AIRCRE

contracts

STANDARD OFFER, AGREEMENT AND ESCROW INSTRUCTIONS
FOR PURCHASE OF REAL ESTATE

(Non-Residential)

Dated:
1. Buyer.

1.1 , ("Buyer") hereby offers to purchase the real property, hereinafter described, from the owner thereof ("Seller") (collectively, the "Parties" or
individually, a "Party"), through an escrow ("Escrow") to close 30 or days after the waiver or satisfaction of the Buyer's Contingencies, (Expectéd Closing
Date") to be held by ("Escrow Holder") whose address is , Phone No. , Facsimile No. upon the terms and conditions setforth in this

agreement ("Agreement"). Buyer shall have the right to assign Buyer's rights hereunder, but any such assignment shall not relieve Buyer‘oef.Buyer's obligations herein
unless Seller expressly releases Buyer. i

1.2 The term "Date of Agreement" as used herein shall be the date when by execution and delivery (as defined in paragraph 20.2)iofthis document or a
subsequent counteroffer thereto, Buyer and Seller have reached agreement in writing whereby Seller agrees to sell, and Buyér agrees to purchase, the Property upon
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 description) __ \is located in the Countyof ____,is
commonly known as (street address, city, state, zip) and is legally describedas: __ (APN: ___ ).

2.2 If the legal description of the Property is not complete or is inaccurate, this Agreement shall not be invalidiand thedegal description shall be completed or
corrected to meet the requirementsof _ ("Title Company"), which shall issue the title policy hereinafter described.

2.3 The Property includes, at no additional cost to Buyer, the permanent improvements thereon, including those items 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 on the Property: electrical distribution systems (power panel, bus
ducting, conduits, disconnects, lighting fixtures); telephone distribution systems (lines, jacks ahd,connections only); space heaters; heating, ventilating, air

conditioning equipment ("HVAC"); air lines; fire sprinkler systems; security and fire detection systems; carpets; window coverings; wall coverings; and
(collectively, the "Improvements").
2.4 The fire sprinkler monitor: u is owned by Seller and included in the Pugchase Price, Ll is leased by Seller, and Buyer will need to negotiate a new lease

T
with the fire monitoring company, I* ownership will be determined during Escrow, or lfl there is no fire sprinkler monitor.
2.5 Except as provided in Paragraph 2.3, the Purchase Price does not incltide Seller's\personal property, furniture and furnishings, and all of which shall
be removed by Seller prior to Closing. \ "
3.  Purchase Price.

, payable as follows:

3.1 The purchase price ("Purchase Price") to be paid by Buyer to Seller forithe Property shall be
(Strike any not applicable)

(a) Cash down payment, including the Deposit as defihed ifyparagraph 4.3 (or if an all cash transaction, the Purchase Price):
(b) Amount of "New Loan" as defined in paragraph 5.1, if any:

(c) Buyershall take title to,the Property subject to and/or assume the following existing deed(s) of trust ("Existing Deed(s) of
Trust") securing the gkisting promissory note(s) ("Existing Note(s)"):
(i)  AnExisting Note ("First Note") with an unpaid principal balance as of the Closing of approximately:

Said First Note is payable at per month, including interest at the rate of % per annum until paid (and/or

the.entire gnpaid balance is due on ).
(ii)  An Existing Note ("Second Note") with an unpaid principal balance as of the Closing of approximately:

Said'Seeond Note is payable at per month, including interest at the rate of % per annum until paid

(and/or the entire unpaid balance is due on ).

(d) JBuyenrshall give Seller a deed of trust ("Purchase Money Deed of Trust") on the property, to secure the promissory note
of Buyer to Seller described in paragraph 6 ("Purchase Money Note") in the amount of:

Total PurchaséyPrice:

3.2" If Buyer 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 including, 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 up to a
maximum of 1.5% of the unpaid principal balance of the applicable Existing Note.
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4.  Deposits.
4.1 Buyer has delivered to Broker a check in the sum of , payable to Escrow Holder, to be delivered by Broker to Escrow Holder within 2 or

business days after both Parties have executed this Agreement and the executed Agreement has been delivered to Escrow Holder, or ! within 2 or business
days after both Parties have executed this Agreement and the executed Agreement has been delivered to Escrow Holder Buyer shall deliver to Escrow Holder a check

inthe sumof ____ . If said check is not received by Escrow Holder within said time period then Seller may elect to unilaterally terminate this transaction by giving
written notice of such election to Escrow Holder whereupon neither Party shall have any further liability to the other under this Agreement. Should Buyer and Seller
not enter into an agreement for purchase and sale, Buyer's check or funds shall, upon request by Buyer, be promptly returned to Buyer.

4.2 Additional deposits:

(a) Within 5 business days after the Date of Agreement, Buyer shall deposit with Escrow Holder the additional sum of ____ to be applied totthe
Purchase Price at the Closing.

(b)  Within 5 business days after the contingencies discussed in paragraph 9.1 (a) through (m) are approved or waived, Buyer shall deposit with Escrow
Holder the additional sum of ___ to be applied to the Purchase Price at the Closing.

(c) Ifan Additional Deposit is not received by Escrow Holder within the time period provided then Seller may notify Buyer, Escrow Holder/and Brokers, in
writing that, unless the Additional Deposit is received by Escrow Holder within 2 business days following said notice, the Escrow shall be deemedhtepminated without
further notice or instructions.

4.3 Escrow Holder shall deposit the funds deposited with it by Buyer pursuant to paragraphs 4.1 and 4.2 (collectively the "Deposit"),"in.a State'or Federally
chartered bank in an interest bearing account whose term is appropriate and consistent with the timing requirements of this transactiony, Thefnterest therefrom shall
accrue to the benefit of Buyer, who hereby acknowledges that there may be penalties or interest forfeitures if the applicable jnStrument isfedeemed prior to its
specified maturity. Buyer's Federal Tax Identification Numberis ____ . NOTE: Such interest bearing account cannot be op€ned untilBuyer's Federal Tax Identification
Number is provided. :

4.4 Notwithstanding the foregoing, within 5 days after Escrow Holder receives the monies described in paragrapti*d.1 abeVe, Escrow Holder shall release $100
of said monies to Seller as and for independent consideration for Seller's' execution of this Agreement and the granting of theycontingency period to Buyer as herein
provided. Such independent consideration is non-refundable to Buyer but shall be credited to the Purchase Pricain the event that the purchase of the Property is
completed.

4.5 Upon waiver of all of Buyer's contingencies the Deposit shall become non-refundable but applicable to the Purchdse Price exceptin the event of a Seller
breach, or in the event that the Escrow is terminated pursuant to the provisions of Paragraph 9.1(n) (Destruction, Damage or Loss) or 9.1(o) (Material Change).

5.  Financing Contingency. (Strike if not applicable)

5.1 This offeris contingent upon Buyer obtaining from an insurance company, financialinstitution or other lender, a commitment to lend to Buyer a sum equal
to at least % of the Purchase Price, on terms acceptable to Buyer. Such loan ("New Loan") shall be secured by a first deed of trust or mortgage on the Property.
If this Agreement provides for Seller to carry back junior financing, then Seller shall haye the right to approve the terms of the New Loan. Seller shall have 7 days
following receipt of the commitment setting forth the proposed terms of the New Léan to approve or disapprove of such proposed terms. If Seller fails to notify
Escrow Holder, in writing, of the disapproval within said 7 days it shall be conclusiveljzpresdmed that Seller has approved the terms of the New Loan.

5.2 If Buyer shall fail to notify its Broker, Escrow Holder and Seller, in writing within ___ days following the Date of Agreement, that the New Loan has
not been obtained, it shall be conclusively presumed that Buyer has either obtained said New Loan or has waived this New Loan contingency.

5.3 If Buyer shall notify its Broker, Escrow Holder and Seller, in writing, withjn’ thétime specified in paragraph 5.2 hereof, that Buyer has not obtained said New
Loan, this Agreement shall be terminated, and Buyer shall be entitled t6the prompt return of the Deposit, plus any interest earned thereon, less only Escrow Holder
and Title Company cancellation fees and costs, which Buyer shallpay.

6. Seller Financing. (Purchase Money Note). (Strike if not appliegble)
6.1 If Seller approves Buyer's financials (see paragfaph 6.5),the'Rurchase Money Note shall provide for interest on unpaid principal at the rate of % per

annum, with principal and interest paid as follows: _%__ . The Purchase Money Note and Purchase Money Deed of Trust shall be on the current forms commonly
used by Escrow Holder, and be junior and subordinate only to the Existing Note(s) and/or the New Loan expressly called for by this Agreement.

6.2 The Purchase Money Note and/or the Purchase Money/Deed of Trust shall contain provisions regarding the following (see also paragraph 10.3 (b)):

(a) Prepayment. Principal may be prepaid in wholé orin part at any time without penalty, at the option of the Buyer.

(b) Late Charge. A late charge of 6% shall be payable with respect to any payment of principal, interest, or other charges, not made within 10 days after
itis due.

(c) DueOn Sale. In the'event the Buyer sells or transfers title to the Property or any portion thereof, then the Seller may, at Seller's option, require the
entire unpaid balance of said N6te to béyaid in full.

6.3 If the Purchase IMoney Deed of Trust is to be subordinate to other financing, Escrow Holder shall, at Buyer's expense prepare and record on Seller's behalf a
request for notice of defallt and/or sale withtegard to each mortgage or deed of trust to which it will be subordinate.

6.4 WARNING: CALIFORNIA LAW DOES NOT ALLOW DEFICIENCY JUDGEMENTS ON SELLER FINANCING. IF BUYER ULTIMATELY DEFAULTS ON THE LOAN,
SELLER'S SOLE REMEDY IS TO(FORECLOSE ON THE PROPERTY.

6.5 Seller's,Gbligation to‘provide financing is contingent upon Seller's reasonable approval of Buyer's financial condition. Buyer to provide a current financial
statement and copies of jtsFederal tax returns for the last 3 years to Seller within 10 days following the Date of Agreement. Seller has 10 days following receipt of
such documentation\to’satisfy itself with regard to Buyer's financial condition and to notify Escrow Holder as to whether or not Buyer's financial condition is
acceptable. If Seller fails to notify Escrow Holder, in writing, of the disapproval of this contingency within said time period, it shall be conclusively presumed that Seller
has approved Buyer's financial condition. If Seller is not satisfied with Buyer's financial condition or if Buyer fails to deliver the required documentation then Seller
may notify EsCrow HSlder in writing that Seller Financing will not be available, and Buyer shall have the option, within 10 days of the receipt of such notice, to either
termihate this transaction or to purchase the Property without Seller financing. If Buyer fails to notify Escrow Holder within said time period of its election to
terminate this‘transaction then Buyer shall be conclusively presumed to have elected to purchase the Property without Seller financing. If Buyer elects to terminate,
Buyer's Deposit shall be refunded less Title Company and Escrow Holder cancellation fees and costs, all of which shall be Buyer's obligation.

75, Reéal Estate Brokers.
7.1 Each Party acknowledges receiving a Disclosure Regarding Real Estate Agency Relationship, confirms and consents to the following agency relationships in
this transaction with the following real estate broker(s) ("Brokers") and/or their agents (“Agent(s)”):
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[]

Seller's Agent License No. is (check one): El the Seller's Agent (salesperson or broker associate); or 1—1 both the Seller's Agent and the Buyer's
Agent (dual agent).

Seller's Brokerage Firm License No. is the broker of (check one): |

I the Seller; or both the Buyer and Seller (dual agent).

Buyer's Brokerage Firm License No. is the broker of (check one): l—] the Buyer; or u both the Buyer and Seller (dual agent).

Buyer'sAgent __ LicenseNo. ____ is (check one): E the Buyer's Agent (salesperson or broker associate); or E‘ both the Buyer's Agent and the Seller's
Agent (dual agent).

The Parties acknowledge that other than the Brokers and Agents listed above, there are no other brokers or agents representing the Parties or due any fees and/or
commissions under this Agreement. Buyer shall use the services of Buyer's Broker exclusively in connection with any and all negotiations and offers with respect to
the Property for a period of 1 year from the date inserted for reference purposes at the top of page 1.

7.2 Buyer and Seller each represent and warrant to the other that he/she/it has had no dealings with any person, firm, broker, agent or finderih connection
with the negotiation of this Agreement and/or the consummation of the purchase and sale contemplated herein, other than the Brokers and Agents named in
paragraph 7.1, and no broker, agent or other person, firm or entity, other than said Brokers and Agents is/are entitled to any commission or findér's fee in connection
with this transaction as the result of any dealings or acts of such Party. Buyer and Seller do each hereby agree to indemnify, defend, protect and hold the other
harmless from and against any costs, expenses or liability for compensation, commission or charges which may be claimed by any broker, agent, finder or other similar
party, other than said named Brokers and Agents by reason of any dealings or act of the indemnifying Party.

8.  Escrow and Closing. .

8.1 Upon acceptance hereof by Seller, this Agreement, including any counteroffers incorporated herein by the Parties, siall'eonstituté not only the agreement
of purchase and sale between Buyer and Seller, but also instructions to Escrow Holder for the consummation of the Agreemént through the Escrow. Escrow Holder
shall not prepare any further escrow instructions restating or amending the Agreement unless specifically so instructed by the Parties.or a Broker herein. Subject to
the reasonable approval of the Parties, Escrow Holder may, however, include its standard general escrow provisions. In.the event/that there is any conflict between
the provisions of the Agreement and the provisions of any additional escrow instructions the provisions of the Agr€ement shall prevail as to the Parties and the Escrow
Holder. .

8.2 As soon as practical after the receipt of this Agreement and any relevant counteroffers, Escrow Holder shall ascertain the Date of Agreement as defined in
paragraphs 1.2 and 20.2 and advise the Parties and Brokers, in writing, of the date ascertained.

8.3 Escrow Holder is hereby authorized and instructed to conduct the Escrow in accordance with this Agreement,\applicable law and custom and practice of
the community in which Escrow Holder is located, including any reporting requirements of the Internal Revenue Code. In the event of a conflict between the law of
the state where the Property is located and the law of the state where the Escrow Holder is locatéd, the law of the state where the Property is located shall prevail.

8.4 Subject to satisfaction of the contingencies herein described, Escrow Holder shall glose this escrow (the "Closing") by recording a general warranty deed (a
grant deed in California) and the other documents required to be recorded, and by disbursing thefunds and documents in accordance with this Agreement.

8.5 Buyer and Seller shall each pay one-half of the Escrow Holder's charges and,Seller shall paythe usual recording fees and any required documentary transfer
taxes. Seller shall pay the premium for a standard coverage owner's or joint protectién policy of title insurance. (See also paragraph 11.)

8.6 Escrow Holder shall verify that all of Buyer's contingencies have been satisfied of waived prior to Closing. The matters contained in paragraphs 9.1
subparagraphs (b), (c), (d), (e), (g), (i), (n), and (0), 9.4, 12,13, 14, 16, 18, 20, 21, 22, and@24 are, however, matters of agreement between the Parties only and are not
instructions to Escrow Holder.

8.7 If this transaction is terminated for non-satisfaction and non-waiver of a Buyer's Contingency, as defined in paragraph 9.2 or disapproval of any other
matter subject to Buyer's approval, then neither of the Parties shall thereafter hayé any liability to the other under this Agreement, except to the extent of a breach of
any affirmative covenant or warranty in this Agreement. In the eyént of such tetmination, Buyer shall, subject to the provisions of paragraph 8.10, be promptly
refunded all funds deposited by Buyer with Escrow Holder, less@nly the $100 provided for in paragraph 4.4 and the Title Company and Escrow Holder cancellation
fees and costs, all of which shall be Buyer's obligation. If this transaction’is t€fminated as a result of Seller's breach of this Agreement then Seller shall pay the Title
Company and Escrow Holder cancellation fees and costs,#

8.8 The Closing shall occur on the Expected Cl8ing Date, or\as soan thereafter as the Escrow is in condition for Closing; provided, however, that if the Closing
does not occur by the Expected Closing Date and said Date is not extended by mutual instructions of the Parties, a Party not then in default under this Agreement may
notify the other Party, Escrow Holder, and Brokers, in writing that, uhless the Closing occurs within 5 business days following said notice, the Escrow shall be deemed
terminated without further notice or instructions.

8.9 Except as otherwise provided herein, the termination of Escrow shall not relieve or release either Party from any obligation to pay Escrow Holder's fees and
costs or constitute a waiver, release or discharge of any breach or default that has occurred in the performance of the obligations, agreements, covenants or
warranties contained therein.

8.10 If this Escrow is termirated\for any reason other than Seller's breach or default, then as a condition to the return of Buyer's deposit, Buyer shall within 5
days after written request deliver to Sellew,at no charge, copies of all surveys, engineering studies, soil reports, maps, master plans, feasibility studies and other similar
items prepared by or for Buyer that pertain te the Property.

9.  Contingencies to Closing,

9.1 The Closing of thisitransaction is contingent upon the satisfaction or waiver of the following contingencies. IF BUYER FAILS TO NOTIFY ESCROW HOLDER,
IN WRITING, OF THE-DISAPPROVAL OF ANY OF SAID CONTINGENCIES WITHIN THE TIME SPECIFIED THEREIN, IT SHALL BE CONCLUSIVELY PRESUMED THAT BUYER
HAS APPROVED SUCH ITEM;*MATTER OR DOCUMENT. Buyer's conditional approval shall constitute disapproval, unless provision is made by the Seller within the
time specified, therefopé by the Buyer in such conditional approval or by this Agreement, whichever is later, for the satisfaction of the condition imposed by the Buyer.
Escrow/Holder shall promptly provide all Parties with copies of any written disapproval or conditional approval which it receives. With regard to subparagraphs (a)
through (m) the pre-printed time periods shall control unless a different number of days is inserted in the spaces provided.

(a) Disclosure. Seller shall make to Buyer, through Escrow, all of the applicable disclosures required by law (See AIR CRE ("AIR") standard form entitled

"Selleris Mandatory Disclosure Statement") and provide Buyer with a completed Property Information Sheet ("Property Information Sheet") concerning the Property,
duly executed by or on behalf of Sellerin the current form or equivalent to that published by the AIR within 10or __ days following the Date of Agreement. Buyer
has 10 days from the receipt of said disclosures to approve or disapprove the matters disclosed.

(b)  Physical Inspection. Buyer has 10 or days following the receipt of the Property Information Sheet or the Date of Agreement, whichever is later,
to satisfy itself with regard to the physical aspects and size of the Property.
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(c) Hazardous Substance Conditions Report. Buyer has 30or ___ days following the receipt of the Property Information Sheet or the Date of
Agreement, whichever is later, to satisfy itself with regard to the environmental aspects of the Property. Seller recommends that Buyer obtain a Hazardous Substance
Conditions Report concerning the Property and relevant adjoining properties. Any such report shall be paid for by Buyer. A "Hazardous Substance" for purposes of
this Agreement is defined as any substance whose nature and/or quantity of existence, use, manufacture, disposal or effect, render it subject to Federal, state or local
regulation, investigation, remediation or removal as potentially injurious to public health or welfare. A "Hazardous Substance Condition" for purposes of this
Agreement is defined as the existence on, under or relevantly adjacent to the Property of a Hazardous Substance that would require remediation and/or removal
under applicable Federal, state or local law.

(d) SoilInspection. Buyer has30or __ days following the receipt of the Property Information Sheet or the Date of Agreement, whichever is later, to
satisfy itself with regard to the condition of the soils on the Property. Seller recommends that Buyer obtain a soil test report. Any such report shall be paid for by
Buyer. Sellershall provide Buyer copies of any soils report that Seller may have within 10 days following the Date of Agreement.

(e) Governmental Approvals. Buyer has30 or ____ days following the Date of Agreement to satisfy itself with regard to approvals and pérmits from
governmental agencies or departments which have or may have jurisdiction over the Property and which Buyer deems necessary or desirable in connection with its
intended use of the Property, including, but not limited to, permits and approvals required with respect to zoning, planning, building and safety,fire, police,
handicapped and Americans with Disabilities Act requirements, transportation and environmental matters.

(f)  Conditions of Title. Escrow Holder shall cause a current commitment for title insurance ("Title Commitment") concerning the Propefty issued by the
Title Company, as well as legible copies of all documents referred to in the Title Commitment ("Underlying Documents"), and a scaled and dimensioeped plot showing
the location of any easements to be delivered to Buyer within 10or _____ days following the Date of Agreement. Buyer has 10 days from thes=eceipt of the Title
Commitment, the Underlying Documents and the plot plan to satisfy itself with regard to the condition of title. The disapproval by Buyeriof afiy monetary
encumbrance, which by the terms of this Agreement is not to remain against the Property after the Closing, shall not be consiflered‘a failuté of this contingency, as
Seller shall have the obligation, at Seller's expense, to satisfy and remove such disapproved monetary encumbrance at or héfore the Closing,

(g) Survey. Buyer has30 or __ days following the receipt of the Title Commitment and Underlying Documenits tosatisfy itself with regard to any ALTA
title supplement based upon a survey prepared to American Land Title Association ("ALTA") standards for an ownegs"policyby a'licensed surveyor, showing the legal
description and boundary lines of the Property, any easements of record, and any improvements, poles, structuré€s and thingsllocated within 10 feet of either side of
the Property boundary lines. Any such survey shall be prepared at Buyer's direction and expense. If Buyer has obtained a survey and approved the ALTA title
supplement, Buyer may elect within the period allowed for Buyer's approval of a survey to have an ALTA extended coverage owner's form of title policy, in which event
Buyer shall pay any additional premium attributable thereto.

(h)  Existing Leases and Tenancy Statements. Seller shall within 10or ____ days following the Date of Agreement provide both Buyer and Escrow Holder
with legible copies of all leases, subleases or rental arrangements (collectively, "Existing Leases")affecting the Property, and with a tenancy statement ("Estoppel
Certificate") in the latest form or equivalent to that published by the AIR, executed by Seller afid/or each tenant and subtenant of the Property. Seller shall use its
best efforts to have each tenant complete and execute an Estoppel Certificate. If any tenant fails or refuses to provide an Estoppel Certificate then Seller shall
complete and execute an Estoppel Certificate for that tenancy. Buyer has 10 days from the receipt ofisaid Existing Leases and Estoppel Certificates to satisfy itself with
regard to the Existing Leases and any other tenancy issues.

(i)  Owner's Association. Seller shall within 10 or days following'the Date of Agreement provide Buyer with a statement and transfer package from
any owner's association servicing the Property. Such transfer package shall at a minimurh include: copies of the association's bylaws, articles of incorporation, current
budget and financial statement. Buyer has 10 days from the receipt of such 'doeuments to'satisfy itself with regard to the association.

(j)  Other Agreements. Seller shall within 10 or _____ days following tie Date of Agreement provide Buyer with legible copies of all other agreements
("Other Agreements") known to Seller that will affect the Property aftérClosing./Buyer has 10 days from the receipt of said Other Agreements to satisfy itself with
regard to such Agreements.

(k)  Financing. If paragraph 5 hereof dealing with afinancing/ontingency has not been stricken, the satisfaction or waiver of such New Loan contingency.

()  Existing Notes. If paragraph 3.1(c) has notbeen striekén, Seller shall within 10 or _____ days following the Date of Agreement provide Buyer with
legible copies of the Existing Notes, Existing Deeds of Tplst and related agreements (collectively, "Loan Documents") to which the Property will remain subject after
the Closing. Escrow Holder shall promptly request from the holderstof the Existing Notes a beneficiary statement ("Beneficiary Statement") confirming: (1) the
amount of the unpaid principal balance, the current interest rate, and the date to which interest is paid, and (2) the nature and amount of any impounds held by the
beneficiary in connection with such loan. Buyer has 10or % days following the receipt of the Loan Documents and Beneficiary Statements to satisfy itself with
regard to such financing. Buyer's obligation to close is conditioned upon Buyer being able to purchase the Property without acceleration or change in the terms of any
Existing Notes or charges to Buyer except as otherwise provided in this Agreement or approved by Buyer, provided, however, Buyer shall pay the transfer fee referred

to in paragraph 3.2 hereof. Likewisglif Seller is to carry back a Purchase Money Note then Seller shall within 10 or days following the Date of Agreement

provide Buyer with a copy of the”proposed Purchase Money Note and Purchase Money Deed of Trust. Buyer has 10 or days following the receipt of such
documents to satisfy itself with regard to'the form and content thereof.

(m) PersonalProperty, In the eventthat any personal property is included in the Purchase Price, Buyerhas 10 or _____ days following the Date of
Agreement to satisfy itselfawithfegard to the title condition of such personal property. Seller recommends that Buyer obtain a UCC-1 report. Any such report shall be
paid for by Buyer._Seller shall*provide Buyer copies of any liens or encumbrances affecting such personal property that it is aware of within 10 or __ days following
the Date of Agreement:

(n)  Destruction, Damage or Loss. Subsequent to the Date of Agreement and prior to Closing there shall not have occurred a destruction of, or damage or
loss to, th& Praperty'of any portion thereof, from any cause whatsoever, which would cost more than $10,000.00 to repair or cure. If the cost of repair or cure is
$10,000.00 or less, Seller shall repair or cure the loss prior to the Closing. Buyer shall have the option, within 10 days after receipt of written notice of a loss costing
more than $104000.00 to repair or cure, to either terminate this Agreement or to purchase the Property notwithstanding such loss, but without deduction or offset
against the Purchase Price. If the cost to repair or cure is more than $10,000.00, and Buyer does not elect to terminate this Agreement, Buyer shall be entitled to any
insuranee proceeds applicable to such loss. Unless otherwise notified in writing, Escrow Holder shall assume no such destruction, damage or loss has occurred prior
to Closing.

