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APPLICATION FOR TAX EXEMPTION/ABATEMENT
. OF .

Grant Avenue 319, LLC

In compliance with Executive Order 02-003 of the Mayor of City of Jersey City, the
Applicant herewith submits the following information in support of its application for a
Five Year Tax Exemption under and pursuant to N.J.S.A. 40A:21-1 et seq.

Applicant: - ' Grant Avenue 319, LLC
: 6317 Avenue N
Brooklyn, NY 11234

Project: Grant Avenue West
' ’ (Six Story Multifamily Building)
319 Grant Avenue
Jersey City, New Jersey
Block 1297.5, Lot 66, 67, 68, 69.A (to be
changed and designated Lot 75)

The Grant Avenue West multifamily building is referred to herein as the “Proj ect”.



LIST OF EXHIBITS

Description of Property; '

Cost of Combleted Project;

Estimated Tax Computation;

Municipal Land Use Approvals;

Disclosure Statement and Certificate of Formation;
Certification of Compliance with State and _Local Laws;
Certification of Diligent Inquiry;

Proposed Tax Agreement;



1. Identification of the Propértv:

The Property is located at 319 F Grant Avenue, Jersey City, New J ersey and is more
particularly known as Block 1297.5, Lot 66, 67, 68, 69.A, on the official tax map of
the City of Jersey City, State of New Jersey. The Property is more particularly
described on Exhibit A attached hereto and made a part hereof.

2. General Statement ,6f the Nature of the Proieci:

The Project was constructed on a lot area of 10,750 square feet and is located in the
West Side Avenue Redevelopment Plan. The Gross square footage on the building is.
45,433 SF over six (6) stories. The land was purchased January 31, 2008 and the
City Council approved the Final Site plans in a resolution dated June 24, 2008.
Permits were issued on November 18, 2008 to begin construction. The construction
- was completed on April 15, 2011 and the Project was issued its final certificate of
occupancy. The site is located on a dead end street and is directly across from a hub
of transportation for the light rail system in Jersey City.

3. Term of Abatement:

The Applicant requests that the term of the exemption be for five (5) years beginning
the date of completion of the project on April 15,2011 (the “Exemption Commence-
ment Date”) and ending on the date that is one day prior to the fifth anniversary of
the Exemption' Commencement Date.

4. Improvement that was Constructed:

The Project was originally approved as a condominium building, including twenty-
seven (27) apartments and twenty-two (22) indoor parking spaces. The apartments
include seven (7) one-bedroom units on the first floor and twenty (20) two-bedroom
units above the first floor. Concrete construction was used to build the six (6) stories.

Due to the depressed economic real estate market conditions, the Project’s ownership
changed the project late in 2010, after substantial construction, to one of rental as
replacement to the original condominium building plans. Rentals are offered at the
prevailing market price that has enabled the building to be fully occupied. However,
the Project has to obtain the five year real estate tax abatement in order to allow for
the revenue in five years to be sufficient to meet the building’s permanent mortgage
debt service, real property tax, and operating expense requirements.

5. Total Cost of the Project:

The constriction cost of the project,' as indicated on Exhibit B, includes $6,349,857
paid to contractors and subcontractors. This amount excludes the cost of the land,
soft costs, construction loan interest and cost of the construction loan.




6. Financing Structure:

The Project is financed by capital provided by the members of Grant
Avenue 319, LLC and, the construction loan funds from the Magyar Bank,
New Brunswick, N.J. On May 13, 2011, Grant Avenue 319, LLC received
approval from Northfield Bank of the Commerical Mortgage for the project.

7. Exemption Requested:

. The Applicant seeks a five (5) year tax exemption under and pursuant to
N.J.S.A 40A:21-1 et seq. (The “Five Year Exemption and Abatement
Law”) for the Multi-family rental Project. The Applicant requests that the

- tax agreement be based on the following formula:

'Proj ect Taxes during the Term of Exemption

Year One Land Tax Only

Year Two $10,195 20% real estate taxes on new improvements
Year Three $20,384 - 40 % real estate taxes on new improvements
Year Four $30,580 60% real estate taxes on new improvements
Year Five $40,769 80% on real estate taxes on new improvements

Following the expiration of the term of the exemption, the Applicant will
pay full real estate taxes.

A fiscal plan for the management of the Project and a calculation and
breakdown of the aforementioned real estate taxes is set forth in Exhibit
C attached hereto. ‘

Based on the above formula it is estimated that the Project will generate
real estate taxes payable to the City of Jersey City in the amount of
approximately $166,508 during the term of the exemption.

8.  Municipal Land Use Approvals:

On June 24, 2008, in a Resolution, the City Council approved the Final
Site Plans.



- 9. Real Estate Tax Assessments:

The total 2010 estimated real estate tax assessment for the Property at which
The project is located was valued as follows; Land was assessed at $187,100
and the improvements were assessed at $738,300 for a Total assessment of
$925,400. Taxes are estimated using the current (2010) tax rate of $69.03
per thousand of assessment. See Exhibit C for details.



10. Real Estate Tax Levied:

The total payment for municipal real estate taxes for 2009 totaled $11,113.85. Refer to
Exhibit C for details of the tax on the property.

11.  Status of Municipal Taxes and Other Charges:

The Applicant is the owner of the Property known as Block 1297.5, Lot 66, 67, 68, and
69.A on the official tax map of the City of Jersey City, County of Hudson, State of
New Jersey. To the best of the Applicant’s knowledge and belief, all real estate taxes
and other assessments against the property have been paid in full. The Applicant will
pay or cause to be paid all real estate taxes or other assessments due on the property to
be paid prior to the execution of the Exemption/Abatement Agreement.

12. Disclosure Statement and Certificate of Formation:

" A Disclosure Statement is attached hereto as Exhibit E. The Applicant is a Limited
Liability Company organized under the laws of the State of New Jersey. A copy of the :
Cemﬁcate of Formation is attached hereto as part of Exhibit E-1.-

13. Estimated Jobs Created:

The Applicant does not expect to have any employees at the project now or in the
future. The rental of the apartments will be performed by unrelated real estate
companies. Other services provided to the building will be by outside vendors and/or
other non-related building services companies. :

14. Compliahce with State and Local LaW'

A Cert1ﬁcat10n by the Applicant that the Project meets the reqmrements of the laws of
The State of New Jersey and the C1ty of Jersey City is attached hereto as Exhibit F.

15.  Certification of Truthful_ness and Diligent Inquiry:

A Certification of the Applicant that all information contained in the application is true
and correct to the best of its knowledge after having made dlhgent inquiry id attached
hereto as Exhibit G.

16. Tax Agsreement:

The Proposed Tax Agreement for the Applicant is attached hereto as Exhibit H.



17. Fee:

The fee for this application is $5,400 and submitted herewith.



EXHIBIT A

LEGAL DESCRIPTION

Address: 319 Grant Avenue
Jersey City, New Jersey
Block 1297.5, Lot 66, 67, 68, & 69.A (to

be known as lot 75)

(SEE METES AND BOUNDS DESCRIPTION ATTACHED)



File No: HUD-7659-08

SCHEDULE A-4

LEGAL DESCRIPTION

ALL that tract or parce! of land and premises, situate, lying and being in the City of Jersey City,
County of Hudson and State of New Jersey, more particularly described as follows:

Beginning at a boim in the southwestefly line of Grant Avenhe, said point being distant
northwesterly 204.74 feet from the corner formed by the intersection of the said line of Grant
Avenue with the northwesterly line of West Side Avenue; thence running '

1. South 4] degrees '37 minutes 21 seconds West, 100.00 feet to a point; thence running

2. .Northwesterly and parallel with Grant Avenue North 49 degrees 00 minutes 00seconds West
107.50 feet to a point; thence running :

3. North 41 degrees 37 minutes 21 seconds East, 100. 00 feet to a point on the aforesaid
o southwesterly sidelirie of Grant Avenue, thence runmng

4, Sout.heasterly along said sideline South 49 degrees 00 minutes 00 seconds East, 107.50 feet
to the point and place of Beginning. -

The above premises is also known as Lots 66, 67, 68 and 69 in Block 3 and the westerly 7. 50° of Lot -
70 in Block 3 on “Map of Buiilding Lots on the Line of the Newark and New York Railroad, 20

" minutes from New York at West Bergen, “dated 1867 and filed in the Hudson County Register's
Office on May 16, 1867 as Map # 576.

Above Descrzplzon is in accordance with a Survey prepared by Pronesti Surveying , Inc., P.L.S.,
dated July 10, 2006

Note for Iﬁforfnatipn: Being known and desigmated as Tax Lot 66' 67.68 & 69.A in Block
o 1297.05.0n the Tax Map of the Clty of Jersey.City, County of Hudson,
State of Néw Jersey.

_Note for Information: Being commonly known as 312 325 Grant Avenue, Jersey Clty, New
Jersey.

LT National Title Services - Old Republic National
(201) 610 - 9455 ‘ Title Insurance Company



BA+ A

Bodnar Architect & Associates
52 Long Hill Road

Long Valley, NJ 07853

(908) 879-8900

(908) 391-2255 cell

(908) 879-5985 fax

Certification to:
Grant Avenue LLC
6317 Avenue N
Brooklyn, NY 11234

March 5 2011

RE: 319 Grant Avenue Jersey City NJ
Block1297.5 Lots 66,67,68,69A.

The building is complete and has ﬁnal zoning and bmldlng reviews and approvals

The gross square footage onthe buﬂdmg is 45, 433 SF over 6 stories. The lot area is 10,750 square feet and -
is located in the west'side avenue redevelopment plan.

The siteis located on a dead end street and is directly across from amain hub of transportation for the light
rail system if Jersey City.

The buﬂdmg consists of 27 apartments (20 two bedrooms units and 7 one bedroom units).

The building has an indoor parking facility has the ability to house 22 cars.

The bu.lldmg is constructed of a poured concrete structure and has:brick-and stone veneer fagade

The apartments are self contained wnits. that have thelr own heatmg and cooling system as well as bot water

generation.
The building is also contams several hfe safety élements that-inchede sprinkler systems, fire/smoke/ carbon

monoxide alarm systems.
The buﬂdmg :also has-an elevator to accommodate a per son in a gurney as well as an emergency backup

generator- for the elevator

_ The height of the building is 67’ 0” measured. ﬁ'om grade to top of: parapet '
The building is 97°-6” wide by 7 5°-0” wide at the residential level which covers 68% of the lot area.

The fitst floor dimensions are 97°-6” wide by 94°-0” and the lot coverage at this floor is 86. 5%




BA+A

Bodnar Architect & Assoc1ates
52 Long Hill Road

Long Valley, NJ 07853

(908) 879-8900

(908) 391-2255 cell

(908) 879-5985 fax

Grant Avenue L1L.C
6317 Avenue N
Brooklyn, NY 11234

March 52011

RE: 319 Grant Avenue J ersey City NJ
‘Block1297.5 Lots 66, 67, 68,69A

Project data

The pro_|ect know as 319 Grant Avenue is a 27 unit Residential apartment buﬂdJng located in jersey City,
New jersey.

The gross square footage on the building is 45,433 SF over 6 stories. The lot area is 10,750 square feet and '
lotis 107.5 feet wide by 100 feet deep. Thie project was designed in accordance with the west side avenue
redevelopment plan.
The site is located on a dead end street and is directly across from a main hub of transportation for the light
rail system in Jersey City.
~ The building consists of 27 apartments (20 two bedrooms units and 7 one bedroom umts)
‘The building has"an indoor parking facﬂlty has the ablhty to house 22 cats.
' The building is constructed: of a poured:concrete structure and has’brick and stone veneer fagade.
The apartments are sélf contained units that have their own heatmg and coeling system as well as hot water
generation.
The Toof §tructure if a flat style mod]ﬁed rooﬁng membrane system.
The building is also. contains several life safety elements that mclude sprinkler systems, fire/smoke/ carbon
monoxide alarm systems.
The building also has an elevator to accommodate a per sonina gurney as well as an emergency backup
generator for the élevator.

The height of the building is 67°-0” measured from grade to top of parapet.
The building is 97°-6” wide by 75°-0” wide at the residential level which covers 68% of the lot area.
The first floor dimensions are 97°-6” wide by 94’-0” and the lot coverage at this floor is 86.5%.

- The apartment square foetages are as follows.

Unit 201 950 sf 1 bedroom
Unit 202 860 sf 1 bedroom
Unit 203 849 sf 1 bedroom
Unit 204 ', 904sf 1 bedroom
Unit 205 650 sf 1 bedroom '
Unit 206 1010 sf 1 bedroom
Unit 207 1100 sf 1 bedroom

\



BA+A

Unit type at 319 Grant Avenue

Unit 301-401-501-601
Unit 302-402-502-602
Unit 303-403-503-603
Unit 304-404-504-604
Unit 305-405-505-605

1278 sf 2 bedroom

1340 sf 2 bedroom -

1240 sf 2 bedroom
1300 sf 2 bedroom
1372 sf 2 bedroom



BN

EXHIBIT B

Estimated Cost of Project Construction

The Estimated Cost is calculated pursuant to N.J.S.A. 40A-21-3(j) as -

follows:

.Cost (see note 1 below):

a. - Direct Labor and Materials

(inclusive of Contractor’s fees): $6,349,857.00
b. Architectural: o 82,850.00
c. Engineering: 99,167.00
 Estimated Cost: | $6,531.874.00

Note 1- N.J.S.A. 40A:21-3(j) states estimated “costs” does not include land costs, soft costs
(other than architectural and engineering costs), and financing costs. For the foregoing reason the
cost differs from the total project costs calculated under the Long Term Tax Exemption Law and
set out in the Financial Agreement.



EXHIBIT C

ESTIMATED TAX COMPUTATION FOR YEAR 2011

See Attached Letter
From

Office of the City Assessor
280 Grove Street '
Jersey City, New Jersey 07302



OFFIC'E OF THE CITY ASSESSOR
280 Grove Stireet
. Jersey City, NJ. 07302
" Tel. 201-547-5131 Fax 201-547-4949
Eduardo Toloza )
Assegaoy
Merch&2011 © - c o im
-G:antAvme 319, LLC o
2R6E. 7488 -
»:,._'NY 11234
DcarMJ: Sorremmo
Plbase be ad 'sed that thc Tollowing ¢ stifng
. captioned property upo, mplétion of
Qccupanéy. These ass ts iriciude
.yeam,subjecttotheapp yval of the Coun . _
1ty 2"‘*:?5& oy 4*-&';: sty o
0% 0 20% - 0% 60% 0% o
.Bmldmg - "
.+ Lesa-Abatement::
‘ thTotal _ :
‘Taxea . 12;9‘16' 23111 33,300 43,496

: Taxes were estimated usmg the cmnt (2010) tax rate of $69.03 per thousand of assessmant and

rtion of the aba‘tement, the projected total taxes would be &t $63,880 or $5 323 per



EXHIBIT D

ZONING APPROVALS

(SEE ATTACHED)



'RE870LUTION OF THE PLANNING BOARD OF THE CITY OF JERSEY CITY
GRANTING FINAL MAJOR SITE PLAN APPROVAL '

APPLICANT: GRANT AVENUE 319, LLC
FOR: FINAL MAJOR SITE PLAN APPROVAL
PROPERTY: 319-323 GRANT AVENUE

‘Block 1297.5, Lots 66, 67, 68 & 69A.

