BOROUGH OF HIGHLANDS
COUNTY OF MONMOUTH

ORDINANCE 0-25-24

APPROVING THE APPLICATION FOR A LONG-TERM TAX EXEMPTION AND
AUTHORIZING EXECUTION OF A FINANCIAL AGREEMENT

WHEREAS, the Borough of Highlands (the “Borough”), County of Monmouth is a public body
corporate and politic of the State of New Jersey; and

WHEREAS, the governing body (the “Borough Council”) of the Borough is authorized to
determine whether certain property located within the Borough is in need of redevelopment
under the New Jersey Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et seq. (the
“Redevelopment Law”); and

WHEREAS, pursuant to the Redevelopment Law, improvements to property located within an
area in need of rehabilitation or redevelopment may qualify for long term tax exemptions under
the Long Term Tax Exemption Law, N.J.S.A. 40A:20-1 et seq. (the “Exemption Law”); and

WHEREAS, on March 21, 2018, the Council of the Borough of Highlands, a municipal corporation
in the County of Monmouth and the State of New Jersey (the “Borough”), in accordance with the
Redevelopment Law, duly adopted Resolution No. 18-069 designating certain real property
commonly referred to as the Shadow Lawn Mobile Home Park and identified as Block 105.107,
Lot 1.1 on the tax map of the Borough (including land formerly designated as Block 110, Lot 8.01
on the Borough tax map) as an area in need of redevelopment (the “Redevelopment Area”); and

WHEREAS, on December 19, 2018, the Borough adopted the Shadow Lawn Mobile Home Park
Redevelopment Plan for the Redevelopment Area, as amended (the “Redevelopment Plan”),
establishing the development standards for the redevelopment of the Redevelopment Area; and

WHEREAS, Scenic Highlands Owner, LLC, (“Redeveloper”) which will be qualified as urban
renewal entity, Scenic Highlands Owner Urban Renewal Entity, LLC (the “Urban Renewal Entity”)
is the contract purchaser of the Redevelopment Area; and

WHEREAS, the Urban Renewal Entity proposes to develop the Redevelopment Area with a
residential project including approximately (i) 292 rental units including a 15% set aside for
affordable units; and (ii) associated infrastructure improvements, parking, clubhouse, and
amenity spaces in accordance with the Redevelopment Agreement (defined herein) (the
“Project”); and

WHEREAS, on November 5, 2025 the Borough adopted Resolution R 25-195, designating
Redeveloper, and any successors or affiliates thereof, including the Urban Renewal Entity, as the
“redeveloper” of the Redevelopment Area in accordance with the Act for the purpose of
implementing the Project and authorizing the execution of a certain redevelopment agreement
between the Parties (the “Redevelopment Agreement”); and

WHEREAS, the provisions of the Exemption Law, authorize the Borough to accept, in lieu of real
property taxes, an annual service charge paid by the Urban Renewal Entity to the Borough; and

WHEREAS, in order to enhance the economic viability of and opportunity for a successful Project,
the Urban Renewal Entity submitted to the Mayor an application (the “Application”), which is on
file with the Borough Clerk, seeking a tax exemption in connection with the Project pursuant to
the Exemption Law, in exchange for which the Urban Renewal Entity proposes to make payments
to the Borough in lieu of taxes; and

WHEREAS, the Urban Renewal Entity also submitted to the Mayor a form of financial agreement
(the “Financial Agreement”), a copy of which is attached as an exhibit to the Application,
establishing the rights, responsibilities and obligations of the Urban Renewal Entity; and



WHEREAS, pursuant to the terms of the Financial Agreement, in lieu of real property taxes on
the Project, the Entity will pay an annual service charge and administrative fee (the “Annual
Service Charge”) to the Borough; and

WHEREAS, the Mayor submitted the Application and Financial Agreement to the Borough Council
along with his recommendation for approval, a copy of which recommendation is on file with the
Borough Clerk; and

WHEREAS, the Borough Council has determined that the Project represents an undertaking
permitted by the Exemption Law.

NOW, THEREFORE, BE IT ORDAINED by the Mayor and Borough Council of the Borough of
Highlands, County of Monmouth, New Jersey, as follows:

Section 1. The aforementioned recitals are incorporated herein as if fully set forth at
length.

Section 2. The Application and Financial Agreement are hereby approved in
accordance with Section 8 of the Exemption Law.

Section 3. The Mayor is hereby authorized and directed to execute the Financial
Agreement substantially in the form attached as Exhibit A together with such additions, deletions
and other modifications deemed necessary upon consultation with counsel to the Borough, and
prepare, amend or execute any other agreements necessary to effectuate this ordinance, subject
to modification or revisions, as deemed necessary and appropriate.

Section 4. Executed copies of the Financial Agreement shall be attested to, sealed
and certified by and be filed with the Office of the Borough Clerk. The Clerk shall file certified
copies of this ordinance and the Financial Agreement with the Tax Assessor of the Borough, and
County Counsel and the Chief Financial Officer of Monmouth County within ten (10) days of the
execution of the Financial Agreement in accordance with the Exemption Law.

Section 5. This Ordinance shall take effect in accordance with law.
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EXHIBIT A



THIS AGREEMENT AND THE ORDINANCE ATTACHED HERETO AS EXHIBIT 4
SECURE BONDS OR OTHER OBLIGATIONS ISSUED IN ACCORDANCE WITH THE
PROVISIONS OF THE “REDEVELOPMENT AREA BOND FINANCING LAW” AND
THE LIEN HEREOF IN FAVOR OF THE OWNERS OF SUCH BONDS OR OTHER
OBLIGATIONS IS A MUNICIPAL LIEN SUPERIOR TO ALL OTHER NON-
MUNICIPAL LIENS HEREAFTER RECORDED

Record and return to:

Michael Bruno, Esq.

Giordano, Halleran & Ciesla,, PC
125 Half Mile Road

Suite 300

Red Bank, New Jersey 07701

THIS FINANCIAL AGREEMENT (hereinafter “Agreement” or “Financial
Agreement”), made this ___ day of , 2025 (the “Effective Date”) by and between
Scenic Highlands Owner Urban Renewal, LLC, to be qualified as an urban renewal entity prior
to the execution of this Agreement, along with its successors and/or assigns (including any
Transferee (as defined herein)), qualified to do business under the provisions of the Long Term
Tax Exemption Law of 1992, as amended and supplemented, N.J.S.A. 40A:20-1, et seq. (the “Long
Term Tax Exemption Law”), with offices at 515 Marin Boulevard, Jersey City, New Jersey
07302 (the “Urban Renewal Entity”) and the Borough of Highlands, a municipal corporation in
the County of Monmouth and the State of New Jersey, with offices at 151 Navesink Avenue,
Highlands, New Jersey 07732 (the “Borough”, and together with the Urban Renewal Entity, the
“Parties”).

WITNESSETH:

WHEREAS, the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et seq., as
amended from time to time (the “Act”), provides a process for municipalities to participate in the
redevelopment and improvement of areas in need of redevelopment; and

WHEREAS, on March 21, 2018, the Council of the Borough of Highlands, a municipal
corporation in the County of Monmouth and the State of New Jersey (the “Borough”), in
accordance with the Redevelopment Law, duly adopted Resolution No. 18-069 designating certain
real property commonly referred to as the Shadow Lawn Mobile Home Park and identified as
Block 105.107, Lot 1.01 on the tax map of the Borough as an area in need of redevelopment (also
formerly known as Lot 1.1 on the Borough tax maps, including land formerly designated as Block
110, Lot 8.01 on the Borough tax map) (the “Redevelopment Area”); and

WHEREAS, on December 19, 2018, the Borough adopted the Shadow Lawn Mobile
Home Park Redevelopment Plan for the Redevelopment Area, as amended (the “Redevelopment



Plan”), establishing the development standards for the redevelopment of the Redevelopment Area;
and

WHEREAS, by way of assignment, the Urban Renewal Entity will be the contract
purchaser of the Redevelopment Area as described in Exhibit 1; and

WHEREAS, the Urban Renewal Entity proposes to develop the Redevelopment Area with
a residential project including approximately (i) 292 rental units including a 15% set aside for
affordable units; and (ii) associated infrastructure improvements, parking, clubhouse, and amenity
spaces in accordance with the Redevelopment Agreement (defined herein) (the “Project”); and

WHEREAS, on | |, 2025 the Borough adopted Resolution #[ ], designating
the Urban Renewal Entity as the “redeveloper” of the Redevelopment Area in accordance with the
Act for the purpose of implementing the Project and authorizing the execution of a certain
redevelopment agreement between the Parties (the “Redevelopment Agreement”); and

WHEREAS, in order to implement the development, financing, construction, operation
and management of the Project, the Borough and the Urban Renewal Entity entered into the
Redevelopment Agreement which specifies the rights and responsibilities of the Borough and the
Urban Renewal Entity with respect to certain aspects of the Project; and

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

WHEREAS, despite the Urban Renewal Entity’s investment of equity and borrowed
funds, such amounts are insufficient to pay for all of the costs associated with the development
and construction of the Project; and

WHEREAS, the provisions of the Long Term Tax Exemption Law and the Redevelopment
Area Bond Financing Law, N.J.S.A. 40A:12-64, et seq. (the “Bond Financing Law”) authorize
the Borough to accept, in lieu of real property taxes, an annual service charge paid by the Urban
Renewal Entity to the Borough; and

WHEREAS, pursuant to the terms of this Financial Agreement, the Urban Renewal Entity
has agreed to make payment of the Annual Service Charge and Administrative Fee (each as defined
herein) to the Borough; and

WHEREAS, the Urban Renewal Entity filed an Application (as defined herein) with the
Borough for approval of a long term tax exemption for the Improvements (as defined herein) as
permitted by the Long Term Tax Exemption Law; and

WHEREAS, upon review of the Application, the Borough has made the following findings
with respect to the Project:



A Relative Benefits of the Project:

The development and construction of the Project as set forth in the Redevelopment
Agreement will be beneficial to the overall community; will achieve certain of the goals
and objectives of the Redevelopment Plan; will help revitalize the Redevelopment Area;
will improve the quality of life for the community; and will enhance the economic
development of the Borough. The Project is expected to produce approximately 300
construction jobs and 10 permanent jobs. The Project will generate significant amounts of
new municipal revenues through the Annual Service Charge and water/sewer fees. The
Project will include fifteen (15) percent of the total number of residential units as very low,
low and moderate income housing units which will further the Borough’s ability to satisfy
its Affordable Housing obligations. In light of market conditions and other economic
factors impacting this Project, it is not financially feasible to undertake the development of
this Project in the absence of the tax exemption. Accordingly, without the incentive of the
tax exemption, it is unlikely that the Project would be undertaken. Without the Project, the
benefits described above would not be realized.

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

The tax exemption permits the private development of underutilized property and
provides a stream of revenue in the form of the Annual Service Charge. The relative
stability and predictability of the Annual Service Charge will allow the owners and,
by extension, the occupants, of the Project to stabilize their expenses, which will
ensure the likelihood of the success of the Project and ensure that it will have a
positive impact on the surrounding area. Further, the relative stability and
predictability of the Annual Service Charge makes the Project more attractive to
investors and lenders needed to finance the Project. The tax exemption permits the
development of the Project in an area that cannot otherwise be developed by
reducing the expenses associated with the operation of the Project.

WHEREAS, on [ ], 2025, the Borough Council adopted an Ordinance approving
the Application, including the Annual Service Charge and Administrative Fee, and authorized the
execution of this Agreement (the “Ordinance”, attached hereto as Exhibit 2); and

WHEREAS, pursuant to the Bond Financing Law, specifically N.J.S.A. 40A:12A-68, the
Annual Service Charge shall, upon the recordation of this Financial Agreement and the Ordinance,
constitute a municipal lien on the Redevelopment Area and the Project within the meaning of the
law; and

WHEREAS, pursuant to and in accordance with the provisions of the Bond Financing
Law, specifically N.J.S.A. 40A:12A-65 and 67(a), the Borough will issue NON-RECOURSE
bonds in the principal amount not to exceed $500,000.00 in order to finance a portion of the costs
of the Project (the “Redevelopment Bonds”) in accordance with the terms and provisions of a
resolution authorizing the issuance of the Redevelopment Bonds to be adopted by the Borough



Council a form of which is attached as Exhibit 4 (the “Bond Resolution”); and

WHEREAS, pursuant to the terms of this Financial Agreement, the Annual Service
Charge (as defined herein) shall be pledged to the payment of the principal of, redemption
premium, if any, and interest on the Redevelopment Bonds; and

WHEREAS, prior to, and as conditions precedent to, the issuance of any and all of the
Redevelopment Bonds and in accordance with all applicable law, including without limitation,
N.J.S.A. 40A:12A-29(a)(3) and N.J.S.A. 40A:12A-67(q), (i) the Local Finance Board in the Division
of Local Government Services in the Department of Community Affairs (the “Local Finance
Board”) will have issued all necessary statutory findings and approvals, pursuant to a resolution duly
adopted at a meeting of the Local Finance Board, and (i) the Borough Council will have adopted the
Bond Resolution; and

WHEREAS, in order to satisfy the requirements of the Long Term Tax Exemption Law
and to set forth the terms and conditions under which the Parties shall carry out their respective
obligations including but not limited to (a) the payment of the Annual Service Charge by the Urban
Renewal Entity, in lieu of real property taxes, and (b) the issuance of Redevelopment Bonds by
the Borough, 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 provisions
of (a) the Long Term Tax Exemption Law, the Act, the Bond Financing Law and such other
statutes as may be the sources of relevant authority, (b) the Ordinance, and (c) all other Applicable
Laws. Itis expressly understood and agreed that the Borough expressly relies upon the facts, data,
and representations contained in the Application, attached hereto as Exhibit 3, in granting this tax
exemption.

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

Ordinance
Act

Parties
Agreement/Financial Agreement

Project

Bond Financing Law

Redevelopment Area

Bond Resolution

Redevelopment Agreement

Borough
Redevelopment Area

Borough Council

Redevelopment Bonds

Effective Date
Redevelopment Plan

Local Finance Board

Redevelopment Plan Ordinance

Long Term Tax Exemption Law

Urban Renewal Entity

Capitalized terms used but not defined herein shall have the meaning assigned thereto in
the Redevelopment Agreement. Unless specifically provided otherwise or the context otherwise
requires, the following terms when used in this Agreement shall mean:

Administrative Fee - As defined in Section 16.11 herein.

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

Allowable Profit Rate - The annual percentage rate as set forth in N.J.S.A. 40A:20-3(b).
The provisions of N.J.S.A. 40A:20-3(b) are incorporated herein by reference.




Annual Gross Revenue — Pursuant to N.J.S.A. 40A:20-3, the annual gross revenue of the
Urban Renewal Entity for space leased either to a lessee, sublessee or end user, shall include all
rental charges generated from tenants in the Project, and all application fees, pet fees, parking fees,
floor or view premiums, health club fees, and any other fees or charges charged to tenants or
prospective tenants in the Project as well as any other revenue received by the Urban Renewal
Entity in connection with the Project or the Land. Annual Gross Revenue shall specifically exclude
such items permitted under the Long Term Exemption Law, including, without limitation,
condemnation awards, insurance proceeds, gains from sales, transfers, or assumption of the Project
or any part thereof, proceeds of any financing or refinancing, proceeds from any disposition of a
partner or a partner’s interest in the Urban Renewal Entity or any successor entity. In the event
the sublessee or end user is an entity related to the Urban Renewal Entity, the lease rate shall be
either a market rate or, if not actually a market rate, for purposes of calculating the Urban Renewal
Entity’s Annual Gross Revenue, shall be imputed to be a market rate. Any operating expenses
paid by the tenant that are ordinarily paid by the landlord shall be treated as revenue to the Urban
Renewal Entity.

Annual Service Charge — The payment by the Urban Renewal Entity pursuant to Article
IV herein, which: (a) the Urban Renewal Entity has agreed to pay in part for municipal services
supplied to the Project, (b) is in lieu of any taxes on the Improvements and Land pursuant to
N.J.S.A. 40A:20-12, (c) shall be paid on the Annual Service Charge Payment Dates as defined
herein, and (d) shall be pro-rated in the year in which this Agreement begins and the year in which
this Agreement terminates. The Annual Service Charge for the Project is set forth in Section 4.03.

