THE PLANNING COMMITTIEE
OF THE COMMON COUNCI L
E25 Kast Avenue
P.O. Box 5125
Norwalk, CT' 068506

TO: MEMBERS, PLANNING COMMITTEE OF THE COMMON COUNCIL
FROM: NICK KYDES, CHAIRMAN

DATE: MAY 31, 2012

RE: MEETING NOTICE

The next scheduled meeting of the Planning Committee of the Common Council will be

held on Thursday, June 7, 2012 at 6:30 pm, in Room 231 in Norwalk City Hall.
Please Note The Time And Location.

PLANNING COMMITTEE OF THE COMMON COUNCIL

June 7, 2012
6:30 PM
AGENDA
PUBLIC HEARING - NEIGHBORHOQOD ASSISTANCE ACT TAX CREDIT
PROGRAM
CALL TO ORDER
ROLL CALL

I. APPROVAL OF MINUTES - May 3, 2012

I, BUSINESS

A. NEIGHBORHOOD ASSISTANCE ACT TAX CREDIT PROGRAM
1. Act on advancement to the Common Council the attached list
of programs for inclusion in the Neighborhood Assistance Act
Tax Credit Program

B. CDBG
1. Act on advancement to the Common Council the Globe

Theater, Inc’s $2,000,000 Section 108 Loan request for the
purposes of acquisition and redevelopment of the Globe
Theater



C. WALL STREET REDEVELOPMENT PLAN AREA
I. Review the POKO 2007 LDA related timelines based on the

developer’s confirmed September 1, 2011 commencement of
construction

III. NEW BUSINESS

IV. OLD BUSINESS

ADJOURNMENT



CITY OF NORWALK
PLANNING COMMITTEE OF THE COMMON COUNCIL
MAY 3, 2012

ATTENDANCE: Nicholas Kydes, Chairman; Douglas Hempstead, Michael Geake,
Carvin Hilliard, Bruce Kimmel.

STAFF: Norwalk Redevelopment Agency: Tim Sheehan.

CALLTO ORDER

Mr. Kydes called the meeting to order at 7:30 p.m. and stated that the members as
listed above were present and that there was a quorum,

Mr. Kydes stated that the protocol for the agenda items would be that discussion by
the Committee Members would take place first and that if members of the public in
attendance wished to speak, comments would be accepted following the discussion

of the items.

Mr. Kydes requested a change to the order of the agenda items to move Section 108
Loan for the Redevelopment of the Globe Theater to last on the agenda, and Mr.
Sheehan responded that it would have this as last for any future agendas.

w¥ MR, GEAKE MOTIONED TO CHANGE THE ORDER OF THE
AGENDA ITEMS TO MOVE ITEM I1II, SECTION 108 LOAN FOR
THE REDEVELOPMENT OF THE GL.OBE THEATER TO LAST ON
THE AGENDA. :

#¢  THE MOTION PASSED UNANIMOUSLY.

APPROVAL OF MINUTES

B MR. HEMPSTEAD MOTIONED TO APPROVE THE MINUTES
FROM MARCH 19, 2012 AS SUBMITTED.
*  THE MOTION PASSED UNANIMOUSLY.

Mr. Sheehan stated that there were a few corrections needed on page two as

follows:
Paragraph 3, last sentence: Mr. Sheehan explained that HUD recommends

webinar meetings as an effective way to reach a broader audience...
Paragraph 5, last sentence: He said that while customized interaction may

be preferred, resources ave limited.

#t . R, HILLIARD MOTIONED TO APPROVE MINUTES FROM THE
APRIL 5, 2012 MEETING AS AMENDED.

City of Norwalk
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May 3, 2012
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*  THE MOTION PASSED UNANIMOUSLY, ONE ABSTENTION
(GEAKE)

BUSINESS

Neighborhood Assistance Act Tax Credit Program

Mr. Sheehan referred to the supporting documents and stated that it is an annual
practice to review applications with a pubic hearing in accordance with state
procedures.

Tt was suggested to hold this prior to the start of the next meeting, and it was
agreed that the public hearing would be scheduled for June 7, 2012 at 6:30 p.m.

' MR, HILLIARD MOTIONED TO HOLD A PUBLIC HEARING TO
REVIEW APPLICATIONS FOR THE NEIGHBORHOOD
ASSISTANCE ACT TAX CREDIT PROGRAM, AND TO SCHEDULE
THIS PRIOR TO THE REGULAR MEETING ON JUNE 7, 2012 AT

6:30 P.M.
#**  MOTION PASSED UNANIMOUSLY.

Update on the Norwalk Company Project

Mr. Sheehan referred to the letter to the Connecticut Department of Economic and
Community Development from the Connecticut State Historic Preservation Office

and supporting documents (SEE EXHIBIT A).

Mr. Kimme] asked how old the building was, and Mr. Sheehan replied that it was
over one hundred years old.

Mr, Kimmel asked why this issue was not identified at the beginning when the
building was being considered for demolition. Mr., Sheehan replied that the
Environmental Impact Evaluation (EIE) has nothing to do with the municipal
entitlement process which ultimately allowed for the demolition of the front
facade., M. Sheehan indicated that the EIE and public scoping session was in
response to the preliminary award of the Brownfield Remediation Grant, M.
Sheehan indicated that the demolition of a building which could be on the state
and or national historic register is an action which triggers the EIE by the state,
M. Sheehan further indicated that while the project was undertaking it local
public entitlement the application for the Brownfield Remediation Grant had yet to

be released, '

Mr. Geake asked that in the absence of the grant would the owner of the property
have had input (Check with Mr. Geake regarding wording) with the demolition,
Mr, Sheehan replied that the State cannot require anything from the developer that
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is not directly related to the grant award and its’ related mitigation requirements.

Mr. Sheehan indicated additionally that the developer is not required to accept the
grant or the state’s requested mitigation in connection with the grant.

A digcussion ensued on the protocol for the future, and Mr. Kydes stated that his
concern is the issue of private property rights as was the same as 93 East Avenue,
and that this opens the door to put someone’s property on the register of

“historical” properties.

Mr. Sheehan replied that the state has no authority to put the property on any such
register without the authorization of the owner. He indicated that via this process
the State is seeking to be sure that their investment into the project is vetted and
that if mitigation measures ave required they are understood by all prior to the
execution of an assistance agreement. He referred to the ECD guidelines (SEE

EXHIBIT B).

Mr. Sheehan explained that if a project seeking state assistance meets any one of
the actions listed an EIE is requived. He indicated this project also met the
threshold for a public scoping session which is scheduled for next week. He added
that DECD, based upon the input from the yarious state departments, will then
issue its determination regarding the need for any mitigation measures and the

related compliance.

Mr. Kydes asked if not, isit rejected by the state for the grant and is the $500,000
at risk. Mr. Sheehan replied that the developer has to 1esp ond to the
recommended mitigation measures cither accepting or rejecting them. Should
they be rejected the grant would obviously be at visk.

M. Kydes stated that we need to develop strategies in the future to avoid these
bumps that stifle redevelopment efforts and we need to get progress in gear to
draw more revenue into the City’s tax base to have a more viable future and to
reduce the “limbo state” of development that has made our ity economically

stagnant.

Mr. Sheehan emphasized that this is a state process and the project itself has a
required EIE trigger. That trigger requires the commencement of the process by
the state. Mz, Sheehan indicated he had early discussions with Mr. Bryant and
disagrees that the Norwalk Trust i8 not within their vights to contact the state
regarding the investment of state funding into the project.

Mr. Kydes asked if we would lose funding for remediation from the grant. Mr.
Sheehan replied that it was his belief that we would be going though this same
process even if the facade of the puilding was preserved as fagade preservation as
initially intended in this case is not considered historic preservation.

Mr. Sheehan noted that the hearing was set up by DECD next Wednesday at 10:00
a.m. in the Community Room at City Hall.
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Mr. Kydes asked if this needs to be addressed through the Ordinance process and
Mr. Hempstead replied that he feels it is a combination of the City’s Finance
Department with regards to tax relief and the Redevelopment Agency through the
Historic Commission. Mr. Hilliaxd stated that there needs to be a clear definition
of what is historic in reaching an agreement of the guidelines.

Mr. Kydes asked how the rights of the property owner can be protected and is there
an inventory of the City’s historic buildings. Mr. Sheehan replied that he is not

sure if the list is up to date.

Mr., Hempstead stated that the City had received funding to start and maintain this
inventory, but the City has no provision of identifying for tracking purposes,
historic preservation. He added that this hearing could be a kick off for further
discussion by the other Committees involved,

CDBG —
Section 8 Loan for the Redevelopment of the Globe Theater

Mr. Kydes stated that he was recusing himself from this discussion due to-a
conflict, and left the meeting at 8:15 p.m.

Mr, Sheehan indicated that it was his understanding that the developer was not
prepared to provide the additional information requested by the Committee last
month at this time and was requesting additional time to produce such
information, but indicated that Mr. Farricker was in the audience. Mr. Farricker
came forward and stated that the following documents represent a summary of the
timeline and phases of approval and development for the project:

Globe Theater Timeline

Funaing of Syndlcoior" : Avrarect of Award of

HJD 108 fridge Stale ond Stole and Green
$2miior  Flmancing Federar Federat Cradits Corg, 37z
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Cradils
Applled
31 r‘_r\llllpn
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Glohe Theater HUD 108 Timelines for Funds Placed in Service

Acqusition of Theater FUNDED AT HUD 108 Closing $1,044,000

Ratlonale! Site Control and Ownership facliitates grant money
Change in Ownership removes Impediment
purchase equals appralsal, colateral recoupable to Norwatk
HUD prefers 108 funds to be used for capltal Investments

Remediation of Theater FUNDED AT HUD 108 Closing $287,323

Rationale: Necessary for any use or qwnership
preserves value of bullding and Increases llquidity
Absolute requirement of use, gither by Globe or Norwatk
Valua for Insurance and fiability

Architecture and Englneering EUNDED AT HUD 108 closing $255,000
OR Draw schedule .
Ratlonale: Requirement for proper application for Tax Credits

Completed Plans anhances project sale values
Timeline makes plan devalopment necessary
should increase sppraised valua as later stage approval

Tax Credit Applications FUNDED AT HUD 108 Closing $238,000
OR Draw schedule
Rationale: Needed to secure equity to complete project

Costs Include exhibits, legal and structuring
HUD 108 funding demonstrates compaunity support

Uncommitted Necessary Funds for preconstruction Activitles $175,677

DRAW SCHEDULE

TOTAL HUD 108 LOAN $2,000,000

Glohe Theater n¢. is negotiating with DECD for a grant ofup to $250,000 to pay for operating costs {Insurance,
utilitles, salarles, studles, atc.) astimated at $28&,000 for full .

M. Farricker stated thal the ahove timeline was in response to the request from
the last meeting. He stated that in addition to the major areas listed above, in
response to the state’s requirement, he presented a background fact sheet on Blum
Shapiro and stated that they have retained them based on their accounting and

expexience with municipal projects.

He went through the issue of timing as it relates fo the market study and explained
that a fall study would take three months and while he would like to proceed with
the above timetable and simultaneously do the study, he would like to have
approval to move forward on the project, on the condition that the market study

will be done.
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He stated that in order to satisfy the terms as negotiated by the RDA, waiting three
months for the completion of the study represents somewhat of a chicken-egg
situation that would lose time in the process. He asked the Committee to take a
leap of faith that the study will have the positive results that the RDA is hoping for.

Mr., Hempstead replied that under the financial circumstances with the City’s
budget constraints, coupled with a recent need for a special appropriation to help
the Board of Education with a funding issue on their Pension Benefits, he has
reservations about any potential liability that the city just cannot afford at this

time,

Mr. Kimmel stated that Norwalk is expected to have the market feasibility and
need for Arts facilities. There are a surprising number of factors that indicate the
City could not support another Theatre within proximity of New York and other
nearby venues such as New Haven, or the Long Wharf or even Ridgefield. He
added that this project really needs to be supported with a reasonably extensive

market study.

Mr, Geake asked what the costs were to the City to proceed, and Mr. Sheehan
replied that there needs to be a level of Common Council support for the project
and its financing prior to beginning the work involved as there is RDA and HUD
staff time that would be devoted to the project.

Mx. Kimmel added that his other concern is a credibility factor with the state as we
have spent a great deal of time previously with HUD in Hartford and Washington

with this property. (Check with Mr. Kimmel on wording)

Mr. Hempstead asked about the appraisal and Mr. Farricker replied that the
intended use is appraised at a very different value than market value. Mr.
Hempstead stated that the City’s credit for such loan must be secured and a stream
of payments of principal and interest must be adhered to, based upon a full
evaluation and recommendation by the Redevelopment Agency. (Check with M.,

Hempstead on wording)

Mr, Sheehan stated that the Agency’s concern is not the debt but the related
structure and the viability of the business plan to draw that many people in the
door. Mr. Farricker indicated that the Agency’s own consultant Kevin Gremes was
supportive of the presented structure. Mr, Sheehan stated that the Agency’s
consultant has not been engaged on this project, but he would have a discussion
with Mr. Gremes regarding any position that he might have, Mr. Geake asked
when the Agency can expect to receive the information, and Mr. Farricker replied
that it may take three months or more to perform a comprehensive market analysis
as it is difficult to do and it takes time to find all the required information.

M. Albanese noted that the Redevelopment Agency passed on this project several
years ago for many of the same reasons as stated now. Mr, Hilliard suggested that
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further action be tabled until the full Council can review all the information
requested along with an actionable plan. He suggested thata special meeting be

held after the RDA has reviewed and evaluated this with a deeper dive and
recommendation, then invite the full Council for a review. (Check with Mr. Hillard

on wording)

Mr. Hempstead stated that this has to be evaluated on the financial merit and the
percentage of CDBG funds that is available to the City.

QLD BUSINESS

Mr. Hempstead noted that with regard to the POKO LDA being vetted through the
Law Department and the fime Jine for the Common Council, Corporation Counsel
has suggested that Mr. Keyes recuse himself from any further discussions
regarding the POKO project, dueto a personal conflict. (Check with Mr.

Hempstead on wording)

NEW BUSINESS

There was no further new business discussed.

ADJOURNMENT

# MR, GEAKE MOVED TO ADJOURN.
w  THE MOTION PASSED UNANIMOUSLY.

The meeting adjourned at g:25 p.m.
Respectfully submitted,

Marilyn Knox;
Telesco Secretarial Services

City of Norwalk
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~  EXHIBIT A
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DECD
State Historic Stote ofCoanecika;l g

Preservation Office e e

April 26,2012

Maya Loewenberg

Permit Ombudsman

Office of Responsible Development

Department of Economic and Community Development

Subject: Comments on the Proposed DECD Brownfields Program Grant for Remediation

of 20 North Water Street, Norwalk.

Dear Ms. Loewenberg:

The State Historic Preservation Office (SHPQ) responds here with our comments on the Public
Scoping Notice published in the Connecticut Environmental Monitor on April 17, 2012 for the
referenced state action, We are also responding to comments from several interested parties
provided to SHPO as patt of our agency consultations concerning the potential impacts to
historic resources resulting from this action. According to the scoping notice, the City of
Norwalk in conjunction with North Water Street LLC (c/o Spinnaker Real Estate Pattners LL.C)
is proposing the redevelopment of the former Norwalk Company site located at 20 Nosth Water
Street, Norwalk, CT. Redevelopment activities include: environmental assessment, remediation
and monitoring of the 1,895 acre site; demolition of the existing 56,720 square foot brick
building; and new construction of a 130,000 square foot mixed-use development consisting of
107 residential rental units and 18,000 square feet of ground floor commercijal space. State funds
are proposed for environmental assessment, remediation, abatement and monitoring, The
existing brick industrial building proposed for demolition as part of this action is over 100 years
old. SHPO also.understands that building has been the subject of previous consultations between
the City of Norwalk and the Norwalk Preservation Trust (NPT).

SHPO was contacted by Mr. Tod Bryant, President of NPT, on April 5, 2012 with conceins
about the proposed demolition of the historic building on this property. As stated by Mr. Bryant,
it is the opinion of the Norwalk Preservation Trust that the former Norwalk Company building is
cligible for listing in the National Register of Historic Places and that this action may cause an
adverse effect to significant historic properties. SHPO contacted staff at DECD’s Brownfields
Program to share the concerns raised by the NPT and to express our concutring opinion that
former Norwalk Company building is National Register eligible. We provide here additional
information on the basis of our opinion. It is SHPO’s opinion that the former Norwalk Company
building at 20 North Water Street is individually eligible for listing in the National Register of
Historde Places under Critetion A, for its association with South Norwalk’s Jate 19™ and early
20™ century industrial history and Criterion C for its representation of very early 20" and centuty
factory design. The building appears to have been constructed between 1895 and

One Constituilon Ploza, Second Flaor, Hartford, Connecdicot 04103
An Affrmolive Action/ Equel Opportunily Employer
An Equal Opporunily Lendsr



all

DECD
State Historic $tats of Connteticut .
Preservation Office Oeparent of ot
Loewenberg — Brownfields Grant for 20 North Water Street, Norwalk, Connecticut
Aprit 26, 2012
(Page 2/3)

1900! and retains sufficient integrity of design, materials, {ocation, and setting to convey its
association with South Notwalk’s industrial heritage. The building was constructed as a machine
shop for the Norwalk Tron Works and the original layout of the facility remains visible in recent
acrial views of the property. Norwalk Iron Waorks was founded in South Norwalk in 1864 and
maintained operations along present day North Water Street throughout the 20" century. The
fitm changed its name to the Norwalk Comptessor Company in 2005 when they relocated fo

Stratford, Connecticut.

Although many of the original windows appeat to have been replaced or lost and a large single
story addition has been constructed at the rear of the building, the former factory and machine
shop building reteins its essential historic features and would very tikely be recognizable to
someone familiar with the building in the early 20™ century. Historic exterior features reflecting
the industrial function of the building include the saw-back roof at the rear of the building
(visible on recent aerial imagety). The roofing here is consistent with an October 1900 Sanborn
Tnsurance map showing the facility with a “saw tooth roof” at the rear. SHPO believes that the
former Norwalk Company factory may also be eligible for listing as a contributing resource t0
the adjacent Washington Sireet and South Main Street Historic District. Although the period of
significance for the historic distvict and Norwalk Company building overlap, the historic district
is primarily significant for its intact assemblage of historic commetcial and residential properties
constructed in the late 19™ and early 20™ centuty. Despite the differences in propetty type, the
Norwalk Company building presents an important element of the historic strcetscape linking the
property at 20 North Water Sireet with the adjacent district and bridge, The existing historic
facilities at 20 North Water Street are physically contiguous with the National Register-listed

Norwalk River Railroad Bridge along the northern parcel boundaty.

Based on the information available to the State Historic Preservation Office, it appears that the
proposed action may significantly affect historic structures ot landmarks, as defined in
Connecticut General Statute 10-410. We understand that the NPT, Norwalk Historic Society, and
the Connecticut Trust for Historic Preservation have requested a public scoping meeting for this
project. The State Historic Preservation supports the opportunity of these patties, and other
members of the public, to cxpress their views on the potential public benefits and environmental
impacts of this state action under the Connecticut Environmental Polioy Act. SHPO anticipates
that such public input will assist DECD, the City of Norwalk, and North Water Street, LLC. in
the consideration of appropriate mitigation measures to resolve the impacts to Norwalk’s

significant historic resources.

! The building was inventoried in 1976 as patt of an Historic Architectural Survey with a suggested dato of

construction of “c. 1865”, This information appears to be incorrect, as the facility is not depicted on an 1893

Sanborn Map of the area,
Ons Conslilution Ploza, Second Floor, Mortford, Connecticu! 04103
A Affirmalive Action/Equal Opportunity Employer
An Equal Opportunily Lender
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The State Historic Preservation Office appreciates the opportunity to have reviewed and
commented upon this Brownfields Program project. These comments are provided in

- accordance with the Connecticut Environmental Policy Act, Yor further information, please
contact me at (860) 256-2761 or Daniel.Forrest@ect.gov.

Sincerely,

Dwmisd Thones?

Daniel T. Forrest '
Deputy State Historic Preservation Officer

CC:  Sheehan/Norwalk Redevelopment Agency
Bryant/Norwalk Preservation Trust
Westmoreland/Norwalk Historic Society
Higgins/CT Trust for Historic Preservation

One Conshiulion Ploza, Secend Floor, Horlford, Connecticul 06103
An Affirmative Action/ Equol Opportunity Employer
An Equal Opporiunily lender



__; : Page 1 of 2 g
EXHIBIT B

OPM: ECD - Generic

overnor Dannel P, talley 1] . | ;ﬁ'S‘éﬁfch:l

Rome About Us Programs & Services  Publications Forms Contact Us

Environmental Ciassification Document

Generlc ECD (revised effective 10/5/2010)
The following document Is the approved 2010 revision to the Generlc Environmental Classification Document

What's N ‘
abs Rew (ECD) for use by most State agencies to determine whether an agency action requlres evaluation under the

Pollcles Connecticut Environmental Pollcy Act (CEPA), This Generic ECD supersades the previous verslon that was in
effect siitce 1993, This ECD s belng notfced accerding to Section 22a-1a-5 of the Regulations of the

Resources and Data
Connecticut State Agencles

Request for P f

eduest for Proposala Printable Generie ECD (pdf, 72 KB))

Employment

Opportunities

Otiter Links : Generic Environmental Classification Document {ECD)

For State Agencies*

Offices & Divislons ¥

Prepared Pursuant to Sectlon 22a-1a-4

& A, :
cannectlclﬂ‘ of the Regufations of Connecticut State Agenclas (RCSA)
still revolulionary
1, Typlcal Actions For Which Envirenmental Impact Evaluatlons Shalt Always Be Prepared,
—————— TEIESEN] Such actlons may include, hut are not limited to, Instances where the State Is obligating the
!'_ ok i following types of davelopment through State funding or agreaments:
": : i a. Construction of new sewage treatment plants;
Check theCateriar C3) b, Construction of hazardous waste disposal facilitles;

¢, Construction of tow-level radioactive waste disposal facilitles; and

d. Construction of coal-fired heating plants.

"RECOVERY 11. Typigal Actlons Whose Degree of Impact Ys Indeterminate, But Could Have Signiflcant

INFORMATION Envirenmental Impacts, When any of the following actions are proposed, including, but net
limited to, instances where the State is obllgating the following types of development

{mmg ’ k! through Stata funding or agreements, the sponsoring agency shall conduct an early public
b oy i scoplng process in accordance with Section 22a-1b(b) of the connecticut General Statutes
!m {CGS). The sponsoring agency shall take into consideration comments received and shall

prepare a written memorandum that documents its findings and subsequent determination of

e tie U odates the proposed action’s envirenmental significance using the criteria set forth In Section 22i_1~

New~ by Ermall 13=3 of the Regulations of Connacticut State Agencles, Said memorandum shall be posted In

Slgn-Up for E-alerts the Environmental Monitor, unless the sponsoring agency determines that an environmental
impact avajuation shall be prepared pursuant to CGS Section 22a-1b{c}-

a. Construction of, addition to, or major alteration involving a change In use of a State leased,
licensed, or owned facility Involving 100,000 sq. ft. or greater of floor space If the facllity Is Jocated
1n a Reglonal Center or Nelghborhood Conservation Area, or 25,000 sq. ft. or greater of floor space i
the facility Is located outslde of such areas as defined by the Jocaticnal gulde map of the
Conservation and Development Policles Plan for Connecticut, A facility Is defined as 6ne or more
concurrently planned or envisioned structures on a site, the sum total of which would equat or
excead the applicable figure for the project location;

b. Construction of new paved roads ar [ana additions to existing roads where the State's cost of such
which vrould equal or exceed one million dollars (1,000,000} using current Industry cost estimates;

¢. Construction of new parking lots, garages, or additions thereto, that provida for an [ncrease In
capacity of 200 vehicles or more;

d. Construction of new, or changes to, dams on watercourses resuiting In a permanent change In
water level of mora than four (4) Inches;

@, Capacity expansion of sewage treatment plants, hazardous waste or low leve) radicactive disposal
facilities and coal flred heating plants;

* f, Demolition or major alteration of any facility (Le., bullding or strictura) or slte listed or eligible to
be listed on the National or State Reglsters of Historlc Places as determined by the State Historlc

Preservation Office; and




OPM: ECD ~ Generic PageZori

g. Any cther action that may slgnificantly affect the environment In an adverse manner. Tha
slgnificance of a [lkely consequence of an actlon should be assessed by the sponsering agency andfor
the participating agency, as the case rhay be, In connection with Its setting, its probability of
occurring, Its duration, its Irreversibility, its controllabllity, Its geographic scope, its magnitude, and

regulatory requirements.

155, Any and all joint federal/state actlons for which environmental assessments or
environmental impact statements.are prepated pursuant to the National Environmental
Policy Act (NEPA), as amended, shall ba recognized as meeting the Connecticut
Environmental Policy Act (CEPA) requirements provided that such NEPA documants meet;
and are clrculated in accordance with, the CEPA document-equivalent requirements.

IV. Actlons which do not warrant_a review pursuant to CEPA. Notwithstanding the
provisions of ILf. above, the followlng actions have been shown by past agency experlence
to have Impacts which are determinate, sufficiently limited in scope or covered under
specific stata or federal requirements other than CEPA or NEPA, and include a determination
by the State Historle Preservation Office, whenever appropriate, that there is either No Effact
or No Advarse Effect to historic, architectural or archaeologlcal rasources,

a. Malntenance, repalrs, or renovations of facilltles;
b, Demolition of facilltles;

¢. Environmental remediation at faclilt(es: or property;

d. Enargy conservation measures; and

e. Licenses for non facility-related purposes.

* Each agency that currently has its own ECD (i.e., DECD, DOT, DEP & DPH) shall either revise its
ECD Tn accordance with RCSA Sec. 22a-14-6 by April 1, 2011 or vperate undet the provisions of
this Generic ECD after such date.

For Further Information, Contact:
Dimple Desal, (860) 418-6412 ; dlmple.desal@ct.gov

Content Last Modified on 10/4/2010 2:08:24 PM

il 10

450 Capitol Avenue Hartford, CT 06106 / Phone: 8§0-418-6200 ; ]
Home | CT.gov Home | Send Feedback | Logln | Reglster : ,}W .
Siats of Cornectizut Disslaimer, Privacy Policy, and Web S%e AccessTbifty Pofay, Copyright ©2002-2012 Stale of Conecteut. H -



NORWALK ¢

nonwalkredevelopmentagency.com

IDEVELOPMENT AGENCY

CHAIRMAN
Emil Albanese

COMMISSIONERS
Felix R. Serrano
Randy Napoletano
Lisa i, Cooper
Lori Torrano

EXECUTIVE DIRECTOR
Timothy T. Sheehan

TO: PLANNING COMMITTEE OF THE COMMON COUNCIL

FROM: MUNRO W. JOHNSON, AICQ\IJ\I[:\[\Lﬁp\

SENIOR DEVELOPMENT PROJECT MANAGER
DATE: MAY 29, 2012

RE: NEIGHBORHOOD ASSISTANCE ACT TAX CREDIT PROGRAM

It is that time of the year again where the Norwalk Common Council traditionally authorizes
the local Neighborhood Assistance Act Tax Credit Program (NAATCP).

Per years prior, the Redevelopment Agency is transmitting herewith a list of Norwalk-area
non-profits that are applying for corporate contributions through the NAATCP and the
Connecticut State Department of Revenue Services., The program is one where private
companies may receive a credit against their State Corporate Income Tax if they contribute
funds to pre-approved not-for-profit programs.

Please note that this is not a Norwalk grants program, nor are any funds controlled by the
City of Norwalk involved. Rather, the city’s role is essentially one of acknowledging the
existence and legitimacy of the local non-profits to the state and corporate seekers of tax
credit opportunities. The total local contributions for 2011 amounted to $133,267.

Application review is carried out by the state’s Department of Revenue Services, However,
under statute, the non profits must first be referred by the local legislative body following a
public hearing. This hearing has been scheduled to take place at your upcoming June
meeting.

Please review the attached list or program proposals and, should you have any questions, |
will be pleased to try to answer them over the phone or at your meeting. Thank you.

ACTION REQUESTED: Approval of the attached list of programs for inclusion in the Neighborhood
Assistance Act Tax Credit Program.

PO BOX 5125 - 125 EAST AVENUE, NORWALK, CT 06856-5125 - TELEPHONE 203-854-7810 - FAX 203-854-7734



2012 NAATCP List

lorganization Name

D

Broad River Homes

46

Description

524,644 to fund a handicap-accessible patio for homebound residents.

Organization Name

1D

Food Bank of Lower Fairfield County

44

Description

520,000 in support of food bank program which delivers nearly 300,000 pounds of food to Nonwalk agencles each year.

Organization Name

ID

Human Services Council

12

Description

5150,000 for HVAC upgrade, energy efficiency improvements, incl, new boiler and outdoor lighting.

Orguanization Name

ID

Pviid-Fairfield Child Guidance Center

13

Description

house alt programs and services under one roof.

5100,000.00. - for Capitat Gampalgn Building Project -- i.e., ongoing renovations to MFCGC's headquarters and retrofitting to

Organization Name

ID

Open Door Shelter

45

\Description

50,000 for Manna House of Hospitallity Food Program,ké saup kitchen food pantry serving families in need.

Organization Name

ID

Open Door Shelter

19

Description

$100,000.00 - for the Hope Works Job Training Program - career training for the homeless with disabilities.

Tuesday, May 29, 2012
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Organization Name D
47

S.T.A.R. Inc., Lighting the Way

Description
528,000 for Out-of-School Transition Services via Van transport fo access community-based work and opportunities.

’Org(mizatimz Name ID
39

[The Maritime Aquarium

Description
$150,000 for additional energy conservation measures, incl. upgrades to chillers, air systems, and other motors.

Tuesday, May 29, 2012 Page 2 gf 2



PLANNING COMMITTEE OF
THE NORWALK COMMON COUNCIL

TO: MEMBERS OF THE PLANNING COMMITTEE OF
THE NORWALK COMMON COUNCIL

FROM: TIMOTHY SHEEHAN, EXECUTIVE DIRECTOR

MUNRO W. JOHNSON, AICP
SENIOR DEVELOPMENT PRk CT MANAGER

DATE: MAY 30, 2012

RE: SECTION 108 REQUEST FROM THE GLOBE THEATER, INC.

On March 23" of this year, The Globe Theater, Inc., represented by Frank Farricker,
submitted a set of materials to this Committee in connection with Mr. Farricker’s desire
that the City of Norwalk advance a $2 million Section 108 Loan request to HUD for his
project. By way of background, a Section 108 Loan is ultimately considered by HUD
upon the approval of the loan by the local legislative body (Common Council) of the
entitlement community. The legislative body commits to HUD a guarantee for the full
repayment of the intended loan using future CDBG entitlement funds should the intended
loan recipient default on its repayment obligations to HUD.

The materials provided by Mr. Farricker, while detailed in some regards, represented a
partial response to the Committee’s list of requested materials set forth in memos from
(fmr.) Chairman Hempstead and Agency staff following Mr. Farricker’s appearance
before the Committee in January (Attachment A). The Committee has since had
additional opportunity to review those materials and hear from Mr, Farricker directly at
its April and May meetings and received additional information from Mr. Farricker
(Attachment B). At these meetings the lack of an in depth market study was discussed
and the Committee considered M, Farricker’s explanation that such a study would take a
significant amount of time to complete and that this time constraint would negatively
impact his advancement of certain grant applications with the Connecticut Department of
Economic and Community Development (Attachment C).

The Planning Committee, now having considered this project for some months, has a
fundamental understanding of the developer’s intended re-use of the Globe Theater as
well as the related financial structure that the developer has sought the City’s
participation in. The issues of risk have been discussed and the implications of default
have been assessed with the Committee. It is for this reason that Mr. Hempstead, in his
continuing capacity as Commiitee chairman for this project, has indicated the time may
be appropriate to seek from the Committee a formalized action on Mr. Farricker’s request
as it has been conveyed to the Committee. This memo offers some preparatory review
for that vote.



Following its first audience with Mr. Farricker, the Committee had many of the same

. questions and concerns as they had when approached in September with a similar request
for $2 million for a similar project. Adding three new questions, the Committee
approved issuing the same request for information to Mr, Farricker as it had previously
sought from the prior developer. This list included the following items:

Item #1 A demonstrated understanding of and strategy for dealing with the HUD
regulations associated with the loan.

Item #2 An appraisal.

Item #3 A market analysis.

Item #4 Initial due diligence by a qualified syndicator of tax credits

Item #5 Conceptual drawings

Item #6 A disclosure of the City’s financial risk should the initiative fail

Item #7 An explanation of the process and timeline for obtaining tax credits

To varying degrees of satisfaction as related in staff’s April 2" memo to the Committee,
(Attachment D), Mr. Farricker’s March 23" submittal — and information provided since —
respond to the seven items above. There is concurrence however that the information
provided lacked the requested market analysis as previously noted. That being said the
Committee is being asked to determine, based on the proponent’s materials to date,
whether or not it is supportive of both the intended redevelopment project, the project’s
overall financial structure and the investment the City is being asked to make in that
structure,

Few can argue that the intended use of the Globe Theater as presented by Mr, Farricker is
not in keeping with the City’s approved plans for the Wall Street area or that if successful
it would not be transformational, Real estate investments on any level must however
consider the associated risk and rewards.

The financial risk in this proposal can be viewed from at least four perspectives, First
and foremost, the loan-to-value (“LTV”) ratio is a quantitative measure of risk in any
lending scenario. In the case of the Globe Theater, the loan being sought is $2 million
while the asset is worth only $1 million. Mr. Farricker has said that the Globe will, when
completed, be worth over $5 million. The suggested financial structure however seeks to
use the $2 million public loan, guaranteed by the City, as the first project funds in paying
for acquisition, improvements and efforts to secure additional funding resources. This
could expose the city to a financial risk for which it has no real recourse.

Secondly, in any loan, there is a risk associated with the borrower. M, Farricker to his
credit is a real estate professional familiar with the property, Norwalk and the public
financing resources potentially available to his project. But, there is no evidence in the
material provided that Mr. Farricker has successfully redeveloped a theater or managed
the ongoing operations of such a facility. In fact there is no evidence that Mr. Farricker
or Globe Theater, Inc., a newly formed non-profit, has ever undertaken a redevelopment
effort of this size.
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Thirdly, there is a risk associated with the funding source. As has been related before,
Section 108 is a federal loan program through HUD, and comes with a host of regulatory
requirements. The associated challenge of conforming the project to the appropriate
federal guidelines and the hazards of running afoul of the multifarious regulations that
come with the funds are another set of risks which Mr. Farricker has evidenced his
unfamiliarity with, which could negatively impact the City’s strong relationship with
HUD.

Finally, there is a community risk associated with the potential default of the loan if it
should fail. In traditional real estate loans, defaults are subject to foreclosure, and the
lender can recoup a portion of their investment by calling the loan’s underlying collateral.
The Committee members need to understand that the financial structure. as proposed,
does not assure any such collateral until the project is substantially completed. Should
that risk be called upon, HUD would recoup its investment by garnishing Norwalk’s
annual CDBG funding in the amount of the required annual debt service, reducing the
amount traditionally made available in the community.

The investment of public funding in advancing development in distressed areas is not
without merit, Sometimes projects such as the Globe Theater redevelopment have the
ability to be a catalyst for additional private sector investment and increase public sector
economic return. The risks associated with the financing structure presented by these
types of development projects simply need to be fully considered by public bodies
choosing to assume them. Failure to do so leads to unrealized public sector obligations
and more thinly stretched public resources which are already strained. The Planning
Committee members must determine for themselves if they are comfortable with the
investment structure which has been presented on this project and if the inherent risk is
acceptable when compared with the potential reward.

ACTION:

The Planning Committee has reviewed and considered the information as provided by
Globe Theater, Inc. and its representative, Mr, Farricker, related to a $2,000,000 Section
108 Loan request for the purpose of acquisition and redevelopment of the Globe Theater
and (approves / does not approve) advancing this request to the Common Council.
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BYLAWS Of THE GLOBE THEATER INCL
{Non-Stock Corporation)

ARTICLE !
The Corporation
The Corporation shall be known as The Globe Theater Inc.., and shall be referred to in

these Bylaws as the “Corporation.”

ARTICLE II

Purposes
The purposes of the Corporation shall be the development and oversight of the

operation of the Globe Theater, 71 Wall Street, Norwalk CT and any other purpose that
shall be those set forth in the Certificate of Incorporation on file in the office of the
Secretary of the State of Connecticut, a copy of which is attached as an appendix to
these Bylaws.

ARTICLE Ill

Offices
The Corporation's principal office and any other of its offices shall be located at such

places within or without the State of Connecticut as the Board of Directors may from
time to time determine. The Corporation shall maintain within the State of Connecticut a
registered office at such place, which may be the principal offlce as the Board of
Directors may from time to time determine.

ARTICLE IV
Members

SECTION 1. Membership
1.1 Voting Rights. Voting members are members elected by a majority of the Board
Members at the time of their election. The number of Board Members shall not exceed

twenty (20) persons at any given time.

1.2 Admission. Any individual interested in supporting the purposes of the Corporation
as set forth in Arlicle H of the Certificate of Incorporation and such other qualifications as
the Board shall determine, may become a Member of the Corporation

Each voting Member shall be entitled to cne vote on matters as set forth in the
Certificate of Incorporation, these Bylaws, and such other matiers as may he submitted
to the Members by the Board of Directors, or any Committee with the power to act for
the Board, on all matters for which a vote of members is required as set forth in the
Revised Connecticut Nonstock Corporation Act. The first Members of the Corporation
shall be Frank A. Farricker, President and Stephen Soler, Secretary

1.3 Withdrawal. A Member may withdraw his or her membership at any time by giving



written or e-mail notice thereof to the Secretary of the Corporation. Withdrawal is
effective upon receipt of nofice.

1.4 Expulsion. Membership in the Corporation may be terminated automatically for
inactivity of one year, or by a vote of a majority of the Voting Members,

1.5 Dues. The Steering Committee shall determine from time to time the amount of
annual dues, if any, payable to the Corporation by the Members.

SECTION 2. Meetings

2.1 Location. Meetings of the Members may be held within or without the State of
Connecticut as set forth in any notice of meeting.

2.2 Annual Meeting. The Annual Meeting of the Members shall be held for the
transaction of such business as may properly come before the meeting. The Annual
Meeting shall be held at such time and place as the Steering Committee shall
determine, with the consent of the Board of Directors. Written or e-mail notice of each
meeting of the Members, stating the date, time, and place of the meeting shall be
delivered not less than ten (10) nor more than sixty (60) calendar days before the date
of the meeting. For purposes of this Section only, Members shall be those

persons listed as Voting Members on the books of the Corporation at the time notice is

sent.

2.3 Special Meetings. Special meetings of the Members may be called by a majority of
the Directors then serving. Written or e-mail notice of each meeting of the Members,
stating the date, time, place of the meeting, and of the subject to be considered at the
meeting, shall be delivered not less than ten (10) nor more than sixty (60) calendar days

before the date of the meeting.

2.4 Notice and Waiver of Notice. Unless otherwise specified in the Bylaws or required
by

law, notice may be given by sending a written letter or e-mail to the Secretary. Notice of
any meeting of the Members may be waived by any or all of the persons entitled to
notice. A Member may waive notice by filing a written or e-mail waiver filed with the
Secretary before, at,or after such meeting. A Member is also deemed to have waived
notice of a meeting that the Member attends or in which the Member participates,
unless the Member at the beginning of the meeting, or promptly upon arrival, objects to
the holding of the meeting or transacting business at the meeting and does not
thereafter vote for or assent to action taken at the meeting.

SECTION 3. Transaction of Business by Members

3.1 Voting . Unless otherwise provided in the Certificate of Incorporation, these Bylaws,
or by law, the affirmative vote of a majority of the Members entitled to vote and present



at a meeting duly held shall be the act of the Members. Associate Members shall not be
counted in determining any fraction of the membership. Decisions taken by the
Membership through voting shall include, but are not limited fo, the following operations:
nomination and election of members into leadership roles, Addition or elimination of
businesses associated with operation of the Giobe Theater; Policy decisions and
statements, or any other issue brought to a membership vote at the request of Steering

or the Board.

3.2 Action by Written Ballot in Lieu of Meeting. Where directors or officers are to be
elected by the Members or any other action is to be voted upon by the Members, such
elections may be conducted and such actions voted upon by mail or electronic means,
provided that the same period for which notice would otherwise be required for a
meeting is provided for the return of ballots.

ARTICLE V
Directors

SECTION 4 - Service of the Board of Directors

4.1Powers. The Corporation shall act by and through its Board of Directors. The Board
of Directors may delegate its powers as it sees fit, subject to restrictions imposed by the
Certificate of Incorporation, the Bylaws, the Connecticut Revised Nonstock Corporation
Act, as amended, and Section 501(c)(3) of the Internal Revenue Code of 1986, as
amended (hereinafter, the “Code”) (or the corresponding provision of any future federal
tax code).

4.2, Number. There shall be no less than 2, nor more than 10, voting members of the
Board of Directors.

4.3. Nomination and Election Process. Nominations for directors to replace directors
whose terms expire, or fo add new directors, subject to Section 2.1, shall be circulated
in advance to the Members. Voting members make nominations for directors.
Nominations must be made at least twenty (20) business days prior to the meeting or
vote at which the directors may be elected and sent in writing or e-mail to the Secretary.
Incumbent directors are assumed to have nominated themselves to stand for reelection
unless they have provided notice in writing or by e-mail of intent not to serve. Directors
of the Corporation shall be elected by the majority of Voting members present in person

or by proxy.

4.4 Terms. The initial Board of Directors shall be selected by the Incorporator to hold
office until the first Annual Meeting of the Members and elected thereafter to staggered
terms. Commencing with the first Annual Meeting of the Members following the adoption
- of these Bylaws, and annually thereafter, approximately one-half of the directors shall
be elected every three years to serve for three-year terms, such that the terms of
approximately one-third of the directors shall expire each year, except that in the event



of a vacancy, which may be filled at a meeting of the Members called by the Secretary
expressly for this purpose, or in the case of a newly-elected director, the director may
be elected to a shorter term as may be appropriate to maintain the balance of staggered
terms. Directors shall hold office untit their successors are elected and qualified.

4.6 Resignation. A director may resign at any time upon delivery of written notice to the
Board of Directors or the Secretary. Any such resignation shali be irrevocable upon
delivery of such notice, but said individual may be subsequently reelected to the Board
via Section 4.3 at any time in the future

4.7 Removal. A director may be removed as a director at any time with cause by the
affirmative vote of the majority of the voting Members present in person or by proxy at
any meeting or vote of the members. Said individual may be subsequently reelected to
the Board via Section 4.3 at any time in the future.

SECTION 5. Meetings of the Directors.

5.1 Location. Meetings of the Board of Directors may be held within or without the
State of Connecticut as set forth in any notice of meeting.

5.2 Annual Meeting. The Annual Meeting of the Board of Directors shall be held at
such time as the Board of Directors shall determine. Written or e-mail notice by the
Secretary or Chairperson of the date, time and place of each Annual Meeting shall be
given to each director at least five (5) days before the Annual Meeting.

5.3 Special Meetings. Special meetings of the Board of Directors may be called by a
majority of the directors then serving. Ex-officio directors shall be included in the count
for calling special meetings. Notice of the date, time, place, and purpose of each
Special Meeting shall be given to each director at least five (5) days prior to such
meeting.

5.4 Notice and Waiver of Notice. Unless otherwise specified in the Bylaws or
required by law, notice may be given by a written letter or e-mail addressed to the
Secretary. Notice of any meeting of the Board of Directors may be waived by any or all
of the persons entitled to notice. A director may waive notice by filing a written waiver
filed with the Secretary before, at, or after such meeting. A director is also deemed to
have waived notice of a meeting that the director attends or in which the director
participates, unless the director at the beginning of the meeting, or promptly upon
arrival, objects to the holding of the meeting or transacting business at the meeting and
does not thereafter vote for or assent to action taken at the meeting.

SECTION 6 Transaction of Business among Directors

6.1 Quorum. Unless otherwise required by law or by these Bylaws, the quorum
necessary for the transaction of business shail consist of a majority of the directors. A



director may participate in a meeting of the Board by means of a conference telephone
or other means of communication enabling all participating directors to hear one another
simultaneously and such participation shall constitute presence in person. Once a
quorum is noted as present, it is not broken by the subsequent withdrawal of one or

more directors.

8.2 Voting. Unless otherwise provided in the Certificate of Incorporation, these Bylaws,
or by law, the affirmative vote of a majority of the directors at which a quorum is present
shall be the act of the Board of Directors. Decisions taken by the Directors through
voting may include, but are not limited fo, the following areas of operations: the review
and approval of yearly budget and any other major purchase or financial decisions, such
as hires and insurance; the review and approval of any legal contract, memorandum of
understanding, or other binding agreement; review and approval of programs and
activities to ensure alignment with the Corporation’s mission and vision.

6.3 Action Without a Meeting. The Board of Directors may act without a meeting by
the unanimous written consent of all directors. Unanimous written consents shall be

filed in the minute book of the Corporation.

6.4 Compensation. All decisions concerning compensation to directors shall be
governed also by the Article of these Bylaws entitled “Conflicting Interests.”

6.5. Compensation for Non-Director Services. Upon approval of the Board of
Directors, directors may be compensated for services provided to the Corporation in a
capacity other than as director.

6.6 Amount of Compensation. The Corporation shall provide no reimbursement for
expenses or compensation other than those reasonable and necessary in furthering the
Corporation's purposes as determined by the Board.

ARTICLE VI
Committees

SECTION7. Committees

7.1. Authority. The Corporation may act through any Committees that the Board of
Directors may appoint subject to Article VI of these By Laws.. Committees may be
standing or ad hoc committees. Each committee shall have such powers and authorities
as may be provided in these Bylaws, in the resolution creating such committee, or in
resolutions of the Board of Directors adopted from time to time at the suggestion of the
Steering Committee.

7.2. Appointment. Committees shall be created and Committee members appointed by
the Board of Directors and vacancies on Committees shall be filled by the Board of



Directors. Each Committee with power to act for the Board shall have at least one
Committee member who is a director.

7.3. Meetings, Notices, and Quorum. All Committees other than advisory commitiees
and the Steering Committee shall have the same requirements for Meetings and the
Transaction of Business as those set forth in the articles of these Bylaws entitled
“Directors” and “Conflicting Interests” with respect to the conduct of business by the
Board of Directors, except that Committees shall not be required to hold annual
meetings and written or e-mail notice of meetings shall be given by the Committee

Chair.

7.4 Limitations on Powers. Notwithstanding any provision of this Article or these
Bylaws to the contrary, no Committee shall have any power fo:

(a) Fill vacancies on the Board of Directors or any of its Committees;

(b)Y Amend the Certificate of Incorporation;

(c) Adopt, amend, or repeal the Bylaws;

(d) Approve a plan of merger, approve a sale, lease, exchange or other disposition of
all, or substantially all, of the Corporation's property, other than in the usual and regular
course of business; or

(e) Approve a proposal to dissolve the Corporation.

7.5 Advisory Committees. The Board of Directors may appoint one or more persons
as advisory committees for any lawful purpose. Advisory Committees shall have no
power to exercise any power of the Board of Directors.

ARTICLE Vi}
Officers and Agents
Section 8. Officers and Agents

8.1. Titles, Election, Requirements, and Duties. Nominations for officers shall be
made by voting members. Officers shall be elected by the plurality of Voting members
present in person or by proxy. The Board of Directors may open nominations for any
other officers that it deems expedient or necessary. The officers need not be residents
of Connecticut, but must be residents or citizens of the United States and satisfy such
other requirements as shall be specified by the Board of Directors. The officers must be
at least 18 years of age. The officers must be voting members.

Officers shall serve for one-year terms.

8.2 . Agents and Attorneys. The Board of Directors may appoint such other agents
and aftorneys, with such powers and to perform such acts and duties on behalf of the
Corporation, as the Board of Directors may determine.

ARTICLE VIl
Finance
SECTION 9 : Finance



9.1Fiscal Year. The fiscal year of the Corporation shall end on the last day in
December of each year.

ARTICLE IX

Amendments
These Bylaws may be altered, amended or repealed with the consent of both the

Directors and voting Members by the affirmative vote of 2/3 of the entire Board of
Directors at any meeting of the Board of Directors and by the affirmative vote of the
majority of the Members present in person or by proxy at any meeting of the Members.

ARTICLE X

Indemnification

The Corporation shall indemnify, and advance expenses to, its members, directors,
officers, employees, and agents to the maximum extent permitted by the Connecticut
Revised Nonstock Corporation Act, as amended. Notwithstanding the foregoing, if at
any time the Corporation is a private foundation, the Corporation shall not indemnify
such individuals, procure such insurance or share such premium cost to the extent so
doing would constitute an act of self-dealing as defined in Section 4941(d) of the Code.

ARTICLE XI
Conflicts of Interest
SECTION 10: Conflicts of Interest

10.1 Compliance. No director or officer may engage in any excess benefit transaction
as defined in Section 4958 of the Internal Revenue Code of 1986, as amended. The
Board of Directors shall comply with the provisions of Sections 33-1127 - 33-1130 of the
Connecticut General Statutes, as amended, regarding “conflicting interest’ transactions.
The Board of Directors may adopt appropriate policies and procedures to implement
this Section, and such policies and procedures may only be amended by the same vote
required to amend these Bylaws.

10.2 Disclosure. Any director for whom there may exist a conflict of interest shall
disclose such possible conflict of interest to the Board.

10.3 Recusal. No director shall discuss or vote on any matter that would involve a
conflict of interest as determined by the Board. Any director for whom there may exist a
conflict of interest shall refrain from discussion or vote on any such matter, and shall not
be physically present in the room at the time any vote is taken thereon.

10.4 “Contlict of Interest.” The term “conflict of interest” includes, without limitation,
the reasonable possibility that the matter involves an arrangement to provide
compensation or any financial or tangible benefit or payment, directly or indirectly, fo a
director or any other “disqualified person” (including a person or entity related to or
controlled by the director, or otherwise as defined in section 4958(c)(1) of the Internal



Revenue Code and/or Section 33-1127 of the Connecticut General Statutes). in the
event that there is a question whether a conflict exists, the issue shall be determined by
majority vote of the directors other than the affected director (which shall consist of at
least two directors) present and voting.

