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ROB BONTA
Attorney General of California
MoOLLY K. MOSLEY
Supervising Deputy Attorney General
DEBBIE J. VOROUS
Deputy Attorney General
State Bar No. 166884
1300 I Street, Suite 125
P.O. Box 944255
Sacramento, CA 94244-2550
Telephone: (916) 210-7349
Fax: (916) 323-7095
E-mail: Debbie.Vorous@doj.ca.gov
Attorneys for Applicant Insurance Commissioner
of the State of California

SUPERIOR COURT OF THE STATE OF CALIFORNIA
COUNTY OF MERCED

INSURANCE COMMISSIONER OF THE | Case No. 18CV-04739
STATE OF CALIFORNIA,
NOTICE OF APPLICATION AND
Applicant, | APPLICATION FOR ORDER

1) APPROVING LIQUIDATOR’S

V. SALE OF MERCED REAL PROPERTY
TO HOMEN PROPERTIES, LLC,

2) RELEASING HOMEN FROM
MERCED PROPERTY & CASUALTY LIABILITY AND ENJOINING THIRD-
COMPANY, a California Corporation, PARTY CLAIMS, AND 3) RETAINING
THE COURT’S JURISDICTION TO
Respondent. [ RESOLVE RELATED DISPUTES;
MEMORANDUM OF POINTS AND
AUTHORITIES IN SUPPORT THEREOF

[FILED CONCURRENTLY WITH
DECLARATION OF SCOTT PEARCE]

Date: May 13, 2022
Time: 8:15 am.

Dept: 8

Judge: Hon. Brian McCabe

Action Filed: November 30, 2018

TO ALL INTERESTED PARTIES AND THEIR ATTORNEYS OF RECORD,
PLEASE TAKEN NOTICE that on May 13, 2022, at 8:15 a.m., or as soon thereafter as
the matter may be heard in Department 8 of the Superior Court of the State of California, Merced

County, 627 W. 21st Street, Merced, California, 95340, applicant Insurance Commissioner of the
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State of California (Commissioner) in his capacity as Liquidator of the Merced Property &
Casualty Company (Merced) will and hereby does apply to the court for an order:

1. Approving the Commissioner’s sale of Merced real property, which consist of 1) a
home office building located at 971 E. Broadway Ave., Atwater, California, 95301 (APN:004-
010-015-000), and 2) an adjacent and contiguous parcel of vacant land (APN:004-010-014-000)
located at 3349 Station Ave., Atwater, California, 95301 (collectively referred to as “the Merced
Real Property”), to Homen Properties LLC (Homen) “as-is” for $1,665,000 cash;

2. Releasing Homen from any and all claims, demands, actions or causes of action of
any policyholder, contract holder, creditor, claimant (including holders of contingent claims), or
stockholders of Merced, arising out of or relating in any manner whatsoever to Homen’s purchase
of the Merced Real Property;

3. Permanently enjoining any policyholder, contract holder, creditor, claimant
(including holders of contingent claims), or stockholders of Merced from asserting any and all
claims, demands, actions or causes of action against the Merced Real Property and/or Homen
arising out of or relating in any manner whatsoever to Homen’s purchase of the property; and

4.  Retaining the court’s exclusive jurisdiction to resolve any and all claims, demands,
actions or causes of action against Homen that arise out of or relate to Homen’s purchase of the
Merced Real Property and/or to any pre-closing liability, claim, or lien against the property.

This application is made under Insurance Code section 1037 on the ground that the
Commissioner is authorized to sell the estate’s real property as necessary to successfully liquidate
the estate. It is further made under section 1020 on the ground that a court may issue an injunction
or any other order necessary to prevent interference with the Commissioner’s authority as
Liquidator or his successful liquidation of the proceeding. Lastly, the court having assumed
jurisdiction of the Merced estate has authority under section 1058 to hear and determine any
action, demand, or cause of action arising from or relating to the sale of the Merced Real
Property.

This application is based on this notice, the accompanying memorandum of points and

authorities in support thereof, the declaration of Scott Pearce filed concurrently with this
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application, and such additional evidence and argument as may be offered at the time of the
hearing on the application.

Pursuant to Local Rule 3.1 (F), the Court may issue a tentative ruling before the scheduled
hearing date. Tentative rulings will be made available by telephone at 209-725-4240 and by

posting on the Court’s website at www.mercedcourt.org no later than 3:00 p.m. on the Court day

preceding the scheduled hearing. If the Court has not directed argument in the tentative ruling,
oral argument is permitted only if a party intending to appear notifies all other parties by
telephone or in person by 4:00 p.m. on the Court day before the hearing of the party’s intention to
appear. A party also must notify the Court by telephone of the party’s intention to appear by
calling 209-725-4240 by 4:00 p.m. on the Court day before the hearing. The tentative ruling will
become the ruling of the Court if the Court has not directed oral argument by its tentative ruling

and notice of intent to appear has not been given.

Dated: April 21, 2022 Respectfully submitted,

ROB BONTA

Attorney General of California
MoOLLY K. MOSLEY

Supervising Deputy Attorney General

/s/ Debbie J. Vorous

DEBBIE J. VOROUS

Deputy Attorney General

Attorneys for Applicant Insurance
Commissioner of the State of California
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APPLICATION FOR ORDERS AND INJUNCTION

INTRODUCTION
In November 2018, Merced Property & Casualty Company (Merced) was rendered

insolvent due to the Camp Fire in Butte County, California. On December 3, 2018, the court
issued an order under Insurance Code section 1016 appointing the Insurance Commissioner of the
State of California (Commissioner) as Liquidator of the Merced estate (Liquidation Order).

The Commissioner has submitted two applications to approve his payment of the Merced
estate’s fees and expenses, and an application to make an interim disbursement of Merced assets
to the California Insurance Guarantee Association (CIGA) and to Merced policyholders for
claims that exceeded the statutory limit of $500,000 paid by CIGA. The court approved the
Commissioner’s applications.

This application seeks an order approving the Commissioner’s sale of Merced real property
located in Atwater, California, to Homen Properties LLC (Homen). The Commissioner seeks to
sell the property to Homen “as-is” for $1,665,000 cash. Under Insurance Code section 1037, the
Commissioner is authorized to sell the Merced estate’s real property as necessary to successfully
liquidate the estate, and the sale is in the best interest of policyholders and creditors.

The Commissioner also seeks an order releasing Homen from claims, demands, or actions
brought by Merced claimants associated with Homen’s purchase of the Merced real property
assets and for an injunction permanently enjoining those claimants from making such claims,
demands, or actions against Homen and/or the property. Insurance Code section 1020 authorizes
the court to issue such order and injunction as necessary to prevent interference with the
Commissioner’s authority to wind up and successfully liquidate the Merced estate.

Lastly, to enforce its orders and further the public interest in liquidating the Merced estate,
the court should retain exclusive jurisdiction under Insurance Code section 1058 to hear and
determine any matter that may arise out of or relate to Homen’s purchase of the Merced real
property assets and/or to any pre-closing liability, claim or lien against the property.

The application should be approved.

/17
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SALE OF MERCED REAL PROPERTY TO HOMEN PROPERTIES LLC

1. PLACEMENT OF MERCED’S HOME OFFICE AND ADJACENT LAND FOR SALE

The Merced estate owns the following real property: 1) a home office building located at
971 E. Broadway Ave., Atwater, California, 95301 (APN:004-010-015-000); and 2) an adjacent
and contiguous parcel of vacant land (APN:004-010-014-000) located at 3349 Station Ave.,
Atwater, California, 95301 (hereafter, collectively referred to as “the Merced Real Property™).
(Decl. of Scott Pearce in Supp. of Application for Order Approving Sale of Merced Real Property
& Related Orders (Pearce Decl.), 9 7.) Both parcels combined approximate 2.6 acres. (/bid.) The
estate owns no other real property. (/bid.) Outside of liquid assets in the form of cash balances,
cash equivalent assets and subrogated receivables, this property is the last tangible asset the estate
holds. (/bid.)

The Commissioner started the process of placing the Merced Real Property on the open
market for sale at a reasonable value in the fall of 2019. (Pearce Decl., 9 8.) The property was
placed for sale through a listing with a brokerage firm located in Merced and the multiple listing
service. (Ibid.) The Merced Real Property was initially listed at $2,065,000 ($1,600,000 in list
price was attributable to the building) in October 2019. (/bid.) After the real estate contract was
renewed in 2020, the list price was maintained at $2,065,000 but the Commissioner has recently
considered and verbally communicated more favorable pricing terms to a number of prospective
buyers in the Merced area. (/bid.) Except as to the pending sale to Homen discussed below, the
property has remained on the market since October 2019. (/bid.)

After placing the Merced Real Property for sale on the open market, the estate had multiple
showings and received two highly conditional offers from local municipal interests that were both
deemed unacceptable. (Pearce Decl., 9 9.) The initial offer received was materially underpriced
and required post-closing conditions the estate could not honor. (/bid.) As recently as September
2021, the estate was working with the second potential buyer from the Merced area who had
conducted preliminary environmental inspections, but that buyer also submitted a highly
conditional offer which significantly underpriced the property and the buyer sought to place

similar offers on multiple competing properties at the same time. (/bid.) The Commissioner did
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not accept this second offer due to pricing and terms, and the potential buyer committed to one of
the competing properties. (/bid.)

To reduce the expenses associated with maintaining the Merced Real Property following
the court’s issuance of the Liquidation Order in December 2018, and to expedite the claims
handling functions for the estate, the Commissioner leased the Merced home office property to
CIGA on a month-to-month basis, which allowed CIGA to use the home office as a cost-effective
office space for it to handle the Merced liquidation. (Pearce Decl., 4 10.) That leased ended in
October 2020. (/bid.) Thereafter, the Commissioner considered potential lease transactions with
two local entities to stimulate investment interest as well as seek potential rental income while
continuing to market the property, but those leases did not materialize. (/bid.)

II. PENDING SALE OF THE MERCED REAL PROPERTY TO HOMEN

On February 18, 2022, the Commissioner received an “as-is” all cash offer of $1,665,000
from Homen to purchase the Merced Real Property. (Pearce Decl., § 11, Ex. A [Commercial
Purchase Agreement and Joint Escrow Instructions].) On February 22, 2022, Joseph Holloway in
his capacity as Deputy Liquidator of Merced submitted a Seller Counter Offer to Homen that
required, among other things, the Commissioner obtained an order from this court approving sale
of the property and that Homen make an initial deposit of $49,995 within five days of acceptance.
(Id. § 12, Ex. B [Seller Counter Offer No. 1].)! Homen accepted the Commissioner’s Seller’s
Counter Offer on February 22, 2022, and deposited the $49,995 with TransCounty Title Company
on February 25, 2022. (Id., Exs. A, B & C [Receipt].)? The $49,995 deposit is non-refundable,
and Homen has removed all contingencies from the purchase agreement. (/d., 49 12, 14.) The
Commissioner intends to sell the Merced Real Property according to the terms set forth in the

purchase agreement and counter offer. (/d., 9 14.)

! Where a transaction involving real property exceeds $20,000, the Insurance Code
requires the Commissioner to obtain permission of the court before finalizing the transaction.
(Ins. Code, § 1037, subd. (d).)

2 The Liquidation Order appoints David E. Wilson as the Deputy Liquidator of the Merced
estate. (Liquidation Order, p. 3.) Mr. Wilson retired, and the Commissioner appointed Joseph
Holloway in his stead as act as the Deputy Liquidator. Concurrent with filing this application, the
Commissioner has filed a motion to amend the Liquidation Order to name Mr. Holloway as the
Deputy Liquidator.
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As explained above, the $1,665,000 all-cash offer is the best offer the Commissioner has
received since placing the Merced Real Property for sale over two years ago. The property is
being sold “as-is,” which will eliminate any potential request by Homen to offset the price for any
reason. For these reasons as well as those explained further below, the sale of the property to
Homen is necessary to successfully wind-up the Merced liquidation proceeding, and is in the best
interest of the Merced policyholders and creditors. The court should issue an order releasing
Homen from liability associated with its purchase of the property and enjoin third-party claims as
necessary to prevent interference with the Commissioner’s sale of the property and to protect the
public interest. Also, the court should retain exclusive jurisdiction over all matters arising out of
or relating to Homen’s purchase of the property and/or pre-closing claims against the property.

WHEREFORE, the Commissioner respectfully requests the court enter an order as follows:

1.  Approving the Commissioner’s sale of the Merced Real Property consisting of 1) a
home office building located at 971 E. Broadway Ave., Atwater, California, 95301 (APN:004-
010-015-000), and 2) an adjacent and contiguous parcel of vacant land (APN:004-010-014-000)
located at 3349 Station Ave., Atwater, California, 95301, to Homen Properties, LLC (Homen)
“as-1s” for $1,665,000 cash;

2. Releasing Homen from any and all claims, demands, actions or causes of action of
any policyholder, contract holder, creditor, claimant (including holders of contingent claims), or
stockholders of Merced arising out of or relating in any manner whatsoever to Homen’s purchase
of the Merced Real Property;

3. Permanently enjoining any policyholder, contract holder, creditor, claimant
(including holders of contingent claims), or stockholders of Merced from asserting any and all
claims, demands, actions or causes of action against the Merced Real Property and/or Homen
arising out of or relating in any manner whatsoever to Homen’s purchase of the property; and

4.  Retaining the court’s exclusive jurisdiction to resolve any and all claims, demands,
actions or causes of action against Homen that arise out of or relate to Homen’s purchase of the
Merced Real Property and/or to any pre-closing liability, claim or liens against the property.

11/
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Dated: April 21, 2022 Respectfully submitted,

ROB BONTA

Attorney General of California
MoOLLY K. MOSLEY

Supervising Deputy Attorney General

/s/ Debbie J. Vorous

DEBBIE J. VOROUS

Deputy Attorney General

Attorneys for Applicant Insurance
Commissioner of the State of California
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MEMORANDUM OF POINTS AND AUTHORITIES
I. LEGAL AUTHORITY OF THE COMMISSIONER AND ROLE OF THE COURT

Article 14 of the Insurance Code, sections 1010 to 1062, govern proceedings in cases of
insolvency and liquidation. Section 1016 authorizes the Commissioner to apply to a court, and the
court to grant, an order appointing the Commissioner as Liquidator to operate, liquidate, and wind
up the business of an insurer (“Section 1016 Order”). This power is designed to ensure the
“orderly and equitable distribution of the assets of an insolvent insurer” to those entitled to share
in those assets. (In re Title USA Ins. Corp. (1995) 36 Cal.App.4th 363, 372.)

