AGENDA ITEM NO. A .

CITY OF GARDEN GROVE

INTER-DEPARTMENT MEMORANDUM

To: Matthew Fertal From: Economic Development
Dept: City Manager
Subject: BUDGET APPROPRIATION: Date: October 11, 2011

PURCHASE OF 13650 S. HARBOR
BOULEVARD (APN 101-080-66 & 27)

OBJECTIVE
It is requested that the City of Garden Grove, (“City") appropriate funds for the

purchase of 13650 S. Harbor Boulevard for 42,450,000, which was approved on
September 27, 2011.

BACKGROUND/DISCUSSION

At the City Council meeting of September 27, 2011, a Purchase and Sale
Agreement was approved for the purchase of the vacant commercial property
located on the east side of Harbor Boulevard, south of the SR22 Freeway. In order
to complete the transaction, additional City Council action is required in the form of
a formal budget appropriation.

FINANCIAL IMPACT

e The financial impact of this transaction is $2.45 million (plus interest of six
percent (6%) and will be paid from available proceeds of sales of other City
assets/properties in City funds.

RECOMMENDATION

Staff recommends that the City:

s Appropriate $2.45 million ('pius interest) for the purchase of 13650 S. Harbor
Boulevard from available proceeds of sale of other City assets/properties in

City funds. Recommended for Approval
REG BROWN /}ﬂ & . MAX/
G B Aot S, Métthew Fertal

Senior Project Man I City Manager

Attachment: Staff Report Dated September 27, 2011

C: Finance Department
City Attorney

mim(h:Staff/GAB/Harbor Blvd 13650 Budget Appropriation sr 101111.doc¢}



Attachment

CITY OF GARDEN GROVE

INTER-DEPARTMENT MEMORANDUM

To: Matthew Fertal From: Economic Development
Dept: City Manager
Subject: PURCHASE AND SALE AGREEMENT Date: Septemnber 27, 2011

13650 S. HARBOR BOULEVARD
(APN 101-080-66 & 27)

OBJECTIVE

it is requested that the City of Garden Grove, (“City”) approve the attached
Purchase and Sale Agreement (“Agreement”) with Verde Investments, Inc., an
Arizona corporation (“Seller”), for the purchase of 13650 S. Harbor Boulevard for
$2,450,000 on terms.

BACKGROUND

An opportunity exists to acquire a vacant commercial property located on the east
side of Harbor Boulevard, south of the SR22 freeway, at fair market value and on
favorable terms. Historically, the property has been occupied by used car sales
businesses. The property is being acquired for future public purposes.

DISCUSSION
Following are the major terms of the propdsed transaction:
» The subject property is approximately 1.5 acres and is improved with an
approximately 17,216 square foot commercial building and supporting

structures. The current zoning designation for the property is C-3.

« The proposed sales price is $2,450,000 with a 25% down payment of
$612,500 due at the close of escrow,

¢« The $1,837,500 balance of the purchase price is payable monthly at
$13,141.00 based on a six percent (6%) interest rate (amortized over 20
years), with the balance due in five (5) years.

s The property is being purchased in an “as-is” condition.



PURCHASE. AND SALE AGREEMENT

13650 S. HARBOR BOULEVARD (APN 101-080-66 & 27)
September 27, 2011

Page 2

The Seller has invested $120,000 in improvements and repairs to the property over
the past 60 days. Staff and an environmental consultant have made preliminary
inspections, reviewed preliminary due diligence items and a Phase [ environmental
assessment is currently underway. Additional time to perform necessary due
diligence and testing is included in the Agreement, which will allow the City to
withdraw from the transaction if necessary.

FINANCIAL IMPACT.

- The initial financial impact of this transaction will be absorbed by the City,
but could be transferred at & ilater date to the Garden Grove Agency for
Community Development.

RECOMMENDATION

Staff recommends that the City:

« Approve the attached Purchase and Sale Agreement between the City and
Verde Investments, Inc. for the property at 13650 5. Harbor Boulevard.

« Authorize the City Manager to make minor modifications to the Purchase and
: Sale Agreement.

GREG BROWN
Senior Project Manager.

Attachment 1: Purchase and Sale Agreement
Attachment 2: 5ite Map

mm(h:Staff/GAB/Harbor Bivd 13650 PSA st 092711v4.doc)

Recommended for Approval .

Wl 2t

Matthew Ferial
City Manager



STANDARD OFFER, AGBEEMENT AND ESCROW
INSTRUCTIONS FOR PURCHASE OF REAL ESTATE
{Non-Residential)

AR Commercial Real Estate Association

September 20, 2011
{Daie for Reference Purpeses)

t.  Buyer. - .

11 City of Garden Grove + { "Buyer
hareby offers to purchase the real properly, hereheflar described, from e owrer freract {"Seliar’) {collectively, the “Partios” or Individually, a "Party"),
throtigh an escrow [Escrow™) (o close 3005 15 duys after the walver or ex;:lranon of the Buyer's Confingencies, (“Expectod Closing
Gate")to be held by Investors Title Insurance ("Estrow Helder'} whose address is
161 Fashion Lane, Suite 201, Tustin, CA 92780 {Attm; Qathy Kieft)

, Phone No, 114-586-8418 , Facsimde No, 949-258-5102
upon the {efms and condilions set forth In this agreemient ("Agreemernt™. Buyer shal have the righl to asslgn Buyer's righls hereunder, bul any suth
assignmerd shail net relleve Buyer of Buyer's obligations hereln unless Seller expressly releases Buyer or umless the neslgnee s the Garden

Grove Agency for Community Development,

1.2 The ferm "Date of Agrerment” as used hereln shaii be the dale when by execulion and delvery {as defined in paragraph 20.7) of this
decliment of a subsequent counteroffer thereto, Buyer and Selier have reachied sgreement in wiiling wheseby Ssaller sgrees o sell, and Buyer agrees 1o
purchase, the Properly upon terms accepled by both Parlles.

2, Propoarty.
2.4 The real groperly ("Property"} that is the subject of this offer conslsts of {inser! # brief physlcal description) _approximate 17,216

sguare foot commercial building on approximately 1.48 acres of land

Is Tooaled in the Cily of Garden Grove RN 'ic""i"“' of Orange ,
Slate of _California . i commony kr;éwq}by the street address of 13650 3. Harboxr Boulevard

and is legatly desoribed ass Lo be determined in Bsorow

{APN: 101-DB0-66 and 101-G80-27 I3

2.2 N the legal description of the Property is ot complete o5 Is inaccurate; this Agreement shall nol be invalid end e logal descrption shail be
completed or conected to meet the requirements of _Investors Title  Insurance
("Title Company"), which shall issug the titls policy herelnafter described..

