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UNITED STATES BANKRUPTCY COURT
CENTRAL DISTRICT OF CALIFORNIA

Inre:

WAYNE A. MOURRY,

CASE NO.: 8:12-bk-23063-SC

Chapter 7

Debtor(s).

NOTICE OF SALE OF ESTATE PROPERTY

Sale Date: August 29, 2013

Time: 10:00 a.m.

Location: United States Bankruptcy Court, Ctrm. 5C, 411 West Fourth Street, Santa Ana, CA 92701

Type of Sale: Mrublic U Private

Last date to file objections:

August 15, 2013

Description of Property to be Sold: Real Property located at 34012 Granada Drive, Dana Point, California

Terms and Conditions of Sale:

See the attached Chapter 7 Trustee’s Motion for Order: 1) Approving the Sale

of Real Property of the Estate Free and Clear of Liens Pursuant to
Bankruptcy Code 88 363(B)(1) and (F) and Subject to Overbids, Combined
With Notice of Bidding Procedures and Request for Approval of the Bidding
Procedures Utilized; 2) Approving Payment of Real Estate Commission; 3)
Granting Related Relief; Memorandum of Points and Authorities; and
Declaration of John M. Wolfe in Support Thereof (*“Sale Motion™)

$455,000.00

Proposed Sale Price:

Overbid Procedure (If Any):

See Attached Sale Motion

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

August 29, 2013 at 10:00 a.m., U.S. Bankruptcy Court, Ctrm. 5C, 411 West Fourth St. Santa Ana, CA 92701

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

Rika M. Kido, Esq.
Shulman Hodges & Bastian LLP

8105 Irvine Center Drive, Suite 600, Irvine, CA 92618

Telephone:

Dated: August 7, 2013

(949) 340-3400; Facsimile: (949) 340-3000

January 2009

Notice of Sale of Estate Property

F 6004-2
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2 |SHULMAN HODGES & BASTIAN LLP
8105 Irvine Center Drive, Suite 600
3 [ Irvine, California 92618
Telephone:  (949) 340-3400
4 | Facsimile: (949) 340-3000
Email: Ishulman@shblip.com
5 rkido@shbllp.com
6 [ Attorneys for John M. Wolfe
Chapter 7 Trustee
7
8 UNITED STATES BANKRUPTCY COURT
9 CENTRAL DISTRICT OF CALIFORNIA, SANTA ANA DIVISION
10
Inre Case No. 8:12-bk-23063-SC
11
WAYNE A. MOURRY, Chapter 7
12
CHAPTER 7 TRUSTEE’S MOTION FOR ORDER:
13 Debtor.
(1) APPROVING THE SALE OF REAL
14 PROPERTY OF THE ESTATE FREE AND
CLEAR OF LIENS PURSUANT TO
15 BANKRUPTCY CODE §§ 363(b)(1) AND (f)
AND SUBJECT TO OVERBIDS, COMBINED
16 WITH NOTICE OF BIDDING PROCEDURES
AND REQUEST FOR APPROVAL OF THE
17 BIDDING PROCEDURES UTILIZED;
18 (2) APPROVING PAYMENT OF REAL ESTATE
COMMISSION; AND
19
(3) GRANTING RELATED RELIEF;
20
MEMORANDUM OF POINTS AND AUTHORITIES
21 AND DECLARATION OF JOHN M. WOLFE IN
SUPPORT THEREOF
22
[Real Property located at 34012 Granada Drive,
23 Dana Point, California]
24 Hearing
Date: August 29, 2013
25 Time: 10:00 a.m.
Place: Courtroom 5C
26 United States Bankruptcy Court and
Ronald Reagan Federal Building
27 411 West Fourth St.
Santa Ana, CA 92701
28
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[EEN

TO THE HONORABLE SCOTT C. CLARKSON, UNITED STATES BANKRUPTCY
JUDGE, THE OFFICE OF THE UNITED STATES TRUSTEE, THE DEBTOR AND ALL
INTERESTED PARTIES AND THEIR COUNSEL OF RECORD:

. INTRODUCTION

John M. Wolfe, Chapter 7 Trustee (“Trustee”) for the bankruptcy estate (“Estate”) of
Wayne A. Mourry (“Debtor”), brings this Motion for Order: (1) Approving the Sale of Real
Property of the Estate Free and Clear of Certain Liens Pursuant to Bankruptcy Code 88 363(b)(1)

and (f) and Subject to Overbids, Combined With Notice of Bidding Procedures and Request for

© 00 ~N oo o b~ o w N

Approval of the Bidding Procedures Utilized; (2) Approving Payment of Real Estate

[EEN
o

Commission; and (3) Granting Related Relief (*“Sale Motion”).

[EEN
[EEN

The Trustee has received an offer from Valley Property Investors, LLC (“Buyer”) to

[EEN
N

purchase the real property located at 34012 Granada Drive, Dana Point, California (“Property”)

[HEN
w

for $455,000.00, subject to overbids. The Property is a two-unit rental property. The offer by

[HEN
SN

the Buyer is the best offer that the Estate has received thus far for the Property. Through the

[EEN
(S

sale, the Trustee is expected to generate proceeds of $45,368.45 for the benefit of the Estate and

[EEN
(op}

its creditors. Further, in the event the purchase price is increased by a successful overbid, the

[EEN
\‘

estimated net proceeds will increase and provide a greater distribution to creditors. Accordingly,

[HEN
(o°]

the Trustee believes that good cause exists to grant the Sale Motion so the Trustee does not lose

[EEN
(o]

this favorable business opportunity.

1. RELEVANT FACTS

N
o

A. Case Commencement

N
[T

N
N

The Debtor filed a voluntary petition for relief under Chapter 7 of the Bankruptcy Code

N
w

on November 13, 2012 (“Petition Date”).

N
S

John M. Wolfe is the duly appointed, qualified and acting Chapter 7 trustee for the

Debtor’s Estate.

N DN
o Ol

The initial 341(a) Meeting of Creditors (“Meeting of Creditors”) was scheduled for

N
~

December 17, 2012 at 8:00 a.m. The Meeting of Creditors has been continued several times and

28 |is currently scheduled for August 8, 2013 at 8:00 a.m.
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B. The Property

One of the assets of the Estate is the Property, which is legally described as follows:*

Real property in the City of Dana Point, County of Orange, State
of California, described as follows:

LOT 93 OF TRACT NO. 768, IN THE DANA POINT
SANITATION DISTRICT, IN THE COUNTY OF ORANGE,
STATE OF CALIFORNIA, AS SHOWN ON A MAP
RECORDED IN BOOK 22, PAGE 38, MISCELLANEOUS
MAPS, RECORDS OF SAID ORANGE COUNTY.

EXCEPTING THEREFROM ALL STANDING, FLOWING,
PERCOLATING OR OTHER WATER IN OR UNDER SAID
PROPERTY, TOGETHER WITH THE RIGHT TO REMOVE
THE SAME THROUGH THE UNDERGROUND CHANNELS
OF THE SAME BY MEANS OF WELLS OR TUNNELS ON
OTHER PROPERTY.

ALSO EXCEPTING ALL RIPARIAN WATER RIGHTS FOR
THE USE AND BENEFIT OF SAID RIPARIAN LAND.

APN: 682-283-36

Pursuant to Court order entered on April 23, 2013 (docket number 48), the Trustee was
authorized to employ Joseph M. Galosic and Capstone Realty (collectively “Broker”) to assist
the Trustee in the marketing and sale of the Property.

In his Bankruptcy Schedule A, the Debtor listed the value of the Property at $366,300.00
with secured liens against the Property in the total amount of $367,000.00.

The Trustee’s Broker reviewed the Property and believed that the Property had a higher
fair market value than the amount listed in the Debtor’s Bankruptcy Schedule. The Property was
listed for sale at $550,000.00. The Property has been listed on the MLS and advertised for sale
for almost three (3) months (since May 2013). The Trustee has received no other fully accepted
offers on the Property other than offer that is the subject of this Sale Motion.

7
7
7

! The legal description for the Property is believed to be accurate but may be corrected or updated by the title
company in the transfer documents as necessary to complete the proposed sale transaction.

5
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1 |C. Liens and Encumbrances Against the Property and Their Proposed Treatment

Through the Sale

The following chart sets forth the liens and encumbrances against the Property as detailed

in the Preliminary Title Report dated May 6, 2013 (“Preliminary Title Report”), a copy of which

proposed treatment of the liens and encumbrances through the sale:

2
3
4
5 |is attached as Exhibit “1” to the Declaration of John M. Wolfe (“Wolfe Decl.”) and the
6
7
8
9

Creditor Description Estimated Treatment of Lien Through the Sale
Amount
Owing
Orange County Real property taxes $1,804.05 All outstanding real property taxes will
Treasurer and Tax (estimated) be paid through escrow on the sale
10 Collector transaction.
11 Bank of America, First priority deed of $223,417.79 This lien will be paid through escrow on
N.A. trust listed on the the sale of the Property. Thus, this lien
12 Debtor’s Schedule D as will be released, discharged and
owing $219,000.00. terminated at the close of escrow and the
13 Property will be sold free and clear of this
Basedon _ lien and the lien will not attach to the sale
14 c_ommunlcatlons with proceeds.
lienholder, amount
owed as of July 25,
15 2013 is $223,417.79.
16 Recorded December 28,
2004 as Instrument No.
17 05-25003.
18 Bank of America, Second priority deed of $148,009.71 This lien will be paid through escrow on
19 N.A. trust listed on the the sale of the Property. Thus, this lien
Debtor’s Schedule D as will be released, discharged and
20 owing $148,000.00. terminated at the close of escrow and the
Property will be sold free and clear of this
21 Basedon _ lien and the lien will not attach to the sale
c_ommunlcatlons with proceeds.
lienholder, amount
22 owed as of July 18,
2013 is $148,009.71.
23
Recorded January 18,
24 2005 as Instrument No.
05-40569.
25
26 All costs of sale, including escrow fees and real estate commissions will be paid at

27 |closing. In addition, all outstanding real property taxes will be paid through the sale.

28 |/
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D. The Purchase Offer and Summary of the Sale Terms

Through his Broker, the Trustee has received an offer from Valley Property Investors,
LLC (“Buyer”) to purchase the Property for $455,000.00. The purchase price includes a deposit
of $45,000.00. Attached as Exhibit “2” to the Wolfe Decl. is a true and correct copy of the
Residential Purchase Agreement and Joint Escrow Instructions and Counter Offers and related
addendum (collectively the “Agreement”).

A summary of the Agreement’s terms and highlights are discussed below, but the

summary and discussion are not meant to be a complete review of every provision of the

© 00 ~N oo o b~ o w N

Agreement. The Agreement itself is the legally binding document the Trustee seeks approval of

[ =Y
o

and, in the event of any inconsistency between the terms, provisions or effect of the Agreement

11 [land the description of it in these pleadings, the Agreement alone shall govern and not these
12 |pleadings or the descriptions herein.
13 In summary, the principal terms of the sale of the Property shall be as follows (the
14 |Trustee is referred to at times as the “Seller” in the following summary):
15 .
Buyer: Valley Property Investors, LLC
16 Purchase Price: $455,000.00 subject to the Bidding Procedures set forth below.
17 $45,000.00 to be paid as a deposit and the remainder to be paid in cash as closing.
18 Escrow Holder and The escrow holder shall be Security National Escrow. Escrow is scheduled to close
Escrow Closing Date: as soon as possible after entry of the Court order approving the sale transaction
(“Approval Order”), but no later than the first business day after fourteen days
19 following entry of the Approval Order.
20 Escrow, Title and Other | All real property taxes and assessments for the current tax year shown in the current
Costs County Tax Bill shall be prorated between Seller and Buyer and charged as of the
21 closing date to the applicable accounts of Seller and Buyer. The sale shall be free
and clear of any homeowner's association assessments and all real property taxes
(other than those prorated as provided above) enforceable against the Property
22 through the closing date of the sale. Escrow fees shall be split between Buyer and
Seller in the manner customary in the County where the Property is located. Seller
23 shall pay any real property transfer tax. Seller shall pay the cost of a Natural Hazard
Disclosure Report, from a vendor selected by Seller, to be furnished to Buyer through
24 escrow. Buyer shall pay and have sole responsibility for compliance with any
requirements imposed on the Property or this sale by any governmental agency(ies),
25 including compliance with any applicable governmental retrofit requirements. Buyer
shall pay the cost of recording the deed. Buyer and Seller shall each pay their own
26 expenses of every other type except as specifically provided in this Addendum.
Seller shall not be responsible to pay any one-year home warranty plan.
27 Bankruptcy Court The sale is subject to notice to creditors, approval by the Bankruptcy Court, and higher and
Approval better bids received by Seller through and including the Bankruptcy Court hearing to confirm
28 the sale. Payment of any and all real estate brokers’ commissions is also subject to notice to
creditors and approval by the Bankruptcy Court.
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Real Estate Agent
Commission

Through escrow on the sale of the Property, and subject to Court approval, the
Trustee shall pay compensation for real estate agent services to the Buyer’s agent and
the Estate’s agent. The agents shall equally split a commission in the amount of
$27,300.00 (6% of the purchase price) as follows:

Agent Commission
Trustee’s Broker $13,650.00

Joseph M. Galosic of
Capstone Realty

Buyer’s Broker $13,650.00
William Larsen of
Grupe Real Estate

Total Commission $27,300.00

Title Insurance

The title insurance policy shall be subject only to liens, encumbrances, clouds and other
matters as may appear on the preliminary title report, that are not to be removed at the close
of Escrow, and have not been objected to by Buyer. If Seller is unwilling or unable to
eliminate these matters disapproved by the Buyer as above, the Seller may terminate this
Agreement or; if Seller should fail to deliver good and marketable title as provided above,
Seller and/or Buyer may terminate this Agreement. In either case, the Buyer’s deposit shall
be returned to Buyer, and Buyer shall have no recourse against Seller or the Law Offices of
Shulman Hodges & Bastian LLP, the bankruptcy estate of: In re Mourry, Case No. 12-bk-
23063-SC, or the Trustee, or any real estate agent, broker or attorney involved in this
transaction.

Purchase Without
Warranties

Buyer acknowledges that it is purchasing the Property from the Seller “AS IS”
without warranties of any kind, expressed or implied, being given by the Seller,
concerning the condition of the Property or the quality of title thereto, or any other
matters relating to the Property. Buyer represents and warrants that they are
purchasing the Property as a result of its own investigations and are not buying the
Property pursuant to any representations made by any Broker, Agent, Accountant,
Attorney or Employee acting at the direction, or on the behalf of the Seller. Buyer
acknowledges that the Buyer has inspected the Property, and upon closing of Escrow
governed by this Agreement, Buyer forever waives, for himself, his heirs, successors
and assigns, and all claims against the Trustee, its attorneys, agents and employees,
the bankruptcy estate of In re Mourry, Case No. 12-bk-23063-SC, and/or its
Attorneys, Agents and Employees, arising or which might otherwise arise in the
future concerning the Property.

Trustee’s Liability

The Buyer acknowledges that the Trustee is acting as a Trustee in Possession. No
personal liability shall be sought or enforced against any officer, director,
shareholder, employee, independent contractor of the Trustee with regard to this
Agreement, including the Addendum, the assets, the sale of the Property, or the
physical condition of the Property. In the event that the Trustee fails or refuses to
complete the transactions for any reason, then the limit of the Trustee’s liability is
only to return any money paid to the Trustee by the Buyer, without deduction. Prior
to and after the closing of escrow, the United States Bankruptcy Court shall have and
retain the sole and exclusive jurisdiction over the Property and the Agreement; and
all disputes arising before and after closing shall be resolved in said Court.

Z:\M-N\Mourry\Pld\Sale Mtn - Granada Property.doc
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[EEN

Hold Harmless Buyer understands the terms and conditions of the entire purchase contact and holds
the Estate and the realtors, brokers, agents, the Trustee, and his attorneys including
2 Shulman Hodges & Bastian LLP, agents and employees harmless from any liabilities
arising from this contact. All parties hereto further agree, jointly and severally, to
3 pay on demand as well as to indemnify and hold Escrow harmless from and against
all costs, damages, judgments, attorneys’ fees, expenses, obligations and liabilities of
4 any kind or nature which in good faith, Escrow may incur or sustain in connection
with or arising out of this Escrow and Escrow is hereby given a lien upon all the
5 rights, titles and interest of each of the undersigned in all escrow papers and other
property and monies deposited in this escrow, to protect the rights of escrow and to
indemnify and reimburse Escrow under this Addendum. In the event this Escrow is
6 not completed for any reason, Escrow is authorized to deduct and pay its fee, plus
costs incurred from any funds on deposit, and disburse the balance of the deposit
7 consistent with the terms herein, without further instruction.
8 | | Jurisdiction of the Any and all disputes which involve in any manner the Estate or the Trustee, or any of
Bankruptcy Court the Trustee’s agents, or attorneys arising from the Agreement, the Addendum or
9 relating in any manner to the Property, shall be resolved only in the United States
Bankruptcy Court, Central District of California.
10 | | Sale Subject to The sale of the Property is subject to the Bidding Procedures described below.
Overbidding
11 Outstanding Real To be paid by through escrow.
12 Property Taxes
13 Free and Clear of Liens | The Property shall be delivered to the Buyer free and clear of all liens and
and Encumbrances encumbrances. Any liens and interests against the Property that are not paid in full
14 through escrow shall attach to the sale proceeds generated through the sale with the
same force, effect, validity, and priority as such liens or interests had with respect to
15 the Property prior to the sale.
16 || Good Faith Finding The proposed sale has been brought in good faith and has been negotiated on an
“arms length” basis. The negotiations with the Buyer have resulted in an offer to sell
17 the Estate’s interest in the Property that will have substantial benefit. Accordingly,
the sale is in good faith and should be approved. The Trustee shall request such a
18 finding pursuant to Bankruptcy Code Section 363(m) at the hearing on this Sale
Motion.
19
20 |g, Notice of Bidding Procedures
2l The Trustee has determined that it would benefit the Estate to permit all interested parties
22

to receive information and bid for the Property instead of selling the Property to the Buyer on an

N
w

exclusive basis. Accordingly, in order to obtain the highest and best offer for the benefit of the

N
S

creditors of this Estate, the Trustee also seeks Court approval of the following bidding

N
o1

procedures (“Bidding Procedures”):

N
(o]

1. Potential overbidders must bid an initial amount of at least $5,000.00 over the
Purchase Price, or $460,000.00. Minimum bid increments thereafter shall be $5,000.00. The
Trustee shall have sole discretion in determining which overbid is the best for the Estate and will
seek approval from the Court of the same.

N
~

28
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2. Overbids must be in writing and be received by the Trustee and the Trustee’s
counsel, Shulman Hodges & Bastian LLP to the attention of Rika M. Kido on or before 4:00
p.m. (PST) on the date which is three (3) days prior to the hearing on the Sale Motion.

3. Overbids must be accompanied by certified funds in an amount equal to three
percent (3%) of the overbid purchase price.

4. The overbidder must also provide evidence of having sufficient specifically
committed funds to complete the transaction or a lending commitment for the bid amount and
such other documentation relevant to the bidder’s ability to qualify as the purchaser of Property
and ability to close the sale and immediately and unconditionally pay the winning bid purchase
price at closing.

5. The overbidder must seek to acquire the Property on terms and conditions not less
favorable to the Estate than the terms and conditions to which the Buyer has agreed to purchase
the Property as set forth in the Agreement attached as Exhibit 2 to the Wolfe Decl. including
closing on the sale of the Property in the same time parameters as the Buyer.

© 00 ~N oo o b~ o w N

[ =Y
o

6. All competing bids must acknowledge that the Property is being sold on an “AS
IS” basis without warranties of any kind, expressed or implied, being given by the Seller,
concerning the condition of the Property or the quality of the title thereto, or any other matters
relating to the Property. The competing bid buyer must represent and warrant that he/she is
purchasing the Property as a result of their own investigations and are not buying the Property
pursuant to any representation made by any broker, agent, accountant, attorney or employee
acting at the direction, or on the behalf of the Seller. The competing bidder must acknowledge
that he/she has inspected the Property, and upon closing of Escrow governed by the Agreement,
the Buyer forever waives, for himself/herself, their heirs, successors and assigns, all claims
against the Debtor, their attorneys, agents and employees, the Debtor’s Estate, John M. Wolfe as
Trustee and individually, and her attorneys, agents and employees, arising or which might
otherwise arise in the future concerning the Property.

e S S T
oo o1 A WODN B

7. If overbids are received, the final bidding round for the Property shall be held at
the hearing on the Sale Motion in order to allow all potential bidders the opportunity to overbid
and purchase the Property. At the final bidding round, the Trustee or her counsel will, in the
exercise of their business judgment and subject to Court approval, accept the bidder who has
made the highest and best offer to purchase the Property, consistent with the Bidding Procedures
(“Successful Bidder™).

N R R
© © o

8. At the hearing on the Sale Motion, the Trustee will seek entry of an order, inter
alia, authorizing and approving the sale of the Property to the Successful Bidder. The hearing on
the Sale Motion may be adjourned or rescheduled without notice other than by an announcement
of the adjourned date at the hearing on the Sale Motion.

N DN
N

0. In the event the Successful Bidder fails to close on the sale of the Property within
the time parameters approved by the Court, the Trustee shall retain the Successful Bidder’s
Deposit and will be released from her obligation to sell the Property to the Successful Bidder and
the Trustee may then sell the Property to the first back-up bidder approved by the Court at the
hearing on the Sale Motion (“First Back-Up Bidder”).

N NN
o b~ W

10. In the event First Back-Up Bidder fails to close on the sale of the Property within
the time parameters approved by the Court, the Trustee shall retain the First Back-Up Bidder’s
Deposit and will be released from her obligation to sell the Property to the First Back-Up Bidder
and the Trustee may then sell the Property to the second back-up bidder approved by the Court at
the hearing on the Sale Motion (“Second Back-Up Bidder”).

