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DAVID B. GOLUBCHIK (State Bar No. 185520)
JEFFREY S. KWONG (State Bar No. 288239)
LEVENE, NEALE, BENDER, YOO & BRILL L.L.P.
10250 Constellation Boulevard, Suite 1700
Los Angeles, California 90067
Telephone: (310) 229-1234
Attorneys for Debtor and Debtor in Possession

UNITED STATES BANKRUPTCY COURT
CENTRAL DISTRICT OF CALIFORNIA

In re: CASE NO.: 2:15-bk-10691-TD
GOLD RIVER VALLEY, LLC

Debtor(s).
NOTICE OF SALE OF ESTATE PROPERTY

Sale Date: 8/26/15 Time: 10:00 AM
Location: USBC, Courtroom 1345, 255 E. Temple Street, Los Angeles, CA 90012

Type of Sale: Y] Public O Pprivate Last date to file objections:
8/12/15
Description of Property to be Sold: _Real Property located at 650-652 S. Lake Avenue, Pasadena, CA 91106 (the "Property").

The Property consists of twelve luxury condominium units each ranging in size from 1,340 to 2,120 square feet, and is in the

South Lake community of Pasadena.

Terms and Conditions of Sale: Property is being sold pursuant to the Debtor's liquidation plan. See (Exhibit 3) (Notice-Plan Conf.)

Free and clear of liens and interests, subject overbid and Bankruptcy Court approval.

In substantially the same form as Residential Purchase Agreement dated 6/13/15, as amended to include the terms/conditions
in: (1) Seller Counter Offer 1; (2) Buyer Counter Offer 1; (3) Seller Counter Offer 2; and (4) Buyer Counter Offer 2. See

(Exhibit 2) (Agreement ). Escrow to close within fourteen (14) days after entry of the court's order approving the sale.

Proposed Sale Price: $10,800,000 (inclusive of a $200,000 payment from buyer for broker commissions).

Overbid Procedure ([f Any): See (Exhibit 1) (Bid Procedures).

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

08/26/15 at 10:00 a.m., USBC, Courtroom 1345, 255 E. Temple Street, Los Angeles, CA 90012 )
Contact Person for Potential Bidders (include name, address, telephone, fax and/or e:mail address):

David B. Golubchik
Levene, Neale, Bender, Yoo & Brill L.L.P.

10250 Constellation Blvd., Ste. 1700
Los Angeles, CA 90067
Tel: 310-229-1234, Fax: 310-229-1244, Email: dbg@Inbyb.com

Date: _8/5/15

Notice of Sale of Estate Property

January 2009 F 60 04 '2
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EXHIBIT "1~
[Proposed Bid Procedures]
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Proposed Bid Procedures

Subject to bankruptcy court approval, the Debtor will subject the sale of the property
located at 650-652 S. Lake Avenue, Pasadena, California 91106 (the “Property”) to overbidding
at Auction during the Confirmation Hearing (on August 26, 2015 at 10:00 a.m.) pursuant to the
following overbid procedures:

@) Anyone interested in submitting an overbid with respect to the purchase of
the Property must attend the Confirmation Hearing (either in person or telephonically) or
be represented by an individual at the hearing (either in person or telephonically) with

authority to participate in the overbid process.

(b) An overbid will be defined as an initial bid of $10,900,000 (the “Initial

Overbid™) or higher with each additional overbid to be in $100,000 increments.

(© Overbidders, except for the Buyer, must deliver to the Debtor’s attorneys,
Levene, Neale, Bender, Yoo & Brill L.L.P., Attention David B. Golubchik and Jeffrey S.
Kwong, 10250 Constellation Boulevard, Suite #1700, Los Angeles, California 90067, by
5:00 p.m. (Pacific Time) on August 25, 2015:

1. a written offer to purchase the Property for the amount of the

Initial Overbid or higher;

2. a cashier’s check made payable to “Gold River Valley, LLC,
debtor and debtor in possession” in the amount of $324,000 (the “Deposit”),
which is equal to 3% of the Buyer’s Total Purchase Price offer of $10,800,000;

and

3. a preauthorization letter from a lending institution, a bank
statement showing available cash or other evidence of the financial wherewithal

of the overbidder to purchase the Property for the amount of the overbid.
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(d) Overbidders must offer to purchase the Property pursuant to the same
terms and conditions as the Buyer or better. Any bid submitted will be deemed to include
all of the effective terms contained in the Agreement. The Initial Overbid shall be in an
amount of at least $10,900,000 ($10,700,000 plus the $200,000 Commissions Payment

contemplated by the Agreement).

()  The Deposits of the overbidders who are not deemed to be the Successful
Bidder at the conclusion of the Auction at the Confirmation Hearing shall be returned to
such overbidders immediately after the hearing. The Deposit of the Successful Bidder
shall be non-refundable, and held by the Debtor’s attorneys pending the closing of the

sale of the Property.

()] In the event the Successful Overbidder cannot timely complete the
purchase of the Property, the Debtor shall be authorized to proceed with the sale to the

next highest overbidder.

(9) If there are any qualified overbidders, the Auction shall be held during the
Confirmation Hearing (on August 26, 2015 at 10:00 a.m.) at which time the Court shall
determine the highest and best bid for the Property. If there are no qualified overbidders,

the Buyer will be deemed to be the successful bidder.
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EXHIBIT 2"

[Sale Agreement and Counteroffers]
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™ CALIFORNIA CALIFORNIA RESIDENTIAL PURCHASE AGREEMENT
‘% ASSOCIATION AND JOINT ESCROW INSTRUCTIONS

OF REALTORS?® TABLE OF ATTACHED FORMS
(11/14)

Attached Forms

The RPA-CA includes the following forms in the following order:

o Disclosure Regarding Real Estate Agency (2 pages)

Desc

(C.AR.FOrm AD-2)....cccooiiiiieeceeeeee e, (starting on second page)

o Possible Representation - Buyer/Seller (1 page)

(C.AR.Form PRBS).....cccooiiiiiiicceeee, (starting on fourth page)

e Residential Purchase Agreement (10 pages)

(C.A.R. FOrm RPA-CA)....coeeeeeeeeeeeeec e (starting on fifth page)

e Buyer Inspection Advisory (1 page)

(CAR. FOrmBIA)......ci, (starting on fifteenth page)

©® 2014, California Association of REALTORS®, Inc. United States copyright law (Title 17 U.S. Code) forbids the unauthorized distribution, display and reproduction of this form, or

any portion thereof, by photocopy machine or any other means, including facsimile or computerized formats.

THIS FORM HAS BEEN APPROVED BY THE CALIFORNIA ASSOCIATION OF REALTORS® (C.A.R.). NO REPRESENTATION IS MADE AS TO THE LEGAL VALIDITY OR
ACCURACY OF ANY PROVISION IN ANY SPECIFIC TRANSACTION. A REAL ESTATE BROKER IS THE PERSON QUALIFIED TO ADVISE ON REAL ESTATE TRANSACTIONS.

IF YOU DESIRE LEGAL OR TAX ADVICE, CONSULT AN APPROPRIATE PROFESSIONAL.

This form is made avaitable to real estate professionals through an agreement with or purchase from the California Association of REALTORS®. It is not intended to identify the user
as a REALTOR®. REALTOR® is a registered collective membership mark which may be used only by members of the NATIONAL ASSOCIATION OF REALTORS® who

subscribe to its Code of Ethics
n I Published and Distributed by:
¥ .| REAL ESTATE BUSINESS SERVICES, INC.
® a subsidiary of the California Association of REALTORS®
= 525 South Virgil Avenue, Los Angeles, California 90020
11/14 (PAGE 1 OF 1)

TABLE OF ATTACHED FORMS

=

EQUAL HOUSING
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US National Reaity, 9139 Las Tunas Drive Temple City, CA 91780 Phone" (626)487-3003 Fax: (626)408-6689
Nancy Wang Produced with zipForm® by zipLogix 18070 Fifteen Mile Road, Fraser, Michigan 48026  www.ziplogix.com
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1& CALIFORNIA DISCLOSURE REGARDING

@6 ASSOCIATION REAL ESTATE AGENCY RELATIONSHIP
> OF REALTORS® (Selling Firm to Buyer)
( {As required by the Civil Code)

(C.A.R. Form AD, Revised 12/14)
[] (if checked) This form is being provided in connection with a transaction for a leasehold interest exceeding one year as per Civil
Code section 2079.13(k) and (m).
When you enter into a discussion with a real estate agent regarding a real estate transaction, you should from the outset understand
what type of agency relationship or representation you wish to have with the agent in the transaction.
SELLER'S AGENT
A Seller's agent under a listing agreement with the Seller acts as the agent for the Seller only. A Seller's agent or a subagent of that agent has
the following affirmative obligations:
To the Seller: A Fiduciary duty of utmost care, integrity, honesty and loyalty in dealings with the Seller.
To the Buyer and the Seller:

(a)Diligent exercise of reasonabile skill and care in performance of the agent's duties.

(b)A duty of honest and fair dealing and good faith.

(c)A duty to disclose all facts known to the agent materially affecting the value or desirability of the property that are not known to, or
within the diligent attention and observation of, the parties. An agent is not obligated to reveal to either party any confidential information
obtained from the other party that does not involve the affirmative duties set forth above.

BUYER'S AGENT

A selling agent can, with a Buyer's consent, agree to act as agent for the Buyer only. In these situations, the agent is not the Seller's agent,
even if by agreement the agent may receive compensation for services rendered, either in full or in part from the Seller. An agent acting only for
a Buyer has the following affirmative obligations:

To the Buyer: A fiduciary duty of utmost care, integrity, honesty and loyalty in dealings with the Buyer.

To the Buyer and the Seller:

(a)Diligent exercise of reasonable skill and care in performance of the agent's duties.

(b)A duty of honest and fair dealing and good faith.

(c)A duty to disclose all facts known to the agent materially affecting the value or desirability of the property that are not known to, or

within the diligent attention and observation of, the parties.
An agent is not obligated to reveal to either party any confidential information obtained from the other party that does not involve the affirmative
duties set forth above.
AGENT REPRESENTING BOTH SELLER AND BUYER
A real estate agent, either acting directly or through one or more associate licensees, can legally be the agent of both the Seller and the Buyer
in a transaction, but only with the knowledge and consent of both the Seller and the Buyer.
in a dual agency situation, the agent has the following affirmative obligations to both the Seller and the Buyer:

{a)A fiduciary duty of utmost care, integrity, honesty and loyalty in the dealings with either the Seller or the Buyer.

{(b)Other duties to the Seller and the Buyer as stated above in their respective sections.

In representing both Seller and Buyer, the agent may not, without the express permission of the respective party, disclose to the other party
that the Seller will accept a price less than the listing price or that the Buyer will pay a price greater than the price offered.

The above duties of the agent in a real estate transaction do not relieve a Seller or Buyer from the responsibility to protect his or her own
interests. You should carefully read all agreements to assure that they adequately express your understanding of the transaction. A real estate
agent is a person qualified to advise about real estate. If legal or tax advice is desired, consult a competent professional.

Throughout your real property transaction you may receive more than one disclosure form, depending upon the number of agents assisting in
the transaction. The law requires each agent with whom you have more than a casual relationship to present you with this disclosure form. You
should read its contents each time it is presented to you, considering the relationship between you and the real estate agent in your specific
transaction. This disclosure form includes the provisions of Sections 2079.13 to 2079.24, inclusive, of the Civil Code set forth on page
2. Read it carefully. /WE ACKNOWLEDGE RECEIPT OF A COPY OF THIS DISCLOSURE AND THE PORTIONS OF THE CIVIL CODE

PRINTED ON THE BACK (OR A SEPARATEPAGE). .
X\ Buyer (] Seller [] Landlord [ Tenant Date 06/13/2015
Ding Gang andA:r assignee
[_]Buyer [ setfier [ '] Landtord []Tenant Date
Agent US National Realty BRE Lic. #
Real Estate Broker {Firm)
By /ﬂ/[/{/( Co 74 r)/ﬂ/p’lp BRE Lic. # 01121413 Date 06/13/2015

7 Y SalespérsolT or Broker-As€8oiate) Nancy Wang

Agency Disclosure Compliance (Civil Code §2079.14):
« When the listing brokerage company also represents Buyer/Tenant: The Listing Agent shall have one AD form signed by Seller/Landlord and a
different AD form signed by Buyer/Tenant.
« When Selier/Landlord and Buyer/Tenant are represented by different brokerage companies: (i) the Listing Agent shall have one AD form signed by
ssdusngllerdyand (i) the Buyer's/Tenant's Agent shall have one AD form signed by Buyer/Tenant and either that same or a different AD form
Frs%ente d&?ﬂeﬁa&ﬁlord for signature prlgrltlogliﬁﬁgtatnon of the offer. If the same form is used, Seller may sign here:

Seller/Landlord, Gold River Valley LLC. Date Seller/Landlord Date

The copyright laws of the United States (Title 17 U.S. Code) forbid the
unauthorized reproduction of this form, or any portion thereof, by photocopy
machine or any other means, including facsimile or computerized formats.
Copyright © 1991-2010, CALIFORNIA ASSOCIATION OF REALTORS®, INC. Reviewed by Date

ALL RIGHTS RESERVED. EQUAL HOuSING

AD REVISED 12/14 (PAGE 1 OF 2) aPrasTUNTY
DISCLOSURE REGARDING REAL ESTATE AGENCY RELATIONSHIP (AD PAGE 1 OF 2)