2,3 The Fropetly includes, al ne additional cost fo Buyer, the permenent Improvements ihereon, Inchuding those ems which pursuent lo
applicable law ate & part of the property, s well as the following ltems,  eny, owned by Seller and at present localed on the Properly: electhical
distimsion systems (power panel, bus ducting, sendilits, discennsels, lghling fhdures); telephone distibullon syslems (lines, Jacks and cornextlons
only); space heaters; heafing, vemliating, alr condiioning equipment (HVAC™; alr ines; fire sprinkler systems; securily and fire detestion syslems;
carpets; window coverings; wal soverings; and

{coflectively, the "Improvemonts®),
2.4 The fire sprinkler monitor;ES i owned by Selter and included In the Purchase Price, L s leased by Seller, and Buyer will need fo negatiate a
new feage with the fire Ronltoring company, £1 ownership wit be determined during Escrow, or i thera 3 no fire sprinkler montior.
2.5 Except s provided in Paragraph 2.3, the Purchage Price doss not include Seliar's personad propery, furnifure and furnkshings, and

s of
which shall be removed by Sefler prior to Closing.
3. Purchose Ptice.
3.4 The purchese price ("Purchase Price”) fo be pald by Buyer % Sellerfor the Propery shali be $2, 450, 0G0, 00 . payable as
follows:
{a) Cash down payment, Including the Deposﬁ as deﬂned In prragraph 4.3 {or if an &l cack
transaction, the Purchase Prog): RE $612,500.00
{srmwsaar T
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(Sirika i not {d} Buyer shall glve Seller & deed of frust ("Purchase Meney Deed of Trust”) on !he
applicatie) property, to seours the promissory nefe of Buyer o Seller described in paragraph §
{"Purchase Money Note”} in the amount of: $1,837,500,00
Tolal Purchase Prica: $2,450,0G0.00
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3 Buyerls-taking-Hle-to-tho-Propetitsubloct-ior-or-asouming-an-Exisling -Desd.of-Trist-ond-such-daod.-of drist-pounile-tha-henshsiary-o
dorand-pamont-ofiass-ncluding-but-sot-imilad-to-points-prosessing-feosand-approival-fess-as-g-condilon-lo-tha-tansfor-of the-Reoporty-Boyor
agroon-fe-pay-such-feac-up-do-a-marimia-ol-1.6% ot tha-uapaid. principst balaace-of the-applicable-Existing-boto,

4. Doposits.

4,1 [1 Buyer has delivered to Broker a check in the sum of § . payable to Escrow Holder, io be delivered by
Broker {o Escrow Holder within 2 or ____ business days afler both Parlles have execuled this Agreement and the exsculed Agreement has been
delivered te Escrow Holder, or 51 wittin 2 or-—r buskioss days after both Parlies bave executed this Agreement and the executed Agreement has
baes delivered fo Excrow Holder Buyer shall deliver to Escrow Holder a check in the sum ef §50, 000. 00 . Ifsaid
check Is not recelved by Estrow Helder within said fime pedog then Seller may elect to unllaternily terminate this ransaction by giving writlen notice of
such eleclion 1o Essrow Holder whesetpon neilhar Parly shall have any forther figbillty 1o the other under this Agreement, Should Buyer and Sefler not
enler inte an agreoment for purchase and sale, Buyor's check or funds shall upon request by Buyer, be promplly returied o Buyer.

4.2 Addilenst deposits:

(@) Within § business days afler the Date ar Agresmen!, Buyer shall deposft with Escrow Holder the additional sum of

$ 1o be rpplied to the Purchase Price al the Closing,
(b Withir 5 business days afler the contingencles discussed in paragraph 9.1 {a} through (k) are approved or walved, Buyer shall deposit
with Escrow Holder the nddittonsi sum ol § to ba applied to the Purchase Price af the Closing.

4.3 Escrow Holder shall deposit the funds deposited wilh it by Buyer pursuant to paragraphs 4.1 snd 4.2 (colestively the "Deposi®, Iy a Stale or
Federally chastered bank in an interes! Bearing account whosa term I8 appropriale and consistent with the liming retultetnents of this fransaction, The
Interest therefrom shall accrue to the benefif of Buyer, who hereby rcknowlodges that there may be penaities or inferest fordeitures if the applicable
Instriznen Is redeemed prior to IS specified maturily, Buyer's Federat Fax ldentification Number Is - NCOTE: Such
!nleresl beanng acccuni carinet be opened unf Buyers Federal Tax Identification Nurnbar Is provided.

1 5l At {S{dk« Mot oy
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-8-53-the Purchase Money Nole shall provide for interest on urpaid principal af ihe rate of
% per annum.wﬂh prncipat and inferest paid as follswspayable $13,141.80 or more pey month, all due
in five (5) years from the Close of Eserow

R
The Purchase Maney Nole and Purchase Money Deed of Trust shali'be en-the-surren wi)a-éurﬂw—ané
mmmwmwwm(e}ammmwwMMWMn tﬁe farm apprcvcd by ﬁcil-'r and Guyer
duting the 45-day Inspection Poriod.

8.2 The Purchase Money Nole andior the Purchase Monrey Desd of Trust shall contaln provisions regarding the foliowing {see alse peragraph
1.3 (b))

(e} Frepayment. Principal may be prepalt In whole or in part at any fime withoul penaity, at the option of the Buyer,

(b} Lale Charge. A lzte charge of 6% shall be payable with respec'] ;u #ny payment of piincipal, interest, or ether charges, not made within
18 days after itIs due,

(6} Due OQn 3gle. In the event the Buyer sells or transfers iitte !‘o thexFroperty or any portion thereof, then the Seller may, at Sellar's option,
require the entire ynpaid halance of said Nete to be pald in fil,

6.3 ifthe Purchase Monhey Deed of Trustis fo be suberdinate to nther financing, Escrow Helder shall, at Buyer's expense prepare snd regerd of
Seller's balwlf a request Tor notice of default and/or 5urn3 with regafdl to each morigage or deed of trust to which it will be subordinate. At Buyer's
reguasy, Selfer ohall conslder bub shall not be raquircd Yo coneent to, subordinatton of Furchase Money Note te other financing of
Buyer,

6.4 WARNING: CALIFORNIA LAW BOES NOT ALLOW DEFIGIENCY JURGEMENTS ON SELLER FINANCING. IF BUYER ULTIMATELY
DEFAULTS ON THE LOAR, SELLER'S SDLE REMEDY I3 TO FORECLOSE ON THE PROPERTY.

Wmmm@amm-ammm pon-Golors-roasorabis-approval-efers-fnansial-condillon—Buror-to-provido-a
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not-Buyess-fnanclal-condition.
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7. Roal Estute Brokors,

7.4 The folowing real estate brokar(s} ("Brokers”) and brokerage #\alatiorssmps exist In this lransaction and are consentad {o by the Parttes
{check the applicable boxes):

C Richard Ellis, Inc. {(the real esLaLe bxokeraqe fee shall be spiit 50/50 with CB
Richargd Blllis, Inc. and Joseph E. Borlaqe, Real Bstate Broker represents  Seller  exclusively {"Sotlors

BroYet'},
] Ly . . represents Buyer exciusively ("Buyer's Broker"); or
i represents both Seller and Buyer ("Duat Agency™),

The Parfies acknowledge that Brokers ase the procuning cause of this AFreemem. See paragraph 24 regarding the nature of & reat eslate rgency -
refafionship, Buyer shail use the servces of Buyers BoKer exclusively In connectlon wilth any and sil negollstions and offers with respedt to the
Proporty for a period of 1 year from the date inserled for reference purposes at the lop of page 1.

7.2 Buyer and Seller each represent and warrani to the other that hefshef® has had no dealings with any person, fittn, broker or Ninder in
connaction wilh the negolialon of this Agreament andfor lhe consummaltion of the purchase and sale conlemplated hereln, slher than the Brokers
ramed in paragraph 7.7, and no broker of other person, firm or antily, other than sald Brokers isfare entilled to any commission or finder's fee in
conneefion with this transaction as the resull of any dealings or acly of such Party. Buyer and Seiler do each hereby agree to indemnify, defend, profect
ang held the other harmiess from and agains any costs, expenses or Heblity for compensation, commisslon or charges which ray be clalmed by any
broker, finder or other simllar party, other than said named Brokers by reason of any deafings or act of the indemntiylng Party.