The Commissioner acts as a “trustee for the benefit of all creditors and other persons
interested in the estate of the person against whom the proceedings are pending.” (Ins. Code,
§1057.) As trustee, the Commissioner is vested with “broad powers” to conduct the liquidation
process in the manner that he determines to be in the best interest of policyholders and creditors.
(Commercial Nat. Bank v. Superior Court (1993) 14 Cal.App.4th 383, 402, opn. mod. 1993
Cal.App. LEXIS 399.) “The only restriction on the exercise of [the Commissioner’s] power is that
the state’s action shall be reasonably related to the public interest and shall not be arbitrary or
improperly discriminatory.” (Carpenter v. Pacific Mutual Life Ins. Co. (1937) 10 Cal.2d 307,
329.) When challenged, the court must affirm the actions of the Commissioner unless they
constitute an abuse of discretion. (Garamendi v. Golden Eagle Ins. Co. (2005) 128 Cal.App.4th
452, 466-467.)

With respect to the Commissioner’s sale of the Merced Real Property at issue here, the
Commissioner has broad powers to sell estate property and take action as necessary and
appropriate to the sale. Insurance Code section 1037, which governs the authority of the
commissioner as liquidator or conservator, provides in relevant part that upon taking possession
of the property and business of any person in any proceeding, the commissioner, as liquidator,
shall have the authority to sell any real property of that person on the basis of reasonable market
value. (Ins. Code, § 1037, subd. (d); accord § 1037, subd. (f) [commissioner may deliver any deed

necessary and proper to effectuate sale of real property in connection with liquidation of estate].)

11/
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A trial court also has an obligation to protect the public interest in insurer liquidations. (/n
re Executive Life Ins. Co. (1995) 32 Cal.App.4th 344, 403.) Under Insurance Code section 1020,
a court, upon the issuance of a Section 1016 Order, “or at any time thereafter, . . . shall issue such
other injunctions or orders as may be deemed necessary to prevent any or all of the following
occurrences: (a) Interference with the commissioner or the proceeding.”

The court in which the proceeding is pending has jurisdiction to hear and determine all
actions or proceedings then pending or thereafter instituted by or against the person affected by
the proceeding. (Ins. Code, § 1058 & § 7 [defining “person” to mean “any person, association,
organization, partnership, business trust, limited liability company, or corporation”].) “A court of
equity, having assumed jurisdiction of the subject matter, may retain that jurisdiction and require
all matters relating thereto to be litigated in the same action.” (Garris v. Mitchell (1935) 7
Cal.App.2d 430, 433.) “This has been the usual practice in the state of California . . . .” (/bid.)

II. THE SALE OF THE MERCED REAL PROPERTY ASSETS SHOULD BE APPROVED

As explained, the Commissioner actively marketed the Merced Real Property for over two
years, including considering potential lease transactions to stimulate purchase interest. (Pearce
Decl., 9 7-13.) The sales price of $1,665,000 is the reasonable market value of the property and
is the highest and best pricing and terms received on the property since the inception of it’s listing
on the market. (/bid.)

The Commissioner has compared the Merced Real Property with other similarly situated
commercial properties in the Merced area of similar age, size, and footage. (Pearce Decl., 4 13.)
Most of the comparable properties considered were located in the decommissioned Castle Air
Force base development on the south edge of Atwater, as well as properties located in Livingston
and Merced proper. (/bid.) All properties reviewed were listed below the Merced building on a
per square foot basis and offered advantageous financing terms the Commissioner could not offer.
(Ibid.) After considering these properties and the general office market in the California Central
valley, the Commissioner determined the $1,665,000 sales price of the Merced Real Property is
the commercially reasonable value of the property. (/d., 4 13) And by selling the property “as-is,”

11/
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Homen cannot request to offset the price for any reason which, if that were to occur, could
arguably reduce the reasonable value of the property. (/bid.)

Additionally, the sale of the Merced Real Property to Homen is in the best interest of the
policyholders and creditors for several reasons. First, the property was listed on the open market
for over two years, and the property is being sold to the purchaser with the highest offer. (Pearce
Decl., 9 7-9, 11 & 15.) As explained, the Commissioner considered potential lease transactions
with two local entities to stimulate investment interest, but those did not materialize. (/d., § 10.)

Second, the sale eliminates the ongoing monthly expense to maintain and secure the
Merced Real Property following the end of CIGA’s lease of the property in October 2020.
(Pearce Decl., 9 10.) Since that time, the property has not generated any income, only expenses.
(Ibid.) Homen has removed all contingencies from the purchase agreement and, upon the court’s
approval of the sale, the Commissioner is ready to sell the property according to the terms of the
purchase agreement and counter offer. (/d., 9 14.)

Third, the contemplated sale will advance the orderly wind-up of the Merced liquidation
proceeding. Because the offer is for $1,665,000 “cash,” the contemplated sale will immediately
monetize one of the last tangible assets the estate holds, which will bring an infusion of funds into
the estate allowing the Commissioner to potentially pay the remaining policyholder “over-cap”
claims and compensate additional estate creditors. (Pearce Decl., 99 15, 16.) Consistent with the
court’s approval in October 2021, the Commissioner made an interim distribution of Merced
assets to CIGA and Merced policyholders. (/d., § 16.) The policyholders received partial payment
of their claims that exceeded the statutory limit of $500,000 paid by CIGA. (/bid.) Following this
disbursement, the Commissioner submitted evidence of the policyholder payments to the PGE
Wildfire Subrogation Trust for reimbursement. (/bid.) The Commissioner anticipates recovering
approximately 72 percent of the paid losses from those claims, which remain pending and are
under formal review by the subrogation trustee. (/bid.) In addition, the Commissioner continues
to preliminary review and evaluate the 116 Proofs of Claim that fall in the general creditor and
equity creditor classes of claim priority, which will be determined if there are sufficient funds to

pay them. (/bid.)
11
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Consequently, upon sale of the Merced Real Property and receipt of the closing proceeds
along with the anticipated recovery from the PGE Wildfire Subrogation Trust, the estate will be
in a position to determine whether sufficient funds exist to pay any unsatisfied policyholder
claims, and determine and pay the remaining 116 Proofs of Claim, and thereafter wind up the
Merced liquidation proceeding. (Pearce Decl., § 17.)

The Commissioner’s sale of the Merced Real Property is an appropriate exercise of

discretion and should be approved.

III. THE COURT SHOULD ISSUE AN ORDER RELEASING HOMEN FROM LIABILITY AND
AN INJUNCTION ENJOINING CLAIMS AGAINST HOMEN AND/OR THE PROPERTY

When the Commissioner as Liquidator of an insolvent estate sells real property, he makes
no representations or warranties regarding the property other than that the estate has free and clear
title and, subject to this court’s approval, full authority to market, negotiate and sell the property.
(Pearce Decl., 4 14.) Nonetheless, the Commissioner understands the practical requirement to
provide certain assurances that the real property is being sold free and clear of any known or
unknown liabilities that could subject any buyer of assets from a liquidation estate (including
Homen here) to potential litigation risk, or that could expose the Commissioner to indemnity
claims and/or claims that would require him to appear in other related proceedings that would
unnecessarily cause the Commissioner to expend estate assets. (/bid.)

Absent such assurances, the Commissioner believes that potential buyers (including Homen
here) will hesitate to buy the property from liquidation proceedings or demand a significant
discount if the buyer is subject to unknown and undisclosed risk from adverse claims brought
against the buyer by stakeholders of the insolvent estate as related to the buyer’s purchase of
estate real property. (Pearce Decl., § 14.) For instance, an unhappy creditor that did not receive
100 percent on its claim could file an action claiming that the Commissioner did not sell the
property for, and that the purchaser did not pay, reasonable market value for the estate property.
Purchasers of an insolvent estate’s real property should not be subject to such types of claims by
stakeholders, among others.

11/
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For these reasons, the court should issue an order releasing Homen from liability and an
injunction permanently enjoining claims against Homen and/or the Merced Real Property as
necessary to accomplish the Commissioner’s sale of the Merced Real Property and to prevent
interference with the Commissioner’s orderly wind-up of the Merced liquidation proceeding.
Additionally, an injunction will provide Homen with a court-sanctioned document that it can
present to any third-party that, for instance, asserts a claim against Homen claiming Homen did
not pay reasonable market value for the property. Having this essential protection will further the
public’s interest in the orderly wind up of the Merced liquidation proceeding and discourage post-
liquidation claims against the property by estate stakeholders. This court will have approved the
Commissioner’s sale of the Merced Real Property to Homen as within the Commissioner’s
authority and discretion, and the order and injunction sought will prevent interference with the
sale and further the public interest.

IV. THE COURT SHOULD RETAIN JURISDICTION

The court should retain jurisdiction to resolve any and all claims, demands, or actions
against Homen that arise out of or relate to its purchase of the Merced Real Property and/or to any
pre-closing liability, claim, or lien against the property.

In this application, the Commissioner is asking the court to approve the sale of the Merced
Real Property to Homen, and to issue an order and injunction associated with Homen’s purchase
of the property. Should any third-party challenge the court’s approval of the sale and/or the
issuance of the order and injunction, it would be within the court’s jurisdiction to hear and
determine such challenges to its own orders. (Ins. Code, § 1058.) Likewise, the court has
jurisdiction to, and should, resolve any pre-closing liability, claim, or lien against the property.
(Ibid.) The court already having assumed jurisdiction over all estate matters, should retain that
jurisdiction and require that all matters relating thereto be resolved in this same proceeding.
(Garris v. Mitchell, supra, 7 Cal.App.2d at p. 433 [stating this is the usual practice in California].)
Additionally, retaining jurisdiction over these estate matters will conserve judicial resources and
discourage forum shopping.

11/
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CONCLUSION

The Commissioner respectfully requests that the court approve the sale of the Merced Real

Property to Homen on the terms stated, issue the order and injunction sought herein, and retain

jurisdiction to resolve any dispute that may arise out of or relate to Homen’s purchase of the

property and/or to any pre-closing liability, claim, or lien against the property.

Dated: April 21, 2022 Respectfully submitted,

SA2018303475
36018357.docx

ROB BONTA

Attorney General of California
MoOLLY K. MOSLEY

Supervising Deputy Attorney General

/s/ Debbie J. Vorous

DEBBIE J. VOROUS

Deputy Attorney General

Attorneys for Applicant Insurance
Commissioner of the State of California
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ROB BONTA
Attorney General of California
MoLLY K. MOSLEY
Supervising Deputy Attorney General
DEBBIE J. VOROUS
Deputy Attorney General
State Bar No. 166884
1300 I Street, Suite 125
P.O. Box 944255
Sacramento, CA 94244-2550
Telephone: (916) 210-7349
Fax: (916) 323-7095
E-mail: Debbie.Vorous@doj.ca.gov
Attorneys for Applicant Insurance Commissioner
of the State of California

SUPERIOR COURT OF THE STATE OF CALIFORNIA
COUNTY OF MERCED

INSURANCE COMMISSIONER OF THE | Case No. 18CV-04739
STATE OF CALIFORNIA,
DECLARATION OF SCOTT PEARCE IN
Applicant, | SUPPORT OF APPLICATION FOR ORDER
1) APPROVING LIQUIDATOR’S SALE OF
V. MERCED REAL PROPERTY TO HOMEN
PROPERTIES, LLC, 2) RELEASING
HOMEN FROM LIABILITY AND

MERCED PROPERTY & CASUALTY ENJOINING THIRD-PARTY CLAIMS,
COMPANY, a California corporation, AND 3) RETAINING THE COURT’S
JURISDICTION TO RESOLVE RELATED
Respondent. | DISPUTES

Date: May 13, 2022

Time: 8:15 a.m.

Dept: 8

Judge: Hon. Brian McCabe

Action Filed: November 30, 2018

I, Scott Pearce, declare as follows:

1. Iam the Senior Estate Trust Officer of the California Insurance Commissioner’s
Conservation and Liquidation Office (CLO). The CLO’s office is located in San Francisco,
California.

2. I make this declaration in support of the California Insurance Commissioner’s

(Commissioner) application for order 1) approving the Liquidator’s sale of the real property of
1
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Merced Property & Casualty Company (Merced) to Homen Properties, LLC (Homen), 2)
releasing Homen from liability and enjoining third-party claims, and 3) retaining the court’s
jurisdiction to resolve related disputes. The following information is true and correct and based on
my personal knowledge and, if called to do so, I could and would testify competently to it.

3. The CIQI;_nmjiSSiOHCT, in his statutory role as Liquidator, has the responsibility for the
management and éi‘c'limin_istration of the liquidation of numerous California insurers, including
Merced. On December 3, 2018, the court issued its Liquidation Order in this proceeding.

4. The Liquidation Order appointed David E. Wilson as Deputy Liquidator of the
Merced estate. Mr. I'Wilson has retired, and the Commissioner appointed Joseph Holloway to act
in the place and sté'iiq of Mr. Wilson. The Liquidation Order also appointed me as the Liquidation
Manager of the M;f,::jced I?es‘tate,.- and empowered me to c‘arr;lf out any and all duties and exercise the
authority of the Liq.uidat(-}r and Deputy Liquidator as may be delegated by the Liquidator and
Deputy Liquidator.

5. Asthe Liquidation Manager, I am responsible for managing the affairs of Merced. I
have primary responsibility for the overall administration of the Merced liquidation estate,
including, but not limited to, matters pertaining to the sale of an estate’s real property assets. To
that end, I have been actively involved in the marketing and pending sale of Merced’s real
property assets to Hlomen Properties, LLC, which is discussed further below.

6. Upon-;lg'aming‘that the November 2018 Camp Fire in Butte County, California
rendered Merced _iﬁéolvent, the Commissioner immediately took the steps necessary to protect the
public interest age;ilist the insolvency, including gaining immediate access to Merced’s real
property.

