) a percentage of the real property taxes otherwise due on the
value of the Land and the Improvements to the extent applicable as more
fully set forth in (b) below; and

(i)  For each of the years 21 through 30 from the Annual Service Charge Start
Date, the Annual Service Charge shall be equal o the greater of (A)
twelve (12%) of the Annual Gross Revenue, (B} the Minimum Annual
Service Charge, or (C) a percentage of the real property taxes otherwise
due on the value of the Land and the Improvements to the extent
applicable as more fully set forth in (b) below.
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(b}  Notwithstanding the foregoing, in any given year the Annual Service Charge shall
be subject to the staged increases required under N.J.S.A. 40A:20-12(b)(2) as described
herein, the Annual Service Charge shall be the greater of (a)()-(iii) above or:

i) For years | through 15 zero percent (0%) of the real property taxes
otherwise due on the value of the Land and the Improvements;

(i)  For years 16 throngh 21 twenty percent (20%) of the real property taxes
otherwise due on the value of the Land and the Improvements;

(1)  For years 22 through 27 forty percent (40%) of the real property taxes
otherwise due on the value of the Land and the Improvements;

{iv)  For years 28 through 29 sixty percent (60%) of the real property taxes
otherwise due on the value of the Land and the Improvements; and

(v)  For year 30 eighty percent (80%) of the real property taxes otherwise due
on the value of the Land and the Improvements.

() In accordance with the Exemption Law, including without limitation, N.J.S.A.
40A:20-12, the Urban Renewal Entity shall be entitled to 2 credit against the Annual Service
Charge equal to the amount, without interest, of the Land Taxes paid by it in the last four
preceding quarterly installments.

Section 4.05 Material Conditions. It is expressly agreed and understood that all
payments of Land Taxes, Annual Service Charges and any interest payments, penalties or costs
of collection due thereon, are material conditions of this Financial Agreement. If any other term,
covenant or condition of this Financial Agreement or the Application, as to any person or
circumstance shall, to any extent, be determined by a court of competent jurisdiction to be invalid
or unenforceable, the remainder of this Financial 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

Applicable Law. ‘

ARTICLE YV
CERTIFICATE OF OCCUPANCY

Section 5.01 Certificate of Occupancy. It is understeod and agreed that it shall be the
obligation of the Urban Renewal Entity to obtain all Certificates of Occupancy in 2 timely
manner after the Urban Repewal Entity has satisfied all requirements to secure such Certificate of

Occupancy.

Section 5.02 Filing of Certificate of Occupancy. It shall be the responsibility of the

Urban Renewal Entity to forthwith file with both the Tax Assessor and the Tax Collector a copy
of each Certificate of Occupancy.

Notwithstanding the foregoing, the filing of any Certificate of Occupancy shall not be a
prerequisite for any action taken by the Borough, including, if appropriate, retroactive billing
with interest to collect any charges hereunder to be due.
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ARTICLE V1
ACC G CALCULA

Section 6.01 Accounting System. The Urban Renewal Entity agrees to calculate its Net
Profit pursuant to N.J.5.4. 40A:20-3¢c). The Entity agrees to maintain a system of accounting
and internal controls established and administered in accordance with generally accepted
acoounting principles or in accordance with cash basis accounting principles and as otherwise
prescribed by applicable law.

Section 6.02 Periodic Reports.

(@)  Auditor’s Report. Within ninety (90) days after the close of each fiscal or
calendar year (depending on the Urban Renewal Entity’s accounting basis) that this Apreement
shall continue in effect, the Urban Renewal Entity shall submit to the Borough Council, the Tax
Collector and the Borough Clerk, who shall advise those municipal officials required to be
advised, and the Division of Local Government Services in the State Department of Community
Affairs, its Auditor’s Report for the preceding fiscal or calendar year. The report shall clearly
identify and calculate the Net Profit for the Urban Renewal Entity during the previous year, The
Urban Renewal Entity assumes all costs associated with preparation of the periodic reports.

