CITY COUNCIL. The City of Orange Township, New Jersey
DATE NUMBER __75-2023

TITLE: ORDINANCE OF THE CITY OF ORANGE TOWNSHIP TO APPROVE A TAX
EXEMPTION FOR A TWENTY-TWO (22) YEAR PERIOD AND AUTHORIZING
THE EXECUTION OF A FINANCIAL AGREEMENT BETWEEN THE CITY AND
617 SCOTLAND URBAN RENEWAL LLC

WHEREAS, 617 Scotland Urban Renewal LLC (the “Entity”) has applied for a long-term
tax exemption for a redevelopment project on property located at 611-617 Scotland Road and 517-
519 Beach Street in the City of Orange Township identified on the City tax map as Block 6105, Lots
2,3, 4 and 5 (the “Property”) which is located within the Central Valley Redevelopment Area,
District 4 and which is governed by the Central Valley Redevelopment Plan; and

WHEREAS, as described more fully within the application for long term tax exemption that
the Entity filed with the City, the proposed project consists of the demolition of the existing
structures on the Property and the construction of a six (6) story multifamily residential building,
consisting of seventy eight (78) market rate rental units, along with seventy eight (78) off-street
parking spaces and other amenities (collectively, the “Project”); and

WHEREAS, the Project will conform to the Central Valley Redevelopment Plan and all
applicable municipal zoning ordinances, to the extent it contains provisions that are relevant to the

Project, and will also conform with the master plan of the City of Orange Township (the “City”);
and

WHEREAS, the City is authorized under the provisions of the Long Term Tax Exemption
Law, N.J.S.A. 40A:20-1 et seq. (the “LTTE Law™) to grant tax exemptions to qualifying entities
constructing redevelopment projects within urban enterprise zones governed by redevelopment

plans and to enter into financial agreements with such entities governing payments made to the City
in lieu of real estate taxes on the Project; and

WHEREAS, pursuant to N.J.S.A. 40A:20-8, the Entity filed an application (the
“Application”) with the City for approval of a long term tax exemption for the Project and has
agreed to enter into a financial agreement with the City (the “Financial Agreement™); and

WHEREAS, the Financial Agreement sets forth the terms and conditions under which the

Entity and the City shall carry out their respective obligations with respect to the long term tax
exemption for the Project; and

WHEREAS, the Mayor, together with counsel for the City, has reviewed the Application
and found that it complies with the provisions of the LTTE Law; and

WHEREAS, the Entity has demonstrated to the satisfaction of the Mayor and City Council
that the granting of a long term tax exemption will improve the quality of life for the occupants of
the Project and the quality of life for the City of Orange: and

WHEREAS, the Mayor and City Council finds that the relative benefits of the Project to the
City outweigh the costs to the City associated with granting the long term tax exemption in that it
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will provide needed housing for families, create both temporary and permanent jobs within the City,
enhance the quality of life for residents in and around the Project and that it will be important in
influencing the locational decisions of probable occupants of the Project; and

WHEREAS, the City Council has determined that the assistance provided to the Project
pursuant to the Financial Agreement is necessary for the creation of the Project and will be a
significant inducement for the Entity to proceed with the Project; and

WHEREAS, the Financial Agreement represents an arm’s length transaction between the
parties and all promises and agreements, express or implied, payment of fees or other benefits, terms
or conditions related thereto are incorporated therein as it concerns the Project and the parties hereto
as well as their agents and servants; and

WHEREAS, the Entity hereby certifies its compliance with the applicable municipal
ordinances as well as the strictures of the LTTE Law.

NOW, THEREFORE, BE IT ORDAINED by the City Council of the City of Orange
Township as follows:

SECTION 1: PROVISIONS
1. The Entity’s Application is hereby approved.

2. The Financial Agreement providing for a long term tax exemption on the Project is hereby
approved with the intent that upon execution of the Financial Agreement and upon the terms set
forth therein, the Project will be exempt from taxation for a period of twenty-two (22) years.

3. The Mayor of the City is hereby authorized to execute the Financial Agreement substantially in
the form as it has been presented to the City Council subject to modification or revision deemed
necessary and appropriate in consultation with counsel.

4. The Clerk of the City is hereby authorized and directed, upon the execution of the Financial
Agreement in accordance with the terms set forth herein, to attest to the signature of the Mayor
upon such document, and is hereby further authorized and directed thereupon affix the corporate
seal of the City upon such document.

5. The City Clerk shall file certified copies of this ordinance and the Financial Agreement with the
Tax Assessor of the City and the Director of the Division of Local Government Services within
the Department of Community Affairs in accordance with Section 12 of the LTTE Law.

SECTION 2: INCONSISTENCIES

All other ordinances and parts of ordinances in conflict or inconsistent with this ordinance are hereby
repealed but only to the extent of such conflict or inconsistency.
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SECTION 3: HEADINGS

All headings within this ordinance are for convenience only and are not deemed to be part of this
ordinance.

SECTION 4: EFFECTIVE DATE

This ordinance shall take effect as required by law.

ADOPTED:

Joyce L. Lanier Tency A. Eason
Municipal Clerk Council President
APPROVED:

Dwayne D. Warren, Mayor
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FINANCIAL AGREEMENT
(N.J.S.A. 40A: 20-1, et seq.)

This FINANCIAL AGREEMENT (hereinafter, the “Financial Agreement”) made this

day of , 2023 by and between 617 Scotland Urban Renewal LLC, a

New Jersey limited liability company qualified to do business under the provisions of the Long
Term Tax Exemption Law, as amended and supplemented, (N.J.S.A. 40A:20-1 et seq.), having its
principal office at 5308 13" Avenue, #197, Brooklyn, New York 11219 (hereinafter referred to as
the “Entity”), and the City of Orange Township, a Municipal Corporation in the County of Essex
and the State of New Jersey, having offices at City Hall, 29 North Day Street, Orange, New Jersey
07050 (hereinafter referred to as the “City™).

WITNESSETH:

WHEREAS, the Entity has applied for a long-term tax exemption for a redevelopment
project on property located at 611-617 Scotland Road and 517-519 Beach Street in the City of
Orange Township identified on the City tax map as Block 6105, Lots 2, 3, 4 and 5 (the “Property™)
which is located within the Central Valley Redevelopment Area, District 4; and

WHEREAS, as described more fully within the application for long term tax exemption
submitted by the Entity (a copy of which is attached hereto as Exhibit A) (the “Application™), the
proposed project consists of the demolition of the existing structures on the Property and the
construction six-story multifamily residential building, consisting of seventy-cight (78) market
rate rental units, along with seventy-eight (78) off-street parking spaces and other amenities (the
“Project”); and

WHEREAS, the City Council has reviewed the Application and has made the following

findings:
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A. Relative Benefits of the Project when Compared to Costs. The granting of the long-

term tax exemption provided herein will permit the development of market rate residential units
on the Property which would not be developed but for the granting of the exemption provided
herein and will also create both temporary construction and permanent jobs which will benefit the
community. Thus, the City Council finds that this substantial public benefit outweighs the
difference between the unabated tax amount and the amount that the Entity will be required to pay

hereunder.

B. Assessment of the Importance of the Tax Exemption in Developing the Project and

Influencing the Locational Decisions of Potential Occupants:

(1) This long-term tax exemption represents a logical and economical method of
attracting residents who will utilize more housing options which are vital to the City and the
community because but for the provision of this financial incentive and the subsidy provided
thereby, the development of residential rental housing units would not be possible and thus would
not occur; and

(i)  The relative stability and predictability of the Annual Service Charges will enhance
the Entity’s ability and opportunity to successfully construct, operate and maintain this Project,
which in turn will ensure the likelihood of success over the life of the Project; and

(i)  The long-term tax exemption granted under this Financial Agreement is important
to the City because without the incentive of the tax exemption granted under this Financial
Agreement, it is unlikely that the Project would be undertaken and as such the goals and objectives
of the Redevelopment Plan would go unfulfilled. The tax exemption is also expected to influence

the locational decisions of potential occupants of the Project, and will be of benefit to the local
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businesses in the community and will foster the growth of additional off-site local business
opportunities; and,

WHEREAS, the parties hereto wish to set forth in detail their mutual rights and obligations
with respect to the tax exemption applicable to this Project by entering into 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 L- G L Provisi
Section 1.1 Governing Law

This Financial Agreement shall be governed by the provisions of the Long-Term Tax
Exemption Law, N.J.S.A. 40A: 20-1 et. seq. (as amended and supplemented, the “Law”). Itis
expressly understood and agreed that the City expressly relies upon the facts, data, and
presentations contained in the Application attached hereto in granting this tax exemption.
Section 1.2 General Definitions

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

i. Allowable Net Profit - The amount arrived at by applying the allowable profit rate to

the total project cost pursuant to the provisions of N.J.S.A. 40A: 20-3(c).
ii. Allowable Profit Rate - The Allowable Profit Rate means the greater of twelve (12%)
percent or the percentage per annum arrived at by adding 1 % % per annum to the annual interest

percentage rate payable on the Entity’s initial permanent mortgage financing.
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ili. Annual Service Charge - The amount that the Entity has agreed to pay the City in lieu

of full taxation on the Improvements as set forth more fully within Section 4.1 of this Financial
Agreement, and which is subject to verification and review by the City.

iv. Application - The Application was filed by the Entity pursuant to N.J.S.A. 40A:20-8
for a long term tax exemption for the Project which is attached hereto as Exhibit A.

v. Auditor’s Report - A complete financial statement outlining the financial status of the

Project (for a period of time as indicated by coniext) the contents of which shall include a
certification of Total Project Cost (in the first Auditor’s Report following Substantial Completion
only, with any changes to be contained in a subsequent Annual Report) and proper and accurate
computations of annual Gross Revenue and Net Profit. The contents of the Auditor’s Report shall
be prepared in conformity with generally accepted accounting principles and shall contain such
information as necessary to compute the foregoing items, and any other items required by Law,
Statutes or Ordinance. The Auditor’s Report shall be certified as to its conformance with such
principles by a certified public accountant who is licensed to practice that profession in the State
of New Jersey.

vi. Certificate of Occupancy - Document issued by the City authorizing occupancy of a
building.

vii. City - The City of Orange Township, New Jersey.

viii. Default - Shall be the failure of the Entity to perform any obligation imposed upon
the Entity by the terms of this Financial Agreement.

ix. Entity — Shall mean 617 Scotland Urban Renewal LLC, a New Jersey limited liability
company qualified to do business under the provisions of the Law, and any lawful assignees as

authorized under this Financial Agreement.
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X. Gross Revenue — Any and all revenue derived from or generated by the Project of
whatever kind or amount, whether received as rent from any tenants or income or fees from third
parties, including but not limited to fees or income paid or received for parking, laundry room,
vending machines, and the like, or as user fees or for any other services. No deductions will be
allowed for operating or maintenance costs, including, but not limited to gas, electric, water and
sewer, other utilities, garbage removal and insurance charges, whether paid for by the Entity, tenant
or third party.

xi. Improvements - Any building, structure or fixture permanently affixed to the Land.

xii. In Rem Tax Foreclosure - A summary proceeding by which the City 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.
xiii. Land — The land, but not the Improvements, on the Property.
xiv. Land Taxes - The amount of taxes assessed on the value of the Land. Land
assessments are not abated and shall remain a lien on the Land.

xv. Land Tax Payments - Payments made on the quarterly due dates for Land Taxes on

the Land as determined by the Tax Assessor and the Tax Collector.
xvi. Law - The term “Law” shall refer to the Long-Term Tax Exemption Law, as amended
and supplemented N.J.S.A. 40A: 20-1, et. seq.

xvii. Minimum Annual Service Charge - The minimum annual service charge shall be the

greater of (i) the amount of the total taxes levied against all real property in the area covered by
the Project in the last full tax year in which the area was subject to taxation, and (ii) $40,944.22.
xviii. Net Profit - The gross revenue of the Entity less all operating and non-operating

expenses of the Entity, calculated on a cumulative basis from Substantial Completion through the
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most recent fiscal year, as determined in accordance with generally accepted accounting principles
and the provisions of N.J.S.A. 40A:20-3(c).
xix. Project - The Land and Improvements thereon which are the subject of this Financial

Agreement and as defined in N.J.S.A. 40A:20-3 (¢) and (i). The Project consists of the demolition

of the existing structure on the Property and the construction six-story multifamily residential
building, consisting of seventy-eight (78) market rate rental units, along with seventy-eight (78)
off- street parking spaces and other amenities, as described more fully within the Application.

xx. Pronouns - He or it shall mean the masculine, feminine or neuter gender, the singular,
as well as, the plural, as proper meaning requires.

xx1. Property - The Land and the Improvements thereon located at 611-617 Scotland Road
and 517-519 Beach Street in the City of Orange Township identified on the City tax map as Block

6105, Lots 2, 3,4 and 5.

xxii. Statutes - The term Statutes when used in this Financial Agreement shall refer to all

relevant statutes of the State of New Jersey.

xxiii. Substantial Completion - The determination by the City that the Project is ready for

the use intended, as further defined in Section 6.2 of this Financial Agreement.

xxiv. Termination - Any act or omission which by operation of the terms of this Financial
Agreement shall cause the Entity to relinquish its long-term tax exemption on the Property.
Section 1.3 Exhibits Incorporated

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

rticle 11 - Approv

Section 2.1 Approval of Tax Exemption
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The City has granted and does hereby grant its approval for a tax exemption for the Project
to be acquired, developed and to be maintained under the provisions of the Law on the premises
described in the Application. The Entity represents and covenants that, effective as of the
completion of the Project, it shall use the Project for the purposes set forth in the Application, and
the land use applications filed with, and as approved by, the City in connection with this Project.
Section 2.2 Approval of Entity

Approval hereunder is granted to the Entity for the contemplated Project on the Property,
which shall in all respects comply and conform to all applicable statutes of the State of New Jersey,
and the lawful regulations made pursuant thereto, governing land, building(s) and the use thereof,

and which Project is more particularly described in the Application.

Section 2.3 First Source Employment
(a) If the Entity, its successors and/or assigns and/or any subsequent purchasers and/or any

third party management companies retained to manage the Property, intend to hire new or
replacement employees, for either part time or full time employment, for the construction of the
Project or for the operation of the Project once it is constructed, the Entity, its successors and/or
assigns and/or subsequent purchasers and/or any third party management companies retained to
manage the Property, shall make good faith efforts to hire City residents to fill these jobs as specified
below. The City, through the City’s Office of Human Resources and/or a non-profit entity to be
named by the City as the job referral center (hereinafter, the “Job Referral Center”), shall be
available to assist in providing qualified candidates for the above “first source’ interviewing and
hiring. The good faith efforts by Entity, its successors and/or assigns and/or subsequent purchasers
and/or any third party management companies retained to manage the Property, shall include, but
not be limited to, the following: (1) written notification to the Job Referral Center of any new full

or part-time job opportunities at least five (5) business Days prior to the commencement of the
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interviewing process. Such notification shall include, but not be limited to, the number of positions
available, projected start date, estimated level of compensation, the skills and experience required
for successful applicants, and the anticipated term of employment; (2) hold a first source interview
window of at least five (5) business Days during which only candidates referred by the Job Referral
Center shall be interviewed. These first source interviews shall take place prior to interviewing
candidates from the general public; (3) cooperate with efforts to recruit City residents for
employment opportunities, including participation in job fairs or similar events held by the City;
and (4) meet with appropriate City officials to determine the status of recruitment efforts and to plan
future employment recruitment activities. The Entity, its successors and/or assigns and/or
subsequent purchasers and/or any third-party management companies retained to manage the
Property, shall maintain records of this first source notification, interviewing and hiring activity for
review by the City upon the City’s written request.

(b) Upon completion of the Project, as evidenced by the receipt of a Certificate of
Occupancy, the Entity and its successors and/or assigns and/or any subsequent purchasers, shall
include a provision in all of their non-residential leases for space in a structure constructed as part
of the Project providing that:

“If the lessee (tenant) intends to hire a new or replacement employee for either part

time or full-time employment, the lessee shall use good faith efforts to hire City

residents to fill those jobs as specified below. The City, through the Job Referral

Center, shall be available to assist in providing qualified candidates for the above

‘first source’ interviewing and hiring. The lessee’s good faith effort shall include,

but not be limited to: (1) written notification to the Job Referral Center of any new

full or part-time job opportunities at least five (5) business Days prior to the

commencement of the interviewing process. Such notification shall include, but not

be limited to, the number of positions available, projected start date, estimated level

of compensation, the skills and experience required for successful applicants, and the

anticipated term of employment; (2) hold a first source interview window of at least

five (5) business Days during which only candidates referred by the Job Referral

Center shall be interviewed. These first source interviews shall take place prior to
interviewing candidates from the general public; (3) cooperate with efforts to recruit
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City residents for employment opportunities, including participation in job fairs or
similar events held by the City, and (4) meet with appropriate City officials to
determine the status of recruitment efforts and to plan future employment recruitment
activities. Lessee will maintain records of this “first source’ notification, interviewing
and hiring activity (including but not limited to a written description of the reasons
for the decision not to hire any candidate referred by the Job Referral Center for
review by the City upon the City’s written request. Failure of the lessee to comply
with this “first source’ requirement shall be considered by the lessor to be a material
breach of the lease and shall entitle the lessor to exercise any and all remedies
provided for in the lease for a material breach including eviction.”

(c) Upon written notice from the City to the Entity or its successors and/or assigns
and/or any subsequent purchasers that the tenant is not using good faith efforts to hire City residents
and is not in compliance with the first source provisions of the lease, the Entity and its successors
and/or assigns and/or any subsequent purchasers agree to enforce the lease provisions set forth
within Section 2.3(b) above to ensure compliance by all lessees. The Entity and its successors
and/or assigns and/or any subsequent purchasers also agree to include the terms of this Section in
any contract for sale or transfer of the Property or any structure constructed as part of the Project to
any other person or entity and to explicitly provide within such contract that these terms shall

survive the closing and that the City shall be a third party beneficiary as to the enforcement of these

terms.

(d) In addition to any other remedy provided under this Financial Agreement and any
other remedy provided by law, the parties hereby agree that the provisions of this Section may be

enforced by the City through specific performance.