CASE NO. P06-094.2

| WHEREAS', an application having been made by Grant Avenue 319, LLC, for |
the approval of its final major‘site plan originally approved by the Board on
January 9%, 2007, as amended on June 24", 2008 and further am’ended on

| December 15 2009 for the premises located at 319-323 Grant Avenue,
.designated as Lots 66, 67.,- 68 & 6_9A, in.Block 1297.5; on the official tax maps for

the City of Jersey City, County of Hudson, State of New Jersey (the “Premisés”);

and

WHEREAS, the Premises is located within the boundaries of the West Side

Avenue Redevelopment Plan (Residential) District; and

WHEREAS, on January 9?“, 2007 the Jersey City Planning Board (the “Board”)
grénted preliminary major site plan approval for the construction multi-family
building containing twenty-seven (27) residential dwelling units with twenty-two

(22) on site parking spaces; and



- WHEREAS, on June 28™ 2009 the Board grante_d an amendment to the
preliminary major site plan approval for the construction multi-family building
containing twenty-seven (27) residential dwelling units with twenty-three (23) on

site parking spaces; and

WHEREAS, on December 15" 2009 the Board granted an amendment to the
preliminary major site plan allowing for the reduction in the number of on-site

parking spaces from twenty-three (23) to tWenty—two (22); and

WHEREAS, the Planning Board having considered the evidence and testimony
presented by the Applicant, including the oral recommendations of planning staff

and no objectors appearing in opposition to the application; and

WHEREAs; after careful consideration, the Plénning Board made the following

findingé of fact and reached the following conclusions:

FINDING OF FACTS

1. The Applicant is the owner of the Premises and requests a fihal approval
of its preliminary major site plén originally approved by the Board on January 9",
2007 and amended on June 28" 2008 and further amended on December 15",
2009 for the construction of the multi-family building Containing twenty-seven
(27) residential dwelling units and twenty-two (22) on-site parking spaces (the

“Project”).



2.  The applicant has constructed the Project in accordance with the -
preliminary major site plan approval, as amended, except for de minimus

deviations to the midline corhice and front porch entry of the building.

3. The Board finds that the deviations were aesthetically beneficial to the

Project and suppoﬁed by planning staff in its recommendation of approval.

4. ~ The Applicant has met the procedural requirements of the Ordinance,
including the payment ‘of fees, and in all other respects the application conforms
to the réquirements of the Ordinance and the Plan for approval of the final major

site plan in the City of Jersey City.

5. Excepti’ng the deviations stated above, the Applicant constructed the
Project in accordance with the preliminary site plan approved by the Board on

January 9", 2007, as amended on June 24" 2008 and further amended on

December 15", 2009:

6. The Board finds that approving the final major site plan application would
not have a substantial impact on the'character of the neighborhood, tﬁe existing
zoning, or the existing building and land use patterns and will generally conform

| With the neighborhbod zoning séheme, the Ordinance, the Plan and the intent of
the City's Master Plan, and the benefit of gr}anting such an approval greatly.

outweighs any substantial determent to the neighborhood, the existing zoning,



the existing building and land use patterns, the Ordinance, the Plan or the intent

of the City's Master Plan.

THEREFORE BE IT RESOLVED that the Planning Board of the City of Jersey
City, for the foregomg reasons as well as those stated on the record by the
board members which are mcorporated herein by reference, approves the within

application, Case Nun%_ber P06-094.2 for Final Major Site Plan as submitted.



RESOLUTION OF THE PLANNING BOARD OF THE CITY OF JERSEY CITY
GRANTING FINAL MAJOR SITE PLAN APPROVAL

APPLICANT: GRANT AVENUE 319, LLC

FOR: FINAL MAJOR SITE PLAN APPROVAL
PROPERTY: 319-323 GRANT AVENUE

Block 1297.5, Lots 66, 67, 68 & 69A
CASE NO. P06-094.2
DATE OF HEARING: February 8", 2011
VOTE: \ 5-0-0 )

VOTING IN FAVOR:
1. Vice-Chairman Leon Yost
2. Commissioner Roseanna Petruzzelli
2. Commissioner Franklyn Perez
3. Commissioner Michael Sims
5. Chairman Michael Ryan

NONE
NONE

VOTING AGAINST; .
ABSTAINING: 7/

ez

MICHAEL RYAN, Ghairman ROBERT D. COTTER, Secretary
'JERSEY CITY PLANNING BOARD S

APPROVED AS TO LEGAL FORN

DATE OF MEMORIALIZATION: March 8", 2011



EXHIBIT E

DISCLOSURE STATEMENT

NAME OF ENTITY: GRANT AVENUE 319, LLC
ADDRESS: 6317 Avenue N
Brooklyn, NY 11234
_ ‘ PERCENT
OWNER’S NAME ‘ ADDRESS - OWNED
Seraffino Tomassetti 6317 Avenue N 40
Brooklyn, NY 11234 \
Neil Sorrentino 6317 Avenue N 40
' : Brooklyn, NY 11234
Joseph R. Sorrentino 6317 Avenue N 20
Brooklyn, NY 11234
Total: ) _ - 100

I certify that the above represents the names and addresses of all members in the
above Limited Liability Company [LLC]. If one or more of the above named is itself an
entity, the applicant will provide the names and addresses of any entity owning a 10% or
greater interest therein. : '

I further certify that no officer or employee of the City of Jersey City has any
interest, direct or indirect, in Grant Avenue 319, LLC.

I certify that the foregoing statements made by me are true. I am aware that if any -
of the foregoing statements made by me are willfully false, Iam subject to punishment

DATE: Mayll 2011 i Grant Avenue 319, LLC

By::"DJZ/‘*‘?:L‘/VL-\G / prattl 2‘44

Serafind Tomassetti, Member




EXHIBIT E-1

CERTIFICATION OF FORMATION

(SEE ATTACHED)
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NEW JERSEY DEPARTMENT OF TREASURY
DIVISION OF REVENUE, BUSINESS GATEWAY SERVICES

CERTIFICATE OF FORMATION
GRANT AVENUE 319 LLC .

0400214270

1. Name:

GRANT AVENUE 319LLC

2. The Registered Agent:

JOSEPH SORRENTINO -

3. 'i'he Registered Office:

16-10 ROUTE 88 WEST

- BRICK, NJ 08724

. Business Purpose:

Real Estate

. Effective Date of this filing is:

01/28/2008 - -

. MembersIManagers:
- JOSEPH SORRENTINO

16-10 ROUTE 88 WEST

BRICK, NJ 08724

Signatures:
JOSEPH SORRENTINO

. AUTHORIZED REPRESENTAT!VE )

Contmued on next page ...

The above named DOMESTIC LIMITED LIABILITY COMPANY was duly filed in
accordance with New Jersey State Law on 01/28/2008 and was assigned

identification number 0400214270. Following are the articles that
constitute its ongmal certificate.
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NEW JERSEY DEPARTMENT OF TREASURY | )
DIVISION OF REVENUE, BUSINESS GATEWAY SERVICES =

CERTIFICATE OF FORMATION =)
-

GRANT AVENUE 319 LLC . :_'13_31
0400214270 : ==

- IN TESTIMONY WHEREOQF, I have @
- hereunto set my hand and | B=
affixed my Official Seal |=S9)
at Trenton, this . @
01/29/2008 : 3 .

==

R. David Rousseau =
Treasurer of the State of New Jersey @

e

L

T



EXHIBIT F

COMPLIAN CE WITH STATE AND LOCAL LAWS

'CERTIFICATION

The undersigned being a member of Grant Avenue 319, LLC, the Applicant under this

Application, hereby certifies that:

1. The Project meets the requirements of the laws of the State of New Jersey and the
City of Jersey City for consideration for granting the tax exemption requested in

this application.

2. The foregoing statements made by me this ([ day of May, 2010 are true to the
best of my knowledge and I understand that if it is willfully false, I am subject to
punishment . '

Grant Avenue 319, LLC

Serafino Lomassetti, Member




EXHIBIT G

CERTIFICATION

DILIGENT INQUIRY

The undersigned being a member of Grant Avenue 319, LLC, the Applicant under this
~ Application and the developer of the project located at 319 Grant Avenue, Jersey City,
New Jersey hereby certifies that:

1. All information contained in the application for the five (5) year tax
exemption is true and correct to the developer’s knowledge, after he has
made diligent inquiry to conform the accuracy of all information.

2. The foregoing statements made by me this ZL day of May, 2011 are true

to the best of my knowledge and I understand that if it is willfully false, I am
‘subject to punishment.

Grant Avenue 319, LLC

Serafino/Tomassetti, Member




EXHIBIT H

PROPOSED TAX AGREEMENT
FOR

GRANT AVENUE 319, LLC



TAX AGREEMENT
FIVE YEAR /NEW CONSTRUCTION

THIS AGREEMENT made on this _//_day of May, 201 1; by and between

the CITY OF JERSEY CITY [City], a municipal corporation organized under the -
Laws of the State of New Jersey and having its principal place of business at 280 Grove

Street, Jersey City, New Jersey, and GRANT AVENUE 319, LLC [Applicant],
whose principal place of business is 456 Fifth Avenue, Brooklyn, New York 11215.

WITNESSETH:

WHEREAS, the Municipal Council has indicated by its intention to utilize the
five year tax exemption provisions authorized by Article VIIL, Section I, paragraph VI of
the NJ State Constitution and the Five Year Exemption Law, N.J.S.A. 40A:21-1 et
seq. for improvements and projects by the adoption of Ordinance 05-060, as amended by
Ordinance 07-146; and .

WHEREAS, the applicant is owner of certain property located at 319 Grant
Avenue, in the City of Jersey City, County of Hudson and State of New Jersey,
designated as Block 1297.5, Lots 66, 67, 68 & 69.A, on the Tax Assessor’s Map, more
commonly known as Grant Avenue West located at the street address of 319 Grant

- Avenue, and more particularly described in the metes and bounds description attached
‘hereto as Exhibit A [Property];

- WHEREAS, on or about May 10®, 2011, the Applicant applied for a five year
abatement of taxes for the newly completed, on April 15, 2011, 27 unit multiple dwelling
Residential Apartment Building with 22 indoor parking spaces and containing gross
square footage on the building of 45 ,433 SF over 6 stories [Improvements] pursuant to
N.J.S.A. 40A:21-I et seq and Section 304-12 of the Municipal Code [Law]; and

WHEREAS, the City has reviewed the application, approved the construction of
the Improvements and authorized the execution of a Tax Exemption Agreement by the
adoption of Ordinance 11~ Q/&7_ (7( May __ ,2011.

NOW, THEREFORE, IN CONSI_DERATION of the mutual promises and
covenants hereinafter contained, the parties agree as follows:



ARTICLE I: APPROVAL OF TAX EXEMPTION

The city hereby agrees to a tax exemption for the newly constructed Grant Avenue
West Project located at 319 Grant Avenue, Jersey City, New Jersey containing forty-five
thousand, four hundred thirty-three gross square footage (45,433 SF) and 22 indoor
parking spaces, over six stories (Improvements) on the property, as further described in
the Application, attached hereto as Exhibit B, pursuant to Law and Ordinance 10-021
which authorized the execution of this Tax Agreement (Law), subject to the terms and
conditions, hereof.

ARTICLE II: IN LIEU OF TAX PAYMENTS

The Applicant agrees to make payments on the Improvements (separate and apart
from taxes on the land which shall continue to be subject to conventional assessment and
taxation for which the Applicant shall receive no credit against the in lieu of tax payment)
in lieu of full property tax payments according to the following schedule:

1. For the first full calendar year of 201 1 after completion, no payment in lieu of taxes
on the new 1mprovements

2. For the 2™ full calendar year of 2012 approximately 20% to be the sum of $10,195
on the new improvements.

3. For the 3 full calendar year of 2013, approximately 40% percent of the actual
taxes otherwise due, currently estimated to be $20,384 on the new improvements.

4. For the 4 calendar year of 2014,7 approximately 60% of the actual taxes otherwise
- e, currently estimated to be the sum of $30,580 on the new Improvements.

5. For the 5™ calendar year of 2015, approximately 80 % of the actual taxes otherwise
due, currently estimated to be the sum Qf $40,769 on the new improvements.

ARTICLE HI: APPLICATION FEE

The Applicant haé paid the sum of $5,400 to the City on or before the date this
Agreement is executed. Failure to make such payment shall cause the tax exemption to
terminate.



ARTICLES IV: FEDERAL, STATE AND LOCAL LAW

The construction of the Improvements is subject to all applicable federal, State
and local laws and regulations on pollution control, worker safety, discrimination in.
employment, housing provision, zoning, planning and building code requirements.

ARTICLE V: TERM OF EXEMPTION

- The tax Exemption granted shall be valid and effective for a period of five (5) full
calendar years from the date of Substantial Completion of the Project, which shall
ordinarily mean the date on which the City issues, or the project is eligible to receive, a
Certificate of Occupancy, whether temporary or final, for part or the whole of the Project.
During the term of the tax exemption, the Applicant shall make an in lieu of tax payment
to the City in accordance with the schedule set forth above. Prior to the commencement
of the tax exemption, and upon expiration thereof, the Applicant shall pay full
conventional taxes on the Improvements. -

ARTICLE VI: COUNTY EQUALIZATION AND SCHOOL AID B

Pursuant to N.J.S.A. 40A:21-11(c), the percentage, which the payment in lieu of
taxes for the tax exempt property bears to the property tax which would have been paid
had an exemption not been granted for the property under this Agreement, shall be
applied to the valuation of the property to determine the reduced valuation of the property
to be included in the valuation of the City for determining equalization for county tax
apportionment and school aid, during the term of the tax exemption agreement covering -
this property. At the expiration or termination of this Agreement, the reduced valuation
procedure required under the the Law shall no longer apply.

