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Record and Return to:

Charles B. Liebling, Esq.

Windels Marx Lane & Mittendorf, LLP
120 Albany Street Plaza, 6th Floor
l\%ew Brunswick, NJ 08901

FINANCIAL AGREEMENT
BY AND BETWEEN

THE BOROUGH OF DUNELLEN,
as the Borough
and
SRV DUNELLEN URBAN RENEWAL LLC
as the Entity

Long Term Tax Exemption Law
N.J.S.A. 40A:20-1 ef seq.

Re: 745-753 Bound Brook Road, Dunellen, New Jersey
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FINANCIAL AGREEMENT

THIS FINANCIAL AGREEMENT (the “Agreement” or “Financial Agreement”), made
this 19" day of January, 2023 (the "Effective Date"), by and between the BOROUGH OF
DUNELLEN, a municipal corporation of the State of New Jersey with offices at the 355 North
Avenue, Dunellen, New Jersey 08812, acting in the capacity of a redevelopment entity, and its
respective successors and assigns (the “Borough”), and SRV DUNELLEN URBAN RENEWAL
LLC, a New Jersey urban renewal entity and limited liability company, and its permitted
successors and assigns, having an office at 109 Walnut Street, Roselle Park, New Jersey 07204
(the “Entity”; each a “Party” and, together with the Borough, the “Parties”).”

WITNESSETH:

WHEREAS, the Local Redevelopment and Housing Law, N.J.S.4. 40A:12A-1 et seq., as
amended from time to time (the “Redevelopment Law”) authorizes municipalities to determine
whether certain parcels of land in the municipality constitute “areas in need of redevelopment,” as
defined in the Redevelopment Law; and

WHEREAS, the municipal council of the Borough (“Borough Council”) directed the
Borough planning board (“Planning Board”) to investigate whether certain properties within the
Borough’s downtown area (the “Study Area”) constituted an “area in need of redevelopment” as
defined in the Redevelopment Law; and

WHEREAS, the Borough Council on May 5, 2003, upon the Planning Board’s
recommendation, designating the Study Area as an area in need of redevelopment in accordance
with the Redevelopment Law (“Redevelopment Area”); and

WHEREAS, the Borough Council on August 9, 2004, adopted an ordinance approving
and adopting a redevelopment plan for the Redevelopment Area titled “Dunellen Downtown
Redevelopment Plan Phase I,” which was thereafter amended, most recently on July 5, 2022,
pursuant to Ordinance #2022-15 (as amended, the “Redevelopment Plan”) in accordance with the
Redevelopment Law; and

WHEREAS, Redeveloper is the fee simple owner of certain real property within the
Redevelopment Area known and identified on the official tax maps of the Borough as Block 49,
Lot 43 (collectively, the “Property”); and

WHEREAS, on July 5%, 2022, the Borough Council adopted a resolution authorizing the
execution and delivery of a redevelopment agreement (the “Redevelopment Agreement”), which
sets forth the respective obligations for each Party with respect to the redevelopment of the
Redevelopment Area in accordance with the Redevelopment Plan; and

WHEREAS, the Parties have executed the Redevelopment Agreement; and

WHEREAS, the Redevelopment Agreement provides for, inter alia, a three-story multi-
family rental residential building with two (2) two-bedroom residential units, two (2) two-bedroom
residential Affordable Units, one (1) three-bedroom residential Affordable Unit; fifteen (15) one-
bedroom residential units and three (3) studio residential units (at least three of the residential units
shall be Affordable Units as stated) with amenity spaces, surface parking, lighting and related
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improvements (collectively, the “Project”) on the Property, which is consistent with the
Redevelopment Plan; and

WHEREAS, the cost of the Project is expected to be approximately Five Million Seven
Hundred Eighty Four Thousand Four Hundred Thirty Two Dollars (85,784,432.00); and

WHEREAS, despite the Entity’s current and future substantial investment of “at-risk”
equity and traditional borrowed funds for acquisition, development and construction of the Project,
such amounts of equity and traditional borrowed funds are insufficient to pay for all of the costs
associated with the acquisition, development and construction of the Project; and

WHEREAS, Borough is agreeable to granting a long term tax exemption to the Entity for
the Project in accordance with N.J.S.A. 40A:20-1, et seq. (“Exemption Law”); and

WHEREAS, the provisions of the Exemption Law, and such other statutes as may be
sources of relevant authority, if any, authorize the Borough to accept, in lieu of real property taxes,
an annual service charge paid by the Entity to Borough as set forth in such laws; and

WHEREAS, on or about July 18, 2022, the Entity filed an Application for a Financial
Agreement with the Borough, a copy of which is attached hereto as Exhibit B (the “Application”)
requesting a long term tax exemption and a financial agreement with respect to the Project pursuant
to the Tax Exemption Law; and

WHEREAS, on November 21, 2022, the Borough Council adopted an ordinance entitled
“AN ORDINANCE TO APPROVE A LONG-TERM TAX EXEMPTION AND FINANCIAL
AGREEMENT BETWEEN THE BOROUGH OF DUNELLEN AND SRV DUNELLEN
URBAN RENEWAL LLC” approving the Application, this Financial Agreement and the Project,
a copy of which ordinance is attached hereto as Exhibit C (the “Ordinance”); and

WHEREAS, the Borough has made the following findings:
A. Benefits of Project v. Costs.

1 The development and construction of the Project, as set forth in the
Redevelopment Agreement and Redevelopment Plan will be beneficial to the
overall community; will achieve the goals and objectives of the Redevelopment
Plan; will help revitalize the Redevelopment Area; will improve the quality of life
for the community; will serve as a catalyst for further private investment in areas
surrounding the Redevelopment Area; will facilitate the productive reuse of land
currently in a blighted, stagnant, unproductive and fallow condition; will enhance
the economic development of the Borough by alleviating existing blight conditions
of the Redevelopment Area; and will further Redevelopment Plan objectives and
contribute to the economic growth of the Borough in general and specifically the
Redevelopment Area.

. That the Project will result in the creation of approximately fifty (50)
construction jobs.
3. That the aforesaid benefits of the Project exceed the cost, if any,

associated with granting the tax exemption provided by this Agreement.

{41032150:16} 2



B. Importance of Long Term Tax Exemption.

The Borough Council’s approval of the long term tax exemption set forth herein is essential to
the success of this Project because:

Iz The relative stability and predictability of the Annual Service Charge associated
with the Project will make it more attractive to the Entity to pursue the Project. Without a long-
term tax exemption for the Project, it will not be financially viable.

2, The relative stability and predictability of the Annual Service Charge will allow the
Entity to provide a high level of maintenance for the Project and will have a positive impact on the
surrounding area and community.

3. The assistance provided by this Financial Agreement is a necessary and important
inducement to the undertaking of the Project; and

WHEREAS, in order to set forth the terms and conditions under which the Parties shall
carry out their respective obligations with respect to the payment of the Annual Service Charge by
the Entity, the Parties have determined to execute this Financial Agreement.

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

ARTICLE 1
GENERAL PROVISIONS

1.1 Governing Law

The provisions of the laws of the State, the Exemption Law, the Redevelopment Law and
the Ordinance approving this Agreement shall govern this Agreement. It is expressly understood
and agreed that the Borough expressly relies upon the facts, data, and presentations contained in
the Application, including Exhibits, all of which are incorporated herein by reference, in granting
this tax exemption.

1.2 General Definitions

Unless specifically provided otherwise, when used in this Agreement, the following terms,
when capitalized, shall have the meanings set forth below:

Administrative Expenses — Any reasonable costs for the administration of this Agreement,
including but not limited to the PILOT Administrative Fee.

Affiliate — With respect to any person or entity, any other person or entity directly or
indirectly Controlling or Controlled by, or under direct common Control with, such person or
entity.

Affordable Unit — Shall mean a housing unit proposed or created pursuant to the Fair
Housing Act of 1985, P.L. 1985, c. 222 (N.J.S.A. 52:27D-301 et seq.), which complies with the
affordability controls and other requirements of UHAC, and is credited pursuant to applicable
COAH regulations, the FSHC Settlement Agreement, or an order of the Superior Court of New
Jersey.
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Agreement or Financial Agreement - Shall have the meaning set forth in the recitals of this
Agreement.

Allowable Net Profit - The amount arrived at by applying the Allowable Profit Rate to the
Total Project Cost, as those terms are hereinafter defined.

Allowable Profit Rate - The greater of twelve percent (12%) or the percentage per annum
arrived at by adding 1 1/4% to the annual interest percentage rate payable on the Entity's initial
permanent mortgage financing. If the initial permanent mortgage is insured or guaranteed by a
governmental agency, the mortgage insurance premium or similar charge, if payable on a per
annum basis, shall be considered as interest for this purpose. If there is no permanent mortgage
financing, the Allowable Profit Rate shall be the greater of 12% or the percentage per annum
arrived at by adding 1 1/4% per annum to the interest rate per annum which the Borough
determines to be the prevailing rate on mortgage financing on comparable improvements in
Middlesex County, all in accordance with N.J.S.A. 40A:20-3(b).

Annual Service Charge - The greater of (i) the amount computed in accordance with
Section 4.2(b) and (ii) the Minimum Annual Service Charge.

Annual Service Charge Payment Dates — Annually, each February 1, May 1, August 1, and
November 1 after the Annual Service Charge Start Date.

Annual Service Charge Start Date —The first day of the month immediately following the
month in which the first Certificate of Occupancy is eligible to be issued for the Project.

Applicable Law — All federal, State and local laws, ordinances, approvals, rules,
regulations, resolutions and requirements applicable hereto including, but not limited to, the
Redevelopment Law, the Acts, as applicable, relevant construction codes including construction
codes governing access for people with disabilities, and such zoning, sanitary and safety
ordinances, laws and such rules and regulations thereunder.

Application - Shall have the meaning set forth in the recitals of this Agreement.

Auditor's Report - A complete, certified, audited financial statement outlining the financial
status of the Entity as it relates to the Project and reporting the Annual Gross Revenue, Net Profit
and Total Project Cost as defined herein, the contents of which have been prepared in a manner
consistent with the current standards of the Financial Accounting Standards Board and which fully
details all financial items required to determine that the Entity is complying with the Exemption
Law and this Agreement and which has been certified as to its conformance with the current
standards of the Financial Accounting Standards Board by a certified public accountant, who is
licensed to practice that profession in the State.

Borough — Shall have the meaning set forth in the preamble of this Agreement.

Borough Council - Shall have the meaning set forth in the recitals of this Agreement.

Certificate of Occupancy - The document, whether temporary or permanent, issued by the
Borough pursuant to N.J.S.A. 52:27D-133, authorizing occupancy of a building, in whole or in
part.

Control — As used with respect to any person or entity, shall mean possession, directly or
indirectly, of the power to direct or cause the direction of the management and operation of such
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person or entity, whether through the ownership of voting securities or by contract or other written
agreement,

County — Middlesex County, New Jersey.

County Share — The first five percent (5%) of the Annual Service Charge or, which shall
be payable by the Borough to the County in accordance with the provisions of N.J.S.A. 40A:20-
12.

Cure Period — Shall be as defined in Section 11.2.

DCA - The New Jersey State Department of Community Affairs, to which the Entity shall
report in accordance with the Exemption Law.

Default — Shall be as defined in Section 11.1.
Effective Date - Shall have the meaning set forth in the preamble of this Agreement

Entity — SRV Dunellen Urban Renewal LLC, which is the owner of the Project, and all
subsequent purchasers or successors in interest of the Project, provided they are organized pursuant
to the Exemption Law and the transfer of the Project to said subsequent purchasers or successors
has been approved, in writing, by the Borough, and/or otherwise in accordance with the terms of
this Financial Agreement, the Redevelopment Agreement and the Exemption Law.

Estimate of Total Project Cost - The Entity's good faith estimate of the total cost of
constructing the Project through the date of issuance of the last Certificate of Occupancy issued
for the Project, as more specifically defined in N.J.S.A. 40A:20-3(h), consisting of, and limited to,
the categories of costs set forth in Exhibit D annexed, subject to those exclusions from Total
Project Cost set forth in Exhibit D, if any, which calculations and exclusions have been approved
by the Borough and the Entity.

Exemption Law - Shall have the meaning set forth in the recitals of this Agreement.
GAAP - Shall be as defined in Section 6.1.

Gross Revenue or Annual Gross Revenue - Annual gross revenue of the Entity as defined
in the Exemption Law, as set forth in the financial plan submitted by the Entity in its Application,
attached hereto as Exhibit B, and calculated in accordance with N.J.S.A. 40A:20-3(a).

Improvements - The structural components of the Project described in the recitals hereof
and as further described in and permitted by the Redevelopment Agreement, as amended.

Indemnified Parties — Shall have the meaning applied to such term as set forth in Section
10.1(d).

In Rem Tax Foreclosure - A summary proceeding by which the Borough may enforce the
lien for taxes due and owing by a tax sale, under the Tax Sale Law.

Interest Holders - Shall be as defined in Section 6.2(c).

Land - The Property at which the Improvements are to be located as more fully described
herein at Exhibit A and in the Redevelopment Agreement.

Land Taxes - The amount of conventional real estate taxes assessed on the Land
constituting the Property during the term of this Agreement. As described in Section 4.1 herein, if
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the Land is not exempt from taxation, the Land Tax Payments shall be applied as a credit against
the amount of the Annual Service Charge in accordance with the Exemption Law.

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

Local Finance Board — The Local Finance Board in the Division of Local Government
Services, Department of Community Affairs.

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

Net Profit - The Gross Revenue of the Entity less all operating and non-operating expenses
of the Entity, all determined in accordance with generally accepted accounting principles and the
provisions of N.J.S.A. 40A:20-3(c). Included in expenses shall be an amount sufficient to amortize
the Total Project Cost over the life of the Project, which period the Parties agree is thirty (30)
years, pursuant to the Exemption Law.

Ordinance - Shall have the meaning set forth in the recitals of this Agreement.

Parties or Party - Shall have the meaning set forth in the preamble of this Agreement.

PILOT Administrative Fee — An annual payment in the amount of two percent (2%) of the
Annual Service Charge to be paid on February 1 of each year.

Planning Board — shall have the meaning set forth in the recitals of this Agreement.

Project - Shall have the meaning set forth in the recitals of this Agreement.
Property - Shall have the meaning set forth in the recitals of this Agreement.

Redevelopment Agreement - Shall have the meaning set forth in the recitals of this
Agreement.

Redevelopment Area - Shall have the meaning set forth in the recitals of this Agreement.

Redevelopment Law - Shall have the meaning set forth in the recitals of this Agreement.

Redevelopment Plan - Shall have the meaning set forth in the recitals of this Agreement.

State — The State of New Jersey.
Study Area — Shall have the meaning set forth in the recitals of this Agreement.