US National Realty, 9139 Las Tunas Drive Temple City, CA 91780 Phone: (626)487-3003 Fax: (626)408-6689 650-652 S. Lake
Nancy Wang Produced with zipForm® by zipLogix 18070 Fifteen Mile Road, Fraser, Michigan 48026  www.zipLogix.com
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CIVIL CODE SECTIONS 2079.24 (2079.16 APPEARS ON THE FRONT)
2079.13 As used in Sections 2079.14 to 2079.24, inclusive, the following terms have the following meanings: (a) “Agent” means a person acting under provisions of
Title 9 (commencing with Section 2295) in a real property transaction, and includes a person who is licensed as a real estate broker under Chapter 3 (commencing
with Section 10130) of Part 1 of Division 4 of the Business and Professions Code, and under whose license a listing is executed or an offer to purchase is obtained. (b)
“Associate licensee” means a person who is licensed as a real estate broker or salesperson under Chapter 3 (commencing with Section 10130) of Part 1 of Division 4
of the Business and Professions Code and who is either licensed under a broker or has entered into a written contract with a broker to act as the broker's agent in
connection with acts requiring a real estate license and to function under the broker's supervision in the capacity of an associate licensee. The agent in the real
property transaction bears responsibility for his or her associate licensees who perform as agents of the agent. When an associate licensee owes a duty to any
principal, or to any buyer or seller who is not a principal, in a real property transaction, that duty is equivalent to the duty owed to that party by the broker for whom the
associate licensee functions. {¢) “Buyer” means a transferee in a real property transaction, and includes a person who executes an offer to purchase real property from
a seller through an agent, or who seeks the services of an agent in more than a casual, transitory, or preliminary manner, with the object of entering into a real
property transaction. “Buyer” includes vendee or lessee. (d) “Commercial real property” means all real property in the state, except single-family residential real
property, dwelling units made subject to Chapter 2 (commencing with Section 1940) of Title 5, mobilehomes, as defined in Section 798.3, or recreational vehicles, as
defined in Section 799.29. (e) "Dual agent” means an agent acting, either directly or through an associate licensee, as agent for both the seller and the buyer in a real
property transaction. (f) “Listing agreement” means a contract between an owner of real property and an agent, by which the agent has been authorized to sell the real
property or to find or obtain a buyer. (g) “Listing agent” means a person who has cbtained a listing of real property to act as an agent for compensation. (h) “Listing
price” is the amount expressed in dollars specified in the listing for which the seller is willing to sell the real property through the listing agent. (i) “Offering price” is the
amount expressed in dollars specified in an offer to purchase for which the buyer is willing to buy the real property. (j) “Offer to purchase” means a written contract
executed by a buyer acting through a selling agent that becomes the contract for the sale of the real property upon acceptance by the seller. (k) “Real property” means
any estate specified by subdivision (1) or (2) of Section 761 in property that constitutes or is improved with one to four dwelling units, any commercial real property,
any leasehold in these types of property exceeding one year's duration, and mobilehomes, when offered for sale or sold through an agent pursuant to the authority
contained in Section 10131.6 of the Business and Professions Code. (I) “Real property transaction” means a transaction for the sale of real property in which an agent
is employed by one or more of the principals to act in that transaction, and includes a listing or an offer to purchase. (m) “Sell,” “sale,” or “sold” refers to a transaction
for the transfer of real property from the seller to the buyer, and includes exchanges of real property between the seller and buyer, transactions for the creation of a
real property sales contract within the meaning of Section 2985, and transactions for the creation of a leasehold exceeding one year's duration. (n} “Seller means the
transferor in a real property transaction, and includes an owner who lists real property with an agent, whether or not a transfer results, or who receives an offer to
purchase real property of which he or she is the owner from an agent on behalf of another. “Seiler” includes both a vendor and a lessor. (o} “Selling agent” means a
listing agent who acts alone, or an agent who acts in cooperation with a listing agent, and who sells or finds and obtains a buyer for the real property, or an agent who
locates property for a buyer or who finds a buyer for a property for which no listing exists and presents an offer to purchase to the seller. {p) “Subagent” means a
person to whom an agent delegates agency powers as provided in Article 5 (commencing with Section 2349) of Chapter 1 of Title 9. However, “subagent” does not
include an associate licensee who is acting under the supervision of an agent in a real property transaction.
2079.14 Listing agents and selling agents shall provide the seller and buyer in a real property transaction with a copy of the disclosure form specified in Section
2079.16, and, except as provided in subdivision (c), shall obtain a signed acknowledgement of receipt from that seller or buyer, except as provided in this section or
Section 2079.15, as follows: (a) The listing agent, if any, shall provide the disclosure form to the seller prior to entering into the listing agreement. {b) The selling agent
shall provide the disclosure form to the seller as soon as practicable prior to presenting the seller with an offer to purchase, unless the selling agent previously
provided the seller with a copy of the disclosure form pursuant to subdivision (a). (c) Where the selling agent does not deal on a face-to-face basis with the seller, the
disclosure form prepared by the selling agent may be furnished to the seller (and acknowledgement of receipt obtained for the selling agent from the seller) by the
listing agent, or the selling agent may deliver the disclosure form by certified mail addressed to the seller at his or her last known address, in which case no signed
acknowledgement of receipt is required. (d) The selling agent shall provide the disclosure form to the buyer as soon as practicable prior to execution of the buyer's
offer to purchase, except that if the offer to purchase is not prepared by the selling agent, the selling agent shalf present the disclosure form to the buyer not later than
the next business day after the selling agent receives the offer to purchase from the buyer.
2079.15 In any circumstance in which the seller or buyer refuses to sign an acknowledgement of receipt pursuant to Section 2079.14, the agent, or an associate
licensee acting for an agent, shall set forth, sign, and date a written declaration of the facts of the refusal.
2079.16 Reproduced on Page 1 of this AD form.
2079.17 (a) As soon as practicable, the selling agent shall disclose to the buyer and seller whether the selling agent is acting in the real property transaction exclusively as
the buyer's agent, exclusively as the seller's agent, or as a dual agent representing both the buyer and the seller. This relationship shall be confirmed in the contract to
purchase and sell real property or in a separate writing executed or acknowledged by the seller, the buyer, and the selling agent prior to or coincident with execution of that
contract by the buyer and the seller, respectively. (b) As soon as practicable, the listing agent shalt disclose to the seller whether the listing agent is acting in the real property
transaction exclusively as the sefler's agent, or as a dual agent representing both the buyer and seller. This relationship shall be confirmed in the contract to purchase and
sell real property or in a separate writing executed or acknowledged by the seller and the listing agent prior to or coincident with the execution of that contract by the seller.
{c) The confirmation required by subdivisions (a) and (b) shall be in the following form.

(DO NOT COMPLETE. SAMPLE ONLY) is the agent of (check one): (1 the seller exclusively; or O both the buyer and seller.
(Name of Listing Agent)

{DO NOT COMPLETE. SAMPLE ONLY) is the agent of (check one): [1 the buyer exclusively; or O the seller exclusively; or
(Name of Selling Agent if not the same as the Listing Agent) 3 both the buyer and seller.

(d) The disclosures and confirmation required by this section shall be in addition to the disclosure required by Section 2079.14.

2079.18 No selling agent in a real property transaction may act as an agent for the buyer only, when the selling agent is also acting as the listing agent in the transaction.
2079.19 The payment of compensation or the obligation to pay compensation to an agent by the seller or buyer is not necessarily determinative of a particular
agency relationship between an agent and the seller or buyer. A listing agent and a selling agent may agree to share any compensation or commission paid, or
any right to any compensation or commission for which an obligation arises as the result of a real estate transaction, and the terms of any such agreement shall
not necessarily be determinative of a particular relationship.

2079.20 Nothing in this article prevents an agent from selecting, as a condition of the agent's employment, a specific form of agency relationship not specifically
prohibited by this article if the requirements of Section 2079.14 and Section 2079.17 are complied with.

2079.21 A dual agent shall not disclose to the buyer that the seller is willing to sell the property at a price less than the listing price, without the express written consent
of the seller. A dual agent shall not disclose to the seller that the buyer is willing to pay a price greater than the offering price, without the express written consent of the
buyer. This section does not alter in any way the duty or responsibility of a dual agent to any principal with respect to confidential information other than price.

2079.22 Nothing in this article precludes a listing agent from also being a selling agent, and the combination of these functions in one agent does not, of itself,
make that agent a dual agent.

2079.23 A contract between the principal and agent may be modified or altered to change the agency relationship at any time before the performance of the act
which is the object of the agency with the written consent of the parties to the agency relationship.

2079.24 Nothing in this articie shall be construed to either diminish the duty of disclosure owed buyers and sellers by agents and their associate licensees,
subagents, and employees or to relieve agents and their associate licensees, subagents, and employees from liability for their conduct in connection with acts

governed by this article or for any breach of a fiduciary duty or a duty of disciosure.
Published and Distributed by:

R

£ REAL ESTATE BUSINESS SERVICES, INC.

3 a subsidiary of the California Association of REALTORS® Reviewed by Date |

s » 525 South Virgil Avenue, Los Angeles, California 90020 e
AD REVISED 12/14 (PAGE 2 OF 2) GPPORTUNTY
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é% CALITFORNIA  POSSIBLE REPRESENTATION OF MORE THAN ONE BUYER
2

AS SQCIATXOT‘{ . OR SELLER - DISCLOSURE AND CONSENT
@v OF REALTORS (C.A.R. Form PRBS, 11/14)

A real estate broker (Broker), whether a corporation, partnership or sole proprietorship, may represent more than one buyer
or seller. This multiple representation can occur through an individual licensed as a broker or salesperson or through different
individual broker's or salespersons (associate licensees) acting under the Broker's license. The associate licensees may be
working out of the same or different office locations.

Multiple Buyers: Broker (individually or through its associate licensees) may be working with many prospective buyers at
the same time. These prospective buyers may have an interest in, and make offers on, the same properties. Some of these
properties may be listed with Broker and some may not. Broker will not limit or restrict any particular buyer from making an
offer on any particular property whether or not Broker represents other buyers interested in the same property.

Multiple Sellers: Broker (individually or through its associate licensees) may have listings on many properties at the same
time. As a result, Broker will attempt to find buyers for each of those listed properties. Some listed properties may appeal to
the same prospective buyers. Some properties may attract more prospective buyers than others. Some of these prospective
buyers may be represented by Broker and some may not. Broker will market all listed properties to all prospective buyers
whether or not Broker has another or other listed properties that may appeal to the same prospective buyers.

Dual Agency: If Seller is represented by Broker, Seller acknowledges that broker may represent prospective buyers
of Seller's property and consents to Broker acting as a dual agent for both seller and buyer in that transaction. If Buyer
is represented by Broker, buyer acknowledges that Broker may represent sellers of property that Buyer is interested in
acquiring and consents to Broker acting as a dual agent for both buyer and seller with regard to that property.

in the event of dual agency, seller and buyer agree that: (a) Broker, without the prior written consent of the Buyer, will not
disclose to seller that the Buyer is willing to pay a price greater than the offered price; (b) Broker, without the prior written
consent of the seller, will not disclose to the buyer that seller is willing to sell property at a price less than the listing price;
and (c) other than as set forth in (a) and (b) above, a dual agent is obligated to disclose known facts materially affecting the
value or desirability of the property to both parties.

Offers not necessarily confidential: Buyer is advised that seller or listing agent may disclose the existence, terms, or
conditions of buyer's offer uniess all parties and their agent have signed a written confidentiality agreement. Whether any such
information is actually disciosed depends on many factors, such as current market conditions, the prevailing practice in the real
estate community, the listing agent's marketing strategy and the instructions of the seller.

Buyer and seller understand that Broker may represent more than one buyer or more than one seller and even both buyer
and seller on the same transaction and consents to such relationships.

Seller and/or Buyer acknowledges reading and understanding this Possible Representation of More Than One

Buyer HeiouBisclosure and Consent and agrees to the agency possibilities disclosed. o1
( ( i 8/2015

Seller Jamin l;_u/{,‘ Gold River Valley LLC Date

Seller \—B1aA3D723F73494... Date

Buyer W Ding Gang and/or assignee Date 06/13/2015
Buyer ¢ Date

ocuSigne illi i 01499010
Real Estate Brokr ( Dirzszg *Keller Williams/Palisades CalBRE Lic # Date
By whn Koowllon CalBRE Lic # 01950225~ pate _0/1872015
Lulu KnowltoR—— ag12837E20FDa3F
Real Estate Broker (Firm) US National Realty CalBRE Lic # Date
By i ant o 70 Y 20 CalBRE Lic # 01121413  Date 06/13/2015
AT

Nancy Wang™ 2”7~ [/

© 2014, California Association of REALTORS®, Inc. United States copyright law (Title 17 U.S. Code) forbids the unauthorized distribution, display and reproduction of this form,
or any portion thereof, by photocopy machine or any other means, including facsimile or computerized formats.

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

This form is made available to real estate professionals through an agreement with or purchase from the California Association of REALTORS®. It is not intended to identify
the user as a REALTOR®. REALTOR® is a registered collective membership mark which may be used only by members of the NATIONAL ASSOCIATION OF REALTORS®
who subscribe to its Code of Ethics.

Published and Distributed by:
REAL ESTATE BUSINESS SERVICES, INC.

wam=s

a subsidiary of the California Association of REALTORS®

» 525 South Virgil Avenue, Los Angeles, California 90020
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p CALIFORNIA CALIFORNIA
“ \% ASSOCIATION RESIDENTIAL PURCHASE AGREEMENT
¥y OF REALTORS® AND JOINT ESCROW INSTRUCTIONS
(C.A.R. Form RPA-CA, Revised 11/14)
Date Prepared: 06/13/2015
1. OFFER:
A. THIS IS AN OFFER FROM Ding Gang and/or assignee (“Buyer”).
B. THE REAL PROPERTY to be acquired is 650-652 S. Lake Ave unit 1 thru 12, Pasadena, Ca 91006 , situated
in Pasadena (City), Los Angeles County, California,
91006 (Zip Code), Assessor's Parcel No. 5327-020-052 (“Property”).
C. THE PURCHASE PRICE offered is Ten Million, Five Hundred Thousand
Dollars $ 10,500,000.00
D. CLOSE OF ESCROW shall occur on D (date)(or @ 30 Days After Acceptance).

E. Buyer and Seller are referred 1o herein as the “Parties.” Brokers are not Parties to this Agreement.
2. AGENCY:

A. DISCLOSURE: The Parties each acknowledge receipt of a [I'Disclosure Regarding Real Estate Agency Relationships”

(C.A.R. Form AD).
B. CONFIRMATION: The following agency relationships are hereby confirmed for this transaction:

Listing Agent (Print Firm Name) is the agent of (check one):

[Jthe Seller exclusively; or[_|both the Buyer and Seller.

Selling Agent US National Realty (Print Firm Name) (if not the same as the

Listing Agent) is the agent of (check one): X[ the Buyer exclusively; or[_]the Seller exclusively; or[ | both the Buyer and Seller.

C. POTENTIALLY COMPETING BUYERS AND SELLERS: The Parties each acknowledge receipt of a [M“Possible
Representation of More than One Buyer or Seller - Disclosure and Consent” (C.A.R. Form PRBS).
3. FINANCE TERMS: Buyer represents that funds will be good when deposited with Escrow Holder.
A. INITIAL DEPOSIT: Deposit shallbeinthe amountof . ... ... ... ... . . . 3 315,000.00
(1) Buyer Direct Deposit: Buyer shali deliver deposit directly to Escrow Holder by electronic funds
transfer, [ | cashier's check, [ ] personal check, [ ] other within 3 business days
after Acceptance (or );
OR (2) D Buyer Deposit with Agent: Buyer has given the deposit by personal check (or
to the agent submitting the offer (or to }, made payable to
. The deposit shall be held uncashed until Acceptance and then deposited
with Escrow Hoider within 3 business days after Acceptance (or )
Deposit checks given to agent shall be an original signed check and not a copy.
(Note: Initial and increased deposits checks received by agent shall be recorded in Broker's trust fund log.)
B. INCREASED DEPOSIT: Buyer shall deposit with Escrow Holder an increased depositin the amountof ......... §
within __ Days After Acceptance (or )
If the Parties agree to liquidated damages in this Agreement, they also agree to incorporate the increased
deposit into the liquidated damages amount in a separate liquidated damages clause (C.A.R. Form
RID)at the time the increased deposit is delivered to Escrow Holder.
C. D ALL CASH OFFER: No loan is needed to purchase the Property. Written verification of sufficient funds
to close this transaction IS ATTACHED to this offer or [ ] Buyer shall, within 3 (or ) Days After
Acceptance, Deliver to Seller such verification.
D. LOAN(S):
(1) FIRSTLOAN: inthe amount OF . .. .. . e $
This loan will be conventional financing or [ | FHA, [ ] VA, [] Seller financing (C.A.R. Form SFA),
[ ] assumed financing (C.A.R. Form AFA), [ ] Other . This loan shali be at a fixed
rate not to exceed % or, [_] an adjustable rate loan with initial rate not to exceed %.
Regardless of the type of loan, Buyer shall pay points not to exceed % of the loan amount.
(2) [ 1SECOND LOAN in the @amount Of . .. ... oottt $
This loan will be conventional financing or [ | Seller financing (C.A.R. Form SFA), [ ] assumed
financing (C.A.R. Form AFA), [ ] Other . This loan shall be at a fixed rate not to
exceed % or, [ ] an adjustabie rate loan with initial rate not to exceed %. Regardiess of
the type of loan, Buyer shall pay points not to exceed % of the loan amount.
(3) FHAJ/VA: For any FHA or VA loan specified in 3D(1), Buyer has 17 (or ) Days After Acceptance
to Deliver to Seller written notice (C.A.R. Form FVA) of any lender-required repairs or costs that
Buyer requests Seller to pay for or otherwise correct. Seller has no obligation to pay or satisfy lender
requirements unless agreed in writing. A FHAVA amendatory clause (C.A.R. Form FVAC) shall be a
part of this transaction.
E. ADDITIONAL FINANCING TERMS:
F. BALANCE OF DOWN PAYMENT OR PURCHASE PRICE in the amount of 10,185,000.00
to be deposited with Escrow Holder pursuant to Escrow Holder instructions.
G. PURCHASE PRICE (TOTAL) . . ... i e e e 10,500,000.00
Buyer's Initials (  / l ) ( ) )

© 1991-2014, Califcﬂnia Association of REALTORS®, inc.
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Property Address: 650-652 S. Lake Ave unit 1 thru 12, Pasadena, Ca 91006 Date: June 13, 2015

H. VERIFICATION OF DOWN PAYMENT AND CLOSING COSTS: Buyer (or Buyer's lender or loan broker pursuant to paragraph
3J(1)) shall, within 3 (or ) Days After Acceptance, Deliver to Seller written verification of Buyer's down payment and
closing costs. ([ ] Verification attached.)