PLACEMENT OF MERCED’S HOME OFFICE AND ADJACENT LAND FOR SALE

7. The Merced estate owns the following real property: 1) a home office building
located at 971 E. Broadway Ave., Atwater, California, 95301 (APN:004-010-015-000); and 2) an
adjacent and contiguous parcel of vacant land (APN:004-010-014-000) located at 3349 Station

Ave., Atwater, California, 95301 (hereafter, collectively referred to as “the Merced Real

/11
2
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Property *).! The two parcels combined approximate 2.6 acres. The estate owns no other real
property. Outside of liquid assets in the form of cash balances, cash equivalent assets and
subrogated receivables, this property is the last tangible asset the estate holds.

8.  Following transition of the Merced operations to the CLO’s office in San Francisco in
the fall of 2019, the Commissioner started the process of placing the Merced Real Property on the
open market for sale. The property was placed for sale through a listing with a brokerage firm
located in Merced and through the multiple listing service. The property was initially listed at
$2,065,000 ($1,600,000 in list price was attributable to the home office building) in October
2019. After the real estate contract was renewed in 2020, the list price was maintained at
$2,065,000 but the Commissioner has recently considered and verbally communicated more
favorable pricing tcfms to a number of prospective buyers in the Merced area. E_xcept.a's to the
pending sale to Homen discussed below, the property has remained on the market since October
2019.

9.  After placing the Merced Real Property for sale on the open market, the estate had
multiple showings and received two highly conditional offers from local municipal interests that
were both deemed unacceptable. The initial offer received was materially underpriced and
required post-closing conditions the estate could not honor. As recently as September 2021, the
estate was working with the second potential buyer from the Merced area who had recently
conducted preliminary environmental inspections, but that buyer also submitted a highly
conditional offer which significantly underpriced the property and the buyer sought to place
similar offérs on multiple competing properties simultaneously. The second offer was not
accepted due to pricing and terms, and the potential buyer committed to one of the competing
properties.

10. The Commissioner leased the Merced home office to the California Insurance and
Guarantee Association (CIGA) on a month-to-month basis, which allowed CIGA to use the home

office as a cost-effective office space for it to handle the Merced liquidation’s payment of covered

! In my second status report to the court, I state that Merced has two adjacent vacant lots
for sale on the open market. That was an error; the estate has only one lot, not two.

-
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claims. This was done to expedite the claims handling function for the estate and to reduce the
expenses associated with maintaining the Merced Real Property following the court’s issuance of
the Liquidation Order in December 2018. That leased ended in October 2020. Since that time, the
property has not generated any income, only expenses. Thereafter, the Commissioner considered
potential lease transactions with two local entities to stimulate investment interest as well as seek
potential rental income while continuing to market the property, but those leases did not
materialize. _

PENDING SALE OF THE MERCED REAL PROPERTY TO HOMEN

11.  On February 18, 2022, the Commissioner received an “as-is™ all cash offer of
$1,665,000 from Homen for purchase of the Merced Real Property. Attached as Exhibit A hereto
is a true .and corréct copy of the Commercial Purchase Agreement and Joint Escrow Instructions
signed by Joe Homen, Manager of Homen Properties LLC. This is the best offer the
Commissioner has received since placing the property for sale over two years ago.

12. On February 22, 2022, Joseph Holloway in the capacity as Deputy Liquidator of the
Merced estate submitted a Seller Counter Offer to Homen that required, among other things, the
Commissioner obtained an order of this court approving sale of the Merced Real Property and
that Homen make an initial deposit of $49,995 within five days of acceptance. Attached as
Exhibit B is a true and correct copy of the Seller Counter Offer No. 1 signed by Mr. Holloway.
Homen accepted the Seller’s Counter Offer on February 22, 2022, and deposited $49,995 with
TransCounty Title Company on February 25, 2022. Attached as Exhibit C is a true and correct
copy of Receipt No. 25148 reflecting receipt of the deposit by TransCounty Title Company. The
$49,995 deposit is non-refundable.

13.  Before accepting Homen’s offer, I compared the offer received for the Merced Real
Property with other similarly situated commercial properties in the Merced area of similar age,
size, and usage. Most of the comparable properties considered were located in the
decommissioned Castle Air Force base office development on the south edge of Atwater, as well
as properties in Livingston and Merced proper. All the properties I reviewed were listed below

the Merced building on a per square foot basis and offered advantageous financing alternatives
4
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the Commissioner could not offer. After considering these properties and the overall general
office market in the California central valley, I concluded the Merced Real Property sales price of
$1,665,000 to be the commercially reasonable value of the property. In addition, by selling the
property “as-is,” Homen cannot request an offset of the price for any reason which, if that were to
occur, could arguably reduce the value of the property.

14. When the Commissioner as Liquidator of an insolvent estate sells real property, he
makes no representations or warranties regarding the property other than that the estate has free
and clear title and, subject to this court’s approval, full authority to market, negotiate and sell the
property. However, the Commissioner understands the practical requirement to provide certain
assurances that the real property is being sold free and clear of any known or unknown liabilities
that could subject any buyer of assets from a liquidation estate (including Homen here) to
potential litigation risk, or that could expose the Commissioner to indemnity claims and/or claims
that would require him to appear in other related proceedings that would unnecessarily require the
Commissioner to expend estate assets. Absent such assurances, the Commissioner believes that
potential buyers (including Homen here) will hesitate to buy the property from liquidation
proceedings or demand a significant discount if the buyer is subject to unknown and undisclosed
risk from adverse claims brought against the buyer by stakeholders of the insolvent estate as
related to the buyer’s purchase of estate real property. In the sales transaction at issue in the
instant application, Homen has now removed all contingencies from the purchase agreement, and
the Commissioner is ready to sell the Merced Real Property according to the terms set forth in the

purchase agreement and seller counter offer.

SALE OF THE MERCED REAL PROPERTY TO HOMEN WILL BENEFIT
POLICYHOLDERS AND CREDITORS, AND ADVANCE THE ORDERLY WIND UP
AND LIQUIDATION OF THE MERCED LIQUIDATION PROCEEDING

15.  For the reasons explained in paragraphs 7 to 14 above, the sale of the Merced Real
Property will benefit policyholders and creditors. Specifically, after being on the open market for
two years, the property is being sold to the purchaser with the highest offer, and the sale will

eliminate the ongoing monthly expenses to maintain the property.

5
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16.  Additionally, because the sales price is $1,665,000 “cash,” the contemplated sale will
immediately bring an infusion of funds into the estate allowing the Commissioner to potentially
pay the remaining policyholder “over-cap” claims and compensate additional estate creditors.
Following the court’s October 26, 2021 approval of the Commissioner’s interim distribution of
Merced assets to CIGA and Merced policyholders, the policyholders recovered a portion of their
policy claims that exceeded the statutory limit of $500,000 paid by CIGA. Thereafter, the |
Commissioner submitted evidence of the policy-holder disbursement payments to the PGE
Wildfire Subrogﬁtion Trust for reimbursement. The Commissioner anticipates recovering
approximately 72 percent of the paid losses from those claims, which remain pending and are
currently.under formal review by the subrogation trustee. In addition, the Commissioner
continues the p‘réliminary review and evaluation of the 116 Proofs of Claim that fall in the general
creditor and equity creditor classes of claim priority. These claims will be determined if there are
sufficient funds to pay them,

17. Upon the sale of the Merced Real Property and receipt of the closing proceeds along
with the anticipated recovery from the PGE Wildfire Subrogation Trust, the Commissioner will
be in a position to determine whether there are sufficient funds to pay unsatisfied policyholder
claims that exceeded the $500,000 payment made by CIGA and whether there are sufficient
assets remaining to pay lower priority and creditor claims that would justify the review and
determination to approve or reject the remaining Proofs of Claim. Thereafter, the Commissioner
will be in a position to take the remaining necessary actions to wind up and liquidate the Merced
estate,

I declare under penalty of perjury of the laws of the State of California that the foregoing is

5T
true and correct. Executed thisZ| day of April, 2022, at San E ‘ancija, California.

i

Scott Pearce

SA2018303475
36025082.docx
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CALIFORNIA
== ASSOCIATION
¥ OF REALTORS®

Dale Prepared: February 18, 2022

{C.A.R. FORM CFA, Ravissed 12/21)

COMMERCIAL PURCHASE AGREEMENT
AND JOINT ESCROW INSTRUCTIONS

1. OFFER:

A, THIS IS AN OFFER FROM Horren Properties LLC ("Buysr},
[individual(s), [ JA Corporation, |_| A Parinership, [Xl An LLC, | | An LLP, or [_]Otner .

B. THE PROPERTY lo be acquired Is 871 Brosdhway Ave . situated
in Atwater (City), Herced (Counly}, Callfornia, 85201 {Zip Code),
Assessor's Parcal No(s), 004-070-015; 004-010-014 ("Property”).

Postellialling address may be different from cifygudsdict!on. Buyer is advised to investigate.)
C. THE TERMS OF THE PURCHASE ARE SPECIFIED BELOW AND ON THE FOLLOWING PAGES.
D. Buyer and Seller are referred o herein as the "Pariies.” Srokers and Agenls are pof Parlies lo this Agreement,

2. AGENCY:

A. DISCLOSURE: The Parties esch scknowlerdga recaipl of a
Form AD) il represenied by a real eslzle licensee. Buyer's

B,

C.
D.

Referenced para

“Disclosurs Regarding Real Estats Agency Relationships” (C.AR.
Agenl is nol legally required o give {o Seller's Agant the AD form

Signed by Buyer. Seller's Agenl it not legally obligaled'to give to Buyer's Agent the AD form Signed by Seller,
CONFIRMATION: The following agency reletlonships are hereby confirmed far this Iransaction,

Seller's Brokerage Firm

C8 Commerclal, Gonelia

Is ths broker of (check ons): [ the Seller; or [] both the Buysr and Seller (Dual Agent),

Saller's Agent

Dzn Gallaghier,

Licsnse Number

Licensa Number

01103054

01818755

& {check one): 1] the Seller's Agent (Selesperson or broker assosiats); or || both s Buyer's and Seller's Agent (Dual Agenl).

Buyer's Brokerage Firm

Eerkshire Hathewsy Drysdale Properiies

Is the broksr of (check one): |x]j the Buyar; or | | both the Buyer end Seller (Dual Agent).

Buysr's Aganl

Is

[1Mors than one Brokerage represents

OCTAVIO VALENZUELA

Seller,[]

License Number

License Numbsr

0143248

01371325

{check one): [ the Buyer's Agenl (Szlesperson or broker essociale]; or L| both the Buyer's and Sslier's Agent (Dual Agent).
Buysr. See, Addilional Broker Acknowledgement (C.A.R. Form ABA).

POTENTIALLY COWPETING BUYERS AND SELLERS; The Partfles eech scknowledge recelpt of a [X}"Possibla
Representation of More than Ons Buysr or Saller ~ Disclosure and Consent” (C.A.R. Form PRES),

3. TERMS OF PURCHASE AND ALLOCATION OF COSTS: The llems In this paragraph are conlractual terms of the Agreement.
aphs provide further explanalion. This form is 17 pages. The Parties are advised to read all 17 pages.

i
Paragraph | Pardgraph Title o Cantrabt. Tefirié &nd Condltions Addltfonal Tepttis
# Term' =~ . .
A 5,58 Purchasa Price $ 1,665,000.60 [ 4l Cash
B Close of Escrow (COE} D3_14_ Days afler Acceptance
CRon{ ) ____ [dets)
[mm/ddiyvwy)
c 32A Expiration of Offer 3 celendar days aflar all Buyer Signalure(s) or
{dale) al 5PM ar Abdt
; P
D1y | 5A{1) initiel Deposlt Amount $ { % of purchase price) | within 3 (or ) business deys
{% number ebove Is for calculetion purposes after Acceplance by wire transfer
and is nol a contraciual term) or[]

D{z) | 5A(2) [Jincreased Depasit § ( % of purchase price) Upon removal of all contingsncies
{Monay placad inlo escrow afler the {% number ebova s for cafoulation purposes oRr[] {date)
initlal deposit. Use form OID &l time &nd [s not a conlractual lerm) or[]
increased daposil is made.)

E(1) | 5C{1) Loen Amount{s): First | § e % of purchesa price) Conventlanal or, if checked,

Intsrast Rale | Fixed rafe or|_|Inillal adjusiable ralo, nol to OdFHAVA
excesd %
Points | Buyar lo pay zero points or up to % of the cg':“f;?:?:afagiﬁgl HiD aiaghind)
lozn amount Assumed Financing
I FHA or VA checked, Dellverlistof | 17 (or ) Days sfter Accaptanca Subjscl To Flnancing
lender requirsd repalrs Other
E(2) {5C(2) Addlllonal Financed Amount | g ( % of purchase prica) Convenlional or, If checked,
Intersst Rate Seller Financing
Fixed rate or[] Initlal adjusteble rate, not la i :
excaed A sumad Flnancing
Polnts | Buyertg pey zero polnis or up 1o % of the g‘ifb‘“‘ To Financing

loan amounl e

E(3) | 7A Occupancy Type Invssimant

F 5D Belence of Down Payment | $ 1,665,000.00

PURCHASE PRICE TOTAL | § #,665000.00

& 2024, Califumiz Azsacletion of REALTORS®, lnc.

