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MOTION

St. Luke Baptist Church, dba St. Luke Holy Baptist Church, Debtor and Debtor-in-Possession
herein (hereinafter referred to as“Debtor” and/or “Movant”), hereby moves this Court for an Order (1)
Authorizing the Sale of the Estate’s Interests in Real Property Located at 3420 Denver Avenue, Long
Beach, CA 90810 Free and Clear of All Claims, Liens, and Interests Pursuant to 11 U.S.C. § 363; and
(2) Authorizing the Distribution of Proceeds from the Sale (the “Amended Motion” and/or the
“Amended Motion to Sell”). By this Amended Motion, Debtor requests the Court:

1. Authorize Debtor to sell and to assign, free and clear of all claims, liens, and interests
(collectively, the “Liens™) pursuant to Section 363(f) of Title 11 of the United States Code (the
"Bankruptcy Code"), the bankruptcy estate’s interests in the Real Property Located at 3420 Denver
Avenue, Long Beach, CA 90810 (the “3420 Denver Property”) to Ignacio Gonzalez and Alba Sanchez
(the “Buyers™), or the bidder with the highest or otherwise best bid for the 3420 Denver Avenue Property
(the “Successful Bidder”) in the auction to be conducted by Debtor with respect to the 3420 Denver
Avenue Property in accordance with the terms and conditions set forth hereinbelow; and

2. Authorize Debtor to distribute the proceeds from the sale of the 3420 Denver Property.

Debtor believes that the Court's approval of this Amended Motion to Sell is in the best interests
of Debtor's creditors. While Debtor has not received any offers other than the Buyers’ offer to purchase
the 3420 Denver Property, Debtor believes the offer represents the highest or otherwise best offer
because the sale of the 3420 Denver Property (the “Sale™), in addition to the Loan,' will yield sufficient
funds to pay all of Debtor’s creditors in full. Further, Debtor previously retained the services of a real
estate agent who indicated that she expected the house could be sold for no more than approximately
$400,000. In addition, Debtor has obtained a real estate agent’s opinion of value that shows the 3420
Denver Property is valued at approximately $400,000. Because the Sale, as proposed by this Amended

Motion, has no brokers’ fees, the current offer, or any overbid, will result in Debtor receiving the same

! On or about September 9, 2016, Debtor filed an Amended Motion for an Order
Approving (1) Post-Petition Financing; (2) Granting a Post-Petition Lien; and (3) Distribution of the
Proceeds of the Post-Petition Financing (the "Amended Motion for Post-Petition Financing"). As stated
in the Amended Motion for Post Petition Financing, the loan amount from Farmers & Merchants Bank
will give Debtor proceeds of $242,648 to distribute to creditors. The total amount of the loan is
$250,000 (the "Loan™).
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net proceeds from the Sale as if Debtor sold the 3420 Denver Property for $400,000 due to the
elimination of the brokers’ fees, as well reducing the delay in finding a buyer for the 3420 Denver
Property. Finally, because the Sale, in addition to the Loan, will result in all creditors being paid, the
Court should defer to Debtor’s business judgment that the purchase price is reasonable under the
circumstances and should be approved. Debtor has determined that the Sale of the 3420 Denver
Property to the Successful Bidder is the best means for Debtor to obtain the most favorable recovery
from the Sale of the 3420 Denver Property, as well as the most expeditious sale and will thus seek, at
the hearing on the Amended Motion to Sell, the Bankruptcy Court’s approval of the Buyers or other
Successful Bidder’s offer to purchase the 3420 Denver Avenue Property.

A prompt sale of the 3420 Denver Property is necessary to maximize the value of 3420 Denver
Property, and to facilitate a prompt payment to Debtor’s creditors.

This Amended Motion is based on the Notice of Motion, this Amended Motion, the
Memorandum of Points and Authorities, the Declarations of E.M. Williams and Vanessa M. Haberbush
in support of the Amended Motion, and all papers, pleadings, and records on file in this separate
proceeding.

WHEREFORE, Debtor respectfully requests the Court enter an order granting to Debtor the
following relief:

1. Authorizing, pursuant to a Court order approving the Sale, Debtor to sell and to assign,
free and clear of all Liens pursuant to Section 363(f) of the Bankruptcy Code, the bankruptcy estate’s
interests the 3420 Denver Property to the Buyers or Successful Bidder with all valid, duly-perfected and
unavoidable claims, liens, and interests to attach to the net proceeds of such sale to the same extent,
validity, and priority as they now attach to the 3420 Denver Property

2. Authorizing the distribution of proceeds for the costs of sale;

3. Authorizing the distribution of the remaining proceeds to Debtor’s creditors as indicated
in the Motion;

4. Waiving the 14-day stay of orders provided by Federal Rules of Bankruptcy Procedure
6004(h) to allow Debtor to immediately close the Sale once the order authorizing the Sale is entered;

and
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5. Granting to Debtor such other and further relief as this Court deems just and appropriate

under the facts and circumstances of this case.

Dated: September \i 2016

Respectfully submitted,
HABERBUSH & ASSOCIATES, LLP

il

VANESSA M. HABERBUSH, ESQ.,
Attorneys for Debtor and Debtor-in-Possession
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MEMORANDUM OF POINTS AND AUTHORITIES

I. STATEMENT OF FACTS
A. Background of Debtor

On April 28,2016, Debtor filed a voluntary petition under Chapter 11 of the Bankruptcy Code.
Since that time, Debtor has been operating its Church pursuant to 11 U.S.C. §§ 1107 and 1108.
Declaration of E.M. Williams at 3.

Debtor is a church located in Long Beach California. Debtor was founded in 1956 and is
currently operated by the Board of Trustees, the Deacon Board, and the Mother’s Board. Debtor is a
501(3)(c) Non-profit Corporation. Dr. Eric M. Williams, is Debtor’s Pastor. Declaration of E.M.
Williams at 4.

Debtor owns four pieces of real property. Debtor’s first piece of real property is a church located
at 1401 West 34" Street, Long Beach, CA 90801 (the “34™ Street Property”). Debtor’s second piece of
real property is an unimproved lot, located at 3415 Delta Avenue, Long Beach CA 90810 (the “Delta
Property”). The unimproved lot is used for parking. Debtor’s third piece of real property is a single-
family residence located at 3406 Denver Avenue, Long Beach CA 90801 (the “3406 Denver Property™).
Debtor leases the 3406 Denver Property and receives approximately $1,000 per month in rent. Lastly,
Debtor’s fourth piece of real property is a single-family residence located at 3420 Denver Avenue, Long
Beach, CA 90810 (the “3420 Denver Property”). Debtor leases the 3420 Denver Property and receives
approximately $1,400 per month in rent. Declaration of E.M. Williams at q 5.

Debtor has two secured creditors. Debtor’s first priority secured creditor is BDM Mortgage.
BDM Mortgage is the holder of the first deed of trust. The first deed of trust is secured by the four real
properties. Debtor owes BDM Mortgage approximately $318,000. Debtor’s second priority secured
creditor is the Southwest Baptist Conference (“Southwest Baptist™). Southwest Baptist is the holder of
the second deed of trust. The second deed of trust is also secured by the four real properties. Further
Debtor owes Southwest Baptist $119,411.75 in principal; this amount has been increased to
approximately $164,302.38 due to fees and expenses. Declaration of E.M. Williams at q 6.

"
/"
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B. Events Precipitating the Chapter 11 Filing

This bankruptcy was filed due to the impending foreclosure by Southwest Baptist. In or about
February 2016, Southwest Baptist scheduled a foreclosure sale of three of Debtor’s four properties. Due
to the foreclosure sale, on or about February 29, 2016, Debtor filed a voluntary Chapter 11 Bankruptcy
Petition in the United States Bankruptcy Court, Central District of California, initiated bankruptcy case
no. 2:16-bk-12468-RK (the “First Bankruptcy”). The First Bankruptcy was dismissed on or about April
21,2016 due to failure to comply with the requirements of the Office of the United States Trustee. After
the First Bankruptcy was dismissed, Southwest Baptist continued to schedule foreclosure sales of the
three properties and scheduled a foreclosure sale for April 29,2016 at 11:00 a.m. Due to the impending
foreclosure sale, Debtor commenced this Chapter 11 bankruptcy case to stop the foreclosure sale and
allow Debtor sufficient time to obtain financing and pay its creditors. Declaration of E.M. Williams
atq7.

In this bankruptcy, Debtor again had difficulty complying with the requirements of the Office
of the United States Trustee. Therefore, the Office of the United States Trustee brought a motion to
dismiss or convert this bankruptcy proceeding. Inresponse to this motion, Debtor obtained new counsel
onor about July 20,2016. Since that time, Debtor has taken significant actions to become in compliance
with both the requirements of the Bankruptcy Code and the Office of the United States Trustee. Further,
Debtor intends to pay all of its creditors through both the sale of the 3420 Denver Property (the “Sale”)
and a refinance of the four real properties. Declaration of Vanessa M. Haberbush at 3.

C. Claims Asserted Against Debtor

Other than Debtor’s secured claims, Debtor has few other claims. Debtor has two administrative
expense claims. The first administrative expense claim is the United States Trustee fees. Debtor
estimates that the United States Trustee fees for the third quarter of 2016 will be $4,875.00.2 The second
administrative expense claim is that of Haberbush & Associates, LLP, Debtor’s general bankruptcy

counsel. Haberbush & Associates, LLP estimates that its total claim for fees and costs will not exceed

2 The amount of the United States Trustee fees for the third quarter of 2016 is estimated
taking into account the distribution of the proceeds of the Loan and the Sale, for total distributions
exceeding approximately $800,000.
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$40,000. Declaration of Vanessa M. Haberbush at 4.

Debtor has three unsecured creditors. The first unsecured creditor is the priority unsecured claim
of the Internal Revenue Service (the “IRS”). On June 2, 2016, the IRS sent Debtor a letter informing
Debtor of its missing tax returns. The IRS filed a proof of claim on June 3, 2016 (the “Proof of Claim™).
Pursuant to the Proof of Claim, the IRS indicated it has a priority unsecured claim of $63,007.37.
Debtor filed all required tax returns on or about August 3,2016. Debtor’s counsel spoke with Leonard
Brown, a representative of the IRS on August 11, 2016. Mr. Brown informed Debtor’s counsel that the
filed returns indicated Debtor owed the IRS nothing and that the IRS would be amending its Proof of
Claim to reflect an amount owning of $0.00. On or about September 1, 2016, Debtor’s counsel spoke
with Mr. Brown again. As a result of the conversation with Mr. Brown, Debtor’s counsel expects the
IRS to amend the Proof of Claim to indicate that the IRS’s claim is $0.00, no later than September 23,
2016.> Declaration of Vanessa M. Haberbush at 9 5.

Debtor’s second unsecured creditor is the general unsecured claim of Staples Commercial.
Debtor owes Staples Commercial, on account of a pre-petition unsecured debt, approximately $553.57.
Declaration of E.M. Williams at 8.

Debtor’s third unsecured creditor is the general unsecured claim of the United States Trustee.
Debtor believes it owes the United States Trustee $650 on account of quarterly fees due in relation to
the First Bankruptcy. Declaration of Vanessa M. Haberbush at § 6.

D. Post-Petition Financing from Farmers and Merchants Bank

On or about August 16, 2016, Debtor filed a Motion for an Order Approving (1) Post-Petition
Financing; (2) Granting a Post-Petition Lien; and (3) Distribution of the Proceeds of the Post-Petition
Financing (the “Motion for Post-Petition Financing™). Declaration of Vanessa M. Haberbush at § 7.

At the hearing on the Motion for Post-Petition Financing, the Court ordered Debtor to amend the
Motion for Post-Petition Financing to include the revised terms of the loan. Further, the Court continued
the hearing on the Motion for Post-Petition Financing to September 13, 2016 at 3:30. Declaration of
Vanessa M. Haberbush at q 8.

? In the event the IRS does not amend its Proof of Claim, Debtor will object to the claim.
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On or about September 9, 2016, Debtor filed an Amended Motion for an Order Approving (1)
Post-Petition Financing; (2) Granting a Post-Petition Lien; and (3) Distribution of the Proceeds of the
Post-Petition Financing (the “Amended Motion for Post-Petition Financing”). Declaration of Vanessa
M. Haberbush at 9.

By the Amended Motion for Post-Petition Financing, Debtor seeks post-petition financing to
pay all of its creditors in full. As stated in the Amended Motion for Post-Petition Financing, the loan
amount from Farmers & Merchants Bank (the “Lender” and/or “Farmers & Merchants™) amounts to
$250,000 (the “Loan”). The net proceeds from the Loan will be $242,648. The Loan (in conjunction
with the Sale) will allow Debtor to fully resolve all of its claims and allow it to successfully reorganize.
Declaration of Vanessa M. Haberbush at q 10.

E. Offer Tendered by the Buyers

On July 22, 2016, a Residential Purchase Agreement and Joint Escrow Instructions (the
“Agreement”) was tendered by the Buyers to Debtor offering $350,000 for the purchase of the 3420
Denver Property. After some revisions to the addendum were made to take into account Debtor’s
bankruptcy proceeding, on August 15, 2016, both the Buyers and Debtor signed the Agreement. A true
and correct copy of the Agreement is attached to the Declaration of E.M. Williams as Exhibit “1.” The
material points in the Purchase Agreement are discussed hereinbelow. The Buyers have no connection
to Debtor other than that Buyers have been legally occupying the 3420 Denver Property as tenants of
Debtor since June 1, 2015, and have provided the highest and best offer to purchase the 3420 Denver
Property, and entered into the Agreement with Debtor. Declaration of E.M. Williams at 9 9.

F. Overbidding Procedures

In order to create a fair, orderly, and competitive process for the bidding of the 3420 Denver
Avene Property, Debtor proposes and the Buyers request that the Court establish and approve the sale
and bidding procedures set forth as follows:
1. Overbidding.
All bids shall be made on the same terms and conditions as the Buyers’ offer. The first overbid
is to be $385,000 ($350,000 plus 10% of the Buyers’ purchase price ($35,000)). All subsequent
overbids shall be in $5,000.00 increments. This overbid represents an offer $35,000.00 greater than that
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of the Buyers.
2. Qualified Bidders
Any person desiring to submit an overbid for the 3420 Denver Avenue Property shall qualify to
bid by appearing, either personally or through an agent, at the hearing on October 4, 2016 at 3:00 p.m.
in Courtroom 1675 located at 255 E. Temple Street, Los Angeles, CA 90012, and making a bid to
purchase the 3420 Denver Avenue Property on the overbidding terms specified herein (the “Qualified
Bidder”).
3. Successful Overbidder
The party who makes the highest and best offer to purchase the 3420 Denver Avenue Property
shall be the successful bidder (the “Successful Bidder”). Declaration of E.M. Williams at § 10.

G. Sale is in the Best Interests of the Bankruptcy Estate and Debtor’s Creditors

Debtor believes that the Court’s approval of the Amended Motion to Sell is in the best interests
of the estate, and Debtor’s creditors. Prior to the Petition Date, Debtor hired a realtor, Mollie Beck with
the Beck Company of Coldwell Banker Beachside to market the 3420 Denver Property.* After
evaluating the 3420 Denver Property, Ms. Beck determined that it would likely sell for no more than
$400,000. While Debtor has not received any offers other than the Buyers’ offer to purchase the 3420
Denver Property, Debtor believes the offer represents the highest or otherwise best offer because the Sale
in addition to Loan, will yield sufficient funds to pay all of Debtor’s creditors in full, including the
claims secured on the 3420 Denver Property. In addition, Debtor has obtained an opinion of value from
real estate agent, Betty Leanos. Based on similar similar real estate listings in the Long Beach area and
recorded home sales of comparable properties, Ms. Leanos has determined that the 3420 Denver Avenue
Property is worth no more than approximately $400,000 (minus any brokers’ commissions). Declaration
of E.M. Williams at § 11; Separately filed Declaration of Betty Leanos at 9 6-7.

Because the Sale, as proposed by this Amended Motion, has no brokers’ fees, the current offer,
subject to overbidding, will result in Debtor receiving the same net proceeds from the Sale as if Debtor

sold the 3420 Denver Property for $400,000 due to the elimination of the brokers’ fees, as well reducing

4 Debtor did not employ Ms. Beck through the bankruptcy court. Further, Debtor
terminated Ms. Beck’s services in effort to prevent the estate from spending unnecessary costs.
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the delay in finding a buyer for the 3420 Denver Property. If the 3420 Denver Property were sold at a
price of $400,000 using Ms. Beck as Debtor’s realtor, then the net proceeds from the Sale would be
approximately $361,000 rather than the $335,000 proposed here. This was estimated first deducting the
brokers’ commission (assuming a 6% brokers’ commission, Ms. Beck would make $24,000) and second
deducting the costs of the sale ($15,000). While Ms. Beck marketed the 3420 Denver Property for a
short time, Debtor did not receive any offers to purchase the 3420 Denver Property. Because Ms. Beck
did not receive any offers to purchase the 3420 Denver Avenue Property at an asking price of $400,000,
Debtor believes the 3420 Denver Avenue Property would be sold at a much lower price. Therefore, if
the 3420 Denver Avenue Property were sold at a lower price than $400,000, Debtor believes that
Debtor’s net proceeds from the sale of the 3420 Denver Property would likely be lower than the net
proceeds from the Sale to the Buyers (or other Successful Bidder). As a result, Debtor believes the
purchase price, subject to overbidding, of the 3420 Denver Property is reasonable. Because the Sale,
in addition to the Loan, will result in all creditors being paid, and further the Sale will yield higher net
proceeds than if the Sale were completed using a broker, the Court should defer to Debtor’s business
judgment that the purchase price, subject to overbidding and this Court’s approval, is reasonable under
the circumstances and should be approved. Therefore, Debtor believes the Sale of the 3420 Denver
Property is in the best interests of the bankruptcy estate and its creditors. Declaration of E.M. Williams
atq12.