ARTICLE VII: OPERATION OR DISPOSITION OF PROPERTY

If during any year prior to the termination of this Agreement, the Applicant ceases
to operate or disposes of the Property, or fails to meet the conditions for qualifying for
tax exemption under this agreement or pursuant to Law, then the tax which would have
otherwise been payable for each and every year, shall become due and payable from the
Applicant as if no exemption had been granted. The Tax Collector shall, within 15 days
thereof, notify the owner of the property of the amount of taxes due.

However, with respect to the disposal of the property, if it is determined that the
new owner will continue to use the property pursuant to the conditions which qualify the
property for exemption, the tax exemption shall continue and this a Agreement shall
remain in full force and effect



ARTICLE VII: TERMINATON/ELIGIBILITY
FOR ADDITIONAL TAX EXEMPTIONS

Upon the termination of this Agreement for tax exemption, the Project shall be
subject to all applicable real property taxes as provided by State Laws and Regulations
and City Ordinances. However, nothing herein shall be deemed to prohibit the Project, at
the termination of this Agreement, from qualifying for and receiving the full benefits of
any other tax preferences allowed by law. Furthermore, nothing herein shall prohibit the
Applicant from exercising any rights under any other tax provisions of State law or City
Ordinances.

ARTICLE IX: PROJECT EMPLOYMENT AGREEMENT

Project Construction was completed on April 15, 2011.

ARTICLE X: NOTICES

“ All notices to be given with respect to this Agreement shall be in writing. Each notice
shall be sent registered or certified mail, postage prepaid, return receipt requested, to the
party to be notified at the addresses set forth below or at such other address as either

party may from t1me to time designate in writing:

Notice to City | Business Administrator
City Hall, 280 Grove Street
Jersey City, New Jersey 07302

Notice to Applicant Grant Avenue 319, LLC
- 6317 Avenue N
Brooklyn, New York 11234

And Joseph R.Sorrentino, Esq.
6317 Avenue N
Brooklyn, NY 11234



ARTICLE XT: GENERAL PROVISIONS

This Agreement contains the entire Agreement between the parties and cannot be
amended, changed or modified except by written instrument executed by the parties
hereto. .

In the event that any provisions or term of this Agreement shall be held invalid or
‘unenforceable by a Court of competent jurisdiction, such holding shall not invalidate or
render unenforceable any other provision hereof; provided, however that the City
continues to receive the full benefit of any economic term hereunder.

This Agreement shall be governed by and construed in accordance with the Laws
of the State of New Jersey.

This Agreement may be executed in several counterparts, each of which shall
constitute but one and the same agreement. -

IN WITNESS WHEREOF the City and the applicant have caused this
Agreement to be executed on the date and year above Wntten

WITNESS: . ‘ GRANT AVENUE 319,LLC
Qc@en}\p )ALO//‘-‘ BY: [P s bl
- ‘ Serafino Tomassetti
- Member
ATTEST: ' CITY OF JERSEY CITY
Robert Byrne _ Brian O’Reilly

City Clerk Business Administrator



ARTICLE XT: GENERAL PROVISIONS

This Agreement contains the entire Agreement between the parties and cannot be
amended, changed or modified except by written instrument executed by the parties
hereto.

In the event that any provisions or term of this Agreement shall be held invalid or
unenforceable by a Court of competent jurisdiction, such holding shall not invalidate or
render unenforceable any other provision hereof provided, however that the City
continues to receive the full benefit of any economic term hereunder.

This Agreement shall be governed by and construed in accordance with the Laws
of the State of New J ersey.

This Agreement may be executed in several couterparts -each of which shall
constltute but one and the same agreement

IN WITNESS WHEREOF, the C1ty and the applicant have caused this
Agreement to be executed on the date and year above written. -

WITNESS: : - GRANT AVENUE 319, LLC

S@//i ) — B Q@u@z&m/@%%@%

Serafino Tom settl
Member

ATTEST: ’ CITY OF JERSEY CITY

Robert Byrne | Brian O’Reilly
City Clerk Business Administrator.
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Jersey City Tax Abatement Committee Glennview Townhouses Il Urban
30 Montgomery Street Renewal Associates, LP
Jersey City, NJ 07302 c/o Jersey City Housing Authority
Attn: Mr. Al Cameron, Dpty. Director 400 US Highway 1
of HEDC Jersey City, NJ 07306
Attn: Ms. Joan Pollock, Development
Director

May 2011
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CERTIFIED APPLICATION TO THE CITY OF JERSEY CITY
FOR LONG TERM TAX EXEMPTION
OF
GLENNVIEW TOWNHOUSES It - WEST

~ In compliance with Executive Order #S-02-003 of the Mayor of the City of Jersey City, the Applicant herewith
submits the following information in support of its application for a Long Term Tax Exemption pursuant to the
Urban Renewal Corporation and Association Law, N.J.S.A 40A:20-1 et seq.

Applicant: Glennview Townhouses !l Urban Renewal Associates, LP
Clo Jersey City Housing Authority
400 US Highway No. 1 (Marion Gardens)
Jersey City, New Jersey 07306

Property: Block 2088.1, Lots 5 and 6
296 and 306 Woodward Street
Jersey City, New Jersey 07304

Development: Glennview Townhouses Il West, an affordable family
rental housing development
Located at 296 and 306 Woodward Street
Jersey City, New Jersey 07304

Applicant's Architect: Nando Micale
Nando Micale Architecture
1700 Market Street, 28t Floor
Philadelphia, PA 19103

Applicant's Attorney: Nancy A. Skidmore, Esq.
Connell Foley, LLP
Harborside Financial Center
2510 Plaza Five
Jersey City, NJ 07311-4029
- (201) 521-1000
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LIST OF EXHIBITS:
Exhibit
A Description of Property
B. Preliminary Site Plans & Architectural Renderings
C. ~ Description of Leases
D-1. Total Annual Gross Revenue Computation - Year 1
D-2. Total Annual Gross Revenue Computation - Year 16
E. Estimated Total Development Cost
F-1. Projected Statement of Property Operations - Year 1
F-2. Projected Statement of Property Operations - Year 16
G. Proposed Financial Agreement
H. Certificate of Formation and Disclosure Statement
I Cooperation Agreements in Place
J Financial Agreements in Force
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APPLICATION

1. Identification of the Property:

The development is located at 296 Woodward Street, known as Block 2088.1, Lots 5 and on the Tax Map of
the City of Jersey City. The Property consists of approximately 37,292 square feet (or + 0.86 acres) of vacant land. The
metes and bounds description of the land where the Development s located is attached hereto as Exhibit A. Further, for
context, the preliminary site plans and architectural renderings have been provided as Exhibit B,

2. Type of Development:

The Property was formerly a portion of the Lafayette Gardens public housing development once operated by
the Jersey City Housing Authority ("JCHA"). Upon the award of a HUD HOPE VI Implementation Grant in 2001, JCHA
began incrementally revitalizing the Lafayette Gardens neighborhood. With the completion of the 24 units at the
Development and at its sister project, Glennview Townhouses lI-East - which together make up the seventh and final
rental phase of the Lafayette Gardens Revitalization Plan - JCHA and the Michaels Development Company ("Michaels”)
will have transformed four hundred ninety-five (495) formerly severely distressed public housing units into a vibrant new
mixed-income residential community. The Lafayette Gardens revitalization consists of: one hundred forty-eight (148)
senior rental units, three hundred thirty-three (333) family townhome rentals, and six (6) for-sale townhomes, developed
both on-site and in nearby neighborhoods. At the Development, as well as each of the other family developments at
Lafayette Gardens, the Development will be truly mixed income with a combination of public housing units, affordable
units, and market rate units.

The Property will be owned by JCHA and site control will be provided to the Applicant via a Long Term Ground
Lease with JCHA. The Property will be improved upon with twenty-four (24) newly constructed stacked townhome units
{the “Development’). As is shown in the provided site plan found in Exhibif B, the Development will consist of four
buildings, all of which are three story stacked townhomes and one stacked flat building.

In total, the Development contains just over 27,000 square feet of leasable residential space.  The unit
breakdown is as follows:

— T T | TotalSFper
_UnitType |  .UnitCount - | AvgSF Type
1BR . 6 860 5,160
2BR 12 1,150 13,800
3BR 6 1,397 8,382
4 BR 0 1,889 -
24 27,342
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As is the case at the balance of the Lafayette Gardens family developments, the Development will have a
series of leasing tiers and include a mix of: public housing units (herein referred to as “ACC"), in which the households
will pay 30% of their income for rent; project based voucher units reserved for non-glderly disabled households (the
Applicant has secured three vouchers for these units) that will come from JCHA's waiting list; low income tax credit units
(leased to households earning at or below 60% of Area Median Income); non-LIHTC ACC units (households eaming

between 60 and 80% AMI); and non-restricted ‘market’ units.

The anticipated number, size, and rent for the affordable apartments will be as follows;

e T No. of Square Net Monthly | Tenant Portion of
Leasing Tier » URItTYPe | Units Fogtage* Rent* g Rent
ACC 1BR 6 860 | $ 466 | $ 285
2BR 6 1,150 | $ 466 $ 340
3BR 0 1,397 | § 466 | $ 405
4 BR 0 1889 | § 466 | § 440
ACC Only 1BR 0 860 | § 466 | $ 466
2BR 1 1,150 | $ 466 | $ 466
3BR 1 1,397 | § 466 | $ 466
PBV- NEDS 2BR 3 1,150 | § 1,206 § 340
3BR 1 1397 | $ 1460 | § 405
Tax Credit 2BR 0 1889 | $ 688 % 688
3BR 2 1,150 | $ 7871 $ 787
Market 2BR 2 1,397 | § 1500 $ 1,500
3BR 2 1,880 | § 1850 | § 1,850
24

* The exact square footage and rent could vary. The numbers above represent the average square footage and rent for each type of

apartment,

** The balance of the rents will be paid by HUD pursuant to either a Public Housing Operating Subsidy ("ACC" Subsidy) or a Housing
Assistance Payments Contract (project based vouchers).

As noted above, the affordable housing units will be available only to those who qualify under the relevant
federal and state guidelines which are as follows: households which earn at or below 60% of the Area Median Income)
for all of the LIHTC funded units and under 80% AMI for the non-LIHTC ACC units of which there are two. Each ACC
and PBV household will be expected to pay 30% of their adjusted annual income towards rent. HUD's current published

unit rent limits per bedroom type and household type for 60% of AMI is as follows:
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NUMBER OF BEDROOMS
0 1 2 3 4 5
NO. PERSONS 1 1.5 3 45 6 7.5
$752 | $804 | $966 | $1.116 | $1,244 | $1,373

Lastly, the market rate units, of which there are four (4) in the Development, will carry no income limitations.

Interstate Realty Management Company, (herein referred to as “IRM"), who is an affiliate of the Developer and
corporate guarantor, the Michaels Development Company |, LP, will serve as the property manager and will qualify
potential residents of the affordable units in accordance with federal and state guidelines. IRM currently operates the
over 35,000 units Michaels has developed since its creation in 1973, including all of the phases at the Lafayette
Gardens HOPE Vi development, which include two senior projects that are similar in scope to what is proposed to the
Development.

In addition to the many unit amenities, including modern, energy star appliances and ample living spaces and
storage areas, the residents will have access to the amenities of the nearly Barbara Place Community Center. Located
just across the street, Barbara Place Terrace's newly constructed 5,000 square foot multi-purpose building will provide
the residents of the Development immediate access to property management and the many free social services as well
as use of the buildings weliness center and multi-purpose room.

3. Type of Abatement Requested:

Inlight of the above, and as JCHA and Michaels have done at Lafayette Gardens, the Applicant seeks a Long
Term Tax Exemption based on a formula pursuant to the Urban Renewal Corporation and Association Law, N.J.S.A
40A:20-1 et seq.(the "Urban Renewal Law"). The P.I.L.O.T requested is 8% of the Adjusted Annual Gross Revenue
(gross project revenue less utilities or “net shelter rents”) for the income restricted units which translates to $10,424
annually or $621 per income-restricted unit per year. The formula for this conclusion is provided below.

Total Annual
Rent

Leasing
Tier -
Affordable Units

Unit Type | Unit Count Net Rent PUPM Total Rent Per Month

ACC 6 $ $ 2,79 $ 33,552
2BR 6 $ 466 |§ 2,796 $ 33 552
3BR 0 $ 466 | $ - $ -
4BR 0 $ 466 | $ $

ACCOnly | 1BR 0 $ 466 | $ - $ -
2BR 1 $ 466 | $ 466 $ 5,592
3BR 1 $ 466 |3 466 $ 5,592
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PBV- NEDS 2BR 3 $ 1,206 | $ 3,618 $ 43,416
3BR 1 $ 1,460 | $ 1,460 $ 17,520

Tax Credit 2 BR 0 $ 688 | $ - $ -
3BR 2 $ 787 | $ 1,574 $ 18,888

20 $ 13,176 $ 158,112

Less vacancy (5%) $ (7,906)

Less utilities $ (19,913)

Subtotal $ 130,294

Times 8% $ 10,424

For the non-restricted, or ‘market’ units, the Applicant requests that it be able to pay an annual fee based on
15% of the income for these two (2) units. This translates to a total annual payment of $11,216 or $2,804 per non-
restricted “market” unit. The calculation for this assumption is provided below.

Market 2BR 1500 | § 3,000 $ 36,000
3BR 1850 | § 3,700 $ 44,400

$ 6,700 $ 80,400

Less vacancy (7%) 3 (5,628)

Subtotal $ 74,772

Times 15% $ 11,216

In summation, for the first year of operations the Applicant would pay the City an annual feg of $21,639.

In accordance with the Long Term Exemption Statute and the New Jersey Housing and Mortgage Finance
Agency’s ("NJHMFA") Low Income Housing Tax Credit (herein referred to as ‘LIHTC") Qualified Allocation Plan, this
P.I.L.O.T. percentage would be fixed for the first 15 years of the exemption period. This is comparable to the terms of
the financial agreements between the City of Jersey City and the ownership entities for the Housing Authority's HOPE
Vi project phases at Lafayette Gardens. As discussed on page 10 of the provided Draft Financial Agreement, appended
hereto as Exhibit G, after the first fixed 15 years (Stage One), the Applicant will pay the City an Annual Service Charge
which will be adjusted in stages over the term of the tax exemption in accordance with N.J.S.A. 40A:20-1 2(b) as follows:

L Stage Two: Beginning on the 1st day of the 16th year following Substantial Completion until the
last day of the 21st year, an amount equal to the greater of the Annual Service Charge or 20% of
the amount of the taxes otherwise due on the value of the land and Improvements;

Hl. Stage Three: Beginning on the 1st day of the 22nd year following the Substantial Completion until
the last day of the 27th year, an amount equal to the greater of the Annual Service Charge or 40%
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of the amount of the taxes otherwise due on the value of the land and Improvements;

V. Stage Four: Beginning on the 1st day of the 28th year following Substantial Completion until the
last day of the 29th year, an amount equal to the greater of the Annual Service Charge or 60% of
the amount of the taxes otherwise due on the value of the land and Improvements.