CPA REVISED 12/21 (PAGE 1 OF 17}

Buyer's Inllisl

27/,

Seller's inilizls

COMMERCIAL PURCHASE AGREEMENT AND JOINT ESCROW INSTRUCTIONS {

'I' —
Céﬁ\ PAGE 1 OF 17)

COLDWELL DANFER GONELLA REALTY, 1561 FIRST ST ATWATER CA 95301
OCTAYIO VALERZUELA

Produzed with Loas Woll Transecllons (mipForm Editon) 717 N Herwood 84 Sulls 2200, Dltss, TX 75201 wiwelwollcom

Phone: 1031552504

Fuz 2683502356 §71 Broadway |

[Py
(LA

FIS T




Property Address: 877 Broadwsy Ave, Atwater, CA 85307 Dale; February 18, 2022
Paragraph | Paragraph Title or Contract Terms and Conditions Addltional Terma
C# Term .
G{1) | SE Seller Cradit, If eny, to Buysr s ( % of purchase prics) Sellsr cradit to be sppliad lo closing
(% number above is for calculation purposes cosls OR
and Is not a sontreciual term) [Jother:

G(2)} | ADDITIONAL FINANCE TERMS: Buverfs & dolng 8 10-31 Exchange: From Sels OF 268 Front St, Grover Beach CA p3433

H{1} | 5B Verlfication of All Czsh (sufficlent Altached 1o the offer orDB (ar ) Days
funds) after Acceplance
H{2) | BA Verification of Down Peyment and. | Attached 1o the offer or[]3 {or ) Days
: Ciosing Costs afler Acceptance
K@) | 58 Verification of Loan Appllcetion Allachad lo the offer ar [ 4 (or ) Days [JPrequetification [ Preapprovsl

2fier Acceplance

I : i Intentionelly Laft Blank
J 1B Final Verlfication of Condition 5{or ) Days prior to CCE
K 25 Asslgnment Request 17 (or ) Deys efier Accaptance .
L i | CONTINGENCIES- TIHE TO.REMOVE CONTINGENCIES CONTINGENCY -REMOVED:
L) | 8a Lozn(s) . 17 (or ) Deys afier Acteplancs [INo loan contingency
L{2) |83 Appralssl; Appraisal conlingancy 17 [or ) Days afier Accaplance [:INa appraieal contingency
besed upon appraised value ata Removal of appralsal continaenc
minimum of purchass price or does not sliminpale spprzisn!g %
Os cancaliation rights in FYAC,
L{3) | 8C, 15 . Investigation of Property 47 (or ) Days sfter Acceptance
© | Informztionsal Access to Property 17 (or ) Days afiar Accsptancs REMOVAL OR WAIVER OF
Buyer's righl to access the Proparty for informational purposes anly Is NOT = confinganay, CONTINGENCY;
i il i i \ + o
does NOT create cancallation righls, and epplias even if contingancles ere ramoved. Any contingency in L{1)-L(7) may be
L{4) | BD,17A Review of Seller Documants 17 (or ) Days after Accaplance, or 5 Days  [removed or waived by checking the
after receipt, whichever Is leler appliceble box above or eftaching a
“Tilat Conlingency Rsmoval {C.A.R. Form
L{5) | BE,6A Preliminary ("Tille") Report 17 (or ) Days efter Accsptance, or 5 Days
afler récalpl, whichever Is Jaler CR) and checking the epplicable
box therein. Removal or Walver at
L{g) | &F, 11C Commen Interest Disclosures 17 (o ) Days alier Accepltence, or 5 Days  |fime of offeris sgalnst Agenl advice.
required by Civil Code § 4525 or this | afler receipt, whichaver Is laler See paragraph 8H
Agreement 5
L | 8G,838) Revlew of lezsed or liensd items 17 (or ) Deyx zfier Acceplsnce, or 5 Days [JcR sttached

{Such as for solar panals or propene | afler recelpt, whichever Is laler
tanks or PACE or HERO liens)

L{g) | &ed Szle of Buyer's Property
Szle of Buyer's property Is nota
contingency, UMLESS chacked hers:

[1¢c.A.R. Form COP attachad

M| " . “lposesesion | Time-for-Parformizhce | Addiffonal Terms:

Ti(1) Vacant Units; Upon nolice of racordstion "
Tenan! Cceupled Unils being On COE dgle dljg;:’:ﬁr;:gi&:\;?i{s#ium{s} o b‘}
dalivered subject to lenant righls _—

M{2) | 7C Ssller Cceupied Upon nolies of recardation, OR []6 PM or C.A.R. Form BIP sitachad If 29 or

. AN ]PH fewer days. C.A.R, Form CL
COE dele or, If checked balow, ettached if 30 or more days.
E. days after COE (28 or fewer days)

daya after COE (30 or more days)

RO e Documente/Fees/Compliznce | Time'for Pérformarice T

N{1}) | 16A Seller Delivery of Documents 7 (or ) Days afier Accaplance

N(2) | 228 Slgn and relum Escrow Halder 5 {or j Days efter recelpt
Genersl Provislons, Supplemental
Instructions

N(3) | 11C(2) Time to pey fees for ordering OA 3{or ) Deys afier Accaplance
Documents

R{4) | 103(1) Inslell smoke alarm(e), CO 7 (or ) Days efier Acceplance
deleclor(s), waler heslsr breclng

N{s) | 35 Evidence of representalive authorlly | 3 Days after Acceplanca

o | Inteftianally-Loff Blank

CPA REVISED 12/21 (PAGE 2 OF 17) Buyer's msm@/é; Seer's :nmmsgﬁﬁy
A
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Properly Address: 8§71 Broadway Ave, Atwaler, CA 95301

Dale: February 18, 2022

P ltems Included and Excluded
P(1) |9 ltems [ncluded ~ All lisms epecified In Paragraph 98B are included and the following, If checked:
O -0 0
P{2) (8 Excluded Items:
Ll [ s U :
Q | Allecation of Cosls - G g
Far-‘_igraph Iltem Description: YWiio'Paye (i Bolh is chiecked, cost o be Additlonal Terms:
. . split zquelly ini2es Olhsndice Agread).
- af) | 10a, 11D Natural Hazard Zone Disclosure [iBuyer [x] Seller [ ] Both Environmental
Repont, Including lax informalion Other
[Provided by: Selter's Chaice
Qfz) | 158(1){0) Environmental Survey [OBuyar [ 5alisr [ 8alh
Q(3) Report | [JBuyer []Sslier {8oth
_Q4) | 108(1) Smoke alarms, CO delectors, weler | []Buyer [] Seller []8oth
healer bracing
a(s) | 10a Govemmen! Required Point of Sale | [ ]Buyer []Sefler []Soth
108{2) Inspections, reporis
. Q(e) | 10B{2)(A) Government Required Polnt of Sale | [] Buyer [] Seller [JSoth
corrective/remedial actions
Q(7) | 228 Escrow Fees [Buyer []seller (& Both 1/2 Each Escrow Holdar:
: . [JEach to pay their own fees Titla Co
- ag) | 18 Ownar's lille insurancs policy [Jsuyer [seller (3 Bolh 142 Eech Title Company (If different
E . from Escrow Holder):
Title Co
Q) Buyar's Lender tills insursnce policy | Buyer Unless Olherwise Agreed, Buyer
shall purchass any litls insurancs
polley insuring Buyer's lender.
Q(10) County trensfer lax, fees [(suyer [5jSeller []Both
Q11) Cily transfer lax, fees [Buyer [selier [JBolh
Qi) | 11c(2) QA fep [or preparing disclosuras Seller
Q(13) OA certification fes Buyer
Q14) OA transfer fees {JBuyer [seller [J8oth Unless Othanvlse Agresd, Saller
shall pay for separale OA move-
out fes and Buysr shall pay for
sepsrala OA move-In fes. Applles
il saparetely billed or llemlzed wilh
costin lransfer fes,
Q(1s) Privata transfer fees Seller, or if chacked, [ ] Buyer [ ]Both
o18) faes orensts | [JBuyer [JSeller []Both
ain fess orcosts | []Buyer []Seller []8oth
w R Addltional Tenancy Documents [ ]Income and Expense Statemenls DTenant Esloppel Certificate
8 OTHER TERMS:

4, PROPERTY ADDENDA AND ADVISORIES: {check all that apply)
A. PROPERTY TYPE ADDENDA: This Agreement Is subjec! lo the terms contained in the Addenda checksd balow:
Probata Agreement Purchase Addendum {C.A.R. Form PA-PA)

Olher

B, OTHER ADDENDA: This Agresmant is subject to the lerms contained in the Addenda checked below:

CPA REVISED 12/21 (PAGE 2 OF 17)

Ssllar's Initials %& !
COMMERCIAL PURCHASE AGREERMENT AND JOINT ESCROW INSTRUCTIONS (CFA PAGE 3 OF 17)
Prodtuced with Lone W Transstons (zpFom Edilion) 717 N Hanwood S, Sulle 2200, Detias, TX 75201 ywav twnllenny

[(JAddendum #
Back Up Offer Addendum (C.A.R. Form BUD)

Buyer Intent lo Exchange Addsndum (C.A.R. Form BXA)

Olher

Shor Sale Addendum (C.A.R. Form SSA)
Court Confirmation Addendum (C.A.R. Form CCA)
Septic, Well, Propsrty Monument and Propans Addendum (C.A.R. Form SWPI)

| Other

(C.A.R. Form ADM) @ Assumed Financing Addendum (C.A.R. Form AFA)

Seller Intant to Exchenge Addandum (C.A.R. Form SXA)

Buyer's Inilials !

$71 Erocdezy




-Property Address: 371 Broadway Ave, Alwaler, CA 95301 - s gt Dale: February 18, 2022
C. BUYER AND SELLER ADVISORIES: (Note: All Advisories below are provided for reference purposes only and are not

5.

7.

ﬁ h
CPA REVISED 12/21 (PAGE 4 OF 17) - Euyer's Inltials A Seller's Inllials %I =
P

intended to be incorporated into this Agreement.) .

[¥ Buyer's Investigalion Advisory {C.A.R. Form BIA) 1| Fair Housing and Discriminalion Advisory (C.A.R. Form FHDA)

Ixi Wire Fraud Advisory (C.A.R. Form WFA) ]IJI Cal. Consumer Privacy Acl Advisory (C.A.R. Form CCPA)
{Parlies may also recelve a privacy disclosure from their own Agenl.)

| TWildfire Disaster Advisory {C.AR. Form WFDA) | | Statewida Buyer and Seller Advisory (C.A.R. Form S8SA)

"] Trust Advisory (C.A.R. Form TA) Shorl Sale Information and Advisory {C.A.R. Form SSiA)
REQ Advisory (C.A.R. Form REQ) | Probate Advisory (C.A.R, Form PA) .
Other: . | Other;

ADDITIONAL TERWS AFFECTING PURCHASE PRICE: Buyer represents thal funds will be good when deposited with Escrow Holder.,

A,

DEPOSIT:

(1) INITIAL DEPOSIT: Buyer shall defiver deposil direclly fo Escrow Holdrr. if 8 melhod olher than wire transier is spacified
in paragraph 30(1) and such method is unacceplable to Escrow Holdar, lhen upon notice from Escrow Holder, delivery
shall be by wire transfer, ;

(2) INCREASED DEPOSIT: Incieased depuosil specified in paragraph 3D(2} is lo be delivered to Escrow Holder in the same
manner as the Initial Deposil. If the Parlies agree lo liquldaled damages in his Agreement, lhey also agree leo incorporate
the increased deposit inlo the liquidated damages amount by signing a new liquidaled damagss ciause (C.A.R. Form DID)
2l the time the increased deposil is delivered lo Escrow Holder.

(3) RETENTION OF DEPOSIT: Paragraph 36, if Initizled by all Partles or otherwise incorporated into this Agreement,
specifies a remedy for Buyer's default, Buyer and Seller are advised to consult with a qualified California real
estate altorney before adding any other clause speciiying a remedy (such as release or forfeilure of deposil or
making a deposit non-refundable) for failure of Buyer to compieie the purchase, Any such clause shall be
deemed invalid unless the clause independently satisfies the statutory liquidated damages requirements set forth
In the Clvil Cade,

ALL CASH QFFER: If an ali cash offer is specified in paragraph 3A, no loan is necded lo purchase the Property. This

Agreement is NOT conlingent on Buyer oblaining a loan. Buyer shall, within the time specifled in paragraph 3H(1), Deliver

written verification of funds sufficient for the purchase price &nd closing costs.

LOAN(S): P Ao

(1) FIRST LOAN: This loan will provide for convenlional financing UNLESS FHA, VA, Seller Financing (C.A.R. Form SFA),
Subjecl To Financing, Assumed Financing, or Other Is checked in paragraph 3E(1).

(2) ADDITIONAL FINANCED AMOUNT: If an additional financed amount is specified in paragraph 3E(2), thal amount will
provide for conventional financing UNLESS Seller Financing (C.A.R. Form SFA), or Other is checked in paragraph 38(2),

(3) BUYER'S LOAN STATUS: Buyer authorizes Seller and Sellers Authorized Agenl lo conlacl Buyer's lender(s) lo
determine the stalus of any Buyer's loan specified in paragraph 3E, or any alternale loan Buyer pursues, whether or nol a
conlingency of this Agreemenl. If the conlact information for Buyer's lender(s) is different from that provided under the
{erms of paragraph 6B, Buyer shall Daliver the updated contacl information within 1 Day of Seller's requast,

(4) ASSUIMED OR SUBJECT TO FINANCING: Sellsr represents lhat Seller is not delinquent on any payments due on any
loans, If the Property Is acquired subject lo an existing loan, Buyer and Seller are advised lo consull with legal counsel
regarding the abilily of an exisling lender (o call the lnan due, and the consequences Ihereof,

{5) Buyer shall, within tha lime specified in paragraph 3E(1), Deliver {o Seller wrillen notice (C.A.R. Form RR or AEA) (i) of
any lender requirements (hal Buyer requesls Selier lo pay for or olherwice correcl or {il) that there ars no lender
requirements, Nolwithslanding Seller's agreement that Buyer may oblain FHA or VA financing, Seller has no obligation lo
pay or salisfy any or all fender requiremenis unless agraad in writing,

BALANCE OF PURCHASE PRICE {DOWN PAYMENT) (Including all-cash funds) fo be deposited with Escrow Holder

pursuant to Escrow Holder instructions,

LIMITS ON CREDITS TO BUYER: Any credit lo Buyer, from any source, for closing of other costs thal is agreed o by the

Parties ("Conlractlual Credil”) shall be disclosed lo Buyer's lender, if any, and made at Close Of Escrow. If the tolal cradil

allowed by Buyer's lender (“Lender Allowable Credit”) is less than the Contraclual Credit, then (i) the Conlraclual Cradit from

Saller shall be reduced to the Lender Allowable Credit, and (li) in the absence of a separate wrillen agreement belween the

Parties, there shall be no aulomalic adjusimenl lo the purchase price lo inake up for the difference belween Ihe Conlraclual

Credil and the Lender Allowable Credit.

ADDITIONAL FINANCING TERMS!