N DN
~N O
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1.  ARGUMENT

A. The Court May Authorize the Sale When There is a Good Faith Purchaser

The Trustee, after notice and hearing, may sell property of the estate. 11 U.S.C. § 363(b).
The standards to establish are that there is a sound business purpose for the sale, that the sale is
in the best interests of the estate, i.e., the sale is for a fair and reasonable price, that there is
accurate and reasonable notice to creditors and that the sale is made in good faith. In re Wilde
Horse Enterprises, Inc., 136 B.R. 830, 841 (Bankr. C.D. Cal. 1991); In re Lionel Corp., 722 F.2d

1063, 1069 (2d Cir. 1983). Business justification would include the need to close a sale to one of

© 00 ~N oo o b~ o w N

very few serious bidders where an asset has been shopped and a delay could jeopardize the

[ =Y
o

transaction. See, e.g., In re Crowthers McCall Pattner, Inc., 114 B.R. 877, 885 (Bankr. S.D.N.Y.

-
-

1990) (extreme difficulty finding a buyer justified merger when buyer found). The Trustee’s

[
N

proposed sale of Property meets the foregoing criteria.

[ =Y
w

1. Sound Business Purpose

[EEN
N

The Ninth Circuit has adopted a flexible, case-by-case test to determine whether the

[ =Y
o1

business purpose for a proposed sale justifies disposition of property of the estate under Section

[
(o)

363(b). In re Walter, 83 B.R. 14 (B.A.P. 9th Cir. 1988). In Walter, the Ninth Circuit, adopting

-
~

the reasoning of the Fifth Circuit in In re Continental Air Lines, Inc., 780 F.2d 1223 (5th Cir.

[ =Y
(e}

1986), and the Second Circuit in In re Lionel Corp., 722 F.2d 1063 (2d Cir. 1983), set forth the

[
(o]

following standard to be applied under Bankruptcy Code Section 363(b):

N
o

Whether the proffered business justification is sufficient depends on the case. As
the Second Circuit held in Lionel, the bankruptcy judge should consider all salient
factors pertaining to the proceeding and, accordingly, act to further the diverse
interests of the debtor, creditors and equity holders, alike. He might, for example,
look to such relevant factors as the proportionate value of the assets to the estate
as a whole, the amount of lapsed time since the filing, the likelihood that a plan of
reorganization will be proposed and confirmed in the near future, the effect of the
proposed disposition on future plans of reorganization, the proceeds to be
obtained from the disposition vis-a-vis any appraisals of the property, which of
the alternatives of use, sale or lease the proposal envisions and, most importantly
perhaps, whether the asset is increasingly or decreasing in value. This list is not
intended to be exclusive, but merely to provide guidance to the bankruptcy judge.

N N DD NN NN
o o1 B~ W NP

Walter, 83 B.R. at 19-20 (quoting Continental, 780 F.2d at 1226).
I

N
~
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Here, the facts surrounding the sale of the Property support the Trustee’s business
decision that the proposed sale is in the best interests of the Estate and its creditors. Through the
sale, the Trustee expects to generate net proceeds of approximately $45,368.45 as follows

(amounts are estimated):

Sale Price $455,000.00
Less real estate commission and costs of sale (8%) ($36,400.00)
Less estimated real property taxes (estimated) ($1,804.05)

Less estimated amounts due Bank of America, N.A. on the | ($223,417.79)
1° Deed of Trust (as of July 25, 2013)

Less estimated amounts due Bank of America, N.A. on the | ($148,009.71)
2" Deed of Trust (as of July 18, 2013)

Estimated Net Sale Proceeds for the benefit of the Estate | $45,368.45

The estimated net proceeds will benefit the Estate by providing funds for distribution to
unsecured creditors. If the Sale Motion is not approved, then there will be a substantial loss to
the Estate. In such event, the Estate will not receive any benefit from the Property.

Furthermore, the Trustee believes that the proposed sale, subject to overbids, will be at
fair market value because it is the best offer the Estate has received thus far for the Property.
Given that the sale is subject to overbids, it is anticipated that the Trustee will receive the best
and highest value for the Property and therefore the proposed sale price of the Property is fair
and reasonable.

Therefore, the Trustee respectfully submits that, if this Court applies the good business
reason standard suggested by the Second Circuit in Lionel, the sale should be approved.

2. The Sale Serves the Best Interests of the Estate and Creditors

The Trustee believes that it would be in the best interest of the Estate and its creditors to
sell the Property. The benefits to the Estate, as set forth above, are tremendous due to the funds
to be generated from the sale that are anticipated to pay a significant portion of unsecured claims.
If the Sale Motion is not approved, the Estate will not receive the sale proceeds and will likely
lose the Buyer. The Trustee does not want to lose this beneficial business opportunity. Thus, the
Trustee has made a business decision that it is in the best interest of the creditors of the Estate

that this Sale Motion be approved.

12
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3. Accurate and Reasonable Notice

[EEN

It is expected that notice of this Sale Motion will satisfy the requirements for accurate
and reasonable notice.

The notice requirements for sales are set forth in Federal Rules of Bankruptcy Procedure
(“FRBP”) 6004 and 2002. The notice must include the time and place of any public sale, the
terms and conditions of any private sale, the time fixed for filing on objections and a general
description of the property. Fed. R. Bankr. P. 2002(c)(1).

In compliance with FRBP 2002 and Bankruptcy Code Section 102(1), the Trustee shall

© 00 ~N oo o b~ o w N

provide notice of the proposed sale of the Property and the Bidding Procedures to creditors and

[EEN
o

parties in interest. The Notice of Sale Motion will include a summary of the terms and

[EEN
[EEN

conditions of the proposed sale, the time fixed for filing objections, and a general description of

[EEN
N

the Property, including the Bidding Procedures. The Trustee submits that the notice

[HEN
w

requirements will have been satisfied, thereby allowing creditors and parties in interest an

[HEN
SN

opportunity to object to the sale. Hence, no further notice should be necessary.

4. The Sale is Made in Good Faith

[EEN
(S

[EEN
(op}

The proposed sale has been brought in good faith and has been negotiated on an “arms

[EEN
\‘

length” basis. The court, in Wilde Horse Enterprises, set forth the factors in considering whether

[HEN
(o°]

a transaction is in good faith. The court stated:

[EEN
(o]

“Good faith” encompasses fair value, and further speaks to the integrity of the
transaction. Typical ‘bad faith’ or misconduct, would include collusion between
the seller and buyer, or any attempt to take unfair advantage of other potential
purchasers. . . . And, with respect to making such determinations, the court and
creditors must be provided with sufficient information to allow them to take a
position on the proposed sale.

N N DN
N O

Id. at 842 (citations omitted).

N
w

In the present case, the negotiation of the proposed sale was an arms-length transaction.

N
S

The negotiations with the Buyer resulted in a sale price for the Property that will have substantial

N
o1

benefit to the Estate. As set forth in the Notice of the Sale Motion, the creditors will have been

N
(o]

provided with sufficient notice of the sale. Accordingly, the sale is in good faith and should be

N
~

approved. The Trustee shall request such a finding pursuant to Bankruptcy Code Section 363(m)
28
at the hearing on this Sale Motion.
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B. The Proposed Sale Should be Allowed Free and Clear of Liens

Bankruptcy Code Section 363(f) allows a trustee to sell property of the bankruptcy estate
“free and clear of any interest in such property of an entity,” if any one of the following five

conditions is met:

1) applicable non-bankruptcy law permits a sale of such property free
and clear of such interest;

2 such entity consents;

3) such interest is a lien and the price at which such property is to be
sold is greater than the aggregate value of all liens on such property;

4 such interest is in bona fide dispute; or

5) such entity could be compelled, in a legal or equitable proceeding,
to accept money satisfaction of such interest.

11 U.S.C. 8 363(f).

Section 363(f) is written in the disjunctive and thus only one of the enumerated
conditions needs to be satisfied for Court approval to be appropriate. Based on the Preliminary
Title Report, other than the deeds of trust and property taxes, the Trustee is not aware of any
liens and encumbrances impacting the Property. Out of an abundance of caution, the Trustee
seeks to the sell the Property free and clear of all such liens and encumbrances, with all such
liens and encumbrances not satisfied through the sale to attach to the proceeds of the sale with
the same priority, validity, force and effect as they existed with respect to the Property before the
closing of the sale pending further Court order or agreement with the parties. Accordingly, the
Trustee seeks to sell the Property under Bankruptcy Code Section 363(f)(3).

C. The Court has the Authority to Waive the Fourteen-Day Stay of Sale

Federal Rule of Bankruptcy Procedure 6004(h) provides that “[a]n order authorizing the
use, sale or lease of property other than cash collateral is stayed until the expiration of 14 days
after entry of the order, unless the Court orders otherwise.” Fed. Rule Bankr. P. 6004(h).

The Trustee desires to close the sale of the Property as soon as practicable after entry of
an order approving the sale. Accordingly, the Trustee requests that the Court, in the discretion
provided it under Federal Rule of Bankruptcy Procedure 6004(h), waive the fourteen-day stay

requirement.
14
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[EEN

D. The Court has the Authority to Approve the Bidding Procedures

Implementation of the Bidding Procedures is an action outside of the ordinary course of
the business. Bankruptcy Code Section 363(b)(1) provides that a trustee “after notice and
hearing, may use, sell or lease, other than in the ordinary course of business, property of the
estate.” 11 U.S.C. § 363(b)(1). Furthermore, under Bankruptcy Code Section 105(a), “[t]he
court may issue any order, process, or judgment that is necessary or appropriate to carry out the
provisions of this title.” 11 U.S.C. § 105(a). Thus, pursuant to Bankruptcy Code sections

363(b)(1) and 105(a), this Court may authorize the implementation of overbidding procedures.

© 00 ~N oo o b~ o w N

The Ninth Circuit, in a case under the Bankruptcy Act, recognized the power of a

[EEN
o

bankruptcy court to issue orders determining the terms and conditions for overbids with respect

[EEN
[EEN

to a sale of estate assets. In re Crown Corporation, 679 F.2d 774 (9th Cir. 1982). The Crown

[EEN
N

Corporation court entered an order specifying the minimum consideration required for an

[HEN
w

overbid as well as the particular contractual terms required to be offered by overbidders. Id. at

[HEN
SN

777. The Crown Corporation decision also approves an order requiring and setting the amount

[EEN
(S

of potential overbidder’s deposits and authorized courts to determine the disposition of such

[EEN
(op}

deposits. 1d. While the discussion is not extensive, the Crown Corporation decision recognizes

[EEN
\‘

the authority of bankruptcy courts to order the implementation of bidding procedures such as

[HEN
(o°]

those proposed in the present case.

[EEN
(o]

1. The Overbid Procedures are Untainted by Self-Dealing

N
o

The Bidding Procedures have been proposed in good faith and have been negotiated on

N
[T

an “arms length” basis. Therefore, there is no prospective taint in dealings between Trustee and

N
N

any potential bidders.

N
w

2. The Overbid Procedures Encourage Bidding and are Fair in Amount

N
S

The Bidding Procedures are designed to encourage, not hamper bidding and are

N
o1

reasonable under the circumstances. The Bidding Procedures are intended to provide potential

N
(o]

overbidders with adequate information to make an informed decision as to the amount of their

N
~

bid and the validity of their bid.
28 |/
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[EEN

3. The Overbid Procedures are Fair, Reasonable and Serve the Best Interests of the

Estate
The proposed Bidding Procedures serve the Estate in several ways. First, the Bidding
Procedures themselves are fair, reasonable and productive; they will permit the Trustee to
conduct an orderly sale and obtain the best possible price on the best possible terms for the
Property.
The Bidding Procedures will ensure that all bids will be comparable. The Trustee will

determine which bid is the highest and best for the Estate. The comparability requirement of the

© 00 ~N oo o b~ o w N

Bidding Procedures will make it possible to accomplish this task.

[EEN
o

The Bidding Procedures will help the Trustee to obtain the highest and best possible price

[EEN
[EEN

for the Property. The Bidding Procedures institute minimum overbid increments which the

[EEN
N

Trustee believes are reasonable. Thus, the Trustee will be able to obtain substantial benefit for

[HEN
w

this Estate from the sale of the Property from competing bids.

[HEN
SN

The Bidding Procedures require that potential bidders demonstrate their capacity to

[EEN
(S

complete the transaction. It would be a serious loss to the Estate if it surrendered its opportunity

[EEN
(op}

to sell the Property to one buyer in favor of a competing bidder only to discover the successful

[EEN
\‘

bidder incapable of consummating the transaction. Thus, requiring bidders to qualify as

[HEN
(o°]

qualified bidders will protect the Estate from such a loss.

[EEN
(o]

The most important benefit of the Bidding Procedures to the Estate is that their

N
o

implementation will enable the consummation of the proposed sale. The proposed sale will be

N
[T

the best way to obtain the maximum and most expedient recovery for creditors of this Estate.

N
N

Implementation of the Bidding Procedures is an essential component of consummating the sale

N
w

of the Property and maximizing the value of the Property for the Estate and creditors.

N
S

The Bidding Procedures proposed by the Trustee are fair and provide for a “level playing

N
o1

field” for all prospective bidders with respect to the Property. The proposed Bidding Procedures

N
(o]

establish a reasonable but expeditious timeline for allowing the Trustee to give notice of the

N
~

proposed sale and qualified bidders to conduct reasonable due diligence and submit competing

28 |offers for the Property, thereby potentially generating additional value for the Property.
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Furthermore, the notice that the Trustee proposes to provide to creditors and parties in interest in
connection with the Bidding Procedures and Sale Motion is designed to attract the most interest
in the acquisition of the Property and is sufficient under the circumstances of this case. Thus,
approval of the Bidding Procedures will serve the best interests of the Estate and its creditors.

E. Request for Payment of Real Estate Commission

Bankruptcy Code Section 327 allows, with court approval, for the trustee to employ
professional persons, “that do not hold or represent an interest adverse to the estate, and that are
disinterested persons.” 11 U.S.C. § 327(a). By an Order entered on April 23, 2013, the Trustee
was authorized to employ the Broker to assist the Trustee in the marketing and sale of the
Property.

Bankruptcy Code Section 328 allows employment of a professional person under section
327 “on any reasonable terms and conditions of employment, including on a retainer, on an
hourly basis, on a fixed or percentage fee basis, or on a contingent fee basis.” 11 U.S.C. §
328(a) (emphasis added). Through this Sale Motion, as provided in the Agreement, the Trustee
seeks authorization to pay a real estate broker commission in the amount of six percent (6%) of
the purchase price. Through escrow on the sale of the Property, and subject to Bankruptcy Court

approval, the Trustee shall pay a real estate broker’s commission as follows:

Agent Commission
Trustee’s Broker: Joseph M. Galosic of Capstone Realty $13,650.00
Buyer’s Broker: William Larsen of Grupe Real Estate $13,650.00
Total Commission: $27,300.00

IV. CONCLUSION

WHEREFORE, based upon the foregoing, the Trustee respectfully submits that good
cause exists for granting the Sale Motion and requests that the Court enter an order as follows:

1. Approving the Bidding Procedures set forth above for the sale of the Property.

2. Authorizing the Trustee to sell the Property to the Buyer (or Successful Bidder)
pursuant to the terms and conditions as set forth in the Agreement attached as Exhibit “2” to the

Wolfe Decl.
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1 3. Authorizing the sale of the Property free and clear of liens with liens not satisfied
2 [[through the sale to attach to the sale proceeds in the same validity and priority as prior to the
3 |closing of the sale.
4 4. Authorizing the Trustee to sign any and all documents convenient and necessary
5 |[in pursuit of the sale as set forth above, including but not limited to any and all conveyances
6 [[contemplated by the Agreement attached as Exhibit ““2” to the Wolfe Decl.
7 5. Approving the payment of the real estate commission in the total amount not to
8 [lexceed six percent (6%) of the purchase price.
9 6. Authorizing the Trustee to pay the following from the proceeds of the sale of the
10 |(Property through escrow: all real estate taxes owed to the Orange County Tax Collector, believed
11 |[to be approximately $1,804.05.
12 7. A determination by the Court that the Buyer is in good faith pursuant to
13 |Bankruptcy Code Section 363(m).
14 8. Waiving the fourteen day stay of the order approving the sale of the Property
15 [lunder Federal Rules of Bankruptcy Procedure 6004(h).
16 9. For such other and further relief as the Court deems just and proper under the
17 |[lcircumstances of this case.
18 Respectfully submitted,
19 SHULMAN HODGES & BASTIAN LLP
20
Dated: August 7, 2013 /s/ Rika M. Kido
21 Leonard M. Shulman
Rika M. Kido
22 Attorneys for John M. Wolfe, Chapter 7 Trustee for the
bankruptcy estate of Wayne A. Mourry
23
24
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DECLARATION OF JOHN M. WOLFE

I, John M. Wolfe, declare:
1. I am the duly appointed, qualified and acting Chapter 7 Trustee for the bankruptcy
estate of In re Wayne A. Mourry, Case No. 8:12-bk-23063-SC (“Debtor”). | have personal

knowledge of the facts set forth herein, and if called and sworn as a witness, | could and would
competently testify thereto, except where matters are stated on information and belief, in which
case | am informed and believe that the facts so stated are true and correct.

2. I make this Declaration in support of my Motion for Order: (1) Approving the Sale
of Real Property of the Estate Free and Clear of Certain Liens Pursuant to Bankruptcy Code §
353(b)(1) and (f) and Subject to Overbids, Combined With Notice of Bidding Procedures and
Request for Approval of the Bidding Procedures Utilized; (2) Approving Payment of Real Estate
Commission; and (3) Granting Related Relief (“Sale Motion”). Unless otherwise noted,
capitalized terms herein have the meaning as set forth in the Sale Motion.

3. I have read and | am aware of the contents of the Sale Motion and the
accompanying Memorandum of Points and Authorities. The facts stated in the Sale Motion and
the Memorandum of Points and Authorities are true to the best of my knowledge.

4, The Court’s docket indicates that the Debtor filed a voluntary petition for relief
under Chapter 7 of the Bankruptcy Code on November 13, 2012.

5. The initial 341(a) Meeting of Creditors (“Meeting of Creditors™) was scheduled for
December 17, 2012 at 8:00 a.m. The Meeting of Creditors has been continued several times and
is currently scheduled for August 8, 2013 at 8:00 a.m.

6. One of the assets of the Estate is the real property located at 34012 Granada Drive,
Dana Point, California (“Property”) with the legal description set forth in the Preliminary Title
Report dated May 6, 2013 (“Preliminary Title Report”), a true and correct copy of which is
attached hereto as Exhibit “1”. The legal description for the Property is believed to be accurate
but may be corrected or updated by the title company in the transfer documents as necessary to
complete the proposed sale transaction.

I
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7. In his Bankruptcy Schedule A, the Debtor listed the value of the Property at
$366,300.00 with secured liens against the Property in the total amount of $367,000.00.

8. Pursuant to Court order entered on April 23, 2013 (docket number 48), | was
authorized to employ Joseph M. Galosic and Capstone Realty (collectively “Broker”), to assist me
in the marketing and sale of the Property.

0. My Broker reviewed the Property and believed that the Property had a higher fair
market value than the amount listed in the Debtor’s Bankruptcy Schedule. The Property was
listed for sale at $550,000.00. The Property has been listed on the MLS and advertised for sale
for almost three (3) months (since May 2013). | have received no other fully accepted offers on
the Property other than offer that is the subject of this Sale Motion.

10. The Sale Motion sets forth the proposed treatment of all the liens and
encumbrances against the Property as detailed in Preliminary Title Report.

11. Through my Broker, I have received an offer from Valley Property Investors, LLC
(“Buyer”) to purchase the Property for $455,000.00. The purchase price includes a deposit of
$45,000.00. Attached hereto as Exhibit “2” is a true and correct copy of the Residential Purchase
Agreement and Joint Escrow Instructions and Counter Offers and related addendum (collectively,
the “Agreement”).

12. The Buyer’s offer for the purchase of the Property for $455,000.00 is the best
offer the Estate has received. Through the sale, | expect to generate proceeds of $45,368.45
which will benefit the Estate by providing funds for significant distribution to unsecured
creditors. Further, in the event that the purchase price is increased by a successful overbid, the
estimated net proceeds will increase and provide greater distribution to unsecured creditors.

13. I am seeking to sell the Estate’s interest in the Property free and clear of all liens,
claims, and encumbrances and subject to the Bidding Procedures described in the Sale Motion.

7
7
7
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14. For the reasons set forth in the Sale Motion and this Declaration, I respectfully
request that the Court grant the Sale Motion so that I do not lose this favorable business
opportunity to net a substantial amount of money for the Estate.

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

Executed on August _‘r, 2013, at Irvine, California.

Waf/\

John M. Wolfe 4
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CLTA Preliminary Report Form Order Number: 9904-4403496
(Rev. 11/06) Page Number: 1

| First American Title

First American Title Company

200 Commerce

Irvine, CA 92602
Order Desk
Arista National Title
6 Hutton Centre Drive, Suite 100
Santa Ana, CA 92707
Phone: (855)669-5911
Fax:
Customer Reference:
Order Number: 9904-4403496 (de)
Title Officer: Dennis Engalan
Phone: . (714)250-1750
Fax No.: (866)850-0771
E-Mail: DennisEngalan.title@firstam.com
Buyer: Mourry
Property: , 34012 Granada Drive

Dana Point, CA 92629

PRELIMINARY REPORT

In response to the above referenced application for a policy of title insurance, this company hereby reports that it is prepared to issue, or
cause to be issued, as of the date hereof, a Policy or Policies of Title Insurance describing the land and the estate or interest therein
hereinafter set forth, insuring against loss which may be sustained by reason of any defect, lien or encumbrance not shown or referred to as
an Exception below or not excluded from coverage pursuant to the printed Schedules, Conditions and Stipulations of said Policy forms.

The printed Exceptions and Exclusions from the coverage and Limitations on Covered Risks of said policy or policies are set forth in Exhibit A
attached. The policy to be issued may contain an arbitration clause. When the Amount of Insurance is less than that set forth in the
arbitration clause, all arbitrable matters shall be arbitrated at the option of either the Company or the Insured as the exclusive remedy of the
parties. Limitations on Covered Risks applicable to the CLTA and ALTA Homeowner's Policies of Title Insurance which establish a Deductible
Amount and a Maximum Dollar Limit of Liability for certain coverages are also set forth in Exhibit A. Copies of the policy forms should be
read. They are available from the office which issued this report.