The complete calculations for the estimated P.L.L.O.T. have provided in the Total Annual Gross Revenue
Computation set forth in Exhibit D and the Proposed Statement of Stabilized Property Operations set forth in Exhibit F.

4, Term of Abatement;

The term of the tax exemption being requested by the Applicant is 30 years from the date of substantial
completion of the Development or for period not to exceed the period of time by which the Development is encumbered
by funding provided to the Applicant by the New Jersey Housing and Mortgage Agency pursuant to the NJMHFA Law
commencing from the date of substantial completion of the Development (i.e. LIHTC compliance period, amortization
period for permanent debt — if applicable).

5. Description of the Development:

The Property consists of approximately 37,292 square feet (or + 0.86
acres) of land located at 296 and 306 Woodward Street, Jersey City.
Although the Property is currently vacant, the site was once part of the |
former Lafayette Gardens public housing development. The Property, asset : ..
forth in the provided site plan in Exhibit B and as shown to the right, is
formerly known as Block 2088.1, Lots 5 and 6. It is bounded by Woodward
Street to the North, Johnson Avenue to the West, Van Horne Street to the
South, and a previous Lafayette Gardens family phase to the East,
Glennview Townhouses |, which is currently under construction.

The site is currently zoned R-3. JCHA completed the demolition of the three story residential buildings on this
site prior to the Applicant's involvement.

Upon completion, Glennview Townhouses Il — West, will consist of a total of twenty-four (24) mixed income

rental units, arranged in four buildings. The buildings will contain severat different types of units built three and four

' story stacked row-home fashion, similar to those constructed at the previous Lafayette Gardens communities. The units
are stacked in various configurations with one unit either above or below the other. Each of the buildings will appear as
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conventional “row-homes” with each apartment having a front door (and no shared entrances).

The construction type will be wood frame, using a combination of brick, ground-face masonry units and
horizontal siding and shingles as exterior finish. The overall architectural design is one of traditional urban "row houses”
with architectural elements found within the larger Lafayette neighborhood incorporated in the building facades. A
mixture of gable and hip roof forms and a variety of roof pitches will be used. The roofs will be asphalt shingles,
consistent with the existing materials found in the neighborhood. Window and door openings will be accented with cast
stone details where appropriate. End units are designed to "turn the corner” with entries on both faces, side bays and in
the line with the roof. All units will have covered entries from the street and outdoor storage is being provided for the
two and three bedroom units. Generous use of landscaping elements including street and ornamental trees, shrubbery
and ground covers will reinforce the existing streets, define the private spaces and enhance the project design. Along
with street extensions, new architecturally compatible street lighting will be provided. Exhibit B contains preliminary site
plan and architectural renderings and floor plans of the structures.

6. Estimated Total Cost of Development:

The total development cost, as set forth in Exhibit E is estimated to be § 6,830,830. The construction costs
have been estimated based upon information compiled by the Applicant and its consultants. The Total Development
Cost is subject to approval by the NJHMFA.

7. Financing Structure:

Major financing for the Development will be provided by the following sources:

1. NJHMFA - in the form of: 1) a permanent 30-yr mortgage; 2) a Special Needs Trust Fund direct
subsidy; 3) and an a 9% Low Income Housing Tax Credit ("LIHTC") allocation from the Federal Low
Income Housing Tax Credit Program

2. Construction andfor Permanent Financing from JCHA ,

3. A direct subsidy from the Federal Home Loan Bank's Affordable Housing Program

4. A City CDBG allocation

8. Annual Gross Revenue and Expenses:

A Schedule of Annual Gross Revenue for the Development is attached hereto as Exhibit D. A Projected

- Statement of Operations is attached hereto as Exhibit E. As is the case with the Development Costs, the Annual Gross

Revenue and Projected Statement of Operations are subject to approval by the NJHMFA.
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9. Construction Schedule:

If the Applicant is successful in securing LIHTC's in the August 2011 Competitive Funding Round, the
construction of the Development is scheduled to commence in May 2012 and will be completed within approximately
fourteen (14) months. This construction schedule is subject to modification based upon the time required to obtain the
necessary funding and governmental approvals and permits from those local, state and federal govemmental agencies
involved in the Development.

10. Fair Market Value:

The Current (2011) Land Assessment for the Property, Block 2088.1, Lots 5 and 6 is $144,000. The Real
Estate Tax Assessment attributable to Lots 5 and 6 is subject to review and determination by the Tax Assessor.

1. Current Real Estate Tax Status:

For 2010, no taxes were levied on the property as it is exempt being owned by the JCHA pursuant to a
Cooperation Agreement between the City and the JCHA. Enciosed as Exhibit | is a listing of the public housing
developments that are included in the JCHA's Cooperation Agreements with the City. The subject site is included within
this list. '

Provided as Exhibit J, is alisting of other financial agreements in place within Jersey City between the City and

the JCHA, the Lafayette Gardens HOPE VI ownership entities and/or Michaels Development Company and its
subsidiaries.

12. Developer Certification as to Commencement of the Development.

With the submission and signing of this application, the Applicant certifies that it will not commence construction
of the Development prior to the receipt of final approval of the tax abatement and the execution of a Financial
Agreement between the City and the Applicant.

13. Estimated Jobs to be created:

Based on the Developer's past experience in the City and the projected scope of work at the Development, itis
anticipated that the Development will generate approximately forty-two (42) full time equivalent construction jobs during
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the term of construction. In addition, it is projected that the Development will generate two direct full ime and one part
time permanent employment opportunities upon the commencement of operations of the Development. This
Development will not cause any loss or displacement of current employments opportunities. All of the aforementioned
employment opportunities will be immediately created. The Applicant agrees to execute a Development Employment

- Agreement simultaneously with the execution of a financial agreement. The Applicant will also adhere to the Housing

Authority's Section 3 Employment and Contracting Opportunity Requirements.
The Development is exempt from the requirements of City Ordinance #07-123, which may otherwise require the

execution of a Development Labor Agreement. This Application is for tax exemption pursuant to the NJHMFA Law and,
therefore, not a “Tax Abated Development” as defined under Ordinance #07-123.

14. Compliance with State and Local Redevelopment Laws.

With the submission and signing of this application, the Applicant certifies that the Development is located in
the R-3 Zoning District and the Urban Enterprise Zone Area.

The Development will be constructed in accordance with the terms and conditions of any preliminary site plan
approval granted by the Jersey City Planning Board and in compliance with any state permits or approvals required for
the renovation or new construction. The application for preliminary site plan approval was heard by the Jersey City
Planning Board and approved on May 10, 2011.

15. Compliance with State and Local Law:

With the submission and signing of this application, the Applicant certifies that the Development meets the
requirements of the laws of the State of New Jersey and the City of Jersey City to qualify for a tax exemption.

16. Form of Financial Agreement:

Attached hereto as Exhibit G is a proposed form of Financial Agreement between the City of Jersey City and
the Applicant which is modeled after the Glennview Townhomes | agreement that was also sponsored by JCHA and
applied for by an affiliate of the Developer that was executed on August 26, 2008 and approved by Jersey City
Ordinance 08-106.
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17. Certificate of Formation:

The Applicant is an Urban Renewal Entity and Limited Partnership formed pursuant to the laws of the State of
New Jersey and is qualified to do business in New Jersey.

Attached hereto as part of Exhibit His a copy of the Certificate of Formation as an Urban Renewal Entity dated
February 24, 2011. A Disclosure Statement listing the names and address of the members of the Applicant is attached
hereto as part the above noted attachment.

18. Affordable Housing Contribution:

No affordable housing contribution is required pursuant to Section 304-28 of the Code of the City of Jersey
City. This Application is for tax exemption pursuant to the Urban Renewal Law, and this Development contains
affordable housing units that are in excess of 15% of the overall number of units. Therefore, the Development is
entitied to exemption on two separate bases under Section 304-28.

9. Fee:

Since this Application concerns a Development which provides housing for seniors of low or moderate income,
no application fee is required.

Respectively submitted:
Glennview Townhouses I} Urban Renewal Associates, LP
B/y,its General Partner, Glennview li-Michaels, LLC

© Joel Silver, Vice President
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EXHIBIT A

DESCRIPTION OF PROPERTY

Address: Property is commonly known as 296 and 306 Woodward Street, Jersey City, New
Jersey

Block 2088.1, Lots 5 and 6

A metes and bounds description is attached hereto.



Paulus, Sokolowski and Sartor, LLC
p s & s 67B Mountain Boulevard Extension

P.O. Box 4039

Warren, NJ 07059

integrating design & engineering Tel: 732-560-9700

Transmittal

To: Gin Dawson Date: May 25, 2011
Firm: Michaels Development Company Project No:  2488-007
Address: 3 Fast Stow Road Reference: Metes and bounds description

Marlton, NJ 08053
856-797-8957

From: Dieter J. Tomesko, P.L.S, P.P. Copy to: Kristina Vagen, Patrick Gorman (encls.)
Senior Associate B. Wecht, P. Ruskan

Xl Overnight Mail [ Copy of Letter [J Shop Drawings [l For Comments

] Courier [ Specifications [ Test Results ] For PB submittal

[ First Class Mail [ Alta/Acsm Survey ] For Review As Requested

6 Metes and bounds description for former Lot 3, Block 2088.1
now known as Lot 5, Block 2088.1
6 Metes and bounds description for former Lot 4, Block 2088.1
now known as Lot 6, Block 2088.1
6 Metes and bounds description for Lot 9, Block 2088.1
Remarks: ,

Enclosed are 6 copies of the metes and bounds descriptions for Lots 5, 6 & 9 in Block 2088.1 as requested for your

use. The prior Lot 5 description was not the correct one, due to lot number changes by the city.

Should you have any questions or require additional information, please do not hesitate to contact my office.

Rev. Date: 5/6/08

P:102488Y00WV\Correspondence\Transmittals\DT_dawson_michaels_20110525.doc




e — PAULUS,SOKOLOWSKI AND SARTOR, LLC
!‘GYSHHN 67A Mountain Boulevard Extension
i i P.O. Box 4039
Business Solutions Warren, NJ 07059

Tel 732-560-9700

Fax 732 764-6565
fwechi@keyspanservices.com
www.psands.com

Francis C. Wecht. Jr. P.L.S,, P.P
Vice President

LOT 3 BLOCK 2088.1

CITY OF JERSEY CITY, HUDSON COUNTY, NEW JERSEY

BEGINNING at 2 point, said point being the intersection of the easterly sideline of Johnston Avenue (70’
Wide) with the southerly sideline of Woodward Street {(60° Wide), and running thence;

1. Along a common line between the southerly sideline of Woodward Street (60° Wide) and the proposed
northerly sideline of Lot 3, North 59 degrees 00 minutes 03 seconds East a distance of 129.34 feet to a
point, thence;

2. Along a common line between the proposed westerly sideline of Lot 4 and proposed Block 2088.1 Lot
3, South 30 degrees 59 minutes 58 seconds East a distance of 200.00 feet to a point, thence;

3. Along a common line between the proposed southerly sideline of Lot 3 and the northerly sideline of
Van-Home Street (60° Wide), South 59 degrees 00 minutes 03 seconds West a distance of 129.34 feet
to a point, thence;

4. Along a common line between the westerly sideline of Lot 3 and the easterly sideline of Johnston
Avenue (70’ Wide), North 30 degrees 59 minutes 58 seconds West a distance of 200.00 feet to the
point and place of BEGINNING.

Containing a calculated area of 25,868 square feet or 0.594 acres.
BEING the same Proposed Lot 3 as shown on a map entitled in part “Major Subdivision Jersey City Housing

Authority Woodward Terrace Block 2088.1 Lot 1.2” as prepared by Paulus, Sokolowski and Sartor, dated March 5,
2004 and filed in the office of the County Clerk for Hudson County as instrument number 4064.

Francis C. Wecht, Jr.
Professional Land Surveyor
-New Jersey License No. 27190

P:\02551\00\V\Descriptions\lot3.doc Page 1 of 1




e e PAULUS,SOKOLOWSKI AND SARTOR, L1.C
"A “'sm. N 67A Mountain Boulevard Extension

: . P.0. Box 4039
Business Solutions Warten. NJ 07059

Tel: 732-560-9700

Fax 732 764-6565
fwecht@keyspanservices.com
www.psands.com

Francis C. Wecht, Jr. P.L.S., P.P
Vice President

LOT 4 BLOCK 2088.1

CITY OF JERSEY CITY, HUDSON COUNTY, NEW JERSEY

BEGINNING at a point, said point being distant from the intersection of the easterly sideline of Johnston
Avenue (70’ Wide) with the southerly sideline of Woodward Street (60’ Wide), North 59 degrees 00 minutes 03
seconds East a distance of 129.34 feet to a point and running thence;

1. Along a common line between the southerly sideline of Woodward Street (60’ Wide) and the proposed
northerly sideline of Lot 4, North 59 degrees 00 minutes 03 seconds East a distance of 56.00 feet to a
point, thence;

2. Along a common line between the proposed easterly sideline of Lot 4 and proposed Block 2088.1 Lot
5, South 30 degrees 59 minutes 58 seconds East a distance of 204.00 feet to a point, thence;

3. Along a common line between the proposed southerly sideline of Lot 4 and the proposed northerly
sideline of Lot 6, South 59 degrees 00 minutes 03 seconds West a distance of 15.66 feet to a point,
thence;

4, Along a common line between the proposed southerly sideline of Lot 6 and the northerly sideline of

Carbon Street (30° Wide), North 76 degrees 54 minutes 23 seconds West a distance of 5.75 feet to a
point, thence;

5. Along a common line between the proposed southerly sideline of Lot 4 and the northerly sideline of
Van-Home Street {60° Wide), South 59 degrees 00 minutes 03 seconds West a distance of 36,20 feet to
a point, thence;

6. Along a common line between the proposed westerly sideline of Lot 4 and proposed Block 2088.1 Lot
3, North 30 degrees 59 minutes 58 seconds West a distance of 200.00 feet to the point and place of
BEGINNING.

Containing a calculated area of 11,271 square feet or 0.259 acres.