PAGE ZOF B
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B, Escrow and Closing. .o -

8.1 Upon acceptance heraaf by Seller, this Agreement, including any counteroffers Incorporated herein by fhe Parlles, shall constitule not only
the agreement of purchase and sale between Buyer and Saller, but aiso Instructions 1o Escrow Holder for the consummation of the Agresment through
the Escrow. Escrow Holder shafl nol prepare any further escrow instructions restating or amending the Agreement unless specifically so Instructed by
the Pardes or & Broker herein, Sublect to the reasonable approval of the Parties, Estrow Holder may, however, Include s slandard general escrow
provisions.

8.2 As seon as praclical after the receipt of [his Agresmend and any relevant counteroflers, Escrow Holder shall ascarisin the Dale of Agreement
g defined in prragraphs 1.2 and 20.2 snd sdvise the Partles and Brokers, inwritig, of the date ascerlsined.

8.3 Escrow Holder Is hereby aulhorized st instructed to conduct the Escrow In accerdance with this Agreement, applicable law and custor and
praclice of the communily in which Escrow Molder is iocated, including any reporling requirements of the Interal Revenue Coos. |n the svent of
conflict between the law of {he siate where the Froperty is fooated and the faw of the stale where the Escrow Helder is |oceted, the faw of the stale
where the Froperdy Is foceted shail preveil.

8.4 Subjec! lo salisfaction of the contingencles herein described, Escrow Holder shall tlose this escrow (Ihe "Cloelng”) by recording & generat
warcanty. deed (a grant deed In California) and the other documents regulred to be recorded, and by dishursing the funds and documents In accordance
with this Agreement.

8.5 Buyer and Seller shatl each pay one-haif of the Escrow Holdel's charges and Sefler shall pay the Lsual recording fees and any required
documentary fransfar laxes. Sellgr shal pay the premium for a Stendard coverage owner's or joint pretection palicy of lille lsurance. {See also
pexagraph 11} . X

8.6 Escrolw Molder shall verify that all of Buyer's conlingencles have 'been satisted or walved prior to Closing. The matters contalnad I
parzgraphs 9.1 subparagraphs (1), (c), (8, (@), {8}, {). {n), end {0}, 8.4, 9.5, 12, 13, 14, 16, 18, 20, 21, 22, and 24 are, howaver, matlers of agreement
between the Pariles ondy and are nol instructions fo £scrow Holder,

8.7 H tids transaction 1s ferminated for non-salisfaction and non-walver of a Buyer's Conlingency, as defined in paragraph 9.2, then neliher of the
Parties shall thereafier have any flablily 16 the other under this Agreemant, except to the extent of  breach of any affrmalive covenant or werranty In
ihis Agreament. In the event of such terinafion, Buyer shall be prompdly refunded a¥ fnds depesied by Buyer with Escrow Holder, less oply Title
Company arnd Egcrow Holder canceilation feas and oosts, all of which shall be Buyer's obligation. If this fransaction Is terminated as a resull of Seller's
braach of this Agreement then Sefier shalf pay the Title Company and Escrow Holder cunceliallon fess and sosls,

8.8 Thé Closing shall ocour ont the Expected Closing Date, or as soon thereafier as the Escrow Is In condition for Closing; provided, howevar,
ihal i ihe Closing dies nol oceur by the Expected Closing Dale and sald Dale is not extended by mutual Instrucllons of the Perties, a Pardy not then in
defaull under this Agreement-may notify the olher Parly, Escrow Holder, ang Brokers, i wiiting that, unless ihe Closing occurs within § businass days
fotlowing sald notice, the Escrow shall be deemed terminated without further notice or Instructions,

8.9 Except as otherwise provided hereln, the termination of Escrow shall not relieve or refease either Parly from any obligation o pay Escrow
Holder's fees and costs or constilite = walver, release or discharge of any breach or defaull that has oceurred in the performance of the obligations,
agreemends, covananls of warranfies contained thersin, * - o

8,10 If this sale of e Properly Is not consummated for eny meson ofher than Saller’s breach or detautl, then al Seller's request, and as a
cendilion to any obligation to retuen Buyer's deposil {s2e paragraph 21). Buyer shall within 5 days after wiitten sequest deliver to Seller, &l no charge,
coples of all surveys, engineerlsy sludles, soll reporls, inaps, masier plens, fessiblity studles and other similar lems prepared by or for Buyer that
pestain to the Propedy. Provided, however, that Buyer shall not be vequired to deliver any such repost if the wiltab contrac! which Buyer snterad Into
with the consuifant who prepared such report specificelly forblds the dissemination of the report to olhers,

8. Conlingonclos to Clostng.

%1 The Chsing of this transaclion Is contingent upon the satistaction or waiver of 1he following contingencies, IF BUYER FAILS TO NOTIFY
ESCROW HOLDER, IN WRITING, OF THE DISAPPROVAL OF ANY OF SAIR CONTINGENCIES WITHIN THE TIME SPECIFIED THEREIN, 17
SHALL BE CONCLUSIVELY PRESUMED THAT BUYER HAS APPROVER SUCH ITEM, MATTER OR DOCUMENT. Buyers tordiienal approval
shall constitute disapproval, unless provision s made by the Seiler within the tme specified therafore by the Buyer In such conditional approvat or by
this Agreement, whichever is [eter, for the sallsfaction of the cordilion imposed by the Suyer. Escrow Holder shall promptly provide all Parties with
copies of ary wriiten disapproval or conditional approval which It recaives, With regard to subparagraphs (a} threugh () the pre-prinfed time perods
shall controf unless a different number of days Is Inserled In the spaces provided,

() Digcrosura. Beller shall meke lo Buyer, through Escrow, all of ik ;applicsble disclosures reguired by taw (See AIR Commerclal Real
Estale Association ("AIR™) slandard form entitied "Sellers Mandatory Disclostiré Statement”) end provide Buyer with u completed Propedy Information
Shaet ("Properfy Information Sheet’} concerning the Propery, duly e_xtg.r.;uted by or on Sehaif of Sellsr in She current form or equivatent {o Shat
publlshed by the AIR within 10 or days following the Date of Agregment. Buyer has 10 days from the recelpt of soid disclosures to approve or
disapprove the matiers disclosed, 0

tl} Physloal spection, Buyer bas 3-8~ 45  days from the receipt of the Property infermation Sheet or the Date of Agreement,

whichever {5 fater, 1o satisfy itse#f with regard o the physicel aspects and size of the Propedy. Buyer le purchasing property In an “As-s
Where-1s" condition with all faults and defects whether patent: or latent, upon the Close of Escrow,  Selier shall provide to Buyer

eoples of any Environmenta Reparte, Buliding Plane and Surveys, st onthe Property currently In Seller’s possession,

e (o} Hazerdous Subslence Condifions Repor.,
Buyer has 30 45 days from the receipt of the Properly information Shee! of the Dale of Agresment, whichever (s iater, to sallsfy #self with
regard o the environmental nepésts of the Properly, Seller recommends thal Buyer obtain 2 Hezardous Substance Gonditiens Repori concerning the
Property and relevant adjeining properties, Any such report shall ba pald for'by Buyer, A “Hazardous Substance” for purposes of this Agreement I
defined as any subsiance whose nature and/or quaniity of exislence, usé, manufacturs, disposal or effect, render # subject 1o Federal, state or local
regidation, investigallon, remediation or remaval a3 potenfially Injurieus 16 public healih or welfare, A "Hazardous Substance Gonditlon™ lor purposes
of thic Agreement is defined as the existence on, under or relevantly adjacenl to the Properly of 8 Hazardous Substanee that would require remeciation
andfor ramovai undey applicatils Federst, state of local lave.