Annual Service Charge Payment Dates — With respect to the Project as a whole, February
1, May 1, August 1 and November 1 of each year commencing on the first day of the month
following the Annual Service Charge Start Date and ending on the thirtieth (30th) anniversary date
thereof.

Annual Service Charge Start Date — The first Annual Service Charge Payment Date
occurring after the Borough issues a Certificate of Occupancy for the Project, or portion thereof,
as applicable.

Applicable Law — All federal, State and local laws, ordinances, approvals, rules,
regulations and requirements applicable thereto including, but not limited to, the Act, the Bond
Financing Law, the Long Term Tax 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,
if and to the extent any of the foregoing are applicable to the Land and the Project.

Application — The application filed by the Urban Renewal Entity pursuant to N.J.S.A.
40A:20-8 with the Mayor of the Borough for a long-term tax exemption for the Project, attached
hereto as Exhibit 3.



Auditor's Report — 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 Net Profit calculation shall be included in a separate, supplemental reporting section of the
Auditor’s Report. The Auditor’s opinion on the financial statements shall include, at a minimum,
a “relation to the financial statements as a whole” opinion with respect to the separate,
supplemental section. The separate, supplemental section regarding excess Net Profit shall also
include an excess Net Profit calculation schedule that sets forth the Urban Renewal Entity’s
activity with respect to excess Net Profit. The contents of the Auditor's Report shall be prepared
in conformity with generally accepted accounting principles. 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.

Certificate of Completion — A certificate or certificates, as defined in the Redevelopment
Agreement, issued by the Borough authorizing occupancy of a building, in whole or in part, and
certifying that the Urban Renewal Entity has performed its duties and obligations under the
Redevelopment Agreement and the Redevelopment Plan with respect to the Project.

Certificate of Occupancy — A temporary or final Certificate of Occupancy, as such term is
defined in the New Jersey Administrative Code, is issued by the Borough authorizing occupancy
of a building, in whole or in part upon Completion (hereinafter defined), of each phase of the
Project, if applicable, pursuant to N.J.S.A. 52:27D-133.

Change in Law — The enactment, promulgation, modification or repeal of or with respect
to Applicable Law, including without limitation, the Long Term Tax Exemption Law, the Bond
Financing Law, the Act 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 — The Borough’s chief financial officer.

Completion, Complete or Completed — 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 in order that
a Certificate of Completion can be issued for the Project in its entirety or such other work or action
to which such term is applied are in full force and effect; and (c) such “completion” has been
evidenced by a written notice provided by the Urban Renewal Entity with respect to the Project,
which determination is reasonably acceptable to the Borough.

Completion Date — The date in which the Certificate of Completion, as defined in the
Redevelopment Agreement, is issued for the Project.

County — The County of Monmouth.



County Share — As defined in Section 16.07 herein.

Debt Service — The amount required to make annual payments of principal and interest or
the equivalent thereof on any of the Redevelopment Bonds in accordance with the Bond
Resolution.

Default — A breach of or the failure of either 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.

Excess Profit Accounting Period: Any period, but not less than one fiscal year of the Urban
Renewal Entity, in which the aggregate Net Profit of the Urban Renewal Entity exceed aggregate
Allowable Net Profit on a cumulative basis as determined in accordance with the provisions of the
Long Term Tax Exemption Law. The first Excess Profit Accounting Period shall commence upon
the issuance of a Certificate of Occupancy for the Project and terminate at the end of the fiscal
year in which such aggregate Net Profit of the Urban Renewal Entity exceeds the aggregate
Allowable Net Profit for the entire period, taken as one accounting period. Each subsequent
Excess Profit Accounting Period shall commence on the first day of the next fiscal year of the
Urban Renewal Entity after the end of the last Excess Profit Accounting Period and shall terminate
at the end of the fiscal year in which such aggregate Net Profit of the Urban Renewal Entity exceed
the aggregate Allowable Net Profit for the entire period, taken as one accounting period.

Exhibit(s) — 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.

Financial Plan — The financial plan for the development of the Project, as attached to the
Application as Exhibit 14.

Improvements — Any building, structure or fixture permanently affixed to the Land as part
of the Project, recognized and exempted from taxation under this Agreement, but not the Land.

In Rem Tax Foreclosure — 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 et seq.

Land — The real property, but not the Improvements, known as Block 105.107, Lot 1.01 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 — The amount of taxes assessed on the value of Land, in the event it is
determined that the Land is not exempt, exclusive of the value of any Improvements related
thereto, in accordance with Applicable Laws.

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

Material Conditions — As defined in Section 4.05 herein.

Minimum Annual Service Charge — As defined in Section 4.04(b) herein.




Net Profit — The annual 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.A.
40A:20-3(c). Without limiting the foregoing, included in expenses shall be (i) payments of
principal and interest on Project financing made by the Urban Renewal Entity, and (ii) 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.A. 40A:20-3(c).

Net RAB Proceeds — As defined in Section 6.02 herein.

Project — As defined in the recitals.
Property: The Land and the Improvements.

Redevelopment Bonds — One or more series of taxable or tax-exempt NON-RECOURSE
bonds (i.e., not subject to the general obligation of the Borough) authorized and issued by the
Borough pursuant to the Act and the Bond Financing Law, the proceeds of which shall be applied
toward payment of the costs of issuance of the Redevelopment Bonds and the costs of the Project.

State — The State of New Jersey.

Substantial Completion — The date the work related to the Project, or phase thereof, is
sufficiently complete in accordance with the Redevelopment Plan and the Redevelopment
Agreement so that the Urban Renewal Entity can occupy or utilize the Project, or portion thereof,
for the use for which it is intended such that at least a temporary Certificate of Occupancy therefor
shall have been issued by the Borough. This date shall be confirmed by a certificate of Substantial
Completion signed by the Urban Renewal Entity.

Tax Assessor — The Borough tax assessor.
Tax Collector — 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 — As defined in Section 3.01 of this Agreement.

Termination — The expiration of the Term of this Agreement in accordance with Section
3.01 hereof or any action or omission, including Default, which by operation of the terms of this
Financial Agreement shall cause the Urban Renewal Entity to relinquish its tax exemption, or upon
the Urban Renewal Entity’s termination hereof as provided herein.

Total Project Cost — The total cost of construction of the Project through the date that is
the later of (i) the issuance of the final Certificate of Occupancy is issued for the entire Project, or
(ii) the issuance of the Certificate of Completion, which categories of cost are as defined in N.J.S.A.




40A:20-3(h). There shall be included in Total Project Cost the actual costs incurred to construct
the Improvements which are specifically described and estimated in Exhibit 11 to the Application.
The architect certification required under N.J.S.A. 40A:20-3(h)(4) shall be submitted with the
initial Auditor’s Report.

Transferee — As defined in Section 9.01 herein.

Transferee Agreement — As defined in Section 9.01 herein.

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

@) 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 execution and 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.

(© 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.

)] All notices to be given hereunder and responses thereto shall be given, unless a
certain number of days is specified, within a reasonable time, which shall not be more than twenty
(20) days, unless the context dictates otherwise.

(9) This Financial Agreement shall become effective upon its execution and delivery
by the parties hereto, after adoption of the Ordinance.

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

ARTICLE II.
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BASIS OF AGREEMENT

Section 2.01 Grant of Tax Exemption - The Borough hereby grants its approval for a tax
exemption for the Project in accordance with the provisions of the Long Term Tax Exemption
Law. Pursuant to the Ordinance, the Land and Improvements to be owned, constructed and
maintained by the Urban Renewal Entity shall be exempt from taxation as provided for herein.

Section 2.02 Representations of Urban Renewal Entity - The Urban Renewal Entity
represents that its Certificate of Formation as attached to the Application as Exhibit 2 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.A. 40A:20-5.

Section 2.03 Improvements to be Constructed - The Urban Renewal Entity represents that
it will construct the Project in accordance with the Redevelopment Agreement, Redevelopment
Plan, the final site plan approvals and Applicable Law, the use of which is more specifically
described in the Application attached hereto as Exhibit 3.

Section 2.04 Construction Schedule - The Urban Renewal Entity agrees it shall diligently
undertake to commence construction and complete the Project in accordance with the Project
Schedule attached to the Application as Exhibit 17 as same may be amended in accordance with
the applicable provisions of the Redevelopment Agreement. Any amendment to the Project
Schedule under the Redevelopment Agreement shall be deemed an amendment to this Financial
Agreement.

Section 2.05 Ownership, Management and Control - The Urban Renewal Entity represents
that it is, or will be at the time of execution of this Agreement, the contract purchaser of the Land
upon which the Project is to be constructed and which is the subject of this Agreement. Acquisition
of the Land shall be complete before commencement of construction of the Project. The Urban
Renewal Entity expressly covenants, warrants and represents that upon Completion in accordance
with the Redevelopment Agreement, the Project, including all Land and Improvements, shall be
used, managed and operated for the purposes set forth in the Application and in accordance with
the Redevelopment Plan and all Applicable Law.

Section 2.06 Financial Plan - The Urban Renewal Entity represents that, if it is able, using
commercially reasonable good faith efforts to procure such necessary financing, the Improvements
shall be financed in accordance with the Financial Plan attached to the Application as Exhibit 14.
The Financial 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.

ARTICLE III.

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 1V hereof and
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the tax exemption granted and referred to in Section 2.01 hereof, shall remain in full force and
effect until the earlier of (i) thirty-five (35) years from the Effective Date, or (ii) thirty (30) years
from the Annual Service Charge Start Date for the Project (the “Term”). The tax exemption shall
only be effective during the period of usefulness of the Project and shall continue in force only
while the Project is owned by a qualified corporation, association or other urban renewal entity
formed and operating under the Long Term Tax Exemption Law, except for permitted
conveyances as stated in Article IX of this Financial Agreement. Upon Termination, the tax
exemption for the Project shall expire and the Land and Improvements shall thereafter be assessed
and taxed according to the general law then 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.A. 40A:20-13.

Section 3.02_Limitation of Voluntary Termination by Urban Renewal Entity -
Notwithstanding anything herein to the contrary, neither the Urban Renewal Entity nor the
Borough may at any time terminate this Agreement during the period when any Redevelopment
Bonds remain “outstanding”. The Urban Renewal Entity expressly acknowledges, understands
and agrees that in accordance with the Bond Financing Law, specifically N.J.S.A. 40A:12A-66(a),
the relinquishment provisions set forth in the Long Term Tax Exemption Law, specifically N.J.S.A.
40A:20-9(g) and 13, shall not be applicable in accordance with, pursuant to, and under this
Agreement during such period when the Redevelopment Bonds remain outstanding. The Urban
Renewal Entity expressly rejects, refuses, relinquishes, surrenders, and otherwise waives any and
all rights of relinquishment of its status under the acts and this Agreement during such period when
the Redevelopment Bonds remain outstanding that it may have otherwise been entitled to in
accordance with any Applicable Law, including without limitation, N.J.S.A. 40A:20-13.
Notwithstanding anything to the contrary contained herein, if the Redevelopment Bonds are not
“outstanding™ (including such circumstance where the Urban Renewal Entity elects to satisfy,
acquire or otherwise retire the Redevelopment Bonds as a condition of its election to terminate this
Agreement in accordance with the terms thereof), the Urban Renewal Entity may at any time after
the expiration of one year from the Completion Date notify the Borough that as of a certain date
designated in the notice, it relinquishes its status under the Long Term Tax Exemption Law and
that the Urban Renewal Entity has obtained, to the extent required under Applicable Law, the
consent of the Commissioner of the Department of Community Affairs. Upon Termination of the
Agreement, all restrictions and limitations upon the Urban Renewal Entity shall terminate upon
the Urban Renewal Entity’s rendering subject to the Borough’s acceptance of its final accounting,
pursuant to N.J.S.A. 40A:20-13 .

ARTICLE IV.

ANNUAL SERVICE CHARGE

Section 4.01 Consent of Urban Renewal Entity to Annual Service Charge - The Urban
Renewal Entity hereby irrevocably consents and agrees to the amount of Annual Service Charge
and to the liens established in this Agreement, and the Urban Renewal Entity shall not contest the
validity or amount of the Annual Service Charge and such lien. Notwithstanding anything herein
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to the contrary, as long as any Redevelopment Bonds remain outstanding, and notwithstanding the
Term of this Financial Agreement or the duration of the tax exemption provided for in Section
3.01 hereof, the Urban Renewal Entity’s obligation to pay the Annual Service Charge shall be
absolute and unconditional and shall not be subject to any defense, set-off, recoupment or
counterclaim. The Urban Renewal Entity’s remedies shall be limited to those specifically set forth
herein.

Section 4.02 Quarterly Installments — The Urban Renewal Entity agrees that payment of
the Annual Service Charge shall be paid to the Borough on a quarterly basis on February 1, May
1, August 1, and November 1 of each year commencing on the Annual Service Charge Start Date.
In the event that the Urban Renewal Entity fails to timely pay any installment, the entire amount
past due on the Land shall bear until paid the highest rate of interest permitted to be assessed under
applicable State law against delinquent taxpayers in the case of unpaid taxes or tax liens, which
interest rate is currently 18%.

Section 4.03  Annual Service Charge. In consideration for the tax exemption provided
for herein, the Entity shall make payment to the Borough, in lieu of real property taxes on the
Improvements within the Redevelopment Area, of an Annual Service Charge, which shall not
include the Debt Service charges, commencing on the Annual Service Charge Start Date, as
follows, subject to Sections 4.04 (b) and 4.10 herein:

(a) Stage One (Years 1 — 5). Commencing on the Annual Service Charge Start Date
through the conclusion of the fifth (5') year of the Exemption Term, the Annual Service
Charge shall be an amount equal to 7.5% of the Annual Gross Revenue.

(b) Stage Two (Years 6 - 10). From the first day of the sixth (6™) year of the Exemption
Term through the conclusion of the tenth (10") year of the Exemption Term, the Annual Service
Charge shall be an amount equal to twelve percent (8%) of the Annual Gross Revenue.

(© Stage Three (Years 11— 15). From the first day of the eleventh (11" year of the Exemption
Term through the conclusion of the fifteenth (15") year of the Exemption Term, the Annual
Service Charge shall be an amount equal to 8.5% of the Annual Gross Revenue.

(d) Stage Four (Years 16 — 20). From the first day of the sixteenth (16™) year of the
Exemption Term through the conclusion of the twentieth (20™") year of the Exemption Term, the
Annual Service Charge shall be an amount equal to 10% of the Annual Gross Revenue.

(e) Stage Five (Years 21- 25). From the first day of the twenty-first (21%) year of the
Exemption Term through the conclusion of the twenty-fifth (25" ) year of the Exemption Term,
the Annual Service Charge shall be an amount equal to 11.5% of the Annual Gross Revenue.

() Stage Six (Years 26-27). From the first day twenty-sixth (26™") year of the Exemption Term
through the conclusion of the twenty-seventh (27%") year of the Exemption Term, the Annual
Service Charge shall be an amount equal to 13% of the Annual Gross Revenue.
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(9) Stage Seven (Years 28-30). From the first day of the twenty-eighth (28") year of
the Exemption Term through the conclusion of the thirtieth (30™") year of the Exemption Term, the
Annual Service Charge shall be an amount equal to 14% of the Annual Gross Revenue.

In accordance with the Bond Financing Law, specifically N.J.S.A. 40A:12A-66(a), the
minimum or maximum percentages as established in the Long Term Tax Exemption Law are not
applicable to the Project since a portion of the costs of the Project are financed with the proceeds
of the Redevelopment Bonds. The Annual Service Charge is in lieu of any and all other municipal
real estate taxes on the Land and Improvements pursuant to N.J.S.A. 40A:20-12.

Section 4.04 Payment of Annual Service Charge - In consideration of the exemption from
taxation for the Improvements, the Urban Renewal Entity or any successor, as applicable, shall
pay the Annual Service Charge, to the Borough on the Annual Service Charge Payment Dates as
set forth below:

@ Following the issuance of a Certificate of Occupancy for the Improvements, or any
portion thereof, the Urban Renewal Entity shall be responsible for the payment of the Annual
Service Charge applicable to such Improvements, as provided in Section 4.03, commencing on the
Annual Service Charge Payment Date first occurring after the Annual Service Charge Start Date,
and each Annual Service Charge Payment Date thereafter occurring. In the event that the Urban
Renewal Entity fails to timely pay any installment, the amount past due shall bear until paid the
highest rate of interest permitted to be assessed under applicable State law against delinquent
taxpayers in the case of unpaid taxes or tax liens. The Urban Renewal Entity shall be responsible
for the Annual Service Charge due with respect to all Improvements for which a Certificate of
Occupancy has been issued, regardless of the whether same has been leased.

