8) Purchase of Real Property for Affordable Housing Purposes (APNs 374-062-004, 374-
062-016, 374-062-024)

Approve the purchase of approximately 1.97 acres of real property located at Flint Street
and North Spring Street (APNs 374-062-004, 374-062-016, 374-062-024) for $685,000 and
authorize the City Manager or designee to execute an assignment of the Purchase
Agreement and such other ancillary documents as may be necessary to complete the
purchase, in such form as approved by the City Attorney.
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REPORT TO CITY COUNCIL
To: Honorable Mayor and Members of the City Council
From: Jason Simpson, City Manager
Prepared by: Barbara Leibold, City Attorney
Date: September 12, 2023

Subject: Purchase of Real Property for Affordable Housing Purposes (APNs 374-062-
004, 374-062-016, 374-062-024)

Recommendation

Approve the purchase of approximately 1.97 acres of real property located at Flint Street and
North Spring Street (APNs 374-062-004, 374-062-016, 374-062-024) for $685,000 and authorize
the City Manager or designee to execute an assignment of the Purchase Agreement and such
other ancillary documents as may be necessary to complete the purchase, in such form as
approved by the City Attorney.

Background

The subject property is located in the same block immediately adjacent to four City parcels located
at the corner of Pottery and Spring. The City properties were acquired with Low and Moderate
Income Housing Asset Funds (LMIHAF) for purposes of promoting the development of affordable
housing in the City’s downtown area. Pursuant to the California Surplus Lands Act, the City
properties were declared surplus and a Notice of Availability was published inviting proposals
from interested developers. C&C Development Co., LLC (“Developer”) submitted a proposal and
the City and the Developer have engaged in negotiations for an affordable housing project at this
location.

In an effort to secure a more optimum site for the proposed project and enhance the affordable
housing development opportunity, the Developer entered into escrow with the owner of the
adjacent property. As funding sources for the proposed project are identified, land use
entitlements and environmental clearance are obtained, and negotiations of an affordable housing
agreement are completed for City Council consideration, the Developer has requested the City
accept an assignment of the Purchase Agreement and close escrow to ensure the combined
project site is assembled and under common ownership.




(Subject Matter 1- 4 words only)

Discussion

C&C Development Co., LLC is an experienced affordable housing developer with projects
throughout southern California, including the 81-unit, two- and three-story workforce family
apartment community known as the Mission Trail Apartments located at 32585 Mission Trail in
Lake Elsinore. In light of the Developer's commitment to constructing and operating quality
projects in Lake Elsinore combined with its experience in applying for and obtaining financing
necessary to leverage the City’s LMIHAF resources, staff anticipates that a proposed agreement
for the disposition and development of the combined site will be presented to the City Council for
consideration within the next nine months. In the event that necessary financing, land use
entittlements, and other approvals are not obtained and an agreement is not approved, the City
will control the site and can explore other development opportunities consistent with its affordable
housing objectives.

Environmental Consideration

Approval of the purchase of property does not constitute a project under California Environmental
Quality Act (CEQA) and Section 15004(b) of the CEQA Guidelines in that it does not vest any
development rights or result in the physical changes in the environment. The Developer will be
required to obtain all necessary land use entitlements and comply with CEQA and does not
commit the City to any definite course of action or foreclose alternatives or mitigation measures
that would ordinarily be part of CEQA.

Fiscal Impact

The funding for acquisition in the amount of $685,000, plus closing costs, is available and will be
paid from the City’s Low and Moderate Income Housing Asset Fund.

Attachments
Attachment 1 - Vicinity Map

Attachment 2 - Purchase Agreement

Page 2 of 2



Vicinity Map
Properties to be Acquired
APNs 374-062-004, -016, -024
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£§ CALIFORNIA SELLER COUNTER OFFER No, " one
ASSQCIATION
>

May not be used as a multiple counter offer.

OF REALTORS® (C.AR. Form SCO, Revissd 12/21)
Date __08/06/2022
This is a counter offer to the Purchase Agreement, OR [] Buyer Counter Offer No.____. i |Other (“Offer’),
dated 08/22/2022 , on property known as s (‘"Property”),
between € & C Development Co., LLC {‘Buyer’)
and Tim and Karen Blackburmn Trust (“Seller”).

Buyer and Seller are referred to as the "Parties.”

1. TERMS: The terms and conditions of the above referenced document are accepted subject to the following:

A. The Liquidated Damages and Arbitration of Disputes paragraphs In the Offer each require initials by all Partles. If
eithar of those paragraphs is not initialed by all Parties, that paragraph Is excluded from the final agreement unless

specifically referencad for inclusion in paragraph 1C of this or another Counter Offer or an addendum.,

B. Unless otherwise agreed in writing, down payment and loan amount{s) will be adjusted in the same proportion as in
the original Offer, but initfal and increased deposit amount(s) shall remain unchanged from the original Offer.

C. OTHER TERMS:

D. The following attached documents are incorporated into this Seller Counter Offer when Signed and Delivered by both Parties
(if both parties do not Sign and Deliver all attached addenda, then any acceptance of this Seller Counter Offer is not valid).

|| Addendum No. (C.A.R. Form ADM}
Back Up Offer Addendum (C A R. Form BUO)

Seller Purchase of Replacement Property (C.A.R. Form SPRP}
Tenant Occupied Property Addendum (C.AR, Form TOPA)
Residential Lease After Sale (C.A.R. Form RLAS}) (accupancy for 30 or more days)
Seller Intent to Exchange Addendum (C.A.R. Form SXA}

[ Other [Jother

T |

Seller License to Remain in Possession Addendum (C.A.R. Form SIP) (occupancy up to 29 days)

2. EXPIRATION: This Seller Counter Offer shall be deemed revoked and the deposits, if any, shall be returned:
A. Unless by 5:00 PM on the third Day afier the date this Seller Counter Offer is signed in paragraph 4 (if more than one signature

then, the fast signature date)(orby

CJaw Jemon (date)) (i) it is signed in paragraph 5 by Buyer and
{Ii) a copy of the Signed Selter Counter Offer is Delivered to Seller or Seller's Authorized Agent.

B. OR If Seller withdraws this Seller Counter Offer anytime prior to Buyer's Acceptance by communicating withdrawal to Buyer or

Buyer's Agent (C.A.R. Form WOO may be used).
C. OR If Seller accepts another offer prior to Buyer's Acceptance of this Seller Counter Offer.

3. MARKETING TO OTHER BUYERS: Seller has the right to continue to offer the Property for sale. Seller has the right to
accept any other offer received, prior to Acceptance of this Counter Offer by Buyer as specified in 2A and 5. In such event.

Seller is advised to withdraw this Seller Counter Offer before accepting another offer.

4. OFFER: SELLER MAKES THIS COUNTER OFFER ON THE TERMS ABOVE AND ACKNOWLEDGES RECEIFT OF A COPY.
BY MAKING THIS COUNTER OFFER, ANY PREVIOUS OFFER OR COUNTER OFFER CAN NO LONGER BE ACCEPTED.

Seller
Seller ATITDmesE

Ti lackburn Trust Date

The hntm&qmdmons of those documents are incorporated into this Seller Counter Offer uniess Oth

Date

W Maed.

5. ACCEPTANCE: WE accept the abgye Seller Counter Offer {if checked B{IJBJEGT TO THE ATTACHED BUYER COUNTER

OFFER) and acknowl ; a Cont--
Buyer ____ C & C Development Co. LLC Date A [14{22.
Buyer e E Date

© 2021, Califomia Associalion of REALTORS® Inc. United Statas copynight law (Title 17 US Code) forbids the unautharized distribution display and

uction of this

reprod
form or any partion thersc!, by photocapy machine or any other means, including facsimile or computerized formats, THIS FORM HAS BEEN APPROVED BY THE
CALIFORNIA ASSOCIATION OF REALTORS®. NO REPRESENTATION (S MADE AS TO THE LEGAL VALIDITY OR ACCURACY OF ANY PROVISION IN ANY SPECIFIC

t; Published and Distributed by
¢ i REALESTATE BUSINESS SERVICES, LLC.

i 8 subsidiary of the CALIFORNIA ASSOCIATION OF REALTORS®
c; 525 South Virgl Avenue_ Los Angeles, California 50020

SCO Revised 12/21 (PAGE 1 OF 1)
SELLER COUNTER OFFER (SCO PAGE 1 OF 1)

Re/Max Regiatry, 43920 Masgarita Road Subte 1 Temeruls, CA 92502 Phona- 951.757-2112
Jesnico Swmall Producad with Lone Wolf Transactions (2pForm Ediion) 717 N Hawood SL. Suite 2200, Daflas, TX 75201

Fax: B66699-9381
wow bl com
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é caiFornta  VACANT LAND PURCHASE AGREEMENT AND JOINT ESCROW
ASHb Ot INSTRUCTIONS
"( OF REALTORS® (C.AR. FORM VLPA, Revised 6/22)
Date Prepared: August 22, 2022
1. OFFER:
A. THIS IS AN OFFER FROM C&C Development Co., LLC (“Buyer”).
[]Individual(s), "] A Corporation, [ ]A Partnership, [/AnLLC,[ JAnLLP, or[ |Other 3
B. THE PROPERTY to be acquired is 0 W Fiint St , situated
in Lake Elsinore (City), Riverside (County), California, 92530 (Zip Code),
Assessor’s Parcel No(s). 374-062-024, 016, 004 (“Property”).
Further Described As Exhibit A .
(Puhmallilmwsfiﬁmw is advised to invesfigate.)
C. THE TERMS OF THE PURCHASE ARE SPECIFIED BELOW AND ON THE FOLLOWING PAGES.
: RGE?I%? and Seller are referred to herein as the "Parties.” Brokers and Agents are not Parties to this Agreement.
A. DISCLOSURE: The Parties each acknowledge receipt of a “Disclosure Regarding Real Estate Agency Relationships” (C.A.R.
Form AD) if represented by a real estate licensee. Buyer's Agent is not legally required to give to Seller's Agent the AD form
Signed by Buyer. Seller's Agent is not legally obligated to give to Buyer's Agent the AD form Signed by Seller.
B. CONFI ON: The following agency relationships are here confirmed for this transaction.
Seller's Brokerage Firm Better Homes and Gardens Real Estate Regis License Number 01957777
Is the broker of (check one): [x] the Seller; or | | both the Buyer and Seller (Dual Agent).
Seller's Agent Jessica Small License Number 01361340
Is (check one): | x| the Seller's Agent (Salesperson or broker associate); or|_|both the Buyer's and Seller's Agent (Dual Agent).
Buyer's Brokerage Firm N/A License Number
Is the broker of (check one): [ | the Buyer; or || both the Buyer and Selier (Dual Agent).
Buyer's Agent License Number
Is (check one):|_|the Buyer's Agent (Salesperson or broker associate); or|_] both the Buyer's and Seller's Agent (Dual Agent).
C. [ ]More than one Brokerage represents [ | Seller, [ | Buyer. See, Additional Broker Acknowledgement (C.A.R. Form ABA).
D. POTENTIALLY COMPETING BUYERS AND SELLERS: The Parties each acknowledge receipt of a [X]“Possible
Representation of More than One Buyer or Seller - Disclosure and Consent” (C.A.R. Form PRBS).
3. TERMS OF PURCHASE AND ALLOCATION OF COSTS: The items in this paragraph are contractual terms of the Agreement.

Referenced paragraphs provide further explanation. This form is 16

es. The Parties are advised to read all 16

Purchase Price $ 685,000.00

B Close of Escrow (COE) [xI_300 Days after Acceptance

ORon[ ] (date)
(mm/dd/yyyy)
C 39A Expiration of Offer 3 calendar days after all Buyer Signature(s) or
(date) at 5PM or AW/
PM

D(1) [ 5A(1) Initial Deposit Amount $1500000 (22 % of purchase price) | within 3 (or ) business days
(% number above is for calculation purposes after Acceptance by wire transfer
and is not a contractual term) OR[]

D(2) | 5A(2) [Jincreased Deposit $ ( % of purchase price) Upon removal of all contingencies
(Money placed Into escrow after (% number above is for calculation purposes OR[] (date)
the initial deposit. Use form DID at | and is not a contractual term) oRrR[]
time Increased deposit is made.)

E(1) | 5C(1) Loan Amount(s): First | § 685,000.00  (_100.0 % of purchase price) Conventional or, if checked,

Interest Rate | Fixed rate or[ [Initial adjustable rate, not to OFHA[JvA
g L CAR Forms FVAC, HID attached)
Points | Buyer to pay zero points or up to % of the Seller Financing
loan amount Assumed Financing
Subject To Financing
X Other: City of Lake Elsinore
E(2) | 5C(2) Additional Financed Amount | ¢ ( % of purchase price) Conventional or, if checked,
Interest Rate : Seller Financing
nteres Fixed rate or[ ] Initial adjustable rate, not to Assumed Financing
Sthad = Subject To Financin
Points | Buyer to pay zero points or up to % of the Othor 9
loan amount or:
E@B) | 7A Occupancy Type Investment, or if checked, [ | Primary[ ] Secondary
F 5D Balance of Down Payment | $ (15,000.00)
PURCHASE PRICE TOTAL | $ 685,000.00

© 2022, California Association of REALTORS®, inc.

