AIRCRE

coriracts

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, t
individually, a "Party"), through an escrow ("Escrow") to close 30 or days after the waiver or satisfaction of the Buyer's Contingencies,
Date") to be held by ("Escrow Holder") whose address is , Phone No. , Facsimile No. upon the terms and conditions set

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

1.2 The term "Date of Agreement" as used herein shall be the date when by execution and delivery (as defined in parag
subsequent counteroffer thereto, Buyer and Seller have reached agreement in writing whereby Seller agrees to sell, and Bu
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 descri S ed 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 invalidia e legal 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'
be removed by Seller prior to Closing.

al property, furniture and furnishings, and all of which shall

3.  Purchase Price.

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

determined based on a per unit cost instead of a fixed price) per unit. it use determine the Purchase Price shall be: lot acre D square

foot D other prorating areas of less than a full unit. The number of u ased 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). How
Purchase Price shall be payable as follows:

g rights of way and other areas will be excluded from such calculation: . The

(Strike any not applicable)

(a) Cash down payment, including the Déposit as def
(b) Amount of "New Loan" as defined in paragra

(c) Buyer shall take title t
Trust") securing the@xisting promissory note(s) ("Existing Note(s)"):
"First Note") with an unpaid principal balance as of the Closing of approximately:

(ii) g Note ("Second Note") with an unpaid principal balance as of the Closing of approximately:

d Note is payable at per month, including interest at the rate of % perannum until paid
and/or the entire unpaid balance is due on ).

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

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
cluding, but not limited to, points, processing fees, and appraisal fees as a condition to the transfer of the Property, Buyer agrees to pay such fees uptoa
ma m of 1.5% of the unpaid principal balance of the applicable Existing Note.
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Seller's Brokerage Firm License No. is the broker of (check one): D the Seller; or D both the Buyer and Seller (dual agent).

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

Buyer's Brokerage Firm License No. is the broker of (check one): D the Buyer; orIj both the Buyer and Seller (dual agent).

Buyer's Agent License No. is (check one): D the Buyer's Agent (salesperson or broker associate); or D 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 r
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 finder4
with the negotiation of this Agreement and/or the consummation of the purchase and sale contemplated herein, other than the Brokers and Age
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
harmless from and against any costs, expenses or liability for compensation, commission or charges which may be claimed by any broker, agent,
party, other than said named Brokers and Agents by reason of any dealings or act of the indemnifying Party.

r or other similar

8.  Escrow and Closing.

8.1 Upon acceptance hereof by Seller, this Agreement, including any counteroffers incorporated herein by the Parties,
of purchase and sale between Buyer and Seller, but also instructions to Escrow Holder for the consummation of the Agreem
shall not prepare any further escrow instructions restating or amending the Agreement unless specifically so instructed byt ker herein. Subject to
the reasonable approval of the Parties, Escrow Holder may, however, include its standard general escrow provisions. at there is any conflict between
the provisions of the Agreement and the provisions of any additional escrow instructions the provisions of the Agrée : ail 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
paragraphs 1.2 and 20.2 and advise the Parties and Brokers, in writing, of the date ascertained.

onsti not only the agreement
scrow. Escrow Holder

, 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 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 disbur. nds and documents in accordance with this Agreement.

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

8.7 If this transaction is terminated for non-satisfaction and non-waive ntingency, as defined in Paragraph 9.2 or disapproval of any other
matter subject to Buyer's approval, then neither of the Parties shall any liability to the other under this Agreement, except to the extent of a breach of
any affirmative covenant or warranty in this Agreement. Inthe e such tetmination, Buyer shall, subject to the provisions of paragraph 8.10, be promptly

fees and costs, all of which shall be Buyer's obligation. If this tran inated as a result of Seller's breach of this Agreement then Seller shall pay the Title

thereafter as the Escrow is in condition for Closing; provided, however, that if the Closing
tended 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 writin less the Closing occurs within 5 business days following said notice, the Escrow shall be deemed

terminated without further notice or instructions.

warranties contained therein.
8.10 If this Escrow is termi r any reason other than Seller's breach or default, then as a condition to the return of Buyer's deposit, Buyer shall within 5

9. Contingenciesto C
9.1 IF, BEFORE TRATION OF THE APPLICABLE TIME, BUYER FAILS TO PROVIDE ESCROW HOLDER WRITTEN

PROVAL OF ANY OF BUYER’S CONTINGENCIES OR ANY OTHER MATTER THAT IS SUBJECT TO

NCIES AND/OR APPROVED OF SUCH OTHER MATTERS. If anumber of days is completed in any of the optional
hs 9.1 (a) through (m), then such number shall apply and override the pre-printed number, even if the pre-printed number is not

provide all Parties with copies of any written disaporoval or conditional aporoval which it receives \With regard to subnaragranhs

V (a) Disclosure. Seller shall make to Buyer, through Escrow, all of the applicable disclosures required by law (See AIR CRE ("AIR") standard form entitled
"Seller's Mandatory Disclosure Statement") and provide Buyer with a completed Property Information Sheet ("Property Information Sheet") concerning the Property,
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more than $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
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.