(b) In no event shall the Annual Service Charge be less than the greater of (i) the
amount of the total taxes levied against the Land in the last full year in which the Land was subject
to conventional taxation or the (ii) the County Share, plus the Land Taxes (the “Minimum Annual
Service Charge”).

Section 4.05 Material Conditions - It is expressly agreed and understood that all payments
of Land Taxes, Annual Service Charges, the Administrative Fee 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.

Section 4.06 No Reduction in Payment of the Annual Service Charge - Neither the
amounts nor dates established for payment of the Annual Service Charge, as provided in Sections
4.02 and 4.03 hereof shall be reduced, amended or otherwise modified during the Term of this
Agreement, through any tax appeal on the Improvements or the Land or otherwise, unless a tax
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appeal is required to correct the future land assessment due to errors in the assessment or due to
changed circumstances or market conditions.

Section 4.07 Annual Service Charge as Municipal Lien - The Borough and the Urban
Renewal Entity hereby expressly acknowledge, understand and agree that in accordance with the
Bond Financing Law, specifically N.J.S.A. 40A:12A-68, and other Applicable Law, upon the
recordation of the Ordinance and this Financial Agreement (a) the Ordinance, this Financial
Agreement and any amount due hereunder, including without limitation, the Annual Service
Charge, shall be a continuous, municipal lien on the Redevelopment Area and the Project, and that
any subsequent Annual Service Charge, including any interest, penalties or costs of collection
thereof, that shall thereafter become due or accrue, shall be added and relate back to and be part of
the initial municipal lien on the Redevelopment Area and the Project, (b) the Ordinance, this
Financial Agreement and any amounts due hereunder, including without limitation, the Annual
Service Charge, shall constitute an automatic, enforceable and perfected statutory municipal lien
for all purposes on the Redevelopment Area and the Project, including specifically and without
limitation, the federal bankruptcy code, regardless of whether the amount of the Annual Service
Charge has been determined, and (c) any applicable process, procedure or action of any court,
government body or other relevant authority, including without limitation any confirmation
hearing, to determine the amount of the Annual Service Charge due shall not affect the
commencement or validity of the municipal lien.

Section 4.08 Security for Payment of Annual Service Charge - In order to secure the full
and timely payment of the Annual Service Charge, the Borough reserves the right to prosecute an
In Rem Tax Foreclosure action against the Improvements and the Land as more fully set forth in
Section 15.03 of this Agreement.

Section 4.09. Land Taxes and Credits, Reformation of Annual Service Charge

A In the event the exemption of the Land authorized under N.J.S.A. 40A:20-12 is invalidated
by a court of competent jurisdiction, the Parties agree that this Agreement shall remain valid and
in full force and effect, and shall be reformed to provide that Land Taxes are assessed on the
Redevelopment Area. In such event, the Urban Renewal Entity will be required to make payment
of both the Annual Service Charge and the Land Tax Payments, and the payment for Land Taxes
shall be applied as a credit against the Annual Service Charge for the subsequent year. The Entity
is required to pay the full Land Tax Payments in any given year, and no credits will be applied
against the Annual Service Charge for partial payment of the Land Taxes, where delinquency
extends beyond the applicable cure period.

B. For all time periods during which this Agreement is in effect, the Land shall be assessed
without regard to any improvements or increase in value to the Land because of the Improvements
or any approvals relating thereto.

C. The Entity’s failure to make the requisite Annual Service Charge payment and/or Land Tax
Payment in a timely manner shall constitute a violation and breach of this Agreement. The Borough
shall, among its other remedies, have the right to proceed against the Redevelopment Area
pursuant to the Tax Sale Law and/or may declare a Default under this Agreement upon sixty (60)
days written notice to the Urban Renewal Entity.
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Section 4.10_Schedule of Staged Adjustments to Annual Service Charge. Pursuant to
N.J.S.A. 40A:20-12(b), subject to Section 4.04(b) hereof, the amount due from the Urban Renewal
Entity to the Borough hereunder shall be as follows:

@) Stage One (Years 1-15): For each of the years one (1) through fifteen (15) from the
Annual Service Charge Start Date, the Annual Service Charge shall be the amount due pursuant
to Section 4.03 of this Agreement;

(b) Stage Two (Years 15-21): For each of the years fifteen (15) through twenty-one
(21) from the Annual Service Charge Start Date, the Annual Service Charge shall be the greater
of (1) the amount due pursuant to Section 4.03 of this Agreement; or (2) twenty percent (20%) of
the amount of the taxes otherwise due on the value of the Land and Improvements;

(© Stage Three (Years 22-28): For each of the years twenty-two (22) through twenty-
eight (28) from the Annual Service Charge Start Date, the Annual Service Charge shall be the
greater of (a) the amount due pursuant to Section 4.03 of this Agreement or (b) forty percent (40%)
of the amount of the taxes otherwise due on the value of the Land and Improvements;

(d) Stage Four (Year 29): For year twenty-nine (29) from the Annual Service Charge
Start Date, the Annual Service Charge shall be the greater of (a) the amount due pursuant to Section
4.03 of this Agreement or (b) sixty percent (60%) of the amount of the taxes otherwise due on the
value of the Land and Improvements; and

(e Stage Five (Year 30): For year thirty (30) from the Annual Service Charge Start
Date, the Annual Service Charge shall be the greater of (a) the amount due pursuant to Section
4.03 of this Agreement or (b) eighty percent (80%) of the amount of the taxes otherwise due on
the value of the Land and Improvements.

ARTICLE V.

SECURITY FOR REDEVELOPMENT BONDS

Section 5.01. Urban Renewal Entity’s Consent - The Urban Renewal Entity hereby
irrevocably consents and agrees to the amount of the Annual Service Charge and to the liens
established in this Financial Agreement, and the Urban Renewal Entity shall not contest the
validity or amount of the Annual Service Charge or lien. The Urban Renewal Entity's remedies
shall be limited to those specifically set forth herein.

Section 5.02. Security for the Redevelopment Bonds — (i) Pursuant to the Bond Financing
Law, specifically N.J.S.A. 40A:12A-67(c), and as security for the Bonds, the Annual Service
Charge shall be pledged to the repayment of the Bonds, in accordance with and as further set forth
in the Bond Resolution.
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(i) Pursuant to the Bond Financing Law, specifically N.J.S.A. 40A:12A-67(c), and
other applicable law, the Annual Service Charge shall not be included within the general funds of
the Borough. The Borough’s pledge of the Annual Service Charge shall be a limited obligation of
the Borough payable to the extent of payments received from the Urban Renewal Entity and shall
not constitute a general obligation of the Borough. The Borough has no obligation whatsoever to
make any payments of the Annual Service Charge to the extent that the Annual Service Charge or
any portion thereof is not paid by the Urban Renewal Entity.

(iii) It is hereby expressly understood by the Parties that under no circumstances shall
the Borough be required to (a) purchase, or otherwise fund, any tax lien, tax sale certificate, or
other mechanism for the enforcement of the Annual Service Charge, the sole obligation of the
Borough being to undertake the sale of the tax liens in the same manner, and at the same time, as
generally applicable for unpaid taxes due and owing to the Borough, subject to all applicable laws
(including bankruptcy laws) or (b) make payment of any unpaid Annual Service Charge.

ARTICLE VI.

ISSUANCE OF REDEVELOPMENT BONDS; USE OF PROCEEDS

Section 6.01 Issuance of Bonds — The Parties agree that a portion of the Project costs
shall be financed through the issuance, by the Borough, of the Redevelopment Bonds in an amount
not to exceed FIVE HUNDRED THOUSAND DOLLARS ($500,000.00) pursuant to the Bond
Resolution. The Urban Renewal Entity shall be responsible for costs associated with the Project
not financed by the Redevelopment Bonds. The Borough shall issue the Redevelopment Bonds
no later than the date on which the Borough issues a Certificate of Occupancy for the Project. The
Redevelopment Bonds shall be issued in accordance with the Applicable Law as of the Effective
Date.

Section 6.02 Use of Proceeds - The proceeds from the Redevelopment Bonds shall be
applied to pay, among other things, a portion of the costs of the Project, along with the costs of
issuance of the Redevelopment Bonds. The Urban Renewal Entity may, in its discretion, elect to
fully fund the construction of the Project prior to the issuance, by the Borough, of the
Redevelopment Bonds. To the extent that proceeds of the Redevelopment Bonds remain after
payment of all costs associated with the Project, including costs of issuance of the Redevelopment
Bonds, such remaining funds may be used, in the Borough’s sole discretion, to pay costs associated
with other infrastructure improvements in the Borough; provided, however, that in no event may
such remaining funds be used for a purpose that might adversely impact the tax-exempt status of
the Redevelopment Bonds, if applicable.

ARTICLE VII.
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CERTIFICATE OF OCCUPANCY

Section 7.01 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 reasonably
timely manner after the Urban Renewal Entity has satisfied all requirements to secure such
Certification of Occupancy.

Section 7.02 Filing of Certificate of Occupancy - It shall be the primary 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 due hereunder.

ARTICLE VIILI.

ACCOUNTING, REPORTS, CALCULATIONS

Section 8.01 Accounting System - The Urban Renewal Entity agrees to calculate its “Net
Profit” pursuant to N.J.S.A. 40A:20-3(c).

Section 8.02 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 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 the 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.

Section 8.03 Inspection - The Urban Renewal Entity shall, upon request, permit
inspection of its Land, equipment, fixtures, buildings and other facilities of the Project and, also
permit examination and audit, in the offices of the Urban Renewal Entity, of its books, contracts,
records, documents and papers with respect to the Project, by authorized representatives of the
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Borough and the State pursuant to N.J.S.A. 40A:20-9(e). To the extent reasonably possible, the
inspection will not materially interfere with construction or operation of the Project.

Section 8.04 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.A. 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 in any year to establish and maintain a
reserve against vacancies, unpaid rentals, and reasonable contingencies in an amount up to ten
percent (10%) of the Annual Gross Revenues of the Urban Renewal Entity for the last full fiscal
year preceding the year in which the reserve is established or maintained and may retain such part
of the excess Net Profits as is necessary to eliminate a deficiency in that reserve, as provided in
N.J.S.A. 40A:20-15. This reserve is to be noncumulative. Upon Termination of this Agreement,
the amount of such reserve shall be paid to the Borough.

Section 8.05 Payment of Dividend and Excess Profit Charge - In accordance with
N.J.S.A. 40A:20-15, if the Net Profit of the Urban Renewal Entity shall exceed the Allowable Net
Profit in any Excess Profit Accounting Period, then the Urban Renewal Entity, within one hundred
and twenty (120) days after the end of the Excess Profit Accounting Period, shall pay such excess
Net Profit to the Borough as an additional Annual Service Charge; provided, however, that the
Urban Renewal Entity may maintain a reserve as determined pursuant to Section 8.04.

Section 8.06 Calculation of Gross Revenue and Net Profit — The calculation of Net Profit
and Allowable Net Profit shall be made in the manner required pursuant to N.J.S.A. 40A:20-3(b)
and (c) and 40A:20-15.There is expressly excluded from calculation of Annual Gross Revenue
and from Net Profit as set forth in N.J.S.A. 40A:20-3 for the purpose of determining compliance
with N.J.S.A. 40A:20-15 or N.J.S.A. 40A:20-16, any gain realized by the Urban Renewal Entity
on the sale of all or a portion of the Project, whether or not taxable under federal or State law.

Section 8.07 Payment of Reserve/Excess Net Profit Upon Termination, Expiration or Sale.
The date of the Termination, or the date of sale or transfer of the Project, shall be considered to be
the close of the fiscal year of the Urban Renewal Entity. Within ninety (90) days after such date,
the Urban Renewal Entity shall pay to the Borough the amount of the reserve, if any, maintained
by it pursuant to Section 8.04 and the excess Net Profit, if any.

ARTICLE IX.

ASSIGNMENT AND/OR ASSUMPTION, CONVEYANCE

Section 9.01 Approval of Sale of Project by Urban Renewal Entity Formed and Eligible
to Operate Under Law — As permitted by N.J.S.A. 40A:20-10, it is understood and agreed that with
the consent of the Borough, on written application by the Urban Renewal Entity, which consent
shall not be unreasonably withheld, delayed or conditioned, the Urban Renewal Entity may sell or
otherwise transfer the Project and transfer and assign this Agreement, provided (a) the transferee
(“Transferee”) is an urban renewal entity formed and eligible to operate under the Long Term Tax

19



Exemption Law; (b) the Transferee does not own any other project subject to long term tax
exemption at the time of transfer; (c) the Urban Renewal Entity is not then in Default of this
Agreement or in violation of Applicable Law; (d) the Urban Renewal Entity’s obligations under
this Agreement are fully assumed by the Transferee in a duly executed written form of assignment
and assumption of this Agreement reasonably satisfactory to Borough, including the assumption
of all obligations of the Urban Renewal Entity pursuant to the terms of this Financial Agreement
for the period remaining on the tax exemption applicable to the Project or portion thereof
transferred (the “Transferee Agreement”); and (e) the Transferee abides by all terms and
conditions of this Agreement including, without limitation, the filing of an application pursuant to
N.J.S.A. 40A:20-8, if requested by the Borough, and any other terms and conditions of the Borough
in regard to the Project. Upon such a transfer and the execution of a Transferee Agreement, the
tax exemption provided for herein shall continue and inure to the Transferee and his/her successors
and/or assigns. A transfer of greater than 10 percent of the ownership interest in the Urban Renewal
Entity may be transferred in accordance with N.J.S.A. 40A:20-5e.

Section 9.02 Transfer to an Affiliate — The Borough further hereby agrees and consents,
without any further action required on behalf of the Borough, to a Transfer of the Project or any
discrete portion thereof by the Urban Renewal Entity to an affiliate of the Urban Renewal Entity
organized as an urban renewal entity under the Long Term Tax Exemption Law with identical
ownership to that of the Urban Renewal Entity or as that deemed a Permitted Transfer under the
Redevelopment Agreement. Upon formation of an affiliate urban renewal entity transferee, such
affiliate, the Urban Renewal Entity, and the Borough shall enter into an assignment and assumption
agreement which shall be sufficient to document the Transfer of the Project or component to such
affiliate urban renewal entity.

Section 9.03 Leases — Notwithstanding anything to the contrary, the Urban Renewal
Entity may enter into leases with tenants in the Project, without the consent of the Borough.

Section 9.04 Severability - It is an express condition of the granting of this tax exemption
that during its duration, the Urban Renewal Entity shall not, except in accordance with a final
subdivision plan approved by the Borough Planning Board, without the prior consent of the
Borough Council of the Borough 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 9.05 Subordination of Fee Title - It is expressly understood and agreed that the
Urban Renewal Entity has the right, subordinate to the lien of the Annual Service Charge and to
the rights of the Borough hereunder, to encumber and/or lease and/or assign the fee title to the
Redevelopment Area and/or Project, and that any such encumbrance, lease or assignment shall not
be deemed to be a violation of this Financial Agreement.

Section 9.06 Collateral Assignment Notwithstanding the foregoing, 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 purposes of (i) financing the design, development
and construction of the Project and (ii) permanent mortgage financing.
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@) The Borough acknowledges that the Urban Renewal Entity and/or its affiliates
intend to obtain secured financing in connection with the acquisition, development and
construction of the Project. The Borough agrees that the Urban Renewal Entity and or its affiliates
may assign, pledge, hypothecate or otherwise transfer its rights under this Agreement and/or its
interest in the Project to one or more secured parties or any agents therefore (each, a “Secured
Party” and collectively, the “Secured Parties”) as security for obligations of the Urban Renewal
Entity, and/or its affiliates, incurred in connection with such secured financing (collectively, the
“Security Arrangements”). The Urban Renewal Entity shall give the Borough written Notice of
any such Security Arrangements, together with the name and address of the Secured Party or
Secured Parties. Failure to provide such Notice waives any requirement of the Borough hereunder
to provide any Notice of Default or Notice of intent to enforce its remedies under this Agreement.