VLPA REVISED 6/22 (PAGE 1 OF 16) Buyer's Initials /

D8
Seller's Initials P /

VACANT LAND PURCHASE AGREEMENT AND JOINT ESCROW INSTRUCTIONS (VLPA PAGE 1 OF 16) =
Scott Bering, Broker, PO BOX 311 Tustin CA 92781 Phone: (714) 714-0630 Fax: 0 W Flint St
Scott Bering PmdueedeLonsWdmemacﬁuns(zlpFomEdiﬁm)TﬂNHamodSLSubm.Ddlas.TX 75201 www.Iwolf.com
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FTOpErty AGQress: U Vv rint St, L.aKe EISINCe, CA YZ2sU Date: August 22, 2022

S5E Seller Credit, if any, to Buyer [ls { % of purchase price) Seller credit to be applied to
(% number above is for calculation purposes closing costs OR
and is not a contractual term) [Jother:
G(2) | ADDITIONAL FINANCE TERMS:
H(1) | 5B Verification of All Cash (sufficient | Attached to the offer or[_|3 (or_AN/A ) Days
funds) after Acceptance
H(2) | 6A Verification of Down Payment and | Attached to the offer or| |3 (or_N/A ) Days
Closing Costs after Acceptance
H(3) | 6B Verification of Loan Application Attached to the offer or[ ]3 (or _N/A ) Days Prequalification [ ] Preapproval
after Accaptance Fully underwritten |

N(1)

Sale of Buyer's property is not a
contingency, UNLESS checked here:
[ ]C.ARR. Form COP attached

Vacant Lot Delivery
Property to be delivered subject
to tenant rights, if any, except

Seller Delivery of Documents

7 (or ) Days after Acceptance

Final Verification of Condition 5 (or ) Days prior to COE
K 26 Assignment Request 17 (or ) Days after Acceptance
(1) | 8A Loan(s) 17 (or _300 ) Days after Acceptance [INo loan contingency
L(2) | 8B Appraisal: Appraisal contingency 17 (or __45 ) Days after Acceptance [[]No appraisal contingency
based upon appraised value at a Removal of appraisal contingency
minimum of purchase price or does not eliminate appraisal
s cancsliation rights in FVAC.
L(3) | 8C []Purchase olﬁ Manufactured Home | 17 (or ) Days after Acceptance 5 v
Buyer has (or{_| has not) entered REMOVAL OR WAIVER OF
into contract to purchase a personal |°:f1 g’;a";r':p";:""‘ in effect until the Close of Escrow CONTINGENCY:
property manufactured home Any contingency in L(1)-L(7) may be
L(4) | 8D [[] Construction Loan Financing 17 (or ) Days after Acceptance removed or waived by checking the
A draw from the construction loan will applicable box above or attaching a
not (or will) be used to finance the Contingency Removal (C.A.R. Form
Property CR) and checking the applicable
8E, Inves P Acce box therein. Removal or Waiver at
L(s) 15 tigation of Property 17 (or _45 ) Days after b time of offer is against Agent advice.
Informational Access to Property 17 (or _45 ) Days after Acceptance See paragraph 8J.
Buyer's right to access the Property for informational purposes only is NOT a contingency R
and does NOT create additional cancellation rights for Buyer. []CR attached
L(6) | 8F,17A Review of Seller Documents 17 (or _45 ) Days after Acceptance, or 5 Days
after receipt, whichever is later
L(7) | 8G, 16A Preliminary (*Title™) Report 17 (or _45 ) Days after Acceptance, or 5 Days
after receipt, whichever is later
L(8) | 8H,11D Common Interest Disclosures
required by Civil Code § 4525 or this
Agreement
L(8) | 81,9B(2) Review of leased or liened items 17 (or ) Days after Acceptance, or 5 Days
(Such as for solar panels or propane | after receipt, whichever Is later
tanks or PACE or HERO liens)
L(10) | 8L Sale of Buyer's Property

Upon notice of recordation

On COE Date

N(2) | 22B Sign and retumn Escrow Holder 5 (or ) Days after receipt
General Provisions, Supplemental
Instructions
N(3) | 11D(2) Time to pay fees for ordering HOA 3 (or ) Days after Acceptance
Documents
N(4) | 35 Evidence of representative authority | 3 Days after Acceptance
&
e =
VLPA REVISED 6/22 (PAGE 2 OF 16) Buyer's Initials / Seller's Initials / b

VACANT LAND PURCHASE AGREEMENT AND JOINT ESCROW INSTRUCTION

Produced with Lone Wolf Transactions (zipForm Edition) 717 N Harwood St, Suite 2200, Dallas, TX 75201

S (VLPA PAGE 2 OF 16)
www.iwolf.com

0 W Flint ¢
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(FIUPCIHY AUUIESS. U VY FiL Ot, LAAY EISHIVIE, UM FLIIU Date: August 22, 2022
ltems Included - All items specified in Paragraph 9B are included and the followling, If checked:
O . .
Excluded ltems:
d ;O 2 1
Natural Hazard Zone Disclosure [1Buyer [x] Seller [ ] Both Environmental
Report, including tax information Other
[IProvided by:
Qf2) | 15B(1)(D) Environmental Survey [x]Buyer [ Seller [ ] Both
Q(3) Report | [ ]Buyer []Seller [ ] Both
Q4) | 228 Escrow Fees [_IBuyer []Seller []Both Escrow Holder:
[d Each to pay their own fees Ticor Title
Q) | 16 Owner's title insurancs policy [1Buyer [x]Seller [ ]Both Title Company (If different
from Escrow Holder):
Ticor Title
Q(s) Buyer's Lender title insurance policy | Buyer Unless Otherwise Agreed, Buyer
shall purchase any title insurance
policy insuring Buyer's lender.
Q) County transfer tax, fees [JBuyer [ Seller [ ] Both
Q(8) City transfer tax, fees [1Buyer [_]Seller [ ]Both
Q(9) | 11D(2) OA fee for preparing disclosures Seller
Q(10) OA certification fee Buyer
11 sfer B Unless Otherwise Agreed, Seller
Q1) OAmmierfoes [JBuyer []selier [lgot shall pay for separate HOA move-
out fee and Buyer shall pay for
separate move-in fee. Applies if
separately billed or itemized with
cost in transfer fee.
Q12) Private transfer fees Seller, or if checked, [ | Buyer[ ] Both
Q(13) fees or costs | [ |Buyer [ ] Seller []Both
Q(14) fees or costs | [ ]Buyer [ ] Seller [ ] Both
R Additional Tenancy Documents [ | Income and Expense Statements [ ] Tenant Estoppel Certificate
S OTHER TERMS:

4. PROPERTY ADDENDA AND ADVISORIES: (check all that apply)
A. PROPERTY TYPE ADDENDA: This Agreement is subject to the terms contained in the Addenda checked below:
Probate Agreement Purchase Addendum (C.A.R. Form PA-PA)

Other

B. OTHER ADDENDA: This Agreement is subject to the terms contained in the Addenda checked below:
Addendum # 1 (C.A.R. Form ADM) HShort Sale Addendum (C.A.R. Form SSA)
Back Up Offer Addendum (C.A.R. Form BUO) Court Confirmation Addendum (C.A.R. Form CCA)

Assumed Financing Addendum (C.A.R. Form AFA)

Septic, Well, Property Monument and Propane Addendum (C.A.R. Form SWPI)

Buyer Intent to Exchange Addendum (C.A.R. Form BXA) |_|Seller Intent to Exchange Addendum (C.A.R. Form SXA)

Other Other

C. BUYER AND SELLER ADVISORIES: (Note: All Advisories below are provided for reference purposes only and are not
Intended to be incorporated into this Agreement.)
X Buyer's Vacant Land Additional Inspection Advisory (C.A.R. Form BVLIA)
X

X| Fair Housing and Discrimination Advisory (C.A.R. Form FHDA)

Wire Fraud Advisory (C.A.R. Form WFA) Cal. Consumer Privacy Act Advisory (C.A.R. Form CCPA)
(Parties may also receive a privacy disclosure from their own Agent.)
Wildfire Disaster Advisory (C.A.R. Form WFDA) Statewide Buyer and Seller Advisory (C.A.R. Form SBSA)
Trust Advisory (C.A.R. Form TA) Short Sale Information and Advisory (C.A.R. Form SSIA)
REQ Advisory (C.A.R. Form REO) Probate Advisory (C.A.R. Form PA)
Other Other os
VLPA REVISED 6/22 (PAGE 3 OF 16) Buyer's Initials / Seller's Initials / @
VACANT LAND PURCHASE AGREEMENT AND JOINT ESCROW INSTRUCTIONS (VLPA PAGE 3 OF 1 6)
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FToperty AQQress: U v FINt St, LaKe EISINore, VA YZd3u : Date: August 22, 2022
5. ADDITIONAL TERMS AFFECTING PURCHASE PRICE: Buyer represents that funds will be good when deposited with Escrow Holder.
A. DEPOSIT:

(1) INITIAL DEPOSIT: Buyer shall deliver deposit directly to Escrow Holder. If a method other than wire transfer is specified
in paragraph 3D(1) and such method is unacceptabie to Escrow Holder, then upon notice from Escrow Holder, delivery
shall be by wire transfer.

(2) INCREASED DEPOSIT: Increased deposit to be delivered to Escrow Holder in the same manner as the Initial Deposit. I
the Parties agree to liquidated damages in this Agreement, they also agree to incorporate the increased deposit into the
liquidated damages amount by signing a new liquidated damages clause (C.A.R. Form DID) at the time the increased
deposit is delivered to Escrow Holder.

(3) RETENTION OF DEPOSIT: Paragraph 38, if initialed by all Parties or otherwise Incorporated into this Agreement,
specifies a remedy for Buyer's default. Buyer and Seller are advised to consult with a qualified California real
estate attorney before adding any other clause specifying a remedy (such as release or forfeiture of deposit or
making a deposit non-refundable) for failure of Buyer to complete the purchase. Any such clause shall be
Idee:legl\l;lllvgud unless the clause independently satisfies the statutory liquidated damages requirements set forth

n the ode.

ALL CASH OFFER: If an all cash offer is specified in paragraph 3A, no loan is needed to purchase the Property. This

Agreement is NOT contingent on Buyer obtaining a loan. Buyer shall, within the time specified in paragraph 3H(1), Deliver

:vgt;eﬁ\(g?ﬁﬁcaﬁon of funds sufficient for the purchase price and closing costs.

(1) FIRST LOAN: This loan will provide for conventional financing UNLESS FHA, VA, Selier Financing (C.A.R. Form SFA),
Assumed Financing, Subject To Financing, or Other is checked in paragraph 3E(1).

(2) ADDITIONAL FINANCED AMOUNT: If an additional financed amount is specified in paragraph 3E(2), that amount will
provide for conventional financing UNLESS Seller Financing (C.A.R. Form SFA), Assumed Financing, Subject To
Financing, or Other is checked in paragraph 3E(2).

(3) BUYER'S LOAN STATUS: Buyer authorizes Seller and Seller's Authorized Agent to contact Buyer's lender(s) to
determine the status of any Buyer's loan specified in paragraph 3E, or any alternate loan Buyer pursues, whether or not a
contingency of this Agreement. If the contact information for Buyer's lender(s) is different from that provided under the
terms of paragraph 6B, Buyer shall Deliver the updated contact information within 1 Day of Seller's request.

(4) ASSUMED OR SUBJECT TO FINANCING: Seller represents that Seller is not delinquent on any payments due on any
loans. If the Property is acquired subject to an existing loan, Buyer and Seller are advised to consult with legal counsel
regarding the ability of an existing lender to call the loan due, and the consequences thereof.

BALANCE OF PURCHASE PRICE (DOWN PAYMENT) (including all-cash funds) to be deposited with Escrow Holder

pursuant to Escrow Holder instructions.

LIMITS ON CREDITS TO BUYER: Any credit to Buyer, from any source, for closing or other costs that is agreed to by the

Parties (*Contractual Credit") shall be disclosed to Buyer's lender, if any, and made at Close Of Escrow. If the total credit

allowed by Buyer's lender (“Lender Allowable Credit”) is less than the Contractual Credit, then (i) the Contractual Credit from

Seller shall be reduced to the Lender Allowable Credit, and (i) in the absence of a separate written agreement between the

Parties, there shall be no automatic adjustment to the purchase price to make up for the difference between the Contractual

Credit and the Lender Allowable Credit.

6. ADDITIONAL FINANCING TERMS:

A.
B.

VERIFICATION OF DOWN PAYMENT AND CLOSING COSTS: Written verification of Buyer's down payment and closing costs
may be made by Buyer or Buyer's lender or loan broker pursuant to paragraph 6B.

VERIFICATION OF LOAN APPLICATIONS: Buyer shall Deliver to Seller, within the time specified in paragraph 3H(3) a letter
from Buyer's lender or loan broker stating that, based on a review of Buyer's written application and credit report, Buyer is
prequalified or preapproved for any NEW loan specified in paragraph 3E. If any loan specified in paragraph 3E is an
adjustable rate loan, the prequalification or preapproval letter shall be based on the qualifying rate, not the initial loan rate.
BUYER STATED FINANCING: Seller is relying on Buyer's representation of the type of financing specified (including, but not
limited to, as applicable, all cash, amount of down payment, or contingent or non-contingent loan). Seller has agreed to a specific
closing date, purchase price, and to sell to Buyer in reliance on Buyer's specified financing. Buyer shall pursue the financing
specified in this Agreement, even if Buyer also elects to pursue an altemative form of financing. Seller has no obligation to
cooperate with Buyer's efforts to obtain any financing other than that specified in this Agreement but shall not interfere with closing
at the purchase price on the COE date (paragraph 3B) even if based upon altemate financing. Buyer's inability to obtain altemate
financing does not excuse Buyer from the obligation to purchase the Property and close escrow as specified in this Agreement.

7. CLOSING AND POSSESSION:
A. OCCUPANCY: Buyer intends to occupy the Property as indicated in paragraph 3E(3). Occupancy may impact available financing.

CONDITION OF PROPERTY ON CLOSING:

(1) Unless Otherwise Agreed: (i) the Property shall be delivered “As-s” in its PRESENT physical condition as of the date of
Acceptance; (ii) the Property, including pool, spa, landscaping and grounds, is to be maintained in substantially the same
condition as on the date of Acceptance; and (jii) all debris and personal property not included in the sale shall be removed
by Close Of Escrow or at the time possession is delivered to Buyer, if not on the same date. If items are not removed
when possession is delivered to Buyer, all items shall be deemed abandoned. Buyer, after first Delivering to Seller written
notice to remove the items within 3 Days, may pay to have such items removed or disposed of and may bring legal action,
as per this Agreement, to receive reasonable costs from Seller.

(2) Buyer Is strongly advised to conduct Investigations of the entire Property in order to determine its present
condition. Seller and Agents may not be aware of all defects affecting the Property or other factors that Buyer
considers important. Property improvements may not be bullt according to code, in compliance with current
Law, or have had all required permits issued and/or finalized.

Seller shall, on Close Of Escrow unless Otherwise Agreed and even if Seller remains in possession, provide keys, passwords,

codes and/or means to operate all locks, mailboxes, and all items included in either paragraph 3P or paragraph 9. If the

Property is a condominium or located in a common interest development, Seller shall be responsible for securing or providing

any such items for Association amenities, facilities, and access. Buyer may be required to pay a deposit to the Owners'

Association (“OA") to obtain keys to accessible OA facilities.
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8. CONTINGENCIES AND REMOVAL OF CONTINGENCIES:

A.

F.

LOAN(S):

(1) This Agreement is, unless otherwise specified in paragraph 3L(1) or an attached CR form, contingent upon Buyer
obtaining the loan(s) specified. If contingent, Buyer shall act diligently and in good faith to obtain the designated loan(s). If
there Is no appraisal contingency or the appraisal contingency has been walved or removed, then failure of the
Property to appraise at the purchase price does not entitle Buyer to exercise the cancellation right pursuant to
the loan contingency If Buyer is otherwise qualified for the specified loan and Buyer is able to satisfy lender's
non-appraisal conditions for closing the loan.

(2) Buyer is advised to investigate the insurability of the Property as early as possible, as this may be a requirement for
lending. Buyer's ability to obtain insurance for the Property, including fire insurance, is part of Buyer's Investigation of
Property contingency. Failure of Buyer to obtain insurance may justify cancellation based on the Investigation contingency
but not the loan contingency.

(3) Buyer's contractual obligations regarding deposit, balance of down payment and closing costs are not contingencies of

4) Hthors oo opn b ey Agreed'ofme loan cont hall not be deemed | of the |

re is an appraisal contingency, removal n ngency shall not removal appraisal contingency.

&5} NO LOAN CONTINGENCY: If "No loan contingency” is checked in paragraph 3L(1), obtaining any loan specified is NOT
a contingency of this Agreement. If Buyer does not obtain the loan specified, and as a result is unable to purchase the
Propertl, Seller may be entitled to Buyer's deposit or other legal remedies.

APPRAISAL:

(1) This Agreement is, unless otherwise specified In paragraph 3L(2) or an attached CR form, contingent upon a written
appraisal of the Property by a licensed or certified appraiser at no less than the amount specified in paragraph 3L(2),
without requiring repairs or improvements to the Property. Appraisals are often a reliable source to verify square footage
of the subject Property. However, the ability to cancel based on the measurements provided in an appraisal falls within the
Investigation of Property contingency. The appraisal contingency is solely limited to the value determined by the appraisal.
For any wnctxglatsiorlwl based upon this appraisal contingency, Buyer shali Deliver a Copy of the written appraisal to Seller,
upon request by Seller.

