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UNITED STATES BANKRUPTCY COURT
CENTRAL DISTRICT OF CALIFORNIA

In re: FREDERICK W. KOSMO, RS TR (CASENO. ND 98-14411-RR
Debtor(s).
NOTICE OF SALE OF ESTATE PROPERTY
Sale Date: 10/22/02 Time: 10:00 a.m.

Location: 1415 State Street, Courtroom 201

Type of Sale:  [¥] Public [ Private Last date to file objections: 10/8/02
Description of Property to be Sold: 443 and 445 El Roblar, Ojai, California; 505/585 E! Roblar and 111 Alvarado, Oiai,

California; 510 and 520 El Roblar, Ojai, California

Terms and Conditions of Sale; See attached Escrow Instructions

Proposed Sale Price: 443 and 445 —-$175,000; 505/585-- $650,000; 510 and 520 ~$225,000

Overbid Procedure (If Any); _See attached Overbid Procedure

If property is to be sold free and clear of liens or other interests, list date, time and location of hearing:

Contact Person for Potential Bidders (include name, address, telephone, fax and/or e:mail address):

Jay L. Michaelson, Esq.

Michaelson, Susi & Michaelson

7 West Figueroa Street, 2nd Floor
Santa Barbara, CA 93101

Date: 9/26/02

January 2001 Notice of Sale of Estate Property ; F 60 04-2
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OVERBID PROCEDURES

22. Any party wishing to overbid shall deposit a Cashier’s
Check for $50,000.00, made payable to “Frederick W. Kosmo,
Debtor-in-Possession,” with counsel for the Debtor at or prior to

the hearing.

23. The sale shall be upon the same terms and conditions as
the proposed sales to Jim Exon or nominee memorialized in the
Escrow Instructions attached to the motion as Exhibits “B”, “C”,
and “D.” If any of the contingencies in the sale to Jim Exon or
nominee have been satisfied or waived prior to the hearing on the
motion, any overbids shall be subject to said waivers and
satisfactions.

24. Minimum overbid will be ten percent (10%) of the
proposed sale price for each property.

25. Subsequent overbids will be set by the court.

26. Successful bidders shall open escrow within three (3)
business days following the hearing.

27. The $50,000.00 Cashier’s Check referred to in paragraph
1. above shall be forfeited by the successful bidder if escrow
has not opened as set forth above or the sale does not close in a

timely manner through not fault of the seller.
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AME  JENT TO ESCROW INSTRUGTIONS | )

SEP. ©.2002  7ii2AM

TQ: CHICAGO TITLE COMPANY, licansed by the Califomia Department of Insurance
—— e " AN 1, o8nsed by the Calfomia Department of Insurance

1727 DALY DRIVE, SUITE D, CAMARILLO, CA 83010
(905)287-0481  Fax (005)987-0633

Escrow No. 24043566 - 130 Escrow Officer Lex) Howard Date August 21, 2002
Propenty: 443 and 445 E) Roblar Drive, Ojai, CA 83023

- The Commercial Propany Purchaga Agreement and Jolnt Escrow Instructions under yaur Escrow No. D24041566
2 and any smendments and/or supplements thereto, are hereby amanded and/or supplemented as follows:
2

4 The undersigned buysr hereby remaves all contingencies with tha exception of the foliowing attachment, the terms
& and conditions of which ara hersby Incorporatad by reference hereto.

6.

7.

8. ALL OTHER TERMS AND CONDITIONS ARE TO REMAIN THE SAME,

.
kAN
12
1.

4 Frederick W. Kosma
15. SO .

16,
7. Malners Oaks L.LC,
18.
18,
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Escrow No. 24043566
Attachment to Amendment dated August 21, 2002

On or before 8/26/02, Seller to pravide Buyer with a completed mold disclosure in order
for Buyer to proceed with obtaining an insurance quote for the property.

On or before 8/26/02;

1. Buyer to be allowed to contact tenant directly to xrrangs for Ojai Pest Contro} to
complete pest control inspection,

2. Buyer to he pravided with signed estappel certificate from tenant

3. Buyer to receive response from Seller and tenant per letter dated Aug. 5* 2002

Upon completion of the preceding, approval by the Buycr and finalizing acceptable terms
with the fenant per the letter dated Aug. S™ 2002, the Buyers are prepared to retnove all
contingencies and escrow is to close immediately upon approval by the bankruptcy court.

The buyer is hereby amended to Meiners Oaks LL.C, Prior to close of escrow, buyer
shall provide Chicago Title Company with evidence of the formation of same, including
but not limited to a copy of the Operating Agreement and a Secretary of State cectified
copy of the LLC-1 for recording at close of escrow,

Seller is aware that Jerry and Charleen Michaels, California Real Estate Brokers are
participating as buyers with Jim and Kim Exon, as part of the ahove LLC. - .

Frederick W. Xosmo

Meiners Oaks L.
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TO: CHICAGO 14\/> COMPANY, lleansed hy the Catffornia Department(»»);umnce

1727 DAILY DRIVE, SUITE D, CAMARILLO, CA 93010
(805)987-0481  Fax (B05)987-0653

Escrow No, 24043566 - Ja0 Escrow Officer Lexi Howard Data August 21, 2002

Property: 443 and 445 El Roblar Drive, Qjal, CA 83023

The Commeroial Property Purchase Agreament and Joint Escrow Instruetlons under your Escrow No. 024043566
and any amendments and /or supplements thereta, are hereby amended and/ar supplemanted as follows:

The undersigned buyer hereby removes all contingancles with the excaption of the following attachment, the terms
and conditions of which are hereby Incorporated by referencs hereto,

LR

ARE TO REMAIN THE SAME,

XY

ALL OTHER

4, BY

27,

40,

§1.

AZBER =0Y /1070700 (Paga 1)
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Escrow No. 24043566
Attachment to Amendment dated August 21, 2002

On or before 8/26/02, Seller to provide Buyer with a completed mold disclosure in order
for Buyer to proceed with obtaining an insurance quote for the property.

On or before 8/26/02;

1. Buyer ta be allowed to contact tenant directly to arrange for Ojai Pest Control to
camplete pest control inspection. '

2. Buyer to be provided with signed estoppel certificate from tenant

3. Buyer to receive response from Seller and tepant per lotter dated Aug. 5™ 2002

Upon completion of the preceding, approval by the Buyer and finalizing acceptable terms
with the tenant per the letter dated Aug. 5" 2002, the Buyers are prepared to remove al]
contingenci,cs and escrow is to close inunediately upon approval by the bankruptey court.

The buyer is hereby amended to Meiners Osks L.L.C. Prior ta close of escrow, buyer
shall provide Chicago Title Company with evidence of the formation of same, including
but not limited to a copy of the Operating Agreement and a Secretary of State certifisd
copy of the LLC-1 for recording at close of escrow.

Seller is aware that Jerry and Charleen Michaels, California Real Estate ‘Eroke_r:s are

participating as buyers with Jim and Kim Exon, a8 part of the above LLC.

BY,

7/

/ & # In]
Meisera Oaks L.L.Q.

BY
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CHICAGO TIT  COMPANY ()

1727 DAILY DRIVE, SUITE D, CAMARILLO, CA 93010
(805) 987-0481 Pax: (BO5) 987-0633
Escrow No: 24043566 - J30 Escrow Officer: Lexi Howard

Prior to the close of your escrow, you will need to provide us with how you wish to hold title to the real property you
are purchasing. For your convenience, you may use the lower portion of this letter to indicate the exact name and
manner of title.

If you have any questions concerning this form, please do not hesitate to give us a call, If you have any questions or
concerns regarding how you should hold title, please consult your attorney.

By _|_pxi{ W,
EscFow Officer

TO:
Title to the real property |/we are acquiring shall vest in the manner Indicated below.

Meiners Ol«\c_s c < ra ENOR) Homasmj—b,(‘ec:’b("

(please print fiame(s) as you will sigrl)

Husband and Wife, as Joint Tenants '
. Husband and Wife, 2s Community Pfoperty’
_______‘ Husband and Wife, as Community Property with Right of Survivorship
—__ Husband and Wife, as Tenants in Cominon

An Unmarried Man (divorced)

An Unmarrled Woman (divorced)

A Married Man As His Sole and Separate Property (Quitclalm Deed will be required from Spouse)
Wife's name:

A Married Woman As Her Sole and Separate Property (Quitclaim Deed will be required from Spouse)
Husband's name:

.. A Single Man (never married)

— IA Single dean (neve_r marfied)
—._‘“.Awidaw B T S,

— . AWidower

. astoanindivided -~ ' % interest

ATRUST AS FOLLOWS: =

(exact names of the trustees and name and date of the trust)
~A FULL COPY OF THE TRUST MAY BE REQUIRED

Other:

Escrow holder is authorize@ to complete the Grant Deed and all pertinent documents, prior to close of escrow In

accordance with sam Z—-
B " T Pl e
JE /4 M .
plei In same manner as printed above) . ( plaasa sign in same manner as prinled ahove )

{ please sign in same manner as printad abova ) { piease sign In same manner as printed above )

VF2 --08/30/01bk
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. IVH:IVIUNI'\NUzM U INODITHUGITUNS 1O FPAY kLJ\MMIbeUN
TO: CHICAGO TITL »/.')MPANY licensed by the California De&;—<tment of Insurance

B )
/ 1727 DAILY DRIVE, SUITE D, CAMARILLO CcA 93010
ol (805) 987-0481 Fax (805)987-0633

Escrow No. 24043566 - J30 Escrow Officer Lexi Howard Date June 28, 2002

Property: 443 and 445 E1 Roblar Drive, Ojai, CA 93023

Upon close of the above referenced escrow, and from final proceeds due Seller(s) thereunder, Escrow Holder has received
instructions to pay commission as follows: :

Jacobson Realty , Inc. $3,500.00
a licensed real estate broker, the sum of

AND ALSO PAY

Coldwell Banker Property Shoppe $3,500.00

a licensed real estate broker, the sum of

TO PAY A TOTAL COMMISSION OF _ $7,000.00

Unless you are given contrary written Instructions by the named Broker, Agent, employee or representatjve of said Broker,
when this escrow is closed please mall payment to the correspondmg address shown below.

Receipt Acknowledged:
Jacobson Realty, Inc. Coldwell Banker Property Shoppe
By: | By:
Broker Signature Broker Signature
License No.: License No.:
Address:445 Rosewood Avenue, Suite J Address:727 W. Ojai Avenue
Camarillo, CA 93010 } _ ‘ Ojai, CA 93023
Telephone: (805)389-4747 Telephone: (805)646-7288

Agent:LynnJ. Osslind  ~ - - - Agent: Jerry Michaels - -

COMMEM ~08/18/00bk 34
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"—§ CALIFORNIA < \\ COUNTERXTER No. 1
v

Date June 12, 2002 , at Camarillo -

ASSOCIATION (For use by Seller or Buyer.\ __/be used for Muitiple Counter Offer)
OF REALTORS® - (C.A.R. FormL0-11, Revised 4/01)

, California.

This is & counter offer to the: _] Residential Purchase Agreement, [_] Counter Offer, |x] Other Coml Prop Purchase A rmt__ ("Offery) ,
dated June 11, 2002 . regarding 443 and 445 E1 Roblar Ojai - ("Property"),

between Jim Exon

] (“Buyer"), and
Fredexick Kosmo ("Seller").

1.

8.

The capyright laws of the United States (Title 17 U.§. Cokie
computarized formats. Copyright © 1986-2001, CALIFORN;

TERMS: The terms and conditions of the above referenced document are accepted subject to the following:
A.  Paragraphs In the Offer that require initials by all parties, but are not Initialed by all parties, are excluded from the final agreement
unless specifically referenced for inclusion in paragraph 1C of this or another Counter Offer. :
B.  Unless otherwise specified in writing, down payment and loan amount(s) will be adjusted in the same proportion as in the original
Offer. . :
C. 1) Interest rate on note carried back by Seller to be 8%. In the event Buyer wishes
to pay down the principal during the 5 year term on said note, Buyer shall prepay no
more than 20% principal in any 1 year. Due on sale clause fo be included in said
note. (Ref #2C of origipal offer). - //17 VISP LUK 2 oL LNV L.
2) Seller does not have in his possession any surveys, plans, engineering, permits, /~
or approvals pertaining to the subject property. Seller is unaware if structural
additions or modifications may or may not have been made over the years. Buyer is.
aware that these structures are older and Buyer. is purchasing these properties in AS
IS condition. Buyer shall make any inspections to satisfy self as to the current
condition of the property. (Ref #5 and #6 of origina.l offer) )
X

e 135 days to provide information to Buver

RIGHT TO ACCEPT OTHER OFFERS: Seller reserves the right fo continue to offer the Property for sale or for other transaction, and fo accept any
other offer at any time prior to communication of acceptance, as described in paragraph 3. If this is'a Seller Counter Offer, Seller's acceptance of

another offer prior to Buyer's acceptance and communication of acceptance of this Counter Offer, shall revoke this Counter Offer, - B
EXPIRATION: Unless.acceptance pf this Counter Offer is Signed by the Buyer or Seller to whom it is sent, and communication of acceptance is
mad ./ delive d igped Copys/ which.. is. personally received,  to - the  person. making ° this : Counter - Offer or-. to
ai e : . by 5:00 PM on the third calendar day after this Counter Offer is written (or, if
checked{[ | date:l/ _ June 12, 2002 ofme - 6:00 . [] AM[x] PM), this Counter Offer shall be deemed revoked
and the deposit shall be returned to Buyer. This Counter Offer may be executed in counterparts. " T T L
[] (i Checked:) MULTIPLE COUNTER OFFER: Seller is making a Counter Offer(s) to another prospective buyer(s) on terms that may or may
not be the same ‘as in this Counter Offér.-Acceptance of this Counter Offer by Buyer shall not be binding unless and until it is subsequently
re-Signed by Seller in paragraph 7 below and comriunication of Seller's acceptarice is made by delivering a Signed Copy, ifi person, by mail‘or by’
B S _.. Priotto the completién of all of

A addad-cost or liabil
 The following attached addendalsupplements are incorporated in this Counter Offer: (-] Contract Addendum No. _

b

Y|

facsimile; which igp&rsonally received; to Buyer orto_ - - ‘
these events; Bifffet arid Sellefshall have no duties-or obligations for the purchase or sale of the Property. -

OFFERWWE THIS COUNTER OFFER ON THE WGW'%CKNOWLEDGES‘RECEIPT OF ACOPY.
ACCEPTANCE: IFE scceREE sbpis Cogpié Ofe (1 checked ] SUBJECT TO THE ATTAGHED COUNTER OFFER) and acknowledge
Date - o . Time - — - [Jamem

o : :, / R - [ - "Da‘te" ; - - Time . DAMBPM

:{l{.‘jﬂ?ﬁ COUNTER OFFER SIGNATURE LINE: By signing below, Seller accepts this Multiple Counter Offer.
-NOTE

0 SELLER: Do NOT vsivgnv in thishﬂox until after Buygr signs in paragraph 6.) {Paragraph 7 applies only if paragraph 4 is checked.).
L ’ ' Date L } Time - Oampm
- S e Datg T : Time ; E]AM DPM

(_/%2 I____" )(nitials) ACKNOWLEDGMENT OF RECEIPT: The maker of the Counter Offer, or that person's authorized agent as'specified

in pafagraph 3, (or, if this is a Multiple Coupfer giffer, thé,Bu eror Buyer's authorized agepfag specified-in paragraph 4) acknowledges receipt ofa
Signed Copy of this Counter Offeron _/. . - “{date),at - [:]»AM‘ PM.. . o oL

16 i thorized repraduction of this form, or any ghrion thereof, by phot py machine or any other mé”ans.‘inclbdi’rﬁ Iacsimi.le_'_or
ON OF REALTORS®, INC. ALL RIGHTS RESERVED: - * . - - . o S

THIS FORM HAS -BEEN APPROVED BY: THE-CALIFORKIA ASSOCIATION OF REALTORS® (C.AR). NO REPRESENTATION IS MADE AS TOTHE LEGAL VALIDITY OR ADEQUACY 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 available for use by tha entire real estale ih&ﬁi!ry;»li is not intendad to ldenufy the usar as a REALTOF(@. REALTOR@ |sa ragrslered collec{ivé fﬁambersﬁip maﬁ{ whxch ﬁiay ‘b'a used o;ﬂy by

members of the NATIONAL ASSOCIATION OF REALTORS® wha subscribe io ils Code of Ethics. —

BN 1 published and Distritwted by: - SR R Reviewed by - ‘ : :

E. REAL ESTATE BUSINESS SERVICES, INC. o ’ [ ' : o ’ : A
P8 " | a subsidiary of the CALIFORNIA ASSOCIATION OF REALTORS® . . - .- ... | BrokerorDesignee._______ Date A

g’ 525 South Virgil Avenue, Los Angeles, Califomia 80020 . . i N . L { |
CO-11 (PAGE 1 OF 1). , - . COUNTER OFFER (CO-11 PAGE 1 OF 1) , o Eol e
Jacobson Realty, Iic - = 445 Rosewood Ave Ste) ., ‘Camarillo - CA 93010 o

Phone: {805)3894747 | Fax: (805)3894744 Ly J. Ossiund N ‘ ‘ 'T6W9‘ZFX




‘.& catironnia  C(_ NERCIAL PROPERTY PURCHASE( REEMENT,

& ASSOCIATION AND JOINT ESCROW INSTRUCT'CNS
=Y OF REALTORS® (AND RECEIPT FOR DEPOSIT)
QI - (NON-RESIDENTIAL) -
: (C.A.R.. Form CPA-11, Revised 4/01)
Date gune 11, 2002 , at ‘ Ojad . California.
1. OFFER:
A. THIS IS AN OFFER FROM Jim Exon ("Buyer").
8 Individual(s), O A Corporation, [J A Partnership, [J An LLC, or [J An LLP, or (O Other
B. THE REAL PROPERTY TO BE ACQUIRED is described as 443 and 445 £l Roblar
, Assessor's Parcel No. 017-0-141-100 , Situated in
Ojai (unincorporated , County of Ventura » California, ("Property*).

C. THE PURCHASE PRICE offered is One Hundred Seventy-Five Thousand

Dollars $ 175, 000.00

D. CLOSE OF ESCROW shall occur 120 Days After Acceptance (ord on (date)).
2. FINANCING: Obtaining the loans below is a contingency of this Agreement unless: (i) either 21 or 2J is checked below or

shall act diligently and in good faith to obtain the designated loans. Obtaining deposit, down payment and closing costs is not a contingency.
A. BUYER HAS GIVEN A DEPOSIT TO THE AGENT SUBMITTING THEOFFER .......................... .. $ 5,

{ii) otherwise agreed, Buyer

000.00

(orto (3 ), made payable to Chicago Titlae
by Personal Check, or [} , which shall be held

- uncashed untll Acceptance and then deposited within 3 business days after Acceptance or

' 0 : , . _with Escrow Holder Drnto Broker's
trust account or 3 o : . .

o :-Buyer represents that funds will be good when deposited with Escrow Holder, - - v .
B.-INCREASED DEPOSIT shall be deposited by Buyer with Escrow Holder wrthln - Days After Acceptance, ... $

oo .
C.. FIRST LOAN IN THEAMOUNTOF ..~ ... .. [ [T ... 8 100,000.00
~ NEW First Deed.of Trust in favor of [J LENDER, @ SELLER,
OR[O ASSUMPTION of (or(] sub;ect to") Existing First Deed of Trust - o ) :
encumbenng the Property. securrng a nota payable at maximum interest of 7.000 % fixed rate, or
_ % initial adjustable rate with a maximum interest rate capof __0.000 "%, balance dua in 5
years, amortized over ] years {if checked: [J-and with a margin not fo exceed "~ - /o, tied to -
the !ollowrng rndex ' o) Buyer shall pay loan fees/points not fo exceed L
Additional terms: Mortgage payments to 'be intérest only. “Buyver to provide
seller’ wzth all standard rotectlons‘ per seller flnanczn dleclosure. .
D. SECOND LOAN IN THE AMOUNT OF . e e L. P
NEW First Deed of Trust in favor of 0 LENDER 0 SELLER
ORD ASSUMPTION of (or | subject to") Exrstmg Second Deed of Trust
encumbenng the Property, securing a note payable at maximum interest of. % fixed rate or
. % initial ad;ustable rale with a maximum interest rate cap of __ _ %. balance due’in
years, amomzed over__. . years. (If checked: [J and with a maigin not to .exceed. %, tied to )
the following index: ) Buyer shall pay Ioan fees/pomts not to exceed
Additionalterms! "~ T " "
E. ADDITIONAL FINANCING TERMS: . .. ..o oot e 3
F. BALANCE GF. PUHCHASE PRICE (not 1nclud|ng costs of “obtaining loans -and other- closrng costs) to be...% . 70,000.00
deposited with. Escrow Holder. within sufficient time 10 close escrow. S o .
G. TOTALPURCHASEPHICE...,._...;..,.............: ..... L ..... .. 8 175,000.00

H. LOAN CONTINGENCY shall  remain-in effect until the designated loans are, funded or assumphon of axrstrng financing is approved by lender (or

‘Days) After Accepta

. by which time Buyer shall give Seller written notice of Buyers election to cancel this Agreement if Buyer is unable

to obtain the desrgnated loans. If Buyer does not guve Seller such notice, the comrngency of obtammg the desrgnaied loans shall be removed by

the method specified in paragraph 15.

. B NO LOAN CONTINGENCY (if checked) Obtarmng any loan in paragraphs 2C, 2D, 2E or elsewhere in this Agreement is NOT a contingency
of this Agreement If Buyer does not obtain the Ioan(s). and as a result Buyer does not purchase’ the Propt y, Seller may be entitied to Buyer's

deposit or other Iegal remedres

The copyright faws of the United States (Tllle 17 US Code) forbid !he Buyer and Seller acknowle eceipt of a copy of this page.

unauthorized reproduction’ of lhns form, or any pomon thereol, by photocopy ! Buyer's lnit_ials W)

machine or any -other means, including: facsimile or computerized formats. ) : Seller's' Initigle™ e N )

Copyright © 1893-2001, CALIFORNIA ASSOCIATION OF REALTORS®, INC. Reviewed by ,/ T EouAL Housiic
ALL RIGHTS RESERVED. . B . Broker or DésTeAe . Date .
CPA-11(PAGE10of10) = | | | 4

- _COMMERCIAL PROPERTY PURCHASE AGREEMENT (CPA 11 PAGE 1 OF 10)
Coldwell- Bankcr Prop Shoppc 727 WOIAI AVE

Phone: (805)6467288 7L Fax: (805)6409845 Char&]crry Mlchacls , _ L T75987@ Brx




* . Property Address: ~QJail _(unincorporated). CA._ 93023 Date;gupne 11. 2002
' J. [} ALL CASH OFFER: (If checked) ; h is needad to purchase the Property. Buyer shall< J 5(orl] ________ )Days After Acceptance,

provide Seller written verification of sti—"ent funds to close this transaction. Seller may cance.nis Agreement in writing within 5 Days After: (l)
time to provide verification expires, if Buyer fails to provide varification, or (I} receipt of verification, if Seller reasonably disapproves it.

K. LOAN APPLICATIONS; PREQUALIFICATION: Within 5 (or [J ) Days After Acceptance, Buyer shall provide Seller a letter from
lender or mortgage loan brokar stating that, based on a review of Buyer's written application and credit report, Buyer is prequalified for the NEW
.loan(s) indicated above. If Buyer fails to provide such letter within that time, Seller may cancel this Agreement in writing. B

L. [J APPRAISAL CONTINGENCY: (If checked) This Agreement is contingent upon Property appraising at no less than the specified total purchase
price. If there Is a loan contingency, the appraisal contingency shall remain in effect until the loan contingency is removed. If there is no loan
contingency, the appraisal contingency shall be removed within 10 (or [J ) Days After Acceptancs.

M. SELLER FINANCING: For any Seller financing designated above, Buyer is to execute a note secured by a deed of trust in favor of Seller, on the
terms and conditions set forth in the attached addendum (C.A.R. Form SFA-11),

. N. ASSUMED OR "SUBJECT TO" FINANCING: Selier represents that Seller is not delinquent on any payments due on any loans. Seller shall, within
the time specified in paragraph 15, provide copies of all applicabie notes and deeds of trust, loan balances and current interest rates to Buyer.
Buyer shall then, within the time specified in paragraph 15, provide Seller with notice, if any, as specified in paragraph 15. Differences between
estimated and actual loan balances shall be adjusted at Close Of Escrow by cash down payment. Impound accounts, if any, shall be assigned and

_charged to Buyer, and credited to Sefler. Seller is advised that Buyer's assumption of an existing loan may not release Seller from liability on that
loan. If Property is acqurred subject to an existing loan, Buyer and Seiler are advised to consult with legal counsel regarding the ability of an
existing lender to call the loan due, and the consequences thereof.

3. CLOSING AND OCCUPANCY

A. Possession and occupancy, sub;ect to the nghts of tenants under existing leases, shall be delivered to Buyer at 12:00 1 AMEBPM, on
the date of Closé of Escrow, [ on ' , or [J no later than : Days After Close Of Escrow.

B.- At Close Of Escrow, Seller assigns 1o Buyer i any aSSIgnable warranty rights for items included in the sale and shall provide any available copies of
such warrentles Brokers cannot and will not determrne the assignability of any warranties.

C. At Close Of Escrow unless otherwisé agreed in.writing, Seller shall provide keys and/or means to operale all locks, mailboxes, security systems,
alarms ‘and garage door openers lf Property is a unitin a condominium or other comimon rnterest subdrvrsron Buyer may be requrred to pay a
deposrt to the Owriers' Assocratron ("OA") to obtain keys ) accessrble OA tacrlttres

4. ALLOCATION OF COSTS {d checked) If any of the lnspectlons or reports in paragraph 4A, B, C and D are checked, then with regard to that rtem

Buyer shall have approval, removal and cancellatlon nghts and obhgatrons as specmed in paragraph 15.

INSPECTIONS AND REPORTS :

A0 Buyer " Seller shall pay for sewer connection; if required by Law prior to Close Of Escrow.’

B.0O ‘Buyer [J"Seller shall pay to have septlc or private sewage disposal system inspected. '

c.O Buyer [J: Seller shall pay to have dornesttc wells tested for water potability and productivity.

D. & Buyer [J Seller shal-pay for a natural-hazard zone drsclosure report prepared by

GOVERNMENT REQUIREMENTS AND RETROFIT N : o S

E. @ Buyer (O Seller shall pay for smoke detector installation and/or water heatsr bracing, if required by Law. Prior to Close Of Escrow, Seller shall
provide Buyer'a written statement of compliance in accordance with state and local Law, unless exempt.

F. O Buyer [J Seller shall pay the cost of compliance with any other minimum- mandatory government retrofit standards inspections and reports
if required as a condition of closing escrow under any Law.

ESCROW, TITLE AND OTHER COSTS co :

G: @ Buyer B Seller shall pay escrow fee Cost to be shared 50/50 between buver and seller

Escrow Holder shall be S 'Chicago Escrow in Camarillo-Lexi Howard, escrow officer
H. [ Bayer [ Seller shall pay for owner's title i insurance polrcy specmed in paragraph 14.
"~ Owner's title policy 1o be issued by - =~ * " - : Chicago Title

"{Buyer shall pay for any title insurance pollcy insuring Buyer's Lender, unless otherwrse agreed )
EJ Buyaer [@ Sellér shall pay County transfer tax or transfer fee.
J [ Biiyer O Seller'shall pay City transfer tax or transfer fee.
K.O Buyer-[] Seller shall ‘pay Owners' Association transier fees.
L0 Buyer {7 ‘Selier shatl pay: Owners Association document praparation fees. : ‘ U
5. SELLER DlSCLOSURES Wlthrn ihe time specmed n paragraph 15, Seller, shall provide to Buyer, in writing, the lollowmg disclosures and information.
Buyer shall then wrthrn the trme specmed m paragraph 15 rnvestrgate the drsrlosures and information, and provrde Seller with notice, it any, as
specltred in. paragraph 15 '
A. ,NATURAL HAZAHD ZONE Specral Fiood Hazard Areas Potential Floodlng (lnundatron) Areas; Very High Fire Hazard Seventy Zones; State Frre
‘ Flesponsrblhty Areas Earthquake Fault Zones Sersmtc Hazard Zones, of any other federal, state, or locally designated zone for which disclosure
is required by Law. "
B. PROPERTY DISCLOSURES AND PUBLICATIONS: Earhquake Gurde (and disclosures), if requrred by Law and Environmental Hazards Booklet
C. STRUCTURAL MODIFICATIONS Any known structural addition's or alteratrons 1o, or the mstallatron alteratron repair or replacement ‘of,

srgnrttcant components ot the structure(s) upon the Property

The copynght laws ol the Unrted States (Title 17 US Code) lorbrd the Euyer and Seller acknowled er’everpt olacopy of this page. ‘
unauthorized, reproductron of. thls form, or any portron thereol by’ photocopy D ‘Buyer's Initials ( ) o i) ‘ e
machine or any ofher means. including facsimile ‘or computenzed formats, - - © o0 7 Seller's Initials - W ) |
Copyright © 1993-2001, CALIFORNIA ASSOCIATION OF REALTORS®, ING. " | Reviewedby = “ ] o housic
ALL F"GHTS RESERVED " | Broker or Designee____ Date :
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D..

E.

F.

G.

H. SUBSEQUENT DISCLOSURES: I the event Seller, prior'io Close Of Escrow, becomes

6. SELLER DOCUMENTATION: Within the time spéciﬁed in paragraph 15, Seller shall provide Buy
the time specified in paragraph 15, investigate the information and provide Seller with notice, if an

A.

B.

