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FIRST AMENDMENT OF PREDEVELOPMENT AGREEMENT

This First Amendment of Predevelopment A greement (" Amendment™) 1s made and
entered into as of May 17, 2011 (“Effective Drate™) by and among. Ramona Property Partners
LLC, a California limited liability company (“Ramona™). the Housing Authority of the Ciry of
Oxnard. a public body, corporate and politic ("Authority”) and Pat McCarthy Construction, Inc.,
a California corporation d/b/a The McCarthy Companies (“MeCarthy”). Ramona. McCarthy
and Authority are sometimes referred to herein individually as a *Party” or collectively as the
“Parties.”

RECITALS

A. The Parties have entered into that certain Predevelopment Agreement, dated as of
November 9, 2010 (“Agresment”™) with respect to the certain real property commonly described
commonly known as 5655, 5667, 5701, 5703-5705, 5709, 5711, 5713, 5715 and 5727 Cypress
Road, Oxnard, California. All capitalized terms used in this Amendment and not defined herein
shall have the meaning given them in the Agreement.

B. The Parties desire to (1) amend Section 4 of the Agreement, (i} amend Section 6 of the
Agreement, and (iii) replace the exhibits described in Section 6 of this Agreement, in order to
facilitate the Project.

NOW, THEREFORE, for good and valuable consideration, the receipt and adeguacy of
which are acknowledged, the Parties agree as follows:

1. Ameridment of Section 4 of Agreement. Section 4 of the Agreement is amended and
restated to state as follows:

“4 Entitlements, McCarthy agrees to use commercially reasonable efforts to obtain all
discretionary governmental approvals, including but not limited to zoning and zone changes,
general plan amendments, will-serve or other utility service commitments, special or conditional
use permits, environmental studies and approvals, preliminary and final parcel or subdivision
map, annexations, environmental clearances, specific plans, easements and acquisitions
necessary for access to and development of the Property and all other ministerial or discretionary
permits, licenses or approvals that may be necessary or required for the design, construction and
operation of the Project (other than grading, building and occupancy permits) (“Entitlements”),
no later than twelve (12) months after the Effective Date, subject to any delays caused by a Force
Majeure Event (“Final Entitiement Pate™).”

2 Amendment of Section 6 of Agreement. Section § of the Agreement ts amended and
restated to state as follows:

“6. Ontion to Purchase Property.

6.1 Grant of Option to Purchase Property. For and in consideration of Authority
entering into this Agreement and §1, the sufficiency of which the Ramona hereby acknowledges,
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Ramona grants to Authority the exclusive option to purchase the Propertv on the terms specified
in this Section 6 ("Option™).

6.2 Term of Option. Authority shall have the right 1o exercise the Option within
thirty five (35) days of MicCarthy's obtaining of the Entitlements.

6.3 Assienment of Option and Purchase and Sale Agresment. Within five (3) davs
after Authority exercises the Option the following shall oceur:

6.3.1 Assignment of Option. Authority shall assign its rights to purchase the
Property to Paseo Nuevo Partners, L.P., a California limited parinership (“Partnership™.

6.3.2 Purchase and Sale Agreement. Partnership and Ramona shall execute the
Purchase Sale Agreement and Joint Escrow Instructions in substantial conformity with the form
attached hereto as Exhibit D (“Purchase Agreement™).

6.4  Purchase Price. The purchase price for the Property shall be Four Million Dollars
(84,000.000) (“Purchase Price”). The Purchase Price shall be payable as follows:

6.4.1. Cash. Partnership shall pay Two Million Dollars (§2,000,000) in cash
upon the close of escrow.

6.4.2. Promissory Note. Upon the close of escrow, Partnership shall execute and
deliver to Ramona a promissory note in substantial conformity with the form attached hereto as
Exhibit E (“Promissory Note™). The Promissory Note shall be in the principal amount of Two
Million Dollars ($2,000,000) bearing interest at the rate of 5.5%, pavable in equal monthly
installments of interest only over a term of eighteen (18) years with a ballon payment of the
outstanding principal due at the end of the term. Parinership’s obligations under the Promissory
Note shall be secured by the lien of a deed of trust in subtantial conformity with the form
attached herto as Exhibit F (“Deed of Trust™) recorded on the Property upon the close of
ESCIOW.

6.4.3 Subordination of Deed of Trust. Ramona agrees to subordinate the Deed
of Trust to any and all agreements or instruments regarding the construction or financing of the
Project, including any regulatory agreement required by the State of California. The Parties shall
cooperate in the exeention of any such subordination agreement reguired to perfect such
subordinations.

6.5 Condition of Title. Upon close of escrow, Ramona shall convey title to the
Property free of all liens and encumbrances except current real property taxes and assessmernts,
not then delinguent, and subject only to those matters described in the Title Report which are
approved by Authority in its reasonable discretion. Such condition of title-shall be evidenced by
standard coverage CLTA Policy of Title Insurance (“Title Insurance™) issued by Escrow Holder
to Authority in the amount of the Purchase Price.
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6.6 Costs. All escrow costs and miscellanesous charges, recording fees. documentary
transfer stamps, the Escrow Holder's fee and premium for the Title Insurance shall be paid by
Ramona and Partnership in accordance with standard practices in Ventura County.

6.7  Proration. Real property taxes and assessments shall be prorated and adjustad as
of close of escrow.”
3. Exhibits. Each exhibit describad in Section € of the Agreement is replaced in its entirsty
by the comresponding exhibit described in Section 1 of this Amendment. All exhibits attached
hereto are incorporated herein by such reference,

4, Consent. Partnership hereby consents to the terms of this Amendment and to the terms of
Section 6 of the Agreement, as modified by this Amendment..

3. Conflicts. In the event the terms of this Amendment are inconsistent or conflict with the
terins of the Lease, the terms of this Amendment shall govern

6. Governing Law. This Amendment shall be governed by and construed in accordance
with California law.

7. Separate Counterparts. This Amendment may be executed in two or more separate
counterparts, each of which when so executed shall be deemed to be an original. Such
counterparts shall, together, constitute and be one and the same instrument.

(Signature Page Follows)
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IN WITNESS WHEREOF, the Parties have executed this First Amendment of Predevelopment

Agreement as of the Effective Date written above,

“AUTHORITY™
HOUSING AUTHORITY OF THE CITY OF
OXNARD, a public body corporate and politic

By
Dr. Thomas E. Holden

ATTEST:

Daniel Martinez, City Clerk

APPROVED AS TO FORM

By

Alan Hobmberg, City Attorney

APPROVED AS TO FORM
PRICE, POSTEL & PARMA LLP

By:
Mark S. Manion, Special Counsai

CONSENT PURSUANT TO SECTION 4 OF
AMENDMENT

PASEQ NUEVO PARTNERS, L.P., a California
limited partnership

_By: LAS CORTES, INC.,, a California nonprofit

“public benefit cgrporation, its general partner
By %;fz %f/‘-——'—

Name:
Title:

*McCARTHY™

PAT MCCARTHY CONSTRUCTION,
INC., a California corporation d/b;a The
MecCarthy Companies

W

By
Name: _%Jé S, MC-OAQ%

Title:_Dsmef

“RAMONA™

RAMONA PROPERTY PARTNERS LLC,
a California limited liability company

Name: Y \T
Title: ‘pa_Hz.J

C..C_‘J‘j.
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EXHIBIT E

Promissorv Note
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EXHIBIT b

Purchiase Sale Aereement and Joint Escrow Instructions
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Q\\ A RESIDENTIAL INCOM E PROPERTY PURCHASE

® oo AGREEMENT AND JOINT ESCROW INSTRUCTIONS
. =1 _ .
%, T T TR T A I A (C.A.R. Form RIPA, Revised 4/10)
. Daz:
) OFFER:
4. THIS IS AN DFFER FROM Paseo Nuwvo Partners, LP {'Buye")
i Inowvidualts). O] A Cornorauon, [ A Parinersnip [ An LLC. O An LLP, [T Other
E. THE REAL PROPERTY TO BE ACQUIRED & describad as Cvpress Road Property
.Assessors Parcei No . Sliuateo in
. County of . Caitfornia. {"Propeny”).

C. THE PURCHASE PRICE ofierec 1 Four Millior

(Dokars S 4. pon, goe, po 1

. CLOSE OF ESCROW snali occur on (date} {or [] Cays Afer Accepiancel.

2. AGENCZY:

A POTENTIALLY COMPETING BUYERS AND SELLERS: Buver and Selier each acknowiedge receipt of a disciosure of the possibility of multipte
representation by the Broker representing (hat poncipai. This disciosure may be part of a listing apreement, buver representational agreemant o
sepaiate occument (C AR, Form DA). Buver understands that Broke: representing Buyer may atso represent other potential puvers, wic may
consider. make offers on or vltimateiy acquire the Property. Seller undersiands that Broker represenling Seler may aiso reprasent other seliers
with competing preperties of interest to this Suver

B. CONFIRMATION: Tre foliowing agency reiationships are nereby confrmed for this transaction

Listing Agem Nonse {Print Firm Name) 15 the agent of {check one}
[ the Seller exciusweiy: o0 ] both the Buyer ang Setier. -
Seiling Agen! Nene {Print Firm Namae) fif no! the same as the

Lising Agent) = the agen’ of (Checi. one; 1] tne BUye! BXCIUSVEN, Bf 1.} tne Seler exCusively, of [ both the Buyer and Seher. Real Estate
Brokers are not parties (o the Agreemenl peiween Buyer and Ssiler.

(B S A L 4 N :
e OO S R e B 2 - RS v SO P et

e . VIR S N . S ooy
= T e O T R A O R R O T

= et Al D e S e i e =

TSt O A HAG ¢ i -
FINANCE TERMS: Buyer represents that funds will be good when deposited with Escrow Holder

oy

A, INITIAL DEPOSIT: Deposit snall be in the amount of . . . . . P .
{1j Buver shall deiiver deposit arectly 10 Escrow holger Dy personal check, [] efectronic  funds  fransfer,
[] Otner within 3 pusiness days atter accepiance
tor [ Other - I3
OR (2) ()i cnecked) [ Buyer has given the deposil by personal check (of - )Io
the apent submiiting the offer (or to 7] ). made payabie 1o

. Tne deposit shall pe held uncashed until
Acceptance and Inen asposited with Escrow Hoiaer (or [} inlo Broker's trust account) within 3 bysiness davs
after Acceptance (or [ Other ).

B. INCREASED DEPQSIT: Buyer shall deposit with Escrow Holder an increaseq geposll In the amount of §

) winin Days After Accentance. or [ ‘

If & hguidated damages clause is incorporaled inlc this Agreement Buyer and Selier snall sign z separate
iiguidaled damages ctause (C.AR. Form RiD for any increased deposit at the time it is aeposiled.

C. LOAN(S): .
(1) FIRST LOAN In the amount of AU e

-] 4.000,000.00

st " e B TR S s RV T =S VT I - S VP
wemoar—yi—ee—sancontnas-inancne—er—ienssiat O_'j SR TR L R St
] assumed (C AR, Form PAA), [ subject tc finanaing, [] Other . Tris loan sh
fixed rate not lo excesd %eor. [ an adjustable rate ioan with milial L 10 excead
% Regardiess of the type of loan. Buyer shali pay points not to exces %o

of the lcan amounl

{2 [] SECOND LOARN m the amount of o s
This loan will be conveniional financing or, if checked, ier {C AR Form SFA), T} assumed (C.AR.
Form PAA)[] subject o financing, [} Other . This ioar sha¥f ve &! ¢ fixed rate nol ta
exceed % or. [] ar agweatdbie rale loan with mural rate not to exceed %.
Recardless of the type of Ican, a7 snall pav pents nol to exceed % of ihe inan amount.
{3) FRANA: Forany FHA toan specified above, Buyer nas 17 (or i )} Days Afier Accepiance
to Delver to T writlen notice (CAR. Form FVA) of any lender-required repars o costs nal Buyer
eller to pay for or repair. Selier has no obligation io pay for repairs or satisiy lender requirements
e o il
D ADDITIONAL FINANCING TERMS:
E. BALANCE OF PURCHASBE PRICE OR DOWN PAYMENT i the amount of . . ... .. . . . 5 <, 000,000,00
o he deposited with Escrow Holder within sufficient time to close escrow
F. PURCHASE PRICE(TOTAL): ... ... . . e - 4,000,000.00
= R Sk HON O DO W EMEN T AN E— BB SN TGS e ST SDrve-—TorOurers—tensoratiear—broks B Srel a7 el e S il
7ior [} } Days After Accepiance Debver do Seller piligeporftaatom OUYye™s pown payment! and clesing costs. (i checked,
R A R
() -1
Buyer's inials { ) { J Seliers Initiais [ M )
Tae copyngnt laws of the Unied States (Tile 17 U 3 Code! lorg the unauthorized
rapmoduziion of this form o any porion thereof. by pnolocooy macmne of any otner ;
means nciudmg facsimie or compulenzed formats Copynght @ 1936-2010 ma B
CALIFORNiA ASSQOCIATION OF REALTORS®. INC ALL RIGHTS RESERVED, R p 5 . L
— —_ SVIEWE| ¥ o -
~'PA REVISED 4/10 {PAGE 1 OF 10 % o | oy UK

RESIDENTIAL INCOME PROPERTY PURCHASE AGREEMENT (RIFA PAGE 1 OF 10)

Agent: Steveon Westerman ~ Pbhone: 805-982-0011 Fax: 605-265.2978 Prepar F |is' mg&ﬁﬂﬁ%‘%h
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Cypress Road Propercy
Property Address! Date:

5. CLOSING AND POSSESSION:
A, Buyer D ntanas {or E does Aot Intend) 1o eczupy any unit in tne Propeny as Buyers pnmary resigence
E. Seiler-occupied or vacant property: Possession shail be delivered (o Buyer at 5 P or {J ] AMIT PWh on the daie of Close
s Of Escrow, T on sor ] no iater thar Days Afier Clese Of Sscrow. If transfer of title anc
) possession do not oocwr a the same ums, Buyer and Seller are advised to (ij enter mto a wntten occupancy agregment (C.AR Form PAA,
paragraph 2j: and (i) consult with their insurance and legal advisors.
C. Tenant occupied units: Possession and occupancy, supject to the rights of tenants unde: existing leases, shall be detivered to Buyer on Close
Of Escrow
D. At Ciose Of Escrow, (il Selier assigns to Buyer any assignabie warranty nghts for tems inciuded 1 the sate. and (n) Selter shall Deliver to Buye:
available Copies of warranuies 8rokers cannot ang will not asiermine the assignability of any warranties.
At Tiose Of Escrow, unless otherwise agresd in writing, Seller shall provide keys andior means 10 operate all locks. mailpoxes. security systems
alarms and garage door cbeners i the Property I1s & condomunium or iocated in a common interest sundivision, Buyer may be required to pay a
deposit lo the Homeownears' Association {"HOA") to obtamn Keys to accessibie HOA taciliies
6. SECURITY DEPOSITS: Secunty deposits. if any. to tne exten! they have nol been applied oy Selier in accordance with any renta! agreement ang
curranl Law, shall be transferred to Buyer on Close Of Escrow. Selizr shali notify each tenant. in compliance with tne California Zwit Coge.
7. STATUTORY DISCLOSURES {INCLUDING LEAD-BASED PAINT HAZARD DISCLOSURES) AND CANCELLATION RIGHTS:

.t e, DAC""‘& Dfll.l‘"'LL!ThDhnlEF"l (\cflml:"

m

(1) Selier shall, within ihe time specified in paragraph 18, defiver to Buyer, if rﬂuuued by Law, Federal s : nsclosures and
pamphiet "Lead Disciosures™). If the Lead Disclosures are delivered 1o B 2 Tts sianad, Buyer shall nave tho rgh: to zance! {nis
Aareement Wllhln 3 Days Afer Delivery in : VS Alier Delivery by aeposit in the mail, by giving written notice of cancaliation to

2 isciosures senl by mail must be sent certified mail or better )
oy ,M.‘( e ey ,....-..-.s-. 1(‘ NI Cnr\ o r.:..r.n!»- in—ﬂ_‘l:_ig Lnsien L7 Sallar.

B. NATURAL AND :NVIRONM:NTAL HAZARDS W| air the fime spe.,med in paragrapn 18, Seher shall if required by Law. (i) deliver to Buyer
garthouake guides {and quesiionnzre) and environmenial hazards booklet; and (i) even if exemot from the chligation to provide 2 NHD, disclose
it the Property 15 lotaled in a Special Flood Hazare Area, Potenfial Flooding (Inundafion} Asea: Very High Fire Hazard Zone, State Fire
Responsibilly Area: Earthauake Faull Zone: Seismic Hazard Zone; and (iii) disclose any cther zone as require¢ by Law and provige any other
information required for those zones

C. WITHHOLDING TAXES: Within the time specified in paragraph 18A. to avowd required withhoiding, Sefler shall Deliver to Buyer or gualified
substitute. an affidavil sufficient to comply with iedzral (FIRPTA) and California withholding Law, {C.A.R. Form AS or 35).

D. MEGAN'S LAW DATABASE DISCLOSURE: Notice: Pursuant 10 Seciion 290 46 of tne Penal Code. :nformation about specified regisiered sex

" offenders 15 made avaitabie 10 the pubiic via an tnterne! Web site mamiainzd by the Department of Justice at www . megansiaw.ca.gov. Dependmng
an an offender's criminat history, this mformation will include eitner the address at which the offender resides of the commenity of residence and
ZIP Code in which he or she resides. (Neither Seller nor Brokers are required 1o check this website. If Buyer wants further information. Broker
tecommends that Buyer obtain wformation from this website during Buyer's inspection contingency period. Brokers do not have expenise in this

) area.)

B ALTIA L 4 REDRESTIES: STA ORY. DisclosUpEs b CHALS ADLRASED DAlK L2 7 A D NS e o BRI

CANCELLATION RIGHTS:
A. (1) Seller shali. within the time specified in paragraph 18A, deliver to Buyer, if required by Law: (i) recleral Lead-Based-Pamit Disclosures (CAR.
Form FLD) and pamphiel {"Lead Disciosures®); and (i) disclosures or nolicés required by sections 110&~e="5eq. and 1103 el sec. of the Cwil
Cede {"Statutory Disclosures"). Siatutory Disclosures include, but are not limited to,_a RestTstate Transfer Disclosure Siatement {"TDS")
Naturat Hzzarg Disclosure Statement ("NHD®), notice of actual knowlegpe-ef-TEleass of iliegal controllied substance, notice of special tax
andfor assessments (or, if ahowed, supstantially equivalent notice-regarding the Mello-Roes Community Facilities Act and improvemeant Bond
Act of 1915) and. I Seller has actual knowledge, plimdusinal use and military ordrance iocation (C.AR. Form SPQ or SSO).
(2) Buyer shait, within the ime specifigde-palagrapn 18B(1). return Signed Copies of the Statutory and Lead Disclosurss to Seliar,
(3) Il any dlsclosurn or_pokes-Specified in BA(1), or subsequent or amended disclosure or holice is Deiivered 1o Buver after the ofier is Signed.
Buyer shal+ave the night to cancel this Agreement within 3 Days Afier Delivery in persor, or § Days After Delivery by deposit In the mail, oy
sreshnnn.asntten natice nf cancallation o Saliec o Sgller :_:ln.n_n‘
8. SELLER DOCUMENTATION AND ADDITIONAL D!SCLOSUP" Within the time specified in paragraph 18, Selier shall disciose, make

available or Deliver, as applicable, to Buyer the following |mormauon
=y N = = CEM= [~

P OGSREEGR
¥

E. PERMITS: If in Seiler's pcssessmn Selier shall Dﬂlwer 1o Buyer Copies of all permits and approvals cancerning the Property, obtainet irom any
govarnmental entity. including. but not hrited to. certificates of occupancy, conditiona: use permits, development ptans. and lcenses and permits
perlaining 1o the operation of the Propeny.