H. Proposed Timing for Loan and Sale of the 3420 Denver Property

Through this Amended Motion and the Amended Motion for Post-Petition Financing, Debtor
seeks to first obtain the Loan and then sell the 3420 Denver Property. Therefore, by the Amended
Motion for Post-Petition Financing, Debtor seeks approval that the Loan will first fund the BDM
Mortgage secured claim, and then the Sale of the 3420 Denver Property will take place and pay the
remaining claims. Because of this timing, the Lender is seeking a lien against three of Debtor’s real
properties (with no lien against the 3420 Denver Avenue Property) that will be in senior priority to BDM
Mortgage and Southwest Baptist. BDM Mortgage will continue to have a secured claim in the amount

of approximately $75,352.00 and Southwest Baptist will continue to have a secured claim in the amount
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of approximately $164,302.38, which are the amounts of the claims that will remain unpaid once the

Loan is funded. This priming lien to the Lender will be short-lived; once the sale of the 3420 Denver

Property closes, BDM Mortgage and Southwest Baptist will be paid in full.

In sum, the payments to each creditor, in their order of payment, as contemplated by both this

Amended Motion and the Amended Motion for Post-Petition Financing, are as follows:

Claimant Source of | Amount Paid from this Amount of Amount
Funds Source of Funds Claim Remaining
Remaining to from this
be Paid after Source after
Payment from | the Payment
this Source of to this
Funds Claimant
Farmers & Loan $7,352.00 $0 $242,648.00
Merchants Fees
Associated with
Loan
BDM Mortgage Loan $318,000 (estimate) $75,352.00 $0
Secured Claim
Costs of Sale Motion to | $15,000 (estimate) $0 $335,000
Sell
BDM Mortgage Motionto | $75,352.00 $0 $259,648
Secured Claim Sell
Southwest Baptist Motion to | $164,648.00 $0 $95,345.62
Secured Claim Sell
Los Angeles County | Motion to | $0 (estimate) $0 $95,345.62
Tax Assessor for Sell
Real Property Taxes
US Trustee Motion to | $4,875 (Debtor will $0 $90,345.62
Administrative Sell segregate $5,000 for this
Claim purpose and will not pay
it until payment is
required)
Haberbush & Motion to | $40,000 (segregated until | $0 $50,345.62
Associates, LLC Sell fees are approved and
Administrative payment is permitted)
Claim
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Internal Revenue Motion to | $0 (proof of claim will $0 $50,345.62
Service Priority Sell be amended or Debtor
Unsecured Claim will object to the proof of

claim)
Staples General Motion to | $553.57 $0 $49,792.05
Unsecured Claim Sell
US Trustee General | Motionto | $650 $0 $49,792.05
Unsecured Claim Sell

IL. SUMMARY OF THE PROPOSED TERMS OF THE SALE OF THE 3420 DENVER

PROPERTY

The Buyers’ offer to purchase the 3420 Denver Property for the purchase price of $350,000,
subject to overbidding and this Court’s approval, represents the only offer it has received, and thus
represents the highest and best offer. Debtor believes that the maximum value of the 3420 Denver
Property will be realized from this offer because, as discussed more fully below, there will be no
brokers’ fees and all of Debtor’s creditors will be paid in full.

By the Amended Motion, Debtor seeks approval of the Sale of the 3420 Denver Property on the
following terms:

1. Assets to be Sold. Debtor seeks authority to sell to the Buyers (or other Successful

Bidder), the bankruptcy estate’s interests in 3420 Denver Property in accordance with the provisions of
the Agreement. The 3420 Denver Property will be sold as is.

2. Consideration. The Buyers have offered to purchase all interests in the 3420 Denver
Property for $350,000.00, as detailed in the Agreement, subject to overbid by Qualified Bidders. The
Buyers’ shall obtain an FHA loan for $337,750. The Buyers have paid an initial deposit of $2,000.00
toward the purchase price. The Buyers (or other Successful Bidder) shall receive full credit towards the
purchase price for the deposit amount. Further, the Buyers (or other Successful Bidder) will make a
down payment of $10,250.00 toward the purchase price. The balance of the purchase price of shall be
paid no later than ten (10) calendar days upon entry of a final order approving the sale of the 3420

Denver Property or in the manner and to the payees as directed by this Court.
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3. Sale is Free and Clear of All Liens, Claims, and Interests. Debtor seeks authority to sell

the 3420 Denver Property, with appropriate findings by the Court, free and clear of all liens (as defined
in 11 U.S.C. § 101(37)), claims (as defined in 11 U.S.C. § 101(5)), and interests (collectively, “Liens”),
pursuant to 11 U.S.C. § 363(f). Based on Debtor’s evaluation of the secured claims asserted against the
3420 Denver Property, Debtor has concluded that the 3420 Denver Property is subject to various claims
of Lien. The proceeds of the Sale (in conjunction with the Loan) will be used to pay the two undisputed
liens of the BDM Mortgage and Southwest Baptist in full.

4. Court Approval. The Sale is wholly contingent upon entry of a final, non-appealable

order by this Court approving the Sale, authorizing the transactions contemplated by the Agreement,
directing payment of the purchase price, and providing that the 3420 Denver Property will be conveyed
by Debtor to the Buyers or the Successful Bidder free and clear of all liens, security interests, conditional
sales contracts, options, leases, claims, restrictions, mortgages or encumbrances or interests of any kind.

5. Closing. The Closing of the Sale shall take place within ten (10) calendar days after entry
of the order approving this Amended Motion to Sell unless otherwise extended by mutual, written
agreement by Debtor and the Successful Bidder or as otherwise provided by this Court.

6. No Brokers. All negotiations relevant to the Sale of the 3420 Denver Property have been
carried on by Debtor directly with the Buyers and without the intervention of any other persons.
Therefore, there are no brokerage or finder’s fees or commissions payable to any parties as a result.

7. Overbidding Procedures.

A. Overbidding. All bids shall be made on the same terms and conditions as the
Buyers’ offer. The first overbid is to be $385,000 ($350,000 plus 10% of the Buyers’ purchase price
($35,000)). All subsequent overbids shall be in $5,000.00 increments. This overbid represents an offer
$35,000.00 greater than that of the Buyers.

B. Qualified Bidders. Any person desiring to submit an overbid for the 3420 Denver
Avenue Property shall qualify to bid by appearing, either personally or through and agent, at the hearing
on October 4, 2016 at 3:00 p.m. in Courtroom 1675 located at 255 E. Temple Street, Los Angeles, CA
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90012, and making a bid to purchase the 3420 Denver Avenue Property on the overbidding terms
specified herein.

C. Successful Overbidder

The Successful Bidder shall be the party who makes the highest and best offer to purchase the
3420 Denver Avenue Property.
III. SECURED CLAIMS

The following Liens encumber the 3420 Denver Property:

1. County of Los Angeles Tax Assessor for Real Property Taxes. It is unknown whether
any amounts are owed to the County of Los Angeles Tax Assessor for real property taxes, but if any
amounts are owed, Debtor believes they will be nominal.

2. BDM Mortgage. BDM Mortgage holds a first deed of trust on all four of Debtor’s real
properties to secure an indebtedness in the amount of $318,000.°> The net proceeds in the amount of
$242,648.00 from the Loan will be used to pay BDM Mortgage. This will be paid from the escrow
opened in relation to the Loan. After completion of this payment, all of the Loan proceeds will be used
and the amount left owing to BDM Mortgage will be $75,352.00.° The estimated net proceeds from the
Sale is $335,000. The Sale will provide sufficient funds to pay this amount. Therefore, $75,352.00, or
the amount of the secured claim, will be paid from the net proceeds from the Sale. After completion
of the Loan and the Sale, BDM Mortgage will be paid in full and the balance due will be $0.00.

3. Southwest Baptist Conference. Southwest Baptist holds a first deed of trust on all four

of Debtor’s real properties to secure an indebtedness in the amount of $164,302.38.” The Sale will

) This is the estimated amount due to BDM Mortgage as of the day it will be paid in full.

) Debtor does not dispute the amount owed to BDM Mortgage. Debtor will pay BDM
Mortgage the amounts indicated herein unless BDM Mortgage makes a different demand to the escrow
opened by Lender in relation to the Loan. To the extent BDM Mortgage disagrees with these amounts,
it should file a statement or objection to this Amended Motion with the Court indicating the amount due
so that the correct amount can be paid; if Debtor has an objection to either amount, it will file a response
to the statement with the Court.

4 Debtor disputes the amount owed to Southwest Baptist, but believes this dispute has been
resolved. However, to the extent it is not resolved or the parties fail to agree to a written agreement:
according to Southwest Baptist’s records, Debtor owes Southwest Baptist $119,411.75 in principal; this
amount has been increased to approximately $164,302.38 due to fees and expenses.
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provide sufficient funds to pay this amount. Therefore, $164,302.38, or the amount of the secured claim,
will be paid from the proceeds of the Sale. The estimated net proceeds from the Sale is $335,000. After
completion of the Loan and the Sale, Southwest Baptist will be paid in full and the balance due will be
$0.00.

As discussed below, the claimed Liens of the County of Los Angeles Tax Assessor, BDM
Mortgage and Southwest Baptist will be paid in full as a result of the Sale and the Loan.
IV. ADMINISTRATIVE EXPENSE CLAIMS

Debtor has the following administrative expense claims:

1. United States Trustee Fees. Debtor estimates that the United States Trustee fees

for the third quarter of 2016 will amount to $4,875.00. This is estimated taking into account the
distribution of the proceeds of the Loan and the Sale. After completion of the Sale and the Loan, Debtor
will have sufficient funds remaining to pay the United States Trustee fees in full.

P Professional Fees of Haberbush & Associates, LLP. Haberbush & Associates,

LLP, Debtor’s general bankruptcy counsel, estimates that its total claim for fees and costs will not
exceed $40,000. After completion of the Sale and the Loan, Debtor will have sufficient funds remaining
to pay Haberbush & Associates, LLP’s fees and costs in full.®

"

"

Debtor will pay Southwest Baptist the amounts indicated herein unless Southwest Baptist
makes a different demand to the escrow opened by Lender in relation to the Loan. To the extent
Southwest Baptist Conference disagrees with these amounts, it should file a statement or objection to
this Motion with the Court indicating the amount due so that the correct amount can be paid; if Debtor
has an objection to either amount, it will file a response to the statement with the Court.

Debtor does not object to these fees of Southwest Baptist Conference in this Bankruptcy
proceeding, but it reserves the right to challenge them and/or have them disgorged, or any other remedy
available to it in any state court litigation against Southwest Baptist, including the currently pending
wrongful foreclosure action, St. Luke Baptist Churchv. BDM Loan Services, Inc., et al, Styled Case No.
NC060479.

8 As set forth hereinbelow, after completion of the Sale and the Loan, Debtor will set aside
a portion of the remaining funds to pay Haberbush & Associates, LLP’s fees and costs in full.
Haberbush & Associates, LLP will not be paid until after it submits an application for compensation that
is approved by the Bankruptcy Court.
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V. UNSECURED CLAIMS

Debtor has the following unsecured claims:

1. The Internal Revenue Service. Pursuant to the Proof of Claim, the IRS indicated
it has a priority unsecured claim of $63,007.37. Debtor has resolved the Proof of Claim by filing its
relevant tax returns, and it expects the IRS to amend the Proof of Claim to indicate that the IRS’s claim
is $0.00.° Therefore, the IRS will not receive any payment as a result of the Sale and the Loan.

2. Staples Commercial. Debtor owes Staples Commercial, on account of a pre-
petition unsecured debt, approximately $553.57. After completion of the Sale and the Loan, Staples
Commercial will be paid in full and the balance due will be $0.00.

3. United States Trustee Fees. The United States Trustee has a general unsecured

claim on account of quarterly fees due in relation to the First Bankruptcy. Debtor estimates the amount
of the general unsecured claim is $650.00. After completion of the Sale and the Loan, the United States
Trustee will be paid in full and the balance due will be $0.00.
VI. TAX CONSEQUENCES OF THE PROPOSED SALE
Debtor anticipates no major tax consequences of the proposed sale of the 3420 Denver Property
because Debtor is a 501(c)(3) Non-Profit Corporation and pays no income taxes.
VII. THIS COURT SHOULD APPROVE THE PROPOSED SALE OF THE 3420 DENVER
PROPERTY UNDER SECTION 363(b) OF THE BANKRUPTCY CODE

Section 363 of the Bankruptcy Code provides that, subject to the approval of a bankruptcy court,

a debtor may sell assets of the estate other than in the ordinary course of its business. Section 363(b)(1)

) On June 2, 2016, the IRS sent Debtor a letter informing Debtor of its missing tax returns.
The IRS filed a proof of claim on June 3, 2016. Pursuant to the Proof of Claim, the IRS indicated it has
a priority unsecured claim of $63,007.37. Debtor filed all required tax returns on or about August 3,
2016. Debtor’s counsel spoke with Leonard Brown, a representative of the IRS on August 11, 2016.
Mr. Brown informed Debtor’s counsel that the filed returns indicated Debtor owed the IRS nothing and
that the IRS would be amending its Proof of Claim to reflect an amount owning of $0.00. On or about
September 1,2016, Debtor’s counsel spoke with Mr. Brown again. As a result of the conversation with
Mr. Brown, Debtor’s counsel expects the IRS to amend the Proof of Claim to indicate that the IRS’s
claim is $0.00, no later than September 23, 2016. In the event the IRS does not amend its Proof of
Claim, Debtor will object to the claim.
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provides as follows: “The trustee, 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).
This Court should authorize Debtor to sell the 3420 Denver Property.

A, Deference to Debtor’s Business Judgment

A debtor may sell, outside of the ordinary course of the debtor’s business, property of the
debtor’s estate if the sale transaction is within the reasonable business judgment of the debtor. In re
Borders Grp., Inc., 453 B.R. 459, 473 (Bankr. S.D. N.Y. 2011) (citing The Official Comm. Of
Unsecured Creditors of LTV Aerospace and Def. Co. v. LTV Corp. (In re Chateaugay Corp.), 973 F.2d
141, 144-45 (2d Cir. 1992); Comm. of Equity Sec. Holders v. Lionel Corp. (In re Lionel Corp.), 722
F.2d 1063, 1072 (2d Cir. 1983); In re Global Crossing Ltd.,295 B.R. 726, 743 (Bankr. S.D. N.Y. 2003))
(“In approving a transaction conducted pursuant to section 363(b)(1), courts consider whether the debtor
exercised sound business judgment.”); In re Buffalo Coal Co., 2006 WL 3359585, at *3 (Bankr. N.D.
W.Va. Nov. 15, 2006) (“A debtor’s decision to sell property outside the ordinary course of business
under § 363(b) is reviewed by the court for compliance with the business judgment rule . . . .”); see
Sibantob v. Claims Prosecutor, LLC (In re Lahijani), 325 B.R. 282, 289 (B.A.P. 9th Cir. 2005) (“. . .the
position of the trustee is afforded deference, particularly where business judgment is entailed in the
analysis . . .”); see also In re Azabu Bldg. Co. Ltd., 2007 WL 1964306, at *10 (Bankr. D. Haw. June 28,
2007). A debtor, as debtor-in-possession, has the authority to operate its business under Sections 1107
and 1108 of the Bankruptcy Code, which proscribes that a debtor-in-possession shall have all rights,
other than the right to compensation, and powers, and shall perform all of the functions and duties,
subject to limited exceptions, of a chapter 7 trustee.'’ Bankruptcy courts generally do not interfere with

a debtor’s exercise of its business judgment. See, e.g., In re Consol. Auto Recyclers, Inc., 123 B.R. 130,

19 Section 1107 of the Bankruptcy Code provides, in the pertinent part, as follows: “(a) . . . a
debtor in possession shall have all the rights, other than the right to compensation under section 330 of
this title, and powers, and shall perform all the functions and duties, except the duties specified in
sections 1106 (a)(2), (3), and (4) of this title, of a trustee serving in a case under this chapter.” 11 U.S.C.
§ 1107(a).

Section 1108 of the Bankruptcy Code provides as follows: “Unless the court, on request of party
in interest and after notice and a hearing, orders otherwise, the trustee may operate the debtor’s
business.” 11 U.S.C. § 1108.
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140 (Bankr. D. Me. 1991) (citations omitted) (“So long as a trustee conducts the affairs of estate by
exercising his business judgment in good faith, upon a reasonable basis, and within the scope of his
authority under the Code, he may proceed without interference.”); The Dai-Ichi Kangyo Bank, Ltd. v.
Montgomery Ward Holding Corp. (In re Montgomery Ward Holding Corp.),242 B.R. 147,153 (D. Del.
1999) (citing Collier on Bankruptcy § 363.02 (15th €d.1997)) (“In evaluating whether a sound business
purpose justifies the use, sale or lease of property under Section 363(b), courts consider a variety of
factors, which essentially represent a ‘business judgment test.” ); White v. Official Comm. Of Unsecured
Creditors (In re Cadkey Corp.), 317 B.R. 19, 22-23 (D. Mass. 2004) (quoting In re Aerovox, Inc., 269
B.R. 74, 80 (Bankr. D. Mass. 2001)) (“‘[A] debtor’s business decision should be approved by the court
unless it is shown to be so manifestly unreasonable that it could not be based upon sound business
judgment, but only on bad faith, or whim or caprice.””); In re Castre, Inc., 312 B.R. 426, 430 (Bankr.
D. Colo. 2004) (citations omitted) (“A trustee or [debtor-in-possession] is responsible for administering
the bankruptcy estate and his, her or management’s judgment on the sale of estate assets and the
procedure for sale is entitled to respect and deference from the Court, as long as the burden of giving
sound business reasons is met.”); In re Curlew Valley Associates, 14 B.R. 506, 513—14 (Bankr. D. Utah
1981) (“[TThe court will not entertain objections to a trustee’s conduct of estate where that conduct
involves a business judgment made in good faith, upon a reasonable basis, and within the scope of his
authority under the Code.”); Frostbaumv. Ochs,277 B.R. 470,475 (E.D. N.Y. 2002) (citations omitted)
(“So long as this decision was not made arbitrarily, or in bad faith, it was appropriate for the Bankruptcy
Court to accept this decision for the benefit of the estate . . . .”); see also Bennett v. Williams, 892 F.2d
822, 824 (9th Cir. 1989) (giving deference to the business management decisions of the bankruptcy
trustee).