(o) Material Change. Buyer shall have 10 days following receipt of written notice of a Material Change within which to satisfy itself with regard to such
change/"Material Change" shall mean a substantial adverse change in the use, occupancy, tenants, title, or condition of the Property that occurs after the date of this
offég@nd prior to the Closing. Unless otherwise notified in writing, Escrow Holder shall assume that no Material Change has occurred prior to the Closing.

(p) Seller Performance. The delivery of all documents and the due performance by Seller of each and every undertaking and agreement to be performed
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by Seller under this Agreement.

(a) Brokerage Fee. Payment at the Closing of such brokerage fee as is specified in this Agreement or later written instructions to Escrow Holder executed
by Seller and Brokers ("Brokerage Fee"). Itis agreed by the Parties and Escrow Holder that Brokers are a third party beneficiary of this Agreement insofar as the
Brokerage Fee is concerned, and that no change shall be made with respect to the payment of the Brokerage Fee specified in this Agreement, without the written
consent of Brokers.

9.2 All of the contingencies specified in subparagraphs (a) through (m) of paragraph 9.1 are for the benefit of, and may be waived by, Buyer, and may be
elsewhere herein referred to as "Buyer's Contingencies."

9.3 If any of Buyer's Contingencies or any other matter subject to Buyer's approval is disapproved as provided for herein in a timely manner ("Disapproved
Item"), Seller shall have the right within 10 days following the receipt of notice of Buyer's disapproval to elect to cure such Disapproved Item prior to the Expected
Closing Date ("Seller's Election"). Seller's failure to give to Buyer within such period, written notice of Seller's commitment to cure such Disapproved Item @h or
before the Expected Closing Date shall be conclusively presumed to be Seller's Election not to cure such Disapproved Item. If Seller elects, either by written notice or
failure to give written notice, not to cure a Disapproved Item, Buyer shall have the right, within 10 days after Seller's Election to either accept title to the Property
subject to such Disapproved Item, or to terminate this Agreement. Buyer's failure to notify Seller in writing of Buyer's election to accept title to the Property stbject
to the Disapproved Item without deduction or offset shall constitute Buyer's election to terminate this Agreement. The above time periods only’apply once for eaeh
Disapproved Item. Unless expressly provided otherwise herein, Seller's right to cure shall not apply to the remediation of Hazardous Substance Conditions or to the
Financing Contingency. Unless the Parties mutually instruct otherwise, if the time periods for the satisfaction of contingencies or for Seller's and'Buyer's elections
would expire on a date after the Expected Closing Date, the Expected Closing Date shall be deemed extended for 3 business days following the expiration of: (a) the
applicable contingency period(s), (b) the period within which the Seller may elect to cure the Disapproved Item, or (c) if Seller elects notito curesthe périod within
which Buyer may elect to proceed with this transaction, whichever is later. ‘ g

9.4 The Parties acknowledge that extensive local, state and Federal legislation establish broad liability upon owners apd/or Users ofifeal property for the
investigation and remediation of Hazardous Substances. The determination of the existence of a Hazardous Substance Condition andithe evaluation of the impact of
such a condition are highly technical and beyond the expertise of Brokers. The Parties acknowledge that they have been advised by’Brekers to consult their own
technical and legal experts with respect to the possible presence of Hazardous Substances on the Property or adjoining“preperties, and Buyer and Seller are not
relying upon any investigation by or statement of Brokers with respect thereto. The Parties hereby assume all responsibility far thésimpact of such Hazardous
Substances upon their respective interests herein. i

10. Documents and Other Items Required at or Before Closing.

10.1 Five days prior to the Closing date Escrow Holder shall obtain an updated Title Commitment concerning the Preperty from the Title Company and provide
copies thereof to each of the Parties.

10.2 Seller shall deliver to Escrow Holder in time for delivery to Buyer at the Closing:

(a) Grant or general warranty deed, duly executed and in recordable form, conveying fee title to the Property to Buyer.

(b) Ifapplicable, the Beneficiary Statements concerning Existing Note(s).

(c) Ifapplicable, the Existing Leases and Other Agreements together withduly executedtassignments thereof by Seller and Buyer. The assignment of
Existing Leases shall be on the most recent Assignment and Assumption of Lessor's lsiterest in Lease form published by the AIR or its equivalent.

(d) An affidavit executed by Seller to the effect that Seller is not a "foreign per§on" within the meaning of Internal Revenue Code Section 1445 or
successor statutes. If Seller does not provide such affidavit in form reasonably satisfactefy to Buyer at least 3 business days prior to the Closing, Escrow Holder shall at
the Closing deduct from Seller's proceeds and remit to the Internal Revenue'Seryice such sum as is required by applicable Federal law with respect to purchases from
foreign sellers. \ S
(e) If the Propertyis located in California, an affidavit executed by\Selfer to the effect that Seller is not a "nonresident” within the meaning of California
Revenue and Tax Code Section 18662 or successor statutes. If Sellér does'pot provide such affidavit in form reasonably satisfactory to Buyer at least 3 business days
prior to the Closing, Escrow Holder shall at the Closing deduct ffem Seller's proceeds and remit to the Franchise Tax Board such sum as is required by such statute.

(f)  If applicable, a bill of sale, duly executed, conveying title'to ahysincluded personal property to Buyer.

(g) If the Seller is a corporation, a duly executed corporate resolution authorizing the execution of this Agreement and the sale of the Property.

10.3 Buyer shall deliver to Seller through Escrow:

(a) The cash portion of the Purchase Prica&iand such additional sums as are required of Buyer under this Agreement shall be deposited by Buyer with
Escrow Holder, by federal funds wire transfer, or any othenmethod acceptable to Escrow Holder in immediately collectable funds, no later than 2:00 P.M. on the
business day prior to the Expected Closing Date provided, however, that Buyer shall not be required to deposit such monies into Escrow if at the time set for the
deposit of such monies Seller is in default or has indicated that'it will not perform any of its obligations hereunder. Instead, in such circumstances in order to reserve
its rights to proceed Buyer need only provide Escrow with evidence establishing that the required monies were available.

(b) If a Purchase Money Note and Purchase Money Deed of Trust are called for by this Agreement, the duly executed originals of those documents, the
Purchase Money Deed of Trust being in,recordable form, together with evidence of fire insurance on the improvements in the amount of the full replacement cost
naming Seller as a mortgage s payee, and a real estate tax service contract (at Buyer's expense), assuring Seller of notice of the status of payment of real property
taxes during the life of thefPurchase MoneyNote.

(c) The Assignment ahd Assumption of Lessor's Interest in Lease form specified in paragraph 10.2(c) above, duly executed by Buyer.

(d) Assumptions duly executed by Buyer of the obligations of Seller that accrue after Closing under any Other Agreements.

(e) If.applicable,awritten assumption duly executed by Buyer of the loan documents with respect to Existing Notes.

(f)  IfitheBuyer is a eorporation, a duly executed corporate resolution authorizing the execution of this Agreement and the purchase of the Property.

10.4 At Closing, Esérow Helder shall cause to be issued to Buyer a standard coverage (or ALTA extended, if elected pursuant to 9.1(g)) owner's form policy of title
insurance’efféetive as©f the Closing, issued by the Title Company in the full amount of the Purchase Price, insuring title to the Property vested in Buyer, subject only to
the ex€eptions dpproved by Buyer. In the event there is a Purchase Money Deed of Trust in this transaction, the policy of title insurance shall be a joint protection
policy insuringsbeth Buyer and Seller.

IMRORTANT: IN A PURCHASE OR EXCHANGE OF REAL PROPERTY, IT MAY BE ADVISABLE TO OBTAIN TITLE INSURANCE IN CONNECTION WITH THE CLOSE OF
ESCROW SINCE THERE MAY BE PRIOR RECORDED LIENS AND ENCUMBRANCES WHICH AFFECT YOUR INTEREST IN THE PROPERTY BEING ACQUIRED. A NEW POLICY
OF TITLE INSURANCE SHOULD BE OBTAINED IN ORDER TO ENSURE YOUR INTEREST IN THE PROPERTY THAT YOU ARE ACQUIRING.

11. Prorations and Adjustments.
1.1 Taxes. Applicable real property taxes and special assessment bonds shall be prorated through Escrow as of the date of the Closing, based upon the latest
tax bill available. The Parties agree to prorate as of the Closing any taxes assessed against the Property by supplemental bill levied by reason of events occurring prior
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to the Closing. Payment of the prorated amount shall be made promptly in cash upon receipt of a copy of any supplemental bill.

11.2 Insurance. WARNING: Any insurance which Seller may have maintained will terminate on the Closing. Buyer is advised to obtain appropriate insurance to
cover the Property.

11.3 Rentals, Interest and Expenses. Scheduled rentals, interest on Existing Notes, utilities, and operating expenses shall be prorated as of the date of Closing.
The Parties agree to promptly adjust between themselves outside of Escrow any rents received after the Closing.

11.4 Security Deposit. Security Deposits held by Seller shall be given to Buyer as a credit to the cash required of Buyer at the Closing.

11.5 Post Closing Matters. Any item to be prorated thatis not determined or determinable at the Closing shall be promptly adjusted by the Parties by
appropriate cash payment outside of the Escrow when the amount due is determined.

11.6 Variations in Existing Note Balances. In the event that Buyer is purchasing the Property subject to an Existing Deed of Trust(s), and in the event that a
Beneficiary Statement as to the applicable Existing Note(s) discloses that the unpaid principal balance of such Existing Note(s) at the closing will be more ordess than
the amount set forth in paragraph 3.1(c) hereof ("Existing Note Variation"), then the Purchase Money Note(s) shall be reduced or increased by an amount equal to
such Existing Note Variation. If there is to be no Purchase Money Note, the cash required at the Closing per paragraph 3.1(a) shall be reduced orincreased by the
amount of such Existing Note Variation.

11.7 Variations in New Loan Balance. In the event Buyer is obtaining a New Loan and the amount ultimately obtained exceeds the amount set forth in
paragraph 5.1, then the amount of the Purchase Money Note, if any, shall be reduced by the amount of such excess.

11.8 Owner's Association Fees. Escrow Holder shall: (i) bring Seller's account with the association current and pay any delinquencies or transfér fees from
Seller's proceeds, and (ii) pay any up front fees required by the association from Buyer's funds.

12. Representations and Warranties of Seller and Disclaimers.

12.1 Seller's warranties and representations shall survive the Closing and delivery of the deed for a period of 3 years, and“ahy.lawsuit6r action based upon them
must be commenced within such time period. Seller's warranties and representations are true, material and relied upon by/Buyer and Brokers in all respects. Seller
hereby makes the following warranties and representations to Buyer and Brokers:

(a) Authority of Seller. Selleris the owner of the Property and/or has the full right, power and authority to_sell, conyéy and transfer the Property to Buyer
as provided herein, and to perform Seller's obligations hereunder.

(b)  Maintenance During Escrow and Equipment Condition At Closing. Except as otherwise providediin paragraph9.1(n) hereof, Seller shall maintain the
Property until the Closing in its present condition, ordinary wear and tear excepted.

(c) Hazardous Substances/Storage Tanks. Seller has no knowledge, except as otherwise disclosed to Buyer in wyiting, of the existence or prior existence
on the Property of any Hazardous Substance, nor of the existence or prior existence of any above or below ground storagestank.

(d) Compliance. Exceptas otherwise disclosed in writing, Seller has no knowledge of any aspect or condition of the Property which violates applicable
laws, rules, regulations, codes or covenants, conditions or restrictions, or of improvements or altérations made to the Property without a permit where one was
required, or of any unfulfilled order or directive of any applicable governmental agency or casualty insurance company requiring any investigation, remediation, repair,
maintenance or improvement be performed on the Property.

(e) Changes in Agreements. Prior to the Closing, Seller will not violate or modify any Existing Lease or Other Agreement, or create any new leases or
other agreements affecting the Property, without Buyer's written approval, which approval will not be uhreasonably withheld.

(f)  Possessory Rights. Seller has no knowledge that anyone will, at the‘Closing, have any right to possession of the Property, except as disclosed by this
Agreement or otherwise in writing to Buyer.

(8) Mechanics' Liens. There are no unsatisfied mechanics' or matecialmens' lien rights concerning the Property.

(h)  Actions, Suits or Proceedings. Seller has no knowledge of any,actions;suits or proceedings pending or threatened before any commission, board,
bureau, agency, arbitrator, court or tribunal that would affect the Property or the sight to occupy or utilize same.

(i)  Notice of Changes. Seller will promptly notify Buyer and Brokers in writing of any Material Change (see paragraph 9.1(o)) affecting the Property that
becomes known to Seller prior to the Closing.

() NoTenant Bankruptcy Proceedings. Seller has no'notice’or kivowledge that any tenant of the Property is the subject of a bankruptcy or insolvency
proceeding. ‘

(k) No Seller Bankruptcy Proceedings. Seller is not théjsubject of a bankruptcy, insolvency or probate proceeding.

() Personal Property. Seller has no knowledge that anyone will, at the Closing, have any right to possession of any personal property included in the
Purchase Price nor knowledge of any liens or encumbrances affecting such personal property, except as disclosed by this Agreement or otherwise in writing to Buyer.

12.2 Buyer hereby acknowledges that, except as otherwise stated in this Agreement, Buyer is purchasing the Property in its existing condition and will, by the
time called for herein, make or have waived all inspections of the Property Buyer believes are necessary to protect its own interest in, and its contemplated use of, the
Property. The Parties acknowledge that, except as otherwise stated in this Agreement, no representations, inducements, promises, agreements, assurances, oral or
written, concerning the Property, 0r any aspect of the occupational safety and health laws, Hazardous Substance laws, or any other act, ordinance or law, have been
made by either Party or Brokegs, or relied upon by either Party hereto.

12.3 In the event thatsBuyer learns that a Seller representation or warranty might be untrue prior to the Closing, and Buyer elects to purchase the Property
anyway then, and in that/€vent, Buyer waivesany right that it may have to bring an action or proceeding against Seller or Brokers regarding said representation or
warranty.

12.4 Any environmental reports, soils reports, surveys, and other similar documents which were prepared by third party consultants and provided to Buyer by
Seller or Seller's representativesphave been delivered as an accommodation to Buyer and without any representation or warranty as to the sufficiency, accuracy,
completeness, andjor validitysof said documents, all of which Buyer relies on at its own risk. Seller believes said documents to be accurate, but Buyer is advised to
retain appropriate censultants to review said documents and investigate the Property.

13. ¢Possession.
Possession of fhe*Praperty shall be given to Buyer at the Closing subject to the rights of tenants under Existing Leases.

14. Buyer's,Entry.

At any time during the Escrow period, Buyer, and its agents and representatives, shall have the right at reasonable times and subject to rights of tenants, to enter upon
the Property for the purpose of making inspections and tests specified in this Agreement. No destructive testing shall be conducted, however, without Seller's prior
approval'which shall not be unreasonably withheld. Following any such entry or work, unless otherwise directed in writing by Seller, Buyer shall return the Property to
thegondition it was in prior to such entry or work, including the re-compaction or removal of any disrupted soil or material as Seller may reasonably direct. All such
inspections and tests and any other work conducted or materials furnished with respect to the Property by or for Buyer shall be paid for by Buyer as and when due

INITIALS INITIALS
© 2019 AIR CRE. AllRights Reserved. Last Edited: 11/10/2020 1:29 PM

OFA-20.20, Revised 11-25-2019 Page 6 of 10



and Buyer shall indemnify, defend, protect and hold harmless Seller and the Property of and from any and all claims, liabilities, losses, expenses (including reasonable
attorneys' fees), damages, including those for injury to person or property, arising out of or relating to any such work or materials or the acts or omissions of Buyer, its
agents or employees in connection therewith.

15. Further Documents and Assurances.

The Parties shall each, diligently and in good faith, undertake all actions and procedures reasonably required to place the Escrow in condition for Closing as and when
required by this Agreement. The Parties agree to provide all further information, and to execute and deliver all further documents, reasonably required by Escrow
Holder or the Title Company.

16. Attorneys' Fees.

If any Party or Broker brings an action or proceeding (including arbitration) involving the Property whether founded in tort, contract or equity, or to declarefights
hereunder, the Prevailing Party (as hereafter defined) in any such proceeding, action, or appeal thereon, shall be entitled to reasonable attorneys' fees afd,costs. Such
fees may be awarded in the same suit or recovered in a separate suit, whether or not such action or proceeding is pursued to decision or judgment. The term
"Prevailing Party" shall include, without limitation, a Party or Broker who substantially obtains or defeats the relief sought, as the case may be, whéther by
compromise, settlement, judgment, or the abandonment by the other Party or Broker of its claim or defense. The attorneys' fees award shall pét be computed in
accordance with any court fee schedule, but shall be such as to fully reimburse all attorneys' fees reasonably incurred.

17. Prior Agreements/Amendments.
17.1 This Agreement supersedes any and all prior agreements between Seller and Buyer regarding the Property.
17.2 Amendments to this Agreement are effective only if made in writing and executed by Buyer and Seller.

18. Broker's Rights.

18.1 If this sale is not consummated due to the default of either the Buyer or Seller, the defaulting Party shall be liable to and shall pay,to Brokers the Brokerage
Fee that Brokers would have received had the sale been consummated. If Buyer is the defaulting party, payment of said Brokerage'Fee is iff addition to any obligation
with respect to liquidated or other damages.

18.2 Upon the Closing, Brokers are authorized to publicize the facts of this transaction.

19. Notices.

19.1 Whenever any Party, Escrow Holder or Brokers herein shall desire to give or serve any notice, demand, request, approval, disapproval or other
communication, each such communication shall be in writing and shall be delivered personally, by messenger, or by mail, postage prepaid, to the address set forth in
this agreement or by facsimile transmission, electronic signature, digital signature, or email.

19.2 Service of any such communication shall be deemed made on the date of actual regé€ipt if personally delivered, or transmitted by facsimile transmission,
electronic signature, digital signature, or email. Any such communication sent by regular mail shall be deemed given 48 hours after the same is mailed.
Communications sent by United States Express Mail or overnight courier that guarantee next day delivery shall be deemed delivered 24 hours after delivery of the
same to the Postal Service or courier. If such communication is received on a Saturday, Sunday or legalholiday, it shall be deemed received on the next business day.

19.3 Any Party or Broker hereto may from time to time, by notice in writing, designates@ different address to which, or a different person or additional persons
to whom, all communications are thereafter to be made.

20. Duration of Offer.

20.1 If this offeris not accepted by Seller on or before 5:00 P.M. according to the*time standard applicable to the city of
deemed automatically revoked. S

20.2 The acceptance of this offer, or of any subsequent coufiterofferthereto, that creates an agreement between the Parties as described in paragraph 1.2, shall
be deemed made upon delivery to the other Party or either Broker herein/of a duly executed writing unconditionally accepting the last outstanding offer or
counteroffer.

on the date of ,itshall be

21. LIQUIDATED DAMAGES. (This Liquidated Damages paragraph is applicable only if initialed by both Parties).

THE PARTIES AGREE THAT IT WOULD BE IMPRACTICABLE OR EXTREMELY DIFFICULT TO FIX, PRIOR TO SIGNING THIS AGREEMENT, THE ACTUAL DAMAGES WHICH
WOULD BE SUFFERED BY SELLER IF BUYER FAILS TO PERFORM ITS OBLIGATIONS UNDER THIS AGREEMENT. THEREFORE, IF, AFTER THE SATISFACTION OR WAIVER
OF ALL CONTINGENCIES PROVIDED FOR THE BUYER'S BENEFIT, BUYER BREACHES THIS AGREEMENT, SELLER SHALL BE ENTITLED TO LIQUIDATED DAMAGES IN THE
AMOUNTOF __ . UPON PAYMENT OF SAID SUM TO SELLER, BUYER SHALL BE RELEASED FROM ANY FURTHER LIABILITY TO SELLER, AND ANY ESCROW
CANCELLATION FEES AND TITLE COMPANY CHARGES SHALL BE PAID BY SELLER.

Buyer's Initials Seller's Initials

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

22.1 ANY CONTRQVERSY AS TO WHETHER SELLER IS ENTITLED TO LIQUIDATED DAMAGES AND/OR BUYER IS ENTITLED TO THE RETURN OF THE DEPOSIT
SHALL BE DETERMINED BY BINDING ARBITRATION ADMINISTERED BY THE JUDICIAL ARBITRATION & MEDIATION SERVICES, INC. ("JAMS") IN ACCORDANCE WITH
ITS COMMERGCIAL ARBITRATION RULES ("COMMERCIAL RULES"). ARBITRATION HEARINGS SHALL BE HELD IN THE COUNTY WHERE THE PROPERTY IS LOCATED.
SUCH,CONTROVERSY' 'SHALL BE ARBITRATED BY A SINGLE ARBITRATOR, APPOINTED UNDER THE COMMERCIAL RULES WHO HAS HAD AT LEAST 5 YEARS OF
EXPERIENCE INCTHE TYPE OF REAL ESTATE THAT IS THE SUBJECT OF THIS AGREEMENT. THE ARBITRATOR SHALL HEAR AND DETERMINE SAID CONTROVERSY IN
ACCORDANCE WITH APPLICABLE LAW OF THE JURISDICTION WHERE THE PROPERTY IS LOCATED, THE INTENTION OF 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 ARBITRATOR SHALL RENDER AN
AWARD WITHIN 30 DAYS AFTER THE CONCLUSION OF THE HEARING, WHICH MAY INCLUDE ATTORNEYS' FEES AND COSTS TO THE PREVAILING PARTY PER
PARAGRAPH 16 HEREOF AND SHALL BE ACCOMPANIED BY A REASONED OPINION. THE FAILURE OR REFUSAL OF A PARTY TO PAY SUCH PARTY’S REQUIRED SHARE
OF THE DEPOSITS FOR ARBITRATOR COMPENSATION OR ADMINISTRATIVE CHARGES SHALL CONSTITUTE A WAIVER BY SUCH PARTY TO PRESENT EVIDENCE OR
CROSS-EXAMINE WITNESSES, BUT SUCH WAIVER SHALL NOT ALLOW FOR A DEFAULT JUDGMENT AGAINST THE NON-PAYING PARTY IN THE ABSENCE OF EVIDENCE
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AND LEGAL ARGUMENT AS THE ARBITRATOR MAY REQUIRE FOR MAKING AN AWARD. 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 OR JURY TRIAL. BY INITIALING IN THE SPACE BELOW YOU ARE GIVING UP YOUR JUDICIAL RIGHTS TO DISCOVERY AND
APPEAL, UNLESS SUCH RIGHTS ARE SPECIFICALLY INCLUDED IN THE "ARBITRATION OF DISPUTES" PROVISION. IF YOU REFUSE TO SUBMIT TO ARBITRATION AFTER
AGREEING TO THIS PROVISION, YOU MAY BE COMPELLED TO ARBITRATE UNDER THE AUTHORITY OF THE CALIFORNIA CODE OF CIVIL PROCEDURE. YOUR AGREEMENT
TO THIS ARBITRATION PROVISION IS VOLUNTARY.

WE HAVE READ AND UNDERSTAND THE FOREGOING AND AGREE TO SUBMIT DISPUTES ARISING OUT OF THE MATTERS INCLUDED IN THE "ARBITRAFION 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 21 ahd 22 are initialed by both of the Parties.
Paragraphs 21 and 22 are each incorporated into this Agreement only if initialed by both Parties at the time that the Agreement is executed.}Signatures to this
Agreement accomplished by means of electronic signature or similar technology shall be legal and binding. ;

23.2 Applicable Law. This Agreement shall be governed by, and paragraph 22.3 is 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 shall be initiated in the county in which the\Propeérty is located.

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

23.4 Counterparts. This Agreement may be executed by Buyer and Seller in counterparts, each of which shall be,deeméd an original, and all of which together
shall constitute one and the same instrument. Escrow Holder, after verifying that the counterparts are identical except fogthe signatures, is authorized and instructed
to combine the signed signature pages on one of the counterparts, which shall then constitute the, Agreement.

23.5 Waiver of Jury Trial. THE PARTIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS TO 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 Agreement and th€ typewrtitten or handwritten provisions shall be controlled by the
typewritten or handwritten provisions. Seller and Buyer must initial any and all handwritten provisions.

23.7 1031 Exchange. Both Seller and Buyer agree to cooperate with each othet in the event that either or both wish to participate in a 1031 exchange. Any
party initiating an exchange shall bear all costs of such exchange. The cooperating 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 otherwise fail§ to qualify as a 1031 exchange.

23.8 Days. Unless otherwise specifically indicated to the contrary, the'Weord "days" as used in this Agreement shall mean and refer to calendar days.

24. Disclosures Regarding The Nature of a Real Estate Agency Relationship.

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

24.2 When entering into a discussion with a real estate agent regarding.a real estate transaction, a Buyer or Seller should from the outset understand what type
of agency relationship or representation it has with the agent-er_agents in the transaction. Buyer and Seller acknowledge being advised by the Brokers in this
transaction, as follows:

(a) Seller's Agent. ASeller's agent undefa listing agreement with the Seller acts as the agent for the Seller only. A Seller's agent or subagent has the
following affirmative obligations: (1) To the Seller: Afidugiary duty of utmost care, integrity, honesty, and loyalty in dealings with the Seller. (2) To the Buyer and the
Seller: a.Diligent exercise of reasonable skills and care in performénce 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 the agent materially affecting the value or desirability of the property that are not known to, or within the diligent attention and observation of, the
Parties. An agent is not obligated to reveal to either Party any confidential information obtained from the other Party which does not involve the affirmative duties set
forth above.

