FINANCIAL AGREEMENT FOR
LONG TERM TAX EXEMPTION
N.J.S.A. 40A:20-1 et seq.

by and between

TOWNSHIP OF VERNON

and

OMEGA DRIVE REDEVELOPMENT URBAN RENEWAL, LLC

Dated: [e], 202[ @]



THIS FINANCIAL AGREEMENT is made this _ day of , 2025
(hereinafter this “Agreement”) by and between OMEGA DRIVE REDEVELOPMENT
URBAN RENEWAL, LLC (the “Entity”) a New Jersey limited liability company and an urban
renewal entity qualified to do business under the provisions of the Long Term Tax Exemption
Law, N.J.S.A. 40A:20-1 et seq., as amended and supplemented (the “Exemption Law”), with
offices at 241 Hudson Street, Hackensack, New Jersey 07601, and the TOWNSHIP OF
VERNON, a municipal corporation of the State of New Jersey, having an address at 21 Church
Street, Vernon, New Jersey 07462 (the ““Township”; and together with the Entity, the “Parties”
or “Party”).

WITNESSETH:

WHEREAS, on April 23, 2018, pursuant to Resolution 18-135, the Vernon Township
Council (the “Township Council”) designated a total of 173 lots, including that certain property
identified as Block 403, Lots 2 and 3 (and previously identified as Block 141.02, Lots 2 and 3) on
the official Tax Maps of the Township, as a non-condemnation “area in need of redevelopment”
(collectively, the “Redevelopment Area”) in accordance with the Local Redevelopment and
Housing Law, N.J.S.A. 40A:12A-1 et seq., as amended and supplemented (the “Redevelopment
Law”); and

WHEREAS, by the adoption of Ordinance No. 21-10 on April 26, 2021, the Township
Council duly adopted a redevelopment plan for the Redevelopment Area, entitled, “Town Center
Redevelopment Plan”, prepared by J. Caldwell & Associates, LLC, dated March 25, 2021 (as the
same may be amended and supplemented from time to time, the “Redevelopment Plan”); and

WHEREAS, the Entity is the owner of certain property within the Redevelopment Area
identified as Block 403, Lots 2 and 3 on the official Tax Maps of the Township, as more
particularly described in that certain metes and bounds description attached hereto as Exhibit A
and hereby made a part hereof (the “Property”); and

WHEREAS, the Entity proposes to redevelop the Property by constructing thereon a four-
story, multi-family residential building containing a total of twenty-seven (27) residential rental
units, inclusive of six (6) units affordable to low- and moderate-income families, forty-two (42)
off-street parking spaces, two (2) of which will be designated as ADA-compliant, along with
associated on-site and off-site improvements (collectively, the “Project”); and

WHEREAS, in accordance with the Exemption Law, the Entity filed an application with
the Township for approval of a tax exemption (the “Tax Exemption”) for the Project (the
“Application”), a copy of which is annexed hereto and made a part hereof as Exhibit B; and

WHEREAS, on [e], the Mayor recommended to the Township Council that the
Application be approved, provided that all legal prerequisites are met; and
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WHEREAS, on [e] by Ordinance No. [e] (the “Ordinance”), the Township Council
approved the Application, authorized the Tax Exemption, subject to the terms and conditions of
this Agreement, and authorized the execution of this Agreement; and

WHEREAS, pursuant to this Agreement, the Township and the Entity desire to set forth
in detail their mutual rights and obligations with respect to the Tax Exemption; and

WHEREAS, the Township Council has reviewed the Application and has made the
following findings:

A. Benefits of Project v. Costs.

i The development and construction of the Project, as set forth in this 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 and will enhance the economic development of the Township.

ii. It is anticipated that the development of the Project will create approximately
twenty-nine (29) full-time temporary jobs and fourteen (14) full-time permanent jobs as a result of
the Project.

iii. In 2025, the Property, including the improvements thereon, will generate
approximately $3,820 in total real estate taxes to all government units, including $[e] to the
Township. Pursuant to this Agreement, the Project is projected to generate revenue for the
Township in the first year of approximately $75,000, well in excess of the municipal revenue to
be generated by ad valorem taxes in 2025. The benefits to the Township accruing as a result of
the Project, including the generation of jobs, the revitalization of the Redevelopment Area, and the
generation of municipal revenues, will substantially outweigh any incremental costs to the
Township resulting from the Tax Exemption granted herein. It is anticipated that the benefits
projected above will be realized, however, it is understood and agreed that these benefits are
speculative and not guaranteed outcomes of the Project.

B. Importance of Tax Exemption.

The Township Council’s approval of the Tax Exemption set forth herein is essential to the
success of the Project because:

I The relative stability and predictability of the Annual Service Charge (as defined
below) associated with the Project will make it more attractive to financial institutions whose
participation is necessary in order to finance the Project.

ii. The relative stability and predictability of the Annual Service Charge will allow the

Entity to provide a high level of maintenance for the Property and will have a positive impact on
the surrounding area and overall community.
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iii. The relative stability and predictability of the Annual Service Charge will allow the
Project to achieve economies of scale and be financially feasible due to the combined factors of
the overall size of the Project and the inclusion of over 20% low- and moderate-income residential
units.

NOW, THEREFORE, in consideration of the mutual covenants and agreements set forth
herein, and for other good and valuable consideration, the receipt and sufficiency of which are
hereby acknowledged, the Parties to this Agreement mutually covenant and agree as follows:

ARTICLE | - GENERAL PROVISIONS

Section 1.1 Governing Law

This Agreement shall be governed by the provisions of the Exemption Law, the
Redevelopment Law, the Ordinance, and all other Applicable Laws, as defined below. It is
expressly understood and agreed that the Township has relied upon the facts, data, and
representations contained in the Application in granting the Tax Exemption and the Application is
hereby incorporated into this Agreement by reference.

Section 1.2 General Definitions and Construction

The recitals and exhibits to this Agreement are hereby incorporated by reference herein as
if set forth at length. Unless specifically provided otherwise or the context otherwise requires,
when used in this Agreement, the following terms and phrases shall have the following respective
meanings:

a. Administrative Fee — Shall have the meaning specified in Section 4.9 hereof.

b. 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.

C. Agreement — Shall have the meaning specified in the preamble hereof.

d. Allowable Net Profit (also referred to as “ANP”) — The amount arrived at by applying
the Allowable Profit Rate pursuant to the provisions of N.J.S.A. 40A:20-3.

e. Allowable Profit Rate (also referred to as the “APR”) — The greater of twelve percent
(12%) or the percentage per annum arrived at by adding one and one-quarter percent
(1.25%) to the annual interest percentage rate payable on the Entity's initial permanent
mortgage financing for the Project. If the initial permanent mortgage is insured or
guaranteed by a governmental agency, the mortgage insurance premium or similar charge,
if payable on a per annum basis, shall be considered as interest for this purpose. If there is
no permanent mortgage financing or if the financing is internal or undertaken by a related
party, the APR shall be the greater of twelve percent (12%) or the percentage per annum
arrived at by adding one and one-quarter percent (1.25%) to the prevailing per annum
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interest rate on mortgage financing on comparable improvements within Sussex County.
The provisions of N.J.S.A. 40A:20-3(b) are incorporated herein by reference.

Annual Gross Revenue (also referred to as the “AGR”) — Annual gross revenue for the
Project, as determined pursuant to the Exemption Law and the terms of this Agreement.

Annual Service Charge (also referred to as the “ASC”) — The total annual amount that
the Entity has agreed to pay the Township for municipal services supplied to the Project,
which sum is in lieu of any taxes on the Land and the Improvements pursuant to the
Exemption Law, which amount shall be prorated in the year in which the Annual Service
Charge begins and the year in which the Annual Service Charge terminates. The Annual
Service Charge shall be calculated pursuant to Article IV hereof.

Annual Audited Statement — Shall mean a complete financial statement outlining the
financial status of the Project, which shall also include a computation of Net Profit,
Allowable Net Profit, and Annual Gross Revenue, prepared annually by the Entity’s
certified public accountant. The contents of each Annual Audited Statement shall be
prepared in conformity with Generally Accepted Accounting Principles, the Exemption
Law, and this Agreement.

Applicable Law — Shall mean any and all federal, state and local laws, rules, regulations,
rulings, court orders, statutes and ordinances applicable to the Project, the Property and the
Tax Exemption.

Application — Shall have the meaning specified in the recitals of this Agreement.

ASC Commencement Date — The first day of the month immediately following the
Substantial Completion of any portion of the Project.

Certificate of Occupancy — A temporary or permanent certificate of occupancy issued by
the appropriate Township official, pursuant to N.J.S.A. 52:27D-133.

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 person or entity, whether through the ownership of voting securities or by contract
or other written agreements.

Commencement of Construction — The undertaking of any actual physical construction
of any portion of the Project, including demolition, site preparation, environmental
remediation, construction of Improvements or construction or upgrading of infrastructure.

Completion_of Construction — The completion of construction of the Project, in
accordance with the Redevelopment Plan and Governmental Approvals, sufficient for
issuance of a Certificate of Occupancy and subject only to installation of landscaping, if
the delay in completion thereof is necessitated by seasonal concerns.
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aa.

Days — Whenever the word “Days” is used to denote time, it shall mean calendar days.

Debt Service — The amount required to make annual payments of principal and interest or
the equivalent thereof on any construction mortgage, permanent mortgage or other
financing including returns on institutional equity financing and market rate related party
debt for the Project for a period equal to the term of the Tax Exemption granted by this
Agreement.

Default — A breach or failure of the Township or the Entity to perform any obligation
imposed by the terms of this Agreement, or under the Exemption Law, beyond any
applicable grace or cure periods set forth herein.

Effective Date — The date that this Agreement has been executed by both Parties.

Entity — Shall mean the entity specified in the preamble of this Agreement, which shall be
qualified as an urban renewal entity under the Exemption Law. Unless the context
provides otherwise, it shall also include any permitted Transferee, which shall also be
qualified as an urban renewal entity under the Exemption Law as set forth in Section 8.1
hereof.

Excess Net Profits — The amount of Net Profits that exceeds the Allowable Net Profits
(ANP) for the applicable accounting period as determined in accordance with the
Exemption Law.

Exemption Law — Shall have the meaning specified in the preamble of this Agreement.

Governmental Approvals — All governmental consents, approvals, licenses or permits
required for Commencement of Construction, Completion of Construction, and use and
occupancy of the Project.

Improvements — Any building, structure or fixture comprising the Project which is
permanently affixed to the Property to be constructed and exempt under this Agreement.

Land Taxes — The amount of any real estate taxes levied on the Property, exclusive of any
Improvements related thereto.

Minimum Annual Service Charge — 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 — Annual Gross Revenue (AGR) less all operating and non-operating expenses
and costs of the Entity, all determined in accordance with Generally Accepted Accounting
Principles and the provisions of N.J.S.A 40A:20-3(c), but: (1) there shall be included in
expenses: (a) all annual service charges paid pursuant to N.J.S.A. 40A:20-12; (b) all
payments to the municipality of excess profits pursuant to N.J.S.A. 40A:20-15 or N.J.S.A.
40A:20-16; (c) an annual amount sufficient to amortize the Total Project Cost and all
capital costs determined in accordance with generally accepted accounting principles, of
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any other entity whose revenue is included in the computation of excess profits, over the
term of the abatement as set forth in this Agreement; (d) all reasonable annual operating
expenses of the Entity and any other entity whose revenue is included in the computation
of Excess Net Profits, including the cost of all management fees, brokerage commissions,
insurance premiums, all taxes or service charges paid, legal, accounting, or other
professional service fees, utilities, building maintenance costs, building and office supplies,
and payments into repair or maintenance reserve accounts; (e) all payments of rent
including, but not limited to, ground rent by the Entity (if applicable); (f) all Debt Service;
and (2) there shall not be included in expenses either depreciation or obsolescence, interest
on debt, except interest which is part of Debt Service, income taxes, or salaries, bonuses or
other compensation paid, directly or indirectly to directors, officers and stockholders of the
Entity, or officers, partners or other persons holding any proprietary ownership interest in
the Entity.

Ordinance — Shall have the meaning specified in the recitals of this Agreement.

Party or Parties — Shall have the meaning specified in the preamble of this Agreement.

Payment Default — Shall have the meaning specified in the Section 5.4 of this Agreement.

Project — Shall have the meaning specified in the recitals of this Agreement.
Property — Shall have the meaning specified in the recitals of this Agreement.

Redevelopment Area — Shall have the meaning specified in the recitals of this Agreement.

Redevelopment Law — Shall have the meaning specified in the recitals of this Agreement.

Redevelopment Plan — Shall have the meaning specified in the recitals of this Agreement.

Rental Unit — A residential unit within the Project made available for rent to the public.
Reserve — Shall have the meaning specified in Section 6.2 of this Agreement.

Secured Party or Secured Parties — Shall have the meaning specified in Section 8.3(b)
of this Agreement.

Security Arrangements — Shall have the meaning defined in Section 8.3(b) of this
Agreement.

Substantial Completion — The determination by the Township construction official that
the Project, in whole or in part, is ready for the use intended, which shall mean the date on
which the Project receives, or is eligible to receive, any Certificate of Occupancy for any
portion of the Project.

Tax Exemption — Shall have the meaning specified in the recitals of this Agreement.
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pp.  Tenant— Any tenant of a Rental Unit.

qq. Termination Date — The earlier to occur of (i) the thirty-fifth (35") anniversary of the
Effective Date; (ii) the thirtieth (30™") anniversary date of the ASC Commencement Date;
or (iii) such other date as this Agreement may terminate pursuant to the terms hereof or
pursuant to Applicable Law.

. Total Project Cost — Shall be as calculated in accordance with Section 3(h) of the
Exemption Law.

SS. Township — Shall have the meaning specified in the preamble of this Agreement.

tt. Township Council — Shall have the meaning specified in the recitals of this Agreement.

uu.  Transfer — Shall have the meaning specified in Section 8.1 of this Agreement.
vv.  Transferee — Shall have the meaning specified in Section 8.1 of this Agreement.
Section 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. All references to articles, sections or exhibits in this Agreement
shall, unless indicated otherwise, refer to the articles, sections or exhibits in this Agreement.

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.
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F. 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 a part hereof.

ARTICLE Il - PROJECT AND PROPERTY

Section 2.1.  Project, Project Timeline and Project Construction.

(a) Project description. The Entity proposes to redevelop the Property by constructing
thereon a four-story, multi-family residential building containing a total of twenty-seven (27)
residential rental units, including six (6) units affordable to low- and moderate-income families,
forty-two (42) off-street parking spaces, two (2) of which will be designated as ADA-compliant,
along with associated on-site and off-site improvements.

(b) Timeline and Implementation of the Project.

(i) Entity shall obtain all Governmental Approvals required for Commencement of
Construction no later than ninety (90) Days after the Effective Date;

(if) Entity shall Commence Construction within sixty (60) Days after the receipt of
all Governmental Approvals required for the Commencement of Construction, but in any event
not later than June 1, 2026;

(iii) Entity shall Complete Construction on or before twenty four (24) months after
the Commencement of Construction, but in any event not later than June 1, 2028.

If, subject to the provisions of this Agreement, the Entity fails, or determines that it will
fail, to meet any relevant date for the completion of a task set forth in the Project timeline set forth
above, for any reason, the Entity shall promptly provide notice to the Township stating: (i) the
reason for the failure or anticipated failure, (ii) the Entity’s proposed method for correcting such
failure, (iii) the Entity’s proposal for revising the timeline, and (iv) the method or methods by
which the Entity proposes to achieve subsequent tasks by the relevant dates set forth in the revised
Project timeline. The Entity’s proposed revisions to the Project timeline shall be subject to the
Township’s approval, which shall not be unreasonably withheld, conditioned or delayed. Failure
by the Entity to diligently implement and complete the Project in accordance with the timeline
provided in this Section 2.1(b), shall be a breach of this Agreement.

Section 2.2 Township’s Findings.
Pursuant to the Exemption Law, the Township finds that the Tax Exemption granted

pursuant to this Agreement will benefit the Township and the community by assuring the success
of the redevelopment of the Property, which exhibits the statutorily recognized redevelopment
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criteria. The development and construction of the Project, as set forth in this Agreement and the
Redevelopment Plan, will achieve the goals and objectives of the Redevelopment Plan; will help
revitalize the Property; will improve the quality of life for the community; is expected to generate
approximately twenty-nine (29) full-time temporary jobs and fourteen (14) full-time permanent
jobs; will serve as a catalyst for further private investment in areas surrounding the Property and
will enhance the economic development of the Township. The benefits to the Township accruing
as a result of the Project, the generation of jobs, the revitalization of the Redevelopment Area, and
the generation of municipal revenues, will substantially outweigh any incremental costs to the
Township resulting from the Tax Exemption granted herein. It is anticipated that the benefits
mentioned in this Agreement will be realized, however, it is understood and agreed that these
benefits are speculative and not guaranteed outcomes of the Project.

The Tax Exemption is important to the Township and the Entity because without the
incentive of the Tax Exemption, it is unlikely that the Project would be undertaken. The Tax
Exemption will allow the Entity to provide a high level of maintenance for the Property and will
support the costs of undertaking an inclusionary multi-family residential development in the
Redevelopment Area, all of which is expected to attract future occupants to the Project.

Section 2.3 Approval of Agreement.

The Township hereby approves a Tax Exemption for the Project, which is to be
constructed, operated and maintained on the Property in accordance with the terms and conditions
set forth herein, the provisions of the Exemption Law, and other Applicable Law.

Section 2.4  Approval of the Entity.

The Township hereby approves of the Entity in reliance upon the Entity’s representation
that its certificate of formation contains all the requisite provisions of law, has been reviewed and
approved by the Commissioner of the New Jersey State Department of Community Affairs, and
has been filed with, as appropriate, the New Jersey State Department of Treasury, all in accordance
with N.J.S.A. 40A:20-5.

Section 2.5 Redevelopment of the Property.

The Entity agrees that it will develop, construct, operate and maintain the Project in
accordance with the terms of the Redevelopment Plan. The final design of the Project has been
approved by the Land Use Board of the Township, in accordance with the Redevelopment Plan.
Section 2.6  Entity’s Relationship to Property.

The Property will be owned in fee simple by the Entity. The Entity may, at its discretion,

enter into leases with third parties for the use and occupancy of the Property, provided that such
lease is in compliance with the terms and conditions of this Agreement and the Exemption Law.

ARTICLE 11l - OWNERSHIP, MANAGEMENT AND CONTROL
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Section 3.1  Entity’s Representation.

The Entity represents that it shall remain the fee title owner of the Property throughout the
development and construction of same, subject to its right of Transfer in accordance with Section
8.1 hereof.

Section 3.2  Required Provisions of Financial Agreement.

To the extent not otherwise set forth herein, those items required by N.J.S.A. 40A:20-9 to
be included in this Agreement are set forth in the Application attached hereto as Exhibit B, which
is incorporated herein as if set forth at length, and the Entity represents and warrants as to the
accuracy of the contents thereof.

Section 3.3  Fiscal Plan.

The Entity represents that the Improvements shall be financed in accordance with the
representations set forth in the Application, including the Fiscal Plan attached thereto, which is
also attached hereto as Exhibit C. The Application and Fiscal Plan set forth, among other things,
the estimated Total Project Cost, amortization rates on the Total Project Cost, the source of funds,
the interest rates to be paid on construction financing, the source and amount of paid in capital,
and the terms of any mortgage amortization.

Section 3.4  Estimated Rental Schedule.

The Entity sets forth its good faith projections of the Annual Gross Revenue from the
Project in the Fiscal Plan.

ARTICLE IV - TAX EXEMPTION; ANNUAL SERVICE CHARGE

Section4.1 Term.

Subject to compliance with this Agreement, this Agreement shall be in effect from the
Effective Date through the Termination Date. However, in no case shall this Agreement remain
in effect longer than 35 years from the Effective Date. Upon the expiration of this Agreement (i)
the tax exemption for the Project shall expire and the Property and the Improvements thereon shall
thereafter be assessed and taxed according to the general law applicable to other non-exempt
property in the Township and (ii) any restrictions and limitations upon the Entity shall terminate
upon such Entity’s rendering and the Township’s acceptance of its final accounting to the
Township, pursuant to N.J.S.A. 40A:20-13.

Section 4.2  Calculation of Annual Service Charge.
In consideration of the Township granting the Entity the Tax Exemption set forth in this

Agreement, the Entity shall pay to the Township for municipal services supplied to the Project, as
provided in the Exemption Law, an Annual Service Charge as follows:
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@ Stage One (Years 1-6): From the ASC Commencement Date until the sixth
anniversary of the ASC Commencement Date, the Annual Service Charge shall be ten percent
(10%) of AGR,;

(b) Stage Two (Years 7-11): From the first day after the sixth anniversary of the ASC
Commencement Date until the eleventh anniversary of the ASC Commencement Date, the Annual
Service Charge shall be equal to the greater of eleven percent (11%) of AGR or twenty percent
(20%) of the amount of the taxes otherwise due on the value of the Property and the Improvements;

(c) Stage Three (Years 12-16): From the first day after the eleventh anniversary of
the ASC Commencement Date until the sixteenth anniversary of the ASC Commencement Date,
the Annual Service Charge shall be equal to the greater of twelve percent (12%) of AGR or forty
percent (40%) of the amount of the taxes otherwise due on the value of the Property and the
Improvements;

(d) Stage Four (Years 17-21): From the first day after the sixteenth anniversary of
the ASC Commencement Date until the twenty-first anniversary of the ASC Commencement Date,
the Annual Service Charge shall be equal to the greater of thirteen percent (13%) of AGR or sixty
percent (60%) of the amount of the taxes otherwise due on the value of the Property and the
Improvements;

(e) Stage Five (Years 22-30): From the first day after the twenty-first anniversary of
the ASC Commencement Date until the thirtieth anniversary of the ASC Commencement Date,
the Annual Service Charge shall be equal to the greater of thirteen percent (13%) of AGR or eighty
percent (80%) of the amount of the taxes otherwise due on the value of the Property and the
Improvements.

Section 4.3  Minimum Annual Service Charge.

Notwithstanding anything to the contrary in this Agreement, including, without limitation,
Section 4.2 hereof, the Annual Service Charge for the Project shall not be less than the Minimum
Annual Service Charge.

Section 4.4  Land Tax Exemption and Duration.

The Property shall be exempt from Land Taxes from the ASC Commencement Date
through the Termination Date in accordance with N.J.S.A. 40A:20-12; provided however, that if
such exemption of Land Taxes is invalidated by a court of competent jurisdiction, then this
Agreement shall remain in full force and effect and shall be reformed to provide that:

@ Land Taxes are assessed on the Property; and

(b) the Entity, or its Transferee, shall be entitled to a credit against the Annual Service

Charge for the amount, without interest, of the Land Tax payments timely made in the last four (4)
preceding quarterly installments.
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Section 4.5  Quarterly Installments.