Tyer's initials ( " ) Seller's lnitials | 3 ) o
2-,-.’19!’!" % 1998-2310. CALIFORNIA ASSOCIATION OF REALTORS®. INC i [
A .
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cvpress Road Propercy

Properw Address DCate:

et

PV AR =T Tl

{11 LOAN APPLICATIONS: Witnin 7 (or[] } Days Atter Accepiance, Buyer shall Deliver 1o Seler 5 letter | &7 of loan
broker staung thal, based on a review of Buyer's writlen appiication ang credil report, Buyer 15 prequalified rovec 1o’ any NZW iean
specified m 3C aoove. (If checked, [ letier attacned }
(2) LOAN CONTINGENCY: Buver snali act dugently 2nd w good {aith 10 Gesignated loants) OQbtaning the loanis) seeciied above
is a contingency of this Agreement uniess o[hnrwnsn a0reg g. Buyer's confractuai obiigafions to obtain and provide oeposit, balance of
down payment and closing ¢osts are not Co =tTeies of tmis Agreement,

{3) LOAN CONTFNGENCY E (g

[y Withan 17§ y Davs Afier Acceptance, Buyer shall, s specified in patagraph 18 in weiting remove fhe loan coniingency

el in s oo e

OR iii} (4 checked: [} the loan contingency shali remain in efiect until ine designated loans are fundad

4 [0 NO LOAN CONTINGENCY (I checked) Oblaining any loan specified above is NOT a conlingancy of this Agreement. If Buyer ¢o2s nat
obtain the loan and 25 a resull Buyer does not purchase the Property. Seller may be enfitled to Buyer's deposit or other legat remedies

(5] ASSUMED OR SUBJECT TO FINANCING: Selier represents that Seller 1s nof gelinquent on any payments Gue on any toans. If Property
1s acouied subiect 16 an exisiing (oan, Buver and Seller are acvised 10 consull with legal counsa! regarding the ability of an existing l2nder to calt
ihe 0an due. and tne consequences thareof

APPRAISAL CONTINGENCY AND REMOVAL: Thus Agresmen: s {or, if checked, [f]is NOT) contingent upon 2 written aporaisal of tne
Propany by = hcensed or cerified appraiser at no less than the speciiiled purchase price. If there is 3 loan contngency. Buyer's removat o! the
ican contingency shall be deemed removal of tris apbraisal contingency (or, [[] if checked, Buyer shall. as specified in paragraph 18B{3j. n
wriing remove the apprasal coningency of cancel this Agreement within 17 {or } Days After Acceptance). If there is no loan
contingency. Buyer shall, as specified In paragraph 188{3), in writing remove the appraisai contingency or cancel this Agreement wihin 17 {or
1 )Days Aher Acceptance.

K.

BUYER STATED FINANCING: Seller fias refied on Buyers represemation of the type of {inancing specified {including but not hmited to, as
applicable, amount of down payment. contingent of non contingent loan, or ali cashj. If Buyer seeks alternate financing. () Seller nas no opigation
to cooperate with Buyer's efforts to cbtam such financing, and (it} Buyer shall aiso pursue the financing method specified in this Agrzement.
Buyer's failure o secure aliernale financing toes nat excuse Buyer from the obiigation to purchiase the Property and ciose escrow as specified in
this Agreement ' )

4. ALLOCATION OF COSTS {If checked): Unless otherwise specified in writing, this paragraph only determines who i te pay for the inspection, test or
service {"Repotl”) menticned: it does not determine who is to pay for any work recommended or identified in the Report.

A

INSPECTIONS AND REPGORTS:
{1) 7 Buyer [3 Sellzr shall pay for an inspsction and report for wood destroying pests and organisms {"Wood Pest Report™) prepared by
Selier's Choice a fegistered structural pest controi company.
(2} [J Buver [J Selier snali pay 10 have septc or private sewage disposal sysiems inspected
{3} [ Buyer [} Selier shall pay to have domestic welis tesied for waler potability and productivity
4) Buyer (7] Selier snali pay for 2 nalurai nazard zone disciosure reporl prepared by Buver's Choice
(5) [J Buyer D Selier shall pay for the following inspection or report
(6) [J Buyer [] Seller shali pay for the following inspection or report
GOVERNMENT REQUIREMENTS AND RETROFIT:
(1} [J Buyer [] Seler shali pay for smoke detecior instaliation and/of waler heaier bracing. if reguired by Law. Prior 1o Close Of Escrow, Selier
shall prowide Buyer wrtten stalements of compliance in accordance with state and local Law, uniess exempt.
(21 [J Buyer ] Selier snall pay the cosl of compiiance with any olher minimum mandatory government retrofit standards, inspechions and
reports if required as a condilion of closing escrow undzr any Law
(3) [J Buysr {7} Seller shaft pay for instaliation of approved fire exiinguisher(s), sprinkieris}, and hose{s}. if required by Law. which shali bn
instalied pricr 1o Close Of Escrow. Prior lo Close Of Escrow, Seller shall provide Buyer 2 writtenstatement of compliance, if required by Law.
{4) 0] Buyer £ Seller shalt pay for instaliation of drain cover and anft-entrapment device or systemn for any peol or spa mesting the
minimum requiremeants permitied by the U.S.Consumar Products and Safety Commyssion
ESCROW AND TITLE:
(1) (@ Buyer Selter shaill pay escrow fee 50% sach
Escrow Holder shall be RBuver's Choice
{2) [ Buver [J Selzr shall pay for owner's title Insurance policy specified in paragraph 18
Owner's title policy to be issued by
{Buyer shall pay for any title nsurance poitcy msuring Buyer siender, uniess olherwise agresa In writing )
OTHER COS8TS:
(1) O Buyer Seiler shal pay County transfer tax or fse
{(2) [ Buver . Seller shali pay City transier tax or fee
(3) J Buyer [ Sellar shali pay Homeowner's Association ("HOA") ransfer jes
(4} [J Buyer [ Selter shall pay HOA-document preparat:on fees ]
(5) [ Buyer [J Selier shail pay the cost, not to exceed $ . Gi a one-year homs watranty plan,
1ssued by with the following optional coverages:
] Air Conditonar [ Pool!Spa ] Cous and Permit upgiace ] Othe::
Buyer ts informed that home warraniy plans hiave many oplional coverages in addition to those iisteg aoove. Buyer is adviseo t¢ mvﬂsngam
these coverages to detarmine those that may be suitable for Buyer
{6) [J Buye: 7] Seller snall pay for
{7} [ Buyer [1 Seler shall pay for

Buyers Intials { ) ( ) Seller's initiais { fﬁ?

Copyngnt € 1098.2010 CALIFORNIA ASSOCIATION OF REALTORSE INC. Reviewsad b Dat
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Cyprese Road Propercy
Properly Address Datz:
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nvasive Or Destuctive Buyer Investigations or (ii) nspections oy any aovernmemal buitding or zn'mng INspecior ofr pover * Oyee, UNIEss

required by Law
., B. Selier shali make the Property avaiabla for all Buyar investigaticns. Buyer L4 ECInad in paragiapn 18, compiete Buysr investigations
> and. eitner ramove in2 conlingency or cancal this Agrae Lemt () aive Selier, at no cosl. complete Gobpies of all Invesugation repons obtamnes
minauon ¢f tnis Agreemeani.

D. Buyer indemnity and Seller protection for entry upon property: Buver snalt {it keep tne Propenty free and ciear of hens: (ii; repair all damage
arising from Buyer tnvestigations: and (i) ndemnify and hold Selier narmiless frorm all resulting liability. claims, gemands, damages ang costs of
Buyer's investgations. Buyer snall carry, or Buye: snall reguire anyone acting.on Buyer's benalf to carry, policias of kability, workess'
cempensanen and otner applicable msurance, defending and protecting Selier from lizbility for any iniuries 1o persons or properly occuwrring Guring
any Buyer Investigations or work gone on the Property at Buyer's direction orior 1o Close OF Escrow Seller 15 advised trial certain proteciions may
be afiorded Szher by recording 2 "Notice of Non-responsibility” {C.A.R. Form NNR} for Buyer Investigations ant work done on the Propeny at
Buyer's direclion Buyer's pbligauons under this paragragh shall survive the terminaiton or cancaliation of this Agreement and Close Of Escrow

46, SELLER DISCLOSURES; ADDENDA; ADVISORIES; OTHER TERMS:
4. Seller Disclosures {if checked): Selier shall. within ihe time specified 1n paragraph 18A. complete and Deiiver to Buver a:

[ Sefer Propeny Guestionnaire (C.AR Form SPQ: OR [ Suppiemenital Conrractual and Stalutors Disclosure (C.A.R. Form S3Di
B. Addenda fif checked): O Aocendum & {C.A.R. Form ADM:

[ waod Destroying Pest Inspecucn and Aliocation of Caosl Agdendum (C.A.R. Farm WhA)

[ Purcnase Agreement Addendum (C. AR Form PAA} £ Septic. Well and Property Monument Adosndum (C £.R. Sorm SWE)

[J Shert Sale Addendum (C.A.R. Form SSA) ¥ Other Purchase Agreement Addendum

£ Selier Intenl to Exchange Sunmizraent (G .AF o 3ES) £ Buvar inten: o Exchange Supolement {C.A R. Form BES;
C. Advisories {if checked): X Buvers Inspechor Advisory {C.A.R. Form BIA)

[J Probate Advisory (C.A.R. Form PAK; [ Statewide Buyer and Sslier Agvisory {C.A.R. Form SESA)

"0 Trust Advisory (C AR. Form TA; L[] REO Adwisery (C.A . Form REQ)

D. Other Terms:

17. TITLE AND VESTING: )
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Inoex. Seller shall within 7 Days After Acceptance, give Escrow Holder 2 completed Stalement of ¢ Mnary repori is only an

offer by the title insurer o issue & polizy af hile drswreRteaMTNEY TOL Contain every item afiecting title Buyer's review of the preliminary report
o f ol i i
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B. Title is taken in its present condiior subjest to all encumbrances, easements, covenamts, conditions, restnctions. nghts and otner matrers,
whether of record or nol. as of the date of Acceptance except: (i) manetary liens of record unless Buyer is assurming those obligations or taking
the Propeny subject to those obligations: and {ii) those matizrs which Selier nias agreed 1o remeve in writing.

C. Within the trme specified in paragraph 18A, Selier has a duty to disclose 1o Buyer ali matiers known ta Selier afiecting title, whetner of record or
nol . .

D. Al Close Of Escrow. Buyer shal! receive a grant Gead conveying tifle (or, for stock cooperative or long-term lease, an assignment of stock
cerificale o of Seller's teasehold interest}, including ofl, mineral and water ngnts if currently owned by Seller. Title shal! vest as designated
Buyer's supoiemenital escrow instructions. THE MANNER OF TAKING TITLE MAY HAVE SIGNIFICANT LEGAL AND TAX CONSEQUENCES
CONSULT AN APPROPRIATE PROFESSIONAL

E. Buyer shali receive a slandard coverage owner s CLTA policy of titie insurance. An ALTA poiicy or the addition of endarsements may provide

greater coverage for Buyer. A titie company. al Buyer's request. can prowide information about availability, desirabilily. coverage, survey

requitements and cost of various titie insurance coverages anc endorsements. If Buysi desires title coverage other than that required by thes
paragraph. Buyer shall instruct Escrow Hoider in writing and pay any increass in cosl.

g~
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this paragraph by either b

modified or changed by mutual written agreemesnt. Any removal of contingenci

seller must be exercised in good faith and in writing (C.A.R. Form CR or CC}.

A. SELLER RAS: 7 {or ) ) Days Atier Acceptance to deliver lo Buyer all reports, disciosures and infarmatiors Tor which Selier is
r2sponsibie under paragraphs 4. 7A. B and C. BA, 8. 12A. 13B(3;. 14B. 16A and B, and 17. Buyer may give Selisp otize te Salier to perform
{C.AR. Form NSP) it Salier has not Delwerad tne itams within the tms specified.

B. {t} BUYER HAS: 17 (or [:] ) Days Aher Accepiance. uniess otherwise agreed in writing To.

{iy complete all Buyer invesugations: approve all disclosures, reports and other applicabiefiformation. which Buyer recewes from Selier
and approve all other matiers affecting the Propany. ang
(ii} Delver to Seller Signed Copies of Staiutery and Lead Disclosures Deliv Dy Seller in accordance with paragraphs TA or BA,

{2} Within the time specified in 18B(1), Buver may reauest that Seller mai fepairs or take any other action regarding the Properly {C.AR Form
RR;}. Sele: nas no obligation 1o agres 1o or 1e5pond 1o Buyers—+squests.

(3) Withir: the time specified in 18B(1) (or as otherwisz tified in this Agreement). Buver shal' Deliver to Seller aither {i} 2 removat of the
appiicable contingency (C AR Form CR), or (ii-e"canceliation (C.A R. Form CC) of this Agreemani based upon g remaining contingency ar
Selier s faiiure to Deliver the specified | ~ however, if any report, disclosure or information for which Seber is responsible is not Delivered
withimn the time specified i 184 _thet Buver has & {or ] ) Bays After Daiivery of any suck items, or the time specified
wn 18B{1), whichever 1s latee-10 Deliver lo Selier a removai of tne applicaple contimgency of cancellation of this Agreement,

(4} continuation of tingency: Even after lhe end of the time specified In 188(1) and before Selier cancels tnis Agreement, if at ail,

<. Buyer retains the nght to edher (i 0 wrtng remove remaining contingencies, or (i) cance! this Agreement based upon a

0 contingency Once Buyers witlen removal of ali contingencies is Dzivered to Seller, Seller may nol cancel thus Agresment
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G. SELLER REPREZSENTATION: Selier represents tnat Selier has no attual knowiedoe: (i} of any current pnndlnc lawsuntis). investigation(s}
inauiryies). aclioms; ar ciner proceedingis; affectmg the Property of the right 1o use anc occupy &) {ii} of any uvnsausfied mecnamcs Of
maternialman iienis; afiecting ihe Property and (iti} that any tenant of the Preoperty 1s the subjec of & bankruplcy If Selier regceves any such notice
prior te Ciose OF Escrow. Selier snall immediately notify Buyer

H. GOVERNMENTAL COMPLIANCE:

{1) Selier shak discloss o Buyer any improvements, additions, alterations . or repairs to the Properly maae by Seller, or known ¢ Seller o have
been made. without required governmental permits. final inspections. and approvals.
(2} Sefier shall disciose to Buver if Sefier has actual knowledge of any notice of violations of Law filed or ssued against the Prapeny.

10. SUBSEQUENT DISCLOSURES: in tne event Seller. prior to Close Of Escrow, bacomes aware of adverse conditions materially affecting tns
Propetty. of any matenal inacsuracy n dhsclosures  informaton of repeesemnitations previously provided 1o Buyer, Seler snall prompily Deiver 2
subseguenl or amenced disclosure of nolice, n writing, covering tnese terms  However, 2 subsequent or amended disciosure shali not bz
reguired for conditions ant material inaccuracies of which Buyer 15 othenwise aware, or which are disclosed in reports provided to or obtained
by Buyer or ordered and paid for by Buyer.

11. CHANGES DURING ESCROW:

4. Pnior to Close Of Escrow, Seller may engage in the following acts, ("Proposed Changes”), subject to Buyer's nghts in paragraph 18B: (i) rent or
jease any vacanl unil or other parl of the premises, (ii} alter. modify or extend any existing remal or lease agreement, {ilhy enter 1nto, alter, modify
of exlend any service contractis): of {iv) change the status of the conditon of the Property.

B. Alleast7{or [ } Days Prior 1o any Proposed Changes, Selier shall Debiver written notice to Buyer of such Propesed Changes.

== = = ShiT g Sl

A, SELLER HAS: Y (or ) Days After Acceptance to disclose to Buyer whelner the Property is a condominium. or

planned geveloprmert or other common interest subdivision {C.AR. Form SPQ or S5D).

B. If Property is 2 concominium or is located in & pianned development or other common intersst subd BT Se )} Days
Aher Acceplance lo request from the HOA {C.A.R. Form HOAJ: {i} Copies of ap.ces
anticipated claim o litigation by or aganst the HOA; (iii) 2 _statemerT Containing the location and number of cesignaled parking and slorape

5pac°s (w) Cobies of me mos! recent 12 mopihe-o! L minutes for regutar and special meetings; and (v) the names and contact information of
byt eci!veiy "Cl Dlsclosures") Selier snall iternize and deliver to Buyer all Ci Disclosures recewed from the HOA

13, ITEMS INCLUDED AND EXCLUDED: : .
A. NOTE TO BUYER AND SELLER: ltems listed as inciuded or excluged in the MLS, flyers or marketing materiats are not included in the purchase
price or excluded from the saie unless specified in 138 or C.
=} LLEBAC IR LI H‘I_SAl E
(1) All EXISTING fixtures and fitisngs that are attached to the Property,
(2) EXISTING eiectrical. mecnanical, iighting, plumbing and heating fixtures, ceiting fans, fireplace insens, gas logs grates. solar systerns,
buili-in apoliances. window and door screens, awnings, shutiers. window coverings, attached ficor co r=I=v15|on antennas, satelite
disnes. private integraled teiephone svslems. arr cooiers/conditioners, poolispa equipment aoor opﬂnefsfremotn controls, mailbax,
in-ground landscaping, trees/sheubs, water sofieners. waler purifiers, securlty sy5ig drms;
(3} A complete inventory of all personal property of Selier currently used in fation of the Properiy and included in the purchase ptice shalt
pe deliverad 1o Buyer within the twme specifiec in paragraph 1 .
{4) Selier reprasents thai ali tems inciuged in the purch ita, unless otherwise specified, are owned by Seller
{5) Selier shall deliver title to the parsonal oy Bill of Sale, free of all liens and encumbrances, and without warranty of condition.
{6) As addltlonal security for any pareTh favor of Seller for any pan of fhe purchase price, Buyer shail exscute a UCC-1 Financing Siatement 10
7 of Stafe. covenng the persoral property included in the purchase, replacemant thereoi, and Insurance proceeds.

Acceptance and (b) sub}ect to Buyer 5 investlgat:on rlghts it ; . Y 5 e
subsizoialimbasans condiian asaithe date-of Aczepiancs; and (m) ail denns and personai pr0p=ﬂy not nnc uded in th= sale shall be removes bv

2 ~

Selier by Close Of Escrow
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g. Seller shal!, within the e spncrfled n paracraph 18, DISCLOSE KNOWN MATERIAL FACTS AND DEFECTS affecting the Properly. including
known insurance claims witnin the past five years, and make any and all other disciosures sequired by taw.

C. Buyer has the right to inspect the Property and, as specified in paragraph 18, based upon information discovated in those inspections: (i) cancel
this Agreement: ot (i) recuest thal Selier make Repatrs or take other action,

D. Buyer is strongly advised to conducl investigations of the entire Property in order to determine its present condition since Selier may
not be aware of all defects atfecting the Property or other factors that Buyer considers important. Fropertty improvemeants may not bhe
built according to code, in compliance with current Law, or have had permits issued.