Please read the exceptions shown or referred to below and the exceptions and exclusions set forth in Exhibit A of this
report carefully. The exceptions and exclusions are meant to provide you with notice of matters which are not covered
under the terms of the title insurance policy and should be carefully considered. :

It is important to note that this preliminary report is not a written representation as to the condition of title and may not
list all liens, defects, and encumbrances affecting title to the land.

First American Title .
Page 1 of 13 EXHIBIT "1"
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This report (and any supplements or amendments hereto) is issued solely for the purpose of facilitating the issuance of a policy of titie
insurance and no liability is assumed hereby. If it is desired that iiability be assumed prior to the issuance of a policy of title insurance, a

Binder or Commitment should be requested.

First American Title
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Dated as of May 06, 2013 at 7:30 A.M.
The form of Policy of title insurance contemplated by this report is:

ALTA/CLTA Homeowner's (EAGLE) Policy of Title Insurance (2010) and ALTA Ext Loan Policy
1056.06 (06-17-06) if the land described is an improved residential lot or condominium unit on
which there is located a one-to-four family residence; or ALTA Standard Owner's Policy 2006
(WRE 06-17-06) and the ALTA Loan Policy 2006 (06-17-06) if the land described is an
unimproved residential lot or condominium unit
A specific request should be made if another form or additional coverage is desired.

Title to said estate or interest at the date hereof is vested in:
WAYNE A. MOURRY, AN UNMARRIED WOMAN

The estate or interest in the land hereinafter described or referred to covered by this Report is:
FEE

The Land referred to herein is described as follows:

(See attached Legal Description)

At the date hereof exceptions to coverage in addition to the printed Exceptions and Exclusions in said
policy form would be as follows:

1. General and special taxes and assessments for the fiscal year 2013-2014, a lien not yet due or
payable.
2. General and special taxes and assessments for the fiscal year 2012-2013.
First Installment: $1,583.91, PAID
Penalty: $158.39
Second Installment: $1,583.91, DELINQUENT
Penalty: $181.39
Tax Rate Area: 28-025
A. P. No.: 682-283-36
3. The lien of supplemental taxes, if any, assessed pursuant to Chapter 3.5 commencing with

Section 75 of the California Revenue and Taxation Code. :

4, Covenants, conditions, restrictions and easements in the document recorded August 22, 1925 in
Book 657 of Deeds, Page 216; MARCH 03, 1927 IN BOOK 18, PAGE 314 AND MARCH 11, 1927 IN
BOOK 21, PAGE 241 OF OFFICIAL RECORDS , which provide that a violation thereof shall not
defeat or render invalid the lien of any first mortgage or deed of trust made in good faith and for
value, but deleting any covenant, condition, or restriction indicating a preference, limitation or
discrimination based on race, color, religion, sex, sexual orientation, familial status, disability,

First American Title
Page 3 of 13 EXHIBIT "1"
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handicap, national origin, genetic information, gender, gender identity, gender expression, source
of income (as defined in California Government Code § 12955(p)) or ancestry, to the extent such
covenants, conditions or restrictions violation 42 U.S.C. § 3604(c) or California Government Code
§ 12955. Lawful restrictions under state and federal law on the age of occupants in senior
housing or housing for older persons shall not be construed as restrictions based on familial
status.

5. Covenants, conditions, restrictions and easements in the document recorded as BOOK 28, PAGE
1 AND IN BOOK 60, PAGE 441, BOTH of Official Records, but deleting any covenant, condition, or
restriction indicating a preference, limitation or discrimination based on race, color, religion, sex,
sexual orientation, familial status, disability, handicap, national origin, genetic information,
gender, gender identity, gender expression, source of income (as defined in California
Government Code § 12955(p)) or ancestry, to the extent such covenants, conditions or
restrictions violation 42 U.S.C. § 3604(c) or California Government Code § 12955. Lawful
restrictions under state and federal law on the age of occupants in senior housing or housing for
older persons shall not be construed as restrictions based on familial status.

6. A deed of trust to secure an original indebtedness of $250,006.00 recorded January 11,
2005 as INSTRUMENT NO. 05-25003 OF OFFICIAL RECORDS. ;
Dated: - December 29, 2004
Trustor: WAYNE A MOURRY, AN UNMARRIED MAN
Trustee: PRLAP, INC.
Beneficiary: BANK OF AMERICA, N.A.
7. A deed of trust to secure an original indebtedness of $254,200.00 recorded January 18,
2005 as INSTRUMENT NO. 05-40569 OF OFFICIAL RECORDS.
Dated: December 30, 2004
Trustor: WAYNE A. MOURRY, AN UNMARRIED PERSON
Trustee: . PRLAP, INC,
Beneficiary: BANK OF AMERICA, N.A.

The above deed of trust states that it secures an equity line/revolving line of credit.

8. Any defects, liens, encumbrances or other matters which name parties with the same or similar
names as WAYNE A MOURRY (1 MATTER). The name search necessary to ascertain the
existence of such matters has not been completed. In order to complete this preliminary report
or commitment, we will require a statement of information.

First American Title
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| INFORMATIONAL NOTES

Note: The policy to be issued may contain an arbitration clause. When the Amount of Insurance is less
than the certain dollar amount set forth in any applicable arbitration clause, all arbitrable matters shall be
arbitrated at the option of either the Company or the Insured as the exclusive remedy of the parties. If
you desire to review the terms of the policy, including any arbitration clause that may be included,
contact the office that issued this Commitment or Report to obtain a sample of the policy jacket for the
policy that is to be issued in connection with your transaction.

1. This report is preparatory to the issuance of an ALTA Loan Policy. We have no knowledge of any
fact which would preclude the issuance of the policy with CLTA endorsement forms 100 and 116
and if applicable, 115 and 116.2 attached.

When issued, the CLTA endorsement form 116 or 116.2, if applicable will reference a(n) Multi
Family Residence known as 34012 GRANADA DRIVE, DANA POINT, CA.

2. According to the public records, there has been no conveyance of the land within a period of
: twenty-four months prior to the date of this report, except as follows:

None

NOTE to proposed insured lender only: No Private transfer fee covenant, as defined in Federal
Housing Finance Agency Final Rule 12 CFR Part 1228, that was created and first appears in the
Public Records on or after February 8, 2011, encumbers the Title except as follows: None

The map attached, if any, may or may not be a survey of the land depicted hereon. First American
expressly disclaims any liability for loss or damage which may result from reliance on this map except to
the extent coverage for such loss or damage is expressly provided by the terms and provisions of the title
insurance policy, if any, to which this map is attached.

First American Title - A
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LEGAL DESCRIPTION

Real property in the City of Dana Point, County of Orange, State of California, described as
follows:

LOT 93 OF TRACT NO. 768, IN THE DANA POINT SANITATION DISTRICT, IN THE COUNTY OF
ORANGE, STATE OF CALIFORNIA, AS SHOWN ON A MAP RECORDED IN BOOK 22, PAGE 38,
MISCELLANEOUS MAPS, RECORDS OF SAID ORANGE COUNTY.

EXCEPTING THEREFROM ALL STANDING, FLOWING, PERCOLATING OR OTHER WATER IN OR
UNDER SAID PROPERTY, TOGETHER WITH THE RIGHT TO REMOVE THE SAME THROUGH THE
UNDERGROUND CHANNELS OF THE SAME BY MEANS OF WELLS OR TUNNELS ON OTHER

PROPERTY.

ALSO EXCEPTING ALL RIPARTIAN WATER RIGHTS FOR THE USE AND BENEFIT OF SAID
RIPARIAN LAND.

APN: 682-283-36

First American Title
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NOTICE

Section 12413.1 of the California Insurance Code, effective January 1, 1990, requires that any title insurance
company, underwritten title company, or controlled escrow company handling funds in an escrow or sub-escrow
capacity, wait a specified number of days after depositing funds, before recording any documents in connection
with the transaction or disbursing funds. This statute allows for funds deposited by wire transfer to be disbursed
the same day as deposit. In the case of cashier's checks or certified checks, funds may be disbursed the next day
after deposit. In order to avoid unnecessary delays of three to seven days, or more, please use wire transfer,
cashier's checks, or certified checks whenever possible.

If you have any questions about the effect of this new law, please contact your local First American Office for
more details.

First American Title
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EXHIBIT A
LIST OF PRINTED EXCEPTIONS AND EXCLUSIONS (BY POLICY TYPE)

CLTA/ALTA HOMEOWNER'S POLICY OF TITLE INSURANCE (02-03-10)
EXCLUSIONS

In addition to the Exceptions in Schedule B, You are not insured against loss, costs, attorneys' fees, and expenses resuiting from:
1. Governmental police power, and the existence or violation of those portions of any faw or government regulation concerning:

(a) building; (d) improvements on the Land;
(b) zoning; (e) land division; and
(¢) land use; (f) environmental protection.

This Exclusion does not limit the coverage described in Covered Risk 8.a., 14, 15, 16, 18, 19, 20, 23 or 27.
2. The failure of Your existing structures, or any part of them, to be constructed in accordance with applicable building codes. This Exclusion
does not limit the coverage described in Covered Risk 14 or 15.
The right to take the Land by condemning it. This Exclusion does not limit the coverage described in Covered Risk 17.
4, Risks:
(a) that are created, allowed, or agreed to by You, whether or not they are recorded in the Public Records;
(b) that are Known to You at the Policy Date, but not to Us, unless they are recorded in the Public Records at the Policy Date;
(c) that result in no loss to You; or
(d) that first occur after the Policy Date - this does not limit the coverage described in Covered Risk 7, 8.e., 25, 26, 27 or 28.
5.  Failure to pay value for Your Title.
6. Lack of a right:
(a) to any land outside the area specifically described and referred to in paragraph 3 of Schedule A; and
(b) in streets, alleys, or waterways that touch the Land.
This Exclusion does not limit the coverage described in Covered Risk 11 or 21.

7. The transfer of the Title to You is invalid as a preferential transfer or as a fraudulent transfer or conveyance under federal bankruptcy, state
insolvency, or similar creditors' rights faws.

w

LIMITATIONS ON COVERED RISKS

Your insurance for the following Covered Risks Is limited on the Owner's Coverage Statement as follows: For Covered Risk 16, 18, 19, and 21
Your Deductible Amount and Our Maximum Dollar Limit of Liability shown in Schedule A.

Your Deductible Amount Our Maximum Dollar
Limit of Ligbili
Covered Risk 16: 1% of Policy Amount or $2,500.00 (whichever is less) $10,000.00
Covered Risk 18: 1% of Policy Amount or $5,000.00 (whichever is less) $25,000.00
Covered Risk 19: 1% of Policy Amount or $5,000.00 (whichever is less) $25,000.00
Covered Risk 21: 1% of Policy Amount or $2,500.00 (whichever is less) $5,000.00

ALTA RESIDENTIAL TITLE INSURANCE POLICY (6-1-87)
EXCLUSIONS

In addition to the Exceptioné in Schedule B, you are not insured against loss, costs, attorneys' fees, and expenses resulting from:

1. Governmental police power, and the existence or violation of any law or government regulation. This includes building and zoning
ordinances and also laws and regulations concerning:

(a) and use
(b) improvements on the land
(c) and division ,
(d) environmental protection
This exclusion does not apply to violations or the enforcement of these matters which appear in the public records at Policy Date.
This exclusion does not limit the zoning coverage described in Items 12 and 13 of Covered Title Risks.
2. Theright to take the land by condemning it, unless:

First American Title
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(a) a notice of exercising the right appears in the public records on the Policy Date

(b) the taking happened prior to the Policy Date and is binding on you if you bought the land without knowing of the taking
Title Risks:

(a) that are created, allowed, or agreed to by you

(b) that are known to you, but not to us, on the Policy Date -- unless they appeared in the public records

(c) that result in no loss to you
(d) that first affect your title after the Policy Date -- this does not limit the labor and material lien coverage in Item 8 of Covered Title Risks

Failure to pay value for your title.
Lack of a right:
(a) to any land outside the area specifically described and referred to in Item 3 of Schedule A OR

(b) in streets, alleys, or waterways that touch your land
This exclusion does not limit the access coverage in Item 5 of Covered Title Risks.

2006 ALTA LOAN POLICY (06-17-06)
EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys'
fees, or expenses that arise by reason of:

1.

(a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating,
prohibiting, or relating to

(i) the occupancy, use, or enjoyment of the Land;

(ii) the character, dimensions, or location of any improvement erected on the Land;

(iii) the subdivision of land; or

(iv) environmental protection; .
or the effect of any violation of these laws, ordinances, or governmental regulations. This Exclusion 1(a) does not modify or limit the
coverage provided under Covered Risk 5.
(b) Any governmental police power. This Exclusion 1(b) does not modify or fimit the coverage provided under Covered Risk 6.
Rights of eminent domain. This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.
Defects, liens, encumbrances, adverse claims, or other matters
(a) created, suffered, assumed, or agreed to by the Insured Claimant;
(b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and not disclosed
in writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy;
(c) resulting in no loss or damage to the Insured Claimant;
(d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risk 11,
13, or 14); or
(e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the Insured Mortgage.
Unenforceability of the lien of the Insured Mortgage because of the inability or failure of an Insured to comply with applicable doing-
business laws of the state where the Land is situated.
Invalidity or unenforceability in whole or in part of the lien of the Insured Mortgage that arises out of the transaction evidenced by the
Insured Mortgage and is based upon usury or any consumer credit protection or truth-in-lending law.
Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors' rights laws, that the transaction creating
the lien of the Insured Mortgage, is
(a) a fraudulent conveyance or fraudulent transfer, or
(b) a preferential transfer for any reason not stated in Covered Risk 13(b) of this policy.
Any fien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching between Date of
Policy and the date of recording of the Insured Mortgage in the Public Records, This Exclusion does not modify or limit the coverage
provided under Covered Risk 11(b).

The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above
Exclusions from Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions
from Coverage: )

EXCEPTIONS FROM COVERAGE

This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) that arise by
reason of’

1.

(a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or
assessments on real property or by the Public Records; (b) proceedings by a public agency that may result in taxes or
assessments, or notices of such proceedings, whether or not shown by the records of such agency or by the Public Records.
Any facts, rights, interests, or claims that are not shown by the Public Records but that could be ascertained by an

First American Title '
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inspection of the Land or that may be asserted by persons in possession of the Land.
Easements, liens or encumbrances, or claims thereof, not shown by the Public Records.

Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be disclosed by
an accurate and complete land survey of the Land and not shown by the Public Records.

(a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water
rights, claims or title to water, whether or not the matters excepted under (a), (b), or (c) are shown by the Public Records.
Any lien or right to a lien for services, labor or material not shown by the public records.

2006 ALTA OWNER'S POLICY (06-17-06)
EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys'
fees, or expenses that arise by reason of:

1.

N

(a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating,
prohibiting, or relating to

(1) the occupancy, use, or enjoyment of the Land;

(i) the character, dimensions, or location of any improvement erected on the Land;

(ii) the subdivision of land; or

(iv) environmental protection;
or the effect of any violation of these laws, ordinances, or governmental regulations. This Exclusion 1(a} does not modify or limit the
coverage provided under Covered Risk 5.
(b) Any governmental police power. This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 6.
Rights of eminent domain. This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.
Defects, liens, encumbrances, adverse claims, or other matters
(a) created, suffered, assumed, or agreed to by the Insured Claimant}

(b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and not disclosed
in writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy;

(c) resulting in no loss or damage to the Insured Claimant;

(d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risk 9 or
10); or

(e) resulting in foss or damage that would not have been sustained if the Insured Claimant had paid value for the Title.

Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors' rights laws, that the transaction vesting
the Title as shown in Schedule A, is

(a) a fraudulent conveyance or fraudulent transfer, or

(b) a preferential transfer for any reason not stated in Covered Risk 9 of this policy.

Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching between Date of
Policy and the date of recording of the deed or other instrument of transfer in the Public Records that vests Title as shown in Schedule A.

The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above Exclusions from
Coverage, the Exceptions from Coverage in a Standard Coverage policy will aiso include the following Exceptions from Coverage:

EXCEPTIONS FROM COVERAGE

This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) that arise by reason of:

1.

(a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or
assessments on real property or by the Public Records; (b) proceedings by a public agency that may result in taxes or
assessments, or notices of such proceedings, whether or not shown by the records of such agency or by the Public Records.

Any facts, rights, interests, or claims that are not shown by the Public Records but that could be ascertained by an
inspection of the Land or that may be asserted by persons in possession of the Land.

Easements, liens or encumbrances, or claims thereof, not shown by the Public Records.
Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be disclosed by
an accurate and complete land survey of the Land and not shown by the Public Records.

(a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water
rights, claims or title to water, whether or not the matters excepted under (a), (b), or (c) are shown by the Public Records.

Any lien or right to a lien for services, labor or material not shown by the public records.

First American Title
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ALTA EXPANDED COVERAGE RESIDENTIAL LOAN POLICY (07-26-10)
EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this poficy, and the Company will not pay loss or damage, costs, attorneys'
fees, or expenses that arise by reason of:

1

(a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating,
prohibiting, or relating to

(i) the occupancy, use, or enjoyment of the Land;

(il) the character, dimensions, or location of any improvement erected on the Land;

(i) the subdivision of land;. or

(iv) environmental protection;
or the effect of any violation of these laws, ordinances, or governmental regulations. This Exclusion 1(a) does not modify or fimit the
coverage provided under Covered Risk 5, 6, 13(c), 13(d), 14 or 16.
(b) Any governmental police power. This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 5, 6, 13(c),
13(d), 14 or 16. )
Rights of eminent domain. This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.
Defects, liens, encumbrances, adverse claims, or other matters
(a) created, suffered, assumed, or agreed to by the Insured Claimant;
(b).not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and not disclosed
in writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy;
(c) resulting in no loss or damage to the Insured Claimant;
(d) attaching or created subsequent to Date of Policy (however, this does not modify or fimit the coverage provided under Covered Risk 11,
16, 17, 18, 19, 20, 21, 22, 23, 24, 27 or 28); or
(e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the Insured Mortgage.
Unenforceability of the lien of the Insured Mortgage because of the inability or failure of an Insured to comply with applicable doing-
business laws of the state where the Land is situated.
Invalidity or unenforceability in whole or in part of the lien of the Insured Mortgage that arises out of the transaction evidenced by the
Insured Mortgage and is based upon usury or any consumer credit protection or truth-in-lending law. This Exclusion does not modify or limit
the coverage provided in Covered Risk 26.
Any claim of invalidity, unenforceability or lack of priority of the lien of the Insured Mortgage as to Advances or modifications made after the
Insured has Knowledge that the vestee shown in Schedule A is no longer the owner of the estate or interest covered by this policy. This -
Exclusion does not modify or limit the coverage provided in Covered Risk 11.
Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching subsequent to Date
of Policy. This Exclusion does not modify or limit the coverage provided in Covered Risk 11(b) or 25.
The failure of the residential structure, or any portion of it, to have been constructed before, on or after Date of Policy in accordance with
applicable building codes. This Exclusion does not madify or limit the coverage provided in Covered Risk 5 or 6.
Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors' rights laws, that the transaction creating
the lien of the Insured Mortgage, is
() a fraudulent conveyance or fraudulerit transfer, or

(b) a preferential transfer for any reason not stated in Covered Risk 27(b) of this policy.

First American Title
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First American Title

Privacy Information

We Are Committed to Safeguarding Customer Information

In order to better serve your needs now and in the future, we may ask you to provide us with certain information. We understand that you may be concerned about what we will do with such
information - particularly any personal or financial information. We agree that you have a right to know how we will utilize the personal information you provide to us. Therefore, together with our
subsidiaries we have adopted this Privacy Policy to govern the use and handling of your personal information.

Applicability
This Privacy Policy governs our use of the information that you provide to us. It does not govern the manner in which we may use information we have obtained from any other source, such as
Information obtained from a public record or from another person or entity. First American has also adopted broader guidelines that govern our use of personal information regardless of its source.

First American calls these guidelines its Fair Information Values.

Types of Information
Depending upon which of our services you are utilizing, the types of nonpublic personal information that we may collect include:

L Information we receive from you on applications, forms and in other communications to us, whether in writing, in person, by telephone or any other means;

. Information about your transactions with us, our affiliated companies, or others; and

® Information we receive from a consumer reporting agency.
Use of Information
We request information from you for our own legitimate business purposes and not for the benefit of any nonaffiliated party. Therefore, we will not release your information to nonaffiliated parties
except: (1) as necessary for us to provide the product or service you have requested of us; or (2) as permitted by law. We may, however, store such information indefinitely, including the period
after which any customer relationship has ceased. Such information may be used for any internal purpose, such as quality control efforts or customer analysis, We may also provide all of the types of
nonpublic personal information listed above to one or more of our affiliated companies. Such affiliated companies include financial service providers, such as title insurers, property and casualty
insurers, and trust and investment advisory companies, or companies involved in real estate services, such as appraisal companies, home warranty companies and escrow companies. Furthermore,
we may also provide all the information we collect, as described above, to companies that perform marketing services on our behalf, on behaif of our affiliated companies or to other financial
institutions with whom we or our affiliated companies have joint marketing agreements,

Former Customers
Even if you are no longer our customer, our Privacy Policy will continue to apply to you.

Confidentiality and Security
We will use our best efforts to ensure that no unauthorized parties have access to any of your information. We restrict access to nonpublic personal information about you to those individuals and

entities who need to know that information to provide products or services to you, We will use our best efforts to train and oversee our employees and agents to ensure that your information wilt be
handled responsibly and in accordance with this Privacy Policy and First American's Fair Information Values, We currently maintain physical, electronic, and procedurat safeguards that comply with
federal regulations to guard your nonpublic personal information,

Information Obtained Through Our Web Site

First American Financial Corporation is sensitive to privacy issues on the Internet, We believe it is important you know how we treat the information about you we receive on the Internet.