7.0

‘(if checked) ENVIRONMENTAL SURVEY: Withii

Date,qupe 11. 2002

"GOVERNMENTAL COMPLIANCE: : \qrovements. additions, alterations, or repairs n;;Z\ ).Seiler, or known to Seller to have been made,

without required governmental permits,:w'if Inspections, and approvals. o
VIOLATION NGTICES: Any notice of violations of any Law filed or issued against the Property and actually known to Seller:

MISCELLANEOUS ITEMS: Any of the following, if actually known to Selier: (1) any current pending lawsuit(s), investigation(s), inquiry(ies),
action(s), or other proceeding(s) affecting the Property, or the right to use and occupy it; (i) any unsatisfied mechanic or materialman lien(s)
affecting the Property; and (1li) that any tenant of the Property is the subject of a bankruptcy.

0O (it checked) CONDOMINIUM/COMMON INTEREST SUBDIVISION: Property is a unit in a condominium, or other common interest
subdivision. Seller shall request from the OA and, upon receipt, provide to Buyer: (1) Copies of any documents required by Law; (Ii) disclosure of
any pending or anticipated claims or litigation by or against the OA; (lll) 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, if available; and (v) the names and
contact information of all OAs governing the Property.

aware of adverse conditions materially atecting the
Property, or any material inaccuracy in disclosures, information, or representations previously provided to Buyer of which Buyer is otherwise
unaware, .Seller- shall .promptly provide a subsequent or amended disclosure, in writing,

covering those:items. However, & subsequent or
amended disclosure shall not be required for conditions and material inaccuracies dis¢

losed In reports received by Buyer.
er the following information. Buyer shall then, within
Yy, as specified in paragraph 15.

SURVEYS, PLANS AND ENGINEERING DOCUMENTS: Copies of surveys, plans, specifications, and engineering documents, if any, in Seller's

possession or control.

RENTAL SERVICE AGREEMENTS: (i) Ali current leases, rental agreements, service contracls, and other agreements pertaining to the operation
of the Property; and (ii} a rental statement including names of tenants, rental rates, period of rental, date of last rent increase, security deposits,
rental concessions, rebates, or other benefits, if any, and a list of definquent rents and their duratior. Seller represents that no tenant is entitled to
any concession, rebate, or othef benefit, except as set forth in these documents.
INCOME AND EXPENSE STATEMENTS: The books and records, including a statement of income and expense for the 12 months preceding
Acéepté‘nce. '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 returns. SR i - o

ESTOPPEL éEﬁTIFICATES: Tenant Estoppel’ certificates completed by Seller or Seller's agent, acknowiedging: (1) that tenants' rental or iease
agreements are unmodified and in iUil'i_orce and effect (or it modified, stating’all such modifications); (i) that no lessor defaulls exist; and {iil) the

amouht of any pr'épaid"rent or_‘svecﬁrity qepbsit. Tenant Estoppel certificates shall be signed by each tenant or, if a tenant does not sign, by Seller or

Seller's agent, who shall indicate whether or not the signature is binding upon the tenant.
PERMITS: If in Seller's passession, copies of all permits and approvals congerning the Pro
but nat limited to, Certificates of Occupancy, Conditional Use Pérmits, Development Plans,

perty, obtained from any governmental entity, including,
and licenses and permits pertaining to the operation of

___ Days After Acceptance, Buyer shall be provided a phase one environmental survey
report paid for and obtained by [3 Buyer, [ ‘Seller. Buyer shall then, within the time specified in paragraph 15, pravide Seller with notice, if any, as
specified in paragraph 15. o ‘ o :

8. CHANGES DURING ESCROW:

.A.

B.

Prior to Close Of Escrow, Seller may only engage in the following acts (“Proposed Changes") subject to Buyér's ights in paragraph 88: (1) rent or
lease any vacant unit or other part of the premises; (ii) alfer, modify, or extend any ‘existing rental or lease agreement; {iil) enter into, alter, modify
orextend any ééi}vic‘e ‘éohtract(s); or (Iv) change the status of the condition of Property. ** o ' .
Seller shall give written notice to Buyer of any Proposed Changes. Buyer shall, within the time specified in paragraph 15, provide Seller with notice,
if any, as spé‘ciﬁéd in paragraph 15, and if Buyer disapproves, Seller shall not make the Proposed Changss. '

9. CONDITION OF PROPERTY:

A.

Unless otherwise agreed, (1) Property Is sold (a) in its PRESENT physical condition on the date of Acceptance and (b) subject to Buyer
inspection rights; (if) Property, including pool, spa, landscaping and grounds, is to be maintained in substantially the same condition as on the
date of Acceptance; and (iil) all debris and personal property not inéluded in the sale shall be removed by Close Of Escrow. S
SELLER SHALL DISCLOSE KNOWN MATERIAL FACTS AND DEFECTS AND MAKE OTHER DISCLOSURES REGUIRED BY LAW.

Buyer has the right to inspect the Propérly and; based upon information discovered in those inspections, may reasonably request that Saller make

Repairs, corrections or take other action as specified in paragraph 15.

. Note to Buyer: You are strongly advised to conduct Inspections of the entire Property in order to determine its present condition since

Seller may not be aware of all defects aﬁeclin_g the Property or other factors that you cons!der Important. Property improvements may

not be built ‘aét‘:qr\diné to codes or in Céim:pilléhceuv‘viih current Law, or have had permits Issued.

E. Note to'Seller: Buyer may request that you make certain Repalirs and, in the ‘event you refuse or are unable to make those Repairs, Buyer
may ca_ncéi ihls'A'greement as specified in paragraph 15, /" )
The. copyright laws of the Unitéd'Stales (Tite 17 U.S. Code) foibid the ' Buyer and Seller acknowle! /ré eipt of a copy of this page. -
unauthorized reproduction of this form, or any portion ihergoi, by photocopy ' - Buyer's Initials ( N |
machine or any other means, including facsimile or computerized formats. .. Seller's Initials ( ) R |
Copyright © 1993-2001, CALIFORNIA ASSOCIATION OF REALTORS®, INC. Reviewed by ’ SOUALFoueH
ALL RIGHTS RESER\{ED' p .| Broker or Designee Date
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FIupeIly AQUIess.:
10.

11.

12,

13.

14,

The copyright laws of the United States (Titte 17 U.S. Code) forbid the © ' “Buyerand Seller acknowledge cia‘pt of a copy of this page. -
unauthosized reproduction of this form, or any portion thereof, by photocopy - Buyer's Initials ( . X ) )
machine or any other means, including facsimile or computerized formats. Seller's Initials ( / i .
Copyright © 1993-2001, CALIFORNIA ASSQCIATION OF REALTORS®, INC. i Reviewed by il FOUAL HOUSING
ALL RIGHTS RESERVED, i

2312l funlocorporated). CA 93023 s, Dateyune 11, 2002

F’IXTURES AND PERSONAL PROPER /' 7\

A. ITEMS INCLUDED IN SALE: All EXI—" WG fixtures and fitings that are attached 10 the Proporty are INCLUDED IN THE PURCHASE PRICE
{unless excluded in paragraph 10C below), and shall be transferred free of liens and without Seller warranty. ltems to be transterred shall
Include, but are not limited to, existing electrical, mechanical, lighting, plumbing and heating fixtures, fireplace inserts, solar systems, bum-iri
appliances, window and door screens, awnings, shutters, window coverings, attached floor coverings, television antennas, satsllite dishes and
related equipment, private integrated telephone systems, air coolers/conditioners, pool/spa equipment, garage door openers/remote controls,
attached fireplace equipment, mailbox, in-ground landscaping, including trees/shrubs, and (if owned by Seller) water softeners, water purifiers
and security systems/alarms.

B. ADDITIONAL ITEMS INCLUDED: A complete inventory of all bersonal 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 15, Buyer shall then, within the time specified in
paragraph 15, provide Seller with notice, if any, as specified in paragraph 15. Seller shall deliver titie to the personal property by Bill of Sale,
free of all lians and encumbrances, and without warranty of condition, except None . As additional
security for any note in favor of Seller for any pait of the purchase price, Buyer shall execute a UCC-1 Financing Statement 1o be fifed with the
Secretary of State, covering the personal property included in the purchase, replacement thereof, and any ‘insurance proceeds. . . .

C. ITEMS EXCLUDED FROM SALE: None : : :

Within the time specified in paragraph 15, Seller shall give Buyer a list of fixtures not owned by Seller. Buyer shall then, within the time specified in

paragraph 18, provide Seller with notice, if any, as specified in paragraph 15, : : :
BUYER‘S INVESTIGATION OF PROPERTY CONDITION: Buyer's acceptance of the condition of, and any other matter affecting, the Property is a
contingency of this Agreement, as 'specified in this paragraph and ’paragr'aph‘ 15. BUyer shall have the right al Buyer's expense, unlessolhérwise
agreed, o conduct inspections, investigations, tests, surveys, and other studies ("lnspections™), including the fight to: (1) inspect for lead-based paint
and other lead-based paint hazards; and (i) inspéct for wood destroying pests and organisms. No Inspections shall be made by any governmental
buildiﬁg or zoning inspector, or.gp\'JemIﬁenf' ‘e"m'pvléyEe. without Seller's prior written consent, ‘unless required by Law. Buyer shall complete these
Inspections and give any written notice to Seller within the tims specified in paragraph 15. At Seller's request, Buyer shall give Seller, at no cost,
complete Copies of all Inspection reports supporting Buyer's written requests. Seller shall make Property available for all Inspections. Sefier shall
have wate(j gés and électricity on for Buyer's Inspections and through the date possession is made available to Buyer.
REPAIRS: Repairs shall be comipleted prior to final verification of condition unless otherwise agreed in writing. Repairs 10 be performed at Seller's
expense may be perfoimed by Seller or through others, provided that work compliés with applicable Law, including governmental permit, inspection
and approval raquirements. Repairs shail be performed in a skilliul manner with materials of quality and ‘appearance comparable’ to existing
materials. It is understood that exact restoration of appearance or cosmetic items following all Repairs may nat be possible. Seller shall: (i) obtain
receipts for Repairs performed by others; (h) prepare a written statement indicating the Repairs performed by Seller and the date of such Repairs;
and (1if) provide Copies of receipts and staiements to Buyer prior to final verification of condition.
‘BUYER INDEMNITY AND SELLER PROTECTION FOR ENTRY UPON PROPERTY:»Buyer shall: (i) keep Property free and clear of liens; ii)
indemnify and hold Seller harmless from all liability, claims, demands, damages and- costs arising from Inspections; and (iil) Repair all damages
arising from Inspections. Buyer shall carry, or Buyer shall require anyone acting on Buyer's behalf 16 carry policies of liability, workers' compensation,
and other applic_:_éblé insurance, defending and prbtécting Seller from ‘liability for any injuries to persons or property occurring during any inspections
or work done on the Property at Buyer's direction prior to Close Of Escrow: Seller is advised that ceriain protections may be afforded Seller by

recording a Notice of Non Responsibility for Inspections and work done on the Property at Buyer's direction.

TITLE AND VESTING: o o o _— _, v

A, W@thin the time specified in paragraph 15, Buyer shall be provided a current preliminary {titte) report, which is only an offer by the tille ihé&fé'r to
issue a policy of title insurance, and may not contain every item affecting tille. Buyer shall provide written notice 1o Seller in accordance with and

within the timé specified Iin paragraph 15. v . : » o

B. At Close Of Escrow, Buyer shall receive a grant deed conveying fitle, including oil, mineral and water rights if currently owned by Seller. Title
shall ‘be‘lgubjec_rtq‘all' encumbrances, easements, covenants, conditions, restrictions, rights and other matters that are of record or disclosed to
Buyer prior to Close Of Esc'(dw, unIeSs otherwise requested in writing by Buyer and agféed_' to by Seller within the time specified in pa}agraph 15.
However, title shall not be sdbject to any liens against the Propeny, axcept for those specified in this. Agreement. Title shall vest as designated in
Buyer's supplemental escrow instructions. THE MANNER OF TAKING TITLE MAY HAVE SIGNIFICANT LEGAL AND TAX CONSEQUENCES.

C. Buyer shall receive a CLTA Policy of Title Insurance, if available for the Property. A titte company, af Buyer's request, can ‘providé information
about:availability, desirability, covéragé. 'ain_d cost of various title insurance coverages and indorsemgnls. I Buyer:desires title covérage other
than that required by this pa’_ragraph{-, Ble_r shall instruct Escrow Holder in writing and pay any increase in c7sts.

)
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-, Proparty Address:ﬂuweb#"'\-iiummﬁﬂum_w/ Date.lux
" TIME PERIODS; REMOVAL OF CO ENCIES; CANCELLATION RIGHTS: The follo N _)me periods may only be extended, altered,

16..

17.

18.

19.

modifled or changed by mutuat wrltte\h‘f'jreement.

A. ORDERING, COMPLETING AND REVIEWING INSPECTIONS AND REPORTS: -

(1) SELLER HAS: 5 (or @ 7 } Days After Acceptance, or as applicable, discovery, to order, request or complete afl reports, disclosuras
and information for which Seller is responsible under paragraphs 2N, 4, 5, 6, 7, 8, 10, and 14. Seller has 2 Days After receipt (or completion)
of any of these items to provide it to Buyer. Buyer has 5 (or[@) 7 ) Days After receipt of (1) each of the above items-and (il) notica
of violation of Law under paragraph 5E and Proposed Changes under paragraph 8 to review the report, disclosure or other information.

(2) BUYER HAS: 14 (or 21 ) Days After Acceptance to complete all Inspections, investigations and review of reports and other
applicable information for which Buyer is responsible.

B. (1) APPROVAL OR REQUEST: Within the times specified above (or paragraph 2H for ioan contingency), Buyer shall provide Seller with either
(1) an unconditional approval and removal of the applicable contingency, or (ii) a reasonable written request that Seller Repair or take other
action (or for loan contingency, cancellation if Buyer Is unable to obtain the designated loan).

(2) EFFECT OF BUYER'S REQUEST: If, pursuant to B(1), Buyer reasonably requests that Seller Repair or take other action, Buyer and Seller
have 5 (or [} 7 ) Days After Seller's receipt of Buyer's request to reach mutual written agreement on Buyer's request.
I (1) Seller has agreed in writing to unconditionally and completely take the action requasted by Buyer, or (if) Buyer and Seller have reached
a mutual written agreement with respect to those items, then the transaction shall proceed on those tarms. Seller has no obligation, express
or implied, to saiisty Buyer's requests. ' .

(3) EFFECT OF NO WRITTEN AGREEMENT ON BUYER'S REQUESTS: If, at the expiration of the time in B(2), neither B(2)(i) nor (i) has
occurred, Buyerhas 2 (or[8) ____ 5 ) Days to cancel this Agreement in writing.

C. ACTIVE OR PASSIVE REMOVAL OF CONTINGENCIES AND CANCELLATION RIGHTS:

(1) @ ACTIVE METHOD (Applies only if checked): ' i ]

(a)  (No written request or removal by Buyer) if, within the time specified in A, Buyer does not give Seller written notice pursuant to B(1),
" Seller may cancel this. Agreement in writing. Notwithstanding the expiration of the time specified, Buyer retains the right to give Seller

" removal, Seller may not cancel this Agreement pursuant to paragraph C(1)(a). o
(b) (No written cancellation by Buyer) If, within the time specified, Buyer does not give Seller written notice of cancellation pursuant to
- B(3), either Buyer or Selier may cancel this Agreement in writing at any fime prior to Buyer and Seller reaching mutual written
~agreement with respect to any requests made pirsuant to B(1). ' T o o _

(2) PASSIVE METHOD: If, within the-time specified, Buyer does not give Seller: (1) a reasonable written request pursuant to B(1) (or for loan
contingency, cancellation_if Buyer is unable to obtain the designated loan), or (li) written notice of cancellation Pursuant to B(3) if no
agreemient is reached on Buyer's requests, then Buyer shall be deemed, as applicabls, to have unconditionally approved and removed the
contingency or withdrawn the request and walved any right to cancael associated with the requested item. ' ’

D. EFFECT OF REMOVAL: If Buyer removes any contingency or cancellation right by the active or passive method, as applicable, Buyer shall
conclusively be deemed 1o have: (i) completed all inspections, investigations, and review of reports and other applicable information and
disclo‘sufes pertaining to-that contingency or cancellation right; {li) ‘elected to proceed with the transaction; and (ill) assumed all liability,
responsibility, and expense for Repairs or corréctions pertaining'to that contingency or cancellation right, or for inability to obtain financing if the
contingency pertains to financing, unless, pursuant to B(2) or elsewhere in this Agreement, Seller agrees to make Repairs or take other action.

E. 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, Buyer and Seller agree to Sign mutual instructions to cancel the sale and escrow and release deposits, less
fees and costs, to the party entitled to the funds. Fees and costs may be payable 1o service providers and vendors for services and products
provided during escrow. Release of funds will require mutually, Signed release instructions from Buyer and Selier, judiclal decision or
arbitration award. A parly may be subject 16 a civil penalty of up to $1,000 for refusal to sign such Instructions if no good falth dispute
exists as to who Is entitied to the deposited funds (Civil Code §1057.3). ' - "

FINAL VERIFICATION OF CONDITION: Buyer shali have the fight to make-a finat inspection of the Property within§ (or _____* . 7 . Y Days
prior to Close Of Escrow, NOT AS A CONTINGENCY OF THE SALE, but solely o confirm (i) Property is maintainéd pursuant to paragraph 9A, (if)
Repairs have been completed as agreed, and (1) Seller has complied with Seller's other obligations. :
ENVIRONMENTAL HAZARD CONSULTATION: Buyer and Seller acknowledge:; (1) Federal, state, and local tégislation impose liability' upon existing
and former owners and users of real property, in applicable situations, for certain legisiatively. defined, environmentally hazardous substances; (il)
Broker has made no representation concerning the applicabllity of any such law 1o this transaction, to Buyer, or .to Seller, except as otherwise
indicated in this Agreement; (1i1) Broker(s) has/have made no representation’ concerning the existence, testing, discovery, location and evaluation
oifior, and risks posed by, environmentally 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, discovery, location, and evaluation oftor, and risks
posed by, environmentally hazardous substances, if any, located on or potentially afiecting the Property. '
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. The ADA can require, among other things, buildings to be made readily
accessible to 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 does not have the technical expertise either to determine whether a building is in compliance with ADA
requirements, or 10 advise a principat on those requirements. Buyer and Seller are advised to contact an atiorney, contractor, architect, engineer or
other qualified professional of his/her own choosing to determine to what degree, if at all, the ADA impacts that principal or this transaction.

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

current law, shall be transferred to Buyer on Close Of Escrow. Seller shall notify each tenant, in compliance with the Civil Code. ‘

written ‘notice under B1 at any- time prior to receiving Seller's written cancellation. Once Seller receives Buyer's written request or

The copyright laws of the United States (Title 17 U.S. Code) forbid the Buyer and Seller acknowledgg/feceipt of a copy of this pagé.:.-
unauthorized reproduction of this form, or any portion thereof, by photocopy Buyer's Initials ( G | :

machine or any olher means, Including facsimile or computerized formats. . Seller's Initials ( [ S |
Copyright © 1993-2001, CALIFORNIA ASSOCIATION OF REALTORS®, INC. Reviewed by :
ALL RIGHTS RESERVED. : . X
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0 'gﬁji.Z'Address: W%} CA_ 93023 K ’ Date,June 1. 2002
x{r ) m,ﬁ’“leQUIDATED DAMAGES: If Buygpx Is to complete this purchase because"-*jéuyer's default, Seller shall retain,

as liquidated damages for breach of contract, the deposit actually paid. Buyer and Seller agree that this
amount Is a reasonable sum given that It is Impractical or extremely difficult to establish the amount of
damages that would actually be suffered by Seller in the event Buyer were to breach this Agreement. Release
of funds will require mutual, Signed release instructions from both Buyer and Seller, judiclal decislon or
arbitration award,

BUYER AND SELLER SHALL SIGN A SEPARATE LIQUID%ED DAMAGES PROVISION FOR ANY INCREASED
DEPOSIT (C.A.R. FORM RID-11). ,[Buyer‘s initials ,ﬁ’ / Seller's initials _‘é/
DISPUTE RESOLUTION: %

A. MEDIATION: Buyer and Seller agree to mediate any dispyte or claim arising between them out of this Agreement, or any
resulting transaction, before resorting to arbitration or Court action. Paragraphs 21B(2) and (3) below apply whether or not the
Arbitration provision is inilialed. Mediation fees, if any, shall be divided equally among the parties involved. If, for any dispute or
claim to which this paragraph applies, any party commences an action without first attempting to resolve the matter thréugh
mediation, or refuses to mediate after a request has been made, then that party shall not be entitled to recover attorney fees,
even if they would otherwise be available 1o that Party in any such action. THIS MEDIATION PROVISION APPLIES WHETHER
OR NOT THE ARBITRATION PROVISION IS INITIALED.,

B. ARBITRATION OF DISPUTES: (1) Buyer and Seller 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, including and subject to paragraphs 21 B(2) and (3) below.
The arbitrator shall be a retired judge or justice, or an attorney with at least 5 years of real estate
transactional Law experience, unless the parties mutually agree to a different arbitrator, who shall render an
award in accordance with substantive California Law. In all other respects, the arbitration shall be
conducted in accordance with Part il Title 9 of the California Code of Civil Procedure. Judgment upon the

. award of the arbitrator(s) may be entered in any court having jurisdiction. The parties shall have the right to
.- discovery In accordance with Code of Civil Procedure §1283.05. = T e
(2) EXCLUSIONS FROM MEDIATION AND ARBITRATION: The following matters-are excluded from mediation and arbitration:
(i).2 judicial or non—ju_dicial foreclosure or other action or proceeding to enforce a deed of trust, mortgage, or installment land
sale contract as defined in Civil Code §2985; (il) an unlawful detainer action; (iii) the filing or enforcement of a mechanic's lien:
(iv) any matter that is within the jurisdiction of a probate, small claims, or bankruptcy count; and (v) an action for bodily injury or
wrongful death, or any right of action to which Code of Civil Procedure §337.1 or §337.15 applies. 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, shall not constitute a violation of the mediation and arbitration provisions. R
(3) BROKERS: Buyer and Seller agree to mediate and arbitrate disputes or claims involving either or both Brokers, provided
either or both Brokers shall have agreed o such mediation or arbitration prior to, or within a reasonable time after, the dispute or
claim is presented to Brokers. Any election by either or both Brokers to participale in mediation or arbitration shall-not result in
Brokers being deemed parties to the Agreement. R o . ‘ ' o
"NOTICE: BY INITIALING IN THE SPACE BELOW YOU A:‘F(_E AGREEING TO HAVE ANY DISPUTE ARISING
ARISING OUT OF THE MA,TTERS_,INCLUDVED 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." ‘ ' L
“WE HAVE READ AND UNDEBSTAND THE FOREGOING AND AGBEE»TO SUBMIT DISPUTES ARISING
OUT OF THE MATTERS INCLUDED IN THE 'ARBITRATION OF DISPUTES' PROVISION TG NEUTRAL

ARBITRATION." = | Buyer's initials __Z Seller's initials __ /7 | |

The copyright laws of. the United States (Tille 17 U.S. Code). forbid the / Buyer and Seller acknowledge s6¢eipt of a copy of this page,
unauthorized reproduction of this form, or any portion thereof, by photocopy Buyer's In{'lf‘als ( . )] G |
machine or any other means, including facsimile or computerized formats. Seller's Initials ( ¥ X )
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Property Address: —0dal (upincorporated), ca 93023 \ Date,yune 11. 2002
22. PRORATIONS OF PROPERTY TAXESE /,bTHER ITEMS: Unless otherwise agreed in wrﬁ\ //5 following items shall be PAID CURRENT and

23.

24,

25.
26.

27.

28.

29.

30.

prorated batween Buyer and Seller as of U e Of Escrow: real property taxes and assessmen&s,‘iruerest, rents, OA regular, special, and emergency
dues and assessments imposed prior to Close Of Escrow, premiums on insurance assumed by Buysr, 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. The following
items shall be assumed by Buyer WITHOUT CREDIT toward the purchase price: prorated payments on Mello-Roos and other Specle_ll Assessment
District bonds and assessments, and OA special assessments that are now a lien but not yet due. Property will be reassessed upon change of
ownership. Any supplemental tax bills shall be paid as follows: (i) for periods after Close Of Escrow, by Buyer; and (1) for periods prior to Close Of
Escrow, by Seller. TAX BILLS ISSUED AFTER CLOSE OF ESCROW SHALL BE HANDLED DIRECTLY BETWEEN BUYER AND SELLER.
Prorations shall be made based on a 30-day month. . .

Exceptions to Prorations:

WITHHOLDING TAXES: Seller and Buyer agree to execute any instrument, affidavit, statement or instruction rea'sonab!y necessary {0 comply with
federal (FIRPTA) and California withholding Law, if required (C.A.R. Forms AS-11 and AB-1 1) : -
PROPERTY DATA SYSTEM: Brokers are authorized to report the terms of this transaction to any Property Data System, to be published and
disseminated to persons and entities authorized to use the information on terms approved by the Property Data System.

EQUAL OPPORTUNITY: The Property is sold in compliance with federal, state and local anti-discrimination Law.

ATTORNEY FEES: 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 attomey fees and costs from the non-prevailing Buyer or Seller, except as provided in paragraph 21A.

SELECTION OF SERVICE PROVIDERS: If Brokers give Buyer or Seller referrals to persons, vendors, or service or product providers {"Providers™),

‘Brokers do not guarantee the performance of any of those Providers. Buyer and Seller may select ANY Providers of their own choosing.

Ti‘ME OF ESSENCE; ENTIRE CONTVHACT; _CHANG’ES': 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 cantradicted by evidence of any prior agréement or contemporaneous oral agreement. If any provision of this Agreement is held to
be ineffective or invalid, the rérﬁaining provisions will nevertheless be given full force and effect. Neither this Agreement nor any provislon in It
may be extended, amended, modified, altered or changed, exceépt In writing Signed by Buyer and Seller,

ASSIGNMENT: Buyer shall not assign all or any part of Buyer's interests In this Agreemenit without first having obtained the writlen consent of Seller.
Such consent shall not be unreasonably"Wimheld. unless otherwise agreed in writing. Any total or partial assignment shall not relieve Buyer of
Buyér'é obligatidné‘pur§Uant to this Agreement. o : i :

SUCCESSORS AND ASSIGNS: This Agreement shall be binding upon, and inure to the Benefit of, Buyer and Seller and their respective sticcessors

and assignls;,: "e_J‘ccept as otherwise proVided herein.

31. COPIES: Sé‘llver and'Buy‘e’_r'each represeht that Copies‘of'all reports, documents, cerlificates, approv'als. and other documenis that are furnished to
the other are true, corract, and unaltered Copies of the original documents, if the originals are in the possession of the furnishing party.

32. GOVERNING LAW: This Agreement shall be governed by the Laws of the state of California. _

33. AUTHORIT“Y: Any person or persons signing'th'is":A'greement represent(s) that such person has full power and authority to bind that person(s)’
p'rihbipél, and that the designated BuYer and Seller have full authority 1o enter into and perform this Agreement. Entering into this Agresment, and the
completioni of the cbligations pursuant to this contract, does not violate any Articles of Incorporation, By Laws, Partnership Agresment, or other
document goverming the activity of either Buyer or Seller. : : : o o :

34. OTHER TERMS AND CONDITIONS, including ATTACHED SUPPLEMENTS: ~ SR
A. [ Buyer Inspection Advisory (C.A.R. Form BIA-11) e ’

B. [ Purchase Agreement Addandum (C.A.R. Form PAA-11 paragraph numbers: )

C. @ Seller Financing Addendum and Disclosure (C.A.R. Form SFA-11) o

D. [J Intent To Exchange Supplement (C.A.R. Form ES-14)

E. Purchase isl subject to and contingent upon approval of tha Bankruptcy Court

The copy‘right' laws oﬁ_‘ihé._ZU_niled Slates (Title 17 U.S.»_Codé) forbid the Buyer and Sefler acknowled;: ceipt of a copy of this page.

unauthorized reproduction of this form, or any portion thereol, by photocopy Buyer's Initials ( _ X )

machine or any other. méans, including facsimile or compulerized formats. Seller's Initials ( X ) .

Copyright ©.1993-2001, CALIFORNIA ASSOCIATION OF REALTORS®, INC. Reviewed by - T i

ALL RIGHTS RESERVED. Broker or Designee Dale
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35. NOTICES: Whenever notice is given under this Agreement, each notice shall be in writing, and shall be delivered personally, by facsimile; or by mail,

postage prepaid. Notice shall be delivered to the address set forth below the recipient’s signature of acceptance. Either party may change its notice
address by providing notice to the other party.

36. DEFINITIONS: As used in this Agreement: .~ . L - L - _ y

A. "Acceptance" means the time the offer or final counter offer is accepled in writing by the other party and communicated in accordance with this
Agreement or the terms of the final counter offer. .

B. “Agreement" means the terms and conditions of this Commercial Property Purchase Agreement and any counter offer and addenda,

C. "Days" means calendar days, unless otherwise required by Law. T o ’ o

D. "Days After" means the specified number of calendar days after the occurrence of the event specified, not counting the calendar date on which
the specified event occurs, and ending at 11:59PM on the final day. : o T R

E. “Close Of Escrow" means the date the grant deed is recorded or other-evidence of title is transferred. If scheduled close of escrow falls on a
Saturday, Sunday or legal holiday, then the close of escrow date shall be the next business day after the scheduled close of escrow date. .

F. "Copy" means copy by any means, including photocopy, NCR, facsimile and electronic, S C

G. “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. ) . ' v L

H. "Repairs" means any repairs (including pest control), alterations, replacements, modifications and retrofitting of the Property provided for under
this Agreement. -, R ‘

. "Signed" means either a handwritten or electronic signature.