1MJ_W"D'P lLl\Il:l"“'!"‘l' ‘I‘I?‘\Ll ’\F nnf\lﬁxl—:ﬂ‘T\ll A llh_ll_l ""‘f-!")D & P"'F‘("l!‘l{‘lc_r!bﬁnr'ﬂ‘r\/ .
A. Buyers accepiance of the condition of and any other matter affecling the Property. is 2 contingency of ihis Aoreesvert 2T specified in this
paragraph and paragraph 18B. Within the hme specified in paragraph 18B(1), Buyer shat-raveThe nght, at Buyers axpanse unless othenwise
agreed, to cenduct mspections, investigations. 1egis sye—miTG OMNer studies {"Buyer invesligations”), including, but not limited to, the nght 1

(i) inspect for lead-baser pai-amu—Tiner lead-based paint hazads; {u) inspest for wood dﬂstroymg vests and organisms: (iii} review the

B ar-cligniegatatassfivi-5on AL TIRLLT) ol Buver and the Proneriv. an 5 he Buver gq 1o oy matter specifiedan the

Buyer's Initials ( 1 ) Selier's tnitials { I )
Copynght © 1998-2010. CALIFORNIA ASSOCIATIGN OF REALTORS®. INC e
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W emnrr izrred Dy Broker or sele:t=o ny Buyer Selier or other persor. Buve. and Sellnr may snlncl ANY Provigars o' the
Fi ENGing sale and. upon Close Of Escrow, the sales pm:e and

28

7 Moth

26. EQUAL HOUSING ODPDRTUNI"Y The Property 1s soid in compiiance with federal, state and local anti-discrimination Laws

27. ATTORKNEY FZES: In any acuon. proceeding. or arpitrabion between Buyer ang Selier ansing out of this Agreement, the prevaiing Buyer or Seler
shali be enutied lc reasonable atiorney fees and costs from the non-prevailing Buyer or Selier, excepl as provided in paragraph 354

28. DEFINITIONS: As used Ih this Agreement;

A. "Acceptance” means ine ume the offer or final counter ofer 15 accepted i writing by 2 parly and 1s deliverad to ang personally recesved by the
olher pany or thal parys autnofized agent in accordanze with the terms of this ofier or a fisal counter offer

B. "C.A.R.Form" means the specific form referenced or anotner comparable form agreed to by the paries.

C. “Close Of Escrow" means the date the grant deed, or other evioence of fransfer of tiie, 1s recorded.

0. "Copy"” means capy by anv msans 1nciuding photocepy, NCR, facsimile and electronis.

E. "Days" means calendar gays. However, afier Accentance. the last Day for performance of any act required by this Agreement (including Ciose
Of Escrow) shali not include any Saturday, Sunday or legal holiday and shall instead be the next Day.

F. "Days After" means the specifies number of caiendar days after the ccocurrence of the event specified, not counting the calendar date on which
the specified even! occurs. and ending at 11:58 P on the finai day.

G. "Days Prior” means Ine specified number of caiendar days befare the ococurreace of the event specified, not counting the calendar date or
which the specificd event 15 scneduied 10 ooour.

H. "Deliver”. "Deilvered” or "Delivery”, regardless of the method used (ie. messenger, mail, email, fax, other}, means anc shali be efiective upon
(i} personal receipt oy Buver or Beller or the individuzl Real Estate Licensee for tnat principal as specified in paragraph D of the section titleg
Feal Esiate Brokers on page 8,

OR (1) if checked. [7] perthe attached addendum (C.AR. Form RON).

. “"Electronic Copy” or "Electronic Signature” means. 25 appiicabie, an elecironic copy of sighature compiying with Caiiforniz Law. Buyer and
Sefler agree tnal electromc means will not be used oy either party to modify or alter the comenl or mntegrity of this Agreement withou! the
knowlecge and consent of the other party

J. "Law" means any faw. code. staiule, ordinance, regulation. ruie or ordsr, which is agopted by & controliing city, county. siate or federal
Aegmislanve, fudicial or executive body or agency.

K. "Repairs" means any repaifs (including pest control;. alterations. repiacements, modifications or retrofitting of the Property provided for unce:
this Agreement '

L. "Signed" means eilher a handwritten or electronic signature on an originai document, Copy or any counterpart

25. ASSIGNMENT: Buyer shali nol assign all or any pari of Buyst's interests in this Agreement without first Raving obtained the written consent of Seller.
Such conseni shall not be unreasonably withhetd. unless otherwise agreed in writing. Any total or partial assignment shall nol retieve Buyer of
Buyer's obiigations pursuant to this Agreement.
)SUCCESSORS AND ASSIGNS: This Agreemen! shall be binding upon and inure to the benefit of, Buver and Seller and their respective successors
and assigns, except as olberwise provided herein.
3t. COPIES: Selle: and Buyer each represent that Copies of all reports, documents, certificates, approvals and otner documents that are furnished to
the other are true. correct and unaltered Copies of the onginal documents, if the onginals are in the pessession of the furnishing pany.
on  poAapooe. N

A. BROKER COMPENSATION: Seler or Buyer. or boln. as applicable, sorees 1o pay compensation to Broker as specified in
agre2men! beiween Broker and thai Seller or Buyer. Compensation is payabie upon Close Of Escrow, or if ear noi ciose, as otherwise
specified v the agreement between Broker and tha: Selier or Buyer.

B. BROKERAGE: Neiner Buyer nor Selisr has utilized 'me services of o inresroifier reason owes compensation to, 2 licensed real esiate broker
(individual or corporate). agent. finder, or other nan as specified 1n this Agresment, n connecnon with any ast relating to the
Propeny. mclud:nu but nol limga: mes, lmroductmns consuliations and negoliations leading to this Agreement Buver and Selier each
agrea (o ingd nold {he ctner the Brokers specified herein and their agents, harrriess from and against any costs. expenses or liability
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33. JOINT ESCROW INSTRUCTIONS TO ESCROW HOLDER:

A. The foliowing paragraphs, or applicable portions thereof, of this Agreement constitute the joint escrow instructions of Buyer and Selier
to Escrow Holder, wnich Escrow Holder is Lo use along wilh any relating counter offers and addenda, and any addiizonal mutual Instructions to
ciose the escrow: 1.3, 4, 6. 7C, 18B and D17, 18F. 23, 28, 32A, 33. 37, 40, and paragraph £ of the section litlec Real Estate Brokers on page
10 1 a Copy of the separaie compensation agreementi(s) provided for in paragraph 32A, or paragraph [ of the section titied Real Estate Brokers
on page 10 15 deposited with Escrow Holder by Broker, Escrow Holder shal! accept such agreement{s) and pay oul of Buyers or Seller's funds,
or both. as apphcable. the respective Broker's compensation provided for i such agreement(s). The.tarms and conditions of this Agreemsni not
specifically referenced above. in the specified paraaraphs are additional matiers for the information of Escrow Holder, but about which Escrow
Hoider need not be concerned. Buyer and Selier will receive Escrow Holder's general provisions directly from Escrow Holger and will execute
such provisions upcn Escrow Hoider's requesl. Tp the exlant the general provisions arg inconsisient or conflict with this Agreemant, the general
provisions will control-2s 1o the duties and obliganons of Escrow Holder only. Buyer and Seller will execute additional instructions, documents
and forms provided by Escrow Holoer that are reasonably necessary o tlose the escrow.

Buver's Initials | i } ' Seller's initials ¢ M : fﬂ?‘f
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Seller right to Cancel; Buyer Contingencies: i, within the tme specified in tnis Agreement, Buyer does nol in writing Deliver ¢ Sel
remgval of the appiicable conengency or cancelialion of tis Aoreemant inen Selier, afier first Delivering t¢ Buyer a Notice (o Buyar ¢
{C.AR Form NBP) may cancei this Agresmeant. in such event, Selier snaii authorize return of Buyer's deposit.
Selier right to Cancel; Buyer Contract Obligations: Seler. after first Delivening 1o Buver & NBP may cancsl s Agreempefii for any of the
tollowing reesons: (iV if Buver {ails 10 depesit funds 25 required by 3A o7 3B, (iij if the funds ceposited pursuant to 3A o are not goad whan
deposttad . {iii) if Buver fails 1o Deliver a notice of FHA or VA costs or terms as requirsd by 3C(3) (C.AR. FormFVA), {iv) if Buver fails to
Dielver & letter as requited by 3H; (v) if Buyer fais to Detwer verification as required by 3G or 3J; {vi) if Sellg~feasonacly disapproves of the
verification provided oy 3G or 3J; (vil) if Buyer fails to return Stawtory and Lead Disclosures as requirge Dy paragrapns TA{2} of 8AI2). or
{viii) if Buyer fails to sign or inihial 3 separate liguidated damages form for an increased geposit as regfired by paragrapne 35 anc 34. In such
even. Selier shali authorize return of Buver's deposit. '
(3) Motice To Buyer To Periorm: Tne NBP snali: {i} be in writing; (it) be sianed by Seller. and (i} give Buyer al ieast 2 for [ ) Days

After Deivery tor until the hime specifiec n the applicabie paragsapr, whichever occuze-iast) to take the appitcable achon. A NBF may nct be

Deivered any earier thar 2 Days Prior to the expiration of the applicable ime fopBlyer to remove a conungency or canca! this Apresmenl of

meel an obiigation soecified in 185{2).
EFFECT OF BUYER'S REMOVAL OF CONTINGENCIES: If Buyer remoyes. 1n writing, any contingency or canceliafion rights. uniess otheraiss
speciited 10 & separate written agreament petween Suyer and Selier, Bofve: shall with regard 1o that contingency or canceliation ripht conciusively
be deamed 1o Kiave: (i} completed all Buyer investigations, ang lew of repors and other appiicable informaton and msclosuras {iij eiected to
proceed with the transaciion; and (i} assumed 2alf habihty, rgspronsibility and expense for Repairs or corrections or for inapility to chiain financing.
E. CLOSE OF ESCROW: Before Ssher ar Buyer may esdncel this Agreement far failure of the other party lo close escrow pursuani lo fnrs
Agieement. Seller or Buyer must first Deliver to thgsfher a demand (o ciose escrow (C.AR. Form DCE)

{2

=

14, RE : Re Il be completed prios to final verification of condition unless otherwise agreed in writing. Repairs to be performed at Selier's

ex;sn penaterials. H is understood that exaci restoration of appearance or cosmetic items foliowing all Repairs may not be possibie. Selier shatt {i)
#in recelpts for Rnpalrs perform=d by others; (i} prepare a writien s-atement mdlca[lng the Repairs performed by Seller and the date of such

& catins ol ~onditiog
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20. ENVERONMENTAL HAZARD CONSULTATION: Buyer ang Selinr acknowtedge (t) Federal, state, and local legislaiion impose liability upon exisfing
ang¢ former owners and users of real properly, I applu,ablc- suuahons for certam lngrstatwely defmed enwronmnn‘ally hazardous subaances {5

OF CONDITION: Buyar shall have the right ic make a final inspection of the Fropery withins {or ) Days Prior
Escrow. NOT AS A CONTINGENCY OF THE SALE, but sclely io confirm: {i} the Property is maintained pursvant to paragrapn 144, {ii)
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23, PRORATIONS OF PROPERTY TAXES AND OTHER ITEMS: Uniess otherwise agreed in writing, the fellowing items shall be PAID CURRENT and
provaled betwesn Buyer and Seller as of Ciose Of Escrow: real property taxes and 2ssessments, interest rents, HOA regular. spacial, and emergency
dues and assessments mmposed phior to Close Of Escrow, premiums on insurance assumed by Buyer, payments on bonds and assessments
assumed by Buyer. and payments on Melio-Roos and cther Special Assessment District bands ang assessments (hat are a curreat lign. The following
nems shall be assumed by Buyer WITHOUT CRED!T toward the purchase price: prorated payments on Mello-Roos and otner Special Assessment
Dhsinicl bonds and assessments and HOA special essessments tha! are & current fien but not yet due. Tne Property will be reassessed upon change
of owrership Any suppiemental tax brlls shall be paid as foliows: (i} for peniods afier Ciose Of Escrow, by Buysr, and (ii} for pariods prior 10 Close Of
Escrow, by Seller ise¢ C A.R. Forms SPT or SBSA for further informaton). BILLS 1ESUED AFTER CLOSE OF ESCROW SHALL BE HANDLED
DIRECTLY BETWEEN BUYER AND SELLER. Proratrons shall be made based on a 30-day month.

Buyer's inials { ) ) Seller’s initials ( S } f‘:.%
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36. TERMS AND CONDITIONS OF OFFER:

Tnis 15 an offer o purchase the Property on the above terms and condiions The liquidated damages paragraph or tne arbitration of disputes
paragraph 15 ncorporated In this Agreement if initizled py all parues or if incorporated by mutual agreement in a counter offer or addenoum If gl least
one but nol ali paries imtial such paragraphis), = counter ofier 1s requued untii agreement is reacned. Seller has the nght 10 continue to offer the

s "/_gropeny tor sale and 10 accep! any other offer al any time prior to neiification Of Acceptance. If this offer 1& accepies and Buver subsequently defauits,

uyer may be responsible for payment of Brokers' compensaiion. This Agreemenit and any supplemant. agdendum or modification, incluging any
Copy. may bz Signed in twe or marg counterpats, all of wnich snali constitute one and the same wiiting

37. TIME OF ESSENCE; ENTIRE CONTRACT; CHANGES: Time 15 of ine essence. Alf understandings between the padies are incorporated in this
Agreemesn: he lerms are inlended py the padies as a final, compisie and exclusive expression of ther Agreement with respect to its subject matter,
and may nol be contradicied by evidence of any prnior agreement or conlemporaneous aral gareement Hf any provision of this Agreement is held to be
ineffectve of invald. the remaining provisions will nevertheless be giver full force and efiect. Neither this Agreement nor any provision in it may
be extended. amended, modified, alteret or changed, except in writing Signed by Buyer and Seller.

38§ AUTHORITY: Any person or persons sigming this Agreement representis) thal such person has full power and authority to bind that persan’s principa:,
and that ine designaled Buyer and Seller has full authority to enter inte and periarm $his Agreement. Entering info this Agreement, and the comptenuon
of the obhgations pursuan! 1o lhis contract, does nol violate any Articles of Incorparation, Ariicles of Organizafion, Bylaws, Operating Agreemsnt.
Fartnership Agreement or other document governing the aclivity of either Buyer or Selier.

3%. EXPIRATION OF OFFER: This ofier shall be dezemed revoked and ine deposit shall be returned. uniess the ofier is Signed by Seler. and a Copy of
the Signed offer is personally received by Buyer, or by .
who is aulhorized to recewve it by 5:00 PM on the thed Day after this ofier is signed by Buyer for, if checked 7] by 3 AM [ PM;
o (Gae|.

Buyer has read and acknowiedges receipl of a Copy of the offer and agrees to the above confirmation of agency relationships

Dale Dale

BUYER BUYER

By By

Frnlname Paseo Nwevo Partpners, LP Pant name

Title Title

Address Address

) Additional Signafure Addendum attached {C.A R. Form ASA}.
ACEPTANCE DF OFFER: Seiler warrants that Selier is the owner of the Property, or has the authority to execute this Agreement. Seller accepts the

40.
above ofier. agrees tc sell tne Property on the above terms and conditions. and agrees to the above confirmation of agency relationsnips. Selier has
read and acknowiedges receipt of a Copy of this Agreemenl. and autnorizes Broker to deliver a Signed Copy 1o Buyer
[ (lf checked) SUBJECT TO ATTACHED COUNTER OFFER [C.A.R. Forrn CO), DATED
e Date
;‘LLE R SeLLER
By By
Prnint name Ramona Pnnt name
Title Title
Address Address

- Acddilional Sionature Addendum attached (C.AR. Form ASA).

/ ) CONFIRMATION OF ACCEPTANCE: A Copy of Signed Acceptance was parsonally received oy Buyer or Buyer's aulhorized

(tmtiats} agent on (date} af [TAM [J PM A binding Agreement is created when
a Copy of Signed Acceptance is personally received by Buyer or Buyer's autherized agent whether or not canfirmed in
this decument. Completion of this confirmation is nat legally reguired in order to create a hinding Agreement; it is solely
intended to evidence the date that Confirmation of Acceptance has occurred.
Buyer's indiats ( ) { } Seller's Inilials | H )

“apyaght 1 1906-2016 CALIFORNIA ASSOCIATION OF REALTORS®. INC
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Cvpress Road Propertys

Froperly Address Date:

E.

£ Copy of thus Agreement shall be deiivered 1o Sscrow Holoer within 3 bus.iness davs after Acceptance (or [ j
Cscrow Holger snall provize Seliers Statemeni of Informatior 1o Thie company when tne preliminary report 18 otoered. Buyer ang Selier
authorze Escrow Holter 1o accepl and rely on Conies and Signatures as definec In this Agreement as originals, 1o open escrow and for other
purposes of escrow The vahdily of this Agreement as bawasn Buver and Seller 15 not afiected by wnether or wher Escrow Holder Sns the
Apreeman;

(=N T T Badlala [ PR Y= IVERE 7 VL1 -V IP-Y TN WY e

3

ey id-ants FPeRaet

Aorﬂemﬁm Escr

A Copy of any amandment that affects any parauraoh of this Agreemem for which Escrow Holter s rﬂsponsmle shalt be aeiivered to Zscrow
Holdzr within 2 business days ‘afier mutual axecution of the amendment

O DAMAGE S JERuiar a1 c—oomlete—thie—airah o b < A Brvars dgfaglt Al | pakain

I|qu1dated damages, the deposit actuaiiy patd. I the Property is & dwnllmg with no more than four units, one-e*witich Buyer
intends to occupy, then the amount retained shall be no mare than 3% of the purchase presTAnNy excess shall be returned
to Buyer. Release of funds will require mutual, Signed release i Sék om both Buyer and Selter, judicial decision or
arhitration award. AT THE TIME OF THE INCRGSASED DEPQSIT, BUYER AND SELLER SHALL SIGN A SEPARATE
LIQUIDATED DAMAGES PROVISIOK-PTR ANY INCREASED DEPOSIT (C.A.R. FORM RID).

— i o ‘ Seleretritiate
[Buyereinitiae - — ‘ '

35. DISPUTE RESOLUTION:

A

MEDIATION: Buyer and Seller agree 1o mediate any dispute or claim arising betweean them oul of tnis Agreement, or any resuiling transachion.
before resorting to arbitration or cour action. Buyer and Seller also agree 1o mediate any disputes or claims with Brokerts), who-in writing,
agree to such mediation prior to, of within a reasonable time after, the dispute or claim is presented to the Broker. Medsation fees, if any,
shall be divided equally among the parties involved, I, for any dispute or ciaim to which this paragraph applies. any party (i) commences an
schion without firs! attempting lo resolve the matter through mediation, or (i} before cormmencement of an action, refuses to mediaie afier a
request has been made, then that party shall not be entitled to recover atiorney fees, even if they would otherwise be avaitable to that party in
any such action. THIS MEDIATION PROVISION APPLIES WHETHER OR NQT THE ARBITRATION PROVISIOh 1S INITIALED Exclusions
from this mediation agreement are specified in paragraph 35C.

v AR T O P R
Buyer and Seller agree that any dispute.or claim in Law or equity arising between them out of this Agreerr;r:;}ven/y

resulting transaction, which is not settied through mediation, shall be decided by neutral, binding arbitration. er and
Seller also agree to arbitrate any disputes or claims with Broker(s), who, in wrifing, agree to such arbitratiorprior to, or
within a reasonable time after, the dispute or claim is presented to the Broker. The arbitrator shall be a-fetired judge or
justice, or an attorney with at ieast 5 years of residential reai estaiz Law experience, uniess the tes muiually agree
to a different arbitrator. The parties shall have the right to discovery in accordance with de of Civil Procedure
§12B3.05. In all other respects, the arbitration shall be conducted in-accordance with Title S-df Part 3 of the Code of Civit
Procedure. Judgment upon the award of the arbitraior(s) may be entered intg-8ny court having Jurisdictior.
Enforcement of this agreement to arbitrate shall be governed by the Federal itration Act. Exciusions from this
arbitration agreement are specified in paragraph 35C.

