Town of Norfolk Zoning Board of Appeals
Comprehensive Permit Application
Owner Authorization

Applicant: Norfolk Station, LLC
Mzr. Alan Quaglieri, Manager

Property Address: 194 Main Street, Norfolk, MA
Assessors Map 14, Block 49, Lot 14

Project Name: Residences at Norfolk Station

Bella Rocco, LLC the current owner of 194 Main Street, Norfolk, MA (“Property”)
authorizes Norfolk Station, LLC and its agents to pursue a Comprehensive Permit from the
Norfolk Zoning Board of Appeals for development of the Property.

Bella Rocco, LLC Z
By: (,j ) // ,/ .

Alan Qu?r»érfi;/ Manager
J
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3. Purchase Price. The purchase price for the Premises is $640,000.00, of which O

“time and place as is mutually agreed in writing. TI

for pefforrnance, all documents and funds are to be
“recording (or registration in the case of registered land). &H?

STANDARD PURCHASE AND SALE AGREEMENT

The parties make this Agreement this 23" day of May, 2018. This Agreément superse(i’és and replaces all
obligations made in any prior Contract to Purchase or agreement for sale entered into by the parties,

1. Parties. BELLA PLAZA, LLC, a Massachuseits limited liability company, of PO BOX 657,
WALPOLE, MA 02081 (the "SELLER”) agrees to sell and NORF OLK STATION, LLC a Massachusetts
limited liability company, of PO BOX 657, WALPOLE, MA 02081 (the "BUYER”), agrees to buy, the
premises described in paragraph 2 on the terms set forth below. BUYER may require the conveyance to be -

made to another person or entity ("Nominee") upon notification in writing to SELLER at least five business

days prior to the date for performance set forth in paragraph 5. Designation of a Nominee shall not discharge the
agrees to guarantee performance by the

BUYER from any obligation under this Agreement and BUYER hereby
Nominee. . o ' .

2. Description of Premises. The premises (the "Premises”) conéisting of the land with any improvements
thereon cha’ced at 194 Main Street, Norfolk, MA o , ' ,

~ o ‘
$ . 000  werepaid asadeposit with Contract to Purchase Real Estate; and:
$ 0.00 are paid with this Agreement; | - _
$ . 000 are to be paid at the time for performance by Attomey IOLTA check,
» bank's, cashier's, treasuret's or certified check or by wire transfer.

$ 640,000.00 ‘Total : ' : '
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4. Escrow. All-funds
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5. | Time for Performance. The SELLER shall deliver the deed and the BUYER shall pay the balance of the
purchase price as set forth in Paragraph 23 hereunder at Plymouth County Registry of Deeds, or at such other
ME IS OF THE ESSENCE AS TO EACH PROVISION OF

THIS AGREEMENT. Unless the deed and other documents required by this Agreement arerecorded at the time
held in escrow, pending prompt rundowir of the title and
S-at : t-shatt

.
A 7 11 4 £ no A £ narf
wmde tha nesthiat es5-aay Lnlln‘v‘vqu tha ntm for Pa*inr

&
o
3]

d

Vlsbmse T CTICE Y LTI nvl\.b OO XTINATY

6. Title/Pians. The SELLER shall convey the Premises by a good an
the BUYER or to the BUYER'S nominee, conveying good and clear reco
free from liens and encumbrances, except: N :

d sufficient quitclaim deed running to
rd and marketable title to the Premises,

Seller Initials 1 | Buyer Initials:

Seller Initials Buyer Initials




()  Real estate taxes assessed on the Premises which are not yet due and payable; g .

(b)  Betterment assessments, if any, which are not a recorded lien on'the date of this Agreement; ,

(c)  Federal, state and local laws, ordinances, bylaws, rules and regulations regulating use of land, including

building codes, zoning bylaws, health and environmental laws;

(d)  Rightsand obligations in party walls; S

(¢)  Any easement, restriction or agreement of record presently in force which does not interfere with the
reasonable use of the Premises as now used; .

(f)  Utility eascments in the adjoining'ways; - :

(g)  Matters that would be disclosed by an accurate survey of the Premises; and

(b

If the deed refers to a plan needed to be recorded with it, at the time for performance the SELLER shall deliver

the plan with the deed in proper form for recording or registration. ' . - B

7. Title Insurance. BUYER'S obligations are contingent upon the availability (at normal premium rates) of

an owner's title insurance policy insuring BUYER'S title to the premises without exceptions other than the

standard exclusions from coverage printed in the current American Land Title Association ("ALTA") policy

. cover, the standard printed exceptions contained in the ALTA form currently-in use for survey matters and-real -
estate taxes (which shall only except real estate taxes not yet due and payable) and those exceptions permitted

by paragraph 6 of this Agreement.