J.  Singular and Plural terms each inciude the other, when appropriate.

K. “C.A.R.Form" means the specific form referenced, or another comparable form agreed to by the parties. :

L. “Electronic Copy" or “Electronic Signature" means, as applicable, an élecironic copy or signature complying with California Law. Buyer and
Seller"agree’ that electronic medns will not be used by either one to modify or altér the content or i grity of the Agreement without the
knowledge and consent of the other. ) ; '

The copyright laws of the United Slalés ( itle' 17 U.S. Code) forbid the Buyer and Seller acknowledge y&ceipt of a copy of this page.
unauthorized reproduction of this form, or any portion thereof, by photocopy Buyer's Initials ( W)
machine or any other means, including facsimile or computerized formats. Seller's Initials ( )| G | o i
Copyright © 1993-2001, CALIFORNIA ASSOCIATION OF REALTORS®, INC. Reviewed by /‘ - | oo
ALL R'GHTS RESERVED. Broker or Designee Dat
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CIWHEIHY AULIESS: ~\1\71‘ai (unincorporated), CA 93023 —_— \ Date;qupe 11. 2002
37. AGENCY: ) ./
A. POTENTIALLY COMPETING BUYERZ AND SELLERS: Buyer understands that Broker representing Buyer may also represent other potential
buyers, who may consider, make offers on or ultimately acquire the Propenly. Seller understands that Buyer may consider, make offers on or
purchase other properties simitar to the Property. Buyer and Seller acknowledge and consent to Broker(s)' representation of such potential buyers

and sellers before, during and after Broker(s)' representation of Buyer and Seller. -

B. CONFIRMATION: The following agency relationships are hereby. confirmed for this transaction:

Listing Agent _Jacobson Realty Inc, {Print Firm Name) is the agent of (check one):

@@ the Seller exclusively; or [ both Buyer and Seller,

Selling Agent __Coldwell Banker/ Property Shoppe (Print Firm Name) (if not same as Listing Agent) Is the agent of {check one):
the Buyer exclusively; or [ the Seller exclusively; or [ both Buyer and Seller,

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

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, defend, and hold harmless the other, the Brokers specified herein, and their agents, from and against any costs, expenses or
liability for compensation claimed inconsistent with the warranty and representations in this paragraph.

38. JOINT ESCROW INSTRUCTIONS TO ESCROW HOLDER:

A. The following paragraphs, or applicable portions thereof, of this Agreement constitute the joint escrow instructlons of Buyer and Seller
to Escrow Holder, which Escrow Holder is to use along with any relating counter offers and addenda, and any additiona! mutual instructions to
close the transaction: 1, 2, 4, 14, 15E, 19, 22, 23, 28, 29, 34B, C, D and E, 36, 38,40, 42A, and 43. The terms and conditions of the Agreement

not set forth in'the specified paragraphs are additional matters for the information of Escrow Hol_der. but about which Escrow Hoider need not be
concerned. Buyer and Seller will receive Escrow Holder's general provisions directly fiom Escrow Holder and will execute such provisions upon

Escrow Holder's request. Tc the extént the general Pprovisions are inconsistent or conflict with this Agreement, the general provisions will control

as'to the duties and obligaﬁibns of Escrow Holdet only. Buyer and Seller will éxecuta additional instructions, documents and forms provided by
Escrow Holder that are reasonably‘_ne‘cessary‘ to complete this transaction. ' ‘

B. A "Copy of “this Agreement shall' be delivered to Escrow Holder within 3  business days after Acceptance
or 0 _ o e o _ ). Escrow will be deemed open when Escrow Holder has Signed
an 'acknbwledg‘erh'ent of recelpt’of a Copy of this accepted Agreement. Buyer and Seller authorize Escrow Holder to accept and rely on
Copies and Signalures 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 Sefler is not affected by whether or when Escrow Holder Signs the Agresment. :

C. Brokers are a party 10 the Escrow for the sole purpose of compensation pursuant to péragrap'hs 40 and 42A. Buyer and Seller irrevocably assign
to Brokers'compensation specified, respectively, in parégraphs 40 and 42A and irrevocably instruct Escrow Holder to disburse those funds to
Brokers at Close Of Escrow. Compensation instructions can be amended or revoked only with the written consent of Brokers. ‘

39. Buyer’qnd Seller aqkhowledge and agree that: ) qukérs do not decide what price Buyer should pay or Seller should accept; (i) Brokers
,db not guarantee the perfomiancé or Repalrs of others who have provided services or products to Buyer or Sellet; and (ili) they will seek
legal, tax, insurance, title and otfier desired assistance from appropriate professicnals. Buyer and Seller further acknowledge and agree
that Brokers: (i) do not guarantee the condition of the Property; (ii) shall not be responsible for defects that are not known to Broker(s); (lii)
“cannot identify Property boundary lines; (iv) cannot verify inspéction'iepéhs;’sc‘;u_are footage or representations of others; (v) cannot
provide legal or tax advice; and (vi) will not provide other advice or Information that exceeds the knowledge, education and experience
required to obtaln a real es(a’je license. . - ' - S

XBROKER C_OMPENSAT!ION ‘FROM_ _BUYER: ‘Upon Close Of Escrow, Buyer agrees’ to ‘pay compensation for servicas as follows:
2% list‘i ng ‘ar.id 2% selling commission  to Jacobson Realty Inc. and Coldwell Banker , Broker,

41. TERHMS' ANDi CONbiTIONS OF OFFER: This is an offer o puiéhése the ﬁropeny on the above terms and conditions. All paragraphs with spaces for
initials by Buyer and Selier are indorporaled in this Agreement only if initialed by all parties. If at least one but not alt parties: initial, a counter offer is
required until agreement is reached.,Unléss Abcé;itance'of offer is Signed by Seller, and a Copy of the Signed offer |s personally received By
Buyer, or by Jerrv Michasels/Coldwell Banker ,who is authorized to receive it, by (date) 06/12/2002 ,at _5:00 [] AME PM,
the offer shall be deemed revoked and the deposit shall be returned. Seller has the right to continue to offer the Property for sale and to accept any
other offer at any time prior to communication of Acceptance as above, ' '

The copyright laws ol the United States (Title 17 U.S. - Code) forbid the - Buyer and Seller ackno.w eceipt of a copy of this page.

unauthorized reproduction of this form, ar any portion vthereo(, by photocopy i ~ Buyer's Initials ( & pit N )

machine or any other means, including facsimile or computerized formats. Sellér's Initials A X )

Copyright © 1993-2001, CALIFORNIA ASSOCIATION OF REALTORS®, INC. Reviewed by 7 f,g‘,',g‘n’}?}{fﬁ‘e

ALL RIGHTS RESERVED. ’ Broker or Designee
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of & Copy of the offer and agrees to the above,” \‘ymation of agency relationships. If this offer is
)uyer may be responsible for payment of Brokers'\__Jensation. This Agreement and any supplement,

addendum or modifipghon, including any Gopy, may be Signed in two ¢f more counterparts, all of which shall constitute one and the sama writing.

BUYER ~_ Date [ )UVE /// /e BuveR Date

Y774 ﬂ'
By [TV e~ By

Name Prifted &1im Exon . Name Printed
Title ‘ Title

Buyer has read and acknowledges reg—
accepted and Buyser subsequently defa(

Addréss .0 Box 1445 Address

o0jai/ ca 93023 .

Telephone Fax Email Telephone Fax Email
Notice Address, if different Notice Address, if different

42. BROKER COMPENSATION FROM SELLER:
A. Upon Close Of Escrow, Seller agrees to pay compensation for services as follows:

2% of sales price o Jacobson Realty Inc. ", Broker, and
‘ 2% of sales price , to Coldwell Banker/ Property Shoppe , Broker, and
(it checked) ) an administrative/transaction fee of $ to Broker

{or, If not compieted, as per listing agreement).

B. (1) if escrow doses not close, compensation in paragraph 42A is payable: (1) upon Seller's default if completion of sale is prevented by defauit of
Seller; or (if) when and if Seller collects damages from Buyer, by suit or otherwise, if completion of sale is prevented by default of Buyer and then
in an amount equal to one-half of the damages recovered, but not to exceed the above compensation, after first deducting title and escrow
expenses and the expenses of collection, if any. (2) In any action, proceeding or arbitration relating to the payment of compensation in paragraph
42A or B, the prevailing party shall be entitled to reasonable attorney fees and costs, except as provided in paragraph 21A,

43. ACCEPTANCE OF OFFER: Seller warrants that Sellar is the owner of the Property, or has the authority to execute this Agreement. Seller accepts the
above offer, agrees to sgll the Property on the above terms and conditions, and agrees to the above confirmation of agency relationships. Seller:has
s Jacei ,é Copy of this Agreement, and a;:_thgrizes Broker 10 deliver a Signed Copy to Buyer.

TTACHED COUNTER OFFER b2 02
//{O - ‘Date” SELLER ___Date S
NamePrinted .~ ~ - R /7 Name Printed
Tite L o ‘ Title '
Address T ~ Addrens
Telephone Fax ' “Email ' Telephone Fax Email

Notice Address, it different Notice Address, itdifferent -

Agency relationships are confirmed as al_:oVe. Real Estate Brokers are not parties to the Agreement between Buyer and Seller. _
Agent wha submitted offer for Buyer acknowledges receipt of deposit, if any, if Specifinh 2AM e AR /
) N \LX Date 6//“‘/ oL

Real Estate Broker (Selling Firm Name) __€oldwall Banker/ Property Shoppe By

Address 727 w. 0jai Ave. . ' Phong/Fax/wefl gUS-£46-%288 %107 o
Real Estate Broker (Listing Firm Name) Jacobson Realty Inc. B % d %\(/é’/f&f&f/l-?( Date_ (~/2-0 2~
Address 445 Rosewood Ave.ste.J, Camarillo’ Phone/Fax/Email 805-389-4747 ' ‘ '

(/) ACKNOWLEDGMENT OF RECEIPT: ‘Buyer or authorized agent’ acknowledges receipt of Signed Acceptance on
(Inmals)” . (date) " . oAt O AMO PM. - »

Escrow Holder Acknowledgment: : - o, :

Escrow Holder acknowl‘edges'r(e‘ceipt'of a Copy of this Agreement, (if checked, I‘Zl'/a dem@it'i the amount of $ 57600 : O'D ),

counter ofter numbers _—— 17" - - ‘ and - VA S ;
L VA S - » and agrees 1o act as Escrow Holder subject to paragraph 38 of

this Agreement, any supplemental escrow instructions-and the terms of Escrow Holder's general provisi&; Co o o

The date of communication of Acceptance of the Agreement as between Blyer and Seller is : 7 2 [ oL

Escrow Holder,___( . D MJCDYY\IPM\\_. : = . Escrow# 2O ULSbly ~ .
RO i e = — =5 o _lolBjoL

» M1 —D tust Dy Dy < S Do
Address’_mgz»_b” L €2\~ T Phone/Fax/E-mail 305 —AF ]~ DUB) ()

Escrow Holder is licensed by the California Department of: L1 Corporations, Bﬁsurar_lce. O Real Estate, License #

THIS FORM HAS BEEN APPROVED BY THE CALIFORNIA ASSOCIATION OF REALTORS® (C.A.R.). NO REPRESENTATION IS MADE AS TO THE LEGAL VALIDITY OR
ADEQUACY 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. . ] . X

This form is available for-use by the entire real estate industry. it is not intended 1o 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. - -

i | | Published and Distributed by: o . e
=8 | REAL ESTATE BUSINESS SERVICES, INC : Reviewed by
=¥ ¢ | a subsidiary of the CALIFORNIA ASSOCIATION OF REALTORS®
5 525 South Virgil Avenue, 1.os Angeles, California 90020
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. TN VA
[& CALIFORNIA < ) K\,ﬂ_,)
& ’% ASSOCIATION ~ BUYER'S INSPECTION ADVISORY
‘Q' OF REALTORS® )
Property Address: 443/445 E1 Roblar, Ojai (unincorporated, Ca 93023 _ (*Property*)

(The definitions in C.A.R. Form RPA-11 are applicable to this Form BIA-11.)

A. IMPORTANCE OF PROPERTY INSPECTION: The physica!l condition of the land and improvements being purchased is not
guaranteed by either Seller or Brokers. For this reason, you should conduct thorough inspections of the Property personally and with
professionals who should provide written reports of their inspections. A general physical inspection typically does not cover all aspects of
the Property nor items affecting the Property that are not physically located on the Property. If the professionals recommend further
investigation, tests or inspections, including a recommendation by a pest control operator to inspect inaccessible areas of the Property,

you should contact qualified experts to conduct such additional investigations, tests or inspections.

B. BUYER RIGHTS AND DUTIES: You have an affirmative duty to exercise reasonable care to protect yourself, including discovery of

the legal, practical and technical implications of disclosed facts, and the investigation and verification of information and facts that you
know or are within your diligent attention and observation. The purchase agreement gives you the right to inspect the Property. If you
exercise these rights, and you should, you must do so in accordance with the terms of the Agreement. This is the best way for you to
protect yourself. It is extremely important for you to read all written reports provided by professionals and to discuss the results of
inspections with the professional who conducted the inspection. You have the right to request that Seller make Repairs, corrections or
take other action based upon items discovered in your inspections or-disclosed by Seller. If Seller is unwilling or unable to satisty your
requests, and you do not want to purchase the Property in its disclosed and discovered condition, you have the right to cancel the
Agreement. If you do not timely and properly cancel the Agreement if you do not perform on the contract because of the condition of the
Property, you may be in breach of contract.

C. SELLER RIGHTS AND DUTIES: Seller is required to disclose to you all material facts known to him/her that affect the value or
desirability of the Property. However, Seller may not be aware of some Property defects or conditions. Seller does not have an obligation
to inspect the Property for your benefit nor is’ Seller obligated to repair, correct or otherwise cure known defects that are disclosed to you
or previously unknown defects that are discovered by you or your.inspectors during escrow. The purchase agreement obligates Seller to
make the Property available to you for inspections. , e v . . o

D. BROKER OBLIGATIONS: Brokers do not have expertise and therefore caniot advise you on many items, such as soil stability,
geologic conditions, hazardous substances, structural conditionsof the foundation or other improvements, or the condition of the roof,
heating, air conditioning, plumbing, electrical, sewer, septic, waste disposal, or other system. The only way to accurately determine the
condition of the Property is through an inspection by an appropriate professional. selected by you. If Broker gives you referrals to such
professionals, Broker does not guarantee their performance. You may select any professional of your choosing. In sales involving
residential dwellings with no more than four units, Brokers have a duty to make a diligent visual inspection of the accessible areas of the
Property, and to disclose the resuits of that inspection. However, as some Property defects or conditions may not be discoverable from a
visual inspection, it is possible Brokers are not aware of them. If you have entered. into a written agreement with a Broker, the specific
terms of that agreement will determine the nature and extent of that Broker's duty to you. YOU ARE STRONGLY ADVISED TO
INVESTIGATE THE CONDITION AND SUITABILITY OF ALL ASPECTS OF THE PROPERTY. iF YOU DO NOT DO 80, YOU ARE
ACTING AGAINST THE ADVICE OF BROKERS. - . ' .

E. YOU ARE ADVISED TO CONDUCT INSPECTIONS OF THE ENTIRE PRCPERTY, lNCLUblNG, BUT NOT LIMITED TO THE
FOLLOWING: : ‘

1. GENERAL CONDITION OF THE PROPERTY, ITS SYSTEMS AND .COMPONENTS: Foundation, roof, plumbing, heating, air
conditioning, - electrical, mechanical, security, pool/spa, and other structural and non-structural systems and components, fixtures,
built-in appliances, any personal property included in the sale, and energy efficiency of the Property. (Structural engineers are best
suited to determine possible design or construction defects, and whether improvements are structurally sound.) v S

2. SQUARE FOOTAGE, AGE; BOUNDARIES: Square footage, room'dimensions, lot size, age of improvements, and boundaries. Any
numerical statements regarding these items are APPROXIMATIONS ONLY, and have not been and cannot be verified by Brokers.
Fences, hedges, walls, retaining walls, and other natural or constructed barriers or markers do not necessarily identify true Property
boundaries. (Professionals such as appraisers, architects, surveyors, or civil engineers are best suited to determine square footage,
dimensions and boundaries of the Property.)

3. PEST CONTROL: Presence of, or conditions likely to lead to the presence of wood destroying: pests and organisms. and. other
infestation or infection. (A registered. structural pest control company is best suited to perform these inspections.). Ce

The copyright laws of the United States (Title 17'U.S. Code) forbid the Buyer aCkP\owl_édgeé recéipt o

unauthorized reproduction of this form, or any portion thereof, by photocapy Buyer's Initials ( ) ‘ ( ' ) ; ‘ _
machine or any other means, inc/uding (acSimiIe or computernized farmqts. : o i i ) o o
Copyright © 1991-2000, CALIFORNIA ASSOCIATION OF REALTORS®, ‘ FOUAL HOUSING
INC. ALL RIGHTS RESERVED. = - ' Ey SPPORTUNTY
eviewed by
REV‘SION DATE 10,2000 Broker or Designee Datq
BIA-11 (PAGE 1 OF 2) .
BUYER'S INSPECTION ADVISORY (BIA-11 PAGE 1 OF 2)
Agent: Char & Jerry Michaels ' Prepared using WINForms® software

Broker: Coldwell-Banker Prop Shoppe 727 W OJAI AVE , OJAl CA 93023 a6
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4. SOCIL STABILITY: Existence of fill o( J/mpacted soil, expansive or contracting soil, ga\“)mibility to slippage, settling or movement,
and the adequacy of drainage. (Geotecnnical engineers are best suited to determine such conditions, causas, and remedies.)
5. ROOF: Present condition, age, leaks, and remaining useful life. (Roofing contractors are best suited to determine these conditions.)
6. POOL/SPA: Cracks, leaks or operational problems. (Pool contractors are best suited to determine these conditions.)
7. WASTE DISPOSAL: Type, size, adequacy, capacity and condition of sewer and septic systems and components, connection {o
sewer, and applicable fees.

8. WATER AND UTILITES; WELL SYSTEMS AND COMPONENTS: Water and utility availability, use restrictions, and costs. Water
quality, adequacy, condition, and performance of well systems and components.
9. ENVIRONMENTAL HAZARDS: Potential environmental hazards, including 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. (Read the booklets "Environmental Hazards: A Guide for Homeowners and
Buyers," “Protect Your Family From Lead in Your Home," or consult an appropriate professional.) .

10. EARTHQUAKE AND FLOOD; HAZARD AND OTHER INSURANCE: Susceptibility of the Property to earthquake/seismic hazards
and propensity of the Property to flood. These and other conditions including age of Property may affect the availability and need for
certain types of insurance. Since the time it may take to obtain certain types of insurance may vary, Buyer should not wait to explore
these options. (An Insurance agent, Geologist, or Geotechnical Engineer is best suited to provide information on these conditions.)

11.BUILDING PERMITS, ZONING AND GOVERNMENTAL REQUIREMENTS: Permits, inspections, certificates, zoning, other
governmental limitations, restrictions, and requirements affecting lhe current or future use of the Property, its development or size.
(Such information is available through appropriate governmental agencies and private information providers. Brokers are nol
qualified o review, or interpret any such information.)

12. RENTAL PROPERTY RESTRICTIONS: Some cities and counties impose restrictions that may limit the rent, the maximum number
of occupants, and the right to terminate a tenancy. Deadbolt or other locks and security systems for doors and windows, including
window bars, should be examined to determine whether they satisty legal requirements. (Local government agencies can provide
information about these restrictions and othef requirements.) = , e _ ‘ R

13. SECURITY AND SAFETY: State and local Law may require the installation of barriers, access alarms, self-latching mechanisms
and/or other measures to decrease the risk to children and other persons of existing swimming pools and hot tubs, as well as various
fire safety and other measures conceming other features of the Property. Compliance requirements ditfer from city to city and county
lo county. Unless specifically agreed, the Property will not be in compliance with these requirements. (Local government agencies
can provide information about these restrictions and other requirements.) R C

14. NEIGHBORHOOD, AREA, SUBDIVISION CONDITIONS; PERSONAL FACTORS: Neighborhood or area conditions, including
schools, proximity and adequacy of law enforcement, crime statistics, the proximity of registered felons or offenders, fire protection,
other governmental services, availability, adequacy and the cost of any speed wired, wireless internet 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, wild and domestic animals, other nuisances, hazards, or circumstances, protected species, wetland properties,
historic or other governmentaily protected sites or improvements, cemeteries, facilities and condition of common areas of common
interest subdivisions, and possible lack of compliance with any goveming documents or Homeowners' Associalion requirements,
conditions and influences of significance to certain cultures and/or religions, and personal needs, requirements and preferences of
Buyer. B o : ' ' : B

Buyer acknowledges and agrees that Brokers: (a) do not guarantee the condition of the Property; (b) shall not be
‘responsible for defects that are not known to Broker(s) or are not visually observable .in reasonably and normally
accessible areas of the Property; (¢) have not verified square footage, representations made by others, or other
information contained in inspection reports, Mulitiple Listing Service, advertisements, flyers, or other promotional
material, unless otherwise agreed in writing; (d) do not guarantee the performance of others who have provided
services or products to Buyer or Seller; (e) do not guarantee the adequacy or completeness of Repairs made by Seller
or others; (f) cannot identify Property boundary lines; and (g) do not decide what price a buyer should pay or a seller
should accept. Buyer agrees to seek desired assistance from appropriate professionals. ‘ .

By signing below, Byy&r acknowledges receipt of a Copy of this document. Buyer is encouraged to read it carefully.

= Juesi e

ture ' Date !

Buyer Signature " Date

ORM HAS BEEN APPROVED BY THE CALIFORNIA ASSOCIATION OF REALT-ORS® (C.AR). NO REPRESENTATION IS MADE AS TO THE LEGAL VALIDITY OR
QUACY OF ANY PROVISION IN ANY SPECIFIC TRANSACTION, A REAL ESTATE BROKER IS THE PERSON QUALIFIED TO ADVISE ON REAL ESTATE
ANSACTIONS. iF YOU DESIRE LEGAL OR TAX ADVICE, CONSULT AN APPROPRIATE PROFESSIONAL.

This form is available for use by the entire real estate industry. 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.

o Published and Distributed by: : : ) -

REAL ESTATE BUSINESS SERVICES, INC. : Reviewed by
a subsidiary of the CALIFORNIA ASSOCIATION OF REALTORS® R - S

5§25 South Virgil Avenue, Los Angeles, California 90020 . Broker or Designee Date

'REVISION DATE 10/2000
BIA-11 (PAGE 2 OF 2)
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e WUAGY 1 CUMPANY, licensed by the Calffornia Department” " “Surance

1727 DAILY CRIVE, SUlvkv./ CAMARILLO, CA 93010 i

(805)207-0481  Fax (805,487-0833
Escrow No. 24p43568 - 30 Escrow Officer Lext Howard Date August 21, 2002

Property: 505 & 585 E) Aoblar Dr. & 111 Avaradn, Olai, CA 93023

1. The Commerolal Property Purchase Agreement and Jolnt Eserow Instructions under your Escrow No. 024043568
2 and any amendments and /or supplemsnts thereto, are hereby amended and/or supplemented as follows:

4. The undarsignad buyer hereby removes all contingentles with the exception of the following attachment, the tarms
5. and conditions of which are hereby Incorporatad by reference hereto,

8. ALL OTHER TERMS AND CONDITIONS ARE TO REMAIN THE SAME.

12,

14, Fraderick W. Kosmo

- Melnears Oaks LL.C.

37,

40,

AERE2 ~01/1a /070K (Page 1}

EXHIBIT“ C "
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Escrow No. 240¢ ( ) )
Attachment to A~ ment dated August 21, 2002 '

On or before 8/26/02, Seller to provide Buyer with a completed mold disclosure in order
for Buyer to proceed with obtaining an insyrance quote for property,

On or before 8/26/02;

1. Buyer to be allowed to contact tenants directly for completion of pest control
reports on units 505, 525, 555 ‘and 585 El Roblar,
2. Buyerto be provided with signed estoppel certificates from “all” tenants.

Upon receipt and approval of the preceding and vacating of units 505 and 525 E! Robiar
by the tenants, the Buyers are prepared to remove all contingencies and escrow is to close
immediately upon approval by the bankruptcy cout,

The buyer is hereby amended to Meiners Oaks L.L.C. Prior to close of escrow, buyes
shall provide Chicago Title Company with evidence of the formation of same, including
but not limited to a copy of the Operating Agreement and a Secretary of State certified
copy of the LLC-1 for recording at close of escrow.

Seller is aware that Jerry and Charleen Michaels, California Real Estate Brokers are
participating as buyers with Jim and Kim Exon, as part of the above LLC.

Fraderick W. Kosmo

Meinerg Oaks L.L.C
o 9’,éjéf%,///r//
BY //////
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n(,w)uranca

TO: CHICAGO { /) COMPANY, licensed by the Califarnia Departme
-

1727 DAILY DRIVE, SUITE D, CAMARILLO, OA tomme
(805)957-0_431 Fax (805)087-0633

Escrow No. 24043588 - J30 Esorow Officer Lexi Howard Date August 21, 2002

Property: 505 & 585 El Roblar Dr. & 111 Alvarado, Ojal, CA 93023

!. The Commargia! Property Purchase Agraemant and Jolnt Escrow Instructions under your Escrow No. 024043560
2 and any amandments and /or supplements theretn, ara heraby amended and /ar supplemantad as follows:

4. The undersigned buyer hergby removes &ll contingenolas with the exceptlon of the following attachment, the terms
8 and conditions of which are hershy incorporated by reference hareto,

JIONS ARE TO REMAIN THE SAME.

33,

52,
83,
54,
85

a7,
89,

80.
18

ARSCZ -01/13/070K {Page 1)
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Escraw No, 240&\-/3
Attachment to Amendment dated August 21, 2002

Onor before 8/26/02, Seller to provide Buyer with a completed mold disclosure in order
for Buyer to proceed with obtaining an insurance quote for property.

On or before 8/26/02;

1. Buyerto be allowed to contact tenants directly for completion of pest control
Toports on units 505, 525, 555 'and 585 El Robar,
2. Buyer to be provided with signed estoppel certificates from “gll"” tenants,

Upon receipt and approval of the preceding and vacating of units 505 and 525 E] Roblar
by the tenants, the Buyers are Prepared to remave all contingencies and escrow is to tlose
immediately vpon approval by the bankruptey court,

The buyer is hereby amended to Meiners Oaks L.L.C, Prior to close of c3cToW, buyer
shall provide Chicago Title Company with cvidence of the formation of same, including
but not limited to a copy of the Operating Agreement and a Secretary of State certified
copy of the LLC-1 for recording at cloge of €SCIow,

Soller is aware that Jerry and Charleen Michaels, California Real Bstate Brokers are
participating as buyers with Jim and Kim Exon, ag part of the above LLC.

BY
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CHICAGO TIT|  DOMPANY a

.

1727 DAILY DRIVE, SUITE D, CAMARILLO, CA 93010
(805) 987-0481 Fax: (B05) 987-0633
Escrow No: 24043568 - J30 Escrow Officer: Lexi Howarad

Prior to the close of your escrow, you will need to provide us with how you wish to hold title to the real property you

are purchasing, For your convenlence, you may use the lower portion of this letter to indicate the exact name and
manner of title.

If you have any questions concerning this form, please do not hesitate to give us a call. If you have any questions or
concerns regarding how you shouid hold title, please consult your attorney.

By: ! gk*; \—l("r p")(PC)\

Escrow Officer

TO:
Title to the real praperty 1/we are acquiring shall vest in the manner indicated below.

MENIERS Aawes, LLC ﬂTH Sxon W\anc.cmcs\h.rac’bf

(please print name(s) as you will sign) -

_____ Husband and Wife, as Joint Tenants

. Husband and Wife, as Community Property
___ Huéband and Wife, as Community Property with hlght of Survivo‘rship
_____ Husband and Wife, as Tenants In Common o

—__ AnUnmarried Man (divorced)

______ AnUnmarried Woman (divorced)

A Married Man As His Sole and Separate Praperty (Quitclaim Deed will be required from Spouse)
Wife's name:

A Married Woman As Her Sole and Separate Property (Quitclaim Deed will be required from Spouse)
Husband's name:

—_ ASingle Man (never married)
A Sinéle Worﬁan (never.married) )
 AWdow
. AWidower

_astoanundivided " %interest

ATRUST AS FOLLOWS:

(exact names of the trustees and name and date of the trust)
"~ A FULL COPY OF THE TRUST MAY BE REQUIRED

Other: s

Escrow holder-Is authtylzed to complete the Grant Deed and all pertinent documents, prior to close of escrow in

accordance with s / .

@ sign In same manner as printed akove ) : { ptease sign in sama manner as printed above )

o , Ma mas:';c,fp'ﬂ’é'bf

{ please sign In same manner as prinied above ) { please sign In same manner as pilnted above )

VF2 -08/30/01bk 52




PRV PRI VIRV OIN- TR 1 SRR A7 W R 1P X | Date,qune 11, 2002

Buyer has read and acknowledges recK“ T & Copy of the offar and agrees to the above \)mion of agency relationships. If this offer is
accopted and Buyer sub uently defaul__/yer may be responsible for payment of Brokers' éx., nsation. This Agreement and any supplement,
addendum or modificaticn, including any Copy, may be Signed in two/0r more counterparts, all of which shall constitute one and the same writing,

BUYER S S Date [ZL(/(/ E / / ﬂ ZESUYEF% Date
By e~ / By )
Name ?ﬁﬁt Name Printed
Title 7/ . Titie
?jeré P.0 Box 1445 ‘ Address
'+ Ca 93023 "
Telephone Fax ___ Email - Telephone Fax Email
Notice Address, if different Notice Addrass, if different

42. BROKER COMPENSATION FROM SELLER:
A. Upon Close Of Escrow, Seller agrees to pay compensation for services as follows:

2% of gales price o Jacobson Realty Inc. , Broker, and
- 2% of gales price - . o - Coldwell Banker/ Property Shoppe , Broker, and
(if checked) [ an administrativestransaction fee of $ lo Broker

{or, if not completed, as per listing agreament). _

B. (1) If escrow does not close, compensation in paragraph 42A is payable: (i) upon Seller's default if completion of sale is prevented by default of
Seller; or (il) when and if Seller collects damages from Buyer, by suit or otherwise, if completion of sale is prevented by default of Buyer and then
in an améunt equal to one-half of the damages recovered, but not o exceed the above compensalion, after first deducting title and escrow
expenses and the expenses of collaction,; if any. (2) In any action, proceeding or arbitration relating to the payment of compensation in paragraph
42A or B, the prevailing party shall be entitted to reasonable aftorney fees and costs, except as provided in paragraph 21A.