Substantial Completion - The completion of the Project, to such degree that it is considered
to be ready for its intended use, which presumptively shall mean the date on which the last
Certificate of Occupancy is issued for the Project.

Tax Sale Law - N.J.S.A. 54:5-1 et seq.

Termination - Any act or omission which by operation of the terms of this Agreement shall
cause the Entity to relinquish its long-term tax exemption in accordance with N.J.S.A. 40A:20-

9(g).
Total Project Cost — Shall be as defined in the Exemption Law.

Unit — An individual dwelling unit.
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Urban Renewal Entity — Shall have the meaning as such term is defined, used and applied
in the Tax Exemption Law.

1.3 Interpretation and Construction

In this Agreement, unless the context otherwise requires:

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

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

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

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

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

6] All notices to be given hereunder and responses thereto shall be given, unless a
certain number of days is specified, within a reasonable time, which shall not be less than ten (10)
days nor more than twenty (20) days, unless the context dictates otherwise.

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

1.4  Reliance by Borough

(a) It is expressly understood and agreed that the Borough has relied upon the facts and
representations contained in the Application in granting the tax exemption described in this
Agreement.

1.5  Exhibits and Schedules Incorporated

All Exhibits referred to in this Agreement and are attached hereto are incorporated herein
and made a part hereof.
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ARTICLE 2
APPROVAL OF AGREEMENT, USE, OPERATION,
MANAGEMENT AND FINANCIAL PLAN OF PROJECT

2.1 Approval of Agreement

The Borough hereby grants its approval of this Agreement for the Project that is to be
constructed and maintained in accordance with the terms and conditions set forth herein and the
provisions of the Exemption Law. The Project shall be constructed on the Property.

2.2 Approval of the Entity

The Borough hereby grants its approval to the Entity for the Project, which Entity shall in
all respects comply and conform to all applicable statutes of the State and lawful regulations made
pursuant thereto, governing land, buildings and the use thereof. It is expressly acknowledged by
the Borough that the ownership structure of the Entity may change at a later date by transfer of
such ownership interest pursuant to the Exemption Law to a related entity or Affiliate, such transfer
to be disclosed to the Borough at least ten (10) days prior to the transfer occuring, and subject to
such transferee's written acknowledgment and acceptance of this Financial Agreement pursuant to
Section 8.1 herein.

23 Use, Operation and Management of Project

The Entity covenants and represents pursuant to N.J.S.A. 40A:20-9 that it shall (i) cause
the Project to be constructed, (ii) directly or indirectly, convey and/or lease out the individual
residential units of the Project, and (iii) make all payments required under this Agreement,
including but not limited to all Administrative Expenses. The Improvements shall be those
authorized by the Redevelopment Agreement, implemented in accordance with all required
permits and approvals.

ARTICLE 3
DURATION OF AGREEMENT

3.1 Term

(a) It is hereby expressly understood and agreed by the Parties that this Agreement,
including the obligation to pay the Annual Service Charge required under Article 4 hereof and
the tax exempt granted and referred to in Section 4.1 hereof, shall commence upon Substantial
Completion of the Project and shall remain in effect, until the earlier of (i) thirty-five (35) years
from the date of execution hereof or (ii) thirty (30) years from Substantial Completion. Upon the
expiration of the tax exemption granted and provided herein, the Improvements shall thereafter be
assessed and taxes according to the general law applicable to all other non-exempt property located
within the Borough.

(b) Upon the expiration or termination of the tax exemption provided for herein, all
restrictions and limitations of this Financial Agreement imposed upon the Entity and the Property,
including the Improvements related thereto, excluding (i) the requirement to make payment of any
Annual Service Charge then due and owing hereunder, (ii) the requirement to make payment to
the Borough of any due and owing reserves, Net Profit, or Excess Net Profit, if applicable in
accordance with Section 7.1 hereof, and (iii) any and all related and available remedies of the
Borough shall terminate upon the end of the fiscal year of the Entity in which the expiration of the
tax exemption provided for herein occurs, in accordance with N.J.S.A. 40A:20A-13; provided,
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however, that the Entity has rendered the Entity’s final accounting in accordance with N.J.S.A.
40A:20A-12.

3.2  Voluntary Termination by Entity

(a) The Entity may, after the expiration of one (1) year from the Substantial
Completion of the Project, notify the Borough in writing that, as of a date certain designated in
such notice, it relinquishes its status as an Urban Renewal Entity. As of such date, continuation of
this tax exemption the Annual Service Charge hereunder, and the profit and dividend restriction
shall terminate, and Section 12.1 shall control.

ARTICLE 4
EXEMPTION AND ANNUAL SERVICE CHARGE

4.1 Tax Exemption

(a) Pursuant to the Ordinance, the Project to be constructed and maintained by the
Entity in the Redevelopment Area shall be exempt from taxation as provided for herein and in the
Exemption Law. In accordance with N.J.S.A. 40A:20-12, the tax exemption shall constitute a
single continuing exemption from local property taxation for the duration of this Agreement. The
tax exemption granted pursuant to the Ordinance and this Agreement relates only to the Project
constructed on the Property.

(b) With regard to the Land, it is the intent of the parties that the Land be exempt from
taxation pursuant to the terms of this Agreement but only if so permitted by N.J.S.A. 40A:20-12.
If the Land is permitted to be exempt pursuant to N.J.S.A. 40A:20-12, the Entity is only required
to pay the Annual Service Charge. For purposes of clarity, exemption from Land Taxes, to the
extent permitted by Applicable Law, shall commence on the applicable Annual Service Charge
Start Date.

(©) If the Land is not exempt or is not permitted to be exempt pursuant to N.J.S.A.
40A:20-12, the Entity is required to pay both the Annual Service Charge and the Land Tax
Payments. The Entity is obligated to make timely Land Tax Payments in order to be entitled to a
Land Tax credit against the Annual Service Charge for the subsequent year, in the amount
described below. The Entity and the Borough agree that the Land Tax Payment will never be less
than the Land Taxes that were assessed on the Land in the last full year the Property was subject
to Land Taxes. If the Land is not exempt or is not permitted to be exempt, the Entity shall be
entitled to credit for the amount, without interest, of the Land Tax Payments made in the last four
(4) preceding quarterly installments against (and up to, but not to exceed) the municipal portion of
the Annual Service Charge, with the Entity expressly waiving its rights to any additional credit for
Land Tax Payments made. In any year that the Entity fails to make any Land Tax Payments, if
and when due and owing, such delinquency shall render the Entity ineligible for any Land Tax
Payment credits against the municipal and/or school portions, as applicable, of the Annual Service
Charge for that year. In addition, the Borough shall have, among this remedy and other remedies,
the right to proceed against the Property pursuant to the Tax Sale Law and/or declare a Default
and terminate this Agreement.

4.2 Annual Service Charge

(a) The Entity and the Borough hereby consent and agree to the amount of the Annual
Service Charge, the Entity hereby consents and agrees to the liens established in this Agreement,
and the Entity shall not contest the validity or amount of any such lien; provided, however, that
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the foregoing shall not be construed to bar the Entity from raising the defense that (A) (i) the
Annual Service Charge then due and owing has been paid in full or (ii) that the Annual Service
Charge is not yet due and owing, or (B) the Annual Service Charge is incorrectly calculated based
on the formulas set forth in this Agreement. Notwithstanding anything herein to the contrary, the
Entity’s obligation to pay the Annual Service Charge shall be absolute and unconditional and shall
not be subject to any defense, set-off, recoupment or counterclaim under any circumstances,
including without limitation any loss of status of the Entity as an Urban Renewal Entity, or any
violation by the Borough of any provisions of this Agreement, termination of the Redevelopment
Agreement or failure of the Entity to complete the Project.

(b)  In consideration of the exemption from taxation for the Improvements, the Entity
shall pay the Annual Service Charge on the Annual Service Charge Payment Dates in the amounts
set forth below:

@A) For each of the first ten (10) years from the Annual Service Charge
Start Date, the Annual Service Charge shall be equal to ten percent (10%) of Gross Revenue;

(i)  For each of the years eleven (11) through fifteen (15) from the
Annual Service Charge Start Date, the Annual Service Charge shall be an amount equal to eleven
percent (11%) of annual Gross Revenue;

(iii)  For each of the years sixteen (16) through twenty (20) from the
Annual Service Charge Date, the Annual Service Charge shall be an amount equal to the greater
of eleven percent (11%) of annual Gross Revenue or twenty percent (20%) of the amount of the
taxes otherwise due on the value of the Land and the Improvements;

(iv)  For the year twenty-one (21) from the Annual Service Charge Date,
the Annual Service Charge shall be an amount equal to the greater of twelve percent (12%) of
annual Gross Revenue or twenty percent (20%) of the amount of the taxes otherwise due on the
value of the Land and the Improvements;

v) For each of the years twenty-two (22) through twenty-six (26) from
the Annual Service Charge Date, the Annual Service Charge shall be an amount equal to the greater
of twelve percent (12%) of annual Gross Revenue or forty percent (40%) of the amount of the
taxes otherwise due on the value of the Land and the Improvements;

(vi)  For each of the years twenty-seven (27) through twenty-eight (28)
from the Annual Service Charge Date, the Annual Service Charge shall be an amount equal to the
greater of twelve percent (12%) of annual Gross Revenue or sixty percent (60%) of the amount of
the taxes otherwise due on the value of the Land and the Improvements;

(vii)  For each of the years twenty-nine (29) through thirty (30) from the
Annual Service Charge Date, the Annual Service Charge shall be an amount equal to the greater
of twelve percent (12%) of annual Gross Revenue or eighty percent (80%) of the amount of the
taxes otherwise due on the value of the Land and the Improvements.

4.3  Annual Service Charge as Municipal Lien

(a) The Borough and the Entity hereby expressly acknowledge, understand and agree
that upon the recordation of the Ordinance and this Agreement (i) the Ordinance, this Agreement
and any amount due hereunder, including without limitation, the Annual Service Charge, shall be
a continuous, municipal lien on the Redevelopment Area and the Project, and that any subsequent

{41032150:16} 10



Annual Service Charge, including any interest, penalties or costs of collection thereof, that shall
thereafter become due or accrue, shall be added and relate back to and be part of the initial
municipal lien on the Redevelopment Area and the Project, (ii) the Ordinance, this Agreement and
any amounts due hereunder, including without limitation, the Annual Service Charge, shall
constitute an automatic, enforceable and perfected statutory municipal lien for all purposes on the
Redevelopment Area and the Project, including specifically and without limitation, the federal
bankruptcy code, regardless of whether the amount of the Annual Service Charge has been
determined, and (iii) any applicable process, procedure or action of any court, government body
or other relevant authority, including without limitation any confirmation hearing, to determine
the amount of the Annual Service Charge due shall not affect the commencement or validity of the
municipal lien.

(b) The Entity hereby acknowledges, consents and agrees (i) to the amount of the
Annual Service Charge and to the liens established in this Agreement, (ii) that it shall not contest
the validity or amount of such lien so long as the amount of such lien is calculated in accordance
with the terms of this Agreement and/or the Redevelopment Agreement, and (iii) that its remedies
shall be limited to those specifically set forth herein and otherwise provided by law.

ARTICLE 5

[RESERVED]

ARTICLE 6
ANNUAL REPORTS

6.1 Accounting System

The Entity agrees to maintain a system of accounting and internal controls established and
administered in accordance with Generally Accepted Accounting Principles (“GAAP”) or in
accordance with cash basis accounting principles and as otherwise prescribed by Applicable Law.

6.2  Periodic Reports

(a) Total Project Cost Audit: Within ninety (90) days after the Substantial Completion
of the Project, the Entity shall submit to the Borough an audit of Total Project Costs, certified as
to actual construction costs and site remediation and clean-up of hazardous substances, if any, by
an independent and qualified architect, utilizing the form attached hereto as Exhibit E. Other
extraordinary costs, as contemplated by Exhibit D, shall be certified in conformance with GAAP,
or in conformance with cash basis accounting principles, by a certified public accountant licensed
to practice that profession in the State of New Jersey.

(b) Auditor's Report: Within ninety (90) days after the close of each fiscal or calendar
year, depending on the Entity's accounting basis during the period that this Agreement shall
continue in effect, the Entity shall submit to the Borough, and the New Jersey Division of Local
Government Services within the DCA, its Auditor's Report for the preceding fiscal or calendar
year in accordance with N.J.S.A. 40A:20-9(d). The Auditor's Report shall include, but not be
limited to, the terms and interest rate on any mortgage(s) associated with the purchase or
construction of 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 Exemption Law and this Agreement.
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(©) Disclosure Statement: Within thirty (30) days of each anniversary date of the
Effective Date, the Entity shall submit to the Borough a Disclosure Statement listing all persons
and other entities having an ownership interest in the Entity (“Interest Holders™), and the extent of
the ownership interest held by each.

(d) Termination of Obligations: The Entity's obligations under this Section 6.2 shall
terminate at the end of the tax exemption period set forth in Section 3.1, or upon earlier
termination, if any, of this Agreement. Upon termination or expiration, all affected property shall
be assessed and subject to taxation as are other taxable properties in the Borough. After termination
or expiration, restrictions and limits on the Entity shall terminate, upon the Entity's rendering a
final accounting to and with the Borough pursuant to N.J.S.A. 40A:20-12.

6.3  Inspection

The Entity shall permit the inspection of its property, equipment, buildings and other
facilities of the Entity and shall also permit, upon request, examination and audit of its books,
contracts, records, documents and papers by duly authorized representatives of the Borough and
the State. Such examination or audit shall be made upon seven (7) days’ written notice during
regular business hours, in the presence of an officer or agent designated by the Entity. To the extent
reasonably possible, the examination, inspection or audit will not materially interfere with the
construction or operation of the Project.

ARTICLE 7
LIMITATION OF PROFITS AND RESERVES

7.1 Limitation of Profits and Reserves

(a) During the period of this Agreement as provided herein, the Entity shall be subject
to a limitation of its profits and, in the case of a corporation, the dividends payable by it, pursuant
to the provisions of N.J.S.A. 40A:20-15. The calculation of the Entity's excess Net Profit pursuant
to the Exemption Law shall include those project costs directly attributable to site remediation and
cleanup expenses and any other costs excluded in this Financial Agreement, as provided for in the
Exemption Law.

(b)  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 Revenue of the Entity for the calendar year preceding the year in which a determination is
being made with respect to Allowable Net Profit 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 after the
reserve shall have attained the allowable level of ten percent (10%) of the preceding year’s Gross
Revenue as aforesaid.