In general, you can visit First American or its affiliates’ Web sites on the World Wide Web without telling us who you are or revealing any information about yourself. Qur Web servers collect the
domain names, not the e-mait addresses, of visitors. This information is aggregated to measure the number of visits, average time spent on the site, pages viewed and similar information, First
American uses this information to measure the use of our site and to develop ideas to Improve the content of our site,

There are times, however, when we may need information from you, such as your name and email address. When information is needed, we will use our best efforts to let you know at the time of
collection how we will use the personai information. Usually, the personai information we collect is used only by us to respond to your inguiry, process an order or allow you to access specific
account/profile information, If you choose to share any personal information with us, we will only use it in accordance with the policies outlined above.

Business Relationships .
First American Financial Corporation's site and its affiliates' sites may contain links to other Web sites. While we try to link only to sites that share our high standards and respect for privacy, we are

not responsible for the content o the privacy practices employed by other sites.

Cookies :

Some of First American's Web sites may make use of "cookie" technology to measure site activity and to customize information to your personal tastes. A cookie is an element of data that a Web site
can send to your browser, which may then store the cookie on your hard drive. .
FirstAm,com uses stored cookies. The goal of this technology is to better serve you when visiting our site, save you time when you are here and to provide you with a more meaningfu! and

productive Web site experience.

Fair Information Values
Fairness We consider consumer expectations about thelr privacy in all our businesses. We only offer products and services that assure a favorable batance between consumer benefits and consumer
privacy.

Public Record We- believe that an open public record creates significant value for soclety, enhances consumer choice and creates consumer opportunity. We actively support an open public record
and emphasize its importance and contribution to our economy.

Use We believe we should behave responsibly when we use information about a consumer in our business. We will cbey the laws governing the collection, use and dissemination of data.

Accuracy We will take reasonable steps to help assure the accuracy of the data we collect, use and disseminate, Where possible, we will take reasonable steps to correct inaccurate information.
When, as with the public record, we cannot correct inaccurate information, we will take all reasonable steps to assist consumers in identifying the source of the erroneous data so that the consumer
can secure the required corrections.

Education We endeavor to educate the users of our products and services, our employees and others in our industry about the importance of consumer privacy. We will instruct our employees on
our fair information values and on the responsible collection and use of data. We will encourage others in our industry to collect and use information in a respansible manner.

Security We will maintain appropriate facilities and systems to protect against unauthorized access to and corruption of the data we maintain.

Form 50-PRIVACY (8/1/09) Page 1 0of 1 Privacy Information (2001-2010 First American Financial Corporation)
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ASSOCIATION - AND JOINT ESCROW INSTRUCTIONS

- . CALIFORNIA
é% CALIFORNIA RESIDENTIAL PURCHASE AGREEMENT
%
(4

1.

2,

3

Buyers iniﬁmg,/ i ) sollors tnats {_eW/__ ) )

& 2013, Catifornin Atsugiaton of REALTORSS, ing.
RPACA REVISED /13 (PAGE 1 OF 8}

g%, OF REALTORS ® For Uss With Single Femily Restdenttal Property — Aftached or Datached
{C.AR, Form RPALA, Revisad 4/13)

Date guly 17, 2013

OFFER:

A, THIS 18 AN OFFER PROM valley Eroperty Iovestors. LIO, {"Buyar”}.
B, THE BEAL PROPERTY TO BE AGQUIRED is dascribed o ' sita e Poln

, Assessor's Parcsl No. §8228338.. . sltuated in
o o na Bodnk , , Countyof Loe fngelas , Callfornia, (Proppty”).
C. THE BURCHASE PRICE offered s Four Hundved Fifty fhousand

Ooliars § 4586,.900.04 .
. CLOBE OF EBUROW shall soeur on {date} for ... 10..... Days Alter Actrplance).
AGERCY:

A DIBCLOSURE: Buyer ond Sefler eagh acknowledge prior receipt of a *Disclosure fegarding Resl Estate Agency Refationships”
{CAR, Form AD),

8. POTENTIALLY COMPETING BUYERS AND SELLERS: Buyer and Selier sach acknowledge recsipt of & disclosure of the possibility of
muftiple represemation by the Broker representing that principal. This disciosure may be part of & Esting agreermnent, buyar reprosantation
agregment of separate document (C AR, Form DA} Buyer anderstands that Broker reprosenting Buyer may also rapregent other potential
buyers, who may consider, make offers an or WEmately acquire the Property, Sefler ynderstands that Hroker reprasenting Seller may also
reprasent other seflars with compoling proparties of interest to this Buyet.

C. CONFIRMATION: The following agency retationships ate frereby confirmed for this transaction:
Listing Agent Caputonn.Be o
of {check ane}: {f] the Seller axclusively; o {1 both the Buyer and Seller.
Salling Agent : L upe Real Bsbat {Print Firm Name} {(if not the same as the
Listing Agant) is the agent of {check anel: ] the Buyer exclusively; o7 ] the Seller exclusively; or { ] both the Buyet and Soller. Rea! Eatate
Brokers ate ot parties to the Agresment tstwean Buyer and Saller.

FINANCE TERNS: Buyer represents that funds will ba good when deposited with Escrow Holder.

(Print Firm Name) is the agent

A, INFTIAL DEPOSIT: Doposi shall ba inihe WABUILOE L e O L § 45,000,400
{4} Buyer shali deliver deposit dirsctly to Bscrow Holder by personal eheck, 1§] electronic funds wansfer [} other
within 3 businass days afler ascaptanca {or {7} Ciher %
OR {2} {if chacked) {7} Buyer has given the depostt by parsonal check {or [} 3
to the agent s0bmitiing the offer (or o} . }
made paysble 1o . The deposit shall be heid
uncashed until Aceeptancs and then depasited with Escraw Holder {of {1 Into Broker's trust aseounty within 3
wusinags days after Accaptance {or ] Other ¥
B. INCREASED DEPOBIT: Buyer shall deposk with Esurow Holder an increased deposit in the amountof ... 3

within Days After Acceptance, or [} .

i & lquidated damages clause s incorporated info this Agresment, Buyar and Seller whall sign & separate

fquidated damapes Sause (AR, Form RID) for any Insreased depost gt the time i is Delivered.
¢, LOAN(Sk

{1} FIRST LOAN: In the amount F U S AR et aar e $
This loan Wil ba conventionst financing o, ¥ checked, [7] FHA, [IVA, [ Seller (AR, Form SFA),

{2} sesumed financing {0.AR, Form PAA), [] Other _This foan shali be at 2 fixed
rats not to exceed % or, {*] an adjustable rate loan with initis! rate not to axceed LW
Regardiess of the type of foan, Buyet shal pay points not to oxcaed o4 of the lcan amount,

{2} £} SECOND LOANM: in the amount P T AR P T R $
Tris loar wii be convantional financing of, ¥ checked, {7} Selier {CAR. Form 8FA), [ assurned financing
{C.AR Forra FAAY, [T Other : _This loan shafl be at 4 fixed rate not to sxceed

- % or, 7] an adjystable mte losn with initief tate not to axcead %. Regurdiess of
he type of loan, Buyer shall pay polrls not to axceed e o 08108 0BT armount.

{3} FHAIVA: Forany FLIA or VA loan specified above, Buyer has 1T A Days After Acceptance
1 Defiver to Setler written notice (CAR. Fom FVA) of any lenderfequired repalrs of costs that Buyer
requests Seller to pay for o otherwise oorract. Seifer has no obligation to pay of satisfy londer requiraments

unless otherwise egrasd i writing.
o, ADDITIONAL FINANCING TERES: | y im £ : RrrOx 363 N ag-is buyer.
Esnyow. Yo grdes A binder title polil 1 ppr’s cosk, N
£. BALANCE OF DOWN PAYMENT OR PURCHASE FRICE in the smount P A et e 5 205,000, 00
{0 be deposited with Escrow Holder within sufficlant tine 1o close astiow.

¥, PURCHASE PRICE (TOTALY . ... ..« R PR P RN $ 450, 000, 90

T B
BPRSXTURILY

] Faviewsd BY . o DA cisssmrmimsness § }

CALIFORNIA RESIBENTIAL PURCHASE AGREEMENT {RPA-LA PAGE 1 QF 8}

TAgent: Willinm Larsor Phono; 8498335648 Fax: Prepared using 2ipForm® software} -
1 groker: The Grupe Company 451 Katmuys D, Bie E-110 Costa Nusa, CA 92828
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G. VERIFICATION OF DOWN PAYMENT AND CLOSING COSTS: Buyer {or Buyer's fonder o foan broker purauant to 3H(1) shall, within 7 {or
I} v ) Days After Acceptance, Doliver 1o Saller written verification of Buyer's down paymant and closing sosts. {If checkad,
verification attached.}

H., LOAN TERMS: .

{4} LOAN APPLICATIONS: Within 7 for 9 nia } Days After Accepiance, Buyer shall Dalivar to Seller a letter from lander or loan
broker stating that, based on a review of Buyers wiitten appiication and sredi report, Buyer is prequalified or preapproved for any NEW loan
specifiott in 3¢ above. (if chacked, [T] ialter altached.)

{2) LOAN CONTINGENCY: Buyer shall act diligently and in good faith to shtain the designated Joan(s). Obtaining the fogn(s) specified above
15 3 contingensy of this Agresmaent unlass otherwise sgreed in wiling. Buyer's contractuat obligations to obtaln and provide deposit, tatance of
down payment and closing costs an not sontingenclas of this Agresment.

13} LOAN CONTINGENCY REMOVAL:

(i Within 4 ¥ for 3 ala } Days Aftor Avoeptance, Buyer shal, as spesified In paragraph 14, In wiiling remove the joan contingency oF
cancel this Agratsnent;

ORI} (F checked) [} he loan contingency shall reruln in effact until the designaled loans are funded.

@) [IHO LOAN CONTINGENGY {If chegkad): Oblaining any toan specified above is NOT a contingancy of this Agresment. If Buyer dogs not
~ obtalnthe toan and 8 a result Buyer does not purchass the Prapary, Seller may b sriitied to Buyer's deposit of other legal ramadles.

1 APPRAISAL CONTINGENCY AND REMOVAL: This Agreament is {or, if checked, [§] is KOT) contingent upor & wiitten eppraisat of tha Proportty
by g ficensed or cortified sppraiser &t no fess than the apouified purchase price. If thare is & loan contingency, Buyer's remgval of the loan
contingency shall be deemed semoval of this appraisal contingency {o. [} it ehecked, Buyer shall, a3 specifisd b parsgraph 14B(3), in wiiting
removi the sppraisal contingancy or cancel this Agrearaent within 17 {ar afa. . yDays After Acceplanca). H thers is no lngn conlingency.
Buyer ghall, as specified in paragraph 148{3), in writing remove the appralssl contingsncy oF cance! this Agresmert within 17 {or }
$ays After Acoeplance.

J. g} ALL CASH OFFER (If checkad): Buyer shall, within? {or 1 ____0... .. ) Days Afer Acceptance, Daliver to Seller written verification of
sufficient funds 1o cloge this transaetion. (If checked, {§) verification altached.) :

K. BUYER STATED FINANCING: Seller has refled on Buyers representation of the type of financing specified {lncluding but not limited to, as
applicable, amount of dowo paymant, conlingent or non contingevt foan, ot all cash). If Buyer sasks alternate fnanging, () Selfer has no obligation
to conperate with Buyer's efftrts © abtain such Rrancing, and {iy Buyer shall also pursue the financing method spacified in this Agreemant.
Buyer's fallure to secure alternate financing dogs not excuse Buyer from the obligation to purchase the Proparty and closs ascrow as specified in
thig Agresment, .

4. ALLOCATION OF COSTS (it chacked): Unfess otharwise spouified hare, in writing, this paragraph only determines who is 10 pay fat the inspaction,
tast of servics CReport”} mantionsd; itdoos a0t dotarsning who Is to pay for any work recommended or identified in the Report.

A. INSPECTIONS AND REPORTS: .

{4} £ Buyer [} Saller shatt pay for an inspaction and eport for wood destroying pests and organisme {"Wood Pest Report”) prepared by
a ragistared structura) past controt compeny,

(%) 1 Buyer [] Sellet shall pay to have septic of private sewage disposal systerms inspacted
{3 [} Buyer {71 Beller shall pay o save domestic wells teated for water potability end preductivity
{8} [} Buyer {31 Seller shatl pay for & natural hazard zone distiosure raport prepared by
(5) [} Buyer [} Seller shall pay for the following inspection ar rrport
{81 [ Buyer ] Seller shall pay for the following inspaction of report
B, GOVERNMENT REQUIREMENTS AND RETROFIT: ‘
{4 14 Buyer [7] Seller shalt pay for smoke detector installation andlor water heater bracing, 1¥ required by Law. Prior te Close Of Escrow, Seller
shall provide Buyat \writhan statement(s) of compliance in acoordances with state and local Law, untess exampt.
{2} [ Buyer {] Selior ghall pay the cost of compliance with gny other minimum mandatory govarnmant retrofit standards, inspactions and
reports # required 88 & condition of elosing eastow under any Law. .
¢ ESCROW AND TITLE:
(1) 3 Buyer [ Seller shall pay escrow fer fug
Eacrow Holder shall be
{2} [ Buyer [} Gatler shall pay for owner's Hitls nsurance policy spacified in paragraph $2E
Orynar's il poficy to be issued by gallex's cholce
(Buyer shall pay for any Yite insurancs policy insuring Buyer's londer, unless othenwisa agreed in writing.)
D, OTHER CORTS: :
{43 [} Buyer [ Sefler shafl pay County transfer tax of fee
{2 £} Buyer 15} Sefior shall pay City transfer tax or fee
(3 £ Buyer [} Seller shali pay Hegnaowner's Association ("HOAY) transfer fee
¢4y [} Buyer [} Seiler shall pay HOA document preparation faes
{8y [] Buyer [} Seller shall pay for any privats transfer foe .
(6} 7 Buyer (] Selter shall pay the cost, not o exceed § , of & pre-yesr home warrmnty plan,
isaued by . , with the following optional coverages:
{1 Alr Conditianer {7} PooliSpa [ Cade and Permit upgrade [] Othan .
Buyaer is informed that homa warranty plang have many optional coverages in addition to ihose fisted above. Buyer is advised 16 wivestigate
fhase poveragus o detamiing those that may ba suitable for Buyer,
71 1] Buyer [J Seller ghall pay for
{8) {7 Buyer {] Seller shall pay for

Buyers :mumséé 3¢ ) Seliers initials { M 1 )

RPA-CA REVISED 4/13 (PAGE 2 OF ) { Revieweu by DO e | SR
CALIFORNIA RESIDENTIAL PURCHASE AGREEMENT (RPA-CA PAGE 2 OF 8 ' Granada
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5.

8.

Buyer's !nitiaisl/ff' / 3 ) Setier's Initials ( »‘hi/ 1T )

RPA-CA REVISED 4113 (PAGE 3 OF 8) - o

CLOSING AND POSSESSION:

A Buyer intends {or [] doas net intend) to occupy the Property as Buyar's primary residence. .

8. Selleracsuplod or vacant property: Possession shall be deliverad lo Buyer at § PMor (Y DTIAMT PRY on the date of Close
Of Escrow: [T} on ;o {7 no faler than Days After Close OF Escrow. If transfer of title
and possassion do not ocour at the same time, Buyer and Seller aro advisad 1o: {i) onter into 3 written oocupancy agesment (C.AR. Form PAA,

c g;aragr?ph 2% qnﬁ {11} consult (s;;ﬂg their Iinsu;ar}mﬁd fegal advisors.,

. Yermnbgccupled propaity: roparty sha vasant at least 5 (or Days Prior to Close OFf Escrow, unless otherwi

in writing. Nate to Seﬁer??f you sre unable to defiver Property vacang:mga w%h rant control and othey sppiicame}tfaﬁsgoigggs

e in roach of this Agrgamant.

OR {1y fif chieckesd) I Tenant to renaln in possession. (C.AR. Form PAA, paragraph 3}

0. At Close Of Esorow, {1} Sellar assigns to Buyer any assignable warranty rights for Rerms includad in the sate, and {1} Sefler shall Daliver 1o Buyar
avalisble Copies of warranties. Brokers cannct and will not determine the gsaignability of any warranties,

£, At Closs Of BEscrow, unless olfrerwise agreed in witing, Selier shall provide keys andfor means ta oparale all locks, mafiboxes, saauily systers,
slarms and garage door opaners. i Propedy is a condominium or ocated In 2 common intetest subdivision, Buyer may be required 1o pay @
geposit o the Homeownets' Association {THOA") to obtain kays aotessible MOA faciities, i

STATUTORY DISCLOSHRES (INCLUDING LEAD-BASED PAINT HAZARD DISCLOSURES) AND CANCELLATION RIGHTS:

A, (1) Seller shall, within the time spedfied in paragraph 142, Dafiver to Buyer, I requirad by Lave: {i} Fedaral Lead-Besed Paint Disstosures {CAR.

Form FLOY and pamphlet ("Lead Disclosures”}; and (i) disclosures of nofices required by sechions 1102 et seq, and 1103 ol sug. of the Civil
Code {“Statutory Disclosures”}. Statutory Disclosuras include, but ars not limited to, @ Real Estate Transfer Disclosure Statement {"THE",
Naturat Hazard Disclosure Statement {"NHDY), notice or sctual knowladge of refense ot flegal controlled substance, notice of special tax
andlor assexsments {or, if altowed, substantiaily squivalent aotice reqarding the Mello-Roos Community Facillies Act and improverent Bond
Act of 1915} and, if Selier hias actual knowledge, of industrial use and miftary ordnancs location (C.AR. Form SPQ or 88D,

{2} Buyer shall, within the time specified in paragraph 148B(1}, retun Signed Coples of the Statutary and Lead Disclosures fo Sailer. .

{3} In the event Seller, prior to Close OF Escrow, becomes aware of adverss conditions matetially affecling the Property, ar any material
inaccuracy n disclosures, information or repressntations previously provided to Buyer, Seller shall promptly provide a subsequent or
amended discisute or notice, in writing, covearing those items. Howaver, a subsequent or amended disclogure shall not be required for
conditions and matarial Inascuracies of which Buyer is otierwise aware, or which are disciosed in reporis providad to or obtained by
Buyer or erdered and paid for by Buyer.

{43 If any disclosurs or notice specified in 8A{ 1}, or subseguent or amendet disdogure of naticy s Deliversd 1o Buyer after the affer ks Sigoed,
Buyar shall have the right to cancsl this Agresment within 3 Days After Delivery in person, 0f & Days Afiar Delivary by deposit in the mad, by
giving written notice of canceliation to Seller or Seller's agent : . ]

{5} Note to Buyar and Selfer: Walver of Statutory and Lead Disclosures is prohibited by Law. :

B, HATURAL AND BENVIRONMENTAL HAZARDS: Within the time specified in paragraph 144, Sefler shall, if required by Lawe: {iy Deliver 1o Buyer
earthquake guides {and quastionnaire) and envitonmantat hazards booiiet; {il} sven if exempt from the obligation fo provide a NHD, disclose i
the Propatty is locaied i & Special Fluod Hezard Acen: Polentinl Fionding {inundation} Arga; Very High Fire Hazard Zone; State Fire
Responsibility Ares; Eerthquake Foull Zone; Saistic Hazard Zone; and {11} discloss any other zone as required by Law ang provide any ather
infarmation required for those Zones.

¢, WITHHOLDING TAXES: Within the time specified in paragraph 144, fo avold required withholding. Safter shalf Deliver to Buyer or qualified
substiute, an affidavit sufficient to comply with fadnral (FIRPTA)Y and California withholding Law {C AR FormAS or Q8).

0. MEGAN'S LAW DATABASE DISCLOSURE: Notice: Pursuant to Suclion 290.46 of the Penal Cotle, information sbout specified registered sex
offendars is made available to the public via an internet Web site maintaines by the Dopartment of Justice 3t weaw.megansiaw.ca.gov. Dapanding
on an offender's eriminal history, this information will include either the addtess at which the offender resides or the cammunily of residence and
ZIP Code in which he or she resides, {Naither Selier nor Brokers are required to check this website. I Buyer wants further infarmation, Broker
recommands that Buyar abtain information from this websile during Buyer's inspection contingency periad. Brokers do not have expartise in this

Bren.) : :
E. NOTIOE REGARDING GAS AND HAZARDOUS LIGUID TRANSMISSION PIPELINES: This notice is being provided siroply 10 inform you that
infarmation sbout the gensral loostion of gas and hazardous fiquid travamission pipelings is svallable 1o the public via the Nationat Pipaline
Wapping System (NPMS) internet Web site mpintaingd by the Unifed States Department of Trangportation st httgliveww. npms.phmua dot.govl. To
saek further information abowt possible transmission pipelines near the Propery, you may gontact your local gas ulility or other pipeline operstors
i the area. Contact infarmation fos pipeling operators is searchable by 21P Code and county on the NPMS internet Web site. .