Appendix to the Bylaws
Certificate of Incorporation
Of The Globe Theater Inc..
(Non-Stock Corporation)

ARTICLE !
The name of the corporation shall be The Globe Theater Inc., hereinafter referred to as

the “Corporation.”

ARTICLE Il

The nature of the activities to be conducted and the purposes to be promoted or carried
out by the Corporation are as follows; To be organized and operated exclusively for
educational, charitable, and/or religious purposes within the meaning of Section
501(c)(3) of the Internal Revenue Code of 1986, as amended {or to any corresponding
provision of any future federal tax law), (the “Code”), including but not limited to the

following:
(A) To increase awareness among all people on issues pertaining to arts and culture.

(B) To provide technical knowledge and assistance to people interested in gaining work
experience in the fields of music, theater and arts production

(C) To restore the Globe Theater, and to generally promote the economic vitality of the
Wall Street area of Norwalk through the advancing of arts-related functions

(D) To engage, subject to the foregoing limitation and those set forth below, in any
lawful act or activity for which a corporation may be organized under the Connecticut
Revised Nonstock Corporation Act. If at any time the Corporation is deemed to be a
private foundation as defined in Section 509 of the Code then so long as the
Corporation is deemed a private foundation, it shall not, as provided in Section 508(e) of
the Code, fail to require its income for each taxable year to be distributed at such time
and in such manner as not to subject the Corporation to tax under Section 4942 of the
Code, engage in any act of self-dealing as defined in Section 4941(d) of the Code,
retain any excess business holdings as defined in Section 4943(c) of the Code, or make
any investments or expenditures in such manner as to subject the Corporation to tax
under Section 4944 or Section 4945(d) of the Code.

ARTICLE lli
In pursuance of its purposes, as set forth in Article 1I, and subject to any limitations

herein expressed, the Corporation is specifically authorized to do the following:



(a) To purchase, accept, exchange, inherit, lease or otherwise acquire real and
personal property, or any interest therein, of whatever kind, and to own, hold,

control, maintain, manage, convey, dispose of, or change the character of such
property; and

{b) To do, perform and supervise any and all other things which are not inconsistent
with the purposes set forth in Article II; provided that the Corporation shall not

have or exercise any power or authority not granted to it under the Connecticut
Revised Nonstock Corporation Act nor shall it engage in any activity that would
prevent it from qualifying as a corporation described in Section 501(c)(3) of the

Code or the corresponding provision of any future federal tax code.

ARTICLE IV

No part of the net earnings of the Corporation shall inure to the benefit of any director,
director, or officer of the Corporation, or any private individual (except that reasonable
compensation may be paid for services rendered to or for the Corporation), and no
director, director or officer shall be entitled to share in the distribution of any of the
corporate assets upon dissolution of the Corporation. No substantial part of the activities
of the Corporation shall consist of carrying on propaganda, or otherwise attempting, to
influence legislation (except as otherwise provided by Section 501(h) of the Code), and
the Corporation shall not participate in, or intervene in (inciuding by the publication or
distribution of statements), any political campaign on behalf of or in opposition to any
candidate for public office. Notwithstanding any other provision hereof, the Corporation
shall not carry on any other activities not permitted to be carried on (i) by a corporation
exempt from federal income tax under Section 501(c}{3) of the Code, or (ii) by a
corporation, contributions to which are deductible under Section 170(c){2) of the Code
or the corresponding provision of any future federal tax code.

ARTICLE V
The Corporation is non-profit and shall not have or issue shares of stock or make

distributions.

There shall be no period of limitation for the duration of the Corporation.

ARTICLE Vi
The Corporation shall have Members as follows:

(a) Eligibility. Any individual shall be eligible for membership in accordance

with this Certificate and the Bylaws of the Corporation. There shall be no limit to the
number of Members.

(b) Classes of Members. There shall be two classes of Members of the

Corporation, voting members and non-voting members. Voting members are defined as
individuals elected by the Board to be voting members. Non-voting members shall be
defined as all Members admitted by the Board to the Corporation who do not have a
vote.



(c) Voting Power. Each voting member shall be entitled to one (1) vote on all
matters submitted to the Members for action. Non-voting members shall be entitled to

no votes.
Only voting Members shall be entitled to vote for Directors.

ARTICLE Vi
The Board of Directors shall manage the activities, property and affairs of the
Corporation. The number and manner of election of directors shall be as authorized in

the Bylaws.

ARTICLE VIl

The directors may by the affirmative vote of no less than two-thirds of all directors then
serving, at any annual meeting of the Board of Directors or at any special meeting of the
Board of Directors called for such purpose:

(1) To amend the Certificate of Incorporation, provided, however, that no

such amendment shall operate to terminate the deductibility of gifts to the Corporation
or federal tax purposes or the federal income tax exemption of the Corporation as an
organization described in Section 501(c)(3) of the Code;

(2) To dissolve the Corporation;

(3) To transfer substantially all of the Corporation’s assets to ancther corporation
pursuant to Article IX;

(4) To merge the Corporation with another corporation or consolidate the Corporation
into a new corporation; or

(5) To amend the Bylaws.

The directors of the Corporation shall have the right fo make other fundamental
changes to the extent and in the manner permitted by Connecticut law to directors of a
Connecticut nonstock corporation except as otherwise provided in this Certificate of
Incorporation or the Bylaws of the Corporation.

ARTICLE IX

Upon the termination, dissolution or final liquidation of the Corporation in any manner
and for any reason, the Board of Directors shall first pay or provide for the payment of
all liabilities of the Corporation; all remaining assets shall be distributed for one or more
exempt purposes within the meaning of Section 501(c)(3) of the Code, or shall be
distributed to the federal government, or to state or local government, for a public
purpose, Any such assets not so disposed of shall be disposed of by a court of
competent jurisdiction of the County in which the principal office of the Corporation is
then located, exclusively for such purposes or to such organization or organizations, as



said court shall determine, which are organized and operated exclusively for such
purposes.

ARTICLE X
This Cettificate of Incorporation shall not be amended to permit the Corporation to
engage in any activity which would be inconsistent with its classification as an

organization described in Section 501(c)(3) of the Code.

ARTICLE XI

To the fullest extent permitted by applicable law, the personatl liability of the directors to
the Corporation for monetary damages for breach of duty as a director shall be limited
to an amount equal to the compensation received by the director for serving the
Corporation during the year of the violation.

The Corporation shall indemnify, and advance expenses to, its directors, officers,
employees, and agents to the maximum extent permitted by the Connecticut Revised
Nonstock Corporation Act, as amended.
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Attachment C

Common Council cautious about underwriting a $2M federal loan to
shape the former Globe Theatre into a performing arts center.

By ROBERT KOCH

Hour Staff Writer | Posted: Sunday, May 6, 2012 10:15 am

NORWALK --Members of the Common Council's Planning Committee on Thursday night expressed reservations about
underwriting a $2-million federal loan to shape the former Globe Theatre at 71 Wall St. into a performing arts center.

- "I'don't think there's anybody that sits on the council as a whole who hasn't dealt with this building one way or the other over the last

six or seven years (who) does not want what you're trying to do work in that building," said Douglas E. Hempstead, acting chairman
of the committee. "The question is we're putting at risk finding that funds our redevelopment department, that funds a lot of
non-profits in town, and we have to feel very comfortable before committing even anything verbally at risk."

On Thursday night, Frank Farricker of The Globe Theatre, Inc., asked the committee to begin advancing an application for a
$2-million U.S. Department of Housing and Urban Development loan, which he would use to acquire, remediate and design
renovate the historic theater.

Farricker is hopeful that the council will approve the grant application and set the stage for the estimated $3.7-million renovation of
the building.

He added, however, that he cannot secure a $250,000 state loan, whose application deadline is this June, with the HUD money in
process. |

Committee members, however, stressed that HUD would take from its annual community development block grants to Norwalk -
roughly $1 million that goes to local non-profit agencies -- in the event of a default on the $2-million development loan.

Farricker asked the committee to advance the HUD loan application, as he performs a market study -- a key piece of mformation
sought by the committee.

"We're in a chicken-and-egg situation," Farricker said. "We're afraid that if we wait three months we're going to lose a lot.”

5/31/2012 11:20 AM
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Councilman Bruce 1. Kimmel expressed skepticism about the market for a non-profit performing arts center, given the difficulties of
similar facilities in the region.

Farricker, who happens to be board chairman of Connecticut Lottery Corp., would purchase the former theater from owner Mary
A. Kyriakides, if the redevelopment plan advances, according to Redevelopment Agency officials.

Councilman Nicholas D. Kydes, brother-in-law of Kyriakides and chairman of the Planning Committee, recused himself from
Thursday night's discussion.

20f2 5/31/2012 11:20 AM



- Attachment D
NORWALK DEVELOPMENT AGENCY

TO: MEMBERS OF THE PLANNING COMMITTEE OF
THE NORWALK COMMON COUNCIL

UTIVE DIRECTOR 77

EROM: TIMOTHY SHEEHAN, EXE
MUNRO W, JOHNSON, AIC

SENIOR DEVELOPMENT P tCT MANAGER

DATE: APRIL 3, 2012

RE: STAFF REVIEW AND RECOMMENDATION REGARDING
GLOBE THEATER, INC SUBMITTED MATERIALS
DATED MARCH 23, 2012

Background

In 2003, the Norwalk Planning Commission and the Common Council approved The
Norwalk Wall Street Avea Planning Update, a yeat later approving also The Wall Street
Redevelopment Plan, These City planning documents identify the theater at 71 Wall
Street (hereafter, “the Globe™) as an important community asset to be preserved,
-rehabilitated and restored to accommodate a public cultural use.

In 2006, the property was purchased by an entity associated with the curient owner
whose representatives have presented a number of proposals to rehabilitate the Globe.
The most recent owner entity presentation fo the Planning Committee, hereafter
“Committee”) occurred in August 2011, The project involved the full redevelopment of
the property as a public cultural use and required a $2 Million Section 108 Loan
Guarantee from the City of Norwalk, In response fo that presentation, the Committee
chaivman sent a letter to the proponent on September 15, 2011 (attached), articulating the
Committee’s general support for the project, but itemizing five (5) areas of concern and a
request for additional information,

In Januaty of this year, this Committee heard a presentation by a new development entity
(“Globe Theater, Inc.”) represented by Frank Farricker, Globe Theater, Inc., a not for
profit entity pending formation in Connecticut, is advancing a plan to purchase and
redevelop the Globe as a theater, Its financing plan too is also seemingly dependent on
securing a Section 108 Loan Guarantee from the City. In response to this presentation,
the Committee asked the Globe Theater, Inc. to provide a written response to the same
questions included in the September 15, 2011 letter, and three additional questions, all of
which were forwarded to Mr, Farricker in a new letter on January 12, 2012 (attached).
The then chairman requested that, once M. Farricker had responded to each of the

Morwalk City Half PO. Box 5125 + 125 Cast Avenue + Norwalk, CT 06856
www.norwalkredevelopmentagency.com
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requests for information, that the Redevelopment Agency provide the Committee its
assessment of the response and a recommendation regarding the developer’s request as
the City’s CDBG Administrator.

In considering the various requests for the City to participate in a Section 108 Loan
Guarantee, the Committee members have expressed concerns that the principal security
for the Section 108 Loan Guarantee would be the City of Norwalk’s current and future
CDBG funds. The guarantees being requested have been estimated by the developers to
be approximately $2,000,000. With regard to the most cutrent project, this represents
30% of the proposed total project cost.

The Globe Theater, Inc.’s response to the Committee arrived on March 23, 2012, That
tesponse has been provided to the Committee members and has been made available for
public review. The component pieces of this package include an appraisal of the property
dated March 20, 2012, a construction cost analysis, a market study, a review of potential
project funding sources, soft letters of inferest from syndicafors and issuers and a review
of the project’s Section 108 Loan Guarantee eligibility.

Upon review of the package, the Redevelopment Agency has determined the package is
not sufficiently complete to fully answer many of the questions and requests for
information that were posited to the Globe Theater, Inc. by the Commitiee. However, in
that this has been the most complete response yet filed from the private sector parties
regarding this redevelopment effort, the Agency was directed to review the submission
and provide its recommendation for the April meeting,

Review

The National Trust for Historic Preservation identifies “Historic Theafers” as the most
endangered historic buildings in America. While there were once more than 20,000 such
theatres in the U,S,, fewer than 5,000 of these historic venues still remain according to
the Trust. By themselves, and in their current form, most of these buildings are no longer
viewed as economically profitable propositions for the commercial sector to undertake.
That being said, the rehabilitation of such increasingly rare examples of architecture —
which are often linked to a community’s unique heritage — can serve public goals such as
downtown redevelopment, cultural growth, local identity and pride, as well as provide
other communify benefits,

A city’s involvement in preserving such structures can also have a significant economic
impact by spurring private sector-led downtown revitalization, When a city spends
money on its downtown, it signals to private investors that it’s safe for them to do the
same -- that the local government takes an active interest in the area, and that their
investment wiil be more secure — and businesses often take into consideration a
community’s arts and culture programs when deciding where to relocate. Communities
with an active culture and nightlife are considered “healthier” economically. To these
goals and objectives the City and the Redevelopment Agency have already indicated their
intention and support,
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The successful theater redevelopment projects that the Agency has reviewed, however,
usually represent the culmination of years of planning and coordination that clearly
define a programming model that is compatible with the community vision, the location
and surrounding businesses, and have evidenced the project’s appeal to its intended
patrons. The vision for these projects has a clear community stake, which includes a
mission statement for guiding the effort. The mission statement is the foundation of the
project funding mechanisms and business plan to support the ongoing operation of the
facility in addition to the required restoration funds. It is the Agency’s opinion that the
Globe Theater, Inc. and its submission is at the very early stages of this coordination
effort and as such many of the components of the submission raise more questions rather
than nailing down answers,

The market study itself states (Pg 2) “While all three areas of examination presented
favorable profiles for the arts and cultural participation in terms of demographics and
fifestyles, caution should be made before labeling these areas as potential participants in
activities at the renovated Globe Theater. Further, research in terms of a facility
feasibility study is needed to help examine the interest in and the desire to participate in
activities at a renovated Globe Theater, as well as profiling the competitive landscape for
arts and cultural participation”, The Agency agrees, and this information is what was
being sought from the requested market study. The study provided was silent in its
examination of certain components requited in the September 15, 2011 letter,

The early state of this redevelopment concept is also referenced in the McGuire appraisal
(pg. 31) “Despite their advanced age and present condition, the improvements ate
considered to contribute to the overall property value. Actual operating information or
budget information would be required to further assess the financial feasibility of the
subject facility but that is beyond the scope of this assignment.” The Agency agrees the
improvements would increase the value of the subject property, but if the end use cannot
financially sustain all or a portion of the project redevelopment liabilities, that should be
clearly understood by the City prior to committing itself to advancing a Section 108 Loan
Guarantee Application.

The GTL Construction, LLC Cost Estimate of March 21, 2012 the Agency believes is
well considered and the numbers and suggested scheduling are seemingly reasonable.
The only concern the Agency references in this regard is any additional costs that might
impact the project as a result of regulation or public policy associated with the City’s
investment. The Agency is also preliminarily accepting of the design, space allocations
and layout as submitted on March 15, 2012 by Design Development, PLLC. The
Agency, however, will reserve its final approval for the formal design review process
should the project advance. All of these components are considered helpful in moving
this discussion forward,

Perhaps nowhere is the preliminary nature of this project more evident than in the project
financing submission. The September 15, 2011 letter from the Committee sought initial
underwriting due diligence by a syndicator for both the historic and new market tax
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credits, The letter provided by Ms, Andrea Pereira, the Executive Director for LISC on
March 21, 2012 indicates, “ ...it appears that your property would be eligible to apply for
the Federal Historic Tax Credit”, “The property is also located in a qualified low-income
census tract, making it eligible for New Market Tax Credits”. “While the project appears
to be eligible for both of these tax credits, both would be subject to underwriting and
approval by the appropriate entities.” This leiter provides no advancement regarding the
Committee’s request for initial due diligence. The Agency does accept it, however, as a
soft letter of LISC’s interest in the project, The February 8, 2012 letter from Mr. George
Norfleet is also so regarded as a soft letter of project interest, Finally, the letter form
Aftorney Christopher J, Rixon, Reid and Riege, P.C., is considered by the Agency as
useful background information regarding the potential public financing sources that
might be available to the project. There is, however, no serious initial underwriting due
diligence evidenced in the submission by a qualified professional as was requested, Nor
is there any indication of the timeline to put the eredits in place. The Agency believes
this must be resolved prior to the request being advanced out of the Planning Committee,

Finally, the Agency turned its attention fo the question of the project’s eligibility under
the Section 108 Loan Guarantee Program. The September 15, 2011 letter’s request in
connection with Section 108 funds states:

Projects assisted with Section 108 loan funds must pass two tests of eligibility: they must
meet a “National Objective” and the money must fund an “eligible activity” The sensitive,
technical nature of meeting these two tests should not be underestimated, Using the
appropriate regulatory citations, explain how the project fulfills these requirements and
discuss your strategy for maintaining the necessary files to demonstrate related compliance.

The proponent’s submittal on the subject of Section 108 compliance consists of a letter
from Chiistopher J. Rixon, Esq. of Reid and Riege, P.C. and an appendix excerpted from
a guidebook on state CDBG programs. It should be noted that state CDBG programmatic
controls are different from local CDBG programs.

The Rixon letter states that the City of Norwalk's annual CDBG allocation is $300,000.
This statement is inaccurate by a factor of 3, The letter funther states that the Wall Street
Redevelopment Plan was established “in conjunction” with our CDBG program, There is
in fact no relationship between the two, These factual errors aside, the point Mr, Rixon
is trying to get at is that, under state law, redevelopment plans are predicated on the
existence of blight, and that the elimination or prevention of blight is a national objective
under the Section 108 program. The Agency concurs with this position, However, the
Globe Theater, Inc.’s response suggests that it would meet the CDBG National Objective
using the elimination of the slum and blight provision. The CDBG program requites that
the City expend 70% of all CDBG-related funds (including Section 108) for the benefit of
its LMI population. The National Objective of elimination of stum and blight is not so
considered by HUD, and therefore is not an option for this project.

In addition to choosing an unusable National Objective, Mr. Rixon’s letter does not fully
address which “eligible activity” is actually being proposed. Rather, he excerpts a
section of the federal act that lists numerous eligible activities. He references a section of
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the regulations (dealing with national objectives, not eligible activities) that also includes
a “laundry list” of potential activities under the chosen (inapplicable) national objective.
Based on prior presentations, meetings, and other sections of the Globe Theater, Inc.’s
submitted materials, steff gathers that the chief eligible activity intended for the loan
guarantee would be its acquisition, leaving roughly an additional $1,000,000 available.
The sources and uses provided in the financial submission do provide insight on how
these funds are intended to be used by the developer. In reviewing these uses, items such
as “payroll” raise eligibility concerns, The submission also fails to reference the
eligibility of the anticipated project expenditures.

The Agency’s final comment on the submission relates to the Committee’s question on
how the proponent will maintain files to document regulatory compliance — Mr, Rixon
makes reference to Mr, Farricker’s “determination to engage a consultant” for this
purpose, and attached the aforementioned appendix from the State CDBG guidebook.
The Agency does not view this as a meaningful answer to the question.

Recommendation

The Redevelopment Agency understands that the Planning Commitiee is being asked fo
advance to the Common Council a request for authorization to develop a Section 108
Loan Guarantee Application in the amount of $2,000,000 on behalf of the Globe Theater,
Inc’s private interest in the redevelopment of the Globe Theater at 71 Wall Street in
Norwalk. The Agency further understands the Comuniitee is being asked to accept the
submission of the Globe Theater, Inc as a sufficient response to the Commiitee’s
questions and requests for additional information as made on September 15, 2011 and
January 12, 2012 as the basis for the advancement of this request to the Common Council.

If the Agency is correct in its understanding of the request, it recommends against
Committee advancement of this matter to the Common Council at this time. This
recommendation is made based on its review of the submission and its determination that
there are substantive concerns, and significant outstanding questions and requests for
information which have not yet been adequately addressed by the developer in their
March 23, 2012 submission,

Next Steps
Staff sees at least three possible next steps in this process:

L. The Committee could disregard the staff recommendation and advance to
the Cominon Council an Action to enteitain a formal Section 108 Loan
application.

2, The Committee could fully or partially accept staff’s recommendation and
inform Globe Theater, Inc. that, based upon its submission, it is not interested in
advancing the Section 108 loan process with the Common Council in the manner

the submission suggests.
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The Committee could fully or partially accept staff’s recommendation and

inform Globe Theater, Inc, that, in order to advance, it must address the
Committee accepted deficiencies in its submission, and that when it has done so
the Planning Committee will revisit the proposal, Specific developer follow-ups
in this regard could potentially include some or all of the following ot any of
those deemed additionally necessary by the Commiitee:

Resubmit the explanation of how the project will meet the CDBG,
National Objective, eligibility criteria.

Define each eligible activity that the requested 108 funding will be used
for and provide the appropriate regulatory citation for such line item.
Address how each line item and project fulfills the stated requirements.
Submit a meaningful strategy for maintaining the necessary files to
demonstrate related HUD compliance,

Resubmit the appraisal inclusive of the financial feasibility component,
Resubmit the market study inclusive of the facility feasibility component.
Submit the requested preliminary financial due diligence regarding the tax
credits as well as a timeline for the credits to be allocated to the project.
Explain how the project will bridge the tax credit equity not available
during construction.

Post $5,000 in an interest-bearing account with the Redevelopment
Agency to cover the City’s related [egal expenses in preliminarily
assessing its liability and associated financial risks associated with this
request. Expenses to be paid from the account will require developer pre-
approval prior to the work being undertaken.



THE PLANNING COMMITTIE
OF THE COMMON COUNCIL

125 Tast Avenue
P.O. Box 5125
Norwalk, CT' 06856

TO: MEMBERS OF THE PLANNING COMMITTEE OF
THE NORWALK COMMON COUNCIL

FROM: TIMOTHY SHEEHAN, EXECUTIVE DIRECTOR

MUNRO W. JOHNSON, AICP
SENIOR DEVELOPMENT PROJECT MANAGER

DATE: JUNE 1, 2012

RE: GLOBE THEATER FINANCING STRUCTRE REVISIONS

M. Farricker submitted on the afternoon of May 31, 2012 the attached revision of the
Cilobe Theater, Inc‘s intended use of the requested $2 Million Section 108 Loan that is
currently before the Committee for consideration.

While the Agency has not had time to fully consider the revision in its entirety and the
HUD eligibility of its component pieces it is seemingly a realization on the part of the
developer of what the Commitee has been indicating over the past few months. The
upfiont risk of the previous financing structure was too risky for the City to consider. On
its face this revision seems to be working through the related risk issues by claiming third
party guarantees and the establishment of 2 $2 Million credit facility that will “protect
Norwalk from any default”. While the Agency finds this proposal to be interesting in the
abstract and moving in the right direction of mitigating City related risk it lacks
meaningful specifics which perhaps M. Farricker can provide to the Committee on

Thursday.

The Agency is cutious as to why the Globe Theater, Inc. cannot simply obtain an option
agreement from the property owner if they are supportive of the project to the point of
deferring that portion of the sale price beyond the existing debt to the backend of the
project? Such an option agreement would be limited in its duration based on the schedule
the Committee has been presented to less than a year. The Agency is also unclear as to
the structure of the “arrangement” with the Bank of West Texas.

The need to execute the 108 in such short order to accommodate a $275,000
predevelopment need seems procedurally flawed especially if this funding is fully
secured by an acceptable third party guarantee. The City could simply provide a
predevelopment loan that would be taken out by the 108 Loan, assurning all of the
predevelopment uses are CDBG eligible which as previously stated has not been
established. The point being there is no pressing need to rush a $2,000,000 108 Loan
through if the immediate need of only $275,000.



As stated previously the specifics of the third party guarantor and the structure of the $2
million credit facility all of which are new are not present in this proposal so the Agency
has only questions but no informed comment to offer the Committee.



May 31, 2012

Mr. Tim Sheehan

Norwalk Redevelopment Agency
125 East Avenue

Norwalk CT 06851

Dear Tim;

Enclosed, please find a revised proposal from Globe Theater Inc. {“Globe”) for the proposed
uses of a $2 million HUD 108 loan guarantee requested by this organization from the City of Norwalk.
Please consider this letter a substitution of any previous proposals for the use and timing of these

contemplated funds.

Globe proposed changing the disbursement timetable from the “front loaded” approach we had
previously proposed, which was essentially releasing the funds first in the funding waterfall for property
purchase, remediation, architecture and tax credit application costs. Instead, we are proposing a mostly
uhack ended” approach, which would involve a significant percentage of the 108 funds being disbursed
following construction completion. We intend to achieve this goal in the following fashion:

1} Instead of the proposed $1,044,000 going to the immediate purchase of the Globe Theater,
we will enter into an arrangement with the Bank of West Texas, as mortgagee, to purchase
the Glohe subject to the existing debt.

2} According to our contractual arrangement with the seller, any funds due to Seller in excess
of the current mortgage and closing costs up to $1,044,000 will be due following the receipt
of a Certificate of Occupancy post-construction.

3) Remediation costs of approximately $250,000, which are currently budgeted in the
construction cost estimates, will stay in that sector of work, rather than be completed up-
front with the HUD 108 funds

4) We will abandon the initial $121,000 renovation of the office area, again consolidating the
work into the overall construction process, and keep Globe Theater Inc. domiciled
elsewhere until completion of construction

Globe will request the disbursement of some HUD 108 funds, outlined below. We recognize the
specific risk present in this transaction. Therefore, we propose any “up-front” costs would be paid out
on an “as-needed” basis draw schedule administered by the Redevelopment Agency. Additionally, Globe
will provide a third-party guarantee, ina form acceptable to the Common Council, for the full amount of
the funds drawn prior to completion of construction, estimated to be +/- $275,000

The pre-completion funds will be limited to:

1) Debt interest of approximately $4,000 per month
2) Utilities, Insurance, security costs and other operating costs necessary {o maintain the

current state of the property
3) Tax credit application and approved third-party consultant costs

4} Legalfees



Additionally, Globe will commit to apply any general grant funds (funds not specifically
earmarked for specific tasks, such as remediation or job creation, etc.) to these costs if and when such
funds are made available. This is proposed to ensure that any HUD 108 drawdowns are kept toa

minimum, notwithstanding the guarantee.

Construction costs are estimated to be paid through the application of tax credit equity in the
same funding pattern proposed in earlier submissions, We still believe that this amount appears to be
sufficlent for completion of the work. Following the issuance of a Certificate of Occupancy, we propose
the balance of the HUD 108 funds be released to Globe for the following purposes

1) Payoff of the debt to Bank of West Texas. This removes them from any first lien position and

is replaced by HUD/City of Norwalk
2) Payment of any fees or costs deferred during the construction period

3} Working Capital, if necessary.

Prior to the release of any further funds, Globe commits to provide, in a form acceptable to the
Common Council, a $2 million credit facility to protect Norwalk from the effects of any defauit, so thatin
the event of any occurrence which might affect Community Development Block Grant funds, a stand-by

source of repayment Is available.

It is our opinion that this structure allows Norwalk sufficient oversight over the distribution of
funds, and provides protection against default risk in any potential negative situation, Commitment of
the Council to the HUD 108 will allow the Globe to solicit Tax Credit equity with a sufficient financing
structure, as well as a clear demonstration of community support necessary to complete the project.

We believe this structure adequately addresses the concerns of the Council and other
stakeholders, and is proper for Globe to achieve its necessary objectives in the reconstruction and
reopening of the Globe Theater.

Thank you for your consideration of this revised funding proposal, and we look forward to
further discussion this coming Thursday.

Best regards,
Frank Farricker

Globe Theater inc,
(203) 554-6140

Cc: Planning Committee, Norwalk Common Council
Mr. Tad Diesel
Mr. Stephen Soler



PLANNING COMMIT TEE OF
THE NORWALK COMMON COUNCIL

TO: MEMBERS OF THE PLANNING COMMITTEL OF
THE NORWALK COMMON COUNCIL

FROM: TIMOTHY SHEEHAN, EXECUTIVE DIRECTOR
MUNRO W.J OHNSON, AICP
SENIOR DEVELOPMENT PROJECT MANAGER

DATE: MAY 31,2012
RE: POKO LAND DISPOSITION AGREEMENT
CONSTRUCTION STAT US

The City of Norwalk’s designated developer for the redevelopment of Wall Sireet
Redevelopment Parcel 2a, POKO IWSR, LLC, has, under Section 3.12 of the Land
Disposition and Development Agteement (LDA) has indicated to the City that they have,
seommenced construction” on the Phase I improvements. This claim is based on the
developer’s filed Notice of Intent to Demolish with the City of Norwalk in September of
7011, Pursuant to this section of the LDA, POKO has 36 months in which to complete
the Phase I improvements, as evidenced by a Certificate of Completion to be issued by
the Norwalk Redevelopment Agency, which process is further defined in Section 3.13.

This timeline is running six months behind the originally agreed timeline in the LDA due
to an extension requested by POKO and granted by the public parties, (i.e., the Agency
and the Common Council). The Working Drawings which are not stamped construction
drawings (see Section 3.8) were approved by the Agency in December of 2010, at which
time, POKO had 90 days to commence construction, 1.€., until March of 2010. However,
at that time the Redeveloper filed a request for a one-year extension which, following the
public parties’ requests for information and the developer’s fulfillment of those requests
to the satisfaction of the public parties, was acted upon by both the Agency and the
Common Council in J uly of 2010 by granting a -month extension, retroactive to the
original March deadline. This carried the window ouf to September of 2011.

Based on a traditional 18-month construction period for complex mixed use projects of
the size of Wall Street Place Phase L, the Agency estimates the developer would have to
begin actual site work in early 2013 to comply with the 1.DA-allowed 36-month window
from the indicated commencement of construction date. That being said, there remains
significant issues to resolve prior to the project advancing into active construction. The
most significant of these being the level of state investment into the project through
various grants, tax credit and loan structures. As of the writing of this memo this remains
unknown to the developer despite numerous applications being filed and years of



communication with the various state agencices. Without a clear understanding of the
state’s position yegarding its potential investment in the project both the developer and
the City remain in state 2 Jimbo in terms of advancing this project into construction while
the LDA clock continues to tick down on the developer’s ability to effectively meet the

expectations of the LDA.

Should the state funding not materialize in a meaningful way based on these various
requests the Agency thinks it is fair to say the developer would have to reconsider the
proposed development plan. Obviously the developer does not want to be forced to do
this without having received a formal indication from the state that would require such a
massive step backwards in the development process. A determination of this nature
would literally mean loosing years of planning, design, engineering and public
entitlement work and the related financial investment in all of these documents. However
at some point the developer and the City need and deserve an answet from the State s0

that both can focus on how best {o proceed forward.

As of foday the guideposts within the LDA however marking the specific period of the
timeline in which the project currently exists are limited to Section 3.12, ie.,
commencement and completion, the former which, as a technical matter, the redeveloper
has seemingly gatisfied to City’s Corporation Counsel, and the latter does not formally
oceur until August of 2014 but obviously will be known before this date.

The precise chain of events that would oceur undet the LDA should the redeveloper fail
to perform is better explained by Corporation Counsel, but Articles 18 (Mediation /
Arbitration) and 19 (Defaults and Remedies; Termination) are wheie such potentialities
are discussed in the LDA. More specifically, mediation and arbitration is prescribed “to
resolve any dispute arising between the parties hereto concerning any matter of
performance under, or interpretation or breach of this Agreement.. » Mediation (Section
18.1)isa preceding step to Arbitration (Section 18.2), and each process in the LDA
includes a proceduic and a timeline. Should a default by the redeveloper be established,

the LDA prescribes the remedies available, which, il the case of failure to complete his
construction by deadline, consists of a) re-entry, b) litigation in pursuit of specific
performance, ¢) litigation in pursuit of damages, and finally, &) termination of the LDA.
Under the project’s intercreditor agreement, remedy ‘a)’ is subject to the mortgaged debt
on the propetty 10 be re-entered upon and can be reviewed with Corporation Counsel as
the city’s legal counsel which reviewed the document and advanced it for formal

commitment,

In summaty, POKO, is, currenily in compliance with the LDA, having notified the public
parties that it has “commenced construction” within the period granted by the Common
Council’s extension of {ast year and having 1o municipal objection formally filed undet
the terms of the 1.DA to dispute the developer’s notice t0 the City of such
commencement. Based on this status POKO has until August 2014 to complete that
construction, which, in the opinion of staff, will be very difficult without mobilization of
actual site work soon and as stated the potential State investment needed to accomplish
this remains unknown. Should any of the parties {0 the agreement choose to recognize a
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dispute, it would follow the procedures and timelines outlined in Article 18 of the LDA,
and a default by the developer provides the public parties with the options of re-entry,
litigation, and termination of the LDA. All of these aspects would be better reviewed

with Corporation Counsel.

Hopefully the foregoing is useful to former and new committee members in their
discernment of the current status of the project and the potential options going forward.
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AGREEMENT, consisting of this Part Tand Paﬁ IT annexed hereto and made a part
hereof, entered into as of this [HY’ " day of [\..oa,gm lye -~ 2007, by and among the CITY
OF NORWALK, CONNECTICUT, a municipal corporation having an office at 125
East Avenue, P.O. Box 5125, Norwalk, Connecticut 06856-5125 (hereinafier referred to
as the “City”), the REDEVELOPMENT AGENCY OF THE CITY OF NORWALK,
a redevelopment agency created by the Common Council of the City pursuant to Chapter
130 of the General Statutes of the State of Connecticut, having an office at 125 East
Avenue, PO Box 5125, Norwalk, Connecticut 06856-5125 (hereinafter referred to as the
“Agency”), and POKO IWSR DEVELOPERS, LLC, a Connecticut limited liability
company organized and existing under the laws of the State of Connecticut and having an
office ¢/o POKO Partners, LLC, 225 Westchester Avenue, Port Chester, New York
10573 (hereinafter referred to as the “Redeveloper”).

WITNESSETH:

WHERFEAS, the Agency caused to be prepared a certain redevelopment plan
entitled, “Wall Street Redevelopment Plan” in accordance with the provisions of Chapter
130 of the Statutes, which Redevelopment Plan as approved as hereinafter described, and
as same hereafter may be modified in accordance with the Statutes, is herein sometimes
referred to as the “Redevelopment Plan” or “Plan”, and

WHEREAS, the Redevelopment Plan affects a land arca of approximately 67
acres Jocated in Norwalk and denominated in the Redevelopment Plan as the Wall Street
Redevelopment Plan Project Area (the “Project Area® or the “Wall Street Project
Area®™), which is divided into five Redevelopment Parcels, (referred to sometimes,
collectively, as the “Development Parcels” or “Parcels®), including two “Tier I
Redevelopment Parcels” (Parcel 2a and Parcel 3) and three “Tier II Redevelopment
Parcels” (Parcel I, Parcel 2b and Parcel 4), and

WIHEREAS, within the Tier I Redevelopment Parcels, the Redevelopment Plan
provides for the acquisition of real property, the relocation of businesses and persons, the
demolition of buildings, the closing and laying out of streets and the disposition of land
for commercial and residential uses all as more specifically set forth in the
Redevelopment Plan, a copy of which is recorded in the City’s land records (“Norwalk:
L.and Records™) in Volume 5490, at Page 170 and is incorporated herein by reference;
and

WHEREAS, on May 19, 2004, the Housing Authority of the City of Norwalk
reviewed the Redevelopment Plan and approved it in accordance with Section 8-127 of
the Statutes, and



WHEREAS, on June 2, 2004, the Norwalk Planning Commission, at the request
of the Agency, reviewed the Redevelopment Plan and found the Redevelopment Plan to
be in accordance with the Norwalk Plan of Conservation and Development for the City of
Norwalk (as amended to incorporate the “WNorwalk Wall Street Area Planning Update™),

and

WHEREAS, the Agency conducted three public hearings on the Wall Street
Redevelopment Plan on February 18, 2004, March 15, 2004, and March 29, 2004, and

WHEREAS, having held public hearings thereon, the Agency approved the Wall
Street Redevelopment Plan on June 24, 2004, as a redevelopment plan pursuant to
Chapter 130 of the Statutes, and

WHEREAS, the Planning Committee of the Common Council conducted a
public hearing on the Wall Street Redevelopment Plan on July 1, 2004, and

WHEREAS, on July 13, 2004, the Common Council approved the
Redevelopment Plan, and

WHEREAS, on February 14, 2007, the Agency amended the Redevelopment
Plan which removed the Agency’s power to acquire property within the Project Area
through the exercise of the power of eminent domain; and

WHEREAS, on March 13, 2007, the Common Council amended the
Redevelopment Plan and removed the Agency’s power to acquire property within the
Project Area through the exercise of the power of eminent domain, and

WHEREAS, pursuant to authorization of the Common Council, a Request for
Proposals was issued for the redevelopment of Development Parcel 2a in accordance with
the provisions of the Redevelopment Plan for said parcel, and

WHEREAS, after review of responses to the Request for Proposals, POKO
Partners, LI.C, was approved by the Common Council on September 13, 2005, as the
developer with which the City and Agency would enter into exclusive negotiations for
the redevelopment of Parcel 2a (“Development Parcel 2a”), and

WHEREAS, the Redeveloper is an Affiliate of POKO Partners, LLC, and

WHEREAS, the Redeveloper has proposed to the Agency and the City a plan for
redevelopment of a portion of the Wall Street Project Area consisting of property in
Development Parcel 2a (“Project Site™) together with related infrastructure and off-site
improvements, which plan includes residential, mixed use, retail uses and parking,
including replacement of the existing public parking spaces on the Issacs Street
Municipal Parking Lot and the Leonard Street Municipal Parking Lot and other
improvements, within the Project Site in accordance with the Redevelopment Plan, and



WHEREAS, the Agency and the Common Council of the City have determined
that the redevelopment of the Project Site pursuant to the Redevelopment Plan and this
Agreement is in keeping with the purposes for which the Redevelopment Plan was
adopted; will materially improve substandard, deteriorated and/or blighted conditions
within the Project Site; and thus is in the vital and best interests of the public and in
accord with the public purposes and provisions of applicable laws; and

WHEREAS, this Agreement sets forth the obligations and responsibilities of
each of the parties hereto with respect to the implementation of the Redevelopment Plan
and the construction and development contemplated within the Project Site,

NOW THEREFORE, the Parties hereto do hereby covenant and agree as
follows:

ARTICLE I
DEFINITIONS

Section 1.1 “Acguisition Expenses”

“Acquisition Expenses” shall mean all direct expenses reasonably incurred by the
City and/or the Agency in connection with the acquisition of Acquisition Property,
whether by deed or by the exercise of the power of eminent domain, which Acquisition
Expenses shall be incurred in compliance with Article VI hereof. Acquisition Expenses
shall include, without limitation, the following: costs and fees for environmental
assessments, studies, reports and tests; costs and fees for appraisals and review
appraisals; costs and fees for surveys and title insurance commitments, searches and
policies; costs and fees for Agency design review consultant; fees for architectural and
engineering services; costs of judicial awards, court costs, sheriff’s fees and legal fees of
outside counsel (but not legal fees for in-house counsel} made or incurred in connection
with any eminent domain proceedings, including appeals; payments for or on account of
Acquisition Property acquired by purchase or exercise of power of eminent domain in
accordance with Section 7.3 and 7.4 hereof, Relocation Expenses incurred pursuant to
Section 7.6 hereof, including the special consultant(s), if any; costs and fees for
relocation, readjustment or removal of certain utility services pursuant to Section 7.7
hereof; costs incurred pursuant to Section 7.8 for management of Acquisition Property
once acquired; remediation expenses, if any incurred by the City and/or the Agency in
accordance with the provisions of this Agreement which are not stated herein to be the
responsibility of the City or the Agency; and costs incurred by the Agency of
prosecuting and/or defending, as the case may be, appeals from actions of the Zoning
Commission or others in connection with the applications for all approvals as may be
required by any and all Governmental Authorities, if any, or appeals from other
applications made by the Agency and/or the City in the performance of their obligations
hereunder, but only if requested by Redeveloper to take action in connection with such
appeals. Acquisition Expenses shall not include, and Redeveloper shall have no
obligation for, and the Agency and/or the City will be solely obligated for: the costs and
expenses of the time of employees and staff of the Agency and the City; the legal fees



and expenses incurred by the Agency and the City in connection with any Legal
Challenges to the Redevelopment Plan and/or this Agreement; and costs and expenses
related to any property nof identified in this Agreement as Acquisition Property unless
specifically denominated as an Acquisition Expense herein.

Section 1.2 “Acquisition Price”

Acquisition Price shall mean the sum total of money actually paid or required to
be paid or the exchange of real property interests by Redeveloper or the Agency or City
for the acquisition of Acquisition Property which is denominated as representing the
purchase price of such Acquisition Property (if acquired by contract in a private
transaction (as opposed to via an eminent domain proceeding)) or the amount paid or
awarded as the value of, or damages for taking of, such Acquisition Property (if acquired
via eminent domain proceeding, whether by settlement thereof or judicial award therein),

Section 1.3 “Acquisition Property”

Acquisition Property shall mean the real property and improvements thereon
within the Project Site, which the Redeveloper does not own and hereafter determines
necessary to develop the Project as contemplated by the Conceptual Master Site Plan.
Upon the written request of the Redeveloper, the parties hereto agree that Exhibit A
annexed hereto and made a part hereof shall be amended to incorporate the parcels of
property within the Project Site that constitute Acquisition Property. The Redeveloper
acknowledges that the Agency does not presently have the authority to acquire property
within the Project Area through the exercise of the power of eminent domain and that the
Agency will be required to obtain approval from the Common Council for any such
acquisition(s) on a case by case basis, and further, the Agency can not assure the
Redeveloper that the Commeon Council will approve any such acquisitions

Section 1.4 “Affiliate” or “Affiliate of Redeveloper”

Affiliate or Affiliate of Redeveloper shall mean any Person who confrols, is
confrolled by, or is under common control with Redeveloper. In this context (a) a Person
"controls" Redeveloper if said Person (i) is a general partner, managing member, officer,
director or trustee of either the Redeveloper or of a Person which controls Redeveloper,
(ii) directly or indirectly or acting in concert with one or more other Persons, or through
one or more subsidiaries, owns, controls, holds with power to vote, or holds proxies
representing, more than twenty percent (20%) of the voting interest in the Redeveloper or
of a Person which controls the Redeveloper, (iif) controls in any manner the election of a
majority of the directors of either Redeveloper or of the Person(s) which conirol
Redeveloper, or (iv) has contributed more than twenty percent (20%) of the equity capital
of Redeveloper; and (b) a Person "is controlled by Redeveloper” if the Redeveloper (i) is
a general partner, managing member, officer, director or trustee of either such Person or
of a Person which controls such Person, (ii) directly or indirectly or in concert with one
or more other Persons, or through one or more subsidiarics, owns, controls, holds with
the power to vote, or holds proxies representing, more than twenty percent (20%) of the



voting interest in such Person, (iii) controls in any manner the election of a majority of
the directors of either such Person or of a Person which controls such Person or (iv) has
contributed more than twenty percent (20%) of the equity capital of such Person,
Sometimes in this Agreement, the term Affiliate shall mean, without reference
necessarily to Redeveloper, any Person who controls, is controlled by, or is under
common control with, another Person, such "control" being determined as set forth in this

Section,

Section 1.5  “Agency Appraisals” or “Agency Review Appraisals”

Agency Appraisals or Agency Review Appraisals shall mean, respectively,
Appraisals or Review Appraisals prepared by Appraisers retained by the Agency.

Section 1.6 “Agreement”

Agreement shall mean this document, including Part II attached hereto and all
exhibits hereto, as same hereafter from time to time may be amended, modified or

supplemented.
Section 1.7  “Appraisal”

Appraisal shall mean an appraisal of the Fair Market Value of the interest(s) to be
acquired in one or more parcels of real estate constituting all or a portion of the
Acquisition Propetty, performed and prepared by an Appraiser in accordance with
generally accepted appraisal methods and setting forth all factors considered in arriving at
said Fair Market Value.

Section 1.8  “Appraiser”

Appraiser shall mean a real estate appraiser retained to prepare an Appraisal of
the Fair Market Value of one or more parcels of real estate constituting all or a portion of
the Acquisition Property. Any and all Appraisers retained by the Redeveloper and/or by
the City and the Agency to prepare such Appraisals shall have obtained the M.A L,
designation by the American Institute of Appraisers, shall enjoy a reputation for probity
and acuity in the community, and shall have at least ten (10} years’ experience appraising
real estate in Fairficld County, Connecticut.

Section 1.9 “Architect”

Architect shall mean the firm of Crosskey Architects LLC, presently retained by
the Redeveloper as Architect of record to provide architectural services with respect to
the Improvements to be erected on the Project Site, or such other firm as may be retained
by the Redeveloper as Architect of record for the Project with the prior written consent of
the Agency, which approval will not be unreasonably withheld, delayed or conditioned

by the Agency.



Section 1.10 “Bonds”

Bonds shall mean the tax-exempt General Obligation Bonds of the City which
may be issued by the City to finance City Infrastructure Improvements and all utility
work for which the City is responsible hereunder.

Section 1,11 “Business Day”

Business Day shall mean any day upon which the City is open for the conduct of
the business of the City, and shall exclude Saturdays, Sundays and state and federal
holidays upon which the City shall be closed for business.

Section 1.12  “Certificate of Taking”

Certificate of Taking shall mean with respect to any parcel of Acquisition
Property the certificate of taking described in Section 8-129 of the Statutes, to be issued
by the Clerk of the Court and to be recorded in the office of the Town Clerk in
accordance with said Section 8-129 of the Statutes,

Section 1.13  “City Infrastructure Improvements”

The term City Infrastructure Improvements is defined in Section 4.1(A) hereof.

Section 1.14 “Clerk of the Court”

Clerk of the Court shall mean the clerk of the Superior Court of the State of
Connecticut for the judicial district in which is located any Acquisition Property to be
acquired by the Agency by the exercise of the powers of eminent domain.

Section 1,15 “Conmmon Council”

Common Council shall mean the Common Council of the City.

Section 1.16  “Concepiual Master Site Plan”

Conceptual Master Site Plan shall imean the site plan described as such in this
Agreement, a copy of which is annexed hereto as Exhibit B and made a part hereof.

Section 1.17  “Construction Plans”

The term Construction Plans is defined in Section 301 of Part 1I hereof.



Section 1.18§ *“Debt Service Pavments”

Debt Service Payments shall mean the payments, calculated as provided in this
Agreement, which may become due and payable by Redeveloper in connection with any
Municipal Finance Instrument to which the Redeveloper’s Guarantee applies.

Section 1.19  “DEP” and “DEP Commissioner”

DEP and DEP Commissioner shall mean, respectively, the Department of
Environmential Protection of the State of Connecticut and the Commissioner of DEP,

Section 1.20 “Deposit”
Deposit shall have the meaning ascribed to it in Section 5.1 hereof,

Section 1.21 “Development Parcel” or “Development Parcels”

Development Parcel or Development Parcels shall mean one or more of the five
(5) Development Parcels designated as such in the Redevelopment Plan.

Section 1.22  “Environmental Condition”

Environmental Condition shall mean the condition of a parcel of Project Property
caused by or attributable to the existence or presence at, on, in, under, above or near the
parcel of Project Propeity, or any building thereon, of any Hazardous Materials, or by
reason of the actual or threatened release or discharge of any Hazardous Materials at, on,
in, under, above, near or from the parcel of Project Property.

Section 1.23  “Environmental Laws”

Environmental Laws shall mean any present or future federal, state or local law,
statute, regulation or ordinance, and any judicial or administrative order or judgment
thereunder, pettaining to health, Hazardous Materials or the environment, including,
without limitation, each of the laws, statutes, regulations and ordinances identified in the
definition of Hazardous Materials hereinafter set forth, as enacted as of the date hereof
and as hereafter amended or supplemented, and any permit, authorization or order

thereunder.

Section 1.24 X “Event of Default”

Event of Default shall have the meaning ascribed to said term in Article XIX
hereof,



Section 1.25 “Execution Date”

Execution Date shall mean the date this Agreement has been duly signed by all
the parties hereto, an original thereof recorded on the Norwalk Land Records, and an

original thereof delivered to the Redeveloper.

Section 1.26  “Fair Market Value”

Fair Market Value shall mean the fair market value of the interest(s) owned or to
be acquired in one or more parcels of real property and the improvements thereon, as
determined by an Appraisal performed by an Appraiser taking into account all conditions
affecting such value, including without limitation all matters which constitute or
contribute to the existence of constraints to the development of such parcel, such as
geotechnical conditions, matfers affecting title, survey conditions, Zoning Regulations
and/or any Environmental Condition of the subject parcel.

Section 1.27 “Governmental Authorities”

Governmental Authorities shall mean any and all federal, state, county, municipal
-and/or other local agencies, commissions, departments, boards, bureaus, officials and
other governmental and quasi-governmental authorities having jurisdiction over the
Redevelopment Plan, the Project, this Agreement and/or any of the parties hereto.

Section 1.28 *“Hazardous Materials”

Hazardous Materials shall mean (i) those elements, wastes, materials, substances
or compounds identified or regulated as hazardous or toxic pursuant to any and all
Environmental Laws, including without limitation the Comprehensive Environmental
Response, Compensation and Liability Act of 1980 (42 U.S.C. § 9601 et, seq. and 40
CFR §302.1 et. seq.) (“CERCLA™), the Resource Conservation and Recovery Act of
1976 (42 U.S.C. § 6901 et, seq.), the Federal Water Pollution Control Act (33 U.S.C. §
1251 et. seq. and 40 CFR § 116.1 et. seq.), the Hazardous Materials Transportation Act
{49 U.S.C, §1801 et. seq.), the Clean Air Act (42 U.S.C, §7401 et. seq.), the Federal
Insecticide, Fungicide and Rodenticide Act (7 U.S.C. § 136 et. seq.), the Emergency
Planning and Community Right-to-Know Act (42 U.S.C. § 1101 et. seq.), the
Occupational Safety and Health Act (29 U.S.C. § 651 et. seq.), the Residential Lead-
Based Paint Hazard Reduction Act (42 U.S.C. § 4851 ef. seq.), any analogous state laws,
including Title 22a of the Statutes, any amendments to said laws, and the regulations
promulgated pursuant to said laws, all as amended from time to time, relating to or
affecting the Project Property, (ii) any hazardous, toxic or harmful substances, wastes,
materials, pollutants or contaminants (including, without limitation, asbestos,
polychlorinated biphenyls, petroleum products, flammable explosives, radioactive
materials, infectious substances, materials containing lead-based paint or raw materials
which include hazardous constituents) or any other substances or materials which are
identified by or regulated by Environmental Laws, on, in, under or affecting all or any




portion of the Project Property or any surrounding areas, and (iii) any substances now or
hereafter defined as or included in the definitions of “hazardous substances,” “hazardous
wastes,” “hazardous materials,” “pollutants™ or “toxic substances” under any applicable

Environmental Laws.