I. APPRAISAL CONTINGENCY AND REMOVAL: This Agreement is (or [ ] is NOT) contingent upon a written appraisal of the
Property by a licensed or certified appraiser at no less than the purchase price. Buyer shall, as specified in paragraph 14B(3),
in writing, remove the appraisal contingency or cancel this Agreement within 17 (or ) Days After Acceptance.

J. LOAN TERMS:

(1) LOAN APPLICATIONS: Within 3 (or ) Days After Acceptance, Buyer shall Deliver to Seller a letter from Buyer's lender or
loan broker stating that, based on a review of Buyer's written application and credit report, Buyer is prequalified or preapproved
for any NEW loan specified in paragraph 3D. If any loan specified in paragraph 3D is an adjustable rate loan, the prequalification
or preapproval letter shall be based on the qualifying rate, not the initial loan rate. ([ ] Letter attached.)

(2) LOAN CONTINGENCY: Buyer shall act diligently and in good faith to obtain the designated loan(s). Buyer's qualification
for the loan(s) specified above is a contingency of this Agreement unless otherwise agreed in writing. If there is no appraisal
contingency or the appraisal contingency has been waived or removed, then failure of the Property to appraise at the purchase
price does not entitle Buyer to exercise the cancellation right pursuant to the loan contingency if Buyer is otherwise qualified
for the specified loan. Buyer's contractual obligations regarding deposit, balance of down payment and closing costs are not
contingencies of this Agreement.

(3) LOAN CONTINGENCY REMOVAL:

Within 21 (or ) Days After Acceptance, Buyer shall, as specified in paragraph 14, in writing, remove the loan contingency or
cancel this Agreement. If there is an appraisal contingency, removal of the loan contingency shall not be deemed removal of the
appraisal contingency.

(4) X NO LOAN CONTINGENCY: Obtaining any loan specified above is NOT a contingency of this Agreement. If Buyer does not
obtain the loan and as a result does not purchase the Property, Seller may be entitled to Buyer's deposit or other legal remedies.
(5) LENDER LIMITS ON BUYER CREDITS: Any credit to Buyer, from any source, for closing or other costs that is agreed to
by the Parties (“Contractual Credit”) shall be disclosed to Buyer's lender. If the total credit allowed by Buyer's lender (*Lender
Allowable Credit”) is less than the Contractual Credit, then (i) the Contractual Credit shall be reduced to the Lender Allowable
Credit, and (ii) in the absence of a separate written agreement between the Parties, there shall be no automatic adjustment to
the purchase price to make up for the difference between the Contractual Credit and the Lender Allowable Credit.

K. BUYER STATED FINANCING: Seller is relying on Buyer's representation of the type of financing specified (including but not
limited to, as applicable, all cash, amount of down payment, or contingent or non-contingent loan). Seller has agreed to a specific
closing date, purchase price and to sell to Buyer in reliance on Buyer's covenant concerning financing. Buyer shall pursue the
financing specified in this Agreement. Seller has no obligation to cooperate with Buyer's efforts to obtain any financing other than
that specified in the Agreement and the availability of any such alternate financing does not excuse Buyer from the obligation to
purchase the Property and close escrow as specified in this Agreement.

4. SALE OF BUYER'S PROPERTY:

A. This Agreement and Buyer's ability to obtain financing are NOT contingent upon the sale of any property owned by Buyer.

ORB. D This Agreement and Buyer's ability to obtain financing are contingent upon the sale of property owned by Buyer as specified
in the attached addendum (C.A.R. Form COP).
5. ADDENDA AND ADVISORIES:

A. ADDENDA: Addendum # (C.A.R. Form ADM)
Back Up Offer Addendum (C.A.R. Form BUO) Court Confirmation Addendum (C.A.R. Form CCA)
Septic, Well and Property Monument Addendum (C.A.R. Form SWPI)
Short Sale Addendum (C.A.R. Form SSA) | |Other

B. BUYER AND SELLER ADVISORIES: wBuyer's Inspection Advisory (C.A.R. Form BIA)
Probate Advisory (C.A.R. Form PAK) Statewide Buyer and Seller Advisory (C.A.R. Form SBSA)
Trust Advisory (C.A.R. Form TA) REO Advisory (C.A.R. Form REO)
Short Sale Information and Advisory (C.A.R. Form SSIA) Other

6. OTHER TERMS:

7. ALLOCATION OF COSTS
A. INSPECTIONS, REPORTS AND CERTIFICATES: Unless otherwise agreed in writing, this paragraph only determines who
is to pay for the inspection, test, certificate or service ("Report”) mentioned; it does not determine who is to pay for any work
recommended or identified in the Report.
(1) [|Buyer [ Seller shall pay for a natural hazard zone disclosure report, including tax [ Jenvironmental [ ]Other:
prepared by Property I.D.
(2) [ [Buyer [x] Seller shall pay for the following Report Termite Clearance
prepared b
(3)|_|Buyer [x] Seller shall pay for the following Report City Inspection Report
prepared by

Ds
Buyer's Initials ( (T\ ) ( ) Seller's Initials(l 5{1 )( )

RPA-CA REVISED 11/14 (PAGE 2 OF 10)
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Property Address: 650-652 S. Lake Ave unit 1 thru 12, Pasadena, Ca 91006 Date: June 13, 2015

GOVERNMENT REQUIREMENTS AND RETROFIT:

(1) [ JBuyer [X] Seller shall pay for smoke alarm and carbon monoxide device installation and water heater bracing, if required by
Law. Prior to Close Of Escrow (“COE"), Seller shall provide Buyer written statement(s) of compliance in accordance with state
and local Law, unless Seller is exempt.

(2) (i [ ]Buyer E{I Seller shall pay the cost of compliance with any other minimum mandatory government inspections and reports
|f required as a condition of closing escrow under any Law.

(i) []Buyer [(] Seller shall pay the cost of compliance with any other minimum mandatory government retrofit standards
required as a condition of closing escrow under any Law, whether the work is required to be completed before or after COE.
(iii) Buyer shall be provided, within the time specified in paragraph 14A, a copy of any required government conducted or
point-of-sale inspection report prepared pursuant to this Agreement or in anticipation of this sale of the Property.

ESCROW AND TITLE:

(1) (a) X Buyer [X] Seller shall pay escrow fee 50%/50%

(b ) Escrow Holder shall be Central Escrow Co.
(c) The Parties shall, within 5 (or ____ ) Days After receipt, sign and return Escrow Holder's general provisions.

(2) (a) D Buyer E(] Seller shall pay for owner's title insurance policy specified in paragraph 13E
(b) Owner's title policy to be issued by Title 365
(Buyer shall pay for any title insurance policy insuring Buyer's lender, unless otherwise agreed in writing.)

. OTHER COSTS:
(1) _| Buyer |X| Seller shall pay County transfer tax or fee
(2) || Buyer% Seller shall pay City transfer tax or fee
(3) {_| Buyer X Seller shall pay Homeowners' Association ("HOA”) transfer fee

(4) Seller shall pay HOA fees for preparing documents required to be delivered by Civil Code §4525.

(5) |_| Buyer |X| Seller shall pay HOA fees for preparing all documents other than those required by Civil Code §4525.
(6) |_| BuyeriX| Seller shall pay for any private transfer fee
(7) | Buyer| |Seller shall pay for
(8) | Buyer| | Seller shall pay for

(9) |_|Buyer [X] Seller shalt pay for the cost, not to exceed $ food o0 , of a standard {or [ ] upgradéd)
one-year home warranty plan, issued by First American Home Buyers Protection , with the

following optional coverages: [X]Air Conditioner | JPool/Spa [X]Other: Roof
Buyer is informed that home warranty plans have many optional coverages in addition to those listed above. Buyer is adwsed
to investigate these coverages to determine those that may be suitable for Buyer.

OR[ ] Buyer waives the purchase of a home warranty plan. Nothing in this paragraph precludes Buyer's purchasing
a home warranty plan during the term of this Agreement.

8. ITEMS INCLUDED IN AND EXCLUDED FROM SALE:

A

B.

Buyer's Initials ( m Y ) Seller's Initials (

NOTE TO BUYER AND SELLER: ltems listed as included or excluded in the MLS, flyers or marketing materials are not

included in the purchase price or excluded from the sale unless specified in paragraph 8 B or C.

ITEMS INCLUDED IN SALE: Except as otherwise specified or disclosed,

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

(2) EXISTING electrical, mechanical, lighting, plumbing and heating fixtures, ceiling fans, fireplace inserts, gas logs and grates,
solar power systems, built-in appliances, window and door screens, awnings, shutters, window coverings, attached floor
coverings, television antennas, satellite dishes, air coolers/conditioners, pool/spa equipment, garage door openers/remote
controls, mailbox, in-ground landscaping, trees/shrubs, water features and fountains, water softeners, water purifiers, security
systems/alarms and the following if checkedd] all stove(s), except D all refngerator(s)
except Il washer(s) and dryer(s), except

(3) Existing integrated phone and home automation systems, including necessary components such as intranet and Internet-
connected hardware or devices, control units {(other than non-dedicated mobile devices, electronics and computers) and
applicable software, permissions, passwords, codes and access information, are ([:] are NOT) included in the sale.

(4) LEASED OR LIENED ITEMS AND SYSTEMS: Seller shall, within the time specified in paragraph 14A, (i) disclose

to Buyer if any item or system specified in paragraph 8B or otherwise included in the sale is leased, or not owned by

Seller, or specifically subject to a lien or other encumbrance, and (i) Deliver to Buyer all written materials (such as

lease, warranty, etc.) concerning any such item. Buyer's ability to assume any such lease, or willingness to accept the

Property subject to any such lien or encumbrance, is a contingency of this Agreement as specified in paragraph 14B.

(5) The following additional items:

(6) Seller represents that all items included in the purchase price, unless otherwise specified, (i) are owned by Seller and shall

be transferred free and clear of liens and encumbrances, except the items and systems identified pursuant to 8B(4) and _

, and (i) are transferred without Seller warranty regardless of value.

ITEMS EXCLUDED FROM SALE: Unless otherwise specmed the following items are excluded from sale: (i) audio and video

components (such as flat screen TVs, speakers and other items) if any such item is not itself attached to the Property, even ifa

bracket or other mechanism attached to the component or item is attached to the Property; (i) furniture and other items secured
to the Property for earthquake purposes; and (jii)

. Brackets attached to walis, floors or ceilings for any such component, furniture
or item shall remain with the Property (or D will be removed and holes or other damagf siij be repaired, but not painted).

) )
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Property Address: 650-652 S. Lake Ave unit 1 thru 12, Pasadena, Ca 91006 Date: June 13, 2015
9. CLOSING AND POSSESSION:

A.
B.

C.

D.

Buyer intends (or[:l does not intend) to occupy the Property as Buyer's primary residence.

Seller-occupied or vacant property: Possession shall be delivered to Buyer: (i) at 6 PM or ( [ 1AM/ [ ] PM) on the date
of Close Of Escrow; (i} |no later than ___ calendar days after Close Of Escrow; or {iii) [Jat__ [ JAMI[ [PMon .
Seller remaining in possession After Close Of Escrow: If Seller has the right to remain in possession after Close Of Escrow,
(i) the Parties are advised to sign a separate occupancy agreement such as D C.ARR. Form SIP, for Seller continued occupancy
of less than 30 days, D C.A.R. Form RLAS for Seller continued occupancy of 30 days or more; and (ii) the Parties are advised to
consult with their insurance and legal advisors for information about liability and damage or injury to persons and personal and
real property; and (jii} Buyer is advised to consult with Buyer's lender about the impact of Seller's occupancy on Buyer's loan.
Tenant-occupied property: Property shall be vacant at least 5 (or ___ ) Days Prior to Close Of Escrow, unless otherwise
agreed in writing. Note to Seller: If you are unable to deliver Property vacant in accordance with rent control and other
applicable Law, you may be in breach of this Agreement.

ORD Tenant to remain in possession (C.A.R. Form TIP).

E.

F.

At Close Of Escrow: Seller assigns to Buyer any assignable warranty rights for items included in the sale; and Seller shall Deliver
to Buyer available Copies of any such warranties. Brokers cannot and will not determine the assignability of any warranties.

At Close Of Escrow, unless otherwise agreed in writing, Seller shall provide keys, passwords, codes and/or means to operate all
locks, mailboxes, security systems, alarms, home automation systems and intranet and Internet-connected devices included in the
purchase price, and garage door openers. If the Property is a condominium or located in a common interest subdivision, Buyer may
be required to pay a deposit to the Homeowners' Association (“HOA”) to obtain keys to accessible HOA facilities.

10. STATUTORY AND OTHER DISCLOSURES (INCLUDING LEAD-BASED PAINT HAZARD DISCLOSURES) AND CANCELLATION
RIGHTS:

A. (1) Seller shall, within the time specified in paragraph 14A, Deliver to Buyer: (i) if required by Law, a fully completed: Federal

Lead-Based Paint Disclosures (C.A.R. Form FLD) and pamphlet (‘Lead Disclosures”); and (i) unless exempt, fully completed
disclosures or notices required by sections 1102 et. seq. and 1103 et. seq. of the Civil Code (“Statutory Disclosures”). Statutory
Disclosures include, but are not limited to, a Real Estate Transfer Disclosure Statement (“TDS”), Natural Hazard Disclosure
Statement ("“NHD”), notice or actual knowledge of release of illegal controlled substance, notice of special tax and/or
assessments (or, if allowed, substantially equivalent notice regarding the Mello-Roos Community Facilities Act of 1982 and
Improvement Bond Act of 1915) and, if Seller has actual knowledge, of industrial use and military ordnance location (C.A.R.
Form SPQ or SSD).

(2) Any Statutory Disclosure required by this paragraph is considered fully completed if Seller has answered all questions and completed
and signed the Seller section(s) and the Listing Agent, if any, has completed and signed the Listing Broker section(s), or, if applicable,
an Agent Visual Inspection Disclosure (C.A.R. Form AVID). Nothing stated herein relieves a Buyer's Broket, if any, from the obligation
to (i) conduct a reasonably competent and diligent visual inspection of the accessible areas of the Property and disclose, on Section IV
of the TDS, or an AVID, material facts affecting the value or desirability of the Property that were or should have been revealed by
such an inspection or (i) complete any sections on all disclosures required to be completed by Buyer's Broker.

(3) Note to Buyer and Seller: Waiver of Statutory and Lead Disclosures is prohibited by Law.

(4) Seller, unless exempt from the obligation to provide a TDS, shall, within the time specified in paragraph 14A, complete
and provide Buyer with a Seller Property Questionnaire (C.A.R. Form SPQ) OR [] Supplemental Contractual and Statutory
Disclosure (C.A.R. Form SSD).

(5) Buyer shall, within the time specified in paragraph 14B(1), return Signed Copies of the Statutory, Lead and other disclosures to Seller.

(6) In the event Seller or Listing Broker, prior to Close Of Escrow, becomes aware of adverse conditions materially affecting the
Property, or any material inaccuracy in disclosures, information or representations previously provided to Buyer, Seller shall
promptly provide a subsequent or amended disclosure or notice, in writing, covering those items. However, a subsequent
or amended disclosure shall not be required for conditions and material inaccuracies of which Buyer is otherwise
aware, or which are disclosed in reports provided to or obtained by Buyer or ordered and paid for by Buyer.

(7) If any disclosure or notice specified in paragraph 10A(1), or subsequent or amended disclosure or notice is Delivered to
Buyer afler the offer is Signed, Buyer shall have the right to cancel this Agreement within 3 Days After Delivery in person, or
5 Days After Delivery by deposit in the mail, by giving written notice of cancellation to Seller or Seller's agent.