"NOTICE: BY INITIALING IN THE SPACZE BELOW YOU
ARISING QUT OF THE MATTERS INCLUDED IN THE 'ARBITRATION ISPUTES' PROVISION DECIDED BY NEUTRAL
ARBITRATION AS PROVIDED BY CALIFORNIA LAW AND YOU ABE'GIVING UP ANY RIGHTS YOU MIGHT POSSESS 70
HAVE THE DISPUTE LITIGATED IN A COURT OR JURY TRIA Y INITIALING IN THE SPACE BELOW YOU ARE GIVING
UP YOUR JUDICIAL RIGHTS TO DISCOVERY AND APPEALTUNLESS THOSE RIGHTS ARE SPECIFICALLY INCLUDED I
THE 'ARBITRATION OF DISPUTES' PROVISION. IF YOU REFUSE TO SUBMIT TO ARBITRATION AFTER AGREEING 7O
THIS PROVISION, YOU MAY BE COMPELLED TO.ARBITRATE UNDER THE AUTHORITY OF THE CALIFORNIA CODE OF
CIVIL PROCEDURE. YOUR AGREEMENT TO IMIS ARBITRATION PROVISION IS VOLUNTARY ™

"WE HAVE READ AND UNDERS D THE FOREGQING ARND AGREE TO SUBMIT DISPUTES ARISING QUT OF
THE MATTERS INCLUDED IN THE 'ARBITRATION OF DISPUTES® PROVISION TO NZUTRAL ARBITRATIOR.

2 AGREEING TO HAVE ARY DISPUTE

Buyer's Initiais ; Seller's initiats : %

ADDITIONAL MEDIATION ARBITRATION TERMS:
EXCLUSIONS: The follesfing matters shall be exciuded from mediation and arbitretion: (i) 2 judicial or non-judicial foreciosure or othar

action or proceeding to enforce a deed of trust, mortgage or instaliment land sale contract as dafined in Civil Code §2585; {ii) an

probate, safall claims or bankruptey court. The filing of 2 court action 1o enable the recording of a netice of pending action, for order of
fent, receivership, injunction, or other provisional remedies, shall not constitute a waiver or violation of the mediation and

tration provisions.
BROKERS: Brakers shall not be obligated nor compeiled to mediate or arbitrate unless they agree to do so in writing. Any Broker(s)

Aartirinstinodin rasdistian orerbite stianrehat b nal SemGaarai-arpaii it bt Sl LHG D IRSRL
™~ ™ ] 4 =

Buyer's knitials { ¢ ] Seller's Initials ( I ) ﬁ
=
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Cypress Road Propercy
Property Addrass Cate

LESTATE BROKERS:
A. Rea e Brokers are not parties to the Agreement between Buver ang Selier.
¢ T\ Agency rela ips are confirmed as siated In paragraph 2 above.
)Ii specified ir: paragia A(2}, Agent who submitiea affer jor Buyer acknowledges receipt of aeposit.
D. COOPERATING BROKER CUMERENSATION: Lisiing Broker agress lo pay Cooperating Broke: (Selling Fissi and Coooverating Broker agrees to
accepl. oul of Listing Brokers procesds~c escrow: (i} the amount specified 1n the MLS. prowided Co g=tating Broker 1s 2 Participan! of the MLS
witich the Propeny 1s ofiered for sai2 or a recitrosal MLS; or (i) [ {if checked) the amounl spesifiec in a separale wniien agrzement (G.AF. Form
CBC) between Lisung Broker and Cooperatng Broker, ‘R. Form DLT) may be used to decumant that tax repering
will oz required or thal an exemption axists.

Real Estate Broker {Sefling Firm} Nons DRE Lic. #
By Dae
Address City i State Zip
Telephone E-maii
e
Real Bstate Broker (Listung Fir Dﬁm
By DRE Lic. # Date
Adaress City Stale Zip
Teiepj Fax E-miail -

ZSCROW HOLDER ACKNOWLEDGMENT:

Escrow Holder acknowtedges receipt of a Copy of this Agreement, (if checked.[] 2 deposit in the amount of § 3
countgr ofier(s) numbered [ Selier's Statement of Information and [7] Other
. and agrees 1o acl as Escrow Holaer subject 1o paragrapn 33 of this Agreement, any
supplementai escrow instruzlions and the terms of Escrow Holder's general provisions, if any.

Escrow Holder 1s advised that Ihe date of Confirmation of Acceptance of the Agreement as batween Buyer and Seller i3

Escrow Holder Esciow #
By _ Date
Address

Proneffax/E-mail :
Escrow Holder 1s licensed by the California Departmenl of [ Corporations,[7] Insurance,[] Real Estate. Licenss #

Broner ot Designee Intials

) i °§ESENTATIDN OF OFFER: ( ) Listing Broker presented this offer to Selier on (date).

’ REJECTION OF OFFER: ( W } No counter offer is being made. This offer was rejected by Seller on {data).
Seller's imips

THIS FORM HAS BEEN APPROVED BY THE CALIFORNIA ASSOCIATION OF REALTORS®E (C AR ) WO REPRESENTATION 1S MADE A8 TO THE LEGAL VALIDITY DR
ADEQUACY OF ANY PROVISION IN ANY SPECIFIC TRANSACTION A REAL ESTATE BROKER IS THE PERSON QUALIFIED TO ADVISE ON REAL ESTATS
TRANSACTIONS IF YOU DESIRE LEGAL OR TAX ADVICE. CONSULT AN APPROPRIATE PROFESSIONAL

Thrs form 15 avarable lor use by lhe entire real estaie indusiry 1t s ot intended [o ioznlify the user as a REALTORE REALTOR® 15 & regisleres coliechive mempership mark
wrucnh may De used enly by membess of the NATIONAL ASSOCIATION OF REALTORS® who subscripe to its Code oi Ftres

Published and Distributed by

REAL ESTATE BUSINESS SERVICES, INC.

a supsidrary of the Calitornia Association of REAL TORSE
525 South Viugil Avenue. Los Angeles. Californiz 90020
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- CALIFORMNIA
£
& ST AssociaTION BUYER'S INSPECTION ADVISORY
G OF KEALTORS (C.A.R. Form BlA-A, Revised 19/02)
Propenty Address Cypress Road Properiy, {"Froperty";. )

A. IMPORTANCE OF PROPERTY INVESTIGATION: The physical condition of the land and improvements being purchased is not
guaranieed by either Seller ar Brokers. For this reason, you should conduct thorougn invesiigations of the Propany personaliy and witn
proiessionais wno should provide writlen reports of their invesiigafions. A general physical inspection typically does not cover ali aspecis
of the Property nor items afiecting the Property that are nol pnysically iocated on the Property. H the professionats recommeng further
mvestigations, including a recommendaiion by a pesi control aperator lo inspec! inaccessible areas of the Propeny, vou should coniact
quaiifled expens 1o conducl such additional investigations.

B. BUYER RIGHTS AND DUTIES: You have an afiirmative duty o exarcise reasonable care to protect yoursalf, insluding discovery of
the legal, practical and technical implications of disclosed facts, and the investigation and verification of information and facis that you
know or thal are within your diligent atiention and observation. The purchase agreement gives you the righi to invesiigate the Propsny. I
you exerzise this righl, and you should, you must do so in accordance with the terms of that agreement. This is the best way for you io
protest yourself 1t is extremely important {or you 1o read all wiitten reporis provided by professionals and to discuss the results of
inspections with the professional who conducied the inspeciion. You have the right to request that Selier make repairs, corrections or
take other aclion based upon items discovered in your investigations or disclosed by Seller. If Seller is unwiliing or unable to salisfy your
requests. or you ao nol wani to purchase the Property in its disclosed and discovered condition, vou have the right to cancel the
agreement if you act within specific ums periods. If you do not cance! the agreement in a fimely and proper mannes, you may be in
breach of contracl.

C. SELLER RIGHTS AND DUTIES: Seller is reguired to disclose fo you material jacts known to himfher that affect the value or
desirability of the Property. However, Selier may nol be aware of some Property defects or conditions, Seller does not have an obiigaiion
10 inspect the Propeny for your benaiit nor is Selter obiigated to repait, correct or otherwise curs known defects that are disclosed to you
or previously unknown defects that are discovered by you or your inspeciors during escrow. The purchase agreement obligates Seller fo
make the Property available to you jor investigations.

D. BROKER OBLIGATIONS: Brokers do not have expertise in all areas and therefore cannot advise you on many items, such as s0il
slability. gedlogic or environmental conditions, hazardous or illegal controlied substances, structural conditions of the foundation or ether
improvemeants, or the condition of the roof, piumbing, heating, air conditioning, electrical, sewer, septic, waste dispesal, or other sysiem.
The only way 1o accurately determine the condition of the Properly is through an inspection by an appropriate professional selected by
yvou. i Broker gives you referrals to such professionals, Broker does not guarantee their performance. You may seiec! any professional
of your cnposing. tn sales involving residential dwellings with ne more than four units, Brokers have a duty 1o make a diligent visual
inspection of the accessible areas of the Propery and to disclose the results of that inspeciion. However, as some Property defects or
condilions may not be discoverable from a visual inspection, it is pessibie Brokers are not aware of them. If you have entered into &
writlen agreemant with 2 Broker, the specific terms of that agreement will determine the nature and exient of that Broker's duty to vou.
YOU ARE STRONGLY ADVISED TO INVESTIGATE THE CONDITION AND SUITABILITY OF ALL ASPECTS OF THE PROPERTY. IF
YOU DO NOT DO SO, YOU ARE ACTING AGAINST THE ADVICE OF BROKERS.

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

FOLLOWING:

4. GENERAL CONDITION OF THE PROPERTY, ITS SYSTEMS AND COMPONENTS: Foundation, roof, plumbing, hsating, air
conditioning. electrical, mechanical, security, pool/spa, other structural and non-structural sysiems end companents, fixtures,
buili-in appiianczs, any personal property included in the sale, and energy efiiciency of the Property. (Structural engineers are best
suited o determine possibie cesign or construction defects. and whether improvemeants are structurally sound.)

2. SQUARE FOOTAGE, AGE, BOUNDARIES: Square footage, room dimensions, 1ot size, age of improvements and boundaries. Any
numerical statements regarding these items are APPROXWATIONS ONLY and have niot been verified by Seller and cannot be
verified by Brokers. Fences, hedges, walls, retaining walls and other natural or construcled barriers or markers do not necessarily
igentify true Propery boundaries. (Professionals such as appraisers, architects, surveyars and civil engineers are hest suited {o
determing square fooiage, dimensions and boundarnes of the Property.)

3. WOOD DESTROYING PESTS: Presence of, or conditions likely to lead to the presence of wood destroying pests and organisms
and other infestaiion or infection. Inspection reports covering these items can be separated info two seciions: Secfion 1 identifies
areas where infestation or infection is eviden!. Section 2 ideniifies arsas where there are condifions likely o lead to infestation or
infection. A registered structural pest control company is best suited 1o perdorm these inspections.

4. SOIL STABILITY: Exislence of fill or compacted soil, expansive or contracting soil, susceptibility to slippage, saltling or movement,
and the adequacy of drainage. {Geotechnical engineers are best suited to deiermine such condifions, cavses and remedies.}

The copynght taws of the United States (Title 17 U.5. Code)} foroid the

urauthorized reproauction of this form. or any portion thereof, by photocopy Buyar's Initiais ( 3 { 3
macnne o any othar means, includinp facsimite or computenzed formats. Selier's Initials ( ) v

— - ;
Coopynght € 1281-2004, CALIFORNIA ASSOCIATION OF REALTORS®, [ mom §
INC. ALL RIGHTS RESERVED | Reviewsd by Date [ g
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PURCHASE AGREEMENT ADDENDUM

The follawing terms and conditions of this Purchase Agreement Addendum (*Addendum™) are

} hereby incorporated and in and made a part of that certain Residential Income Property Purchase

~ 7 Agresment and Joint Escrow Instructions ("Agreement™), dated :
on property known as 3633. 5667, 53701, 5703-3705. 5709. 571 1, 5713, 5715 and 3727 Cypress Road,
Oxmnard. California. desienated with Ventura County Assessor’s Parcel Numbers: 222-0-070-110, 222.
(-070-190. 222-0-070-135 and 222-0-070-185 ( “Property™) between Paseo Nuevo Partners. L.P.. a
California limited partnership, (“Buyer™) and Ramona Property Partners LLC, a California limited
hability company (“Seller”). The definitions in the Agreement are applicable to this Addendum. If
there is any conflict between the terms of the Agreement and this Addendum the terms of this
Addendum shall control,

1. Buver. Buyer is described in the Agreement as “Passo Nueva Partners, LP™ and is more fully
and particularly described as “Paseo Nuevo Partners, L.P.. a California limited partnership.”

2 Seller. Seller is described in the Agreement as “Ramona’” and is more fully and particularly

described as “Ramona Property Partners LLC, a California limited liability company.”

3. Property. The Property is described in the Agreement as “Cypress Road Property™ and is more
fully and particularly described as 5653, 5667, 5701, 5703-5703, 5709, 5711, 3713, 3715 and 5727
Cypress Road, Oxnard, California, designated with Ventura County Assessor’s Parcel Numbers: 222-
0-070-110, 222-0-070-190, 222-0-070-155 and 222-0-070-185. The Property shall be delivered in
“AS-1S, WHERE-IS™ condition. Buyer is and will be relying strictly and solely upon such inspections
and examinations and the advice and counse! of his own agents and officers. and the Buver is and will

] ) be fully satisfied that the Purchase Price is fair and adequate consideration for the Property. Seller is
not making and has not made any warranty or representation with respect to the Property as an
inducement to the Buyer to purchase the Property.

4. Predevelopment Agreement. The Agreement and the purchase of the Property contemplated
thereby are expressly subject to and conditional upon the Housing Authority of the City of Oxnard
(“Housing Authority™) exercising its option rights pursuant to that certain Predeveiopment Agreement,
dated as of November 9, 2010, by and among Buyer, Housing Authorify, Selier and Pat McCarthy
Construction, Inc,, a California corporation d/b/a The McCa:-hy Companies with respect to the
Property (“Predevelopment Agreement”). If there is any conflict between the terms of this A greement
and the Predevelopment Agreement the terms of the Predevelopment Agreement shall control.

5. Seller Financing. Section 3(c) of the Agreement is amendsd and restated in its entirety to read
as follows:

“Pursuant to the Predevelopment Agreement, Buyer shall deliver to
Seller a promissory note be in the principal amount of Two Million
Dollars (82,000,000) bearing interest at the rate of 5.3% payable in equa!
monthly instaliments of interest only over a term of 18 years with a
balloon payment of the outstanding principal due at the end of the term.
Buyer’s obligations under the promissory note shall be secured by the
lien of a deed of trust recorded on the Property upon the close of escrow.
The term of the promissory note and the deed of trust shall be

) substantially in the form of the applicable attachments described in the

’ €1 I ent.”

Predevelopment Agreement ATTACHM

™. 2
PAGE la oF 20




Sroperty Adaress {vpress Road Properoyc, Date

5. ROOF: Presant condition age. ieaks and remaining useful life. (Roofing contractors are best suited to determine these conditions.;

POOLISPA: Cracks, 1eaks or operational probiems (Pool contraciors are best suiled to determine these condiions.;

7. WASTE DISPOSAL: Type. size. aosquacy, capaclly and condition of sewer and seplic systems anc components, connection ¢
sewer. and applicable fees.

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

guaiity. adeguacy, condition, and performance of well systems and components.

ENVIRONMENTAL HAZARDS: Paiential environmental hazards, including, but not limited tc, asbestos, lead-based pant and other

izad coniammnalion, radon. methane, otner gases, fuel oil or chemizal slorage fanks, contaminated soil or water, hazardous waste,

wasie disposal siles, electromagneiic fields, nuclear sources, and other substances, malerials, products, or conditions (including
motd 1airborne. loxic or otherwise), fungus or similar contaminants). (For more information on thase items, vou may consuil an
appropriale professional or read the booklels “Environmental Hazardls: A Guide for Homeowners, Buvers, Landiords and Tenanis,”

"Protect Your Family From Lead in Your Home" or botn.} ’

10 EARTHQUAKES AND FLOODING: Susceplibility of the Froperty to earthquakefse:smic hazards and propensity of the Propeny o
ficod. (A Geoioais! or Geoiechnical Zngineer is best surted to provice information on these conditions. }

141.FIRE. HAZARD AND OTHER INSURANCE: The availability and cost of necessary or desired insurance may vary. The location of
tne Propery in 2 seismiz. ficod or fire hazard zone, and other conditions. such as the age of {ne Property and the ciaims history of
the Property and Buyer, may affect the availabiiity and need icr certain tyoes of insurance. Buyer should expiore insurance options
earty as this infarmation may affect other decisions, including the removal of ioan and inspeciion contingencies. (An insurance agent
15 bes: sulled io providge micrmation on these conditions.

12, BUILDING PERMITS. ZONING AND GOVERNMENTAL REQUIREMENTS: Permits, inspactons, cerdificates. zoning, olher
governmental imitations, restricions, and requirements affecting the current or future use of ine Proparty, its aevelopmenl o size.
(Such nfcrmation 1s available from appropriate governmeniai agencies and private information provigers. Brokers are not gualified o
review ar nterpret any such information )

13 RENTAL PROPERTY RESTRICTIONS: Some ¢ities and counties impose resteictions that iimil the amoun! of rent thal can be
charged. the maximum aumber of occupants, and the right of a landlord to 1erminate a tenancy. Deadbolt or olher locks and security
systems for doors and windows, including window bars. should be examined to determine whether they satisfy legal requirements.
(Governmeant agaencies can provide nformation about thase resinctions and other requirements.)

14. SECURITY AND SAFETY: Stale and iocal Law may require the instaltation of barners, access alarms, self-latching mechanisms
and/or other measures to decrease the risk 1o children and other persons of existing swimming pools and not tubs, as well as various
fire safety and other mzasures concerning other features of the Property. Compliance reguirements differ from city to city and county
lo county. Unless specifically agreed, the Property may not be in compliance with these requirements. (Local governmenl agencies
can provide information aboul these restrictions and other requiremants.)

15. NEIGHBORHOOQD, AREA, SUBDIVISION CONDITIONS; PERSONAL FACTORS: Neighborhood or area conditions, inciuding
schools. proximily and adeguacy of lew enforcement, crime statistics, the proximity of registered felons or ofienders, fire proteciion,
ofher goverment services. availability, adeguacy and cost of any speed-wired, wireless internet conneciions or other
lefecommunications or other technology services and installations, proximity to commercial. industrial or agriculiural activiles,
exisling and propesed transportation, consiruction and development that may affect noise, view, or traffic, airport hoise, noise or odor
from any source. wild and domeslic animais, other nuisances, hazards, or circumstances, protecied species. wetliand properti=s.
botanical diseases. hisloric or other governmentally prolectsd sites or improvements, cemeteries, faciiiies and condition of common
areas of common interest subdivisions. and possible fack of compliance with any governing documents or Homeowners' Association
requirernants. conditions and infiuences of significance to certain culiures andror rehigions, and perseonal needs, reguirements and
preferences of Buyer.