(@) Soil Inspaction. Buyer has 38-0r 45 dayg from the secelpt of the Property Informalion Sheet or the Dale of Agreement, whichever
is later, 1o satisfy {tself with regard to the condilion of the sells on the Preperly. Seller rocommends that Buyer obiain a soif test report, Any such repord
sheil be peld for by Buyer, Seller shal provide Buyer copies of any solls repos that Selter may have within 10 days of the Dale of Agreement,

{8) Governmentsi Approvais. Buyer has 80-or-__ 45  days from the Dale of Agreement o salisty Jisell with regard lo approvals and
permits from governmental agencies o depatiments which have or may have jurisdiclion ever the Properly and which Buyer deems necessary of
desirable In conneclion with ils intended use of the Fropery, including, bul not Smited lo, permiis and approvals requlred willz respact to zoning,
planning, bullding and safety, fire, police, handitkpped and Ameticans with Dissbiittes Act requirements, lransporfetion and environmental matters.

{f) Condiliens of Title. Escrow Holder shell cause a currenl commitment fur Blle insurance (“Title Commitment™} conceming the Propery
issued by the Tile Company, as vell as legible copies of ail documents referred fo in the Title Commitment ("Underlylng Documonts™), snd a scaled
and dimensicned plof shewing ke focadion of any easements to be delivered to Buyer within 10 or days foflowing the Date of Agresment,
Buyer hag 10 days frem the receipt of the Title Commiiment, the Underlying Documents and the plot plan te sallsfy ltself with regard to the condition of
litle. The disapprovat by Buyer of any monelery encumbrance, which by the lerms of this Agreeraem Is not fo remain against the Properly afier the
Closing, shafl nol be considered a failie of his conlingency, as Seller shallhave the obligatlon, st Seller's sxpense, lo salisly and remove such
disapproved monetary encumbrance al or befora the Clesing. ..

{g} Survey, Buyerhes 30-g¢ 45  daye from the recelphof the Tile Commitment end Undenylng Documents to saflsfy Bself wilh regard
1o any ALTA litie supplement based upon # suivey prepared (o American Land Title Associatlon ("ALTA" standards for an owner's policy by a licensad
surveyor, showing the legal descrpllon and boundary fines of the Property, any essements of record, and soy Improvements, poles, slructures and
things lecated wilhin 10 feet of slther side of the Properly boundary lines. Any such survey shall be prepered at Buyec's directlon ahif expense, If Buyer
has ablained a survey and approved the ALTA title supplement, Buyer may elect within the perivd allowed for Buyer's approval of a survey fo have an
ALTA extended coverage owner's form of titia policy, in which svent Buyer shall pay any additional premium attributable thereto,

{h) Exicling Leases and Tenency Statemon!s, Soller-chall withinr 38—

Ererow-Holdarwih-loglbo-copios-of-al-loanne-subl or-reniah gaments{ealielivelyExisting -affectingthe-Rropory-and-with-a
{enancy-statemont-{istoppel-Cortificatolr-thelatesi-form-or-oquivaloni-to-that-published-by-the-AlR-exasuied-by-Sol)
suitonart.ofdhoProperty. 5o chatl tEs heet-oHgrs-ta-Baye-aach4e mmpgm“gﬂmm&'rr'namnm Jf. n.;h-. At fa,

i to-provido-an-Beleppel-Sarificale-than-Sellershall-complele-and-oxesite-srFsloppat-Corificate. for-that fenancy. Buysr-hes.10.
rosbipt-of-sald-Existing-Lensot-ard-Estoppet-Corlificalos-to-salishibolf filirogard-to-(p-Bxisling Loases-and-any-other tenansy-lssues, Al existing
{eases to be terminated at Closlng and will not be asslgned to Buyer,

PAGE 3 OF 8 {é :Z

INITIALS INITIALS

@2003 - AR COMMERCIAL REAL ESTATE ASSODIATION FORM OFA-B10/10E



) Cwrers Associalion. Seller shal within 10 or days of the Date of Agreament provide Buyer with a statement and fransfer
package from any owner's assoclation serviding the Propery. Such transfer pg'ckage shall af a minimum Include: copies of the associatlon’s bylaws,
anficles of incorporalion, curent budget and financial statement, Buyer has.40 days from the recelst of such documents % safisty Hseif with regarg fo
1he assaciation, .

{) Other Agreements. Seller sha® within 10 o days of the Dale of Agreement provide Buyer with fegible copies of a# ofher
agreemenls ("Other Agreemonts”) known to Selier thal wili affect the Propery after Closing, Buyer has 10 days from the recelpt of saig Olher
Agreements {o salisfy tself with regasd te such Agreements,

{K) Fingnoing. |f paragraph 8 hereof dealing with a finencing contingency has not been stiicken, the satisfectlon or walver of such New Loan
centingenay.

{) Exisling Notas, |f paragraph 3.1{g) has not been siricken, Selier shall within 10 or days of the Dalg of Agreement provide Buyer
with feglble copiss of the Exlsting Noles, Exisling Deads of Trust ard refelest agreemsnts (coilleclively, "Loan Documants™ to which the Property wil
remaln subject after the Closing, Escrow Holder shall promptly request from the holders of the Existing Nelos a beneficlary statement (‘Boneficiary
Statemont”) corfirming: {1} the amount of the unpald principal balance, the curent inferest rate, and Yhe date lo which interest [s paid, and {2} the
aature and amount of any impounds held by the benefiziary in connection with such ioan, Buyer has 10 or days from the reeelpt of the Loan
Documents and Beneficiary Slatements to sallsfy Hseif with recard to such financing. Buyer's obligation fo close s conditioned upon Buyer being able o
purchase the Property without acceleration or change In the terms of any Existing Notes or charges to Buyer except as otherwise provided In this
Agraement or approved by Buyer, provided, however, Buyer shall pay the transfer fee referred fo in pasagraph 3.2 hereof.

{m Porsofidl Properfy, In the evenl that any personal property is Ineluded in the Purchase Price, Buyer has 40-¢ 45 days from the
Date of Agresment to safisfy itself with regard o the Wle condition of such personal properly, Seffer recommends that Buyer obtair a UGGt report, Any
such repord shall be paid for by Buyer, Seller shalt provide Buyer coples of any fiens of encumbrences affecting such personal properdy that it s aware
of within 19 ar days of the Dale of Agreement, .

{n) Deslruclion, Dumage or Loss, There shall not have cucured prior to the Closing, & destrucllon of, or damage or 185 1o, The Froperty of
any pottion thereof, from ary causs whatspever, which would cost mare than $10,000.00 to repalr or cure. If the cost of repalr or cure |5 $50,060,00 or
less, Beller shall repalr oy cure the foss prlor to the Ciosing, Buyer sh’ah heive the option, wilhin 10 days after receipt of written nofice of a loss costing
more than $40,000.02 to repalr or cure, to elthar terminzte this Agreamesit o7 to purchase the Preperly notwithsianding such loss, but without deduclion
ar offsel against the Purchase Price. if the cost o repalr o cure ks more than $10,000,00, ard Buver does not elect to terminate this Agresment, Buyer
shall ba enliied lo 'any insurance proceeds applicable 1o such loss. Unless otherwise nolified in wrillng, Estrow Holder shall assuma no sugh
destruction, damage o logs Hee cotured pdar 1o Closing,

{6} Materiaf Change. Buyer shall have 0 days foliowing reselpt of writlen notice of 3 Malerial Change within which to sattsly ltsell with regard
to such change. "Materfal Change” shall mesn a substanlial adverse chenge In the uke, oecopancy, lenards, tille, or cendilion of the Properly that
oeclre afier the dals of this offer and prior to the Closing. Unless atharwise rivfified In wrilig, Escraw Holder shall assume that o Material Change has
oseired prior to the Glosing. et BN

() SeHer Perfomance. The dellvery of alf documents and the dup perormance by Seller of aach and evary underaking and agreement fo be
performed by Seller under this Agreement, T

(4} Brokerage Fee, Payment at the Closing of such brokerage ee g5 i spedified In this Agreement or leter wrillen instructions to Escrow
Holder execuled by Selier and Brokers ("Brokerage Fee®). It Is agreed by the Parfies and Esorow Holder thet Brokers are a third party beneficiaty of
this Agreement Insofar as the Brokerage Fee 15 concemad, and that no change shall be made with respact to the payment of the Brokerage Fee
specified In ihis Agreemant, withoul the wiiiten consent of Brokers, ol

9.2 All of the conlingencles spacifiad In subparagraphs {a) through (m) of paragraph 9.1 are for the benefif of, ang may be waived by, Buyer, and
may be elsewhere hersin referved {o as *Buyer's Contlinpencles,® .