43. 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, agrees to sell the Property on the above terms and conditions, and agrees to the above confirmation of agency relationships. Seller has
Jead and acknowled ges recejpt of a Copy of this Agreement, and autharizes Broker to daljver a Signed Copy to Buyer. )

. (if checked) SUIBJE( ITO ATTACHED COUNTER OFFER DATED ihn—e [Py DSV

SELLER - 24 Date SELLER Date

Name Printed ,/# - : L Name Printed -

Title ‘ o o o Title '

Address N o Address

i AL

Telephone . Fax____ Email_ Telephone Fax Email

Notice Address, if gifferent -~ - - e : Notice Address, if different -

Agency relationships are confirmed as above. Real Estate Brokers are not parties to the Agreement betweenBuyer and Seller. )
Agent who submitted offer for Buyer acknowledges receipt of deposit, if any, if specifiﬁn—ﬁi—rag{a?h 2A; B O T / : /
Real Estate Broker (Selling Firm Name) __ Coldwell Banker/ Property shoppe By ) A ' M r / Date _ él { 4 o

Address 727 W. 0jai Ave. ' - Phong%m %85,646-7288 x107 :

Real Estate Broker (Listing Fism Name) ___. __sacobsan Realty Inc. By / 'O 174 Aol ol , Date_g.. 0 —na_~
Address dd5 Rosewood Ave.ste.J; Camarillo o Phone/l-a/x/EmaiIL(/as—389—4747

(/1 3 A‘CKNDWLEDGMENT_ OF RECEIPT: Buyer or authorized agent avc‘knowledg’es recaipt of Signed _Acceptance on

(nials) ~ (gate) © - Cat 0 AMO PM.

Escrow Holder Acknowledgment: . o ' ,
Esc’rbw_Holderacknéwledges receift. of a Copy of this Agreement, (if checked, Ba deposit in tpg%ount of § ‘O’. 000, 0 =)
counter offer numbers __ T o= - and ______ I i

EREART A : i : o . and agrees 1o act as Escrow Holder subject to paragraph 38 of
this Agreement, any supplemental escrow instructions and the terms of Escrow Holder's general provisions, :

The date of communication of -Agigpt nce of the Agreement as between er and Selleris - - N of \7/(_0'7“ .
Escrow Holder - CAn i 0 Hib CDYV\PLm P 2 . Escrow# __2HYOILISES
Address .~ r‘@—m wAtan.~ CA a%n\n : Phone/Fax/E-mail ‘PJU?."" Q1 ~ 0""6\ .

Escrow Holder is licensed by the California Depantment of [ Corporations, MU{ance. [J. Real Estate, License #

THIS FORM HAS BEEN APPROVED BY THE CALIFORNIA-ASSOCIATION OF REALTORS® (C.AR.). NO REPRESENTATION IS MADE AS TO THE LEGAL VALIDITY OR
ADEQUACY OF ANY PROVISION IN ANY SPECIFIC THANSACTION. A REAL ESTATE BROKER 1S THE "PERSON QUALIFIED TO ADVISE ON REAL ESTATE
TRANSACTIONS. IF YOU DESIRE LEGAL OR TAX ADVICE, CONSULT AN APPROPRIATE PROF ESSIONAL, . .

This form is available for use by the entire real estate industry. 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. -

R

Published and Distributed by: . } -
REAL ESTATE BUSINESS SERVICES, INC: o Reviewed by
a subsidiary of the CALIFORNIA ASSOCIATION OF REALTORS®

525 South Virgil Avenue, Los Angeles, California 90020 .
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N e ) N

& CALIFORNIA ( ) ()
& % ASSOCIATION BUYER'S INSPECTION ADVISZRY
"" OF REALTORS®
Property Address: 505/585 E1 Roblar, 0Ojai ( unincorporated, Ca 93023 ‘('Propeny")

B. BUYER RIGHTS AND DUTIES: You héve,éﬁf affirmative duty 1o exercise reasonable care to protect yourself, including discovery of
the legal, practical and technical Implications of disclosed facts, and the investigation and verification of information and facts that you

C. SELLER RIGHTS AND DUTIES: Seller is required to disclose fo you all material facts known to himvher that affect the value of
desirability of the Property. However, Seller may not be aware of some Property defects or conditions. Seller does not have an obligation

D. BROKER OBLIGATIONS: Brokers do not have expertise and therefore cannot advise you on many items, such as soil stability,
geologic conditions, hazardous substances, structural conditions of the foundation or other improvements, or the condition of the roof,
heating, air conditioning, plumbing, electrical, sewer, seplic, waste disposal, or other system. The only way to accurately determine the
condition of the Property is through an_inspection.by an appropriate. professional selected by you. If Broker gives you.referrals to such
professionals;, Broker does not guarantee their .performance.. You may select any professional of your choosing. In sales involving
residential dwellings with no.more than four units, Brokers have a duty to make a diligent visual inspection of the accessible areas of the
Froperty, and to disclose the results of that inspection, However, as some Property defects. or.conditions may not.be discoverable from a
visual inspection, it is possible Brokers are not aware of them. if you have entered into a written agreement with a Broker, the specific
terms of that agreement will determine the nature and. extent of that Broker's duty .to: you. YOU ARE STRONGLY ADVISED TO
INVESTIGATE THE CONDITION AND SUITABILITY OF ALL ASPECTS OF THE PROPERTY. IF YOU DO NOT DO SO, YOU ARE
ACTING AGAINST THE ADVICE OF BROKERS. C . S o ) v L

E. YOU ARE ADVISED TO CONDUCT INSPECTIONS OF THE ENTIRE PROPERTY, INCLUDING, BUT NOT LIMITED TO THE

FOLLOWING: - C ;- S .

1. GENERAL CONDITION OF THE PROPERTY, ITS SYSTEMS AND COMPONENTS: Foundation, roof, ' plumbing, heating, air
conditioning, electrical, mechanical, -security, pool/spa, .and other structural and.non-structural systems .and components, fixtures,
built-in appliances, any personal property included in the sale, and energy efficiency of the Property. (Structural engineers are best
suiled to-determine possible design or construction defects, and whether improvements. are structurally sound.) - - . . . :

2. SQUARE FOOTAGE, AGE, BOUNDARIES: Square footage, room dimensions, lot size, age of improvements, and boundaries, Any
numerical statements regarding these items are APPROXIMATIONS ONLY, and have not been and cannot be verified by Brokers.
Fences, hedges, walls, retaining walls, and other natural or constructed barriers or markers do not necessaiily identify true Property
boundaries. (Professionals such as appraisers, architects, surveyors, or civil engineers are best suited to determine square footage,
dimensions and boundaries of the Property.) - : '

3. PEST.CONTROL: Presence of, or conditions likely to lead to the ,pfesencé‘_ofvv'v‘odd destroying pests and O[Q;a.nis‘ms .and.other

infestation or infection. (A registered structural Pest control company is best suited to perform these inspections.)

opy of this page. A
)(é;.)

: . EDUAL HOUSING
7 - . 'OPPORTUNITY.

The copyright laws of the United States (Title 17 U.S. Code) forbid the Buyer acknowledges receipt of ;
unauthorized reproduction of this form, ‘or any portion thereof, by phofocopy = Buyer's Initials (7
machine or any other means, including facsimile or computerized formats. : e
Copyright © 1991-2000, CALIFORNIA ASSOCIATION ‘OF ‘REALTORS®,

INC.ALL RIGHTS RESERVED. - . .7~
'REVISION DATE 10/2000
BIA-11 (PAGE 1 OF 2).

‘Reviewed by
Broker or Designee Date

BUYER'S INSPECTION ADVISORY (BIA-11 PAGE 1 OF 2)

Agent: Char & Jerry Michaels = R Prepared using WINForms® software
Broker: Coldwell-Banker Prop Shoppe 727 W OJAI AVE , OJAL CA'93023 54




Property Address: 505/585 &1 Roblar,/” " _(unincorporated, ca 93023 [ Date:

-

SOIL STABILITY: Existence of fill o wompacted soil, expansive or contracting soil, susceptibility to slippage, settling or movement,

and the adequacy of drainage. (Geotechnical engineers are best suited to determine such conditions, causes, and remedies.)

ROOF: Present condition, age, leaks, and remaining usetul life. (Roofing contractors are best suited to determine these conditions.)

POOL/SPA: Cracks, leaks or operational problems. (Pool contractors are best suited to determine these conditions.)  _

WASTE DISPOSAL: Type, size, adequacy, capacity and condition of sewer and septic systems and components, connection to

sewer, and applicable fees.

WATER AND UTILITES; WELL SYSTEMS AND COMPONENTS: Water and utility availability, use restrictions, and costs. Water

quality, adequacy, condition, and performance of well systems and components.

9. ENVIRONMENTAL HAZARDS: Potential environmental hazards, including asbestos, lead-based paint and other lead
contamination, radon, methane, other gases, fuel, oil or chemical storage tanks, contaminated soil or water, hazardous wasle, waste
disposal sites, electromagnetic fields; nuclear sources, and other substances including mold (airborne, toxic or otherwise), fungus or
similar contaminant, materials, products, or conditions. (Read the booklets “Environmental Hazards: A Guide for Homeowners and
Buyers,” "Protect Your Family From Lead in Your Home," or consult an appropriate professional.) . .

10. EARTHQUAKE AND FLOOD; HAZARD AND OTHER INSURANCE: Susceptibility of the Property to earthquake/seismic hazards
and propensity of the Property to flood. These and other conditions including age of Properly may affect the availability and need for
certain types of insurance. Since the time it may take to obtain certain types of insurance may vary, Buyer should not wait to explore
these options. (An insurance agent, Geologist, or Geotechnical Engineer is best suited to provide information on these conditions.) .

11.BUILDING PERMITS, ZONING AND GOVERNMENTAL REQUIREMENTS: Permits, inspections, certificates, zoning, other
governmental limitations, restrictions, and requirements affecting the current or future use of the Property, its development or size.
(Such information is- available through appropriate governmental- agencies- and private information providers. Brokers are not
qualified to review, or interpret any such information.) o A - ‘

12. RENTAL PROPERTY 'RESTRICTIONS: Some cities and counties impose restrictions that may limit the rent, the maximum number

- of occupants, and the right 1o termiinate a tenancy. Deadbolt or other locks and security systems for doors and windows, including
window bars, should be examined to determine whether they satisfy legal requirements. (Local government agencies can provide
information about these restrictions and other requirements.) -~ - T e o o

13. SECURITY AND SAFETY: State and local Law may require the installation of barriers, access alarms, self-latching mechanisms
and/or other measures to decrease the risk to children and other persons of existing swimming pools and hot tubs, as well as various
fire safety and other measures’concerning other features of the Property. Compliance requirements differ from city to city and county
to county. Unless specifically agreed, the’ Property will not be in compliance with these requirements. (Local government agencies
can provide information about these restrictions and other requiremerits.) . _ o o ‘

14. NEIGHBORHOOD, AREA, SUBDIVISION CONDITIONS; PERSONAL FACTORS: Neighborhood or area conditions, Jincluding

schools, proximity and adequacy of law enforcement, crime statistics, the proximily of registered felons or offenders, fire protection,

other governmental services, availability, adequacy and the cost of any speed wired, wireless internet 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 tralfic, airport nhaise, noise or odor
from any source, wild and domestic animals, other nuisances, hazards, or circumstances, protected species, wetland properties,
historic or other governmentally protected sites or impiovements, Cemeteries, facilities and condition of common areas of _common
interest subdivisions, and possible lack of compliance with any governing documents or Homeowners' Association requirements,
conditions and influences of significance to certain cultures and/or religions, and personal needs, requirements and preferences of
Buyer acknowledges and agrees that Brokers: (a) do not guarantee the condition of the Property; (b) shall not be
,re'spbhslb,le;vfor-defec_ts- that are not known to Broker(s) or are not visually observable in reasonably. and normally
acsescivie areas . of the Property; (c) have not verified square footage; representations made by others, or other
Information contained in inspection reports, Mulitiple Listing Service, advertisements, flyers, or other promotional
material, unless otherwise agreed in writing; (d) do not guarantee the performance of others who have provided
services or products to Buyer or Seller;.(e) do not guarantee the adequacy or completeness of Repairs- made by Seller .

or others; (f) cannot identify Property boundary lines; and (g) do not decide what price a buyer should pay or a seller

& Noo

should accept. Buyer agrees to seek desired assistance from appropriate professionals.

Acknowledges receipt of a Copy of this document, Buyer is encouraged to read it carefully.

Date

By signing below, Bu

- Buyer Signature o B Date .

ORM HAS BEEN APPROVED BY THE CALIFORNIA ASSOCIATION OF REALTORS® (C.A.R).NO REPRESENTATION IS MADE AS TO THE LEGAL VALIDITY OR
EQUACY OF ANY PROVISION IN ANY SPECIFIC TRANSACTION. A REAL ESTATE BROKER IS THE PERSON QUALIFIED TO ADVISE ON REAL ESTATE
RANSACTIONS. IF YOU DESIRE LEGAL OR TAX ADVICE, CONSULT AN APPROPRIATE PROFESSIONAL.

This form is available for use by the entire real estate industry. 1t is not intended 1o identily 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 1o its Code of Elhics. L

Published and Distribiited by: !

REAL ESTATE BUSINESS SERVICES, INC: '

a subsidiary of the CALIFORNIA ASSOCIATION OF REALTORS® | Reviewsdby : -
el ! 525 South. Virgl Avenue, Los Angeles, Califonia 90020 - Broker or Designee Dae . Renmmemment|
{ SIS ) . P UEARSTa— : - OPPORTUNITY
BT (ACE2Or o™ BUYER'S INSPECTION ADVISORY (BIA-11 PAGE 2 OF 2) T mwwsaaex
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Mt:MUHAN{”"M OF INSTRUCTIONS TO PAY QMMISSION
TO: CHICAGO TITL /‘OMPANY licensed bytheCahforma DL,,.artmentoflnsurance

1727 DAILY DRIVE SUITE D, CAMARILLO FA 93010
(805)987-0481 Fax (805)987-0633

Escrow No. 24043568 - J30 Escrow Officer Lexi Howard Date June 28, 2002

Property: 505 & 585 El Roblar Dr. & 111 Alvarado, 0Ojai, CA 93023

Upon close of the above referenced escrow, and from final proceeds due Seller(s) thereunder, Escrow Holder has received
instructions to pay commission as follows: :

Jacobson Realty , Inc. : : $13,000.00
a licensed real esgtate broker, the sum of

AND ALSO PAY

Coldwell Banker Property Shoppe = . $13,000.00

a licensed real estate»broker, the sum of

TO PAY A TOTAL COMMISSION OF $26,000.00

Unless you are given contrary written instructions by the named Broker, Agent, employee or representgtive of said Broker,
when this escrow Is closed please mail payment to the corresponding address shown below.,

Receipt Acknowledged: -

Jacobson Reality , Inc. _ o Coldwell Banker Property Shoppe

By: | | o B(g/\q\“/\ /(Q/CK}L ﬂn @éﬁw
Broker Signature Broker Signature \

License No.: ‘ v License No.: 00? é ?(/7/}

Address:445 Rosewoad Avenue, Suited ‘ Address:727 W. Ojai Avenue

Camarillo, CA 93010 Ojal, CA 93023

Telephone: (805)389-4747 | Telephone: (805)646-7288

Agent: Lynn J. Osslund .+ Agent: JerryMichaels '

COMMEM --09/15/00bk ] ‘ 56
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ansemmave

TO CHICAGO TITL >"OMPANY hcensed bytheCallfornla<\ /értment oflnsurance

1727 DAILY DRIVE SUITE D, CAMARILLO Cca 93010 ! .
(805)987-0481 Fax (805)987-0633 Lo " ’ _

Escrow No. 24043568 - J30 Escrow Officer Lexi Howard ; e ,Date June 28, 2002
; i EEEERREY Vi N

Property: 505 & 585 E1 Roblar Dr. & 111 Alvarado, Ojai, CA 93023

Upon close of the above referenced escrow, and from final proceeds due Seller(s) thereunder, Escrow Holder has received
instructions to pay commission as follows: ’

~Jacobson Realty , Inc. $13,000.00
a licensed real estate broker, the sum of
_AND ALSO PAY

Coldwell Banker Property Shoppe $13,000.00
a licensed real estate broker, the sum of

TO PAY A TOTAL COMMISSION OF $26,000.00

T

Unless you are given contrary written instructions by the named Broker, Agent, employee or representative of said Broker,
when this escrow Is closed please mail payment to the correspondlng address shown below.

Receipt Acknowledged: -

Jacobson Realty |nc. ‘ | o . Coldwell Banker Property Shoppe

By:

By:. —Brokef Signétu A J | | Broker Signature
License No.: o6 237 6 7—J License No.:

Address:445 Rosewood Avenue Sunte J | Address:727 W, Ojai Avenue
Camarillo, CA 93010 . ' “Ojai, CA 93023

Telephone: (805)389-4747 Telephone: (B05)646-7288
Agent:tynnd. Osslund =~ =~ 7;‘ _' . Adent Jerrvaich‘aels

COMMEM --08/15/00bk
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;f CALIFORNIA (’\ COUNTER ( jER No.__ 2
a; ASSOCIATION S (For use by Seller or Buyer. -7 be used for Multiple Counter Offer)
N

OF REALTORS® (C.A.R. Form CO-11, Revised 4/01) _
Date June 12, 2002 , at Camarillo __, California,
This Is a counter offer to the: [_] Residential Purchase Agreement, [ | Counter Offer, Other Coml Prop Purchase Aqrmt (“Offer") ,
dated June 11, 2002 s Tegarding 505/585 E1 Roblar and 111 Alvarade, Ojad ("Property”),
between Jim Exon (‘Buyer”), and
- Frederick Kosmo ("Seller"),

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

A.  Paragraphs In the Offer that require initials by all parties, but are not initialed by all parties, are excluded from the final agreement
unless specifically referenced for inclusion in paragraph 1C of this or another Counter Offer,

B.  Unless otherwise specified In writing, down payment and ioan amount(s) will be adjusted In the same proportion as in the original
Offer. ’

C. 1) Interest rate on note carried back by Seller to be 8%. In the event Buyer wishes
to pay down the principal during the 5 year term on said note, Buyer shall prepay no
more than 20% principal in any 1 year. Due on sale clause to be included in said

‘Dote. _(Ref #2C of original offer) //C/IISAL 7D XY i) YD AT 7 v [T

2)_ Seller does not have in his possession any surveys, plans, engineering, permits,
or approvals pertaining to the sub-ject property. Seller is unaware if structural
additions or modifications may or may not have been made over the years., Buyer is
aware that these structures are older and Buyer is purchasing these properties in AS
IS condition. Buyer shall make any inspections to satisfy self as to. the current
condition of the property. (Ref #5 of original offer) - - : - S ]
3) Seller shall have 15 days to provide information to Buver per #15A(1

A8AZ. L1

of original

2. RIGHT TO ACCEPT OTHER OFFERS: Seller reserves the right to continue to offer the Property for sale or for other transaction, and to accept any
other offer at any time prior to communication-of acceptance, as described in paragraph 3. If this is a Seller Counter Offer, Seller's acceptance of
another affer prior to Buyer's acceptance and communication of acceptance of this Counter Offer, shali revoke this Counter Offer. R ‘

3. EXPIRATION: Unless acceptance of this Counter Offer is Signed by the Buyer or Seller to whom it is sent, and communication of acceptance is

- b 7 @) - is , personally received, to the person making this .- Counter . Offer _ or :to
7osen__ |, by 5:00 PM.on the third calendar day after this Counter Offer is written (or, if
seked! e: ) _, time 6:00 - [%} AM |x] PM), this Counter Offer shall be deemed revoked

and the deposit shall be returned to. Buyer. This Counter Offer may be executed in CouR erparts. T T T T e

4. q (If Checked:) MULTIPLE COUNTER OFFER: Selier is making a Counter Offer(s) to another prospective. buyer(s) on terms that may or may

not be the same as’in this Counter Offer, Acceptarice of this Counter Offer by Buyer shall ‘not be binding unless and until it is subsequently

re-Signed by Sellerin p graph 7.below and communication of Seller's acceptance is made by delivering a Signed Copy, in person, by mail or by
facsimile, which is pgr€onallyteceivéd; to'Buyer or to'_ e S T . Prior Yo the ‘completion 6f all of
these events, Buyef ang.Sell have no duties or obligations for the purchase or sale of the Property. -~ = - R .
5. oFFER:,BLWﬁL . ;Ln;ls COUNTER OFFER ON THE TEW%ND ACKNOWLEDGES RECEIPT OF A COPY. =
/ f// R ;’D‘ate”/ / EEE R S

6. ACCEPTANCE: W
receipt of a Copy. 7"

Sethter Offe (I checked [] SUBJECT T0 THE ATTACHED COUNTER OFFER) and acknowledge

- R . Date . Time._ . . Camem
/7/ ' . Dae v e Tmme - -[Oam[Tem
7. MULT OUNTER OFFER SIGNATURE LINE: By signing below, Seller accepts this Multiple Counter Offer. ’ o
NOTE'T@'SELLER: Do NOT sign in this ‘box until after Buyer signs in paragraph 6) (Pa;agrap_h__T applies only if para_graph_4 Is checked.)
: Date _ _ Time CJam[Tem
e e . Date o Time — [Oamrm
8. ( /':?? 4 )(nitials) ACKNOWLEDGMENT OF,RECEIPT: The maker of the Counter Offer; or that person's authorized agent as specified
in paragraph»a' (or, if this is a Multiple Co’%r ) %u ror Buyer's_'authqrized ag {iag-specified in paragraph 4) acknqwledges_re_ceipt_.of a
Signed Copy of this Counter Offer on s . ' " (date), at T Aam b em, T ‘

The copyright laws of the United States (Tils 17 U.S."Code).fopfid he ugdutriorized reproduclion of this form, or any pértior th
computerized formats, Copyright © 1986-2001, CALIFORNIA ASSOCIATION OF REALTORS®, INC, ALL RIGHTS RESERVED: - * o
THIS FORM HAS BEEN APPROVED BY THE CALIFORNIA: ASSQCIATION OF REALTORS® (C.A.R.). NO REPRESENTATION IS' MADE AS TO THE LEGAL. VALIDITY OR:ADEQUACY -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.. ... . ... . . o o PR - s e o G e e e

This form s available for use by the entire real esate industry. It is not intended to identily tha user as a REALTOR®. REALTOR® is a registered collactive membership mark which may be used only by

ereof, by pholocopy ma_chin"e or any other m'éaps”, i‘nclqding‘,la,csimilg_pr

members of the NATIONAL ASSOCIATION OF REALTORS® who subscribe {o ils Code of Ethics, - - -
% ! | Published and Distributed by: - : - : Reviewed by .- S
REAL ESTATE BUSINESS SERVICES, INC. : : ; o ISR
a subsiiary of the CALIFORNIA ASSOCIATION OF REALTORS® P Broker or Designee . Date
‘g §25 South Virgil Avenus, Los Angeles, Calitornia 80020 ) ) o -
Jacobscn Realty, Inc 445 Rosewood Ave Ste , Camariflo . CA 93010 :

Phone: (805)3894747 Fax: (805)3894744 Lynn J: Ossiund ‘  1sB812.2Fx

‘




ASSOCIATION : .
» AND RECEIPT FOR DEPOS
OF REALTORS® { (NON-RESIDENTIAL) m

Y T “IMERCIAL PROPERTY PURCHAS "’"/ngEEMENT,
é§ CALIFORNIA N AND JOINT ESCROW INSTRU&.\— ONS
A4
{C.A.R.. Form CPA-11, Revised 4/01)

Date June 11, 2002 ,at Ojai -, California,
1. OFFER:
A. THIS IS AN OFFER FROM Jim Exon {"Buyer”).
@ Individual(s), (O A Corporation, [J A Parinership, [0 An LLC, or [] An LLP, or [ Cther .
B. THE REAL PROPERTY TO BE ACQUIRED Is described as 205/585 El Roblar and 111 Alvarado
, Assessor's Parcel No. 017-0-132~-090 , Situated In
Ojai (unincorporated __ ., County of Ventura , Califomia, ("Property").

C. THE PURCHASE PRICE offered is Six Hundred Fifty Thousand

Dollars $ 650, 000.00
D. CLOSE OF ESCROW shalloccur 120 Days After Acceptance {or{7] on : (date)).

2. FINANCING: Obtalning the loans below Is a contingency of this Agreement unless: (i) either 2l or 2J is checked below or (i) otherwise aéreed. Buyer
shall act diligently and in good faith to obtain the designated loans. Obtaining deposit, down payment and closing costs Is not a contingency.

A. BUYER HAS GIVEN A DEPOSIT TO THE AGENT SUBMITTING THEOFFER ......... T $ 10,000.00
(orto ‘ : ), made payabls to Chicago Title ' '
by Personal Check, or (3 : . - : . which shall be held
uncashed until Acceptance and then - deposited within 3 business days after Acceptance or
0 : . @ with Escrow Holder, [Jinto Broker's
trust account or [ ’ — IRTI - '
. Buyer represents that funds will be good when deposited with Escrow Holder. -
8. . INCREASED DEPOSIT shall be deposited by Buyer with Escrow Holder within ___ Days Afier Acceptance, ... $
or 0 S e . )
C. FIRSTLOANINTHEAMOUNTOF . ... .0 ... oo R T .. 3 380,000.00
- NEW First Deed of Trust in favor of (1 LENDER, & SELLER
OR[] ASSUMPTION of (or[] *subject to*) Existing First Deed of Trust e
encumbéring the Property, securing a note payabie at maximum interest of - 7.000 - % fixed rate, or
o %initial adjustable rate with & maximum interest rate capof __ 0. 0go %, balancedue in __ 5
years,-amortized over - - years. (if checked: [J and with a margin not to exceed - %, tied to
the followingindex: .~ - ° _)Buyershall pay loan fees/points not to exceed .~
Additional terms: Mortgage pavments to be jinterest only.-: -Buver to provide :
seller with all standard protections per geller financing disclosure. .
D. SECONDLOANINTHEAMOUNTOF‘.‘.’..;'.'.._.......,..' ........ e P .8
NEW First Deed of Trust in favor of [1 LENDER, [J SELLER, ‘
OR[J ASSUMPTION of (or(J “subjaect to") Existing Second Deed of Trust
encumbering the Property, securing a note payable at maximum interest of % lixed rate, or
% initial adjustable rate with a maximum interest rate capof = ~_ %, balance due in-
years, amortized over _. years. (If checked: (] and with a margin not to exceed : %, tied to
the following index: ' _ ) Buyer shall pay loan fees/points hot to exceed
E. ADDITIONAL FINANCING TERMS: . . ... .. B e $
F. BALANCE OF PURCHASE PRICE (not including costs of ©obtaining Joans and other closing costs) to be . . . 3 260,000.00
deposited with Escrow Holder within sufficient time to close escrow, . ’ - o _
G. TOTALPURCHASEPRICE ... ... .. P B L e $ . 650,000.00

H. LOAN CONTINGENCY shall remalin in effect until the designated loans are funded or assumption of existing financing is approved by lender {or
Days) After Acceptance, by which time Buyer shall give Seller writien notice of Buyer's election to cancel this Agreement if Buyer Is unable
to.obtain the designated loans. If Buyer does not give Seller such notice, the contingency of obtaining the designated loans shall be removed by

the method specified inparagraph 15. -~~~ " _ o . _

. [@ NO LOAN CONTINGENCY: (i checked) Obtaining any loan in paragraphs 2C, 20, 2€ or elsewhere in this Agreement is NOT a contingency
of this Agreemant. If Buyer doss not obtain the loan(s), and as a result Buyer doas not purchase the Property, Seller may be entitled 1o Buyer's
deposit or other legal remedies.

The copyright laws of the United States (Title 17 U.S. dee) fo}bld the Buyer and Seller ackmwl%ip% of this page.

unauthorized reproduction’ of this form, or any porion thereof, by photocopy . ) Buyer's tnitials { __ - X y )

machine or any other means, Including facsimile or ‘compulerized formats, . ~ - Seller's tnitials ( / / ) )

Copyright © 1993-2001, CALIFORNIA ASSOCIATION OF REALTORS®, INC. \ - | Reviewed by / E00AL WASHC
ALL RIGHTS RESERVED. ! -| Broker or Designee/ __ Dale

CPA-11 (PAGE 1 of 10)

‘ COMMERCIAL PROPERTY PURCHASE AGREEMENT (CPA-11 PAGE 1 OF 10)
Coldwell-Banker Prop Shoppe 727 W OJAI'AVE -, OJAL CA 93023 e . c
Phone: (805)6467288 - - Faxs (805)@409845 - Char & Jerry Michaels S T T1598761.ZFX
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J* [0 ALL CASH OFFER; (If checked) I( )\ Is needed to purchase the Property. Buyer shall, 5 (or(3 ) Days After Acceptancae,
provide Seller written verification of s 3ntvfunds to close this transaction. Seller may canc—is Agreement in writing within § Days After; ()]

time to provide verification expires, if Buyar fails to provide verification, or (il recsipt of verification, if Saller reasonably disapproves it.

K. LOAN APPLICATIONS; PREQUALIFICATION: Within 5 (or ) Days After Acceptance, Buyer shall provide Seller a letter from
lender or mortgage loan broker stating that, based on a review of Buyer's written application and credit report, Buyer is prequalified for the NEW
loan{s) indicated above. If Buyer fails to provide such latter within that time, Seller may cancel this Agreement in writing. -

L. [ APPRAISAL CONTINGENCY: (If checked) This Agresment is contingent upon Property appraising at no less than the specified total purchase
price. If there is a loan contingency, the appraisal contingency shall remain in effect until the loan contingency is removed. If there is no loan
contingency, the appraisal contingency shall be removed within 10 (for(d __ ) Days After Acceptance.