™

10

Buyer and Seiler acknowledge and agtee that Broker: {ij Does not decice what pnce Buyer should pay or Sefier should accept; {ii) Does nol
guarantee the condition of the Property: (iii} Does nol guarantes the performanse, ageguacy of completeness of mspections, services, products or
repans provited or made by Seller or others; (iv) Does not nave an obiigation to conduci an inspeciion of commen areas or areas off the site of the
Property. {v) Shall not be responsibie for identinng defects on the Propeity, in comman areas. or offsite uniess such defects are visually observabie
by ar inspection of reasonably accessible areas of lhe Property or are known to Broker; {vi) Shall not be responsibiz for mspecting public records or
permits concerning tne tilie or use of Property: {vii) Shall not oe responsible for igentitying the location of boundary iines or other items afiacling titia;
{viit) Shall not be responsibie for veriiying square footape. representations of others or information contained n investigaiion reports, Multipie Listng
Service adveriisemants. fiyars or other promotional malerial: (ix} Shall not be responsible tor praviding jegal or tax agvice regarding any aspect of 8
lransacuon enteret nto by Buver or Seller: and (x) Shall not be responsivie for providing other advice of information that exceeds the knowleage,
education ang expenencs requirad 1o perform real estate licensed attviy, Buyer and Selier agree to seek legal tax, insusance, title and other
gesirec assisiance from aporopriate professionals.

By signing below, Buyer and Sefler each acknowledge that they have read, understand, accept and have received a Gopy of
this Advisory. Buyer is encouraged to read it carefully.

Buyer Signature Date Buyer Signature Date
raseq Noevo Partners, LP

Seller Synaturs Cate Selier Signature Dare
Ramona

TH15 EORM HAS BEEN APPROVED BY THE CALIFORNIA ASSOCIATION GF REALTORS® (C.AR.} NO REPRESENTATION 45 MADE A5 TO THE LEGAL VALIDITY OR
ADEOUACY OF ANY PROVISION [N ANY SPECIFIC TRANSAZTION A REAL ESTATE BROK=R IS THE PERSON QUALIFIZD TO ADWISE ON REAL £5TATE
TRANSACTIONS $F YOU DESIRE LEGAL OR TAX ADVICE, CONSULT AN APPROPRIATE PROFESSIONAL.

Tius forme 1: avatable Jof use by the entire real esialz indusiry 1t1s not intended 1o identfy the user as & REALTOR® REALTOR® iz & repisiered coliective mambershib mark
Sk May B2 USEd oniy by membsrs of Ing NATIOKAL ASSOCIATION OF REALTORS® who subscnoe fo its Coae of Ctiucs

Reviewa by Date _}

[GUK
PRPORIVHITY

575 Suntts il Avenwe Lo Angeles, Caktornra 80070

A4 REVISED 10102 (PAGE i
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6. Close of Escrow. The Close of Escrow shall oceur within thirtv (30) days of Housing
Authority’s Exercise of Option. uniess otherwise extended by agreement of the Parties

7. No Commissions. Seller and Buver each represent and watrant to the other that no brokera
commission. finder’s fee or other compensation is due or pavable to anv third party by reason of the

party's actions regarding this purchase or the Property. Seller and Buyer shall each indemnify and hold
cost or expense (including, without limitation.

the other harmless from and against any loss, damage
attorneyvs® fees) incurred by reason of any breach or inaccuracy of the representation and warranty by

the indemnifving partv. The provisions of this paragraph shall survive the Close of Escrow

(Signature Page Follows)

RN
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“BUYER™

PASEO NUEVQO PARTNERS, L.P., a Califormia

limited partnership

By: LAS CORTES, INC., a California nonprofit
public benefit corporation, its general partner

Bv

Name:

Title:

‘SELLER™

RAMONA PROPERTY PARTNERS LLC.
a California limited liabiltty company

By

Name:

Title:

Aﬂ%CHM
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PROMISSORY NOTE

Onnard, California

$2,060,000 [ 2011]

FOR VALUE RECEIVED, Pasco Nuevo Partners, L.P., a California limited partnership
(the "Borrower"), whose address is 435 South D Street, Oxnard, CA 93030, hereby promises to
pay to the order of Ramona Property Partners LLC, a California limited Hability company (the
"Lender"), whose address is [ J, the principal amount of Two
Million Dollars ($2,000,000), together with interest thereon, as set forth below.

1. BORROWER'S OBLIGATION. This promissory note (the "Note") evidences
the Borrower's obligation to pay the Lender the principal amount of Two Million Dollars
($2,000,000) for the funds loaned to the Borrower by the Lender (the "Loan"} for the purchase
by Borrower from the Lender of that certain real property commonly known as 5635, 5667,
5701, 5703-5705, 5709, 5711, 5713, 5715 and 5727 Cypress Road, Oxnard, California,
designated with Ventura County Assessor’s Parcel Numbers: 222-0-070-110, 222-0-070-190,
222-0-070-155 and 222-0-070-185 (the "Property™). :

2. INTEREST. Subject io Section 3 of this Note, the Note shall bear simple interest
at a rate of Five and Five Tenth Percent (5.50%) per annum on the outstanding principal balance
of the Loan until paid. All interest amounts shall be computed on the basis of a 360-day vear

_consisting of twelve equal 30-day months.

3. DEFAULT INTEREST. In the Event of Default by Borrower of any of its
obligations under this Note, Borrower shall pay to Lender interest on the outstanding principal of
the Loan, at an annual rate equal to the lesser of (i) ten percent (10%) or (ii) the highest interest
allowed by law, from the date of the default until the earlier of the date that the Event of Defanlt
is cured or the Loan is repaid in full.

4. TERM AND MATURITY DATE. The term of this Note shall be eighteen (18)
years. The entire balance of principal and accrued interest and other amounts then outstanding
on this Note are due and payable on | 2028] ("Maturity Date™).

5. DEFINITIONS. The following terms shall have the meaning set forth:

a. “Deed of Trust” means the deed of trust securing this Note and
encumbering the Property.
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b. “Permitted Transfer” means any one of the following: (i) the transfer of
any general partner or himited partner interest in the Borrower, or (ii) the leasing of any
apartment units on the Property pursuant to the Project.

c. “Project” means the development and operation of the Property into 72
apartments units for Very Low Income and Low Income households, as defined by the
applicable regulations of the United Staies Department of Housing and Urban Development,
with landscaped courtyard areas, shared community center, tot lot, plaza, parking and other
amenities.

6. MONTHLY PAYMENTS. Prior to the Maturity Date and only if Borrower has
reasonably sufficient cash-flow from the Project as determined by Borrower's general partner,
Borrower shall make monthly interest payments to Lender in the amount Nine Thousand, One
Hundred Sixty-Six Dollars and Sixty-Seven Cents ($9,166.67). Notwithstanding the monthly
interest payments made pursuant to this Section 6, all outstanding interest and principal due
~under the Note shall be due and payable at the time set forth in Section 4 above.

7. PLACE AND MANNER OF PAYMENT. Al amounts due and payable under
this Note are payable at the office of the Lender at the address set forth above, or at such other
place as the Lender may designate to the Borrower in writing from time to time, in any coin or
currency of the United States which on the respective dates of payment thereof shall be legal
tender for the payment of public and private debts. ,

8. TRANSFER OF PROPERTY. Other than the Permitted Transfer, Borrower has
not made or created, and shall not, make or permit any sale, assignment, conveyance, lease, or
other transfer of this Note, or the Property, or any part thereof, without the prior written consent
of Lender. Notwithstanding the foregoing, a Permitted Transfer shall not require the consent of
the Lender and shall not be an Event of Default.

9. EVENTS OF DEFAULT. This Note is secured by a Deed of Trust of even date
herewith. All covenants, conditions and agreements contained in the Deed of Trust are hereby
made a part of this Note. The following shall constitute an "Event of Default" under this Note:

A Monetary. (1) Borrower's failure to pay when due any sums payable under the
Note or any advances made by Lender under the Deed of Trust; (2}; Borrower's failure to make
any other payment or assessment due under the Note or Deed of Trust; (3) Borrowers failure to
pay taxes with respect to the Property or the Project;

B. Liens. The imposition of any encumbrances or liens on the Property without
Lender's prior written approval that have the effect of reducing the priority of or invalidating the
Deed of Trust;

C. General performance of Loan obligations. Any substantial breach by Borrower
beyond applicable notice and cure periods of any material obligations on Borrower imposed in
the Note or Deed of Trust;
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D. Damage to Property. Material damage or destruction to the Property by fire or
other casualty, if Borrower does not take steps to reconstruct the Property as required by the
Deed of Trust;

E. Bankruptey, dissolution, and insolvencv. Borrower's (1) filing for bankruptcy.
dissolution, or reorganization, or failure to obtain a full dismissal of any such inveluntary filing
brought by another party before the earlier of final relief or ninety (90} days after the filing; (2)
making a general assignment for the benefit of creditors; (3) applying for the appointment of a
receiver, trustee, custodian, or liquidator, or failure to obtain a full dismissal of any such
involuntary application brought by another party before the earlier of final relief or ninety (90)
days after the filing; (4) insolvency; (5) failure, inability or admission in writing of its mability to
pay its debts as they become due.

10.  NOTICE OF DEFAULT AND OPPORTUNITY TO CURE. For all Events of
Default, Lender shall give written notice to Borrower of any Event of Default by specifying: {a)
the nature of the event or deficiency giving rise to the Default, (b) the action required to cure the
deficiency, if an action to cure is possible, and (c) a date, which shall not be less than thirty (30)
calendar days from the date of receipt of the notice or the date the notice was refused, by which
such action to cure must be taken or if a cure is not possible within thirty (30) days, to begin such
cure and diligently prosecute such cure to completion which shall, in any event, not exceed
ninety (90) days from the date of receipt of the notice to cure. The Lender has the sole discretion
to determine whatever additional reasonable time is needed to cure. Notwithstanding anything to
the contrary contained in the Note or the Deed of Trust, Lender hereby agrees that any cure of
any default made or tendered by the Borrower’s limited partners shall be deemed to be a cure by
Borrower and shall be accepted or rejected on the same basis as if made or tendered by
Borrower.

I1.  LENDER'S REMEDIES. Upon the happening of an Event of Default by
Borrower and a failure to cure said Event of Default within the time specified in Section 9
above, Lender's obligation to disburse Loan proceeds shall terminate, and Lender may also, in
addition to other rights and remedies permitted by the Deed of Trust or applicable law, proceed
with any or all of the following remedies in any order or combination Lender may choose in its
sole discretion:

A Accelerate the Loan, and demand immediate full payment of the principal
amount outstanding and all accrued interest under the Note, as well as any other monies
advanced to Borrower by Lender under the Note or Deed of Trust;

B. Bring an action in equitable relief (1) seeking the specific performance by
Borrower of the terms and conditions of the Note or the Deed of Trust, and/or (2) enjoining,
abating, or preventing any violation of said terms and conditions, and/or (3) seeking declaratory
relief;

C. Enter upon, take possession of, and manage the Property, either in person,
by agent, or by a receiver appointed by a court, and collect rents and other amounts specified in
the assignment of rents in the Deed of Trust and apply them to operate the Property or to pay off
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the Loan or any advances made under the Note or Deed of Trust, as provided for by the Deed of
Trust;

D. Initiate and pursue any private and/or judicial foreclosure action allowed
under applicable law and the power of sale provision in the Deed of Trust;

E. Pursue any other remedy allowed at law or in equity. Nothing in this
section is intended or shall be construed as precluding Lender from proceeding with a
nonjudicial foreclosure under the power of sale contained in the Deed of Trust in the Event of
Default by Borrower and failure to cure as provided in Section 9.

12. PREPAYMENT. The Borrower may pay the principal and any interest due on
the Note in advance of the time for payment thereof as provided in this Note, without penalty or
premium.

13, APPLICATION OF PAYMENTS. Payments by Borrower pursuant fo this
Note shall be applied first to accrued interest then to current interest, then to other charges, if
any, then to reduce the principal.

14. NO OFFSET. Borrower hereby waives any rights of offset it now has or may
hereafter have against the Lender, its successors and assigns, and agrees to make the payments
called for herein in accordance with the terms of this Note.

15. WAIVERS. Presentment, notice of dishonor, and protest are waived by all
makers, sureties, guarantors, and endorsers of this Note, if any.

16. CONSENTS AND APPROVALS. Any consent or approval of the Lender
required under this Note shall not be unreasonably withheld or delayed.

17. NOTICES. Except as may be otherwise specifically provided herein, any
approval, notice, direction, consent request or other action by the Lender shall be in writing and
may be communicated to the Borrower at the principal office of the Borrower set forth above, or
at such other place or places as the Borrower shall designate in writing, from time to time, for the
receipt of communications from Lender.

18,  BINDING UPON SUCCESSORS. All provisions of this Note shall be binding
vpon and inure to the benefit of the successors-in-interest, transferees, and assigns of the
Borrower and the Lender.

19. GOVERNING LAW. This Note shall be interpreted under and governed by the
laws of the State of California, except for those provisions relating to choice of law and those
provisions preempted by federal law.

20. SEVERABILITY. Every provision of this Note is intended to be severable. If
any provision of this Note shall be held invalid, illegal, or unenforceable by a court of competent
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jurisdiction, the validity, legality, and enforceability of the remaining provisions shall not in any
way be affected or impaired.

21, TIME. Time is of the essence in this Note.

22, ATTORNEYS' FEES AND COSTS. In the event any legal action is
commenced to interpret or to enforce the terms of this Note, the prevailing party in any such
action shall be entitled to recover all reasonable attorneys' fees and costs incurred in such action.

23, WAIVER. Any waiver by the Lender of any obligation in this Note must be in
writing. No waiver shall be implied from any failure of the Lender to take, or any delay or
failure by Lender to take action on any breach or default by the Borrower or to pursue any
remedy allowed under this Note or applicable law. Any extension of time granted to the
Borrower to perform any obligation under this Note shall not operate as a waiver or release from
any of its obligations under this Note.

24, AMENDMENTS AND MODIFICATIONS. Any amendments or modifications
to this Note must be in writing, and shall be made only if executed by both the Borrower and the
Lender.

25. NONRECOURSE. Except as expressly provided in the second paragraph of this
Section 22 the Borrower, and the Borrower's partners, officers, directors, employees and agents
shall not have any direct or indirect personal liability for payment of the principal of, or interest
on, this Note. The sole recourse of the Lender with respect to the principal of, or interest on, the
Note shall be to the property securing the indebtedness evidenced by the Note. However,
nothing contained in the foregoing limitation of liability shall (i) limit or impair the enforcement
against all such security for the Note of all the rights and remedies of the Lender, or (ii) be
deemed in any way to impair the right of the Lender to assert the unpaid principal amount of the
Note as demand for money within the meaning and intendment of Section 431.70 of the
California Code of Civil Procedure or any successor provision thereto.

The foregoing limitation of liability is intended to apply only to the obligation for the
repayment of the principal of, and payment of interest on the Note, except as hereafter set forth;
nothing contained herein is intended to relieve the Borrower of personal liability to the extent of
actual damages for (i) Borrower's fraud or willful misrepresentation; (i} the failure to pay taxes,
assessments or other charges (which are not contested by the Borrower in good faith) which may
create liens on the Property that are payable or applicable prior to any foreclosure under the Deed
of Trust (to the full extent of such taxes, assessments or other charges); (iii) the fair market value
of any personal property or fixtures removed or disposed of by the Borrower other than in
accordance with the Deed of Trust; (iv) the material misapplication of any proceeds under any
insurance policies or awards resulting from condemnation or the exercise of the power of
eminent domain or by reason of damage, loss or destruction to any portion of the Property; and
(v) payment to the Lender of any rental income or other income arising with respect to the
Property received by the Borrower after the Lender has given notice to the Borrower of the
occurrence of an Event of Default and after the expiration of all applicable notice and cure
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periods, subject to the rights of any lender providing a loan secured by the Property to which the
Lender has subordinated the Deed of Trust. . )

26.  SUBORDINATION. Lender shall subordinate the Deed of Trust to any and all
agreements or instruments regarding the construction or financing of the Project, including any
regulatory agreement required by the State of California. Borrower and Lender shall cooperate
in the execution of any such subordination agreement required to perfect such subordinations.

“BORROWER™

PASEO NUEVO PARTNERS, L.P.. a California
limited partnership

By: LAS CORTES, INC,, a California nonprofit
public benefit corporation, its general partner

By
Name:
Title:
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NO FEE DOCUMENT

Recording requested by and
when recorded, mail to:

Ramona Property Partners LLC

Atm:

NO FEE DOCUMENT PURSUANT TO
GOVERNMENT CODE:-SECTION 6103

PERMANENT DEED OF TRUST, ASSIGNMENT OF
RENTS, AND SECURITY AGREEMENT

THIS DEED OF TRUST, ASSIGNMENT OF RENTS, AND SECURITY
AGREEMENT ("Deed of Trust") is made as of [ ], by Paseo Nuevo
Partners, L.P., a California limited partnership ("Trustor"), to [ ]
("Trustee"), for the benefit of the Ramona Property Partners LLC, a California limited lLiability

company ("Beneficiary").

GRANT IN TRUST

1. GRANT. Trustor, in consideration of the indebtedness referred to below, hereby
nrevocably grants and conveys to Trustee, IN TRUST, WITH POWER OF SALE, for the
benefit and security of Beneficiary, all of Trustor's interest in the real property located at 3633,
5667, 5701, 5703-5705, 5709, 5711, 5713, 5715 and 5727 Cypress Road, in the City of Oxnard,
which 1s located in Ventura County, California, as more particularly described in Exhibit A {the
“Property”) attached hereto and incorporated herein by this reference;

TOGETHER WITH all interest, estates or other claims, both in law and in equity which
Trustor now has or may hereafter acquire in the Property, all buildings, structures, fixtures,
improvements, signs, and landscaping now or hereafter erected or located on the Property,
including all equipment and machinery used for supplying or distributing heating, cooling,
electricity, gas, water, air, and light, all kitchen and laundry appliances such as washers, dryers,
refrigerators, garbage disposals, ovens, ranges, dishwashers, all plumbing and bathroom fixtures,
all security and access control equipment, fire prevention and extinguishment equipment,
clevators, floor coverings, window coverings, pancling, cabinets, (provided, however, that
Trustor shall have the right to remove, if necessary, such fixtures, furnishings, and equipment for
the purpose of replacement with similar items of the same quality performing the same
functions, which replacements shall themselves become part of this grant); all building material
and equipment either now or hereafter delivered to the Property and intended to be installed
therein or any such material and equipment purchased with the Loans' proceeds whether or not
located on the Property; all reserves, accounts, deferred payments, and refunds relating to
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development on the Property; all rents and income generated by the Property or improvements
thereon (subject however to the assignment of rents to Lender contained herein): all leases,
subleases and rental agreements covering the Property or any portion thereof now existing or
hereafter entered into, and all interests of Trustor in security deposits, advance rentals, accounts,
or payments of similar nature with respect to such leases, subleases, or rental agreements; all
easements and rights-of-way appurtenant to the Property, including parking and recreational
casements, and all interests of Trustor in any land lying within the right-of-way of any street,
sidewalks, and areas of land adjacent to or used in connection with the Property; all development
rights and credits, air rights, water rights, and oil, gas or mineral rights with respect to the
Property; ali claims or demands with respect to insurance proceeds, and all awards made for a
taking by eminent domain; all interests and rights in any private or government grants, subsidies,
loans, or other financing with respect to development on the Property; all interests in personal
property used in and about the Property (except furniture and other personal property of
occupants of dwelling units on the Property); all intangible property and rights relating to the
Property or operations on the Property, including trade names, goodwill, trademarks, and service
marks; all government penmits, approvals, and map rights related to construction on the
Property; all architectural, structural, and mechanical plans, specifications, designs, studies, and
data with respect to construction of improvements on the Property; all environmental tests,
studies and reports with respect to the Property; all current and future claims and rights of action
of Trustor against prior owners and operators of the Property, neighboring property owners and
operators, tenants and former tenants, consultants, advisors, and other third parties with respect
to environmental or hazardous materials contamination and cleanup of the Property under any
federal, state, or local ordinances, statutes, regulations, or administrative decisions .or common
law.

