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This REDEVELOPMENT AGREEMENT (“Redevelopment Agreement”), effective as
of November 18, 2020, is hereby entered into, by and between the TOWNSHIP OF
MANSFIELD and the TOWNSHIP OF MANSFIELD COMMITTEE (“Township,”
“Township Committee,” or “Redevelopment Entity”), a municipal corporation of the State of New
Jersey, with offices at 3135 Route 206 South, Columbus, New Jersey 08022, acting in the capacity
of Redevelopment Entity pursuant to the provisions of the Local Redevelopment and Housing
Law, N.J.S.A. 40A:12A-1 et seq. and FLORENCE COLUMBUS ROAD URBAN RENEWAL,
LLC, or their assigns or suceessors, (“Redeveloper™) a limited liability company of the State of
New Jersey, with offices at 5550 Glades Road, Suite 500, Boca Raton, FL, 33431. Together, the
Township and the Redeveloper are, collectively, the “Parties” or, individually, each is a “Party.”

PRELIMINARY STATEMENT

Pursuant to the provisions of the Local Redevelopment and Housing Law, N.J.S.A.
40A:12A-1 et seq., as may be amended and supplemented, (the “Redevelopment Law™) the
Township has undertaken a program for the redevelopment of certain property identified on
“Exhibit A” attached hereto (the “Project Site” or “Property”). The Project Site is cutrently owned,
controlled or under agreement for purchase or control by the Redeveloper. The Redeveloper
intends to construct a high quality, cost-efficient redevelopment project at the Project Site in a time
frame that is practicable and commercially reasonable,

The Township Committee has determined that the redevelopment of the Project Site will
promote job creation and economic redevelopment within the Township of Mansfield and the
County of Burlington, as well as an attractive project. The Township duly adopted Resolution No.
2005-3-15, which designated the Project Site as an area in need of redevelopment in accordance
with the Redevelopment Law. The Township’s adoption of Ordinance No. 2016-4 further adopted
the Redevelopment Plan in accordance with the Redevelopment Law. The Township Committee
has been authorized to act as a Redevelopment Entity to oversee the implementation of such
Redevelopment Plan, which is attached hereto as “Exhibit B” and made a part hereof. The
Redeveloper was conditionally-designated as redeveloper of the Overall Property via Resolution
2018-5-7.  Attached hereto as “Exhibit C” is the Redeveloper’s proposed Site Plan for
redeveloping the Project Site (the “Site Plan”).

Redeveloper maintains that it is in the business of owning, maintaining, and enhancing real
property for commercial, industrial, and other purposes and that it has the financial ability,
experience and expertise to redevelop the Property within a reasonable time frame through its
team, in accordance with the provisions of this Redevelopment Agreement. The Township and
Redeveloper both desite and anticipate that the Project will consist of an approximately 811,960
sq. ft. warehouse, a bridge to span Crafts Creek, along with customary site improvements such as
roadways, parking, drainage improvements, lighting, landscaping and the like, all as depicted on
Exhibit C.

As a material inducement to the ‘Township, the Redeveloper has agreed, among other
things, to: (i) create a project at the Property that is both acsthetically pleasing and will spark
revitalization and substantial investment in this area of the Township; (ii) redevelop the Property
in accordance with the Site Plan attached as Exhibit C (as may be modified by the Parties, in



writing, from time to time, pursuant to the Redevelopment Plan and pursuant to the Project
Milestones/Timeline set forth herein); (iii) reimburse the Township for costs and fees incurred as
set forth in this Agreement; (iv) make certain representations and warranties as set forth herein;
and (v) tender payment of such escrow, deposits and payments as set forth herein.

The Township has agreed, among other things, to: (1) not amend, rescind or repeal the
zoning for the site, as set forth in the Redevelopment Plan, except as may be required to conform
to the Redevelopment Law and the New Jersey Municipal Land Use Law, N.J.S.A, 40:55D-1 et
seq.; (2) recommend that the Township Planning Board review Redeveloper’s land use
application(s), as may be necessary, in a timely fashion on an accelerated basis (including any
amendments to land use application(s) as may be necessary); and (3} designate Qualified
Developers (as defined below) as redeveloper of the Property in accordance with the
Redevelopment Law,

To effectuate the purposes of the Redevelopment Law, and for and in consideration of the
mutual covenants and agreements herein set forth, and for other good and valuable consideration,
the receipt and sufficiency of which are hereby acknowledged by each Party hereto, the Township
and Redeveloper hereby agree to comply with this Redevelopment Agreement.

WITNESSETH:

WHEREAS, the Redevelopment Law provides a process for Redevelopment Entities to
participate in the redevelopment and improvement of areas designated as in need of
redevelopment; and

WHEREAS, in order to stimulate redevelopment for the Township of Mansfield, the
Township has formally designated the Project Site as an “area in need of redevelopment” in
accordance with the Redevelopment Law; and

WHEREAS, the Township believes, according to Redeveloper’s proposal and
representations, that Redeveloper is able and willing to implement a Project that will positively
affect the surrounding community and further the best interests of the Township and its citizens,
and the Township desires to designate Redeveloper as its Redeveloper; and

WHEREAS, the Township adopted Resolution No. 2018-5-7 designating Florence
Columbus Road Urban Renewal, LLC as Redeveloper for the Project; and

WHEREAS, the Township desires, in accordance with the Township’s Redevelopment
Plan, as may be amended from time to time in consultation with Redeveloper, and, in accordance
with zoning set forth in said Redevelopment Plan and pursuant to law, that Redeveloper implement
the redevelopment of the Property, which Redeveloper currently owns and/or shall maintain an
interest in upon the terms set forth herein; and

WHEREAS, Redeveloper has demonstrated to the Township an ability to generally
implement the type of redevelopment that the Township desires; and



WHEREAS, the Parties desire and mutually agree to enter and execute this
Redevelopment Agreement, in order to more fully set forth the terms and conditions pursuant to
which the Property shall be acquired and redeveloped, in accordance with redevelopment laws;
and

WHEREAS, the Parties are authorized to enter into this Redevelopment Agreement.

NOW, THEREFORE, in consideration of the promises and mutual representations,
covenants and agresments herein set forth, the Parties hereto, binding themselves, as well as their
successors and assigns, do hereby mutually promise, covenant and agree to effectuate the transfer

and redevelopment of the Property, as set forth below, pursuant to all laws and approvals.

DEFINITIONS AND INTERPRETATION:

Except as expressly provided herein to the contrary, all capitalized terms used in this
Redevelopment Agreement and its Exhibits shall have the following meanings.

“Abandon” or “Abandonment” shall mean the failure of the Redeveloper to process
Redevelopment Approval applications, including submission of information required to satisfy
any conditions of development approvals, or to proceed with Construction for a period of ninety
(90) consecutive days.

“Affiliate” means, with respect to the Redeveloper, any other person directly or indirectly
controlling or controlled by, or under direct or indirect common control with the Redeveloper. For
purposes of this definition, the term “control” (including the correlative meanings of the terms
“controlled by” and “under common control with”) shall mean the possession, directly or
indirectly, of the power to direct or cause the direction of the management policies of the
Redeveloper, whether through the ownership of voting securities or by contract or otherwise.

“Applicable Laws” mean all Federal, State and Local laws, ordinances, approvals, rules,
regulations and requirements applicable thereto including, but not limited to the Redevelopment
Law, the MLUL, the New Jersey Administrative Code, relevant construction codes, and such
zoning, sanitary, pollution and other environmental safety ordinances, laws and such rules and
regulations thereunder, including all applicable Environmental Laws and Federal and State labor
standards.

“Certificate of No Default” is as defined in Paragraph 7f hereof.

“Certificate of Completion” means a certificate or certificates in recordable form, issued
by and executed on behalf of the Township, certifying that the Redeveloper has performed its
duties and obligations under this Redevelopment Agreement with respect to the Project.

“Certificate of Occupancy” means a permanent “Certificate of Occupancy”, as the term is
used within the New Jersey Administrative Code, NJ.A.C. 5:23-1.4 and N.JLA.C. 5:23-2 et seq.,
issued with respect to all or a portion of the Project, upon completion of all or a portion of the
Project in compliance with all applicable requirements for issuance of such certificate.




“Commence Construction,” “Commencement of Construction,” or “Construction” means
the undertaking by Redeveloper of any actual physical construction or Project, site preparation,
envirommental remediation, demolition as directed by the Township, construction of new
structures, and installation or improvement of infrastructure,

“Effective Date” means the last date on which the Parties execute this Redevelopment
Agreement.

“Environmenta] Laws” are any and all Federal, State, Regional, and Local laws, statutes,
ordinances, regulations, rules, codes, consent decrees, judicial and administrative orders, decrees,
directives and judgments relating to contamination, damage to or protection of the enviromment,
environmental conditions, or the use, handling, processing, distribution, generation, treatinent,
storage, disposal, manufacture or transport of Hazardous Substances, presently in effect or
hereafter amended, modified, or adopted including, but not limited to, the Comprehensive
Environmental Response, Compensation and Liability Act as amended by Superfund Amendments
and Reauthorization Act (“CERCLA”) (42 U.S.C. § 9601 et seq.); the Resource Conservation and
Recovery Act of 1976 (“RCRA™) (42 US.C. § 6901 et seq.); the Clean Water Act (33 US.C. §
1251 et seq.); the Toxic Substances Control Act (15 U.8.C. §2601, et seq.); the Federal Pollution
Control Act (33 U.S.C. §1251 et seq.); the New Jersey Spill Compensation and Control Act (the
“Spill Act”) N.LS.A, 58:10-23.11 et seq.); the Industrial Site Recovery Act, as amended (“ISRA™)
(N.J.S.A, 13:1K-6 et seq.); the New J ersey Underground Storage of Hazardous Substance Act
(N.J.S.A. 58:10A-21 et seq.); the New Tersey Water Pollution Control Act (N.J.S.A. 58:10A-1 et
seq.); the New Jersey Brownfield and Contaminated Site Remediation Act N.J.S.A. 58:10B-1 et
seq.); the New Jersey Site Remediation Reform Act (N.J.S.A, 58:10C-1 et seq.); the New J ersey
Environmental Rights Act (NJ.S.A. 2A:35A-1 et seq.); and the rules, regulations and guidance
promulgated thereunder.

“Event of Default” is as defined in Paragraph 11 hereof,

“Escrow,” “Redevelopment Agreement Escrow™ or “Total Escrow” means the sum of
money which has been deposited by Redeveloper to reimburse the Township for the professional
costs and fees incurred by the Township for preparation of this Redevelopment Agreement and for
the oversight and implementation of the Redevelopment Agreement and Redevelopment Plan
going forward, and any additional deposits required to replenish said escrow. This escrow is
separate and apart from the escrow fees to be paid by the Redeveloper as part of the land use
application process under the MLUL. Any posted escrow is not a cap or a ceiling. The specifics of
this escrow are governed by a separate Redeveloper’s Escrow Agreement previously executed by
the parties.

“Financial Agreement” shall mean a financial agreement between the Township and
Redeveloper in accordance with the Long-Term Tax Exemption Law, N.J.S.A. 40A:20-1 et seq.,
as amended from time to time.

“Force Majeure Event” means causes beyond the reasonable control and not due to the
fault or negligence of the party seeking to excuse delay or failure of performance of an obligation
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hereunder by reason thereof, including, but not limited to: an appeal of any Governmental
Approvals by any third-party; any litigation between the Redeveloper and Township concerning
this Redevelopment Agreement, the Redevelopment Plan, or the development of the Project;
declarations of public emergency; acts of nature (as to weather-related events, limited to severe
and unusual events or natural occurrences such as hurricanes, tornadoes, earthquakes, and floods
not reasonably foreseeable at the time the Construction Schedule is agreed to or weather that is
not typical for the geographic location in which the Property is located); acts of the public enemy;
acts of war; fire; epidemics and pandemics (including COVID-19 and related events); quarantine
restrictions; blackouts; power failures or energy shortages; governmental embargoes;
governmental shutdown orders; strikes or similar labor action by equipment or material suppliers
or transporters; litigation with any third-party (including a transferee) related to the substance of
this Redevelopment Agreement or the Project; unavailability of necessary building materials
(provided that the Redeveloper has no commercially reasonable alternatives to avoid the impact
thereof on the progress of the Project); or similar events beyond the reasonable control of the
party obligated to perform.

“Governmental Approvals” means all necessary reviews, consents, permits or other
approvals of any kind legally required by any Governmental Body in order to implement the
Project including but not limited to the Redevelopment Approvals as that term is defined in this
Redevelopment Agreement,

“Governmental Body” means any Federal State, County or Local Township, department,
commission, authority, court, or tribunal, and any successor therefo, exercising executive,
legislative, judicial, or administrative functions of or pertaining to government, including, without
limitation, the Township of Mansfield, the County of Burlington, the State of New Jersey, and the
United States Federal Government.

“Govemnmental Financial Incentive” means one or more of the following forms of
governmental financial assistance: Financial Agreement and tax exemption pursuant to the Long-
Term Tax Exemption Law, N.J.S.A. 40A:20-1 et seq.; issuance of redevelopment area bonds
pursnant to the Redevelopment Area Bond Financing Law, N.JS.A. 40A:12A-64 et seq.; or State
financial incentives, including pursuant to the Grow NJ Pro gram or the Economic Redevelopment
and Growth Program.

“Hazardous Substance” or “Hazardous Materials” means any hazardous wastes or
hazardous substances defined in any Environmental Laws, including, without limitation any
asbestos, PCB, noxious or radioactive substance, methane, volatile hydrocarbons, industrial
solvents or any other material or substance which would cause or constitute a health, safety or
other environmental hazard to any person or property.

“Legal Requirements” means all laws, statutes, codes, ordinances, resolutions, binding
conditions, orders, regulations and requirements, as amended from time to time, including all
Environmental Laws and regulations of federal, state, county and municipal governments.

“MLUL” means the Municipal Land Use Law, N.J.S A, 40:55D-1 et seq.



“NIDEP™ means the New Jersey Department of Environmental Protection and any
successors in interest.

“NIDOT” means the New Jersey Department of Transportation and any successors in
interest.

“Paragraph” means the numbered paragraphs in this Agreement and all subparagraphs
thereof identified by lower case letters, numbers within parentheses, and lower-case letters within
parentheses.

“Parties” means the Township of Mansfield/Township of Mansfield Comumittee, as
Redevelopment Entity, and Florence Columbus Road Urban Renewal, LLC, as Redeveloper,
pursuant to this Redevelopment Agreement, collectively.

“Party” means the Township of Mansfield and the Township of Mansfield Comnittee, as
Redevelopment Entity, or Florence Columbus Road Urban Renewal, LLC, as Redeveloper,
pursuant to this Redevelopment Agreement, individually.

“Person” means any individual, sole proprietorship, corporation, partnership, joint venture,
limited liability company or corporation, trust, unincorporated association, institution, public or
governmental body, or any other entity.

“Planning Board” means a Planning Board which exercises all of the powers of a Planning
Board pursuant to the MLUL.

“Project” includes the construction of the Project identified in the Site Plan (Exhibit C), as
may be amended from time to time, fully funded by Redeveloper, including any subdivision and
redevelopment of the Property in accordance with a Township-approved site plan and adopted
Redevelopment Plan, as amended from time to time, the posting of all required performance bonds,
providing all required guarantees and insurance coverage, diligently seeking all permits and
approvals, and construction of the Project pursuant to all laws, along with site preparation, and
satisfaction of all financial obligations due and owing the Township hereunder, including but not
limited to timely payment of all deposits, Escrow and payments,

“Project Site or Property” means that certain site comprising the parcel(s) located within
the Township of Mansfield described in Exhibit A attached hereto.

"Qualified Developer" mean the Person to whom the Redeveloper has transferred its rights
and obligations with respect to construction of the Project in accordance with the provisions of
Section 8 hereof.

“Redeveloper” means Florence Columbus Road Urban Renewal, LLC.

“Redeveloper Covenants™ are those defined at Paragraph 5 hereof.
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‘Redevelopment Agreement” or “Agreement” means this Redevelopment Agreement by
and between the Township and Redeveloper, all Exhibits to such Agreement, and any written
Amendments executed by the Parties,

“Redevelopment Approvals” means: (i) any preliminary and final major subdivision
approval subdividing any portion of the Property into Lots required to implement the Project under
the Township’s Redevelopment Plan, as amended from time to time by the Township, based
reasonably upon Redevelopers site plan or amended site plan, and in accordance with approvals
by all appropriate Governmental Bodies; (ii) preliminary and final major site plan approval for the
Project issued by the Township’s Planning Board; (iii) County of Burlington Planning Board
approval of the Project components where required; (iv) written agreements with the Township or
utility company providing water service for the construction, installation and operation of a potable
water distribution system serving Project components with an adequate supply of potable water;
(v) a written agreement with the Township or utility company providing sewage treatment service
in the Township for extension of the existing sanitary sewer system, if any, to serve Project
components; (vi) “will serve” letters in form and substance acceptable to Redeveloper from the
providers of electric, natural gas, telephone and cable television to furnish such utilities to Project
components; (vii) soil conservation review approvals and permits for Project components; (viii)
sewer extension and treatment works approval permits as required for the construction and
operation of sanitary sewer lines or a private on-site sewage disposal system for the Project
components; (ix) curb cut and access permits and approvals and traffic signal approvals required
to be issued by the State of New Jersey, the New Jersey Department of Transportation, the County
of Burlington and the Township or any subdivision or Township thereof for Project components;
(x) Remediation Permits from the NJDEP (if any are necessary to construct the Project); (xi) any
other approval, license, permit, consent or waiver required to be granted or issued by any federal,
state, county or municipal Township, or any department, board, authority, Township official or
officer thereof having jurisdiction as a prerequisite to securing building permits for all Project (on
or off-site) to be constructed in connection with the Project; and, (xii) valid building permits from
all governmental authorities having jurisdiction permitting the construction of the subject Project
components and all on and off-site Project required to be constructed in connection therewith, and
(xiii) State approval for any redevelopment on the Property by Redeveloper, where required. It
shall be the Redeveloper’s obligation to diligently seek all Redevelopment
Approvals/Governmental Approvals, at Redeveloper’s sole expense.