A,

VERIFICATION OF DOWN PAYMENT AND CLOSING COSTS: Writlen verification of Buyer's down payment and closing costs
may be made by Buyer or Buyer's lender or loan broker pursuant lo paragraph 88. )
VERIFICATION OF LOAN APPLICATIONS: Buyer shall Deliver to Seller, within the time spacified in paragraph 3H(3) a letter
from Buyer's lender or loan broker slating thal, based on a review of Buyer's written application and credit report, Buyer is
praqualified or preapproved for any NEW loan specified in paragraph 3E. |l any loan specified in paragraph 3E is an
adjustable rale loan, the prequalification or preapgroval leller shall be based on the qualifying rate, nol the inilial loan rata.
BUYER STATED FINANCING: Seller is relying on Buyer's representation of the type of financing specified {including, but not
limiled lo, as applicable, all cash, amount of down payment, or cantingent or non-contingenl loan). Selier has agreed lo a
specific closing dale, purchase price, and lo sell lo Buyer in reliance on Buysr's specifizd financing. Buyer shall pursue the
financing specified in this Agreement, even if Buyer also elects to pursue an allernative form of financing, Seller has no
obligalion 1o cooperale with Buyer's efiorls to oblain any financing olher than lhat specified in this Agreement but shzall not
interlere with closing at tha purchase price on the COE dete (paragraph 38) even if based upon allerate financing. Buyer's
inability to obtain alternate financing does nol excuse Buyer from the obligation lo purchase the Properly and close escrow as
spacified in this Agresment.

CLOSING AND POSSESSION:

A,

OCCUPANCY: Buyer inlends lo occupy the Property as indicated in paragraph 3E(3). Occupancy may Impact available
financing,
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Properly Address: 971 Broadway Ave, Atwater, CA_95301 - Date: Februery 18, 2022
- B. CONDITION OF PROPERTY ON CLOSING:

{1} Unless Otherwise Agreed: (1) the Properly shall be delivered "As:Is" In ils PRESENT physical condilion as of be dale of
Acceplance; (ii) the Properly, including pool, spa, landscaping and grounds, s lo be mainlained in subslanlially lhe some
condition as on Ihe dale of Acceplance; and (lil) all debris and personal properly nol included in (he sale shall be removed
by Close Of Escrow or al (he lime possession is delivered 1o Buyer, if nol on lhe same dale. If items are nol removed
when possession Is delivered lo Buyer, all lems shall be deemed abandaned. Buyer, alter firsl Dalivering lo Seller wrillen
fiotice lo remove the ilems wilhin 3 Days, may pay lo have such ilsms removed or disposed of and may bring legal aclion,
as per lhis Agreemenl, to receive reasonable costs from Seller.

(2) Buyer Is strengly advised lo conduct investigations of the entire Property in order to delermine its present
condition, Seller and Agents may not be aware of all defects affecting the Properly or other lactors that Buyer
considers impartant. Property improvements imay not be bullt accerding to cede, In compllance with current
Law, or have had zll raquired permits issued andlor finalized.

SELLER REMAINING IN POSSESSION AFTER CLOSE OF ESCROW: Il Seller has the righl lo remain in possession after

Close Df Escrow pursuanl lo paragraph 3M(2) or as Olherwise Agreed, (i) the Parties are advised lo consull with Iheir

insurance and legal advisors for information aboul liabilily and damage or njury lo persons and personal and real property;

(ii) Buyer is edvised lo consull with Buyer's lender about the impact of Seller's nceupancy on Buyer's loan; and (ili) consull

wilh a qualified California real estale atiorney where the Propery is loczlsd 1o delermine the ongoing rights and respansibilities

of both Buyer and Seller with regard 1o each olher, including possible lenanl righls, and whal typa of writlen agreement (o use
lo documenlt the relationship betweaen lhe Parlies,

At Close Of Escrow: (i) Seller gssigns lo Buyer any assignable warranty rights for flems included in tha sale; and (i) Selier shall

Dellver to Buyer avallable Coples of any such warranties. Agents cannol and will not delermine the assignability of 2ny waranlies.

Seller shall, on Close Of Escrow unless Olherwise Agreed and even if Seller remains in possession, provide keys, passwords,

codes and/or means lo operale all locks, mailboxes, securily systems, alamms, home automalion syslems. inlranet and

Inlernel-connected dewices included in the purchase price, garage dour openers, and all ilems included in either paragraph 3P

of paragraph 9 I the Properly is a condominium or localed in a comman inleras| development, Seller shall ba responsible for

securing or providing any such ltems for Association amenities, facililies, and access. Buyer may be required lo pay a deposit
fo the Owners' Assoclation {("OA") lo ablain keys lo accessibie OA facilifies. -

8. CONTINGENCIES AND REMOVAL OF CONTINGENCIES:

Al

F.

paragraph 41C ("C! Disclosures"). {/
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LOAN(S): . T .

{1) This Agreementl is, unless otherwlse specified In paragraph 3L(1) or an attached CR form, conlingenl upon Buyer
oblaining the loan(s) specified. I conlingenl, Buyer shall aci diligenlly and in good failh lo oblain he designaled loan(s), If
there Is no appraisal contingency or the 2ppraisal conlingency has been waived or removed, then failure of (he
Property to appralse al the purchase price does nol entitle Buyer to exercise the canceliation right pursuant to
the loan contingency if Buyer is otherwise qualified for the specified loan and Buyer is able to satisfy lender's
non-appraisal conditions for closing the loan,

{2) Buyer is advised lo invesligale lhe insurability of the Properly as early as possible, as this may be a requirement for
lending. Buyer's abilily lo oblain insurance for the Properly, including fire insurance. is parl of Buyar's Invesligation of
Properly conlingency. Failure of Buyer (o oblain insurance may justify cancellation based on the Investigalion contingency
bul nol lhe loan conlin?ency.

(3) Buyer's conlraciual obligalions regarding deposil, balance of down paymenl and closing cosls sre not contingsncles of
{his Agreement, unless Olharwise Agreed.

{4) Itihereis an appraisal conlingancy, removal of the loan contingency shall nol Le deemed removat of the appraisal conlingency.

{5) RO LOAN CONTINGENCY: If "No loan conlingency" is checked in paragraph 3L(1), oblaining any loan specified js NOT
a contingency of this Agreement. Il Buyer does not oblain the loan specified, ant A5 a resull is unable ln purchasa the
Pro ertE' Seller may be entilled lo Buyer's deposil or olber legal remedies.

AF'PRAIESA z

{1} This Agreemenl is, unless otherwise spscified in paragraph 3L(2) or an attached CR form, contingsnt upon a wrillen
appraisal of lhe Properly by 2 licensed or cerlified appraiser al no less than the amount specified in paragraph 3L(z).
withoul requiring repairs or improvemenis lo the Properly, Appraisals are oflen & reliable source lo verily square foolage
of lhe subjecl Properly. However, lhe abilily lo cancel based on lhe measurements provided In an appraisal lalls wilhin the
Investigation of Properly conlingency. The appraisal conlingency is solely limilad {u the value delermined by the appraissl.
For any cancellalion based upon this appraisal conlingency, Buyer shall Dzliver a Copy of (he wrillen appraisal (o Seller,
upon requesl by Seller.

(2) NO APPRAISAL CONTINGENCY: Il "No appraisal conlingency” is checked in paragraph 3L(2), lhen Buyer may nol use
ihe loan conlingency specified in paragraph 3L(1) lo cancel this Agregment il the sole reason for nol vbtaining the loan is
Ihal Ihe appraisal relied upen by Buyer's lender values the properly al an amounl less than hal specified in paragraph
3L(2). If Buyer is unable lo oblain lhe loan specilied solely for Ihis reason, Seller may be enlitled lo Buyer's deposil or
olher legal remediss. )

INVESTIGATION OF PROPERTY: This Agreemenl Is, as specified in paragraph 3L(3), conlingenl upon Buyer's acceplance

of the condition of, and any olher maller affecling, lhe Property,

REVIEW OF SELLER DOCUMENTS: This Agreement is, as specified in paragraph 3L{4), conlingenl| upon Buyer's review of

%e#fr's documents required in paragraph 18A.

172

(1) This Agreemenl is, as specified In paragraph 31L(5), conlingent upon Buyer's abilily to oblain lhe lille poficy provided for In
paragraph 16G and on Buyer's review of a current Preliminary Raport #nd iems ihal are disclosed or observable even if
not on record or not specified in the Preliminary Reporl, and salislying Buyer regarding the current slalus of tille, Buyer is
advised fo review all underlylng documents and olher maliers affecling lille, including. bul aol limiled 1o, any documents ar
deeds referenced in the Preliminary Report end any plolled easements. _

(2) Buyer has 5 Days afier receipt lo review a revised Preliminary Repori, il any, furnished by the Tille Company 2nd cancel
Ihe Iransaclion if lhe revised Prefiminary Report reveals malerial or subsiantial devistions from a previously provided
Preliminary Reporl.

CONDOMINIUKM/PLANNED DEVELOPMENT DISCLOSURES (IF APPLICABLE):; This Agreemen! is, as specified In

paragraph 3L(6), conlingent upon Buyer's review of Commion Inleresl Disclosures required by Civil Code § 4525 and under

COMMERCIAL PURCHASE AGREEMENT AND JOINT ESCROW INSTRUCTIONS (CPA PAGE 5 OF 17)
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Properly Address: 971 Broadway Ave, Alwaler, CA_95301 Dale: February 18, 2022
G.’ BUYER REVIEW OF LEASED OR LIER

H.

9%

/ =Y
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ED ITEMS CONTINGENCY: Buyer's review of and ability and willingness 10 assume
any lease, mainlenance agreemienl or olher ongoing financial obligation, or lo accept |he Properly subject lo any lien,
disclosed pursuant lo paragraph 9B(8), is, as specified in paragraph 3L(7), a conlingency of this Agreement. Any assumplion
of the lease shall not require any financial obligalion of cantribution by Seller. Seller, after first Delivering a Nolice lo Buyer lo
Perform, may cancel {his Agreemen il Buyer, by the lime specilied in paragraph 3L(7). refuses lo enler inlo any necessary
wrillen agreements lo accepl responsibilily Tor all obligations of Seller disclosed leased or liened ilems,

REMOVAL OR WAIVER OF CONTINGENCIES WITH OFFER: Buyer shall have no cbligation to remove a conlractual

conlingency unless Seller has provided all required documents, reports, disclosures, and information pertaining lo

that contingency. If Buyer does remove 2 cenlingency without firs! receiving all required informafion from Seller, Buyer is
relinquishing any coniraclual rights that apply lo that contingency. {f Buyer removes or waives any contingencies wilhoul

#n adequaie understanding of the Property's conditlon ar Buyer's ability to purchase, Buyer is acling against the

advice of Agenl. B

REMOVAL OF CONTINGENCY OR CANCELLATION:

(1) For any contingency specified in paragraph 3L or 8, Buyer shall, within lhe applicable period specified, remave
the cantingency or cancel Ihis Agreement:

{2) For the conlingencies for review ol Seller Documents, Prelininary Report, and Condominium/Planned Developmen
Disclosures, Buyer shall, within the lime specified in paragraph 3L or 5 Days ofier receipl of the applicable Seller
Documents, Preliminary Repor, or Cl Disclosures, whichever occurs laler, remove the applicable conlingency in wriling or
cancel this Agresment. )

{3) If Buyer does nol remove a conlingency within the time specified, Seller, afler first giving Buyer a Nolice 1o Buyer 1o
Perform (C.A.R, Form NBP), shall have the righl lo cancel (his Agreemenl. 2

SALE OF BUYER'S PROPERTY: This Agreemenl and Buyer's abilily to obtain financing are NGT conlingent upen the sale of

any property owned by Buyer unless the Sale of Buyar's Properly {C.A.R, Form COP) is checked as a conlingency of this

Agreemient in paragraph 3L{8 )

)
LTEMS INCLUDED IN AND EXCLUDED FROM SALE:

NOTE TO BUYER AND SELLER: ltamis listed as included or excluded in the Mulliple Lisling Service {MLS), fiyers, markeling

malerials, or disclosures are NOT included in the purchase price or excluded [rom 1he sale unless specified in lhis paragraph

or paragraph 3P or as Otherwise Agreed. Any ilems included herein are components of he Propedy and are nol inlended lo
afizcl the price. All ilems are iransferred withoul Seller warranly. :

ITEMS INCLUDED N SALE:

(1) All EXISTING fixlures and fillings thal are allached lo the Properly;

{2} EXISTING elecirical, mechanical, lighting, plumibing and healing fixtures, ceiling fans, fireplace inserls, gas logs and
grales, salar power syslems, buill-in appliantes and appliances Tor which special openings or encasemenls have bezn
made (whelher or nof included in paragraph 2P), window and door screens, awnings, shullers, window coverings (which
includes blinds, curains, drapery. shullers or any olher malerials thal cover any portich of the window), altached fioor
coverings, lelevision anlennas, salellite dishes, air coolersicondilioners, poalfspa equipmenl (Including, bul nol fimiled lo,
any cleaning equipment such as molorized/automalic pool cleaners, pool nels, pool covers), garage door openersliremole
conlrols, mailbux, in-ground landscaping, waler [ealures and founlains, waler softeners, water purifiers, light bulbs
(including smart bulbs) and &l llems specified as includad in paragraph 3P, if currently existing and owned by Seller
2t the time of Acceptance,

Note: Il Seller does nol intend lo include any ileam specified s being included above because il is not owned by Seller,
whelher placed on the Properly by Agenl, slager, lenanl, or olher lhird parly, (he ilern should be listed as being excluded
in paragraph 3P(2} or excludad by Seller in a counler offer, '

{3) Securily System includes any devices, hardware, soflware, or control unils used lo monitor and secure the Propery,
Including bul-nol limiled lo, any molion deteclors, door or window alarms, and any olher equipmen! ulilized for such
purpose. If checked in paragraph 3P, all such ilems are included in the sale, whather hard wired or nol. Buyer is advised
lo use paragraph 3P(1) or an addendum lo address more direclly specific itemis o be included. Seller is advised (o use a
counter offer 1o address mora directly any ilems ‘o be axcluded.

