








STATE OF NEW YORK )

) SS.:
COUNTY OF )
On the day of in the year before me, the undersigned, a notary
public in and for the State of New York, personally appeared , personally

known to me or proved to me on the basis of satisfactory evidence to be the individual whose name
is subscribed to the within instrument and acknowledged to me that he executed the same in his
capacity, and that by his signature on the instrument, the individual, or the person upon behalf of
which the individual acted, executed the instrument.

Notary Public

29051642



EXHIBIT A

DESCRIPTION OF THE LAND

Tite Number; RACBS60-8
DISTRICT 0100 SECTION 085.60 BLOCK 03.80 LOT 608,000 ON THE TAX MAP OF SUFFOLK COUNTY

ALL that certaln plot, pisce or parce] of land, siiuats, bying and being at Nosth Amityville, Town of
Babylon, County of Suffolk and 8tate of New York, and mere particularly bounded and deseilbsd os

BEGINNING at 2 point on the Southerly side of Allen Boulevard distant 528.71 fest Easterly from the
m!omdbyﬁn Mﬂmmydﬂumummwmwsm of Balting

RUNNING THENCE South 84 degrees 15 minutss S0 seconds East along the Southerly side of Allen
Boulevard, 10089 feel;

THENCE South 13 degrees 22 minutes 00 seconds West, 290.08 fost;

THENCE North 76 dogrees 51 minulos 20 seconds Wast, 100.90 foot;

THENCE North 13 degroes 22 minutes 00 seconds East, 217.98 fost 80 the Southerly side of Allsn
Boulovard to the point or place of BEGINNING.

FOR CONVEYANCING ONLY, IF INTENDED TO BE CONVEVED: TOGETHER WITH ALL RIGHT, TITLE AND
INTEREST OF, IN AND TO ANY STREETS, ROADS, OR AVENUES ABUTTING THE ABOVE DESCRIBED
PREMISES, TO THE CENTER LINE THEREOF.
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EXHIBIT B
DESCRIPTION OF THE FACILITY EQUIPMENT

All Eligible Items acquired, constructed, renovated or installed and/or to be acquired,
constructed, renovated or installed by or on behalf of the Grantee, in connection with the
completion of the Town of Babylon Industrial Development Agency’s Great Neck Chemists, Inc.
of N.Y., 69 Allen Boulevard LLC, Precision Compounding Pharmacy & Wellness Inc. and 61-65
Allen Boulevard LLC Facility located at 61-65 Allen Boulevard, Farmingdale in the Town of
Babylon, Suffolk County, New York and leased to the Grantee pursuant to the Lease and Project
Agreement dated as of December 1, 2024 by and between the Grantor and the Grantee and agreed
to and accepted by Precision Compounding Pharmacy & Wellness Inc.
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EXHIBIT N

FORM OF TERMINATION OF LEASE AND PROJECT AGREEMENT

WHEREAS, 61-65 ALLEN BOULEVARD LLC (the “Company™), as tenant, and TOWN
OF BABYLON INDUSTRIAL DEVELOPMENT AGENCY (the “Agency™), as landlord, entered
into a lease and project agreement dated as of December 1, 2024 (the “Lease Agreement™) pursuant
to which, among other things, the Agency leased the Company Facility (as defined in the Lease
Agreement) to the Company; and

WHEREAS, pursuant to the Lease Agreement, the Company and the Agency agreed that
the Lease Agreement would terminate on the earlier to occur of (1) ,20__ or (2) the
date that the Lease Agreement shall terminate pursuant to Article X or Article XI of the Lease
Agreement; and

WHEREAS, the Company and the Agency now desire to evidence the termination of the
Lease Agreement;

NOW, THEREFORE, it is hereby agreed that the Lease Agreement has terminated as of
the dated date hereof; provided, however, that, as provided in Section 14.8 of the Lease Agreement,
certain obligations of the Company shall survive the termination of the Lease Agreement, and the
execution of this termination of lease and project agreement by the Agency is not intended, and
shall not be construed, as a waiver or alteration by the Agency or the Company of the provisions
of Section 14.8 of the Lease Agreement.

IN WITNESS WHEREOF, the Company and the Agency have signed this termination of
lease and project agreement and caused to be dated as of the  day of ,20 .

61-65 ALLEN BOULEVARD LLC

By:

Authorized Representative

TOWN OF BABYLON INDUSTRIAL
DEVELOPMENT AGENCY

By:
Name:
Title:
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STATE OF NEW YORK )

) SS.:
COUNTY OF )
On the day of in the year before me, the undersigned, a notary
public in and for the State of New York, personally appeared , personally

known to me or proved to me on the basis of satisfactory evidence to be the individual whose name
is subscribed to the within instrument and acknowledged to me that he/she executed the same in
his/her capacity, and that by his/her signature on the instrument, the individual, or the person upon
behalf of which the individual acted, executed the instrument.

Notary Public
STATE OF NEW YORK )
) SS.:
COUNTY OF )
On the day of in the year before me, the undersigned, a notary
public in and for the State of New York, personally appeared , personally

known to me or proved to me on the basis of satisfactory evidence to be the individual whose name
is subscribed to the within instrument and acknowledged to me that he/she executed the same in
his/her capacity, and that by his/her signature on the instrument, the individual, or the person upon
behalf of which the individual acted, executed the instrument.