Section 1.29 “Improvements”

Improvements shall mean those items which are to be constructed by the
Redeveloper pursuant to the terms of this Agreement, including buildings and other

structures, site work and landscaping,

Section 1.30 “Infrastructure Improvemenis”

Infrastructure Improvements shall mean those public roadway and pedestrian
improvements to be designed and to be newly constructed and/or to be rehabilitated,
renovated, relocated and/or upgraded within and adjacent to the Project Site in order to
facilitate the development of the Project. It is understood and agreed by the parties hereto
that unless otherwise specifically identified as being the responsibility of the City, all
street or road Infrastructure Improvements for which the City shall be responsible shall
be limited to those located within the yellow {or light gray) area shown on Exhibit C-2
attached hereto and made a part hereof and shall include the curb, and those located
within the green (or dark gray) area on Exhibit C-2 shall be the responsibility of the
Redeveloper. Those Infrastructure Improvements which have been identified as of the
date hereof are specified on Exhibit C-1 annexed hereto and made a part hereof by
reference. Additional Infrastructure Improvements may hereafter be identified by mutual
agrecient of the City, the Agency and the Redeveloper. Upon identification of and an
agreement upon any such additional Infrastructure Improvements from time to time, said
Exhibit C-1 will be amended upon agreement of the parties hereto to reflect same.,

Section 1.31  “Institutional Investor” and/or “Institutional Lender”

Institutional Investor shall mean any entity proposing to make or making an
equity investment in all or a portion of the Project, and Institutional Lender shall mean
any entity proposing to make or making a mortgage loan to Redeveloper secured by all or
a portion of the Project Property and which, in either case, is any one of: a state-chartered
bank, savings bank, private banker, trust company, savings and loan association or other
state regulated banking organization; a national bank or’trust company, a federally-
chartered or federally-regulated savings bank or savings and loan association, or any
other federally-regulated banking institution; an insurance company duly organized or
licensed to do business in the State; and/or an investment banking firm, brokerage house
or other similar, generally recognized financial services firm; which, in the case of each
of the foregoing, has a net worth in excess of twenty-five million (U.S. $25,000,000.00)
dollars; and/or any Affiliate, parent or subsidiary of any of the foregoing.



Section 1.32  “Isaacs Street Municipal Parking Lot”

Isaacs Street Municipal Parking Lot shall mean that certain parcel of Project
Property known and designated on the City’s tax assessment map as District 1, Block 29,

Lot 18,

Section 1.33  “Legal Challenge”

Legal Challenge shall mean any action which is or may be taken by any Person
(including without limitation the commencement of any action or proceeding at law or in
equity) to challenge the validity, legality or effectiveness of any thing, matter or process
arising out of or relating to the Redevelopment Plan and/or to this Agreement and/or to
the adoption or approval of either of same by any Governmental Authorities and/or to the

implementation of any of same.

Section 1.34  “Legal Requirements”

Legal Requirements shall mean any and all present or future federal, state, city or
other local laws, statutes, rules, regulations, codes or ordinances, and any judicial or
administrative orders, judgments or decrees thereunder.

Section 1.35 “Leonard Street Municipal Parking Lot”

Leonard Street Municipal Parking Lot shall mean that certain parcel of Project
Property known and designated on the City’s tax assessment map as District 1, Block 29,

Lot 25,
Section [.36 “LEP Firm”

LEP Firm shall mean an environmental consulting firm employing one or more
LEP’s.

Section 1.37 “LEP” ar “Licensed Environmental Professional”

LEP or Licensed Environmental Professional shall mean any person licensed by
the State Board of Examiners of Environmental Professionals pursuant to 22a-133v of the
Statutes, as same may be amended from time to time.

Section 1.38 “Meaningful Participation”

Meaningful Participation, when used to describe the type and/or nature of the
input and participation which the Redeveloper will have in and to certain decision-
making processes to be engaged in by the Agency and/or the City, shall mean that the
City and the Agency shall afford the Redeveloper a full and fair opportunity to participate
in all aspects of the decision-making process, to make its views, suggestions and opinions
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known, and to object to proposed action by the City and/or the Agency; that the City and
the Agency will give due and fair consideration to the views and positions of the
Redeveloper in making such decisions, considering the Redeveloper’s expertise, focus,
diligence and its costs expended on the Project, and that, if they do not follow the
Redeveloper’s suggestions, the City and/or the Agency will advise the Redeveloper of the
reasons why such was the case. Where, in this Agreement, it is stated that Redeveloper
will have Meaningful Participation with respect to certain matters, same shall not be
construed to require that the consent or approval of the Redeveloper be required in order
for action taken by the Agency and/or the City in connection with such matter to be valid
or effective. Redeveloper acknowledges that the City, as a body politic and corporate,
has duties and obligations which are imposed by the Constitution and the Statutes of the
State of Connecticut and by its own Charter and ordinances. Nothing contained within
the concept of “Meaningful Participation”, as used herein, shall be construed to requite
the City to violate these duties and obligations or shall be interpreted or applied in such a
way as to cause or result in a violation of any duty, obligation or standard of care
applicable to the City. If, in discharging these duties and obligations in good faith, the
City takes action which is not in agreement with the views expressed and/or positions
taken by the Redeveloper, this shall not give rise to any claim by Redeveloper against the
City for failure to permit Redeveloper to have Meaningful Participation. Nothing
contained herein is to be construed as granting to Redevelope1 rights greater than may by
law be granted to any citizen.

Section 1.39 “Maunicipal Finance Instrument”

Municipal Finance Instrument shall mean any form of financing mechanism
which the City may elect to utilize in order to fund City Infrastructure Improvements,
including, without limitation, Notes, Bonds and/or other forms of debt instruments.

Section 1.40 “Municipal Parking Lot”

Municipal Parking Lot shall mean the Isaacs Street Municipal Parking Lot and the
Leonard Street Municipal Parking Lot.

Section 1.41  “Notice of Condemnation” or “Notice of Eminent Domain”

Notice of Condemnation or Notice of Eminent Domain shall mean either of the
notices referred to in Section 22a-133dd(3) and/or 48-13 of the Statutes.

Section 1.42  “Person”

Person shall mean any individual, firm, partnership, association, syndicate,
company, trust, corporation, limited liability company, or other legal entity of any kind.
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Section 1.43  “Phase”

Phase shall mean each Phase or, if more than one, the Phase of development of
portions of the Project, so delineated or described as a Phase of development in this

Agreement.

Section 1.44 “Plan Regquirements”

Plan Requirements shall mean the provisions, guidelines and requirements set
forth in the Redevelopment Plan with respect to development of properties subject to the
Redevelopment Plan, including without limitation the requirements relating to Goals,
Objectives and Strategies, Project Boundaries, Land Use, Design Standards, Streets and
Utilities, Displacement and Relocation and Zoning.

Section 1.45  “Project”

Project shall mean all the activities described in this Agreement and the
Redevelopment Plan io be undertaken by the Redeveloper and/or the City and the
Agency within the Project Site.

Section 1.46 *“Project Costs”

Project Costs shall mean any and all costs, expenses and obligations of
whatsoever kind or nature arising out of or incurred by the Redeveloper in connection
with the development of the Project and this Agreement, whether denominated as “hard”
or “soft” costs, whether direct or indirect, and whether absolute or contingent and/or
liquidated or unliquidated, including without limitation, Acquisition Expenses, land costs,
fees of attorneys, appraisers, accountants, architects, engineers, LEPs and the fees of all
other consultants and/or professionals; filing fees, recording fees, and permit fees; title
search costs and title insurance, liability insurance and fire insurance premiums,
financing fees; environmental, engineering, geotechnical, surveying and other costs of
tests, measurements and surveys; construction costs, construction management and
supervision fees; interest on construction loans; such Project development fees and
Project management fees as may be permitted by the Institutional Lender providing
financing for the Project and such other costs as the Agency, in ifs sole discretion, deems

appropriate.

Section 1.47 “Project Operating Deposit”

Project Operating Deposit shall mean that portion of the Deposit which is
deposited into the Project Operating Account.
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Section 1.48 “Project Site” or “Project Property” or “Property”

Project Site or Project Property or Property shall mean the entire land area more
particularly described in Exhibit D attached hereto and made a part hereof (as the same
may be expanded in accordance with this Agreement).

Section 1.49 “Redeveloper Appraisals” or “Redeveloper Review Appraisals”

Redeveloper Appraisals or Redeveloper Review Appraisals shall mean,
respectively, Appraisals or Review Appraisals which have been prepared by Appraisers

retained by the Redeveloper.

Section 1.50 “Redeveloper Infrastructure Improvemenis”

The term Redeveloper Infrastructure Improvements is defined in Section 4.1(A)

hereof.
Section 1.51 “Redeveloper Property”

Redeveloper Property shall mean all of the real property in the Project Site owned
by the Redeveloper, or by Affiliates of Redeveloper, on the date of this Agreement, as
shown on Exhibit E annexed hereto and made a part hereof.

Section 1.52 “Relocation Act”

Relocation Act shall mean the Uniform Relocation Assistance Act, Chapter 135 of
the Statutes, Section 8-266, ef. seq.

Section 1.53 “Relocation Expenses”

Relocation Bxpenses shall mean those costs and expenses incurred by the Agency
to make payments required, pursuant to the Relocation Act and Section 7.6 of this
Agreement, to be made to displaced persons and businesses relocated from Acquisition

Property acquired by the Agency by eminent domain,

Section 1.54 “Remedial Action Plan”

Remedial Action Plan shall mean the plan, if any, described in and prepared in
accordance with Section 8.1 hereof for the performance of the Remedial Work, if any,
required to remediate any Environmental Condition with respect to the Project Property

as a whole.

Section 1.55 “Remedial Cost Estimmate”

Remedial Cost Estimate shall mean, with respect to each parcel of Acquisition
Property, the estimate (which estimate is to be prepared by the LEP Firm retained by the
Agency or the Redeveloper, as applicable, pursuant to Section 7.3(A} hereof) of the costs
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which, in the opinion of the LEP, would necessarily be incurred to remediate such parcel
of Acquisition Property such that an LEP could verify, pursuant to Sections 22a-133x,
22a-133y or 22a-134a of the Statutes, that the parcel has been remediated in accordance
with the applicable provisions of the Remediation Standard Regulations. In preparing the
Remedial Cost Estimate, the LEP will provide for the remediation of such parcel to the
direct exposure criteria and volatilization criteria applicable to the use to which the parcel
is being put at the time of preparation of such estimate, and will only include the cost of
asbestos abatement if the highest and best life of the Acquisition Property involves the
renovation or demolition of any building located thersin.

Section 1.56  “Remedial Work”

Remedial Work shall mean the work, if any, required to be performed to
remediate the Environmental Condition of the Project Property, as set forth in the
Remedial Action Plan, which Remedial Work is to be performed in accordance with all

applicable Legal Requirements.

Section 1.57 “Remediation Standard Regulations” or “RSR”

Remediation Standard Regulations or RSR shall mean and refer to the
“Remediation Standard Regulations,” R.C.S.A, §§22a-133k-1 et.sq., adopted by DEP
pursuant to Section 22a-133k of the Statutes.

Section 1.58 “Review Appraisal” and “Review Appraiser”

Review Appraisal and Review Appraiser shall mean, respectively, an Appraisal
which is performed and prepared by an Appraiser to confirm the work product, opinions
and conclusions of another Appraiser, and the Appraiser performing such Review

Appraisal.

Section 1.59  “Security Deposit”

Security Deposit shall mean that portion of the Deposit which is deposited into
the Security Account to serve as security for the performance by Redeveloper of its
obligations under this Agreement.

Section 1.60 “Site Preparation Activities”

Site Preparation Activities shall mean and include (a) the acquisition by the
Redeveloper of title to all parcels of Acquisition Property, (b) the relocation by the
Agency of all occupants of Acquisition Property required for construction of the
Improvements, (c) the demolition by the Redeveloper of all existing structures on
Acquisition Property required for construction of the Improvements, and (d) the
performance by the Redeveloper of all Remedial Work, if any, with respect to
Acquisition Property required for construction of the Improvements.
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Section 1.61  “Statement of Compensation”

Statement of Compensation shall mean the statement of compensation with
respect to the acquisition of Acquisition Property by eminent domain, as described in
Section 8-129 of the Statutes, setting forth a description of the Acquisition Property to be
taken, the names of all parties having a record interest therein and the amount of
compensation o be paid to the persons entitled thereto for such Acquisition Property,
which is to be prepared by the Agency, filed with the Clerk of the Court and recorded in
the office of the Town Clerk of the City.

Section 1.62  “Statutes”

“Statutes” shall mean the Connecticut General Statutes, as amended from time to
time,

Section 1.63  “Workforce Housing Unit”

“Workforce Housing Unit” shall have the same meaning ascr.il.)é.a to it in Section
118-1050 of the Zoning Regulations.
Section 1.64 “Zoning Regulations”

Zoning Regulations shall mean the Building Zone Regulations of the City of
Norwalk, Connecticut, effective October 16, 1929, as amended to the date hereof, and as
same hereafter may be further amended from time fo time,

ARTICLE II
IMPROVEMENTS

Section 2.1  Phase | Improvements.

A. The Redeveloper shall construct on the Project Site within the time
limits sets forth in this Agreement, the Improvements (“Phase I Improvements™) more
particularly described in Section 2.1(B) below; together with surface and/or structured
parking and circulation space, and appropriate landscaping and pedestrian and vehicular
circulation areas, which shall be developed and constructed in accordance with the
Conceptual Master Site Plan, the Redevelopment Plan and the Plan Requirements.

7 B. The Phase I Improvements to be constructed by the Redeveloper
on the Project Site are the following:

1. Phase I Parking Garage. The Redeveloper shall construct a
parking garage (“Phase I Parking Garage”) containing not fewer than two hundred fifty
six (256) parking spaces serving the Phase I Improvements. The Phase I Parking Garage
shall be designed and constructed as an integral part of the mixed use development of the
- Phase I Improvements and the two hundred fifty six (256) parking spaces shall include a
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minimum of one hundred (100) Public Parking Spaces. The design, engineering and
Construction Plans for the Phase I Parking Garage shall be subject to the provisions of
Section 3.6 hereof. All parking shall be constructed in a manner to comply with the
Zoning Regulations (as the same may be amended or as such relief may be granted by the
Norwalk Zoning Commission or Zoning Board of Appeals), as to the number of required
spaces and dimension of the spaces, including but not limited to such matters as the
number of handicapped spaces, parking requirements by land use type and shared parking
reductions permitted by the Zoning Regulations.

2. Phase | Residential Units. The Redeveloper shall construct
one hundred two (102) residential units (“Phase I Residential Units”). The Phase I
Residential Units will be constructed in a manner that allows the Phase I Parking Garage
to be integrated within, and to the greatest extent possible screened by, the residential
structure on all strect facing elevations. The Redeveloper shall construct the Phase I
Residential Units in compliance with all Legal Requirements. The Phase I Residential
Units shall consist of for sale units (“Phase I Residential For Sale Units”), and rental
units (“Phase T Residential Rental Units”).

In addition, the greater of twenty (20%) percent of the Phase I
Residential Units or the number of Phase I Residential Units which are required to satisfy
the Zoning Regulations, shall be deed restricted so as to require such units to comply, in
perpetuity, with the requirements of both Section 118-1050 of the Zoning Regulations, as
the same may be amended from time to time, and Section 8-30g-8 of the Regulations of
Connecticut State Agencies, as the same may be amended from time to time, 50 as {0
qualify each such unit as a “Workforce Housing Unit” and an “affordable unit”,
respectively. To the extent that the terms and conditions of the Zoning Regulations and
the State Regulations differ, then the more restrictive regulation shall apply. In the event
the Zoning Regulations and the State Regulations contain any terms or conditions which
conflict to the extent that both regulations cannot be satisfied, then the terms and
conditions of Section 118-1050 of the Zoning Regulations shall control. The balance of
the affordable units in the Project that are constructed with State or federal capital shall
comply with applicable State or federal requirements. It is understood and agreed by the
parties, that all such affordable units shall be located on the Project Site.

3. Phase I Retail Space. The Redeveloper shall construct not
less than twenty thousand five hundred ninety-eight (20,598) + square feet of retail space
and Cultural/Performance Space (the “Phase I Retail Space”) on the ground floor of the
Phase I Improvements. For purposes of this Section 2.1(B)(3), 67-69 Wall Street shall not
be considered Phase I Retail Space, however, the Globe Theater (as hereinafter defined)
shall be included within the calculation of Phase I Retail Space. The Phase I Retail Space
shall have its principal public fagade oriented to the street, and provide for pedestrian
access from the street sidewalk. All storefronts shall have a minimum of seventy-five
(75%) percent glazing in the street facing elevation.
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4, Phase I Recreational Space, The Redeveloper shall
construct such recreational space in the form of occupant-accessible rooftop gardens as
indicated on the Conceptual Master Site Plan as shall be required by the Zoning
Regulations.

5. Phase I Live/Work Space. The Redeveloper shall construct
not more than ten thousand eight hundred twenty-eight (10,828)+: square feet of live/work
space (the “Phase I Live/Work Space”) on the ground floor of the Phase I
Improvements. The parties acknowledge that the present Zoning Regulations do not
permit Phase I Live/Work Space on the ground floor. The Agency agrees to support the
Redeveloper’s request to amend the Zoning Regulations to permit Phase I Live/Work
Space on the ground floor of the Phase I Improvements. The uses for which the Phase I
Live/Work Space may be utilized shall be those uses as may be permitted by the Zoning
Regulations as the same may be amended. In the event that the Zoning Regulations do
not ultimately permit the use of the area depicted in Phase I on the Conceptual Master
Site Plan as Phase I Live/Work Space, then the Redeveloper shall have the right to
convert such area to any use or uses as may be permitted by the Zoning Regulations. The
Redeveloper agrees to amend the Conceptual Master Site Plan to reflect such change in
accordance with the provisions of Section 3.1 hereof] provided, however, that in the event
the proposed change in use is to either residential or commercial use, then such change
shall not be deemed a “substantial change” for purposes of ARTICLE HI hercof and shall
only require the written: consent of the Agency, which consent shall not be unreasonably
withheld, delayed or conditioned.

6. Globe Theater. Provided the Redeveloper acquires such
property, the Redeveloper agrees to renovate and preserve the building located at 71 Wall
Street, Norwalk, Connecticut (the “Globe Theater”) and to restrict the future use thereof
to predominantly cuitural uses such as, but not limited to, theatrical performances and/or
performance education, or similar uses such as ballet, dance, symphonic orchestra
performances and concerts (“Cultural/Performance Space™). The foregoing use
restriction on the Globe Theater shall remain in effect from the date Redeveloper acquires
title to the Globe Theater until the later of (i) that date which is thirty (30) years after the
Redeveloper acquires title to the Globe Theater, or (ii) the date of expiration of the
Covenant on Use set forth in Article X1V hereof. The Redeveloper agrees that in the
event the Redeveloper or an Affiliate of the Redeveloper acquires title to the Globe
Theater, and at any time thereafter desires to sell the Globe Theater and shall have
received a bona fide written offer from a third party for the purchase thereof which it
wishes fo accept, it shall by written notice to the City, enclosing a copy of such wriften
bona fide offer, offer to the City the right to enter into a contract for the purchase of the
Globe Theater, and the City shall have sixty (60) days after receipt of such wriften notice
and offer in which to accept in writing such offer upon such terms and conditions
specified therein, and upon such acceptance of such offer by the City, the Redeveloper or
an Affiliate of the Redeveloper, as the case may be, and the City shall enter into a
contract for the purchase of the Globe Theater upon the terms and conditions specified in
the written notice and offer to the City. In the event that the City shall fail to accept in
writing the terms and conditions of sale during such sixty (60) day period, this option
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shall be null and void and of no further force and effect, and the Redeveloper or the
Affiliate of the Redeveloper, as the case may be, shall thercafter be free to sell the Globe
Theater substantially upon the terms and conditions specified in the bona fide written

offer made by such third party.

Section 2.2 Phase II Improvements.

A, The Redeveloper shall construct on the Project Site within the time
limits set forth in this Agreement, the Improvements (“Phase 1I Improvements”) more
particularly described in Section 2.2(B) below; together with surface and/or structured
parking and circulation space, and appropriate landscaping and pedestrian and vehicular
circulation areas, which shall be developed and constructed in accordance with the
Conceptual Master Site Plan, the Redevelopment Plan and the Plan Requirements.

B. The Phase IT Improvements to be constructed by the Redeveloper
on the Project Site are the following:

1. Phase IT Parking Garage. The Redeveloper shall construct
a parking garage (“Phase II Parking Garage”) containing not fewer than two hundred
seventy six (276) parking spaces serving the Phase II Improvements. The Phase II
Parking Garage shall be designed and constructed as an integral part of the mixed use
development of the Phase H Improvements and the two hundred seventy six (276)
parking spaces shall include a minimum of eighty-eight (88) Public Parking Spaces. The
design, engineering and Construction Plans for the Phase II Parking Garage shall be
subject to the provisions of Section 3.6 hereof. All parking shall be constructed in a
manner to comply with the Zoning Regulations (as the same may be amended or as such
relief may be granted by the Norwalk Zoning Commission or Zoning Board of Appeals),
as to the number of required spaces and dimension of the spaces, including but not
fimited to such matters as the number of handicapped spaces, parking requirements by
land use type and shared parking reductions permitted by the Zoning Regulations,

2. Phase 11 Residential Units. The Redeveloper shall
construct ninety-six (96) residential units (“Phase 11 Residential Units”). The Phase Il
Residential Units will be constructed in a2 manner that allows the Phase II Patking Garage
to be integrated within, and to the greatest extent possible screened by, the residential
structure on all street facing elevations. The Redeveloper shall construct the Phase 11
Residential Units in compliance with all Legal Requirements. The Phase I Residential
Units shall consist of for sale units (“Phase II Residential For Sale Units”), and rental
units (“Phase II Residential Rental Units™).

In addition, the greater of twenty (20%) percent of the Phase II
Residential Units or the number of Phase 11 Residential Units which are required to
satisfy the Zoning Regulations, shall be deed restricted so as to require such units to
comply, in perpetuity, with the requirements of both Section 118-1050 of the Zoning
Regulations, as the same may be amended from time to time, and Section 8-30g-8 of the
Regulations of Connecticut State Agencies, as the same may be amended from time to
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time, so as to qualify each such unit as a “Workforce Housing Unit” and an “affordable
unit”, respectively, To the extent that the terms and conditions of the Zoning Regulations
and the State Regulations differ, then the more restrictive regulation shall apply. In the
event the Zoning Regulations and the State Regulations contain any terms or conditions
which conflict to the extent that both regulations cannot be satisfied, then the terms and
conditions of Section 118-1050 of the Zoning Regulations shall control. The balance of
the affordable units in the Project that are constructed with State or federal capital shall
comply with applicable State or federal requirements. Itis understood and agreed by the
parties, that all such affordable units shall be located on the Project Site.

3. Phase II Retail Space. The Redeveloper shall construct not
less than seven thousand two hundred seventy-six (7,276)* square feet of retail space (the
“Phase II Retail Space”) on the ground floor of the Phase 1T Improvements. The Phase
II Retail Space shall have its principal public fagade oriented to the street, and provide for
pedestrian access from the street sidewalk, All storefronts shall have a minimum of
seventy-five (75%) percent glazing in the street facing elevation.

4. Phase II Live/Work Space. The Redeveloper shall
construct not more than nine thousand four hundred forty-five (9,445)* square feet of
live/work space (the “Phase II Live/Worl Space™) on the ground floor of the Phase IT
Improvements. The parties acknowledge that the present Zoning Regulations do not
permit Phase II Live/Work Space on the ground floor., The Agency agrees to support the
Redeveloper’s request to amend the Zoning Regulations to permit Phase II Live/Work
Space on the ground floor of the Phase IT Improvements. The uses for which the Phase 1T
Live/Work Space may be utilized shall be those uses as may be permitted by the Zoning
Regulations as the same may be amended. In the event that the Zoning Regulations do
not ultimately permit the use of the area depicted in Phase I1 on the Conceptual Master
Site Plan as Phase II Live/Work Space, then the Redeveloper shall have the right to
convert such area to any use or uses as may be permitted by the Zoning Regulations. The
Redeveloper agrees fo amend the Conceptual Master Site Plan to reflect such change in
accordance with the provisions of Section 3.1 hereof; provided, however, that in the event
the proposed change in use is to either residential or commercial use, then such change
shall not be deemed a “substantial change” for purposes of ARTICLE III hereof and shall
only require the written consent of the Agency, which consent shall not be unreasonably

withheld, delayed or conditioned.

5. Phase II Recreational Space. The Redeveloper shall
construct such recreational space in the form of occupant-accessible rooftop gardens as
indicated on the Conceptual Master Site Plan as shall be required by the Zoning

Regulations.

Section 2.3 Phase I1I Improvements

A. The Redeveloper shall construct on the Project Site within the time
limits sets forth in this Agreement, the Improvements (“Phase III Improvements™) more
particularly described in Section 2.3(B) below; together with surface and/or structured

19



parking and circulation space, and appropriate landscaping and pedestrian and vehicular
circulation areas, which shall be developed and constructed in accordance with the
Conceptual Master Site Plan, the Redevelopment Plan and the Plan Requirements.

B. The Phase III Improvéments to be constructed by the Redeveloper
on the Project Site are the following:

1. Phase IIT Parking Garage. The Redeveloper shall construct
a parking garage (“Phase 111 Parking Garage”) containing not fewer than three hundred
thirty seven (337) parking spaces serving the Phase III Improvements. The Phase IIT
Parking Garage shall be designed and constructed as an integral part of the mixed use
development of the Phase III Improvements and shall contain the number of Public
Parking Spaces required to satisfy the Redeveloper’s obligation to provide two hundred
forty eight (248) Public Parking Spaces on the Project Site, subject to adjustment, if any,
in accordance with the last paragraph of Section 2.5(B). The design, engineering and
Construction Plans for the Phase III Parking Garage shall be subject to the provisions of
Section 3.6 hereof. All parking shall be constructed in a manner to comply with the
Zoning Regulations (as the same may be amended or as such relief may be granted by the
Norwalk Zoning Commission or Zoning Board of Appeals), as to the number of required
spaces and dimension of the spaces, including but not limited to such matters as the
pumber of handicapped spaces, parking requirements by land use type and shared parking
reductions permitted by the Zoning Regulations.

2. Phase 111 Residential Units. The Redeveloper shall
construct one hundred seventy three (173) residential units (“Phase I Residential
Units”). The Phase Il Residential Units will be constructed in a manner that allows the
Phase III Parking Garage to be integrated within, and to the greatest extent possible
screened by, the residential structure on all street facing elevations. The Redeveloper
shalf construct the Phase I Residential Units in compliance with all Legal
Requirements. The Phase Il Residential Units shall consist of for sale units (*Phase
IIII Residential For Sale Units”), and rental units (“Phase IH Residential Rental

Units™).

In addition, the greater of twenty (20%) percent of the Phase 1I1
Residential Units or the number of Phase 111 Residential Units which are required to
satisfy the Zoning Regulations, shall be deed restricted so as to require such units to
comply, in perpetuity, with the requirements of both Section 118-1050 of the Zoning
Regulations, as the same may be amended from time to time, and Section 8-30g-8 of the
Regulations of Connecticut State Agencies, as the same may be amended from time to
time, so as to qualify each such unit as a “Workforce Housing Unit” and an “affordable
unit”, respectively. To the extent that the terms and conditions of the Zoning Regulations
and the State Regulations differ, then the more restrictive regulation shall apply. In the
event the Zoning Regulations and the State Regulations contain any terms or conditions
which conflict to the extent that both regulations cannot be satisfied, then the terms and
conditions of Section 118-1050 of the Zoning Regulations shall control. The balance of
the affordable units in the Project that are constructed with State or federal capital shall
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comply with applicable State or federal requirements. It is understood and agreed by the
parties, that all such affordable units shall be located on the Project Site.

3. Phase III Retail Space. The Redeveloper shall construct
not less than fourteen thousand six hundred seven (14,607) + square feet of retail space
(the “Phase I Retail Space”) on the ground floor of the Phase IIT Improvements. The
Phase III Retail Space shall have its principal public fagade oriented to the street, and
provide for pedestrian access from the street sidewalk. All storefronts shall have a
minimum of seventy-five (75%) percent glazing in the street facing elevation.

4. Phase III Live/Work Space. The Redeveloper shall
construct not more than twelve thousand nine hundred fifty-seven (12,957)+ square feet
of live/work space (the “Phase III Live/Work Space”) on the ground floor of the Phase
I Improvements. The parties acknowledge that the present Zoning Regulations do not
permit Phase 11T Live/Work Space on the ground floor, The Agency agrees to support the
Redeveloper’s request to amend the Zoning Regulations to permit Phase I1I Live/Work
Space on the ground floor of the Phase IIf Improvements. The uses for which the Phase
111 Live/Work Space may be utilized shall be those uses as may be permitted by the
Zoning Regulations as the same may be amended. In the event that the Zoning
Regulations do not ultimately permit the use of the area depicted in Phase I1l on the
Conceptual Master Site Plan as Phase IIT Live/Work Space, then the Redeveloper shall
have the right to convert such area to any use or uses as may be permitted by the Zoning
Regulations. The Redeveloper agrees to amend the Conceptual Master Site Plan to
reflect such change in accordance with the provisions of Section 3.1 hereof; provided,
however, that in the event the proposed change in use is to either residential or
commercial use, then such change shall not be deemed a “substantial change” for
purposes of ARTICLE II hereof and shall only require the written consent of the
Agency, which consent shall not be unreasonably withheld, delayed or conditioned.

5. Phase III Recreational Space. The Redeveloper shall
construct such recreational space in the form of occupant-accessible rooftop gardens as
indicated on the Conceptual Master Site Plan as shall be required by the Zoning
Regulations.

Section 2.4  Independent Parcels.

The land upon which the Phase I Improvements and the Phase II Improvements
are to be completed must be assembled as an independent parcel and the land upen which
the Phase III Improvements are to be completed shall also be assembled as an
independent parcel. Each of the above-mentioned independent parcels must satisfy all
govemmental requirements, and in addition, each Phase must insure sufficient parking
(including the Public Parking Spaces) is preserved for the other Phases by way of a
parking easerent and/or parking plan.
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Section 2.5  Public Parking.

A, Temporary Public Parking.

The City, the Agency and the Redeveloper hereby acknowledge
that there are presently two hundred forty-eight (248) spaces of public parking on the
Project Site. Such parking spaces exist now to serve retail uses and long term parking
needs in the Project Site and surrounding areas and the new parking spaces will be used
to serve area retail uses and long term parking needs. Due to Project Site conditions, the
parties acknowledge that the Redeveloper will be unable to provide two-hundred forty-
eight (248) temporary public parking spaces for use by the general public during
construction of the Improvements. During construction of the Phase I Improvements and
Phase TT Improvements, the Redeveloper shall make available for use by the general
public a minimum of one hundred (100) parking spaces. These temporary public parking
spaces shall be located on the Project Site, except that with the prior written approval of
the Agency, which approval shall not be unreasonably withheld, delayed or conditioned,
up to twenty (20%) percent of said temporary public parking spaces may be located off-
site provided they are within four hundred (400) feet of the Project Site. During
construction of the Phase I Improvements, there shall be available for use by the general
public a minimun: of one hundred eighty-eight (188) parking spaces within the Phase I
Tmprovements and Phase II Improvements. Prior to the conveyance of the Municipal
Parking Lot to the Redeveloper, the Norwalk Parking Authority shall continue to
maintain and operate the public parking spaces on such parcels or parcel in the usual
course of business and consistent with past practices. Upon conveyance of fee simple
title of the Municipal Parking Lot to the Redeveloper, the parking spaces designated by
the parties hereto as temporary public parking spaces shall be maintained and operated by
the Redeveloper in accordance with the Redeveloper’s temporary public parking plan as
approved by the Norwalk Parking Authority and/or the City, which temporary public
parking plan must be approved prior to the conveyance to the Redeveloper of the
Municipal Parking Lot. The City and the Agency agree fo modify the Agency’s
obligation under their Option Agreement granting the Agency the option to purchase the
Municipal Parking Lot by modifying the number of temporary public parking spaces that
the Agency is required to provide during construction to the number of temporary public
parking spaces set forth above. All permanent Public Parking Spaces constructed by the
Redeveloper as part of the Improvements on the Project Site for which a Certificate of
Completion has been issued shall be maintained and operated by Redeveloper in
accordance with the terms of this Agreement.

B, Permanent Public Parking.

"The Redeveloper shall construct as an integral part of ifs mixed use
development of the Project Site, a minimum of two hundred forty-eight (248) public
parking spaces (“Public Parking Spaces”) in addition to any on-street parking within the
Project Site, which may be conventional or automated, and which shall be available to the
general public to serve as replacement parking for the two hundred forty-eight (248)
surface parking spaces presently provided on the Municipal Parking Lot. The Public
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Parking Spaces shall be operated and maintained by the Redeveloper in the following
mannet:

(i) The Public Parking Spaces shall be available
to the general public at all times and in perpetuity without restriction or limifation except
as may be permifted by this Agreement.

(i)  The Redeveloper shall have the right to
establish the parking rates for all parking spaces within the Project Site, including the
Public Parking Spaces; provided, however, the Redeveloper agrees that the rafe structure
established for the Public Parking Spaces shall be reasonable so as not fo inhibit the
general public from utilizing said Public Parking Spaces. The Redeveloper shall keep the
Public Parking Spaces in good operating condition and in a manner consistent with other

comparable public parking in the City.

(iti)  The Agency, the City and the Redeveloper
acknowledge that the Redeveloper will incur substantial costs and expenses in the
construction, maintenance and operation of the proposed Public Parking Spaces on the
Project Site. The partics further acknowledge that in the event the City establishes
parking rates for public parking throughout the City which do not allow the Norwalk
Parking Authority to operate on or near a break-even basis and the City is required to
provide a Parking Authority Subsidy (as hereinafter defined) to cover such deficiency it
would place the Redeveloper at a competitive disadvantage due to the Redeveloper’s
need to establish parking rates for the Public Parking Spaces that enable it to recoup the
costs and expenses of the construction, maintenance and operation of such Public Parking
Spaces. Therefore, the City hereby agrees to use reasonable efforts to cause the Norwalk
Parking Authority to set rates for off-street public parking spaces in the City at a level
that will not require the City to provide a Parking Authority Subsidy to cover any
deficiency for off-street parking in the City. For purposes of this section, “Parking
Authority Subsidy” shall mean a subsidy exceeding seven (7%) percent of the Operating
and Management Budget for all off-street parking in the City for a fiscal year of the City.
For purposes of this section, "Operating and Management Budget" shall mean the
Norwalk Parking Authority Budget excluding the following: (a) any City financial
participation to pay for capital improvements to the City parking system that could
impact public safety and liability; (b) any City financial participation to pay for
infrastructure improvements related to the City parking system which include but is not
limited to drainage/sewer, road, sidewalk, traffic improvements; and (c) any City
financial participation to pay for anything over and above what is considered normal
parking operations beyond the control of the Norwalk Parking Authority. In the event
that the City is required to provide a Parking Authority Subsidy to cover a deficiency in
the City’s Operating and Management Budget for off-street parking during a fiscal year
of the City, then the City agrees to pay to the operator of the Public Parking Spaces on
the Project Site, to assist the operator in covering its cost of maintaining and operating the
Public Parking Spaces on the Project Site, an amount determined by using the following
formula; the amount of the Parking Authority Subsidy for a fiscal year of the City shall
be divided by the total number of off-street public parking spaces maintained by the City
during such fiscal year, and the resultant number shall be multiplied by the number of

23



Public Parking Spaces that the Redeveloper is required to provide on the Project Site
pursunant to this Agreement for such fiscal year. For example, if the City’s fiscal year
Operating and Management Budget for all off-street parking in the City is $4,000,000.00,
the amount of the Parking Authority Subsidy for such fiscal year is $400,000.00, the total
number of off-street public parking spaces maintained by the City for such fiscal year is
4,000 and the number of Public Parking Spaces that the Redeveloper is required to
provide on the Project Site is 248, then the amount that the City would be required to pay
to the operator of the Public Parking Spaces on the Project Site under this subsection for
such fiscal year would be $24,800.00 ($400,000.00 + 4,000.00 = $100.00 X 248). The
City’s obligation to make the foregoing payments to said operator shall continue for a
period of ten (10) years, commencing with the first full fiscal year of the City after
completion of the Phase I Improvements, as evidenced by the issuance of a Certificate of
Completion by the Agency. At the end of said ten (10) year period, the parties shall
review the implications of this subsection (iii) and assess whether there contimies to be
reagons for an extension of such ten (10) year period for an additional five (5) years, The
parties acknowledge that the Norwalk Parking Authority is responsible for managing and
operating all public parking in the City and that the Norwalk Parking Authority owns and
operates substantially all of the public parking in the City, and further, that due to the
present parking economics in the City and due to the fact that the Public Parking Spaces
within the Project Site may be integrated with the necessary parking for the
Improvements, the City is permitiing the Redeveloper to initially own and operate the
Public Parking Spaces. Notwithstanding the foregoing, the Redeveloper, for itself and its
successors and assigns, hereby agrees that should the parking economics in the City
change in such a way that the Norwatk Parking Authority and the Redeveloper determine
it to be in the best interest of both parties for the Norwalk Parking Authority to own
and/or operate the Public Parking Spaces, said Redeveloper and related lenders will
negotiate in good faith with the Norwalk Parking Authority in an attempt to reach an
agreement that is reasonably acceptable to both the Redeveloper and the Norwalk Parking
Authority to permit the Norwalk Parking Authority to own and/or operate the Public

Parking Spaces.

(iv)  The Redeveloper shall pay all costs and
expenses associated with the Public Parking Spaces and shall be entitled to retain all
parking fees received with respect to said Public Parking Spaces.

(v)  The Redeveloper may implement such
reasonable rules and regulations as it deems necessary, provided they do not differentiate
between the general public and the customers of the retailers within the Project.

(vi)  The Agency and/or the City shall have the
right at any time to retain a consultant to audit the operation of the parking garages within
the Project to insure that the Public Parking Spaces are available to the general public as
contemplated by this Agreement. The Redeveloper agrees to fully cooperate with any
such audit and to provide the consultant with such financial and operational information
as it deems necessary to effectively conduct such audit. In the event the consultant
determines that the two hundred forty-eight (248) Public Parking Spaces are not available
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to the general public at all times and in the manner required by this Agreement, then the
Redeveloper shall amend its rules and regulations and operating procedures to the extent
necessary so that said Public Parking Spaces are available to the general public at all
times and in the manner required by this Agreement. In addition, the City and/or the
Norwalk Parking Authority may impose a fine upon the Redeveloper in an amount not to
exceed ten (10) times the daily value of the Public Parking Spaces for the time in which
any such space was not available to the general public in the manner conternplated by this
Agreement. The Redeveloper shall have the right to retain its own consultant if it wishes
to dispute the findings of the Agency’s and/or the City’s consultant. The Redeveloper
shall have thirty (30) days after receipt of written notice from the Agency or the City that
a violation has occurred under this subsection to obtain a consultant and to object in
writing to such finding. The two consultants retained by the parties shall have ten (10)
days after the filing of the Redeveloper's written objection to select a third consultant, and
the third consultant shall make the decision as to whether a violation has, in fact,
occurred, which decision shall be binding upon the parties hereto and which findings
shall be made by the third consultant within thirty (30) days after being selected. Each
party shall pay the cost of its own consultant and the non-prevailing party shall pay the
cost of the third consulfant. If the Redeveloper does not retain a consultant and object
within the aforementioned thirty (30) day period, then the fine imposed by the City shall
be due and payable within thirty (30) days after the Redeveloper's receipt of written
notice that a violation has occurred, or if the Redeveloper timely objects and it is
subsequently determined by the third consultant that a violation has occurred, then such
fine shall be due and payable within ten (10) days after the consultant's findings have
been delivered to the Redeveloper.

(vi) The terms and conditions of this Section
2.5(B) shall be enforceable by the City, the Agency, and the Norwalk Parking Authority,
or its successor authority.

Notwithstanding the foregoing, in the event that the City and/or the
Agency for any reason (other than by reason of a material default by the Redeveloper
hereunder) fails or refuses to acquire any parcel or parcels of Acquisition Property that
may hereafter be listed on Exhibit A attached hereto and convey same to the
Redeveloper in accordance with the terms of this Agreement (excepting any such parcels
which are owned by the Redeveloper), then the number of Public Parking Spaces that the
Redeveloper shall be required to construct in accordance with this Section 2.5(B) shall be
reduced from two hundred forty eight (248) Public Parking Spaces fo the number of -
Public Parking Spaces determined by using the following formula: 248 multiplied by a
fraction, the numerator of which shall be 237,869 minus the total square footage of land
area contained in the aforementioned parcel(s) of Acquisition Property not conveyed to or
acquired by the Redeveloper, and the denominator of which fraction shall be 237,869,
equals the number of Public Parking Spaces that the Redeveloper shall be required to
construct in accordance with this Section 2,5(B). In the ¢vent the number of Public
Parking Spaces is reduced in accordance with the foregoing provisions of this paragraph,
then the City and the Agency agree to modify the Agency’s obligation under their Option
Agreement granting the Agency the option to purchase the Municipal Parking Lot by
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reducing the number of Public Parking Spaces that the Agency is required to provide on
the Project Site to the number of Public Parking Spaces required to be provided by the
Redeveloper under this Agreement.

Section 2.6  Redeveloper’s Right to Reduce the Gross Square Footage for Any
Phase of the Project.

Notwithstanding anything contained in this Agreement to the contrary, the
Redeveloper shall have the right to reduce the gross square footage of any Phase of the
Project up to fifteen (15%) percent of the gross square footage as contemplated for such
Phase by the initial Conceptual Master Site Plan attached hereto without such change
constituting a “substantial change” for purposes of ARTICLE HI hereof. In addition, any
changes in the number of parking spaces (excluding any reduction in Public Parking
Spaces), square footage of retail space, square footage of live/work space, if any, square
footage of recreational space and number of residential units necessitated by any such
reduction in gross square footage shall not constitute a “substantial change” for purposes
of ARTICLE 1II hereof but shall require the approval of the Agency. The Agency agrees
to act in good faith and exercise its discretion in a reasonable manner in considering
whether to approve any such changes. In the event the Redeveloper desires to reduce the
gross square footage of any Phase of the Project in accordance with the foregoing, the
Redeveloper shall submit to the Agency a proposed modification to the Conceptual
Master Site Plan for approval by the Agency in accordance with Section 3.1 hereof,

ARTICLE III
CONSTRUCTION PROCESS

Section 3.1  Congceptual Master Site Plan.

Amnexed hereto as Exhibit B and incorporated herein by reference is the
Conceptual Master Site Plan. The Conceptual Master Site Plan represents the
Redeveloper’s present conception of the proposed layout of the Project Site and design
of the Improvements. It is understood and agreed by the parties hereto that the approval
of said Conceptual Master Site Plan is an approval of location of land use, height, bulk,
massing and scale only and is intended to provide the Redeveloper with a framework

within which to develop the Project.

The Redeveloper shall submit any proposed modifications to the Conceptual
Master Site Plan for approval by the Agency. The Agency agrees to act in good faith and
exercise its discretion in a reasonable manner in considering whether to approve any such
modifications. To the extent that any such modifications would be deemed to
“substantially change” the Conceptual Master Site Plan, such modifications shall also be
subject to the approval of the Common Council. For purposes of the immediately
preceding sentence, as it relates to the term “substantial change,” the parties agree that a
“substantial change” shall be limited to the following: (i) any material changes in the
uses proposed for the Project Site or portion thereof depicted in the modified Conceptual
Master Site Plan which differs from the uses shown on the prior approved Conceptual
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Master Site Plan, (ii) any dimensional changes which (either individually, or
cumulatively) would increase by more than ten (109) percent either the highest
maximum building height or greatest maximum floor area ratio presently permitted in the
Project Site pursuant to the Redevelopment Plan and the Zoning Regulations, (iii) any
material change in the location of a structure, (iv) any reduction in the number of Public
Parking Spaces, ora ten (10%) percent or more reduction in the total number of parking
spaces previously depicted on the Conceptual Master Site Plan, (v) a ten (10%) percent
or more reduction in the number of affordable housing units, or (vi) a ten (10%) percent
or more change, in the aggregate, in the residential unit count or bedroom count for the
Project. With respect to any requests by the Redeveloper for Agency (or, where required,
Common Council) approval of any modifications to the Conceptual Master Site Plan, the
Agency (and, where required, the Common Council) shall each have ten (10) days after
its next regularly scheduled meeting (or if said modifications are not submitted at least
ten (10) days prior to the next regularly scheduled meeting, then ten (10) days after the
next succeeding regularly scheduled meeting) to provide written approval or disapproval
of the proposed modifications to the Conceptual Master Site Plan, or a written request for
further information, or further time for review, if necessary. If the Common Council
and/or the Agency disapprove in whole or in part the proposed modifications fo the
Conceptual Master Site Plan, the Common Council and/or the Agency shall state in
writing the reasons for such disapproval, and the Redeveloper shall submif new or revised
modifications to the Conceptual Master Site Plan for approval by the Common Couneil
and the Agency within ninety (90) days after receipt of notice of disapproval of the
proposed modifications by the Common Council and/or the Agency. The foregoing
submission and response proceeding will be followed until such time as the
Redeveloper’s proposed modifications to the Conceptual Master Site Plan are approved
by the Agency and the Common Council, or until any dispute is submitted by
Redeveloper for resolution by mediation and/or arbitration in accordance with this
Agreement; provided, however, that the Redeveloper agrees to use reasonable effoits to,
revise any proposed modifications that have been rejected by either the Agency or the
Common Council, in a manner that will satisfy the Agency’s and/or the Common
Council’s, as the case may be, stated reasons for rejecting the proposed modifications
before submitting the matter for resolution by mediation and/or arbitration.

The approval of the Conceptual Master Site Plan or any modification to the
Conceptual Master Site Plan by the Agency and the Common Council is not intended in
any way to imply that same complies in all respects with the Zoning Regulations, the
Plan Requirements or other Legal Requirements applicable to the Project Site. The
foregoing is not intended to bind the Zoning Commission, nor shall it be interpreted or
construed in a manner so as to limit the Agency’s design review jurisdiction under the
Redevelopment Plan with respect to the Conceptual Master Site Plan. The Redeveloper
shall be obligated to obtain all approvals required from Governmental Authorities having

jurisdiction for the Project.
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Section 3.2  Phase I Construction Plans.

Within sixty (60) days after the Execution Date, the Redeveloper shall submit
Construction Plans (as defined in Section 301 of Part II hereof) for the Phase I
Improvements to be constructed on the Project Site in accordance with Section 2.1
hereof, and a timetable for the construction of the Phase I Improvements, for approval by
the Agency. The parking garage component of the Phase I Improvements shall be of
high quality and constructed in such manner as to meet the needs of the general public
and other authorized users of the parking garage. In addition, the parking garage
component of the Construction Plans shall be subject to the provisions of Section 3.6
hereof. The Phase I Construction Plans shall be prepared in substantial conformance in
all material respects with the approved Conceptual Master Site Plan and shall be
submitted to the Agency together with a statement jointly from, and jointly certified by,
the Redeveloper and Architect that such Phase I Construction Plans substantially conform
in all material respects to the approved Conceptual Master Site Plan or a statement
specifying the deviations between the Phase I Construction Plans and the Conceptual
Master Site Plan. To the extent that the Phase I Construction Plans would be deemed to
“substantially change” the Conceptual Master Site Plan, the Phase I Construction Plans
shall also be subject to the approval of the Common Council. For purposes of the
immediately preceding sentence, as it relates to the term “substantial change,” the parties
agree that a “substantial change” shall be limited to the following: (i) any material
changes in the uses proposed for the Project Site or portion thereof depicted in the Phase 1
Construction Plans which differs from the uses shown on the Conceptual Master Site
Plan, (ii) any dimensional changes which (either individually, or cumulatively) would
increase by more than ten (10%) percent either the highest maximum building height or
greatest maximum floor area ratio presently permitted in the Project Site pursuant to the
Redevelopment Plan and the Zoning Regulations, (iil) any material change in location of
a structure, (iv) any reduction in the number of Public Parking Spaces, or a ten (10%)
percent or more reduction in the total number of parking spaces previously depicted on
the Conceptual Master Site Plan, (v) a ten (10%) percent or more reduction in the
number of affordable housing units, or (vi) a ten (10%) percent or more change, in the
aggregate, in the residential unit count or bedroom count for the Project. The Agency
(and, where required, the Common Council) shall each have thirty (30) days after its next
regularly scheduled meeting (or if said Phase I Construction Plans are not submitted at
least thirty (30) days prior to the next regularly scheduled meeting, then thirty (30) days
after the next succeeding regularly scheduled meeting) to provide written approval or
disapproval of the proposed Phase I Construction Plans, or a written request for further
information, or further time for review, if necessary. If the Common Council and/or the
Agency disapprove in whole or in part the proposed Phase I Construction Plans, the
Common Coungcil and/or the Agency shall state in writing the reasons for such
disapproval, and the Redeveloper shall submit new or revised Phase I Construction Plans
for approval by the Common Council and the Agency within ninety (90) days after
receipt of notice of disapproval of the proposed Phase I Construction Plans by the
Common Council and/or the Agency. The foregoing submission and response
proceeding will be followed until such time as the Redeveloper’s proposed Phase I
Construction Plans are approved by the Agency and the Common Council, or until any
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dispute is submitted by Redeveloper for resolution by mediation and/or arbitration in
accordance with this Agreement; provided, however, that the Redeveloper agrees to use
reasonable efforts to revise any proposed Phase I Construction Plans that have been
rejected by either the Agency or the Common Council, in a manner that will satisfy the
Agency’s and/or the Common Council’s, as the case may be, stated reasons for rejecting
the proposed Phase I Construction Plans before submitting the matter for resolution by
mediation and/or arbitration. The approval of such Phase I Construction Plans by the
Agency and the Common Council is an approval of the design concept only and is not
intended in any way to imply that same complies in all respects with the Zoning
Regulations, the Plan Requirements or other Legal Requirements applicable to the Project
Site. The foregoing is not intended to bind the Zoning Commission, nor shall it be
interpreted or construed in a manner so as to limit the Agency’s design review
jurisdiction under the Redevelopment Plan with respect to the Phase I Construction Plans.
The Redeveloper shall be obligated to obtain all approvals required from Governmental
Authorities having jurisdiction for Phase I of the Project.