In this case, as stated hereinabove and demonstrated by the declaration of E.M. Williams, Debtor
obtained an offer from the Buyers to purchase the 3420 Denver Property for $350,000, subject to this
Court’s approval and overbidding. This Court can have confidence in the reasonableness of the business
judgment of Debtor in selecting Buyers for the Sale of the 3420 Denver Property and should defer to this

business judgment because Debtor obtained an offer that, along with the Loan, will allow for all
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Debtor’s creditors to be paid in full. Further, because no real estate brokers are involved in the Sale,
Debtor does not have to pay a broker’s fees, saving the estate from unnecessary costs. Finally, the
auction will allow for any higher or better offer for the purchase of the 3420 Denver Avenue Property
to be obtained at the hearing on the Amended Motion to Sell. Therefore, this Court should authorize
the Sale of the 3420 Denver Avenue Property.

B. Fairness of Sale Price

Any successful bid for the 3420 Denver Avenue Property, including the offer from the Buyers,
should be deemed a fair sale price for the 3420 Denver Property. The Ninth Circuit Court of Appeals
has held “that the price paid at a commercially reasonable sale is the best evidence of [an asset’s] value.”
Romley v. Sun Nat’l Bank (In re Two S Corp.), 875 F.2d 240, 243 (9th Cir. 1989). The fair market price
of an asset is the amount at which property would be sold as between a willing buyer and willing seller.
Id. at 244 & n.4 (quoting Black’s Law Dictionary 536 (5th ed. 1979) (“By definition, when there has
been a fair sale the purchase price reflects the fair market value of the asset.”).

In other cases where authority to sell assets has been sought, efforts made by the debtor or trustee
to ensure that the sale price is fair have encouraged courts to authorize the Sale. In the bankruptcy case
of In re Delaware and Hudson Railway Co., the Court found that the purchase price was fair and
reasonable due to the evidence of “the extensive solicitation of bids. . .; the negotiations with several
prospective purchasers; and the Trustee’s testimony that the [offer] was the best offer for [the debtor’s]
assets.” In re Del. & Hudson Ry. Co., 124 B.R. 169, 179 (D. Del. 1991); see also In re Oneida Lake
Dev., Inc., 114 B.R. 352, 356 (Bankr. N.D. N.Y. 1990) (assets sold at best offer received through
solicitation efforts).

Here, although it is arguable whether the sale of the 3420 Denver Property to the Buyers is a
commercially reasonable sale because it was the only offer made by the Buyers to Debtor, Debtor’s prior
efforts to market the 3420 Denver Property with the assistance of Ms. Beck, as well as her indication
that she did not expect to sell the 3420 Denver Property for more than $400,000, shows that the purchase
price is reasonable under the circumstances. Further, Ms. Leano’s opinion of value that the 3420 Denver

Avenue Property is worth approximately $400,000 gives evidence that the purchase price is reasonable
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under the circumstances. Additionally, the current offer will generate sufficient funds all of Debtor’s
creditors is evidence that the purchase price offered by the Buyers is reasonable. Further, because the
3420 Denver Property will be sold directly to the Buyers (or other Successful Bidder), there will be no
broker’s fees and the sale will be completed quickly. If the 3420 Denver Property were sold at a price
of $400,000 using Ms. Beck as Debtor’s realtor, then the net proceeds from the Sale would be
approximately $361,000 rather than the $335,000 proposed here. This was estimated first deducting the
brokers’ commission (assuming a 6% brokers’ commission, Ms. Beck would make $24,000) and second
deducting the costs of the sale ($15,000). While Ms. Beck marketed the 3420 Denver Property for a
short time, Debtor did not receive any offers to purchase the 3420 Denver Property. Because Ms. Beck
did not receive any offers to purchase the 3420 Denver Avenue Property at an asking price of $400,000,
Debtor believes the 3420 Denver Avenue Property would be sold at a much lower price. Therefore, if
the 3420 Denver Avenue Property were sold at a lower price than $400,000, Debtor believes that
Debtor’s net proceeds from the sale of the 3420 Denver Property would likely be lower than the net
proceeds from the Sale to the Buyers (or other Successful Bidder). As a result, Debtor believes the
purchase price of the 3420 Denver Property is reasonable.

The bidding procedures that Debtor proposes and the Buyers request provide the best assurance
possible under the circumstances of this case that Debtor is obtaining a fair price for the Sale of the 3420
Denver Avenue Property because the overbidding allows Debtor to test the marketplace and obtain a fair
and reasonable price for the 3420 Denver Avenue Property. Because Buyers’ offer is subject to higher
and better offers due to the bidding procedures, this shows that Debtor is obtaining a fair price for the
3420 Denver Avenue Property. Finally, because the Sale of the 3420 Denver Property (along with the
Loan) will result in all of Debtor’s creditors being paid in full, the Court should defer to Debtor’s
business judgment. These facts combined show that under the circumstances of this case, Debtor is
obtaining a fair price for the sale of the 3420 Denver Property. Consequently, any successful bid for the
3420 Denver Avenue Property, including the offer from the Buyers, should be deemed a fair sale price
for the 3420 Denver Property.

"
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VIII. DEBTORMAY SELL THE ASSETS FREE AND CLEAR OF ANY CLAIMS, LIENS, OR
INTERESTS PURSUANT TO BANKRUPTCY CODE SECTION 363(f)

Section 363(f) of the Bankruptcy Code describes the circumstances under which a debtor may
sell property of the debtor’s estate free and clear of any interests of third parties in such property.
Section 363(f) provides:

® The trustee may sell property under subsection (b) or (c) of this section free and
clear of any interest in such property of an entity other than the estate, only if—

(1) applicable nonbankruptcy law permits 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;

G} such interest is in bona fide dispute; or

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

11 U.S.C. § 363(%).

Because subsections (1) through (5) of Section 363(f) are “written in the disjunctive,” authority
to sell property free and clear of an interest therein should be granted if any of the five conditions of
Section 363(f) are met with respect to each interest. Citicorp Homeowners Services, Inc. v. Elliot (In
re Elliot), 94 B.R. 343, 345 (E.D. Pa. 1988).

A. Status of Liens Against the 3420 Denver Property

Set forth hereinabove is a description of the secured claims asserted against the 3420 Denver
Property. Based upon Debtor’s evaluation of the secured claims asserted against the 3420 Denver
Property, Debtor has concluded that the 3420 Denver Property is subject to various claims of lien, all
of which are undisputed and will be paid in full upon the completion of the Sale and Loan, as described
hereinbelow.

I
1/
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1. Undisputed Secured Claims''
a. County of Los Angeles Tax Assessor for Real Property Taxes. It is

unknown whether any amounts are owed to the County of Los Angeles Tax Assessor for real property
taxes, but if any amounts are owed, Debtor believes they will be nominal. This creditor will be paid
from the proceeds of the sale of the 3420 Denver Property.

b. BDM Mortgage. BDM Mortgage holds a first deed of trust on all four of
Debtor’s real properties to secure an indebtedness in the amount of $318,000."? The net proceeds from
the Loan will be used to pay BDM Mortgage in the amount of $242,648.00. This will be paid from the
escrow opened in relation to the Loan. After completion of this payment, all of the Loan proceeds will
be used and the amount left owing to BDM Mortgage will be $75,352.00. The remaining net proceeds
from the Sale will be used to pay BDM Mortgage in the amount of $75,352.00, or the amount of the
secured claim. After completion of the Sale and the Loan, BDM Mortgage will be paid in full and the
balance due will be $0.00.

c Southwest Baptist Conference. Southwest Baptist holds a first deed of

trust on all four of Debtor’s real properties to secure an indebtedness in the amount of $164,302.38."
The Sale will provide sufficient funds to pay this amount, or the amount of the secured claim. The

Therefore, $164,302.38 or the amount of the secured claim will be paid from the proceeds of the Sale.

i Debtor reserves the right to dispute these claims outside of the bankruptcy.

12 This is the estimated amount due to BDM Mortgage as of the day it will be paid in full.
B Debtor disputes the amount owed to Southwest Baptist but believes this dispute has been
resolved. However, to the extent it is not resolved or the parties fail to agree to a written agreement:
According to Southwest Baptist’s records, Debtor owes Southwest Baptist $119,411.75 in principal; this
amount has been increased to approximately $164,302.38 due to fees and expenses.

Debtor will pay Southwest Baptist the amounts indicated herein unless Southwest Baptist
makes a different demand to the escrow opened by Lender in relation to the Loan. To the extent
Southwest Baptist Conference disagrees with these amounts, it should file a statement or objection to
this Motion with the Court indicating the amount due so that the correct amount can be paid; if Debtor
has an objection to either amount, it will file a response to the statement with the Court.

Debtor does not object to these fees of Southwest Baptist Conference in this Bankruptcy
proceeding, but it reserves the right to challenge them and/or have them disgorged, or any other remedy
available to it in any state court litigation against Southwest Baptist, including the currently pending
wrongful foreclosure action, St. Luke Baptist Church v. BDM Loan Services, Inc., et al, Styled Case No.
NC060479.
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The estimated net proceeds from the Sale is $335,000. After completion of the Sale and the Loan,
Southwest Baptist will be paid in full and the balance due will be $0.00.

Because the claimed Liens of the County of Los Angeles Tax Assessor, BDM Mortgage and
Southwest Baptist Conference will be paid in full as a result of the Sale and the Loan, the Court may
approve the sale free and clear of this lien pursuant to 11 U.S.C. § 363(f)(3) because the sale would be
permitted under non-bankruptcy law.

B. Any Secured Claimant That Does Not Timely Oppose a Proposed Sale of the 3420

Denver Property Is Deemed to Have Consented to the Sale Pursuant to Section

363(H(2

As set forth hereinabove, Section 363(f)(2) of the Bankruptcy Code authorizes a sale of estate
property free and clear of an interest therein asserted by an entity if such entity consents to the sale. A
failure of a secured claimant to timely object to a proposed sale, after receiving proper notice of the sale,
is held to be satisfactory consent for the purposes of Section 363(f)(2). See, e.g., In re R Star Rests., Inc.,
2010 WL 3329814, at *4 (Bankr. C.D. Cal. June 29, 2010) (“Those holders of Liens against Debtor or
their respective estates or any of the Acquired Assets who did not object . . . to the sale or the Motion
are deemed to have consented thereto pursuant to Section 363(f)(2) of the Bankruptcy Code.”); In re
James, 203 B.R. 449, 453 (Bankr. W.D. Mo. 1997) (“By failing to object to the sale, Roosevelt Bank
implicitly conveyed its consent to the sale for purposes of satisfying section 363(f)(2).”); Hargrave v.
Twp. of Pemberton (In re Tabone, Inc.), 175 B.R. 855, 858 (Bankr. D. N.J. 1994) (citations omitted)
(failure to object to sale or attend sale hearing deemed consent to sale for purposes of Section 363); In
re Shary, 152 B.R. 724, 725-26 (Bankr. N.D. Ohio 1993) (citing Equibank, N.A. v. Whelling-Pittsburgh
Steel Corp., 884 F.2d 80, 88-89 (3rd Cir. 1989)) (state’s failure to object to transfer of liquor license
constituted consent to sale); Citicorp Homeowners Services, Inc.,94 B.R. at 345-46 (“Citicorp consented
to the sale by failing to make any timely objection after receiving notice of the sale.”); In re Gabel, 61
B.R. 661, 667 (Bankr. W.D. La. 1985).

Consequently, the failure of any secured claimant to object to the proposed Sale of the 3420

Denver Property, after receiving proper notice of this Motion to Sell, should be deemed to constitute its
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consent to the Sale for the purposes of Section 363(f)(2). Therefore, if no objection is filed, this Court
should deem the failure to object as consent pursuant to Section 363(£)(2).
IX. ADEQUACY OF THE NOTICE OF THE MOTION TO SELL

By this Amended Motion to Sell, Debtor seeks this Court to approve the adequacy of the Notice
of the Amended Motion to Sell. The form of Notice of the Amended Motion to Sell was served on the
following persons, as demonstrated by the proof of service for the Notice: (1) all creditors of the
bankruptcy estate; (2) all parties-in-interest in this case; (3) all entities who have requested special notice
in this case; and (4) the Buyers. Additionally, the Notice of the Motion to Sell includes all information
required by Local Bankruptcy Rule 6004-1(c)(3). Therefore, the Court should approve the adequacy of
the Notice of the Amended Motion to Sell.
X. DISTRIBUTION OF THE PROCEEDS OF THE SALE OF THE 3420 DENVER

PROPERTY

By this Amended Motion to Sell, Debtor seeks approval of the distribution of the proceeds of
the sale of the 3420 Denver Property as follows:

A. Payvment of Costs of Sale.

1. No Payment of Broker. All negotiations relevant to the Sale of the 3420 Denver

Property have been carried on by Debtor directly with the Buyers and without the intervention of any
other persons. Therefore, there are no brokerage or finder’s fee or commissions payable to any parties
as a result.

On Payment of Escrow and Title. By the Amended Motion to Sell, Debtor seeks

authority to pay its own portion (one half) of the Escrow Fee and for owner’s title insurance from the
purchase price of the 3420 Denver Property. Pursuant to the Agreement, Debtor shall pay its own
portion of the Escrow Fee, which is one-half of the Escrow Fee (the other half to be paid by the
Successful Bidder) and for owner’s title insurance. Debtor seeks authority to pay these amounts from
the purchase price for the 3420 Denver Property without seeking further approval by the Court. Debtor

estimates that these amounts will be no more than $5,000.00.
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3. Payment for Inspections and Reports, and Government Requirements and Retrofit.

By the Amended Motion to Sell, Debtor seeks authority to pay all expenses relating to inspections and
reports, and government requirements and retrofits from the purchase price of the 3420 Denver Property.
Pursuant to the Agreement, Debtor shall pay for the cost of compliance with any mandatory government
inspections and reports if required as a condition of closing escrow under any law."* In addition, Debtor
shall pay the cost of compliance with any other minimum mandatory government retrofit standards
required as a condition of closing escrow under any law, whether the work is required to be completed
before or after the close of escrow. Further, Debtor shall pay for a natural hazard zone disclosure report.
Debtor seeks authority to pay these amounts from the purchase price for the 3420 Denver Property
without seeking further approval by the Court. Debtor estimates that these amounts will be no more than
$10,000.00.

4, Transfer Costs. By the Amended Motion to Sell, Debtor seeks authority to pay

the County transfer tax or transfer fee and the City transfer tax or transfer fee from the purchase price
of the 3420 Denver Property. Pursuant to the Agreement, Debtor shall pay the County transfer tax or
transfer fee and the City transfer tax or transfer fee. Debtor secks authority to pay these amounts from
the purchase price for the 3420 Denver Property without seeking further approval by the Court.

5. Real Property Taxes. By the Amended Motion to Sell, Debtor seeks authority to

pay all unpaid real estate taxes owing to the Los Angles County Tax Collector.

6. Remaining Proceeds to Debtor’s Creditors. By the Amended Motion to Sell,
Debtor seeks authority to pay all of'its creditors, including its secured creditors and unsecured creditors,
along with a set aside for administrative creditors. After deduction of the items set forth above, which
shall be paid at the close of sale and total no more than $15,000, the estimated remainder of the proceeds
of the Sale is the sum of $335,000. Further, the net proceeds from the Loan will be $242,648. By this
Amended Motion to Sell, Debtor seeks authority to distribute the remaining proceeds from the Sale as

follows:

" The Buyers or Successful Bidders shall pay for smoke alarm and carbon monoxide device

installation and water heater bracing if required by law.
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a. Secured Claims
i BDM Mortgage. The net proceeds from the Loan, as discussed

in the Amended Motion for Post-Petition Financing, shall be paid to BDM Mortgage to pay its claim in
the amount of $242,648.00. After completion of this payment, all of the Loan proceeds will be used and
the amount left owing to BDM Mortgage will be $75,352.00. Therefore, Debtor seeks authority to pay
$75,352.00 or the amount of its secured claim to BDM Mortgage from the remaining proceeds of the
Sale. After completion of the Sale and the Loan, BDM Mortgage will be paid in full and the balance due
will be $0.00

. Southwest Baptist. Debtor seeks authority to pay $164,302.38 or

the amount of its secured claim to Southwest Baptist from the remaining proceeds of the Sale. After
completion of the Sale and the Loan, Southwest Baptist will be paid in full and the balance due will be
$0.00.

b. Administrative Expense Claims After Debtor’s secured creditors are paid
in full, as described hereinabove, there will be approximately $95,345.62 remaining from the net
proceeds of the Sale. Debtor seeks authority to set aside $45,000 of the remaining funds to pay the
following administrative expense claims in full once they are approved:

i. United States Trustee Fees. Debtor estimates that the United States

Trustee fees for the third quarter will amount to $4,875.00. Debtor seeks authority to set aside $5,000
from the proceeds of the Sale to pay the United States Trustee once the United States Trustee Fees
become due.

il. Professional Fees of Haberbush & Associates, LILP. Haberbush

& Associates, LLP, Debtor’s general bankruptcy counsel estimates that its total claim for fees and costs
will not exceed $40,000. After completion of the Sale and the Loan, Debtor seeks authority to set aside
$40,000 from the Sale proceeds to pay Haberbush & Associates, LLP’s fees and costs in full for payment
of its fees once they are approved by the Bankruptcy Court.
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c. Priority Unsecured Claim of the Internal Revenue Service. Because

Debtor expects the IRS’s amended Proof of Claim to be $0.00, Debtor does not anticipate any proceeds
from the Sale or Loan to go to the IRS.
d. General Unsecured Claims

1. Staples Commercial. Debtor seeks authority to pay $553.57 from
the remaining proceeds of the Sale to Staples Commercial on account of its general unsecured claim.
After completion of the Sale and the Loan, the Staples Commercial will be paid in full and the balance
due will be $0.00.

ii The United States Trustee Fees. Debtor seeks authority to pay
$650 from the remaining proceeds of the Sale to the United States Trustee on account of its general
unsecured claim. After completion of the Sale and the Loan, the United States Trustee will be paid in
full and the balance due will be $0.00.