NATURAL AND ENVIRONMENTAL HAZARD DISCLOSURES AND OTHER BOOKLETS: Within the time specified in
paragraph 14A, Seller shall, if required by Law: (i) Deliver to Buyer earthquake guide(s) (and questionnaire), environmental
hazards booklet, and home energy rating pamphlet; (ii) disclose if the Property is located in a Special Flood Hazard Area;
Potential Flooding (Inundation) Area; Very High Fire Hazard Zone; State Fire Responsibility Area; Earthquake Fault Zone; and
Seismic Hazard Zone; and (iii) disclose any other zone as required by Law and provide any other information required for those zones.
WITHHOLDING TAXES: Within the time specified in paragraph 14A, to avoid required withholding, Seller shall Deliver to Buyer or
qualified substitute, an affidavit sufficient to comply with federal (FIRPTA) and California withholding Law (C.A.R. Form AS or QS).
MEGAN'S LAW DATABASE DISCLOSURE: Notice: Pursuant to Section 290.46 of the Penal Code, information about specified
registered sex offenders is made available to the public via an Intemet Web site maintained by the Department of Justice at
www.meganslaw.ca.gov. Depending on an offender's criminal history, this information will include either the address at which
the offender resides or the community of residence and ZIP Code in which he or she resides. (Neither Seller nor Brokers are
required to check this website. If Buyer wants further information, Broker recommends that Buyer obtain information from this
website during Buyer's inspection contingency period. Brokers do not have expertise in this area.)

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

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

available to the public via the National Pipeline Mapping System (NPMS) Intemet Web site maintained by the United

States Department of Transportation at http://'www.npms.phmsa.dot.govl. To seek further information about possible

transmission pipelines near the Property, you may contact your local gas utiity or other pipeline operators in the area.

Contact information for pipeline operators is searchable by ZIP Code and county on the NPMS Interngt Web site.

— o | B
Buyer's Initials ( ) ( ) Seller's Initials ( ) )
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F.

CONDOMINIUM/PLANNED DEVELOPMENT DISCLOSURES:

(1) SELLER HAS: 7 (or ___ ) Days After Acceptance to disclose to Buyer if the Property is a condominium, or is located in a
planned development or other common interest subdivision (C.A.R. Form SPQ or SSD).

(2) If the Property is a condominium or is located in a planned development or other common interest subdivision, Seller has
3 (or ___ ) Days After Acceptance to request from the HOA (C.AR. Form HOA1): (i) Copies of any documents required by Law;
(i) disclosure of any pending or anticipated claim or litigation by or against the HOA,; (iii) a statement containing the location and
number of designated parking and storage spaces; (iv) Copies of the most recent 12 months of HOA minutes for regular and special
meetings; and (v) the names and contact information of all HOAs governing the Property (collectively, “Cl Disclosures”). Seller
shall itemize and Deliver to Buyer all Cl Disclosures received from the HOA and any CI Disclosures in Seller's possession. Buyer's
approval of Cl Disclosures is a contingency of this Agreement as specified in paragraph 14B(3). The Party specified in paragraph
7, as directed by escrow, shall deposit funds into escrow or direct to HOA or management company to pay for any of the above.

11. CONDITION OF PROPERTY: Unless otherwise agreed in writing: (i) the Property is sold (a) “AS-IS” in its PRESENT
physical condition as of the date of Acceptance and (b) subject to Buyer's Investigation rights; (ii) the Property, including pool, spa,
landscaping and grounds, is to be maintained in substantially the same condition as on the date of Acceptance; and ({iii) all debris
and personal property not included in the sale shall be removed by Close Of Escrow.

A.

C.

Seller shall, within the time specified in paragraph 14A, DISCLOSE KNOWN MATERIAL FACTS AND DEFECTS affecting the
Property, including known insurance claims within the past five years, and make any and all other disclosures required by law.

Buyer has the right to conduct Buyer Investigations of the Property and, as specified in paragraph 14B, based upon information
discovered in those investigations: (i) cancel this Agreement; or (ii) request that Seller make Repairs or take other action.

Buyer is strongly advised to conduct investigations of the entire Property in order to determine its present condition.
Seller may not be aware of all defects affecting the Property or other factors that Buyer considers important. Property
improvements may not be built according to code, in compliance with current Law, or have had permits issued.

12. BUYER'S INVESTIGATION OF PROPERTY AND MATTERS AFFECTING PROPERTY:

A.

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 paragraph 14B. Within the time specified in paragraph 14B(1), Buyer shall have the right, at Buyer's expense unless
otherwise agreed, to conduct inspections, investigations, tests, surveys and other studies ("Buyer Investigations”), including, but not
limited to, the right to: (i) inspect for lead-based paint and other lead-based paint hazards; (ii) inspect for wood destroying pests and
organisms. Any inspection for wood destroying pests and organisms shall be prepared by a registered Structural Pest Control company;
shall cover the main building and attached structures; may cover detached structures; shall NOT include water tests of shower pans on
upper level units unless the owners of property below the shower consent; shall NOT include roof coverings; and, if the Property is a
unit in a condominium or other common interest subdivision, the inspection shall include only the separate interest and any exclusive-
use areas being transferred, and shall NOT include common areas; and shall include a report (“Pest Control Report”) showing the findings
of the company which shall be separated into sections for evident infestation or infections (Section 1) and for conditions likely to lead to
infestation or infection (Section 2); (iii) review the registered sex offender database; (iv) confirm the insurability of Buyer and the Property
including the availability and cost of flood and fire insurance; (v) review and seek approval of leases that may need to be assumed by
Buyer; and (vi) satisfy Buyer as to any matter specified in the attached Buyer's Inspection Advisory (C.A.R. Form BIA). Without Seller's
prior written consent, Buyer shall neither make nor cause to be made: (i) invasive or destructive Buyer Investigations except to the
extent required to prepare a Pest Control Report; or (if) inspections by any governmental building or zoning inspector or government
employee, unless required by Law.

Seller shall make the Property available for all Buyer Investigations. Buyer shall (i) as specified in paragraph 14B, complete
Buyer Investigations and either remove the contingency or cancel this Agreement, and (ii) give Seller, at no cost, complete
Copies of all such Investigation reports obtained by Buyer, which obligation shall survive the termination of this Agreement.

Seller shall have water, gas, electricity and all operable pilot lights on for Buyer's Investigations and through the date possession
is made available to Buyer.

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

13. TITLE AND VESTING:

A.

Within the time specified in paragraph 14, Buyer shall be provided a current preliminary title report (“Preliminary Report”). The Preliminary
Report is only an offer by the title insurer to issue a policy of title insurance and may not contain every item affecting title. Buyer's review of
the Prefiminary Report and any other matters which may affect title are a contingency of this Agreement as specified in paragraph 14B. The
company providing the Preliminary Report shall, prior to issuing a Preliminary Report, conduct a search of the General Index for all Sellers
except banks or other institutional lenders sefling properties they acquired through foreclosure (REOs), corporations, and government
entities. Seller shall within 7 Days After Acceptance, give Escrow Holder a completed Statement of information.

. Title is taken in its present condition subject to all encumbrances, easements, covenants, conditions, restrictions, rights and other

matters, whether of record or not, as of the date of Acceptance except for: (i) monetary liens of record (which Seller is obligated to pay
off) unless Buyer is assuming those obligations or taking the Property subject to those obligations; and (ii) those matters which Seller
has agreed to remove in writing.

Within the time specified in paragraph 14A, Seller has a duty to disclose to Buyer all matters known to Seller affecting title,
whether of record or not.

At Close Of Escrow, Buyer shall receive a grant deed conveying title (or, for stock cooperative or long-term lease, an assignment
of stock certificate or of Seller's leasehold interest), including oil, mineral and water rights if currently owned by Seller. Title shall
vest as designated in Buyer's supplemental escrow instructions, THE MANNER OF TAKING JITLE MAY HAVE SIGNIFICANT
LEGAL AND TAX CONSEQUENCES. CONSULT AN APPROPRIATE PROFESSIONAL.

Buyer's Initials (  / l ) ( ) Seller's Initials ( 6{1‘ ) ( )
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E. Buyer shall receive a CLTA/ALTA “Homeowner's Policy of Title Insurance”, if applicable to the type of property and buyer. If not,

Escrow Holder shall notify Buyer. A title company can provide information about the availability, coverage, and cost of other title

policies and endorsements. If the Homeowner's Policy is not available, Buyer shall choose another policy, instruct Escrow Holder

in writing and shall pay any increase in cost.

14. TIME PERIODS; REMOVAL OF CONTINGENCIES; CANCELLATION RIGHTS: The following time periods may only be
extended, altered, modified or changed by mutual written agreement. Any removal of contingencies or cancellation under
this paragraph by either Buyer or Seller must be exercised in good faith and in writing (C.A.R. Form CR or CC).

A. SELLER HAS: 7 (or ___ ) Days After Acceptance to Deliver to Buyer all Reports, disclosures and information for which Seller
is responsible under paragraphs 5, 6, 7, 8B(4), 10A, B, C, and F, 11A and 13A. If, by the time specified, Seller has not delivered
any such item, Buyer after first Delivering to Seller a Notice to Seller to Perform (C.A.R. Form NSP) may cancel this Agreement.

B. (1) BUYER HAS: 17 (or ___) Days After Acceptance, unless otherwise agreed in writing, to:

(i) complete all Buyer Investigations; review all disclosures, reports, lease documents to be assumed by Buyer pursuant to
paragraph 8B(4), and other applicable information, which Buyer receives from Seller; and approve all matters affecting the
Property; and (ii) Deliver to Seller Signed Copies of Statutory and Lead Disclosures and other disclosures Delivered by Seller
in accordance with paragraph 10A.

(2) Within the time specified in paragraph 14B(1), Buyer may request that Seller make repairs or take any other action regarding
the Property (C.A.R. Form RR). Seller has no obligation to agree to or respond to (C.A.R. Form RRRR) Buyer's requests.

(3) By the end of the time specified in paragraph 14B(1) (or as otherwise specified in this Agreement), Buyer shall Deliver to
Seller a removal of the applicable contingency or cancellation (C.A.R. Form CR or CC) of this Agreement. However, if any
report, disclosure or information for which Seller is responsible is not Delivered within the time specified in paragraph 14A,
then Buyer has 5 (or ) Days After Delivery of any such items, or the time specified in paragraph 14B(1), whichever is
later, to Deliver to Seller a removal of the applicable contingency or cancellation of this Agreement.

(4) Continuation of Contingency: Even after the end of the time specified in paragraph 14B(1) and before Seller cancels, if at
all, pursuant to paragraph 14C, Buyer retains the right, in writing, to either (i) remove remaining contingencies, or (ii) cancel this
Agreement based on a remaining contingency. Once Buyer's written removal of all contingencies is Delivered to Seller, Seller
may not cancel this Agreement pursuant to paragraph 14C(1).

C. SELLER RIGHT TO CANCEL:

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

(2) Seller right to Cancel; Buyer Contract Obligations: Seller, after first delivering to Buyer a NBP, may cancel this Agreement
if, by the time specified in this Agreement, Buyer does not take the following action(s): (i) Deposit funds as required by
paragraph 3A, or 3B or if the funds deposited pursuant to paragraph 3A or 3B are not good when deposited; (ii) Deliver
a notice of FHA or VA costs or terms as required by paragraph 3D(3) (C.A.R. Form FVA); (ili} Deliver a letter as required
by paragraph 3J(1); (iv) Deliver verification, or a satisfactory verification if Seller reasonably disapproves of the verification
already provided, as required by paragraph 3C or 3H; (v) Return Statutory and Lead Disclosures as required by paragraph
10A(5); or (vi) Sign or initial a separate liquidated damages form for an increased deposit as required by paragraphs 3B and
21B; or (vii) Provide evidence of authority to sign in a representative capacity as specified in paragraph 19. In such event,
Seller shall authorize the return of Buyer's deposit, except for fees incurred by Buyer.

D. NOTICE TO BUYER OR SELLER TO PERFORM: The NBP or NSP shall: (i) be in writing; (ii) be signed by the applicable Buyer or
Seller; and (jii) give the other Party at least 2 (or ) Days After Delivery (or until the time specified in the applicable paragraph,
whichever occurs last) to take the applicable action. A NBP or NSP may not be Delivered any earlier than 2 Days Prior to the expiration of
the applicable time for the other Party to remove a contingency or cancel this Agreement or meet an obligation specified in paragraph 14.

E. EFFECT OF BUYER'S REMOVAL OF CONTINGENCIES: If Buyer removes, in writing, any contingency or cancellation rights,
unless otherwise specified in writing, Buyer shall conclusively be deemed to have: (i) completed all Buyer Investigations, and
review of reports and other applicable information and disclosures pertaining to that contingency or cancellation right; (ii) elected
to proceed with the transaction; and (iii) assumed all liability, responsibility and expense for Repairs or corrections pertaining to
that contingency or cancellation right, or for the inability to obtain financing.

F. CLOSE OF ESCROW: Before Buyer or Seller may cancel this Agreement for failure of the other Party to close escrow pursuant
to this Agreement, Buyer or Seller must first Deliver to the other Party a demand to close escrow (C.A.R. Form DCE). The DCE
shall: (i) be signed by the applicable Buyer or Seller; and (ii) give the other Party at least 3 (or ) Days After Delivery to
close escrow. A DCE may not be Delivered any earlier than 3 Days Prior to the scheduled close of escrow.

G. EFFECT OF CANCELLATION ON DEPOSITS: If Buyer or Seller gives written notice of cancellation pursuant to rights duly
exercised under the terms of this Agreement, the Parties agree to Sign mutual instructions to cancel the sale and escrow and
release deposits, if any, to the party entitled to the funds, less fees and costs incurred by that party. Fees and costs may be
payable to service providers and vendors for services and products provided during escrow. Except as specified below, release
of funds will require mutual Signed release instructions from the Parties, judicial decision or arbitration award. If
either Party fails to execute mutual instructions to cancel, one Party may make a written demand to Escrow Holder for the deposit.
(C.A.R. Form BDRD or SDRD) Escrow Holder, upon receipt, shall promptly deliver notice of the demand to the other Party. If, within 10
Days After Escrow Holder's notice, the other Party does not object to the demand, Escrow Holder shall disburse the deposit to the Party
making the demand. If Escrow Holder complies with the preceding process, each Party shall be deemed to have released Escrow
Holder from any and all claims or liability related to the disbursal of the deposit. Escrow Holder, at its discretion, may nonetheless
require mutual canceilation instructions. A Party may be subject to a civil penalty of up to $1,000 for refusal to sign cancellation
instructions if no good faith dispute exists as to who is entitled to the deposited funds (Civil Code §1057.3).

15. FINAL VERIFICATION OF CONDITION: Buyer shall have the right to make a final verification of the Property within 5 (or []__ )Days
Prior to Close Of Escrow, NOT AS A CONTINGENCY OF THE SALE, but solely to confirm: (i) the Property is maintained pursuant to paragraph 11;
(i) Repairs have been completed as agreed; and (jii) Seller has complied with Seller's other obligations undér SAgreement (C.AR. Fom VP).

Buyer's Initials ) ( ) Seller's Initials ( )( )
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16.

17.

18.

19.

20.

Buyer's Initials (

REPAIRS: Repairs shall be completed 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, provided that the work complies with applicable Law, including

governmental permit, inspection and approval requirements. Repairs shall be performed in a good, skillful 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 not be possible. Seller shall: (i) obtain invoices and paid receipts for Repairs performed by others; (ii) prepare a written

statement indicating the Repairs performed by Seller and the date of such Repairs; and (iii) provide Copies of invoices and paid receipts

and statements to Buyer prior to final verification of condition.

PRORATIONS OF PROPERTY TAXES AND OTHER ITEMS: Unless otherwise agreed in writing, the following items shall be PAID CURRENT

and prorated between Buyer and Seller as of Close Of Escrow: real property taxes and assessments, interest, rents, HOA regular, special, and

emergency 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 Melio-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 HOA 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

(i) for periods prior to Close Of Escrow, by Seller (see C.A.R. Form SPT or SBSA for further information). 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.