(4) Home Automation (Smart Home Features) includes any eleclronic devices and lealures Including, bul not limited 10,
thermeslat conlirols, kilchen appliances not atherwise excluded, and lighting syslems. that are connecled (hard wired or
wirelessly) fo & conlrol unit, compuler, tablel, phons, or ather “smart” device, Any Smari Home devices and features thal
are physically affixed lo [he real properly. and also exisling ligh! bulbs, are included in |he szls. Buyer is advised (o use
paragraph 3P(1) or an addendum lo address more directly specific items lo be included. Seller Is advised lo use a
counler offer to address more direclly any llems lo be excluded.

(8) Non-Dedicaled Devices: Afl smart home and security syslem conlrol devices are inciuded In lhe sale, excepl for any non-
dedicaled personal compuler, lablel, or phone used lo control such fealures. Buyer acknowledges thal a separale device
and access lo wifi or Inlernel may be required lo operate some smar home fealures and Buyer may have lo oblain such
device aller Close Of Escrow. Buyer is advised lo change all passwords and epsure lhe securily of any smar home fealures.

{6) LEASED OR LIENED ITEMS AND SYSTEMS: Seller, wilhin Ihe lime specified in paragraph 3N(1), shall (i) disclosa 1o
Buyer il any ilem or syslem specified in paragraph 3P or 88 or olherwise included in the sz2le is leased, or nol owned by
Seller, or is subject lo any maintenance or olher ongoing financial obligalion, or specifically subject to a lien or other
encumbrance or loan, and (if) Deliver lo Buyer all wrilten malerials (such as lease, warranly, financing, etc.) concarning
any such ilem, )

(7) Selier represents that zll items included in the purchase price, unless Olherwise Agreed, (i) are ownad by Seller and shall
be {ransferred free and clear of liens and encumbrances, excepl lhe ilems and syslems identified pursuant o paragraph
9B(B), and (ii) ara transferred wilhoul Seller warranly regardless of value, Seller shall cooperata wilh the idenlification of
any soflware or applicalions and Buyer's efforls to lransfer any services needed {o operale any Smari Home Fealures or
olter items included in lhis Agreemenl, including, bul nof limiled (o, ulililies or security syslems.

(8) A complele invenlory of all personal property of Seller currenlly used in the operation of the Properly and included in the
purchase price shall be delivered lo Buyar wilhin lhe ime specified in paragraph 3N{1).

{9) Seller shall deliver lille to the persenal properiy by Bill of Sale, free of 2ll liens and encumbrances, and wilhoul warranly of
condition.

(10) As addilional securily for any nole in favor of Seller for any part of the purchase price, Buyer shall execuls a UCGC-1
Financing Statemenl lo be filed wilh the Secrelary of State, covering lhe personal propery included In the purchase,
replacemenl thereof, and insurance proceeds.

" /
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Properly Address; 971 Broa dway Ave, Alwalter, CA 95301 Date: February 18, 2022

C. ITEMS EXCLUDED FROM SALE: Unless Olfenwise Agrzed, tive lollowing ilems are excuded [rom sale; () Al ilems spocified

In paragraph 3P(2); (ii) audio and video components (such as Nal screen TVs, speakers and olher flems) if any such ilem is
ot lisell altached lo the Propeity, even if a brackel or other mechanism atlachied 1o the component or ilem is altached lo the
Property: (lii) furniture and other ilems secured lo the Froperly for earthquake or safely purposes. Unless ofherwlse
specified in paragraph 3P(1), brackels attached lo walls, floors ar ceilings for any such component, furniture or item
will be removed and holes or other damage shall be repaired, but not painted.

10. ALLOCATION OF COSTS:

A,

INSPECTIONS, REPORTS AND CERTIFICATES: Paragraphs 3Q(1-3), and (5) oply delermines who is to pay for the

Inspeclion, lesl, ceriificale or service ("Reporl”) mentioned; il does not determine who is to pay for any work

recommended or identified in the Report. Agreements for payment of required work should be specified elsewhere In

paragraph 3Q, or 35, or in a separate agreament (such as C.A.R. Forms RR, RRRR, ADM or AEA).

GOVERNMENT REQUIREMENTS AND CORRECTIVE OR REWEDIAL ACTIONS:

(1) LEGALLY REQUIRED INSTALLATIONS AND PROPERTY IMPROVEMENTS: Any required installalion of ginoke alarm

ur carbon monoxide device(s) or securing of water healer shall be compleled within the lime specified in paragraph

3N(4). Il Buyer is lo pay fur these ilams, Buyer, as instrucled by Escrow Holder, shall deposil funds into escrow or dirrotly

1o the vendor compleling the repair or inslallation. Prior lo Close Of Escrow, Seller shall Deliver o Buyer wriflen

slalemenl(s) of compliance in accordance with any Law, unless Seller is exempt. Il Seller is {o pay for these ilems and

rioes nof [ulfill Seller's obligation in lhe time specified, and Buyer incurs cosls to comply with lander requirements

concerning those ilems, Seller shall be responsible lor Buyer's cosls. i

POINT OF SALE REQUIREMENTS:

{A) Painl of sale inspeclions, reporls and repairs refer lo any such aclions required lo be completed before or alter Close
Ol Escrow lhal are required in order (o close under any Law. Unless Parlies Olherwise Agree lo anolher lime period,
any such repair, shall be compleled prior to final verificahion of Propery. If Buyer agrees lo pay for any porlion of such
repair, Buyer, shall (i} direclly pay to Ihe vendor completing lhe repair o (i) provide an invoice lo Escrow Holder,
depasil funds into esciow sufficient to pay for Buyer's porlion of such repair and request Escrow Holder pay ihe

- vendor completing the repair. )

(8) Buyer shall be provided, within Ihe lime specified in paragraph 3N(1}. unless Parlies Olherwise Agrae to anolher

lime period, a Copy of any required government-conducied or point-of-s2le inspeclion report prepared pursuanl to
“ this Agreemenl or in anlicipalion of this sale of the Pro erly. i

(3) REINSPECTION FEES: Il any repair in paragraph 10B(1) is nol compleled within lhe lime specified and (he lender
requires an addilional inspeclion lo be made, Seller shall be responsible for any corresponding reinspeclion fes, If Buyer
incurs cosls lo comply wilh lender requiremients concarning lhose ilems, Selier shall be responsible for lhose cosls,

(4) INFORMATION AND ADVICE ON FEATURES:

(A) The following installalions shall be compleled prior lo final verification of condilion unless Otherwise Agread: (i)
approved fire exlinguisher(s), sprinklar(s), and hose(s), if required by law; and {ii) drain cover and anii-entrapmenl
device or syslem meeling (he minimum requirements permlilied by the U.S. Consumer Products and Safely
Commission for any pool or spa.

(B) Il Buyer Is o pay lor |hese inslallations, Buyer, as inslructed by Escrow Holder, shall deposil funds inlo escrow or
direclly lo the vendor compleling the repair or inslallalion.

{5) INFORMATION AND ADVICE ON REQUIREMENTS: Buyer and Seller are advised lo seek information from a knowledgeable
source regarding local and State mandates and whelher they are poinl of sale requiremenls or requirements of ownership.
Agentls do nol have experlise in this area and cannol ascerlain all of he requirements or costs of compliance.

(2

11. SELLER DISCLOSURES
A, WITHHOLDING TAXES: Buyer and Seller hereby instruct Escrow Holder 1o withhold the applicable required amounts to
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comply wilh lederal and California withhalding Laws and forward such amounts lo the Internal Revenue Service and Franchise

Tax Board, respeclively, However, no federal withhoiding is required il, prior 1o Close Ol Escrow, Selfer Delivers (i) lo Buyer

and Escrow Holder a fully compleled affidavil (C.A.R, Form AS) sufficient lo avaid wilhholding pursuant lo federal withhoiding

Law (FIRPTA). OR (ii) lo a qualified subslilute (usually a tille company or an independen! escrow company) a fully complelad

affidavil (C.A.R. Form AS) sufficien! lo aveoid withholding pursuznl 1o federal withholding Law AND Ihe qualified substilute

Delivers {o Bu-rer and Escrow Holder an affidavit signed under penally of perjury (C.A.R. Form Q8) that the qualified subslilule

has received the fully compleled Seller's affidavil and the Seller slales thal no federal withholding is required; OR ({iii) lo Buyer

olher documenlation salisfying Ihe requirements under Inlernal Revenue Code § 1445 (FIRPTA). No withholding is required
under California Law if, prior lo Close Of Escrow, Escrow Holder has received sufficient documentation from Seller thal no
wilhholding is required, and Buyer has been informed by Escrow Holder.

NOTICE REGARDING GAS AND HAZARDOUS LIQUID TRANSHISSION PIPELINES; This nolice is being provided simply

lo inform you thal Information about the general localion of gas and hazardous liquid transmission pipelines is avallable o (ha

ublic via lhe National Pipeline Mapping Syslem (NPNS) Inlemel Web sile maintained by the Uniled Slales Depariment of

?;anspoﬁaﬁon al http:/fwww.npms.phmsa.dot.gov/, To seek furlher informalion aboul possible lrensmission pipelines near

the Properly, you may conlact your local gas ulility or olher pipeline operalors in lhe area. Contacl information for pipeline

operalors Is searchable by ZIP Code and counly on lhe NPMS Inlernet Websile. (Naither Seller nior Agent zre required lo
check this website. Il Buyer wanls furher informalion, Agenl recommends that Buyer oblain information from (his website
during Buyar's invesligalion conlingency period. Agenls do nol have experlise in lhis 2rea.)

CONDOMINIUM/PLANNED DEVELCOPMENT DISCLOSURES;

(1) Seller shall, within the lime specified in paragraph 3N(1), disclose to Buyer whelher the Properly is a condominium or is
located in a planned development, olher common inlerest development, or otherwise subjec! o covenants, conditions,
and restriclions (C.A.R. Forrn SPQ or ESD).

(2) If lhe Properly is a condominium or is locaied in a planned development or other cummon interes| development with a OA,
Seller shall, vilhin lhe lime specified in paragraph 3N(3), order from, and pay any required fee (or he lollowing items to
the OA (C.A.R. Form HCA-IR): (i} Copies of any dosuments required by Law (C.A.R. Form HOA-RS): (ii) disclosure of
any penting or anlicipaled claim or liligalion by or againsl the OA; (lii} a slalemen! conlaining lhe location and number of
designaled parking and slorage spaces; (iv) Copies of lhe most recenl 12 months of QA minutes for regulsr and special
meelings; {v) tha names and canlact informalicn of all OAs governing the Property; (vi) pat restrictions: and (vii) smoking
resiriclions {"Cl Disclosures”). Seller shall jlemize and Deliver lo Buyer all Cl Disclosures received {rom the OA and any Cl
Disclosures in Seller's possession. Seller shall, as direcled by Escraw Holder, deposil funds inlo escrow or direcl lo QA or
management company to pay for any of the above.
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NATURA[ AND ENVIRONMENTAL HAZARDS: Seller shall, within the time specified in paragraph 3N(1), if required by Law:

(i) Deliver to Buyer the earthquake guide and environmental hazards booklet, and for all residential properly valh 1-4 units and

any manufaclured or mobile home built before January 1, 1960, fully complete and Delwer the Residenlial Earthquake Risk

Disclosure Statement; and (ii) even if exempt from (he obligation lo provide a NHD, disciose if the Properly Is localed in a

Special Flood Hazard Area; Polential Flooding (Inundation) Area; Very High Fire Hazard Zone; Slale Fire Responsibility Area;

Earihquake Faull Zone; Seismic Hazard Zone: and (i) disclose any other zone as required by Law and provide any other

informalion required for those zones.

WATER CONSERVING PLUMBING DEVICES: Civil Code § 1101.5 requires all mulli-family residential and commercial real

properly be equipped with water-conserving plumbing davices, Sellsr shall, within the lime specified in paragraph 3N(1),

disclose in writing whether the property includes any noncompliant plumbing fixtures. Seller may use C.A.R. Form SPQ or

ESD. See C.A.R, Form WCMD for more Informalion.

SURVEY, PLANS, AND ENGINEERING DOCUWMERNTS: Seller, wilhin the lime specified in paragraph 3N(1), shall provide lo

Buyer, Coples of surveys, plans, specificalions, and engineering documents, if any, prepzared on Seller's behalf on in Seller's

possession. -

PERMITS: Saller, wilhin the lime specified in paragraph 3N{1), shall provide lo Buyer, if in Seller's possession, copies of all

permils and approvals, cedificates of occupancy, conditional use pennils, development plans, and licenses and permits

perlaining o the oporalion of the Property.

STRUCTURAL MODIFICATIORS: Seller, wilhin the lime specified in paragraph 3N{1), shall in wriling disclose o Buyer,

knawn siructural additions or allerations fo, or the Installalion, alicration, repeair or replacement of, significanl companents of

lhe siructure(s) upon the Properly. :

GOVERNMENTAL COMPLIANCE: Wilhin lhe lime specified in paragraph 3N(1), =

(1) Soller shall disclose-to Buyer any improvemnents, additions, allerations, or [Ef:airs lo the Property made by Seller, or
known 1o Seller {o have been made, wilhout required governmental permils, final inspeclions. and approvals

{2) Seller shall disclese 1o Buyer if Saller has aclual knowledge of any notice of violations of Law filed or issusd against the

Proparty.

VIOLAT!DNYNOT“IEES: Within the time specified in paragraph 3N(1), Seller shall disclose any notice of vialalions of any Law
filed or issued againsi the Properiy and aclually known to Sefler

KNOWN MATERIAL FACTS: Seller shall, within the time specified in paragraph 3N(1), DISCLOSE KNOWN MATERIAL
FACTS AND DEFECTS affacling the Proparly, including, bul nol limiled 10, known insurance claims within the pasl five years,
or provide Buyer wilh' permission lo contact lender lo gel such information {C.A.R. Form ARC), and make any and all other
disclosures required by Law, )

SUBSEQUENT DISCLOSURES: In the evenl Seller, prior lo Close Of Escrow, becomss aware of advarse conditions materially
affecling the Properly, or any malerial inaccuracy in disclosures, information, ur representalions previously provided lo Buyer,
Seller shall promplly Deliver a subsequenl or amended disclosure or nolice, In wriling, covering those items. However, a
subsequent or amended disclosure shall not be required for conditions and material inaccuracies of which Buyer is
otherwise aware or which are disclosed In reporis provided to or obtained by Buyer or ordered and paid for by Buyer.