Notary Public
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EXHIBIT O

FORM OF ANNUAL EMPLOYMENT REPORT
[TO BE COMPLETED ON LETTERHEAD OF COMPANIES]

Annual Employment Report
For the Year Ending ;

In order to comply with Local and State employment reporting requirements, the Town of
Babylon Industrial Development Agency must require all of its project companies to fill out and
return the Report to the Agency no later than January 30, ”

The undersigned DOES HEREBY CERTIFY THAT he/she is an Authorized
Representative of 61-65 Allen Boulevard LLC, 69 Allen Boulevard LLC and Precision
Compounding Pharmacy & Wellness Inc. (collectively, the “Companies), and has knowledge or
access to that knowledge necessary to deliver this certificate, and this certificate is being delivered
in accordance with the provisions of Section 8.11 of that certain Lease and Project Agreement,
dated as of December 1, 2024 (the “61-65 Allen Lease Agreement”), by and between the Town of
Babylon Industrial Development Agency and 61-65 Allen Boulevard LLC, and agreed to and
accepted by Precision Compounding Pharmacy & Wellness Inc. and the provisions of Section 8.11
of that certain Lease and Project Agreement, dated as of December 1, 2024 (the “69 Allen Lease
Agreement”), by and between the Town of Babylon Industrial Development Agency and 69 Allen
Boulevard LLC, and agreed to and accepted by Great Neck Chemists, Inc. of N.Y. and the
provisions of Section 8.11 of that certain Lease and Project Agreement, dated as of December 1,
2024 (the “120-130 Broadhollow Lease Agreement” and, together with the 61-65 Allen Lease
Agreement and the 69 Allen Lease Agreement, the “Lease Agreements™), by and between the
Town of Babylon Industrial Development Agency and Precision Compounding Pharmacy &
Wellness Inc. and does hereby further certify as follows with respect to the Annual Period which
commenced [on the Closing Date/January 1, _ ] and ended [December 31, 20 ] (the
“Reported Annual Period”) (all capitalized terms used but not defined herein shall have the
respective meanings assigned to such terms in the Lease Agreements):

1. As of the end of the Reported Annual Period and at all times during the Reported
Annual Period, 61-65 Allen Boulevard LLC, 69 Allen Boulevard LLC and Precision
Compounding Pharmacy & Wellness Inc. were not in default under any of the provisions which
relate each in the respective Lease Agreements. To the extent that the Authorized Representative
of 61-65 Allen Boulevard LLC, 69 Allen Boulevard LLC or Precision Compounding Pharmacy &
Wellness Inc. shall have obtained knowledge or notice of any such default, the certificate shall
disclose such default(s) or notice thereof and the nature thereof, whether or not the same shall
constitute an Event of Default under either of the Lease Agreements, and the action proposed to
be taken by 61-65 Allen Boulevard LLC, 69 Allen Boulevard LLC and/or Precision Compounding
Pharmacy & Wellness Inc. with respect thereto.

2. The number of Annual Period Eligible Employees for the Reported Annual Period

was , and the respective number of Eligible Employees employed during such Annual Period
as constituted Full-time Employees and Full-time Equivalent Employees was and ,
respectively.

O-1
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3. There was (an increase) (a decrease) in the number of Annual Period Eligible
Employees between the Reported Annual Period and the Annual Period immediately preceding
the Reported Annual Period, and the amount of such (increase) (decrease) was %.

4. The number of Ineligible Employees for the Reported Annual Period was ‘

3. No Company Group Entity has transferred or established during the Reported
Annual Period any operations, facilities and/or Eligible Employees outside of the Town, or, if it
did, the following are the details thereof.

6. No Base Employment Reduction occurred in the Reported Annual Period, or, if it
did, the following are the details thereof (including, without limitation, whether such Reduction
was a Non-Relocation Reduction or a Relocation Reduction, and supporting information and
evidence regarding the operations and employment of the Company Group Entity), and the
calculation of any amount to be repaid or reduction in future Benefits.

7 I, the undersigned, hereby certify to the best of my knowledge and belief, that all
information contained in this report is true and complete, and that 1 understand it is submitted
pursuant to agreement. 61-65 Allen Boulevard LLC, 69 Allen Boulevard LLC and Precision
Compounding Pharmacy & Wellness Inc. each hereby authorize any private or governmental
entity, including but not limited to the New York State Department of Labor (“DOL”), to release
to the Town of Babylon Industrial Development Agency (the “Agency”) and/or to the successors
and assigns of either (collectively, the “Information Recipients”), any and all employment
information under DOL’s control which is pertinent to 61-65 Allen Boulevard LLC, 69 Allen
Boulevard LLC or Precision Compounding Pharmacy & Wellness Inc. and the employees of 61-
65 Allen Boulevard LLC, 69 Allen Boulevard LLC or Precision Compounding Pharmacy &
Wellness Inc. In addition, upon the Agency’s request, 61-65 Allen Boulevard LLC, 69 Allen
Boulevard LLC and/or Precision Compounding Pharmacy & Wellness Inc. shall provide to the
Agency any employment information in the possession of 61-65 Allen Boulevard LLC, 69 Allen
Boulevard LLC or Precision Compounding Pharmacy & Wellness Inc. which is pertinent to 61-65
Allen Boulevard LLC, 69 Allen Boulevard LLC Precision Compounding Pharmacy & Wellness
Inc. and employees of 61-65 Allen Boulevard LLC, 69 Allen Boulevard LLC and Precision
Compounding Pharmacy & Wellness Inc. Information released or provided to Information
Recipients by DOL, or by any other governmental entity, or by any private entity, or by 61-65
Allen Boulevard LLC itself, 69 Allen Boulevard LLC itself or Precision Compounding Pharmacy
& Wellness Inc. itself, or any information previously released as provided by all or any of the
foregoing parties (collectively, “Employment Information”) may be disclosed by the Information
Recipients in connection with the administration of the programs of the Agency, and/or the
successors and assigns of either, and/or the Town of Babylon, and/or as may be necessary to
comply with law; and, without limiting the foregoing, the Employment Information may be
included in (x) other reports required of the Agency, and (y) any other reports required by law.
This authorization shall remain in effect throughout the term of the Lease Agreement.

IN WITNESS WHEREOF, the undersigned has hereunto set its hand this day of
,20 .
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61-65 ALLEN BOULEVARD LLC

By:

Name:

Title:

Telephone #:

Tax ID:

PRECISION COMPOUNDING
PHARMACY & WELLNESS INC.