(b)  Disclosure Statement. On each anniversary date of the execution of this
Agreement, if there has been a change in ownerskip or interest in the Project from the prior
year’s filing, the Urban Renewal Entity shall submit to the Borough Council, the Tax Collector
and the Borough Clerk, who shall advise those municipal officials required to be advised, a
disclosure statement listing the persons having an ownership interest in the Project, and the
extent of the ownership interest of each and such additional information as the Borough may
request from time to time (the “Disclosure Statement™).

Section 6.03 Inspection. The Urban Renewal Entity shall, upen reasonable request and
notice, permit inspection of its property, equipment, buildicgs and other facilities of the Project
and also permit examination of audit of its books, contracts, records, documents and papers with
respect to the Project, by authorized officers of the Borough, and the Division of Local
Government Services in the State Department of Community Affairs pursuant to N.J.SA4.
40A:20-9(e). To the extent reasonably possible, the inspection will not materially interfere with
the construction or operation of the Projzet.

Section 6.04 Limitation on Profits and Reserves. During the period of tax exemption as
provided herein, the Urban Renewal Entity shall be subject to a limitation of its profits pursuant
to the provisions of N.J.S.4. 40A:20-15. Pursuant to N.J.S.A. 40A:20-3(c), this calculation is
completed in accordance with generally accepted accounting principles.

The Urban Renewal Entity shall have the right to establish a reserve against vacancies,
unpaid rentals, and reasonable contingeneies in an amount up to 10 percent of the Annual Gross
Revenues of the Urban Renewal Entity for the last full fiscal year preceding the year and may
retain such part of the excess Net Profiis as is necessary to eliminate a deficiency in that reserve,
as provided in N.J.S.4. 40A:20-15.
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Section 6.05 ent of Dividend and 33 t Charge. In the event the Net
Profits of the Urban Renewal Entity shall exceed the Allowable Net Profits for such period, then
the Urban Renewal Entity, within one hundred and twenty (120) days after the end of the
accounting period established by the Exemption Law, shall pay such excess Net Profits to the
Borough as an additional service charge; provided, however, that the Urban Renewal Entity may
mainiain a reserve as determined pursuant to aforementioned Section 6.04. The caleulation of
Net Profit and Allowable Net Profit shall be made in the manner required pursuant to N..7.S. 4.

40A:20-3(c) and -15.

Section 6.06 Calculation of Gross Re et Profit. There is expressly exchuded
from calculation of Gross Revenue and from Net Profit as set forth in N.J.S.4. 40A:20-3 for the
putpose of determining compliance with N.J.S.4. 40A:20-15 or -16, any gain realized by the
Urban Renewal Entity on the sale of any Unit, whether or not taxable under federal or State law.

ARTICLE vII
ASSI IENT AND ON

Section 7.01 Approval to Sale of Project by Urban Renewal Entity Formed and Eligible

to Operate Under Law. As permitted by N.J.S.4. 40A:20-10, it is understood and agreed that the
Borough, on written application by the Urban Renewal Entity, will consent to a sale of the
Project (or a portion thereof) and the transfer of this Agreement (as pertaining to a portion of the
Project) to another urban renewal entity, provided that () the transferee urban renewal entity
shall have demonstrated to the reasonable satisfaction of the Borough that it possesses the
expetience and capitalization necessary to complete and/or operate the Project or relevant portion
thereof, which determination shall not be unreasonably withheld; (b) the transferee urban renewal
entity does not own any other project subject to long term tax exemption at the time of transfer;
(¢} the trapsferee urban renewal entity is formed and eligible to operate under the Exemption
Law; (d) the Urban Renewal Entity is not then in Default of this Agreement or in violation of
Applicable Law; (e) the Urban Renewal Entity’s obligations under this Agreement are fully
assurned by the transferee urban renewal entity; and (f) the transferee urban renewal entity abides
by all terms and conditions of this Agreement including, without limitation, the filing of an
application pursuant to N.J.8.4. 40A:20-8. Notwithstznding the foregoing, a transfer pursuant to
this Section 7.01 is also subject to the transfer prohibitions and exemptions specified in Article

11 of the Redeveloprient Agreement.