XI. THE COURT HAS THE DISCRETION TO AND SHOULD WAIVE THE

FOURTEEN-DAY PERIOD FOR THE EFFECTIVENESS OF THE SALE ORDER

Rule 6004(h) of the Federal Rules of Bankruptcy Procedure provides as follows: “An order
authorizing the use, sale, or lease of property other than cash collateral is stayed until the expiration of
14 days after entry of the order, unless the court orders otherwise.” Fed. R. Bankr. P. 6004(h) (emphasis
added).

Bankruptcy courts have discretion on whether to waive the 14 day stay. See, e.g., Hower v.
Molding Sys. Eng’g Corp., 445 F.3d 935, 938 (7th Cir. 2006); Hollow Mgmt. Corp. v. Perry Hollow
Mgmt. Co., Inc. (In re Perry Hollow Mgmt Co., Inc.), 297 F.3d 34, 41 (1st Cir. 2002). As set forth more
fully above and demonstrated by the declaration of Dr. E.M. Williams, the circumstances of this case
militate in favor of allowing the proposed Sale to close as soon as possible. Debtor wants to
consummate the Sale expeditiously because any delay in the Sale will only increase the cost to Debtor
and Debtor’s creditors by prolonging this bankruptcy case. Therefore, Debtor hereby requests that the

Court order that the Sale of the 3420 Denver Property may be effectuated immediately upon entry of the
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order authorizing the Sale and to waive the fourteen day stay of the order provided in Federal Rules of
Bankruptcy Procedure 6004(h).
XII. CONCLUSION

Therefore, for good cause appearing, Debtor hereby respectfully requests that this Court: (1)
authorize the Sale of the bankruptcy estate’s interests in the 3420 Denver Property to the Buyers or
Successful Bidder, free and clear of all claims, liens and interests pursuant to Section 363(f) of the
Bankruptcy Code, with all valid, duly-perfected and unavoidable claims, liens and interests to attach to
the net proceeds of such Sale to the same extent, validity, and priority as they now attach to the 3420
Denver Property, pursuant to the Agreement; (2) authorize the distribution of proceeds for the costs of
sale; (3) authorize the distribution of the remaining proceeds to Debtor’s creditors as indicated in the
Motion; (4) waive the 14-day stay of orders provided by Federal Rules of Bankruptcy Procedure 6004(h)
to allow Debtor to immediately close the Sale once the order authorizing the Sale is entered; and (5)
grant Debtor such other and further relief as this Court deems just and appropriate under the facts and
circumstances of this case.

Respectfully submitted,
HABERBUSH & ASSOCIATES, LLP

ot .

VANESSA M. HABERBUSH, ESQ.,

Attorneys for Debtor and Debtor-in-Possession

Dated: September \17 , 2016
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DECLARATION OF E.M. WILLIAMS

I, E.M. Williams, hereby declare and state:

1. I'am an individual over the age of 18 years. I have personal knowledge of the facts stated
herein and if I were called as a witness would and could competently testify thereto, under penalty of
perjury.

2. I am the Pastor of St. Luke Baptist Church, dba St. Luke Holy Baptist Church ("Debtor™).
I am actively involved in all of Debtor's operations. I personally participate in and have personal
knowledge of all of Debtor's operations, finances, and activities. This declaration is given in support
of Debtor's Amended Motion for an Order (1) Authorizing the Sale of the Estate’s Interests in Real
Property Located at 3420 Denver Avenue, Long Beach, CA 90810 Free and Clear of All Claims, Liens,
and Interests Pursuant to 11 U.S.C. § 363; and (2) Authorizing the Distribution of Proceeds from the
Sale (the “Amended Motion” and/or the “Amended Motion to Sell”).

3. On April 28, 2016, Debtor filed a voluntary petition under Chapter 11 of the Bankruptcy
Code. Since that time, Debtor has been operating its Church pursuant to 11 U.S.C. §§ 1107 and 1108.

4. Debtor is a church located in Long Beach California. Debtor was founded in 1956 and
is currently operated by the Board of Trustees, the Deacon Board, and the Mother's Board. Debtor is a
501(3)(c) Non-profit Corporation.

5. Debtor owns four pieces of real property. Debtor's first piece of real property is a church
located at 1401 West 34th Street, Long Beach, CA 90801 (the "34th Street Property"). Debtor's second
piece of real property is an unimproved lot, located at 3415 Delta Avenue, Long Beach CA 90810 (the
"Delta Property"). The unimproved lot is used for parking. Debtor's third piece of real property is a
single-family residence located at 3406 Denver Avenue, Long Beach CA 90801 (the "3406 Denver
Property"). Debtor leases the 3406 Denver Property and receives approximately $1,000 per month in
rent. Lastly, Debtor's fourth piece of real property is a single-family residence located at 3420 Denver
Avenue, Long Beach, CA 90810 (the "3420 Denver Property"). Debtor leases the 3420 Denver Property

and receives approximately $1,400 per month in rent.

[ ic\AppData\Local\Mi indows\Tempariry Intemet Files\Content. Outlook\US03QOYRAMENDED. M280.SELL.9.]3.16.(3).wpd THIS DOCUMENT PREPARED ON RECYCLED PAPER




HABERBUSH & ASSOCIATES, LLP

ATTORNEYS AT LAW
444 WEST OCEAN BOULEVARD, SUITE 1400

LONG BEACH, CA 90802

Casd 2:16-bk-15570-RK Doc 105 Filed 09/13/16 Entered 09/13/16 16:11:03 Desc

[\

O X NN N B B W

10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28

Main Document  Page 34 of 40

6. Debtor has two secured creditors. Debtor’s first priority secured creditor is BDM
Mortgage. BDM Mortgage is the holder of the first deed of trust. The first deed of trust is secured by
the four real properties. Debtor owes BDM Mortgage approximately $318,000. Debtor’s second priority
secured creditor is the Southwest Baptist Conference (“Southwest Baptist”). Southwest Baptist is the
holder of the second deed of trust. The second deed of trust is also secured by the four real properties.
Further Debtor owes Southwest Baptist $119,411.75 in principal; this amount has been increased to
approximately $164,302.38 due to fees and expenses.

7. This bankruptcy was filed due to the impending foreclosure by Southwest Baptist. In or
about February 2016, Southwest Baptist scheduled a foreclosure sale of three of Debtor’s four properties.
Due to the foreclosure sale, on or about February 29, 2016, Debtor filed a voluntary Chapter 11
Bankruptcy Petition in the United States Bankruptcy Court, Central District of California, initiated
bankruptcy case no. 2:16-bk-12468-RK (the “First Bankruptcy). The First Bankruptcy was dismissed
on or about April 21, 2016 due to failure to comply with the requirements of the Office of the United
States Trustee. After the First Bankruptcy was dismissed, Southwest Baptist continued to schedule
foreclosure sales of the three properties and scheduled a foreclosure sale for April 29,2016 at 11:00 a.m.
Due to the impending foreclosure sale, Debtor commenced this Chapter 11 bankruptcy case to stop the
foreclosure sale and allow Debtor sufficient time to obtain financing and pay its creditors.

8. Debtor’s second unsecured creditor is the general unsecured claim of Staples
Commercial. Debtor owes Staples Commercial, on account of a pre-petition unsecured debt,
approximately $553.57.

9. On July 22, 2016, a Residential Purchase Agreement and Joint Escrow Instructions (the
“Agreement”) was tendered by the Buyers to Debtor offering $350,000 for the purchase of the 3420
Denver Property. After some revisions to the addendum were made to take into account Debtor’s
bankruptcy proceeding, on August 15, 2016, both the Buyers and Debtor signed the Agreement. A true
and correct copy of the Agreement is attached hereto and incorporated herein, by this reference, as
Exhibit “1.” The material points in the Purchase Agreement are discussed hereinbelow. The Buyers

have no connection to Debtor other than that Buyers have been legally occupying the 3420 Denver
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Property as tenants of Debtor since June 1, 2015, and have provided the highest and best offer to
purchase the 3420 Denver Property, and entered into the Agreement with Debtor.

10.  Debtor proposes and the Buyers request that the Court establish and approve the sale and
bidding procedures set forth as follows: All bids shall be made on the same terms and conditions as the
Buyers’ offer. The first overbid is to be $385,000 ($350,000 plus 10% of the Buyers’ purchase price
($35,000)). All subsequent overbids shall be in $5,000.00 increments. This overbid represents an offer
$35,000.00 greater than that of the Buyers. Any person desiring to submit an overbid for the 3420
Denver Avenue Property shall qualify to bid by appearing, either personally or through an agent, at the
hearing on October 4, 2016 at 3:00 p.m. in Courtroom 1675 located at 255 E. Temple Street, Los
Angeles, CA 90012, and making a bid to purchase the 3420 Denver Avenue Property on the overbidding
terms specified herein (the “Qualified Bidder”). The party who makes the highest and best offer to
purchase the 3420 Denver Avenue Property shall be the successful bidder (the “Successful Bidder™).

11.  Ibelieve that the Court’s approval of the Amended Motion to Sell is in the best interests
of the estate, and Debtor’s creditors. Prior to the Petition Date, Debtor hired a realtor, Mollie Beck with
the Beck Company of Coldwell Banker Beachside to market the 3420 Denver Property. Debtor did not
employ Ms. Beck through the bankruptcy court. Further, Debtor terminated Ms. Beck’s services in effort
to prevent the estate from spending unnecessary costs. After evaluating the 3420 Denver Property, Ms.
Beck determined that it would likely sell for no more than $400,000. While Debtor has not received any
offers other than the Buyers’ offer to purchase the 3420 Denver Property, I believe the offer represents
the highest or otherwise best offer because the Sale in addition to Loan, will yield sufficient funds to pay
all of Debtor’s creditors in full, including the claims secured on the 3420 Denver Property. In addition,
Debtor has obtained an opinion of value from real estate agent, Betty Leanos.

12.  Because the Sale, as proposed by this Amended Motion, has no brokers’ fees, the current
offer, subject to overbidding, will result in Debtor receiving the same net proceeds from the Sale as if
Debtor sold the 3420 Denver Property for $400,000 due to the elimination of the brokers’ fees, as well
reducing the delay in finding a buyer for the 3420 Denver Property. If the 3420 Denver Property were

sold at a price of $400,000 using Ms. Beck as Debtor’s realtor, then the net proceeds from the Sale
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1 || would be approximately $361,000 rather than the $335,000 proposed here. This was estimated first
2 || deducting the brokers’ commission (assuming a 6% brokers’ commission, Ms. Beck would make
3 || $24,000) and second deducting the costs of the sale ($15,000). While Ms. Beck marketed the 3420
4 [ Denver Property for a short time, Debtor did not receive any offers to purchase the 3420 Denver
5 || Property. Because Ms. Beck did not receive any offers to purchase the 3420 Denver Avenue Property
6 || at an asking price of $400,000, Debtor believes the 3420 Denver Avenue Property would be sold at a
7 || much lower price. Therefore, if the 3420 Denver Avenue Property were sold at a lower price than
8 || $400,000, Debtor believes that Debtor’s net proceeds from the sale of the 3420 Denver Property would
9 || likely be lower than the net proceeds from the Sale to the Buyers (or other Successful Bidder). Asa
10 || result, Debtor believes the purchase price, subject to overbidding, of the 3420 Denver Property is
11 || reasonable. Because the Sale, in addition to the Loan, will result in all creditors being paid, and further
12 | the Sale will yield higher net proceeds than if the Sale were completed using a broker, the Court should
% 13 || defer to Debtor’s business judgment that the purchase price, subject to overbidding and this Court’s
% 14 || approval, is reasonable under the circumstances and should be approved. Therefore, I believe the Sale
é 15 || of the 3420 Denver Property is in the best interests of the bankruptcy estate and its creditors.
% 16 EXECUTED THIS/\i DAY OF SEPTEMBER 2016, AT [OA\/JQ 8€0C/) , CALIFORNIA.
17 I declare under penalty of perjury that the foregoing is true and correct.
18 s
19 1.2/
MIAMS
20
21
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27
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DECLARATION OF VANESSA M. HABERBUSH

I, Vanessa M. Haberbush, hereby declare and state:

1. I am an individual over the age of 18 years. I have personal knowledge of the facts stated
herein and if I were called as a witness would and could competently testify thereto, under penalty of
perjury.

2. I am an associate attorney at Haberbush & Associates, LLP. Haberbush & Associates,
LLP is the attorneys for St. Luke Baptist Church, dba St. Luke Holy Baptist Church (“Debtor”) in its
bankruptcy proceeding filed on April 28, 2016. This declaration is given in support of Debtor's
Amended Motion for an Order (1) Authorizing the Sale of the Estate’s Interests in Real Property Located
at 3420 Denver Avenue, Long Beach, CA 90810 Free and Clear of All Claims, Liens, and Interests
Pursuant to 11 U.S.C. § 363; and (2) Authorizing the Distribution of Proceeds from the Sale (the
“Amended Motion” and/or the “Amended Motion to Sell”).

3. In this bankruptcy, Debtor again had difficulty complying with the requirements of the
Office of the United States Trustee. Therefore, the Office of the United States Trustee brought a motion
to dismiss or convert this bankruptcy proceeding. In response to this motion, Debtor obtained new
counsel on or about July 20, 2016. Since that time, Debtor has taken significant actions to become in
compliance with both the requirements of the Bankruptcy Code and the Office of the United States
Trustee. Further, Debtor intends to pay all of its creditors through both the sale of the 3420 Denver
Property (the “Sale”) and a refinance of the four real properties.

4. Other than Debtor’s secured claims, Debtor has few other claims. Debtor has two
administrative expense claims. The first administrative expense claim is the United States Trustee fees.
Debtor estimates that the United States Trustee fees for the third quarter of 2016 will be $4,875.00. The
amount of the United States Trustee fees for the third quarter of 2016 is estimated taking into account
the distribution of the proceeds of the Loan and the Sale, for total distributions exceeding approximately
$800,000. The second administrative expense claim is that of Haberbush & Associates, LLP, Debtor’s
general bankruptcy counsel. Haberbush & Associates, LLP estimates that its total claim for fees and

costs will not exceed $40,000.
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5. On June 2, 2016, the Internal Revenue Service (“IRS”) sent Debtor a letter informing
Debtor of its missing tax returns. The IRS filed a proof of claim on June 3, 2016 (the “Proof of Claim”).
Pursuant to the Proof of Claim, the IRS indicated it has a priority unsecured claim of $63,007.37. Debtor
filed all required tax returns on or about August 3, 2016. Ispoke with Leonard Brown, a representative
ofthe IRS on or about August 11,2016. Mr. Brown informed me that the filed returns indicated Debtor
owed the IRS nothing and that the IRS would be amending its Proof of Claim to reflect an amount
owning of $0.00. On or about September 1, 2016, I spoke with Mr. Brown again. As a result of the
conversation with Mr. Brown, I expect the IRS to amend the Proof of Claim to indicate that the IRS’s
claim is $0.00, no later than September 23, 2016. In the event the IRS does not amend its Proof of
Claim, Debtor will object to the claim.

6. Debtor believes it owes the United States Trustee $650 on account of quarterly fees due
in relation to Debtor’s previous bankruptcy case filed on about February 29, 2016, in the United States
Bankruptcy Court, Central District of California, initiating bankruptcy case no. 2:16-bk-12468-RK.

7 On or about August 16, 2016, Debtor filed a Motion for an Order Approving (1) Post-
Petition Financing; (2) Granting a Post-Petition Lien; and (3) Distribution of the Proceeds of the Post-
Petition Financing (the “Motion for Post-Petition Financing”).

8. At the hearing on the Motion for Post-Petition Financing, the Court ordered Debtor to
amend the Motion for Post-Petition Financing to include the revised terms of the loan. Further, the
Court continued the hearing on the Motion for Post-Petition Financing to September 13, 2016 at 3:30.

9. On or about September 9, 2016, Debtor filed an Amended Motion for an Order
Approving (1) Post-Petition Financing; (2) Granting a Post-Petition Lien; and (3) Distribution of the
Proceeds of the Post-Petition Financing (the “Amended Motion for Post-Petition Financing”).

10.  Bythe Amended Motion for Post-Petition Financing, Debtor secks post-petition financing
to pay all of its creditors in full. As stated in the Amended Motion for Post-Petition Financing, the loan
amount from Farmers & Merchants Bank (the “Lender” and/or “Farmers & Merchants™) amounts to
$250,000 (the “Loan™).

"
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The net proceeds from the Loan will be $242,648. The Loan (in conjunction with the Sale) will allow

Debtor to fully resolve all o\g}it_:laims and allow it to successfully reorganize.
EXECUTED THIS _ DAY OF SEPTEMBER 2016, AT LONG BEACH, CALIFORNIA.

I declare under penalty of perjury that the foregoing is tfue and correct.
/ q 2 f'lll/ .

W(NES"SA M, FABERBUSH
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PROOF OF SERVICE OF DOCUMENT

I am over the age of 18 and not a party to this bankruptcy case or adversary proceeding. My business address is:

444 West Ocean Boulevard, Suite 1400, Long Beach, CA 90802

A true and correct copy of the foregoing document entitled (specify):

AMENDED MOTION FOR ORDER (1)

AUTHORIZING THE SALE OF THE ESTATE’S INTERESTS IN REAL PROPERTY LOCATED AT 3420 DENVER
AVENUE, LONG BEACH, CA 90810 FREE AND CLEAR OF ALL CLAIMS, LIENS, AND INTERESTS PURSUANT TO
11 U.S.C. § 363; AND (2) AUTHORIZING THE DISTRIBUTION OF PROCEEDS FROM THE SALE; DECLARATIONS
OF E.M. WILLIAMS AND VANESSA M. HABERBUSH IN SUPPORT will be served or was served (a) 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
September 13, 2016, | 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:

o Leanne Barbat terry.devlin@kts-law.com

¢ Lane KBogard lbogard@lbinsolvency.com,
dhaberbush@lbinsolvency.com,ahaberbush@lbinsolvency.co
m,abostic@Ibinsolvency.com,haberbush.assistant@gmail.com
,vhaberbush@]lbinsolvency.com,jscarborough@lbinsolvency.c
om

e David R Haberbush dhaberbush@]binsolvency.com,
ahaberbush@lbinsolvency.com,abostic@lbinsolvency.com,vh
aberbush@]binsolvency.com,haberbush.assistant@gmail.com,
mblake@lbinsolvency.com

2. SERVED BY UNITED STATES MAIL.:

e Vanessa M Haberbush vhaberbush@lbinsolvency.com,
dhaberbush@lbinsolvency.com,ahaberbush@lbinsolvency.co
m,abostic@Ibinsolvency.com,haberbush.assistant@gmail.com
,mblake@lbinsolvency.com

e Alvin Mar alvin.mar@usdoj.gov

e United States Trustee (LA)
ustpregionl6.la.ecf@usdoj.gov

[J Service information continued on attached page

On September 13, 2016 | 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.