TENANCY RELATED DISCLOSURES: Within the time specified in paragraph 3N{1), and subjacl lo Buyar's righl of réview, Seller
shall disclose, make available or Deliver, as applicable, {o Buyer, the {ollowing information:
A, RENTAL/SERVICE AGREEMENTS: (i) All curreni leases, renlal agreements, service contracls, and other agreemenis peraining

1o the operation of the Properly; (il) A renlal statement including names of tenanls, rental rales, period or rental, dale of Jast renl

increase, security deposils, renlal concessions, rebales or other benslils, if any, and a list of delinguenl renis and heir duralion,

Seller represents 1hal no fenanl is entitled 1o any rebate, concession, or olher henefit, excep! as sel forth in lhese documents.

Seller represenis thal the documentls lo be furnished are those mainlained in the ordinary and normal course of business.

INCOIWE AND EXPENSE STATEMENTS: If checked in paragraph 3R, the books and records for lhe Properly, if any,

including a stalement of income and expense for the 12 months preceding Acceplance, Scller represents thal the books and

records are lhose maintzined in the ordinary and normal course of business and used by Seller in the compulalion of federal
and slsle incoms lax relumns. )

TENANT ESTOPPEL CERTIFICATES: Il checked In paragraph 3R, Tenant Esloppel Certilicates (C.A.R. Form TEC). Tenant

Esloppel Certificales shall be compleled by Seller or Seller's agent and delivered to tenanl(s) for {enanl{s) lo sign and

acknowledge: (i) thal tenani(s)' rental or lease agreemenls are unmodified and in (ull force and effect, {or if modifiad, slaling all

such modificalions); {II) hal no lessor defaulls exist; and (il) slaling the amounl of any prepaid rent or securily deposit. Scller
shall exercise good f2ith lo oblain lenani(s) signalure(s), bui Seller cannol guaraniee lenani(s) cooperalion. In the event

Seller cannol oblain signed Tenanl Esloppel Cerlificales within the lime specilied above, Seller shall nolify Buyer and provide

(he unsigned one thal was provided lo lenan(s). If, after the time specified for Seller to Deliver the TEC to Buyeér, any lenani(s)

sign and return a8 TEC lo Seller, Selier shall Deliver thal TEC to Buyer,

SELLER REPRESENTATIONS: Unless otherwise disclosed under paragraph 11, paragraph 12, or under any disclosure

Oelivered lo Buyer: - .

(1) Seller represenis lhal Seller has no aclual knowledge lhal any lenanl(s): (i) bas any currenl pending Iawsuil(s?.
invesligalion{s), Inquiry(ies}, aclion(s}, or olher proceeding(s) affecling the Property of the righl o use and occupy il; (i)
has any upsalisfied mechanics or malerialman lien(s) afiecling the Properly; and’({ii) is the subjeci of a bankruplcy. If
Seller recelves any such notice, prior lo Close Ol Escrow, Seller shall immedialely nofify Buyer.

(2) Seller represents lhat no {enanl is enliled lo any rebale, concessions, or other benelil, excepl as set forth in {he renlal
service agreements,

(3) Sellor represents thal the documenis o be furnished are lhose maintzined in the ordinary and normal course of business
and lhe income and expensa slalemants are and used by Seller in the compulation of faderal and slale income lax

returns. )
13, CHANGES DURING ESCROW:

A,

B,

Prior to Close Of Escrow, Seller may engage in lhe l‘otlowing acts ("Proposed Chanpes”), subjecl lo Buyer's righls In
aragraph 138; () rent or lease any vacanl unil or olher parl of Ihe premises; (ii) aller, medify, or extend any exisling rental or
ﬁasg agreement; (ili) enler into, sller, modily, or extend any service conlracl(s); or (Iv) changa the stalus of the condition of
the Properly.
(1) Al Ieas}{? Days prior lo any Proposed Changes, Selisr shall Deliver wriflen rolice lo Buyer of such Proposed Change
(2) Wilhin 5 Days after receipl of such nolice, Buyer, in wriling, may give Seller nolice of Buyer's objection fo the Froposed
Changes in which case Seller shall nol make lhe Proposed Changes.

h
14. SECURITY DEPOSITS: Securily deposils, If any, lo lhe exienl they have Tiol been applied by Selier in accordance wilh any renlal
agreement and current Law. shall be fransferred lo Buyer on Cioswfscro'.m Selier shail nolily each lenanl, in compliance with
/

the California Civil Code.
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_ _ Date: February 18, 2022

15. BUYER'S INVESTIGATION OF PROPERTY AND MATTERS AFFECTING PROPERTY:
A. Buyer shall, wilhin the lime specified in paragraph 3L(3), have lhe right, al Buyer's expanse unless Otherwise Agreed, lo

8,

conduct inspections, invesligaliops, tests, surveys and other studies ("Buyer Investigations™).
Buyer Invesligations Include, but are not limiled to:
(1) Inspections regarding any physical atlribules of Ihe Properly or ilems connecled lo the Property, such as:

{A) A general inspection. )

(B) An Inspeclion for leed-based painl and olher lcad-based painl hazards,

(C) An inspeclion specilically lor wood deslroying pesis and organisms, Any inspeclion for wood deslroying pests and
organisms shall be prepared by a registered Slruclural Pest Conlrol company; shall cover the main bullding and
atlached siructures; may cover delached sfruciures; shall NOT include waler lesls of shower pans on upper level
units unless the owners of proparty below the showsr tonsent; shall NOT include roof coverings; and, if th2 Property
is & unil in 2 condominium or other common Inleres! subdision, the inspeclion shall Include only the separate

* inferesl and any exclusive-use areas being lransfeired, and shall NOT iaclude common areas; and shall include a
repori {"Pesl Conlrol Report”) showing the findings of the company which shall be separated inlo seclions for evidenl
infeslalion or infections (Section 1) and for condilions likaly Lo lead 1o infeslalion o infsclion {Section 2),

(D) A phase one environmenltal survey, paid for and obtained by the parly indicaled in paragraph 3Q(2). If Buyer is
responsible for oblaining and paying for Ihe survey, Buyer shall acl diligenlly and in good faith lo oblain such survay
wilhin the time specilied in paragraph 3L(3). Buyer has 5 Days afler receiving the survey lo remove (his portion of
the Buyer's Invesligalion conlingsncy. :

(2) g:l c)al?er Buyer Investigalions, such as insurance, nol specified ahave. See, Buyer's Invesligation Advisory {C.A.R. Form
A) for more. :
(3) A review of reporis, disclosures or Infarmaltion prepared by or for Seller and Delivered lo Buyer pursuanl lo paragraphs 3,.

10, 11, 12, and €A, ) )

Wilhout Seller's prior wrillen consent, Buyer shall neilher mske nor czuse 1o be mads: (I) invasive or deslruclive Buysr
Investigations, excepl for minimally invasive tesling required lo prepare a Pest Control Reporl, which shall not include any
holes or drilling through stucco or similar malerial; or {if) Inspeclions by any governmenlal building or zoning Inspecior or
government employes, unless required by Law. )

Seller shall make he Froperty available for 2il Buyer Investigalions. Seller is not obligated 1o move any existing personal property.
Seller shall have waler, gas, eleciricily and all opzreble piiol lights on for Buyer's Invesligations and through (he dale possassion is
dslivered lo Buyer. Buyer shall, {I) by \he lime specified in paragraph 3L(3), complele Buyer Invesligations and salisfy Inemselves
as lo Ihe condilion of lhe Propery, and eilher remove lhe conlingency or cancel this Agreement. and (II) by the lime specified
in paragraph 3L{3) or 3 Days afler receipt of any Investigalion repar, whichever is laler, give Seller sl no cosl, complele
Copies of all such reporis oblained by Buyer, which obligalion shall survive the lermination of [his Agreemenl. This Delivery of
Investigslion reports shall nol include any appraisal, excepl an appraisal received in conneclion with an FHA or VA [oan..
Buyer indemnily and Seller protection for entry upon the Property: Buyer shall: (i) keep the Properly free and clear of
liens; (ii) repair all damage arising from Buyer Investigalions: and (ifi) indemnify and hold Seller harmless from all resulling
lizbility, claims, demands, damages and cosls. Buyer shall carry, or Buyer shall require anycne acling on Buyer's behalf to
carry, policies of lizbility, workers' compensalion and other applicable Insurance, defending and protecling Seller from fiabitily
for any injuries lo persons or properly occurring during any Buyer Invesligalions or work done on Ihe Properly al Buyer's
direclion prior lo Ciose Of Escrow. Seller is advised thal cerlain proleclions may be afforded Seller hy recording a "Notice of
Non-Responsibliily” (C.A.R. Form NNR) for Buyer Invesligations and work done on the Properly al Buyer's diraclion, Buyer's
obligalions under this paragraph shall survive he lermination of this Agreement,

i6. TITLE AND VESTING:

A.

oo

F.

G,

Buyer shall, wilhin the lime specified in paragraph 3N(1), he provided a current Preliminary Repori by (he person responsible
lor paying for the lille reporl in paragraph 3Q(8). Il Buyer is responsible for paying, Buyer shall acl diligently and in good fzith
{0 obiain such Preliminary Reporl wilhin the lime specified. The Preliminary Reporl is only an offer by lhe lille insurer [o issue a
policy of lille insurance and may not conlain every ilem affecling lille. The company providing the Preliminary Reporl shall,
prior 1o issuing a Preliminary Repart, conduct a search of the General Index for all Sellers excepl banks or other inslilulional
lenders selling properlies lhey acquired through foreclosure (REOs), corporalions, and government enlities,

Title is taken in ils present condilion subject lo all encumbrances, easemenls, covenanls, condilions, reslriclions, righls and
other mallers, whelhar of record or nol, as of Ihe dale uf Accsplance excepl for: (i) monelary liens of record unless Buyer is
assuming those obligalions or laking the Properly subjecl lo lhose obligations; and {ii} those matlers which Sefler has agreed
{o remove in wriling. For any lien or maller not being transferred upon sale, Selier will lake necessary aclion lo deliver lille free
and clear of such lien or malter.

Seller shall wilhin 7 Days afler request, give Escrow Holder necessary information to clear litle.

Seller shall, within the lime specilied in paragraph 3N{1), disclose lo Buyer all mailers known lo Seller affecling lille, whether
of record or not. )

If Buyer is a legal enlity and the Propery purchase price is at leas| $300,000 and the purchase price is made wilhoul 2 bank
loan or similar form of exlernal financing, a Geographlc Targeling Order (GTQ) issued by the Financial Crimes Enforcemenl
Network, U.S. Depariment of the Treasury, requires tille companies to collecl and repor cerlain information aboul the Buyer,
depending on where the Properly is localed. Buyer agrees lo cooperale wilh [he lille company's efforl la comply with the GTO.
Buyer shall, after Close Of Escrow, receive 8 recorded granl deed or any olher conveyance document required to convay lille
(For example, for slock cooperative or lenancy in common, respectively, an assignmen! of stock cerlificale or assignment of
seller's inlerest in Ihe real properly), including oil, mineral and waler rights if currently owned by Seller, Tille shall vest as
designaled in Buyer's vesling instruclions. The recording document shall contain Buyer's post-closing maillng address lo
enable Buyer's receipl of lhe recorded conveyance documenl {from lhe Counly Recorder. THE MANNER OF TAKING TITLE
MAY HAVE SIGNIFICANT LEGAL AND TAX CONSEQUENCES. CONSULT AN APPROPRIATE PROFESSIONAL.

Buyer shall receive 2 Standard Coverage Owner's CLTA policy of lille insurance. An ALTA policy or the addition of endorsements
may provide grealer coverage for Buyer. A lille company, al Buyer's requesl, can provide information about lhe availabilily,
desirability, coverage, and cosl of various lille insurance coverages and endorsements, I Buyer desires lille coverage olher
than that required by lhis paragraph. Buyer shall instruct Escrow Holder in wriling and shall pay any increase in cosl,
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17. TIME PERIODS; REMOVAL OF CONTINGENCIES; CANCELLATION RIGHTS: The following time perlods may only be
exlended, zltered, moditied or changed by mutual written agresinent. Any removal of conlingencles or cancellation under
this paragraph by either Buyer or Seller must be exerclsed in good [laith and in wrillng {C.A.R. Form CR or CC),

A.

B,

E,

SELLER DELIVERY OF DOCUMENTS: Seller shall, within the lune specilied in paragraph 3N(1), Deliver lo Buyer all reporls,
disclosures and information ("Reporls*) for which Seller is responsible as specified in paragraphs 9B(6), 98(8), 10, 11A, 11C,
11D, 11F<), 11K, 12, 18A, and 16D.

BUYER REVIEW OF DOCUMENTS; REPAIR REQUEST; CONTINGENCY REMOVAL OR CANCELLATION

(1) Buyer has the lime specified In paragraph 3 lo perform Buysr Invesligalions; raview all disclosures, repors, lzase
documents to be assumed by Buyer pursuant o paragraph 98(6), and olher applicable informalion, which Buyer receives
from Seller; end approve all maiters affecting the Proparty.

(2) Buyer may, within the fime specified in paragraph 3L(3), reques! (hat Seller make repairs or lake any olher aclion

regarding the Propery (C.A.R. Form RR). Seller has no obligation lo agree lo or respond lo Buyer's requests {C.A.R.

Form RR or RRRR). If Seller dues nol agree or does nol respond, Buyer 1s not contractually entitled lo have the repairs or

other reques!s made and may only cancel based on conlingencias in this Agresment.

Buyer shall, by lhe end of the limes specified in paragraph 3L (or as Olherwise Agreed), Deliver lo Seller a reroval of lhe

applicable conlingency or cancellation of this Agreement (C.A.R. Form CR or CC). However, if any reporl, disclosure, or

informalion lor which Seller is responsible is not Delivered within (he fime specified in paragraph 3N(1), then Buyer has 5

Days afier Delivery of any such ilems, or lhe times specified in paragraph 3L, whichever is |aler, lo Deliver (o Seller a

removal of the applicable contingency or vancellalion of this Agreement. If Delivery of any Report occurs afier a

conlraclusl conlingency pertaining lo thal Reporl has already been waived or removed, the Delivery of the Repor does

nol revive the conlingency bul there may be a righl lo terminale for a subsequen! or amended disclosure under
paragraph 11L.