BROKERS:

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

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

REPRESENTATIVE CAPACITY: If one or more Parties is signing this Agreement in a representative capacity and not for him/herself
as an individual then that Party shall so indicate in paragraph 31 or 32 and attach a Representative Capacity Signature Disclosure
(C.AR. Form RCSD). Wherever the signature or initials of the representative identified in the RCSD appear on this Agreement
or any related documents, it shall be deemed to be in a representative capacity for the entity described and not in an individual
capacity, unless otherwise indicated. The Party acting in a representative capacity (i) represents that the entity for which that party is acting
afready exists and (ii) shall Deliver to the other Party and Escrow Holder, within 3 Days After Acceptance, evidence of authority to act in
that capacity (such as but not limited to: applicable trust document, or portion thereof, letters testamentary, court order, power of attorney,
resolution, or formation documents of the business entity).

JOINT ESCROW INSTRUCTIONS TO ESCROW HOLDER:

A. The following paragraphs, or applicable portions thereof, of this Agreement constitute the joint escrow instructions
of Buyer and Seller to Escrow Holder, which Escrow Holder is to use along with any related counter offers and addenda,
and any additional mutual instructions to close the escrow: paragraphs 1, 3, 4B, 5A, 6, 7, 10C, 13, 14G, 17, 18A, 19, 20, 26,
29, 30, 31, 32 and paragraph D of the section titled Real Estate Brokers on page 10. If a Copy of the separate compensation
agreement(s) provided for in paragraph 18A, or paragraph D of the section titled Real Estate Brokers on page 10 is deposited
with Escrow Holder by Broker, Escrow Holder shall accept such agreement(s) and pay out from Buyer's or Seller's funds, or
both, as applicable, the Broker's compensation provided for in such agreement(s). The terms and conditions of this Agreement
not set forth in the specified paragraphs are additional matters for the information of Escrow Holder, but about which Escrow
Holder need not be concerned. Buyer and Seller will receive Escrow Holder's general provisions, if any, directly from Escrow
Holder and will execute such provisions within the time specified in paragraph 7C(1)(c). To the extent the general provisions are
inconsistent or conflict with this Agreement, the general provisions will control as to the duties and obligations of Escrow Holder
only. Buyer and Seller will execute additional instructions, documents and forms provided by Escrow Holder that are reasonably
necessary to close the escrow and, as directed by Escrow Holder, within 3 (or ___ ) Days, shall pay to Escrow Holder or HOA or
HOA management company or others any fee required by paragraphs 7, 10 or elsewhere in this Agreement.

B. A Copy of this Agreement including any counter offer(s) and addenda shall be delivered to Escrow Holder within 3 Days After
Acceptance (or ). Buyer and Seller authorize Escrow
Holder to accept and rely on Copies and Signatures as defined in this Agreement as originals, to open escrow and for other
purposes of escrow. The validity of this Agreement as between Buyer and Seller is not affected by whether or when Escrow
Holder Signs this Agreement. Escrow Holder shall provide Seller's Statement of Information to Title company when received
from Seller. If Seller delivers an affidavit to Escrow Holder to satisfy Seller's FIRPTA obligation under paragraph 10C, Escrow
Holder shall deliver to Buyer a Qualified Substitute statement that complies with federal Law.

C. Brokers are a party to the escrow for the sole purpose of compensation pursuant to paragraph 18A and paragraph D of the
section titled Real Estate Brokers on page 10. Buyer and Seller irrevocably assign to Brokers compensation specified in
paragraph 18A, and irrevocably instruct Escrow Holder to disburse those funds to Brokers at Close Of Escrow or pursuant to any
other mutually executed cancellation agreement. Compensation instructions can be amended or revoked only with the written
consent of Brokers. Buyer and Seller shall release and hold harmless Escrow Holder fro liability resuiting from Escrow

Holder's payment to Broker(s) of compensation pursuant to this Agreement. L’-
) Seller's Initials ( b )X )
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D. Upon receipt, Escrow Holder shall provide Seller and Seller's Broker verification of Buyer's deposit of funds pursuant to

paragraph 3A and 3B. Once Escrow Holder becomes aware of any of the following, Escrow Holder shall immediately notify all
Brokers: (i) if Buyer's initial or any additional deposit or down payment is not made pursuant to this Agreement, or is not good at
time of deposit with Escrow Holder; or (ii) if Buyer and Seller instruct Escrow Holder to cancel escrow.

E. A Copy of any amendment that affects any paragraph of this Agreement for which Escrow Holder is responsible shall be

delivered to Escrow Holder within 3 Days after mutual execution of the amendment.

21.REMEDIES FOR BUYER'S BREACH OF CONTRACT:
A. Any clause added by the Parties specifying a remedy {(such as release or forfeiture of deposit or making a deposit

non-refundable) for failure of Buyer to complete the purchase in violation of this Agreement shall be deemed invalid
uniess the clause independently satisfies the statutory liquidated damages requirements set forth in the Civil Code.

. LIQUIDATED DAMAGES: If Buyer fails to complete this purchase because of Buyer's default, Seller shall retain,

as liquidated damages, the deposit actually paid. If the Property is a dweiling with no more than four units, one
of which Buyer intends to occupy, then the amount retained shall be no more than 3% of the purchase price. Any
excess shall be returned to Buyer. Except as provided in paragraph 14G, release of funds will require mutual,
Signed release instructions from both Buyer and Seller, judicial decision or arbitration award. AT THE TIME OF
ANY INCREASED DEPOSIT BUYER AND SELLER SHALL SIGN A SEPARATE LIQUIDATED DAMAGES PROVISION
INCORPORATING THE INCRE?_ED DEPOSIT AS LIQUIDATED DAMAGES (C.A.R. FO&R’W).

/

/ Seller's Initials

Buyer's Initials

22. DISPUTE RESOLUTION:
A. MEDIATION: The Parties agree to mediate any dispute or claim arising between them out of this Agreement, or any resulting

transaction, before resorting to arbitration or court action through the C.A.R. Real Estate Mediation Center for Consumers
(www.consumermediation.org) or through any other mediation provider or service mutually agreed to by the Parties. The
Parties also agree to mediate any disputes or claims with Broker(s), who, in writing, agree to such mediation prior
to, or within a reasonable time after, the dispute or claim is presented to the Broker. 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 (i) commences
an action without first attempting to resolve the matter through mediation, or (ii) before commencement of an action, 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. Exclusions from this mediation agreement are specified in paragraph 22C.

. ARBITRATION OF DISPUTES:

The Parties agree that any dispute or claim in Law or equity arising between them out of this Agreement or any
resulting transaction, which is not settled through mediation, shall be decided by neutral, binding arbitration. The
Parties also agree to arbitrate any disputes or claims with Broker(s), who, in writing, agree to such arbitration
prior to, or within a reasonable time after, the dispute or claim is presented to the Broker. The arbitrator shall be
a retired judge or justice, or an attorney with at least 5 years of residential real estate Law experience, unless the
parties mutually agree to a different arbitrator. The Parties shall have the right to discovery in accordance with
Code of Civil Procedure §1283.05. In all other respects, the arbitration shall be conducted in accordance with
Title 9 of Part 3 of the Code of Civil Procedure. Judgment upon the award of the arbitrator(s) may be entered into
any court having jurisdiction. Enforcement of this agreement to arbitrate shall be governed by the Federal
Arbitration Act. Exclusions from this arbitration agreement are specified in paragraph 22C.

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

“WE HAVE READ AND UNDERSTAND THE FOREGOING AND AGREE TO SUBMIT DISPUTES ARISING OUT OF
THE MATTERS INCLUDED IN THE 'ARBITRATION OF DISPUTES' PROVISION TO NEU@RBITRATION.”

/

(1) EXCLUSIONS: 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 unlawful detainer action; and (i) any matter that is within the jurisdiction of a probate, small claims or
bankruptcy court.

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

(3) BROKERS: Brokers shall not be obligated nor compelied to mediate or arbitrate unless they agree to do so in writing. Any

Broker(s) participating in mediation or arbitration shall not be deemed a party to this AE&Q%L

( ) (
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23. SELECTION OF SERVICE PROVIDERS: Brokers do not guarantee the performance of any vendors, service or product providers
(“Providers"), whether referred by Broker or selected by Buyer, Seller or other person. Buyer and Seller may select ANY Providers of
their own choosing.

24. MULTIPLE LISTING SERVICE (“MLS”): Brokers are authorized to report to the MLS a pending sale and, upon Close Of Escrow,
the sales price and other terms of this transaction shall be provided to the MLS to be published and disseminated to persons and
entities authorized to use the information on terms approved by the MLS.

25. 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 attorney fees and costs from the non-prevailing Buyer or Seller, except as provided in paragraph 22A.

26. ASSIGNMENT: Buyer shall not assign all or any part of Buyer's interest in this Agreement without first having obtained the separate
written consent of Seller to a specified assignee. Such consent shall not be unreasonably withheld. Any total or partial assignment
shall not relieve Buyer of Buyer's obligations pursuant to this Agreement unless otherwise agreed in writing by Seller. (C.A.R. Form AOAA)

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

28. TERMS AND CONDITIONS OF OFFER:

This is an offer to purchase the Property on the above terms and conditions. The liquidated damages paragraph or the arbitration

of disputes paragraph is incorporated in this Agreement if initialed by all Parties or if incorporated by mutual agreement in a counter

offer or addendum. If at least one but not all Parties initial, a counter offer is required until agreement is reached. Seller has the
right to continue to offer the Property for sale and to accept any other offer at any time prior to notification of Acceptance. The

Parties have read and acknowledge receipt of a Copy of the offer and agree to the confirmation of agency relationships. If this offer

is accepted and Buyer subsequently defaults, Buyer may be responsible for payment of Brokers' compensation. This Agreement

and any supplement, addendum or modification, including any Copy, may be Signed in two or more counterparts, all of which shall
constitute one and the same writing.

29. TIME OF ESSENCE; ENTIRE CONTRACT; CHANGES: Time is of the essence. All understandings between the Parties
are incorporated in this Agreement. lts terms are intended by the Parties as a final, complete and exclusive expression
of their Agreement with respect to its subject matter, and may not be contradicted by evidence of any prior agreement
or contemporaneous oral agreement. if any provision of this Agreement is held to be ineffective or invalid, the remaining
provisions will nevertheless be given full force and effect. Except as otherwise specified, this Agreement shall be interpreted
and disputes shall be resolved in accordance wth the Laws of the State of California. Neither this Agreement nor any
provision in it may be extended, amended, modified, altered or changed, except in writing Signed by Buyer and Seller.

30. DEFINITIONS: As used in this Agreement:

A. “Acceptance” means the time the offer or final counter offer is accepted in writing by a Party and is delivered to and personally

received by the other Party or that Party's authorized agent in accordance with the terms of this offer or a final counter offer.

B. “Agreement” means this document and any incorporated addenda, counter offers and written terms Signed by all Parties
collectively forming the binding agreement between the Parties. All terms and conditions of any addenda checked and Signed
are incorporated into this Agreement.

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

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

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

“Days” means calendar days. However, after Acceptance, the last Day for performance of any act required by this Agreement

(including Close Of Escrow) shall not include any Saturday, Sunday, or legal holiday and shall instead be the next Day.

“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 11:59 PM on the final day.

H. “Days Prior” means the specified number of calendar days before the occurrence of the event specified, not counting the

calendar date on which the specified event is scheduled to occur.

“Deliver”, “Delivered” or “Delivery”, unless otherwise specified in writing, means and shall be effective upon: personal receipt by

Buyer or Seller or the individual Real Estate Licensee for that principal as specified in the section titled Real Estate Brokers on page

10, regardless of the method used (i.e., messenger, mail, email, fax, other).

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

K. “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.

L. “Repairs” means any repairs (including pest control), alterations, replacements, modifications or retrofitting of the Property
provided for under this Agreement.

M. “Signed” means either a handwritten or electronic signature on an original document, Copy or any counterpart.

31. EXPIRATION OF OFFER: This offer shall be deemed revoked and the deposit, if any, shall be returned to Buyer unless the offer is Signed
by Seller and a Copy of the Signed offer is personally received by Buyer, or by Nancy Wang
who is authorized to receive it, by 5:00 PM on the third Day after this offer is signed by Buyer (or by il A ] PM,
on (date)).

[[] One or more Buyers is signing this Agreement in a representative capacity and not for him/herself as an individual. See attached
Representative Capacity Signature Disclos! A _QJQRCSD) for additional terms.

Date 06/13/2015 BUYER

® mmoo

(Print name) Ding Gang and/or assignee
Date BUYER

(Print name}

[ ] Additional Signature Addendum attached (C.A.R. Form ASA).

Seller's Initials ( 5{1 ) ) @
RPA-CA REVISED 11/14 (PAGE 9 OF 10) Sl
CALIFORNIA RESIDENTIAL PURCHASE AGREEMENT (RPA-CA PAGE 9 OF 10)

Produced with zipForm® by ziplogix 18070 Fifteen Mile Road, Fraser, Michigan 48026  www.zipl.ogix.com 650-652 S. Lake



DocuSign Envelppg L D B e T 3 B EBY ®*Filed 08/05/15 Entered 08/05/15 19:25:32 Desc

Main Document  Page 19 of 36

Property Address: 650-652 S. Lake Ave unit 1 thru 12, Pasadena, Ca 91006 Date: June 13, 2015

32. ACCEPTANCE OF OFFER: Seller warrants that Seller is the owner of the Property, or has the authority to execute this Agreement.
Seller accepts the above offer, and agrees to sell the Property on the above terms and conditions. Seller has read and
acknowledges receipt of a Copy of this Agreement, and authorizes Broker to Deliver a Signed Copy to Buyer.

(if 8%&(2@* §ELLER'S ACCEPTANCE 1S SUBJECT TC ATTACHED COUNTER OFFER (C.A.R. Form SCO or SMCO) DATED:

D One or more Sellers is mgmnF._WBOA@rQ@mwat in a representative capacity and not for him/herself as an individual. See attached
re

Repjessftive Capacity Signa Msure (C Ié_thForm RCSD) for additional terms.

Date SELLER
(Print name) ¢ name) Gold River Valley UL Gy ansp723r73404..
Date SELLER

(Print name)

[ ] Additional Signature Addendum attached (C.A.R. Form ASA).

( / } (Do not initial if making a counter offer.) CONFIRMATION OF ACCEPTANCE: A Copy of Signed Acceptance was
(Initials) personally received by Buyer or Buyer's authorized agent on (date) at
[ ] AM/ [ ] PM. A binding Agreement is created when a Copy of Signed Acceptance is personally received by
Buyer or Buyer's authorized agent whether or not confirmed in this document. Completion of this confirmation
is not legally required in order to create a binding Agreement; it is solely intended to evidence the date that
Confirmation of Acceptance has occurred.

REAL ESTATE BROKERS:

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

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

C. If specified in paragraph 3A(2), Agent who submitted the offer for Buyer acknowledges receipt of deposit.

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

Real Estate Broker (Selling Flrm) US National Realty CalBRE Lic. #
By Nancy Wang CalBRE Lic. # 01121413 Date 06/13/2015
By CalBRE Lic. # Date
Address 9139 Las Tunas Dr. City Temple City State CA Zip 91780
T Bm.w7-3003 Fax (626)408-6689 E-mail nancywang111@yahoo.com
o FoS B 03 T Ketter Witlams/Patisades— s mrE o g CalBRE Hg S0 Ra09040——
A812837E20ED43E SR CalBRE Lic. # Date i
/T\g%rsﬁsn%mfﬁvdme iy City —Pamaus.aueb ——— St ca P ggors
I10-002=1 4 10 Y ESOoCoH
ESCROW HOLDER ACKNOWLEDGMENT:
Escrow Holder acknowledges receipt of a Copy of this Agreement, (if checked, D a deposit in the amount of $ )
counter offer numbers [ 8eller's Statement of Information and

, and agrees to act as Escrow Holder subject to paragraph 20 of this Agreement, any
supplemental escrow instructions and the terms of Escrow Holder's general provisions.