CONDORINIURUPLANNED DEVELOPMENT DISCLOSURES! )

A SELLER HAS: Ti{or { } Days ARee Accaptance to disclose lo Buyer whethar the Property ts & condaminiym, or is located in a
planned devetopment or other commaon intorest subdivigion (C.AR. Forrs SPQ or S50},

B. Hthe Fropery is a condominium ot is located na planned developmant or otfrer comnion interast subtivision, Selier has 3 tor{} )
Days Alter Acceptance 1o tequest from the HOA {C.AR. Form HOAY: {i} Copies of any decuments req uited by Law; {1} disclosura of any pending
or anticipaled cigim or fitigation by or agalnst the RHOA; {Iil} a statement containing the locating and aumber ot designated parking and slorage
‘spatas; {v) Coples of the most recent 12 months of HO& minutas for regular and spedial maetings; and {v} the names and cantact information of
all HOAS governing the Property (colledtively, *¢f Disclosures*}. Sellar shall ftemize and Deliver to Buyer ali Ci Disclogures received from the HOA.
ang %ny ©1 Disclasures in Seliers possession. Buyar's approval of I Disclosures Is & contingency of this Agreement ag specified in patagraph
148(3). : ’ ’

FEMS INCLUDED IN AND EXCLUDED FROM PURCHASBE PRICE:

A, NOTE TO BUYER AND SELLER: flers Histed as includud or excluded in the MLS, fiyers or markeling muaterials are nat included in the purchase
pice or excluded from e sale unless specified in 88 or G )

B. ITEMS INCLUDED IN BALE:

4] A EXISTING fitutes and fittings thet are attached to the Property;

{2} EXISTING siechical, mechantoal, lighting, plumbing and heating Axtures, caling fans, freplace insarts, gas togs and grates, solar systeras,
buili-in appliances, window and dour screens, awiings, shutters, window coverings, sttached floor covarings, nlevision antennos, satellite
dishes, ptivate integrated lolephona syslems, air coolersieonditionass, poolspa eguipment, garags door openearsfrarmots cantrots, mailtzx,
in-ground fandscaping, trees/stuubs, waler softenars, waler purifiers, security systems/atarms; f checked) 177 stove(s), [} raftigerstons)

{:‘ I 3ty Date j

CALIFORNIA RESIDENTIAL PURCHASE AG REEMENT (RPA-CA PAGE 30F 8} Grannda
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{3} The foliowing addifional Rerms )
4} Seller represents thet sif flems included in the pUIChaneg prce, uniess oltwtwise specified, are owned by Seiter,
{6} Allitems included shall be tronsfered free of fians and withaut Sefler warranty,

£, ITEMS EXCLUDED FROM SALE: Unless otharwise specified, audio and video components {such as flat sereen TV3 and speakers) are excluded
if any auch iern is not Hself altachexd fo the Property, even # a tracket ot other mechantsm: atached o the component is attached to the Property,

<111 S — S :
5. CONDITION OF PROPERTY: Uniess otharwise agreed: (i} the Property is sold {4 in e PRESENT physicsl {"as-43" tondition as of the date

of Accaptancs st {p} subject to Buyers Investigation rights; {11} the Proparty, including pool, spa, landssaping and grounds, I8 fo be

mairtained it substantiolly the samg condition as on the dale of Acneptanse: and (i) sb debris and personat property not included in the sale shall

be remiovad by Close Of Estraw,

&. Gellar shall, withln the tima specifisd in paragreph 144, DISCLOSE KNOWN MATERIAL FACTS AND DEFECTS affecling the Property, including
known Insurance claims within the past five years, and make any ang ali othet diaclosures requirad by law.

~ B. Buyer hax the vight {0 inspect the Property and, a5 speclfied in pamgragh 148, based upen information discovared in thoss ingpactions: (i)

cance! this Agreamnent; of {1} renuast that Seller make Renalrs of take ather action,

. Buyer s strongly advisad to sundust investigations of the entire Praperty in order tu datarming ite present condition, Selier may not be
weare of all gafects aftecting the Proporty or other faclors that Buyer congiders impartant, Froperly improvements may not be bullt
seeording o sode, In compliance with current L, or have had parmits lssued,

10, BUYER'S INVESTIGATION OF PROPERTY AND MATTERS AFFECTING PROPERTY:

11.

A. Buysrs accaptance of the condition of, araf any other matter affecting the Propedy, s a contingency of this Agreement a3 specified in this
paragraph and paragraph 48 Within the tima specifiod in paragraph 148(1}, Buyer shall bave the fight, &t Buyer's expenss unless otherwise
agresd, lo conduct inspections, nvestigations, tests, surveys and other studias (Buyer tnysstigations®), ncluding, but aot fimiled to, the rght to!
{3} inspect for land-based paint and other isad-bused paint hazerds; (1} inspeat for wood dostroying pests and organisms; () revisw the
ragistared sex nffender database; {Iv} confie the nsurabilty of Buyer and the Propesty; and (v) safisty Buysr a8 to any malter specified in the
attachod Buyers Inspection Advisoty {C.AR, Form BIA). Without Sallas's prior wiitten consent, Buysr shall nelther make nor cause to be made: ()
invasive or destructive Buyer invastigations; or (i} inspestions by any governmental bullding or zoning inspector or govemmant employee, unless
required by Law. :

8. Seller shall make the Property available for all Buyer investigations. Buyer shalt {1} as specified in paragraph 148, complete Buysr investigations
and, either romove the contingency or cansel thin Agreement, and {i§} give Seller, al no cost, nomplete Coples of alf Investigation reports oblained
by Buyer, which obligation ghall survive the termination of this Agreemant.

C. Seller shall have water, gas, afectricity and all operable pilot fights on for Buyer's investigations and through the dale possession is made
svaiiabls to Buyer,

D, Buyer indomnity and Seller protestion for sntry upon propouty: Buyer shait: {I} keep the Proparty frae and clear of Hens; {1} repair all darsags
atiging froms Buyer (nvestipations; and {HI} indemnify and hold Selier hatmless frons afl osulting fiabllity, claims, domands, damages and costs,
Buyer sheli carry, or Buyer shall require anyons ciing on Buyer's bahall to cany, policles of lablity, workers’ compensation and other applicabls
insurancy, defending and protecting Selier from fiability for any injuries to persans of properly acouvting dudng soy Buyer Investigetions or work
doris on the Froperty at Buyers diraction prior io Clase O Encrow. Seiller is advised that certain protestions may ba afforded Seller by raconding 8
*Notics of Nonresponsibility” (CAR. Form NNR] for Buyer favestigations angd work done on the Proparty at Buyar's direction. Buyer's obligations
under this paragraph shall suvive the tomination of this Agreament.

SELLER DISCLOSURES; ADDENDA; ADVISORIES, OTHER TERMS:

A. Salier Disclosures {If checkod): Sefler shall, within the ime spec!

h 144, complete and provide Buyer with &:

[ Seller Properly Questionnairg (CAR. Form 5PQ) OR L[] Supplemental Contractual and Statutory Disclosure (G AR, Form SD)
B, Addenda {if sheckedl: fz Addendum # {C.AR. Form ADM)

{.] Woud Destroying Past inspaction and Allocation of Cost Addendurm (CAR. Farm WRAY v

1 Purchasa Agreement Addendum (G AR Form PAA) T Septic, Well and Proparty Monument Addendum (€ AR, Form SWPI)

Shoft Bale Addendun (C.A.R. Form S8A) L) Dther
C. Adyisories (If checked):
g; Probate Advisory {C.AR, Form PAK}
£ Trust Advisory (CAR. Form TA) T1REC Advisory (C.AR. Form REC)

0. Other Torms:

12. TITLE AND VESTING:

A Within the time specified in patagraph 14, Buyer shall be providad a current prefiminary title repoit, which shall include a search of the Generat
Indax, Seller shatl within ¥ Days After Accaptanca, give Escrow Holder # completed Statemant of Information. The preliminary raport is only an
offer by the title insurer {o issue a palicy of title insurance and may nof contaln every Rem affacting litle. Buyar's raview of the prellminary repart
ang any other matters which may affsct titte are & contingency of this Agreament a3 specified in paragraph 148,

B. Title is taken in s pregent condition subjest to ail encumbrances, easements, covenants, conditions, restrictions, rights and glher matiors,
whether of record or ok, as of the date of Acceptance axcapl: {1} monetary iens of moord unloas Buysr ks assuming those obligations or taking
the Propenty subject te those cbligations; and {11} thase matters which Seller has agread to remove in writing. .

©. Within the time spaciied in parsgraph 144, Selier has a duty o disclose to Buyer afl malters known to Sellar affecting tifle, whather of record or
not.

o, At Close OF Eserow, Buyer shall receive s grant deed conveying fitte (or, for stock cooperative of fong-term lease, an assignment of stock
cortifizate of of Seller's leasahiold interest), including o8, minerat s water rights ¥ currently owned by Seller, Title ghall vest as designated n
Buyer's supplsmiental sscrow tnstructions. THE MANNER OF TAKING TITLE MAY HAVE SIGNIFICANT LEGAL AND TAX CONSEQUENCES.
CONSULT AN APPROPRIATE PROFESSIONAL. ’

£. Buyer shall receive o CLTA/ALTA Homeswner's Policy of Thie Insurance. A Hitle company, st Buysr's requesd, can provide information about the
availabliity, desisability, coverage, and cosi of various tile surance covaragss and sndorsements, If Buysr dusires tile coverage othes than that

required by this paragraph, Buyer shait jnstruct Esceow Holder in wiiting and pay any increasg In cost.
Buyer's Initials (é,gﬁ ¥ ) Saller's Initiats { ,«fj‘l/ " )
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13, SALE OF BUYER'S PROPERYY:

A. This Agreament ks NOT contingant upon the sale of any properly nwned by Buyer.

OR B. [7]{f checked): The attached addendum {C.AR. Formn COF) ragarding the contingency for the sale of property owned by Buyar is incorporated

14,

18.

18,

17,

Buyer's initials { . 134

RPA-CA REVISED 4113 [PAGE § OF §)

inte this Agreenment.

TIME PERIODS; REMOVAL OF CONTINGENGIES; CANCELLATION RIGHTS: The following time perlods may only be extended, alterad,

moditied or changed by mutual written agreement, Any removal of contingencies or cancalistion under this paragraph by either Buyer of

Sollor must be exercised it good falth and in weriting (GAR, Form CR or COY )

A SELLER HAS: 7 {or .. 3 Diays After Acceplancs to Deliver to Buyer alf Reparts, disclosuses and infotmation for which Seller is
responsible under paragraphs 4, 84, B and G, 7A, 9A, T1A and 8, and 12A. Buysr may give Seller a Nofioa to Seller (o Perfarm {CAR. Form
NBP} if Seller huss ot Defivered the jtems within the timas specified,

B, {1) BUYER HAS: 17 {(or {{ 3 ... } Days Aler Acceptance, unless otharwise agreed in writing, 10

{i} complete all Buyer investigations; approve alt disclasures, raporis and other applicabla infarmation, which Buyer receives from Seliat; snd
approve il matters affecting the Property; and
(i) Dafiver to Selter Signed Coples of Stalutory and tead Disctostres Dslivered by Seller in accordance with paragtaph 6A.

{2} Within the fime spadified In 1455(1}, Buyer may request thai Zeller make repairs or take any olher action regarding the Prapatty (CAR. Fomo
RR), Saller has no obligation o agres 1o or respond 1o Buyer's requests.

(3) By the erdd of the time spocified in 14B(1) (or as otharwise spacified in this Agreement), Buyer shall, Deliver to Soller a remaval of the
applicatle contingency of cancellation (C.AR. Form CR of CO) of this Agresment. However, if any report, disclosure of information for which
Selter is responsibla i not Delivared within the time spasifiod In 14A, then Buysr hoss (o } Days After Dalivery of any such
'ganw, or ige time specified in 14B{1}, whichever is later, to Deliver v Suller a removal of The appisadie contingancy or cancafiation of trds

greomon

{4} c%ntinuaﬁan of Contingency: Evan alter the end of the tima specliied in 14B(1) and before Seller cancels, ¥ a1 all, pursuant to 14C, Buyer
retaing the right io either (i} in wiiting ramove vermaining contingancias, or (i} sancel this Agretmant raned on a remelning contingency. Ones
Buyer's writien remayai of all contingencies 13 Dialivared to Selier, Ssliar may not cancel this Agresment pursuant 1o 14G(1),

C. SELLER RIGHT TO CANCEL: )

1} Sallor right to Cancel; Buyer Cantingencles: If, by the time specified in this Agreement, Buyer dogs nat Deliver to Ssller a mmoval of the

" applicable cantingency or cancallation of this Agreemant then Selter, after first Dellvering to Buyer a Notice to Buyet 1o Perform (CAR. Form
NBP) may sancel this Agresmant, In such gvant, Seller shall puthorize return of Buyer's depasit.

1%y Saller sight 1o Cansel; Buyer Conteast Chilgations: Seller, dfter first Dafiveting 1o Buyer & NBP may cance! this Agresmant for any of the
foltowing reasons: (I} i Buyer fails fo deposit funds as raquired by 3A or 38; {il} it the funds deposited pursuant to 3A or 3B are not good whon
deposited; {iii} i Suyer falls to Daliver 3 notice of FHA or VA costs or terms 8y required by 30(3) (C.AR. Forrn FVA), {iv) if Buyer fails 1o
Geliver 5 lolter s required by 3H; {v} If Buyer falls to Deliver verification &3 required by 3G or 3J; {vi) ¥ Sefier reasonably disapproves of the
varification providex by 3G or 4J; {vil} i Buyet falls 1o retum Statutory and Lead Disclosures s veyuired by patagraph SAL2); of {vilt) if Buyer
faits to sign or initial 4 separate iquidated damages formm for an Inoreased deposit as required by paragraphs 38 and 25. in such svent, Selter
shall authorize retun of Buyer's daposit. :

2y Notics To Buyer To Perform: The NEP shali (i) be ivwriting, (i} ba signest by Seller; and {1if) give Buyer ot lsast 2 {or } Days

@ Afar Delivar;x%or uritil thie Gme spacified in the applicable paragraph, wt%inhavaf oGeuts tasi() 5 take the applicabls ar.ﬁog?ﬁ NBF may not be
Dalivared any earlier than 2 Days Prior to the axpiration of the applicable tims for Buyer to ramove a contingency ar cancet this Agreament or
maet an obligation specifiad in 14C(2),

D. EFFECT OF BUYER'S REMOVAL UF CONTINGENOIES: 1 Buyar ramoves, in wriling, any contingency of cancaliation rights, unless otherwiss
specified in a separate written agresment between Buyear and Solter, Buyer shall conelusivaly be desmed to have: () completed all Buyer
ivestigations, and revisw of reports and other applicable information ard disclosures pertalning o that cantingency or cancallation right; (1)
glected to protesd with the trangaction; and {111y assumed all liability, responsibility and axpenss for Repaits- of corrections peraining 1o that
contingency or cancaliation right, or for inability to obtain fnancing, .

£ CLOSE OF ESCROW: Befure Sollet or Buyer muy sancel this Agreemont for failure of the other paity o close esgrow pursuant to this
Agromant, Salier or Buysr must first Daliver to the other & demand o close esctaw (CAR. Form DCE). . :

F. EFFECT OF CANCELLATION ON DEPOSITS: if Buyar or Seller gives writtens notice of cancelfation pursuant to rights duly exarcised under the
tarms of this Agreement, Buyer and Seller agree {0 Sigre mutunl Instructions to cancel the sale and escrow and retease deposite, I any, o the
parly entitied to the funds, toss foag snd costs incurrad by that pady. Fees amd costs may be payable o servica providars and vandors for
sowvicas and products provided during escrow. Roluase of funds will require mutual Signed release instructions from Buyer and Sellar,
judielal decision or arbitration awand, A Buyer or Seller may be subject 1o a civil ponaity of up to $1,000 for rafusal to sign such
instructions I no good falth dispute exists as to who (5 e ntitied to the depasited funds (Civil Code $1067.3) ) .

REPAIRS: Repalrs shall be complated peor 1o final varifieation of condilion unlass otherwise agreed in writing. Repalrs to be performad at Seller's

sxpanse may be perdamed by Selfer of thraugh others, provided that the work complies with applicable Law, including govarnmental perroll,

inspaction amd approval requirements. Repalre shall be parfored in 8 good, skilful manner with rugtorials of quality end sppearance comparabls to

existing matatials. 1t is undersiood that exact resioration of appaarance or cosmetic items following all Repalrs may not be passible. Seller shalt: {i}

obtaln recaipts for Repairs parformed by others; {Ii} prepare a wiiten statemant indicating the Repairs porforred by Sefler and the dale of such

Repairs; and {ill} provide Coples of raceipts Bod statermonts 1o Buysr prio? 1o final verification of condition.

FINAL VERIFICATION DF GONDITION: Buyor shall have the fight to make & finad inspoction of the Property within§ {or : § Days Prior

1o Closs Of Escraw, NOT AS A CONTINGENCY OF THE BALE, bt solely to confir: {I} the Property {8 maintained pursiant to paragraph % (1)
Rapairs have been completed as agresd; snd (11} Seiter s somplied with Seller's other obligations under this Agreemant {C.A R, Form VP

BRORATIONS OF PROPERTY TAXES AND OTHER (TEMS: Unless otharvise agreed in writing, the following items shali be PAID CURRENT and

prorated batwean Buyer and Seller a8 of Cloge OF Escrow: real properiy taxes and assassmants, interast, rents, HOA regular, spagial, and smergancy

dues and asssssments imposad pricr fo Close Of Escrow, premiums on Insurance sesumed by Buyar, payments on bonds and gssassmants
agsumed by Buyer, and payrents on Malle-Roos ard olber Specia Asssesment District bonds and assessments that are now & fien. The following
itams shalt be sssuraed by Buysr WITHOUT CREDIT foward the purchese prica: prorated payments on Malle-Raos and other Spacial Assassment
Pistrict honds and assessments and HOA special ansassmenls that ere row 2 fan bul not yet dus. Proporty will be seassessad upoan chgngs of
owniership. Any supplemental tax bills shall ba paid a3 toflowe: {1y for potiods siter Close Of Escrow, by Buyer; and (1) for perings ptiar to Closs OF
Escrow, by Seller isea CAR. Form SPT ar BBSA for furiior Informationy, TAX BILLS ISBUED AFTER CLOSE OF ESCROW SHALL 88 HANDLED
AIRECTLY BETWEEN BUYER AND SELLER. Prorations shall be made based on a 30-day manth, -
M ¥

) Soller's Initlels {

| Reviewad by Dale ... .| e
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18. SELECTION OF SERVICE PROVIDERS: Brokers do not guarantes the performance of any vendors, senvios or produgt providars {‘Providers™,
whether referred by Broker or selected by Buyer, Seller or other person. Buyer and Selfer may setect ANY Providers of thair own choosing.

19, MULTIPLE LISTING SERVICE ("ML} Brokers are autharizad to report 1o the MLS a pending sale and, upon Close QFf Eserow, the seles prive and
sthet terms of this transaction shalt ke provided to the MLS to be published and disserinated 1 parsons and entities authorized to use the
informaticn on tarms approvad by the MLS. :

20, EQUAL HOUSING OPPORTUNITY: The Property is sold in compliance with faderal, state and locat anti-diserimination Laws.

24, ATTORNEY FEES: In any sclion, procaeding, o atbitration between Buyer and Seller arising out of this Agreemant, the pravailing Buyer or Sellar
shall be entitled 15 reasonabla attamay fess and costs from the non-prevalling Buyer or Seller, except &s provided in paragraph 284,

22, DEFINITIONS: As uged in this Agreament: )

A

mEo®

w

N3

K

L

“aeceptancs” means the time the offer or final counter offer is accepted in wnting by a parly ant is deliverad to and parsonally received by the
othor party or that party’s suthorized sgent in accardance with the terms of this offer or a final counter offer.
o &R Form®™ means the spocific form referenced o another comparable form agraed to by the parties.

 wpiase OF Escrow” means the date the grant deed, or olher evidence of fransfer of title, is recorded,
. “Copy” means copy by any means including photocopy, NCR, facsimite and slecironic. .

“Nays” means calendar days. However, after Acceptance, the last Day for peformancs of any act required by this Agreement (including Close OF
Escrow) shall not includs any Saturday, Sunday, or lagal holiday and shall instesnd bu the next Day.

“Bays After® means the specified number of catandar days after the oocurrence of the svent specifisd, not counting the calendar date on which
the specified avant scows, and ending at 19:50PM on the fingl day.

“Oays Prior” means the specified number of catendar days before the cocurrence of the svent specified, not counting the ralendar date on which
the specified event is scheduled to vocur, .

"Deliver”, “Defivarad” or "Deflvery”, means and shall be effactive upon {{} personal-tacaipt by Buyer or Seller or the individual Real Estate
Licanses for that principsl as speified in paragraph & of thee section tilled Reat Estate Brokers on page 8, regardless of the methad used (la.
messenger, mail, email, fax, othary, OR (i} if checked, [} per the atlached addendum (C.A.R, Form ROM, . :
“Elestronic Copy" of "Blectronic Signature™ maans, as applicabls, an slacironic copy of signature complying with Califorais Law, Buyer and
Saliar agres that elacironic mweans will not be unad by sither party to modify or alter the content of integtity of this Agresmaent without the
knowledge and cansant of the other

L aw means any iaw, code, statule, oginance, regulation, rule or prder, which is adopted by a contrailing city, eounty, state or faderal iagisiative,
judiciat or executive body or agency. : ‘

“Repatrs™ means any repalrs {inciuding pest controf), allerations, replacamants, madifications or retrofitting of the Proparty provided for under s
Agreement,

*Slyrad™ means sither & handwritten or winctronic signature v an originat docurnent, Copy of any countemart,

21 BROKER COMPENSATION: Seller or Buyer, oy both, as applicable, agrees fo pay compensation to Broker as specified in @ separste wiitten
agroemant between Broker and that Setfer or Buyer. Compensation i3 payable upon Close Of Escrow, of if escrow doas not close, as otherwise
spacified in the agreemeant between Broker and that Seller or Buyer.

24, JOINT ESCROW INSTRUCTIONS TO EBCROW HOLDER:

A

Buyar's Inltiats (M ¥

The following paragraphs, or applicable portions thereof, of this Agresment constitute the joint escrow instryctions of Buyer and Selley
s Bacrow Holder, which Escrow Hulder is to use glong with any reloted counter offers and addenda, and any additionat mulual instructions to
cluse the sserow, 1, 3, 4, 66, 118 and D, 12, 138, 14F, 17, 22,23, 24, 98, 30 and paragraph © of the section titied Real Estate Brokers on page
8. If g Copy of the separate compensation agroement(s) provided for in paragraph 23, or paragraph D of the section titted Real Estate Brokers on
page & is deposiied with Escrow Holdar by Broker, Escrow Holder shalt accept such agresment(s) and pay out from Buyer's or Seller's funds, or
both, a5 applicable, the Broker's compensation provided for in such agreement(s}. The ferms and conditions of this Agraemeant not set fodlin the
spacified paragraphs are additfonal matters for the information of Esorow Holder, but sbout which Escrow Holder need not ba concsmed. Buyer
and Sefler will receive Escrow Holder's general provisions directly from Escrow Holder and will execule such provisions upon Esaow Holder's
request. To the axtent the general provisions are inconsistent or conflict with this Agreemant, the gengral provisions will controf as to the duties
and obligations of Escrow Holder anly. Suyer and Selier will execute sdditional instructions, documents and forms provided ty Esorow Holder that
are reasonably necessary 10 close the escraw, : .

