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Daren M. Schlecter, Esq. (SBN 259537)

Law Office of Daren M. Schlecter, A Prof. Corp.
1925 Century Park East, Suite 830

Los Angeles, CA 90067

Telephone (310) 553-5747

Telecopier (310) 553-5487

Attorneys for Debtors and
Debtors in Possession

UNITED STATES BANKRUPTCY COURT
CENTRAL DISTRICT OF CALIFORNIA
LOS ANGELES DIVISION
Case No. 2:15-BK-16511-WB

In re: Chapter 11

NOTICE OF MOTION AND MOTION
AMBRA BISCONTI FOR AUTHORITY TO APPROVE
BUYOUT OFFER AND/OR SELL
ESTATE PROPERTY LOCATED AT
8653 W. OLYMPIC BLVD.,, LA CA
Debtor 90035 (THE “PROPERTY”) FREE
AND CLEAR OF ALL LIENS,
CLAIMS AND INTERESTS; AND
GRANTING CERTAIN OTHER
RELATED RELIEF;
MEMORANDUM OF POINTS AND
AUTHORITIES IN SUPPORT
THEREOF; DECLARATIONS OF:
AMBRA BISCONTI;

GAIL HERSHOWITZ;

AND DAREN M. SCHLECTER;

IN SUPPORT THEREOF

HEARING:

Date: February 2, 2017

Time: 2:00 p.m.

Place: 255 E. Temple Street, Suite 1382 /
Courtroom 1375, LA CA 90012

Judge: Honorable Julia Brand

(Related to Sale Motion in Russo Estate,
2:15-bk-22352-WB, Document 177)
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TO THE HONORABLE JULIA BRAND, UNITED STATES BANKRUPTCY JUDGE;
THE OFFICE OF THE UNITED STATES TRUSTEE; AND ALL OTHER PARTIES IN
INTEREST AND BY AND THROUGH THEIR LEGAL COUNSEL OF RECORD:

PLEASE TAKE NOTE that on February 2, 2017, at 2:00 p.m., or as soon thereafter as
the matter may be heard, in Courtroom 1375 of the above-entitled United States Bankruptcy Court
located at 255 E. Temple St., LA CA 90012, Ambra Bisconti (the “Debtor”) the
debtor in the above Chapter 11 Bankruptcy case hereby moves this Court for the entry of an
order authorizing and approving the sale of the Debtor’s interest in real property located at 8653 W.
Olympic Blvd., LA CA 90035 (hereinafter the “Property”) free and clear of all
liens, claims and interests pursuant to 11 U.S.C. §363, and granting certain additional relief
requested herein and in the attached Memorandum of Points and Authorities.

Gail Hershowitz (c, the “Buyer”), an individual unrelated to the Debtor, has made a buyout
offer to purchase the Russo estates’ 51% interest in the Property on such further terms cited herein
and her Declaration. Additionally, pursuant to the Declaration of Ambra Bisconti, there are at least
six additional offers on the Property based on her diligent and extensive efforts to market and obtain
offers to sell the Property until her listing expired on November 30, 2016. By this Motion, the debtor
seeks approval of the Buyer’s buyout offer on the Property, subject to overbid, and for the additional
relief set forth below.

PLEASE TAKE FURTHER NOTICE that pursuant to Local Bankruptcy Rule 9013-1, any
party opposing the relief sought by the Motion must file a written opposition setting forth the
facts and law upon which the opposition is based and must appear at the hearing on the Motion.
Any factual allegations set forth in such written response must be supported by competent and
admissible evidence.

Any response or opposition to the Motion must be filed with the Court and served on

Debtor’s counsel, the office of the United States Trustee, and all parties in interest, at least fourteen

(14) days prior to the scheduled hearing date on the Motion (not excluding Saturdays, Sundays,

or legal holidays).

-11-
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Pursuant to Local Bankruptcy Rule 9013-1, any response not timely filed and served may

be deemed by the Court to be consent to the granting of the relief requested by the Motion

Dated: January 11,2017

-1ii-

Respectfully Submitted,
LAW OFFICE OF DAREN M. SCHLECTER

/s/ Daren M. Schlecter
By:

DAREN M. SCHLECTER
Attorney for the Debtor
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MOTION

Ambra Bisconti, Debtor herein (hereinafter the “Debtor”) in the above Chapter 11
Bankruptcy case respectfully moves this Court for the entry of an order authorizing and approving
the buyout offer of Gail Hershowitz (the “Buyer”), individual, unrelated to the Debtor, or such other
person or entity as may successfully overbid at the hearing, of the Russo estates 51% interest in the
Property (related case 2:15-bk-22352-WB), free and clear of all liens, encumbrances, claims or
interests pursuant to 11 U.S.C. §363(f), and granting certain additional relief requested herein and
in the attached Memorandum of Points and Authorities.

This Motion is based upon the preceding Notice of Motion; 11 U.S.C.. §363 and 105;
Federal Rules of Bankruptcy Procedure 2002 and 6004; Local Bankruptcy Rule 6004-1; the
attached Memorandum of Points and Authorities; the Declaration of Attorney for Debtor Daren
M. Schlecter, Debtor Ambra Bisconti and Buyout Offeror Gail Hershowitz submitted herewith;
and such additional evidence and argument as may be presented at or before the hearing on this
Motion.

WHEREFORE, the Debtor respectfully requests that the Court enter an order:

(1) Finding that notice of the Motion was adequate and appropriate under the

circumstances;

(2) Granting the Motion in its entirety;

(3) Authorizing and approving the buyout offer of Gail Hershowitz of the Russo Estate’s

51% agreed upon interest in the Property (“Buyer”) or to another successful bidder, free and

clear of all liens, claims, and interests;

(4) Approving the bidding procedures described in the Memorandum of Points and

Authorities;

(5) Finding that the successful bidder is a good faith purchaser for the purposes of 11 U.S.C.

§ 363(m);

(6) Authorizing the Debtor to take all necessary and reasonable steps to consummate the

buyout or sale of the Property;

-1v-
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(7) Authorizing payments of the liens, claims and interests on and against the Property, if

the Property is sold (collectively referred to herein as the “Liens, Claims and Interest”);

(8) Compelling all holders of the liens and encumbrances, if any, to execute any and all

documentation that may be required to allow escrow to close, if the Property is sold;

(9) Allowing the Debtor, pursuant to 11 U.S.C. § 542(a), to deliver the Property to the

purchaser free and clear of any tenancy, except as described herein, if the Property is sold;

(10) Granting such other and further relief as the Court deems just and proper under the

circumstances.

Dated: January 11,2017

Respectfully Submitted,

LAW OFFICE OF DAREN M. SCHLECTER
/s/ Daren M. Schlecter

By:

DAREN M. SCHLECTER
Attorney for the Debtor
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MEMORANDUM OF POINTS AND AUTHORITIES

I. STATEMENT OF FACTS

A. Background of the Debtor’s Bankruptcy Case.'

8653 W. Olympic Blvd. LA CA 90035 1 st Deed of Trust: Nationstar Mortgage

(“Property” or “Olympic Property”) 2" Deed of Trust: Real Time Resolutions

The Debtor commenced her bankruptcy case by filing a voluntary petition under Chapter
13 0of 11 U.S.C. § 101 et seq. (the “Bankruptcy Code”) on April 24, 2015 and the case was
converted to chapter 11 on September 16, 2015. The subject of this Motion is the following real
property:

The Debtor commenced this bankruptcy case to resolve, among other things, an action
filed by creditor CAB, familial debts that Debtor disputes (related to case 2:15-bk-22352-WB)
tax debt, and rights and claims to real property located at 8653 W. Olympic Blvd., LA CA 90035
(the “Property”). There is a related case of Debtor’s mother, Barbara Russo, which originated as
a chapter 11 and converted to a chapter 7. At the time of the conversion, there were two pending
adversaries against Bisconti.

The estate of Barbara Russo, by and through its chapter 7 trustee, and the Bisconti estate
engaged in lengthy negotiations regarding those adversary proceedings. See Declaration of
Schlecter at p. 19, §2. Thereafter, a settlement agreement was reached to agree, among other
things, on equity interests in the Olympic Property located at 8653 W. Olympic Blvd., LA CA
90035 and listing and marketing the Property. Id. Declaration of Bisconti at p. 13, 43 , Exhibit
“l (and included dismissal of both adversary proceedings). Subsequently, the Court approved

the Settlement Agreement after a hearing on a Settlement Motion. /d. At Y5, Exhibit 2.

! See page 7 of Trustee’s related Sale Motion, Document 177 in Russo Estate Bankruptcy for title report

breakdown on the Olympic Property.
-1-
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B. Brief Summary of the Terms of the Sale.

On or about October 27, 2016, the Debtor accepted and conveyed a buyout offer from
Gail Hershowitz (collectively, the “Buyer”). A true and correct copy of the Buyout Offer between
the Debtor and the Buyer is attached hereto as Exhibit “6.” See Declaration of Gail Hershowitz
(“Herschowitz Decl.”) at p. 17, 4. By way of summary, the principal terms of the Buyout Offer
are as follows:

a. In exchange for buying out the Russo’s equity interest in the Property, Ambra Bisconti

shall grant Hershowitz a third position deed of trust, behind Nationstar and Real Time

Resolutions;

b. Bisconti will not be required to make any principal or interest payments on the third

deed of trust until her chapter 11 plan is completed and paid in full;

c. Hershowitz’s purchase of the Russo estate’s equity position shall result in fifty-one

percent (51%) that Russo holds to be transferred to Ambra Bisconti so that she is the

100% owner of the Property. Id. At §3a-c.

Alternatively, the Property is the subject of at least six pending “sale” offers.
Specifically, pursuant to a listing agreement entered into between the Russo and Bisconti Estates,
Bisconti listed and marketed the Olympic Property at $1,875,000 until November 30, 2016.
Bisconti Decl. At p. 13-15, q94-8. Below is a summary of the pending offers obtained through

Bisconti’s efforts as a licensed real estate agent to list and market the Property:

Name of Offeror Price Offer Status
1. Steven Bochco $1,900.000.00 Dated & Made, October 31,

2016, offeror advised and to

be given notice of sale

hearing to bid/overbid
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2. Faik Al Hakim and Sena $1,875,000.00 Dated & Made, November 5,
Mahdi 2016, offeror advised and to
be given notice of sale

hearing to bid/overbid
3. Jahangir Aryai $1,900,000.00 Dated & Made, November 1,

2016, offeror advised and to
be given notice of sale

hearing to bid/overbid
4. Yasaman Barmaki $1,800,000.00 Dated Made, November 1,

2016, offeror advised and to

be given notice of sale

hearing to bid/overbid
5. Michael Kesler and/or $1,900,000.00 Dated Made, October 31,
Assignees 2016, offeror advised and to

be given notice of sale

hearing to bid/overbid
6. Mahnaz Zakhor and/or $1,875,000.00 Dated Made, November 10,
Assignee(s) 2016, offeror advised and to

be given notice of sale

hearing to bid/overbid

C. Liens, Encumbrances and Other Interests.

If a buyout offer is accepted, Debtor shall retain the Olympic Property and pay off the
Nationstar and Real Time Resolutions Arrearage through her chapter 11 plan. As of the writing
of this Sale Motion, Real Time Resolutions (“RTR”) has already stipulated to plan treatment,
including the resolution of arrearage as set forth in the filed Stipulation to Plan Treatment. See
Doc 177 (and order 178). A similar Stipulation is pending with Nationstar, but was verbally

confirmed between Debtor and a Nationstar representative and is awaiting final approval with

3-
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similar terms as the RTR Stipulation.
In the event of a sale, the payout of the first lien holder, Nationstar Mortgage LLC and
Real Time Resolutions, and the second lien holder (previously Greentree) shall be in full based

on their filed proof of claims.

D. Payment of Other Expenses.
By this Motion, the Debtor proposes that in the event of a sale, that all other charges and

expenses be reviewed and approved by the Court at the sale hearing.

E. Marketing Efforts and Identification of the Buyer.

The Property has been extensively marketed. Bisconti Declaration at p. 13-16, 7-14.
Bisconti listed the Property on the Multiple Listing Service, which resulted in the Property being
automatically listed on certain other websites. Bisconti Decl. at p. 14, §7. In addition to listing
the Property as described here, Bisconti showed the Property to a few prospective buyers. Id.
Since the property was listed, Bisconti has fielded inquires from or shown the Property to
hundreds of people. Id.

Likewise, Bisconti was responsible for obtaining a buyout offer from Hershowitz upon
discovering from some insight from the UST that a sale of the Property at listing price would not
yield any net amounts after payment of taxes to the Bisconti estate. /d. at p. 15, 999-10;
Schlecter Decl. At p. 19, q94-5. Finally, at the inception of Bisconti’s listing agreement, she
attempted to negotiate a higher listing price under the Settlement Agreement to obtain higher and
better offers, but was dissuaded from listing the property over the listing price. Bisconti Decl. At

p. 15-16, 911-12.

F. Acceptance of a Buyout Offer of the Property is in the Best Interest of the Estate
or a Sale That Results in Sufficient Cash Flow to Reorganize for the Bisconti Estate
Acceptance of the Hershowitz or other buyout offer would benefit both estates and avoid

the potential of a significant tax liability through a lower priced sale.

4-
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G. Recommended Overbidding Procedures.

The Debtor proposes the following overbidding procedures for a sale:

(1) The initial overbid must be must be at least $5,000 more than the initial bid of
$1,875,000.00. The overbid must be on substantially the same terms as set forth in the
various offers received by Bisconti during her listing period;

(2) Overbid increments will be $5,000 after the initial overbid.

(3) Any successful overbidder must be able to close by the proposed closing date, or
upon this court’s approval whichever is later.

(4) Any party wishing to overbid on the Property during the hearing on the Motion must
contact debtor’s counsel at least 48 hours prior to the hearing and provide evidence of
available financial resources such as funds and/or proof of ability to finance to Debtor’s
Counsel up to the overbidder’s maximum bid to the Debtor’s reasonable satisfaction.

(5) Any overbidder wishing to overbid on the Property during the hearing must also
submit, before the time of the hearing, a deposit for the purchase of the Property, by
cashier’s check or other cash equivalent in the amount of at least ten percent of their
purchase offer made payable to “LAW OFFICES OF DAREN M. SCHLECTER TRUST
ACCOUNT.” The successful overbidder’s deposit will be applied towards the purchase
of the Property, and will not be refunded in the event the overbidder cannot successfully
close escrow pursuant to the terms of the sale as proscribed herein.

(6) If a broker brings a prospective bidder who is ultimately the successful bidder and to
whom the sale is approved, the broker will share in the commission on such terms agreed

upon at the hearing of this matter.

The Debtor proposes that the buyout offer of Hershowitz be considered the equivalent or
greater of the Trustee’s proposed Purchaser, Hope Howard of $2,075,000.00 for the following
salient reasons:

1. After payment of administrative expenses (estimated to be $100,000.00) and priority
claims (POC #2 by IRS, $284,716.15,, POC #12, Rhein, $2,775.00, POC #13, FTB, $25,997.63)

-5-
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in the Russo bankruptcy by the chapter 7 trustee, there will be no distribution available to general
unsecured creditors and no situation where that could happen;

2. As stated in the Bisconti Declaration attached hereto, the tax consequence to the
Bisconti estate of selling the Property will result in a 35% tax on Bisconti’s net equity, entirely
wiping away any net equity for the Bisconti Estate’s creditors;

3. The anticipated dividend to unsecured creditors in the Bisconti estate will be 0% and
even if there was no tax liability from a prospective sale to the Bisconti estate, the unsecured
dividend would still remain at 0% at the Purchase Price contemplated by the Russo Trustee’s
Sale Motion after payment of Bisconti’s administrative expenses and priority claims;

4. Balancing the equities of the best interest of the creditors of both estates and the
factors stated in this Sale Motion, the buyout offer by Hershowitz is at least the reasonable

equivalent of the Howard purchase offer.

I1. DISCUSSION
A. The Court Should Authorize the Debtor to Accept the Buyout Offer or Such Sale of
the Property That Benefits Both Estates
1. The Debtor Has Complied with All Notice Requirements Under the
Bankruptcy Code, Federal Rules of Bankruptcy Procedure, and Local
Bankruptcy Rules Governing the Sale of the Property Section 363(b)(1)
provides that the Debtor, “after notice and a hearing, may use, sell or lease,
other than in the ordinary course of business, property of the estate.” 11
U.S.C. § 363(b)(1). Section 102(1) defines “after notice and a hearing” as
“after such notice as is appropriate in the particular circumstances.” 11
U.S.C. § 102(1).
Rule 2002(a)(2) of the Federal Rules of Bankruptcy Procedure requires at least 21days
notice of a proposed sale of property of the estate other than in the ordinary course of business,
unless the Court for cause shown shortened the time or directs another method of giving notice.

Fed. R. Bankr. Proc. 2002 (a)(2). Rule 2002(c)(1) requires that the notice of a proposed sale

-6-
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include the date, time and place of any public sales, the terms and conditions of any private sale,
and the time fixed for filing objections. Fed R. Bankr. Proc. 2002(c)(1). It also provides that the
notice of sale or property is sufficient if it generally describes the property. /d.

Rule 6003(c) provides that a motion for authority to sell property free and clear of liens or
other interests must be made in accordance with Rule 9014 and must be served on the parties
who have liens or other interests in the property to be sold. Fed R. Bankr. Proc. 6004(c). Local
Bankruptcy Rule 9013-1(d)(2) requires that a notice of motion and motion be served at least 21
days before the hearing on the date specified in the notice. Loc. Bankr. R. 9013-1(d)(2).

The Debtor will serve all creditors in his case, and the agents for all written offers. The
Debtor has complied with all of the above provisions of the Bankruptcy Code, the Federal Rules

of Bankruptcy Procedure and the Local Bankruptcy Rules.

2. The Sale Motion Should be Approved Because Good Business Reasons Exist to
Approve the Buyout Offer or the Sale of the Property, the Buyout or Purchase
Price for the Property is Fair and Reasonable, and the Proposed Sale is in the
Best Interests of the Debtor’s Estate and His Creditors.

As a general matter, a Court considering a motion to approve a sale under §363(b) should
determine from the evidence presented before it that a “good business reason’ exists to grant
such a motion. In re Lionel Corp., 722 F.2d 1063, 1071 (2d. Cir. 1983). In addition, the Court
must further find it is in the best interest of the estate. To make this determination, a Court
should consider whether:

(1) the sale is fair and reasonable (i.e., the price to be paid is adequate);

(2) the property has been given adequate marketing;

(3) the sale is in good faith (i.e., there is an absence of any lucrative deals with insiders);

and

(4) adequate notice has been provided to creditors.

In re Wilde Horse Enterprises, Inc., 136 B.R. 830, 841-2 (Bankr. C.D. Cal. 1991); In re
Mama’s Original Foods, Inc., 234 B.R. 500, 502-505 (C.D. Cal. 1999). The Debtor submits that

-7-
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the proposed buyout offer to Gail Hershowitz or sale of the Property satisfies each of these
requirements. The Court should further find that the same rationale exists for acceptance of a
buyout offer as the sale of the Property in maximizing return for each estate individually and

cumulatively.

a. Sound Business Purpose

The Ninth Circuit Bankruptcy Appellate Panel in Walter v. Sunwest Bank (In re Walter),
83 B.R. 14, 19-20 (9th Cir. B.A.P. 1988) has adopted a flexible case-by-case test to determine
whether the business purpose for a proposed sale justifies disposition of property of the estate
under Section 363(b). The facts pertaining to the buyout or sale at issue here amply substantiate
the Debtor’s business decision that the contemplated buyout or sale of the Property to the Buyer
or a successful over bidder serves the best interests of the estate’s creditors and merits the
Court’s approval. As discussed herein, the Property has been actively marketed by Debtor as a
real estate agent, including obtain a buyout offer.

The proposed buyout or sale, or any overbid, of the Property should result in the Debtor
obtaining the highest and best price for the Property but also balance the equities between two
estates. This is an unusual “dual” case with competing interests, among them, the interests of
creditors of each estate. As set forth in the accompanying Declarations, a buyout offer is
preferable to a sale of the Property unless the sale of the Property is sufficiently high enough to
overcome the tax burden to the Bisconti estate. Invariably, the Court should look to the interests
of both estates equally, and not just whether a sale would benefit one estate to the detriment of
the other. Thus, the Debtor believes that the proposed buyout of the Property is in the best
interest of the Debtor’s estate and her creditors. Alternatively, a sale of the Property at a
sufficiently high price to overcome the tax burden on the Bisconti estate may be in the best

interest of the Debtor’s estate and her creditors.

b. Fair and Reasonable Price

In order for a sale to be approved under § 363(b), the purchase price must be fair and

-8-
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reasonable. See generally, In re Canyon Partnership, 55 B.R. 520 (Bankr. S.D. Cal. 1985). The
trustee is given substantial discretion in this regard. /d. In addition, Courts have broad discretion
with respect to matters under § 363(b). See Big Shanty Land Corp. v. Comer Properties, Inc., 61
B.R. 272, 278 (Bankr. N.D. Ga. 1985). In any sale of estate assets, the ultimate purpose is to
obtain the highest price for the property sold. In re Wilde Horse Enterprises, Inc., 136 B.R. at
841 (citing Matter of Chung King, Inc., 753 F.2d 547 (7th Cir. 1985), In re Alpha Industries,
Inc., 84 B.R. 703, 705 (Bankr. Mont. 1988)).

As discussed above, the Property has been actively marketed by Ambra Bisconti. The
Buyer is a serious buyer and has made a sound “buyout” offer. Thus, based on the response to
the foregoing efforts and the Debtor’s familiarity with current market conditions, the Debtor
believes that the buyout offer offered for the Russo estate’s equity interest in the Property by the
Buyer, or any over bidder, represents the fair market value of the Property. As a result, the Debtor
submits that the buyout offer to be paid by the Buyer or an overbidder represents at least a fair

and reasonable price for the Property as the Howard offer.

c. Adequate Marketing

As discussed above, the efforts of Ambra Bisconti to market the Property have been
extensive. The Property has been extensively marketed. Bisconti Declaration at p. 13-16, 97-
14. Bisconti listed the Property on the Multiple Listing Service, which resulted in the Property
being automatically listed on certain other websites. Bisconti Decl. at p. 14, §7. In addition to
listing the Property as described here, Bisconti showed the Property to a few prospective buyers.
Id. . Since the property was listed, Bisconti has fielded inquires from or shown the Property to
hundreds of people. Id.

Likewise, Bisconti was responsible for obtaining a buyout offer from Hershowitz upon
discovering from some insight from the UST that a sale of the Property at listing price would not
yield any net amounts after payment of taxes to the Bisconti estate. Id. at p. 15, §99-10; Schlecter
Decl. At p. 19, 994-5. Finally, at the inception of Bisconti’s listing agreement, she attempted to

negotiate a higher listing price under the Settlement Agreement to obtain higher and better offers,
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but was dissuaded from listing the property over the listing price. Bisconti Decl. At p. 15-16,
4/11-12. Based on the foregoing, the Debtor submits that the Property has been more than

adequately marketed with both potential sale and buyout offers.

d. Good Faith

When a Bankruptcy Court authorizes a sale of assets pursuant to § 363(b)(1), itis
required to make a finding with respect to the “good faith™ of the purchaser. In re Abbotts
Dairies of Pa., Inc., 788 F.2d 143, 149 (3d Cir. 1986). With respect to the Trustee’s conduct in
conjunction with the sale of the Property the good faith requirement focuses principally on
whether there is any evidence of “fraud, collusion between the purchase and other bidders or the
trustee, or an attempt to take grossly unfair advantage of other bidders.” Id. at 147; In re Wilde
Horse Enterprises, 136 B.R. at 842.

The Debtor negotiated the agreement with the Buyer at arm’s length, and the Buyer is not
related to, nor an “insider” of the Debtor as that term is defined in the Bankruptcy Code. 11
U.S.C. § 101(31). Moreover, there has been no fraud or collusion in connection with the
proposed sale because everyone who expressed an interest in the Property was able to make an
offer on the Property and which offer was thoroughly considered by the Debtor. Based on the

foregoing, the Debtor submits that the Buyer is a “good faith” purchaser.

e. Accurate and Reasonable Notice

The purpose of the notice is to provide an opportunity for objections and hearing before
the Court if there are objections. /n re Karpe, 84 B.R. 926, 930 (Bankr. MD.Pa. 1988). A notice
is sufficient if it includes the terms and conditions of the sale and if it states the time for filing
objections. /d.

As set forth above, the Debtor served this Notice of Motion and Motion on the United
States Trustee, all of the Debtor’s known creditors, all parties requesting special notice, and all
parties who made offers on the Property, including buyout offer(s). The Notice includes the date,

time and place of the hearing and the time fixed for filing objections thereto. This Notice and
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Motion were served upon the parties who have liens and/or claims against, or interests in, the
Property, and the Debtor filed the Notice and Form 6004-2 with the Clerk of the Bankruptcy
Court, as required by Local Bankruptcy Rule 6007-1(f), so that the Clerk of the Bankruptcy
Court could publish information regarding the proposed sale. Thus, the Debtor submits that the

notice of the sale should be deemed adequate, accurate and reasonable by the Court.

3. Any Sale of the Property Should Be Free and Clear of All Liens, Claims, and
Interests Under 11 U.S.C. § 363(f).

Bankruptcy Code § 363(f) provides that a trustee may sell property of the estate “free and
clear of any interest in such property” if:

(1) applicable non-bankruptcy law permits the sale of such property free and clear of

such interest;

(2) such entity consents;

(3) such interest is a lien and the price at which such property is to be sold is greater

than the aggregate value of all liens on such property;

(4) such interest is in bona fide dispute; or

(5) such entity could be compelled, in a legal or equitable proceeding, to accept a

money satisfaction of such interest.
11 U.S.C. § 363(f). Because § 363(f) is in the disjunctive, the Trustee must only meet one of the
five subsections of § 363(f) in order to sell the Property free and clear of all liens, claims, and
interests. In re Whittemore, 37 B.R. 93, 94 (Bankr. D. Or. 1984).

If there is a successful sale of the Property, all of the liens against the Property will be

paid in full.

I1I1. CONCLUSION

WHEREFORE, the Debtor respectfully requests that the Court enter an order:

(1) Finding that notice of the Motion was adequate and appropriate under the circumstances;
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(2) Granting the Motion in its entirety;
(3) Authorizing and approving the buyout offer of Gail Hershowitz of the Russo Estate’s 51%
agreed upon interest in the Property (“Buyer”) or to another successful bidder, free and clear of
all liens, claims, and interests;
(4) Approving the bidding procedures described in the Memorandum of Points and Authorities;
(5) Finding that the successful bidder is a good faith purchaser for the purposes of 11 U.S.C. §
363(m);
(6) Authorizing the Debtor to take all necessary and reasonable steps to consummate the buyout
or sale of the Property;
(7) Authorizing payments of the liens, claims and interests on and against the Property, if the
Property is sold (collectively referred to herein as the “Liens, Claims and Interest”);
(8) Compelling all holders of the liens and encumbrances, if any, to execute any and all
documentation that may be required to allow escrow to close, if the Property is sold;
(9) Allowing the Debtor, pursuant to 11 U.S.C. § 542(a), to deliver the Property to the
purchaser free and clear of any tenancy, except as described herein, if the Property is sold;
(10) Granting such other and further relief as the Court deems just and proper under the
circumstances.
Respectfully Submitted,
Dated: January 11, 2017 LAW OFFICE OF DAREN M. SCHLECTER
/s/ Daren M. Schlecter
By:

DAREN M. SCHLECTER
Attorney for the Debtor
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DECLARATION OF AMBRA BISCONTI

I, AMBRA BISCONTI declare that:

1. I am the above-captioned debtor and debtor-in-possession ("Debtor"). I have personal
knowledge of the facts set forth herein, and if called upon to do so, could and would competently
testify to those facts. | make this declaration in support of Debtor’s Motion for Authority to
Approve Buyout Offer(s) and/or Sale of the property located at 8653 W. Olympic Blvd. (which
is being filed roughly concurrently with the Chapter 7 Trustee’s Sale Motion and set for hearing
on the Court’s 2:00 p.m. calendar on February 2, 2017).

A. Background of Debtor (Real Estate Agent)

2. 1 am also a licensed real estate agent with the prestigious real estate broker Hilton and Hyland.
I have been a real estate agent for almost eleven years, since March of 2006. My focus area as a
real estate agent is on high end real estate properties in the Los Angeles area and also on income
properties.

B. Settlement Agreement and Order to Sell Olympic Property

3. On or about July 15, 2016, | entered into a settlement agreement with the chapter 7 trustee for
Barbara Russo’s estate to list the property located at 8653 W. Olympic Blvd. LA CA 90035 (the
“Property”). Attached and marked as Exhibit “1" and incorporated by reference is a true and
correct copy of the Settlement Agreement entered into between myself and chapter 7 trustee,
Heide Kurtz.

4. Pursuant to the terms of the Settlement Agreement, | was entitled to list the Property at
$1,875,000.00 and employed by the Trustee to market and help with the sale of the Property. |
also waived my commission as a selling agent.

5. Shortly thereafter, the Settlement Agreement was approved by the Court after a motion was
filed and an order entered approving the sale of the Property. Attached and marked as Exhibit
“2" and incorporated by reference is a true and correct copy of the Order Granting the Settlement
Motion, approving the Settlement Agreement.

6. In or about October, 2016, | executed a listing agreement to list the Property pursuant to the

Court’s order to do so for $1,875,000.00 with the estate of Barbara Russo. Attached and marked
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as Exhibit “3" and incorporated by reference is a true and correct copy of the listing agreement

between myself and the chapter 7 trustee.

C. Biscont’s Comprehensive and Good Faith Efforts to Market Property and/or Obtain Non-Sale

Offers of Russo’s Equity Interest in Property

7. 1 listed the Property on the Multiple Listing Service, which resulted in the Property being

automatically listed on certain other websites. In addition to listing the Property as described

here, I showed the Property to a few prospective buyers. Since the property was listed, | have

fielded inquires from or shown the Property to hundreds of people.

8. From October to November 30, 2016 when my listing agreement expired, | obtained a total of

six offers on the Property as follows:

Name of Offeror

Price Offer

Status

1. Steven Bochco

$1,900.000.00

Dated & Made, October 31,
2016, offeror advised and to
be given notice of sale

hearing to bid/overbid

2. Faik Al Hakim and Sena
Mahdi

$1,875,000.00

Dated & Made, November 5,
2016, offeror advised and to
be given notice of sale

hearing to bid/overbid

3. Jahangir Aryai

$1,900,000.00

Dated & Made, November 1,
2016, offeror advised and to
be given notice of sale

hearing to bid/overbid

4. Yasaman Barmaki

$1,800,000.00

Dated Made, November 1,
2016, offeror advised and to
be given notice of sale

hearing to bid/overbid
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5. Michael Kesler and/or $1,900,000.00 Dated Made, October 31,
Assignees 2016, offeror advised and to
be given notice of sale

hearing to bid/overbid

6. Mahnaz Zakhor and/or $1,875,000.00 Dated Made, November 10,
Assignee(s) 2016, offeror advised and to
be given notice of sale

hearing to bid/overbid

Attached and marked as Exhibit “4" and incorporated by reference is a true and correct copy of
all of the CAR forms offers and terms of sale. | forwarded these offers to the Trustee on
November 30, 2016 and have advised the Trustee through her attorney in connection with the
listing and sale price of the Property.

D. UST and Estates Become Aware That Bisconti Estate Would Suffer Tax Liability from Sale

of Property

9. During the time that the Property was listed, | became aware from my attorney that there
might be an issue with the tax liability from the sale of the Property, unless the Property was sold
for a high enough price to overcome the tax consequences. Attached and marked as Exhibit “5"
and incorporated by reference is a true and correct copy of my CPA’s scaling tax analysis if the
Property is sold at various prices.

E. Bisconti Also Obtains Buyout Offer

10. As such, I was able to obtain a buyout offer from a colleague and friend, Gail Hershowitz,
but who is otherwise unrelated to me for at least a $80,000.00 lump sum cash payment to the
estate of Barbara Russo for her 51% agreed upon equity interest in the Property.

F. Bisconti Requests that Listing Price Be Increased Over and Above $1,875,000.00

11. Moreover, before executing my listing agreement with the chapter 7 trustee, | asked, through
my attorney for the listing price to be increased to maximize efficiency and benefit for both
estates as | know based on my specialized skill and technical experience as a real estate agent

dealing with the Westside market that the Property could have been listed for over
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14 1have weeks o and the aforementioned offers and

buyout offer. Ihave at all times acted in good and best faith and worked as best I could under the
through my attorney.

I declare under penalty of perjury of the laws of the State of California that the forgoing is true
and correct and within my personal knowledge. Executed this day

Jan | in Los Angeles, CA.

Bisconti
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SETTLEMENT AGREEMENT AND MUTUAL RELEASE

This Settlement Agreement and Mutual Release (the "Agreement") is made by and between
Ambra Bisconti (“Bisconti”), and Heide Kurtz, the Chapter 7 trustee (the “Trustee”) for the
bankruptcy estate of Barbara Russo (“Russo”). Bisconti and the Trustee are hereinafter referred to
collectively as the “Parties.”

1. RECITALS: This Agreement is made with reference to the following facts:

a.

On August 5, 2015 (the “Petition Date”), Russo filed a VVoluntary Petition under
Chapter 11 of the Bankruptcy Code.

An order granting the Office of the United States Trustee’s motion to appoint a
Chapter 11 trustee in Russo’s bankruptcy case (the “Russo Case”) was entered on
January 14, 2016, and the order approving Heide Kurtz as Chapter 11 trustee for
the Russo Case was entered on February 4, 2016.

An order converting the Russo Case to Chapter 7 was entered on March 23, 2016,
and the Trustee was reappointed as Chapter 7 trustee.

The Russo Case is pending before the United States Bankruptcy Court for the
Central District of California (“Court”) and is titled In re Barbara Russo, Case
No. 2:15-bk-22352-WB.

Shortly after the Petition Date, on September 23, 2015, Russo, as debtor in
possession, filed a Complaint for Damages and Declaratory Relief for: (1) Quiet
Title; (2) Partition of Real Property; (3) Fraud; (4) Conversion; (5) Turnover; and
(6) Violation of the Automatic Stay against Bisconti, among others, commencing
2:15-ap-01505-WB (the “Adversary”). An Amended Complaint was filed by
Russo in the Adversary on October 14, 2015.

The real property at issue in the Adversary is the real property located at 8653
West Olympic Boulevard, Los Angeles, California (the “Property”).

Bisconti commenced her own bankruptcy case on April 24, 2015. Bisconti’s
bankruptcy case is pending before the Court and is titled In re Ambra Bisconti,
Case No. 2:15-bk-16511-WB (the “Bisconti Case”).

On April 15, 2016, Russo filed a Proof of Claim in the Bisconti Case, which
claim was denominated by the Clerk of the Court as Claim No. 23-1, asserting a
general unsecured claim in the amount of $2,536,035.00 (“Claim No. 23”).
Bisconti filed an objection to Claim No. 23 on April 20, 2016, which is pending.

The parties have agreed to settle all claims and issues arising from the Bisconti
Case and the Russo Case, including the Adversary, in accordance with the terms
of this Agreement.



NOW THEREFORE, in consideration of the mutual promises and conditions contained

herein, and for valuable consideration, the adequacy and sufficiency of which are hereby
acknowledged, the Parties agree as follows:

2.

INCORPORATION OF RECITALS: The foregoing recitals set forth in Section 1 hereof,
inclusive, are true and correct and are an integral part of this Agreement.

SALE OF THE PROPERTY BY TRUSTEE IN THE RUSSO CASE: Bisconti agrees
that the Property will be sold as quickly as possible by the Trustee in and through the
Russo Case without the need for a judgment or order to allow the sale of the entire
Property by a co-owner under Section 363(h) of the Bankruptcy Code. For the purpose
of allocating the sale proceeds, the Parties agree that each is a one-half owner of the
Property.

PAYMENT OF MORTGAGE, INSURANCE AND TAXES: Bisconti agrees to keep all
mortgage, insurance, and tax payments current until the Property is sold by the Trustee
and, if requested, to provide the Trustee with proof of such payments within five calendar
days of each payment.

MARKETING OF PROPERTY BY BISCONTI AND OCCUPANCY OF PROPERTY
DURING MARKETING PERIOD: Trustee shall employ Bisconti in the Russo Case to
act as her selling agent with a listing period commencing on the date the order approving
this Agreement is entered and ending on November 30, 2016 (the “Listing Period”). The
listing price may not exceed $1,875,000. Bisconti may continue residing at the Property
during the Listing Period as long as she is not in breach of this Agreement, continues to
pay rent and does not interfere or delay the showing of the Property to potential
purchasers. Moreover, should an escrow for the Property be opened during the Listing
Period with a qualified and disinterested buyer, Bisconti may continue to serve as the
selling agent until the later of the expiration of the Listing Period or the close of escrow
(which period shall not exceed 60 days). Should the Property not be in escrow within the
Listing Period, the Trustee shall list the Property with another broker of her choice, and
Bisconti shall turn over to the Trustee all keys, remotes, and passwords concerning the
Property within 10 days of the expiration of the Listing Period so as to not delay
marketing by the new broker.

WAIVER OF COMMISSION BY BISCONTI: Bisconti hereby agrees to waive any
commission as the selling agent for the Property. Notwithstanding, the buyer’s agent
shall receive a commission of 2.5% of the gross selling price.

TURNOVER OF PROPERTY BY BISCONTI: Bisconti shall vacate the Property upon
the earlier of the following: (1) breach of any of the terms of this Agreement by Bisconti;
and (2) ten days prior to the close of the sale of the Property unless the Court-approved
purchaser consents in writing to allow Bisconti to remain in possession.




10.

11.

12.