Section 3.3  Phase II Construction Plans. Within thirty (30) days after
completion of the Phase I Improvements as evidenced by issuance of Certificate of
Occupancy by the City, the Redeveloper shall submit Construction Plans (as defined in
Section 301 of Part IT hereof) for the Phase 1T Improvements to be constructed on the
Project Site in accordance with Section 2.2 hereof, and a timetable for the construction of
the Phase IT Improvements, for approval by the Agency. The parking garage component
of the Phase Il Improvements shall be of high quality and constructed in such manner as
to meet the needs of the general public and other authorized users of the parking garage
In addition, the parking garage component of the Construction Plans shall be subject to
the provisions of Section 3.6 hercof. The Phase II Construction Plans shall be prepared
in substantial conformance in all material respects with the approved Conceptual Master
Site Plan and shall be submitted to the Agency together with a statement jointly from, and
jointly certified by, the Redeveloper and Architect that such Phase II Construction Plans
substantially conform in all matetial respects to the approved Conceptual Master Site
Plan or a statement specifying the deviations between the Phase II Construction Plans and
the Conceptual Master Site Plan. To the extent that the Phase II Construction Plans
would be deemed to “substantially change” the Conceptual Master Site Plan, the Phase 11
Construction Plans shall also be subject to the approval of the Common Council. For
purposes of the immediately preceding sentence, as it relates to the term “substantial
change,” the parties agree that a “substantial change” shall be limited to the following:
(i) any material changes in the uses proposed for the Project Site or portion thereof
depicted in the Phase II Construction Plans which differs from the uses shown on the
Conceptual Master Site Plan, (ii) any dimensional changes which (either individually, or
cumuiatively) would increase by more than ten (10%) percent either the highest
maximum building height or greatest maximum floor area ratio presently permitted in the
Project Site pursuant to the Redevelopment Plan and the Zoning Regulations, (iii) any
material change in location of a structure, (iv) any reduction in the number of Public
Parking Spaces, or a ten (10%) percent or more reduction in the fotal number of parking
spaces previously depicted on the Conceptual Master Site Plan, (v) a ten (10%) percent
or more reduction in the number of affordable housing units, or (vi) a ten (10%) percent
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or more change, in the aggregate, in the residential unit count or bedroom count for the
Project. The Agency (and, where required, the Common Council) shall each have thirty
(30) days after its next regularly scheduled meeting (or if said Phase II Construction
Plans are not submitted at least thirty (30) days prior to the next regularly scheduled
meeting, then thirty (30) days after the next succeeding regularly scheduled meeting) to
provide written approval or disapproval of the proposed Phase I Construction Plans, ora
written request for further information, or further time for review, if necessary. Ifthe
Common Council and/or the Agency disapprove in whole or in part the proposed Phase IT
Construction Plans, the Common Council and/or the Agency shall state in writing the
reasons for such disapproval, and the Redeveloper shall submit new or revised Phase II
Construction Plans for approval by the Common Council and the Agency within ninety
(90) days after receipt of notice of disapproval of the proposed Phase 11 Construction
Plans by the Common Council and/or the Agency. The foregoing submission and
response proceeding will be followed until such time as the Redeveloper’s proposed
Phase 11 Consfruction Plans are approved by the Agency and the Common Council, or
until any dispute is submitted by Redeveloper for resolution by mediation and/or
arbitration in accordance with this Agreement; provided, however, that the Redeveloper
agrees to use reasonable efforts to revise any proposed Phase II Construction Plans that
have been rgjected by either the Agency or the Common Couneil, in a manner that will
satisfy the Agency’s and/or the Common Council’s, as the case may be, stated reasons for
rejecting the proposed Phase II Construction Plans before submitting the matter for
resolution by mediation and/or arbitration. The approval of such Phase II Construction
Plans by the Agency and the Common Council is an approval of the design concept only
and is not infended in any way to imply that same complies in all respects with the
Zoning Regulations, the Plan Requirements or other Legal Requirements applicable to
the Project Site. The foregoing is not intended to bind the Zoning Commission, nor shall
it be interpreted or construed in a manner so as to limit the Agency’s design review
jurisdiction under the Redevelopment Plan with respect to the Phase II Construction
Plans. The Redeveloper shall be obligated to obtain all approvals required from
Governmental Authorities having jurisdiction for Phase II of the Project.

Section 3.4  Phasge IIT Construction Plans. Within thirty (30) days after
completion of the Phase II Improvements as evidenced by issuance of Certificate of
Occupancy by the City, the Redeveloper shall submit Construction Plans (as defined in
Section 301 of Part IT hereof) for the Phase 11l Improvements to be constructed on the
Project Site in accordance with Section 2.3 hereof, and a timetable for the construction of
the Phase III Improvements, for approval by the Agency. The parking garage component
of the Phase I1I Improvements shall be of high quality and constructed in such manner as
fo meet the needs of the general public and other authorized users of the parking garage.
In addition, the parking garage component of the Construction Plans shall be subject to
the provisions of Section 3.6 hercof. The Phase III Construction Plans shall be prepared
in substantial conformance in all material respects with the approved Conceptual Master
Site Plan and shall be submitted to the Agency together with a statement jointly from, and
jointly certified by, the Redeveloper and Architect that such Phase III Construction Plans
substantially conform in all material respects to the approved Conceptual Master Site
Plan or a statement specifying the deviations between the Phase 11I Construction Plans
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and the Conceptual Master Site Plan. To the extent that the Phase IIl Construction Plans
would be deemed to “substantially change” the Conceptual Master Site Plan, the Phase
I1I Construction Plans shall also be subject to the approval of the Common Council. For
purposes of the immediately preceding sentence, as it relates to the term “‘substantial
change,” the parties agree that a “substantial change” shall be limited to the following:
(i) any material changes in the uses proposed for the Project Site or portion thereof
depicted in the Phase III Construction Plans which differs from the uses shown on the
Conceptual Master Site Plan, (ii) any dimensional changes which (either individually, or
cumulatively) would increase by more than ten (10%) percent either the highest
maximum building height or greatest maximum floor area ratio presently permitted in the
Project Site pursuant to the Redevelopment Plan and the Zoning Regulations, (iii) any
material change in location of a structure, (iv) any reduction in the number of Public
Parking Spaces, or a ten (10%) percent or more reduction in the total number of parking
spaces previously depicted on the Conceptual Master Site Plan, (v) a ten (10%) percent
or more reduction in the number of affordable housing units, or (vi) a ten (10%) percent
or more change, inthe aggregate, in the residential unit count or bedroom count for the
Project. The Agency (and, where required, the Common Council) shall each have thirty
(30) days after its next regularly scheduled meeting (or if said Phase I1I Construction
Plans are not submitted at least thirty (30) days prior to the next regularly scheduled
meeting, then thirty (30) days after the next succeeding regularly scheduled meeting) to
provide written approval or disapproval of the proposed Phase II Construction Plans, or
a written request for further information, or further time for review, if necessary. If the
Common Council and/or the Agency disapprove in whole or in part the proposed Phase
I1I Construction Plans, the Common Council and/or the Agency shall state in writing the
reasons for such disapproval, and the Redeveloper shall submit new or revised Phase 111
Construction Plans for approval by the Common Council and the Agency within ninety
(90) days after receipt of notice of disapproval of the proposed Phase III Construction
Plans by the Common Council and/or the Agency. The foregoing submission and
response proceeding will be followed until such time as the Redeveloper’s proposed
Phase III Construction Plans are approved by the Agency and the Common Council, or
until any dispute is submitted by Redeveloper for resolution by mediation and/or
arbitration in accordance with this Agreement; provided, however, that the Redeveloper
agrees to use reasonable efforts to revise any proposed Phase 111 Construction Plans that
have been rejected by either the Agency or the Common Council, in a manner that will
satisfy the Agency’s and/or the Common Council’s, as the case may be, stated reasons for
rejecting the proposed Phase III Construction Plans before submitting the matter for
resolution by mediation and/or atbitration. The approval of such Phase III Construction
Plans by the Agency and the Comimon Council is an approval of the design concept only
and is not intended in any way to imply that same complies in all respects with the
Zoning Regulations, the Plan Requirements or other Legal Requirements applicable to
the Project Site. The foregoing is not intended to bind the Zoning Commission, nor shall
it be interpreted or construed in a manner so as to limit the Agency’s design review
jurisdiction under the Redevelopment Plan with respect to the Phase III Construction
Plans. The Redeveloper shall be obligated to obtain all approvals required from
Governmental Authorities having jurisdiction for Phase IIT of the Project.
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Section 3.5  Modification of Construction Plans. The Redeveloper shall submit
any proposed modifications to the Construction Plans for approval by the Agency. The
Agency agrees to act in good Taith and exercise its discretion in a reasonable manner in
considering whether to approve any such modifications. To the extent that any such
modifications would be deemed to “substantially change” the Construction Plans, such
modifications shall also be subject to the approval of the Common Council. For purposes
of the immediately preceding sentence, as if relates to the term “substantial change,” the
parties agree that a “substantial change” shall be limited to the following: (i) any
material changes in the uses proposed for the Project Site or portion thereof depicted in
the Construction Plans which differs from the uses shown on the prior Construction
Plans, (ii) any dimensional changes which (either individually, or cumulatively) would
increase by more than ten (10%) percent either the highest maximum building height or
greatest maximum floor area ratio presently permitted in the Project Site pursuant to the
Redevelopment Plan and the Zoning Regulations, (ifi) any material change in appearance
or location of a structure or change in material utilized, (iv) any reduction in the number
of Public Parking Spaces, or a ten (10%) percent or more reduction in the total number
of parking spaces previously depicted on the Construction Plans, (v) a ten (10%) percent
or more reduction in the number of affordable housing units, or (vi) a ten (10%) percent
or more change, in the aggregate, in the residential unit count or bedroom count for the
Project. With respect to any requests by the Redeveloper for Agency (or, where required,
Common Council) approval of any modifications to the Construction Plans, the Agency
(and, where required, the Common Council) shall each have ten (10) days after its next
regularly scheduled meeting (or if said modifications are not subinitted at least ten (10)
days prior to the next regularly scheduled meeting, then ten (10) days after the next
succeeding regularly scheduled meeting) to provide written approval or disapproval of
the proposed modifications to the Construction Plans, or a written request for further
information, or further time for review, if necessary. If the Common Council and/or the
Agency disapprove in whole or in part the proposed modifications to the Construction
Plans, the Common Council and/or the Agency shall state in writing the reasons for such
disapproval, and the Redeveloper shall submit new or revised modifications to the
Construction Plans for approval by the Common Council and the Agency within ninety
(90) days after receipt of notice of disapproval of the proposed modifications by the
Common Council and/or the Agency. The foregoing submission and response
procecding will be followed until such time as the Redeveloper’s proposed modifications
to the Construction Plans are approved by the Agency and the Common Council, or until
any dispute is submitted by Redeveloper for resolution by mediation and/or arbitration in
accordance with this Agreement; provided, however, that the Redeveloper agrees to use
reasonable efforts to revise any proposed modifications that have been rejected by either
the Agency or the Common Council, in a manner that will satisfy the Agency’s and/or the
Common Council’s, as the case may be, stated reasons for rejecting the proposed
modifications before submitting the matter for resolution by mediation and/or arbitration.
The approval of such modification to the Construction Plans by the Agency and the
Common Council is an approval of the design concept only and is not infended in any
way to imply that same complies in all respects with the Zoning Regulations, the Plan
Requirements or other Legal Requirements applicable to the Project Site. The foregoing
is not intended to bind the Zoning Commission, nor shall it be interpreted or construed in

32



a manner so as to limit the Agency’s design review jurisdiction under the Redevelopment
Plan with respect to the Construction Plans, The Redeveloper shall be obligated to obtain
all approvals required from Governmental Authorities having jurisdiction for the Project.

Section 3.6  Parking Garage Design and Approvals. In addition to satisfying all
Zoning Regulations, the parking garage component of the Improvements (whether
conventional or automated) must also be constructed in such manner that the Public
Parking Spaces within the parking facility adequately meet the needs associated with
public parking. If the Agency deems it appropriate, the Agency may retain a third party
consultant to determine whether such parking facility does in fact adequately meet the
needs associated with public parking and the expense of such consulfant shall be an
Acquisition Expense. The provisions of this Section 3.6 are in addition to and not in lieu
of the provisions of Sections 3.2, 3.3 and 3.4 hereof, as the case may be. The City and
the Agency acknowledge that the Redeveloper intends to use a form of automated
parking to satisfy the parking requirements within the Project.

Section 3.7  Governmental Approvals for Each Phase.

Immediately after obtaining the approvals set forth in Sections 3.2, 3.3 and 3.4
hereof, as the case may be, the Redeveloper shall proceed diligently to obtain all
governmental permits required for construction of each Phase of the Improvements to be
constructed on the Project Site and to undertake such environmental remediation or other
actions as may be required as a prerequisite to commencement of construction of the
Improvements on the Project Site. All such work performed in connection with the
Improvements shall be done at the Redeveloper’s sole cost and expense, except as may
otherwise be herein specifically provided.

The Agency shall deliver to the Norwalk Building Department copies of all
notices required by Sections 3.2, 3.3, 3.4 and 3.5. The Norwalk Building Department
shall not issue a building permit for any Phase of Improvements until the Agency has
approved such Phase’s Construction Plans, or the matter is resolved in the Redeveloper’s
favor through mediation and/or arbitration, and the Redeveloper has otherwise met all
applicable requirements for issuance of such a building permit. The dates for
commencement and/or completion of such Phase’s Improvements shall be extended by
reason of delays in the start of construction resulting from good faith disputes between
the Redeveloper and the Agency or City regarding a submission or approval of such
Phase’s Construction Plans. The period of delay, unless otherwise agreed in writing,
shall be measured from the date by which the Agency was required to respond originally
until the date upon which the Agency’s decision is actually rendered or a settlement is

reached.

Section 3.8 Working Drawings.

The Redeveloper shall develop working drawings (“Working Drawings”) in
conformance with the Construction Plans and submit them for approval by the Agency
with the assistance of the Department of Public Works and the Norwalk Zoning
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Department, within two hundred forty (240) days after the later of: (i) approval of the
Counstruction Plans for the Improvements on such Phase, and (i) Zoning approval for the
Improvements on such Phase. The Working Drawings shall be prepared in substantial
conformance in all material respects with the approved Construction Plans and shall be
submitted to the Agency together with a statement from the Redeveloper and the
Architect, and jointly certified by them, that such Working Drawings substantially
conform in all material respects to the approved Construction Plans or a statement
specifying the deviations between the Working Drawings and the Construction Plans and
a request that the Agency and the Common Council approve such deviations. The
Agency staff and its architectural consultants, if any, shall review the Working Drawings
and shall, within thirty (30) days afier their receipt by the Agency, notify the Redeveloper
in writing whether or not the submission is complete and whether or not the Agency has
determined that the Working Drawings substantially conform in all material respects to
the approved Construction Plans (or whether they require additional time to make such
determination, and they shall have such additional, reasonable period of time, not
exceeding thirty (30) additional days, to so notify Redeveloper of such determination). I
the Agency staff determines that the Working Drawings do not substantially conform in
all material respects to the approved Construction Plans, then all material deviations
between the Construction Plans and the Working Drawings shall be submitted to the
Agency and the Common Council for approval or rejection. The Agency shall act in
good faith and exercise its discretion in a reasonable manner in considering whether the
Working Drawings substantially conform in all material respects to the approved
Construction Plans. The Agency and the Common Council shall each have ten (10) days
after its next regularly scheduled meeting (or if said Working Drawings are not submitted
at Ieast ten (10) days prior to the next reguiarly scheduled meeting, then ten (10) days
after the next succeeding regularly scheduled meeting) to provide written approval or
disapproval of all such material deviations between the Working Drawings and the
approved Construction Plans, or a written request for further information, or further time
for review, if necessary. If the Common Council and/or the Agency disapprove in whole
or in part any material deviations between the Working Drawings and the approved
Construction Plans, the Common Council and/or the Agency shall state in writing the
reasons for such disapproval, and the Redeveloper shall submit new or revised Working
Drawings for approval by the Common Council and the Agency within thirty (30) days
after receipt of notice of disapproval of the Working Drawings by the Common Council
and/or the Agency. The foregoing submission and response proceeding will be followed
until such time as the Redeveloper’s Working Drawings are approved by the Agency and
the Common Council, or-until any dispute is submitted by Redeveloper for resolution by
mediation and/or arbitration in accordance with this Agreement. For purposes of this
Section 3.8, the parties intend that the word “material”, when used with respect to the
degree of conformity or deviation between Construction Plans and Working Drawings,
shall refer to a difference of quality, appearance or function in design or materials of such
Phase’s Improvements that significantly affect (i) the appearance of any building
exteriors, (ii) the use of ground floor space accessible from public streets, (iii) pedestrian
or vehicular traffic flows, or (iv) the Conceptual Master Site Plan. For purposes of this
Agreement, the term “Working Drawings” shall mean the plans and specifications
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which are to be utilized for the actual consfruction of the Improvements on the Project
Site.

Section 3.9  EBvidence of Bquity Capital and Mortgage Financing,

Redeveloper heretofore has submiited to the Agency’s financial consultant and
the City's financial consultant for review such financial information of the Redeveloper
and its Affiliates as the Agency has requested. Based upon such review, the Agency and
the City have determined that as of the date of execution of this Agreement, the
Redeveloper has the financial wherewithal necessary to proceed with and carry out the
development of the Project and to comply with all of its obligations contained herein with
respect thereto, including without limitation the funding of the Acquisition Expenses of
all of the Acquisition Property. Upon an Event of Default by the Redeveloper hereunder,
the Agency and/or the City shall have the right to require the Redeveloper to immediately
resubmit to the Agency’s consultant and the City's consultant, such financial information
as the Agency and/or the City may reasonably request in order to enable the Agency and
the City to determine whether the Redeveloper still has the financial wherewithal
necessary to proceed with and carry out the development of the Project and to comply
with all of its obligations contained herein with respect thereto.

The Redeveloper shall submit to the Agency and the City, for their approval,
evidence of equity capital and morfgage financing in connection with the construction of
each Phase of the Improvements to be constructed on the Project Site which will require
the taking of property by the City or the Agency using the power of eminent domain, at
such time as the Redeveloper submits its written request to the City and the Agency to
amend Exhibit A by adding a parcel or parcels thereto which are to be acquired by the
Agency or the City vusing the power of eminent domain.

Redeveloper’s failure to provide the Agency and the City with evidence of equity
capital and mortgage financing as required above shall constitute an Event of Default

hereunder.

Section 3,10  Failure to Construct in Accordance with Approved Working
Drawings

No work shall be done on the construction of the Improvements unless such work
conforms with Working Drawings approved in accordance with Section 3.8 hereof. The
Agency may request the removal or revision of any construction work in any Phase that
is done in a manner which does not substantially conform in any material respect with
approved Working Drawings for such Phase not later than the later of (i) ten (10) days
after the next meeting of the Agency Commission after the Agency becomes aware that
such work is not in substantial conformity, or (ii) five (5) days after termination of
negotiations between the Redeveloper and Agency with respect to the revision or
correction of such non-conforming work, unless a mediation or arbitration proceeding is
commenced to resolve any disagreement between the Agency and the Redeveloper with
respect to such work, in which event removal or revision will not be required until thirty
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(30) days following a decision by the mediator and/or arbitrator against the Redeveloper
by which the parties agree to be bound. Immediately upon receipt of such notice, or
within thirty (30) days after such decision by the mediator or arbitrator, the Redeveloper
shall direct and cause the removal or revision of such construction work so that it
substantially conforms in all material respects with the approved Working Drawings.
The removal or revision of such work shall be implemented within the time frames
specified in this Agreement for completion of construction of the Project or the relevant
Phase or portion thereof, or as otherwise required by applicable Legal Requirements or
lawful directive of the Governmental Authorities having jurisdiction. During the
pendency of any dispute regarding the conformity of any such work to the approved
Working Drawings, any addifional work performed by Redeveloper with respect to the
matter in dispute shall be performed at Redeveloper’s sole risk, and Redeveloper shall
have no claim against the City or Agency for any damages arising by reason of the
performance of such work.

Section 3.11  Attempis to Memorialize Delavs, Extensions, Etc.

In any case where, pursuant to applicable provisions of this Agreement, the time
for the performance by any party of any obligation is to be tolled, extended or otherwise
modified, the Redeveloper and the Agency and the City shall use their reasonable efforts,
as promptly as practicable after the occurrence of the event causing delay or otherwise
triggering the need for extension, to agree upon the length of the period of delay,
extension or tolling and to memorialize same in a written agreement,

Section 3.12 Commencement and Completion of Construction of Each Phase,

A, Phase I Improvements.

Construction of the Phase I Improvements on the Project Site shall be
commenced by the Redeveloper within ninety (90) days after all of the above approvals
set forth in this Article III have been obtained for the Phase I Iimmprovements and shall be
completed (as evidenced by Certificate(s) of Completion issued by the Agency) within
thirty six (36) months after all such approvals have been obtained.

B. Phase II Improvements,

Construction of the Phase IT Improvements on the Project Site shall be
commenced by the Redeveloper within one hundred eighty (180) days after all of the
above approvals set forth in this Article IIT have been obtained for the Phase 1I
Improvements (but not sooner than the date that the Public Parking Spaces within the
Phase I Improvements are available to the general public as evidenced by a Certificate of
Completion) and shall be completed (as evidenced by Certificate(s) of Completion issued
by the Agency) within forty eight (48) months after all such approvals have been

obtained.
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C. Phase I1I Improveiments.

Construction of the Phase III Improvements on the Project Site shall be
commenced by the Redeveloper within one hundred eighty (180) days after all of the
above approvals set forth in this Article III have been obtained for the Phase III
Improvements (but not sooner than completion of the Phase T Improvements and the
Phase II Improvements as evidenced by the issuance of a Certificate of Completion) and
shall be completed (as evidenced by Certificate(s) of Completion issued by the Agency)
within forty eight (48) months after all such approvals have been obtained.

D. Redeveloper’s Covenants Concerning Conunencement and
Completion of Construction of the Project.

The Redeveloper agrees for itself, its successors and assigns, and every
successor in interest to the Project Property, or any part thereof, that subject to all the
terms of the Agreement, the Redeveloper, and such successors and assigns shall
diligently prosecute to completion the redevelopment of the Project Property through the
commencement and construction of the Improvements thereon prior to the dates herein
provided therefore. Additionally, the Redeveloper agrees to complete the redevelopment
of the entire Project within ten (10) years from the Execution Date.

E. Progress Reports.

The Redeveloper shall make monthly reports to the Agency in
substantially the form attached hereto as Exhibit F and made a part hereof, describing the
actual progress of the Project and its construction during the peried of construction of the
Improvements for any Phase, or any part thereof, until the issuance of a Certificate of
Completion for the Improvements on such Phase. The Progress Reports shall contain
among other things, the percentage of completion, estimated date of completion of
construction of any Phase then under construction and an updated critical path for
construction of Improvements.

Section 3.13  Certificates of Completion.

A, Certificates of Completion,

Promptly after completion of consfruction of the Improvements in any
Phase of the Project in accordance with this Agreement and the approved Construction
Plans for such Phase, and within thirty (30) days after written request of Redeveloper, the
Agency shall furnish the Redeveloper with a Certificate of Completion with respect to
such Phase duly executed in the form of Exhibit G, or in such other form as shall be
mutually acceptable to the Agency and the Redeveloper (or in such medified form as may
reasonably be requested by any Institutional Lender holding a mortgage on, or
Institutional Investor owning an equity interest in, any portion of the Project). For
purposes of this Section, “completion” shall mean that the Improvements, or the relevant
portion thereof, have been sufficiently completed such that only minor details of
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construction finish and “punch list” type items, or exterior items of a decorative natute
(e.g., landscaping, including, without limitation, planting, paving, site lighting, accessory
structures, public art and other decorative elements), remain to be completed. If
Redeveloper requests a Certificate of Completion, while such items remain unfinished,
the Agency may require as a condition of issuance thereof that the Redeveloper deliver its
undertaking to complete same as soon as reasonably practicable, weather permitting, with
such security to assure performance as the Agency reasonably may determine to be
appropriate under the circumstances. Such certification by the Agency (i) shall be (and it
shall be so provided in the certificate) a conclusive determination of satisfaction and
termination of the agreements and covenants in this Agreement with respect to the
obligations of the Redeveloper, and its successors and assigns, to construct the
Improvements on such Phase and the dates for the beginning and, except as noted below,
completion thereof, and (ii) with respect to the lease or conveyance of any such
completed Improvements and the portion of the Project Property upon which same are
erected, shall mean and provide (1) that any party purchasing or leasing such completed
Improvements and/or such individual part or parcel of the Project Property shall not
(because of such purchase or lease) incur any obligation with respect to the construction
of the Improvements relating to such part or parcel or to any other part or parcel of the
Project Property; and (2) that neither the Agency nor any other party shall thereafter have
or be entitled to exercise with respect to any such completed Improvements or such
individuals part or parcel so sold (or, in the case of lease, with respect to the leasehold
interest) any rights or remedies or controls that it may otherwise have or be entitled to
exercise with respect to the Project Property as a result of a default in or breach of any
provisions of this Agreement by the Redeveloper or any successor in interest or assign,

Each Certificate of Completion provided for in this Section 3.13 shall be in such
form as will enable it to be recorded in the proper office for the recordation of deeds and
other instruments pertaining to the Project Property.

B. Partial Certificates of Completion.

From time to time and within thirty (30) days after written request of
Redeveloper, the Agency shall furnish the Redeveloper with a partial Certificate of
Completion for portions of the Improvements which have been completed in accordance
with this Agreement and the approved Working Drawings which otherwise satisfy the
requirements for a Certificate of Occupancy or temporary Certificate of Occupancy. No
such partial Certificate of Completion shall be issued with respect to any building unless
the shell and core of such building have been substantially completed in accordance with
the approved Working Drawings. In the event the Redeveloper requests a partial
Certificate of Completion prior to completion of tenant improvements and finish work, or
prior to completion of all landscaping work (including, without limitation, planting,
paving, site lighting, accessory structures, public art and other decorative elements)
described in the approved Working Drawings, the Agency shall furnish such partial
Certificate of Completion upon the delivery to the Agency of the Redeveloper’s written
undertaking to complete such portion of the work as soon as reasonably practicable
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thereafter, weather permitting, with such security as the Agency reasonably may
determine to be appropriate under the circumstances, to assure performance.

C. Agency’s Refusal to Issue Certificate of Completion or Partial
Certificate of Completion.

If the Agency shall refuse or fail to provide such a Certificate of
Completion or partial Certificate of Completion in accordance with the provisions of this
Section, the Agency shall, within said thirty (30) day period, provide the Redeveloper
with a written statement, describing in detail the respects in which the Redeveloper has
failed to complete the Improvements for which such certification is requested in
accordance with the provisions of this Agreement, or is otherwise in default, and what
measures or acts it will be necessary, in the opinion of the Agency, for the Redeveloper to
take or perform in order to obtain such certification, If the Agency fails to provide such
statement within such thirty (30) day period, the Redeveloper may institute the dispute
resolution proceedings provided in this Agreement for such default by the Agency. Any
such dispute will be submitted to mediation and arbitration in accordance with this

Agreement.

Section 3.14 Design Review. The parties acknowledge that all Improvements to
be constructed on the Project Site must satisfy the Design Standards established by the
Redevelopment Plan, and the Conceptual Master Site Plan as well as all Construction
Plans and Working Drawings submitted by the Redeveloper shall be subject to Design
Review by the Agency and its consultants to insure compliance with such Design
Standards. All costs incurred by the Agency in retaining outside consultants to perform
such Design Review shall be an Acquisition Expense and shall be paid by the

Redeveloper.

ARTICLE IV
INFRASTRUCTURE IMPROVEMENTS

Section 4.1  Infrastructure Improvements and Funding,

A. The parties agree that for the Project Site to be developed as envisioned in
the Wall Street Redevelopment Plan there are substantial Infrastructure Improvements
that are required. A portion of the Infrastructure Improvements shall be constructed at
the sole cost and expense of the City (“City Infrastructure Improvements”, each a
“City Infrastructure Improvement”), and the remaining Infrastructure Improvements
shall be constructed at the sole cost and expense of the Redeveloper (“Redeveloper
Infrastructure Improvements®, each a “Redeveloper Infrastructure Improvement”).
These Infrastructure Improvements are identified on Exhibit C-1 attached hereto and
made a part hereof. The City and/or the Agency agree to expend, either through public
financing or by City appropriation up to the sum of Four Million Four Hundred Thousand
($4,400,000.00) Dollars (“City Funds®), to pay for the costs of construction of the City
Infrastructure Improvements and all utility work for which the City is responsible
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hereunder, identified on Exhibits C-1, C-2, C-3 and C-4 attached hereto. The City
Funds required to complete the necessary City Infrastructure Improvement for a Phase
shall be available and appropriated within one hundred twenty (120) days after the
Redeveloper has obtained all necessary construction, financing for such Phase and all
necessary approvals required hereunder for such Phase.

B. Based on current estimates, the City Funds are sufficient to pay for the
cost of construction of the City Infrastructure Improvements and all utility work for
which the City is responsible hereunder. If the actual costs of construction of the City
Infrastructure Improvements and all utility work for which the City is responsible
hereunder exceed the City Funds, the City and the Agency agree to make reasonable
efforts in good faith to secure such additional funding as may be required to pay such
costs, including without limitation requesting from the Common Council, appropriation
of or authorization fo expend additional City monies for such putposes or such alternate
funding mechanism as the City and the Agency may elect, The Redeveloper agrees not
to unreasonably withhold its consent to any such proposed alternative funding. If, after
making reasonable efforts in good faith, the City is unable to obtain or provide sufficient
funding to pay for the costs of construction of the City Infrastructure Improvements, the
City will not be in default under this Agreement, and in such event, the Redeveloper shall
provide to the City, within a reasonable time after receipt of the City’s written request for
such funds, all or so much of the funds required to pay such costs,

C. If the Redeveloper does not provide to the City all of the funds required to
enable the Cily to pay any of the costs of the City Infrastructure Improvements over the
available funds, then the City, the Agency and the Redeveloper agree to negotiate in good
faith to modify the City Infrastructure Improvements in order to permit completion of the
Project with the City Funds available. The dates for commencement and completion of
construction of the Improvements as set forth in Section 3.12 hereof shall be extended for
the period of time that construction of the Improvements is delayed due to the City’s
failure to complete the City Infrastructure Improvements and utility work in accordance
with the requirements of this Agreement,

D. The parties hereby agree that the timing of the development of the
Infrastructure Improvements and of the development of the Project are interdependent
and that same shall proceed together in a coordinated fashion such that the City and the
Agency shall be required to construct the Infrastructure Improvements only if and to the
extent that development of Project is proceeding in the manner provided for in this
Agreement, and the Redeveloper shall be required to proceed with the development of the
Project only if and to the extent that the City’s financing and construction of the City
Infrastructure Improvements and utility work are proceeding in the manner provided for
in this Agreement. The required timing for completion of the Infrastructure
Improvements is as set forth on attached Exhibit C-1.

E. Except to the extent provided in attached Exhibits C-1, C-2,C-3 and C-4,
the Redeveloper agrees that it will fund and undertake any and all offsite improvements
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that are determined to be conditions of approval in the normal course of obtaining site
plan approval for a development from the Norwalk Zoning Commission,

F. All design and engineecring costs as well as all other soft costs associated
with all of the Infrastructure Improvements shall be an Acquisition Expense payable by
the Redeveloper. The design and construction plans for all Infrastructure Improvements
shall be completed by the Redeveloper and will be in accordance with all standards and
specifications of the City, and the standards and specifications of the respective utility
companies, as amended from time to time and shall be subject to the approval of the
Agency in the same manner as Construction Plans are approved pursuant to Article 111
hereof, and shall also be subject to the approval of all other necessary Governmental
Authortties.

G. Provided it will not violate any Legal Requirements and provided further
it will not violate any requirements of the funding source for such City Infrastructure
Improvement(s), Redeveloper may, in its sole discretion, undertake the commencement
or completion of all or any portion of the City Infrastructure Improvements, In either
case, if Redeveloper elects to undertake any portion of the City Infrastructure
Improvements, Redeveloper shall deliver a notice (“Infrastructure Notice™), which shall
describe the scope, schedule and estimated budget to undertake such City Infrastructure
Improvements, all of which shall be subject to the approval of the Agency and the City.
Such budget shall include all hard costs (but not soft costs except for any financing costs
if Redeveloper is required to fund any City Infrastructure Improvement). Within sixty
(60) days after approval of any Infrastructure Notice by the Agency and the City,
Redeveloper shall provide the Agency and the City with working drawings depicting the
applicable City Infrastructure Improvements and a revised budget for the same for
approval by the Agency and the City. Any modifications to the foregoing shall be subject
to the approval of the Agency and the City. Upon substantial completion of each such
City Infrastructure Improvement, the Agency shall issue a Certificate of Completion
according to the requirements set forth in Section 3.13 of this Agreement and, the City
shall simultaneously pay (each an “Infrastructure Payment”) the Redeveloper for the cost
of such City Infrastructure Improvement as reflected in the final approved budget (not to
exceed, in the aggregate, the amount of City Funds). Considering the anticipated
completion time, the Agency or City shall accordingly budget for each Infrastructure
Payment in order to deliver each Infrastructure Payment with a Certificate of Completion,
The City and Agency shall make reasonable efforts in good faith to appropriate or
otherwise secure City Funds to pay for such budgeted City Infrastructure Improvements
upon substantial completion, including without limitation requesting from the Comimon
Council, appropriation of and authorization to expend City monies for such purposes. In
the event the Redeveloper does not elect to construct all or any portion of the City
Infrastructure Improvements, then the City shall construct such City Infrastructure

Improvement.

H. The Agency, the City and the Redeveloper may agree to amend Exhibits
C-1, C-2, C-3 and C-4 by modifying or adding additional Infrastructure Improvements or
utility work thereto, provided that the parties agree upon both the additional
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Infrastructure Improvements to be made and the allocation between the parties of the cost
of constructing same.

Section 4.2 Acaidemv Street Extension

The Agency retained Tighe & Bond to prepare a report indicating what
infrastructure improvements will be required to support the proposed developments
contemplated by the Wall Street Redevelopment Plan and the West Avenue Corridor
Redevelopment Plan. Said report indicates that the Academy Street Extension is
essential to link the Development Parcel 2a Project and the project contemplated for the
West Avenue Corridor Redevelopment Plan area and recommends that Academy Street
be extended so that it connects appropriately with the Project as determined by the
Agency’s engineering consultants and City engineers with input from the Redeveloper,
and the City agrees to use its best efforts to complete such Academy Street Extension as
recommended by the aforementioned Tighe & Bond report. The completion of the
Academy Street Extension is conditioned upon authorization by the City to acquire the
real property necessary to complete the Academy Street Extension. It is understood and
agreed by the parties that approval of this Agreement by the Common Council shall not
be deemed an approval by the Common Council to permit the City or the Agency to
acquire said parcels of real property, which action shall require a separate vote of the
Common Couneil.

Section 4.3  Use of Redeveloper Property.

The Redeveloper agrees to permit the City and the Agency, and their
respective agents, consultants and contractors, to enter upon and use such portions of the
Project Property owned by the Redeveloper, and/or to grant to the City and/or the Agency
such temporary construction easements with respect to such portions of such Project
Property, as may be necessary and appropriate to permit and/or facilitate the design
and/or construction of the Infrastructure Improvements to be constructed by the City and
the Agency pursuant to this Agreement and/or the Redevelopment Plan. In connection
with the use of such portions of the Project Property by the City and the Agency, and
their respective agents, consultants and contractors, the City and the Agency agree to
(and they will cause their consultants and contractors to agree to) indemnify, defend and
hold harmless the Redeveloper against and from any and all claims, suits, costs,
expenses, losses, liabilities, and damages, including reasonable attorneys’ fees, asserted
against and/or incurred by the Redeveloper arising out of such use of any portions of the
Project Property of the Redeveloper for the purposes herein described, This indemnity
will survive the termination of this Agreement, will not be limited by insurance and will
be separate and independent of any other provision of this Agreement. The City and the
Agency will (and will cause any and all contractors and consultants retained bv the
Agency and City to) maintain comprehensive general liability insurance coverage of their
operations on any portions of the Project Property, in amounts reasonably satisfactory to
the Redeveloper, and shall name the Redeveloper, and such other persons or entities
having an insurable interest as the Redeveloper shall designate (provided no additional
premium is charged, unless paid by Redeveloper), as additional named insureds on such
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policies of liability insurance maintained by the City and/or the Agency and/or their
consultants and contractors in connection with performance of such work. Such policies
shall provide coverage of the contractual indemnity obligations set forth herein and shall
contain provisions that they may not be cancelled, terminated or materially modified
unless the Redeveloper, and any other named additional insured, has been given not less
than thirty (30) days prior written notice.

Section 4.4  Redeveloper’s Guarantee.

A. Redeveloper’s agreement to complete the Improvements for each Phase
within the time periods set forth in Section 3.12 hereof is intended to ensure that the City
will realize the value of increased tax revenues anticipated to be generated by the
Improvements and be able to utilize such increased tax revenues to service the Debt
Service Payments, if any, required to be paid on any Municipal Finance Instrument
issued by the City if the City must borrow money to pay the costs of construction of the
City Infrastructure Improvements. As such, Redeveloper has agreed with the City that if
(i) all or a portion of the costs of the City Infrastructure Improvements are paid with City
Funds; and (ii) the funds utilized to pay all or a portion of the costs of the City
Infrastructure Improvements are borrowed by the City via the issuance of a Municipal
Finance Instrument; and (iii) the Redeveloper has not completed construction of the
Improvements for a Phase within the time periods for completion of such Phase set forth
in Section 3,12 hereof (as said date may be tolled or extended in accordance with the
provisions of this Agreement); then, Redeveloper, upon the terms hereinafler stated, will
guarantee for the benefit of the City the payment of the Debt Service Payments on the
Municipal Finance Instrument(s) issued by the City to evidence such borrowed funds,
The Redeveloper’s Guarantee shall apply and be effective only during the period (the
“Guarantee Period”) commencing on the date the Improvements for a Phase are
required to be completed as set forth in Section 3.12 hereof (as said date may be tolled or
extended in accordance with the provision of this Agreement) and ending on the earlier to
oceur of (a) the date of substantial completion of all the Improvements, as evidenced by
the issuance of a certificate of occupancy or a Certificate of Completion (as provided in
Section 3.13 hereof) and (b) the date upon which (1) fifty (50%) percent of the
annualized difference between (x) the aggregate amount of taxes levied upon (or
payments in lieu of taxes, if applicable, with respect to) real or personal property, or both,
on all parcels of Project Property in the Project Site (collectively, “Project Taxes”)
payable at the time of calculation of the amount to be guaranteed (“Current Project
Taxes”) and (y) the aggregate amount of such Project Taxes which were payable on the
Execution Date (“Base Project Taxes”) exceeds (2) the annualized amount of the Debt
Service Payments to be guaranteed. In any event, Redeveloper will receive a credit
against the guaranteed Debt Service Payments equal to fifty (50%) percent of the actual
annualized difference between Current Project Taxes and Base Project Taxes. Any
amounts due and payable by the Redeveloper to the City under this Section 4.4 shall be
payable on an annual basis, in arrears, based on the City’s fiscal year, and shall be due
and payable within thirty (30) days after receipt by the Redeveloper of written notice
from the City of the amount due {accompanied by the calculations utilized by the City to
determine such amount).
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B. Redeveloper further guarantees for the benefit of the City that, in the
aggregate, fifty (50%) percent of the actual annualized difference between Current
Project Taxes and Base Project Taxes during the term of the Debt Service Payments shall
be equal to or exceed the amount of the total Debt Service Payments. The Redeveloper
shall receive a credit against the guaranteed amount for any payments made by the
Redeveloper to the City pursuant to subsection A of this Section 4.4. The Redeveloper
agrees to pay to the City any deficiency plus the cost of funds for any such deficiency
within thirty (30) days after expiration of the term of the Debt Service Payments and
receipt by the Redeveloper from the City of the amount due under this subsection B3
accompanied by the calculations utilized to determine said amount.  Notwithstanding
anything contained in this Agreement to the contrary, the Redeveloper agrees for itself
and its successor and assigns, that, prior to expiration of the term of the Debt Service
Payments and payment to the City by the Redeveloper of any amounts due under this
Section 4.4B it will not make or create, or suffer to be made or created, any total or
partial sale, assignment, conveyance, or lease or sublease, or any trust or power, or total
or partial transfer in any other mode or form of any Project Property being utilized for the
Public Parking Spaces, Residential Rental Units or as Phase I Retail Space, Phase 11
Retail Space, or Phase I Retail Space without the prior written consent of the Agency,
which consent may be withheld if the Agency in its reasonable discretion determines that
the remaining property on the Project Site owned by the Redeveloper does not have
sufficient equity to reasonably assure the City and the Agency that any amounts that may
be due under this subsection B shall be paid.

C. With respect to Redeveloper’s Guarantee of Debt Service Payments on
any Municipal Finance Instrument utilized by the City to finance the City Infrastructure
Improvements, the following provisions will apply:

(i) In no event will the maximum principal amount of all Municipal
Finance Instruments which are the subject of Redeveloper’s Guarantee of Debt Service
Payments exceed the lesser of (i) $4,400,000.00 and (ii} the actual amount of borrowed
funds expended by the City on the costs of construction of the City Infrastructure

Improvements;

(i)  If the City expends borrowed funds on the costs of construction of
ceriain components of City Infrastructure Improvements prior to receiving from the State
or other funding sources funds which are specifically allocated for payment of all or a
portion of the costs of construction of said components of City Infrastructure
Improvements, and such allocated funds thereafter are received by the City, the
Redeveloper will receive credit against the amount subject to its guarantee for the amount

of such allocated funds;

(iii)  Regardless of the actual form of Municipal Finance Instrument, the

Debt Service Payments payable by Redeveloper with respect to such borrowed funds
shall be calculated on the assuinption that such funds were raised via the issuance of the
City’s Bonds which fully amortize over a term of twenty (20) years. If the Municipal
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Finance Instrument is the City’s twenty (20) year Bonds, the interest rate will be the
actual rate on said Bonds. If the Municipal Finance Instrument is not the City’s Bonds,
or if it is Bonds with a different term than twenty (20) years, then the interest rate will be
that rate which the municipal bond underwriting firm1 which has underwritten the City’s
most recent Bond issuance certifies, in a written instrument addressed to the City and the
Redeveloper, would have been payable to the City on twenty (20) year Bonds of the City
had such Bonds been issued on the date when the first payment of costs of construction of
the City Infrastructure Improvements was made utilizing such borrowed funds, If, after
the date when the costs of the City Infrastructure Improvements are paid by the City
using borrowed funds, but before the date when Redeveloper’s Guarantee has terminated
in accordance with this Agreement, the City refinances the debt evidenced by any
Municipal Finance Instrument with any other Municipal Finance Instrument having an
interest rate lower than the rate calculated as aforesaid, the interest rate utilized to
calculate Debt Service Payments under Redeveloper’s Guarantee, from and after the date
of such refinancing, shall be the lower rate payable with respect to such refinancing
Municipal Finance Instrument.

Section 4.5  Acquisition of Real Property for City Streets and Sidewalks.

The Redeveloper, at Redeveloper’s sole cost and expense, shall acquire all
parcels of property on the Project Site which are not owned by the Redeveloper or the
City and which shall be necessary to construct all City streets and sidewalks on the
Project Site as depicted on the Conceptual Master Site Plan. The Redeveloper shall
transfer to the City for one ($1.00) dollar, free and clear of all liens and encumbrances,
fee simple title to that portion of such parcels as will be necessary for the construction of
the City streets within the Project Site and shall grant to the City an easement over that
portion of such parcels which shall constitute City sidewalks within the Project Site, in

‘such form as the City may reasonably require.

ARTICLE V
DEPOSIT

Section 5.1  Amount of Deposit; Time of Payment.

The Redeveloper heretofore has delivered to the Agency a bank or
certified check in the sum of ONE HUNDRED FIFTY THOUSAND and 00/100
($150,000.00) DOLLARS, reduced by the amount of any money held by the Agency at
the time of execution of this Agreement in an account entitled “Norwalk Redevelopment
Agency — Project Operating Account f/b/o POKO IWSR DEVELOPERS, LLC,”
pursuant to a Letter Agreement by and between the Agency and POKO IWSR
DEVELOPERS, LLC, dated December 15, 2005 (said aggregate amount plus interest
earned and paid thereon hereinafter being referred to as the “Deposit”), as earnest money
in connection with this Agreement. Upon execution of this Agreement, the Project
Operating Account established pursuant to the aforementioned Letter Agreement shall
become the Project Operating Account under this Agreement.
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Section 5.2  Project Operating Account and Security Account,

Within three (3) Business Days after the Execution Date occurs, the
Deposit check shall be deposited by the Agency into two (2) separate, interest-bearing
escrow accounts established and maintained by the Agency. ONE HUNDRED
THOUSAND and 00/100 ($100,000.00) Dollars (the Security Deposit) shall be
deposited into an account entitled “Norwalk Redevelopment Agency - Security Account
f/b/o POK.O IWSR DEVELOPERS, LLC” (the “Security Account”), and the balance of
the Deposit shall be deposited into an account entitled “Norwalk Redevelopment Agency
- Project Operating Account f'b/o POKO IWSR DEVELOPERS, LLC” (the “Project
Operating Account”). The Agency, in consultation with and with Meaningful
Participation from the Redeveloper, shall determine at which financial institution(s) and
in what investment vehicle(s) to maintain said Project Operating Account and said
Security Account, and all inferest earned on the Project Operating Deposit and/or the
Security Deposit shall become part of the Project Operating Deposit and/or the Security
Deposit, as appropriate, and shall be paid with other funds constituting the Project
Operating Deposit and/or the Security Deposit for the purposes herein set forth. The
Project Operating Account shall be maintained by the Agency, and disbursements
therefrom shall be made only, in accordance with the provisions of this Agreement. The
Security Account shall be maintained by the Agency, and disburseinents therefrom shall
be made only, in accordance with the provisions of this Agreement. The Agency, at the
request of the Redeveloper made not more often than annually, will pay over to the
Redeveloper or will transfer to the Project Operating Account any interest accrued on the

Security Deposit.

Section 5.3  Use of Project Operating Deposit for Purposes of this Agreement,

The Agency, from time to time, as it incurs Acquisition Expenses which
are required to be paid by the Redeveloper hereunder, may, in accordance with the
provisions of this Agreement, including without limitation those of Article VI apply
portions of the Project Operating Deposit to the payment of such Acquisition Expenses as

and when due.

Section 5.4  Return of Security Deposit Upon Completion of Improvements.

Upon completion of the Improvements, as evidenced by the issuance of
Certificate(s) of Completion therefor, provided that no Event of Default by Redeveloper
hereunder has occurred and is then continuing, the amount of the Security Deposit then
on deposit in the Security Account shall be returned to the Redeveloper, and, thereafter,
the Project Operating Account shall be the only account required to be maintained under
this Agreement and the Redeveloper thereafter shall fund the Project Operating Account
as and when necessary in accordance with the terms and provisions of this Agreement.
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Section 5.5. Return of Project Funds to Redeveloper.

Upon termination of this Agreement by the Redeveloper pursuant to any
provision of this Agreement permitting such termination by Redeveloper, then all
amounts on deposit in the Security Account and the Project Operating Account shall be
returned promptly to the Redeveloper by the Agency as provided in this Agreement,
provided that no Event of Default by Redeveloper shall have occurred and then be
continuing under this Agreement, and further provided that the Agency and the City have
been reimbursed by the Redeveloper for all Acquisition Expenses expended or
contractually obligated by them in accordance with this Agreement up until the date of
such termination. In the event that the City and the Agency have not then been
reimbursed for all such Acquisition Expenses, the Agency may hold back an amount
sufficient to cover such unreimbursed Acquisition Expenses and shall refund the balance
of alt such monies to Redeveloper.

Section 5.6. General Escrow Provisions.,

In its holding of the Deposit and/or the Security Deposit, and its
maintenance of the Project Operating Account and the Security Account, the Agency
shall have and exercise the obligations of a fiduciary to the Redeveloper and shall hold in
trust any and all monies deposited with it, to be used only in the manner and for the
purposes set forth in this Agreement. If any party at any time makes a written demand
upon the Agency for release and payment of the Deposit and/or any monies on deposit in
the Project Operating Account and/or the Security Account, other than requests for
disbursements from the Project Operating Account in the ordinary course of the operation
of the Project in accordance with Article VI, or if at any time the Agency proposes to
expend or disburse any such monies in any manner which is not in accordance with the
terms of this Agreement, the Agency shall give written notice to the other parties of such
demand or such proposal. If the Agency does not receive a written objection to the
proposed payment from any of the other parties within ten (10) Business Days after the
giving by the Agency of such notice, the Agency is hereby authorized to make such
payment. If the Agency receives a written objection within the aforesaid period of ten
(10) Business Days, or if, for any other reason, the Agency in good faith shall elect not to
make such payment, the Agency shall continue to hold the monies so entrusted to it until
otherwise directed by written instructions from the parties to this Agreement or a final
judgment of a court. However, the Agency shall have the right at any time to deposit all
of the monies held by it, or such portion thereof as may be in dispute, and interest
thereon, if any, with the Clerk of the Court. The agency shall give written notice of such
deposit to all other parties to this Agreement. Upon such deposit with the Clerk of the
Court, the Agency shall be relieved and discharged of all further escrow obligations and
responsibilities hereunder with respect to the monies so deposited with the Clerk of the

Court.
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ARTICLE VI
BUDGET AND ACCOUNTS

Section 6,1. Redeveloper to Reimburse Agency and City.