9.3 |f any of Buyer's Contingencles or =ny ather malter subject to Buyer's approva) is disapproved as provided for hereln in a timely manner
{"Dlsapproved em"), Sefler shall have the right within 10 days following the receipt of notive of Buyer's disapproval to elest 4o cure such Disapproved
item prior to the Expacted Closing Date ("Sollar’s Elactlon®), Seler's {ailure to glve to Buyer within such paricd, wriltar notlce of Seller's commitment fo
cure such Disapproved ilem on or before the Expecled Clesing Date shall be conclusively presumed to be Seller's Election not to cure such
Disapproved item. If Seller efects, either by written nefice or filure Yo give written notive, not to cure & Disapproved Hem, Buyer shall have the right,
wilhin 1% days after Seller’s Electlon %o efther accept #e o the Properly subjes! to such Disapproved ltem, or 1o lermipate this Agresment. Buyer's
failire to nofify Sefier In wriing of Buyers election to accept litie to the Propery subject to the Disapproved llem withou! deduction or offset ehall
constilule Buyer's election lo lerminate this Agreemant. Unfess expressly provided otherwlse herein, Sellor's sight to cure shall hpt apply to the
remediation of Hazardous Substance Conditiens o to the Finaneing Conlingrerssy. Unless the Partles mutueally Instnit olherwise, i the time periods for
the salisfaction of conlingencles or for Seffer's and Buyer's sleclions would expire on & dale afer the Expected Closing Date, the Sxpected Closing
Date shall be deemed exendad for 3 business days following the expiration of: {2) the applisable contingency parodis}, {b) the pariad within which the
Seller may elect 1o cure the Disapproved llem, or {5} if Seller elacts not.lo cbra, the period within which Buyer may elscl to proceed with this
transactivr, whichever Is later, RS

5.4 Buyer understands and agrees thal untll such time s ail Byirar's Contingencles have been sallefisd or walved, Seller and/or Its agents may
seflcit, enterfain andior aceept back-up offers fo purchase the Propesty.; .

8.5 The Parlies acknowledge that extensive local, stale and Federal legislation establish broad labifily upon owners andlor users of real property
for the Investigatien and remediation of Hazardeus Substances. The determination of the existence of a Hazardous Substance Condllion ang the
evalualion of the Impagt of such 2 conditlon ere highly lechnical and beyond the expestise of Brokers. The Parties acknowindge thet they have baen
adviged by Brokers to consuit thelr own technical and legel experts with respact to the possibie presence of Hazardous Substances on the Preperty or
adivining properlies, snd Buyer and Seller e nol relying upoh sny investigation by or statement of Brokers wilh respect {heteto, The Paries hereby
assume alt responsibiiity for the Impast of such Hazardous Substances upon their respeclive Interests herein,

10. Documoents Required at or Before Closing: HE

10.1 Five days prior o 1w Clasing date Escrow Holder shai oblain anupdated Title Commisment concerning the Property from the Tile Company
and provide coples thereof to each of the Payties. e

10.2 Selier shall deliver to Escrow Holder In time for delivery 1o Buyer ai the Closing:

fa} Grant or generat warranly deed, duly execuléd and in recardable form, conveying fes iifle 1o the Properly lo Buyer.

{b) i appiicable, the Beneficlary Statements concerning Existing Note(s).

{c) If applicable, the Exsling Leases and Othér*Agreements logather wilh duly executed assignmenls thereof by Seller and Buyer, The
asslgnment of Existing Leases shall be on the most recent Assignment ard Assumption of Lessor's Interest In Leasa form published by e AIR or is
equivaient,

-{d) If appilcable, Estoppel Certificatos axecutsd by Sefier and/or the tenant(s) of the Propedy.

{e) An affidavil execuled by Selier lo the effect that Setler Is not 8 "forelgn persen” within the meaning of Intemal Revenue Code Section 1445
or successor stalutes. If Seller does nol provids such affidavit I form remsonably satisfactory to Buyer et feast 3 busliess days prior to the Closing,
Escrow Helder shall al the Closlng deduct from Sellers proceeds ahd romit fo the Intemal Revenue Service such sum as Is requited by applicable
Federat law with respect to_purchases from fareign sellers,

() i the Property is iooaled in California, an afidavit executed by Sefler to the effect that Seller Is not a “nonresident” withén the meaning of
California Revenue and Tax Code Secllon 18852 or successor sialutes, i Selfer does not provide such affigavit in form reasonably satisfaclory to Buyer
af least 3 business days prior 1o the Closing, Escrow Holder sha¥ at the Clesing deduct frorm Sellers proceeds and remit o the Franchise Tax Bosrd
sech sum as is required by such statute.

(g) H applicable, & bill of sale, duly exesiied, conveying fitie lo any Included personal property to Buyer,
(k) If the Seller Is = corporation, & duly execuled corporale resciution authorizing the exceidion of this Agreement and the sale of the

Proparty.
10.3 Buyer shel deliver o Seller throlgh Escrow: e

(8} The cash portion of the Purchase Price and such additiqnal sums ag are required of Buyer under this Agreement shall be deposited by
Buyer with Escrow Holder, by federal funds whe transfer, or any clhelimediod aticéptable to Escrow Holder In Immedistely colfectable funds, a0 iater
{han Z:00 P.M. uh the business day prior 1o the Expecled Closing Date.. .

(b} It a Purchase Monay Note gnd Purchase Money Deed of Trust are called for by this Ageeement, the duly execuled origials of those
docurments, the Purchase Money Deed of Trust baing inrecordatde fatm, oyether with evidence of fire Insurance on the improvements i the amount of
ihe Julf replacement cost naming Seller as a morigage loss payee, and a real estale {ax service contract (at Buyer's expense), assuring Ssller of notice
of the slalus of payment of reel properly taxes durlng the Iife of lhe Purchase Monsy Note,

(€} The Assigament and Assumption of Lessurs Interest in Lease farm spacified In paragraph 10.24c) above, duly execuled by Buyer,

{d) Assumplions duly execiled by Buyer of the obigaflons of Sellgr that accrue efier Closing under any Other Agreements,

(&) f =pplicabla, a willen assumption duly execuled by Buyer of thelloan documents with respect 1o Existing Noles.
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(i} # the Buyer Is & corporalion, 2 duly execuled sorporate resolution authorzing the executlon of this Agreement and the purchase of the
Propeny.