(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 Hold
by Seller and Brokers ("Brokerage Fee"). Itis agreed by the Parties and Escrow Holder that Brokers are a third party beneficiary of this Agreement insof
Brokerage Fee is concerned, and that no change shall be made with respect to the payment of the Brokerage Fee specified in this Agreement, witho
consent of Brokers.

9.2 Alloft The contingencies specified in subparagraphs {a}-through (m)of paragraph 9.1 (a) through (m) are for the benefit of, an
Buyer, and-may-be elsewhere herein are referred to collectively as "Buyer's Contingencies." and individually as a “Buyer’s Con .
9.3 Buyer's timely and written disapproval or conditional approval of a Buyer's Contingency or any other matter that is subjec uyer's approval
in this Agreement shall constitute disapproval thereof ("Disapproved Item(s)"). Concurrent with notice of a Disapproved It
request to Seller regarding such Disapproved Item (“Buyer’s Request”). If Buyer fails to make a timely and written Buyer’s
shall terminate due to the non-satisfaction and non-waiver of a contingency. Seller may respond to a Buyer’s Request within

earlier of Buyer’s receipt of a Seller’s Response (which is not an acceptance of Buyer’s Request) or the date of Sell&
Request (“Buyer’s Reply Period”), reply to a Seller’s Response (“Buyer’s Reply”) and elect to (i) terminate thj 1 due to the non-satisfaction and

ded accordingly, or (iii) withdraw

Period. The date Buyer accepts a Seller’s Response or withdraws a Buyer’s Request and waives a Disappro
of the Disapproved Item. A Party shall provide to Escrow Holder copy of all notices of a Disapproved Item, Bt Request, Seller’s Response and
Buyer’s Reply and Escrow Holder shall promptly provide copies thereof to the other Party. Unless the Parties i1l writing agree otherwise, if the Expected
Closing Date is a specific calendar date and a Buyer’s Reply Period expires after such spegific calendar date, then notwithstanding paragraph 1.1, the
Expected Closing Date shall be extended to be 3 business days after the earlier of the dg Buyer withdraws a Buyer’s Request and waives the apphcable
Dlsapproved Item or Buyer accepts the applicable Seller’s Response any of Buyer's€ontingencies or any other matter subject to Buyer's approva
disapproved as nrovided for herein ina time manne "Di aalda d m elle ha ave the fah amithin 10 da ollowing the receint of notice of B er'
disapproval-to-electto-curesuch-Disapprovedltempriortothe pected --'!.?Me “..‘5.‘95."-- uch-period,—written
notice of Seller's commitment to cure ch Disapproved ltem on or before the ndetod asiho Date ch be con vely n

hall be the date of Buyer’s approval

Di. poroved em—o i elleregle no o e .-.---r-; 4-! erm ele --.---r. ' n --. .--- e
9.4 The Parties acknowledge that extensive loca
investigation and remediation of Hazardous Substanc
such a condition are highly technical and beyond the e
technical and legal experts with respect to the possible prese
relying upon any investigation by or statement of Brokers wit
Substances upon their respective interests herein.

al Ieglslatlon establish broad liability upon owners and/or users of real property for the
|nahn of the existence of a Hazardous Substance Condition and the evaluation of the impact of
okers. The Parties acknowledge that they have been advised by Brokers to consult their own
Hazardous Substances on the Property or adjoining properties, and Buyer and Seller are not
sspect thereto. The Parties hereby assume all responsibility for the impact of such Hazardous

(a) Granto

e Beneficiary Statements concerning Existing Note(s).
Existing Leases and Other Agreements together with duly executed assignments thereof by Seller and Buyer. The assignment of
recent Assignment and Assumption of Lessor's Interest in Lease form published by the AIR or its equivalent.

uted by Seller to the effect that Seller is not a "foreign person" within the meaning of Internal Revenue Code Section 1445 or

(c)

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
ax Code Section 18662 or successor statutes. If Seller does not provide such affidavit in form reasonably satisfactory to Buyer at least 3 business days
the Closing, Escrow Holder shall at the Closing deduct from 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 any included 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 Price and such additional sums as are required of Buyer under this Agreement shall be deposited by Buyer with
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