AIRCRZ

STANDARD OFFER, AGREEMENT AND ESCROW INSTRUCTIONS
FOR PURCHASE OF RESIDENTIAL INCOME PROPERTIES

(Do Not Use for Properties Containing Less than Five Units)

Dated:

1. Buyer.
1.1
individually, a "Party"), through an escrow ("Escrow") to close 30 or

Date") to be held by ("Escrow Holder") whose address is

Buyer's obligations herein unless Seller expressly releases Buyer.

1.2 The term "Date of Agreement" as used herein shall be the date when by execution and delivery (as defined in paragraph 20.
subsequent counteroffer thereto, Buyer and Seller have reached agreement in writing whereby Seller agrees to sell, and Buyer agregs toy
terms accepted by both Parties.

2.  Property.
2.1 The real property ("Property") that is the subject of this offer consists of (insert a brief physical descrlptlgn

,is commonly known as (street address, city, state, zip) and is legally described as:

2.2 If the legal description of the Property is not complete or is inaccurate, this Agreement shall not be in

corrected to meet the requirements of ("Title Company"), which shall issue the title policy hereinafte

2.3 The Property includes, at no additional cost to Buyer, the permanent improvements thereon, including those ltg’ms which pursuant to applicable law are a
part of the property, as well as the following items, if any, owned by Seller and at present located gn the Property: electrical distribution systems and lighting fixtures;
telephone distribution systems (lines, jacks and connections only); built-in appliances; plumbin ﬁxtures ceiling fans; fireplaces; heating, ventilating, air conditioning

equipment ); fire sprinkler systems; security and fire detection systems; carpets; window cov, s and screens; attached wall and floor coverings; television antennas;
satellite dishes; pool and spa equipment; garage door openers; and (collec
2.4 The fire sprinkler monitor: |:| is owned by Seller and included in the Pur i syeased by Seller, and Buyer will need to negotiate a new lease

with the fire monitoring company, D ownership will be determined during Escro
2.5 Except as provided in Paragraph 2.3, the Purchase Price does not mclude sellér' i ishings, all of which
shall be removed by Seller prior to Closing.

3.  Purchase Price.

(Strike any not applicable)
(a)

(b)

(c) Buyer shall take title to the Property subjec‘tt‘**tgxyahd/or assume the following existing deed(s) of trust ("Existing Deed(s) of
Trust") securing the existing promissory note(s) ("Existing Note(s)"):
(i)  AnExisting Note/{"First Note") with an unpaid principal balance as of the Closing of approximately:

Said Flrst lote nyable at per month, including interest at the rate of % per annum until

y nd/or the ent'me unpald balance is due on )
(ii) xisting Note ("Seco‘nd Note") with an unpaid principal balance as of the Closing of approximately:

Said Secl«md Note is payable at per month, including interest at the rate of % perannum
: 4 )

¢ aII glve ‘Seller a deed of trust ("Purchase Money Deed of Trust") on the property, to secure the promissory note
dyer to Seller described in paragraph 6 ("Purchase Money Note") in the amount of:

20 If Bﬁyer is taking title to the Property subject to, or assuming, an Existing Deed of Trust and such deed of trust permits the beneficiary to demand payment
of fees ingluding, but not limited to, points, processing fees, and appraisal fees as a condition to the transfer of the Property, Buyer agrees to pay such fees uptoa
maximufn of 1.5% of the unpaid principal balance of the applicable Existing Note.

4. Deposits.
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THE PARTIES AS EXPRESSED IN THIS AGREEMENT AND ANY AMENDMENTS THERETO, AND UPON THE EVIDENCE PRODUCED AT AN ARBITRATION HEARING.
PRE-ARBITRATION DISCOVERY SHALL BE PERMITTED IN ACCORDANCE WITH THE COMMERCIAL RULES OR STATE LAW APPLICABLE TO ARBITRATION PROCEEDINGS.
THE AWARD SHALL BE EXECUTED BY AT LEAST 2 OF THE 3 ARBITRATORS, BE RENDERED WITHIN 30 DAYS AFTER THE CONCLUSION OF THE HEARING, AND MAY
INCLUDE ATTORNEYS' FEES AND COSTS TO THE PREVAILING PARTY PER PARAGRAPH 16 HEREOF. JUDGMENT MAY BE ENTERED ON THE AWARD IN ANY COURT OF
COMPETENT JURISDICTION NOTWITHSTANDING THE FAILURE OF A PARTY DULY NOTIFIED OF THE ARBITRATION HEARING TO APPEAR THEREAT.