(2) NO APPRAISAL CONTINGENCY: if "No appraisal contingency" is checked in paragraph 3L(2), then Buyer may not use
the loan contingency specified in paragraph 3L(1) to cancel this Agreement if the sole reason for not obtaining the loan is
that the appraisal relied upon by Buyer's lender values the property at an amount less than that specified in paragraph
3L(2). If Bluyer isiunable to obtain the loan specified solely for this reason, Seller may be entitled to Buyer's deposit or
other legal remedies.

S)Ah% Fair Appraisal Act: The Parties acknowledge receipt of the attached Fair Appraisal Act Addendum (C.A.R. Form FAAA),

FACTURED HOME PURCHASE: if checked in paragraph 3L(3), this Agreement is contingent upon Buyer acquiring a
personal property manufactured home to be placed on the Property after Close Of Escrow.

CONSTRUC;rIO LOAN FINANCING: If checked in paragraph 3L(4), this Agreement is contingent upon Buyer obtaining a

construction loan,

INVESTIGATION OF PROPERTY: This Agreement is, as specified in paragraph 3L(5), contingent upon Buyer's acceptance

of the condition of, and any other matter affecting, the Property.

REVIEW OF SELLER DOCUMENTS: This Agreement is, as specified in paragraph 3L(6), contingent upon Buyer's review of

_?Igll_llt_ags documents required in paragraph 17A.

(1) This Agreement is, as specified in paragraph 3L(7), contingent upon Buyer's ability to obtain the title policy provided for in
paragraph 16G and on Buyer's review of a current Preliminary Report and items that are disclosed or observable even if
not on record or not specified in the Preliminary Report, and satisfying Buyer regarding the current status of titie. Buyer is
advised to review all underiying documents and other matters affecting title, including, but not limited to, any documents or
deeds referenced in the Preliminary Report and any plotted easements.

(2) Buyer has 5 Days after receipt to review a revise reliminary Report, if any, furnished by the Title Company and cancel
the transaction if the revised Preliminary Report reveals material or substantial deviations from a previously provided
Preliminarmteport.

CONDOMINIUM/PLANNED DEVELOPMENT DISCLOSURES (IF APPLICABLE): This Agreement is, as specified in
paragraph 3L(8), contingent upon Buyer's review of Common Interest Disclosures required by Civil Code § 4525 and under
paragraph 11D (“Cl Disclosures”).
BUYER REVIEW OF LEASED OR LIENED ITEMS CONTINGENCY: Buyer's review of and ability and willingness to assume
any lease, maintenance agreement or other ongoing financial obligation, or to accept the Property subject to any lien,
disclosed pursuant to paragraph 9B(2), is, as speciﬁeg in paragraph 3L(9), a contingency of this Agreement. Any assumption
of the lease shall not require any financial obligation or contribution by Seller. Seller, after first Delivering a Notice to Buyer to
Perform, may cancel this Agreement if Buyer, by the time specified in paragraph 3L(8), refuses to enter into any necessary
written agreements to accept responsibility for all %!\)'Ili?aﬁons of Seller-disclosed leased or liened items.
REMOVAL OR WAIVER OF CONTINGENCIES OFFER: Buyer shall have no obligation to remove a contractual
contingency unless Seller has provided all required documents, reports, disclosures, and information pertaining to
that contingency. If Buyer does remove a contingency without first receiving all required information from Seller, Buyer is
relinquishing any contractual rights that apply to that contingency. If Buyer removes or waives any contingencies without
an adeq;late understanding of the Property’s condition or Buyer's ability to purchase, Buyer is acting against the
advice of Agent.

REMOVAL OF CONTINGENCY OR CANCELLATION:

(1) For any contingency specified In paragraph 3L or 8, Buyer shall, within the applicable period specified, remove
the contingency or cancel this Agreement.

(2) For the contingencies for review of Seller Documents, Preliminalg Report, and Condominium/Planned Development
Disclosures, Buyer shall, within the time specified in paragraph 3L or 5 Days after receipt of the applicable Seller
Documents, Preliminary Report, or CI Disclosures, whichever occurs later, remove the applicable contingency in writing or
cancel this Agreement.

(3) If Buyer does not remove a contingency within the time specified, Seller, after first giving Buyer a Notice to Buyer to
Perform |J(;.).A.R. Form NB%shall have the right to cancel this Agreement.

SALE OF BUYER'S PROPERTY: This Agreement and Buyer's ability to obtain financing are NOT contingent upon the sale of

any property owned by Buyer unless the Sale of Buyers Property (C.A.R. Form COP) is checked as a contingency of this

Agreement in paragraph 3L(10).
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9. ITEMS INCLUDED IN AND EXCLUDED FROM SALE:

A.

NOTE TO BUYER AND SELLER: ltems listed as included or excluded in the Multiple Listing Service (MLS), fiyers, marketing
materials, or disclosures are NOT included in the purchase price or excluded from the sale unless specified in this paragraph
or paragraph 3P or as Otherwise Agreed. Any items included herein are components of the Property and are not intended to
affect the price. All items are transferred without Seller warranty.

ITEMS INCLUDED IN SALE:

1) All EXISTING fixtures and fittings that are attached to the Property;

2) LEASED OR LIENED ITEMS AND SYSTEMS: Seller, within the time specified in paragraph 3N(1), shall (i) disclose to
Buyer if any item or system specified in paragraph 3P or 9B or otherwise included in the sale is leased, or not owned by
Seller, or is subject to any maintenance or other ongoing financial obligation, or specifically subject to a lien or other
encumbrance or loan, and (if) Deliver to Buyer all written materials (such as lease, warranty, financing, efc.) concerning
any such item.

(3) Seller represents that all items included in the purchase price, unless Otherwise Agreed, (i) are owned by Seller and shall
be transferred free and clear of liens and encumbrances, except the items and systems identified pursuant to paragraph
9B(2), and (li} are transferred without Seller warranty regardless of value. Seller shall cooperate with the identification of
any software or applications and Buyer's efforts to transfer any services needed to operate any Smart Home Features or
other items included in this Agreement, including, but not limited to, utilities or security systems.

(4) A complete inventory of all personal property of Seller currently used in the operation of the Property and included in the
purchase price shall be delivered to Buyer within the time specified in paragraph 3N(1).

(5) Sellg_rti shall deliver title to the personal property by Bill of Sale, free of all liens and encumbrances, and without warranty of
condition.

(6) As additional security for any note in favor of Seller for any part of the purchase price, Buyer shall execute a UCC-1
Financing Statement to be filed with the Secretary of State, covering the personal property included in the purchase,
replacement thereof, and insurance proceeds.

C. ITEMS EXCLUDED FROM SALE: Unless Otherwise Agreed, all items specified in paragraph 3P(2) are excluded from the sale.
10. ALLOCATION OF COSTS FOR INSPECTIONS, REPORTS AND CERTIFICATES: Paragraphs 3Q(1-3) and (5) only determines

who is to pay for the inspection, test, certificate or service ("Report”) mentioned; it does not determine who is to pay for any

work recommended or identified in the Report. Agreements for payment of required work should be specified elsewhere

paragraph 3Q, or 38, or in a separate agreement (such as C.A.R. Forms RR, RRRR, ADM or AEA).

11. SELLER DISCLOSURES:

A.

WITHHOLDING TAXES: Buyer and Seller hereby instruct Escrow Holder to withhold the applicable required amounts to
comply with federal and California withholding Laws and forward such amounts to the Internal Revenue Service and Franchise
Tax Board, respectively. However, no federal withholding is required if, prior to Close Of Escrow, Seller Delivers {I) to Buyer
and Escrow Holder a fully completed affidavit (C.A.R. Form AS) sufficient to avoid withholding pursuant to federal withholding
Law (FIRPTA); OR (il) to a qualified substitute (usually a titte company or an independent escrow company) a fully completed
affidavit (C.A.R. Form AS) sufficient to avoid withholding pursuant to federal withholding Law AND the qualified substitute
Delivers to Butxer and Escrow Holder an affidavit signed under penalty of perjury (C.A.R. Form QS? that the qualified substitute
has received the fully completed Seller's affidavit and the Seller states that no federal withholding is required; OR (iil) to Buyer
other documentation satisfying the requirements under Internal Revenue Code § 1445 (FIRPTA). No withholding is required
under California Law if, prior to Close Of Escrow, Escrow Holder has received sufficient documentation from Seller that no
withholding is required, and BuBer has been informed b¥’Esorow Holder.
MEGAN'S LAW DATABASE DISCLOSURE: Notice: Pursuant to § 290.46 of the Penal Code, information about specified
registered sex offenders is made available to the dpublic via an Internet Web site maintained by the Department of Justice at
www.meganslaw.ca.gov. Depending on an offender’s criminal history, this information will include either the address at which
the offender resides or the community of residence and ZIP Code in which he or she resides. (Neither Seller nor Agent are
required to check this website. if Buyer wants further information, Agent recommends that Buyer obtain information from this
website durir(r’g Buyer's invesﬁxation conﬁngenta/ period. Agents do not have e; ise in this area.

NOTICE REGARDING GAS AND HAZARDOUS LIQUID TRANSMISSION PIPELINES: This notice is being provided simply

to inform you that information about the general location of gas and hazardous liquid transmission pipelines is available to the

public via the National Pipeline Mapping System (NPMS) Internet Web site maintained by the United States Department of

Transportation at http://www.npms.phmsa.dot.gov/. To seek further information about possible transmission pipelines near

the Property, you may contact your local gas utility or other pipeline operators in the area. Contact information for pipeline

operators is searchable by ZIP Code and county on the NPMS Intemnet Website. (Neither Seller nor Agent are required to
check this website. If Buyer wants further information, Agent recommends that Buyer obtain information from this website
during Buyer's investigation conti em;y Mperiod. Agents do not have expertise in this area.)

CONDOMINIUM/PLANNED DEVELOPMENT DISCLOSURES:

(1) Seller shall, within the time specified in paragraph 3N(1), disclose to Buyer whether the Property is a condominium or is
located in a planned development, other common interest development, or otherwise subject to covenants, conditions,
and restrictions (C.A.R. Form SPQ or ESD).

(2) If the Property is a condominium or is located in a planned development or other common interest development with a OA,
Seller shall, within the time specified in paragraph 3N(3), order from, and pay any required fee for the ollowing items to
the OA (C.A.R. Form HOA-IR): (i) Copies of any documents required by Law (C.A.R. Form HOA-RS); (ii) disciosure of
any pending or anticipated claim or litigation by or against the OA; (iii) a statement containing the location and number of
designated parking and storage spaces; (lv) Copies of the most recent 12 months of OA minutes for regular and special
meetings; (v) the names and contact information of all OAs governing the Property; (vi) pet restrictions; and (vii) smoking
restrictions (“Cl Disclosures”). Seller shall itemize and Deliver to Buyer all Cl Disclosures received from the OA and any CI
Disclosures in Seller's possession. Seller shall, as directed by Escrow Holder, deposit funds into escrow or direct to OA or
management company to pa‘y for any of the above.

NATURAL AND ENVIRONMENTAL H RDS: Seller shall, within the time specified in paragraph 3N(1), if required by Law:

(1) Deliver to Buyer the earthquake guide and environmental hazards booklet, and for all residential property with 1-4 units and

any manufactured or mobile home built before January 1, 1960, fully complete and Deliver the Residential Earthquake Risk

Disclosure Statement; and (li) even if exempt from the obligation to provide a NHD, disclose if the Property is located in a

Special Flood Hazard Area; Potential Flooding (Inundation) Area; Very High Fire Hazard Zone; State Fire Responsibility Area;

Earthquake Fault Zone; Seismic Hazard Zone; and (1) disclose any other zone as required by Law and provide any other

information required for those zones.
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12,

13.

F.

ADDITIONAL DISCLOSURES: Within the time specified in paragraph 3N(1), if Seller has actual knowledge, Seller shall

provide to Buxer. in writing, the following information:

(1) LEGAL PROCEEDINGS: Any lawsuits by or against Seller, threatening or affecting the Property, including any lawsuits
pllegigg a qesfte{:ht o:; deficiency in the Property or common areas, or any known notices of abatement or citations filed or
issued against the Pro| :

(2) AGRICULTURAL Usmemer the Property is subject to restrictions for agricultural use pursuant to the Williamson Act
gGovemment Code §'§ 51200-51295).

3) DEED RESTRICTIONS: Any deed restrictions or obligations.

4) FARM USE: Whether the Property is in, or adjacent to, an area with Right to Farm rights (Civil Code § 3482.5 and § 3482.6).

5) ENDANGERED SPECIES: Presence of endangered, threatened, “candidate” species, or wetlands on the Property.

6) ENVIRONMENTAL HAZARDS: Any substances, materials, or products that may be an environmental hazard including,
but not limited to, asbestos, formaldehyde, radon gas, lead-based paint, fuel or chemical storage tanks, and contaminated
soil or water on the Property.

(7) COMMON WALLS: Any features of the Property shared in common with adjoining landowners, such as walls, fences,
roads, and driveways, and agriculture and domestic wells whose use or responsibility for maintenance may have an effect

on the Property.

8 LANDLO(?KEHB: The absence of legal or physical access to the Property.

9) EASEMENTS/ENCROACHMENTS: Any encroachments, easements, or similar matters that may affect the Property.

10) SOIL FiLL: fill (compacted or otherwise), or abandoned mining operations on the Property.

11) SOIL PROBLEMS: Any slippage, sliding, flooding, drainage, grading, or other soil problems.

12) EARTHQUAKE DAMAGE: Major damage to the roperty of any of the structures from fire, earthquake, floods, or landslides.

13) ZONING ISSUES: An|¥ zoning violations, non-conforming uses, or violations of “setback” requirements.

14) NEIGHBORHOOD PROBLEMS: Any neighborhood noise problems, or other nuisances.

15) SURVEY, PLANS, PERMITS AND ENGINEERING DOCUMENTS: If in Seller's possession, Copies of surveys, plans,
specifications, permits and approvals, development plans, licenses, and engineering documents, if any, prepared on
Seller's behalf on in Seller's possession. ‘

ﬂG VIOLATION NOTICES: Seller shall disclose al? notice of violations of any Law filed or issued against the Property.
LO-ROOS TAX; 1915 BOND ACT: Within the time specified in paragraph 3N(1), Seller shall: (i) make a good faith effort

to obtain a notice from any local agencies that levy a special tax or assessment on the Property (or, if allowed, substantially

equivalent notice), pursuant to the Mello-Roos Community Facilities Act, and Improvement Bond Act of 1915, and (if) promptly

Deliver to Buyer any such notice obtained.

KNOWN MATE FACTS: Seller shall, within the time specified in paragraph 3N(1), DISCLOSE KNOWN MATERIAL

FACTS AND DEFECTS affecting the Propertr, including, but not limited to, known insurance claims within the past five years,

g_r plrovide Buyer reWIdtg pfanaission to contact lender to get such information (C.A.R. Form ARC), and make any and all other

isclosures requi :

SELLER VACANT LA“ID QUESTIONNAIRE: Seller shall, within the time specified in paragraph 3N(1), complete and provide
Bwr with a Seller Vacant Land Questionnaire iC.A.R. Form VLQ).