Section 2.4 Affirmative Action

The Entity, for itself and its successors and assigns, agrees that during the construction of

the Improvements provided for in this Financial Agreement:

(a) It will comply with the provisions of the Affirmative Action Language contained
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herein.

(b) When hiring workers in each construction trade, or when engaging

contractors, the Entity agrees, pursuant to the City's request, to use its best efforts to employ:
(1) minority workers in each construction trade; or

(i) minority contractors consistent with the following goals: (as to workers) -
a goal of employing twenty (20%) percent minority workers out of the
total number of workers employed as part of the work force in connection
with the Project; or (as to contractors) - a goal of contracting with
Qualified Minority Business Enterprises for twenty (20%) percent of the
dollar value of the hard costs of total procurements to be awarded in

connection with the Project.

For purposes of this section, the term "Minority” shall mean persons who are Black,
Hispanic, Portuguese, Latino, Asian American, American Indian or Alaskan Natives. The term
"Qualified Minority Business Enterprise” shall mean a business which has its principal place of
business in New Jersey, is independently owned and operated, is at least fifty-one (51%) percent

owned and controlled by Minority group members and is qualified.

(c) It will undertake a program of local preference to facilitate entering into

contracts with and/or purchasing goods and services from local merchants and businesses located

within the City.

(d) It will endeavor to comply with the above stated goals by, among other things,

considering employment of applicants, contractors and vendors who are from a pool registered by

the City or its designee.
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{e) Where applicable, it will at all times conform to the laws, regulations, policies of
the State of New Jersey, the Federal Government, and other governmental bodies with respect to
affirmative action and equal employment opportunities requirements, and particularly those
which are imposed as a condition to receipt of any government-sponsored funding for the
Project, notwithstanding any other provision of this Financial Agreement to the contrary.

Section 2.5  Compliance and Reporting

The obligations contained in Sections 2.4 and 2.5 shall be binding on all contractors and
subcontractors to the extent that any work is done by any contractor or subcontractor, and any
contract entered into by the Entity (or any other person or entity) in respect of the construction of
the Project shall so provide. The Entity covenants to enforce (and cause any other person or entity
to enforce) its contracts with its contractors and subcontractors if such parties are not in compliance

with Sections 2.4 and 2.5.
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Article II1 ~ Duration of Financial Agreement

Section 3.1 Term

So long as there is compliance with the Law and this Financial Agreement, it is understood
and agreed by the parties hereto that this Financial Agreement shall remain in effect for a term of
twenty-two (22} years from the date of Substantial Completion of the Project and shall continue in
force only while said Project is owned by an urban renewal entity formed pursuant to the Law;
provided, however, that in no case shall this Financial Agreement remain in effect longer than 27
years from the date of execution of this Financial Agreement. Upon expiration of the term of this
tax exemption, (i) the tax exemption for the Project shall no longer be in effect and the Land and
the Improvements on the Property thereon shall thereafter be assessed and taxed according to the
general law applicable to other non-exempt property in the City and (ii) all restrictions and

limitations upon the Entity shall terminate upon the Entity’s rendering and the City’s acceptance

of the Entity’s final accounting.
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A rticle [V - A  Service C}
Section 4.1 Annual Service Charge

(a) The Annual Gross Revenue shall be calculated as set forth within N.J.S.A. 40A:20-
3(a) and shall include the total of all revenues that would normally be payable to a landlord in the
case where the landlord is responsible to pay all costs of operations and maintenance as well as to
pay the full cost of the capital required to construct the Project. To the extent that the actual
revenues collected by the Entity are less than such amount, due to any reason including without
limitation, the payment of expenses by tenants that would normally be paid by the landlord, such
as insurance, taxes and or maintenance or the existence of an intermediate entity between the Entity
and any tenant, but specifically excluding reductions in revenue due to vacancies within the
Project, the City shall have the right, at its sole discretion, to recalculate the amount that the
revenues would have been, without such issues and to utilize the results of its recalculations in all
determinations of Annual Service Charges.

(b) All parking spaces on the Property, if applicable and approved by the Office of
Central Planning, will be exclusively for the use of the owners, tenants or customers of the
Property. If the Entity charges for the parking spaces on the Property, the Entity must report this
as other revenue generated from the Project. In the event that the Entity seeks to lease the parking
spaces on the Property, the Entity must first notify the City in writing and must comply with all
City ordinances and State laws regarding parking.

(c) The Annual Service Charge for year one (1) through year fifteen (15) of this
Financial Agreement shall be the amount equivalent to ten percent (10%) of the Annual Gross
Revenue generated from the Project. The Annual Service Charge for the remaining period of the

Financial Agreement shall be determined as follows, pursuant to N.J.S.A. 40A:20-12(b)(2):
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(ii)

(iii)

(iv)

During year sixteen (16) through year nineteen (19) of the Financial
Agreement, the Annual Service Charge shall be an amount equal to ten
percent (10%) of the Annual Gross Revenue generated from the Project or
twenty percent (20%) of the amount of the taxes otherwise due on the value
of the Land and Improvements, whichever is greater;

During year twenty (20) of the Financial Agreement, the Annual Service
Charge shall be an amount equal to ten percent (10%) of the Annual Gross
Revenue generated from the Project or forty percent (40%) of the amount
of the taxes otherwise due on the value of the Land and Improvements,
whichever is greater;

During year twenty-one (21) of the Financial Agreement, the Annual
Service Charge shall be an amount equal to ten percent (10%) of the Annual
Gross Revenue generated from the Project or sixty percent (60%) of the
amount of the taxes otherwise due on the value of the Land and
Improvements, whichever is greater;

During year twenty-two (22) of the Financial Agreement, the Annual
Service Charge shall be an amount equal to ten percent (10%) of the Annual
Gross Revenue generated from the Project or eighty percent (80%) of the
amount of the taxes otherwise due on the value of the Land and

Improvements, whichever is greater.

In no event shall the Annual Service Charge, excluding taxes on the Land, in any year after the

Annual Service Charge Start Date be less than the Minimum Annual Service Charge. The
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Minimum Annual Service Charge shall not be reduced through any tax appeal on Land and/or
Improvement during the period the Agreement is in force and effect.
Section 4.2 Quarterly Installments

The Entity expressly agrees that the aforesaid Annual Service Charge(s) shall be made in
quarterly installments on those dates when real estate tax payments are due; subject, nevertheless,
to adjustment for over or underpayment within thirty (30) days after the close of each City fiscal
year. In the event that the Entity fails to so pay, the amount unpaid shall bear the highest rate of
interest permitted in the case of unpaid taxes or tax liens on the land until paid.
Section 4.3 Land Tax Credit

The Entity is obligated to make Land Tax Payments, notwithstanding any entitlement to a
Land Tax Credit against the Annual Service Charge for the subsequent year. The Entity shall be
entitled to a credit for the amount, without interest, of the Land Tax Payments paid by it in the last
four preceding quarterly installments in the prior tax year (the “Land Tax Credit”) against the
Annual Service Charge. For purposes of clarification the amount of the Land Tax Credit to be
applied against the quarterly installment of the Annual Service Charge shall equal Y of the total
Land Tax Payments paid by it in the last four preceding quarterly installments in the prior tax year.
The Entity’s failure to make the requisite Annual Service Charge payment in a timely manner shall
constitute a violation and breach of the Financial Agreement and the City shall, among iis other
remedies, have the right to proceed against the Property pursuant to the In Rem Tax Foreclosure
Act, N.J.S.A. 54: 5-1, et. seq. and/or may cancel the Financial Agreement upon thirty (30) days
notice to the Entity. Any default arising out of the Entity’s failure to pay Land Taxes and/or
Annual Service Charges, shall not be subject to the default procedural remedies as provided in

Section 5.1 of this Financial Agreement.
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Section 4.4 Material Conditions

It is expressly agreed and understood that all Land Tax Payments, Annual Service Charges,
including the methodology of computation, water and sewer charges, and any interest payments
due, are material conditions of this Financial Agreement. If any other term, covenant or condition
of this Financial Agreement or the Application, to any person or circumstance shall, to any extent,
be invalid or unenforceable, the remainder of this agreement or the application of such term,
covenant or condition to persons or circumstances other than those as to which it is held invalid or
unenforceable, shall not be affected thereby, and each term, covenant or condition of this Financial
Agreement shall be valid and be enforced to the fullest extent permitted by law.
Section 4.5 City Administrative Charge

In addition to the Annual Service Charge, there will be a fee of two (2%) percent of the
Annual Service Charge added for each year that the Financial Agreement is in effect in order to
cover the City’s administrative costs.
Section 5.1 Remedies

In the event of a breach of this Financial Agreement by either of the parties hereto or a
dispute arising between the parties in reference to the terms and provisions as set forth herein,
other than those items specifically included as material conditions herein, either party may apply
to the Superior Court of New Jersey for relief through the filing of an appropriate proceeding to
settle and resolve said dispute in such fashion as will tend to accomplish the purposes of the Law.
In the event that the Superior Court does not accept jurisdiction, then the parties shall submit the
dispute to the American Arbitration Association in New Jersey to be determined, in accordance

with its rules and regulations, in such a fashion to accomplish the purpose of said Law. Costs for
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said arbitration shall be borne equally by the parties. In the event of a default on the part of the
Entity to pay the Annual Service Charge as defined in Article IV, above, the City among its other
remedies, reserves the right to proceed against the Entity’s Property, in the manner provided by
N.J.S.A. 54:5-1 to 54:5-129, and any act supplementary or amendatory thereof. Whenever the
word “Taxes” appear, or is applied, directly or implied to mean taxes or municipal liens on land,
such statutory provisions shall be read, as far as is pertinent to this Financial Agreement, as if the
Annual Service Charge were taxes or municipal liens on land. In such event, however, the Entity,
whichever the case may be, does not waive any defense it may have to contest the right of the City
to proceed in the above mentioned manner by conventional or In Rem Tax foreclosure.
Article VI = Certifi {0

Section 6.1 Certificate of Occupancy

It is understood and agreed that it shall be the obligation of the Entity to make application
for and make all best efforts to obtain all Certificates of Occupancy in a timely manner as identified
in the Application and failure to use best efforts to secure and submit said Certificates of
Occupancy shall subject the Property to full taxation.
Section 6.2 Substantial Completion

The Annual Service Charge is to commence from the first day of the month following the
Substantial Completion of the Project or any phase(s) thereof, if the Project is undertaken in
phases.

The phrase Substantial Completion denotes the issuance, by the City’s Construction

Official, of any valid Certificate of Occupancy of all, or a substantial part of, the Project’s structure.

Section 6.3 Filing of Certificate of Occupancy
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It shall be the primary responsibility of the Entity to forthwith file with the Tax Assessor,
the Tax Collector and the Chief Financial Officer of the City a copy of such certificate.

Failure of the Entity to file such issued Certificate of Occupancy as required by the
preceding paragraph, shall not militate against any action or non-action taken by the City’s Tax
Assessor in the absence of such filing by the Entity.

The estimated cost basis disclosed by the Application and Financial Agreement may, at the
option of the City’s Construction Official, be used as the basis for construction cost in the issuance
of the building permit(s).

\rticle VIL - A LAudi
Section 7.1 Accounting System

The Entity agrees to maintain a system of accounting and internal controls established and
administered in accordance with generally accepted accounting principles and as otherwise
prescribed in the Law during the term of the tax exemption.

Section 7.2 Periodic Reports

Within ninety (90) days after the close of each fiscal or calendar year, depending on the
Entity’s accounting basis, that this Financial Agreement shall continue in effect, the Entity shall
submit its Auditor’s Report certified by a certified public accountant for the preceding fiscal or
calendar year to the City’s Chief Financial Officer, and the City Clerk, who shall advise those
municipal officials required to be advised, and to the Director of the Division of Local Government
Services in the Department of Community Affairs as required under N.J.S.A. 40A:20-9(d). Said

Auditor’s Report shall include, but not be limited to the following:
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Rental schedule of the Project, and the terms and interest rate on any mortgage(s)
associated with the Project and such details as may relate to the financial affairs of the Entity and
to its operation and performance hereunder, pursuant to the Law and this Financial Agreement.

After completion of the Project, the Entity agrees to submit a Total Project Cost audit
certified by a certified public accountant within ninety (90) days after completion of the Project.
Section 7.3  Imspection

The Entity shall permit the inspection of property, equipment, buildings and other facilities
of the Project. It also shall permit, upon request, examination and audit of its books, contracts,
records, documents and papers by representatives duly authorized by the City. Such examination
or audit shall be made during the reasonable hours of the business day, in the presence of any
officer or agent of the Entity.

Section 7.4  Limitation of Profits and Reserves

During the period of tax exemption as provided herein, the Entity shall be subject to
limitation of its profits payable by it pursuant to the provisions of N.J.S.A. 40A:20 -15.

The Entity shall have the right to establish a reserve against unpaid rentals, reasonable
contingencies and/or vacancies in an amount not exceeding ten percent (10%) of the gross revenues
of the Entity for the fiscal year preceding the year in which a determination is being made with
respect to permitted Net Profits as provided in N.I.S.A. 40A:20-15, said reserve to be
noncumulative, it being intended that no further credits thereto shall be permitted after the reserve
shall have attained the allowable level of ten percent (10%) of the preceding year’s gross revenues

as aforesaid.

Section 7.5 Payment of Dividend and Excess Profit Charge
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In the event the Net Profits of the Entity, as provided in N.J.S.A. 40A:20-15, shall exceed

the Allowable Net Profits for such period, then the Entity shall, within 90 days after the end of
such fiscal year, pay such excess profit to the City as an additional service charge; provided,

however, that the Entity may maintain a reserve as determined pursuant to aforementioned

paragraph 7.4.
Article VIIIL - Assi 1/or A .

Section 8.1 Approval

Any change made in the ownership of the Project, any change made in the ownership of
the Entity prior to Substantial Completion, or any other change that would materially affect the
terms of the Financial Agreement shall be void unless approved by the Municipal Council by
resolution. It is understood and agreed that the City, on written application by the Entity, will not
unreasonably withhold its consent to a sale of the Project and the transfer of the Financial
Agreement to an urban renewal entity eligible to operate under the Law provided that the Entity is
not in default regarding any performance required of it hereunder and full compliance with the
Law has occurred and the Entity obligation under this Financial Agreement with the City is fully
assumed by the transferee.
Section 8.2 Operation of Project

The Project shall be operated in accordance with the provisions of the Law, as currently
amended and/or supplemented. Operation of the Project under this Financial Agreement shall not
only be terminable as provided by the Law, but also by a material breach of this Financial
Agreement.

Section 8.3 Termination
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The Entity hereby agrees at all times prior to the expiration or termination of this Financial
Agreement to remain bound by the provisions of the Law. It is an express condition of the granting
of this tax exemption that during its duration, the Entity shall not, without the prior consent of the
Municipal Council, convey, mortgage or transfer, all or part of the Project so as to sever,
disconnect, or divide the Improvements from the Land which are basic to, embraced in, or
underlying the exempted Improvements.

\rticle IX Waj
Section 9.1 Waiver

Nothing contained in this Financial Agreement or otherwise shall constitute a waiver or
relinquishment by the City of any rights and remedies, including without limitation, the right to
terminate the Financial Agreement and tax exemption for violation of any of the conditions
provided herein. Nothing herein shall be deemed to limit any right of recovery of any amount that
the City has under law, in equity, or under any provisions of this Financial Agreement.

Article X = Noti
Section 10.1 Notice

Any notice required hereunder to be sent by either party to the other shall be sent by
certified or registered mail, return receipt requested, addressed as follows:

(a) When sent by the City to the Entity it shall be addressed as follows:

617 Scotland Urban Renewal LLC
c/o Scotland Ventures LLC
5308 13th Avenue, #197

Brooklyn, New York 11219

(b) When sent by the Entity to the City, it shall be addressed as follows:
City Hall

29 N. Day Street
Orange, New Jersey 07050
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Attention: Municipal Clerk and Business Administrator
The notice to the City shall identify the subject as “617 Scotland Redevelopment Project” and shall
include any assigned tax account numbers.
article XI - Compli

Section 11.1 Statutes and Ordinances

The Entity hereby agrees at all times prior to the expiration or termination of this Financial
Agreement to remain bound by the provisions of Federal and State Statutes and Municipal
Ordinances and Regulations including, but not limited to, the Law. The Entity’s failure to comply
with such statutes or Ordinances shall constitute a violation and breach of the Financial Agreement
and the City shall, among its other remedies, have the right to terminate said tax exemption.

srticle XII - C .

Section 12.1 Construction

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

Article XI11 - Indemnificati

Section 13.1 Defined

It is understood and agreed that in the event the City shall be named as party defendant in
any action brought against the Entity by reason of any breach, default or a violation of any of the
provisions of this Financial Agreement and/or the provisions of the Law, the Entity shall indemnify

and hold the City harmless, and the Entity agrees to defend the suit at its own expense. However,
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the City maintains the right to intervene as a party thereto, to which intervention the Entity
consents, the expense thereof to be borne by the Entity.
Article XIV - Default
Section 14.1 Default
Default shall be failure of the Entity to conform with the terms of this Financial Agreement

and failure of the Entity to perform any obligation imposed upon the Entity by statute, ordinance

or lawful regulation.
Section 14.2 Cure Upon Default

Should the Entity be in default on any obligation other than the obligation to pay the Annual
Service Charge and Land Taxes as defined and set forth in this Financial Agreement, the City shall
notify the Entity in writing of said default. Said notice shall set forth with particularly the basis of
said default. The Entity shall have thirty (30) days from its receipt of such notice to cure any

notice. The City may not cancel the Financial Agreement unless thirty (30) days notice to cure

has also been given to all lenders of record.
Section 14.3 Remedies Upon Default

Subsequent to the passage of thirty (30) days after the Entity’s receipt of a default notice
without cure, the City shall have the right to proceed against the Property pursuant to the In Rem
Tax Foreclosure Act, N.J.S.A. 54: 4-1, et seq. if the default is the failure to pay the Annual Service
Charge andfor may cancel the Financial Agreement. All of the remedies provided in this
agreement to the City, and all rights and remedies granted to it by law and equity shall be
cumulative and concurrent. No determination of any provision within this Financial Agreement
shall deprive the City of any of its remedies or actions against the Entity because of its failure to

pay land taxes, the Annual Service Charge, and/or the water and sewer charges and interest
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payments. This right shall apply to arrearages that are due and owing at the time or which, under
the terms hereof, would in the future become due nor shall the bringing of any action for Land
Taxes and Annual Service Charges, or other charges, or for breach of covenant or the resort of any
other remedy herein provided for the recovery of land taxes, Annual Service Charges, and water
and sewer charges, or other charges be construed as a waiver of the right to terminate said tax
exemption or proceed with In Rem Foreclosure action or any other remedy.
Article XV - Terminati

Section 15.1 Termination Upon Default of the Entity

In the event the Entity fails to cure or remedy such default or breach within the time period
provided in Section 14.2, the City may cancel this Financial Agreement upon thirty (30) days
notice to the Entity and all lenders of record. For purposes of rendering a final financial accounting
the termination of the Financial Agreement shall be deemed to be the end of the fiscal year for the
Entity. The Entity shall within ninety (90) days after the date of such termination pay to the City
a sum equal to the amount of the reserves, if any, maintained pursuant to N.J.S.A. 40A:20-13 and
15. Upon such termination of the Project, all affected parcels and all improvements made thereto
shall be assessed and subject to taxation as are all other taxable properties within the City.
Section 15.2 Voluntary Termination by the Entity

The Entity may after the expiration of one year from the completion date of the Project
notify the Municipal Council of the City that as of a certain date designated in the notice, it
relinquishes its status as a tax exempted project. As of the date so set, the tax exemption, the
service charges and the profit and dividend restriction shall terminate. Upon termination, the
Entity shall provide a final accounting and pay any reserve, if any, to the City pursuant to the

provisions of N.J.S.A. 40A:20-13 and 15.
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Section 15.3 Final Accounting

Upon any termination of such exemption, whether by affirmative action of the Entity or by
virtue of the provisions of the Law, or pursuant to the terms of this Financial Agreement, the date
of such termination shall be deemed to be the end of the fiscal year of the Entity.