7.2  Annual Payment of Excess Net Profit

(a) In the event the Net Profit of the Entity, in any calendar year, having been calculated
cumulatively, shall exceed the Allowable Net Profit for the term of this Agreement to date, then
in accordance with N.J.S.A. 40A:20-15, the Entity, within one hundred twenty (120) days after the
end of such fiscal year, shall pay such excess Net Profit to the Borough as an additional Annual
Service Charge. Gross Revenue and Net Profit for the purposes hereof shall be determined
pursuant to N.J.S.A. 40A:20-3(a) and (c) in the following manner. For each year during the term
of this Agreement, the Entity's Gross Revenue shall be the total amount of annual gross rents the
Entity actually collects during each such year and Net Profit shall be (i) the Gross Revenue of the
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Entity less (ii) all operating and non-operating expenses of the Entity determined in accordance
with generally accepted accounting principles, including without limitation those items required
by N.J.S.A. 40A:20-3(c).

(b) The Parties agree that any excess Net Profit will be retained by the Borough as
additional Annual Service Charge.

7.3 Payment of Reserve/Excess Net Profit Upon Termination, Expiration or Sale

The date of the termination of this Agreement, expiration of this Agreement or the sale of
the Project to a non-urban renewal entity shall be considered to be the close of the final fiscal year
of the Entity. Within ninety (90) days after such date, the Entity shall pay to the Borough the
amount of the reserves, if any, maintained by it pursuant to this Section 7.3 and the excess Net
Profit, if any. Upon termination or expiration, all affected property shall be assessed and subject
to taxation as are other taxable properties in the Borough. After termination or expiration,
restrictions and limits on the Entity shall terminate upon the Entity's rendering a final accounting
to and with the Entity pursuant to N.J.S.A. 40A:20-12.

ARTICLE 8
ASSIGNMENT AND/OR ASSUMPTION

8.1 Approval

(a) Except with the Borough's written consent, as set forth in Section 8.1(b) of this
Agreement, the Entity may not sell, convey, grant, bargain, assign, or otherwise transfer its fee
title interest in the Project, or any part thereof, or any direct or indirect interest in the Entity, or
permit the Project, or any part thereof, to be sold, conveyed, granted, bargained, assigned, or
otherwise transferred, except for the transfer of ownership interest in the Entity to a related entity
or Affiliate, to which transfers the Borough hereby consents as set forth in Section 2.2 herein,
subject to the conditions set forth therein, and provided that no Default of Entity, or Event of
Default by Entity under the Redevelopment Agreement, exists and that no state of facts exists that,
if uncured, would give rise to a Default by Entity, or Event of Default by Entity under the
Redevelopment Agreement.

(b) It is understood and agreed that the Borough, on written application by the Entity,
shall not unreasonably withhold, condition or delay its written consent to a sale of the Project, and
the transfer of the Financial Agreement as authorized by the Exemption Law, or any interest
therein, and the assignment of all of the Entity's right, title and interest in and to this Agreement,
to an entity eligible to operate under the Exemption Law, owning no other “project,” as this term
is defined in the Exemption Law, provided the Entity is not in Default regarding any performance
required of it hereunder, full compliance with the Exemption Law has occurred and the Entity's
obligations under its Agreement with the Borough are fully assumed by the transferee. In the event
of such a conveyance and assignment to a new entity, the Borough and the Entity shall enter into
an Assignment and Assumption Agreement, in form and substance acceptable to the Borough in
its sole discretion, and all other necessary and appropriate documents to effect same, as applicable.

(©) If the Entity transfers the Project to a transferee pursuant to Section 8.1(b), then
upon such transfer the Entity shall pay an administrative fee to the Borough equal to two percent
(2%) of the corresponding year’s Annual Service Charge for the processing of such request for the
continuation of the long term tax exemption to the benefit of the transferee and any of its
transferees. This administrative fee shall not be required in connection with a transfer pursuant to
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Section 8.1(a). Within ninety (90) Days after the date of any such transfer, the Entity shall pay to
the Borough any fees due to the Borough pursuant to this Financial Agreement, as well as any
excess Net Profit payable to the Borough pursuant to this Financial Agreement and the Exemption
Law.

(d) It is expressly understood and agreed that the Entity has the right, subordinate to
the lien of the Annual Service Charge and to the rights of the Borough, to encumber the fee title
to the Property, or any portion thereof, owned in fee simple by the Entity, and that any such
encumbrance or assignment shall not be deemed to be a violation of this Agreement. This section
shall not prohibit the encumbrance of mortgage liens on the Property, it being expressly understood
that a mortgage lien takes title subject to the lien of the Annual Service Charge.

(e) In the event that the Project or any portion thereof is devoted to a condominium
form of ownership, the Borough will consent to a sale of the Project to purchasers of units in the
condominium, and to their successors, assigns, all owning (in the case of housing) no other
condominium unit of the Project at the time of the transfer, and that, upon assumption by the
condominium unit purchaser of the transferor's obligations under the Financial Agreement, the tax
exemption of the Project buildings, Improvements and Land (to the extent authorized pursuant to
N.J.S.A. 40A:20-12) shall continue and inure to the unit purchaser, his respective successors or
assigns. Moreover, the conveyance of a condominium unit to a bona fide unit purchaser shall not
require consent or approval of the Borough, and the grantee shall acquire title to the unit subject
to the requirement for payment of the annual service charge and other provisions of this Financial
Agreement expressly applicable to condominium unit purchasers, subject to the Borough’s right
to adopt a resolution with respect to residential condominium units requiring either the lapse of
the tax exemption or an increase in the annual service charge by a specified percentage over that
which is otherwise applicable for any period during which the unit owner does not personally
reside in the condominium unit and such unit is occupied by someone other than the owner, all in
accordance with N.J.S.A. 40A:20-14c.

® Notwithstanding anything contained in this section to the contrary, the foregoing
provisions shall not restrict or prohibit the lease by the Entity of any portion of the Project to any
residential or commercial tenant, with such tenant not being required to be an entity eligible to
operate under the Exemption Law.

ARTICLE 9
COMPLIANCE

During the term of this Agreement, the Project shall be maintained and operated in
accordance with the provisions of the Exemption Law.

ARTICLE 10
INDEMNIFICATION
10.1 Indemnification

(a) It is hereby expressly acknowledged, understood and agreed that in the event the
Borough shall be named as party defendant in any action arising out of or resulting from the action
or inaction of the Entity with respect to the Project and/or by reason by any breach, default or a
violation of any of the provisions of this Agreement and/or the provisions of the Tax Exemption
Law by the Entity, or any challenge to the validity of this Financial Agreement, the Entity shall
defend and indemnify and hold the Borough harmless from and against all liability, losses,
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damages, demands, costs, claims, actions or expenses (including attorneys’ fees and expenses) of
every kind, character and nature arising out of or resulting from the action or inaction of the Entity
with respect to the Project and/or by reason of any breach, default or a violation of any provisions
of this Agreement and/or the provisions of the Tax Exemption Law by the Entity, or any challenge
to the validity of this Financial Agreement; provided, however, that to the extent the Entity shall
also be named in any such action, the Entity (and its counsel and other professionals) shall direct
any such defense.

(b) In the event the Entity is named a party defendant to any action of the type set forth
in subsection (a) above but the Borough is not named as a party defendant, the Borough shall
maintain the right to intervene as a party thereto, to which intervention the Entity hereby expressly
consents, and to carry out its own defense, to be coordinated with the Entity’s defense, the
reasonable cost of which shall be borne by the Entity.

(c) Notwithstanding the foregoing subsections (a) and (b), the Entity shall not be so
obligated to provide any such indemnity, to the extent that such action is solely a result of the gross
negligence or willful misconduct of the Borough, or any of its officers, elected officers, employees
or agents, although should the Entity be a named party to any such action, the Entity shall defend
itself in such suit at its sole cost and expense.

(d) The Entity shall indemnify and defend the Borough and its respective directors,
officers, shareholders, employees and successors and assigns (collectively, the “Indemnified
Parties™), against, and hold the Indemnified Parties harmless from, and reimburse the Indemnified
Parties for, any and all claims, demands, judgements, penalties, liabilities, costs, damages,
expenses incurred by any of the Indemnified Parties, including court costs and reasonable
attorney’s fees (prior to trial, at trial and on appeal) caused by, resulting from or arising out of any
of the following acts or omissions committed, permitted or omitted by the Entity:

(1)  Fraud or intentional or material misrepresentation by the Entity;

2) Misappropriation of rents or security deposits received by the
Entity;

(3) Material physical waste of any portion of the Project; or

4) Failure by the Entity to pay any valid taxes, assessments, mechanic’s
liens, materialmen’s liens or other liens which could create liens on any portion of the Property
which would, or could, be superior or equal in priority to the lien or security title of this Financial
Agreement.

(e) The provisions set forth in this Section 10.1 shall survive the expiration or earlier
termination of this Financial Agreement or the transfer of all or a portion of the Project as set forth
in Section 8.1 hereof.

ARTICLE 11
DEFAULT

11.1  Default Defined

Default shall mean the failure of the Entity or Borough to conform to the terms of this
Agreement beyond the Cure Period set forth in Section 11.2 below.

11.2 Cure Upon Default
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Should the Entity be in Default of any obligation under this Agreement, the Borough shall
notify the Entity and any mortgagee of the Entity in writing of said Default. Said notice shall set
forth with particularity the basis of said Default. Except as otherwise limited by law, the Entity
shall have sixty (60) days to cure any Default (“Cure Period”), other than a Default in payment of
any installment of the Annual Service Charge. In the event of any uncured Default, the Borough
shall have the right to proceed against the Property pursuant to applicable provisions of the law,
including N.I.S.A. 40A:12A-58 and -68, but subject to the aforementioned limitations on
acceleration, including as set forth in Section 11.3(a) hereof. No Default hereunder by the Entity
shall terminate the tax exemption described herein and its obligation to make Annual Service
Charge payments, which shall continue in effect for the respective durations set forth in Section
3.1 hereof, subject to Article 12 hereof. Upon any Default in payment of any installment of the
Annual Service Charge, the Borough shall have the right to proceed to In Rem Tax Foreclosure
consistent with the provisions and procedures of the Tax Sale Law.

11.3 Remedies Upon Default

(a) In the event of a breach of this Agreement by any of the parties hereto or a dispute
arising between the parties in reference to the terms and provisions as set forth herein, then the
parties shall submit the dispute to the American Arbitration Association in the State to be
determined in accordance with its rules and regulations in such a fashion to accomplish the purpose
of said laws. Costs for said arbitration shall be paid by the non-prevailing party. In the event of a
Default on the part of the Entity to pay any installment of the Annual Service Charge required by
Article 4 above, the Borough, in addition to their other remedies, reserve the right to proceed
against the Entity’s land and premises, in the manner provided by Applicable Law, including the
Tax Sale Law, and any act supplementary or amendatory thereof; provided, however, that in. no
event shall there be any acceleration of any future Annual Service Charge. The Borough shall
pursue the collection of delinquent payments of Annual Service Charge with the same diligence it
employs in the collection of the Borough’s general ad valorem real estate taxes, including the
commencement of an In Rem Tax Foreclosure. Whenever the word “Taxes” appears, or is applied,
directly or implied, to mean taxes or municipal liens on land, such statutory provisions shall be
read, as far as it is pertinent to this Agreement, as if the Annual Service Charge were taxes or
municipal liens on land. In either case, however, the Entity does not waive any defense it may have
to contest the rights of the Borough to proceed in the above-mentioned manner, subject to the
aforementioned proscription on acceleration in this Section.

(b) All of the remedies provided in this Agreement to the Borough, and all rights and
remedies granted to them by law and equity shall be cumulative and concurrent and no
determination of the invalidity of any provision of this Agreement shall deprive the Borough of
any of their remedies or actions against the Entity because of Entity’s failure to pay Land Taxes,
the Annual Service Charges and/or any applicable water and sewer charges and interest payments.
This right shall only apply to arrearages that are due and owing. At the time, and the bringing of
any action for Land Taxes (but only if the Land is not permitted to be exempt pursuant to the
Exemption Law), 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 Charge or
other charges shall not be construed as a waiver of the right to proceed with an In Rem Tax
Foreclosure action consistent with the terms and provisions of this Agreement.

ARTICLE 12
TERMINATION
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12.1 Conventional Taxes; Final Accounting

(a) Upon the Termination or expiration of this Agreement and thereafter, the Property
shall be assessed and conventionally taxed according to the general law applicable to other taxable
property within the Borough, and the Entity is bound by this Agreement and by Applicable Law
until expiration or Termination shall occur.

(b) After Termination or expiration, restrictions and limits on the Entity shall terminate
upon the Entity's rendering a final accounting to and with the Borough pursuant to N.J.S.A.
40A:20-12.

ARTICLE 13
NOTICE

13.1 Certified Mail

Any notice required hereunder to be sent by either Party to the other shall be sent by
certified or registered mail, return receipt requested or by recognized overnight courier, with proof
of delivery.

13.2 Sent by the Borough

Unless prior to giving of notice, the Entity shall have notified the Borough in writing
otherwise, when sent by the Borough to the Entity, the notice shall be addressed to:

SRV Dunellen Urban Renewal LLC
109 Walnut Street
Roselle Park, New Jersey 07204

with copy to:
Sean McGowan, Esq.
Greenbaum, Rowe, Smith & Davis, LLP
75 Livingston Avenue
Roseland, New Jersey 07068

In addition, provided the Borough is sent a formal written notice in accordance with this
Agreement, of the name and address of Entity's mortgagee, the Borough agrees to provide such
mortgagee with a copy of any notice required to be sent to the Entity.

13.3  Sent by Entity
When sent by the Entity to the Borough, it shall be addressed to:

Borough of Dunellen

355 North Avenue
Dunellen, New Jersey 08812
Attn: Borough Clerk

with copies to:
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John E. Bruder, Esq.
2 West Union Ave
Bound Brook, NJ 08805

Charles B. Liebling, Esq.

Windels Marx Lane & Mittendorf, LLP
120 Albany Street Plaza, Sixth Floor
New Brunswick, New Jersey 08901

The notice to the Borough shall fully identify the Project to which it relates, including the
full name of the Urban Renewal Entity and the Property's Block and Lot numbers.

ARTICLE 14
MISCELLANEOUS

14.1 Covenant to Make Payments

The Entity agrees that the timely payment of the Land Taxes (if Land Taxes are not
permitted to be exempted), the Annual Service Charge and all Administrative Expenses to the
Borough, as well as continued compliance with Applicable Law, are material conditions of this
Financial Agreement. The failure to make any of the aforesaid payments in timely fashion shall
constitute both a breach of this Financial Agreement and a tax payment delinquency under
Applicable Law.

142 Severability

If any term, covenant or condition of this Agreement or the Application shall be judicially
declared to 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 Agreement shall be valid and be enforced to the fullest extent permitted by Applicable Law.

14.3 Construction

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

14.4 Oral Representations

There have been no oral representations made by either of the parties hereto which are not
contained in this Agreement. This Financial Agreement including all Exhibits, the Ordinance
authorizing this Agreement, and the Financial Agreement Application including all Exhibits, shall
constitute the entire Agreement between the parties, and there shall be no modifications thereto
other than by a written instrument approved and executed by and delivered to each.