“Redevelopment Entity” means the Township Committee of the Township of Mansfield,
County of Bulington, State of New Jersey pursuant to the authority contained in the
Redevelopment Law at N.J.S A, 40A:12A-4.

¢

‘Redevelopment Law” means the Local Redevelopment and Housing Law, N.J.S.A.
40A:12A-1 et seq.

“Redevelopment Plan” is the Township’s adopted Redevelopment Plan, as amended from
time to time, that includes the Project covered hereunder, as revised and approved in writing by
the Township and by Township Committee. The current Redevelopment Plan is attached as
Exhibit B,



“State” means the State of New Jersey.

*“Township” means Township of Mansfield or Township of Mansfield Comumittee.

“Township Covenants” are those set forth at Paragraph 6 hereof,

“Township Indemnified Parties” means the Township and each of its respective officers,
directors, employees, agents, representatives, contractors and consultants.

“Township Indemnified Party” means the Township or one of its respective officers,
directors, employees, agents, representatives, contractors and consultants.

*Zoning Ordinance” means the Township’s zoning ordinance and all related municipal
land use regulations enacted pursuant to the MLUL and the Redevelopment Law.

PART I
REPRESENTATIONS AND WARRANTIES OF PARTIES

1. Representations and Warranties by Redeveloper, Redeveloper hereby represents and
warrants the following to the Township for the purpose of inducing the Township to enter into this
Redevelopment Agreement and to consummate the transactions contemplated hereby, all of which
shall be true as of the Effective Date, and which shall survive this Agreement:

a. Redeveloper is a limited liability company of the State of New Jersey. Redeveloper
is in good standing under the laws of this State, having all requisite power and authority to
carry on its business, and to enter into and perform all of its obligations under this
Redevelopment Agreement. Redeveloper shall provide a Certificate of Good Standing to
the Township within thirty (30) days of the execution of this Agreement.

b. Redeveloper has the legal power, right and authority to enter into this
Redevelopment Agreement and the instruments and documents referenced herein to which
Redeveloper is a Party, to consummate the transactions contemplated hereby, to take any
steps or actions contemplated hereby, and subject to securing Governmental Approvals, to
perform all of Redeveloper’s obligations hereunder.

G This Redevelopment Agreement is duly exscuted by Redeveloper and is valid and
legally binding upon Redeveloper and enforceable in accordance with its terms. The
execution and delivery hereof shall not constitute a default under or violate the terms of
any indenture, agreement or other instrument to which Redeveloper is a party, including,
but not limited to, Redeveloper’s operating agreement, if any.

d. No receiver, liquidator, custodian or trustee of Redeveloper has been appointed,
and no petition to reorganize Redeveloper, or any of its members, pursuant to the United
States Bankruptcy Code or any similar statute that is applicable to the Redeveloper has
been filed, as of the Effective Date.



€. No adjudication of bankruptey or liquidation of Redeveloper, or any of its
members, has been entered, nor has a voluntary, or involuntary, bankruptcy petition been
filed by or against Redeveloper, or any of its members, under the provisions of the United
States Bankruptey Code or any other similar statute applicable to the Redeveloper.

f. No indictment has been returned against any partner, member or officer of
Redeveloper with respect to any transaction related to the transactions contemplated by the
terms of this Redevelopment Agreement or otherwise.

g There is no pending o, to the best of the Redeveloper’s knowledge, threatened
litigation that would prevent Redeveloper from performing its duties and obligations
hereunder.

h. There is no action, proceeding or investigation now pending or threatened, which:
(i) questions the authority of the Redeveloper to enter into this Redevelopment Agreement
or any action taken or to be taken by the Redeveloper pursuant to this Redevelopment
Agreement; (if) is likely to result in a material adverse change in the Redeveloper’s
property, assets, liabilities or condition of Redeveloper, or any of its members, which could
materially and substantially impair Redeveloper’s ability to perform all obligations
pursuant to the terms of this Redevelopment Agreement; or (iif) prevents Redeveloper from
complying with this Redevelopment Agreement or any related agreement,

4 All materials and documentation submitted by the Redeveloper and its agents to the
Township and its agents were, at the time of such submission, and are as of the Effective
Date, materially accurate, and the Redeveloper shall confinue to inform the Township of
any material and/or adverse changes in the documentation submitted. The Redeveloper
acknowledges that the facts and representations contained in the information submitted by
the Redeveloper are a material factor in the decision of the Township to enter into this
Redevelopment Agreement.

i The Redeveloper is financially and technically capable of developing, designing,
financing and constructing the Project.

k. The cost and financing of the Project is the responsibility of the Redeveloper. The
Township shall not be responsible for any cost whatsoever in respect to same, except as
may otherwise be the case in connection with a Governmental Financial Incentive, if any.

I The ownership structure of the Redeveloper is set forth in the certificate attached
to this Redevelopment Agreement as “Exhibit D, and sets forth, among other things, the
name(s) and address(es) of all entities owning at least a 10% interest in Redeveloper, and,
as to each such entity, all entities owning at least a 10% interest therein, such disclosure
being intended to be the same disclosure that applicants are required to make in connection
with applications for land use approvals pursuant to the MLUL at N,J.S.A. 40:55D-48.2.
The Redeveloper shall, at such times as the Township may request, but no more than once
per calendar year, furnish the Township with a complete statement subscribed and sworn
to by a partner, member or officer of the Redeveloper, setting forth all of the ownership



s

interests of the Redeveloper, or other owners of equity interests of the Redeveloper, and
the extent of their respective holdings, and in the event any other parties have a beneficial
interest in the Redeveloper, their names and the extent of such interest.

m. Neither the Township nor any of its agents, representatives, employees or officers
have made any representations or warranties, expressed or implied, except as expressly set
forth in this Redevelopment Agreement and the Redevelopment Plan. Without limiting the
generality of the foregoing, Redeveloper has not relied on any representations or warranties
(except those representations, if any, expressly set forth in this Redevelopment Agreement
or the Redevelopment Plan) as to (i) the current or future real estate tax liability, assessment
or valuation of the Property or the Project; (ii) the potential qualification of the Property or
the Project for Governmental Financial Incentives or other benefits conferred by federal,
state or municipal laws; (iii) the compliance of the Property or the Project in its current or
future state with Applicable Laws; (iv) the current or future use of the Property or the
Project; (v) the physical condition, including, but not limited to, the environmental
condition, of the Property or the Project; or (vi) the ability to obtain Governmental
Approvals for construction or alteration of the Property or the Project.

1. The Redeveloper is entering into this Agreement and shall perform all of its
obligations hereunder and consummate the transaction(s) contemplated by this
Redevelopment Agreement solely in reliance on and as a result of Redeveloper’s own
investigations and efforts and at Redeveloper’s sole risk. Redeveloper acknowledges that
this paragraph was a negotiated part of this Redevelopment Agreement and serves as an
essential component of consideration for the same.

Representations and Warranties by the Township. The Township hereby represents and

warrants the following to Redeveloper for the purpose of inducing Redeveloper to enter into this
Redevelopment Agreement, and fo consummate the transactions contemplated hereby, all of which
shall be true as of the Effective Date, and which shall survive this Agreement:

a. The Township duly adopted Resolution No. 2005-3-15 on March 23, 2005, which
designated the Project Site as an area in need of redevelopment in accordance with the
Redevelopment Law, as set forth above in the Preliminary Statement.

b. The Township’s adoption of Ordinance No. 2016-4 further adopted the
Redevelopment Plan in accordance with the Redevelopment Law, as set forth above in the
Preliminary Statement.

B The Township is a duly organized municipal corporation existing under the laws of
the State of New Jersey and has the legal power, right and authority to act as a
redevelopment entity for the Project and to enter into this Redevelopment Agreement and
the instruments and documents referenced herein to which the Township is a party, to
consummate the transactions contemplated hereby, to take any steps or actions
contemplated hereby, and to perform its obligations hereunder, and has duly executed this
Redevelopment Agreement.
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d. All requisite action has been taken by the Township and all requisite consents have
been obtained in connection with entering into this Redevelopment Agreement and the
instruments and documents referenced herein to which the Township is a Party, and the
consummation of the transactions contemplated hereby, and to the best of the Township’s
knowledge and belief are authorized by all Applicable Laws.

e. To the best knowledge of the Township there are no writs, injunctions, orders or
decrees of any court or governmental body that would be violated by the Township entering
into or performing its obligations under this Redevelopment Agreement.

f. This Redevelopment Agreement has been duly authorized, executed and delivered
by the Township, and is valid and legally binding upon the Township and enforceable in
accordance with its terms on the basis of laws presently in effect and the execution and
delivery thereof shall not, with due notice or the passage of time, constitute a default under
or violate the terms of any indenture, agreement or other instrument to which the Townshi p
is a party.

g The Township represents that to the best of its knowledge and belief, after diligent
inquity, there is no action, proceeding or investigation now pending, nor any basis
therefore, known or believed to exist which questions the validity of the Redevelopment
Plan or this Redevelopment Agreement or any action or act taken or to be taken by the
Township pursuant to the Redevelopment Plan or Redevelopment Agreement.

h. The Township will consider amendments or revisions to the Site Plan proposed by
the Redeveloper as required to ensure compliance with the Redevelopment Plan provided
that such amendments or revisions comply with the Redevelopment Plan.

Mutual Representations. The Parties make the following mutual representations:

a. The Township and Redeveloper agree that the Project will be governed by the
adopted Redevelopment Plan, as may be amended from time to time, the requirements of
the Redevelopment Law, any provisions of the Township Zoning Ordinance that are not
inconsistent with the zoning provisions of the Redevelopment Plan, and this
Redevelopment Agreement.

b. If requested in writing by Redeveloper, the Township agrees that it will endorse
and cooperate on certain applications for Governmental Approvals concerning the
Property, where appropriate, at no cost to the Township. Redeveloper shall pay all fees and
costs required to apply for any such Governmental Approvals.

é In the event that any contractual provisions required by the Legal Requirements
have been omitted, the Township and Redeveloper agree that this Redevelopment
Agreement shall be deemed to incorporate all such clauses by reference, and that such
requirements shall become a part of this Redevelopment Agreement. If such incorporation
oceurs and results in a material change in the obligations or benefits of one of the Parties,
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the Township and Redeveloper hereby agree to act in good faith to mitigate such changes
in position,

PART II
REDEVELOPMENT PROJECT

The terms of this Redevelopment Agreement shall survive the execution of this Agreement.

i

Project Description. Redeveloper shall redevelop the Project Site by constiucting an

approximately 811,960 sq. ft. warehouse, a bridge to span Crafts Creek, along with customary site
improvements such as roadways, parking, drainage improvements, lighting, landscaping and the
like, all as depicted on Exhibit C.

2,

Redevelopment. The Redeveloper shall redevelop the Property as set forth herein.

a. Redevelopment Plan. The Township adopted a Redevelopment Plan by Ordinance.
The Project shall be developed in accordance with the Redevelopment Plan and the Site
Plan provided by the Redeveloper and attached hereto as Exhibit C. The Redeveloper may
request that the Township further amend the Redevelopment Plan as appropriate and
necessary to construct the Project, the consent to such amendment which shall not be
unreasonably withheld, conditioned or delayed by the Township.

b. Redevelopment Approvals. Redeveloper shall obtain all Redevelopment Approvals
necessary for the development of the Project at its sole cost and expense, including, but not
limited to, all engineering fees, attorney fees and other professional fees, all application
and escrow fees, all connection fees, and any other costs related to the design, approval
and construction of the Project. The Redeveloper will cause to be prepared and submitted
such applications as may be necessary and appropriate for the purpose of obtaining any
and all Redevelopment Approvals for the undertaking of the Project, including, without
limitation: final subdivisions approvals; final site plan approvals; building permits for the
Project; environmental approvals; and any and all other necessary permits, licenses,
consents and approval. All of the Redevelopment Applications shall be in general
conformity with the Site Plan, the Redevelopment Plan and this Agreement and any and
all federal, state, county, and municipal statutes, laws, ordinances, rules and regulations
applicable thereto. Nothing contained herein shall be construed to limit the Redeveloper’s
rights under the MLUL, including the right to apply for any bulk variances or design
waivers deemed necessary or appropriate, but expressly excluding any use variances,
provided, however, that the Redeveloper acknowledges that its rights are subject to and
constrained by the Redevelopment Plan and this Agreement. All performance guarantees
imposed upon the Project by any State, County or Township agency for the Project shall
be posted by Redeveloper. It is anticipated that Redeveloper will be required to obtain site
plan and/or subdivision approvals from the Township Planning Board, the County Planning
Board, County Soil Conservation District, NIDOT, and NJDEP for environmental
approvals as needed.
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c. Time for Redevelopment Approvals. Redeveloper shall use reasonably diligent
efforts to expeditiously secure, or cause to be secured, any and all Governmental
Approvals, and shall carry out the Project in conformance therewith, Redeveloper shall be
required to provide the Township with a copy of all applications to, and permits for
approval received, together with copies of significant substantive correspondence fo or
from, any Governmental Body.

(1) Prior to being heard on any application for Redevelopment Approvals on
the Property, as well as all other times reasonably requested by the
Township, Redeveloper shall be available to make a presentation to the
Township Committee regarding the Project.

d. Designation as Redeveloper. The Township designated Redeveloper as
redeveloper of the Project on the Property pursuant to Resolution 2020-11-8. For so long
as this Redevelopment Agreement remains in effect, Redeveloper shall have the exclusive
right to redevelop (and to have others perform same on its behalf) the Property in
accordance with fhe Redevelopment Plan, the Governmental Approvals, the
Redevelopment Law and all other Applicable Laws, and the terms and conditions of this
Redevelopment Agreement. The Township agrees that, absent an Event of Default by
Redeveloper, it will not negotiate or entertain for the provision of another redeveloper for
the Property or any portion thereof.

3, Fire Department Contribution. The parties agree and acknowledge that, subject to required
governmental approvals, the Project qualifies for (1) a permissible total square footage of 811,960
square feet for the total area of development to be undertaken, and (2) aLong Term Tax Exemption
within the meaning of N.J.S.A. 40A:20-1, as described in additional detail below, In consideration
of this recognition and acknowledgment by the Township and for additional community benefits,
Redeveloper has agreed to undertake to remit a donation to the Franklin Fire Engine Company
D/B/A/ Franklin Fire Company No. 1 (“Fire Company”) in the form of new equipment. Within
sixty (60) days of the Effective Date, Redeveloper will remit to Fire Company a donation, which
shall consist of the following equipment: (a) all that certain equipment listed on a quote dated
October 11, 2019 from Continental Fire & Safety, bearing Quote No. 19-2590, a true and correct
copy of which is attached hereto as Exhibit I, and (b) all that certain equipment listed on a quote
dated December 4, 2019, from Lion, bearing Quote No. 405535-0, a true and correct copy of which
is attached hereto as Exhibit I. Redeveloper warrants that the Donation is free of any and all
encumbrances and that Redeveloper has full legal rights to make the Donation to Fire Company.

4. Declaration of Covenants and Restrictions. The Redeveloper shall record a Declaration of
Covenants and Restrictions (“Declaration™), a form of which is attached as “Exhibit G,” imposing
upon the Project Site the agreements, covenants and restrictions, pursuant to the Redevelopment
Law at N.J.S.A, 40A:12A-9, including the following Redeveloper Covenants to be observed by
the Redeveloper, its successors and assigns and which shall run with the land, The Redeveloper
will deliver to the Township a copy of the recorded Declaration as soon as it is available.

i3



a. Declaration. The following Covenants and Restrictions shall be set forth in the
Declaration.

() Redeveloper shall construct or cause to be constructed or renovated only
those buildings and uses that are consistent with the Redevelopment Plan, as
amended and adopted by the Township from time to time, and this Redevelopment
Agreement, and in accordance with all Governmental Approvals.

(2)  The Redeveloper shall begin the building of the improvements for those
uses within the time set forth herein, which the parties have determined is
reasonable.

(3) Redeveloper shall not convey, lease, or transfer, nor permit the conveyance,
lease, or transfer of any portion of the subject Property, or a substantial interest in
the Redeveloper, to third parties prior to the issuance of a Certificate of Occupancy,
without specific, written, advance approval by the Township, as set forth in this
Redevelopment Agreement in Paragraph 8, which approval shall not be
unreasonably delayed, conditioned or withheld by the Township; provided, that
Redeveloper may convey, lease or transfer the Property to a Qualified Developer
in accordance with Paragraph 8 of the Redevelopment Agreement.

{(4)  Any transfer or other transaction in violation of this Redevelopment
Agreement by Redeveloper shall be an Event of Default of Redeveloper and shall
be subject to the remedies set forth at Paragraph 11 of this Agreement. In the
absence of specific written consent by the Township, no such transfer of the Project
Site or portion thereof, or transfer of a controlling interest in Redeveloper, shall be
deemed to relieve Redeveloper from any obligations under this Redevelopment
Agreement; provided, that the conveyance, lease or transfer of the Property and this
Redevelopment Agreement to a Qualified Developer shall serve to relieve
Redeveloper ofits obligations hereunder. The Declaration shall contain a restriction
against transfers as set forth in this Paragraph and, in addition, shall provide that in
the event of any attempted transfer in violation of the restrictions in this Paragraph,
the Township shall be entitled to the issuance of an injunction voiding or restraining
such transfer, and the award of legal fees and related expenses of the Township in
connection with any such legal action. Except as set forth hereunder, the Township
agrees to record a Discharge of the Declaration upon issuance of the final
Certificate of Occupancy for Redeveloper’s Project covered by this Agreement, at
Redeveloper’s expense.