(b) Without limiting the generality of Article XV hereof, if the Urban Renewal Entity
shall Default in any of its obligations hereunder, the Borough shall give Notice of such Default to
the Secured Parties and the Borough agrees that, in the event such Default is not waived by the
Borough or cured by the Urban Renewal Entity, its assignee, designee or successor, within the
period provided for herein, before exercising any remedy against the Urban Renewal Entity
hereunder, the Borough will provide the Secured Parties a reasonable period of time to cure such
Default, but in any event not less than fifteen business (15) days from the date of such notice to
the Secured Parties with regard to a failure of the Urban Renewal Entity to pay the Annual Service
Charge and ninety (90) days from the date the Urban Renewal Entity was required to cure any
other Default.

(© In the absence of a Default by the Urban Renewal Entity, the Borough agrees to
consent to any collateral assignment by the Urban Renewal Entity to any Secured Party or Secured
Parties of its interests in this Agreement and to permit each Secured Party to enforce its rights
hereunder and under the applicable Security Arrangement and shall, upon request of the Secured
Party, execute such documents as are typically requested by secured parties to acknowledge such
consent. This provision shall not be construed to limit the Borough’s right to payment from the
Urban Renewal Entity, nor shall the priority of such payments be affected by the Secured Party
exercising its rights under any applicable Security Arrangement.

(d) Notwithstanding anything to the contrary contained herein, and in addition to all
other rights and remedies of Secured Parties set forth in this Agreement, the provisions of N.J.S.A.

55:17-1 — N.J.S.A. 55:17-11 shall apply to this Agreement to protect the interests of any Secured
Party as applicable.

ARTICLE X.

RESERVATION OF RIGHTS AND REMEDIES

Section 10.01 Reservation of Rights and Remedies. — Except as specifically 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. Nothing herein shall be deemed to limit any right of recovery that the Borough
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or the Urban Renewal Entity has under law, in equity, or under any provision of this Financial
Agreement.
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ARTICLE XI.

NOTICES

Section 11.01 Notice - Formal notices, demands and communications between and among
the Borough and the Urban Renewal Entity shall be 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 Highlands

151 Navesink Avenue

Highlands, New Jersey 07732

Attn: Michael Muscillo, Borough Administrator
Email: mmuscillo@highlandsnj.gov

with a copy to:

McManimon, Scotland & Baumann, LLC
427 Riverview Plaza

Trenton, New Jersey 08611

Attn: Frances Ciesla McManimon, Esqg.
Email: fmcmanimon@msbnj.com

If to the Urban Renewal Entity:

[Scenic Highlands Owner, LLC]
c/o Kushner Real Estate Group
515 Marin Boulevard

Jersey City, New Jersey 07302

Attn: Noah Chrismer, , Jeremy Kaplan and David Kahan
Email: nchrismer@thekregroup.com, jbk@thekregroup.com and dbk@thekregroup.com

with a copy to:

Russo Development

570 Commerce Blvd.

Carlstadt, New Jersey 07072

Attn: Ed Russo and Chris Minks

Email: EdRusso@russodevelopment.com
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and

Giordano, Halleran & Ciesla, P.C.
125 Half Mile Road

Suite 300

Red Bank, New Jersey 07701
Attn: Mike Bruno, Esq.

Email: mbruno@ghclaw.com
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ARTICLE XII.
COMPLIANCE BY ENTITY WITH LAW

Section 12.01 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 Long Term Tax Exemption
Law and the Bond Financing Law. The Urban Renewal Entity's failure to comply with such
statutes or ordinances beyond the expiration of any applicable notice, cure or grace periods shall
constitute a violation and breach of the Financial Agreement.

ARTICLE XIII.

CONSTRUCTION

Section 13.01 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 XIV.

INDEMNIFICATION

Section 14.01 Indemnification - The Urban Renewal Entity shall indemnify, defend 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 exercise and/or performance by the Borough of any
of its powers and/or obligations under this Agreement and/or the provisions of Applicable Law,
except for any liability caused by the gross negligence or willful misconduct of the Borough, its
officials, employees or agents, or by the Borough’s breach or Default hereunder. 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, actual expense thereof to be borne by the Urban Renewal Entity. Unless otherwise
required by the Borough, to the extent practical and ethically permissible, the Urban Renewal
Entity’s attorneys shall jointly defend and represent the interest of the Borough and the Urban
Renewal Entity as to all claims indemnified in connection with this Agreement. This indemnity
shall survive termination of this Agreement.
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ARTICLE XV.
DEFAULT

Section 15.01 Default - Default shall be failure of a Party to conform to the terms of this
Agreement and failure of a Party to perform any obligation imposed upon such Party by Applicable
Law beyond any applicable notice, cure or grace periods.

Section 15.02 Cure Upon Default - Should a Party be in Default of any obligation under this
Agreement, the other Party shall notify the defaulting Party and any mortgagee of the Urban
Renewal Entity, if applicable, in writing of said Default. It shall be the obligation of the Urban
Renewal Entity to inform the Borough of any mortgagee to be afforded 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 after receipt of written notice of aid Default to cure any
Default (other than a Default in payment of any installment of the Annual Service Charge or
Administrative Fee, which default must be cured within fifteen business (15) days after the Urban
Renewal Entity receives notice of said Default). Notwithstanding the foregoing, however, if, a
given non-monetary Default cannot reasonably be cured within the applicable cure period set forth
herein using reasonable diligence, then, provided the Defaulting party shall have promptly
commenced such reasonable efforts to effect a cure in good faith during the aforementioned cure
period, the time to cure may be extended upon written notice to the other party for an additional
ninety (90) day period of time.

Section 15.03 Remedies for Default

@ In the event the Urban Renewal Entity or its mortgagee fails to cure or remedy the
Default within the time period provided in Section 15.02, the Borough may terminate this
Agreement upon written Notice to the Urban Renewal Entity and the mortgagee.

(b) Upon any Default in payment of any installment of the Annual Service Charge not
cured within fifteen (15) days, following notice, the Borough in its sole discretion shall have the
right to immediately exercise the following remedies: (a) terminate this Agreement, at which time:
the Improvements shall be prospectively subject to conventional taxation; or (2) exercise any other
remedy available to the Borough in law or equity, in order to collect such unpaid, outstanding
payments due from the Entity hereunder, and reasonable costs of collection thereof, including, but
not limited to, initiating and pursuing an action under the Tax Sale Law.

(© No Default hereunder by the Urban Renewal Entity shall automatically terminate
the tax exemption (except as described herein and after Notice and cure as provided for herein)
and, unless the Borough terminates this Agreement as provided in Section 15.03, its obligation to
make Annual Service Charge, which shall continue in effect for the duration of the term hereof
and subject to Section 15.05 hereinafter.

(d) All of the remedies provided in this Agreement to the Borough, 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 Entity because of the Entity’s failure to pay Land Taxes, the Annual Service
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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 to any
other remedy herein provided for the recovery of Land Taxes, Annual Service Charges or other
charges shall not be construed as a waiver of the right to proceed with an In Rem Tax Foreclosure
action consistent with the terms and provisions of this Agreement.

Section 15.04 Arbitration - In the event of a dispute arising between the Parties in
reference to the terms and provisions as set forth herein, 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 Long Term Tax Exemption Law.
Each Party to this Agreement shall designate an arbitrator, and the two (2) arbitrators shall choose
a third arbitrator. The arbitrators designated and acting under this Agreement shall make a
determination regarding the issue(s) in controversy in strict conformity with the terms of this
Agreement and Applicable Law. Costs for said arbitration shall be borne equally by both Parties.
In the event of a Default on the part of the Urban Renewal Entity to pay any installment of the
Annual Service Charge required by Article 1V above, the Borough, in addition to its other
remedies, and subject to Article XV of this Agreement, reserves the right to proceed against the
Property, in the manner provided by law, including the Tax Sale Law, and any act supplementary
thereto or amendatory thereof. 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. In either case, however, the Urban Renewal Entity does not waive any defense it may have
to contest the rights of the Borough to proceed in the above-mentioned manner.

Notwithstanding anything herein to the contrary, no arbitrator shall have any power or
authority to amend, alter, or modify any part of this Agreement, in any way.

Section 15.05_Final Accounting - Within ninety (90) days after the date of Termination,
the Urban Renewal Entity shall provide a final accounting and pay to the Borough the reserve, if
any, pursuant to the provisions of N.J.S.A. 40A:20-13 and 15 as well as any excess Net Profits.
For purposes of rendering a final accounting the date of Termination of the Agreement shall be
deemed to be the end of the fiscal year for the Urban Renewal Entity.

Section 15.06 Conventional Taxes - Upon Termination or expiration of this Agreement,
the tax exemption for the Project shall expire and the Land and Improvements thereon shall
thereafter be assessed and conventionally taxed according to the general law applicable to other
nonexempt taxable property in the Borough.

ARTICLE XVI.

MISCELLANEOUS

Section 16.01 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

27



Agreement and this Financial Agreement, the provisions of this Financial Agreement shall govern
and be controlling.

Section 16.02 Oral Representations - There have been no oral representations made by
either of the Parties hereto which are not contained in this Financial Agreement (except as within
other agreements referenced herein). This Financial Agreement, the Redevelopment Agreement,
the Ordinance and the Application constitute the entire agreement between the Parties and there
shall be no modifications thereto other than by a written instrument executed by the Parties and
delivered to each of them.

Section 16.03 Entire Document - All conditions in the Ordinance are incorporated in this
Agreement and made a part hereof.

Section 16.04 Good Faith - In their dealings with each other, the Parties agree that they
shall act in good faith.

Section 16.05 Recording - This entire Agreement will be filed and recorded with the
Monmouth County Clerk by the Urban Renewal Entity at the Urban Renewal Entity's expense,
provided that the Borough acknowledges and agrees that the exhibits hereto may be exempted for
the purposes of economy in recording, provided that such recorded instrument shall note where
such exhibits are excerpted, identifying that the complete document with all exhibits in their
entirety shall be maintained by the Borough Clerk in its files and available for inspection in
accordance with applicable law governing access to public records..

Section 16.06 Municipal Services - The Urban Renewal Entity shall make payments for
municipal services, including sewer charges and any services that create a lien on a parity with or
superior to the lien for the Land Taxes, if applicable, and Annual Service Charge, as required by
law. Nothing herein is intended to release the Urban Renewal Entity from its obligation to make
such payments.

Section 16.07 Annual Service Charge Paid to County - Pursuant to N.J.S.A. 40A:20-12,
the Borough shall remit upon receipt five percent (5%) of the Annual Service Charge to Monmouth
County (the “County Share”).

Section 16.08 Financing Matters - The financial information required by the final
paragraph of N.J.S.A. 40A:20-9 is set forth in the Application.

Section 16.9 Amendments - This Agreement may not be amended, changed, modified,
altered or terminated without the written consent of the Parties.

Section 16.10 Certification - The Borough Clerk 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 the Long Term Tax
Exemption Law. 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 until the
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expiration of the entitlement to exemption by the terms of this Financial Agreement or until the
Tax Assessor has been duly notified by the Borough Clerk that the exemption has been terminated.

Further, within ten (10) days of the execution of this Financial Agreement, a certified copy
of the Ordinance shall forthwith be transmitted to i) the Director of the Division of Local
Government Services, ii) the chief financial officer of the County, and iii) the County counsel, by
the Borough Clerk.

Section 16.11 Administrative Fee - The Urban Renewal Entity shall pay annually an
administrative fee (the “Administrative Fee) to the Borough in addition to the Annual Service
Charge. The Administrative Fee shall commence on the first year of the Term be computed as two
percent (2%) of the Annual Service Charge. This fee shall be payable and due on or before
December 31st of each year, and may be enforced in the same manner as the Annual Service
Charge. In the event the Entity fails to pay the Administrative Fee when due and owing, the amount
unpaid shall bear the highest rate of interest permitted under applicable State law in the case of
unpaid taxes or tax liens until paid.

Section 16.12 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 shall be
deemed separable from the remaining covenants, agreements or provisions and shall in no way
affect the validity of any of the other provisions hereof.

Section 16.13 Choice of Laws. - This Agreement shall be governed by the laws of the
State of New Jersey without regard for the conflicts of law or choice of law provisions thereof,
with jurisdiction and venue in Monmouth County, New Jersey. Neither Party will raise any
objection to jurisdiction.

Section 16.14  Counterparts; Electronic Signatures. - 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. Electronic or facsimile signatures shall constitute
original signature for all purposes under this Agreement.

[signature page follows]
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EXHIBITS

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

Exhibits
1. Legal Description of the Redevelopment Area;
2. Ordinance of the Borough authorizing the execution of this Agreement

3. The Application with Exhibits; and

4. Bond Resolution

30



IN WITNESS WHEREOF, the Parties have caused this Financial Agreement to be
executed as of the day and year first above written.

ATTEST: BOROUGH OF HIGHLANDS
By: By:
Nancy Tran, Municipal Clerk Carolyn Broullon, Mayor

WITNESS: SCENIC HIGHLANDS OWNER URBAN RENEWAL,
LLC

By: By:
Name:
Title:
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STATE OF )

)
COUNTY OF )

Before me, a Notary Public in and for the County and State referenced above, personally
appeared , the of [ ] Urban Renewal, LLC, who, having
been first duly sworn, acknowledged the execution of the foregoing instrument on behalf of said
limited liability company.

Witness my hand and notarial seal this day of , 2025.

Notary Public

Printed Name

| am a resident of County,

My commission expires:
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STATE OF NEW JERSEY)

)
COUNTY OF MONMOUTH)

| certify thatonthe  day of , 2025, Nancy Tran personally appeared
before me, the subscriber, and acknowledged under oath, to my satisfaction, that: (a) this person
is the Clerk of Highlands, the municipal corporation and body politic, named in this document;
(b) this person is the attesting witness to the signing of this document by the proper officer who is
Carolyn Broullon, the Mayor of Highlands; (c) this document was signed and delivered by
Highlands as its voluntary act duly authorized by a proper ordinance of the Highlands Council; (d)
this person knows the proper seal of the Borough of Highlands which was affixed to this document;
and (e) this person signed this proof to attest to the truth of these facts.

Signed and sworn to before me this
day of , 2025.
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EXHIBIT 1

Legal Description of Redevelopment Area

34
4929-3699-6470, v. 4



101 Crawfords Corner Road

Engineering
& Design

Suite 3400

Haolmdel, M) 07733

Main: 877 627 3772

DESCRIPTION OF PROPERTY BLOCK 105,107, LOT 1.01
BOROUGH OF HIGHLANDS PROJECT NO. 24006738A

MONMOUTH COUNTY, NEW |ERSEY OCTOBER 11, 2024

PAGE1 | 3

All that certain lot, tract or parcel of land situate, lying and being in the Borough of Highlands, in the
County of Monmouth and the State of New Jersey, and being all of Lot 1.01, Block 105.107, as shown
on a map entitled "Boundary Survey for KRE Acquisition Corp., Block 105.107, Lot 1.01, Borough of
Highlands, Monmouth County, New Jersey”, prepared by Colliers Engineering & Design, dated
September 20, 2024, and being more particularly bounded and described as follows:

BEGINNING at the intersection of the easterly right of way line of New Jersey State Highway No. 36,
(100 foot wide right of way), with the northerly right of way line of Linden Avenue, (40 foot wide right
of way), and running; thence -

1.

N 53°51'19" W, 396.62 feet, along the aforesaid easterly right of way line of New Jersey State
Highway No. 36, to an angle point In the same, thence -

N 47°56'07" W, 402.75 feet, still along the aforesaid easterly right of way ling of New Jersey State
Highway Mo. 36, and beyond, along the easterly right of way line of Ocean Avenue (50 foot wide
ripht of way), to an angle point in the same, thence -

The following three (3) courses running along the aforesaid easterly right of way line of Ocean Avenue:

3
4.
5.

N 57°11'07" W, 65.03 feet, thence -
N 66°53'07" W, 289.21 feet, thence -

N 59°47°'07" W, 192.07 feet, to a point in the centerline of former Ocean Avenue (50-font wide
private road), vacated by Ordinance 0-82-4, thence -

The following nine (9} courses running along the aforesaid centerline of former Ocean Avenue:

.
7.

10,

11.