APPROVAL BY THE COURT: The effectiveness of this Agreement is subject to the
Court’s approval by entry of an order approving this Agreement in both the Russo Case
and the Bisconti Case. The Trustee shall file a motion for an order approving this
Agreement with in the Russo Case, and Bisconti shall file a motion for an order
approving this Agreement with in the Bisconti Case.

DISMISSAL OF ADVERSARY : The Trustee shall dismiss the Adversary with prejudice
upon the entry of a final order approving this Agreement.

RELEASES: Subject to the terms and conditions of this Agreement, the Trustee releases
and waives all claims against Bisconti arising out of the Russo Case, including the
Adversary and Claim No. 23, and Bisconti (personally and on behalf of the Bisconti
bankruptcy estate) releases and waives all claims against the Trustee.

REPRESENTATIONS AND WARRANTIES: Each of the parties to this Agreement
represents, warrants, and agrees as to itself as follows:

a. No party (nor any officer, agent, employee, representative, or attorney of or for
any party) has made any statement or representation to any other party regarding
any fact relied upon in entering into this Agreement, and each party does not rely
upon any statement, representation or promise of any other party (or of any
officer, agent, employee, representative, or attorney for the other party), in
executing this Agreement, or in making the settlement provided for herein,
except as expressly stated in this Agreement.

b. Each party to this Agreement has made such investigation of facts pertaining to
this settlement and this Agreement and of all the matters pertaining thereto as it
deems necessary.

C. Each party has read this Agreement and understands the contents hereof.

d. Each party has not heretofore assigned, transferred, or granted, or purported to
assign, transfer, or grant, any of the claims, demands, and cause or causes of
action disposed of by this Agreement.

e. The parties will execute all such further and additional documents as shall be
reasonable, convenient, necessary or desirable to carry out the provisions of this
Agreement, including any documents that may be required for a refinance of the
Property.

SETTLEMENT: This Agreement affects the settlement of claims which are denied and
contested and nothing contained herein shall be construed as an admission by any party
hereto of any liability of any kind to any other party. Each of the parties hereto denies
any liability in connection with any claim and intends merely to avoid litigation and buy
its peace.
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Daren M. Schlecter, Esq.
Law Office of Daren M. Schlecter, A Prof. Corp.

1925 Century Park East, Suite 830 FILED & ENTERED
Los Angeles, CA 90067

Telephone (310) 553-5747 SEP 21 2016
Telecopier (310) 553-5487

Attorney for Debtor Ceontral Distriot of California
Ambra }};iSCOI’lti CB:Y ;ealu[c):hetthEFiL(J:T\l(fCLERK

UNITED STATES BANKRUETGX@QURTIADE BY COURT
CENTRAL DISTRICT OF CALIFORNIA

LOS ANGELES DIVISION
Inre Case No. 2:15-bk-16511-WB
Chapter 7 11

AMBRA BISCONTI,

ORDER GRANTING CHAPTER 11
DEBTOR’S MOTION TO APPROVE
COMPROMISE OF CONTROVERSY

Debtor.

[Re: Settlement with Estate of Barbara
Russo/Chapter 7 Trustee]|

Date: September 8, 2016

Time: 2:00 p.m.

Place: Courtroom 1375
Roybal Federal Building
255 E. Temple Street
Los Angeles, CA 90012

Chapter 11 Debtor Ambra Bisconti’s Motion to Approve Compromise of Controversy
[Doc 139] (the “Motion”), filed by Debtor Ambra Bisconti (the “Debtor”), came on for hearing
on September 8§, 2016, at 2:00 p.m., in the above-entitled Court before the Honorable Julia W.
Brand, United States Bankruptcy Judge. Daren M. Schlecter, Esq. of the Law Office of Daren M.
Schlecter, Esq. appeared on behalf of Debtor Ambra Bisconti. Other appearances are as noted on

the Court’s record.
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The Court, having considered the Motion, the supporting declaration, and exhibits, the
Debtor’s Barbara Russo’s opposition to the Motion, and the Debtor’s reply, and the statements of
counsel at the hearing, and good cause appearing,

IT IS HEREBY ORDERED that:

1. The Motion is granted;

2. The Settlement Agreement and Release (the “Agreement”) entered into by and
between the Chapter 7 Trustee (the “Trustee”) and Ambra Bisconti (“Bisconti”’), which is
attached to the Motion as Exhibit “A”, is approved; and

3. The Trustee and Bisconti are authorized and directed to take any and all steps

necessary to effectuate the Agreement.
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EXCLUSIVE AUTHORIZATION & RIGHT TO SELL AGREEMENT

Pursuant and subject to the Settlement Agreement and Mutual Release dated July 15, 2016
(“Settlement Agreement”) between Heide Kurtz, Chapter 7 Trustee for the bankruptcy estate of
Barbara Russo, Case No. 2:15-bk-22352-WB (“Seller’), and Ambra Bisconti (“Broker”), Seller
hereby hires Broker as Seller's sole and exclusive agent and hereby grants Broker the exclusive
and irrevocable right to sell the subject property described below (“Property”), upon the following
terms and conditions, for the period commencing on September 21, 2016, and ending on

November 30, 2016.

PROPERTY ADDRESS: 8653 West Olympic Boulevard, Los Angeles, California

PROPERTY DESCRIPTION: residential real property

LISTING PRICE: $1,875,000 (One Million Eight Hundred Seventy-Five Thousand Dollars)

TERMS: All cash at close of escrow

TERMS AND CONDITIONS

1. AS IS CONDITION: The Property is to be sold in its “AS- |S” condition without

representations or warranties of any kind.

2. COMPENSATION: Broker waives any compensation from the sale of the Property.

However, upon occurrence of any of the events specified in items (i), (ii) or (iii) of this Section,
Seller agrees to compensate the buyer's broker (“Buyer's Agent’) by paying a commission

calculated on the basis of two and one-half percent (2.5%) of the gross sales price from the

—1—
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proceeds of sale, payable upon close of escrow. Said commission shall be paid to Buyer's Agent
at the close of escrow in cash through escrow or, if there is no escrow, then upon recordation.
The above commission will be due and payable to Buyer's Agent for services rendered if: (i) said
Property is sold to a buyer whether by Broker, Seller, or anyone else during the term of this
Agreement, or any extensions thereof; (ii) any contract for sale of the Property is made directly or
indirectly by Seller during the term or any extensions hereof; (iii) within ninety (30) days after the
expiration of any extensions hereof, if the Property is sold or negotiations for the sale are
commenced and consummated with any prospect to whom Broker had submitted the Property
during the term hereof, or any extensions, provided Broker have submitted the name of such
prospect in writing to Seller within ten (10) days following the expiration hereof, or any extensions.

3. PAYMENT: Payment of compensation to Buyer's Agent is subject to Court
approval after notice to all parties.

4, SELLER'S DUTIES: Seller agrees to cooperate with Broker in effecting a sale of

the Property and to immediately notify and refer all inquiries to Broker. All negotiations regarding
the Property are to be conducted by and through Broker.

5. DUE DILIGENCE/MULTIPLE LISTING: In consideration of the execution of this

Agreement, Broker hereby agrees to utilize due diligence and Broker's best efforts in fulfilling
Broker's obligations hereunder. Further, Broker agrees to list the Property with a multiple listing

service.
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6. SIGNAGE: Seller grants Broker the right to place Broker's usual signs on the
Property and the right to advertise the Property at Broker's discretion, all at Broker's expense.

7. AUTHORIZATION: Each individual executing this Agreement hereby represents and

warrants that she is authorized to execute and deliver this Agreement.

8. MATERIAL FACTS: The Seller is a Bankruptcy Trustee and has not personally

inspected the premises and makes no representations or warranties of any kind.

9. TERMINABLE EVENTS AND RELEASE: In the event that the Property, for any

reason, is no longer part of the Bankruptcy Estate and subject to the Trustee’s administration, or to
the extent that liens, claims of co-owners, or other encumbrances against the Property, if any,
make this sale unfeasible, unprofitable or for any other reason, the Seller may, at her option,
terminate this Agreement and cancel any proposed sale under this Agreement, and Broker agrees
to fully and completely release Seller.

10. EXEMPTION: Pursuant to California Civil Code Section 1102.1(b), Seller is exempt
from complying with the requirerhents of Article 1.5 of the California Civil Code Sections
1102-1102.14 relating to disclosures upon transfer of real property.

1. JURISDICTION: The Court shall have exclusive jurisdiction over any disputes
arising under this Agreement and shall approve the sale of the Property. This agreement or any
sale hereunder shall not be valid or enforceable unless approved by the Court.

12. ATTORNEYS’ FEES: Should it become necessary to litigate in order to enforce or

interpret any of the terms or provisions contained in this Agreement, the prevailing party in such









DocuSign Envelope ID: 65F8FD84-A5A7-4037-A16B-3B87FD4B82E9
CIVIL CODE SECTIONS 2079.24 (2079.16 APPEARS ON THE FRONT)

2079.13 As used in Sections 2079.14 to 2079.24, inclusive, the following terms have the following meanings: (a) “Agent” means a person acting under provisions of
Title 9 (commencing with Section 2295) in a real property transaction, and includes a person who is licensed as a real estate broker under Chapter 3 (commencing
with Section 10130) of Part 1 of Division 4 of the Business and Professions Code, and under whose license a listing is executed or an offer to purchase is obtained. (b)
*Associate licensee” means a person who is licensed as a real estate broker or salesperson under Chapter 3 (commencing with Section 10130) of Part 1 of Division 4
of the Business and Professions Code and who is either licensed under a broker or has entered into a written contract with a broker to act as the broker's agent in
connection with acts requiring a real estate license and to function under the broker's supervision in the capacity of an associate licensee. The agent in the real
property transaction bears responsibility for his or her associate licensees who perform as agents of the agent. When an associate licensee owes a duty to any
principal, or to any buyer or seller who is not a principal, in a real property transaction, that duty is equivalent to the duty owed to that party by the broker for whom the
associate licensee functions. (c) “Buyer” means a transferee in a real property transaction, and includes a person who executes an offer to purchase real property from
a seller through an agent, or who seeks the services of an agent in more than a casual, transitory, or preliminary manner, with the object of entering into a real
property transaction. "Buyer” includes vendee or lessee. (d) “Commercial real property” means all real property in the state, except single-family residential real
property, dwelling units made subject to Chapter 2 (commencing with Section 1940) of Title 5, mobilehomes, as defined in Section 798.3, or recreational vehicles, as
defined in Section 799.29. (e) “Dual agent” means an agent acting, either directly or through an associate licensee, as agent for both the sefler and the buyer in a real
property transaction. (f) “Listing agreement” means a contract between an owner of real property and an agent, by which the agent has been authorized to sell the real
property or to find or obtain a buyer. (g) “Listing agent” means a person who has obtained a listing of real property to act as an agent for compensation. (h) “Listing
price” is the amount expressed in dollars specified in the listing for which the seller is willing to sell the real property through the listing agent. (i) “Offering price” is the
amount expressed in dollars specified in an offer to purchase for which the buyer is willing to buy the real property. (j) “Offer to purchase™ means a written contract
executed by a buyer acting through a selling agent that becomes the contract for the sale of the real property upon acceptance by the seller. (k) “Real property” means
any estate specified by subdivision (1) or (2) of Section 761 in property that constitutes or is improved with one to four dwelling units, any commercial real property,
any leasehold in these types of property exceeding one year's duration, and mobilehomes, when offered for sale or sold through an agent pursuant to the authority
contained in Section 10131.6 of the Business and Professions Code. (l) ‘Real property transaction” means a transaction for the sale of real property in which an agent
is employed by one or more of the principals to act in that transaction, and includes a listing or an offer to purchase. (m) “Sell,” *sale,” or “sold" refers to a transaction
for the transfer of real property from the seller to the buyer, and includes exchanges of real property between the seller and buyer, transactions for the creation of a
real property sales contract within the meaning of Section 2985, and transactions for the creation of a leasehold exceeding one year's duration. (n) “Seller” means the
transferor in a real property transaction, and includes an owner who lists real property with an agent, whether or not a transfer resuits, or who receives an offer to
purchase real property of which he or she is the owner from an agent on behalf of another. *Seller” includes both a vendor and a lessor. (o) “Selling agent” means a
listing agent who acts alone, or an agent who acts in cooperation with a listing agent, and who sells or finds and obtains a buyer for the real property, or an agent who
locates property for a buyer or who finds a buyer for a property for which no listing exists and presents an offer to purchase to the seller. (p) *Subagent” means a
person to whom an agent delegates agency powers as provided in Article 5 (commencing with Section 2349) of Chapter 1 of Title 9. However, “subagent” does not
include an associate licensee who is acting under the supervision of an agent in a real property transaction.

2079.14 Listing agents and selling agents shall provide the seller and buyer in a real property transaction with a copy of the disclosure form specified in Section
2079.16, and, except as provided in subdivision (c), shall obtain a signed acknowledgement of receipt from that sefler or buyer, except as provided in this section or
Section 2079.15, as follows: (a) The listing agent, if any, shall provide the disclosure form to the seller prior to entering into the listing agreement. (b) The selling agent
shall provide the disclosure form to the seller as soon as practicable prior to presenting the seller with an offer to purchase, unless the selling agent previously
provided the seiler with a copy of the disclosure form pursuant to subdivision (a). (c) Where the selling agent does not deal on a face-to-face basis with the seller, the
disclosure form prepared by the seiling agent may be fumnished to the seller (and acknowledgement of receipt obtained for the selling agent from the seller) by the
listing agent, or the selling agent may deliver the disclosure form by certified mail addressed to the seller at his or her last known address, in which case no signed
acknowledgement of receipt is required. (d) The selling agent shall provide the disclosure form to the buyer as soon as practicable prior to execution of the buyer's
offer to purchase, except that if the offer to purchase is not prepared by the selling agent, the selling agent shall present the disclosure form to the buyer not later than
the next business day after the selling agent receives the offer to purchase from the buyer.

2079.15 In any circumstance in which the seller or buyer refuses to sign an acknowledgement of receipt pursuant to Section 2079.14, the agent, or an associate
licensee acting for an agent, shall set forth, sign, and date a written declaration of the facts of the refusal.

2079.16 Reproduced on Page 1 of this AD form.

2079.17 (a) As saon as practicable, the selling agent shall disclose to the buyer and seller whether the selling agent is acting in the real property transaction exclusively as
the buyer's agent, exclusively as the sellers agent, or as a dual agent representing both the buyer and the seller. This relationship shall be confirmed in the contract to
purchase and sell real property or in a separate writing executed or acknowledged by the seller, the buyer, and the selling agent prior to or coincident with execution of that
contract by the buyer and the seller, respectively. (b) As soon as practicable, the listing agent shall disclose to the seller whether the listing agent is acting in the real property
transaction exclusively as the seller's agent, or as a dual agent representing both the buyer and seller. This relationship shall be confirmed in the contract to purchase and
sell rea! property or in a separate writing executed or acknowledged by the seller and the listing agent prior to or coincident with the execution of that contract by the seller.

(c) The confirmation required by subdivisions (a) and (b) shall be in the following form.

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

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

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

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

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

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

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

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

2079.24 Nothing in this article shall be construed to either diminish the duty of disclosure owed buyers and sellers by agents and their associate licensees,
subagents, and employees or to relieve agents and their associate licensees, subagents, and employees from liability for their conduct in connection with acts
governed by this article or for any breach of a fiduciary duty or a duty of disclosure.
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CALIFORNIA

N $SOCIATION RESIDENTIAL INCOME PROPERTY PURCHASE
‘ OF REALTORS® AGREEMENT AND JOINT ESCROW INSTRUCTIONS
(C.A.R. Form RIPA, Revieed 12/18)
Date Prepared: October 31, 2016
1. OFFER:
A. THIS IS AN OFFER FROM (‘Buyer”).
[ individuaks), (] A Corporation, | | A Partnership, LJAnLLC, An LLP, | Other
B. THE REAL PROPERTY to be acquired is 8853 W. Olympic Bivd ., Gituated in
Los Angeles  (City), Cs {County), Celifomia, __ 90035 (Zip Cods), Assassor's Parcel No. (‘Property™).
C. THE PURCHASE PRICE offered is One Milflon, Nine Hundred Thousand
Dollarl $ 1,900,000.00
D. CLOSE OF ESCROW shall occur on[ | {date) (or [x] Days ARer Aomptanoa)

E. Buyer and Seller are referred to herein as the “Parties.” BrokaraarenotPamestomeAgmunont
2. AGENCY:
A. DISCLOSURE: The Parties each acknowledge recsipt of a [)] "Disciosure Regarding Real Estate Agency Relationships”

(C.A.R. Form AD).

B. CONFIRMATION: The following agency relationships are hereby confirmed for this transaction:
Listing Agent Hiton & Hyland (Print Firm Nama) is the agent of (check one):
[the Seller exclusively, or[ | both the Buyer and Seder.
Selling Agent Hilton & nd {Print Firm Name) (if not the same as the
Listing Agent) is the agent of {check one): | ||he Buyer exclusively; or| ] the Seller exclusively; or[ ] both the Buyer and Seller.

C. POTENTIALLY COMPETING BUYERS AND SELLERS: The Parties each acknowledge receipt of a D “Potential Representation
of More than One Buyer or Selier - Disclosure and Consent” (C.A.R. Form PRBS).
3 FIIANCETERIS Buyer repressnts that funds will be good when deposited with Escrow Holder.

. INITIAL DEPOSIT: Depositshalibe intheamountof . .. ... ... ... . 0 i . $
(1) Buyer_Direct Deposit. Buyer shall deliver deposit directly to Escrow Holder by electronic funds
tmnlfer [Jcashier's check, [| personal check, [ ] other within 3 business days

fer Acceptance (of )

OR (2"] Buyer Deposit with Agent Buyer has given 0w Geposit Dy personal check [oF )
to the agent submitting the offer (or to ), made payable to
. The deposit shall be held uncashed until Acceptance and then deposited
with Escrow Holder within 3 buslneas days after Acceptance (or )

Deposit chacks given to agent shall be an original signed check and not a copy.

{Note: Initial and increased deposits checks received by agent shall be recorded in Broker's trust fund log.)
B. INCREASED DEPOSIT: Buyer shall deposit with Escrow Holder an increased deposit in the amourtiof . . . §
within ____ Days After Acceptance (or }
mhePm.gublnudauddmmhnﬂqmm&ﬁnydmwbmm«mhmmﬁ
deposit into the liquidated damages amount in a separata liquidated demages clause (C.A.R. Form RID)
at the time the increasad deposit is delivered to Escrow Holder.

(X} ALL CASH OFFER: No loan is nesded to purchase the Property. This offer is NOT contingent on Buyer
cbisining m loan. Written verification of sufficientt funds to close this transaction IS ATTACHED to this offer
or[_] Buyer shall, within 3 (or ______ ) Days After Acceplance, Deliver to Seller such varification.

D. LOAN{S):

(DFIRSTLOAN: intheamountof . ... ... ... ., $
This loan will be conventional financing or [ JFHA, [JVA, [] Seller financing (C.AR. Form SFA),
[[] assumed inancing (C.A.R. Form AFA), E]}j o financing, |_] Other . This loan shall
boaiamdmmtoexoeed an adjustablo rate loan with initial rate not to exceed %.

of the Bwarahalpaypoummtbaxmed % of the loan amount.

{2) (JSECOND LOA| mtheamoum ................................................... s
This loan will be conventional financing or [ | Seller financing (C.A.R. Fomn SFA), [ | assumed fmancing
(CAR. Form AFA), [ ] subject to financing, | | Other . This lcan shall be at a fixed
rate not to exceed % of, [ ] an adjustable rate loan with initial rate not to exceed %.
Regardiess of the type of ioan, Buyer shall pay points not to excesd % of the loan amount

(3) FHA/VA: For any FHA or VA loan specified in 3D(1), Buyer has 17 {(or ___ ) Days After Acceptance
to Deliver to Seller written notice (C.A.R. Form FVA) of any lender-reguired repairs or coats that
Buyer requests Seller to pay for or otherwise corect. Seller has no obligation to pay or satisfy lander
requiremernts unleas agreed in writing. A FHA/VA amendatory clause (CAR. Form FVAC) shall be a
part of this transaction.

E. ADDITIONAL FINANCING TERMS:

c

F. BALANCE OF DOWN PAYMENT OR PURCHASE PRICE in the amountof . ... .. ... . ... . ... ... $ 1,800,000.00
to be deposited with Escrow Holder pursuant to Escrow Holder instructions.

G, PURCHASE PRICE (TOTALY: . ... ... ittt et e $ 1,800,000.00
Buyer's Initiais ( ) Seller's Initials { X )
© 2015, Californin of REALTORS®, Inc.
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Property Address: 8853 W. Olympic Bivd, Los Angeles, 90035 Date: Octobar 31, 2016

H. VERIFICATION OF DOWN PAYMENT AND CLOSING COSTS: Buyer (or Buys's lender or loan broker pursuant to psragraph 3J(1))
shall, within 3 (or ___ ) Days After Acceptance, Deliver to Seller writien verification of Buyer's down payment and clesing costs.
{{J Verification attached.)

I. APPRAISAL CONTINGENCY AND REMOVAL: This Agresment is (or [x] is NOT) contingent upon a writisn appralsal of the Property
by a licansed or certified appraiser at no less than the purchasa prics. Buyer shall, as specified in paragraph 18B8(3), in writing, remove
the appraisai contingency or cancel this Agreement within 17 (or _____ ) Days Afler Acceptance.

J. LOAN TERMS:

{1) LOAN APPLICATIONS: Within 3 {or ___ ) Days After Acceptance, Buyer shall Deliver to Seller a letter from Buyer's lender or lcan
broker stating that, based on a review of Buyer's written application and cradit report, Buyer is prequalified or preapproved for any NEW
loan specifisd In parsgraph 30. If any losn specified in paragraph 30 i3 an adjustable rate loan, the prequalification or preapproval
letier shall be based on the qualifying rate, not the initial loan rate. ( [ ] Lettar attached.)

(2) LOAN CONTINGENCY: Buyer shal act diigently and in good falth to obtain the designated loan{s). Buyer's qualification for the loan(s)
specified above Is a contingency of this Agreament uniess otherwise agread In writing. If there is no appraisal contingency of the appraisal
contingency has baen walved or removed, then fallure of the Property to sppraise at the purchasa price dosa not entitie Buyer to exercise the
cancellation right pursuant to the loan contingency if Buyer is olherwise quaiified for the specified loan. Buyers contraciual ochiigations
regarding deposi, balance of down payment and closing costs are not contingencies of this Agresment.

(3) LOAN CONTINGENCY REMOVAL:

Within 21 {or ___) Days Afer Acceptance, Buyer shall, as specified in paragraph 18, in writing, remowe the loan contingency or cancel
this Agreement. If there is an appraissl contingency, remaoval of the loan contingency shall not be deemed removal of the appraisal
confingency.

{4) [X| NO LOAN CONTINGENCY: Obtaining sny loan spacified above is NOT a contingency of this Agresment. If Buyer doea not obtain the
loan and as a resull Buyer doea not purchase the Property, Seller may be entitied to Buyer's deposit or other tegal remedies.

{5} LENDER LIMITS ON BUYER CREDITS: Any credit to Buyer, from any sourcs, for closing or other costs that is agread to by the
Parties ("Contractual Credit”) shall be disciosed to Buyer's lender. If the total credit allowed by Buyer's lender ("Lander Allowable
Credit") is loes than the Contractusl Credit, then (i} the Contractual Credit shall be reduced to the Lender Allowable Credit, and (ii) in the
absence of a separaie written agreement between the Parties, there shall be no automatic adjusiment to the purchass price to make up
for the difference between the Contractual Credit and the Landar Allowable Credit.

{6) ASSUMED OR SUBJECT TO FINANCING: Seller represents that Selier is nol delinguent on any payments due on any loans. if the
Property is acquired subject to an existing loan, Buyer and Seller are advised to consult with legal council regarding the ability of an
existing lender to call the loan due, and the consequences thereof.

K. BUYER STATED FINANCING: Seller is relying on Buyer's represantation of the typs of financing specified (including but not kmited to,
as applicable, all cash, gmount of down payment, or contingent or non-contingent loan). Seller has agrsed 1o a specific closing date,
purchase price and to sell 1o Buyer in reliance on Buyer's covenant conceming financing. Buyer shall pursue the finencing specified in
this Agreement. Sefler has no obligation 10 cooperate with Buyer's efforts to obtain any financing other than that specified in the
Agreemant and the svailability of any such atemate financing does nol excuse Buyer from the abligation to purchase the Property and
close escrow as specified in this Agresmant.

4. SALE OF BUYER'S PROPERTY:

A. This Agreament and Buyer's ability 1o obtain financing are NOT contingent upon the sala of any proparty owned by Buyer.

OR B. I:l'mbﬁamm:ndBuyafsd:iﬂytnobtainﬁmndngmaonhgontmonﬂnlaholpropertyowmdbyﬂuwrulpodfndhm
sttached addendum (C_AR. Form COP).
5. ADDENDA AND ADVISORIES:

A ADDENDA: (eadendym # (C.AR. Form ADM)
[ TBack Up Offer Addendum (C.A.R. Form BUG) T Court Confirmation Addendum (C.A_R. Form CCA)
Sepiic, Well and Property Monument Addendum (CAR. Form SWPI)
[ Short Sale Addendum (C.AR. Form SSA) ] Other
B. BUYER AND SELLER ADVISORIES: x| Buyer's Inspection Advisory (C.A.R. Form BIA)
Probate Advisory (C.A.R. Farm PA) Statewide Buyer and Seller Advisory (CAR. Form SBSA)
[ ] Trust Aavisory (C.AR. Form TA) | |REO Advisory (C.AR. Form REO)
Short Sale Information and Advisory {C.AR. Form SSIA) [ Tother

8. OTHER TERMS:

7. ALLOCATION OF COSTS
A INSPECTIONS, REPORTS AND CERTIFICATES: Unless otherwise agreed, in writing, this paragraph only determines who
is to pay for tha inspsction, test, cerlificate or service ("Report’) mentioned; it doss not determine who s to pay for any work
recommendsd or identified In the Report.
(1) [ Buyer [ ] Seller shall pay for a natural hazard zone disclosure report, incuding tax [X] environmentel [ ] Other.
prepared by My NWD
(2 []Buyer [ | Seiter shall pay for the following Report

rad
* EBuyor ESdhr shail pay for the following Report

PW‘E
Buyer's Initials ( ) Saller's Initials { _X )
RIPA {(PAGE 2 OF 11)
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Property Address: 8653 W. Olympic Bivd, Los Angeles, 90035 Date: October 31, 2018
B. GOVERNMENT REQUIREMENTS AND RETROFAT:

{1) [ Buyer [ ] Sefter shall pay for smoke alarm and carbon monoxide device installation and water heater bracing, i required by Law.
Prior to Close Of Escrow ("COE"), Seller shall provide Buyer written statemeni(s) of compiiance in accordance with state and iocal
Law, uniess Seler is exempt.

{2) (1) [x] Buyer [[] Sefter shad pay the cost of compiiance with any other minimum mandatory govemment inspections and reports if

uired as 8 condition of closing escrow under any Law.
Em]auyer[j&lhflhllplymmﬂ of compliance with any other minimum mandatory government retrofil standards required as
a condition of closing escrow under any Law, whether the work is required to be completed before or after COE.
(ili) Buyer shall be provided, within the time specified in paragraph 184, a copy of any required govemment conducted or point-of-
sale inspaction report prapared pursuant to this Agreement or in anticipation of this sale of the Property.

(3) [ Buyer [] Seller shall pay for installation of approved fire extinguisher(s), sprinkier(s), and hosais), i required by Law, which shall be
instalied prior 1o Closs Of Escrow., Prior to Close Of Escrow, Seller shall provide Buyer a writen statement of compliance, if required by Law.

(4} ] Buyer [ ] Seller shall pay for instaliation of drain cover and ant-entrapment device or system for any pool o spa meeting the
minimum requirements permitied by the U.S. Consumer Products and Safety Commission.

ESCROW AND TITLE:

{1) (a) D Buyer [X] Seller shall pay escrow fee 30/30 Each Their Own Fess
{b) Escrow Holder shall be Escrow OFf The West (Gaill
(c) The Parties shall, within & (or ___ ) Days After receipt, sign and retum Escrow Holder's goneral provisions.

(2) (a) [] Buyer x| Seller shali pay for owner's titie insurance policy specified in paragraph 18E
(b) Owner's title policy to be issued by Chicago Title (Kathleen Lorden}

{Buyer shali pay for any titie insurance policy insuring Buyer's lender, uniess otharwise agreed in writing.)

. OTHER COSTS:

(2} [ | Buyer (x| Seller shall pay City transfer tax or fee

{3} || Buyer [_| Seller shall pay Homeowners' Association (HOA") transfer fee

{#) Seller shall pay HOA fees for preparing documents requirad to be defivered by Civil Code §4525.

(8) [ ] Buyer[] Sefler shall pay HOA fees for preparing all documents other than those required by Civil Code §4525.

(8) Buyer to for any HOA cextification fee.

(7) [ | Buyer [X] Seller shall pay for any private transfer fee

(8) [ |Buyer| |Seller shali pay for

(9) [ | Buyer| | Seller shall pay for .

(1090 Buyer [ ] Seller shall pay for the cost, not to exceed $ ,ofa || standard |X]j upgraded one-
year homa wamanty plan, msued by Fi National , with the following
optional coverages: [X] Air Conditioner [X] Pooi/Spa|_| Other: .
Buwbidunndhdhumwamntyphmhmmnyopﬂunlwinadﬂbnhmmm.Buyuisadviud to
investigate these coverages to determine those that may be suitable for Buyer.

OR[]Bwumhuhwrcmudam.mpollcy.Mnghﬁlpmmphprmawon purchasing
a home wasvanty policy during the term of the Agresment.

(1) % Buyer )] Selier shall pay County fransfer tax or fee

8. ITEMS INCLUDED iN AND EXCLUDED FROM SALE:

A

procesds.
. ITEMS EXCLUDED FROM SALE:

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

purchase prics of excluded from the sale unless specified in paragraph 88, C or D.

ITEMS INCLUDED IN SALE:

{1) Al EXISTING fixtures and fittings that are attached to the Property.

{2) EXISTING edectrical, mechanical, lighting, plumbing and heating fixtures, cailing fans, frepiace insarta, gas logs and grates, solar
power systems, built-in appliances, window and door screens, awnings, shutiers, window coverings, attached floor coverings,
television antennas, saieliits dishes, air coolers/conditioners, poolispa equipment, garage door openers/remote controls, mailbax,
in-ground landscaping, trees/shrubs, water features and fountains, water softenars, water purifiers and security systems/alarms.

{3) Seller repressnts that all items included in the purchase price, uniess otherwise specified, are owned by Seller, except (i)

and {ii) the items and systema identified pursuant to 8B(4).

{4) LEASED OR LIENED ITEMS AND SYSTEMS: Seller shall, within tha time specified in paragraph 184, (i) discloss to Buyer if any

item or system spacified in paragraph 8B or otherwise included in the sale is leasad, or not owned by Seller, or specifically subject to &

lien or other encumbrance, and (i) Defiver to Buyer all written materials {such as lsase, waranty, etc.} concermning any such item.

Buyers abikty to assume any such jease, or willingness to accept the Property subject to any such len or encumbrance, is a

contingency in favor of Buyer and Safler a3 specified in paragraph 198 and C.

(8) Excaptuoﬂwwiuupocﬂhdordisdmed,allMmlndudedshalbewmmnuanddouofhmandencumbmmd

without Seller warranty regardiess of vaive.

(6) A compiets inventory of all parsonal proparty of Saller currently used in the operation of the Property and included in the purchase

price shall be deliverad to Buyer within the time specified In paragraph 19.

{7} Sefter shall deliver titie to the personal property by Bill of Seis, free of al lisns and ancumbrances, and without warranty of condition.

{8) As additional security for any note In favor of Seller for any part of the purchase price, Buyer shall axecuts a UCC-1 Financing

Statement to be filad with the Secretary of State, covering the parsonal property included in tha purchase, replacement thereof, and

insurence

. OTHER [TEMS: Existing integrated phone and home automation systems, including nécassary components such as intranet nnd

Intemet-connecisd hardware or devices, control units (other than non-dedicated mobile devices, electronics and computers) and
applicable are, permissions, passwords, codes and acoess information, are ([_] are NOT) included in the sele. :

Buyer's Initisls ( ( ) Saller's initials ( X _J)
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Property Address: 8653 W. Olympic Bivd, Los Angeles, 90035 Date: October 31, 2016
9. SECURITY DEPOSITS: Security deposits, if any, to the extent they have not been applied by Seler in accordance with any rental agreement

10.

1.

and cument Law, shall be transfermed to Buyer on Close Of Escrow. Seller shall notify each tenant, in compliance with the California Civil Code.
CLOSMGANDPOSSESSION

A. Buyer intends (o7 [ does not Intend) to occupy any untt in the Property as Buyer's primary

residencs.
B. Seller-occupled or vacant property: Pmnhnlbed-lnrndtnBuyar(l)EEIMPMu (A ] PM) on the date of
AN

CIoteOfEscrmr(n)Dnohhrlhnn calendar days after Close Of Escrow; or (i) PM on

. Seller Remaining In Possession After Closs Of Escrow: If Sefler has the right to remain in poasession after Close Of Escrow, (u)lha

Parties are advised (o sign a separate occupancy agresment such as [:]C.A.R. Form SIP, for Selter continued occupancy of less than
30days, [ ]C.AR Form RLAS for Sefler continued occupancy of 30 days or more; and (i) the Parties are advised to consult with their
insurance and isgal advisors for information about lability and damage or injury to persons and personal and real property; and (i)
Buyer is advised to consult with Buyer's lender about the impact of Saller's occupancy on Buyer's loan.

. Tenant occupled units: Possession and occupancy, subject to the rights of tenanis under existing leases, shall be delivered to Buyer

on Closa Of Escrow.
Al Close Of Escrow: (1) Seller assigns to Buyer any assignable warrenty rights for isms included in the sale; and (H) Seller shall Deliver
to Buyer available Copies of any such wamanties. Brokers cannot and will not determine the assignability of any wamranties.

. At Close Of Escrow, uniess otherwise agreed m writing, Seller shall provide keys, passwords, codes and/or means to operate all locks,

mailboxes, security systems, alarms, home automation systems and Intranet and Iniemet-connecied devices included in the purchase
price, and garage door openers. i the Property is a condominium or located in a common interest subdivision, Buyer may be required
to pay a deposit to the Homeowners’ Association ("HOA™) to obtain keys to acceasible HOA facilities.

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

{1} Sefler shall, within the time specified in paragraph 18, deliver to Buysr, if required by Law, Federal Lead-Basad Paint Ditclosures
and pamphiet ("Lead Disciosures®). If the Lead Disclosures are deliverad to Buyer after the offer is Signed, Buyer shal have the
right to cancel this Agresment within 3 Days After Delivery in person, or 5 Days After delivary by deposit in the mall, by giving
written notice of canceilation to Seller or Seller's agent. (Lead Disclosures sent by mail must be sent cerlified mail or better.)

(2} Buyer shall, within the time specified in paragraph 18, retumn a Signed Copy of the Lead Disclosure 10 Seller.

. NATURAL AND ENVIRONMENTAL HAZARDS: Withir: the tire specified in paragraph 19, Seller shall, if required by Law: (1) deliver to

Buyer sarthquake guides (and questionnaire) and environmental hazards booklel; and (li) even if exempt from the obligation to provide
& NHD, disclose if the Property Is located in a Spacial Flood Hazard Area; Polential Flooding {Inundaticn) Area; Very High Fire Hazard
Zonse, State Fire Responsibility Arsa; Earthquake Fault Zone; Seismic Hazard Zone; and (ill) disclose any other zone as required by
Law and provide any other information required for thoss zones.

C. WITHHOLDING TAXES: Within the time specifiad in paregraph 18A, to avoid required withholding, Seller shall Deliver to Buyer or

qualified substitute, an affidavit sufficient to compty with federal (FIRPTA) and California withholding Law (C_AR. Form AS or QS).

. MEGAN'S LAW DATABASE DISCLOSURE: Notice: Pursuant to Section 280.48 of the Penal Code, information about specified

registered sex offenders is made available to the public via an Intemet Web site maintained by the Department of Justice at
www.megansiaw.ca.gov. Depending on an offender’s criminal history, this Information will include either the address at which the
offender resides or the community of residence and ZIP Code In which he or she resides. (Neither Sefler nor Brokers s nequired to
check this website. f Buyer wanis further information, Brokar recommends that Buyer obtain information from this website during
Buyer's inspection contingency period. Brokers do not have expertise in this area.)

NOTICE REGARDING GAS AND HAZARDOUS LIQUID TRANSMISSION PIPELINES: This notica is being provided simply to inform
you that information about the general location of gas and hazardous liquid transmission pipelines Is available to the public via the
National Pipeline Mapping System (NPMS) Internet Web sits maintained by the United States Department of Transportation at
hitp:/iwww.npms.phmsa.dot.govi. To seek further information about possible transmission pipelines near the Property, you may
contact your local gas utility or other pipeline operstons in the area. Contact information for pipeline operators is searchable by ZIP
Code and county on the NPMS Internet Web site.

, CONDOMINIUMPLANNED DEVELOPMENT DISCLOSURES:

(1) SELLER HAS: T {or __ ) Days Afler Acceptance to disclose to Buyer whether the Property is @ condominium, or is located in a
planned development or other common interest subdivision (C_AR. Form SPQ or ESD).

{2) if the Property is a condominium or is located in a planned development or other common interest subdivision, Seller has
3 (or___} Days After Acceplance lo request from the HOA (C.A.R. Form HOA1): (1) Copies of any documents required by Law;

(ii) disclosure of any pending or anticipated claim or litigation by or sgainst the HOA; (lll) a staternent contalning the location and
number of designated parking and storage spaces; (v} Copies of the most recent 12 months of HOA minutes for regular and special
meetings, and (v} the names and contact information of all HOAs goveming the Property (collectively, “Cl Disclosures™). Sefler shall
hemize and Deliver to Buyer all Cl Disclosures received from the HOA and any Cl Disclosures in Seller's possassion. Buyer's approval
of Gl Discicsures is a contingancy of this Agresemant as apecified in paragraph 198(3). The Party specified in paragraph 7, as directed
by eacrow, shall deposit funds into escrow or direct to HOA or management company to pay for any of the above.