(5)  Upon completion of the required improvements, the conditions determined
to exist at the time the area was determined to be in need of redevelopment shall be
deemed to no longer exist, and the land and improvements thereon shall no longer
be subject to eminent domain as a result of those determinations.

(6) Redeveloper shall not discriminate against or segregate any person, or
group of persons, on account of race, color, religion, creed, age, national origin,
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ancestry, physical handicap, marital status, affectional preference or gender, in the
sale, lease, sublease, transfer, use, occupancy, tenure or enjoyment of the Property,
nor shall Redeveloper itself, or any affiliate claiming under or through Redeveloper,
establish or permit any such practice or practices of discrimination or segregation
with reference to the selection, location, number, use of occupancy of tenants,
lessees, subtenants, sub lessees, or vendees al the Property or any property.

(7 In the sale, lease or occupancy of the Project, the Redeveloper shall not
effect or execute any covenant, agreement, lease, conveyance or other instrument
whereby the Project Site and/or the Project is restricted upon the basis of age, race,
color, creed, religion, ancestry, national origin, sexual orientation, gender or marital
status, and the Redeveloper, its successors and assigns shall comply with all State
and local laws prohibiting discrimination or segregation by reason of age, race,
color, creed, religion, ancestry, national origin, sex or marital status.

(8)  The Declaration shall run in favor of the Township until completion of all
improvements required under this Agreement and a determination by the Township
that the Property is no longer in need of redevelopment.

b. Effect of Declaration of Covenants and Restrictions, It is intended and agreed by
the Parties that the Declaration of Covenants and Restrictions set forth in this Paragraph 4,
and elsewhere in this Redevelopment Agreement designated for inclusion in the
Declaration, shall be covenants running with the land, and that they shall be binding, to the
fullest extent permitted by law and equity, for the benefit of and in favor of the Township,
and shall be enforceable by the Township, its successors and assigns, and any Successor in.
interest to the Property, against Redeveloper, its successors and assigns and every
successor inn interest therein.

& Enforcement of Declaration of Covenants by the Township. It is intended and
agreed that the Township and its successors and assigns shall be deemed beneficiaries of
the agreements and covenants set forth in this Redevelopment Agreement, both for and in
their own right but also for the purposes of protecting the interests of the community and
other parties, public or private, in whose favor or for whose benefit such agreements and
covenants have been provided. Such agreements and covenants shall run in favor of the
Township for the entire period during which such agreements and covenants shall be in
force and effect, without regard to whether the Township remains or is an owner of any
land or interest therein. The Township shall have the right, in the event of any material
breach of any such agreement or covenant by Redeveloper, to exercise all rights at law and
equity provided for by the Courts of the State of New Jersey.

d. Termination of Declaration and Redevelopment Agreement. This Redevelopment
Agreement and the Declaration of Covenants and Restrictions set forth herein shall remain
in effect as to the Project until either the termination of this Redevelopment Agreement in
accordance with its terms, or the issuance of the final Certificate of Occupancy for the
entire Project, whichever shall occur first. Upon redevelopment of the Property and
completion of the entire Project as determined by the Township and by the issuance of the
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final Certificate of Occupancy for the Project, this Agreement shall terminate, and the
conditions that were found and determined to exist at the time the Property was determined
to be in need of redevelopment shall be deemed to no longer exist, and the conditions and
requirements of the Redevelopment Law shall be deemed to have been satisfied at that
Property. Simultaneously with the issuance of such final Certificate of Occupancy, the
Township shall deliver to Redeveloper a Certificate of Completion, a form of which is
attached as “Exhibit G,” in recordable form. Except with respect to any financial
obligations still due and owing the Township, and also as expressly provided herein, all
representations and obligations of the Parties hereto shall terminate as of the date of the
delivery of such final Certificates of Occupancy with respect to the Property. In the event
of a conveyance of part of the Property by Redeveloper after the issuance of a Certificate
of Occupancy for such parcel, the Township shall issue a Discharge of Declaration for that
part of the Property only,

Redeveloper Covenants: The Redeveloper covenants and agrees that:

a. Project Implementation; Redeveloper shall use commercially reasonable efforts to
implement the Project, in accordance with the provisions of this Redevelopment
Agreement, the Legal Requirements, all Governmental Approvals and all Environmental
Laws.

b. Financing, Approvals: Redeveloper shall undertake with due diligence: (i) to
pursue and obtain the necessary financing for acquisition and redevelopment; (ii)
redevelopment of the Project upon securing Governmental Approvals; and (iii) perform
eachitem on or prior to the date set forth in the Project Milestones/Timeline attached hereto
as “Exhibit E” (for those items for which commencement dates only may be given, such
items shall be completed in a comunercially reasonable period).

& Commencement of Construction: Redeveloper shall Commence Construction of
the Project in accordance with the Project Milestones/Timeline attached hereto as Exhibit
E.

d. Certificates of Occupancy: During redevelopment and construction, and upon
completion of any building in the Project, Redeveloper shall use diligent efforts to obtain
Certificates of Occupancy for completed buildings.

£ Change in Redeveloper Status: Redeveloper shall notify the Township of any
change from the information previously provided to the Township regarding Redeveloper’s
financial capability to acquire the Property if such change will affect the Redeveloper’s
ability to redevelop, finance and construct the Project.

f. Expenses: Redeveloper shall acquire the Property, obtain all Redevelopment
Approvals and Governmental Approvals, perform any envirommental investigation and
remediation, and construct the Project at its sole cost and expense,
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g. Surety: Redeveloper shall provide performance and maintenance guarantees or
other surety required by the MLUL or any other relevant law. Redeveloper shall provide
all inspection escrows as required by the MLUL or any otler relevant law,

h. Affordable Housing: Redeveloper shall be required fo comply with the Statewide
Non-Residential Development Fee Act, N.J.S.A. 40:55D-8.1 et seq., by remitting payment
to the Township in an amount equal to either (1) 2.5% of the equalized assessed value of
the land and {mprovements for all new non-residential construction on the Property or (2)
2.5% of the increase in equalized assessed value of the additions to existing structures on
the Property to be used for non-residential purposes, as calculated by the Township Tax
Assessor (the “COAH Fee”). Redeveloper shall remit payment of half of the COAH Fee
prior to the issuance of building permits for the Project, with the balance due prior to the
issuance of the requisite Certificate of Occupancy,

Township Covenants, The Township covenants and agrees as follows:

a. Assistance and Cooperation: The Township agrees to reasonably and lawfully assist
Redeveloper in the implementation of the Project. The Township agrees that it will use its
best efforts, but in all cases without any cost or expense to the Township, to provide non-
privileged and non-confidential information in its possession to Redeveloper when such
information is needed by the Redeveloper to obtain necessary Approvals, including, but
not limited to executing applications for permits necessary for the redevelopment of the
Project. To the extent permitted under applicable law, the Township agrees to reasonably
support any applications of Redeveloper that are made in accordance with this Agreement,

b. Scheduling: The Township agrees to schedule reasonably expedited Township
meetings for action on redevelopment applications of Redeveloper for the Project upon
timely written notice from Redeveloper to the Township of the necessity of such meetings.

c. Non-Interference: The Township shall not take any action intended to delay or
prevent Redeveloper from implementing the Project in accordance with the
Redevelopment Plan, the Redevelopment Law, and this Redevelopment Agresment.

Implementation of the Project, The Redeveloper shall construct the Project described in

this Agreement.

2. Approvals, Redeveloper shall obtain all Redevelopment Approvals and shall obtain
all required building permits for the Project which shall not be unreasonably delayed,
conditioned or withheld by the Township.

b. Time for Completion of Project. The construction of the Project for the Property
shall be substantially completed within the time set forth in the Project Milestones/
Timeline attached as Exhibit E. The Redeveloper and Township may, if they agree to do
so, amend the Project Milestones/Timeline. For purposes of this Redevelopment
Agreement, a Certificate of Completion shall evidence and constitute substantial
completion.
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& Inspection, Redeveloper shall permit authorized representatives of the Township to
inspect and audit all data and records of the Redeveloper relating to its performance under
this Agreement upon at least ten (10) days written notice to Redeveloper.

d. Utility Providers. Redeveloper is responsible for all infrastructure, including
utilities, water, sewer, electric, gas, storm drains, telephione and cable, and infrastructure
completion shall be constructed as required to serve the Project, as directed by the
Township. Redeveloper shall be solely responsible to enter into service agreements with
those public utilities having jurisdiction to provide water, sewer, electric, gas and telephone
services to the Project. The Parties acknowledge that local public utility providers may
have certain rights with respect to the Project Site. Redeveloper agrees that it is responsible
to undertake the appropriate measures to negotiate with, and attempt to acquire, relocate or
otherwise address the existence of utilities and Project and easements therefor, in order to
complete the Project pursuant to law. Redeveloper shall consult local public utility
providers with respect to all construction and shall take all reasonable and customary
precautions to prevent personal injury, property damage and other liabilities related to all
utilities above, at and under the Project Site. If in connection with the improvements to be
erected on the Property any property owned or used by any public utility must be removed
and/or relocated and/or reconstructed, then the cost of such removal and/or relocation
and/or reconstruction shail be borne by the Redeveloper if such property owned by such
utility is located on the Property, except to the extent that said utility work has been
assumed, and guaranteed, by other entities.

& Condition of Site. Redeveloper shall keep the Project Site free from any substantial
accumulation of debris or waste materials, and shall maintain in good condition any
landscaping and amenities as required under as part of the Governmental Approvals,

f. Certificate of No Default. At either Party’s request, the performing Party shall
deliver to the requesting Party a Certificate to the effect that the performing Party is not
aware of any condition, event or act that constitutes a violation of this Redevelopment
Agreement or that would constitute an Event of Default hereunder, and, that no condition,
event or act exists that, with notice or lapse of time, or both, would constitute such a
violation, or Event of Default, or, if any such condition, event or act exists, the Certificate
shall so state.

g. Certificate of Qccupancy, The Redeveloper shall comply with the building codes
in effect at the time a Permit is issued, and the Township will not impose additional
building standards beyond those required. Upon completion of any building in the Project,
as determined by the Township, and upon a determination of compliance with the
Redevelopment Plan, Governmental Approvals and Legal Requirements, the Township
agrees to issue a Certificate of Occupancy for such building, The ‘Township agrees to
undertake all inspections in an expeditious manner,

h. Certificate of Completion. The completion of the Project shall be evidenced bya
certificate of the Township in recordable form (“Certificate of Completion™) delivered no
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later than thirty (30) days following the Redeveloper’s written request for same. A form of
Certificate of Completion is attached as “Exhibit G.” The issuance of a Certificate of
Completion for the Project shall state that the Redeveloper has performed its duties and
obligations under this Redevelopment Agreement with respect to the Project. The
Township shall not unreasonably withhold or delay the delivery of a Certificate of
Completion, If the Township determines that the Redeveloper is not entitled to a Certificate
of Completion, the Township shall provide the Redeveloper with a written statement of the
reasons the Township refused or failed to furnish a Certificate of Completion. Upon the
Completion of the Project {or any phase thereof) in accordance with the terms of the
Redevelopment Agreement, the conditions that were found and determined to exist at the
time the Redevelopment Area was determined to be in need of redevelopment shall be
deemed to no longer exist.

1. Tolling Events. The Project Schedule is subject to day for day relief from all Project
Milestones/Timeline requirements, except as stated in this Agreement, resulting from the
occurrence of a Force Majeure Event or the imposition of an injunction or other action
beyond the control of the Redeveloper which prevents the Redeveloper from proceeding
(each a “Tolling Event”). The Redeveloper shall notify the Township in writing of any
proposed tolling of a Project schedule date necessitated by a Tolling Event.

e Execution of Documents. Redeveloper and the Township shall make, execute,
acknowledge and deliver any contracts, orders, receipts, writings and instructions with any
other persons, firms or corporations, and, in general, do all things which may be requisite
or proper for the acquisition, construction and redevelopment of the Project in accordance
with all necessary Redevelopment Approvals, and other agreements as applicable, and shall
perform all obligations thereunder, including being financially able to perform all
obligations under the agreements in a commercially reasonable manner.

k. Compliance with Redevelopment Agreement. Redeveloper shall use reasonable
efforts to ensure that all consultants, professionals, employees, agents, contractors engaged
by Redeveloper, and any of their subcontractors, shall possess the requisite character, skill
and judgment necessary to implement the Project in compliance with the terms and
conditions of this Redevelopment Agreement.

1. Cooperation. The Parties shall work together, as appropriate, nccessary and
reasonable, to accomplish the Project, including entering into additional agreements that
may be required, and seeking available grants/loans for the Project. Further, the Parties
hereto agree to coopetate with each other and to provide all necessary and reasonable
documentation, certificates and consents in order to satisfy the terms and conditions of this
Redevelopment Agreement. The Township further agrees to cooperate as may be
reasonably requested by any mortgagee, lender, or state agency in connection with the
Redeveloper (or any transferee) obtaining financing for the Project; provided, however,
that all costs and expenses of such cooperation by the Township shall be borne by
Redeveloper (or a transferee as the case may be). However, the aforementioned actions
shall not result in a material increase in the Parties’ respective obligations hereunder, or a
material decrease in the Parties’ respective rights hereunder.

18



8.

m. Access to Property. Redeveloper hereby agrees to allow representatives of the
Township construction department and sub-code officials and its agents, officials and
professionals, reasonable access to all portions of the Property for the duration of the
Redevelopment Agreement. Redeveloper, or its designated agent may accompany the
Township representatives,

Prohibitions Against Assienment and Transfer, Pursuant to the Redevelopment Law at

N.J.S.A. 40A:12A-a, the Redeveloper shall not sell, lease or otherwise transfer the Property or
Project, or any part thereof, without the written consent of the Township during the term of this
Agreement which consent shall not be unreasonably delayed, conditioned or withheld. The
Redeveloper represents and agrees that its undertakings pursuant to the Agreement, are, and will
be used, for the purpose of redevelopment of the Property and not for speculation in land holding.

a. The Redeveloper represents and agrees for itself, and its successors and assigns,
that except (i) by way of security for, and only for, the purposes of obtaining financing
necessary fo enable the Redeveloper or any successor-in-interest to the Property, or any
patt thereof, to perform its obligations with respect to the Project under this Agreement or
(ii) any of the purposes set forth in Paragraph 8b of this Agreement, Redeveloper has not
made or created, and that it will not, prior to the issuance of a Certificate of Completion,
make or cause to be made or created, any total or partial sale, assignment, conveyance, or
lease, or any trust or power, or transfer in any other mode or form of or with respect to this
Agreement or the Property, or any part thereof or any interest therein, or any contract or
agreement to do any of the same, without the prior written approval of the Township, the
same of which will not be unreasonably delayed or withheld,

b. The following transactions are not subject to the prohibition set forth in this
Paragraph 8 and shall not require approval by the Township, however in the case of any
transfer contemplated by this Paragraph 8.b, the Redeveloper shall provide the Township
with notice fifteen (15) days prior to the effectuation of such transfer, or such notice as is
reasonably practicable under the circumstances if 15-day notice is not feasible:

(1)  Mortgages and other liens and encumbrances for the purposes of financing
the costs associated or incurred in connection with the acquisition, financing,
refinancing, development and construction of the Project or the conveyance of the
Project to any such mortgagee or purchaser at foreclosure or otherwise; or

(2)  Utility and other development easements; or

(3)  Any lease or sale of all or any portion of the improved Property for which a
Certificate of Occupancy has been issued, with occupancy of the relevant portion
of the Project to end users as permitted by the Redevelopment Plan, Zoning

Ordinance, and this Redevelopment Agreement; or

(4) A transfer of membership or partnership interests in the Redeveloper, such
as for the infusion of equity capital or otherwise for, and only for, the purpose of
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obtaining the financing necessary to enable the Redeveloper to perform its
obligations under this Agreement with respect to completing the Project and any
other purpose authorized by this Agreement, provided such transfer does not result
in a transfer of a controlling interest in the Redeveloper; or

(6)  Any transfer to a mortgagee or any purchaser at a foreclosure sale and any
transfer made by such mortgagee or purchaser; or

(7) Transfers to any Affiliate; or

(8)  Transfers of any limited partnership interests of less than 10% in the
Redeveloper or transfers of any limited partnership interests for estate planning
PUIPOSES Or pursuant to any testamentary document or laws intestate provided that
members of those holding beneficial interests in the Redeveloper or members of
the same family or any entity controlled by those holding beneficial interests in the
Redeveloper or members of the same family, remain, directly or indirectly, the
Redeveloper’s general partner; or

%) environmental covenants and restrictions imposed by a regulatory agency
as a condition of any permit or approval; or

(10)  Any contract, agreement or assignment with respect to any of the foregoing
transactions (including, but not limited to, any assignment of the Redeveloper
designation that may be required in connection with such a conveyance).