BEING the same Proposed Lot 4 (56 foot wide right of way) as shown on a map entitled in part “Major Subdivision
Jersey City Housing Authority Woodward Terrace Block 2088 Lot 1.2” as prepared by Paulus, Sokolowski and
Sartor, dated March 5, 2004 and filed in the office of the County Clerk for Hudson County as instrument number
4064,

Francis C. Wecht, Jr.
Professional Land Surveyor
New Jersey License No. 27190

PA02551N001\V\Descriptionsilot4.doc Page 1 of 1
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EXHIBIT B:

PRELIMINARY SITE PLANS & ARCHITECTURAL RENDERINGS
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EXHIBIT C

DESCRIPTION OF RESIDENTIAL LEASES
GOOD FAITH ESTIMATE OF INITIAL RENTS

1. Name of Tenant: Various - 24 in total
2. Term of Lease: Initial term of iease not less than 1 year.
3. Number of Apartments: 24

Affordablé Apartments: 20
Market-rate Apartments: 4

Losng | unpo | Bl | Satas | ettty | Toaroronf
ACC 1BR 6 860 | § - 466 $ 285
2BR 6 1,150 | § 466 $ 340
3BR 0 1397 § 466 $ 405
4 BR 0 1889 | § 466 $ 440
ACC Only 1BR 0 860 | $ 466 3 466
2BR 1 1150 | § 466 $ 466
3BR 1 1397 | § 466 $ 466
PBV- NEDS 2BR 3 1150 | § 1,206 $ 340
3BR 1 1397 | % 1,460 $ 405
Tax Credit 2BR 0 1889 § 688 $ 688
3BR 2 11501 § 787 $ 787
Market 2BR 2 1,397 1 $ 1,500 $ 1,500
3BR 2 1889 § 1,850 $ 1,850
24

* The balance of the rents will be paid by HUD pursuant to either a Public Housing Operating Subsidy ("ACC” Subsidy) or
a Housing Assistance Payments Contract (project based vouchers).

**The actual percentage of tenant rent to net rent could vary as HUD reguiations restrict housing costs at 30% of annual
household income. These numbers are currently underwritten at 21% AMI. The numbers above represent the projected
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average rent for each type of apartment.

4. Premium paid directly by Tenant Annually:

a. Fire & other insurance NONE
b. Real Estate Taxes of Assessments NONE
c. Operating and maintenance expenses* UNIT UTILITIES - ELECTRIC, AC, GAS

5. Special Features in the Development
Community facilities: Access to social services, community spaces, wellness center, and tot lots

at the new nearby Barbara and Glennview communities
Immediate Proximity to public transportation, on-site parking, and storage

*Energy Efficient Design (Energy Star) which greatly reduce utility expenses for units
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EXHIBIT D-1
TOTAL ANNUAL GROSS REVENUE COMPUTATION

Year 1

Leasing | it Type | Unit Count | Net Rent PUPM | Total Rent Per Month | %o
L B A e | - _Rent.
ACC 1BR 6 $ 466 | $ 2,796 $ 33,552
2BR 6 $ 466 | $ 2,796 $ 33,552
3BR 0 $ 466 | $ - $ -
4 BR 0 ) 466 | $ - $
ACC Only 1BR 0 5 466 | § : $ -
2 BR 1 $ 466 | $ 466 $ 5,692
3BR 1 $ 466 | $ 466 $ 5,592
PBV- NEDS 2BR 3 $ 1,206 | $ 3,618 B 43,416
3 BR 1 $ 1,460 | $ 1,460 $ 17,520
Tax Credit 2BR 0 $ 688 | $ - $ -
3BR 2 $ 787 | $ 1,574 $ 18,888
20 $ 13,176 $ 158,112
Less vacancy (5%) $ (7,906)
Less utilities $ (19,913)
Subtotal $ 130,294
Times 8% $ 10,424
Market 2BR 2 1500 | $ 3,000 $ 36,000
3BR 2 1850 | $ 3,700 $ 44,400
4 $ 6,700 $ 80,400
Less vacancy (7%) $ (5,628)
Subtotal $ 74,772
Times 15% $ 11,216
- TOTAL YR-1PILOT $ 21,639
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EXHIBIT D-2
TOTAL ANNUAL GROSS REVENUE COMPUTATION

Year 16

Affordable Units

ACC 1BR 6 $ 627 | § 3,763 $ 45,154
| 2BR 6 |$ 627 | § 3,763 $ 45,154
3BR 0 $ - $ -
4 BR 0 $ - $
ACCOnly | 1BR 0 $ - $ - $ -
2BR 1 $ 627 | § 627 $ 7,521
3BR 1 $ 627 | § 627 $ 7,521
PBV-
NEDS 2 BR 3 $ 1,708 | § 5,125 $ 61,503
3BR 1 $ 1,708 | § 1,708 $ 20,501
Tax Credit | 2BR 0 $ - $ - $ -
3BR 2 $ 1,059 | § 2,118 $ 25,412
20 $ 17,730 $ 212,765
Less vacancy (5%) $ (10,637)
Less utilities  $ (31,023)
Subtotal § 171,105
Times 8% $ 13,688
Non-Restricted
Units
Market 2BR 2 $ 2019 | $ 4,037 $ 48,448
3BR 2 $ 2490 | § 4,979 $ 59,753
4 3 9017 $ 108,201
Less vacancy (7%) $ (7,574)
Subtotal $ 100,627
Times 15%  § 15,094
_TOTALYR16PILOT § 26,782
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*The actual rent in Year 16 will be based upon the HUD published rate for that year and will likely vary from this projection. The
assumed 3% inflation factor above is a projection determined by NJHMFA underwriting assumptions (as shown in the 15 year
Operating Income Projection Schedule found on the following page).



Glonnvisw Townhouses Il - Wesl - West 24 unils
Dovelopment Feasibifity

16 Year Operating Income

PERUNIT ANNUAL YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR
or % TRENOING 1 2 3 4 5 [ 7 8 9 10. 1 [] 13 1 15 6
INCOME . . .
ACCITAX CREDIT UNITS . .
GROSS RENT {Tenan! Shars} . 200% $45.000 $45900 46,818 7754 $48709 $49.683 $50676 351,689 $5272 $53.776 §54,851 $55.948 $57.086 53,207 $59371 %6055
LAUNDRY 200% 30 % 0 % 0 W ©®0 %0 % .80 80 0 0 0 30
PARKING 200% 0 © 0 0 0 0 $0 0 . W ] 0 0 0. 0 0
OTHER 00% 200% 50 0 0 80 ) 0 $0 0 30 $0 ] 30 30 ES] 0
SUBTOTAL - 5,000 5900 6818 47754 S4B709 $19563 0676 351,689 3773 83776 54851 55,948 57,066 58207 SS9 $605%
VACANCY .
PHYSICAL “ 51,800 51836 $1.879 $1510 51,948 S187 S0 52,068 52,109 2181 $2.194 52238 52283 52328 0I5 242
COLLECTION 1% 3450, 3459 -$468 -$478 487 8497 8507 8517 3527 5530 -$543 _$559. 8574 -$582_ -$594 -$506
NET 42750 TS0605 [ 5,366 5 7 N A a4z W14 50,086 51,087 52,108 353,151 354212 3587 96402 35159
ACC ONLY . i -
GROSS RENT (Tenan! Shere} 200% $11.184 11407 $11,635 $11.867 312,104 $12346 $12592 $12843 $13.099 $13,360 $13.627 $13.699 $14.176 $14.459 514748 815042
LAUNDRY . 2.00% 0 50 0 %0 0 $0 50 K] 0 0 0 $0 $0 0 0
PARKING 200% 0 0 0 30 0 % 0 0 0 0 0 0 30 0 50
OTHER 00% 200% 0 50 ) 50 0 ) 0 0 30 50 % 50 $0 %) 3
SUSTOTAL . GBI $11.a07 311635 B 2704 312346 $12592 $12843 $13.099 $13.360 13627 $13.859 $14.176 $14.458 $14T48 $15042
VACANCY
PHYSICAL a -$idr -$456 5465 5475 5484 -$484 5504 514 3524 5534 5545 3556 -$567 5578 -$5%0 -$502
COLLECTION : % 3314 $116 $119 5121 Bir) -$126 $128 4131 5134 $136 5139 $142’ 5145 3147 $150
NET 10,625 o8 11,054 .21 11,458 s 71962 12201 $12.444 $12692 $12.846 $13.208 13,457 $10.735 A0 §14.290
BV NEDS  TAX CREDIT UNITS . . .
GROSS RENT (Tenan! Share) 200% $17.100 $17.462 $17.790 $18,145 $18.507 19877 $19.254 $19.639 520,031 520431 520839 $21.255 21,680 s2.113 $22555 523006
LAUNDRY 200% 0 0 0 © 50 50 0 E) 0 0 50 S0 50 0" 0 50
PARKING 200% 50 0 %0 £ 0 ) 0 0 2 0 0 0 0 0 ]
OTHER 0.0% : 200% £ ) 80 0 £ $0 30 50 $0__ - 0 50 30 $0 0 3
SUBTOTAL $17.100 $T7442 STT0 - 816,145 16,507 18817 $19.254 319,639 $20.031 S20431 520898 20,256 1560 $22113 $22555  -529.006
VACANCY . . :
PHYSICAL % 5584 5698 8712 5726 5740 5755 770 5785 5301 5834 -850 5067 -585 -$902 3020
COLLECTION 1% $171 -$174 $178 181 5185 -$189 5193 3196 5200 5208 5213 52147 -$221 -$228 -5230
RET $16.245 6,570 $16,900 $17.238 317,502 5% $18.291 18,657 19,030 $19.757 320,152 $20.5% S007 21421 §21.8%
YAX CREDIT {ONLY) UNITS : .
GROSS RENT {Tenan Share) 200% $18.888 $19.265 $19,650 520043 $20,443 520,854 321268 21693 $2212% $22568 s23019 $2.479 $21.948 - $24.426 s24910  $5412
LAUNDRY 200% 50 50 50 50 % % 0 50 0 %0 9 0 0 0 w0 0
PARKING 200% s 0 9 % 0 50 2 0 0 0 0 50 0 % 0
OTHER 00% 200% ) 0 ) 0 9 0 ) Y] E] 0 0 % 0 0
SUBTOTAL $16.588 $19265 $19.650 20043 20443 20851 $21.268 $21593 2,126 22568 S23019 $B479 $R9E 328,426 2A91E $25412
N VACANCY E
i PHYSICAL % 756 1 5785 3602 -$318 -85 8851 5853 3885 -$903 5921 -$939 5958 5977 5997 51016
. COLLECTION 1% 189 $193 -$197 00 -$204 - 73 217 5221 %6 . 70 -$235 S8 524 5248 -$254
NET 17,543 316,301 518,667 $19,041 19421 519,608 ™20 320,608 21,020 12109 21,860 2,905 S22751 2,205 SDEEE 24,142
SUBSIDIES : )
SECTIONS 200% $43.8% 4713 $45.607 6519 . 547,409 $48.398 $49,366 $50.354 551,361 $52,308° $53436 354,505 35595 $56.707 SSTeAT §50.997
SECTIONS 200% $22.104 . 52546 $22397 $23.457 523926 $24.405 $24893 $25391 525898 526416 $26945 $21.484 $28.033 $28.594 2968 529749
OTHER . :
SUBTOTAL $55,910 $57.259 58,604 69976 1376 V260 $74259 5744 7,259 $78.504 $60,380 51,988 8628 $85.300 SOT008 980,747
VACANCY 5% 53,207 $3,363 $3.430 53,499 33,569 -$3540 33713 53,787 53,883 53940 -$4.019 34,099 54,181 -84.265 4350 84,437
NeT 62643 $63,8% 365,174 $65.477 367,807 969,163 70,545 11957 $733% 74,864 376,361 377,899 9447 961,035 982656 384310
MARKET UNITS [NON-TAX CREOIT)
GROSS RENT 200% $80.400 $62008 33,548 $85.320 87,026 589,766 390,541 192351 94,139 $95.081 $98,002 $99.962 5101961 $104,000 S1I05080  $108.204
LAUNDRY 200% % » %0 0 %0 S0 ) 0 $0 80 $0 0 0 0 0
PARKING 2.00% W $0 0 80 0 50 0 0 2 % s 30 $0 ] 30
OTHER 200% : 30 30 0 30 0 $0 30 1) ) 0 30 30 30 0 30
SUBTOTAL 590400 82,008 33648 5320 67,026 $88.766 50541 92351 [T 396,081 SB002 $99.962 101,961 $104.,000 5706080 $108.201
VACANCY :
PHYSICAL % . 4620 -$4.920 55018 55119 5222 $53%6 $5541 5652 55,765 $5.880 85598 $5.418 -$8.240 $6365  384%2
COLLECTION % -$804 820 -$835 -$853 -$870 388 5924 5982 3961 -3980 $1.000 31,020 -$3,040 S1051 31,082
NET X 4173 76,268 GEAES 9348 10,93 82552 395,886 67,604 89,355 91,142 92954 $94.823 96,720 THES 3100527
EFFECTIVE INCOME : . $224.979 s229.477 234,065 5238743 5243517 248,388 $253,349 $258,413 $269.580 $258,047 $274,222 S278708 %285,296 $291,000 $296818  $302755
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EXHIBIT E

ESTIMATED TOTAL DEVELOPMENT COST

1 Cost of land acquisition and any buildings thereon $
2 Cost of site preparation, demolition and development (incl. utility fees) $ 75,000
3 Architects, engineers, surveyors, consultants, experts and attorney's fees (paid or $ 331,349
payable) in connection with the planning, execution and financing of the Development
4 Cost of necessary studies, surveys, plans, and permits (incl. geo-tech, market study, appraisal)  § 17,438
5 Insurance, interest, financing, tax, assessment, and other operating and carrying costs $ 322,654
during construction (incl. accounting/cost audit, title, soft contingency)
6 Cost of construction, reconstruction, fixtures, and equipment related to the real property $ 5,088,868
(incl. interior demo and remediation, contingency)
7 Cost of land improvements $
8 Necessary expenses in connection with initial occupancy of Development (FF&E, marketing) $ 33,345
9 A reasonable profit or fee to the developer $ 852,035
10 An allowance established by the NJHMFA for working capital and contingency reserves, $ 110,143
and reserves for any operating deficits
1 Costs of guarantees, insurance or other additional financial security for the Development $
12 Cost of such other items, including tenant relocation, as the NJHMFA shall determine to be $
reasonable and necessary for the development of the Development , less any and all net
rents and other revenues received from the operation of the real and personal property on
the Development site during construction, improvement or rehabilitation