The Annual Service Charge or the Minimum Annual Service Charge, as the case may be,
and if applicable, Land Taxes, shall be paid in quarterly installments on those dates when ad
valorem real estate tax payments on other properties within the Township are due, subject to
adjustment for overpayment or underpayment within thirty (30) Days after the close of each
calendar year. If the Entity fails to so pay, the amount unpaid shall bear the highest rate of interest
permitted in the case of the unpaid taxes or tax liens on the Property until paid. The Entity’s
failure to make the requisite payments of Annual Service Charge or Minimum Annual Service
Charge, or if applicable, Land Taxes, in a timely manner shall constitute a Default under this
Agreement, and the Township may, among its other remedies as provided in this Agreement,
proceed against the Project pursuant to the In Rem Tax Foreclosure Act, N.J.S.A. 54:5-1 et seq.
In addition, the Township may terminate this Agreement with respect to the Project in accordance
with Section 5.3 hereof. Any Default arising out of the Entity’s failure to pay the Annual Service
Charge, Minimum Annual Service Charge, or if applicable, Land Taxes, shall not be subject to
the dispute resolution remedies provided in Section 5.1.

Section 4.6  Rights and Obligations Related to Tax Exemption.

(@) All Annual Service Charge or Minimum Annual Service Charge payments, as the
case may be, made pursuant to this Agreement shall be in lieu of taxes and, as set forth above, the
Township shall have the rights and remedies of tax enforcement granted to a municipality by
Applicable Law, including those of in rem tax foreclosure pursuant to N.J.S.A. 54:5-1 et seq., just
as if said payments constituted regular real property tax obligations on other real properties within
the Township.

(b) If the ASC Commencement Date occurs on a date other than the last day of a
quarter, the amount of ad valorem real estate taxes for such period up to the ASC Commencement
Date shall be based on a per diem basis for such quarter.

(© Any lease of a Rental Unit to a Tenant shall be subject to the terms of this
Agreement and shall not require the consent or approval of the Township. Upon the lease of the
subject Rental Unit, the Entity, or the Tenant, if required by the terms of its lease agreement, shall
be responsible for the payment of the applicable Annual Service Charge or Minimum Service
Charge calculated pursuant to this Agreement. Notwithstanding the foregoing, the Township shall
look solely to the Entity and not any Tenant with respect to the collection of the unpaid portion of
the Annual Service Charge imputed to the Tenant. In other words, the Entity shall be responsible
for the full payment of the Annual Service Charge to the Township irrespective of whether the
Tenant has or has not paid its portion of the Annual Service Charge to the Entity.

Section 4.7 Remittance to County.

The Township shall remit to the County of Sussex five percent (5%) of the Annual Service
Charge received each year from the Entity for the Tax Exemption, pursuant to N.J.S.A. 40A:20-

12(b)(2)(e).
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Section 4.8  Payment of Conventional Taxes prior to ASC Commencement Date.

The Parties agree that conventional property taxes, including Land Taxes, are due from
time to time in accordance with Applicable Law prior to the ASC Commencement Date.

Section 4.9 Administrative Fee.

In addition to the Annual Service Charge, the Entity shall submit to the Township an annual
administrative fee in an amount equal to two percent (2%) of the Annual Service Charge (the
“Administrative Fee”). The Administrative Fee shall be due on or before November 1 in each
year following the ASC Commencement Date.

Section 4.10 Other Municipal Services.
Nothing herein shall exempt the Entity from the payment of any applicable municipal
service charges of fees applicable to the Project pursuant to Applicable Law. The Entity shall

timely pay for municipal services rendered to the Project or to the Property in accordance with the
requirements of Applicable Law.

ARTICLE V - DISPUTE RESOLUTION; DEFAULT

Section 5.1  Agreement to Arbitrate.

If the Township or the Entity breaches this Agreement (other than with respect to a
Payment Default), or a dispute arises between the Parties regarding the terms and provisions set
forth herein, then the Parties shall submit the dispute to arbitration, which shall utilize State law
and the arbitration rules of the American Arbitration Association in the State of New Jersey, to be
resolved in accordance with its rules and regulations in such fashion as to accomplish the purposes
of the Exemption Law and this Agreement. The costs of arbitration shall be borne equally by the
Parties involved in the arbitration. The demand for arbitration shall be filed in writing and shall
be made within a reasonable time after a dispute or breach occurs. (Section 1.3(F) hereof shall not
apply for purposes of the foregoing sentence.) The arbitrator(s) shall make written findings of fact
and conclusions of law. Any arbitration award may be appealed by either party to the New Jersey
Superior Court, Law Division, with respect to asserted errors of fact or law, and the outcome of
such appeal may be further appealed in the State courts, and shall not be limited in any way due to
the origin of the action in arbitration.
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Notwithstanding the foregoing, if the Entity fails to pay the Annual Service Charge,
Minimum Annual Service Charge, the Administrative Fee or if applicable, Land Taxes, the
Township among its other remedies, reserves the right to proceed against the Project, pursuant to
N.J.S.A. 54:5-1 to -129, and any Act supplementary or amendatory thereof, and shall not be
required to submit such matters to arbitration. 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 is pertinent to this Agreement, as if the Annual Service Charge are taxes or municipal
liens on land.

Section 5.2  Covenant to Make Payments.

The Entity agrees that the timely payment of the Land Taxes (during any period in which
Land Taxes are not exempt hereunder), the Administrative Fee and the Annual Service Charge or
the Minimum Annual Service Charge to the Township, as applicable, as well as continued
compliance with the Applicable Laws, are material conditions of this Agreement. The failure to
make any of the aforesaid payments when due shall constitute both a breach of this Agreement
and a tax payment delinquency under Applicable Law.

Section 5.3  Remedies upon Default.

All of the remedies provided in this Agreement, and all rights and remedies granted to the
Parties by law and equity, shall be cumulative and concurrent. No termination of any provision
within this Agreement shall deprive the Township of any of its remedies in accordance with law
or actions against the Entity because of its failure to pay Land Taxes (during any period in which
Land Taxes are not exempt hereunder), the Administrative Fee the Annual Service Charge or
Minimum Annual Service Charge, as applicable, and/or the water and sewer charges with
applicable interest thereon. The bringing of any action due to a Default under this Agreement shall
not be construed as a waiver of the right to enforce any other remedy provided in this Agreement.
Nothing in this Agreement shall be deemed to create personal liability on the part of any Entity for
any of the provisions of this Agreement, or the Township’s rights and remedies to collect any
obligation due and owing hereunder to be the same as the Township’s rights and remedies with
respect to collection of real estate taxes generally under applicable law.

Section 5.4  Notification of Breach Required.

Other than with respect to the nonpayment or late payment of all or a portion of Land
Taxes, the Administrative Fee, Annual Service Charge or Minimum Annual Service Charge, as
applicable (any of the foregoing a “Payment Default”), the Township shall notify the Entity in
writing of any breach relating to the terms of this Agreement. If the Entity fails to cure a Payment
Default within ten (10) Days of its occurrence, or fails to cure any other breach within thirty (30)
Days after the actual delivery of notice by the Township, or within any additional periods to which
the Parties may agree to, in writing (with respect to defaults other than Payment Defaults, the
Township shall not unreasonably refuse to grant a reasonable extension of the cure period, not to
exceed sixty (60) Days after the Notice, unless the Township in its sole discretion shall agree to a
longer cure period), the Township may invalidate the Tax Exemption by providing thirty (30)
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Days’ written notice to the Entity, which shall inform the Entity that the Tax Exemption shall
terminate at the expiration of said thirty (30) Day notice period due to the breach of the terms of
this Agreement.

Section 5.5 Force Majeure.

Neither Party shall be liable to the other for failure to perform its obligations under this
Agreement due to causes that are beyond the reasonable control and not substantially due to the
fault or negligence of the party seeking to excuse delay or failure of performance of an obligation
hereunder by reason thereof, including, but not limited to, declarations of public emergency; acts
of nature (as to weather-related events, limited to severe and unusual events or natural occurrences
such as hurricanes, tornadoes, earthquakes, and floods); acts of the public enemy; acts of terrorism;
acts of war; fire; epidemics; quarantine restrictions; blackouts, power failures, or energy shortages;
governmental embargoes; strikes or similar labor action by equipment or material suppliers or
transporters, or unavailability of necessary building materials. Notwithstanding the foregoing, the
payment of Land Taxes (during any period in which Land Taxes are not exempt hereunder),
Annual Service Charge, Minimum Annual Service Charge and Administrative Fee are Material
Conditions of this Agreement which shall not be excused by the occurrence of a force majeure
event.

Section 5.6 Certificate of Occupancy.

It is understood and agreed that it shall be the obligation of the Entity to obtain all
Certificates of Occupancy in a reasonably timely manner. The Township shall reasonably
cooperate in processing Entity’s request(s) for the issuance of any Certificate(s) of Occupancy.

Section 5.7 Filing of Certificate of Occupancy.

It shall be the responsibility of the Entity to forthwith file with both the Tax Assessor and
the Tax Collector of the Township a copy of any Certificate of Occupancy issued for the Project.

Failure of the Entity to file such issued Certificate of Occupancy as required by the
preceding paragraph shall not militate against any action or non-action taken by the Township,
including, if appropriate, retroactive billing with interest for any charges determined to be due, in
the absence of such filing by the Entity.

ARTICLE VI - LIMITATION ON PROFITS

Section 6.1  Entity's Covenant of Limitation on Profits.

During the period of tax exemption as provided herein, the Entity shall be subject to a
limitation of its profits pursuant to the provisions of N.J.S.A. 40A:20-15. Pursuant to N.J.S.A.
40A:20-3(c), this calculation is completed in accordance with generally accepted accounting
principles.
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Section 6.2  Permitted Reserves.

The Entity shall have the right to establish a reserve against vacancies, unpaid rentals, and
reasonable contingencies in an amount up to ten percent (10%) of the Annual Gross Revenues of
the Entity for the prior fiscal year (the “Reserve”) and may retain such part of the Excess Net
Profits as is necessary to eliminate a deficiency in that Reserve, as provided in N.J.S.A. 40A:20-
15.

Section 6.3  Payment of Dividend and Excess Profit Charge.

In accordance with N.J.S.A. 40A:20-15, if the Net Profits of the Entity shall exceed the
Allowable Net Profits in any accounting period, then the Entity, within ninety (90) Days after the
end of the accounting period, shall pay such Excess Net Profits to the Township as an additional
Annual Service Charge; provided, however, that the Entity may maintain a Reserve as determined
pursuant to Section 6.2.

Section 6.4  Payment of Reserve/Excess Net Profit Upon Termination, Expiration or Sale.
The Termination Date of this Agreement, or the date of sale or transfer of the
Improvements, shall be considered to be the close of the fiscal year of the Entity. Within ninety

(90) Days after such date, the Entity shall pay to the Township the amount of the Reserve, if any,
maintained by it pursuant to Section 6.2, and the Excess Net Profits, if any.

ARTICLE VII - TERMINATION OF AGREEMENT AND INSPECTIONS

Section 7.1  Voluntary Termination of this Agreement by Entity.

Pursuant to the Exemption Law, the Entity or any Transferee may at any time after the
expiration of one (1) year from the ASC Commencement Date, notify the Township in writing
that, as of a certain date designated in the notice, it relinquishes its status as an urban renewal entity
under the Exemption Law and that the Entity, or Transferee, has obtained the consent of the
Commissioner of the Department of Community Affairs, if required by Applicable Law. As of
that date, all of the obligations and requirements contained in this Agreement shall terminate.
Notwithstanding the foregoing, such relinquishment shall not impact the obligation of the Entity
or the Transferee, as applicable, to make payment of any Administrative Fee, Land Taxes (during
any period in which Land Taxes are not exempt hereunder), Annual Service Charge, or Minimum
Annual Service Charge that has accrued up to and including the Termination Date, or the obligation
of the Entity or the Transferee, as applicable, to perform the final accounting required by the
Exemption Law and Section 7.2 below.

Section 7.2  Termination and Final Accounting
Within ninety (90) Days after the Termination Date, whether by affirmative action of the

Entity or by virtue of the provisions of the Applicable Law, or pursuant to the terms of this
Agreement, the Entity shall provide a final accounting and pay to the Township the Reserve, if
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any, pursuant to N.J.S.A. 40A:20-15, as well as any Excess Net Profits, if any payable as of that
date. For purposes of rendering a final accounting, the Termination Date of the Agreement shall
be deemed to be the end of the fiscal year for the Entity.

Section 7.3  Taxes After Termination Date

After the Termination Date, the Tax Exemption shall expire, and the relevant portion of
the Property and the Improvements constructed thereon shall thereafter be assessed and
conventionally taxed according to Applicable Law as other real property in the Township.

Section 7.4  Rights of Inspection

The Entity shall permit the inspection of its property, equipment, buildings and other
facilities of the Project by representatives duly authorized by the Township and Division of Local
Government Services in the Department of Community Affairs pursuant to N.J.S.A. 40A:20-9(e).
The Entity shall also permit, upon written request, examination and audit of its books, contracts,
records, documents and papers relating to the Project by representatives duly authorized by the
Township and Division of Local Government Services in the Department of Community Affairs
pursuant to N.J.S.A. 40A:20-9(e). Such inspection shall be made upon five (5) Days’ prior written
notice, in the presence of an officer or agent designated by the Entity. To the extent reasonably
possible, the inspection will not materially interfere with construction or operation of the Project.
Nothing in this section shall be construed to affect, limit or restrict the powers of municipal,
county, State or other officials from carrying out those inspections that are generally applicable
outside of the Exemption Law context, including, but not limited to, inspections by fire officials,
construction code officials, etc.

ARTICLE VIII - SALE OR LEASE OF PROJECT

Section 8.1  Approval of Sale of Project to Entity Formed and Eligible to Operate Under
Applicable Law.

The Entity shall not transfer all or any portion of the Project without the prior written
approval of the Township, except that after completion of the Project, the Entity shall be permitted
to transfer all or any portion of the Project to another urban renewal entity, qualified and organized
under the Exemption Law (a “Transferee”), and approved by the Township under the conditions
set forth herein (each, a “Transfer”). As permitted by N.J.S.A. 40A:20-10(a), it is understood and
agreed that the Township, on written application by the Entity after completion of the Project, shall
consent to a sale of the Project and the transfer of this Agreement provided: (i) the Transferee does
not own or lease any other project subject to tax exemption at the time of transfer; (ii) the
Transferee is formed and eligible to operate under the Exemption Law; (iii) the Entity is not then
in Default of this Agreement or the Exemption Law; (iv) the Entity’s obligations under this
Agreement are fully assumed by the Transferee; (v) the Transferee agrees to abide by all terms
and conditions of this Agreement including, without limitation, the filing of an application
pursuant to N.J.S.A. 40A:20-8, and any other terms and conditions of the Township in regard to
the Project; (vi) the Transferee possesses the requisite experience, qualifications, and financial
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capacity to operate and manage the Project; and (vii) the principal owners of the Transferee possess
the same business reputation, financial qualifications and credit worthiness as the Entity and are
otherwise reputable. The Township shall charge an administrative fee of two percent (2%) of the
Annual Service Charge due in the year that the transfer is requested for processing any such
application for transfer by the Entity.

Notwithstanding the above, it is expressly understood and agreed that the Entity is
permitted, without the prior approval of the Township, to effect the following transfers with respect
to the Project:

A. Encumber the Project, e.g., mortgage financing, development easements, etc.,
provided that any such encumbrance is subordinate to the lien of the Annual Service Charge.

B. Transfer the ownership interest in the Entity to an Affiliate.

C. Lease any portion of the Project to an end user, with such Tenant not being required
to be an entity eligible to operate under the Exemption Law.

Notwithstanding anything to the contrary contained in A through C, above, or elsewhere
in this Agreement, the Parties expressly agree and acknowledge that:

Q) the Entity shall not enter into any lease, whether or not with an Affiliate or related
entity, that shall operate to minimize or remove revenues properly includable in the calculation of
Annual Gross Revenue in violation of this Agreement; and

(i) prior to completion of the Project, all restrictions on transfer that are set forth herein
shall apply in accordance with the terms hereof.

Section 8.2  Obligations of Entity and Transferee after Conveyance.

If the Entity Transfers the Project to a Transferee with the consent of the Township and the
Transferee has assumed the contractual obligations of the transferor Entity with the Township,
pursuant to Section 8.1 hereof, then the Entity shall be absolutely discharged from any further
obligations regarding the Project and shall be qualified to undertake another project pursuant to
the Exemption Law. Within ninety (90) Days after the date of a Transfer, the Entity shall pay to
the Township any Reserve maintained by it pursuant to this Agreement, as well as any Excess Net
Profits payable to the Township pursuant to this Agreement and the Exemption Law.

Section 8.3  Collateral Assignment.

€)) It is expressly understood and agreed that the Entity has the right, to the extent
permitted by the Exemption Law, to encumber and/or assign its fee title to the Property and/or
Improvements for purposes of (i) financing the design, development and construction of the
Project, and (ii) permanent mortgage financing with respect to the Project.

(b) The Township acknowledges that the Entity and/or its affiliates intend to obtain
secured financing in connection with the acquisition, development and construction of the Project.
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The Township agrees that the Entity and or its affiliates may, subject to compliance with the
Exemption Law, assign, pledge, hypothecate or otherwise transfer its rights under this Agreement
and/or its interest in the Project to one or more secured parties or any agents therefore (each, a
“Secured Party” and collectively, the “Secured Parties”) as security for obligations of the Entity,
and/or its affiliates, incurred in connection with such secured financing (collectively, the “Security
Arrangements”). The Entity shall give the Township written notice of any such Security
Arrangements, together with the name and address of the Secured Party or Secured Parties. Failure
to provide such Notice waives any requirement of the Township hereunder to provide any notice
of Default or notice of intent to enforce its remedies under this Agreement.

(© If the Entity shall Default in any of its obligations hereunder, the Township shall
give written notice of such Default to the Secured Parties and the Township agrees that, in the
event such Default is not waived by the Township or cured by the Entity, its assignee, designee or
successor, within the period provided for herein, before exercising any remedy against the Entity
hereunder, the Township will provide the Secured Parties a reasonable period of time to cure such
Default, but in any event not less than twenty (20) Days from the date of such notice to the Secured
Parties with regard to a Payment Default by the Entity and ninety (90) Days from the date the
Entity was required to cure any other Default.

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

ARTICLE IX-ENTITY'S COVENANTS AND REPRESENTATIONS

Section 9.1 Management and Operation.

Subject to its right to Transfer the Project pursuant to Section 8.1 of this Agreement, the
Entity represents and covenants that the Entity will manage the Project or will contract with a
third-party management company. The Entity shall be free to enter into leases with Tenants for
the Rental Units without the consent of the Township.
Section 9.2  Computation of Gross Revenue.

The Entity shall, for the duration of this Agreement, calculate the Annual Gross Revenue
in accordance with the Exemption Law and this Agreement and the computation of Annual Gross
Revenue shall be shown on the Entity's Annual Audit Statement.

Section 9.3  Annual Audit Report.
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For so long as the Entity owns the Project and within ninety (90) Days after the close of
each fiscal or calendar year (depending on the Entity’s accounting basis) that this Agreement shall
continue in effect, the Entity shall submit to the Mayor of the Township, the Township Council,
the CFO of the Township, and the New Jersey Division of Local Government Services within the
New Jersey Department of Community Affairs, its Annual Audited Statement for the preceding
fiscal or calendar year in accordance with the Exemption Law. The report shall clearly identify
and calculate the Net Profit for the Entity during the previous fiscal year. The Entity assumes all
costs associated with preparation of the Annual Audited Statements. Except to the extent required
by Applicable Law, all financial information provided hereunder shall remain confidential and not
subject to public disclosure.

Section 9.4  Total Project Cost Audit

Within ninety (90) Days after the final Certificate of Occupancy is issued for the Project,
the Entity shall submit to the Mayor and Township Council, an audit of Total Project Cost, certified
as to actual construction costs by the Entity’s architect.

Section 9.5 Disclosure Statement

On each anniversary date of the execution of this Agreement, the Entity shall submit to the
Mayor and Township Council, who shall advise those municipal officials required to be advised,
a disclosure statement listing the persons having an ownership interest in the Project, and the extent
of the ownership interest of each and such additional information as the Township may request
from time to time.

ARTICLE X - INDEMNIFICATION

Section 10.1 Indemnification.

It is understood and agreed that in the event the Township shall be named as a party
defendant in any action brought against the Township or the Entity by allegation of any breach,
Default or a violation of any of the provisions of this Agreement and/or the provisions of the
Exemption Law or any other Applicable Law, the Entity shall indemnify and hold the Township
harmless from and against all liability, losses, damages, demands, costs, claims, actions or
expenses (including reasonable attorneys’ fees and expenses) of every kind, character and nature
arising out of or resulting from the action or inaction of the Entity and/or by reason of any breach,
Default or a violation of any of the provisions of this Agreement, the provisions of the Exemption
Law and/or any other Applicable Law except for any willful misconduct by the Township or any
of its officers, officials, employees or agents, and the Entity shall defend the suit at its own expense.
The Township shall be entitled to intervene in any such suit, and retain attorneys of its choosing,
whether as party defendant or intervenor, the cost of such attorneys to be borne by the Entity in
accordance with this Section.
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ARTICLE XI - MISCELLANEOUS PROVISIONS

Section 11.1 Governing Law.

This Agreement shall be governed by the provisions of Applicable Law including but not
limited to the Exemption Law. This Agreement shall be construed and enforced in accordance
with the laws of the State of New Jersey, 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 Township have combined in their review and approval of same.

Section 11.2 Oral Representation.

Neither Party hereto has made any oral representation that is not contained in this
Agreement. This Agreement and the Application, including all the Exhibits attached and annexed
thereto, constitute the entire Agreement by and between the Parties.

Section 11.3 Modification; Prior Agreements Superseded.

There shall be no modification of this Agreement except by virtue of a written instrument
executed by and between both Parties. This Agreement integrates all of the terms and conditions
mentioned herein or incidental hereto and supersedes all negotiations or previous agreements
between the Parties with respect to all or any part of the subject matter hereof, which continue to
be in full force and effect.

Section 11.4 Notices

A notice, demand or other communication required to be given under this Agreement by
any Party to the other shall be in writing and shall be sufficiently given or delivered if dispatched
by United States Registered or Certified Mail, postage prepaid and return receipt requested, or
delivered by overnight courier or delivered personally (with receipt acknowledged) to the parties
at their respective addresses set forth herein, or at such other address or addresses with respect to
the parties or their counsel as any party may, from time to time, designate in writing and forward
to the others as provided in this Section:

a) When sent by the Township to the Entity:

Omega Drive Redevelopment Urban Renewal, LLC
241 Hudson Street

Hackensack, New Jersey 07601

Attention: Lauran M. O’Neill, Esq.

b) When sent by the Entity to the Township:

Tina Kraus, Business Administrator
Township of Vernon
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21 Church Street
Vernon, New Jersey 07462

with a copy to:

Matthew D. Jessup, Esqg.

McManimon, Scotland & Baumann, LLC
75 Livingston Avenue, 2" Floor
Roseland, New Jersey 07068

From time to time either Party may designate a different person or address for all the
purposes of this Notice provision by giving the other Party no less than ten (10) Days’ notice in
advance of such change of address in accordance with the provisions hereof. Notices shall be
effective upon the earlier of receipt or rejection of delivery by the addressee. Any notice given by
an attorney for a party shall be effective for all purposes. In addition, if the Entity delivers formal
written notice to the Township in accordance with this Agreement, of the name and address of
Entity’s mortgagee, then the Township shall provide such mortgagee with a copy of any notice
required to be sent to the Entity.

Section 11.5 Severability.

If any term, covenant or condition of this Agreement 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.