All of the foregoing, together'with the Property, is herein referred to as the "Security."

OBLIGATIONS SECURED

2, OBLIGATIONS. Trustor makes this grant for the purpose of securing the
following obligations:

A. Repayment of the indebtedness of Trustor to Beneficiary in the principal sum of

Two Million Dollars ($2,000,000), with interest thereon, evidenced by a promissory note

executed by Trustor on file at the offices of Beneficiary and hereby incorporated by reference
into this Deed of Trust (the "Note"), or as much as has been disbursed to Trustor therewith; and

B. Payment of any sums advanced by Beneficiary to protect the security and priority
of this Deed of Trust; and
C. Performance of every obligation, covenant or agreement of Trustor contained in

this Deed of Trust, and the Note, including all modifications, extensions and renewals of these
obligations (collectively, the "Loan Documents") ; and

|
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D. Performance of any other obligation or repayment of any other indebtedness of
Trustor to Beneficiary, where such evidence of obligation or indebtedness specifically recites
that 1t is secured by this Deed of Trust; and

E. Performance of any obligations of Trustor in any other agreements with respect to

financing of the Project or the Security the absence of which would adversely affect Beneficiary,
whether or not Beneficiary is a party to such agreements.

ABSOLUTE ASSIGNMENT OF RENTS AND RIGHT TO POSSESSION

3. ASSIGNMENT. As additional security, Trustor hereby assigns to Beneficiary:
(a) all of the rents, revenues, profits, and income from the Security, any deposits now or
hereafter in Trustor's possession which have been coliected with respect to the Security, and any
reserve or capital funds now or hereafter held by Trustor with respect to constraction or
operation of the Security (collectively, the "Rents"); and (b) the right to enter, take possession of,
and manage the Security; provided however that Trustor shall have, before an Event of Default,
as defined herein, the exclusive right to possess the Security and to collect Rents and use them in
accordance with the Loan Documents. This assignment is intended to be an absolute and present
transfer of Trustor's interest in existing and future Rents, effective as of the date of this Deed of
Trust.

4. ENFORCEMENT. Upon the happening of an Event of Default which remains
uncured after expiration of the applicable cure period pursuant to the terms of the Note or other
Loan Documents, Beneficiary may, in addition to other rights and remedies permitted by the
Note, this Deed of Trust, or applicable law: (a) enter upon, take possession of, and manage the
Security, either in person as a mortgagee-in-possession, by agent, or by a receiver appointed by a
court, and do any acts which it deems necessary or desirable to preserve the value, marketability
or rentability of the Security, (b) collect all Rents, including those past due and unpaid, and
apply the same to pay for the costs and expenses of operation of the Security, including
attorneys' fees, and pay off any indebtedness secured by this Deed of Trust, all in such order as
Beneficiary may determine and/or (c) Beneficiary may make, cancel, enforce, and modify leases
and rental agreements, obtain and evict tenants, set and modify rent terms. sue for rents due,
enter into, modify, or terminate any contracts or agreements, or take any legal action, as it deems
necessary with respect to the Rents or to development or operation of the Security, subject to the
rent restrictions imposed against the Property.

3. APPOINTMENT OF A RECEIVER. In any action to enforce this assignment,
Beneficiary may apply for the appointment of a receiver to take possession of the Security and
take whatever measures are necessary to preserve and manage the Security for the benefit of
Beneficiary and the public interest. Trustor hereby consents to the appointment of a receiver.
The receiver shall have all of the authority over the Security that Beneficiary would have if
Beneficiary took possession of the Security under this assigmment as a mortgagee-in-possession,
including the right to collect and apply Rents and the right to complete construction of
improvements.
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6. NO WAIVER OF POWER OF SALE. The entering upon and taking
possession of the Security and the collection of Rents shall not cure or waive any default or
notice of default hereunder or invalidate any act done in response to such default or notice of
default and, notwithstanding the continuance in possession of the Security or the collection and
application of Rents, Beneficiary shall be entitled to exercise every right provided for in this
Deed of Trust or by law upon occurrence of any Event of Default, including the right to exercise
the power of sale.

COMMERCIAL CODE SECURITY AGREEMENT

7. GRANT. This Deed of Trust is intended to be a security agreement and
financing statement pursuant to the California Commercial Code for any of the items specified
above as part of the Security which under applicable law may be subject to a security interest
pursuant to the Commercial Code, and Trustor hereby grants Beneficiary a security interest in
said items. Beneficiary may file a copy of this Deed of Trust in the real estate records or other
appropriate index as a financing statement for any of the items specified as part of the Security.
Trustor shall execute and dehver to Beneficiary at Beneficiary's request any financing
statements, as well as extensions, remewals, and amendments thereof, and copies of this
instrument in such form as Beneficiary may require to perfect a security interest with respect to
said items. Trustor shall pay all costs of filing such financing statements and shall pay all
reasonable costs of any record searches for financing statements and releases. Without the prior
written consent of Beneficiary, Trustor shall not create or permit any other security interest in
said items. This Deed of Trust constitutes a fixture filing under Sections 9313 and 9402(6) of the
California Commercial Code.

8. REMEDIES. Upon Trustor's breach of any obligation or agreement in the Loan
Documents, after expiration of any applicable cure period, Beneficiary shall have the remedies
of a secured party under the Commercial Code and at Beneficiary's option may also invoke the
remedies provided for elsewhere in this Deed of Trust with respect to said items. Beneficiary
may proceed against the items of real property and personal property specified above separatelv
or together and in any order whatsoever.

RIGHTS AND OBLIGATIONS OF TRUSTOR

9. PERFORMANCE OF SECURED OBLIGATION. Trustor shall promptly
perform each obligation secured by this Deed of Trust in accordance with the Loan Documents.

10.  PAYMENT OF PRINCIPAL AND INTEREST. Trustor shall promptly pay
when due the principal and any interest due on the indebtedness evidenced by the Note,

1. MAINTENANCE OF THE SECURITY. Trustor shall, at the Trusior's own
expense, maintain and preserve the Security or cause the Security to be maintained and
preserved in good condition, in good repair, and in a decent, safe, sanitary, habitable and
tenantable condition. Trustor shall not cause or permit any violations of any laws, ordinances,
regulations, covenants, conditions, restrictions, or equitable servitudes as they pertain to
improvements, alterations, maintenance or demolition on the Security. Trustor shall not commit
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or permit waste on or to the Security. Trustor shall not abandon the Security. Beneficiary shall
have no responsibility over maintenance of the Security. In the event Trustor fails to maintain
the Security in accordance with the standards in this Deed of Trust, Beneficiary and after any
applicable cure periods, may, but shall be under no obligation to, make such repairs or
replacements as are necessary and provide for payment thereof. Any amount so advanced by
Beneficiary, together with interest thereon from the date of such advance at the same rate of
interest as specified in the Note (unless payment of such an interest rate would be contrary to
applicable law, in which event such sums shall bear interest at the highest rate then allowed by
applicable law), shall become an additional obligation of Trustor to Beneficiary and shall be
secured by this Deed of Trust.

12, INSPECTION OF THE SECURITY, Trustor shall permit Beneficiary to enter
and inspect the Security during normal business hours for compliance with these obligations
upon at least 24 hours advance notice of such visit by Beneficiary to Trustor or Trustor's
management agent.

13, LIENS, ENCUMBRANCES, AND CHARGES. Trustor shall discharge any
lien or encumbrance not approved by Beneficiary in writing that may attain priority over this
Deed of Trust, as provided in the Note.

14, DEFENSE AND NOTICE OF CLAIMS AND ACTIONS. Trustor shall
appear in and defend, at its own expense, any action or proceeding purporting to affect the
Security and/or the rights of Beneficiary. Trustor shall give Beneficiary and Trustee prompt
notice in writing of the assertion of any claim, of the filing of any action or proceeding and of
any condemnation offer or action with respect to the Security upon Trustor's receipt of notice
thereof.

15, SUITS TO PROTECT THE SECURITY. Beneficiary shall have power to
institute and maintain such suits and proceedings as it may deem expedient (a) to prevent any
impairment of the Security or the rights of Beneficiary, (b) to preserve or protect its interest in
the Security and in the Rents, and (c) to restrain the enforcement of or compiiance with any
governmental lcgislation, regulation, or order, if the enforcement of or compliance with such
legislation, regulation, or order would impair the Security or be prejudicial to the interest of
Beneficiary. '

16.  DAMAGE TO SECURITY. Trustor shall give Beneficiary and Trustes prompt
notice in writing of any damage to the Security. If any building or improvements erected on the
Property is damaged or destroyed by an insurable cause, Trustor shall, at its cost and expense,
repair or restore said buildings and improvements consistent with the original plans and
specifications if Trustor reasonably determines that such restoration or repair is economicaltly
feasible. Such work or repair shall be commenced within one hundred twenty (120) days after
the damage or loss occurs and shall be complete within one (1) year thereafter. Subject to
Trustor's election fo rebuild, all insurance proceeds collected for such damage or destruction
shall be applied to the cost of such repairs or restoration and, if such insurance proceeds shall be
insufficient for such purpose, Trustor shall make up the deficiency,
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17. TITLE. Trustor warrants that Trustor lawfully has legal title to the Security
without any limitation on the right to encumber other than those limitations set forth in the Loan
Documents or other financing documents approved by Lender.

18.  GRANTING OF EASEMENTS. Trustor may not erant easements, licenses,
rights-of-way or other rights or privileges in the nature of easements with respect to the Security
except (i) in furtherance of the Project, (ii) those required or desirable for installation and
maintenance of public utilities including water, gas, electricity, sewer, cable television,
telephone, or (111) those required by law,

19.  TAXES AND LEVIES. Trustor shall pay prior to delinquency, all taxes, fees,
assessments, charges and levies imposed by any public authority or utility company which are or
may become a lien affecting the Security. However, Trustor shall not be required to pay and
discharge any such tax, assessment, charge or levy so long as (a) the legality thereof shall be
promptly and actively contested in good faith and by appropriate proceedings, and (b) Trustor
maintains reserves adequate to pay any contested liabilities. In the event that Trustor fails to pay
any of the foregoing items, Beneficiary may, but shall be under no obligation to, pay the same,
after Beneficiary has notified Trustor of such failure to pay and Trustor fails to fully pay such
items within seven (7) business days afier receipt of such notice. Any amount so advanced by
Beneficiary, together with interest thereon from the date of such advance at the same rate of
interest as specified in the Note (unltess payment of such an interest rate would be contrary to
applicable law, in which event such sums shall bear interest at the highest rate then allowed by
applicable law), shall become an additional obligation of Trustor to Beneficiary and shall be
secured by this Deed of Trust.

20. INSURANCE. Trustor shall procure or cause to be procured, and maintain or
cause to be maintained, throughout the term of the Note, insurance against loss or damage to any
structure constituting any part of the Property by fire and lightning, with extended coverage and
vandalism and malicious mischief insurance. Said extended coverage insurance shall, as nearly
as practicable, cover loss or damage by explosion, windstorm, riof, aircraft, vehicle damage,
smoke and such other hazards as are normally covered by such insurance. Such insurance shall
be in an amount equal to the replacement cost (without deduction for depreciation) of all
structures constituting any part of the Property, excluding the cost of excavations, of grading and
filling and of the land, but in any event, shall be in an amount and in a form sufficient, in the
event of total or partial loss, to enable the Trustor to restore the Property to the condition existing
before such loss. The Trustor may, in its discretion and with the written consent of Beneficiary,
msure the Property under blanket insurance policies which insure not only the Property but also
other properties as long as such blanket insurance policies comply with the requirements of this
Section 20.

All policies of inmsurance required by this Section shall provide that all proceeds
thereunder shall be payable to the Beneficiary pursuant to a lender’s loss payabie endorsement
substantially in a form approved by Beneficiary. Each insurance policy required hereunder shall
require that the Beneficiary be given thirty (30) days’ notice of any intended canceliation thereof
or reduction of the coverage provided thereby. The Trustor shall provide Beneficiary with
certificates evidencing such policies upon request. In the event Trustor fails to maintain the full
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insurance coverage required by this Deed of Trust. Beneficiary. after at least seven (7) business
days prior notice to Trustor, may. but shall be under no obligation to, take out the required
policies of insurance and pay the premiums on such policies. Any amount so advanced by
Beneficiary, together with interest thereon from the date of such advance at the same rate of
indebtedness as specified in the Note (unless payment of such an interest rate would be contrary
to applicable law, in which event such sums shall bear interest at the highest rate then allowed by
applicable law), shall become an additional obligation of Trustor to Beneficiary and shall be
secured by this Deed of Trust. This paragraph is subject to the rights of any lender providing a
ioan secured by the Property to which the Beneficiary has subordinated the Deed of Trust.

21.  CONDEMNATION. Subject to the rishts of any senior lienholders, all
judgments, awards of damages, settlements and compensation made in connection with or in lieu
of taking all or any part of or interest in the Security under assertion of the power of eminent
domain ("Funds"} are hereby assigned-to and shall be paid to Beneficiary. Beneficiary is
authorized (but not required) to collect and receive any Funds and is authorized to apply them in
whole or in part upon any indebtedness or obligation secured hereby, in such order and manner
as Beneficiary shall determine at its sole option. All or any part of the amounts so collected and
recovered by Beneficiary may be released to Trustor upon such conditions as Beneficiary may
impose for its disposition. Application of all or any part of the Funds collected and received by
Beneficiary or the release thereof shall not cure or waive any default under this Deed of Trust.

Notwithstanding anything to the confrary set forth herein, Bepeficiary shall, prior to the
application of the Funds or any portion thereof to the indebtedness or other obligations, apply
such portion of the Funds as is reasonable and necessary to repair and preserve the value,
marketability and rentability of the Security. Trustor shall have the right to rebuild the Project,
and to use all available condemnation proceeds therefor, provided that (a) such proceeds are
sufficient to keep the Loans in balance and rebuild the Project in a manner that provides
adequate security to Lender for repayment of the Loans. or, if such proceeds are insufficient or
such security is inadequate, then Trustor shall have funded any deficiency and/or provided
additional security; (b) Lender shall have the right to approve plans and specifications for any
major rebuilding and the right to approve disbursements of insurance or condemnation proceeds
for rebuilding under a construction escrow or similar arrangement; and (c) no material default
then exists under the Loan Documents other than any default which is a direct result of the

condemnation.

22, ACCELERATION ON TRANSFER OF SECURITY. In the event that
Trustor, without the prior written consent of the Beneficiary, sells, agrees to sell, transfers, or
conveys its interest in the Security or any part thereof or interest therein, Beneficiary may at its
option declare all sums secured by this Deed of Trust to be immediately due and payable. This
option shall not apply in case of:

A. The grant of a leasehold interest to qualifying households who will occupy
apartment units on the Propeity in connection with the Project;
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B. Sale or transfer of fixtures or personal property pursuant to the grant provisions in
this Deed of Trust. Consent to one (1) sale or transfer shall not be deemed to be a waiver of the
right to require such consent to future or successive transactions; or

C. Any Permitted Transfer as defined in the Note.

23,  RECONVEYANCE BY TRUSTEE. This trust is intended to continue for the
entire term of the Loan. Upon written request of Beneficiary stating that all sums secured by this
Deed of Trust have been paid and upon surrender of this Deed of Trust to Trustee for
cancellation and retention, and upon payment by Trustor of Trustee’ reasonable fees, Trustee
shall reconvey the Security to Trustor, or to the person or persons legally entitled thereto.

-DEFAULT AND REMEDIES

24, EVENTS OF DEFAULT. Any of the events listed in the Note as an Event of
Default shall aiso constitute an Event of Default under this Deed of Trust.

25, ACCELERATION OF MATURITY. Upon the happening of an Event of
Default which has not been cured within the times and in the manner provided in the Note,
Beneficiary may declare all sums advanced to Trustor under the Note and this Deed of Trust
immediately due and payable.

26.  BENEFICIARY'S REMEDIES. Upon the happening of an Event of Default
which has not been cured within the times and in the manner provided in the Note, Beneficiary
may, in addition to other rights and remedies permitted by the Note, or applicable law, proceed
with any or all of the following remedles

A Enforce the assignment of rents and night to possession as provided for in this
Deed of Trust, and/or seek appointment of a recetver to take over possession of the Security and
collect Rents;

B. Enter the Security and take any actions necessary in its judgment to complete
construction on the Security, either in person or through a receiver appointed by a court;

C. Disburse from the Loans' proceeds any amount necessary to cure any monetary
default under this Deed of Trust, or the Note;

D. Commence an action to foreclose this Deed of Trust pursuant to California Code
of Civil Procedure Section 725(a) et seq., as amended, and/or seek appointment of a receiver
from a court of competent jurisdiction with the authority to protect Beneficiary's interests in the
Security, including the authority to complete construction of improvements;

E. Deliver to Trustee a written declaration of Default and demand for sale, and a
written Notice of Default and election to cause Trustor's interest in the Security to be sold and
exercise its power of sale as provided for below; or
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F. Pursue any other rights and remedies allowed at law or in equity.

27.  FORECLOSURE BY POWER OF SALE. Should Beneficiary elect to
foreclose by exercise of the power of sale contained in this Deed of Trust, Beneficiary shall
notify Trustee and shall deposit with Trustee this Deed of Trust (the deposit of which shall be
deemed to constitute evidence that the unpaid sums disbursed under the Notes are immediately
due and payable), and such receipts and evidence of any expenditures made that are additionally
secured hereby as Trustee may require.

Upon receipt of such notice from Beneficiary, Trustee shall cause to he recorded,
published and delivered to Trustor such notice of default and election to sell as then required by
law and by this Deed of Trust. Trustee shall, without demand on Trustor, after lapse of such time
as may then be required by law and afier recordation of such notice of default and after notice of
sale having been given as required by law, sell the Security, at the time and place of sale fixed by
it 1n said notice of sale, whether as a whole or in separate lots or parcels or items as Trustee shall
deem expedient and in such order as they may determine unless specified otherwise by Trustor.
at public anction to the highest bidder for cash in lawful money of the United States payable at
the time of sale. Trustee shall deliver to the purchaser its deed or deeds conveying the property
so sold, but without any covenant or warranty, express or implied. The recitals in such deed of
any matters of facts shall be conclusive proof of the truthfulness thereof. Any person, including,
without limitation, Trastor, Trustee, or Beneficiary, may purchase at the sale,

Trustee may postpone the sale of all or any portion of the property by public
announcement at such time and place of sale, and from time to time thereafter, and without
further notice make such sale at the time fixed by the last postponement, or may, in its
discretion, give a new notice of sale. '

28.  APPLICATION OF SALE PROCEEDS. After deducting all reasonable costs,
fees and expenses of Trustee, including costs of evidence of title in connection with such sale,
Trustee shall apply the proceeds of sale as follows: first, to the payment of all sums then secured
by this Deed of Trust, in such order and amounts as Beneficiary in its sole discretion determines;
and second, the remainder, if any, to the person or persons legally entitled thereto.

29.  REMEDIES CUMULATIVE. No right, power or remedy conferred upon or
reserved to Beneficiary by this Deed of Trust is intended to be exclusive of any other rights,
powers or remedies, but each such right, power and remedy shall be cumulative and concurrent
and shall be in addition to any other right, power and remedy given hereunder or now or
hereafter existing at law or in equity.