14.5 Annual Service Charge Paid to County
Pursuant to N.J.S.A. 40A:20-12, the County Share shall be paid to the County.
14.6 Recording
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Either this entire Agreement, or a memorandum of this Agreement in form and substance
approved in writing by the parties, will be recorded with the County Clerk by the Entity, at no cost
to the Borough.

14.7 Notice to County.

In accordance with P.L.2015, ¢.247, within the later of ten (10) days following adoption of
the ordinance approving this Agreement or the execution of this Agreement by the Entity, the
Borough Clerk shall submit a certified copy thereof to the chief financial officer of the County and
the County Counsel.

14.8 Financing Matters

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

ARTICLE 15
EXHIBITS AND SCHEDULES

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

Exhibit A - Property Description

Exhibit B - Executed Financial Agreement Application with all Exhibits

Exhibit C - Ordinance of the Borough Authorizing Execution of this Financial Agreement
Exhibit D — Financial Plan including Entity's Estimate of Total Project Cost

Exhibit E - Form of Certification of Final Construction Cost
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IN WITNESS WHEREOF, the parties have caused these presents to be executed the day
and year first above written

ATTEST: BOROUGH OF DUNELLEN

(0]

WITNESS: ENTITY:
, W P SRV DUNELLEN URBAN RENEWAL LLC,
5;4'. B T G o, a New, imited ligbility company

R SN, . e v
HY’YEW\ QCLW\M'V\\ - /V\C"M"L}F
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ACKNOWLEDGMENT

STATE OF NEW JERSEY
:SS
COUNTY OF MIDDLESEX :

On this ﬁ_ day of January, 2023, before me, personally appeared Jason Cilento, the Mayor
of the Borough of Dunellen, a public body corporate and politic organized and existing under and
by virtue of the laws of the State of New Jersey, who I am satisfied is the person who executed the
foregoing instrument; and he acknowledged that he executed the foregoing instrument as the act
of the Borough and that he was authorized to execute the foregoing instrument on behalf of the

Borough of Dunellen. _
\ J H i~ -
e l) Sl

N_/N otary Putfli?}

LAUREN J. STAATS
NOTARY PUBLIC OF NEW JERSEY
My commission expires January 4, 2026



ACKNOWLEDGMENT

STATE OF NEW JERSEY
SS.:
COUNTY OF MIDDLESEX

I certify that on January ﬁ, 2023, Hiren Ramani, the Manager of SRV DUNELLEN
URBAN RENEWAL LLC, a New Jersey urban renewal entity and limited liability company,
personally came before me and this person acknowledged under oath, to my satisfaction, that:

(a) Being authorized to do so, this person signed, sealed, and delivered the attached
document as the Manager of SRV DUNELLEN URBAN RENEWAL LLC.

(b) This document was signed and made by the Manager as its voluntary act and deed by
virtue of authority from SRV DUNELLEN URBAN RENEWAL LLC.

. B
Notary Public C’T o by o ES r[

o Q. ME
Sé a4’ t A"} 2\‘%‘/)

fr Jf); d;:;z g ner Tevsef




EXHIBIT A

Property Description
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tworiverstitlecompany, 11.C

Your Closing Partner

Revised Schedule A
File # TRT2127343

ALL that certain lot, parcel or tract of land, situate and lying in the Borough of Dunellen, in the County of Middlesex, State
of New Jersey, and being more particularly described as follows:

BEGINNING at a point on the Southerly Line of Bound Brook Road (ADA New Jersey State Highway Route 28) (R.O.W.
Varies), where it is intersect by the Dividing Line of Lot 44 and Lot 43 in Block 49, and having coordinates North
638775.70, East 449179.05 in the New Jersey State Place Coordinate System; thence

1) Along the southerly line of Bound Brook Road, North 19 degrees 05 minutes 39 seconds West, a distance of 9.57 feet to
the point in the same; thence

2) Along said Line, North 52 degrees 55 minutes 21 seconds East, a distance of 60.10 feet to a point in the same; thence
3) Along said line, North 57 degrees 40 minutes 21 seconds East, a distance of 59.49 feet to a point in the same; thence
4) Along said line, North 62 degrees 16 minutes 21 seconds East, a distance of 59.49 feet to a point thence

5) Along the dividing line of Lot 43 and Lot 42.09, South 11 degrees 20 minutes 39 seconds East, a distance of 242.80 feet
to a point; thence

6) Along the dividing line of Lot 43 in Block 49 and Lot 36.01 in Block 49 & Lot 2.01 in Block 266 of Middlesex Borough,
South 78 degrees 21 minutes 21 seconds West, a distance of 142.35 feet to a point; thence

7) Along the dividing line of Lot 43 in Block 49 and Lot 44 in Block 49 & Lot 2.02 in Block 266 of Middlesex Borough,
North 19 degrees 05 minutes 39 seconds West, a distance of 171.46 feet to the point and place of BEGINNING.

FOR INFORMATIONAL PURPOSES ONLY:

BEING also known as Lot 43 in Block 49 as shown on the Borough of Dunellen Tax Maps; and

BEING more commonly known as 745-53 Bound Brook Road, Dunellen, New Jersey

BEING described in accordance with a Survey dated September 09, 2021 prepared by Stonefield Engineering & Design.

40 NJ-36, West Long Branch, NJ 07764 « (Headquarters) * Tel:732-747-3615
A Multi State Title and Escrow Company
www,twotiverstitle.com




EXHIBIT B
Executed Financial Agreement Application with All Exhibits

[Attached]
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BOROUGH OF DUNELLEN
APPLICATION FOR TAX EXEMPTION

OF
745-753 BOUND BROOK ROAD, DUNELLEN, NJ
- TO BE OWNED BY

SRV DUNELLEN URBAN RENEWAL LLC

JULY 18,2022



In accordance with the requirements of the Long Term Exemption Law, N.J.S.A,
40A:20-1, et seq., (the “Exemption Law), the below named Applicant respectfully submits
to the Mayor of the Borough of Dunellen (the “Borough”) this Application for Long Term
Tax Exemption along with those documents attached and annexed hereto,

Name of Applicant (the “Applicant” or “Entity”): SRV Dunellen Urban Renewal LLC
Point of Contact: Hiren Ramani, Managing Director and Counsel, Sean R, McGowan
Address: 109 Walnut Street, Roselle Park, NJ 07204

Telephone: 908-245-6264

Email: hiren@ramanigroup.net

Project Name (the “Project”): Gateway @ Bound Brook Rd., Dunellen

Redevelopment Plan (the “Redevelopment Plan”): Dunellen Downtown Redevelopment
Plan Phase [

1, Identification of Project Area:

Redevelopment Area (the “Redevelopment Area”): Dunellen Downtown — Remainder
Parcels

Number of Acres: 0,771 acres
Block(s)/Lot(s) (as identified on the Borough’s tax maps): Block 49, Lot 43
(collectively hereinafter referred to as the “Project Area™).

v General Statement of Nature of Redevelopment Project (N.J.S.A. 40A:20-8a):

The redevelopment of the Property shall consist of the (i) construction of three-story multi-
family rental residential building with two (2) two-bedroom residential units, two (2) two-
bedroom residential Affordable Units, one (1) three-bedroom Affordable Unit; fifteen (15)
one-bedroom residential units and three (3) studio residential units, At least three of the
residential units shall be Affordable Units. The Project will also include amenity spaces,
surface parking, lighting and related improvements,

3. Description of the Project (N.J.S.A. 40A:20-8b):

The following documents depicting and describing the Project Area and the proposed
Project are attached hereto and made a part hereof as Exhibit A:

Project Renderings
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4. Term of Exemption:

The Applicant requests that the term of the long-term tax exemption be for a period
of 30 years from the date of the Borough’s issuance of a Certificate of Occupancy
(including any Temporary Certificate of Occupancy) for the Project.

5. Financial Agreement:

The proposed Financial Agreement between the Borough and the Applicant is
attached and annexed hereto as Exhibit B.

To be provided by Borough.

6. Estimate of Total Project Cost:

Pursuant to the Exemption Law, N.J.S.A 40A:20-3h, the statement prepared by an
architect or engineer licensed in the State of New Jersey setting forth the estimated Total
Project Cost for the Project and, as applicable, the estimated cost of each unit to be
undertaken, is annexed hereto and made a part hereof as Exhibit C.

7. Financial/Fiscal Plan:

A proposed Financial/Fiscal Plan for the Project, as required by N.J.S.A 40A:20-8e,
outlining the schedule of annual gross revenue, the estimated expenditure for operation and
maintenance of the Project, payments for interest, amortization of debt and reserves, and
payments to be made to the Borough pursuant to the Financial Agreement is annexed hereto
and made a part hereof as Exhibit D.

See Financial and Fiscal Plan attached as Exhibit D,

8. Sources, Method and Amount of Financing For Project:

Pursuant to N.JI.S.A 40A:20-8d, the Applicant will finance the development and
construction of the Project through its own private funds and securing a construction loan
using conventional financing, The estimated amount of financing for the Project to be
obtained by the Applicant through each method of financing set forth above and the
security, collateral and/or any mortgage or guaranty to be granted or pledged in connection
therewith is set forth in the proposed Financial/Fiscal Plan attached hereto as Exhibit D,

Please note that the Redeveloper will use private equity and receive a construction loan
from a bank lender for the construction of the Project. The Redeveloper will seek a
construction loan that is 70% of the total project costs, and will contribute 30% of the fotal
project costs as private equity.

9. Applicant’s Site Control of Project Area:

Applicant currently exercises the following site control over the Project Area:

The Applicant owns the Project Area in fee simple,

10,  Minimum Annual Service Charges and Annual Service Charges:
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Commencing upon the Effective Date of the Financial Agreement attached hereto, the
Applicant shall pay the Minimum Annual Service Charge.

Upon the Borough’s issuance of a Certificate of Occupancy (including a Temporary
Certificate of Occupancy) for the Project, the Applicant shall pay the Minimum Annual
Service Charge or the Annual Service Charge or pro rata share thereof, whichever is greater.

(A) Minimum Annual Service Charge amount: The current Property Taxes
due for ownership of the Property for 2022, which are $9,546.86.

(B) Annual Service Charge amount: Annexed hereto as Exhibit E is a
projection of the Annual Gross Revenue and the Annual Service Charge for
the Project.

11, Real Estate Taxes:

The total real property taxes paid on the Project Area for the 2022 Tax Year were
Nine Thousand Five Hundred Forty-Six and 86/100 Dollars ($9,546.86). Attached and
annexed hereto as Exhibit F are true copies of the Tax Bills for the Project Area for the
2022 Tax Year.

12, Municipal Tax Assessment:

The approximate total real property aggregate assessed value of the Project Area is Three
Hundred Sixty-Seven Thousand Seven Hundred Forty-Three and 99/100 Dollars
($367,743.99) for the 2022 Tax Year, and the estimated real property taxes for the 2023 Tax
Year are Nine Thousand Five Hundred Forty-Six and 86/100 Dollars ($9,546.86). Attached
and annexed hereto as Exhibit G are the estimated 2023 Real Estate Property Taxes for the
Project Area.

13.  Disclosure Statement (N.J.S.A. 40A:20-5 and -8):

The Applicant is an urban renewal limited liability company formed and operated pursuant
to the laws of the State of New Jersey. Its status as an urban renewal entity has been duly
qualified by the Commissioner of the State of New Jersey Department of Community
Affairs, Attached and annexed hereto as Exhibit H is a true copy of the Disclosure
Statement for the Applicant,

See the attached Disclosure Statement.,
14,  Applicant Qualifications:

The Applicant has provided to the Borough, or is providing to the Borough as a part of this
Application, attached and annexed to as Exhibit I, the following due diligence materials for
the purpose of evidencing Applicant’s qualifications as the redeveloper of the Project Area:

(A)  Copies of resumes of the key personnel of Applicant.

(B) A complete identification of all principals or officers of any entities, firms,
arrangements, associates, joint ventures, or partnerships of Applicant.

(C) A complete identification of all principals holding ten percent (10%) or more of
the net equity of Applicant and all officers of all firms or entities so named.

(D) A complete list of all criminal charges and civil environmental complaints,
brought against any of those entities, firms or persons that have been involved in
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any way with Applicant as identified in the foregoing answers and the
disposition of all such criminal charges and/or civil environmental complaints, if
any.

(E)  Financial references for Applicant,

(F)  Information to support the financial stability of Applicant.

(G)  Evidence of Applicant’s ability to secure builder’s risk insurance.

(H) Any negative information that would be deemed material under generally
accepted accounting practices and, in addition thereto, any history of bankruptcy,
insolvency, receivership, or similar declaration or status determination with
respect to individuals or entities associated with the Applicant or any entity or
affiliate therefore or individuals, or entities that are principals of said Applicant.

@ Specific information on how Applicant has financed major projects. Indication
of the source and amount of debt and equity funds Applicant has arranged in the
past.

¢)) Indication of whether Applicant has provided its own equity in its projects and, if
50, to what extent,

(K)  Summary of Applicant’s related projects, project operations, current or pending
projects.

15, Certification as to Commencement of Construction:

The Applicant hereby certifies that it has not and will not commence construction of the
Project prior to adoption by the Borough’s Governing Body of an appropriate Ordinance
approving and making effective a Long Term Tax Exemption and Financial Agreement and
authorizing the Mayor or other appropriate official to execute such Financial Agreement.

16.  Applicant’s Formation Documents:

Attached and annexed hereto as Exhibit J is a true copy of the filed Certificate of
Formation of Applicant reviewed and approved by the Commissioner of the State of New
Jersey Department of Community Affairs.

See the attached Certificate of Formation and approval from the Commissioner of the State
of New Jersey Department of Community Affairs.
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17. Foxbibits:

Ihe following exhibits are attached and annexed W this Application for Long Term
Tax Lxemption and are hereto incorporated hercin:

Lixhibit A: Deseription of Project

Exhibit B: Financial Agreament

Exhibit C: Total Project Cost

Exhhit 1 Financial/Fiscal Plan

Fxhibit i Projected Annual Gross Revenue and Apnual Service Chare
Fixhibit F: 2022 Real Estate Taxes

kxhibit G: Estimated 2023 Real Estate Taxes

Exhibit H: Disclosure Statement

Fxhibit - Applicant Qualificalions

FExhibit 12 Pormation Docionents

I hereby certify to the best of my knowledge and beficl, that all of the information
contained in this application is true and correct, and 7 make the certifications set torlh in this
Agreement,

SRV DUNELLEN

By: .,_v@/gwmﬁf -

Name: liren Ramani

Fitle: m“”“ﬁ'{“a Direchor.