If any portion of this Agreement shall be judicially declared to be invalid and unenforceable
and provided that a Default has not been declared pursuant to this Agreement, the Parties shall
cooperate with each other to take the actions reasonably required to restore the Agreement in a
manner contemplated by the Parties, including, but not limited to the authorization and amendment
of this Agreement in a form reasonably drafted to effectuate the original intent of the Parties.

Section 11.6 Good Faith.

The Parties agree to act in good faith in all of their dealings with each other.
Section 11.7 Certification.

The Township Clerk shall certify to the Tax Assessor, pursuant to N.J.S.A. 40A:20-12, that
this Agreement has been entered into and is in effect as required by the Exemption Law. Delivery
by the Township Clerk to the Tax Assessor of a certified copy of the Ordinance and this Agreement
shall constitute the required certification. Upon certification as required hereunder and upon the

ASC Commencement Date, the Tax Assessor shall implement the exemption and continue to
enforce that exemption without further certification by the Township Clerk until the expiration of
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the entitlement to exemption by the terms of this Agreement or until the Tax Assessor has been
duly notified by the Township Clerk that the exemption has been terminated.

Further, within ten (10) Days following the later of the effective date of the Ordinance or
the execution of this Agreement by the Entity, the Township Clerk shall transmit a certified copy
of the Ordinance and the Agreement to the chief financial officer of Sussex County and to the
Sussex County counsel for informational purposes.

Section 11.8 Counterparts.

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

Section 11.9 Estoppel Certificate

Within thirty (30) Days following written request therefore by the Entity, or any mortgagee,
purchaser, tenant or other party having an interest in the Project, the Township shall issue a signed
estoppel certificate in reasonable form stating that (i) this Agreement is in full force and effect, (ii)
to the best of the Township’s knowledge, no Default has occurred under this Agreement (nor any
event which, with the passage of time and/or the giving of notice would result in the occurrence
of a Default) or stating the nature of any Default, and (iii) stating any such other reasonable
information as may be requested. In the event the estoppel certificate discloses a Default, it shall
also state the manner in which such Default may be cured.

[Signature Page Follows]
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IN WITNESS WHEREOF, the Parties have caused this Agreement to be executed the
day and year first above written.

Attest: TOWNSHIP OF VERNON
By:

Marcy Gianattasio, Township Clerk Anthony L. Rossi, Mayor

SEAL

Dated:

OMEGA DRIVE REDEVELOPMENT URBAN
RENEWAL, LLC

Dated: By:
Name:
Title: Manager




STATE OF NEW JERSEY )

) SS.:
COUNTY OF )
Be it remembered that on the _ day of , 2025,

personally appeared before me, and this person acknowledged under oath, to my satisfaction that:

@ [he/she] is the Managing Member of Omega Drive Redevelopment Urban Renewal,
LLC, the limited liability company named as Entity in the attached Financial Agreement;

(b) [he/she] is authorized to execute the attached Financial Agreement on behalf of the
Entity;

(© [he/she] executed the attached Financial Agreement on behalf of and as the act of the
Entity; and

d) the attached Financial Agreement was signed and made by the Entity as its duly
authorized and voluntary act.
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STATE OF NEW JERSEY )
) SS.:
COUNTY OF SUSSEX )

Be it remembered that on the , day of , 2025, Anthony L. Rossi
personally appeared before me, and this person acknowledged under oath, to my satisfaction that:

€)) he is the Mayor of the Township of Vernon, New Jersey, the Township in the attached
Financial Agreement;

(b) he is authorized to execute the attached Financial Agreement on behalf of the
Township;

(© he executed the attached Financial Agreement on behalf of and as the act of the
Township; and

d) the attached Financial Agreement was signed and made by the Township as its duly
authorized and voluntary act.
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EXHIBIT A
PROPERTY DESCRIPTION — METES & BOUNDS
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Exhibit 5

METES AND BOUNDS DESCRIPTION

Property Description

Proparty 1:
ALL thal ihage) cortum lods). tracl(s) ar parcelis) of land, with the buildings and imprevements thereon erecied, situale, lyng and baing
I the Tawrship of Vemon, County of Sussox, ard State of New Jersey and Is bounded and destribed as follows:

BEING known and desigrated as Lol 3in Block 141-C as shown on a cartain map enfided Map of Veman Heignls, Sectien 6, Vernon
Tawnshlp, Susser County, New Jersay, which map was filed In the office of the Clork of Sussax County on 12/081971 as Filed Map No.
417,

FOR INEORMATIONAL PURPOSES ONLY: BEING knowr as Tax Lat 2, in Tax Biack 402, on the Official Tax Map of the Township of
Verrior.

FOR INFORMATIONAL PURPQSES QNLY: The mai'ng address is: 13 Omega Drive, Veman, New Jersey 07462.

Fioparly 2.
ALL that {those) cettain lot(s), tract(s) or parcel(s) of tanc!, with the buildings and improvemants therean sracted, situate, lying ard being
in the Township of Varnon, County of Sussex, ard State of New Jersay and is boundad and described as follows:

BEING known and designaled as Lo 2in Black 141-C as shown o a certain map enfiled Map of Veiraon Heignts, Sogtions 6, Vemon
Township, Sussex County, New Jetsey, which map was filed in the office of the Clerk of Sussex Caunty on 12/08!1971 as Filed Map Ne.
417

FOR INFORMATIONAL PURPQSES ONLY: BEING known as Tax Lot 3, in Tax Biock 402, on the Official Tax Map of the Township of
Vermaor,

FOR INFORMATIONAL PURPOSES ONLY: The mall ng address is: 21 Gmega Drive, Yomon, New Jersey 07462,



EXHIBIT B
APPLICATION
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Application for

Long Term Tax Abatement

Red Hand, LLC

Name of Applicant

241 Hudson Street
Hackensack, NJ 07601

Address of Applicant

19-21 Omega Drive
Vernon, NJ 07462

Address of Project Site



Overview of application contents:

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

Section III - Detailed description of the Project

Section IV - Type of abatement and term requested

Representations and certifications required by statute

Signature by the applicant

Exhibits

0O 0000 O0O0

1. Instructions:

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

Impeortant notes:

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

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

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

Completed applications should be submitted to:

Mayor Anthony Rossi
Township of Vernon
21 Church Street
Vernon, NJ 07462

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

Donelle Bright

Chief Financial Officer
Township of Vernon
21 Church Street
Vernon, NJ 07462



II. Developer Identification:

A. Name of Applicant: Red Hand, LLC
B. Principal Address: 241 Hudson Street, Hackensack, NJ 07601
C. Type of Entity (check one)
_ Corporation X LLC__ LLP ._ Partnership __ Other (please specify)
D. Contact Information
1.) Name of Primary Contact: Lauran M. O’Neill

2.) Contact Numbers:

a. Phone: (201)488-4455
b. Fax: (201)487-2504
c. Email: loneill@onekeyllc.com

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

Louis Kaufman, 241 Hudson Street, Hackensack, NJ 07601
F. Federal Tax Identification Number: 27-2534417
G. Disclosure of Ownership:

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

Please provide the necessary information utilizing the form provided with Exhibit 1 of this
application.



H. Certificates of Incorporation and Approval:

Please provide a copy of the approved certificate of incorporation or formation by the State of New
Jersey for the entity applying for the abatement. Attach the certificate as Exhibit 2.

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

I. Authorization to Submit Application:

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

ITI. Project Description:

A. Applicant’s Ownership Interest in the Project:
X_Conventional (Fee Simple) Condominium. Other (specify)
B. Project Type (Please check all that apply):

X Residential; Retail;  Office;  Manufacturing;
Other (Specify):

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

100% Residential; __ % Retail; __% Office; _ % Manufacturing;
% Other (specify here )

C. Marketing Expectation:
___For Sale X ForLease __ Both
D. Project Location:
1. Provide all of the street addresses by which the project site is currently known:
19-21 Omega Drive, Vernon, New Jersey 07462
2. Provide all tax lots that comprise the project site. Designate lots as they appear on the

official maps of the Tax Assessor as of the date of this application (i.e. prior to any
subdivision associated with the project):



Block 402, Lots 2 and 3
3. Metes and Bounds Description:
Please attach the metes and bounds description of the project site as Exhibit 5 of this application.
Attached.
4, Survey:
Please attach survey of the project site as Exhibit 6 of this application. If a survey has not yet been
completed, a plotting on the official tax map may be provided at this time. A certified survey will
be required prior to execution of any financial agreement.
Attached.

E. Deed or Lease Agreement:

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

Attached.
F. Purpose of Project:
Please check all that apply:

1. This project is located within an officially designated “area in need of redevelopment.”
X Yes No

2. This project is located within an Urban Enterprise Zone.
_ Yes X No

3. This Project is intended to provide housing to low and/or moderate income households:
__ X Yes ___No

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

Number of units for low income households: 3
Number of units for moderate income households: 3
Number of market rate units: 21
Total number of residential units: 27

4. This Project is intended to provide housing to households relocated as a result of a
redevelopment project:  Yes X No



5. This Project is intended as a means to implement the objectives set forth in an adopted
Redevelopment Plan: _ X Yes __No

H. Narrative Description of Project:

Provide a brief narrative description of the project, including the height and bulk of proposed
improvements, type of construction materials to be used and expected square foot area of each
proposed use. Indicate the number and type of each unit to be constructed as part of the project
and whether the project will be restricted to any group or groups on the basis of age or income.
Include maps, renderings, floor plans and other graphic materials if available. Attach this
description as Exhibit 8 of this application.

Attached.

I. Current Conditions:

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

Vacant land with minor site work and clearing done to date.

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

Block Lot Land Improvement Total 2025 Taxes
402 2 $81,100 $0.00 $81,000 $1,902
402 3 $81,800 $0.00 $81,800 $1,918

3. Provide a list showing the current status of all municipal fees and charges which are currently
levied against each lot located within the project site, including, without limitation water charges,
sewer charges, permit or license fees, fines and/or penalties. Attach extra pages as needed.
Block Lot Current Status of Municipal Fees and Charges (specify type)

All fees and assessments paid to date and current.

J. Site Plan Approval:

Provide a copy of the site plan, if any, approved by the Planning Board for the Project. Also provide
a copy of the resolution of the Planning Board providing final site plan approval for the project.



Attach the site plan as Exhibit 9 of this application and the resolution as Exhibit 10 of this
application.

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

estimate should be certified by a licensed architect or engineer. Attach the completed estimate for
the entire Project, with the required certification, as Exhibit 11 of this application.

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

L. Project Pro-Forma:

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

M. Project Financing Plan:

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

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

N. Explanation of the Need for Tax Abatement:
Provide an explanation of why the applicant believes that a long term tax abatement is necessary

to make this project economically feasible. Attach the explanation as Exhibit 16 of this
application.

0. Project Schedule:



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

P. Statement of Project Benefits:

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

IV. Abatement Information:
A. Annual Service Charge to be base;l on: (check one)
__X___ Annual Gross Revenue (Non-condominium) __ Project Cost
Imputed debt service
B. Term Requested:

_ 30 Years

C. Proposed Rates and Phases:
Starting Year Ending Year Rate Phase-out (alternative method)

Stage 1 — 10% AGR in years 1-6

Stage 2 — Greater of 11% of AGR or 20% of conventional taxes in years 7-11
Stage 3 — Greater of 12% of AGR or 40% of conventional taxes in years 12-16
Stage 4 — Greater of 13% of AGR or 60% of conventional taxes in years 17-21
Stage 5 — Greater of 13% of AGR or 20% of conventional taxes in years 22-30

D. Form of Financial Agreement:

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



Representations and Certifications:

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

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

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

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

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

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

Signatures

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

ﬁor the Developer:
(\i AB A @’\EKL\L '\BI‘B)ZO‘?S
Name Lauran O’Neill Date

Title: Authorized Signatory
Please notarize here or
provide attestation and

seal of corporate secretary o
Mary J Greene
NOTARY PUBLIC

\ State of New Jeiszy
My Commission Expires 0i3/13/2029




EXHIBITS

The following is a check-list of required exhibits that must be attached to the application
and are hereby incorporated as it sets forth at length in the application:

Exhibit # Description Included?
A

1 Disclosure of Ownership X
2 Certificate of Incorporation X
3 Certificate of DCA Approval of Urban Renewal Entity Pending
4 Resolution Authorizing Submission of Application X
5 Metes and Bounds Description
6 Survey X
7 Copy of Deed or Lease Agreement X
8 Narrative Description of Project X
9 Site Plan as Approved by Planning Board
10 Site Plan Approval Resolution X
11 Total Project Cost Estimate
12 Cost Estimates for Each Unit Type X
13 Project Pro-Forma X
14 Project Financing Plan X
15 Private Financing Commitments
16 Explanation of the Need for Tax Abatement X
17 Project Schedule X
18 Summary of Project Benefits X
19 Form of Financial Agreement X



EXHIBIT 1-A

DISCLOSURE OF OWNERSHIP

Instructions:

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

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

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



EXHIBIT 1-B

DISCLOSURE OF OWNERSHIP
Name Address Title % Owned
Paula O’Neill 241 Hudson Street Member 20
Hackensack, NJ 07601
Trust F/B/O Fina 241 Hudson Street Member 20

Christina O’Neill, Dated Hackensack, NJ 07601
June 18, 2025
Trust F/B/O Clara 241 Hudson Street Member 20
Asumpta O’Neill, Dated Hackensack, NJ 07601
June 18, 2025

Trust F/B/O Lauran 241 Hudson Street Member 20
O’Neill, Dated June 18, Hackensack, NJ 07601

2025

Trust F/B/O Corey Patrick | 241 Hudson Street Member 20
O’Neill, Dated June 18, Hackensack, NJ 07601

2025

IN WITNESS WHEREOQF, the undersigned has caused this Certificate to be executed this ?%‘

day of October 2025. i
Z /)
(&{’}U AN (/,)\\MV
Affiant
(Authorized Agent of Corporation)

Sworn and Subscribed before
me this 8 day of October, 2025 Lauran O’Neill, Authorized Signatory
Print name and title of Affiant

M Weo®

(Notﬂy Public)

3
¢ Mary J Greene

NOTARY PUBLIC
State of New Jersey

My Commission Expires 08/13/2029



EXHIBIT 2
CERTIFICATE OF INCORPORATION

Please attach a copy of the approved certificate of incorporation of the entity applying for the
-abatement to this sheet.



NEW JERSEY DEPARTMENT OF TREASURY
DIVISION OF REVENUE

CERTIFICATE OF FORMATION

RED HAND, LLC
0400290027

The above-named DOMESTIC LIMITED LIABILITY COMPANY was duly filed in
accordance with New Jersey State Law on 06/02/2009 and was assigned
identification number 0400290027. Following are the articles that
constitute its original certificate.

1. Name:

RED HAND, LLC '
2. Reglstered Agent:

LOUIS KAUFMAN FILED
3. Registered Office: JUN 0 2 2009

241 HUDSON STREET
HACKENSACK, NJ 07601

STATE TREASURER

4. Business Purpose:
ANY LAWFUL PURPOSE

S8ignatures:
HEATHER CHAPMAN
AUTHORIZED REPRESENTATIVE
IN TESTIMONY WHEREQF, I have
hereunto set my hand and
affixed my Official Seal
at Trenton, this
3rd day of June, 2009

s

R. David Rousseau
State Treasurer

Certificate Number: 114520270
Verify this certificate online at
htps:itwwwl._state.n).us/TYTR_StandingCerv'JSP/Verify_Cert jsp



Exhibit 3

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

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

Application Has Been Submitted to DCA



Exhibit 4

RESOLUTION AUTHORIZING SUBMISSION OF APPLICATION

Please attach a notarized resolution that follows the format below:



RESOLUTION OF RED HAND. LLC

PLEASE TAKE NOTICE that a meeting of the Member of RED HAND, LLC (the
“Company”) was held and at which time the following RESOLUTION was unanimously adopted:

RESOLVED that the Company is authorized to submit an application to the Municipality
for the provision of a long term tax abatement.

BE IT FURTHER RESOLVED that if the Company’s application is accepted by the
Municipality, Paula O’Neill, as the Manager, is authorized to execute and deliver on the
Company’s behalf, the Financial Agreement with the Municipality, substantially in the form
attached to the application as Exhibit 19, with such changes thereto as may be negotiated by the
parties.

The undersigned Members of the Company hereby certifies that the foregoing Resolution
was lawfully adopted by the Member of the Company, that the foregoing Resolution is a true,
accurate and complete copy of the Resolution so adopted and placed in the Company’s records,
and that said Resolution has not been amended and is in full force and effect as of the date hereof.

MEMBERS:

R TRC
{&_@ Date:_ 10/4 /25

Name: Paula O’Neill
Title: Manager

T B A CHRISTINA O'NEILL, DATED JUNE 18, 2015

/By@u < <L__}K§3 Date:_ 10/ "\ /25

Name: Paula O’Neill
Title: Trustee




L

}US’ RA ASUMPTA O'NEILL, DATED .IUNE 18, 2015

By:@ C/_Y___C_T_Eﬁ——a(. Date:_ 10/77 /25
Name: Paula O’Neill
Title: Trustee

T}US’ B/O LAURAN O'NEILL, DATED JUNE 18, 2015

< 5
By:@ C D> s;:,,@, Date: 10/ 7 /25

Name: Paula O’Neill
Title: Trustee

y&T/F’/BTO‘C@ EY PATRICK O'NEILL, DATED JUNE 18, 2015

CBy(@ Y Coen sass @ Date:_ 10/7 /25

Name: Paula O’Neill
Title: Trustee
Notary Acknowledgement

State of New Jersey
County of Bergen

. On this jg day of D r/‘robzl , 2025, before me, a Notary Public in and for said

State, personafly appeared PAULA O’NEILL, known to me (or satisfactorily proven) to be the
person whose name is subscribed to the within instrument, and acknowledged that she executed
the same for the purposes therein contained.

In witness whereof, I hereunto set my hand and official seal.

Notar{J’ublic

Mary J Greene
NOTARY PUBLIC
State of New Jersey
My Commission Expires 08/13/2029



Exhibit 5

METES AND BOUNDS DESCRIPTION

Property Description

Proparty 1:
ALL thal ihage) cortum lods). tracl(s) ar parcelis) of land, with the buildings and imprevements thereon erecied, situale, lyng and baing
I the Tawrship of Vemon, County of Sussox, ard State of New Jersey and Is bounded and destribed as follows:

BEING known and desigrated as Lol 3in Block 141-C as shown on a cartain map enfided Map of Veman Heignls, Sectien 6, Vernon
Tawnshlp, Susser County, New Jersay, which map was filed In the office of the Clork of Sussax County on 12/081971 as Filed Map No.
417,

FOR INEORMATIONAL PURPOSES ONLY: BEING knowr as Tax Lat 2, in Tax Biack 402, on the Official Tax Map of the Township of
Verrior.

FOR INFORMATIONAL PURPQSES QNLY: The mai'ng address is: 13 Omega Drive, Veman, New Jersey 07462.

Fioparly 2.
ALL that {those) cettain lot(s), tract(s) or parcel(s) of tanc!, with the buildings and improvemants therean sracted, situate, lying ard being
in the Township of Varnon, County of Sussex, ard State of New Jersay and is boundad and described as follows:

BEING known and designaled as Lo 2in Black 141-C as shown o a certain map enfiled Map of Veiraon Heignts, Sogtions 6, Vemon
Township, Sussex County, New Jetsey, which map was filed in the office of the Clerk of Sussex Caunty on 12/08!1971 as Filed Map Ne.
417

FOR INFORMATIONAL PURPQSES ONLY: BEING known as Tax Lot 3, in Tax Biock 402, on the Official Tax Map of the Township of
Vermaor,

FOR INFORMATIONAL PURPOSES ONLY: The mall ng address is: 21 Gmega Drive, Yomon, New Jersey 07462,



Exhibit 6
SURVEY
Attach survey of the project. If a survey has not yet been completed, a plotting on the official tax

map may be provided at this time. A certified survey will be required prior to execution of any
financial agreement.
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Exhibit 7

COPY OF DEED OR LEASE AGREEMENT

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



EXHIBIT 7

SUSSEX COUNTY RECORDING COVER PAGE
Honorable Jeffrey M. Parrott :
Sussex County Clerk

This cover page is required to be part of
any document affecting land title being
recorded in Sussex County, New Jersey. It is part of the
recorded instrument and permanent record and should
not be detached from the original document.

Official Use Only - Barcode

FILE NUMBER 2023000983
RECORDED 01/12/2023 15:43.07
O - Bk 10225 Pg 1790, DEED
JEFFREY M. PARROTT
SUSSEX COUNTY, NJ

RCPT # 1954

RECORDING FEES 90.00
TOTAL TAX 2.00

INDEX FEE

Record and Return To:

Main Street Title
190 Main St Ste 305
Hackensack, NJ 07601-7315

Official Use Only - Really Transfer Fee

Date of Document:
2022-12-28

Type of Document:
DEED

First Party Name:
Bright Horizons Development LLC

Second Party Name:
Red Hand LLC

Additional Parties To Be Indexed:

PROPERTY INFORMATION (MANDATATORY FOR DEEDS)

Block:
402

Lot:

Municipality
Vernon Township

Consideration:
10.00

Mailing Address of Grantee: 241 Hudson Street

Hackensack, NJ 07601

THIS SECTION PERTAINS TO ASSIGNMENTS, RELEASES, SATISFACTIONS, DISCHARGES, ETC. WHICH REQUIRE
YOU PROVIDE THE ORIGINAL INSTRUMENT'S BOOK & PAGE RECORDING INFORMATION.

Qriginal Book:

Original Page:

SUSSEX COUNTY RECORDING COVER PAGE

Do not detach this page from the original document as it

contains important recording information and is part of the permanent record.




BK 10225 PG 1791

BARGAIN AND SALE (Covenants a3 1o Graniors Acts)

PLEASE RECORD AND RETURN TO: Prepared by
Main Street Title & Secttlement Lauran M, O'Neill, Esq
Services, LLC

190  Main Street, Suite 305,
Hackensack, NJ 07601

DEED

This Deed is made on  December 26, 2022
BETWEEN BRIGHT HORIZONS DEVELOPMENT, LL.C

whose address is: 241 Hudson Street, Hackensack, NJ 07601

referred to as the Grantor.
AND RED HAND, LLC

whoseaddressis: 24| Hudson Street, Hackensack, NJ 07601
referred to as the Grantee,

The words “Grantor” and “Grantee™ shall mean all Geantors and all Grantees listed above.

TRANSFER OF TITLE. The granlor does hereby grant and convey the property described below o
the Grantee.

CONSIDERATION, This transfer of ownership is made for the sum and consideration of $10.00.
The Grantor acknowledges receipt of this money.

TAX MAP REFERENCE. The property located in the Municipality of VERNON
Track 1#1: Block 402, Lot 2 (19 Omega Dr., Vernon, NJ)
Track #2: Block 402, Lot 3 (21 Omega Dr., Vernon, NJ)
No account number is available on the date of this Deed.

PROPERTY DESCRIPTION. The property consists of all the land, buildings, structures and
tmprovements contained on \he property, and is Jocated in the Township of Vernon, County of Sussex
and State of New Jersey, and is described as follows:

X See Schedule A altached and made a part thereof.