Section 7.02 Severability. It is an express condition of the granting of this tax
exemption that during its duration, the Urban Renewal Entity shall not, without the prior consent
of the Borough Council by crdinance, convey, mortgage or transfer, al{ or part of the Project so
as to sever, disconnect, or divide the Improvements from the Land which is basic to, embraced

in, or underlying the exempted Improvements.

Section 7.03 Subordination of Fee Title. It is expressly understood and agreed that the
Urban Renewal Entity has the right to encumber and/or assign the fee title to the Land and/or
Improvements for the purpose of financing the design, development and construction of the
Project and that any such encumbrance or assignment shall not be deemed to be a violation of
this Agreement. Notwithsianding the foregoing, a transfer pursuant to this Section 7.03 is also
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subject to the transfer prohibitions and exemptions specified in Article 11 of the Redevelopment
Agreement. :

ARTICLE VIIL
SERVATION O OUGH RI AND RF S

Section 8.01 Reservation of Rights and Remedies. Except as expressly provided herein,

nothing contained in this Financial Agreement or otherwise shall constitte a waiver or
relinquishment by the Borough or the Urban Renewal Entity of any rights and remedies provided
by Applicable Law. Unless otherwise expressly stated, nothing herein shall be deemed to limit
any right of recovery that the Borough or the Urban Renewal Entity has under law, in equity, or

under any provision of this Financial Agreement.
ARTICLE IX

OTICES

Section 9.01 Notice. Formal notices, demands and commumications between and
among the Borough and the Urban Renewal Entity shall be in writing and deemed given if
dispatched to the addroess set forth below by registered or certified mail, postage prepaid, return
receipt requested, or by a commercial ovemight delivery service with packaging iracking
capability and for which proof of delivery is available. In that case such notice is deemed
effective upon delivery. Such written notices, demands and communications may be sent in the
same manner to such other addresses as either party may from time to time designate by written

notice.

Copies of all notices, demands and communications shall be sent as follows:

If to the Borough:

Borough of Roseland

140 Eagle Rock Averue
Roseland, New Jersey 07068
Attn: Borough Clerk

Fax: ( )

with copies to:

William W. Northgrave, Esq.
McManimon, Scotland & Baumann, LLC
75 Livingston Avenue, 2° Floor
Roseland, New Jersey 07068

Fax: (973) 712-1431

If to the Urban Renewal Entity:
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Fax: { )

with copies to:

Steven R. Tombalakian, Esq.
WEINER LAW GROUP, LLC

629 Parsippany Road, P.O. Box 0438
Parsippany, New Jersey 07054

Fax: (973) 403-0010

ARTICLE X

COMPLIANCE BY ENTITY WITH LAW

Section 10.01 Statutes and Qrdinances. The Urban Renewal Entity hereby agrees at all
times prior to the expiration or other Termination of this Financial Agreement to remain bound

by the provisions of Applicable Law, including, but not limited to, the Exemption Law. The
Urban Renewal Entity’s failure to comply with such statutes or ordinances shall constitute a
violation and breach of the Financial Agreement.

ARTICLE X1
CONSTRUCTION

Section 11.01 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 consiruction against the party drawing or causing this Agreement to be drawn since
counsel for both the Urban Renewal Entity and the Borough have combined in their review and

approval of same.

ARTICLE XI1
INDEMNIFICATION

Section 12.01 Indemnification. It is understood and agreed that in the event the Borough
shall be named as party defendant in any action brought against the Borough by allegation of any
breach, Default or a violation of any of the provisions of this Agreement and/or the provisions of
Applicable Law, the Urban Renewal Entity shall indemnify and hold the Borough harmless from
and against all liability, losses, damages, demands, costs, claims, actions or expenses (including
reascnable attorneys® fees and expenses) of every kind, character and nature arising out of or
resulting from the action or inaction of the Urban Renewal Entity and/or by reason of any breach,
Default or a violation of any of the provisions of this Agreement and/or the provisions of
Applicable Law, including without limitation, N.J.S.4. 40A:20-1 et seq., except for the willful
misconduct by the Borough or its officers, officials, employees or agents and the Urban Renewal
Entity shall defend the suit at its own expense. However, the Borough maintains the right to
intervene as a party thereto, to which intervention the Urban Renewal Entity hereby consents, the
reasonable expense thereof to be bome by the Urban Renewal Entity. To the extent practical and
ethically permissible, the Urban Renewal Entity’s attorneys shall jointly defend and represent the
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interest of the Borough and the Urban Renewal Entity as to all claims indemnified in connection
with this Agreement.