LGS T 4 6



Exhibit A

Description of Project
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The redevelopment of the Property shall consist of the (i) construction of three-story multi-family
rental residential building with two (2) two-bedroom residential units, two (2) two-bedroom
residential Affordable Units, one (1) three-bedroom Affordable Unit; fifteen (15) one-bedroom
residential units and three (3) studio residential units. At least three of the residential units shall
be Affordable Units. The Project will also include amenity spaces, surface parking, lighting and
related improvements.
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Exhibit B

Proposed Financial Agreement

To be provided by Borough.
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Exhibit C
Certified Statement By New Jersey Licensed Architect/Engineer
Setting Forth Estimated Total Project Cost

See Attached. Verification from Architect to be Provided prior to adoption of Ordinance
authorizing Financial Agreement,

{40603057:4}



MISTRYDESIGN

July 7, 2022

Borough of Dunellen
355 North Ave.
Dunellen, NJ 08612

RE:  Estimated Cost Breakdown for 745- 53 Bound Brook Road (Lot #43 - Blockd# 49)

To Whom it May Concern:

| have reviewed the attached construction cost estimate for 745-53 Bound Brook Road, Dunellen
project, Our finding is that the cost breakdown of the attached estimates are reasonable for a
project of this size and scope,

If you have any further questions please contact me at 973.347.2727x1 or ym@mistrydesignlic.com,

Sincerely,

Yogesh Mistry, AlA
President

350 CLARK AVE, SUITE 101
BUDD LAKE, NJ 07828
T: 973.347.2727

www.mistrydesignllc.com



ESTIMATED TOTAL PROJECT COST ESTIMATE
MLI.S.A. 40A:20-3(h), as amended)

Total
(1) Cost of the land and improvements to the entity, whether acquired from $500,000
a private or a public owner, with cost in the case of leasehold interests to be
computed by capitalizing the aggregate rental at a rate provided in the
financial agreement
(2) Architect, engineer and attorney fees, paid or payable by the entity in $322,000
connection with the planning, construction and financing of the project
(3) Surveying and testing charges in connection therewith $150,000
(4) Actual construction costs which the entity shall cause to be certified $4,427,500
and verified to the municipality and the municipal governing body by an
independent and qualified architect, including the cost of any preparation of
the site undertaken at the entity’s expense (including certain costs
associated with cleanup of environmentally hazardous materials or
contaminants in accordance with State or federal law)
(5) Insurance, interest and finance costs during construction $50,000
(6) Costs of obtaining initial permanent financing $50,000
(7) Commissions and other expenses paid or payable in connection with $20,000
initial leasing
(8) Real estate taxes and assessments during the construction period $15,000
(9) A developer's overhead based on a percentage of actual construction $340,000
costs, to be computed at not more than the schedule set forth
in N.J.S.A. 40A:20-3(h)
Total Estimated Project Costs: $5,874,500




COST ESTIMATE FOR EACH UNIT TYPE

Unit Type Estimated Cost
Studio $230,413
One Bedroom $254,413
Two Bedroom $275,413
Two Bedroom COAH Unit $270,413
Three Bedroom COAH Unit $275,413
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Exhibit D

Financial/Fiscal Plan
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Exhibit E
Projected Annual Gross Revenue and Annual Service Charge

{40603057:4}



9Y0'LL

861°69

92219

269°6S

SS1'8S

L8eyer'e

[e30] JB3A-0€

299'95 ziz'ss S08°cs 6c¥'TS eLLs scl'et L1¥'92Z
Sp0'Zlc  0€6'G0C T66'66L LZZTVYBL 0£9'88lL  I6L'c8lL 1g6'llL 66L'T/L 928/9) 666'T9L ¥OL'8GL  ¥PRVOL
9/8's¥9 ¥/0'629 19LTLY €T6'96S LPS'L8S 8L9'99S  GZL'TSS  £90'8eS  16S'vZS  [ZL'LLS  0SELeY  99.'v92
%0°LL %0°LL %00} %001 %0701 %001 %00} %00} %0701 %00} %070l %001
ZiLJe8A [LJBBL (QLJBOA 64BOL lie8f  9ueepA  GJed,  pJIBOA  £JB9L 7 IBOL L Jeak

g 1894

juswfed 1071d 1S3

sasuadxg
anueAsy

ey 1071d

100 W0l Jea )

NOILVINDTVI 107Id



686°CLL 6£6'60) 81690 VOL'YOL £1€L0L  £09°86 S16°18 £€9'68 09¢'e8 £s118 LL0°6L 08691 LL6'YL  056°CL
9/9'6le 9TY'OLE SPY'LOE GZLT6Z 6ST'¥BT OPD'9LZ 090892 €LE'09T 16L'ZSC  68Y'SYZ  66£'8eC  QLGLET  €€8¥eZ  SGvE'BLT
LiS'L¥6  TOL'9le  i8VLE8  1€5°/98 €lT¥¥8 Z69'LT8 69.'66L Go¥'8L.L 0C8'LG. 16/'/€. 6.T'8LL 89E'669 800'189  TBL'E99
%0°¢CL %0721 %07¢CL %0°C) %0Cl %0¢CL %011 %011 %01 %0'LL %011 %0°L1 %0 L1 %0711
9z 183, Gz JBBA T IBBA  ETIBOA 249X [T IBOA (0 4BOA 6L IBBA 8L ABOA  [LIBBA 9L UIBBA  GLJBOA  pLIBSA gL IB3L




121921 669221 99¢'6LL

6ES'6SE  LTL'BYE  6LOBEE
€60'160'L 88¥'CCO’} LLL'¥66

%0°CL %0CL %071

oeL'oLL

S OTA L TAS
¥S5.'196

%0¢k

DEiBOA  6C4BBA BT JEOA

1Z 1234




Exhibit I
2022 Real Estate Taxes
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6/30/22, 11:52 AM

BOROUGH OF

Dunellen, NJ

WIPP

Block/Lot/Qual: | 49. 43, | TaxAccount td: l 1248
f’roperlv Locatlon. 745-753 BOUND BROQK RD f . Property C[ass' [ 4A - Commercial
 Owner Name/Address: | SRV DUNELLEN URBAN RENEWAL el Land Value: 162,300
109 WALNUT ST : Improvsment Value' 5 183,600
ROSELLE PARK, NJ 07204 l _ Exempt Value i 0
[ Total Assessed Value' l 345,900
} Add]tlanal Lots' i None
S_w_p_e:cl'al Taxing Distm:ts.i Deductmns
Taxes  Utllitles
1 Rates | [ pr
Year Due Dato Type Bitfed Balance Intarest  Total Due Htatus
2022 02/01/2022  Tax 2,687.65 0.00 0,00 0.00 PAID
2002 05/01/2022  Tax 2,687,64 0.00 0.00 0.00 PAID
2022 08/01/2022 Tax 2,08578 2,085,78 0.00 2,085,778 OPEN
Total 20022 T AG1.07 2085718 8,06 2048506
2070 02/01/2021  Tex 2,889,10 0.00 0.00 0,00 PAID
2023 05/01/2021  Tax 2,889.09 0,00 0.00 0.00 PAID
2021 08/01/2021  Tax 2,484,46 0.00 0.00 0.00 PAID
021 11/01/2021  Tax 2,487.92 0.00 0.00 0.00 PAID
Total 2021 10,754.57 .00 {160 0.0
2021 02/01/2020 Tax 2,760.12 0.00 0.00 0.00 PAID
3020 05/01/2020  Tax 2,760,12 0.00 0,00 0.00 PAID
2020 08/01/2020 Tex 3,018,07 0.00 0.00 0.00 PAID
202¢ 11/01/2020  Tax 3,018,07 0.00 0.00 0.00 PAID
Total 207249 13,5586,38 .08 n.go 43,00
Last Payment: 04/12/22
Return to Home

https:/iwipp.edmundsassoc.com/Wipp/?wippld=1203#taxPage1248

171



Exhibit G
Estimated 2023 Real Estate Taxes

The approximate total real property aggregate assessed value of the Project Area is Three
Hundred Sixty-Seven Thousand Seven Hundred Forty-Three and 99/100 Dollars ($367,743.99)
for the 2022 Tax Year, and the estimated real property taxes for the 2023 Tax Year are Nine
Thousand Five Hundred Forty-Six and 86/100 Dollars ($9,546.86)

{40603057:4}
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Exhibit H

Disclosure Statement
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NEW JERSEY DEPARTMENT OF COMMUNITY AFFAIRS
OFFICE OF LLOCAL PLANNING SERVICES
PO BOX 313
TRENTON, NEW JERSEY 08625-0813

URBAN RENEWAL ENTITIES
DISCLOSURE INFORMATION

Instructions for Completion: You have filed an application for apptoval of an urban renewal entity pursuant to the Long Term Tax
Exemption Law (N.J.S.A. 40A:20-1 et seq.). In order for us to process the application, we require that you provide the
following information and forward this form to the above address or fax it to (609) 633-6056, This form must be completed prior
to DCA approval of the entity. If you have auny questions, please call Pamela Weintraub at (609) 633-2133 or
email Pamela. Weintraub@dca.nj.gov.

Name of Urban Renewal Entity; SRY Dunelien Urban Renewal LLC

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

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

[ Other (please specify)

SECTION 2: PROJECT INFORMATION
Project Name,

Project Street Address: 745-753 Bound Brook Road, Dunellen, New Jersey 08812

Project Block Number(s) 49 Project Lot Number(s) 43

Municipality in which the Project is located Dunellen

County in which the Project is located Middlesex

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

[ This project {s solely a commercial project (with no housing units) developed in a redevelopment area pursuant to a
municipal redevelopment plan,

[J 2. This project consists solely of market rate housing units developed in a redevelopment area pursuant to a municipal
redevelopment plan,

[J 3. The project consists of low and moderate income housing units, which may include senior citizen Jow and moderate
income housing units.

4, This project consists of mixed uses (Specify type).
Market rate and low and moderate income housing,
[J Commercial and market rate housing,
[(J Commercial and low and moderate income housing,
(J oOther (please describe).

NOTE: Ifyouchecked 1 or 2, complete SECTIONS 4, 6, and 7,
If you checked 3, complete SECTION 5, 6, and 7.
If you checked 4, complete SECTIONS 4, 8, 6, and 7.

-nexi-



SECTION 4; REDEVELOPMENT PLAN INFORMATION

Citation of municipal ordinance adopting the redevelopment plan Ordinance #2021-10

For housing projects, complete the following:
Specify type and number of units as applicable:
Condominium units
Maiket rate rental 19

[J Low and moderate income in mixed use projects 3
[J Senior citizen in mixed use projects

0 other (please specity)
Total number of units 22

SECTION §; PROJECT FUNDING SOURCES

The low and moderate income housing project will be financed ot insured by which of the following (check all applicable):
Private funds (Pleage specify) Private funds, equity and bank financing

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

[} Other (Please specify)

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

NJ Department of Community Affairs: NJ Housing and Mortgage Finance Agency:
O Neighborhood Preservation Balanced Housing (3 NJ Community Housing Demo Program (developmental
[J HOME - CHDO Production (Community Housing disabilities)

Development Organizations) Program
HOME — Housing Production Investment Fund
[ National Housing Trust Fund
NJ Redevelopment Authority:
(] N5 Urben site Acquisition Program
US Department of Housing and Urban Devetopment (HUD):
[ Section 811 Supportive Housing for Persons with Disabilities
] section 202 Suppottive Housing for the Elderly
L] HOPE V1 Grants
D HOME Program
US Department of Agriculture:

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

NJ Supportive Housing Connection Program

CHOICE Program

Special Needs Housing Partnership Program
Multifamily Rental Housing Program

Multifamily Conduit Bond Program

Public Housing Construction and Permanent Loan Program
Sandy Special Needs Housing Fund

Rental Housing Incentive Finance Fund

100% Motrtgage Program

Urban Home Ownership Recovery Program
Low-Income Housing Tax Credit Allocation Program
Money Follows the Person Housing Partnership Program
Section 811 Project Based Rental Assistance Program
Fund for Restoration of Multifamily Housing (FRM)

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

OOoooodoo000o0o000ad

List the information of the State or Federal financing or insuring agency’s contact person;
Name:
Title:
Department/Agency:

Address:

Telephone Number:

-next-




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

1. The project is new construction,

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

L] 3. Ownership of an existing project is being transferred to the new urban renewal entlty,

If transfer, specify name of individual, entity, ete. from whot the groject is being or has been
transferred.

Is the transferor entity a limited dividend corporation or association, established pursuant to the Limited Dividend and Non
Profit Housing Corporations and Associations Law, N.J.8.A. 55:16-1 et seq.? (yes or no)

Is the transferor entity a limited dividend corporation or association, established pursuant to the Limited Dividend and
Nonprofit Housing Corporations and Associations Law, N.J,5.A.55:16-1 et seq.? (yes ot no)

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

[s the transferor eatity an existing urban renewal entity established pursuant to the Long Term Tax Exemption Law, NJ.SA.
40A:20-1 et seq.7 (yes or no)

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

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

CERTIFICATION

I attest that the information stated herein is truthful and accurate to the best of my knowledge and understand that failure to fully
and accurately disclose any information may delay processing the application while the Department investigates the application and
project. Further, | understand that any project of the urban renewal entity may be subject to additional Department review and
approval, pursuant to the requirements of the Limited Dividend and Nonprofit Corporations or Associations Law, N.J.S,A, 55:16-] et
seq., the Long Terim Tax Exemption Law, N.J.S.A. 40A:20-]1 et seq., and/or rules governing Limited Dividend and Nonprofit Housing
Corporations and Associations and Urban Renewal Entities, N.J.A.C. 5:13-1 et seq. Q

//Jl UAVIMALL e -

Sworn to me and subscribed before me this day of X
(mo/daylyear) ) ~avary (T,2022 7 (authorized individual's signature)
7l HirEn Raman)
(notary public/attorney) (print name of authorized individual)

Jersey Rev. 11/2018



Exhibit 1
Applicant Qualifications

The Applicant has provided to the Borough, or is providing to the Borough as a part of this
Application, the following due diligence materials for the purpose of evidencing Applicant’s
qualifications as the redeveloper of the Project Area:

(A)

(B)

©

D)

(E)

{40603057:4)

Copies of resumes of the key personnel of Applicant.
a. Attached.

A complete identification of all principals or officers of any entities, firms,

arrangements, associates, joint ventures, or partnerships of Applicant.

a. VVR Developers LLC (DBA Ramani Group), is the main affiliate of the
Applicant, and is an experienced construction and development firm in the state
of New Jersey. Ramani Group’s expertise included but not limited to land
acquisition, planning and design, and in-house construction as well as property
management, Ramani Group is committed to provide a thoughtful development
including mixed- use, residential and commercial with privacy, amenities, space,
and safety.

b. Hiren Ramani, Manager of the Applicant, is the key officer of the Company.

c. Parth Patel runs the construction operations for the Company.