N 20°33'41" E, 39.55 feet, to a point of curvature, thence -

NORTHEASTWARDLY along an arc having a radius of 70.00 feet, and curving to the right, an arc
distance of 42.66 feet, (Central Angle of 34°55'04"), said arc being connected by a chord bearing
of N 38°01"13" E and a chord distance of 42.00 feet, to a point of tangency; thence -

N 55°28'41" E, 44.54 feet, to a point of curvature, thence -

NORTHEASTWARDLY along an arc having a radius of 132,62 feet, and curving to the right, an arc
distance of 121.71 feet, (Central Angle of 52°34'56"), said arc being connected by a chord bearing
of N 81°46'09" E and a chord distance of 117.48 feet, to a point of tangency; thence -

§ 71°56'19™ E, 181.99 feet, thence -

5 56°45'19" E, 146.75 feet, thence -

Colliers

Accelerating success,
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& Design

12. S 52°46'19™ E, 397.89 feet, thence -

13. NORTHEASTWARDLY along an arc having a radius of 54.29 feet, and curving to the left, an arc
distance of 150.56 feet, (Central Angle of 158°53'53"), said arc being connected by a chord bearing
of N 47°46'44" E and a chord distance of 106.74 feet, Lo a point of reverse curvature; thence -

14. NORTHWESTWARDLY along a non-tangent arc having a radius of 1,367.45 feet, and curving to
the right, an arc distance of 319.69 feet, (Central Angle of 12°23'41"), said arc being connected by
a chord bearing of N 24°49'23" W and a chord distance of 318.96 feet, to a point in the commaon
line between Lot 1.01, Block 105.107 and Lot 3, Block 105; thence -

15. N 26"52'39" E, 226.51 feet, along the aforesaid common line betweesn Lot 1.01, Block 105,107 and
Lot 3, Block 105, to the comman line between Lot 4, Block 105 and said Lot 1.01, Bloack 105.107,
thence -

16. S 47°53'21" E, 270.48 feet, along the aforesaid common line between Lot 4, Block 105 and Lot
1.017, Block 105.107, and beyond, along the commen line between Lot 2, Block 105 and said Lot
1.01, Block 105.107, to the common line between Lot 2, Block 110 and said Lot 1,01, Block 105,107,
thence -

17. 5 63°07'21" E, 437.05 feet, still along the aforesaid commaon line between Lot 2, Block 110 and
said Lot 1,07, Block 105.107, and beyond along the common line between Lots 4 & 5, Block 110
and sald Lot 1.01, Block 105,107, to the common line between Lot 22, Block 110 and said Lot 1.01,
Block 105,107, thence -

18, 5 02°43'22" E, 65.42 feet, along the aferesaid common line between Lot 22, Black 110 and Lot
1.01, Block 105.107, to the common line between Lot 19.01, Block 110 and said Lot 1.01, Block

105,107, thence -

19

S 04°23'09" W, 580.14 feet, along the aforesaid common line between Lot 15.01, Block 110 and
Lot 1.01, Block 105.107, and beyond, along the common line between Lots 18, 17, 16.02, 16.01 &
12, Block 110, with said Lot 1.017, Block 105.107, to the aforesaid northerly right of way line of
Linden Avenue, thence -

20. 5 B5°18'32" W, 50.00 feet, along the aforesaid northerly right of way line of Linden Avenue, to the
common line between Lot 11, Block 110.01 and Lot 1.01, Block 105.107, thence -

21. N 04°20°28" E, 201.92 feet, alang the aforesaid cornmon line between Lot 11, Block 110.01 and
Lot 1.01, Block 105.107, to an angle point in the same, thence -

22, 5 B85°18'32" W, 244,92 feet, still along the common line between Lot 11, Block 110.01 and Lot 1.01,
Block 105.107, and beyond, along the common line between Lots 10 & 9, Block 110,01 and said
Lot 1.01, Block 105.107, to an angle point in the same, thence -

23. 5 09°03'20" E, 200.00 feet, along the aforesaid common line between Lot 9, Block 110.01 and Lot
1.01, Block 105.107, to the aforesaid northerly right of way line of Linden Avenue, thence -
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24, 5 85°18'32" W, 49.18 feet, alang the aforesaid northerly right of way line of Linden Avenue to the
Point and Place of BEGINNING.
CONTAINING: £14,468.6 square feet or 14,106 acres of land, more or less.

SUBJECT TO: to all easements, restrictions, reservations, agreements, covenants and rights of way of
record.

The foregoing description was prepared by the undersigned surveyor for the firm of Colliers
Engineering & Design and |s based on the aforesaid boundary survey,

e

ot pulmaty ety Eic i (yetohar 15, 2024
Eric V. Wilde, P.LS. Date:
New jersey Professional Land Surveyor
License Number G543279
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EXHIBIT 2

Ordinance Authorizing the Execution of Financial Agreement



EXHIBIT 3

Application with Exhibits
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Application for

Long Term Tax Exemption

Applicant

SCENIC HIGHLANDS OWNER LLC

Applicant Address

¢/o Kushner Real Estate Group
515 Marin Boulevard
Jersey City, NJ 07302

Address of Project Site

Shadow Lawn Mobile Home Park

6 Laurel Drive

Block 105.107, Lot 1.01 (f'k/a Lot 1.1),
including land formerly designated as
Block 110, Lot 8.01

Highlands, NJ 07732

#11771719v2



Overview of application contents:

Section [ - General instructions regarding the completion of the application
Section [I - Identification of the applicant

Section III - Detailed description of the Project

Section IV - Type of exemption and term requested

Representations and certifications required by statute

Signature by the applicant

Exhibits

o SN I S o T TN o [

I. 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 or cause the application to be denied.

Important notes:

1) Certain documents 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 long-term exemption must be organized as an Urban Renewal
Entity as certified by the New Jersey Department of Community Affairs.

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 you are
seeking an exemption.

Completed applications, including the application fee, should be submitted to:

Carolyn Broullon, Mayor
Borough of Highlands
151 Navesink Avenue
Highlands, NJ 07732

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

Frances Ciesla McManimon, Esq.
McManimon, Scotland & Baumann. LLC
427 Riverview Plaza

Trenton. NJ 08611
(FMcManimoneMSBNI.COM)
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I1. Applicant Identification:
A. Name of Applicant:

Scenic Highlands Owner LLC
B. Principal Address:

¢/o Kushner Real Estate Group
515 Marin Boulevard

Jersey City, NJ 07302

C. Type of Entity (check one)

__ Corporation X LLC__ LLP__ Partnership __ Other (please specify)

D. Contact Information

1.) Name of Primary Contact: Noah Chrismer

2.) Contact Numbers:

a. Phone:

b, Fax:

¢. Email: nchrismer{@thekregroup.com

E. Name and Address of Statutory Agent:
Please list the name and address of the entity upon whom a legal process can be served:

David B. Kahan
David B. Kahan, PC
515 Marin Boulevard
Jersey City, NJ 07032

F. Federal Tax Identification Number:

33-2267604
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G. Disclosure of Ownership:

New Jersey law (N.J.5.4. 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 than 10%
of any class of stock, or 10% 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 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 Formation 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 for the entity applying for the exemption. 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 submission of the application in the form provided as Exhibit 4 of this
application.

#11771715w2



III. Project Description:

A. Applicant’s Ownership Interest in the Project:

_X Conventional (Fee Simple) _ Condominium

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

_X Residential:  Retail;  Office;  Manufacturing; __ Distribution Facility; __ Hotel;

Other (Specify):

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

___7o Residential; % Retail; % Office; __ % Manufacturing; __ % Distribution Facility;

% Hotel: % Other (specify here )

C. Marketing Expectation:

__For Sale _X For Lease __Both

D. Project Location:

1. Provide all street addresses by which the project site is currently known:

Address #1:  Shadow Lawn Mobile Home Park, 6 Lawrel Dr., Highlands, NJ 07732
Address #2:

Address #3:

Address #4:

Use additional sheets if necessary

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 105.107 Lots:_1.01 (f'k/a Lot 1.1), including land formerly designated as Block 110,
Lot 8.01

3. Metes and Bounds Description:

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

117717192



4. Survey:

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

E. Deed or Lease Agreement:

Please attach a copy of the deed or lease agreement for the property as Exhibit 7 confirming that
the project is under the control of the applicant.

F. Purpose of Project:
Please 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 1s 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 very-low/low/moderate income households 44

Number of market rate units 248
Total number of residential units 292 1

4. This Project is intended to provide housing to households relocated as a result 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

6. If the answer to questions 3 through 5 of this section was “No”, please indicate the purpose
of the Project:

To develop the Redevelopment Area with a mulii-family residential project.
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H. Narrative Description of Project:

Provide a brief 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 each 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.
Include maps, renderings, floor plans and other graphic materials if available. Attach this
description as Exhibit 8 of this application.

I. 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 Property is currently improved with the former “Shadow Lawn Mobile Home Park"”. The
Applicant is proposing to raze the limited improvements that are remaining on the Property in
order to construct a multi-family residential development.

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

Block Lot Current Tax Assessment Current Real Property Tax Levy
105.101 1.1 N/A None
110 8.01 N/A None

3. Provide a list showing the current status of all municipal fees and charges which are currently
levied against each 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 Current Status of Municipal Fees and Charges (specify type)
105.107 1.01 N/A
110 8.01 IN/A

J. 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 of this application and the resolution as Exhibit 10 of this
application.
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K. Project Cost Estimates:

1. Provide a detailed cost breakdown for 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 as Exhibit 11 of this 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 architect or
engineer. Attach the completed unit estimates as Exhibit 12 of this application.

L. Project Pro-Forma:

Provide a detailed projection of the estimated 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 as Exhibit 13 of this application.

M. 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 of this
application.

2. Private Financing Commitments: Provide certified copies of any and all letters from public or
private sources of capital indicating a commitment to make funds available for the project. Attach
these letters as Exhibit 15 of this application.

N. Explanation of the Need for Tax Exemption:

Provide an explanation of why the applicant believes that a long tern tax exemption is necessary
to make this project economically feasible. Attach the explanation as Exhibit 16 of this
application.

O. 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 of the application.

P. Statement of Project Benefits:
Provide a detailed description of the public benefits that would result from the project. At a

minimum, include a projection of the number and type of construction jobs to be created. the
number and type of permanent jobs to be created and the amount of municipal revenue to be
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generated by the project through the payment of taxes, pavments in lieu of taxes, water and sewer
fees and any other municipal payments. Attach the description as Exhibit 18 of the application.

IV. Exemption Information:

A. Annual Service Charge to be based on: (check one)

An amount not less than 10% of Annual Gross Revenue

An amount no greater than 15% of Annual Gross Revenue (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 project)

Imputed debt service (Condominium)

A negoliated amount pursuant to the Redevelopment Area Bond Financing Law,
N.J.S.A. 40A:12A-64 et seqg

~

B. Term Requested:
30 Years

C. Proposed Rates and Phases:

Starting Year Ending Year Rate Phase-out (alternative method)
TBD D 7.5% - 14%

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 submaitted 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:

In submitting the application, the Developer certifies that all of the information is true and
accurate to the best of his or her knowledge 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 Municipal 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 all 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.

F. 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 application on behalf of the Developer. 1 certify
that all of the information is true and accurate to the best of my knowledge and belief. I am
aware that if any of the information provided is willfully false, that I am, subject to
prosecution.

For the Developer:
SCENIC HIGHLANDS OWNER LLC
By: lﬂ’} _":ﬂ/ 025

-Namey/leremy Kaplan Date
Titley/Authorized Person

Attestation
O lidi

Please notarize here or
provide attestation and
seal of corporate secretary

:;f Cﬂrl‘fﬂlssmn # 50164943

LISA VIDAL
N Motary Pubi Statenme-.\r!ersey
Camm, Expiras July 13, EBEE
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EXHIBITS

The following is a check-list of required exhibits that must be attached to the application:

Exhibit # Description Included?
1 Disclosure of Ownership X
2 Certificate of Formation 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 X
9 Concept Plan X
10 Site Plan Approval Resolution (To be provided) X
11 Total Project Cost Estimate X
12 Cost Estimates for Each Unit Type X
13 Project Pro-Forma X
14 Project Financing Plan X
15 Private Financing Commitments X
16 Explanation of the Need for Tax Exemption X
17 Project Schedule X
18 Summary of Project Benefits X
X

19 Form of Financial Agreement
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EXHIBIT 1-A

DISCLOSURE OF OWNERSHIP

Instructions:

New Jersey law (N.J.5.A. 52:25-24.2) requires that all corporations and partnerships seeking a
public contract submit a list of the names and addresses of all principals who own more than 10%
of any class of stock, or 10% 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 unincorporated
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 included 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 partners (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.
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EXHIBIT 1-B

DISCLOSURE OF OWNERSHIP

(for use by Partnerships)
N4
L. Partners
Name Home Address Signature
Name of Partnership

Signature of Notary as to Signatures  Date

B11771719v2



EXHIBIT 1-C

DISCLOSURE OF OWNERSHIP
(for use by Corporations/LLCs)

14 Principals/Members (list all owners of 10% or more of ownership in the Applicant)
Name Address %Owned
Edward Russo Russo Development %

570 Commerce Blvd.
Carlstadt, New Jersey 07072

JCK Family Investments LLC 515 Marin Boulevard 12.5%
Jersey City, NJ 07032
MSK Family Investments LLC 515 Marin Boulevard 12.5%

Jersey City, NI 07032

JBK Family Investments LLC 515 Marin Boulevard 12.5%
Jersey City, NJ 07032

Name of
SCENI ANDS OWNER LL.C
By:

Naprie: Jeremy Kaplan
Tifle: Authorized Person

ale o e
Attested by:  ( Zd"& éz ﬁ,—; [ B ok
ame: {/5a Mﬁ{gﬁ Ddle

LISA VIDAL
Nokary Public - Stale of New Jarsey
Commission 4 50164943
My Comm. Expires July 13, 7026

i
ki
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EXHIBIT 2

CERTIFICATE OF FORMATION

Please attach a copy of the approved certificate of formation of the entity applying for the
exemption to this sheet.

The Certificate of Formation is attached hereto.
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NEW JERSEY DEPARTMENT OF THE TREASURY
DIVISION OF REVENUE AND ENTERPRISE SERVICES

CERTIFICATE OF FORMATION

SCENIC HIGHLANDS OWNER LLC
0451211880

The above-named DOMESTIC LIMITED LIABILITY COMPANY was duly filed in
accordance with New Jersey State Law on 12/05/2024 and was assigned
identification number 0451211880. Following are the articles that
constitute its original certificate.

1.

2.

Name :
SCENIC HIGHLANDS OWNER LLC

Registered Agent:
DAVID B. KAHAM, ESQ.

Regisgtered Office:
515 MARIN BLVD
JERSEY CITY, WEW JERSEY 07302

Business Purpose:

THE LLC SPECIFICALLY MAY ACQUIRE, OWN, HOLD, IMPROVE, DEVELOP, EXPLOIT, SELL,
CONVEY, ASSIGHN, LEASE, OPERATE, MANAGE, EXCHANGE, TRANSFER, DISPOSE OF, PLEDGE,
MORTGAGE, DEAL IN, AND LOAN OR BORRCOW MONEY UPON, ALONE OR IN CONJUNCTION WITH
OTHERS, REAL AND PFERSONAL PROPERTY, TANGIELE AND INTANGIBLE.

Duration:
PERPETUAL

Effective Date of this Filing is:
12/05/2024

Main Business Address:
515 MARIN BLVD
JERSEY CITY, NEW JERSEY 07302

Signatureg:

DAVID B. KAHAN
AUTHCRIZED REPRESENTATIVE

IN TESTIMONY WHEREQF, I have
hereunto set my hand and
afficed my Qfficial Seal
Sth day of December, 2024

o AN

Elizabeth Maker Munio
State Treasurer

Crrtificnte Number ; 4261795585
Verifu this cersfifeaite anline of
i Lstatenf s TYTR_Sianding Cart SIS Verify_Certjap
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Certificate of Approval of Urban Renewal Entity from the New Jersey Department of

Community Affairs (DCA)

Please attach a copy of DCA’s certificate of approval of the applicant as an Urban Renewal entity
to this sheet. (Low and moderate income housing projects to be constructed outside an approved
redevelopment area are exempt from this requirement.)

The pending submission documents to the NJDCA and the Existing Certificate of Formation of
Applicant Is attached hereto. This Application will be supplemented with the filed Amended and
Restated Certificate of Formation upon approval by the NJDCA.
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NEW JERSEY DEFARTMENT OF COMMUNITY AFFAIRS
OFFICE OF LOCAL PLANNING SERVICES
PO BOX 813
TRENTON, NEW JERSEY 08625-0813

URBAN RENEWAL ENTITIES
DISCLOSURE INFORMATION

Instruetions for Completion: You have filed an application for approval of an urban rencwal entity pursuant to the Long Term Tax
Exemption Law (NJSA. 40A:20-1 et seq) In order for us to process the application, we require that you provide the
following information and forward this form to the above address or fax it o (609) 633-6056. This form must be completed priot
to. DCA approval of the enmtity. If you have any guestions, please call Pamela Weintraub at (809) 633-2133 or
email Pamela. Weintraubi@dea.nj.gov.

