Meeting Date:  06/09/2009

ACTION TYPE OF ITEM
O Approved Recommendation Info/Consent
O Ord. No(s). O Report
O Res. Nofs). IO Public Hearing (Info/consent)
0 Other [0 Other
. /—-
Prepared By: Michael J. More W ' Agenda Item No. [~ / 0
Reviewed By: City Manager -7 City Altomeg U Finance Other (Specify)

DATE: June 2, 3009

TO: City Council

FROM: Michael More, Financial Services Manager //Lc' ‘
Finance Department

SUBJECT: Sale of Property on Statham Parkway
RECOMMENDATION
That City Council:

1. Approve and authorize the Mayor to execute an agreement for the sale of property on Statham
Parkway with Gruny LLC in the amount of $1,000, along with a grant deed and any and all
related documents required to consummate the transaction,

2. Approve and authorize the Mayor to execute access easements over the Property (as defined
below) benefitting certain adjacent landowners, and a public utility easement for the benefit of

the City of Oxnard.

DISCUSSION

The City is the fee simple owner of property identified as APN 220-0-010-245 (the “Property”), which
consists of an approximate 15,000 square foot strip of land that is configured as a public street with a
cul-de-sac (See Attachment No. 1). The Property was accepted by the City via grant deed on November
16, 1973. Tt is encumbered by access easements for all of the surrounding properties, and the only use

of the Property is to provide access.

The City has received a special use permit application (08-500-4) and tentative map application (08-
300-6) from Gruny LLC (“Applicant™) for the conversion of an existing 36,480 square foot industrial
building into three condominium units and minor landscaping and parking lot improvements (the
“Project”™). The Applicant’s property is immediately adjacent to the Property. In order for the Applicant
to receive approval on the Project, he must secure parking spaces on a portion of the Property.

Staff has determined that the Property has no value to the City given the access easements over it, its
odd configuration, and original intended use as a public street. The Property has been determined not to
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be a part of the City’s roadway system. Additionally, the condition of the asphalt on the Property is
poor. As a result, staff recommends that the Property be transferred to the Applicant at a nominal cost.
Adjacent property owners will retain existing access easements over the Property. The City will retain
an easement for utility access.

FINANCIAL IMPACT

There is no significant financial impact relative to the approval of this transaction. Gruny LLC will pay
a nominal amount of $1,000 to the City for the Property. The funds will be deposited in City Account
No. 101-1001-581-7524 (Sale of Real Property).

MIM

Attachment #1 — Property maps

#2 — Purchase and Sale Agreement
#3 — Form of Grant Deed
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Parcel # 220-0-010-245

TSR TR oo e |
J X ¢
) SO

- R

\ OI.26£85

2100

- 8\.
NOEIE
i E i:
"o a
Pled ™~

A

o
o S

».0% 2000 ' QATG-4 T
E Mis B0 W * PI::;._.-—-———-OF
- 079




220-01

Tax Rate Areg

RANCHO EL RIO DE SANTA CLARA O'LA COLONIA

03001

$02-010—0-022 MGG 1045 L] O0A J3US3M03H BR/LLT
mcu SCI-010-0-028 1630 1901 L] £005018-28040
L 1-010—0—RE cuosag 157 pm].! uﬂ:;:;ﬂs L ¥R &1 TALL
NS N SYNdY [ -
& NaY 1(v Mé’;‘é ()c"m AT 000 IMEULM| Ava
907 NOISWIH L0 "9d ' 042 "% 60-80 40aA-I04
L s EF
. \ - ———
‘aA18 SONYVTS: 3 (ASSIAEQs_\1E R “§§ 3
NI - baig
ALI2 qUYNXC ot Il e é & Ri ale
SN ILEE | e
¥ . <0 §if
00z | = : S g8t 8IBE| 3
LT N | S 223 E &8
xRg
\¢ Bl
K el ‘ (%] .2.;“ Els
i 1 s |
LBE -r‘ - g
. . I g
R s & R
F]
. E(TI $rg
I~ ] T S
e 9z ike ! Egg .
8 ¢ s HNIE ks
© E alr aypgy  VESE /N E §§§a
B ovest 13 é 5
: vEsT 4o svgre B ’ E* 2
5 @ s2Wdiz 2 K 5 ngg
% g.}_ L £ bR
J em o g e & |
s 5 : 11 ¢5g
R ) ! e .;$
H B
X -
2 &S
" g
i 3
£ 3
-— 0Bt ] ‘_“_§
ﬁ- = %
ELWeT < 2
= . 003 L5 N
= 5 ; Yoz \
%\ ] 2]
D N
(5] |
= ;
0 JER_QHD KINNY fi'arsogd e
= a3 wowoo  p2g-96-218385 | (¥
o 1g S €l or'er srdouwy | | B ‘r;)\
DO_ oy é})’ef v:-- \ 8 =
. B G
: [
b2MAO ™ E%ll.
HE L&
ik REE
zhdd. -
§ ;\| h 8«-, N
CRAL R0
M ||z = OxE
x ! ¥ “ l:m n
M | 5 228
) 2] [0 ~ (Sl
: L =3
s E - T35
i [ Q_E_E
; 5 3 =
| —H.
™ l\_:‘g‘ P
id 9
= @QG
]
f BER
s o8
& 1N #E»
m ES | E .E L)
& I z €8™
®|® |l G
@ | [] .,:‘.___
- ! B
J 09
| g
=» w2 ! 88 J
Bl voun [ zowon [ £ | w0 ]y I
i : \ . ATTACHIRRT NO. N
= 1y gNS 0N ALY
0 (R ooy E T T AN, 'L.‘:‘-—-—H})E(JE ‘;L OF _=_
UAHG) o I ~ Bl
£ 81632 M ERESERT 080 ’““(’ F| )
wnh |




CARNERLIAL
vy ATE
ARAPOSIATIEN

STANDARD OFFER, AGREEMENT AND ESCROW
INSTRUCTIONS FOR PURCHASE OFREAL ESTATE
{Non-Residential)

AIR Commercial Real Eslate Association 5 'l

{Daia for Reference Purposes)

1. 1Bt.;yrer. bez‘-),‘\-}“r’s LL__ C , ("Buyar’)

neraby offers lo purchase the real propery. hereinafler described, from the gwner thereaf (“Seller”) {calleclively. lhe "Parties" or individually. a "Party™),
through an escrow {“Escraw’) 10 close 30 o days afler the waiver or expiralion of the Buyer's Contingencies, ("Expected Closing

Oate™) to ba held by ~ {. ,«Q..‘ PSS T, i [l i {"Escrow Helder") whose address s
Dy Cag o o
i .r’ N — FL - e .
el SOl i T 2N Lios VB Y A RD| Fasimieno _$Ho 7858 e 1
upon lhe terms and conditions sel ferth in this agreemenl ("Agreement”) Buyer shall have the righl 1o assign Buyer's righls hergundar, but any such

assignment shall nol ralieve Buyer of Buyer's obligalions herein unless Seiler expressiy releases Buyer
12 Theterm “Date of Agraement” as used herein shall be lhe dale when by execution and delivery {as defined in paragraph 20.2) of this document or

a suosequenl counleroffer therelo, Buyer and Seilar have reached agreement in wrilng whereby Seller agrees (o sell, and Buyer agrees 10 purchase. the
Properly upon lerms accepied by polh Parties
2. Property.