By:

Name:

Title:

Telephone #:

Tax ID:

29051642

69 ALLEN BOULEVARD LLC

By:

Name:

Title:

Telephone #:

Tax ID:
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SCHEDULE A

SCHEDULE OF DEFINITIONS

“120-130 Broadhollow Company” means Precision Compounding Pharmacy & Wellness
Inc., a corporation validly existing under the laws of the State of New York and its successors and
assigns.

“120-130 Broadhollow Facility” means, collectively, the 120-130 Broadhollow Land, the
120-130 Broadhollow Improvements and the 120-130 Broadhollow Equipment, leased and
subleased to the 120-130 Broadhollow Company pursuant to the 120-130 Broadhollow Lease
Agreement.

“120-130 Broadhollow Equipment” means all machinery, equipment and other personal
property used and to be used in connection with the 120-130 Broadhollow Company Facility as
described in Exhibit B to the 120-130 Broadhollow Lease Agreement.

“120-130 Broadhollow Improvements” means all those buildings, improvements,
structures and other related facilities (i) affixed or attached to the 120-130 Broadhollow Land, and
(i) not part of the 120-130 Broadhollow Equipment, all as they may exist from time to time.

“120-130 Broadhollow Land” means the real property leased by the Agency to the 120-
130 Broadhollow Company pursuant to the 120-130 Broadhollow Lease Agreement.

“120-130 Broadhollow Lease Agreement” means the Lease and Project Agreement, dated
as of December 1, 2024 by and between the Agency, as lessor, and the 120-130 Broadhollow
Company, as lessee, with respect to the 120-130 Broadhollow Facility, as the same may be
amended from time to time.

“69 Allen Company” means 69 Allen Boulevard LLC, a limited liability company validly
existing under the laws of the State of New York and its successors and assigns.

“69 Allen Company Facility” means, collectively, the 69 Allen Land, the 69 Allen
Improvements and the 69 Allen Facility Equipment, leased and subleased to the 69 Allen Company
pursuant to the 69 Allen Lease Agreement.

“69 Allen Facility” means, collectively, the 69 Allen Company Facility leased and
subleased to the 69 Allen Company under the 69 Allen Lease Agreement and the 69 Allen
Equipment leased to the 69 Allen Sublessee under the agency compliance agreement between the
69 Allen Sublessee and the Agency.

“69 Allen Facility Equipment” means all machinery, equipment and other personal
property used and to be used in connection with 69 Allen Company Facility as described in Exhibit
B to the 69 Allen Lease Agreement, but not including the 69 Allen Equipment as described in
Exhibit A to the equipment bill of sale from the 69 Allen Sublessee to the Agency.

Sch. A-1
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“69 Allen Improvements” means all those buildings, improvements, structures and other
related facilities (i) affixed or attached to the 69 Allen Land, (ii) not part of the 69 Allen Facility
Equipment, and (iii) not part of the 69 Allen Equipment, all as they may exist from time to time.

“69 Allen Land” means the real property leased by the Agency to the 69 Allen Company
pursuant to the 69 Allen Lease Agreement.

“69 Allen Lease Agreement” means the Lease and Project Agreement, dated as of
December 1, 2024 by and between the Agency, as lessor, and the 69 Allen Company, as lessee,
and agreed to and accepted by the 69 Allen Sublessee, with respect to the 69 Allen Company
Facility, as the same may be amended from time to time.

“69 Allen Sublessee” means Great Neck Chemists, Inc. of N.Y., a corporation organized
and existing under the laws of the State of New York, as sublessee under a sublease agreement
with the 69 Allen Company, and its successors and assigns.

“Abatement Termination Date” shall have the same meaning as set forth in Section 5.1
hereof.

“Act” means, collectively, Title 1 of Article 18-A of the General Municipal Law of the
State, enacted into law as Chapter 1030 of the Laws of 1969 of the State, as amended, together
with Chapter 177 of the Laws of 1973 of the State, as amended.

“Affiliate” means a Person directly or indirectly through one or more intermediaries
controls, or is under common control with, or is controlled by a Person. The term “control”
(including related terms “controlled by” and “under common control with”) means (i) the
possession, directly or indirectly, of the power to direct or cause the direction of the management
and policies of a Person, whether through the ownership of voting securities, by contract or
otherwise, and (ii) the ownership, either directly or indirectly, of greater than 50% of the voting
stock or other equity interest of such Person.

“Agency” means (i) the Town of Babylon Industrial Development Agency, its successors
and assigns, and (ii) any local governmental body resulting from or surviving any consolidation or
merger to which the Agency or its successors may be a party.

“Agency Compliance Agreement” means the Agency Compliance Agreement, dated as of
December 1, 2024, by and between the Agency and the Sublessee, as the same may be amended
from time to time.

“Agency Documents” means the Company Lease, the Lease Agreement and the Agency
Compliance Agreement.

“Agent” shall have the meaning set forth in Section 5.2(d).

“Annual Period” means (i) that period commencing on the Closing Date and ending on
December 31, 2024 which shall be the first Annual Period, and (ii) thereafter each Annual Period
commencing on January 1 and ending on the next succeeding December 31, with the final Annual
Period to commence on January 1, 2041 and end on February 28, 2041.

Sch. A-2
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“Annual Period Eligible Employees™ means the number of Eligible Employees during an
Annual Period calculated by the Company on the basis of the aggregate sum of the numbers of
Eligible Employees employed on the last payroll date for each of the months (including any partial
month) during such Annual Period divided by twelve (except that in the first Annual Period, the
divisor will be the number of months, including any partial month, contained in such Annual
Period), based upon the employment report set forth in Section 8.11.

“Applicable PILOT Payment” shall have the meaning ascribed to such term in Section 5.1
(n) hereof.