Name of Urban Renewal Entity; Scenic Highlands Owner Urban Renewal LLC

SECTION 1: TYPE OF APPROVAL REQUESTED (check one}:
Original Certificate (of incorporation, limited partnership, formation, etc.)

¥ Amendment to original certificate (of incorporation, limited partnership, formation, ete.). Note: In the case of amendments,
please forward a copy of original certificate marked “filed, State Treasurer™ or “filed, Secretary of State™ with this form.

Other [please specify)

SECTION 2: PROJECT INFORMATION
Project Name:

Project Street Address: 6 Laurel Drive

Highlands. New Jersey

Project Block Number(s) 105107 Project Lot Number(s) 1.01 (1/k/a lot 1.1)
110 B.01

Municipality in which the Project is located Highlands

County in which the Project is located Monmouth

SECTION 3 (For project listed in SECTION 2. Check one.)

This project is solely a commercial project (with no housing units) developed in a redevelopment area pursuant 1o a
municipal redevelopment plan,

2. This project consists solely of market rate housing units developed in a redevelopment area pursuant 1o & municipal
redevelopment plan.

3. The project consists of low and moderate income housing units, which may include senior citizen low and moderate
income housing units,
¥ 4. This project consists of mixed uses (Specify type).
¥ Market rate and low and moderate income housing.
: Commeércial and market rate housing,

— Commercial and low and moderate income housing.
Other (please describe).

NOTE: If youchecked | or 2, complete SECTIONS 4, 6, and 7.
fyou checked 3, complete SECTION 5, 6, and 7.
[T you checked 4, complete SECTIONS 4, 5, 6, and 7,

-nexi-




SECTION 4: REDEVELOPMENT PLAN INFORMATION

Name of Municipal Redevelopment Agency Borough of Highlands

Citation of municipal ordinance adopting the redeveiopment plan ﬂ&_ﬂ

For housing projects, complete the following:
Specify type and number of units as applicable:

Condominium units
Market rate rental 248

- =
I
" Senior citizen in mixed use projeets
'_- Other (please specify)

Total number of units 292

Low and moderate income in mixed use projects 44

SECTION 5: PROJECT FUNDING SOURCES

The low and moderate income housing project will be financed or insured by which of the following (check all applicable):

" Private funds (Please specify)

State or Federal financing or insuring agencies (Please specify below)

" Other {Please specify)

State or Federal Financing or Insuring Agencies for the Project (check all that apply}:

NJ Department of Community Affairs:
— Neighborhood Preservation Balanced Housing
HOME - CHDO Production (Community Housing
Development Organizations) Program
__ HOME - Housing Production Investment Fund
_ National Housing Trust Fund
NJ Redevelopment Authority:
NI Urban Site Acquisition Program
IE Department of Housing and Urban Development (HUD):
__ Section 811 Supportive Housing for Persons with Disabilities
- Section 202 Supportive Housing for the Elderly

P

HOPE VI Grants
HOME Program
US Depariment of Agriculture:

Rural Resources Administration { formerly Farmers’ Home
Administration)
Other (Please specify):

NJ Housing and Mortgage Finance Agency:
NI Cammunity Housing Demo Program (developmental
disabilities)
NI Supportive Housing Connection Program
CHOICE Program
Special Needs Housing Partnership Program
Multifamily Rental Housing Program
Multifamily Conduit Bond Program
Public Housing Construction and Permanent Loan Program
Sandy Special Needs Housing Fund
Rental Housing Incentive Finance Fund
100% Mortgage Program
Urban Home Ownership Recovery Program
Low-lneome Housing Tax Credit Allocation Program
Muney Follows the Person Housing Parmership Program
Section 811 Project Based Rental Assistance Program
Fund for Restoration of Multifamily Housing (FRM)

Fund for restoration of Multifamily Housing -Public
Housing Authority Set -Aside

List the information of the State or Federal financing or insuring agency's contact person:

Name: _

Title:

Depariment/Agency:

Address:

Telephone Numbet:

~next-




SECTION 6: PROJECT CONSTRUCTION/OWNERSHIP (check all that apply)

¥ 1.The project is new construction.

2. An existing project is being rehabilitated.
If rehab, specify name of individual, entity, etc. who is the current owner of the project.

- Ownership of an existing project is being transferred Lo the new urban rengwal entity,

If transfer, specify name of individual, entity, etc. from whom the project is being or has been
transferred.

Is the transferor entity a limited dividend corporation or association, established pursuant to the Limited Dividend and Non
Profit Housing Corporations and Associations Law, N.LS.A. 55:16-1 et seq.? (ves or no)

Is the transferor entity a limited dividend corporation or association, established pursuant to the Limited Dividend and
Nonprofit Housing Corporations and Associations Law, N.J.S.A.55:16-1 et seq.? (yes or no)

Has the project ever been subject to a deed restriction, as a limited dividend project, pursuant to the Limited Dividend and
Monprofit Housing Corporations and Associations Law, N.J.8.A.55:16-1 et seq.? (yes or no)

s the transferor entity an existing urban rencwal entity established pursuant to the Long Term Tax Exemption Law, N.J.5.A.
40A:20-1 et seq.? (yes or nio)

- 4. Has this project caused or will this project cause displacement of individuals or businesses? (yes or no)

SECTION 7: CERTIFICATION
NOTE: This certification must be completed by an individual authorized 10 execute the certificate of incorporation {incorporator), the
certificate of limited partnership (general parmer), or other similar certificate or statement as may be required by law.

CERTIFICATION

| attest that the information stated herein is truthful and accurate to the best of my knowledge and understand that failure to fully
and accurately disclose any information may delay processing the application while the Department invesligales the application and
project. Further, | understand that any project of the urban renewal entity may be subject to additional Drepartment review and
approval, pursuant to the requirements of the Limited Dividend and Nonprofit Corporations of Associations Law, N.J.S.A, 55:16-1 el
seq., the Long Term Tax Exemption Law, N.J.S.A. 404:20-1 et seq., andfor rules govemty_:mited Dividend and Nonprofit Housing

Corporations and Associations and Urban Renewal Entities, N.JLA.C. 5:13-1 el seq. /{/

Swern to me and subscribed before me this day of X ////

{mu)’da}rr'}re?r} lof3 */ Boas arized individual's signature)
Lisa Vidas Jeremy Kaplon

{(notary public/attorney) {  (print name of authorized individual)

i, Notary Publiltcs*sm#ﬂ )

. w Jars
Commission # Eﬂtﬁ*‘.iéfw
P My Comm, Expires July 13, 5026

Rewv. 11/2018




AMENDED AND RESTATED
CERTIFICATE OF FORMATION OF
SCENIC HIGHLANDS OWNER LLC

THE UNDERSIGNED, of the age of eighteen (18) years or over, for the purpose of
amending the Certificate of Formation of Scenic Highlands Owner LLC, filed with the State of
New Jersey Department of the Treasury on December 5, 2024 (#0451211880), in order to form a
limited liability company pursuant to the provisions of the Revised New Jersey Limited Liability
Company Act, Title 42:2C-1, et. seq. and the New Jersey Long Term Tax Exemption Law, Title
40A:20-1, et. seq., of the New Jersey Statutes, does hereby execute the following Amended and
Restated Certificate of Formation:

1. Name of Limited Liability Company:

Scenic Highlands Owner Urban Renewal LLC (the “Company™).

2 The purpose for which the Company is organized is:

To operate under P.L. 1991, c. 431; (C, 40A:20-1, et. seq.) and to initiate and conduct
projects for the redevelopment of a redevelopment area pursuant to a redevelopment plan,
or projects necessary, useful, or convenient for the relocation of residents displaced or to
be displaced by the redevelopment of all or part of one or more redevelopment areas, or
low and moderate income housing projects, and, when authorized by financial agreement
with the Borough of Highlands, Monmouth County, New Jersey (the “Municipality™), to
acquire, plan, develop, construct, alter, maintain or operate housing, senior citizen
housing, business, industrial, commercial, administrative, community, health,
recreational, educational or welfare projects, or any combination of two or more of these
types of improvement in a single project, under such conditions as to use, ownership,
management and control as regulated pursuant to P.L. 1991, ¢. 431; (C. 40A:20-1, et
seq.) (the “Project™).

3. Date of Formation:

lhe date upon which this certificate of formation is filed in the office of the State
Treasurer of New Jersey,

4, Registered Agent Name & Address:

David B. Kahan

David B. Kahan, PC

515 Marin Boulevard

Jersey City, NJ 07302
5. Dissolution date:

Perpetual existence,
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6. Provisions/Declarations Required Pursuant to the Act:

#1793 122w 1

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

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

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

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

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



The undersigned represents that the Company has one or more members and that this
filing complies with requircments of N.LS.A. § 42:2C-1, et. seq. The undersigned hereby
represent(s) that it is authorized to sign this certificate on behalf of the Company.

[Signature Page Follows]
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IN WITNESS WHEREOF, the undersigned has executed this Certificate as of the date
first above written. -
SCENIGHIGHLANDS OWNER LLC

w

Jereyry Kaplan, Authorized Person

Filed by:

Giordano, Halleran & Ciesla, P.C.
125 Half Mile Road, Suite 300
Red Bank, NJ 07701

£1579313 %]



RESOLUTION AUTHORIZING SUBMISSION OF APPLICATION

WHEREAS, SCENIC HIGHLAND OWNER LLC (the “Company”™) is a duly formed limited liability

company under the laws of the State of New Jersey.

IT IS RESOLVED that this Company is authorized to submit an application to the Borough of

Highlands (“Municipality”) for the provision of a long term tax exemption.

BE IT FURTHER RESOLVED that if this Company's application is accepted by the Municipality. this
Company is authorized to execute and deliver on its behalf, a contract with the Municipality, substantially in

the form attached to the application, with such changes thereto as may be negotiated by the parties.

The undersigned Authorized Person of this Company hereby certifies that the foregoing Resolution
was lawfully adopted by the Members of this Company on October 30, 2025, that the foregoing Resolution is
a true, accurate and complete copy of the Resolution so adopted and placed in the Company’s records, and

that they are in full force and effect as of the date heregf.

10.30.25
Date

Swoin before me this 30™ day
of October 2025

NI _ f;:‘/ o
3 )‘J{f A Ladls

r\_ —

Notaky Public

L1SA VIDAL
Public - Stale of New Jer
Commission # 50164943
Comm, Expires July 13, 20125




Exhibit 5

METES AND BOUNDS DESCRIPTION

A copy of the Metes and Bounds Description is attached hereto.
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101 Crawfords Corner Road

Engineering
& Design

Suite 3400

Haolmdel, M) 07733

Main: 877 627 3772

DESCRIPTION OF PROPERTY BLOCK 105,107, LOT 1.01
BOROUGH OF HIGHLANDS PROJECT NO. 24006738A

MONMOUTH COUNTY, NEW |ERSEY OCTOBER 11, 2024

PAGE1 | 3

All that certain lot, tract or parcel of land situate, lying and being in the Borough of Highlands, in the
County of Monmouth and the State of New Jersey, and being all of Lot 1.01, Block 105.107, as shown
on a map entitled "Boundary Survey for KRE Acquisition Corp., Block 105.107, Lot 1.01, Borough of
Highlands, Monmouth County, New Jersey”, prepared by Colliers Engineering & Design, dated
September 20, 2024, and being more particularly bounded and described as follows:

BEGINNING at the intersection of the easterly right of way line of New Jersey State Highway No. 36,
(100 foot wide right of way), with the northerly right of way line of Linden Avenue, (40 foot wide right
of way), and running; thence -

1.

N 53°51'19" W, 396.62 feet, along the aforesaid easterly right of way line of New Jersey State
Highway No. 36, to an angle point In the same, thence -

N 47°56'07" W, 402.75 feet, still along the aforesaid easterly right of way ling of New Jersey State
Highway Mo. 36, and beyond, along the easterly right of way line of Ocean Avenue (50 foot wide
ripht of way), to an angle point in the same, thence -

The following three (3) courses running along the aforesaid easterly right of way line of Ocean Avenue:

3
4.
5.

N 57°11'07" W, 65.03 feet, thence -
N 66°53'07" W, 289.21 feet, thence -

N 59°47°'07" W, 192.07 feet, to a point in the centerline of former Ocean Avenue (50-font wide
private road), vacated by Ordinance 0-82-4, thence -

The following nine (9} courses running along the aforesaid centerline of former Ocean Avenue:

.
7.

10,

11.

N 20°33'41" E, 39.55 feet, to a point of curvature, thence -

NORTHEASTWARDLY along an arc having a radius of 70.00 feet, and curving to the right, an arc
distance of 42.66 feet, (Central Angle of 34°55'04"), said arc being connected by a chord bearing
of N 38°01"13" E and a chord distance of 42.00 feet, to a point of tangency; thence -

N 55°28'41" E, 44.54 feet, to a point of curvature, thence -

NORTHEASTWARDLY along an arc having a radius of 132,62 feet, and curving to the right, an arc
distance of 121.71 feet, (Central Angle of 52°34'56"), said arc being connected by a chord bearing
of N 81°46'09" E and a chord distance of 117.48 feet, to a point of tangency; thence -

§ 71°56'19™ E, 181.99 feet, thence -

5 56°45'19" E, 146.75 feet, thence -

Colliers

Accelerating success,




DESCRIPTION OF PROPERTY BLOCK 105.107, LOT 1.01 Colliers
BOROUGH OF HIGHLANDS PROJECT NO. 24006738A -OLHETS
MONMOUTH COUNTY, NEW JERSEY OCTOBER 11, 2024 [S=em———

rAREZ S Engineering

& Design

12. S 52°46'19™ E, 397.89 feet, thence -

13. NORTHEASTWARDLY along an arc having a radius of 54.29 feet, and curving to the left, an arc
distance of 150.56 feet, (Central Angle of 158°53'53"), said arc being connected by a chord bearing
of N 47°46'44" E and a chord distance of 106.74 feet, Lo a point of reverse curvature; thence -

14. NORTHWESTWARDLY along a non-tangent arc having a radius of 1,367.45 feet, and curving to
the right, an arc distance of 319.69 feet, (Central Angle of 12°23'41"), said arc being connected by
a chord bearing of N 24°49'23" W and a chord distance of 318.96 feet, to a point in the commaon
line between Lot 1.01, Block 105.107 and Lot 3, Block 105; thence -

15. N 26"52'39" E, 226.51 feet, along the aforesaid common line betweesn Lot 1.01, Block 105,107 and
Lot 3, Block 105, to the comman line between Lot 4, Block 105 and said Lot 1.01, Bloack 105.107,
thence -

16. S 47°53'21" E, 270.48 feet, along the aforesaid common line between Lot 4, Block 105 and Lot
1.017, Block 105.107, and beyond, along the commen line between Lot 2, Block 105 and said Lot
1.01, Block 105.107, to the common line between Lot 2, Block 110 and said Lot 1,01, Block 105,107,
thence -

17. 5 63°07'21" E, 437.05 feet, still along the aforesaid commaon line between Lot 2, Block 110 and
said Lot 1,07, Block 105.107, and beyond along the common line between Lots 4 & 5, Block 110
and sald Lot 1.01, Block 105,107, to the common line between Lot 22, Block 110 and said Lot 1.01,
Block 105,107, thence -

18, 5 02°43'22" E, 65.42 feet, along the aferesaid common line between Lot 22, Black 110 and Lot
1.01, Block 105.107, to the common line between Lot 19.01, Block 110 and said Lot 1.01, Block

105,107, thence -

19

S 04°23'09" W, 580.14 feet, along the aforesaid common line between Lot 15.01, Block 110 and
Lot 1.01, Block 105.107, and beyond, along the common line between Lots 18, 17, 16.02, 16.01 &
12, Block 110, with said Lot 1.017, Block 105.107, to the aforesaid northerly right of way line of
Linden Avenue, thence -

20. 5 B5°18'32" W, 50.00 feet, along the aforesaid northerly right of way line of Linden Avenue, to the
common line between Lot 11, Block 110.01 and Lot 1.01, Block 105.107, thence -

21. N 04°20°28" E, 201.92 feet, alang the aforesaid cornmon line between Lot 11, Block 110.01 and
Lot 1.01, Block 105.107, to an angle point in the same, thence -

22, 5 B85°18'32" W, 244,92 feet, still along the common line between Lot 11, Block 110.01 and Lot 1.01,
Block 105.107, and beyond, along the common line between Lots 10 & 9, Block 110,01 and said
Lot 1.01, Block 105.107, to an angle point in the same, thence -

23. 5 09°03'20" E, 200.00 feet, along the aforesaid common line between Lot 9, Block 110.01 and Lot
1.01, Block 105.107, to the aforesaid northerly right of way line of Linden Avenue, thence -




DESCRIPTION OF PROPERTY BLOCK 105.107, LOT 1.01 S
BOROUGH OF HIGHLANDS PROJECT NO. 24006738A Colliers
MONMOUTH COUNTY, NEW JERSEY  OCTOBER 11, 2024 ———

RAARD Engineering

& Design
24, 5 85°18'32" W, 49.18 feet, alang the aforesaid northerly right of way line of Linden Avenue to the
Point and Place of BEGINNING.
CONTAINING: £14,468.6 square feet or 14,106 acres of land, more or less.