2.1 The real progery {"Property”) fhat is the subject of Ius offer consisls of (insest a briel physica) descriplion) ©

Siadndy Can<ony EAST b IS

Pacel ' 220-0-O\2~ ‘
s localed ntha Cily of (3 w2 . Countly of S i , State
of CN - — i3 commonly known by lhe strael address of A

and 15 legally described as 0 c | T2 il =2}

{APN: ).
2.2 |l the legal description of the Prapery is Aol complete or 15 inaccurale, this Agreemenl shali not be invalid and the tegal description shall be
compleled o corrected to meet the requirements of

{“Titla Company”}, which shall issue Ihe titte: policy herginalier dascribed.
23 The Prapery ncludes, at no addilional cosl to Buyer, the permanent improvements Ihareon, including those ilems which pursuant o applicable law

are a parl of the property, as well as the following lems, if any, owned by Sefler and at presenl localed on Ihe Property; electncal dislribulion systems (power
panel, bus ducling. conduils, disconnects, lighling fixtures). telephone dislripulion Systems [lines, jacks and conreclions only), space healers; neating,
ventilabng, 3iv conditioning equipment {"HVAC"); air lines: fire sprinkler syslems: securily and fire detection Syslems; carpets; window coverings: wail

coverngs: and P
JOF

(collectively, the "Improvements”).
24 The fire sprinkler monitor-[J is owned by Selier and inciudad in the Purchase Price, O is leased by Seller, and Buyer will need 1o negoliate a new

lease wilh the fire monitaring company, 3 cwnership will be determined dufing Escrow, of O thereis no fire sprinkler morilor
25 Excapl as provided n Paragraph 2.3, the Purchase Pjtce does not inciude Sellars personal properly, fumiture and furnishings, and

all of
which shall be removed by Selter prior o Closing.
3. Purchase Price. I
31 The purchase price (“Purchasa Prica”) to be paid by Buyer lo Saller for the Propenty shall be $ Ew) . payable as
(ollows
{a) Cash down paymenl, ncluding the Deposit as defined in paragraph 4.3 (or il an all cash as
transaction, the Purchase Prce) 5 ‘ (J(A.)
(Strike of not
applicable) (b}  Amount of "New Loan” as defined in paragraph 5.1, if any. 3 R,
(¢) Buyer shall take tlle to ihe Property subjecl lo anglor assume the foilowing existing dead(s) of
\rust {"Extsting Deed(s) of Trust’) securing the xisling promissory note(s) ("Existing Note(s)"}.
i)  An Existing Nole (“First Note") with an unpaid arincipal balance as of the
Closing of approximalely” 3
Said First Note is payable at § per month,
1Strke I not including interest al the rate of % per annum unlit paid {andicr the
appficabie) antire unpaid balance is due on )
tiy An Ewsling Note ("Second Note™) with an unpaid principal balance as of the JE—
Clasing of approximately 3
Said Second Mole 1s payable at § per month,
Inciuding interest at the rate of % per annum until paid (and/or the
enlire unpaid balance is due on )
[Streke if not {d)  Buyer shall gve Seller a desd of trust {"Purchase Monay Deed of Trust™] on tne
appicable) property, 10 secure the promissory noie of Buyer io Seller described n paragraph & ———
("Purchase Maney Note'") i lhe amount of 3
Tolal Purchase Price: 3 —_—
PAGE10F 8 ~
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3.2 If Buyer 5 1aking title 1o the Property subjecl te, or assuming, an Ewsting Deed af Trust and such deed of Irust permils the beneliciary to demand
paymenl of fees nciuding, but rol kmiled fo. points. grocessing feas, and appraisal fees as a condilion to the transfar of the Properly, Buyer agrees {0 pay
such fees up j0 a maximum ol 1 5% of ihe unpaid principal balance of the 2pplicable Exishing Note
4. Oeposits. —

4.1 0 Buyer has deliverad 1o Broker a check n the sum of $ {2200
1o £scrow Holder wilhin 2 or _ businass days after beth Parties hava axeculad this Agreement and the execuled Agreement has been delivered 1o Escrow

nusiness days after both Parties have executed this Agreemant and the sxeculed Agreement has been gelivered 1o Escrow
If said check 1s nol received by

| payable lo Escrow Malder, to be delivered by Broker

Hotger, of 3 withwn 2 or
Holder Buyer shall deliver lo Escrow Halder a chack i the sum of
Escrow Holder within said time penod then Saller may elect to unilaterally terminale this transaclion oy giving wnlten nolice of such election to Escrow Holder
whereupon naither Party shall have any further liability 1o the other under thus Agreement. Should Buyer and Seller nol enter inta an agresment for purchase
and sale, Buyer's check or funds shall, upon request by Buyer, ba promptiy relurned to Buyer

4.2 Additional degosils
{aj Wihin 5 business days after the Dale of Agreement, Buyer shall depasil with Escrow Halder the additional sum 9!

T o be apphed to the Purchase Prica at the Closing
(b} Wilhin 5 business days after lhe conlingencies discussed in paragraph 91 {a) lhrough (k) are approved or wawved, Buyer shall degosit wilh
£ scrow Holder the additional sum of § lo be applied lo the Purchase Price at the Closing.

4.3 Escrow Halder shall deposit the funds deposiled wilh it by Buyer pursuant to paragraphs 4.1 and 4.2 {collectively the "Depasit”), in a Slate or
Faderally chartered bank in an interesl bearing account whose lerm is appropnala and consittert wilh tha liming requirements of lks transaclion. The interast
{herefrom shall accrue lo the benefil of Buyer, who hereby acknowledges that there may ba penallies or nleres! forferlures of the applicable instrument is
redesmed priar lo ils specified maturty, Buyar's Federat Tax ldentification Number is ' NOTE. Such nterest bearng
account cannol be apenad untl Buyer's Federal Tax ldentificalion Number is provided
inancing Contingency. (Strike # not applcable} .
is offer is canlingant upon Buyer obtaining from an insurance company. financial instilution or alhar lender, a cammitment o 'end o Buyer a sum
% of the Purchase Price, on lerms reasonably acceplabia lo Buyer. Such loan {"New Loan") shall be secured by a first deed
of trusl or mortgage on lhe If thes Agraement provides for Seller to carry back junior financing, then Seller shall have the nght to approve the lerms of
he Mew Laan. Seller shall have 7 receipt of lhe commitment selting forth the proposed lems of the New Loan lo approve or disapprove of such

proposed terms. If Seller fails to notify Escr der, in wriling, of the disapproval within said 7 days # shall be conclusively grasumed Lhat Sealler has
aporoved ha terms of the New Loan. nj\ﬁ@qﬂ
5.2 Buyer hereby agrees lo diligently pursue obla:ning the .t Buyer shalf fail ta notify its Broker, Escrow Holder and Selier, in writing
within days following the Date of Agraement, thal the New Lo not been obtained, it shall be conelusively prasumed that Buyer
has either obtained said New Loan or has waived this New Loan contingency.
5.3 H, afler due diligence, Buyer shall nolify its Broker, Escrow Holder and Seller, in wriling, wilhi
hag nol oblained said New Laan, this Agreement shall be terminated, and Buyer shall be enliled 1 Ine prompt retu
{hereon, less anly Escrow Holder and Tills Company cancellation feas and cosls, which Buyer shalt pay.
eiler Financing (Purchase Monay Nole). (Stike if not appicable)
[ Seller approvas Buyer's financials {seo paragraph 6.5) the Purchase Money Note shall provide for interest on unpaid principal at the rale of

% per annum. wilh principal and interesl paid as follows:

ime specified in paragraph 5.2 nhereo!, thal Buyer
apesil, plus any interesl earned

Money Caed of Trust shall be on the current forms commoniy used by Escrow Holder. and be jurior and subordinate
n expressly called (o by Ihis Agreement.

rchase Money Dasad of Trusl shall contain prowsions regarcing the fellowing (see aisa paragraph 10 3 (b))
whale or in part at any time without penally. at lha option of tha Buyer

able wilh respact 1o any payment of principal. interesl, or ather charges. noi made within 10 days

The Purchase Monay Nole and Purch
orily ta the Exsting Note(s) andior the New
632 The Purchase Money Note andlor Ihe
{a) Prepaymanl. Principal may be prepal
(b) Late Charge. A late charge of 6% shall be
alter it :5 due
e} Due On Sala. In the avent the Buyer salis or transfe
ha enlire unpard balance of said Nole lo be paid in full,
57 If the Purchase Money Deed of Trust is 1o be subordinale lo olher fin
behalf a raquest for nolice of dafault and/or sate with regard 10 each morigage or de
5.4 WARMING: CALIFORNIA LAW DOES NOT ALLOW DEFICIENCY JUD
DEFALULTS ON THE LOAN, SELLER'S SOLE REMEDY IS TO FORECLOSE ON THE PR
6.5 Seller's obligation lo provide financing is conlingent upon Seller's reasenable approval
linancial statement and copies of ts Federal tax returns for the tast 3 years lo Seiler wilhin 10 days
tollowing recaipt of such dacumentalion o salisfy itself with regard lo Suyer's linancial conditicn and to nol
ial condition 13 acceptabla. I Seller fails to nolfy Escrow Haider, m writng, of the disapproval of this. con
w@ly presumed thal Seiler has approved Buyers financial conditon I Seller s na! satisfied wilh Buyer's fina
acumentation Ihen Seller may nolify Escrow Helder in wriling that Seller Financing will not be available, ang B shali have lhe aplien, wilhin 10
i of sush nalice, to either lerminate this lransaction of to purchase the Properly wilhout Sellar financing. If Buy ils 10 nolily Escrow Helder
within said tima pe of its eleclion to lerminate this transaclion lhen Buyer shall be canclusively presumed ‘o have alected o purchase lhe Properly without
Seller financing. If Bu! Jecls to terminate, Buyer's Oaposil shall be refunded less Titte Company and Escrow Holdar cancellation fees and cosls. all of
which shali be Buyer's cbliga!
7. Real Estate Brokers.
7t The following real @

teheck Ihe applicable boxes):
[ represents Setier exclusively ("Seller's Broker”),