BEING THE SAME LAND AND PREMISES conveyed to the Grantor by deed Irom Cecitio P. Po
and Amancia P. Po dated April 12, 2022 and recorded in the Sussex County Clerk’s Office on
in Deed Book Page ;



PROMISES BY GRANTOR, The Grantor promises and warrants that Grantor, by acts of the Grantor,
has not encumbered the property. This pramise means that the Grantor has not allowed anyone else to
obtain any legal right which would affect the property being transferred (such as a mortgage or entering
a judgment against the Grantor).

SIGNATURES. The Grantor signs this Deed as of date first above written.

AR e
———

o N
——— s

Witness ‘:Pp‘u T
\ Braghr Horizons Developsr, &

STATE OF NEW JERSEY:

COUNTY OF BERGEN:
, trsaib iy, BEAGH Mot zons Devetopn; @A77 Lt

1 CERTIFY that on December 26, 2022, Paula O’Neill, personally came before me and

acknowledged under cath, to my satisfaction, that this person (or if more than one, each person):

() is named in and personally signed this Deed.

(b) signed, sealed and delivered this Deed as his/her act and deed; and

(c) the full and actual consideration paid or to be paid for the transfer of title as defined by

N.J.S.A.46:15-5, is .
P
Notary Public :

LINDA ZUROFF
NOTARY PUBLIC OF NEW JERSEY
My Commission Explres 09/1 6/2024

BK 10225 PG 1792



GIT/REP-3 State of New Jersey

(2-21) Seller’s Residency Certification/Exemption
(Print or Type)

Seller’s Information

Name(s)

BRIGHT HORIZONS DEVELOPMENT, LLC

Current Street Address

241 HUDSON STREET

City, Town, Post Office State ZIF Code
HACKENSACK NJ 07601
Property Information

Block(s) Lot(s) Qualifier
402 2and3

Street Address

19 - 21 OMEGA DRIVE

City. Town, Past Office State ZIP Code
VERNON NJ 07462
Sellar's Parcentage of Ownership Total Consideration Oyvner's Share of Consideratlon  Closing Date

100 \D 00 X0, 270 12/26/2022

to Residents and Nonresidents

=

Selleris a resident taxpayer (individual, estate, or trust) of the State of New Jersey pursuant to the New Jersey Gross Income Tax Act,
will file a rasident Gross Income Tax return, and will pay any applicable taxes on any gain or income from the disposition of this property.

2. The real praoperty sold or transferred is used exclusively as a principal residence as defined in 26 U.S. Code section 121,

Seller is a mortgagor conveying the mortgaged property to a mortgagee in foreclosure or in a transfer in lieu of foreclosurs with no
additional consideration,

Seller, transferor, or transferee is an agency or authority of the United States of America, an agency or authority of the State of New
Jersey, the Federal National Morigage Associatien, the Federal Home Loan Morigage Corporation, the Government National Mortgage
Association, or a private mortgage insurance company.

Seller is not an individual, estate, or trust and is not required to make an estimated Gross Income Tax payment.

The total consideration for the property is $1,000 or less so the seller is not required to make an estimated Income Tax payment.

The gain from the sale is not recognized for federal income tax purposes under 26 U.S. Cade section 721, 1031, or 1033 (CIRCLE THE

APPLICABLE SECTION). If the indicated section does not ultimately apply to this transaction, the selier acknowledges the abligation to
file a New Jersey Income Tax return for the year of the sale and repert the recognized gain.

Seller did not receive non-like kind praperty.

The real property is being transferred by an executor or administrator of a decedent to a devisee or heir to effact distribution of the
decedent's estate in accordance with the provisions of the decedent's will or the intestate laws of this State.

The real property being sold is subject to a short sale instituted by the mortgagee, whereby the seller agreed not to receive any
proceeds from the sale and the mortgagee will receive all proceeds paying off an agreed amount of the mortgage.

The deed is dated prior to August 1, 2004, and was not previously recarded.

The real property is being transferred under a relocation company transaction where a trustee of the refocation company buys the
property from the seller and then sells the house to a third party buyer for the same price.

The real property is being transferred between spouses or incident to a divorce decree or property settisment agreement under 26 U.S.
Code section 1041,

The property transferred is a cemetery plat.

The seller is not receiving net proceeds from the sale, Net praceeds from the sale means the net amount due to the seller on the
settlement sheet.

The seller is a retirement trust that received an acknowledgment letter from the Intemal Revenue Service that the seller is a retirement
trust, and is therefore not required to make the estimated Gross Income Tax payment.

The seller (and/or spouse/civil union partner) originally purchased the property while a resident of New Jersey as a member of the U.S.
Amed Forces and is now selling the property as a result of being deployed on active duty outside of New Jersey. {Only check this box if
applicable and neither boxes 1 nor 2 apply.)

10.
.

12.

13.
14.

15,

OOoogoOoOO0DoOf0 O0oood Ood

16.

Seller’s Declaration
The undersigned understands that this deciaration and its contents may be disclosed or provided to the New Jersey Division of Taxation and that
any false statement contained hergin may be punished by fine, impriscnment, or both. | furthermorg_declare that | have examined this declaration
and, to the best of my knowledge and belief, it is true, comect and complete. By checking this box | certify that a Power of Attorney to repre-

sent the sellar(s) has been previously recorded oris being recorded simultaneously with the deed ta which this form is attached.
—_
12/26/2022

Date \ Signature (Seller) Indicate if Power of Attorney or Attorney In Fact
FPania O'veil, Meuber
Date Signature (Seller) Indicate if Power of Attorney or Attarmey in Fact
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RTF-1 (Rev. 312/22)
MUST SUBMIT IN DUPLICATE STATE OF NEW JERSEY
AFFIDAVIT OF CONSIDERATION FOR USE BY SELLER
{Chapter 49, P.L.19868, as amended through Chapter 33, P.L. 2008) (N.J.5.A. 48:15-5 et seq.)
BEFORE COMPLETING THIS AFFIDAVIT, PLEASE READ THE INSTRUCTIONS ON THE REVERSE SIDE OF THIS FORM.
STATE OF NEW JERSEY

FOR RECORDER'S USE ONLY
Congslderalion 5
SS. County Municipal Code RTF paid by seller  $
COUNTY Bergen 1922 Date By
MUNICIPALITY OF PROPERTY LOCATION Vermon *Use symbol “C" to indicate that fee Is exclusively for county use,
(1) PARTY OR LEGAL REPRESENTATIVE (See Instructions #3 and #4 on reverse side)
Deponent,  Norma Russo ,  belng duly swom according to law upon  hisher  oelh,
(Name})
deposes and says that he/she Is the Officer of Tlile Companv ina deed dated 12/26/2022 transferring
{ Legal Rap tative, Ci Officer, Officer of Titla C Lending instl ote.)
real property identifisd as Block number 402 Lot number 28&3 located at
18-21 Omega Drive, Vernon and annexed therelo,
(Street Addrass, Town)
(2) CONSIDERATION $.10.00 (Instructions #1 and #5 on reverse sida) (Jno prior morigage to which property Is subject.

(3) Property transferred is Class 4A 4B 4C (circle one). If property trensferred is Class 4A, calculation in Section 3A below is required.

(3A)REQUIRED CALCULATION OF EQUALIZED VALUATION FOR ALL CLASS 4A (CONMMERCIAL) PROPERTY TRANSACTIONS:
(See Instructions #5A and #7 on raverse side)
Total Assessed Valuation + Director’s Ratlo = Equalized Assessed Valuation

+ %=$
Il Director's Ratio s less than 100%, the equalized valuation will be an amount graater than the assessed valus. If Director's Ratio is equal o or in excess of
100%, the assessesd value will be equal to the equalized valuation.

(4) FULL EXEMPTION FROM FEE (Ses Instruction #8 on reverse side)
Deponent states that this deed transaction Is fully exempt fram the Really Transfer Fee imposed by C. 48, P.L. 1968, as amendad through
C. 66, P.L. 2004, for the following reason(s). Mere reference to exemption symbol is insufficient. Explain in detail.

(5) PARTIAL EXEMPTION FROM FEE ( instruction #9 on reverse sida}

NOTE: All boxes below apply to grantor(s) oniy. ALL BOXES IN APPROPRIATE CATEGORY MUST BE CHECKED. Failure to do so wil
vaid claim for partial exemption. Deponent claims that this deed transaction is exempt from State portions of the Basic, Supplemental, and
General Purpose Fees, as applicabls, imposed by C. 176, P.L. 1975, C. 113, P.L. 2004, and C. 66, P.L. 2004 for the fotlowing reason(s):

A SENIOR CITIZEN Grantor{s) L[] 62 years of age or over. ( Instruction #9 on reverse side for A or B)

B. BLIND PERSON Grantor(s) [ legally blind or; *
DISABLED PERSON  Grantor(s} [J permanantly and totally disabled [ recelving disabliity payments [ not gainfully employed®

Senlor cltizens, biind p or disabled p must also meet all of the following criterla:
[JOwned and occupied by grantor(s) at time of sale. [CResldent of State of New Jersey,
[J0ne or two-family residentlal premises. [JOwners as jolnt tenants must all qualify.

*IN CABE OF HUSBAND AND WIFE, PARTNERS IN A CIVIL UNION COUPLE, ONLY ONE GRANTOR NEED QUALIFY IF TENANTS BY THE ENTIRETY.

C. LOW AND MODERATE INCOME HOUSING (Instruction #9 on reverse sida) I APPLIES ALL BOXES MUST BE CHECKED.,

[ Affordable according to H.U.D. standards. 3 Reserved for occupancy,

O Meets income requirements of region. O Subject to resale controls.
{6) NEW_CONSTRUCTION finstructions #2, #10 and #12 on reverse side) IF APPLIES ALL BOXES MUST BE CHECKED.

1 Entirely new improvement CINet previausly accupied.

O Not previously used for any purpose. [*NEW CONSTRUCTION" printed clearly at top of fisst page of the deed.
(7) RELATED LEGAL ENTITIES TO LEGAL ENTITIES (instructions #5, #12, #14 on reverse side) IF APPLIES ALL BOXES MUST BE CHECKED.

M No prior mortgage assumed or 10 which property Is subject at time of sale.
B No contributions to capital by either grantor o grantes legal entity.
M No stock or money exchanged by or belween grantor or graniee legal entitles,

(8) INTERCOMPANY TRANSFER IF APPLIES ALL BOXES MUST/EE CHEEKED. (instruction.#15 on reverse side)
Clintercompany transfer batween combined group memlrbers piiN of the unitary business

CICombined group NU ID {Required)
/ ‘! =y i
(9) Deponent makes this Afidavit to induce county clerk or ragistet offeeds tajrecord theyde eccipt the fes submitted herewith in accordence with the
pravisions of Chapter 49, P.L. 1968, as amended through Chapter P. ;
Subscribed and swern to before me n“(‘ N “}3 Paula O'Neill, Memeber Bright Hi
tis |prhdy ol JThnuary 20 23 190 MaEEUR FRR ok, N 241 HudsSF SRS iR esnsack Ny
Deponent Address Grantor Address at Time of Sale
5 335 Main Street Title & Setiement
Last three digits in Grantor's Soctal Security Number  Name/Company of Settlement Officer
EILEEN DEADY
A Notary Public of New Jersey FOR QFFICIAL usi omfyv
t Numb OUN
My Commisslon Expires 03/07/2023 Deed ber_ Boak Page,
Deed Datad Dete Recorded

County recording officers shall forward one copy of each RTF-{ form when Section 3A is completed to: STATE OF NEW JERSEY
PO BOX 251
TRENTON, NJ 08695-0251
ATTENTION: REALTY TRANSFER FEE UNIT
The Director of the Division of Taxatien In the Depariment of the Treasury has prascribed this form as requiced by lsw, and may nol be altercd or amended
without prior approval of the Director. For infarmation on the Realty Transfer Fee or to print a copy of thla Afidavil, visil the Division of Taxation website at:
.state.nj.us/treasuryft lonilpt/localtax.shtml
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* X ok Exhibit A

* *
* % * ALTA COMMITMENT
* *

Property Description

Property 1:
ALL that (those) certain lof(s), tract(s) or parcel(s) of land, with the buildings and improvements thereon erected, situate, lying and being
in the Township of Vernon, County of Sussex, and State of New Jersey and is bounded and described as follows:

BEING known and designated as Lot 3 in Block 141-C as shown on a certain map entitled Map of Vemon Heights, Section 6, Vemon
Township, Sussex County, New Jersey, which map was filed in the office of the Clerk of Sussex County on 12/08/1971 as Filed Map No.
417.

FOR INFORMATIONAL PURPOSES ONLY: BEING known as Tax Lot 2, in Tax Block 402, on the Official Tax Map of the Township of
Vemnon,

FOR INFORMATIONAL PURPOSES ONLY: The mailing address is: 19 Omega Drive, Vernon, New Jersey 07462,

Property 2:
ALL that {those) certain lot(s), tract(s) or parcel(s) of fand, with the buildings and improvements thereon erected, situate, lying and being
in the Township of Vernon, County of Sussex, and State of New Jersey and is bounded and described as follows:

BEING known and designated as Lot 2 in Black 141-C as shown on a certain map entitled Map of Vemon Heights, Sections 6, Vernon
Township, Sussex County, New Jersey, which map was filed in the office of the Clerk of Sussex County an 12/08/1971 as Filed Map No.

447,

FOR INFORMATIONAL PURPOSES ONLY: BEING known as Tax Lot 3, in Tax Block 402, on the Official Tax Map of the Township of
Vernon.

FOR INFORMATIONAL PURPOSES ONLY: The mailing address is: 21 Omega Drive, Vernon, New Jersey (7462.

This page is only a part of a 2016 ALTA Commitment for Tile Insurance. This Commitment is not vafid without the Notice; the Commitment
to Issus Policy; the Commitment Conditions; Schedule A; Schedule B, Part { ~ Requirements; and Schedule B, Part If — Exceptions; and &
counter-signature by the Company or its issuing agent that may be in efectronic form.

ORT Form 4690 8-1-16

Exhibit A

ALTA Commitment for Title Insurance

Old Republic National Title Insurance Company
Page 120113
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EXHIBIT 8

Narrative Description of Project

PROJECT OVERVIEW:

The proposed development is construction of a four-story, multi-family residential building
situated at Block 402, Lots 2 and 3, in Vernon Township, Sussex County, New Jersey. This
initiative seeks to provide high-quality, comfortable living spaces, incorporating modern
amenities, top-of-the-line finishes, and energy-efficient appliances. The site, currently vacant land,
spans approximately 0.3892 acres (Lot 2) and 0.3587 acres (Lot 3) with an accumulated lot acreage
of 0.7479 acres within the Town Center (TC) Zone. It is intended that the aforementioned lots will
be merged into one lot. With a combined lot width of 276 feet, the development plans feature a
front yard set at 12.57 feet and a side yard of 10 feet on the south side and 114.68 feet on the north
side, ensuring ample spacing from adjacent properties. The planned building lot coverage is set at
26%, with an impervious surface coverage of 74.6%, balancing the built environment with
necessary green and open spaces.

BUILDING SPECIFICATIONS.:

Building Area — The project occupies a total building footprint of 8,553 square feet. The project
has a total residential square footage of approximately 35,722.

Height — The building is four (4) stories with a proposed maximum height of 49.26 feet.
Construction will be wood frame over concrete slab.

CONSTRUCTION MATERIALS:

Exterior: The building architecture is inspired by traditional mountain design. Exterior building
materials will be cultured stone for the first and second floors with the remaining floors consisting
of a heritage color palette of James Hardie siding 7” with James Hardie panel, James Hardie trim,
James Hardie corner, aluminum railing, and composite roof shingles. The roof shingles will be 3’
x 6’ panels to conceal rooftop mechanical equipment. The roof will have a gable design with
decorative trusses/parapet, and a decorative chimney.

Interior: The apartments will have water-efficient fixtures, energy-star appliances, energy efficient
light fixtures, maximization of natural light through windows and energy-efficient heating and
cooling systems, highlighting the project’s commitment to energy efficiency. All cabinets are
wood with granite countertops and backsplashes. Flooring throughout the units will be a mix of
vinyl and tile, chosen for durability, ease of maintenance and aesthetic appeal.

UNIT DESCRIPTIONS AND LAYOUTS:
The development includes 27 dwelling of which 6 will be deed-restricted affordable units.

The following chart depicts the unit breakdown for the project:



Floor # 1 Bedroom Units # 2 Bedroom Units # 3 Bedroom Units Total # of Units
1 3 3 0 6
2 3 3 1 7
3 3 3 1 7
4 3 3 1 7
Total 12 12 3 27
The chart below displays the dwelling unit breakdown by floor area:
Unit Type Square Footage | First Floor Second Floor Third Floor Fourth Floor Total # of Units
1 Bedroom 782 SF i 0 0 0 1
864 SF 2 2 2 2 8
890 SF 0 1 1 1 3
2 Bedroom 1,025 SF 2 2 2 2 8
1,140 SF 1 1 1 1 4
3 Bedroom 1,480 SF 0 1 1 1 3
Total 6 7 7 7 27

There will be a lobby area with an elevator, parcel and mailbox room, gym and a community room
for the residents.

PARKING AND ACCESSIBILITY:

There will be 42 off-street surface parking spaces, with two (2) designated as ADA compliant
handicap spaces, all facilitating easy access to the building. There will also be an electric vehicle
charging space. Parking lot aisle width is approximately 24’ feet enhancing overall accessibility
and safety.

OUTDOOR AMENITIES AND LANDSCAPING:

The project emphasizes the importance of outdoor leisure and community spaces by including
amenities such as outdoor seating and grill areas, two pergolas and two tables with a width of 6
feet, two grills, a fire pit and a dog run measuring 665 SF enclosed by a fence. The parking lot will
be landscaped in accordance with the Vernon Redevelopment Plan (with slight variance relief
granted), including at least one Princeton Sentry Maidenhair tree, three Greenspire Littleleaf
Linden shade trees, nine arborvitae shrubs and three Eastern Redbud ornamental street trees.
Around the street trees there will be four 4-foot square tree grates. There will be a concrete
retaining wall with a guiderail and a four foot tall decorative thick galvanized steel fence above.
The streetscape will be six foot sidewalk with a two foot wide paver strip, a landscaped area, street
furniture, street trees and decorative lantern street lights. There will be a 9° x 18’ concrete block
trash enclosure wall with a height of six feet and solid vinyl privacy gates.

UTILITY SERVICES

A municipal connection for water supply and sewage disposal will serve the building, ensuring
reliable and efficient materials. The sewer line that currently runs between the two properties will
be relocated for maximum efficiency.



CONCLUSION:

The 27 unit residential apartment building with 6 apartments allocated to affordable housing in
Vernon Township represents a meaningful contribution to the local housing landscape, offering
living spaces that are both luxurious and sustainable. Through meticulous planning and design,
this project is set to provide a desirable living option emphasizing comfort, accessibility and
community engagement.
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Exhibit 9

SITE PLAN APPROVED BY PLANNING BOARD
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Exhibit 10

SITE PLAN APPROVAL RESOLUTION




RESOLUTION
Township of Vernon
Land Use Board
In the Matter of Red Hand LL.C
Application Number LU#2-25-1
Decided on August 27, 2025
Memorialized on September 10, 2025
Final Site Plan Approval

WHEREAS, Red Hand LLC (hereinafter the “Applicant™) has made application to the
Vernon Land Use Board for final site plan approval for property known as Block 402, Lots 2 and 3
as shown on the Tax Map of the Township of Vernon, located at 19-21 Omega Drive in the Town
Center Zone (hereinafter the “Subject Property”); and,

WHEREAS, a public hearing was held on August 27, 2025, after the Board determined it
had jurisciction; and,

WHEREAS, the Applicant was represented by Lauran O’Neill, Esq.

NOW THEREFORE, the Land Use Board makes the following findings of fact, based on
evidence presented at its public hearings, at which a record was made.

The application before the Board is a request for final site plan approval for the construction
of a four (4) floor 27 dwelling unit multi-family residential building on the Subject Property

Appearing and testifying on behalf of the Applicant was Calisto J. Bertin, a licensed
professional engineer, and Nabil Mijalli, a licensed professional architect in the State of New Jersey.
The plans submitted which were revised in response to various reports by Township professionals
and their comments adduced at the hearing for preliminary approval. The witnesses indicated that a
number of changes had been made since the Board granted preliminary site plan approval at its May
14, 2025 hearing. These included but are not limited to the following as set forth below. The

structure still contains 27 units over 4 stories with six (6) units being affordable having an

appropriate mix of bedrooms in compliance with Township Ordinances. Since the last hearing the
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sidewalk had been widened to 6 feet in width as a result the parking lot was moved slightly to the
north will be constructed along with the Omega Drive brick paver strip, decorative crosswalk and
street trees. However, additional information needs to be submitted in order for final compliance
approval can be granted on this. They are also adding additional street furniture to the plans which
will include park benches and the like. He indicated the entire site was fenced and that the fence
had been placed around the dog run but that it was 6 feet in height and would, therefore, require
variance relief since it exceeded maximum Ordinance requirements.  The witnesses further
reiterated there would be no signage at this time and that they still need a treatment works approval
from the NJDEP. Brick pavers were still being proposed and would be connected with existing
improvements. The Applicant also agreed they would enter into a Developer’s Agreement with the
municipality and still will obtain all necessary approvals consistent with a Redevelopment Plan
from the governing body. Questions were raised concerning the amount of lighting on site with it
ultimately being determined that while the Applicant clearly met minimum requirements, the
amount of lighting while in compliance with the Ordinance, exceeded what appeared to be
reasonable for the location of the site. The Applicant, therefore, agreed to lessen the intensity.
They also agreed to consider the possibility of installing a walkway linking this parcel with the
municipal lot or providing additional sidewalk along the rear portion of the lot where it has frontage
on the roadway. They also agreed that the entire site will be surrounded by a matching fence and
they will eliminate the chain link fence so that it was more aesthetically consistent with the overall
Redevelopment Plan, In discussions with the architect it was determined that material boards
should be submitted which would make it clear what items were being placed on the building skins
and how this conforms with Ordinance requirements. They also agreed to Deed restrictions for the

affordable housing.
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Turning next to the specific comments contained in the August 22, 2025 report of Cory
Stoner, the Township and Land Use Board Engineer, it was indicated that the Applicant will be
requesting the Township to vacate encroachments within the depicted Drainage Easement area by
either relocating the proposed improvements or having the Easement areas vacated by the
Township. He also noted that additional landscaping had been provided with the Applicant
agreeing to put a different species of arbor vitae on site which was somewhat more deer resistant.
He also suggested that the final site plan needed to merge the lots prior to the issuance of any
construction permits. Mr. Stoner also pointed out that the proposed retaining wall would need to
have structural design plans and calculations submitted, a maintenance manual prepared for the
proposed stormwater management system in accordance with NJDEP requirements, and that the
rerouting of the existing sewer line running through the middle of the two (2) lots after it is rerouted
will need to be reviewed and approved by the Township MUA. The Applicant will need to also
supply a new Sewer Easement. He also pointed out a number of other agency approvals and the
need for the Applicant to enter into a Developer’s Agreement for the project.