3 Redeveloper recognizes that the Township is entering into this Agreement with
Redeveloper, after review and approval of Redeveloper’s personal representations,
qualifications, and the qualifications of the members of the Redeveloper, and, in so doing,
the Township is relying on the obligations of Redeveloper for the faithful performance of
all undertakings and covenants to be performed by Redeveloper hereunder. Except for any
transfer of this Redevelopment Agreement which has been pre-approved by the Township,
the Township considers any transfer of this Redevelopment Agreement that has not been
pre-approved in writing by the Township, or a transfer of the confrolling ownership of
Redeveloper, or any other act or transaction involving or resulting in a significant change
in the controlling ownership of or with respect to the identity of the persons in control of
Redeveloper, as a transfer that requires written approval by the Township.

d. Redeveloper shall provide the Township with written notice of Redeveloper’s
intent to complete an assignment or transfer as identified in Paragraph 8b or Paragraph 8f
at least forty-five (45) days prior to such transaction which notice ‘shall include a
description of the nature of such transactions, and the name(s) and address(es) of any and
all persons, individuals and other entities involved, along with the ownership structure(s)
of the assignee or transferee.

2 Any transfer or other transaction in violation of this Redevelopment Agreement by

Redeveloper shall be an Event of Default of Redeveloper and shall be subject to the
remedies set forth at Paragraph 11 of this Agreement. In the absence of specific written
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consent by the Township, no such transfer of the Project Site or portion thereof, or transfer
of a controlling interest in Redeveloper, shall be deemed to relieve Redeveloper from any
obligations under this Redevelopment Agreement. The Declaration shall contain a
restriction against transfers as set forth in this Paragraph and, in addition, shall provide that
in the event of any attempted transfer in violation of the restrictions in this Paragraph, the
Township shall be entitled to the issuance of an injunction voiding or restraining such
transfer, and the award of legal fees and related expenses of the Township in connection
with any such legal action. Except as set forth hereunder, the Township agrees to record 2
Discharge of the Declaration upon issuance of the final Certificate of Occupancy for
Redeveloper’s Project.

£ Notwithstanding the general prohibition on transfers, conveyances, leases and
assignments as described in this Paragraph 8, the Parties acknowledge that the Redeveloper
may enter into one (1) or more agreements with recognized and qualified developers, as so
deemed in the Township’s reasonable discretion, to develop elements of the Project and as
may be further defined in Paragraph 8g below (“Qualified Developers”), In the event that
the Redeveloper seeks to enter into agreement(s) with Qualified Developers for the
development of & portion of the Project, the Redeveloper shall obtain the Townships
written consent as provided in Paragraph 8g. Any request by the Redeveloper to the
Township to permit a Qualified Developer of one or more portions of the Project shall
contain sufficient information about the developer(s) to allow the Township to make an
informed decision about the qualifications, experience and financial ability of the
developer(s) to undertake the subject portion of the Project and such other information as
the Township may reasonably require. The Township hereby approves CLPF Mansfield 2
LLC, (“CLPF”) a Delaware limited liability company, having an office at 1717 McKinney
Avenue, Suite 1900, Dallas, Texas, 75202 or a single purpose New Jersey approved and
qualified urban renewal company owned by CLPF, to develop the Project as a Qualified
Developer.

g. With the prior written consent of the Township (which will not be unreasonably
withheld), the Redeveloper may effect a transfer of title to all or a portion of the Project to
a transferee that has the qualifications and financial responsibility necessary and adequate
to fulfill the obligations undertaken by the Redeveloper (a “Qualified Developer”). Any
such transfer, to which the Township may consent, shall be conditioned on the following;

(1) any proposed transferee, by instrument in writing reasonably
satisfactory to the Township and in recordable form, shall, for itself and its
successors and assigns, and expressly for the benefit of the Township, have
expressly assumed all of the obligations of the Redeveloper with respect to the
portion of the Project transferred and agreed to be subject to all the conditions and
restrictions to which the transferor is subject; and

(i)  all instruments effecting the proposed transfer shall be
submitted to the Township; and



(ii)  any transfer approved by the Township shall release the
Redeveloper from any further obligation under this Redevelopment Agreement
from and after the closing of the approved transfer as to the portion of the Project
so transferred, except as otherwise provided in this Agreement or the transferring
documents.

(iv) Redeveloper shall provide the Township with written notice of
any proposed transfer of a portion of the Project to a Qualified Developer and, if
required by the Township, the entering into of a separate redevelopment agreement
(or an assumption and assignment of this Redevelopment Agreement as to the
portion of the Project being assigned) with the Qualified Developer.

Indemnification; Insurance.

Redeveloper Indemnification.

(1) Except as otherwise provided herein, Redeveloper covenants and agrees, at
its expense, to pay and to indemnify, protect, defend and hold the Township
Indemnified Parties harmless from and against all liability, losses, damages,
demands, costs, claims, lawsuits, administrative proceedings, fines, penalties, and
expenses (including reasonable attorneys’ fees and court costs) of every kind,
character and nature arising out of or in connection with Redeveloper’s acts or
omissions in the exercise of its rights or the performance of its obligations under
this Agreement, or the condition, use, possession, conduct, management, planning,
design, acquisition, construction, installation, financing, leasing or sale of the
Property and/or the Project resulting from the acts of Redeveloper, its agents,
servants, employees or contractors, including but not limited to: (i) the performance
or any failure or delay of performance by the Redeveloper of its obligations under
the Redevelopment Agreement, and (ii) the death of ary person or any accident,
injury, loss, and damage whatsoever to any person or to the property of any person
which shall ocour on or adjacent to the Property and/or Project and is alleged to
have been caused by an act or omission of Redeveloper, its agents, servants,
employees or contractors, or to have resulted from a condition of the Property
attributable to an act or omission of Redeveloper its agents, servants, employees or
contractors; but this provision shall not be deemed to relieve any insurance
company which has issued a policy of insurance as may be provided for in this
Agreement from its obligation to defend Redeveloper, the Agency and any other
insured named in such policy of insurance in connection with claims, suits or
actions covered by such policy. Such indemnity shall not extend to liability, losses,
damages, demands, costs, claims, lawsuits, administrative proceedings, fines,
penalties, or expenses (including reasonable attorneys® fees and court costs) to the
extent that same may result from the negligence or willful misconduct of the
Township or the Township Indemnified Parties, or from acts or omissions of the
Township or Township Indemnified Parties. Such indemnity also shall not include
the actions or inactions of third-parties over whom the Redeveloper does not
exercise control, as long as the Redeveloper maintains and enforces commercially
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reasonable security measures and commercial liability insurance to protect against
such actions or inactions.

(2)  Inany event, situation, claim or demand in which a Township Indemnified
Party is entitled to receive and desires indemnification by the Redeveloper, the
Township shall give prompt Notice of such event, situation, claim or demand to the
Redeveloper. Failure to give prompt Notice to the Redeveloper shall not relieve the
Redeveloper of any liability to indemnify the Township Indemnified Party, unless
such failure to give prompt Notice materially substantially impairs the
Redeveloper’s ability to defend such party. Upon receipt of such Notice, the
Redeveloper shall resist and defend any action or proceeding on behalf of the
Township Indemnified Party, including the employment of counsel reasonably
acceptable to the Township and the payment of all expenses and the right to
negotiate and consent to settlement. All of the Township Indemnified Parties shall
have the right to employ separate counsel in any such action and to participate in
the defense thereof, but the fees and expenses of such separate counsel shall be at
the expense of the indemnified party unless the employment of such counsel is
specifically authorized by the Redeveloper and Redeveloper expressly agrees in
writing to assume the obligation to pay such additional expenses, which shall not
be unreasonably withheld, conditioned or delayed. The Redeveloper shall not be
liable for any settlement of any such action effected without its consent, but if
settled with the consent of the Redeveloper or if there is a final judgment against
the Township Indemnified Party in any such action, the Redeveloper agrees to
indemnify and hold harmless the Township Indemnified Party from and against any
loss or liability by reason of such settlement or judgment for which the Township
Indemnified Party is entitled to indemnification hereunder. The Redeveloper shali
have the right to settle any such action on terms it deems appropriate provided that
a full release of the Township Indemnified Party is obtained and no admission of
liability by the Township Indemnified Party is required. In the event the Township
Indemnified Party refuses to provide a release of such action, and a final judgment
is rendered against the Redeveloper, the Township shall be responsible for the
Redeveloper’s counsel fees and costs incurred subsequent to the Township or
Township Indemnified Party’s refusal to release the action and for that amount of
the judgment which is in excess of the sum for which the Redeveloper would have
otherwise settled the action.

(3)  The Redeveloper’s indemnity provided under this Paragraph 9a shall
survive for a period of two (2) years following the later of: (i) the issuance of fhe
final Certificate of Completion for the entirety of the Project, or (ii) the termination
or expiration of this Redevelopment Agreement.

Insurance Required.

(1} Prior to the Commencement of Construction of the Project, the Redeveloper
shall furnish to the Township evidence of commercial general liability insurance,
insuring the Township (as its interests may appear) against [osses, costs, liabilities,
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claims, causes of action and damages for bodily injury and property damage on all
property in the Project Site or related to the construction thereon, in the amount of
at least $1,000,000 single occurrence / $2,000,000 combined single limit coverage.
Such insurance shall include blanket contractual liability coverage. All such
policies shall be written to apply to all bodily injury, property damage, personal
injury and other covered loss, including, but not limited to, claims of
subcontractors, lowever oceasioned, occurting during the policy term, and shall be
endorsed to add the Township as an additional insured as its interests may appear,
and to provide that such coverage shall be primary and that any insurance
maintained by the Township shall be excess insurance only. Such coverage shall be
endorsed to waive the insurer's rights of subro gation against the Township.

(2) Prior to the Commencement of the Construction of the Project, the
Redeveloper shall furnish or cause to be firnished to the Township evidence of
Builder's Risk Insurance for the benefit of the Redeveloper, during the term of
construction, sufficient to protect against loss or damage resulting from fire and
lightning, the standard extended coverage perils, vandalism, and malicious
mischief. The limits of liability will be equal to one hundred percent (100%) of the
replacement cost (to current building code) of the Project, including items of labor
and materials connected therewith, whether in or adjacent to the structure(s)
insured, and materials in place or to be used as part of the permanent construction.

(3)  All insurance policies required by this Paragraph shall be obtained from
insurance companies licensed in the State of New Jersey and rated at Jeast A in
Best's Insurance Guide or such lesser rated provider that is proposed by the
Redeveloper and is reasonably acceptable to the Township.

G Redeveloper shall use commercially reasonable efforts to provide insurance
policies as required by this Paragraph that shall be non-assessable and shall contain
language to the effect that (i) the policies are primary and noncontributing with any
insurance that may be carried by the Township, (i) a provision that the policies
cannot be canceled or materially changed except after thirty (30} days written notice
by the insurer to the Township, and (iii) the Township shall not be liable for any
premiums or assessments. All such insurance shall have deduetibility limits
reasonably satisfactory to the Township and shall contain cross liability
endorsements.

(5 The Redeveloper's obligation to maintain insurance pursuant to, and in
accordance with, this Paragraph 9b shall terminate upon issuance of a Certificate
of Completion for the Project provided that said insurance protection shall include
coverage for claims made during the applicable Statute of Limitations.

Redeveloper’s Financial Commitments. Redeveloper shall complete the Project at its sole

cost and expense, except as may otherwise be the case in connection with a Governmental
Financial Incentive, if any. Redeveloper also agrees that Redeveloper shall submit satisfactory
documentation to the Township evidencing Redeveloper’s plan to secure the requisite capital
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and/or financing in an amount necessary fo acquire, remediate and redevelop the Property upon
commercially reasonable terms and in accordance with this Agreement (the Township
acknowledging that financing commitments may not be able to be secured prior the issuance of
certain Goverrumental Approvals).

a. Project Costs. All costs of acquisition, Governmental Approvals, Redevelopment
Approvals, constructing the Project and redeveloping the Property, including but not
limited to application fees, development application fees, review and inspection escrow
fees, and otherwise completing Redeveloper’s Project, shall be borne by Redeveloper,
unless otherwise set forth herein. Redeveloper’s estimated Project Costs are set forth in
“Exhibit F.”

b. Timely Municipal Payments. Redeveloper shall pay all deposits, escrows,
reimbursements, and municipal contribution payments, for the Property to the Township.

c. Redevelopment Agreement Escrow, The Redeveloper has established an escrow
fund in the amount of Ten Thousand Dollars ($10,000). Activities to be funded by the
Redeveloper Agreement Escrow shall include, but not be limited to: in-house professionals,
as well as engineer, planner, consultant and attorney fees and costs expended on
Township’s behalf, for preparation of this Redevelopment Agreement and for the
oversight, enforcement and implementation of the Redevelopment Agreement and
Redevelopment Plan going forward, and any additional deposits required to replenish said
escrow. Thereafter, when the Escrow Fund falls below Two Thousand Five Hundred
Dollars ($2,500) during the term of this Redevelopment Agresment, the Redevelopment
Agreement Escrow shall be replenished by another Five Thousand Dollars ($5,000) by
Redeveloper upon demand by the Township., The Township shall provide a monthly
statement of account with regard to Redevelopment Agreement Escrow funds, with copies
of applicable invoices. Redeveloper shall replenish the Redevelopment Agreement Escrow
no later than fifteen (15) days from receipt of a notice of Redevelopment Agreement
Escrow or Escrow deficiency, including documentation and accounting establishing any
deficiency. Failure of Redeveloper to replenish said account shall constitute a default, and
unless this Agreement provides otherwise, any remaining Redevelopment Agreement
Escrow shall be returned to Redeveloper after completion the Project, as determined by the
Township. Any dispute concerning payment of the Township costs shall be resolved as
mutually agreed upon by the Township and the Redeveloper. Disputes regarding the
Township Costs shall not constitute a conflict of interest requiring recusal of the
professional, and Redeveloper waives any such conflict. After issuance of the Certificate
of Final Completion of the Project or upon termination of this Redevelopment Agreement,
any money remaining in the Escrow Account shall be disbursed to the Redeveloper.

d. Rea] Estate Tax Abatement. In order to encourage and assist the redevelopment of
the Property, the Township shall consider the provisions of a Financial Agreement for the
development of the Property pursuant to the authority of the Long-Term Tax Exemption
Law, N.J.S.A. 40A:20-1 et seq. (“"LTTEL”). The Township’s election to proceed with a
Financial Agreement, and the terms, conditions and covenants of said Financial
Agreement, shall be in the Township’s sole discretion, subject to financial information
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provided by Redeveloper. Township understands and acknowledges that the Financial
Agreement is a material inducement to Redeveloper to proceed with the Project. In the
event the Financial Agreement is not executed by the Township and Redeveloper by the
90" day following (1) the execution hereof and (2) delivery of the Fire Company
contribution described in Part II, Section 3 above, Redeveloper may terminate this
Redevelopment Agreement and shall have no further obligations or liability hereunder.

Default. The Parties shall have the rights set forth in this Paragraph in the event of Default,

a. Redeveloper’s Default Events, The Township shall have the right to declare the
Redeveloper in default of this Agreement in the event of the occurrence of any of the
following (each an “Event of Default™):

(1) Redeveloper’s failure to substantially perform, or a substantial defect in
performance by the Redeveloper, of any obligations under this Redevelopment
Agreement;

(2)  Failure of Redeveloper to make any deposit, Escrow, or payment required
pursuant to this Redevelopment Agreement;

(3)  The filing of a Complaint with a Court of competent jurisdiction seeking a
determination that Redeveloper is insolvent or the appointment of a receiver;

(4)  The filing of a voluntary (or involuntary as permitted by law) petition for
banlktuptey of Redeveloper;

(5)  Thefiling of a complaint in foreclosure against the Redeveloper that is not
stayed or dismissed for ninety (90} consecutive days or the issuance of a deed in
lieu of foreclosure for any financing in connection with the Project;

(6)  Redeveloper’s failure to pay any real estate taxes, payments in lieu of taxes,
or assessments on any real property or any part thereof owned by it in the Township
when due, or shall place thereon any encumbrance or lien unauthorized by this
Redevelopment Agreement, or shall suffer any levy or attachment to be made, or
any construction lien, or any other unauthorized encumbrance or lien to attach and
such real estate taxes or assessments shall not have been paid, or the encumbrance
or lien removed or discharged or provision satisfactory to the Township made for
such payment, removal, or discharge, within sixty (60) days after written demand
by the Township to do so;

(7) A notice to the Township by Redeveloper, indicating that Redeveloper has
determined not to proceed with the Project, unless Redeveloper has the right not to
proceed under the terms of this Agreement;

(8)  Abandonment of the Project by the Redeveloper or by Redeveloper’s
successot, assignee, Affiliate or guarantor;
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(9)  Failure of Redeveloper to adhere to or meet the deadlines set forth on the
Project Milestones/Timeline attached hereto as Exhibit E, as same may be amended
with the consent of the Township pursuant to this Redevelopment Agreement;

(10}  Failure of the Redeveloper to replenish the Redevelopment Agreement
Escrow when required pursuant to this Redevelopment Agreement; or

(11) A Transfer of all or part of the Property, or a controlling interest in
Redeveloper, without the prior written consent of the Township when required
pursuant to this Redevelopment Agreement.

b. Township’s Default Events. The Redeveloper shall have the right to declare the
Township in default of this Agreement in the event the Township fails to substantially
perform, or there is a substantial defect in the Township’s performance, of any obligations
under this Redevelopment Agreement (an “Event of Default”).