ARTICLE X1l
DEFAUL

Section 13.01 Defaylt. Default shall be the failure of any party to conform to the terms
of this Agreement, and/or the failure of any party to perform any obligation imposed upon such
party by Applicable Law beyond any applicable notice, cure or grace period.

Section 13.02 Cure Upon Default. Should any party be in Default of any obligation
under this Agreement, the other party shall notify the defaulting party and any mortgagee, if
applicable, in writing of said Defanlt. If the defaulting party is the Urban Renewal Entity, the
Borough, shall provide such notice. Said notice shall set forth with particularity the basis of said
Default. Except as otherwise limited by law, the defaulting party shall have sixty (60} days to
cure any Default, other than a Default in payment of any installment of the Annual Service
Charge, in which case the defaulting party shall have fifteen (15) days to cure.

Section 13.03 Arbitration. In the event of an uncured Default by any party or a dispute
arising between any parties in reference to the terms and provisions as set forth herein, then the
parties shall submit the dispute to the American Arbitration Association in the State to be
determined in accordance with its rules and regulations in such a fashien to accomplish the
purpose of the Exemption Law. Costs for said arbitration shall be paid by the non-prevailing

party.
Section 13.04 Default in the Payment of Anvual Service Charge.

(a) Upon any Default by the Urban Renewal Entity in payment of any installment of
the Annual Service Charge, the Borough, in addition to its other remedies, reserves the right to
proceed against the applicable Land, and any Improvements related thereto, in the manner
provided by Applicable Law and shall have the right to proceed to In Rem Tax Foreclosure
conststent with the provisions and procedures of the In Rem Tax Foreclosure Law.

(b}  Whenever the word “Taxes” appears, or is applied, directly or implied, to mean
taxes or municipal liens on Land, such statutory provisions shall be read, as far as it is pertinent
to this Agreement, as if the Ammual Service Charge were taxes or municipal liens on Land.

Section 13.05 Remedies Upon Default Cumulative, No Waiver. Subject to the

provisions of this Article XIII and the other terms and conditions of this Agreement, all of the
remedies provided in this Agreement to any party, and all rights and remedies granted by law and
equity shall be cumulative and concurrent and no determination of the invalidity of any provision
of this Agreement shall deprive the Borough of any of its remedies or actions against the Urban
Renewal Entity because of the Urban Renewal Entity’s failure to pay Land Taxes, the Annual
Service Charge and/or any applicable water and sewer 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 Charges 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
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other charges shall not be construed as a waiver of the right to proceed with an In Rem Tax
Foreclosure action consistent with the terms and provisions of this Agreement.

Section 13.06 Final Accqunting. Within one hundred and twenty (120) days afier the
date of Termination, the Urban Renewal Entity shail provide a final accounting and pay to the
Borough any excess Net Profits. For purposes of rendering a final accounting the Termination of
the Agreement shall be deemed to coincide with the end of the fiscal year of the Borough.

Section 13.07 Conventional Taxes. Upon Termination or expiration of this Agreement,
the Tax Exemption for the Improvements shall expire and the Land and the Improvements
thereon shall thereafter be assessed and conventionally taxed according to the general law

applicable to other nonexempt taxable property in the Borough.

ARTICLE XIV
MISCELIL ou.

Section 14.01 Financial Agreement Controlling. The Parties agree that in the event of a

conflict between (i) the Application and this Financial Agreement or (ii) the Redevelopment
Agreement and this Financial Agreement, the provisions of this Financial Agreement shall

govern and prevail.