Escrow Holder is advised that the date of Confirmation of Acceptance of the Agreement as between Buyer and Seller is

Escrow Holder Escrow #
By Date
Address

Phone/Fax/E-mail
Escrow Holder has the following license number #
[} Department of Business Oversight, || Department of Insurance, [ ] Bureau of Real Estate.

PRESENTATION OF OFFER: { ) Listing Broker presented this offer to Seller on (date).
Broker or Designee Initials

REJECTION OF OFFER: ( ) ( ) No counter offer is being made. This offer was rejected by Seller on (date).

Seller's Initials

©1991- 2014, California Association of REALTORS®, Inc. United States copyright law (Title 17 U.S. Code) forbids the unauthorized distribution, display and reproduction of this
form, or any portion thereof, by photocopy machine or any other means, including facsimite or computerized formats.

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

" Published and Distributed by: Reviewed by
£ REAL ESTATE BUSINESS SERVICES, INC.
a subsidiary of the CALIFORNIA ASSOCIATION OF REALTORS® Broker or Designee B e
i ° . 525 South Virgil Avenue, Los Angeles, California 90020
RPA-CA REVISED 11/14 (PAGE 10 of 10) Buyers nitials (/] ) )

CALIFORNIA RESIDENTIAL PURCHASE AGREEMENT (RPA-CA PAGE 10 OF 10)

Produced with zipForm® by zipLogix 18070 Fifteen Mile Road, Fraser, Michigan 48026 www.zipl.ogix.com 650-652 S. Lake




DocuSign Envelppg L D B e T 3 B EBY ®*Filed 08/05/15 Entered 08/05/15 19:25:32 Desc

Main Document  Page 20 of 36
& CALIFORNIA .
6% L sociaTiON BUYER'S INSPECTION ADVISORY
‘O" OF REALTORS® (C.A.R. Form BIA, Revised 11/14)
Property Address: §50-652 S. Lake Ave unit 1 thru 12, Pasadena, Ca 91006 ("Property").

1. IMPORTANCE OF PROPERTY INVESTIGATION: The physical condition of the land and improvements being purchased is not
guaranteed by either Seller or Brokers. 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 that are within your diligent attention and observation. 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 investigations, 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.

2, BROKER OBLIGATIONS: Brokers do not have expertise in all areas and therefore cannot advise you on many items, such as
those listed below. If Broker gives you referrals to professionals, Broker does not guarantee their performance.

3. YOU ARE STRONGLY ADVISED TO INVESTIGATE THE CONDITION AND SUITABILITY OF ALL ASPECTS OF THE PROPERTY,
INCLUDING BUT NOT LIMIITED TO THE FOLLOWING. IF YOU DO NOT DO SO, YOU ARE ACTING AGAINST THE ADVICE OF BROKERS.

A. GENERAL CONDITION OF THE PROPERTY, ITS SYSTEMS AND COMPONENTS: Foundation, roof (condition, age, leaks,
useful life), plumbing, heating, air conditioning, electrical, mechanical, security, pool/spa (cracks, leaks, operation), other
structural and nonstructural systems and components, fixtures, built-in appliances, any personal property included in the sale,
and energy efficiency of the Property.

B. 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 verified by Seller and
cannot be verified by Brokers. Fences, hedges, walls, retaining walls and other barriers or markers do not necessarily identify
true Property boundaries.

C. WOOD DESTROYING PESTS: Presence of, or conditions likely to lead to the presence of wood destroying pests and organisms.

D. SOIL STABILITY: Existence of fill or compacted soil, expansive or contracting soil, susceptibility to slippage, settling or
movement, and the adequacy of drainage.

E. WATER AND UTILITIES; WELL SYSTEMS AND COMPONENTS;WASTE DISPOSAL: Water and utility availability, use
restrictions and costs. Water quality, adequacy, condition, and performance of well systems and components. The type, size,
adequacy, capacity and condition of sewer and septic systems and components, connection to sewer, and applicable fees.

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

G. EARTHQUAKES AND FLOODING: Susceptibility of the Property to earthquake/seismic hazards and propensity of the Property to flood.

H. FIRE, HAZARD AND OTHER INSURANCE: The availability and cost of necessary or desired insurance may vary. The location of
the Property in a seismic, flood or fire hazard zone, and other conditions, such as the age of the Property and the claims history of
the Property and Buyer, may affect the availability and need for certain types of insurance. Buyer should explore insurance options
early as this information may affect other decisions, including the removal of loan and inspection contingencies.

. 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.

J. RENTAL PROPERTY RESTRICTIONS: Some cities and counties impose restrictions that limit the amount of rent that can be charged,
the maximum number of occupants, and the right of a landlord 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.

K. 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.

L. NEIGHBORHOOD, AREA, SUBDIVISION CONDITIONS; PERSONAL FACTORS: Neighborhood or area conditions, including
schools, law enforcement, crime statistics, registered felons or offenders, fire protection, other government services, availability,
adequacy and cost of internet connections or other technology services and installations, 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, botanical diseases, 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/for
religions, and personal needs, requirements and preferences of Buyer.

By signing below, Buyers acknowledge that they have read, understand, accept and have received a Copy of this Advisory.
Buyers are encoura to it carefully.

Buyer

Buyer

Ding Fang and/or alsignee

©® 1991-2004, California Association of REALTORS®, Inc. THIS FORM HAS BEEN APPROVED BY THE CALIFORNIA ASSOCIATION OF REALTORS® (C.A.R.). NO
REPRESENTATION IS MADE AS TO THE LEGAL VALIDITY OR ACCURACY OF ANY PROVISION IN ANY SPECIFIC TRANSACTION. A REAL ESTATE BROKER IS
THE PERSON QUALIFIED TO ADVISE ON REAL ESTATE TRANSACTIONS. IF YOU DESIRE LEGAL OR TAX ADVICE, CONSULT AN APPROPRIATE PROFESSIONAL.

Published and Distributed by:
REAL ESTATE BUSINESS SERVICES, INC. ! Reviewed by Date J
B
5

a subsidiary of the California Association of REALTORS®
« 525 South Virgil Avenue, Los Angeles, California 90020

BIA REVISED 11/14 (PAGE 1 OF 1) )
BUYER'S INSPECTION ADVISORY (BIA PAGE 1 OF 1) s

US National Realty, 9139 Las Tunas Drive Temple City, CA 91780 Phone: (626)487-3003 Fax: (626)408-6689 650-652 S. Lake
Nancy Wang Produced with zipForm® by zipLogix 18070 Fifteen Mile Road, Fraser, Michigan 48026 www.zipl.ogix.com
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COOPERATING BROKER COMPENSATION

. AGREEMENT AND ESCROW INSTRUCTION
(C.A.R. Form CBC, Revised 4/09)

4 CALIFORNIA
%‘“"‘ ASSOCTATION

%«' OF REALTORS®

1. IDENTITY OF LISTING BROKER, PROPERTY AND SELLER:

Keller Wiliiams Realty ("Listing Broker") is a real estate broker who has entered

into a written agreement for the marketing and sale or lease of the real property, manufactured home, or business opportunity described as
650-652 S. Lake Ave unit 1 thru 12 , Assessor's Parcel No. 5327-020-052 , situated in

Pasadena , County of Los Angeles , California ("Property") for

"Seller").

2. IDENTITY OF COOPERATING (SELLING) BROKER AND BUYER: ( :
US National Realty ("Cooperating Broker") is a real estate broker

licensed to practice real estate in California (or Dif checked yand
represents Ding Gang and/or assignee ("Buyer")

who has offered, is contemplating making an offer, or has entered into a contract, to purchase or lease the Property.

3. LISTING BROKER COMPENSATION TO COOPERATING BROKER:
Provided the transaction between the principals closes or Listing Broker receives compensation for the transaction, Listing Broker agrees to pay
Cooperating Broker, and Cooperating Broker agrees to accept, compensation as follows:

A. PROPERTY LISTED WITH THE MLS MULTIPLE LISTING SERVICE ("MLS"):
(i) [x] Confirmation of Compensation in MLS: Cooperating Broker is a participant in the MLS or reciprocal MLS and accepts the offer of
compensation published in the MLS as: __2.000 _ % of the selling (or leasing) price or § [] and/or

OR (ii) D Modification of Compensation in MLS: Cooperating Broker is a participant in the MLS or reciprocal MLS and accepts the offer of
ﬁ)mpensatlon published in the MLS as modified herein: % of the selling (or leasing) price or $

and/or

OR (jii) ] Cooperating Broker Not a Member of the MLS or Reuprocal MLS: Cooperating Broker compensation shall be % of the
selling (or leasing) price or $ [ Jand/or . Listing Broker and Cooperating Broker agree to resolve
disputes arising out of this agreement by arbitration conducted by the Association of Realtors® (or if none, the MLS) to which the Listing Broker

belongs.
OR (iv) D Short Sale Confirmation of Compensation in MLS: Cooperating Broker (i) is a participant in the MLS or a reciprocal MLS; (ii) accepts the
offer of compensation published in the MLS; and (iii) if the amount or method of reduction of commission upon Lender approval is specified in the
MLS, agrees to such reduction.
B. PROPERTY NOT LISTED WITH ANY MULTIPLE LISTING SERVICE ("MLS"):
["] Cooperating Broker compensation shall be % of the selling (or leasing) price or $ [ and/or
C. COOPERATING BROKER HAS PROCURED A TENANT FOR THE PROPERTY LISTED FOR LEASE, AND THAT TENANT ACQUIRES THE
PROPERTY DURING THE TERM OF THE LEASE OR ANY EXTENSION:
[ ] Cooperating Broker compensation on the sale shall be % of the selling price or $ [Jandior
4. BROKER INSTRUCTION TO ESCROW HOLDER:
Listing Broker and Cooperating Broker instruct Escrow Holder to disburse to Cooperating Broker the amount specified in paragraph 3, out of Listing
Broker's proceeds in escrow, and upon Close Of Escrow of the Property. This compensation instruction can be amended or revoked only with the
written consent of both Brokers. Escrow Holder shall immediately notify Brokers if either Broker instructs Escrow Holder to change the terms of this
instruction.
5. MANAGEMENT APPROVAL:
If Paragraph 3A(ii), 3A(iii), or 3B is checked, this Agreement is not binding until the Broker or office manager for the Listing Broker firm has signed
below.
6. ACKNOWLEDGMENT:
By signing below, the undersigned acknowledges that each has read, understands, accepts and has received a Copy of this Agreement.

Listing Broker (FIRTHIBREPWilliams Realty BRE Lic. # 014909010
By (Agent)l Lt Enowblon Lulu Knowlton BRE Lic. #_01050225 __ Date 6/18/2015
Address (. City State Zip
Telephone o 4 GHUEI SUQ, } 1' 1“8“' Fax E-mail
If paragraph 3A(ii), 3A(iii), or 3 B is checked:
Listing Broker/Office Manager: , Date

(Name) (Signature)
Cooperating Broker (Firm) US National Realty BRE Lic. #
By (Agent) 7/) /W&b\ h) W Nancy Wang BRE Lic. # 01121413 Date 06/13/2015
Address 9139 Las Tunas Dr. City Temple City State CA Zip 91780
Telephone (626)487-3003 Fax (626)408-6689 E-mail nancywang111@yahoo.com

The copyright laws of the United States (Title 17 U.S. Code) forbid the unauthorized reproduction of this form by any means, including facsimile or computerized formats.
Copyright © 2009, CALIFORNIA ASSOCIATION OF REALTORS®, INC. ALL RIGHTS RESERVED.

THIS FORM HAS BEEN APPROVED BY THE CALIFORNIA ASSCOCIATION 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.

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:

E REAL ESTATE BUSINESS SERVICES, INC.

B a subsidiary of the California Association of REALTORS®
s 525 South Virgil Avenue, Los Angeles, California 90020

’ @ Reviewed by Date I FQUAL HOLSING
CBC 4/09 (PAGE 1 OF 1)
COOPERATING BROKER COMPENSATION AGREEMENT AND ESCROW INSTRUCTION (CBC PAGE 1 OF 1)

US National Realty, 9139 Las Tunas Drive Temple City, CA 91780 Phone: (626)487-3003 Fax: (626)408-6689 650-652 S. Lak
Nancy Wang Produced with zipForm® by zipLogix 18070 Fifteen Mile Road, Fraser, Michigan 48026 www.ziplogix.com
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[% CALIFORNIA
\? Association SELLER COUNTER OFFER No. 1

OF REALTORS?® May not be used as a multiple counter offer.
( (C.AR. Form 5CO, 11/14)

Date June 18, 2015

This is a counter offer to the: @ California Residential Purchase Agreement, D Buyer Counter Offer No.___,or DOther (“Offer”),
dated June 13, 2015 , on property known as 650-652 S. Lake Ave., Pasadena CA 91106, Pasadena, (“Property”),
between Ding Gang and/or assignee ("Buyer”) and Gold River Vailey LLC. (“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 or an addendum.
B. Unless otherwise agreed in writing, down payment and loan amount(s) will be adjusted in the same proportion as in
the original Offer.
C. OTHER TERMS: See Seller Addendum #1

D. The following attached addenda are incorporated into this Seller Counter offer: [Xx| Addendum No. 1

2. EXPIRATION: This Seller Counter Offer shall be deemed revoked and the deposits, if any, shall be returned:

A. Unless by 5:00pm on the third Day After the date it is signed in paragraph 3 (if more than one signature then, the last signature
date)(or by [ JAM [ ]PMon (date)) (i) it is signed in paragraph 4 by Buyer and (i) a copy of the signed Seller
Counter Offer is personally received by Seller or , who is authorized to receive it.

OR B. If Seller withdraws it in writing (CAR Form WOO) anytime prior to Acceptance.

3. OFFER: F— REEWEIS COUNTER OFFER ON THE TERMS ABOVE AND ACKNOWLEDGES RECEIPT OFGAE%‘H’%
Seller fébMMl Gold River Valley LLC, Date
Seller L_R1AA‘1I‘)7?’AF7'§AQA Date

4. ACCEPTANCE: VWE accept the above Seller Counter Offer (If checked XLSUBJECT TO THE ATTACHED COUNTER OFFER)

and acknowledge receipt of a Copy. /
Buyer N)yisaun. T o~ ‘Date é/)‘ | /5 Time AM/
Buyer ~ [4] Date ' Time AM/
FIRMATION OF ACCEPTANCE:
(/‘ K / ) (Initials) Confirmation of A«:ceptance6 é,ﬁgax §f Signed Acceptance was personally received by Seller, or Seller's
uthorized agent as specified in paragraph 2A on (date) ﬁAM/ [] PM. A binding Agreement is

created when a Copy of Signed Acceptance is personally received by SeIIer or Seller's authorized agent whether or not
confirmed in this document.

®© 2014, California Association of REALTORS®, Inc. United States copyright law (Title 17 U.S. Code) forbids the unauthorized distribution, display and reproduction of this form,
or any portion thereof, by photocopy machine or any other means, including facsimile or computerized formats.

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

This form is made available to real estate professionals through an agreement with or purchase from the California Association of REALTORS®. It is not intended to identify the
user as a REALTOR®. REALTOR® is a registered collective membership mark which may be used onty by members of the NATIONAL ASSOCIATION OF REALTORS® who
subscribe to its Code of Ethics.

A Published and Distributed by:

€ REAL ESTATE BUSINESS SERVICES, INC.