& Default Notice, Upon a Party’s recognition of an occurrence of an Event of Default,
the non-defaulting Party shall notify the defaulting Party in writing that it has declared the
defaulting Party in default (“Default Notice™). The Default Notice shall be given by the
non-defauiting Party to the defaulting Party, addressed to the individual(s) and address(es)
provided in Paragraph 12a herein, and shall state the basis for determining that an Event of
Default has occurred. Upon receipt of the Default Notice, the defaulting Party shall have
sixty (60) days to cure such failure or defect. In the event that the defaulting Party does not
cure the Event of Default as set forth herein, the non-defaulting Party shall have the right
to exercise, in addition to all remedies available at law and equity, the remedies set forth
below,

d. Default Rights and Remedies. In addition to all other rights and remedies which the
Parties may have at law or in equity upon the oceurrence of an Event of Default which has
not been cured, the Parties shall, to the fullest extent permitted by law, be entitled to the
following rights and remedies:

(1) Right to Injunction. In the event of a breach by either party of any of the
agreements, conditions, covenants or terms hereof and the running of the applicable
cure period, the other party shall have the right of injunction to restrain the same,
and the right to invoke any remedy allowed by law or in equity, whether or not
other remedies, indemnity or reimbursements are herein provided,

(2)  Restoration to Status. In case the either Party shall have proceeded to
enforce its rights under this Redevelopment Agreement and such proceedings shall
have been discontinued or abandoned for any reason or shall have been determined
adversely to such Party, then and in every such case, the Parties shall be restored,
respectively, to their several positions and rights hereunder, and all rights, remedies
and powers of Parties shall continue as though no such proceedings had been taken.
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3 Intentionally Omitted.

4 Hold Harmless. Redeveloper shall indemnify and hold harmless the
Township against all liability, losses, damages, demands, costs, claims, actions or
expenses (including attorneys’ fees, disbursements and court costs) of every kind,
character and nature, arising out of, resulting from or in any way connected with an
Event of Default of Redeveloper.

&) Survival Upon Termination. Notwithstanding termination as provided for
herein, all of the Parties’ rights that specifically survive closing of title or
termination shall remain enforceable by the Parties.

e Rights and Remedies Cumulative. The rights and remedies of the Parties, whether
provided by this Agreement or by law, shall be cumulative, and except as otherwise
specifically provided by this Agreement, the exercise by the Parties of any one or more of
such rights or remedies shall not preclude the exercise, at the same or at different times, of
any other such rights or remedies for the same Event of Default, or for the same failure in
respect to any of the terms, covenants, conditions or provisions of this Agreement or any
ofits remedies for any other Event of Default or breach. No delay by the Parties in asserting
any rights or exercising any remedy shall operate as a waiver of such rights or remedy or
otherwise deprive it of, or limit such rights and remedies in any way (it being the intent of
this provision that the Parties shall not be constrained, so as to avoid the risk of being
deprived of or limited in the exercise of the remedy provided in this Paragraph because of
concepts of waiver, laches, or otherwise, to exercise such remedy at a time when it may
still hope otherwise to resolve the problems created by the default involved); nor shall any
waiver by a Party with respect to any specific Event Default under this Paragraph be
considered or treated as a waiver of the rights of the Party with respect to any other Event
of Default under this Paragraph or with respect to the particular Event Default except to
the extent specifically waived in writing.

f; Litigation; Legal Fees, In the event a dispute under this Agreement results in
litigation between the parties, the substantially non-prevailing party shall reimburse the
substantially prevailing party for legal fees incurred in such litigation.

Miscellaneous.

a. Notices. Formal notices, demands and communications between the Township and
Redeveloper shall be deemed sufficiently transmitted if dispatched to the addresses set
forth below, by registered or certified mail, postage prepaid, return receipt requested, and
shall be deemed delivered upon receipt. Redeveloper shall be responsible for providing
whatever notices it receives from the Township to Redeveloper’s successors or assigns,
where applicable. Notices may also be sent by a commercial overnight delivery service
with package tracking capability and for which proof of delivery is available. Notices,
demands and communications shall be sent as follows:

If to Redeveloper:
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Florence Columbus Road Urban Renewal, Copies to:

LI Brian Shemesh, Esq.

5550 Glades Road Suite 5000 Giordano, Halleran & Ciesla, P.C.

Boca Raton, FL 33431 125 Half Mile Road, Suite 300

Attn: Alan Margolis Red Bank, New Jersey 07701
bshemesh@ghclaw.com

VA Florence Company, LLC (732) 741-3900

633 West Germantown Pike- Suite 104
Plymouth Meeting, PA 19462
Attn: Steven D. Brand and Jeff Camp

If to Township:
Michael Fitzpatrick, Administrator Copies to:
Township of Mansfield Timothy M. Prime, Esquire
3135 Route 206 South Prime & Tuvel
Columbus, New Jersey 08022 14000 Horizon Way, Suite 325
E-mail: administrator@mansfieldiwp.com  Mount Laurel, New Jersey 08054
Phone: (609) 298-0542 E-mail: im@primelaw.com
Phone: (856) 273-8300
b. Non-Liability of Representatives of the Township. No official, officer,

professional, employee, agent or representative of the Township shall be personally liable
to Redeveloper, Redeveloper’s assignee or successor in interest, in the event of any default,
breach or violation by the Township, or for any amount which may become due to
Redeveloper, its assignee, or successor with regard to any obligation under the terms of
this Redevelopment Agreement.

G Brokerage Commissions. The Township and Redeveloper each represent to the
other that no real estate broker initiated, assisted, negotiated or consummated this
Redevelopment Agreement as broker, agent, or otherwise acting on behalf of either the
Township or Redeveloper and each Party shall indemnify and hold the other harmless from
any claims of a commission claimed through it.

d. No Consideration for Redevelopment Agreement. Redeveloper warrants it has not
paid or given, and will not pay or give, any third person any money or other consideration
in connection with obtaining this Redevelopment Agreement, other than normal costs of
conducting business and costs of professional services such as architects, engineers,
financial consultants and attormneys retained by Redeveloper. Redeveloper further warrants
it has not paid or incurred any obligation to pay, and will not pay, any officer, official,
agent or representative of the Township, any money or other consideration for or in
connection with this Redevelopment Agreement or this Project,

g, Successors and Assigns. This Redevelopment Agreement shall be binding upon and
inure to the benefit any successors and assigns of the Parties hereto.
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E Exhibits, The Exhibits attached hereto and/or referred to in this Redevelopment
Agreement, shall be incorporated herein as though set forth in full.

g. Titles of Articles and Paragraphs. The titles of the Articles and Paragraphs of this
Redevelopment Agreement are inserted for the convenience of reference only and shall be
disregarded in construing or interpreting any Agreement provisions,

h. Severability, If any term or provision of this Redevelopment Agreement or the
application thereof shall, to any extent, be held to be invalid or unenforceable, the
remainder of this Redevelopment Agreement shall not be affected thereby, and each
remaining term and provision of this Redevelopment Agreement shall be valid and shall
be enforced to the extent permitted by law.

i Enforcement by the Township. It is intended and agreed that the Township and its
successors and assigns shall be deemed beneficiaries of the agreements and covenants set
forth in this Redevelopment Agreement, for and in their own 1 ght and for the purposes of
protecting the interests of the Township and other parties, public or private, in whose favor
or for whose benefit such agreements and covenants have been provided. Such agreements
and covenants shall run in favor of the Township for the period set forth in Paragraph 4 of
this Redevelopment Agreement. The Township shall have the right, in the event of any
breach of any such agreement or covenant, to exercise all rights and remedies set forth in
Paragraph 11 hereof,

1, Enforcement by Redeveloper. It is intended and agreed that Redeveloper and its
successors and assigns shall be deemed beneficiaries of the agreements and covenants set
forth by the Township in this Redevelopment Agreement, Such agreements and covenants
shall run in favor of Redeveloper for the period set forth in Paragraph 4 of this
Redevelopment Agreement. Redeveloper shall have the right, in the event of any breach of
such agreement or covenant, to exercise the rights and remedies set forth in Paragraph 11
hereof,

k. Modification of Redevelopment Agreement. No modification, waiver,
amendment, discharge, or change of this Redevelopment Agreement shall be valid unless
the same is in writing, duly authorized, and executed by both Parties.

[. Execution of Counterparfs. This Redevelopment Agreement may be executed in
one or more counterparts and such counterparts shall constitute one and the same
instrument.

m. Drafting Ambiguities; Interpretation. In interpreting any provisions of this

Redevelopment Agreement, no weight shall be given to, nor shall any construction or
interpretation be influenced by, the fact that counsel for the Township drafted the initial
proposed Redevelopment Agreement, each Party acknowledging that it and its counsel
have had an opportunity to review this Redevelopment Agreement and to contribute to the
final form of same.
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n. Time Period for Notices. All notices to be given hereunder shall be given in writing
and, unless a certain number of days is specified, within a reasonable time.

0. Conflict of Interest. No official, officer, or employee of the Township shall have
any direct interest in this Redevelopment Apreement, nor participate in any decision
relating to the Redevelopment Agreement where prohibited by law.

p. Governing Law. This Redevelopment Agreement shall be governed by and
construed in accordance with the applicable laws of the State of New Jersey. Any legal
action undertaken to enforce this Redevelopment Agreement shall be filed with the
Superior Court of New Jersey, Burlington County.

q. Withholding of Approvals. All approvals, consents and acceptances required to be
given or made by either Party hereunder to implement the Project shall not be unreasonably
withheld or delayed, unless specifically stated otherwise herein.

T, Rights Cumulative. All rights and remedies herein or granted to the Parties are
cumulative, non-exclusive and in addition to any and all rights and remedies that the Parties
may have or be given by reason of any law, statute, ordinance or otherwise.

s. Entire Agreement, This Agreement shall constitute the entire agreement between
the Parties hereto and shall supersede all negotiations, agreements and understandings,
written or oral, formal or informal, between the Parties with respect to the Project Site,
the Property or the Project, except as may otherwise be provided herein, and any prior
agreements are deemed to be merged herein.

t; No Other Reliance. Each Party represents by execution of this Redevelopment
Agreement that it has not relied upon any representations, oral or otherwise, of the other
Party or its officers, officials, agents, affiliates, employees or representatives, except for
those representations explicitly set forth in this Redevelopment Agreement.

u. Term. Unless otherwise terminated as provided herein, this Redevelopment
Agreement shall remain in full force and effect from the Effective Date hereof until
issuance of a final Certificate(s) of Occupancy for the Project, and receipt of all payments
required of the Redeveloper have been received by the Township, subject to any survival
as set forth in this Agreement, unless the Parties agree in writing to terminate the
Agreement, or it terminates by operation of law.

V. Calculation of Time. Whenever in this Redevelopment Agreement a period of time
is stated as a number of days, it shall be construed to mean calendar days; provided,
however, that when any period of time so stated would end on a Saturday, Sunday or legal
holiday, such period shall be deemed to end on the next day following that which is not a
Saturday, Sunday or legal holiday.
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W, Preservation of Police Powers, Nothing set forth in this Redevelopment Agreement
shall be construed to constitute waiver of any Township to exercise its legitimate police
powers to the extent necessary to protect the health, safety and welfare of the citizens of
the Township.

X. No Contributions. Redeveloper has not made any contributions to the Township,
nor to its officials, that would cause a violation of ethics law, pay-to-play practices, or
similar laws.

y. Interaction. Township and the Redeveloper shall interact with each other in all
appropriate respects and shall use their best efforts to effectuate the purposes of this
Agreement.

Z. Challenges. In the event any proceeding is commenced by any third party
challenging the validity of this Agreement, Redevelopment approvals, remediation,
designation of Redeveloper as the “Redeveloper,” any Financial Agreement or other
Government Financial Incentive, or any aspect of the Township’s Redevelopment Plan as
it pertains to the Property to be redeveloped or acquired by Redeveloper, the Parties shall
interact as appropriate and lawful in defending such action or proceeding, but each Party
shall be responsible to pay for its own costs and legal fees associated with such defense.

aa. No Joint Venture, Nothing contained herein shall be construed as making the
Township and Redeveloper partners, joint ventures or agents of each other, The parties
have no relationship to each other except as Redevelopment Entity and Redeveloper for
the Project. However, the Township reserves the discretion to allow Redeveloper to form
a Joint Venture with another Redeveloper(s) of the Property, upon prior written permission
by the Township, which Co-Redeveloper would first be required to execute a
Redevelopment Agreement with the Tewnship.

bb.  Survival of Covenants. Each covenant and agreement contained herein shall
survive any closing(s) of title, until issuance of a final Certificate(s) of Occupancy for all
of the buildings in the Project.

ce. Interpretation and Construction. In this Redevelopment Agreement, unless the
context otherwise requires:

(1) The terms “hereby”, “hereof’, *“hereto”, “herein”, “hereunder” and any
similar terms, as used in this Redevelopment Agreement, shall refer to this
Redevelopment Agreement.

(2)  Words importing a particular gender mean and include correlative words of
the other gender.

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

(4)  Any headings preceding the texts of the several Articles and Paragraphs of
this Redevelopment Agreement shall be solely for convenience of reference and
shall not constitute a part of this Redevelopment Agreement, nor shall they affect
its meaning, construction or effect.

(5) Unless otherwise indicated, any fees, costs and/or expenses shall be
required to be customary and reasonable.

dd.  Lender Protective Provisions. Notwithstanding anything in this Redevelopment
Agreement to the contrary:

(1) No Termination of Mortgage Default. This Redevelopment Agreement shall
continue in full force and effect beyond any default in or foreclosure of any
mortgage loan made to finance the acquisition of Property and/or the construction
of Redeveloper’s portion of the Project, as though such default or foreclosure had
not occurred, subject to the provisions of N.J.S.A. 55:17-1, et. seq.

(2)  Attormment. As stated above, the Township agrees to reasonably cooperate
with any lender selected by Redeveloper that will issue financing for the Project
contemnplated by this Agreement, including reasonably cooperating with respect to
any recoguition or attornment documents that be required by any lender. In the
event the Township shall fail to respond to the Redeveloper’s request with respect
to cooperation with Redeveloper’s lender within forty five (45) days of the date of
said request, then such request shall be deemed as granted,

(3)  Holder of Financing Not Obligated to Complete. The holder of any
mortgage of the Property or any portion thereof securing any financing provided in
connection with the acquisition of the Property or the construction of any portion
of the Project (including such holder who obtains title to the Property or any part
thereof or any interest therein, but expressly excluding any other party who
thereafter obtains title to the Property or such part or interest therein from or
through such holder or any purchaser at a foreclosure sale, other than such holder),
shall in no way be obligated by the provisions of this Redevelopment Agreement
to (a) construct or complete the Project, except as necessary to reasonably secure
and make that portion of the Property in which such holder obtains an interest
reasonably safe, or (b) guaraitee such construction or comipletion; nor shall any
covenart or any other provision of this Redevelopment Agreement be binding on
such holder, provided that nothing in this Redevelopment Agreement shall be
deemed or construed to permit or authorize any such holder to devote the Property
or any part thereof to any uses, or to construct any improvements thereon, other
than those uses or improvements provided or permitted under the Redevelopment
Plan or approved by the Township.
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(4)  Notice to Morigagee. Provided the Redeveloper provides the Township
with appropriate and up-to-date notice information for any lender or mortgage
holder, then whenever the Township shall deliver any notice or demand to the
Redeveloper with respect to any Default or Event of Default by the Redeveloper of
its obligations or covenants under this Redevelopment Agreement, the Township
shall at the same time deliver a copy of such notice or demand to each lender or
mortgage holder.

(5)  Morigagee's Right to Cure Default and Assume Redeveloper's Obligations.
After any Event of Default, each holder of any financing secured by the Property
or any portion thereof shall (insofar as the right of the Township are concerned)
have the right, at its option, to cure or remedy such Event of Default and to add the
costs thereof to its mortgage, and shall have an additional thirty (30) days to do so;
provided that, if the Event of Default is with respect to the construction of the
Project, the holder shall obtain the Township’s approval, either before or after
foreclosure or action in lieu thereof, to undertake or continue the construction or
completion of the Project which approval shall not be unreasonably withheld and
which approval shall be granted provided the person or entity undertaking
construction or completion of the Project has sufficient net worth and
creditworthiness and/or loan commitments sufficient to complete the Project. Any
such holder who shall complete the Project or applicable part thereof shall be
entitled, upon written request made to the Township, to receive the Certificate of
Occupancy for the buildings within the Project, or the applicable part thereof, and
the Certificate of Completion as set forth herein.
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IN WITNESS WHEREOF, the Parties hereto have caused this Redevelopment Agreement to

be executed on the date first above written.

Witness or Attest:

L 74

A

Name:

B inodiiss B & S YA '

Witness or Attest:

( i —

Name:— <L{ AN K S“éf?ULS‘l
M ‘u_(:t.zj CledC
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FLORENCE COLUMBUS ROAD
URBAN RENEWAL, LL.C

Name SAecaw © Do
Title: A.aan e R ...,—Lﬂ_)

TOWNSHIP OF MANSFIELD and
TOWNSHIP OF MANSFIELD
COMMITTEE

Name™™ “(( o hael H- Wl(eﬁe 2.
Title: P(G-o[ P




EXHIBIT A
PROPERTY LEGAL DESCRIPTION
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INTRODUCTION

A. Purpose

In N.JS.A. 40A:12A-7a., the Redevelopment and Housing Law (RHL) provides "[n]o
redevelopment project shall be undertaken or carried out except in accordance with a
redevelopment plan adopted by ordinance of the municipal governing body, upon its
finding that the specifically delineated project area is located in an area in need of
redevelopment or in an area in need of rehabilitation, or in both..." The Township of
Mansfield plans to undertake redevelopment activities within the redevelopment area
delineated in a preliminary investigation establishing parcels known as Block 44, Lots 1, 2,
4 and 5.01, Block 45.01, Lots 2.01, 2.02, 3.01, 3.02, 4, 5, 6, 7 and 8, Block 45.03, Lot 1 and
Block 47.01, Lots 3.02, 9.01, 9.02, 2.03, 10.01, 10.02, 11 and 12 as a redevelopment area.