SUBJECT TO: to all easements, restrictions, reservations, agreements, covenants and rights of way of
record.

The foregoing description was prepared by the undersigned surveyor for the firm of Colliers
Engineering & Design and |s based on the aforesaid boundary survey,

e

ot pulmaty ety Eic i (yetohar 15, 2024
Eric V. Wilde, P.LS. Date:
New jersey Professional Land Surveyor
License Number G543279

Weorp.eollerseng.comyorp\Halmdel, §\Projects 202424006 7AEANSu ey Des o ptiony8 105107 L .04 Colllen. docx




Exhibit 6

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

financial agreement.

A copy of the Survey is attached hereto.

H11771719v2
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Exhibit 7

COPY OF DEED OR LEASE AGREEMENT

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

A copy of the Deed is artached hereto.

H#1177171942



M 2008
" COUNTY OF MONMOUTH it 02

cowEnEy 026793
RIPAT R '

DATE 5‘5"(& BY.

if Propieod Quigeiie ] WL

&34
DEED OF MERGER £ BITOTS  WIONEEN ALK
ALLEN WEISS,'ESQ,

£ vy o3
» P : STEY:=39vd
006,
This Deed is made on April 21, 2006, 09L8-40 1500
WY E¥zsinzé
BETWEEN 900z v0 mny
B O30
CLO99F09008
RGN INTAHISHT

CHEALINNOD HANDHHOW
H'I:I ALJFHINANA 3¥TED W

Hiphlander Associates, L.P., a New Jersey Limited Parinership

whose lddrm]is 374 Millburn Avenue, Suite 200-E, Millburn, New Jersey 07041
referred to as the Grantor,

AND

Highlander Development Group, L.L.C., n New Jersey Limited Linbility Company

whose address is 374 Millbum Avenus, Suite 200-E, Millburn, New Jersey 07041
referred to as the Grantes,

The words "Grentor" and "Grantee® shall mean all Grantors and 2ll Grantees listed above,

Transfer of Ownership. The Grantor grants and conveys (transfers ownership of) the property
described below to the Grantee. This transfer is made for the sum of Ten and 00/100 ($10,00)
Dollars, The Grantor acknowledges receipt of this money.
Tax Map Reference. (M.15.A. 46:15-2.1) Borough of Highlands

Lot 1.01, Block 105.107 & Lot 8.01, Block 110

Property. The property consists of the land and all the buildings and structures on the land in the
Borough of Highlands, County of Moamouth and State of New Jersey. The legs] description is:

BEING the same premises further described in accordance with Schedule "A" appended hereto.

0
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| lerved 62 : :
CHICAGO TITLE INSURANCE COMPANY Scheclule A - Description
) COMMERCIAL COMMITMENT FOR TITLE INSURANGE
Your Referonce: HICHLAMDER ASEOCIATES TO TED Commitmant No: _3 G28=00112

4. Theland refarred 1o in this Cammitmant ks desctibad s follows:

ALL THAT CERTRIN TRACT, PARCEL AND LOT OF LAND LYING AND BEING SITUATE IN THE
BOROUGH OF HIGELANDS, COUNTY OF MONMOUTH, ETATE OF NER JERIEY, DEIHG MORE
FARTICULARTY DESCRIEED AS FOLLOWS:

mxwmmmn#mmzmwmmrbmwmmﬂw
mwm;emmmmmxamwmmm,mm
THENCE;

1. RALONG THE EASTBELY LINT OF ROUTE 36, O A COURBE OF KORTH 43 DIGREES 22
MINUTES 58 SRCONDS WEST, N DISTANCE OF 396,40 PHET TO A FOINT, THENCE;

2. MONG THE PASTERLY LINE OF OCEAN AVENUE, ON A COURSE OF MORTE 317 DEGREES
27 MINUTES 46 SECONDS WEST, A DISTANCE OF 403,75 FeET T0 A POINT, THENCE;

3. mmmmmmrmoromnmw, OH A COUREE OF NORTH 46
DEGREES 42 MINUTES 46 SECONDS WEST, A DISTANCE OF 65.03 FEET TO A POINT,
THENCE;

§. NORTH 56 DBGREES 24 MINUTES 46 SECONDS WEST, A DISTANCE OF 289,31 FEED TO
A POINT, THEWCE;

L1 mnmmmm:*murﬂmnm, mammﬁ?mn’ﬁtt’
DEGREZS 19 MINUTES 46 ECONDS WEST, A DISTANCE OF 152.07 FENT TO A POINT TN
THE CENTERLINE OF OCEAN AVENUE, AND RURNTNG THENCE,

ﬁ-h mmmmnrmnm, OH h COURSE OF MORTH 31 DEGWXES 02
MINUTES 03 EBCONDS EAST, A DISTAMCE OF 33.55 FEET, T0 A POINT OF CURVATIEE,
THERCE;

7. ON A CURVE TO THE RIGHT HAVING A RADIUS OF 70.00 FEET, AN ARC LENCTH OF
42.66 FEET 70 A POINT, THERCE;

0. MNOATH 65 DEGREES 57 MINUTES 02 DECONDE EAET, A DLSTANCE OF 44.54 FEET TO
A POINT OF CURVATURE, THENCE;

5, mnmmmmmmammwnz.ﬂm,munmw
121.71 FEET TO R FOINT, THENCE;

i0. nrmmmmmmwammm, O A COURSE OF BOUTH £1
DEGREHS 27 MINUTES 58 SECONDS EAST, A DISTANCE OF 181.55 FEET TO A POINT,
THENCE;

11. S'B'EI'!'.'H{E DEGREES 16 MINUTES E8 SEOONDS BABT, A DTSTANCE OF 146.75 FEET
TO h POZNT, THENCE;

(Comtinued op Mext Paga)

Fage AZ - 1
L LR My A 42105 13411000
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FHIC?’&GD'ITTLE INSURANGCE GOMPANY Schedule A - Description ronty

COMMERGIAL COMMITMENT FOR TITLE INSURANCE

Your Reference: HrGHrawnER ASSOCIATES TO TBD CommitmentMNe: | 3s25-00112

12. B0UTH 42 DEGQPREES 17 MINUTES s SECONDS ERST, A DISTANCE OF357.89 FEET ~
9 A POINT OF CURVATURE, TEENCE,

13, mnmmmuwnmnmmnrﬂ.ﬂ PEET, AN ARC LENGTH OF
150.56 FEET 70 A FOINT OF REVERSE CURVATUNE, THENCE;

14, OF A CURVE TO THE RIGET HAVING A FADIUS OF 1367.45 FEET, AN ARC LENGTE
OF 320.00 FEET TO A FOINT, THERCE;

1s, mm:-rma:.mazmmmr.n.n:nmurns.nmtmnm
IN THE WESTERLY LINE OF LOT 4 BLOCK 105, THENCE, i

16, mmmmmwwimmzmmmnsrmnmsm
sma:i?mm:smurmm,an:smmur:#n.iamrmlmm,
THENCE;

i7. mmmmrx.mnrm:, LOT 4 AND 10T § IN BLOCK 110, oN A
COURSE OF BOUTH 52 DEGAEES 35 MINUTES ERET, A DISTANCE OF 437.05 PEET TO &
POINT, THENCE;

18. SQUTH 06 DESREES 53 MINUTES WHST, A DISTANCE QF 64.75 FEET TO & POINT,
THENCE ;

13. EOUTH 14 DEGREES 49 MINUTES B¢ GECONDS WEST, A DISTANCE OF 580,70 FEET
@RNMHWMH‘JM!MDFEWJWM. THENCE;

a0, mmmmrmﬂzwbnmmmm. ON &k COURSE OF NORTH B&
ummummmr, lMMQBSﬁ.EE mmnmmmmmm
CORKER OF 10T 11, BLOCK 110, THENCE;

2 hUGNG THE EASTERLY LINB OF 107 13, ON A COURSE OF NORTH 16 DEGREZS 49
MINUTES 546 SECUMDE ZAST, A DISTRNCE OF 201.82 FEET I0 A POINT, THENCE;

22. ALONG THE NORTHERLY LINE OF LOT 11, LOT 10 AND LOT 9, BLOCK 110, oM &
COUREE OF NORTH 84 DEGREES 17 KINUTES WEST, A DIETANCE OF 2%4.92 FEET TO I
POINT, THENCE;

23, mnmmmrmw:msmmnu, ON A COURSE OF BOUTH 01
DHGREEE 26 MINUTES o0& SECONDS WEST, 3 DISTANCE OF 200.00 FEET TO THE
HORTHERLY LINE OF LINTEN AVENUE, THENCE;

24. mmmmmnmnrnmmmm, ON A COURSE OF HORTH 84
nmzsuurmm'r. A DIETANCE OF 50,34 rm'mmmmnnmmnr
BEGINNING

nhmmmmncsﬂ:mnsmmwnma. mmmaummm, ING.,
DATBD RPRIL 26, 1993, 3

Fage A2 = 3
T 2 A A MSINE 13t




GIT/REF-3
{605)

State of New Jersey

Seller's Residency Certification/Exemption

(C.55, B.L, 2004)
(Plesas Print o Tﬂm}

SELLER(S) INFORMATION (Bee Instructions, page 2):

Name(s) Highlander Assoclates, LP.

Current Begidont Addrees 374 Millbum Avenuve, Suite 200-E

City, Tovm, Post Office Millburn Biata NJ  Zip Code 07041

PROPERTY INFORMATION (Brief Property Description):

Bioek(s) 105.107 and 110 Lat(s) 1.01 and 8.01 Qualifier

Street Address

City, Town, Pest Office Borough of Highlands State_ NJ  Zip Code

Beller's Percentage of Ownership 100% Consideration $10.00 Closing Date

SELLER ASSURANCES (Check the Appropriate Box):

1. O 1 nm o resident taxpayer (individual, estute or trost) of the Stete of New Jersey pursoant to N.JSA BAA:T-1

ot seq. and will file & reafdent gross fucoma tax retarn and pay any applicsble taxes on eny gain arincome
from the disposition of this property,

z 0O The real property being sold or tranaferred is used exclusively as my principal residence within the meaning
of saction 121 of the Federal Interns] Revenoe Codo of 1988, 26 T1.5.C. & 121,

& 0O I mm o mortgagor conveying the mortgeged property to & mortgoges in foroelosure or in 8 tranafer in llea of
foreelosure with no edditions] coneiderntion.

i« O Saller, tranaferor or transfores is an ageney or authority of the United States of Ameries, an agensy or
mutharity of the State of New Jerszy, the Federal National Morigage Association, the Federal Home Loan
Mortgage Carporation, the Govermmeont National Mortzage Assoelntion, or & private morigege nmrance

company.

5. N Seller fs ol individunl, eatata or trost and es such not required to moke on estimated payment pursiont to
NIBAGLAT-] et peg.

6 O Thetotal comsiderstion for the property Is §1,000 or less und us uch, the seller is not required to make an
estimated payment pursuant to N.JBA 54A:5-1-1 et seq.

7. O Thepgain from the sele will not be recognized for Fodera! income tax purposes under LR.C, Saotion 721,
10431, 1033 or {5 & cometary plot. (CIROLE THE APPLICABLE SECTION.) If such section does not
ultimataly npply to this transastion, the seller sclmowledges the obligation to file & New Jersey incoms tux
retum for the year of the sals.

8 O  Transfor by an executor or administrator of 2 decedent to & devises or helr to effect distribation of the
decedent’s estate in accordance with the provisions of the decedent’s will or the interstate lows of this state.

SELLER(S) DECLARATION:

The undersigned understands that this declaration and (fs eontents may be disclosed or provided to the New Jersay Division
HWMMWMMMMWMMHMﬂMMM imprizonment, or both, T furthermors

m{rﬂ this doclsration and, to the best of my and belief, mummmﬂmm
280 Gl

Pon [2

Marc J, Galbar
Boller) Indicwte if Power: or Atcreay in Fact
Date 8 .
iBallar) Plezse indicate If Powor of Attorney or Allormey bn et
1647 - Beller's Residency Cortiication/Exemption Printed by ALL-STATE LEGAL®
GIT/REP3 inered blf' A Division of ALL-BTATE Intarnstional, Ine,

Hev. 005 PS5 HotD -F www.aslagaleom  B002220510 Pagel
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HCEEHS - Al of Cossblersilay Frintad iy ALLEEATH LEGALE
ETF (Nev. 8060 Fam STATE OF KEW JERSET st ey L

AFFIDAVIT OF CONSIDERATION FOR USE BY SELLER
[Chapter 4, I 1955 s sivaeded by dhrosgh Ulapder 00, 1L 2000
To'ba reedod widh deed jaswsmrt o Chmpliar {3, Lo 5P o2 mvincbedd by Chigsler 305, P'.Li, 1590 (LIS 0056 wt ey )
IEFORE COMPLETLRNN TINE AFF MAVIT, FEEAST READ 1 B0 E OF THIE Fofo

HTATE OF HEW JERSEY FOk RECORDER'S USE ONLY

Comidoretion §
COUNTYOF  MONMOUTH }ﬂ mﬂwﬁ‘%-
Dt - r

* Ut s *C L el it fm T mvceiowely oy cotacy s

[LBARTY OR 1,BAAL REPRESENTATIVE (Ser fustructinr #3, § and & einchad)
Deponect, Mars J. Galllmr » belng cluly sworn secording to law wpon his'her aath deposes
and says that hajshe is tae Ena desd dated
i vl Ereme. Doise, Lo, )
real Iedentifled gs, Block Mo 105.107 aad 110 Lot Mo, 1,01 an B 0]
bealednt  Borough of ds, How Jersey end sanexed herele,
{5 ['madruction #8)

Deponet etates thal, with respeet to deed herots ansesed, the netual amownt ef mongy and the menstary wles of
any ofbor thing of value constituting the entire epmpurantion paid oe to be pald for the trarsfor of ttio b G leds,
Senemonty or other realty, [nchuding Uho remadning amoant ef any prioe mocigage ta which the traesfer i mijeet or whish
iwhmﬂwﬂhﬂwhmﬂwmﬂmwmmmﬂlﬁMm
removed inconmection with the tranater of Wilo fa § 1002

1508, an amended terough o 66, P.L. 2004 for the folewing-reason(s). Expisin in detad, (See Instrocton #7) Mece
mhmwdhnﬂmﬂt{“t"wnmﬂhlhlm

i

[4LPAETIAL EXEMPTION FROVEEE  NOTE: AU bouer bime iy 0 pranioersl enfy AL BOKES [N AFPEORKIATE
CATEOAT MUST BE CHECHED. nm:-udn#.wﬂ“ﬁp’ﬂ-q&.
(Fowlmetrectizng #d wnd €5

Doporent. elaims it this desd transaction is exempt from the Biabe portien of the Hasle fes Emposed hy e, 196, P.L. 1975: ¢,
138, P'L. 2004; aned e, 55, L, S04 for the fallmwing ressond)

A BENIDR CTTIZEN {See Irstruction &1

L Gractor(sh 2 yesrs sl ape or over® Ormed and otupied by grantor(s) of Hme of nale.
. Ohne- e twe-family vealdential precnise, Orarera as joink toranés mvnat all qualify,
Teneldiont of the Stats of Nesw Jersop, .
B. BLIND (Ses Intinicetion #1) DEHANLER {Ses Insimstion #4]
[[] Grater(s) lagaliy bEnd [] Gienntocis) per thy und totally dleshied =
] One- or two-tamBy realdentlal premises, [] Recabving disabllicy paymenls.*
] Owned el occupbed by grantor(s) attire ofsale. [ Mot gainfully employed =
] Oromern ns joint barmeta must ol quslify. [[] Gne-or tere-Sacndly pesideatinl proclsen.
[] Restdant of tha Statnaf New Jarsay. ] Cwnedd end e upsied by grantocis) at b of s,
Owoery ny joink tanenks mus of] quality,
Hemient uf tho Biats of New Jerssy,

°INTUE CABS OF 1FLHSRANI AND WIFE, ONLY ONE GIANTOI NEED QUALIFY IF 0WHED &% TENANTE BY THE ENTIETY
¢ LOW AND MODERATE IRCOME HOUSING (See intirucion #4)
[} Afferdabilc according to HUD standarde. Reserved for seespmney,

] Mests [sooms requiremanta of sgion, Subjject ko rasale coptrnls,

mwu&rm”m—wﬂhmum
Entirely new imprerement. Ntk previnusly ceeupied.
] Mk previoualy wsed for any prerpose, NEW printad clearly st the Lop of

374 MilStasrn A'I.qu Sie. Z00E

Autress of Ciraiosr ot Thrie of Sals

T e e R 4 o G
ElviET
AN ESTORNEY AT UF HEW Joes -
WNU‘FNE'-W'-'». ” FOROFFICIAL USE ORLY
B ] - Al e N
Thved Dates Dats

This free iy presscfimdlly (he Dbractoy, Dirllen of Tasiien b s Drpactmunt of e = - i B4
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BEING the same premizes conveyed to the Grantor herein by:

Deed from Mary H. Bennett, Widow, dated December 23, 1987, recorded December 24, 1987 in
the Monmouth County Clerks Office in Deed Book 4817 Page 750

and

Deed from Manufacturers Handover Trust Company, as Trustes for the Estate of Estelle

Metzger, dated February 29, 1988, recorded March 14, 1988 in the Monmouth County Clerks
Office in Deed Book 4836 Page 119.