(b) Buyer's Agent. Aselling agent can, with a Buyer's consent, agree to act as agent for the Buyer only. In these situations, the agent is not the Seller's
agent, even if by agreement the’agent may receive compensation for services rendered, either in full orin part from the Seller. An agent acting only for a Buyer has
the following affirmative obligations. (1) Toxthe Buyer: A fiduciary duty of utmost care, integrity, honesty, and loyalty in dealings with the Buyer. (2) To the Buyer and
the Seller: a. Diligent 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. A duty to
disclose all facts known toithe agent materially affecting the value or desirability of the property that are not known to, or within the diligent attention and
observation of, the Parties. Af agent is not obligated to reveal to either Party any confidential information obtained from the other Party which does not involve the
affirmative duties'sétforth 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
agent of beth.the Sellef'and the Buyer in a transaction, but only with the knowledge and consent of both the Seller and the Buyer. (1) In a dual agency situation, the
agent has the following affirmative obligations to both the Seller and the Buyer: a. A fiduciary duty of utmost care, integrity, honesty and loyalty in the dealings with
eithenSeller orthe Buyer. b. Other duties to the Seller and the Buyer as stated above in their respective sections (a) or (b) of this paragraph 24.2. (2) In representing
both Seller and Buyet, the agent may not, without the express permission of the respective Party, disclose to the other Party confidential information, including, but
not limited to, facts relating to either Buyer's or Seller's financial position, motivations, bargaining position, or other personal information that may impact price,
including\Sellet's willingness to accept a price less than the listing price or Buyer's willingness to pay a price greater than the price offered. (3) The above duties of the
agentin areal estate transaction do not relieve a Seller or Buyer from the responsibility to protect their own interests. Buyer and Seller should carefully read all
agreements to assure that they adequately express their understanding of the transaction. A real estate agentis a person qualified to advise about real estate. If legal
or'tax/advice is desired, consult a competent professional. Buyer has the duty to exercise reasonable care to protect Buyer, including as to those facts about the
Property which are known to Buyer or within Buyer's diligent attention and observation. Both Seller and Buyer should strongly consider obtaining tax advice from a
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competent professional because the federal and state tax consequences of a transaction can be complex and subject to change.

(d)  Further Disclosures. Throughout this transaction Buyer and Seller may receive more than one disclosure, depending upon the number of agents
assisting in the transaction. Buyer and Seller should each read its contents each time it is presented, considering the relationship between them and the real estate
agent in this transaction and that disclosure. Buyer and Seller each acknowledge receipt of a disclosure of the possibility of multiple representation by the Broker
representing that principal. This disclosure may be part of a listing agreement, buyer representation agreement or separate document. Buyer understands that
Broker representing Buyer may also represent other potential buyers, who may consider, make offers on or ultimately acquire the Property. Seller understands that
Broker representing Seller may also represent other sellers with competing properties that may be of interest to this Buyer. Brokers have no responsibility with
respect to any default or breach hereof by either Party. The Parties agree that no lawsuit or other legal proceeding involving any breach of duty, error or omission
relating to this transaction may be brought against Broker more than one year after the Date of Agreement and that the liability (including court costs and attorneys'
fees), of any Broker with respect to any breach of duty, error or omission relating to this Agreement shall not exceed the fee received by such Broker pursuaft to this
Agreement; provided, however, that the foregoing limitation on each Broker's liability shall not be applicable to any gross negligence or willful misconduet,of such
Broker.

24.3 Confidential Information. Buyer and Seller agree to identify to Brokers as "Confidential" any communication or information given Brokers that is considered
by such Party to be confidential.

25. Construction of Agreement. In construing this Agreement, all headings and titles are for the convenience of the Parties only and shall not'be considered a part
of this Agreement. Whenever required by the context, the singular shall include the plural and vice versa. This Agreement shall not be_construed as if prepared by
one of the Parties, but rather according to its fair meaning as a whole, as if both Parties had prepared it.

26. Additional Provisions.

Additional provisions of this offer, if any, are as follows or are attached hereto by an addendum or addenda consisting of pagdgraphs through . (If there
are no additional provisions write "NONE".)

ATTENTION: NO REPRESENTATION OR RECOMMENDATION IS MADE BY AIR CRE OR BY ANY BROKER AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT, OR TAX
CONSEQUENCES OF THIS AGREEMENT OR THE TRANSACTION TO WHICH IT RELATES. THE PARTIES ARE URGED TO:

1. SEEK ADVICE OF COUNSEL AS TO THE LEGAL AND TAX CONSEQUENCES OF THIS AGREEMENT.

2.  RETAIN APPROPRIATE CONSULTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PROPERTY. SAID INVESTIGATION SHOULD INCLUDE BUT NOT
BE LIMITED TO: THE POSSIBLE PRESENCE OF HAZARDOUS SUBSTANCES, THE ZONING OF THE/PROPERTY, THE INTEGRITY AND CONDITION OF ANY STRUCTURES
AND OPERATING SYSTEMS, AND THE SUITABILITY OF THE PROPERTY FOR BUYER'S INTENDEDUSE.

WARNING: IF THE PROPERTY IS LOCATED IN A STATE OTHER THAN CALIFORNIA, CERTAIN PROVISIONS OF THIS AGREEMENT MAY NEED TO BE REVISED TO
COMPLY WITH THE LAWS OF THE STATE IN WHICH THE PROPERTY IS LOCATED.

NOTE:
1. THIS FORM IS NOT FOR USE IN CONNECTION WITH THE SALE OF RESIDENTIAL PROPERTY.
2. IFEITHER PARTY IS A CORPORATION, IT IS RECOMMENDED THAT THIS AGREEMENT BE SIGNED BY TWO CORPORATE OFFICERS.

The undersigned Buyer offers and agrees to buy the Property on{the termsand conditions stated and acknowledges receipt of a copy hereof.

Date:
BROKER BUYER
Attn: By
Title: ___ Name Printed:
Title:
Address:
— Phone:
Phone:
- Fax:
Fax:
Email:
Email:
Federal ID No.:
— By:

Broker DRE=kicense #: Name Printed:

AgentDRE License #: .
\ W Title:

Phone:

Fax:

Email:

Address:
Federal ID No.:
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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 conditions therein specified.

27.2 In consideration of real estate brokerage service rendered by Brokers, Seller agrees to pay Brokers a real estate Brokerage Fee in a sum equal to % of

the Purchase Price to be divided between the Brokers as follows: Seller's Broker % and Buyer's Broker %. This Agreement shall serve as anirrevocable
instruction to Escrow Holder to pay such Brokerage Fee to Brokers out of the proceeds accruing to the account of Seller at the Closing.
27.3 Seller acknowledges receipt of a copy hereof and authorizes Brokers to deliver a signed copy to Buyer.

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:
Title:
Address:
Phone:
Phone:
Fax:
Fax: .
Email:
Email:
Federal ID No.:
" — By:
Broker DRE Llc.:ense #: Name Printed:
Agent's DRE License #: Title:
Phone;
Fax:
Email:
Address:
Fedegal ID No.:

AIRCRE * https://www.aircre.com ¥ 213-687-8777 * contracts@aircre.com
NOTICE: No part of these works maybe-reproduced in any form without permission in writing.
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AIRCRE

contracts

STANDARD OFFER, AGREEMENT AND ESCROW INSTRUCTIONS
FOR PURCHASE OF REAL ESTATE

(Vacant Land)

Dated:
1. Buyer.

1.1 , ("Buyer") hereby offers to purchase the real property, hereinafter described, from the owner thereof ("Seller") (collectively, the "Parties" or
individually, a "Party"), through an escrow ("Escrow") to close 30 or days after the waiver or satisfaction of the Buyer's Contingencies, (Expectéd Closing
Date") to be held by ("Escrow Holder") whose address is , Phone No. , Facsimile No. upon the terms and conditions setforth in this

agreement ("Agreement"). Buyer shall have the right to assign Buyer's rights hereunder, but any such assignment shall not relieve Buyer‘oef.Buyer's obligations herein
unless Seller expressly releases Buyer. i

1.2 The term "Date of Agreement" as used herein shall be the date when by execution and delivery (as defined in paragraph 20.2)iofthis document or a
subsequent counteroffer thereto, Buyer and Seller have reached agreement in writing whereby Seller agrees to sell, and Buyér agrees to purchase, the Property upon
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 descrjption) is located in the County of ,is

commonly known as (street address, city, state, zip) and is legally described as: (APN: )
2.2 If the legal description of the Property is not complete or is inaccurate, this Agreement shall not be invalidiand thedegal description shall be completed or

corrected to meet the requirements of ("Title Company"), which shall issue the title policy hereinafter described.
2.3 The Property includes, at no additional cost to Buyer, the permanent improvements thereon, including those items 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 on the Property: (collectively, the "Improvements").

2.4 Except as provided in Paragraph 2.3, the Purchase Price does not include Seller'sspersonal property, furniture and furnishings, and all of which shall
be removed by Seller prior to Closing. g

3.  Purchase Price.

[ ] I

3.1 The purchase price ("Purchase Price") to be paid by Buyer to Seller for the Rroperty shall be ! ,or J (complete only if purchase price will be

determined based on a per unit cost instead of a fixed price) per unity, The unit used\to determine the Purchase Price shall be: ‘j lot Ll acre l—i square
foot [J other prorating areas of less than a full unit. The number of Units shall Besbased on a calculation of total area of the Property as certified to the
Parties by a licensed surveyor in accordance with paragraph 9.1(g)¢However, the following rights of way and other areas will be excluded from such calculation:
. The Purchase Price shall be payable as follows:

(Strike any not applicable)

(a) Cash down payment, including the D€posit as defined in‘paragraph 4.3 (or if an all cash transaction, the Purchase Price):
(b) Amount of "New Loan" as defined in paraggaph 54, if any:

(c) Buyer shall take title tothe Property subject to and/or assume the following existing deed(s) of trust ("Existing Deed(s) of
Trust") securing the#xisting promissory note(s) ("Existing Note(s)"):
(i)  AnExistingNote ("First Note") with an unpaid principal balance as of the Closing of approximately:

SaidFirst Note is payable at per month, including interest at the rate of % perannum until paid

(and/or the entire unpaid balance is due on ).
(ii)  An Existing Note ("Second Note") with an unpaid principal balance as of the Closing of approximately:

Said Second Note is payable at per month, including interest at the rate of % perannum until paid

(and/or the entire unpaid balance is due on ).
(d) JBuyenshall give Seller a deed of trust ("Purchase Money Deed of Trust") on the property, to secure the promissory note
of-Buyer to Seller described in paragraph 6 ("Purchase Money Note") in the amount of:

3.2k If Buyer 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 including, 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 up to a
maxipium of 1.5% of the unpaid principal balance of the applicable Existing Note.
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4.  Deposits.
4.1 Buyer has delivered to Broker a check in the sum of , payable to Escrow Holder, to be delivered by Broker to Escrow Holder within 2 or

business days after both Parties have executed this Agreement and the executed Agreement has been delivered to Escrow Holder, or ! within 2 or business
days after both Parties have executed this Agreement and the executed Agreement has been delivered to Escrow Holder Buyer shall deliver to Escrow Holder a check

inthe sumof ____ . If said check is not received by Escrow Holder within said time period then Seller may elect to unilaterally terminate this transaction by giving
written notice of such election to Escrow Holder whereupon neither Party shall have any further liability to the other under this Agreement. Should Buyer and Seller
not enter into an agreement for purchase and sale, Buyer's check or funds shall, upon request by Buyer, be promptly returned to Buyer.

4.2 Additional deposits:

(a) Within 5 business days after the Date of Agreement, Buyer shall deposit with Escrow Holder the additional sum of ____ to be applied totthe
Purchase Price at the Closing.

(b)  Within 5 business days after the contingencies discussed in paragraph 9.1 (a) through (m) are approved or waived, Buyer shall deposit with Escrow
Holder the additional sum of ___ to be applied to the Purchase Price at the Closing.

(c) Ifan Additional Deposit is not received by Escrow Holder within the time period provided then Seller may notify Buyer, Escrow Holder/and Brokers, in
writing that, unless the Additional Deposit is received by Escrow Holder within 2 business days following said notice, the Escrow shall be deemedhtepminated without
further notice or instructions.

4.3 Escrow Holder shall deposit the funds deposited with it by Buyer pursuant to paragraphs 4.1 and 4.2 (collectively the "Deposit"),"in.a State'or Federally
chartered bank in an interest bearing account whose term is appropriate and consistent with the timing requirements of this transactiony, Thefnterest therefrom shall
accrue to the benefit of Buyer, who hereby acknowledges that there may be penalties or interest forfeitures if the applicable jnStrument isfedeemed prior to its
specified maturity. Buyer's Federal Tax Identification Numberis ____ . NOTE: Such interest bearing account cannot be op€ned untilBuyer's Federal Tax Identification
Number is provided. :

4.4 Notwithstanding the foregoing, within 5 days after Escrow Holder receives the monies described in paragrapti*d.1 abeVe, Escrow Holder shall release $100
of said monies to Seller as and for independent consideration for Seller's' execution of this Agreement and the granting of theycontingency period to Buyer as herein
provided. Such independent consideration is non-refundable to Buyer but shall be credited to the Purchase Pricain the event that the purchase of the Property is
completed.

4.5 Upon waiver of all of Buyer's contingencies the Deposit shall become non-refundable but applicable to the Purchdse Price exceptin the event of a Seller
breach, or in the event that the Escrow is terminated pursuant to the provisions of Paragraph 9.1(n) (Destruction, Damage or Loss) or 9.1(o) (Material Change).

5.  Financing Contingency. (Strike if not applicable)

5.1 This offeris contingent upon Buyer obtaining from an insurance company, financialinstitution or other lender, a commitment to lend to Buyer a sum equal
to at least % of the Purchase Price, on terms acceptable to Buyer. Such loan ("New Loan") shall be secured by a first deed of trust or mortgage on the Property.
If this Agreement provides for Seller to carry back junior financing, then Seller shall haye the right to approve the terms of the New Loan. Seller shall have 7 days from
receipt of the commitment setting forth the proposed terms of the New Loan to approve or disapprove of such proposed terms. If Seller fails to notify Escrow Holder,
in writing, of the disapproval within said 7 days it shall be conclusively presumed thatSellef has approved the terms of the New Loan.

5.2 If Buyer shall fail to notify its Broker, Escrow Holder and Seller, in writing within ___ days following the Date of Agreement, that the New Loan has
not been obtained, it shall be conclusively presumed that Buyer has either obtained said New Loan or has waived this New Loan contingency.

5.3 If Buyer shall notify its Broker, Escrow Holder and Seller, in writing, withjn’ thétime specified in paragraph 5.2 hereof, that Buyer has not obtained said New
Loan, this Agreement shall be terminated, and Buyer shall be entitled t6the prompt return of the Deposit, plus any interest earned thereon, less only Escrow Holder
and Title Company cancellation fees and costs, which Buyer shallpay.

6. Seller Financing. (Purchase Money Note). (Strike if not appliegble)
6.1 If Seller approves Buyer's financials (see paragfaph 6.5),the'Rurchase Money Note shall provide for interest on unpaid principal at the rate of % per

annum, with principal and interest paid as follows: _%__ . The Purchase Money Note and Purchase Money Deed of Trust shall be on the current forms commonly
used by Escrow Holder, and be junior and subordinate only to the Existing Note(s) and/or the New Loan expressly called for by this Agreement.

6.2 The Purchase Money Note and/or the Purchase Money/Deed of Trust shall contain provisions regarding the following (see also paragraph 10.3 (b)):

(a) Prepayment. Principal may be prepaid in wholé orin part at any time without penalty, at the option of the Buyer.

(b) Late Charge. A late charge of 6% shall be payable with respect to any payment of principal, interest, or other charges, not made within 10 days after
itis due.

(c) DueOn Sale. In the'event the Buyer sells or transfers title to the Property or any portion thereof, then the Seller may, at Seller's option, require the
entire unpaid balance of said N6te to béyaid in full.

6.3 If the Purchase IMoney Deed of Trust is to be subordinate to other financing, Escrow Holder shall, at Buyer's expense prepare and record on Seller's behalf a
request for notice of defallt and/or sale withtegard to each mortgage or deed of trust to which it will be subordinate.

6.4 WARNING: CALIFORNIA LAW DOES NOT ALLOW DEFICIENCY JUDGEMENTS ON SELLER FINANCING. IF BUYER ULTIMATELY DEFAULTS ON THE LOAN,
SELLER'S SOLE REMEDY IS TO(FORECLOSE ON THE PROPERTY.

6.5 Seller's,Gbligation to‘provide financing is contingent upon Seller's reasonable approval of Buyer's financial condition. Buyer to provide a current financial
statement and copies of jtsFederal tax returns for the last 3 years to Seller within 10 days following the Date of Agreement. Seller has 10 days following receipt of
such documentation\to’satisfy itself with regard to Buyer's financial condition and to notify Escrow Holder as to whether or not Buyer's financial condition is
acceptable. If Seller fails to notify Escrow Holder, in writing, of the disapproval of this contingency within said time period, it shall be conclusively presumed that Seller
has approved Buyer's financial condition. If Seller is not satisfied with Buyer's financial condition or if Buyer fails to deliver the required documentation then Seller
may notify EsCrow HSlder in writing that Seller Financing will not be available, and Buyer shall have the option, within 10 days of the receipt of such notice, to either
termihate this transaction or to purchase the Property without Seller financing. If Buyer fails to notify Escrow Holder within said time period of its election to
terminate this‘transaction then Buyer shall be conclusively presumed to have elected to purchase the Property without Seller financing. If Buyer elects to terminate,
Buyer's Deposit shall be refunded less Title Company and Escrow Holder cancellation fees and costs, all of which shall be Buyer's obligation.

75, Reéal Estate Brokers.
7.1 Each Party acknowledges receiving a Disclosure Regarding Real Estate Agency Relationship, confirms and consents to the following agency relationships in
this transaction with the following real estate broker(s) ("Brokers") and/or their agents (“Agent(s)”):
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Seller's Brokerage Firm License No. is the broker of (check one): ! the Seller; or [ ‘ both the Buyer and Seller (dual agent).

Seller's Agent License No. is (check one): El the Seller's Agent (salesperson or broker associate); or 1—1 both the Seller's Agent and the Buyer's
Agent (dual agent).

Buyer's Brokerage Firm License No. is the broker of (check one): l—] the Buyer; or u both the Buyer and Seller (dual agent).

Buyer's Agent License No. is (check one): E the Buyer's Agent (salesperson or broker associate); or E‘ both the Buyer's Agent and the Seller's

Agent (dual agent).

The Parties acknowledge that other than the Brokers and Agents listed above, there are no other brokers or agents representing the Parties or due any fees and/or
commissions under this Agreement. Buyer shall use the services of Buyer's Broker exclusively in connection with any and all negotiations and offers with respect to
the Property for a period of 1 year from the date inserted for reference purposes at the top of page 1.

7.2 Buyer and Seller each represent and warrant to the other that he/she/it has had no dealings with any person, firm, broker, agent or finderih connection
with the negotiation of this Agreement and/or the consummation of the purchase and sale contemplated herein, other than the Brokers and Agents named in
paragraph 7.1, and no broker, agent or other person, firm or entity, other than said Brokers and Agents is/are entitled to any commission or findér's fee in connection
with this transaction as the result of any dealings or acts of such Party. Buyer and Seller do each hereby agree to indemnify, defend, protect and hold the other
harmless from and against any costs, expenses or liability for compensation, commission or charges which may be claimed by any broker, agent, finder or other similar
party, other than said named Brokers and Agents by reason of any dealings or act of the indemnifying Party.

8.  Escrow and Closing. .

8.1 Upon acceptance hereof by Seller, this Agreement, including any counteroffers incorporated herein by the Parties, siall'eonstituté not only the agreement
of purchase and sale between Buyer and Seller, but also instructions to Escrow Holder for the consummation of the Agreemént through the Escrow. Escrow Holder
shall not prepare any further escrow instructions restating or amending the Agreement unless specifically so instructed by the Parties.or a Broker herein. Subject to
the reasonable approval of the Parties, Escrow Holder may, however, include its standard general escrow provisions. In.the event/that there is any conflict between
the provisions of the Agreement and the provisions of any additional escrow instructions the provisions of the Agr€ement shall prevail as to the Parties and the Escrow
Holder. .

8.2 As soon as practical after the receipt of this Agreement and any relevant counteroffers, Escrow Holder shall ascertain the Date of Agreement as defined in
paragraphs 1.2 and 20.2 and advise the Parties and Brokers, in writing, of the date ascertained.

8.3 Escrow Holder is hereby authorized and instructed to conduct the Escrow in accordance with this Agreement,\applicable law and custom and practice of
the community in which Escrow Holder is located, including any reporting requirements of the Internal Revenue Code. In the event of a conflict between the law of
the state where the Property is located and the law of the state where the Escrow Holder is locatéd, the law of the state where the Property is located shall prevail.

8.4 Subject to satisfaction of the contingencies herein described, Escrow Holder shall glose this escrow (the "Closing") by recording a general warranty deed (a
grant deed in California) and the other documents required to be recorded, and by disbursing thefunds and documents in accordance with this Agreement.

8.5 Buyer and Seller shall each pay one-half of the Escrow Holder's charges and,Seller shall paythe usual recording fees and any required documentary transfer
taxes. Seller shall pay the premium for a standard coverage owner's or joint protectién policy of title insurance. (See also paragraph 11.)

8.6 Escrow Holder shall verify that all of Buyer's contingencies have been satisfied of waived prior to Closing. The matters contained in paragraphs 9.1
subparagraphs (b), (c), (d), (e), (g), (i), (n), and (0), 9.4, 12,13, 14, 16, 18, 20, 21, 22, and@24 are, however, matters of agreement between the Parties only and are not
instructions to Escrow Holder.

8.7 If this transaction is terminated for non-satisfaction and non-waiver of a Buyer's Contingency, as defined in Paragraph 9.2 or disapproval of any other
matter subject to Buyer's approval, then neither of the Parties shall thereafter hayé any liability to the other under this Agreement, except to the extent of a breach of
any affirmative covenant or warranty in this Agreement. In the eyént of such tetmination, Buyer shall, subject to the provisions of paragraph 8.10, be promptly
refunded all funds deposited by Buyer with Escrow Holder, less@nly the $100 provided for in paragraph 4.4 and the Title Company and Escrow Holder cancellation
fees and costs, all of which shall be Buyer's obligation. If this transaction’is t€fminated as a result of Seller's breach of this Agreement then Seller shall pay the Title
Company and Escrow Holder cancellation fees and costs,#

8.8 The Closing shall occur on the Expected Cl8ing Date, or\as soan thereafter as the Escrow is in condition for Closing; provided, however, that if the Closing
does not occur by the Expected Closing Date and said Date is not extended by mutual instructions of the Parties, a Party not then in default under this Agreement may
notify the other Party, Escrow Holder, and Brokers, in writing that, uhless the Closing occurs within 5 business days following said notice, the Escrow shall be deemed
terminated without further notice or instructions.

8.9 Except as otherwise provided herein, the termination of Escrow shall not relieve or release either Party from any obligation to pay Escrow Holder's fees and
costs or constitute a waiver, release or discharge of any breach or default that has occurred in the performance of the obligations, agreements, covenants or
warranties contained therein.

8.10 If this Escrow is termirated\for any reason other than Seller's breach or default, then as a condition to the return of Buyer's deposit, Buyer shall within 5
days after written request deliver to Sellew,at no charge, copies of all surveys, engineering studies, soil reports, maps, master plans, feasibility studies and other similar
items prepared by or for Buyer that pertain te the Property.

9.  Contingencies to Closing,

9.1 The Closing of thisitransaction is contingent upon the satisfaction or waiver of the following contingencies. IF BUYER FAILS TO NOTIFY ESCROW HOLDER,
IN WRITING, OF THE-DISAPPROVAL OF ANY OF SAID CONTINGENCIES WITHIN THE TIME SPECIFIED THEREIN, IT SHALL BE CONCLUSIVELY PRESUMED THAT BUYER
HAS APPROVED SUCH ITEM;*MATTER OR DOCUMENT. Buyer's conditional approval shall constitute disapproval, unless provision is made by the Seller within the
time specified, therefopé by the Buyer in such conditional approval or by this Agreement, whichever is later, for the satisfaction of the condition imposed by the Buyer.
Escrow/Holder shall promptly provide all Parties with copies of any written disapproval or conditional approval which it receives. With regard to subparagraphs (a)
through (m) the pre-printed time periods shall control unless a different number of days is inserted in the spaces provided.

(a) Disclosure. Seller shall make to Buyer, through Escrow, all of the applicable disclosures required by law (See AIR CRE ("AIR") standard form entitled

"Selleris Mandatory Disclosure Statement") and provide Buyer with a completed Property Information Sheet ("Property Information Sheet") concerning the Property,
duly executed by or on behalf of Sellerin the current form or equivalent to that published by the AIR within 10or __ days following the Date of Agreement. Buyer
has 10 days from the receipt of said disclosures to approve or disapprove the matters disclosed.

(b)  Physical Inspection. Buyer has 10 or days following the receipt of the Property Information Sheet or the Date of Agreement, whichever is later,
to satisfy itself with regard to the physical aspects and size of the Property.
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(c) Hazardous Substance Conditions Report. Buyer has 30or ___ days following the receipt of the Property Information Sheet or the Date of
Agreement, whichever is later, to satisfy itself with regard to the environmental aspects of the Property. Seller recommends that Buyer obtain a Hazardous Substance
Conditions Report concerning the Property and relevant adjoining properties. Any such report shall be paid for by Buyer. A "Hazardous Substance" for purposes of
this Agreement is defined as any substance whose nature and/or quantity of existence, use, manufacture, disposal or effect, render it subject to Federal, state or local
regulation, investigation, remediation or removal as potentially injurious to public health or welfare. A "Hazardous Substance Condition" for purposes of this
Agreement is defined as the existence on, under or relevantly adjacent to the Property of a Hazardous Substance that would require remediation and/or removal
under applicable Federal, state or local law.