It is further provided that at the end of the period of tax exemption granted hereunder, the
Land and Improvements shall be assessed and taxed according to general law like other property
in the City. At the same date, all restrictions and limitations upon the Entity shall terminate upon

the Entity rendering its final accounting with the City, and the City’s acceptance thereof, pursuant

to N.J.S.A. 40A:20-13.

Section 16.1 Conflict

The parties agree that in the event of a conflict between the Application and the Financial
Agreement, the language in this Financial Agreement shall govern and prevail.
Section 16.2 Oral Representations

There have been no oral representations made by either of the parties hereto which are not
contained in this Financial Agreement. This Financial Agreement, the Ordinance authorizing the
Financial Agreement, 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 both parties

and delivered to each.
Section 16.3 Entire Document
This Financial Agreement and all conditions in the Ordinance of the Municipal Council

approving this Financial Agreement are incorporated in this Financial Agreement and made a part

hereof,
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Section 16.4 Good Faith

In their dealings with each other, utmost good faith is required from the Entity and the City.
Section 16.5 Grammatical Agreement

The bracketing of the letter(s) at the end of a word such as unit(s) shall mean the singular

or plural as proper meaning requires and all related verbs and pronouns shall be made to

correspond.
Section 16.6 Recording

Either this entire Financial Agreement or a memorandum of recording will be filed and

recorded with the Essex County Register of Deeds by the Entity.

\rticle XVII - Exhibi

Exhibit A - The 617 Scotland Urban Renewal L.LC Tax Abatement Application
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IN WITNESS WHEREOF, the parties have caused these presents to be executed as of

the day and year first above written.

ATTEST: 617 SCOTLAND URBAN RENEWAL LLC
By:

Witness Solomon Goldberger, Managing Member

ATTEST: THE CITY OF ORANGE TOWNSHIP

Clerk Dwayne D. Warren, Esq., Mayor

APPROVED AS TO FORM

City Attorney
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EXHIBIT A
[Long Term Tax Exemption Application]
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@5 CONNELL
!i FOLEY

A FRADITIOM OF 1EQAL EXCLLLENCE SINCE 1938

Newark, NJ 07102
P 873.438.5800 F 073.436.5801

May 9, 2023
YIA HAND DELIVERY
Christophar M. Hartwyk, Business Administrator
City of Orange Township

29 North Day Street
Orange, New Jersey 07050

Re:  Application for Long Term Tax Exemption
617 Scotland Urban Renewal LLC
611-817 Scotland Road & 517-519 Beach Street
)

Dear Business Administrator Hartwyk:

Enclosad please find an original and one copy of the completed Application for Long Term
Tax Exemption, executed by Applicant, 617 Scotland Urban Renewal LLC. In addition, enclosed
please find application fees in the amount of Four Thousand Seven Mundred and Forty- One
Dollars and Twenly Cents ($4,741.20), made payable to the City of Newark.

Should you require anything additional, do not hesitate to contact me.
Very truly yours,
Enande §. Websten

Elnardo J. Websler
CONNELL FOLEY LLP

Enclosures
c: 617 Scotland Urban Renewal LLC (via emailw/o encls.)

_ R —
Roselond Jorsey City Newark New York Chersy Hill Philadelphia
www.connellfoley.com
7390283-1
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g gt Check Date__ Check No.

Scotland Ventures
5308 13th Ave #197
Brooklyn, New York 11219 e
Amount
Four Thousand Seven Hundred Forty One Dollars and Twenty Cents g
Pay To Thé Order Of
Theé City of Orange
Memo: Application fee for Tax abatements Anthorized Siguature

"

*2br 021000021

78732Q65an

Name
Scotland Ventures

Memo
Application fee for Tax abatements

$ocuriy Feshans ixchoded B Dutpss an bec.



City of Orange Township
Application for

Long Term Tax Abatement



Vi f & 0 ntents:

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

Section 111 - Detailed description of the Project

Section 1V - Type of abatement and term requested

Representations and certifications required by statute

Signature by the applicant

Exhibits

Q0000 0O

. I ctions:

Please complete this application in its entirety ind attach ell required supporting
documentation. Incomplete applications will be returned and may significantly delay the tax
abatement authorization process or cause the application to be denled.

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 engincer and detailed cost estimates must be certified by a licensed
engineer or architect.

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

3) The application must be accompanied by a proposed form of financial agreement, Pleasc ensure that the financial
agreement attached to this application is appropriate to the type of project for which you are seeking en shatement.

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

Christopher M, Hartwyk
Business Administrator
City of Orange Township
29 North Day Street
Orange, New Jersey 07050

if you have any questions regarding the application or the tax abatement process, plcase contact:

Christopher Hartwyk
Business Administrator
Phone: (973) 266-4010

E-mall: chartwyk@cl.orange.nius



. Developer Identification:
A. Name of Applicant:
617 Scotland Urban Renewal L1.C

B. Principal Address;
5308 13th Avenue, #197
Brooklyn, New York 11219
C. Type of Entity (check one)

—Corporation X LLC__LLP__ Partnership ___ Other (please specify)

D. Contact Information

1.) Name of Primary Contact: Elnardo J. Webster, I

1.) Contact Numbers:

a, Phone: _{973) 436-5800

b.Fax: (9734365801
¢, Emaik:

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

Scotland Ventures LLC
730 Garfleld Avenue, #197
Jersey Cliy, New Jersey 07308

F. Federal Tax Identification Number:

G. Disclosure of Ownership:

New Jersey law (NJSA 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 clags 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 partaer is disclosed,






Please provide the necessary information utilizing the form provided with Exhibit 1 of this application.
H. Certificates of Incorporation and Approval:

Please provide a copy of the approved certificate of incorporation or formation by the State of Now Jersey
fot the entity applying for the abatement. 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
dersey Department of Community Affairs. Attach that certificate as Exhibit 3. (The only projects exempt
from this requirement are low and moderate income housing projects Jocated cutside a designated

redevelopment area.)
L. Authorization to Submit Application:

Please provide a cenified copy, bearing the seal of the urban renewal catity, of a company resolution
authorizing submission of the application in the form provided as Exhibit 4 of this application.



IIL. Project Description:
A. Applicant’s Ownership Interest in the Project:
atie..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:

160% 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 of the street addresses by which the project site is currently known:

Address #1: §11:617 Seotland Road
Address #2: 517-519 Boach Streat

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.c. prior to any subdivision associated with the
project):

Block: 6105 Lots: 2,3,4& 5

3. Metes and Bounds Description:

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

4. Survey:

Please attach survey of the project site as Exhibit 6 of this application. Ifa survey has not yet been

completed, a plotiing 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 sgreement 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 Enterprisc Zone.
X _Yes No

3. This Project is intended to provide housing to low and/or moderate income houscholds:
Yes X No

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

Number of units for low income households:

Number of units for moderate income households; o
Number of market rate units: 78

Total number of residential units: 78

4. This Projoct 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
RedevelopmentPlan: X Yes No

Central Valley Redevelopment Plan, District 4
6. If the answer to questions 3 through 5 of this section was “No”, please indicate the purpose of the
Project: N/A
G. Narrative Description of Project:
See Exhibit 8.

H. Current Conditions:

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

Lots 2, 3 aud S are currently improved with vacant two-family homes which shall be
demolished as part of the project. Lot 4 Is currently improved with a one-story commercial
building which remains vacant and shall be demolished as part of the project.



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

6105 2 $318,800 $11,049.61
6105 3 $235,600 $8,165.90

6105 4 $310,000 $10,744.60
6105 5 $181,000 $10,984.11

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.

Block Lot

6105 2 0
6105 3 0
6105 4 0
6105 5 0

1. Site Plan Approval:

Provide a copy of the site plan approved by the Planning Board for the Project. Also provide 8 copy of the
resolution of the Planning Board providing final site plan approval for the project. Attach the site plab as
Exhibit 9 of this application and the resolution as Exhibit 10 of this application.

J. Project Cost Estimates
1. Provide a detailed cost breakdown for the project, including both hard and soft costs. The cslimate

8houid be certified by a Jicensed architect or engineer, Attach the coropleted estimate for the entire
Project ag Exhibit 11 of this application.

2. For each type of unit to be included within the Project, provide en 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 engines
completed unit estimates as Exhibit 12 of this application.

K. 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 abatement
period. Projections involving the sale of units should be for the period expected 10 be needed to complele
all sales activity. Attach the projection as Exhibit 13 of this application.



L. Project Financing Plan:

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

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

M. Explanation of the Need for Tax Abatement:

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

N. Project Schedule:

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

O. 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 municipa) revenue to be generated by the project through
the payment of taxes, payments in lisu of taxcs, water and sewer fees and any other municipal payments.
Attach the description as Exhibit 18 of the application.



IV. Abatement Information;:

A. Annual Service Charge to be based on: (check one)
X __Annual Gross Revenue (Non-condominium) __Project Cost

___Imputed debt service (Condominiuma)

B. Term Reguested:

22_Years

C. Propozed Rates and Phases:
| 15 10% 0%
16 19 10% 20%
20 10% 40%
21 10% 60%
22 10% 80%

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 submitted so

that it can be added to the agreement within 60 days after the issuance of the Certificate of Occupancy for
the project.



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 cither 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 end the Municipal Council, ilil 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 ali 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 abstement
application. Any work done on the assumption of receipt of a tax abatement following the submission of
the epplication and before final approval is undertaken at the risk of the developer. Note that under no
circumstances will an abatement be granted for a project that has already reached substantiat
completion.

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



Signatures

By my signature below, ! 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. | am aware that if
any of the information provided Is willfully false, that I am, subject to prosecution.

For the Developer:

LC
5
Name: Solonfon Goldberger Dge ;

Titte: Managing Member

Please notarize here or
provide attestation and T,
seal of corporate secretary .\-‘ -v-a-.. o
P STATE s %,
Poa\ 28, sous § fornewvons

\“ %
S )
)

A ovm‘ .
“' t.*. - .
BeRES o
!
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EXHIBITS

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

Exbibit?  Description Ingluded?
i Disclosure of Ownership X
2 Certificate of Incorporation X
3 Certificate of DCA Approval of Urban Renewal Entity X
4 Resolution Authorizing Submission of Application X
5 Metes and Bounds Description X
6 Survey X
7 Copy of Deed or Lease Agreement X
8 Narrative Description of Project X
9 Site Plan as Approved by Planning Board X
10 Site Plan Approval Resolution X
3] Total Project Cost Bstimate X
12 Cost Estimates for Bach 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 Abatement X
17 Project Schedule X
18 Summary of Project Benefits X



EXHIBIT 1
DISCLOSURE OF OWNERSHIP



617 SCOTLAND URBAN RENEWAL LLC
DISCLOSURE OF OWNERSHIP

The following is a list of partners owning a ten percent (10%) or greater interest in 617 Scotland
Urban Renewal LLC.

Name Home Address % of Owners
Soloton GfShtigey 5308 1 fue 4143 bl ay 50
QVLM Te ley (342 e st de’\\u{q A¥ ey 50 /-

"
.

g

IN WITNESS WHEREOF, the undersigned has caused this Certificgte to be executed this o
day April of 2023.

Affiant
{Authorized Agent of Corporation)

Swom and Subscribed before
me this 20 dayof _Ppn| ,20 Y Solowen Gldw P’t"ﬂ’

Print name and title of Affiant

(No lic)
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EXHIBIT 2
CERTIFICATE OF INCORPORATION



CERTIFICATE OF FORMATION
OF
617 SCOTLAND URBAN RENEWAL LILC

This Centificate of Formation is made by an authorized person in order to
form a limited liability company in accordance with the New Jersey Revised Uniform
Limited Liability Company Act (N.J.S.A. 42:2C-1 et seq.).

1. The name of the limited liability company is:
617 SCOTLAND URBAN RENEWAL LLC

(referred to below as Pxe “Company™).

2. The address of the Company’s initia] registered office in New Jersey is
730 Garfield Avenvue, Jersey City, New Jersey 07305. The Company's initial registered
agent at that address is Scotland Ventures LLC.

3. The business address of the Company shall be 5308 13th Avenue, #197
Brooklyn, New York 11219,

4. The term of the Company shall be perpetual.

5. The purpose for which the Company is organized shall be to operate
under P.L.1991, c.431 (C.40A:20-1 et seq.), and to initiate and conduct projects for the
redevelopment of a redevelopment area in the City of Oramge Township (the
“Municipality”) 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
Municipality, to acquire, plan, develop, construct, alter, maintain, or operate housing,
sepior citizen housing, business, industrial, commercial, administrative, community,
health, recreational, educational or welfase projects, or any combination of two or more of
these types of improvement in a single project, under such conditions as to use,
owzership, management and control as regulated pursuant to P.L.1991, ¢.431 (C.40A:20-1
et seq.).

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

7. The Company declares that (a) it has been organized to serve a public
purpose; (b) its operations shall be directed toward: (i) 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;
(ii) 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.); and (c) it 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.).

8. The Company shall not voluntarily transfer more than ten (10%) percent
of its ownership in the project or any portion thereof undertaken by it under P.L.1991,
©.431 (C.40A:20-1 et seq,), until: (i) the Company has first removed both itself and the
project from all restrictions of P.L.1991, c.431 (C.40A:20-1 et seq.) in the mapner
required by P.L.1991, c.431 (C.40A:20-1 et seq.); and (ji) if the project includes housing
units, the Company has obtained the consent of the Commissioner of Community Affairs
to such transfer, with the exception of transfer to another urban renewal entity, as
approved by the Municipality, which other urban renewal entity shall assume all
contractual obligations of the transferor entity under the Financial Agreement with the
Municipality.

9. The Company shall file annually with the municipal governing body a
disclosure of the persons having an ownership interest in the project, and of the extent of
the ownership interest of each.

10. Nothing herein shall prohibit any transfer of the ownership jnterest in
the Company itself provided that the transfer, if greater than 10%, is disclosed to the
municipal goveming body in the annual disclosure statement or in correspondence sent to
the Municipality in advance of the annual disclosure statement referred to above.

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

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

13. This Certificate shall be effective upon its filing in the Commercial
Recording Division of the office of the New Jersey Department of Treasury.

IN WITNESS WHEREOF, the undersigned duly authorized person has
executed this Certificate of Formation this 18* day of April 2023.

Solomon' Goldberger
Authorized Person



EXHIBIT 3
CERTIFICATE OF DCA APPROVAL OF
URBAN RENEWAL ENTITY
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Conneli Foley LLP

1085 Raymond Boulavard

10® Floor

Newark, NJ 07102

P 073.438,5800 F 973.436.5801

May 1, 2023

¥Yia Regujar Mail

State of New Jersey Department of Community Affairs
Office of Local Planning Services

101 South Broad Street

P.O. Box 813

Trenton, NJ 08625-0813

Re: Certificate of Formation of
817 Scotland Urban Renewal LLC

Dear Sir/Madam;

This office represents 617 Scolland Urban Renewal LLC with respect to the approval of
the entity's formation of 617 Scotland Urban Renewal LLC. Enclosed please find the following:

*» Original and executed. along with five (5) copies of the Certificate of Formation for 617
Scotland Urban Renewal LLC; and

¢ Original and executed Urban Reneswal Entities Disclosure Information Form for 617
Scotland Urban Renewal LL.C.

Kindly review the enclosed and if acceptable, forward the Division's approval of said entity to

this office. Should you require any additional information, please do not hesitate to contact this
office. Thank you for your assistance in this matter.

Very truly yours,
Jodi M. Luciani

Jodi M. Luciani
Enclosures

A ]
Roselond Jersey Cily Newark New York Cheny Hill Philadslphio
www.connellfoley.com

7352406-1



CERTIFICATE OF FORMATION
OF
617 SCOTLAND URBAN RENEWAL LLC

This Certificate of Formation is made by an authorized person in order to
form a limited liability company in accordance with the New Jersey Revised Uniform
Limited Liability Company Act (N.J.S.A. 42:2C-1 et seq.).

1. The name of the limited liability company is:
617 SCOTLAND URBAN RENEWAL LLC

(referred to below as the “Company™).

2. The address of the Company’s initial registered office in New Jersey is
730 Garfield Avenue, Jersey City, New Jersey 07305. The Company’s initial registered
agent at that address is Scotland Ventures LLC.

3. The business address of the Company shall be 5308 13th Avenue, #197
Brooklyn, New York 11219,

4. The term of the Company shall be perpetnal,

5. The purpose for which the Company is organized shall be to operate
under P.L.1991, ¢.431 (C.40A:20-1 et seq.), and to initiate and conduct projects for the
redevelopment of a redevelopment area in the City of Orange Township (the
“Municipality”) 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
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 twe 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.199), ¢.431 (C.40A:20-1
et seq.).