SUBSEQUENT DISCLOSURES: In the event Seller, prior to Close Of Escrow, becomes aware of adverse conditions
materially affecting the Property, or any material inaccuracy in disclosures, information, or representations previously provided
to Buyer, Seller shall prom Deliver a subsequent or amended disclosure or notice, in writing, covering those items.
However, a subsequent or amended disclosure shall not be required for conditions and material inaccuracies of
whllg?oBgyer Is otherwise aware or which are disclosed in reports provided to or obtained by Buyer or ordered and
pa r

Buyer.
TENANCY RE 1¥D DISCLOSURES: Within the time specified in paragraph 3N(1), and subject to Buyer's right of review, Seller
ihall disclose, make available or Deliver, as applicable, to Buyer, the following information:

RENTAL/SERVICE AGREEMENTS: (i) All current leases, rental agreements, service contracts, and other agreements
pertaining to the operation of the Property; (ii) A rental statement including names of tenants, rental rates, period or rental,
date of last rent increase, security deposits, rental concessions, rebates or other benefits, if any, and a list of delinquent rents
and their duration. Seller represents that no tenant is entitied to any rebate, concession, or other benefit, except as set forth in
these dofcgm.ents. Seller represents that the documents to be fumished are those maintained in the ordinary and normal
course of business.

INCOME AND EXPENSE STATEMENTS: if checked in paragraph 3R, the books and records for the Property, if any,

including a statement of income and exl.)ense for the 12 months preceding Acceptance. Seller represents that the books and

records are those maintained in the ordinary and normal course of business and used by Seller in the computation of federal
and state income tax retums.

TENANT ESTOPPEL CERTIFICATES: If checked in paragraph 3R, Tenant Estoppel Certificates (C.A.R. Form TEC). Tenant

Estoppel Certificates shall be completed by Seller or Seller's agent and delivered to tenant(s) for tenant(s) to sign and

acknowledge: (i) that tenant(s)' rental or lease agreements are unmodified and in full force and e (or if ified, stating all

such modifications); (il) that no lessor defaults exist: and ()III) stating the amount of any prepaid rent or security deposit. Seller
shall exercise good faith to obtain tenant(s) signature(s), but Seller cannot guarantee tenant(s)' cooperation. in the event

Seller cannot obtain signed Tenant Estoppel Certificates within the time specified above, Seller shall notify Buyer and provide

the uns‘ifned one that was provided to tenant(s?. If, after the time specified for Seller to Deliver the TEC to uyer, any tenant(s)

sign and return a TEC to Seller, Seller shall Deliver that TEC to Buyer.

g II.LERd REERESENTA“ONS: Unless otherwise disclosed under paragraph 11, paragraph 12, or under any disclosure

elivered to Buyer:

(1) Seller represents that Seller has no actual knowledge that any tenant'(_,s): (i) has any current pending Iawsuit(s‘,
investigation(s), Inquiry(ies), action(s), or other prooeedur#;(ga affecting the Property of the right to use and occupy it; (i)
has any unsatisfied mechanics or materialman lien(s) affe ng the Property; and (ili) is the subject of a bankruptcy. If
Seller receives any such notice, prior to Close Of Escrow, Seller shall immediately notify Buyer.

(2) Seller represents that no tenant is entitled to any rebate, concessions, or other benefit, except as set forth in the rental
service agreements.

(3) Seller represents that the documents to be fumnished are those maintained in the ordinary and normal course of business and
the income and expense statements are and used by Seller in the computation of federal and state income tax retumns.

EHANGES DURING ESCROW:

Prior to Close Of Escrow, Seller may engage in the followinﬁ acts (“Proposed Chagges"), subject to Buyer's rights in
raragraph 13B: (? rent or lease any vacant unit or other part of the premises; (i) alter, m ify, or extend any existing rental or
gasg agreement; (ili) enter into, alter, modify, or extend any service contract(s); or (Iv) change the status of the condition of
the Property.
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B. (1) Atleast 7 Days prior to any Proposed Changes, Seller shall Deliver written notice to Buyer of such Proposed Change
(2) Within 5 Days after receipt of such notice, Buyer, in writing, may give Seller notice of Buyer's objection to the Proposed
Changes in which case Seller shall not make the Proposed Changes.

14. SECURITY DEPOSITS: Security deposits, if any, to the extent they have not been applied by Seller in accordance with any rental

15.

agreement and current Law, shall be transferred to Buyer on Close Of Escrow. Seller shall notify each tenant, in compliance with

the California Civil Code.

BUYER'S INVESTIGATION OF PROPERTY AND MATTERS AFFECTING PROPERTY:

A. Buyer shall, within the time specified in paragraph 3L(5), have the right, at Buyer's expense unless Otherwise Agreed, to
conduct inspections, investigations, tests, surveys and other studies (“Buyer Investigations®).

B. Buyer Investigations include, but are not limited to:

(1) Inspections regarding any physical attributes of the Property or items connected to the Property, such as:

(A) A general inspection.

(B) An inspection for lead-based paint and other lead-based paint hazards.

(C) An inspection specifically for wood destroying pests and organisms. Any inspection for wood destroying pests and
organisms shall be prepared by a registered Structural Pest Control company; shall cover the main building and
attached structures; may cover detached structures; shall NOT include water tests of shower pans on upper level
units unless the owners of property below the shower consent; shall NOT include roof coverings; and, if the Property
is a unit in a condominium or other common interest subdivision, the inspection shall inciude only the separate
interest and any exclusive-use areas being transferred, and shall NOT include common areas; and shall include a
report (“Pest Control Report”) showing the findings of the company which shall be separated into sections for evident
infestation or infections (Section 1) and for conditions likely to lead to infestation or infection (Section 2).

(D) A phase one environmental survey, paid for and obtained by the party indicated in paragraph 3Q(2). If Buyer is
responsible for obtaining and paying for the survey, Buyer shall act diligently and in good faith to obtain such survey
within the time specified in paragraph 3L(5). Buyer has 5 Days after receiving the survey to remove this portion of
the Buyer's investigation contingency.

(E) Any other specific inspections of the physical condition of the land and improvements.

(2) All other Buyer Investigations, such as insurance, not specified above. See, Buyer's Vacant Land Additional Inspection

Advisory (C.A.R. Form BVLIA) for more.

(3) A review of reports, disclosures or information prepared by or for Seller and Delivered to Buyer pursuant to paragraphs 3,

11,12, 13, 16A, and 17A.

C. Without Seller's prior written consent, Buyer shall neither make nor cause to be made: (i) invasive or destructive Buyer
Investigations, except for minimally invasive testing required to prepare a Pest Control Report, which shall not include any
holes or drilling through stucco or similar material; or (1) inspections by any governmental building or zoning inspector or
govemment employee, unless required by Law.

D. Seller shall make the Property available for all Buyer Investigations. Seller is not obligated to move any existing personal property.
Seller shall have water, gas, electricity and all operable pilot lights on for Buyer's Investigations and through the date ion is
delivered to Buyer. Buyer shall, {f) by the time specified in paragraph 3L(5), complete Buyer investigations and satisfy themselves
as to the condition of the Property, and either remove the contingency or cancel this Agreement, and (il) by the time specified
in paragraph 3L(5) or 3 Days after receipt of any Investigation report, whichever is later, give Seller at no cost, complete
Copies of all such reports obtained by Buyer, which obligation shall survive the termination of this Agreement. This Delivery of
investigation reports shall not include any appraisal, except an agpraisal received in connection with an FHA or VA loan.

E. Buyer indemnity and Seller protection for entry upon the Property: Buyer shall: (i) keep the Property free and clear of
liens; (i) repair all damage arising from Buyer Investigations; and (i) indemnify and hold Seller harmiess from all resulting
liability, claims, demands, damages and costs. Buyer shall carry, or Buyer shall require anyone acting on Buyer's behalf to
carry, policies of liability, workers' compensation and other applicable insurance, defending and protecgng Seller from liability
for any injuries to persons or property occurring during any Buyer Investigations or work done on the Property at Buyer's
direction prior to Close Of Escrow. Seller is advised that certain protections may be afforded Seller by recording a “Notice of
Non-Responsibility” (C.A.R. Form NNR) for Buyer Investigations and work done on the Property at Buyer's direction. Buyer's
obligations under this paragraph shall survive the termination of this Agreement.

F. BUYER IS STRONGLY ADVISED TO INVESTIGATE THE CONDITION AND SUITABILITY OF ALL ASPECTS OF THE
PROPERTY AND ALL MATTERS AFFECTING THE VALUE OR DESIRABILITY OF THE PROPERTY, INCLUDING BUT
NOT LIMITED TO, THE ITEMS SPECIFIED BELOW. IF BUYER DOES NOT EXERCISE THESE RIGHTS, BUYER IS
ACTING AGAINST THE ADVICE OF BROKERS. BUYER UNDERSTANDS THAT ALTHOUGH CONDITIONS ARE OFTEN
DIFFICULT TO LOCATE AND DISCOVER, ALL REAL PROPERTY CONTAINS CONDITIONS THAT ARE NOT READILY
APPARENT AND THAT MAY AFFECT THE VALUE OR DESIRABILITY OF THE PROPERTY. BUYER AND SELLER ARE
AWARE THAT BROKERS DO NOT GUARANTEE, AND IN NO WAY ASSUME RESPONSIBILITY FOR, THE CONDITION
OF THE PROPERTY. BROKERS HAVE NOT AND WILL NOT VERIFY ANY OF THE ITEMS IN PARAGRAPH 15, UNLESS
OTHERWISE AGREED IN WRITING.

G. SIZE, LINES, ACCESS, AND BOUNDARIES: Lot size, property lines, legal or physical access, and boundaries including
features of the Property shared in common with adjoining landowners, such as walls, fences, roads, and driveways, whose use
or responsibility for maintenance may have an effect on the Property and any encroachments, easements, or similar matters
that may affect the Property. (Fences, hedges, walls, and other natural or constructed barriers or markers do not necessarily
identify true Property boundaries. Property lines may be verified by survey.) (Unless otherwise specified in writing, any
numerical statements by Brokers regarding lot size are APPROXIMATIONS ONLY, which have not been and will not be
verified, and should not be relied upon by Buyer.)

H. ZONING AND LAND USE: Past, present, or proposed laws, ordinances, referendums, initiatives, votes, applications, and
permits affecting the current use of the Property, future development, zoning, building, size, governmental permits and
inspections. Any zoning violations, non-conforming uses, or violations of “setback’ requirements. (Buyer should also
investigate whether these matters affect Buyer's intended use of the Property.

. UTILITIES AND SERVICES: Availability, costs, restrictions, and location of utilities and services, including but not limited to,
sewerage, sanitation, septic and leach lines, water, electricity, gas, telephone, cable TV, and drainage.

J. ENVIRONMENTAL HAZARDS: Potential environmental hazards, including but not limited to, asbestos, lead-based paint and
other lead contamination, radon, methane, other gases, fuel, oil or chemical storage tanks, contaminated soil or water,
hazardous waste, waste disposal sites, electromagnetic fields, nuclear sources, and other substances, including mold
(airborne, toxic, or otherwise), fungus or similar contaminant, materials, products, or conditions. :
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16.

17.

K.
L.

GEOLOGIC CONDITIONS: Geologic/seismic conditions, soil and terrain stability, suitability and drainage including slippage,
sliding, flooding, drainage, %rading, fill (compacted or otherwise), or other soil problems.

NATURAL HAZARD ZONE: Special Flood Hazard Areas, Potential Flooding (Inundation) Areas, Very High Hazard Zones,
State F;rg RLeasponsibiIity Areas, Earthquake Fault Zones, Seismic Hazard Zones, or any other zone for which disclosure is
require w.

M. PROPERTY DAMAGE: Major damage to the Property of any of the structures or non-structural systems and components and

arg 8ersonall‘|property included in the sale from fire, earthquake, floods, landslides, or other causes.

NEIGHBORHOOD, AREA, AND PROPERTY CONDITIONS: Neighborhood or are conditions, including Agricultural Use
Restrictions pursuant to the Williamson Act (Government Code §§ 51200-51295), Right to Farm Laws (Civil Code § 3482.5
and § 3482.6), schools, proximity and adequacy of law enforcement, crime statistics, the proximity of registered felons or
offenders, fire protection, other government services, availability, adequacy, and cost of any speed-wired, wireless intemet
connections, or other telecommunications or other technology services and installations, proximity to commercial, industrial, or
agricultural activities, existing and proposed transportation, construction and development that may affect noise, view, or
traffic, airport noise, noise or odor from any source, abandoned mining operations on the Property, wild and domestic animals,
other nuisances, hazards, or circumstances, protected species, wetland properties, botanical diseases, historic or other
governmentally protected sites or improvements, cemeteries, facllities and condition of common areas of common interest
subdivisions, and possible lack of compliance with any governing documents or Owners" Association requirements, conditions,
and influences of significance to certain cultures and/or religions, and personal needs, requirements, and preferences of

Buyer.

COMMON INTEREST SUBDIVISIONS; OWNER ASSOCIATIONS: Facilities and condition of common areas (facilities such
as pools, tennis courts, walkways, or other areas co-owned in undivided interest with others), Owners' Association that has
any authority over the subject property, CC&Rs, or other deed restrictions or obligations, and possible lack of compliance with
any Owners' Association requirements.

SPECIAL TAX: Any local agencies that levy a special tax on the Property pursuant to the Mello-Roos Community facilities Act
or Improvement Bond At of 1915.

RENTAL PROPERTY RESTRICTIONS: Some cities and counties impose restrictions that limit the amount of rent that can be
chaa;ed, the maximum number of occupants, and the right of landlord to terminate a tenancy.

MANUFACTURED HOME PLACEMENT: Conditions that may affect the ability to place and use a manufactured home on the
Property.

;ITLE ANg){IESTING:

1)

TIME PERIODS; REM

Buyer shall, within the time specified in paragraph 3N(1), be provided a current Preliminary Report by the person responsible
for paying for the title report in paragraph 3Q(5). if Buyer is responsible for paying, Buyer shall act diligently and in good faith
to obtain such Preliminary Report within the time specified. The Preliminary Report is only an offer by the title insurer to issue a
policy of title insurance and may not contain every item affecting title. The company providing the Preliminary Report shall,
prior to issuing a Preliminary Report, conduct a search of the General Index for all Sellers except banks or other institutional
lenders selling properties they acquired through foreclosure (REOs), corporations, and govemment entities.
Title is taken in its ti;;resemt condition subject to all encumbrances, easements, covenants, conditions, restrictions, rights and
other matters, whether of record or not, as of the date of Acceptance except for: (I) monetary liens of record unless Buyer is
assuming those obligations or taking the Property subject to those obligations; and (ll) those matters which Seller has agreed
to remove in writing. For any lien or matter not being transferred upon sale, Seller will take necessary action to deliver title free
and clear of such lien or matter.
Seller shall within 7 Days after request, give Escrow Holder necessary information to clear title.
Sfeller srzall, within the time specified in paragraph 3N(1), disclose to Buyer all matters known to Seller affecting titie, whether
of record or not.
If Buyer is a legal entity and the Property purchase price is at least $300,000 and the purchase price is made without a bank
loan or similar form of extemal financing, a Geographic Targeting Order (GTO) issued by the Financial Crimes Enforcement
Network, U.S. Department of the Treasury, requires title companies to collect and report certain information about the Buyer,
depending on where the Property is located. Buyer agrees to cooperate with the title company's effort to comply with the GTO.
Buyer shall, after Close Of Escrow, receive a recorded grant deed or any other conveyance document required to convey title
(For example, for stock cooperative or tenancy in common, respectively, an assignment of stock certificate or assignment of
seller's interest in the real property), including oil, mineral and water rights if currently owned by Seller. Title shall vest as
designated in Buyer's vesting instructions. The recording document shall contain Buyer's post-closing mailing address to
enable Buyer's receipt of the recorded conveyance document from the County Recorder. THE MANNER OF TAKING TITLE
MAY HAVE SIGNIFICANT LEGAL AND TAX CONSEQUENCES. CONSULT AN APPROPRIATE PROFESSIONAL.
Buyer shall receive a Standard Coverage Owner's CLTA policy of titie insurance. An ALTA policy or the addition of endorsements
may provide greater coverage for Buyer. A title company, at Buyer's request, can provide information about the availability,
desirability, coverage, and cost of various title insurance coverages and endorsements. If Buyer desires titie coverage other
than that required bs this paragraph, Buyer shall instruct Escrow Holder in writing and shall pay ani/ increase in cost.