A Copy of this Agreoment shall be delivered to Estrow Holder within3 business days after Acceptance (or [JJ
1. Escrow Holder shall provide Seller's Statement of
information to Tille company when received from Seller. Buyer and Seller suthorize Eserpw Holder to aczept and rely on Copies and Slgnatures
as defined in this Agreament as originals, to open gsCrow and for other purposes of aserow. The valldity of ihig Agresment as botween Buyer and
Seller Is not affected by whather ar when Escrow Holder Bigns this Agreemant.

Brokers are & party 1o the escrow for the sole purpose of compensation purstiant fo paragraph 23 and paragtaph D of the section titled Resl
Estate Broksts on page 8. Buyer and Seifer iravocably assign fo Brokers cormpensalion spatified in paragraph 23, respectively, and evoeably
instruct Escrow Holder to disburse those funds tx Brokers st Close Of Beeraw of pursuant to sy other mutually executed cancailation sgreement.
Compensation instructions ¢en be amandad or revoked only with the wrillen consent of Brokers. Buyer and Selier shalf refease and hoid harmless
Eserow Holder from any lisbility resulting from Escro Hotder's paymentio Brokar(s) of compansation pursuant to this Agrasment. Esarow Holder
shall imriediately notify Brokees: {1 f Buyer's inilial or any andittonal depost is net meds pursuant to this Agreement, o is not good at tire of
doposit with Escrow Haolder or il if Buyer and Seller instrust Esgrow Holdes to santel sscrow.

A Copy of ony smendment that affects any paragraph of this Agreamant for which Escrow Halder is rasponsible shali he delivered to Escrow
Holder within 2 busingss days after mutual execution of the ameandment.

3 Saller's- Initials ( J‘l/ 3 )
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25 LIQUIDATED DAMAGES: If Buyer falls to complele this purchase because of Buyer's default, Seller shall retain, as
liquidated damages, the deposit actually paid. If the Property Is a dwelling with no more than four units, ons of which Buyer
intends to ogcupy, then the amourd reiained shall be no more than 3% of the purchase price. Any excess shall ke returned
to Buyer, Release of funds will require mutual, Signed releasa instructions from both Buyer and Seller, judicial decision or
arbltration award. AT TIME OF THE INCREASED DEPOSI BUYER AND SELLER SHALL SIGN A SEPARATE LIQUIDATED
DAMAGES PROVISION FOR ANY INCREASED DEPOSIT (C.AR, PORW R} /

Buyer's Initiale /... Selfler's initiale ﬁ‘./

28, DISPUTE RESOLUTION: : ;
A MEDIATION: Buyer and Seller agres to mediate any dispute or claim srising betwesn them out af this Agresment, or any resulting transaction,
before resorting to arblivation or cowrd acion, Buyer and Solter also agree to mediate any disputes or claims with Broker{s}, who, in writing,
ageee to such mediation prior to, arwithin g reasonable time afisr, tw dispule or claim s prosonted to the Broker. Madiation fess, ¥ any,
shall ba divided equally among the parties involved, 1, for any dispute or claim {0 which this paragraph applies, any party 4} commences an action
without first atiampting to resoive the matler through madiation, of (i) bafore sommermernant of an aetion, refises to mediale alter o request has )
bann tade, Hen that party shali not be entitied to tecover atlomey fees, sven ¥ thay would otherwise ba availsble to thet party i any such gotion,
THIS MEDIATION PROVISION APPLIES WHETHER OR NOT THE ARBITRATION PROVISION I8 INITIALED, Exciusions from this mudiation
agroamant arg specified in paragraph 26C.
B, ARBITRATION OF DISPUTES:
Buyer and Seller agree that any dispute or claim in Law or equity arising between them out of this Agroement or any
resulting transaction, which is not settied through rediation, shall be decided by neutral, binding arbitration. Buyer and
Selier also agree to arbitrate any disputes or clalms with Broker(s), who, in writing, agree to auch arbitration prior to, or
within 2 reasonable time after, the dispute or claim ls pressnted to the Broker. The arbitrator shall he a retired judge or
justice, or an attorney with at least & yemrs of residential real estate Law experiance, unless the parties mutually agree 10
2 different arbitrator. The partles shall have the right to discovery In accordance with Code of Civil Provedure §1203.05,
in all other respocts, the arbitration shall be conducted In sccordance with Title 8 of Part 3 of the Code of Civil
Procedure. Judgment upon the award of the arbitrator(s) may be entered into any court having jurisdistion, Enforcement
of this agreemant o arbitrate shall be governed by the Federal Arbitration Act. Exclusions from thie arbitration
agresment are specified in paragraph 26C.
SNOTICE: 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 T HAVE THE
DISPUTE LITIGATED 1N A COURT OR JURY TRIAL, BY INITIALING IN THE SPACE BELOW YOU ARE GIVING UP YOUR
JUDICIAL RIGHTS TO DISCOVERY AND APPEAL, UNLESS THOSE RIGHTS ARE SPECIFICALLY INCLUDED IN THE
‘ARBITRATION OF DISPUTES' PROVISION. IF YOU REFUSE TO SUBMIT TO ARBITRATION AFTER AGREEING TO THIS
PROVISION, YOU MAY BE COMPELLED TO ARBITRATE UNDER THE AUTHORITY OF THE CALIFORNIA CODE OF CiVIL
PROCEDURE, YOUR ASREEMENT TO THIS ARBITRATION PROVISION i3 VOLUNTARY.”
T vWE HAVE READ AND UNDERSTAND THE FOREGOING AND AGREE TO SUBMIT DISPUTES ARISING OUT
OF THE MATTERS INCLUDED IN THE 'ARBITRATION OF DISBUTES: PROVISION TO NEUTRAL ARBITRATION”

Buyer's Initlaly 7 Bellars initials / i

C. ADDITIONAL MEDIATION AND ARBITRATION TERMS:

{1} EXCLUSIONS: The following maiters are excluded trom madiation and arbitration: {1} a judiclal or non-judicial foreciosure or olher
action or procending to enforce 3 deed of rust, mortgage or nstalimant land sate contvact as defled In Civil Code §2988; (i) an
unfawfut detainer action; {0} the Fling or enforsement of & mechanic's Hien; and (iv) any matler that s within tha jursdiction of a
probate, small clalms or bankruptey court. The fillng of & sourt acton to enable the recording of a notice of pending action, for order of
attachment, recsivership, injunction, ar othar provisional romedles, shall not constitute 2 walver nor violation of thy mediation and
-arbltration provisions, . .

{2} BROKERS: Brokers shall not be obligated nor compulled to mediate or arlitrate unless they agree to do so in writing. Any Broko(s)
participating in mediation or arbitration shall not be deemed a party to the Agresmant.

27, TERMS AND CONDITIONS OF OFFER:

This is an offer (o purchase the Propary on the above tenns and conditions. The liquidated damages paragraph or the arbiteation of disputes

paragraph is incorporated in this Agresment if initiated by all parties o If tncorpotated by rautust sgresment in & counter offer or addendum. If at least

ane but not 2l parties inltlel, 3 countar offer is required untl agresment is reashed. Beller has the right to cottinue to offer the Propery for sale and to
accupt any other offer at amy Sme prior to notification of Acseplancs. Buyar hes read and acknowladges racaipt of 8 Copy of the offer and agreses to
the ahove confirmation of agansy relationships. i this offer is sccapted and Buyer subsequently defaulls, Buyer may be rasponsible for payment of

Brokers' compensation. This Agraement and any supplamend, addendum or mudificetion, including any Copy, may be Signed in two or more

caunterparts, all of which shafl constifute one and the same writing.

28, TIME OF ESSENDE: ENTIRE CONTRACT; CHANGES: Time I of the ossente. All understendings belwesn the parties are intorporated in this
Agragment, (s tanms are infendad by the parties a8 a final, complste and exdlusive exprassion of thelr Agreement with respect to its subject maiter,
aris may not by contradicied by evidance of any prior agresment of contempuoraneous oral agresment. § any provigion of this Agresroent is held to be
tneffective o Invalld, the remalning provisions will nevedbslass be given full force and effest. Except 88 otherwise specified, this Agreement shatt be
intetprated and dispuies shall bs resolved In accordance with: the laws of the Stats of Callfornia, Nelther this Agresmoent nor any provision in it
may be extended, amended, modified, altered or chongad, excspt ¥ writing Signed by Buyer and Seller,

Buysr's inlllals{@)(w) Sallers itisls { gﬁz A1 )
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. 34012 Granada Dr
Property Address: Dana Point, CA 82529 Date: July 17, 2013

20, EXPIRATION OF OFFER: This pifer shal be deemed revoked and the deposit shall ba returmed unlass the offer is Signed by Seller and » Copy ofthe
‘Signed offer is personally received by Buyer, or by ,whols
authorized to receive I, by 500 PM on T Hay U EET s T er e sigoed by Buver  {or, it ghooked, [ by

[IAME] PM. on (date)s.

Date _
BUYER

{Priat name)

ihddreas)

30, ACCEPTANGE OF OFFER: Sefler warrants that Seller Is the cwner of the Property, or has the authority to execuls this Agreement, SBellar gocapts the
above offar, agrees to sell the Propedy on te above terms and conditions, and agreas 1o the abave confirmation of agency refationships. Setler has
+d and aeknewledges racaipt of a Gopy of this Agresment, and authoriens Broker o Dofiver & Signed Copy 10 Buyer,

t chacked) ??BJE’GT TO ATTACHED COUNTER OFFER {CAR. Form GO DATED:
Cate _ : A — s Date
SR el vl T e SELLER
¢ ‘, : ; i&ﬁ ool (\'.}%xn‘ wgf ‘Mw’i “M‘Xm_gé_:_%_’ .
{Frint nameE ¥ : TBAnt name}
{Address}
{ [P | CONFIRMATION OF ACCEPTANCE: A Copy of Signed Accoplance was parsonally recaived by Buyer or Buyer's authovzed
tnmwiats) agent on (data) ) C1AM [7] PML A binding Agreament I% sreated when

& Copy of Signed Accaptance is parsonally recalved by Buyer or Buyer's authorized agent whathar or not confionaed in
this document. Complation of this confirmation is not legally required iy order 1o crpate & binding Agreement; s solely
intonded ko evidencs the date thet Confirmation of Asceptance has coourred,

REAL ESTATE BROKERS:

A. -Real Estate Brokers are nok parties to the Agresment boetwaen Buyor and Soller.

B, Agency miationships ate confirmed as stated In paragraph 2. :

C. If spetifiog fn paragraph 3A, Agent who submitted the offer for Buyer scknowledges recsipt of deposit.

0. COOPERATING BROKER COMPENSATION: Listing Broker ogrees to pay Cooperating Broker (Selling Firm) and Cooperating Broker sgrees {o
accapt, out of Listing Broker's proseeds in sacrow: {1} the amount specified in the MLS, provided Cooperating Broker is a Participant of the MLS in
which the Broperty Is offered for sale or g raciprocal MLS; or (i} [ (if checkad) the amount specified in a separate wiitten agreament (CAR. Form |
CBO) betwesn Liglfg Broker and Cooparating Broker. Declasalion of License and Tax {C.AR. Form DLT) may be used o document that 1ax reporting
will ppfegyired Sodnat an sanplion axisis. ,

Regsftate BoketDedling B Seupe. Real Baialg DRE Lin, #3120

By Lot it — s 7L, y DRE Lic. #g1a02433 Dats 12013 .
pdiltess Thi ke lmns Dr Juite BIIQ Gty Conta Mosa Stele €& B 92628
Telaphofie 7 G491 5330648 TR 3 E.mal Wigareon gD SO0 ..

Real Eglple B 8[74 pn Eifn) Capstone Real Bstate Group v DRE L} ;

8y, 4 i }5? (P x) N -1 sineie. DRE LG % Dote™/ | ZXT

Adoress v City State i

Tefephopé Pax ___ Bl

ESCROW HOLDER ACKNOWLEDGMENT:

Esurow Halder acknowiadges recsipt of & Copy of this Agresment, (if checked,[] & deposit in the amount of k
counter offer number {1 Sslier's Statement of information and

. and agress fo act as Eserow Holdar subject to paragraph 24 of this Agresment, any
supplamental escrow instructions and the tarms of Escrow Holder's ganerat provisions.
Eserow Holder s advisad that the date of Confinmation of Asceptance of the Agrasment a8 hatween Buysr end Seller is

Escrow Holder Estrow #

By .. Date

Address .

Phoro/FEEraan ) , ' ,

Escrow Holder is icensad By fhe Saffornia Lepariment of ] Comporatians, ]} insurance, {7} fieal Eatate. Liconss # .
PRESENTATION OF OFFER: { . } Listing Broker pressnted this offer to Bellar an . (date).

| S Brokar of Designee Iniliats " — )
REJECTION OF OFFER: { ¥ 1 No counter offet s being made. This offer was rsfectad by Seffer on {date).
Sedier's injlals

@ 2013, Cuilambs Assuchstion of REALTORS®, tne Lirited Sintes copyright few {Tile 17 U.S. Ceda) forbids e wauthorized Gatibution, disptay and repradustion of s form, o sny poetion Ywrood, iy

Fitoopy nahing of sny ofver maans, induding feosiavly or coreputorized fomats. .

S108 FURKS HAS GEEN APPHOVED BY THE CAUFDRNIA ASSOLIATION OF REALTORSS [CAR), HO REPAESENTATION 15 MADE AS TG THE LEGAL VALIDITY OR ACCURACY OF ANY
PROVISIDN HE ANY SPECHIS TRANSACTION. A REAL BESTATE BRORER 13 THE PERSON QUALIFIED YO ADVISE OB REAL ESTATE TRANSACTONG. ¥ YOU DESIRE LEGAL OR TAX ABVIGE.
GONGLAT Al AFPROPRIATE PROFESTIONAL. ’

REAL ESTATE BUSINESS SERVICES, INC, . ey
a subsiciary of e CALIFORNIA ASSOCIATION OF REALTORSE : Reviewed by @
: « 525 Soufh Virgd Avanus, Los Angetes, Cafifornia 80020 ‘ Brokar of Designen Date G e
REVISION DATE 4113 '
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a CALIFORNIA
% ASSOCIATION BUYER'S INSPECTION ADVISORY
’ % OF REALTORS v {C.A.R, Form B1A-3, Revised 10/02)
Property Address: 34012 Granads Dr, Dens Point, CA 92629 ("Property").

A. INPORTANGE OF PROPERTY INVESTIGATION: The physical condition of the land and improvements being purchased is not
gusrantesd by either Seller or Brokers, For this reason, you should conduct thorough investigations of the Properly personally and with
professionals who should provide wiitten reports of thelr investigations. A general physical inspection typically does not cover all aspacls
of the Property nor tems affecting the Property that are not physically localed on the Property. If the professionals resommend further
investigations, including a recommandation by a pest control operator to inspedt inaccessible areas of the Property, you should contact
gualified experts to conduct such additionel nvestigations. ~

8. BUYER RIGHTS AND DUTIES: You have an affimative duty to exercise reasonable care 10 protect yourself, including discovery of
the legal, practical and technical implications of disclosed facts, and the lnvestigation and verification of information and facts that you
know or that are within your diligent attention and observalion. The purchase agresmernt gives you the right to investigate tha Property. If
you exerciss this right, and you should, you must do g0 in accerdance with the terms of that agreement. This is the best way for you to
protect yourself, it is extremely important for you to read alf written reports provided by professionals and lo discuss the results of
inspections with the professional who conducted the Inspection. You have Ihe right {o request that Seller make repairs, corrections or
taka other action based upon items discovered in your invesfigations or disclosed by Seller. If Seller Is unwiliing or unable to satisty your
requests, or you do ot want to purchase the Properdy in #s disclosed and discovered condilion, you have the right to cance! the
agreement if you act within specific time paricds. If you do not cancel the agreement In a timely end proper mannegr, you may be in
breach of confrach.

0. SELLER RIGHTS AND DUTIES: Seller is required to disclose to you metarial facts known to hinvher thal affect the value or
desirability of the Properly. However, Seller may not be aware of some Propsriy defects or conditions. Sefier does not have an obligation
to inspect the Proparty for your bensfit nor is Seller abligated to repair, correct or stherwise cure known defects that are disclosed {o you
or praviously unknowrn defects that are discovered by you or your inspeciors during escrow. The purchase agreement obligates Seller to
make the Froperty avallable to you for invesligations, _ ‘

0. BROKER OBLIGATIONS: Brokers do not have expertiss in all areas and therefore cannot advise you on many items, such as soil
stability, geologic or environmental conditions, hazardous or ilegal controlled substances, structural conditions of the foundation or other
improvements, or the condition of the roof, plumbing, heatlng, alr conditioning, electrical, sewer, septic, waste disposal, or other system.
The only way to Becurately determine the condition of the Properly is thraugh an ingpection by an appropriste professionst selested by
you. i Broker gives you referrals to such professionals, Broker does not guaranigs their performance. You may select any professional
of your choosing. In sales involving residential dwallings with no more than four unis, Brokers have a duty to make a diligent visual
inspeciion of tha accessible ateas of the Property and to discloss the resulls of that ingpaction. However, as some Properly defects or
condliions may not be discoverable from a visual inspection, it Is possible Brokers are not aware of them. if you have entered into 2
writters agreament with a Broker, the spatific terms of that agresment will determine the nature and extent of that Broker's duty fo you.
YOU ARE STRONGLY ADVISED TO INVESTIGATE THE CONDITION AND SUITABILITY OF ALL ASPECTS OF THE PROPERTY. IF
YOU GO NOT DO 80, YOU ARE ACTING AGAINBT THE ADVICE OF BROKERS, '

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

FOLLOWING: '

1, GENERAL CONDITION OF THE PROPERTY, ITS SYSTEMS AND COMPONENTS: Foundation, roof, plumbing, heating, air
conditioning, elecirical, mechanical, security, poolfspa, other struclurel and non-structurat systems and components, fixlures,
bulit-in appliances, any personal property included In the sale, and energy efficiency of the Property, (Structural engineers are best
auited to determing possible design or construction defects, and whether improvements are structurally sound.)

2. SGUARE FODTAGE, AGE, BOUNDARIES: Square foolage, room dimensions, lot size, age of improvements and boundaries. Any
numericat statements regarding these items are APPROXIMATIONS ONLY and have not been verified by Seller and cannol ba
verified by Brokers. Fances, hedges, walls, retaining walls and olher natural or constructed barmiers or markers do nof necessarily
idently true Properly boundaries. {Professionals such as appraisers, architects, surveyors and civit engineers are best suited to
determing square footage, dimensions snd boundaries of the Property.)

3. WOOD DESTROYING PESTS: Presance of, or conditfons likely lo lead {o the presence of wood destroying pests and organisms
ard other infestation or infection. Ingpection reports covering these items can be separated into two sections; Section 1 identifies
areas where Infestation or infection is svident. Section 2 idontifies areas where there are sonditions likely 1o lead to infostation or
infection. A ragisterad structural pest control company is best suited o perform these Inspections.

4, SOH. STABILITY: Exiztence of il or compacted soil, expansive or gontrapiing soll, susceptibility to slippage, setlling or movement,
and the adequacy of drainage. (Geotechnical engineers ara best suifed to determine such conditions, causes and remediss.}

The copyright tows of the United States (Title 17 U.S. Code) forbid the R e
unauthorizad mpraduction of Hhis formy, or any portion theredf, by photocopy ) Buysr's Initials g& “ A%

mathing or any ofher rauns, induding facsimile or computerized formats, Sellers Initials ¢ ¥

Copyright © 1991-2004, CALIFORNIA ASSOCIATION OF REALTORS®, - Bm— j Ko
NG, ALL RIGHTS RESERVED. » | Raviewed by Date |
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Properly Address: 34012 Granads Dr, Dans Point, CA 02629 Date: July 17, 2013

8. ROOF: Presant condition, age, leaks, and remaining useful Iife. (Reofing contractors are best suited o determine these conditions.)

8. POOL/BPA: Cracks, lsaks or operational problems. (Peol contractors are best suited to determing these conditions.)

7. WABTE DISPOBAL: Type, size, adequacy, capacity and condition of sewer and seplic systems and components, connection o
sewer, and applicable fees, k

8. WATER AND UTILITES; WELL SVSTEMS AND COMPONENTS: Water and utifty availability, use restrictions and costs, Water
quallty, adequacy, condition, and pedormance of well systems and somponents. ,

3. ENVIRONMENTAL HAZARDS: Pofential environmental hazards, including, but not limited to, asbestos, lead-based paint and other
lead contamination, radon, methane, other gases, fus! oil or chemical storage tanks, comaminated soll or water, hazardous wasle,
waste disposal sites, elactromagnelic fields, nuclear sources, and othar substances, materdals, products, or conditions (including
mold (airborme, toxic or otherwise), Tungus or similar contaminants). (For more information on these items, you may cansult an
gppropriste professional or read the booklets "Environmental Hazards: A Guide for Homeowners, Buyers, Landiords and Tenands,”
*Profect Your Family From Laad in Your Home” or both.) .

10, BARTHQUAKES AND FLOODING: Susceptibility of the Properly o earthquake/selsmic hazards and propensity of the Property to
flood. (A Genlogist or Geotechnical Engineer is best sulted to provide information on these conditions.}

11, FIRE, HAZARD AND OTHER INSURANCE: The avallability and cost of necessary or desired insurance may vary. The location of
the Properly in a seismic, lood or fire hazard zone, and other conditions, such as the age of the Property and the claims history of
the Property and Buyer, may affact the availabillty and need for cerlain types of Insurance. Buyer should explore insurance options
varly as this informalion may affect other decisions, including the removal of loan and inspection contingencies. {An insurance agant
ts best suited to provide information on these conditions.)

12. BUILDING PERMITS, ZONING AND GOVERNMENTAL REQUIREMENTS: Permils, Inspections, certificates, zoning, other
governmental Imitations, restrictions, and requirements affecting the current or fulure use of the Property, its development or size.
(Such information is available from appropriate governmental agencies and private information providers. Brokers are not qualified {o
review or interpret any such information.) .