] a subsidiary of the California Association of REALTORS®
s

. 525 South Virgil Avenue, Los Angeles, California 90020
Reviewed by Date
SCO 11/14 (PAGE 1 OF 1) Loy
SELLER COUNTER OFFER (SCO PAGE 1 OF 1)
Keller Williams-Pacific Palisa, 17383 Sunset Bivd #B280 Los Angeles, CA 90272 Phone: (310)774-3886 Fax: 650-652 S. Lake

Lulu Knowlton Produced with zipForm® by zipLogix 18070 Fifteen Mile Road, Fraser, Michigan 48026 www.ziplogix.,com




PocuSion Envelpes Ge A 826k 1069 P BDOE 87 Filed 08/05/15  Entered 08/05/15 19:25:32 Desc
DocuSign Envelope ID: 1606EB82-CO0E-4F72-Bess-cavbadbkdioecument  Page 23 of 36

CALIFORNIA
Q ASSOCIATION ADDENDUM

( OF REALTORS® (C.A.R. Form ADM, Revised 4/12) No. 1

The following terms and conditions are hereby incorporated in and made a part of the: [X| Residential Purchase Agreement,
[] Manufactured Home Purchase Agreement, [ ] Business Purchase Agreement, [] Residential Lease or Month-to-Month Rental
Agreement, [ | Vacant Land Purchase Agreement, [ '] Residential Income Property Purchase Agreement, D Commercial Property
Purchase Agreement, [x] Other Seller Counter Offer #1

dated June 18, 2015 , on property known as 650-652 S. Lake Ave., Pasadena CA 91106
Pasadena,

in which Ding Gang and/or assignee is referred to as ("Buyer/Tenant")

and Gold River Valley LLC. is referred to as ("Seller/Landlord").

Z, ,(3! uyer st!all pau Qm( In,spect:on Rgport

7.C.(2)b. Title company shall be North American Title Company.
Z.D.(9). Seller will not pay for any home warranty plans.
MHMMMMM&MMQML@MMMMS 50/50.

gcantgd_m_thg_exmung_tenants

The sale of the Property is subject to the approval of the bankruptcy court

The foregoing terms and conditions are hereby agreed to, and the undersigned acknowledge receipt of a copy of this document.

Date 6/)’ / (S Date ©/18/2015
' DocuSigned by:

Buyer/Tenant ./ Yoy e PN Seller/L.andlord MM(IA, kirk
= . T (/ 0 Sold Rives WollonkLr-

Buyer/Tenant Seller/Landlord

The copyright laws of the United States (Title 17 U.S. Code) forbid the unauthorized reproduction of this form, or any portion thereof, by photocopy machine or any other means,
including facsimile or computerized formats. Copyright® 1986-2012, CALIFORNIA ASSOCIATION OF REALTORS®, INC. ALL RIGHTS RESERVED.

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.

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.
8 a subsidiary of the California Association of REALTORS®
s ® 525 South Virgil Avenue, Los Angeles, California 90020 | Reviewed by Date ‘
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CALIFORNIA

s
&‘\ ASSOCIATION BUYER COUNTER OFFER No. 1

'I OF REALTORS® (C.A.R. Form BCO, 11/14)

Date June 21, 2015
This is a counter offer to the: [X] Seller Counter Offer No. _1_, [ ] Seller Multiple Counter Offer No. , [ ]or Other ("Offer”),
dated __June 18, 2015 , on property known as 650-652 S. Lake Ave unit 1 thru 12, Pasadena, Ca 91006 (“Property”),
between Ding Gang and/or assignee (“Buyer”) and Gold River Valley LLC (“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 or an addendum.

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

C. OTHER TERMS: Purchase price shall be $10,600,000.00

D. Buyer's assignee will be American BD Investment Group LLC.

E. Seller will pay for City Inspection Report.

F. Seller will pay for Home Warranty Plan.

G. Seller to pay county and city transfer taxes.

H. All Stove(s) and all Refrigerate(s) are include in the sale.

. Close Of Escrow will be 45 days after acceptance, buyer have 30 days to remove all contingencies.

J. Seller to pay for Termite report and Termite clearance.

D. The following attached addenda are incorporated into this Buyer Counter offer: D Addendum No.

2. EXPIRATION: This Buyer Counter Offer shall be deemed revoked and the deposits, if any, shall be returned:

A. Unless by 5:00pm on the third Day After the date it is signed in paragraph 3 (if more than one signature then, the last signature
date)(or by [JAM [ ]PM on (date)) (i) it is signed in paragraph 4 by Seller and (ii) a copy of the signed
Buyer Counter Offer is personally received by Buyer or Nancy Wang , who is
authorized to receive it.
OR B. If Buyer withdraws it in writing (CAR Form WOO) anytime prior to Acceptance.

3. OFFER: BUYER MAKES THIS COUNTER OFFER ON THE TERMS ABOVE AND ACKNOWLEDGES RECEIPT OF A COPY.

Buyer .~ i in o (e Date 06/21/2015
Buyer _/ d Date
4, ACCEPT&N%IEE“M\LV_E accept the above Buyer Counter Offer (if checked BSUBJECT TO THE ATTACHED COUNTER OFFER)
and 4ck owclueo‘be_re”c’:eliﬂ;-)l,’tyzjr a Copy. 6/30/2015
Sell Jomin Gold River Valley LLC Date Time AM/[|PM
Selle B1AA3D723F73494... Date Time AM/| |PM
CONFIRMATION OF ACCEPTANCE:
( / ) (Initials) Confirmation of Acceptance: A Copy of Signed Acceptance was personally received by Buyer or Buyer's
authorized agent as specified in paragraph 2A on (date) at [ JAM/ [ ]PM. A binding Agreement is created

when a Copy of Signed Acceptance is personally received by Buyer or Buyer's authorized agent whether or not confirmed in
this document.

© 2014, California Association of REALTORS®, Inc. United States copyright taw (Title 17 U.S. Code) forbids the unauthorized distribution, dispiay and reproduction of this form, or any portion thereof, by
photocopy machine or any other means, including facsimile or computerized formats.

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

This form is made available to real estate professionals through an agreement with or purchase from the California Association of REALTORS®. It is not intended to identify the user as a REALTOR®.
REALTOR® is a registered collective membership mark which may be used only by members of the NATIONAL ASSOCIATION OF REALTORS® who subscribe to its Code of Ethics.

Published and Distributed by:
REAL ESTATE BUSINESS SERVICES, INC.
a subsidiary of the California Association of REALTORS®

» 525 South Virgil Avenue, Los Angeles, California 90020
Reviewed by Date
BCO 11/14 (PAGE 1 OF 1) Saen
BUYER COUNTER OFFER (BCO PAGE 1 OF 1)
US National Realty, 9139 Las Tunas Drive Temple City, CA 91780 Phone: (626)487-3003 Fax: (626)408-6689 650-652 S. Lake

Nancy Wang Produced with zipForm® by zipLogix 18070 Fifteen Mile Road, Fraser, Michigan 48026 www.zipLogix.com
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[& CALIFORNIA
&S issociation SELLER COUNTER OFFER No. 2
‘ OF REALTORS?® May not be used as a multiple counter offer.
( (C.A.R. Form SCO, 11/14)

Date June 30, 2015

This is a counter offer to the: [ | California Residential Purchase Agreement, [X] Buyer Counter Offer No._1_, or [ Jother (“Offer”),
dated June 21, 2015 , on property known as 650-652 S. Lake Ave., Pasadena CA 91106 106 Pasadena, (“Property”),
between Ding Gang and/or assignee (“Buyer”) and Gold River Valley LLC. (“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 or an addendum.
B. Unless otherwise agreed in writing, down payment and loan amount(s) will be adjusted in the same proportion as in
the original Offer.

C. OTHER TERMS: 1. Purchase price shall be $10,800,0600.00
2. Seller will not pay for any home warraniy plans.

3. Seller to Provide Pest Control Report but shall not make any repairs or provide any credit.
4. Buyer to pay county transfer taxes.

5. Escrow to close within 14 days of entry of order of Bankruptcy Court approving the sale transaction.

D. The following attached addenda are incorporated into this Seller Counter offer: [ | Addendum No.

2. EXPIRATION: This Seller Counter Offer shall be deemed revoked and the deposits, if any, shall be returned:

A. Unless by 5:00pm on the third Day After the date it is signed in paragraph 3 (if more than one signature then, the last signature
date)(or by [ ]AM [JPMon (date)) (i) it is signed in paragraph 4 by Buyer and (ii) a copy of the signed Selter
Counter Offer is personally received by Seller or , who is authorized to receive it.

OR B. if Seller withdraws it in writing (CAR Form WQOO) anytime prior to Acceptance.

3. OFFEF/—DECI‘.‘E T ‘XILE‘lS THIS COUNTER OFFER ON THE TERMS ABOVE AND ACKNOWLEDGES RECEIPT OF AC
Seller 32 Gold River Valley LLC. Date 9/30/2 o0
Seller \_p1aasnrzar7ases. Date

4. ACCEPTANCE: I/WE accept the above Seller Counter Offer (If checked [ | SUBJECT TO THE ATTACHED COUNTER OFFER)

and acknowledge receipt of a Copy. 'S
Buyer T % Ding Gang and/or assignee Date7 / { / ! Time AM/| |PM
Buyer ‘ Date Time AM/
NFIRMATION OF ACCEPTANCE:
( £K / ____ ) (Initials) Confirmation of Acceptance: A C(%?¥ of Signed Acceptance was personally received by Seller, or Seller's
uthorized agent as specified in paragraph 2A on (date) at [ ]AMm/ [7] PM. A binding Agreement is

created when a Copy of Signed Acceptance is personally received by Seller or Seller's authorized agent whether or not
confirmed in this document.

© 2014, California Association of REALTORS®, Inc. United States copyright law (Title 17 U.S. Code) forbids the unauthorized distribution, display and reproduction of this form,
or any portion thereof, by photocopy machine or any other means, including facsimile or computerized formats.

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

This form is made available to real estate professionals through an agreement with or purchase from the California Association of REALTORS®. It is not intended to identify the
user as a REALTOR®. REALTOR® is a registered collective membership mark which may be used only by members of the NATIONAL ASSOCIATION OF REALTORS® who
subscribe to its Code of Ethics.

a Published and Distributed by

e REAL ESTATE BUSINESS SERVICES, INC.

8 a subsidiary of the California Association of REALTORS®
5

» 525 South Virgil Avenue, Los Angeles, California 90020
Reviewed by Date
SCO 11/14 (PAGE 1 OF 1) e
SELLER COUNTER OFFER (SCO PAGE 1 OF 1)
Keller Williams-Pacific Palisa, 17383 Sunset Blvd #B280 Los Angeles, CA 90272 Phone: (310)774-3886 Fax: 650-652 S. Lake

Lulu Knowlton Produced with zipForm® by zipLogix 18070 Fifteen Mile Road, Fraser, Michigan 48026 www.zipl ogix.com
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3 CALIFORNIA
5§ S SS0CIATION BUYER COUNTER OFFER No. 2
OF REALTORS® (C.A.R. Form BCO, 11/14)
Date July 1, 2015
This is a coupter offer to the: [X] Seller Counter Offer No. _2_, [ Seller Multiple Counter Offer No. ___, [ Jor Other (“Offer”),
dated Z l}o [;é , on property known as 650-652 S. Lake Ave unit 1 thru 12, Pasadena, Ca 91006 (“Property”),
between Ding Gang and/or assignee ("Buyer”) and Gold River Valley LLC (“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 or an addendum.

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

C. OTHER TERMS: purchase price shall be $10,600,000.00

5, @mﬁw«ﬁf Codiifits #0000 Zo he. Gegpad #¢ Commuiriim
s conneilion pild Tk sphe & Tf. 'th,

E. 4t Lo ard condilisne 0;%7»7%/ %LWé//z//f dod zollody /s
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bpaliS sne o gull fore ovil_eggect

D. The following attached addenda are incorporated into this Buyer Counter offer: | |Addendum No.

2. EXPIRATION: This Buyer Counter Offer shall be deemed revoked and the deposits, if any, shall be returned:

A. Unless by 5:00pm on the third Day After the date it is signed in paragraph 3 (if more than one signature then, the last signature
date)(or by I:IAM []PM on (date)) (i) it is signed in paragraph 4 by Seller and (ii) a copy of the signed
Buyer Counter Offer is personally received by Buyer or Nancy Wang , who is
authorized to receive it.
OR B. If Buyer withdraws it in writing (CAR Form WOQO) anytime prior to Acceptance.

3. OFFER: BUYER MAKES THIS COUNTER OFFER ON THE TERMS ABOVE AND ACKNOWLEDGES RECEIPT OF A COPY.

Buyer L,QZ ] Ding Gang and/or assignee Date 07/01/2015
Buyer ‘ Date

4. ACCEPTANCE: /WE accept the above Buyer Counter Offer (If checked D SUBJECT TO THE ATTACHED COUNTER OFFER)
and aTK NOWIEUHY FEBEipt of a Copy.

Seller amin &k Gold River Valley LLC Date /72015 Time AM/[]PM
Seller\ ..\ asorasrrasos_ Date Time AM/
CONFIRMATION OF ACCEPTANCE:
( / ) (Initials) Confirmation of Acceptance: A Copy of Signed Acceptance was personally received by Buyer or Buyer's
authorized agent as specified in paragraph 2A on (date) at [ JAM/ [ ] PM. A binding Agreement is created

when a Copy of Signed Acceptance is personally received by Buyer or Buyer's authorized agent whether or not confirmed in
this document.

© 2014, California Assaciation of REALTORS®, Inc. United States copyright law (Title 17 U.S. Code) forbids the unauthorized distribution, display and reproduction of this form, or any portion thereof, by
photocopy machine or any other means, including facsimite or computerized formats.

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

This form is made available to real estate professionals through an agreement with or purchase from the California Association of REALTORS®. It is not intended to identify the user as a REALTOR®.
REALTOR® is a registered collective membership mark which may be used only by members of the NATIONAL ASSOCIATION OF REALTORS® who subscribe to its Code of Ethics.

Published and Distributed by:
: REAL ESTATE BUSINESS SERVICES, INC.
] a subsidiary of the California Association of REALTORS®
5

«» 525 South Virgil Avenue, Los Angeles, California 90020
Reviewed by Date
BCO 11/14 (PAGE 1 OF 1) SEroRTINTY
BUYER COUNTER OFFER (BCO PAGE 1 OF 1)
US National Realty, 9139 Las Tunas Drive Temple City, CA 91780 Phone: (626)487-3003 Fax: (626)408-6689 650-652 S. Lake

Nancy Wang Produced with zipForm® by zipLogix 18070 Fifteen Mife Road, Fraser, Michigan 48026 www zipLogix.com
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EXHIBIT 3"

[Notice of Motion for Confirmation of Debtor’s Chapter 11 Plan]
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DAVID B. GOLUBCHIK (State Bar No. 185520)
JEFFREY S. KWONG (State Bar No. 288239)
LEVENE, NEALE, BENDER, YOO & BRILL L.L.P.
10250 Constellation Boulevard, Suite 1700

Los Angeles, California 90067

Telephone: (310) 229-1234

Facsimile: (310) 229-1244

Email: DBG@LNBYB.cOM; JSK@LNBYB.COM

Attorneys for Chapter 11 Debtor and Plan Proponent

UNITED STATES BANKRUPTCY COURT
CENTRAL DISTRICT OF CALIFORNIA
LOS ANGELES DIVISION

In re: Case No. 2:15-bk-10691-TD

GOLD RIVER VALLEY, LLC, Chapter 11 Case

Debtor and Debtor in Possession.

Desc

N N N N
o N O »

N N N N N N N N N N N N N N N N N N N N N N N N

NOTICE OF MOTION AND MOTION FOR
CONFIRMATION OF DEBTOR’S
CHAPTER 11 PLAN; MEMORANDUM OF
POINTS AND AUTHORITIES;
DECLARATIONS OF BENJAMIN KIRK
AND LULU KNOWLTON IN SUPPORT
THEREOF

Plan Confirmation Hearing:
Date: August 26, 2015
Time: 10:00 a.m.
Place: Courtroom 1345
255 E. Temple Street
Los Angeles, CA 90012
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PLEASE TAKE NOTICE that a hearing will be held on August 26, 2015, at 10:00 a.m.

(the “Confirmation Hearing”), before the Honorable Thomas B. Donovan, United States

Bankruptcy Judge, in Courtroom “1345”, located at 255 E. Temple Street, Los Angeles,
California, to consider the motion (the “Motion”) for confirmation of the Debtor’s Chapter 11
Plan (the “Plan”) filed by Gold River Valley, LLC, the debtor and debtor in possession in the
above-captioned Chapter 11 bankruptcy case (the “Debtor”). As set forth more fully in the
accompanying Memorandum of Points and Authorities, the Debtor’s Plan should be confirmed
because all of the applicable requirements of Bankruptcy Code Sections 1129(a) and (b) have
been met.