8. Closing Certifications and Documents, The SELLER shall execute and deliver simultaneously with the
delivery of the deed such certifications and documents as may customarily and réasonably-be required by the
BUYER'S attorney, BUYER'S lender, BUYER'S lender's attorney or any title insurance company insuring the
BUYER'S title to the Premises, including, without limitation, certifications and documents relating to: (a)
parties in possession of the premises; (b) the creation of mechanics' or materialmen's liens; (c) the HUD-1
Settlement Statement and other financial affidavits and agreements as-may reasonably be required by the lender

or lender's attorney; (d) the citizenship and residency of SELLER as required by law; and (e) information
required to permit the closing agent 0 report the transaction to the TInternal Revenue Service. At the time of
delivery of the deed, the SELLER may use monies from the purchase to clear the ftitle, provided- that all
documents related thereto are recorded with the deed or within a reasonable time thereafter acceptable to the
BUYER and, provided further, that discharges of mortgages from banks, credit unions, insurance companies
and other institutional lenders may be tecorded within a reasonable time after recording of the deed in
accordance with usual conveyancing practices. The SELLER'

S spouse hereby agrees to release all statutory,
common law or other rights or interest in the Premises and to execute the deed, if necessary.. .
9. Possession-and-Conditien-of Premises—/At-the *%%%peffe%maﬁee—gﬂﬂugast%@ﬁﬂ%e—s%
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 10. ~ Bxtension of Time For Performance. If the SELLER cannot convey title as required by this Agreement
or cannot deliver possession of the Premises as agreed, or if at the time of the delivery of the deed the Premises
do ot conform with the requirements set forth in this Agreement or the BUYER is unable to obtain title
insurance in accordance with paragraph 7, upon written notice given no later than the time for performance
from either party to the other, the time for performance shall be automatically extended for thirty (30) days.
except that if BUYER'S mortgage commitment expires or, the terms will materially and adversely change in
fewer than thirty (30) days, the time for performance set forth in paragraph 5 shall be extended to one business
day before expiration of the mortgage commitment. SELLER shall use reasonable efforts to make title conform
or to deliver possession as agreed, or.to make the Premises conform to the requirements of this Agreement.
- Excluding discharge of mortgages and liens, about which the SELLER has actual knowledge at the time of -
signing this Agreement, the SELLER shall not be requited to incur costs or expenses totaling in excess of one-
half (1/2) of one percent of the purchase price to make the title or the Premises conform or to deliver possession
as agreed. If at the expiration of the time for performance, or if there has been an extension, at the expiration of

the- time_for performance as extended, the SELLER, despite reasonable efforts, cannot make the title or
Premises conform, as agreed, or cannot deliver possession, as agreed, or if during the T)‘eriqd of this Agreement
or any extension thereof, the SELLER has been unable to use proceeds from an insurance claim, if any, to make
the Premises conform, then, at the BUYER'S clection, any payments made by the BUYER pursuant to this

Agreement shall be immediately returned. Upon return of all such funds, all obligations of the BUYER and

SELLER shall terminate and this Agreement shall automatically become void and neither the BUYER nor -

' SELLER shall have further recourse or remedy against the other.
11 anconformance of Premiscs. If the Premises do _nof conform to the requirements of paragraph 9
because they have been damaged by fire or other casualty (occurring after the date of this Agreement) that is

- covered by insurance, then the. BUYER shall have the right to elect whether or not fo. proceed to_accept the
- Premises and take title, in which case the SELLER shall convey such title, except that in the event of such. -

- conveyance in accord with the provisions of this cla :
casualty insured against, then the SELLER shall, unless the SELLER has previously restored the premises to

their former condition, either:

(a)  pay over or assigh to the BUYER, on delivery of the'v deed, all amounts fecovered or recoverable on
account of such insurance, less any amounts reasonably expended by the SELLER for any partial -

restoration; or

ses shall not pérmit the insurance proceeds or a part thereof to be
r former condition or to be so paid over or assigned, give to the
on delivery of the deed, equal to said amounts so recovered.

(b)  if aholder of a mortgage on said Premi
o used to restore the said Premises to thei
~ BUYER a credit against the purchase price,
or recoverable and retained by the holder of t
the SELLER for any partial restoration.