(d) SoilInspection. Buyer has30or __ days following the receipt of the Property Information Sheet or the Date of Agreement, whichever is later, to
satisfy itself with regard to the condition of the soils on the Property. Seller recommends that Buyer obtain a soil test report. Any such report shall be paid for by
Buyer. Sellershall provide Buyer copies of any soils report that Seller may have within 10 days following the Date of Agreement.

(e) Governmental Approvals. Buyer has30 or ____ days following the Date of Agreement to satisfy itself with regard to approvals and pérmits from
governmental agencies or departments which have or may have jurisdiction over the Property and which Buyer deems necessary or desirable in connection with its
intended use of the Property, including, but not limited to, permits and approvals required with respect to zoning, planning, building and safety,fire, police,
handicapped and Americans with Disabilities Act requirements, transportation and environmental matters.

NOTE: Past uses of the Property may no longer be allowed. Inthe event that the Property must be rezoned, it is Buyer's responsibility to obtainthesezoning from the
appropriate government agencies. Seller shall sign all documents Buyer is required to file in connection with rezoning, conditional use permits andfor other
development approvals.

(f)  Conditions of Title. Escrow Holder shall cause a current commitment for title insurance ("Title Commitment") concerning the/Propesty issued by the
Title Company, as well as legible copies of all documents referred to in the Title Commitment ("Underlying Documents"), and,&’scaled andidimensioned plot showing
the location of any easements to be delivered to Buyer within 10 or _____ days following the Date of Agreement. Buyer hds 10 daysfrom the receipt of the Title
Commitment, the Underlying Documents and the plot plan to satisfy itself with regard to the condition of title. The disapproval byBuyerof any monetary
encumbrance, which by the terms of this Agreement is not to remain against the Property after the Closing, shall notsbecensidered a failure of this contingency, as
Seller shall have the obligation, at Seller's expense, to satisfy and remove such disapproved monetary encumbrance at or before the Closing.

(g) Survey. Buyer has30 or __ days following the receipt of the Title Commitment and Underlyfhg Documents to satisfy itself with regard to any ALTA
title supplement based upon a survey prepared to American Land Title Association ("ALTA") standards for an owner's\policy by'a licensed surveyor, showing the legal
description and boundary lines of the Property, any easements of record, and any improvements, poles, structures andthings located within 10 feet of either side of
the Property boundary lines. Any such survey shall be prepared at Buyer's direction and expense. If Buyer has obtained a survey and approved the ALTA title
supplement, Buyer may elect within the period allowed for Buyer's approval of a survey to have afi ALTA extended coverage owner's form of title policy, in which event
Buyer shall pay any additional premium attributable thereto.

(h)  Existing Leases and Tenancy Statements. Seller shall within 10 or ____ days follewing the Date of Agreement provide both Buyer and Escrow Holder
with legible copies of all leases, subleases or rental arrangements (collectively, "Existing/leases") affécting the Property, and with a tenancy statement ("Estoppel
Certificate") in the latest form or equivalent to that published by the AIR, executed by Seller and/or each tenant and subtenant of the Property. Seller shall use its
best efforts to have each tenant complete and execute an Estoppel Certificate. If any tenant’fails or refuses to provide an Estoppel Certificate then Seller shall
complete and execute an Estoppel Certificate for that tenancy. Buyer has 10 days fromithe receipt of said Existing Leases and Estoppel Certificates to satisfy itself with
regard to the Existing Leases and any other tenancy issues.

(i)  Owner's Association. Seller shall within 10 or days following the.Date of Agreement provide Buyer with a statement and transfer package from
any owner's association servicing the Property. Such transfer package-shall at 3 minimum include: copies of the association's bylaws, articles of incorporation, current
budget and financial statement. Buyer has 10 days from the receipt of such documents to satisfy itself with regard to the association.

(j)  Other Agreements. Seller shall within 10 or days following the Date of Agreement provide Buyer with legible copies of all other agreements
("Other Agreements") known to Seller that will affect the Property aftef Closing. Buyer has 10 days from the receipt of said Other Agreements to satisfy itself with
regard to such Agreements.

(k)  Financing. If paragraph 5 hereof dealing with a financing’contingency has not been stricken, the satisfaction or waiver of such New Loan contingency.

()  Existing Notes. If paragraph 3.1(c) has net been stricken, Seller shall within 10 or days following the Date of Agreement provide Buyer with
legible copies of the Existing Notes, Existing Deeds of Trust and reléted agreements (collectively, "Loan Documents") to which the Property will remain subject after
the Closing. Escrow Holder shall promptly request from the holders of the Existing Notes a beneficiary statement ("Beneficiary Statement") confirming: (1) the
amount of the unpaid principal balance, the current interest rate, and the date to which interest is paid, and (2) the nature and amount of any impounds held by the
beneficiary in connection with suchl6éan. Buyer has 10 or days following the receipt of the Loan Documents and Beneficiary Statements to satisfy itself with
regard to such financing. Buyer'sobligation to close is conditioned upon Buyer being able to purchase the Property without acceleration or change in the terms of any
Existing Notes or charges to Buyer exceptas otherwise provided in this Agreement or approved by Buyer, provided, however, Buyer shall pay the transfer fee referred
to in paragraph 3.2 hereof/Likewise if Sellertis to carry back a Purchase Money Note then Seller shall within 10 or days following the Date of Agreement

provide Buyer with a copy,of thesproposed Purchase Money Note and Purchase Money Deed of Trust. Buyer has 10 or days from the receipt of such
documents to satisfy itself with regard to the form and content thereof.

(m) Persenal Property. In the eventthat any personal property is included in the Purchase Price, Buyer has 10 or _____ days following the Date of
Agreement to satisfy itself'With regard to the title condition of such personal property. Seller recommends that Buyer obtain a UCC-1 report. Any such report shall be
paid for byBuyer. Sellér shall provide Buyer copies of any liens or encumbrances affecting such personal property thatit is aware of within10 or __ days following
the Date of Agreement.

(n) #~Destruction, Damage or Loss. Subsequent to the Date of Agreement and prior to Closing there shall not have occurred a destruction of, or damage or
loss.to, the Property or any portion thereof, from any cause whatsoever, which would cost more than $10,000.00 to repair or cure. If the cost of repair or cure is
$10,000,00 o less, Seller shall repair or cure the loss prior to the Closing. Buyer shall have the option, within 10 days after receipt of written notice of a loss costing
more thah $10,000.00 to repair or cure, to either terminate this Agreement or to purchase the Property notwithstanding such loss, but without deduction or offset
against the Purchase Price. If the cost to repair or cure is more than $10,000.00, and Buyer does not elect to terminate this Agreement, Buyer shall be entitled to any
insurange proceeds applicable to such loss. Unless otherwise notified in writing, Escrow Holder shall assume no such destruction, damage or loss has occurred prior
to Clgsing.

(o) Material Change. Buyer shall have 10 days following receipt of written notice of a Material Change within which to satisfy itself with regard to such
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change. "Material Change" shall mean a substantial adverse change in the use, occupancy, tenants, title, or condition of the Property that occurs after the date of this
offer and prior to the Closing. Unless otherwise notified in writing, Escrow Holder shall assume that no Material Change has occurred prior to the Closing.

(p) Seller Performance. The delivery of all documents and the due performance by Seller of each and every undertaking and agreement to be performed
by Seller under this Agreement.

(a) Brokerage Fee. Payment at the Closing of such brokerage fee as is specified in this Agreement or later written instructions to Escrow Holder executed
by Seller and Brokers ("Brokerage Fee"). Itis agreed by the Parties and Escrow Holder that Brokers are a third party beneficiary of this Agreement insofar as the
Brokerage Fee is concerned, and that no change shall be made with respect to the payment of the Brokerage Fee specified in this Agreement, without the written
consent of Brokers.

9.2 All of the contingencies specified in subparagraphs (a) through (m) of paragraph 9.1 are for the benefit of, and may be waived by, Buyer, and may be
elsewhere herein referred to as "Buyer's Contingencies."

9.3 If any of Buyer's Contingencies or any other matter subject to Buyer's approval is disapproved as provided for herein in a timely manner ("Disapproved
Item"), Seller shall have the right within 10 days following the receipt of notice of Buyer's disapproval to elect to cure such Disapproved Item prior to the Expected
Closing Date ("Seller's Election"). Seller's failure to give to Buyer within such period, written notice of Seller's commitment to cure such Disapproyéd Item on o%
before the Expected Closing Date shall be conclusively presumed to be Seller's Election not to cure such Disapproved Item. If Seller elects, eithef by written noticeor
failure to give written notice, not to cure a Disapproved Item, Buyer shall have the right, within 10 days after Seller's Election to either accept title to the Property
subject to such Disapproved Item, or to terminate this Agreement. Buyer's failure to notify Seller in writing of Buyer's election to accept title to the/Property subject
to the Disapproved Item without deduction or offset shall constitute Buyer's election to terminate this Agreement. The above time perieds only apply once for each
Disapproved Item. Unless expressly provided otherwise herein, Seller's right to cure shall not apply to the remediation of Hazardous SulstanceyConditiens or to the
Financing Contingency. Unless the Parties mutually instruct otherwise, if the time periods for the satisfaction of contingencies or for Seller's ahd Buyer's elections
would expire on a date after the Expected Closing Date, the Expected Closing Date shall be deemed extended for 3 business ddys followingithe expiration of: (a) the
applicable contingency period(s), (b) the period within which the Seller may elect to cure the Disapproved Item, or (c) if Selfer elects not to ‘¢ure, the period within
which Buyer may elect to proceed with this transaction, whichever is later. v

9.4 The Parties acknowledge that extensive local, state and Federal legislation establish broad liability upon owrers.and/ar users of real property for the
investigation and remediation of Hazardous Substances. The determination of the existence of a Hazardous Substéance Condition and the evaluation of the impact of
such a condition are highly technical and beyond the expertise of Brokers. The Parties acknowledge that they have been advised by Brokers to consult their own
technical and legal experts with respect to the possible presence of Hazardous Substances on the Property or adjoining properties, and Buyer and Seller are not
relying upon any investigation by or statement of Brokers with respect thereto. The Parties hereby assume all responsibilityfor the impact of such Hazardous
Substances upon their respective interests herein.

10. Documents Required at or Before Closing.

10.1 Five days prior to the Closing date Escrow Holder shall obtain an updated Title Copimitment concerning the Property from the Title Company and provide
copies thereof to each of the Parties. ¢

10.2 Seller shall deliver to Escrow Holder in time for delivery to Buyer at the Closifg:

(a) Grant or general warranty deed, duly executed and in recordable fofm, conveying fee title to the Property to Buyer.

(b) If applicable, the Beneficiary Statements concerning Existing Note(s),

(c) Ifapplicable, the Existing Leases and Other Agreements together with'dlily executed assignments thereof by Seller and Buyer. The assignment of
Existing Leases shall be on the most recent Assignment and Assumption of L€sser's Interest,in Lease form published by the AIR or its equivalent.

(d) An affidavit executed by Seller to the effect that Seller is not a "foreignsperson" within the meaning of Internal Revenue Code Section 1445 or
successor statutes. If Seller does not provide such affidavit in form reasonably'satiéfactory to Buyer at least 3 business days prior to the Closing, Escrow Holder shall at
the Closing deduct from Seller's proceeds and remit to the Internal’Revenue Service such sum as is required by applicable Federal law with respect to purchases from
foreign sellers.

(e) If the Property is located in California, an affidavit'executed By=Seller to the effect that Seller is not a "nonresident" within the meaning of California
Revenue and Tax Code Section 18662 or successor statutes: If Seller dges not provide such affidavit in form reasonably satisfactory to Buyer at least 3 business days
prior to the Closing, Escrow Holder shall at the Closing/deduct from\Sellekris proceeds and remit to the Franchise Tax Board such sum as is required by such statute.

(f)  If applicable, a bill of sale, duly executed, conveyingjtitle to any included personal property to Buyer.

(g) If the Seller is a corporation, a duly executed corpofrate resolution authorizing the execution of this Agreement and the sale of the Property.

10.3 Buyer shall deliver to Seller through Escrow:

(a) The cash portion of the Purchase Price and such additional sums as are required of Buyer under this Agreement shall be deposited by Buyer with
Escrow Holder, by federal funds wire trahsfer, or any other method acceptable to Escrow Holder in immediately collectable funds, no later than 2:00 P.M. on the
business day prior to the Expected Glosing Date provided, however, that Buyer shall not be required to deposit such monies into Escrow if at the time set for the
deposit of such monies Seller is jn” default or has indicated that it will not perform any of its obligations hereunder. Instead, in such circumstances in order to reserve
its rights to proceed Buyer need\only provide Escrow with evidence establishing that the required monies were available.

(b) If a PurchaSe Money Note and Purchase Money Deed of Trust are called for by this Agreement, the duly executed originals of those documents, the
Purchase Money Deed of Trust beihg in recordable form, together with evidence of fire insurance on the improvements in the amount of the full replacement cost
naming Seller as a mortgage,|oss payee, and a real estate tax service contract (at Buyer's expense), assuring Seller of notice of the status of payment of real property
taxes during the life of the Purehase Money Note.

(c) The ASsignment'and Assumption of Lessor's Interest in Lease form specified in paragraph 10.2(c) above, duly executed by Buyer.

(d) Assumptions'duly executed by Buyer of the obligations of Seller that accrue after Closing under any Other Agreements.

(e, If applicable, a written assumption duly executed by Buyer of the loan documents with respect to Existing Notes.

(f) JIf the\Buyer is a corporation, a duly executed corporate resolution authorizing the execution of this Agreement and the purchase of the Property.

10.4 At Glesing, Escrow Holder shall cause to be issued to Buyer a standard coverage (or ALTA extended, if elected pursuant to 9.1(g)) owner's form policy of title
insurance‘effective as of the Closing, issued by the Title Company in the full amount of the Purchase Price, insuring title to the Property vested in Buyer, subject only to
the exceptiohs approved by Buyer. In the event there is a Purchase Money Deed of Trust in this transaction, the policy of title insurance shall be a joint protection
policy insuring both Buyer and Seller.

IMPORTANT: IN A PURCHASE OR EXCHANGE OF REAL PROPERTY, IT MAY BE ADVISABLE TO OBTAIN TITLE INSURANCE IN CONNECTION WITH THE CLOSE OF
ESCROW SINCE THERE MAY BE PRIOR RECORDED LIENS AND ENCUMBRANCES WHICH AFFECT YOUR INTEREST IN THE PROPERTY BEING ACQUIRED. A NEW POLICY
OF TITLE INSURANCE SHOULD BE OBTAINED IN ORDER TO ENSURE YOUR INTEREST IN THE PROPERTY THAT YOU ARE ACQUIRING.
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11. Prorations and Adjustments.

11.1 Taxes. Applicable real property taxes and special assessment bonds shall be prorated through Escrow as of the date of the Closing, based upon the latest
tax bill available. The Parties agree to prorate as of the Closing any taxes assessed against the Property by supplemental bill levied by reason of events occurring prior
to the Closing. Payment of the prorated amount shall be made promptly in cash upon receipt of a copy of any supplemental bill.

11.2 Insurance. WARNING: Any insurance which Seller may have maintained will terminate on the Closing. Buyer is advised to obtain appropriate insurance to
cover the Property.

11.3 Rentals, Interest and Expenses. Scheduled rentals, interest on Existing Notes, utilities, and operating expenses shall be prorated as of the date of Closing.
The Parties agree to promptly adjust between themselves outside of Escrow any rents received after the Closing.

11.4 Security Deposit. Security Deposits held by Seller shall be given to Buyer as a credit to the cash required of Buyer at the Closing.

11.5 Post Closing Matters. Any item to be prorated thatis not determined or determinable at the Closing shall be promptly adjusted by the Parties by
appropriate cash payment outside of the Escrow when the amount due is determined.

11.6 Variations in Existing Note Balances. In the event that Buyer is purchasing the Property subject to an Existing Deed of Trust(s), and in the event that a
Beneficiary Statement as to the applicable Existing Note(s) discloses that the unpaid principal balance of such Existing Note(s) at the closing will besmore or lessithan
the amount set forth in paragraph 3.1(c) hereof ("Existing Note Variation"), then the Purchase Money Note(s) shall be reduced or increased by,an amount equal te
such Existing Note Variation. If there is to be no Purchase Money Note, the cash required at the Closing per paragraph 3.1(a) shall be reduced‘or increased by the
amount of such Existing Note Variation.

11.7 Variations in New Loan Balance. In the event Buyer is obtaining a New Loan and the amount ultimately obtained exceeds the.amount setforth in
paragraph 5.1, then the amount of the Purchase Money Note, if any, shall be reduced by the amount of such excess.

11.8 Owner's Association Fees. Escrow Holder shall: (i) bring Seller's account with the association current and pay any delinquencies optransfet fees from
Seller's proceeds, and (ii) pay any up front fees required by the association from Buyer's funds. )

12. Representations and Warranties of Seller and Disclaimers.

12.1 Seller's warranties and representations shall survive the Closing and delivery of the deed for a period of 3 years, and,any Iawsmt or action based upon them
must be commenced within such time period. Seller's warranties and representations are true, material and reliedupon by*8uyenand Brokers in all respects. Seller
hereby makes the following warranties and representations to Buyer and Brokers:

(a) Authority of Seller. Selleris the owner of the Property and/or has the full right, power and authority to sell, canvey and transfer the Property to Buyer
as provided herein, and to perform Seller's obligations hereunder.

(b) Maintenance During Escrow and Equipment Condition At Closing. Except as otherwise provided in parageaph 9.1(n) hereof, Seller shall maintain the
Property until the Closing in its present condition, ordinary wear and tear excepted.

(c) Hazardous Substances/Storage Tanks. Seller has no knowledge, except as othepise disclosed to Buyer in writing, of the existence or prior existence
on the Property of any Hazardous Substance, nor of the existence or prior existence of any above or below ground storage tank.

(d) Compliance. Exceptas otherwise disclosed in writing, Seller has no knowlédge of\any aspect or condition of the Property which violates applicable
laws, rules, regulations, codes or covenants, conditions or restrictions, or of improvemehts or alterations made to the Property without a permit where one was
required, or of any unfulfilled order or directive of any applicable governmental agenCy or casualty insurance company requiring any investigation, remediation, repair,
maintenance or improvement be performed on the Property.

(e) Changes in Agreements. Prior to the Closing, Seller will not violate or nfodify any Existing Lease or Other Agreement, or create any new leases or
other agreements affecting the Property, without Buyer's written approval, Which approvahwill not be unreasonably withheld.

(f)  Possessory Rights. Seller has no knowledge that anyone willjat the Closmg, have any right to possession of the Property, except as disclosed by this
Agreement or otherwise in writing to Buyer.

(g) Mechanics' Liens. There are no unsatisfied mechahics' orimaterialmens' lien rights concerning the Property.

(h)  Actions, Suits or Proceedings. Seller has no kndwledge of any actions, suits or proceedings pending or threatened before any commission, board,
bureau, agency, arbitrator, court or tribunal that would affect the Property of'the right to occupy or utilize same.

(i)  Notice of Changes. Seller will promptly a6tify Buyer and Brokers in writing of any Material Change (see paragraph 9.1(o)) affecting the Property that
becomes known to Seller prior to the Closing.

() NoTenant Bankruptcy Proceedings. Seller has no notice or knowledge that any tenant of the Property is the subject of a bankruptcy or insolvency
proceeding.

(k)  No Seller Bankruptcy Proceedings. Seller is hot the subject of a bankruptcy, insolvency or probate proceeding.

(I)  Personal Property. Seller has no knowledge that anyone will, at the Closing, have any right to possession of any personal property included in the
Purchase Price nor knowledge of any lighs or encumbrances affecting such personal property, except as disclosed by this Agreement or otherwise in writing to Buyer.

12.2 Buyer hereby acknowlg@ges that, except as otherwise stated in this Agreement, Buyer is purchasing the Property in its existing condition and will, by the
time called for herein, make o have waived all inspections of the Property Buyer believes are necessary to protect its own interest in, and its contemplated use of, the
Property. The Parties acknowledge that, exeept as otherwise stated in this Agreement, no representations, inducements, promises, agreements, assurances, oral or
written, concerning the Rfoperty, or any aspect of the occupational safety and health laws, Hazardous Substance laws, or any other act, ordinance or law, have been
made by either Party or Brekersfor relied upon by either Party hereto.

12.3 In the event that Buyer learns that a Seller representation or warranty might be untrue prior to the Closing, and Buyer elects to purchase the Property
anyway then, andiin“that event,'Buyer waives any right that it may have to bring an action or proceeding against Seller or Brokers regarding said representation or
warranty.

12.4-Any enwronmental reports, soils reports, surveys, feasibility studies, and other similar documents which were prepared by third party consultants and
provided to Buyer by Seller or Seller's representatives, have been delivered as an accommodation to Buyer and without any representation or warranty as to the
sufficiency, accuracy, completeness, and/or validity of said documents, all of which Buyer relies on at its own risk. Seller believes said documents to be accurate, but
Buyer is‘advised to rétain appropriate consultants to review said documents and investigate the Property.

13. Possession.
Possession of the Property shall be given to Buyer at the Closing subject to the rights of tenants under Existing Leases.

14. Buyer's Entry.
At agy time during the Escrow period, Buyer, and its agents and representatives, shall have the right at reasonable times and subject to rights of tenants, to enter upon
the Property for the purpose of making inspections and tests specified in this Agreement. No destructive testing shall be conducted, however, without Seller's prior
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approval which shall not be unreasonably withheld. Following any such entry or work, unless otherwise directed in writing by Seller, Buyer shall return the Property to
the condition it was in prior to such entry or work, including the recompaction or removal of any disrupted soil or material as Seller may reasonably direct. All such
inspections and tests and any other work conducted or materials furnished with respect to the Property by or for Buyer shall be paid for by Buyer as and when due
and Buyer shall indemnify, defend, protect and hold harmless Seller and the Property of and from any and all claims, liabilities, losses, expenses (including reasonable
attorneys' fees), damages, including those for injury to person or property, arising out of or relating to any such work or materials or the acts or omissions of Buyer, its
agents or employees in connection therewith.

15. Further Documents and Assurances.

The Parties shall each, diligently and in good faith, undertake all actions and procedures reasonably required to place the Escrow in condition for Closing as and when
required by this Agreement. The Parties agree to provide all further information, and to execute and deliver all further documents, reasonably required by Escrow
Holder or the Title Company.

16. Attorneys' Fees.

If any Party or Broker brings an action or proceeding (including arbitration) involving the Property whether founded in tort, contract or equity, or t6 declare rights
hereunder, the Prevailing Party (as hereafter defined) in any such proceeding, action, or appeal thereon, shall be entitled to reasonable attorngys' fees and costs. Such
fees may be awarded in the same suit or recovered in a separate suit, whether or not such action or proceeding is pursued to decision or judgment. Fhe term
"Prevailing Party" shall include, without limitation, a Party or Broker who substantially obtains or defeats the relief sought, as the case may be, whether by
compromise, settlement, judgment, or the abandonment by the other Party or Broker of its claim or defense. The attorneys' fees awardshall not be'computed in
accordance with any court fee schedule, but shall be such as to fully reimburse all attorneys' fees reasonably incurred.

17. Prior Agreements/Amendments.
17.1 This Agreement supersedes any and all prior agreements between Seller and Buyer regarding the Property.
17.2 Amendments to this Agreement are effective only if made in writing and executed by Buyer and Seller.

18. Broker's Rights.

18.1 If this sale is not consummated due to the default of either the Buyer or Seller, the defaulting Party shall be liable to, and'shall pay to Brokers the Brokerage
Fee that Brokers would have received had the sale been consummated. If Buyer is the defaulting party, payment of said Brokerage Fee is in addition to any obligation
with respect to liquidated or other damages.

18.2 Upon the Closing, Brokers are authorized to publicize the facts of this transaction.

19. Notices.

19.1 Whenever any Party, Escrow Holder or Brokers herein shall desire to give or serve any notice, demand, request, approval, disapproval or other
communication, each such communication shall be in writing and shall be delivered personally, by messenger, or by mail, postage prepaid, to the address set forth in
this agreement or by facsimile transmission, electronic signature, digital signature, or email.

19.2 Service of any such communication shall be deemed made on the date of a€tual receipt if personally delivered, or transmitted by facsimile transmission,
electronic signature, digital signature, or email. Any such communication sent by régular mait shall be deemed given 48 hours after the same is mailed.
Communications sent by United States Express Mail or overnight courier that guarantee péxt day delivery shall be deemed delivered 24 hours after delivery of the
same to the Postal Service or courier. If such communication is received on g Saturday, Sunday or legal holiday, it shall be deemed received on the next business day.

19.3 Any Party or Broker hereto may from time to time, by notice in writing;~designate,a different address to which, or a different person or additional persons
to whom, all communications are thereafter to be made. )

20. Duration of Offer.

20.1 If this offer is not accepted by Seller on or before 5:00,P.M. according to the time standard applicable to the city of
deemed automatically revoked.

20.2 The acceptance of this offer, or of any subsequént counteroffer hereto, that creates an agreement between the Parties as described in paragraph 1.2, shall
be deemed made upon delivery to the other Party or&€ither Broker hereintof a duly executed writing unconditionally accepting the last outstanding offer or
counteroffer.

on the date of ,itshall be

21. LIQUIDATED DAMAGES. (This Liquidated Damages paragraph is applicable only if initialed by both Parties).

THE PARTIES AGREE THAT IT WOULD BE IMPRACTICABLE OR EXTREMELY DIFFICULT TO FIX, PRIOR TO SIGNING THIS AGREEMENT, THE ACTUAL DAMAGES WHICH
WOULD BE SUFFERED BY SELLER IF BUYER FAILS TO PERFORM ITS OBLIGATIONS UNDER THIS AGREEMENT. THEREFORE, IF, AFTER THE SATISFACTION OR WAIVER
OF ALL CONTINGENCIES PROVIDEDFOR THE BUYER'S BENEFIT, BUYER BREACHES THIS AGREEMENT, SELLER SHALL BE ENTITLED TO LIQUIDATED DAMAGES IN THE
AMOUNTOF ____ . UPON PAYMENTOF SAID SUM TO SELLER, BUYER SHALL BE RELEASED FROM ANY FURTHER LIABILITY TO SELLER, AND ANY ESCROW
CANCELLATION FEES AND TITLE COMPANY CHARGES SHALL BE PAID BY SELLER.