0 \ reprasents Buyer exciusivaly (“Buyer's Broker"), or

0 \ represents both Seller and Buyer ("Dual Agency™)

aragraph 24 regarding the nalure of a real estate agency relalionship
oliations and offers wilh respeact 1o the Property [or a period of 1

jtle (o the Properly o any portion tharecf. then the Seller may at Seller's option, raquire

ing, Escrow Holder shall, at Buyar's expense prepare and recard on Sallar's
Irust to which il will ba subardinale.
ENTS ON SELLER FINANCING. IF BUYER ULTIMATELY

uyer's financial condition. Buyer to provide a currant
ing the Dale of Agreement. Seller has 10 days
Escrow Holder as lo whether or not Buyer's
ency within said limae period. t shall be
| condilion or f Buyer fails to deliver

i

e broker(s) ("Brokers™ and brokerage relalionships exsl i s transaction and are consented to By the Parties

The Parfies acknowledge (hal Brokers ara (he procuring cause of this Agreement.

Buyer shall use the sarvices of Buyer's Broker exclusvely in connsction wilh any and all

year from !he dale nserled for reference purposes at the top of page 1 .
72 Buyer and Seller each represant and warrant o he olher thal heishefit has had no deali wilh any parson, firm, broker of finder i connection wat

ihe negotialion of this Agreemant and/or Lhe sonsummation of the purchase and sale contemplaled heréMagther than the Brokers named in paragraph 7 1. and

1o broaker or other persan firm of enkity, gther than said Brokers is/are enlitied 10 any commission of findeMsfee in conneclion with this lransaclion as ihe

resull of any dealings or acts of such Party Buyer and Seller dc each hersby agree to indemnify, defend. protect a old the other harmiess from and against

any costs, axpenses or liability for compensalion, commission of charges which may be claimed by any broker. findefor alher similar party, other than said

named Brokers by reason of any dealings or act of the indemnifymng Parly

8. Escrow and Closing.
81 Upen acceplance hereof by Sefler, lhis’ Agreament, including any counteroffers ncorporaled herein by the Parlies, shall conslilute nol only tha

agreement of purchase and sale between Buyer and Seiler, ul also instructions Lo Escrow Holder for the consummalion of the Agreement lhrough the
Escrow Escrow Holder shall not prepare any further escrow instructions restating or amending the Agreemenl unless specifically 50 nslrucled by the Panties
o 3 Broker heren Subject 1o the reasonable approval of the Parlies, Escrow Holdar may, howaver. include i1s standard general 2scrow pronsions

82 As scon as praclical alter the receipt of this Agreement and any relevant countereffers, Escrow Holder shall ascertan the Dale of Agreament as
defined 'n paragraphs 1 2 and 20 2 and advise the Parties and Brokers, in wniting, of (e date ascertaned.

8.3 Cscrow Holder 15 hereby auihorized and mslrucled to conducl the Escrow in accordance wilh this Agreermant, applicable law and cuslom and
pracice of the community in which Escrow Helder 1s localed, including any raporling requirements cf lhe internal Ravanug Coda. in tha avenl of a conflict
balwaen the law of the slate where the Property is localed and the law of the stala whare the Escrow Holder is localed, the taw of the state where the Proj
/"-'-'
1
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74
15 ‘ocaled shall prevad

8.4 Subject io salisfgclion of (he contingencres nerein describad. Escrow Holder shall close this escrow (the “Closing™) by reccrding a general warranty
dead (a grant deed n Calfornia} and the other documenls required |o e recordad, and by disbursing the funds and documents in agcordance wilh this
Agreement.

8.5 Buyer shall seeh pay see-heilef the Sscrow Holders charges and fes-shel-pey the usual recording fees and any required
decumentary transfer taxes. shail pay the premium for a standard coverage dwner's of joint profection pelicy of Wile nsurance. {See aiso paragraph 11)

B5 Escrow Holder shal verify that all of Buyer's conlingencies have been satisfied or waived prior to Closing. The matlars contained n paragraphs 9.1
subparagraghs {b). (c). (d). {8}, (9). {i}, (0}, and {0}, 9.4, 95, 12,13, %4 18, 18, 20, 2. 22, and 24 ara, however, malters of agreement between lhe Partias
anly and are ncl instruchions to Escrow Holder

8.7 If this Iransaction 15 terminated for non-satistaction and non-waiver of a Buyer's Gonlingency. as delined in paragraph 9 2, then neilher of the Parties
shall thereafter have any liabifily lo the ather under Ihis Agreement. except (o the extent of 3 preach of any affrmalive covenant or warranly in thig Agreement
I the avent of such termination. Buyer shall be promptly refunded all funds deposited by Buyer with Escrow Holder. 1ass only Titie Company and Escrow
Helder cancellation fees and costs. all of which shall be Buyer's abligation. If thus transaction is tacminated a5 a resull of Seller's treach of ihis Agreement
ihen Sefier shall pay the Title Company and Escrow Holder cancelfahion fees and costs

88 The Closing shall cceur on the Exoectad Closing Date, or as soon thereafter as lhe Eseraw is in condilion for Closing; provided, however, thal if the
Clasing does nat occur by the Expeclad Closing Dale and said Dale is nol exiended by mulual instruclicns of the Partes, a Party not than in defautt under this
Agreemenl may nolify the other Party, Escrow Holder, and Brokers, m wriling thal, unless the Closing oceurs wilhin 5 business days following said netice, the
E scrow shall be deemed terminated wilhout further notice or instructions

89 Excepl as olherwise provided herein, the termination of Escrow shall not
taps and cosls of consliluie a wawer. release or discharge of any breach or defaull ihat has occurred
covenanis or warranlies contaned theren

810 If tus sale of the Property 1s not consummated lor any reasen other than Sellars preach or default, than al Saller's request. and as a condilion to
any cbligation 1o relurn Buyer's deposil {see paragraph 21), Buyer shall within 3 days afler waitlen reques| deliver to Seller. al no charge, copies of all surveys
engineering sludies. soil reporls. maps. master plans. feasibiity studies ard olher similar tems prepared by or for Buyer that penain to the Property Provided,
hovrever, thal Buyer shall nal be required 10 defiver any such reporl if the wrilten sonlract which Buyer enlersd inlo with the consullant who prepared such
report specifically forbids the dissenmination of the reporl lo olhers

9. Conlingencies to Glosing.
g1 The Closing of this lransaction is contngenl uoon the salisfaction ar wawer of the following contingancies IF BUYER FAILS TC NOTIFY

ESGROW HOLDER, IN WRITING, OF THE DISAPPROVAL CGF ANY OF SAID CONTINGENCIES WITHIN THE TIME SPECIFIED THEREIN, IT SHALL
BE CONCLUSIVELY PRESUMED THAT BUYER HAS APPROVED SUCH iTEM, MATTER OR DOCUMENT Buyer's conditionzl approval shall constilute
disapproval, unlass provision is made by tre Seller wilhin the time spacified therefore by the Buyer in such condilional approval or by this Agreement,
whichever is later, for the salisfaction of lhe condition imposed by lhe Buyer. Escrow Holder shall promplly previde all Partigs wiln copies of any wrillen
disappraval or condilional approval which il receives. Wilh regard ta subparagraphs {a) thraugh {I) the pre-prinled lime perieds shall control unless a different
aumber of days is inserled in \ha spaces proviged.
. S Trcclaice Seller shall make 1o Buyer, hwough E3ofow, ak of the appiicabie gisclosures required by law (::;:_IW
Assogiation ["AJR") slandard form enmied-2Gederstdandalory Disclosure Statement”) and provide Suyer with-a-6en Tapefly Tnformalion Sheat
{"Property Information Sheet") concerning the Propery, duly execuled DY T or-bebkalctSEIET T the currenl torm or equivalenl lo that published by the AIR
within 10 of == days following the Dale-ei-Agraement. Buyer has 10 days Irom lhe receipt of said di g or disapprove lhe matlers

ralieve or release eilher Parly from any abligation to pay Escrow Holder's
n the performance of the cbligalions, agreemants,