PLEASE TAKE FURTHER NOTICE that the Plan proposes to sell the Debtor’s
interest in real property located at 650-652 S. Lake Avenue, Pasadena, California 91106 (the

“Property”) to Ding Gang (the “Buyer”), subject to overbidding at the auction (the “Auction”) at

the Confirmation Hearing. The proceeds from the sale of the Property will be used to fund the
proposed Plan payments made by the Debtor to creditors of the bankruptcy estate.

PLEASE TAKE FURTHER NOTICE that the Motion is based upon this Notice of
Motion and Motion, 11 U.S.C §1129, the attached Memorandum of Points and Authorities and
Declarations of Benjamin Kirk and Lulu Knowlton, the entire record of the Debtor’s bankruptcy
case, the statements, arguments and representations of counsel to be made at the hearing on the
Motion, and any other evidence properly presented to the Court at or prior to the hearing on the
Motion.

PLEASE TAKE FURTHER NOTICE that responses to the Motion, if any, must be in
writing and filed with the Bankruptcy Court and served upon counsel for the Debtor at the
address set forth in the upper left-hand corner of the first page of this Notice and Motion by not
later than August 12, 2015. Failure to timely file and serve an opposition to the Motion may be
deemed by the Court to be consent to the granting of the relief requested in the Motion.

PLEASE TAKE FURTHER NOTICE that, any reply to any responses to the Motion, if
any, must be filed with the Court and served upon any parties who filed responses to the Motion

by not later than August 19, 2015.
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WHEREFORE, the Debtor respectfully requests that the Court enter an Order:

1) finding that the Plan meets each and every requirement for confirmation pursuant
to 11 U.S.C. 88 1129(a) and (b);

2 confirming the Plan;

(€)) authorizing the Debtor, pursuant to the Plan, to sell the Property free and clear of
all liens, claims, encumbrances, and other interests to the Buyer or the Successful Bidder at the
Auction during the Confirmation Hearing;

4 to the extent that there are any qualified overbidders, approving the proposed
bidding procedures for the Auction;

(5) authorizing the Debtor to assume and assign all residential leases on the Property
to the Buyer or the Successful Purchaser; and

(6) granting such other and further relief as is just and proper under the
circumstances.

Dated: August 5, 2015 GOLD RIVER VALLEY, LLC

By:__ /sl Jeffrey S. Kwong
DAVID B. GOLUBCHIK
JEFFREY S. KWONG
LEVENE, NEALE, BENDER, YOO
& BRILL L.L.P.
Attorneys for Chapter 11 Debtor and
Debtor in Possession
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PROOF OF SERVICE OF DOCUMENT

| am over the age of 18 and not a party to this bankruptcy case or adversary proceeding. My business
address is: 10250 Constellation Boulevard, Suite 1700, Los Angeles, CA 90067

A true and correct copy of the foregoing document entitled: NOTICE OF SALE OF ESTATE PROPERTY
will be served or was served (a) on the judge in chambers in the form and manner required by LBR
5005-2(d); and (b) in the manner stated below:

1. TO BE SERVED BY THE COURT VIA NOTICE OF ELECTRONIC FILING (NEF): Pursuant to
controlling General Orders and LBR, the foregoing document will be served by the court via NEF and
hyperlink to the document. On August 5, 2015, | checked the CM/ECF docket for this bankruptcy case
or adversary proceeding and determined that the following persons are on the Electronic Mail Notice List
to receive NEF transmission at the email addresses stated below:

Simon Aron  saron@wrslawyers.com

Marianne M Dickson  MDickson@seyfarth.com, shobrien@seyfarth.com

David B Golubchik  dbg@Inbyb.com, dbg@ecf.inforuptcy.com;stephanie@Inbyb.com
Elsa M Horowitz ~ ehorowitz@wrslawyers.com

Jeffrey S Kwong  jsk@Inbyb.com

Queenie KNg queenie.k.ng@usdoj.gov

United States Trustee (LA) ustpregionl6.la.ecf@usdoj.gov

2. SERVED BY UNITED STATES MAIL: On August 5, 2015, | served the following persons and/or
entities at the last known addresses in this bankruptcy case or adversary proceeding by placing a true
and correct copy thereof in a sealed envelope in the United States mail, first class, postage prepaid, and
addressed as follows. Listing the judge here constitutes a declaration that mailing to the judge will be
completed no later than 24 hours after the document is filed.

X] Service information continued on attached page

3. SERVED BY PERSONAL DELIVERY, OVERNIGHT MAIL, FACSIMILE TRANSMISSION OR
EMAIL (state method for each person or entity served): Pursuant to F.R.Civ.P. 5 and/or controlling LBR,
on August 5, 2015, | served the following persons and/or entities by personal delivery, overnight mail
service, or (for those who consented in writing to such service method), by facsimile transmission and/or
email as follows. Listing the judge here constitutes a declaration that personal delivery on, or overnight
mail to, the judge will be completed no later than 24 hours after the document is filed.

Served by Personal Delivery

Hon. Thomas B. Donovan

United States Bankruptcy Court

255 E. Temple Street, Suite 1352 / Courtroom 1345
Los Angeles, CA 90012

[] Service information continued on attached page

| declare under penalty of perjury under the laws of the United States of America that the foregoing is
true and correct.

August 5, 2015 Lourdes Cruz /sl Lourdes Cruz

Date Type Name Signature

This form is mandatory. It has been approved for use by the United States Bankruptcy Court for the Central District of California.

June 2012 F 9013-3.1.PROOF.SERVICE
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0973-2 rsqP2ge 32 of 36 218 E Holt Avenve #210
Case 2:15-bk-10691- TD Seyfarth Shaw LLP Vst Covina, CA 91791-2364
Central District OF California 333 S. Hope Street, Suite 3900
Los Angel es Los Angeles, CA 90071-3043
Ved Aug 5 16:21:02 PDT 2015
Lone Cak Fund, LLC Los Angel es Division Charles & Kinberly WIliams
c¢/o WRSSR 255 East Temple Street, 1306 E Cal averas St
11400 Vest Qynpic Blvd., Los Angeles, CA 90012- 3332 Al'tadena CA 91001- 2537
9th Fl oor
Los Angel es, CA 90064- 1582
Charles Dunn Real Estate Services Gty of Pasadena Véter & Pover Darryl R Owen and Mercedes Oen
800 Vest 6th Street, Suite 600 150 South Los Robl es Avenue #200 2122 N Eastsi de Avenue
Los Angel es, CA 90017-2709 Pasadena, CA 91101-2487 Santa Ana CA 92705- 7126
El ai ne Tsang FRANCH SE TAX BOARD Franchi se Tax Board
758 Loyola Drive BANKRUPTCY SECTI ON M5 A340 Special Procedures
Los Altos, CA 94024-5918 PO BOX 2952 POB 2952
SACRAVENTO CA 95812- 2952 Sacramento, CA 95812-2952
(p) I NTERNAL REVENUE SERVI CE Jiana Hu Kevin Singer, Receiver
CENTRALI ZED | NSOLVENCY OPERATI ONS 606 Rosenarie Dr 11150 W Q'ynpic Bivd, Suite 810
PO BOX 7346 Arcadia CA 91007-8320 Los Angel es, CA 90064- 1827
PH LADELPHI A PA 19101- 7346
Lana Tsang Lana Tsang and El aine Tsang Lone Cak Fund
758 Loyola Drive Seyfarth Shaw LLP 11611 San Vicente Blvd
Los Altos, CA 94024-5918 Attn:  Marianne M Dickson, Esq. Suite 640
560 Mssion Street, Suite 3100 Los Angel es, CA 90049- 6502
San Francisco, CA 94105-2930
Los Angeles County Treasurer and Tax Col | ect Los Angeles Tax Col lectors Ofice Office of the US. Trustee
PO Box 54110, 225 North H Il Street 915 Wlshire Blvd., Suite 1850
Los Angeles, CA 90054-0110 Los Angeles, CA 90012- 3253 Los Angeles, CA 90017- 3560
Quezada Landscaping Recei vership Specialist SPRAGUE GRAYDEN & ALEXI S CASSAR
1322 W Bai nbri dge Ave 11150 W Qynpic Blvd. Suite 810 (O AFM
Vst Covina, CA 91790-4703 Los Angel es, CA 90064- 1827 9255 W SUNSET BLVD STE 1010

VEST HOLLYWOCD CA 90069- 3307

Shunei Kam Sunshi ne Valley, LLC United States Trustee (LA)
660 WHuntington Drive 3218 E. Holt Avenue 915 Wishire Blivd, Suite 1850
Arcadia CA 91007- 3424 Vest Covina, CA 91791-2364 Los Angeles, CA 90017-3560
\ste Management Davi d B Gol ubchi k El ai ne Tsang
9081 Tujunga Avenue Levene Neale Bender Rankin & Brill LLP c/o Eric R MDonough, Esq.
Sun Val ley, CA 91352-1516 10250 Constel I ation Blvd Ste 1700 Seyfarth Shaw LLP

Los Angeles, CA 90067-6253 333 S. Hope Street, Suite 3900

Los Angeles, CA 90071 3043
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Levene Neal e Bender Yoo & Brill LLP ‘Mﬂ&@& Esq.Page 33 of 36
10250 Constellation Blvd Ste 1700 Seyfarth Shaw LLP
Los Angeles, CA 90067-6253 333 S. Hope Street, Suite 3900

Los Angeles, CA 90071-3043

The preferred miling address (p) above has been substituted for the following entity/entities as so specified
by said entity/entities in a Notice of Address filed pursuant to 11 U S.C. 342(f) and Fed.R Bank.P. 2002 (g)(4).

Internal Revenue Service
Insol vency | Stop 5022

300 N Los Angeles St., #4062
Los Angel es, CA 90012- 9903

The fol I owing recipients nay be/have been bypassed for notice due to an undeliverable (u) or duplicate (d) address.

(u) Courtesy NEF (u)Darryl R Onen (u) Mer cedes Onen

End of Label Matrix

Mailable recipients 31
Bypassed reci pients 3
Total 34
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JD Brothers LLC Far East National Bank a Federally Charted Bank

c/o Charles Alex Naegele

C. Alex Naegele, A Professional Law Corporation
95 South Market Street, Suite 300

San Jose, California 95113

Jennifer Lee

c/o Shawn Robert Parr

Parr Law Group

1625 The Alameda, Suite 101
San Jose, California 95126

Great Vista Real Estate Investment Corporation
126 Atherton Ave
Atherton, California 94027

Great Vista Real Estate Investment Corporation
c/o George P. Eshoo

Law Offices of George P. Eshoo & Assoc.

702 Marshall Street, Suite 500

Redwood City, California 94063

Vivian Peng

c/o Shawn Robert Parr

Parr Law Group

1625 The Alameda, Suite 101
San Jose, California 95126

Beruz Jalili

c/o Adam S Gruen

Law Offices of Adam S. Gruen

350 Berkeley Park Boulevard, Suite 4
Kensington, California 94707

HRB Associates LLC

c/o Warren S Fujimoto

Gilbert Kelly Crowley & Jennett
333 City Blvd W., Suite 1600
Orange, California 92868

c¢/o Thomas M. Robins , llI

Marshall J August

Shari Donna Marks

Frandzel Robins Bloom & Csato, L.C.
6500 Wilshire Blvd., 17th Floor

Los Angeles, California 90048-4920

Far East National Bank a Federally Charted Bank

c/o Alisa Morgenthaler Lever
Christensen Glaser et al LLP
10250 Constellation Bl 19FL
Los Angeles, California 90067-5010

Sinopac Holdings a Foreign Corporation
c/o Thomas M. Robins , llI

Marshall J August

Shari Donna Marks

Frandzel Robins Bloom & Csato, L.C.
6500 Wilshire Blvd., 17th Floor

Los Angeles, California 90048-4920

Sinopac Holdings a Foreign Corporation
c/o Alisa MorgenthalerLever

Christensen Glaser et al LLP

10250 Constellation Bl 19FL

Los Angeles, California 90067-5010

Allia Homes, LLC

c/o Law Offices Of Peter M. Kam
1401 Mission St Ste C1

South Pasadena, California 91030

Darryl R Owen

Mercedes Owen

2122 N Eastside Avenue
Santa Ana, California 92704

OCWen Loan Service LLC
c/o Brian S Edwards
Houser and Allison

9970 Research Drive
Irvine, California 92618
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Sunshine Fields LLC

c/o Robert P Sievers

Sievers Law Firm

8577 Haven Avenue Suite 101
Rancho Cucamonga, California 91730

Pacific Coast Title Company

c/o Douglas W Stern

Law Office of Douglas W. Stern
200 Oceangate, Suite 850

Long Beach, California 90802-4335

Kevin H Mello

c/o Larry Rothman

Larry Rothman & Associates

One City Boulevard West, Suite 850
Orange, California 92868

East West Bank

c/o Patricia H Lyon

French & Lyon

One Sansome Street, Ste 750
San Francisco, California 94104

Handing Holding

Ta-Lin Hsu

Tlh Reo Managment LLC

c/o William Bernard Clayton

Clayton & Meevoy, P.C.

333 W.Santa Clara Street, Suite 950
San Jose, California 95113

Elsv, LLC

c/o Joseph E. Dworak

Berliner Cohen

Ten Almaden Boulevard, Suite 1100,
San Jose, California 95113

North America Capital, LLC

North America Asset Management Corporation
North America Asset Management, LLC

c/o George P. Eshoo

George P. Eshoo Law Offices,
702 Marshall Street, Suite 500,
Redwood City, California 94063

Main Document
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Procon Professional Contractors, Inc.

c/o Dawna J. Cilluffo

DC Law, Dawna J Cilluffo Corp,
2005 De La Cruz Blvd, Suite 215,
Santa Clara, California 95050

Rexel Inc. A New York Corporation
c/o Michael J. Walsh

Walsh & Walsh PC,

420 Exchange, Suite 270,

Irvine, California 92602

Kuehne Construction

c/o Cathleen M. Curl

Manos & Curl,

700 El Camino Real, Suite 200
Millbrae, California 94030-2093

Valleyone Investment, LLC

c/o Joseph E. Dworak

Berliner Cohen,

Ten Almaden Boulevard, Suite 1100,
San Jose, California 95113

Desc

Immenual Property LLC/Leona Capital, LLC
Northstar Capital Management Corporation

TGFR America Corporation
Sonia Chiou

c/o C. Alex Naegele

95 South Market St., Suite 300,
San Jose, California 95113

Shelby Luxury Properties, Inc.
Jmt Trading Group, Inc.

900 Miramonte LLC

c/o Kyle D. Kring

Kring & Chung, LLP

38 Corporate Park,

Irvine, California 92606
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Main Document

Petula Ko

c/o Law Offices Of Gene Koon
332 W Foothill Blvd,

Monrovia, California 91016

Parts N Go

c/o Douglas A. Frymer
1822A E Route 66 #277
Glendora, California 91740

Alicia Yu

c/o Kenneth I. Gross

Law Ofc Kenneth | Gross & Associates
849 S Broadway #504

Los Angeles, California 90014

North America Asset Management Corporation; North
America Capital LLC; North America Holding
Corporation; North American Holding Company
Tsai-Luan Ho; Great Vista Real Estate Investment
Corporation; Oak Fields LLC; 88 San Fernando LLC;
Washington Asset Management Corporation
Atherton Financial Building LLC

c/o George P. Eshoo

George P. Eshoo Law Offices,

702 Marshall Street, Suite 500,

Redwood City, California 94063
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Eddy Shen

Lena Wang

c/o Peter A. Lindstrom

1631 Willow Street, Suite 100,
San Jose, California 95125

James Xie
1897 Junesong Way,
San Jose, California 95133

Kan Lam Lee
2009 Stonewood Lane,
San Jose, California 95132

Desc