11 RESIDENTIAL 1-4 PROPERTIES:

A. Seller shall, within the time specified in paragraph 18A, Deliver to Buyer: (i} if required by Law, a fully complated: Federal Lead-Based

Paint Disclosures (C.AR. Form FLD) and pamphiet ("Lead Disclosures™); and (if} uniess exempt, fully completed disciosures or notices
requirad by sectons 1102 et. seq. and 1103 et seq. of the Civil Code ("Statutory Disclosures®). Statutory Disclosures include, but are
not limited to, @ Raal Estate Transfer Disclosure Statement ("TDS"), Natural Hazard Disclosure Statement {"NHD"), notice or acival
knowiedge of reiease of ilegal controlied substance, notice of special tax and/or assessments (or, if allowed, substantially equivalent
notice regarding the Melle-Roos Community Facilities Act of 1882 and Improvement Bond Act of 1915) and, if Seller has actual
knowledge, of industrial use and military ordnance location (C_AR. Form SPQ or ESD).

. Any Statutory Disclosure required by this paragraph is considered fully compieted if Seller has answered all questions and compisted and

mmwmﬂs)mhummn , has completed and signed the Listing Broker saction(s), or, il applicable, an Agent

Visual In: Disclosure {C_AR. Form AVID). Nothing stated hersin relieves a Buyer's Brokar, if any, from the obllg-tlon to {i}
Buyer's Initials ( X J Selter's Wnitials ( X
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G.

conduct 8 ressonably competant and diligent visual inspection of the accessible areas of the Property and discicse, on Section IV of the
TDS, or an AVID, material facts affecting the valus or desirability of the Propenty that were or should have been revealed by such an
inspection or (il) compiete any sections on all disclosures required 1o be compieted by Buyer's Broker,

. Note to Buyer and Saller: Waiver of Statutory and Lead Disclosures is prohibited by Law.
. Within the time specified in paragraph 18A, (1) Seller, unless exempt from the obligation to provide a TDS, shal, within the time

specified in paragraph 18A, compiete and provide Buyer with a Seller Property Questionnaire (C.AR. Form SPQ) (il) if Seller is not
required to provide a TDS, Seller shall complete and provide Buyer with a Exempt Sefler Diaclosure (CAR. Form ESD).

. Buyer shall, within the time specified in paragraph 198(1), retum Signed Copies of the Statutory, Lead and other disclosures to Seller.

In the event Seller or Listing Broker, prior to Close Of Escrow, becomes aware of adverse conditions materially affecting the Property,
or any material inaccuracy in disclosures, information or represantations previously provided to Buyer, Selier shall promptly provide a
subsaquent or amended disclosure or nofice, in writing, covering those items. However, a subssquent or amended disclosure shall
notbonqdndforcondtlonsundmmﬂImumbdmsw«bommnm.ormmmdhdoudmm
provided to or obtained by Buyer or ordered and paid for by Buyer,

tf any disclosure or notice specified in paragraph 12A, or subsequent or amended disclosure or notice is Delivered to Buyer after the
offer is Signed, Buyer shall have the right to cancel this Agreement within 3 Days After Delivery in person, or 6 Days After Delivery by
deposit In the mail, by giving written notice of cancellation to Seller or Seller's agent.

13. SELLER DOCUMENTATION AND ADDITIONAL DISCLOSURE: Within the time specified In paragraph 19, Seller shall disclose,
make available or Deliver, as applicable, to Buyer the foliowing information,

A

RENTAL/SERVICE AGREEMENTS: Seller shal make avaliable to Buyer for inspection and review: (f) all curreni jeases, rental agreements,
servico contracis, and other agreements pertaining to the operation of the Property; (i) s rental sialement including names of lsnants. rental
rahs,puhdofralm.dahofhstrantinn‘m,mﬁtym.mnhlmnuauiom.rdnuorwuhuuﬁb.hny.malitddﬁnmt
rents and their duration. wmmmanmhwm.m,mmrmm-thm
down-mu.WmmmmmbMMmiMnmmhummmmdm.

. INCOME AND EXPENSE STATEMENTS: Seller shal make avaisbie to Buyer the books and records for the Properly, including a

tmmdinwmwmforh12mmmm.wmmnhbmwm“m
maintained in the ordinary and nomal course of business, and usad by Sefler in the computation of feders and state income tax returms.

. [l TENANT ESTOPPEL CERTIFICATES: (If checked) Setier shal Deliver to Buyer tenant estoppel certificates (CA.R. Form TEC)

completed by Seller or Seller's agent, and signed by tsnants, acknowledging: (1} that tenants’ rental or lsase agreements are unmodified
and in full force and effect (or if modifiad, stating all such modifications); {Il) that no lessor defaults exist, and (lii} stating the amount of

any prepaid rent or security deposiL

. SURVEY, PLANS, AND ENGINEERING DOCUMENTS: Seller shall, at no cost to Buyer, Deliver to Buyer Copies of surveys, plans,

specifications, and engineering documents, if any, prepared on Selier's behalf of in Sefler's possession.

PERMITS: i in Salier's possession, Seller shall Deliver to Buyer Copies of all penmits and approvais conceming the Property, obtained
from any govemmental entity, including, but not limited to, cartificates of accupancy, conditional use permits, development plans, and
licanaes and permits pertaining to the operation of the Property.

F. STRUCTURAL MODIFICATIONS: Seller shall disclose to Bu]yar in writing any known structursl additions or aiterations to, or the

instaliation, alteration, repair or replacement of, significant components of the structure(s) upon the Property.

. SELLER REPRESENTATION: Seller represents that Sefler has no actual knowledge: {I) of any current pending lawsuit(s).

investigation(s), inquiry(ies), action(s), or other procesding(s) sffecting the Property or the right to use and occupy it (li) of any
unsatisfied mechanic'’s of materiaiman lien{s) affecting the Property; and (lil} that any tenant of the Property is the subject of a
benkruplcy. If Seller receives any such notice prior to Close Of Escrow, Selier shall immediately notity Buyer.

. GOVERNMENTAL COMPLIANCE:

{1) Seller shell discose to Buyer any improvements, additions, atterstions, or repairs to the Property made by Seller, or known to Seller
to have bean made, without required govermmantal permits, final inspections, and approvals.
(2) Setler shall disclose to Buyer if Seller has actual knowledge of any notice of violations of Law filed or issued against the Property.

14. SUBSEQUENT DISCLOSURES: in the svent Seller, prior to Close Of Escrow, bacomes awerne of adverse conditions materially sffecting
the Property, or any material inaccuracy in disclosures, information or representations previously provided to Buyer, Seller shall promptly
Dediver a subsaquent or amendad disclosure o notice, in writing, covering those items. However, a subssquent or amended disclosure
shall not be required for conditions and material inaccuracies of which Buyer is otherwise aware, or which are disciosed In reports
provided to or obtalned by Buyer or ordered and patd for by Buyer.

15. CHANGES DURING ESCROW:

A. Prior to Close Of Escrow, Seller may engage in the following acts ("Proposed Changes”), subject to Buyer's rights in paragraph 158: (1)

rent or lsasa any vacent unit or other part of the premises; (ii} atter, modify or extend any existing rental or lease agreement. (lii) enter

into, aiter, modHfy or extend any service contract{s); or (v} change the status of the condition of the Proparty.

{1} Atlesst 7 (or ___ ) Days Prior to any Proposad Changes, Seller shall Deliver written notice to Buyer of such Proposed Changes.

{2) Within 5 {or ___) Days Afer recsipt of such notice, Buyef, in writing, may give Seller notics of Buyer's objection to the Proposed
Changes in which case Sedler shall not make the Proposed Changes.

18. CONDITION OF PROPERTY: Unless otherwise agreed in writing: {I) the Property is sold (s} “AS-IS" in its PRESENT physicat condition as
of the date of Acceptance snd {b) subject to Buyer's Investigation rights; {il) the Property, including pool, spa, landscaping and grounds, is
to be maintained in substantially the same condition es on the date of Acceptance; and (i5) all debris and personal property not included in
the sale shall ba removed by Closa Of Escrow. :

A Seller shall, within the time specified in paragraph 18A; (I) DISCLOSE KNOWN MATERIAL FACTS AND DEFECTS sffecting the

Property, including known insurance claims within the past five years, {ii) diaclose the number of units on the Property which have been
legally approved, if known by Seller and (iii} make any and all other disclosures required by Law.

B. Buyerhnmmhttoconductsuyerlnmﬁgumdﬂnpruputymd.asspedﬁodhpnmgmph 168, based upon information
discoversd in thoge investigations: (i} cancel this Agreement; or (ii) request that Safler make Repairs or take other action.

C. BwhmﬂM»Mldeh-ﬂquInordwm“nﬂmbpnuntcorﬂﬂon.m
mayMhmnddIMMmthmmmmawormmmmwlmprwmnb
may bullt according to code, In compliance with current Law, or have had peimits issusd. @

Buyer's Initials ( { ) Sefler's nitisls ( X }
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17. BUYER'S INVESTIGATION OF PROPERTY AND MATTERS AFFECTING PROPERTY:

18.

A. Buyer's acceptance of the condition of, and any other matter sffecting the Property, is a contingency of this Agreement as specified in this
paragraph and paragraph 18B. Within the time specifiad In paragraph 188(1), Buyer shall have the right, at Buyer's expense unisss
otharwisa agreed, to conduct inspactions, investigations, tests, surveys and other studies ("Buyer Investigations™), including, bul not kmited
to, the right to: (i} inspect for lead-based paint and other lead-based paint hazards; (i) inspect for wood desiroying pests and organisms.
Any inspection for wood destroying pests and organisms shall be prepaned by a registersd Structural Pest Control company; shall cover the
main building and attached structures; may cover detached structures; shall NOT include water tests of shower pans on upper level units
uniess the owners of property below the shower consent; shall NOT include mof coverings; and, if the Property is a unit in a condominkum or
other common interest subdivision, the inspaction shall include only the sepamate interest and any exclusive-use areas being transferred,
and shall NOT include common areas; and shall includs a report ("Pest Control Report”) showing the findings of the company which shall be
separated into sections for evident infestation or Irfections (Section 1) and for conditions likely to lead to infestation or infection (Section 2);
(W) review the registered sax offender database; (iv) confirm the insurability of Buyer and the Praperty including the avallability and cost of
flood and fire insurance; (v) review and seek approval of laases that may need to be assumed by Buyer, and {vi) satisfy Buyer as o any
matter specified in the attached Baryer's Inspection Advisory {C.AR. Form BIA). Without Seller's prior writien consent, Buyer shall nelther
make nor cause io be made: ([} invasive or desiructive Buyer investigations except for minimally invasive issting required to prepare & Pest
Control Raport; or (i}) inspactions by any govemmental building or Zoning inspecior or government empioyee, uniess required by Law.

B. Sefler shall make the Properly available for all Buyer Investigations. Buyer shall (1) as spacified in paragraph 198, compiete Buyer
investigations and either remove the contingancy or cancel this Agreement, and (1i) give Saller, at no cost, compiete Copies of all such
investigation reports obtainad by Buyer, which obligation shall survive the smination of this Agresment.

C. Seller shall hava water, gas, electricity and all operable pilot lights on for Buyers Investigations and through the date posssssion is
made available to Buyer.

D. Buyer indemnity and seller protection for entry upon property: Buyer shall: (i) keep the Property fres and ciear of liens; (i) repair all
damage arising from Buyer Investigations; and () indemnify and hold Seller harmiess from all resulting Bability, cisims, demands, damagas
and cos's. Buyer shall carry, or Buyer shall require anyons acting on Buyer's behall to cany, policies of Eability, workers' compensation and
cther applicable insurance, defending and protacting Seller from kability for any injuries to parsons or property occuring during any Buyer
Investigations or work dons on the Property at Buyer's direction prior to Close Of Eacrow. Seller is advised that cerlain protections may be
afforded Seller by recording a “Notice of Non-Responsibility” (C.A.R. Form NNR) for Buyer Investigations and work done on the Property at
Buyer's direction. Buyer's obligations under this paragraph shall survive the Warmination of this Agresment.

TITLE AND VESTING:

A. Within the time specified in paragraph 16, Buyer shall be provided a curment preliminary tithe report ("Preliminary Report”). The Prefiminary
Report is only an offer by the title insurer to isaus a policy of titke insurance and may not contain every iem affecting tile. Buyer's review of
the Preliminary Report and any othar matters which may affect titis are a contingency of this Agreement as specified in paragraph 188, The
company providing the Preliminary Report shall, priof 10 issuing a Preliminary Report, conduct a saarch of the General Index for all Sellers
axcept banks or other inatititional lenders selling properties they acquired through foreclosure (REOs), corporations, and govemment
antities. Seller shall within 7 Days Aer Acceptance, give Escrow Holder a completed Stswement of information.

B. Tito is taken in its present condition subject to all encumbrances, sasements, covenants, conditions, restrictions, rights and other
mafters, whether of record or not, as of the dals of Accapiance sxcept for: {i} monetary liens of record {which Seller is obligated to pay
off) unisss Buyer is assuming those obigations or taking the Property subject to those obligations; and (li) those matters which Seller
has agreed to remove in writing.

C. Within the time specified in paragraph 18A, Seller has a duty to disciose to Buyer all matiers known to Selier affecting ttie, whether of
record or not.

D. Al Closs Of Escrow, Buyer shall receive 8 grant deed conveying title (or, for stock cooperative or long-isrm lease, an assignment of
stock certificate or of Seller's leasehold interest), including oll, mineral and water rights if curmently owned by Seller. Tie shall vest as
designated in Buyer's supplemental escrow instructions. THE MANNER OF TAKING TTTLE MAY HAVE SIGNIFICANT LEGAL AND
TAX CONSEQUENCES. CONSULT AN APPROPRIATE PROFESSIONAL.

E. Buyer shall receive a Standard Coverage Owner's CLTA policy of title insurance. An ALTA policy or the addition of endorsements may
provide greater coverage for Buyer. A titlke company, at Buyer's request, can provide information about the avallabliity, desirability,
coverage, and cost of various title nsurance coverages and endorsements. if Buyer desines title coverage other than that required by
this paragraph, Buyer shall instruct Escrow Holder in writing and shall pay any increase in cost.

TIME PERIODS; REMOVAL OF CONTINGENCIES; CANCELLATION RIGHTS: The folicowing time periods may only be extended,

altered, modified or changed by mutual writtsn agreasment. Any removal of contingencles or cancellation under this paragraph by

sither Buyer or Seller must be axarcised in good falth and In writihg (C.A.R. Form CR or CC).
A. SELLER HAS: 7 (or } Days Afer Acceptance io Deliver to Buyer all Reports, disclosures and information for which Sedler is
responsible under paragraphs 54, 6, 7, 88(4), 11A, B, C, and F, 12A and D, 13, 16A, and 18A. Buyer afer first Delivering 1o Seller a
Notice to Seder to Perform (C.AR. Form NSP) may cancel this Agresment f Selier has not Defivered the ilems within the time specifisd.

B. (1) BUYER HAS: 17 (or 10 ) Days After Acceptance, unisss otherwise agreed in writing, to:
(l)wnpbmal&uarlnmﬁgaﬂom;mv‘nrddilduum, reporis, lsase documents to be assumed by Buyer pursuant to
paragraph 8B(4) and other applicable information, which Buyer receives from Seller; and approve all matters sffecting the Property;
and (H) Deliver to Seller Signed Copies of Statutory and Lead Disclosures and other discioaures Delivered by Seller in accordance
with paragraph 12A,

{2) Within the time specified in paragraph 198{1), Buyer may request that Sellar make repairs or take any other action regarding the
Property (CAR. Form RR). Seller has no obligation to agree to or respond to (C.A.R. Form RRRR) Buyer's requests.

(3} By the end of the time specified in paragraph 19B(1) (or as ctherwise specified in this Agreement), Buyer shall Deliver to Seller a
removal of the applicable contingency or cancellation (C_A.R. Form CR or CC) of this Agresment. However, if any report, disclosure
or infarmation for which Seller i responsible is not Delivered within the ime specified in paragraph 18A, then Buyer has S (or __ )
Days Aftar Delivery of any such itsms, or the time specified in paragraph 188(1), whichever is later, to Dediver to Seller 2 removal of
the applicable contingency or canceliation of this Agresment.

Buyer's Initisls (w_)( ) Seller's initiais ( X ) @
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(#) Cominuation of Contingency: Even after the end of the time specified in paragraph 188{1) and before Seller cancels, if at all,
pursuant to paragraph 18C, Buyer retains the right, in writing, to elther (i} remove remaining contingencies, or (i} cance! this
Agreement based on a remaining contingency. Once Buyer's written removal of all conlingencies Is Delivered to Seller, Sellsr may
not cancel this Agreement pursuant to paragraph 16C({1).

C. SELLER RIGHT TO CANCEL:

(1) Saller right to Cancel; Buyer Contingencies: N, by the time specified in this Agresment, Buyer does not Deliver to Seller a
removal of the spplicable contingancy or cancellation of this Agresment, then Seller, afier first Delivering to Buyer a Notice to Buyer
to Perform (C.AR. Form NBP), may cancel this Agreement. In such event, Sefler shall authorize the retum of Buyer's deposit,
excep! for fees incurred by Buyer.

{2) Seller right to Cancel; Buyer Contract Obligations: Seller, after first defivering to the Buyer a NBP, may cance! this Agreement if,
by the time specified in this Agresment, Buyer does not take the following action(s): (i) Deposit funds as required by paragraph 3A
or 3B or if the funds deposited pursuant to paragraph 3A or 3B are not good when deposited; (ii} Deliver a notice of FHA or VA
costs or terms as required by paragraph 30(3) (C.AR. Form FVA); (i) Deliver a latter as required by paragraph 34(1); {iv) Deliver
verification as required by paragraph 3C or 3H or If Seller ressonsbly disapproves of the verification provided by paragreph 3C or
3H; (v} In writing assume or accept leases or liens specifisd in 8B4; (vi) Retum Statutory and Lead Disclosures as required by
paragraph 11A(2} and 12E; or {vil} Sign or initial a separate liquidaiad damages form for an Increased deposil as required by
paragraphs 38 and 30B; or {vii) Provide evidence of authority to sign in & representaiive capacity a8 specified in paragraph 26. In
such event, Seller shall authorize the retum of Buyer's deposit, except for fees incurred by Buyer.

D. NOTICE TO BUYER OR SELLER TO PERFORNM: The NBP or NSP shail: (f) be in writing; (li} be signed by the applicable Buyer or
Sefler. and (Wi} give the cther Party at least 2(or ___ ) Days After Delivery (or untll the time specified in the applicable paragraph,
whichever occurs last) to take the applicable action. A NBP or NSP may not be Delivered any sarfier than 2 Days Prior to the expiratio
of the appiicable time for the ather Party to remove a contingency or cancel this Agreement or meel an abligation specified in paragraph 19.

E. EFFECT OF BUYER'S REMOVAL OF CONTINGENCIES: If Buyer removes, in writing, any contingency or cancallation: rights, unless
otherwise specified in writing, Buyer shall conclusively be deemed to have: {I) completad all Buyer Investigations, and review of reports
and other applicable information and disclosures pertaining to that contingency of cancellation right; (i) elected to procesd with the
transaction; and (Iii) aseumed al Kabifity, responsibility and expense for Repairs or comections pertaining to that contingency or
cancaliation night, or for the inability to obtain financing.

F. CLOSE OF ESCROW: Befors Buyer or Seller may cancel this Agreement for failure of the other Party to close sscrow pursuant to this
Agresment, Buyer or Sefler must first Deliver to the other Party a demand to ciose escrow (CA.R. Form DCE). The DCE shalk: (I) be
sighed by the applicable Buyer or Saller; and (li) give the other Party atleast 3 (or ) Days After Delivery to close escrow. A DCE
may nol be Delivered any eariier than 3 Days Prior to the scheduled close of escrow.

G. EFFECT OF CANCELLATION ON DEPOSITS: If Buyer or Sefler gives writien notice of cancellation pursuant to rights duly exercised
under the terms of this Agreement, the Parties agree 1o Sign mutual instructions to cancel the sale and escrow and release deposits, if
any, to the party entitled o the funds, less fees and costs incurred by that party. Fees and costa may be payabie fo service providers
and vendors for services and products provided during escrow. Except as specified below, relsase of funds will require mutual
Signed releass Instructions from the Parties, judicial declsion or arbitration award. If either Parly fails to executs mutual
instructions to cancel escrow, one Party may make a writlen demand to Escrow Hoider for the deposit (C.A.R. Form BDRD or SDRD).
Escrow Hoider, upon recaipt, shall promptly deliver nolice of the demand to the other Party. if, within 10 Days Aftar Escrow Hoider's
notice, the other Party does not object to the demand, Escrow Holder shall disburse the deposit o the Party making the demand. Iif
EsawHoldarconpluwimn'npmudingproeeu.-uchPanylhallbodoumdtohavereluudEwwHuldorlromlnyandd
claims or lizbility related to the disbursal of the deposit. Escrow Hoider, at its discretion, may nonetheless require mutual cancaliation
instructions. A Party may be subject to a civil penalty of up to $1,000 for refusal to sign cancellation instructions If no good
faith dispute exists a3 to who is entitied to the deposited funds {Civil Code §1057.3).

20. REPAIRS: Repairs shall be completed prior to final verification of condition unless otherwise agreed in writing. Repairs to be performed at
Sefler's expense may be performed by Seller or through others, provided that the work complies with applicable Law, including
governmental permit, inspection and approval requirements. Repairs shall be performed in a good, skiful manner with materials of quality
and appearance comparable to existing materiale. It s understood that exact restoration of appearance or cosmetic kems following all
Repairs may not be possible. Seler shal: (i) obtain invoices and paid receipts for Repairs performed by others; (W) prepare a written
statement indicating the Repairs performed by Seller and the date of such Repairs; and (ill} provide Copies of invoices and paid receipts
and statements to Buyer prior to final verification of condition.

21. ENVIRONMENTAL HAZARD CONSULTATION: Buyer and Seller acknowledge: (i) Federal, stais, and local legisiation impose liabiity
upon existing and former owners and users of real property, in applicable aituations, for cerain legisiatively defined, environmentally
hazardous substances; (i) Broker(s) hashave made no representation concemning the applicability of any such Law to this transaction or to
Buyer of to Seller, except as otherwise indicated in this Agreement; (i} Broker(s) has/have made no rapresentation conceming the
existence, testing, discovery, location and evaluation offfor, and risks posed by, environmentally hazardous substances, if any, located on
or potentially affecting the Property; and (iv) Buyer and Seller are each advised to consult with technical and legal experts conceming the
axistence, testing, discovery, kication and evaluation offfor, and risks posed by, environmentally hazardous substances, it any. located on
or potentially affecting the Property.

22. AMERICANS WITH DISABILITIES ACT: The Americans With Disabilities Act (“ADA") prohiblts discrimination against individuals with
disabilites. The ADA sffects aimost ali commercisl faciities and public accommodations. Residential properties are not typicaily covered by
the ADA, but may be governed by its provisions if used for certain purposes. The ADA can require, among other things, that buildings be
made readily accessible to the disabled. Differsnt requirsmants apply to new construction, alisrations to existing bulldings, and removal of
barriers In existing bulldinga. Compliance with the ADA may require significant costs. Monetary and injunctive remedies may be incurred if
lhePropertylanutincunplianca.Arealestahbmkardounothaveﬂnbdmicalmrﬁutodohnnlmmeﬂurlbuidhg is in
compliance with ADA requirements, of to advise a principal on those requirements. Buyer and Seliler are advised to contact an attomaey,
coniractor, architect, engineer or other qualified professional of Buyer o Seller's own choosing to detarmine to what degree, if any, the ADA
impacts that principal or this transaction.

Buyer's Inttiais ( ) Seller's Initials. ( )i )
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23. FINAL VERIFICATION OF CONDITION: Buyer shal have the right to make a final verification of the Property within 8 {or __ )Days Prior to
Close Of Escrow, NOT AS A CONTINGENCY OF THE SALE, but solely 1o confirm: (1) the Property is maintained pursuant to paragraph 186; (il)
Repairs have besn completed as agreed; and (1H) Seller has complied with Seller's other abligations under this Agresment (C AR Form VP).

24. PRORATIONS OF PROPERTY TAXES AND OTHER [TEMS: Unleas otherwise agreed in writing, the following ftems shall be PAID
CURRENT and prorated betwean Buyer and Selier as of Close Of Escrow: real property taxes and assessments, interest, rents, HOA
regular, special, and emergency duss and assessments imposed prior to Closs Of Escrow, premiums on insurance assumed by Buyer,
payments on bonds and assessments assumad by Buyes, and paymaents on Mello-Roos and other Special Assessment District bonds and
assesaments that are now a Nen. The following kems shall be assumed by Buyer VWTHOUT CREDIT toward the purchase price: prorated
payments on Melk-Roos and other Special Assessment District bonds and assessments and HOA special assessments that are now a lien
but not yet due. Property will be reassessed upon change of ownership. Any supplemental tax bilis shall be pald as follows: (1) for periods
after Close Of Escrow, by Buyer, and (li) for periods prior to Close Of Escrow, by Seller (sse CAR. Form SPT or SBSA for further
information). TAX BILLS ISSUED AFTER CLOSE OF ESCROW SHALL BE HANDLED DIRECTLY BETWEEN BUYER AND SELLER.
Prorations shall be made based on a 30-day month.

25. SUCCESSORS AND ASSIGNS: This Agreement shall be binding upon, and inure to the benefit of, Buyer and Seller and their respective
successors and assigns, except as otherwise provided herein.

28. COPIES: Seller and Buyer esach represent that Copies of all reports, documents, certificates, approvals and other documents that are
fumished fo the other are true, comect and unahered Copies of the original documents, If the originals are in the posseasion of the
fumnishing party.

27. BROKERS:

A

COMPENSATION: Saller or Buyer, or both, as applicable, agrees to pay compensation to Broker as specified in a separate writien
agreament between Broker and that Seller or Buyer. Compensation is payable upon Close Of Escrow, or if escrow doss not close, as
otherwise spacifind in the agresment between Broker and that Seller or Buyer.

SCOPE OF DUTY: Buyer and Seller acknowledge and agree that Broker: (1) Does not declde what price Buyer should pay or Seller
should accept; (H) Does not guarantee the condition of the Propery; (ill} Doss not guarantee the performance, adequacy or
completeness of inspactions, services, products or repairs provided or made by Seller or others; (iv) Does not have an obligation to
conduct an inspaction of common areas or areas off the site of the Property; {v) Shall not be responsible for identifying defects on the
Property, in common areas, or offsite unless such defects are visuslly observabie by an inapection of reasonably accessible areas of
the Property or are known to Broker, {vi) Shall nct ba responsible for inspecting public records or parmits conceming the title or use of
Property; (vil) Shall not ba reaponsible for identifying the location of boundary lines or other itlems affecting title; {vlii) Shali not be
responsible for verifying sguare footage, representations of others or information contained in Investigation reports, Mulliple Listing
Service, advertisaments, flyers or other promotional material; (lx) Shall not be responsible for determining the fair market value of the
Property or any personal praperly included in the sale; (x) Shall not be responsible for providing legal or tax advice regarding any
aspect of a transaction entered into by Buyer or Seller; and {xi) Shall not be responsible for providing other advice or information that
axceeds the knowledge, education and experience required to perform real estate licensed activity. Buyer and Seller agres to seek
legal, tax, insurance, titke and other desired assistancs from appropriate professionals.

BROKERAGE: Neither Buyer nor Seller has utilized the services of, or for any other reason owes compensation to, 8 licensad real
estate broker {individual or corporate), agent, finder, or other entity, other than as specified in this Agreement, in connection with any act
relating to the Praperly, including, but not limited to, inquiries, introductions, consultations and nagofiations lsading to this AgresmenL
Buyer and Selier each agree to indemnify and hold the other, the Brokers specified herein and their agents, harmiess from and against
any costs, expenses or liability for compensation claimed inconsistent with the warmanty and representation in this paragraph.

28, REPRESENTATIVE CAPACITY: If one or more Parties is signing the Agreement in a representative capacity and not for him/herself as an
individual then that Party shall 30 indicate in paragraph 40 or 41 and attach a Representative Capacity Signature Disclosure (CA R. Form
RCSD). Wherever tha signature or initials of the representative identified in the RCSD appear on the Agreement or any reiated documents,
it shall be deemed to be in a represeniative capacity for the entity described and not In en individual capacity, uniess otherwise indicated.
The Party acting in a representative capacity (i) represents that the entity for which that parly is acting already exists and (¥) shall Dediver to
the other Party and Escrow Holder, within 3 Days After Acceptance, avidence of authority to act in that capacity (such as but not limited to:
applicable portich of the trust or Certification Of Trust (Probate Code § 18100.5), letters testamentary, court order, power of attomey,

corpora

to resolution, or formation documents of the business entity).

29. JOINT ESCROW INSTRUCTIONS TO ESCROW HOLDER:

A

The following paragraphs, or applicable portions thereod, of this Agreement constitute the Joint escrow instructions of Buyer
and Seller to Escrow Holder, which Escrow Holder is to use along with any related counter offers and addenda, and any additional
mutual instructions to close the eacrow:. paragraphs 1, 3, 48, 5A, 8, 7, 8, 11C, 18, 19G, 24, 27A, 28, 20, 35, 38, 38, 40, 41 and
paragraph D of the saction titled Real Estate Brokers on page 11. i a Copy of the separate compensation agresmentis) provided for in
paragraph 27A, or paragraph D of the section titled Real Estate Brokers on page 11 is deposited with Escrow Holder by Broker, Escrow
Holder shall accept such agreement(s) and pay out from Buyer's or Sellar's funds, or both, as appiicable, the Broker's compensation
provided for in such agreement(s). The tarms and conditions of this Agreement not set forth in the specified paragraphs are additional
matters for the information of Escrow Holder, but about which Escrow Holder need not be concemed. Buyer and Seller will receive
Escrow Holder's general provisions, if any, directly from Escrow Holder and will exacuts such provisions within the time specified in
paragraph 7C(1)(c). To the extent the ganeral provisions are inconsistent or conflict with this Agreement, the general provisions will
control as to the duties and obligations of Escrow Holder only. Buyer and Sefler will executs additional instructions, documents and
forms provided by Escrow Holder that are reasonably necessary to close the escrow and, as directad by Escrow Hoider, shall pay to
Escrow Holder or HOA or HOA management company or others any fee required by paragraphs 7, 11 or slsewhere in the Agresment.
A Copy of this Agresment including any counter offer(s) and addends shall be delivered to Escrow Hoider within 3 Days After Accsptance
(or ). Buysr and Seller suthorize Escrow Holder to accept and rely on Copies and Signatures as defined in
this Agreament as originals, to open sscrow and for ather purposes of escrow. The validity of this Agresment as betwesn Buyer and Seller
is not affected by whether or when Eacrow Holder Signs this Agresment. Escrow Holder shall provide Seller's Statement of information to
Tile company when received from Seler. if Sefler delivers ah affidavit 1o Eacrow Holder to aatisfy Seller's FIRPTA obligation under
paragraph 11C, Escrow Holder shall deliver to Buyer a Qualified Substituie statement that complies with fedaral Law.

Buyer's Initials ( (_ ) Seller's Initisls ( . ) @
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C. Brokers mre & party to the escrow for the sole purpose of compensation pursuant to paragraph 27A and paragraph D of the section titled

E.

Real Estate Brokers on page 11. Buyer and Seller imevocably sssign to Brokers compensation specified in paragraph 27A, and
irmevocably instruct Escrow Holder to disburse those funds to Brokers st Close Of Escrow o pursuant to any other mutually executed
cancelistion sgresment. Compensation instructions can be amended or revoked only with the writtan consent of Brokers. Buyer and
Sefler shall relesse and hoid harmiess Escrow Holder from any Kability resulting from Escrow Holder's payment to Broker(s) of
compensation pursuant to this Agreement.

Upon receipl, Escrow Hoider shall provide Seller and Seller's Broker werification of Buyer's deposit of funds pursuant to paregraph 3A
and 3B. Once Escrow Holder bacomas aware of any of the following, Escrow Holder shall immediately notify all Brokers: (i) f Buyer's
initial or any additional deposit of down payment is not made pursuant to this Agresment, or is not good at time of deposit with Escrow
Holder; or {il) if Buyer and Seller instruct Escrow Holder to cancel escrow.

A Copy of any smendment that affects any paragraph of this Agreement for which Escrow Holder is responsible shal be delivered to
Escrow Molder within 3 Days After mutual exscution of the amendment.

30. REMEDIES FOR BUYER'S BREACH OF CONTRACT:

A

B.

Any clause added by the Parties specifying a remedy (such as releass or forfeiture of deposit or making a deposit non-
refundable) for fallure of Buyer to compilete the purchase in violation of this Agresment shall be desmed Invalid uniess the
clause independently satisfies the ststutory liquidated damages requirements set forth in the Civil Cods.

LIQUIDATED DAMAGES: i Buyer fails to complete this purchase because of Buyer's default, Selier ahall retain, as liquidated
damages, the deposit actually paid. If the Property is a dwelling with no more than four units, one of which Buyer intends to
occupy, then the amount retained shall be no more than 3% of the purchase price. Any excess shall be returned to Buyer.
Release of funds will require mutual, Signed reieass Instructions from both Buyer and Seller, judicial decision or arbitration
award. AT TIME OF ANY INCREASED DEPOSIT BUYER AND SELLER SHALL SIGN A SEPARATE LIQGUIDATED DAMAGES
PROVISION INCORPORATING THE INCREASED DEPOSIT AS LIQUIDATED DAMAGES (C.A.R. FORM RID).

Buyer's Iniﬁal@ ! Seller's Initials /
31. DISPUTE RESOLUTION;

A

MEDIATION: The Parties agree o mediats any dispute or claim arising between them out of this Agreement, or any resulting
transaction, before resorting fto arbitration or court action through the CAR. Consumer Mediation Center (www,
consumermadiation.org) or through any other mediation provider or sarvice mutually agreed to by the Parties. The Parties also agres
to mediste any disputes or claims with Broker(s), who, in writing, agree to such mediation prior to, or within a reasonable time
after, the dispute or claim is presentsd to the Broksr. Mediation fees, if any, shall be divided equally among the Parties involved. ff,
for any dispute or ciaim to which this paragraph applies, any Party (i) commences an sction without first attempting to resolve the matier
through madiation, or (i) before commencement of an action, refuses to mediaie sfisr a request has been made, then that Party shall
not be entitled to recover atiormey fees, even if they would otherwise be availabie to that Party in any such action. THIS MEDIATION
PROWVISION APPLIES WHETHER OR NOT THE ARBITRATION PROVISION IS INITIALED. Exciusions from this mediation

agreament are specified in paragraph 31C.

B. ARBITRATION OF DISPUTES: The Parties agree that any dispute or claim in Law or equity arising between them

out of this Agresment or any resulting trunsaction, which Is not settied through mediation, shall be decided by
neutral, binding arbitration. The Parties also agree to arbitrate any disputes or claims with Brokar(s), who, In
writing, agree to such arbitration prior to, or within a reasonable time afier, the dispute or claim is presented to the
Broker. The arbitrator shall be a retired judge or justice, or an attomey with st least 5 years of transactional real
sstate Law experience, uniess the parties mutually agree to a different arbitrator. The Parties shall have the right to
discovery in accordance with Code of Civil Procedure §1283.08. in all other respects, the arbitration shall be
conducted In accordance with Title 9 of Part 3 of the Code of Civll Procedure. Judgment upon the award of the
arbitrator{s) may be entered into any court having jurlsdiction. Enforcement of this agreement to arbitrate shall be
by the Federal Arbitration Act. Exclusions from this arbitration agreement are specified in paragraph 31C.

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

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

Buyer's |nma§%r: - Sefler's Initials !
ADDITIONAL MEDIATION AND ARBITRATION TERMS:

(1) EXCLUSIONS: The following matiers are excluded from medistion and arbitration: (i) a judicial or non-judicial foreclosure
or other action or procesding to enforce a deed of trust, mortgage or instaliment land sale contract as defined In Civil
Code §2888; (i) an uniawful detainer action; and (1il) ary matter that ia within the jurisdiction of a probate, small claima or

court.

(2) PRESERVATION OF ACTIONS: The following shall not constitute a walver nor vialation of tha mediation and arbitration
pmrldom:lljﬂuﬂhgohcourucuonmmlmdlnw-:(Il)ﬂnﬂhgofnounacﬂonmmmo

of a notice of pending action, for order of attachment, recelvership, injunction, or ather provisional remedies; or
(lit) the filng of a mechanic's Hen.
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{3) BROKERS: Brokers shall not be obiigated nor compelied to mediate or arbitrate unless they agres to do so0 In writing. Any
Broker{s) participating In mediation or arbltration shall not be deemed a party to the Agresmaent.

32, SELECTION OF SERVICE PROVIDERS: Broksrs do not guarantee the performance of any vendocs, service or product providers
{"Providers"), whether refermed by Broksr or selectad by Suyer, Seller or other person. Buyer and Seller may select ANY Providers of thair
own choosing.

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

34. ATTORNEY FEES: In any action, procssding, or arbitration betwesn Buyer and Saller arising out of this Agresment, the prevaiing Buyer or Seller
shall be entited to rexsonable stiomeys fees and costs from the non-prevailing Buyer or Seller, except as provided in paragraph 31A.