The Redeveloper shall reimburse the City and Agency as provided in this
Article for all Acquisition Expenses incurred by them. In no event shall Redeveloper be
responsible for, or be obligated to indemnify or reimburse the City and/or the Agency for,
costs related to any real property (or improvements thereon) which is not identified in this
Agreement as Acquisition Property, ¢xcept as may otherwise be specifically provided
herein,

Section 6.2.  Budget Creation and Amendment.

A. The parties acknowledge that on or prior to the date hereof, the
Redeveloper has advanced to the Agency funds that have been deposited by the Agency
in the interest-bearing Project Operating Account. Such funds will be disbursed in
accordance with this Agreement against payment of expenses described in Section 6.1,
based upon invoices for work actually performed and approved pursuant to this Section
6.2.

B. For purposes of this Section, fiscal “quarters” and/or fiscal “years”
of the Project shall be calendar quarters and/or years. Within thirty (30) days after the
Execution Date of this Agreement, the Agency will prepare, and will submit to the
Redeveloper for its review and approval, a proposed initial budget setting forth the
Agency’s estimate of those expenses projected to be incurred by the Agency in the
performance of its obligations under this Agreement during the quarter (or balance
thereof) immediately succeeding the Execution Date hereof. Such initial quarterly budget
shall show the balance on deposit in the Project Operating Account and the Security
Account, the projected expenditures for the coming quarfer in reasonable detail by
separate line items, and the projected amount, if any, of additional funding which will be
required to permit the Agency to pay such expenditures, Thereafter, within thirty (30)
days after the end of each subsequent quarter, the Agency shall submit to the
Redeveloper and to the City (to the Finance Director) a statement showing in detail the
actual expenditures made by the Agency in the performance of its obligations under this
Agreement in the previous quarter, and the cash balances in the Project Operating
Account and the Security Account as of the end of such quarter, together with a projected
budget for the quarter then commencing showing the projected expenditures to be
incurred by the Agency in the performance of its obligations under this Agreement in
such quarter and the projected amount, if any, of additional funding required, which
quarterly budgets will be subject to the Redeveloper’s written approval. In addition,
within thirty (30) days after the end of each year of the Project, the Agency shall provide
to the Redeveloper a statement for the preceding year, showing the actual, aggregate
expenses for such year, and a proposed budget for the coming year, The Redeveloper
shall not unreasonably withhold, delay or condition its approval for any such quarterly or
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annual budget which is consistent with the provisions of this Agreement and prior
budgets.

C. If at any time a party hereto becomes aware that the amounts of
any items of projected expense set forth in any approved budget are insufficient to cover
budgeted costs and are likely to be exceeded substantially by the amounts which will be
required to be expended for such items, it shall promptly notify the other parties and the
relevant budget shall be amended to reflect same. Any party hereto may propose
amendments to any budget(s) from time to time to reflect updated estimates of
expenditures, new items of expense, and actual costs incurred, subject o the approval of
the other parties, which approval will not be unreasonably withheld, delayed or
conditioned. In no event shall such approval be withheld with respect to a proposed
amendment to any budget to enable the Agency or the City to comply with a final
judgment of a court of competent jurisdiction in connection with any legal proceeding
arising out of the performance by the Agency or the City of its or their obligations under
Article VII, including but not limited to awards following condemnation or relocation

appeals.

D. Prior to incurring any Acquisition Expenses, the Agency shall
submit to the Redeveloper in writing a reasonably detailed desoription of the nature and
purpose of such expense or contract, the reasons therefor, and the identity (and
background, if requested) of the obligor or provider of service and materials. The Agency
shall also provide to the Redeveloper a proposed written service coniract providing for a
fixed-price fee or other reasonable fee arrangement if a fixed-price fee is not feasible.
Such information shall be submitted for approval to the person designated by the
Redeveloper from time to time. The Redeveloper shall review each submission and shall
give its comments to the submitting party as soon as possible. The Redeveloper shall not
unreasonably withhold, delay or condition its approval of any such proposal which is
consistent with this Agreement and with the current budget(s). The Agency from time to
time, in the ordinary course of business, may pay invoices and bills for services rendered
by vendors in connection with the Project (i) for expenses which are the subject of an
approved, written contract and are properly set forth in an approved budget, and (ii)
expenses which, although not the subject of a written contract, are propexly set forth in an
approved budget and not to exceed Two Thousand Five Hundred ($2,500.00) Dollars for
a single item of expense or an aggregated series of related expenses.

Section 6.3. Funding and Accounts.

From time to time within thirty (30) days after a written request from the
Agency, the Redeveloper shall advance to the Agency funds required pursuant to the
approved budget to enable the Agency to pay Acquisition Expenses described in Section
6.1 as they become due. In particular, but without limitation, the Redeveloper shall
advance to or pay on behalf of the Agency in a timely manner all the amounts necessary
to acquire the Acquisition Property in accordance with this Agreement, The Redeveloper
shall deposit into the Project Operating Account from time to time, and in any event prior
to the time that the Agency files a Statement of Compensation with respect to each such
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parcel, the compensation amounts for parcels of Acquisition Property established by the
Agency pursuant to Section 7.3(D) hereof. The Agency shall not request that
Redeveloper fund any compensation amounts for acquisition of Acquisition Property
unless and until the Agency, in compliance with the terms of this Agreement, is able to
file a Statement of Compensation within thirty (30) days after receipt of said funds from
Redeveloper. All amounts advanced pursuant to the approved budget(s) shall be
deposited in the interest-bearing Project Operating Account, the interest on which shall
be retained for the purposes of the Project Operating Account and allocated to the City
and Agency for federal and state income tax purposes. The Agency shall draw upon the
Project Operating Account o pay the expenses of the Agency and the City budgeted and
approved in accordance with this Article. The Agency shall maintain good and sufficient
records of its payments from the account which may be inspected by the Redeveloper at
any time during the normal business hours of the Agency. When all items of expenditure
to be paid from the Project Operating Account have been paid, the Agency shall deliver
the balance in the account, if any, to the Redeveloper. The Agency shall use reasonable
efforts to cause the institutions at which the Project Operating Account and/or the
Security Account are maintained to provide duplicate Statements of Account to the
Redeveloper at such times as such statements are provided to the Agency.

ARTICLE VII
PROPERTY ACQUISITION

Section 7.1. Redeveloper Property: Redeveloper Permitted to Acquire
Acquisition Property,

The Redeveloper and/or its Affiliates presently own all of the parcels of
Redeveloper Property listed on Exhibit E annexed hereto and made a part hereof. The
Redeveloper hereafter may acquire Acquisition Property within the Project Site
independently of any efforts to acquire such Acquisition Property by the Agency and City
pursuant to this Agreement. All costs associated with such acquisition by Redeveloper
shall be borne by the Redeveloper, The Redeveloper agrees that any Acquisition Property
so acquired by it shall be subject to all of the applicable terms of the Redevelopment Plan

and this Agreement.

Section 7.2, Redeveloper’s Covenant to Attempt to Acquire Acquisition
Property. :

The Redeveloper agrees with the Agency and the City that, commencing
on the date this Agreement is amended by adding parcels comprising the Acquisition
Property to Exhibit A and continuing for a period of three (3) months thereafier, the
Redeveloper will make reasonable efforts to acquire privately all or as many as may be
reasonably practicable of the individual parcels comprising the Acquisition Property as
hereafter may be identified on Exhibit A, upon terms commetcially acceptable to the
Redeveloper. The Redeveloper shall document its efforts to acquire privately all such
patcels and provide such documentation to the Agency. In addition, the Agency shall
have the right to attend in all such discussions if it deems such attendance advisable. The
Agency and the City agree that, during said period, they will take no action to acquire any
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Acquisition Property except as requested in writing by Redeveloper. The Redeveloper
shall inform the Agency in a timely manner of the status of its efforts to acquire any
Acquisition Property, including particularly the terms of any offers and counteroffers
made by the Redeveloper or by any property owner and the terms of any agreements that
may be made with respect thereto. The Redeveloper may advise the Agency and the City
in writing at any time during said period that, in Redevelopet’s opinion, the
Redeveloper’s efforts at private acquisition are not likely fo result in the acquisition of all
of or any particular parcels constituting the Acquisition Property and that Redeveloper is
terminating its efforts with respect to said parcels, specifying those parcels with respect to
which Redeveloper is terminating its acquisition efforts. Upon receipt of such a notice of
termination, the Agency and the City shall prepare to acquire, in the manner hereinafter
in Section 7.3 hereof described, all or any of such parcels of Acquisition Property as to
which Redeveloper has terminated its acquisition efforts.

Section 7.3. Acquisition of Pro‘pertv by the Agency and City.

Upon expiration of the three-month period referred to in Section 7.2
above, and provided the Agency reasonably determines that the Redeveloper has in fact
made good faith efforts to acquire all such parcels, the Agency shall request that the
Common Council approve the acquisition of such parcels of Acquisition Property as the
Redeveloper was unable to acquire by private negotiations, on a case by case basis,
through the exercise of the power of eminent domain and upon approval by the Common
Council of the taking of a particular parcel the Agency and City shall prepare to acquire,
within a time period which is reasonably established by the Redeveloper giving due
consideration to the proposed scheduling of construetion of Infrastructure Improvements
and Improvements, and which is consistent with the provisions of the Statutes, the
Redevelopment Plan and this Agreement, and the time frames established by the
Common Council, all parcels of Acquisition Property within the Project Site which have
not been acquired by the Redeveloper or with respect to which Redeveloper then has not
advised the City in writing that it has entered into an unconditional contract or option for
the acquisition of same and which have been approved by the Common Couucil by
separate resolution for acquisition through the exercise of the power of eminent domain.
The Acquisition Propetty shall be acquired by the Agency and the City at such times as
may be established by the Redeveloper in accord with the Redevelopment Plan and the
provisions of this Agreement and within the time periods established in accordance with
the provisions of the Statutes and pursuant to the authority granted by the Common
Council for the acquisition of parcels of Acquisition Property within the Project Site (as
said time periods may be extended in accordance with the relevant provisions of the
Statutes). If for any reason the Common Council does not approve the taking of any
Acquisition Property by the Agency through the exercise of the power of eminent domain
or the Agency is for any reason unable to acquire any parcel of the Acquisition Property,
it shall not be an Event of Default hereunder, and the Redeveloper shall submit a revised
Conceptual Master Site Plan, as same relates to the affected Improvements only, for
approval by the Agency and the Common Council. The Agency and the Common
Council agree to act expeditiously and in a reasonable manner (including taking into
consideration the number of parcels in the affected area and their configuration that are
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available to the Redeveloper either by way of acquisition by the Redeveloper or via
eminent domain proceedings approved by the Common Council for development of the
affected Improvements) in approving or disapproving the revised Conceptual Master Site
Plan. If the Common Council and/or the Agency disapprove in whole or in part the
revised Conceptfual Master Site Plan submitted by the Redeveloper, the Common Council
and/or the Agency shall state in writing the reasons for such disapproval, and the
Redeveloper shall submit a new or revised Conceptual Master Site Plan for approval by
the Common Council and the Agency. This procedure shall continue until a revised
Conceptual Master Site Plan is approved by the Common Council and the Agency;
provided, however, that if the affected Improvements consist of Phase 11l himprovements
and no Acquisition Property in Phase III has been acquired via the eminent domain
Statutes, then the submission by the Redeveloper of a revised Conceptual Master Site
Plan as same relates to the Phase III Improvements shall be discretionary on the part-of

the Redeveloper.

Notwithstanding anything contained in this. Agreement to the contrary, the
Agency shall not be required to advance to the Common Council a request by the
Redeveloper that the City acquire the Globe Theater through the exercise of the power of
eminent domain unless within one (1) year after the Execution Date the following
conditions have been satisfied by the Redeveloper: (i} renovation plans for the Globe
Theater are submitted to the Agency; (ii) submission of evidence by the Redeveloper that
it has the equity capital and morigage financing necessary to complete the renovations
contemplated for the Globe Theater, as determined by a third party consultant retained by
the Agency; and (iii) submission to the Agency of a viable economic business plan
showing the intended cultural uses for the Globe Theater afier the renovations have been
completed, as determined by a third party consultant retained by the Agency. The cost of
all third party consultants retained by the Agency shall be an Acquisition Expense,
payable by the Redeveloper. In the event the Redeveloper is unable to satisfy all such
conditions within the aforementioned one (1) year period, then for a period of one (1)
year after expiration of the aforementioned one (1) year period, the Agency shall have the
right to advance to the Common Council a request that the City approve the acquisition
of the Globe Theater through the exercise of the power of eminent domain, in order to
preserve its use for predominantly cultural purposes.

A, Entry Upon Acquisition Property Prior to Taking for Inspection
and Testing,

Immediately upon the execution of this Agreement, the Agency and the
City will exercise all rights available to them under applicable law, including without
limitation Sections 48-13 and/or 8-129 and/or 22a-133dd of the Statutes, to enter upon all
parcels of the Acquisition Property at the earliest possible dates (but not prior to the
Common Council authorizing the Agency to acquire such parcel through the exercise of
the power of eminent domain), in order to perform sufficient testing and inspections to
ascertain the physical condition of the Acquisition Property, and any buildings located
thereon, including the preparation of surveys and determination of whether any
Environmental Condition exists and, if there is any Environmental Condition, to cause
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the preparation of a Remedial Cost Estimate with respect thereto, all at Redeveloper’s
expense (which will be part of Acquisition Expenses), if not previously obtained by
Redeveloper. The Agency and the City will make reasonable efforts, including without
limitation, the making of applications to the Superior Court (including without limitation,
Section 48-13 of the Statutes), to obtain access to each parcel of Acquisition Property for
the making of all such inspections, and to have a Remedial Cost Estimate prepared, prior
to the filing of a Statement of Compensation with respect to such parcel by the Agency.
Without the prior written consent of the Redeveloper, the Agency will not file a
Statement of Compensation or record a Certificate of Taking for any parcel of
Acquisition Property unless a Remedial Cost Estimate has been prepared by an LEP Firm
with respect to any Environmental Condition of such parcel. In the event the right to
make such entries and fo perform such inspection and testing, in the opinion of the City’s
Corporation Counsel, is not delegable by the Agency and the City to the Redeveloper, the
Agency and the City will retain one or more LEP Firms satisfactory to the Redeveloper
(GZA GeoEnvironmental, Inc. is an LEP Firm satisfactory to Redeveloper) and will
cause such LEP Firm(s) to perform all such testing and inspection, and to issue a report
with respect to each parcel, addressed to the City, the Agency and the Redeveloper,
setting forth the Remedial Cost Estimate with respect to such parcel. The costs and
expenses of such LEP Firms will be Acquisition Expenses. If the right to make such
entries and to perform such inspection and testing, in the opinion of the City’s
Corporation Counsel, is delegable to the Redeveloper, the City, by a separate license
agreement in form and substance reasonably satisfactory to the City and Redeveloper
(and consistent with this Agreement), will grant to the Redeveloper, and Redeveloper’s
agents, a license (the “License™) to enter upon all portions of the Acquisition Property,
subject to the rights of occupants thereof, which License shall terminate upon the
expiration or termination of Redeveloper’s rights under this Agreement, for the purpose
of performing all appropriate tests and inspections, including environmental evaluation
and feasibility studies sufficient to prepare the Remedial Cost Estimate, if any. In such
event, the Redeveloper, at its cost and expense, will retain one or more LEP Firms
reasonably satisfactory to the City and the Agency (GZA GeoEnvironmental, Inc. is an
LEP Firm acceptable to the City and the Agency) and will cause such LEP Firm to
perform all such testing and inspection, and to issue a report with respect to cach parcel,
addressed to the City and the Agency and the Redeveloper, setting forth the Remedial
Cost Estimate with respect to such parcel. The License with respect to any particular
portion of the Acquisition Property shall terminate at the time title to such portion of the
Acquisition Property is conveyed to the Redeveloper or.a permitted successor or assign
pursuant to this Agreement. Prior to entering upon any portion of the Acquisition
Property putsuant to the License granted hereby, the Redeveloper shall provide the City
and the Agency (and, if requested by the City and the Agency or required by law, the
owner of such Acquisition Property) with evidence of insurance in form and amounts and
coverages (which shall include provisions which name the City and the Agency as
additional insureds)} and from insurers reasonably acceptable to the City (acting by its
Director of Finance) and the Agency and shall provide a written indemnification
agreement to the City and the Agency (and, if applicable, to such Acquisition Property
owner) in form and substance reasonably acceptable to them to indemnify and hold them
harmless from and against any and all cost, losses, damages, liabilities and obligations
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arising out of or relating fo the use of the License by the Redeveloper and any of its
agents or coniractors.

B. Appraisers & Appraisals,

The Agency, at such time as is requested by the Redeveloper consistent
with this Agreement, will retain one or more Appraisers to prepare an Agency Appraisal
of the Fair Market Value of each of those parcels of the Acquisition Property which have
not been acquired privately by the Redeveloper. Upon completion of the Appraisals the
Agency will, if required by law, or if deemed necessary by the Agency, or if requested by
the Redeveloper, retain a Review Appraiser to review and confirm the work product,
opinions and conclusions of the Appraiser or Appraisers. The Appraisals shall be updated
to the date of the filing of a Statement of Compensation with respect to any of the parcels
of Acquisition Property, All Appraisals shall take into account, to the extent not
prohibited by statute or case law and consistent with generally accepted appraisal
standards, any and all conditions of the subject parcel of Acquisition Property bearing on
its Fair Market Value, including, without limitation, any Environmenta] Conditions of the
subject parcel of Acquisition Property. If, as of the date of the preparation of any
Appraisal, or any update or any Review Appraisal thereof, with respect to any parcel(s)
of Acquisition Property affected by any Environmental Condition, generally accepted
appraisal methods and statutory or case law in the State of Connecticut provide for and/or
permit the deduction, from the value which said parcel(s) of Acquisition Property would
have if it were not affected by any Environmental Conditions, of the Remedial Cost
Estimate with respect to such parcel of Acquisition Property in order to determine the
Fair Market Value thereof, then the Agency will instruct the Appraiser that the Appraisal
shall reflect, as a deduction to arrive at the stated Fair Market Value, the Remedial Cost
Estimate with respect to said parcel of Acquisition Property, if any. The identities of the
Appraiser(s) or Review Appraiser(s) retained by the Agéncy shall be subject to the
approval of the Redeveloper, which approval shall not be unreasonable withheld, delayed
or conditioned. The Agency agrees, to the extent not prohibited by law, that it will submit
to the Appraiser(s) engaged by it such information and materials relating to the condition
of the Acquisition Property as Redeveloper from time to time may request and/or may
provide-to the Agency, '

C. Remedial Cost Estimate; Testimony of Environmenial Consultant,

The Redeveloper or the Agency, as applicable and as provided herein, will
arrange through its contract(s) with the LEP Firm(s) preparing the Remedial Cost
Estimates for LEP(s) associated with such LEP Firm(s) to be available to present
evidence and testimony in support of the Remedial Cost Estimates at meetings and/or
hearings of the Agency and/or at any trials, hearings or other proceedings held pursuant
to Section 8-132 of the Statutes to determine compensation for the taking of Acquisition

Property.
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D, Establishment By Agency of Price for Acquisition Propeity.

Upon completion of the Agency Appraisals and, if required, the Agency
Review Appraisals, the Agency shall establish the amount of compensation to be paid to
the persons entitied thereto for each parcel of Acquisition Property, and shall notify the
Redeveloper of such amounts, Such amounts of compensation shall be based upon the
Fair Market Values determined in the Agency Appraisals, taking into account any
additional factors affecting Fair Market Value as may be within the knowledge and
experience of the Agency, provided that the Agency shall not establish an amount of
compensation with respect to any parcel which is less than the amount required by any
applicable Statutes, and provided further, that the Agency shall not establish an amount
of compensation with respect to any parcel which is greater than the Fair Market Value as
determined by the Agency Appraisal of such parcel or the amount required by any
applicable Statutes, whichever is greater, without the written consent of the Redeveloper.

E. Agency Acquisition of Acauisition Property; Title Insurance.

The Agency shall attempt to acquire by negotiated purchase at the
compensation amounts so established all parcels of Acquisition Property not previously
acquired by the Redeveloper (but not prior to the Common Council authorizing the
Agency to acquire such parcel through the exercise of the power of eminent domain).
The Agency shall not offer to pay an amount in excess of the compensation amounts
established by the Agency pursuant to Section 7.3(D) hereof for any parcel of
Acquisition Property without the written consent of the Redeveloper. The Redeveloper
shall deposit into the Project Operating Account from time to time, upon request of the
Agency, such sums as may be required to permit the Agency to acquire any such parcels
of Acquisition Property by private purchase. Bach contract which the Agency proposes
to enter into for private purchase of any Acquisition Property shall be subject to the
reasonable approval of Redeveloper and, upon the request of Redeveloper, and to the
extent not prohibited by law, the Agency shall assign to Redeveloper, or to an Affiliate
designated by the Redeveloper, the rights of the Agency under any such confract, In the
event that, after the Agency attempts for a reasonable period of time to acquire privately
any parcel of Acquisition Property, the owner of a parcel of Acquisition Property is
unwilling to sell-the parcel for the purchase price so established, the Agency shall
proceed to acquire such parcel through the exercise of the power of eminent domain in
the manner provided in Chapter 130 (and/or, if applicable, Chapter 835) of the Statutes.
The Agency will cooperate with the Redeveloper in obtaining from title insurance
underwriters acceptable to the Redeveloper policies of title insurance, at Redeveloper’s
cost, insuring the City, the Agency and the Redeveloper, as their interests may appear, in
each parcel of Acquisition Property effective upon the acquisition of title to each parcel

of Acquisition Property.

Section 7.4  Schedule of Acquisitions by Agency.

The acquisition by the Agency of all Acquisition Property not privately
acquired by the Redeveloper and which has been duly authorized by the Common
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Council shall be done, to the extent practicable, at the earliest possible date when same
may be acquired by the Agency consistent with the provisions and the intent of this
Agreement, but in any event within the time periods, and subject to the terms and
conditions, set forth in any and all resolutions of the Common Council authorizing
acquisition by eminent domain, and any Statutes, including without limitation, Section 8-

128.

A, Authorization and Agreement for Use of Power of Eminent
Domain.

Under the Plan, as amended, the Agency does not have the authority to
acquire any parcel of property within the Wall Street Project Area through the exercise of
the power of eminent domain. Upon the request of the Redeveloper, the Agency shall
request that the Common Council grant the Agency the authority to acquire a parcel of
Acquisition Property through the exercise of the power of eminent domain. The
Common Council may approve or deny any such request. The Agency agrees, as and
when requested by the Redeveloper or as provided in this Agreement, to use the powers
of eminent domain granted to it by the Statutes and as may be granted to it by separate
authorization of the Common Council fo acquire a parcel of Acquisition Property which
has not been acquired by negotiated purchase, and shall use best efforts to complete all
such proceedings expeditiously after same are commenced and within the time frames
established by the Common Council and any Statutes, including without limitation,
Section 8-128. The Agency shall acquire the Acquisition Property in the name of the
City solely, as provided in Section 8-138 of the Statutes.

B. Redeveloper to Deposit Funds for Acguisition.

Redeveloper will deposit into the Project Operating Account from time to
time within thirty (30) days after the request of the Agency such funds as are required to
enable the Agency to make the deposit required by Section 8-130 of the Statutes to be
made upon the filing by the Agency of a Statement of Compensation with respect to any
party of Acquisition Property to be acquired by eminent domain in accordance with this
Agreement. The Agency will not request that Redeveloper deposit any such funds with
respect to any parcel unless the Agency intends to file a Statement of Compensation with
respect to such parcel and to deposit such funds with the Clerk of the Court within thirty
(30) days after its receipt of such funds. If the Agency has not filed such Statement of
Compensation and deposited such funds with the Clerk of the Court within sixty (60)
days after the Redeveloper deposits such funds with the Agency, the Agency shall refurn
such funds to the Redeveloper upon written request.

C. Common Council Action,

In the event that the Common Council adopts any law, rule or
regulation which increases the amount of compensation that is required to be paid to a
property owner in acquiring a parcel of property within Development Parcel 2a by
eminent domain, over the amount of compensation that is required to be paid to such
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property owner pursuant to the Statutes, then the City agrees to pay any such excess over
the amount of compensation required to be paid by the Statutes.

Section 7.5  Discontinuance of City Street,

A. The City shall undertake and pursue to conclusion, pursuant to
Sections 95-33 through and including 95-36 of the City Code and/or relevant sections of
the Statutes, the processes necessary to discontinue or abandon and demap those portions

" of the rights of way of such public sireets as are designated in the Redevelopment Plan

(and/or as may be provided for in this Agreement and as may hereafter be approved and
implemented by amendment to the Redevelopment Plan) to be discontinued or
abandoned, The abandonment of Isaacs Street shall be subject to the provisions set forth
in Section 9.6 hereof. It is intended by the parties hereto that title to any such abandoned
public street will devolve, pursuant to common Jaw, at no cost, to the owners of said
abutting properties on either side, to the center line of the right of way. It is also agreed
by the parties that if Isaacs Street is discontinued or abandoned in accordance with
Section 9.6 hereof, then Isaacs Street as depicted on the Conceptual Master Site Plan
shall be rededicated as a City street following completion of the Project and the
Redeveloper shall cooperate with the City to complete the process to accept Isaacs Street
as a public sireet, or if the City deems it appropriate, to convey such easements to the
City as are necessary to maintain Isaacs Street as a public right of way. In addition, the
City shall retain an easement over that portion of any such street which shall constitute
City sidewalks, in such form as the City may reasonably require. The effectuation of any
such street abandonment, however, and the terms of any devolution or conveyance of title
shall be subject to the requisite approvals of any and all Governmental Authorities having
jurisdiction over such processes. The Agency and the City will prepare, submit and
pursue applications for such approvals. The cost of filing fees associated with any such
applications will constitute Acquisition Expenses. Upon the granting of such approvals,
the City will quitclaim or release, as appropriate, its interest in said portion of Isaacs
Street to the owners of the abutting properties. The Agency, at the request of the
Redeveloper, shall exercise its authority and power under Section 8-133a of the Statutes
to effectuate the temporary and/or permanent readjustment, relocation or removal of
“public service facilities” from the rights of way of such discontinued public sireet.

B. The costs and expenses of (i) removing, demolishing and disposing
of the debris related to the pavement, curbing and other portions of discontinued public
streets, and (ii) that portion of the costs and expenses of readjustment, relocation or
removal of any “public service facility” necessitated by the discontinuance of such streets
as would, pursuant to said Section 8-133a of the Statutes, constitute the “equitable share”
of such costs to be borne by the Agency, shall constitute Acquisition Expenses and be the

obligation of Redeveloper.

Section 7.6  Relocation of Occupants.

The Agency shall provide a relocation assistance advisory program for all
displaced persons, pursuant to and in accordance with the requirements of Section 8-271
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of the Statutes and pursuant to 42 USC Section 4625, and to the extent required by law
shall use reasonable efforts to expeditiously relocate all occupants of each parcel of the
Acquisition Property prior to or as soon as is reasonably practicable after the acquisition
of each such parcel and prior to conveyance of title by the Agency to Redeveloper.
Redeveloper shall not take title to a parcel of Acquisition Property prior to completion of
the relocation of the occupants on such parcel by the Agency. The Agency shall use its
reasonable efforts to assist Redeveloper in relocating occupants of Redeveloper Property
and Acquisition Property privately acquired by Redeveloper. The Agency, the City and
the Redeveloper agree that all occupants being relocated from the Project Site in
accordance with this Article VII shall be entitled to receive relocation payments and
assistance as set forth in the Relocation Act, as well as any additional relocation
payments and assistance as set forth in the Federal Uniform Relocation Assistance and
Real Property Acquisition Policies Act, 42 USC, Section 4601, et, seq., which are not
provided for in the Relocation Act. The Agency and the City shall render reasonable
assistance to the Redeveloper and shall support the Redeveloper in the Redeveloper’s
efforts to obtain the maximum amount of grants, grants-in-aid, loans and other subsidies
of any type available from all public sources pursuant to Relocation Act or otherwise to
offset the costs of Relocation Expenses due to occupants of the Project Property who are
required to be relocated [but the Agency and the City shall not be required to allocate to
Relocation Expenses monies which the Agency and/or the City receive from other
funding sources for the funding of other components (i.e., Infrastructure Improvements)
of the Redevelopment Plan]. Those Relocation Expenses, which are not paid from
available public funding sources shall constitute Acquisition Expenses and shall be
incurred by the Agency in accordance with Axticle VI hereof, In no event will the
Agency or the City be entitled to reimbursement as Relocation Expenses for the salaries
or fees payable to staff, employees or consultants of the Agency or the City involved in
the provision of relocation assistance, it being agreed that such cost will be borne by the
Agency and/or the City, as applicable. Notwithstanding the immediately preceding
sentence, the reasonable fees of consultants to the Agency and the City for the
performance of specialized relocation services outside the scope of the experience of the
Agency’s relocation staff employees shall be chargeable by the Agency to the Project as
an Acquisition Expense, provided that the engagement of such consultant(s)} and the fees
to be charged by and paid to them are approved by the Redeveloper, such approval not to
be unreasonably withheld, delayed or conditioned.

Section 7.7  Utility Relocation; Modification of Layout of Existing and
Proposed Utilities in Project Site,

A. In accordance with Section 8-133a (and, if at any time applicable,
Sections 8-194 and 32-224(1)) of the Statutes, the Agency will arrange in accordance with
a plan prepared by the Redeveloper and approved by the Agency (and subject to the
approval of all Governmental Authorities having jurisdiction, including without
limitation the Norwalk Department of Public Works) and the respective utility companies
for the relocation in a timely manner of all utility services to be removed from or
terminated within the Project Site as set forth on Exhibit C-1 and shown on Exhibit C-4
attached hereto and made a part hereof, as same may be-amended, or as provided for in
this Agreement including telephone, cable, water, gas, electricity, storm water drainage
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and sewers. In addition, the Agency, subject to review and approval by all Governmental
Authorities having jurisdiction, including without limitation the Norwalk Department of
Public Works, and the respective utility companies will approve such modifications, if
any, to the layout-as shown on Exhibits C-1, C-2, C-3 and C-4 for both existing utilitics
remaining in the Project Site and/or the Wall Street Project Area, and those proposed to
be newly installed therein so as to coordinate same with the layout of the Improvements -
as may be depicted on Redeveloper’s Conceptual Master Site Plan, and/or Construction
Plans, as approved by the Agency and/or the City (if required), The Agency and the City
will make reasonable efforts to obtain from such sources as are in possession thereof
and/or are available to them, and will deliver to the Redeveloper as and when obtained,
as-built plans of all utility service lines within the Project Site to facilitate the
identification of the location of same and the determination of which of same require
relocation to facilitate Redevelopers development in accordance with the approved
Conceptual Master Site Plan.

B. With respect to the provision of utility services to the Project Site
and the Project, the Agency, the City and the Redeveloper agree as follows:

1. City Obligation

The City, at its sole cost and expense, shall provide or
cause the respective utility companies to provide the ufility services as set forth on
Exhibit C-1 and shown on Exhibit C-3 which shall be required to facilitate any
increased capacity needs due to the development of thé Project Site as envisioned by the
Redevelopment Plan, Such utility services shall be provided as depicted on Exhibit C-3
attached hereto. The City shall provide the Redeveloper with a plan showing the utility
services to be provided by the City and their location.

2. Redeveloper Obligation

Except as specifically set forth in this Agreement to be the
City’s obligation, the Redeveloper, at its sole cost and expense, will be obligated to make
provision for any and all utility services required for the Project and to perform any and
all work required to provide hook-ups between the Improvements constructed as part of
the Project and the public utility facilities depicted on Exhibit C-3 attached hereto, or
within the Project Site, including without limitation, the installation of such conduits,
lines and other facilitics within the boundaries of Development Parcel 2a, as may be
required to effectuate such hookups, Nothing in this Agreement shall be deemed to
relieve the Redeveloper of any obligation it may have to pay for the cost of its direct

hook-ups to any public utilities,

3. Section 8-133a of the Statutes

The Agency will proceed pursuant to §8-133a of the
Statutes to issue appropriate orders for temporary and/or permanent readjustment,
relocation, termination or removal of any “public service facility” (as defined in said §8-
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133a) required by reason of the closing of any public streets and/or constiuction of the
Improvements and carrying out of the Plan. To the extent that any such readjustment,
relocation, termination or removal is located within the green (or dark gray) area as
depicted on Exhibit C-2 attached hereto, the equitable share of the costs of such
readjustment, relocation, termination or removal of such public service facilities which is
required by said §8-133a to be borne by the Agency shall constitute an Acquisition
Expense under this Agreement and be paid by the Redeveloper. To the extent that any
such readjustment, relocation, termination or removal is located within the yellow (or
light gray) area depicted on Exhibit C-2 attached hereto, such equitable share shall not
be an Acquisition Expense and shall be paid by the City. The Redeveloper will grant such
rights of way as reasonably may be required for the relocation of such facilities removed
from public streets or public rights of way, subject to Redeveloper’s reasonable approval
of the location of such rights of way so as not to interfere unreasonably with
Redeveloper’s intended construction of the Improvements, as depicted on the Conceptual
Master Site Plan, or Construction Plans, as approved by the Agency. In the performance
of such work, the parties shall only be required to perform such work as may be required
by law or by the respective utility companies.

C. The City and the Agency agree to coordinate the design and
construction of utility infrastructure with the relevant utility service providers.

Section 7.8  Manarement of Acquisition Property.

During the period, if any, between the date of acquisition by the City of
each parcel of the Acquisition Property and the delivery of the Deed for such parcel to
Redeveloper pursuant to Section 9.3 hereof, the Agency shall retain POKO Management
Corp. to provide for proper operation and management of all occupied properties within
the Project Site owned by the City, including the making of necessary repairs to keep the
buildings thereon habitable until their occupants are relocated and to serve as the
managing agent on reasonable terms to be agreed upon between the Agency and POKO
Management Corp. In the event the Agency and POKO Management Corp. cannot agree
upon the terms upon which POKO Management Corp. will operate and manage the
aforementioned occupied properties, then the Agency may engage a third party manager
to manage the Acquisition Property on its behalf, with the approval of the Redeveloper,
which approval shall not be unreasonably withheld, delayed or conditioned. The expenses
of such operation and management of such Acquisition Property shall be incurred in
accordance with the budgets approved by the Agency and the Redeveloper pursuant to
Article VI, such approvals not to be unreasonably withheld, delayed or conditioned. The
. Redeveloper will indemnify, defend and hold harmless the City and the Agency against
and from any and all claims, suits, costs, expenses, losses, liabilities, and damages,
including reasonable attorneys’ fees, asserted against and/or incurred by either of them
arising out of the management of the Acquisition Property by POKO Management Corp.
during such period, except to the exfent arising out of negligent acts or omissions of the
City or the Agency. This indemnity will not be limited by insurance coverage and shall
survive termination of this Agreement, and shall be separate and independent of any other

provision of this Agreement.
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ARTICLE VIII
ENVIRONMENTAL ASSESSMENT AND REMEDIATION

Section 8.1  Environmental Assessment.

A. Immediately upon the Execution Date, the Redeveloper or the
Agency, whichever is retaining the LEP(s) to perform the testing described in Section 7.3
hercof, will retain one or more LEP Firms to prepare comprehensive Phase I and/or Phase
11 and/or Phase 1II environmental site assessments, as appropriate, and a feasibility study
that identifies remedial alternatives, including recommendations for the preferred
alternative(s) and estimates of the cost of remediation with respect to each property
within the Project Site. Notwithstanding the foregoing, the parties hereto acknowledge
that such testing on the Municipal Parking Lot has been completed prior to the Execution
Date. The preferred remedial alternative which is satisfactory to the Redeveloper and
DEP, and insofar as it affects the Municipal Parking Lot, the City and the Agency, will
constitute the Remedial Action Plan for the Project Site. The Remedial Action Plan may
include a monitoring program. Notwithstanding anything to the contrary above, the
Redeveloper, at its expense (which will be part of Acquisition Expenses), shall retain one
or more LEP Firms to prepare comprehensive Phase I and/or Phase II and/or Phase III
environmental site assessments, as appropriate, and a feasibility study that identifies
remedial alternatives, including recommendations for the preferred alternative(s) and
estimates of the cost of remediation with respect to the Municipal Parking Lot. A copy of
all reports generated by the LEP Firm and the remediation cost estimate, if any, for the
Municipal Parking Lot shall be delivered by the Redeveloper to the Agency and the City
within six (6) months after the Execution Date. The preferred remedial alternative for the
Municipal Parking Lot, if any, shall be determined jointly by the Redeveloper and the
City/Agency. The preferred remedial alternative for the Municipal Parking Lot, if any,
shall be made part of the Remedial Action Plan. ’

The parties acknowledge and agree that the Remedial Action Plan, or portion
thereof, may require DEP approval to applicable Environmental Law. In such case, the
Remedial Action Plan, or portion thereof, shall be submitted by the Redeveloper to DEP
for approval, If the Remedial Action Plan, or portion thereof, so submitted is not
approved by DEP, the Redeveloper shall direct its consultants to modify the Remedial
Action Plan, or portion thereof, so that it will be approved by DEP. The Redeveloper
shall keep the Agency informed of the status of the evaluation and draft plan to be
submitted to DEP and shall provide the Agency copies of the plan as submitfed and as
approved by DEP along with copies of all correspondence between the Redeveloper and
DEP in connection therewith. The Agency shall be informed of and afforded an
opportunity to attend all meetings between the Redeveloper and/or the consuitant and
DEP. After the Remedial Action Plan, or portion thereof, has been approved by DEP, it
shall be implemented expeditiously in accordance with and subject to the limitations of

this Article VIIL
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B. In the event that a unilateral order is issued by DEP with respect to
any parcel of the Project Property prior to title thereto vesting in the Redeveloper
pursuant to Section 9.1, 9.2 or 9.3 hereof, the City and Agency shall afford the
Redeveloper the opportunity to participate in all meetings with DEP concerning such
order and shall provide the Redeveloper with copies of all correspondence pertaining
thereto. At the option of the Redeveloper, the City and Agency shall commence and
diligently prosecute an appeal from any such order, at Redevelopers expense, and shall
not file any pleadings or make any settlement agreements in connection therewith, other
than pleadings the City or Agency believe necessary to protect their interests, without the
concurrence of all the parties hereto. The Redeveloper shall have no obligation with
respect to any such order unless and until the Redeveloper elects to take title to aparcel
which is subject to such an order, in which event the Redeveloper shall be bound by the
terms of the order and shall indemnify and hold harmless the City and Agency from any
claim against them which may arise from the failure of the Redeveloper to properly
perform its assumed obligations pursuant to the terms of such order.

Section 8.2  Remediation by the Redeveloper.

The Redeveloper has agreed to clean up all discharges of oil, petroleum and
hazardous or other regulated waste in the Project Site, and accordingly shall be
responsible for and shall undertake or cause to be undertaken by others the performance
of all work necessary to implement the Remedial Action Plan as approved by the LEP
and, if required by Environmental Law, DEP, including any monitoring required by the
Remedial Action Plan. All such work to be performed by the Redeveloper shall be
undertaken in strict accordance with all applicable laws and regulations.

Section 8.3  No Remediation by the City,

The City shall not be responsible for the performance of any work necessary to
implement the Remedial Action Plan.

ARTICLE IX
CONVEYANCE OF PROPERTY

Section 9.1  Convevance of Isaacs Street Municipal Parking Lot to
Redeveloper.

A. Purchase Price. Subject to the terms and conditions of this
Agreement, the Isaacs Street Municipal Parking Lot shall be conveyed by the Agency to
the Redeveloper upon the terins and conditions set forth below, for a purchase price of
Fifty Thousand and 00/100 ($50,000.00) Dollars, payable by the Redeveloper executing
and delivering to the Agency at closing a Promissory Note in said amount, providing for
ten (10) equal annual installments of Five Thousand and 00/100 ($5,000.00) Dollars
cach, commencing with the first installment one (1) year from the date the Phase 1
Parking Garage is opened to the public, and on that same day of each year for the next
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successive nine (9) years and upon such other normal and customary terms and
conditions as the Agency may require. In the event the Agency has purchased the
Municipal Parking Lot and executed a Promissory Note in the amount of One Hundred
Thousand and 00/100 ($100,000.00) Dollars in favor of the Norwalk Parking Authority
as consideration for the purchase of the Municipal Parking Lot, then in lieu of the above
Promissory Note to the Agency, the Redeveloper may be required to assume one-half (2)
the obligations of the Agency under the aforementioned $100,000.00 Promissory Note to

the Norwalk Parking Authority.

B. Deposit. No deposit shall be required for the purchase of the
Isaacs Street Municipal Parking Lot

C. Time and Place for the Delivery of Deed. The closing shall take
place at City Hall, 125 East Avenue, Norwalk, CT within thirty (30) days after the
Redeveloper notifies the City and the Agency that the Redeveloper is ready to acquire
title, but not later than the date construction of the Phase I Improvements is to commence
and not prior to approval by the Agency (and where required, the Common Council) of
the Redeveloper’s Phase I Construction Plans as required by Section 3.2, and approval by
the Agency of Redeveloper’s Evidence of Equity Capital and Mortgage Financing for the
Phase I Improvements on the Project Site as required by Section 3.9 hereof.

D. Form of Deed. The City shall convey or cause to be conveyed,
marketable and insurable title to the Isaacs Street Municipal Parking Lot to the
Redeveloper by quit claim deed (“Isaacs Street Municipal Parking Lot Deed”) upon
payment of the purchase price by the Redeveloper as set forth herein. Such conveyance
and title shall, in addition to the conditions subsequent provided for in Section 19.8
hereof, and to all other conditions, covenants, casements and restrictions set forth or
referred to elsewhere in this Agreement, be subject to no other liens or encumbrances
except the following: the Redevelopment Plan; all of the terms of this Agreement;
regulatory requirements imposed by the federal state, county, municipal and/or other
local agencies, commissions, boards, bureaus, officials and other govermnmental
departments or quasi-governmental authorities having jurisdiction over the
Redevelopment Plan, the Project Site, this Agreement and/or any of the parties hereto;
installments of real property taxes of the City due and payable after the date of
conveyance; such state of facts as an accurate survey or personal inspection would reveal,
provided same do not render title unmarketable; zoning and planning rules and
regulations of the City; an easement enabling the general public to have perpetual access
to and use of the Public Parking Spaces on the Project Site; Reservation contained in a
deed from The Fifty-Nine Street Corporation to The Norwalk Parking Authority dated
July 23, 1954 and recorded in Volume 411 at page 135 of the Norwalk Land Records;
Reservations and Agreements contained in a deed from Nordray Realty Corporation to
Norwalk Parking Authority dated August 2, 1954 and recorded in Volume 464 at page
206 of the Norwalk Land Records; Right and right of access set forth in a deed from
Norwalk Parking Authority to Nordray Realty Corporation dated August 15, 1954 and
recorded August 20, 1954 in Volume 464 at page 106 of the Norwalk Land Records; an
easement in favor of the general public recorded in Volume 177 at Page 190 of the
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Norwalk Land Records; Grant from Norwalk Parking Authority to Fairfield County
Savings Bank dated January 20, 1967 and recorded January 24, 1967 in Volume 675 at
page 409 of the Norwalk Land Records; and Agreement between the City of Norwalk
and Fairfield County Bank Corp. dated January 19, 2006, as amended by First
Amendment to Agreement dated October 4, 2006. Subject to the foregoing, title shall be
marketable and insurable. After the Execution Date, the City agrees not fo enter info any
future leases for the Isaacs Street Municipal Parking Lot unless such lease is subject to
cancellation by the City upon thirty (30) days prior written notice.

E. Recordation of Deed. The Redeveloper shall promptly file the
Isaacs Street Municipal Parking Lot Deed for recordation upon the Norwalk Land
Records and the Redeveloper shall pay all costs of recording said deed.

F. Apportionment of Current Taxes. With respect to any tax period
during which the City, the Agency or The Norwalk Parking Authority, on the one hand,
and the Redeveloper on the other hand, both had title to and possession of the Isaacs
Street Municipal Parking Lot or any portion thereof, taxes allocable to the Isaacs Street
Municipal Parking Lot or such portion thereof, as the case may be, for such period shall
be prorated between the City, The Norwalk Parking Authority and the Agency on the one
hand and the Redeveloper on the other hand in proportion to the respective periods of
ownership of title and possession. In the event that the Isaacs Street Municipal Parking
Lot or any portion thereof, is exempt from taxation on the assessment date next preceding
the sale and conveyance of title and possession by virtue of title being vested in the City,
The Norwalk Parking Authority or Agency or any other tax exempt entity, the
Redeveloper shall make a payment in lieu of taxes based upon the assessed value of
Isaacs Street Municipal Parking Lot or portion thereof at the tax rate then prevailing in
the City for that portion of the tax year during which the Redeveloper has title and
possession. Any payment owed by the Redeveloper under this section shall be due and
payable at the time of closing, The assessment in etther situation above described upon
which adjustment shall be made, shall be the assessment which the Tax Assessor of the
City shall make of the Isaacs Street Municipal Parking Lot immediately prior to the
transfer of title to the Redeveloper, which assessment shall be based on the physical
condition of the Isaacs Sfreet Municipal Parking Lot immediately prior to such

conveyance.

G. Condition of Property. The Redeveloper agrees that it has fully
inspected the Isaacs Street Municipal Parking Lot and is fully satisfied with the condition
thereof, The Redeveloper acknowledges that it is accepting the Isaacs Street Municipal
Parking Lot and the land upon which it is situated "as is" and that this Agreement con-
tains all of the understandings and agreements between the parties hereto relating to said
property. There are no representations or wairanties, expressed or implied, whatsoever
upon which the Redeveloper relies with respect to the condition, quality, use, value,
quantity or related characteristics of the Isaacs Street Municipal Parking Lot, other than
those herein expressly set forth, The provisions of this section shall survive the closing
and the delivery of the Isaacs Street Municipal Parking Lot Deed to the Redeveloper.
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H. Acquisition Expenses. For purposes of this Agreement, the
following costs and expenses associated with the Isaacs Street Municipal Parking Lot
shall be deemed to be Acquisition Expenses, payable by the Redeveloper in the same
manner as other Acquisition Expenses herennder: Costs and fees for environinental
assessments, studies, reports and tests; costs and fees for appraisals and review
appraisals; costs and fees for surveys and title insurance commitments, searches and
policies; legal fees of Agency’s counsel; and fees for architectural and engingering

services.

Section 9.2  Convevance of Leonard Street Municipal Parking Lot to
Redeveloper.

A, Purchase Price. Subjectto the terms and conditions of this
Agreement, the Leonard Street Municipal Parking Lot shall be conveyed by the Agency
to the Redeveloper upon the terms and conditions set forth below, for a purchase price of
Fifty Thousand and 00/100 and 00/100 ($50,000.00) Dollars, payable by the
Redeveloper executing and delivering to the Agency at closing a Promissory Note in said
amount, providing for ten (10) equal annual installments of Five Thousand and 00/100
($5,000.00) Dollars each, commencing with the first installment one (1) year from the
date the Phase I Parking Garage is opened to the public, and on that same day of each
year for the next successive nine (9) years and upon such other normal and customary
terms and conditions as the Agency may require. In the event the Agency has purchased
the Municipal Parking Lot and executed a Promissory Note in the amount of One
Hundred Thousand and 00/100 ($100,000.00) Dollars in favor of the Norwalk Parking
Authority as consideration for the purchase of the Municipal Parking Lot, then in lieu of
the above Promissory Note to the Agency, the Redeveloper may be required to assume
one-half (¥2) the obligations of the Agency under the aforementioned $100,060.00
Promissory Note to the Norwalk Parking Authority.

B. Deposit. No deposit shall be required for the purchase of the
Leonard Street Municipal Parking Lot

C. Time and Place for the Delivery of Deed. The closing shall take
place at City Hall, 125 East Avenue, Norwalk, CT simultaneously with the closing of title
for the Isaacs Street Municipal Parking Lot in accordance with the provisions of Section

9.1(C).

D. Form of Deed. The City shall convey or cause to be conveyed,
marketable and insurable title to the Leonard Street Municipal Parking Lot to the
Redeveloper by quit claim deed (“Leonard Street Municipal Parking Lot Deed”) upon
payment of the purchase price by the Redeveloper as set forth herein, Such conveyance
and title shall, in addition to the conditions subsequent provided for in Section 19.8
hereof, and to all other conditions, covenants, easements and restrictions set forth or
referred to elsewhere in this Agreement, be subject to no other liens or encumbrances
except the following: the Redevelopment Plan; all of the terms of this Agreement;
regulatory requirements imposed by the federal state, county, municipal and/or other
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local agencies, commissions, boards, bureaus, officials and other governmental
departiments or quasi-governmental authorities having jurisdiction over the
Redevelopment Plan, the Project Site, this Agreement and/or any of the parties hereto;
installments of real property taxes of the City due and payable after the date of
conveyance; such state of facts as an accurate survey or personal inspection would reveal,
provided same do not render title unmarketable; zoning and planning rules and
regulations of the City; and an easement enabling the general public to have perpetual
access to and use of the Public Parking Spaces on the Project Site.; and an easement in
favor of the First Taxing District of the City of Norwalk dated September 13, 1962 and
recorded in Volume 586 at Page 97 of the Norwalk Land Records. Subject to the
foregoing, title shall be marketable and insurable. After the Execution Date, the City
agrees not to enter into any future leases for the Leonard Street Municipal Parking Lot
unless such lease is subject to cancellation by the City upon thirty (30) days prior written

notice.

E. Recordation of Deed. The Redeveloper shall promptly file the
Leonard Street Municipal Parking Lot Deed for recordation upon the Norwalk Land
Records and the Redeveloper shall pay all costs of recording said deed.