GENERAL PROVISIONS

30. GOVERNING LAW. This Deed of Trust shall be interpreted under and
governed by the laws of the Staie of California, except for those provisions relating to choice of
law and those provisions preempted by federal law,
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31.  STATEMENT OF OBLIGATION. Beneficiary may collect a fee not to exceed
the maximum allowable under “applicable iaw for furnishing a statement of obligations as
provided in the California Civil Code.

32.  CONSENTS AND APPROVALS. Any consent or approval of Beneficiary
required under this Deed of Trust shall not be unreasonably withheld.

33. TIME, Time is of the essence in this Deed of Trust.

34.  NOTICES, DEMANDS AND COMMUNICATIONS. Formal notices,
demands and communications between Trustor and Beneficiary shall be sufficiently given and
shall not be deemed given unless dispatched by registered or certified mail, postage prepaid,
return receipt requested, or delivered personally, to the principal offices of Trustor and
Beneficiary as follows:

BENEFICIARY: Paseo Nuevo Partners, L.P.
435 South D Street,
Oxnard, CA 93030
Telephone No.
Facsimile No.

with a copy to

Price, Postel & Parma LLP

Atin: Mark S. Manion

200 East Carrillo Street, Suite 400
Santa Barbara, CA 93101
Telephone No. (805) 962-0011
Facsimile No. (805) 965-3978

TRUSTOR: Ramona Property Partners LLC

with a copy to:

Arnold, Bleuel, LaRochelle, Mathews & Zirbel, LLP
300 Esplanade Drive, Suite 2100

Oxnard, CA 93036

Attention: Gary D. Arnold, Esq.

Telephone: (805) 9§8-9886

Facsimile: (805) 988-9916

E-mail: garnold(@atozlaw.com
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Such written notices, demands and communications may be sent in the same manner to such
other addresses as the affected Party may from time to time designate by mail as provided in this
Section 34. Delivery shall be deemed to have occurred at the time indicated on the receipt for
delivery or refusal of delivery,

35. BINDING UPON SUCCESSORS. All provisions of this Deed of Trust shall be
binding upon and inure to the benefit of the heirs, administrators, executors, successors-in-
interest, fransferees, and assigns of Trustor, Trustee, and Beneficiary.

36. WAIVER. Any waiver by Beneficiary of any obligation of Trustor in this Deed
of Trust must be in writing. No waiver will be implied from any delay or failure by Beneficiary
to take action on any breach or default of Trustor or to pursue any remedy allowed under the
Deed of Trust or applicable law. Any extension of time granted to Trustor to perform any
obligation under this Deed of Trust shall not operate as a waiver or release Trustor from any of
its obligations under this Deed of Trust. Consent by Beneficiary to any act or omission by
Trustor shall not be construed to be a consent to any other or subsequent act or omission or to
waive the requirement for Beneficiary's written consent to future waivers.

37. AMENDMENTS AND MODIFICATIONS. Any amendments or modifications
to this Deed of Trust must be in writing, and shall be made only if mutunally agreed upon by
Beneficiary and Trustor.

36. NOTE CONTROLS. If there is any contradiction between this instrument and
the Note, the terms of the Note shall control, except that Trustor shall have no defense or claim
that this instrument does not establish a valid lien on the Property or the Security.

39. - DEFINITIONS. Capitalized terms not otherwise defined in this Deed of Trust
shall have the same meaning as defined terms in the Note.

40.  PROOFS OF CLAIM. In the case of any receivership, insolvency, bankruptcy,
reorganization, arrangement, adjustment, recomposition or other proceedings affecting Trustor,
its creditors or its property, Trustee, to the extent permitted by law, shall be entitled to file such
proofs of claim and other documents as may be necessary or advisable in order to have the
claims of Beneficiary allowed in such proceedings and for any additional amount which may
become due and payable by Trustor hereunder after such date,

4], SEVERABILITY. Every provision of this Deed of Trust is intended to be
severable. If any term or provision of this Deed of Trust is declared to be illegal, invalid, or
unenforceable by a court of competent jurisdiction, the legality, validity, and enforceability of
the remaining provisions shall not be affected. If the lien of this Deed of Trust is invalid or
unenforceable as to any part of the debt, or if the lien is invalid or unenforceable as to any part of
the Security, the unsecured or partially secured portion of the debt and all payments made 6n the
debt (whether voluntary or under foreclosure or other enforcement action or procedure} shall be
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considered to have been first paid or applied to the payment of that portion of the debt which is
not secured or partially secured by the lien of this Deed of Trust.

42, SUBSTITUTION OF TRUSTEE. Beneficiary may from time to time appoint
another trustee to act in the place and imnstead of Trustee or anv successor. Upon such
appointment and without conveyance, the successor trustee shall be vested with all title, powers,
and duties conferred upon Trustee.

43. ACCEPTANCE BY TRUSTEE. Trustee accepts this Trust when this Deed of
Trust, duly executed and acknowledged, 1s made public record as provided by law. Except as
otherwise provided by law, the Trustee is not obligated to notify any party hereto of pending sale
under this Deed of Trust or of any action or proceeding in which Trustor, Beneficiary, or Trustee
shall be a party unless brought by Trustee,

44,  NONRECOURSE OBLIGATION. Except as expressly provided in the second
paragraph of this section, the Trustor, and the Trustor's officers, directors, employees and agents
shall not have any direct or indirect personal liability for payment of the principal of, or interest
on, the Note or the performance of the covenants of the Trustor under the Deed of Trust securing
the Note. The sole recourse of the Beneficiary with respect to the principal of, or interest on, the
Note shall be to the property securing the indebtedness evidenced by the Note. However, that
nothing contained in the foregoing limitation of liability shall {a) limit or impair the enforcement
against all such security for the Note of all the rights and remedies of the Beneficiary, or (b) be
deemed in any way to impair the right of the Beneficiary to assert the unpaid principal amount of
the Note as demand for money within the meaning and intendment of Section 431.70 of the
California Code of Civil Procedure or any successor provision thereto.

The foregoing limitation of liability is intended to apply only to the obligation for the repayment
of the principal of, and payment of interest on the Note, except as hereafter set forth; nothing
contained herein is intended to relieve the Trustor of personal liability for (a) fraud or willful
misrepresentation; (b) the failure fo pay taxes, assessments or other charges (which are not
contested by Trustor in good faith) which may create liens on the Property that are payable or
applicable prior to any foreclosure under the Deed of Trust (to the full extent of such taxes,
assessments or other charges); (c) the fair market value of any personal property or fixtures
removed or disposed of by Trustor other than in accordance with the Deed of Trust; (d) the
misapplication of any proceeds under any insurance policies or awards resulting from
condemnation or the exercise of the power of eminent domain or by reason of damage, loss or
destruction to any portion of the Property; and (e) payment to the Beneficiary of any rental
income or other income arising with respect to the Property received by the Trusior after the
Beneficiary has given notice to the Trustor of the occurrence of an Event of Default, subject to
the rights of any lender providing a loan secured by the Property to which the Lender has
subordinated the Deed of Trust.

45, SUBORDINATION. Beneficiary shall subordinate this Deed of Trust to any and
all agreements or instruments regarding the construction or financing of the Project, including
any regulatory agreement required by the State of California. Trustor and Beneficiary shall
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cooperate in the execution of any such subordination agreement required to perfect such
7 } subordinations.
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IN WITNESS WHEREQF, Trustor has executed this Deed of Trust as of the day and

vear first above written.
“TRUSTOR™

PASEQ NUEVO PARTNERS, L.P., a California
limited partnership

By: LAS CORTES, INC., a California nonprofit
public benefit corporation, its general partner

By
Name:
Title:

Signatures must be notarized

ATTACHMENT NO.
PAGE_L{ 2L OF



State of )

f ) } sS

County of )

On , 200 before me
Notary Public, personally appeared )
who proved to me on the basis of satisfactory evidence to be the person(s) whose name(s) is/are
subscribed to the within instrument and acknowledged to me that he/she/they executed the same
in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument
the person(s). or the entity upon behalf of which the person(s) acted, executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.

WITNESS my hand and official seal.

(Seal)

—_—
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EXHIBIT A
Legal Description of the Property
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NO FEE DOCUMENT

Recording requested by and
when recorded, mail to:

Ramona Property Partners LLC

Attn:

NO FEE DOCUMENT PURSUANT TO
GOVERNMENT CODE SECTION 6103

PERMANENT BEED OF TRUST, ASSIGNMENT OF
RENTS, AND SECURITY AGREEMENT

THIS DEED OF TRUST, ASSIGNMENT OF RENTS, AND SECURITY
AGREEMENT ("Deed of Trust") is made as of | ], by Paseo Nuevo
Partners, L.P., a California limited partnership ("Trustor"), to [ ‘ ]
("Trustee"), for the benefit of the Ramona Property Partners LLC, a California limited liability
company ("Beneficiary").

GRANT IN TRUST

1. GRANT. Trustor, in consideration of the indebtedness referred to below, hereby
irrevocably grants and conveys to Trustee, IN TRUST, WITH POWER OF SALE, for the
benefit and security of Beneficiary, all of Trustor's interest in the real property located at 5655,
5667, 5701, 5703-5705, 5709, 5711, 5713, 5715 and 5727 Cypress Road, in the City of Oxnard,
which 1s located in Ventura County, California, as more particularlv described in Exhibit A (the
“Property”) attached hereto and incorporated herein by this reference;

TOGETHER WITH all interest, estates or other claims, both in law and in equity which
Trustor now has or may hereafter acquire in the Property; all buildings, structures, fixtures,
improvements, signs, and landscaping now or hereafter erected or located on the Property,
including all equipment and machinery used for supplying or distributing heating, cooling,
electricity, gas, water, air, and light, all kitchen and laundry appliances such as washers, dryers,
refrigerators, garbage disposals, ovens, ranges, dishwashers, all plumbing and bathroom fixtures,
all security and access control equipment, fire prevention and extinguishment equipment,
elevators, floor coverings, window coverings, paneling, cabinets, (provided, however, that
Trustor shall have the right to remove, if necessary, such fixtures, furnishings, and equipment for
the purpose of replacement with similar items of the same quality performing the same
functions, which replacements shall themselves become part of this grant}; all building material
and equipment either now or hereafter delivered to the Property and intended to be installed
therein or any such material and equipment purchased with the Loans’ proceeds whether or not
located on the Property; all reserves, accounts, deferred payments, and refunds relating to
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development on the Property; all rents and income generated by the Property or improvements
thereon (subject however to the assignment of rents to Lender contained herein); all leases,
subleases and rental agreements covering the Property or any portion thereof now existing oz
hereafter entered into, and all interests of Trustor in securitv deposits. advance rentals, accounts,
or payments of similar nature with respect to such leases. subleases, or rental agreements; all
easements and rights-of-way appurtenant to the Property, including parking and recreational
easements, and all interests of Trustor in any land lying within the right-of-way of any street.
sidewalks, and areas of land adjacent to or used in connection with the Property; all development
rights and credits, air rights, water rights, and oil, gas or mineral rights with respect to the
Property; all claims or demands with respect to insurance proceeds, and all awards made for a
taking by eminent domain; all interests and rights in any private or government grants, subsidies,
loans, ot other financing with respect to development on the Property; all interests in personal
property used in and about the Property (except furniture and other personal property of
occupants of dwelling units on the Property); all intangible property and rights relating to the
Property or operations on the Property, including trade names, goodwill, trademarks, and service
marks; all government permits, approvals, and map rights related to construction on the
Property; all architectural, structural, and mechanical plans, specifications, designs, studies, and
data with respect to construction of improvements on the Property; all environmental tests,
studies and reports with respect to the Property; all current and future claims and rights of action
of Trustor against prior owners and operators of the Property, neighboring property owners and
operators, tenants and former tenants, consultants, advisors, and other third parties with respect
to environmental or hazardous materials contamination and cleanup of the Property under any
federal, state, or local ordinances, statuies, regulations, or administrative decisions or common
law.

All of the foregoing, together with the Property, is herein referred to as the "Security.”

OBLIGATIONS SECURED

2. OBLIGATIONS. Trustor makes this grant for the purpose of securing the
following obligations:

A, Repayment of the indebtedness of Trustor to Beneficiary in the principal sum of
Two Million Dollars (§2.000,000), with interest thereon, evidenced by a promissory note
executed by Trustor on file at the offices of Beneficiary and hereby incorporated by reference
into this Deed of Trust (the "Note"), or as much as has been disbursed to Trustor therewith; and

B. Payment of any sums advanced by Beneficiary to protect the security and prionty
of this Deed of Trust; and

C. Performance of every obligation, covenant or agreement of Trustor contained in
this Deed of Trust, and the Note, including all modifications, extensions and renewals of these
obligations (collectively, the "Loan Documents") ; and

| |
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D, Performance of any other obligation or repavment of any other indebtedness of
Trustor to Beneficiary, where such evidence of obligation or indebtedness specifically recites
that 1t 15 secured by this Deed of Trust; and

E. Performance of any obligations of Trustor in any other agreements with respect to
financing of the Project or the Security the absence of which would adversely affect Beneficiary.

whether or not Beneficiary is a party to such agreements.

ABSOLUTE ASSIGNMENT OF RENTS AND RIGHT TO POSSESSION

3. ASSIGNMENT. As additional security, Trustor hereby assigns to Beneficiary:
(a) all of the rents, revenues, profits, and income from the Security, any deposits now or
hereafter in Trustor's possession which have been collected with respect to the Security, and any
reserve or capital funds now or hereafter held by Trusior with respect to construction or
operation of the Security (collectively, the "Rents"); and (b) the right to enter, take possession of,
and manage the Security; provided however that Trustor shall have, before an Event of Default,
as defined herein, the exclusive right to possess the Security and to collect Rents and use them in
accordance with the Loan Documents. This assignment is intended to be an absolute and present
transfer of Trustor's interest in existing and future Rents, effective as of the date of this Deed of
Trust.

4. ENFORCEMENT. Upon the happening of an Event of Default which remains
uncured after expiration of the applicable cure period pursuant to the terms of the Note or other
Loan Documents, Beneficiary may, in addition to other rights and remedies permitted by the
Note, this Deed of Trust, or applicable law: (a) enter upon, take possession of, and manage the
Security, either in person as a mortgagee-in-possession, by agent, or by a receiver appointed by a
court, and do any acts which it deems necessary or desirable to preserve the value, marketability
or rentability of the Security, (b) collect all Rents, including those past dve and unpaid, and
apply the same to pay for the costs and expenses of operation of the Security, including
attorneys' fees, and pay off any indebtedness secured by this Deed of Trust, all in such order as
Beneficiary may determine and/or (c) Beneficiary may make, cancel, enforce, and modify leases
and rental agreements, obtain and evict tenants, set and modify rent terms, sue for rents due,
enter into, modify, or terminate any contracts or agreements, or take any legal action, as it deems
necessary with respect to the Rents or to development or operation of the Security, subject to the
rent restrictions imposed against the Property.

5. APPOINTMENT OF A RECEIVER. In any action to enforce this assignment,
Beneficiary may apply for the appointment of a receiver to take possession of the Security and
take whatever measures are necessary to preserve and manage the Security for the benefit of
Beneficiary and the public interest. Trustor hereby consents to the appointment of a receiver.
The receiver shall have all of the authority over the Security that Beneficiary would have if
Beneficiary took possession of the Security under this assignment as a morfgagee-in-possession,
including the right to collect and apply Rents and the right to complete construction of
mprovements.
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6. NO WAIVER OF POWER OF SALE. The entering upon and taking
possession of the Security and the collection of Rents shall not cure or waive any default or
notice of default hereunder or invalidate any act done in response to such default or notice of
defaunlt and, notwithstanding the continuance in possession of the Security or the collection and |
application of Rents, Beneficiary shall be entitled to exercise every right provided for in this
Deed of Trust or by law upon occurrence of any Event of Default, including the right to exercise
the power of sale.

COMMERCIAL CODE SECURITY AGREEMENT

7. GRANT. This Deed of Trust is intended to be a security agreement and
financing statement pursuant to the California Commercial Code for any of the items specified
above as part of the Security which under applicable law may be subject to a security interest
pursuant to the Conunercial Code, and Trustor hereby grants Beneficiary a security interest m
said items. Beneficiary may file a copy of this Deed of Trust in the real estate records or other
appropriate index as a financing statement for any of the items specified as part of the Security.
Trustor shall execute and deliver to Beneficiary at Beneficiary's request any financing
statements, as well as extensions, renewals, and amendments thereof, and copies of this
instrument in such form as Beneficiary may require to perfect a security interest with respect to
said items. Trustor shall pay all costs of filing such financing statements and shall pay all
reasonable costs of any record searches for financing statements and releases. Without the prior
written consent of Beneficiary, Trustor shall not create or permit any other security interest in
said items. This Deed of Trust constitutes a fixture filing under Sections 9313 and 9402(6) of the
California Commercial Code.

8. REMEDIES. Upon Trustor's breach of any obligation or agreement in the Loan
Documents, after expiration of any applicable cure period, Beneficiary shall have the remedies
of a secured party under the Commercial Code and at Beneficiary's option may also invoke the
remedies provided for elsewhere in this Deed of Trust with respect to said items. Beneficiary
may proceed against the items of real property and personal property specified above separately
or together and in any order whatsoever.

RIGHTS AND OBLIGATIONS OF TRUSTOR

9. PERFORMANCE OF SECURED OBLIGATION. Trustor shall promptly
perform each obligation secured by this Deed of Trust in accordance with the Loan Documents.

10.  PAYMENT OF PRINCIPAL AND INTEREST. Trustor shall promptly pay
when due the principal and any interest due on the indebtedness evidenced by the Note.

11. MAINTENANCE OF THE SECURITY. Trustor shall, at the Trustor's own
expense, maintain and preserve the Security or cause the Security fo be maintained and
preserved in good condition, in good repair, and in a decent, safe, sanitary, habitable and
tenantable condition. Trustor shall not cause or permit any violations of any laws, ordinances,
regulations, covenants, conditions, restrictions, or equitable servitudes as they pertain to
improvements, alterations, maintenance or demolition on the Security. Trustor shall not commit
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or permit waste on or to the Seecurity. Trustor shall not abandon the Security. Beneficiary shall
have no responsibility over maintenance of the Security. In-the event Trustor fails to maintain

‘the Security in accordance with the standards in this Deed of Trust, Beneficiary and after any

applicable cure periods, may. but shall be under no obligation to, make such repairs or
replacements as are necessary and provide for payment thereof. Any amount so advanced by
Beneficiary, together with interest thereon from the date of such advance at the same rate of
interest as specified in the Note (unless payment of such an interest rate would be contrary to
applicable law, in which event such sums shall bear interest at the highest rate then allowed by
applicable law), shall become an additional obligation of Trustor to Beneficiary and shall be
secured by this Deed of Trust.

12, INSPECTION OF THE SECURITY. Trustor shall permit Beneficiary to enter
and inspect the Security during normal business hours for compliance with these obligations
upon at least 24 hours advance notice of such visit by Beneficiary to Trustor or Trustor's
management agent.

13, LIENS, ENCUMBRANCES, AND CHARGES. Trustor shall discharge any
lien or encumbrance not approved by Beneficiary in writing that may attain priority over this
Deed of Trust, as provided in the Note.

14, DEFENSE AND NOTICE OF CLAIMS AND ACTIONS. Trustor shall
appear in and defend, at its own expense, any action or proceeding purporting to affect the
Security and/or the rights of Beneficiary. Trustor shall give Beneficiary and Trustee prompt
notice in writing of the assertion of any claim, of the filing of any action or proceeding and of
any condemnation offer or action w1th respect to the Security upon Trustor's receipt of notice
thereof.