Buyer's Initials Seller's Initials

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

22.1 ANY'CONTROVERSY AS TO WHETHER SELLER IS ENTITLED TO LIQUIDATED DAMAGES AND/OR BUYER IS ENTITLED TO THE RETURN OF THE DEPOSIT
SHALL'BE DETERMINED BY BINDING ARBITRATION ADMINISTERED BY THE JUDICIAL ARBITRATION & MEDIATION SERVICES, INC. ("JAMS") IN ACCORDANCE WITH
ITS.COMMERCIAL ARBITRATION RULES ("COMMERCIAL RULES"). ARBITRATION HEARINGS SHALL BE HELD IN THE COUNTY WHERE THE PROPERTY IS LOCATED.
SUCH CONTROVERSY SHALL BE ARBITRATED BY A SINGLE ARBITRATOR, APPOINTED UNDER THE COMMERCIAL RULES WHO HAS HAD AT LEAST 5 YEARS OF
EXPERIENCE IN THE TYPE OF REAL ESTATE THAT IS THE SUBJECT OF THIS AGREEMENT. THE ARBITRATOR SHALL HEAR AND DETERMINE SAID CONTROVERSY IN
ACCORDANCE WITH APPLICABLE LAW OF THE JURISDICTION WHERE THE PROPERTY IS LOCATED, THE INTENTION OF 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 ARBITRATOR SHALL RENDER AN
AWARD WITHIN 30 DAYS AFTER THE CONCLUSION OF THE HEARING, WHICH MAY INCLUDE ATTORNEYS' FEES AND COSTS TO THE PREVAILING PARTY PER
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PARAGRAPH 16 HEREOF AND SHALL BE ACCOMPANIED BY A REASONED OPINION. THE FAILURE OR REFUSAL OF A PARTY TO PAY SUCH PARTY’S REQUIRED SHARE
OF THE DEPOSITS FOR ARBITRATOR COMPENSATION OR ADMINISTRATIVE CHARGES SHALL CONSTITUTE A WAIVER BY SUCH PARTY TO PRESENT EVIDENCE OR
CROSS-EXAMINE WITNESSES, BUT SUCH WAIVER SHALL NOT ALLOW FOR A DEFAULT JUDGMENT AGAINST THE NON-PAYING PARTY IN THE ABSENCE OF EVIDENCE
AND LEGAL ARGUMENT AS THE ARBITRATOR MAY REQUIRE FOR MAKING AN AWARD. 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 OR JURY TRIAL. BY INITIALING IN THE SPACE BELOW YOU ARE GIVING UP YOUR JUDICIAL RIGHTS TO DISCOVERY AND
APPEAL, UNLESS SUCH RIGHTS ARE SPECIFICALLY INCLUDED IN THE "ARBITRATION OF DISPUTES" PROVISION. IF YOU REFUSE TO SUBMIT TO ARBITRATION AETER
AGREEING TO THIS PROVISION, YOU MAY BE COMPELLED TO ARBITRATE UNDER THE AUTHORITY OF THE CALIFORNIA CODE OF CIVIL PROCEDURE #YOUR AGREEMENT
TO THIS ARBITRATION PROVISION IS VOLUNTARY.

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

Buyer's Initials Seller's Initials

23. Miscellaneous. ;

23.1 Binding Effect. Buyer and Seller both acknowledge that they have carefully read and reviewed this Agreément and each term and provision contained
herein. In addition, this Agreement shall be binding on the Parties without regard to whether or not paragraphs{21 and 22 arejinitialed by both of the Parties.
Paragraphs 21 and 22 are each incorporated into this Agreement only if initialed by both Parties at the time that the Agreement is executed. Signatures to this
Agreement accomplished by means of electronic signature or similar technology shall be legal and binding.

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

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

23.4 Counterparts. This Agreement may be executed by Buyer and Seller in counterpartsyeach 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 counterpartsare identical except for the signatures, is authorized and instructed
to combine the signed signature pages on one of the counterparts, which shall then comstitute the Aggeement.

23.5 Waiver of Jury Trial. THE PARTIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS TO 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 Agreement andithe typewritten or handwritten provisions shall be controlled by the
typewritten or handwritten provisions. Seller and Buyer must initial any andallhandwritten provisions.

23.7 1031 Exchange. Both Seller and Buyer agree to cooperate with each othérin the event that either or both wish to participate in a 1031 exchange. Any
party initiating an exchange shall bear all costs of such exchange. The.cooperating’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 thatthe sale‘otherwise fails to qualify as a 1031 exchange.

23.8 Days. Unless otherwise specifically indicated to the €ontrary, the word "days" as used in this Agreement shall mean and refer to calendar days.

24. Disclosures Regarding The Nature of a Real Estate Agency Relationship.

24.1 The Parties and Brokers agree that their relationship(s)'shall*ke 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 into a discussion with a real estate agent fegarding a real estate transaction, a Buyer or Seller should from the outset understand what type
of agency relationship or representation it has with the ageht or agents in the transaction. Buyer and Seller acknowledge being advised by the Brokers in this
transaction, as follows:

(a) Seller's Agent. ASelleris 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 affirmative obligations: (1)/o the Seller: A fiduciary duty of utmost care, integrity, honesty, and loyalty in dealings with the Seller. (2) To the Buyer and the
Seller: a.Diligent exercise of reasghable 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 the agent materially affecting the value or desirability of the property that are not known to, or within the diligent attention and observation of, the
Parties. An agent is not obligated to reveal‘to either Party any confidential information obtained from the other Party which does not involve the affirmative duties set
forth above.

(b) Buyer's Agent. /A selling agent can, with a Buyer's consent, agree to act as agent for the Buyer only. In these situations, the agent is not the Seller's
agent, even if by agreement the agent may receive compensation for services rendered, either in full orin part from the Seller. An agent acting only for a Buyer has
the following affirmative obligations. (1) To the Buyer: A fiduciary duty of utmost care, integrity, honesty, and loyalty in dealings with the Buyer. (2) To the Buyer and
the Seller: a. Diligent exercisexof 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 all=facts knowp’to the agent materially affecting the value or desirability of the property that are not known to, or within the diligent attention and
obserydtion of, the Parties. Anagent is not obligated to reveal to either Party any confidential information obtained from the other Party which does not involve the
affirmative duties set forth above.

(e) Agent Representing Both Seller and Buyer. Areal estate agent, either acting directly or through one or more associate licenses, can legally be the
agent'ef both the Seller and the Buyer in atransaction, but only with the knowledge and consent of both the Seller and the Buyer. (1) In a dual agency situation, the
agent has the following affirmative obligations to both the Seller and the Buyer: a. A fiduciary duty of utmost care, integrity, honesty and loyalty in the dealings with
either Seller or the Buyer. b. Other duties to the Seller and the Buyer as stated above in their respective sections (a) or (b) of this paragraph 24.2. (2) In representing
both Seller and Buyer, the agent may not, without the express permission of the respective Party, disclose to the other Party confidential information, including, but
notlipfited to, facts relating to either Buyer's or Seller's financial position, motivations, bargaining position, or other personal information that may impact price,
including Seller's willingness to accept a price less than the listing price or Buyer's willingness to pay a price greater than the price offered. (3) The above duties of the
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agentin areal estate transaction do not relieve a Seller or Buyer from the responsibility to protect their own interests. Buyer and Seller should carefully read all
agreements to assure that they adequately express their understanding of the transaction. A real estate agentis a person qualified to advise about real estate. If legal
or tax advice is desired, consult a competent professional. Buyer has the duty to exercise reasonable care to protect Buyer, including as to those facts about the
Property which are known to Buyer or within Buyer's diligent attention and observation. Both Seller and Buyer should strongly consider obtaining tax advice from a
competent professional because the federal and state tax consequences of a transaction can be complex and subject to change.

(d)  Further Disclosures. Throughout this transaction Buyer and Seller may receive more than one disclosure, depending upon the number of agents
assisting in the transaction. Buyer and Seller should each read its contents each time it is presented, considering the relationship between them and the real estate
agent in this transaction and that disclosure. Buyer and Seller each acknowledge receipt of a disclosure of the possibility of multiple representation by the Broker
representing that principal. This disclosure may be part of a listing agreement, buyer representation agreement or separate document. Buyer understands that
Broker representing Buyer may also represent other potential buyers, who may consider, make offers on or ultimately acquire the Property. Seller understasids that
Broker representing Seller may also represent other sellers with competing properties that may be of interest to this Buyer. Brokers have no responsibilit{, with
respect to any default or breach hereof by either Party. The Parties agree that no lawsuit or other legal proceeding involving any breach of duty, erropor omission
relating to this transaction may be brought against Broker more than one year after the Date of Agreement and that the liability (including court costs and attorgeys'
fees), of any Broker with respect to any breach of duty, error or omission relating to this Agreement shall not exceed the fee received by such Broker pursuant to this
Agreement; provided, however, that the foregoing limitation on each Broker's liability shall not be applicable to any gross negligence or willfulsmiscongduct of such
Broker.

24.3 Confidential Information. Buyer and Seller agree to identify to Brokers as "Confidential" any communication or informationgiven Brokersithat is considered
by such Party to be confidential.

25. Construction of Agreement. In construing this Agreement, all headings and titles are for the convenience of the Parties efify=and shallnot be considered a part
of this Agreement. Whenever required by the context, the singular shall include the plural and vice versa. This Agreement,shall not be construed as if prepared by
one of the Parties, but rather according to its fair meaning as a whole, as if both Parties had prepared it.

26. Additional Provisions.

Additional provisions of this offer, if any, are as follows or are attached hereto by an addendum or addenda consisting of paragraphs through . (Ifthere
are no additional provisions write "NONE".)

ATTENTION: NO REPRESENTATION OR RECOMMENDATION IS MADE BY AIR CRE OR BY ANY BROKER AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT, OR TAX
CONSEQUENCES OF THIS AGREEMENT OR THE TRANSACTION TO WHICH IT RELATES. THE PARTIES ARE URGED TO:

1. SEEK ADVICE OF COUNSEL AS TO THE LEGAL AND TAX CONSEQUENCES OF THIS AGREEMENT.
2.  RETAIN APPROPRIATE CONSULTANTS TO REVIEW AND INVESTIGATE THE CONDIFION OF THE\PROPERTY. SAID INVESTIGATION SHOULD INCLUDE BUT NOT
BE LIMITED TO: THE POSSIBLE PRESENCE OF HAZARDOUS SUBSTANCES, THE ZONING OF THE PROPERTY, THE INTEGRITY AND CONDITION OF ANY STRUCTURES
AND OPERATING SYSTEMS, AND THE SUITABILITY OF THE PROPERTY FOR BUYER'S INTENDED USE.

WARNING: IF THE PROPERTY IS LOCATED IN A STATE OTHER THAN CALIFORNIA, CERTAIN PROVISIONS OF THIS AGREEMENT MAY NEED TO BE REVISED TO
COMPLY WITH THE LAWS OF THE STATE IN WHICH THE PROPERTY IS LOCATED:

NOTE:
1. THIS FORM IS NOT FOR USE IN CONNECTION WITH THE SALE OF RESIDENTIAL PROPERTY.
2. IFEITHER PARTY IS A CORPORATION, IT IS RECOMMENBED THAT THIS AGREEMENT BE SIGNED BY TWO CORPORATE OFFICERS.

The undersigned Buyer offers and agrees to buy the Rfoperty on the terms and conditions stated and acknowledges receipt of a copy hereof.

Date: __
BROKER BUYER
Attn: By:
Title: Name Printed:
Title:
Address:
—_— Phone:
Phone:
Fax:
Fax: .
— Email:
Email:
Federal ID No.;
) = By:
Broker DRE I._|cense #_ Name Printed:
Agent DRkE License #: Title:
Phone:
Fax:
Email: __
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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 conditions therein specified.

27.2 In consideration of real estate brokerage service rendered by Brokers, Seller agrees to pay Brokers a real estate Brokerage Fee in a sum equal to % of

the Purchase Price to be divided between the Brokers as follows: Seller's Broker % and Buyer's Broker %. This Agreement shall serve as anirrevocable
instruction to Escrow Holder to pay such Brokerage Fee to Brokers out of the proceeds accruing to the account of Seller at the Closing.
27.3 Seller acknowledges receipt of a copy hereof and authorizes Brokers to deliver a signed copy to Buyer.

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:
Title:
Address:
Phone:
Phone:
Fax:
Fax: —_—
- Email:
Email:
Federal ID No.:
By:
Broker DRE License #: 7
Name Printed:
Agent's DRE License #: Title!
Phone:
Fax:
Email:
Address:
Federal ID No.:

AIR CRE * https://Www.aircre.com * 213-687-8777 * contracts@aircre.com
NOTICE: No part of these worksymaybe reproduced in any form without permission in writing.
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AIRCRE

contracts
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 , ("Buyer") hereby offers to purchase the real property, hereinafter described, from the owner thereof ("Seller") (collectively, the "Parties" or
individually, a "Party"), through an escrow ("Escrow") to close 30 or days after the waiver or satisfaction of the Buyer's Contingencies, (Expectéd Closing
Date") to be held by ("Escrow Holder") whose address is , Phone No. , Facsimile No. upon the terms and conditions setforth in this

agreement ("Agreement"). Buyer shall have the right to assign Buyer's rights hereunder, but any such assignment shall not relieve Buyer‘oef.Buyer's obligations herein
unless Seller expressly releases Buyer. i

1.2 The term "Date of Agreement" as used herein shall be the date when by execution and delivery (as defined in paragraph 20.2)iofthis document or a
subsequent counteroffer thereto, Buyer and Seller have reached agreement in writing whereby Seller agrees to sell, and Buyér agrees to purchase, the Property upon
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 descrjption) is located in the County of ,is

commonly known as (street address, city, state, zip) and is legally described as: (APN: ).
2.2 If the legal description of the Property is not complete or is inaccurate, this Agreement shall not be invalidiand thedegal description shall be completed or

corrected to meet the requirementsof _ ("Title Company"), which shall issue the title policy hereinafter described.

2.3 The Property includes, at no additional cost to Buyer, the permanent improvements thereon, including those items 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 on the Property: electrical distribution systems and lighting fixtures;
telephone distribution systems (lines, jacks and connections only); built-in appliances; plumbifgfixtures; ceiling fans; fireplaces; heating, ventilating, air conditioning
equipment ); fire sprinkler systems; security and fire detection systems; carpets; window céveringsiand screens; attached wall and floor coverings; television antennas;

satellite dishes; pool and spa equipment; garage door openers; and _____ (collectively; the "Imprcﬁments").

2.4 The fire sprinkler monitc})r;w.j is owned by Seller and included in the Purchase Price, Ll is leased by Seller, and Buyer will need to negotiate a new lease
with the fire monitoring company, ‘* ownership will be determined during Escrow, or i~‘ there is no fire sprinkler monitor.

2.5 Except as provided in Paragraph 2.3, the Purchase Price does not incltde Seller's\personal property, furniture and furnishings, and _____ all of which shall

be removed by Seller prior to Closing.

3.  Purchase Price.

, payable as follows:

3.1 The purchase price ("Purchase Price") to be paid by Buyer to Seller forithe Property shall be
(Strike any not applicable)

(a) Cash down payment, including the Deposit as defihed ifyparagraph 4.3 (or if an all cash transaction, the Purchase Price):
(b) Amount of "New Loan" as defined in paragraph 5.1, if any:

(c) Buyershall take title to,the Property subject to and/or assume the following existing deed(s) of trust ("Existing Deed(s) of
Trust") securing the gkisting promissory note(s) ("Existing Note(s)"):
(i)  AnExisting Note ("First Note") with an unpaid principal balance as of the Closing of approximately:

Said First Note is payable at per month, including interest at the rate of % per annum until paid (and/or

the.entire gnpaid balance is due on ).
(ii)  An Existing Note ("Second Note") with an unpaid principal balance as of the Closing of approximately:

Said'Seeond Note is payable at per month, including interest at the rate of % per annum until paid

(and/or the entire unpaid balance is due on ).

(d) JBuyenrshall give Seller a deed of trust ("Purchase Money Deed of Trust") on the property, to secure the promissory note
of Buyer to Seller described in paragraph 6 ("Purchase Money Note") in the amount of:

Total PurchaséyPrice:

3.2" If Buyer 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 including, 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 up to a
maximum of 1.5% of the unpaid principal balance of the applicable Existing Note.
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4.  Deposits.
4.1 Buyer has delivered to Broker a check in the sum of , payable to Escrow Holder, to be delivered by Broker to Escrow Holder within 2 or

business days after both Parties have executed this Agreement and the executed Agreement has been delivered to Escrow Holder, or ! within 2 or business
days after both Parties have executed this Agreement and the executed Agreement has been delivered to Escrow Holder Buyer shall deliver to Escrow Holder a check

inthe sumof ____ . If said check is not received by Escrow Holder within said time period then Seller may elect to unilaterally terminate this transaction by giving
written notice of such election to Escrow Holder whereupon neither Party shall have any further liability to the other under this Agreement. Should Buyer and Seller
not enter into an agreement for purchase and sale, Buyer's check or funds shall, upon request by Buyer, be promptly returned to Buyer.

4.2 Additional deposits:

(a) Within 5 business days after the Date of Agreement, Buyer shall deposit with Escrow Holder the additional sum of ____ to be applied totthe
Purchase Price at the Closing.

(b)  Within 5 business days after the contingencies discussed in paragraph 9.1 (a) through (m) are approved or waived, Buyer shall deposit with Escrow
Holder the additional sum of ___ to be applied to the Purchase Price at the Closing.

(c) Ifan Additional Deposit is not received by Escrow Holder within the time period provided then Seller may notify Buyer, Escrow Holder/and Brokers, in
writing that, unless the Additional Deposit is received by Escrow Holder within 2 business days following said notice, the Escrow shall be deemedhtepminated without
further notice or instructions.

4.3 Escrow Holder shall deposit the funds deposited with it by Buyer pursuant to paragraphs 4.1 and 4.2 (collectively the "Deposit"),"in.a State'or Federally
chartered bank in an interest bearing account whose term is appropriate and consistent with the timing requirements of this transactiony, Thefnterest therefrom shall
accrue to the benefit of Buyer, who hereby acknowledges that there may be penalties or interest forfeitures if the applicable jnStrument isfedeemed prior to its
specified maturity. Buyer's Federal Tax Identification Numberis ____ . NOTE: Such interest bearing account cannot be op€ned untilBuyer's Federal Tax Identification
Number is provided. :

4.4 Notwithstanding the foregoing, within 5 days after Escrow Holder receives the monies described in paragrapti*d.1 abeVe, Escrow Holder shall release $100
of said monies to Seller as and for independent consideration for Seller's' execution of this Agreement and the granting of theycontingency period to Buyer as herein
provided. Such independent consideration is non-refundable to Buyer but shall be credited to the Purchase Pricain the event that the purchase of the Property is
completed.

4.5 Upon waiver of all of Buyer's contingencies the Deposit shall become non-refundable but applicable to the Purchdse Price exceptin the event of a Seller
breach, or in the event that the Escrow is terminated pursuant to the provisions of Paragraph 9.1(n) (Destruction, Damage or Loss) or 9.1(o) (Material Change).

5.  Financing Contingency. (Strike if not applicable)

5.1 This offeris contingent upon Buyer obtaining from an insurance company, financialinstitution or other lender, a commitment to lend to Buyer a sum equal
to at least % of the Purchase Price, on terms acceptable to Buyer. Such loan ("New Loan") shall be secured by a first deed of trust or mortgage on the Property.
If this Agreement provides for Seller to carry back junior financing, then Seller shall haye the right to approve the terms of the New Loan. Seller shall have 7 days from
receipt of the commitment setting forth the proposed terms of the New Loan to approve or disapprove of such proposed terms. If Seller fails to notify Escrow Holder,
in writing, of the disapproval within said 7 days it shall be conclusively presumed thatSellef has approved the terms of the New Loan.

5.2 If Buyer shall fail to notify its Broker, Escrow Holder and Seller, in writing within ___ days following the Date of Agreement, that the New Loan has
not been obtained, it shall be conclusively presumed that Buyer has either obtained said New Loan or has waived this New Loan contingency.

5.3 If Buyer shall notify its Broker, Escrow Holder and Seller, in writing, withjn’ thétime specified in paragraph 5.2 hereof, that Buyer has not obtained said New
Loan, this Agreement shall be terminated, and Buyer shall be entitled t6the prompt return of the Deposit, plus any interest earned thereon, less only Escrow Holder
and Title Company cancellation fees and costs, which Buyer shallpay.

6. Seller Financing. (Purchase Money Note). (Strike if not appliegble)
6.1 If Seller approves Buyer's financials (see paragfaph 6.5),the'Rurchase Money Note shall provide for interest on unpaid principal at the rate of % per

annum, with principal and interest paid as follows: _%__ . The Purchase Money Note and Purchase Money Deed of Trust shall be on the current forms commonly
used by Escrow Holder, and be junior and subordinate only to the Existing Note(s) and/or the New Loan expressly called for by this Agreement.

6.2 The Purchase Money Note and/or the Purchase Money/Deed of Trust shall contain provisions regarding the following (see also paragraph 10.3 (b)):

(a) Prepayment. Principal may be prepaid in wholé orin part at any time without penalty, at the option of the Buyer.

(b) Late Charge. A late charge of 6% shall be payable with respect to any payment of principal, interest, or other charges, not made within 10 days after
itis due.

(c) DueOn Sale. In the'event the Buyer sells or transfers title to the Property or any portion thereof, then the Seller may, at Seller's option, require the
entire unpaid balance of said N6te to béyaid in full.

6.3 If the Purchase IMoney Deed of Trust is to be subordinate to other financing, Escrow Holder shall, at Buyer's expense prepare and record on Seller's behalf a
request for notice of defallt and/or sale withtegard to each mortgage or deed of trust to which it will be subordinate.

6.4 WARNING: CALIFORNIA LAW DOES NOT ALLOW DEFICIENCY JUDGEMENTS ON SELLER FINANCING. IF BUYER ULTIMATELY DEFAULTS ON THE LOAN,
SELLER'S SOLE REMEDY IS TO(FORECLOSE ON THE PROPERTY.

6.5 Seller's,Gbligation to‘provide financing is contingent upon Seller's reasonable approval of Buyer's financial condition. Buyer to provide a current financial
statement and copies of jtsFederal tax returns for the last 3 years to Seller within 10 days following the Date of Agreement. Seller has 10 days following receipt of
such documentation\to’satisfy itself with regard to Buyer's financial condition and to notify Escrow Holder as to whether or not Buyer's financial condition is
acceptable. If Seller fails to notify Escrow Holder, in writing, of the disapproval of this contingency within said time period, it shall be conclusively presumed that Seller
has approved Buyer's financial condition. If Seller is not satisfied with Buyer's financial condition or if Buyer fails to deliver the required documentation then Seller
may notify EsCrow HSlder in writing that Seller Financing will not be available, and Buyer shall have the option, within 10 days of the receipt of such notice, to either
termihate this transaction or to purchase the Property without Seller financing. If Buyer fails to notify Escrow Holder within said time period of its election to
terminate this‘transaction then Buyer shall be conclusively presumed to have elected to purchase the Property without Seller financing. If Buyer elects to terminate,
Buyer's Deposit shall be refunded less Title Company and Escrow Holder cancellation fees and costs, all of which shall be Buyer's obligation.

75, Reéal Estate Brokers.
7.1 Each Party acknowledges receiving a Disclosure Regarding Real Estate Agency Relationship, confirms and consents to the following agency relationships in
this transaction with the following real estate broker(s) ("Brokers") and/or their agents (“Agent(s)”):
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[]

Seller's Agent License No. is (check one): El the Seller's Agent (salesperson or broker associate); or 1—1 both the Seller's Agent and the Buyer's
Agent (dual agent).

Seller's Brokerage Firm License No. is the broker of (check one): |

I the Seller; or both the Buyer and Seller (dual agent).

Buyer's Brokerage Firm License No. is the broker of (check one): l—] the Buyer; or u both the Buyer and Seller (dual agent).

Buyer'sAgent __ LicenseNo. ____ is (check one): E the Buyer's Agent (salesperson or broker associate); or E‘ both the Buyer's Agent and the Seller's
Agent (dual agent).

The Parties acknowledge that other than the Brokers and Agents listed above, there are no other brokers or agents representing the Parties or due any fees and/or
commissions under this Agreement. Buyer shall use the services of Buyer's Broker exclusively in connection with any and all negotiations and offers with respect to
the Property for a period of 1 year from the date inserted for reference purposes at the top of page 1.

7.2 Buyer and Seller each represent and warrant to the other that he/she/it has had no dealings with any person, firm, broker, agent or finderih connection
with the negotiation of this Agreement and/or the consummation of the purchase and sale contemplated herein, other than the Brokers and Agents named in
paragraph 7.1, and no broker, agent or other person, firm or entity, other than said Brokers and Agents is/are entitled to any commission or findér's fee in connection
with this transaction as the result of any dealings or acts of such Party. Buyer and Seller do each hereby agree to indemnify, defend, protect and hold the other
harmless from and against any costs, expenses or liability for compensation, commission or charges which may be claimed by any broker, agent, finder or other similar
party, other than said named Brokers and Agents by reason of any dealings or act of the indemnifying Party.