F. Apportionment of Current Taxes., With respect to any tax period
during which the City, the Agency or The Norwalk Parking Authority, on the one hand,
and the Redeveloper on the other hand, both had title to and possession of the Leonard
Street Municipal Parking Lot or any portion thereof, taxes allocable to the Leonard Street
Municipal Parking Lot or such portion thereof, as the case may be, for such period shall
be prorated between the City, The Norwalk Parking Authority and the Agency on the one
hand and the Redeveloper on the other hand in proportion to the respective periods of
ownership of title and possession. In the event that the Leonard Street Municipal Parking
Lot or any portion theteof, is exempt from taxation on the assessment date next preceding
the sale and conveyance of title and possession by virtue of title being vested in the City,
The Norwalk Parking Authority or Agency or any other tax exempt entity, the
Redeveloper shall make a payment in lieu of taxes based upon the assessed value of
Leonard Street Municipal Parking Lot or portion thereof at the tax rate then prevailing in
the City for that portion of the tax year during which the Redeveloper has title and
possession. Any payment owed by the Redeveloper under this section shall be due and
payable at the time of closing. The assessment in either situation above described upon
which adjustment shall be made, shall be the assessment which the Tax Assessor of the
City shall make of the Leonard Street Municipal Parking Lot immediately prior to the
transfer of title to the Redeveloper, which assessment shall be based on the physical
condition of the Leonard Street Municipal Parking Lot immediately prior to such

conveyance,

G. Condition of Property. The Redeveloper agrees that it has fully
inspected the Leonard Street Municipal Parking Lot and is fully satisfied with the
condition thercof. The Redeveloper acknowledges that it is accepting the Leonard Street
Municipal Parking Lot and the land upon which it is situated "as is" and that this
Agreement contains all of the understandings and agreements between the parties hereto
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relating to said property, There are no representations or warranties, expressed or
implied, whatsoever upon which the Redeveloper relies with respect to the condition,
quality, use, value, quantity or related characteristics of the Leonard Street Municipal
Parking Lot, other than those herein expressly set forth. The provisions of this section
shall survive the closing and the delivery of the L.eonard Street Municipal Parking Lot

Deed to the Redeveloper.

H. Acquisition Expenses. For purposes of this Agreement, the
following costs and expenses associated with the Leonard Street Municipal Parking Lot
shall be deemed to be Acquisition Expenses, payable by the Redeveloper in the same
manner as other Acquisition Expenses hereunder: Costs and fees for environmental
assessments, studies, reports and tests; costs and fees for appraisals and review
appraisals; costs and fees for surveys and title insurance commitments, searches and
policies; legal fees of Agency’s counsel and fees for architectural and engineering

services,

Section 9.3  Convevance of Acquisition Property to Redeveloper.

A. Purchase Price. Subject to the terms and conditions of this
Agreement, each parcel of Acquisition Property shall be conveyed by the City or the
Agency to the Redeveloper or an Affiliate for the purpose of constructing the
Improvements upon the terms and conditions set forth below for a purchase price of an
amount equal to the Acquisition Expenses incurred in connection with the Acquisition
Property conveyed, less the amount by which the City or Agency have been reimbursed
for such Acquisition Expenses by the Redeveloper pursuant to Section 6.1 hereof prior to
the date of conveyance, which shall be payable by the Redeveloper at closing.

B. Time and Place for the Delivery of Deed. The closing for cach
parcel of Acquisition Property shall take place at City Hall, 125 East Avenue, Norwalk,
CT, on the date of the recording of the Certificate of Taking for each such parcel, or as
soon thereafter as is reasonably possible. The City, the Agency and the Redeveloper
agree to use best efforts to cause the closing for each such parcel of Acquisition Property
to occur on said date. The Agency will give written notice to the Redeveloper upon its
receipt of a Certificate of Taking for any parcel of Acquisition Property and advise
Redeveloper that it intends to record such Certificate of Taking no later than ten (10)
days after the date of such notice. The City, the Agency and the Redeveloper will
cooperate in good faith o cause the closing with respect to such parcels to occur within
said ten (10) day period and on the same day as, but just subsequent to, the recording of
the subject Certificate of Taking.

C. Form of Deed. The City or the Agency shall convey marketable
and insurable title to each parcel of Acquisition Property to the Redeveloper by quit claim
deed (*Acquisition Property Deeds,” or singularly, “Acquisition Property Deed”)
upon payment of the purchase price by the Redeveloper as set forth herein. Such
conveyance and title shall, in addition to the conditions subsequent provided for in
Section 19.8 hereof, and to all other conditions, covenants, easements and restrictions set
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forth or referred to elsewhere in this Agreement, be subject to no other lens or
encumbrances except the following: the Redevelopment Plan, all of the terms of this
Agreement; regulatory requirements imposed by the federal, state, county, municipal
and/or other local agencies, commissions, departments, boards, burcaus, officials and
other governmental or quasi-governmental authorities having jurisdiction over the
Redevelopment Plan, the Project Site, this Agreement and/or any of the parties hereto;
installments of real property taxes of the City due and payable after the date of
conveyance; such state of facts as an accurate survey or personal inspection would reveal,
provided same do not render title unmarketable; zoning and planning rules and
regulations of the City; an easement enabling the general public to have perpetual access
to and use of the Public Parking Spaces on the Project Site; and all easements and
resirictions of record on the Norwalk Land Records as to any such parcel. Subject to the
foregoing, title shall be marketable and insurable.

D. Recordation of Deed. The Redeveloper shall promptly file each
Acquisition Property Deed for recordation upon the Norwalk Land Records and the
Redeveloper shall pay all costs of recording said deed(s).

E. Apportionment of Current Taxes, With respect to any tax period
during which the City or the Agency, on the one hand, and the Redeveloper on the other
hand, both had title fo and possession of a parcel of Acquisition Property or any portion
thereof, taxes allocable to a parcel of Acquisition Property or such portion thereof, as the
case may be, for such period shall be prorated between the City and the Agency on the
one hand and the Redeveloper on the other hand in proportion to the respective periods of
ownership of title and possession. In the event that a parcel of Acquisition Property or
any portion thereof, is exempt from taxation on the assessment date next preceding the
sale and conveyance of title and possession by virtue of title being vested in the City or
Agency or any other fax exempt entity, the Redeveloper shall make a payment in lieu of
taxes based upon the assessed value of sich parcel of Acquisition Property or portion
thereof at the tax rate then prevailing in the City for that portion of the tax year during
which the Redeveloper has title and possession. Any payment owed by the Redeveloper
under this section shall be due and payable at the time of closing, The assessment in
either situation above described wpon which adjustment shall be made, shall be the
assessment which the Tax Assessor of the City shall make of a parcel of Acquisition
Property immediately prior to the transfer of title from the Cify or the Agency to the
Redeveloper, which assessment shall be based on the physical condition of the subject
parcel of Acquisition Property immediately prior to such conveyance.

F. Condition of Property. The Redeveloper agrees that it has fully
inspected the parcels of Acquisition Property and is fully satisfied with the condition
thereof. The Redeveloper acknowledges that it is accepting the parcels of Acquisition
Property "as is", and that this Agreement contains all of the understandings and
agreements between the parties hereto relating to said property. There are no repre-
sentations or wartanties, expressed or implied, whatsoever upon which the Redeveloper
relies with respect to the condition, quality, use, value, quantity or related characteristics
of the parcels of Acquisition Property, other than those herein expressly set forth, The
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provisions of this section shall survive the closing and the delivery of the Acquisition
Property Deeds to the Redeveloper.

Section 9.4  Transfers of “Establishments”.

To the extent that the transfer of any of the parcels of Acquisition
Property or the Isaacs Street Municipal Parking Lot or the Leonard Street Municipal
Parking Lot from the City or Agency to the Redeveloper constitutes a “transfer of
establishment” within the meaning of the Connecticut Transfer Act, Sections 22a-134 et
seq. of the Statutes (the “I'ransfer Act”), the City or Agency agrees to execute and
deliver as transferor only, and only to the extent required by the Transfer Act to
effectuate the conveyance, such forms as are required pursuant to the Transfer Act. Inno
event shall the Agency or the City be required to execute any Transfer Act forms to the
extent that same would provide that the City or Agency is obligated to perform any
Remedial Work with respect to such parcel(s). Redeveloper will execute and deliver any
and all required Transfer Act forms as transferee, and as certifying party. All costs
associated with such filing shall constitute Acquisition Expenses and shall be payable by
the Redeveloper. Redeveloper, at its sole cost and expense, shall be responsible for the
conduct and completion of any and all obligations that may be required of Redeveloper as
the certifying party on any Transfer Act forms filed in accordance with the Transfer Act
and this Section 9.4, which obligation shall survive the closing hergunder,

Section 9.5  Redeveloper Grant of Security for Excess Awards in Eminent
Domain Proceedings

At the time that the City conveys to Redeveloper a parcel of Acquisition
Property which has been acquired by it yia the exercise of the power of eminent domain
(such a parcel being called, for purposes of this Section, a “Condemned Parcel”), the
eminent domain proceeding in which such Condemned Parcel was acquired still may be
pending and the value of such Condemned Parcel established by the Agency in such
proceeding (the “Agency’s Parcel Value”), which Agency’s Parcel Value will be equal
in the amount to the sum of money deposited by the Agency with the Clerk of the Court
together with the Statement of Compensation relating to such Condemmned Parcel (the
“Deposited Funds™), still may be subject to appeal, and an award in excess of the
amount of the Agency’s Parcel Value and the Deposited Funds (an “Excess Award”)
may be made in such proceeding, or the Agency (with the approval of the Redeveloper)
may agree to pay an amount in excess of such Deposited Funds (a “Settlement
Amount”) to settle such proceeding (it being agreed that the Agency and City may not
make any settlement of any eminent domain proceeding or appeal without the prior
written consent of Redeveloper), which, in either case, may require the Agency to pay to
the owner of such Condemned Parcel (the “Parcel Owner”) additional sums in excess of
the Deposited Funds. Any such Excess Award or Seftlement Amount shall constitute
Acquisition Expenses under this Agreement and the Redeveloper will be required to pay
the amount thercof to the Agency, in accordance with this Agreement, to enable the
Agency to pay such Excess Award or Settlement Amount to the Clerk of the Court or the
Parcel Owner. The amount of the Deposited Funds with respect to any Condemned
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Parcel shall not be the limit of Redeveloper’s obligation and liability with respect to
Acquisition Expenses incurred by the City and/or the Agency with respect to such
Condemned Parcel, and the Redeveloper hereby agrees to indemnity, defend and hold
harmless the City and the Agency against and from any and all claims, suits, costs,
expenses, losses, liabilities, and damages, inclnding reasonable attorney’s fees, asserted
against and/or incurred by either of them arising out of an Excess Award or Settlement
Amount. This indemnity shall survive termination of this Agreement and shall be
separate and independent of any other provision of this Agreement, but shall apply only
with respect to Condemned Parcels actually conveyed to the Redeveloper by the City and
the Agency. In order to provide collateral security for the Redeveloper’s indemnification
obligation herein in this Section 9.5 contained, the Redeveloper shall provide to the City
and the Agency, at the time the Redeveloper is required to advance to or pay on behalf of
the Agency pursuant to Section 6.3 hereof, all amounts necessary to acquire a parcel of
Acquisition Property, one (1) of the following forms of security: (i) cash in an amount
equal to twenty-five (25%) percent of the Agency’s Parcel Value for such parcel, (ii) a
Letter of Credit in favor of the City and the Agency from an Institutional Lender
reasonably acceptable to the City and the Agency in an amount equal to twenty-five
(25%) percent of the Agency’s Parcel Value for such parcel, or (iii) such other security as
the Agency and the City reasonably deem acceptable. For each Condemned Parcel with
respect to which the Parcel Owner accepts the Agency’s Parcel Value stated in, and
accepts the Deposited Funds deposited with, the Statement of Compensation, the security
will be discharged and released by the City and the Agency after the Parcel Owner’s
acceptance of the Deposited Funds is filed with the Clerk of the Court. For each
Condemned Parcel with respect to which the Parcel Owner does not file a timely
proceeding or appeal, the security for that parcel will be discharged and released by the

- City and the Agency when the time for appeal expires. In either of such cases, the City
and the Agency will release such security, promptly after Redeveloper makes a written
request therefore. With respect to any Condemned Parcel where the Parcel Owner does
not accept the Agency’s Parcel Value and files a timely proceeding or appeal, the security
will continue to be held until such time as either the Parcel Owner agrees to a settlement
or the court makes a final award and, in either case, the Redeveloper pays the amount, if
any, by which the Settlement Amount or the Excess Award exceeds the amount of the
Deposited Funds deposited with the Statement of Compensation, If the value of a
Condemned Parcel alleged by the Parcel Owner in the eminent domain proceeding (the
“Parcel Owner’s Value”) is an amount which is less than one hundred and twenty-five
(125%) percent of the amount of the Agency’s Parcel Value for such Condemned Parcel,
the amount of the security with respect to such Condemned Parcel will be reduced to the
actual difference between the Agency’s Parcel Value and Parcel Owner’s Value

Section 9.6 Abandonment of Tsaacs Street. The City and the Agency
acknowledge that in order for the Redeveloper to complete the Phase IIT Improvements as
contemplated by the Conceptual Master Site Plan, it will be necessary for the City to
discontinue or abandon and demap that portion of Isaacs Street depicted on the survey
attached hereto as Exhibit H and made a part hereof, in accordance with the provisions
of Section 7.5 hereof. At such time as the Redeveloper has waived or relinquished, in
writing, to the Agency and the City, all of its rights to terminate this Agreement, received
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all necessary land use approvals to enable Redeveloper to construct the Phase 1
Improvements, and Redeveloper or its Affiliate owns eighty (80%) percent or more of the
frontage on the cross-hatched portion of Isaacs Street depicted on attached Exhibit H, the
Redeveloper may request that the City discontinue or abandon and demap that portion of
Tsaacs Street depicted on attached Exhibit H. The Agency agrees to support the
Redeveloper’s request that the City discontinue or abandon and demap the
aforementioned portion of Isaacs Street. In addition, if the Redeveloper comes into
possession and/or control of any portion of Isaacs Street prior to the Redeveloper or its
Affiliate becoming the owner of all of the properties abutting the aforementioned cross-
hatched area, then such other abutting property owners shall be entitled to such
reasonable access to such properties as may be required by Legal Requirements. In the
event the City approves the Redeveloper’s request to discontinue or abandon and demap
the aforementioned portion of Isaacs Street, then the City may retain or aquire such
easements thereon as it deems reasonably necessary.,

ARTICLE X
LICENSE AGREEMENTS FOR ACCESS TO ALL CITY OWNED PROPERTY
AND OTHER PROPERTY IN THE PROJECT AREA

Section 10.1 Upon execution of this Agreement, the City and the Redeveloper
shall enter into a license agreement according to the City’s customary form, a copy of
which is attached hereto as Exhibit I and made a part hereof, affording the Redeveloper
reasonable access to all City owned property for all reasonable purposes relevant to this

Agreement.

Section 10.2 To the extent permitted by law, the City and the Agency will grant
to the Redeveloper and the Redeveloper’s agents and consultants a license to enter upon
other property in the Project Area that is not owned by the City for all reasonable
purposes relevant to this Agreement commencing at such time as the City and/or the
Agency are permitted by applicable law to enter upon any such parcel and terminating
upon the earlier of completion of the work for which the license was granted or
termination of the Redeveloper’s rights under this Agreement.

ARTICLE XI
EASEMENTS

Section 11.1 1In the deed or deeds conveying Property to the Redeveloper, the
City and the Agency may reserve an easement in favor of the City and in favor of all
public utility companies and any other provider of similar services to the public to which
the City and the Agency may grant such easement, to install or construct and maintain,
tepair and replace pipes, wires, conduits or other underground fransmission facilities and
other public service utilities and equipment, and requisite appurtenances thereto, as
needed in the Project Site, including the right at any reasonable time to go upon and
excavate the Project Site on foot or in vehicles and with appropriate equipment for the
purpose of exercising said easement, provided any Person exercising such easement upon
completion of work shall restore the surface of the Project Site to the condition it was in
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prior to the exercise of the easement. Such easements shall be in such locations as are
approved by the Redeveloper, which approval will not be unreasonably withheld so long
as the location thereof will not interfere with or impede the development of the Project in
accordance with Redeveloper’s Conceptual Master Site Plan and/or Construction Plans as
approved by the Agency.

Section 11.2  In the event easements similar to that described in Section 11.1 are
needed with respect to any portion of the Project Site which is Redeveloper Property, and
subject to the approval of same by the Redeveloper as provided in said Section 11.1, the
Redeveloper shall convey such similar easements in form approved by the Agency and to
such persons as the City and Agency may direct.

ARTICLE XII ‘
ADULT USES PROHIBITED

Section 12.1 The Redeveloper, its successors and assigns, shall not use the
Property or any portion thereof for "Adult Uses" as that term is defined in the Adult-Use
Ordinance of the City of Norwalk, as the same may be amended from time to time, nor
shall the Redeveloper, its successors and assigns, permit any tenant or any other Person
or entity occupying the Property to use the Property for any such "Adult Uses", subject,
however, to the rights of tenants under leases existing on the Execution Date.

Section 12,2 The provisions of this Article XII shall be a covenant running with
the land and shall be binding upon the Redeveloper, and Affiliates of the Redeveloper,
tenants, and anyone holding any interest in or rights to any part of the Property and their
successors and assigns. This prohibition shall be included in any lease, deed or other
instrument transferring any interest in any Property on the Project Site or any portion
thereof, This prohibition shall also be included in the Isaacs Street Municipal Parking
Lot Deed, the Leonard Street Municipal Parking Lot Deed and in the Acquisition

Property Deeds.

ARTICLE XIIX
ASSIGNMENT AND TRANSFER

Section 13.1 Representations as to Redevelopment,

The Redeveloper represents to the Agency and the City and agrees that the
Acquisition Property to be purchased by the Redeveloper and the Redeveloper’s other
undertakings pursuant to this Agreement are, and will be used, for the purpose of the
redevelopment of the Property and not for speculation in land holding. The Redeveloper
further recognizes that, in view of:

(i) the importance of the redevelopment of the Project Site to the
general welfare of the Norwalk comumunity; and
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(iiy  the substantial efforts being made by the City and Agency for the
purposes of making such redevelopment possible, including the exercise of the power of
eminent domain, the transfer of City-owned assets and the appropriation of certain public
funds,

the qualifications and identity of the Redeveloper are of particular concern to the City and
the Agency. The Redeveloper further recognizes that it is in reliance on such
qualifications and identity that the City and Agency are entering into this Agreement with
the Redeveloper and, in so doing, are further willing to accept and rely on the obligations
of the Redeveloper for the faithful performance of all undertakings and covenants hereby
by it to be performed. The Redeveloper has provided, to the Agency’s consultant, URY
Advisors, such information, in such form, as the consultant reasonably requested, in order
to enable the consultant to determine that the Redeveloper has the financial ability to
complete the Project as contemplated by this Agreement, including without limitation,
the names of members of the Redeveloper owning not less than seventy (70%) percent of
the equity interest in the Redeveloper and its Affiliates. The Redeveloper agrees to
update such information periodically and provide same exclusively to the Agency’s
consultant, if requested by the Agency. The consultant shall not disclose the identity of
the members but shall have the right to disclose to the Agency if any or all of such
members’ equity interest in the Redeveloper or its Affiliates has been transferred, Any
disclosure of investors or financial information shall be made pursuant to a reasonably

acceptable confidentiality agreement.

Section 13.2 Transfer of Property and Assignment of Agreement.

A. For the reasons set forth in Section 13.1, the Redeveloper represents and
agrees for itself, and its successots and assigns, that, prior to the completion of the
Improvements, the Redeveloper (except as permitted pursuant to the termns of this
Agreement) has not made or created, and that, without the prior written consent of the
Agency (except as permitted by this Agreement) it will not, prior to the completion of the
Improvements, make or create, or suffer to be made or created, any total or partial sale,
assignment, conveyance, or lease or sublease, or any trust or power, or total or partial
transfer in any other mode or form of or with respect to this Agreement or the Project
Site, or any part thereof or any interest therein, or any contract or agreement to do any of

the same.

B.  Notwithstanding the foregoing provisions, it is specifically agreed by the
Agency, the City and the Redeveloper that the following specified transfers, assighments,
.conveyances and/or encumbrances (“Permitted Transfers”) shall be deemed not to be
“transfers of real property by Redeveloper” requiring consent of the Agency (as set forth
in Section 8-137(c) of the Statutes) and will be permitted without requiring the consent of
the Agency (but the Agency shall receive notice of same) provided that they do not result
in Kenneth Olson ceasing to have operational control of the management of the business
affairs of Redeveloper and its Affiliates or Kenneth Olson and the members of the
Redeveloper previously disclosed to the Agency’s consultant, ceasing to own a seventy
(70%) percent or greater equity interest in the Redeveloper and its Affiliates:
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(i) transfers, by any Person who or which is a partner, member,
shareholder or other beneficial owner of an interest either in Redeveloper or in any
Person owning an interest in Redeveloper, of all or any portion of its ownership interest
in Redeveloper or in such Person owning an interest in Redeveloper (a “Transferor”) to
any of (a) any other Person who or which is or may become a partner, member,
shareholder or other beneficial owner of an interest in Redeveloper, or (b) any other
Person who or which is a partner, member, shareholder or other beneficial owner of an
interest in any Person, including the Transferor, owning an interest in Redeveloper, or (c)
any family member of any such Person who or which is or may become a partner,
member, shareholder or other beneficial owner described in the preceding clauses (a) or
(b), any trust for the benefit of any such family member or any Person in which any such
family member is a partner, member, shareholder or other beneficial owner, or (d) any
Person who or which is a partner, member, shareholder or other beneficial owner of the
Transferor and/or any family member of any such Person who or which is a partner,
member, shareholder or other beneficial owner of the Transferor, or any trust for the
benefit of any such family member or any Person in which any such family member is a
partner, member, shareholder or other beneficial owner; or

(i)  transfers with respect to the Redeveloper’s rights in this

~ Agreement or ofall or any portion of the Project Site (a) to any Affiliate of the
Redeveloper, or (b) to any other Person in order to facilitate a lease, sale-leaseback;, joint
venture or similar transaction with a principal lessee, occupant or beneficial user of the
Project Site, or (c) if Redeveloper or any Affiliate or permitted successor is a public
company the stock of which is traded on a nationally recognized exchange, by virtue of
any merger, recapitalization, reorganization, sale of assets or similar corporate transaction
to which the Redeveloper or any of its Affiliates are a party, the purpose of which is to
effectuate a bona fide business purpose, or (d) to a real estate syndicate, common interest
ownership association or other form of ownership structure or regime for purposes, infer
alia, of financing and/or development of various portions of the Project Site without
necessity of subdividing the Project Property, or

(iii)  transfers or encumbrances by way of security (subject to the
applicable provisions of Article VI of Part I hereof) for (a) the purpose of obtaining
financing or refinancing necessary and/or appropriate to enable the Redeveloper or any
successor in interest to the Project Site, or any part thereof, to perform ifs obligations
with respect to purchasing the Project Site and/or constructing and operating the
Improvements under this Agreement, and (b) any other purposes authorized by this
Agreement; or

(iv)  ground leases or master leases of all or any portions of the Project,
to facilitate financing and/or phasing of the development of the Project without need for
subdivision of the Project Property; or

(v) moftgéges, pledges or other security instruments encumbering the
Project and/or Redeveloper’s interest therein and/or interests in Redeveloper in order to
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secure financing for the costs of acquisition, construction and development of the Project
and for permanent financing thereof (subject to the applicable provisions of Article VI of

Part 11 hereof).

C. In addition to the Permitted Transfers described in Section 13.2(B), it is
agreed by the Agency, the City and the Redeveloper that:

(i) transfers not hereinabove specifically permitted of ownership
interests in the Redeveloper and/or its Affiliates (and/or in Persons owning inferests
either (i) in Redeveloper and/or its Affiliates, and/or (ii) in the Persons comprising
Redeveloper), shall be permitted subject to the consent of Agency, which consent will not
be unreasonably withheld, delayed or conditioned, provided that Kenneth Olson and the
members of the Redeveloper previously disclosed to the Agency’s consultant, continue to
own a seventy (70%) percent or greater equity interest in the Redeveloper and its
Affitiates and Kenneth Olson shall continue to have control of the day-to-day
management of the affairs of Redeveloper and/or its Affiliates or such other Persons

comprising Redeveloper, or

(ii)  prior to the issuance by the Agency of the Certificate of
Completion provided for in Section 3.13 hereof as to the Improvements, the Redeveloper
may enter into any agreement to sell, lease or otherwise transfer the Project Site or any
part thereof or interest therein, to take place after the issuance of such Certificate of
Completion, which agreement shall provide for no payment in excess of the costs
theretofore incurred by Redeveloper in connection with the acquisition and development
of the Project and the construction of the Improvements to be made fo the Redeveloper
on account of the purchase price for the Project Site, or the portion thereof (or interest in
Redeveloper proposed to be transferred) prior to the issuance of such Certificate of
Completion for the Improvements.

D. The prior written consent of the Agency will be required with respect to
any transfer which is not a Permitted Transfer pursuant to Section 13.2(B), or otherwise
permitted under Section 13.2(C). The granting or withholding of such consent shall be
within the Agency’s sole discretion, except that the Agency may not act arbitrarily,
capriciously, in a discriminatory manner, or otherwise in contravention of law. In any
event, the Agency shall not consent to a proposed transferee unless such proposed
transferee (or the Person(s) having control thereof): (i) has sufficient experience,
qualifications, reputation and financial responsibility, in the reasonable opinion of the
Agency (in consultation with Agency’s third party consultant), to perform the obligations
required to be performed hereunder with respect to the Project, or with respect to the
portion or Phase of the Project being acquired or in which the proposed transferee is
acquiring an interest; (if) shall be of good character and reputation, shall not have been
convicted of a felony, and shall not be disqualified from engaging in contractual
relationships with the Agency and/or the City by reason of any applicable Legal
Requirements; and (jii) such proposed transferee, by instrument in writing reasonably
satisfactory to the Agency and in form recordable among the land records, shall, for itself
and its successors and assigns, and expressly for the benefit of the Agency and City, have
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expressly assumed all of the obligations of the Redeveloper under this Agreement and
agreed to be subject to all the conditions and restrictions to which the Redeveloper is
subject (or, in the even the transfer is of or relates to part of the Project Site, such
obligations, conditions, and restrictions to the extent that they relate to such part),
provided that the fact that any transferee of, or any other successor in interest whatsoever
to, the Project Site, or any part thereof, shall, whatever the reason, not have assumed such
obligations or so agreed, shall not (unless and only to the extent otherwise specificaily
provided in this Agreement or agreed to in writing by the Agency) relieve or except such
transferee or successor of or from such obligations, conditions, or restrictions, or deprive
ot limit the Agency of or with respect to any rights or remedies or controls with respect to
the Project Site or the construction of the Improvements; it being the intent of this,
together with other provisions of this Agreement, that (to the fullest extent permitted by
law and equity and excepting only in the manner and to the extent specifically provided
otherwise in this Agreement) no transfer of, or change with respect to, ownership in the
Project Site or any part hereof, or any interest therein, however, consummated or
occurring, and whether voluntary or involuntary, shall operate, legally or practically, to
deprive or limit the Agency of or with respect to any rights or remedies or controls
provided in or resulting from this Agreement with respect to the Project Site and the
construction of the Improvements that the Agency and the City would have had, had
there been no such transfer or change. In connection with any ransfers hereunder, the
Redeveloper shall submit to the Agency for review such information and documentation
that the Agency reasonably determines to be necessary to enable the Agency to determine
whether such transfer complies with this Section 13.2(D).

E. Notwithstanding the foregoing, the Redeveloper may lease all or portions
of the Improvements for accupancy and may receive rent in the ordinary course of
business.

F. After completion of the Improvements, as evidenced by the issuance of a
Certificate of Completion therefor, the consent of or disclosure to the Agency will not be
required with respect to any assignment or fransfer of any part of the Project constituting

the completed Improvements,

G. Notwithstanding anything to the contrary in this Agreement, the partics
acknowledge that Redeveloper expects to finance the Project through the use of low
income housing fax credits and any transfer of an interest in the Project Site or
Redeveloper necessary to accomplish such financing shall be deemed a Permitted
Transfer, provided the Redeveloper delivers reasonable prior notice to the City and

Agency of such financing.
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Section 13.3  Information as to Ownership and Conirol,

The Redeveloper agrees that during the period between execution of this
Agreement and completion of the Improvements as certified by the Agency in the manner
provided in Section 3.13, the Redeveloper will promptly notify the Agency of any and all
changes whatsoever or of any other act or fransaction involving or resulting in any
change, in the ownership or conirol of the Project Site and/or Redeveloper

ARTICLE XIV
PERIOD OF DURATION OF COVENANT ON USE

The covenant pertaining to the uses of the Project Property, set forth in
Section 401 of Part II hereof, shall remain in effect from the Execution Date until July 13,
2024, unless extended by the Common Council, This covenant shall be a covenant
running with the land and shall be binding upon the Redeveloper and Affiliates of the
Redeveloper, and their successors and assigns. This covenant shall be included in any
deed, lease or other instrument transferring any interests in the Project Property.

ARTICLE XV
NOTICES AND DEMANDS

A notice, demand, or other communications under this Agreement by any
party shall be sent in writing to all the other parties, as follows:

A, In the case of the Redeveloper, ¢/o POKO Partners, LLC, 225
Westchester Avenue, Port Chester, New York 10573, Attention: Kenneth Olson, with a
copy to Robinson & Cole, LLP, 695 East Main Street, Stamford, Connecticut 06904-
23035, Attention: Steven L. Elbaum; or at such other address or to such other attorney
with respect to such party as that party may, from time to time, designate in writing and
forward to the other parties as provided in this Section.

B. In the case of the City, addressed to the Mayor at 125 East Avenue,
- P.O. Box 5125, Norwalk, Connecticut, 06856-51235, Attention: Mayor Richard A.
Moccia, with a copy to Corporation Counsel at 125 East Avenue, P.O. Box 798,
Norwalk, Connecticut 06856-0798, or at such other address with respect to such party as
that party may, from time to time, designate in writing and forward to the other parties as
provided in this Section.

C. In the case of the Agency, it is addressed to such party at 125 East
Avenue, P.O. Box 5125, Norwalk, Connecticut 06856-5125, Attention: Executive
Director, with a copy to DePanfilis & Vallerie, 25 Belden Avenue, Norwalk, Connecticut
06850, Attention: David W. Stergas.

D. In the case of any successor, assigree, transferee, or mortgagee of
the Redeveloper and to any other party designated by the Redeveloper, addressed to such
party at the last known address furnished in writing to the Agency and the City.
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Notices shall be hand delivered, sent by reputable guaranteed overnight courier service
with computerized tracking capabilities, or by time stamped facsimile transmission,
followed the next Business Day by delivery from a reputable guaranteed overnight
courier service with computerized tracking capabilities. Notices shall be deemed
received upon receipt in the case of hand delivery and facsimile transmission (but only if
confirmed by delivery the next Business Day from a reputable guaranteed overnight
courier service with computerized tracking capabilities), and the next Business Day if
sent by a reputable guaranteed overnight courier.

ARTICLE XVI
CITY AND AGENCY STATEMENTS AND NOTICES

Upon the Redeveloper’s request from time to time, the Agency and the
City shall provide statements addressed to actual or prospective lenders, tenants and
purchasers, (a) stating whether this Agreement is in full force and effect, specifying the
date of this Agreement and specifying the dates of any amendments to this Agresment;
(b} describing with reasonable particularity any uncured defaults in the Redeveloper’s
obligations hereunder; and (c¢) providing such other statements regarding the status of this
Agreement and performance hereunder (including without limitation statements about the
status of specified conditions or obligations) as the Redeveloper may reasonably request.

ARTICLE XVII
INSURANCE

Section 17.1  As used in this Article XVII, the term “Redeveloper” shall also
include its respective agents, representatives, employees or subconiractors; and the term
“City” shall include its officers, agents, officials, employees, volunteers, boards and

commissions.

Section 17.2 Minimum Scope and Limits of Insurance:

Worker’s Compensation Insurance: With respect to all operations the
Redeveloper performs the Redeveloper shall carry worker’s compensation insurance in
accordance with the requirements of the laws of the State of Connecticut. The
Redeveloper shall carry employers liability limits of $100,000 each accident and
$100,000 each employee by disease and $500,000 policy limit disease.

Commercial General Liability: With respect to all operations the Redeveloper
performs the Redeveloper shall carry Commercial General Liability insurance providing
for a total limit of one million dollars ($1,000,000) per occurrence for each job site or
location for all damages arising out of bodily injury, personal injury, property damage,
products/completed operations, and contractual liability coverage for the indemnification
provided under this contract. Each annual aggregate limit shall not be less than
$2,000,000.
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Automobile Liability: With respect to any owned, non-owned, or hired vehicles
the Redeveloper shall carry Automobile Liability insurance providing one million dollars
($1,000,000) per accident for bodily injury and property damage.

Acceptability of Insurers: The Redeveloper’s policies shall be written by
insurance companies licensed to do business in the State of Connecticut, with an AM
Best rating of A-VII, or otherwise acceptable by the City’s Risk Manager.

Subcontractors: The Redeveloper shall require subcontractors to provide the
same “minimum scope and limits of insurance” as required herein. All Certificates of
Insurance shall be provided to Corporation Counsel’s office as required herein.

Aggregate Limits: Any aggregate limits must be declared to and approved by
the City. It is agreed that the Redeveloper shall notify the City when fifty percent (50%)
of the aggregate limits are ercded during the contract term. If the aggregate limit is
eroded for the full limit, the Redeveloper agrees to reinstate or purchase additional limits
to meef the minimum limit requirements stated herein. The premium shall be paid by the

Redeveloper.

Deductibles and Self-Insured Retentions: Any deductible or self-insured
retentions must be declared to and approved by the City. All deductibles or self-insured
retentions are the sole responsibility of the Redeveloper to pay and/or to indemnify.

Notice of Cancellation or Nonrenewal: Each insurance policy required shall be
endorsed to state that coverage shall not be suspended, voided, cancelled, or reduced in
coverage or in limits except after 30 days prior written notice by certified mail, return
receipt requested, has been given to the City,

Waiver of Governmental Immunity: Unless requested otherwise by the City,
the Redeveloper and its insurer shall waive governmental immunity as a defense and
shall not use the defense of governmental immunity in the adjustment of claims or in the
defense of any suit brought against the City,

Additional Insured: The liability insurance coverage, except Workers
Compensation, required for the performance of the Contract shall include the City as
Additional Insured but only with respect to the Redeveloper’s activities to be performed
under this Agreement, Coverage shall be primary and non-contributory with any other
insurance and self-insurance.

Certificate of Insurance: As evidence of the insurance coverage required by this
Agreement, the Redeveloper shall furnish certificate(s) of insurance to Corporation
Couunsel’s Office prior to the award of the contract if required by the bid document, but in
all events prior to Redeveloper’s commencement of work under this Agreement. The
Certificate(s) will specify all parties who are endorsed on the policy as Additional
Insureds (or Loss Payees). The certificates and endorsements for each insurance policy
are to be signed by a person authorized by the insurer to bind coverage on its behalf.
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Renewals of expiring certificates shall be filed thirty (30) days prior to expiration, The
City reserves the right to require complete, certified copies of all required policies at any

time. :

All insurance documents required should be mailed to The City of Norwalk, Corporation
Counsel, 125 East Avenue, Norwalk, Connecticut 06851-5125.

Waiver of Requirements: The Corporation Counsel, may vary the requirements
at Corporation Counsel’s sole discretion; if Corporation Counsel determines that the
City’s interests will be adequately protected without meeting all stated requirements.

Section 17.3  In the event the Redeveloper at any time refuses, neglects, or fails
to secure and maintain in full force and effect any or all of the insurance required
pursuant to this Agreement, the City, at its option, after five (5) Business Days notice to
the Redeveloper and if Redeveloper does not procure same or provide evidence of same
within said period, may procure or renew such insurance; and alt amounts of money paid
therefor by the City shall be payable by the Redeveloper to the City within ten (10)
Business Days after written notice, with interest thereon at the rate of ten percent (10%)
per annum from the date the same were paid by the City to the date of payment thereof by
the Redeveloper. The City shall notify the Redeveloper in writing of the date, purposes,
and amounts of any such payments made by it.

ARTICLE XVIII
MEDIATION/ARBITRATION

Section 18.1 Mediation. The parties hereto shall reasonably attempt to resolve
any dispute arising between the parties hereto concerning any matter of performance
under, or interpretation or breach of, this Agreement, by mediation in Norwalk,
Connecticut in accordance with the Construction Industry Mediation Rules of the
American Arbitration Association currently in effect or as otherwise agreed by the parties
hereto. Request for mediation by a party shall be filed in writing with the other party and
with the American Arbitration Association. The request may be made concurrently with
the filing of a demand for arbitration, but in such event, the mediation shall proceed in
advance of such arbitration, which shall be stayed pending mediation for a period of
fourteen (14) days from the date of filing, unless otherwise agreed to by the parties or for
such longer period provided by court order. The parties shall each pay one-half of the
mediator’s fee and filing fees. The mediator with respect to any construction or design
matter shall have at least ten years’ experience in the construction industry and at least six
years’ experience as a mediator in cases involving complex construction. Both parties
shall each have a representative present at the mediation who has authority to bind it to a
written seitlement agreement subject to the requirements and limitations of the charter
and ordinances of the City, Positions and statements made by any party during mediation
may not be used against it in later proceedings if the parties fail to reach a settlement
agreement during mediation. Agreements reached in any mediation proceeding shall be
enforceable as seftlement agreements in any court having jurisdiction thereof. In no event
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shall any mediator be permitted to serve as an arbitrator for that or any other dispute that
is not resolved pursuant to mediation, unless agreed to by both parties.

Section 18.2  Arbitration. In the event the parties do not agree to or cannot
resolve such dispute through mediation as provided in Section 18.1, such dispute shall be
settled by arbifration in Norwalk, Connecticut, which arbitration, unless the partics
nutually agree otherwise, shall be in accordance with the Construction Industry
Arbifration Rules of the American Arbitration Association currently in effect (including
the applicable procedures referenced below). Either party may serve upon the other party
a written notice demanding that the dispute be resolved pursuant to this Article XVIIIL
Within ten (10} days after the giving of the above mentioned notice, each of the parties
hereto shall nominate and appoint an arbitrator and shall notify the other party in writing
of the name and address of the arbifrator so chosen. Upon the appointment of the two
arbifrators as hereinabove provided, said two arbitrators shall forthwith, and within ten
(10) days after the appointment of the second arbitrator, and before exchanging views as
to the question at issue appoint in writing a third arbitrator and give written notice of such
appointment to each of the parties hereto. In the event that the two arbitrators shall fail to
appoint or agree upon such third arbitrator within said ten (10) day period, a third
arbitrator shall be selected by the parties themselves if they so agree upon a third
arbitrator within a further period of ten (10) days. If any arbitrator shall not be appointed
or agreed upon within the time herein provided, then either party on behalf of both may
request such appointment by the American Arbitration Association (or a successor or
similar organization if the American Arbitration Association is no longer in existence).
Said arbitrators shall be sworn faithfully and fairly to determine the question at issue.
The three arbitrators shall each be duly qualified in the subject matter of the dispute
under arbitration and shall afford to the parties the privilege of cross-examination, on the
question at issue, and shall, with all possible speed (and, if no time period is specified in
the applicable procedures referenced below, within 60 days after appointment of the third
arbitrator unless otherwise agreed to by the parties) , make their determination in writing
and shall give notice to the parties hereto of such determination. The concurring
determination of any two of said three arbitrators shall be binding upon the parties hereto,
or, in case no two of the arbitrators shall render a concurring determination, then the
determination of the third arbitrator appointed shall be binding upon the parties hereto.
Each party shall pay the fees of the arbitrator appointed by if, and the fees of the third
arbitrator shall be divided equally between the parties. In the event that any arbitrator
appointed as aforesaid shall thereafter die or become unable or unwilling to act, his or her
successor shall be appointed in the same manner provided in this Article XVIII for the
appointment of the arbitrator so dying or becoming unable or unwilling to act. Any
Mortgagee may appear and participate in said arbitration proceedings. The foregoing
agreement to arbitrate shall be specifically enforceable under applicable law in any court
of competent jurisdiction. Each of the parties waive all objections to joinder of the other
party as a party to any mediation, arbitration or litigation related to this Project in which
the other party is joined or is otherwise positioned as a party and in which its conduct or
its performance under this Agreement is in any way relevant to the subject of a dispute.
Each party shall obtain a similar waiver from all their respective design professionals,
contractors, construction managers and subcontractors that work on the Project.
Notwithstanding anything to the contrary contained in the Construction Industry
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Arbitration Rules of the American Arbitration Association, the (a) Fast Track procedures
shall apply in any case in which no party’s total disclosed claim or counterclaim exceeds
$250,000, (b) the Regular Track procedures shall apply in any case in which any party’s
total disclosed claim or counterclaim exceeds $250,000, and (c) the Large, Complex
Construction Case Track procedures shall apply in any case in which any party’s total
disclosed claim or counterclaim exceeds $1,000,000,

ARTICLE XIX
DEFAULTS AND REMEDIES; TERMINATION

Section 19.1 Event of Default,

For purposes of this Agreement, an “Event of Default” shall mean a
“Redeveloper Default” or “City Default” (as those terms are hereinafter defined) as the
context may require.

Section 19.2. City and Agency .

For purposes of this Article and Article XVIII hereof, (i) the City shall not be
deemed to be aggrieved by any default of the Agency and may not exercise any remedies
against the Agency by reason of a default by the Agency; and (ii) the Agency shall not be
deemed to be aggrieved by any default of the City and may not exercise any remedies
against the City by reason of a default by the City.

Section 19.3  Defauli by Redeveloper. The occurrence of any one or more of the
following, beyond any applicable notice and cure petiod, shall constitute a “Redeveloper
Default” as that term is used in this Agreement:

A. Any transfer by the Redeveloper in violation of Section 13.2;

B. If any warranty or representation of the Redeveloper contained in
this Agreement is materially untrue as of the date made;

C. The Redeveloper shall cease doing business as a going
concern, make an assignment for the benefit of its creditors, admit in writing its inability
to pay its debts as they become due, file a petition commencing a voluntary case under
any chapter of the Bankruptcy Code, 11 U.S.C. § 101 ef seq. (the "Bankrupicy Code"),
file a petition seeking for itself any reorganization, composition, readjustiment,
liquidation, dissolution or similar arrangement under the Bankruptcy Code or any other
present or future law or regulation; or files an answer admitting the material allegations
of a petition filed against it in any such proceeding, consents to the filing of such a
petition or acquiesces in the appointment of a trustee, receiver, custodian or other similar
official for the Redeveloper or of all or substantially all of the Developer's assets or
properties, ot institutes any proceeding for the dissolution or liquidation of the
Developer; a case, proceeding or other action shall be instituted against the Developer,
seeking the entry of an order for relief against the Developer, to adjudicate the Developer
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as a bankrupt or insolvent, or seeking reorganization, arrangement, readjustment,
liquidation, dissolution or similar relief against the Developer under the Bankruptcy Code
or other present or future rule or regulation, which case, proceeding or other action either
results in the entry or issuance of any other order or judgment having a similar effect or
remains undismissed for sixty (60) days, or within sixty (60) days after the appointment,
without the Developer's consent or acquiescence, of any trustee, receiver, custodian or
other similar official for Developer or for all or any substantial part of the Developer's
assets and properties, such appointment shall not be vacated; or

D. The failure, on or before the applicable deadline therefor set forth
in this Agreement with respect thereto, to commence or complete (as evidenced by a
Certificate of Completion) any Improvement required to be completed by the
Redeveloper under the terms of this Agreement, and the failure to cure such default
within thirty (30) Business Days after notice thereof by the City or Agency to the
Redeveloper, and each Mortgagee (in accordance with Section 603 of Part II hereof),
provided that if such default cannot reasonably be cured within such thirty (30) Business
Day time period, then the Redeveloper shall have such additional time as may be
reasonably necessary to cure such failure and no Redeveloper Default shall be deemed to
exist hereunder so long as the Redeveloper commences such cure within the initial thirty
(30) Business Day period and diligently and in good faith pursues such cure to
completion within ninety (90) Business Days after expiration of such thirty (30) Business

Day period.

E. The default by the Redeveloper of any other material provision of
this Agreement and the failure by the Redeveloper to cure such default within thirty (30)
Business Days after notice thereof by the City or Agency to the Redeveloper, provided
that if such default cannot reasonably be cured within such thirty (30) Business Day time
period, then the Redeveloper shall have an additional sixty (60) Business Day period to
cure such fajlure and no Redeveloper Default shall be deemed to exist hereunder so long
as the Redeveloper commences such cure within the initial thirty (30) Business Day
period and diligently and in good faith pursues such cure to completion within sixty (60)
Business Days after expiration of such thirty (30) Business Day period.

Section 19.4  Remedies for Redeveloper Default, Subject to the terms and
conditions of Section 604 of Part 11 hereof, during the existence of any Redeveloper Default,
the City and/or Agency may pursue any of the following remedies:

A, With respect to any Redeveloper Default described in Section
19.3(B), the City and/or the Agency shall be entitled to recover from the Redeveloper any
and all actual damages, including reasonable attorney’s fees incurred by the City and
Agency, arising out of or resulting from such default.

B. With respect to a Redeveloper Default described in Section
19.3(A). (C), (D), and (E), the City and/or Agency may pursue any one or more of the
following remedies, it being the intent hereof that none of such remedies shall be to the
exclusion of any other; provided, however, that any such right shall not apply to
individual parts or parcels of the Project Property or any other Project Property (or, in the
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insolvency statute {the Bankruptcy Code); or the Agency commences any other
proceedings under any reorganization, arrangement, readjustment of debt, relief of
debtors, dissolution, insolvency or liquidation or similar law of any jurisdiction whether
now or hereafter in effect relating to the Agency; or there is commenced against the
Agency any such proceeding which remains undismissed or unstayed for a period of
ninety (90) days; or the Agency fails to controvert in a timely manner any such case any
such proceeding, or any order approving any such proceeding is entered; or the Agency
by any act or failure fo act indicates its consent to, approval of, or acquiescence in any
proceeding or the appointment of any custodian or the like of or for it for any substantial
part of its property or suffers any such appointment to continue undischarged or unstayed
for a period of ninety (90) days,

Section 19,8 __ Remedies for Agency Default. Upon the occurrence of any Agency
Default, the Redeveloper may pursue the following remedies:

A, With respect to a Agency Default described in Section 19.7(A), the
Redeveloper shall be entitled fo recover from the Agency any and all actual damages,
including reasonable attorneys’ fees incurred by the Redeveloper, arising out of or
resulting from the breach of such representation or warranty.

B. With respect to a Agency Default described in Section 19.7(B) or
(C), the Redeveloper may pursue any one or more of the following remedies concurrently
or successively, it being the intent hereof that none of such remedies shall be to the

exclusion of any other:

(iv)  Pursue an action for specific performance of the Agency’s obligations
under this Agreement;

(v).  Pursue an action for any and all actual damages incurred by or
asserted against the Developer as a result of the Agency Defauli; and

({ri) Exercise or pursue any other remedy or cause of action permitted
under this Agreement or conferred upon the Redeveloper at law or in equity,

Section 19.9 Time is of the Essence.

The parties hereto recognize that time is of the essence with respect to the dates in
this Agreement.

Section 19.10 Revesting Title in Agency Upon Happening of Event Subsequent
to Convevance to Redeveloper,

A, In the event that subsequent to conveyance of the Isaacs Street
Municipal Parking Lot and/or the Leonard Street Municipal Parking Lot or any part
thereof from the Agency to the Redeveloper and prior to completion of the Improvements
on such parcel(s) as certified by the Agency, the Redeveloper (or successor in interest)
shall cause or permit an Event of Defauit to occur, then the Agency shall have the right to
re-enter and take possession of the Isaacs Street Municipal Parking Lot and/or the
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Leonard Sireet Municipal Parking Lot and to terminate (and revest in the Agency) the
estate conveyed to the Redeveloper, it being the intent of this provision, together with
other provisions of the Agreement, that the conveyance of the Property to the
Redeveloper shall be made upon, and that the Isaacs Street Municipal Parking Lot Deed
and the Leonard Street Municipal Parking Lot Deed shall contain, a condition subsequent
to the effect that upon an Event of Default by the Redeveloper under this Agreement, the
Agency at its option may declare a termination in favor of the Agency of the title, and of
all the rights and interests in and to the Property conveyed by the Isaacs Street Municipal
Parking Lot Deed and the Leonard Street Municipal Parking Lot Deed to the
Redeveloper, and that such title and all rights and interests of the Redeveloper, and any
assighs or successors in interest to and in the Isaacs Street Municipal Parking Lot and
Leonard Sireet Municipal Parking Lot, shall revert to the Agency: Provided. that such
condition subsequent and any revesting of title as a result thereof in the Agency:

(1) Shall always be subject to and limited by, and shall not defeat,
render invalid, or limit in any way, (i) the lien of any mortgage authorized by the
Agreement, and (ii) any rights or interests provided in the Agreement for the protection
of the holders of such mortgages; and

(i) Shall not apply to individual parts or parcels of the Property (or, in
the case of parts or parcels Ieased, the leasehold interest) on which the Improvements to
be constructed thereon have been completed in accordance with the Agreement and for
which a Certificate of Completion is issued therefore as provided in Section 3.13 hereof.

In addition to, and without in any way limiting the Agency's right to reentry as provided
for in the preceding sentence, the Agency shall have the right to retain the Security
Deposit without any deduction, offset or recoupment whatsoever, in the event of a
default, violation or failure of the Redeveloper as specified in the preceding sentence.