Next, a report of Jessica Caldwell, dated August 21, 2025, was also reviewed. In addition to
all of the comments already addressed, Ms. Caldwell pointed out that testimony should be provided
confirming the concrete block structure enclosing the trash enclosure needed to provide details
showing that the block will match that which is being proposcd on the residential dwelling. She
further recommended a variance be considered for the dog run since the fencing would be greater
than 4 feet in height. Next she also raised a number of issues concerning materials used in the
building which were specifically addressed in the testimony by Mr. Mijalli, however, the Board

should ask for a specific materials list to ensure the building is erected as proposed. It was also

#5400093v2



noted that all building equipment will be kept on the roof. The Applicant also testified that it would
meet at least three (3) of the Green Building Standards contained in the Ordinance.

The meeting was opened up to the public and there were no members of the public present
expressing an interest in this application.

NOW THEREFORE, the Land Use Board makes the following conclusions of law, based
on the foregoing findings of fact.

The application before the Board is a request for final site plan approval so as to permit the
erection of a four (4) floor 27 dwelling unit partially affordable housing multi-family residential
structure on the Subject Property along with variances previously granted by the Board as reflected
in the May 14, 2025 Resolution of the Board which was subsequently memorialized on June 11,
2025.

In reviewing the application, plans and testimony, the Board first notes that the Applicant
worked diligently in attempting to meet all of the comments contained in the previous Resolution of
the Board. That Resolution contained the items which needed to be satisfied and are basically
reflected in the reports of Cory L. Stoner, dated August 27, 2025, attached as Appendix A to this
Resolution and of Jessica Caldwell in her Planner Report No. 1, dated August 21, 2025, attached as
Appendix B of this Resolution. The Board also notes that as of this date, the Applicant has failed to
enter into any Redevelopment Agreements with the governing body which shall be a condition
surviving this action. As a consequence of not having done so, a number of items still remain open
which shall reciuire municipal officials and the Township Engineer and Planner to monitor as the
project moves forward. At this point in time, the Applicant is not in a position to request any
building permits of any kind whatsoever since it has numerous outstanding issues which must be

satisfied including that final agreement with the governing body. It was also noted, as an aside, and

4
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something beyond the jurisdiction of this Board, that apparently a tax abatement in the form of a
Payment in Lieu of Taxes (PILOT) is apparently contemplated although there was no evidence as to
whether the governing body would be amenable to this.

Those issues aside, the Board concludes as a matter of fact and law that the Applicant has
met the minimum requirements of the Municipal Land Use Law, Case Law and Township
Ordinances to a sufficient degree so as to enable the Board to grant final site plan approval at this
time. The final approval shall be subject to the Applicant and its professionals meeting all the
specific terms and conditions contained not only in this Resolution but in the Reports of all
municipal professionals and other agencies. Further, the Applicant will be required to obtain
approval for the keeping of construction materials, construction trailers and the like on other parcels
prior to moving forward with this development. Those items may require additional Land Use
Board approvals but this shall be determined by the Board’s staff.

The Municipal Land Use Law, at N.J.S.A. 40:55D-70c provides Boards with the power to
grant variances from strict bulk and other non-use related issues when the applicant satisfies certain
specific proofs which are enunciated in the Statute. Specifically, the applicant may be entitled to
relief if the specific parcel is limited by exceptional narrowness, shallowness or shape. An applicant
may show that exceptional topographic conditions or physical features exist which uniquely affect a
specific piece of property. Further, the applicant may also supply evidence that exceptional or
extraordinary circumstances exist which uniquely affect a specific piece of property or any structure
lawfully existing thereon and the strict application of any regulation contained in the Zoning
Ordinance would result in a peculiar and exceptional practical difficulty or exceptional and undue
hardship upon the developer of that property. Additionally, under the c(2) criteria, the applicant has

the option of showing that in a particular instance relating to a specific piece of property, the

5
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purpose of the act would be advanced by allowing a deviation from the Zoning Ordinance
requirements and the benefits of any deviation will substantially outweigh any detriment. In those
instances, a variance may be granted to allow departure from regulations adopted, pursuant to the
Zoning Ordinance.

Those categories specifically enumerated above constitute the affirmative proofs necessary
in order to obtain “bulk” or (c) variance relief. Finally, an applicant must also show that the
proposed variance relief sought will not have a substantial detriment to the public good and, further,
will not substantially impair the intent and purpose of the zone plan and Zoning Ordinance. It is
only in those instances when the applicant has satisfied both these tests, that a Board, acting
pursuant to the Statute and case law, can grant relief. The burden of proof is upon the applicant to
establish these criteria.

In conjunction with this application, the Applicant sought permission to install a 6 foot high
fence in order to maintain better control of dogs using this improvement on the site. The Board
concludes the benefits of allowing a 6 foot high fence significantly outweigh any detriments and
that this will not negatively impact the public good nor the zone plan. The fence shall be consistent
with those fences on site and subject to final review and approval of the Board Planner.

NOW, THEREFORE, BE IT RESOLVED by the Land Use Board that the application of
Red Hand LLC for Block 402, Lots 2 and 3 as shown on the Tax Map of the Township of Vernon,
located at 19-21 Omega Drive in the Town Center Zone, requesting final site plan approval is
granted pursuant to N.J.S.A, 40:55D-50, subject to the following terms and conditions:

1. The development of this parcel shall be implemented in accordance with the plans

submitted and approved plans said plans including the following documents: “Multi-

Family Residential, Block 402, Lots 2 & 3, 19 & 21 Omega Drive, Vernon

6
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Township, Sussex County, New Jersey,” prepared by Bertin Engineering, consisting
of nine (9) sheets, dated February 6, 2025 and last revised July 21, 2025;
architectural plans of building elevations and floor plans entitled “Multi-Family
Residential Building, 19 & 21 Omega Drive, Vernon Township,” prepared by Mija
Architecture, LLC, consisting of three (3) sheets, dated May 5, 2025 and revised
through July 14, 2025; property survey entitled “Red Hand LLC, Block 402, Lots 2
& 3, 19 & 21, Omega Drive, Vernon Township, Sussex County, New Jersey”,
prepared by RHJ Associates and dated March 20, 2024; and Resolution in the matter
of Red Hand LLC, LU#2-25-1, Decided May 14, 2025, Memorialized June 11,
2025.

Applicant shall meet all of the specific items contained in the August 22,2025 report
of Cory L. Stoner, attached as Appendix A, and shall obtain final signoff from him
that his report has been satisfied.

Applicant shall meet all specific requirements contained in Planner Report #1
prepared by Jessica C. Caldwell for Red Hand LLC, dated August 21, 2025,
attached as Appendix B, and shall obtain final signoff from her that her report is
satisfied.

Al retaining walls and other items installed on site requiring masonry materials shall
be the same color and type as those used in conjunction with the building.

No signage shall be permitted on site until such time as an application is filed with
the Township and approved either by the Construction Department or, if necessary,

by the Land Use Board for the Township of Vernon.



10.

11.

12.

13.

14.

15.

#5400093v2

Applicant shall obtain a DEP Treatment Works approval for work taking place on
site.

Brick pavers for the sidewalks shall be consistent with those existing along the edge
of the right-of-way subject to final review and approval of the Board Engineer.
Applicant shall enter into a Developer’s Agreement with the governing body and
also any and all other documents necessary in order to process this application as a
redevelopment application seeking PILOT approval which shall be subject to final
review and approval by the governing body.

The light plan for the parking lot shall be amended so as to be of a lower intensity,
subject to final review and approval of the Township Engineer.

If possible, and subject to final review and approval by the Board Planner, a
walkway linking the parking lot with the municipal lot shall be installed.

All chain link fencing around the site shall be removed and matching fencing
installed subject to final review and approval of the Board Engineer.

The walkway on Omega Drive shall be improved to a 6 foot width and shall use
materials similar to that which already exist.

Applicant shall submit a materials board and the building shall use all materials
shown on the colored rendering on all four (4) sides.

Applicant shall provide Deed restrictions for the affordable housing units subject to
review and approval of the Township Attorney.

Applicant shall request the Township to vacate the Drainage Easement shown on the

plans subject to final review and approval of the Board Engineer.



16.

17.

18.

19.

20.

21

22.
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A Deed of merger for the lots shall be submitted and approval of it obtained, with
review by the Board Engineer and Board Attorney.

All chain link fence shall be eliminated in conjunction with the development due to
the height of the wall structural design plans and calculations shall be provided and a
construction permit specifically for the retaining wall around the parking lot will be
obtained from the Vernon Township Construction Department.

A Maintenance Manual shall be prepared for the proposed stormwater management
system in compliance with Chapter VIII of the NJDEP Best Practice Manual which
shall in turn be recorded and remains a condition of this final site plan approval.

The existing sewer line running through the middle of the two (2) lots shall be
rerouted with the proposed work to be reviewed and approved by the Veron
Township MUA. In conjunction therewith a new Sewer Easement shall be required
which shall be reviewed by the Board Engineer and Board Attorney prior to the
Township Council accepting the Easement.

No signage shall be permitted on site until approval has been received from the Land
Use Board.

Applicant shall provide additional information for the brick paver strip along with
the tree wells as proposed which should match brick pavers already installed along
Main Street in the Town Center.

Applicant will be responsible for the maintenance of sidewalks, brick pavers, street

trees which are constructed within the Township right-of-way.



23.

24.

25.

26.

27.

28.

29.

30.

31.

32.

33.

#5400093v2

Applicant shall incorporate street furniture as appropriate and directed by the
Township Planner so as to be consistent with the design standards contained in the
Town Center Plan.

Applicant shall reduce the lighting in the parking area subject to final review and
approval by the Board Engineer.

Upper Delaware Soil Conservation District approval.

Vernon Township Council for the Redevelopment Plan and all other legal
documents required in order for this development to be implemented.

Vernon Township Construction Department approval.

Vernon Township Municipal Utilities Authority approval for sewers.

Vernon Township Fire Subcode Official.

Veolia Water approval for water service.

Elizabethtown Gas approval.

A Pre-construction Meeting shall be held at least seventy-two (72) hours before any
construction with municipal representatives, the Developer and its engineers and
contractors. The meeting shall be held only after the Engineer’s opinion of probable
cost has been submitted to the municipality for computation of engineering and
inspection fees posted, the form of which is to be approved by the Municipal
Engineer.

Prior to the issuance of any construction permit, the Applicant shall file with the
Board and Construction Official an affidavit verifying that the Applicant is in receipt
of all necessary agency approvals other than the municipal agency having land use

jurisdiction over the application and supply a copy of any approvals received.
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34.  Payment of all fees, costs, escrows due or to become due. Any monies are to be paid
within twenty (20) days of said request by the Board’s Secretary.

35.  Certificate that taxes are paid to date of approval.

36.  Sussex County Planning Board approval or a letter of No Interest.

37.  Subject to all other applicable rules, regulations, ordinances and statutes of the
Township of Vernon, County of Sussex, State of New Jersey, or any other
jurisdiction.

The undersigned secretary certifies the within resolution was adopted by this Board on

August 27, 2025 and memorialized herein pursuant to N.J.S.A. 40:55D-10(g) on September 10,

2025.

~.

) ,{/,m\[ JU%JX_LQ&&}UM

Kimberley Decker

-
4

FOR: 5
AGAINST: —
ABSTAIN: —

Board Member(s) Eligible to Vote:
L/’/’

Rossi; Higgins; McPeek; Co):ﬁa; Whitaker; Whit-Bearstler; Vizzini; Theobald

Prepared by: Glenn C. Kienz, Esq.

11
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HAROLD E, PELLOW & ASSOCIATES, INC.
COMBULTING ENGIHEERS  PLAMNERS - LAND SURVEYORS

YARLAWED TS
HAROLD £, PELLOW, PRESIOENT AR BELLCH WAGHER BAVIO B, SINBONS, . VIR PHASIOERT
Sph Binkevgnba Mapivic g Brrvett Awand Rl QA Ve QLA MA BN - kLA, R WM
Tt v 74) Duciy &8 Aroi Bt eajbd s 1x LU - Y LIS T IW N VRN
e L, R | e TR
NATIHEW ) MORRS THOAAB O, HNUYELERY, ARROCILTR
GO L. BCURE N, BT WER BRENODEHT LYRER U 7 Tl - Bl R
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Wl P, NI b F WL LR
Auguet 22,2003

MEMORANDUM TO:  vanas Tovnudup ad Uie Somd ) fa el
FROM: Coyl. Soaz PE, BR, OME, Land Uie Boned Baginear
SUBJECT: ENG RING REVTEW

Fasal Mejor #ite Plao fn Red Hund LLO

Block M2 Loty 2 & 3

Lacated 21 18-21 Quega Drive

Venon Townehip, Swree Oonaty

HPA Nov. 25-125
Dear Laa Uue Boad Menthays:

A Finnd Major Site Plaw applizasian bas been ivbmsted by Rad Hand LLC for the coutmasion of

n four Soor nyahi-faouly sesidentinl buitdag wich will havs » total of 37 dwelling vais loenad dioag

Cmega Dove. The Vetmen Towsabip Lacd Ute Bosrd granied o Prelivvuary Site Plw asd Vaaaee
sppsova! foa e propoied development s May 14, 2023 {mempainlived lime 11, 3023). Bavsd on aseview
of this application for Final Majes Site Plan spgroval. Loffer the fabloving coumaon:

¥ The itesw snbaritted i support of thin apphication inelnded the fllawing:

a. Plans entitled, “Mui-Famsly Reidentiak Black 400, Lot 2.8 3, 19 & 21 Omega
Dasve, Vernon Toweshig, Swisax Conuty, New Jersey,” puepaed by Bestin
Foghueering, tdnsisting of aine (§) chaers, dated Febwuoay 6, 2023 and last revised
July 31, 2025,

b, Axchitecnual plans eatited, “Muli-Family Resideatinl Bodding, 9 & 21 Quega
Brive, Varnon Towuship,” prepued by Mija Architeenue, LIC, conuinting of
thvae £3) sheets and deted Joly 14, 2025,

A zepot entitled, “Stoamwatery Drafnage Avalysis, Multi-Fraxly Resideanal,
Block 402, Low X & 3, 19 & 2] Owepgs Drive, Townvhip of Vermon, Susuex
Covary, New Jewey, BE#24-221,." mepned by Beatin Eogiseering, daed
Febmary §, 2023 and last revized July 2, 2023,

£#3

2 Cowpleteness:  The Applicasion ax submitted 13 f2e the Finol Site Fan cpproval and 1
meant (o update the site plasy to address comauenty saized by the Bond during the
Preliminary Site Plan and Vasizacs spplication hetassg, The Land Uke Boxd opproved
that application oz May 14, 2033 (wemoninlized June 11, H2S). The information 8y

17 PLAIHE ROAD, AUGUS EA, HEV JERSEY V7RN-1008 « TELEAHOWE: $73-948-44E3 « FAR: HT3-948-201%
CERTIICATE OF AUTHONRATION HO. I9GALIEIN0
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Vernon Townshi
RE: Red Hand L
August 22, 202§

Lond Use Board Page 2
C Final Site Plan Application

presented with this conert application i sudficient in my apmmx 1o fddtens: the temy
ralsed by the Boad oad have the Applicant present the Fiaal Site Plan application for
raview. It iy my :acamwendauds that the sppliention be Jeamed conytlets,

Dmuz the Freliminary Major Site Plan sed Vaiance application sevizw. a oumber of

4 were identified ar needing 1 be addiessed dueing the Final Site Pla spphicaiton,

Tbese. ftems canstated of but may not he hadted 1o the foltawing:

A

4.

d.

Tha site plan coves shaet ta be updatad (o monporate ke type and swanber af
aax“mé BOWME Uiy pmgczae:z wuluu tiads apastment building, Thecoversheet

& e 3 § B f £ {_

The chaie tink fence depizted atap she prop2 aned retaiing wall to be replacad with
a mone aeas‘beucaﬁ\ epmopmae fenoa oo other cade-mmmmma hnmev Abdrck

Tie encrsackaiaat: witkie the depictzd fradaspe easdment tea o be elimdeged
by sither palosniing propaced improvements a1 L:mm ihe eazement ared wadided
& v ated by the To \’us.'zh.p \emm’ ; E

2 P _\ atd 1“':!;1‘“' Jeriga was i be medifed 1o confovam wnb rhe deakng
3o fomb owitaes e Town Jewsr Redevelipamenr Pha
'21& pacianeon I fondiop equipaient SErEemLng. 'I:ae Bosnd Plaaney bs:

‘_b

1 vide Lideralk sed ke bralding o Le poos e i Indter
e pvprbang  The pdac. dave bees vpdazed s oty el

A et iy (8 foo
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Varnon Tc\wnshit Land Use Board Page 3

RE: Red Hand L

C Fina! Site Plan Applicarion

August 22, 2025
2 Final sire plan approvat asd confismation that the oty have been maged with a
xecm*_d'ed deed shall be sequized prior 2 dswnance ofsay ConEtITHon peInily. This
:e!' 'd\‘ ueif pe Boar \1 ) s
4. The Bpeliminary Site Plan approval alvo included the condition that the Agphicant comply

2

with the tectmicad comarents fn G Board Engineer’s Masch 28, 2023 taview tares, Items
s thin letter that 46U need to be addressed melude:

i The propoaed retaseiag wall noned the parking bos s 8.5 ket 1l Diato the
haight of e wall, ssawneal deage plass and calendotions will neadita be
provided. A conzinvelion peanul wpenfioaliy for thiz wall wili be needad fom
the Vexpan Tovenship Capciocnion Reparbuaat.

b A mainfersaze marnal ezedy ta be prepased fov the mopated stamnaier
magagemaar systent (0 aeeordancs with Chapter § of the NIDER Bew Fuactize
mamnzk iy reqnied. This docnmens, stce appeoved. will nead 1o be recdided ay
per WIAL 7.8-3 300 a0 s conditra of aay faal adte plax approvat thacway ke
geanted.

Sant

- Thess f« an exisiiag zewer Hee thas vuns duwongh the middte of

£r

: Saw 5
tha v oty The Arplicany fu Faogoiing 1o te-roue the exiating cewer I douad
she propoied Wk, The propozed worll wilt be subsect 10 weview and appeovel
of (e Venman Tastw sl MUTA, A new sewer eyemeny will be zegnived. This
easemment will veed 1 be v jewed by nyiel sad the Baosd Attasney puor o the
Tonnchip Cousnil R0epiig L2 5HW eastrRat,

a. Na signnge bax bean shown oa the plsar. The Applcant will need 1o gravided.
dernikz regacding 2y aad ol propaced sgpage on the site sad outhine whether the
sigaage wil teatthe cemutaments of the Tovaurhiy Cade.

b Tha updated plan dlustzate that 3 & oot wide wdewalls wilk canitiutzed aldng
with Qmega Duwve with buick gaver siwig, decorative crakuwalk and gireet wees,
bave no objeckon 1o the desga it mwode infrumation will be needad for byiek
povey strip and she tree wells g me proposed. Nate that the huick paves t be
ntitezed showlkd match e brick pavers covatnetad along Mam Sweet i ibs Town
Centes,

<. Sidewnlks, Diick pavert ond stieer naey ase alk constmcted within the Toweship
ught-ofiway, Ouce eonsmuctad, who will be wetponsible far the mainienance of
thete iteads. Bt 64 astvened that these emly will be eventhaily dedived w the
Toswadhip,
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bl tie
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Vernon Township Land Use Board Page 4
RE: Red Hane LLC Final Site Plan Application
Auguat 22, 2025

d. BPug w impeovenments being copstrnctad within the Township vight-af-way, the
refacation of the Tavmshin sewer naain, and atfordabla honsing obligntion being
handled au-site, I assume that a davelopers agreemant should be prepared for thiy
praject. The Boad Attorvey showid comanent wo whether such on agreement 1%
asadad,

2 Other Approvaty that will be requirad jucinde but may w1 e lnaeed te
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i Swasen Counry Ploaning Bowd dor My of wo inarest)

REv mny yours,

A

Coey L, Stower, BE, BB, CHLE,
HAROLD E, PELLOW & ASSOUCIATES, INC.

Yernon Load Uus Bowd Bagineer
{4l
RATROVES 73RN PALNERUNGML UBL3-10] - BED BT JLOEREL- DG FRAL DOLR
&l 3 YR

Kim Dackes; Planwing & Foning Secvetary
Gleny Riear Bug, Bond dpomey

Teusica Catdwell, BB ATCE Road Planmar
Tonwen O'Naily, Exg., Applivant's Athyaey
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Exhibit 11

TOTAL PROJECT COST ESTIMATE

Please fill out the form included below or attach a form substantially similar in its level of detail.



Certification of Cost Estimate

Project: Omega Multifamily

Location: 19 & 21 Omega Drive (Block 402 Lots 2 & 3), Vernon Township, Sussex County, NJ
Prepared by: Nabil N. Mijalli, R.A, NJ LIC. #AIO 1665500

Firm: Mija Architecture LLC

Date: February 27, 2024

Introduction: This document serves as a certification of the cost estimate for the Omega
Multifamily project located at 19 & 21 Omega Drive (Block 402, Lots 2 & 3), Vernon Township,
Sussex County, New Jersey. The estimate has been prepared in accordance with industry
standards and reflects both hard and soft costs associated with the development of the project. It
excludes financing interest and other fees outside the scope of the architect’s expertise.

Cost Breakdown

Soft Costs
Category Amount
Acquisitions, Approvals, and Diligence $866,000.00
Design and Planning $269,000.00
Legal, Finance, and Administration $80,814.00
Infrastructure and Utilities $186,279.00
Site Management and Permitting $290,948.00
Marketing, Operations, and Additional Expenses $137,730.00
Soft Cost Subtotal $1,830,772.00
Hard Costs
Category Amount
Site Work $1,000,000.00
Structural Foundations, Frame, and Structure $1,010,909.73
Exterior Enclosures (Roofing, Siding, Exterior Doors/Windows,
Aluminum, Automatic Sliders) $591,999.09
Interior Finishes (Drywall, Acoustics, Painting, Sheet Vinyl, Stairs) $592,582.96
Doors and Hardware (Interior Doors, Hardware, Trim, Garage Doors) $263,087.04
Thermal and Moisture Protection / Insulation (Dectec) $90,649.65
Railings and Balustrades (Aluminum Balcony Railings, Exterior Railings) $84,113.68
Flooring Systems (Ceramic Tile, Vinyl Flooring, Gypcrete) $187,876.48
Cabinetry and Countertops $296,369.14

Mecha.nical,. Electrical, and Plumbing (MEP) (Plumbing, HVAC, Electrical, $1,568,072.93
Plumbing Fixtures)



Category Amount
Technology and Safs?ty Sy§tems gLon Voltage, Access Control and Camera $273.973.77
System, Fire Protection, Fire Extinguishers, Elevator) o
Amenities aqd Fixtqres (Fitness Center Equipment, Bath Accessories, $148.000.00
Closet Shelving, Mirrors) ’

Waste Management and Services (Trash Chute and Compactor, Mailboxes,
$62,817.58
Storage Lockers)

Finishing Touches (Appliances, Blinds, Signage, Light Fixtures) $250,370.74
Cleanup, Contingency, and General Conditions $1,026,544.71
Hard Cost Subtotal $7,447,367.50
Certification

I, Nabil N. Mijalli, R.A., am a licensed architect (License No. AIO 1665500) and hereby certify that
the foregoing cost estimate for the Omega Multifamily Project in Vernon, New Jersey, has been
prepared in accordance with applicable professional standards and represents a fair and reasonable
estimate of the costs required to complete the project as described.