13, 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 (o larminale a {enancy. Deadbolt or other locks and security
systems for doors and windows, including window bars, should be examined o determine whether they satisfy legat requirements.
{Government agencies can provide information about these restrictions and other requiremenis.}

14, SECURITY AND SAFETY: State and local Law may require the installation of barriers, access alarms, selfdatching mechanisms
andfor other measures o decrease the risk {o childran and other parsons of existing swirmming pools and hot tibs, a8 well as various
fire safely and other measures congeming olher features of the Propedy. Compliance requirerments differ from cily fo aity and county
to county. Unless specifically agresd, the Proparty may not be in compliance with these requirements. (Local government agancies
can provide information about these restrictions and other requirements.) ' ‘

15, NEIGHBORHOOD, AREA, SUBDIVISION CONDITIONS; PERSONAL FACTORS: Neighborhood or ares conditions, including
schoals, proximity and adequacy of law enforcement, crime statistics, the proximity of registered fetons or offenders, fire protestion,
other government services, avallability, adequacy and cost of any speed-wired, witeless internet connections or ather
telecommunications or other technology services and installations, proximity 1o commercial, industrial or agriculfural activities,
existing and proposed fransportation, construction and development that may affect noise, view, or traffic, airport nolse, noise or odor
from any source, wild and domestic animals, other nuisances, hazards, or ciicumsiances, protected species, wetland properties,
botanical diseases, historic or other governmantally profected sites or improvements, cemeteries, faciliies and condftion of cammeon
areas of common interest subdivisions, and possible lack of compliance with any goveming documants or Homeownets' Assoclation
requirements, conditions and influences of significance to cerain cultures and/or refigions, and personal needs, requirements and
preferences of Buyer. , :

Buyer and Seller acknowtedge and agree that Broker: {i} Does not decide what price Buyer should pay or Selfer should accept; {il} Doss not

guaraniss the condition of the Property; {iil) Does not guarantes the performance, adequacy of completeness of inspections, services, products or

repsirs provided or mste by Seller or olhoers; {iv] Dogs nol have an obligation 1o conduct an inspection of common argas or areas off the site of the

Property; {v) Shafl not be responsible for identifying gafects an the Proparty, in commuoe areas, or offsite unlass such defects are visually obsarvable

by an ingpection of reasonably accessible araas of the Property or are known {o Broker; {vi} Shall not be responsitile for inspecling public records or

pemnits consaming fhe title or usa of Properly; {vil} Shall not be responsible for identifying the lecation of boundary nas or other tems sffecting Hitle;

oo} Stall not ke respoensible for verifying square foolage, representations of others or infermation contained in investigatian reports, Multiple Uisting

Service, advertisements, fiyats or uther promotional malarial; {ix} Shall not ba responsible for providing legst or tar advice regarding any aspec of &

transaction entered inte by Buyer or Seller; and {x} Shatl aot be responsible for praviding ofher advice or information that sxceeds the knowledgs,

aducation and experience required to perform real estate licensed aclivity. Buger and Seller agres fo sesk legat, tax, insurance, ttle and other

dasired ausistance frars approptiate professionals, .

By signing below, Buyer snd Seller each acknowledge that they have read, understand, accept and have recelved a Copy of
dyizory, Buverds encouraged to read 1t carefully, :

07/17/2013
Faigraigee- Date Buyer Signature , Date
Valley Property Investors, LLC ) S S
Seller Bignature Date Seller Signature 7 s Date
| | %Vf&»

THIS FORM HAS BEEN APPROVED BY THE CALIFORNIA ASSOCIATION OF REALTORS® (CAR). NO REPRESENTATION 1B MADE AS TO THE LEGAL VALIDITY OR
ADEGUACY OF ANY PROVISION BN ANY SPECIFIC TRANSACTION. A REAL ESTATE BROKER 1S THE PERSOM QUALIFIED TO ADVISE ON REAL ESTATE
TRANSACTIONS. IF YOU DESIRE LEGAL OR TAX ADVICE, CONSULT AN APPROPRIATE PROFESSIONAL.

This farm 35 avaitadle for use by the enlire res esiate indusiry. B ia not intended 10 ienfify the user as g REALTOR®, REALTOR®G Is & registared colleclive menbership mark
witigh oy e wred only by membars of the NATIONAL ASSOUIATION OF REALTRRSS who substribe b its Ceade of Ethics,

st i Diaeed by
| REAL ENTATE BUSHESS SERMCES, NG, ‘ (reviowens -

bty ot ihs Calfornis Asscoiten of REALTORSS i y ... Dote
, 825 South Vg Avens, Los Angales, Caifornia 90320

-y , F 2 :
| BIAAREVISED 10/02 (PAGE 20F 3} | BUYERSINSPECTION ADVISORY (BIA-A PAGE 2 OF 2)
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CALIFORNIA , -

A i bciaTION COUNTER OFFER No. one 1

. ' ” g Foruse by Selter or Buyer, May e used for Mutple Counter Offer.
Wy OF REALTORS {C.AR, Form CO, Revisad 11/10}

Date July 23, 2013
This is a counter offer to thec{Z} Califonia Residential Purchase Agreement, [} Gounter Offer No., of {7 other "Offar™,
dated __ July 17, 2013 , OR propasty knowri s ‘ 34012 Granads Drive FProperty™,
befween vaileyv Property Investors, LLC . ("Bu?(gr"?l &;’1;1
... “Seflar’).

1. TERMS: The tarms and conditions of the above referenced docurnant are aceepted subject to the Tollowlng: ;

A. Paragraphs Inthe Offer tant raquire initlals by alt parties, but are not tttaled by all parfies, are exciuded from the final agreement
unless specifically referencad for nclusion Ity paragraph 1€ of thig or another Counter Offer.

R, Unless otherwise agreed m writing, down payrent and loan amountis} wiil be agfusted in the same proportion as in the original

abtached A m Ng. Ong [(i). Purche e} fendum No, Onpe

dum, Lo Purchase Agresment, which are il {ncorporated herein by this

thouah set forth in foll. The & o by which acgept or .
: R o

Offer.
¢, OTHER TERME:

B, ‘Thefollowing attuchad addenda are fncorporated into this Counter Offar: E Addendum No. One {1/
Z 2 it Adde: Ne. 1 dendum to P 2 Agre
2. RIGHT T ACCEPT OTHER DFFERS: Ifthis Is @ Seffer Counter Offer, (1) Seller has the rightto continue to offer the Properly for sals or for analhar
{ranssction, and fo accept any other offer at any time prior Acceptance, as desoribad in paragraph 3 and {il) Saller's acceptance of another offer

prior to Buyer's Acceptance of {his Counter OFfer, shall revoke this Counter QOffer. »
3, EXPIRATION: This.Counter Offer shall be deamed revoked and the depaslts, if any, shall e returned unless this Counter Offer Is signed by the
Buyer or Seller to whom i |s sent and a Copy of the slgned Counler Offer Is personally recelved by the person making this Counter Offer or by

, who Is authorized o receive
% by 5:00 PM on the tirg Day Aftor the iater date spacified In paragraph 8o, {f chacked) by . (date), at
, _ Y ] AM{_] PM. This Counter Offer may be axeciited In counterparts.u
4. {3F checked:} MELTIPLE COUNTER OFFER: Seller is making & Counter Offerts) 1o another prospective buyer(s) on ferme that may or may

kot be the same as (n this Counter Offar, Acceptance of this Gounter Offer by Buyer shall not bs binding unless and until it Is subsaguently
re-Signad by Seller in paragraph 7 below and a Copy of the Counfer QOffer Signed In paragraph 7 1s parsonally recelved by Buyer of by
_, who is authorized to recalve I, by 5:00 PM
ot the third Day After the later date specified in paragraph 8§ or, (f chackedj by | _| {date), =t
Anm [1PM. Prorto the complation of all of these events, Buyer and Sefler shall have no duties or vbilgations for the purchass or

sale of the Property, NOJE TG SELLER; Sign ang dute in paragraph & to lake this Counter Ltfer,

8, ¥ e' e COUNTER OFFER OB mE;YfRM"_? ABOVE AND ACKNMOWLEDGES RECEIPT OF A GOPY,
4 Py Wi - Dats 240 /3 |
John H, polfa; Th ’ / Date ' ‘
8. AC(?EP;TMCE: IWE am\ptrse %ﬁoﬁm (1F chocked X SUBJEGT TO THE ATTACHED COUNTER OFFER) and acknowledge
recalpt ot a LT " 3 . 7
P W \A} A Date ‘ﬂ-L(&j'\ﬁ‘( ‘ Tme ] g0 Damildem
) Date Time Tlamidrm
7. TRULTIPLE COUNTER DEFER SIGNATURE {IRE: By slgning helow, Seller accepts This Mutpie Counter Offer,
NOTE TO SELLER: Do NOT sign it this box untl after Buyer signs Int paragraph 6, {Paragraph 7 applies only i paragraph 4 Is checked.)
Dats _ , Thne Tlam[ew
Dato Time TlamTew

8, '( ...} {iniials) Confirmation of Agceptance: A Copy of Signed Acceptance was personally reselved by the maker of the
Counter Offer, or that person's authorized agent as specified In paragraph 3 {on, ¥ ihis Is = Multiple Counter Offer, the Buyer or Buyers authorized
agent as specified In paragraph 4) on {date) at B AM {:} PM. A binding Agreement

is creatsd when & Copy of Signed Acceptance Js personally recelved hy the the maker of the Counter Offer; ar that person's authorized
agent {or, If this Is a Multiple Counter Offer, the Buyer or Buyer's authorlzed agent} whetler or not confirmed iny this document, Cornpletion
of this confirmation To not fegally raguired in order to create a binding Agrasmant; It is solely Intended to evidence the date that
Acceptance hus ooeurred. .

“The copyright laws of he Unlted States (Titla 47 1.5, Codg} forbid the unauthorized veprodudlion of this form, oran! on thereof, by photocopy machine or any other means,

Inclugding fgglmﬂearcomputerized formats, Copyright © 1888-2012, CALIFORNIA ASSOCIATION OF REALTDRSGQ: f{‘?gl ALL RJGHTSX !%?ES'ER@%D. ¥ ou e

THIS FORM HAS BEEN APPROVED BY THE CALIFORNIA ASSOCIATION OF REALTORS® (GAR}&:E NO REPRESENTATION 15 MADE AS TO THE LEGAL VALIDITY OR

AGEQUACY OF ANY PROVISION IN ANY SPECIFIC THANSAGTION. A REAL ESTATE BROKER IS THE PERSON QUALIFIED TO ADVISE ON REAL ESTATE

TRANSACTIONS, IF YOU DESIRE LEGAL DR TAX ADVIGE, CONSULT AN APPROPRIATE PROPESSIONAL,

This foro §s avallable for uss by e antlre Teal astate Industry, 1t 1s not intended to Menlify the User as a REALTOR®D. REALTOR® i3 & registared collective membership mark

which may be usad otily by members of the NATIONAL ASSOCIATION OF REALTORS®D wha subs iba o its Code of Ethics. "

BE ] pubicnad sud Distitadby: Q
REAL ESTATE BUSINESS SERVICES, ING. ) : —
& okl offio Collnte Associotn o REALTORS® ' [Reviewed by ___ Dal® e | LSEERERS
R <. 575 Soulh Vingh Avenus, Los Angeles; Caftformla 9020 . QPIORITHITY

GO REVISED 14110 (PAGE { OF 1) e

_ COUNTER OFFER (COPABE 1 OF 1)

Agent: Joseph Galosic Phone; $49.586.4200 Fax: 948,580,0903 Prepdred ustig 2ipForm® software
Hroker: Joseph M, Gelosic,Broker 8108 frvine ixeater Drive, Suite 688 irvine , TA 52018
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,~§ CALIFORNIA ADDENDUM
4 "5, ASSOCIATION {C.AR. Form ADM, Revised 4/12) No. One (1)
x@r OF REALTORS?
The following terms and condiflons are hereby incorporated In and made & part of the: [} Residential Purchase Agreement,
1 Manufactured Home Pumhase Agreerant, [ Business Purchiiss Agreament, [7] Residentlal Lease or Month-to-Month  Rental
Agreement, [ VacantLand Purchase Agreement, [] Residential Income Properly Purchase Agreement, [J Commercial Froperty
Purchase Agreentent, [} Other Counter Ofifer No. 1 to the Residential Purchase Agrgement

dated July 23, 2013 , on property known as 32012 Granads Drive.
in which Valley Property luvestors, LIC is referred to as {"Buyer/Tenant’)
and John M, Wolfe, Ch 7 Yrusiee Is referred to as {“Seller/Landlord").
1, Para 1.C. 3.7, - Purchase price to be £460,000:

. = £ ! 3 AR e 18 LRdd 3 3 £13 &3

and B A ;IR ; L seighk sal. bhe pfona L 2 3
deposit. IFf Buver chooseg Lo conduct any further 3 gpection of the property, Buyer shall
¥ spaotl g _Repor 17 si L Lr 1t ted to in i

: & d QYL 8 234 o fcBeMEsiih & 2 H SV Ak o o
disclosure reports (4.2.{4)), zad Profesgional Properkty Inspection report (4.3 (6)). BJuver

: ANY, regommsndad, forth in
3.  Para 4.B. - Buover to pay For all costs of gomplispce Hox all Government Reguirements
sud Retrofits identified in Paze. 4.8, ¢1), (2] and (3)r

s A o Sellax’? : i,

.26

ownez:s title policy 30-—50:
5, Para 4.D, = var and 1ler - pay o 11 cos 4y Para, 4.D. (1}, (2) 50-50, Buyer to

& Para. . g =
ot e

deleted:

7 Para 6o B, 10, and 1l 88 r 8 3 13l

only those disclosures ag reguired b law, and Seller makes no rep agantations o
varrantiag Buyrer has Lo tel : Y £

The foregoing terms and conditlons are hereby agreed to, 2nd the undersigned acknowledge recaipt of a copy of this document.

Date i FECT AN s, Date '7/{;5{/;"?
VAR
BuyerfTenant ‘ MR o X SellerLandlord ‘ ! .
Valliey Property luvestosa, ALO John M. Wolfe, Cy 7 Trustee
Buyer/Tenant - Sellgr/Landlord

The copyright faws of the Unfted Stafes (Tite 17 U.S, Code) forbld the tnauthorized reproduction of this form, or any portion theredf, by photocopy machine orany other means,
Including facstmile or computarized formats, Copyright® 1988-2012, CALIFORNIA ASSOOIATION OF REALTORS®, INC, ALL RIGHTS RESERVED. .

THIS FORM.HAS BEEN APPROVED BY THE CALIFORNIA ASSQOIATION OF REALTORS® {C.AR.). NO REPRESENTATION 1S MADE AS TO THE LEGAL VALIDITY OR
ADEQUACY OF ANY PROVISION IN ANY SPECIFIC. TRANSACTION, A REAL ESTATE BROKER 1S THE PERSON QUALIFIED TO ADVISE ON REAL ESTATE
TRANSACTIONS, I YOU DESIRE LEGAL OR TAX ADVICE, CONSULT AN APPRUPRIATE PROFESSIONAL. .

This form {s avallable for use by the entira real estate Industy, It is not Intended to ldentiy the useras a REALTOR®, REALTOR® Is a teglsterad collective mambership mark
which smay be used only by mambers of the NATIONAL ASSOCIATION OF REALTORS® whio subiscribe to lis Gote of Ethles,

Pubisted and Distibuted by:

REAL ESTATE BUSINESS SERVICES, INC.

5 subsidiay of the Calfortfa Assocktion of REALTORS®
= 525 Seuth Virgh Avenus, Los Angeles, Callfaimla 1020

{:‘ ewed by Date

ADI REVISED 412 (PAGE 1 OF 1) i
ADDENDUM (ADW PAGE 1 OF 1)
Agent Joseph Galosle Phone: 845,588.4200 Fax: 948.580.0903 Preparad using zipForm® software

Broker: Joseph W. Galoslc,Broker 8108 lrvine C.gntexr Drive, Suilts 600  frvine , CA 52618

EXHIBIT "2"



Case 8:12-bk-23063-SC Doc 71 Filed 08/07/13 Entered 08/07/13 08:38:20 Desc
Main Document  Page 51 of 58

[\ CALIFORNIA ) &QDE&{}HM
€. "5 ASSOCIATION (C.A-R. Form ADM, Revised 4/12) ~ No, ome (1)

ﬁf OF REALTORS?®

The following terms and conditions are hereby tncorporated i and made a part of the: [ Residential Purchase Agreement,
{1 Manufactured Home Purchase Agreement, [} Business Purchase Agreement, [ Residential Leas_e or Month-to-Months Rental
Agreement, [ Vacant Land Purchase Agreement, [J Residential Income Property Purchass Agreement, 1 Ccm;narcia! Properiy
Purchase Agreement, [ Other Comnten: Ofifer No. One (1) to the Residential Purchase Aqreement and

Joint Escrow Instructions - Addenduwm page 2 of 2 - .

dated June 30, 2013 , on property known as 94012 Granads Drive
T which Valley Droperty Investons, LLC 1s referred to as ("Buyer/Tenant’)
and Jobm M., Wolfe, CB 7 Trustee , Is referred to as ("SeflerfLandlord").
g. Pars. 10.. . 14., and 15, = the propecty sondition iz not a gontingenay of thig

o Buyer waives all conblagencies wilh regpegl Lo LU& zonditdo

pyer's depeosit is
el the (@ C‘t' Wi

12 Para, 26 eleted. See attached.
1 i HOCS o of thig Coun OfFar

N 21 MBS SR ned amount ds sub t to Coprt Approvals
The foregoing terms ant conditions are hereby agreed 1o, and the undersigned acknowledge receipt of a copy of this document.

Date Date &’2/29;’ e

o,

SellerfLandior

John M. Wolfe, ,ﬂz 7 Trustee

Buyer/Tenant k SellerfLandlord

The copyrght laws of the Unitedt Siates {Titie 17 1,8, Code) forbld the unatiorized reproduction of this form, or any portion thereof, by photocopy machine or any other means,
including facstmlls or computerized formats. Copyrght® 1988-2012, CALIFORNIA ASSUGIATION OF REALTORS®, ING. ALL RIGHTS RESERVED, .

THIS FORM HAS BEEN APPROVED BY THE CALIFORNIA ASSOCIATION OF REALTORSS (CAR). NO REPRESENTATION 18 MADE AS TO THE LEGAL VALIDITY OR
ADEQUADY 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 svallabla for use by the entire real ssiate Indusiry. itis not Intended o idenity the vser as @ REALTOR®. REALTOR® Is & registered collettive membership mark
which roay be used only by membars of the NATIONAL ASSOCIATION OF REALTORS® who subscribe {o its Code of Ethies.

Published vad Distributed

by: )
REAL ESTATE BUSINESS SERVICES, INC.
4 sudsidiary of the Galifaniz Ascocislioly of REALTORS®
8 © 1 . 525South Virgl Avenuse, Los Asgales, Callfornla 80020

ADM REVISED 4/12 (PAGE 1 OF 1) , v Revievied by Date
' . CADDERDUNM (ADM PAGE 1 OF 4) .
Agent: Joseph Galosle Phone! $49,556.4200 Faxt 948.580.0003 Prapared using zipForm® software |
Broker: Joseph M. Galosic,Broker 8105 irvine Center Drive, Sulte 800 frvine , CA 92618

EXHIBIT "2"



Case 8:12-bk-23063-SC Doc 71 Filed 08/07/13 Entered 08/07/13 08:38:20 Desc
- Main Document  Page 52 of 58

é;% CALIFORNIA  pupcHASE AGREEMENT ADDENDUM No. one (1)
LY
s 4

ASSOCIATION
OF REALTORS® - {May Also Be Used With Counter Offer)
(C.A.R. Form PAA, Revised 4/11)
This is an addendum to the [J California Residential Purchase Agreement, & Counter Offer No. _Ome (1) .0 Other
: , ("Agreement”), dated June 30, 2013 , on

property known as 34012 Granada Drivae..Dana Polnt ("Property"),
between ___ Valley Property Investors, LLC ("Buyer”),
and John M. Wolfa, Ch 7 Trustee ("Selter"),

(The definitions in the Califormia Residential Purchase Agreement are applicable fo this Purchase Agresment Addendum.)

1. 1 CANCELLATION OF PRIOR SALE; BACK-UP OFFER (If checked): This Agreement is in back-up position nuraber ,
and is contingent upon written cancellation of any prior contracts and related escrows ("Prior Contracts") between Seller and other
buyers. Seller and other buyers may mutually agree to modify or amend the terms of Prior Contracts. Buyer may cance! this
Agreement in writing at any time before Seller provides Buyer Copies of written cancsllations of Prior Contracts Signed by all parties
to those contracts. If Sslier Is unable to provide such written Signed cancsliations to Buyer by {date),
then either Buyer or Seller may cance! the Agreement in writing.

A. BUYER'S DEPOSIT CHECK shall be: (i) held uncashed until Coples of the written cancellations Signed by all parties to the Prior
Contracts are provided to Buyer; OR (i) (f checked) O immediately handled as provided in the Agreement.

B. TIME PERIODS in the Agresment for Investigations, contingencles, covenants and other obligations {i) shall begin on the Day
After Seller provides Buyer Copies of Signed cancellations of Prior Contracts; OR {ii} (if checked) [J all time periods shall begin
as provided in this Agreement. However, if the date for Close Of Escrow is a specific calendar date, that date shall NOT be
extended, unless agreed to in writing by Buyer and Seller.

2. [1SELLER TO REMAIN IN POSSESSION 'AFTER CLOSE OF ESCROW (If checked): This provision is intended for short-term
occupancy (i.e. less than 30 Days). If occupancy is Intended to be for 30 Days or longer, use Residential Lease After Sale (C.A.R.
Form RLAS). Note: Local rent control or other Law regarding tenant's rights may impact Buyer’s and Sellor’s rights and
obligations.

A. TERM: Selter to remain in possession of Property for Days After Close Of Escrow (or [ 3
Seller has no right to remain in possession beyond this ferm and may be responsible for court awarded damages If Seller does
remailn.

B. COMPENSATION: Seller agrees to pay Buyer () for the term specified in 2A, § per Day (or O

}, and (i) a security deposit in the amount of $ . Seller shall deposit
such funds with escrow holder prior to Close Of Escrow or such funds shall be withheld from Sellers proceeds. At Close of
Escrow, compensation and security deposit will be released to Buyer (or [ held in escrow).