35. ASSIGNMENT: Buyer shall not assign all or any part of Buyer's interest in this Agresment without first having obtained the writken consent
of Seller. Such consent shall not be unreasonably withheld unless otherwise agreed in writing. Any total or partisl assignment shall not
relieve Buyer of Buyer's obligations pursuant to this Agreement unieas otherwiss agreed in wiring by Seller (C.AR. Form AOAA),

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

37. TERMS AND CONDITIONS OF OFFER:

This is an offer to purchase the Property on the above terms and conditions, The liquidated demages paragraph or the arbitration of
disputes paragraph i incorporated in this Agreement if initinled by all Parties or Iif incorporated by mutual agreement in a countar offer or
addendum. i at least one but not all Parties initial, a counter offer is required until agreement is reached. Seller has tha right to continue to
offer the Property for sale and to accept any other offer at any time prior to notification of Acceptance. Buyer has read and acknowledges
receipt of a Copy of the offer and agrees to the confirmation of agency relationships. If this offer is accepied and Buyer subsaquently
defaults, Buyer may be responsible for payment of Brokers' compensation. This Agreement and sny supplement. addendum or
modification, including any Copy, may be Signed in two or more countarparts, all of which shall conatituts one and the same writing.

35. TIME OF ESSENCE; ENTIRE CONTRACT; CHANGES: Time is of the essence. All undarstandings between the Parties are incorporated
in this Agreement lis terms are intended by the Parties as a final, complate and sxclusive expression of their Agreement with reapect to its
subject matter, and may not be contradicted by evidenca of any prior agresment or contemporaneous oral agresment. If any provision of
this Agreement is held to be ineffective or invalid, the remaining provisions will nevertheless be given full force and effect. Except as
otherwise specified, this Agreement shall be interpreted and disputes shall be resolved in accordance wth the Laws of the State of
Califomnia. Neither this Agreement nor any provision In it may be extended, amended, modified, altered or changed, sxcept in
writing Signed by Buyer and Seller.

39. DEFINITIONS: As used in this Agreement.

A. “Acceptance” means the time the offer or final countsr offer is accepied in writing by & Party and is delivered 1o and personally
received by the other Party or that Party's authorized agent in accordance with the terms of this offer or a final countsr offer.

B. “Agreasment” means this document and any counter offers and any incorporaied addenda, toilectively forming the binding

agreement between the Parties. Addenda are incorporated only when Signed by all Parties.

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

“Close Of Escrow™ or “COE™ means the date the grant deed, or other evidenca of transfer of litle, is recorded.

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

“Days” means calendar days. However, after Acceptance, the iast Day for parformance of any acl raquired by this Agreement

{inchuding Close Of Escrow) shall not include any Saturday, Sunday, of legal holiday and shall instead be the naxt Day.

“Days After” means the specified number of calendar days after the occurmenca of the event specified, not counting the calendar dste

on which the specified evant occurs, and ending at 11:59 PM on the final day.

“Days Prior” means the specified numbordulendardly'bthrehowumnmoﬂheomtsmﬁod not counting the calendar
date on which the specified event is scheduled to occur.

“Deliver”, “Delivered” or “Delivery”, uniess otherwise specified in writing, means and shak be effective upon: personal recsipt by

Buyer or Sellar or the individual Real Eltlb Licansee for that principal as specified in the saction tited Real Estats Brokers on page11,

regardisss of the method used (L.e., messsnger, meil, email, fax, other).

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

K. “Law” means any law, code, statuis, ordinance, regulation, rule or order, which is adopted by a controlling city, county, stae or federal
egislative, judicial or executive body or agency.

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

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

40. EXPIRATION OF OFFER: This offer shall be deemed revoked and the deposit, if any, shall be relumed to Buyer uniess the offer is Signed

F @ Mmoo

by Seller and a Copy of the Signed offer is personally received by Buyer, or by Steven Medine , who
is authorized lo receive it, by 5:00 PM on the thind Day after this offer is signed by Buyer (or by [jAw[]PM, on
{date)).

[ ] One or more Buyers ia signing the Agresment in a representative capacity and not for himherself as an individual. See attached

Represantativa Capacity Signature Disclosura (C A R. Form RCSD-B) for additional terms.
Date Dhn)ﬂ'_ BUYER M&B@

(Print name) ' Steven Bochco
Date BUYER
(Print name)

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

Setler's Initials ( X )
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41. ACCEPTANCE OF OFFER: Seller warrants that Seller is the owner of the Property, or has the authority 1o executs this Agresment Saller
accepts the above offer and agrees to sell the Property on the above terms and conditions, and agrees to the above confirmation of agency
relationships. Sefler haa read and acknowledges receipt of a Copy of this Agresment, and authorizes Broker to Dediver a Signed Copy to
Buyer.

L] (it checked) SELLER'S ACCEPTANCE IS SUBJECT TO ATTACHED COUNTER OFFER (CA.R. Form S8CO or SMCO) DATED:

[] One or more Setlers is signing the Agreement in a representative capacity and not for himvhersell as en individusl. See attached
Representative Capacity Signature Disclosure (C.A.R. Form RCSD-S) for sdditional terms.

Date SELLER
(Print name) Ambra Biscont/
Date SELLER

(Print name) Heide Kurtz, Bankruptcy Trustee for Barbara Russo

[[] Additional Signature Addendum aitached (C.AR. Form ASA).
{ / ) (Do not initlal  making a counter offer.) CONFIRMATION OF ACCEPTANCE: A Copy of Signed Acceplance was
(Inkinis) personally recetved by Buyer or Buyer's authorized agent on (date) o Oaw[]rPm.
A binding Agreement is created when a Copy of Signed Acceptance s personally received by Buyer or Buyer's
authorized agent whether or not confimned in this document. Compistion of this confirmation is not legally required
In order to create a binding Agresment; It is solely intended 1o evidence the dats that Confirmation of Acceptance
has occurred.

REAL ESTATE BROKERS:

A. Resi Estate Brokers are not parties to the Agreament bstwesn Buyer and Seller.

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

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

D. COOPERATING BROKER COMPENSATION: Listing Broker agrees to pay Cooperating Broker (Selling Firm) and Cooperating
Broker agrees to accept, out of Listing Broker's proceeds in escrow, the amount specified in the MLS, provided Coopsrating Broker
is a Participant of the MLS in which the Property is offered for sale or a reciprocal MLS. If Listing Broker and Cooperating Broker are
not both Participants of the MLS, or a reciprocal MLS, in which the Praperty is offered for sale, then compensation must be specified
in @ saparste written agreement (C.A.R. Farm CBC). Declaration of License and Tax (C.A.R. Form DLT) may be usad to document

that ing will be required or that an examption exists.
Roaﬁ%:‘ni } Hitton & Hyland CalBRE Lic. ﬁ?ﬂlﬁqﬁ
Steven Medina CaiBRE Lic. # 01593878 Date
2 DR

By

By _Lm CalBRE Lic. # Date

Address ChyBEVERLY HILLS State CA  Zip 90210
Telephone Fax E-mail STEVENRMIL TONHYLAND.COM

Real Estate Broker (Listing Firm) Milton & Hyland CalBRE Lic. #00618212

By Ambrs Biscontl Lic. # 01719713 Date

By CalBRE Lic. # Date
Address 250 N CANON DR CityBEVERLY HILLS Stte CA  Zip 90210
Telephone (310)498-2151 Fax E-mail ambraflambrabisconti.com

ESCROW HOLDER ACKNOWLEDGMENT:
Escrow Hokder acknowledges receipl of a Copy of this Agresment, {if checked, [ a deposit in the smount of § ),
counter offer numbers [] Setters Statement of Information and
, and agrees to act as Eacrow Holder subject 10 paragraph 26 of this Agreement, any
supplemental escrow instructions and the terms of Escrow Holder's genaral provisions.

Escrow Holder is advisad that the date of Confirmation of Acoaptance of the Agresment as between Buyer and Selier is

Escrow Holder Escrow #
By Dats
Address

Phone/F ax/E-mail

Escrow Holder has the following license number #
[[] Department of Busineas Oversight, [ ] Department of Insurance, [ | Bureau of Real Estate.

PRESENTATION OF OFFER: ( ) Listing Broker preseniad this offer o Seller on {date).
Brokar or Dealgnes Inlials

REJECTION OF OFFER: ( )(IIH ) No counier offer i3 being made. This offer was rejected by Seller on (date).
Saler's nitials .

©2014, Callomis Associslion of REALTORS®, Inc. Uniled Startes. copyright lew (Tile 17 U.S. Cade) forbids the uneuthorized distibulion, displsy and reproduction of this fom,
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THIS FORM HAS BEEN APPROVED BY THE CALIFORNIA ASSOCIATION OF REALTORS® (C.AR.). NO REPRESENTATION IS MADE AS TO THE LEGAL VALIDITY
OR ACCURACY OF ANY PROWVISION IN ANY SPECIFIC TRANSACTION. A REAL ESTATE BROKER IS THE PERSON QUALIFIED TO ADVISE ON REAL ESTATE
TRANSACTIONS. IF YOU DESIRE LEGAL OR TAX ADVICE, CONSULT AN APPROPRIATE PROFESSIONAL.
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3 CALIFORNIA

R rsociATioN RESIDENTIAL INCOME PROPERTY PURCHASE

‘v OF REALTORS? AGREEMENT AND JOINT ESCROW INSTRUCTIONS
: C.ARF RIPA, Revised 12115
Date Prepared: October 31, 2016 ( erm evised 12/15)

1. OFFER :
. THIS IS AN OFFER FROM MICHAEL KESLER AND/OR ASSIGNEES (“Buyer”).
l Individual(s), [ ] A Corporation, [ |A Partnership, [ |An LLC, [ |An LLP,[ | Other
B. THE REAL PROPERTY to be acquired is 8653 W OLYMPIC ., situated in
LOS ANGELES _ (Ciy), __LOS ANGELES (County), Califomnia, _ 90035 (Zip Code), Assessors Parcel No. 4333021001 {*Property™).
C. THE PURCHASE PRICE offered is One Million, Nine Hundred Thousand
Dollars $ 1,900,000.00
D. CLOSE OF ESCROW shall occuron[ | {date) (or [X] Days After Acceptanoe)
E. Buyer and Seller are referred to herein as the “Parties.” Brokers are not Parties to this Agreement
2. AGENCY:

A. DISCLOSURE: The Parties each acknowledge receipt of a [E “Disclosure Regarding Real Estate Agency Relationships®
{C.A.R. Form AD).
B. CONFIRMATION: The following agency relationships are hereby confirmed for this transaction:

Listing Agent HILTON & HYLAND {Print Firm Name) is the agent of {check one):
[Xi the Seller exclusively; or[ Iboth the Buyer and Seller.
Selling Agent THE COLLECTIVE REALTY (Print Firm Name) (if not the same as the

Listing Agent) is the agent of (check one): [X]the Buyer exclusively; or|_|the Seller exclusively; or[_] both the Buyer and Seller.
C. POTENTIALLY COMPETING BUYERS AND SELLERS: The Parlies each acknowledge receipt of a X ‘Potential Representation
of More than One Buyer or Seller - Disclosure and Consent” (C.A.R. Form PRBS).
3. FINANCE TERMS: Buyer represents that funds will be good when deposited with Escrow Holder.

A. INITIAL DEPOSIT: Deposit shallbe intheamountof .. ...... ... ... ... ... ... . .............. $ 57,000.00
(1) Buyer Direct Deposit: Buyer shall deliver deposit directly to Escrow Holder by electronic funds
transfer, [ ] cashier's check, [ |personal check, [ ] other within 3 business days
after Acceptance (or h
OR (2)[] Buyer Deposit with Agent. Buyer has given the deposit by personal check (or
to the agent submitting the offer (or to }, made payable to
. The depasit shall be held uncashed until Acceptance and then dep051ted
with Escrow Hoider within 3 busmess days after Acceptance {or ).

Deposit checks given to agent shall be an original signed check and not a copy.

{Note: Initial and increased deposits checks received by agent shall be recorded in Broker's frust fund log.)

B. INCREASED DEPOSIT: Buyer shall deposit with Escrow Holder an increased deposit in the amountof ., . $
within Days After Acceptance (or )
If the Parties agree to fiquidated damages in this Agreement, they also agree to incomporate the increased
deposit into the liquidated damages amount in a separate liquidated damages clause {C.A.R. Form RID)
at the time the increased deposit is delivered to Escrow Holder.

C. [ ]ALL CASH OFFER: No loan is needed to purchase the Property. This offer is NOT contingent on Buyer
obtaining a loan. Written verification of sufficient funds to close this transaction 1S ATTACHED to this offer

or[:] Buyer shall, within 3 (or ) Days After Acceptance, Deliver to Seller such verification.
D. LOAN(S):

(1} FIRSTLOAN: inthe amount of . . .. ... ... . ... i i 3 650,000.00
This loan will be conventional financing or [ |FHA, []VA, Seller financing (C.A.R. Form SFA),
[ ] assumed financing (C-A.R. Form AFA), [ ] subject to financing, | ] Other . This loan shall
be at a fixed rate not to exceed 4.000 %or, |_| an adjustable rate loan with initial rate not to exceed %.
R ardless of the of loan, Buyer Buyer shall pay points nottoexceed % of the loan amount

(2) [[]SECOND LOAN in the AMOUNE OF . . . oottt e e s e $
This loan will be conventional financing or [ | Seller financing (C.A.R. Form SFA), [ ]assumed financing
(C.A.R. Form AFA), [ ] subject to financing, | |Other . This loan shall be at a fixed
rate not o exceed % or, [ | an adjustable rate loan with initial rate not to exceed %.
Regardless of the type of loan, Buyer shall pay points not to exceed % of the loan amount.

(3} FHA/NA: For any FHA or VA loan specified in 3D(1), Buyer has 17 (or ___ ) Days After Acceptance
to Deliver to Seller writien notice (C.A.R. Form FVA) of any lender-required repairs or costs that
Buyer requests Seller to pay for or otherwise comrect. Seller has no obligation to pay or satisfy lender
requirements unless agreed in writing. A FHA/MA amendatory clause (C.A.R. Form FVAC) shall be a
part of this transaction.
E. ADDITIONAL FINANCING TERMS: ALL CASH

F. BALANCE OF DOWN PAYMENT OR PURCHASE PRICE intheamountof...................... $ 1,193,000.00
to be deposited with Escrow Holder pursuant to Escrow Holder instructions.
G. PURCHA/S&/’Z&E LI 17 % 1,800,500.00
Buyer's initials { —~ ) Seller's Initials { | { )
© 2015, California Association of REALTORS®, Inc. t :}
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Property Address: 86353 W OLYMPIC , LOS ANGELES, 90035 Date: October 31, 2016

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

. APPRAISAL CONTINGENCY AND REMOVAL: This Agreement is (or [ )is NOT) contingent upon a written appraisal of the Property
by a licensed or certified appraiser at no less than the purchase price. Buyer shall, as specified in paragraph 19B(3), in writing, remove
the appraisal contingency or cancel this Agreement within 17 {or ____ ) Days After Acceptance.

J. LOAN TERMS:

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

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

{3) LOAN CONTINGENCY REMOVAL: )

Within 21 (or ___ ) Days After Acceptance, Buyer shall, as specified in paragraph 19, in writing, remove the loan contingency or cancel
this Agreement. If there is an appraisal contingency, removal of the loan contingency shall not be deemed removal of the appraisal
contingency.

{4) [ ]NO LOAN CONTINGENCY: Obtaining any loan specified above is NOT a contingency of this Agreement. if Buyer does not obtain the
loan and as a result Buyer does not purchase the Property, Seller may be entitied to Buyer's deposit or other legal remedies.

(5) LENDER LIMITS ON BUYER CREDITS: Any credit to Buyer, from any source, for closing or other costs that is agreed to by the
Parties (“Contractual Credit®) shall be disclosed to Buyer's lender. If the total credit allowed by Buyer's lender (‘Lender Allowable
Credit™} is less than the Contractual Credit, then (i} the Contractual Credit shall be reduced to the Lender Allowable Credit, and (ii) in the
absence of a separate written agreement between the Parties, there shall be no automatic adjustment to the purchase price to make up
for the difference between the Contractual Credit and the Lender Allowable Credit.

{6} ASSUMED OR SUBJECT TO FINANCING: Seller represents that Seller is not delinquent on any payments due on any loans. If the
Property is acquired subject to an existing foan, Buyer and Seller are advised to consult with legal council regarding the ability of an
existing lender to call the loan due, and the consequences thereof.

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

4. SALE OF BUYER'S PROPERTY:

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

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

K

A. ADDENDA: [(JAddendum # {C.A.R. Form ADM)
[ TBack Up Offer Addendum (C.A.R. Form BUO) [ JCourt Confirmation Addendum (C.A.R. Farm CCA)
[ [ Septic, Well and Property Monument Addendum (C.A.R. Form SWPI)
[]Short Sale Addendum (C.A.R. Form SSA) [] Other 7
B. BUYER AND SELLER ADVISORIES: [x] Buyer's Inspection Advisory (C.A.R. Form BIA)
Probate Advisory (C.A.R. Form PA) | | Statewide Buyer and Seller Advisory (C.A.R. Form SBSA)
(] Trust Advisary (C.A.R. Form TA) [ JREO Advisory (C.A.R. Form REQ)
|_| Short Sale Information and Advisory (C.A.R. Form SSIA) Other

6. OTHER TERMS: SUBJECT TO INTERICOR INSPECTION
PURCHASE PRICE SHALL AUTOMATICALLY INCREASE $2000 IN EXCESS OF THE HIGHEST BONA FIDE OFFER ON THIS
PROPERTY. SELIER MUST SHOW SUFFICIENT DOCUMENTATION OF PRICE INCREASE
BUYER RETAINS SINGLE OPTION TO EXTEND ESCROW FOR 30 DAYS
7. ALLOCATION OF COSTS
A. INSPECTIONS, REPORTS AND CERTIFICATES: Unless otherwise agreed, in writing, this paragraph only determines who
is to pay for the inspection, test, certificate or service (‘Report”) mentioned; it does not determine who is to pay for any work
recommended or identified in the Report
(1) [[] Buyer [X] Seller shall pay for a natural hazard zone disclosure repont, including tax [ ] environmental [ ] Other:
prepared by SELLER'S CHOICE
{2) [ | Buyer [ ] Seller shall pay for the following Report

prepared by
{3) ] Buyer [_] Seller shall pay for the following Report
prepar/ef/? .
Buyer's Initials ( @)( ) Seller's Initials { ) )
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Property Address: 8653 W OLYMPIC , LOS ANGELES, 90035 Date: October 31, 2016
B. GOVERNMENT REQUIREMENTS AND RETROFIT:

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

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

(i) ] Buyer [x] Seller shall pay the cost of compliance with any other minimum mandatory govemment retrofit standards required as
a condition of closing escrow under any Law, whether the work is required to be completed before or after COE.

(i) Buyer shall be provided, within the time specified in paragraph 194, a copy of any required govemment conducted or point-of-
sale inspection report prepared pursuant to this Agreement or in anticipation of this sale of the Property.

(3) [ ] Buyer x| Seller shall pay for instaliation of approved fire extinguisher(s), sprinkler(s), and hose(s), if required by Law, which shall be
installed prior to Close Of Escrow. Prior to Close Of Escrow, Seller shall provide Buyer a written statement of compliance, if required by Law.

(4) [ | Buyer [ ] Seller shall pay for installation of drain cover and ant~entrapment device or system for any pool or spa meeting the
minimum requirements permitted by the U.S. Consumer Products and Safety Commission.

ESCROW AND TITLE:

{1) (a) [ Buyer [X] Seller shall pay escrow fee 50/50 % EACH TO PAY THEIR OWN
(b) Escrow Holder shall be SELLER'S CHOICE
{c) The Parties shall, within 5 {(or ___) Days After receipt, sign and retum Escrow Holder's general provisions.

{2) (a) [ ] Buyer X] Seller shall pay for cwmer's title insurance policy specified in paragraph 18E
{b) Owner's title policy to be issued by SELLER'S CHOICE
{Buyer shall pay for any title insurance palicy insuring Buyer's lender, unless otherwise agreed in writing.)

OTHER COSTS:

(1) H Buyer %Seuer shall pay County transfer tax or fee

(2) | | Buyer |X| Seller shall pay City transfer tax or fee

(3) [ | Buyer |x] Seller shall pay Homeowners' Association ("HOA") transfer fee

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

{5) [ ] Buyer[ | Seller shall pay HOA fees for preparing all documents other than those required by Civil Code §4525.

(6) Buyer to pay for any HOA certification fee.

(7) [ |Buyer[ | Seller shall pay for any private transfer fee

{8} | |Buyer| | Seller shall pay for

{9) | | Buyer| | Seller shall pay for -

{10)[ | Buyer [X] Seller shall pay for the cost, not to exceed § 1,500.00 ,of a D standard [ |upgraded one-
year home warranty plan, issued by FIRST AMERICAN HOME BUYER'S PROTECTION , with the following
optional coverages: | ] Air Conditioner | Pool/Spa{ | Other: .
Buyer is informed that home warranty plans have many optional coverages in addition to those listed above. Buyer is advised to
investigate these coverages to determine those that may be suitable for Buyer. :

ORD Buyer walves the purchase of a home warranty policy. Nothing in this paragraph precludes Buyer's purchasing
a home warranty policy during the term of the Agreement.

8. ITEMS INCLUDED IN AND EXCLUDED FROM SALE:

A

B.

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

purchase price or excluded from the sale unless specified in paragraph 88, C or D.

ITEMS INCLUDED IN SALE:

{1) Al EXISTING fixtures and fittings that are attached to the Property;

{2) EXISTING electrical, mechanical, lighting, plumbing and heating fixtures, ceiling fans, fireplace inserts, gas logs and grates, solar
power systems, built-in appliances, window and door screens, awnings, shutters, window coverings, attached floor coverings,
television antennas, salellite dishes, air coolers/conditioners, pool/spa equipment, garage door cpenersiremote controls, mailbox,
inground landscaping, trees/shrubs, water features and fountains, water softeners, water purifiers and security systems/alarms.

{3) Seller represents that alt items included in the purchase price, unless otherwise specified, are owned by Seller, except (i)

and (ii) the items and systems identified pursuant to 8B(4).

{4) LEASED OR LIENED ITEMS AND SYSTEMS: Seller shall, within the time specified in paragraph 19A, (i) disclose to Buyer if any

item or system specified in paragraph 8B or otherwise included in the sale is leased, or not owned by Seller, or specifically subject to a

lien or other encumbrance, and (i} Deliver to Buyer all written matenials (such as lease, warranty, etc.) concerning any such item.

Buyer's ability to assume any such lease, or willingness to accept the Property subject to any such lien or encumbrance, is a

contingency in favor of Buyer and Seller as specified in paragraph 198 and C.

{5) Except as otherwise specified or disclosed, ail items included shall be transferred free and clear of liens and encumbrances and

without Seller warranty regardiess of value.

(6) A complete inventory of all personal property of Seller currently used in the operation of the Property and included in the purchase

price shali be delivered to Buyer within the time specified in paragraph 19.

{7) Seller shall deliver title to the personal property by Bill of Sale, free of all liens and encumbrances, and without warranty of condition.

(8) As additional security for any note in favor of Seller for any part of the purchase price, Buyer shall execute a WUCC-1 Financing

Statement to be filed with the Secretary of State, covering the personal property included in the purchase, replacement thereof, and

insurance proceeds. .

. ITEMS EXCLUDED FROM SALE:

. OTHER ITEMS: Existing integrated phone and home automation systems, including necessary components such as intranet and

Internat-connected hardware or devices, control units (other than non-dedicated mobile devices, electronics and computers) and
applicable software, permissions, passwords, codes and access information, are {(] are NOT) inciuded in the sale. :

Buyer's initials ( It ) Seller's Initials ( ) )
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Property Address. 8653 W OLYMPIC , LOS ANGELES, 90035 Date: October 31, 2016

9. SECURITY DEPOSITS: Security deposits, if any, to the extent they have not been applied by Seiler in accordance with any rental agreement
and cument Law, shall be transferred to Buyer on Close Of Escrow. Seller shall notify each tenant, in compliance with the California Civit Code.

10. CLOSING AND POSSESSION:

A. Buyer intends (or [X| does not intend) to occupy any unit in the Property as Buyer's primary residence.

B. Seller-occupied or vacant property: Possession shall be delivered to Buyer: (i) [ ]at 6 PM or [ JAMZ [ ]PM) on the date of
Close Of Escrow; (i) |:] no later than calendar days after Close Of Escrow; or (iii) AM/| [PM on

C. Seller Remaining in Possession After Close Of Escrow: If Seller has the right to remam in possession after Close Of Escrow, (|) the
Parties are advised 10 sign a separate occupancy agreement such as [ | C.A.R. Form SIP, for Seller continued occupancy of less than
30 days, |:] C.A.R. Form RLAS for Seller continued occupancy of 30 days or more; and (i) the Parties are advised to consult with their
insurance and legal advisors for information about liability and damage or injury to persons and personal and real property; and (iii)
Buyer is advised to consult with Buyer's lender about the impact of Seller's occupancy on Buyer's loan.

D. Tenant occupled units: Possession and occupancy, subject to the rights of tenants under existing leases, shall be delivered to Buyer
on Close Of Escrow.

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

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

11. STATUTORY AND OTHER DISCLOSURES (INCLUDING LEAD-BASED PAINT HAZARD DISCLOSURES) AND CANCELLATION

RIGHTS:

A. LEAD-BASED PAINT HAZARD DISCLOSURES:

(1) Seller shall, within the time specified in paragraph 19, deliver to Buyer, if required by Law, Federal Lead-Based Paint Disclosures
and pamphlet (“Lead Disclosures”). if the Lead Disclosures are delivered to Buyer after the offer is Signed, Buyer shall have the
right to cancel this Agreement within 3 Days After Delivery in person, or 5 Days After delivery. by deposit in the mail, by giving
written notice of cancellation to Seller or Seller's agent. (Lead Disclosures sent by mail must be sent certified mait or better.)

(2) Buyer shall, within the time specified in paragraph 19, retum a Signed Copy of the Lead Disclosure to Seller.

B. NATURAL AND ENVIRCNMENTAL HAZARDS: Within the time specified in paragraph 19, Seller shall, if required by Law: (i} deliver to
Buyer earthquake guides (and questionnaire) and environmental hazards booklet; and (ii) even if exempt from the obligation to provide
a NHD, disclose if the Property is located in a Special Flood Hazard Area; Potential Flooding {Inundation) Area; Very High Fire Hazard
Zone: Stale Fire Responsibility Area; Earthquake Fauk Zone; Seismic Hazard Zone; and (iii) disclose any other zone as required by
Law and provide any other information required for those zones.

C. WITHHOLDING TAXES: Within the time specified in paragraph 19A, to avoid required withholding, Seller shail Deliver to Buyer or
qualified substitute, an affidavit sufficient to comply with federal (FIRPTA) and California withhalding Law (C.A.R. Form AS or QS).

D. MEGAN'S LAW DATABASE DISCLOSURE: Notice: Pursuant to Section 290.46 of the Penal Code, information about specified
registered sex offenders is made available to the public via an Intemet Web site maintained by the Department of Justice at
www.meganslaw.ca.gov. Depending on an offender's criminal history, this information will include either the address at which the
offender resides or the community of residence and ZIP Code in which he or she resides. (Neither Seller nor Brokers are required to
check this website. If Buyer wants further information, Broker recommends that Buyer obtain information from this website during
Buyer's inspection contingency period. Brokers do not have expertise in this area.)

E. NOTICE REGARDING GAS AND HAZARDOUS LIQUID TRANSMISSION PIPELINES: This notice is being provided simply to inform
you that information about the generat location of gas and hazardous liquid transmission pipelines is available to the public via the
National Pipeline Mapping System (NPMS) Intemet Web site maintained by the United States Department of Transportation at
http:/imww.npms.phmsa.dot.gov/. To seek further information about possible transmission pipelines near the Property, you may
contact your local gas utility or other pipeline operators in the area. Contact information for pipeline operators is searchable by ZIP
Code and county on the NPMS Intemet Web site.

F. CONDOMINIUM/PLANNED DEVELOPMENT DISCLOSURES:

(1) SELLERHAS: 7 (or __ ) Days After Acceptance to disclose to Buyer whether the Property is a condominium, or is located in a

planned development or other common interest subdivision (C.A.R. Form SPQ or ESD).

(2} If the Property is a condominium or is located in a planned development or other common interest subdivision, Seller has

3{or ___ ) Days After Acceptance to request from the HOA (C.A.R. Form HOA1): (i) Copies of any documents required by Law;

{if) disclosure of any pending or anticipated claim or litigation by or against the HOA; (iii) a statement containing the location and

number of designated parking and storage spaces; {iv) Copies of the most recent 12 months of HOA minutes for regular and special

meetings; and (v) the names and contact information of all HOAs governing the Property {collectively, “Cl Disclosures™). Seller shall
itemize and Deliver to Buyer all Cl Disclosures received from the HOA and any Cl Disclosures in Seller's possession. Buyer's approval
of Cl Disclosures is a contingency of this Agreement as specified in paragraph 19B8(3). The Party specified in paragraph 7, as directed
by escrow, shall deposit funds into escrow or direct to HOA or management company to pay for any of the above.

12. RESIDENTIAL 1-4 PROPERTIES:

A. Seller shall, within the time specified in paragraph 19A, Deliver to Buyer: (i) if required by Law, a fully completed: Federal Lead-Based
Paint Disclosures (C.A.R. Form FLD) and pamphlet (“Lead Disclosures™); and (ii} unless exempt, fully completed disclosures or notices
required by sections 1102 et. seq. and 1103 et. seq. of the Civil Code (“Statutory Disclosures”). Statutory Disclosures include, but are
not kmited to, a Real Estate Transfer Disclosure Statement (“TDS"), Natural Hazard Disclosure Statement (“NHD?), notice or actual
knowledge of release of illegal controlled substance, notice of special tax and/or assessments (or, if allowed, substantially equivalent
notice regarding the Mello-Roos Community Facilities Act of 1982 and Improvement Bond Act of 1915) and, if Seller has actual
knowledge, of industrial use and miltary ordnance focation (C.A.R. Form SPQ or ESD).

B. Any Statutory Disclosure required by this paragraph is considered fully completed if Seller has answered ait questions and completed and
signed the Seller section(s) and the Listing Agent, if any, has completed and signed the Listing Broker saction(s), or, if applicable, an Agent

Visual InsWr dosure {C.A.R. Form AVID). Nothing stated herein relieves a Buyer's Broker, if any, from the obligation to (i)
Buyer's Initials { ) Seller's Initials { M ) @
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Property Address: 8653 W OLYMPIC , LOS ANGELES, 90035 Date: October 31, 2016
conduct a reasonably competent and diligent visual inspection of the accessible areas of the Property and disclose, on Section IV of the
TDS, or an AVID, material facts affecting the value or desirability of the Property that were or should have been revealed by such an
inspection or (i) complete any sections on all disclosures required to be completed by Buyer's Broker.

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

D. Within the time specified in paragraph 19A, (i} Seller, unless exempt from the obiigation to provide a TDS, shall, within the time
specified in paragraph 1A, complete and provide Buyer with a Seller Property Questionnaire (C.A.R. Form SPQ) (ii) if Seller is not
required to provide a TDS, Seller shall complete and provide Buyer with a Exempt Seller Disclosure {C.A.R. Form ESD).

E. Buyer shall, within the time specified in paragraph 19B(1}, retum Signed Copies of the Statutory, Lead and other disclosures to Seiler.

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

G. If any disclosure or notice specified in paragraph 12A, or subsequent or amended disclosure or notice is Delivered to Buyer after the
offer is Signed, Buyer shall have the right to cancel this Agreement within 3 Days After Delivery in person, or § Days Afier Delivery by
deposit in the mail, by giving written notice of cancellation to Seller or Seller's agent.

13. SELLER DOCUMENTATION AND ADDITIONAL DISCLOSURE: Within the time specified in paragraph 19, Seller shall disclose,
make available or Deliver, as applicable, to Buyer the following information.

A. RENTAL/SERVICE AGREEMENTS: Seller shall make available to Buyer for inspection and review: (i) all current leases, rental agreements,
service contracts, and other agreements pertaining to the operation of the Property; (li) a rental statement induding names of tenants, rental
rates, period of rental, date of last rent increase, security deposits, rental concessions, rebates or other benefits, if any, and a list of delinquent
rents and their duration. Sefler represents that no tenart is entitied to any rebate, concession, or other benefit, except as set forth in these
documents. Seller represents that the documents to be fumished are thase maintained in the ordinary and nomal course of business.

8. INCOME AND EXPENSE STATEMENTS: Seller shall make available to Buyer the books and records for the Property, including a
staterent of income and expense for the 12 months preceding Acceptance. Seller represents that the books and records are those
maintained in the ordinary and narmal course of business, and used by Seller in the computation of federal and state income tax retums.

C. TENANT ESTOPPEL CERTIFICATES: (If checked) Seller shali Deliver to Buyer tenant estoppel certificates (C.A.R. Form TEC)
completed by Seller or Seller's agent, and signed by tenants, acknowledging: (i) that tenants' rental or lease agreements are unmodified
and in full force and effect (or if modified, stating all such modifications); (ii) that no lessor defaults exist; and (jii) stating the amount of
any prapaid rent or security deposit.

D. SURVEY, PLANS, AND ENGINEERING DOCUMENTS: Seller shall, at no cost to Buyer, Deliver to Buyer Copies of surveys, plans,
specifications, and engineering documents, if any, prepared on Seller's behalf or in Seller's possession.

E. PERMITS: If in Seller's possession, Seller shali Deliver to Buyer Copies of all permits and approvals conceming the Property, obtained
from any govemmental entity, including, but not limited to, certificates of occupancy, conditional use permits, development plans, and
licenses and permits pertaining to the operation of the Property.

F. STRUCTURAL MODIFICATIONS: Seller shalt disclose to Buyer in writing any known structural additions or akterations to, or the
installation, akteration, repair or replacement of, significant components of the structure(s) upon the Property.

G. SELLER REPRESENTATION: Seller represents that Seller has no actual knowledge: (i} of any current pending lawsuit(s},
investigation(s), inquiry(ies), action(s), or other proceeding(s) affecting the Property or the right to use and occupy it; {ii) of any
unsatisfied mechanic's or materiaiman lien{s) affecting the Property; and (iii} that any tenant of the Property is the subject of a
bankruptcy. If Seller receives any such notice prior to Close Of Escrow, Seller shall immediately notify Buyer.

H. GOVERNMENTAL COMPLIANCE:

{1) Seller shall disclose to Buyer any improverments, additions, alterations, or repairs to the Property made by Seller, or known to Seller
to have been made, without required govemmental permits, final inspections, and approvals.
(2) Seller shall disclose to Buyer if Seiler has actual knowledge of any notice of violations of Law filed or issued against the Property.

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

15. CHANGES DURING ESCROW:

A. Prior to Close Cf Escrow, Seller may engage in the following acis (‘Proposed Changes”), subject to Buyer's rights in paragraph 15B: (i)
rent or lease any vacant unit or other part of the premises; (ii) alter, modify or extend any existing rental or lease agreement; (iii) enter
into, alter, modify or extend any service contract(s); or (iv) change the status of the condition of the Property.

B. (1) Atleast T {or ) Days Prior to any Proposed Changes, Seller shall Deliver written notice to Buyer of such Proposed Changes.
{2) Within 5 (or ) Days After receipt of such notice, Buyer, in writing, may give Seller notice of Buyer's objection to the Proposed

Changes in which case Seller shall not make the Proposed Changes.

16. CONDITION OF PROPERTY: Unless otherwise agreed in writing: (i) the Property is sold (a) “AS-1S" in its PRESENT physical condition as
of the date of Acceptance and (b) subject to Buyer's Investigation rights; (ii} the Property, including pool, spa, landscaping and grounds, is
to be maintained in substantially the same condition as on the date of Acceptance; and (iii) all debris and personal property not included in
the sale shall be removed by Close Of Escrow.

A. Seller shall, within the time specified in paragraph 19A; (i) DISCLOSE KNOWN MATERIAL FACTS AND DEFECTS affecting the
Property, including known insurance claims within the past five years, (i) disclose the number of units on the Property which have been
legaily approved, if known by Seller and (iii) make any and all other disclosures required by Law.

B. Buyer has the right to conduct Buyer Investigations of the property and, as specified in paragraph 198, based upon information
discovered in those investigations: (i) cancel this Agreement; or (ii) request that Seller make Repairs or take other action.

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

Buyer's Initials { b\ ) Sellersinitiale ( ' )} _ )
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17. BUYER'S INVESTIGATION OF PROPERTY AND MATTERS AFFECTING PROPERTY: .

A. Buyer's acceptance of the condition of, and any other matter affecting the Property, is a contingency of this Agreement as specified in this
paragraph and paragraph 19B. Within the time specified in paragraph 19B(1), Buyer shall have the right, at Buyer's expense unless
otherwise agreed, to conduct inspections, investigations, tests, surveys and other studies ("Buyer Investigations™), including, but not limited
to, the right to: (i) inspect for lead-based paint and other lead-based paint hazards; (ii) inspect for woed destroying pests and organisms.
Any inspection for wood destroying pests and organisms shall be prepared by a registered Structural Pest Centrol company; shall cover the
main building and attached structures; may cover detached structures; shall NOT include water tests of shower pans on upper level units
unless the cwners of property below the shower consent; shall NOT include roof coverings; and, if the Property is a unit in a condominiumn or
other common interest subdivision, the inspection shall include only the separate interest and any exclusive-use areas being transfemed,
and shall NOT include comman areas:; and shall include a report {“Pest Control Report”) showing the findings of the company which shall be
separated into seclions for evident infestation or infections (Section 1) and for conditions likely to lead to infestation or infection {Section 2);
(iii) review the registered sex offender database; {iv} confirm the insurability of Buyer and the Property including the availability and cost of
flood and fire insurance; (v} review and seek approval of leases that may need to be assumed by Buyer; and (vi) satisfy Buyer as to any
matter specified in the attached Buyers Inspection Advisory (C.A.R. Form BLA). Without Seller's prior written consent, Buyer shall neither
make nor cause to be made: (i) invasive or destructive Buyer Investigations except for minimally invasive testing required to prepare a Pest
Control Report; or (ii) inspections by any governmental building or zoning inspector or govemment employee, unless required by Law.