Section 14.02 Oral Representations. There have been no oral representations made by
cither of the Parties hereto which are not contained in this Financial Agreement. This Financial
Agreement, the Redevelopment Agreement, the Ordinance and the Application constitute the
entire agreement between the Parties with respect to the Project and there shall be no
modifications thereto other than by a written instrument executed by the Parties and delivered to

each of them.

Section 14.03 Entire Document. All conditions in the Ordinance are incorporated in this
Agreement and made a part hereof.

Section 14.04 Good Faith. In their dealings with each other, the Partics agree that they
shall act in good faith.

Section 14.05 Recording. Upon the execution and delivery of this Financial Agreement,
the entire Financial Agreement and the Ordinance shall be filed and recorded with the Tissex
County Clerk by the Borough, at the Urban Renewal Entity’s expense, such that this Financial
Agreement and the Ordinance shall be reflected upon the land records of the County of Essex.

Section 14.06 Municipal Services. The Urban Renewal Entity shall make payments for
municipal services, including water and sewer charges and any services, to the extent that such
water and sewer charges, and other services, are not otherwise included in the real property taxes
generally assessed upon property within the Borough, that create a lien on a parity with or
superior to the lien for the Land Taxes and Annual Service Charge, as required by law. These
charges are pot included in the Annual Service Charge and shall be billed separately. Nothing
herein is intended to release any Owner from its obligation to make such payments.
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Section 14.07 Portion of A i g i : . Pursuant to N.JSA
40A:20-12, the Borough shall remit the Comty Share to the County upon the receipt thereof.

. Section 14.08 Administrative Fee. In accordance with N.J.SA4. 40A:20-9(h), the
Borough shall collect an administrative fee equal to two percent (2%) of the Annual Service
Charge due in any year (the “Administrative Fee™), which shall be payable on November 1 of

each such year.

Section 14.09 Financing Matters. The financial information required by the final
paragraph of NJ.5.4. 40A:20-9 is set forth in the Application.

Section 14.180 Counterparts. This Agreement may be simultancously executed in
counterparts, each of which shall be an original and all of which shall censtitute but one and the

same mstrument.

Section 14.11 Amendinents. This Agreement may not be amended, changed, modified,
altered or terminated without the written consent of the parties hereto.

Section 14.12 Certification. The Borough Cletk shall certify to the Tax Assessor,
pursuant to N.J.S.A. 40A:20-12, that a Financial Agreement with the Urban Renewal Entity, for
the development of the Land, has been entered into and is in effect as required by N.JSA.
40A:20-1, ef seg. Delivery by the Borough Clerk to the Tax Assessor of a certified copy of the
Ordinance shall constitute the required certification. Upon certification as required hereunder and
upon the Annual Service Charge Start Date the Tax Assessor shall implement the exemption and
continue to enforce that exemption without further certification by the Borough Clerk.

In accordance with P.L. 2015, c. 247, within ten (10} calendar days following the later of
the effective date of the Ordinance or the execution of this Financial Agreement by the Urban
Renewal Entity, the Borough Clerk also shall transmit a certified copy of the Ordinance and this
Financial Agreement to the chief financial officer of Essex County and to the Essex County
Counsel for informational purposes.

Section 14.13 Severability of Invalid Provisions. If any one or more of the covenants,
agreements or provisions herein contained shall be held to be illegal or invalid i a final
proceeding, then any such covenants, agreements or provisions shall be null and void, and this
Agreement shall be reformed to reflect the respecuve expectaticns of the Pariies at the time of

the execuiion hereof.
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S SCHEDULES

The following Exhibits are attached hereto and incorporated herein as if set forth at length
herein:

Exhibit 1 — Metes and Bounds Description of the Property
Exhibit 2 ~ The Application

Exhibit 3 — Certificate of Formation for Urban Renewal Entity
Exhibit 4 — The Financial Plan for the Undertaking of the Project
Exhibit 5 — Initial Estimated Rental Schedulfes

Exhibit 6 — Certification of Estimated Construction Costs
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IN WITNESS WHEREOF, the Partics have caused this Financial Agreement to be
executed as of the day and vear first above written.