Robert N. Kwan, JUDGE

United States Bankruptcy Court

255 E. Temple Street, Suite 1682 / Courtroom 1675
Los Angeles, CA 90012

[ Service information continued on attached page

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 (date)

, | 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.

[J Service information continued on attached page

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

September 13, 2016 Alexander S. Bostic

eq e

Date Printed Name

Signature

This form is mandatory. It has been approved for use by the United States Bankruptcy Court for the Central District of California.

June 2012
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J CALIFORNIA CALIFORNIA
4 association RESIDENTIAL PURCHASE AGREEMENT
“‘? OF REALTORS® AND JOINT ESCROW INSTRUCTIONS
{C.AR. Forim RPA-GA, Revised 12/15)
Date Prapaved; 07/22/2016 . . .
1. OFFER:
A, THIS I3 AN OFFER FROM lgnavle Qonzales, Albha Sanchez {"Buyer™).
B. THE REAL PROPERTY to be acquived ks 3420 Denver Ava, Long Beach, CA_80310 . sHuated in
.. Long Beach (City). __Los Angeles  (County), Califoria,__ 99818 {7 Gode), Assessors PacedMo. o Property’).
C. THE PURCHASE PRICE offered is Three Hundred Fifty Theussnd _ _
Dollars & 360,000.00 .
D, CLDBE OF ESCROW shall accuron|_| . (dato)orlxi___ 48 Days Alter Acceptance).

B, Buyerand Seller ara veferred to herein s the "Parties.” Brokers are not Parlies to this Agresmant.
2. AGENCY;

A, DISCLOSURE: The Parties wach acknowledpe recelpt of a D “Discloswre  Regarding Real Estele Agency Relationghips”

{C.AR. Form A).
B, COMFIRMATION: The foliowing agenty relationships are hereby confirmed for this transaclion:

Listing Agant Nong {Frint Fiim Name) Js the agent of (check one):

["Jthe Seller exclusively, or | both the Buyer and Selier.

Selling Agent Nuneg {Print Firm Name) {if not the same as he

1.isting Agant) i the agent of (check one): |_] the Buyer exchisively; o] the Selier exclustvaly: or|_}both the Suyer and Seller.

¢, POTENTIALLY COMPETING BUYERS AND SELLERS: The Parties each acknowledge receipt of a {Z{I"Pnssible

Represendation of Mors than One Buyer or Seller - Disclosure and Consant” (G.AR. Form PRES).
3, EINANCE TERMS: Buyer represents that funds will be good when deposited with Escrow Haldar.

A, INITHAL DEPGSIT: Deposlt shall bein the amount ol ... ..o an e v et e e e 5 2,000.0¢
(1) Buyer Dlrect Deposi Buyer shall defiver deposit directly to Escrow Holder by sleckonic funds
tranafer, X cashier's check, | personal chack, {]other within 3 business days
afier Acceptance [or h
OR () m Buyer Deposit with Agent: Buyer hag given the daposkt by personal check (or )
1o the agent subrailling the affer (or 1o ) ), made pavabie o
) . The deposit shall be heid uncasted unilf Acceptance and then deposiied
with Escrow Holder within 3 business days efter Aceoptances (or o )
Doposit cheeks given to agent shall he an original signed cesk and not a copy.
{Nota: Initial andt Incressed deposits chetks recelved by agent shall be recorded In Brokars trust fund log.)
B, INCREASED DEPOSIT: Buyer sheil deposit with Escrow Holder an incraased dénosit in the amountof. ... . ... 4
within ___Tiays After Acceptance (ar _ N >
% the Paties agres to Fuidated damages in this Agreement, ey 2ls0 agree to incorporats the incraaged
depostt into tha liquidated damages amount in @ separate lquidated demages dause (AR, Form
RIEY atthe time the Increased deposlt Is defivered to Escrow Holder.
C. {71 ALL CASH OFFER: No loan 5 needed to purchase the Fropery. This offer is NQT conlingent or Buyer
obtaining & luan, Wiitten verificalion of sufficient funds 1o close this transaction 1S5 ATTACHED to this offer or
{7 Buyer shall, withln 3 (or __ } Days After Accaptance, Deliver to Selter such verification,
0. LOAN{S):
(] FIRBTLOAN: Inthe amotmtof. ..o i aes e et eraaa e % 337,750.00
This loarn will be conventional flnancing or BFHA, [JVA, [ Seller financing (CAR. Form SFA),
[ assumed financing (CAR. Form AFA), [ ] Other . This loar shall be at a fixed
rate notto exceed %or, [ 1an adjustable rate loan with infilal fate not to excesd Y.
Regardless of the typa of (ean, Buyer shall pay paints not lo exceed % of the loan amount.
(2) T BECOND LOAN 1 the mOunt 0F . . . ..o pueevr et J e $
This loan will be corventional financing or [ Seller financing (C.AR. Form 8FA), (lassumed
financing (C.AR, Form AFA), [ 1Other . This toan shail be at a fixed rafe notio
excead %o [_]an adjustable rate foan with inftial rate not o exceed %, Regardiess of
the typa of loan, Buyar shall pay peints not to excead __ % of the toan amount,
{3} EHANA: For any FHA or VA loan specified in 30(1), Buyer has 17 {or )} Days After Acteplance
to Dollver to Seller waitlen notica (AR, Form FVA) of sny lender-required rapairs or costs that
Buyer recuests Seler to pay for or atherwise corect. Selier has no obligation to pey of satisly lender
requiremants uniess agreed In wiling. A FHANVA amendatory dause (CAR. Form FVAC) shal! he a
pait of thig Agreemant.
£, ADDITIONAL FINANCING TERME:
F. BALANGE DF DOWN PAYMENT OR PURCHASE PRICE inthe amoum of .. ... $ 10,250,00
to ba teposited with Escrow Holder pursuant to Escrow Halder Instructions.
G. PURCHASE PRICE (TOTALY ... ... oot PP .5 350,000.00

L
Buyer's iniliais{,{:g ¥ Hg } Seller's indtials ( iM() 1 3

£ 1891-2015, California Association ol REALTORS®, nc,

RPA-CA REVISED 12/15 (PAGE 1 OF 10) s
CALIFORNIA RESIDENTIAL PURCHASE AGREENENT (RPA-CA PAGE 1 OF in
Tee¥lax Altiance Group, 3556 5, Centinels Ave. Loy Angetes, CA 50066 Phane: (B M4-5637 Eax: {310)611-024) Afba Sxnehed
ety Leanas Produged with ApFumy® by xiplegix 18076 Fitaan Mils [batl, Fraser. Michigan 46026 yavwinloginepii
EXHIBIT "A"

Page 35



Case 2:16-bk-15570-RK Doc 105-1 Filed 09/13/16 Entered 09/13/16 16:11:03 Desc
Exhibit A Page 2 of 11
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H. VERIFIGATION OF DOWN PAYMENT AND CLOSING COSTS: Buyer (or Buyer's lender or Joan broker pursuant to paragraph
aJ{1)) shall, within 3 {or ___ ) Days After Acceptance, Dsliver 10 Seller witten verification of Buyer's down payment and
dosing costs. (1 ] Verifipation attached.)

I APPRAISAL CONTINGENCY AND REMOVAL: This Agreement is (or | jis NOT) contingent upon a written appraigal of the
Properly by a licansed ot certified appraiser at no lass than the purchase price. Buyer shall, as specified In paragraph 14B(3),
in wriling, remove the appraisal contingency or cancel ihis Agresmerst within 17 {or ____ ) Days After Acceptance,

J. LOAN TERMS:

{1) LOAN APPLICATIONS: Within 3 (or ___} Days Attar Acceptance, Buysr shall Deliver to Seller a lefter fram Buyer's lender or
loan braker stating that, based on a review of Buyers wrltten appheation and credit report, Buyer is praqustifled or praapproved
for any NEW loan specifiec in paragraph 30, K any loan spacified in parageaph 30 Is an adjustable rate loar:, the prequalification
or preapprovail letter shall be based on the quallfying rate, not the initiat loan rate. ([ Letter attached.)

{2} LOAN CONTINGENCY: Buyer shall act diligently and in good faith to obtain the designated loan(s). Buyer's nualification
for the loan(s) specified above is a contingency of this Agreement unless otherwise agreed in writing. If there is no appralsal
contingancy or the appraisal contingency has been waived or removed, then failure of the Property to appraise at the purchase
price does not entlie Ruyer to exerclsa the cancellation righl pursusnt o the loan cenlingenay if Buyer is otherwise gualifled
for the specified loan, Buyer's contraciusl obligations regarding deposit, batance of down payment and closing costs are not
contingencias of this Agreament.

(3) LOAN CONTINGENCY REMOVAL:

Within 24 (or ) Days After Acceptance, Buyer shali, ag specified in paragraph 14, I wrillng, remove the foan confingenay or
cancel this Agreement. If thera Is an appraisal contingency, removal of the loan contingency shall not le deemed removal of the
appraisal contingenty.

{4} [ NO LOAN CONTINGENCY: Obtaining any josm specified above is NOT & contingency of this Agreement. If Buyer does not
ablain the loan and as a resull doss not purchase the Proparty, Seller may be antitlatt to Buyer's deposlt or other legal remedies.
{5) LENDER LIMITS ON BUYER CREDITS: Any eredit to Buyer, from any sourcs, for closing or other costs that is agread to
by Wie Parties {"Gontractual Credi”) shall be dlselosed fo Buyers lender. If the tolal credit allowed by Buyer's lender ("Lender
Allowable Credit™) s tass than the Confractual Credit, then () the Contractual Cradit shall be reduced to the Lendsr Allowable
Credil, and {il) In the absence of a separate wrilten agreement batween the Parties, there shall be no automatic adjustment to
he purchase price o make up for he difference belweaen the Contactual Credit and the Lender Allowable Credit.

K. BUYER STATED FINANCING: Sellar is relying on Buyer's representation of the type of financing specified {including but not
fimited to, a8 sppiicable, all cash, amount of down payment, or contingent or ror-contingent Inan). Seller has agreed to & specilic
closing date, purchase price and to sell to Buyer in relignce ot Buyar's sovenant soncarming financing. Buyar ghall pursus the
financing specified in s Agrasment. Seller has no obligation o cooperats wih Buyar's efforts fo obtaln any financing other than
that spacified In the Agreemant and the avallabiiity of any such altermate financing does not excuse Buyer from the obilgation 1o
purchase the Property and close escrow as spactfied in this Agreemerd,

4. SALE OF BUYER'S PROPERTY: _

A, This Agreament and Buyer's abllity to obtatn fingncing are NOT contingant upon the sals of any property owned by Buyer.

GR B. E:] This Agreament and Buyer's abifity to obiein financing are contingent upon tha sals of proparty ownes by Buyer as apaoified
In the altastied atddendirn (CAR. Form GOP).
5. ADDENDA AND ADVISORIES:

A, ADDENDA: "1 Addendum # (G AR, Form ATIM)
Back Up Ober Addendum (CAR, Form BUOH Court Confinmation Addendum (G AR, Form GOAY
Septic, Well and Property Morurment Addendiim {C. AR Farm SWP)
Bhiort Sale Addendum (€A R, Form S8A) [ 1Gther
B. BUYER ANLY SELLER ADVISORIES: 5 Buyar's Inspection Advisory (C.A.R. Farm BIA) _
1 Probata Advisory (CAR. Form PA) ] Slatowide Buver and Seiler Advisory (C.AR, Form BBBA}
Trust Advisory {C.AR, Form TA) REC Advisery (GAR, Form REQ)
Short Sale Information and Advisory (CAR. Form SSIA) Other

6. OTHER TERMS: Scllers fo pay 2% towards buyers closing cos

7. ALLOCATION OF COETS
A. INSPECTIONS, REPORTS AND CERTIFICATES: Unless alrerwisa agreed in wiiling, this paragraph only determines who
ig to pay for the ingpection, test, certiicate or service (“Repor”) mantioned; It does not determine wha is to pay for. any work
racommended or identified in the Repoit.

(13 [} Buyer [ Salter shall pay for a natural hazard zone disciasura repart, including tex || environmental Clother .
proparat by
(@ [Buyer! |Seller shall pay for the following Repart

Igrepared i)%r
{3) | 1 Buyer [| Seller shall pay tor the following Raport

preparad by

Buyers niliols (_folem HI i] S'H) Seller's Initlals { %Q) 1 )
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B. GOVERNMENT REQUIREMENTS AND RETROFIT:

{1 {;i_c'j Buyer l:] Seller shall pay for smoke alarm and carbon monoxide devica installation and water haater bracing, if required by
Law. Prier to Close OF Escrow (“GOE"), Saller shall provide Buyer written statement(s} of compliance in accordance with state
and local Law, unless Seller is exermpl.

{2) {4 D Buyer [Zj Sallar shall pay the cost of compiiance with any other minimum mandatory govemment inspeclions and reports
if required as & condition of cloging ascrow under any Law,

(iy [ ] Buyer [ Selier shall pay the cost of compliance with any other minimurn mandatory government refrofit standards
required as a condition of closing sserow under any Law, whether the work is required to be completad before or after COE.
(i) Buyer shall be provided, within the time specified in paragraph 14A, a copy of any requiied government conducted or
point-of-sale inspection report prepared pursuant to this Agreement or in anticipation of this sale of the Property.

C. ESTROW AND TITLE:

1 () [X] Buyer I Seller shall pay escrow fee 50/50 BUYER AND SELLER
{b) Eserow Holder shall be Southwest sscrew [ Ganmny Ochoa
tc} The Parties shall, within® {or ___) Days Alter receipt, sign and relum Escrow Holder's general provisiors.

(2) (a) [ Buyer [ Selter shall pay for owner's fitle insurance policy spetified In paragraph 13&
(i) Gwner's title policy to be issued by Pacific Coagt Title / Andy Akltomeo
{Buyer shall pay for any Uitle Insuranes policy insuring Buyer's tender, unlsss othsrwvise agreed i whiting, )

D, OTHER COSTS:

M. Buyer ¥l Seller shali pay County iransfer tax or fee

(2) | Buyer |xi Sellar shall pay City transfer tax or fea .

(3) " Buyer| } Setier shail pay Homeowners' Association (HOA') transfer fes

(4) Seller shali pay HOA fees for preparing documents reuired io be deliverad by Civil Code §4525.

(8) [_] Buyer [ | Selier shall pay HOA fees for preparing all documents other than those requirad by Givil Gode §4525.

{6) Buyer to pay for any HOA ceriiflation fee.

{7} "_i"’ Buyer| | Beller shali pay for any privats transfer fee

(8} | | Buyar| }Seller shall pay for
{9) 1 iBuyer| i8aller shall pay for _ _ .
(10) ;| Buyer [ | Seller shall pay for the cost, not to exceed § _ " of a standard {or || upgraded)
one-year home waranly plan, issuad by . with the
following optionai coverages: [ | Air Conditioner | | PoaliSpa | | Other: .
Buyer s informed that home waranty plans have miany optional covetages in addition to those Histed above. Buyer Is advised
ta investigate these coverages to detarming those that may be suitable for Buyer.
OR[Y Buyer walves the pufchase of a home warranty plan. Nothing In this paragraph precludes Buyer's purchasing
"~ & home warranty plan during the term of this Agreemant,
8. fTEMS INCLUDED IN AND EXCLUDED FROM SALE:
A. NOTE TO BUYER AND SELLER: hems listed as included or sxchuded In the MLB, flvers or marketing materials are not

included in the purchase price or excluded from the sale unless spedified in paragraph 8 8 or G

g%, ITEMS INCLUDED IN SALE: Except as otherwiae speciited or disclosed,

{13 All BXISTING fixiures angd fitings that are attached to the Proparly;

(2} EXISTING aleciical, mechanical, lighting, plumbing and heating fixiures, telling fans, firepiace inserls, gas logs and grates,
salar power systerss, bullt-in sppllances, window and duar screens, awnings, shutters, window soverings, aftached foor
govarngs, telovision antennas, satelite dishes, air coolarsicondifoners, poolfepa souipment, garage door openarsiremote
controls, matibox, In-ground landscaping, frees/shrubs, water features and fountains, water softaners, waler purfiers, securily
gystemsfalarms and the following if checked: | {all stove(s), except ; Dlall refrigerator(s)
except . U Vall washer(s) and dryan(s), except :

{3} The fullowing additionat tams: _ .

{4} Existing intsgrated phone and home aufomaticn systems, including necessery componants such as intranet and intermet-
connected hardware or devices, control units (other than non-dedicated mobile devices, electronics and computers) and
applicable software, permissions, passwords, codes and aecess information, ars (E} are NOT) included in the sals.

(5) LEASED OR LIENED ITEMS AND SYSTEMS: Seller shall, within the time specified in paragraph 144, (1) discloss to Buysr
if any ftem or syslem specifisd In paragraph 88 or otherwise included in the sale I8 leased, or not owned by Seller, or
specifically subject ko a lien or other ancumbrance, and {il) Deliver to Buyer all writlan materials {such as lease, warranty,
ale.) concerring any such item, Buyer's abllity to assume any such lease, or willingness to accept the Properly subject (o
ary such llen orencumbrance, ts & contingsnoy In favor of Buyer and Seller as specified in paragraph 148 and C.