M. SELLER FINANCING: For any Seller financing designated above, Buyer is 10 exacute a nots secured by a deed of trust in favor of Seller, on the
terms and conditions set forth in the attached addendum (C.A.R. Form SFA-1 1). ’

N. ASSUMED OR "SUBJECT TO" FINANCING: Seller represents that Seller is not delinquent on any payments due on any loans. Seller shall, within
the time specified in paragraph 15, provide. copies of all applicable notes and deeds of trust, loan balances and current interest rates to Buyer.
Buyer shall.then, within the time specified in paragraph 15, provide Seller with notice, if any, as specified in paragraph 15. Differences between
estimated and actual loan balances shali be adjusted at Close Of Escrow by cash down payment. Impound accounts, if any, shall be assigned and
charged to Buyer, and credited to Seller, Seller is advised that Buyer's assumption of an existing loan may not release Seller from liability on that
loan. If Property is acquired $ubject to an existing loan, Buyer and Seller are advised to consult with legal counsel regarding the ability of an
existing lender fo call the loan due, and the consequences thereof. : :

3. CLOSING AND OCCUPANCY '

A. Possession and occupancy, subject to the rights of tenants under existing leases, shall be delivered 1o Buyer at 12:00 0 AMEIPM, on
the date of Close of Escrow, {J on ] ,or [J no later than Days After Close Of Escrow.

B. At Close Of Escrow, Seller assigns to Buyer any assignable warranty rights for items included in the sale and shall provide any available copies of
such warranties. Brokers cannot and will not determine the assignability of any warranties, " ’

C. At Close Of Escrow, unless otharwise ‘agreed in wriling, Seller shali provide keys and/or means to operate all focks, mailboxes, security systems,

alarms and garage door openers. If Property is a unit in a condominium or other common interest subdivision, Buyer may be required o pay a

deposit 1o the Owners’ Association ("OA") ta obtain keys 1o accessible OA faciiies. _

4, ALL’OCATION OF COSTS (If checked): If any of the inspecliohs or repors in paragraph 4A, B, C and D are checked, then with regard to that item,

Buyer shall have approval, removal and cancellation rights, and obligations as specified in paragraph 15, - ‘ R e
INSPECTIONS AND REPORTS SRR : ' o

A.D)-Buyer [ Seller shall pay for sewer connection, if required by Law prior to Close Of Escrow. -

B. [J Buyer [J Seller shall pay 1o have septic or private sewape disposal system inspected. -

C. [ Buyer [J-Seller shall pay to have domestic wells tested for water potability and productivity.

D. & Buyer [ Seller shall pay for a natural hazard zone disclosure report prepared by

GOVERNMENT REQUIREMENTS AND RETROFIT - - = Cee S Co : C » o

E. @ Buyer [J Seller shall pay for smoke detector inStaIIation and/or water heater bracing, if-required by Law. Prior 1o Close Of Escrow; Seller shall
provide Buyer a written statement of compliance in accordance with state and tocal Law, unless exempt. - : o

F. [ Buyer [ Seller shall pay the cost of compliance with any other minimum mandatory government retrofit standards, inspections and reports
if required as a condition of closing escrow under any Law. ‘

ESCROW, TITLE AND OTHER COSTS S

G.[X Buyer @ Seller shall pay escrow fee. Cost to be shared 50/50 between buver and seller

Escrow Holder shall be ‘Chicago Escrow in Camarillo-Lasxi Howard, escrow offitar
H. 3 Buyer Seller shall pay for owner's litle insurance policy specified in paragraph 14.
Owner's title pdlicy to be issued by i __Chicago Title

* (Buyer shall pay for any title insurance policy insuring Buyer's Lender, unless otherwise agreed.)
I. 1 Buyer [® Seller shall pay County transfer tax or transfer fee. : e
J. O Buyer [ Selfer shall pay City transfer tax or transfer fee.
K. ) Buyer [ Seller shall pay Owners' Association transfer fees. - -
L. 0-Buyer-[J ‘Seller shall pay Owners' Association document preparation fees. : -

5. SELLER DISCLOSURES: Within the time specified in paragraph 15, Seller, shall provide to Buyer, in writing, the following disclosures and information.

Buyer shall then, within the time specified in paragraph 15, invesligate the disclosures and information, and provide Seller with notice, if any, as

specified in paragraph 15. S _ » o S L ,
A. NATURAL HAZARD ZONE: Spécial Fiéod Hazard Areas; Potential Flooding (Inundation) Areas; Very High Fire Hazard Severity Zones; State Fire

“Responsibility Areas; Earthquake Faull Zones; Seisimic Hazard Zones, or any other federal, state, or locally designated zone for which-disclosure

is required by Law. -

B. PROPERTY DISCLOSURES AND PUBLICATIONS: Earthquake Guide (and disclosures), if required by Law, and Environmental Hazards Booklet.

C. STBU’CTU‘RAL MODIFICATIONS: Any known struciural additions or alterations 1o, .or' the installation, afteration, repair ‘or ‘replacement' of,

significant components of the st';uctugé(é) upon the Property.

The copyright laws 'ot the. United States (Title 17 U.S. Code) forbid the Buyer and Seller acknowled: i py of this page.

unauthorized reproduction of this form, or any portion thereoi, by photocopy ~ . o Buyer's In.it;ial.s‘ [, ) e '
machine or any other means, including facsimile or compulerized 'OF’?"E'& o - Seller's Initials ; — ) j o
Copyright ® 1993-2001, CALIFORNIA ASSOCIATION ‘OF REALTORS®, INC. Reviewed by 7 £0UAL HOUSING

ALL RIGHTS RESERVED. OPPORTUNITY
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]
D.

E.

F.

G.

‘”jui.____Dale:me_luw_.___
GOVERNMENTAL COMPLIANCE; Jprovements, additions, alterations, or repairs mac. Seller, or known to Seller to have been made,

without required govemmental permits,“ff.&l inspections, and approvals. -
VIOLATION NOTICES: Any notice of violations of any Law filed or lssuad against the Property and actually known to Saller-

MISCELLANEOQUS ITEMS: Any of the following, if actually known to Seller: (1) any current pending lawsuit(s), investigation(s), inquiry(ies),
action(s), or other proceeding(s) affecting the Property, or the right to use and occupy it; (I} any unsatistied mechanic or materialman lien(s)
affecting the Property; and (1if) that any tenant of the Property Is the subject of a bankruptcy.

[3 ¢t checked) CONDOMINIUM/COMMON INTEREST SUBDIVISION: Property is a unit in a condominium, or other common interest
subdivision. Seller shall request from the OA and, upon receipt, provide to Buyer: (1) Copies of any documents required by Law; (if) disclosure of
any pending or anticipated claims or litigation by or against the OA; (lil) a statement containing the location and number of designated parking and
storage spaces; (lv) Copies of the most recent 12 months of QA minutes for regular and special meetings, if available; and {v) the names and
contact information of all OAs governing the Property. '

H. 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, of representations previously provided to Buyer of which Buyer is otherwise
unaware, Seller shall promptly provide a subsequent, or . amended disclosure, in writing covering those items. However, a subsequent or
amended disclosure shall not be required for conditions and material Inaccuracies disclosed In reports recelved by Buyer.

6. SELLER DOCUMENTATION: Within the time specified in paragraph 15, Seller shall provide Buyer the following information. Buyer shall then, within
lhe time specified in paragraph 15, investigate the information and provide Seller with notice, if any, as specified in paragraph 15,

A.

B.

SURVEYS, PLANS AND ENGINEERING DOCUMENTS: Copies' of stirveys, plans, specifications, ‘and engineering documents, if any, in Seller's
possassion or control. , . ' '

RENTAL SERVICE'AGBE_EMENTSé (i Al current leases, rental agreements, service contracts, and other agreements pertaining to the operation
of the Property; and (i) a rentaf statement including names of tenants, rental rates, period of rentdl, date of last rent increase, security deposits,
rental coricessions, rebates, or other benefits, if any, and a list of delinquent rents and their duration. Seller represents that no tenant is entitled to
any ‘concession, rebate, or other benelit, except as set forth in these documents, ' '
INCOME AND EXPEN_SE STATEMENTS:‘ The bOoks "a_nd records, ‘including a statement of income and expense for the 12 months preceding
Acceptance. Seller 'répre‘sént's’ that the books and records aré those maintained in the ordinary and noral course of business, and used by Seller
in the computation of federal and state incomme tax returns. o o - '

ESTOPPEL CERT!FICATES: Tenant Estbp‘pel certificates completed by Seller or ‘Seller's agent, acknowledging: (i) that tenants' rental or lease
agresments are unmodified and in full force and effect (or if modifiéd, stating all such modifications); (il) that no lessor defauits exist; and (iil) the
amount of any 'pi*épaid rent or sacurity debcisit. Tenénl Estoppel certificates shall be signed by each tenant or, if a tenant does not sign, by Seller or
Seller's agent, who shall Indicate whether of not the signature is binding upon the tenant.” - - ‘ - -
PERMITS: If in Seller's possession, copies of ail permits and approvals concerning the Propérty, obtained from any governmental entity, inchuding,
but not limited to, Certificates of Occupancy, Conditional Use Permits, Development Plans, and licenses and permits pertaining to the operation of
(if checked) ENVIRONMENTAL SURVEY: Within' -~ © Days After Acceptance, Buyer shall be provided a phase one environmental survey
report paid for and obtained by _B_Uyef,D Seller. Buyer shall then, within the time specified in'paragraph 15, provide Selier with notice, if any, as

specified in paragraph 15,

8. CHANGES DURING ESCROW:

A

B.

Prior to Close Of Escrow, Seli'ér‘ihéy-ohly engage in the following acts ("Proposed Changes") subject to Buyer's rights in paragraph 8B: (i) rent or
lease any vacant unit or other part of the premises; (li) alter, modify, or extend any existing rental or lease agreement: (Iti) enter into, atter, modify
or extend any service v'co'mract(‘s.)'; or (iv) cﬁangé the status of the condition of Property. _ ) S '

Seller shall give writ’féﬁ_ notice 10 Buyer of a'ny' Proposed Changes. Buyer shall, within the time specified in péragraph 15, provide Seller with notice,
it ahy. as spé_cified in pé}ag}éph 15, and if Buyer disapproves, Seller shall not make the ‘Proposed Changes,

9. CONDITION OF PROPERTY: Co

A.

Unless otherwise agréed, (i) Prdpert‘y is soldi (é) In its PRESENT physical condhloﬁ on the date of Acceptance and (b) subject to Buyer
inspection rights; (if) Property, including pool, spa, landscaping and grounds, is 1o be maintained in substantially the same condition as on the
date of Acceptance; and (Iif) all debris and personal property not included in the sale shall be removed by Close Of Escrow. - "
SELLER SHALL DISCLOSE KNOWN MATERIAL FACTS AND DEFECTS AND MAKE OTHER DISCLOSURES REQUIRED BY LAW. ,
Buyer has the right to inspect the Property and, based upon information discovered in those Inspections, may reasonably request that Seller make
Repairs, corrections or take other action as spacified inparagraph 15. - . ‘< oo : B

D. Note to Buyer: You are strongly advised to conduct inspections of the entire Property in pl;der to determine lts present condition since
Seller may not be aware of all defects affecting the Property or other factors that you consider important. Property improvements may
not be bullt according to codes or In compliance with current Law, or havé had permits issued, _ ‘ :

E. Note to Seller: Buyer may request that you make certain Repalrs and, in the event you refuse or are unable to make those Repairs, Buyer
may cancel this Agreement as speclfied in paragraph 15,

The copyright laws _5(' the  United States (Titlle 17 U.S. C_ode)‘ forbid the Buyer and Seller apknowlqd réceipt of aCopy ot this p»age";-
unauthorized reproduction of this form, or any portion thereof, by photocopy - Buyer's Inil?als {. ), ) -

machine or any other means, including facsimile or computerized formats, ~ ¢ Selier's initials (- : }

Copyright © 1993-2001, CALIFORNIA ASSOCIATION OF REALTORS®, INC. [ Fioviewsd by oot
ALL RIGHTS RESEHVED‘ . . Broker or Designee Date
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-y Property Address:

10.

11.

12.

13.

5 Alvarado. Oiail tunincorvorated). CA - ""‘321 Dateyune . ll. 2002 .
FIXTURES AND PERSONAL PROPERZ

(unless excluded in paragraph 10C below), and shall be transferred free of liens and without Seller warranty. ltems 40 be transferred shall
include, but are not limited to, existing electrical, mechanical, lighting, plumbing and heating fixtures, fireplace inserts, solar systems, built-in
appliances, window and door screens, awnings, shutters, window coverings, attached floor coverings, television antennas, satellite dishes and
related equipment, private integrated telephone systems, air coolars/conditioners, pool/spa equipment, garage door openers/remote controls,
attached fireplace equipment, mailbox, in-ground landscaping, including tress/shrubs, and (if owned by Seller) water softeners, water purifiers
and security systems/alarms.

B. ADDITIONAL ITEMS INCLUDED: 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 dellvered to Buyer within the time specified in paragraph 15. Buyer shall then, within the time specified in -
paragraph 15, provide Seller with notice, if any, as specified in paragraph 15. Selier shall deliver itte to the personal property by Bill of Sale,
free of all liens and encumbrances, and without warranty of condition, except . As additiona!
security for any note in favor of Seller for any part of the purchase price, Buyer shali execule g UCC-1 Financing Statement to be filed with the
Secretary of State, covering the personal property included in the purchase, replacement thereof, and any insurance proceeds.

C. ITEMS EXCLUDED FROM SALE None

None

Within the time specified in paragraph 15, Seller shall give Buyer a list of fixtures not owned by Seller. Buyer shall then, within the time specified in

paragraph 15, provide Seller with notice, if any, as specified in paragraph 15.
BUYER'S INVESTIGATION OF PROPERTY CONDITION: Buyer‘s acceptance of the condition of, and any other matter atfecting, the Property is a
contingency of this Agreement, as specmed in this paragraph and paragraph 15. Buyer shall have the right at Buyer's expense, unless otherwise
agreed, to conduct inspections, mvestlgalrons tests, surveys, and other studies ("Inspectrons"), rncludrng the right to: (i) inspect for lead-based paint
and other lead-based paint hazards; and (H) inspect for wood destroying pests and organisms. No Inspections shall be made by any governmental
building or zoning lnspeclor or government employee without Seller's prior written consent, unless required by Law. Buyer shall complete these
lnspeclrons and give any written notice to Sellér within the time specified in paragraph 15. At Seller's request, Buyer shall give Seller, at no cost,
complele Copies of all Inspection reports supporting Buyer‘s written requests. Seller shall make Property avaitable for all Inspectlons Seller shall
have water, gas and electncity on for Buyer's inspections and lhrough the date possession is made availabie to Buyer.
REPAIRS: Repairs shall be compléted prior to fina verification of condition unless otherwise agreed in writing. Repairs to be performed at Seller's
expense may be performed by Seller or through others, provrded that work complies with applicable Law, mcludrng governmental permit, inspection
and approval requirements. Flepalrs shall be. performed in a skillful manner with materials of quality and appeéarance comparable to existing
materials. It is understood that exact restoration of appearance or cosmetic items following all-Repairs may not be possrble Seller shall: (i} obtain
receipts for Repairs performed by others (in Pprepare a written ‘statement |ndlcatrng the Reparrs performed by Seller and the date of such Repairs;
and (ill) provide Copies of receipts and statements to Buyer prior to finai verification of condition.
BUYER INDEMNITY AND SELLER PROTECTION FOR ENTRY. UPON PROPERTY: Buyer shall:- (i) keep Property free and clear. of liens; (ii)
indemnify and hold Seller harmless from all liability, claims, demands, damages and costs arising from Inspections; and (i) Repair all damages
arising from Inspections.’ Buyer shall carry, or Buyer shall require anyone acting on Buyer's bshalf 1o carry policies of liability, workers' compensation,
and other applrcable insurance, defending and protecting Selter from liability for any rnrunes to persons or property occurring durrng any Inspections
or work done on the Property at Buyer‘s direction pnor to Close Of Escrow. Seller is advised that certain protectrons may be afforded Seller by

« - 15cording a Notice of Non Responsrbllrty lor lnspeclrons and work done on the Property-at Buyors drrectron
14. ‘

TITLE AND VESTING

A. Within the time specmed in. paragraph 15 Buyer shalr be provlded a current prelrmrnary (titie) reporl whrch is only an offer by the lrtle insurer to
rssue a policy of title insurance, and may not contain every item aﬁeclrng title. Buyer shall provide written notice to Seller i in accordance with and
within the time specrlred in paragraph 15.

B. At Close Of Escrow, Buyer shall receive a grant deed conveying title, lncludmg ofl, mineral and water rights if currently owned by Seller. Title
shall be subject to all sncumbrances, easements, covenants, conditions, restrictions, rrghls and other matters that are of record or. disclosed to
Buyer prior to Close Of Escrow, unless otherwise fequested in writing by Buyer and ‘agreed to by Salier within the time specified in paragraph 15.
However title shail not be subjecl to any liens agarnst the Property, except for those’ specified in this Agreement. Title shall vest as designated in
Buyer's supplemental escrow mslruclrons THE MANNER OF TAKING TITLE MAY HAVE SIGNIFICANT LEGAL AND TAX CONSEQUENCES.

C. Buyer shall receive a CLTA Polrcy ol Title Insurance, if avarlable for the Property A mle company, at Buyer's request, can provide rnlormatron
about availability, desrrabrlrty, coverage, and cost of various mle insurance coverages and lndorsements if Buyer desires title coverage other
than that requrred by thrs paragraph Buyer shall rnstruct Escrow Holder in wrmng and pay any increas osts.

The copyright laws of the United States (Tille 17 U.S. Code) forbid the

unauthorized reproduction of this form, or any portion thereof, by photocopy

Buyer and Seller acknawle
Buyer's Initials ( _

/{cerpt %{)py of this page:
X )

machine or any other means, including facsimile or computerized tormats. Sellers Initials ( /~ ) S
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x 15. TIME PERIODS; REMOVAL OF CO RENCIES; CANCELLATION RIGHTS: The lollov("’\\lma perlods may only be extended, altered,
\ /

186.

17.

18.

modifled or changed by mutual wri freement. .

A. ORDERING, COMPLETING AND REVIEWING INSPECTIONS AND REPORTS: e .

(1) SELLER HAS: 5 (or I} 7 ___ ) Days After Acceptance, or as applicable, discovery, to order, request or complets all reports, disclosures
and information for which Seller is responsible under paragraphs 2N, 4, 5, 6, 7, 8, 10, and 14. Seller has 2 Days After receipt (or compietion)
of any of these items to provide it to Buyer. Buyer has 5 (or[8 7 ) Days After receipt of (1) each of the above items and (li) notice
of violation of Law under paragraph 5€ and Proposed Changes under paragraph 8 to review the report, disclosure or other information.

(2) BUYERHAS: 14 (or (0 21 ) Days After Acceptance to complete alf Inspections, investigations and review of reports and other
applicable information for which Buyer is responsible.

B. (1) APPROVAL OR REQUEST: Within the times specified above (or paragraph 2H for loan contingency), Buyer shall provide Seller with either
(i) an unconditional approval and removal of the applicable contingency, or (i1) a reasonable written request that Seller Repair or take other
action (or for loan contingency, cancellation if Buyer is unable to obtain the designated loan).

(2) EFFECT OF BUYER'S REQUEST: If, pursuant to B(1), Buyer reasonably requests that Seller Repair or take other action, Buyer and Seller
have 5 (or [ 7 ) Days After Seller's receipt of Buyer's request to reach mutual written agreement on Buyer's request.
i (I) Seller has agreed in writing to unconditionally and completely take the action requested by Buyer, or (il) Buyer and Seller have reached
a mutual written agreement with respect to those items, then the transaction shall proceed on those terms. Seller has no obligation, express

" or implied, to satisfy Buyer's requests. " o T .
(3) EFFECT OF NO WRITTEN AGREEMENT ON BUYER'S REQUESTS: i, at the expiration of the time in B(2), neither B(2)(1) nor (lI) has

occurred, Buyerhas 2 (or® _ 5 ) Days to cancel this Agreement in' writing.

C. ACTIVE OR PASSIVE REMOVAL OF CONTINGENCIES AND CANCELLATION RIGHTS:

(1) @ ACTIVE METHOD (Applies only if checked): - : ' e ; .

(a) (No written request or removal by Buyer) if, within the time specified in A, Buyer does not give Seller written notice pursuant to B(1),
" Seller may cancel this Agreement in writing. Notwithstanding the expiration of the time specified, Buyer retains the right to give Seller
written notice under B1 at any time prior to receiving Seller's written cancellation. Once Seller receives Buyer's written request or
“removal, Seller may not cancel this Agreement pursuant to paragraph C(1)(a).” R ' ‘ R
(b}  (No written cancellation by Buyer) i, within the time specified, Buyer does not give Seller writlen niotice of cancellation pursuant to
~ B(3), either Buyer or Seller may cancel this Agreement in writing-at ‘any time prior to Buyer and Seller reaching mutual written
, - agreement with respect to any requests made pursuant to B(1). -~ : e ' o - ‘

{2) PASSIVE METHOD: If, within the time spacified, Buyer doss not give Sellei: (1) a reasonable written request pursuant to B{1) (or for loan
contingency, cancellation if Buyer is unatile to obtain the designated loan), or (ii) written notice of cancellation pursuant to B(3) if no
agreement is reached 'on Buyer's requests, then Buyer shall be deémed, as applicablé. to have unconditibnally approved and removed the
contingency or withdrawn the request and waived any right to cancel associated with the requested itern.

D. EFFECT OF REMOVAL: If Buyer removes any contingency or cancallation right Dby the active or passive method, as applicable, Buyer shall
conclusively be deemed to have: (i) completed all Inspections, investigations, and review of reports and other applicable 'information and
disclosures pertaining to that contingency or”cancellation right; (il) elected to proceed with the transaction: and {i15) assumed all liabiiity,
responsibility, and expense for Repairs or coireciions pertaining to that contingency or canceilation ’right,'or for inability to obtain financing if the
contingency pertains to tinant_:ing. unless, pursuant 1o B{2) or elsewhers in this Agreement, Seller agrees to make Repairs or take other action.

E. EFFECT OF CANCELLATIO__N ON DEPOSITS: If Buyer or Seller gives written NOTICE OF CANCELLATION pursuant to rights duly exercised
under the terms of this Agreement, Buyer and Seller agree 1o Sign mutual instructions 1o cancel the sale and escrow and release deposits, less
fees and costs, to the party entitled 1o the funds. Fees and costs may be payable to service providers and vendors for services and products
provided du;ihg escrow.,Release‘_d{ funds will require mutually, Signed release Instructions from Buyer and Séller, judicial decision or
arbitration award. A party may be subject to a civil penaity of up to $1,000 for refusal to sign such instructions If no good faith dispute
exists as to who Is entitled to the déposited funds (Civil Code §1057.3). o . : ‘

FINAL VERIFJC,ATIQN._QE;qOﬁND!TIONt'B&lye; shall have the right to make a final inspaction of the Property within 5 (or _~ 7 ) Days
prior to Close Of ‘Escrow,'NO'[ AS A.CONTINGENCY OF TH_E SALE, but solely to confirm (i) Property is maintained pursuant to paragraph 9A, (il)
Repairs have been completed as agreed, and (iii) Seller has complied with Selier's otfier obligations. _ '
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; (i)
Broker has made no’representation conceming the applicability of any such law lo this transaction, to Buyer, or to Seller, except as otherwise
indicated in this Agrsement; (Ifi) Broker(s) has/have made.no representation concerning the existence, testing, discovery, location and evaluation
olffor, and risks posed by, environmentally hazardous substances, if any, located on or potentially aHecting the Properly; and (lv) Buyer and Seller
are each advised to consult' with technical and legal experts concerning the existence, testing, discovery, location, and evaluation offfor, and risks
posed by, environmentally hazardous substances, if any, located on or potentially affecting the Property. '
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. The ADA can require, among other things, buildings to be made readily
accessible to the disabled. Different requirements apply to new construction, alterations 1o existing buildings, and removal of barriers in existing
buildings. Compliance with the ‘ADA may require significant costs. Monetary and’ injunctive ,.r'emedies may be incurred if the Property is not in
compliance. A real estate brokér does not have the technical expertise sither to determine whether a building is in compliance with ADA
requirements.'or to advise a prinbipal'oq thse requirements. Buyer and Seller are advised to contact an attorney, contractor, architect, engineer or
other qualified professional of his/her own choosing to determine to what degres, if at all, the ADA impacts that principal or this transaction.

19. SECURITY DEPOSITS: Security deposits, if any, tdlba extent they have not been applied by Selier in ;accordance‘_with any rental agreement and
current law, shall be transferred to Buyer on Close Of Escrow. Seller shall notify each tenant, in compliance with the Civil Code. o

The copyright laws of the United Slalés @ ile 17 US _éode) forbid the Buyer and Sefler acknow%eceipt %py of this page. -

unauthorized reproduction of this form, or any porion méreol. by photocopy " Buyer's Initials ( Wizo= Y -

machine or any other méan_s. including facsimiie or compulerized formats. Seller's Initials { _/_- )( )
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f,\:}i{{,:‘#"»mpeny Address: ang 1 Al ¢ Tpaa Date:qupe 11, 2002
:‘( 20. LIQUIDATED DAMAGES: If Bu(w,alls to complete this purchase becaus-—f Buyer's default, Seller shall retain,

21,

The copyright laws of the United States. (Title 17 Us: _dee) forbid the .. .. / Buyer and Seller acknowled 'receipt ol a€opy of this page.
unauthorized reproduction of this form, or any portion thereol, by phatocopy L Buyer's Initials ( ) )

as liquidated damages for breach of contract, the deposit ‘actually paid. Buyer and Seller agree that this

amount Is a reasonable sum given that it Is impractical or extremely difficult to establish the amount of

damages that would actually be suffered by Seller In the event Buyer were to breach this Agreement. Release

of funds will require mutual, Signed release Instructions from both Buyer and Seller, judiclal decision or

arbitration award. /

BUYER AND SELLER SHALL SIGN A SEPARATE LIQUIATED DAMAGES PROVISION FOR ANY INCREASED

DEPOSIT (C.A.R. FORM RID-11). {Buyer's initials __//_/ Seller's initials _ < /_____|

DISPUTE RESOLUTION: -

A. MEDIATION: Buyer and Seller agree to mediate any displite or claim arising between them out of this Agreement, or any
resulting transaction, before resorting to arbitration or court/action. Paragraphs 21B(2) and (3) below apply whether or not the

Arbitration provision is initialed. Mediation fees,‘ if any, shall'be divided equally among the parties involved. I, for any dispute or,
.claim to which this paragraph applies, any party commences an action without first attempting to resolve the matter through -

mediation, or refuses to mediate after a request has been made, then that party shall not be entitled to recover attorney 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. o

B. ARBITRATION OF DISPUTES: (1) Buyer and Seller 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, including and subject to paragraphs 21 B(2) and (3) below.
The arbitrator- shall- be -a retired judge or justice, or an attorney with at least 5 years of real estate
transactional Law experience, unless the parties mutually agree to'a different arbitrator, who shall render an
award in. accordance with substantive .California Law. In all. other respects, the arbitration shall be
conducted in accordance with Part ill, Title 9 of the California Code of Civil Procedure. Judgment upon the
award of the arbitrator(s) may be entered in any.court having jurisdiction.-The parties shall have the right to
discovery In accordance with Code ‘of Civil Procedure §1283.05. " e T e
(2) EXCLUSIONS FROM MEDIATION AND ARBITRATION: The following-matters are excluded from mediation and-arbitration:
© (i) a judicial or non-judicial foreclosure or other action or proceeding to enforce a deed of trust, mortgage, or installment land
sale contract as defined in Civil Code §2985; (ii) an unlawiul detainer action; (iii) the filing or enfotcement of a mechanic's lien;
(iv) any matter that is within the jurisdiction of a probate, small claims, or bankruptcy court; and (v) an action for bodily injury o
wrongful death, or any right of action t6 which Code of Civil Procedure §337.1 or §337.15 applies. The filing of a court action to
enable the recording of a notice ‘of pending action, for order of ‘attachmient, receivership, injunction, or other provisional

remedies, shall not constitute a violation of the mediation and arbitration provisions.” © B N
(3) BROKERS: Buyer and Seller agree to mediate and arbitrate disputes or claims involving either or both Brokers, provided
either or both Brokers shall have agreed to such mediation or arbitration prior to, or within a reasonable time after, the dispute or
claim is presented to Brokers. Any election by either or both Brokers 1o patticipate in mediation or arbitration shall not result in
Brokers being deemed 'par'tie_s‘t‘,o'1h‘e"AQ.r_eementf' ‘ R S o i o
_"NOTICE: BY INITIALING IN THE SPACE BELOW YOU ARE AGREEING T O HAVE ANY DISPUTE ARISING
- 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 ‘ARBIFATION OF DISPUTES' PROVISION T NEUTRAL
ARBITRATION." - |Buyersinitials 7/ Sellers initials [ Z2my [ ____ |

machine or any other means, Including facsimile or"_'oompmerized formats. ' Seller's Initials ( i '__4;,___ )
Copyright © 1993-2001, CALIFORNIA ASSOCIATION OF REALTORS®, INC. Reviewed by KoM
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22,

23.
24.

25,
26,

27.

28.

30.