6. So long as the Company jis obligated under the Financial Agreement
with the Municipality made pursuant to P.L.1991, ¢.431 (C.40A:20-1 et seq.), it shall
engage in no business other than the ownership, operation and management of the project.

7. The Company declares that (a) it has been organized to serve a public
purpose; (b) its operations shall be directed toward: (i) 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;
(ii) the acquisition, management and operation of a project, redevelopment relocation



housing project, or low and moderate income housing project under P.L.1991, ¢.431
(C.40A:20-1 et seq.); and (c) it 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.).

8. The Company shall not voluntarily transfer more than ten (10%) percent
of its ownership in the project or any portion thereof undertaken by it under P.L.1991,
¢.431 (C40A:20-1 et seq.), until: (i) the Company has first removed both itself and the
project from all restrictions of P.L.1991, c431 (C.40A:20-1 et seq.) in the manner
required by P.L.1991, c.431 (C.40A:20-1 et seq.); and (ji) if the project inciudes housing
unit?, the Company has obtained the consent of the Commissioner of Community Affairs
to such transfer, with the exception of transfer to another urban renewal entity, as
approved by the Municipality, which other urban rehewal entity shall assume all
contractual obligations of the transferor entity under the Financial Agreement with the
Municipality.

9. The Company shall file annvelly with the municipal governing body a
disclosure of the persons having an ownership interest in the project, and of the extent of
the ownership interest of each.

10. Nothing herein shall prohibit any transfer of the ownership interest in
the Company itself provided that the transfer, if greater than 10%, is disclosed to the
municipal governing body in the annual disclosure statement or in correspondence sent to
the Municipality in advance of the annual disclosure statement referred to above.

11. 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 Compeany upon a
determination of financial emergency.

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

13. This Certificate shall be effective upon its filing in the Commercial
Recording Division of the office of the New Jersey Department of Treasury.

IN WITNESS WHEREOF, the undersigned duly authorized person has
executed this Certificate of Formation this 18* day of April 2023.

Solomon er
Authorized Person



NEW JERSEY DEPARTMENT OF COMMUNITY AFFAIRS
OFFICE OF LOCAL PLANNING SERVICES
PO BOX 813
TRENTON, NEW JERSEY 08625.0813

URBAN RENEWAL ENTITIES
DISCLOSURE INFORMATION

Instructions for Completion: You have filed an application for approvel of an urban rencwal entity pursusnt to the Long Term Tax
Bxemption Law (N.JS.A. 40A:20-1 el s2q.). Tn order for us to process the application, we require that you provide the
following information end forward this form to the above address or fax it to (609) 633-6056, This form must be completed prioe
to DCA epproval of the entity. If you heve any questions, please call Pamels Weintraub at (609) 913-4456
or email Pamela Weintraub@doa.nj.gov.

Narne of Urban Reacwal Entity: 617 Scotland Urban Renewal L1.C

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

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

O Ottier (please specify)

SECTION 2: PROJECT INFORMATION
Project Name: Scotland Residential

Project Street Address: 611-617 Scofland Road and 517-519 Beach Street

Project Block Number(s) 6105 Project Lot Number(s) 2,3,44&5

Municipality in which the Project is located

County in which the Project is located

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

{3 Thie project is solely a commercial project {with no housing units) developed in a redevelopment aea pursuant to a
municipal redevelopment plan.

2. This project consists solely of market rate housing units developed in a redevelopment area pursuant to a municipel
redevelopment plan.
3 3. The project consists of low and moderste income housing units, which may include senior citizen low and moderate
income housing units.
O 4. This project consists of mixed uses (Specify type).
[ Market rate and low and moderate income housing.
] Commercial and market rate housing.
[ Commercial and low acd moderate income housing,
D3 Other (please describe).

NOTE: If you checked 1 or 2, complete SECYIONS 4, 6, s0d 7.
If you checked 3, complete SECTION S, 6, and 7.
If you checked 4, complets SECTIONS 4, §, 6, and 7.




SECTION 4: REDEVELOPMENT PLAN INFORMATION

Name of Municipal Redevelopment Agency City of Orange Township Musicipsl Council

Citation of municipsl ordinance adopting the redevelopment plan Ordinance 13-2012

For housing projects, complete the following:
Specify type and number of units as applicable:
Condomininm vnits
[£] Market rate reata1 78

B3 Senior citizen in mixed use projects

O3 Other (please specify)
Total pumber of units 78

Low and moderaie income in mixed use projects

SECTION $: PROJECT FUNDING SOURCES

[ Private funds (Please specify)

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

[ Other (Please spesify)

O State or Pederai finencing or insuring agencics (Pleasc specify below)

NJ Department of Community Affairs:

L] Neighborbood Presesvation Balanced Housing

O HOME - CHDO Production (Community Housiog
Development Organizmtions) Program
HOME -- Housing Production [nvestment Fund

O National Housing Trust Pund

N§ Redevelopment Authority:

NJ Urban Site Acquisition Program
US Department of Housing and Urban Development (HUD):
L] section 811 Supportive Housing for Persons with Dissbilities
[ section 202 Supportive Housing for the Ederly
0 10PE VI Gramss
D HOME Progrem
US Department of Agriculture;

3 Rurel Resources Administration (formerly Farmers* Home
Administration)
Other (Please specify):

Name:

State or Federal Financing or Insuring Agencies for the Project (check all that epply):

NJ Housing and Mortgage Finance Agency:
O wm Conmunity Housing Demto Program (developmental
disabilities)
0w Supportive Housing Connection Program
O CHOICE Prograrm
() Special Needs Housing Partnership Program
O Muhifemily Rental Housing Program
O] Multifsmily Conduit Bond Program
O Public Housing Constraction and Permanent Loan Program
D) Sandy Special Needs Housing Fund
O Renwt Housing Incentive Finance Fund
C} 100% Mortgage Program
O urban Home Ownesship Recovery Program
[J Low-Income Housing Tax Credit Allocation Program
O Moaey Follows the Person Housing Partnership Program
[J Section 811 Project Based Rental Assistance Progm
O] Fund for Restoration of Multifamily Housing (FRM)

O3 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:

Title:

Department/Agency:

Address;

Telephone Number:

-next-




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

2] 1. The project is new construction.
[J 2. An existing project is being rehabilitated.
If rehab, specify nsme of individual, entity, etc. who is the current owner of the project.

[0 3. Ownership of an existing project is being transfarred to the new wban renewal entity.
If transfer, specify name of individusl, entity, etc. from whom the project is being or has been
transferred.

Is the transferor eality a limited dividend corporation or association, established pursuant to the Limited Dividend and Non
Profit Housing Corporations and Aseociations Law, N.J.S.A. 55:16-1 et seq.? {yes or no)

Is the tranaferor extity a limited dividend cosporation or association, established pursuant to the Limited Dividend and
Nonprofit Housing Corporations and Associations Law, N.J.8.A.55:16-] et s2q.7 (yes or no)

Has the project ever been subject to a deed restriction, as a limited dividend project, pursuamt to the Limited Dividend and
Nonprofit Housing Corporations and Associstions Law, N.J.5.A.55:16-1 et seq.? (yes or no)

15 the transferor entity an existing urban renewsl entity established pursuant to the Long Term Tax Bxemption Law, N.J.S.A.
40A:20-1 et seq.? (yes or no)

4, Has this project censed or will this project causc displacement of individuals or businesses? (yes or no) NO

SECTION 7: CERTIFICATION
NOQTE: This certification must be completed by an individual authorized 1o executs the certificate of incorpomtion (incorporator), the
certificats of limited partuership (gensral partuer), or other similar certificate or statement as may be reguired by law.

CERTIFICATION

I attest that the information stated herein is trathful and accurate to the best of my knowledge and understand that failure to fully
and eccurately disclose any information may delay processing the application while the Department investigates the application and
project. Further, | understand that any project of the wban renewal entity may be subject to additional Department review and
approval, pursuant to the requirements of the Limited Dividend and Nonprofit Corporetions or Associati w, N.L.S.A. 55:16-1 et
sey]., the Long Term Tax Exemption Law, N.).S.A. 40A;20-1 et soq., and/or rules governing Limited Diyk and Noaprofit Housing
Corporations and Associations and Urban Renewal Bntities, N.J.A.C. 5:13-1 et seq,

Swom to me and subscribed before me this day of X
(mo/day/year) (autho: ndividual's signature)

‘ !q n“\ \ Z -‘ 2 3'025 a“”“l“":lm, "y
1. i, S Golbbesr”
( blic/attorney) .osum’fmﬁ; T (print name of suthorized individual)

NOTARY PUBLIC

i’%x Rev. 07/2022
""'t \\\

"llmuml““



EXHIBIT 4
RESOLUTION AUTHORIZING SUBMISSION OF APPLICATION



RESOLUTION

1, Solomon Goldberger, of full age and mental capacity, hereby certify as follows:

RESOLVED that 617 Scotland Urban Renewal LLC (“Entity™), is authorized to submit
an application for a long-term tax exemption (“Application”} to the City of Orange Township
(“City™).

BE IT FURTHER RESOLVED that if this Application is accepted by the City, the
undersigned is authorized to execute and deliver on the Entity’s behalf, a Financial Agreement
with the City, substantially in the form attached to the Application, with such changes thereto as
may be negotiated by the parties.

CONSENT

The undersigned, Solomon Goldberger, being duly authorized by 617 Scotland Urban
Renewal LLC, does hereby certify that the foregoing Resolution was lawfully adopted by the
Entity on the date set forth above, that the foregoing Resolution is a true, accurate and complete

copy of the Resolution so adopted.

IN WITNESS WHEREOQOF, the undersigned has caused this Resolution to be executed

this ___ day of April 2023,
617 SCOTLAND URBAN RENEWAL LLC
f‘_’ '5
Date Solomon Gok er, Authorized Signatory
Sworn and Subscribed before

me this 2O day of April 2023

,
meaar’ o§ 4
Wﬂ“@*

n,
Uty g™

T298104-1



EXHIBIT 8
METES AND BOUNDS DESCRIPTION



CERTIFICATE OF AUTHORIZATION
NO. 246A28337500

METES AND BOUNDS
BLOCK 6105, LOT 2,3,4 andi 5

ALL that {those) certain lot(s), tract(s) or parcel{s) of land, with the buildings and improvements thereon

erected, situate, lying and being in the Township of Orange, County of Essex, and State of New Jersey
and is bounded and described as follows:

BEGINNING at a point of intersection of the westerly line of Scotland Road with the northerly line of
Beech Street, running thence

1. Along the northerly line of Beech Street, North 60 degrees 54 minutes 00 seconds West, a

distance of 150.00 feet to a point; thence

North 26 degrees 14 minutes 00 seconds East, a distance of 102.50 feet to a point; thence

South 60 degrees 54 minutes 00 seconds East, a dlstance of 50.90 feet to a point; thence

North 27 degrees 11 minutes 00 seconds East, a distance of 65.00 feet to a point; thence

South 60 degrees 54 minutes 00 seconds East, a distance of 100.00 feet to 3 point on the

westerly line of Scotland Road running; thence

6. Along the westerly line of Scotland Road, South 27 degrees 11 minutes 00 seconds West, a
distance of 65.00 feet to a point; thence

7. Along the westerly line of Scotland Road, South 27 degrees 11 minutes 00 seconds West, a
distanze of 55.20 feet to a point; thence

8. Still along the westerly line of Scotland Road, South 26 degrees 12 minutes 49 seconds West, a
istance of 47.26 feet to the point and place of BEGINNING.

e W

FOR INFORMATION PURPOSES ONLY: BEING known as Tax Lot 2,3.4 and 5 in Tax Block 6105 on the
Official Tax Map of the Township of Orange, Essex County, State of New Jersey.

10 PATERSON AVENUE, HOBOKEN, NEW JERSEY 07030, (201)-628-1958
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SURVEY
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EXHIBIT 7
CONTRACTS OF SALE
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Essex County Register Document Summary Sheet

Transaction Identification Namber 6456876 7843397
BSSEX COUNTY REGISTER OF DEEDS & MORTGAGES
y Recorded Document to be Returned by Sobmitter to;
UNIVERSAL TITLE, LLC
HALL OF RECORDS - ROOM 130 101 CHASE AVE
463 DR. MARTIN LUTHER KING BLVD mb'w 08701
NEWARK NJ 07102
Official Use Only Submission Date (mm/ddAyy) 121372022
No. of Pages (excluding Summary 5
Recording Fee (excluding transfer $85.00
JUAN M. RIVERA, IR
REG. OF DEEDE & MORTGAGES
ESBEX COURTY mmmfﬂ""ﬂ sm_m
How Jorsey
DOCUMENT TYPE Document Type CITLZEN(PARTIAL EXEMPTION FROM
1
INCTRIMENT NUMBER
.:::::::’:: Electroni¢ Reco L2 - Level 2 (With Images)
Dec 14, 2022
9:17:47 MM Munl
Total Pages: 1
. 99
COUNTY REALTY TAX $300.00 —r
NI PRESEAVATION ACCOUNT #35.00 6
REGISTER RECORDING FEE $45.00
NIANTY 228,00
HOMRLEBSWESS TRUST FUND §3.00
CODE BLUE RMERGENCY #2.00

SEELTER SERVICES

TOTAL PAID #610.00

N

Additions! Information (Officlal Use Only)

* DONOT REMOVE THIS PAGE.
COVER SHEET [DOCUMENT SUMMARY FORM| IS PART OF ESSEX COUNTY REGISTER FILING RECORD.
RETAIN THIS PAGE FOR FUTURE REFERENCE,

E3DIF)66-0142-02A9-BC31-24A80DCPA362/6456876 7845397

Page 1 of 2
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Sk

16 Essex County Register Document Summary Sheet

Type DEED SENTOR CITEZEN(PARTIAL EXEMPTION FROM RTF)

Consideration $300,000.00

Submitted By SIMPLIFILE, LLC. (SIMPLIFILE)

Document Dale 12122022

Reference Info

Beok ID Book Beginning Page { fostruzment No, Recorded/File Date
DEED SENTOR GRANTOR Name Address
CITIZEN(PARTIA
LEXEMPTION ROMANLUS U LTUOMA ROAD, ORANGE,
FROM RTF) 07050
|PATRICIA N THUOMA 613 SCOTLAND ROAD, ORANGE,

E N107050
GRANTIE % Address

SCOTLAND 3308 13TH AVENUE #8197,

BROOKLYN, NY 11219
Pareel Info

Propexty, Tax Dist. Block Lot Qualiffer Mucicipality
] 6103 E) )

* DO NOT REMOVE THIS PAGE.
COVER SHEET [DOCUMBNT SUMMARY FORM} IS PART OF ESSEX COUNTY REGISTER FILING RECORD.
RETAIN THIS PAGE FOR FUTURE REFERENCE,

E3DIF066-0142-02A9-BC31-24AB0DCR4IN2/6456876 7845397 Page2 of2
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SCHEDULE C

The Lanxl is deacrided as follows:

ALL THAT CERTAIN LOT, PIECE OR PARCEL OF LAND, WITH THE BUILDINGS AND MPROVEMENTS
THEREON ERECTED, SITUATE, LYING AND BEING IN THE CITY OF ORANGE, COUNTY OF ESSEX STATE
OF NEW JERSEY:

BEGINNING AT A POINT IN THE WESTERLY LINE OF SCOTLAND ROAD (FORMERLY SCOTLAND STREET)
DISTANT SOUTHERLY 168.59 FEET FROM THE INTERBECTION OF SAID WESTERLY LINE OF S8COTLAND
mwmmeoumvuuz OF TREMONT AVENUE; THENCE RUNNING :
1. NORTH 60 DEGREES 8 MINUTES WEST 100 FEET; THENCE RUNNING

2. SOUTH 27 DEGREES 69 MINUTES WEST 25 FEET; THENCE RUNNING

3. SOUTH 60 DEGREES 6 MINUTES EAST 100 FEET TO THE WESTERLY LINE OF ROAD;
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4. ALONG SAID LINE OF BCOTLAND ROAD NORTH 27 DEGREES 69 MIN FEET TO THE
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CONTRACT OF SALE AND PURCHASE OF REAL ESTATE
sovembear

THIS CONTRACT OF SALE PURCHASE OF REAL ESTATE (the
"Contract”) is made this £ day of July! 2021 (the "Effective Date") by and among, ADAM
PATRICK, an individual, having an address of 611 Scotland Rd, Orange New Jemsey 07050
(referred to herein es the "Scller”) and QL DEVELOPERS LLC, a New Jersey limited
liability company, its successors and or assigns, having an address of 5308 13th Avenue,
#197, Brooklyn NY 11219 (the “Buyer").

1. Agreement.  For the consideration hereinafter set forth, but subject 10 the
terms, provisions, covenants, and conditions herein con'lained, Seller agrees to sell and 1o
convey, and Buyer agrees to purchase and 1o pay for certain real properties commonly known
as 611 Scotland Rd, Orange, New Jersey 07050 and shown on the Tax Map of the City of
Orange as Block 6105, Lot 2, and being about 4,000 squere feet (hereinafter referred to as
"611 Scotland Rd"). 611 Scotland Road shatl be referred 1o herein as the "Property".

2 Purchese Pricc. The purchase price to be paid by Buyer to Scller for Seller's
interest in the Property is Two Hundred and Eighty Five Thousand and 00/100 ($285,000.00)
Dollars (the "Purchase Price"), and which shail be paid as follows:

2.1.1 Within two (2) business days afier Buyers receipt of a fully executed contract,
Buyer shall deliver a good check in the amount of Six Thousand and 00/100 Dollars
($6,000.00) (the "First Deposit®) to be deposited and held in Buyer's Title company account
and to be held in escrow unti) the closing (hercinafter defined),

2.1.2  The balance of the Purchase Price al the closing by good bank, cashier's or
certified check payable to Seller's order or, by wire transfer of federal funds, This is an all-
cash transaction and not contingent on financing, provided however that Buyer may apply for
financing for it's own convenience, in which case the Buyer shall compensate the Seller for
additional attorneys fees in the amount of $1000.00.