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

22.3 NOTICE: BY INITIALING IN THE SPACE BELOW YOU ARE AGREEING TO HAVE ANY DISPUTE ARISING OUT OF THE MATTERS INCLUDED IN THE "ARBITRATION
OF DISPUTES" PROVISION DECIDED BY NEUTRAL ARBITRATION AS PROVIDED BY CALIFORNIA LAW AND YOU ARE GIVING UP ANY RIGHTS YOU MIGHT POSSESS TO
HAVE THE DISPUTE LITIGATED IN A COURT ORJURY TRIAL. BY INITIALING IN THE SPACE BELOW YOU ARE GIVING UP YOUR JUDICIAL RIGHTS TO DISCOV
APPEAL, UNLESS SUCH RIGHTS ARE SPECIFICALLY INCLUDED IN THE "ARBITRATION OF DISPUTES" PROVISION. IFYOU REFUSE TO SUBMIT TO ARBITRATI ]
AGREEING TO THIS PROVISION, YOU MAY BE COMPELLED TO ARBITRATE UNDER THE AUTHORITY OF THE CALIFORNIA CODE OF CIVIL PROCEDURE,//OUR AGREEMENT
TO THIS ARBITRATION PROVISION IS VOLUNTARY.

WE HAVE READ AND UNDERSTAND THE FOREGOING AND AGREE TO SUBMIT DISPUTES ARISING OUT OF THE MATTERS INCLUDED IN THE "ARBI{T{; N OF DISPUTES"

PROVISION TO NEUTRAL ARBITRATION.

Buyer's Initials Seller's Initials

23. Miscellaneous.
23.1 Binding Effect. This Agreement shall be binding on the Parties without regard to whether or not paragraphs Zl\énd 2 re initialed by both of the Parties.

e Agreement is executed Slgnatures
to this Agreement accomplished by means of electronic signature/or similar
technology shall be legal and binding. ‘

23.2 Applicable Law; Venue. This Agreement shall be governed by, and paragraph 22.3is amended to refer to, the laws of the state in which the Property is
located. Any litigation or arbitration between the Parties hereto concerning this Agreement shaM be initiated in the county in which the Property is located.

23.3 Time of Essence. Time is of the essence of this Agreement. AN

23.4 Counterparts. This Agreement may be executed by Buyer and Seller in counte -h of which shall be deemed an original, and all of which together
shall constitute one and the same instrument. Escrow Holder, after verifying that the ( ! Is \dentical except for the signatures, is authorized and instructed
to combine the signed signature pages on one of the counterparts, which shall thenvconstltute the Agreément.

23.5 Waiver of Jury Trial. THE PARTIES HEREBY WAIVE THEIR RESPECTIVE RIG /0 TRIAL BY JURY IN ANY ACTION OR PROCEEDING INVOLVING THE
PROPERTY OR ARISING OUT OF THIS AGREEMENT.

23.6 Conflict. Any conflict between the printed provisions of this Agree'ment and theitypewritten or handwritten provisions shall be controlled by the
typewritten or handwritten provisions. Seller and Buyer must initial any andall hawﬂwatten provisions.

23.7 1031 Exchange. Both Seller and Buyer agree to cooperate- wgh eacF\ Qtﬁer in the event that either or both wish to participate ina 1031 exchange. Any
party initiating an exchange shall bear all costs of such exchange., he cooperatmg Party shall not have any liability (special or otherwise) for damages to the
exchanging Party in the event that the sale is delayed and/or that the sale rvwse fails to qualify as a 1031 exchange.