“Approved Facility” shall mean, collectively, (i) with respect to the Facility, a
manufacturing and distribution facility and related uses for use by the Sublessee or any Affiliate
in connection with the Sublessee (or any Affiliate thereof or permitted sublessee hereunder,
including the Sublessee) in their business as a manufacturer and distributor of specialty
compounding pharmaceuticals and medication, (ii) with respect to the 69 Allen Facility, a
distribution facility and related uses for use by the 69 Allen Sublessee or any Affiliate in
connection with the 69 Allen Sublessee (or any Affiliate thereof or permitted sublessee under the
69 Allen Lease Agreement, including the 69 Allen Sublessee) in their business of pharmaceutical
distribution, including to long-term care facilities, and (iii) with respect to the 120-130
Broadhollow Facility, a manufacturing and distribution facility and related uses for use by the 120-
130 Broadhollow Company or any Affiliate in connection with the 120-130 Broadhollow
Company (or any Affiliate thereof or permitted sublessee under the 120-130 Broadhollow Lease
Agreement) in their business as a manufacturer and distributor of specialty compounding
pharmaceuticals and medication.

“Approving Resolution” or “Authorizing Resolution” means, collectively, the resolutions
adopted by the Agency on March 20, 2024 and on October 23, 2024, authorizing the execution
and delivery of the Agency Documents, as such resolution may be amended and supplemented
from time to time.

“Assignment to Company” means the assignment from the Agency to the Company,
substantially in the form attached as Exhibit L to the Lease Agreement, which assignment is
intended to convey to the Company, upon certain termination of the Lease Agreement, all title and
interest of the Agency in the Company Facility, including the leasehold interest created pursuant
to the Company Lease.

“Authorized Representative” means, in the case of the Agency, the Chairman, the Vice
Chairman, the Secretary, the Assistant Secretary, the Chief Executive Officer or any member or
officer of the Agency and such additional persons as, at the time, are designated to act on behalf
of the Agency; in the case of the Company, by any member and such additional persons as, at the
time, are designated to act on behalf of the Company; and, in the case of the Sublessee, by any
officer and such additional persons as, at the time, are designated to act on behalf of the Sublessee.

“Base Employment Number” means, as of the Closing Date and through and including the
Completion Date, with respect to the Facility, the 69 Allen Facility and the 120-130 Broadhollow
Facility, collectively and in the aggregate, 114, and for each Annual Period beginning after the
Completion Date, as follows:
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Year Base Employment Number

1 152
2 204
Thereafter 204

“Base Employment Reduction” means, for any Annual Period with respect to the Facility,
the 69 Allen Facility and the 120-130 Broadhollow Facility, collectively, the difference, if any (but
not less than 0), derived from subtracting the Annual Period Eligible Employees for such Annual
Period from the then applicable Base Employment Number.

“Base Employment Reduction Percentage™ means the percentage derived by dividing the
Base Employment Reduction by the Base Employment Number.

“Bill of Sale to Agency” means the bill of sale, dated the Closing Date, given by the
Company to the Agency with respect to the Facility Equipment, as the same may be amended from
time to time.

“Bill of Sale to Company” means the bill of sale from the Agency to the Company
conveying all of the Agency’s interest in the Facility Equipment to the Company, substantially in
the form attached as Exhibit M to the Lease Agreement.

“Business Day” means any day other than a Saturday, a Sunday, a legal holiday or a day
on which banking institutions in New York, New York, or any city in which the principal office
of the Lender, if any, is located are authorized by law or executive order to remain closed.

(13

Closing Date” means December 17, 2024.

“Company” means 61-65 Allen Boulevard LLC, a limited liability company validly
existing under the laws of the State of New York and its successors and assigns.

“Company Documents™ means the Bill of Sale to Agency, the Company Lease, the Lease
Agreement and the Sublease Agreement.

“Company Facility” means, collectively, the Land, the Improvements and the Facility
Equipment, leased and subleased to the Company pursuant to the Lease Agreement.

“Company Group Entity” means the Company, the Sublessee, the 69 Allen Company, the
69 Allen Sublessee, the 120-130 Broadhollow Company and their Affiliates.

“Company Lease” means the Company Lease, dated as of December 1, 2024, by and
between the Company and the Agency, as the same may be amended from time to time.

“Completion Date” means the date of completion of the Company Facility as certified
pursuant to Section 3.6 of the Lease Agreement.
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“Condemnation” means the taking of title to, or the use of, Property under the exercise of
the power of eminent domain by any governmental entity or other Person acting under
governmental authority.

“Construction Period” means the period beginning on the earlier of (a) Closing Date and
(b) the date of commencement of the Project Work of the Facility, and ending on the Completion
Date.

“Disposal” has the same meaning as given to that term in the Solid Waste Disposal Act, as
amended by the Resource Conservation and Recovery Act (42 U.S.C. Section 6901 et seq.).

“Eligible Employees” means each employee of a Company Group Entity (i) located and
employed exclusively in the Town, (ii) having his or her principal base of operations in the Town,
(iii) whose income as an employee of the Company Group Entity is paid exclusively from such
Company Group Entity’s Town based payroll, and (iv) who does not constitute an Ineligible
Employee.

3

‘Eligible Ttems” shall mean the following items of personal property and services, but
excluding any Ineligible Items, with respect to which the Company, the Sublessee and any Agent
shall be entitled to claim a Sales Tax Exemption in connection with the Facility: (i) purchases of
materials, goods, personal property and fixtures and supplies that will be incorporated into and
made an integral component part of the Facility; (ii) purchases or leases of any item of materials,
goods, machinery, equipment, furniture, furnishings, trade fixtures and other tangible personal
property having a useful life of one year or more; (iii) with respect to the eligible items identified
in (ii) above: purchases of freight, installation, maintenance and repair services required in
connection with the shipping, installation, use, maintenance or repair of such items; provided that
maintenance shall mean the replacement of parts or the making of repairs; (iv) purchases of
materials, goods and supplies that are to be used and substantially consumed in the course of
construction or renovation of the Facility (but excluding fuel, materials or substances that are
consumed in the course of operating machinery and equipment or parts containing fuel, materials
or substances where such parts must be replaced whenever the substance is consumed); and (v)
leases of machinery and equipment solely for temporary use in connection with the construction
or renovation of the Facility.