Pursuant to Resolution 2004-126 adopted by the Township Committee, the Mansfield
Planning Board was directed to conduct a preliminary investigation to determine
whether Block 44, Lots 1, 2, 4 and 5.01, Block 45.01, Lots 2.01, 2.02, 3.01, 3.02, 4, 5, 6, 7 and
8. Block 45.03, Lot 1 and Block 47.01, Lots 3.02, 9.01, 92.02, .03, 10.01, 10.02, 11 and 12
should be designated as a redevelopment area. On October 23, 2004, the Planning
Board held a public hearing on preliminary investigation, found the area to qualify as
an area in need of redevelopment and recommended the Township Committee
adopt the preliminary investigation designating the area as an area in need of rede-
velopment. On March 23, 2005, the Township Committee adopted Resolution 2005-3-
15 establishing certain parcels delineated in the Investigation to be a redevelopment
areaq.

Subsequent to determining the area delineated in the Investigation to be a
redevelopment area, the Township Committee prepared this Redevelopment Plan (Plan)
according to the requirements set forth in N.J.S.A. 40A:12A-1 et seq.

B. Definitions
The following definitions, which are set forth in N.J.S.A. 40A:12A-3 of the RHL, are pertinent
to this redevelopment plan:

Redevelopment -- means clearance, replanning, development and redevelopment; the
conservation and rehabilitation of any structure or improvement, the consfruction and
provision for construction of residential, commercial, industrial, public or other structures
and the grant or dedication of spaces as may be appropriate or necessary in the interest
of the general welfare for streets, parks, playgrounds, or other public purposes, including
recreational and other facilities incidental or appurtenant thereto, in accordance with a
redevelopment plan.

Redevelopment area or ared in need of redevelopment -- means an area determined to
be in need of redevelopment pursuant to sections 5 and 6 of P.L.1992, c.79 (C.40A:12A-5
and 40A:12A-6)... a redevelopment area may include lands, buildings, or improvements
which of themselves are not detrimental to the public health, safety or welfare, but the
inclusion of which is found necessary, with or without change in their condition, for the
effective redevelopment of the area of which they are a part.
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Redevelopment Plan -- means a plan adopted by the governing body of a municipality
for the redevelopment or rehabilitation of all or any part of a redevelopment areq, or an
area in need of rehabilitation, which plan shall be sufficiently complete to indicate its
relationship to definite municipal objectives as to appropriate land uses, public
fransportation and utilities, recreational and municipal facilities, and other public
improvements; and to indicate proposed land uses and building requirements in the
redevelopment area or area in need of rehabilitation, or both.

Redevelopment Project -- means any work or undertaking pursuant to a redevelopment
plan; such undertaking may include any buildings, land, including demolition, clearance
or removal of buildings from land, equipment, facilities, or other real or personal
properties which are necessary, convenient, or desirable appurtenances, such as but not
limited to streets, sewers, ufilities, parks, site preparation, landscaping and administrative,
community, health, recreational, educational, welfare facilities.

Rehabilitation -- means an undertaking, by means of extensive repair, reconstruction or
renovation of existing structures, with or without the infroduction of new construction or
the enlargement of existing structures, in any area that has been determined to be in
need or rehabilitation or redevelopment, to eliminate substandard structural or housing
conditions and arrest the deterioration of that area.

C. Organization of Redevelopment Plan
The redevelopment plan is presented as the following sections:

I. Identification of redevelopment area
a. ldentification of properties
b. General description

ll. Redevelopment plan outline

Relationship to local objectives

Proposed land uses and building requirements
Temporary/permanent resident relocation
ldentification of proposed property acquisitions
Relationship to intergovernmental planning

®Q0TQ

lll. Affordable housing provisions
IV. Relationship to municipal development regulations

V. Local master plan consistency



I. IDENTIFICATION OF REDEVELOPMENT AREA

A. ldentification of Properties

The following properties identified by block and lot numbers as assigned by the Tax
Assessor of the Township of Mansfield are located within the proposed redevelopment
areaq:

Block Number Lot Number(s)

44 1,2, 4and 5.01

45,01 2.01,2.02,3.01,3.02,4,5,6,7and 8

45.03 1

47.01 3.02,9.01,9.02, 9.03, 10.01, 10.02, 11 and 12

The map at the end of this document graphically portrays the foregoing block and lot
numbers based on Mansfield Township tax map sheet no. 9.

B. General Description

The redevelopment area, which contains over 520 acres, is located in the western portion
of Mansfield Township at Interchange 52 of Interstate 295 (I-295) in the vicinity of the
municipal boundary with Florence Township. Interchange 52 is a full interchange with
connections to Florence-Columbus Road (County Route 656). Columbus Road (County
Route 543) intersects County Route 656 in the southern portion of the redevelopment
area. Within the redevelopment area is a mix of industrial, institutional, governmental,
agricultural and commercial uses. One of the dominant land uses is the Burlington
County Solid Waste Facility which contains a landfill and transfer station. Another
dominant use is the former Vanco facility, which is a former industrial use that is now
vacant. During the aftermath of Super Storm Sandy, the Vanco property was used as
temporary storage for automobiles that were damaged during the storm. The site is clear
of the damaged vehicles and lies fallow. The commercial use is the New Jersey
Renaissance Faire, which is a non-conforming use in ODL Office, Distribution, Laboratory
zoning district that corresponds with the redevelopment area.
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Il REDEVELOPMENT PLAN OUTLINE

A. Introduction

In N.J.S.A. 40A:12A-7a., the LRHL requires all redevelopment plans to "include an outline
for the planning, development, redevelopment, or rehabilitation of the project area..."
The LRHL requires the outline to indicate the following information:

J—

. The relationship of the redevelopment plan to definite local objectives;
2. The proposed land uses and building requirements in the redevelopment areq;

3. Adequate provision for temporary and permanent relocation of residents from
a project in the redevelopment area, as necessary;

4. The identification of property located in the redevelopment area which is to
be acquired according to the redevelopment plan; and

5. The relationship of the redevelopment plan to intergovernmental planning.

This section of the redevelopment plan provides an outline that includes the foregoing
requirements.

B. Relationship to Local Objectives

N.J.S.A. 40A:12A-7a.(1) requires the redevelopment plan to indicate:
Its relationship to definite local objectives as to appropriate land uses, density of
population, and improved ftraffic and public tfransportation, public ufilities,
recreational and community facilities and other public improvements.

The Township of Mansfield Planning Board reexamined the master plan for the Township
of Mansfield and adopted a new master plan in 2001. The Planning Board of Mansfield
Township is currently reexamining this master plan.

1. Master Plan Objectives and Policies
The 2001 master plan provided the following objectives and related policies for the
Township's planning, development and land use programs:

a. To protect the rural landscape of the Township through the preservation of
significant, productive agricultural and other open lands.

b. To preserve the historic town character and charm.

c. To provide a comprehensive recreation opportunity to all Township citizens
through the creation of an effective and integrated network of recreation
facilities.

d. To encourage the development of economic non-residential uses appropriate
in location, type and scale which will complement and not conflict with the
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planning and zoning goals of the Township.

e. To encourage, control and direct the extension of public infrastructure,
namely, water and sewer service, to appropriate areas of the Township in
order to achieve the goals of this Master Plan while preventing the unintended
expansion of development-inducing infrastructure which is inconsistent with this
Master Plan.

f. To require the use of effective design standards which result in pleasing and
compatible development for both residential and non-residential
developments.

g. To provide for a sound and integrated pattern of development which
minimizes the potentially negative impacts of traffic on all communities within
the Township.

h. To effectively meet the need for expanded community services resulting from
planned development.

i. To recognize the need to protect the equity interests of the farmland owners
whose use of the land for agricultural purposes has defined Mansfield
Township's identity as a rural farming community.

The following discussion explains the relationship of the redevelopment plan to the
foregoing objectives and related policies:

a. The Township of Mansfield is in the process of preparing a transfer of
development rights (TDR) program to balance the protection and preservation
of agricultural and open lands with the development of the municipality.
While the redevelopment area partially consists of agricultural lands, it is
planned for industrial growth because of its close proximity to Interchange 52
of 1-295 for vehicular access and the Burlington County Solid Waste Facility that
has an active landfill which is undesirable for nearby lands to be developed
with residential uses. In essence, redeveloping the area with industrial uses
while balancing growth and preservation throughout the municipality with a
TDR program achieves the objective of preserving “significant, productive
agricultural and other open lands.”

b. The redevelopment plan concentrates on an area of Mansfield Township that
lacks historic resources and is separated by almost two miles from Mansfield’s
historic Columbus Village. The objective of preserving Mansfield’s “historic
town character and charm’ is irrelevant to the redevelopment plan.

c. The focus of the redevelopment area is to encourage industrial development.
The objective of providing recreational opportunities to Mansfield residents is
irelevant to the redevelopment plan.

d. The redevelopment plan encourages “the development of economic non-
6



residential uses appropriate in location, type and scale which will complement
and not conflict with the planning and zoning goals of the Township” thereby
achieving this objective of the master plan. The redevelopment area is the
appropriate location for large-scale office, industrial and laboratory
development given its location next to the interstate highway interchange and
the County’'s solid waste facility, which covers over 100 acres. The
redevelopment plan provides for these types of non-residential development.

e. The redevelopment plan contemplates the extension of water and sanitary
sewers o serve development in the redevelopment area, which is one of the
few areas of Mansfield that is intended to receive such infrastructure. The
redevelopment area is designated Planning Area 2 Suburban (PA2) in the 2001
New Jersey State Development and Redevelopment Plan. Areas designated
PA2 are infended to be served by water and sanitary sewer infrastructure.

f. The redevelopment plan applies the zoning and design standards of Mansfield
Township's land use legislation Chapters 16B, 19A, 22, 27, 41, 44A, 48, 50, 60A,
60B, 63A and 65 to the development of the redevelopment area.

g. The redevelopment plan provides for “a sound and integrated pattern of
development which minimizes the potentially negative impacts of traffic on alll
communities within the Township” by planning for direct access to 1-295 via
County Route 656. Most of the anticipated vehicular fraffic, particularly frucks,
will be generated from [-295. Some fraffic will come from New Jersey Turnpike
Exit 6 that connects with U.S. Route 130 and County Route 656. Little traffic is
anficipated from the east along County Route 656. Since the redevelopment
area is separated from the residential areas and Columbus Village, the area
developed as office, industrial and laboratories will not negatively impact the
community’s in Mansfield Township.

h. The redevelopment plan provides for a new employment center in Mansfield
Township. Demand for new community services will be negligible resulting
from the redevelopment area developed as an employment center.

i. The equity of farmland owners in the redevelopment area will be maintained
because of the area is planned to be developed as non-residential uses. No
reductions in the intensity of development of the redevelopment area is
proposed.

C. Proposed Land Uses and Building Requirements
N.J.S.A. 40A:12A-70a.(2) requires the redevelopment plan to indicate:
“Proposed land uses and building requirements in the project area.”

The redevelopment plan incorporates and adopts the following chapters of the Township
of Mansfield ordinances: Chapter 16B “Driveway and Apron Construction Standards;”
Chapter 19A “Right to Farm;” Chapter 22 “Flood Damage Prevention;” Chapter 27 “Land
Use Procedures;” Chapter 41 “Rezoning of Land;" Chapter 44A “Site Plan Review;"
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Chapter 48 “Stormwater Control;” Chapter 50 “Subdivision of Land;” Chapter 60A “Trees,
Shrubbery and Landscaping;” Chapter 0B “Tree Removal;” Chapter 63A “Water
Resource Buffer Conservation Zones;” Chapter 65 “Zoning;” and Chapter A70 “Land Use
Fees.”

The redevelopment plan maintains the ODL Office, Distribution, Laboratory District zoning
for the parcels of land in the redevelopment area. The ODL provisions of sections 65-41
through 45.1 shall apply to the use and development of land in the redevelopment area.

The Planning Board of the Township of Mansfield is authorized to issue, at its discretion,
variances and exceptions or waivers from the bulk standards provisions of Chapter 65
“Zoning.”

D. Temporary/Permanent Resident Relocation

N.J.S.A. 40A:12A-70.(3) requires the redevelopment plan to indicate:
“Adequate provision for the temporary and permanent relocation, as necessary,
of residents in the project areaq, including an estimate of the extent to which
decent, safe and sanitary dwelling units affordable to displaced residents will be
available to them in the existing local housing market.”

No existing residences will be disturbed or eliminated in the redevelopment area.
Therefore, resident relocation does not apply to this redevelopment plan.

E. Identification of Proposed Property Acquisitions

N.J.S.A. 40A:12A-70.(4) requires the redevelopment plan to indicate:
“An identification of any property within the redevelopment area which is
proposed to be acquired in accordance with the redevelopment plan.”

At this time, the redevelopment plan does not contemplate acquiring any properties in
the redevelopment area. In the event the need should arise 1o acquire property, the
redevelopment plan will be amended accordingly.

F. Relationship to Intergovernmental Planning

N.J.S.A. 40A:12A-70a.(4) requires the redevelopment plan to indicate:
“Any significant relationship of the redevelopment plan to (a) the master plans of
contiguous municipdlities, (b) the master plan of the county in which the
municipality is located, and (c) the State Development and Redevelopment Plan
adopted pursuant to the "State Planning Act," P.L.1985, ¢.398 (C.52:18A-196 et

seq.).”

1. Contiguous Municipalities

The Township of Mansfield shares common boundaries with the Bordentown Township
to the north, Chesterfield Township to the northeast and east, Springfield Township to
the south, and Florence Township to the west. The redevelopment area is located in
the western portion of Mansfield Township, which abuts Florence Township. The lands
in Florence that are next to Mansfield are zoned SM Special Manufacturing and GM
General Manufacturing, which take advantage of their close proximity to
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Inferchange 52 of 1-295. The ODL zoning in the redevelopment area is compatible
with the industrial zoning in Florence Township.

2. Burlington County

Burlington County does not have a county land use master plan. However, the
County has prepared regional plans, one of which applies to Mansfield Township.
That regional plan is Northern Burlington County Growth and Preservation Plan (GAPP)
prepared October 2008. This plan includes 13 municipalities in the northern portion of
Burlington County, including Mansfield Township. The GAPP is a planning framework
for guiding future development in the area of the county that is considered to be its
“farmbelt.” In the GAPP the redevelopment area is designated as a “node” of
industrial and Burlington County resource recovery uses and development.
According to the GAPP, “[n]Jodes are special, single-purpose non-residential districts
generally located at major crossroads...” (71) The redevelopment plan that provides
for industrial and solid waste recovery is consistent with the recommendations of the
GAPP.

3. State Development and Redevelopment Plan

The New Jersey State Development and Redevelopment Plan (SDRP) was adopted
by the New Jersey State Planning Commission June 12, 1992. The SDRP was
reexamined, and a new plan adopted in 2001. A third SDRP has been undergoing the
process of cross-acceptance from which a draft plan has been prepared.
Notwithstanding, the draft SDRP has not progressed toward adoption during which
this redevelopment plan was written. Therefore, this redevelopment plan utilizes the
adopted 2001 SDRP. The SDRP designates the redevelopment area of the Township of
Mansfield as part of the PA2 Suburban Planning Area, which “is generally found in
suburban growth corridors." (194) SDRP policies for the PA2 “provide for much of the
state's future development.” (196) The redevelopment plan will promote the
following PA2 policy objectives of the 2001 SDRP (197-199):

Land Use: Promote redevelopment and development in Cores and
neighborhoods of Centers and in Nodes that have been identified through
cooperative regional planning efforts. Promote diversification of land uses,
including housing where appropriate, in single-use developments and enhance
their linkages to the rest of the community. Ensure efficient and beneficial
utilization of scarce land resources throughout the Planning Area to strengthen its
existing diversified and compact nature.

The redevelopment plan's primary focus is to facilitate the redevelopment of
an area of Township of Mansfield that has experienced a decline, particularly
former light industrial and commercial buildings located within the downtown
business district. The redevelopment area is well served by sanitary sewers,
public water and a complete road network. The intent of the redevelopment
plan is to capitalize on the efficiencies of the existing infrastructure and the
concentrated development patterns that surround the redevelopment area.



Housing: Provide a full range of housing choices primarily in Centers at appropriate
densities to accommodate the area’s projected growth. Ensure that housing in
general — and in particular affordable, senior citizen, special needs and family
housing — is developed with maximum access to a full range of commercial,
cultural, educational, recreational, health and fransportation services and
facilities.  Focus multi-family and higher-density, single-family housing in Centers.
Any housing in the Environs should be planned and located to maintain the
existing character.

The redevelopment area is devoid of existing housing and no future housing is
planned. The location of the redevelopment area that will be an employment
center is located conveniently for workers to access via [-295.

Economic Development: Guide opportunities for economic development into
Centers or existing pedestrian- and transit-supportive single-use areas and target
new jobs to these locations.

The redevelopment plan speaks directly to this economic development
objective by encouraging economic development in a “Node” that is
identified in the 2001 SDRP. This specialized “Node” deals with the
development of an area that surrounds the County’s solid waste facility which
is appropriate for non-residential development and inappropriate for
residential development. The nature of the anticipated non-residential growth
in the redevelopment area is transportation/distribution/logistics-related, which
will take advantage of excellent access to 1-295 for operations. As the “Node”
grows it will have sufficient concentrations of employers that make it suitable
for providing employee shuttles and, perhaps, other forms of public transport.

Transportation: Maintain and enhance a fransportation system that links Centers
and existing large single-use areas to each other, to Metropolitan Planning Areas
and to major highway and fransit corridors. Emphasize the use of public
fransportation systems and alternative modes of transportation where appropriate
and feasible, and maximize circulation and mobility options (including pedestrian
and bicycle connections between developments) throughout. Encourage
significant redevelopment and intensification around existing and planned rail
stations along transit corridors and ferry stations along waterfronts.  Promote
flexible (variable route) transit and support employer-operated shuttle services.
Preserve and stabilize general aviation airports and, where appropriate,
encourage community economic development, transportation intermodal hubs,
and complementary uses for airport property such as business centers.