{6) Seller represarts that aif tems included in the purchase price, unless olherwias specified, (i are owned by Selter and shail
be transferred free and clear of liens and encumbrances, except the ifems and systems identified pursuant o 8B(S) and ___

) ,and (i) are transfarred without Seller warranty regardless of value,
o ITENS EXCLUDED FROM SALE: Unless otharwise specified, the following items are excluded fram sale; (i) audio and video
companerts (such as flat screen TVs, speakers and other items) i any such tem-is not itself attached fo the Property, aven if &
bracket or other mechanizm attached to the component or ftem s akachad 1o the Property; (i) furnifure and other items seoured
to the Property for earthquake purposes; and (i)

~Brackets attached to walls, floors or aeilings for any such component, furniture
or iem shall remain wi ttg?reprty {or || wilt ba removed and holes or other damage shli besepaired, but not palinted),
Buyar's Initials @ FEO o A . I’L

7 ) Sefler's Initials { )} G R
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Proparty Adiress: 3420 Denver Ave, Long Beach, CA_ 90810 ) Date: July 22, 2016
9, CLOSBING AND POSSESSION:

A, Buyer intends {or{ | does not intend) 1o cecupy the Proparly as Buyes's primary rawsidance.

B, Seller-occupled or vasant proparty: Pussession shall be detiverad to Buyer: (i} at & PM ar ( [JaMi ] PMYon the date of Close
Of Escrow; (i) ]no later than ____ calendar days after Close Of Escrow; or (i) Ca__ Dl iPMen__ .

C. Seller remalning Tn possession After Close Of Escrow: If Seller has the right fo remain [h possession after Close Of Escrow, (i) the

Darlies are advised to sign a separate ooeupancy agreement suich as U JC.AR. Form 8P, for Seller continued occupancy of legs than 30
days, [ |CAR. Form RLAS for Seller continued otcbpancy of 30 days or mora; and (i) the Partles are advised 10 consult with their

insurance and legat advisors for information about liabiity and damage of infury to persons and personal and real propery; and (i)

Buyer Is advised to conault with Buysr's lender about the impact of Seller's occupancy on Buyer's loan.

D, Tenant-occupiad property: Property shall be vacant ai least & (or ___ ) Days Prior te Cloge Of Escrow, unlass otharwise agreed in
wrlfing. Neta to Seller: If you are unable to deliver Property vatant in acgordance with rent control and other applicablys Law,
f!‘(lm niay be i lrgach of this Agresment.

OR{_| Tenant to remaln In possession (AR, Form TiP).

E. At Close OF Escrow: Sellor assigns to Buyer any assignabile warranty rights Tor tems ineluded in the sale; and Seller shall Deliver o Buyer
avallablie Coplas of any such warranties. Srokers cannot and will not determine the asslgnabiiify of any warraniles.

£, At Close OF Exorow, unless otherwise agreed In writing, Seller shall provide keys, passwerds, codes andior means to pperate all jocks,
mailbexas, geeurily systems, alasms, heme automation systems and Intranet and Intarnet-comected devices includad in the purchase
prica, ant garage doar opsnera, I the Property I8 a candominin or located in a common interest subdivision, Buyer may bae required
fo pay a daposit {o the Mameownars' Assuciation (HOA™ to obtain kays 1o ancessible HOA facifities.

10, ETATUTORY AND OTHER DISCLOSURES (INCLUDING LEAD-BASED PAINT HAZARD DISCLOSURES) AND CANCELLATION RIGHTS:

A, (1) Seller shall, within the ime specified in paragraph 184, Deliver ta Buysr: (1} if roquired by Law, & fully completer: Foderal Lead-
Based Paint Disclogues (C.AR. Form FLD) and pamphist ("Lead Disclosures™y; and {il) unlese axempt, fully completed disthosures ar
notices required by sections 1102 et. sey. and 1103 el seq. of the Civii Uode (*Statutory Digclosuras”). Statutory Disclosuras include,
bt s rot Niiled to, 4 Renl Estate Transfer Disciosure Statement (TDS"), Natural Hazard Disclosure Statemant ["NHDY, notice or
actual knowledge of release of Megal controlled substanve, natite of special tax andfor assessmants (or, If allowed, subslantially
squivalent nofica regarding the Mello-Roos Community Facillties Act of 1082 and Improvemant Bond Act of 1915) and. if Beller has
actual knowledge, of industrial use and miiitagy ordnance lecation (AR, Form SPQ or B30}

{23 Ay Statulory Disclosure reguired by Wis paragraph is considered fully completed ¥ Seller hay answered all questions and corpleted
and signad the Sefler section(s) and the Listing Agent, If any. has completad and signed the Listing Broker section(s), or, i applicable,
an Agent Visual Inspection Digciosura (C.AR, Form AVID). Nothing stivted harein ralieves a Buyer's Beoker, if any, from tha obligation
to (I} conduct a reasenably compatent and dilgent visusl inspection of the acceseible areas of ihe Property amd disclose, on Bection iV
of the TDS, or an AVID, material facts alfecting the valus o desiraliiity of the Property that wars or shauld have boen revealed by such
&n inspection or {§) complete any seclions on all disclosures raquired to ba completed by Buyer's Broker,

{3} Note to Buyer and Seller; Waivar of Stalulory and Lead Disclosures is prohibited by Law.

{4) Within the time specified n paragraph 144, ) Beller, uniess exemin fiom the obllgation to provide a TS, shall, complete and
provide Buyer with & Seiler Proparty Ouastionnaire (AR, Form SPC; (1 I Seller is not required to provide & TS, Seller ghal
complete and provide Buyer wih an Exempl Seller Disclosure (C.AR. Form ESD).

{5) Buyer shall, within the time specified In paragraph 148(1), relum Signed Coples of the Stafuinry, Lead and other disclostires o Saller.

(8} In the avent Sellor or Listing Broker, prior Ib Close Of Esorow, becomes awars of adverse conditions materfally affecling the
Propety, o any tnatetlel macsuracy in disclosures, information or toprasantations previously provided to Buyer, Suller shall
promptly. provide a subsequant or amended disciosure or notice, In writhg, covering those items. However, a subsequent or
amended disclosure shall nat be required for condilons and material inaceuracies of which Buyer s otherwise aware, of
which are disslnsed In reparts provided to or ohtained by Buyer or ardered and pald for by Buyer.

{7) i any dignlosura or notice spedified in paragraph 1QA(1), o subsequent or amended disclosure or notice iz Deliverad 1o Buyer after
the offer is Slgned, Buyer shall have the right to cancel this Agreement within 3 Days After Delivery in persan, or § ays After
Dufivary by deposit in the mail, by giving witten notice of cancellation to Bedler or Seller's agent.

£, NATURAL AND ENVIRONMENTAL HAZARD DISCLOSURES AND OTHER BOOKLETS: Within the tive specifisd in paragraph 144,
Seller ahall, i reguirad by Law: (i) Delivar to Buyer earthquake guide(s) {and questionnatral, environmenta!l hazards booklel, and fome
onergy rating pamphlet; (1) disciose if the Property ts located in a Special Fload Hezard Mea; Potential Flooding (Inundation} Ares;
vary High Elre Hazard Zone; State Firs Responsibiiily Aress Eprthaquake Fault Zone; and Seismic Hazard Zone) and (i1 disclose any
oiher zone as requirad by Law and previde any other information raquired for those zones.

C. WITHHOLDING TAXES; Within the time specified in paragraph 144, to avoid required withholding, Salter shall Daliver to Buyer or qualified
subsiitute, a0 affidavit sufficient to cormply with federal (FIRPTA) and Selifornia withholding Law (AR, Form AS or Q8

0. MEGAN'S LAW DATABASE DISCLOSURE: Nolice: Pursuant to Section 20048 of the Penal Coda, information about speoified
registered sex offenders is made avaiisble o the putlic via an Intemet Web site maintainen by the Department of Justice at
www.meganslaw.ca.pov, Depending cn an offendar'y erientnal history, 1his tnformation will inglude aither the address at which the
offender resides or the community of residence and Z1P Code in which lte or she resides. {Neilher Seller noy Brokers are required to
check ihis website. If Buyer wantg furthar information, Broker recammends that Buyar ehtain information from this wabsile during
Buyer's inapaction continganey period. Brokers do nof have expertise In this area.)

E. NOTICE REGARDING GAB AND HAZARDOUS LIQUID TRANSMISSION PIPELINES: This notice is being pravided simply to inform
you that information about the general location of gas andt hazardous liouid transmission pipafines is aveilable to the public via the
National Rigeilne Mapping Systern (NFMS) Internet Web site maintalined by the United States Departmant of Transportation at
hitp:iwww. npms.phmsadot.govl. To seek further information ahout possible transmission pipelines near the Property, you may
contact your local gas uiitity or other pipsline operaiars in the area. Centact information for pipeline operators is searchable by ZIP
Code and county on the NPMS internet Web sile, )

F. CONDOMINIUMPLANNED DEVELOPMENT DISCLOSURES:

{1} SELLER HAS: 7 (or ___ ) Days After Acceptance 10 disclosa fo Buyar If the Propaerly is a condominim, or is located in a

planned devaefopraent or other common intsrest subdivision {C.AR, Form SPQ or ESD).

Buyer's Inlti'alg‘.;ZQ i ‘Dl f‘; j Seller's nitiats (t " )
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(2) If the Propatty is a condominium or is located in g planned development or other commen interest subdivision, Seller has
3{or ) Days After Acceptance to request fram the HOA (CAR. Form HOA1Y: (i) Copies of any documents requirect by Law;
(il disclosure of any pending or anticipated cleim or litigatlon by or against e HOA; (i) a statement containing the location and
number of designatad parking and storage spaces; {iv) Coples of the most recent 12 months of HOA minutes for regular énd spacial
mestings; and (v} the names and contact information of alt HMOAs governing the Property {collectively, "Gl Disclosures”). (vi) private
transter ees; (vil) Pet fee resirictions; and (vlil) smoking restictions. Setler shall itemize and Deliver to Buyer all Gl Distlosures
recalved from the HOA and any Ci Disdlosures in Sgllers possession. Buyer's approval of Cl Disclosures is a contingency of this
Agreement as specified in paragraph 148(3). The Pary specifled in paragraph 7, as dirscted by escrow, shall deposil funds intd escrow
or direst o HOA or management sompany 10 pay for any of the ahove.

1. GONDITION OF PROPERTY: Unlass  otherwlse agreed in writing: (I} the Property i sold {a) "AS-I8" in ils PRESENT
physial condition a5 of the date of Acceptance and (b} subject 1o Buyer's investigation rights; (i) the Properly, ineluding pool, spa,
tandseaping and grounds, is to be maintained In substantially the same condition as on the date of Acceptance and i) all debris
and personal proparty not included in the sale shall be removed by Close Of Esorow.

A. Seller shal, within the lime specifiad in paragraph 144, DISCLOSE KNOWN MATERIAL FAGTS AN} DEFECTS affecting the
Praperty, cluding known netirance claima within the past five years, and make any and all other digclosures required Ly law.

B. Buyar has the sight to conduct Buyer Investigations of the Properly and, as specifisd In paragraph 148, based upon information
discaovared in thoss Investigations: (i) cangel this Agreemen; or () raquest that Seller make Repalrs of take other action.

C. Buyer is shrongly advised to sonduct invesligations of the entlre Property In order to determine Its present condition.
Selfor may net be aware of alf defects affocting the Property or othor factors that Buyer considers Important, Property
iraprovements may rot be built according fo code, In compllanea with current Law, or have had permits issued.

12. BUYER'S INVESTIGATION OF PROPERTY AND MATTERS AFFECTING PROPERTY:

A. Buyers acceptance of the condition of, and ey other matter affecting the Praperty, I8 & confingency of this Agreement as specified In
this paragraph arsl paragraph 145, Within the time specified in paragraph 148(1), Buyer shafl have the right, at Buyer's expense unlass

otharwise agresd, o canduct inspections, investigations, tasts, surveys and other studies (“Buyer Investigations™), including, but not

fimited 1o (1} & genecsl physical Inspection; (i1} an Inspaction specifically for wood destraying pests and arganisms. Any ingpection for
woud destroying pests and organisms shall be prepared by a registared Structural Pest Conteol company; shall covar the main building
and attached structures; may cover detached structurss; shall NOT include water tests of shower pans on upper fevel unils unlass the
awners of property bolow the shower consent; shell NOT inchids roof coverings; and, it the Property is a unit In @ sondomintum or other
sommon Interast sulidivision, the inspection shall include anly the sepatale interest and any exclusive-usa arsas boing transferrad, and
ghall NOT includa comimen areas; and shell Include | report {Pest Coniral Raport"} shiowing the findings of the company which shall be
separated o seclions for evident infestation or infacticns {Section 13 and for corditions fikely to lead fo infestation or Infoction (Saction

2% {1 inspect for iead-based paint and other lead-hased paint hazards; (v} satlsfy Buyer as to any matter specifiad in the attached

Buyer's Inspedtion Advisory (C.AR. Form BIA)Y (v} review the ragistersd sex offender databagse; (vi) confinm the insurabiity of Buyer

and the Property inciuding the avallabiity and cost of Hood and fire insuranc; and {wii} review and seck approval of lesses thet may

naer 1o he assurrad by Buyer, Withoot Seller's prior weltlen consertd, Buyer shall neither make nor cause 1o be mads: invasive of
destructive Buyer Investigations, exeept far mirimally invasive tsting requived lo prepare a Fost Conteol Report; of inspections by any
governmantal bullding or zoning inspector or government empluyes, uless required by Law,

Salior stiall make the Properly svaliable Tor el Buyer imegstigations. Buyer ghall {i) as specified in paragraph B, complete

Buyer Investigations and either remove the contingency o cancal this Agrsemant, and {il} give Seller; at no cost, eomplate

Gopies.of afl such Investigation reports abtainad by Buyer, which obligatlon shall survives the termination of this Agreement.

G. Seller shall have water, gae, alectriolly and all operable pllet Hights on for Buyer's Investigations and through the dale possassion

ia made avaliable o Buyer.

0. Buyer indemnity and seller protestion for entry upen property: Buyer shall: {) keep tha Proparty frae and clear of Hens; (1) repaiy
ali damage arising from Buyer Investigations; and (i) indemnify and holg Seller harmless from ail resulting lability, claims, demands,
damages and costs, Buyer shall carsy, or Buyes shall recuire anyons acfing on Buyer's behalf fo camy, policies of liabillly, weorkers'
sompensation and ofher applicable surance, defending and protecting Seller from lizhility for any njuries to persons or property acouring
guring any Buyer investigations or work done on the Property at fuyer's direction prior 10 Close OF Escrow, Saller is advissd that vertaln
nrotections may be afforded Seller by recording & “Notics of Non-Responsibli® (AR, Form MNR) for Buyer investigations and wark
dane or the Praperty at Buyer's direction. Buyei's obligations under this paragraph shall survive the termination of this Agreement.

3. TITLE AND VESTING:

A, Within the Time specified In paragraph 14, Buyer shall be provided a ourrent prafiminary tile report {'Preliminary Report”). The Proliminary
Renort Is only an offer by the tiile Insurar to issue a policy of title Insurance el may ot contain avery llem affesting tile. Buyer's review of
the Pralindnary Report and any other makiers which may affect title ara a conlingancy of this Agreement as spedified In paragraph 148, The
company praviding the Pretiminary Report shall, prior ko issuing B Prefliminary Report, conduct o searsh of the General Indox fdr all Bellors
except banks or ather institufional lenders seliing properties ey acouired fhrough foreslosurs (REQs), comporations, and govermment
entities. Seiler shall within 7 Days After Acceptance, give Baciow Holder a completed Statement of Inforratiors,

B. Tifle is taken in its pressmt condition subject to all encurmbrences, easements, covenants, condifions, rastrictions, rghts and other
matiars, whather of record or not, as of the date of Acceptance excapt for: {f) monetary liens of recard (which Selier s obligaiad 1o pay
off) unless Buyer is assuming those obligations or taking the Property subject te those obligations; and {1} those maltars which Soller
has agresd to remove in writing.

£, Wihin fhe fime specified in peragraph 14A, Seller has a duty to digclose to Buyer all mattars known to Seller affecting litle,
whether of racord or aot.

0. At Close Of Escrow, Buyer shall receive a grant deed conveying tille {or, for siock cooperative or longderm lease, an assighment
of stock certificate o of Seller's leasehold interest), including off, minerat and water rights ¥ currently owned by Seller. Title shall
vest as designated in Buyer's supplemental escrow instructions, THE MAMNER OF TAKING TITLE MAY HAVE SIGNIFICANT
LEGAL AND TAX CONSEQUENCES. CONSULT AN APPROPRIATE PROFESSIONAL.

Buyer's Infiais { —els E 3 %iy Sellor's Initials ( @&2 ) R
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B, Buyer shall receive 8 CLTAALTA "Homeowner's Peficy of Title Insurance”, if applicable to the type of praparty and buysr. If not, Escrow Faolder
shall natify Buyer. A lile sompany can provide Infermation about the avallabiity, covarage, and cost of ofher tile policies and endorgaments. If
the Homeowner's Polley ia not avallable, Buyer shall chonse another policy, instruct Esorow MHolder inweiting and shall pay any increase ih cost.

14, TIME PERIODS: REMOVAL OF CONTINGENGIES; CANCELLATION RIGHTS: The following time peviods may onty be extended,
aftered, modifled or changed by mutual written agreement. Any removal of sontingencies or sanceliztion urder this paragraph by
aither Buyer ar Sefier must be exercised in good faith and In writlng (C.A.R. Form GR or GG).

A, SELLER HAS: 7 (ar ) Days After Acceplance io Deliver 1o Buyer alf Reports, disciosures and information for which Seller iy
rasponsivle under paragraphs 5, 6, 7, BR(5), 10A, 8, G, and F, 1A and 134, If, by the time spesified, Seller has not Deliverad any
such liem, Buyer after first Defiveting to Seller 2 Notlus to Seller o Parform (C.AR. Form NSP) may cancel this Agreement.

B. (1) BUYER HAG: 17 {or ) Days Afler Accepiange, Lniess otherwise agreed in wrlting, to: (1) complele all Buyer Investigations;

review all distlosties, reports, ase documents fo be assumed by Buyer pursusnt {c paragraph BB{5), and other applicable

information, which Buyer raceives fram Seller; and approve all maiters affacting e Proparty; antl (i} Deliver to Selier Sighed Goples
of Statutory and Lead Disclosures and oiher disclosures Delivered by Seligr In accordance wilh paregraph 1A,

{2} ‘Willtin the time specifisd in paragraph 14B(1), Buysr may request thal Seller make repairs or take any ather action regarding the
Propatly (C.AR. Form RR). Seller has no obligaton o agree [ of raspond to {C.AR. Form RRRR) Buyer's requests.