TOTAL

$ 6,830,830
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PROJECTED STATEMENT OF STABILIZED PROPERTY OPERATION

EXHIBIT F-1

Year 1
ANNUAL INCOME*
Apartments (Tenant Rent & Operating Subsidy)
Affordable Units $ 158,113
less 5% $ (7,906)
vacancy
Non-Restricted Units $ 80,400
less 7% $ (5.628)
vacancy
Other Income $ -
Total Development Income $ 224,979
OPERATING EXPENSES:
l. ADMINISTRATION $ 11,700
. SALARIES $ 24,375
I MAINTENANCE & REPAIRS $ 12,810
V. MAINTENANCE CONTRACTS $ 2,250
V. INSURANCE $ 13,200
. $ 64,335
VI,  OPERATING $ 22,608
Vil.  MANAGEMENT FEE $ 17,176
Vil  REAL ESTATE TAXES $ 21,639
IX. RESERVES $ 9,600
VI, SOCIAL SERVICES $ 4,688
VIl OTHER: Employee Benefits $ 8,461
Sub
Total $ 84,172
Total Operating Expenses: $ 148,507 ]
NET OPERATING INCOME BEFORE DEBT SERVICE: $ 76,472
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DEBT SERVICE:

1. Principal and Interest $ 66,497
2. Debt Service on Other Mortgage Loans $

Total Debt Service $ - 66,497
NET OPERATING INCOME AFTER DEBT SERVICE: $ 9,975

*for detail see Ex. D
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EXHIBIT F-2

PROJECTED STATEMENT OF STABILIZED PROPERTY OPERATION

Year 16

ANNUAL INCOME*
Apartments (Tenant Rent & Operating

Subsidy)
Affordable Units $ 212,765
lessvacancy 5% $ (10,637)
Non-Restricted Units $ 108,201
less vacancy 7% $ (7,574)
Other Income $ -
Total Development Income $ 302,755
OPERATING EXPENSES:
p ADMINISTRATION $ 18,220
I, SALARIES $ 37,968
. MAINTENANCE & REPAIRS $ 19,948
V. MAINTENANCE CONTRACTS $ 3,495
V. INSURANCE $ 20,556
Sub Total § 100,187
Vi OPERATING $ 35,214
Vi, MANAGEMENT FEE $ 26,752
VIIl.  REAL ESTATE TAXES $ 28,782
X, RESERVES $ 14,947
VI, SOCIAL SERVICES $ 7,293
VI, OTHER: Employee Benefits $ 13,175
Sub Total § 126,163
Total Operating Expenses: $ 226,350
NET OPERATING INCOME BEFORE DEBT SERVICE: $ 76,404

DEBT SERVICE:
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1. Principal and Interest
2. Debt Service on Other Mortgage Loans

66,497

Total Debt Service

66,497

NET OPERATING INCOME AFTER DEBT SERVICE:

9,908

*The actual NOlin Year 16 will be based upon the adjusted project income (based on the HUD published rate for that year - which will
likely vary from this projection). Further, the assumed 3% expenses inflation factor above is a projection determined by NJHMFA
underwriting assumptions (as shown in the 15 year Net Operating Income Projection Schedule found on the following page).



Glennview Townhouses Il - West CALENDAR YEAR - 2012
Development Feasibifity West 24 units

16 Year - Net Operating Income

PER UNIT ANNUAL YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR <mmx
. or % TRENDING 1 2 3 4 5 [ 7 - 3 9 1 1 12 K ] 18
EFFECTIVE INCOME - $224,973 $229,477 $234,065 238,743 243,517 $248,384 $253,349 $258,413 $263,580 $268,847 $274,222 $279,705 *$285,296 $291,000 $296,818 $302,755
'EXPENSES  Base 3814
ADMINISTRATION 3.00% $11,700 '$12,051 $12412 $12,784 $13,167 $13,562 $13,966 $14,387. §14,818 $15,262 $15.719 $16,190 $16,675 $§17,175 $17,69 $18,220
SALARIES ’ : 300% - $24,375 $25,106 $25,859 326834 ' $27.433 $28,255 $29,102 $29975 530,874 $31,800 $32,754 333,736 $34,748 $35,790 $36,863 $37,958
MAINTENANCE & REPAIRS : 2.00% $12810 $13,194 - $13,589 $13,996 $14415 §14847 | §15282 315,750 $16,222 $16,708 $17,200 $17,725 $18,256 $18,803 $19,367 “a_w%
MAINTENANCE CONTRACTS 3.00% 32,250 $2317 $2,386 $2,457 $2530 52,605 $2,683 $2,763 $2.845 52,930 3,017 $3,107 $3.200 $3,295 $3,394 aw_ m
INSURANCE 3.00% $13,200 313586 14,003 $14,423 $14:855 $15,300 $15.759 $16.231 $16,717 $17,218 $17.734 $18,266 318,813 $19,377 419,958 _§20,556_
SUBTOTAL $64,335 66,264 68,243 $70,294 $§72,400 $74,569 $76,804 $79,106 $61,476 $83,918 $86,433 $69,024 $91,692 $94,441 87,272 $100,187
OPERATING ©3.00% $22,608 $23,286 1$23,984 $24,703 $25.444 $26,207 $26,093 327,802 $28,636 $29,495 $30,379 $31,290 $32,228 $33,194 $34,189 535,214
MANAGEMENT FEE 3.00% $17,176 817691 | $18,221 $18,767 $19,330 520,506 $21,121 $21,754 322,406 . §23078 323,770 $24,483 $25.217- $25,973 sm.dm
REAL ESTATE TAXES based on incoma § 21839 § 22056 § - 22481°§ 2913 § 23354 §- $0 24260 §  247% 5 25201 § 25884 § 26177 § 26679 § 2190 5§ 271 § 28242 §. Mw.;.,
' RESERVES . 3.00% $9,600 39,688 $10,184 $10,489 $10,803 $11,460 $11,803 $12157 . $1257 $12,89% 513,282 $13,680 $14,080 $14,512 §$14,947
SOCIAL SERVICES 3.00% 84,688 $4,828 34,972 $5,121 95,274 35,504 $5761  $5933 $6,110 6,293 $6,481 $6.675 $6,875 57,081 $7.293
OTHER: BENEFITSIPAYROLL TAXES ~ 3.00% $8,461 $8.714 $8975 $9,244 38,521 $10,100 $10,403 $10715 $11,036 $11,367 $11,708 $12,059 $12,420 $12,792 $13,175
884,172 $86,463 $88,817 $91,237 893,726 $96,284 $98,913 $101,616 $104,396 $107,252 $110,190 $113,210 $116,315 $118,507 $122,789 $126,163
—— . T R T Y o v T e T T ey
TOTAL OPERATING EXPENSES - $148,507 $152,727 $157,066 $161,531 $166,126 $170,853 $75017 - $180,722 37858720 191,170 $196,623 $202,234 $208,007 5213948 $220,061 $226,350
NET OPERATING INCOME - 76,472 $76,750 $76,999 $77,212 $77,391 $77,531 §77,632 §77,651 $77,708 STYET7 $77,600 $TT4T1 $77,289 $77,052 76,758 $76,404
DEBT SERVICE : v - .
FIRST HARD DEBT SERVICE $66,497 $66,497 $66,497 $66,497 $66,497 $65,497 66,497 $66,497 $66,497 $66,497 $66,497 $66,497 $66,497 $66,497 $66,497 $66,497
FIRST HARD DEBT SERVICING FEE bp ) .
SECOND HARD DEBT SERVICE
CASH FLOW AFTER HARD DEBT $9,975 $10,253 $10,503 $10,715 §10,894 $11,035 $11,135 $11,195 $11,212 $14,181 $11,103 $10,975 $10,792 $10,556 $10,261 9,908
© 77 RATIOANALYSIS . y
! FIRST HARD DEBT COVERAGE RATIO 115 1.15 118 1.16 116 117 147 117 117 147 117 147 116 116 115 Hﬁm
’ EXPENSE : EFFECTIVE INCOME 066 087 087 0.68 0.68 0.69 0,69 07 071 071 072 072 073 0.74 074 7
i ; 198,164 202,128
Aftordable Renls (iess vacency) $ 150,206 § 153209 § 156272 § 159395 § 162563 § 65832 § 169,145 § 172527 § 75976 § 179492 § 183080 § 186741 § 190473 § 194280 § 198164 § ,
Tess utilties $ (19913 § (20510) § 21125 8 (24,758) § (224120 § (23084 S (BT § (244900 § (25225 §  (25.981) $ (26761 §  (27564) $§ (28390) § (9242 3 (30,119) 5 {31,023)
Net shelter rents $ 13029 5 132609 § 15047 3 1763 § 140171 § 142748 § 145360 § 148037 § 50752 § 153511 §' 156320 3 159478 $ 162082 § 165038 §  168.045 171,105
Annual PILOT 800% § 10424 3 10616 3§ 0812 5 101§ 1214 5 114200 S 11620 S 11843 $ 12060 § 12281 § 12508 § 12734 5 12967 § 13203 § 13444 § 13,688
) : 0,627
Market Rents $ 473§ 76268 § 77793 § 798 § 80934 § 8252 § 84204 § . B5BE6 3 67604 § 8935 § 91142 § 02954 § 94823 § 96720 3 98654 § 100,
Annual PILOT (non rastricted) B0% 5 11216 § 1440 TEES 11902 5 12140 § 12383 5 12631 § 12883 § 13341 § 13403 5 13671 § 13945 § 14223 § 14508 § 14,798 § 15,094
total : $ 2163 § 22,05 § 2481 § 2913 $ 23354 § 23803 § $ 726 8 25201 § 25684 $ 26477 S 26679 § 27,190 § 2711 § 28242 § 28,782

24,280
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FINANCIAL AGREEMENT

This Financial Agreement (this “Agreement”) is made and entered into as of this

day of , 2011, by and between GLENNVIEW
TOWNHOUSES II URBAN RENEWAL ASSOCIATES, LP (herein referred to as the
“Redeveloper”), an urban renewal entity formed and qualified to do business in New Jersey
under the provisions of the Long Term Tax Exemption Law of 1992, as amended and
supplemented, N.J.S.A. 40A:20-1 et seq., having its principal office ¢/o Jersey City Housing
Authority, 400 US Highway #1, Jersey City, New Jersey 073 reinafter referred to as the
“Redeveloper”, and the CITY OF JERSEY CITY, a Muni rporation of the County of
Hudson and State of New Jersey, having its principal otfic at 280 Groye Street, Jersey City,
NJ 07302 (hereinafter referred to as the “City”). A

RECITAES.

WITNESSETH: -

WHEREAS, the Entity has proposed the redevelopment of the area generally identified
as the lands situated at 296 and 306 Woodward Street; otherwise known on'the City Tax Map
as Block 2088.1, Lots 5 and 6, more particularly de ribed In ExhzbztA (herein referred to as
the “Property”) into 24 umts of affordable rental housmg (the “Development” or the
“Improvements™); and T :

WHEREAS, th’

fordable housmg prOJ ect is Iooated within a 01ty wrch numerous
redevelopment l : g

ne., 124 NJ Super 547 (Law Div. 1973),
i 1974)' and

"'8) will be reserved for households earning at or below 60% of Area
Median Income (“AMI”) four (4) will be reserved for public housing households earning
between 60 and 80% AMI; and four (4) will be ‘market rate’ units, therefore carrying no
income restrictions.

WHEREAS, of the 24 units, six (6) will be one bedroom apartments, twelve (12) will
be two bedroom apartments, and six (6) will be three bedroom units (“Development”).



WHEREAS, on , 2011, in accordance with the Act, the Entity filed
a written application to the City for approval of a tax exemption for the Development; and

WHEREAS, the City made the following findings:
A. Relative Benefits of the Development when compared to the costs:

1. the current real estate tax would generate i, if the property
were subject to conventlonal taxes, whereas, the Annual Service charge as

jobs during construction and two new fi
jobs;

Stim and one part-time permanent

4. the Development should ite’to the economic growth of
existing local business and té: the crea 'on' of new business, which cater to the
new re51dents k OO

5. the De;\'relopmeﬁt.vprovides affordable housing which advances an inherently
beneficial public ptt"rpose notwithstanding that the City's impact analysis, on file
with the Ofﬁce of the City Clerk, indicates that the service charge will not
support the cost of prov1d1ng mun101pal services to the Project; and

B Assessment of the Importance of the Tax Exemption in obtaining development of
the Development an’ ﬂuencmg the locational decisions of probable occupants:

+the relativestability and predictability of the annual service charges will
the Development more attractive to investors and lenders needed to
c¢ the Project; and

2. the relative stability and predictability of the service charges will allow the
owner to stabilize its operating budget, allowing a high level of maintenance to
the building over the life of the Project, which will insure the likelihood of the
success of the Development and insure that it will have a positive impact on the
surrounding area; and



WHEREAS, by the adoption of Ordinance adopted on ,
2011, the Municipal Council approved the above findings and the tax exemption application
and authorized the execution of this agreement.

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

ARTICLE I - GENERAL PROVIS]

Section 1.1 Governing Law

This Agreement shall be governed by the prgvisions of the Long Term Exemption
Law, as amended and supplemented, NJ.S.A. 40A20% :

02-003, Ordinance 02-075, and Ordinance :
Agreement. It being expressly understood and agreed tha
facts, data, and representations contained
granting this tax exemption. |

he Clty expressly relies upon the
in;the Apphcat1on attached hereto as Exhibit 3, in

Section 1.2 General Defmitions

Unless spemﬁca}ly prov1ded otherw1se or the context otherwise requires, when used in
this Agreement, the foll :___wmg terms shall have the. followmg meanings:

L. Affordable Low or Moderate Income A Person or Household whose total Gross
- Arinual Income is equal to no more than 30% and 80% respectively of the median
gross income: ﬁgure estabhshed by geographic region and household size using the
income guldehne approved for use by the New Jersey Council on Affordable
"'Housmg or as it may be amended pursuant to NJ.A.C. 5:92-12.

I1. Allo@ e Net Proﬁt- The amount arrived at by applying the Allowable Profit Rate
to Total D velopment Cost pursuant to N.J.S.A. 40A:20-3(c).

1. Allowable‘"Profit Rate - The greater of 12% or the percentage per annum arrived at
by adding 1.25% to the annual interest percentage rate payable on the Entity's initial
permanent mortgage financing. If the initial permanent mortgage is insured or
guaranteed by a governmental agency, the mortgage insurance premium or similar
charge, if payable on a per annum basis, shall be considered as interest for this
purpose. If there is no permanent mortgage financing, or if the financing is internal
or undertaken by a related party, the Allowable Profit Rate shall be the greater of
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IV.

VL

VIL

VIIL

12% or the percentage per annum arrived at by adding 1.25% per annum to the
interest rate per annum which the municipality determines to be the prevailing rate
on mortgage financing on comparable improvements in Hudson County. The
provisions of N.J.S.A. 40A:20-3(b) are incorporated herein by reference.