(b) Physical Inspection Buyer has 10 or e days from the receipt of the Property Informalion Sheet o tha Dale of Agreement, whichever is

laler. to salisly ilsell wilh ragard to the physical aspecis and size of the Properly.
tc) Hazardous Substance Conditions Repail. Buyer has 30 or —_— days
whichever 15 later, 1o salisfy dself with regard lo the environmental aspects of the Property. Seller recommends that Buyer obtain a Hazardous Substance
Condilions Report concerning |he Property and relevant adjoining propertias. Any sueh report shall be paid for by Buyer. A "Hazardous Substance” for
purposas of lhis Agreement is defined as any subslance whose nature andlor quantity of existence, use, manufacture, disposal ar aeffect, render il subjecl to
Federai. stale or local reguiation, investigaticn, remediation or removal as polantially wjurious ta public heallh or welfare, A "Hazardous Substance
Gondition” for purposes of this Agreement is defined as the exislence on, under of relevantly adjacent to the Property of a Hazardeus Subslance thal weuld
require remedialion andfor ramaval under applicable Federal, slala or local law

td) So Inspection. Buyer has 30 or === days from the receipt of the Property infermation Sheel or the Dale of Agreemenl. whichever 15
faler. to satisfy itself with regard lo the condilicn of the soils on the Property. Sefer recommends thal Buyer abtain a soil test report. Any such report shall be
oaid for by Buyer. Seller shall provide Buyer copies of any soils repert that Seller may have wilhin 10 days af the Dale of Agreement

te) Governmental Appravals. Buyer has 40 of ~—=—==""" days from \he Dale of Agreemenl to salisfy itseif wilh regard (o approvals and permes
from governmental agencies or departmenis which have or may have junsdiction over ihe Property and which Buyer deems necessary of desirable in
connechion with is inlended use of Ihe Property, ncluding, but nat limiled to, permils and aparovals required wilh raspect lo 2oning, planning, building and
safely, fire. police, handicapped and Amencans with Disabiities Acl requirements, ransporiation and envirecnmental malters.

{l} Conditions of Title. Escrow Holder enall cause a curranl commilment for Lille insurance ("Title Commitment”) conceming lhe Properly issued by
Ihe Title Company, as well as legible copies of ail decuments referred o in the Tile Commilment ["Underlying Becuments™), and a scaled and dimensioned
plot showing the location of any easements to be delivered to Buyer within 10 or days foliowing the Dale of Agreement. Buyer has 10 days irom the
receipl of the Tille Commitment, tne Underiying Dacuments and the plot plan lo sabisfy iself with regard o the sondition of litle The disapproval by Buyar of
any monelary encumbrance, which by tha terms of this Agreement 15 Aot to remain against the Propary after the Closing. shall not be considered & falure of
this conlingency, as Seller shall have the obligalion, at Seller's expense, to satisfy and remove such disapproved manetary encumborance al or before the

Closing

{rom Ihe raceipt of the Prapery Infermalion Sheet or the Date af Agresment,

tg) Survey. Buyer has 30 or '/days fram tha receipl of the Tile Commilmenl and Underiying Documents 1o sansty iself wilh regard to any
ALTA lille supplement baseg upan a survey prepared lo American Land Tile Association (“ALTA") standards for an owper's policy by a licensed surveyor.
showing the 'egal descriplion and boundary iines of the Property, any easernents of record, and any improvemenls, poles, structures and things fecaled within
10 feel of ailher side of lhe Property boundary lines. Any such survey shall be prepared al Buyer's dieclion and expense. If Buyer nas oblained a survey and
approved the ALTA lille supptamenl, Buyer may elecl wilhin the period allowed for Buyer's approval of a survey to have an ALTA extended coverage swner's
Term of tille policy, in which evenl Buyer shall pay any additignal premiurm altnibutable therelo.

thy Exisling Leases and Tenancy Statements. Sefler shail wilhin 10 or === days of the Cale of Agreement provide both Buyer and Escrow
Haolder wilh legble copies of all leases, subleasss of rental arrangements {coflectively, "Existing Leases™} affecting the Proparty, and with a temancy
stalemeni (“Estoppel Certificate™) :n the lalest form or equivalent to ihal publlished by the AIR, executed by Seller andfor each lenanl and sublenant of the
Property. Seller shall use s best elforts Lo have each tenant complete and execula an Estoppel Certilicate. Il any tenant fails or refuses lo provide an Esloppel
Cerilicale then Seller shall complaie and execule an Estoppel Cerlificale for that tenancy. Buyer has t0 days from the recaipt of sad Exisling Leases and
Esloppel Certificales lo salisly sell with regard to the Exisling Leases and any cther lenancy issues

ti} Owners Assocraton. Selter shall wilhin 10 or === days of the Date of Agreement provide Buyer with a slatemenl and Iransfer package
from any owner's associahion servicing (he Propery. Such transfer package shail al a minimum include. copigs of the associalion's Dylaws. articles of
incarparalion, current budgat and financial statement. Buyer has 10 days from the receipt of such documents 'O salisfy ilsell with regard 1o the associatien

4j) Otner Agreements. Saller shall within 10 of —m—ee=™ days of ihe Date of Agraement provide Buyer with legibie copies of all olher agreemenis
“Other Agreements”) known 10 Seller thal will affect the Properly after Closing. Buyer has 10 days Irom the receipt of said Other Agresments lo sausfy itseif
wilh regard ta such Agreamenls

(&} Financing I paragraph 5 hereci deahng wih a financing contingency has nol been siricken, the sausfaction or wawver of such New Loan
Gontingency
11} Existing Motes. 1l paragraph 3 1{c) has nol been siricken, Seller shall within 10 of days of the Date of Agreement provide Buygr wih
.agible coptes of the Existing Notes, Exising Deeds of Trust and related agrazments {collectively, "Loan Documents”} to which the Property will reman
subjecl afer the Closing. Escrow Holder shalt promplly request from the nolders of the Exising Noles a teneficiary stalement {"Beneficiary Statement™
canfirming: {1 the amount of the unpaid principal balance. the current inlerest rate, and !he date to which interast is paid. and (2) the natura and amount of any
impounds held by the beneficiary in connechon with such lgan. Buyer has 10 or =" qavs {rom |he receipl of the Loan Cocuments and Beneficiary
Slalements to satisfy itself with regard to such financing. Buyer's abligation lo close is conditioned upon Buyer being abie to purchase the Properly withoul
accaleration or change in the terms of any Exisling Notes or charges to Buyer excepl as otherwise provided in this Agreement or appraved by Buyer. provided,
nowaver, Buyer shall pay the transfer tea referred to in paragraph 3.2 hereof ]
{m} Parsonal Praperty In the avenl that any personal property 1s ncluded in the Purchase Price. Buyer has 10 or days from the Datp.al>
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Agreement ta satsfy ilsell with regard o the litta condiion of such personal properly Seller recommends that Buyer abiain 2 UCC-! report. Any such report
snall be paid for by Buyer Seller snall provide Buyer copies of any liens or ancumbrances affecting such personal properly thal il s aware of within 10 or
= G3Y5 OF the Oate of Agreement.

in) Destrucion, Camage or Loss There shall nol nave otcurred prior 10 the Ciosing, a dastruction of, of damage or loss 1o, the Properly or any
portion thareaf. from any sause whatsoever, which would cost more ihan §30,000.00 o repair or cure. If the cost of repair or cure is $310.000.00 of less. Seller
shafi rapar or cure the oss pror lo the Clasing. Buyer shall have the ophien, wilhin 10 days after receipt of wrilten nolice of a loss cosling mora than
$10,CC0.00 ‘o repair or cure. to either terminate this Agreement or lo purchase the Property ratwilhstanding such joss. but walhout deduction or offsal aganst
the Purchase Prica IF the cosl 1o cepair or cura 18 more than $10,000.90, and Buyer daes not alect to lerminale this Agreemenl, Buyer shall oe entilfed lo any
nsuranca proceeds applicable io such ioss Unless otherwise nolified in writing, Escrow Holder shall assume no such destruclon, damage o iass has
occurred prior to Clesing .