{3) By the end of the time specifiec in paragraph 148(1) (or as otharwise specifled In this Agreamant), Buyar shal Deliver to Seller a
romoval of the applicable cantingensy or cancoliation (C.AR, Farm CR or GO} of this Agreement. However, If ahy repord, disclosure
or Infosmration for wivieh Seller is responsibie is not Delivered wilhin the time specified ine paragraph 14A, than Buyer has B (or ot
Days Afler Delivery of any such itams, or the time spacified In paragraph 148(1), whichever ls later, to Deliver to Gelflar removal of
the appiicatle sontingency o canceitation of this Agreement.

t4) Continuation of Gontingeney: Even after the and of the Ume specified in paragrapn 148(1) and befors Beller cancals, if al at,
pursuant to paragrapt 14D, Buyer retging the right, 1 writing, to aither (1) remove remaining cantingencles, or (if} cancel his Agreemant
basad o a remalning cortingency. Onoe Buyer's writlen removat of al anfingencies Is Dellvered 1 Selter, Seller may not cancal this
Aoresment pursuant to paragraph 140(1). )

(5] Access to Property: Buyer shall have access to the Preparty to canduel inspections and investigations for 17 {or ____J Days After

_ Acvaptance, whather or ot any past of the Buyer's [nvestigation Contingency has been waivad or removed.

[|&EMOVAL OF CONTINGENGIES WITH OFFER: Buyer removes the contingeneios speciled in the attached Contingency

Homoval form (CAR. Form GRL If Buyer removes any contingancy without an adieguate understanding of the Proparty's

condition or Buyer's ability to purchase, Buyer Is asting against the ailvice of Broker,

SELLER RIGHT TO CANCEL: )

{1y Seltar rlght t& Gancel; Buyer Contingenules: 1f, by the #me specilied in this Agreemen, Buyer doss ant Delver to Seller &
removal of the applicable contingency or canceilation of this Agraemant, then Saller, ader first Dedivering to Buyer a Noties {o Buyer to
Partorm (AR, Form NBE), may aansel this Agreemant, In such evant, Saller shall autharize the return of Buyer's deposit, except for
bass incwred by Buyer.

(2} Selfer right to Cansel; Buyer Contract Obligations: Sweller, after first delfivering to Buyer a NBP, may cance! this Agresement if, by
the ke speciied In this Agresmeni, Buyer doas not take the following action(s): {f) Daposit fuids &s required hy patagraph 3A, or
38 or If the funds deposited pursuant to prragraph 3A or 38 ara not good whert deposited: {1} Deliver a notica of FHA or VA coals
or terms s requited by peregiaph ATN3) (CAR. Form FVAR {hy Deliver & letler as required by paragraph 309 () Deliver
verlfleation, or a satisfaciory verfication it Seller reasonatly dismpproves of the varification already provided, as required by
paragraph 9C or 5H; (v} in witing sssume or accapt leases or iens specified in BB5; (v)) Return Statutory and Lead Disglosures as
eauired by paragraph 10A(B): or (vil] Sign or Inltial & separate firsuidnted damages form for an increased deposit as reguired by
paragraphs 8 and 218; or (viil) Provide evidence of authority to sign In a raprasentative capacity as specified in paragraph 18, I
such event, Selier shall authorize he refum of Buyer's defiesit, except for fees incurred by Buyer,

B NOTICE TO BUYER OR SELLER T8 PEREORM: The NBP or NSP shalit (i) be in writing; {Ti) be signed by the applicable Buyer o
Selier; and (i) glve the other Pary at jeast 2 (or ___} Days Attar Delivery (or il the time specifierd in the applicable paragraph,
whichever oeaurs last) to take the applicable action. A N3P or N8P may nol b Delivared any sariler than 2 Days Priar to the expiration of
the apnlicable fime far the other Party to remove 8 contingency or cancel this Agreerment aor megt an obligation specifiad in paragraph 14,

¥, EFRECT OF BUYER'S REMOVAL OF CONTINGENGIES: If Buyer removes, In wiiing, any contingancy or cancellation rdghts, unluss
atherwise specified in writing, Blyer shall conclusively be deemed to have: {i} complated gl Buyar Investigations, and review of reports
and other applicable Information and disclosures pedaining 10 hai contingency or canceliation rght; (i) electad o procead with the
franeaction; and () assumad all tiabllity, responsibility and axpense for Repalrs or corrections pariaining to that contingency or
cancellation dont, or far the inability to ebtain finanging. :

G, CLOSE OF ESCROW: Bofore Buyer or Selfer may cencel this Agreement for tallure of the ather Party (0 close esoroew purstant 1o this
Agraerant, Buyer or Sellor must first Deliver to the other Parly & demand to close sscrow (CAR. Form OCE). The DCE shall: (i) be
sinned by the applicable Buyer or Sefter; and (i) glive the other Party al loaal 3 lor ) Days After Delivary to close escrow. A DCE
may rot be Delivered any sarlfior than 3 Days Prior to the scheduied close of eserow.

H. BEFECT OF CANCELLATION ON DEPOSITS: If Buver or Sller glves wiilien notice of canceliation pursuant {o rights duly exercised
under the terms of this Agraement, the Paries agres ta Sign mutual instructions to gance the sale shd sscrow and release deposits, if
any, 10 the pady sntilled to the funds, less fees and cosls incursed by that party. Fees and costa may be payable 10 service providers
and vendors for services and products provided during escrow. Except as specified below. release of funds will reruive mutual
signad refease instructions from the Parties, judicial decislon or arbitration award. If sither Pady fails to execute mutual
instructlons to cancel escrow, one Pary may make a written demand to Bscrow Holder for fhe deposit. (AR, Form BORD or SDRD).
Escrow Holder, upon raseipt, shall prompily defiver notlce of the demand 1o the other Party, ¥, within 10 Days After Escrow Holdars
notfce, the other Parly does not object te the demand, Escrow Holder shali disburse the deposit to the Party making the demand. If
Escrow Holder complies with Ihe precading process, each Parly shall be desmed to have released Escrow Holder from any and al
elaims or bty related to the dishirsal of the deposit. Escrow Halder, at its discration, may nonetheless requlre mutuat cancellation
instructions. A Party may be subject to a oivll penaity of up to $1,000 for refusal te sign cancollation instructions If no good
Falth dispute exists as to who Is entitled to the deposited funds (Civil Gode §1067.3).

Buyer's Inifis me-ﬂ { Q..S_“ 1) Bellar's inilials { w’_ Vo )
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15. FINAL VERIFICATION OF CONDITION: Buyer shall have the right io make  final verification of the Praperly within 3 (or Ll ) Days
Prar 1o Close € Escrow, NOT AS A GONTINGEMCY OF THE SALE, but sclely to canfirm: ) the Propory i mialrdained pursuant 1o paragraph 11,
(%} Repairs have been complated as agreed; and () Seller lias compiad with Seller's olher obligations under this Acresmant (C.A.R, Form VIR

18, REPAIRS: Repairs shall ba completed prior to final verification of condition uniess otherwise agreed In writing. Repairs io be performed al
Sellar's expensa may be performed by Seller or through others, providad that the work complies with applicable Law, including
governmental parmit, inspection and approval requirements. Repairs shail be performed in 4 good, skilfut manner with materials of quality
and appearance compareble 1o existing materlals. 1t Is understood that exact restoration of appearance or cosmelic items follawing all
Repairs may not be possible. Saller shaliz (i) cblaln invoices and pald recefpls for Repairs parformed by athers: {H} prepare a wiitten
statement indicating he Repeirs performed by Saller and the date of such Repairs; and [l provide Copies of invaices and paid receipts
and statements to uyer prior to final verification of condition.

17, PRORATIONS OF PROPERTY TAXES AND OTHER ITEMS: Unless otherwise agreed In writing, the following items shall be FAID CURRENT
andt prorated betwaen Buyer and Saller as of Close Of Gserow: real properly laxes and agaessmants, Interast, renis, HOA regular, special, and
emergency dues and assessments imposed prior 1o Close Of Escrow, premiums an Insurance assumed by Duyer, payments on honds and
assessments assurner by Buyer, and payments an Melle-Roos and other Bpecial Assesyment District bonds and asseserments fhat are now a
flign. The following ltams shall be assumed by Buysr WITHOUT GREDIT foward the purchase price: prorated payments on Mello-Roos and
other Special Assassment District bonds and assessmants and HOA speclal assessments that gre now & fen buk nat yet dus. Property will be
reassessed Upon change of awnership. Any supplemental tax bills shali be poidl as foflows: {1} for perlods after Close OFf Esurow, by Buyer; and
{5} for periads prior to Close OF Escrow, by Seller (see CAR. Form SPT or SHEA for furthar infarmation), TAX BILLS ISSUED AFTER CLOSE
OF ESCROW SHALL BE HANDLED DIRECTLY BETWEEN BUYER AND SELLER. Prorations ehall be made based on a 30-day month.

18. BROKERS:

A, COMPENSATION: Sallor or Buyar, or hoth, as appliicable, agms o pay sompengation to Broker as speciied in a separate written
agraement belween Broker and that Seller ar Buyer. Compensafion i payable upon Closa Of Eserow, or if esteaw does not close, a9
otherviss specified In e agreement between Broker and that Seller or Buyer.

SCOPE OF DUTY: Buyer and Seller acknowladge and agree that Broker: (I} Coes not decide what price’ Buyer should pay or Safler

shiould accept; () Does nol guaranies the condiion of the Properly; (B} Dogs not guarantee the perdormance, adaquaicy or

completeneas of inspections, services, products or repalrs provided or made by Seller or othors; fiv) Toos not bave an obligation
to condued an inspestion of common areas o ereas off the site of the Properly {v) Shall noi be responsible for idenifying defects
on the Pronerty, i gommon areas, or offsite unless such tefacts are visuglly observable by an inspection of reasonably accessible
areas of the Propedy of are known to Broker, (Vi) Shall riot be responsible for inspesing public records or parmits concerning the

fitle or usa of Proparty; (vi) Shall nat e respansible for identilylng the lecation of boundary (mas or ather items aifectng tile; (vili}

Shalt hot be responsible for verifying square footage, represeniations of others or Infarmation sonteined v (wastigafion reports,

Multiple Ligting Servios, adverfissments, flyars: or other promotianal materialy (k) Shalt nat b responsitie for determining the falr

market value of the Propery or any personaf property inclided in the sale; {x} Bhalt nol be responsibie for providing tegal or fax

advice ragarding any sspect of a transaction entored into by Buyer or Saller; and (xi) Shall not e responsible for providing
other advice oF informstion that oxceeds the knowipdge, education and experience required lo perform real estate loensad
activity. Buyer and Seller agroe to sesk Jeget, tax, nsurance, We-and other degited assiatance fram appropriate professionats.

19, REFRESENTATIVE CARAGITY: If one or more Farties ts sipning this Agreement in @ teprosentative cepucity ant not for himfhersel
e an individoal then that Parly shall so indicats o paragraph 31 or 34 and attach 2 Representative Capacily Signature Disclesure
(C.AR, Form RCBD) Wharever fhe signaiuro or inftials of the represaniative identified in the RGSD appear on this Agresmant
or any refated dosuments, it shall be desmed to be In 2 represantative capacity for the entlty descibed and not I an individual
sapaolly, unless otherwiss Indleated, The Parly acting in a representative capacity {) represents that the antily for which thal parly is acting
aireaty exists and (i) shall Dellver to the other Parly and Escrow Holder, within 3 Days After Acceplarce, evidence of authorty to act in
that capacly {such-ag but not fmited to: applicable portiorr of the {rust or Cerfification OF Trust {Probate Gode §18100.6), letters
testamentary, court order, power of altarnay, corporate resolution, or formation drcuments of tha husingss entity).

20, JOINT EECROW INBTRUCTIONS TO ESCROW HOLDER:

A. The following paragraphs, or applicable portfons thereof, of this Agredment constifute the jobi escrow instructions
of Buyer and Seiler to Escrow Holder, which Escrow Holder is to use-along with any. related counter offers and addenda,
aref any additionsl mulust nstructions to dlose the esorow: paragrephs 1, 3, 4B, 5A, B, 7, 100, 18, @, 17, 18A, 19, 20, 26,
24, 30, 31, 32 and paragraph T of the section fitled Resl Eetate Brokers on pags 0. If a Copy of the sapamate conmpengalion
agreemeni(s) provided for In paragraph 184, or paragraph B of the section tited Rezl Sstate Brokers on page 10 is deposited
with Escrow Holter by Froker, Pscrow Hulder shall accept such agreemant(s) and pey out fram Buyer's or ‘Gellers funds, or
bath, as applicabls, the Brokers sompansation provided for in such agreemant{s). The lerms and conditions of this Agrasment
pot set forth in the spexified paragraphs are addifonal matters for the information of Escrow Holder, but about which Escrow
Holder need not ha concomed. Buyer and Soller wifl recelve Eserow Helder's general provigions, If any, dirgctly from Escrow
Holder and will exacute such provisions within tha tme spedified it paragraph 7G{1)c). To the extent the genoral provisions are
inconsistent ar conflict with this Agreement, the general provisions will control as to the dulies and obligations of Escraw Halder
anly. Buyer and Selfer will exsctte addillomal instructions, documents: and forrng provided by Escrow Holder thal are reasonably
necessary to close the esorow and, es directed by Escrow Holder, within 3-(or ____} Days, shall pay fo Escrow Holder or HOA or
HOA management company oF others any fee required by paragraphs 7, 10 or elsewhere in this Agresmenl.

A Copy of this Agreement including any counter offer(s) and addenda shell b daliverad o Escrow Molder within 3 Days After

Accaptance  {of ] 3. Buyer amnd Seller authorize Escrow

Helder to accepl ang raly on Goples and Signatures se defined In this Agreenient as originals, o open escrow and for ather

purposes of esciow. The valldity of this Agreement as betwsen Buyer and Beller is not affected by whether or when Escrow

Molder Signs this Agreement. Escrow Holder shall provide Seller's Statemaent of Information to Title company when received

from Seller. f Seller delivers an affidavit to Escrow Holder lo salisfy Sellers FIRPTA obligation under paragrapt 100, Bacrow

Holder shall deliver to Buyer 2 Qualified Substiute statement that complles with faderal Law,

Buyar's Initials { % 3 IE} g ) Soller's nitials { ?Mw 3 }
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. Brokars are & party to the escrow for the sole purpose of compsnsation pursuant 1o paragraph ‘16A and paragraph D of the
seclion titled Real Estate Brokers on page 0. Buyer and Sellor lrevocably assign to Brokers compensation specified in
paragraph 18A, and imevocably instruct Escrow Helder to dishurse those funds lo Brokers at Cloze Of Escrow or pursuant to any
ather mutually executed cancellation agreemant, Compensation instrustions can be amended or revoked only with the written
consent of Brokers. Buyer and Selier shall relense amd hold harmiess Eesrow Halder from any fiabdily resulling from Escrow
Hotder's payment t0 Sroker(s) of sompensation pursuant o his Agreemeant.

D. Upon receint, Esorow Holder shall provide Seller and Seller’s Broker verlfication of Buyers deposit of funds pursuant o
parggraph 3A and 38, Onge Escrow Holder becones aware of any of the following, Escrow Holdar shall immediately notify all
Brokers: (1) if Buyer's iitiel or any addilionat depogit of down payment ts not made pursiert o this Agreement, or is not good al
tima of denosil with Escrow Holder; or {it} if Buyer and Seller instnict Escrow Helder to cancel escrow,

g, A Copy of any amendment thal alfects any paragraph. of this Agresment for which. Escrow Holder is responsible shall be
deflvered to Escrow Holdar within % Days affer mutual execution of the amancment.

24, REMEDIES FOR BUYER'S BREAGH OF CONTRACT:

A. 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 complete the purchase in violation of this Agreement shall be deetned invalid
unless the clause independently satiaties the statutory liguidated damages requirements set forth in the Civil Code,
LIQUIDATED DAMAGES: If Buyer falls to completo this purchase hecause of Buyer's default, Beller shall retain,
as lguidated damages, the deposit actually paid,  the Property Is a dwelling with ho more than four units, one
of which Buyer Intends to oacupy, then the amount retained shall be no more than 3% of the purchase price. Ay
excess shall be returned to Buyer. Except as provided In paragraph 14H, release of funds will require mutual,
Signed velease instructions from both Buyer and Seller, judicial decision or arbitration award, AT THE TIME OF
ANY INCREASED DEPOSIT BUYER AND SELLER SHALL SIGN A SERPARATE LIQUIDATED DAMAGES PROVISION
INGCORPORATING THE INGCREASED DEROSIT AS LIQUIDATED DAMAGES (C.A.R. FORM RID).