PRORATIONS OF PROPERTY TAXES OTHER ITEMS: Unless otharwise agreed in writi / following items shall be PAID CURRENT and
prorated between Buyer and Seller as of .8 Of Escrow: real property taxes and assessments,\l';ferest,‘ rents, OA regular, special, and emergency
dues and assessments imposed prior to Close Of Escrow, premiums on Insurance assumad 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.-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 assassments that are now a lien but not yet due. Property will be reassessed upon change of
ownership. Any supplemental tax bills shall be paid as follows: (1) for periods after Close Of Escrow, by Buyer; and (il) for periods prior to Close Of
Escrow, by Seller. TAX BILLS ISSUED AFTER CLOSE OF ESCROW SHALL BE HANDLED DIRECTLY BETWEEN BUYER AND SELLER.
Prorations shall be made based on'a 30-ddy month. T

Excaptions to Prorations: i i

WITHHOLDING TAXES: Seller and Buyer agree to-exscute any instrument, affidavit, statement or instruction reasonably necessary 10 comply with
federal (FIRPTA) and California withholding Law, if required (C.A.R. Forms AS-11 and AB-11), h .
PROPERTY DATA SYSTEM: Brokers are autharized to report the terms of this transaction to any Property Data System, to be published and
disseminated to persons and entities authorized to use the information on terms approved by the Property. Data System.

EQUAL OPPORTUNITY: The Propenty is sold in compliance with federal, state and local anti-discrimination Law.

ATTORNEY FEES: In any action, procéeding, or arbitration between Buyer and Seller arising out of this Agreement, the prevailing Buyer or Seller
shall be entitled to reasonable attorney fees and costs from the non-prevalling Buyer 'or,SeIler.'"except as provided in paragraph 21A. -

SELECTION OF SERVICE PROVIDERS: If Brokers give Buyer or Seller referrals to- persons, vendors, or service or product providers ("Providers"),
Brokers do not guarantee the performance of any of those Providers. Buyer and Seller may select ANY Providers of their own choosing.

TIME OF ESSENCE; ENTIRE CONTRACT; CHANGES: 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 avidence of any prior agreement or contemporaneaus oral agreement. If any provision of this Agreement is held to
be ineffective or invalid, the remaining provisions will fevertheless be given full force' and effect. Nelther this Agreement nor any provision in It
may be extended, amended, modified, altered or changed, except in writing Signed by Buyer and Seller. ' o

. ASSIGNMENT: Buyer shall not assign all or any part of Buyer's interests in this Agreement without first having obtained the written' conssnt of Seller, -

Such consent shall not be unreasonably“ withheld, unless otherwise agreed in wriling. Any total or partial assignment shall not reiieve Buyer of
Buyer's obligations pursuant to this Agresment. - - : - o : - o

SUCCESSORS AND ASSIGNS: This Agreement shall be binding upon, and inure to the benefit of, Buyer and Seller and thieir respective successors
and assigns, éxcept as otherwise provided herein. ’ L R - o B

31. COPIES: Seller and Buyer sach represent that Copies of all reports, documents, certificates, approvals, and other documents that are furnished t
thé other are true, correct, and unaltered Copies of the original documents, if the originals'are in the possession of the furnishing party. - i

32. GOVERNING LAW: This Agreement shall be govemed by the Laws of the state of California. - - ‘

33. AUTHORITY: Any person or persons signing this Agreement represent(s) that such person has full power and authority to bind that person(s)'
principal, and that the designated Buyer and Seller have full authority to enter into and perform this Agreement. Entering into this Agreemenit; and the
completion of the obligations pursuant to this contract, does not violate any Articles of Incorporation, By Laws, Parinefship Agreement, or other
document governing the activity of either Buyer or Seller. ' : ' S B o

34. CTHER TERMS AND CONDITIONS, inciuding ATTACHED SUPPLEMENTS:

A. (1 Buyer Inspection Advisory (C.A.R. Form BIA-11) -

B. [ Purchase Agreement Addéndum (C.A.R. Form PAA-11 paragraph numbers: N

c. Seller Financing Addendum and D'isclosure (C.A.R. Form SFA-11) ' ' '

D. [ Intent To Exchange Supplement (C.A.R. Form ES-14)

E. ,‘Purvcgase is subiect to ‘and cohtinaent upon approval of the "Bankﬁptcv Court

The copyright laws of the United States (Title 17 U.S. Code) forbid the ‘ Buyer and Seller acknowlec/ teceipt of f_;copy o('lhis page. ’

unauthorized reproduction of this form, or any portion thereof, by photocopy Buyer's initials ( X )

machine or any other means, including facsimile or computerized formals. ‘ Seller's initials ( - ) v
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35. NOTICES: Whenever notice is given under this Agreement, each notice shall be in writing,
postage prepaid. Notice shall be delivered to the address set forth below the recipient's si
address by providing notice to the other party. -

e LN WA NTRIR T34 N - YN -V RN G R 11 PR vate qune di.. 002

() ()

e’

and shall be delivered personally, by facsimile, or by mail,
gnature of acceptance. Either party may change its notice

36. DEFINITIONS; As used in this Agresment: , , L | o . L
A. “Acceptance” means the time the offer or final counter offer is accepted in writing by the other party and communicated in accordance with this
Agreement or the terms of the final counter offer. . : : :
B, “Agreement” means the terms and conditions of this Commercial Property Purchase Agresiieni and any counter offer and addenda.
C. "Days" means calendar days, unfess otherwise required by Law. o I R ) C
D. “Days After" means the specified humber of calendar days after the occurrence of the event specified; not counting the calendaf date on which
the specified event occurs, and ending at 11:59PM onthe final day. ' SR S :
E. "Close Of Escrow” means the date the grant deed is recorded or other evidence of title is transferred. If scheduled close of escrow falls on a
Saturday, Sunday or lagal holiday, then the close of escrow date shall be the next business day after the scheduled close of escrow date.
F. "Copy" means copy by any means, including photocopy, NCR, facsimile and electronic.. . B .
G. “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. o : ‘ o L _ .
H. "Repairs” means any repairs (including pest control), alterations, replacements, modifications and retrofitting of the Property provided for under
this Agreémant. L P - R ‘ -
.. "Bigned" means either a handwritten or electronic signature.
J.  Singular ahd Plural terms each inclide the other, when appropriate.
K. "C.AR. Form" means the specific form referenced, or another comparable form agreed to by the parties. o
L. “Eléctronic Copy" or "Electronic Signature” means, as applicable, an elecironic copy or signature complying with California Law. Buyer and
Seller agree that electronic means ‘will not be used by either one to miodify or altei"the content or jntegrity of the Agreément without the
‘knowledge and consent of the other. - - ' c : '
The copyright laws of the United States ‘a.iue. 17.US. Code) forbid_ the _ Buyer and Seller acknowied jeceipt %py’ of this page. . .
unauthorized re‘prbdu(:tion of this form, or any pprlion thereol,’ py’ photocopy "+ Buyers ln_il_ials { . Nz ) ’ Q
machine or any other means, including facsimile -or. computerized formats. Seller's Initials ( / X ) - | ‘
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37. AGENCY: ) (

A. POTENTIALLY COMPETING BUYERZ AND SELLERS: Buyer understands that Broker I'prbadntlng Buyer may also represent other potential
buyers, who may consider, make offers on or ultimately acquire the Property. Seller understands that Buyer may consider, make offers on or
purchase other properties similar to the Property. Buyer and Seller acknowledge and consent to Broker(s)' representation of such potential buyers
and sellers before, during and after Broker(s)' representation of Buyer and Seller. -

B. CONFIRMATION: The following agency relationships are hereby confirmed for this transaction:

Listing Agent Jacobson Realty Inc. (Print Firm Name) is the agent of (check one):

@ the Seller exclusively; or [ both Buyer and Selier. ‘

Selling Agent _Coldwell Banker/ Property Shoppe  (Print Firm Name) (if not same as Listing Agent) is the agent of (check one):
) the Buyer exclusively; or [J the Seller exclusively; or [ both Buyer and Seller.

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

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
Proparty,.including, but not limited 1o, inquiries, introductions, consultations, and negotiations leading to this Agreement. Buyer and Seller each
agree to indemnify, defend, and hold harmless the other, the Brokers specified herein, and their agents, from and against any costs, expenses or
liability for compensation claimed inconsistent with the warranty and representations in this paragraph.

38. 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 Saller
to Escrow Holder, which Escrow Holder is to use along with any relating counter offers and addenda, and any additional mutual instructions to
close the transaction: 1, 2, 4, 14, 15E, 19, 22 23 28, 29, 34B, C, D and E, 36, 38, 40, 42A, and 43. The terms and conditions of the Agreement
not set lorth in the specllled paragraphs are additional matters for the information of Escrow Holder, but about which Escrow Holder need not be
concernied. Buyer and Seller wlll receive Escrow Holders general provisions dlreclly from Escrow Holder and will execute such provrsrons upon
Escrow Holder‘s request To the exlent the general provrsxons are inconsistent or confiict with this Agreement, the general provisions will control
as 1o the duties and obllgallons of Escrow Holder only. Buyer and Seller will execute additional mslructnons documents and forms provided by
Escrow Holder that are reasonably necessary to complete this transaction.

B. A Copy of 'this Agreement shall be delivered to Escrow Holder within 3  business days after Acceptance
frQ . R R ' ). Escrow will be deemed open when Escrow Holder has Signed
an acknowledgemenl of recelpt of a Copy of this accepted Agreement. Buyer and Seller authorize Escrow Holder to accept and rely on
Coples and Slgnalures as defined in this Agreemenl as originals, to open-escrow and for other purposes of escrow. The valldlty ol this
Agreement as between Buyer and Seller is not affected by whether or when Escrow Hoider Signs the Agreement.

C. Brokers are a party 1o the Escrow for the sole purpose of compensation pursuant to paragraphs 40 and 42A, Buyer and Selier irrevocably assign
to Brokers compensation specmed respecllvely. in paragraphs 40 and 42A and irrevacabily instruct Escrow Holder to disburse those funds 1o
Brokers at Close Of Escrow. Compensallon instructions can be amended or revoked only with the written consent of Brokars.

39. Buyer and Seller acknowledge and agree that: (l) Brokers do not decide what price Buyer should pay or Seller should accept; (if) Brokere
do not guarantee the performance or Repalrs of others who have provided services or products to Buyer or Seller; and (ili) they will seek
legal, tax, Insurancs, title and other desired assistance from approprlate prolessronals Buyer and Seller further acknowledge and agree
that Brokers: (1) do not guarantee the condlllon of the Property, (i) shall not be responsible for defects that are not’ known to Broker{s), (i)
caunot identify Propcrty boundary llnes, i) ‘cannot verify inspection repor'ls. square footage or representauons of others; (v) canriot
provide legal or tax advlce, and (vl) wlII not provlde other ndvlce or lnlormallon that exceeds the knowledge, educatlon and experlence
required to obtain a real estate. llcense

}{ BROKER COMPENSATlON FROM. BUYER' Upon Ciose Of Escrow Buyer agrees to" pay compensatlon for services as follows:

2% ligtd and 2% sellin commis ion {0 _Jacobson ealts Inc. and Coldwell Banker , Broker.

41. TERMS AND CONDITIONS OF OFFEH This Is an offer to purchase the Property on the above terms and conditions. All paragraphs with spaces for
initials by Buyer and Seller are incorporated in this Agreemant only if initialed by all parues If at least one but not all parties initial, a counter offer Is
required until agreement is reached.’ Unless Acceplance of offer is Signed by Seller, and a Copy of the Signed offer is personally received by
Buyer or by MELALQ@QJ&LQQAQ&LL.&H_ML who is authorized 1o receive it, by (date) 06/12/2002 ,at _5:00 [1 AME PM,
the olfer shall be deemed revoked and the deposit shall be rétumed. Seller has the right to continue to offer the Property for sale and to accepl any
other offer al any l:me prior to cammunication of Acceptance as above.

The capyright laws of the United States (Title -17.U.S. Code) forbid the Buyer and Seller acknowl gerecerpl of py of lhls page.

unautherized reproduction of this form, or any portion thereof, by pholocopy . ) Buyers lnlllals { :

machine or any other means, including facsimile or computerized formats. Seller's Initials ( f

Copyright © 1993-2001, CALIFORNIA ASSOCIATION OF REALTORS®, INC. Reviewed by : \ ’ pobrhaed .
ALL RIGHTS RESERVED, Broker or Designee - Date - o
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TO: CHICAGO TITLE & /&ANY licensed by the Calnomla Departmam oflnsu

1727 DALY DRIVE, SUITE D, CAMARILLO, CA B3010
(805)387-04B1  Fax (805)887-0633

Escrow No. 24048567 - Jag Escrow Officer Lexi Howard Pate  August 21, 2002

Proparty: 510 and 520 EI Robiar Drive, Ojaf, CA 93023

Y. The Commerclal Property Purchase Agreement and Joint Escrow Instructions under your Escrow No. 024043567
2. and any amendments and/or supplemants thereto, are hereby amendad and,/or supplemented as follows:

4 The undersigned buyer hereby removes all contingsnolea with the exception of the following attachment, the terms
& and conditlons of which are hereby Incorporated by reference hereto,

B ALL OTHER TERMS AND CONDITIONS ARE TO REMAIN THE SAME.

. Frederick W, Kosmo
15 o

7. Meinars Oaks LLC

BRREpRN
Z

4,

{Paga 1}

EXHIBIT« D »

AEAGE «01/13/aT00
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Escrow No, 24043567
Attachment to Amendment dated August 21, 2002

On or before 8/26/02;

1. Seller to provide Buyer with a completed mold disclosure in order for Buyer to
proceed with obtaining an insurance quote for the property,

On or before 8/26/02, Buyer to be provided with a fully executed estoppel certificate
signed by tenant, Upon receipt and approva) of the preceding, the Buyers are prepared to
remove all contingencies and escrow is to cloge immediately upon approval from the
bankiuptcy courts,

The buyer is hereby amended to Meiners Oaks L.L.C. Prior to close of escrow, buyer
shall provide Chicago Title Company with evidence of the formation of same, including
but nat limited to a copy of the Operating Agreement and a Secretary of State certified
copy of the LL.C-1 for recording at close of escrow.

Seller is aware that Jerry and Charleen Michaels, California Real Estate Brokers are
participating as buyers with Jim and Kim Rxon, as part of the above LLC,

Fredexick W. Kosmo

Meinars Oaks L.L.C

BY

BY
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TO: CHICAGOD T( ) COMPANY, licensed by the Caiffornia Depanmen(
\w\-—w

1727 DAILY DRIVE, SUITE D, CAMARILLO, CA 83070
{805)087-0481  Fax (805)087-0633

Escrow No. 240423887 - Ja0 Escrow Officer Lexi Howard Date Atgust 21, 2002

Property: §10 and 520 El Roblar Drive, Ojai, CA 93023

MhEpa

PrNo

&4,

58,

&a.

€0,
a1.

Melneéks LLC

The Commercial Property Purchase Agreament and Jolnt Escrow Instruetlans under your Escrow No. 024043567
and any amendments and /or supplements thereto, are hereby amended and/ar supplemented as {ollows:

The undersigned buyer hareby removes all contingenoles with the exceptian of the following attachment, the terms
and conditions of which are hereby incorporatad by reference harato.

ALL OTHER TERMS

l?&s ARE TO REMAIN THE SAME,

By

BY

ARSC —01/43/07bk (Page )
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Escrow No. 24043567
Atntachment to Aimendment dated August 21, 2002

On or before 8/26/02;

L. Seller to provide Buyer with a completed mold disclosure in order for Buyerto
proceed with obtaining an insurance quote for the property.

On or before 8/26/02, Buyer to be provided with a fully executed estoppel certificate
signed by tenant. Upon receipt and approval of the preceding, the Buyers are prepared to
remove all contingencies and escrow is to close immediately upon approval from the
bankruptey cotnrts.

The buyer is hereby amended to Meiners Oaks L.L.C. Prior to cloge of escrow, buyer
shall provide Chicago Title Company with evidence of the formation of same, including
but not limited to a copy of the Operating Agreement and a Secretary of State certified
copy of the LLC-1 for recording at close of escrow.

Seller is aware that Jerry and Charleen Michaels, California Real Estate Brokers are
participating as buyers with Jim and Kim Bxon, as part of the above LLC,




'CHICAGO TITLE COM PAN\/

1727 DAILY DRIVE, SUITE D, CAMARLLLO CA 93010
(805) 987-0481 Fax: (805) 987-0633
Escrow No: 24043567 - J30 Escrow Officer: Lexi Howard

Prior to the close of your escrow, you will need to provide us with how you wish to hold title to the real property you
are purchasing. For your convenience, you may use the lower portion of this letter to indicate the exact name and

manner of title.

If you have any questions concerning this form, please do not hesitate to give us a call. If you have any guestions or
concerns regarding how you should hold title, please consult your attorney.

By, Lt o

Escrow Officert '

TO:
: T:tle to the real propeny I /we are acqunrlng shall vest in the manner mdlcated below.

___}:ﬁ\g_gs,z;__ags LC YT , Hachm:\wmv(ﬂl@(

{please print name(s) as you will sign)

Husband and Wlfe, as Joint Tenants
____ Husband and Wife, as Community Property- -
- Husband and Wife, as Community Property with Right of Survivorship
— Husband and Wife, as Tenants in Common’
| An Unmarried Man (divorced) |
An Unmarried Woman (divorced)

A Married Man As His Sole and Separate Property (Quitclaim Deed will be required from Spouse)

Wife's name:

A Married Womnan As Her Sole and Sépérate Prbpeny (Quitctaim Deed will be required from Spouse)
Husband's name:

A Single Man (never married)

A Single Woman (never marned)

. AWXdow
. AWidower
____astoanundivided " %interest’ ‘
. ATRUST AS FOLLOWS:
{exact names of the trustees and name and date of the trust)
A FULL COPY OF THE TRUST MAY BE REQUIRED
_____ Other:

Escrow holder is ay

to complete the Grant Deed and all pertinent documents, prior to close of escrow In
accordance witg me- .

7

iease sign in same manner as prinad above ) . . { please sign in same manner as printed abave )

( please sign in same manner as printed above ) { pleasa sign In same manner as printed above )

VE2 ~06/30/010k
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"TO‘ CHICAGO TITL OMPANY licensed by the Cahforma

1727 DAILY DRIVE, SUITE D, CAMARILLO CA 93010
(805)987-0481 Fax (805)987-0633

Ztment of Insurance

Escrow No. 24043567 - J30 Escrow Officer Lexi Howard Date June 28, 2002

Property: 510 and 520 El1 Roblar Drive, Ojai, CA 93023

Upon close of the above referenced escrow, and from final proceeds due Seller(s) thereunder, Escrow Holder has recelved
mstructlons to pay commission as follows:

Jacobson Realty , Inc. $4,500.00
a licensed real estate broker, the sum of

. AND' ALSO PAY
Coldwell Banker Property Shoppe $4,500.00
‘a licensed real estate broker, the sum of
TO PAY A TOTAL COMMI‘SSION OF $9,000.00

Unless you are given contrary written instructions by the named Broker, Agent, employee or representqnve of said Broker,
when this escrow is closed please mail payment to the correspondmg address shown below.

, Heceipt Acknowledged:
Jacobson Realty, Inc. . S Coldwell Banker Property Shoppe
By - | By L 0 mwv»um
Broker Signature Broker Signatu
License No.: _ License No.: ﬁ@ ?é 75‘7/L~
Address:445 Rosewood Avenue, Suiie J Address:727 W. Ojai Avenue
Camarillo, CA 93010 ' ' Ojai, CA 93023
Telephone: (805)389-4747 Telephone: (805)645-7288
Agent: Lynn J. OsSIju’nd o e - A‘gent: Jerry Michaels-

73
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TO: CHICAGO TITLE COMPANY, licensed by the California Department of insurance

C MEMORANDC\ OF INSTRUCTIONS TO PAY ({_/)ﬂMISSlON

93010

1727 DAILY DRIVE, SUITE D, CAMARILLO, CA

(805)987-0481 Fax (805)987-0633 .
Escrow No. 24043567 - J30 Escrow Officer Lexi Howard Date June 28, 2002

Property: 510 and 520 E1 Roblar Drive, Ojai, CA 93023

Upon close of the above referenced escrow, and from final proceeds due Seller(s) thereunder, Escrow Holder has received
instructions to pay commission as follows:

Jacobson Realty , Inc. $4,500.00
a licensed real estate broker, the sum of : '
AND ALSO PAY

Coldwell Banker Property Shoppe $4,500.00
a licensed real estate broker, the sum of ‘

TO PAY A TOTAL COMMISSION OF $9,000.00

Unless you are given contrary written instructions by the named Broker, Agent, employee or representative of said Broker,
when this escrow is closed please mail- payment to the corresponding address shown below.

Receipt Acknowledged:

Jacobson Realty , Inc. Coldwell Banker Property Shaoppe

]M(@(Qg&\é/ By:

By:

" Bidker Sigpature Broker Signature
License No.: YA 37.52, License No.:
Address:445 Rosewood Avenue, Suité J | Address:727 W. Ojai Avenue
Camarillo, CA 9301‘0 _ ‘ Ojal, CA 93023
Telephone: (805)389-4747 ‘ Telephone: (805)646-7288
Agent: Lynn J Osslund oo e A_gent:‘derry Micha}els

74
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é& CALIFORNIA () COUNTER of\1 RNo. _ 1

ay

ASSOCIATIO N e (For use by Seller or Buyer. May be used for Multiple Counter Offer)
“,‘5, OF REALTORS (C.A.R. Form CO-11, Revised 4/01) _
Date June 12, 2002 ,at Camarillo ___, California.
This Is a counter offer to the: D Residential Purchase Agreement, [:] Counter Offer, Other Coml Prop Purchase A rmt ("Offer") ,
dated June 11, 2002 «regarding 510 and 520 E1 Roblar Ojai _ ("Property"),
between Jim Exon ("Buyer"), and

Frederick Kosmo ("Seller").
1. TERMS: The terms and conditions of the above referenced document are accepted subject to the following:

A.  Paragraphs in the Offer that require Initials by all parties, but are not Initialed by all parties, are excluded from the final agreement
unless specifically referenced for inclusion in paragraph 1C of this or another Counter Offer.

B. Unless otherwise specified in writing, down payment and loan amount(s) will be adjusted in the same proportion as In the original
Offer.

C. 1) Interest rate on note carried back by Seller to be 8%. In the event Buyer wishes
to pay down the principal during the 5. year term on said note, Buyer shall prepay no
more than 20% principal in any 1 year. Due on sale clause to be included in said

Bote. (Ref #2C of original offer). LV/(/IAV/ JD AEC I/ Zith) (O [AY20 PC Y
2) Seller does not have in his possession any .surveys, plans, engineering, permits,
or approvals pertaining to the subiject property. Seller is unaware if structural
additions or modifications may or may not have been made over the years. Buyer is
aware that these structures are older and Buyer is purchasing these properties in AS
IS condition. Buyer shall make any inspections to satisfy self as to the current

condition of the property. (Ref #5 and #6 of oridinal offer)

3) Seller shall have 15'_ days to provide information to Buver
‘offer LOMITIIVY KSA2 (7 QLT i 7 dT;

5)_Paragraph #40 of original offer is delated in its enEirote.

D.  The following attached addendalsupplements are incorporated In this Counter Offer:["} Contract Addendum No.

2. RIGHT TO ACCEPT OTHER OFFERS: Seller reserves the right to continue to offer the' Property for sale or for other transaction, and to accept any
other offer at any time’ prior to‘communication of acceptance. as described in paragraph 3. If this is a Seller Counter Offer, Seller's acceptance of
another offer prior to Buyer's acceptance and communication of acceptance of this Counter Offer, shall revoke this Counter Offer, :

3. EXPIRATION: Unless acceptance of this Counter Offer is Signed by the Buyer or Seller to whom it is sent, and communication of acceptance is
made /by - deliyating ,a" -%i'gned _GOpy, ~ Which - is  personally received, to the person .making - this . Counter :Offer . or -to

S Ceo(. Som : . by 6:00 PM.on the third calendar day after this Counter Offer is written (or, if
d, date; . June I2, 2002  time _. 6:00 (L] AM [X] PM), this Counter Offer shall be deemed revoked
and the deposit shall be returned to Buyer. This Counter Offer may be executed in counferparts. o T
4. [:] {If Checked;) MULTIPLE COUNTER OFFER: Seller is making a Counter Offer(s) to another prospective buyer(s) on terms that may or. may
fot be the-samé as in this Counter Offer. Acceptance of this Gounier Offer by Buyer shall not be binding unless and until it is subsequently
re-Sighed by Seller in‘paragraph 7 below and communication of Seller's dcceptarice is made by delivering a Sigried Coply, ifi petson, by mail or by
facsimile; which is-personallyrgceived, to Buyer or to : : : : R . Priof to the complétion of all of
these events ,Bﬂig;—and t shall-have no duties or obligafions for the purchase or sale of the Property. - el

5. K Ol }(E_S‘ THIS COUNTER OFFER ON THE“TWVE ACKNOWLEDGES RECEIPT OF A COPY. -
oate /T : e
8. A€ above Catinter Offer (If checked (] SUBJECT TO THE ATTACHED COUNTER OFFER) and acknowledge
Date =~ . Time. : [:]AM[:]PM
Date e Time — OamTem
7. MO COUNTER OFFER SIGNATURE LINE: By signing below, Seller accepts this Multiple Counter Offer. o :
N O SELLER: Do NOT sign In'this box until after Buyer signs in paragraph 6.) {Paragraph 7 applies only if paragraph 4 is checked.)
L ) . Date _ Time . _ D AM DPM
| e : Date . .. ' Time _ -~ Cdam{Tem
8. f' ) (Initials) ACKNOWLEDGME ¥ OF RECEIPT: The maker of the Counter Offer, or that person's authorized agent as specified
in paragraph 3, (or,-if this is a Multiple ngnt/e!,p %eyr Buyer's authorized agept- ﬁciﬁed in paragraph 4) acknowledges-receipt of a
Signed Copy of this Counter Offeron . j’/ 2 L. o (date), at #%D AM‘/K] PM B B .
rtion thereof, by phq(qccp_y machinhe of any g(her means, inchiding facsimile or

The copyright taws of the United Stales (Title 17 L.5. Code) logg’gf the’ unduthorized reproduction of this fom, or any
computerzed formats. Copyright © 1986-2001, CALIFORMIA ASSOCIATIO F REALTORS®, INC. ALL RIGHTS RESERVED. - -
THIS FORM HAS BEEN:APPROVED: BY THE CALIFORNIA ASSOCIATION OF REALTORS® (C.AR.). NO REPRESENTATION IS MADE AS TO THE-LEGAL VALIDITY OR ADEQUACY 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. .. S e e . [ o i e e . .. e e
This form Is available-for use by the enlire real estate indusiry; 1t is not intendad 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® wha subscribe 1o its Code of Ethics. e -
R Published and Distributed by: .~ - : : Reviewed by.. .
REAL ESTATE BUSINESS SERVICES, INC. - S c
8 subsidiary of the CALIFORNIA ASSOCIATION OF REALTORS® - ., |_Broker or Designee __ Date
; 526 South Virgil Avenue, Los Angelss, California 50020 - e - ’ ) .
CO-11 (PAGE 1 OF 4). .+ COUNTER OFFER (CO-11 PAGE 1 OF 1) _ , EDUAL HOUSHIC

OPPORTUMITY
Jacobson Realty, Inc 445 Rosewood Ave Ste J , Camarillo CA 93010 -(-( ﬁ
Phone: (805)3894747 Fax: (805)3894744 * Lynn)J. Osstund T5990817.ZFX




. _ GAUMERCIAL PROPERTY PURCHASE ~SREEMENT,
a 5% ffsAchf ;fA’;j’;: (% AND JOINT ESCROW INSTRUC_ JNS
k%

AND RECEIPT FOR DEPOSIy
OF REALTORS® ¢ (NON-RESIDENTIAL)- Y .
(C.A.R.. Form CPA-11, Revised 4/01)

Date gune 11, 2002 ,at Ofai ] , California,
1. OFFER: '
A. THIS IS AN OFFER FROM Jim Exon {("Buyer"),
| Individual(s), [ A Corporation, [J A Partnership, [ An LLC, or [J An LLP, or [J Other .
B. THE REAL PROPERTY TO BE ACQUIRED is described as 510 and 520 E1 Roblar
, Assessor's Parcel No. 017-0-134-170 , Situated in
Qjai (unincorporated : , County of Ventura ‘ , California, (*Property").

C. THE PURCHASE PRICE oﬁered_iS' o _Hundred Twenty-Five T?:ousand

- — Dollars $ 225, 000.00
D. CLOSE OF ESCROW shall occur 120 Days After Acceptance {or [ on ‘ (date)). '

2. FINANCING: Obtaining the loans below Is a contingency of this Agreement unless: (i) either-2t or-2J is checked below or (i) otherwise agreed. Buyer
: shall act diligently and in good faith to obtain the designated loans. Obtaining deposit, down payment and closing costs Is not a contingency.