8.  Escrow and Closing. .

8.1 Upon acceptance hereof by Seller, this Agreement, including any counteroffers incorporated herein by the Parties, siall'eonstituté not only the agreement
of purchase and sale between Buyer and Seller, but also instructions to Escrow Holder for the consummation of the Agreemént through the Escrow. Escrow Holder
shall not prepare any further escrow instructions restating or amending the Agreement unless specifically so instructed by the Parties.or a Broker herein. Subject to
the reasonable approval of the Parties, Escrow Holder may, however, include its standard general escrow provisions. In.the event/that there is any conflict between
the provisions of the Agreement and the provisions of any additional escrow instructions the provisions of the Agr€ement shall prevail as to the Parties and the Escrow
Holder. .

8.2 As soon as practical after the receipt of this Agreement and any relevant counteroffers, Escrow Holder shall ascertain the Date of Agreement as defined in
paragraphs 1.2 and 20.2 and advise the Parties and Brokers, in writing, of the date ascertained.

8.3 Escrow Holder is hereby authorized and instructed to conduct the Escrow in accordance with this Agreement,\applicable law and custom and practice of
the community in which Escrow Holder is located, including any reporting requirements of the Internal Revenue Code. In the event of a conflict between the law of
the state where the Property is located and the law of the state where the Escrow Holder is locatéd, the law of the state where the Property is located shall prevail.

8.4 Subject to satisfaction of the contingencies herein described, Escrow Holder shall glose this escrow (the "Closing") by recording a general warranty deed (a
grant deed in California) and the other documents required to be recorded, and by disbursing thefunds and documents in accordance with this Agreement.

8.5 Buyer and Seller shall each pay one-half of the Escrow Holder's charges and,Seller shall paythe usual recording fees and any required documentary transfer
taxes. Seller shall pay the premium for a standard coverage owner's or joint protectién policy of title insurance. (See also paragraph 11.)

8.6 Escrow Holder shall verify that all of Buyer's contingencies have been satisfied of waived prior to Closing. The matters contained in paragraphs 9.1
subparagraphs (b), (c), (d), (e), (g), (i), (n), and (0), 9.4, 12,13, 14, 16, 18, 20, 21, 22, and@24 are, however, matters of agreement between the Parties only and are not
instructions to Escrow Holder.

8.7 If this transaction is terminated for non-satisfaction and non-waiver of a Buyer's Contingency, as defined in Paragraph 9.2 or disapproval of any other
matter subject to Buyer's approval, then neither of the Parties shall thereafter hayé any liability to the other under this Agreement, except to the extent of a breach of
any affirmative covenant or warranty in this Agreement. In the eyént of such tetmination, Buyer shall, subject to the provisions of paragraph 8.10, be promptly
refunded all funds deposited by Buyer with Escrow Holder, less@nly the $100 provided for in paragraph 4.4 and the Title Company and Escrow Holder cancellation
fees and costs, all of which shall be Buyer's obligation. If this transaction’is t€fminated as a result of Seller's breach of this Agreement then Seller shall pay the Title
Company and Escrow Holder cancellation fees and costs,#

8.8 The Closing shall occur on the Expected Cl8ing Date, or\as soan thereafter as the Escrow is in condition for Closing; provided, however, that if the Closing
does not occur by the Expected Closing Date and said Date is not extended by mutual instructions of the Parties, a Party not then in default under this Agreement may
notify the other Party, Escrow Holder, and Brokers, in writing that, uhless the Closing occurs within 5 business days following said notice, the Escrow shall be deemed
terminated without further notice or instructions.

8.9 Except as otherwise provided herein, the termination of Escrow shall not relieve or release either Party from any obligation to pay Escrow Holder's fees and
costs or constitute a waiver, release or discharge of any breach or default that has occurred in the performance of the obligations, agreements, covenants or
warranties contained therein.

8.10 If this Escrow is termirated\for any reason other than Seller's breach or default, then as a condition to the return of Buyer's deposit, Buyer shall within 5
days after written request deliver to Sellew,at no charge, copies of all surveys, engineering studies, soil reports, maps, master plans, feasibility studies and other similar
items prepared by or for Buyer that pertain te the Property.

9.  Contingencies to Closing,

9.1 The Closing of thisitransaction is contingent upon the satisfaction or waiver of the following contingencies. IF BUYER FAILS TO NOTIFY ESCROW HOLDER,
IN WRITING, OF THE-DISAPPROVAL OF ANY OF SAID CONTINGENCIES WITHIN THE TIME SPECIFIED THEREIN, IT SHALL BE CONCLUSIVELY PRESUMED THAT BUYER
HAS APPROVED SUCH ITEM;*MATTER OR DOCUMENT. Buyer's conditional approval shall constitute disapproval, unless provision is made by the Seller within the
time specified, therefopé by the Buyer in such conditional approval or by this Agreement, whichever is later, for the satisfaction of the condition imposed by the Buyer.
Escrow/Holder shall promptly provide all Parties with copies of any written disapproval or conditional approval which it receives. With regard to subparagraphs (a)
through (m) the pre-printed time periods shall control unless a different number of days is inserted in the spaces provided.

(a) Disclosure. Seller shall make to Buyer, through Escrow, all of the applicable disclosures required by law (See AIR CRE ("AIR") standard form entitled

"Selleris Mandatory Disclosure Statement"; NOTE: depending on the Property certain Federal Lead Based Paint disclosures may be required as well) and provide
Buyer with a completed Property Information Sheet ("Property Information Sheet") concerning the Property, duly executed by or on behalf of Seller in the current
form or equivalent to that published by the AIR within 10 or __ days following the Date of Agreement. Buyer has 10 days from the receipt of said disclosures to
approve‘or disapprove the matters disclosed.

(b)  Physical Inspection. Buyer has 10 or days following the receipt of the Property Information Sheet or the Date of Agreement, whichever is later,
to satisfy itself with regard to the physical aspects and size of the Property. Seller recommends that the Buyer have the Property inspected with regard to the possible
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presence of wood destroying pests and organisms by a licensed structural pest control company. Any such report shall be paid for by Buyer.

(c) Hazardous Substance Conditions Report. Buyer has 30or ___ days following the receipt of the Property Information Sheet or the Date of
Agreement, whichever is later, to satisfy itself with regard to the environmental aspects of the Property. Seller recommends that Buyer obtain a Hazardous Substance
Conditions Report concerning the Property and relevant adjoining properties. Any such report shall be paid for by Buyer. A "Hazardous Substance" for purposes of
this Agreement is defined as any substance whose nature and/or quantity of existence, use, manufacture, disposal or effect, render it subject to Federal, state orlocal
regulation, investigation, remediation or removal as potentially injurious to public health or welfare. A "Hazardous Substance Condition" for purposes of this
Agreement is defined as the existence on, under or relevantly adjacent to the Property of a Hazardous Substance that would require remediation and/or removal
under applicable Federal, state or local law.

(d)  Soil Inspection. Buyer has30or __ days following the receipt of the Property Information Sheet or the Date of Agreement, whichever is Jater, to
satisfy itself with regard to the condition of the soils on the Property. Seller recommends that Buyer obtain a soil test report. Any such report shall be paid for by
Buyer. Seller shall provide Buyer copies of any soils report that Seller may have within 10 days following the Date of Agreement.

(e) Governmental Approvals. Buyer has30 or ___ days following the Date of Agreement to satisfy itself with regard to approvals apd permits from
governmental agencies or departments which have or may have jurisdiction over the Property and which Buyer deems necessary or desirable in/Connection with'its
intended use of the Property, including, but not limited to, permits and approvals required with respect to zoning, planning, building and safety, fire, police,
handicapped and Americans with Disabilities Act requirements, transportation and environmental matters. ;

(f)  Conditions of Title. Escrow Holder shall cause a current commitment for title insurance ("Title Commitment") concerning the Property issued by the
Title Company, as well as legible copies of all documents referred to in the Title Commitment ("Underlying Documents"), and a scaled and dimensioned plot showing
the location of any easements to be delivered to Buyer within 10or _____ days following the Date of Agreement. Buyer has 10 days from the'receipt of the Title
Commitment, the Underlying Documents and the plot plan to satisfy itself with regard to the condition of title. The disapproyal by Buyer of any monetary
encumbrance, which by the terms of this Agreement is not to remain against the Property after the Closing, shall not be cahsidered a failure of this contingency, as
Seller shall have the obligation, at Seller's expense, to satisfy and remove such disapproved monetary encumbrance at or befere the’Closing.”

(g) Survey. Buyer has30or __ days following the receipt of the Title Commitment and Underlying@6cuthents o satisfy itself with regard to any ALTA
title supplement based upon a survey prepared to American Land Title Association ("ALTA") standards for an owsfer's policy byya licensed surveyor, showing the legal
description and boundary lines of the Property, any easements of record, and any improvements, poles, structures,and things located within 10 feet of either side of
the Property boundary lines. Any such survey shall be prepared at Buyer's direction and expense. If Buyer has obtaihed a suryey and approved the ALTA title
supplement, Buyer may elect within the period allowed for Buyer's approval of a survey to have an ALTA extended coverageowner's form of title policy, in which event
Buyer shall pay any additional premium attributable thereto.

(h)  Existing Leases and Tenancy Statements. Seller shall within 10or _____ days folflowing the Date of Agreement provide both Buyer and Escrow Holder
with legible copies of all leases, subleases or rental arrangements (collectively, "Existing Leases) affecting the Property, and with a tenancy statement ("Estoppel
Certificate") in the latest form or equivalent to that published by the AIR, executed by Sellef and/er each tenant and subtenant of the Property. Seller shall use its
best efforts to have each tenant complete and execute an Estoppel Certificate. If any tefant fails or fefuses to provide an Estoppel Certificate then Seller shall
complete and execute an Estoppel Certificate for that tenancy. Buyer has 10 days frofm the receipt of said Existing Leases and Estoppel Certificates to satisfy itself with
regard to the Existing Leases and any other tenancy issues.

(i)  Owner's Association. Seller shall within 10or ____ days following theDate of Agreement provide Buyer with a statement and transfer package from
any owner's association servicing the Property. Such transfer package shall atasminimuminclude: copies of the association's bylaws, articles of incorporation, current
budget and financial statement. Buyer has 10 days from the receipt of such decuments-o satisfy itself with regard to the association.

(j)  OtherAgreements. Seller shall within 10 or daysifollowing the Date of Agreement provide Buyer with legible copies of all other agreements
("Other Agreements") known to Seller that will affect the Propepty after Closing’,Buyer has 10 days from the receipt of said Other Agreements to satisfy itself with
regard to such Agreements. )

(k) Financing. If paragraph 5 hereof dealing with a financifg contingency has not been stricken, the satisfaction or waiver of such New Loan contingency.

()  Existing and new Purchase Money Notes. If paragraph'8.1(c) has not been stricken, Seller shall within 10or _____ days following the Date of
Agreement provide Buyer with legible copies of the Existing Notes, Existing Deeds of Trust and related agreements (collectively, "Loan Documents") to which the
Property will remain subject after the Closing. Escrow Helder shall promptly request from the holders of the Existing Notes a beneficiary statement ("Beneficiary
Statement") confirming: (1) the amount of the unpaid principal balance, the current interest rate, and the date to which interest is paid, and (2) the nature and
amount of any impounds held by the beneficiary in connectionwith such loan. Buyer has 10or ___ days following the receipt of the Loan Documents and
Beneficiary Statements to satisfy itself with regard to such financing. Buyer's obligation to close is conditioned upon Buyer being able to purchase the Property
without acceleration or change in thé terms of any Existing Notes or charges to Buyer except as otherwise provided in this Agreement or approved by Buyer, provided,
however, Buyer shall pay the trapsfer fee referred to in paragraph 3.2 hereof. Likewise if Seller is to carry back a Purchase Money Note then Seller shall within 10 or
__ daysfollowing the Date’of Agreement provide Buyer with a copy of the proposed Purchase Money Note and Purchase Money Deed of Trust. Buyer has 10 or
__ daysfrom the recejgt of such documents to satisfy itself with regard to the form and content thereof.

(m) Personal'Rroperty. In the eventthat any personal property is included in the Purchase Price, Buyer has 10 or _____ days following the Date of
Agreement to satisfy itself with regard to the title condition of such personal property. Seller recommends that Buyer obtain a UCC-1 report. Any such report shall be
paid for by Buyer. \Selter.shall provide Buyer copies of any liens or encumbrances affecting such personal property thatit is aware of within10 or __ days following
the Date of Agreement.

(AN, Destriction, Damage or Loss. Subsequent to the Date of Agreement and prior to Closing there shall not have occurred a destruction of, or damage or
loss tef the Property or any portion thereof, from any cause whatsoever, which would cost more than $10,000.00 to repair or cure. If the cost of repair or cure is
$10,000.00 or Jess, Seller shall repair or cure the loss prior to the Closing. Buyer shall have the option, within 10 days after receipt of written notice of a loss costing
more thah,$10,000.00 to repair or cure, to either terminate this Agreement or to purchase the Property notwithstanding such loss, but without deduction or offset
againstithe Purchase Price. If the cost to repair or cure is more than $10,000.00, and Buyer does not elect to terminate this Agreement, Buyer shall be entitled to any
insurance proceeds applicable to such loss. Unless otherwise notified in writing, Escrow Holder shall assume no such destruction, damage or loss has occurred prior
to Closing.

(o) Material Change. Buyer shall have 10 days following receipt of written notice of a Material Change within which to satisfy itself with regard to such
change. "Material Change" shall mean a substantial adverse change in the use, occupancy, tenants, title, or condition of the Property that occurs after the date of this
offer and prior to the Closing. Unless otherwise notified in writing, Escrow Holder shall assume that no Material Change has occurred prior to the Closing.
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(p) Seller Performance. The delivery of all documents and the due performance by Seller of each and every undertaking and agreement to be performed
by Seller under this Agreement.

(a) Brokerage Fee. Payment at the Closing of such brokerage fee as is specified in this Agreement or later written instructions to Escrow Holder executed
by Seller and Brokers ("Brokerage Fee"). Itis agreed by the Parties and Escrow Holder that Brokers are a third party beneficiary of this Agreement insofar as the
Brokerage Fee is concerned, and that no change shall be made with respect to the payment of the Brokerage Fee specified in this Agreement, without the written
consent of Brokers.

9.2 All of the contingencies specified in subparagraphs (a) through (m) of paragraph 9.1 are for the benefit of, and may be waived by, Buyer, and may be
elsewhere herein referred to as "Buyer's Contingencies."

9.3 If any of Buyer's Contingencies or any other matter subject to Buyer's approval is disapproved as provided for herein in a timely manner ("Disapproved
Item"), Seller shall have the right within 10 days following the receipt of notice of Buyer's disapproval to elect to cure such Disapproved Item prior to the Expected
Closing Date ("Seller's Election"). Seller's failure to give to Buyer within such period, written notice of Seller's commitment to cure such Disapproved Item,on or
before the Expected Closing Date shall be conclusively presumed to be Seller's Election not to cure such Disapproved Item. If Seller elects, either by written*aotice or
failure to give written notice, not to cure a Disapproved Item, Buyer shall have the right, within 10 days after Seller's Election to either accept title t6 the Propetty
subject to such Disapproved Item, or to terminate this Agreement. Buyer's failure to notify Seller in writing of Buyer's election to accept title tosthe Property subjéct
to the Disapproved Item without deduction or offset shall constitute Buyer's election to terminate this Agreement. The above time periods only apply©nce for each
Disapproved Item. Unless expressly provided otherwise herein, Seller's right to cure shall not apply to the remediation of Hazardous Substance Cenditions or to the
Financing Contingency. Unless the Parties mutually instruct otherwise, if the time periods for the satisfaction of contingencies or for Seler's and Buyer's elections
would expire on a date after the Expected Closing Date, the Expected Closing Date shall be deemed extended for 3 business days following théexpiration of: (a) the
applicable contingency period(s), (b) the period within which the Seller may elect to cure the Disapproved Item, or (c) if Seller elects not to cufe, the period within
which Buyer may elect to proceed with this transaction, whichever is later. )

9.4 The Parties acknowledge that extensive local, state and Federal legislation establish broad liability upon ownersfand/or users of real property for the
investigation and remediation of Hazardous Substances. The determination of the existence of a Hazardous Substance Condition and*the.evaluation of the impact of
such a condition are highly technical and beyond the expertise of Brokers. The Parties acknowledge that they have beemnradvised(by Brokers to consult their own
technical and legal experts with respect to the possible presence of Hazardous Substances on the Property or adjeining propégties,\and Buyer and Seller are not
relying upon any investigation by or statement of Brokers with respect thereto. The Parties hereby assume all responsibility fok the impact of such Hazardous
Substances upon their respective interests herein.

10. Documents and Other Items Required at or Before Closing.

10.1 Five days prior to the Closing date Escrow Holder shall obtain an updated Title Commitment concerning the Property from the Title Company and provide
copies thereof to each of the Parties.

10.2 Seller shall deliver to Escrow Holder in time for delivery to Buyer at the Closing:

(a) Grant or general warranty deed, duly executed and in recordable form, cofiveyingfee title to the Property to Buyer.

(b) If applicable, the Beneficiary Statements concerning Existing Note(s).

(c) Ifapplicable, the Existing Leases and Other Agreements together with duly executed assignments thereof by Seller and Buyer. The assignment of
Existing Leases shall be on the most recent Assignment and Assumption of Lessor's Interest/in Lease form published by the AIR or its equivalent.

(d) An affidavit executed by Seller to the effect that Seller is not a "foreignygerson" within the meaning of Internal Revenue Code Section 1445 or
successor statutes. If Seller does not provide such affidavit in form reasonablyssatisfactorysto Buyer at least 3 business days prior to the Closing, Escrow Holder shall at
the Closing deduct from Seller's proceeds and remit to the Internal Revenue Service Sueh sum as is required by applicable Federal law with respect to purchases from
foreign sellers. ) h )

(e) If the Property is located in California, an affidavitexecuted by Seller to the effect that Seller is not a "nonresident" within the meaning of California
Revenue and Tax Code Section 18662 or successor statutes. If Seller does not proyide such affidavit in form reasonably satisfactory to Buyer at least 3 business days
prior to the Closing, Escrow Holder shall at the Closing deduct fromSellef's pfoceeds and remit to the Franchise Tax Board such sum as is required by such statute.

(f)  If applicable, a bill of sale, duly executeds€onveying title to any included personal property to Buyer.

(g) If the Seller isa corporation, a duly exécuted corporate resolution authorizing the execution of this Agreement and the sale of the Property.

(h)  Keys and/or other means to operate all, locks, security systems, alarms, mailboxes and garage doors (collectively "Keys")

10.3 Buyer shall deliver to Seller through Escrow:

(a) The cash portion of the Purchase Price and such/&dditional sums as are required of Buyer under this Agreement shall be deposited by Buyer with
Escrow Holder, by federal funds wire transfer, or any other method acceptable to Escrow Holder in immediately collectable funds, no later than 2:00 P.M. on the
business day prior to the Expected Closihg Date provided, however, that Buyer shall not be required to deposit such monies into Escrow if at the time set for the
deposit of such monies Seller isin défault or has indicated that it will not perform any of its obligations hereunder. Instead, in such circumstances in order to reserve
its rights to proceed Buyer needohly provide Escrow with evidence establishing that the required monies were available.

(b) If a Purchase M\oney Note and Purchase Money Deed of Trust are called for by this Agreement, the duly executed originals of those documents, the
Purchase Money Deed of Jfust being in recordable form, together with evidence of fire insurance on the improvements in the amount of the full replacement cost
naming Seller as a mortgage loss payee, and a real estate tax service contract (at Buyer's expense), assuring Seller of notice of the status of payment of real property
taxes during the life of the Rurghase Money Note.

(c) The Assignmeént and Assumption of Lessor's Interest in Lease form specified in paragraph 10.2(c) above, duly executed by Buyer.

(d) Assumiptions duly, executed by Buyer of the obligations of Seller that accrue after Closing under any Other Agreements.

(e) If appligable, @written assumption duly executed by Buyer of the loan documents with respect to Existing Notes.

(f)™, If the”Buyer is a corporation, a duly executed corporate resolution authorizing the execution of this Agreement and the purchase of the Property.

10.4 At Closing,'Escrow Holder shall: (i) deliver all Keys to Buyer, and (ii) cause to be issued to Buyer a standard coverage (or ALTA extended, if elected pursuant
t0 9.1(g)) owneris.form*policy of title insurance effective as of the Closing, issued by the Title Company in the full amount of the Purchase Price, insuring title to the
Preperty Vested in Buyer, subject only to the exceptions approved by Buyer. In the event there is a Purchase Money Deed of Trust in this transaction, the policy of title
insuranee shall be a joint protection policy insuring both Buyer and Seller.

IMPORTANT: IN A PURCHASE OR EXCHANGE OF REAL PROPERTY, IT MAY BE ADVISABLE TO OBTAIN TITLE INSURANCE IN CONNECTION WITH THE CLOSE OF
ESCROW SINCE THERE MAY BE PRIOR RECORDED LIENS AND ENCUMBRANCES WHICH AFFECT YOUR INTEREST IN THE PROPERTY BEING ACQUIRED. A NEW POLICY
OF TITLE INSURANCE SHOULD BE OBTAINED IN ORDER TO ENSURE YOUR INTEREST IN THE PROPERTY THAT YOU ARE ACQUIRING.

11. Prorations and Adjustments.
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11.1 Taxes. Applicable real property taxes and special assessment bonds shall be prorated through Escrow as of the date of the Closing, based upon the latest
tax bill available. The Parties agree to prorate as of the Closing any taxes assessed against the Property by supplemental bill levied by reason of events occurring prior
to the Closing. Payment of the prorated amount shall be made promptly in cash upon receipt of a copy of any supplemental bill.

11.2 Insurance. WARNING: Any insurance which Seller may have maintained will terminate on the Closing. Buyer is advised to obtain appropriate insurance to
cover the Property.

11.3 Rentals, Interest and Expenses. Scheduled rentals, interest on Existing Notes, utilities, and operating expenses shall be prorated as of the date of Closing.
The Parties agree to promptly adjust between themselves outside of Escrow any rents received after the Closing.

11.4 Security Deposit. Security Deposits held by Seller shall be given to Buyer as a credit to the cash required of Buyer at the Closing.

11.5 Post Closing Matters. Any item to be prorated thatis not determined or determinable at the Closing shall be promptly adjusted by the Parties by
appropriate cash payment outside of the Escrow when the amount due is determined.

11.6 Variations in Existing Note Balances. In the event that Buyer is purchasing the Property subject to an Existing Deed of Trust(s), and in the event, that a
Beneficiary Statement as to the applicable Existing Note(s) discloses that the unpaid principal balance of such Existing Note(s) at the closing will be mgte orless than
the amount set forth in paragraph 3.1(c) hereof ("Existing Note Variation"), then the Purchase Money Note(s) shall be reduced or increased by and@mount equal to
such Existing Note Variation. If there is to be no Purchase Money Note, the cash required at the Closing per paragraph 3.1(a) shall be reduced of increased by the
amount of such Existing Note Variation.

11.7 Variations in New Loan Balance. In the event Buyer is obtaining a New Loan and the amount ultimately obtained exceeds the amountiset forth in
paragraph 5.1, then the amount of the Purchase Money Note, if any, shall be reduced by the amount of such excess.

11.8 Owner's Association Fees. Escrow Holder shall: (i) bring Seller's account with the association current and pay any delinquencies or transfer fees from
Seller's proceeds, and (ii) pay any up front fees required by the association from Buyer's funds.

12. Representations and Warranties of Seller and Disclaimers.

12.1 Seller's warranties and representations shall survive the Closing and delivery of the deed for a period of 3 years,‘and any Jawsuit or action based upon them
must be commenced within such time period. Seller's warranties and representations are true, material and relied upon by Buyer'and Brokers in all respects. Seller
hereby makes the following warranties and representations to Buyer and Brokers:

(a) Authority of Seller. Selleris the owner of the Property and/or has the full right, power and authority to sell, convey'and transfer the Property to Buyer
as provided herein, and to perform Seller's obligations hereunder.

(b)  Maintenance During Escrow and Equipment Condition At Closing. Except as otherwise provided in paragraph/9.1(n) hereof, Seller shall maintain the
Property until the Closing in its present condition, ordinary wear and tear excepted.

(c) Hazardous Substances/Storage Tanks. Seller has no knowledge, except as otherwise disclosed to Buyer in writing, of the existence or prior existence
on the Property of any Hazardous Substance, nor of the existence or prior existence of any above or below ground storage tank.

(d) Compliance. Exceptas otherwise disclosed in writing, Seller has no knowledgevof any aspect or condition of the Property which violates applicable
laws, rules, regulations, codes or covenants, conditions or restrictions, or of improvements’or altefations made to the Property without a permit where one was
required, or of any unfulfilled order or directive of any applicable governmental agency/©r casualty insurance company requiring any investigation, remediation, repair,
maintenance or improvement be performed on the Property.

(e) Changes in Agreements. Prior to the Closing, Seller will not violate'er modify any Existing Lease or Other Agreement, or create any new leases or
other agreements affecting the Property, without Buyer's written approval, which appreyal will not be unreasonably withheld.

(f)  Possessory Rights. Seller has no knowledge that anyone will"at.the Closing, have any right to possession of the Property, except as disclosed by this
Agreement or otherwise in writing to Buyer.

(g) Mechanics' Liens. There are no unsatisfied mechanics. or materlalmens lien rights concerning the Property.