B. Seller shall make the Property available for alf Buyer Investigations. Buyer shall (i) as specified in paragraph 19B, complete Buyer
Investigations and ether remove the contingency or cancel this Agreement, and (ii) give Seller, at no cost, complete Copies of all such
investigation reports obtained by Buyer, which obligaticn shall survive the termination of this Agreement.

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

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

18. TITLE AND VESTING:

A. Within the time specified in paragraph 19, Buyer shall be provided a cument preliminary title report (“Preliminary Report). The Prefiminary
Report is only an offer by the title insurer to issue a policy of title insurance and may not contain every item affecting title. Buyer's review of
the Preliminary Report and any other matters which may affect title are a contingency of this Agreement as specified in paragraph 19B. The
company providing the Preliminary Report shall, prior to issuing a Preliminary Report, conduct a search of the General Index for all Sellers
except banks or other institutional lenders seliing properties they acquired through foredosure (REOs), corporations, and govemment
entities. Seller shall within 7 Days After Acceptance, give Escrow Holder a completed Statement of Information.

B. Title is taken in its present condition subject to all encumbrances, easements, covenants, conditions, restrictions, rights and other
matters, whether of record or not, as of the date of Acceptance except for: {i) monetary liens of record (which Seller is obligated to pay
off) unless Buyer is assuming those obligations or taking the Property subjed to those obligations; and (ii} those matters which Seller
has agreed to remove in writing.

C. Within the time specified in paragraph 19A, Seller has a duty to disdose to Buyer all matters known to Selier affecting title, whether of
record or not.

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

E. Buyer shall receive a Standard Coverage Owner's CLTA policy of title insuranca. An ALTA policy or the addition of endorsements may
provide greater coverage for Buyer. A title company, at Buyer's request, can provide information about the availability, desirability,
coverage, and cost of various title insurance coverages and endorsements. If Buyer desires title coverage other than that required by
this paragraph, Buyer shall instruct Escrow Holder in writing and shall pay any increase in cost.

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

A. SELLER HAS: 7 (or ___ ) Days After Acceptance to Deliver to Buyer all Reports, disclosures and information for which Seller is

responsible under paragraphs SA, 6, 7, 8B{4), 11A, B, C, and F, 12A and D, 13, 16A, and 18A. Buyer after first Delivering to Seller a
Notice to Seller to Perform (C.A.R. Form NSP) may cancel this Agreement if Seller has not Delivered the itermns within the time specified.

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

(i) complete all Buyer Investigations, review all disclosures, reports, lease documents to be assumed by Buyer pursuant to
paragraph 8B(4) and other applicable information, which Buyer receives from Seller; and approve.all matters affecting the Property;
and {ii) Deliver to Seller Signed Copies of Statutory and Lead Disclosures and other disdosures Delivered by Seller in accordance
with paragraph 12A.

(2) Within the time specified in paragraph 15B(1), Buyer may request that Seller make repairs or take any other action regarding the
Property (C.A.R. Form RR). Seller has no obligation to agree to or respond to {C.A.R. Form RRRR) Buyer's requests.

{3) By the end of the time specified in paragraph 19B(1) (or as otherwise specified in this Agreement), Buyer shall Deliver to Seller a
removal of the applicable contingency or cancellation (C.A.R. Form CR or CC) of this Agreement. However, if any report, disclosure
or information for which Seller is responsible is not Delivered within the time specified in paragraph 19A, then Buyer has S{or )
Days After Delivery of any such items, or the time specified in paragraph 198(1), whichever is later, to Deliver to Seller a removal of
the applicable contingency or cancellation of this Agreement,

Buyer's Initials ( ) ) Seller's Initials ( X )
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20.

21,

22,

Buyer's Initials (

(4} Continuation of Contingency: Even after the end of the time specified in paragraph 198(1) and before Seiler cancels, if at all,
pursuant to paragraph 18C, Buyer retains the right, in writing, to either (i) remove remaining contingencies, or (ii) cancel this
Agreement based on a remaining contingency. Once Buyer's written removal of all contingencies is Delivered to Seller, Seller may
not cancel this Agreement pursuant to paragraph 19C(1).

C. SELLER RIGHT TO CANCEL:

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

(2} Seller right to Cancel; Buyer Contract Obligations: Seller, after first delivering to the Buyer a NBP, may cancel this Agreement if,
by the time specified in this Agreement, Buyer does not take the following action(s): (i} Deposit funds as required by paragraph 3A
or 3B or if the funds deposited pursuant to paragraph 3A or 3B are not good when deposited; (ii) Deliver a notice of FHA or VA
costs or terms as required by paragraph 3D(3) (C.A.R. Form FVA); {iii) Deliver a letter as required by paragraph 3J(1); (iv) Deliver
verification as required by paragraph 3C or 3H or if Seller reascnably disapproves of the verification provided by paragraph 3C or
3H; (v) In writing assume or accept leases or liens specified in 8B4, (vi) Retumn Statutory and Lead Disdosures as required by
paragraph 11A(2) and 12E; or (vii) Sign or initial a separate liquidated damages form for an increased deposit as required by
paragraphs 3B and 30B; or {viii) Provide evidence of authority to sign in a representative capacity as specified in paragraph 28. In
such event, Seller shall authorize the retum of Buyer's deposit, except for fees incurred by Buyer. '

D. NOTICE TO BUYER OR SELLER TO PERFORM: The NBP or NSP shall: {i} be in writing; (ii) be signed by the applicable Buyer or
Seller; and (jif) give the other Party at least 2(or ___ ) Days After Delivery (or until the time specified in the applicable paragraph,
whichever occurs last) to take the applicable action. A NBP or NSP may not be Delivered any earlier than 2 Days Prior to the expiration
of the applicable time for the other Party to remove a contingency or cancel this Agreement or meet an obligation specified in paragraph 19.

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

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

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

REPAIRS: Repairs shall be completed prior to final verificetion of condition unless otherwise agreed in writing. Repairs to be perfarmed at

Seller's expense may be performed by Seller or through others, provided that the work complies with applicable Law, including

govemmental permit, inspection and approval requirements. Repairs shall be performed in a good, skillful manner with materials of quality

and appearance comparable to existing materials. It is understood that exact restoration of appearance or cosmetic items following all

Repairs may not be possible. Seller shall; (i) obtain invoices and paid receipts for Repairs performed by others; (ii} prepare a written

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

and statements to Buyer prior to final venfication of condition.

ENVIRONMENTAL HAZARD CONSULTATION: Buyer and Seller acknowledge: (i) Federal, state, and local legislation impose liability

upon existing and former owners and users of real property, in applicable situations, for certain legislatively defined, environmentalty

hazardous substances; {ii} Broker(s) has/have made no representation conceming the applicability of any such Law to this transaction or to

Buyer or to Seller, except as otherwise indicated in this Agreement; {iil) Broker(s) has/have made no representation conceming the

existence, testing, discovery, location and evaluation offor, and risks posed by, environmentally hazardous substances, if any, located on

or potentially affecting the Property; and {iv) Buyer and Seller are each advised to consult with tachnical and legal experts conceming the
existence, testing, discovery, location and evaluation offfor, and risks posed by, environmentally hazardous substances, if any, located on
or potentially affecting the Property.

AMERICANS WITH DISABILITIES ACT: The Americans With Disabilities Act (“ADA") prohibits discrimination against individuals with

disabilities. The ADA affects almost all commercial facilities and public accommodations, Residential properties are not typically covered by

the ADA, but may be governed by its provisions if used for certain purposes. The ADA can require, among other things, that buildings be
made readily accessible to the disabled. Different requirements apply to new construction, alterations to existing buildings, and removal of
barriers in existing buildings. Compliance with the ADA may require significant costs. Monetary and injunctive remedies may be incurred if
the Property is not in compliance. A real estate broker does not have the technical expertise to determine whether a building is in
compliance with ADA requirements, or to advise a principal on those requirements. Buyer and Seller are advised to contact an attorney,
contractor, architect, engineer or other qualified professional of Buyer or Seller's own choosing to determine to what degree, if any, the ADA

irnpacts that pringj a? OS this transaction.
X ) Seller's Initials ( X ) @
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23.

FINAL VERIFICATION OF CONDITION: Buyer shall have the right to make a final verification of the Property within & (or ___ )Days Prior to
Close Of Escrow, NOT AS A CONTINGENCY OF THE SALE, but solety to confirm: (f) the Property is maintained pursuant to paragraph 16; {ii)
Repairs have been completed as agreed, and (iii} Seller has complied with Seiler's other obligations under this Agreement (C.A.R. Form VP).

24. PRORATIONS OF PROPERTY TAXES AND OTHER ITEMS: Uniess otherwise agreed in writing, the following items shall be PAID

25,

27.

CURRENT and prorated between Buyer and Seller as of Close Of Escrow: real property taxes and assessments, interest, rents, HOA
regular, special, and emergency dues and assessments imposed prior to Close Cf Escrow, premiums on insurance assumed by Buyer,
payments on bonds and assessments assumed by Buyer, and payments on Mello-Roos and other Special Assessment District bonds and
assessments that are now a lien. The following items shall be assumed by Buyer WITHOUT CREDIT toward the purchase price: prorated
payments on Mello-Roos and other Special Assessment District bonds and assessments and HOA special assessments that are now a lien
but not yet due. Property will be reassessed upon change of ownership. Any supplemental tax biills shall be paid as follows: (i) for periods
after Close Of Escrow, by Buyer; and (ii) for periods prior to Close Of Escrow, by Seller (see C.A.R. Form SPT or SBSA for further
information). TAX BILLS ISSUED AFTER CLOSE OF ESCROW SHALL BE HANDLED DIRECTLY BETWEEN BUYER AND SELLER.
Prorations shall be made based on a 30-day month,

SUCCESSORS AND ASSIGNS: This Agreement shall be binding upon, and inure to the benefit of, Buyer and Seller and their respective
successors and assigns, except as otherwise provided herein.

COPIES: Seller and Buyer each represent that Copies of all reports, documents, certificates, approvals and other documents that are
fumished to the other are true, commect and unaftered Copies of the original documents, if the originais are in the possession of the
fumnishing party.

BROKERS:

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

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

C. BROKERAGE: Neither Buyer nor Seller has utilized the services of, or for any other reason owes compensation to, a licensed real
estate broker (individual or corporate), agent, finder, or other entity, other than as specified in this Agreement, in connection with any act
relating to the Property, including, but not limited to, inquiries, introductions, consultations and negotiations leading to this Agreement.
Buyer and Seller each agree to indemnify and hold the other, the Brokers specified herein and their agents, harmless from and against
any costs, expenses or liability for compensation claimed inconsistent with the warranty and representation in this paragraph.

REPRESENTATIVE CAPACITY: if one or more Parlies is signing the Agreement in a representative capacity and not for him/herself as an

individual then that Party shall so indicate in paragraph 40 or 41 and attach a Representative Capacity Signature Disclosure (C.A.R. Form

RCSD). Wherever the signature or initials of the representative identified in the RCSD appear on the Agreement or any related documents,

it shall be deemed to be in a representative capacity for the entity described and not in an individual capacity, unless otherwise indicated.

The Party acting in a representative capacity (i) represents that the entity for which that party is acting already exists and (ii) shall Deliver to

the other Party and Escrow Holder, within 3 Days After Acceptance, evidence of authority to act in that capacity (such as but not limited to:

applicable portion of the trust or Certification Of Trust (Probate Code § 18100.5), letters testamentary, court order, power of attomey,
corporate resolution, or formation documents of the business entity).

JOINT ESCROW INSTRUCTIONS TO ESCROW HOLDER:

A. The following paragraphs, or applicable portions thereof, of this Agreement constitute the joint escrow instructions of Buyer
and Seller to Escrow Holder, which Escrow Holder is to use along with any related counter offers and addenda, and any additional
mutual instructions to close the escrow: paragraphs 1, 3, 4B, 5A, 6, 7, 8, 11C, 18, 19G, 24, 27A, 28, 29, 35, 38, 39, 40, 41 and
paragraph D of the section titled Real Estate Brokers on page 11. If a Copy of the separate compensation agreement(s} provided for in
paragraph 27A, or paragraph D of the section titled Real Estate Brokers on page 11 is deposited with Escrow Holder by Broker, Escrow
Holder shall accept such agreement(s) and pay out from Buyer's or Seller's funds, or both, as applicable, the Broker's compensation
provided for in such agreement(s). The terms and conditions of this Agreement not set forth in the specified paragraphs are additional
matters for the information of Escrow Holder, but about which Escrow Holder need not be concerned. Buyer and Seller will receive
Escrow Helder's general provisions, if any, directly from Escrow Holder and will execute such provisions within the time specified in
paragraph 7C{1)(c). To the extent the general provisions are inconsistent or conflict with this Agreement, the general provisions will
control as to the duties and obligations of Escrow Holder only. Buyer and Seller will execute additional instructions, documents and
forms provided by Escrow Holder that are reascnably. necessary to close the escrow and, as directed by Escrow Holder, shall pay to
Escrow Holder or HOA or HOA management company or others any fee required by paragraphs 7, 11 or elsewhere in the Agreement.

B. A Copy of this Agreement including any counter offer(s) and addenda shall be delivered to Escrow Holder within 3 Days After Acceptance
{or ). Buyer and Seller authorize Escrow Holder to accept and rely on Copies and Signatures as defined in
this Agreement as originals, to open escrow and for other purposes of escrow. The validity of this Agreement as between Buyer and Seller
is not affected by whether or when Escrow Holder Signs this Agreement. Escrow Holder shall provide Sellers Statement of Information to
Title company when received from Seller. If Seller delivers an affidavit to Escrow Holder to satisfy Seller's FIRPTA obiigation under
paragraph 11C, Escrow Holder shall deliver to Buyer a Qualified Substitute statement that complies with federat Law.

Buyer's Initials ( /1// KA}( ) Seller's Initials ( X ) @
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Property Address: 8853 W OLYMPIC , LOS ANGELES, 90035 Date: October 31, 2016

C.

E.

Brokers are a party to the escrow for the sole purpose of compensation pursuant to paragraph 27A and paragraph D of the section titled
Real Estate Brokers on page 11. Buyer and Seller imevocably assign to Brokers compensation specified in paragraph 27A, and
imevocably instruct Escrow Holder to disburse those funds to Brokers at Close Of Escrow or pursuant to any other mutually executed
cancellation agreement. Compensation instructions can be amended or revoked only with the written consent of Brokers. Buyer and
Seller shall release and hold harmless Escrow Holder from any liability resulting from Escrow Holder's payment to Broker{s) of
compensation pursuant to this Agreement.

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

A Copy of any amendment that affects any paragraph of this Agreement for which Escrow Holder is responsible shall be delivered to
Escrow Holder within 3 Days Afier mutual execution of the amendment,

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

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

LIQUIDATED DAMAGES: If Buyer fails to complete this purchase becausa of Buyer's default, Seller shall retain, as liquidated
damages, the deposit actually paid. if the Property is a dwelling with no more than four units, one of which Buyer intends to
occupy, then the amount retained shall be no more than 3% of the purchase price. Any excess shall be retumed to Buyer.
Release of funds will require mutual, Signed release instructions from both Buyer and Seller, Judicial decision or arbitration
award. AT TIME OF ANY INCREASED DEPOSIT BUYER AND SELLER SHALL SIGN A SEPARATE LIQUIDATED DAMAGES
PROVISION INCORPORATING THE INCR! DEPOSIT AS LIQUIDATED DAMAGES {C.A.R. FORM RID).

Buyer's Initials / Seller's Initials /

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

transaction, before resorting to arbitration or court action through the C.AR. Consumer Mediation Center {www,
consumermediation.org) or through any other mediation provider or service mutually agreed to by the Parties. The Parties also agree
to mediate any disputes or claims with Broker(s}, who, in writing, agree to such mediation prior to, or within a reasonable time
after, the dispute or claim is presented to the Broker. Mediation fees, if any, shall be divided equally among the Parties invoived. If,
for any dispute or claim to which this paragraph applies, any Party (I) commences an action without first attempting to resolve the matter
through mediation, or (i) before commencement of an action, refuses to mediate after a request has been made, then that Party shall
not be entitled to recover attoney fees, even if they would otherwise be available to that Party in any such action. THIS MEDIATION
PROVISION APPLIES WHETHER OR NOT THE ARBITRATION PROVISION IS INITIALED. Exclusions from this mediation
agreement are specified in paragraph 31C.

. ARBITRATION OF DISPUTES: The Parties agree that any dispute or claim in Law or equity arising between them

out of this Agreement or any resulting transaction, which is not settled through mediation, shall be decided by
neutral, binding arbitration. The Parties also agree to arbitrate any disputes or claims with Broker(s), who, in
writing, agree to such arbitration prior to, or within a reasonable time after, the dispute or claim is presented to the
Broker. The arbitrator shall be a retired judge or justice, or an attorney with at least 5 years of transactional real
estate Law experience, unless the parties mutually agree to a different arbitrator. The Parties shall have the right to
discovery in accordance with Code of Civil Procedure §1283.05. In all other respects, the arbitration shall be
conducted in accordance with Title 9 of Part 3 of the Code of Civil Procedure. Judgment upon the award of the
arbitrator(s) may be entered into any coust having jurisdiction. Enforcement of this agreement to arbitrate shall be
governed by the Federal Arbitration Act. Exclusions from this arbitration agreement are specified in paragraph 31C.

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

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

/

Buyer's Initials Seller's Initials /

. ADDITIONAL MEDIATION AND ARBITRATION TERMS:

{1) EXCLUSIONS: The following matters are excluded from mediation and arbitration: {i) a judicial or non4udicial foreclosure
or other action or proceeding to enforce a deed of trust, mortgage or instaliment land sale contract as defined in Civil
Code §2985; (ii) an unlawful detainer action; and (iii) any matter that is within the jurisdiction of a probate, small claims or
bankruptcy court.

(2) PRESERVATION OF ACTIONS: The following shall not constitute a waiver nor violation of the mediation and arbitration
provisions: ([) the flling of a court action to preserve a statute of limitations; (ii) the filing of a court action to enabla the
recarding of a notice of pending action, for order of attachment, receivership, injunction, or other provisional remedies; or
(i} the filing of a mechanic’s lien.

Buyer's Initials ( M K__A__)( ) Seller's Initials ( } )
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Property Address: 8653 W OLYMPIC , LOS ANGELES, %0035 Date: October 31, 2016

{3) BROKERS: Brokers shall not be obligated nor compelled to mediate or arbitrate unless they agree to do so in writing. Any
Broker(s) participating in medlation or arbitration shall not be deemed a party to the Agreement.

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

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

34. ATTORNEY FEES: In any action, proceeding, or arbitration between Buyer and Seller arising out of this Agreament, the prevailing Buyer or Seller
shall be entitled to reasonable attomeys fees and costs from the non-prevailing Buyer or Seller, except as provided in paragraph 31A.

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

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

37. TERMS AND CONDITIONS OF OFFER:

This is an offer to purchase the Property on the above terms and conditions. The liquidated damages paragraph or the arbitration of
disputes paragraph is incorporated in this Agreement if initialed by all Parties or if incorporated by mutual agreement in a counter offer or
addendum. If at least ane but not all Parties initial, a counter offer is required until agreement is reached. Seller has the right to continue to
offer the Property for sale and to accept any other offer at any time prior to notification of Acceptance. Buyer has read and acknowledges
receipt of a Copy of the offer and agrees to the confirnation of agency relationships. If this offer is accepted and Buyer subsequently
defaults, Buyer may be responsible for payment of Brokers' compensation. This Agreement and any supplement, addendum or
maodification, including any Copy, may be Signed in two or more counterparts, all of which shail constitute one and the same writing.

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

39, DEFINITIONS: As used in this Agreement:

A. “Acceptance” means the time the offer or final counter offer is accepted in writing by a Party and is delivered to and personally
received by the other Party or that Party's authorized agent in accordance with the terms of this offer or a final counter offer.

B. “Agreement” means this document and any counter offers and any incorporated addenda, collectively forming the binding

agreement between the Parties. Addenda are incorporated only when Signed by all Parties.

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

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

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

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

(including Close Of Escrow) shall notinciude any Saturday, Sunday, or legal holiday and shall instead be the next Day.

. “Days After” means the specified number of calendar days after the occurrence of the event spacified, not counting the calendar date

on which the specified event occurs, and ending at 11:59 PM on the final day.

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

date on which the specified event is scheduled to occur.

“Deliver”, “Delivered” or “Delivery”, unless otherwise specified in writing, means and shall be effective upon: personal receipt by
Buyer or Seller or the individual Real Estate Licensee for that principal as specified in the section titled Real Estate Brokers on page11,
regardless of the method used {i.e., messenger, mail, email, fax, other).

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

K. “Law” means any law, code, statute, ordinance, reguiation, rule or order, which is adopted by a controlling city, county, state or federal
legislative, judicial or executive body or agency.

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

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

40. EXPIRATION OF OFFER: This offer shall be deemed revoked and the deposit, if any, shall be retumed to Buyer unless the offer is Signed

T © Mmoo

by Seller and a Copy of the Signed offer is personally received by Buyer, or by . who
is authorized to receive it, by 5:00 PM on the third Day after this offer is signed by Buyer (or by I:lAMI DPM, an
(date)).

D One or more Buyers is signing the Agreement in a representative capacity and not for him/Merself as an individual. See attached

Representative Capacity Signature /Bﬁ&irﬁé&Aéggﬂgﬁn-a) for additional terrnﬁé:_

Dale 10/31/2016 BUYER AAMD/OR ASSIGAEES \&/ 10/31/2016 18:24:34

(Print name) MICHAEL KESLER AND/OR ASSIGNEES

Date BUYER

(Print name)

{"] Additional Signature Addendum attached (C.A.R. Form ASA). @
Seller's Initials ( N )
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41. ACCEPTANCE OF OFFER: Seller warrants that Seller is the owner of the Property, or has the authority to execute this Agreement. Seller
accepts the above offer and agrees to sell the Property on the above terms and conditions, and agrees to the above confirmation of agency
relationships. Seller has read and acknowledges receipt of a Copy of this Agreement, and authorizes Broker to Deliver a Signed Copy to
Buyer.

[](if checked) SELLER'S ACCEPTANCE IS SUBJECT TO ATTACHED COUNTER OFFER (C.A.R. Form SCO or SMCO) DATED:

[ ] One or more Sellers is signing the Agreement in a representative capacity and not for himherseif as an individual. See attached
Representative Capacity Signature Disclosure {C.A.R. Form RCSD-S) for additional terms.

Date SELLER
(Print name)
Date SELLER

(Print name)

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

REAL ESTATE BROKERS:

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

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

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

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

Re W%ﬂm W) THE COLLECTIVE REALTY CaiBRE Lic. #01944726

By% F@ EDUARDO BRAVO CalBRE Lic. # 01491469 Date 10/31/2016 10312016 181746
By CalBRE Lic. # Date

Address 8278 1/2 SANTA MONICA BLVD CityWEST HOLLYWOOD State CA Zip 90048
Telephone Fax E-mail EDUARDOBRAVOLA@GMAIL.COM

Real Estate Broker (Listing Firm) HILTON & HYLAND CalBRE Lic. #

By AMBRA BISCONTI CalBRE Lic. # Date

By CalBRE Lic. # Date

Address City State Zip

Telephone Fax E-mail

ESCROW HOLDER ACKNOWLEDGMENT:

Escrow Holder acknowledges receipt of a Copy of this Agreement, (if checked, D a deposit in the amount of $ IR
counter offer numbers []Sellers Statement of Infarmation and

, and agrees to act as Escrow Holder subject to paragraph 29 of this Agreement, any
supplemental escrow instructions and the terrms of Escrow Holder's general provisions.

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

Escrow Holder Escrow #
By Date
Address

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

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

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

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

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

TRANSACTIONS. IF YOU DESIRE LEGAL OR TAX ADVICE, CONSULT AN AFPROFRIATE PROFESSIONAL.
e Published and Distributed by: Buyer's Acknowledge that page 11 is part of this Agreement | MKA i )
- REAL ESTATE BUSINESS SERVICES, INC.
! a subsidiary of the CALIFORNIA ASSOCIATION OF REALTORS®
i 25 South Virgil Avenue, Los Angeles, Califomia 90020 Reviewed by
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B C
e oo RESIDENTIAL INCOME PROPERTY PURCHASE

% OF REALTORS* AGREEMENT AND JOINT ESCROW INSTRUCTIONS

{C.AR. Form RIPA, Revised 12/15)
Date Preparsd: November 10, 2016 -
1. OFFER:
A. THIS IS AN OFFER FROM Mahnaz Zakhor, end/or Assign ("Buyer").
[ individuaKs), [ ] A Corporation, [ A Parinership, [ JAnLLC, [ JAn LR, [Other
B. THE REAL PROPERTY o bes acquired is 8853 W Olympic Blvd . situated in

Los Angeles __ (Cly). __Los Angeles (County), Califomia, 80035-1916(Zip Coda), Assessor's Parcei No. 16-175768 (Property’).
C. THE PURCHASE PRICE offered is One Million, Eight Hundred Seventy-Five Thousand
Doliars § 1,875,000.00
D. CLOSE OF ESCROW shall accuron| | (date) {or [X] 30 Days After Acceptance).
) EAGE::(’:B\: and Selter are referred to herein as the *Parties.” Brokers are not Parties Lo this Agreement.

A DISCLOSURE: The Parties each acknowlaedge receipt of & “Disclosure Regarding Real Estate Agency Relatlonships”

{C.A.R.Form AD).
B. CONFIRMATION: The following agency ralationships are hersby confirmed for this traneaction:
Listing Agent Hilton & Hyland {Print Firm Name)} is the agent of {check ong):
[Jtha Seller exclusively; or] | both the Buyer and Sefler.
Selling Agent Trans Atlas Realty Inc. {Print Firm Name) {if not the same as the

Listing Agent) is the agent of (check one). |l the Buyer excluslvaly or]_|the Selter exclusively: or[ ] both the Buyer and Selier.
C. POTENTIALLY COMPETING BUYERS AND SELLERS: The Partias each acknowledge receipt of a [} "Potential Representation
of More than Ons Buyer or Setier - Disclosure and Consent” {C.A.R, Form PRBS),
3, FINANCE TERMS: Buyer rapresents that funds will be good when deposiled with Escrow Holder.

A. INITIAL DEPOSIT: Deposit shalibeinthe amount of .. .. ... oiiii i ittt riiaeiinnraenn $ 56,250.00
{1} Buyer Direct Deposit: B shall deliver deposit directly to Escrow Holder by electronic funds
transfer, [ | cashier's check, [ | personal check, [ ] other within 3 business days
after Acceptance (or . X
OR (2] Buyer Deposit Wit Agent. Buyer [fas given te deposi by pereonal Check (of )
to the agent submitting the offer (or to ), made payable o
. The daposit shall ba held uncashed untll Acceptance and then deposited
with Escrow Holder within 3 business days afier Acceplance (or - ).

Deposit checks given to agent shall be an original signed check and not a copy.
(Nota: Initial and increased deposits chacks received by agent ghall ba recorded in Broker's trust fund fog.)
B. INCREASED DEPOSIT: Buyer shall deposit with Escrow Holder an increased deposit in the amountof .., § n/a
within Days After Accepiance (or )
If the Partles agree to liguidated damages in this Agreement, they also agree o incorporate the increased
deposit into the liquidated demages amount in a separate liquidatsd damages clause {C_A.R. Form RID)
2t the tims the Increased depostt is delivered to Escrow Holder.
C. [ ALL CASH OFFER: No loan is needed io purchase the Property. This offer is NOT contingent on Buyer
obtaining a loan. Written varification of sufficient funds 1o close this transaction 1S ATTACHED to this offer
or ] Buyer shalt, within 3 {or ) Daya Aftar Accaptance, Dallver to Sefler such verification.
D. LOAN(S):
(1) FIRSTLOAN: inthe amount of . ... ... .. .. i it i i e ree s tunasanabaanns $ 1,125,000.00
This loan will be conventional financing or [ JFHA, [|VA, [ ] Seller financing (C.AR. Form SFA),
{ ] assumed financing (C.AR. Form AFA), { | subiecttofinancing, | | Other . This loan shall
be at a fixed rats not to excesd Yoof, | _|an adjusiable rate loan with intial rate nottoexceed %,
Ri shall not to % of
0 agaEc()Nﬂl LO. 'ﬂ’fﬁ mﬁmmof .. wm e extxed ...... " . theioanarmunt. ........ $ n'a
This loan wifl ba conventional financing or [ Seller finanding (C.A R, Form SFA), [ ] assumed financing
(C.AR. Farm AFA), [ sublect to financing, er . This loan ehall be at a fixed
rate not lo axceed % or, [ ] an adjustable rate loan with inllal mte not to exceed %.
Regardiess of the type of loan, Buyer shall pay points not to exceed % of the loan amount.
(3) FHAVA: For any FHA or VA loan specified In 3D(1), Buyer has 17 {or _ ____}Days Afler Acceptance
to Deliver to Seller written notice {C.AR. Form FVA) of any lender-required repairs or costs that
Buyer requasts Seller to pay for or otherwige comect. Seller has no obligation to pay or salisfy lender
requirements unless agreed in writing. A FHA/VA amendatory clause (C.A.R, Form FVAC) shall ba a
part of this transaction.
E. ADDITIONAL FINANCING TERMS:

F. BALANCE OF DOWN PAYMENT OR PURCHASE PRICE Intheamountof......................
to he deposited with Escrow Holder pursuant to Escrow Holder instructions.
G. PURCHASE PRICE [TOT AL . ... ... o i ittt ettt s rscrcatanennarranrenncneanas $ 1,875,000.00
Buyer's Initials ( ) Seller's initlals ( ) D)
© 2015, Calfornia Arsociation of REALTORS®, nc.
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Property Address: 86563 W Olympic Bivd, Los Angeles, CA_90035-1316 Date: November 10, 2018

H. VERIFICATION OF DOWN PAYMENT AND CLOSING COSTS: Buyer {or Buyer's iander or loan broker pursuant io paragraph A1y
shall, within 3 {or ___) Days ARer Acceptance, Deliver to Seller written verification of Buyers down payment and closing costs.
{[] verification attached.)

. APPRAISAL CONTINGENCY AND REMOVAL: This Agreement is (ot Eis NOT) contingent upon a writien appraisal of the Proparty
by a licensed or certified appraiser at no less than the purchass price. Buyer shall, as specified in paragraph 198(3), in writing, remove

. the appraisal conlingency or cancal this Agreement within 17 {or ____ } Days After Acceptance.

J. LOAN TERMS:
(1) LOAN APPLICATIONS: Within 3 {or __ ) Days After Acceplance, Buyer shall Dejiver to Selier a letter from Buyer's lender or loan
broker slating that, based on a raview of Buyer's written application and credit report, Buyer is prequalified or preapproved for any NEW
loan specified in paragraph 3D. If any loan specified in paragraph 3D is an adjustable rate loan, the pregualification or preapproval
lettar shall be based on the qualifying rate, not the Initiat Ioan rate, ( [ Letter attached.)
(2} LOAN CONTINGENCY: Buyer shall ad diligently and in good fath to obtain the designated lnan(s). Buyer's qualffication for the loan{s)
specified above Is a contingency of this Agreement uniess otherwise agreed in writing. If thare is no appraisal contingency or the appraisal
centingency has been waived or removed, then faliure of the Property to appraise al the purchase prica doss not entiie Buyer to exercise the
canceliation right pursuant 1o the loan cortingency if Buyer |8 otherwise qualfied for the specified loan. Buyers contractual oblgations
regerding depasit, balance of down payment and dlosing costs are not contingencles of this Agreement.
{3) LOAN CONTINGENCY REMOVAL:

Within 21 {or ___ ) Bays After Accaptance, Buyer shall, as specified In paregraph 19, in writing, remove the loan contingency of cancet
this Agreement. if there is an appraisal contingency, removal of the loan contingency shall not be deemed removal of the appraisal
contingency.

{4) X4 NO LOAN CONTINGENCY: Ohtzining eny loan spedified above is NOT a contingency of his Agresment. if Buyer does not abtain the
loan ard as a result Buyer does not purchase the Praperly, Seller may be entitied to Buyer's deposit or other legal remedies.

{6) LENDER LIMITS ON BUYER CREDITS: Any credit to Buyer, from any source, for cosing or other costs thet is agreed to by the
Partiss ("Contractual Credit™) shall ba disclosed to Buyer's [ender, If the total credit eltowed by Buyer's lender ("Lender Allowabla
Credit”) is lase than the Contractual Credit, then (i) the Contractua! Credit shall be reduced to the Lender Allowabje Cradit, and {ii} in the
abeence of a separaia written agreement betwaen the Parlles, there shall be no automalic adjustment to the purchase price to make up
for the difference batwesen the Contractual Credit and the Lender Allowable Credit.

{6) ASSUMED OR SUBJECT TQ EINANCING: Seller represents that Sefler is not delinquent on any payrments due on any loans. if the
Property ts acquired subject to an exdsting Joan, Buysr and Sefler are sdvised to consult with legal council regarding the abllity of an
existing lender 1o call the loan due, end the consequencas thereof,

K. BUYER STATED FINANCING: Seller is relying on Buyer's reprasentation of the type of financing specified {including but not imited to,
as applicable, all cash, amount of down payment, or contingert or non-contingent loan). Seller has agread o a specific closing date,
purchass price and to sell to Buyer in reliance on Buyer's covenant conceming financing. Buyer shall pursue the financing specified in
this Agreemant. Seiler has no cbbgation to cooperate with Buyer's efforts to obtain any financing other than that specified in the
Agreement and the availability of any such aliernate friancing does not excse Buyer from the cbligation to purchase the Property and
close escrow as spacified in this Agreement. ’

4. SALE OF BUYER'S PROPERTY:

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

ORB. [_] This Agreement and Buysr's abllity to obtain finanting are contingent upon the sale of proparty cwned by Buyer as specified in the
attached addendum {C.A.R. Form COP).
5. ADDENDA AND ADVISORIES:

A. ADDENDA: [TAddendum # (C.A.R. Form ADM)
[ TBack Up Offer Addengum (C.A.R, Form BUQ) Courl Gonfirmation Addendum (CAR. Form GGA)
Septic, Well and Property Monument Addendim (C.AR. Farm SWPI)
[T Short Sale Addendum (C.A.R. Form SSA) Q Other
B. BUYER AND SELLER ADVISORIES: Buyer's Inspection Advisory (C.AR, Form BIA)
Probate Advisory (C.A.R. Form PA) Statowide Buyer and Seller Advisory (C.A.R. Form SBSA)
| | Trust Advisary (C.A.R, Form TA) REO Advisory (C.A.R. Form REO)
| | Short Sale Information and Advisory (C.A.R. Form SSiA) |_jOther

8. OTHER TERMS: 1) Subject to interior Inspection. 2)Owner’s unit to be deliversd vacapt at closing escrow.

7. ALLOCATION OF COSTS
A. INSPECTIONS, REPORTS AND CERTIFICATES: Unisss otherwise agreed, in wilting, this paragraph only determines who
is to pay for the Inspection, last, cerlificate or service ("Report”} mentioned; it doss not dstermine who s to pay for any work
recommendad or identified in the Report.
(1) (] Buyer [ ] Seller shall pay for a natural hazard zone disclosure report, inchuding tax [ environmental [ ] Other:
prepared by Cilck here o seleet Your Service Provider
{2} |_]Buyer { | Seller shall pay for the foliowing Reporl

repared
{3) E]Buyer E{Sekr shall pay for the following Raport

prepared by
Buyer's lnitials { ( ) Saller's Inftials { X )
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Proparty Address: 8653 W Olympic Bivd, Los Angeles, CA 80035-1916 Date: November 10, 2016

B. GOVERNMENT REQUIREMENTS AND RETROFIT:

(1) _BuyerE]Saller shall pay for smoke alarm and carbon monoxide device installstion and water heater bracing, if required by Law.
Prior to Cloge Of Escrow ("COE”), Seller shali provide Buyer writien statement(s) of compllance in accordance with state and local
Law, unless Seller i= axempt.

{2} (1} DA Buyer [ ] Seller shall pay the cost of compliance with any other minimum mandatory govemnmant inspections and reports if
reqlilred a8 a condition of dosing escrow under eny Law,

(il D8 Buyer [ ] Seller shali pay the cost of compliance with any other minimum mandatory govemment relrofit standards required as
a conditian of closing escraw under any Law, whether the work is required to be compietsd before or after COE,

{iity Buyer shall be provided, within the Ume specified in paragraph 19A, a copy of any required gavernment conductad or point-of-
sale inspection report prepared pursuant to this Agreemant or in anticipation of this sale of the Proparty.

3) DBuyarDSelnrstﬁlpayforhsta!hﬁnndapprwadﬁeex&nngs). sprinkier(s), and hose(s), if required by Law, which shall be
instalied prior to Close Of Escrow, Prior to Close Of Escrow, Seller shall provide Buyer a written staterment of complianca, if required by Law.

(4) [ Buyer DSeller shall pay for installation of drain cover and anti-entrapment device or sysiem for any pool of spa meeting the
minimum reguirements permitted by the U,S. Consumer Products and Safaty Commisgsion.

ESCROW AND TITLE:

{1} (a) {x] Buyer [x] Seller shali pay escrow tee Each party pays for his own Customary fees.

{b) Escrow Holder shall be Selfer's Cholce.
(c) The Parties shall, within 5 {or __ ) Days After recsipf, 8lgn and retum Escrow Holder's general provisions.