ATTEST: , BOROUGH OF ROSELAND
By:

Jock Watking Hon. John Duthie, Mayor

Borough Clerk

6 Becker Urban Renewal, L.L.C.

By:




STATE OF NEW JERSEY,
COUNTY OF ESSEX 83

ICERTIFY that on , 2018, personally came before me

and stated to my satisfaction that this person (or if more than one, each person):
{a) was the maker of the attached instrument;
(b) was authorized and did execute this instnunent as authorized officer of 6 Becker Urban
Renewal, L.L.C.; and '
{c) executed the instrument as the act of

6 Becker Urban Renewal, LLC.

Notary Public
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STATE OF NEW JERSEY,
COUNTY OF ESSEX SS:

personally came before

I CERTIFY that on , 2018,
me and stated to my satisfaction that this person (or if more than one, each person):

(a) was the maker of the attached instrument;
(b) was authorized and did execute this instrument as the Mayor of the Borough of Roseland;

and
(c) executed the instrument as the act of the Borough of Roseland.

Notary Public
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EXHIBIT 1

Metes and Bounds Description of the Property



EXHIBIT 2

Application with Exhibits



EXHIBIT 3

Certificate of Formation of Urban Renewal Entity



EXHIBIT 4

The Financial Plan for the Undertaking of the Project



EXHIBIT 5

Initial Renial! Schedules
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EXHIBIT 6

Certification of Estimated Construction Costs

TOTAIL PRQJECT COST - N.ILS.A. 40A-20-3h
A. Land $

B. Architects, engineers and aftomeys fees paid or payable
in comnection with the planning, construction and financing of

the project $
C. Surveying and testing $
D. Construction cost (to be certified by the architect) $
E. Insurance, interest and finance costs during construction $
F. Cost of obtaining initial permanent financing | h)
G. Comumissions and other expenses payable in connection

with initial leasing/sale $
H.  Real estate taxes and assessments during the construction $

period
L Developer's overhead based on a percentage of (d} above,

to be computed in accordance with percentage given in
law (N.LS. A, 40A:20-3h) {for projects over $10,000,000 -
5%) $

Total b

The undersigned hereby certifies that the foregoing is the projected total project cost in regard to
the Project referenced in this Financial Agreement.

By:

29



EXHIBIT 3

Certificate of Formation of Urban Renewal Entity
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CERTIFICATE OF FORMATmN
OF .
6 BECKER URBAN RENEWAL, L.L.C.

This Certificate of Formation is made by an authorized persbn in order to
form a Hmited liabllity company in accordance with the New Jersey Limited Liability
Company Act (N.J.8.A, 42:2C-1 et seq.). .

1. The name ofthe fimited liability company is: Ob 904/%70@3 |

6 BECKER URBAN RENEWAL, L.L.C.
 (referred t0 below as the “Company™). - N

2. The address of the Company’s initial registered office in New Jersey Is
c/o Corporation Service Company, Princston South Corporate Center, Suite 160, 100
Charles Ewing Blvd,, Ewing, New Jersey 08628, The Company’s initial registered agent
at that address is Corporate Service Company,

3. Fhe term of the Company shall be perpetual,

~ 4. The purpose for which the Company is organized shall be to operate
under P.L.1991, c.431 (C.40A:20-1 et 3eq.), and to initfate and conduct projects for the
redevelopment of a redsvelopment area in the Borough of Roseland (the “Municipality”)-
pursuant to'a redevelopment plax, or projects necessary, usefil, or conventent for the
relocation of residents displaned or to be displaced by the redevelopment of all or pact of:
one or more redevelopment areas, or low and moderate income housing projects, and,
when authorized by Anancial agreement with the Municipality, to acquire, plan, develop,
construct, alter, maintain, or aperats housing, senior citizen housing, business, industrial,

- commercial, administrative, community, health, recreational, educationsl 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
pursaant to P.L.1991, c.431 (C.40A:20-1 et seq.), :

5. 5o long as the Campany is obligated under the Finencial Agreement
with the Municipality made pursuant to P.L.1991, 6.431 (C.40A:20-1 e, seq.), it shail
engage in no business other than the ownership, operation and management of the
project, :