B. Upon the revesting in the Agency of title to the Property or any part
thereof as provided in Section 19.10(A) hereof, the Agency shall, pursuant to its
responsibilities under State law, use its best efforts to resell the Property or part thereof
(subject to such mortgage liens and leasehold interests as in Section 19.10(A) set forth
and provided) as soon and in such manner as the Agency shall find feasible and
consistent with the objectives of such law and of the Redevelopment Plan to a qualified
and responsible party or parties (as determined by the Agency) who will assume the
obligation of making or completing the Improvements or such other improvements in
their stead as shall be satisfactory to the Agency and in accordance with the uses
specified for such Property or part thereof in the Redevelopment Plan. Upon such resale
of the Property, the proceeds thereof, after first satisfying any encumbrances on the
Property which constitute permitted encumbrances in accordance with Section 601 of
Part IT hereof, shall be applied:

(i) First, to reimburse the Agency, on its own behalf or on behailf of
the City, for all costs and expenses incurred by the Agency, including but not limited to
salaries of personnel, in connection with the recapture, management, and resale of the
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Property or part thereof (but less any income derived by the Agency from the Property or
part thereof in connection with such management); all taxes, assessments, and water and
sewer charges with respect to the Property or part thereof (or, in the event the Property is
exempt from taxation or assessment on such charges during the period of ownership
thereof by the Agency, an amount, if paid, equal to such taxes, assessments, or charges
(as determined by the City assessing official) as would have been payable if the Property
were not so exempt); any payments made or necessary to be made to discharge any
encumbrances or liens existing on the Property or part thereof at the time of revesting of
title thereto in the Agency or to discharge or prevent from attaching or being made any
subsequent encumbrances or liens due to obligations, defaults, or acts of the Redeveloper,
its successors or transferees; any expenditures made or obligations incurred with respect
to the making or completion of the Improvements or any part thereof on the Property or
part thereof; and any amounts otherwise owing the Agency by the Redeveloper and its
successor or transferee; and

(ii)  Second, to reimburse the Redeveloper, its successor or transferee,
up to the amount equal to (1) the sum of the purchase price paid by it for the Property (or
allocable, to the part thereof) and the cash actually invested by it in making any of the
Improvements on the Property or part thereof, less (2) any gains or income withdrawn or
made by it from the Agreement or the Property.

Any balance remaining after such reimbursements shall be retained by the Agency as its
property.

C. The Agency shall have the right to institute such actions or
proceedings as it may deem desirable for effectuating the purposes of this Section 19.10,
including also the right to execute and record or file among the Norwalk public land
records, a written declaration of the termination of all the right, title, and interest of the
Redeveloper, and (except for such individual parts or parcels upon which construction of
that part of the Improvements required to be constructed thereon has been completed, in
accordance with the Agreement, and for which a Certificate of Completion as provided in
Section 3.13 hereof is to be delivered, and subject to such mortgage liens and leaschold
interests as provided in Section 19.10(A) hereof) its successors in interest and assigns, in
the Property, and the revesting of title thereto in the Agency: Provided, That any delay by
the Agency in instituting or prosecuting any such actions or proceedings or otherwise
asserting its rights under this Section 19.10 shall not operate as a waiver of such rights or
to deprive it of or limit such rights in any way [it being the intent of this provision that
the Agency should not be constrained (so as to avoid the risk of being deprived of or
limited in the exercise of the remedy provided in this Section 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
in fact made by the Agency with respect to any specific default by the Redeveloper under
this Section be considered or treated as a waiver of the rights of the Agency with respect
to any other defaults by the Redeveloper under this Section or with respect to the
particular default except to the extent specifically waived in writing.
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Section 19.11. Force Majeure; Delay in Performance for Causes Beyond Control

of Party.

For purposes of any of the provisions of this Agreement, neither the Agency nor
the City nor the Redeveloper or any successor in interest, transferee, or assignee of the
Redeveloper shall be considered in breach of, or default in, any of its obligations under
this Agreement in the event and to the extent of (i) unforeseeable delay in the
performance of such obligations due to unforeseeable causes beyond its control and
without its fault or negligence and due to the consequential effects of such causes,
including but not limited to, acts of God, acts of the public enemy, acts (including failures
fo act and delays) of any governmental employee, agency, or body (other than, as to the
Agency or City, the Agency or the City), acts (including failure fo act and delays) of the
other party, fires, floods, epidemics, riot or civil disorder, quarantine restrictions, strikes,
or other labor disputes, embargoes, reasonable delays in the performance of construction
by contractors, and/or unusually severe weather which affects the required performance
hereunder; or (ii) any unanticipated environmental conditions at the Project Site; it being
the purpose and intent of this provision that in the event of the occurrence of any such
delay, the time or times for performance of the obligations in this Agreement shall be
extended for the period of such delay provided that the party seeking the benefit of the
provisions of this paragraph shall, within ten (10) days after the beginning of such delay
{or within ten (10) days after it becomes aware of such delay), notify the other party
thereof in writing, With respect to any delay in completion or progress of construction of
the Project, the Architect shall certify in said writing as to the (a) anticipated duration of
the delay, (b) the reasons for the delay, and (c) the effect of the delay on the completion
of the Improvements. In the event the Agency directs that the Improvements in any Phase
be modified or reconstructed for failure by the Redeveloper to conform in all material
respects to the approved Construction Documents for such Phase or approved
modifications thereof, such directive shall not be a ground for the extension of time limits

of construction of the Project.

Section 19,12 No Fault Termination In Certain Circumstances.

In the event of the termination of this Agreement by any party pursuant to any of
the no-fault termination provisions of this Agreement (e.g., Section 23.1) and provided
that no Event of Default by any party has occurred and is continuing and that no party
hereto is then alleged to be in breach or default hereunder, then any such termination
shall be deemed to be a termination without fault of any party and, in the case of any such
termination, the following provisions shall apply:

A. The Redeveloper shall reimburse the City and Agency for all of
their Acquisition Expenses incurred as of the date of termination, including all
Acquisition Expenses incurred prior to such termination and all Acquisition Expenses
that as of the date of such termination the City or Agency is obligated to pay in the future
because of (a) contracts entered into or obligations incurred in accordance with this
Agreement priot to the date of termination, (b) judicial awards or decisions rendered prior
or subsequent fo the date of termination in eminent domain proceedings commenced prior
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to the date of termination in connection with the acquisition of Acquisition Property in
accordance with Article VII, and

B. The Agency and City shall convey to the Redeveloper or its
designee in accordance with Article IX all property acquired by the City and Agency
pursuant to Article VII prior to or subsequent to the date of termination for which the
Redeveloper theretofore has reimbursed or thereafter reimburses the Agency for all
Acquisition Expenses. '

C. The Redeveloper shall reconvey to the Agency and/or the City any
portion of the Project Property owned by the City or Agency on the Execution Date
which had been conveyed to the Redeveloper prior to the date of such termination,
specifically including without limitation, the Municipal Parking Lot and the portion of
Isaacs Street which was to be abandoned by the City in accordance with the terms of this
Agreement. Such Project Property shall be conveyed to the City free and clear of all
liens and encumbrances other than those to which such property was subject at the time it
was conveyed or abandoned to the Redeveloper by the Agency and/or the City.

Anything herein to the contrary notwithstanding, any notice given pursuant to this
Section 19.12 shall be effective only upon actual receipt by the party to whom such
notice is to be given or such Person’s authorized agent, Except for the obligations of the
parties hereto set forth or referred to in this Section 19.12, which obligations shall survive
termination of this Agreement, and except for other obligations set forth in this
Agreement which by their terms survive such termination, upon a termination in
accordance with this Section 19.12, this Agreement will no longer be of force or effect
and the parties hereto shall have no other obligation to each other pursuant hereto.

ARTICLE XX
DISADVANTAGED BUSINESS ENTERPRISES

Section 20.1. General Purpose Statement,

The Redeveloper, Agency and City recognize that the Norwalk business
community has a significant number of disadvantaged small businesses that, if permitted
to participate in the construction of the Project contemplated by this Agreement, would
benefit both the businesses themselves and the Norwalk community at large. Therefore,
the Agency and City shall require and the Redeveloper has agreed to use good faith
efforts to utilize disadvantaged small businesses, with an emphasis on those located in the
Norwalk community, in the construction of the Project.

Section 20.2. Definitions.

A, "Disadvantaged Business Enterprise" "DBE" means a small
business concern.:
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I, That is at least 51 percent owned by one or more
individuals who are both socially and economically disadvantaged or, in the case of a
corporation, in which 51 percent of the stock of which is owned by one or mote such
individuais; and

2. Whose management and daily business operations are
controlled by one or more of the socially and economically disadvantaged individuals
who own it,

B. "Good Faith Efforts" means efforts to achieve a DBE goal or
other requirement of this part which, by their sdope, intensity, and appropriateness to the
objective, can reasonably be expected to fulfill the program requirement. Refer to
Appendix A of 49 Code of Federal Regulation ("'CFR") Part 26 — "Guidance Concerning
Good Faith Efforts," a copy of which is attached hereto as Exhibit J and made a part
hereof, for guidance as to what constitutes good faith efforts.

C. "Small Business Concern" means, with respect to firms seeking
to participate as DBE's in the Project, a stall business concern as defined pursuant to
Section 3 of the Small Business Act and Small Business Administration ("SBA™)
regulations implementing it (13 CFR Part 121) that also does not exceed the cap on
average annual gross receipts specified in 49 CFR Part 26, Section 26.65(b).

D. "Socially and Economically Disadvantaged Individuals" means
any individual who is a citizen (or lawfully admitted permanent resident) of the United
States and who is any individual in the following groups, members of which are
rebutiably presumed to be socially and economically disadvantaged:

L "Black Americans," which includes persons having
origins in any of the Black racial groups of Africa;

2. "Hispanic Americans," which includes persons of
Mexican, Puerto Rican, Cuban, Dominican, Central or South American, or other Spanish
or Portuguese culture or origin, regardless of race;

3. ""Native Americans," which includes persons who are
American Indians, Eskimos, Aleuts, or Native Hawaiians;

4. "Asian-Pacific Americans," which includes persons
whose origins are from Japan, China, Taiwan, Korea, Burma (Myanmar), Vietnam, Laos,
Cambodia (Kampuchea), Thailand, Malaysia, Indonesia, the Philippines, Brunei, Samoa,
Guam, the U.S. Trust Territories of the Pacific Islands (Republic of Palau), the
Commonwealth of the Northern Marianas Islands, Macao, Fiji, Tonga, Kirbati, Juvalu,
Nauru, Federated States of Micronesia, or Hong Kong;
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5. "Subcontinent Asian Americans," which includes
persons whose origins are from India, Pakistan, Bangladesh, Bhutan, the Maldives
Islands, Nepal or Sri Lanka;

6. Women;

7. Any additional groups whose members are designated as
socially and economically disadvantaged by the SBA, at such time as the SBA
designation becomes effective.

Section 20,3 Requirements,

The Redeveloper agrees that certified DBE's will have an opportunity to compete
for contract work in connection with construction of the Project, particularty by arranging
solicitations and time for preparation of proposals for services to be provided so as to
facilitate the participation of DBE's. The Redeveloper's goal hereunder shall be to have
ten (10) percent of the total value of the cost of the Project performed by DBE's, and the
Redeveloper agrees to use Good Faith Efforts to attain such goal. The Redeveloper shall
cooperate with the Agency and City (acting through its Human Relations Commission) in
implementing the requirements concerning DBE utilization under this Agreement,
including without limitation, providing such information and/or data that the Agency and
the Human Relations Commission may reasonably request in order to determine if the
Redeveloper is using Good Faith Efforts to attain the stated goal of utilization of DBE's
to perform ten (10) percent of the work, and failure of the Redeveloper to provide such
information and/or data or to use Good Faith Efforts to attain such goal shall be a
material breach of this Agreement.

ARTICLE XXI
REDEVELOPER’S AGREEMENT

The Redeveloper hereby consents to the implementation of, will not oppose, and
will not be deemed to be “affected” by (within the meaning of Connecticut General
Statutes Section §-136), and will not unreasonably withhold, delay or condition its
consent to, any amendments and/or modifications to the Redevelopment Plan and/or the
Norwalk Zoning Regulations and/or any and all Legal Requirements as may be proposed
by the “redevelopers™ of other Development Parcels within the Project Area pursuant to
any land disposition and/or development agreements by and among the City of Norwalk,
Connecticut, the Norwalk Redevelopment Agency and such other redevelopers, with the
support of the Agency, to facilitate the development of such other Development Parcels
in accordance with the aforementioned Land Disposition and/or Development
Agreements. Notwithstanding the foregoing paragraph, the Redeveloper shall not be
required to consent to any of the aforementioned proposed amendments and/or
modifications which will have a material adverse economic effect on Development Parcel

2a.
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The Agency and the City agree that the same provision shall be added to all other
Land Disposition Agreements and Development Agreements in the Project Area.

ARTICLE XXII
SPECIAL SERVICES DISTRICT

In recognition of the call for a Special Services District in the Redevelopment
Plan, the Redeveloper recognizes the need for a Special Services District and supports in
concept the implementation of a Special Services District in the Wall Street area, in
Norwalk, Comnecticut, and will not unreasonably withhold, delay or condition its
approval to the creation of a Special Services District.

ARTICLE XXII1
REDEVELOPMENT PLAN

Section 23,1 Status of Redevelopment Plan and Agreement; Agsency & City
Covenants to Defend Redevelopment Plan and Agreement,

The Agency and the City represent to Redeveloper that to the best of their
knowledge, the Redevelopment Plan and this Agreement have been duly and validly
reviewed, approved and adopted by all requisite action on the part of the Agency and the
Common Council and by any and all other Governmental Authorities having jurisdiction
thereof. The only effect of a breach of this representation by either the Agency or the
City shall be that the Agency and the City shall be required, at City’s sole cost, to
promptly take any and all actions necessary or appropriate to re-approve, re-adopt, re-
authorize and/or re-execute the Redevelopment Plan and/or this Agreement, and to
defend the Redevelopment Plan and/or this Agreement and the validity thereof, and the
validity of any and all approvals thereof and of any and all actions taken in pursuit of the
implementation of the Redevelopment Plan and/or this Agreement, against Legal
Challenges of any nature by any and all Persons whatsoever, and, to the extent not
prohibited by law, to allow the Redeveloper’s legal counsel to have Meaningful
Participation in the City’s and Agency’s defenses of such Legal Challenges (and the
Redeveloper shall have no action for damages as a result of such a breach)., The
Redeveloper covenants and agrees, at its cost, to assist and to cooperate with the City and
the Agency in the defense of any and all Legal Challenges to the Redevelopment Plan
and/or this Agreement and/or the approvals thereof and/or the actions taken hereunder.
In the event that any Legal Challenge to the Redevelopment Plan and/or this Agreement
and the validity thereof, and/or the validity of any and all approvals thereof and of any
and all actions taken in pursuit of the implementation of the Redevelopment Plan and/ox
this Agreement shall result in a final decision, by a court of competent jurisdiction, after
all appeals, adversely to the interests of the City, the Agency and the Redeveloper and
invalidating the Redevelopment Plan and/or this Agreement and/or any essential actions
taken in pursuit of the implementation of either, and if there shall be no other legal,
political or other action or proceeding available to re-approve, re-adopt, re-authorize
and/or re-execute the Redevelopment Plan and/or this Agreement and/or such
implementing action in a manner which will shield it from the adverse effect of such
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final, judicial decision, then either the Redeveloper or the City and the Agency may
terminate this Agreement on a no-fault basis, per Section 19.10 hercof, by written notice
to the other parties. In the event of such a no-fault termination, no party shall have any
claim or right of action against any other party solely by reason of such termination but
may pursue any breach by a party of any other obligations under this Agreement.
Provided that no Event of Default by Redeveloper has occurred and is then continuing,
and further provided that the Agency and the City have been reimbursed by the
Redeveloper for all Acquisition Expenses incurred by them in accordance with this
Agreement, the Agency, within three (3) Business Days-after its receipt or giving of such
notice of termination, shail return to the Redeveloper all sums then on deposit in the
Security Account and/or in the Project Operating Account, or in any other account held
by the Agency for the benefit of the Redeveloper and/or the Project (and the City agrees
to cause the Agency to return said sums), and, upon such refund, this Agreement shall be
null, void and of no further force or effect, except that the Redeveloper shall remain
obligated to pay Acquisition Expenses theretofore incurred and that any indemnities
which are so stated to survive termination hereof shall so survive. In the event that the
City and/or the Agency have not then been reimbursed for all Acquisition Expenses, the
Agency may hold back an amount sufficient to cover such reimbursed Acquisition
Expenses and shall refund the balance to Redeveloper.

23.2 Amendment of Redevelopment Plan,

The Agency and City will prepare and submit, and pursue approval and adoption
of the proposed amendments to the Redevelopment Plan attached hereto as Exhibit K

and made a part hereof.

23.3 Zoning,

The Agency agrees to support the Redeveloper in seeking such amendments to the
Zoning Regulations as may be required to complete the Project as contemplated by the
Conceptual Master Site Plan. The Agency’s efforts under this paragraph will be
undertaken in good faith, but the parties acknowledge that the required approvals are
within the discretion of the Norwalk Zoning Commission, which is not bound by the
Agency’s covenants herein, and the failure to obtain such approval shall not constitute a

default by the Agency hereunder.

23.4 Development in Accordance with Redevelopment Plan.

Subject to the provisions of this Agreement, Redeveloper agrees to develop and
use the Project in substantial conformance with the Redevelopment Plan and the Plan
Requirements, as same may be modified from time to time with the approval of the
Agency (and, if required by law, the City) in accordance with this Agreement.
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ARTICLE XXIV
FINANCIAL COVENANTS

Section 24.1 Redeveloper Covenants. Redeveloper agrees, for itself and its
Affiliates, successors and/or assigns, that it is and will be and remain an entity having as
its sole purpose the acquisition, ownership, development, operation and/or disposition of
the Project and the Project Property. Redeveloper further agrees that, prior to completion
of the Improvements, as evidenced by a Certificate of Completion, its assets (and those of
its Affiliates owning any Project Property), will be utilized only for Project purposes and
will not be transferred except for fair value received. Without limiting the generality of
the foregoing, prior to the completion of the Improvements, as evidenced by a Centificate
of Completion, the net proceeds of any mortgage financing transaction made by
Redeveloper in accordance with the provisions of this Agreement shall be utilized only
for Project purposes in connection with payment of and/or reimbursement for Project
Costs incurred. No transfer by Redeveloper of the Project, or any portion thereof or any
interest therein, prior to the completion of the Improvements, as.evidenced by a
Certificate of Completion, shall be deemed to release Redeveloper from, or diminish, its
obligations and financial commitments under this Agreement, unless agreed to by the
Agency and the City in writing (and no such transfer shall be made except as permitted
by and/or in accordance with the terms of this Agreement, including particulaily Article

XIID),

Section 24.2 Redeveloper Guarantee. The Redeveloper hereby guarantees
to the City and the Agency the completion of the Public Parking Spaces (as evidenced by
the issuance of a Certificate of Completion for the Phase III Improvements) required to
be constructed by the Redeveloper as part of the Phase III Improvements within the time
period provided in this Agreement. In the event said Public Parking Spaces are not
completed within the time period provided for in this Agreement, then upon written
demand by the City, the Redeveloper shali pay to the City, within thirty (30) days after
receipt of such notice, an amount equal to twenty-two thousand ($22,000.00) dollars
multiplied by the number of Public Parking Spaces in the Phase ITI Improvements that the
Redeveloper failed to complete within the time limits set forth in this Agreement as
evidenced by the issuance of a Certificate of Completion for the Phase 1l Improvements.
This guaranty shall terminate upon the issuance of a Certificate of Completion for the
Phase III Improvements. In order to secure this guaranty, the Redeveloper shall at all
times maintain a net worth of at least twenty million ($20,000,000.00) dollars and
liquidity equal to or greater than three million ($3,000,000.00) dollars, The Redeveloper
may assign its obligations under this Section 24.2 to an entity owned or controlled by the
Redeveloper, provided (i) the assignee has an aggregate net worth of at least twenty
million ($20,000,000.00) dollars and liquidity equal to or greater than three million
($3,000,000.00) dollars, as evidenced by review quality statements of the assignee, (ii}
the assignee assumes in writing any and all obligations of the Redeveloper hereunder,
(i) such financial statements and written assumption instruments are delivered to and
approved in all respects by the Agency, and (iv) the Agency consents to such
assignment, which consent shall be in the sole and absolute discretion of the Agency. A
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breach by Redeveloper of any of its obligations under this Section 24.2 shall be deemed a
material default under this Agreement.

ARTICLE XXV
CITY REAL PROPERTY TAX PHASE-IN

Section 25.1 General Purpose Statement. It is acknowledged by the parties to
this Agreement that the goals of the Wall Street Redevelopment Plan for the Project Site
would be best served by the development program described herein. It is also
acknowledged by the parties that the economic conditions present in the Project Area are
adverse to new development, and that the transformation of those economic conditions by
projects such as this one is a gradual and mutually undertaken endeavor. Further, it is
agreed by the parties that such developmient program is intended to provide substantial
public benefits in the form of affordable housing and public parking that would not be
economically feasible without the provision of certain public sector commitments and
support for the Project. The City, the Agency and the Redeveloper hereby agree that in
lieu of the real property taxes applicable to the Project Site that would otherwise be
assessed based on the standards and practices of the City’s Tax Assessor, but specifically
excluding the City’s sewer charge which shall not be affected, from the date that the
Certificate of Occupancy is issued by the Agency for a Phase of the Project, the real
property taxes shall be phased in gradually, in accordance with this Article XXV, herein

referred to as the “Phase-In®,

Section 25.2 Commencement of Phase-In. The Phase-In shall commence, by
Project Phase, on all parcels of Project Property associated with each such Phase and
acquired by the Redeveloper upon the completion of said Phase as determined by the
issuance of a Certificate of Occupancy, and continuing for the period set forth in the
following provisions of this Article XXV.

Section 25.3 Phase-In for Residential For Sale Units. The real property taxes for
Phase I Residential For Sale Units and Phase II Residential For Sale Units shall be fixed
at $2.00 per square foot based on each unit’s gross square footage and shall commence on
the date determined in accordance with Section 25.2 hereof for such Phase and shall
continue for such Phase for a period of five (5) years after the commencement date.
Notwithstanding the foregoing provisions of this Section 25.3, the Phase-In referred to in
this Section 25.3 shall only apply to owner occupied units and shall only be available to
the initial purchaser of a unit from the Redeveloper or an Affiliate of the Redeveloper.
At such time as the initial purchaser of a unit ceases to occupy such unit as their primary
residence or transfers title to such unit, the Phase-In for such unit shall immediately
terminate upon the happening of either of such events, Each owner of a Residential For
Sale Unit who is receiving any benefits of the Phase-In referred to in this Section 25.3
shall be required to duty execute and return to the Agency an owner occupancy certificate
in such form as the Agency may reasonably require, within thirty (30) days after receipt
of such certificate. Any such unit owner failing to execute and return said owner
occupancy certificate within said thirty (30) day period shall be deemed not to occupy
such unit as their primary residence and the Phase-In for that unit shall immediately
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terminate npon expiration of said thirty (30) day period. Such certificate shall be
addressed to the owner of record of such unit as shown on the City Tax Collector’s
tecords, addressed to the unit and sent in the same manner as required for notices in

ARTICLE XXV hereof.

Section 25.4 Phase-In for Residential Rental Units. The real property taxes for
Phase 1 Residential Rental Units, Phase II Residential Rental Units and Phase IiI
Residential Rental Units shall be fixed at seven and one-half (7 %) percent of the
estimated gross revenue (“EGR?”) for such units, as estimated and set forth on Exhibit L
attached hereto and made a part hereof and shall commence on the date determined in
accordance with Section 25.2 hereof for such Phase and shall continue for such Phase for
a period of fifteen (15) years after the commencement date.

A. Upon the written request of the Agency, the Redeveloper.shall
submit, within thirty (30) days after receipt of such written request, financial statements
reasonably acceptable to the Agency showing gross revenue for the Residential Rental
Units in Phase I, Phase IT and Phase 111

B.  Ifthe gross revenue shown on the audited financial statements is
equal to or greater than one hundred ten (110%) percent of the EGR, then the
Redeveloper shall pay to the City, within sixty (60) days afier receipt by the Redeveloper
of the Agency’s initial written request, a sum equal to seven and one-half (7 4%) percent
of the amount by which the gross revenue shown on the audited financial statements
exceeds the EGR.

C. In the event any of the Residential Rental Units are converted to
Residential For Sale Units at any time during the Phase-In period for the Residential
Rental Units, then upon such conversion, the real property tax Phase-In provided for such.
converted unit hereunder shall automaticaily terminate.

D. The foregoing represents the intended structure for the Phase-In for
the Residential Rental Units, For administrative purposes the City Finance Director shall
have the right, in consultation with the Redeveloper, to adjust the structure of the
Residential Rental Phase-In provided such adjustment does not increase the amount of
real property taxes for the Residential Rental Units during the Phase-In period in excess
of the amount of such taxes that would be due and payable utilizing the foregoing

structure.

Section 25.5 Phase-In for Other Improvements. The real property taxes for the
Other Improvements in Phase I and Phase 1I (as described in ARTICLE 11T hereof) shall,
at the commencement of the Phase-In for each Phase, be assessed on an income-based
approach, and shall be subject to tax at forty (40%) percent of full taxes in year ons, fifty
(50%) percent of full taxes in year two, sixty (60%) percent of full taxes in year three,
seventy (70%) percent of full taxes in year four, eighty (80%) percent of full taxes in year
five, ninety (90%) percent of full taxes in year six, and one hundred (100%) of full taxes

in year seven.
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Section 25,6 Redeveloner Payment to City. In the event that during the term of
any Phase-In as set forth in this ARTICLE XXV, the real property faxes payable to the
City for all parcels of Project Property acquired by the Redeveloper do not, in the
aggregate during any City tax period, equal or exceed the real property taxes payable on
such parcels on the Execution Date, then the Redeveloper agrees to pay to the City the
amount of any such deficiency, which shall be payable when such real property taxes are
due and payable to the City.

Section 25.7 Covenant Against Transfer to Tax Exempt Entities. Redeveloper
hereby agrees that during the term of any Phase-In as set forth in this ARTICLE XXV,
that it shall not sell or transfer fee title to any of the Tmprovements then existing in the
Project Site to any entity (other than the City or the Ageney) if such transfer would make
the transferred property exempt from taxation pursuant to §12-81 and §7-339m of the
Statutes.

Section 25.8 Live/Work Space. In the event any of the Phase I Residential Units
or Phase II Residential Units are converted into Live/Work Space in accordance with
Section 2.6 hereof, then for purposes of this ARTICLE XXV, such Live/Work Space
shall be deemed to be Phase I Residential For Sale Units or Phase 1l Residential For Sale-

Units, as the case may be.

Section 25.9 Authority.

A. The Phase-In for Residential Rental Units shall be carried out in
accordance with §12-65 of the Statutes and the ordinance adopted by the City authorizing
the Phase-In.

B. All other components of the Phase-In shall be carried out in
accordance with §12-65b of the Statutes and the ordinance adopted by the City
authorizing the Phase-In.

Section 25.10 Tax Freeze. Redeveloper hereby agrees that if any buildings on
any parcels of Project Property acquired by the Redeveloper are removed, then the real
property taxes payable to the City for any such parcel or parcels upon which any building
or buildings have been removed shall at no time thereafter be less than the real property
taxes payable to the City for any such parcel or parcels prior to such removal.

ARTICLE XXVI
SUSTAINABLE DESIGN

Section 26.1  QGeneral Purpose Statement,

The Redeveloper, Agency and City recognize that both the local and regional
community stand to benefit from promoting development practices which foster
responsible environmental stewardship and minimize impacts. Therefore, the Agency
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and City shall require and the Redeveloper has agreed to use Good Faith Efforts to utilize
Sustainable Design Practices in the construction of the Project.

Section 26.2 Definitions

A. “Sustainable Design Practices” means project design and
engineering practices which — through construction systems applied, the selection of
materials used, and the siting and design of the project — foster:

L. Responsible envirommental stewardship; and,
2. The minimization of environmental impacts.
B. “Good Faith Efforts” means efforts that will permit the

Redeveloper to satisfy the requirements of Section 26.3 hereof.

Section 26.3 Requirements.

The Redeveloper agrees that in Design Review of the Construction Plans and
Working Drawings of each Project Phase (as described in Article III hereof), the
Redeveloper shall achieve a minimum score of eighty (80%) percent on the Sustainable
Design Practices checklist attached hereto and made a part hereof as Exhibit M, as
scored by the Agency’s Design Reviewer,

ARTICLE XXVII
MISCELLANEQOUS

Section 27.1  This Agreement shall supersede any and all prior understandings
between the parties with respect to the subject matter of this Agreement,

Section 27.2  The provisions of this Agreement shall be binding upon and shall
inure to the benefit of the parties hereto and their respective successors and assigns.

Section 27.3  This Agreement shall be construed under and governed by the laws
of the State of Connecticut. The parties to this Agreement agree that the execution of this
Agreement and related documents and the performance of their obligations hereunder and
thercunder, shall be deemed to have a Connecticut situs and that they shall be subject to
the personal jurisdiction of the courts of the State of Connecticut with respect to any
action that any other party or its successors or assigns may commence hereunder or
thereunder. Accordingly, the parties hereby specifically and irrevocably consent to the
jurisdiction of the courts of the State of Connecticut judicial district Stamford/Norwalk
with respect to all matters concerning this Agreement or such related documents or the
enforcement thereof in any action initiated by any other party or which any other party

voluntarily joins as a party.
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Section 27.4  If any provision of this Agreement is held invalid, the remainder of
this Agreement shall not be affected thereby if such remainder would then continue to
conform to the requirements of applicable laws, regulations, statutes, municipal charters,
codes and of the Redevelopment Plan.

Section 27.5  Any right or remedy which any party to this Agreement may have
under this Agreement, or any of its provisions, may be waived in writing by such party
without execution of a new or supplementary Agreement, but any such waiver shall not
affect any other rights not specifically waived. If any party to this Agreement does not
exercise, or delays in exercising, or exercises only in part any of its respective rights
and/or remedies set forth in this Agreement for the curing or remedying of any default or
breach of covenant or condition, or any other right or remedy, in no event shall such non-
exercise, delay or partial exercise be construed as a waiver of full action by such party or
a waiver of any subsequent default or breach of covenant or condition.

Section 27.6  This Agreement may be amended only by a written document,
duly executed by the parties hereto, evidencing the mutual agreement of the parties hereto
to such amendment.

e

Section 27.7 Whenever this Agreement provides for the granting or withholding
by one party of approval or consent with respect to the action or inaction of the other
party, the party authorized to grant or withhold such approval shall act in good faith and
reasonably under the circumstances in determining whether to grant such consent or
approval.

Section 27.8 The terms and conditions of the Agreement, including the exhibits
hereto, shall constitute all of the terms and conditions that shall be required by the Parties

of one another.

Section 27.9 The Redeveloper agrees to provide facilities for physically
disabled individuals for ingress and egress to and from the Improvements to be
constructed by it in the Project Site as required by applicable law.

Section 27.10 WAIVER OF TRIAL BY JURY. EACH OF THE PARTIES TO
THIS AGREEMENT HEREBY (I) KNOWINGLY, VOLUNTARILY AND
INTENTIONALLY WAIVES ANY RIGHT THAT IT MAY HAVE TO A TRIAL BY
JURY IN ANY LITIGATION ARISING IN ANY WAY IN CONNECTION WITH
THIS AGREEMENT, AND (II) ACKNOWLEDGES THAT IT HAS BEEN
REPRESENTED IN THE SIGNING OF THIS AGREEMENT AND IN THE MAKING
OF THIS WAIVER BY INDEPENDENT LEGAL COUNSEL SELECTED OF ITS
OWN FREE WILL, AND (I1T) ACKNOWLEDGES THAT IT HAS DISCUSSED THIS
WAIVER WITH SUCH LEGAIL COUNSEL. EACH OF THE PARTIES TO THIS
AGREEMENT FURTHER ACKNOWLEDGES THAT (I} IT HAS READ AND
UNDERSTANDS THE MEANING AND RAMIFICATIONS OF THIS WAIVER, AND
(1I) THIS WAIVER IS A MATERTAL INDUCEMENT FOR IT TO ENTER INTO THIS

AGREEMENT.
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Section 27.11 The Agreement is executed in six (6) counterparts, each of which
shall constitute one and the same instrument,

[SIGNATURES ON NEXT PAGE]
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IN WITNESS WHEREOF, the Agency, the City, and the Redeveloper,
have caused this Agreement to be duly executed each in its own behalf by the Mayor of
the City, the Chairman of the Agency, and the Redeveloper, respectively, and its
respective seals to be hereunto duly affixed on or as of the date first above written and
constitutes a valid and binding obligation enforceable in accordance with its terms,
conditions, and provisions.

WITNESSES:

ey

l7m/x(/ U;{s’ﬁ%fc
Jrnd. 22 < "
@am}; .«;(J&f@ f fa/f)&:u\

hald A Moccia
Hts Mayor

REDEVELOPMENT AGENCY OF
THE CITY OF NORWALK

‘ By: m /JVM/}
/{(/((;/ L é ev g [/ Pau}lﬁ.’]ones
¢ Its Chairnjan
ot %ﬁj{%} = 7)4 J
2 "/f 3~ D K¢
75//76 “ comar POKO-TWS DE\/%TOPERS LLC

By: POKO ANAGERS, LLC
Its Managin

mber
Kennet‘h O on
Its Manager
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STATE OF CONNECTICUT )
) ss: Norwalk

COUNTY OF FAIRFIELD )

L h
On this the / VVday of Alevern ,ép ¢, 2007, before me, the undersigned officer, -
personally appeared RICHARD A. MOCCIA, who acknowledged himself to be the
Mayor of the City of Norwalk, and that he as such Mayor, being authorized so to do,
executed the foregoing instrument for the purposes thercin contained, by signing the
name of the City by himself as Mayor.

In Witness Whereof, 1 hereunto set my hand and official seal.

Py e B /’{_/? »’f/a e
i KL
Prane 2 e S B s

Netary-Pubiie

Commissioner of the Superior Court

STATE OF CONNECTICUT }
) ss: Norwalk

COUNTY OF FAIRFIELD )

On this the1ﬁéd%,y of A/o i fw»)} 2172007, before me, the undersigned officer,
personally appeared PAUL L. JONES, who acknowledged himseif to be the Chairman of
the Redevelopment Agency of the City of Norwalk, and that he as such Chainman, being
authorized so to do, executed the foregoing instrument for the purposes therein contained,
by signing the name of the Redevelopment Agency by himself as Chairman.

In Witness Whereof, T hereunder set my hand and official seal.

IS p gl

Pavid J. tFaews ¥
[ 0 57Ers

Commissioner of the Superior Court

103



STATE OF CONNECTICUT
; 880 ¢, /V a b"’”’/ / <

COUNTY OF FAIRFIELD )

On this j_"/]:éw of, M{g’ L0 b gggf", 2007, before me, the undersigned officer,

personally appeared KENNETH OLSON, who acknowledged himself to be the Manager
of POKO-TWSR Managers, LLC, a Limited Liability Company that is itself the
Managing Member of POKO-IWSR Developers, LILC, and that he, as such Manager,
being authorized so to do, executed the foregoing instrument for the purposes therein
contained, by signing the name of POKO-IWSR Developers, LLC, by POKO-IWSR
Managers, LLLC, as Managing Member, by himself as Manager. ;

In witness whereof, I hereunto set my hand.

/ ; 2
P U of W/ %@A?M,J

Commissioner of the Superior Court
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LIST OF EXHIBITS

Exhibit A — Acquisitioﬁ Property

Exhibit B — Conceptual Master Site Plan

Exhibit C-1 - Infrastructure Improvements

Exhibit C-2 — Infrastructure Map

Exhibit C-3 — Utility Map

Exhibit C-4 — Utility Abandonment Map

Exhibit D — Project Site

Exhibit E — Redeveloper Property

Exhibit F — Form of Progress Reports

Exhibit G — Certificate of Completion

Exhibit H - Survey Showing Portion of Isaacs Street to be Abandoned
Exhibit I — City License Agreement

Exhibit J — Appendix A to 49CFR Part 26 — Guidance Concerning Good Faith Efforts
Exhibit K — Proposed Plan Amendments

Exhibit I, — Real Estate Tax Phase-In Schedules

Exhibit M -- Sustainable Design Practices Checklist
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Exhibit A
(Acquisition Property)
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Exhibit B
(Conceptual Master Site Plan)
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Exhibit C-1
{(Infrastructure Improvements and Utilities)

1. Isaacs Street. The City shall be responsible for making all improvements
to Isaacs Street and the realignment of Isaacs Street from the southwest corner of the
Isaacs Street Parking Lot south to Leonard Street as indicated on the Conceptual Master
Site Plan. (To be coordinated with construction of the Phase I Improvements.)

la. The City shall be responsible for installing a new storm drain and
required drainage structures as shown on Exhibit C-3,

1b.  The City shall be responsible for replacing the existing 127
sanitary main as shown on Exhibit C-3 if it is determined by the Norwalk Department of
Public Works to be in unsatisfactory condition,

le.  The City shall be responsible for relocating overhead electrical
lines along Isaacs Street into an underground ductbank as shown on Exhibit C-3.

1d.  The City shall be responsible for relocating the existing overhead
cable television lines along Isaacs Street into an underground ductbank as shown on

Exhibit C-3.

2. Wall Street.  The City shall be responsible for the reconfiguration of
parking on Wall Street and any necessary changes to the traffic flow. (To be coordinated

with construction of the Phase I Improvements.)
2a.  The City shall be responsible for required upgrades to the existing

telephone ductbank as shown on Exhibit C-3.
2b. The City shall be responsible for upgrading the existing 6” water

main as shown on Exhibit C-3.

3. Wall Street/West Avenue Islands. The City shall be responsible for the
reconfiguration and improvements to the area of and around the traffic islands at the
intersection of Wall/West/Mott/Belden to the extent funds are available and at the
direction of the Norwalk Department of Public Works Traffic Engineering Division. (To
be coordinated with construction of the Phase 1 Improvements.)

4, Wall Street/New Street #1 Intersection. The City shall be responsible for
all necessary traffic improvements to route traffic in and out of the Project Area via New
Street #1. (To be coordinated with construction of the Phase I Improvements.)

3. Isaacs Plaza. The City shall be responsible for the improvements to be
made to Isaacs Plaza, which is a circular atea, at the intersection of Isaacs Street and New
Street #1 as indicated on the Conceptual Master Site Plan, to the extent funds are
available. (To be coordinated with construction of the Phase I Immprovements.)

Sa. The City shall be responsible for capping and abandoning the
existing cast iron water mains west of Isaacs Plaza at the point where they cross the
Redeveloper’s property line as shown on Exhibit C-3.

5b.  The City shall be responsible for capping and abandoning the
existing natural gas mains west of Isaacs Plaza at the point where they cross the
Redeveloper’s property line as shown on Exhibit C-3.

108



5¢.  The Redeveloper shall be responsible for removing the existing
overhead electrical lines and poles west of Isaacs Plaza. -

5d.  The Redeveloper shall be responsible for removing the existing
overhead telephone lines and poles west of Isaacs Plaza.

S5e.  The Redeveloper shall be responsible for removing the existing
overhead cable television lines and poles west of Isaacs Plaza.

6. Arcade I. The Redeveloper shall be responsible for constructing the
Axcade I which is a through-block arcade, providing pedestrian access from Isaacs Street
to the Project Area as indicated on the Conceptual Master Site Plan. (To be coordinated
with construction of the Phase I Improvements.)

7. Arcade II. (If Redeveloper acquires title to the Globe Theater) The
Redeveloper shall be responsible for constructing Arcade 1l which is a through-block
arcade entering the Project Area from the south and west side of 83 Wall Street. (To be
coordinated with construction of the Phase 1I Improvements.)

8. New Street #1. The City shall be responsible for constructing New Street

#1 which is a pedestrian plaza and limited access street running southeast from Wall
Street to Isaacs Street between the Globe Theatre and 83 Wall Street, as indicated on the
Conceptual Master Site Plan. (To be coordinated with construction of the Phase I
Improvements.)

8a. The City shall be responsible for installing a new storm drain and
required drainage structures as shown on Exhibit C-3. The new system shall connect to
the existing 18 RCP in Wall Street. The existing 24” RCP north of New Street #1 shall
be capped and abandoned by the City,

8b.  The City shall be responsible for installing a new sanitary main as
shown on Exhibit C-3.

8c. The City shall be responsible for installing a new underground
electrical ductbank from the existing electrical manhole in Wall Street to a new electrical
vault in Isaacs Plaza as shown on Exhibit C-3.

9. New Street #2. The Redeveloper shall be responsible for constructing
New Street #2, running east from West Avenue to Isaacs Street between 717 West
Avenue and 1 Leonard Street as indicated on the Conceptual Master Site Plan. (To be

coordinated with construction of the Phase IIT Improvements. )
9a. The Redeveloper shall be responsible for installing a new storm

drain and required drainage structures as shown on Exhibit C-3.

10.  Academy Street Extension. Subject to the provisions of Section 4.2
hereof; the City shall be responsible for constructing the Academy Street Extension. (To

be coordinated with construction of the Phase II Improvements.)
' 10a.  The City shall be responsible for relocating the existing 30”” RCP

storm drain north of Leonard Street into the new Academy Street Extension. The
existing line shall be capped and abandoned at the points where it crosses the
Redeveloper’s property line as shown on Exhibit C-3.
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10b.  The City shall be responsible for installing a new sanitary main
that will connect to the existing sanitary main in Isaacs Plaza as shown on Exhibit C-3.

10c.  The City shall be responsible for installing a new underground
electrical ductbank from Leonard Street to Isaacs Plaza as shown on Exhibit C-3. The
ductbank shall terminate at a new electrical vault in Isaacs Plaza.

11, The Redeveloper shall be responsible for connections to the new utilities
described above and utility laterals to each building,

12. The Redeveloper shall be responsible for modifications to existing utility
services for existing buildings that are proposed to remain and/or temporary services due
to project phasing and scheduling.

13.  The Redeveloper shall be responsible for the removal of abandoned
utilities on its property, if necessary, after they are capped by the City at the property line,
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Exhibit C-2
(Tighe and Bond Infrastructure Map)
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Exhibit C-3
(Tighe and Bond Utility Map)
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Exhibit C-4
(Tighe and Bond Utility Abandonment Map)
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Exhibit D
(Project Site)

65 Wall Street; Tax Parcel 1-29-14
61 Wall Street; Tax Parcel 1-29-13

2 Isaacs Street; Tax Parce] 1-29-18
21 Isaacs Street; Tax Parcel 1-29-28
23 Isaacs Street; Tax Parcel 1-29-25
18 Isaacs Street; Tax Parcel 1-29-24
31 Isaacs Street; Tax Parcel 1-29-23
71 Wall Street; Tax Parcel 1-29-10
77 Wall Street; Tax Parcel 1-29-9

83 Wall Street; Tax Parcel 1-29-8

97 Wall Street; Tax Parcel 1-29-7

20 Isaacs Street; Tax Parcel 1-29-63
731 West Avenue; Tax Parcel 1-29-6
717 West Avenue; Tax Parcel 1-29-4
Isaacs Street
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Exhibit E
(Redeveloper Property)

61-65 Wall Street; Tax Parcels 1-29-13 and 1-29-14

97 Wall Street; Tax Parcel 1-29-7
21 Tsaacs Street; Tax Parcel 1-29-28
31 Isaacs Street; Tax Parcel 1-29-23
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Exhibit F
{(Form of Progress Reports)
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Exhibit G
(Form of Certificate of Completion)
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CERTIFICATE OF COMPLETION

KNOW ALL MEN BY THESE PRESENTS:
That the REDEVELOPMENT AGENCY OF THE CITY OF NORWALK hereby

certifies that POKO-IWSR DEVELOPERS, LL.C has completed the improvements as

shown on a certaint map entitled ™ . ", which map was
filed in the Norwaik Land Records as Map # , in accordance with the
conditions and covenants contained in a certain agreement entitled "Land Disposition
and Development Agreement by and between the City of Norwalk, Connecticut, The
Redevelopment Agency of the City of Norwalk and POKO-IWSR Developers, LLC",

which agreement is dated , 2007, and recorded in the Land Records of

the City of Norwalk, County of Fairfield and State of Connecticut, in Volume ____ at
Page _ (the "Land Disposition Agreement").

This certificate shall be conclusive determination of satisfaction and termination
of the agreements and covenants in said agreement and in the deed with reépect to the
obligations of the Redeveloper and its successors and assigns to construct the

improvements and the dates for the beginning and completion thereof.



IN WITNESS WHEREOF, the Redevelopment Agency of the City of Norwalk has
caused this Certificate to be duly executed and its seal affixed by

, its Chairman, hereunto duly authorized, this ___day of

, 20
Signed, sealed and delivered REDEVELOPMENT AGENCY OF
in the presence of: THE CITY OF NORWALK
By:
lts Chairman

Hereunto Duly Authorized

STATE OF CONNECTICUT )

) SS. Norwalk
COUNTY OF FAIRFIELD }
On this day of , 20__, before me, , the
undersigned officer, personally appeared , Chairman of the

REDEVELOPMENT AGENCY OF THE CITY OF NORWALK, signer and sealer of the
foregoing instrument and acknowledged the same to be the free act and deed of said
Redevelopment Agency of the City of Norwalk, and ____ free act and deed as Chairman,

before me.

Commissioner of the Superior Court



Exhibit H

(Survey Showing Portion of Isaacs Street to be Abandoned)
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Exhibit 1

(City License Agreement)
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TEMPORARY EASEMENT AND LICENSE AGREEMENT
FOR

TO ALL PEQPLE TO WHOM THESE PRESENTS SHALL COME, GREETING:
This Agreement iz entered into this day of
2007, by and between the CITY OF NORWALK, a municipal corporation
organized and existing under the laws of the State of
Connec¢ticut, acting herein by, Richard A. Moccia, its Mayor, duly
authorized, (hereinafter the Grantor), for good and valuable
consideration received to its full satisfaction of
a licensed professional engineering firm established pursuant to
the laws of the State of Connecticut, having its offices at
acting herein by ,its Principal,

duly authorized (hereinafter the Grantee),

WHEREAS, the City of Norwalk and the Norwalk Redevelopment
Agency of the City of Norwalk have been working together to
implement the Wall Street Redevelopment Project (the Project),
encompassing real property owned by the City of Norwalk known as
the located at ;, Norwalk, (hereinafter "Parcel
2A") ; and

WHEREAS, in order to accomplish the implementatiocn of the
Project, the Redevelopment Agency of the City of Norwalk has
determined it to be necessgary to obtain a detailed and accurate
understanding of the geotechnical and environmental conditions
impacting Parcel 24; and

WHEREAS, the Grantee ig an independent environmental



consultant hired by the Redevelopment Agency of the City of
Norwalk to perform the necessary environmental testing and
subsurface investigation of the real property identified herein.

NOW, THEREFORE: the parties hereby acknowledge and agree to
the following terms and conditions.

GRANT OF LICENSE

1. The City of Norwalk, as Grantor, does hereby grant, and
confirm unto the Grantee, a temporary licenge and working
easement as described herein over, under, through and upon the
real property shown and depicted as on the
attached Property Survey, which
is attached herete and incorporated herein as Exhibit A and
including the area of the adjacent municipal sidewalks and the
abutting roadways all as depicted on the survey described above,
The real property over which the temporary easement is granted is
hereinafter referred to as the "Property".

TEMPORARY LICENSE TERMS -

2. Permigsion is hereby given to the Grantee, its agents,
employees, contractors and subcontractors, to enter at agreed-
upon times onto the Property described herein solely to conduct
such geotechnical and environmental tests and related activities
in connection with the Grantee's implementation of the Plan (the
Work) . The permission hereby granted is limited to such
activities as are necessary and incident to the performance of

such testing in accordance with all applilcable professional



standards of practice.

3. The permigsion hereby granted shall be effective from the
date hereof and shall continue throughout the conduct and final
completion of the Work. In no event, however, will such
permigsion and license hexeby granted continue beyond /
2007,

4, Notwithstanding the above, Grantor may at any time,
terminate this Agreement, and the rights and privileges hereby
granted in the event of a breach by Grantee, or anyone working on
its bshalf of any of the terms, restrictionsg or requirements of
this Agreement.

5. The parties understand and agree that the Work will be
performed by and on behalf of the Grantee by individuals
authorized and licensed to perform such work within the State of
Connecticut (the Subcontractors). The Grantee hereby agrees for
itself, its employees, adgents and its Subcontractors to be bound
by the terms, reguirements and obligations of this Agreement
concerning the conduct of the Work on the Property and to
exercise the permission hereby granted in such a way as to
minimize any resulting interference with the Grantor's current
uge of the Property and to minimize, to the extent reasonably
practicable, all potential disturbances to the Propexty.
INSURANCE |

6. Grantee shall provide at its own cost and expense through

the effective period of this License, insurance dovering its



activities and those activities performed by any subcontractors
hereundex. All policies of insurance ghall name the City of
Noxwalk as an additional insured. Such insurance shall include
(1) public liability coverage for all damages ariging out of
bodily injuries or death and for all damages arising out of
injury to or destruction of property; and {(ii) property damage
coverage ilnsuring against claims for all damages caused to the
Property as a result of Grantee’s activities hereunder. Such
coverage shall be in a minimum amount of One Million Dollars per
ocourrence or accident and Two Millien Dollars in the general
aggregate and shall be carried under a policy written on a per
ocecurrence basis only. The above insurance shall include standard
liability coverage for pollution and/or environmental impairment.
The reguired insurance shall be evidenced by a certificate of
insurance provided to the Grantor’s Corporation Counsel prior to

entrance upon the Property by Grantee or its agents.

GENERAL TERMS

7. This Agreement and the permission granted hereunder ig
subject to the following covenants and conditions:

A, The Grantee shall coordinate its activities with the
Grantor so as to minimize, to the fullest extent reasonably
posgsible and practicable, any resulting interference with the
ongolng use and operation of the Property. The Grantee will

provide Grantor with such prior notice of its plans and schedule



for the conduct of the Work asg may be reasonably required by
Grantor's Director of Public Works.

B. Grantee shall be responsible for obtaining all permits,
licenses and approvals as may be required from any governmental
entity in connection with its performance of the Woxrk. However,
no further permission, in addition to that granted hereunder,
shall be needed from the Grantor for the Work or the performance
of any required restoration of the Property.

. Upon completicn of the Work the Grantee will be
responsible for the following: (i) promptly restoring the
Property as closely as possible to itg condition asg existed
immediately prior to Grantee's entrance thereon, which
regtoration will be subject to the reasonable approval of the
Grantor, acting by its Director of Public Works; and {ii)
providing Grantor’s Director of Public Works with written
documentation confirming all test regults, analyges and
recommendations, 1f any, concerning the Property resulting from
the Work.

D. Grantee sghall indemnify and hold Grantox, its agents,
officers and employees, harmless frem and against any and all
injuries, claims, damages, liabilities, costs, losses ang
expenses, including reasonable attorney's fees, arising out of,
caused by or resulting from any or all activities performed in
connection with the Property, including any entrance on the

Property by Grantee, itg Subcontractors, agentg or employees.



Thig indemnity shall not be limited by any insurance coverage
provided, or amy term or condition of this Agreement and shall
survive the expiration or eariier termination of this Agreement.