{2) (a) [} Buyer D Saller shall pay for ownar's title insurance policy epacified in paragraph 18E
(b} Ownar's title policy o be lssued by Selfer’s Choice.
(Buyer shall pay for any title insurance policy insuring Buyer's lender, unless atherwise agreed in wriling. }

OTHER COSTS:

{4} [ 18uyer dJ Salter shall pay County transfer tax or fee
{2} | _1Buyer|¥| Seller shall pay Ciy transfer tax or fee
(3) [ |Buyer | ] Seller shall pay Homeownaers' Assaciation {"HOA") transfer fee

(4} Seller shall pay HOA fees for praparing documents raquired to be defivered by Chvil Code §4525.

53] BuyerD Seller shall pay HOA fees for praparing all documents other than those required by Civik Code §4525,
{6} Buyer to pay for any HOA certification fee,

{7} | _|Buyer| | Seller shall pay for any private transfer fee
(8) | ;Buyer] |Sefler shail pay for
{9) | _{Buyer| |Seliar shall pay for

{10)|_|Buyer | | Saller shall pay for the cost, not to exceed § ,ofa] |standard | |upgraded one-
year home warranty plan, issuad by Click here to select your Service Provider , with the fallowing
cptional coverages: |_| Alr Conditionar l Pool/Spa [ fOthar:

Buyer is informed thet home wamanly plans have many optional coverages in addition o those fisted above. Buyer is advised o
investigate these coverages to determine those that may be sultable for Buyer.

ORD Buyer waives the purchase of a home wasranty policy. Nothing in thia paragraph precludes Buyer's purchasing
8 home warranty policy during the term of the Agreement.

8. ITEMS INCLUDED IN AND EXCLUDED FROM SALE:

A,
B.

NOTE TO BUYER AND SELLER:; ltems @isted as included or excluded in the MLS, fiyers or marketing materiais are not included in the

purchase price or exciuded from the sale unless specifiad in paragraph 8B, C or D.

ITEMB INCLUDED N SALE:

{1) All EXISTING fixtures and fittings that are attached to the Propeanty;

(2) EXISTING elecvical, mechanical, lighting, plumbing and hesting fixtures, calling fans, fireptace inserts, gas logs and grates, salar
power systems, buill-in appliences, window and door scraens, awnings, shullers, window coverings, attached floor coverings,
telavision antennas, satellite dishas, air coolarsiconditioners, poolapa equipment, gamage door openersiremote comtrols, mailbox,
inground landscaping, frees/shrubs, water features and fountains, water sofleners, water puriflers and aecurity systems/alarms.

{3) Seller represents that all items included in the purchase price, uniess otherwise specified, are owned by Seller, axcepl {1}

and (i) the items and systams identified pursuant to 8B8{4).

{4} LEASED OR LIENED ITEMS AND SYSTEMS: Seller shall, within the lime specified in paragraph 19A, (i) disclose to Buyar if any

itern or system specifiad in paragraph 8B or otherwise included in the sale IS leased, o not ownad by Sefler, of specifically subjectto a

lien or other encumbrance, and (i) Deliver to Buyer sl written materlals (such as leass, wamanly, stc.} conceming any such item,

Buyer's abilty fo assume any such lease, or willingness o accept the Proparty subject to any such lien or encumbrance, is a

contingency in favor of Buyer and Saeller as specified in paragraph 19B and C.

{5) Except as otherwise specifiad of disclosad, ail erns included shali be transferred free and clear of liens and ancumbrences and

without Sellar warrenty regardiess of vaiue, .

{8) A complete inventory of ali personal property of Seller curently used in the operation of the Property and included in the purchase

price shall be defivered to Buyer within the tims spedifiad In paragraph 18.

{7} Saller shall deltver title to the personai property by Bill of Sals, free of all Eens and encumbrances, and without warranty of condltion.

(8) As additons! security for any note in favor of Saller for any part of the purchase price, Buyer shall execute a UCC-1 Financing

Statement to be filed with the Secretary of Siate, coverlng the personal property Inciuded in the purchase, replacement thereof, and

insurance procesds.

C. ITEMS EXCLUDED FROM SALE:

D. OTHER [TEMS: Existing integrated phone and home automation syetems, including necessary components guch as intranat ané
Intemet-connected hardware or devices, control units (other than non-dedicated mobile devices, electronics and computers) and
applicable software, permissions, passwerds, codes and access information, are ([j are NOT) included in the sate,

Buyer's Initials { ‘ﬂ %5 ) } Saller's Initials { X . @
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Property Address: 8653 W Olympic Bivd, Los Angeles, CA_80035-1916 Date: November 10, 2016

9. SECURITY DEPOSITS: Security deposits, if any, to the extent they have nat been applied by Sefler in accordance with any renial agreement
and curent Law, shall be ransferred to Buyer on Close Of Escrow. Seller shall nolify each tenanl, in compiance with the Californla Civil Code.

10. CLOSING AND POSSESSION:

A. Buyer intends (ot [ ] does not intand) to occupy any unit in the Property as Buyer's primary residenca,

B. Seller-occupied or vacant property: Possession shall be delivered to Buyer: (i) [Jat6 PM or (10 D AW/ []PM) on the date of
Close Of Escrow; (ﬂ)Dnola‘larthan_cabndardaysaﬂar Close Of Escrow; or (iii)|_Jat lAMI! IF'M on .

C. Seller Ramaining In Posseasion After Closa Of Escrow: i Saller has tha right to ramain in possession aher Close Of Escrow, (i) the
Parties are advised to sign a separate occupancy agreement such as [ C AR, Form SiP, for Seller conlinued occupancy of less than
30 days, [ ] C.AR. Farm RLAS for Sefier continued occupsncy of 30 days or more; and {l) the Parties are advised to consult with their
insurance and legs! advisors for information about liability and damage or injury to persons and personal and real property; and (i)
Buyer is advised o consuit with Buyer's iender about the impact of Seller's occupancy on Buyer's loan.

D. Tenant occupled unlts: Possession and eccupancy, subject to the rights of tenants under existing leases, shall be delivered to Buyer
on Close Of Escrow. '

E. Al Close Of Escrow: (i) Seher assigns to Buyer any assignabte warranty rights for items included in the sale; and {1} Seller shali Debver
to Buyer available Copies of any such warranties, Brokers cannot and will not determine the assignability of any warranties.

F. At Close Of Escrow, unless otherwise agreed in writing, Sefler shail provide keys, passwords, codes and/or mesns to operate ail locks,
mailboxes, securiy systems, alarms, home aulamation systems and intranat and Intemet-connaected devicas included in the purchasa
price, and garage doar openers, If the Property s a condominium or located in a common intarest subdivision, Buyer may be required
lo pay @ deposit o the Homeowners' Association "HOA")} to obtain keys to accessible HOA facilities.

11. STATUTORY AND OTHER DISCLOSURES {INCLUDING LEAD-BASED PAINT HAZARD DISCLOSURES} AND CANCELLATION

RIGHTS:

A. LEAD-BASED PAINT HAZARD DISCLOSURES:

{1} Seller shafi, within the lime specified in paragraph 19, deliver to Buyer, if required by Law, Federal Lead-Based Paint Disclosures
and pamphiet ("Lead Disclosures®), If the Lead Disclosuras are defivered to Buyer afier the offer is Signed, Buyer shall have the
right to cancal this Agreament within 3 Days Afler Delivery in person, ar § Days After delivery by deposit in the mall, by giving
wrilten notice of cancellation to Seller or Seller's agent. {Lead Disclosures sant by mall musi be sent certified mail or better.)

{2) Buyer shall, within the tims specified in paragraph 19, return a Signed Copy of tha Laad Disclosure to Sedler.

B. NATURAL AND ENVIRONMENTAL HAZARDS: Within the tire specified in paragraph 19, Seller shal, if required by Law: {1} deliver to
Buyer earthquake guides {and questionnaire) and enviranmenta) hazards booklet, and (il} even if exempt from the obfigation to provide
a NHD, disclose if the Property is [ocated in a Special Flood Hazard Ares; Potantial Flooding (Inundation) Area; Very High Fire Hazard
Zone: State Fire Responsibilily Area; Earthquaka Fault Zone; Selsmic Hazard Zone; and (Wi} disclosa any other zone as required by
Law and provide any other information required for thase zones.

C. WITHHOLDING TAXES: Wiihin the lime specified in paragraph 19A, to avold required withholding, Seller shalt Deliver to Buyer or
gualified substitute, an affidavit sufficient to comply with federal (FIRPTA) and Californla withholding Law (C.A.R. Form AS or QS).

D. MEGAN'S LAW DATABASE DISCLOSURE: Notice: Pursuant io Section 290.46 of the Penal Code, information aboul specified
registared sex offenders is made avallable to the public via an Internat Web site maintained by the Deparment of Justice at
www.meganslaw._ca.gov. Depanding on an offender's criminal history, this Informalion will include either the address at which the
offender resides or the community of residence and ZIP Code in which he or she residas. (Neither Seller nor Brokers are required 1o
check this website, If Buyer wante furthsr information, Broker recommends thal Buysr obtain information from this website during
Buyer's inspaction contingency period, Brokers do nat have expartise in this ares.)

E. NOTICE REGARDING GAS AND HAZARDOUS LIQUID TRANSMISSION PIPELINES: This nolice i being provided simply to inform
you that information aboul the general logation of gas and hazardous iquid transmission pipsiines is available 1o the public via tha
National Pipsfine Mapping System (NPMS) Inlemet Web site maintained by the United Sistes Depantment of Trangporiation at
http:/Aiwww.npms.phmsa.dot.gov/. To sesk furlher information about possible transmission pipeknes near the Properly, you may
contact your local gas utility of other pipeline operalors in the area. Contact infoermation for pipetine operaiors is sesrchable by ZIP
Code and county on the NPMS Internst Wab site.

F. CONDOMINIUM/PLANNED DEVELOPMENT DISCLOSURES:

(1) SELLER HAS: 7 (or ___ ) Days Aftar Acceptance 1o dizclose to Buyer whather the Property is a condominium, or is located in a

ptanned deveiopment or other commuon interest subdivision (C.A.R. Form SPQ or ESD)

{2) If the Property is a condominium or is located in a planned development or other common interest subdivision, Saller has

3 {or ___ ) Days After Acceptance to request from the HOA (C.A R. Form HOA1Y: (1) Coples of any documents required by Law;

(i} disclosure of any pending or anticipated clairn or litigation by or against the HOA; (ill} a statsment containing the location and

number of designated parking and slorage spaces; (iv) Copies of the mosi racent 12 months of HOA minutes for regular and special

meetings: and {v} the names and contact information of all HOAs goveming the Property {collectively, “Cl Disclosures™). Saller shalf
itemize and Deliver to Buyer all Cl Disclosuras recetved from the HOA and any Ci Disdosures in Sellar's possession. Buysr's approval
of Cf Disclosures is a contingency of this Agreement as specified In paragreph 198{3). The Party specified in paragraph 7, as directed
by escrow, sheil deposit funds into escrow or direct to HOA or managemeant company to pay for any of the above.

12. RESIDENTIAL 1-4 PROPERTIES:

A. Sefier ahall, within tha ime spedified in paragraph 19A, Deliver to Buyer: (I} if raquired by Law, a fully completed: Feders! Lead-Basad
Paint Disclosures (C.A.R. Form FLD) and pamphlet {"Lead Disclosures™); and {ii} urfass exempt, fully completed disclosures or notices
required by sections 1102 et seq. and 1103 el seq, of the Civil Coda ("Statutory Disciosures”), Statutory Discosures include, but are
not limited to, a Rea! Estate Transfer Disclosure Statement ("TDS"), Natural Hazard Disclosure Statament ("NHD"), notice or actual
knowledga of release of ilegal controlied subslance, notice of special tax and/ar assessments {or, if allawed, substantially equivalent
notice regarding the Mello-Roos Community Facilities Acl of 1982 and Improvement Bond Act of 1915) and, if Seller has actual
knowledge, of industrial use and military ardnance location (C.A_R. Form SPQ or ESD),

B. Any Statutory Disclosure requirad by this paragraph is consldered fully compieted if Seiler has answered all questions and completed and
signed the Seller section(s) and the Listing Agent, if any, has complatad and signed the Listing Broker sadlion(s), or, if appiicable, an Agent

Visua! Inspection Disclosure (C.A.R. Farm AVID). Nothing siated hersin relieves a Buyers Broker, if any, from the obligation to {j)
Buyer's Initials { { } : Sellor's Inibials { it ) @
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Property Address: 8653 W Olympic Blvd, Los Angeles, CA 90035-1915 Date: November 10, 2016

am

G.

conduct a reasonably competent and dillger visual inspecion of the accessible areas of the Propsrty and disclose, on Saction IV of the
TDS. or an AVID, material facts affecting the value or desirability of the Property that wers or should have besn revealed by such an
inspection or (i) compisete any sections on ell disclosures required to be completad by Buyer’s Broker.

. Nota to Buyer and Seller: Waiver of Stetutory and Lead Disclosures is prahibited by Law,

Within the ime specified in paragraph 18A, () Seller, unless exempt from the obligation to provide a TDS, shall, within the time
specified in paragraph 18A, complete and provide Buyer with a Sefler Proparty Questionnaire {C.A.R. Form SPQ) (1)  Seller is not
requirad to provide a TDS, Saller shall complete and pravide Buyer with a Exempt Seller Disclasure (C.AR. Form ESD).

Buyer shali, within the time specified in paragraph 18B(1), retum Signad Coples of the Slatutory, Lead and other disclosures o Seller,

In the event Seller or Lisling Broker, prior to Close Of Escrow, becomes aware of adverse conditions rmaterially affecting the Property,
or any materigl inaccuracy in disclosures, information or representations previously provided to Buyer, Setler shall promptly provide a
subsequent or amended disclosure or notica, in writing, covering those itams. However, a subsequent or amended disclosure shalt
not be required for conditions and materlal ineccuracles of which Buyer is otherwise aware, or which are disctogsed In reports
provided to or obtained by Buyer or ordered and pald for by Buyar.

if any disclosire or notice specified in paragraph 12A, or subsequant or amanded diaclosure or notice is Deilvered lo Buyer after the
offer is Signed, Buyer shall have the right to cance! this Agresment within 3 Days After Delivery in person, or 5 Days After Delivery by
deposit in the mall, by giving writtan notice of cancallation to Sefler or Seller's agent,

13, SELLER DOCUMENTATION AND ADDITIONAL DISCLOSURE: Within the time specifled in paragraph 18, Seller shalt disclose,
make available or Dellver, as applicable, to Buyer the following information.

A,

C.

RENTAL/SERVICE AGREEMENTS: Seller shali maks svailable to Buyer for inspection and review: (i) all curent leases, rental agreements,
service conlracls, and other agreemenis pertsining to the oparation of the Property. () a rerial statement including names of tenants, rental
rates, period of rema), dats of last rent ncrease, security deposits, remal concessions, rabates or other benefits, if any, and a fist of defnquent
rents and ther duration. Seffler represents that no lenant is enlifed to eny rebale, concession, or other benefit, except as set forth in these
documents. Seller rapresents Lhat the documents to be fumished are those maintained in the ordinary and normal course of business.
INCOME AMD EXPENSE STATEMENTS: Saller shall maks available to Buyer the books and records for tha Proparty. including a
staterant of income and expenee for the 12 months preceding Accepiance, Seller represents that the books and recards are those
maintained in the ordinary and normat course of business, and usad by Seler In the compulation of federal and slate income tax retums.
TENANT ESTOPPEL CERTIFICATES: (if checked) Seller shall Deliver o Buyer tenant estoppe! certificates (C.A.R. Form TEC)
compisted by Seller or Sellers agent, and signed by tenants, acknowledging: (I} that tenants’ rental or lease agreements ars unmodified
and in full force and effect (or if modified, stating all such modifications); (ii} that no lessor defaults exist; and {lil) stating the amount of
any prepaid rent or security deposit.

SURVEY, PLANS, AND ENGINEERING DOCUMENTS: Seller shall, at no cost to Buyer, Delver to Buyer Copiss of surveys, plans,
spedifications, and engineering documents, if any, prapared on Setier's behalf or in Seller's possession.

PERMITS: N in Seller’s possession, Selier shall Deliver 1o Buyer Copies of all permits and approvale conceming the Property, oblained
frorn any governmmental enlity, including, but not mited o, certificates of occupancy, conditional usa permits, development plans, and
licenses and permits pertaining to the operation of the Property.

STRUCTURAL MODIFICATIONS: Seller shall disclose to Buyar In waiting any known structurai additions or altstations to, or the
instalietion, altsraticn, repalr or replacement of, significant components of the structure(s) upon the Property.

. SELLER REPRESENTATION: Seler reprasents that Seller has no aciual knowledge: (i} of any current pending lawsuil(s),

investigation(s), inquiry(ies), action(s), or olher proceeding(s) affecting the Property or the right to use and occupy it; (il) of any

unsatisfiad mechanic’s or materialman fien(s) affecting the Properly; and (ill} thet any tenant of the Property is the subject of a

bankruptey. If Seller receives any such notice pror to Close Of Escrow, Seller ghall immediately notify Buyer,

GOVERNMENTAL COMPLIANCE:

{1) Seller shail disclose to Buyer any improvements, additions, alierations, or repairs [0 the Property made by Seiler, or known 1o Sellar
lo have been mada, without required govemmental permits, final inspactions, and approvals.

(2} Seller shall disclose to Buyer if Seller has actual knowledge of any notice of violations of Law filed or issued against the Property.

14. SUBSEQUENT DISCLOSURES: In the event Seller, prior 10 Close Of Escrow, becomas awsre of adverse conditions materially affecting
the Proparty, or any material inaccuracy in discloguras, information or representations previously provided to Buyer, Seller shail promptly
Deliver a subsequent or amended disclosure or notice, in writing, covering those items. Howaver, a subsequent or amended disclosure
shall nat be required for conditions and matarial Inaccuracles of which Buyer is olherwisa aware, or which are disclosed in raperts
provided to or obtained by Buyer or ordered and pald for by Buyer.

15, CHANGES DURING ESCROW:

A

Prior to Close Of Escrow, Seller may engage in the following acts [Proposed Changes”}, subject to Buyer's rights in paregraph 158: (1}

reni. or leasa sny vacent unit or other part of the premisas; (I} aller, modify or extend any existing rental or laasa agreement; (iil) erter

into, alter, modify or extend any service contracl(s); or (iv) change the status of the condition of the Property.

{t) At least 7 {or )} Days Prior to any Proposed Changes, Seller shall Deliver written notice to Buyer of such Propasad Changes.

{2) Within 5 {or ___) Days Afier receipt of such notice, Buyer, In writing. may give Seller notice of Buyer's objaction to the Proposed
Changes In which case Seller shall not make the Proposed Changes.

16. CONDITION OF PROPERTY: Unlesa otherwise agreed in wriiing: (i) the Proparty is sold {a) "AS-1S" in its PRESENT physical condition as
of the dats of Acceptance and (b} subject to Buyer's Investigalion rights; (il} the Property, including pool, Epa, landscaping and grounds, is
to be maintainad in substantially the sama condition as on the date of Accaptance; and {Ili} all debriz and personal property not Included in
the sale shall ba removed by Close Of Escrow.

A

C.

Seller shall, within the time specified in paragraph 18A; (i) DISCLOSE KNOWN MATERIAL FACTS AND DEFECTS aflecling the
Property, including known inauranca claims within the past five years, (]) discloge the number of units on the Property which have been
lagaity approved, if known by Safler and (jii} make any and all other disclosures required by Law.

Buyer has the right to conduct Buysr investigations of the property and, es specified in paragraph 168, basad upon Information
discovered in thoss Investigations: {i} cancel this Agreemant; or (i} request that Seller make Repairs or 1ake other action.

Buyer is strongly advised to conduct Investigations of tha entire Property in order to detstmine its present condltion. Selier
may not be aware of all defects affecting the Property or other factors that Buyer considers important, Property Improvements
may not bp huilt according to code, in compliance with current Law, of have had permits lssued.

Buyer's Initiadu { | (. | Saller's nitials { 4 —_
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Property Address: 8653 W Olympic Bivd, Los Angeles, CA $0035-1916 Date: Noveinber 10, 2018
17. BUYER'S INVESTIGATION OF PROPERTY AND MATTERS AFFECTING PROPERTY:

A

Buyer's acceptance of the conditian of, and any other matter affecting the Property, is a conlingancy of this Agreement as specified in this
paragraph and paragraph 188, Within the time specified In paregraph 18B(1), Buyer shall have the right, at Buyer's axpense unless
aotherwise agreed, to conduct inspections, investigations, lests, surveys and other siudies (Buyer investigations™), including, but not imited
to, the right to: {J) inspect for lead-based paint and other lead-based paint hazards; () inspect for wood destroying pests and organisms.
Anyinspecﬂcn for wood destraying pests and organierns shall be prapared by a registered Structural Pest Control company; shall cover the
main building and attached struchires; may cover detached structures; shall NOT include water tests of shower pans on lipper level units
uniess the owners of property below the shower consent; shall NOT Include roof coverings; and, if the Property Is a unit in a condomintum or
other common imerest subdivision, the inspection shall inciuda only the separate interest and any exclusive-use ereas being ransferrad,
and shall NOT include commeon areas; and shall includs a report (Pest Control Report”) showing the findings of the company which shall be
separated into sections for avident infestation or iInfactions (Section 1) and for conditions kely Lo lead to infestaton or infection (Section 2);
(16) review tha registered sex offender databasa; {iv) confirm the insurability of Buyer and the Property including the avallability and cost of
flood and fire insurance; {v} review and seek approval of leases that may nesd to be assumed by Buyer; and (i) zatisfy Buyer as to any
malter specifisd in the attached Buyer's Inspection Adyisory (C.AR. Form BIA). Without Seller's prior written consent, Buyer shall nether
make hor cause to be made: (I} invasive or destructive Buyer investigations except for minimally invasive testing required {o prepare a Pest
Control Repext; or (1) inspecticns by any govemmentai building or zaning inspector or government employee, unless required by Law.
Seller shall maks the Properly available for all Buyer investigations. Buyer shall () as specified in paragraph 198, compisie Buyer
Investigations and either remove the contingency or cancet this Agreement, and (if) give Selier, at no cost, complete Copies of all such
Investigation reporis obtalned by Buyer, which obligation shall survive the termination of this Agreement.

. Sefler shall have water, gas, electridty and all operable pilot lights on for Buyers investigations and through the dale possession is

mads available to Buyer,

Buyer Indemnity and sallar protection for entry upen property: Buyer shall: (i) keap the Propetty frea and daar of liens; (i) repalr alt
damage arising from Buyer Investigations; and (tii) indemnify and hold Saller harmiess from alf resulling liabifity, claims, demands, damages
and costs, Buyer shall camry, of Buyer shali require anyone acting on Buyer's behalf to camry, policies of liabifity, workers' compensation and
other applicable insurance, defending and protecfing Sellar from Babiiity for any injuries to persone or property occurring during any Buysr
Investigations or work done on tha Property at Buyer's direction prior to Close Of Escrow. Seller is advised that certain protections may be
afforded Sefler by recording a “Notice of Non-Responsibility” (C.AR. Form NNR} for Buyar investigalions and work done on the Proparty st
Buyer's direction, Buyer's obligations under this paragraph shait survive the termination of this Agreament,

18. TITLE AND VESTING:

A

Within the time specified in paragraph 19, Buyer shall be provided a current prefiménary title report (Preliminary Repor®). The Prebminary
Report s only an offer by the title insurer to issue a palicy of tile insurance and may not contain every item affecting title. Buyer's review of
the Preliminary Report and any other matters which may aftect tiie are a contingency of this Agreement as specified in paragraph 188. The
compeny providing the Preiminary Report shall, prior to lssulng a Preliminary Report, conduct a ssareh of the General Indax for all Sallers
except banks or other institutional lenders saling properties they acquired through foredosure (REOS). comporations, and govemmant
entities. Saller shall within 7 Days Afier Acceptence, give Escrow Holder a completed Stalement of information.

. Title is takan In Hs present condition subject to all enclambrances, easements, covenants, conditions, restricions, rights and other

maitsrs, whether of recotd or not, as of the dale of Acceptance except for: {i) monetary liens of record (which Selter is obligated to pay
off) unless Buyet is assuming thase obligations or taking the Property subject to those chligations; and (if) those matters which Saller
has agreed to remaove in writing.

Within the time spadified in paragraph 18A, Selier has & duty to disclose to Buyer all maiters known to Seller affecting litle, whether of
racord or not.

. At Close Of Escrow, Buyer shall receive a grant deed convaying litle (or, for stack cooperstive or long-tarm lease, an assignment of

stock confficate or of Seller's leasehold interast), including oil, minaral and watsr rights if currently ownad by Selier. Tile ghall vest as
designeted in Buyer's supplemental escrow instructions. THE MANNER OF TAKING TITLE MAY HAVE SIGNIFICANT LEGAL AND
TAX CONSEQUENCES. CONSULT AN APPROPRIATE PROFESSIONAL. .

Buyar shall recaive a Standard Coversge Owner's CLTA policy of litle insuranca. An ALTA policy or the addition of andorsements may
provide greater coverage for Buyer. A titie company, at Buyer's request, can provide information about the availabllity, desirability,
coverage, and cost of varicus tile insurance covarages and andorsements. If Buyer desires litie coverage other than that required by
this paragraph, Buyer shafl instruct Escrow Holder in witling and shall pay any increase in cosl.

19, TIME PERIODS; REMOVAL OF CONTINGENCIES; CANCELLATION RIGHTS: Tha following time patiods may only ba extandad,
sitered, modified or changed by mutual written agreement. Any removal of contingencles or cancellstion under this paragraph by
aither Buyer or Selisr must be sxarcised in good faith and in writing {C.A.R. Form CR ar CC).

A

SELLER HAS: 7 {(or ___ ] Days After Acceptance to Defiver to Buyer ai Reports, disciosures and information for which Saller is
rasponsible under paragraphs 5A, 6, 7, 8B(4), 11A, B, C, and F, 12A and D, 13, 164, and 1BA, Buyer afier first Delivaring to Seller a
Notice to Seller to Parform (CAR. Forrn NSP) may cancal this Agreement if Sefler has not Delivered the Bems within the time spedified.

(1) BUYER HAS: 17 (or _10 ) Days After Accaplance, uniess otherwise agreed in wiiting, to:

{l} complete all Buyer investigations; review all disclosures, reports, leass documents to be assumed by Buyer pursuant to
paragraph 88(4) and other applicable Information, which Buyar recsives from Seller; and approve all matters affecling the Property;
and {il) Daliver lo Seller Signed Copies of Statutory and Lead Disclosures and other disciosures Deliverad by Seller In accordance
with paragraph 12A

{2} Within the time specified in paragraph 168(1), Buyer may request that Sellar make repalfrs or take any other action regarding the
Propsrty (C.A.R. Form RR). Seller has no cbligation to agrea to or respond to (C_ AR, Form RRRR) Buyer's requests.

(3) By the end of the time specified in paragraph 188{1) (or a5 otharwise specified In this Agreement), Buyer shall Daliver lo Seller a
removal of the applicable contingency or cancellation (C.A.R. Form CR or CC) of this Agreement. However, if any report, disclosurs
or information for which Seller is responsible ks not Dailvered within the time spacified in paragraph 19A, then Buyerhas S {or ___ )
Days After Defivery of any such items, or the time specified in paragraph 19B(1), whichaver is later, to Deliver to Seller a remaoval of
the applicabla contingancy or cencellation of this Agreement.

Buyers mtiats { A2, ) } Seller's Infiais ( ) )
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c.

{4) Continustion of Contingency: Even after the end of the time spacified in paragraph 19B(1) and before Sefler cancels, if at alf,
pursuant to paragraph 13C, Buyer refains the ght, in writing, lo aither {i) remove remaining contingencles, ar (i) cancel ihis
Agreement based on a ramaining contingency. Once Buyer's written ramoval of 8l contingencies is Deliversd o Seller, Seller may
not cancel this Agreement pursuant 1o paragraph 19C({1). )

SELLER RIGHT TO CANCEL:

(1) Seller right to Cancel; Buyer Contingancies: If, by tha fime specified in this Agresment, Buyer does not Deliver to Seller a
removal of the applicabie contingency or cancellation of this Agreament, then Selier, after first Dalivering to Buyer a Notics to Buyer
to Perform (C.AR. Form NBP), may cancei this Agreement. In such event, Selier shall authoriza the relurn of Buyer's deposit,
except for fees incured by Buyer.

(2) Seller right to Cancel; Buyer Contract Obligations: Sefier, after first delivering to the Buyer a NBP, may canca! this Agreemaent if,
by the time spedified in this Agreement, Buyar does not teke the following action(s): {If Deposht funds as required by paragraph 3A
or 38 or if the funds deposited pursuant o paragreph 3A or 3B are not good when deposited; {il) Deliver a notice of FHA or VA
costs or terms as required by paragraph 30{3) (C,A.R. Form FVAY; {lif} Deliver a ielter as required by paragraph 3J(1); () Deliver
verification as required by paragraph 3C or 3H or i Seller reasonably disapproves of the verification provided by paragraph 3C or
3H; (v} In wriling assuma of accept leases or liens specified in BB4; {vi} Retum Statslory and Lead Disclosures as required by
paragraph 11A{2) and 12E; or {vii} Sign or inilis! a separale Bquidated damages form for an increased deposit as required by
paragraphs 38 and 308; or (vili) Provide avidence of atthority to sign in a represantative capacity as spacified in paragraph 28. In
such event, Seiler shall authorize the return of Buyer's deposit, except for fees incurred by Buyer.

NOTICE TO BUYER OR SELLER TO PERFORM: The NBP or NSP shall (1) be in wriling; (il) be signed by the applcable Buyer or

Seller; and {(ill) give tha other Party at least 2{for __ ) Days Afier Delvery {or unti the time specifled in the applicable paragraph,

whichever occurs |ast) to take the applicable action. A NBP or NEP may not be Deliversd any earfier than 2 Daya Pricr to the expiration

of the applicabla lime for the other Party lo remove a contingency or cancel this Agreement or meet an obligation specified in paragraph 19,

EFFECT OF BUYER'S REMOVAL OF CONTINGENCIES: |f Buyer removes, in writing, any contingency or cancellation rights, unless

otherwise specified in writlng, Buyer shall conclusively be deemed lo have: (1) comptsted all Buyer Invesligations, and review of reports

and other applicable information and disclosures pertaining to lhat contingency or cancellation right; (i) elected to procead with the
transaction; and {ill) assumed all iability, responsibility and expense for Repairs or commections pertaining to that contingency or
cancefalion right, or for the Inabllity to obiain financing,

CLOSE OF ESCROW: Before Buyer or Saller may cancel this Agraement for failure of the other Party to close escrow pursuant to this

Agreement, Buyer or Seller must first Delver to the other Pary a demand to close escrow (C.AR. Form DCE). The DCE shall: {I) be

signed by the applicaia Buyer or Seller; and {ii) give the cther Party at least 3 (or ____ ) Days ARer Delivery lo close escrow. A DCE

may not be Delivered any earlier than 3 Days Pricr to the scheduled close of escrow.

. EFFECT OF CANCELLATION ON DEPOSITS: if Buyer or Seller glvas written notice of cancallation pursuant to rights duly exercised

under the tarms of this Agreement, the Partles agrea to Sign mutual instructions to cancel the sale and escrow and release deposits, it
any, to the party enfitied to the funds, less fees and costs incumed by that party. Fees and costs may be payable 10 service providers
and vendors for services and products provided during escrow. Except as spacified below, release of funds will requira mutual
Signed release instructions from the Parties, judicial decision or arbitration award. Iif either Party falls to execuls mutual
instructions to cancel escrow, one Parly may make a written demand to Escrow Holder for the depostt (C.A.R. Form BORD or SDRD),
Escrow Holder, upon receipl, shalt promplly deliver nofice of the demand to the cther Party, If, within 10 Days Aler Escrow Holdet's
natice, the ather Party does not object to the demand, Escrow Holder shall disburse the deposit to the Party making the demand. If
Escrow Holder complies with the precading procass, each Perly shall ba deemed o have released Escrow Holder from any and all
daims or liabilty relaled to the disbursal of the deposit. Escrow Holder, at its discretion, may nonethelass require mutual cancaltation
instruclions. A Party may bs subject to a civil panalty of up to $1,000 for refusal to sign cancailation inastructions if no good
faith dispute exists as to who Js entitied to the depositad funds (Civil Code §1057.3).

20. REPAIRS: Repairs shall be campleted prior to final verification of condition unless otherwise agreed in writing. Repairs to be parformed st
Seller's expanse may be performed by Seller or through others, provided that the work comphkes with applicable Law, including
govammenta! parmit, inspection and approval requiremenis. Repalrs shall be parformed in a good. skiltful manner with matsrials of quality
and appearance comparabia to existing matsrials. It is understood that exact restoration of appearanca or cosmetic tems following ail
Repalrs may not be possible. Seller shall: {I) obtain invoices and pald receipts for Repairs perfonmed by others; (H) prepare a wrilten
statement indicating the Repairs performed by Selier and the date of such Repalrs; and {ill} provide Copies of invoices and paid receipts
and statements to Buyer prior ta final verification of condition,

21, ENVIRONMENTAL HAZARD CONSULTATION: Buyer and Sefler acknowledge: (i} Federal, state, and local legislation impose Hability
upon existing and former owners and users of real properly, in applicable situations, for certain legisiatively defined, environmentally
hazerdous substances; (it) Broker(s) has/have made no represeniation conceming the applicability of eny such Law to this transaction or (o
Buyer or io Seller, except as otherwise indicated in this Agreement; (iil} Broker(s) hashave made no representalion conceming the
existence, testing, discovery, location and evaluation offfor, and risks posed by, environmantally hazardous substances, if sny, located on
or potentialy aflecting the Property; and (Iv) Buyer and Sellar are each advised to consuit with technical and Jegal experts conceming the
axigtence, testing, diacovery, location and eveluation offfor, end riaks posad by, environmentsaily hazardous substances, if any, located on
or potantially affecting the Property.

22. AMERICANS WITH DISABILITIES ACT: Tha Americans With Disabilities Act ("ADA") prohibits discrimination against individuals with
disabllities. The ADA affects almost all commercial faclifties and public accommodations. Resldential properties are not typleally covered by
the ADA, bit may be governed by its pravisions i used for certain purposes. The ADA can require, among other things, that bulldings ke
made readily accassible to the disabled. Different requirements apply 1o new construction, alterations to exdsting bulldings, and removal of
bariers in existing buildings. Compliance with the ADA may raquire significant costs. Monetary and injunciive remedies may be incurred if
the Properly is nol in complianca. A real estata broker does not have the technical expertise to determine whether a building is in
compliance with ADA requiremants, or to advise a principal on thosa requirements. Buyer and Selter are advisad to contact an attomey.,
contractor, architect, engineer or other qualfied professionel of Buyer or Seller's own choosing bo determine to what degree, i any, the ADA
impacts that principal or this transaction.

Buyer's Inittals { JM:&- X ) Sefler's Inttials { ) ) @
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23.

24.

25,

FINAL VERIFICATION OF CONDITION: Buyer shall have the right 10 make a final verffication of the Property within 5 {of YDays Prior to
Close Of Escrow, NOT AS A CONTINGENCY OF THE SALE, but solely to confirm: (i) the Property is maintained pursuant to paragraph 18; {i)
Repairs have baen completed as agread; and (lii} Seller has complled with Sallsr's other abligations under this Agreement (C.A.R. Form VP),
PRORATIONS OF PROPERTY TAXES AND OTHER fTEMS: Unless otherwise egreed in writing, the following items shafl be PAID
CURRENT and proratad between Buyer and Seller as of Closa Of Escrow: reai proparly taxes and assessments, interest, rents, HOA
regular, special, and emergency dues and assessments imposed prior to Close Of Escrow, premiums on insuranca assumed by Buyer,
payments on bonds and assessments assumed by Buyer, and payments on Malio-Roas and other Special Asseasment District bonds and
gssessments that are now a lien. The following iterns shall be assumad by Buyer WITHOUT CREDIT toward the purchess price: prorated
payments on Mallo-Roos and other Spedial Assessment District bonde and assassments and HOA special assessments that are now a lien
but not yet due. Property will be reassessed upon change of ownership, Any supplemental tax bilis shall be paid as follows: (i) for periods
after Close Of Escrow, by Buyer, and () for periods prior to Close Of Escrow, by Seller (see CA.R. Form SPT or SBSA for further
information). TAX BILLS ISSUED AFTER CLOSE QF ESCROW SHALL BE HANDLED DIRECTLY BETWEEN BUYER AND SELLER.
Prorations shall be made based on a 30-day month,

SUCCESSORS AND ASSIGNS: This Agreemant shall be binding upon, and inure to the benefit of, Buyer and Seller and their respeciive
successors and assigns, sxcept as otherwise provided hereln.

26. COPIES: Seller and Buyer each represent that Copies of all reporis, documents, certificstes, approvals and other documents that are

27.

28.

furnighed to [he olher are lrua, comact and unektered Copies of the original documanis, if the originals are in the possassion of lhe

fumishing party.

BROKERS: :

A. COMPENSATION: Seller or Buyer, or both, as applicable, agrees (o pay compensation to Broker as specifiad in & separate written
egreamant betwesn Broker and that Seller or Buyer. Compensalion is payable upon Closa Of Escrow, or If escrow does not close, as
otherwise specified in the agresment betwesn Broker and that Seller or Buyer.