3.0 Buyer's Studv and Approval Period.
3.1 Due Diligence Documents. Within five (5) days of the Effective Date, Seller

shall provide or cause to be provided any and all documentation in its possession that relates
to the potential ownership and usc of the Property. Seid documents shal] include, but not
necessarily be limited to, deeds, title insurance pelicies, boundary and topographic surveys,
eavironmental tests, studies and reports and leases, if any (the documents shall collectively
be referred to as the “Due Diligence Documents”).

32 Dug Diligence Contingency, Buyer shall have a period of sixty (60) calendar
days from the receipt of the fully-executed contract (the "Due Diligence Petiod"), to inspect,
examine, and investigate to its full satisfaction, the Property and the uses thereof, including,



losses, damages, penalties and costs arising from environmental conditions or the presence of
bazardous substances al, migrating onto, or emanating from the Propery.

(j) EXCEPT AS PROVIDED IN THIS AGREEMENT OR IN SUCH SELLER'S
CLOSING DOCUMENTS, THE RESPECTIVE PROPERTY WILL BE DELIVERED IN
ITS "AS IS," "WHERE 1S" PHYSICAL CONDITION, SUBJECT TO ALL FAULTS,
ENVIRONMENTAL OR OTHERWISE. INCLUDING BOTH LATENT AND PATENT
DEFECTS, WITHOUT WARRANTY OF ANY KIND. BUYER HEREBY WAIVES AlL
WARRANTIES, EXPRESS OR (MPLIED, INCLUDING ANY WARRANTY OF
MERCHANTABILITY OR FITNESS FOR A PARTICULAR PURPOSE, AND BUYER
RELEASES AND AGREES NOT TO ASSERT ANY CLAIM WHICH
MAY BE ASSERTED AGAINST EACH APPLICABLE SELLER REGARDING THE
CONDITION AND USE OF THE PROPERTIES. EXCEPT IN THE EVENT OF ANY
WILLFUL MISCONDUCT, FRAUD OR CONCEALMENT OF MATERIAL
INFORMATION COMMITTED BY SUCH SELLER, SUCH SELLER'S COMPLETE
LIABILITY WITH RESPECT TO THE ENVIRONMENTAL AND OTHER CONDITIONS
OF THE RESPECTIVE PROPERTY SHALL BE LIMITED TO COMPLIANCE WITH
THE EXPRESS UNDERTAKINGS BY SUCH SELLER SPECIFICALLY PROVIDED
UNDER THIS AGREEMENT, IF ANY. BUYER REPRESENTS AND WARRANTS TO
EACH SELLER THAT BUYER HAS ENTERED INTO TS AGREEMENT WITHOUT
RELYING UPON ANY REPRESENTATION OR WARRANTY BY SUCH SELLER A$

TO THE CONDITION OF THE PROPERTIES, EXCEPT AS EXPRESSLY PROVIDED
FOR HEREIN.

IN WITNESS WHEREOF, the parties have duly executed this Agreement as of it
day and ycar first above written.

FBLil liupsiison  sormin 5

% BUYER  November 4_2021




Patriac Adams

Scottand Ventures {.LC

Addendum No. I to Contract of Sale
611 Scutland Road, Orange

ABAM-PATRIOK and Q1. DEVEL.OPERS | LC agrec as follows:

. The Contract of Sale dated November $. 2021 is reaffirmed by the partics. as modified

herein.

- The New Purchase Price 10 be paid by buyer 10 seller is Three Hundred and Five

Thousand and 007100 ($305.000.00).

. I'he partics agree that Duc Diligence is completed and Buyer declines to cancel the

contract, provided however that the Buyer shall have the right to conduct further testing
far ashestos conditions.

- Paragraph 3.3 is modified to the effect that the Buyer's right of cancellation due to the

denial of Municipal Approvals shall be at its option. Seller waives any rights of
cancellation of the Contract, other than due to the Buyer’s material breach.

- Ifthe Seller is unabte to convey title according (0 the terms of this Contract, the Buyer

shall have the right to cancel this Contract, and shall receive a refund of the deposit,

and-uppraval-oxpanses,

The contract of sale is assigned from-QL Developers LLC to Scotland Venwses LLC
in accordance with contract

- This Addendum may be signed electronicatly und in counterparts with the same force

and effect as original signatures,

Patrck dedame Iy 132022

Adam P:;l-rick

U Deselopers LLC

_ July 27 2022
Solamon Goldberger. Member, Buyer

Juby 27 2022
Solomon Goldberger, Membcr. Buyer



URCHASE AN LE AGREEME

THIS AGREEMENT, made this 23 day of M,OZ‘I. ( the “Effective
Dalo”) between FRANKLIN CAPUTO AND ROBERT CAPUTO, having an address at
817 Scotland Road, Orange, New Jersey 07050 (the "Seller”) and QL Developers LLC,
and/or  assigns, a5 hereln permitted, having an address et
Ste& L Ave k\ad (the "‘Purchasear”).
B roevwlg WY W\§

WHEREAS, the Soller owns cerlain real properties located in City of
Orange, County of Essex and State of New Jersey, more particularly described in
Schedule A, attached ("Propery”); and

WHEREAS, the Sellsr desires to sell such Proparty to the Purchaser, and
the Purchaser desires to purchass such Property, all on the terms and conditions
herelnafter provided.

NOW, THEREFORE, In consideration of the covenants and mutual
pramises contained herein and other good and valuable consideration (the recelpt and
sufficiency of which are hersby acknowledged), the Sefler and the Purchaser hereby
agres as follows;

1.  Sale and Purchage, On the terms and conditions herelnafier
provided, the Seller ehall aell and convey to the Purohaser, and the Purchaser shall
purchase, the Propetly (as suoh term is hereinafter defined).

2. Proporty. As used herein, the "Property” means that certaln
tracts of land situated in the City of Orange, County of Essex and State of New Jersey,
being more particularly described on Schedule A attached hereto identified as Bloek
8108, Lot 4 on the officlal Municipal Tex Map of the City of Orange, Essax County, New
Jersey, logether with aR buiklings and improvements thereon and fixtures attached
thereto; together with all rights, privileges, tenements, hareditaments, rights of way,
esasements, appendages and eppurtenances of such land. The Property conslsts of
vacant [end.

2 Prdce, The purchase price of the Property shall be NINE HUNDRED
THOUSAND AND $0/100 (§300,000.00) DOLLARS, subject to closing adjustments as
herelnafter provided. Such amount shali be payable as follows:

(a)  Upon the execution and defivery of this Agreement, the sum
of $30,000.00, (the “Deposit"), shall be delivered to Bendit
Welnstock Attorney Trust Account.
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BN WITNESS WHEREOF, the patties have execulsd this Agreement as of
the day and year first above written,

WITNESS;

}:En-l'? ::: Dowlo;zs uc
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STATEWIDE NEW JERSEY REALTORS® STANDARD FORM
OF REAL ESTATE SALES CONTRACT

OWié New fenty REALTORSS, L
THIS FORM MAY BE USED ONLY IN THE SALE OF A ONE TO FOUR-FAMILY RESIDENTIAL PROPERTY
OR VACANT ONE-FAMILY LOTE. THIS FORM I8 SUITABLE FOR USK ONLY WHERE THE SELLER HAS
PREVIOUSLY EXECUTED A WRITTEN LISTING AGREEMENT.

P
NEW JERSEY
REALTORS'

THIS IS A LEGALLY BINDING CONTRACT THAT WILL BECOME FINAL WITHIN THREE BUSINESS DAYS.

DURING THIS PERIOD YOU MAY CHOOSE TO CONSULT AN ATTORNEY WHO CAN REVIEW AND CANCEL THE
CONTRACT. SEE SECTION ON ATTORNEY REVIEW FOR DETAILS,

TABLE OF CONTENTS
] PARTIES AND PROPERTY 15.  CESSPOOL REQUIREMENTS 9. DECLARATION OF BROKER(S}
DESCRIPTION 16.  INSPECTION CONTINGENCY CLAUSE BUSINESS RELATIONSHINS)
2 PURCHASE RRICE 17.  MEOANS LAW STATEMENT M. BROXERS INFORMATION AND
3 MANNER OF PAYMENT 18, MEQANS LAW REQISTRY COMMISSION
4.  SUFRCIENT ASSETS 19, NOTIFICATION REGARDRNG OFF- 3i.  EQUITABLE LIEN
3. ACCURATE DISCLOSURE OF SELLING SITR CONDITIONS 3t DISCLOSURE THAT BUYER OR
PRICE 0 AJKSAFETY AND ZONING SELLER (S A REAL BSTATE LICENSEE
6.  ITEMS INCLUDED IN SALE NOTICE 13, BROKERS TORECEIVE CLOSING
7. ITEMS EXCLUDED FROM SALE 2).  BULK SALES DISCLOSURE AND OTHER DOCUMENTS
5. DATESANDTI FOR 1. NOTICE TO BUYER CONCERMING 3.  PROFESSIONAL REFERRALS
PERFGRMANCE INSURANCE 35, ATTORMEY-REVIEW CLAUSE
9 CERTIFICATE OF OCCUPARCY AND 13  MAINTENAKCE AND CONDITION OF 3. NOTICES
ZONING COMPLIANCE PROFERTY 32, NOASSIGNMENT
10 MUNICIPAL ASSESSMENTS M RSKOFLOSS 38 ELECTRONIC SIGNATURES AND
1. QUALITY AND INSURABILITY OF 3. INITIAL AND FINAL WALK. DOCUMENTS
TITLE THROUOGHS 39. CORMIRATE RESOCLUTIONS .
12 POSSESSION. OCCUPANCY AND 16 ADJUSTMENTS AT CLOSING 40,  ENTIRE AGREEMENT; PARTIES LIABLE |
TERANCIES 2. FAILUNEOF BUYER OR SELLER TO 41 APPLICABLE LAWS
13 LEAD-BASED PAINT AND/OR LEAD- CLOSE. 42 ADDENDA
mpm:'m n. CONSUMER INFORMATION 43, ADDIMONAL CONTRACTUAL
14. POINT OF ENTRY TREATMENT BYSTEMS STATEMENT ACKNOWLEDGEMENT PROVISIONS
1. PARTIES AND PROPERTY DESCRIPTION:
QL Developers LLC (“Buyer™), i +{“Buyer"),
s (“Buyer™), + (“Buyer”),
whose address isare 5308 13th Avenue, Sulte 197, Brooklvn, NY 11219
AGREES TO PURCHASE FROM
—  Clarence MarvinOrawry _~ (“Selter™), L +(“Seller™),
_____ (“Seller™), ; s {“Seller”),

whose address 1¢/are

519 Beach Street. Orange. NJ 07050

THROUGH THE BROKER(S) NAMED IN THIS CONTRACT AT THE
FOLLOWING PROPERTY:

Property Address: _§1D Baach Straet, Clty of Orange, NJ 07050

PRICE AND TERMS STATED BELOW, THE

thown on the municipal tax map of ___ Clty of Orange Yownship - County Essex o

as Block Lot 5 (the “Property™).

THE WORDS “BUVER” AND “SELLER” INCLUDE ALL BUYERS AND SELLERS LISTED ABOVE.

2. PURCHASE PRICE:

TOTAL PURCHASEPRICE ... ....... T TP TP T TP OYOI PO 31: 11114 1 %
INFYTAL BEPOSIT . ......coennnienniuinenniinniiiineiisniesnenniernnniinsesiienarsssoenees $_1,000.00
ADDITIONAL DEPOSIT ..o vvvvernnncenanansonnrrnssonnnns ST NN ¢ Su -
MORTGAGE. «....oooiurirarivrsreiseiserisssesessansnansrernonsosssssneassssnserarsasaas §
BALANCE OF PURCHASE PRICE .......... OOCAOa0N0acaBaRaR0aan crrrrseriies s $_294 000,00

New Jersey Realiors® Form 118-Siatewide i/)8 Page 2 of 12 Buyer's Seller's

Initials: Tattiaks:

Produced wih tpFomm® by tiplLogix 18070 Fiteen Mis Rosd. Franer Michigen 43028 ww 210l ro oot ADurs Meahy [nc.
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EXHIBIT 8
NARRATIVE DESCRIPTION OF THE PROJECT



Exhibit &
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 10 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 received site plan approva! from the City Planning Board to construct
a six-story multifamily residential buflding. The proposed building will contaln a total of
seventy-eight (78) apartments, which Include a mix of studios (3), one-bedrooms (30), one-
bedrooms with a den (20) and two-bedrooms (25). Each apartment will include a
living/dining area, a kitchen, bathroom(s) and bedroom(s), Each apartment will also have
laundry facilities within them.

The proposed building will include a two-level parking garage. The subject site
Increases in grade from the west to the east and from the south to the north. The Applicant
has used ¢this condition to accommodate two levels of parking. The basement level garage
will accommodate forty (40) parking stalls and first floor garage will accommodate seventeen

(17) parking stalls. Amenities include a lobby, fitness room, lounges, a common area terrace
and private terraces.

2097-001\#791342v1






EXHIBIT 9
SITE PLAN AS APPROVED BY PLANNING BOARD
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EXHIBIT 10
SITE PLAN APPROVAL RESOLUTION



PLANNING BOARD  The City of Orange Township 45
New Jersey ({38

Date 01/26/2023
Case No. 2-15

TITLE: RESOLUTION OF MEMORIALIZATION

Applicant: Scotland Ventures LLC
Proliminary & Final Major Site Plan

WHEREAS, Scotland Ventures LLC (“Applicant'”) submitted an Application to City of Orange
Township Planning Board (*Board™) for Preliminary and Final Major Site Plan approval io construct a
new 6 story building with 78 residential units and 57 off-street parking spaces on property identified as
Block 6105, Lots 1, 3 & 4 on the Officia! Tax Map of the City of Orange Township (“City” or
“Orange”), commonly known as 611-617 Scotland Road {collectively “Proporty”); and

WHEREAS, the Property is situated within the Central Valley Rehabilitation Area ~ District 4,
subject to the Central Valley Redevclopment Plan wheye this use is permitted; and

WHEREAS, the Applicant has presented proof that, at least 10 days prior to the date scheduled
for the hearing on this application, adequate notice of this application was published in an official
nowspaper and served on the neighboring property owners within 200 feet of the Property in accordance
with the applicable law; and,

WHEREAS, the Application reviewed by the Board consisted of the following plans and/ot

reports:
Document Title Date
Application for Development September 24, 2022
Topographic Location Survey Map of Property November 10, 2021

Located at 611-617 Scotland Road, 517-519 Beach
Street, Situated in the Township of Orange,
Bssex County, New Jersey, Block 6105 Lots 2, 3, 4& 5,

prepared by V4 Land Surveying, PLLC
Site Plans (10 sheets) titlod, Preliminacy And Final May 9, 2022
Site Plan, 611 -617 Scotland Road, 517 -519 rev. November 11, 2022

Beach Street, Tax Lots 2, 3,4 & 5, Block 6105,
Township of Orange, Essex County, New Jersey
prepared by AWZ Engineering, Inc

PAQRIOF &



Architectural Plans (18 sheets) titled, 617 Scotland June 16, 2022

Road, Orange, NJ07050, Block: 6105, Lots: 2, 3, rev. July 25, 2022

4 & 3, Six Story Mixed-Use, Multi-Family Building, rev. November 10, 2022
78 Dwelling Units, 57 Parking Spaces, prepared by

Devino Aiello and Associates

Stormwater Management Report, Tuly 25, 2022
prepared by AWZ Engineering, Inc.

Planning Review Memorandum by Gerard M. November 22, 2022
Haziel, PP, AICP of Nishuane Group LLC

Engineering Reviéw Memorandum by November 21, 2022

CP Professional Services

WHEREAS, a public hearing was held on this application in a virtual session on December 14,
2022, with Blnardo Webster, Esq. of Inglesino Webster Wyciskala & Taylor, LLC prosenting the
application to the Board on behalf of the Applicent; and,

WHEREAS, during the virtual public hearing beld on December 14, 2022, the Board heard
testimony from the Applicant’s professionals, including its engineer, architect and planner, as well as
from the Board Professionals, and opened the mesting to comments from members of the public in
relation to the application; and,

WHEREAS, during the virtual public hearing held on December 14, 2022, the Board voted to
grant the Application for Preliminary and Final Major Site Plan Approval, subject to certain conditions,
as reflected in the findings set forth below; and,

WHEREAS, after careful consideration of all evidence, the Board finds and concludes that: the
Applicant has established good cause for preliminary and final major site plan approval, having satisfied
its burden of proof pursuant to the Municipal Land Use Law ("MLUL"), and its proposed development
will advance the purposes of the MLUL; and,

WHEREAS, this Resolution incorpotates by reference all discussions, exhibits and testimony
presented at the virtual public hearing on December 14, 2022, 23 if set forth at length hezein.

NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING BOARD OF THE CITY
OF ORANGE TOWNSHIP, that this Resolution of Memorialization be, and hereby is, adopted and
that the application for Preliminary and Fina) Major Site Plan Approva) is hereby granted, subject to
the following conditions:

1. All of the recitals hereinabove set forth are incorporated herein by reference.

PAGH20F 8



2. To the extent not already satisfied, Applicant shall contply with all the conditions of
Board Engineer, a3 reflocted in his reports as agreed by the Applicant on the record, and such conditions
shall be incorporated by reference herein and shall be considered to be conditions of approval. To the
extent not already satisfied, Applicant shall comply with all the conditions of Board Planner, as reflocted
in his report as agreed by the Applicant on the record, and such conditions shall be incorporated by
reference herein and shall be considered to be conditions of approval.

3 The Site Plan shall be updated to reflect all changes agreed to at the hearing and the
Board Professionals’ reports.

4, All other State, County, and Municipal regulatory agency reviews that may be necessary
must be obtained.

5. NocomnwﬁonpaminofanykindchnnbeiuuedbytheCopmionCodeOfﬁcial
of the City of Grange Township witil all Board escrow fees have boen paid, a Resolution of Approval
has been memorialized and appropriately executed by the Board, and the Construction Code Official
has received final plans approprietely signed by the Board Chainman, Board Secretary and Board
Engineer.

6. Pursuant to the provisions of N.J.S.4. 40:55D-39 and N.J.S.4. 40:55D-65, the Applicant
shall provide proof that no taxes or assessments for local improvements are due on the Property.