184 Al Closing, Escrow Moider sholl cause ' be Issued lo Buyer a standard coverags (or ALTA extended, if elecled pursuant lo 9.1(g}) owner's
farm policy of file insurence effeciive as of the Closing, issued by e THle Company in the full amount of the Purchase Price, insurlng tife to the
Propetly vestad In Buyer, subject only lo the exceplions approved by Buyer. In the even there Is 2 Purchase Money Deed of Trust in this transacilen,
the polizy of lltie Insuranice shall be a Jeint profection policy insuring oth Buyer and Sefier,

IMPORTANE: IN A PURCHASE OR EXCHANGE OF REAL PROPERTY, IT MAY. BE ADVISABLE TO OBTAIN TITLE INSURANCE IN CONNECTION
WITH THE CLOSE DF ESCROW SINGE THERE NAY BE PRIOR REGORDED LIENS AND ENCUMBRANGES WHICH AFFECT YOUR INTEREST
IN THE PROPERTY BEING ACQUIRED, A NEW POLICY OF TITLE INSURANCE SHOULD BE OBTAINED IN ORDER TO ENSURE YOUR
INTEREST IN THE PROPERTY THAT YOU ARE AGCRIUIRING.

%1, Prorations and Adjustinents. '

1.1 Yexes. Applicable real properly taxss and special assessment bonds shakt be proraled through Escrow as of the date of the Closing, based
apon the letest tax blll avallable. The Partles agree fo protate as of the Closing any taxes assessed against the Property by supplemental il levied by
reason of evenls accurming prior to the Closing. Payment of the provaled amount shafl be made promptly In cash upen recelpt of & copy of any
suppiemental bill,

11.2 Insurance. WARNING: Any insurence which Selfer may have maintained will terminale on the Closing. Buyer Is advised o oblaih
appropriate surancs to cover the Property.

11.3 Rentais, interosl end Expenses. Scheduled rentals, Interest on Exlsling Notes, ulilles, end operating expenses shall be prorates as of the
date of Closing, The Parfies agree 10 prompily adjust between femsalves culside of Esorow any rents receivad alter the Closing.

1.4 Socurnly Deposil. Security Deposits hefd by Saller shall b given to Buyer as & credit to the cash required of Buyer at the Closing,

11.4 Post Closing Matlers. Any item ta be prorated thal Is not determined ar #eterminable af the Closing shait be promplfy adjusted by the Pariles
by appropriate sash payment outslde of the Escrow when the amoun! due is determined,

1.6 Varfatlons in Existing Note Balences. In he event that Buyer is purchasing the Proparty subject to an Existing Deed of Trusk(s), and In the
event that a Bensficlary Sletement es 1o the applivable Existing Note(s) discloses that the unpaid pringipel batance of such Existing Note(s) af the
clesing wil be more or less than the smount set forlh In paragraph 3.1(c) hereof ("Existing Note Variation®), then the Purchase Money Mole{s) shali be
reduced or increased by an amourt equal to such Exisling Note Varlation. I there is to ba no Purchase Money Note, the cesh requited af the Closing
per paragraph 3,1{a) shall be retucet or increased by the amount of sush Existing Nofe Vanation.

1.7 Vanalions in Now Loan Belznce. In the event Buyer Js oblaining # New Loen and the amount ullimately obiained exceeds he amount set
forth In paragraph 5.1, then {he ginount of the Purchase Monhey Note, ifigny, shalf be recuced by the amount of sbich excass.

11.8 Owner's Association Fees, Escrow Holder shall: () bring Seller’s actount wilh the assoclation current and pay any delinquencles or transfer
fees from Seller's proceeds, and (#} pay any up fonl fees required by the assoclation fom Buyers funds,

12, Representations and Warranties of Beller and Disclaimers,

12,1 Sefer's warraniies and representations ehail survive the Closing gnd delivery of the deed for 5 perled of 3 years, and, are true, materlal and
relled upon by Suyer and Brokers In ell respects, Seiter hereby mates the lollowing wartanties and representations to Buyer and Brekers:

{a) Authorily of Seller, Sellar Is the owner of the Preperty andior hes the full dght, power and authorlly 1o sell, convey and transfor the
Property to Buyer as provitied hereln, and to perform Selier's abligations hereunder.

{b) Meintenance During Escrow end Equipment Condiffon Af Closing, Excepl as otherwise provided in paragraph 8.4{m} hereof, Seller shall
maintain the Froperly until the Glosing in s present cond®llon, ordinary wepr anid:iear excepled.

(e} Harerdous Substances/Storage Tenks. Seller has no knowledge, oxcept as oihenwlse disclosed to Buyer in wiiting, of ihe existence or
prior exisience on the Prapery of any Hazerdous Substance, aor of the exislente or prior exisiehce of any above or balow ground storsge tank,

(o) Comgpliance."Ag-16", Soliorhas-ro-newlodge-of-any-aspock-or-aondilian.of fhe-Propestiwhich-vislalos-applicable-laws: Heosagulat
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(&) Changas in Agrapmenfs, Erior 1o the Ciosing, Sefler will nof vielate or modify any Existing Leasa or Cther Agreemant, of creste aay new
teases or olher zgreements affecting the Propesty, without Buyer's waiften approval, whish approval wil not be urreasenabiy withheid,

() Possessary Rights. Seller has no knowledge that anyone will, at the Closing, have any right to possesslon of the Propedy, except as
disclosed by this Agreement or otherwlse in writing to Buyer. .

{9} Mechanios' Lsns. Them are no wiselisiied machanics' o matedalrens’ Ten sghle concenming e Property.

() Aclions, Suils or Proceedings, Seller hias no Knowledge of any solicns, Sults or procesdings pending of threalened before any
comralssicn, board, bureat:, agenay, arbitrator, couri or iribunal that would affect the Properly or The fght to vecupy or uiillze same,

{}) Nolice of Changes. Selier wifl promplly oy Buyer and Brokers in wriling of any Materdal Change {see paragraph 9.1(0)) affecting the
Froperly that becomes known le Seller prior to the Closing,

() No Tenant Bankruploy Procesdings. Seller has no nolice or knowlsdge that any lenant of 1he Property Is the sublect of a bankrupley or
Inscivency procesding,

(k} No Selfer Bankruptey Proceedings. Seller is nof 1he subject of & bankrupioy, insolvency or probate proceeding,

0 Personal Property. Seller hes no krowlsdge that anyone will, gt the Closing, have any right to possession of any parsoral propary
Includet in the Purchase Price nor knewledge of any Tiens or encumbrances affecling such parsonsl propetty, axcept as disclospg by fhis Agreement or
otherwise ih writing to Buyer, I

12.2 Buyer hereby acknowledges that, except as othenwise slaled in this Agreament, Buyer Is purchasing the Praperty inits exdsting condition and
will, by the time called for herein, make or have waivad all inspections of the Properly Buyer believes ere necessary to pratert its own inferest in, and lts
contemplaled use of, the Propetty. The Parlles acknowledge thal, except ns otherwlse stated in this Apreement, no represertations, inducements,
promises, agreements, assurances, oral or willten, concerning the Properdy, or any aspect of the occupslionat safely and Fealth laws, Hazerdous
Bubsiance laws, or any ofher act, ordinance or law, have been made by sither Party or Brokers, br refietf Upon by either Parly hereto.

12.3 In the avens thal Buyer leatns that a Seller representation or warrarty might be untrue prier to the Closing, snd Buyer elects to pirchase the
Property anyway then, and in that event, Buyer welves any right that § may have to bring en aclion or proceeding agafnst Seliar or Brokers regarding
said represantations o wasranty. e .