A complete identification of all principals holding ten percent (10%) or more of the

net equity of Applicant and all officers of all firms or entities so named.

a. Hemali Ramani, Daksha Ramani and Vijyaben Ramani are the only principals of
Applicant, and each holds more than 10% of the Applicant.

A complete list of all criminal charges and civil environmental complaints, brought
against any of those entities, firms or persons that have been involved in any way
with Applicant as identified in the foregoing answers and the disposition of all such
criminal charges and/or civil environmental complaints, if any.

a. None

Financial references for Applicant.

a, Institutional Name: Brunswick Bank
Name (Person); Keith Rada
Email: radak@brunswickbank.com
Contact: (732) 379-0375

b. Institutional Name: Crown Bank
Name (Person): Enzo Priolo
Email: enzo.priolo@crownbank.net
Contact: (908) 372-1417

c. Institutional Name: Columbia Bank
Name (Person): Gregory Reisenauver
Email: greisenauer@columbiabankonline.com
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Contact: (201) 280-0848

Information to support the financial stability of Applicant.

a. The Applicant is an experienced development firm that has received numerous
construction loans that have been converted to permanent financing. The
company and its affiliates have never defaulted on a loan. The company is funded
by private equity from numerous global investors.

Evidence of Applicant’s ability to secure builder’s risk insurance.
a. Attached for evidence of prior builder’s risk insurance.

Any negative information that would be deemed material under generally accepted
accounting practices and, in addition thereto, any history of bankruptcy, insolvency,
receivership, or similar declaration or status determination with respect to individuals
or entities associated with the Applicant or any entity or affiliate therefore or
individuals, or entities that are principals of said Applicant,

a. None

Specific information on how Applicant has financed major projects, Indication of the
source and amount of debt and equity funds Applicant has arranged in the past.
a. See the attached completed project information for financing information,

Indication of whether Applicant has provided its own equity in its projects and, if so,

to what extent.

a. See the attached completed project information for equity contribution
information.

Summary of Applicant’s related projects, project operations, current or pending
projects.
a. Aftached.




Ramani
Group
VVR Developers LLC

VVR Developers LLC is the US investment arm of The Ramani Group, a family-owned diamond
manufacturing company with offices in Russia, Belgium and Dubai operating under “SD Diamond”. In 2017
SD Diamond had over $450 million in sales worldwide, Qur partner in SD Diamond, KGK Group, has offices
in 18 countries with sales of over $2 billion annually. (sece www.kgkgroup.com)

VVR Developers was created in 2013 to expand The Ramani Family investments beyond franchises (Dunkin’
Donuts and Subway) and small real estate investments,

Ramani Group is a full-service real estate development, construction, and property management firm, We seek value
in identifying underutilized land throughout New Jersey to transform that into magnificent real estate opportunities
that fit and support the surrounding community whether it’s residential, commercial, or mixed-use, We have
acquired and developed many residential and commercial units and currently have more than 2000 residential units
and various commercial projects valued at more than $750 million in the pipeline.

Our pursuit at Ramani Group is to stimulate the growth potential of emerging cities and neighborhoods. We
accomplish this through a development process we've established to maximize value.

Below are some of the projects recently completed and under construction phase besides many others in
various stages of planning/approval phase in the pipeline.

citivillage @ metuchen station, a 22 unit apartment complex located at 22 Center
Street (Completed 2019)

citivillage @ st. georges, a mixed-used project consisting of 114 apartments and 18,000 square feet of
retail space (Completed 2020)

Blue Sapphire Self Storage, 80,000 Sq ft (Completed 2021)
citivillage @ plainfield station, 192 unit mixed-use project (Under construction)

citivillage @ bound brook rd, 24 unit project (Under construction)

77N ANy
Ramani Group KGK Group
N

VVR Developers
LLC SD DIAMOND

N~ S N

109 Walnut Street info@ramanigroup.net 0 908.245.6264
Roselle Park, N} 07204 £908.245.6268



Ramani
Group

HIREN RAMANI

¢ Graduated from Montclair State University with Finance degree in 2008

e Graduated from Fairleigh Dickinson University with MBA in Global Management in 2009

s Bought first restaurant franchise business in 2010 and built 5 additional outlets by 2012

e Currently my partner successfully operates 2 Dunkin Donuts franchise outlets and 1 liquor
store in Hoboken and 1 Subway franchise store

e Started investing in real estate in 2013; bought smaller single and multi-unit fixer-upper
residential properties for a long-term investment

e Realized [ could create value by building smart projects

» (Came across new construction projectin 2015

» Bought a land with single family existing house for $325,000
o Gotapproval to build additional 5 two-family houses from land use board
Built and stabilized the total 11 units in 8 months
Total Cash equity injected $500,000 and Loan $1,200,000
Current NOI $160,000
Value at 5% Cap $3,200,000

0 0 0O

e (urrent project under construction
o citivillage @ Metuchen Station
Bought land $1,280,000 and additional equity $500,000
Total loan $4,000,000
22 Luxury apartments; Completion March 2019
NOI $450,000; Expected exit value @ 5% cap $9,000,000

0 0 C O

¢ Current project under construction
o citivillage @ st. georges ave, Linden
o Went thru redevelopment process for an approval of 114 residential apartments
over 18k sq. ft. of retail on ground floor
Negotiated PILOT for 30 years
Total project cost $28,000,000
As complete and stabilized value $45,000,000
Completed date Dec 2021

Cc G C O

» More than 2500 units with some retail under construction and various p

109 Walnut Street info@ramanigroup.net 0 908.245.6264
Roselle Park, Nj 07204 £908.245.6268
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Operation Organization

i Executive
| Administrat

| Project |
i Manager |

109 Walnut Street info@ramanigroup.net 0 908.245.6264
Roselle Park, Nj 07204 £908.245.6268




Technical and Project-Related Information Submission Requirements

We have a combined construction and real estate experience of over 20 years.

We have extensive experience in the management of construction operation including planning,
budgeting, estimating, scheduling, and daily construction activity.

We have a team of subcontractors such as Jersey Heavy Drywall, Oakland Mechanical, N. Carty
& Sons etc.

Summary of Related Projects.

1.) Project Title/Information: 5 two-family houses (New)
Location: 60-74 Garret St, Paterson NJ
Year Completion: 2016
Project Cost: $1.9 Million

Property Management: In house

Estimated Income: $235,000

Estimated Tax: $42,000

2.} Project Title/Information: citivillage @ Metuchen Station 22 Unit Apartments (New)
Location: 22 Center St, Metuchen NJ
Year Completion: 2019
Project Cost: $7.0 Million
Property Management: In house
Estimated Income: $672,000

i
i
i
i
!




Estimated Tax: $142,000

3.) Project Title/Information: citivillage @ St. Georges, Mixed used project consisting 114
apartments and 18,000 sq ft of retail space (New)
Location: 1120-40 E. St. Georges Ave,, Linden NJ
Equity Contribution: $6,000,000
Construction Financing: Crown Bank ($14,000,000) and Ladder Capital Finance
($19,000,000)
Year Completion; Phase | Completed in 2020, Phase |l 2021
Permanent Financing: $25,000,000
Project Cost: 25 Million
Property Managemnt: In house
Estimated Income: $2,500,000
Estimated Tax: $250,000




1.) Project Title/Information: Blue Sapphire Self Storage @ Rahway NJ {80,000 sqft)
Location: 111 Walnut St & 107 E. Westfield Ave., Roselle Park NJ
Completed: 2021
Construction Loan: Atlantic Stewardship Bank/Columbia Bank ($6,500,000)
Equity Contribution: $3,000,000
Project Value: 13.0 Million
Property Managemnt: SAM (Storage Asset Management)
Estimated Income: $1,200,000
Estimated Tax: $70,000

i
;
!
i



Builder’s Risk
Insurance
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INSURANCE

Named Insured & Mailing Address

Coverage Is Provided In:
The Ohilo Casualty Insurance Company - a stock company

175 Berkeley St., Boston, MA 02116

Policy Change Endorsement

Policy Number:
BMO (21) 58061743

Policy Period:
From 08/08/2020 To 02/08/2021

Endorsement Period:

From 08/08/2020 to 02/08/2021
12:01 am Standard Time

at Insured Mailing Location

Agent Mailing Address & Phone No.

VVR DEVELOPERS LLC;

SRV LINDEN ! URBAN RENEWAL LLC

23 JANI CT

CLIFTON, NI 07013

(201) 225-9099

INSURANCE AGENCY
21-00 STATE RT 208

SUBGEN CORP DBA SUBURBAN GENERAL

FAIR LAWN, NJ 07410-2602

CHANGES TO POLICY - TRANSACTION # 4

This Policy Change Endorsement Results In A Ghange In The Gharges As Follows:

Return Premium

Return NJ Guaranty Fund

Bescription of Change(s)

Total Return Charges

Certified Acts of Terrorism Return Charges

Builders Risk Soft Cost Limit is decreased to

$1,000,000.

See The Revised Declarations and Declarations Schedule

Issue Date

09/28/20

$2,799.00
16.80

$2,8156.80

$82.00 (Included)
Note: This is not a bill

Authorized Representative

PR

To report a claim, call your Agent or 1-844-325-2467

DS 70 27 01 08
59061743

NO120128

430

MCXHPPNO INSURED COPY

001525 PAGE 1 OF 12
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Coverage Is Provided In:

.b Policy Number:
Li ert)’ The Ohio Casualty Insurance Company - a stock company BMO (21) 59 0617 43
Mutual. Policy Per

INSURANCE From 08/08/2020 To 02/08/2021

175 Berkeley St., Boston, MA 02116
Endorsement Perio

From 08/08/2020 to 02/08/2021
Policy Change Endorsement 12:01 am Standard Time
at Insured Mailing Location

Named Insured Agent
VVR DEVELOPERS LLC; (201) 225-9099
SRV LINDEN 1 URBAN RENEWAL LLC SUBGEN CORP DBA SUBURBAN GENERAL

INSURANCE AGENCY

SUMMARY OF LOCATIONS

0001 ST GEORGES AVE/ JOHN ST, LINDEN, NI 07036

POLICY FORMS AND ENDORSEMENTS

This section lists the Forms and Endorsements for your policy. Refer to these documents as needed for detailed
information concerning your coverage.

FORM NUMBER TITLE

CL 01 00 03 99 Common Policy Conditions

CL 01 46 10 02 Amendatory Endorsement - New Jersey

CL 06 0001 5 Certified Terrorism Loss

CL 07 00 10 06 Virus or Bacteria Exclusion

CL 16 50 06 06 Conditional Nuclear, Biological, and Chemical Terrorism Exclusion
*CM 70 02 01 01 BR 1141 -7050-0404-E-EQUIPMENT BREAKDOWN ENDORSEMENT
*CM 88 46 06 16 Morigageholders Schedule

IM 20 61 04 04 Amendatory Endorsement - New Jersey

IM 70 50 04 04 Builders’ Risk Coverage-Scheduled Jobsite Broad

IM 70 61 04 04 Soft Cost & Rental Income Endorsement

IM 70 84 06 04 Mortgageholders Endorsement
lssue Date 09/28/20 Authorized Representative

W

To report a claim, call your Agent or 1-844-325-2467

DS 70 27 01 08

09/28/20 68061743 NO0120129 430 MCXHPPNO INSURED COPY 001525 PAGE 2 OF 12



58061743

001525

430

12

09/28/20

Libe
Mutflgi.

INSURANGE

Named Insured

Coverage Is Provided In:
The Ohlo Casually Insurance Company - a stock company

175 Berkeley St., Boston, MA 02116

Commercial Inland Marine
Declaratlons ~Revised

Agent

Policy Number:
BMO (21) 59061743

Policy Perlod:

From 08/08/2620 To 02/08/2021

12:01 am Standard Time

at Insured Malling Location

VVR DEVELOPERS LLC;

SRV LINDEN | URBAN RENEWAL LLC

SUMMARY OF GHARGES

(201) 225-9099

INSURANCE AGENCY

SUBGEN CORP DBA SUBURBAN GENERAL

Expianation of
Charges

e L 4 o e O TV i T R B DT e P s

DESCRIPTION PREMIUM
Builders Risk $24,239.00
Commereial Inland Marine Schedule Totals $24,239.00
NJ Property - Liability Insurance Guaranty Association Surcharge $149.70
Certified Acts of Terrorism Coverage 712,00
Total Advance Charges: $25,100.70

To report a claim, call your Agent or 1-844-325-2467

DS 70 22 01 08
59061743

NO120128

430

MCXHPPNO INSURED COPY

Note: This

is not a bill

001525

PAGE 3 OF

12



Coverage Is Provided In:

Libe

The Ohlo Casualty Insurance Company

Policy Number:
BMO (21) 59061743

- a stock company

Mutual.