VAL OF CONTINGENCIES; CANCELLATION RIGHTS: The following time periods may only be

extended, altered, modified or changed by mutual written agreement. Any removal of contingencles or cancellation under
this paragraph by either Buyer or Seller must be exercised in good faith and in writing (C.A.R. Form CR or CC).

A.

SELLER DELIVERY OF DOCUMENTS: Seller shall, within the time specified in paragraph 3N(1), Deliver to Buyer all reports,
disclosures and information ("Reports") for which Seller is responsible as specified in paragraphs 9B, 11A, 11D, 11E, 11F,
11G, 11H, 111, 11J, 12A, 12B, 12C, 16A, 16D and 35.

BUYER REVIEW OF DOCUMENTS; REPAIR REQUEST; CONTINGENCY REMOVAL OR CANCELLATION

(1) Buyer has the time specified in paragraph 3 to: (i) perform Buyer Investigations; review all disclosures, reports, lease
documents to be assumed by Buyer pursuant to paragraph 9B(2), and other applicable information, which Buyer receives
from Seller; and approve all matters affecting the Property; and (i) Deliver to Seller Signed Copies of Statutory and Other
Disclosures Delivered by Seller in accordance with paragraph 11.

(2) Buyer may, within the time specified in paragraph 3L(5), request that Seller make repairs or take any other action
regarding the Property (C.A.R. Form RR). Seller has no obligation to agree to or respond to Buyer's requests (C.AR.
Form RR or RRRR). If Seller does not agree or does not respond, Buyer is not contractually entitied to have the repairs or
other requests made and may only cancel based on contingencies in this Agreement.

: =
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(3) Buyer shall, by the end of the times specified in paragraph 3L (or as Otherwise Agreed), Deliver to Seller a removal of the
applicable contingency or cancellation of this Agreement (C.A.R. Form CR or CC). However, if any report, disclosure, or
information for which Seller is responsible, is not Delivered within the time specified in paragraph 3N(1), then Buyer has 5
Days after Delivery of any such items, or the times specified in paragraph 3L, whichever is later, to Deliver to Seller a
removal of the applicable contingency or cancellation of this Agreement. If Delivery of any Report occurs after a
contractual contingency pertaining to that Report has already been waived or removed, the Delivery of the Report does
not revive the contingency.

(4) Continuation of Contingency: Even after the end of the time specified in paragraph 3L and before Seller cancels, if at
all, pursuant to paragraph 17C, Buyer retains the right, in writing, to either (I) remove remaining contingencies, or
(i) cancel this Agreement based on a remaining contingency. Once Buyer's written removal of all contingencies is
Delivered to Seller, Seller may not cancel this Agreement pursuant to paragraph 17C(1).

SELLER RIGHT TO CANCEL:

(1) SELLER RIGHT TO CANCEL; BUYER CONTINGENCIES: If, by the time specified in this Agreement, Buyer does not
Deliver to Seller a removal of the applicable contingency or canceliation of this Agreement, then Seller, after first
Delivering to Buyer a Notice to Buyer to Perform (C.A.R. Form NBP), may cancel this Agreement. In such event, Seller
shall authorize the retun of Buyer's deposit, except for fees incurred by Buyer.

(2) SELLER RIGHT TO CANCEL; BUYER CONTRACT OBLIGATIONS: Seller, after first Delivering to Buyer a Notice to Buyer
to Perform, may cancel this Agreement if, by the time specified in this Agreement, Buyer does not take the following action(s):
(1) Deposit funds as required by paragraph 3D(1) or 3D(2) or if the funds deposited pursuant to paragraph 3D(1) or 3D(2)
are not good when deposited; (i) Deliver updated contact information for Buyer's lender(s) as required by paragraph 5C(3);
(i) Deliver verification, or a satisfactory verification if Seller reasonably disapproves of the verification already provided,
as required by paragraph 5B or 6A; (lv) Deliver a letter as required by paragraph 6B; (v) In writing assume or accept
leases or liens specified in paragraph 8l; (vi) Cooperate with the titie company's effort to comply with the GTO as required
by paragraph 16E; (vil) Sign or initial a separate liquidated damages form for an increased deposit as required by paragraph
S5A(2) and 36; (vil) Provide evidence of authority to Sign in a representative capacity as specified in paragraph 35; or (ix)
Perform any additional Buyer contractual obligation(s) included in this Agreement. In such event, Seller shall authorize the
retum of Buyer's deposit, except for fees allocated to Seller in this Agreement and already paid by Escrow prior to
cancellation of this Agreement and notification to Escrow.

(3) SELLER RIGHT TO CANCEL; SELLER CONTINGENCIES: Seller may cancel this Agreement by good faith exercise of
any Seller contingency included in this Agreement, or Otherwise Agreed, so long as that contingency has not already
been removed or waived in writing.

BUYER RIGHT TO CANCEL.:

(1) BUYER RIGHT TO CANCEL; SELLER CONTINGENCIES: If, by the time specified in this Agreement, Seller does not
Deliver to Buyer a removal of the applicable contingency or cancellation of this Agreement, then Buyer, after first
Delivering to Seller a Notice to Seller to Perform (C.A.R. Form NSP), may cancel this Agreement. In such event, Seller
shali authorize the return of Buyer's deposit, except for fees allocated to Seller in the Agreement and already paid by
Escrow prior to cancellation of this Agreement and notification to Escrow.

(2) BUYER RIGHT TO CANCEL; SELLER CONTRACT OBLIGATIONS: If, by the time specified, Seller has not Delivered any
item specified in paragraph 3N(1) or Seller has not performed any Seller contractual obligation included in this Agreement
by the time specified, Buyer, after first Delivering to Seller a Notice to Seller to Perform, may cancel this Agreement.

(3) BUYER RIGHT TO CANCEL; BUYER CONTINGENCIES: Buyer may cancel this Agreement by good faith exercise of
any Buyer contingency included in paragraph 8, or Otherwise Agreed, so long as that contingency has not already been
removed in writing.

NOTICE TO BUYER OR SELLER TO PERFORM: The Notice to Buyer to Perform or Notice to Seller to Perform shall: (i) be in

writing; (if) be Signed by the applicable Buyer or Seller; and (lii) give the other Parly at least 2 Days after Delivery (or until the time

specified in the applicable paragraph, whichever occurs last) to take the applicable action. A Notice to Buyer to Perform or Notice
to Seller to Perform may not be Delivered any earlier than 2 Days prior to the Scheduled Performance Day to remove a contingency
or cancel this Agreement or meet an obligation specified in paragraph 17, whether or not the Scheduled Performance Day falls
on a Saturday, Sunday or legal holiday. If a Notice to Buyer to Perform or Notice to Seller to Perform is incorrectly Delivered or
specifies a time less than the agreed time, the notice shall be deemed invalid and void and Seller or Buyer shall be required to

Deliver a new Notice to Buyer to Perform or Notice to Seller to Perform with the specified timeframe.

EFFECT OF REMOVAL OF CONTINGENCIES:

(1) REMOVAL OF BUYER CONTINGENCIES: if Buyer removes any contingency or cancellation rights, unless Otherwise
Agreed, Buyer shall conclusively be deemed to have: (i) completed all Buyer Investigations, and review of reports and
other applicable information and disclosures pertaining to that contingency or cancellation right; (if) elected to proceed
with the transaction; and (il) assumed all liability, responsibility and expense for the non-delivery of any reports,
disclosures or information outside of Seller's control and for any Repairs or corrections pertaining to that contingency or
cancellation right, or for the inability to obtain financing.

(2) REMOVAL OF SELLER CONTINGENCIES: If Seller removes any contingency or cancellation rights, unless Otherwise
Agreed, Seller shall conclusively be deemed to have: (i) satisfied themselves regarding such contingency, (i) elected to
proceed with the transaction; and (lii) given up any right to cancel this Agreement based on such contingency.

DEMAND TO CLOSE ESCROW: Before Buyer or Seller may cancel this Agreement for failure of the other Party to close

escrow pursuant to this Agreement, Buyer or Seller must first Deliver to the other Party a Demand to Close Escrow (C.AR.

Form DCE). The DCE shall: (i) be Signed by the applicable Buyer or Selier; and (il) give the other Party at least 3 Days after

Delivery to close escrow. A DCE may not be Delivered any earlier than 3 Days prior to the Scheduled Performance Day for the

Close Of Escrow. If a DCE is incorrectly Delivered or specifies a time less than the agreed time, the DCE shall be deemed

invalid and void and Seller or Buyer shall be required to Deliver a new DCE.
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18.

19.

21.

22,

H. EFFECT OF CANCELLATION ON DEPOSITS: If Buyer or Seller gives written notice of cancellation pursuant to rights duly
exercised under the terms of this Agreement, the Parties agree to Sign and Deliver mutual instructions to cancel the sale and
escrow and release deposits, if any, to the Party entitied to the funds, less (i) fees and costs paid by Escrow Holder on behalf
of that Party, if required by this Agreement; and (i) any escrow cancellation fee charged to that party. Fees and costs may be
payable to service providers and vendors for services and products provided during escrow. A release of funds will require
mutual Signed release instructions from the Partles, judicial decision or arbitration award. A Party may be subject to
a civil penaity of up to $1,000 for refusal to Sign cancellation instructions if no good faith dispute exists as to which
Party Is entitled to the deposited funds (Civil Code § 1057.3). Note: Neither Agents nor Escrow Holder are qualified to
provide any opinion on whether either Party has acted in good faith or which Party Is entitled to the deposited funds.
Buyer and Seller are advised to seek the advice of a qualified California real estate attorney regarding this matter.

REPAIRS: Repairs shall be completed prior to final verification of condition unless Otherwise Agreed. Repairs to be performed at

Seller's expense may be performed by Seller or through others, provided that the work complies with applicable Law, including

govemmental permit, inspection and approval requirements. Repairs shall be performed in a good, skillful manner with materials of

quality and appearance comparable to existing materials. Buyer acknowledges that exact restoration of appearance or cosmetic
items following all Repairs may not be possible. Seller shall: (1) obtain invoices and paid receipts for Repairs performed by others;

(1) prepare a written statement indicating the Repairs performed by Seller and the date of such Repairs; and (lil) provide Copies of

invoices and paid receipts and statements to Buyer prior to final verification of condition.

FINAL VERIFICATION OF CONDITION: Buyer shall have the right to make a final verification of the Property condition within the

time specified in paragraph 3J, NOT AS A CONTINGENCY OF THE SALE, but solely to confirm: (i) the Property is maintained

pursuant to paragraph 7B; (i) Repairs have been completed as agreed; and (ili) Seller has complied with Seller's other obligations
under this Agreement (C.A.R. Form VP).

PRORATIONS OF PROPERTY TAXES AND OTHER ITEMS: Unless Otherwise Agreed, the following items shall be PAID CURRENT

and prorated between Buyer and Seller as of Close Of Escrow: real property taxes and assessments, interest, Seller rental payments,

OA regular assessments due prior to Close Of Escrow, premiums on insurance assumed by Buyer, payments on bonds and

assessments assumed by Buyer, and payments on Mello-Roos and other Special Assessment District bonds and assessments that

are now a lien. Seller shall pay any OA special or emergency assessments due prior to Close Of Escrow. The following items shall be
assumed by Buyer WITHOUT CREDIT toward the purchase price: prorated payments on Mello-Roos and other Special Assessment

District bonds and assessments and OA special or emergency assessments that are due after Close Of Escrow. Property will be

reassessed upon change of ownership. Any supplemental tax bills delivered to Escrow Holder prior to closing shall be prorated and

paid as follows: (I) for periods after Close Of Escrow, by Buyer; and (ii) for periods prior to Close Of Escrow, by Seller (see C.AR.

Form SPT or SBSA for further information). Seller agrees all service fees, maintenance costs and utility bills will be paid current up and

through the date of Close Of Escrow. TAX BILLS AND UTILITY BILLS ISSUED AFTER CLOSE OF ESCROW SHALL BE HANDLED

DIRECTLY BETWEEN BUYER AND SELLER. Prorations shall be made based on a 30-day month.

BROKERS AND AGENTS:

A. COMPENSATION: Seller or Buyer, or both, as applicable, agree to pay compensation to Broker as specified in a separate
written agreement between Broker and that Seller or Buyer. Compensation is payable upon Close Of Escrow, or if escrow
does not close, as otherwise specified in the agreement between Broker and that Seller or Buyer,

B. SCOPE OF DUTY: Buyer and Seller acknowledge and agree that Agent: (i) Does not decide what price Buyer should pay or
Seller should accept; (i) Does not guarantee the condition of the Property; (ilf) Does not guarantee the performance, adequacy or
completeness of inspections, services, products or repairs provided or made by Seller or others; (iv) Does not have an obligation
to conduct an inspection of common areas or areas off the site of the Property; (v) Shall not be responsible for identifying defects
on the Property, in common areas, or offsite unless such defects are visual observable by an inspection of reasonably accessible
areas of the Property or are known to Agent; (vi) Shall not be responsible for inspecting public records or permits conceming the
title or use of Property; (vii) Shall not be responsible for identifying the location of boundary lines or other items affecting titie; (vill)
Shall not be responsible for verifying square footage, representations of others or information contained in Investigation reports,
Multiple Listing Service, advertisements, fyers or other promotional material; (ix) Shall not be responsible for determining the fair
market value of the Property or any personal property included in the sale; (x) Shall not be responsible for providing legal or tax
advice regarding any aspect of a transaction entered into by Buyer or Seller; and (xi) Shall not be responsible for providing other
advice or information that exceeds the knowledge, education and experience required to perform real estate licensed activity.
Buyer and Seller agree to seek legal, tax, insurance, title and other desired assistance from appropriate professionals.

C. BROKERAGE: Neither Buyer nor Seller has utilized the services of, or for any other reason owes compensation to, a licensed
real estate broker (individual or corporate), agent, finder, or other entity, other than as specified in this Agreement, in
connection with any act relating to the Property, including, but not limited to, inquiries, introductions, consultations, and
negotiations leading to this Agreement. Buyer and Seller each agree to indemnify and hold the other, the Brokers specified
herein and their agents, harmiess from and against any costs, expenses or liability for compensation claimed inconsistent with
the warranty and representation in this para, raph.

JOINT ESCROW INSTRUCTIONS TO ESCROW HOLDER:

A. The following paragraphs, or applicable portions thereof, of this Agreement constitute the joint escrow Instructions
of Buyer and Seller to Escrow Holder, which Escrow Holder is to use along with any related counter offers and addenda,
and any additional mutual instructions to close the escrow: paragraphs 1, 3A, 3B, 3D-G, 3N(2), 3Q, 3S, 4A, 4B, 5A(1 -2) 5D,
SE, 11A, 11D(2), 16 (except 16D), 17H, 20, 21A, 22, 26, 32, 34, 35, 39, 40, and paragraph 3 of the Real Estate Brokers
Section. If a Copy of the separate compensation agreement(s) provided for in paragraph 21A or paragraph 3 of the Real
Estate Brokers Section is deposited with Escrow Holder by Agent, Escrow Holder shall accept such agreement(s) and pay
out from Buyer's or Seller's funds, or both, as applicable, the Broker's compensation provided for in such agreement(s). The
terms and conditions of this Agreement not set forth in the specified paragraphs are additional matters for the information of
Escrow Holder, but about which Escrow Holder need not be concerned.