B. SCOPE OF DUTY: Buyer and Selier acknowledge and rgree that Brokar: (I} Does not declde what price Buyer should pay or Seller
should accept; {if) Does not guarantee tha condition of the Propery, (M) Does not guaramee the performance, adequacy of
completeness of inspeclions, services, producis or repairs provided or made by Seller or others; {iv) Does not have an obligation o
conduct an inspaction of common areas or areas off the site of the Property; {v} Shall not be responsibls for identifying defects on the
Proparty, in common areas, or offsite unless such defects are visually obsarvatde by an inspaction of reascnably accessible areas of
the Property or are known to Broker; {vi} Shall not be responsible for inspecting public records or parmits conceming the tide or use of
Proparty; (vil} Shall not be rasponsible for identifying the lecation of boundary lines or other tems affecting title; {wiii} Shall not be
responsible for verifying squars footage, represantations of others or information contained in Investigatian reports, Multiple Listing
Servica, advertisements, fiyers or other pramotional material; (ix}) Shall not ba responsible for determining the fair market value of the
Propefty or any personal property included in the sale; (x) Shall not be respansible for providing legel or tax advice regarding any
aspect of a transaciion entered into by Buyer or Seller; and (xi) Shall not be responsible for providing other advice or information that
exceeds the knowledgs, education and experience required (o perform real estale ficensed activity. Buyar and Seller agres to seek
legal, tax, insurance, tite and other desired essistance from eppropriate professionals.

C. BROKERAGE: Neither Buyer nor Seller has utilized the services of, or for any other reason owes coinpensation (o, 2 licansed real
sstate broker (Individuat or corporate), agent, finder, or other antity, other than as specified in this Agresment, in connection with any act
relating to the Property, including, but not limited Lo, inquiries, introductions, consultations and negotiations leading to this Agreement.
Buyer and Seller each agree to Indemnify and hold the other, the Brokers specified herein and their agents, harmless from and against
any costs, expenses of liakility for compensation claimed Inconsistent with the warranty and representation in thi paragraph.

REPRESENTATIVE CAPACITY: if one or more Parties is signing the Agreemant in a representative capacity and nol for him/herself as an

individuat than that Party shall so indicate in paregraph 40 or 41 and aftach a Representative Capacity Signatura Disclosure (CA.R. Form

RCSD). Wherever the signature or inltials of the reprasentative identifled in the RCSD appear on the Agreement or any related documenta,

It shall be deemed to be in a represaniative capacity for the entity deacribed and not in an individual capacity, unless otherwise indicated.

The Party acting in a representative capacity (i} represenis that the antity for which that party is acting already exists and {ii) shaill Defiver to

the other Party and Escraw Holder, within 3 Days After Acceplance, evidence of authority to act In that capacity {(such as but not imited to:

applicable portion of the trust or Certification Of Trust (Probate Code § 18100.5), lefters lestamentary, court ordes, power of attomay.
corporate resolution, or formaltion documertts of the business entity).

. JOINT EECROW INSTRUCTIONS TO ESCROW HOLDER:

A. The following paregraphs, or appBcable portions thereof, of this Agreement constitute the folnt escrow instructions of Buyer
and Seller to Escrow Hoider, which Escrow Holder is to use aiong with any reiated counter offars and addends, and any additione!
mutual instructions to close the escrow: paragraphs 1, 3, 48, 5A, 6, 7, 9, 11C, 18, 189G, 24, 27A, 28, 20, 35, 34, 39, 40, 41 and
paragraph D of the section fitled Reat Estate Brokars an page 11. if a Copy of tha separaia compensation agreement{s} provided for in
paragraph 27A, or paragraph D of the section titlsd Reel Estate Brokers on page 11 is deposited with Escrow Holder by Broker, Escrow
Holder shall accapt such agreement{s) and pay out from Buyer's or Seller's funds, or both, as appiicable, the Broker's compansation
provided for in such agresment(s). The terms and conditions of this Agreemant not set forth in the specified paragraphs are edditional
matters far the information of Escrow Holder, but about which Escrow Holder need not be concerned. Buyer and Seller wilf recelve
Escrow Holders general provisions, if any, direcly from Escrow Holder and will execute such provisions within the time specified in
paragraph 7C{1}(c). To the extent the general provisions are inconsistert or conflict with thls Agreement, the general provisions will
control as to the dutles end obligations of Escrow Holder only. Buyer and Seller will exsaute additional instructions, documents and
forms providad by Escrow Holder that are reasonably nacessary to close the escrow and, as directed by Escrow Holdar, shall pey to
Escraw Holdar or HOA or HOA management company or others any fea required by paragraphs 7, 11 or elsewhere in the Agreement.

B. A Copy of this Agreement including any countsr offer(s) and addenda shall be defivered to Escrow Holder within 3 Days Afer Acceptance
(or ). Buyer and Seller authoriza Escrow Holder 10 accept and rely on Copies and Signalures as defined in
this Agreement as originals, to open escrow and for other purposes of ascrow, The validity of this Agreament as between Buyer and Seller
is not affected by whether or when Escrow Holder Signs this Agreement, Escrow Holder shall provide Seller's Statement of Information to

~ Title company when received from Seller. If Seiler defivars an affidavit to Escrow Holder to satisfy Seller's FIRPTA obligation under
paragraph 11C, Escrow Holder shall defiver to Buyer a Quafified Substitute statemant that complies with federal Law.

Buyers Initais (/A 7. X } Sefier's Initials { K ) @
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C.

E.

Brokers are a party to the escrow for the sole purpose of compensation pursusnt to paragraph 27A and paragraph D of the saction titted
Real Estate Brokers on page 11. Buyer and Selier imevocably assign lo Brokers compensation specified in paragraph 27A, and
imevocably instruct Escrow Holder to disburse those funds to Brokers at Close Of Escrow or pursuant to any ather mutually exscuted
canceliation agreement. Compensation instructions can be amanded ar revoked only with the written conssnt of Brokers, Buyer and
Sefler shall release and hold hamnless Escrow Holder fram any lisbilty resulting from Escrow Holder's payment 10 Broker(s) of
campensation pursuant to this Agresment.

. Upon recsipt, Escrow Holder shall provide Seller end Seller's Brokar verification of Buyer's daposit of funds pursuant to peragraph 3A

and 3B. Once Escrow Holder becomes aware of any of the following, Escrew Holder shall immediately notify all Brokers; {f) if Buyer's
inltial or any additional depusit or down payment Is not mada pursuant to this Agreement, or is not good at time of deposit with Escrow
Holder; or (i) if Buyer and Selfer instruct Escrow Holder to cancal ascrow.

A Copy of any amendment that affects any paragraph of this Agreement for which Escrow Holder is responstile ghall be dekvered to
Escrow Holder within 3 Daye After mutual exscution of the amendmaent,

30. REMEDIES FOR BUYER'S BREACH OF CONTRACT:
A. Any clause added by the Partles specifying a remedy (such as relesse or forfelture of deposit or making & depoth non-

31. DISPUTE RESOLUTION:
A

refundable) for fallure of Buyer 1o complets the purchase in violation of thizs Agresment shall be deamed Invalld uniess the
clause independently satisfies the statutory liquidated damages requirements set forth in the Civil Code.

LIQUIDATED DAMAGES: If Buyer faila to complete this purchase because of Buyer's defauit, Sellar shall rotain, as liquidated
damages, the deposit actually pald. H the Property is a dwelling with no more than four units, one of which Buyar intands tc
occupy, then the amount retained shail be no more than 3% of the purchase price. Any excess shall be retumed to Buyer.
Release of funds will requlre mutual, Signad release instructiona from both Buyer and Seller, judiclal declsion or arbitration
award. AT TIME OF ANY INCREASED DEPOSIT BUYER AND SELLER SHALL SIGN A SEPARATE LIQUIDATED DAMAGES
PROVISION INCORPORATING THE INCREASED DEPOSIT AS LIQUDATED DAMAGES (C_A.R, FORM RID).

Buyers Initials __{( 22/ Seller's Initials !

MEDIATION: The Pardies agree to mediale any dispute or claim arlsing between themn out of this Agreement, or any resulting
transaction, before resorting to arbitration or court action through the C.AR. Consumer Meidiation Center (www,
consumermediation.org) or through any othar mediation provider or service mutually agreed to by the Pertles. The Parties alsc agree
to mediate any disputes or claims with Broker{s), who, in writing, agree to such medlation prior to, or within a reasonable time
after, the dispute or clalm is presented to the Broker. Mediation fess, if any, shall be divided equally among the Pariies invoived. If,
for any dispute or claim to which this paregraph applies, any Party (i) commencas an action without first attampting 1o resolve the matter
through mediatian, or {li) before commencement of an action, refuses to mediate after a request has been made, then that Party shall
not be enlitied o recover atiomey fees, even if thay would otherwise be available to that Party In any such action, THIS MEDIATION
PROVISION APPLIES WHETHER QR NOT THE ARBITRATION PROVISION IS INITIALED. Exclusions from this mediation
agreement are specified in psragraph 31C.

. ARBITRATION OF DISPUTES: Tha Parties agree that ary dispute or claim in Law or equity arising between them

out of this Agreament of any resulting transaction, which is not asttled through mediation, shall be decided by
neutral, binding arbitration. The Parties also agree to arbitrate any disputes or clalms with Broker(s), who, In
writing, agree to such arbitration prior to, or within a reasonable time after, the dispute or claim is presented to the
Broker. The arbitrator shall be a retired judge or justice, or an attorney with at lsast 5 years of traneactional real
entate Law experlence, unfess the parties mutually agree to a different arbitrator. The Parties shall have tha right to
discovery In sccordance with Code of Clvil Procedure §1283.05. In afl other respects, the arbitration shail be
conducted In accordance with Title ® of Part 3 of the Code of Civill Procedure. Judgment upon the award of the
arbitrator(s) may be entered imto any court having jurisdiction. Enforcement of thie agreement to arbitrate shall be
govemed by the Federal Arbltration Act. Exclusions from this arblration agreement are spacified In paragraph 31C.

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

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

Buyer's [nitials I Sellers initials I

ADDITIONAL MEDIATION AND ARBITRATION TERMS:

(1} EXCLUSIONS: The following mattara are sxciuded from mediation and arbitration: ({} a judicial or non-judicial foreclosura
or other action or proceeding to enforce a deed of trust, morigage or instaliment tand sale contruct as defined In Clvil
Code §26835; (i) an unjawful detainer action; and (lil) any matter that i3 within the juriadiction of a probate, small ciaims or
bankruptcy court.

{2) PRESERVATION OF ACTIOMS: The following shail not constitute a walver nor violation of the medlation and arbitration
provigiona: (i) the fifing of a court action to preserva a statute of limitations; (i) the filing of a court action to wnable the
recording of a notice of pending action, for order of attachment, receivership, injunction, or other provisional remadies; or
{ill} the filing of a mechanic's lien. '

Buyer's Inilas { £ % . { ) Seliar's Iniliels { .4 )
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Property Address: 8653 W Olymplic Bivd, Los Angeles, CA 90035-1816 Dale: November 10, 2016

(3) BROKERS: Brokers shall not be obligated nor compalied 1o mediate or arbitrata unleas they agree to do 20 in writing. Any
Broker(s) participating In mediation or arbitration shall not be deemed a party to the Agreement.

32, SELECTION OF SERVICE PROVIDERS: Brokers do not guarantee the performance of any vendors, service or product providers
[‘Prm:ldm.'), whether referred by Broker or sefected by Buyer, Seller or cther persen. Buyer and Seller may select ANY Providers of their
own choasing.

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

34. ATTORNEY FEES: In any action, procaeding, or arbitration between Buyer and Sellar arising out of this Agreemen, the prevaiing Buyer or Sefer
shall be entitled to reasonable attomeys faes and costs from the non-prevaifing Buyer or Seller, axcept as providad in paragraph 31A

35. ASSIGNMENT: Buyer shail not assign all or any part of Buyer's interest in this Agreement without first having obtained the written consent
of Seller, Such consent shall not be unreasonably withheld unless otherwise agreed in writing. Any total or partial assignment shall not
ralieve Buyer of Buyer's obligations pursuant to this Agreement unless otherwise agreed in wiring by Seller (C.A_R. Form AQAA).

36. EQUAL HDUSING OPPORTUNITY: The Property is soid in compliance with federal, state and locai anti-gdiscrimination Laws.

37. TERMS AND CONDITIONS OF OFFER:

This is an offer to purchase the Property on the above terms and conditions. The Equidated damages paregraph or the arbitration of
disputes paregraph is incorporated in this Agreement if initialed by all Parlles or if incorporated by mutual agreament in a counter offer or
addendum. If at lsast one but not all Parties Initial, a counter alfer is required until agresment is reached. Setler has the right to continue to
offer the Property for sale and to accept any other offer at any time prior to nolification of Acceptance. Buyer has read and acknowledges
receipl of a Copy of the offer and agrees to the confimmation of agency relationships. If this offer is accepted and Buyer subsequently
defaulls, Buyer may be responsible for payment of Brokers' compensation. This Agreement and any supplement, addendum or
madification, including a2ny Copy, may be Slgned In two or more countarparts, alf of which shall constituta ane and tha same writing.

38. TIME OF ESSENCE; ENTIRE CONTRACT,; CHANGES: Time is of the sssence. All understandings between tha Parties are incorporated
in this Agreetnent. |ts terms are intended by the Parties as a final, complsta and exclusive expression of thelr Agreemsnt with respect 1o its
subject matter, and may not be confradicted by evidence of any prior agresmant or contemporaneous oral agreement. if any provision of
this Agreernent is held to be ineffective or invalid, the remaining provisions will nevertheless be given full force and effact, Except as
otherwize specified, this Agreement ghall be interpreted and disputes shall be resolved in accordanca wth the Laws of the State of
California. Nelther this Agresment nor any provision in it may be extanded, amended, modified, altered or changed, except in
writing Slgned by Buyer and Seller.

39. DEFINITIONS: As used In this Agreament;

A. “Acceptence” msans the time the offer or final counter offer is accepled in writing by a Party and is delivered to and pearsonally
received by the other Party or that Party's authorized agent in accordance with the terms of this offer or a final counter offaer,

B. “Agreement™ means this document and any counter offers and any incorporated addenda, collectively forming the binding

agreement between the Parlies. Addenda are incorporated only when Signed by ail Parties.

. *C.A.R, Farm" means the most current version of the specific form referanced or anothar comparable form agreed to by the parties.

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

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

“Days" means calendar days. However, after Acceptance, the last Dey for performance of any acl required by this Agreement

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

. “Days Aftsar” means the spedified number of calendar days after the cccumence of the avent spedified, not counting the calendar date

on which the specified event occurs, and ending at 11:59 PM an the final dey.

H. “Days Prior" means the specified numbar of calendar days before the occurmence of the event specified, not counting the calendar
date on which the specified event is scheduled to occur.

1. “Daliver”, “Deliversd” or “Delivery”, unless otherwise spetified in writing, means and shall be effective upon: personal receipt by
Buyer or Seller or the individual Real Eslate Licensee for that principal ae specified in the section tiled Real Estate Brokers on psge11,
regardiess of the method used {i.e., massenger, mail, smail, fax, ather).

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

K. “Law" means any law, code, statite, ordinance, regulation, rule or arder, which is adopted by a controlling city, county, state or fedsral
legislative, judicial or executive body or agency, .

L. “Repairs” means any repairs {including pest control}, afterations, replacements, modifications or retrofitting of the Properly provided for
under this Agresment.

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

40. EXPIRATION OF OFFER: This offer shall be deemed revoked and tha deposit, If any, shall be retumed to Buyer unlasa the offer is Signad
by Seller and & Copy of the Signed offer is personally raceived by Buyer, or by , who
is authorized to receive it, by 5:00 PM on the third Day after this offer is signed by Buyer (or by Ljam/ T JPM, on

{date)}.

D One or more Buyers is signing the Agreement In a reprasentafive capacity and not for him/herself as an individual. See altached
Representative Capacity Signature Disclosure {C.A_R. Form RCSD-B) for additlonal tarms.

Dale 11/10/2016 BUYER [ =

mmoo

[1]

{Print name) Mahnaz Zakhor PN el
Date BUYER —

(Print name) and/or Assignee(s)
{ ] Additional Signature Addendum attached (CA.R. Form ASA).

Sefer's Initials ( ) )
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Property Address: 8653 W Oiympic Bivd, Los Angeles, CA 90035-1916 Date: November 10, 2016

41. ACCEPTANCE OF OFFER: Seller warranis that Seller is the owner of the Property, or has the suthority lo execute this Agreement. Seller
accepls lhe above offer and agrees to sell the Property on the above terms and conditions, and agrees 1o the above confimnalion of agency
relationships. Seller has read end acknowledges receipt of a Copy of this Agreement, and authorizes Broker to Deliver a Signed Copy to
Buyer,

(] (f chacked) SELLER'S ACCEFTANCE IS SUBJECT TO ATTACHED COUNTER OFFER {C.AR. Form SCO or SMCO) DATED:

[J One or mora Sellers is signing the Agreement in a representative capacity and not for him/hersell as an ndividual. Ses attached
Representative Capacity Signature Disclosure (C.A_R. Form RCSD-S) for additionat tarms,

Date SELLER

(Print name) :
Date SELLER

(Print name)

[] Additiona! Signature Addendum attached (C_A R. Form ASA).
( ! ) (Do not inftial if making a counter offer.) CONFIRMATION OF ACCEPTANCE: A Copy of Signad Accepiance was
(Inftials) personally received by Buyer or Buyer's authorized agant on (date) at _dawJem.
A binding Agreement is created when a Copy of Signed Acceptance is personally recslved by Buyer of Buyer's
authorized agent whether or not confirmed in this document. Completion of this confirmation Is not lagally required
In order to creata a bindihg Agreement; it is solaly intanded to evidence the date that Confirmation of Acceptance
has occurmed. -

REAL ESTATE BROKERS:

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

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

C. If spedified in paragraph 3A{2), Agent who submitiad the offer for Buyer acknowledges receipt of depasit.

D. COOPERATING BROKER COMPENSATION: Listing Broker agrees to pay Cocperating Broker {Sefling Firm) and Cooperating
Broker agrees o accapt, out of Listing Broker's proceeds In escrow, the amount specified in the MLS, provided Cooperating Broker
is a Particlpant of the MLS in which the Property is offered for sale or a reciprocal MLS. If Listing Broker and Cooperating Broker are
not both Participants of the MLS, or a reciprocal MLS, in which tha Property is offered for sais, then compensation must be specified
in a separata r agreement (C.A.R. Form CBC). Dedlaration of License and Tax (C.A.R. Form DLT) may be used to document

thal tax repgrifigwill be required or that an exemption exisis.
Real Eslgie Buyfel/iSelling Firm) Trans Atias Realty Ine. . CalBRE Lic. #01256971
By ~  ShawnRap r CalBRE Lic. # 07425538 Date 11/10/2016
By ~ CalBRE Lc. # Date
Addr J@’ 9ind Del Mar Suite #203 CityDal Mar State CA___ Zip 92014
Telephotre1858)258-6200 Fax (858)259-5483 E-mall transatlasco@gmall.com
Real Eststa Broker (Listing Firm) Hifton & Hyiand . CaiBRE Lic. #
By CalBRE Lic. # Dats
By CaiBRE Lic. # Date
Address City State Ip
Telephone Fax E-maij

ESCROW HOLDER ACKNOWLEDGMENT:

Escrow Holder acknowledges receipt of a Copy of this Agreament, (if chacked, D a dapasit in the amount of § )
coumer offer rumbers [] Seller's Statement of information and
, nd agrees to act as Escrow Holder subject to paragraph 29 of this Agreement, any
supplemental escrow Instructions and the terms of Escrow Holder's gereral provisions.

Escrow Holder Is advised that the date of Confirnation of Accepiance of the Agresment as between Buyer and Seler 8

Escrow Hokler . Escrow #
By Date
Address

Phona/F ax/E-mal]

Escrow Holder has the following license number #
[Depariment of Business Oversight, [} Dapartmant of Insurance, || Bursau of Real Estete.

PRESENTATION OF OFFER: { ) Listing Braker presentad this offer lo Seller on {date).
Broker or Dasignes itials
REJECTION QF OFFER: { = K ) No countar offer Is being made, This offer was rejected by Seflor on {date).
are tnitiak;

%2014, Callomia Associstion of REALTORS®, Inc. Unked States copyvight iaw (Tlie 17 U.S. Coda} forbids the unauthorized distribution, dispiay and reproduciion of this form,
of any portion thered!, by photocapy machine or any other means, induding facsimile or computarizad formata.
THIS FORM HAS BEEN ARPROVED BY THE CALIFORNIA ASSOCIATION OF REALTORS® {C.AR.). NO REPRESENTATION I5 MADE AS TO THE LEGAL VALIDITY
OR ACCURACY OF ANY PROVISION IN ANY SPECIFIC TRANSACTION, A REAL ESTATE RRDKER IS THE PERSON QUALIFEED TO ADVISE ON REAL ESTATE
TRANSACTIONS, (F YOU DESIRE LEGAL OR TAX ADVICE, CONSULT AN APPROPRIATE PROFESSIONAL.
Published snd Distributed by: Buyer's Acknowledga that pags 11 Iy part of thig Agreement { M?.- X )
REAL ESTATE BUSINESS SERVICES, INC. . -
a subgidfary of the CALIFORNIA ASSOCIATION OF REALTORS®
625 Sauth Virgll Avenue, Loa Angeies, Cakfomia 90020 Reviewed by .
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DocuSign Envelope |D: 4AFC25D8-10C5-48F2-A033-917475CEB303
CALIFORNIA

s ASSOCIATION RESIDENTIAL INCOME PROPERTY PURCHASE
‘? OF REALTORS?® AGREEMENT AND JOINT ESCROW INSTRUCTIONS

{C.A.R. Form RIPA, Revised 12/16)
Date Prepared: November 1, 2016

1. OFFER:
A. THIS IS AN OFFER FROM Yasaman Barmaki {“Buyer”’).
[X! Individual(s), [ ]A Corporation, [ A Partnership, I:]An LLC, [JAn LLP, [ ] Other
B. THE REAL PROPERTY to be acguired is 8653 W Olympic Bivd . , situated in

Los Angeles {City), Los Angeles {County), Califomia, __ 90035 __ (Zip Code), Assessor's Parcel No. 5072027002 (“Property").
C. THE PURCHASE PRICE offered is One Million, Eight Hundred Thousand

Dollars $ 1,800,000.00
D. CLOSE OF ESCROW shall occur on[ | (date) (or@ 45 Days After Acceptance)
E. Buyer and Seller are referred to herein as the “Parties.” Brokers are not Parties to this Agreement.
2. AGENCY:
A. DISCLOSURE: The Parties each acknowledge receipt of a [X] “Disclosure Regardlng Real Estate Agency Relationships”
(C.A.R. Form AD).
B. CONFIRMATION: The following agency relationships are hereby confirmed for this transaction:

Listing Agent Hiiton & Hyland (Print Firm Name) is the agent of (check one):
[X]the Seller exclusively; or|[ | both the Buyer and Seller.
Seiling Agent Innovative Property Strategies (Print Firm Name) (if not the same as the

Listing Agent} is the agent of (check one): X{the Buyer exclusively; or[ ]the Seller exclusively; or [ ] both the Buyer and Seller.
C. POTENTIALLY COMPETING BUYERS AND SELLERS: The Parties each acknowledge receipt of a [X] “Potential Representation
of More than One Buyer or Seller - Disclosure and Consent” (C.A.R. Form PRBS).
3. FINANCE TERMS: Buyer represents that funds will be good when deposited with Escrow Holder.

A. INITIAL DEPOSIT: Deposit shallbe intheamount of . . . ... ... . i i e e $ 54,000.00
(1) Buyer Direct Deposit: Buyer shall deliver deposit directly to Escrow Holder -by electronic funds
transfer, [ ] cashier's check, [ | personal check, [ ] other within 3 business days
after Acceptance (or );
OR (2”] Buyer Deposit with Agenf. Buyer has given the deposit by personal check (or
to the agent submitting the offer {or to ), made payable to
. The deposit shall be held uncashed until Acceptance and then deposited
with Escrow Holder within 3 business days after Acceptance (or ).

Deposit checks given to agent shall be an original signed check and not a copy.

{Note: Initial and increased deposits checks received by agent shall be recorded in Broker's trust fund log.)

B. INCREASED DEPOSIT: Buyer shall deposit with Escrow Holder an increased deposit in the amountof . . . §
within Days After Acceptance (or }.
If the Parties agree to liquidated damages in this Agreement, they also agree to incorporate the increased
deposit into the liquidated damages amount in a separate liquidated damages dlause (C.A.R. Form RID)
at the time the increased deposit is delivered to Escrow Holder.

C. D ALL CASH OFFER: No loan is needed to purchase the Property. This offer is NOT contingent on Buyer
obtaining a loan. Written verification of sufficient funds to close this transaction IS ATTACHED to this offer

or[ | Buyer shall, within 3 {or ) Days After Acceptance, Deliver to Seller such venfication.
D. LOAN(S):
(1) FIRSTLOAN: intheamountof ... ...... ... ... ... ... ... ... e e e 3 1,440,000.00
This loan will be conventional financing or [ JFHA, [ VA, Seller financing (C.A.R. Form SFAj},
[T] assumed financing (C.A R, Form AFA), [ | subjectto financing, | | Other . This loan shall
be at a fixed rate not to exceed 4.500 % or, |_| an adjustable rate loan with initial rate not to exceed %.

Regardless of the of lean, Buyer shall pay points not to exceed 1.000 % of the loan amount
(2] ECOND LOAN in the @mMount of . . .. ... ... ..\t rt st e s eeeeesee e ns

This loan wili be conventionai financing or [ ] Seller financing (C.A.R. Form SFA), [ ] assumed financing

{C.A.R. Form AFA), [ |subject to financing, | |Other . This foan shall ba at a fixed
rate not to exceed % or, [ ] an adjustable rate loan with initial rate not to exceed %.
Regardless of the type of loan, Buyer shall pay points not to exceed % of the loan amount,

{3) FHA/VA: For any FHA or VA loan specified in 3D(1), Buyer has 17 (or ___ ) Days Afier Acceptance
to Deliver to Seller written notice {(C.A.R. Form FVA) of any lender-required repairs or costs that
Buyer requests Seller to pay for or otherwise cormrect. Seller has no obligation to pay or satisfy lender
requirements unless agreed in writing. A FHANA amendatory clause (C.A.R. Form FVAC) shall be a
part of this transaction.
E. ADDITIONAL FINANCING TERMS:

F. BALANCE OF DOWN PAYMENT OR PURCHASE PRICE intheamountof . ..................... $ 306,000.00

to be depgsitgg with Escrow Holder pursuant to Escrow Holder instructions. .
G. PURCH ([0 = 0 Y N $ 1,800,000.00
Buyer's Initials { ) ) Seller's initials ( X )

© 2015, Califomia AssSESIBH of REALTORS®, Inc.
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Property Address: 58853 W Olympic Bivd, Los Angeles, CA 90035 Date: Novembar 1, 2016

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

I. APPRAISAL CONTINGENCY AND REMOVAL: This Agreement is (or D is NOT) contingent upon a written appraisal of the Property
by a licensed or certified appraiser at no less than the purchase price. Buyer shall, as specified in paragraph 19B(3), in writing, remove
the appraisal contingency or cancel this Agreement within 17 (or ____ )} Days After Acceptance.

J. LOAN TERMS:

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

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

{3) LOAN CONTINGENCY REMOVAL:

Within 21 (or ) Days After Acceptance, Buyer shall, as specified in paragraph 19, in writing, remove the loan contingency or cancel
this Agreement. If there is an appraisal contingency, removal cf the loan contingency shall not be deemed removai of the appraisal
contingency.

{4) [ ] NO LOAN CONTINGENCY: Obtaining any loan specified above is NOT a contingency of this Agreement. f Buyer does not obtain the
loan and as a result Buyer does not purchase the Property, Seller may be entitied to Buyer's deposit or other legal remedies.

{5) LENDER LIMITS ON BUYER CREDITS: Any credit to Buyer, from any source, for closing or other costs that is agreed to by the
Parties (*Contractual Credit™) shall be disclosed to Buyer's iender. If the total credit allowed by Buyer's iender (‘Lender Allowable
Credit”) is less than the Contractual Credit, then (i) the Contractual Credit shall be reduced to the Lender Allowable Credit, and (i) in the
absence of a separate written agreement between the Parties, there shall be no automatic adjustment to the purchase price to make up
for the difference between the Contractual Credit and the Lender Allowable Credit.

{6) ASSUMED OR SUBJECT TO FINANCING: Seller represents that Seller is not delinquent on any payments due on any loans. If the
Property is acquired subject to an existing loan, Buyer and Seller are advised to consult with legal council regarding the ability of an
existing lender to call the loan due, and the consequences thereof.

K. BUYER STATED FINANCING: Seller is relying on Buyer's representation of the type of financing specified (including but not limited to,
as applicable, all cash, amount of down payment, or contingent or non-coptingent ioar). Seller has agreed to a specific closing date,
purchase price and 1o sell to Buyer in reliance on Buyer's covenant concerning financing. Buyer shall pursue the financing specified in
this Agreement. Seller has no obligation to cooperate with Buyer's efforts to obtain any financing other than that specified in the
Agreement and the availability of any such alternate financing does not excuse Buyer from the obligation to purchase the Property and
close escrow as specified in this Agreement.

4, SALE OF BUYER'S PROPERTY:

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

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

A. ADDENDA: [Jaddendum # (C.A.R. Form ADM}

[]Back Up Offer Addendum (C.A.R. Form BUO) [| Court Confirmation Addendum (C.A.R. Form CCA)
[ TSeptic, Well and Property Monument Addendum (C.A.R. Form SWPI)
[] Short Sale Addendum {C.A.R. Form SSA) [[]Other
B. BUYER AND SELLER ADVISORIES: [X] Buyer's Inspection Advisory (C.A.R. Form BIA)
Probate Advisory {(C.A.R. Form PA) . || Statewide Buyer and Seller Advisory (C.A.R. Form SBSA)
[ ] Trust Advisory (C.A.R. Form TA) [ |REO Advisory {C.A.R. Form REO)
[ ]short Sale Information and Advisory (C.A.R. Form SSIA) [ Jother :

6. OTHER TERMS: Subject to interior inspection of all units within 3 days of acceptance.

7. ALLOCATION OF COSTS
A. INSPECTIONS, REPORTS AND CERTIFICATES: Unless otherwise agreed, in writing, this paragraph only determines who
is to pay for the inspection, test, certificate or service (“Report”’) mentioned; it does not determine who is to pay for any work
recommended or identified in the Report.
(1) [] Buyer [X| Seller shall pay for a natural hazard zone disclosure report, including tax [ ] environmental [ ] Other:
prepared by Seiler's choice
(2) []Buyer[ | Sedler shall pay for the following Report
prepared by
(3} [ | Buyer [ | Seller shall pay for the following Report

prep E
Buyers Initials ( X ) Seller's Initials ( X 3
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Properly Address: 8653 W Olympic Bivd, Los Angeles, CA 90035 Date: November 1, 2016
B. GOVERNMENT REQUIREMENTS AND RETROFIT:
{1) [ ] Buyer [x] Seller shall pay for smoke alarm and carbon monoxide device instailatiori and water heater bracing, if required by Law.
Prior to Close Cf Escrow (“COE™), Seller shall provide Buyer written statement(s) of compliance in accordance with state and local
Law, unless Seller is exempt.
(2) (i) [ ] Buyer ] Seller shall pay the cost of compliance with any other minimum mandatory govemment inspections and reports if
required as a condition of closing escrow under any Law.
(i) |:] Buyer [X] Seller shail pay the cost of compliance with any other minimum mandatory govemment retrofit standards required as
a condition of closing escrow under any Law, whether the work is required to be completed before or after COE.
(iii) Buyer shall be provided, within the time specified in paragraph 19A, a copy of any required government conducted or point-of-
sale inspection report prepared pursuant to this Agreement or in anticipation of this sale of the Property.
{3) |:| Buyer [:I Seller shall pay for installation of approved fire extinguisher(s), sprinkler(s), and hose(s), if required by Law, which shall be
instalied prior to Close Of Escrow. Prior to Close Of Escrow, Seller shall provide Buyer a written statement of compliance, if required by Law.
(4) [ |Buyer [ ] Seller shall pay for installation of drain cover and anti-entrapment device or system for any pool or spa meeting the
minimum requirements permitted by the U.S. Consumer Products and Safety Commission,
C. ESCROW AND TITLE:
{1) (a) D Buyer [X] Seller shall pay escrow fee Each pay their own
(b) Escrow Holder shall be Sefler’s choice
{c) The Parties shall, within 5 (or ) Days Afier receipt, sign and retum Escrow Holder's general provisions.
{2) (a) || Buyer [xjSeller shall pay for owner’s title insurance policy specified in paragraph 18E
(b) Owner's title policy to be issued by Seller's choice
{Buyer shall pay for any litle insurance policy insuring Buyer's lender, unless otherwise agreed in writing.)
D. OTHER COSTS:
(1) @ Buyer % Seller shall pay Caounty transfer tax or fee

(2) | |Buyer | x| Seller shall pay City transfer tax or fee
(3) | |Buyer [ | Seller shall pay Homeowners' Association ("HOA") transfer fee

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

{5) [ | Buyer [ ] Seller shall pay HOA fees for preparing all documents other than those required by Civii Code §4525.

(6) Buyer to pay for any HOA certification fee.

{7) | |Buyer| | Seller shall pay for any private transfer fee

{8) | | Buyer| |Seller shall pay for

{9) | |Buyer| |Seller shalt pay for .

{10)[ | Buyer|_| Seller shall pay for the cost, not to exceed $ ,ofa [_|standard [ Jupgraded one-
year home warranty plan, issued by Click here to select your Service Provider , with the following
optional coverages: | | Air Conditioner | ; Pool/Spa |_} Other:
Buyer is informed that home warranty plans have many optional coverages in addition to those listed above. Buyer is advised to
investigate these coverages to determine those that may be suitable for Buyer.

OR|:] Buyer walves the purchase of a home warranty policy. Nothing in this paragraph precludes Buyer's purchasing
a home warranty policy during the term of the Agreement.

8. ITEMS INCLUDED IN AND EXCLUDED FROM SALE:
A. NOTE TO BUYER AND SELLER: ltems listed as included or excluded in the MLS, flyers or marketing materials are not included in the

purchase price or excluded from the sale uniess specified in paragraph 8B, C or D.

B. ITEMS INCLUDED IN SALE:

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

{2) EXISTING electrical, mechanical, lighting, plumbing and heating fixtures, ceiling fans, fireplace inserts, gas logs and grates, solar
power systems, buill-in appliances, window and door screens, awnings, shutters, window coverings, attached floor coverings,
television antennas, satellite dishes, air coolers/conditioners, poolispa equipment, garage door openersiremote controls, maitbox,
in-ground landscaping, trees/shrubs, water features and fountains, water softeners, water purifiers and security systems/alams.

(3) Seller represents that all tems included in the purchase price, unless otherwise specified, are owned by Seller, except (i)

.and (ii) the items and systems identified pursuant to 8B(4).
{4) LEASED OR LIENED ITEMS AND SYSTEMS: Seller shall, within the time specified in paragraph 19A, (i) disclose to Buyer if any
item or system specified in paragraph 8B or otherwise included in the sale is leased, or not owned by Seller, or specifically subject to a
lien or other encumbrance, and (ii) Deliver to Buyer all written materials (such as lease, warranty, etc.) concerning any such item.
Buyer's ability to assume any such lease, or willingness to accept the Property subject to any such lien or encumbrance, is a
contingency in favor of Buyer and Seller as specified in paragraph 19B and C.

(5) Except as otherwise specified or disclosed, all items included shall be transferred free and clear of liens and encumbrances and
without Seller warranty regardless of value.

(6) A complete inventory of all personal property of Seller currently used in the operation of the Property and included in the purchase
price shall be delivered to Buyer within the time specified in paragraph 19.

(7) Seller shall deliver title to the personal property by Bill of Sale, free of all fiens and encumbrances, and without warranty of condition.

(8) As additional security for any note in favor of Seller for any part of the purchase price, Buyer shall execute a UCC-1 Financing
Statement to be filed with the Secretary of Stale, covering the persenal property included in the purchase, replacement thereof, and
insurance proceeds,

C. ITEMS EXCLUDED FROM SALE:

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

Buyer's initials ( ) ) Seller's Initials ( X )
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8. SECURITY DEPOSITS: Security deposits, if any, to the extent they have not been applied by Seller in accordance with any rental agreement
and current Law, shall be transferred to Buyer on Close Of Escrow. Seller shall notify each tenant, in compliance with the California Civit Code.

10. CLOSING AND POSSESSION:

A.
B.

C.

Buyer intends {or Ddoes not intend) to occupy any unit in the Property as Buyer's primary residence.

Seller-occupied or vacant property: Possession shall be delivered to Buyer: (i) |_|at 6 PM or DAMJ EI PM) on the date of
Close Of Escrow; (i) D no later than calendar days after Close Of Escrow; or (jii) al___ AM/| |PMon

Seller Remaining in Possession After Close Of Escrow: If Seller has the right fo remain in possession after Close Of Escrow, (|) the
Parties are advised to sign a separate occupancy agreement such as DC A_R. Form SIP, for Seller continued occupancy of less than
30days, |:| C.A.R. Form RLAS for Seller continued occupancy of 30 days or more; and (ii) the Parties are advised to consutt with their
insurance and legal advisors for information about liability and damage or injury to persons and personal and real property;, and (iii)
Buyer is advised to consult with Buyer's lender about the impact of Seller's occupancy on Buyer's loan.

Tenant occupled units: Possession and occupancy, subject to the rights of tenants under existing leases, shall be delivered to Buyer
on Close Of Escrow.

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

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

11. STATUTORY AND OTHER DISCLOSURES {INCLUDING LEAD-BASED PAINT HAZARD DISCLOSURES) AND CANCELLATION
RIGHTS:

A.

LEAD-BASED PAINT HAZARD DISCLOSURES:

{1} Selter shall, within the time specified in paragraph 19, deliver to Buyer, if required by Law, Federal Lead-Based Paint Disclosures
and pamphlet (*Lead Disclosures™). If the Lead Disclosures are delivered to Buyer after the offer is Signed, Buyer shall have the
right to cancel this Agreement within 3 Days After Delivery in person, or 5 Days After delivery by deposit in the mail, by giving
written notice of cancellation to Seller or Seller's agent. (Lead Disclosures sent by mail must be sent certified mail or better.)