“Employee” means a Full-Time Employee or a Full-Time Equivalent Employee.

“Environment” means any water or water vapor, any land, including land surface or
subsurface, air, fish, wildlife, flora, fauna, biota and all other natural resources.

“Environmental Laws” means all federal, state and local environmental, land use, zoning,
health, chemical use, safety and sanitation laws, statutes, ordinances and codes relating to the
protection, preservation or remediation of the Environment and/or governing the use, storage,
treatment, generation, transportation, processing, handling, production or disposal of Hazardous
Substances and the rules, regulations, written and published policies, guidelines, decisions, orders
and directives of federal, state and local governmental agencies and authorities with respect
thereto.
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“Environmental Permits” means all permits, licenses, approvals, authorizations, consents
or registrations required by any applicable Environmental Law in connection with the ownership,
construction, renovation, equipping, use and/or operation of the Facility, for the storage, treatment,
generation, transportation, processing, handling, production or disposal of Hazardous Substances
or the sale, transfer or conveyance of the Facility.

“Equipment” means all machinery, equipment and other personal property used and to be
used in connection with the Facility as described in Exhibit A to the Equipment Bill of Sale.

“Equipment Bill of Sale” means the Equipment Bill of Sale, dated the Closing Date, by the
Sublessee to the Agency with respect to the Equipment, as the same may be amended from time
to time.

“Event of Default” means (a) when used with respect to the Lease Agreement, any of the
events defined as Events of Default by Section 10.1 of the Lease Agreement and (b) when used
with respect to any Mortgage, any of the events defined as Events of Default in such Mortgage.

“Facility” means, collectively, the Company Facility leased and subleased to the Company
under the Lease Agreement and the Equipment leased to the Sublessee under the Agency
Compliance Agreement.

“Facility Equipment” means all machinery, equipment and other personal property used
and to be used in connection with Company Facility as described in Exhibit B to the Lease
Agreement, but not including the Equipment as described in Exhibit A to the Equipment Bill of
Sale.

“Form ST-60" shall mean NYSDTF Form ST-60 “IDA Appointment of Project Operator
or Agent” or such additional or substitute form as is adopted by NYSDTF to report the appointment
of project operators or agents with respect to industrial development agency transactions.

“Form ST-123” shall mean NYSDTF Form ST-123 “IDA Agent or Project Operator
Exempt Purchase Certificate” or such additional or substitute form as is adopted by NYSDTF for
use in completing purchases that are exempt for Sales and Use Taxes with respect to industrial
development agency transactions.

“Form ST-340” shall mean NYSDTF Form ST-340 “Annual Report of Sales and Use Tax
Exemptions Claimed by Agent/Project Operator of Industrial Development Agency/Authority” or
such additional or substitute form as is adopted by NYSDTF to report Sales Tax Savings with
respect to industrial development agency transactions.

“Full-Time Emplovee” shall mean, with respect to an Annual Period, an individual on the
payroll of, receiving customary benefits from, and directly employed during such Annual Period
by, any Company Group Entity (and excluding any individuals employed by temporary
employment or similar agencies) and each of whom works within the Town for any Company
Group Entity during such Annual Period on a “full-time basis” (i.e., working at least a 35-hour
week, subject to customary vacation, holiday and sick leave).
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“Full-Time Equivalent Emplovee” shall mean, with respect to an Annual Period, two (2)
individuals on the payroll of, receiving customary benefits from, and directly employed during
such Annual Period by, any Company Group Entity (and excluding any individuals employed by
temporary employment or similar agencies) and each of whom works within the Town for any
Company Group Entity during such Annual Period on a “part-time basis” (i.e., working at least a
20-hour week, subject to customary vacation, holiday and sick leave).

“Hazardous Substance” means, without limitation, any flammable, explosive, radon,
radioactive materials, asbestos, urea formaldehyde foam insulation, polychlorinated biphenyls,
petroleum, petroleum constituents, petroleum products, methane, hazardous materials, hazardous
wastes, hazardous or toxic substances or related materials, pollutants, or toxic pollutants, as
defined in the Comprehensive Environmental Response, Compensation and Liability Act of 1980,
as amended (42 U.S.C. Sections 9601, et seq.), the Resource Conservation and Recovery Act, as
amended (42 U.S.C. Sections 6901, et seq.), the Hazardous Materials Transportation Act, as
amended (49 U.S.C. Sections 1801, et seq.), the Toxic Substances Control Act, as amended (15
U.S.C. Sections 2601, et seq.), the Federal Water Pollution Control Act, as amended (33 U.S.C.
Sections 1251 et seq.), Articles 17 and 27 of the New York State Environmental Conservation
Law, or any other applicable Environmental Law and the regulations promulgated thereunder.

33

Improvements” means all those buildings, improvements, structures and other related
facilities (i) affixed or attached to the Land, (ii) not part of the Facility Equipment, and (iii) not
part of the Equipment, all as they may exist from time to time.

“Indebtedness” means (1) the monetary obligations of the Company to the Agency and its
members, officers, agents, servants and employees under this Lease Agreement and the other
Transaction Documents, and (2) all interest accrued on any of the foregoing.

“Independent Accountant” shall mean an independent certified public accountant or firm
of independent certified public accountants selected by the Company and approved by the Agency
(such approval not to be unreasonably withheld or delayed).

“Independent Counsel” means an attorney or attorneys or firm or firms of attorneys duly
admitted to practice law before the highest court of any state of the United States of America or in
the District of Columbia and not a full time employee of the Agency, the Company or the
Sublessee.

“Ineligible Employee” means any Full-Time Equivalent Employees who exceed in the
aggregate ten percent (10%) of the total Annual Period Eligible Employees for such Annual Period.