Gross Revenue - Any and all revenue derived from or generated by the
Development of whatever kind or amount, whether received as rent from any
tenants or income or fees from third parties, including but notlimited to fees or
income paid or received for parking, laundry, health tib.user fees or other services

ce and taxes (including pa tnents in
sRevenue based on the actual

commercial tenants such as utilities, insur
lieu of taxes) which shall be deducted from-
amount of such costs incurred.

Annual Service Charge - The amoun he Entity has agreed to pay the City for
municipal services supplied to the PIO]C hich sum is in Lieu of any taxes on the
Improvements pursuant to N.J.SA. 4OA 20-120 70

Auditor's Report A complete ﬁnanc1al statement outlining the financial status of
the Development (fora per1od of time as indicated by context), which shall also
include a cert1ﬁcat10n of Total Development Cost and clear computation of Net

‘Proﬁt The contents of the Auditor's Report shall have been prepared in conformity
" with generally accepted accountmg principles and shall contain at a minimum the
. followmg a balance sheet; a statement of income, a statement of retained earnings
or hanges in sto"'kholders equity, a statement of cash flows, descriptions of

5; notes to financial statements and appropriate schedules and
explahafory mate al results of operations, cash flows and any other items required
he. Ai"fflitor‘s Report shall be certified as to its conformance with such
principles by a certified public accountant who is licensed to practice that
profession'in the State of New Jersey.

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

Debt Service - The amount required to make annual payments of principal and
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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 Development for a period equal to the term of
this agreement.

IX. Default - Shall be a breach of or the failure of the Entity to perform any obligation
imposed upon the by the terms of this Agreement, or under the Law, beyond any
applicable grace or cure periods. ‘

X. Entity - The term Entity within this Agreement shall mean:Montgomery Senior
Living Urban Renewal Associates, L.P., whigl Entlty is formed.and qualified
pursuant to NJ.S.A. 40A:20-5. It shall also:d cludé any subsequént;purchasers or
successors in interest of the Project, prov ded they are formed and operate-under the
Law. : ’

XI. Improvements or Development Any bu11d1ng
affixed to the land and to be co structed and tax e

tructure or fixture permanently
ted under this Agreement.

XII. In Rem Tax Foreclosure or Ta?ﬁ;ﬁorecﬁlﬁ‘ : l,_i:‘xj'e» Asummary proceeding by which
the City may enforce a lien for taxes due and oWing by tax sale, under N.J.S.A.
54:5-1 to 54.;-5;1‘2910;;-54:5-129 et seq;

XHI. Land Taxes "-The amount of taxes assessed on the value of land, if any, on which
Cated and Af applicable, taxes on any pre- existing

“axes may be exempt; however, if Land Taxes are levied,
ceive a credit against the Annual Service Charge.

Entity shall

XIV. Land Tax Payﬁ@iﬁts - Payments made on the quarterly due dates, including
approved grace periods if any, for Land Taxes as determined by the Tax Assessor
and the Tax collegtor.

XV. Law - Law shall refer to the Long Term Tax Exemption Law, as amended and
supplemented, N.J.S.A. 40A:20-1, et seq.; Executive Order of the Mayor 02-003,
relating to long term tax exemption, as it may be amended and supplemented,;
Ordinance 02-075, and Ordinance 08-106, which authorized the execution of this
Agreement; and Ordinance , as may be amended or supplemented
from time to time, which requires the execution of a Development Labor



XVL

Agreement, and all other relevant Federal, State or City statutes, ordinances,
resolutions, rules and regulations.

Minimum Annual Service Charge - The Minimum Annual Service Charge shall
be the greater of:

(a)

(b)

The amount of the total taxes levied against all real property in the area
covered by the Development in the last full taX yearin which the area
was subject to taxation, or in the case of ta pt property, the
projected tax levy based upon the assess edv -'for the year in which
the application is filed, which amount the parties agree would be §_

, Or

The sum of $21,639 per year, W lich sumwﬂl be prorated onIy in the
years in which Substantial Completioti occurs and this Agreement
terminates. -

The Minimum Annual Semce Charge shal] be pald in each year in
which the Annual Service Charge calculated pursuant to NJ.S.A.
40A:20-12 or this Agreement would'be-less than the Minimum Annual

Serv1ce Charge

paid pursuant to N.J.S.A. 40A:20-12; (b) all payments to the City of
excess;fpfroﬁts pursuant to NJ.S.A. 40A:20-15 or N.J.S.A. 40A:20-16; (¢)

i b_:,'-, an au_xiual amount sufficient to amortize (utilizing the straight line
' _,’:;;e‘jthod-equal annual amounts) the Total Development Cost and all

capital costs determined in accordance with generally accepted
accounting principles, of any other entity whose revenue is included in
the computation of excess profits over the term of this agreement; (d) all
reasonable annual operating expenses of the Entity and any other entity
whose revenue is included in the computation of excess profits including
the cost of all management fees, brokerage commissions, insurance
premiums, all taxes or service charges paid, legal, accounting, or other
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professional service fees, utilities, building maintenance costs, building
and office supplies and payments into repair or maintenance reserve
accounts; () all payments of rent including but not limited to ground
rent by the Entity; (f) all debt service, if applicable; and

(2) There shall not be included in expenses either depreciation or
obsolescence, interest on debt, except 1nterest hich is part of debt
service, income taxes or salaries, bonuses or:ther 'compensatlon paid,
directly or indirectly to directors, office ;stockholders of the entity,
or officers, partners or other persons 5 prietary ownership
interest in the entity.

XVIIL Pronouns - He or it shall mean the mascuhne femmme or neutral’

nder; the
singular, as well as the plural, as context r ulres

XIX. Substantial Completion - The determmatlon by:
or in part, is ready for the use’ intended, which ordi
which the Development receives, or :g1ble to recelve' any Certificate of
Occupancy for any portion of the PI‘O_] ect

- City that the Project, in whole

XX. Terminatiop'--#"Aﬁ:y' act or omission Which by operation of the terms of this
Financial 'Agrcement S‘h_all cause the E_ntity to relinquish its tax exemption.

XX1. Total Deve]opment Cost The total cost of constructing the Development through
the datea Certlﬁcate(s) of Occupancy is issued for the entire Project, which
_ | categories of’ cost are set forth in N.J.S.A. 40A:20-3(h). There shall be included in
" Total Development Cost the actual costs incurred by the Entity and certified by an
"”mdependent and quahﬁed arch1tect or engineer, which are assomated with s1te

the cost of ! olishing structures, relocation or removal of public utilities, cost of
relocating displaced residents or buildings and the clearing of title. The Entity
agrees that final Total Development Cost shall not be less than its estimated Total
Development Cost. '

ARTICLE If - APPROVAL

Section 2.1 Approval of Tax Exemption



The City hereby grants its approval for a tax exemption for all the Improvements to be
constructed and maintained in accordance with the terms and conditions of this Agreement and
the provisions of the Law which Improvements shall be constructed on certain property known
on the Official Tax Assessor's Map of the City as: Block 2088.1, Lots 5 and 6, more commonly
known by the street address of 296 and 306 Woodward Street, and described by metes and
bounds in Exhibit 1 attached hereto.

Section 2.2 Approval of Entity

Affairs; and has been filed with, as appropriate, the- Ofﬁce of the State Treaeurer or Ofﬁce of
the Hudson County Clerk, all in accordance with N J: SA 40A: 20 5. e [

Section 2.3 Improvements to be Constructed

Entity represents that it will constf:- twenty-four (24)niew modern stacked townhome
units, of which twenty (20) will be affordable to-families of low 1ne0.rne under 80% AMI and
four (4) will be unrestricted ‘market’ units. The Developinent will contain six (6) one bedroom
apartments, twelve (12) two. bedroom apartments and six (6} will be three bedroom
apartments as drscussed in greater"detarl in the provrded Appheatmn attached hereto as Exhibit
3 :

Section 2.4 Constructmn Schedule s

The Entrty agrees 10 dlhgently undertake to commence construction and complete the
Development in accordance wrth the' Est1mated Construction Schedule, attached hereto as
Exhibit 5. n

Section 2.5 Ownershlp, Management and Control

The Entity represents that it is the owner of the property upon which the Development
is to be constructed. Upon construction, the Entity represents that the Improvements will be
managed and controlled as follows:

The Entity represents that it is the owner of the Land upon which the Development is to
be constructed and will manage and control the Project. The City acknowledges that the Entity
may enter into a management agreement for the Development and will pay a management fee
in accordance with BID regulations as provided in the Entity's agreement with HUD, which fee
was disclosed in its tax exemption application. The City acknowledges that the Entity may
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enter into future management agreements so long as such agreements are not used to reduce
the City's economic benefits under this Agreement and the management fees to be paid are
comparable to those disclosed in the application.

Section 2.6 Financial Plan

The Entity represents that the Improvements shall be finan éd in accordance with the
Financial Plan attached hereto as Exhibit 6. The Plan sets forth < ted Total Development
Cost, the amortization rate on the Total Development Cost, t"} e funds, the interest
rates to be paid on construction financing, the source and.amount of pa1 in.capital, and the
terms of any mortgage amortization. :

Section 2.7 Statement of Rental Schedules anilz;Leas"' A Term-}s\ffl’i :

The Entity represents that its good falth projections of the:,lmtlal rental schedules and lease
terms are set forth in Exhibit 7. L i

ARTICLE III - DURATION OF AGREEMENT

Section 3.1 Term

ce with the Law and this Agreement, it is understood and
s Agreement shall remain in effect for the earlier of 33
Ordinance on , 2011 which
| years from the date of Substantial Completion of the
“be effective during the period of usefulness of the

inue in force only while the Development is owned by a
-association formed and operating under the Law.

corporation

i, ARTICLE IV - ANNUAL SERVICE CHARGE

Section 4.1 Annual Service Charge

In consideration of the tax exemption, the Entity shall make the following payments to
the City:

(1) City Service Charge: an amount equal to the greater of: the Minimum Annual
Service Charge or an Annual Service Charge equal to 8.0% of the Annual Gross
Revenue for the low and moderate income units. The Annual Service Charge for the

9



unrestricted units will be equal to 15.0% of the Annual Gross Income. The Annual
Service Charge shall be billed initially based upon the Entity's estimates of Annual
Gross Revenue which shall not be less than the its estimate of Gross Revenue as set
forth in its Financial Plan, attached hereto as Exhibit 6. Thereafter, the Annual Service
Charge shall be adjusted in accordance with this Agreement.

A Minimum Annual Service Charge shall be due begmmng on the effective date
of this Agreement. The Annual Service Charge shall be due-on ‘the. first day of the
month following the Substantial Completion of the Proj 1 the event the Entity fails
to timely pay the Minimum Annual Service Charge o Anninal Service Charge, the
unpaid amount shall bear the highest rate of mteres perrmtted 1 case of unpaid
taxes or tax liens on land until paid. S e

(ii)  County Service Charge: an amount equal to 5% of the Annual Semce ‘Charge
upon receipt of that charge, for remittance to i {'County by the City.

Section 4.2 Staged Adjustments

The Annual Service Charge shall be djus »1n Stages ove fhe term of the tax

lihg on the lst day of the 16th year following Substantial
oo Completionu :'tll the last day of the 21st year, an amount equal to the greater of
i -'_;»f_.bthe Annual Service Charge or 20% of the amount of the taxes otherwise due on
: 1;'5;;‘t}1__1evalue of tﬁef"f-land and Improvements;

111 StaéegzIbree-zéfBeginmng on the 1st day of the 22nd year following the
Substant1a1 Completion until the last day of the 27th year, an amount equal to
the gre'afer of the Annual Service Charge or 40% of the amount of the taxes
otherwise due on the value of the land and Improvements;

IV.  Stage Four: Beginning on the 1st day of the 28th year following Substantial
Completion until the last day of the 29th year, an amount equal to the greater of
the Annual Service Charge or 60% of the amount of the taxes otherwise due on
the value of the land and Improvements.
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IV. Final Stage: Beginning on the 1st day of the 30th year following Substantial
Completion through the date the tax exemption expires, an amount equal to the
greater of the Annual Service Charge or 80% of the amount of the taxes
otherwise due on the value of the land and Improvements.

Section 4.3 Credits

The Entity is required to pay both the Annual Service G .and the Land Tax
Payments. The Entity is obligated to make timely Land Tax yments;including any tax on the
pre- exrstmg improvements, in order to be entltled toa L and; Tax credit nst the Annual

installments against the Annual Service Charge. In any quart ;that the Entity fails to make any
Land Tax Payments when due and owing, such delinqueney:shall render the Entity ineligible
for any Land Tax Payment credits against the Annual Serv Charge for that quarter. No
credit will be applied against the Annual® Service Charge for partlal payments of Land Taxes.

In addition, the City shall have, among this: remedy ‘and other remedres the right to proceed
against the property pursuant to the In Rem Tax Foreclestlre Act NI.S.A. 54:5-1, et seq. and/or
declare a Default and termmate thrs Agreement :

Section 4.4 Quarterly Installments

€s that the-Annual Servrce Charge shall be made in quarterly
St al estate tax payments are due; subject, nevertheless, to
adJustment for over of underpayment within thirty (30) days after the close of each calendar
year, In. the event that the'E ,tlty fails: to pay the Annual Service Charge, the unpaid amount
shall bear the hlghest rate of'i mterest permitted in the case of unpaid taxes or tax liens on the
land until pard o

The Entlty expressly

Section 4.5 AdmiifiéftﬂtatviyeFee

The Entity shall also pay an annual Administrative Fee to the City in addition to the
Annual Service Charge and Land Tax levy. The Administrative Fee shall be calculated as two
(2%) percent of each prior year's Annual Service Charge. This fee shall be payable and due on
or before December 31st of each year, and collected in the same manner as the Annual Service
Charge. In the event that the Entity fails to timely pay the Administrative Fee, the amount
unpaid shall bear the highest rate of interest permitted in the case of unpaid taxes or tax liens
on the land until paid.
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Section 4.6 Material Conditions

It is expressly agreed and understood that the timely payments of Land Taxes,
Minimum Annual Service Charges, Annual Service Charges, including adjustments thereto,
Administrative Fees, Affordable Housing Contributions, and any interest thereon, are Material
Conditions of this Agreement.

ARTICLE V - DEVELOPMENT EMPLOYMENT AND CONTRACTING
AGREEMENT -

Section 5.1 Development Employment and Contracting &greeme

In order to provide City residents and businessé;sﬂwviutﬁ'certain emp oym nt and other

Section 6.1 Certificate of Occupancy

It is understood and agreed that it shall be the obhgatlon of the Entity to obtain all
Certificates of Occupancy ing tlmely manner so'as to complete construction in accordance
with the proposed construction schedule attached hereto as Exhibit 5, The failure to secure the
Certificates of Occupancy shall subJ ect the property to full taxation for the period between the
date of Substantial Completlon and the date the Certlﬁcatc of Occupancy is obtained.