{2) Buyer shall, within the time specified in paragraph 19, return a Signed Copy of the Lead Disclosure to Seller.

. NATURAL AND ENVIRONMENTAL HAZARDS: Within the time specified in paragraph 19, Seller shall, if required by Law: (i) deliver to

Buyer earthquake guides (and questionnaire} and environmental hazards booklet; and (ii) even if exempt from the obligation to provide
a NHD, disclose if the Property is located in a Special Flood Hazard Area; Potential Flooding (Inundation) Area; Very High Fire Hazard
Zone, State Fire Responsibility Area; Earthquake Fault Zone; Seismic Hazard Zone; and (iii) disclose any other zone as required by
Law and provide any other information required for those zones.

. WITHHOLDING TAXES: Within the time specified in paragraph 19A, to avoid required withholding, Seller shall Deliver to Buyer or

qualified substitute, an affidavit sufficient to comply with federal (FIRPTA) and California withholding Law (C.A.R. Form AS or Q3).

. MEGAN'S LAW DATABASE DISCLOSURE: Notice: Pursuant lo Section 290.46 of the Penal Code, information about specified

registered sex offenders is made available to the public via an Intemet Web site maintained by the Department of Justice at
www.meganslaw.ca.gov. Depending on an offender's criminal history, this information will include either the address at which the
offender resides or the community of residence and ZIP Cade in which he or she resides. {Neither Seller nor Brokers are required to
check this website. If Buyer wants further information, Broker recommends that Buyer obtain information from this website during
Buyer's inspection contingency period. Brokers do not have expertise in this area.)

NOTICE REGARDING GAS AND HAZARDOUS LIQUID TRANSMISSION PIPELINES: This notice is being provided simply to inform
you that information about the general location of gas and hazardous liquid transmission pipelines is available to the public via the
National Pipeline Mapping System (NPMS) Intemet Web site maintained by the United States Department of Transportation at
http:/iwww.npms.phmsa.dot.gov/. To seek further information about possible transmission pipelines near the Property, you may
contact your local gas utility or other pipeline operators in the area. Contact information for pipeline operators is searchable by ZIP
Code and county on the NPMS Intemet Web site.

CONDOMINIUM/PLANNED DEVELOPMENT DISCLOSURES:

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

(2) If the Property is a condominium or is located in a planned development or other common interest subdivision, Seller has
3 (or __ ) Days After Acceptance to request from the HOA (C.A.R. Form HOAT1): (i} Copies of any documents required by Law,

{ii) disclosure of any pending or anticipated claim or litigation by or against the HOA,; (iii) a statement containing the location and
number of designated parking and storage spaces; (iv) Copies of the most recent 12 months of HOA minutes for regular and special
meetings; and (v) the names and contact informatiorr of all HOAs goveming the Property (collectively, “Cl Disclosures”). Seller shall
temize and Deliver to Buyer all Cl Disdlosures received from the HOA and any Cl Disclosures in Seller's possession, Buyer's approval
of Cl Disclosures is a contingency of this Agreement as specified in paragraph 198(3). The Party specified in paragraph 7, as directed
by escrow, shall deposit funds into escrow or direct to HOA or management company to pay for any of the above.

12. RESIDENTIAL 1-4 PROPERTIES:

A.

Seller shall, within the time specified in paragraph 194, Deliver to Buyer: (i) if required by Law, a fully completed: Federal Lead-Based
Paint Disclosures (C.A.R. Form FLD) and pamphlet (*Lead Disclosures’); and (ii) unless exempt, fully completed disclosures or notices
required by seclions 1102 et. seq. and 1103 et. seq. of the Civil Code (“*Statutory Disclosures”). Statutory Disclosures include, but are
not limited to, a Real Estate Transfer Disclosure Statement (‘TDS"), Natural Hazard Disclosure Statement ("NHD"), nolice or aclual
knowledge of release of illegal controlled substance, notice of special tax andfor assessments (or, if allowed, substantially equivalent
notice regarding the Mello-Roos Community Facilities Act of 1982 and Improvement Bond Act of 1915) and, if Seller has actual
knowledge, of industrial use and military ordnance location (C.A.R. Form SPQ or ESD).

Any Statutory Disclosure required by this paragraph is considered fully completed if Seller has answered all questions and completed and
signed th section(s) and the Listing Agent, if any, has completed and signed the Listing Broker section(s), or, if applicable, an Agent
Visual In Disclosure {C.A.R. Form AVID). Nothing staled herein relieves a Buyer's Broker, if any, from the obligation to (i)

Buyer's Initials ( X ) Seller's Initials { X )
——e——
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conduct a reasonably competent and diligent visual inspection of the accessible areas of the Property and disclose, on Section IV of the
TDS, or an AVID, material facts affecting the value or desirability of the Property that were or should have been revealed by such an
inspection or (ii) complete any sections on ail disclosures required to be completed by Buyer's Broker.

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

D. Within the time specified in paragraph 19A, (i) Seller, unless exempt from the obligation to provide a TDS, shall, within the time
specified in paragraph 19A, complete and provide Buyer with a Seller Property Questionnaire (C.A.R. Form SPQ)}) (ii} if Selier is not
required to provide a TDS, Seller shail complete and provide Buyer with a Exempt Seller Disclosure {C.A.R. Form ESD).

E. Buyer shall, within the time specified in paragraph 19B(1), retum Signed Copies of the Statutory, Lead and other disclosures to Seller.

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

G. If any disclosure or notice specified in paragraph 12A, or subsequent or amended disclosure or notice is Delivered to Buyer after the
offer is Signed, Buyer shall have the right to cancel this Agreement within 3 Days After Delivery in person, or § Days Afler Delivery by
deposit in the mail, by giving written notice of cancellation to Seller or Seller's agent.

13. SELLER DOCUMENTATION AND ADDITIONAL DISCLOSURE: Within the time specified in paragraph 19, Seller shall disclose,
make available or Deliver, as applicable, to Buyer the following information.

A. RENTAL/SERVICE AGREEMENTS: Seller shall make available to Buyer for inspection and review: (i} all current leases, rental agreements,
service confracts, and other agreements pertaining to the operation of the Property, (i) a rental statement including names of tenants, rental
rates, period of rental, date of last rent increase, security deposits, rental concessions, rebates or other benefits, if any, and a list of delinquent
rents and their duration. Seller represents that no tenant is entitled to any rebate, concession, or other benefit, except as set forth in these
documents, Seller represents that the documents to be fumished are those maintained in the ordinary and normal course of business.

B. INCOME AND EXPENSE STATEMENTS: Seller shall make available to Buyer the books and records for the Property, induding a
statement of income and expense for the 12 months preceding Acceptance. Seller represents that the books and records are those
maintained in the ordinary and normal course of business, and used by Seller in the computation of federal and state income tax ratums.

C. [x] TENANT ESTOPPEL CERTIFICATES: (If checked) Seller shall Deliver to Buyer tenant estoppel certificates (C.A.R. Form TEC)
completed by Seller or Seller's agent, and signed by tenants, acknowledging: (i) that tenants' rental or lease agreements are unmodified
and in full force and effect (or if modified, stating all such modifications); (ii) that no lessor defaults exist; and (jii) stating the amount of
any prepaid rent or security deposit.

D. SURVEY, PLANS, AND ENGINEERING DOCUMENTS: Seller shall, at no cost to Buyer, Deliver to Buyer Copies of surveys, plans,
specifications, and engineering documents, if any, prepared on Seller's behalf or in Seller's possession.

E. PERMITS: If in Seller's possession, Seller shall Deliver to Buyer Copies of all permits and approvals conceming the Property, oblained
from any governmental entity, including, but not limited to, certificates of occupancy, conditional use permits, development plans, and
licenses and permits pertaining to the operation of the Property.

F. STRUCTURAL MODIFICATIONS: Selier shall disclose to Buyer in writing any known structural additions or aterations to, or the
installation, alteration, repair or replacement of, significant components of the structure(s) upon the Property.

G. SELLER REPRESENTATION: Seller represents that Seller has no actual knowledge: (i) of any current pending lawsuit(s),
investigation(s), inquiry(ies), action(s}, or other proceeding(s) affecting the Property or the right to use and occupy it; (ii) of any
unsatisfied mechanic's or materialman lien(s) affecting the Property, and {iii} that any tenant of the Property is the subject of a
bankruptcy. If Seller receives any such notice prior to Close Of Escrow, Seller shall immediately notify Buyer.

H. GOVERNMENTAL COMPLIANCE:

(1) Seller shall disclose to Buyer any improvements, additions, alterations, or repairs to the Property made by Seller, or known to Selier
to have been made, without required governmental permits, final inspections, and approvals.
{(2) Seller shall disclose to Buyer if Seller has actual knowledge of any notice of violations of Law filed or issued against the Property.

14. SUBSEQUENT DISCLOSURES: In the event Seller, prior to Close Of Escrow, becomes aware of adverse conditions matenally affecting
the Property, or any material inaccuracy in disclosures, information or representations previously provided to Buyer, Seller shall promptly
Deiiver a subsequent or amended disciosure or notice, in writing, covering those items. However, a subsequent or amended disclosure
shait not be required for conditions and material inaccuracies of which Buyer is otherwise aware, or which are disclosed in reports
provided to or obtained by Buyer or ordered and paid for by Buyer. '

15. CHANGES DURING ESCROW:

A. Prior to Close Of Escrow, Seller may engage in the following acts (“Proposed Changes”), subject to Buyer's rights in paragraph 158B: {i)
rent or lease any vacant unit or other part of the premises; {ii} alter, modify or extend any existing rental or lease agreement; {iii) enter
into, alter, modify or extend any service contract(s); or {iv) change the status of the condition of the Property.

B. (1} Atleast7 {or ) Days Prior to any Proposed Changes, Seller shall Deliver written notice to Buyer of such Proposed Changes.
(2} Within 5 (or __ ) Days After receipt of such notice, Buyer, in writing, may give Seller notice of Buyer's objection to the Proposed

Changes in which case Seller shall not make the Proposed Changes.

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

A. Seller shall, within the time specified in paragraph 19A; (i) DISCLOSE KNOWN MATERIAL FACTS AND DEFECTS affecting the
Property, including known insurance claims within the past five years, (i) disclose the number of units on the Property which have been
legally approved, if known by Seller and (iii) make any and all other disclosures required by Law.

B. Buyer has the right to conduct Buyer Investigations of the property and, as specified in paragraph 19B, based upon information
discovered in those investigations: (i) cancel this Agreement; or {ii) request that Seller make Repairs or take other action.

C. Buyer is strongly advised to conduct investigations of the entire Property in order to determine its present condition. Seller

may nWm of all defects affecting the Property or other factors that Buyer considers important. Property improvements

i

may n It according to code, in compliance with current Law, or have had permits issued.
Buyer's Initals { N ) Seller's initials X )
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17. BUYER'S INVESTIGATION OF PROPERTY AND MATTERS AFFECTING PROPERTY:

A,

Buyer's acceptance of the condition of, and any other matter affecting the Property, is a contingency of this Agreement as specified in this
paragraph and paragraph 198. Within the time specified in paragraph 19B(1), Buyer shall have tha right, at Buyers expense unless
otherwise agreed, to conduct inspections, investigations, tests, surveys and other studies (‘Buyer Investigations”), including, but not limited
to, the right to: (i} inspect for lead-based paint and other lead-based paint hazards; {if} inspect for wood destroying pests and organisms.
Any inspection for wood destroying pests and organisms shall be prepared by a registered Structural Pest Controf company; shall cover the
main building and attached structures; may cover detached structures; shall NOT indude water tests of shower pans on upper level units
unless the owners of property below the shower consent; shall NOT indude reof coverings; and, if the Property is a unit in a condominium or
other common interest subdivision, the inspection shall include only the separate interest and any exclusive-use areas being transfemed,
and shall NOT include comman areas; and shall include a report {(“Pest Control Report®) showing the findings of the company which shall be
separated into sections for evident infestation or infections (Section 1) and for conditions likely to lead to infestation or infection (Section 2);
(iii) review the registered sex offender database; (iv) confirm the insurability of Buyer and the Property including the availability and cost of
flood and fire insurance; (v} review and seek approval of leases that may need to be assumed by Buyer; and (vi) satisfy Buyer as to any
matter specified in the attached Buyer's Inspection Advisory (C.A.R. Form BIA). Without Seller’s prior written consent, Buyer shall neither
make nor cause to be made: (i) invasive or destructive Buyer Investigations except for minimally invasive testing required to prepare a Pest
Control Report; or (ii} inspections by any govemmental building or zcning inspector or govemment employee, unless required by Law.

. Seller shall make the Property available for all Buyer Investigations. Buyer shall (i) as specified in paragraph 19B, complete Buyer

Investigations and either remove the contingency or cancel this Agreement, and (ii} give Seller, at no cost, complete Copies of all such
Investigation reports obtained by Buyer, which obligation shall survive the termination of this Agreement.

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

made available to Buyer.

. Buyer indemnity and seller protection for entry upon property: Buyer shall: (i) keep the Property free and clear of liens; (i) repair all

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

18. TITLE AND VESTING:

A.

Within the time specified in paregraph 19, Buyer shall be provided a cument preliminary title report (“Preliminary Report”). The Preliminary
Report is only an offer by the tille insurer to issue a policy of title insurance and may not contain every item affecting title. Buyer's review of
the Prefiminary Report and any other matters which may affect title are a contingency of this Agreement as specified in paragraph 19B. The
company providing the Preliminary Report shall, prior to issuing a Preliminary Report, conduct a search of the General Index for all Sellers
except banks or other institutional lenders selling properties they acquired through foredosure (REOs), corporations, and govemment
entities. Seller shall within 7 Days After Acceptance, give Escrow Holder a completed Statement of Information.

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

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

. Within the time specified in paragraph 19A, Seller has a duty to disclose to Buyer all matters known to Seller affecling title, whether of

record or not.

. At Close Of Escrow, Buyer shall receive a grant deed conveying title (or, for stock cooperalive or fong-term lease, an assignment of

stock certificate or of Seller's leasehold interest), including oil, mineral and water rights if cummently owned by Seller. Title shall vest as
designated in Buyer's supplemental escrow instructions. THE MANNER OF TAKING TITLE MAY HAVE SIGNIFICANT LEGAL AND
TAX CONSEQUENCES. CONSULT AN APPROPRIATE PROFESSIONAL.

Buyer shall receive a Standard Coverage Owner's CLTA policy of title insurance. An ALTA policy or the addition of endorsements may
provide greater coverage for Buyer, A title company, at Buyer's request, can provide information about the availability, desirability,
coverage, and cost of various title insurance coverages and endorsements. if Buyer desires title coverage other than that required by
this paragraph, Buyer shall instruct Escrow Holder in writing and shall pay any increase in cost.

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

A,

Buyer's Initials (

SELLER HAS: 7 (or ___ ) Days After Acceptance to Deliver to Buyer all Reports, disclosures and information for which Seller is
responsible under paragraphs 5A, 6, 7, 8B(4), 11A, B, C, and F, 12A and D, 13, 16A, and 18A. Buyer after first Delivering to Seller a
Notice to Seller to Perform (C.A.R. Form NSP) may cancel this Agreement if Seller has not Delivered the items within the time specified.

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

(i} complete all Buyer Investigations; review all disclosures, reports, lease documents to be assumed by Buyer pursuant to
paragraph 8B{4) and other applicable information, which Buyer receives from Seller; and approve all matters affecting the Property;
and (i} Deliver to Seller Signed Copies of Statutory and Lead Discdosures and other disclosures Delivered by Seller in accordance
with paragraph 12A. :

(2) Within the time specified in paragraph 19B(1), Buyer may request that Seiler make repairs or take any other aclion regarding the
Property (C.A.R. Form RR). Seller has no obligation to agree to or respond to (C.A.R. Form RRRR) Buyer's requests.

(3) By the end of the time specified in paragraph 19B(1) (or as otherwise specified in this Agreement), Buyer shail Deliver to Seller a
removal of the applicable contingency or cancellation (C.A.R. Form CR or CC} of this Agreement. However, if any report, disclosure
or information for which Seller is responsible is not Delivered within the time specified in paragraph 19A, then Buyer has 6 (or )
Days After Delivery of any such items, or the time specified in paragraph 19B(1), whichever is later, to Deliver to Seller a removal of

the aTh— contingency or cancellation of this Agreement.
X } Seller's Initials ¢ _N )
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20.

21.

22

Buyer's Initials {

{4) Continuatlon of Contingency: Even after the end of the time specified in paragraph 19B(1) and before Seller cancels, if at all,
pursuant to paragraph 19C, Buyer retains the right, in writing, to either (i) remove remaining contingencies, or (i) cancel this
Agreement based on a remaining contingency. Once Buyer's written removal of all contingencies is Delivered to Seller, Seller may
not-cancel this Agreement pursuant to paragraph 19C(1).

C. SELLER RIGHT TO CANCEL:

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

(2) Seller right to Cancel; Buyer Contract Obligations: Seller, after first delivering to the Buyer a NBP, may cancel this Agreement if,
by the time specified in this Agreement, Buyer does not take the following action(s): (i} Deposit funds as required by paragraph 3A
or 3B or if the funds deposited pursuant to paragraph 3A or 3B are not good when deposited; (i) Deliver a notice of FHA or VA
costs or terms as required by paragraph 3D(3) (C.A.R. Form FVA); (lii} Deliver a letter as required by paragraph 3J{1); (iv} Deliver
verification as required by paragraph 3C or 3H or if Seller reasonably disapproves of the verification provided by paragraph 3C or
3H; {v) In writing assume or accept leases or liens specified in 8B4, (vi) Retum Statutory and Lead Disclosures as required by
paragraph 11A(2) and 12E; or (vii) Sign or initial a separate liquidated damages form for an increased deposit as required by
paragraphs 3B and 30B; or (viii} Provide evidence of authority to sign in a representative capacity as specified in paragraph 28. In
such event, Seller shall authorize the retum of Buyer's deposit, except for fees incurred by Buyer.

D. NOTICE TO BUYER OR SELLER TO PERFORM: The NBP or NSP shall: (i) be in writing; (ji) be signed by the applicable Buyer or
Seller; and {iii) give the other Party at least 2(or ___ ) Days After Delivery (or until the time specified in the applicable paragraph,
whichever occurs last) to take the applicable action. A NBP or NSP may not be Delivered any earlier than 2 Days Prior to the expiration
of the applicable time for the other Party to remove a contingency or cancel this Agreermert or meet an obligation specified in paragraph 1.

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

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

G. EFFECT OF CANCELLATION ON DEPOSITS: If Buyer or Seller gives written notice of cancellation pursuant to rights duly exercised
under the terms of this Agreement, the Parties agree to Sign mutual instructions to cancel the sale and escrow and release deposits, if
any, to the party entitled to the funds, less fees and costs incurred by that party. Fees and costs may be payable to service providers
and vendors for services and products provided during escrow. Except as specified below, release of funds will require mutual
Signed release instructions from the Parties, judicial decision or arbitration award. If either Party fails to execute mutual
instructions to cancel escrow, one Party may make a written demand to Escrow Holder for the deposit (C.A.R. Form BDRD or SDRD).
Escrow Holder, upon receipt, shall promptly deliver notice of the demand to the other Party. If, within 10 Days After Escrow Holder's
notice, the other Party does not object to the demand, Escrow Holder shalt disburse the deposit to the Party making the demand. if
Escrow Holder complies with the preceding process, each Party shall be deemed to have released Escrow Holder from any and all
claims or liability related to the disbursal of the deposit. Escrow Holder, at its discretion, may nonetheless require mutual cancellation
instructions. A Party may be subject to a civil penalty of up to $4,000 for refuaal to sign cancellation instructions if no good
faith dispute exists as to who is entitled to the deposited funds (Civil Code §1057.3).

REPAIRS: Repairs shall be completed prior to final verification of condition unless otherwise agreed in writing. Repairs to be performed at
Seller's expense may be performed by Seller or through others, provided that the work complies with applicable Law, including
govemmental permit, inspection and approval requirements. Repairs shall be performed in a good, skillful manner with materials of quality
and appearance comparable to existing materials, It is understood that exact restoration of appearance or cosmetic items following all
Repairs may not be possible. Seller shall: (i) obtain invoices and paid receipts for Repairs performed by others; (ii) prepare a written
statement indicating the Repairs perfomed by Seller and the date of such Repairs; and (iii) provide Copies of invoices and paid receipts
and statements to Buyer prior to final verification of condition.
ENVIRONMENTAL HAZARD CONSULTATION: Buyer and Seller acknowledge: (i) Federal, state, and local legislation impose liability
upon existing and former owners and users of real property, in applicable situations, for certain legislatively defined, environmentally
hazardous substances; (ii) Broker(s) has/have made no representation conceming the applicability of any such Law to this transaction or to
Buyer or to Seller, except as otherwise indicated in this Agreement; (iii) Broker(s) has/have made no representation conceming the
existence, testing, discovery, location and evaluation offfor, and risks posed by, environmentally hazardous substances, if any, located on
or potentially sffecting the Property; and (iv} Buyer and Seller are each advised to consult with technical and legal experts conceming the
existence, testing, discovery, location and evaluation offfor, and risks posed by, environmentally hazardous substances, if any, located on
or potentialiy affecting the Property.
AMERICANS WITH DISABILITIES ACT: The Americans With Disabilities Act ("“ADA") prohibits discrimination against individuals with
disabilities. The ADA affects almost all commerciai facilities and public accommodations. Residential properties are not typically covered by
the ADA, but may be govemed by its provisions if used for certain purposes. The ADA can require, among other things, that buildings be
made readily accessible to the disabled. Different requirements apply to new construction, alterations to existing buildings, and removal of
barriers in existing buildings. Compliance with the ADA may require significant costs. Monetary and injunctive remedies may be incurred if
the Property is not in compliance. A real estate broker does not have the technical expertise to determine whether a building is in
compliance with ADA requirements, or to advise a principal on those requirements. Buyer and Seller are advised to contact an attomey,
contractor, architqgf, engineer or other qualified professional of Buyer or Seller's own choosing to determine to what degree, if any, the ADA
impacts that :inrq | or this transaction.

" ) Seller's Initials ( ) )
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EXHIBIT “5”



Ambra Bisconti
Projected gain on sale of the Olympic property
and the projected tax liability thereon

Projected sales price 1,875,000 2,500,000
Less cost of sale at 5% -93,750 -125,000
Net sales price 1,781,250 2,375,000
Basis of the property
Original Cost - As provided 1,380,000

Less depreciation thru 2016 -312,819 1,067,181 1,067,181
Projected gain on sale 714,069 1,307,819
Interest in the property 50% 50%
Ownership interest of the projected gain on sale 357,035 653,910
Projected tax thereon @35.% 124,962 228,868

Federal tax 25.0%
State tax 10.0%
35.0%
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DECLARATION OF GAIL HERSHOWITZ

I, Gail Hershowitz, hereby declare:
1. I am an individual and over the age of 18 years of age. | am unrelated to the Debtor and
have a friendship with the Debtor for many years. If called upon to do so, I could and would
testify to the following, all of which is within my personal knowledge unless otherwise stated. |
make this Declaration in support of Debtor’s Motion.
2. On or about October 13, 2016, | expressed my interest to Debtor Ambra Bisconti in
buying Barbara Russo’s equity interest in the property located at 8653 W. Olympic Blvd., LA CA
90035 (the “Property”) for a lump sum all cash payment of $80,000.00. Such number was based
on the listing price for the Property of $1,875,000.00 less encumbrances, liens, commissions, and
other charges.
3. The other material terms of the offer include:
a. In exchange for buying out the Russo’s equity interest in the Property, Ambra Bisconti
shall grant me a third position deed of trust, behind Nationstar and Real Time
Resolutions;
b. Bisconti will not be required to make any principal or interest payments on the third
deed of trust until her chapter 11 plan is completed and paid in full;
c. My purchase of the Russo estate’s equity position shall result in fifty-one percent
(51%) that Russo holds to be transferred to Ambra Bisconti so that she is the 100% owner
of the Property.
4. Attached and marked as Exhibit “6” and incorporated by reference is a true and correct
copy of my October 27, 2016 offer made to the chapter 7 trustee’s attorney for the estate of
Barbara Russo.
5. Attached and marked as Exhibit “7" and incorporated by reference is a true and correct
copy of the chapter 7 trustee’s attorneys email accepting my October 27, 2016 offer to be
considered with all other potential bidders at the sale/buyout hearing on the Property.
6. I ask the Court to seriously consider my buyout offer in good faith for the reasons stated

herein and otherwise stated.

17-
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7. 1declare under penalty of perjury under the laws of the United States of America that the

foregoing is true and correct.

-18-

Gail Hershowitz



EXHIBIT “6”



jo -27-80 ¢
Dear Mr. Yoo,

My name is Gail Hershowitz and | am interested in buying out the Russo's estte Equity position to be
secured by a Note and Deed of Trust which shall be recorded in 3rd position. Ambra Bisconti will make no
payments of principal or interest until her plan is completed at which time all principal and interest will
become payable. Said period for the Note is approximately 3.5 years from now. With my purchase of the
Russo's estate of equity position will result in the 51% that Russo holds to be transferred to Ambra
Bisconti so that she will be the 100% owners of the property.

I would fike to also have memorialized that should a higher offer come in, | have the right to match or beat
that offer. It is also my understanding that the Bisconti estate will become fully liable for payment of the
arrearage in the event there is no sale of the Olympic Property and the buyout becomes effective.

Please free free to calf or email me should you have any questions.

Regards,

ershowitz (310)968-5481.




EXHIBIT “7”
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DECLARATION OF DAREN M. SCHLECTER

I, Daren M. Schlecter, hereby declare:

1. I am an attorney at law licensed in the State of California and admitted to practice in the
Central District of California. | have personal knowledge of the facts set forth herein, and if
called upon to do so, could and would competently testify to those facts. | make this declaration
in support of Debtor’s Motion for Authority to Approve Buyout Offer(s) and/or Sale of the
property located at 8653 W. Olympic Blvd. (which is being filed roughly concurrently with the
Chapter 7 Trustee’s Sale Motion and set for hearing on the Court’s 2:00 p.m. calendar on
February 2, 2017).

2. After lengthy negotiations between the chapter 7 trustee for Barbara Russo and my client,
debtor Ambra Bisconti, a settlement agreement was reached to agree on equity interests in the
Olympic Property located at 8653 W. Olympic Blvd., LA CA 90035 and listing and marketing
the Property. The Settlement Agreement is attached to the Declaration of Ambra Bisconti
(“Bisconti Decl”) as Exhibit “1."

3. Thereafter, the Court approved by Settlement Motion the Settlement Agreement, said Court
order also attached to the Bisconti Decl. as Exhibit “2.”

4. Later, after conferring with the United States Trustee, | became aware that a sale of the
Olympic Property would result in a significant and possibly devastating tax liability for the
chapter 11 estate.

5. After conferring with the UST, Debtor’s CPA, and counsel for chapter 7 trustee, Debtor began
exploring the potential of a buyout offer, which resulted in the now pending buyout offer of
Gail Hershowitz to avoid the tax consequences of a sale on the Bisconti estate.

6. Since July of 2016, | have been in regular communication and collaborated with the Russo
estate in resolving the issues under the Settlement Agreement, prosecuting the Settlement
Motion, and attempting to resolve issues involving the listing agreement between the chapter 7
trustee for the Russo estate and my client in preparing and filing for this Sale/Buyout Offer

Motion.

-19-







Inre: CHAPTER: 11

Ambra Bisconti
Debtor(s). | CASE NUMBER: 2:15-bk-16511-WB

PROOF OF SERVICE OF DOCUMENT

| am over the age of 18 and not a party to this bankruptcy case or adversary proceeding. My business address is:
1925 Century Park East, Suite 830
Los Angeles, CA 90067

A true and correct copy of the foregoing document entitled (specify): _NOTICE OF MOTION AND MOTION FOR AUTHORITY TO
APPROVE BUYOUT OFFER AND/OR SELL ESTATE PROPERTY LOCATED AT 8653 W. OLYMPIC BLVD., LA CA 90035 (THE
“PROPERTY”) FREE AND CLEAR OF ALL LIENS, CLAIMS AND INTERESTS; AND GRANTING CERTAIN OTHER RELATED
RELIEF; MEMORANDUM OF POINTS AND AUTHORITIES IN SUPPORT THEREOF; DECLARATIONS OF:

AMBRA BISCONTI; GAIL HERSHOWITZ; AND DAREN M. SCHLECTER; IN SUPPORT THEREOF  will be served or was served
(&) on the judge in chambers in the form and manner required by LBR 5005-2(d); and (b) in the manner stated below:

1. TO BE SERVED BY THE COURT VIA NOTICE OF ELECTRONIC FILING (NEF): Pursuant to controlling General Orders and LBR,
the foregoing document will be served by the court via NEF and hyperlink to the document. On _1/12/2017 , | checked the CM/ECF
docket for this bankruptcy case or adversary proceeding and determined that the following persons are on the Electronic Mail Notice
List to receive NEF transmission at the email addresses stated below:

Kenneth J Freed on behalf of Creditor CREDITORS ADJUSTMENT BUREAU, INC., KFREED@KJFESQ.COM, Kenneth J Freed
on behalf of Plaintiff CREDITORS ADJUSTMENT BUREAU, INC. KFREED@KJFESQ.COM, Kenneth J Freed on behalf of
Plaintiff Creditors Adjustment Bureau Inc , KFREED@KJFESQ.COM, Marian Garza on behalf of Creditor BMW Financial
Services NA, LLC ecfnotices@ascensioncapitalgroup.com, Melanie Scott Green on behalf of U.S. Trustee United States
Trustee (LA), Melanie.green@usdoj.gov, Scott H Noskin on behalf of Creditor CREDITORS ADJUSTMENT BUREAU, INC.,
snoskin@mbnlawyers.com, aacosta@mbnlawyers.com, Giovanni Orantes on behalf of Other Professional, and Creditor
Barbara Russo, The Orantes Law Firm, P.C. go@gobklaw.com,

gorantes@orantes-law.com,cmh@gobklaw.com,gobklaw @gmail.com,go@ecf.inforuptcy.com (Attorney for Debtor Barbara
Russo); Carmela Pagay on behalf of Interested Party Courtesy NEF, ctp@Inbrb.com; Kelly M Raftery on behalf of Creditor U.S.
Bank NA, successor trustee to Bank of America, NA, successor in interest to LaSalle Bank NA, as trustee, on behalf of the
holders of the WaMu Mortgage Pass-Through Certificates, Series 2007-HY6,

bknotice@mccarthyholthus.com, kraftery@ecf.courtdrive.com; Russell H Rapoport on behalf of Creditor CREDITORS
ADJUSTMENT BUREAU, INC. ,rrapoport@mbnlawyers.com, aacosta@mbnlawyers.com, Russell H Rapoport on behalf of
Plaintiff Creditors Adjustment Bureau Inc. rrapoport@mbnlawyers.com, aacosta@mbnlawyers.com; Daren M Schlecter on
behalf of Debtor Ambra Bisconti, daren@schlecterlaw.com, assistant@schlecterlaw.com; Daren M Schlecter on behalf of
Defendant Ambra Bisconti; daren@schlecterlaw.com, assistant@schlecterlaw.com; United States Trustee (LA);
ustpregionl6.la.ecf@usdoj.gov ; Thomas J Weiss on behalf of Defendant Bisconti Estates, LLC;tweiss@weisslawla.com,
kgenova@weisslawla.com;lseltzer@weisslawla.com; Thomas J Weiss on behalf of Defendant HILTON & HYLAND REAL
ESTATE, INC.; tweiss@weisslawla.com, kgenova@weisslawla.com;lseltzer@weisslawla.com; Thomas J Weiss on behalf of
Defendant Ambra Bisconti; tweiss@weisslawla.com, kgenova@weisslawla.com;lseltzer@weisslawla.com;Timothy J Yoo on
behalf of Interested Party Courtesy NEF; tjy@Inbyb.com

[ | Service information continued on attached page

2. SERVED BY UNITED STATES MAIL:

On 1/12/2017 I served the following persons and/or entities at the last known addresses in this bankruptcy case or adversary
proceeding by placing a true and correct copy thereof in a sealed envelope in the United States mail, first class, postage prepaid, and
addressed as follows. Listing the judge here constitutes a declaration that mailing to the judge will be completed no later than 24 hours
after the document is filed.

Judge Julia Brand

United States Bankruptcy Court

Central District of California

Edward R. Roybal Federal Building and Courthouse
255 E. Temple Street, Suite 1382 / Courtroom 1375
Los Angeles, CA 90012

[y] Service information continued on attached page

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

June 2012 9013-3.1.PROOF.SERVICE



In re: CHAPTER 11

Ambra Bisconti
Debtor(s). | CASE NUMBER 2:15-bk-16511

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

[] Service information continued on attached page

| declare under penalty of perjury under the laws of the United States of America that the foregoing is true and correct.
January 12, 2017 Daren M. Schlecter 259537 /s/ Daren M. Schlecter

Date Printed Name Signature

TWENTY LARGEST UNSECURED CREDITORS AND ADDITIONAL CREDITORS AND PARTIES IN INTEREST:
American Express

Po Box 3001

16 General Warren Blvd

Malvern, PA 19355

Bmw Financial Services
Attn: Bankruptcy Department
Po Box 3608

Dublin, OH 43016

California State Board of Equalization
Account Information Group, MIC:29
P.O. Box 942879

Sacramento, CA 94279

Capl/neimn
Po Box 30253
Salt Lake City, UT 84130

Capl/saks
3455 Hwy 80 West
Jackson, MS 39209

City National Bank
1730 W Olympic Blvd
Los Angeles, CA 90015

Dsnb Bloomingdales
Macy's Bankruptcy Dept.
Po Box 8053

Mason, OH 45040

Employment Development Department
Bankruptcy Group MIC 92E

P. O. Box 826880

Sacramento, CA 94280

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

January 2009 F 9013'31



Inre:

Ambra Bisconti

Debtor(s).

CHAPTER 11
CASE NUMBER 2:15-bk-16511

Franchise Tax Board
Attention: Bankruptcy
P. O. Box 2952
Sacramento, CA 95812

Green Tree Servicing (Secured Creditor, Second Deed of Trust)
345 St Peter St
Saint Paul, MN 55102

Internal Revenue Service
P.O. Box 7346
Philadelphia, PA 19101-7346

Kenneth Freed
Attorneys for Creditors Adjustment
Law Offices of Kenneth J. Freed

14226 Ventura Blvd.
Sherman Oaks, CA 91423

Matthew J. Enna
Golden State Bone and Joint Clinic
9033 Wilshire Blvd., Suite 403
Beverly Hills, CA 90211

Michael Newman
21700 OXNARD ST STE 350
Woodland Hills, CA 91367

Nationstar Mortgage LLC (SECURED CREDITOR: First Deed of Trust)
Attn: Bankruptcy
350 Highland Dr
Lewisville, TX 75067

Pier 1/NB/Chase
Chase Card Services/Attention: Bankruptc
Po Box 15298

Wilmington, DE 19850

Securities & Exchange Commission
444 South Flower Street, Suite 900
Los Angeles, CA 90071

Security Credit Servic
Po Box 1156
Oxford, MS 38655

Syncb/home Design Nahf
Cl/o Po Box 965036
Orlando, FL 32896

Thomas Weiss
Law Office of Thomas Weiss

1925 Century Park East, Suite 2140
Los Angeles, CA 90067

January 2009

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

F 9013-3.1




In re: CHAPTER 11
Ambra Bisconti

Debtor(s). CASE NUMBER 2:15-bk-16511

Union Bank

c/o Law Offices of Clark Green
6700 S. Centinela Ave., 3rd Floor
Culver City, CA 90230

Watsonville Community Hospital
c/o Professional Account Services
P.O. Box 188

Brentwood, TN 37024

Watsonville Emergency Medical Group
P.O. Box 3495
Toledo, OH 43607

Westside Recovery Svcs
6200 Wilshire Blvd
Los Angeles, CA 90048

Request for Special Notice:

Attn: BMW Financial Services NA, LLC Department
Ascension Capital Group

Account: XXXXX7411

P.O. Box 201347

Arlington, TX 76006

Select Portfolio Servicing, Inc.
P.O. Box 65250
Salt Lake City, UT 84165-02500

McCarthy & Holthus, LLP
1770 Fourth Avenue
San Diego, CA 921010

Potential Offers:

GABRIELA MANAKOVA

President, INNOVATIVE Property Strategies
gabriela@ips-la.com

(Agent for Yasaman Barmaki)

Nasrin Esfahani

Nelson Shelton & Associates
355 N Canon Drive

Beverly Hills, CA 90210

Eduardo Bravo

Collective Realty

8278 1/2 Santa Monica Blvd.

West Hollywood, CA 90046

(Agent for Michael Kesler and/or Assignees)

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

January 2009 F 9013'31



Inre:
Ambra Bisconti

Debtor(s).

CHAPTER 11
CASE NUMBER 2:15-bk-16511

Mike Khattab

Coldwell Banker Brentwood office

11661 San Vicente Blvd, 10th Floor

Los Angeles, CA 90049
mkhattab@coldwellbanker.com

(Agent for Faik Al Hakim and Sena Mahdi)

Robert Gabai
americanacollege@yahoo.com
(Agent for Jahangir Aryai)

Steven Medina

Hilton and Hyland

250 N. Canon Dr.,
Beverly Hills, CA 90210
(Agent for Steve Bocho)

By Email (Return Receipt Requested, Delivery Confirmation):
Gail Hershowitz: ghershowitz@gmail.com (Buyout Offer)
Shawn Raoufpour

Trans-Atlas Realty

Email: GoldCorporation@aol.com
(Agent for Mahnaz Zakhor and/or Assignees)

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