7. Prior to the initiation of construction activities, the Applicant shall provide inspection
escrow funds in accordance with Orange Municipal Code § 210-56 for fees associsted with engineering
construction inspection of this project.

8. Applicant shall file for and obtain approvals and any other such permits as may be
applicable to the site from the County of Essex, State of New Jersey, and any federal agency. Applicant
agrees to this as an express condition of approval.

9. Applicant, if it installs security cameras on and around the site, shall ensure that video
footage shall be maintained and stored for later access by the Orange Police Department if requested.
Applicant will advise Orange Police Department of its cameras and shall work with Police to ensure
that footage is viewable and transferrable to the Orange Police Department. Applicant agrees to this as
an express condition of approval.

10.  Applicant, if it installs security cameras on and around the site, shall ensure that video
footage shall be maintsined and stored for later access by the Orange Police Department if
requested. Applicant will advise Orango Police Department of its cameras and shall work with
Police to ensuro that footage is viewable and transferrable to the Orange Police Department,
Applicant agrees to this as an express condition of approval.

11.  Applicant has agreed to not initintc a separate bill to tenants for on-site parking.

12.  Applicant agrees as a condition of approval to interface with municipal officials as to

the types and varieties of trees, shrubbery and other landscaping on site to ensure a diverse
seloction as well as visually appropriate.
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Motion to Approve Site Plan Motion Date: Decomber 14, 2022

M 2d Mamber AYE NAY NNV NP

D D HOLMES, Dwight BoardCher ® O 0O O

® O JONES, Antoinette BoardViceChalr ® O 0O O

D O WARREN, Hon. Bwayne D. Mayor 0 o DO

D O EASON, Hon. Tency A. Counciimember B 0O L0 [ |w:moeton

O ® MOBLEY, Christapher @ 0 0O O |28wm

0 O _ONYIUKE, Calilstus B 0 0O O |WNve S

[0 O FAUSTIN, Enock O 0O O B8 | e wotPresent

00 O 8 0o 0
VoteTotete:| 6 | 0 | 0 | 1 |B® O Relectad

Motion to Approve Resolution  Motion Date: January 25, 2023

M 2d Member AYE NAY NV NP

O O HOLMES, ] BaandCheh B O O O

O 8 JONES, Antoinstte Board Vice Chair 0 0 Q]

0 O WARREN, Hon. Dwayne D. Mayor 0 0 O]

0O O EASON, Hon. YencyA.  Councimember ® 0O O 0O |mMoton

B O MOBLEY, Christophat e B 0O 0O g‘"mmuovm

O_OONYIUKE, Calistus B 0O O o |Mw

0 O_FAUSTIN, Enock BB Bl

00 [ R o T A - 1 A
VoleTotats: 6 | 0 | 1+ | 0 |® Approved O Rejected ]

| hereby certify the foregoing Resolution was adapted by the Planning Board of the City of Orange
Township at its meeting on January 25, 2023, and that said resolution memorializes the action of the
Ptanning Board taken at its meeting on December 14, 2022.

4Ad G

H
Pianning Chalr Planning Secretary

Approved as to form and legality:

e tagt
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EXHIBIT 11
TOTAL PROJECT COST ESTIMATE



TAYLOR

ARCHITECTURE A DESIGN

TN\

PRELIMINARY PROJECT CONSTRUCTION COST ESTIMATE

Date: 17 February 2023
Re: 617 Scotland Road

Orange, NJ
Ree Value Peecantage
Horg Conts $ 17.ML300.00 n
SohCoats 3 211506000 10.9%
Project Cost $ PASTINW HO%
Construction Division S:makdown Cost
Oivision Bt - Genersl Reguirement § LA10.00 10.0%
Division 8 - Site Construction $  867,0m00 0%
OMonC3 - Concrate $ WA 33%
Ofvivion 84 — Magonry 5 M %
OivislontS - Matats $  MAAND0 0%
CMIISADS - Wood and Plapies $  1,800,910.00 104%
Divition 07 - Tharmal nd b i $  MRABN 5
Divilon0F - DO 4nd Windows $ 12039093 %
Divisdon 03 - Finkhes $ Laza0mb0 %
Sivition 18 - Spedalties 4  mure 1%
Ohvialon 11 - Equipman $  ansp %
Division 12 - Furnithings $  2e8s0 L™
Division 13 - Special Construction $ I X
o u ¢ z ¢ ssmson 20
Division 15 — Mechanical/Plumbing $ 200L75m 0%
Oivision 18 —~ Elwetries $ asmamnie 1490
sub Fotal $ 17.341,%00.00 W00
Nucsbhar of Units ]
Tolal Cost pas Duratitng Unit (ol units) $  Msam
Profect Cont by Dwalling Unkt Type %untt Type®
Stugio (Avacege) - Junfts $ oA inm § smasn
1 Bedroom (Average} - 30 vaits $ AT NN 3 LA
1 Bedroom + (Aversge] - 20units $ asmw nam $  asemn
28edroom [Average) - 35 unhs $ N 0% 5 79MNLIs

§  13.437.163.00

® Percenrage of esdh unit type 15 based on iotal sses ol units

Bullding Area |3F) 13100

Wand Cost par Squere Fool H 16800

Tors Con par Squace Foot s |1

Totel net srers of Dwalbng Units 63350

Tosl netares ol Commarcta? Units ¢

Totaf aren of Parking 23003

Total Aminity seea 110

Eifcency Ratlo %

* Etfickency Watio I net sraa of dwalling unit + commerd o) unitt drvided by gross
buliding sres exciuding parking wes-

| certify that the above costs represent a fair estimate of the total construction costs of the proposed
new building as of the dated today’s date.

Brian M. Taylor, AlA, Architect
NJRA AlNS5286

95 watchung Avenue, North Plainfield, New Jersey 07060 | taylorarct-design.com | p 908,226.5515



EXHIBIT 12
COST ESTIMATE FOR EACH UNIT TYPE



TAYLOR

ARCHITECTURE & DESIGN

PRELIMINARY PROJECT CONSTRUCTION COST ESTIMATE

Date: 17 February 2023
Re: 617 Scotland Road

Orange, NJ
Iten Value Percentage
Herd Losls § 17,141,500.00 5.1%
Sohicests $ .00 10.9%
Project Cost $ 1A57.360.00 T00%
« Jon Olviston Bieakdo cont

01 — Genera) Regp 3 LT3 130.00 10.0%
Division 02 — $ita Construrilon $  Won S.o%
Diviiion 03 — Conaete $ #amso 5%
Davision 08 — Magonry $ s %
Division & — Metaly $  MeN0000 208
Divizion 48 —Wood snd Plarta $ 100053000 1W0A%
QWikon? —Th iand $  Wpass0 5.7%

ol — Dx 3 L% M
Division 0% — Finishes $  1422,000.00 [ 5.3
Division 10 — Specielies $ My 1%
Division 11 — Equipmen $  arms 5%
Division 12 — Furnishings $  Pasmsp 1

13 = Specirl C $ wLInw I8

18 = Comvrsing Sy § 04500 1%
Diviion 13 ~ MechentcrlfPlumbing $  260L23.00 1.0%
Divtiion 16 — Elactrical $ 258398350 14.9%
SubTotst $ 17.341,500.00 100.0%
Number of Ualts =
Tatal Cort per Dwalling Untt foll nits) §  ueasea
Project Cott by Dwalting Unit Type % Untt Type *
Studio [Average) - 3 units im.aiea) TN 34,915, 2

% Badroom [Aversge) - Jounits
1 Baciroom + [Avanpe) - 3D units
1 Bacoom [Aversfs) - 25 wolls

UGATLES BIN 5 A 1ss e
AT WU 3 431740

OIS A rMBEe
$  19452,182.00
* Percenlags of gach unit type s besed on aisl svea of wnits

WA AN

Bullding Ares (37] 103300
Hawd Cost par §quara Foot $ 185.00
TolahCost pes Soprw Foot $ 185,13
Tots! net aoee of Dwelling Unis. 65360
Toalnataras of Commerca? Units [}
Touwl eree of Parking 23008
Totsl Amentty ares 1200
Ehciency Ratle o

* Eficsancy Ratio is ned aras of dwetling wnit » commevical units divided by gross
butlding #r04 eiduding parking sres.

I certify that the above costs represent a fair estimate of the total construction costs of the proposed
new bullding as of the dated today's date.

Brian M. Taylor, AlA, Architect
NJRA AINS286

95 Watchung Avenue, North Plainfield, New Jersey 07060 | taylorarchdesign.com | p 908.226.5615



EXHIBIT 13
PROJECT PRO FORMA



J\® TAYLOR

ARCHITECTURE B OESIGN

617 Scotland Road

Project Data
Building Area (SF)
Construction Cost
Acquisition Costs
Owner's Equity

Residentia) income
Number of Studios
Number of 1 Bedrooms
Number of 1 Bedrooms +
Number of 2 Bedraoms
Total units

Rental income for Studio
Rental income for 18
Rental income for 1B+
Rental income for 28
Annual Residential Income

Retall Income
Retall Area (SF)
Retail income / SF

Storage Income

Storage Area (SF)

Storage Income / SF

Annual Retail / Storage Income

Miscellaneous income
number of Parking Spaces
Cast per space per year
Annual Parking income

Gross Revenue

Vacancy Rate

Effective Gross Revenue
Operating Expenses

NOI

105160
$ 17,341,500.00
$§ 3,120,000.00

3

30

20

5

78
1,850.00
2,400.00
2,500.00
2,800.00
2,370,600.00

v

H] 25.00

1,000.00

W N

58
$ .
$

$ 2,370,600.00
5% $  118,530.00
$ 2,252,070.00
$  788,224.50

I 3 1,463,845.50'




J\E TAYLOR

ARCHITECTURE & DETGH

617 Scottend Road

Construction Cost

Building Area {SF) 105100

Cost / SF -3 165.00

Totat hard cost $ 17,341,500.00

Total / SF 5 1‘65.00

Site Improvement Estimate $ - included
Grand total $ 17,341,500.00

Cost / SF with Site I ; 165.00 I




I\ TAYLOR

ARCHITECTURE & DEIIGH

©17 Scotland Road

Operating Expenses Unit Cost Notes
Property Taxes $ 237,060.00 10% PILOT
Insurance $ 3900000 § 500.00 perdoor
Repalrs/Maintenance $ 4680000 $ 600.00 per door
General Administrative $ 1950000 $ 250.00 per door
Property Management $ 118530.00 5% 5% of Rental Income
Utilities (CAM) S 39,00000 $§ S00.00 per door
Contract Services $ 58,500.00 4750 perdoor
Payroli $ 140,40000 $§ 1,800.00 per door
Marketing $ 15,60000 S 200.00 per door
ParkinJg S - S - perdoor
Total l S 714,350.00 I

Capital replacement reserves $ 3120000 § 400.00 per door
% of Effective Gross Income

Operating Expense (Est.) 35%

Operating Expense (Est.) S 788,224.50

Number of units 78

PILOT rate 10%
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EXHIBIT 14
PROJECT FINANCING PLAN

Sources;

Equity $7,354,050.00
Financing £17,159,450.00



EXHIBIT 15
FINANCING COMMITMENTS

ToBE PREOVIDED



EXHIBIT 16
EXPLANATION OF NEED FOR TAX ABATEMENT



Exhibit 16
EXPLANATION OF NEED FOR TAX EXEMPTION

Attach en explanation of why the applicant believes that a long tern tax exemption is necessary to make
this Project economically feasible. Include specific figures where possible to explain any financing gaps.

The Applicant formed its entity to initiate and conduct the redevelopment of an
underutilized area that has remained vacant for some time. The Applicant secks to revitalize
qte profect site consistent with the goals and objectlvul of the City of Orange Township’s
Central Valley Redevelopment Plan. This redevelopment project is being undertaken for the
public benefit, namely to: (f) promote the principles of a “Transit Oriented Development,”;
(i) maximize the use of the advantages provided by the area’s adjacency to Highland Station
and other mass transportation resources; (iii) coordinate the revitalization of this section of
Orange with the planned revitalization of the adjacent portion of West Orange; (iv) allow
for more efficient use of land and expand the City’s tax base by encouraging higher density
development; (v) expand the level of residential activity in the area, thereby increasing
density, diversity and the potential for economic activity throughout the City; (vi) maximize
the participation of private developers while minimizing the participation of the public
sector; (vif) provide for the creation of places which promote, pedestrian oriented activities,
and social interaction; and (viif) provide a variety of market-value housing types through
new construction of low, mid and high-rise structures.

The funding of this project will be provided through private equity investment and a
private Joan, These investments and leans will be used to fund the construction and
revitalization phase of the project. The long-term tax exemption Is needed because tax
savings on this project will have a direct impact on the Applicant’s ability to proceed with
construction and (o obtain debt financing.



EXHIBIT 17

PROJECT SCHEDULE
Site Plan Approval Completed
Submission of PILOT Application April 2023
Approval of Financial Agreement Within four months of Submission of PILOT Application
Commencoment Construction Witllﬁn six months of Financial Agreement Approval
Substantial Completion Within thirty-six months after Commencement of Construction

Lease Out Three months after Substential Completion



EXHIBIT 18
SUMMARY OF PROJECT BENEFITS



Exhibit 18
SUMMARY OF PROJECT BENEFITS

Attach a summary of all the public benefits associated with this project. At a minimum, include a projection
of the number and type of construction jobs snticipated, the number and type of pesmancnt 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,

This project will revitalize an ares designated in need of redevelopment in accordance
with the goals and objectives of the Central Vulley Redevelopment Plan (“Plan”), The project
will support ongeing revitallzation and reiuvestment within the City of Orange Township
through the accommodation of residential uses in an area that has not experlenced significant
change in decades. The project will contribute to the wellbeing of the community by creating
housing opportunities with transit oriented development. The project allow for more
efficient use of land and public services and expand the City’s tax base by encouraging higher
density developmeot in accordance with the goals of the Plan. Other project beanefits include
temporary and permanent employment and increased tax revenue for the City.

2097-001\#791379v1



EXHIBIT 19
PROPOSED FINANCIAL AGREEMENT



FINANCIAL AGREEMENT
(NLS.A, 40A:20-1, et soq)

This FINANCIAL AGREEMENT (hereinafter, the “Financial Agreement”) made this

day of » 2023 by and between 617 Scotland Urban Renewal LLC,

& New Jersey limited liability company qualified to do business under the provisions of the Long
Term Tax Exemption Law, as amended and supplemented, (N.J.S.A. 40A:20-1 ¢t seq.), having
its principal office at 5308 13 Avenue, #197, Brooklyn, New York 11219 (hereinafter referred
to as the “Entity”), and the City of Orange Township, a Municipal Corporation in the County of
Essex and the State of New Jersey, having offices at City Hall, 29 North Day Street, Orange,
New Jersey 07050 (hereinafter referred to as the “City™).

WITNESSETH:

WHEREAS, the Entity has applied for a long-term tax exemption for a redevelopment
project on property located at 611-617 Scotland Road and 517-519 Beach Street in the City of
Orange Township identified on the City tax map as Block 6105, Lots 2, 3, 4 & 5 (the
“Property”) which is located within the Central Vailey Redevelopment Area, District 4; and

WHEREAS, as described more fully within the application for long term tex exemption
submitted by the Entity (a copy of which is attached hereto as Exhibit A) (the “Application™),
the proposed project consists of the demolition of the existing structures on the Property and the
construction six-story multifamily residential building, consisting of seventy-eight (78) market
rate rentel units, along with fifty-seven (57) off-street parking spaces (the “Project”); and

WHEREAS, the City Council has reviewed the Application and has made the following

findings:

73908451



sts. The granting of the
long-term tax exemption provided herein will permit the development of market rate residential
units on the Property which would not be developed but for the granting of the exemption
provided herein and will also create both temporary construction and penmanent jobs which will
benefit the community. Thus, the City Council finds that this substantial public benefit

outweighs the difference between the unabated tax amount and the amount that the Eatity will be

required to pay hereunder,

(i) This long-term tax exemption represents a logical and economical method of
attracting residents who will utilize more housing options which are vital to the City and the
community because but for the provision of this financial incentive and the subsidy provided
thereby, the development of residential rental housing units would not be possible and thus
would not occur; and

(i)  The relative stability and predictebility of the Annual Service Charges will
enhance the Entity’s ability and opportunity to successfully construct, operate and maintain this
Project, which in turn will ensure the likelihood of success over the life of the Project; and

(iii)  The long-term tax exemption granted under this Financial Agreement is important
to the City because without the incentive of the tax exemption granted under this Financial
Agreement, it is unlikely that the Project would be undertaken and as such the goals and
objectives of the Redevelopment Plan would go unfulfilled. The tax exemption is also expected

to influence the locationa) decisions of potential occupants of the Project, and will be of benefit
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to the local businesses in the community and will foster the growth of additional off-site local
business opportunities; and,

WHEREAS, the parties hereto wish to set forth in detail their mutual rights and
obligations with respect to the tax exemption applicable to this Project by entering into this
Financial Agreement.

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

- er visions
Section 1.1 Governing Law

This Financial Agreement shall be governed by the provisions of the Long-Term Tax
Exemption Law, N.J.S.A. 40A: 20-1 et. seq. (as amended and supplemented, the “Law”). Itis
expressly understood and agreed that the City expressly relies upon the facts, data, and
presentations contained in the Application attached hereto in granting this tax exemption.