Buyer's inilislerZGae_/ _ ﬁ i Selter's Initials _______/
22. DISPUTE RESOLUTION:

A, MEIATION: The Perlies agres fo mediate eny dispute or claim arising bebween them out of this Agreemant, of any resuiing
transaction, befare resorting o arbltration of court action theough the CAR. Real Estate Medialion Center for Gonsuners
twww,consimermediation.erg) or through any ofher mediation provider or service mutally agreed te by lhe Partles. The
Parties also ogree fo madiate any disputes or claims with Brokerls], who, in writing, agres to aush madiation prior
o, oF within a reascnable time after, the dispute or olaim s presentad to the Broker MMediation fees, It any, shall be
divided squally amang the Parlies irvolved. H, for any dispuie or claim to which ihis paragraph applies, any Party () commences
an agtlon without first attempting to resolve the malter through mediation, or (I} before commencement of an action, refuses 1o
metiale after @ request hes been made, then that Party shall tod be entilled 1o recover atiomey fees, even I they would otherwise
be evalabls to that Parly in any such action. THIS MEDIATION PROVISION APPLIES WHETHER OR NOT THE ARBITRATION
PROVISION IS INITIALED. Exclisians from this madiation agreement are specified In paragraph 220,

B. ARBITRATION OF DISPUTES:

The Partles agres that any dispute or claim in Law or sguity arising between them out of this Agreement or any
resulting transaction, which ls not settied through mediation, shall be dectded by beutral, binding arbitration. The
Parties also agres 1o arbitrate any disputes or claims with Broker(s), who, in writing, agres te such arbitration
priar to, or within 2 reasonable time after, the dispute or claim ls presentsd to the Broker, The arbitrator shall be
a retired Judge or Justice, or an atiorney with at least § years of residentlal real ostate Law experience, unleszs the
parties mutually agres to a different arbitrator. The Parties shali 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 Cade of Civit Procedure, Judgment upon the award of the arbltrator(s) may be entered intp
any court having juriadiction. Enforcement of this agreement fo arbitrate shall be governed by the Federal
Arbitration Act. Exclusions from this arbitration agreement are specified in paragraph 226,

CNOTICE: 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 A5 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 BELDW YOU ARE GIVING UP YOUR JUDICIAL RIGHTS TO DISCOVERY AND
APPEAL, UNLESS THOSE RIGHTS ARE SPECIFICALLY INCLUDED N THE "ARBITRATION OF DISPUTES'
PROVISION. I YOU REFUSE TO SUBMIT TO ARBITRATION ARTER AGREEBING TO THIE PROVISION, YOU
MAY BE COMPELLED TO ARBITRATE UNDER THE AUTHORITY OF THE CALIFORNIA CODE OF CIVIL
PROCEDURE, YOUR AGREEMENT TO THIS ARBITRATION PROVISION 1S VOLUNTARY."

“WE HAVE READ AND UNDERSTAND THE FOREGOING AND AGREE TO SUBMIT DISPUTES ARISIMNG QUT OF
THE MATTERS INCLUDED IN THE *ARB%T@S‘%ON OF DIBPUTES' PROVISION TO REUTRAL ARBITRATION.”

Buyer's lnitiais.:,_z E‘r" {

C. ADDITIONAL MECHATION ANE ARBITRATION TERNMS:
1} EXCLUSIONS: The foliowing matters are exclirded from mediation and arbitration: (i) a judleiaf or non-udicial foreslosure
or nther action or proceeding to enforce a deed of trust, moigage or Installment land sale contract as defined In Civil
Cade §2985; ([fi) an unlawful detniner action; and (Iif) any maiter that is within the jurisdiction of a probute, sl claims or

bankruptoy court.
Buyer‘&inilials(:z%i 1 ﬁ? g - ) Ballars Initials { @Q) + )
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(2) PRESERVATION QF ACTIONS: The following shall not gonstitute a walver nor vialation of the mediation and arbliration
provigions: (I} the fillng of a sourt action to preserve a statute of limiiations; (if) the filing of # couwrt action to anable the
recording of a notice of pending action, for order of attachment, receivership, injunction, or other provisianal remedies; or
{il) the filing of 2 mechanic’s len,

{3) BROKERS: Brokers shall ot be abligated nor compeited to mediate or arhitrate unless they agree to do so in writing, Any
Brokeris) participating in mediation or arbiltration shall not be deemed a party lo this Agreement.

24, SELECTION OF SERVICE PROVIDERS: Brokors do not guarantes the perfermance of any vendors, service or praduct providers ('Providess™),
whethar referved by Broker or selected by Buyer, Seller or other person. Buyer and Sefier may selact ANY Providets of thelr own chaosing.

24, MULTIPLE LISTING SERVICE (“MLS"): Brokers are aulhotized fn report to the MLS a pending sale and, upon Close Of Egorow, the sales
price and other terms of this transaciion shall be provided to the MLS to be published and disserminated to persons and entities authorized
to use the Information on fgrms approved by the MLE,

25, ATTORNEY FEES: In any action, proceeding, or arbitration between Buyar and Sefiar artsing out of this Agreemant, the prevalling Buyer or
Seller shal be oatifled to reasonable alicmay fees and casts from the non-prevailing Buyer of Seller, except as provided in paragraph 22A.

26, ASSIGNMENT: Buyer shall not assign ali of any part of Buyer's Interest in this Agreament without first having obtaingd the soparate writien
consent of Seller to a speoifiad assignee. Such consent shall nol be unreasonably withheld. Any total or partial assignment shall et
relleve Buyer of Buyar's obligations pursuant to this Agreement uniess otherwise agreed in writing by Baller, (C.AR. Forn AGAA).

27. EQUAL HOLSING OFPORTUNITY: The Property is old In compliance with facoral, state and locst anti-ciscrimination Lave,

28. TERMSE AND CONDITIONS OF OFFER:

This is an offer to purshase the Propery on the above terms and conditions. The lquidated damages paragraph or the arbitration of
disputes paragraply Is intorporaled in tiis Agraement if inifialed by all Paries o If incorporated by mutual agreernent in a counter offer or
addendum;: 1f at least one but not 2l Parties Inifial, 2 counter offer s required until agreemant is reached. Sefler has the right to continue to
offar the Praparty for sale and 1o accep; any other offer at any fime prior 1o notification of Acceptance. The Parties have. rend snd
acknewlsdge racelpt of & Copy of the offer ang agres 1o the confirmation of egency relationships. If this offer 18 accepted and Buyer
subsequently dafauits, Buver may b responsitia for payment of Brokers' sompensation, This-Agreemant and any supplement, addendum
or madification, including any Copy, may be Signad in fwo or more counterparts, all of which shall constifute one and the same wring.

29, TIME OF ESSENCE; BNTIRE CONTRACT: CHANGES:  Time s of the essente. Al understandings between tha Paries are Incorporaled in this
Agreement, Ita tarms are Intended by the Parties s a fnal, complete and exclusive exprassion of thelr Agresment with respect to its subject matier,
ang may net be vontradisted by evidenca of any prior agreerment or sontermporanesus oral agreermant, If any provision of s Agreament is hekl 1o
6 Iniffectvis or trwalld, the remaining provistons wil neverthelsss be glven full force and offstt, Bxcept as otherwise spacified, this Agraement shall
he Interpretad and disputes shall bas ressived in accordance wih the Laws of the State of Celiformia, Nelther this Agreement nor aty pravision in
it may be extended, amendad, modified, altored ar changed, exoept in writing Signed iy Buyar and Seller,

30. DEFINITIONS: As used iy this Agreement: '

A. “Acceptance” moans the time the offer or final counter offer is sccepled in witing by a Party and ls delivered to and pereonally
raoaived by the other Party or that Party's authorizad agent in aceordanse wilh the terms of this offer or a findl counter alfer,

B, “Agremment” mnans this document and any counter offers and any incorporated addenda, collactively forming the hinding agraameant
batwaen the Parties. Addenda are incorporatad only when Signed by afl Pariiss,

. AR Farm®™ maans the most currant version of the epecific form referenced or another comparahte form agreed to by the parlies.

“Clase OF Egerow”, including “COE, means the date the grant deed, or other evidence of transfer of tille, Is racorded.

“Capy" maans copy by any means Including photocapy, NCR, facsimile and eledtroric.

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

finchuding Close OF Esarow) shall not include any Saturday, Sunday, or lagal holiday and shalt instesd be the next Day. .

&. “Days After” means the specified number of calandar days after the ocourrence of the event specified, not counting the calendar date

on which the spiedified ovent ocours, and ending at 11:59 PM ont the fired day.

H, "Days Price" means ihe specified number of calendar days before the oecirrence of the svent spacified, not counting the calendar
date on which tha spacified event is schaduled o ogdur,

. “Delivar’, “Delivered” or "Delivery”, unless otherwiss specified in wiiling, means and shall be effective upon: personal receipt by
Buyer or Seller o the individual Real Estate Licenses for that principal as specified in the seclion litled Real Estate Brokers or page 10,
regardiess of the methad used (i.e., messenger, mail, emall, fax, vther).

S “Electrontc Copy"' or “Electronic Slgnature” means, as appilcable, an elecironic copy or signatura complying with California Law.
Buyer and Selter agree that electronic meana wili not be used by eithar Party to madify ar alier the content or integrity of this Agreement
without the knowledge and consenl of the other Patly,

K. “Law" means any law, code, statite, ordinance, regutation, rute or order, which is adopled by & controlling eity, county, stale or federal
fetistative, judicial or exeoutive body or agency.

. “Repairs” means any repales {inchiding pest control), alterations, raplacements, modifloations or retrofitiing of the Property provided for
urieler this Agregment,

M. “Signed” means sither a handwiitten ar electronic signaiurg on an criginal dooumant, Copy or any countemart.

31. EXPIRATION OF QFFEBR: This offer shall be deemed revoked and the deposit. it any, shall be returned to Buyer uniess the offer is Signed
by Seller and 2 Copy of the Slgned offer is personally received by Buyer, or by ) .
who Is atthorized fo recelve it by 5:00 PM on the third Day sfter this offer ie signed by Buyer {or by | CTaMmiT iR,
on (dele)). o

["lone or more Buyers is signing this Agrearmen in & representative capacity and nol for Min/hersell as an individual, See altached
Repressntative Capacity Signature Disclosurs (C.AR. Form RUSD-B) for addiional lerms.
phriiebe }

Date 07/22/2016____ BUYER ::@;’iﬂﬁc O (o2t ..
{Print name) fgnacio Gonzalez

Al o | :
Date 07/22/2016 BUYER __ LA S JINGR L L

{Print nama) Alba Sanchez
[ Additionsal Signature Addandum attached {(C.AR. Form ASA).

OO

!

Seller's Initials ( M)( S B
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Property Address: 3420 Denver Ave, Long Beach, CA 80810 _ Date: July 22, 2016

32. ACCEPTANCE OF OFFER: Sellar warrants that Seflar is the awner of ihe Pmparly, or has the authority to execute this Agreement.
SBallar accepts the above offer, and agrees to sell the Property on the above terms and conditions. Seller hes read and
acknowledges recaipt of a Copy of this Agreement, and authorizes Broker to Deliver & Signed Gopy ta Buyer.

1w cthked) SELLER'S ACCEPTANCE IS SUBJECT TO ATTACHED COUNTER OFFER (C.AR. Form SCO or SMCO) DATED:

E{Ona of more Bellers is signing this Agree a reprasentative capacity and not for himMerselfl s an individual. See atlached
Represantajive Capacily Signature Dis arm RCS0-8) for additional lerms,

pate /IS /016 sELLER p&% ,

(Print néma) E.M. William#,—Pastor; on behalf of St. Luke Baptist Church

Date _ SELLER

(Print name)

I} Additional Signature Addendum ettached (G, AR, Form ABAL

{ 1 (Do not initial i making & counter offer) CONFIRMATION QF ACCEPTANCE: A Copy of Signed Accepiarice was
(-miiiais) grannally recalved by Buyer ar Buyer's atthorlzed agent on (dale) at
E]AM! Tl1PM. A binding Agresment Is creatod when 2 Copy of Signed Acceptance [s personally received by
Buyer of Buyer's amthorfzed agent whathar or not confirmed in this document. Completion of this confirmation
Is' not legally requived in order to craate a binding Agresment; it is solely Intended to svidence the dafe that
Confirmation of Anveptam:a has ogeuread.

REAL ESTATE BROKERS!

A. Reat Estate Brokaers are not partios to the Agreavoent between Buyor and Seller,

8. Agency relationships are confirmad 25 stated in paragraph 2.

C. Hf spadified in paragraph 3A(2), Agent who submitted the offer for Buver acknowledges recelpt of deposit. .

R, CODPERATING BROKER COMPENSATION: Listng Broker agrees o pay Cooperating Broker {Selling Firm) and Cooperating
Broker agrees fo aocapt, out of Listing Broker's progeeds in escrow, the amount specified in the MLS, provided Cooperating Broker
is a Participant of the MLE In which the Property is offored for sale or o reciprocal MLS, I Listing Brokar and Cooparating Broker
are not both Participants of tha MLE, or a reclprocal MLS, In which the Property Is offersd for sale, then compensation must ba
spacified n & separate written agreement (C.AR. Porm CBGY. Declaration of Liconss and Tax {CAR. Fom DLT) may be used to
document that tax reporiing will be reuired or that an exemption exists.

Real Estate Broker (Selling Fint) Nona S5 ¢ e béf; S nanT CalERE Lic, #

By TR CalBRE Lis, # Date

By N _ CalBRiE Liz. # Date

Address City Htate Zip

Telephorne Fax E-meil

Real Estate Broker {Listing Firnn) Nore CalBRE Lic. #

By ' None CalBRE Lic. # Date

By CalBRE L, # . Date

Address . Cly Htate 2o

Telaphona Fax E-malt o
ESCROW HOLDER AGKNOWLEDGMENT:

Escrow Hotder scknowledges receipt of 2 Copy of this Agresment, (if checkad, [ la deposit In the smount of $ )
countar offer numpers [isaliers Siatameni of Infarmation and

. 2nd agreas o act Bs Escrow Molder sublec to paragraph 20 of this Agresment, any
supplemeantal eserow instructions and he terms of Esciow Huldm 's genaral provisions.

Escrow Holder Is advised that the data of Confirnmation of Accoplanco of the Agresment as batween Buyer and Sellar 5

Esorow Holdar Escrow #
By Bale
Address

PhonaFex/E-mail
Eserow Holder hag fhe foflowing ticense number
{1 Dapartmant of Business Oversight, 1 Department of Insurarce, | |Bureau of Renl Estate,

PRESENTATION OF OFFER;: ( J Listing Broker preserted this offer to Seller on {date).
Broker or Degignes il o

REJECTION OF OFFER: { ¥ ¥No counter offer is being meade. This offer was ?aiaated by Seller an X (date).
Sellers Initials " )

CIHR - zﬂ‘i\:‘ Califermin Assoclalion of REALTCORS®, Ine. Uniled Biates copynght law {Tdle 7 LS. Codae) forbids the unaulhorized distribution, display and repodustion of this
Torm, ar any portion theoresf, by photocapy machine or aly ather means, including facsimile ar computerizer frmats.

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 PROVISION IN ANY SFECIFIC TRANSACTION. A REAL ESTATE BROKER 18 THE PERSON QUALIFIED TO ADVISE ON REAL EBTATE
TRANSACTIONS. IF YOU DESIRE LEGAL OR TAX ADVICE, CONSULT AN APPROPRIATE PROFESSIONAL.

1| Published and Dislributad by Buyer Ackrowledges that page 10 is part of this Agreement { H )
REAL ESTATE BUBINESS BERVICES, INC. Buyer's Initials o
a subsiaiary of the CALIFQORNIA ASSCOCIATION OF REALTORS®
+628 South Yiegll Avenus, Los Angeles, Calllamia 80020 Reviewed by b roprarel
RPA-CA REVISED 1215 (PAGE 10 of 10) Broker or Designee S
CALIFORNIA RESIDENTIAL PURCHASE AGREEMENT (RPA-CA PAGE 10 OF 10}
Froducad with 2ipFonmdt by ziplegix 18070 Fiteen hle Rosd, Fraser, Michigan dB028 Wyl 2iplogbcon Alba Sanchez
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y. CALIFORNIA
& ASSOCIATION ADDENDUM
‘*’( OF REALTORSH® (C.A.R. Form ADM, Revised 12/15) No. 1

The following terms and conditions are hereby incorporated in and made a part of the: [X| Purchase Agreement, [ ]Residential Lease
or Month-to-Month Rental Agreement, [ | Transfer Disclosure Statement (Note: An amendment to the TDS may give the Buyer a right
to rescind), [ ] Other

dated August 13, 2016 , on property known as 3420 Denver Ave

Long Beach, CA 90810
in which Ignacio Gonzalez, Alba Sanchez is referred to as ("Buyer/Tenant")
and St. Luke Holly Baptist Church. is referred to as ("Seller/Landlord").

1) This transaction is between Seller ( s ) and Buyers. No Real estate brokers are involved. Sale by owner (s)

2 ) Property sold AS IS with no repairs or warranties

3) Buyers have been legally occupying property as tenanis of the sellers since June 1, 2015

4) a. ltem 1D- The close of Escrow and the Sale shall be subject to: (1) approval of the terms and conditions of the
Agreement by the United States Bankruptcy Court for the Central District of California in the Chapter 11 bankruptcy

case of St. Luke Baptist Church, styled case number 2:16-bk-15570-RK_( The Bankruptcy Court ) ; (2) a final order of

the Bankruptcy Court approving the Agreement and sale.”

b. "Upon entry of a final order approving the Sale of the Property by the Bankruptcy Court.
Buyer shall close the sale within 10 calendar days. "

The foregoing terms and conditions are hereby agreed to, and the undersigned acknowledge receipt of a copy of this document.

Date August 13, 2016 , Date
— il ;
Buyer/Tenant ),,-1, 104 [‘,{ O ~ (::/v] 7 ,g/ 1? Seller/Landlord
Ignﬁcr‘ -Gonz%l_ez"'" , St
Buyer/Tenant ,/l] /9 N _(“f']ﬁ, l/'z, Seller/Landiord
Alba Sanche}/

© 1986-2015, California Association of REALTORS®, Inc. United States copyright law (Tille 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, including facsimile or computerized formats.

THIS FORM HAS BEEN APPROVED BY THE CALIFORNIA ASSOCIATION OF REALTORS® (C.ARR.). 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 APPROPRIATE PROFESSIONAL,

This form is made available to real estate professionals through an agreement with or purchase from the California Assaciation of REALTORS®. It is not intended to identify
the user as a REALTOR®. REALTOR® is a registered collective membership mark which may be used only by members of the NATIONAL ASSOCIATION OF REALTORS®
who subscribe to its Code of Ethics.

R Published and Distributed by:

£ REAL ESTATE BUSINESS SERVICES, INC.

f a subsidiary of the California Association of REALTORS®

¥ » 525 South Virgil Avenue, Los Angeles, California 90020 Reviewed by Date QAL KousG

ADM REVISED 12/15 (PAGE 1 OF 1)
ADDENDUM (ADM PAGE 1 OF 1)

I Re/Max Alliance Group, 5556 8. Centinela Ave. Los Angeles, CA 90066 Phone: (323)274-5637 Fax: (310)671-0241 Alba Sanchez
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