(o) Materal Change Buyer shail have 10 days following receipt of wrilten nolice of a Matertal Change wilhin which to salisfy dself wilh regard to
such changa “Material Change” shall mean a subslantial adverse change .n 1he use occupancy. tenants, litle, o condibion of ihe Property that ocours after
ine date of this offar and prior 1o the Closing. Unless athenwse nolified i wiling, Escrow Holder shall assume thal no Malenal Change has occurred prior w0
tha Closing,

(p) Selier Performance The delivery of all documenls and tha due parformance by Seller of eacn and every undertaking and agreement to be

gerformed by Seller under this Agreemenl
oy ga-See Payment al the Closing of such drokerage fee as 15 specified n g Agreement or laler il anst YsTOTERCIOw Holder
axecuted by Selter and Brokers ("Brokerage Fee'] W 1S agroed-oytie pd Cgaen gicter T Srs are a third party beneficiary of this Agreement
:nsofar as ‘he Brokerage Feg -aRe-tmat-TIPERANGE shall be made wilh respecl 1o the paymenl of e Bromerage-Fee-saaailindntnig A
o ket TIIET] consepl af Brokers N

a2 All of the contingencies specified in subparagraphs (a) through (m) of parsgeaph 9.1 are for the benefit of, and may be waved by, Buyar and may
ha elsawhera heren referred 1o as "Buyer's Contingencies.”

83 If any of Buyer's Contingancies or any olher matter subjecl to Buyer's approval s disapproved as provided for herein n a umely manner
{"Disapproved ltam”). Seiler shail have the right within 10 days following the receipt of notice of Buyer's disapproval to elect to cure such Disapproved llem
prior to the Expecled Closing Dale (“Sefler's Election™). Selier's faiiure to give 'o Buyer within such period, writlen notice of Sedler's commilment 1o cure such
Disapproved llem on or before tha Expected Closing Date shall ba canclusivaly presumed lo be Seller's Election nal to cure such Disapproved llem If Seiler
elects, aithar by writen notice or farlure 1o give writlen nolice. not 10 cure 3 Disapproved ltem, Buyer shall have the right. within 10 days after Seller's Electon to
edher accept ile 10 the Properly subjaect to such Oisapproved llem or to lerminate ts Agreement. Buyer's failure lo nolify Sefler in wiiting of Buyer's slechon
10 accept litle to the Properly subject to the Disapproved ilem withoul deducticn or offsel shall conslilute Buyer's aleclion o termmnate (s Agreement. Unless
sxpressly prowded olharwise herain, Sellers righl te cure shall not apply o the remediation of Hazardous Substance Condihons or 1o the Financing
Centingency. Uniess the Parties mulually instrucl otherwise, if the bme percds for ihe salisfaclion of cenlingencias or for Seller's and Buyer's slections vould
expirs an a dale after the Expecled Closing Date. the Expecled Closing Dala shall be deemed extended for 3 business days foltowing the expiralion af {a) the
apphicable conlingency panod(s). (b} the peniod wilhin which the Seller may elecl 1o cure Ihe Disapproved ltem, of (c) il Seller elecls nol 1o cure, the penog
wilhun whrch Buyer may elect ta proceed wilh this ransaction, whichever is [ater

9.4 Suyer underslands and agrees thal until such ime as all Buyer's Contingencigs have been salsfied ar wawed, Seller andior ls agenls may sotcil,
entertain andior accep! back-up offers lo purchase Lhe Propeny

95 The Partias acknowledge that axiensive local, slate and Federal legislalion eslablish broad liabiily upon owners andior users of real property for the
investigation and remedialion of Hazardous Substances. The dalerminalion of tha axislence of a Hazardous Subslance Conditicn and ihe evalualion of the
impacl of such a condition are tghly technical and beyond” he expertisa of Brokers The Parlies acknowledge that lhey have bsen advised by Brokers to
cansult therr own lechnical and legal experts with respect lo the possible presence of Hazardous Subslancas on lhe Property of adjoining groperiies. ang
Buyer and Seller are not relying upon any investigation by or slalement of Brokers wilh raspect thereto The Parties hereoy assume ail responsidility for the
:mpaet of such Hazardous Substances upen Lheir respecliva interests herein.

10. Documenis Required at or Before Closing:

10.1 Five days prior 1o the Glosing dale Escrow Holder shall oblain an updated Title Commitment sanceraing the Property from the Title Company and
prowde copies thereof to each of the Parties

102 Seller shall deliver to Escrow Holder n ime for delivery 'o Buyer al the Closing,

{3} Granl or genaral warranly deed, duly execuled and in recardable form, Sonveying fee tille 10 the Property lo Buyer

(b} ' applicable, he Benefiziary Slalemants corcerning Exising Notels)

{c} If applicable, the Exisling Leases and Olher Agreemenls ‘ogelnar with duly axeculed assignments thereof by Seller and Buyer The assigrment
of Zustng Leases shall be on the most recenl Assignment and Assumglion of Lessory Inlerest in Lease form pulished by the ALR or 15 equivalent

{6) Il applicable, Esloppel Gertificales executed by Seiler andier the lenant(s) of the Property

{e) An afflidavi execuled by Seller to the effect that Seller 1s Aol a “foreign person” wihin lhe meaning o Iniernal Ravenue Code Section 1445 or
succassor slalides I Setler dees naol provide such affidavit i form reasonably satisfactory to Buyer at'leasl 3 business days prior 10 the Closing, Escrow
Holder shall at the Closing deduct from Seller's proceeds ard remit to Ihg Internal Revenue Serace such sum as s requirad by applicable Federal iaw wilh
respect 1o purchases from fareign sellers

[F) I the Praperly 15 localed in California. an alfidavit execuled by Seller to the affec! that Seller 1s not a 'nonresigent” vathin the maaning of
Califorvia Revenue and Tax Coda Section 186562 or successor statules. If Sefler does not provide such atfidavil in farm reascnably salisfactary o Buyer al
leas| 3 pusinass days prior to the Closing, Escrow Halder shall al the Clasing deduct from Sellers proceeds and remit to the Franchise Tax Board such sum
as s required by such stalute

{g) If applicable, a bill of sals. duly execuled, canveying Litle lo any ncluded personal property ta Buyer.

{h) If the Seller ts a corporation, a duly execuled corporate resolulian authonzing the execution of this Agreemaent and the sale of the Property

10.3 Buyer shall deliver lo Seller through Escrow:

{a) The zash porlign of the Purchase Price and such addilional sums as afre required of Buyer under this Agreesment shall be daposited by Suyer
wilh Escrow Holder, by Tedera! funds wire transfar. or any clher method acceplable ‘o Escrow Holder in immediataly collectable funds no tater than 2:00 P M
on the business day prior to the Expected Closing Dale.

() If 3 Purchase Monay Note and Purchase Money Deed of Trust are called for by Inis Agraemenl. the duly axecuted snginals of 1hosa documents.
lhe Purchase Money Deed of Trust being in recordable form, togelher with ewdenca of fire nsurance on the mprovemenls in the amount of the full
reglacemenl cosl naming Seller as a morlgage loss payea. and & real eslale lax senics coniract {at Buyer's expensel, assuring Seller of nolice of Ihe slalus of
payment of real property laxes during the fife of the Purchase Money Nota.

{¢1 The Assignment and Assumplion of Lessor's Interes! n Lease form specibied in paragraph 10 2(<} apove, duly exaculed by Buyer

(d) Assumphions duly execuled by Buyer of the cbligations of Seller that accrue afler Closing under any Other Agreements

{e) If applicable, a wriltan assumplion duly execuled by Buyer of the Ioan documents wilth respect lo Exising Noles

Iy 1f tne Buyer is a corparation. 3 duly execuled corporate tesolulion autherizing the exaculion of Ihis Agreement and the purchas g of the Propery

104 At Closing, Escrow Holder shall cause 10 be issued to Buyer a slandard coverage {aor ALTA axtended, if etecied pursuant 10 3 1{g)) owner's form
poticy of utle nsurance effective as of the Closing, issusd by the Tille Comparny in the full ameunt of Ihe Purchase Price, insuring litle to the Property vested in
Buyer. subject only Lo the exceptions approved by Buyer in Ihe avant there rs a Purchasa Money Deed of Trusl in trus transaction. the policy of title nsurance
shall be a ;eint proteclion policy nsuring both Buyer and Saller
{MPORTANT: IN A PURCHASE OR EXCHANGE OF REAL PROPERTY, IT MAY BE ADVISABLE TO OBTAIN TITLE {NSURANCE IN CONMECTION
WITH THE CLOSE OF ESCROW SINGE THERE MAY BE PRIOR RECORDED LIENS AND ENCUMBRANCES WHICH AFFECT YOUR INTEREST IN
THE PROPERTY BEING ACQUIRED. A NEW POLICY QF TITLE INSURANCE SHOULD BE OBTAINED IN ORDER TO ENSURE YOUR INTEREST IN
THE PROPERTY THAT YOU ARE ACQUIRING.
t1, Proralions and Adjustments.