Section 1.2 General Definitions

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

i. Aliowable Net Profit - The amount arived at by applying the allowable profit rate to
the total project cost pursuant to the provisions of N.JLS.A. 40A: 20-3(c).

ii. Allowsble Profit Rate - The Allowable Profit Rate means the greater of twelve (12%)
percent or the percentage per annum arrived at by adding 1 % % per annum to the annual interest

percentage rate payable on the Entity’s initial permanent mortgage financing.
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iii. Annual Service Charge - The amount that the Entity has agreed to pay the City in lien
of full taxation on the Improvements as set forth more fully within Section 4.1 of this Financial
Agreement, and which is subject to verification and review by the City.

iv. Application - The Application was filed by the Entity pursuant to N.J.S.A 40A:20-8
for a long term tax exemption for the Project which is attached hereto as Exhibit A.

v. Auditor’s Report - A complete financial statement outlif.ing the financial status of the
Project (for a period of time as indicated by context) the contents of which shall include a
certification of Total Project Cost (in the first Auditor’s Report following Substantial Completion
only, with any changes to be contained in a subsequent Annual Report) and proper and accurate
computations of annual Gross Revenue and Net Profit. The contents of the Auditor’s Report
shall be prepared in conformity with generally accepted accounting principles and shall contain
such information as necessary to compute the foregoing items, and any other items required by
Law, Statutes or Ordinance. The Auditor's Report shall be certified as to its conformance with
such principles by a certified public accountant who is licensed to practice that profession in the
State of New Jersey.

vi. Certificate of Occupancy - Document issued by the City authorizing occupancy of a
building.

vii. City - The City of Orange Township, New Jersey.

viii. Default - Shall be the failure of the Entity to perform any obligation imposed upon
the Entity by the terms of this Financial Agreement.

ix. Entity - Shall mean 617 Scotland Urban Renewal LLC, a New Jersey limited liability
company qualified to do business under the provisions of the Law, and any lawful assignees as

authorized under this Financial Agreement.
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x. QOross Revenue - Any and all revenue derived from or generated by the Project of
whatever kind or amount, whether received as rent from any tenants or income or fees from third
parties, including but not limited to fees or income paid or received for parking, laundry room,
vending machines, and the like, or as user fees or for any other services. No deductions will be
allowed for operating or maintenance costs, including, but not limited to gas, electric, water and
sewer, other utilities, garbage removal and insurance charges, whether paid for by the Entity,
tenant or third party.

xi. Improvements - Any building, structure or fixture permanently affixed to the Land.

xii. In Rem Tax Foreclosure - A summary proceeding by which the City may enforce
the lien for taxes due and owing by a tax sale. Said foreclosure is govemed by N.J.S.A. 54: 5 -1
et §eq.

xiii. Land - The land, but not the Improvements, on the Property.

xiv. Land Taxes - The amount of taxes assessed on the value of the Land. Land
assessments arc not abated and shall remain a lien on the Land,

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

xvi. Law - The term “Law™ shall refer to the Long-Term Tax Exemption Law, as
amended and supplemented N.J.S.A. 40A: 20-1, et, seq.

xvii. Mipimum Annua] Service Charge - The minimum annual service charge shall be
the greater of (i) the amount of the total taxes levied against all real property in the area covered
by the Project in the last full tax year in which the area was subject to taxation, and (ii)
$40,944.22.
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xviii. Net Profit - The gross revenue of the Entity less a]l operating and non-operating
expenses of the Entity, calculated on a cumulative basis from Substantial Completion through the
most recent fiscal year, as determined in accordance with generally accepted accounting
principles and the provisions of N.J.S.A. 40A:20-3(c).

xix. Project - The Land and Improvements thereon which ere the subject of this Financial
Agresment and as defined in N.J.S.A. 40A:20-3 (¢) and (i). The Project consists of the
demolition of the existing structure on the Property and the construction six-story multifamily
residential building, consisting of seventy-eight (78) market rate rental units, along with fifty-
seven (57) off-street parking spaces, as described more fully within the Application.

xx. Pronouns - He or it shall mean the masculine, feminine or neuter gender, the
singular, as well as, the plural, as proper meaning requires.

xxi. Property - The Land and the Improvements thereon located at 595 Lincoln Avenue
in the City of Orange Township identified on the City tax map as Block 6303, Lot 7.

xxii. Statutes - The term Statutes when used in this Financial Agreement shall refer to all
relevant statutes of the State of New Jersey.

xxiii. Substantial Completion - The determination by the City that the Project is ready for
the use intended, as further defined in Section 6.2 of this Financial Agreement.

xxiv. Temmipation - Any act or omission which by operation of the terms of this
Financial Agreement shall cause the Entity to relinquish its long-term tax exemption on the
Property.

Section 1.3 Exhibits Incorporated

All exhibits that are referred to in this Financial Agreement and are attached hereto are

incorporated herein and made a part hereof.
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Axticle II - Approval
Section 2.1 Approval of Tax Exemption

The City bas granted and docs hereby grant its approval for a tax exemption for the
Project to be acquired, developed and to be maintained under the provisions of the Law on the
premises described in the Application. The Entity represents and covenants that, effective as of
the completion of the Project, it shall use the Project for the purposes set forth in the Applicntiop,
and the land use applications filed with, and as approved by, the City in connection with this
Project.

Section 2.2 Approval of Entity

Approval hercunder is granted to the Entity for the contemplated Project on the Property,
which shall in all respects comply and conform to all applicable statutes of the State of New
Jersey, and the Jawful regulations made pursuant thereto, governing land, building(s) and the use

thereof, and which Project is more particularly described in the Application.

Section 2.3 First Source Employment
(a) If the Entity, its successors and/or assigns and/or any subsequent purchasers and/or any

third party management companies retained to manage the Property, intend to hire new or
replacement employees, for either part time or full time employment, for the construction of the
Project or for the operation of the Project once it is constructed, the Entity, its successors and/or
assigns and/or subsequent purchasers and/or any third party management companies retained to
manage the Property, shall make good faith efforts to hire City residents to il these jobs as
specified below. The City, through the City’s Office of Human Resources and/or a non-profit
entity to be named by the City as the job referral center (hereinafter, the “Job Referral Center”),
shall be available to assist in providing qualified candidates for the above ‘first source’

interviewing and hiring. The good faith efforts by Entity, its successors and/or assigns and/or

7300545-1



subsequent purchasers and/or any third party management companies retained to manage the
Property, shall include, but not be limited to, the following: (1) written notification to the Job
Referral Center of any new full or part-time job opportunities at least five (5) business Days prior
to the commencement of the interviewing process. Such notification shall include, but not be
limited to, the number of positions available, projected start date, estimated level of compensation,
the skills and experience required for successful applicants, and the anticipated term of
employment; (2) hold a first source interview window of at least five (5) business Days during
which only candidates referred by the Job Referral Center shall be interviewed. These first source
interviews shall take place prior to interviewing candidates from the general public; (3) cooperate
with efforts to recruit City residents for employment opportunities, including participation in job
fairs or similar events held by the City; and (4) meet with appropriate City officials to determine
the status of recruitment efforts and to plan future employment recruitment activities. The Entity,
its successors and/or assigns and/or subsequent purchasers and/or any third-party management
companies retained to manage the Property, shall maintain records of this first source notification,
interviewing and hiring activity for review by the City upon the City's written request.

() Upon completion of the Project, as evidenced by the receipt of a Certificate of
Occupancy, the Entity and its successors and/or assigns and/or any subsequent purchasers, shall
include a provision in all of their non-residential leases for space in a structure constructed as part
of the Project providing that:

“If the lessee {tenant) intends to hire a new or replacement employee for either part

time or full-time employment, the lessee shall use good faith efforts to hire City

residents to fill those jobs as specified below. The City, through the Job Referral

Center, shall be available to assist in praviding qualified candidates for the above

‘first source’ interviewing and hiring. The lessee’s good faith effort shall include,

but not be limited to: (1) written notification to the Job Referral Center of any new

full or part-time job opportunities at least five (5) business Days prior to the
commencement of the interviewing process. Such notification shall include, but rot
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be limited to, the number of positions available, projected start date, estimated level
of compensation, the skills and experience required for successful applicants, and
the anticipated term of employment; (2) hold a first source interview window of at
least five (5) business Days during which only candidates referred by the job
Referral Center shall be interviewed. These first source interviews shall take place
prior to interviewing candidates from the general public; (3) cooperate with efforts
to recruit City residents for employment opportunities, including participation in
job fairs or similar events held by the City; and (4) mect with appropriate City
officials to determine the status of recruitment efforis and to plan future
employment recruitment activities. Lessee will maintain records of this “first
source’ notification, interviewing and hiring activity (including but not limited to a
written description of the reasons for the decision not to hire any candidate referred
by the Job Referral Center for review by the City upon the City’s written request.
Failure of the lessee to comply with this ‘first source’ requirement shall be
considered by the lessor to be a material breach of the lease and shall entitle the
lessor to exercise any and all remedies provided for in the lease for a material
breach including eviction.”

(c)  Upon writien notice from the City to the Entity or its successors and/or assigns
and/or any subsequent purchasers that the tenant is not using good faith efforts to hire City
residents and is not in compliance with the fitst source provisions of the lease, the Entity and its
successors and/or assigns and/or any subsequent purchasers agree to enforce the lease provisions
set forth within Section 2.3(b) above to ensure compliance by all lesseces. The Entity and its
successors and/or assigns and/or any subsequent purchasers also agree to include the terms of this
Section in any contract for sale or transfer of the Property or any structure constructed as part of
the Project to any other person or entity and to explicitly provide within such contract that these
terms shall survive the closing and that the City shall be a third party beneficiary as to the

enforcement of these terms.

(&  Inaddition to any other remedy provided under this Financial Agreement and any
other remedy provided by law, the parties hereby agree that the provisions of this Section may be
enforced by the City through specific performance.

Section 2.4 Affirmative Action
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The Entity, for itself and its successors and assigns, agrees that during the construction of
the Improvements provided for in this Financial Agreement:

(a) It will comply with the provisions of the Affinnative Action Language contained

herein.

(b)  When hiring workers in each construction trade, or when engaging

contractors, the Entity agrees, pursuant to the City's request, to use its best efforts to employ:
] minority workers in each construction trade; or

(ii)  minority contractors consistent with the following goals: (as to workers) -
a goal of employing twenty (20%) percent minority workers out of the
total number of workers employed as part of the work force in
connection with the Project; or (as to contractors) - a goal of
contracting with Qualified Minority Business Enterprises for twenty
(20%) percent of the dollar value of the hard costs of total procurements

to be awarded in connection with the Project.

For purposes of this section, the term "Minority" shall mean persons who are Black,
Hispanic, Portuguese, Latino, Asian American, American Indian or Alaskan Natives. The term
"Qualified Minority Business Enterprise” shall mean a business which has its principal place of
business in New Jersey, is independently owned and operated, is at least fifty-one (51%)

percent owned and controlled by Minority group members and is qualified.

() It will undertake a program of local preference to facilitate entering into

contracts with and/or purchasing goods and services from local merchants and businesses located
within the City.
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(d) It will endeavor to comply with the above stated goals by, among other things,
considering employment of applicants, contractors and vendors who are from a pool registered by
the City or its designee.

(¢)  Where applicable, it will at all times conform to the laws, regulations, policies
of the State of New Jersey, the Federal Government, and other governmental bodies with respect
to affirmative action and equal employment opportunities requirements, and particularly those
which are imposed as a condition to receipt of any government-sponsored funding for the
Project, notwithstanding any other provision of this Financia) Agreement to the contrary,

Section 2.5 Compliance and Reporting

The obligations contained in Sections 2.4 and 2.5 shall be binding on all contractors and
subcontractors to the extent that any work is done by any contractor or subcontractor, and any
contract entered into by the Entity (or any other person or entity) in respect of the construction of
the Project shall so provide. The Entity covenants to enforce (and cause any other person or
entity to enforce) its contracts with its contractors and subcontractors if such parties are not in

compliance with Sections 2.4 and 2.5.
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Article III - Duration of Financial Agreement

Section 3.1 Term

So long as there is compliance with the Law and this Financial Agreement, it is
understood and agreed by the parties hereto that this Financial Agreement shall remain in effect
for a term of twenty-two (22) years from the date of Substantial Completion of the Project and
shall continue in force only while said Project is owned by an urban renewal fntity formed
pursuant to the Law; prJ)vided, however, that in no case shall this Financial Agreement remain in
effect longer than 35 years from the date of execution of this Financial Agreement, Upon
expiration of the term of this tax exemption, (i) the tax exemption for the Project shall no longer
be in effect and the Land and the Improvements on the Property thereon shall thereafter be
assessed and taxed according to the general law applicable to other non-exempt property in the
City and (ji) all restrictions and limitations upon the Entity shall terminate upon the Entity’s

rendering and the City’s acceptance of the Entity's final accounting.
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Article IV - Apuual Service Chavge
Section 4.1 Annual Service Charge

() The Annual Gross Revenue shall be calculated as set forth within NJS.A.
40A:20-3(a) and shall include the total of all revenues that would normally be payable to a
landlord in the case where the landlord is responsible to pay all costs of operations and
maintenance as well as to pay the full cost of the capital required to construct the Project. To the
extent that the actual revenues collected by the Entity are less than such amount, due to any
reason including without limitation, the payment of expenses by tenants that would normally be
paid by the landlord, such as insurance, taxes and or maintenance or the existence of an
intenmediate entity between the Entity and any tenant, but specifically excluding reductions in
revenue duc to vacancies within the Project, the City shall have the right, at its sole discretion, to
recalculate the amount that the revenues would have been, without such issues and to utilize the
results of its recalculations in all determinations of Annual Service Charges.

(® Al parking spaces on the Property, if applicable and approved by the Office of
Central Planning, will be exclusively for the use of the owners, tenants or customers of the
Property. If the Entity charges for the parking spaces on the Property, the Entity must report this
as other revenue generated from the Project. In the event that the Entity secks to lease the
parking spaces on the Property, the Entity must first notify the City in writing and must comply
with all City ordinances and State laws regarding parking,

(c)  The Annual Service Charge for year one (1) through year fifteen (15) of this
Financial Agreement shall be the amount equivalent to ten percent (10%) of the Annual Gross
Revenue generated from the Project. The Annual Service Charge for the remaining period of the

Financial Agreement shall be determined as follows, pursuant to N.J.S.A, 40A:20-12(5)(2):

7390545-1



(it)

(iif)

(iv)

During year sixteen (16) through year nineteen (19) of the Financial
Agreement, the Annual Service Charge shall be an amount equal to ten
percent (10.%) of the Annual Gross Revenue generated from the Project or
twenty percent (20%) of the amount of the taxes otherwise due on the
value of the Land and Improvements, whichever is greater;

During year twenty (20) of the Financial Agreement, the Annual Service
Charge shall be an amount equal to ten percent (10%) of the Annual Gross
Revenue generated from the Project or forty percent (40%) of the amount
of the taxes otherwise due on the value of the Land and Improvements,
whichever is greater;

During year twenty-one (21) of the Financial Agreement, the Annual
Service Charge shall be an amount equal to ten percent (10%) of the
Annual Gross Revenue generated from the Project or sixty percent (60%)
of the amount of the taxes otherwise due on the value of the Land and
Improvements, whichever is greater;

During year twenty-two (22) of the Financial Agreement, the Annual
Service Charge shall be an amount equal to ten percent (10%) of the
Annual Gross Revenue gencrated from the Project or eighty percent (80%)
of the amount of the taxes otherwise due on the value of the Land and

Improvements, whichever is greater.

In no event shall the Annual Service Charge, excluding taxes on the Land, in any year after the

Annual Service Charge Start Date be less than the Minimum Annual Service Charge. The
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Minimum Annual Service Charge shall not be reduced through any tax appeal on Land and/or
Improvement during the period the Agreement is in force and effect.
Section 4.2 Quarterly Installments

The Entity expressly agrees that the aforesaid Annual Service Charge(s) shall be made in
quarterly installments on those dates when real estate tax paymenis are due; subject,
nevertheless, to adjustment for over or underpayment within thirty (30) days after the close of
cach City fiscal year. In the event that the Entity fails to so pay, the amount unpaid shall bear the
highest rate of interest permitted in the case of unpaid taxes or tax liens on the land until paid.
Section 4.3 Land Tax Credit

The Entity is obligated to make Land Tax Payments, notwithstanding any entitlement to a
Land Tax Credit against the Annual Service Charge for the subsequent year, The Entity shall be
entitled to a credit for the amount, without interest, of the Land Tax Payments paid by itin the
last four preceding quarterly instaliments in the prior tax year (the “Land Tax Credit") against
the Annuat Service Charge. For purposes of clarification the amount of the Land Tax Credit to
be applied against the quarterly installment of the Annual Service Charge shall equal % of the
total Land Tax Payments paid by it in the last four preceding quarterly instaliments in the prior
tax year. The Entity’s failure to make the requisite Annual Service Charge payment in a timely
manner shall constitute a violation and breach of the Financial Agreement and the City shall,
among its other remedies, have the right to proceed against the Property pursuant to the In Rem
Tax Foreclosure Act, N.J.S.A. 54: 5-1, gt. seq, and/or may cancel the Financial Agreement upon
thirty (30} days notice to the Entity. Any default arising out of the Entity’s faiture to pay Land
Taxes and/or Annual Service Charges, shall not be subject to the default procedural remedies as

provided in Section 5.1 of this Financial Agreement.
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Section 4.4 Material Conditions

It is expressly agreed and understood that all Land Tax Payments, Annual Service
Charges, including the methodology of computation, water and sewer charges, and any interest
payments due, are material conditions of this Financial Agreement. If any other term, covenant
or condition of this Financial Agreement or the Application, to any person or circumstance shall,
to any extent, be invalid or unenforceable, the remainder of this agreement or the application of
such term, covenant or condition to persons or circumstances other than those as to which it is
held invalid or unenforceable, shall not be affected thereby, and each term, covenant or condition
of this Financial Agreement shall be valid and be enforced to the fullest extent permitted by law,
Section 4.5 City Administrative Charge

In addition to the Annual Sexvice Charge, there will be a fee of two (2%) percent of the
Annual Service Charge added for each year that the Financial Agreement is in effect in order to

cover the City’s administrative costs.
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Astisle V - Disoute Resolution
Section 5.1 Remedies

In the event of a breach of this Financial Agreement by either of the parties hereto or a
dispute arising between the parties in reference to the terms and provisions as set forth herein,
other than those items specifically included as material conditions herein, either party may apply
to the Superior Court of New Jersey for relief through the filing of an appropriate proceeding to
settle and resolve said dispute in such fashion as will tend to accomplish the purposes of the
Law. In the event that the Superior Court does not accept jurisdiction, then the parties shall
submit the dispute to the American Arbitration Association in New Jersey to be determined, in
accordance with its rules and regulations, in such a fashion to accomplish the purpose of said
Law. Costs for said arbitration shall be borne equally by the parties. In the event of a default on
the part of the Entity to pay the Annual Service Charge as defined in Article IV, above, the City
among its other remedies, reserves the right to proceed against the Entity’s Property, in the
manner provided by N.J.S.A. 54:5-1 to 54:5-129, and any act supplementary or amendatory
thereof. Whenever the word “Taxes” appear, or is applied, directly or implied to mean taxes or
municipal liens on land, such statutory provisions shall be read, as far as is pertinent to this
Financial Agreement, as if the Annual Service Charge were taxes or municipal liens on land. In
such event, however, the Entity, whichever the case may be, does not waive any defense it may
have to contest the right of the City to proceed in the above mentioned manner by conventional

or In Rem Tax foreclosure.