This certification is provided in support of the Application for Long-Term Tax Abatement, and I
understand that it will be relied upon by the Township of Vernon.

e
e
-

{

\. Q“‘*x{:_\.\a -‘5;{//
Signature: \ / S~
Name: Nabil N. Mijalli, R.A<7" ™
License Number: AIO 166550
Date: September 27, 2025




Exhibit 12

COST ESTIMATE FOR EACH UNIT TYPE

Attach a summary of the estimated total costs for each unit, broken down by type of unit. This
information can be presented in summary form, not at the level of detail required in Exhibit 11.
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Exhibit 13

PROJECT PRO FORMA




Executive Summary

Project Summary
Project Name: Omega Residential Units: 27
Street Address: 19-21 Omega Dr. Average Rent : $2,343.36
Vernon, NJ Average Unit (SF): 1,025
Acreage: Q.75 Monthly Total: $63,270.70
Block/Lot Annual Total: $759,248.40
Gross Bulidable SF: 35,722 Parking Spaces: 41
Avg Hard Cost PSF: $208.48
Sources and Uses Y
Sources of Capital
per unit %
Sponsor Equity $4,243,166.71 $157,154.32 43%
Bank Loan $5,716,673.06 $211,728.63 57%
Total Sources $9,959,839.77 $368,882.95 100%
Uses of Capital
per unit %
Land $810,000.00 $30,000.00 8%
Hard Costs $7,447,367.50 $275,828.43 75%
Soft Costs $1,020,771.54 $37,806.35 10%
Financing Costs $681,700.73 $25,248.18 7%
Total Use $9,959,839.77 $368,882.95 100%
. Cashfl Y Debt Summary
Effective Gross Income $751,134.98 Loan Amount $5,716,673.06
NoI $506,422.43 v 65%
Operating Expenses $244,712.55 Annual Debt Service $405,137.95
Capitalized Value $8,807,346.65 DSCR 1.25




Sources and Uses

Sources of Capital
Totol Project Per Unit % of Total 75% LTC $ 6,971,887.84
Developer Equity $ 4,243,167 $ 157,154.32 a3% 70% LTV $ 6,165,142.66
Bank Loan $ 5,716,673 $ 211,728.63 57%,
Total Sources $ 9,959,840 $ 368,882.95 100%
Uses of Capital
Land and improvements Total Project Per Unit % of Tota!
tand $ 810,000 $ 30,000.00 8.1%|  |Approved Units: 7|
Existing Improvements $ - $ - 0%
btotal Land and tmp $ 810,000 $ 30,000.00 8.1%
Hard Casts Total Project Per Unit % of Total
Sitework $ 1,000,000.00 $ 37,037.04 10.0%
Residential Construction $ 5,992,350.00 $ 221,538.83 60.2% Residentiol PSF: $175.00 Total Residential 34,242
| Amenity Construction $ 148,000.00 $ 5,481.48 1.5% menity: $100.00 Totol Amenities 1,480
Hard Cost Contingency $ 307,017.50 $ 11,371.02 3.1%] % Conti y: 5.0%
Hard Costs $ 7,447,367.50 $ 275,828.43 74.8%
Soft Costs Totol Project Per Unit % of Total
Civil Englneer $ 47,000 5 1,740.74 0.47%
MEP $ 75000 $ 2,777.78 0.75%|
Structural $ 47,000 $ 1,740.74 0.47%|
Architecture H 100,000 $ 3,703.70 1.00%!
Approvals $ 50,000 $ 1,851.85 0.50%)
Survey $ 15,000 $ 555.56 0.15%
Title Insurance $ 40,900 $ 1,514.81 " 0.41%
Inspection Fees $ 40,000 S 1,481.48 0.40%
Controlled inspections s 24543 § 909.00 0.25%|
Legal S 20,000 $ 740.74 0.20%
Insurance / Building Risk / GL s 165,655 $ 6,135.38 1.66%
Real Estate Taxes {During Construction) S 6122 $ 2260.74 0.06%
Building Permits $ 60,750 $ 2,250.00 0.61%|
eet Opering/Water Allocation and Wet Tap 3 9,222 § 341.56 0.09%)
Sewer Connection Fee $ 177,057 § 6,557.67 1.78%
|Marketing $ 17,000 $ 629.63 0.17%
'Working Capital $ 36,000 $ 1,333.33 0.36%
Appraisal s 4914 § 182.00 0.05%
Other Amenities Package 5 30,000 $ 1,111.11 0.30%
Environmental $ 6000 $ 22222 0.06%
Soft Cost Cantingency 5 48608 $ 1,800.30 0.49%
Subtotal Soft Costs $ 1,020,772 § 37,806.35 10.2%
Financing Costs Total Project Per Unit % of Totol
Broker Fee $ 28,583 $ 1,058.64 0.3% Broker Fee 0.5%
8ank Commitment Fee S 28,583 $ 1,058.54 0.3% Cammitment Fee 0.5%
Bank Legal $ 30,000 $ 1,311.11 0.3%) erm (years} 2
Interest (Construction) $ 594,534 § 22,019,78 6.0%) Construction Rate 8.0%
b | C 1] $ 681,700 $ 25,248.18 6.8%)
Total Project Cost 5 9,959,840 $ 368,882.95 100.0%




Year 1 Cash Flow

Project Summary
#ofunits 27 Monthly Rent per Unit $ 2,343.36
#of Porking Spots 14 Monthly Cost per Unit $ 755.29
Moarket Rate Units ~ 78% 21 $ 2,597.32
COAH Units  22% [ $ 1,454.50
income Breakdown
Total Project
Apartments $ 759,248.40 $ 28,120.31 per unit annually
Parking $ 16,800.00 5 100.00 per rentable space monthly
Amenity Fee 21 S 13,00000 $ 200.00 per eligible unit annually
PetFee 10% $ 1,62000 $ 50.00 per pet monthly
Patential Gross Income $ 790,668.40 $ 29,284.01
Vacancy 5% $ (39,533.42) $ (1,464.20)
Effective Gross income $ 751,134.98 § 27,819.81
Exp Breakdown
Total Project Per Unit
Repairs and Maintenonce $ 40,500.00 $ 1,500.00 per unit annually
Turnover Maintenance $ 1,350.00 $ 50.00 per unit annuaily
Monagement Fees 3% S 22,534.05 $ 834.59 percentage based annually
Insurance $ 27,00000 $ 1,000.00 per unit anaually
Taxes 10% S 75,113.50 $ 600.00 percentage based annually
Utilities $ 24,300.00 $ 900.00 per unit annually
Waste Disposal $ 594000 $ 220.00 per unit annually
tandscaping and Snow Removal S 7,425.00 $ 275.00 per unit annually
Elevator Service ond Maintenance S 9,500.00 $ 351.85 per elevator annually
Pest Control ond Misc Inspections $ 540000 $ 200.00 per unit annually
General and Administrative S 6,750.00 $ 250.00 per unit annually
Solaries and Payrolf $ 13,500.00 $ 500.00 per unit annually
Misc Reserves S 540000 $ 200.00 per unit annually
Expense Subtotal 33% $ 244,712.55 $ 9,063.43
Project Value Metrics
Total Project Per Unit
NOI S 506,422.43 $ 18,756.39
Capitalized Value 575% $ 8,807,346.65 $ 326,198.02
Permanent Financial Metrics
Perm Loan Amount S 5,716,673.06 Facllity Constraint Metrics
Annual Debt Service $ 405,137.95 Benchmark Loan Amount
Loan to Value 64.91% 1.25x DSCR 5,716,673.06
DSC Ratio 1.25 70% LTV 6,165,142.66
Interest Rate 5.86% 75% LTC 6,566,301.85
Amoritization {in years) 30
5Year T 3.61%
Spread 2.25%




Rental Income Summary

Unk Tvpe SqFt Beds Baths Rent #ofunits Incomne BSE
A 1025 2 2 $2,613.75 6 515,682.50 $2.55
B 890 1 1 52,469.75 L) $9,879.00 $2.78
c 1140 2 2 $2,907.00 3 $8,721.00 5255
[»] 1480 3 1 $3,478.00 1 §3,478.00 §235
E 864 1 1 $2,397.60 7 $16,783.20 5228
Low COAHE 864 1 1 $677.00 1 $677.00 s0.78
Low COAHA 1025 2 2 $1,355.00 1 $1,355.00 5132
Mod COAHC 1140 2 2 $1,626.00 2 £3,252.00 $1.43
Low COAHD 1480 3 2 $1,565.00 1 $1,565.00 $1.06
Mad COAH D 1480 3 2 £1.578.00 1 $1,878.00 $1.27
Total Units 27 PSF Comps. ‘Min Max Avg
Average Rent $2,343.36 1bed $265 $2.90 $2.78
Average Unlt SF 1025 2bed $235 $2.75 $2.55
Monthly Total: $63,270.70 3 bed $2.00 §235 $2.18
Annual Total: $759,248.40
G Y
ments {SF] Lommon {SF) Amenities [SF) Footprint 8,588
Subleve! 1370 Stories 4
Floor 1 5808 1,300 1480

Floor 2 7283 1,300

Floor 3 7288 1,300

Floord 7288 1,300

Totaf 27672 6570 1480
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Amartization Schedule

15 $33,76150 $6,257.62 527,503.88  55,625,935.51
16 $33,76150 $6,288.18 $27,473.32  $5,619,647.33
17  $33,761.50 $6,318.B9 $27,442.61  $5,613,328.45
18 $33,726150 $6,349.74 $27,41L.75  $5,606,978.70
19 $33,761.50 %6,380.75 $27,380.75  55,600,597.95
20 $33,76150 $6.41191 $27,32959  $5,594,186.05
21 $33,76150 56,443.22 $27,318.28  $5,587,742.83
22 $33,76150 $6,474.68 $27,286.81  $5,581,268.14
23 $33,761.50 $6,506.30 $27,255.19  $5,574.761.84

24 533,76150 $6.53808 527,223.42| $5,568,223.76

Year 3

Pmtw  Pmt  Principol  Interest  Principal Balonce R | 0
Yeor 1 Intareit Rata | 586X
1 $33,76150 5584508 52791642  $5,710,827.99
2 $33,761.50 $5,873.62 $27,887.88  55,704,954.37
3 $33,76150 $5902.30 $27,859.19  $5,699,052.06
4 $33,761.50 $5931.12 527,830.37  $5,693,120.94 Debt Schedule
5 $33,261.50 $5,960.09 $27.801.41  $5,687,160.85 Year 0 $s7aEma0e
6 $33,76150 $5989.19 $27,77230  $5,6B1,171.66 Yeor 1 ssease
7 $33,76150 $6,01844 $27,743.05  $5.675,153.22 Yerr 2 $556812336
8 $33,761.50 $6,047.83 $27,713.66  $5,669,105.33 Vear 3 $5,487,231.37
9 $33,76150 $6,077.36 $27.684.13  $5,563,028.02 Your 4 a8
10 $33,75L50 36,107.04 $27,65445  $5,656,920.98 Year s $53103235.88
11 $33,76L50 $6,136.856 $27,624.63  $5,650,784.12 Year 6 $5.213,808.08
32 $33,76150 $6,166.83 $27.594.66] $5,644,617.28 Yaar T 851144799
Yeor 2 Yuar B $5002991.65
13 §33,76150 $6,19695 $27.56455  $5,638420.34 Yosr 9 S430797239
14 $33,76150 $6227.21 $27,524.29  $5,632,193.13 Yoar 10 $47e5028.00

25 53376150 $6570.00 $27,19149  $5,561,653.76
26 $33,761.50 $5,60209 52715541  $5,555.051.67
77 $33,761.50 $6634.33 $27,027.17  $5,548,417.35
28 $33,761.50 $6,666.72 $27,094.77  $5,541,750.62
29  $33,761.50 $6,699.28 $27,062.22  $5,535,051.34
30 53376150 $6,731.99 $27,029.50  $5,528,319.35
31 $3376150 $6,764.87 52699663  $5521554.48
32 $33,76L50 $6,792.90 52696359  $5.514,756.57
33 $33,76L50 $6,831.10 52693039  $5507.925.47
34 $33,76150 $6,854.45 $26,897.04  $5501,061.01
35 $33,761.50 $6,857.98 $26,863.51  $5.494,163.03
36 $33,76150 $6931.67 $26,829.83| §5.487,231.37

Yeor 4

37 $33,76150 $6,96552 $26,79598  §5480,265.85
38 $33,76150 $699953 $2676196  §5473,266.32
39 $33,76150 $7,03371 $I6722T8  $546623261
20 $33,76150 §7,060.06 $26,60344  $5459,164.55
a1 $33,76150 $7,10258 $26,65892  $5,452,06197
41 $33,75150 $7,037.26 $26,620.24  $5,444,924.71
43 5$33,761.50 $7,172.11 $26589.38  $5,437,752.60
40 $3IT6LS0 $7,207.00 $26554.36  $5,430545.46
45 $33,76150 $7,24233 $26519.06  $5,423,303.13
46 $33,76150 $7,277.70 52648380  $5416,025.43
a7 $33,761.50 $7,313.24 $26,44B.26 _ $5408,712.20
48 $33,76150 §7,4895 $2641254[ $5,801363.25

Year 5

43 53376150 $7,384.84 52637666  55,393,978.41
S0 $33,761.50 $7,420.90 $26,34059  3$5,386,557.51
51 $33,76150 $7,457.14 526,304.36  $5,379,100.37
52 $33,761.50 $7,493.56 526,267.94  $5371,606.81
53 $33,76150 $7,530.15 $26,23135  55,364,076.66
54 $3376L50 $7,566.92 $26,194.57  $5,356,509.74
55 $33,76150 $2,603.87 526,157.62  $5,34B.905.87
S6  $33,761.50 5$7,641.01 52612049  $5,341,264.85
57 $33,76150 $7,678.32 $26,083.18  $5,333,586.54
58 $33,761.50 5771581 $26045.68  $5325,870.73
59  $33,761.50 $7,753.49 $26,008.00  §5318,117.24
60 $33761.50 $7,791.36 $25,970.14| 5531032588
Yeor &

61 $33,761.50 §$7,829.40 $25932.09  $5,302,496.48
62 $33,76150 $7,867.64 $25,893.86  $5,294,628.84
63  $33,76150 $7,906.05 $25,855.44  $5,286,720.78
64 $33,76150 $7,944.67 $2581683 $5278,778.11
65 $33,76150 $7,983.46 $25,778.03  $5,270,794.65
66 $33,76150 $8,02245 $25,739.05 $5,262,772.20
67 $33,76150 $8,061.62 $25699.87  $5.254,710.58
6B $33,76150 $8,100.99 525,660.50  $5,246,609.59
69  $33,761.50 $8,14055 $25,62094  $5,236,460.03
70 $33,761.50 $8,18031 $2558119  $5,230,288.73
73 $33,761.50 $B,220.25 $25,541.24  $5,221.068.48
72 533,76150 $8,260.39 $25,501.10] $5213.80008
Yeor 7

73 $33,761.50 $8,300.73 $25,460.76  $5,205.507.35
74 $33,761.50 $8,341.27 $25,42023  $5,197,166.08
75 $33,761.50 $9,382.00 $25379.49  $5,188,784.08
76  $33,761.50 $8,42283 52533856  $5,180,361.15
77 $33,76150 $84B4.07 52529743  $5,171897.08
78 $33,76150 $8505.40 $25,256.10  $5,163,391.68
79 $33,76150 $B,546.93 $2521456  $5154,844.75
80  $33,761.50 $8,580.67 $25.17283  $5,146,256.08
81 $33,761.50 $9,630.61 $2513088 3513762547
B2 $33,761.50 $B672.76 $25,008.74  $5128,952.71
83  $33,761.50 $8,715.11 $25.04639 _ $5,120,237.60

84 $33,761.50 $8.757.67 575.@3531 55;1)!.479.93

Year 8

85 $33,761.50 $8,80044 $24,961.06 $5,102,679.50
86 $3376150 $8,843.41 $24918.08  $5093,836.09
B7 $33,76150 $8,886.60 $24,87490  $5,084,949.49
88 $33,76150 $B,929.99 524,83150  $5,076,019.50
B9 $33,76150 $B,973.60 $24,787.90  $5,067,045.90
90  $33,761.50 $9,017.42 $24,744.07  $5,058,028.48
91 $33,761.50 $9,061.46 $24,700.04  55,048,967.02
52 $3),76150 $5,105.71 $24,655.79  $5,039,861.32
93  $33,761.50 $9,150.17 $24,61L.32  $5030,711.14
94 $33,761.50 $9,194.86 $24,566.64  $5,021,516.29
95 $33,761.50 $9,239.76 $24,521.74 _ 35.012,276.53
96 $33,761.50 $9,284.88 $§24,476.62| $5,002,991.65
Year 9
97 $33,761.50 $9,330.22 $24,43128  54,993,661.43
9B  $33,761.50 $9,375.78 524,385.71  $4,984,285.65
99  $33,76150 $9421.57 $24,339.93  $4,974,863.08
300 $33,76150 $9,467.5B $24,293.92  $4,965,396.51
101 $33,76L.50 $9,513.81 $24,247.69  $4,955,862.70
202 $33,761.50 $9560.27 $24,201.23  $4,946,322.43
103 $33,761.50 $9,606.95 $24,15454  $4,936,715.47
104 $33,761.50 $9,651.87 $24,307.63  $4,927,061.61

105 $33,761.50 $9,701.0% $24,060.48  $4,917,360.59




106 533,761.50 $9,748.38 $24,013.11  $4,907,612.21
107 53376150 $9,795.99 $23,965.51  £4,897,816.22
108 $33,761.50 $9,843.83 $23917.67| $4847.57139

Year 10

109 $33,76150 $9,891.90 $23,869.60  $4,878,080.50
110 $33,761.50 $9,940.20 523,921.29  $4,868,40.29
111 $33,76150 $9,988.74 $23,770L75  $4,858,150.55
112 $33,76150 $10,037.52 $23,72397  $4,848,114.03
113 $33,76150 51003654 $23,674.96  $4,838,027.49
114 $33,76150 $10,135.79 $23,625.70  $4,827,891.70
115 $33,76150 $10,185.29 $23,57620  $4,812,706.40
116 $33,76150 $10,235.03 $23526.47  $4,607,472.37
117 $33,761.50 $10,285.01 $23,47649  $4,797,186.36
118 $33,761L50 $10,335.24 $23,42626  $4,786,951.13
119 $33,76L50 $10,385.71 $23,375.79  $4,776,465.42
120 $33,761.50 $10436.42 5$23,325.07  $4,766,029.00
Yeor 11 -
121 $33,76150 $10,48733 $23,274.11  $4,755,541.61
122 $33,761.50 $10,538.60 523,222.89  $4,745,003.01
123 $33,761.50 $10590.06 $23,171.43  $4,738412.95
124 $33,76150 510,641.78 $23.119.72  $4.723,771.17
125 $33,76150 $10.693.75 $23,067.75  $4,713,077.42
126 $33,76150 $10,745.97 $23,015.53  $4,702,331.46
127 $33,761.50 $10,798.44 $22,963.05  $4,691,523.00
128 $33,76150 $10,851.18 $22,910.32  $4,680,681.84
129 533,761.50 $10.904.17 $22,857.33  $4,669,777.67
130 $33,761.50 $10957.41 $22,804.08  $4,658,820.26
131 $33,751.50 $11,010.92 $22,750.57  $4,647,809.33
132 $3376150 $11064.69 $22,69680  $4,636,744.64
Yeor 12
133 $33,76150 $11,118.73 $22,642.77  $4,625,625.91
134 §33,76150 511,173.02 52258847  $4,614,452.89
135 $33,76150 $11,227.58 $22.53391  $4,603,225.31
136 $33,76150 $11,202.41 $22479.08  $4,591,942.90
137 $33,76150 $11,337.51 $22,42399  $4,5B0,605.33
138 $33,76150 $11,392.87 $22,368.62  $4,569,21252
139 $33,761.50 $11,448.51 $22,312.99  54,557,764,01
140 $33,76150 $11,504.41 $22,257.08  $4,586,259.59
141 $33,761.50 $11,560.59 $22,200.90  $4,534,699.00
162 $33,761.50 $11,617.05 $22,144.45  $4,523,081.95
143 $33,76150 $11,673.78 $22,087.72  $4,511,408.17
142 $33,76150 $11.730.79 $22.030.71  $4,499,677.39
Year 13
145 $33,76150 $11,788.07 $21.97342  $4,487,889.31
146 $33,761.50 $11,845.64 $21,91586  54,476,043.68
147 $33,76150 511,903.48 $21,85B.01  $4,464,140.20
148 $33,761.50 $11,96161 $21,799.88  $4,452,17859
349 $33,76150 $12,020.02 $§21,741.47  53,440,158.56
150 $33,76150 $12,078.72 §21,682.77  $4,428,079.84
151 $33,76150 $12,137.71 $21,623.79  54,415942.14
152 $33,76150 $12,19658 $21,564.52  $4,403,745.16
153 $33,761.50 $12,25654 $21,504.96  $4,391,48862
154 $33,76150 $12,316.39 $21,44510  $4,379,072.22
155  $33,761.50 $12,37654 $21,384.96  $4,366,795.69
156 $33,76150 $12,436.98 $21324.52  $4,354,358.71
Yeor 14
157 $33,76150 512,497.71 $21,263.79  $4,341,861.00
15B  $33,76150 $12,558.74 $21,202.75  $4,329,302.26
159 $33,75L50 $12,520.07 $21,041L43  $4,316,682.19
160 $33,76150 $12,6B1.70 $21,079.80  54,304,000.49
161 $33,76150 $12,743.63 $11,017.87  $4,291,256.87
162 $33,76L50 $12,805.86 $20,955.64  $4,278,451.01
163 $33,761.50 5$12,B68.39 $20,893.10  $4,265,582.61
164 $33,76150 $12,931.23 $20,830.26  $4,252,651.38
165 $33,76150 $12,994.38 $20,767.11  $4,239,657.00
166 $33,76150 $13,057.84 520,703.66  $4,226,599.16
167 $33,76150 $13,121.60 $20,630.89 $4,213477.56
168 $33,761.50 $13,185.68 $20.575.82  $4,200,291.88
Year 15
169 $33,76150 §13,250.07 $20.511.43  $4,187,041.81
170 $33,76L50 $13,31477 §20,446.72  $4,173,727.03
171 $33,76150 $13,379.80 $20,381.70  $4,160,347.24
172 $33,76L50 $13,445.13 $20,31636  $4,146,902.11
173 $33,76150 $13,510.79 $20,250.71  $4,133.391.32
174 $33,76150 $13,576.77 $20,184.73  §4,119,814.55
175 $33,761.50 $13,643.07 $20,118.43  $4,106,171.48
176 $33,76150 $13,709.69 $20,051.80  £4,092,461.79
177 $33,761.50 513,776.64 $19,984.86  $4,078,685.15
178 533,76150 $13,843.92 $19,917.58  54,064,841.23
179 $33,76150 $13,91152 $19,849.97  $4,050,929.71
180 $33,761.50 _$13,979.46 $19,762.04  $4,036,950.26
Yeor 16
181 $33,76150 $14,047.72 $19,713.77  $4,022,902.53
182 $33,76150 $14,116.32 $19,645.17  $4,008,786.21
183 $33,761.50 $14,185.26 $19,576.24  $3,994.600.96
184 $33,761.50 $14,254.53 $19,506.97  $3,980,346.43
185 $33,76150 $14,324.14 $19,437.36  $3,966,022.29
186 $33,76150 $14,394.09 $19,367.41  $3,951,628.20
187 $33,76150 $14,464.38 $19,297.12  $3,937,163.83
188 $33,76150 $14,535.01 $19,22648  $3,922,628.81
169 $33,76L50 $14,605.99 $19,155.50  $3,908,022.82
190 $33,761.50 $14,677.32 $19,084.18  $3,893,345.51
191 $33,76150 $14,748.99 $19,01250  $3,878,596.51
192 $33,761.50 $14,621.02 $18,94048  $3,863,775.50
Year 17
193 533,761.50 $14,893.39 $18,868.10  53,848,882.1%
194  $33,761.50 $14,966.12 $18,795.37  $3,833,515.99
195  $33,76150 $15039.21 $18,722.29  $3,818,876.78
196 $33,76150 $15,112.65 $18,648.85  $3,803,764.13
197 $33,76L50 $15,1B645 S1B,575.05  $3,788577.69
198 $33,76150 $15260.61 $18500.83  $3,773,317.08
199 $33,76L.50 $15,335.13 $18,42637  $3,757,981.95
200 $33,76150 $15,410.02 $18,35148  $3,742,571.93
201 $33,76150 $15,485.27 $18,276.23  $3,727.086.66
202 $33,761.50 $15,560.89 518,20061  $3,711,525.77
203 $33,76150 $15636.88 $18,124.67  $3,695,883.89
204 $33,761,50 $15.713.24 $18,04B.26  $3,680,175.66
Yeor 18
205 $33,761.50 $15789.97 $17,971.52  $3,664,385.68
206 $33,76150 $15867.08 $17,894.42  $3,649,518.61
207 $33,761.50 $15,94456 $17,816931  §3,632574.04
208 $33,76150 $16,022.43 $17,739.07  33,616551.62
209 $33,761.50 $16,100.67 $17,660.83  $3,600,450.95
210 $33,76L50 $16,179.29 $17.582.20  $3,584,271.66
211 $33,761.50 516,258.30 $17.503.19  $3,568,013.35
212 $33,76150 $16337.70 $17,423.80  $3,551,675.66
213 33376150 51641748 $17,34402  $3,535158.18
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$33,761.50 $16497.65
$33,761.50 $16,578.21
$33,761.50 $16,659.17