(h)  Actions, Suits or Proceedings. Seller has no knowjédge ofiany actions, suits or proceedings pending or threatened before any commission, board,
bureau, agency, arbitrator, court or tribunal that would affect the Propertyor thelright to occupy or utilize same.

(i)  Notice of Changes. Seller will promptly notlfy Buyer and BroKers in writing of any Material Change (see paragraph 9.1(0)) affecting the Property that
becomes known to Seller prior to the Closing.

() NoTenant Bankruptcy Proceedings. S€ller has no noticeor knowledge that any tenant of the Property is the subject of a bankruptcy or insolvency
proceeding.

(k)  No Seller Bankruptcy Proceedings. Selleriis not the/subject of a bankruptcy, insolvency or probate proceeding.

(I)  Personal Property. Seller has no knowledge'thatanyone will, at the Closing, have any right to possession of any personal property included in the
Purchase Price nor knowledge of any liens or encumbrances affecting such personal property, except as disclosed by this Agreement or otherwise in writing to Buyer.

12.2 Buyer hereby acknowledgés that, except as otherwise stated in this Agreement, Buyer is purchasing the Property in its existing condition and will, by the
time called for herein, make or have Waived all inspections of the Property Buyer believes are necessary to protect its own interest in, and its contemplated use of, the
Property. The Parties acknowlgetge thathexcept as otherwise stated in this Agreement, no representations, inducements, promises, agreements, assurances, oral or
written, concerning the Property, or any aspect of the occupational safety and health laws, Hazardous Substance laws, or any other act, ordinance or law, have been
made by either Party or Brokers, or relied upoh by either Party hereto.

12.3 In the event that Buyér learns that a Seller representation or warranty might be untrue prior to the Closing, and Buyer elects to purchase the Property
anyway then, and in that evenit, Buyer waives any right that it may have to bring an action or proceeding against Seller or Brokers regarding said representation or
warranty.

12.4 Any env;ronmental reports, soils reports, surveys, and other similar documents which were prepared by third party consultants and provided to Buyer by
Seller or Seller's represéntatives, have been delivered as an accommodation to Buyer and without any representation or warranty as to the sufficiency, accuracy,
completeness, and/onvalidity of said documents, all of which Buyer relies on at its own risk. Seller believes said documents to be accurate, but Buyer is advised to
retaimappropriate consultants to review said documents and investigate the Property.

3=Possession.
Possessign oftthe Property shall be given to Buyer at the Closing subject to the rights of tenants under Existing Leases.

14. Buyer's Entry.

At any time during the Escrow period, Buyer, and its agents and representatives, shall have the right at reasonable times and subject to rights of tenants, to enter upon
the\Rroperty for the purpose of making inspections and tests specified in this Agreement. No destructive testing shall be conducted, however, without Seller's prior
approval which shall not be unreasonably withheld. Following any such entry or work, unless otherwise directed in writing by Seller, Buyer shall return the Property to
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the condition it was in prior to such entry or work, including the re-compaction or removal of any disrupted soil or material as Seller may reasonably direct. All such
inspections and tests and any other work conducted or materials furnished with respect to the Property by or for Buyer shall be paid for by Buyer as and when due
and Buyer shall indemnify, defend, protect and hold harmless Seller and the Property of and from any and all claims, liabilities, losses, expenses (including reasonable
attorneys' fees), damages, including those for injury to person or property, arising out of or relating to any such work or materials or the acts or omissions of Buyer, its
agents or employees in connection therewith.

15. Further Documents and Assurances.

The Parties shall each, diligently and in good faith, undertake all actions and procedures reasonably required to place the Escrow in condition for Closing as and when
required by this Agreement. The Parties agree to provide all further information, and to execute and deliver all further documents, reasonably required by Escrow
Holder or the Title Company.

16. Attorneys' Fees.

If any Party or Broker brings an action or proceeding (including arbitration) involving the Property whether founded in tort, contract or equity, or to déclare rights
hereunder, the Prevailing Party (as hereafter defined) in any such proceeding, action, or appeal thereon, shall be entitled to reasonable attorneys'sfees and costs,, Such
fees may be awarded in the same suit or recovered in a separate suit, whether or not such action or proceeding is pursued to decision or judgpient. The term
"Prevailing Party" shall include, without limitation, a Party or Broker who substantially obtains or defeats the relief sought, as the case may bejwhethér by
compromise, settlement, judgment, or the abandonment by the other Party or Broker of its claim or defense. The attorneys' fees award shall not'ge computed in
accordance with any court fee schedule, but shall be such as to fully reimburse all attorneys' fees reasonably incurred.

17. Prior Agreements/Amendments.
17.1 This Agreement supersedes any and all prior agreements between Seller and Buyer regarding the Property.
17.2 Amendments to this Agreement are effective only if made in writing and executed by Buyer and Seller.

18. Broker's Rights.

18.1 If this sale is not consummated due to the default of either the Buyer or Seller, the defaulting Party shallbe liableito ahd shall pay to Brokers the Brokerage
Fee that Brokers would have received had the sale been consummated. If Buyer is the defaulting party, payment’of said Brokerage Fee is in addition to any obligation
with respect to liquidated or other damages.

18.2 Upon the Closing, Brokers are authorized to publicize the facts of this transaction.

19. Notices.

19.1 Whenever any Party, Escrow Holder or Brokers herein shall desire to give or serve any motice, demand, request, approval, disapproval or other
communication, each such communication shall be in writing and shall be delivered personallygby messenger, or by mail, postage prepaid, to the address set forth in
this agreement or by facsimile transmission, electronic signature, digital signature, or emails

19.2 Service of any such communication shall be deemed made on the date of actual receipt if,personally delivered, or transmitted by facsimile transmission,
electronic signature, digital signature, or email. Any such communication sent by regufar mail shall be’"deemed given 48 hours after the same is mailed.
Communications sent by United States Express Mail or overnight courier that guarantee nextrday delivery shall be deemed delivered 24 hours after delivery of the
same to the Postal Service or courier. If such communication is received on a Saturday, Swhday or legal holiday, it shall be deemed received on the next business day.

19.3 Any Party or Broker hereto may from time to time, by notice in wyiting, desighate a different address to which, or a different person or additional persons
to whom, all communications are thereafter to be made.

20. Duration of Offer. .

20.1 If this offeris not accepted by Seller on or before 5:00#.M. accardingito the time standard applicable to the city of
deemed automatically revoked.

20.2 The acceptance of this offer, or of any subsequent counteroffer hereto, that creates an agreement between the Parties as described in paragraph 1.2, shall
be deemed made upon delivery to the other Party or eitier BroKer herein of a duly executed writing unconditionally accepting the last outstanding offer or
counteroffer.

on the date of ,itshall be

21. LIQUIDATED DAMAGES. (This Liquidated Damages‘paragraph'is applicable only if initialed by both Parties).

THE PARTIES AGREE THAT IT WOULD BE IMPRACTICABLE OR.EXTREMELY DIFFICULT TO FIX, PRIOR TO SIGNING THIS AGREEMENT, THE ACTUAL DAMAGES WHICH
WOULD BE SUFFERED BY SELLER IF BUYER FAILS TO PERFORM'ITS OBLIGATIONS UNDER THIS AGREEMENT. THEREFORE, IF, AFTER THE SATISFACTION OR WAIVER
OF ALL CONTINGENCIES PROVIDED FOR THE BUYER'S BENEFIT, BUYER BREACHES THIS AGREEMENT, SELLER SHALL BE ENTITLED TO LIQUIDATED DAMAGES IN THE
AMOUNTOF ____ . UPON PAYMENT OF SAID SUM TO SELLER, BUYER SHALL BE RELEASED FROM ANY FURTHER LIABILITY TO SELLER, AND ANY ESCROW
CANCELLATION FEES AND TITLE,COMPANY CHARGES SHALL BE PAID BY SELLER.

Buyer's Initials Seller's Initials

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

22.1"ANY CONTROVERSY AS TO WHETHER SELLER IS ENTITLED TO LIQUIDATED DAMAGES AND/OR BUYER IS ENTITLED TO THE RETURN OF THE DEPOSIT
SHALLBE DETERMINED BY BINDING ARBITRATION ADMINISTERED BY THE JUDICIAL ARBITRATION & MEDIATION SERVICES, INC. ("JAMS") IN ACCORDANCE WITH
ITS COMMERCIAL ARBITRATION RULES ("COMMERCIAL RULES"). ARBITRATION HEARINGS SHALL BE HELD IN THE COUNTY WHERE THE PROPERTY IS LOCATED.
SUCH CONTROVERSY SHALL BE ARBITRATED BY A SINGLE ARBITRATOR, APPOINTED UNDER THE COMMERCIAL RULES WHO HAS HAD AT LEAST 5 YEARS OF
EXPERIENCENN THE TYPE OF REAL ESTATE THAT IS THE SUBJECT OF THIS AGREEMENT. THE ARBITRATOR SHALL HEAR AND DETERMINE SAID CONTROVERSY IN
ACCORDANCE WITH APPLICABLE LAW OF THE JURISDICTION WHERE THE PROPERTY IS LOCATED, THE INTENTION OF 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 ARBITRATOR SHALL RENDER AN
AWARD WITHIN 30 DAYS AFTER THE CONCLUSION OF THE HEARING, WHICH MAY INCLUDE ATTORNEYS' FEES AND COSTS TO THE PREVAILING PARTY PER
PARAGRAPH 16 HEREOF AND SHALL BE ACCOMPANIED BY A REASONED OPINION. THE FAILURE OR REFUSAL OF A PARTY TO PAY SUCH PARTY’S REQUIRED SHARE
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OF THE DEPOSITS FOR ARBITRATOR COMPENSATION OR ADMINISTRATIVE CHARGES SHALL CONSTITUTE A WAIVER BY SUCH PARTY TO PRESENT EVIDENCE OR
CROSS-EXAMINE WITNESSES, BUT SUCH WAIVER SHALL NOT ALLOW FOR A DEFAULT JUDGMENT AGAINST THE NON-PAYING PARTY IN THE ABSENCE OF EVIDENCE
AND LEGAL ARGUMENT AS THE ARBITRATOR MAY REQUIRE FOR MAKING AN AWARD. 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 OR JURY TRIAL. BY INITIALING IN THE SPACE BELOW YOU ARE GIVING UP YOUR JUDICIAL RIGHTS TO DISCOVERY,AND
APPEAL, UNLESS SUCH RIGHTS ARE SPECIFICALLY INCLUDED IN THE "ARBITRATION OF DISPUTES" PROVISION. IF YOU REFUSE TO SUBMIT TO ARBITRATION AFTER
AGREEING TO THIS PROVISION, YOU MAY BE COMPELLED TO ARBITRATE UNDER THE AUTHORITY OF THE CALIFORNIA CODE OF CIVIL PROCEDURE. YQUR AGREEMENT
TO THIS ARBITRATION PROVISION IS VOLUNTARY.

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

Buyer's 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.21 and22/are initialed by both of the Parties.
Paragraphs 21 and 22 are each incorporated into this Agreement only if initialed by both Parties at the time that thé Agreement iSsexecuted. Signatures 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 22.3 is 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 shall be initiated in the county in/which the Property is located.

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

23.4 Counterparts. This Agreement may be executed by Buyer and Seller in counterparts, each 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 counterparts are identical except for the signatures, is authorized and instructed
to combine the signed signature pages on one of the counterparts, which shall then constituté the Agreement.

23.5 Waiver of Jury Trial. THE PARTIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS TO 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 Agreement ahd the typewritten“er handwritten provisions shall be controlled by the
typewritten or handwritten provisions. Seller and Buyer must initial any and all handwrittén provisions.

23.7 1031 Exchange. Both Seller and Buyer agree to cooperate with each other indthe event that either or both wish to participate in a 1031 exchange. Any
party initiating an exchange shall bear all costs of such exchange. The coopefating 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 otherwisefails to qualify as a 1031 exchange.

23.8 Equal Housing Opportunity. The Property is being sold in.compliance Mith local, state and federal anti-discrimination laws.

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

24. Disclosures Regarding The Nature of a Real Estate*Agency Relationship.

24.1 The Parties and Brokers agree that their relationship(s)&hall 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 into a discussion with a real estate agent regarding a real estate transaction, a Buyer or Seller should from the outset understand what type
of agency relationship or representation it has 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 Agent, ‘A 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 affirmative obligations: (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 exercis€ of reasonable 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 the ageht matérially affecting the value or desirability of the property that are not known to, or within the diligent attention and observation of, the
Parties. An agent is not obligdted to reveal to either Party any confidential information obtained from the other Party which does not involve the affirmative duties set
forth above.

(b) Buyer's Agent._A selling agent can, with a Buyer's consent, agree to act as agent for the Buyer only. In these situations, the agent is not the Seller's
agent, evensif by agreement the agent may receive compensation for services rendered, either in full orin part from the Seller. An agent acting only for a Buyer has
the folléwing affirmative obligations. (1) To the Buyer: A fiduciary duty of utmost care, integrity, honesty, and loyalty in dealings with the Buyer. (2) To the Buyer and
the Seller: a. Diligent 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. A duty to
discloseall faCts knoWn to the agent materially affecting the value or desirability of the property that are not known to, or within the diligent attention and
observatiomof, the Parties. Anagent is not obligated to reveal to either Party any confidential information obtained from the other Party which does not involve the
affirmative duties 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
agent ofboth the Seller and the Buyer in a transaction, but only with the knowledge and consent of both the Seller and the Buyer. (1) In a dual agency situation, the
agenthas the following affirmative obligations to both the Seller and the Buyer: a. A fiduciary duty of utmost care, integrity, honesty and loyalty in the dealings with
either Seller or the Buyer. b. Other duties to the Seller and the Buyer as stated above in their respective sections (a) or (b) of this paragraph 24.2. (2) In representing
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both Seller and Buyer, the agent may not, without the express permission of the respective Party, disclose to the other Party confidential information, including, but
not limited to, facts relating to either Buyer's or Seller's financial position, motivations, bargaining position, or other personal information that may impact price,
including Seller's willingness to accept a price less than the listing price or Buyer's willingness to pay a price greater than the price offered. (3) The above duties of the
agentin areal estate transaction do not relieve a Seller or Buyer from the responsibility to protect their own interests. Buyer and Seller should carefully read all
agreements to assure that they adequately express their understanding of the transaction. A real estate agentis a person qualified to advise about real estate. If legal
or tax advice is desired, consult a competent professional. Buyer has the duty to exercise reasonable care to protect Buyer, including as to those facts about the
Property which are known to Buyer or within Buyer's diligent attention and observation. Both Seller and Buyer should strongly consider obtaining tax advice from a
competent professional because the federal and state tax consequences of a transaction can be complex and subject to change.

(d)  Further Disclosures. Throughout this transaction Buyer and Seller may receive more than one disclosure, depending upon the number of agents
assisting in the transaction. Buyer and Seller should each read its contents each time it is presented, considering the relationship between them and the real estate
agent in this transaction and that disclosure. Buyer and Seller each acknowledge receipt of a disclosure of the possibility of multiple representation by the Broker
representing that principal. This disclosure may be part of a listing agreement, buyer representation agreement or separate document. Buyer understands that
Broker representing Buyer may also represent other potential buyers, who may consider, make offers on or ultimately acquire the Property. Sellerdinderstandstthat
Broker representing Seller may also represent other sellers with competing properties that may be of interest to this Buyer. Brokers have no responsibility with
respect to any default or breach hereof by either Party. The Parties agree that no lawsuit or other legal proceeding involving any breach of duty, error,6r omission
relating to this transaction may be brought against Broker more than one year after the Date of Agreement and that the liability (including court eosts and attorneys'
fees), of any Broker with respect to any breach of duty, error or omission relating to this Agreement shall not exceed the fee received by.such Brokempursuant to this
Agreement; provided, however, that the foregoing limitation on each Broker's liability shall not be applicable to any gross negligence or willful*misconduct of such
Broker. g

24.3 Confidential Information. Buyer and Seller agree to identify to Brokers as "Confidential" any communication or inférmatian giveh Brokers that is considered
by such Party to be confidential.

25. Construction of Agreement. In construing this Agreement, all headings and titles are for the convenience of the_Parties only’and shall not be considered a part
of this Agreement. Whenever required by the context, the singular shall include the plural and vice versa. This Agréement shall ngt be construed as if prepared by
one of the Parties, but rather according to its fair meaning as a whole, as if both Parties had prepared it.

26. Additional Provisions.

Additional provisions of this offer, if any, are as follows or are attached hereto by an addendum or addenda consisting of\pafagraphs through . (Ifthere
are no additional provisions write "NONE".)

ATTENTION: NO REPRESENTATION OR RECOMMENDATION IS MADE BY AIR CRE OR BY ANY BROKER AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT, OR TAX
CONSEQUENCES OF THIS AGREEMENT OR THE TRANSACTION TO WHICH IT RELATES# THE PARTIES"ARE URGED TO:

1. SEEKADVICE OF COUNSEL AS TO THE LEGAL AND TAX CONSEQUENCES OF THIS AGREEMENT.

2.  RETAIN APPROPRIATE CONSULTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PROPERTY. SAID INVESTIGATION SHOULD INCLUDE BUT NOT
BE LIMITED TO: THE POSSIBLE PRESENCE OF WOOD DESTROYING PESTS OR.ORGANISMS AND/OR HAZARDOUS SUBSTANCES, THE ZONING OF THE PROPERTY,
THE INTEGRITY AND CONDITION OF ANY STRUCTURES AND OPERATING SYSTEMS;WHETHER OR NOT THE PROPERTY MEETS CURRENT CODES AND WHETHER OR
NOT THE PROPERTY IS SUBJECT TO RENT CONTROL OR OTHER LOCAL RENTAL PROPERTY REGULATIONS.

WARNING: IF THE PROPERTY IS LOCATED IN A STATE OTHER THAN CALIFORNIA, CERTAIN PROVISIONS OF THIS AGREEMENT MAY NEED TO BE REVISED TO
COMPLY WITH THE LAWS OF THE STATE IN WHICH THE PROPERTY IS LOCATED.

NOTE:
1. THIS FORM IS NOT TO BE USED WITH PROPERTIESS CONTAINING LESS THAN 5 RESIDENTIAL UNITS.
2.  IFEITHER PARTY IS A CORPORATION, IT IS RECOMMENDED THAT THIS AGREEMENT BE SIGNED BY TWO CORPORATE OFFICERS.

The undersigned Buyer offers and agrees to buy the Property on the terms and conditions stated and acknowledges receipt of a copy hereof.

Date: _
BROKER BUYER
Attn: By:
Title: Name Printed:
Title:
Address:
_— Phone:
Phone?
Fax:
Fax: .
N Email:
Email: :
Federal ID No.:
o By:
Broker DRE I._|cense #: Name Printed:
Agent DRE License #: Title:
INITIALS INITIALS
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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 conditions thergin,specified.

27.2 In consideration of real estate brokerage service rendered by Brokers, Seller agrees to pay Brokers a real estate Brokerage Fee in a sum egdal to % of

the Purchase Price to be divided between the Brokers as follows: Seller's Broker % and Buyer's Broker %. This Agreement 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 Seller at the Closing.
27.3 Seller acknowledges receipt of a copy hereof and authorizes Brokers to deliver a signed copy to Buyer.

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:
Title:
Address:
— Phone:
Phone:
Fax:
Fax:
Email:
Email:
Federal ID No.:
— By:
Broker DRE License #: "
- Nafme Printed:
Agent's DRE License #: .
— Titles
Phene:
Fax:
Email:
Address:
Federal ID No.:

AIRCRE * https://www.aircre.com * 213-687-8777 * contracts@aircre.com
NOTICE: No part of these works may be reproduced in any form without permission in writing.

INITIALS INITIALS
© 2019 AIR CRE. AllRights Reserved. Last Edited: 11/10/2020 1:29 PM

ROFA-11.20, Revised 11-25-2019 Page 10 of 10



AIRCRE

contracts

PROPERTY INFORMATION SHEET
(For the sale or leasing of non-residential properties)
PREFACE:

Purpose: This Statement is NOT a warranty as to the actual condition of the Property/Premises. The purpose is, instead, to provide the brokers and the potential
buyer/lessee with important information about the Property/Premises which is currently in the actual knowledge of the Owner and which the Owneris required by
law to disclose.

Actual Knowledge: For purposes of this Statement the phrase 'actual knowledge' means: the awareness of a fact, or the awareness of sufficient information and
circumstances so as to cause one to believe that a certain situation or condition probably exists.

TO WHOM IT MAY CONCERN:

("Owner"), owns the Property/Premises commonly known as (street address, city, state, zip) located in the County of , apd geneérally described as
(describe briefly the nature of the Premises or Property) (hereinafter "Property"), and certifies that:

1.  Material Physical Defects. Owner has no actual knowledge of any material physical defects in the Property or any improvemefts.and structures thereon,
including, but not limited to the roof, except (if there are no exceptions write "NONE"):

2. Equipment.

A(.:I pOwner has no actual knowledge that the heating, ventilating, air conditioning, plumbing, loading doors,electrical and lighting systems, life safety systems,
security systems and mechanical equipment existing on the Property as of the date hereof, if any, are notin good opetating ofder and condition, except (if there are
no exceptions write "NONE"): __

B.  Owner has no actual knowledge of any leases, financing agreements, liens or other agreements affecting any equipment which is being included with the
Property, except (if there are no exceptions write "NONE"):

3. Soil Conditions. Owner has no actual knowledge that the Property has any slipping, Sliding, settling, flooding, ponding or any other grading, drainage or soil
problems, except (if there are no exceptions write "NONE"):

4.  Utilities. Owner represents and warrants that the Property is served by the followipg utilities (check the appropriate boxes) [.7. public sewer system and the

cost of installation thereof has been fully paid, Jj private septic system, LJ electricity, LJ natural gas, | domestic water, Ll telephone, and l—l other:

5.  Insurance. Owner has no actual knowledge of any insurance efainisfiled ’regarding the Property during the preceding 3 years, except (if there are no exceptions
write "NONE"): .

6. Compliance With Laws. Owner has no actual knowledge, of any.aSpect or condition of the Property which violates applicable laws, rules, regulations, codes, or
covenants, conditions or restrictions, or of improvements or alterationsymade to the Property without a permit where one was required, or of any unfulfilled order or
directive of any applicable government agency or of any casualty insurance company that any work of investigation, remediation, repair, maintenance or improvement

isto be performed on the Property, except (if there are ng exceptions write "NONE"):

7.  Hazardous Substances and Mold.

A.  Owner has no actual knowledge of the Property ever having been used as a waste dump, of the past or present existence of any above or below ground
storage tanks on the Property, or of thé current existence on the Property of asbestos, transformers containing PCB's or any hazardous, toxic or infectious substance
whose nature and/or quantity of existence, use, manufacture or effect, render it subject to Federal, state or local regulation, investigation, remediation or removal as

potentially injurious to public héalth or'welfare, except (if there are no exceptions write "NONE"):
B.  Owner represents’and warrantsithat itis not currently, and never has been engaged in the business of hauling waste, and never stored hazardous

substances on the Property, except (if there are no exceptions write "NONE"):
C.  Owner has no agtualknowledge of the existence on the Property of hazardous levels of any mold or fungi defined as toxic under applicable state or Federal
law, except (if thege_are no exceptions write "NONE"):

8.  Fire Damage.|Owner has,no actual knowledge of any structure on the Property having suffered material fire damage, except (if there are no exceptions write
"NONE" ) .

9. “Actions, Suits or'Proceedings. Owner has no actual knowledge that any actions, suits or proceedings are pending or threatened before any court, arbitration
tribunalgovetrnmental department, commission, board, bureau, agency or instrumentality that would affect the Property or the right or ability of an owner or tenant

to cbnvey, occupy or utilize the Property, except (if there are no exceptions write "NONE"):
Owner has not'served any Notices of Default on any of the tenants of the Property which have not been resolved except (if there are no exceptions write "NONE"):

10%,_Governmental Proceedings. Owner has no actual knowledge of any existing or contemplated condemnation, environmental, zoning, redevelopment agency
plan or other land use regulation proceedings which could detrimentally affect the value, use and operation of the Property, except (if there are no exceptions write
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"NONE"): .
11. Unrecorded Title Matters. Owner has no actual knowledge of any encumbrances, covenants, conditions, restrictions, easements, licenses, liens, charges or
other matters which affect the title of the Property that are not recorded in the official records of the county recorder where the Property is located, except (if there

are no exceptions write "NONE"):

12. Leases. Owner has no actual knowledge of any leases, subleases or other tenancy agreements affecting the Property, except (if there are no exceptions write
"NONE"): .

13. Options. Owner has no actual knowledge of any options to purchase, rights of first refusal, rights of first offer or other similar agreements affecting the'Property,

except (if there are no exceptions write "NONE"):

14. Short Sale/Foreclosure. The ability of the Owner to complete a sale of the Property ‘* is contingent [j is not contingent upon obtainingthe consent'ef one

or more lenders to conduct a 'short sale', ie. a sale for less that the amount owing on the Property. (This paragraph only needs to be completed,f this Property
AR L gL

|

Information Sheet is being completed in connection with the proposed sale of the Property) One or more of any loans secured by the Property™— is¥.—! is notin
foreclosure.