“Ineligible Items” shall mean the following items of personal property and services with
respect to which the Company, the Sublessee and any Agent shall not be entitled to claim a Sales
Tax Exemption in connection with the Facility:

@) vehicles of any sort, including watercraft and rolling stock;

(i)  personalty having a useful life of one year or less;
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(ili)  any cost of utilities, cleaning services or supplies or other ordinary operating costs;
(iv)  ordinary office supplies such as pencils, paper clips and paper;
(v)  any materials or substances that are consumed in the operation of machinery;

(vi)  equipment or parts containing materials or substances where such parts must be
replaced whenever the substance is consumed; and

(vii) maintenance of the type as shall constitute janitorial services.

“Land” means the real property leased by the Agency to the Company pursuant to the Lease
Agreement and more particularly described in Exhibit A attached thereto.

“Lease Agreement” means the Lease and Project Agreement, dated as of December 1, 2024
by and between the Agency, as lessor, and the Company, as lessee, and agreed to and accepted by
the Sublessee, with respect to the Company Facility, as the same may be amended from time to
time.

“Lease Term” means the duration of the leasehold estate created by the Lease Agreement
as specified in Section 4.2 of the Lease Agreement.

“Lender” means any lender making a Loan to the Company to finance in whole or in part
the Project Work, the acquisition and/or development of the Facility or any portion thereof.

“Lien” means any interest in Property securing an obligation owed to a Person, whether
such interest is based on the common law, statute or contract, and including but not limited to the
security interest arising from a mortgage, encumbrance, pledge, conditional sale or trust receipt or
a lease, consignment or bailment for security purposes. The term “Lien” includes reservations,
exceptions, encroachments, easements, rights-of-way, covenants, conditions, restrictions, leases
and other similar title exceptions and encumbrances, including but not limited to mechanics’,
materialmen’s, warehousemen’s, carriers’ and other similar encumbrances, affecting real property.
For the purposes of this definition, a Person shall be deemed to be the owner of any Property which
it has acquired or holds subject to a conditional sale agreement or other arrangement pursuant to
which title to the Property has been retained by or vested in some other Person for security
purposes.

“Loan” has the meaning ascribed to such term in Section 12.4 of the Lease Agreement.

“Loan Documents” has the meaning ascribed to such term in Section 12.4 of the Lease
Agreement.

“Loss Event” has the meaning ascribed to such term in Sections 7.1 and 7.2 of the Lease
Agreement.

“Maximum Sales Tax Savings Amount” shall mean the aggregate maximum dollar amount
of Sales Tax Savings that the Company, the Sublessee and all Agents acting on behalf the
Company and the Sublessee are permitted to receive under this Lease Agreement, which shall
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equal $172,500, or such maximum dollar amount as may be determined by the Agency pursuant
to such additional documents as may be required by the Agency for such increase. Notwithstanding
the foregoing, such Maximum Sales Tax Savings Amount collectively with the Maximum Sales
Tax Savings Amount under the 69 Allen Lease Agreement and the Maximum Sales Tax Savings
Amount under the 120-130 Broadhollow Lease Agreement shall not collectively exceed $172,500.

“Mortgage™ means any mortgage and security agreement granted by the Agency and the
Company to a Lender which grants a mortgage lien on and security interest in the Company
Facility in favor of the Lender as security for such Lender’s Loan to the Company.

“Net Proceeds” means so much of the gross proceeds with respect to which that term is
used as remain after payment of all expenses, costs and taxes (including attorneys’ fees) incurred
in obtaining such gross proceeds.

“Non-Relocation Reduction” means any Base Employment Reduction in an Annual Period
for any other than a Relocation Reduction.

“NYSDTF” means the New York State Department of Taxation and Finance.

“Organizational Documents” means (i) in the case of an entity constituting a limited
liability company, the articles of organization or certificate of formation, and the operating
agreement of such entity, (ii) in the case of an entity constituting a corporation, the articles of
incorporation or certificate of incorporation, and the by-laws of such entity, and (iii) in the case of
an entity constituting a general or limited partnership, the partnership agreement of such entity.

“Permitted Encumbrances” means, with respect to the Facility, (i) exceptions to title set
forth in the title report, (ii) the Company Lease, (iii) the Lease Agreement, (iv) utility, access and
other easements and rights-of-way, restrictions and exceptions that do not materially impair the
utility or the value of the Property affected thereby for the purposes for which it is intended, (v)
mechanics’, materialmen’s, warehousemen’s, carriers’ and other similar Liens which are approved
in writing by the Lender, if any, or its counsel and, if no Lender, then by the Agency or its counsel,
(vi) Liens for taxes not yet delinquent, (vii) any Mortgage granted to a Lender, (viii) purchase
money security interests, secured equipment leases and blanket liens and (ix) the Sublease
Agreement.

“Person” or “Persons” means an individual, partnership, limited liability company, limited
partnership, limited liability partnership, corporation, trust or unincorporated organization, or a
government agency, political subdivision or branch thereof.

“PILOT Payments” has the meaning ascribed to such term in Section 5.1 of the Lease
Agreement.

“Plans and Specifications” means the plans and specifications, if any, for the
Improvements, prepared for the Company and approved by the Agency, as revised from time to
time in accordance with the Lease Agreement.
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“Prime Rate” means (i) if no Lender, the rate designated by The Wall Street Journal from
time to time as its “prime rate”, or (ii) if a Lender exists, the rate designated by the Lender from
time to time as its “prime rate”.