B. Buyer and Seller will receive Escrow Holder's general provisions, if any, directly from Escrow Holder. To the extent the general
provisions are inconsistent or conflict with this Agreement, the general provisions will control as to the duties and obligations of
Escrow Holder only. Buyer and Seller shall Sign and return Escrow Holder's general provisions or supplemental instructions
within the time specified in paragraph 3N(2). Buyer and Seller shall execute additional instructions, documents and forms
provided by Escrow Holder that are reasonably necessary to close the escrow and, as directed by Escrow Holder, within 3
Days, shall pay to Escrow Holder or OA or OA management company or others any fee required by paragraphs 3, 8, 11, or
elsewhere in this Agreement.
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C. A Copy of this Agreement including any counter offer(s) and addenda shall be delivered to Escrow Holder within 3 Days after
Acceptance. Buyer and Seller authorize Escrow Holder to accept and rely on Copies and Signatures as defined in this
Agreement as originals, to open escrow and for other purposes of escrow. The validity of this Agreement as between Buyer
and Seller is not affected by whether or when Escrow Holder Signs this Agreement. Escrow Holder shall provide Seller's
Statement of Information to Title Cor?_rany when received from Seller, if a separate company is providing title insurance. If
Seller delivers an affidavit to Escrow Holder to satisfy Seller's FIRPTA obligation under paragraph 11A, Escrow Holder shall
deliver to Buyer, Buyer's Agent, and Seller's Agent a Qualified Substitute statement that complies with federal Law. If Escrow
Holder's Qualified Substitute statement does not comply with federal law, the Parties instruct escrow to withhold all applicable
5 required amounts ung;r tgaur;graph 11A. e o " B
. Agents are not a pa escrow except sole purpose of receiving compensation pursuant to paragrap a
paragraph 3 of the Real Estate Brokers Section. If a Copy of the separate compensation agreement(s) provided for in either of
those paragraphs is deposited with Escrow Holder Agent, Escrow Hoider shall accept such agreement(s) and pay out from
Buyer's or Seller's funds, or both, as applicable, the Broker's compensation provided for in such agreement(s).Buyer and Seller
imevocably assign to Brokers compensation specified in paragraph 21A, and irrevocably instruct Escrow Holder to disburse those

Holder from any liability resulting from Escrow Holder's payment to Broker(s) of compensation pursuant to this Agreement.

E. Buyer and Seller acknowledge that Escrow Holder ma require invoices for expenses under this Agreement. Buyer and Seller,
upon request by Escrow Holder, within 3 Days or within a sufficient time to close escrow, whichever is sooner, shall provide
any such invoices to Escrow Holder.

F. Upon receipt, Escrow Holder shall provide Buyer, Seller, and each A?ent verification of Buyer's deposit of funds pursuant to
paragraph 5A(1) and 5A(2). Once Escrow Holder becomes aware o any of the following, Escrow Holder shall immediately
notify each Agent: (‘? if Buyer's initial or any additional deposit or down payment is not made pursuant to this Agreement, or is
not good at time of deposit with Escrow Hoider; or (1) if Buyer and Seller instruct Escrow Holder to cancel escrow.

G. A Copy of any amendment that affects at&y paragraph of this Agreement for which Escrow Holder is responsible shall be
delivered to Escrow Holder within 3 Days after mutual execution of the amendment,

23. SELECTION OF SERVICE PROVIDERS: Agents do not guarantee the performance of any vendors, service or product providers
(‘Providers™), whether referred by Agent or selected by Buyer, Seller or other person. Buyer and Seller may select ANY Providers
of their own choosinzg.

24. MULTIPLE LISTING SERVICE (“MLS"): Agents are authorized to report to the MLS that an offer has been accepted and, upon
Close Of Escrow, the sales price and other terms of this transaction shall be ided to the MLS to mublished and disseminated
fo persons and entities authorized to use the information on terms approved by the MLS. Buyer acknowledges that: (I) any pictures,
videos, floor plans (collectively, “Images”) or other information about the P, that has been or will be inputted into the MLS or
internet portals, or both, at the instruction of Seller or in compliance with MLS rules, will not be removed after Close Of Escrow; (ii)
California Civil Code § 1088(c) requires the MLS to maintain such Images and information for at least three years and as a result
they may be displayed or circulated on the Internet, which cannot be controlled or removed by Seller or Agents; and (iii) Seller,
Seller's Agent, Buyer's Agent, and MLS have no obligation or ability to remove such Images or information from the Internet.

25. ATTORNEY FEES AND COSTS: In any action, proceeding, or arbitration between Buyer and Seller arising out of this Agreement,
the prevailing Buyer or Seller shall be entitled to reasonable attomney fees and costs from the non-prevailing Buyer or Seller, except
as provided in paragraph 37A.

26. ASSIGNMENT: Buyer shall have the right to assign all of Buyer's interest in this Agreement to Buyer's own trust or to any wholly
owned entity of Buyer that is in existence at the time of such assignment. Otherwise, Buyer shall not assign all or any part of
Buyer's interest in this Agreement without first having obtained the separate written consent of Seller to a specified assignee. Such
consent shall not be unreasonably withheld. Prior to any assignment, Buyer shall disclose to Seller the name of the assignee and
the amount of any monetary consideration between Buyer and assignee. Buyer shall provide assignee with all documents related
to this Agreement including, but not limited to, the Agreement and any disclosures. If assignee is a wholly owned entity or trust of
Buyer, that assignee does not need to re-sign or initial all documents provided. Whether or not an assignment requires seller’s
consent, at the time of assignment, assignee shall deliver a letter from assignee's lender that assignee is prequalified or
preapproved as specified in paragraph 6B. Should assignee fail to deliver such a letter, Seller, after first giving Assignee an Notice
to Buyer to Perform, shall have the right to terminate the assignment. Buyer shall, within the time specified in paragraph 3K,
Deliver any request to assign this Agreement for Seller's consent. If Buyer fails to provide the required information within this time
frame, Seller's withholding of consent shall be deemed reasonable. Any total or partial assignment shall not relieve Buyer of
Buuyer's obligations h[Jursuant to this Agreement unless Otherwise Agreed by Seller (C.AR. Form AOAA).

27. SUCCESSORS AND ASSIGNS: This Agreement shall be binding upon, and inure to the benefit of, Buyer and Seller and their
respective successors and assigns, exceFt as otherwise provided herein.

28. ENVIRONMENTAL HAZARD CONSULTATION: Buyer and Seller acknowledge: (i) Federal, state, and local legislation impose
liability upon existing and former owners and users of real property, in applicable situations, for certain legislatively defined,
environmentally hazardous substances; (if) Agent(s) has/have made no representation concerning the applicability of any such
Law to this transaction or to Buyer or to Seller, except as otherwise indicated in this Agreement; (ill} Agent(s) has/have made no
representation conceming the existence, testing, discovery, location, and evaluation offfor, and risks posed by, environmentallr
hazardous substances, if any, located on or potentially affecting the Property; and (iv) Buyer and Seller are each advised to consult
with technical and legal experts concerning the existence, testing, discover, location and evaluation offfor, and risks posed by,
environmental%l:azardous substances, in any, located on or potentiall affecting the Property.

29. AMERICANS WITH DISABILITIES ACT: The Americans With Disabilities Act ("ADA”") prohibits discrimination against individuals
with disabilities. The ADA affects almost all commercial facilities and public accommodations. Residential properties are not
typically covered by the ADA, but may be governed by its provisions if used for certain purposes. The ADA can require, among
other things, that building be made readily accessible fo the disabled. Different requirements apply to new construction, alterations
to existing buildings, and removal of barriers in existing buildings. Compliance with the ADA may require significant costs. Monetary
and injunctive remedies may be incurred if the Property is not in compliance. A real estate broker or agent does not have the
technical expertise to determine whether a building is in compliance with ADA requirements, or to advise a principal on those
requirements. Buyer and Seller are advised to contact a qualified California real estate attorney, contractor, architect, engineer, or
g:ihetrrgualiﬁed professional of Buyer or Seller's own choosing to determine to what degree, if any, the ADA impacts that principal or

s transaction.
30. EQUAL HOUSING OPPORTUNITY: The Property is sold in compliance with federal, state and local anti-discrimination Laws.
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31. COPIES: Seller and buyer each represent that Copies of all reports, certificates, approvals, and other documents that are fumished to

32.

33.

the other are true, correct, and unaltered ies of the original documents, if the originals are in the possession of the fumishing party.

DEFINITIONS and INSTRUCTIONS: The following words are defined terms in this Agreement, shall be indicated by initial capital

letters throughout this Agreement, and. have the following meaning whenever used:

A. “Acceptance” means the time the offer or final counter offer is fully executed, in writing, by the recipient Party and is
Delivered to the offering Party or that Party's Authorized Agent.

B. “Agent” means the Broker, salesperson, broker-associate or any other real estate licensee licensed under the brokerage firm
identified in paragraph 2B.

C. “Agreement” means this document and any counter offers and any incorporated addenda or amendments, collectively
forming the binding agreement between the Parties. Addenda and amendments are incorporated only when Signed and
Delivered by all Parties.

D. “As-s” condition: Seller shall disclose known material facts and defects as specified in this Agreement. Buyer has the right to

inspect the Property and, within the time specified, request that Seller make repairs or take other comective action, or exercise

grtlt)‘f ors‘:ilﬁngAencyedcencellation rights in this Agreement. Seller is only required to make repairs specified in this Agreement or as
erwise Agreed.

“Authorized Agent” means an individual real estate licensee specified in the Real Estate Broker Section.

;C.A.R. Form” means the most current version of the specific form referenced or another comparable form agreed to by the

arties.

“Close Of Escrow”, including “COE”, means the date the grant deed, or other evidence of transfer of title, is recorded for any

real property, or the date of Delivery of a document evidencing the transfer of title for any non-real property transaction.

“Copy" means copy by any means including photocopy, facsimile and electronic.

Counting Days is done as follows unless Otherwise Agreed: (1) The first Day after an event is the first full calendar date

following the event, and ending at 11:59 pm. For example, if a Notice to Buyer to Perform (C.A.R. form NBP) is Delivered at

3 pm on the 7th calendar day of the month, or Acceptance of a counter offer is personally received at 12 noon on the 7th

calendar day of the month, then the 7th is Day “0” for purposes of counting days to respond to the NBP or calculating the

Close Of Escrow date or contingency removal dates and the 8th of the month is Day 1 for those same purposes. (2) All

calendar days are counted in establishing the first Day after an event. (3) Al calendar days are counted in determining the date

upon which performance must be completed, ending at 11:59 pm on the last day for performance (*Scheduled Performance

Day”). (4) After Acceptance, if the Scheduled Performance Day for any act required by this Agreement, including Close Of

Escrow, lands on a Saturday, Sunday, or legal holiday, the performing party shall be allowed to perform on the next day that is

not a Saturday, Sunday or legal holiday (“Alfowable Performance Day"), and ending at 11:59 pm. (5) For the purposes of COE,

any day that the Recorder's office in the County where the Property is located is closed, the COE shall occur on the next day
the Recorder’s office in that County is open. (6) COE is considered Day 0 for purposes of counting days Seller is allowed to
remain in possession, if permitted by this Agreement.

“Day"” or "Days” means calendar day or days. However, delivery of deposit to escrow is based on business days.

“Deliver”, “Delivered” or “Delivery” of documents, unless Otherwise Agreed, means and shall be effective upon personal

receipt of the document by Buyer or Seller or their Authorized Agent. Personal receipt means (i) a Copy of the document, or as

applicable, link to the document, is in the possession of the Party or Authorized Agent, regardiess of the Delivery method used

(I.e. e-mail, text, other), or (i) an Electronic Copy of the document, or as applicable, link to the document, has been sent to any of

the designated electronic delivery addresses specified in the Real Estate Broker Section on page 16. After Acceptance, Agent

may change the designated electronic delivery address for that Agent by, in writing, Delivering notice of the change in designated
electronic delivery address to the other Parly. Links could be, for example, to DropBox or GoogleDrive or other functionally
equivalent fprogram. If the recipient of a link is unable or unwilling to open the link or download the documents or otherwise prefers

Delivery of the documents directly, Recipient of a link shall notify the sender in writing, within 3 Days after Delivery of the link

(C.A.R. Form RFR). In such case, Delivery shall be effective upon Delivery of the documents and not the link. Failure to notify

sender within the time specified above shall be deemed consent to receive, and Buyer opening, the document by link.

L. “Electronic Copy” or “Electronic Signature” means, as applicable, an electronic copy or signature complying with California
Law. Buyer and Seller agree that electronic means will not be used by either Party to modify or alter the content or integrity of
this Agreement without the knowledge and consent of the other Party.

M. “Law” means any law, code, statute, ordinance, regulation, rule or order, which is adopted by a controlling city, county, state
or federal legislative, judicial or executive body or agency.

N. “Legally Authorized Signer” means an individual who has authority to Sign for the principal as specified in paragraph 39 or

o]
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paragraph 40.
. “Otherwise Agreed” means an agreement in writing, signed by both Parties and Delivered to each.

“Repairs” means any repairs (including pest control), alterations, replacements, modifications or retrofitting of the Property

Erovided for under this Agreement.
. "Sign” or “Signed” means either a handwritten or Electronic Signature on an original document, Copy or any counterpart.
TERMS AND CONDITIONS OF OFFER: This is an offer to purchase the Property on the terms and conditions herein. The
individual Liquidated Damages and Arbitration of Di?#tes paragraphs are incorporated in this Aﬂraement if initialed by all Parties
or if incorporated by mutual agreement in a Counter Offer or addendum. If at least one but not all Parties Initial, a Counter Offer
Is required until agreement is reached. Seller has the right to continue to offer the Property for sale and to accept any other offer
at any time prior to notification of Acceptance and to market the Property for backup offers after Acceptance. The Parties have read
and acknowledge receipt of a Copy of the offer and agree to the confimation of agency relationships. If this offer is accepted and
Buyer subsequently defaults, Buyer may be responsible for payment of Brokers' compensation. This Agreement and any
supplement, addendum or modification, including any Copy, may be Signed in two or more counterparts, all of which shall
constitute one and the same writing. By signing this offer or any document in the transaction, the Party Signing the document is
deemed to have read the document in ifs entire!

o

. TIME OF ESSENCE; ENTIRE CONTRACT; gI:IANGES: Time is of the essence. All understandings between the Parties are

Incorporated in this Agreement. Its terms are intended by the Parties as a final, complete and exclusive expression of their
Agreement with respect to its subject matter and may not be contradicted by evidence of any prior agreement or contemporaneous
oral agreement. If any provision of this Agreement is held to be ineffective or invalid, the remaining provisions will nevertheless be
given full force and effect. Except as Otherwise Agreed, this Agreement shall be interpreted, and disputes shall be resolved in
accordance with the Laws of the State of California. Neither this Agreement nor any provision in it may be extended,
amended, modified, altered or changed, except in writing Signed by Buyer and Seller.

D8
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35.