12.4 Any ervitonmental reports, Solis reports, strveys, sod other slmilar‘t_:gcumams ‘which were prepared by third parly consuitants end provided
to Buyer by Sellar or Seller's representatives, have besn defivered a5 an actafmmedation to Buyer antd wilhout any representation or warranty a8 o the
sufficiency, accurecy, compleleness, ahtfor validity of safd decuments, ali of whloh Buyer relles on at Its ows rigk. Selfer belleves safd documents o be
aceirele, bl Buyer ls advised (o relain approprinte consullants to seview sald documents and investigate the Propery.

13. Poseession, N

Posseesion of ihe Properly shall be giver: to Buyer at the Glosing subject {0 the fights of tenants under Bxisting Leases.

14, Buyer's Entry. : " ’

Al any time during the Eccrow period, Buyer, and lis agents and representatives, shall have the fight af ressonable times and stlbject to rights of
lenanis, o enter upen the Properly for the purpose of making inspections and lesls specified In this Agreemert. No destructive testing shall be
conducted, however, without Saller's priar approval which shalt nol be unreasonably withheld. Foliowing any such entry or work, unless olherwise
diretled & writing by Seffer, Buyer shall refuen the Properly 1o the condifion il was In prier 1o such entry or work, inciuding the recompaction of removal
of any disrupted soll or mauterdat as Seller may teaschably diecl. Al such Inspactions and lests and any other work conducted or materials furished
will: respoct 16 the Properly by or for Buyer shall be pald for by Buyer as and when due and Buyer shall Indemnlfy, defend, protect and hold harmiess
Seiler and the Property of and from any and all claims, labifities, losses, expenses {including reasonable attorseys' fees), demages, including those for
injury to persen or propeny, arising out of or retaling to any such work or materials ar the acls or omissions of Buyer, s agents or employees In
connection therewith,

15, Furiher Documants apd Assurances,

The Partiss shall each, diligently and ¥ good faith, undertake &l aclions and precedures reasonably required to place the Escrow in condlilon for
Closing as and when requlred by Ihls Agreement, The Parfies agree to provide all furlher Infermation, and lo execute and deliver sl furlher documents,
reascnably required by Escrow Haldar o the Title Company,
18, Attormoys' Foos,
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17. Prior AgresmentsfAmendments. PR

17.1 This Agreement supersedes any end all prior agreements betwepn Sefier and Buyer regarding the Praperty,

17.2 Amendments fo this Agreament are elfective only If made in weiting end execuled by Buyer and Seller,
18. Broker's Rights.

8.1 1f this sale is nol consumimaled due to the default of either the Buyer or Sefier, the defaulling Parly shak be llable to and shall pay lo Brokers
the Brokerage Fee thal Brokers would have recelved had the sale been consummaled, If Buyer is the defaulling party, payment of sald Brokerage Fee
is I addiffor: o any obfigation with respect 1o llquldated or ottver damages.

18.2 Upon the Closing, Brokers are auihorized to publicize the facls of inls ansaction,

19, Notives. N

19.1 Whenavor any Pady, Escrow Holder or Brokers hereln shali desire (o glve or serve any nofice, demand, requast, approvel, disapprovat or
other commisinicalion, each such communicativn shall bo i writing and shall be defivered parsonaliy, by messenger or by mail, postage prepaid, i the
address s¢d forth In this Agreement or by facsimie ttansmission.

19.2 Service of any such communication shall be deemed made on tha date of actual receipt if personally delivered. Any such sgatlon
sent by regular mall shall be deemed glven 48 hours affer the same i mailed. Communications sent by Unlted Stales Express Mail or cvamight courler
{hat guarantee next day delivery shail be deemed dellvered 24 hours after delivery of the same 1o the Postal Service or courer. Communications
franemitied by facsindle transmiselon shall be deemed dellvered upon telephonic confirmation of recelpt {confirmation report from fax machine fs
sufictent), provitled T copy 6 also deliverad vie defivery or mail. if such communieation Is raceived on & Saturday, Sunday or legat hellday, it shal be
deemed recelved on the next business day.

19.3 Any Parly or Broker herete may from time to time, by nollce in weitig, designate a diffarsnt address 1o which, of a different person or
atdillonal persons to whom, all communlcations are theseafser to be made. :

20, Tuwstion of Offar,
20,1 i this offer is not accepled by Seller on or before 5:00 P.M. accerding fo the time standard applicable to the iy of

Garden Grove, Califormia onthedaie of September 23, 2011
H shalt be deemed automalicaly revoked,

20.2 The acceptance of {his offer, or of any subseguent counteroffer hereto, that sreales an egreement betwesn the Pafles as doscodbed In
paragraph 1.2, shall be deenied made upon delivery 1o the other Parly or eflher Broker herein of a duly exscuted wiltsg uncondilionatly accepling the
Tast outstarding offer or counterciier,

1

21, LA Epdiadidpi-is-appHea nhedfinitlalad-by be

FHE-PARTES-AGREE-THAT- - WOULE-BEIMPRACHEABLE- OR-EXTREMELY DIRRCULT-T. RJ@

OBLIGATIONS —UNDER--THIS - AGREEMENT oo FHEREFDRE R —AETER—THE—SATISFACTION—ORWAMER —OF.—ALL
CONFINGENQIES-RROVIBED-FOR-THE-BUYER'S-BENEFT- BUYER-BREACHES-THIS-AGREEMENT, S ELLER-SHALL-BE
ENTIH-ED-FO-LIQUIBATED. DARAGES-IN-THEAMOUNLOF —HRON-PAYMENT QR
SAID-SUM-TO-SELLER BUYER-SHALL-HE-RELEASED EROM-ANY-FURTHER-LABH Y- FO- SELLER, -AND-ANY-ESCROW
mmmmmmmmmmmmm

o P O i = o =

22, ARBITRATION-QR-DISRUTES, WMMQ@HWWMM&M&WW&J&MM#&H

WW@NWJWWWMMWQW@
DER-THE- AL THORITY-OR-THE-CALIFORMIA-CODE-OF CML-RROGCEDUSRE. YOUR -AGREEMENT-TO-THIS
ARBHRATION-PROVISIOMS VOLUNTARY:

AEHAME-READ-AND-UNDERSTAND-THE-FORECONG-AND-AGREE TO-SUBMIT DISPUTES-ARISING OUT-OE THE-MATTERS
INGLUBED N THE-SARBITRATON-OF BISRUTES L RROVISION TO-NEWTRAL- ARBHRATION,

Buvarlpitals & alfey daltfal
Cd 3 R

3. Misesllaneous,

23,% Binding Effect.  This Agreement shalf be binding on the Parties withou! regard to whether or nof paragraphs 21 and 22 aro initlated by
bolh of the Parfies, Paragraphs 21 and 22 are each incorporated into 1his Agreemendt onty If initlaled by both Fartles at the time that the Agreement Is
exaculed,

25.2 Appliceble Law. This Agreement shall be governed by, and parsaraph 22.8 Is amended {o zefer 1o, the laws of the state in whick the
Propary Is losated, AE

23.3 Time of Essence. Time Is of the essence of this Agreement, ..} "

EROEE Yy
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234 Counterparts,  This Agreement may be execuled by Buyer and Seller in counterparls, each of which shall be deemed an original, and a#f
of which logether shall constitule one and the same instrument Escrow Molder, afler verifylng \hat the counterparis are identical except for the
signatures, Is avihorized and instricted to combine the signed signeture pages on one of the counterparts, which shali then constittite the Agreemeni.