6. The Comparty declares that (a) it has been organized to serve a public
prrpose; (b) its operations shall be directed toward: (i) the redevelopment of
redevelopment areas, the facilitation of the relocation of residents displaced orto be
displaced by redevelopment, or the conduct of low and moderate income housing

| § 24814349
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prajects; (ii) the sequisition, managoment snd operation of a praject, redevelopment
relocalion housing project, or low and moderate income hausing praject under P.L.1991,
C.431 (C.40A:20-1 el seq.); and () It shall be subject to regulation by the Municipality,
and Lo a [imilation or prohibition, as appropriate, on profits or dividends for so long as it
remains the awner of a project subjoct to P.L.199], ¢.431 (C.40A:20-1 ot seq,),

7. The Company shall nol voluntarily transfer more than ten (10%) percent
ofits ownership in the project or any portion theteof undertaken by it under °.L,1991,
c.431 (C.40A20-1 et seq.), untll: (i} the Company has first removed both itself and the
project from all resirictions o 12,1..1991, ¢.431 (C.AQA20-1 ot £cq.) in the manner

- required by P.1.7991, ¢.431 (CA0A:20-1 of soq.); and (i) if the project includes housing
onits, the Company has obtained the congent of the Commissioner of Comunity Affairg
10 such toansfor, with the exception of transfer lo snuther yrban rencwal entily, ds
approvid by the Municipality, which ollier urban rencwal ontity shatl assome all
contraclual obligations of the transferor entity tnder the Financlal Agresment with the

Municipality.

8. ‘Yhe Company shall file annually with the muaicipal poverning hody a
disclosurc of the persons having an owriership inferest in the project, and of the extent of
the ownorship interest of each, '

‘ - 9. Noihing herein shull prohibit any transfer of the owncrship inlerest in
-the Cornpany jtsol("provided that the transler, if aroster than 169, is disclosed to the
municlpal governing hody in the yunual diselosure stalement or in eorrespondence sent to
the Murdcipality in advance of the annual disclosure statement, referred 10 above.

1. The Company is subject to the provisions ol section 18 of P.1..109 1,
431 (CA0A:20-18) respeciing the powers of the Munictpality Lo alleviate financlal
ditheulties of the Company or to perlorm aétions on behall’ of the Company upon a
determination of financiul emergeney.

_ I1. Any housing units constructod or ncquired by the Compuny shall be
managed subject to the supervision of, and rules adopted by, the Commissioner of
Cuommunity Afilirs,”

12. This Certificate shall be effective upon its Gling in the Commercial
Recording Division of the oifive of the New Jersey Department ol Treasury.

IN WITNESS WHTIRTIOF, the undarsigned duly authorized person hag
execnted this Cextificato of Tommation this 20 duy of November, 2017.

R
Devin A, Colen, Authorized Person
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State of ety Fergey
Daparrvenr o COMMUNITY ASFAIRS
101 Sour Broad Sy
POBox 805

TatwpeN, NJ 086250805 Cuanes A, RicaMan -
. Cammalnsfaner

DEPARTMENT QF GOMMUNITY AFFAIRS

TO:  Slaio Treasurer

RE: B BECKER URBAN RENEWAL, L.LC,

Flieg 2172

An Urban Renewal Entlty

This is tn cerfify that the attached CERTIFICATE OF FORMATION OF AN URBAN RENEWAL
ENTITY has been examined and approved by the Dapartment of Gommunity Affsirs, pursuant to the
powsr vegied in it under the "Long Term Tax Exemption |Law,” P.L. 1981, 0.431.

Dane this ‘7 H"‘day of DWD f 7 at Trenfon, New Jersey,

DEFARTMENT OF COMMUNITY AFFAIRS

Now Jersey it wit Fgun! Opporinniye Faylaver « Erinised un Reepelod pepur sed Recyelahte



EXHIBIT 4

The Financial Plan for the Undertaking of the Project

The project is expected to cost approximately $86,400,000 to construct. Capital for the project is
expected to be in the form of $30,250,000 (35%) of equity from the owner and $56,150,000 (65%)
of conventional construction loan financing at prevailing market interest rates provided from one
of the various lending institutions the company does business with. Upon maturity of the
construction loan we would obtain permanent financing to replace the construction loan at
prevailing market rates based on a thirty (30) year amortization schedule.