12, Acceptance of Deed. The BUYER shall have the right to accept such title to the Premises as the
SELLER can deliver at the time for performance and if extended, shall have such right at the time for
performance, as extended. The BUYER shall also have the right to accept the Premises in the then current
condition and to pay the purchase price without reduction of price. Upon notice in writing of BUYER'S
decision to accept the Premises and title, the SELLER shall convey title and deliver possession. Acceptance ofa
deed by the BUYER or BUYER'S nominee, if any, shall constitute full performance by the SELLER and shall
Seller Initials ______ ' . 3 Buyer Initials
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Jause, if the said Premises shall have been damaged by fireor

he said mortgage less any amounts reasonably expended by - -
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be deemed to release and discharge the SELLER from every dut
performance. Notwithstanding the foregoing,

agreed to perform affer t
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&

all warranties, if any, made by the S_ELLER shall survive delivery
fuel value, water rates,

Adjustments. At the time for performance of this A

performance for current real estate taxes,

of the deed.

13.

sewer use charges. The net total of such

hase price payable by the BUYER at the time for

adjustments shall be added to or deducted from the purc

t been established at the time for performance,
asis of the tax for the most recent tax year with either

party having 'the right to request apportionment from the o

. If the real estate tax rate or assessment has no
of the current year's tax is established.
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performance
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ent shall be in writing and
nited States Postal Service

, addressed to the BUYER or SELLER or their

uired or permitted to be made under this Agreem

Notices. All notices req
delivered in hand, sent by certified mail

21.

, return receipt requested or sent by U

overnight Express Mail or other overnight delivery service

Seller Initials

Buyer Initials

Seller Initials_

Buyer Initials




authorized representative at the address set forth in this paragraph. Such notice shall be deemed to have been

given upon delivery or, if sent by certified mail on the date of delivery set forth in the receipt or in the absence.
- of a receipt three business days after deposited or, if sent by overnight mail or delivery, the next business day

after deposit with the overnight mail or delivery service, whether or not a signature is required.’ Acceptance of .
any notice, whether by delivery or mail, shall be sufficient if accepted or signed by a person having express or
implied authority to receive same. Notice shall also be deemed adequate if given in any other form permitted by

law.
BUYER: R SELLER:

Michael P. O’Shaughnessy, Esq. »
70 Bast Grove Street

Middleboro, MA 02346

.22, Counterparts/Electronic Delivery/ConStmcﬁoh of Agreement. This Agreement may be executed in

counterparts. All documents related to this transaction may be delivered electronically, including by encrypted -
email or facsimile, and shall have the'same effect as delivery of an original. This Agreement shall be construed
as a Massachusetts contract; is to take effect as a sealed instrument; sets forth the entire agreement between the
parties; is binding upon and is intended to benefit the BUYER and SELLER and each of their respective heirs,
devisees, executors, administralors, SUCCESSO1s and assigns; and may be canceled, modified or amended only by
a written agreement executed by both the SELLER and the BUYER. If two or more persons are named as
BUYER their obligations are joint -and several. If the SELLER or BUYER is a trust, corporation, limited
liability company or entity whose representative executes this Agreement in a representative or fiduciary
capacity, only the principal or the trust or estate represented shall be bound, and neither the trustee, officer,
shareholder or beneficiary shall be personally liable for any obligation, express or implied. The captions and
any notes are used only as a matter of convenience and are not to be considered a part of this Agreement and are -

ies. Any mater or practice which has ot been addressed in.. ... . .

not to be used in determining the intent of the parties. Any matter or practice which has rot been addressed ir
this agreement and which is the subject of a Title Standard or Practice of the Real Estate Bar Association for .
Massachusetts, formerly known'as the Massachusetts Conveyancers Association, at the time of performance .

‘shall be governed by the Standard of Practice of the Massachusetts‘Real Estate Bar for Massachusetts.

23, .Additional. Provisions.

Subject to réceiving a comprehensive permit and any other lbcal,vfederal or state permit‘reqﬁired for the

construction of a 72 unit rental project on the premises.

The dosing shall take places 60 days after all permits reQuired for the construction of a 72 uxit rental

| project on the premises have been issued by the applicable approving autherity. -

If an appeal is taken of any permits required for the construction of a 72 unit rental project on the
premises the closing shall take place 60 days after any and all appeals have become final. o

UPON SIGNING, THIS DOCUMENT WILL BECOME A LEGALLY BINDING AGREMENT. IF NOT
UNDERSTOOD, SEEK ADVICE FROM AN ATTORNEY. :

Seller Initials 6 : Buyer Initials

Seller Initials Buyer Initials

PSR



|

1 BUYER: Norfolk Station, LLC

. - Py e
By: 7
Ala/n/Qﬁaglieri, Managing Member

SELLER: Bella Plaza, LLC ‘

By» Z7

_ Ala%ieri, Managing Member

Seller Initials ____

Seller Initials

_Date: May 23. 2018

Date:  May 23, 2018

Buyer Initials

Buyer Initials
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