B. This Agreement shall be goverred by, construed and
enforced in accordance with the laws of the State of Connecticut.
Any action hereunder shall be brought in the Judicial District of
Stamford/Norwalk.

F. This Agreement shall constitute the entire agreement
batween the parties concerning the permission hereby granted.

Any prior understanding or representation of any kind preceding
the date of this Agreement shall not be binding upon either party
except to the extent specifically incorporated into this
Agraeement.

G. Any modification of this Agreement or additional
opbligation assumed by either party in connection with this
Agreement shall be binding only if evidenced in writing signed by
each party or an authorized representative of each party.

H.  Grantee expressly acknowledges that it does not and
sﬁall not claim at any time any interest or estate of any kind or
extent whatsocever in the Property by virtue of the permission
granted under this License Agreement.

TO HAVE AND TO HOLD the above granted. license and the
permission hereinbefore described to the said Grantee by said
Grantor. The Grantee hereby represents to the CITY as follows:

That it is a legally existing entity under the laws of the



State of Connecticut, that it has, and has exercised, the
required corporate power and authority and has complied with all
applicable legal requirements necessary to‘adopt, ekxecute and
deliver this Agreement and to assume the respongibilities and
obligations created hereunder; and

That this Agreement is duly executed and delivered by an
authorized corporate officer, in accordance with such officex's
powers to bind the Grantee hereunder, and constitutes a valid
and binding obligation enferceable in accerdance with its termg,
conditions and provisions.

IN WITNESS WHEREQOF, the parties have ecaused these presents
to be signed and their seals affixed this _ day of

; 2007.

Signed, Sealed and Delivered
in the Presence of:

CITY OF NORWALK

Witness
By: .
Witnesgs Richdrd A. Moccia
Its Mayor
Duly Authorized
Signed, Sealed and Delivered
in the Presence of:
Witness
By




Witness
Its
Duly Authorized

STATE OF CONNECTICUT )
Jgs. Norwalk

COUNTY OF FAIRFIELD ) , 2007

Pergonally appeared, before me, Richaxd A. Moccia, who
acknowledged himself to be the Mayor of the CITY OF NORWALK, and
that he as such Mayor, being authorized so to do, executed the
foregoing instrument for the purposes thexein rcontained, by
signing the name of the CITY OF NORWALK by himself ag such Mayor,

IN WITNESS WHEREOF, I hereunto set my hand and cfficial
seal.

Commissioner of Superior Court
Notary Public

STATE OF CONNECTICUT )
)ss. Norwalk

COUNTY OF FAIRFIELD ) , 2007
Personally appeared, before me, ; who
acknowledged himself to be the of .

and that he as such Principal, being authorized so to do,



executéed the foregoing instrument for the purposes therein
contained, by signing the name of by hiwmself as
such.

IN WITNESS WHEREOF, I hereuntoc set my hand and official
seal.

Commissioner of Superior Court
Notary Public

APPROVED AS TO FORM
OFFICE OF CORPORATION COUNSEL:

By:
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(Appendix A to 49CFR Part 26 — Guidance Concerning Good Faith Efforts)
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AUG-22-2007 10:88 DEPANFILIS VALLERIE

APPENDIX A TO 49 CER PART 26 — GUIDANCE CONCERNING GOOD FAITH EFFORTS

L

When, a2s& ;aoibiei;t',"ybu establisha Contract goal on a DOT-assisted Coritract, a bidder rst, in
order to be responsible and/or responsive; make good faith efforts to meet the goal. The bidder
can meef this requitement in either of two ways, First, the bidder can meet the goal, dotumenting
commitments for participatibh by DBE firms sufficient for this purpose. Se¢ond, even if it doesnt
meet the gosl; the bidder can documerit adequate good faith efforts, This means that the bidder
coust show that it took all necéssary and reasonable steps to-achigve 2 DBE goal or other:
requiremient of this parf which, by their scope, intensity; and appropriateness.to the objective,
could reasonably be. cxpected,-torqbt,a_i‘n’aufﬁciéﬁt‘ﬁBE‘paiﬁcipiﬁ,én, even if they were not fully
suceessful. :

In any sitvation in which you have established a Contract goal, Part 26 ‘requires you to use the
good faith efforts méchanisin of this part, As a recipiert, it {s up to you o make 4 fair and
reasonablé judginent whether a-bidder that did not meet the goal made adequate good faith
efforts, It is important for you to consider the quality, quantity, arid intensity of the different kinds
of efforts that the biddér has made, The efforts employed by the bidder should be those that one
could reasonably expect a bidder to take if the bidder were actively and dggressively trying to
obtaifs DBE participation sufficient to mect the DBE Contract goal, Mefe pro forma efforts are
not géod Faith.effors to-meet the DBE Contract roquirements. We emphasize, however, that your
determination coricerning the sufficiency of the fim?s good faith efforts is a judgment call:”
meeting quantitative formilas is not required.

The Department also.strongly cautions you against requiring that a bidder meet a Contract goal
(i.¢., obtain a épecified amount of DBE participation) in order fo bie awarded a Contract, even
though the bidder makes an adequate good faith efforts showing, This.rule spreifically prokibits
you from ignoring bona fide good faithefforts.” |

Tiw following is-a list of types of actions which you should consider as part of the bidder's.good
faith effortsto obtain DBE participation. It is fiot intended to.be a mandatory cheeklist, nor is it

intended to be exclusive or exhaustive. Other factors or types of efforts may be relev_antin'
appropriate ¢ases. ;

A. Soliciting through all reasonable-and available means {e.g. attendance at pre-bid meetings,
édvenisihg and/or written notices) the interest of all certified DREs who have the capability
to perform the work of the-Contract. The bidder must solicit this interest within sufficient
time to allow the DBES to respond. to the solicitation. The bidder must determine with
certainty if the DBEs are interested by taking appropriate steps to follow up initial
solicitations.

B. Selecting poriions of the work to be performed by DREs in order to increase the likelihood
that the DRE goals.will be achieved, This includes, where appropriate, breaking out Contract

work ftems into economically feasible units to facilitate DBE participation, even when the
prim¢ Confractor might-otherwise prefer to perform these work items with its own forces.

-
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AUG-22-2007 10:63 DEPANFILIS VALLERIE

et

C. Providing ifitefésted DBES with adequate information about the plans, specifications; and
reguiremcnts of'the Contract ina timely manner to.assist thern in responding to a solicitation,

D. (1) I*‘I_g‘ego,t_igt__i_n‘g_ in good faith with interested DBEs. Itis the biddes's responsibilify to make a
portion of the work available to DBE subconractors and suppliers.and to select those
portions of the work or material needs consistent with the available DBE subcontractors
and suppliérs, so.45 10 facilitafe DBE participation. Evidence of such négotiation includes
the names, add_i‘a‘_gé'és,‘,,a;‘;?gi telephone p“};‘x_tﬁﬁgrg:ofDBEs that were considered; a
description of the iriformation provided regarding the plans and specifications for the
work sélected for 'spbcqﬁir%gﬁ.ﬁng; and evidence as tﬁ'.ﬂ?{h}‘r'addiﬁmal Agreements couid
not be reached for DBEs fo gerfdrm the works © 1%

(2) A bidder using good business judgment would consider.a number of factorsin
negotiating with subcontractors, including DBE subcontractors, and would take 2 firm's
price and capabilities as.well as Contract goals into consideration. However, the fact that
there may be some additional costs involved in finding and using DBJEs is notin itsel{
sufficient reason for a bidder's failure to meet the Contract DBE goa), as long as such
costs are reasonable. Also, the ability or desire of a prime Contractor to perforni the work
of & Confract-with its own organization dogs ot relieve the bidder of the responsibility to
make good faith efforts. Prime Contractors are not, however; required to accept higher

© * udtes FomDBEs if the price difference is excessive or unreasonable,

E. Notrejecting DBEs as being unqualified without souttd reasons based on a thorough
investigation of tHeir capabilities. The Coritractor's standing withinvits industry, memibership
in specific groups, orgatizations, or associations and political ot social affiliations (for
example union. vs. non-vriion etployes. status) are riot legitifriate causes for tho rejection or
nom-solicitation of bids in the dcihtfaétoxj?s{ ;fforts to mieet ﬁi§ project goal,

F. Making efforts to assist interésted DBEs in obtaining bonding, lines of credit, or insurahce as
required by the recipient or. Contractor.

G. Making «fforts to assist interested DBEs in obtaining necessary equipment, supplies,
materials, or related assistance or services.

H. Effectively using the services of available minority/women community organizations;
minority/women Contractors' groups; lotal, state, and. Federal minority/women business
-assistance offices; and other organizations as allowed on a casé-by-oase basis to provide
assistance in the recruitment and placement of DEE.

In determinitig whether a bidder has' made good faith efforts, you may take into account the
performance of other bidders in meeting the, Contract. For example, when the apparent successful
bidder fails to meet the Contract poal, but otiters meet it, you may. reasonably raise the question of
whether, with additional reasonable efforts, the apparent successful bidder could have met the goal..
If the apparent successful bidder fails to meet the goal, but meets or .exceedrs the average DBE
participation obtained by other bidders, you may view this, Vin_conjunction with other factors, as
evidence of the apparent successful bidder having made good faith efforts.
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THENATIONAL
GEVELOPMENT

COUNGIL

TO: Timothy Shechan

Munre Johnson
FEROM: Kevin F. Gremse
DATE: August 17, 2007
RE: Site 2A

Taxes and Infrastructure Debt Service Requirements

SINTH UPDATE

Per your request, the National Developnient Council (NDC) has performed an updated
analysis for the Site 2A proposed development by POKO Partners, LLC (POKO). This
three-phase + /- $150.million development consists of the following proposed uses;

o & ° o

149 residential rental uaits; 89 (60%) matketand 60 (40%) affordable.

245 residential condominium units; 171 (F0%) market and 74 (30%) affordable
63,013 square feet of commercial retail space.

791 parking spaces; 386 (49%%) of which will be public parking,

The attached analysis includes a determination for the following;

Projected taxes for the first fifteen years, based upon recommendations for fixing tax
assgsgments or conveying a partial tax-exemption.

Debt service on the tax-exempt bond isspe required to fund the public infrastructure.
Summary of net taxes (projected taxes less debt-service on bond) to the City of
Nonwalk.

TAXES FOR THE FIRST FIFTEEN YEARS

Taxes were estinmted by assuming a proposed phase-in schedule or pattial
exemption for each of the three uses (residental rental, commercial retail, and
residential condominium) for each of the three phases. These taxes wete aggregated
for the fivst fifteen yeass. .

A. Residential Rental

1. Taxes will be based upon a formula of
7.5% of Effective Gross Rent (IIGR)
for a period of 15 years, with 3% annual escalators.

2. It should be noted that the EGR includes tent on both the
residential rental units as well as the rent from the parking spaces
aflocated to the residential rental units.

National Development Council
708 Third Avenue, Suite 710, New York, NY 10017 Tel, 212.682.1106 Fax. 212.573.6118



3. Anaverage affordable rent of $1,500 and average market rent of
$2,350 for the first phase is assumed.

4, An average affordable rent.§1,550 and $2,450 fot the third phase is
asswnied,

5. A 5% vacancy factor is assutned.

6. The residential tax agreement is proposed for fifteen years and is
consistent with Section 12-65 of CT Statutes:

B. Conunercial Retail Taxes

1. Seven (7)-Year Phasc-in

2. Yeasl 40%% of Full Taxes

3 Years 2—7 40% of Bull Taxes plus 10% each subsequent year
until year 7

4. Taxes are estimaied based upon the formula of;
Elstimated *us complete” faiv-market value (FMV) ¥ 1.1%

5. 1.1%is the tepotted “effective tax rate,” pet City of Norwalk tax
ASSESSOL,

6. The FMV is derived through the income approach by dividing the
projected net operating income (NOI) by an assumed capitalization
rate of 8,5%,

7. 'The commercial tax agreement is proposed per Section 12-65¢ of
CT Statutes.

8. Per the yecommendations of RKG Associates, 110 parking revenue
from the condo parking spaces is assumed. Parking revenue is only
assumed from the public parking spaces..

9. An average rent of $20/8F for the commercial retail rent in the first
phase is assumed. For the theatet, an annual rental income of
$125,000 is assured,

H} The commercial retail space is adjusted to $20/SF in the second
phase

11. The commercial retail space is adjusted to $30/SF in the third
phase,

C. Residential Cotdominiums

1. Taxes of market units for the fiest tvo phases of the developiment

will be based upon the formula of;

qeerygate gross sqnars feet * 32/ SF, for first five years.

Taxes of affordable units for the first two phises of the

development will be based upon. the formula of;

agaregate gross squars feet *82( ST, for first five years.

3. The $2/8F on the first two phases is assumed to be applied
ithmediately after certificate of occupancy.

4. The proposed taxes for the first two phases, at $2/5F, represent
approximately 50% savings to the condominium owners.

b

National Pevelopment Council
708 Third Avenue, Suile 710, New York, NY 10617 Tel. 212.682.1106 Fax. 212.573.6118



5. Taxes for the market-and affordable units in the third phase will be
based upon the fair market value * 1.1% efféective tax rate.

6. 'The residential condominium tax agreement is proposed pex
Section 12-65¢ of CT Statutes.

7. A 3% annual tax escalator is assumed after the five-year period.

II. DEBT SERVICE ON TAX-EXEMPT BOND

Al
B.
C.
D,

I—!
45

A public infrastructure cost of $4,271,460, per the Norwalk
Redevelopment Agency, is assumed.

A 20-year term and 5.0% interest rate is assumed.

Considering the phased approach of the development, it is
recommended that the bond be structured with three years of
“interest-only’” payments,.

Based upon the above assumptions, “interest-only” payments for the
first three yeats are approximately $214,000.

Based-upon the abové assumptions, prncipal and intérest payments,
years fourthrough twenty, are approximately $373,000.

Capitalized debt service payments may be built.into the bond issue, if
appropriate and/or necessary.

It is assumed that the bond is issued and fully disbursed during the
Fst year, even though the infrastructure improvements are for a
three-phase dévelopment.

III. SUMMARY OF NET TAXES (PROJECTED TAXES LESS DEBT
SERVICE ON BOND) TO CITY OF NORWALK

A.

B.

G.

The estimated taxes are sufficient in each of the first fifteen years to
cover the debt service on the infrastructure bond issue,

The City nets substandally more taxes in every year than what is
presently collected on all properties that comptise the 2a
redevelopment site. The total cugrent tax collection on the properties
that comptise the 24 site is a reported $142,000.

Duging the fifieen years, the average net taxes to the City will average
approximately $1 million annually.

‘T'he projected net fax collection based upon the above
recommendations for the first fifteen-year period is approximately
$16.7 million.

"The City's general fund nets at least 50% of the total taxes in most
years. In other words, the debt service payments absorb less than
50% of the gross estimated taxes in all years, except for years one
(37%), two (d0%), three (37%), and four (38%).

'The projected fakeés are almost six times higher than the taxes
estimated to be collected based upon the current land use,

If the properties per the proposed development wete taxed at full
assessment, the taxes duriing the same fifteen-year period is an
estimated $20.0 million,

National Development Coumeil

708 Third Avénue, Suite 710, New York, NY 10017 Tel. 212.682.1106 Fax. 212.573.6118



H: The aggregate benefivaccorded to the developmerie over a fifteen
year petiod of time is $3.3 million.

I, The aggregate public benefit accorded to the Wall Street
Redevelopiment site is §7.5 million, comptised of the §4.2 million
bond issue for the infrastructure and the $3.3 million tax henefit. The
$7.5 million public subsidy leverages a $150 million investiment for a
mixed-use redevelopment in a Jong under-performing area of the
City. In other words, the City of Norwalk’s exposure of funds is only
5% of the total development costs. For a pioneering redevelopment
that.is expected to help re-¢reate the Wall Street marker, this is an
outsianding leverage fagtor the City. Furthermote, since the bond
issue’s debt setvice i$ retired through reventes from the project, the
true public subsidy of the developiment is actually the $3.3 million in
tax relief. The tax relief only constitutes 2.2% of the toml
development costs.

J. Ofthe $3.3 in tax relief offered through the above proposals, $1.3

million, or forty pereent (40%}), of the tax relief is provided to the

condo homebuyers.

National Development Council
708 Third Avenue, Suite 710, New York, NY 10017 Tel..212.682,1106 Fax. 212.573.6118



Debr Service on Pobie Infrastrgetuee Needs

Tean

Intesest Oaly

Amortixation’

Rate

Amount

Cureent Taxcs on 8iwe 2A
fugerest Only Prote, 163 yes
Amortized Debe Seevice, Years 3 - 20
Redidintiol Rensal>

Restdential Rentad Units

Macket Rate Apts

Affordabie Macker Rate Apis
Average Narker Rent

Averape Affordable Rent

Annteal Market Restdential Tnecome
Annusl Affordable Residential Income
Annuat Residential Ticome
Yacaney Rate

Efective Gross Residential Income
Resddential Tax ss4 % of BGR

“Fax Iiscalator

Opecatdng Expenses/ Unit
Copregiiad

Commereial Space

Varking Spaces

Public Parking Spaces

Residential Parking Spaces

Pux Hecalntor

Vacunqj ]

Risidendial Condamitiitnni

Condu Unitg

Sarket Rate Condo Units
Afforedable Conde Units

Average Sizeol Conde Unit

Averge Price/S1E for Condo Linit
Average Market Rate Condo Price
Average Affordable Condo Prce
Valuation of Maker Condos™
Valuation af Affuakble Condos
Vialuation of Units

Bffective Tax Rate {fronr arietsir)

e Sold First Yeur

% Bold Becond Year

%% Sold "Third Year

Total Square Fonrage of Condo Units
“Vas/BlY '

Proposed ‘Faxes with Exemption ($2/51)
Avp Tax/ Unit with exemption

Tax/ Market Unic witliput exemprion
Sovings/Marker Unit with exemption

Assumptions
20
3
17
S500%
4,271,460
142,400
213,573
37349
Phase 1 Ya_ Phase I
34 0
32 9% g
22 41%, ]
2,350 G
1,500 0
902400 0O
396,000 4}
1,298,400 0
3.00% )
1,233,480 4]
7.50% T50%
103 1.03
5,500.00
24913 12,000
235 376
94 46 129
141 600 9t
103 1.03
10.00% 10.80%%
34 9%
38 0% b
16 30% 28
1,150 1130
340 370
391,000 423,500
205000 210,000
14,858,000 26,083,660
3280000 5,880,000
15,138,000 33,903,810
1.10% 1L10%%
50.00% A0.60%
T3.00% T3.00%%
100.00% 10000 %
62,160 108,100
2,00 2400
124,200 216,200
2,300 2,300
430 4,681
2001 33% 2381

Parcel 2a

%  Phasc 1l %

95

37

38

2450
1,350
1,675,800
6,800
2382,600
3.00%
2263470
7.50%
103
6,000.00

26,010
280
12
168
Lo3

10,00

65%
35%

93

114

29

1,130

30
448,500
230,600
2,607 500
6,070,000
49,237,500
1.1
30.00%
15,00%
.00
109,250

W
28
o

9%,

%
40%

40%
0%

59%,
31%

Total

149
89
o0

3,68£,000

3,496,950

63,013
791
3806
407

243
17t

4.

101,378,500

60%
40%

40%
5%

0%,
3%
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Assumptiops

Conungreinl Space
Theatee Space
Commercial Rent
Thentre Rent

Vacaney

Pablic Patking Spaces
Parking Bxpenses/Space

Prolorma

Caommercial Rent
Theutre Income
Public Parking Income
Giross Income

Less Vacancy
Operating Fxpenses
NOL

Cap Rate

Valuation

Effective Tax Rate
Taxes at Full Assessment

Phase-in 8Schedule
Year i
Year 2
Yeur-3
Year 4
Year 5
Year 6

Year 7

Site 2a

Commercial Valuation
Phase I Phase 11
POKO POKO

12,853 12,690
12,0660 0

30 20

a/a G
10.00% 10.00%
4 179

ol 0

237,060 241,800
123,000 0
165,440 315,744
547,500 557,544
(54,750 {35,754
{56,400} R (66,340)
436,330 4354301
8.50% 8.50%
5,133,520 5,122,936
1.10% 1.10%
56,469 56,352
40% 3%

0% 16%

0% 10%

1% 10%

10% 10%

1% 10%
FO0% 1(30%'

780,300

0
197,120
977,420
©7,742)
(67.200)
812,478

8.50%

9,558,565

L10%
105,144

40%
10%
10%
10%
10%
16%%
16%

0%




Rental Residential Valuation

Site 2a

Phase 1 Phase 11 Phasc HI
Residential Rental Units a4 a5
Marker Rate Apts 32 57
Average Market Rent 2330 2450
Affordable Market Rate Apts 22 38
Average AMfordable Rent 1,500 1,550
Annual Market Residéntial Income 902,400 1,673,800
Annual Affordable Res. lncome 396,000 706,800
Annual Res, Income 1,298,400 2,382,600
Vacancy Rate 500% 500%
Elfective Gross Residential Rent 1,233,480 2,263,470
Qp-BExpenses {297,000) (570,000}
NOT 936,480 1,693,470
Cap-Rate 8.00% 8.00%%
Valuation 11,706,000 21,168,375
JTax Rate 1.10% 1.10%
Taxes with Foll Valuation 128,766 232,852
Per Unit 2,385 2,451
Aninnal Taxes at Full Valuation 128,766 232,852
Taxes at 10% EGR 128,840 226,347
Propesed Annual Taxes, af 7.5% EGR 92,511 169,760
Annual Savinps to Development 36,255 63,092
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LAND DISPOSITION AND DEVELOPMENT AGREEMENT BY AND BETWEEN
CITY OF NORWALK, NORWALK REDEVELOPMENT AGENCY, AND POKO IWSR DEVELOPERS, LLC

Exhibit M: Sustainable Design Initiatives Checklist

To be scored hy the Agency's selected Design Reviewer upon submittal by the developer of
Construction Plans and Working Drawings, under Article ill of the Land Disposition and Develop-

ment Agreement.

Comment Sustainable Sites - 14 Points Points

Erosion and Sedimentation Control

Site Selection

Urban Redevelopment

Brownfield Radevelopment

Public Transportation Alternative

Bicycle Storage and Changing Rooms

Alternative Fuel Vehicles

Parking Capacity and Carpooling

Protect and Resfore Open Space

Reduced Site Disturbance of Development Foolprint

Stormwater Management

Exterior Design Landscaped Non-Roof Reduce Heal Islands

Exterior Design Landscaped Roof Reduce Heat Islands

Light Pollution Reduction

Water Efficiency -5 Points

Water Efficient Landscaping, Reduced by 50%

Water Efficient Landscaping, No Potable Use or No Irrigation

innovative Wastewater Technologies

Water Use Reduction, 20% Reduction

Water Use Reduction, 30% Reduction

Energy and Atmosphere - 7 Points

Minimum Energy Performance

CFC Reduction in HYAC&R Equipment

Optimize Energy Perfomance - Note: 1 to 10 Points

Renewable Energy, 5%

Renewable Energy, 10%

Renewable Energy, 20%

Ozone Deplstion

Materials and Resources - 14 Poinis

Storage and Collection of Recyclables

Bullding Reuse, Maintain 75% of Existing Shell

Building Reuse, Maintain 100% of Shell

Building Reuse, Maintain 100% Shell and 50% Non-Shell




Construction Waste Management, Divert 50%

Construction Waste Management, Divert 75%

Resource Reuse, Specify 5%

Resource Reuse, Specify 10%

Recycled Content, Speciiy 5% (post consumer +1/2 post-industrial)

Recycled Content, Specify 10% (post consumer +1/2 post-industrial)

Local/Regional Materials, 20% Manufactured Locally

Local/Regional Materials, of 20% Above, 50% Harvested Locally

Rapidly Renewable Materials

Ceriified Wood

Indoor Environmental Quality - 16 Points

Minimum 1AQ Performance

Environmental Tobacco Smoke (ETS) Control

Carbon Dioxide (CO2) Monitoring

Ventilation Effectiveness

Construction [AQ Management Plan, During Construction

Construction IAQ Management Flan, Before Occupancy

Low-Emitting Materials, Paints

Low-Emitting Materials, Carpet

Low-Emitting Materials, Composite Wood and Agrifiber

indoor Chemical and Pollutant Source Control

Controllability of Systems, Perimeter

Controllability of Systems, Non-Perimeter

Thermal Comfort, Comply with ASHRAE 55-1892

Thermal Comfort, Permanent Monitoring System

Daylight and Views, Daylight 75% of Spaces

Daylight and Views, Views of 0% Spaces

Innovation and Design Process - 4 Points

Innovation in Design: Combined Heat and Power (CHP)

Innovation in Design: Automated Parking

Innovation in Design: Photovoltaic

Innovation in Design: Other




TERMS AND CONDITIONS
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of
LAND DISPOSITION & DEVELOPMENT AGREEMENT
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THE REDEVELOPMENT AGENCY OF THE CITY OF NORWALK
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ARTICLE |. PREPARATION OF PROPERTY FOR REDEVELOPMENT
[INTENTIONALLY DELETED]

ARTICLE II. RIGHTS OF ACCESS TO PROPERTY

SECTION 201. Right of Entry for Utility Service. The Agency reserves for itself,
the City, and any public utility company, as may be appropriate, the unqualified right to
enter upon the Property upon prior reasonable notice to Redeveloper (except in an
emergency when no such notice shall be required) at all reasonable times for the
purpose of reconstructing, maintaining, repairing, or servicing the public utilities located
within the Property boundary lines and provided for in the easements described or
referred to in Section 11.1 of Part | hereof.

SECTION 202. Redeveloper Not to Construct Over Utility Easements. The
Redeveloper shall not consiruct any building or other structure or improvement on, over,
or within the boundary lines of any easement for public utilities described or referred to
in Sections 11.1 of Part | hereof, unless such construction is provided for in such
easement or has been approved by the City. If approval for such construction is
requested by the Redeveloper, the Agency shall use its best efforts to assure that such
approval shall not he withheld unreasconably.

SECTION 203. Access to Property. Prior to the conveyance of the Municipal
Parking Lot by the Agency to the Redeveloper, the Agency shall permit Redeveloper
and representatives of the Redeveloper fo place signs on the Municipal Parking Lot
(upon receipt of the prior written consent of the Norwalk Parking Authority and/or the
City) and to have access to any part of the Property as to which the Agency holds title,
at ali reasonable times for the purpose of obtaining data and making various tests
concerning the Municipal Parking Lot necessary {o carry out the Agreement or deemed
appropriate to the construction of the Improvements and financing thereof, provided the
Redeveloper agrees not to unreasonably interfere with the operation of the Municipal
Parking Lot by the Norwalk Parking Authority. After the conveyance of the Property by
the Agency to the Redeveloper, the Redeveloper shail permit the representatives of the
Agency, the City, and State access to the Property upon prior reasonable notice to
Redeveloper (except in an emergency when no such notice shall be required) at all
reasonable times which any of them deems reasonably necessary for the purposes of
the Agreement, including but not limited to, inspection of all work being performed in
connection with the construction of the Improvements. No compensation shall be
payable nor shall any charge be made in any form by any party for the access provided

for in this Secticn.

ARTICLE Ill. CONSTRUCTION PLANS; CONSTRUCTION OF IMPROVEMENTS;
CERTIFICATE OF COMPLETION

SECTION 301. Plans for Construction of Improvements. Plans and
specifications with respect to the redevelopment of the Property and the construction of
Improvements thereon shall be in substantial conformity with the Redevelopment Plan,




the Agreement, and all applicable State and local laws and regulations. The
Redeveloper shall submit to the Agency, for approval by the Agency and the Common
Council in accordance with Sections 3.2, 3.3 and 3.4 of Part | hereof, plans, drawings,
specifications, and related documents, and the proposed construction schedule
(collectively, the “Construction Plans”); said Construction Plans shall consist of the
site plan, floor plans for all levels, elevations in all directions, the property uses and mix
(unit count, square foot, parking spaces), exterior finish material, landscaping plan,
pedestrian and traffic circulation plan, and a progress schedule with respect to the
improvements to be constructed by the Redeveloper on the Property, in reasonably
sufficient completeness and detail to show that such improvements and construction
thereof will be substantially in accordance with the provisions of the Redevelopment

Plan and the Agreement.

SECTION 302. Changes in Construction Plans [INTENTIONALLY DELETED]

SECTION 303. Evidence of Equity Capital and Mortgage Financing.
[INTENTIONALLY DELETED]

SECTION 304. Approvals of Construction Plans and Evidence of Financing
As Conditions Precedent to Conveyance. [INTENTIONALLY DELETED]

SECTION 3065. Commencement and Completion of Construction of
Improvements. The Redeveloper agrees for itself, its successors and assigns, and
every successor in interest to the Property, or any part thereof, and the Isaacs Street
Municipal Parking Lot Deed, the Leonard Street Municipal Parking Lot Deed and
the Acquisition Property Deeds shall contain covenants on the part of the
Redeveloper for itself and such successors and assigns, that the Redeveloper, and
such successors and assigns, shall promptly hegin and diligently prosecute to
completion the redevelopment of the Property through the construction of the
Improvements thereon, and that, such construction shall in any event be begun within
the period specified in Section 3.12 of Part | hereof and be completed within the period
specified in such Section 3.12, subject, however, to extensions of time to commence
and/or complete the construction of such Improvements as otherwise permitted or
provided for in this Agreement. It is intended and agreed, and the Isaacs Street
Municipal Parking Lot Deed, the Leonard Street Municipal Parking Lot Deed and
the Acquisition Property Deeds shall so expressly provide, that such agreements and
covenants shall be covenants running with the land and that they shall, in any event,
and without regard to technical classification or designation, legal or otherwise, and
except only as otherwise specifically provided in the Agreement itself, be, to the fullest
extent permitted by law and equity, binding for the benefit of the Norwalk community,
the City and the Agency and enforceable by the Agency and the City against the
Redeveloper and its successors and assigns to or of the Property or any part thereof or

any interest therein.

SECTION 306. Progress Reports. [INTENTIONALLY DELETED]




SECTION 307. Certificate of Completion. [INTENTIONALLY DELETED]

ARTICLE IV, RESTRICTICON UPON USE OF PROPERTY

SECTION 401. Restrictions on Use. The Redeveloper agrees for itself, and its
successors and assigns, and every successor in interest to the Property, or any part
thereof, and the Isaacs Street Municipal Parking Lot Deed, the Leonard Street
Municipal Parking Lot Deed and the Acquisition Property Deeds shall contain
covenants on the part of the Redeveloper for itself, and such successors and assigns,
that the Redeveloper, and such'successors and assigns shall:

{a) Devote the Property to, and only to and in accordance with uses proposed in the
Land Use chapter of the Wall Street Redevelopment Plan;

{b) Not use the Property for, nor allow the properly to be used for Adult Use
Establishments, as defined in §118-100 of the Building Zone Regulations of the City of

Norwalk; and

{c) Not discriminate or permit discrimination against any person or group of persons
on the grounds of race, color, religious creed, age, marital status, national origin or sex
in the sale, lease or rental or in the use or occupancy of the Property or any
improvements erected or fo be erected thereon, or any part thereof.

SECTION 402. Covenants: Binding Upon Successors in Interest; Period of
Duration. It is intended and agreed, and the Isaacs Street Municipal Parking Lot
Deed, the Leonard Street Municipal Parking Lot Deed and the Acquisition
Property Deeds shall so expressly provide, that the agreements and covenants
provided in Section 401 hereof, shall be covenants running with the land and that they
shall, in any event, and without regard to technical classification or designation, legal or
otherwise, and except only as otherwise specifically provided in the Agreement, be
binding, to the fullest exient permitted by law and equity, for the benefit and in favor of,
and enforceable by, the Agency, its successors and assigns, the City and any
successor in interest to the Property, or any part therecf, and the owner of any other
land (or of any interest in such land) in the Project Area which is subject to the land use
requirements and restrictions of the Redevelopment Plan, and the State of Connecticut
and the United States (in the case of the covenant provided in subdivision {(c) Section
401 hereof), against the Redeveloper, its successors and assigns and every successor
in interest to the Property, or any part thereof or any interest therein, and any paity in
possession or occupancy of the Property or any part thereof, It is further intended and
agreed that the agreement and covenant provided in subdivisions (a) and (b) of Section
401 hereof shall remain in effect for the period of time, or until the date, specified or
referred to in Article XIV of Part | hereof (at which fime such agreement and covenant
shall terminate) and that the agreements and covenants provided in subdivision (c) of
Section 401 hereof shall remain in effect without limitation as to time: Provided, That
such agreements and covenants shall be binding on the Redeveloper itself, and each
party in possession or occupancy, respectively, only for such period as such successor




or party shall have title to, or an interest, or possession or occupancy of, the Property
or part thereof. The terms "uses specified in the Redevelopment Plan" and "land use"
referring to provisions of the Redevelopment Plan, or similar language, in the
Agreement shalil include the land and ail building, housing, and other requirements or
restrictions of the Redevelopment Plan pertaining to such land.

SECTION 403. Agency, United States and State of Connecticut Rights To
Enforce. In amplification, and not in restriction of, the provisions of the preceding
Section, it is intended and agreed that the Agency and the City and their successors
and assigns shall be deemed beneficiaries of the agreements and covenants provided
in Section 401 hereof, and the United States and State of Connecticut shall be deemed
a beneficiary of the covenant provided in subdivision (c) of Section 401 hereof, both for
and in their or its own right and also for the purpose of protecting the interests of the
Norwalk 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 (and the Isaacs Street Municipal Parking Lot Deed, the Leonard
Street Municipal Parking Lot Deed and the Acquisition Property Deeds shall so
state) run in favor of the Agency, the United States and the State of Connectictit for the
entire period during which such agreements and covenants shall be in force and effect
as contemplated in Section 402, without regard to whether the Agency or the United
States or the State of Connecticut 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.
The Agency shall have the right, in the event of any breach of any such agreement or
covenant, and the United States and the State of Connecticut shall have the right in the
event of any breach of the covenant provided in subdivision (¢} of Section 401 hereof, o
exercise all rights and remedies, and to maintain any actions or suits at law or in equity
or other proper proceedings to enforce the curing of such breach of agreement or
covenant, to which it or any other beneficiaries of such agreement or covenant may be

entitled.

ARTICLE V. PROHIBITIONS AGAINST ASSIGNMENT AND TRANSFER
[INTENTIONALLY DELETED]

ARTICLE VI. MORTGAGE FINANCING; RIGHTS OF MORTGAGEES

SECTION 601. Limitation Upon Encumbrance of Property. Prior to the
completion of the Improvements, as evidenced by the issuance of a Certificate of
Completion therefore by the Agency, neither the Redeveloper nor any successor in
interest to the Property or any part thereof shall engage in any financing or any other
fransaction creating any mortgage or other encumbrance or lien upon the Property,
whether by express agreement or operation of law, or suffer any encumbrance or lien to
be made on or attach to the Property, except for the purposes of obtaining (a) funds
only to the extent necessary for making the Improvements and (b) such additional
funds, if any, in an amount not to exceed the purchase prices paid or payable by the
Redeveloper for the Property plus all Acquisition Expenses and other Project Costs
incurred by Redeveloper in connection with the Project, and further, with respect to the
Isaac Street Municipal Parking Lot and the Leonard Street Municipal Parking L.ot, no




encumbrance or lien shall be made on or attached to the Isaac Street Municipal Parking
Lot or the Leonard Street Municipal Parking Lot, except for the purposes of obtaining (a)
funds only to the extent necessary for making the Improvements and (b) and Project
Costs incurred by Redeveloper in connection with the Project (excluding Acquisition
Expenses and land costs incurred in connection with the purchase of Project Property
other than the Municipal Parking Lot). The Redeveloper (or successor in interest) shall
notify the Agency in advance of any financing, secured by mortgage or other similar lien
instrument, it proposes to enter inte with respect to the Property, or any part thereof,
and in any event it shall promptly notify the Agency of any encumbrance or lien that has
been created on or attached to the Property, whether by voluntary act of the
Redeveloper or otherwise. For the purposes of such niortgage financing as may be
made pursuant to the Agreement, the Property may, at the option of the Redeveloper
(or successor in inferest), be divided into several parts or parcels, ground or master
leases or subjected 1o a common interest or other form of ownership regime, provided
that such subdivision, lease or ownership form, is not inconsistent with the purposes of
the Redevelopment Plan and the Agreement and is approved in writing by the Agency.

SECTION 602. Mortagagee Not Obligated To Construct. Notwithstanding any of
the provisions of the Agreement, including but not limited to those which are or are
intended to be covenants running with the land, the holder of any mortgage authorized
by the Agreement (including any such holder who obtains title to the Property or any
part thereof as a result of foreclosure proceedings, or action in lieu thereof, but not
including (a) any other party who thereafter obtains litle to the Property or such part
from or through such holider or (b) any other purchaser at foreclosure sale other than
the holder of the mortgage itself), shall in no wise he obligated by the provisions of the
Agreement to construct or complete the Improvements or to guarantee such
construction or completion; nor shall any covenant or any other provision in this
Agreement or in any Deed from the City or the Agency be construed to so obligate such
holder. Time frames set forth in this Agreement for the performance by Redeveloper of
its obligations for commencement of construction of the Project, or any Phase thereof,
shall be waived by the Agency and the City, as provided pursuant to §8-137 of the
Statutes, with respect to any bona fide mortgage placed upon the Property by the
Redeveloper in order fo obtain financing for the Project. However, nothing in this section
or any other section or provision of the Agreement shall be deemed or construed to
permit or authorize any such mortgage 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 in the Redevelopment Plan and in the Agreement.

SECTION 603. Copy of Notice of Default to Mortgagee. Whenever the Agency
shall deliver any notice or demand to the Redeveloper with respect to any bréach or
default by the Redeveloper in its obligations or covenants under the Agreement, the
Agency shall at the same time and in the same manner as required herein for the giving
of notices forward a copy of such notice or demand to each holder of any mortgage
authorized by the Agreement who has given written notice to the City and the Agency of
its status as such mortgagee, at the last address of such holder shown in the records of

the Agency.




SECTION 604. Mortgagee's Option To Cure Defaults. After any breach or default
by Redeveloper referred to in Section 603 hereof, each holder of a mortgage shall
(insofar as the rights of the Agency are concerned) have the right, at its option, to cure
or remedy such breach or default (or such breach or default to the extent that it relates
to the part of the Property covered by its mortgage) and to add the cost thereof to the
mortgage debt and the lien of its morigage: Provided, That if the breach or default is
with respect to construction of the Improvements, nothing contained in this Section or
any other Section of the Agreement shall be deemed to permit or authorize such hoider,
either before or after foreclosure or action in lieu thereof, to undertake or continue the
construction or completion of the Improvements (beyond the extent necessary to
conserve or protect Improvements or construction already made) without first having
expressly assumed the obligation to the Agency and City, by written agreement
satisfactory to the Agency, to complete, in the manner provided in the Agreement, the
Improvements on the Project Property or the part thereof to which the lien or title of
such holder relates. Any such holder who shall properly complete the Improvements
relating to the Property or applicable part thereof shall be entitied, upon written reguest
made to the Agency, to have a Certificate of Completion issued by the Agency to such
effect in the manner provided in Section 3,13 of Part | hereof. Any such certification
shall, if so requested by such holder, mean and provide that any remedies or rights with
respect to recapture of or reversion or revesting of title to the Property that the Agency
shall have or be entitled to because of failure of the Redeveloper or any successor in
interest to the Properly, or any part thereof, to cure or remedy any default with respect
to the construction of the Improvements on other parts or parcels of the Property, or
because of any other default in or breach of the Agreement by the Redeveloper or such
successor, shall not apply to the part or parcel of the Property or part thereof to which

such certification relates.

SECTION 605. Agency's and/or City’s Option To Pay Mortgqage Debt or
Purchase Property. In any case, where, subsequent to defauit or breach by the
Redeveloper (or successor in interest) under the Agreement, the holder of any

mortgage on the Property or part thereof

(a) Has the option to construct or complete the Improvements relating to the
Property or part thereof covered by its mortgage or to which it has obtained litle,
but has not elected to exercise such option for a period of one hundred eighty
(180) days after the holder has been notified by the Agency or City of the default

or breach; or

(b} Undertakes construction or completion of the Improvements but does not
complete such construction within the period as agreed upon by the Agency and
such holder (which period shall in any event be at least as long as the period
prescribed for such construction or compietion in the Agreement), and such
default shali not have been cured within one hundred eighty (180) days after
written demand by the Agency or City so to do;

the Agency and the City shall have the option (and evéry mortgage instrument made
prior to completion of the improvements with respect to the Project Property by the



Redeveloper or successor in interest shall so provide) of paying to the holder the
amount of the mortgage debt and securing an assignment of the mortgage and the debt
secured thereby, or, in the event ownership of the Property (or part thereof) has vested
in such holder by way of foreclosure or action in lieu thereof, the Agency shall be
entitled, at its option, to a conveyance to it of the Property or part thereof (as the case
may be) upon payment to such holder of an amount equal to the sum of: (i) the
mortgage debt at the time of foreclosure or action in lieu thereof (less all appropriate
credits, including those resuiting from collection and application of rentals and other
income received during foreclosure proceedings); (ii) all expenses with respect to the
foreclosure; (iii) the net expense, if any, incurred by such holder in and as a direct result
of the subsequent ownership and management of the Property; (iv) the costs of any
Improvements made by such hoider; and (v) an amount equivalent to the interest that
would have accrued on the aggregate of such amounts had all such amounts become
part of the morigage debt and such debt had continued in existence. Nothing herein
shall obligate the Agency and/or City to exercise the option herein granted.

SECTION 606, Agency's Option To Cure Mortgage Default. In the event of a
default or breach prior to the completion of the Improvements by the Redeveloper, or
any successor in interest, in or of any of its obligations under, and to the holder of, any
mortgage or other instrument creating an encumbrance or lien upon the Property or part
thereof, the Agency may at its option cure such default or breach, in which case the
Agency shall be entitled, in addition to and without limitation upon any other rights or
remedies to which it shall be entitied by the Agreement, operation of law, or otherwise,
to reimbursement from the Redeveloper or successor in interest of all actual and
reasonable costs and expenses incurred by the Agency in curing such default or breach
and to a fien upon the Property (or the part thereof to which the mortgage,
encumbrance, or lien relates) for such reimbursement: Provided, that any such lien shall
be subject always to the lien of (including any lien contemplated, because of advances
yet to be made, by) any then existing mortgages on the Property authorized by the

Agreement.

SECTION 607, Mortgage and Holder. For the purposes of the Agreement: The
term "mortgage” shall include a deed of trust or other instrument creating an

encumbrance or lien upon the Property, or any part thereof, as security for a loan. The
term “holder” in reference to a mortgage shall include any insurer or guarantor of any
obligation or condition secured by such mortgage or deed of frust. Without the prior
written consent of the Agency, the term “mortgage”, "mortgagee” and “holder” shall not
include or refer to a mortgage held by a Person which is an Affiliate of the Redeveloper

or to the Person holding same.

SECTION 608. Modifications to Agreement For Benefit of Institutional
Lenders and Institutional Investors. The City and the Agency agree 1o cooperate in
good faith with the Redeveloper in its efforts fo obtain financing for the Project. in this
regard, the City and the Agency agree, at the request of the Redeveloper, that they will
enter into such amendments or modifications to this Agreement, or such “recognition”
agreements, as may be required and requested by one or more Institutional Lenders
and/or Institutional Investors providing debt and/or equity financing for the Project in




order to better enabie them to foreclose on the security for, and otherwise to better
exercise and/or enforce their rights and remedies under the documents evidencing and
securing, such financing. Nothing contained herein shall be construed as requiring the
City to amend the general purpose or intent of the Redevelopment Plan.

SECTION 609. Riaghts and Duties of Mortgagee Upon Acquisition of Property.

(a) if a mortgagee or its affiliate, via the exercise of its rights and remedies under the
documents evidencing and securing any Project financing, acquires fee simple title {o
the Property or any part thereof, the mortgages, at its option either:

i Shall assume all of the obligations of the Redeveloper under this
Agreement, and complete the Project or the applicable portion thereof, in
accordance with this Agreement or;

(i) Sell, assign, or transfer fee simple title to the Property or such portion
thereof as it shall have acquired, to a purchaser, assignee, or transferee who
shall expressly assume all of the covenants, agreements, and obligations of the
Redeveloper under this Agreement in respect to the Property, or the portion
thereof so transferred, by written instrument reasonably satisfactory to the
Agency forthwith recorded among the Land Records of the City of Norwalk; or

(i) Ifthe Agency exercises the option available to it pursuant to Section
605 hereof, shall assign its morigage {o the Agency, or reconvey fee simple titie
to the Property or any part thereof to the Agency upon the Agency's payment of
the amountis provided in Section 605 hereof. '

{b) In the event the holder of the mortgage completes the Project or applicable
portion thereof in accordance with this Agreement, the Agency shall issue to the
mortgage holder a Certificate of Completion in accordance with Section 3.13 of Part |
hereof, and thereafter the mortgagee may sell, assign, or transfer any interest in or to
the completed phase of the Project or any part thereof, including but not limited to. fee
simple interest, to any purchaser, assignee, or transferee, who shall expressly assume
all of the covenants, agreements, and obligations of the Redeveloper under this
Agreement in respect to the Property or part thereof by written instrument, reasonably
satisfactory to the Agency, recorded among the Land Records of the City of Norwalk.

ARTICLE VII. REMEDIES [INTENTIONALLY DELETED]

ARTICL.E VIIi. MISCELLANEOUS

SECTION 801. No member, official, or employee of the Agency or City nor any
person retained by the City or Agency to assist in the negotiation or implementation of
this Agreement or the Redevelopment Plan, shall have any personal interest, direct or
indirect, in the Agreement, nor shall any such member, official, or employee participate
in any decision relating to the Agreement which affects his personal interests or the



interests of any corporation, partnership, or association in which he is, directly or
indirectly, interested. Absent fraud, no member, partner, official, officer, director,
shareholder, agent, or employee of any party to the Agreement shall be personally
liable to the other party, or any successor in interest, in the event of any default or
breach by either party or for any amount which may become due to either party or
successor or on any obligations under the terms of the Agreement.

SECTION 802. Equal Employment Opportunity. The Redeveloper, for itself and
its success and assigns, agrees that during the construction of the Improvements

provided for in the Agreement;

(a) The Redeveloper will not discriminate against any employee or applicant for
employment because of race, color, religion, sex, or national origin. The Redeveloper
will take affirmative action to insure that applicants are employed, and that employees
are treated during employment, without regard to their race, color, religion, sex, or
national origin. Such action shall include, but not be limited to, the following:
employment, upgrading, demotion, or transfer; recruitment or recruitment advertising;
layoff or termination; rates of pay or other forms of compensation; and selection for
training, including apprenticeship. The Redeveloper agrees to post in conspicuous
places, available to employees and applicants for employment, notices to be provided
by the Agency setting forth the provisions of this nondiscrimination clause,

(b) The Redeveloper will, in all solicitations or advertisements for employees placed
by or on behalf of the Redeveloper, state that all qualified applicants will receive
consideration for employment without regard to race, color, religion, sex, or national

origin,

(c) The Redeveloper will send to each iabor union or representative of workers with
which the Redeveloper has a collective bargaining agreement or other confract or
understanding, a notice, to be provided, advising the labor union or workers'
representative of the Redeveloper's commitments under Section 202 of Executive Order
11246 of September 24, 1965, as amended, and shall post copies of the notice in
conspicuous places available to employees and applicants for employment.

(d) The Redeveloper will materially comply with all provisions of Executive order
11246 of September 24, 1965, as amended, and of the rules, regulations, and relevant

orders of the Secretary of Labor.

(e) The Redeveloper will furnish all information and reports required by Executive
Order 11246 of September 24, 1965, as amended, and by the rules, regulations, and
orders of the Secretary of Labor or the Secretary of Housing and Urban Development
pursuant thereto, and will permit upon prior reasonably notice and at reasonable times
access to the Redeveloper's books, records, and accounts by the Agency, the Secretary
of Housing and Urban Development, and the Secretary of Labor for purposes of
investigation to ascertain compliance with such rules, regulations, and orders.



(f) In the event of the Redeveloper's material noncompliance with the
nondiscrimination clauses of this Section within any applicable notice and cure period,
or with any of the said rules, regulations, or orders, the Agreement may be canceled,
terminated, or suspended in whole or in part and the Redeveloper may be declared
ineligible for further Government contracts or federally assisted construction contracts in
accordance with procedures authorized in Executive Order 11246 of September 24,
1965, as amended, and such other sanctions may be imposed and remedies invoked as
provided in Executive Order 11246 of September 24, 1965, as amended, or by rule,
regulation, or order of the Secretary of Labor, or as otherwise provided by law.

(g) The Redeveloper will include the provisions of Paragraphs (a) through (g) of this
Section in every contract or purchase order, and will require the inclusion of these
provisions in every subconiract entered into by any of its contractors, unless exempted
by rules, regulations, or orders of the Secretary of Labor issued pursuant to Section 204
of Executive Order 11246 of September 24, 1965, as amended, so that such provisions
will be binding upon each such contractor, subcontractor, or vendor, as the case may
be. The Redeveloper will take such action with respect to any construction confract,
subcontract, or purchase order as the Agency or the Department of Housing and Urban
Development may reasonably direct as a means of enforcing such provisions, including
sanctions for noncompliance: Provided, however, that in the event the Redeveloper
becomes involved in, or is threatened with, litigation with a subcontractor or vendor as a
result of such direction by the Agency or the Depariment of Housing and Urban
Development, the Redeveloper may request the United States to enter into such
litigation to protect the interests of the United States. For the purpose of including such
provisions in any construction contract, subcontract, or purchase order, as required
hereby, the first three lines of this Section shall be changed to read. "During the
performance of this Contract, the Contractor agrees as follows: ", and the term
"Redeveloper" shall be changed to "Contractor”.

SECTION 803. Provisions Not Merged With Deeds, as the context may
require. None of the provisions of the Agreement are intended to or shall be merged by
reascon of any deed transferring title to the Property from the Agency to the Redeveloper
or any successor in interest, and any such deed shall not be deemed to affect or impair
the provisions and covenants of the Agreement.

SECTION 804. Titles of Articles and Sections. Any titles of the several parts,
Articles, and Sections of the Agreement are inserted for convenience of reference only
and shall be disregarded in construing or interpreting any of its provisions.
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