‘11 Taxes Applicable real oroparty taxes and spemal assessment bonds shalt be prorated shrough Escrow as of the dale af Ihe Closing. based upcn:
Ihe tatesl tax bill availabie Tha Parties agree to prorale as of the Closing any taxes assassad against Ihe Propery by supplemeantal bull lewed by reasen of
avants ocowrrng onor Lo the Closing Payment of the preraled amount shall be made pramplly in cash upon recaipt of a copy of any supplemental bill

112 insurance. WARNING Any insurance which Seller may have maniained will terminale on the Clesing. Buyer 's adwised to oblain appropriale
wsurance 1o cover the Property

113 Rentais. inferesl and Sxpenses  Scheduled renlals, interest on Exishing Meles, uwllines. and coerating expensas shall be proraled as of the date of
Closing The Parties agree 'o promplly adjust berween themselves sulside of E5crow any renls recerved alter the Closing.

114 Securty Deposi Securty Deposils held oy Seller shall ce given to Buyer as a credit la the cash raquired of Buyer at the Closing.

11.5 Post Closing Mallers. Any item (o be prorated that is not datermined or delerminable at the Closing shali be promptty adiustad by the Parties by
appropnale cash payment culside of the Escrow when the amount due is delermined . '

116 Varations in Exisling Note Balances. In the event that Buyer is purchasing the Broperty subject 10 an Exisung Oaed of Trust(s), and in the g#Bnl
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\hal a Beneficiary Slatemenl as 1o the applicable Exishing Notats) discloses Lhal the unpaid principat nalance of such Exsting Nole{s) at the closing will be
more ar lass than he amount set forlh in paragraph 3 1(c) hereof ("Existing MNote Variation"), then the Purchase Money Mole{s) shall be reduced or
ircreased by an amounl equal 1o such Exisling Note Variation If there is to be no Purchase Maney Mote_ the cash required at Iha Closing per paragraph 2.1{a)
shall De reduced or increased by the amount of such Sxising Note Variation.

1.7 Vanmahons = New Loan Baiance. In the evenl Buyer is obtaining a New Lean and ihe amount uilimately obtained exceeds the amaounl sel forth
parageaph 5 1. then the amount of the Purchase hManey Nole, f any. shall be reduced 3y the amount of suth excess

118 Qwners ASsocalion Faes Escrow Holder shall (i) bring Seller's account with \ne assocralion surfent and pay any delirquencies cr iransier lags
from Seller's proceeds. and {n) pay any up renl fgas required oy the assoc:anon from Buyer's funds.

12, Representations and Warranties of 3eiler and Disclaimers.

12.1 Seller's warrantes and represenlations shall survwve the Closng and deivery af the deed for 3 period of 3 years, and, arg rue. matenal and rehed

upon by Buyer and Brokers n all respects Seller hereby makes Iha followang warranties and representations o Juyer and Brokers

(8} Authorty of Selier Seller is the Jwner of the Properly andfer has the full nghl, power and authorily to sell. convey and transfer the Property to
Buyer as prowded herein, and lo peiform Seller's obiigatiins hereunder

() Mamlenance During Escrow and Equipment Condilon At Closing. Except as otherwise provided n paragrapin 9 1{m) herecl. Seller shall
maintain the Property until the Closing in its present condilion, ordinary wear and lear axcepted,

(¢} Hazardous Substances/Slorage Tanks. Seller has no knowledge, excepl as atherwise disc'osed to Buyer in wnling, of the existence or prior .
axslence on the Property of any Hazardous Substance. nor of Ihe existance ar prior sxslence ot any above or below ground starage tank

(d) Compliance. Seller has no krowledge of any aspect ar condition of the Property which viclates applicable aws, rules, regulalions, codes or
covenants, condilians or restnclions, or of improvements or alleraticns made o +he Properly without a permit where one was required, or of any unfulfilled
arder o directive of any applicable governmenlal agency or ¢asualty insurance company fequinng any invesligation, remedialion, repair, mainlenance or
wmprovement be performed on the Proparty.

(e} Changes n Agreements. Priar o the Clasing, Seller will not valate ar modify any Existing Lease or Qther Agreemenl, or creale any new leases
of alner agreaments affeciing the Proparty, without Buyer's wrilten approval, which approval will not be unreasonably withheld.

{ft Possessory Rights Seller nas no knowledge thal anyone will, at the Clos:ng, have any right 10 pessassion af the Property. excapl as disclosed by
this Agreement of alherwise in woling lo Buyer

1q) Mechanics' Liens There are no unsatishied mechanmics’ of materiaimens’ lien righls concerning the Proparty

() Actions, Suils or Proceedings Seller nas no xnowlecge of any actions sulls o proceedings pending of threalened dafere any COMMISS.oN.
poard, burgau, agency. arbilralor. courl of ribunal that would aflect the Property o the fight lo cccupy or uihize same

(i} Nalice of Changes Seller will grompliy notify Buyer and Brokers .a wiling of any Malenat Ghange {see paragraph § i(n}) aflecling the Property
ihal necames knawn o Seller prior Lo the Closing

{j) No Tenant Bankwupley Proceadings Saller has no notica or «nowlecge that any tenanl of the Properly 18 ha subject of a bankruplcy or
nsolvency proceeding

(k) No Seiler Bankruplcy Praceedings. Seller s not the subject of a barkruplcy. INsalvency or probale proceecting

{l) Personal Property Seller has no knowledge that anyone wall, at the Closing, have any right lo pessession of any oersonal praperly included n the
Purchase Price ner knowledge of any fiens ar encumbrances affecling such personal properly. excepl as disclosed by this Agreameni or otherwise :n wriling o
Buyer .

12.2 Buyer hereby acknowledges Ihat, except as otherwisa slated m this Agreemenl, Buyer 15 purchasing the Properly in s exsting condibion and will,
by the time called for herein, make or have waivad all inspections & lhe Property Buyer belipvas are necessary 1o protect s own interest 0, and its
contemplated use of. tha Property The Parties acknawledge thal, except as olnherwisa staled in this Agreement, no represaniations, inducements, pfomises.
agreements, assurances, oral or wrillen, concerning the Propery, or any aspecl of the accupationa! safsly and heallh laws, Hazardous Subslance laws, or any
albar act. ordinance or law, have baen made by either Pany or Srokers, or relied upen Dy ailnar Party hereto

12.3 In the event that Buyer tearns 1hal a Sellsr representalion of warranty mighl be untrua pricr to tha Closing, ang Buyer elecls lo purchase the
Property anyway then. and in that event. Buyer waivas any nght thal it may have to bring an aclion of proceeding against Seller or Brokers regarding said
represenlalion or warranty

2.4 Any environmenlal reperis, solls repons, survays, and other similar documenls which were prepared oy third party consuitanls and prowded o
Suyer by Seller or Sefier's representatives, hava been delivered as an accommodalion fo Buyer and wilhout any representalion of warranty as 1o the
sufficiency. accuracy, completeness andfor vahdity of sad documents. .all al wivch Buyer ralies on al ils own risk Seller believes said documents 1o be
accurale, but Buyer is adwised o retain appropriale consultants to review said documents and invasligate the Properly
13. Possession.

Possession of the Property shall be given ta Buyer al the Closing subject 1o the rignts of 1enants under Exisling Leases

14. Buyer's Entry.

At any ime during lhe Escrow period, Buyer, and ils agents and representatives, shall bave the nghl at reasonable Lmes and subject 1o nghts of tenanls. lo
anter upon the Property for the purpose of making nspeckions and tests specfiad in !is Agreement. Ne deslructive tesiing shall be conduclad, however

wilhout Selfer's priar approval which shall not be unreasonably wilhheld. Following any such enlry or work. unless otherwise directed in wrling by Seller. Buyer
shall return the Property {o Ihe condilion it was in prior 1o $uch enlry or work. mchuding the recompaction or removal of any disrupled sail or malerial as Seller
may reasonably direct. All such inspections and tesls and any other work condutled or materials furnished with raspect to the Preperly by or lor Buyer shall be
paid for by Buyer as and when due and Buyer shall indemmify. defend, prolect and hold nasmless Seller and the Property of and from any and all claims.
Nanilities, losses, expensas {including reasonable atlorneys’ fees), damages. including those far injury to person or property answng out of or relaling to any
such work o matenials or the acls or omissions of Buyer, its agenls or employees in conneclion therewilh

15. Further Documents and Assurancas.

Tre Parties shall sach, diigently and in good tailh, underlake all aclions and procedures reasonably required to place the Escrow in conditien for Closing as
and when required by this Agreemenl. The Paries agree lo pravide all further nformation, and (o execute and defiver all further documents. reasonably
required by Escrow Holder or the Tille Company.