C.LATE CHARGE/NSF CHECKS: If any payment from Seller to Buyer is required outside of escrow, and any such payment is not
received by Buyer within 5 (or O - ) Days After date due, Seller shall pay to Buyer an additional sum of
$ as a Lato Charge. If a check is returned for non-sufficient funds ("NSF), Seller shall pay to
Blyer $25.00 as an NGE charge. Seller and Buyer agree that these charges represent a fair and reasonable estimate of the costs
Buyer may incur by reason of Seller's late or NSF payment. Buyer's acceptance of any Late Charge or NSF fee shall not
constitute a waiver as to any default by Seller. .

D. UTILITIES: Seller agrees to pay for all utilities and services, and the following charges:

except : , which shall be paid for by Buyer.

E. ENTRY: Seller shall make Property available to Buyer Tor the purpose of entering to make necessary or agreed repairs, or {0
supply necessary or agreed servicas, or to show Property to prospective or actual purchasers, tenants, mortgagees, lenders,
appraisers or contractors. Buyer and Seller agree that 24 hours notice (orat or written) shall be reasonable and sufficient notice.
In an emergency, Buyer may enter Property at any time without prior notice. :

E. MAINTENANCE: Seller shell maintain the Property, including pool, spa, landscaping and grounds, and all personal property
included in the sale in substantially the same condition as on the date of Acceptance of the Agreement. Except as provided in the
Agreement, Seller shall not make alterations to the Property without Buyer's written consent.

G. ASSIGNMENT; SUBLETTING: Seller shall not assign or sublet all or any part of the Property, or assign or transfer the right to
occupy the Property. Any assignment, subletting or transfer of the Property by voluntary act of Seller, by operation of Law or
otherwise, without Buyer's prior written consent shall glve Buyer ihe right to terminate Seller’s right to possession.

H.SELLER'S OBLIGATIONS UPON DELIVERY OF POSSESSION: Upon delivery of possession to Buyer, Seller shall deliver the
Property In the condition and on the terms provided in the Agreement. '

I. INSURANCE: Seller's personal property (including vehicles) is not Insured by Buyer, and, if applicable, owner's association,
against loss or damage due to fire, theft, vandalism, rain, water, criminal or negligent acts of others, or any other cause, Seller is
to carry Sellers own Insurance to protect Seller from such loss.

J. WAIVER: The waiver of any breach shall not be consirued as a continuing waiver of the same or any subsequent breach.

K. OTHER TERMS AND CONDITIONS/SUPPLEMENTS: , :

The copyright laws of the Untted States (Tile 17 U.S. Code) forbid the i 4
unauthorg:ed reproduction of this form, or a(l'?)-' portion thereof, bZ! photocopy Buyer's Initials ( v/ ) )
machine or any other means, including facsimile or computerized formats. Seller's Initials { 3 }
CoEyﬁght@D 1891-2011, CALIFORNIA ASSOCIATION OF REALTORS®, INC.
ALURIGHTS RESERVED, [ Reviewed by Date ! Brestmdl
PAA REVISED 4/41 (PAGE 1 OF 2) g GPPERTONITY
) PURCHASE AGREEMENT ADDENDUM (PAA PAGE 1 OF 2)
Agent: Joseph Galosic Phone; 849.586.4200 Fax; 949.580.0803 Prepared using WINForms® software

Broker: Joseph M. Galosic,Broker 8108 lrvine Center Drive, Sulte 600 lrvina , CA 92818
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Properly Address; 34032 Gransda Drdve, Dans Point, Date: June 30, 2013 .

2. [T TENANT TO REMAIN IN POSSESSION (if checked): Buyer shall take Property subject to the ribhts of existing tenants. Seller
shall, within 7 {or {1 } Days After Acseptancs, deliver to Buyer Cepies of all: estoppel certificates sent to ard received
back from terants; [eases; rental agreements; and currant Income and expense stalements (“Rental Documerts”). Seller shall glve
Buyer wriiten notice of any changes fo existing leases or tenancles or naw agresments to lease or rent ("Proposed Changes") at least
7{or (1 \ Days prior to any Proposed Changes. Buyer's approval of tha Rental Documentis and Proposed Changes is
a cantingency of the Agreement. Buyer shall, within (or OJ ¥ Days After receipt of Rental Doctiments or Proposed
Changes remove the applicable contingency or cancel the Agreement, Saller shall transfer to Buyer, through escrow, all unused
tenant deposits. No warranty ls made concerring cormpliance with govemnmental restrictions, i any, limifing the amount of rent that
can lawfully be charged, andfor the maximum number of persons who can lawfully occupy the Properly, unless otherwise agreed in
writing.

4. T SECONDARY OR ASSUMED LOAN (if checked): Obtaining the secondary loan or assumption below, and Buyer's approvel of
such assumed financing, Is a contingency of this Agresment. Buyer shafl act difigently and In good faith o obtain the designated
financing.

A1 SECONDARY LOAN:

{1} The loan shall be conventional financing or, i chiecked, I SELLER FINANCING, [J OTHER. The loan shall be at a fixed
rate not jo excead %, or £1an adjustable rate loan with an initial rate not to exceerd ’ %.
Regardless of the type of loan, Buyer shall pay paints not to exceed % of the loah amount.

{2) {1y Within 17 {or 3 } Days After Acoeptanice, Buyer shail, a5 Specified in the Agreement, remove this contingency
or cancel this Agreement.

OR {11} (If checked) L3 secondary loan contingenicy shall remain In effect until the toan s funded.

B, [ ASSUMPTION OF EXISTING LOAN:

{1} Buyer will assume an existing note and deed of trust, Seller shall, within {or } Days After Acceptance, request,
from Lender, and upon receipt provide to Buyer, Copies of all applicable notes and deeds of trust, loan balances and current
interest rates, Differences betwsen estimated and actual losn balances shall be adjusted at Close Of Escrow by cash down
paymant, Impound accotnts, if any, shall be assigned and charged to Buyér and credited to Seller. If this Is an assumption of
a VA Loan, the sale Ts contingent upon Seller being provided a retoase of Habliity and substitution of elfgibility, unless
otherwise agresd Inwriting.

(2) () Within 17 {or 3 } Days After Acceplance, Buyer shall, as specified in the Agreement, remove this contingency or
cancel this Agresment However, i the assumed loan documents are not pravided to Buyer within 7 Days After
Asceptance, Buyer has & {or [J } Days Alter racelpt of these docuimants, ot the fixed time specifisd in 4B(2),
whichever occurs {ast, to remove this contingency or cancel tha Agreement.

QR (IF chiecked) LT assumed loan contingency shall remaln in effect until the assumption is approved. _

5.5 COURT CONFIRMATION (f checked): This Agreament is contingent upon court conflrmation on or before

{date}. If court confirmation is not shtained by that date, Buyer may cancel this Agreement in writing.

Coud confirmation may be required in probate, congervatorship, guardianship, recelvership, bankruptcy or other proceedings. The

court may allow open, competitive bidding, resulting In Properly being sold te the highest bidder, Broker recommends that Buyer

appear at the court confirmation hearing. Buyer understands that {i} Broker and others may continue to market the Property and (i§)

Broker may represent other competitive bidders prior to and at the court confirmation.

By signing befow Buyer and Seller acknowledge that each has read, understands, recelved a copy of and agrees to the terms of this
Purchase Agreement Addendum. :

Date N 1 AN Date gz/zy’/ﬂ 7

Buyer _/ \ : Seller gt ’
Valley Property Sagestors, LIC John M. Wolfe, Ch 7 ffrustee

Buyer ‘Seller

THIS FORNM HAS BEER APPROVED BY THE CALIFORNIA ASSQGIATION OF REALTORS® {CAR ). NG REPRESENTATION IS MABE AS TOD THE LEGAL VALIDITY OR
ADEQUACY GF ARY BROVISION IN ANY SPECIFIC TRANSACTION. A REAL. ESTATE BROKER IS THE PERSON QUALIFIED TG ADVISE ON REAL ESTATE
TRANSACTIONS, IF YrUU DESIRE LEGAL OR TAX ADVICE, CONSULT AN APPROPRIATE PROFESSIDNAL,

“This Torm is avallable for use by the entire real sstate-ndustry. 1115 ot intended to dentity the user a3 a2 REALTOR®, REALTOR® Is & istered colleclive membership mutk
which may be tsad only by members of the NATIONAL ASSOCIATION OF REALTORS® vf?ha subscribe to tis Code of Ethles. e @ e o met

Published and Distributed by: )

REAL ESTATE BUSINESS BERVICES, INC.

a subsidiary of ihe California Assoclation of REALTORS®
« 525 South Virglf Avente, Los Angeles, Californfa 90020

PAA REVISED 4/11 (PAGE 2 OF 2) : [ Reviewwod by Date
PURCHASE AGREEMENT ADDENDUM (PAA PAGE20F 2}
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UM TO PURCHASE AGREEMENT

ADDEND

This Addendum to Purchase Agreement (hereinafter called “Agreement”) is entered into on this
23" day of July, 2013, by and between John M. Wolfe, Chapter 7 Bankruptcy Trustee
(hereinafter called “Seller” or “Trustee”) and Valley Property Investors, LLC, (hereinafter
“Buyer”), pursuant to the terms and conditions as follows:

RECITALS

WHEREAS: Subject to Court approval, the Trustee in the bankruptcy proceeding entitled Inre
Mourry, Case No. 12-BK-23063-SC, has authority to sell certain real property commonly known
as: 30412 Granada, Dana Point, California (APN 682-283-36), County of Orange (hereinafter the
“Subject Property”). '

WEHEREAS: The Trustee has been appointed by Order of the Court pursuant to the United States
Bankruptcy Code. '

WHEREAS: As a result of the filing of the Chapter 7 petition, the Trustee has been appointed to
administer the assets of the bankruptey estate, one of which was the Chapter 7 debtor’s interest in

the Subject Property.

WHEREAS: Pursuant to 11 U.S.C. Section 363, the Trustee and/or his attorneys will seck a
Court Order authorizing the sale of the Subject Property. '

NOW THEREFORE, THE PARTIES HEREBY AGREE AS FOLLOWS:

CONDITIONS OF SALE

1. Court Approval; Seller agrees to proceed in good faith to obtain Court approval for the
sale of property located at contemplated herein, within reasonable time period after said
offer.

2. Broker’s Compensation;: Brokers and Agents are entitled to compensation only upon
recordation of a deed or other evidence of title.

3. No Assignment: This agreement is between Buyer and Seller. Buyer shall have no right
1o assign the Escrow, this agreement, or transfer the Subject Property concurrent with
closing without consent of Seller.

4, Title Insurance: The title insurance policy shall be subject only to liens, encumbrances,

clouds and other matters as may appear on the preliminary title report, that are not to be
removed at the close of Escrow, and have not been objected to by Buyer. If Seller is

EXHIBIT "2"
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unwilling or unable to eliminate those title matters disapproved by Buyer as above, the
Seller may terminate this Agreement or; if Seller should fail to deliver good and
marketable tifle as provided above, Seller and/or Buyer may terminate this Agreement. In
either case, the Buyer's deposit shall be returned to Buyer, and Buyer shall have no
recourse against Seller or the Law Offices of Shulman, Hodges & Bastian, LLP, the
bankruptcy estate of: In re Mourry, Case No. 12-BK-23063-SC, or the Trustee, or any real
estate agent, broker or attorney involved in this transaction.

5. Limitations of Sale: The parties acknowledge that the operation of the law has placed the
Bankruptoy Trustee in a unique role as the Seller of the Subject Property, which is the
subject of this agreement. Due to the nature of the Trustee’s role in administering the
bankruptey estate, there are limitations as to the extent, type and character of the
agreement under which the Trustee can convey the Subject Property.. The Trustee
proposes to sefl this asset subject to certain limitations. The parties hereby acknowledge
that they understand the tetms under which the Subject Property is to be conveyed may

* vary substantially from the normal customs and trade within the real estate industry.
Except where expressly mandated by operation of law, the Buyer consents to any such
modifications and amendments. :

6. Purchase without Warranties: Buyers acknowledge that they are purchasing the Subject
Property from the Seller “AS IS” without warranties of any kind, expressed or implied,
being given by the Seller, concerning the condition of the property or the quality of title
thereto, or any other matters relating to the Property. Buyer represents and warrants that
they are purchasing the Subject Property as aresult of their own investigations and are not
buying the Subject Property pursuant to any representation made by any Broker, Agent,
Accountant, Attorney or Employee acing at the direction, or on the behalf of the Seller.
Buyers acknowledge that Buyers have inspected the Subject Property, and upon closing
of Escrow governed by this Agreement, Buyer forever waives, for himself, his heirs,
successors and assigns, and all claims against the Trustees, their attorneys, agents and
employees, the bankruptey estate of In.re Mourry, Case No. 12-BK-23063-SC, and/or its
Attorneys, Agents and Employees, arising or which might otherwise arise in the future
concerning the Subject Property.

7. Trustee's Liability: Buyer acknowledges that the Trustee is acting as a Trustee in
Possession. No personal liability shall be sought or enforced against any officer, director,
shareholder, employee, independent contractor of the Trustee with regard to this
Agreement, including the Addendum, the assets, the sale of the Subject Property, or the
physical condition of the Subject Property. In the event that the Trustee fails or refuses to
complete the transaction for any reason, then the limit of the Trustee’s liability is only to
return any money paid to the Trustee by the Buyer, without deduction. Prior to and after
the closing of escrow, the Untied States Bankruptcy Court shall have and retain the sole
and exclusive jurisdiction over the Assets of this transaction and Agreement; and all
disputes arising before and after closing shall be resolved in said Court.
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8. Hold Harmless:

(a) Buyer understands the terms and conditions of the entire purchase contact and holds
the Estate and the realtors, brokers, agents, the Trustee, and the Law Offices of Shulman,
Hodges & Bastian, LLP, his attorneys, agents and employees harmless from any lisbilities
arising from this contact.

(b) All parties hereto further agree, jointly and severally, to pay on demand as well as to
indemnify and hold Escrow harmless from and against all costs, damages, judgments,
attorneys' fees, expenses, obligations and liabilities of any kind or nature which in good
faith, Escrow may incur or sustain in connection with or arising out of this Escrow and
Escrow is hereby given a lien upon all the rights, titles and interest of each of the
undersigned in all escrow papers and other property and monies deposited in this escrow,
to protect the rights of escrow and to indemnify and reimburse Escrow under this
Agreement. In the event this Escrow is not completed for any reason, Escrow is
authorized to deduct and pay its fee, plus costs incurred from any funds on deposit, and
disburse the balance of the deposit consistent with the terms herein, without further
instruction.

9. Disputes: Any and all disputes which involve in any manner the Bankruptcy Estate orthe
Trustee, or any of the Trustees agents, or attorneys arising from this Purchase Contact,
this Addendum or relating in any manner to the Subject Property, shall be resolved only
in the United States Bankruptey Court, Central District of California.

10.  Pest Control Report: Seller will not provide a pest control report nor pay for any
corrective work.

11.  Contingent Sale: Buyer is aware that this offer is contingent upon Trustee approval,
Bankruptey Court confirmation and is subject to overbid. After removal/waiver of ALL
contingencies, Buyer’s Deposit is refundable only if overbid is accepted by Bankruptcy
Court, ot if the Court does not approve the sale to the Buyer as set forth herein.

. Except as otherwise provided herein, Buyer has NO CONTINGENCIES in this
" transaction,

I, the Buyer herein, have reviewed the foregoing Agreement and understand the terms and
conditions set forth herein, and further agree to purchase the Subject Property pursuant to said
terms and conditions.

Valley Property Investors, LLC

Dated: j26/1 7§ By: (’\ﬁ ‘
~ . Name and Title: g, Voo LIS, Assisrans VP
[Signatures Continued on Next Page] Va ﬂey /n?ar? 5",5?,.; W
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SO AGREED.

Dated: /\\ /ﬂ 1%‘.’7

Dt 7/26 15 !;.ﬂ"[])‘g&mM-———*—-’. o Buyers AgemtBroker
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5 CALIFORNIA .
w, 7 07" ® For use by Seller or Buyer. May be used for Multiple Counter Offer.
V( OF REALTORS {C.A.R. Form CO, Revised 11/10)
Date July 26, 2013
THis is @ counter offar fo the: [ California Residentfal Purchase Agreement, [x] Counter Offer Na., or 1 [ other . {"Offer"},
dated July 23, 2013 , on property known as 24012 Granads Dr
- Dana Point, CA 92629 {"Property”),
betweaen Valley Properbty Investors, LLC {"Buyer} and
John M Wolfe, Ch 7 Trustee {"Ssller).

T TTTERMS: The lerms and conditions of the above referenced decument areaccepted subject to the following:
A, Paragraphs In the Offer that require Initials by all parties, but are not Initialed by all parties, are exciuded from the final agresment
unless specifically referenced for inclusion in paragraph 1C of this or anather Counter Offer.
8. Unless otherwise agreed in writing, down payment and foan amount{s) will be adjustad in the same proportion as in the original

Offar.
¢. OTHER TERMS: Purchase Price to be $435, 000

D. The following attached addenda are incorporated into this Counter Qffer; [} Addendum No.

2 RIGHT TO ACCEPT OTHER OFFERS: If this is a Sefler Gounter Offer, (i} Sealler has the dght to continue to offer the Property for sale or for another
transaction, and to acoept any other offer at any fime pror to Acceplance, as deseribed in paragraph 3 and (il) Seller’s accuplance of ancther offer
prior to Buyer's Acceptance of this Counter QOffer, shall revoke this Counter Offer.

3. EXPIRATION: This Counter Qffer shall be deemed revoked and the deposits, if any, shall be returned unless this Gounter Offer Is signed by the
Buyer or Selfer to whom it Is sent and a Copy of the signed Counter Offar Is persanally recelved by the person making this Counter Offer or by

i , . who ts authodzed to recaive

it, by 5:00 PM on the third bay After the later date specifiad In paragraph § or, (if chacked) by {_] {date}, at

{1 AM ] PM. This Counter Offer may be exscuted In counterparts.

4. {7} (if checked:) MULTIPLE COUNTER DFFER: Seller Is making a Counter Offer(s) to another prospective buyer(s) on tenms that may or may
A5t be the same as In this Counter Offer. Acoeptance of this Counter Offer by Buyer shall not be binding unless and untll # is subsequently
re-Signed by Sefler in paragraph 7 below and a Copy of the Counter Offer Signed In paragraph 7 Is personally received by Buyer or by
, who Is authorized to recelve it, by 5:00 PM
on the third Day After the later dale specified in paragraph 5 or, (if checked) by {:] . {date), =t
77 Ams [IPid. Prdor to the comipletion of all of these events; Buyer and Seffer shall have no dutles or obligations for the purchase ar
sale of the Property. NOTE TO SELLER: Sign and date in paragraph § fo make this Counter Offer,

5. QFFER: %Fg\ SELLER MAY (S-GOUNTER OFFER g& THE TERMS ABCVE AND ACKNOWLEDGES RECEIPT OF ACOPY.
. .

ate 07/28/2013

\\\.,\) Date

unter Offer {If ehecked [:} SUBJECT TO THE ATTACHED COUNTER OFFER) and acknowledge

5. ACCEPTANCE: UWE accept the abg

recaipt of a Co i g
g : Date ‘7/3?/ 73 Time Clan[Jem
V4 Date Time Oam[Jem
7. [MULTIPLE COUNTER OFFER SIGNATURE LINE: By signing below, Seller accepts this Multiple Counter Offer,
: NOTE TO SELLER: Da NOT sign in this box until after Buyer signs in paragraph 8. {Paragraph 7 applies only if paragraph 4 is checked.}
Date Time Cam Clew
Date Time i AM [Cem
8 } } (initfals) Confirmation of Auceptance: A Copy of Signed Acceplance was personally received by the maker of the
Counter Offer, or that person's authorized agent as specified In paragraph 3 {or, i this Is a Multiple Counter Offer, the Buyer or Buyer's acthorized
agent as spealfied la paragraph 4} on {date) at {am {:] P, A binding Agreement

Is created when a Copy of Signed Acceptance is personally received by the the maker of the Counter Offer, or that person’s authorized
agent {or, if this Is a Multiple Counter Offer, the 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 @ binding Agreement; it ix solely intended to evidence the date that

Acceptance has occurted.

The copyright faws of the Unlled Statos (Tiie 17 U8, Code} forbld he ynauthodzed reproduction of this form, o7 aggr oriion therest, by photocapy maching or any other means,
tnetuding facsimile o computariead formats, Copyrdght @ 19862012, CALIEORNIA ASSOCIATION OF REALTORS®E, ING. ALL RIGHTE RESERVED,

THIS FORM HAS BEEN APPROVED BY THE CALIFORNIA ASSCGCIATION OF REALTORS® (C.AR.). NO REPRESEMTATION 1S MADE AS TO THE LEGAL VALIDITY OR
ADEQUAGY OF ANY PROVISION IN ANY SPECIFIC TRANSACTION, A REAL ESTATE BROKER IS THE PERSON QUALIFIED TO ADVISE OM REAL ESTATE
TRANSAGTIONS. (£ YOU DESIRE LEGAL OR TAX ADVIGE, CONSULT AN APPROPRIATE PROFESSIONAL. .
This form 15 avaliable for use by the entire (zal estate industry, U s not Tnlended o Wenlfy the user as a REALTOR®, REALTOR® s a registered collentive membership mark
which may he used only by marthers of e NATIONAL ASSOCIATION OF REALTORS® who substribe to its Code of Ethics,

R Poblished aad Distituiad byt

s REAL ESTATE BUSINESS SERVICES, ING, - T
IS © | asubsitfary of the Cafifonia Assusklion ME&LYCRS@ I Reviewed by ____ D88 e !
< |, 575 South Virg¥ Avenue, Los Angeles, Calinla 90020 ¥
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Agent: William Larsen Phone: $49,533.6648 Fax: Prepared using 2ipForm® software
Brokar: The Grupe Company 151 Kalmus Dy, Sie E-110 Costa Mesa, CA 92626
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