15, SUITS TO PROTECT THE SECURITY. Beneficiary shall have power to
institute and maintain such suits and proceedings as it may deem expedient (a) to prevent any
mmpairment of the Security or the rights of Beneficiary, (b) to preserve or protect its interest in
the Security and in the Rents, and (c) to restrain the enforcement of or compliance with any
governmental legisiation, regulation, or order, if the enforcement of or compliance with such
legislation, regulation, or order would 1mpa1r the Security or be prejudicial to the interest of
Beneficiary.

16.  DPAMAGE TO SECURITY. Trustor shall give Beneficiary and Trustee prompt
notice in writing of any damage to the Security. If any building or improvements erected on the
Property is damaged or destroyed by an insurable cause, Trustor shall, at its cost and expense,
repair or restore said buildings and improvements comsistent with the original plans and
specifications if Trustor reasonably determines that such restoration or repair is economically
feasible. Such work or repair shall be commenced within one hundred twenty (120) days after
the damage or loss occurs and shall be complete within one (1) year thereafter. Subject to
Trustor's election to rebuild, all insurance proceeds collected for such damage or destruction
shall be applied to the cost of such repairs or restoration and, if such insurance proceeds shall be
insufficient for such purpose, Trustor shall make up the deficiency.
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17.  TITLE. Trustor warrants that Trustor lawfully has legal title 1o the Security
without any limitation on the right to encumber other than those limitations set forth in the Loan
Documents or other financing documents approved by Lender.

18. GRANTING OF EASEMENTS. Trustor may not grant easements, licenses,
rights-of-way or other rights or privileges in the nature of easements with respect to the Security
except (i) in furtherance of the Project, (ii) those required or desirable for instaliation and
maintenance of public utilities including water, gas, electricity, sewer, cable television,
telephone, or (3ii) those required by law.

19.  TAXES AND LEVIES. Trustor shall pay prior to delinquency, all taxes, fees,
assessments, charges and levies imposed by any public authority or utility company which are or
may become a lien affecting the Security. However, Trustor shall not be required to pay and
discharge any such tax, assessment, charge or levy so long as (a) the legality thereof shall be
promptly and actively contested in good faith and by appropriate proceedings, and (b) Trustor
maintains reserves adequate 1o pay any contested liabilities. In the event that Trustor fails to pay
any of the foregoing items, Beneficiary may, but shall be under no obligation to. pay the same,
after Beneficiary has notified Trustor of such failure to pay and Trustor fails to fully pay such
items within seven (7) business days after receipt of such notice. Any amount so advanced by
Beneficiary, together with interest thereon from the date of such advance at the same rate of
. interest as specified in the Note (unless payment of such an interest rate would be contrary to
applicable law, in which event such sums shall bear interest at the highest rate then allowed by
applicable law), shall become an additional obligation of Trustor to Beneficiary and shall be
secured by this Deed of Trust.

20.  INSURANCE. Trustor shall procure or cause to be procured, and maintain or
. cause to be maintained, throughout the term of the Note, insurance against loss or damage to anv
. structure constituting any part of the Property by fire and lightning, with extended coverage and
vandalism and malicious mischief insurance. Said extended coverage insurance shall, as nearly
as practicable, cover loss or damage by explosion, windstorm, riot, aircraft, vehicle damage,
smoke and such other hazards as are normally covered by such insurance. Such insurance shall
be in an amount equal to the replacement cost (without deduction for depreciation) of all
structures constituting any part of the Property, excluding the cost of excavations, of grading and
filling and of the land, but in any event, shall be in an amount and in a form sufficient, in the
event of total or partial loss, to enable the Trustor to restore the Property to the condition existing
before such ioss. The Trustor may, in its discretion and with the written consent of Beneficiary,
‘insure the Property under blanket insurance policies which insure not only the Property but also
other properties as Jong as such blanket insurance policies comply with the requirements of this
Section 20.

All policies of insurance required by this Section shall provide that all proceeds
thereunder shall be payable to the Beneficiary pursuant to a lender’s loss payable endorsement
substantially in a form approved by Beneficiary. Each insurance policy required hereunder shall
require that the Beneficiary be given thirty (30) days’ notice of any intended cancellation thereof
or reduction of the coverage provided thereby. The Trustor shall provide Beneficiary with
certificates evidencing such policies upon request. In the event Trustor fails to maintain the full
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msurance coverage required by this Deed of Trust, Beneficiary, after at least seven (7) business
days prior notice to Trustor, may, but shall be under no obligation to, take out the required
pohcies of insurance and pay the premiums on such policies. Any amount so advanced by
Beneficiary, together with interest thereon from the date of such advance at the same rate of
indebtedness as specified in the Note (unless pavment of such an interest rate would be contrary
to applicable law, in which event such sums shall bear interest at the highest rate then allowed by
applicable law), shall become an additional obligation of Trustor to Beneficiary and shall be
secured by this Deed of Trust. This paragraph is subject to the rights of any lender providing a
loan secured by the Property to which the Beneficiary has subordinated the Deed of Trust.

21. CONDEMNATION. GSubject fo the rights of any senior lienholders, all
Judgments, awards of damages, settlements and compensation made in connection with or in lieu
of taking all or any part of or interest in the Security under assertion of the power of eminent
domam ("Funds") are hereby assigned to and shall be paid to Beneficiary. Beneficiary is
authorized (but not required) to collect and receive any Funds and is authorized to apply them in
whole or in part upon any indebtedness or obligation secured hereby, in such order and manner
as Beneficiary shall determine at its sole option. All or any part of the amounts so collected and
recovered by Beneficiary may be released to Trustor upon such conditions as Beneficiary may
impose for its disposition. Application of all or any part of the Funds collected and received by
Beneficiary or the release thereof shall not cure or waive any default under this Deed of Trust.

Notwithstanding anything to the contrary set forth herein, Beneficiary shall, prior to the
application of the Funds or any portion thereof to the indebtedness or other obligations, apply
such portion of the Funds as is reasonable and necessary to repair and preserve the value,
marketability and rentability of the Security. Trustor shall have the right to rebuild the Project,
and to use all available condemnation proceeds therefor, provided that (a) such proceeds are
sufficient to keep the Loans in balance and rebuild the Project in a manner that provides
adequate security to Lender for repayment of the Loans or, if such proceeds are insufficient or
such security is inadequate, then Trustor shall have funded any deficiency and/or provided
additional security: (b) Lender shail have the right to approve plans and specifications for any
major rebuilding and the right to approve disbursements of insurance or condemnation proceeds
for rebuilding under a construction escrow or similar arrangement; and (c) no material defanlt
then exists under the Loan Documents other than any default which is a direct result of the
condemmnation.

22, ACCELERATION ON TRANSFER OF SECURITY. In the event that
Trustor, without the prior written consent of the Beneficiary, sells, agrees to sell, transfers, or
conveys its interest in the Security or any part thereof or interest therein, Beneficiary may at its
option declare all sums secured by this Deed of Trust to be immediately due and pavable. This
option shall not apply in case of: :

A, The grant of a leasehold interest to qualifying households who will occupy
apartment units on the Property in connection with the Project;
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B. Sale or transfer of fixtures or personal property pursuant to the grant provisions in
this Deed of Trust. Consent to one (1) sale or transfer shall not be deemed to be a waiver of the
right to require such consent to future or successive transactions; or

C. Any Permitted Transfer as defined in the Note.

23, RECONVEYANCE BY TRUSTEE. This trust is intended to continue for the
entire term of the Loan. Upon written request of Beneficiary stating that all sums secured by this
Deed of Trust have been paid and upon surrender of this Deed of Trust to Trustee for
cancellation and retention, and upon payment by Trustor of Trustee’ reasonable fees, Trustee
shall reconvey the Security fo Trustor, or to the person or persons legally entitled thereto.

DEFAULT AND REMEDIES

24, EVENTS OF DEFAULT. Any of the events listed in the Note as an Event of
Default shall also constitute an Event of Defanlt under this Deed of Trust.

25. ACCELERATION OF MATURITY. Upon the happening of an Event of
Default which has not been cured within the times and in the manner provided in the Note,
Beneficiary may declare all sums advanced to Trustor under the Note and this Deed of Trust
immediately due and payable.

26. BENEFICIARY'S REMEDIES. Upon the happening of an Event of Default
which has not been cured within the times and in the manner provided in the Note, Beneficiary
may, in addition to other rights and remedies permitted by the Note, or applicable law, proceed
with any or all of the following remedies: '

_ Al Enforce the assignment of rents and right to possession as provided for in this
Deed of Trust, and/or seek appointment of a receiver to take over possession of the Security and
collect Rents;

B. Enter the Security and take any actions necessary in its judgment to complete
construction on the Security, either in person or through a receiver appointed by a court;

C. Disburse from the Loans' proceeds any amount necessary to cure any monetary
default under this Deed of Trust, or the Note;

D. Commence an action to foreclose this Deed of Trust pursuant to California Code
of Civil Procedure Section 725(a) et seq., as amended, and/or seek appointment of a recerver
from a cowrt of competent jurisdiction with the authority to protect Beneficiary's interests in the
Security, including the authority to complete construction of improvements;

E. Deliver to Trustee a written declaration of Defanlt and demand for sale, and a
written Notice of Default and election to cause Trustor's interest in the Security to be sold and
exercise its power of sale as provided for below; or
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F. Pursue any other rights and remedies allowed at law or in equity.

'

) 27.  FORECLOSURE BY POWER OF SALE. Should Beneficiary elect to
foreclose by exercise of the power of sale contained in this Deed of Trust, Beneficiary shall
notify Trustee and shall deposit with Trustee this Deed of Trust (the deposit of which shall be
deemed to constitute evidence that the unpaid sums disbursed under the Notes are immediately
due and payable). and such receipts and evidence of any expenditures made that are additionally
secured hereby as Trustee may require.

Upon receipt of such notice from Beneficiary, Trustee shall cause to be recorded,
pubitshed and delivered to Trustor such notice of default and election to sell as then required by
law and by this Deed of Trust. Trustee shall, without demand on Trustor, after lapse of such time
as may then be required by law and after recordation of such notice of default and afier notice of
sale having been given as required by law, sell the Security, at the time and place of sale fixed by
it in said notice of sale, whether as a whole or in separate lots or parcels or items as Trustee shall
deem expedient and in such order as they may determine unless specified otherwise by Trustor,
at public auction to the highest bidder for cash in lawful money of the United States payable at
the time of sale. Trustee shall deliver to the purchaser its deed or deeds conveying the property
so sold, but without any covenant or warranty, express or implied. The recitals in such deed of
any matters of facts shall be conclusive proof of the truthfulness thereof. Any person, including,
without limtation, Trustor, Trustee, or Beneficiary, may purchase at the sale.

Trustee may postpone the sale of all or any portion of the property by public
announcement at such time and place of sale, and from time to time thereafter, and without
further notice make such sale at the time fixed by the last postponement, or may, in iis
discretion, give a new notice of sale.

e

23.  APPLICATION OF SALE PROCEEDS. After deducting all reasonable costs,
fees and expenses of Trustee, including costs of evidence of title in connection with such sale,
Trustee shall apply the proceeds of sale as follows: first, to the payment of all sums then secured
by this Deed of Trust, in such order and amounts as Beneficiary in its sole discretion determines;
and second, the remainder, if any, to the person or persons legally entitled therzsto.

29.  REMEDIES CUMULATIVE. No right, power or remedy conferred upon or
reserved to Beneficiary by this Deed of Trust is intended to be exclusive of any other rights,
powers or remedies, but each such right, power and remedy shall be cumulative and concurrent
and shall be in addition to any other right, power and remedy given hereunder or now or
hereafter existing at law or in equity.

GENERAL PROVISIONS

30. GOVERNING LAW. This Deed of Trust shall be interpreted under and
governed by the Jaws of the State of California, except for those provisions relating to choice of
law and those provisions preempted by federal law.
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31, STATEMENT OF GBLIGATION. Beneficiary may coliect a fee not to exceed
the maximum allowable under apphcable law for furnishing a statement of obligations as
provided in the California Civil Code.

32.  CONSENTS AND APPROVALS. Any consent or approval of Beneficiary
required under this Deed of Trust shall not be unreasonably withheld.

- 33, TIME. Time is of the essence in this Deed of Trust.

34, NOTICES, DEMANDS AND COMMUNICATIONS. Formal
demands and communications between Trustor and Beneficiary shall be sufficiently given and
shall not be deemed given unless dispatched by registered or certified mail, postage prepaid,
return receipt requested, or delivered personally, to the principal offices of Trustor and

Beneficiary as follows:

BENEFICIARY:

TRUSTOR:

Paseo Nuevo Partners, L.P.
435 South D Street,
Oxnard, CA 93030
Telephone No.
Facsimile No.

with a copy to

Price, Postel & Parma LLP

Attn: Mark S. Manion

200 East Carrillo Street, Suite 400
Santa Barbara, CA 93101
Telephone No. (803) 962-0011
Facsimile No. (805} 9635-3978

Ramona Property Partners LLC

with a copy to:

Amold, Bleuel, LaRochelle, Mathews & Zirbel, LLP
300 Esplanade Drive, Suite 2100

Oxnard, CA 93036

Attention: Gary D. Arnold, Esq.

Telephone: (805) 988-9886

Facsimile: (805) 988-9916

E-mail: garnoidi@atozlaw.com
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Such written notices, demands and communications may be sent in the same manner to such
other addresses as the affected Party may from time to time designate by mail as provided in this
Section 34. Delivery shall be deemed to have occurred at the time indicated on the receipt for
delivery or refusal of delivery.

35..  BINDING UPON SUCCESSORS. All provisions of this Deed of Trust shall be
binding upon and inure to the benefit of the heirs, administrators, executors, SUCCEsSSOrs-in-
interest, transferees, and assigns of Trustor, Trustee, and Beneficiary.

36.  WAIVER. Any waiver by Beneficiary of any obligation of Trustor in this Deed
of Trust must be in writing. No waiver will be implied from any delay or failure by Beneficiary
to take action on any breach or default of Trustor or to pursue any remedy allowed under the
Deed of Trust or applicable law. Any extension of time granted to Trustor to perform any
obligation under this Deed of Trust shall not operate as a waiver or release Trusior from any of
its obligations under this Deed of Trust. Consent by Beneficiary to any act or omission by
Trustor shall not be construed to be a consent to any other or subsequent act or omission or to
waive the requirement for Beneficiary's written consent to future waivers.

37. AMENDMENTS AND MODIFICATIONS. Any amendments or modifications
to this Deed of Trust must be in writing, and shall be made only if mutually agreed upon by
Beneficiary and Trustor.,

38. NOTE CONTROLS. If there is any contradiction between this instrument and
the Note, the terms of the Note shall control, except that Trustor shall have no defense or claim
that this instrument does not establish a valid lien on the Property or the Security.

39.  DEFINITIONS. Capitalized terms not otherwise defined in this Deed of Trust
shall have the same meaning as defined terms in the Note.

40.  PROOFS OF CLAIM. In the case of any receivership, insolvency, bankruptey,
reorganization, arrangement, adjustment, recomposition or other proceedings affecting Trustor,
its creditors or its property, Trustee, to the extent permitted by law, shall be entitled to file such
proofs of claim and other documents as may be necessary or advisable in order to have the
claims of Beneficiary allowed in such proceedings and for any additional amount which may
become due and payable by Trustor hereunder after such date. '

41, SEVERABILITY. Every provision of this Deed of Trust is intended to be
severable. If any term or provision of this Deed of Trust is declared to be illegal, invalid, or
unenforceable by a court of competent jurisdiction, the legality, validity, and enforceability of
the remaining provisions shall not be affected. If the lien of this Deed of Trust is invaiid or
unenforceable as to any part of the debt, or if the lien is invalid or unenforceable as to any part of
the Security, the unsecured or partially secured portion of the debt and all payments made on the
debt (whether voluntary or under foreclosure or other enforcement action or procedure) shall be
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considered to have been first paid or applied to the payment of that portion of the debt which 1s
not secured or partially secured by the lien of this Deed of Trust.

42, SUBSTITUTION OF TRUSTEE. Beneficiary may from time to time appoint
another trustee to act in the place and instead of Trustee or any successor. Upon such
appointment and without convevance, the successor trustee shall be vested with all title, powers,
and duties conferred upon Trustee.

43. ACCEPTANCE BY TRUSTEE. Trustee accepts this Trust when this Deed of
Trust, duly executed and acknowledged, is made public record as provided by law. Except as
otherwise provided by law, the Trustee is not obligated to notify any party herete of pending sale
under this Deed of Trust or of any action or proceeding in which Trustor, Beneficiary, or Trustee
shall be a party unless brought by Trustee.

44,  NONRECOURSE OBLIGATION. Except as expressly provided in the second
paragraph of this section, the Trustor, and the Trustor's officers, directors, emplovees and agents
shall not have any direct or indirect personal liability for payment of the principal of, or interest
on, the Note or the performance of the covenants of the Trustor under the Deed of Trust securing
the Note. The sole recourse of the Beneficiary with respect to the principal of, or interest on, the
Note shall be to the property securing the indebtedness evidenced by the Note. However, that
nothing contained in the foregoing limitation of liability shall (a) limit or impair the enforcement
against all such security for the Note of all the rights and remedies of the Beneficiary, or (b) be
deemed in any way to impair the right of the Beneficiary to assert the unpaid principal amount of
the Note as demand for money within the meaning and intendment of Section 431.70 of the

Califorma Code of Civil Procedure or any successor provision thereto.

The foregoing limitation of liability is intended to apply only to the obligation for the repayment
of the principal of, and payment of interest on the Note, except as hereafter set forth; nothing
contained herein is intended fo relieve the Trustor of personal liability for (a) fraud or willful
misrepresentaiton; (b) the failure to pay taxes, assessments or other charges (which are not
contested by Trustor in good faith} which may create liens on the Property that are payabie or
applicable prior to any foreclosure under the Deed of Trust (to the full extent of such taxes,
assessments or other charges); (c) the fair market value of any personal property or fixtures
removed or disposed of by Trustor other than in accordance with the Deed of Trust; (d) the
misapplication of any proceeds under any insurance policies or awards resulting from
condenmation or the exercise of the power of eminent domain or by reason of damage, loss or
destruction to any portion of the Property; and (e) payment to the Beneficiary of any rental
income or other income arising with respect to the Property received by the Trustor after the
Beneficiary has given notice to the Trustor of the occurrence of an Event of Default, subject to
the rights of any lender providing a loan secured by the Property to which the Lender has
subordinated the Deed of Trust.

45, SUBORDINATION. Beneficiary shall subordinate this Deed of Trust to any and
all agreements or instruments regarding the construction or financing of the Project, including
any regulatory agreement required by the State of Califormia. Trustor and Beneficiary shall
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cooperate in the execution of any such subordination agreement required to perfect such
subordinations.

[BALANCE OF PAGE INTENTIONALLY LEFT BLANK]
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IN WITNESS WHEREOF, Trustor has executed this Deed of Trust as of the day and
year first above written. , )

“TRUSTOR™

PASEO NUEVO PARTNERS, L.P., a California
limited partnership

By: LAS CORTES, INC., a California nonprofit
public benefit corporation, its general partner

By
Name:
Title:

Stgnatures must be notarized
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State of j
) S8
County of )

On , 200, before me

Notary Public, personally appeared .
who proved to me on the basis of satisfactory evidence to be the person(s) whose name(s) is/are
subscribed to the within instrument and acknowledged to me that he/she/they executed the same
in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument
the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is.true and correct.

WITNESS my hand and official seal.

(Seal)
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EXHIBIT A
Legal Description of the Property

A-3
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