16. Attorneys’ Fees.

il any Parly or Broker brings an achion o proceeding {including arbitration) invaheing the Property whelher founded n tort, contract or equily, or 1o declare nghts
hereunder, 'ne Prevaling Party (as hereafter defined} in any such proceading, actien, of appeal \hereon, shall pe enlitled 10 reasonable atlorneys fees Such
feps may be awarded 1 the same suil of recovered in a separate su, whelher or nol such aclion or pracaeding is pursued to decision or judgmenl. The lerm
‘Pravailing Party” shall include, withoul imitaticn, a Party or Braker who substantially oblains or defeats the relief soughl, as the case may be, whelher by
comaromise, selilemenl, jJudgment, or lhe abandonmeni by the other Party or Broker of s clam or defense The altorneys’ fees award shall not be compuled
1 accardance with any court fee sehedule. bul shall ba such as o fully reimburse all altornays fees reasonably neurced

17. Prior Agreements/Amandrrents.

17 1 This Agreement supersedes any and ail pror agreements belween Seller and Buyer regarding tha Property

17 2 Amendments 10 this Agreement are affectve only f made n witing ang axecuted oy Buyer and Seller
18. Broker's Rights.

481 If this sate 1s nal consummaled due to the defaull of einer the Buyar ar Seller. the defauling Party shall be hable i and shall pay to Brekers the
Brokerage Fee thal Brokers wouid have recewved had lhe sale een consummated If Buyer is the defaulling parly, payment of said Brokerage £ 2e)1s 0 addihen
10 any obligaton wilth respect 1o liquidated or other damages

162 Upon the Closing, Brokers are aulhorized 0 publicize the facls of this ransact:an
19. Notices,

191 Whenever any Parly, Escrow Holder or Brokers herein shall desire 10 give or serve any nolice, demand, requesl, approval. disaporoval or olher
communicalion, each such communication shall be i wrling and shall be delivered personally by messenger or by mail, postage orepad, to the address sat
fordn in this Agresmenl or Dy facsimile transmigsion

182 Service af any such communication shall be deemad made on the data of actual recespt f personally detivered. Any such communicalton sent by
regular mail shall ba deamed given 48 nours afler the same :s mailed Communications senl by United States Express Mail or overnight courser thal guarantee
next day dehvery shall be deemed deliverad 24 hours after delivery of the same !o the Postal Seruce or couner Communicalions transmilled by facsumile
ransmission shall be daemed defivered upon lelephanic confirmation of recem! {confirmation reporl from fax maching 15 sufficient), provided 3 copy 15 also
deliverad via delivery of mail If such communicalion 1s recerved on a Saturday, Sunday of legal holiday, L shall be deemed received an the nexi business day.

193 Any Parly or Broker harelo may lrom ume lo Ome, by nolice n wiling, Jesignaie a different address ‘o which, or a8 differant person or additional

persons to whom, all communicalions are thereaftar to de mada.
20. Duration of Offer. -4
201 If this offar s not accepted by Seller on or pafore 5.00 P.M. according 10 :ne ime standard apnlicabla t - -.‘:?
e -~ ' s
Oxifb A\ I‘l( on the date of P :2:,._5 Tt -
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 spall be deemed aulomancally revoked.

202 The acceplance of this offer, o of any subsequen! counlerclfer herato, that creales an agreement between the Parties as dasciibed :n paragraph
12 shal be deemed mada upon delivery to the other Party or ailher Broker herain of a duly executed wriling uncondilionally accepling the fast oulslanding
offer 2r counteroffer
21. LIQUIDATED DAMAGES. {This Liquidated Damages paragraph is applicable only if initialed by both Parties).
THE PARTIES AGREE THAT IT WOULD BE IMPRACTICABLE OR EXTREMELY DIFFICULT TQ FIX, PRIOR TO SIGNING THiS

AGREEMENT, THE ACTUAL DAMAGES WHICH WOULD BE SUFFERED BY SELLER IF BUYER FAILS TO PERFORM ITS
OBLIGATIONS UNDER THIS AGREEMENTY. THEREFORE, IF, AFTER THE SATISFACTION OR WAIVER OF AlLL
CONTINGENKCIES PROVIDED FOR THE BUYER'S BENEFIT, BUYER BREACHES THIS AGREEMENT, SELLER SHALL BE
ENTITLED TO LIQUIDATED DAMAGES IN THE AMOUNT OF UPON PAYMENT
OF SAID SUM TO SELLER, BUYER SHALL BE RELEASED FROM ANY FURTHER LIABILITY TO SELLER, AND ANY ESCROW
CANCELLATION FEES AND TITLE COMPANY CHARGES SHALL BE PAID BY SELLER.

Seffer tnilials

Buyer Initials

22. ARBITRATION OF DISPUTES. (This Arbilration of Disputes paragraph is applicable only if initialed by both Parties.)

22 1 ANY CONTROVERSY AS TO WHETHER SELLER IS ENTITLED TO THE LIQUIDATED DAMAGES AND/OR BUYER 1S
ENTITLED TO THE RETURN QF DEPOSIT MONEY, SHALL BE DETERMINED BY BINDING ARBITRATION 8Y, AND UNDER THE
SOMMERCIAL RULES OF THE AMERICAN ARBITRATION ASSOCIATION ("COMMERCIAL RULES™). ARBITRATION HEARINGS
SHALL BE HELD IN THE COUNTY WHERE THE PROPERTY IS LOCATED ANY SUCH CONTROVERSY SHALL BE ARBITRATED
8Y 1 ARBITRATORS WHO SHALL BE IMPARTIAL REAL E3TATZ BROKERS WITH AT LEAST 5 YEARS OF FULL TIME
EXPERIENGE !N BOTH THE AREA WHERE THE PROPERTY 15 LOCATED AND THE TYPE OF REAL ESTATE THAT IS THE
SUBJECT OF THIS AGREEMENT THEY SHALL BE APPOINTED UNDER THE COMMERCIAL RULES THE ARBITRATORS
SHALL HEAR AND DETERMINE SAID CONTROVERSY IN ACCORDANCE WITH APPLICABLE LAW. THE INTENTION OF THE
PARTIES AS EXPRESSED IN THIS AGREEMENT AND ANY AMEMDMENTS THERETO. AND UPCON THE EVIDENCE PRGDUCED
AT AN ARBITRATION HEARING. PRE-ARBITRATION DISCOVERY SHALL BE PERMITTED N ACCORDANCE WITH THE
COMMERCIAL RULES OR STATE LAW APPLICABLE TO ARBITRATION PROCEEDINGS. THE AWARD SHALL BE EXECUTED
AY AT LEAST 2 OF THE 3 ARBITRATORS, BE RENDERED WITHIN 30 DAYS AFTER THE CONCLUSION OF THE HEARING,
AND MAY INCLUDE ATTORNEYS' FEES AND COSTS TO THE PREVAILING PARTY PER PARAGRAPH 16 HEREQF JUDGMENT
MAY BE ENTERED ON THE AWARD IN ANY COURT OF COMPETENT JURISDICTICN NOTWITHSTAND ING THE FAILURE OF A
PARTY DULY NOTIFIED OF THE ARBITRATION HEARING TO APPEAR THEREAT.

222 BUYER'S RESORT TO OR PARTICIPATION IN SUCH ARBITRATION PROCEEDINGS SHALL NOT BAR SUIT N A
COURT OF COMPETENT JURISDICTICN BY THE BUYER FOR DAMAGES AND/OR SPECIFIC PERFORMANCE UNLESS AND
UNTIL THE ARBITRATION RESULTS IN AN AWARD TO THE SELLER OF LIQUIDATED DAMAGES. IN WHICH EVENT SUCH
AWARD SHALL ACT AS A BAR AGAINST ANY ACTION BY BUYER FOR DAMAGES AND/OR SPECIFIC PERFORMANCE.