Year
$33,76150 516,74052
$33,761.50 $16,822.27
$33,761.50 516,904.42
$33,761.50 $16,986.97
$33,761.50 $17,069.93
$33,761.50 $17,153.28
$33,761.50 $17,237.05
$33,761.50 $17,321.12
533,761.50 $17.405.81
$33,761.50 $17,450.8L
$33,761.50 $17,576.22
$33,761.50_$17,662.05

Yeor
$33,761.50 517,748.30
$33,76150 $17,834.97
$33,761.50 $17,922.07
$33,761.50 518,009.58
$33,761.50 $18,097.53
$33,761.50 $18,185.91
$33,761.50 $18,274.72
$33,76150 $18,363.96
$33,761.50 $18,453.63
$33,761.50 $18543.75
$33,761.50 $18,634.31
$33,761.50 $18,725.30

Yeor
$33,761.50 $18,816.74
$33,761.5¢ $18,908.63
$33,761.50 $19,000.97
$33,761.50 $19,093.76
$33,761.50 $19,187.00
$33,761.50 $19,280.70
$33,761.50 $19,374.85
$32,761.50 $19,469.46
$33,761.50 $19,564.56
$33,761.50 $19,650.08
$33,761.50 $19,756.09
$33,761.50 $19,852.56

Year
$33,761.50 $19,849.51
$33,76150 $20,046.93
$33,761.50 $20,144.82
$33,76150 $20,243.20
$33,761.50 $20,342.05
$33,761.50 $20,441.39
$33,761.50 $20,541.21
533,761.50 $20,641.52
$33,761.50 $20,742.32
$33,761.50 $20,843.51
$33,76150 $20,945.40
$33,761.50 $21,047.68

Yeor

$33,761.50 $21,150.47

§33,76150 $21,253.75
$33,761.50 $21,357.54
$33,761.50 $21,461.88
$33,761.50 $21,566.66
$33,761.50 $21,671.96
$33,76150 $21,777.79
$33,761.50 $21,884.14
$33,761.50 $21,991.00
$33,761.50 $22,098.39
$33,761.50 $22,206.31
$33,761.50 _$22,314.75

Yeor
$33,76150 $22,423.72
$33,761.50 $22,533.22
$33,761.50 522,643.26
$33,761.50 $22,753.83
$33,761.50 $22,864.95
$33,761.50 $22,976.61
$33,76150 $23,088.81
$33,761.50 $23,201.56
$32,761.50 $23,314.86
$33,761.50 $23,428.71
$33,761.50 $23.543.12
$33,761.50 $23.658.09

Yeor
$33,76150 $23,773.62
$33,761.50 $23,889.72
$33,761.50 $24,006.38
$33,76150 524,123.61
$33,76150 $24,241.41
$33,761.50 $24,359.79
$33,76150 $24,478.75
$33,761.50 $24,598.29
$33,761.50 $24,718.41
$33,76150 $24,839.12
$33,76150 $24,960.41
$33,761.50 $25,082.30

Yeor
$33,761.50 $25,204.79
$33,761.50 525,327.87
$33,761.50 $25,45156
$33,761.50 $25,575.85
$33,76150 $25,700.74
$33,76150 $25,826.25
$33,761.50 $25,952.37
$33,76150 $26079.10
$33,761.50 $26,206.45
$33,761.50 $26,334.43
$33,761.50 $26,463.03
$33,761.50 $26,592.25

Yeor
$33,761.50 $26,722.1%
$33,761.50 $26,852.61
$33,761.50 $26,983.74
$33,761.50 $27.115.51
$33,761.50 527.247.92
$33,76150 $27,380.98
$33,761.50 $27,514.69
$33,761.50 $27,649.06
$33,761.50 $27,784.08

$17,263.84
$17,183.28
$12,102.32
19
$12,020.97
$16,939.22
$16,857.07
$16,774.52
$16,691.57
$16,608.21
$16,524.45
$16,44027
$16,355.69
$16,270.69
$16,185.28
$16,099.44
20
$16,013.20
$15,926.52
$15,839.43
$15,751.91
$15,663.96
$15,575.59
$15,486.78
$15,397.54
$15,307.86
$15,212.75
$15,122.19
$15,036.19
21
$14,944.75
$14,852.86
$14,760.53
$14,667.74
$14,574.50
$14,480.80
$14,386.65
$14,292.03
$14,196.96
$13,101.42
$14,005.81
$13,908.93
22
5$13,81199
$13,71457
$13,616.67
$13,518.30
$13.419.44
$13,320.11
$13,220.28
$13,119.97
$13,019.17
$12,917.88
$12,816.10
$12,713.81
]
512,611.03
$12,507.75
$12,403.96
$12,299.66
$12,194.85
$12,089.54
$11,983.71
$11,877.36
$12,770.49
$11,663.10
$11,555.19
$11,046.75
2
$11,337.78
$11,228.27
$11,118.24
$11,007.66
$10,83655
$10,784.69
$10,672.69
$10559.94
$10,446.64
$10,332.78
$10,218.37
$10,103.40
25

$9,987.87

$9,871.78
$9,755.12
$9,637.89
$9,520.08
$9,401.70
$9,282.75
$9,163.21
$9,043.09
$8,922.38
$6,801.08
$8.679.19
26
$8,556.71
58,433.62
$8,309.94
$8,185.65
$8,060.75
$7,935.25
§7,809.13
$7,662.40
$7,555.04
$7.427.07
$7,208.47
$7,169.24
27
$7,039.38
$6,908.89
$6,772.76
$6,645.99
$6,513.57
$6,380.51
$6.246.80
$6.312.44
$5.977.42

$3,518,760.53
$3,502,182.31
$3,485,523.14

63,468,762.61
$3,451,960.34
$3,435,055.92
$3,418,068.95
$3,400,999.02
$3,383,845.74
$3,366,608.69
$3,349,287.46
$3,331,881.66
$3,314,390.85
$3,296,814.63
$3,279,152.58

$3,261,404.28
$3,243,569.31
$3,225,647.29
$3,207,637.66
$3,189,540.13
$3,173,354.22
$3,153,079.50
$3,134,71554
$3,116,261.91
$3,097,718.16
$3,079,083.85
$3,060,358.55

$3,041,54L.B1
$3,022,633.17
$3,003,632.20
$2,984,538.45
$2,965,351.45
$2,946,070.75
$2,926,695.90
$2,907,226.44
$2,887,661.90
$2,868,001.82
$2,848,245.73
$2,828,393.17

$2,808,443.66
$2,788,396.73
$2,768,251.91
$2,748,008.71
$2,727,666.65
52,707,225.26
5$2,686,684.05
$2,666,042.53
$2,645,300.21
$2,620,456.60
$2,603,511.20
$2,582,463.51

$2.561,313.05
§2,540,059.30
$2,51B,701.76
$2,497,239.92
$2,475,673.28
$2,454,001.33
$2,432,22354
$2,410,339.40
$2,388,348.40
$2,366,250.00
$2,344,043.69
$2,321,728.94

$2,299,305.23
$2,276,772.00
$2,254,128.74
$2,231,37491
$2,208,509.96
$2,185,533.36
$2,162,404.55
$2,139,242.99
$2,15,928.13
$2,092,499.42
$2,068,956.30
$2,045,298.20

$2,021,524.58
$1,997,634.86
$1,973,628.49
$1,949,504.88
$1,925,263.46
$1,900,903.67
$1,876,424.92
$1,851,626.63
$1,827,108.23
$1,802,269.21
$1,777,308.69
$1,752,226.39

$1,727,021.60
$1,701,693.73
$1,676,242.17
$1,650,666.32
$1,624,965.58
$1,599,139.33
$1,573,186.97
$1,547,107.87
$1,520,901.42
$1,494,566.99
$1,468,103.95
$1,441,511.71

$1,414,789.60
$1,387,936.99
$1,360,953.25
$1,333,832.75
$1,306,589.82
$1,279,208.84
$1,251,694.15
$1,224,045.09
$1,196,261.02
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326
327
328
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338
338
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343

345

347
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350
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353
as4
355
356
357
358
353
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$33,761.50
$33,761.50
$33,761.50

$33,761.50
$33,761.50
$33,761.50
$33,761.50
$33,761.50
$33,761.50
$33,761.50
$33,761.50
$33,761.50
$33,761.50
$33,761.50
$33,761.5¢

$33,761.50
$33,761.50
$33,761.50
$33,761.50
$33,761.50
$33,761.50
$33,761.50
$33,761.50
$33,761.50
$33,761.50
$33,761.50
$33,761.50

$33,761.50
$33,761.50
$33,761.50
$33,761.50
$33,761.50
$33,761.50
$33,761.50
$33,761.50
$33,761.50
$33,761.50
$33,761.50
$33,761.50

$27,919.75
5$28,056.10
$28,193.10

Year
$28,330.78
$28,069.13
$28,608.15
$28,747.86
$28,688.24
$29,029.31
$29,17107
$29,313.52
$29,456.67
$29,600.52
$29,745.07
$29,890.32

Year
$30.036.29
$30,182.96
$3033036
$30,478.47
$30,627.31
$30,776.87
$30,927.16
$31,078.19
$31,229.96
$31,382.46
$31,535.71
$31,689.71

Yeor
$31,844.47
$31,999.97
$32,156.24
$32,313.27
$32471.06
$32,629.63
$32,788.97
$32,949.09
$33,109.99
$33,271.68
$33,434.16
$31,597.43

$5,841.74
$5,705.40
$5,568.39
28
$5,430.72
$5,292.37
$5,153.34
$5,013.64
$4,872.25
$8.73218
$4,590.42
$4,447.97
$4,304.82
$4,160.98
$4,016.43
$3,871.17
29
$3,725.21
$3,578.53
$3,431.14
$3,283.03
$3,134.19
$2,984.63
$2,834.33
$2,683.30
$2531.54
$2,379.03
$2,225.78
$2,071.78
30
$1,917.03
$1,76152
$1,605.26
$1,448.23
$1,290.43
$1,131.85
$972.52
$812.40
565150
$489.81
$327.34
5164.07

$1,168,341.27
$1,140,285.17
$1112,092.07

$1,083,761.29

$1,055,292.16

$1,026,684.01
$997,936.15
$969,047.5¢
$940,018.60
$910,847.53
$881,534.01
$852,077.33
$822,476.82
$792,731.75
$762,811.43

$732,805.14
$702,622.18
$672,291.82
$641,813.35
$611,186.04
$580,409.17
$§549,482.01
$518,403.82
$487,173.86
$455,791.40
$424,255.68
$392,565.97

$360,721.50
$328,721.53
$296,565.29
$264,252.02
$231,780.96
$199,151.33
$166,362.35
$133,413.26
$100,303.27
$67,031.59

$33,597.43

$0.00
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Financing Summary — Omega Project

The Omega Project carries a total development budget of $9,959,839.77, supported
through a blend of sponsor equity and anticipated conventional bank financing. While the
lending partner has not yet been finalized, the development team expects to pursue the same
relationship currently utilized for the Theta project.

I.  Sources of Funds

a. Sponsor Equity — $4,243,167 (43%). This equity contribution is significantly
higher than typical for our projects. Normally, sponsor equity would represent a
smaller share of the capital stack, but two key constraints drive the increased
requirement:

1. Affordable Housing Restriction: The property carries an
affordable housing restriction that caps potential revenue and limits
lender appetite for higher leverage.

2. Project Scale: The relatively small size of the project limits
economies of scale, further reducing leverage opportunities.

ii. As aresult, no lender is willing to provide higher debt coverage. To ensure
the project is adequately capitalized, the sponsor has committed
substantially more equity than would usually be required. This
contribution will fund all soft costs, land acquisition, financing costs not
covered by debt, and a portion of hard costs.

b. Anticipated Bank Loan — $5,716,673 (57%). Conventional bank financing is
expected to fund the majority of hard costs and a portion of financing expenses.
The loan, projected at approximately 65% Loan-to-Value (LTV), is anticipated to
be provided by the same institution financing the Theta project, subject to
underwriting and final approval.

c. This structure creates a stable capital base, balancing conservative leverage with
direct sponsor investment to ensure execution despite market and regulatory
constraints.

IL.  Uses of Funds
a. The budget is distributed across four principal categories:
i. Land Value — $810,000 (8%)

ii. Hard Costs — $7,447,368 (75%)

iii. Soft Costs — $1,020,772 (10%)

iv. Financing Costs — $681,701 (7%)

b. Soft costs are entirely funded by sponsor equity and cover acquisitions, approvals,
diligence, design, legal, finance, administration, permitting, utilities, and
marketing operations. Hard costs, which make up the bulk of the budget, are
primarily financed by the anticipated bank loan, supplemented by sponsor equity.
Financing costs are split, with debt covering the interest reserve and equity
funding the balance of bank fees, appraisal, environmental review, and title costs.

III.  Operating Performance
a. The project demonstrates sustainable operating metrics:
i. Effective Gross Income: $751,135

ii. Operating Expenses: $244,713

iii. Net Operating Income (NOI): $506,422

iv. Capitalized Value: $8,807,347



IV. Debt Metrics:

a. Loan-to-Value (LTV): 65%

b. Annual Debt Service: $405,138

c. Debt Service Coverage Ratio (DSCR): 1.25x

V. Summary

a. The Omega Project is structured with $4.24M in sponsor equity and an
anticipated 5.72M bank loan, producing a conservative 65% LTV. While the
equity contribution is higher than typical, it is necessitated by affordable housing
restrictions and the project’s modest scale, which together preclude higher
leverage. Equity ensures full coverage of soft costs and a meaningful share of
hard and financing costs, while debt financing is focused on core construction
expenditures and a portion of interest during development.

b. This financing approach reflects a deliberate balance: conservative debt sizing
that provides lender security, coupled with deep sponsor commitment that ensures
the project is fully capitalized and positioned for success despite structural
constraints.



Exhibit 15

PRIVATE FINANCING COMMITMENTS

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

NOT APPLICABLE
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EXPLANATION OF NEED FOR TAX ABATEMENT

Attach an explanation of why the applicant believes that a long term tax abatement is necessary
to make this project economically feasible. Include specific figures where possible to explain any

financing gaps.



Lauran M. O’Neill
Red Hand, LLC

241 Hudson Street
Hackensack, NJ 07601

Re: Request for Long-Term Tax Abatement to Ensure 19-21 Omega Drive Project Viability and Promote
Economic Growth in Vernon

Dear Mayor Rossi, Members of the Vernon Township Council, Town Counsel, and Consultants:

I am Lauran O’Neill, a member of the development entity pursuing the Omega Multifamily
Project at 19-21 Omega Drive. I have overseen the project through the planning and entitlement process,
working closely with our professional team and the Township. I am writing to request consideration of a
long-term tax abatement (PILOT) for this 27-unit residential development. This request is driven by
several factors, including ongoing market uncertainty, disproportionate infrastructure and connection
costs, and the inherent inefficiencies associated with smaller-scale multifamily development. Together,
these conditions have created an environment where the project cannot be feasibly financed without a
structured financial mechanism such as a PILOT.

Many economic factors contribute to the challenges facing this project. The small scale of the
development relative to the infrastructure required to meet current code and site demands has created a
significant economies of scale issue. Sewer connection fees alone account for approximately 2% of total
project costs, which, given the project’s modest size, represents a disproportionately high expense.

To make the numbers work, we have modeled top-of-market rents, which increases both the risk
profile of the project and the likelihood of a longer-than-typical stabilization period. Even with those
assumptions — and despite the inclusion of a PILOT agreement and shared management and maintenance
staffing with our adjacent property — operating expenses are projected at 33% of operating income.

The project also includes six COAH-restricted affordable units, which, while critically important
to the community, significantly reduce the property’s overall capitalized value — from approximately
$10.5 million to $8.8 million. Each of these factors on its own would challenge the project’s feasibility,
but in combination, they make the project unworkable without municipal support.

The total project cost is $9,958,839, while the stabilized as-built value is $8,807,247, resulting in
an economic gap of approximately $1.1 million, even with the application of a PILOT. The per-unit
development cost is roughly $368,883, while the market value per unit upon completion is only $326,198.
Without a PILOT or comparable financial mechanism, this deficiency would widen further—clearly
demonstrating that the project cannot generate adequate value to justify the development risk absent
meaningful financial support such as an abatement, subsidy, or grant.

The uncertainty in this region as well as the current lending environment, coupled with rising
construction costs and the inclusion of affordable housing, has created a very narrow path to feasibility.
The proposed PILOT will not eliminate all risk, but it will mitigate enough uncertainty to allow the
project to move forward responsibly and sustainably.



Exhibit 17

PROJECT SCHEDULE

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

1.

Red Hand, LLC (the “Developer”) will obtain all governmental approvals required for
commencement of construction on or before ninety (90) days after the execution of the
financing agreement;

The Developer will commence construction within sixty (60) days after the receipt of
all governmental approvals required for the commencement of construction, but in any
event not later than April 15, 2026;

The Developer will diligently proceed with construction in a workman-like manner to
completion for a projected eighteen (18) months from the commencement of
construction. The Developer will apply for a certificate of occupancy on or before
twenty-four (24) months after the commencement of construction, but in any event not
later than April 15, 2028.



Exhibit 18

SUMMARY OF PROJECT BENEFITS

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



Exhibit 18

Omega Multifamily Project Benefits

The following information is derived from the third-party reports prepared by the Housing
Policy Department of the National Association of Home Builders (NAHB) as of March 2024,
originally applied to the Vernon Age-Restricted Multifamily project at 7 Theta Drive. Using those
NAHB models, which account for direct, indirect, and induced impacts, we have adapted the
findings to reflect the Omega Multifamily project, a proposed 27-unit mixed-income development
(21 market-rate units and 6 affordable COAH units) with no age restrictions.

These figures demonstrate the significant role residential construction plays in supporting local
economic development and fiscal stability.

Construction Phase Benefits

During construction, Omega Multifamily is expected to generate:
e $3.0 million in local income
e $630,000 in taxes and other revenue for local governments
e ~29 local jobs supported

This includes direct contributions to local business owners' income (~$920,000), local wages and
salaries (~$2.1 million), and local taxes (~$525,000). These benefits accrue not only to workers
and contractors but also to local suppliers and service providers.

Ongoing Annual Benefits (post-occupancy)

Once occupied, the 27-unit community is expected to provide ongoing economic benefits:
e $1.25 million in local income annually
e $235,000 in taxes and other revenue annually for local governments
e ~14 local jobs supported

These recurring benefits come from residents’ participation in the local economy, including
spending on goods and services, as well as their ongoing tax contributions. Importantly, the
inclusion of affordable COAH units ensures a broader socioeconomic mix while still supporting
steady economic activity.

Summary

The Omega Multifamily project will:

Deliver significant one-time construction phase benefits in income, jobs, and tax revenue.

« Provide steady, recurring fiscal surpluses to the municipality once occupied.



Expand housing opportunities by offering both market-rate and affordable units,
supporting community diversity and local workforce needs.