The redevelopment plan contemplates the expansion of the 2001 SDRP
designated “Node” that is served by Interchange 52 of I-295. From a regional
view the redevelopment area developed with industrial uses complements the
major industrial “Node” that has developed along U.S. Route 130 in nearby
Florence and Burlington Townships. This other “Node"” has excellent access to
New Jersey Turnpike Exit 6 from Route 130. The Mansfield redevelopment area
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is considered to be an expansion of this regional industrial employment center.
The Florence/Burlington “Node” is served by the New Jersey Transit RiverLINE
light rail transport system and New Jersey Transit bus lines. As the Mansfield
redevelopment area develops with industrial uses, the opportunity to extend
shuttles from the light rail station in Florence will mature.

Natural Resource Conservation: Conserve continuous natural systems, strategically
locate open space, and buffer Critical Environmental Sites. Use open space to
reinforce neighborhood and community identity, and protect natural linear
systems, including regional systems that link into other Planning Areas.

The redevelopment area is part of the 2001 SDRP “Node,” around which
residential uses are discouraged and non-residential uses are encouraged to
avoid conflicts with the County solid waste facility. Areas around the edge of
the redevelopment area are rural and are encouraged to be preserved, such
as the farmland in nearby Florence Township. Mansfield Township is in the
process of preparing a transfer of development rights (TDR) program that is
designed to preserve farmland, including farmland around the edges of the
redevelopment area.

Agriculture: Guide development to ensure the continued viability of agriculture
and the retention of productive farmland in strategically located agricultural
areas and in other adjacent Planning Areas. Actively promote more intensive,
new-crop agricultural enterprises and meet the needs of agricultural industry for
infensive packaging, processing, value-added operations, marketing, exporting
and other shipping through development and redevelopment.

Although the redevelopment area does not contemplate having agricultural
activities, the planning activities of Mansfield reflect efforts to preserve
farmland through a TDR program. See discussion above.

Recreation: Provide maximum active and passive recreational opportunities and
facilities at the neighborhood, local and regional levels, by concentrating on the
maintenance and rehabilitation of existing parks and open space, while
expanding and linking the system through redevelopment and reclamation
projects. In the undeveloped portions of this Planning Area, acquire and improve
neighborhood and municipal parkland within Centers, and regional park land and
open space either in or within easy access of Centers.

The redevelopment plan does not contemplate any recreational areas in the
redevelopment area. Recreational facilities are provided elsewhere in
Mansfield Township where residential communities exist.

Redevelopment: Encourage redevelopment efforts in existing Centers and single-
use areas which can be redeveloped into mixed-use areas, and areas within
walking distance of train stations or other major public fransit facilities. Redevelop
at tfransit-supportive opportunities available under the state's redevelopment
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statutes to promote new Centers and retrofit existing areas with mixed-uses and
higher densities.

The redevelopment area, which is principally an industrial single-use “Node,” is
situated around Interchange 52 of 1-295. This “Node” is unique in that it
features the County solid waste facility. Developing the area with non-
residential uses is compatible with the solid waste facility.

Historic Preservation: Encourage the preservation and adaptive reuse of historic or
significant buildings. Historic and Cultural Sites, neighborhoods and districts in ways
that will not compromise either the historic resource or the area’s ability to
develop orredevelop. Coordinate historic preservation with tourism efforts.

No historic sites exist within the redevelopment area.

Public Facilities and Services: Phase and program the extension of public facilities
and services to support development in Centers and ensure adequate levels f
public and private services. Encourage jurisdictions to locate all public and
private community facilities — schools, libraries, municipal buildings, government
offices, post offices, civic, cultural and religious facilities, fire stations, etc. — in
Centers or in proximity to (within walking distance of) Centers. Cenfral facilities
serving a wide population should be located in or near Centers.

The public infrastructure that serves the redevelopment area is in relatively
good condition. Water and sanitary sewers must be extended to the
redevelopment area.

Intergovernmental Coordination: Establish regional approaches to the planning
and provision of facilities and services. Create public/public and public/private
partnerships to locate, facilitate, coordinate and implement new development
and redevelopment in Centers.

The very ideology of this policy is embodied in the spirit and thrust of the
redevelopment plan. The redevelopment plan is a progressive initiative
undertaken by Township of Mansfield to facilitate redevelopment in one of the
areas of the community that needs it.
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lll. AFFORDABLE HOUSING PROVISIONS

A. Introduction

In N.JS.A. 40A:12A-7b., the RHL provides "[a] redevelopment plan may include the
provision of affordable housing in accordance with the "Fair Housing Act,' P.L.1985, ¢.222
(C.52:27D-301 et seq.) and the housing element of the municipal master plan.”

1. Inclusionary Housing
No residential dwellings are proposed in the redevelopment area. Therefore, the
provision of inclusionary housing does not apply to the redevelopment plan.

2. Rehabilitation

No dwellings exist in the redevelopment area. Therefore, rehabilitation of substandard
housing does not apply to the redevelopment plan.
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IV. RELATIONSHIP TO MUNICIPAL DEVELOPMENT REGULATIONS

A. Introduction

In N.J.S.A. 40A:12A-7c., the RHL requires "[t]he redevelopment plan shall describe its
relationship to pertinent municipal development regulations as defined in the "Municipal
Planning Law,' P.L.1975, c.291 (C.40:55D-1 et seq.)."

The redevelopment plan incorporates and adopts the following chapters of the Township
of Mansfield ordinances: Chapter 16B “Driveway and Apron Construction Standards;”
Chapter 19A “Right to Farm;” Chapter 22 “Flood Damage Prevention;” Chapter 27 “Land
Use Procedures;” Chapter 41 “Rezoning of Land;" Chapter 44A “Site Plan Review;"
Chapter 48 “Stormwater Control;” Chapter 50 “Subdivision of Land;” Chapter 60A “Trees,
Shrubbery and Landscaping;” Chapter 60B “Tree Removal;” Chapter 63A “Water
Resource Buffer Conservation Zones;” Chapter 65 “Zoning;” and Chapter A70 “Land Use
Fees.”

The redevelopment plan maintains the ODL Office, Distribution, Laboratory District zoning

for the parcels of land in the redevelopment area. The ODL provisions of sections 65-41
through 45.1 shall apply to the use and development of land in the redevelopment area.
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VII. LOCAL MASTER PLAN CONSISTENCY

In N.J.S.A. 40A:12A-7d., the RHL requires "[a]ll provisions of the redevelopment plan shall
be either substantially consistent with the municipal master plan or designed to
effectuate the master plan; but the municipal governing body by adopting a
redevelopment plan which is inconsistent with or not designed to effectuate the master
plan by affirmative vote of a majority of its full authorized membership with the reasons for
so acting set forth in the redevelopment plan."

The redevelopment plan is consistent with the Township's 2001 master plan and is
designed to effectuate the master plan. Section Ill.B of the redevelopment plan provides
an outline of how the redevelopment plan relates to and effectuates the master plan.
Specifically, in section Ill.B.1-2 of the redevelopment plan discusses the master plan
policies and objectives.

In summary, the redevelopment plan is consistent with the recommendations of the 2001
master plan and is designed to effectuate the policies and objectives of the master plan.
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SOIL EROSION AND SEDIMENT NOTES:
ALL APPLICABLE EROSION AND SEDIMENT CONTROL PRACTICES SHALL BE IN PLACE PRIOR TO ANY GRADING
OPERATION AND/OR INSTALLATION OF PROPOSED STRUCTURES GR UTLITES.

2. SOIL EROSION AND SEDIENT CONTROL PRAGTICES ON THE PLAN SHALL BE CONSTRUCTED IN ACGORDANGE
WTh THE STANDARDS FOR SO ERGSON AND SEDIMENT CONTROL I NEW JERSEY.

3. ALL APPLICABLE EROSION AND SEDIENT CONTROL PRACTICES SHALL BE LEFT I PLACE UNTL
CONSTRUCTION IS CONPLETED. AND/GR. THE AREA IS STABILZED.

4. ANY DISTURBED AREA THAT WLL BE LEFT EXPOSED FOR MORE THAN SIXTY (60) DAYS AND NOT SUBJECT
0 COTRUGTON TG SALL NNEDIATELY RECONE & by SEEONG AtD rTLzaTon
ACCORDANCE. WITH THE STANDARDS - I N PRCHISITS TEMPORARY SECDING, THE DISTUREET
ARERS. WL B WOLCHED WTH SALT HAY R EGUNALENT AND ANGHORED M ACCORGANCE WTH THE.
STANDARDS,

5. ALL GRITICAL AREAS SUBJECT T0 EROSION WLL RECEVE A TEMPORARY SEEDING IN COMBINATION WTH
STRAN MULGH INACCORDANCE WTH THE STANDARDSS WMEDIATELT CLLONNG ROUGH GRADING,

o T SHALL AT ALL TMES BE GRADED AND MANTAINED SUCH THAT ALL STORMWATER RUNGEF IS
SRS 70 501 ERGHION 4RO SEONENT CONTROL FAGLITED

7. ALL SOL EROSON AND SEDMENT CONTROL STRUCTURES WLL BE INSPECTED AND NANTANED ON A
REGULAR BASIS AND AFTER EVERY STORM EVENT.

B SOIL STOCKPLES ARE NOT T0 BE LOCATED WTHIN FIFTY (S0) FEET OF A FLOCDPLAN, SLOPE, ROADWAY OR
BRANAGE TAGLIT, HE DASE GF AL STOOLES SHOUD 5 FROTECTED BY A HAY BALE SAER OF
SEDMENT FENCE. PROFOSED. LOCATIONS MUST BE DELINEATED ON THE PLA

9. A CRUSHED STONE TRE CLEANNG PAD WL BE INSTALLED WHEREVER A CONSTRUCTION ACCESS EXSTS
THE R ke A MUST B 100 TECT LT A, THE STONE WUST o 1 4 S Al 12
THICK AND THE FULL WOTH OF THE ENTRANCE. T SHOULD BE LNDERLAIN St
LR FABRIG A3 MANTANED THE STRUCTURE WUST BE GELNEATED ANG. DETALED ON-THE PLAKS.

10, A STONE CONSTRUCTON ACCESS 5,10 G USED AS AN X ONTO A NALGR HIGHWAY, A THRIY (30)
00T PAVED TRANSIION AREA SHALL BE INSTALLED.

11, ALL DRIVEWAYS MUST BE STABIIZED WITH 2 1'CRUSHED STONE OR SUB BASE PRIOR T0 NDIVDUAL LOT
CONSTRUCTON:

12, PAVED ROADWAYS UST BE KEPT CLEAN AT ALL TIMES.
13. ALL CATCH BASN INLETS WLL BE PROTECTED DURNG CONSTRUCTION (FLTER DETALS APPEAR ON PLAN).
14. ALL STORM DRAINAGE OUTLETS WL BE STABILZED BEFORE THE DISCHARGE PONTS BECOUE OPERATIONAL

15. ALL DEWATERING GPERATIONS WUST DISCHARGE DIRECTLY NTO A SEDIMENT FILTRATION DEVICE, THE
SEDMENT FILTER MUST B FLAGED S0 AS NOT 10 GAUSE EROSON OF THE DOWNSTREAW ARER, HELD
PLACEVENT AND USE OF THE STRUCTURE MUST BE APPROVED BY THE DISTRIT EROSON CONTROL
INEPECTOR PRIOR 10 COMMENCENENT OF DEWATERING ACTIMTIES

16. THE BURLINGTCN GOUNTY SOLL CONSERVATION DISTRICT SHALL BE NOTIFED 72 HOURS PRIR TO ANY LAND
DETIRBANCE

17, SOIL HAVING A PH OF 0 OR LESS OR CONTINNG RON SULFIDE NUST BE COVERED WITH A NNMUM OF
T2'NCHES OF SO HAVNG A PH OF 5.0 OR NORE BEFORE SEEDBED PREF ARATION.

18, IT_SHALL BE THE RESPONSIILTY OF THE DEVELOPER TO PROVDE CONFRMATION OF LI, FERTUZER AND
SEED. APPLICATION RATES AT THE REQUEST GF THE BURLINGTON COUNTY SOIL CONSERVATION DISTRICT

19. 1ISA 42430, ET SEQ REQUIRES THAT NO CERTFIGATE OF OCCUPANCY BE ISSUED BEFORE ALL THE
BROVIRAS oF [ CERIFED SOILEROSON AID SEONENT CONTROL PLAN HAVE DEDN COUPLED W FoR
PERMANENT MEASUF 7 WORK FOR THE PRO.ECT MUST B GOWPLETED PRIGR. T0 THE DISTR)
SSUNG A REFERT O ‘COMPLICE AS A PREREQUSTE To TV ISSUANGE G A CERTFIRATE GF
GEGUPANGY EY T MUNGPALTY.

0. NISA 2435 ET SEQ_REQUIRES THAT UPON PERNANENT SE STABILZATION AND CONPLETION OF
GOISTRICIION THE CONTAGTOR SHALL WPRLY 10 1 Soll CORSEVATON DISTREY PO A ik
COUPLIANCE INSPECTION T0 AL THE PROVSIONS OF THE CERTE
SEBET CONTROL PLAN HAVE SEEN COMPLED WTH POR PERUANENT NEAGURES.

20, OFF SITE SEDINENT DISTURBANCE WAY REQUIRE ADDITIONAL CONTROL NEASURES TO BE DETERNINED BY THE
DISTRICT ERGSON GONTROL NSPECTGR.

22 A COPY OF THE CERTIED SOLL EROSION AND SEDMENT CONTROL PLAN NUST BE WANTANED ON THE
PROLECT STE DURING CONSTRUCTION,

3. ANY CONVEVANCE OF THIS PROJECT PRIOR TO ITS COMPLETION WILL TRANSFER FULL RESPONSIBLITY FCR
COMPLIANCE WITH THE CERTIFED PLAN T0 ALL SUBSEQUENT OWNERS.

20, MNEDITELY APTER THE COUPLETIN O STIZENO AND STOSKPLIG TOPSaL, TiE STOCKPLE S o

VPCRARY VECETATION, STABLIZE TOPSOL. STOCKPILES Wi W MULGH FOR AROTECTION
THE SEASCN BOES NOT PR THE ESTABLIHNENT OF TEURORARY SLED

25 ANG CHANGES 10 THE STE PLAN WL REGURE THE SUBSSION OF 4 SEVISTD 8L EROBON A0
SEDWENT CONTROL PLAN T THE BURLINGTON COUNTY SOIL CONSERVATION DISTRICT. THE REV:
HLST B ACGEROANGE WIT THE CURKENT STAVDARDS FOR 501 ERGSON A0 SMENT ComoC N

26, WAXNUN SIDE SLOPES OF ALL EXPOSED SURFACES SHALL NOT B CONSTRUGTED STEEPER THAN 3i.

27, THE DISTRICT EROSION CONTROL INSPECTOR, MAY REQUIRE ADDITIONAL NEASURES TO BE INSTALLED.

26 THE RESPONSIBLITY FOR EROSI LS FOR NDIVDUAL LOTS WL TRANSFER TO SUBSEQUENT
OMERS o THE LOY. Tl RESPONSIBLITY WLL B DESCARED Nl THE SEED, ANG A SNGLE FAMLY HONE
PLAN CONTANING ALL NECESSARY EROSION CONTROLS WILL BE PROVDED TO THE OWER.

25, GONGRETE TRUCK WASHOUT AREAS WLL B MAINTAINED ON A CONTINUAL BASIS AND. AS NEEDED,

30, THE STORMWATER POLLUTION PREVENTION PLAN AND THE SPILL RESPONSE PLAN SHALL BE AVALABLE ON
SITE FOR REVIEW B THE SCD INSPECTOR AND/OR THE N.DEF INSPECTOR.

31. THE SCD INSPECTOR OR N.DEP INSPECTOR MAY REQUIRE ADDITIONAL MEASURES FOR STORUWATER
POLLUTON PREVENTON 10 BE WSTALLED,

3 NSPECTIONS OF ALL STORMWATER POLLUTION PREVENTION PLAN WEASURES WILL B CONDUGTED AND.
DOCUMENTED O A RECULAR BASIS AND AFTER EVERY STORM EVENT.

33, WASTE COLLECTION CONTAINERS WILL NOT B PERMITIED TO OVERFLOW.

34 ANY SPLLS OF HAZARDOUS OR SANITARY WASTES WLL BE CLEANED UP MVEDINTELY, AND IN
ACCORDANGE W THE SPL RESFONSE PLAN. SPLL KIS WUST G AVALABLE ONSITE OF ADICTNT To

35, ANY HAZARDOUS SUBSTANCE RELEASES. IN EXCESS OF REPORTABLE QUANTITES (RQ) ESTABLISHED UNDER

0GR 110, 117 AND 502 THAT OCCUR WITIN A 24 HQUR PERICD NUST BE REPORTED THE NATONAL
RESPONSE CENTER (800 424-8202).