A. BUYER HAS GIVEN A DEPOSIT TO THE AGENT SUBMITTING THE OFFER . .. AP $ 5,000,900
forto[J _ - ), made payable to Chicago Title .
by Personal Check, or [] ) ' - ' , which shall be held
uncashed until Acceptance and then deposited. within  3- business days after Acceptance or

0 , with Escrow Holder, [Jinto Broker's
trust account or ‘[ : i T
Buyer represents that funds will be good whien deposited - with Escrow Holder. S
B. INCREASED DEPOQSIT shall be deposited by Buyer with Escrow Holder within - Days After Acceptance, ... §
: or (3 ' . :
C. FIRSTLOANINTHE AMOUNTOF. . .. 7. 0. . .. . . e P 130,000.00
NEW First Deed of Trust in favor of [1 LENDER, @ SELLER,
OR[] ASSUMPTION of {or[] “subject to”) Existing First Deed of Trust ’ . :
encumbering the Property, securing a note payable at maximum interest of 7.000 % fixed rate, or
' _ % initial adjustable rate with a maximum interestrate cap of. __0.000 "%, balanceduein™ 5 -
years, amortized over ___ _ . years, (If checked: [ and with a margin not to exceed _ %, tied to’
the following index: _____ ) Buyer shall pay loan fees/points not to exceed : :
Additional terms: Mortgage pavments to be interest only. ‘Buyer to provide
seller with all standard protections i geller financing disclosure, . _
D. SECOND LOANIN THEAMOUNTOF. ... ... ... .. P S R S
NEW First Deed of Trust in tavor of {J LENDER, .[J SELLER,
OR[J ASSUMPTION of (or{J *subject to*) Existing Second Deed of Trust : )
encumbering the Property, securing a note payable at maximum inlerest of i % fixed rate, or
) % Initial adjustable rate with a maximum interest rate cap of ___ %, balance due in ‘
years, amortized over . years. (If checked: (1 and with a margin not to exceed’ ' %, tied to )
the following index: .) Buyer shall pay loan fees/points not to exceed
Additional terms; -____ — . i

E. ADDITIONAL FINANCINGTERMS: ... ... ......... .. e [P e e e $

F. BALANCE OF PURCHASE PRICE (not including costs ‘of obtaining loans and other closing costs) to be ... % 90,.000.00
deposited with Escrow Holder within sufficient time to close escrow. _ T _‘ o : - -

G. TOTALPURCHASEPRICE . . ... ... ... ... e e e e . : : P %

........ - 225,000.00

H. LOAN CONTINGENCY shall remain in eﬂect"umil,the designated loans are funded or assumption of existing financing is approved by lender (or
. Days) After Acceptance, by which time Buyer shall give Seller written notice of Buyer's election to cancel this Agreement if Buyer is unable

o obtain the designated loans. If Buyer does not give Seller such notice, the contingency of obtaining the designated loans shall be remaved by
the method specified in paragraph 15.« ST LT '

I. @ NOLOAN CONTINGENCY: (If checked) Obtaining any loan in paragraphs 2C, 2D, 2E or elsewhére in this Agreement is NOT a contingency
of this Agreement. If Buyer does not obtain the loan(s), and as a result Buyer does not purchase the Property, Seller may be entitled to Buyer's
deposit or other legal remedies. | - ’ ,

The copyright laws of the United -States - (Tille 17 U.S. Code) ‘forbid the Buyer and Séller acknowledg

) ceipt of a copy of this page.
unauthorized reprodUctior_l b_t this form, or any portion. thereol, by photocopy . Buyer's Initials ( 7 X y
machine of any other means, inciuding facsimile or computerized formats.’ ‘7 Seller's Initials ( i ) winelll
Copyright © 1993-2001, CALIFORNIA ASSOCIATION OF REALTORS®, INC. ’ Reviewed by gmlnmw
ALL RIGHTS RESERVED. .

Broker or Designee Date

CPA-11 (PAGE 1 of 10)

... _COMMERCIAL PROPERTY PURCHASE AGREEMENT (CPA-11 PAGE 1 OF 10)
Coldwell-Banker Prop Shoppe 727 W OJAI AVE , QJATL . CA 93023
Phone: (B05)6467288 " Fax: (R05)6409845  ~  Char & Jeiry Michaels - - TISORELZFX




.» Properly Address: "‘*l)di—ﬂmimomuu.al LA . 23023 . Date:gupe 21. 2002
J. [0 ALL CASH OFFER: (If checked) NoE s needed to purchase the Property. Buyer shall, ;5 j» (or0 ) Days After Acceptance,

provide Seller written verification of sufh. . ,.lt funds to close this transaction. Seller may cance: wiis Agreement in writing within 5 Days Afier: (f)
time to provide verification expires, if Buyer falls to provide verification, or (it) receipt of verification, If Saller reasonably disapproves it.

K. LOAN APPLICATIONS; PREQUALIFICATION: Within 5 {or O ) Days After Acceptance, Buyer shall provide Seller a letter from
lender or mortgage loan broker stating that, based on a review of Buyer's written application and credit report, Buyer is prequalmed for the NEW
loan(s) indicated above. If Buyer fails to provide such letter within that time, Seller may cancel this Agreement in writing.

L. [3 APPRAISAL CONTINGENCY: (If checked) This Agreement is contingent upon Property appraising at no less than the specified total purchase
price. If there is a loan contingency, the appralsal contingency shail remain In effect until the loan contingency is removed. ¥if there is no loan
contingency, the appraisal contingency shall be removed within 10 (or 0 ) Days After Acceptance.

M. SELLER FINANCING: For any Seller financing designated above, Buyer is o execute a note secured by a deed of trust in favor of Seller, on the
terms and conditions set forth in the attached addendum (C.A.R. Form SFA-1 1). i

N. ASSUMED OR “SUBJECT TO" FINANCING: Seller represents that Seller is not delinquent on any payments due on any loans. Seller shall, within
the time specified in paragraph 15, provide copies of all applicable notes and deeds of trust, loan balances and current interest rates to Buyer.
Buyer shall then, within the time specified In paragraph 15, provide Seller with notice, if any, as specified in paragraph 15. Differences betwean
estimated and actual loan balances shall be adjusted at Close Of Escrow by cash down payment. Impound accounts, if any, shall be assigned and
charged to Buyer, and credited to Seller. Seller-is advised that Buyer's assumption of an existing loan may not release Seller from liability on that
loan. if Property is acquired subject to an existing loan, Buyer and Seller are advised to consult with lagal counsel regarding the ability of an
existing lender 1o call the loan due, and the consequences thereof.

3. CLOSING AND OCCUPANCY
A. Possession and occupancy, subject to the nghts of tenants under existing teases shall be delivered to Buyer at 12:00 0O AM®BPM, on

the date of Close of Escrow, [J on or(J no later than Days After Closé Of Escrow. '

B. AtClose Of Escrow, Seller assigns to Buyer any assignable warranty rights for items rncluded in the sale and shall provrde any avallable copies of
such warranties. Brokers carinot and will not determine the assignability of any warranties,

C. At Close of Escrow. unless otherwrse agreed in wntlng. Seller shall provide keys and/or means to operate all locks, mailboxes, security systems,
alarms ‘and farage door operiers, If Propat’ty is a unitina condominium or other common interest subdtvrsron Buyer may be required to pay a |
deposrt to the Owners* Association’ ("OA") to obtain keys to accassxble OA tacrlmes T ]

4. ALLOCATION OF COSTS (If checked): If any “of the inspections or repors in paragraph 4A B, C and D are checked then wrth regard to that item,

Buyer shall have approval, removai and cancellatlon nghts and obllgattons as specmed in paragraph 15

INSPECTIONS AND REPORTS © -~ -

A. O Buyer [ Seller shall pay for sewer connectlon it requrred by Law pnor to Close Of Escrow.

B. O Buyer [J Seller shall pay to have septic or private sewage disposal systeni inspected.-

C. ] Buyer [ Seller shall pay to have domestic wells tested for water potability and productivity.

D. [ Buyer [J Seller shall pay for a natural hazard Zone dlsclosure report prapared by

GOVERNMENT REQUIREMENTS AND RETROFIT : RN ' ' - '

E. [ Buyer [] Seller shall pay for smoke detector installation and/or ‘water heater bracmg. if required by Law. Prior to Close Of Escrow Seller shall

provide Buyer a writien statement of compliance in accordance with state and local Law, unless exempt.

F. O Buyer (O Seller shall-pay the cost of compttance with any other miRimum mandatory government retrofit standards, inspectioris and reports

if required as a condition of closing escrow under any Law - SR

ESCROW, TITLE AND OTHER COSTS - ' :

G. 3 Buyer [X] Seller shali pay escrow tee har batwea er and seller

Escrow Holder shall be i ‘Chicago Escrow in Camarillo-Lexi Howard, _escrow officer

H. [ Buyer @ Seller shall pay for owner" 8 trtler insurance policy specmed in paragraph 14. B

Owner's title polrcy to be issued by - ; Chicago Title
- {Buyer shall pay for any title insurance policy insuring Buyer's Lender, unless otherwtse agreed )
t'_'l Buyer [ Seller shall pay County transfer tax or transfer fee. .

J {3 Buyer O Seller shall pay City transfer tax or transfer fee. -

K.O Buyer [ Ssller shall pay Owners' Association transter fees.

L. O Buyer 0 Seller shall pay Owners' Association document praparatlon lees ' ‘ : ; ' '

5. SELLER DISCLOSURES Within the time specrlled in paragraph 15, Seller shall provide to Buyer in wrtttng, the foltowmg drsclosures and information.
Buyer’ shall than. wrthln the time. specrtted in paragraph 15 mvastlgate the drsclosurns and mtormatron and provtde Seller with notice, if any. as
specified in paragraph 15,

A. NATURAL. HAZARD ZONE: Specral Flood Hazard Areas Potential Ftoodmg (|nundatron) Areas; Very ngh Fire- Hazard Seventy Zones State Fare
Ftesponsrbrhty Areas Earthquake Fault Zones Selsmtc Hazard 7ones .or any other federal, state, or; locally desrgnated zone for which disclosure
is requrred by Law. U

B. PROPERTY DISCLOSURES AND PUBLICATIONS Earthquake Guide (and dtsclosures) lt requtred by Law, and Envrronmental Hazards Booklet

C. STRUCTURAL MODIFICATIONS Any known ‘structural additions or alteratlons to, or the mstallatlon alteration, repair or replacpment of,

sngnmcant components of the structure(s) upon the Property. . .

The copyright laws of the United Stales (Title 17 U.S. Code) lorbid the Buyer and Seller acknowled

ceipt of a copy of this page.
unauthorized_reproduction of this form, or any portion thereof, by pholocopy - " Buyer's Initials :

machine or any other means, including” facsimile or ‘computerized formats. i ~Seller's Initials ( f X )
Copyright © 1993-2001, CALIFORNIA ASSOCIATION OF REALTORS®, INC. Reviewed by . 7 ‘ Lo st
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D.

E.

F.

G.

" GOVERNMENTAL COMPLIANCE: ))rovements additions, alterations, or repairs mad( )eller or known to Seller fo have been made,
without required governmental permits, ™~ Inspections, and approvais. i
VIOLATION NOTICES: Any notice of violations of any Law filed or Issued against the Property and actually known to Seller-

MISCELLANEOQUS ITEMS: Any of the following, if actually known to Seller: {!) any current pending lawsuit(s), investigation(s), inquiry(ies),

action(s}), or other proceeding(s) affecting the Property, or the right to use and occupy it; (H) any unsatisfied mechanic or materaiman lien(s)
affecting the Property; and (lif) that any tenant of the Property is the subject of a bankruptcy.

O (If checked) CONDOMINIUM/COMMON INTEREST SUBDIVISION: Property Is a unlt in a condominium, or other common interest
subdivision. Seller shall request from the OA and, upon receipt, provide to Buyer: (i) Copies of any documents required by Law; (if) disclosure of
any pending or anticipated claims or Imgatlon by or against the OA; (lil) 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, if available; and (v) the names and
contact information of all OAs governing the Property.

H. 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 tepresentations previously provided to Buyer of which Buyer Is otherwise
unawars, Seller shall promptly provide a subsequent or amended disclosure, in writing, covering those items. However, & subsequent or
amended disclosure shall not be required for conditions and material Inaccuracies disclosed In reports recelved by Buyer.

6. SELLER DOCUMENTATION: Within the time specified in paragraph 15, Seller shall provide Buyer the following information. Buyer shall then, within
the time spaecified in paragraph 15, Investigate the information and provide Seller with notice, if any, as specified in paragraph 15.

A.

8.

SURVEYS, PLANS AND ENGINEERING DOCUMENTS Coples of surveys plans, specttlcatrons and engineering documents, if any, in Seller's
possession or control

RENTAL SERVICE AGREEMENTS (1) All current Jeases, rental agreements, service contracts, and other agreements pertaining to the operation
of the Property, and (II) a rental statement rncludrng names of tenants, rental rates, penod of rental, date of last rent increase security deposits,

rental concessrons rebates or other benetrts if any, and a list of delrnquent rents and their duratron Seller represents that no tenant is entltled to
any concessron rebate or other beneflt except as set forth in these documents

INCOME AND EXPENSE STATEMENTS: The books and racords, rncludrng a statement of income and expense for the 12 months preceding
Acceptance Seller represents that the books and records are those maintained in the ordmary and normal course of busrness and used by Seller
inthe computatron of federal and state income tax retums.

ESTOPPEL CERTIFICATES Tenant Estoppel certlllcates completed by Seller or Seller's agent acknowledging: (l) that tenants' rental or Iease
agreements are unmodllted and in tull force and effect (or if modifiad, statrng all such modmcatrons) {ll) that rio lessor defaults exist; and (i) the
amount of any prepaid rent or securlty deposrt Tenant Estoppel certificates shall be signed by each tenant or, rf a tenant does not sign by Seller or
Seller's agent who shall indicate whether or riot the signature is binding upon the tenant '

PERMITS: If in Seller's possesslon copies of all’ permlts and approvals concernrng the Property, obitained from | any governmental ertity, including;”
but not Ilmlted to, Certrtrcates ot Occupancy, Condltlonal Use Perrmts Development Plans and hcenses and permrts pertamrng to the operation of
the Property. " ' ,

(if checked) ENVIRONMENTAL SURVEY: Within | - Days After Acceptance, Buyer shall be provided a phase one environmental survey
feport paid for and obtalned byl"_‘l Buyer D Seller Buyer shall then, wrthln the trme specmed in paragraph 15, provrde Seller wrth notice, if any, as

specrlred in paragraph 15.°

8. CHANGES DUFIING ESCROW.

A,

B.

Prior 1o Close Of Escrow, Seller may only engage in the following acts ("Proposed Changes") subject to Buyer's rights in paragraph 88: (1) rent or
leasa any vacant unit or other part of the premlses (1) alter, madify, or extend any exrstrng rental or lease agreement (1) enter into, alter, modify
or extend any servrce contract(s) or () change the status of the condition of Property )

Seller shall give ertten notice. to Buyer of any Proposed Change° Buyer shall, within the time specified in paragraph 15 provide Seller with notrce
if any, as specmed in paragraph 15 andif Buyer drsapproves Seller shall not make the Proposed Changes

9. CONDITION OF PHOPERTY‘ o

Unless otherwrse agreed U] Property Is sold (a) ln Its PRESENT physlcel condition on the date ot Acceptance and (b) sub]ect to Buyer

A,

Inspectton rIghts (II) Property. rnctudmg pool spa, landscaprng and grounds, is 1o be matntamed ln substantially the same condltron as on the
date of Acceptance and (Iti) all debris and personal property not included in the sale shall be rémoved by Ciose Of Escrow.

B. SELLER SHALL DISCLOSE KNOWN MATERIAL FACTS AND DEFECTS AND MAKE OTHER DISCLOSURES REQUIRED BY LAW,

C. -Buyer has the nght to Inspect the Property and based upon lnlormatron drscovered in those Inspectrons may reasonably request that Seller make
Fleparrs, correctrons or take other action as specmed in paragraph 15, ' :

D. Note to Buyer You are strongly advlsed to conduct lnspectlons of the entire Property in order to determine its present condition since
Seller rnay not be aware of all detects .affecting the Property or other factors that you conslder Important Property lmprovements may
not be bullt accordlng to codes or in compllance wIth current Law, or have had permlts issued.

E. Note to Seller Buyer mny request that you make certaln Repairs and, in the event you refuse or are unable to make those Repairs, Buyer
may cancet thIs Agreement as specified In paragraph 15.

The copyright laws of the' Unlted States (Title 17 U.S. Code) forbid the Buyer and Seller acknowledg%ﬁcerpt of a copy of this page :

unauthorized reproductlon of ‘this ‘form, or any portion thereof, by photocopy “Buyer's initials (¢ ___ R

machine or. any other means, including facsimile’ or compulerized formats. - - - Sellers Initials ( _of TN )

Copyright ® 1993-2001, CALIFORNIA ASSOCIATION OF REALTORS®, INC. ‘ Reviewed by 7 UAL UL
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- Propalty Address: nund.iz.al.l_anm.( """ mewmzjﬁ Dateune 11, 2002
10. FIXTURES AND PERSONAL PROPER )

11.

12,

13.

14.

A. ITEMS INCLUDED IN SALE: All EXI%1ING fixtures and fittings that are attached 1o the Property are INCLUDED IN THE PURCHASE PRICE
{unless excluded in paragraph 10C below), and shall be transferred free of lisns and without Seller warranty. ltems to be transferred shail
include, but are not limited 1o, existing electrical, mechanical, lighting, plumbing and heating fixtures, fireplace inserts, solar systems, built-in
appliances, window and door screens, awnings, shutters, window coverings, attachad floor coverings, television antennas, sateltite dishes and
related equipment, private integrated telephone systems, air coolers/conditioners, poal/spa equipment, garage door openers/remote controls,

attached fireplace equipment, mailbox, in-ground landscaping, including trees/shrubs, and (if owned by Seller) water softeners, water purifiers »

and security systems/alarms.

B. ADDITIONAL ITEMS INCLUDED: A complete inventory of all personal property of Seller currently used in the operation of the Property and
included in the purchase price, shail be delivered to Buyer within the time specified in paragraph 15. Buyer shall then, within the time specified in
paragraph 15, provide Seller with notice, if any, as specified in paragraph 15, Seller shall deliver title to the personal property by Bill of Sale,
free of all liens and encumbrances, and without warranty of condition, except L None . . As additional
sacurity 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 personat property included in the purchase, replacement thereof, and any insurance proceeds.

C. ITEMS EXCLUDED FROM SALE: None )

Within the time Specrlled in paragraph 15, Seller shall give Buyer a list of fixtures not owned by Seller. Buyer shall then, within the time specified in
paragraph 15, provrde Seller with notice, if any, as specified in paragraph 15.

BUYER' [ lNVESTlGATION OF PROPERTY CONDITION: Buyers acceptance ol the condition of, and any other matter affecting, the Property is a
contrngency of this Agreement as specified in this paragraph and paragraph 15. Buyer shall have the right at Buyer's expense, unless otherwise
agreed, to conduct lnspectlons lnvestlgatlons tests surveys, "and other studies ("Inspectlons“), including the right to: (1) inspect for tead-based paint
and other lead based paint hazards and (in mspect for wood destroyrng pests and organisms. No Ingpettions shall be made by any governmental
building or Zoning lnspector. or govemment employee without Seller's’ prior written consent, unless required by Law. Buyer shall completé these
Inspectrons and’ glve any written notrce to' Seller within the time specmed in paragraph 15. At Seller's request, Buyer shall give Seller, at no cost,
complete Copres of all lnspectlon reports supportrng Buyers written requests Seller shall make Property available for all Inspections. Seller shall
have water, gas and electrrcrty on for Buyer's Inspactions and through the date possession is made available to Buyer.
HEPAIRS Repairs shall be compleled prior to final verlhcatron of condition untess otherwise agreed in writing. Repairs to be performed at Seller's
expense may ‘be perlormed by Seller or through olhers, provrded that work complres with applicable Law, including governmental permit, inspection
and approval requirements. Fleparrs shall be performed in a skillfut manner with materials of quallty and appearance comparable to exrstlng
materials. It is understood that exact restoratlon of ¢ appearance ‘o cosmetic items following all Repairs may ‘not be possible. Seller shall: (i) obtain
receipts for Flepatrs perlormed by others (il) prepare a written statement indicating the Repairs performed by Seller and the date of such Repairs;
and (iii) provrde Copies of recerpts and statements to Buyer prior to finial verification of condition.
BUYER INDEMNITY AND SELLER PROTECTION FOR ENTRY UPON PROPERTY: Buyer shall: (i) keep Property free and clear of liens; (ii)
indemnify and hold Seller harmless from all llablllty claims, demands, damages and costs arising from Inspections; and (iii) Repair all damages
arising from Inspectrons Buyer shall carry, or Buyer shali require anyone acting on Buyer’s behalf to carry policies of liabillty, workers' compensation,
and other appllcable insurance, defendrng and protectrng Seller from lrabllrty for any injuries to persons or property occurring durlng any inspections
or work dorie on the Property at Buyers dtrectlon prior to Close Of Escrow. Seller is advised that certain protectrons may be allorded Seller by
recordrng a Notice of Nori Responslbrlrty for Inspectrons and work done on the Propeny at Buyer's direction, :

TITLE AND VESTING ' '

A. Within the time specrlled in paragraph 15 Buyer shall be provrded a current prelrmrnary {titte). repont, which is only an offer by the title insurer to

“issue a poltcy of title insurance, ‘and may not contain every item aftectrng trtle Buyer shall provide wrrtten notice to Seller'in accordance with and
Within the tlme speclfled ln paragraph 15,

B. At Close Ot Escrow, Buyer shall raceive a grant deed conveying titls, including cil, mineral and water tights if currently owned by Seller. Title
‘'shall be sub]ect to all encumbrancas @asements, covenants condrtlons restrictions, rights and other matters that are of record or disclosed to
Buyer prior to Close of Escrow unless otharwise requested in wriling by Buyer and agreed to by Seller within the time specified in paragraph 15.
Howsver, litle shall not be sub|ect to arly liens against the Property except for those specified in this Agreement Title shall vest as designated in
Buyers supplemental escrow instructions. THE MANNER OF TAKING TITLE MAY HAVE SIGNIFICANT LEGAL AND TAX CONSEQUENCES,

C. Buyer shall receive a CLTA Polrcy ol Tltle lnsurance, if avallable for the Property A title company, at Buyer's request, can provide information

“about’ avarlablllty, desrrabllrty coverage and cost of varrous title' insurance coverages and indorsements. If Buyer desires title coverage other
than that requlred by thls paragraph Buyer shall instruct Escrow Holder in writing and pay any increase in cosls

The copyright -laws of the United States (Title 17 .U.S.: Code) Aorbid the - Buyer and Seller acknowledgegteipt of a copy of this page. -
unauthorized reproduction of this form, or.any portion thereof, by photocopy - . Buyer's tnitials ( __. 2N )y . e
machine or any othier means, including lacsrmrle or computenzed formats. . ‘Seller's lnrtrals ( ;’f/ ) ) ] ¥
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rropeny Addrass: -Qiad (unincorporated), CA 93023 e .DateJune 11. 2002
" 15. TIME PERIODS; REMOVAL OF CONT: CIES; CANCELLATION RIGHTS: The fol|owlr/\ )a periods may only bs extended, altersd,

16.

17.

18.

19.

The copyright faws of the United States (Title 17 us. Code) forbid the . Buyer and Seller acknowledg eipt of a copy of this page’
unauthorized reproduction of this form, or any portion theréof, by photocopy Buyer's initials ( ; N )

modified or changed by mutual written :~—~ement.

A. ORDERING, COMPLETING AND REVIEWING INSPECTIONS AND REPORTS:

(1) SELLER HAS: 5 (or 7 ) Days After Acceptance, or as applicable, discovery, to order, request or complete all reports, disclosuras
and information for which Seller Is responsible under paragraphs 2N, 4, 5, 6, 7, 8, 10, and 14. Selier has 2 Days After raceipt (or completion)
of any of these items to provide it to Buyer. Buyer has 5 (orl® 7 ) Days After receipt of (i) each of the above items and (1) notice
of violation of Law under paragraph 5E and Proposed Changes under paragraph 8 to review the report, disclosure or other information.

(2) BUYER HAS: 14 (or 21 ) Days After Acceptance to complets all Inspections, investigations and review of reports and other
applicable information. for which Buyer is responsible.

B. (1) APPROVAL OR REQUEST: Within the times specified above (or paragraph 2H for loan contingency), Buyer shall provide Seller with either
(1) an unconditional approval and removal of the applicable contingency, or (li) a reasonable written request that Seller Repair or take other
action (or for loan contingency, cancellation if Buyer is unable to obtain the designated loan). '

(2) EFFECT OF BUYER'S REQUEST: If, pursuant to B(1), Buyer reasonably requests that Selier Repair or take other action, Buyer and Saller
have 5 (or (X} 7 _ - ) Days After Seller's receipt of Buyer's request to reach-mutual written agreement on Buyer's request,
If (1) Seller has agreed in writing to unconditionally and completely take the action requested by Buyer, or (ll) Buyer and Seller have reachad
a mutual written agreement with respect to those items, then the transaction shall proceed on those terms. Seller has no obligation, express
or implied, to satisfy Buyer's requests. .. . ' ' o o

(3) EFFECT OF NO WRITTEN AGREEMENT ON'BUYER'S REQUESTS: If, at the expiration of the time in B(2), neither B(2)(1) nor (i) has
occurred, Buyerhas 2 (or® ___ 5 ') Days to cancel this Agreemant in writing.

C. ACTIVE OR PASSIVE REMOVAL OF CONTINGENCIES AND CANCELLATION RIGHTS:

(1) ACTIVE METHOD (Applies only if checked): S - :

(a) (No written request or remoaval by Buyer) If, within the time specified in A, Buyer does not give Seller written notice pursuant to B(1),
Seller may cancel this Agreement in writing. Notwithstanding the expiration of the time specified, Buyer retains the right to give Seller
written notice under B1 at any time prior to receiving Seller's written cancellation. Once Seller receives Buyer's writlen request or

 femoval, Seller may not cancel this Agreement pursuant to paragraph C(1)(a). o S
(b) (No written cancelfation by Buyer) If; within the time specified, Buyer does not give Seller writlen notice of canceltation pursuant to
" B(3), either Buyer or Seller may cancel this Agreement in writing at any time prior to Buyer and Seller reaching’ mutual written
.. agreement with respect to any requests made pursuant to B(1). o ’

(2) PASSIVE METHOD: I, within the time specified, Buyer does not give Seller: (i) & reasonable written request pursuant to B(1) (or for loan
contingancy, cancellation if Buyer is unable to obtain the designated loan), or (i) written notice of canceltation pursuant to B(3) if no
agreement is reached on Buyer's requests, then Buyer shall be deemed, as applicable, 1o have unconditionally approved and removed the
contingency or withdrawn the request and waived any right to cancel associated with the'réc'que'sted item.

D. EFFECT OF REMOVAL: If Buyer removes any contingency or cancellation right by the active or passive method, as applicable, Buyer shali
conclusively be deemed to have: (i) completed all Inspections, investigations, and review ‘6t reports and other applicable information and
disclosures pertaining fo that contingency or cancellation right; (il) elected t6 proceed with the transaction: and (iif) assumed all liability,
responsibility, and expense for Repairs or corrections pertaining to that contingency or cancellation right, or for inability to obtain financing if the
contingency pertains to financing, unless, pursuant to B(2) or elsewhere in this Agreement, Seller agrees to make Repairs or take other action.

E. EFFECT OF CANCELLATION ON DEPOSITS: If Buyer or Seller gives written NOTICE OF CANCELLATION pursuant to rights duly exercised
under the terms of this Agresment, Buyer and Seller agree to Sign mutual instructions-1o cancel the sale and esciow and release deposits, less
fees and costs, to the party entitled to the funds. Fees and costs may be payable to service providers and vendors for services and products
provided during escrow. Release of funds will require mutually, Signed release lnstiuctions from Buyer and Stller, judicial decision or
arbitration award. A party may be subject to a civil penalty of up to $1,000 for refusal to sign such instructions if no good {aith dispute
exists as to who is entitled to the deposited funds (Civil Code §1057.3), A : B S

FINAL VERIFICATION OF CONDITION: Buyer shall have the right 10 make a final inspection of the Property within 5 (or 7 .. __ )Days
prior to Close Of Escrow, NOT AS A CONTINGENCY OF THE SALE, but solely 10 confirm (i) Property is maintained pursuant to paragraph 9A, (ii)
Repairs have been completed as agreed, and (i) Seller has complied with Seiler's other obligations. ) .
ENVIRONMENTAL HAZARD CONSULTATION: Buyer and Selfer acknowledge: (i) Federal, state’,'a,rjd iocal legislation impose liability upon existing
and former owners and users of real property, in applicable situations, for certain legislatively defined, environmentally hazardous substances; (if)
Broker has made no representatibn concerning the applicability of any such law to this transaction, to Buyer, or to Seller, except as ctherwise
indicated in this Agreement; (lii) Broker(s) hasmhave made no representation concerning the existence, testing, discovery, location and evaluation
offfor, and risks posed by, environmentally 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, 1esting, discovery, location, and evaluation of/for, and risks
posed by, envifonmentally hazardous substances, if any, located on or potentially affecting the Property.”
AMERICANS WITH DISABILITIES ACT: The Americans With Disabilities Act {*ADA") prohibits discrimination against individuals with disabilities.
The ADA atiects almost all commercial facilities and public accommodations. The ADA can require, among other things, buildings to be made readily
accessible to the disabled. Differsni 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 does not have the technical expertise either 1o 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 an attorney, contractor, architect, engineer or
other qualified professional of his/her own choosing to determine to what degree, if at ali, the ADA impacts that principal or this transaction,

SECURITY DEPOSITS: Security deposits, if any, 1o the extent they have not been applied by Seller in accordance with any rental agreement and

current law, shall be transferred to Buyer on Close Of Escrow. Seller shall nolify each tenant, in compliance with the Civil Code.

machine or any other means, including iacSimile or computerized formats. . Seller's Initials ( W)
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21.

5
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ot Y AdAress: W). CA. 93023 Date;yune 11. 2002
o IQUIDATED DAMAGES: If Buy; s to complete this purchase be_cause<\juyer‘s default, Seller shall retain,

as liquidated damages for breach of contract, the deposit actually paid. Buyer and Seller agree that this
amount Is a reasonable sum given that it Is Impractical or extremely difficult to establish the amount of
damages that would actually be suffered by Seller In the event Buyer were to breach this Agreement._Release
of funds will require mutual, Signed release Instructions from both Buyer and Selier, judicial declsion or
arbitration award.