INsURANGE 175 Berkeley St., Boston, MA 02116

Policy Period:
From 08/08/2020 To 02/08/2021

12:01 am Standard Time

Commercial Inland Marine at Insured Mailing Location
Declarations Schedule -Revised
Named Insured Agent

VVR DEVELOPERS LLC;
SRV LINDEN 1 URBAN RENEWAL LLC

{201) 225-9099
SUBGEN CORFP DBA SUBURBAN GENERAL

INSURANCE AGENCY

BUILDERS RISK
BROAD FORM

SCHEDULED LOCATIONS

Loc.
No. Location Limit
0001 ST GEORGES AVE/ JOHN ST $_ 11,000,000

LINDEN, NJ_ 07036

COVERAGE EXTENSIONS
Additional Debris Removal Expenses

Emergency Removal

Emergency Removal Expenses
Fraud and Deceit

Limited Fungus Coverage
Waterborne Property
SUPPLEMENTAL COVERAGES
Contract Penalty

Expediting Expenses

Fire Department Service Charges
Personal Property

Ordinance Or Law (Undamaged Parts
Of a Building)

Ordinance Or Law (Increased Cost To
Repair And Cost to Demolish/Clear Site)

Pollutant Cleanup and Removal
Rewards
Sewer Backup Coverage

Storage Locations

L 10,000
$ 1,000

...10.000
$_ Covered

$ 50,000
$ 25,000

$_ 1.000
$ 10,000
$ ..1900.000

To report a claim, call your Agent or 1-844-325.2467

IM 70 55 04 04

09/28/20 590681743 N0120128 430 MCXHPPNO

INSURED GOPY 001625 PAGE 4 OF 12
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INSURANCE

Named Insured

Coverage Is Provided In:

Policy Number:

The Ohio Casualty Insurance Company - a stock company BMO (21) 59061743

Commercial Inland Marine

Declarations Schedule

Palicy Period:

d:
175 Berkeley St., Boston, MA 02118 From 08/08/2020 To 02/08/2021

12:01 am Standard Time
at Insured Mailing Location
-Revised

Agent

VVR DEVELOPERS LLC;
SRV LINDEN [ URBAN RENEWAL LLC

(201) 225-9099
SUBGEN CORP DBA SUBURBAN GENERAL
INSURANCE AGENCY

e e e e TS B T P S L S T e e S, e o e e M R e e e e i ST e ]

SUPPLEMENTAL COVERAGES {cont)
Testing
Transit

Trees, Shrubs, and Plants
Barthquake Coverage

() Coverage Not Provided

(X) Coverage Provided, as described below:
Earthquake Limit -- The most "we" pay

for loss to any one building or
structure is;

Earthquake Catastrophe Limit -- The most
"we" pay for loss in any one occurrence is:

Flood Coverage

Flood Limit -- The most "we" pay
for loss to any one building or
structure is:

Flood Catastrophe Limit -- The most
"we" pay for loss in any one occurrence is:

DEDUCTIBLE
Deductible Amount

(X) Earthquake Coverage
() Flood Coverage

() Sewer Backup Coverage
COINSURANGE (Select One)

{X) 100%
() Coingurance Provisions Are Waived

To report a claim, call your Agent or 1-844-325-2467

IM 70 55 04 04

59061743

N0120128 430 MCXHPPNO

$___.8,000,0

$ 8,000,000

o S 50,000
Deductible Amount
$ 50,000
$ e I

N

INSURED COPY 001525 PAGE 5 OF 12
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Coverage Is Provided in: Policy Number:
The Ohlo Casualty Insurance Company - a stock company | BMD (21) 5806 17 43
Policy Period:

d:
INSURANCE 175 Berkeley St., Boston, MA 02116 From 08/08/2020 To 02/08/2021

Named Insured

12:01 am Standard Time

Commercial Inland Marine at Insured Mailing Location

Declarations Schedule -Revised
Agent

VVR DEVELOPERS LLC; . (201) 225-9099

SRV LINDEN 1 URBAN RENEWAL LLC

SUBGEN CORP DBA SUBURBAN GENERAL
INSURANCE AGENCY

SUPPLEMENTAL COVERAGES (cont)
PERMISSION TO OCCUPY

(X) Permission to occupy is not granted,

{) The occupancy and use provisons under Additional Coverage
Limitations are deleted, and permission is granted to occupy covered
property after the date indicated below:

Month Day Year

To report a claim, call your Agent or 1-844-325-2467

IM 70 55 04 04

59061743

NO120129 430 MCXHPPNO INSURED COPY 001525 PAGE 6 OF 12
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INSURANCE

Named Insured

Coverage Is Provided In:

Policy Number:

The Ohio Casualty Insurance Company - a stock company | BMO  (21) 590617 43

Commercial Inland Marine

Declarations Schedule

176 Berkeley St., Boston, MA 02116

Policy Perfod:

12:01 am Standard Time
at Insured Mailing Location

~Revised
Agent

From 08/08/2020 To 02/08/2021

VVR DEVELOPERS LLC;
SRV LINDEN ! URBAN RENEWAL LLC

(201) 225-9099
SUBGEN CORP DBA SUBURBAN GENERAL
INSURANCE AGENCY

SOFT COST SCHEDULE
SOFT COST AND RENTAL INCOME

Location

ST GEORGES AVE/ JOHN ST

LINDEN, NJ 07036

SOFT COST

The most "we" pay for soft cost
expenses in any 30 day period is:

The most "we" pay in any one occurrence
for soft cost expenses is:

RENTAL INCOME

The most "we" pay for loss of rental
income in any 30 day periodis:

The most "we" pay in any one occurrence
for loss of rental income is:

GCOVERAGE EXTENSIONS
Expenses To Reduce Loss
Interruption By Civil Authority

Limited Fungus Coverage

SUPPLEMENTAL COVERAGES
Earthquake Coverage

(X) Coverage Not Provided

() Coverage Provided, as described below:
Earthquake Limit -- The most "we" pay

for loss to any one building or
structure is:

Earthquake Catastrophe Limit -- The most
"we" pay for loss in any one occurrence is:

Limit

$__1.000,000

$ 3,000,000

$ I
$ _—
$ ___ Covered
$____ Covered
_____ days

$ o

¥

A

To report a claim, call your Agent or 1-844-325-2467

IM 70 62 04 04

59061743

Ng120129 430 MCXHPPNO

INSURED COPY 001525 PAGE 7 OF



12

Coverage Is Provided In: Policy Number:

leerty The Ohlo Casualty Insurance Company - a stock company BMO (21) 59061743
Mutual. Policy Perlod:
INSURANCE 175 Berkeley St,, Boston, MA 02116 From 08/08/2020 To 02/08/2021
12:01 am Standard Time
Commercial Inland Marine at Insured Mailing Location
Declarations Schedule -Revised
Named Insured Agent
VVR DEVELOPERS LLC; (201) 225-9099
SRV LINDEN 1 URBAN RENEWAL LLC SUBGEN CORP DBA SUBURBAN GENERAL

INSURANCE AGENCY

SUPPLEMENTAL COVERAGES (cont)
Flood Coverage

(X) Coverage Not Provided

() Coverage Provided, as described below:

Flood Limit -- The most "we" pay
for loss to any one building or
structure is: $

Flood Catastrophe Limit -- The most
"we" pay for loss in any one occurrence is: §

Sewer Backup Coverage
(X) Coverage Not Provided
() Coverage Provided, as described below:

Sewer Backup Limit -- The most "we" pay in
any one occurrence for loss caused
by sewer backup is:

() Sewer Backup Coverage B s

WAITING PERIOD
() Not Applicable

e e e SRl = oy S

To report a claim, call your Agent or 1-844-325-2467

IM 70 62 04 04

09/28/20 59061743 NO120128 430 MCXHPPND INSURED COPY 001525 PAGE 8 OF 12
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Policy Number:
BMO (21) 59061743

Pollcy Petiod:
General Endorsement From 08/08/2020 To 02/08/2021

12:01 am Standard Time
at Insured Mailing Location

" This Endorsement Changes The Policy. Please Read It Carefully.
BR 1141 -7050-0404-E-EQUIPMENT BREAKDOWN ENDORSEMENT

PLEASE READ THIS CAREFULLY. This endorsement modifies insurance provided under the following: 1M 7050 -
Buflders’ Risk Coverage - Scheduled Jobsite Form - Broad Form

The following coverage is added to the policy:

EQUIPMENT BREAKDOWN ENDORSEMENT
(The information required below may be indicated on the "schedule of coverage”.)

Check If applicable;

( ) Explosion, Rupture, or Bursting
( ) Mechanical Breakdown

( ) Electrical Currents

SUPPLEMENTAL COVERAGES(INCLUDES RESTRICTIONS AND LIMITATIONS)

The coverages provided below are part of and not lﬁ addition to the applicable "limit" for coverage described
under Property Covered,

Equipment Breakdown -- If indicated In the "schedule of coverages”, "we" pay for any direct physical loss to
covered property caused by:

a. Explosion, Rupture, or Bursting --

Explosion, rupture, or bursting of steam boilers, steam or gas turbines, steam pipes, or steam engines. This
Supplemental Coverage applies only to loss or damage to the steam bollers, steam or gas turbines, steam
plpes, or steam engines In which the loss occurred.

b, Mechanical Breakdown -- Mechanical breakdown Including centrifugal force.

c. Electrical Currents -- Arcing or by electrical currents other than lightning.

PERILS EXCLUDED

The exclusions for e, Explosion, Rupture, or Bursting; g. Mechanical Breakdown; and d. Electrical Currents
under Perils Excluded are deleted,

Limit: $18,000,000.

All other terms and conditions of the policy remaln unchanged.

To report a claim, call your Agent or 1-844-325-2467

CM 70 02 01 01 Page 01 of 01
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COMMERCIAL INLAND MARINE
CM 88 46 06 16

This endorsement changes the Inland Marine Coverage, PLEASE READ THIS CAREFULLY.

MORTGAGEHOLDERS SCHEDULE

(The entries required to complete this schedule will be shown below or on the "schedule of coverages").

Location Number
1

Described Premise
ST GEORGES AVE/ JOHN ST

LINDEN
NJ
07036

Covered Property
Builder’s Risk

Name_and Address of Mortgageholder

CROWN BANK ISACA ATIMA
27 PRINCE STREET
ELIZABETH

NI

07208

CM 88 46 06 16 © 2016 Liberty Mutual Insurance

SCHEDULE

Page 1 of 1
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NEW JERSEY DEPARTMENT OF THE TREASURY
DIVISION OF REVENUE AND ENTERPRISE SERVICES

CERTIFICATE OF FORMATION

SRV DUNELLEN LLC
0450691159

The above-named DOMESTIC LIMITED LIABILITY COMPANY wasg duly filed in

accordance with New Jersey State Law on 08/18/2021 and was assigned
identification number 0450691159, Following are the articles that

constitute ite original certificate.

Name :
SRV DUNELLEN LLC

Registered Agent:
HIREN RAMANI

Reglastered Office:
23 JANI COURT
CLIFTON, NEW JERSEY 07013

Buginess Purpose:
REAL ESTATE

Effective Date of thisg Filing is:
08/18/2021

Members/Managers:
HIREN RAMANI

23 JANI COURT

CLIFTON, NEW JERSEY 07013

VIJYABEN RAMANT
23 JANI COURT
CLIFTON, NEW JERSEY 07013

DAKSHA RAMANTI
23 JANI COURT
CLIFTON, NEW JERSEY 07013

Main Business Address:
109 WALNUT STREET :
ROSELLE PARK,, NEW JERSEY 07204

gignatures:

HIREN RAMANT
AUTHORIZED REPRESENTATIVE

Continued on next page ...

Page 1 of 2




NEW JERSEY DEPARTMENT OF THE TREASURY
DIVISION OF REVENUE AND ENTERPRISE SERVICES

CERTIFICATE OF FORMATION

SRV DUNELLEN LLC
0450691159

IN TESTIMONY WHEREQF, I have
hereunto set my hand and
affixed my Official Seal
18th day of August, 2021

Pyt N

Elizabeth Maher Muolo
State Treasurer

Centifleats Number ! 4146256241
Ver{fy this certificate anline at
hitpe el stalenf e/ TYTR_StandingCert/ IS8l Verlly_Cert Jsp

Page 2 of 2




State of New Jersey
Departwment of the Treasury

New Jersey Division of Revenue & Enterprise Services Divigion of Revenue & Enterprise Services
; t

Certificate Of Amendment Bpsinagy, ISORISEES

NJISA 42:2C-19

validation Number: 4146289976
New Jersey Limited Liability Company Act B 08/19/21 10:52:11

Verify this certificate online at
httpa://wawl atate.nj, ua/TYTR_StandingCarc/JSP/Veri £y Cert.jep
This Limited Liability Company filed with the Division of Revenue and
Enterprise Services to amend its Certificate of PFormation, The filer is
responsible for ensuring strict compliance with NJSA 42:2C, the Revised Uniform
New Jersey Limited Liability Company Act.

1. Name of Limited Liability Company: SRV DUNELLEN LLC
2. Business ID Number: 0450691159
3., Amendments:
Article 2, the Regilstered Agent is amended Eo the following:
HEMALi RAMANT
Article 3, the Reglstered Office is amended to the following:

109 WALNUT STREET
ROSELLE PARK, NJ 07204

Article 6, the Members are amended to the following:

HEMALI RAMANI, MEMBER
23 JANI COURT
CLIFTON, NJ 07013

VIJYABEN RAMANI, MEMBER
23 JANI COURT
CLIFTON, NJ 07013

DAKSHA RAMANI, MEMBER
23 JANI COURT
CLIFTON, NJ 07013

The undersigned represent (s) that this filing complies with State law as
detailed in NJSA 42:2C and that they are authorized to sign this form on behalf
of the NJ Limited Liability Company on Auguat 19, 2021,

Signature
VIJYABEN RAMANT
DAKSHA RAMANT
HEMALI RAMANI




DEPARTMENT 0¥ COMMUNITY AFFAIRS
LocAL PLANNING SERVICES

101 SourH BroAD STREET
PuiLip D, MurrHy PO Box 813 Lr, GoverNOR SHEILA Y. OLIVER

Governor ' TrenToN, NJ 08625-0813 Commissioner
(609) 292-3000 « FAX (609) 633-6056

February 15, 2022

Mr, Sean McGowan

Greenbaum Rowe Smith & Davis LLP
Counsellors at Law

Metro Corporate Campus One

P.O. Box 5600

Woodbridge, NJ 07095

Dear My, McGowan:

Enclosed is the approval of the Certificate of Amendment to Certificate of Formation for
SRV DUNELLEN URBAN RENEWAL LLC (formerly SRV DUNELLEN LLC). Please return
a marked copy of the approval form and the Certificate to this office once it is filed and stamped
by the State Treasurer, You can either mail a copy or e-mail a copy to me at
UrbanRecert@dca.nj.gov.

Thank you for your cooperation in this matter, If you have any questions, please call me
at 609-633-2133,

Sincerely,

ngm.% L i, (1

Pamela R. Weintraub, PP, AICP
Principal Planner

New Jersey is an Equal Opportunity Emplayer « Printed on Recycled paper and Recyclable

CommnnyA Fairs



State of em Jergep

DEPARTMENT OF COMMUNITY AFFRAIRS
LocAL PLANNING SERVICES

101 SouTH BROAD STREET
PriLir D, MurPHY PO Box 813 Lr. GoverNOR SHEILA Y. Ouver

Governor Trenton, NJ 08625-0813 Commissioner
(609) 292-3000 ¢ FAX (609) 633-6056

DEPARTMENT OF COMMUNITY AFFAIRS

TO:  State Treasurer

RE: SRV DUNELLEN URBAN RENEWAL LLC
(formerly SRV DUNELLEN LLC)
File # 3280
An Urban Renewal Entity

This is to certify that the attached CERTIFICATE OF AMENDMENT TO THE
CERTIFICATE OF FORMATION OF AN URBAN RENEWAL ENTITY has been examined
and approved by the Department of Community Affairs, pursuant to the power vested in it under
the “Long Term Tax Exemption Law,” P.L. 1991, c.431.

Done this / éﬁ day of ﬁé fw7 204 at Trenton, New Jetsey.

DEPARTMENT OF,COMMUNITY AFFAIRS

By: /

an Thorpson, Direclor?
Local Planning Services

New Jersey is an Equal Opportunity Employer « Printed on Recyeled paper and Recyclable

Comnninity .




L-102 Rev 1172014 New Jersey Division of Revenue and Enterprise Services
Certificate of Amendment

Limited Liability Company
NJSA 42:2C-19

To.file electronically; e ' g : : e R g e

1, Enter the mfaxmation raqucsted bclow and ﬂgn by typing your name in the slgnature ﬁeld '(See the pages fol{owing this form Sor ficld by fleld
bistructions,’ d’noles on delivery and processmg of work reqitesis.)