23.8 Equal Housing Opportunity. The Property is being sold™ €& with local, state and federal anti-discrimination laws.

23.9 NOTICE REGARDING GAS AND HAZARDOUS If[b,UIif) TRANSMISSION PIPELINES. This notice is being provided simply to inform you that information
about the general location of gas and hazardous Ilqufd transmission pipelines is available to the public via the National Pipeline Mapping System (NPMS) Internet
Web site maintained by the United States Departmen"t:of Transpor(;atlon at http://www.npms.phmsa.dot.gov/. To seek further information about possible
transmission pipelines near the property, you may contaet your Iotal gas utility or other pipeline operators in the area. Contact information for pipeline operators
is searchable by ZIP Code and county on the NPMS Internet ng site.

Paragraphs 21 and 22 are each incorporated into this Agreement only if initialed by both Parties at the time tha

24. Disclosures Regarding The Naturg»ofa Real Estate Agency Relationship.

24.1 The Parties and Brokers agree that their relationship(s) shall be governed by the principles set forth in the applicable sections of the California Civil Code, as
summarized in paragraph 24.2.

24.2 When entering intoa dlscussmn with areal estate agent regarding a real estate transaction, a Buyer or Seller should from the outset understand what type
of agency relationship or representation |tﬁ§s with the agent or agents in the transaction. Buyer and Seller acknowledge being advised by the Brokers in this
transaction, as follows:

(a) Seller's A&eﬁtt Seller's agent under a listing agreement with the Seller acts as the agent for the Seller only. A Seller's agent or subagent has the

following affirmatj obllgatloms (1) To the Seller: Afiduciary duty of utmost care, integrity, honesty, and loyalty in dealings with the Seller. (2) To the Buyer and the
Seller: a.Diligent ise of reasgznable skills and care in performance of the agent's duties. b. A duty of honest and fair dealing and good faith. c. A duty to disclose
all facts known to t};e t rﬁaterlally affecting the value or desirability of the property that are not known to, or within the diligent attention and observation of, the

Parties. ARl agent is m obligated to reveal to either Party any confidential information obtained from the other Party which does not involve the affirmative duties set
forth, aBove )

wing,affirmative obligations. (1) To the Buyer: A fiduciary duty of utmost care, |ntegr|ty, honesty, and loyalty in deallngs with the Buyer. (2) To the Buyer and
the Seller" a. mllgent exercise of reasonable skills and care in performance of the agent's duties. b. A duty of honest and fair dealing and good faith. c. Aduty to
disclose ajl facts known to the agent materlally affecting the value or desirability of the property thatare not known to, or within the dlllgent attention and

t|ve dutles set forth above.
(c) Agent Representing Both Seller and Buyer. Areal estate agent, either acting directly or through one or more associate licenses, can legally be the

INITIALS INITIALS
© 2019 AIR CRE. AllRights Reserved. Last Edited: 6/19/20191:05 PM

ROFA-11.12, Revised 01-14-2019 Page 8 of 10



Federal ID No.: Name Printed:
Broker/AGENT DRE License #: Title:
Agent DRE License # Phone:

Fax:

Email:

Address:
Federal ID No.:

27. Acceptance.
27.1 Seller accepts the foregoing offer to purchase the Property and hereby agrees to sell the Property to Buyer on the terms and conditio
27.2 In consideration of real estate brokerage service rendered by Brokers, Seller agrees to pay Brokers a real estate Brokerage Fee in a
% of the Purchase Price to be divided between the Brokers as follows: Seller's Broker % and Buyer's Broker
shall serve as an irrevocable instruction to Escrow Holder to pay such Brokerage Fee to Brokers out of the proceeds accruing to the account of Sel
27.3 Seller acknowledges receipt of a copy hereof and authorizes Brokers to deliver a signed copy to Buyer.

at the Closing.

NOTE: A PROPERTY INFORMATION SHEET IS REQUIRED TO BE DELIVERED TO BUYER BY SELLER UNDER THIS AGREEMENT.

Date:
BROKER SELLER
Attn: By:
Title: -

Name Printed:

Real Estate License #:

Address:
Phone:
Fax:
Email:
Federal ID No.: "
Broker/AGENT DRE License #: ?;:: (rinted: ____
Agent's DRE License # N —
Phone:
Fax:
Q Email:
Address:
Federal ID No.:
RE. 506-North-Brand-Blvd,Suite 900,-Glendale, €A-91203,Fel * https://www.aircre.com *
213-687-8777, Email-* contracts@aircre.com
CE: No part of these works may be reproduced in any form without permission in writing.
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