“Prohibited Person” means:

(a) any Person (i) that is in default or in breach, beyond any applicable grace
period, of its obligations under any material written agreement with the Town or the
Agency, or (ii) that directly or indirectly controls, in controlled by, or is under common
control with, a Person that is in default or in breach, beyond any applicable grace period,
of its obligations under any material written agreement with the Town or the Agency,
unless such default or breach has been waived in writing by the Town or the Agency,
respectively;

(b) any Person (i) that has been convicted in a criminal proceeding for a felony
or any crime involving moral turpitude or that is an organized crime figure or is reputed to
have substantial business or other affiliations with an organized crime figure, or (ii) that
directly or indirectly controls, is controlled by, or is under common control with a Person
that has been convicted in a criminal proceeding for a felony or any crime involving moral
turpitude or that is an organized crime figure or is reputed to have substantial business or
other affiliations with an organized crime figure;

(c) any government, or any Person that is directly or indirectly controlled
(rather than only regulated) by a government, that is finally determined to be in violation
of (including, but not limited to, any participant in an international boycott in violation of)
the Export Administration Act of 1979, or its successor, or the regulations issued pursuant
thereto, or any government that is, or any Person that, directly or indirectly, is controlled
(rather than only regulated) by a government that is subject to the regulations or controls
thereof; or

(d)  any government, or any Person that, directly or indirectly, is controlled
(rather than only regulated) by a government, the effects of the activities of which are
regulated or controlled pursuant to regulations of the United States Treasury Department
or executive orders of the President of the United States of America issued pursuant to the
Trading with the Enemy Act of 1917, as amended (including the Arms Export Control Act
of 1979, as amended).

“Project” means: (A)(1) the acquisition of an interest in approximately 0.51 acres of real
estate located at 61-65 Allen Boulevard, Farmingdale (Tax Map #0100-095.00-03.00-006.000) in
the Town of Babylon, Suffolk County, New York (the “Land™), the renovation of an existing
approximately 10,000 square foot building located on the Land (the “Improvements”), and the
acquisition and installation therein and thereon of certain equipment and personal property not part
of the Equipment (as such term is defined herein) (the “Facility Equipment”; and, together with
the Land and the Improvements, the “Company Facility’), which Company Facility is to be leased
and subleased by the Agency to the Company and further subleased by the Company to the
Sublessee; and (2) the acquisition and installation of certain equipment and personal property (the
“Equipment” and, together with the Company Facility, the “Facility’), which Facility will be used

Sch. A-10
29051642



by the Sublessee as a manufacturing and distribution facility and related uses for its business as a
manufacturer and distributor of specialty compounding pharmaceuticals and medication; (B)(1)
the acquisition of an interest in approximately 0.51 acres of real estate located at 69 Allen
Boulevard, Farmingdale (Tax Map #0100-095.00-03.00-007.000) in the Town of Babylon, Suffolk
County, New York (the “69 Allen Land”), the renovation of an existing approximately 10,000
square foot building located on the 69 Allen Land (the “69 Allen Improvements™), and the
acquisition and installation therein and thereon of certain equipment and personal property not part
of the 69 Allen Equipment (as such term is defined herein) (the “69 Allen Facility Equipment”;
and, together with the 69 Allen Land and the 69 Allen Improvements, the “69 Allen Company
Facility™), which 69 Allen Company Facility is to be leased and subleased by the Agency to the
69 Allen Company and further subleased by the 69 Allen Company to the 69 Allen Sublessee; and
(2) the acquisition and installation of certain equipment and personal property (the “69 Allen
Equipment” and, together with the 69 Allen Company Facility, the “69 Allen Facility™), which 69
Allen Facility will be used by the 69 Allen Sublessee as a distribution facility and related uses for
its business of pharmaceutical distribution, including to long-term care facilities; (C) the
acquisition of an interest in and renovations to an approximately 18,500 square foot portion (the
“120-130 Broadhollow Improvements™) of a 47,000 square foot building located at 120-130
Broadhollow Road, Farmingdale (tax map number 0100-95.00-1.00-40.003) in the Town of
Babylon, Suffolk County, New York (such portion thereof relating to the 120-130 Broadhollow
Improvements, the “120-130 Broadhollow Land™), and the acquisition and installation therein and
thereon of certain equipment and personal property (the “120-130 Broadhollow Equipment”; and,
together with the 120-130 Broadhollow Land and the 120-130 Broadhollow Improvements, the
“120-130 Broadhollow Facility’”), which 120-130 Broadhollow Facility is to be leased and
subleased by the Agency to the 120-130 Broadhollow Company and will be used by the 120-130
Broadhollow Company as a manufacturing and distribution facility and related uses for its business
as a manufacturer and distributor of specialty compounding pharmaceuticals and medication; (D)
the granting of certain “financial assistance” (within the meaning of section 854(14) of the Act)
with respect to the foregoing limited to potential exemptions from certain sales and use taxes,
transfer taxes, mortgage recording taxes (except as limited by Section 874 of the Act) and real
property taxes (collectively, the “Financial Assistance”); and (E)(1) the lease (with an obligation
to purchase) or sale of the Company Facility to the Company or such other person as may be
designated by the Company and agreed upon by the Agency and the lease (with an obligation to
purchase) or sale of the Equipment to the Sublessee or such other person as may be designated by
the Sublessee and agreed upon by the Agency; (2) the lease (with an obligation to purchase) or
sale of the 69 Allen Company Facility to the 69 Allen Company or such other person as may be
designated by the 69 Allen Company and agreed upon by the Agency and the lease (with an
obligation to purchase) or sale of the 69 Allen Equipment to the 69 Allen Sublessee or such other
person as may be designated by the 69 Allen Sublessee and agreed upon by the Agency; and (3)
the lease (with an obligation to purchase) or sale of the 120-130 Broadhollow Facility to the 120-
130 Broadhollow Company or such other person as may be designated by the 120-130
Broadhollow Company and agreed upon by the Agency.

“Project Application Information” means the application and questionnaire submitted to
the Agency on or about January 24, 2024, as amended by an application submitted to the Agency
on or about October 9, 2024, by or on behalf of the Company and/or the Sublessee and/or the 69
Allen Company and/or the 69 Allen Sublessee and/or the 120-130 Broadhollow Company for
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approval by the Agency of the Project, together with all other letters, documentation, reports and
financial information submitted in connection therewith.
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Project Work™ means the work required to complete the Project at the Facility, the 69
Allen Facility and the 120-130 Broadhollow Facility, as applicable.

“Property” means any interest in any kind of property or asset, whether real, personal or
mixed, or tangible or intangible.