EXHIBIT §

Initial Rental Schedules
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Roseland, A Mack-Cali Company 3/20/2018

6 Beckerfarm Road, Roseland NJ

Unit Data

Monthly Total Total
Unit No. Total Unit Monthly Annual
Type Description Units Mix  Unit SF Net SF Rents Rent/SF Rent Rent
Market Units
51 Studio 13 4.35% 526 6,838 1,900 3.61 24,700 296,400
Al 1BR/1BA 15 3.02% 768 11,520 2,300 2.99 34,500 414,000
A2 1BR/1BA 23 7.69% 766 17,618 2,300 3.00 52,900 634,800
A3 IBR/1IBA 23 7.69% 878 20,194 2,350 2.68 34,050 648,600
A5 IBR/IBA 4 1.34% 871 3,484 2,350 2.70 9,400 112,800
Ab 1BR/1BA 4 1.34% 876 3,504 2,350 2.68 9,400 112,800
A7 1BR/1BA + Den 4 1.34% 922 3,688 2,500 271 10,000 120,000
A9 1BR/1BA + Den 4 1.34% 929 3,716 2,500 2.69 10,000 120,000
B2 2BR/2BA 65 21.74% 1,127 73,255 2,800 2.48 182,000 2,184,000
B3 2BR/2BA 4 1.34% 1,187 4,748 2,825 2.38 11,300 135,600
B4 2BR/2BA 16 5.35% 1,235 19,760 2,850 2.31 45,600 547,200
B5 2BR/2BA 21 7.02% 1,224 25,704 2,850 2.33 59,850 718,200
Bé 2BR/2BA + Den 20 6.69% 1,232 24,640 2,850 2.31 57,600 684,000
B7 2BR/2BA+Den 19 6.35% 1,557 29,583 3,500 2.25 66,500 798,000
1.34% 14,200 170,400

B& 2BR/2BA+Den

Affordable Units
Al-LowTlI IBR/IBA
Al-LowT2 1BR/IBA
Al -Mod Tl 1BR/IBA
A3 -ModT2 1BR/IBA
Bl -LowTl 2BR/2BA
Bl-LowT2 2BR/ZBA
Bl-Mod Tl 2BR/2BA
B2-ModT2 2BRZ2BA
Cl-Low Tl 3BR/IBA
C2-FowT2 3BR/IBA
C2-Mod Tl 3BR/IBA
C3-Mod T2 3BR/IBA

ol el ST N R S ¥

e N B b2

0.67%
1.34%
0.67%
1.34%
0.67%
5.35%
2,68%
3.34%
0.67%
1.34%
0.67%
1.34%

6,412

0.48 618
1.01 2,596
1.14 1,466
127 3,272
0.40 728
0.85 12,336
6,984

9,750

832

3,548

2,010

7.416
31,152
17,592
39,264

8,736

148,032
83,808
117,000

9,984
42,576
24,120
53,904

$26.91



EXHIBIT 6

Certification of Estimated Construction Costs

TOTAL PROJECT COST - N.I.S.A. 40A:20-3h

A.

B.

Land

Architects, engineers and attorneys fees paid or payable

in connection with the planning, construction and financing of
the project

Surveying and testing

Construction cost (to be certified by the architect)

Insurance, interest and finance costs during construction

Cost of obtaining initial permanent financing

Commissions and other expenses payable in connection
with initial leasing/sale

Real estate taxes and assessments during the construction
period

Developer's overhead based on a percentage of (d) above,
to be computed in accordance with percentage given in

law (N.J.S.A. 40A:20-3h) (for projects over $10,000,000 -
5%)

Total

29

$6,509,000

$2,440,000
$130,000
$68,895,000
$4.486,000

$0

$1.237,000

$358,000

$4.202,750

$88,257,750