LEGALLY AUTHORIZED SIGNER: Wherever the signature or initials of the Legally Authorized Signer identified in paragraph 39
and 40 appear on this Agreement or any related documents, it shall be deemed to be in a representative capacity for the entity
described and not in an individual capacity, unless otherwise indicated. The Legally Authorized Signer (i) represents that the entity
for which that person is acting already exists and is in good standing to do business in California and (i) shall Deliver to the other
Party and Escrow Holder, as specified in paragraph 3N(4), evidence of authority to act in that capacity (such as but not limited to:
applicable portion of the trust or Certification Of Trust (Probate Code § 18100.5), letters testamentary, court order, power of
attorney, corporate resolution, or formation documents of the business entity).

36.

LIQUIDATED DAMAGES:
If Buyer fails to complete this purchase because of Buyer's default, Seller shall retain, as liquidated damages,
the deposit actually paid. Release of funds will require mutual, Signed release instructions from both Buyer
and Seller, judicial decision or arbitration award. AT THE TIME OF ANY INCREASED DEPOSIT BUYER AND
SELLER SHALL SIGN A SEPARATE LIQUIDATED DAMAGES PROVISION INCORPORATING THE INCREASED
DEPOSIT AS LIQUIDATED DAMAGES (C.A.R. FORM DID). ‘

Seller's Initials L /

Buyer's Initials /

37.

MEDIATION:

A. The Parties agree to mediate any dispute or claim arising between them out of this Agreement, or any resuiting transaction, before
resorting to arbitration or court action. The mediation shall be conducted through the C.A.R. Real Estate Mediation Center for
Consumers (www.consumermediation.org) or through any other mediation provider or service mutually agreed to by the Parties.
The Parties also agree to mediate any disputes or claims with Agents(s), who, in wﬂﬂgg, agree to such mediation prior
to, or within a reasonable time after, the dispute or claim is presented to the Agent. Mediation fees, if any, shall be divided
equally among the Parties involved, and shall be recoverable under the prevailing party attomey fees clause. If, for any dispute
or claim to which this paragraph applies, any Party (i) commences an action without first attempting to resolve the matter through
mediation, or (il) before commencement of an action, refuses to mediate after a request has been made, then that Party shall not
be entitied to recover attomey fees, even if they would otherwise be available to that Party in any such action. THIS MEDIATION
PROVISION APPLIES WHETHER OR NOT THE ARBITRATION PROVISION IS INITIALED.

B. ADDITIONAL MEDIATION TERMS: (i) Exclusions from this mediation agreement are specified In paragraph 38B; (ii)
The obligation to mediate does not preclude the right of either Party to seek a preservation of rights under paragraph
38C; and (iii) Agent's rights and obligations are further specified in paragraph 38D.

38.

ARBITRATION OF DISPUTES:

A. The Parties agree that any dispute or claim in Law or equity arising between them out of this Agreement or any
resulting transaction, which is not settled through mediation, shall be decided by neutral, binding arbitration. The
Parties also agree to arbitrate any disputes or claims with Agents(s), who, In writing, agree to such arbitration prior
to, or within a reasonable time after, the dispute or claim is presented to the Agent. The arbitration shall be
conducted through any arbitration provider or service mutually agreed to by the Partles, OR [ |

- The arbitrator shall be a retired judge or justice, or an attorney with
at least 5 years of transactional real estate Law experience, unless the Parties mutually agree to a different arbitrator.
Enforcement of, and any motion to compel arbitration pursuant to, this agreement to arbitrate shall be governed by
the procedural rules of the Federal Arbitration Act, and not the California Arbitration Act, notwithstanding any
language seemingly to the contrary in this Agreement. The Parties shall have the right to discovery in accordance
with Code of Civil Procedure § 1283.05. The arbitration shall be conducted in accordance with Title 9 of Part 3 of the
Code of Civil Procedure. Judgment upon the award of the arbitrator(s) may be entered into any court having
urisdiction.

B. jEX(:LUSIONS: The following matters are excluded from mediation and arbitration: () Any matter that is within the
jurisdiction of a probate, small claims or bankruptey court; (l) an unlawful detainer action; and (ili) a judicia! or non-
judiclal foreclosure or other action or proceeding to enforce a deed of trust, mortgage or instaliment land sale
contract as defined in Civil Code § 2985.

C. PRESERVATION OF ACTIONS: The following shall not constitute a waiver nor violation of the mediation and
arbitration provisions: (i) the filing of a court action to preserve a statute of limitations; (li) the filing of a court action
to enable the recording of a notice of pending action, for order of attachment, receivership, injunction, or other
provisional remedies; or (iii) the filing of a mechanic’s lien.

D. AGENTS: Agents shall not be obligated nor compelled to mediate or arbitrate unless they agree to do so in writing.
Any Agents(s) participating in mediation or arbitration shall not be deemed a party to this Agreement.

E. “NOTICE: BY INITIALING IN THE SPACE BELOW YOU ARE AGREEING TO HAVE ANY DISPUTE ARISING
OUT OF THE MATTERS INCLUDED IN THE 'ARBITRATION OF DISPUTES' PROVISION DECIDED BY
NEUTRAL ARBITRATION AS PROVIDED BY CALIFORNIA LAW AND YOU ARE GIVING UP ANY RIGHTS
YOU MIGHT POSSESS TO HAVE THE DISPUTE LITIGATED IN A COURT OR JURY TRIAL. BY INITIALING
IN THE SPACE BELOW YOU ARE GIVING UP YOUR JUDICIAL RIGHTS TO DISCOVERY AND APPEAL,
UNLESS THOSE RIGHTS ARE SPECIFICALLY INCLUDED IN THE 'ARBITRATION OF DISPUTES'
PROVISION. IF YOU REFUSE TO SUBMIT TO ARBITRATION AFTER AGREEING TO THIS PROVISION, YOU
MAY BE COMPELLED TO ARBITRATE UNDER THE AUTHORITY OF THE CALIFORNIA CODE OF CIVIL
PROCEDURE. YOUR AGREEMENT TO THIS ARBITRATION PROVISION IS VOLUNTARY.”

“WE HAVE READ AND UNDERSTAND THE FOREGOING AND AGREE TO SUBMIT DISPUTES ARISING
OUT OF THE MATTERS INCLUDED IN THE 'ARBITRATION OF DISPUTES' PROVISION TO NEUTRAL
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39. OFFER
A. EXPIRATION OF OFFER: This offer shall be deemed revoked and the deposit, if any, shall be retumed to Buyer unless by the

date and time specified in paragraph 3C, the offer is Signed by Seller and a Copy of the Signed offer is Delivered to Buyer or
Buyer's Authorized Agent. Seller has no obligation to respond to an offer made.

B. [X] ENTITY BUYERS: (Note: If this paragraph is completed, a Representative Capacity Signature Disclosure (C.AR.
Form RCSD) is not required for the Legally Authorized Signers designated below.)
(1) One or more Buyers is a trust, corporation, LLC, probate estate, partnership, holding a power of attorney or other entity.
(2) This Agreement is being Signed by a Legally Authorized Signer in a representative capacity and not in an individual
capacity. See paragraph 35 for additional terms.
(3) The name(s) of the Legally Authorized Signer(s) is/are: Todd Cottle i 5
(4) If a trust, identify Buyer as trustee(s) of the trust or by simplified trust name (ex. John Doe, co-trustee, Jane Doe, co-trustee
or Doe Revocable Family Trust). If the entity is a trust or under probate, the following is the full name of the trust or probate
case, including case #:
C. The VLPA has 16 pages. Buyer acknowledges receipt of, and has read and understands, every page and all attachments that
make up the Agreement.
D. BUYER SIGNATURE(S):
(Signature) By, Date:
Printed name of BUYER: C&C Development Co., LLC
[ Printed Name of Legally Authorized Signer: Todd Cottle Title, if applicable, Authorized Signatory
(Signature) By, Date:
Printed name of BUYER:
[(] Printed Name of Legally Authorized Signer: Title, if applicable,

[]IF MORE THAN TWO SIGNERS, USE Additional Signature Addendum (C.A.R. Form ASA).
40. ACCEPTANCE

A.

C.

D.

ACCEPTANCE OF OFFER: Seller warrants that Seller is the owner of the Property or has the authority to execute this

Agreement. Seller accepts the above offer and agrees to sell the Property on the above terms and conditions. Seller has read

and acknowledges receipt of a Copy of this Agreement and authorizes Agent fo Deliver a Signed Copy to Buyer,

Seller's acceptance is subject to the attached Counter Offer or Back-Up Offer Addendum, or both, checked below.

Seller shall return and include the entire agreement with any response.

[]Seller Counter Offer (C.A.R. Form SCO or SMCO)

[ | Back-Up Offer Addendum (C.A.R. Form BUO)

Entity Sellers: (Note: If this paragraph is completed, a Representative Capacity Signature Disclosure form (C.A.R.

Form RCSD) is not required for the Legally Authorized Signers designated below.)

(1) One or more Sellers is a trust, corporation, LLC, probate estate, partnership, holding a power of attorney or other entity.

(2) This Agreement is being Signed by a Legally Authorized Signer in a representative capacity and not in an individual
capacity. See paragraph 35 for additional terms.

(3) The name(s) of the Legally Authorized Signer(s) is/are: Karen Blackburn " .

(4) If a trust, identify Seller as trustee(s) of the trust or by simplified trust name (ex. John Doe, co-trustee, Jane Doe, co-trustee
or Doe Revocable Family Trust). If the entity is a trust or under probate, the following is the full name of the trust or probate
case, including case #:

The VLPA has 16 pages. Seller acknowledges receipt of, and has read and understands, every page and all attachments that
make up the Agreement.

SELLER SIGNATURE(S):

DocuSignedby:
(Signature) By, "g— Date: 9/6/2022
Printed nam& 6t SELCER: Tim and Karen Blackburn Revocable Trust

[X] Printed Name of Legally Authorized Signer: Karen Blackburn Title, if applicable, Trustee
(Signature) By, Date:
Printed name of SELLER:
[] Printed Name of Legally Authorized Signer: Title, if applicable,
[]IF MORE THAN TWO SIGNERS, USE Additional Signature Addendum (C.A.R. Form ASA).
OFFER NOT ACCEPTED: / No Counter Offer is being made. This offer was not accepted by Seller (date)
Seller's Initials
’ )
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REAL ESTATE BROKERS SECTION:

1. Real Estate Agents are not parties to the Agreement between Buyer and Seller.

2. Agency relationships are confirmed as stated in paragraph 2.

3. Cooperating Broker Compensation: Selier's Broker agrees to pay Buyer's Broker and Buyer's Broker agrees to accept, out of
Seller's Broker's proceeds in escrow, the amount specified in the MLS, provided Buyer's Broker is a Participant of the MLS in which
the Property is offered for sale or a reciprocal MLS. If Seller's Broker and Buyer's Broker are not both Participants of the MLS, or a
reciprocal MLS, in which the Property is offered for sale, then compensation must be specified in a separate written agreement
(C.A.R. Form CBC). Declaration of License and Tax (C.AR. Form DLT) may be used to document that tax reporting will be
required or that an exemption exists.

4. Presentation of Offer: Pursuant to the National Association of REALTORS® Standard of Practice 1-7, if Buyer's Agent makes a
written request, Seller's Agent shall confirm in writing that this offer has been presented to Seller.

5. Agents’ Signatures and designated electronic delivery address:

A. Buyer's Brokerage Firm N/A Lic. #
By Lic. # Date
By Lic. # Date

[[]More than one agent from the same firm represents Buyer. Additional Agent Acknowledgement (C.A.R. Form AAA) attached.
[_|More than one brokerage firm represents Buyer. Additional Broker Acknowledgement (C.A.R. Form ABA) attached.

Designated Electronic Delivery Address(es):

Email Text #
Alternate:
[]if checked, Delivery shall be made to the alternate designated electronic delivery address only.
Address City State Zip
B. Seller's s Brokerage Firm Better Homes and Gardens Real Estate Registry Lic. # 01957777
By | Quesice Swatt Jessica Small Lic. # 01361340 Date >/ °/ 4022
By 1A274F1BSBERA1S... Lic. # Date

[[]More than one agent from the same firm represents Seller. Additional Agent Acknowledgement (C.A.R. Form AAA) attached.
[_]More than one brokerage firm represents Seller. Additional Broker Acknowledgement (C.A.R. Form ABA) attached.

Designated Electronic Delivery Address(es) (To be filled out by Seller's Agent):

Email Text #
Alternate:
[]if checked, Delivery shall be made to the alternate designated electronic delivery address only.
Address City State Zip

ESCROW HOLDER ACKNOWLEDGMENT:
Escrow Holder acknowledges receipt of a Copy of this Agreement, (if checked, [ ]a depositin the amount of ), Counter

Offer numbers and , and agrees to act as Escrow Holder subject to
paragraph 19 of this Agreement, any supplemental escrow instructions and the terms of Escrow Holder’s general provisions.

Escrow Holder is advised by that the date of Acceptance of the Agreement is

Escrow Holder Ticor Title Escrow #

By Kim Hernandez Date

Address

Phone/Fax/E-mail

Escrow Holder has the following license number #
[] Department of Financial Protection and innovation, [ ] Department of insurance, [ | Department of Real Estate.

PRESENTATION OF OFFER: / Seller's Brokerage Firm presented this offer to Seller on (date).
Broker or Designee Initials

© 2022, California Association of REALTORS®, Inc. United States copyright law (Title 17 U.S. Code) forblds the unauthorized distribution, display and reproduction of this
form, or any portion thereof, by photocopy machine or any other means, including facsimile or computerized formats. THIS FORM HAS BEEN APPROVED BY THE
CALIFORNIA ASSOCIATION OF REALTORS®. NO REPRESENTATION IS MADE AS TO THE LEGAL VALIDITY OR ACCURACY OF ANY PROVISION IN ANY SPECIFIC
TRANSACTION. A REAL ESTATE BROKER IS THE PERSON QUALIFIED TO ADVISE ON REAL ESTATE TRANSACTIONS. IF YOU DESIRE LEGAL OR TAX ADVICE,
CONSULT AN APPROPRIATE PROFESSIONAL. This form is made available to real estate professionals through an agreement with or purchase from the California
Association of REALTORS®. It Is not Intended to identify the user as a REALTOR®. REALTOR® is a registered collective membership mark which may be used only by
members of the NATIONAL ASSOCIATION OF REALTORS® who subscribe to its Code of Ethics.

n Published and Distributed by:
£ REAL ESTATE BUSINESS SERVICES, LLC.
. a subsidiary of the CALIFORNIA ASSOCIATION OF REALTORS®

- . 525 South Virgil Avenue, Los Angeles, California 90020 a e
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PURCHASE AGREEMENT ADDENDUM #1

This is an addendum to the California Vacant Land Purchase Agreement and Joint
Escrow Instructions, (“Agteement”) dated August 15, 2014, for property known as 0 W.
Flint Street, Lake Elsinore, CA 92530 (“Property”), between C&C Development Co., LLC
(“Buyer”) and the Tim and Karen Blackburn Revocable Trust (“Seller”). (The definitions in
the California Vacant Land Purchase Agreement are applicable to this Purchase Agreement
Addendum.)

1. Site. The subject property is approximately 1.97 acres and consists of three (3) legal
parcels in the City of Lake Elsinore, in Riverside County, California with an
Assessor’s Parcel Numbers 374-062-024, 016, and 004 as reflected in the Assessor’s
Parcel Maps on the attached Exhibit A (the “Property”).