BUYER AND SELLER SHALL SIGN A SEPARATE LIQU}{YATED DAMAGES PROVISION FOR ANY_NCREASED

DEPOSIT (C.A.R. FORM RID-11). | Buyer's Initials % / Seller's Initials _ /= | _]

DISPUTE RESOLUTION:

A. MEDIATION: Buyer and Seller agree to miediate any djspute or claim arising between them out of this Agreement, or any
resulting transaction, before resorting to arbitration or court action. Paragraphs 218(2) and (3) below apply whether or. not the
Arbitration provision is initialed. Mediation fees, if any, shall be divided equally among the parties involved. If, for any dispute or
claim 1o which this paragraph applies, any party commences an action without first attempting to resolve the matter thfough
mediation, or refuses to mediate after a request has been made, then that party shall not be entitled to recover attorney 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. ARBITRATION OF DISPUTES: (1) Buyer and Seller 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, including and subject to paragraphs 21 B(2) and (3) below.
The arbitrator shall be a retired judge or justice, or an attorney with at least 5 years of real estate
transactional Law experience, unless the parties mutually agree to a different arbitrator, who shall render an
award In accordance with substantive California Law. In all other respects, the arbitration shall be
-conducted in accordance with Part lll, Title 9 of the California Code of Civil Procedure. Judgment upon the
award of the arbitrator(s) may be entered in any court having jurisdiction. The parties shall have the right to
discovery in accordance with Code of Civil Procedure §1283.05. o o
(2) EXCLUSIONS FROM MEDIATION AND ARBITRATION: The following matters are excluded from mediatiori and arbitration:
(i) a judicial or non-judicial foreclosure or other action or proceeding to enforce a deed of trust, mortgage, or instaliment land
sale contract as defined in Civil Code §2985; (ii) an unlawiul detainer action; (jii) the filing or enforcement of a mechanic's lien;
(iv) any matter that is within the jurisdiction of a probate, small claims, or bankruptcy court; and (v) an action for bodily injury of
wrongful death, or any right of action to which Code of Civil Procedure §337.1 or §337.15 applies. 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, shall not ‘coqstitute‘a violation of the mediation and arbitration provisions. ; _
(3) BROKERS: Buyer and Seller agree to mediate and arbitrate disputes or claims invelving either or both Brokers, provided
either or both Brokers shall have agreed {o such mediation or arbitration prior to, or within a reasonable time after, the dispute or
claim is presented to Brokers. Any election by either or both Brokers to participate in mediation or arbitration shall not result in
Brokers being deemed parties to'the Agreement. e R

"NOTICE: BY INITIALING IN THE SPACE BELOW YOU ARE AGREEING TO HAVE ANY DISPUTE ARISING
ARISING OUT OF THE..MA]TE'R‘S‘ INCLUDED IN THE ‘A,RB,ITBLATION_'_O,F DiSP_UTE_S' PROVISION DECIDED
BY NEUTRAL ARBITRATION AS PROVIDED BY CALIFORNIA LAW; AN_D 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‘TARBITRATION OF DI"SPUTES"PHOVISION. IF YOU
REFUSE TO SUBMIT TO ARBITRATION AFTER AGREEING TO THIS PROVISION, YOU MAY BE COMPELLED
TO ARBITRATE UNDER THE ‘AUTH_O‘RITY OF THE CALJFORNIA CODE OF “CIVIL PROCEDURE. YOUR
AGREEMENT TO THIS ARBITRATION PROVISION IS VOLY| TARY." = ‘ ,

"WE HAVE READ AND UNDERSTAND THE FORE ING AND AGREE TO suBMIT DISPUTES ARISING
OUT OF THE‘ MATTERS INCLUDED IN THE 'ARB RATION OF DISPUTES' PROVISION TO NEUTRAL.

ARBITRATION." {Buyer's initials __ 4" | _____ Seller'sinitials __ 7 |

The copyright laws of the United Stales {Titte 17 U.S. Code) forbid the - Buyer and Seller acknowi teceipt of a copy of this page.
unauthorized reproduction of this form, or any portion thereof, by photocopy Buyer's Initials ( /4 R ¥

machine or any other means, including facsimile or computerized. formats. Seller's Initials ( M
Copyright © 1993-2001, CALIFORNIA ASSOCIATION OF REALTORS®, INC. - Reviewed by '
ALL RIGHTS RESERVED. o o

)
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Propqﬁy Address: ] —~fail (unincorporated) ., ca 93023 TN Date:qune 11, 2002 .
22. PRORATIONS OF PROPERTY TAXES Z )})THER ITEMS: Unless otherwise agreed in wrivtir—x& J,f)following items shall be PAID CURRENT and

prorated between Buyer and Seller as of Crose Of Escrow: real Properly taxes and assessments, interest, rents, OA regular, special, and emergsncy
dues and assessments imposed.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. The following
items shall be assumed by Buysr WITHOUT CREDIT toward the purchase price: prorated payments on Mallo-Roos and other Speciat Assessment
District bonds and assessments, and OA special assessments that are now a lien but not yet due. Property will be reassessed upon change of
ownership. Any supplemental tax bills shall be paid as follows: (i) for periods after Close Of Escrow, by Buyer; and (li) for periods prior to Close Of
Escrow, by Seller. TAX BILLS ISSUED AFTER CLOSE OF ESCROW SHALL BE HANDLED DIRECTLY BETWEEN BUYER AND SELLER.
Prorations shall be made based on a 30-day month.

Exceptions 1o Prorations:

23. WITHHOLDING TAXES: Seller and Buyer agree to execute any instrument, affidavit, statement or instruction reasonably necessary to comply with
federal (FIRPTA) and California withholding Law, if required (C.A.R. Forms AS-11 and AB-11), .

24. PROPERTY DATA SYSTEM: Brokers are authorized to report the terms of this transaction lo any Property Data System, to be published and
disseminated to persons and entities authorized to use the information on terms approved by the Property Data System.

25. EQUAL OPPORTUNITY: The Property is sold in compliance with federal, state and local anti-discrimination Law.

26. ATTORNEY FEES: In any action, proceeding, or arbitration between Buyer and Seller arising out of this Agreement, the prevailing Buyer or Saller
shall be entitled to reasonable attorney fees and costs from the non-prevailing Buyer or Seller, except as provided in paragraph 21A.

27. SELECTION OF SERVICE PROVIDERS: If Brokers give Buyer or Seller referrals to persons, vendors, or service or product providers ("Providers"),
Brokers do not guarantee the performance ot any of those Providers. Buyer and Seller may selact ANY Providers of their own choosing.

28. TIME OF ESSENCE; ENTIRE CONTRACT; CHANGES: Time Is of the esserice. All understandings between the parties are incorporated in this
Agreement. lis 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 orél‘éQréemeht. If any provision of this Agreement is held to
be ineffective or invalid, the remairﬁng provisions will nevertheless be given, full force’ and effect. Neither this Agreement nor any provision In it
may be extended, arnended, modified, altered or changed, except in writing Signed’ by Buyer énd Seller. ' - ‘

29, ASSIGNMENT: Buyar shall not assign all or any part of Buyer's intarests in this Agreernent without first having obtained the written consent of Seller.
Such consent shall not be unreasonably‘_withheld. unless otherwise agreed in writing. Any totai or partial assignment shall not relieve Buyer of
Buyer's obligations pursuant to this Agreement. - - o : o S R :

30. SUCCESSORS AND ASSIGNS: This Agreement shall be binding upon, and inure to the benefit of, Buyer and Seller and their respactive successors
and assigns, except as otheiwise provided hergin. o ’ e '

31. COPIES: Seller and Buyer each represent that Copies of all feports, documents, cér’tiiic‘:ates, approvals, and other documents that are furnished to
the other are trus, correct, and unaltered Copies of the original documenls. if the originals are in the posséssion of the furnishing pany.

32. GOVERNING LAW: This Agresment shall be governed by the Laws of the state of California. '

33. AUTHORITY: Any person or persons signing this Ag‘reement"represent(s) that such person' has full’power and authority to bind that person(s)’
principal, and that the designated Buyer and Seller have full authority 1o enter into and perform this Agréemem. Entering into this Aéreement. and the
completion of the obligations pursuant to this contract, does not violate any Articles of incorporation; By Laws, Partnership Agreement, or other
document governing the activity of either Buyér or Seller. ’ ' - ’ '

34. OTHER TERMS AND CONDITIONS, including ATTACHED SUPPLEMENTS:

A. @ Buyer Inspeclion Advisory (C.A.R. Form BlA-11)

B. [J Purchase Agreament Addendum (C.A.R. Form PAA-114 paragraph numbers: )

C. (@ Seller Financing Addendum and Disclosure (C.A.R. Form SFA-1 1)

D. {1 Intent To Exchange Supplement {C.A.R. Form ES-14)

E. Purchase is subject to and comtingent upon approval of the Bankruptcy Court

The copyright laws of the United States (Title 17 U.S. Code) forbid the Buyer and Seller acknowl%p( of a copy of this page.

unauthorized reproduction of this form, or any portion thereof, by photocopy Buyer's Initials ( . ) )

machine or any other means, including facsimile or computerized formats. Seller's Initials ( Lg [ (P ) '

Copyright © 1993-2001, CALIFORNIA ASSOCIATION OF REALTORS®, INC. Reviewed by 7 : Lo Mt

ALL RIGHTS RESERVED, Broker of D eSigné'; Date
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Crupany nuuluaa.MuJ._ﬂmgf: Qial _(unipncorporated)., CA 93023 Datequnae 11, 2002 f
" \
I

35. NOTICES: Whenever notice is given under this Agreement, each notice shall be in writing,

e

and shall be delivered personally, by facsimile, or by mail,

postage prepaid. Notice shall be delivered to the address set forth below the: recipient's signaiure of acceptance. Either party may change its notice
address by providing notice to the other party. - : . : .
36. DEFINITIONS: As used in this Agreement:

A. "Acceptance" means the time the offer or final counter offer is accepted in writing by the other party and communicated in accordance with this
Agreement or the terms of the final counter offer.
B. “Agreement" means the terms and conditions of this Commercial Property Purchase Agreement and any counter offer and addenda.
€. "Days" means calendar days, unless otherwise required by Law. = o a ' '
D. "Days After" means the specified number of calendar days after the occurrence of the event specified, not counting the calendar date on which
the specified event occurs, and ending at 11:59PM on the final day. o :
E. "Close Of Escrow" means the date the grant deed is recorded or other evidence of title is transferred. If scheduled close of escrow falls on a
Saturday, Sunday or legal holiday, then the close of escrow date shall be the next business day after the scheduled close of escrow date.
F. “Copy" means copy by any means, including photocopy, NCR, facsimile and electronic. ) .
G. "Law" means any law, code, statute, ordinance, regulation, fule or order, which is adopted by a controlling city, county, state or federal
legisiative, judicial or executive body or agency. ) . .
H. "Repalrs" means any repairs (including pest control), alterations, replacements, modifications and retrofitting of the Property provided for under
this Agreement. A o ' :
. “Signed" means either a handwritten or electronic signature.
J.  Singular and Plural terms each include the other, when appropriate. ‘
K. “C.A.R.Form" means the specific form referenced, or another comparable form agreed to by the parties. :
L. "Electronic Copy" or "Electronic Signature" means, as applicable, an electronic copy or signature complying with California Law. Buyer and
Seller ‘agres that electronic means will not be used by either one to madify or alter the content or egrity of the Agreement without the
knowiedge and consent of the other, - ) ¢
The copyright laws of the United States (Titte 17 U.S. Code) forbid the Buyer and Seller acknowledge relleipt of a copy of this page.
unauthorized reproduction of this form, or any portion thereof, by photocopy Buyer's Initials ( oo ) L
machine or any other means, including facsimile or compulerized formats. Seller's Initials ( - X ) @
Copyright © 1993-2001, CALIFORNIA ASSOCIATION OF REALTORS®, INC.

Reviewed by . FOUAL HOUSING
ALL RIGHTS RESERVED. / OPPORTUNITY

Broker or Designe Date
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» 37 AGENCY:
A. POTENTIALLY COMPETING BU

/

bt M G LMIARACQIDQIA L) . CA 93023 s Date,qune 11. 2002
- —( T —

< ‘ /

Y-

e
< AND SELLERS; Buyer understands that Broker fepresenting Buyer may also represent other potentia|

B. CONFIRMATION: The following agency relationships are hereby confirmed for this transaction:
Listing Agent Jacobson Realty Inc. (Print Firm Name) is the agent of (check one):
& the Seller exclusively; or [ both Buyer and Seller,
Selling Agent __Coldwell Banke Banker/ Property Shoppe _ (Print Firm Name) (if not same as Listing Agent) is the agent of (check one):
@ the Buyer exclusively; or [ the Seller exclusively; or [J both Buyer and Seller.
Real Estate Brokers are not parties to the Agreement between Buyer and Seller.

C. BROKERAGE: Neither Buyer nor Seller has utilized the services of, or for any other reason owes compensation 1o, a ficensed real estate broker
(individual or corporate), agent, finder, or other entity, other than as specified in this Agreement, in connection with any act reléting to the
Property, including, but not limited to, inquiries, introductions, consultations, and negotiations leading to this Agreement. Buyer and Seller each
agree to indemnify, defend, and hold harmiess the other, the Brokers specified herein, and their agents, from and against any costs, expenses or
liability for compensation claimed inconsistent with the warranty and representations in this paragraph.

38. JOINT ESCROW INSTRUCTIONS TO ESCROW HOLDER:
A. The following paragraphs, or applléablé portions thereof, of this Agreement constitute the joint escrow Instructions of Buyer and Seller

B. A Copy ot ‘this Agl_'eemént : ‘shall "be’ delivered to Escrow Holder within - 3 business days after Acceptance
for 1 O e ’ _). Escrow will be deemed open when Escrow Holder has Signed

Escrow Holder that are reasonably necessary to cofn_bléte this transaction,

C. Brokers are a party to the Escrow for the sole purpose of compensation pursuant to paragraphs 40 and 42A. Buyer and Seller irrevocably assign
to Brokers compensation specified, respectively, in paragraphs 40 and 42A and irrevocably instruct Escrow Holder to disburse those funds to
Brokersk at Close Of Escrow. Compensation instructions can be amended or revoked only with the written consent of Brokers,

do hot guarantee the be‘rformancé or Repairs of others who have provided services or products to Buyer or Seller; and (i) they will seek
legal, tax, Insurance, title and other desired assistance Trom appropriate professionals. Buyer and Seller further acknowladge and agree
that Brokers: (I) do not guaranté§ the cdnditipn of the Property; (ii) shalt not be responsible for defects that are not known to Broker(s); (lir)
cannot Identify Property boundary lines; (iv) cannot verify inspection reports, square footage or representations of others; (v) cannot
provide legal or tax advice; and (vi) will riot provide other advice or Information that exceeds the knowledge, education and experience

required to obtain a real estate license. ‘
%BROK_ER COMPENSATION FROM . BUYER: ‘Upon Close Of Escrow, Buyer ' agrees 'to’ pay compensation for services as follows:
2% listing and 2% selling commission o Jacobson Realty Tnc. and Coldwell Banker , Broker.

Buyer, or by gerrv Michaels/Coldwell Banker ,whois authorized to receive it, by (date) 06/12/2002 ,al _5:00 []AMEX PM,

the offer shall be deemed revoked and the deposjt shall be returned. Seller has the right to continue to offer the Property for sale and to accept any
other offer at any time prior to communication of Acceptance as above, S

The copyright laws of the Uniled States {Title 17 U.S. Code) forbid the Buyer and Seller acknowled

ceipt of a copy of this page.
unauthorized reproduction of this form, or any portion thereof, by photocopy . Buyer's tnitials ( N )
machine or any other means, including facsimite or computerized formats. Seller's Initials ( , X ) L
Copyright © 1993-2001, CALIFORNIA ASSOCIATION OF REALTORS®, INC, Reviewed by T _ vt
ALL RIGHTS RESERVED. . Broker or Désignee Date '
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v Buyer has read and acknowledges re(
eccepted and Buyer syfSequently defa

\*ff a Copy of the offer and agrees to the above(\)mation of agency relatlonships. If this offer is
_Auyer may be responsible fpr payment of Brokers' & __/ansation. This Agreament and any supplement,

N

addendum or modifigtion, Including any Lupy, may be Signed in two ¢f more counterparts, all of which shall constitute one and the same writing.
BUYER L - S Date % (%2 // 7ZBUvER Date
By L o/ By ' :
Name /met?/,,d’fm Exon ' Name Printed
Title 7 ' Title
Ad(ir% .0 Box 1445 Address
ojgh,/ca 93023 L
LZ%Z%M Fax Email Telephone Fax Email

3]

Address, if different Notice Address, if different

42. BROKER COMPENSATION FROM SELLER:
A. Upon Close Of Escrow, Seller agrees to pay compensation for services as follows:

2% of sales price to Jacobson Realty Inc. ", Broker, and
2% of gales price o Coldwell Banker/ Property Shoppa , Broker, and
(if checked)[] an administrative/transaction fee of $ to Broker

(or, if not completed, as per listing agreement).

B. (1) If escrow does not close, compensation in paragraph 42A is payable: (i) upon Seller's default if completion of sale is prevented by default of
Selter; or (If) when and if Seller collects damages from Buyer, by suit or otherwise, if completion of sale is prevented by default of Buyer and then
in an amount equal.to one-half of the damages recovered, but not to exceed the above compensation, after first deducting title and escrow
expenses and the expenses of éol_lec‘tion, it any. (2) In any action, proceeding or arbitration relating to the payment of compensation in paragraph
42A or B, the prevailing party shall be entitied to reasonable attorney fees and costs, except as provided in paragraph 21A. '

43. 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, agrees to sgll the Propesty on the above terms and conditions, and agrees to the above confirmation of agency relationships. Saller has

FE and acknowled raeejpt « _z(fop,y of this Agreement, and authorizes Broker to deliver a Signed Copy to Buyer.
D .
S

CT 1) ﬁo COUNTER OFFEB(DA e (D, Do 2
AT oae £

SELLER R . Date
Name Printed __ .~ R e S Name Printed .~~~
Tit'e . . - . FE P . - . Tit'e " N
Addiess T T ——— Addrons
pa . “ ya
Telephone ' Fax = =~ Email Telephone Fax Email
Notice Address, if different LT e - Notice Address, if different - Co

Agency relationshlps are confirmed as above. Real Estate Brokers are not parties ta t greement between Buyer and Seller.
Agent who submitted offer for Buyer acknowledges receipt of deposit, if any, if specifted in raph 2A: M - ii : :
Real Estate Broker {Selling Firm Name) *_Coldwell Banker/ Proparty Shoppe Jﬁ\/wb\ \ au,ﬂ, Date_ ( -’/ | L/ 21

Date 4»-:“42 2.

Address 727 W, o0jai Ave. e Phone/FA0EMa)l-805-646-7288 x107
Real Estate Broker (Listing Firm Name) Jacobson Realty Inc. By -

Address 445 Rosewood Ave.ste.J, Camarillo ‘  Phoné/Fax/Em 51/805—389—4 747

(/) ACKNOWLEDGMENT OF RECEIPT: Buyer or authorized égeni acknowiedges‘ receipt ‘of Signed Acceptance ‘on
(!nm'als) (date) L at 5O AMO PM. : : - LT i '

Escrow Holder Acknowledgment: : . v ' o ,
Escrow Holder acknowledges (eceip! of a Copy of this Agreement, (it checked,E/a de%sil in.the amount of $ E): 00- 00 )
counter offer numbers _=— | =~ : . : —_and 1A : " — i
L M MR : , and agrees to'act as Escrow Holder subject to paragraph 38 of
this Agreement, any supplemental escrow instructions and the terms of Escrow Holder's general provisio T

s.
The date-of commuynication of Acceptance of the Agreement as between Buyer and Seller is fﬂf 2/
Escrow Holder ___ N Loy Wﬁ"!)‘u Comien., : Escrow # __ 2AOARG o )

e . ——————
Address __[arvediw G G330 Phone/FaxE-mail -5 ~98 7~ DU By
Escrow Holder is licensed by the California Department of [ Corporations, Br!(surance. [0 Real Estate, License # __2S 1

THIS FORM HAS BEEN APPROVED BY THE CALIFORNIA ASSOCIATION OF RAEALTORS® (C.A.R.). NO REPRESENTATION IS MADE AS TO THE LEGAL VALIDITY OR
ADEQUACY 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. i

This form is available for use by the enlire real estate industry. 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. -

| | Published and Distributed by:
REAL ESTATE BUSINESS SERVICES, INC. ] Reviewed by
a subsidiary of the CALIFORNIA ASSOCIATION OF REALTORS®

525 South Virgil Avenue, Los Angeles, California 90020 e
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1&& CALIFORNIA j‘, v<\ \‘
% % ASSOCIATIO%‘ < """ - BUYER'S INSPECTION ADVIS)ﬁY
=% OF REALTORS -

Property Address: 510/520 E1 Roblar, Ojai (unincorporated, Ca 93023 -('Property')

(The definitions in C.A.R. Form RPA-11 are applicable to this Form BIA-1 1.)

A. IMPORTANCE OF PROPERTY INSPECTION: The physical condition of the land and improvements being purchased is not
guaranteed by either Seller or Brokers. For this feason, you should conduct thorough inspections of the Property personally and with
professionals who should provide written reports of their inspections. A general physical inspection typically does not cover af| aspects of
the Property nor items affecting the Property that are not physically located on the Property. If the professionals recommend further
investigation, tests or inspections, including a recommendation by a pest control operator to inspect inaccessible areas of the Property,
you should contact qualified experts to conduct such additional investigations, tests or inspections. -

B. BUYER RIGHTS AND DUTIES: You have an affirmative duty to exercise reasonable care to protect yourself, including discovery of
the legal, practical and technical implications of disclosed facts, and the investigation and verification of information and facts that you
know or are within your diligent attention and observation. The purchase agreement gives you the right to inspect the Propenrty. If you
exercise these rights, and you should, you must do so in accordance with the terms of the Agreement. This is the best way for you to
protect yourself, It is extremely important for you to read all written reports provided by professionals and to discuss the resulis of
inspections with the professional who conducted the inspection. You have the right to, request that Seller make Repairs, corrections or

Agreement, If you do not timely and properly cancel the Agreement if you do not perform on the contract because of the condition of the
Property, you may be in breach of contract.

C. SELLER RIGHTS AND DUTIES: Seller is required to disclose to you all material facts known to him/her that affect the valye or
desirability of the Property. However, Seller may not be aware of some Property defects or conditions. Seller does not have an obligation
to inspect the Property for- your benefit noris Seller obligated to repair, correct or otherwise cure known defecis that are disclosed to you
or.previously unknown defects that are discovered by you or your inspectors during escrow. The purchase agreement obligates Seller to
make the Property available to you for inspections, PR . L o ,

D. BROKER OBLIGATIONS: Brokers do not have expertise and-therefore cannot advise you on many items, such as soil stability,
geologic conditions, hazardous substances, structural conditions of the foundation or othér improvements, or the condition of the roof,
heating, air conditioning, plumbing, electrical, sewer, seplic, waste disposal, or other system. The only way to accurately determine the
condition of the Property is through an inspection by an appropriate professional selected by you. If Broker gives you referrals to such
professionals, Broker does not guarantee their performance. You may select any professional of your choosing. In sales involving
residential dwellings with no more than four units, Brokers have a duty to make a diligent visual inspection of the accessible areas of the
Property, and to disclose the results of that inspection. However, as some Property defects or conditions may not be discoverable from a
visual inspection, it is possible Brokers are not aware of them. If you have entered into a written agreement with a Broker, the specific
terms of that agreement will determine the nature and extent of that Broker's duty to you. YOU ARE STRONGLY ADVISED TO
INVESTIGATE THE CONDITION AND SUITABILITY OF ALL ASPECTS OF THE PROPERTY. IF. YOU DO NOT DO SO, YOU ARE

'ACTING AGAINST THE ADVICE OF BROKERS.

E. YOU ARE ADVISED TO CONDUCT INSPECTIONS OF THE ENTIRE PROPERTY, INCLUDING, BUT NOT LIMITED TO THE

FOLLOWING: : ‘ ‘

1. GENERAL CONDITION OF THE PROPERTY, ITS SYSTEMS AND COMPONENTS: Foundation, roof, plumbing, heating, air
conditioning, electrical, mechanical, security, pool/spa, and other structural and.non-structural systems and components, fixtures,
built-in appliances, any personal property included in the sale, and energy efficiency of the Property. (Structural engineers are best
suited to determine possible design or construction defects, and whether improvements are structurally sound.) S :

2." SQUARE FOOTAGE, AGE, BOUNDARIES: Square footage, room dimensions, lot size, age of improvements, and boundaries. Any

3. PEST CONTROL: Presence of, or conditions fikely to Iéad io the presence -of. wood destroying pes'ts and drgénisms_ and other

infestation or infection. (A registered structural pest control company is best suited to.perform these inspections.)-

The copyright laws of the United States (Title 17 U.S, Code) forbid the Buyer acknowledges receipt of &
unauthorized reproduction of this form, or any portion thereof, by photocopy Buyer's Ihiiiéisi T
machine or any other means, including facsimile or computerized formats. R
Copyright © 1991-2000, CALIFORNIA ASSOCIATION OF REALTORS®,
INC. ALL RIGHTS RESERVED. Reviewed by /
REVISION DATE 10/2000 Broker or Designee _
BIA-11 (PAGE 1 OF 2)
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. SCIL STABILITY: Existence of fill o ,zbacted soil, expansive or contracting solil, thibility to slippage, settling or movement,

and the adequacy of drainage. (Geotecnnical engineers are best suited to determine such conditions, causes, and remedies.)
ition, age, leaks, and remaining usetul life. (Roofing contractors are best suited to determine these conditions.)

. POOL/SPA: Cracks, leaks or operational problems. (Paol contractors are best sulted to determine these conditions.)

. WASTE DISPOSAL: Type, size, adequacy, capacity and condition of sewer and septic systems and components, econnection to

sewer, and applicable fees.

WATER AND UTILITES; WELL SYSTEMS AND COMPONENTS: Water and utility availability, use restrictions, and costs, Water

quality, adequacy, condition, and performance of well systems and components.

9. ENVIRONMENTAL HAZARDS: Potential environmental hazards, including 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. (Read the booklets "Environmental Hazards: A Guide for Homeowners and
Buyers," "Protect Your Family From Lead in Your Home," or consult an appropriate professional.) : g

10. EARTHQUAKE AND FLOOD; HAZARD AND OTHER INSURANCE: Susceptibility of the Property to earthquake/seismic hazards
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certain types of insurance. Since the time it may take to obtain certain types of insurance may vary, Buyer should not wait to explore
these options. (An Insurance agent, Geologist, or Geotechnical Engineer is best suitéd to provide information on these conditions.)

11. BUILDING PERMITS, ZONING AND GOVERNMENTAL REQUIREMENTS: Permits, inspections, certificates, Zoning, other
governmental limitations, restrictions, and requirements affecting the current or future use of the Property, its development or size.
(Such information is available through appropriate governmental agencies and private information providers. Brokers are not
qualified to review, or interpret any such information.) ,

12. RENTAL PROPERTY RESTRICTIONS: Some cities and counties impose restrictions that may limit the rent, the maximum number
of occupants, and the right to terminate a tenancy. Deadboit or other locks and security systems for doors and windows including
window bars, should be examined to determine whether they satisfy legal requirements. (Local government agencies can provide
information about these restrictions and other requirements.) ‘ DR ,

13. SECURITY AND SAFETY: State and local Law may require the installation of barriers, access alarms, self-latching mechanisms
and/or other measures 1o decrease the risk to children and other persons of existing swimming pools and hot tubs, as well as various
fire safety and other measures concefning other features of the Property. Compliance requirements difier from city to city and county

- 10 county. Unless specifically agreed, the Property will not be in compliance with these requirements. (Local government agencies
can provide information about these restrictions and other requirements.) R
14, NEIGHBORHOOD, AREA, SUBDIVISION CONDITIONS; PERSONAL FACTORS: Neighborhood or area conditions, including
schools, proximity and adequacy of law enforcement, crime statistics, the proximity of registered felons or offenders, fire protection,
other governmental services, availability, adequacy and the cost of any. speed wired, wireless internet connections or ‘other
lelecommunications 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, wild and domestic animals, other nuisances, hazards, or circumstances, protected species, wetland propetties,
historic or other governmentally protected sites or improvements, cemeteries, facilities and condition of common areas of common
interest subdivisions, and possible lack of compliance ‘with any governing documents or Homeowners' Association requirements,
conditions and influences of significance to"certain cultures and/or religions, and personal needs, requirements and preferences of

Buyer. ' S ' o o ' '

Buyer acknowledges and agrees that Brokers: (a) do not guarantee the condition of the Property; (b) shall not be

responsible for defects that are not known to Broker(s) or are not visually observable in reasonably and normally

accessible areas of the Property; (c) have not verified square footage, representations made by others, or other .
information contained in inspection reports, Mulitiple Listing Service, advertisements, flyers, or other promotional

material, unless otherwise agreed In writing; (d) do not guarantee the performance of others who have provided
services or products to Buyer or Seller; (e) do not guarantee the adequacy or completeness of Repairs made by Seller

or others; (f) cannot identify Property boundary lines; and (g) do not decide what price a buyer should pay or a seller

should accept. Buyer agrees to seek desired assistance from appropriate professionais.

By signing below, Buyer a¢knowledges receipt of a Copy of this document. Buyer is encouraged to read it carefully.

ST e )z

Date / Buyer Sig'nature c Date

BEEN APPROVED BY THE CALIFORNIA ASSOCIATION OF HEALT"ORS@ (C.A.R.). NO REPRESENTATION IS MADE AS TO THE LEGAL VALIDITY OR
VO ANY PROVISION IN ANY SPECIFIC TRANSACTION. A REAL ESTATE BROKER 1S THE PERSON QUALIFIED TO ADVISE ON REAL ESTATE
ONS. IF YOU DESIRE LEGAL OR TAX ADVICE, CONSULT AN APPROPRIATE PROFESSIONAL. '

§ available for use by the entire real estate industry. It is not intended to identity the user as a REALTOR®, REALTOR® is a registered colleclive membership mark
Dy be used only by members of the NATIONAL ASSOCIATION OF REALTORS® who subscribe to Il; Code of Ethics.

Published and Distributed by:

REAL ESTATE BUSINESS SERVICES, INC. Reviewed by" :

a subsidiary of the CALIFORNIA ASSOCIATION OF REALTORS® ) R
525 South Virgii Avenue, Los Angeles, Califomia 80020 Broker or Designee Date F
REVISION DATE 10/2000 , wi C - - - ;;’;2;'7"23(
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