SUBJECT TO COVENANTS, EASEMENTS AND RESTRICTIONS OF RECORD,

Promises by Grantor, The Grentor promises that the Grantor has done no act to encumber the
property. This promise is called 2 "covenant 2s to grantor's acts”, N.J.8.A. 46:4-6, This promise
means that the Grantor has not allowed anyone else to obtain any legal rights which affect the

property (such as by meking a morigage or allowing 2 judgment to be entersd against the
Grantor),

Signatures. The Grantor signs this Deed 2s of'the date at the top of the first page.

Highlander Assasiates, LP.
& New Jersey Limited Parinership
BY: Laurel View Associates, Inc.

8 New Jersey Corporation,
its general partner

el 1 B, Gelber,




STATE OF NEW JERSEY
COUNTY OF MONMOUTH SS.:

ICERTIFY thaton April | 2006,

Lawrence J. Gelber personally came before me and this person acknowledged under oath, to my
satisfaction, that:

{a) this person is the Secretary of Laurel View Associates, Inc., the corporation named in
the attached document;

(b) this person is the attesting witness to the signing of this document by the proper
corporate officer who is Marc B. Gelber, The President of the corporation;

(c) this document was signed and delivered by the corporation as its voluntary act duly
authorized by a proper resolution of its Board of Directors;

(d) this person knows the proper seal of the corporation which was affixed to this
documaent;

{e) this person signed this proof to attest to the truth of these facts; and

(£} the full and sctual consideration peid or to be paid for the transfer of title is $10,00.
Such consideration is defined in N 1.8 A. 46:15-5,

S
.'I./?ull}é, Secretary
8i and swomn to before me-on
A i-a , 2006
WEISS,

An Attorney st Law of New Jersey
Record and return to:
Allen Weiss, Esq.
61 Village Court W
PO Dox 383
Hazlet, New Jersey 07730

husch 5 Lipae.)




Exhibit 8
NARRATIVE DESCRIPTION OF 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. Describe each type of unit to be constructed
as part of the project as well as any restrictions relating to age or income. Include maps, renderings,
floor plans and other graphic materials if available.

The Applicant proposes to develop the Property with a mult-family residential project, which is
proposed to include approximately (i) 292 rental units, including a 15% set aside for affordable
units; and (ii) associated site improvements, customary and ancillary to the proposed use, which
includes, but is not limited to, parking, a clubhouse, amenity spaces, ingress/egress drive aisles,
lighting, landscaping, utilities and stormwater management improvemenis.

As for contemplated unit mix, the Praject is proposed to include the following:
Market Rate Unit Type: 248 units
- 1BR/IBA: 62 units
- IBR/IBA + Den: 37 units
- 2BR/2BA: 87 units

- 2BR/2BA+ Den: 37 units
- 3BR/Z2BA: 25 units

Affordable Unit Type: 44 units
- IBR/IBA: 8

- 2BR/2BA: 25
- 3JBR/2BA: 11

H11771719v2



Exhibit 9

SITE PLAN APPROVAL BY PLANNING BOARD

A Concept Plan is attached hereto. The Applicant will supplement this Application with the
Jull site plan upon approval by the Planning Board. The site plan will be substantially
consistent with the attached Concept Plan.

HL1FTLV1S92
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Exhibit 10

SITE PLAN APPROVAL RESOLUTION

Will be supplemented upon receipt.

H11T71719v2



Exhibit 11

TOTAL PROJECT COST ESTIMATE

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

See artached Cost Estimate Pro Forma.

#11771719v2
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Major

Quotober 227, 20285

Borough of Highlands
151 Navesink Avenue
Highlands, NJ 07732
Attn: Carolyn Broullon, Mayar

RE: Scenic Highlands Owner, LLC; Highlands Borough Shadow Lawn Rada-.ralopma.nt. 6 Laurel Drive
Block 105.107, Lot 1.1, Highlands, New Jersey; Project Cost Estimate

To wham this may congern,

Please find this letter in reference to the above development to occur at Bleck 105107, Lot 1.1 in
the Borough of Highlands, Please be advised that | am familiar with this project | am also
farnitiar with similar projects located in the same general geographic area.

| have reviewed the cosi estimate and per unlt cost estimale, each atached hereto, and ta the best
of my knowledge, information and belief, the cost estimate provided represents an accurate, good
faith estimate as to the aggregate project cost

Should you have any additional questions or concerns, pleasa teel free to contact our office at

(546) 304-BB8E,
/ .

Marc Kushner, AlA

Principal

marci@itsrajor.com

NJ Registered Architect — 21AI02040800

Regards,

Major Architecture PA
485 Marin Blvd, 2nd Floor
Jersey City, NJ 07302
www.ilsmajor.com



ASS0CIATES, PA. =

5486.0003
October 21, 2025

Borough of Highlands

151 Navesink Avenue
Highlands, NI 07732

Attn: Carolyn Broullon, Mayor

RE: Scenic Highlands Owner, LLC; Highlands Borough Shadow Lawn Redevelopment, 6
Laurel Drive, Block 105.107, Lot 1.1, Highlands, New Jersey; Project Cost Estimate

To whom this may concern,

Please find this letter in reference to the above development to occur at Block 105.107, Lot 1.1 in the
Borough of Highlands. Please be advised that I am familiar with this project. | am also familiar with
similar projects located in the same general geographic area.

I have reviewed the cost estimate and per unit cost estimate, each attached hereto, and to the best of
my knowledge, information and belief, the cost estimate provided represents an accurate, good faith
estimate as to the aggregate project cost.

Should you have any additional questions or concerns, please feel free to contact our office at 732-
T797-3100.

e — |+ S
~Christopher P. Rosati

Professional Engineer

NIJ License No, 41981

WrTEWH Documents\FWH Documents 348610003 Lentersi2025102 | Estimate Cenification.doex

1856 Rour D, Toms Rives, N 08755 | 732.797.3100 Civie Evaiveens  LANDSCAPE AREHITECTS
2315 Brunce Avesue, Point PLEasant, NJ 08742 | 732.797.3100 Lann Supvevims  Reserve SrecialisTs
103 CranevonT Ro, Bernarosvieie, NJj 07924 | 732.797.3100 PLasMERs  ARCHITECTS

FWHASSOCIATES.COM



Exhibit 12
COST ESTIMATE FOR EACH UNIT TYPE

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

Attached hereto,

BI1771719v2



HIGHLANDS BOROUGH SHADOW LAWN REDEVELOPMENT: 6 LAUREL DRIVE, HIGHLANDS NJ

Pro Forma Operating Statement

1BR [ 1BA 52 21% 754 $46.85 53,100 $2,306 400
1BR / 1BA + Den 37 13% 1,044 $40.23 53,500 $1,554.000
2ER [ 2BA 87 30% 1,272 $38.68 54,100 §4 280,400
2BR | 2BA + Den a7 13% 1484 $36.14 34,500 $1,958,000
JBR | 2BA 25 9% 1.628 %36 86 55.000 $1.500,000
TotallAverage 248 85% 1,187 $30.52 £3.911 $11,638,800
Affordable Unit Ty pe Count % Count Average NSF RPSF Monthly Rent Annual Rent
1BR [ 1BA & 3% 794 $16.59 $1.088 $105,360
2BR ! 2BA 25 9% 1,044 $17.63 $1.533 $460,032
3BR [ 2BA 11 4% 1.272 $17.69 $1.875 $247 548
TotallAverage 44 15% 1,056 $17.50 $1,540 £812,940
Total Units 282 100% 1,168 $36.20 53,554 $12,451,740
Gross Resi Inc $43.99 552 237 512,854,780
Other Income 0.79% of Gross Resi 3035 3414 $102,554
Utility Reimb 0.64% of Gross Resi $0.28 $332 $82.353
Amenity Fee 1.75% of Gross Resf 50.69 $B22 $203,760
Parking §125 per Month §1.80 £2,140 §530,625
Retall §0.00 PSF 0 SF 30
Gross Pot'| Rent 547.11 $47,514 $13,874,082
Vac/Credit Loss/Loss o Lease {4.6%) (§2.15) (£2,171) ($633,806)
Effective Gross Inc $44.96 $45,343 $13,240,176
Expenses Per NSF Per Unit Annual
R&M $1.16 $1,350 $304,215
Turnover 5027 5319 393,177
Grounds & Landscaping 5043 5500 5146.068
Utilities 51.22 51,428 5416.280
Insurance 50.68 57586 3232 337
Persannel 5250 52,915 5651141
Marketing 50.34 £402 $117,450
Frofessional Fees 80.15 §172 550,300
Administrative %035 5407 5118,873
Other Operational Cosis 50.08 387 528 353
Bad Debt 0.40% of EGI 5016 §181 562 961
RE Taxes 7.80% of EG] PILOT 52.91 £3.401 $903,013
Management Fee 3.00% of EGI 51.197 $1,360 $397 205
Total Operating Expenses £11.41 $13,327 §3,891.473
Capital Reserves 5018 5212 62 000
|Net Operating Incoma $31,804 $9,286,704]
Development Budget Per GSF Per NSF Per Unit Total
Land Cost 554 795 516,000,000
Hard Costs/General Conditions 5186.69 $245.70 %286,877 $83,767 266
Envirenmental/Ground Improvements §4.73 55,80 6,891 $2,012 300
Site Costs 524.80 $30.97 836,165 $10,560 140
Soft Costs $61.93 £77.35 §90,320 §26.373 446
Contingency 7.00% 52017 52518 §29.418 £8.589 970
Total Development Costs %$345.88 $432.05 %504 465 $147,303,822



Major

Cctober 22 2025

Borough of Highlands
161 Navesink Avenue
Highlands, NJ 07732
Attn: Carolyn Broullon, Mayor

RE: Scenic Highlands Owner, LLC; Highlands Borough Shadow Lawn Redevelopment, 6 Laurel Drive
Block 105.107, Lot 1.1, Highlands, New Jersey; Project Cost Estimate

Ta whom this may concern,

Please find this letter in reference to the above development to occur at Block 105107, Lot 1.1 in
the Borough of Highlands, Please be advised that | am familiar with this project. | am also
familiar with similar projects located in the same general geographic area.

| have revlewed the cost estimate and per unit cost estimale, each attached hereto, and to the best
of my knowledge, informalion and belief, the cost estimate provided represents an accurate, goad
faith estimate as to the aggregate project cost

Should you have any additional questions or concerns, please feel free to contact our office at
(646) 904-8885.

Regards,
/ ——

Marc Kushner, AlA

Principal

mar:@w’rsmajc-r.curn

NJ Registered Architect — 21A102040800

Major Architecture PA
485 Marin Blvd, 2nd Floor
Jersey City, NJ 07302
www.Hsmajor.com



5486.0003
October 21, 2025

Borough of Highlands

151 Navesink Avenue
Highlands, NJ 07732

Atin: Carolyn Broullon, Mayer

RE: Scenic Highlands Owner, LLC; Highlands Borough Shadow Lawn Redevelopment, 6
Laurel Drive, Block 105.107, Lot 1.1, Highlands, New Jersey; Project Cost Estimate

To whom this may concern,

Please find this letter in reference to the above development to occur at Block 105.107, Lot 1.1 in the
Borough of Highlands. Please be advised that I am familiar with this project. [ am also familiar with
similar projects located in the same general geographic area.

I have reviewed the cost estimate and per unit cost estimate, each attached hereto, and to the best of
my knowledge, information and belief, the cost estimate provided represents an accurate, good faith
estimate as to the aggregate project cost.

Should you have any additional questions or concerns, please feel free to contact our office at 732-
797-3100.

Professional Engineer
NJ License No. 41981

VWErEFWH Documents\FWH Documentsi 3486500034 Letters\ 2025102 1 Estimate Certification doex

1856 Rowme 9, Toms River, N] 08755 | 732,797.3100 Civie EMciveers  LanOscAPE ARCHITEETS
2315 Brioce Avenue, Pomer Preasan, NT 08742 | 732.797.3100 Lano Sunvevors  Resenve Speciavisrs
103 Coanevont Ro, BerwarpsviLLe, NJ 07924 | 732.797.3100 PLANNERS  ARCHITECTS

FWHASSOCIATES.COM



Exhibit 13
PROJECT PRO FORMA

Attached hereto.

H11771719w2
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Exhibit 14

PROJECT FINANCING PLAN

Attach 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.

See attached.

H11771719v2



HIGHLANDS BOROUGH SHADOW LAWN REDEVELOPMENT: 6 LAUREL DRIVE, HIGHLANDS NJ

Sources & Uses

Total Uses 5147,303,822
Sources
Debt B5% 505,747 484
RAB 5500,000
Equity 551,056,338

Total Sources $147,303,822



Exhibit 15

PRIVATE FINANCING COMMITMENTS

Attach certified copies of any and all letters from public or private sources of capital indicating a
commitment to make funds available for the project.

The Application will be supplemented with copies of the financing commitments upon
receipt.

R1L771719v2



Exhibit 16
EXPLANATION OF NEED FOR TAX EXEMPTION

Attach an explanation of why the applicant believes that a long term tax exemption is necessary to

make this Project economically feasible. Include specific figures where possible to explain any
financing gaps.

The long term tax exemption will enhance the economic viability of and opportunity for
a successful Project.

#117717192



Exhibit 17

PROJECT SCHEDULE

Attach a detailed schedule of the key milestone dates in the approval, construction and leasing or
sale of the project.

The Burough and the Redeveloper Execute and | Effective Date
Deliver the Redevelopment Agreement

Redeveloper submits and diligently pursues all | Within 18 months after the
applications for Governmental Approvals for the | Effective Date

Project

Redeveloper closes on financing Within _6_ months after
Redeveloper obtains all
Governmental Approvals for
the Project

Commencement of Construction Within 12 months after

Redeveloper obtains all
Governmental Approvals for
the Project

Completion of Construction Within 36 months after the
Commencement of
Construction

H11771719vd



Exhibit 18
SUMMARY OF PROJECT BENEFITS

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

The Project will create approximately 300 construction jobs and 10 permanent jobs, and
provide affordable housing as well as market-rate housing.

#1177171502



Exhibit 19
FORM OF FINANCIAL AGREEMENT

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

RLLT71715v2



EXHIBIT 4

Bond Resolution

37