22.3 NOTICE BY INITIALING IN THE SPACE SELOW YOU ARE AGREEING TO HAVE ANY DISPUTE ARISING QUT OF THE
MATTERS INCLUDED IN THE "ARBITRATION CF DISPUTES" PROVISION DECIDED BY NEUTRAL ARBITRATION AS
PROVIDED BY CALIFORNIA LAW AND YOU ARE GIVING UP ANY RIGHTS YOU MIGHT POSBESS TO HAVE THE DISPUTE
LUTIGATED IN A COURT OR JURY TRIAL BY INITIALING iN THE SPACE BELOW YQOU ARE GIVING UR YCOUR JUDICIAL
RIGHTS TO DISCOVERY ANDO APPEAL, UNLESS SUCH RIGHTS ARE SPECIFICALLY INCLUDED IN THE "ARBITRATION OF
DISPUTES" PROVISION. IF YOU REFUSE TO SUBMIT TO ARBITRATION AFTER AGREEING TO THIS AROVISION, YOU MAY
8E COMPELLEC TO ARBITRATE UNDER THE AUTHORITY OF THE CALIFORNIA CODE OF CIVIL PROCEDURE. YQUR
AGREEMENT TO THIS ARBITRATION PROVISION 15 VOLUNTAR Y

ANDC AGREE TO SUBMIT DISPUTES ARISING QUT OF THE MATTERS
ViSION TO NEUTRAL ARBITRATION.

WE HAVE READ AND UNDERSTAND THE FOREGOI
INCLUDED IN THE "ARBITRATION OF DISPUTES" P,

Seller initiais

Buyer iy

21. Miscellaneous,
231 Binding Effect. Tiws Agreement shall be binding on the Parles Wwithout regard lo whether or not paragraphs 21 and 22 are mibidled by both of

the Parties Paragraphs 21 and 22 are sach ncorporaled :nlo this Agreement only : -mhalad by both Parties al the lime Ihal the Agreament 1s gxeculed

232 Applicable Law.  This Agreement shall be governed by. and paragraph 22 315 amended ‘o refer 1o, the faws of the stale in which the Property is
taczled

213 Time of Essence. T:me s of the essence of this Agreement

234 Counterpars. This Agreerment may be executed by Buyer and Seller :n courlerpans, gach of which shall be deemed an arginal. anc al of
which iogether shall constilute one and e sama instrument Escrow Heider after verfying thal the counterparls are dencal excepl for Ine signalures s
aulhonzed and nstrucled to combine the signed signalure pages on cne of the counterparts, which shall then conshilule the Agreement

235 Waiver of Jury Trial.  THE PARTIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS TO TRIAL BY JURY IN ANY ACTION OR
PROGEEDING INVOLVING THE PROPERTY OR ARISING OUT OF THIS AGREEMENT.

236 Conflict, Any conflic! batwaen the prntad provisions of this Agreemenl and the typawrillen or handwritten prowsions shall be conleolled
by ihe iypewritten or handwrilten pravisions.

237 1031 Exchange BaIn Seller and Buyer agrea l¢ cooperate with each clhar in the event that ailher or bolh #ish to participate in a 1031 excnange
Any party milighng an exchange shall bear ail cosis of such exchange

23 8 Days. Unless olherwmse specifically indicaled to the contrary, the word “days” as used :n this Agrearant shall maan and refer lo
calendar days
24. Disclosures Regarding The Nature of a Real Estate Agency Relationship.

24 1 The Panies and Brokers agree thal thar relationship(s) shall be governed oy the principles set forth m the applicable sections of the Califorma Sl
Code, 85 summanzed in paragraph 24 2

247 When entening inlo 3 discussion vath a real estale agent regarding a 7eal estale iransachion, a Buyer or Seller should from the ouisgt undarsland
whal type of agency relationship or representation il has with the agent of agenls n the ransacttan  Buyer and Seller acknowledge beirg adwsed by the
Brokers m lhis lransaction. as follows :

{a} Seliers Agent. A Seller's agenl under a lising agreemanl with ha Seller 2c1s as the agent for the Seller only A Seller’s agent or subagent nas

Ihe ‘allgranng alfimnanve abhgations. (1} To the Sekier A fiduciary duly of uimost care. inlegnity honesty. and layalty in dealings wilh Ine Seller {2) To the Buyer
and the Setier. a. Diligenl exercise of reasonable skills and care in performance of Ine agent's duties. D A duly of henast and {arr dealing and good fadh ¢ A
duty to disciosa all facts known 1o the agenl matenally affecting the value or desirability of Ihe propenty thal are nol known to, or wittvn ine dikgent alleniign and
observaton of, the Parties An agent is nol obligated 1o reveal lo ailher Party any confidenbal nformalion ablained from the ather Party which doss not snvolve

the alfirmalive duties set forth above.
(b) Buyer's Agent. A selling agent can, with a Buyer's consent, agreg o act as agenl for tha Buyer only In these siluations, the agent s nol the

Seller's agent, aven if by agreement the agent may receive compensalion for sarvices rendered, aither in full or in part from the Setter An agent acling anly fc:
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¥
T Date

8

Titie SO
Address. T N ey he— Name Printed:
- T T oy
Chmaallo O @iznl) Tiie
Telechene:! 3 EE . 5 ;3 = / ; < Telepnone { H
Facsimiter{ ) Facsimile | ]
R == S 1~ S M VY -
Federat IC No
By
Dale.
Nzme Prinleg:
Tille
Address
Talephone:{ }
Facsimile:{ H
Email.
Faderai 10 No

27. Acceplance.

27 1 Selier accepls the foregoing offer tc purchase Lhe Property ang hereby agrees (o sell the Property to Buyer on the lerms and conditions therein

specihed

272 Seller acknowledges Ihat Brokers have been relaned (o ‘ocate a Buyer and are the procuring cause of 1he purchase and sale of the Property sel
forth i Wus Agreement. In consideralion af real estate brokerage service rendared by Brokers, Seller agrees to pay Brokers a real asiale Brokerage Fee n a

sum equal lo

% of the Purchase Price 1o be divided equally between Seller's 8roker and Buyer's Broker This Agreemenl shall serve as an

‘rrevacable instruclion Lo Escrow Holder to pay such Srokerage Fee to Brokers out of the proceeds accruing to the account of Seller at the Closing.
273 Seller acknowledges receipt of a copy hereof and aulhorizes Brokers 1o deliver a signed copy la Buyer

MOTE: A PROPERTY INFORMATION SHEET IS REQUIRED TO 8E DELIVERED TO BUYER BY SELLER UNDER THIS AGREEMENT.

BROKER: SELLER:
Altn: By
Tille: Dale
Address: Name Pninled
T:lle
Talephone:{ ) Telepnona__ )
Facsnmi!e:{:} Facsimile:{___ )
Email:
Federal 1D No. 8y
Date.
Name Prinlsg
Tile:
Address:
Telephone:( 1}
Facomite:{__ 3}
Emai
Federal iC No.

NOTICE: These forms are often madified to meet changing requirements of law and industry needs. Always write or call to maka sura you are
utilizing the most current form: AIR Commerciat Real Estate Asseciation. 800 W Gth Street, Suite 800, Los Angales, CA 90017. Telephone No.
{213) 687-8777. Fax No.: (213) 687-8616.

© Copyright 2003 By AIR Commarcial Real Estate Association.
All rights reserved.

No part af these works may be reproduced in any form without permission in writing.
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RECORDING REQUESTED BY:

MAIL TAX STATEMENTS AND
WHEN RECORDED MAIL TO:
City of Oxnard
Atin: City Clerk
305 W. Third Street
Oxnard, CA 93030

Order No.:

Escrow No.:

APN: SPACE ABOVE THIS LINE FOR RECCRDER'S USE
THE UNDERSIGNED GRANTOR(S) DECLARE(S): DOCUMENTARY TRANSFER TAX IS §

Computed on full value of property conveyed, or
Computed on full value less liens and encumbrances remaining at time of sale.
Unincorporated area City of

GRANT DEED

For valuable consideration, receipt of which is hereby acknowledged, The CITY OF OXNARD, A
MUNICIPAL CORPORATION

hereby GRANT(S) to: GRUNY, LLC

the real property situated in the County of Ventura, State of California, more particularly described in
Exhibit A attached hereto and incorporated herein by this reference.

Dated:
Dr. Thomas E. Holden, Mayor of the City of Oxnard
STATE OF CALIFORNIA )
) SS.
COUNTY OF )
On before me, , personally
appeared

personally known to me (or proved to me on the basis of satisfactory evidence) to be the person(s) whose name(s)
isfare 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.

WITNESS my hand and official seal.

Signature

FOR NOTARY STAMP

MAIL TAX STATEMENTS AS DIRECTED ABOVE ATTACHMENT NO. >
pacE A OF _&=
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EXHIBIT A

All of Parcel 4 of that certain map in the City of Oxnard, County of Ventura, State of California,
filed in Book 13, at Page 20 of Parcel Maps in the office of the County Recorder of said County.

RESERVING THEREFROM an easement for public utilities purposes over the southerly 40
feet thereof.
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