15. Energy Efficiency. The Property l—[ has U has not been granted an energy efficiency rating or certification such as one from the U.S. Green Building Council's

Leadership in Energy and Environmental Design (LEED) or ‘4 Seller/Lessor does not know if the Property has been granted sdch a‘fating 'gr certificate. Ifsuch a
rating or certification has been obtained please describe the rating or certification and provide the name of the organizatioh that granted it:

16. Other. (It will be presumed that there are no additional items which warrant disclosure unless they are set forth=herein):

The statements herein will be relied upon by brokers, buyers, lessees, lenders and others. Therefore, Owner and/or the Owner's Property Manager has reviewed
and modified this printed statement as necessary to accurately and completely state all the known material facts.concerning the Property. To the extent such
modifications are not made, this statement may be relied upon as printed. This statement, however, shall not relieve a buyer or lessee of responsibility for
independent investigation of the Property. Owner agrees to promptly notify, in writing, all appropriate parties of any'material changes which may occur in the
statements contained herein from the date this statement is signed until title to the Property is transferred, or the lease is executed. Signatures to this Statement
accomplished by means of electronic signature or similar technology shall be legal and binding¢

Date: OWNER

(fill in date of execution)

By:

Name Printed:
Title:

. (Fill in date received)

Buyer/lessee hereby acknowledges receipt of a copy of this Propgfty Information Sheet on

BUYER/LESSEE

By:

Name Printed:
Title:

AIRCRE * https://www.aircre.com * 213-687-8777 * contracts@aircre.com
NOTICE; No part of these works may be reproduced in any form without permission in writing.

INITIALS INITIALS
© 2017 AIR CRE. AllRights Reserved. Last Edited: 11/10/2020 1:29 PM

PI-8.03, Revised 06-10-2019 Page 2 of 2



AIRCRE

contracts

SELLER'S MANDATORY DISCLOSURE STATEMENT

(DO NOT USE IN SALE OF RESIDENTIAL PROPERTIES WITH 1-4 UNITS)

This Seller's Mandatory Disclosure Statement ("Disclosure") is made pursuant to the requirements of and shall be a part of the ]_[ STANDARD OFFER, AGREEMENT

AND ESCROW INSTRUCTIONS FOR PURCHASE OF REAL ESTATE (See paragraph 9.1(a) of said document) or El (the "Purchase Agreement") dated for reference
purposes as of , regarding that certain real property commonly known as (street address, city, state, zip): , assessor's parcel number (the
"Property") wherein is the Seller and is the Buyer. Note: This Disclosure does not replace the Property Information Sheet published BY AIR CRE ("AIR")

and, unless not required by the Purchase Agreement, Seller should also provide Buyer the Property Information Sheet.

NATURAL HAZARDS DISCLOSURE. For items 1- 6 below, Seller elects to:

l—‘ A.  Provide a natural hazards disclosure ("NHD") prepared by one of the following professional natural hazards risk experts ("Natural Hazards-Expert"):
[*******3 new checkbox fields and one new phone number field********] = A copy of such NHD is attached. " \

s

1. ASPECIAL FLOOD HAZARD AREA (any type Zone A or V) designated by the Federal Emergency Management Ageney-(Goverament Code §8589.3).

Complete this Disclosure (without using a Natural Hazards Expert) and Seller discloses that the property lies within the following'hazard zones or areas:

L] Yes
l 71 No
[CB] Do not know and information not available from local jurisdiction

2. AN AREA OF POTENTIAL FLOODING shown on a dam failure inundation map under Government Code §8589.4.

‘:‘ Yes
‘ } No
[CB] Do not know and information not available from local jurisdiction

3. AVERY HIGH FIRE HAZARD SEVERITY ZONE under Government Code §51178 of §51179,The owner of this property is subject to the maintenance requirements
of Government Code §51182.

[4‘ Yes

‘ ] No
[CB] Do not know and information not available from local jurisdiction

4. AWILDLANDS AREA THAT MAY CONTAIN SUBSTANTIAL FOREST FIRE RISKS AND HAZARDS pursuant to Public Resources Code §4125. The owner of this property is
subject to maintenance requirements of Public Resources Code §4291. Additienally, it is not the state's responsibility to provide fire protection services to any building
or structure located within the wildlands unless the Department of Fefestry and Fire Protection has entered into a cooperative agreement with a local agency for
those purposes under Public Resources Code §4142.

[CB] Yes

[CB] No

5. AN EARTHQUAKE FAULT ZONE under Public Resources Codé §2622.

D Yes

l—‘ No

6.  ASEISMIC HAZARD ZONE under Public Resources Code §2696.
[CB] Yes (Landslide Zone)
[CB] Yes (Liquefaction Zafie)

—I No
[CB] Map not yet feleased by state
OTHER DISCLOSURES:

7.  EARTHQUAKE SAFETY. If the improvements on the Property were constructed prior to 1975 and include structures with either (i) pre-cast (e.g., tilt-up) concrete
or reinforced masonry'walls together with wood frame floors or roofs, or (ii) unreinforced masonry walls, then California Business & Professions Code §10147;
Government/Code §88875.6, 8875.9, 8893.2, and 8893.3; and California Civil Code §2079.9 require Seller to provide Buyer a copy of The Commercial Property
Owneris Guide to Earthquake Safety (the “Booklet”) published by the California Seismic Safety Commission, available through the following link:

ssc.ca.gov/forms_pubs/cog ! Seller is not required to provide the Booklet to Buyer. [J Seller is required to provide the Booklet to Buyer, which Booklet Seller is
hereby providing to Buyer.

8.8, FLOOD DISASTER INSURANCE. If the Seller or Seller's predecessor-in-interest has previously received Federal flood disaster assistance and said assistance was
conditioned upon obtaining and maintaining flood insurance on the Property, Federal law, ie. 42 U.S.C. §5154a, mandates that prospective purchasers be advised that
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they will be required to obtain and maintain such insurance on the Property and that if said insurance is not maintained and the Property is thereafter damaged by a
flood disaster, the purchaser may be required to reimburse the Federal Government for the disaster relief provided. Buyer is hereby informed that to the best of the

Seller's knowledge Federal flood disaster assistance ﬂ ‘ has or ‘ J has not been previously received with regard to the Property. Note: if such disaster assistance
has been received, the law specifies that the required notice be "contained in documents evidencing the transfer of ownership".

9.  WATER HEATER BRACING. If the Property contains one or more water heaters of 120 gallons or less, as required by California Health and Safety Code §19211,

Seller hereby certifies to Buyer that all such water heaters [— have or J have not been braced, strapped and/or anchored in accordance with law.

10. TITLE INSURANCE. If the Purchase Agreement does not provide that Buyer will be provided with title insurance, Buyer is strongly urged to consider pdrchasing
title insurance. In accordance with California Civil Code §1057.6, Buyer is advised as follows:

IMPORTANT: IN A PURCHASE OR EXCHANGE OF REAL PROPERTY, IT MAY BE ADVISABLE TO OBTAIN TITLE INSURANCE IN CONNECTION WITH THE CKOSE OF ESCROW
SINCE THERE MAY BE PRIOR RECORDED LIENS AND ENCUMBRANCES WHICH AFFECT YOUR INTEREST IN THE PROPERTY BEING ACQUIRED. A NEW POLICY OF TITLE
INSURANCE SHOULD BE OBTAINED IN ORDER TO ENSURE YOUR INTEREST IN THE PROPERTY THAT YOU ARE ACQUIRING.

11. METHAMPHETAMINE LABORATORY ACTIVITY. As required by California Health and Safety Code §25400.28, Seller notifies Buyer that a government order
identifying the Property as contaminated by methamphetamine laboratory activity [CB] has been received by Seller (copy of such orderiis attached), ox [CB] has not
been received by Seller.

12. HAZARDOUS SUBSTANCES. If the Property is non-residential property, then as required by California Health and Safety,€ode §25359.7 Seller notifies Buyer that:

[ ‘ Seller neither knows nor has reasonable cause to believe that any release of hazardous substance (as such terms are defined by/California Health and Safety Code

§§25320 and 25316) has come to be located on or beneath the Property, or lﬁi Seller knows or has reasonable caus€ tobelievé that a release of hazardous
substance has come to be located on or beneath the Property.

13. WATER CONSERVING PLUMBING FIXTURES. For multi-family residential (containing more than one unit) and @ommercial jproperties built before January 1, 1994:
California Civil Code §1101.5 requires all noncompliant plumbing fixtures to be replaced before January 1, 2019 with Water-conserving plumbing fixtures. As required
by California Civil Code §1101.5e, Seller discloses that the Property [CB] was built after January 1, 1994 and is exempt fromi” this statute; [CB] does include
noncompliant plumbing fixtures; or [CB] does not include any noncompliant plumbing fixtures.

14. DEATH ONTHE PROPERTY. As required by California Civil Code §1710.2, Seller [CB] does/6r [CB] does not know of the death on the Property of an occupant of
the Property in the three years before the date of Buyer's offer to purchase the Property pgf the Purchase Agreement.

15. OTHER.

Seller believes the information provided in this Disclosure by Selleris true and correct to thé best knowledge of Seller as of the date of this Disclosure. Seller has
exercised good faith in the selection of a Natural Hazards Expert (if applicable) but has ngt independently verified the information contained in the NHD. Buyer agrees
the NHD satisfies Seller's legal disclosure duty with respect thereto subject théreof, the Natural Hazard Expert shall be deemed to be an expert dealing with matters
within the scope of its expertise with respect to the examination and written feport régarding the natural hazards referred to in the NHD, and California Civil Code
§1103.4 which deals with a seller’s non-liability for errors and/or omissiens notywithin such seller’s personal knowledge shall be deemed to apply to Seller.

The hazards referenced in this Disclosure may limit the Propertylowner’s ability to develop the Property, to obtain insurance, or to receive assistance after a disaster.
The maps on which the NHD are based estimate where natural hazards existand. are not definitive indicators of whether or not a property will be affected by a natural
disaster. Buyer is advised to obtain professional advice regafding those hazards and other hazards that may affect the Property.

Applicable laws and the areas covered by the variouséatural hazardjzones, etc. may change. Seller shall not be required to notify Buyer if the information provided in
the NHD becomes inaccurate as a result of any governmental action, map revision, changed information, or other act or occurrence, unless Seller has actual
knowledge that the information has become inaccurate. Ptior to the close of escrow, Buyer may wish to again check the status of the Property. Also, Buyer is advised
to verify with appropriate local governmental agencies, such assthe city and/or county in which the Property is located, to determine if they have established natural
hazard zones in addition to those listed above. Signatures to this Disclosure accomplished by means of electronic signature or similar technology shall be legal and
binding. This Disclosure may be executed in counterparts.

The statements herein are not intended to be full or complete disclosure of all possible impacts on Buyer and/or the Property. If a matter is disclosed regarding
the Property, Buyer is advised to:

1.  Review the entifety of all laws applicable to such disclosed matter.

2. Seek advice of counselfas to the legal consequence of any disclosed matters.

3. Retain appropriate/onsultants to review and investigate the impact of all such disclosed matters.

Neither AIR CRE ner-any,of the brokers make any representation, warranty or recommendation regarding the legal sufficiency, legal effect or any other consequences
of this Disclosure.

Date:
SELLER
By:
Name Printed:
Title:
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Buyer acknowledges receipt of this Disclosure together with the NHD, the Booklet and any other documents referenced herein (as applicable) as being provided to
Buyer, and agrees to the above terms and conditions.

Date:

BUYER

By:
Name Printed:

Title:

AIRCRE * https://www.aircre.com * 213-687-8777 * contracts@aircre.com
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AIRCRE

contracts

CONFIDENTIALITY AGREEMENT

This Agreement ("Agreement") is made and entered into by and between ("Owner") and ("Potential Buyer") and shall be effective as of

WHEREAS, Owner owns certain real property commonly known as (street address, city, state, zip) ("Property"), and
WHEREAS, Potential Buyer is considering acquiring the Property from Owner, and

WHEREAS, in order to evaluate whether or not to acquire the Property Potential Buyer wants Owner to provide Potential Buyer with certain infofmation and/or
documents,

NOW THEREFORE, in consideration of the promises contained herein and other good and valuable consideration, the receipt and sufficiency of which is hereby
acknowledged Owner and Potential Buyer agree as follows:

1.  Agreement to Provide Information. Owner agrees to make available to Potential Buyer certain information and documents which Qwnér has in its possession
concerning the Property. Asa condition to furnishing such information and documents to Potential Buyer and its "Representatives" (as deffned below), Potential
Buyer agrees to treat such information in accordance with the provisions of this Agreement. As used herein the term "Repfesentatives" shall mean with respect to
any person or entity, collectively all of such person's or entity's officers, directors, employees, affiliates, partners, members, represghtatives, agents, brokers or
advisors, including, without limitation, attorneys, accountants, consultants, bankers and financial advisors.

2. Definition of Evaluation Material. The term "Evaluation Material" means all information and documentatign concerningithe Property which Owner and/or its
representatives provides to Potential Buyer or to its Representatives and all notes, analyses, compilations, studies,‘interpretatigns or other documents prepared by
Potential Buyer or its Representatives that contain, reflect or are based upon, in whole or in part, the information furnished to Potential Buyer or its Representatives
pursuant hereto; provided, however, that the foregoing shall not require Potential Buyer to reveal or disclose to Owner ify@ny manner any such notes, analyses,
compilations, studies, interpretations or other documents prepared by Potential Buyer or its Representatives. The term Evaluation Material shall not include
information which is generally available to the public.

3. Use of Evaluation Material and Confidentiality.

(a) Potential Buyer hereby agrees that it and its Representatives shall use the E¥aluation Matetial solely for the purpose of evaluating whether to acquire the
Property, that the Evaluation Material shall be kept confidential and that Potential Bliyer and,its Representatives shall not disclose any of the Evaluation Material in
any manner whatsoever and, that such information shall be disclosed only to such of\Potesitial Buyer's Representatives who need to know such information for the
sole purpose of evaluating the purchase of the Property and who are informed that such,information is confidential. In any event, Potential Buyer shall be responsible
for any disclosure by any of its Representatives of any Evaluation Materials which«if made by, Potential Buyer would be a breach of this Agreement, and Potential Buyer
agrees, at its sole expense, to take all reasonable measures to prevent or restrain itsR&presentatives from prohibited or unauthorized disclosure or use of the
Evaluation Material. In no event shall Potential Buyer or its Representatives use the Evaluation Material exceptin connection with the subject purchase, and any other
use of the Evaluation Material is strictly prohibited.

(b) Potential Buyer agrees that, without the prior written censent’of®waer, it and its Representatives (i) shall not disclose to any other person the fact that the
Evaluation Material has been made available to PotentialBtGyerxthe fact that discussions or negotiations are taking place concerning a possible sale of the Property or
any of the terms, conditions or other matters then bejng discussediwith'espect thereto (including the status thereof), and (ii) shall not contact any of Owner's or the
Property's tenants, partners, members, employees, contractors, managers, insurers, managing agents, adjoining property owners or lenders concerning the Property.

(c) If Potential Buyer decides that it does not wish te proceéd with the purchase, it shall promptly inform Owner of that decision. In that case, or at any time
upon the request of Owner for any reason, Potential Buyer andshall promptly deliver to Owner all Evaluation Material (and all copies thereof) furnished to it or its
Representatives by or on behalf of Owner pursuant hereto. At such time Potential Buyer shall also destroy or deliver to Owner all Evaluation Material prepared by
Potential Buyer or its Representativesfand no copy thereof shall be retained. Notwithstanding the return or destruction of the Evaluation Material, Potential Buyer
and its Representatives shall contirfue,to be bound by Potential Buyer's obligations of confidentiality and other obligations hereunder.

4. Accuracy of EvaluationMaterial. Potential Buyer understands and acknowledges that Owner, its Representatives and/or the Brokers (both those representing
Seller and those representifig Potential Buyeh) are not making any representation or warranty, express or implied, as to the accuracy or completeness of the Evaluation
Material. Potential Buyér agreesthat Owner, its Representatives and/or the Brokers shall not have any liability to Potential Buyer or to any of its Representatives
relating to or resulting fromith€ use of the Evaluation Material or any errors therein or omissions therefrom. Only those representations or warranties which are
made in a final definitive agreément regarding the purchase, as, when and if executed and delivered shall have any legal effect.

5. Remedies. Itlis undérsteed and agreed that money damages would not be a sufficient remedy for any breach of this Agreement by Potential Buyer or any of its
Representatives andithiat Owner shall be entitled to equitable relief, including injunctions and specific performance, as a remedy for any such breach. Such remedies
shall nét be deemed to be the exclusive remedies for a breach by Potential Buyer or any of its Representatives of this Agreement but shall be in addition to all other
remedies available at law or equity to Owner.

6. Miscellaneous.

(a) % Waivers and Amendments. No failure or delay by Owner in exercising any right, power or privilege hereunder shall operate as a waiver thereof, nor shall
any single or partial exercise thereof preclude any other or future exercise thereof or the exercise of any other right, power or privilege hereunder. This Agreement
may besdmended only with the written consent of Owner and Potential Buyer.

(b) Effect of Agreement. Neither Potential Buyer nor Owner nor any of their respective affiliates is under any legal obligation of any kind whatsoever with
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respect to conducting negotiations relating to or consummating the purchase of the Property by virtue of this Agreement. Owner reserves the right, in its sole
discretion, to reject any and all proposals made by Potential Buyer with regard to purchasing the Property and to engage in discussions and negotiations, and to enter
into a definitive agreement, with regard to any other transaction, with any other person at any time and without notice to Potential Buyer and to terminate
discussions and negotiations with Potential Buyer at any time.

(c) Governing Law. The parties hereby agree that this Agreement shall be governed by and construed in accordance with the laws of the State in which the
Property is located. The parties hereby irrevocably consent to the exclusive jurisdiction of the state courts located in the State in which the Property is located for any
actions, suits or proceedings arising out of or relating to this Agreement.

(d) Severability. If any provision of this Agreement is found to violate any statute, regulation, rule, order or decree of any governmental authority, court,
agency or exchange, such invalidity shall not be deemed to affect any other provision hereof or the validity of the remainder of this Agreement, and such inValid
provision shall be deemed deleted herefrom to the minimum extent necessary to cure such violation.

(e) Counterparts. This Agreement may be executed in multiple counterparts, each of which shall be deemed an original but together shall gonstitute ohe
agreement. Telecopied and PDF signatures may be used in place of original signatures on this Agreement, and the parties intend to be bound by'the signatures oh
such telecopied document or PDF copies. Signatures to this Agreement accomplished by means of electronic signature or similar technology $hall be legal and
binding.

(f)  Entire and Sole Agreement. This Agreement constitutes the entire understanding and agreement between the parties with respect to the'subject matter
hereof and supersedes any and all prior or contemporaneous oral or written communications with respect hereto, all of which are merged herein:

WHEREFORE, by their signature below, the parties hereto acknowledge that they have reviewed carefully the terms of this Agfeement and they understand itis a
legally binding Agreement.

POTENTIAL BUYER: OWNER:

By: By:

Name Printed: Name Printed:
Title: Title:
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AIRCRE

contracis
STANDARD ESTOPPEL CERTIFICATE - BY LESSEE
TO WHOM IT MAY CONCERN:

RE: Lease ("Lease") dated , by and between as Lessor, and as Lessee, concerning the real property known as (street address, city, state, zip):
("Premises"), which Lease was amended and guaranteed by ("Guarantor(s)") (it will be presumed no amendments or guarantees exist unless
they are specified above).

Lessee hereby certifies as follows:

1.  True copies of the above referenced Lease as amended and the guarantees, if any, are attached hereto marked Exhibit "1" (Attach a copy'ef Leas€, all
amendments and guarantees.) Other than the documents included in Exhibit 1 there are no oral or written agreements or understandings betweéq the Lessor and

Lessee with respect to the Premises except (if there are no exceptions, write "NONE")

2. The Lease term commenced on and expires on

3. Thecurrent monthly rent and expense pass-through, if any, are as follows:

Amount Day of Month Due Paid Up Through Year
Rent

Pass Through

No rents or pass-throughs have been prepaid except as reflected in the Lease. (It will be presumed that no expense ‘pass-throlighs are currently required unless set
forth above.)

4.  The current amount of security deposit held by Lessor is

5. The Lease has not been modified, orally orin writing, since its execution, except as herginabove identified. The Lease s in full force and effect and contains the
entire agreement between Lessor and Lessee, except (if there are no exceptions, write "NONE"):

6. Theimprovements and space required to be provided by Lessor have been fursished and completed in all respects to the satisfaction of Lessee, and all promises
of an inducement nature by Lessor have been fulfilled except (if there are no exceptions, wfite "NONE"):

7.  Lessee has no knowledge of any uncured defaults by Lessor or Lessee ufider the LeasSe, except (if there are no exceptions, write "NONE"):

8.  There are no disputes between Lessor and Lessee concerning the Lease, the Pfemisés or the improvements therein or thereon, except (if there are no
exceptions, write "NONE"):

9. Lesseeis infull and complete possession of the Premises and has net-assigned or sublet any portion of the Premises, except (if there are no exceptions, write
"NONE"): .

10. Lessee has no knowledge of any prior sale, transfer, assignment or encumbrance of the Lessor's interest in the Lease, except (if there are no exceptions, write
"NONE"): .

11. Lessee has made no alterations or additions to the Premis€s, except (if there are no exceptions, write "NONE"): . If alterations or additions have been
made by Lessee, Lessee represents that,to the best of its knowledge, all such alterations and additions were done in accordance with the terms of the Lease and in
compliance with all applicable laws,rules and regulations, except (if there are no exceptions, write "NONE"):

12.  The guarantees of the Guagantors,named above are still in full force and effect, except (if there are no exceptions, write "NONE"):

13. Lessee is not currentlythe subject of a,bankruptcy proceeding and to the best of its knowledge neither Lessor nor any Guarantor is involved in such a
proceeding, except (if thére are ngrexceptions, write "NONE"):

14. Lessee is aware that buyers, lenders and others will rely upon the statements made in this Estoppel Certificate, and has therefore adjusted the language hereof
as necessary to makesit an accutate statement of the current facts concerning the Lease. If no such adjustments have been made, said parties may rely upon the
statements in this form ag’printed.” Signatures to this Certificate accomplished by means of electronic signature or similar technology shall be legal and binding.

15. Additional,items (if there are no additional items, write "NONE"):

DATE®
(Fill in\date of execution)
By:
Name Printed:
Title:
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Phone:
Fax:

Email:

By:

Name Printed:
Title:
Phone:

Fax:

Email:

Address:

AIRCRE * https://www.aircre.com * 213-687-8777 * contracts@aircre.com
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AIRCRE

contracts

STANDARD ESTOPPEL CERTIFICATE - BY LESSOR
TO WHOM IT MAY CONCERN:

RE: Lease ("Lease") dated , by and between as Lessor, and as Lessee,
concerning the real property known as (street address, city, state, zip): ("Premises"), which Lease was amended and guaranteed by
("Guarantor(s)") (it will be presumed no amendments or guarantees exist unless they are specified above).

In light of the fact that the Lessee has failed to provide an Estoppel Certificate, Lessor hereby certifies as follows:

1.  True copies of the above referenced Lease as amended and the guarantees, if any, are attached hereto marked Exhibit "1" (Attach a copy'ef Leas€, all
amendments and guarantees.) Other than the documents included in Exhibit 1 there are no oral or written agreements or understandings betweefi the Lessor and

Lessee with respect to the Premises except (if there are no exceptions, write "NONE")

2. The Lease term commenced on and expires on

3. Thecurrent monthly rent and expense pass-through, if any, are as follows:

Amount Day of Month Due Paid Up Through Year
Rent

Pass Through

No rents or pass-throughs have been prepaid except as reflected in the Lease. (It will be presumed that no expense ‘pass-throlighs are currently required unless set
forth above.)

4.  The current amount of security deposit held by Lessor is

5. The Lease has not been modified, orally orin writing, since its execution, except as herginabove identified. The Lease s in full force and effect and contains the
entire agreement between Lessor and Lessee, except (if there are no exceptions, write "NONE"):

6. Theimprovements and space required to be provided by Lessor have been provided and completed in all respects, and all promises of an inducement nature by
Lessor have been fulfilled except (if there are no exceptions, write "NONE"):

7.  Lessor has no knowledge of any uncured defaults by Lessor or Lessee urider the Lease, except (if there are no exceptions, write "NONE"):

8.  There are no disputes between Lessor and Lessee concerning the Lease, the Pfemisés or the improvements therein or thereon, except (if there are no
exceptions, write "NONE"):

9.  Tothe best of Lessor's knowledge, Lessee is in full and complete possession of the Premises and has not assigned or sublet any portion of the Premises, except (if
there are no exceptions, write "NONE"):

10. Lessor has no knowledge of any prior sale, transfer, assignment or encumbrance of the Lessee's interest in the Lease, except (if there are no exceptions, write
"NONE"): .

11. To the best of Lessor's knowledge, Lessee has made no altérations or additions to the Premises, except (if there are no exceptions, write "NONE"): If
alterations or additions have been made by Lessee, Lessor represents that to the best of its knowledge, all such alterations and additions were done in accordance
with the terms of the Lease and in cofmpliance with all applicable laws, rules and regulations, except (if there are no exceptions, write "NONE"):

12. The guarantees of the Guarantors hamed above are still in full force and effect, except (if there are no exceptions, write "NONE"):

13. Lessor is not currently the subject of a Bankruptcy proceeding and to the best of its knowledge neither Lessee nor any Guarantor is involved in such a
proceeding, except (if there areso exceptions, write "NONE"):

14. Lessor is awake that buyers, lenders and others will rely upon the statements made in this Estoppel Certificate, and has therefore adjusted the language hereof
as necessary to make it'amaccurate statement of the current facts concerning the Lease. If no such adjustments have been made, said parties may rely upon the
statements in this foarm_as printed. Signatures to this Certificate accomplished by means of electronic signature or similar technology shall be legal and binding.

15. _Fhe Lesse@ may be contacted at:
Majling address;
“Telephone:
Facsimilet __

Email:

16.\Additional items (if there are no additional items, write "NONE"):
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DATE:
(fill in date of execution)

By:

Name Printed: __
Title: __

Phone:

Fax:

Email:

By:

V3
Name Printed: \

Title:
Phone:

Fax:

Email:
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