Section 6.2 ‘Flllilg'()’f Certlﬁcat'efof Occupancy

It shall be the prlmary respon31b111ty of the Entity to forthwith file with both the Tax
Assessor and. the Tax Collector a copy of each Certificate of Occupancy. Failure of the Entity
to file such 1ssued Certlﬁcatc of Occupancy as required by the preceding paragraph, shall not
militate against any -action or non-action, taken by the City, including, if appropriate retroactive
billing with interest for any chargcs determined to be due, in the absence of such filing by the
Entity.

ARTICLE VII - ANNUAL REPORTS

Section 7.1 Accounting System

The Entity agrees to maintain a system of accounting and internal controls established
and administered in accordance with generally accepted accounting principles.
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Section 7.2 Periodic Reports

A. An Auditor's Report: Within ninety (90) days after the close of each fiscal or
calendar year, depending on the Entity's accounting basis that the Agreement shall
continue in effect, the Entity shall submit to the Mayor and Municipal Council and
the NJ Division of Local Government Services in the Department of Community
Affairs, its Auditor's Report for the preceding fiscal or calendar year, The Auditor's

submit to the Municipal Councﬂ the: Tax Collector arid the City Clerk who shall
advise those mun1e1pal officials requlred to' b i :.ed a Dlsclosure Statement

Section 7 3 Inspection/Aﬁdif S

The Entlty shal "jermlt the 1nspect10n of its property, equipment, buildings and other
faelhtles of the Development and, if deemed appropriate or necessary, any other related Entity
by representatlves duly authonzed by the City and the NJ Division of Local Government
Services in the Department of Community Affairs. It shall also permit, npon request,
examination and audlt of its books contracts, records, documents and papers. Such
examination or audit shall: ‘be made during the reasonable hours of the business day, in the
presence of an officer « or agent designated by the Entity. All costs incurred by the City to
conduct the audit, including reasonable attorneys' fees if appropriate, shall be billed to the
Entity and paid to the City as part of the Entity's Annual Service Charge. Delinquent payments
shall accrue interest at the same rate as for a delinquent service charge.

ARTICLE VIII- LIMITATION OF PROFITS AND RESERVES

Section 8.1 Limitation of Profits and Reserves
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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. The Entity shall have
the right to establish a reserve against vacancies, unpaid rentals, and reasonable contingencies
in an amount equal to five (5%) percent of the Gross Revenue of the Entity for the last full
fiscal year preceding the year and may retain such part of the excess Net Profits as is necessary
to eliminate a deficiency in that reserve, as provided in N.J.S .A. 40A:20-15. The reserve is to
be non-cumulative, it being intended that no further credits thereto shall be permitted after the
reserve shall have attained the allowable level of five (5%) percent he’ preceding year's
Gross Revenue. Pursuant to N.J.S.A. 40A:20-14(b) there is expre lss ‘excluded from the
calculation of Gross Revenue and Net Profit in the determinatjon of Excess Profit, any gain
realized by the Entity on the sale of any condominium umt whether or not:taxable under
federal or state law.

Section 8.2 Annual Payment of Excess Net Profi

In the event the Net Profits of the Entlly, in any fi

ear, shall exceed the Allowable
Net Profits for such period, then the Ent 1y 3

agreement even thoug-
purposes of calculating t

The date of termina _on expiration or sale shall be considered to be the close of the
fiscal year of the Entity. Wlthln ninety (90) days after such date, the Entity shall pay to the City
the amount of’ the reserve, if a.ny, maintained by it pursuant to this section and the excess Net
Profit, if any.

ARTICLE IX - ASSIGNMENT AND/OR ASSUMPTION

Section 9.1 Approval

Any sale or transfer of the Project, shall be void unless approved in advance by
Ordinance of the Municipal Council. It is understood and agreed that the City, on written
application by the Entity, will not unreasonably withhold its consent to a sale of the
Development and the transfer of this Agreement provided: 1) the new Entity does not own any
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other Development subject to long term tax exemption at the time of transfer; 2) the new Entity
is formed and eligible to operate under the Law; 3) the Entity is not then in default of this
Agreement or the Law; 4) the Entity's obligations under this Agreement is fully assumed by the
new Entity, 5) the Entity shall pay the City a transfer fee equal to 2% of the then current
Annual Service Charge as required by NJ .S.A. 40A:20-10d.

Section 9.2 Fee

amended and supplemented but also by a Default under thlé Agreement The Entlty s failure to
comply with the LaW shall constltute a Default under thls Agreement and the City shall, among

005, and .rdmance 02-075; requiring ertten Disclosure of Lobbyist Representative Status.
The Entity's fajlure to comp ywith the Executive Order or the Ordinance shall constitute a
Default under th"_' »Agreement and the City shall, among its other remedies, have the right to
terminate the tax exemptlon

ARTICLE XI - DEFAULT

Section 11.1 Default

Default shall be failure of the Entity to conform with the terms of this Agreement or
failure of the Entity to perform any obligation imposed by the Law, beyond any applicable
notice, cure or grace period.
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Section 11.2 Cure Upon Default

Should the Entity be in Default, the City shall send written notice to the Entity of the
Default (herein referred to as “Default Notice™). The Default Notice shall set forth with
particularity the basis of the alleged Default. The Entity shall have sixty (60) days, from receipt
of the Default Notice, to cure any Default which shall be the sole and exclusive remedy
available to the Entity. However, if, in the reasonable opinion of the City, the Default cannot
be cured within sixty (60) days using reasonable diligence, the City, will ‘€xtend the time to
cure.

Subsequent to such sixty (60) days, or any approved City shall have the

right to terminate this Agreement in accordance W1th ,

Should the Entity be in default due to a fa117}: -to pay any charges defirie as. Material
Conditions in Section 4.8, the Entity shall not be subji tto the: default procedural remedies as
provided herein but shall allow the City to proceed 1mmed1ately to terminate the Agreement as
provided in Article XII herein. E

Section 11.3 Remedies Upon Default

The City shall, among | its other remedles have the rlght to proceed against the property
pursuant to the In Rem Tax’ Forec osure Act, NJ S A. 54:5-1, et seq. and/or may declare a
Default and terminate* s Agreement Any default arising out of the Entity's failure to pay
Land Taxes, the Mlnlmum Annual’ Service Charge Administrative Fees, Affordable Housing
Contribution, or the Annual Serv1ce Charges shall not be subject to the default procedural
remedies as: prov1ded in. Artlcle X herem but shall allow the City to proceed immediately to
termmate ‘the Agreement as prov1ded in Article XII. All of the remedies provided in this
Agreement to the City, and all rights: and remedies granted to it by law and equity shall be
cumulative and concurrent. N 'O_ termination of any provision of this Agreement shall deprive
or actions against the Entity because of its failure to pay Land
Taxes, the Miniriign Annual:;éervice Charge, Annual Service Charge, Affordable Housing
Contribution or Ad 'stpative Fees. This right shall apply to arrearages that are due and
owing at the time or which, under the terms hereof, would in the future become due as if there
had been no termination. Further, the bringing of any action for Land Taxes, the Minimum
Annual Service Charge, the Annual Service Charge, Affordable Housing Contribution,
Administrative Fees, or for breach of covenant or the resort to any other remedy herein
provided for the recovery of Land Taxes shall not be construed as a waiver of the rights to
terminate the tax exemption or proceed with a tax sale or Tax Foreclosure action or any other

specified remedy.
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In the event of a Default on the part of the Entity to pay any charges set forth in Article
IV, the City among its other remedies, reserves the right to proceed against the Entity's land
and property, in the manner provided by the In Rem Foreclosure Act, and any act
supplementary or amendatory thereof. Whenever the word taxes appear, or is applied, directly
or impliedly 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 charges were taxes or municipal liens on land.

ARTICLE XiI- TERMINATION >

Section 12.1 Termination Upon Default of the Entity

In the event the Entity fails to cure or remedy the: "D’efaﬁlt within théstime period
provided in Section 11.2, the City may terminate thisAgreement upon thirty 30) days written
notice to the Entity (herein referred to as the “thi._ f Termmatlon”) e

Section 12.2 Veluntary Termination by the Entity

The Entity may after the expirati%’ one year from the:Substantial Completion of the
Development notify the City that as of a certain'date designated in‘the notice, it relinquishes its
status as a tax exempt Project. As of the date s0 set, 1] e_i;tax exemption, the Annual Service
Charges and the profit and leldel’ld restrlctlons shall terminate:

Section 12.3 Final AccOunting

Within ninety (90) days after the date of termination, whether by affirmative action of
the Entity or by.virtue of the prov151ons ‘of the Law or pursuant to the terms of this Agreement,
the Entity: $hall prov1de afinal accountmg and pay to the City the reserve, if any, pursuant to
the provisions of N.J.S. A, 40A:20- 13 and 15 as well as any excess Net Profits. For purposes of
rendering & final accounting; the termination of the Agreement shall be deemed to be the end of
the fiscal year for the Entlty

Section 12.4 Con '-tg_ona_lg?l‘axes

Upon Terminatidh or expiration of this Agreement, the tax exemption for the
Development shall expire and the land and the Improvements thereon shall thereafter be
assessed and conventionally taxed according to the general law applicable to other nonexempt
taxable property in the City.

Section 12.5 Termination Payment
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In addition to any other remedies available to the City upon termination whether
voluntary or upon default, the Entity shall pay to the City an amount equal to the difference
between the service charge actually paid and the service charge that would have been due had
each adjustment period provided in Section 4.2 hereof, been of the shortest duration permitted
by law, thereby generating the most accelerated increases, permitted by law.

ARTICLE XII¥ - DISPUTE RESOLUTI

Section 13.1 Arbitration

In the event of a breach of the within Agreemer‘itﬂ by either of the parties hereto or a
dispute arising between the parties in reference to the terms and provisions as se orth herein,
either party may apply to the Superior Court of New Js ersey by an appropriate prooeedlng, to
settle and resolve the dispute in such fashion as will tend:to.2 omphsh the purposes of the
Law. In the event the Superior Court shall not entertain jurisdiction, then the parties shall
submit the dispute to the American Arbltratlon Assoc1at10n in ] w Jersey to be determined in
accordance with its rules and regulations i sueh a plish the purpose of the
Long Term Tax Exemption Law. The cost for the arbitrati _shall be borne equally by the
parties. The parties agree that the Entity may not ﬁle an actleh in Superior Court or with the
Arbitration Association: unless the ‘Entity has ﬁrst paid in full all charges defined in Article IV,
Section 4.7 as Materlal Cond1t10ns

ARTICLE XIV WAIVER

Section. 141Walver -

thing contained 1nthls Financial Agreement or otherwise shall constitute a waiver or
relinquishmént by the City of 4 any rights and remedies, including, without limitation, the right
to terminate the: Agreement and tax exemption for violation of any of the conditions provided
herein. Nothing here;_ll shall ‘be deemed to limit any right of recovery of any amount which the
City has under law, in -eQﬁity, or under any provision of this Agreement.

ARTICLE XV - INDEMNIFICATION
Section 15.1 Defined

It is understood and agreed that in the event the City shall be named as party defendant
in any action alleging any breach, default or a violation of any of the provisions of this
Agreement and/or the provisions of N.J.S.A. 40A:20-1 et~, the Entity shall indemnify and hold
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the City harmless against any and all liability, loss, cost, expense (including reasonable
attorneys' fees and costs, through trial and all stages of any appeal, including the cost of
enforcing this indemnity) arising out of Agreement. In addition, the Entity expressly waives all
statutory or common law defenses or legal principles which would defeat the purposes of this
indemnification. The Entity also agrees to defend the suit at its own expense, counsel to be
selected by the City, subject to the reasonable consent of the Entity. However, the City
maintains the right to intervene as a party thereto, to which 1ntervent10n the Entity consents;
the expense thereof to be borne by the City. ‘ '

ARTICLE XVI- NOTIC]

Section 16.1 Certified Mail

Any notice required hereunder to be sent b
certified or registered mail, return receipt requested.

ther party. to the other sha

Section 16.2 Sent by City
When sent by the City to the Entitf thenotlce shall be aa&i;'_éssed to:

Glennview Townhouses II Urban ReﬁéWél"-A‘S‘sociates, LP
Three East Stow Road, PO Box 994

Marlton, New J ersey 08053

Attn: Joel SllVGI‘ che President

and

Jersey Clty Housmg Authorlty
;.. 400U.S. nghway #1°
o Jersey City, New Jersey 07306
Attn Maria T_,"_-‘Maio, Executive Director

unless prior to giving (’j)'f'.notice the Entity shall have notified the City in writing otherwise.

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

Section 16.3 Sent by Entity
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When sent by the Entity to the City, it shall be addressed to:

City of Jersey City, Office of the City Clerk
City Hall

280 Grove Street

Jersey City, New Jersey 07302

r,"and the Tax Collector
ntity otherwise. The notice
the Urban Renewal Entity

with copies sent to the Corporation Counsel, the Business Adminis
unless prior to the giving of notice, the City shall have notified
to the City shall identify the Development to which it relates :
and the Property's Block and Lot number).

ARTICLE XVII-SEV“ERABILITY
Section 17.1 Severability

. the Application, except a
enforceable the remainder
ion to persons or

If any term, covenant or condition of this Agreeme
Material Condition, shall be judicially deelared to be invalid
of this Agreement or the application of such teérim;:
circumstances other than those as to which 1t is held-intvalid or unenforceable shall not be
affected thereby, and each term, covenant or condltlon of thlé Agreement shall be valid and be
enforced to the fullest _extent pert '

If a Material Cong: tion shall be judicially declared to be invalid or unenforceable and
provided the Ent1ty is not in’ Default of this. «Agreement, the parties shall cooperate with each
other to take:the actions reasonabl» requlred o restore the Agreement in a manner
contemplated by the partles_and the» Law. This shall include, but not be limited to the
Z tion of thls..Agreement in a form reasonably drafted to effectuate the
original 1ntent of the parties'and the Law. However, the City shall not be required to restore the
Agreement if i 1t would modlfy a Material Condition, the amount of the periodic adjustments or
any other term of thls Agreement which would result in any economic reduction or loss to the

City.

ARTICLE XVIII - MISCELLANEQUS

Section 18.1 Construction

This Agreement shall be construed and enforced in accordance with the laws of the
State of New Jersey, and without regard to or aid of any presumptio<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>