235 Walver of Jury Trlal.  THE PARTIES HEREBY WAIVE THEIR RESPEGTIVE RIGHTS TO TRIAL 8Y JURY IN ANY ACTION OR
PROCEEDING INVOLVING THE FROPERTY OR ARISING OUT OF THIS AGREEMENT,

23.8 Gonfiict, Any conflict batween the prinfed provisions of this Agreement and the {ypewritlen or handwiditten provisions shall be
contralied by the typewritten or handwiitten provisions. \

23.7 1931 Exchange,  Bolh Seller and Buyer agres to cooperale with each other In the event thal either or both wish 1o participats in a8 1031
exchange. Any parly inltsting an exchange shall bear all costs of such texchinge.

23.8 Days. Unless otherwise speeifically indicated 16 the conlrary, the word “days" as used in Ihis Agreement shall mean end refer
to calendar days. '

24, Digclosures Roeparding The Nature of a Real Estate Agency Relationship,

241 The Parlies and Brekers agres (hat thelr relefionship{s} ehall be governed by (he principles sel forth in the applicable seclions of the
Caltforaie Civll Cotte, as summarized In paragragh 24,2,

24,2 When entering Into a discusslen wilh a real esiate agent regasding & real estate transaction, 8 Buyer or Sedler should from e oulsel
understand what type of agenty relaionship or representation # has with the agent or 2gents I the ransaclion, Buyer and Seller acknowledge being
advised by ihs Brokers In this transaction, as follows: L

{a) Selter's Agent. A Seltar's ageat under & listing agreemend with fhe Sellar acls as the ageni for the Seller only, A Seller's agent or subagent
has the followin afiifnadive otligalions: {1} To te Seller: A fiduclary duly of ulmost care, Infegrily, honesty, and loyaily in dealings with the Seller. (2}
Yo lhe Buyer pod ffe Selfer a. Dilgent exerclise of reasenable sklifs and cere In performance of the agent's duties. b. A duly of henest and falt dealing
and good faith. ¢ A duly to disclose 2| facls known to the agent muledally affecting the value or desirablity of the propery that are not known to, or
wiihin the diigert atfention and observatien of, the Parles, An agent Is not cbligated 1o revest 1o exther Party any confidential infarmation obtalned from
the ofher Parly which doss not invoive the affirmalive dufies sel forth above,

{b) Buyars Agent. A seling agent can, with a Buyer's consent, agree-le aet ns agen{ for the Buyer enly, In these sHuallons, the agent is not
the Seller's agent, even If by agreement the agent may receive compensation for services rendered, elfber in full or in par Trom the Seller, An agent
acting only for a Buyer hos the following affirmalive obfigations. {1} To the Buyer: A fiduciary Suty of uimost care, Inlegrity, henesly, and ioyally Tn
dealings with the Buyer. (2) To the Buyer and the Seliert a. Dillgent exercise of reasenable skifls and care In performanse of the agend's duties, b, A
duly of honest and fair dealing and gobd faith, ¢, A duty e disclose all fachs known to the ageni malerlally affecling the vaiue or desiablity of the
property that are nol knowrs {0, or within the diflgent atention and observation of, the Parlies. Ar agent is aol obligated to reveal fo either Pasty any
confidentias informudlon obtaiped from the other Parly whish does niof involve the aifirmative dutles sel forfls above.

{c} Agent Ruprasonting Bolit Seller and Buyer. A real estale agent, either aciing directly or through one or more assotlate censes, ean
legelly be the agent of both the Seller and the Buyer In a ransaciion, but ony with the knowledge and consent of both the Seller and Ihe Buyer. (3} Ina
dual agency siuallon, the agerf has the following alfirmative obigations 1o bolh the Seller pad the Buyes a. A fidugiary duly of utmost care, integrity,
honesty and loyalty In the cealings with either Seller ¢r the Buyer, b, Other dulles to Ihe Sellar and the Suyer as slated above in thelr raspective
seations {a) ur (b) of this paragraph 24.2, {2) In representing both Sefler and Buyer, the auerd may not without tha express permissien of the respeciive
Party, disglose fo the other Pay that the Sefler will aucept a prive less thar the listing price or that the Buyer wiil pay a price greater than the price
offered. (3} The ahove dulles of the agerit i = real estate ransagion Ho not releve r Setler or Buyer from the responsibiily 16 prolect thelr own
Interests, Buyer end Seller should cerefully read al agreements to assure thal they adegualely expresy thelr underslanding of the transaction. A real
estale agent is a person qualilisd to advise about reat estate. If Jegal grjtax ad\rfpe is'desired, consult & competent professional.

{d} Further Disclosures. Throughout this trensaction Buysr and lSeller may feceive more than one disclosure, depending tpon the number of
agents assisting in {he {fransaction. Buyar and Seller should each read s conlents each time R is presented, considering the relationship belween fhem
and (he seei estate agent in this transaction and that disclosure. Brokers have no responsibility with tespect 10 any defaull or breach hereof by either
Party, The Parlias agres that sio lawsuit or ofher kegal proceeding involving any breach of duty, sror or emisslon selfating 1o this lransaction may be
brought egainst Broker mora {han one year after the Dale of Agreement and that the ilablity Jincheding court cosls and allomeys' fees), of any Broker
wih respect {o any breach of duty, error or omlssion relaling 1o this Agreement shall nol exceed the fee received by such Broker pursuant to this
Agreeraent; provided, however, that the feregolng Hmitallon on each Broker's fiablily shall not be spplleable lo sny gross negiigence or williul
misconduct of such Broker, e '

243 Confidenlial Infermation; Buyer and Seller agree to identify to Brokers as “Confidential” any communicalion or kxformation given Brokers that
is considered by such Parly to be confidentlat.

5. Consirustion of Agreemant. In conslrulng this Agrezment, all heetlngs and figes are for the conveniencs of the Parlles only and shall not be
considered & part of this Agreement, Whenever reguired by tha context,” the singuler shall inchude the plural and vice versa. Unless otherwlise
spacificatly Indicniad to the contrary, the werd “days" as Gsed in this Agreement shell mean and refer to calendar days. This Agreement shall nel e
construed as § prapared by one of the Parfies, but rather sccording lo is fair meaning as 4 whele, 26 # both Parlies had prepsred 1,

26 Additlonal Provisions:

Additfonat provisions of this offer, ¥ any, are as foflows or are attached hereto by an addendum conslsting of paragirphs 28,

through . {If there are no additional provistons wiile "NONE".}

28, This Purchase Agreement is subdect to the approval of the City of Garden Grove
on or before October B, 2011,

TTENTION: NO REPRESENTATION OR RECOMMENDATION 15 MADE BY THE AIR COMMERCIAL REAL ESTATE ASSOCIATION OR BY ANY
BROKER AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT, OR TAX CONSEQUENCES OF THIS AGREENMENT OR THE TRANSACTION TO
HICH YT RELATES. THE PARTIES ARE URGED TO:

1, SEEK ADVICE OF COUNSEL AS TO THE LEGAL AND TAX CONSEQUENCES OF THIS AGHEEMENT,
8 RETAIN APPROPRIATE CONSULTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PROFERTY. SAI
INVESTIGATION SHOULD INGLURE BUT NOT BE LINITED FO: THE POSSIBLE PRESENCE OF HAZARDOUS SUBSTANCES, THE ZONING OF
HE PROPERYY, THE INTEGRITY AND CONDITION OF ANY STRUCTURES AND OPERATING SYSTEMS, AND THE SUITABILITY OF THE]
PROPERTY FOR BUYER'S INTENDED USE.

ARNING: IF THE PROPERTY IS LOCATED iN A STATE OTHER THAN CALIFORNIA, CERTAIN PROVISIONS OF THIS AGREEMENT MAY!
EED 70 BE REVISED YO COMPLY WITH THE LAWS OF THE STATE IN WHICH THE PROPERTY 15 LOCATED. ,
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