2. Purchase Price. The purchase price (“Purchase Price”) for the Property shall be
SIX HUNDRED EIGHTY FIVE THOUSAND ($685,000)

3. Deposits. The Deposits shall be nonrefundable once released and will be credited
toward the Purchase Price and released to Seller in the following mannet, provided
Buyer has not notified Escrow Holder in writing to cancel the escrow, in which case all
deposits not yet released to Seller shall be refunded to Buyer:

a.  Upon execution and delivery of this Agreement, Buyer shall deposit into
escrow a deposit of FIFTEEN THOUSAND DOLLARS ($15,000.00) (the
“Initial Deposit”), which shall be held in escrow and released to Seller when
Buyer approves its Feasibility Period in writing, as defined and referenced in
Section 3.L(5) of the Agreement, at which time the Initial Deposit will
become nonrefundable and applicable to the Purchase Price

4. Contingency Period.

a. Seller shall deliver or cause to be delivered within time period specified in
Section 3.N(1). of the Agreement the current property tax bill for the
Property, loans of record, a current title report, copies of all underlying
documents and any repotts, studies, envitonmental, soils, analyses or other
written materials in Seller’s possession or under its control relating to the
physical condition or entitlements applicable to the Property, any and all
correspondence from all City/governmental agencies received concerning
the property.

b. Buyer shall have time period specified in Section 3.L(5) of the Agreement in
which to inspect and test the Property, review title and related materials,
obtain a survey, teview documents, determine preliminary availability of
entitlements, conduct matketing and feasibility studies, interview government
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officials and adjoining property owners and arrange preliminary financing
teasibility.

5. Entitlement Processing and Approval. Buyer shall prepate and file with the City of
Lake Elsinore (“City”) an application and may seek a site plan approval, parcel map,

general plan amendment, zone change and other entitlements, including City’s share
of financing (collectively, the “Entitlements®). Seller shall cooperate fully with
Buyer in seeking the Entitlements, including signing any applications and designating
Buyer as Seller’s agent in connection with obtaining the Entitlements. The
Entitlements shall be deemed finalized ten (10) days after the appeal period relating
to the approval by the City Council of Lake Elsinore of the Entitlements and
approval by any and all governmental agencies. In the event the City does not
approve the Entitlements prior to the date scheduled for Close of Escrow, Buyer
shall have the right to (i) waive this condition and proceed to close escrow, (ii)
extend the scheduled closing date to the Outside Closing Date in accordance with
paragraph 8 below, o (iii) cancel this escrow through written notification to Escrow
Holder and Seller. In the event Buyer elects to extend the scheduled closing date to
the Outside Closing Date, and the City still does not approve the Entitlements prior
to the Outside Closing Date, Buyer shall have the right to (a) waive the condition
and proceed to close escrow, or (b) cancel this escrow through written notification to
Escrow Holder and Seller. Close of Escrow shall be subject to Buyer’s receipt of
Entitlements. Buyer is authorized to obtain such Entitlements and other
governmental approvals and Seller agrees to execute and/or record all instruments
necessary to effectuate the intent of this Paragraph, including an “Appointment of
Agent” form for the processing of these entitlements, which shall be signed
concurrent with this Letter Agreement. See attached Exhibit B.

6. Financing Commitment. Buyer shall seek financial commitment from the City with
tespect to the Property (the “Financing Commitment”). In the event the Buyer
does not have approval of the Financing Commitment prior to the date scheduled
for Close of Escrow, Buyer shall have the right to (i) waive this condition and
proceed to close esctow, (i) extend the scheduled closing date to the Outside
Closing Date in accordance with paragraph 8 below, or (iif) cancel this escrow
through written notification to Escrow Holder and Seller. In the event Buyer elects
to extend the scheduled closing date to the Outside Closing Date, and does not have
Financing Commitment prior to the Outside Closing Date, Buyer shall have the right
to (a) waive the condition and proceed to close escrow, or (b) cancel this escrow
through written notification to Escrow Holder and Seller. Close of Escrow shall be
subject to Buyer’s receipt of the Financing Commitment.

7. Close of Escrow. Close of Escrow shall occur ten (10) days following Buyet’s
teceiving all of the entitlements, permits and financing but no later than ten (10)
months following execution of the Purchase Agreement (the “Close of Escrow
Date”).

8. Escrow Extension. The date for the Close of Escrow date can be extended for two
periods of sixty (60) days (the “Outside Closing Date”), upon deposit into escrow
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10.

11.

12.

13.

14.

15.

16.

of an additional Fifteen Thousand Dollars ($15,000.00) per each extension. These
additional deposits are non-refundable and shall apply towards the Purchase Price.

Access to Property. During the time this Letter Agreement is in full force and effect,
Buyer shall have the right to Enter upon or through the Property for the purpose of
conducting any geological, topographical, soil, water, ecological, or other studies
and/or engineering tests it may desire to undertake so long as the same do not
unreasonably interfere with the use and enjoyment of the Property by Seller or the
current occupants.

As-Is Sale. The Property is curtently vacant. The Property is sold “As-Is” with no
warranties or guarantees.

Casualty and Condemnation. If at any time prior to Close of Escrow the Property
becomes the subject of or threatened by (i) an event of condemnation or (i)
earthquake, fire, flood, earth movement, liquefaction, sink holes, or other “casualty”,
of all or part of the Property, Buyer at its option may (a) terminate the
purchase/escrow having all deposits refunded, or (b) agree to continue with this
transaction, in which case Seller shall assign to Buyer all of Seller’s rights and any
insurance, grants or government proceeds which become available as 2 result of such
casualty or condemnation.

Operation of the Property. Priot to the Close of Escrow, Seller agrees to maintain
the Property in substantially the same fashion as Seller currently maintains the

property.

Property Leases. During the term of this Letter Agteement, Seller shall not enter into
any leases or occupancy agreements ot extend any cutrent leases/rental agreements
for the Property without Buyer’s written approval. Such approval will not be
unreasonably withheld. Any new leases shall occur on a month-to-month basis and
new lessees shall be made aware that property is currently being processed for a new
development and they shall not be eligible for relocation benefits. Buyer shall
provide Seller with relocation waiver documentation for tenants to sign.

IRC 1031 Tax Deferred Exchange: If applicable, Buyer shall cooperate with Seller
and Seller shall cooperate with Buyer to effect an IRC 1031 Tax Deferred Exchange.
Such Exchanges shall not unteasonably delay the Close of Escrow, and arte not a
contingency upon the Close of Escrow. Buyer shall not be obligated to take title to
any propetty other than the Property.

Documents. If in the event Buyer is unable to complete its acquisition of the
property, Buyer shall deliver to Seller copies of all tests, studies, reports and plans,
paid in full.

Complete Consideration for Acquisition. Seller, and each of them, agree that the purchase

price set forth in the Purchase Agreement is a net ptice and complete settlement for the
acquisition of the Real Property, which includes any and all claims and/or damages of
every nature and kind to which Seller may be entitled by reason of the acquisition of the
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17.

18.

19.

Real Propetty by Purchaser thereof for development in accordance with plans for the
affordable housing Project approved by the City of Lake Elsinore including, but not
limited to, the value of any and all real property rights, value of the Real Property and
improvements, and/or pre-condemnation or inverse condemnation damages, severance
damages, loss of business goodwill and relocation claims, if any, interest, and any and all
costs and fees whatsoever associated with, incurred, related to and/or in connection with
the transfer of the Real Property, the acquisition of the same by Purchaser and the
development of the Project on the Real Property.

Release by Owners. Seller, hereby waives and teleases the Buyer and its officers,
employees, agents, representatives and assigns from and against any and all claims, actions,
demands and suits relating to the purchase price, acquisition of the Real Property and the
development of the Project. This release extends to all such claims which now exist or
which may atise in the future, whether or not such claims are known to Seller and Seller
hereby each expressly waive his or her rights under California Civil Code section 1542,
which provides as follows:

A general release does not extent to claims which the creditor does not know or
suspect to exist in his favor at the time of executing the release, which if known by
him must have materially affected his settlement with the debtor.

Indemnification for Unrecorded Interests. Seller warrants and tepresents that there are no
unrecorded encumbrances (including, but not limited to, liens, leases, easemnents, licenses,
ot community property interests asserted by a spouse or former spouse) or other rights of
third patties other than those listed on the preliminary report and policy of title insurance,
on all or any portion of the Real Property, and Seller agrees to defend and hold the
Putchaser barmless and to reimburse it for any and all losses and expenses, including court
costs and attorneys’ fees, occasioned by reason of any such encumbrance of said Real
Property or third party claim.

Assignment. Buyer to have the right to assign its rights and obligation to a limited
partnership in which Buyer or Buyers affiliate is a general partner or to the City of
Lake Elsinore. Assignee shall be bound by the tetms and conditions of the
Agreement.

20. Real Estate License. Barry Cottle and Todd Cottle are licensed real estate brokers.
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AGREED AND ACCEPTED

Buyer: C&C Development Co., LLC
Mt. Todd Cottle, Authorized Signatory

By:

Date:

Seller: Tim and Karen Blackburn Revocable Trust
Karen Blackburn, Trustee

— DosuSigned by:
By: [1F4C1OBDD350435

Date: 9/6/2022

D8
Selle@

Buyer



DocuSign Envelope ID: 34928654-21F9-43BC-B08B-8A7FC3DD2A8A

EXHIBIT A
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EXHIBIT B
FORM OF APPOINTMENT OF AGENT

The undersigned, Karen Blackburn (collectively the “Seller”), the owner of that certain
real property described on Exhibit “A” attached hereto (the “Property™), hereby appoint
C & C Development Co., LLC or its designee, (“Buyer”), as agent to execute, in place
and stead of the undersigned, all applications, maps, and other documents required by the
City or other public or quasi-public agency or utility necessary for the entitlement and
development of the Property, including, without limitation, documents concerning (i)
zoning, (ii) subdivision, (iii) design review, and (iv) use, grading, and construction
permits, but excepting any documents which would cause the undersigned to incur
personal liability or obligation or create a lien or monetary encumbrance upon the
Property or change the use of the Property before Close of Escrow; said agency shall be
binding on any successors-in-interest or assigns to the undersigned’s fee interest in the
Property, is a power coupled with an interest, and shall not be affected by the disability of
the undersigned or its successors or assigns.

The undersigned hereby gives and grants Buyer the full power and authority to do and
perform all acts whatsoever requisite, necessary, or appropriate for the limited purposes
state above as the undersigned might or could do if personally present, hereby ratifying
all that Buyer, in its capacity as agent for the undersigned, shall lawfully do or cause to
be done by virtue of these presents.

This Appointment of Agent shall expire, and shall cease to be of any further force or
effect, without any further action by Buyer or the undersigned, upon the earlier of (1)
conveyance of title to the Property to Buyer, or (2) termination of that certain Purchase
Agreement and Escrow between Buyer and the undersigned.

Executed this &th September

day of , 2022.

DaouSigned by:
Signaturez’!
at&i Bratkburn

Date: 9/6/2022
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PURCHASE AGREEMENT ADDENDUM #2

This is an addendum to the California Vacant Land Purchase Agreement and Joint
Escrow Instructions, (“Agreement”) dated August 22, 2022, for property known as 0 W.
Flint Street, Lake Elsinote, CA 92530 (“Property”), between C&C Development Co., LLC
(“Buyer”) and the Tim and Karen Blackburn Revocable Trust (“Seller”). (The definitions in
the California Vacant Land Purchase Agreement are applicable to this Purchase Agreement
Addendum.)

1. The cutrent close of escrow date is extended 45 days to March 13, 2023.

2. Buyer shall deliver to Seller and Seller may utilize copies of all tests, studies, reports
and plans.

AGREED AND ACCEPTED

Buyer: C&C Development Co., LLC
Mt. Todd Cottle, Authorized Signatory

Date: 11/27/2023

Seller: Tim and Karen Blackburn Revocable Trust
Karen Blackburn, Trustee

DocuSigned by:
By: E_

1F4C16BDD35043E...

Date: 1/27/2023
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PURCHASE AGREEMENT ADDENDUM #3

This is an addendum to the California Vacant Land Purchase Agreement and Joint
Escrow Instructions, (“Agteement”) dated August 22, 2022, for property known as 0 W.
Flint Street, Lake Elsinore, CA 92530 (“Property”), between C&C Development Co., LLC
(“Buyer”) and the Tim and Karen Blackburn Revocable Trust (“Seller”). (The definitions in
the California Vacant Land Putchase Agreement are applicable to this Purchase Agreement
Addendum.)

1. The cutrent close of escrow date is extended 30 days to April 12, 2023.

2. In the event that the Buyer needs to utilize an additional extension of time for the
close of escrow and has received satisfactory envitonmental approvals from its
Lender and Equity investor team, the Buyer would utilize its 2™ paid Escrow
Extension per the terms in Section 8 of Addendum #1.

AGREED AND ACCEPTED

Buyer: C&C Development Co., LL.C
Mt. Todd Cottle, Authorized Signatory

Date: 3/14/2023

Seller: Tim and Karen Blackburn Revocable Trust
Karen Blackburn, Trustee

DocuSigned by:
By: [ :
1F4C16BDD35043E...
3/13/2023
Date:
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PURCHASE AGREEMENT ADDENDUM #4

This is an addendum to the California Vacant Land Purchase Agreement and Joint
Escrow Instructions, (“Agteement”) dated August 22, 2022, for property known as 0 W.
Flint Street, Lake Elsinore, CA 92530 (“Property”), between C&C Development Co., LLC
(“Buyer”) and the Tim and Karen Blackburn Revocable Trust (“Seller”). (The definitions in
the California Vacant Land Purchase Agreement are applicable to this Purchase Agreement
Addendum.)

1. The current close of escrow date is extended 45 days to May 26, 2023.

2. Buyer shall deliver to escrow an additional $800 deposit. This additional deposit is
non-refundable and shall apply towards the Purchase Price.

AGREED AND ACCEPTED

Buyer: C&C Development Co., LLC
M. Todd Cottle, Authorized Signatory

4/1/2023

Date

Seller: Tim and Karen Blackburn Revocable Trust
Karen Blackburn, Trustee

DocuSigned by:
By: W

4/14/2023
Date: /14/
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PURCHASE AGREEMENT ADDENDUM #45

This is an addendum to the California Vacant Land Purchase Agreement and Joint
Escrow Instructions, (“Agreement”) dated August 22, 2022, for property known as 0 W.
Flint Street, Lake Elsinote, CA 92530 (“Property”), between C&C Development Co., LLC
(“Buyer”) and the Tim and Karen Blackburn Revocable Trust (“Seller”). (The definitions in
the California Vacant Land Putchase Agreement are applicable to this Purchase Agreement
Addendum.)

1. Per the terms of Section 8 in Addendum #1 of the Agreement, Buyer is exercising its
2%, 60 day escrow extension. Buyer shall deposit into escrow $15,000. The $15,000
deposit shall be non-refundable and applicable to the purchase price. Escrow shall
release the deposit to the Seller.

2. Buyer shall have the option for an additional 60 day escrow extension, upon the
deposit into escrow of an additional $15,000. Upon the deposit to Escorw, this
additional deposit shall be non-refundable and shall apply towards the purchase
price.

AGREED AND ACCEPTED

Buyer: C&C Development Co., LLC
Mr. Todd Cottle, Authorized Signatory

By: .

25/2023
Date: 5/25/202

Seller: Tim and Karen Blackburn Revocable Trust
Karen Blackburn, Trustee

DocuSignedby:
By: l
1F4C18BDD3S943E...

5/24/2023

Date:
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