T390545-1



— Certificate of
Section 6.1 Certificate of Occupancy

It is understood and agreed that it shall be the obligation of the Entity to make application
for and make all best efforts to obtain all Certificates of Occupancy in a timely manner as
identified in the Application and failure to use best efforts to secure and submit said Certificates
of Occupancy shall subject the Property to full taxation.

Section 6.2 Substantial Completion

The Annual Service Charge is to commence from the first day of the month following the
Substantial Completion of the Project or any phase(s) thereof, if the Project is undertaken in
phases,

The phrase Substantial Completion denotes the issuance, by the City’s Construction

Official, of any valid Certificate of Occupancy of all, or a substantial part of, the Project’s

structure,
Section 6.3 Filing of Certificate of Occupancy

1t shal) be the primary responsibility of the Entity to forthwith file with the Tax Assessor,
the Tax Collector and the Chief Financial Officer of the City a copy of such certificate.

Failure of the Entity to file such issued Certificate of Occupancy as required by the
preceding paragraph, shall not militate against any action or non-action taken by the City’s Tax
Assessor in the absence of such filing by the Entity.

The estimated cost basis disclosed by the Application and Financial Agreement may, at
the option of the City’s Construction Official, be used as the basis for construction cost in the

issuance of the building permit(s).
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Article VI - Annual Audits
Section 7.1 Accounting System

The Entity agrees to maintain a system of accounting and internal controls established
and administered in accordance with generally accepted accounting principles and as otherwise
prescribed in the Law during the term of the tax exemption.

Section 7.2 Perlodic Reports

Within ninety (90) days after the close of each fiscal or calendar year, depending on the
Entity’s accounting basis, that this Financial Agreement shall continue in effect, the Entity shall
submit its Auditor’s Report certified by a certified public accountant for the preceding fiscal or
calendar year to the City's Chief Financial Officer, and the City Clerk, who shall advise those
municipal officials required to be advised, and to the Director of the Division of Local
Govemment Services in the Department of Community Affairs as required under NJ.S.A.
40A:20-9(d). Said Auditor’s Report shall include, but not be limited to the following:

Rental schedule of the Project, and the terms and interest rate on any mortgage(s)
associated with the Project and such details as may relate to the financia) affairs of the Entity and
10 its operation and performance hereunder, pursuant to the Law and this Financial Agreement.

After completion of the Project, the Entity agrees to submit a Total Project Cost audit

certified by a certified public accountant within ninety (90) days after completion of the Project.
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Section 7.3  Inspection

The Eatity shall permit the inspection of property, equipment, bujldings and other
facilities of the Project. It also shall permit, upon request, examination and audit of its books,
confracts, records, documents and papers by representatives duly authorized by the City. Such
examination or audit shall be made during the reasonable hours of the business day, in the
presence of any officer or agent of the Entity.

Section 7.4  Limitation of Profits and Reserves

During the period of tax exemption as provided herein, the Entity shall be subject to
limitation of its profits payable by it pursuant to the provisions of N.J.S.A, 40A:20 -15.

The Entity shall have the right 1o establish a reserve against unpaid rentals, reasonable
contingencies and/or vacancies in an amount not exceeding ten percent (10%) of the ET0SS
revenues of the Entity for the fiscal year preceding the year in which a determination is being
made with respect to permitted Net Profits as provided in N.J.S.A. 40A:20-15, said reserve to be
noncumulative, it'being intended that no further credits thereto shall be permitted aRer the
reserve shall have attained the allowable level of ten percent (10%) of the preceding year’s gross
revenues as aforesaid.

Section 7.5  Payment of Dividend and Excess Profit Charge

In the event the Net Profits of the Entity, as provided in N.J.S.A. 40A:20-15, shall exceed
the Allowable Net Profits for such period, then the Entity shall, within 90 days after the end of
such fiscal year, pay such excess profit to the City as an additional service charge; provided,
however, that the Entity may maintain a reserve as determined pursuant to aforementioned

paragraph 7.4,
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Article VIII - Assigniens and/or Assumptign
Section 8.1 Approval

Any change made in the ownership of the Project, any change made in the ownership of
the Entity prior to Substantial Completion, or any other change that would materially affect the
terms of the Financial Agreement shall be void unless approved by the Municipal Council by
resolution. It is understood and agreed that the City, on written application by the Entity, will
not unreasonably withhold its consent to a sale of the Project and the transfer of the Financial
Agreement to an urban renewal entity eligible to operate under the Law provided that the Entity
is not in default regarding any performance required of it hereunder and full compliance with the

Law has occurred and the Entity obligation under this Financial Agreement with the City is fully

assumed by the transferce,
Section 8.2 Operation of Project

The Project shall be operated in accordance with the provisions of the Law, as currently
amended and/or suppiemented. Operation of the Project under this Financial Agreement shall

not only be terminable as provided by the Law, but also by a material breach of this Financial

Agreement,
Section 8.3 Termination

The Entity hereby agrees at all times prior to the expiration or termination of this
Financial Agreement to remain bound by the provisions of the Law. It is an express condition of
the granting of this tax exemption that during its duretion, the Entity shall not, without the prior
consent of the Municipal Council, convey, mortgage or transfer, all or part of the Project so as to
sever, disconnect, or divide the Improvements from the Land which are basic to, embraced in, or

underlying the exempted Improvements.
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Article IX Waivex
Section 9.1 Waiver
Nothing contained in this Financial Agreement or otherwise shall constitute a waiver or
relinquishment by the City of any rights and remedies, including without limitation, the right to
terminate the Financial Agreement and tax exemption for violation of any of the conditions
provided herein. Nothing herein shall be deemed to limit any right of recovery of any amount
that the City has under law, in equity, or under any provisions of this Financial Agreement.
Article X — Notice
Section 10.1 Notice
Any notice required hereunder to be sent by cither party to the other shall be sent by
certified or registered mail, return receipt requested, addressed as follows:
(8) When sent by the City to the Entity it shall be addressed as follows:
Scotland Ventures LLC
730 Garfield Avenue
Jersey City, New Jersey 07305
(b) When sent by the Entity to the City, it shall be addressed as follows:
City Hall
29 N. Day Street
Orange, New Jersey 07050
Attention: Municipal Clerk
The notice to the City shall identify the subject as “595 Lincoln Avenue Redevelopment

Project” and shali include any assigned tax account numbers.
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Article X1 — Compliance
Section 11.1 Statutes and Ordinances
The Entity hereby agrees at all times prior to the expiration or termination of this
Financial Agreement to remain bound by the provisions of Federal and State Statutes and
Municipal Ordinances and Regulations including, but not limited to, the Law. The Entity’s
failure to comply with such statutes or Ordinances shall constitute a violation fmd breach of the
Financial Agreement and the City shall, among its other remedies, have the right to terminate

said tax exemption.

= Construction

Section 12.1 Construction

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

Artic] =1 cation

Section 13.1 Defined

It is understood and agreed that in the event the City shall be named as party defendant in
any action brought against the Entity by reason of any breach, default or a violation of any of the
provisions of this Financial Agreement and/or the provisions of the Law, the Entity shall
indemnify and hold the City harmless, and the Entity agrees to defend the suit at its own
expense. However, the City maintains the right to intervene as a party thereto, to which

intervention the Entity consents, the expense thereof to be borne by the Entity.
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V - Default

Section 14.1 Default

Default shall be failure of the Entity to conform with the terms of this Financial
Agreement and failure of the Entity to perform any obligation imposed upon the Entity by
statute, ordinance or lawful regulation.
Section 14.2 Cure Upon Default

Should the Entity be in defanlt on any obligation other than the obligation to pay the
Annual Service Charge and Land Taxes as defined and set forth in this Financial Agreement, the
City shall notify the Entity in writing of said default. Said notice shall set forth with particularly
the basis of said default. The Entity shall have thirty (30) days from its receipt of such notice to
cure any notice. The City may not cancel the Financial Agreement unless thirty (30) days notice
to cure has also been given to all lenders of record.
Section 14.3 Remedies Upon Default

Subsequent to the passage of thirty (30) days after the Entity’s receipt of a default notice
without cure, the City shall have the right to proceed against the Property pursuant to the In Rem
Tax Foreclosure Act, N.J.S.A, 54: 4-1, et geq. if the default is the failure to pay the Annual
Service Charge and/or may cancel the Financial Agreement. All of the remedies provided in this
agreement to the City, and all rights and remedies granted to it by law and equity shall be
cumulative and concurrent. No determination of any provision within this Financial Agreement
shall deprive the City of any of its remedies or actions against the Entity because of its failure to
pay land taxes, the Annual Service Charge, and/or the water and sewer charges and interest
payments. This right shall apply to arrearages that are due and owing at the time or which, under

the terms hereof, would in the future become due nor shall the bringing of any action for Land

7390345-1



Taxes and Annua!l Service Charges, or other charges, or for breach of covenant or the resort of
any other remedy herein provided for the recovery of land taxes, Annual Service Charges, and
water and sewer charges, or other charges be construed as a waiver of the right to terminate said

tax exemption or proceed with In Rem Foreclosure action or any other remedy.
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Axticle XV - Termination
Section 15.1 Termination Upon Default of the Entity

In the event the Entity fails to cure or remedy such default or breach within the time
period provided in Section 14.2, the City may cancel this Financial Agreement upon thirty (30)
days notice to the Entity and all lenders of record. For purposes of rendering a final financial
accounting the termination of the Financial Agreement shall be deemed to be the end of the fiscal
year for the Entity. The Entity shall within ninety (90) days after the date of such termination
pay to the City a sum equal to the amount of the reserves, if any, maintained pursuant to N.J.S. A,
40A:20-13 end 15. Upon such termination of the Project, all affected parcels and all
improvements made thereto shall be assessed and subject to taxation as are all other taxable
properties within the City.
Section 15.2 Voluntary Termination by the Entity

The Entity may after the expiration of onc year from the completion date of the Project
notify the Municipal Council of the City that as of a certain datc designated in the notice, it
relinquishes its status as a tax exempted project. As of the date so set, the tax exemption, the
service charges and the profit and dividend restriction shall terminate. Upon termination, the
Entity shall provide a final accounting and pay any reserve, if any, to the City pursuant to the
provisions of N.J.S. A. 40A:20-13 and 15.
Section 15.3 Final Accounting

Upon any termination of such exemnption, whether by affirmative action of the Entity or
by virtue of the provisions of the Law, or pursuant to the terms of this Financial Agreement, the

date of such termination shall be deemed to be the end of the fiscal year of the Entity.
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It is further provided that at the end of the period of tax exemption granted hereunder, the
Land and Improvements shall be assessed and taxed according to general law like other property
in the City. At the same date, all restrictions and limitations upon the Entity shall terminate upon
the Entity rendering its final accounting with the City, and the City’s acceptance thereof,
putsuant to N.J.S.A, 40A:20-13.

le - neous

Section 16.1 Confllt!t

The parties agree that in the event of a conflict between the Application and the Financial
Agreement, the language in this Financial Agreement shall govem and prevail,
Section 16.2 Oral Representations

There have been no oral representations made by either of the parties hereto which are
not contained in this Financial Agreement. This Financial Agreement, the Ordinance authorizing
the Financial Agreement, 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 both
parties and delivered to each.

Section 16.3 Entire Document
This Financial Agreement and all conditions in the Ordinance of the Municipal Council

approving this Financial Agreement are incorporated in this Financiel Agreement and made a

part hereof.

Section 16.4 Good Faith

In their dealings with each other, utmost good faith is required from the Entity and the
City.
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Section 16.5 Grammatical Agreement

The bracketing of the letter(s) at the end of a word such as unit(s) shall mean the singular
or plural as proper meaning requires and all related verbs and pronouns shall be made to
correspond.
Section 16.6 Recording

Either this entire Financial Agreement or a memorandum of recording will be filed and
recorded with the Essex County Register of Deeds by the Entity.

Article XVII — Exhibits

Exhibit A - The 617 Scotland Urban Renewal LLC Tax Abatement Application
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IN WITNESS WHEREOF, the parties have caused these presents to be executed as of

the day and year first above written.
ATTEST: 617 SCOTLAND URBAN RENEWAL
LLC
By:
Wiltness Solomon Goldberger, Managing Member
ATTEST: THE CITY OF ORANGE TOWNSHIP
Clerk Dwayne D). Warren, Esq., Mayor
APPROVED AS TO FORM

City Attorney
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NOTICE OF PENDING ORDINANCE

PUBLIC NOTICE IS HEREBY GIVEN that the foregoing ordinance was duly
introduced and passed upon first reading at a regular meeting of the City Council of the City of
Orange Township, in the County of Essex, New Jersey, held on , 2023. The ordinance
authorizes the execution and delivery of a Financial Agreement with 617 Scotland Urban Renewal
LLC in connection with a redevelopment project to be located at 611-617 Scotland Road and 517-
519 Beach Street in the City of Orange Township identified on the City tax map as Block 6105,
Lots 2, 3, 4 and 5 (the “Property”) for the demolition of the structures on the Property and the
construction of a six-story multifamily residential building on the Property, consisting of seventy-
eight (78) market rate rental units, consisting of a mix of studios, one-bedroom and two-bedroom
units, along with seventy eight (78) off-street parking spaces, and amenities including a lobby,
fitness room, lounges, a common area terrace and private terraces. Under the Financial Agreement,
the project will receive a 22-year tax exemption and the redeveloper will be obligated to pay certain
annual service charges to the City in lieu of taxes on the improvements. Further notice is hereby
given that said ordinance will be considered for final passage and adoption, after public hearing

thereon, at a regular meeting of said City Council to be held at City Hall, 29 North Day Street,

Orange, New Jersey 07050 on » 2023 at 7.00 p.m. ET, and during the week prior
to and up to and including the date of such meeting, copies of said ordinance will be made available

without cost at the City Clerk's Office to the members of the general public who shall request the

same.

Joyce L. Lanier, City Clerk -
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NOTICE OF ADOPTION OF ORDINANCE

PUBLIC NOTICE IS HEREBY GIVEN that the ordinance published herewith has been
finaily adopted by the City Council of the City of Orange Township, in the County of Essex, New
Jersey on , 2023. The ordinance authorizes the execution and delivery of a Financial
Agreement with 617 Scotland Urban Renewal LLC in connection with a redevelopment project to
be located at 611-617 Scotland Road and 517-519 Beach Street in the City of Orange Township
identified on the City tax map as Block 6105, Lots 2, 3, 4 and 5 (the “Property”) for the demolition
of the structures on the Property and the construction of a six-story multifamily residential building
on the Property, consisting of seventy-eight (78) market rate rental units, consisting of a mix of
studios, one-bedroom and two-bedroom units, along with seventy-eight (78) off-street parking
spaces, and amenities including a lobby, fitness room, lounges, a common area terrace and private
terraces. Under the Financial Agreement, the project will receive a 22-year tax exemption and the
redeveloper will be obligated to pay certain annual service charges to the City in lieu of taxes on
the improvements. A copy of the ordinance has been filed for public inspection in the City Clerk’s
Office, located at City Hall, 29 North Day Street, Orange, New Jersey 07050. Further notice is
hereby given that any action or proceeding of any kind or nature in any court questioning the
validity or proper authorization of ordinance or the actions authorized to be taken as set forth in

the ordinance shall be commenced within 20 days after the publication of this notice, as stated

below.

Date of publication: , 2023,

Joyce L. Lanier, City Clerk
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H Honorable Dwayne D. Warren, Esq.
CIEY Of Mayor y :
e | R Office of the Mayor
Township
Municipal Building

29 North Day Street
Orange, New lersey 07050

{973)952-G100 » www OrangelN} gov

November 21, 2023
Joyce L. Lanier, City Clerk
City of Orange Township
City Hall
29 North Day Street
Orange, New Jersey 07050

Re:  Long Term Tax Exemption Application for:
617 Scotland Urban Renewal LLC
611-617 Scotland Road and 517-519 Beach Street
Block 6105, Lots 2,3, 4 and 5

Dear Ms, Lanier:

I have reviewed the Application, Financial Agreement and supporting documents submitted by
617 Scotland Urban Renewal LLC (the “Applicant™) for a redevelopment project which, as described
more fully within the application for long term tax exemption that the Applicant filed with the City,
consists of the demolition of the structures on the above-referenced property and the construction of a six-
story multifamily residential building, consisting of seventy-eight (78) market rate rental units, consisting
of a mix of studios, one-bedroom and two-bedroom units, along with seventy-eight (78) off-street parking
spaces, and amenities including a lobby, fitness room, lounges, a common area terrace and private terraces
(as described more fully within the Redeveloper Application, the “Project”);

The Project is located within the Central Valley Redevelopment Area, District 4 and is governed
by the Central Valley Redevelopment Plan. The Project will support ongoing revitalization and
reinvestment within the City through the accommodation of residential uses in an area that has not
experienced significant change in decades. The Project will contribute to the wellbeing of the community
by creating housing opportunities, and provide parking for residents. Other Project benefits include
temporary and permanent employment and increased tax revenue to the City.

The Applicant has submitted an application for a twenty-two (22) year Long Term Tax Abatement
pursuant to the Long Term Tax Exemption Law, N.J.S.A. 40A:20-1 et seq.). The Applicant is requesting
an annual service charge of 10% of annual gross revenue per year with phasing towards full taxation in a
manner consistent with the requirements of the Long Term Tax Exemption Law. Additionally, in the
Financial Agreement, the Applicant will commit to certain provisions governing local and minority hiring
during construction.




Joyce L. Lanier, City Clerk
November 21, 2023
Page 2 of 2

I believe that this Project is a desirable improvement in our City. Therefore, I recommend that the
Long Term Tax Exemption be favorably considered by the Municipal Council, provided that all legal
prerequisites have been satisfied.

Very truly yours,

DWAYNE D. WARREN, ESQ.
MAYOR
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