2; Click the "Add Attachments". button to add ﬂttachments if: requued (Check the f teld by j‘ eld instructions 1o see if" yau musr mclua’e an attachment(s)).

3, After the fonn has b¢en filled in properly, plense save a copy to your coinputer so that you can upload the form to the State of New Jersey Divislon of
Rc\'emie & Emerpnsc Semces Cemral Forms Repository Web application by following the.instructions in the next step,

4, Click the "Open the’ Central Forms chosltory Home Page to start the Form Submission Process" button at the bottotn of the form,

(This arllon wi” Iaunch the. Slnle of New Jel sey Dzvulon of Revenue & Enterprise Services Central Forms Repository Web application.  application. 2 pplication

A limited Liability Company on file with the Division of Revenue and Enterprise Services may use this form to
amend its Certificate of Formation, The filer is responsible for ensuring strict compliance with NJSA 42:2C, the
Revised Uniform New Jersey Limited Liability Company Act,

Name of Limited Liability Company:
SRV Dunellen LLC

1. Business ID Number:

0450691159

2, The Certificate of Formation is amended as follows (provide attachments If needed):

Certificate of First Amendment to the Certificate of Formation (attached),

The undersigned represent(s) that this filing complies with State law as detailed in NISA 42:2C and that they are
authorized to sign this form behalf of the Limited Liability Company.

_ M/LM oﬂ/l_/ title:  Authorized Representative

Hemali Ramani - Date: JZL’?—AD\
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Certificate of First Amendment
to the Certificate of Formation
of
SRV Dunellen Urban Renewal LL.C

The name of the Limited Liability Company is SRV Dunellen LLC, as reflected in the
Certificate of Formation of SRV Duncllen LLC dated August 18, 2021, and duly filed
with the Treasurer of the State of New Jersey on August 18, 2021,

The Identification Number of the Limited Liability Company is: 04506911359,

The new name of the Limited Liability Company is: SRV Dunellen Urban Renewal
LLC (the “LLC").

The following shall be added to the Certificate of Formation of the LLC dated August 18,
2021 and filed with the Treasurer of the State of New Jersey on August 18, 2021,

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

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

(iti)  The LLC has been organized to serve a public purpose, and its operations shall be
directed toward: (1) the redevelopment of redevelopment areas, the facilitation of
the relocation of residents displaced or to be displaced by redevelopment, or the
conduct of low and moderate income housing projects; (2) 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 (3) the LLC shall be subject to regulation by the Borough,
and to a limitation or prohibition, as appropriate, on profits or dividends for so
long as the LLC remains the owner of a project subject to P.L.1991, ¢.431(C.
40A:20-1 et seq.).



7376587.1

(iv)

(v)

(vi)

The LLC shall not voluntarily transfer more than 10% of the ownership of the
project or any portion thereof undertaken by the LLC under P.1.1991, c.431
(C.40A:20-1 et seq.), unti] it has first removed both itself and the project from all
restrictions of P.L.1991, ¢.431 (C.40A:20-1 et seq.) in the manner required by
P.L.1991, c.431 (C.40A:20-1 et seq.) and, if the project includes housing units,
has obtained the consent of the Commissioner of Community Affairs to such
transfer, with the exception of transfer to another urban renewal entity, as
approved by the Borough, which other urban renewal entity shall assume all
contractual obligations of the transferor LL.C under the financial agreement with
the Borough. The LLC shall file annually with the governing body of the Borough
a disclosure of the persons having an ownership interest in the project, and of the
extent of the ownership interest of each. Nothing herein shall prohibit any transfer
of the ownership interest in the LLC itself provided that the transfer, if greater
than 10 percent, is disclosed to the governing body of the Borough in the annual

disclosure statement or in correspondence sent to the Borough in advance of the

annhual disclosure statement referred to above.

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

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

This Certificate shall be effective upon the date of its filing with the New Jersey
Department of the Treasury.

In all other respects, the Certificate of Formation dated August 18, 2021, and filed with
the Treasurer of the State of New lJersey on August 18, 2021, shall remain in full force
and effect.

The remainder of this page is intentionally blank. Signature on next page.



IN WITNESS WHEREOQF, the undersigned being over the age of cighteen (18) years,
hereby represents that he is authorized to sign this certificate on behalf of the Limited Liability
Company and that this filing complies with N.J.S.A, 42:2C-1 et seq., the “New Jersey Limited
Liability Company Act.”

Howmdl”

Date: | /72 / 27.

73765871



EXHIBIT C

Ordinance of the Borough Authorizing Execution of this Financial Agreement

{41032150:16}



ORDINANCE 2022-29

The following ordinance was Introduced for first reading on November 7, 2022. It is now being
further considered, after public hearing, on November 21, 2022. Copies of this ordinance have
been available to the public on the municipal bulletin board and from the Municipal Clerk’s

Office.

AN ORDINANCE TO APPROVE A LONG-TERM TAX EXEMPTION AND
FINANCIAL AGREEMENT BETWEEN THE BOROUGH OF DUNELLEN AND SRV
DUNELLEN URBAN RENEWAL, LL.C

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

WHEREAS, in accordance with the criteria set forth in the Act, the Borough Council
(the “Borough Council”) of the Borough of Dunellen (the “Borough”), acting as the Borough’s
redevelopment entity pursuant to N.J.S.A. 40A:12A-4, designated certain properties identified on
the Borough’s tax map as Block 69, Lots 1, 1.01, 2, 2.01 and 3; Block 70, Lots 13 and 13.01;
Block 85, Lots 1 and 2; Block 83, Lot 1; Block 1, Lots 14, 15.01, 15.02, 16, 17, 18, 19, 20, 21,
22 and 23; Block 2, Lots 10, 11.01, 11, 12, 13, 14, 15, 16, 17, 18, 19 and 20; Block 32, Lots1, 2,
3,4,5,6,7,8,9,10, 11, 12, 13, 14.01, 14, 15, 16, 17, 18, 19, 20, 21, 22, 23, 24, 24.01, 25, 26, 27
and 28; Block 33, Lots 14, 14.01, 15, 16, 17, 18, 19, 20, 21, 22 and 23, Block 34, Lots 10.01, 22,
23, 24, 24.01, 25, 26, 27.01, 27.02, 28, 29, 30, 31, 32, 33, 34, 35, 36, 37, 38, 38.01 and 38.02;
Block 48, Lots 16, 17,18,19, 20, 21, 22, 23, 24, 25, 26, 27 and 28, Block 49, Lots 25, 26, 27.01,
28, 29, 30, 31, 32, 33, 34, 35, 37, 38, 39.01, 39.02, 40, 41, 43 and 44; Block 50, Lots 1, 2,3, 4,5
and 6; Block 51, Lots 1, 2 and 3 (NJ Transit Property); Block 65, Lot 1; Block 66, Lots 1,2, 3, 4,
5,6.01,7,8,9,10.01, 10.02, 11, 12,13, 14, 15.01, 15.02, 16, 17, 17.01, 18, 19 and 20; and Block
86, Lotsl, 2, 3, 4, 4.02, 4.03 and 5 as areas in need of redevelopment under N.J.S.A. 40A:12A 5
(collectively, the “Redevelopment Area”); and

WHEREAS, pursuant to N.J.S.A. 40A:12A-7, the Borough Council adopted by
ordinance on May 16, 2016, the Restated and Amended Dunellen Downtown Redevelopment
Plan, Phase 1, which was thereafter amended, most recently on July 5%, 2022 pursuant to
Ordinance #2022-15 (as amended, the “Redevelopment Plan”) for the Redevelopment Area;

and

WHEREAS, SRV Dunellen Urban Renewal LLC (the “Entity”) is-the owner of certain
parcels within the Redevelopment Area commonly known as 745-753 Bound Brook Road and
identified on the Borough’s official tax map as Block 49, Lot 43 (the “Property”); and

WHEREAS, on July 5%, 2022, the Borough Council passed a resolution authorizing the
execution and delivery of that certain Redevelopment Agreement (the “Redevelopment
Agreement”), which sets forth the respective obligations for the Borough and the Entity with
respect to the redevelopment of the Property in accordance with the Redevelopment Plan; and

{41049217:3)



WHEREAS, the Redevelopment Agreement provides for, inter alia, a three-story multi-
family rental residential building with two (2) two-bedroom residential units, two (2) two-
bedroom residential Affordable Units, one (1) three-bedroom residential Affordable Unit; fifteen
(15) one-bedroom residential units and three (3) studio residential units (at least three of the
residential units shall be Affordable Units as stated) with amenity spaces, surface parking,
lighting and related improvements (collectively, the “Project”) on the Property, which is
consistent with the Redevelopment Plan; and

WHEREAS, the Project as set forth in the Redevelopment Agreement conforms to the
Redevelopment Plan and the master plan of the Borough; and

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

WHEREAS, the Entity is authorized to do business as an urban renewal entity under the
laws of the State of New Jersey pursuant to the provisions of the LTTE Law; and

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

WHEREAS, the provisions of the Act and such other statutes as may be sources of
relevant authority, if any, authorize the Borough to accept, in lieu of real property taxes, an
annual service charge paid by the Entity to Borough as set forth in such laws; and

WHEREAS, in order to enhance the economic viability of and opportunity for a
successful project, the Entity has submitted an application for the approval of a long term tax
exemption for the Project (the “Exemption Application”), attached hereto as Exhibit A, and a
form of financial agreement (the “Financial Agreement™), attached hereto as Exhibit B, to the
Borough, all in accordance with the LTTE Law; and

WHEREAS, the mayor of the Borough has provided his recommendations with respect
to the Exemption Application to the Borough Council; and

WHEREAS, upon review of the proposed Project, the Exemption Application and the
Financial Agreement, the Borough has made the following findings with respect to the Project
pursuant to N.J.S.A. 40A:20-11:

L. The development and construction of the Project, including infrastructure
improvements as set forth in the Redevelopment Agreement and the Redevelopment Plan will be
beneficial to the overall community; will achieve the goals and objectives of the Redevelopment
Plan; will help revitalize the Property; will improve the quality of life for the community; will
serve as a catalyst for further private investment in areas surrounding the Property; will facilitate
the remediation of environmental contamination and the revitalization and productive reuse of
land currently in a blighted, stagnant, unproductive and fallow condition; will enhance the
economic development of the Borough by alleviating existing blight conditions of the Property;
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and will further Redevelopment Plan objectives and contribute to the economic growth of the
Borough in general and specifically the Property;

2. The Project will result in the creation of at least three (3) units of affordable
housing;
3. The aforesaid benefits of the Project exceed the cost, if any, associated with

granting the tax exemption provided by the Financial Agreement;

4, The Financial Agreement is a material inducement to the Entity to undertake the
Project in the Borough and facilitate the redevelopment of the Property; and

WHEREAS, the Borough is agreeable to granting a long term tax exemption to the
Entity for the Project and, in connection therewith, the Borough and the Entity will utilize the
Act and such other statutes as may be sources of relevant authority, if any, to facilitate financing
of the Project; and

WHEREAS, in accordance with the provisions of the Act and the LTTE Law, the
Borough desires to approve the Project, the Exemption Application and the Financial Agreement.

NOW THEREFORE, BE IT RESOLVED BY THE BOROUGH COUNCIL OF
THE BOROUGH OF DUNELLEN, NEW JERSEY AS FOLLOWS:

Section 1. The Recitals are incorporated by reference as if set forth in full.

Section 2. The Exemption Application submitted by the Entity is hereby
approved in accordance with Section 8 of the LTTE Law.

Section 3. The Mayor, in consultation with counsel to the Borough, is hereby
authorized to execute the Financial Agreement following the execution thereof by the Entity and
prepare, amend or execute any other agreements necessary to effectuate this ordinance, subject to
modification or revisions, as deemed necessary and appropriate, with such execution to occur
only simultaneous with the full execution of a redevelopment agreement for the Project.

Section 4. The Clerk of the Borough is hereby authorized and directed, upon
execution of the Financial Agreement by the Mayor, to attest to the signature of the Mayor and to
affix the corporate seal of the Borough upon such document.

Section 3. An exemption from taxation as set forth in the Financial
Agreement is hereby granted to the Entity, with respect to the Project for the term set forth in the
Financial Agreement; provided that in no event shall the term of the Financial Agreement exceed
the earlier of (i) thirty-five (35) years from the date of execution of the Financial Agreement or
(ii) thirty (30) years from the Annual Service Charge Start Date, as said term is defined in the
Financial Agreement, and only so long as the Entity remains subject to and in compliance with
the Financial Agreement and the LTTE Law.
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Section 6. The executed copy of the Financial Agreement shall be certified by
and filed with the Office of the Borough Clerk. Further, the Clerk shall file certified copies of
this ordinance and the Financial Agreement with the Tax Assessor of the Borough and the
Director of the Division of Local Government Services with the Department of Community
Affairs, in accordance with Section 12 of the LTTE Law. Further, the Borough Clerk shall,
within ten (10) days of the later of (i) the effective date of this Ordinance, or (ii) execution of the
Financial Agreement, transmit certificated copies of this Ordinance and the Financial Agreement
to the chief financial officer of, and legal counsel for, Middlesex County, New Jersey.

Section 7. The Project shall conform with all federal, state and Borough laws,
ordinances, regulations, the Redevelopment Plan and the Redevelopment Agreement relating to
its construction and use.

Section 8. The Entity shall, in the operation of the Project, comply with all
laws so that no person of race, religious principles, color, national origin or ancestry will be
subject to discrimination.

Section 9. Without limiting the terms of the Financial Agreement, the Entity
shall submit Auditor’s Reports to the Borough in accordance with Article VI of the Financial
Agreement.

Section 10. This ordinance shall take effect in accordance with all applicable
laws. '

y
; /
Approved .../ 8L ./z’. Lt Qi t;\
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( ( Vayor of t{fc Borough of/Dunellen

Renfs 1 certify the forcgoing to be a true and correct

rough of Duncllen abstract of a resolution regularly passed ata
mecting of the Common Council of the Borough of
Duncllen, held

rlzil ez

and in that respect a true and correct copy of
its minutes

“Cicc of the Borough of Dunclien "
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EXHIBIT D
Financial Plan Including Entity's Estimate of Total Project Cost

[See PILOT Application]
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EXHIBIT E

Form of Certification of Final Construction Cost of Project

L , do hereby certify the following:

1. I am the of , the architect for the 745-753 Bound Brook Road
Redevelopment Project.

2, To the extent that our firm has been involved in the design and construction of the 745-753
Bound Brook Road Redevelopment Project, and based upon those records and contracts that have
been supplied to us by , we certify that the total
construction cost for the above referenced project is $

I hereby certify that the foregoing statements made by me are true to the best of my knowledge
and belief. 1 am aware that if any of the foregoing statements are willfully false, I am subject to
punishment.

Date:
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