ACID_SOILS NOTES
14 F0E 1o PO SUTAE coloors 8 SRoMT: AR VEEIKION 0 5 FEEENT T AEDENG o
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5. HiH ACD PRODUGING SOLS WITH A pH OF 4 GR LESS, OF CONTANING IRON SULFID, (NCLUNG BOFRON FROU
GUTs G DREOGED TEOMGNT) 5L BE ULTMATELY FLACE OR BURD WTH UMESTONE APFLED AT T RATE O
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EXHIBIT D
CERTIFICATE OF OWNERSHIP



EXHIBIT I

DISCLOSURE OF OWNERSHIP

Name Address % of Ownership

I. Avis Realty LLC; 6030 Via Venetia, S. Delray Beach, Florida 33484; 50%

2. Vision Florence Company, LLC: 633 W. Germantown Pike, Suite 104, Plymouth Meeting,
PA 19462: 50%

IN WITNESS WHEREOF, the undersigned has caused this Certificate to be executed this Q*"\
day of September 2020.
/\___________

Affipht
(/Authorized Agent of Corporation)

Peve~. © Ora~d

Print name and title of Affiant

Docs #4420359-v1

16



EXHIBIT E
PROJECT MILESTONES/TIMELINE
November 1, 2020:  Entity designated redeveloper of Project Site by Township
December 12, 2020: Final and unappealable Township Planning Board Site Plan Approval
January 1, 2022: Submission of applications for building permits to Township
+60 days from date building permits are received: Commencement of Construction

+36 months from Commencement of Construction: Project Completion



EXHIBIT F
PROJECT COSTS

[See attached]



WARE. MAL.COMB

ARCHITECTURE
PLANNING
INTERIORS

CIVIL ENGINEERING
BRANDING
BUILDING MEASUREMENT

Mr. Jeff Camp

Florence Columbus Road Urban Renewal, LLC
633 West Germantown Pike

Suite 104

Plymouth Meeting PA 19462

Re: Block 47.01, Lot 11.02, Mansfield, New Jersey
Normative Building Costs for Project Cost Estimate

Dear Mr. Camp,

At your request, we have generally reviewed buildings costs for similar projects located within the
same region of the Project and the Project cost estimates. In our professional opinion, consistent with
our standard of care and based on recently completed projects and a review of the pricing for similar
projects of a similar scale, construction costs for the shell building will likely range between $25 and $30
per square foot independent of site construction costs. This letter is based on our professional opinion
and is not to be construed as a warranty or guaranty.

Very truly yours,

£0 deyar—

Edward M Mayer II AIA LEED GA
Director, Architecture Studio
Ware Malcomb

110 Edison Place, Suite 303, Newark, NJ 07102 P 732.986.9000 9.3.2020 PAGE 1



Mansfield Phase 2 Warehouse - TPC Estimate Ledger

Line Item

Application Estimate

cost of the land to the entity and actual construction costs, including the
cost of any preparation of the site undertaken at entity's expense.

$35,241,018.00

architect, engineer and attorney fees, paid or payable by the entity in
connection with the planning, construction and financing of the project

$3,226,254.60

surveying and testing charges in connection therewith $349,142.80
insurance, interest and finance costs during construction $3,247,840.00
costs of obtaining initial permanent financing $405,980.00

commissions and other expenses paid or payable in connection with initial
leasing

$2,029,900.00

real estate taxes and assessments during the construction period

$104,069.00

a developer’s overhead based on a percentage of actual construction
costs, to be computed at not more than the following schedule ***

$1,650,930.00

TOTAL

$46,255,134.40

***Total Developer Overhead capped at: $500,000 or less — 10%
$500,000 through $1,000,000 — $50,000 plus 8% on excess above
$500,000

$1,000,001 through $2,000,000 — $90,000 plus 7% on excess above
$1,000,000

$2,000,001 through $3,500,000 — $160,000 plus 5.6667% on excess
above $2,000,000

$3,500,001 through $5,500,000 — $245,000 plus 4.25% on excess above
$3,500,000

$5,500,001 through $10,000,000 — $330,000 plus 3.7778% on excess
above $5,500,000

over $10,000,000 — 5%




Corporate Office
1800 Route 34, Suite 101, Wall, New Jersey 07719

Regional Offices
:I King of Prussia, Pennsylvania
Bethlehem, Pennsylvania
Hackettstown, New Jersey
Camden, New Jerse
FRENCH & PARRELLO o Ny
ASSOCIAT ES New York, New York

Atlanta, Georgia

September 4, 2020

Mansfield Township
Office of Mayor
3135 Route 206 South
Columbus, NJ 08022

RE: Project Cost Estimate for
Florence Columbus Road Urban Renewal, LLC
Margolis Warehouse Distribution Facility - Phase 2
Block 47.01, Lot 11.02

Township of Mansfield, Burlington County, New Jersey
FPA No. 05C154A.005

To whom this may concern,

Please be advised that a fair value for Site Work costs associated with the development of a
Warehouse Distribution Facility project similar to the above referenced project would be
approximately $10.5 per square foot. This estimated cost would include both on-site work at
approximately $10 per square foot and off-site work at approximately $0.50 per square foot for
a Warehouse Distribution Facility.

If you have any questions or would like to discuss, please do not hesitate to contact our office.

FRENCH & PARRELLO ASSOCIATES, PA

P By W 2

Andrew L. French, P.E.
Director of Land Development
Andrew.French@FPAengineers.com

p: 732.312.9800 fpaengineers.com f: 732.312.9801



EXHIBIT G
FORM OF DECLARATION OF COVENANTS AND RESTRICTIONS

Record and Return to:

DECLARATION OF COVENANTS AND RESTRICTIONS

Property Identification:
Township of Mansfield,

County of Burlington, State of New Jersey

This Declaration of Covenants and Restrictions (the “Declaration™) is made this
day of » 2020 by Florence Columbus Road Urban Renewal, LLC (together with its
permitted successors or assigns as hereinafter provided, the “Redeveloper™).
WITNESSETH
WHEREAS, by Ordinance No. adopted on , the Township designated

Block 47.01 Lot 11.02 (collectively, the “Redevelopment Plan Area”) is an “area in need of

redevelopment” in accordance with the New Jersey Local Redevelopment and Housing Law,

N.J.S.A. 40A:12A-1 et seq. (“LRHEL”) and that certain Report approved by

the Township’s Planning Board (the “Planning Board™) on ;and

WHEREAS, by Ordinance No. 2016-4, the Township adopted the Redevelopment Plan
Interstate 295 and Florence-Columbus Road Area, Mansfield Township, Burlington County, New

Jersey (the “Redevelopment Plan™); and

WHEREAS, the Redevelopment Plan sets forth the use, bulk, intensity of use, and other
development standards applicable to the redevelopment of the Redevelopment Plan Area in
accordance with the LRHL,; and

WHEREAS, by Resolution No. 2018-5-7, the Township has designated Redeveloper as

the “redeveloper” of Redeveloper’s Property in accordance with the LRHL; and



WHEREAS, Redeveloper intends to redevelop the Redevelopment Plan Area in
accordance with the Redevelopment Plan and that certain Redevelopment Agreement between the

Redeveloper and Township dated (collectively, “Redeveloper’s Project™;

and

WHEREAS, the Township and the Redeveloper (collectively, the “Parties”) wish to enter
into this Agreement in order to memorialize the terms and conditions of their agreement with
regard to the Redeveloper’s Project, and further outline and memorialize the rights and obligations
of the parties with regard to such redevelopment;

WHEREAS, the Redevelopment Agreement requires Redeveloper to execute and record
this Declaration to impose certain covenants and restrictions on the Redeveloper’s Property, as
that term is defined in the Redevelopment Agreement, which property is described on the legal
description attached as Exhibit A;

NOW THEREFORE, in consideration of the foregoing and in compliance with the
requirements of the Redevelopment Agreement, Redeveloper, as the owner of the Redeveloper’s

Property, hereby declares as follows:

Sectionl.  Defined terms not otherwise defined herein shall have the meaning assigned
to them in the Redevelopment Agreement.

Section 2, Redeveloper covenants and agrees that:

(a)  Redeveloper shall construct on the Redeveloper’s Property only those uses
authorized under the Redevelopment Plan.

(b)  Prior to the issuance of a Certificate of Completion, except as otherwise provided
in the Redevelopment Agreement, Redeveloper shall not sell, lease or otherwise transfer the
Redeveloper’s Property, or any portion thereof, without the written consent of the Township,

(¢}  Redeveloper, in connection with ifs use or occupancy of the Redeveloper’s
Property, shall not effect or execute aily covenant, agreement, lease, conveyance or other
instrument whereby the Redeveloper’s Property is restricted upon the basis of age (unless
otherwise provided for in the Redeveloper Agreement and permitted by Applicable Laws), race,
color, creed, religion, ancestry, national origin, sexual orientation, sex or familial status, and



Redeveloper, its successors and assigns, shall comply with all Applicable Laws prohibiting
discrimination or segregation by reason of age, race, color, creed, religion, ancestry, national
origin, sexual orientation, sex or familial status.

(d)  Redeveloper shall Commence Construction of Redeveloper’s Project within the
time frames set forth in the Redevelopment Agreement (subject to tolling for appeals and Force
Majeure events as set forth in the Redevelopment Agreement).

Section3.  The covenants and restrictions set forth in Section 2 above shall be
covenants running with the land until extinguished in accordance with the provisions of Section §
below. All covenants in Section 2, in any event, and without regard to technical classification or
designation, legal or otherwise, and except only as otherwise specifically provided in the
Redevelopment Agreement, shall be binding, to the fullest extent permitted by law and equity, for
the benefit and in favor of, and enforceable by the Township and its successors and assigns, and
any successor in interest to the Redeveloper’s Propetty, or any part thereof, against Redeveloper,
its successors and assigns and every successor in interest therein, and any party in possession or
oceupancy of the Redeveloper’s Property or any part thereof. Said covenants shall be binding on
Redeveloper, its successors and assigns, respectively, only for such period as Redeveloper or any
successor or party shall own, lease or occupy the Redeveloper’s Property, the buildings and
structures thereon or any part thereof,

Section 4. In amplification, and not in restriction of the provisions of Section 3, it is
intended and agreed that the Township and its successors and assigns shall be deemed beneficiaries
of the restrictions and covenants set forth in Section 2 both for and in their own right but also for
the purposes of protecting the interests of the community and other parties, public or private, in
whose favor or for whose benefit such agreements and covenants shall run in favor of for the entire
period during which such agreements and covenants shall be in force and effect, without regard to
whether the Township has at any time been, remains, or is an owner of any land or interest therein
to or in favor of which such agreements and covenants relate.

Section 5,  The covenants and restrictions set forth in Section 2 shall cease and
terminate with respect to the Redeveloper’s Project or any Phase thereof upon issuance of a
Certificate of Completion for Redeveloper’s Project or such Phase as the case may be. Any
Certificate of Completion or Certificate of Final Completion shall be recorded in the office of the
Monmouth County Clerk for purposes of satisfying this Section 3.

Section 6. Upon the issuance and recording of a Certificate of Completion as to any
Phase, the conditions determined to exist at the time that that portion of Redeveloper’s Property
subject to such Phase was determined to be an area in need of redevelopment shall be deemed to
no longer exist. In that event, such portion of Redeveloper’s Property and improvements located
thereon shall no longer be subject to, and shall be automatically released from: (i) this Declaration
(and (ii) eminent domain for purposes of redevelopment as a result of those determinations, to the
extent applicable. If a Certificate of Completion shall be issued and recorded for the entirety of
Redeveloper’s Project, then the conditions deemed to exist at the time Redeveloper’s Property was
determined to be an area in need of redevelopment shall be desmed to no longer exist and
Redeveloper’s Property and all improvements thereon shall no longer be subject to and shall be



automatically released from (i) this Declaration and (ii) eminent domain for purposes of
redevelopment as a result of those determinations, to the extent applicable.

[Signature Page Follows]



IN WITNESS WHEREOF, the Redeveloper has executed this Declaration effective as of

the date first above written.

Witness or Attest:

Name:

FLORENCE COLUMBUS ROAD
URBAN RENEWAL, LLC

Name:
Title:



ACKNOWLEDGMENT

STATE OF NEW JERSEY )

) SS.
COUNTY OF )
1 CERTIFY that, on , . Dpersonally came Dbefore me, the
undersigned, a Notary Public or Attorney at Law of the State of New Jersey, and this person
acknowiedged under oath, to my satisfaction that: (a) This person is the of the

Township of Mansfield, the municipal corporation named in the within document; (b) this
document was signed and delivered by the Township of Mansfield as its voluntary act duly
authorized by a proper resolution of its governing body; and (c) this person signed this proof to
attest the truth of these facts.

Sworn to and subscribed before me
This day of , 2020

State of New Jersey



EXHIBIT H
FORM OF CERTIFICATE OF COMPLETION

Record and Return to:

CERTIFICATE OF COMPLETION

Date:
Project: Florence Columbus Road Redevelopment Area (the “Project™)
Location: » in the Township of Mansfield,

Burlington County, New Jersey and as more particularly shown or described on Exhibit A
attached hereto (the “Property”)

Pursuant to Section___ of the Redevelopment Agresment by and between the TOWNSHIP
OF MANSFIELD (the “Township™) and Florence Columbus Road Urban Renewal, LLC (the
“Redeveloper”) dated as of , 2020, (the “Redevelopment Agreement”), the
undersigned, an authorized representative of the Township, certifies as of the date hereof that .
[Phase] of the Redeveloper’s Project, as defined in the
Redevelopment Agreement has been completed in its entirety as of
and in accordance with the Redevelopment Agreement, the
Redevelopment Plan and other Applicable Laws so that the referenced Redeveloper’s Project or
[such Phase] may, in all material respects, be used and operated under the applicable provisions of
the Redevelopment Agreement; all permits, licenses and Governmental Approvals that are
required in order for Redeveloper to Complete Redeveloper’s Project [or such Phase] or such other
work or action to which such term is applied are, to the extent so required, in full force and effect;
the Redeveloper’s Project [or such Phase] is being operated in accordance with the terms and
provisions of the Redevelopment Agreement, the Redevelopment Plan and Applicable Laws; and
a copy of the Certificate of Occupancy issued with respect to Redeveloper’s Project [or such Phase]
is attached hereto as Schedule 1.

This Certificate of Completion constitutes the Township’s conclusive determination that the
Redeveloper has fully satisfied the agreements and covenants in the Redevelopment Agreement,
which agreements and covenants are hereby terminated, and that the conditions determined to exist
at the time the Property [or such portion] was determined to be an area in need of redevelopment
are deemed to no longer exist with respect to the subject property. The land and improvements
constituting the subject property are no longer subject to (i) any covenant running with the land
covered by this Certificate of Completion for the benefit of the ‘Township, and (ii) eminent domain
for purposes of redevelopment as a result of those determinations, if applicable.

The recording of this Certificate of Completion shall terminate all covenants and restrictions set
forth in a certain Declaration of Covenants and Restrictions, dated , 2020
and recorded on in Book , Page ,  Instrument




No. in the office of the Burlington County Clerk and the Property is hereby
released from such Declaration of Covenants and Restrictions.

Except as set forth in the Redevelopment Agreement, this certificate is given without prejudice to
any rights of the Township or the Redeveloper against third parties which exist on the date hereof
or which may subsequently come into being.

Capitalized terms used in this Certificate of Completion that are not otherwise defined herein
shall have the same meaning ascribed to them in the Redevelopment Agreement.

[Signature Page Follows]



TOWNSHIP OF MANSI"IELD

Name® C/UDA SEWGS W\Q/M@\ H ﬂ/’cpé_fe

Title: Muin Qrﬁaﬂ Q{‘@Vk— Title: ]4/\614? o~



ACKNOWLEDGMENT

STATE OF NEW JERSEY )

) SS.
COUNTY OF )
I CERTIFY that, on ; » personally came before me, the
undersigned, a Notary Public or Attorney at Law of the State of New Jersey, and this person
acknowledged under oath, to my satisfaction that: (a) This person is the of the

Township of Meansfield, the municipal corporation named in the within document; (b} this
document was signed and delivered by the Township of Mansfield as its voluntary act duly
authorized by a proper resolution of its governing body; and (c) this person signed this proof to
attest the truth of these facts.

Sworn to and subscribed before me
This day of , 2020

State of New Jersey



EXHIBIT I

FIRE COMPANY DONATION

2740 Kusr_-R QAD ohIE FRIE N7,

HAMILTON, NJ 086497 1619720191 16-2500

608-583-0096 - Inx 440-584-0405
BT T B AE

FRAKKLIN FilE COMPARY €
.0, BOx 220

CCLUNMBYS, IVJ J802z

AFTH CAPT, JOF GOODENSUGH
E: fgacdancughgimanshohilin: cer

CONTINENTAL

HERGH P f [y
HET 34 a |
LLsLn g ary s . THM,
22 ?9"8‘5IMERSI:\IE\'LHW:!.L SIAMLIZATION 1 11954 78 8 254 35
KT - LIST PRICE §3921% 01
YT PNCLULES.
12} 83 LONOSHORE STRUTA
{2) 406 LGNGSHORE STRUTS
() 304 L DNGSHORE STRUTS
£23 205 LONGSHORE EXTENSIONS
(1) 425 LONGSI0HE EXIENSIONS
{4} TIEE DOVAL KEY N2 S HIBDRS
) MULTIBASE
(4) V-BASE
(4; COHTOUR BASE
(8} RATCEST 8707, 27
{8 12 HINBED eASE v Y AHCHCR MG
(2} 15" HEQPIRENS PA
(2320 % a° GRADE &"l CHaN

PARATECH 17 FLEET-LOMsE {8% DISTOUNT AKD
FREE SHIPPIMG)

TOTAL $158 41156

i Wit e i WY, CORTFIRE.COM H

A G Caws o P J o rm e e s




ol Hosit
[ IPELFE STTITEN

Toooateta gy

Canbrn fletepr anly

Frdscenlintiig ot

P o,

LR

b

[ FETRERRT 1 P

A0553 %0

by & 00

LR
oty
roedi
.

T

QUOtG P bty

gt ¥ toorgd
foagrratran do I
.,wt,.ui‘l.,;,; i T, tok
oot Sraecnmgnd s vl ag b gy <
1 R e L tr.. s

TPl

e e
Leaf Mo

FAREL et

Docs #4692978-v2

Ea )
iy
i

; i SN Tiea
DPRRE e 1 t B
v =4
% ] s T