“Public Purposes” shall mean the State’s objective to create industrial development
agencies for the benefit of the several counties, cities, villages and towns in the State and to
empower such agencies, among other things, to acquire, construct, reconstruct, lease, improve,
maintain, equip and sell land and any building or other improvement, and all real and personal
properties, including, but not limited to, machinery and equipment deemed necessary in connection
therewith, whether or not now in existence or under construction, which shall be suitable for
manufacturing, warehousing, research, commercial, recreation or industrial facilities, including
industrial pollution control facilities, in order to advance job opportunities, health, general
prosperity and the economic welfare of the people of the State and to improve their standard of
living.

“Real Property Tax Abatements” has the meaning ascribed to such term in Section 5.4 of
the Lease Agreement.

“Recapture Benefits” has the meaning ascribed to such term in Section 5.4 of the Lease
Agreement.

“Recapture Event” has the meaning ascribed to such term in Section 5.4 of the Lease
Agreement.

“Release” has the meaning given to that term in the Comprehensive Environmental
Response, Compensation and Liability Act of 1980, as amended (42 U.S.C. Section 9601, et seq.),
and the regulations promulgated thereunder.

“Relocation Reduction” means a Base Employment Reduction resulting from (i) any
transfer or relocation of Eligible Employees to a location outside of the Town of Babylon, (ii) any
reduction in the number of Eligible Employees resulting from the hiring of replacement or
substituted employees at a location outside of the Town of Babylon, or (iii) any transfer, relation
or establishment of operations or facilities to a location outside of the Town of Babylon.

“Rental Payments” means, collectively, Base Rent, Additional Rent and amounts due under
Section 5.1 of the Lease Agreement.

“Sales Tax Agent Authorization Letter” shall mean the Sales Tax Agent Authorization
Letter, substantially in the form set forth in Exhibit F to the Lease Agreement — “Form of Sales
Tax Agent Authorization Letter” and to be delivered in accordance with Section 5.2(d) of the Lease
Agreement.
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“Sales Tax Exemption” shall mean an exemption from Sales and Use Taxes resulting from
the Agency’s participation in the Facility.

“Sales Tax Registry” shall mean the Sales Tax Registry in the form set forth in Exhibit H.

“Sales Tax Savings” means (1) all Sales Tax Exemption savings realized by or for the
benefit of the Company or the Sublessee, including any savings realized by any Agent on behalf
of the Company or the Sublessee, pursuant to this Lease Agreement and each Sales Tax Agent
Authorization Letter issued in connection with the Facility, and (2) “Sales Tax Savings™ as defined
in the 69 Allen Lease Agreement and the 120-130 Broadhollow Lease Agreement.

“Sales and Use Taxes” shall mean local and State sales and compensating use taxes and
fees imposed pursuant to Article 28 of the New York State Tax Law, as the same may be amended
from time to time.

“Schedule of Definitions” means the words and terms set forth in this Schedule of
Definitions attached to the Lease Agreement, as the same may be amended from time to time.

“SEQR_Act” means the State Environmental Quality Review Act and the regulations
thereunder.

“Special Provisions” has the meaning ascribed to such term in Section 5.2 of the Lease
Agreement.

“State” means the State of New York.

“State Sales and Use Taxes” shall mean sales and compensating use taxes and fees imposed
by Article 28 of the New York State Tax Law but excluding such taxes imposed in a city by Section
1107 or 1108 of such Article 28, as the same may be amended from time to time.

“State Sales Tax Savings” shall mean all Sales Tax Exemption savings relating to State
Sales and Use Taxes realized by or for the benefit of the Company and the Sublessee, including
any savings realized by any Agent, pursuant to this Lease Agreement and each Sales Tax Agent
Authorization Letter issued in connection with the Facility and (2) “State Sales Tax Savings” as
defined in the 69 Allen Lease Agreement and the 120-130 Broadhollow Lease Agreement.

“Sublease Agreement” means a certain Sublease Agreement, dated December 17, 2024 by
and between the Company, as sublessor, and the Sublessee, as sublessee, and as amended from
time to time.

“Sublessee” means Precision Compounding Pharmacy & Wellness Inc., a corporation
organized and existing under the laws of the State of New York, as sublessee under the Sublease
Agreement, and its successors and assigns.

“Sublessee Documents™” means the Agency Compliance Agreement, the Lease Agreement,
the Sublease Agreement and the Equipment Bill of Sale.
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“Substitute Facilities” means facilities of substantially the same nature as the proposed
Company Facility.

“Taxable Status Date” means March 1 of each year or any other date selected by the Town
as the date on which the Town shall determine in accordance with law which parcel or parcels of
real property located in the Town will be subject to real property taxation.

“Taxing Jurisdictions™ has the meaning as provided in the Act.

“Tenant Agency Compliance Agreement” means an agreement in the form attached to the
Lease Agreement as Exhibit K between the Agency and a sublessee of the Facility.

“Termination Date” shall mean such date on which the Sales Tax Exemption authorization
may terminate pursuant to the terms and conditions of Section 5.2 of the Lease Agreement and of
Section 5.2 of the 69 Allen Lease Agreement and the 120-130 Broadhollow Lease Agreement.

“Termination of Lease and Project Agreement” means a termination of lease and project
agreement by and between the Company, as tenant, and the Agency, as landlord, intended to
evidence the termination of the lease agreement, substantially in the form attached as Exhibit N to
the Lease Agreement.

“Town” means the Town of Babylon, New York.

“Transaction Counsel” means the law firm of Barclay Damon LLP.

“Transaction Documents” means the Agency Documents, the Company Documents, and
the Sublessee Documents.
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Unassigned Rights” means the rights of the Agency and moneys payable pursuant to and
under Sections 4.3, 44, 5.1, 5.2, 5.4, 6.4(c) and (d), 6.7, 8.1, 8.2, 8.5, 8.7, 8.8, 8.10, 8.11, 8.12,
8.13,9.3,10.2(a), 10.4, 11.2, 11.3 and 14.8 and Article XIII of the Lease Agreement.
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