Contribute to long-term local economic growth and sustainability, with clear benefits for
residents, businesses, and local government alike.
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FORM OF FINANCIAL AGREEMENT

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

Project Summary

Project Name: Omega Residential Units: 27
Street Address: 19-21 Omega Dr. Average Rent : $2,343.36
Vernon, NJ Average Unit (SF): 1,025
Acreage: 0.75 Monthly Total: $63,270.70
Block/Lot Annual Total: $759,248.40
Gross Buildable SF: 35,722 Parking Spaces: 41
Avg Hard Cost PSF: $208.48
Sources and Uses Summary
Sources of Capital
per unit %
Sponsor Equity $4,243,166.71 $157,154.32 43%
Bank Loan $5,716,673.06 $211,728.63 57%
Total Sources $9,959,839.77 $368,882.95 100%
Uses of Capital
per unit %
Land $810,000.00 $30,000.00 8%
Hard Costs $7,447,367.50 $275,828.43 75%
Soft Costs $1,020,771.54 $37,806.35 10%
Financing Costs $681,700.73 $25,248.18 7%
Total Use $9,959,839.77 $368,882.95 100%

Cashflow Summary

Debt Summary

Effective Gross Income

NOI

Operating Expenses

Capitalized Value

$751,134.98

$506,422.43

$244,712.55
$8,807,346.65

Loan Amount
LTV

Annual Debt Service

DSCR

$5,716,673.06

65%
$405,137.95
1.25




Sources and Uses

Sources of Capital

Total Residential
Total Amenities

34,242
1,480

Total Project Per Unit % of Total 75% LTC S 6,971,887.84
Developer Equity S 4,243,167 S 157,154.32 43% 70% LTV S 6,165,142.66
Bank Loan S 5,716,673 S 211,728.63 57%
Total Sources $ 9,959,840 $ 368,882.95 100%
Uses of Capital
Land and Improvements Total Project Per Unit % of Total
Land S 810,000 S 30,000.00 8.1% IApproved Units: 27
Existing Improvements S - S - 0%
Subtotal Land and Improvements $ 810,000 S 30,000.00 8.1%
Hard Costs Total Project Per Unit % of Total
Sitework S 1,000,000.00 $ 37,037.04 10.0%
Residential Construction S 5,992,350.00 $ 221,938.89 60.2% Residential PSF: $175.00
Amenity Construction S 148,000.00 $ 5,481.48 1.5% Amenity: $100.00
Hard Cost Contingency S 307,017.50 $ 11,371.02 3.1% % Contingency: 5.0%
Subtotal Hard Costs $ 7,447,367.50 $ 275,828.43 74.8%
Soft Costs Total Project Per Unit % of Total
Civil Engineer S 47,000 $ 1,740.74 0.47%
MEP S 75,000 S 2,777.78 0.75%
Structural S 47,000 $ 1,740.74 0.47%
Architecture S 100,000 $ 3,703.70 1.00%
Approvals S 50,000 $ 1,851.85 0.50%
Survey S 15,000 S 555.56 0.15%
Title Insurance S 40,900 $ 1,514.81 0.41%
Inspection Fees S 40,000 $ 1,481.48 0.40%
Controlled Inspections S 24,543 S 909.00 0.25%
Legal S 20,000 S 740.74 0.20%
Insurance / Building Risk / GL S 165,655 $ 6,135.38 1.66%
Real Estate Taxes (During Construction) S 6,122 S 226.74 0.06%
Building Permits S 60,750 S 2,250.00 0.61%
Street Opening/Water Allocation and Wet Tap S 9,222 S 341.56 0.09%
Sewer Connection Fee S 177,057 $ 6,557.67 1.78%
Marketing S 17,000 $ 629.63 0.17%
Working Capital S 36,000 S 1,333.33 0.36%
Appraisal S 4,914 S 182.00 0.05%
Other Amenities Package S 30,000 $ 1,111.11 0.30%
Environmental S 6,000 $ 222.22 0.06%
Soft Cost Contingency S 48,608 $ 1,800.30 0.49%
Subtotal Soft Costs $ 1,020,772 $ 37,806.35 10.2%
Financing Costs Total Project Per Unit % of Total
Broker Fee S 28,583 S 1,058.64 0.3% Broker Fee 0.5%
Bank Commitment Fee S 28,583 S 1,058.64 0.3% Commitment Fee 0.5%
Bank Legal S 30,000 S 1,111.11 0.3% Term (years) 2
Interest (Construction) S 594,534 S 22,019.78 6.0% Construction Rate 8.0%
Subtotal Conventional Financing $ 681,701 S 25,248.18 6.8%
Total Project Cost S 9,959,840 $ 368,882.95 100.0%




Year 1 Cash Flow

Project Summary
# of Units 27 Monthly Rent per Unit  $ 2,343.36
# of Parking Spots 14 Monthly Cost per Unit  $ 755.29
Market Rate Units 78% 21 S 2,597.32
COAH Units 22% 6 S 1,454.50
Income Breakdown
Total Project
Apartments S 759,248.40 S 28,120.31 per unit annually
Parking S 16,800.00 S 100.00 per rentable space monthly
Amenity Fee 21 S 13,000.00 S 200.00 per eligible unit annually
Pet Fee  10% S 1,620.00 $ 50.00 per pet monthly
Potential Gross Income S 790,668.40 S 29,284.01
Vacancy 5% S (39,533.42) S (1,464.20)
Effective Gross Income S 751,134.98 $ 27,819.81
Expense Breakdown
Total Project Per Unit
Repairs and Maintenance S 40,500.00 S 1,500.00 per unit annually
Turnover Maintenance S 1,350.00 $ 50.00 per unit annually
Management Fees 3% S 22,534.05 $ 834.59 percentage based annually
Insurance S 27,000.00 $ 1,000.00 per unit annually
Taxes 10% S 75,113.50 $ 600.00 percentage based annually
Utilities S 24,300.00 $ 900.00 per unit annually
Waste Disposal S 5,940.00 S 220.00 per unit annually
Landscaping and Snow Removal S 7,425.00 S 275.00 per unit annually
Elevator Service and Maintenance S 9,500.00 $ 351.85 per elevator annually
Pest Control and Misc Inspections S 5,400.00 S 200.00 per unit annually
General and Administrative S 6,750.00 $ 250.00 per unit annually
Salaries and Payroll S 13,500.00 S 500.00 per unit annually
Misc Reserves S 5,400.00 S 200.00 per unit annually
Expense Subtotal 33% S 244,71255 S 9,063.43
Project Value Metrics
Total Project Per Unit
NOI S 506,422.43 S 18,756.39
Capitalized Value 575% S 8,807,346.65 S 326,198.02
Permanent Financial Metrics
Perm Loan Amount S 5,716,673.06 Facility Constraint Metrics
Annual Debt Service S 405,137.95 Benchmark Loan Amount
Loan to Value 64.91% 1.25x DSCR S 5,716,673.06
DSC Ratio 1.25 70% LTV S 6,165,142.66
Interest Rate 5.86% 75% LTC S 6,566,301.85
Amoritization (in years) 30
5YearT 3.61%
Spread 2.25%




Omega Drive, Vernon

Net Profit Calculation

1%

1%

1%

2%

2%

2%

2%

30 Year Cashflow
Annual Increase 4%
Number of Units 27
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8
Operating Income Monthly
Two Bedroom (A) 6 $2,613.75 S 188,190.00 $ 195,717.60 S 203,546.30 S 211,688.16 S 220,155.68 S 228,961.91 S 238,120.39 §$ 247,645.20
One Bedroom (B) 4 $2,469.75 S 118,548.00 $ 123,289.92 S 128,221.52 S 133,350.38 $ 138,684.39 §$ 144,231.77 $ 150,001.04 $ 156,001.08
Two Bedroom (C) 3 $2,907.00 S 104,652.00 $ 108,838.08 S 113,191.60 S 117,719.27 $ 122,428.04 S 127,325.16 $ 132,418.17 $ 137,714.89
Three Bedroom (D) 1 $3,478.00 S 41,736.00 $ 43,405.44 S 45,141.66 S 46,947.32 S 48,825.22 S 50,778.23 S 52,809.35 S 54,921.73
One Bedroom (E) 7 $2,397.60 S 201,398.40 S 209,454.34 S 217,832.51 S 226,545.81 $ 235,607.64 S 245,031.95 S 254,833.23 §$ 265,026.55
One Bedroom (Low COAH) 1 $677.00 S 8,124.00 $ 8,448.96 S 8,786.92 S 9,138.40 S 9,503.93 S 9,884.09 S 10,279.45 S 10,690.63
Two Bedroom (Low COAH) 1 $1,355.00 S 16,260.00 S 16,910.40 S 17,586.82 S 18,290.29 S 19,021.90 S 19,782.78 S 20,574.09 S 21,397.05
Two Bedroom (Mod COAH) 2 $1,626.00 S 39,024.00 $ 40,584.96 S 42,208.36 S 43,896.69 S 45,652.56 S 47,478.66 S 49,377.81 S 51,352.92
Three Bedroom (Mod COAH) 1 $1,565.00 S 18,780.00 S 19,531.20 S 20,312.45 §$ 21,124.95 S 21,969.94 S 22,848.74 S 23,762.69 S 24,713.20
Three Bedroom (Mod COAH) 1 $1,878.00 S 22,536.00 $ 23,437.44 S 24,374.94 §$ 25,349.94 S 26,363.93 S 27,418.49 S 28,515.23 § 29,655.84
Other Fees S 31,420.00 S 32,676.80 S 33,983.87 S 35,343.23 S 36,756.96 S 38,227.23 S 39,756.32 S 41,346.58
Vacancy and Collections 5% S (39,533.42) $ (41,114.76) S (42,759.35) S (44,469.72) $ (46,248.51) $ (48,098.45) $ (50,022.39) $ (52,023.28)
Effective Gross Income S 751,134.98 $ 781,180.38 S 812,427.59 S 844,924.70 $ 878,721.69 $ 913,870.55 $ 950,425.38 $ 988,442.39
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8
Total Operating Expenses S 169,599.05 $ 176,383.01 S 183,43833 S 190,775.87 S 198,406.90 S 206,343.18 $ 214,596.90 $ 223,180.78
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8
NOI excluding taxes S 581,535.93 §$ 604,797.37 §$ 628,989.26 $ 654,148.83 S 680,314.79 §$ 707,527.38 $ 735,828.47 $ 765,261.61
Debt Service S 405,137.95 S 405,137.95 S 405,137.95 S 405,13795 S 405,137.95 S 405,13795 S 405,13795 S 405,137.95
Cash Flow S 176,397.98 S 199,659.42 S 223,851.32 § 249,010.89 S 275,176.84 S 302,389.43 S 330,690.53 S 360,123.67
PILOT Payment S 75,113.50 S 78,118.04 S 81,242.76 S 84,492.47 S 87,872.17 S 91,387.06 S 104,546.79 S 108,728.66
Percent of ASC 10% 10% 10% 10% 10% 10% 11% 11%
Developer ROI S 101,284.49 S 121,541.38 S 142,608.56 S 164,518.42 S 187,304.67 S 211,002.38 $ 226,143.74 S 251,395.00

3%

Debt Summary

Principal Amount S 5,716,673.06
Interest Rate 5.86%
DSCR 1.25
Term 30
Operating Expense Summary
Management Fee S 22,534.05
Contract Fees S 28,265.00
Operating S 71,550.00
Maintenance S 41,850.00
Reserves S 5,400.00
PILOT Calculations
Average ASC per unit S 6,354.86
Average ASC S 171,581.10
S

Aggregate ASC

5,147,433.01




Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20
S 257,551.01 S 267,853.05 S 278,567.17 S 289,709.86 S 301,298.25 S 313,350.18 S 325,884.19 S 338,919.56 $ 352,476.34 S 366,575.39 S 381,238.41 §$ 396,487.95
S 162,241.12 §$ 168,730.77 S 175,480.00 $ 182,499.20 $ 189,799.17 $ 197,391.13 S 205,286.78 S 213,498.25 §$ 222,038.18 S 230,919.71 S 240,156.50 $ 249,762.76
S 143,223.49 §$ 148,952.43 $ 154,910.52 $ 161,106.95 $ 167,551.22 §$ 174,253.27 S 181,223.40 S 188,472.34 S 196,011.23 §$ 203,851.68 S 212,005.75 $ 220,485.98
S 57,118.60 S 59,403.34 S 61,779.48 S 64,250.65 $ 66,820.68 S 69,493.51 S 72,273.25 S 75,164.18 S 78,170.75 $ 81,297.58 §$ 84,549.48 S 87,931.46
S 275,627.62 S 286,652.72 S 298,118.83 S 310,043.58 S 322,44533 S 335,343.14 S 348,756.87 S 362,707.14 §$ 377,215.43 S 392,304.04 S 407,996.20 S  424,316.05
S 11,118.25 § 11,562.99 S 12,025.50 S 12,506.52 S 13,006.79 S 13,527.06 S 14,068.14 S 14,630.87 S 15,216.10 $ 15,824.74 S 16,457.73 S 17,116.04
S 22,252.93 S 23,143.05 S 24,068.77 S 25,031.52 $ 26,032.78 S 27,074.10 S 28,157.06 S 29,283.34 S 30,454.68 S 31,672.86 S 32,939.78 S 34,257.37
S 53,407.04 S 55,543.32 S 57,765.05 S 60,075.66 S 62,478.68 S 64,977.83 S 67,576.94 S 70,280.02 S 73,091.22 S 76,014.87 S 79,055.46 S 82,217.68
S 25,701.73 S 26,729.80 S 27,798.99 S 28,910.95 S 30,067.39 S 31,270.08 S 32,520.88 S 33,821.72 §$ 35,174.59 S 36,581.57 S 38,044.83 S 39,566.63
S 30,842.07 S 32,075.76 S 33,358.79 S 34,693.14 S 36,080.86 S 37,524.10 S 39,025.06 S 40,586.06 S 42,209.51 S 43,897.89 § 45,653.80 S 47,479.95
S 43,000.44 S 44,720.46 S 46,509.28 $ 48,369.65 $ 50,304.43 S 52,316.61 S 54,409.27 S 56,585.64 S 58,849.07 S 61,203.03 S 63,651.15 S 66,197.20
S (54,104.22) S (56,268.38) $ (58,519.12) $ (60,859.88) $ (63,294.28) S (65,826.05) S (68,459.09) S (71,197.46) $ (74,045.35) $ (77,007.17) S (80,087.46) $ (83,290.95)
S 1,027,980.09 $ 1,069,099.29 $ 1,111,863.26 $ 1,156,337.79 $ 1,202,591.30 S 1,250,694.96 S 1,300,722.75 S 1,352,751.66 $ 1,406,861.73 $ 1,463,136.20 $ 1,521,661.65 $ 1,582,528.11
Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20
S 232,108.01 $ 241,392.33 $ 251,048.02 S 261,089.94 S 271,533.54 § 282,394.88 S 293,690.68 S 305,438.31 §$ 317,655.84 S 330,362.07 S 343,576.56 $§ 357,319.62
Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20
S 795,872.08 S 827,706.96 S 860,815.24 $ 895,247.85 $ 931,057.76 S 968,300.07 S 1,007,032.07 S 1,047,313.36 $ 1,089,205.89 $ 1,132,774.13 $ 1,178,085.09 S 1,225,208.50
S 405,137.95 S 405,137.95 S 405,137.95 S 405,13795 S 405,137.95 S 405,137.95 S 405,137.95 S 405,137.95 S 405,13795 S 405,137.95 S 405,137.95 S  405,137.95
S 390,734.13 § 422,569.01 S 455,677.29 S 490,109.90 S 525,919.82 § 563,162.13 §$ 601,894.13 §$ 642,175.41 §$ 684,067.95 S 727,636.18 S 772,947.15 §  820,070.55
S 113,077.81 S 117,600.92 S 122,304.96 S 138,760.54 S 144,310.96 S 150,083.39 S 156,086.73 S 162,330.20 S 168,823.41 S 190,207.71 S 197,816.01 S  205,728.65
11% 11% 11% 12% 12% 12% 12% 12% 12% 13% 13% 13%
S 277,656.32 §$ 304,968.09 $ 333,372.33 §$ 351,349.37 §$ 381,608.86 $ 413,078.73 S 445,807.40 S 479,845.21 S 515,244.54 S 537,428.48 S 575,131.13 $§ 614,341.90

3%

3%

3%

4%

4%

4%

4%

5%

5%

5%

6%

6%




Year 21 Year 22 Year 23 Year 24 Year 25 Year 26 Year 27 Year 28 Year 29 Year 30
S 412,347.46 $ 428,841.36 S 445,995.02 $ 463,834.82 S 482,388.21 S 501,683.74 $ 521,751.09 S 542,621.13 S 564,325.98 $ 586,899.02
S 259,753.27 S 270,143.40 S 280,949.13 S 292,187.10 S 303,874.58 S 316,029.57 $ 328,670.75 S 341,817.58 S 355,490.28 S 369,709.89
S 229,305.42 S 238,477.64 S 248,016.74 S 257,937.41 S 268,254.91 S 278,985.10 $ 290,144.51 S 301,750.29 S 313,820.30 S 326,373.11
S 91,448.72 S 95,106.66 S 98,910.93 S 102,867.37 S 106,982.06 $ 111,261.35 S 115,711.80 $ 120,340.27 $ 125,153.88 $ 130,160.04
S 441,288.70 $ 458,940.24 S 477,297.85 $ 496,389.77 S 516,245.36 S 536,895.17 $ 558,370.98 S 580,705.82 S 603,934.05 S 628,091.41
S 17,800.68 S 18,512.71 §$ 19,253.22 S 20,023.35 §$ 20,824.28 S 21,657.25 S 22,523.54 S 23,424.49 S 24,361.47 S 25,335.92
S 35,627.66 S 37,052.77 S 38,534.88 S 40,076.27 S 41,679.33 S 43,346.50 S 45,080.36 S 46,883.57 S 48,758.92 S 50,709.27
S 85,506.39 S 88,926.65 S 92,483.71 S 96,183.06 $ 100,030.38 S 104,031.60 S 108,192.86 $ 112,520.58 §$ 117,021.40 S 121,702.25
S 41,149.29 S 42,795.26 S 44,507.07 S 46,287.36 S 48,138.85 S 50,064.41 S 52,066.98 S 54,149.66 S 56,315.65 $ 58,568.27
S 49,379.15 S 51,35432 S 53,408.49 S 55,544.83 §$ 57,766.62 S 60,077.29 S 62,480.38 S 64,979.59 S 67,578.78 S 70,281.93
S 68,845.09 S 71,598.89 S 74,462.85 S 77,441.36 S 80,539.02 $ 83,760.58 $ 87,111.00 S 90,595.44 S 94,219.26 $ 97,988.03
S (86,622.59) $ (90,087.50) S (93,690.99) S (97,438.63) S (101,336.18) $ (105,389.63) $ (109,605.21) $ (113,989.42) $ (118,549.00) $ (123,290.96)
$ 1,645829.24 $ 1,711,662.41 $ 1,780,128.90 S 1,851,334.06 $ 1,925,387.42 $ 2,002,402.92 $ 2,082,499.04 S 2,165,799.00 $ 2,252,430.96 $ 2,342,528.20
Year 21 Year 22 Year 23 Year 24 Year 25 Year 26 Year 27 Year 28 Year 29 Year 30
S 371,612.40 S 386,476.90 $ 401,935.97 S 418,013.41 S 434,733.95 S 452,123.31 S 470,208.24 S 489,016.57 S 508,577.23 S 528,920.32
Year 21 Year 22 Year 23 Year 24 Year 25 Year 26 Year 27 Year 28 Year 29 Year 30
S 1,274,216.84 $ 1,325,18551 $ 1,378,192.93 S 1,433,320.65 S 1,490,653.47 $ 1,550,279.61 $§ 1,612,290.80 S 1,676,782.43 S 1,743,853.73 $ 1,813,607.87
S 405,137.95 S 405,137.95 S 405,137.95 S 405,137.95 S 405,137.95 S 405,137.95 S 405,137.95 S 405,137.95 S 405,13795 S 405,137.95
S 869,078.89 S 920,047.56 S 973,054.98 S 1,028,182.70 S 1,085,515.53 $ 1,145,141.67 $§ 1,207,152.85 S 1,271,644.48 S 1,338,715.78 $ 1,408,469.93
S 213,957.80 S 222,516.11 §$ 231,416.76 §$ 240,673.43 § 250,300.36 S 260,312.38 $ 270,724.87 §$ 281,553.87 § 292,816.02 S 304,528.67
13% 13% 13% 13% 13% 13% 13% 13% 13% 13%
S 655,121.09 $ 697,531.45 § 741,638.23 S 787,509.27 S 835,215.16 $ 884,829.29 §$ 936,427.98 S 990,090.61 S 1,045,899.75 $ 1,103,941.26
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Rental Income Summary

Unit Type Sq Ft Beds Baths Rent # of Units Income PSF
A 1025 2 2 $2,613.75 6 $15,682.50 $2.55
B 890 1 1 $2,469.75 4 $9,879.00 $2.78
C 1140 2 2 $2,907.00 3 $8,721.00 $2.55
D 1480 3 1 $3,478.00 1 $3,478.00 $2.35
E 864 1 1 $2,397.60 7 $16,783.20 $2.78
Low COAH E 864 1 1 $677.00 1 $677.00 $0.78
Low COAH A 1025 2 2 $1,355.00 1 $1,355.00 $1.32
Mod COAH C 1140 2 2 $1,626.00 2 $3,252.00 $1.43
Low COAH D 1480 3 2 $1,565.00 1 $1,565.00 $1.06
Mod COAH D 1480 3 2 $1,878.00 1 $1,878.00 $1.27
Total Units 27 PSF Comps Min Max Avg
Average Rent $2,343.36 1 bed $2.65 $2.90 $2.78
Average Unit SF 1025 2 bed $2.35 $2.75 $2.55
Monthly Total: $63,270.70 3 bed $2.00 $2.35 $2.18
Annual Total: $759,248.40
Construction Summary
Apartments (SF) Common (SF) Amenities (SF) Footprint 8,588
Sublevel 1370 Stories 4
Floor 1 5808 1,300 1480
Floor 2 7288 1,300
Floor 3 7288 1,300
Floor 4 7288 1,300
Total 27672 6570 1480




Unit Breakdown
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Financing Summary — Omega Project

The Omega Project carries a total development budget of $9,959,839.77, supported
through a blend of sponsor equity and anticipated conventional bank financing. While the
lending partner has not yet been finalized, the development team expects to pursue the same
relationship currently utilized for the Theta project.

I.  Sources of Funds

a. Sponsor Equity — $4,243,167 (43%). This equity contribution is significantly
higher than typical for our projects. Normally, sponsor equity would represent a
smaller share of the capital stack, but two key constraints drive the increased
requirement:

1. Affordable Housing Restriction: The property carries an
affordable housing restriction that caps potential revenue and limits
lender appetite for higher leverage.

2. Project Scale: The relatively small size of the project limits
economies of scale, further reducing leverage opportunities.

ii. As aresult, no lender is willing to provide higher debt coverage. To ensure
the project is adequately capitalized, the sponsor has committed
substantially more equity than would usually be required. This
contribution will fund all soft costs, land acquisition, financing costs not
covered by debt, and a portion of hard costs.

b. Anticipated Bank Loan — $5,716,673 (57%). Conventional bank financing is
expected to fund the majority of hard costs and a portion of financing expenses.
The loan, projected at approximately 65% Loan-to-Value (LTV), is anticipated to
be provided by the same institution financing the Theta project, subject to
underwriting and final approval.

c. This structure creates a stable capital base, balancing conservative leverage with
direct sponsor investment to ensure execution despite market and regulatory
constraints.

IL.  Uses of Funds
a. The budget is distributed across four principal categories:
i. Land Value — $810,000 (8%)

ii. Hard Costs — $7,447,368 (75%)

iii. Soft Costs — $1,020,772 (10%)

iv. Financing Costs — $681,701 (7%)

b. Soft costs are entirely funded by sponsor equity and cover acquisitions, approvals,
diligence, design, legal, finance, administration, permitting, utilities, and
marketing operations. Hard costs, which make up the bulk of the budget, are
primarily financed by the anticipated bank loan, supplemented by sponsor equity.
Financing costs are split, with debt covering the interest reserve and equity
funding the balance of bank fees, appraisal, environmental review, and title costs.

III.  Operating Performance
a. The project demonstrates sustainable operating metrics:
i. Effective Gross Income: $751,135

ii. Operating Expenses: $244,713

iii. Net Operating Income (NOI): $506,422

iv. Capitalized Value: $8,807,347



IV. Debt Metrics:

a. Loan-to-Value (LTV): 65%

b. Annual Debt Service: $405,138

c. Debt Service Coverage Ratio (DSCR): 1.25x

V. Summary

a. The Omega Project is structured with $4.24M in sponsor equity and an
anticipated 5.72M bank loan, producing a conservative 65% LTV. While the
equity contribution is higher than typical, it is necessitated by affordable housing
restrictions and the project’s modest scale, which together preclude higher
leverage. Equity ensures full coverage of soft costs and a meaningful share of
hard and financing costs, while debt financing is focused on core construction
expenditures and a portion of interest during development.

b. This financing approach reflects a deliberate balance: conservative debt sizing
that provides lender security, coupled with deep sponsor commitment that ensures
the project is fully capitalized and positioned for success despite structural
constraints.