(4) Continuation of Contingency: Even afler Ihe end of the lime gpecilied in paragraph 3L and befoie Seller cancels, if al
all, pursuant lo paragraph 17C, Buyer relains the righl, in wriling, 1o eillhet (i) remove remaining conlingencies, or
(i) cancel this Agreement based on a remaining conlingency. Once Buyer's wrillen removal of all conlingencies is
Delivered (o Seller, Seller may nol cancel lhis Agreemeant pursuan! lo paragraph 17C(1).

SELLER RIGHT TO CANCEL:

(1) SELLER RIGHT TO CANCEL; BUYER CONTINGENCIES: If, by the lime specilied in (his Agreement, Buyer does not
Deliver lo Ssller a removal of (he applicable contingancy or cancellalion of this Agreamenl, then Seller, after firsl
Delivering 1o Buyer 2 Nolica lo Buyer {o Perform (C.A.R. Form NBP); may cancel lhis Agreement, In such event, Seller
shall aulhorize the return of Buyer's deposil, excep! for [ees Incurred by Buyer,

(2) SELLER RIGHT TO CANCEL; BUYER CONTRACT OBLIGATIONS: Seller, after first Dalivering lo Buyer a Nolice lo Buyer
lo Perform, may cancel this Agreement if, by the Ume specified in this Agreement, Buyer does nol take the following
aclion(s): (i) Deposil funds as required by paragraph 3D(1) or 3D(2) or if the lunds deposited pursuant to paragraph 3D(1)
or 3D(2) are nol good when deposiled; (i) Deliver updaled conlact informalion for Buyars lender{s) as required by
paragraph 5C(3); (iii) Deliver a nolice of FHA or VA cosls or {emns, i any, as specified by paragraph 5C(5) (C.A.R. Form
RRY); (iv) Deliver verification, or a salisfaclory verification if Seller reasonably disapproves of (he verificalion zlready provided,
as required by paragraph 58 or 8A; (v) Deliver a letler as required by paragraph 68; (vi) In wriling assume or accepl leases
or lisns specified in paragraph BG; (vli) Cooperale wilh the lille company's efforl to comply with the GTO as required by
paragraph 16E; (viil) Sign or iniial a separale liquidated damages form (or an increased deposil as required by paragraph
5A(2) and 36; (ix) Provide evidence of authority lo Sign in a represeniative capacily 25 specified in paragraph 35; or (x)
Perform any addilional Buyer coniractual obligation(s) included In this Agreement. In such event, Seller shall autherize the
relurn of Buyer's deposil, excep! for fees aliocaled lo Selier in this Agreemenl and aiready paid by Escrow prior lo
cancellation of this Agreement and notification to Escrow.

{3) SELLER RIGHT TO CANCEL; SELLER CONTINGENCIES: Seiler may cancel this Agraement by good faith exercise of
any Seller conlingancy included in this Agreement, or Otherwise Agreed, so long 2s thal contingency has not already
been removed or walved in wrillng.

BUYER RIGHT TO CANCEL:

(1) BUYER RIGHT TO CANCEL; SELLER CONTINGENCIES; If, by the lime specified in lhis Agreement, Sellzr does ol
Dsliver to Buyer a removal of lhe applicable contingency or canceliation of this Agreement, then Buyer, after firsf
Delivering lo Seller a Nolice lo Seller to Perform (C.A.R. Form NSP), may cancel this Agreemenl, In such evenl, Seller
shall authorize the relurn of Buyer's deposit, excepl for [ees allocaled to Seller in the Agreement and already paid by
Escrow prior fo cancellalion of this Agreement and notificalion 1o Escrow.

(2) BUYER RIGHT TO CANCEL; SELLER CONTRACT OELIGATIONS: If, by lhe lime specified, Seller has nol Delivered any
item specilied in paragraph 3N(1) or Seller has nol parformed any Seller contraclual obligalion included in Lhis Agreementl
by the lime specified, Buyer, alter first Delivering lo Seller a Nolice lo Selier to Perform, may cancel this Agreement,

(3) BUYER RIGHT TO CANCEL; BUYER CONTINGENCIES: Buyer may cancel [his Agreement by good fzith exercise of
any Buyer conlingency included in paragraph 8. or Otherwise Agreed, so long &s that conlingency has not slready been
removed in wriling.

NOTICE TO BUYER OR SELLER TO PERFORM: The Notice to Buyer 1o Perform or Notice lo Seller to Perform shall: {I) be in

wriling; (if} be Signed by the applicable Buyer or Seller; and (iilj give the other Party al least 2 Days afier Delivery (or until the lime

specified in the applicable paregraiph, whichever occurs fast) lo lake the applicable action. A Notice to Buyer to Parform or Notice
to Seller 1o Perform may nol be Delivered any earlier than 2 Days priot le the Stheduled Performance Day lo remove a conlingancy
or cancel Ihis Agreement or meet an obligation specified in paragraph 17, whelher or not the Scheduled Perdormance Dzy falls
on a Saturdsy, Sunday or legal holiday. If 2 Nolice to Buyer lo Pedorm or Notice lo Saller to Perform Is incorrectly Delivered or
speciiies a time less {han the agreed time, the notice shall be deemed invalld and void and Seller or Buyer shall be required lo
Deliver a new Notice to Buyer to Perform or Nolice o Seller to Perform with the specified timaireme.

(3
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1B,
. Seller's expense may be perlormed by Seller or 1hrough others, provided that the work complies wilh zpplicable Law, including
- governmanlal permil, inspeclion and approval requirements. Repairs shall be performed in 2 good, skiillul manner with malerials of

EFFECT OF REMOVAL OF CONTINGENCIES:

(1) REMOVAL OF BUYER CONTINGENCIES: Il Buyer removes any rontingency or cancellation righls, unless Olherwise
Agreed, Buyer shall conclusively be deemed 1o have: (i) compleled all Buyer Invesligalions, and review ol reports and
olher applicable informalion and disclosures perlinning la thal conlingency or cancelialion righl: (ii) elecled lo proceed
with the lransaclion; and {iii) assumed all liability, responsihilily and expense lur the non-delivery of any reporis,
disclosures or information outside of Seller's control and for any Repairs or correclions perlaining lo thal conlingency or

. tancellation righl, or for the inability lo oblain financing. : :

(2) REMOVAL OF SELLER CONTINGENCIES: If Seller removes any conlingency or cancellalion righls, unless Otherwise
Agreed, Seller shall conclusively be deemed 1o hove: (i) satished themselves regarding such contingency, (ii) elecled lo
proceed wilh the lransaclion; and (iil} given up any right lo cancel this Agreemznt based on suich confingency.

G. DEMARND TO CLOSE ESCROW: Before Buyer or Sellar may cancel this Agreement for fallure of the olher Party o close

escrow pursuant o this Agreement, Buyer or Seller musl first Deliver to the pther Parly a Demand lo Close Escrow (C.AR.
Form DCE). The DCE shalk: (i) be Signed by the applicable Buyer or Saller; and (ii) giva the other Party at least 3 Days alter
Delivery o close escrow, A DCE may nol be Delivered any earlier lhan 3 Days prior lo the Scheduled Performancs Day for the
Close Of Escrow. If a DCE is incorreclly Deliverad or specifies a lime less than the agreed lime, the DCE shall be desmed
invalid and void and Seller or Buyer shall be required lo Deliver a new DCE.

H. EFFECT OF CANGELLATION ON DEPOSITS: Il Buyer or Seller gives writlen nolice of cancelialion pursuant lo rights duly
exercised under the terms of lhis Agreemenl, the Parlies agree to Sign and Deliver mutual instruclions 1o cancel the sale and
escrow and release deposils, il any, lo the Parly entilled to the funds, less (i) fees and costs paid by Escrow Holder on behalf
of thal Parly, if required by this Agreemeant; and (il) any escrow cancellalion lee cherged (o lhat parly. Fees and costs may be
payable lo service providers and vendors for services and products provided during escrow. A release of funds will require
mulual Signed release insiructions from {he Parties, judicial dscislon or arbitration award. A Party may be subject to a civil
penalty of up to 1,000 for refusal to Sign cancellation instructions if no good failh dispute exists as to which Party is
entltled to the deposited funds {Civil Code § 1057.3). Note: Neilher Agents nor Escrow Holder are qualified Lo provide
any opinion on whether either Parly has acled In good fzith or which Parly is entitled to the deposited funds, Buyer
and Seller are advised to seek the advice of a quallfied California real estate atlorney regarding this matter,

REPAIRS: Repairs shall be complated prior to final verification of condition unless Olhenvise Agreed, Repairs lo be performed al

. qualily and appearance comparable to exisling malerials. Buyer acknowledges thal exacl restoration of appearance or cosmetic

19,

20.

21.
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items lolfowing all Repairs may nol be possible. Seller shall: (i) oblain invoices and paid receipls lor Repairs performed by olhers:
{ii) prepare a wrilten slalement indicating the Repairs performed by Seller and Whe dzle of such Repairs; and (iii) provide Copies of
invoices and paid receipls and slalemenls to Buyer prior 1o final verification of condition. )
FINAL VERIFICATION OF CONDITION: Buyer shall have [hz righl io make a final verification of the Froperly condition within the
time specified in paragraph 3J, NOT AS A CONTINGENCY OF THE SALE, bul solely 1o confirm: (i) the Properly is maintalned
pursuanl to paragraph 78; (ii) Repairs have been compleled as agreed; and (ili} Seller has complied with Seller's other obligations
under this Agreement {C.A.R. Form VP). g
PRORATIONS OF PROPERTY TAXES AND OTHER ITEMS: Unless Otherwise Agreed, the following ltems shall be PAID
CURRENT and proraled between Buyer and Seller as of Close Of Escrow: real properly {axes and assessments, interest, Sellsr
rental payments, OA regular assessmeanis due prior lo Close Of Escrow, premiums on insurance zssumad by Buyer, paymenls on
bonds and assessmenls assumed by Buyer, and paymenls on Mello-Rocs and olher Special Assessmant District bonds and
assessmenlts thal are now a lien, Seller shall pay any OA special or emergency assessmenls due prior lo Closa Of Escrow. The
following ilems shall be assumed by Buyar WITHOUT CREDIT lowsard |he purchase price: prorated paymenls on Mello-Roos and
olher Special Assessment Dislricl bonds and assessmenls and OA special or emergency assessmenis (hal are due aller Close Of
Escrow. Property will be reassessed upon change of ownership. Any supplemenlal {ax bills delivered lo Escrow Holder prior lo
closing shall be proraled and paid as lollows: (1) for periods afler Close OF Escrow, by Buyer: and (ii) for periods prior lo Close Of
Escrow, by Seller (see C.A.R. Form SPT or SBSA for lurther information). Seller agrees all service fees, mainlanance cosls and
ulility bills will be paid currenl up and lhrough lhe dale of Ciose Of Escrow. TAX BILLS AND UTILITY BILLS ISSUED AFTER
CLOSE OF ESCROW SHALL BE HANDLED DIRECTLY BETWEEN BUYER AND SELLER. Prorations shall be made based on a
30-day month.
BROKERS AND AGENTS;
A. COMPENSATION: Seller or Buyer, or balh, as applicable, agree o pay compensalion lo Broker as specified in a separate
writlen agreement between Broker and Ihat Seller or Buyer. Compensalion is payable upon Close OF Escrow, or If escrow
does nol close, as otherwise speclfied in the agreemen! belween Broker and thal Seller or Buyer.

~B, SCOPE OF DUTY: Buyer and Seller scknowledge and agree ihal Agent: (i) Does nol decide what price Buyer should pay or

Seller should accept; (ii) Does not guaranlee the condition of the Properly; (iii) Does nol guarantee lhe parformance, adequacy or
compleleness of inspeclions, services, praducts or repairs provided or made by Seller or olhers; {Iv) Does nol have an obligation
lo conduct an inspeclion of common areas or areas off the sile of the Propery; {v) Shall not be responsible for identilying defecls
on lhe Propery, in common areas, or offsile unless such defecis are uisuallr observable by an Inspection of reasonably accessible
areas of the Property or are known lo Agenl; {vi) Shall not be responsible for inspecling public records or permifs concerning the
litle or use of Property; (vil) Shall nol be responsible for idenlifying the focation of boundary lines or olher items affecling lille; (viii)
Shall nol be responsible for verifying scuare loolags, representalions of others or information conlainad in Invesligalion reports,
Mulliple Lisling Service, adveriisements, fiyers or alher promotional malerial; {Ix) Shall nol be responsible for delermining the fair
market value of the Properly or any personal properly included in the sale; (x) Shall not be responsible for providing legal or tax
advice regarding any 2spec! of a Iransaclion entered info by Buyer or Seller; and (xi) Shall not be responsible lor providing other
advice or information thal exceeds lhe knowledge, education and experience required lo perform real eslale ficansed aclivily.
Buyer and Seller agree to seek legal, {ax, insurance, title and other desired assislance rom appropriale professionals,

C. BROKERAGE: Neither Buyer nor Seller has ulilized (he services of, or for any olher reason owes compensalion lo, a licensad
real eslele broker (individual or corporale), agenl, finder, or olher enlily, other lhan as specilied in this Agreemenl, in
connection wilh any acl relaling lo lthe Properly, including, bul nol Jimited 1o, inguiries, inlroductions, consullalions, and
negoliations leading lo this Agrazmenl, Buyer and Seller each agree lo indemnify end hold the other, {he Brokers specified
herein and their agents, harmless from and againsl any cosls, expenses or liabilily for compansation claimad inconsisienl with
the warranly and representation in this paragraph.
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Property Address: 971 Broadiway Ave, Afwalter, CA 55301

____ Date: February 18,2022

22. JOINT ESCROW INSTRUCTIONS TO ESCROW HOLDER;

23.

24,

A. The following paragraphs, or applicable portions thereof, of this Agreement constitute the joint escrow instructions
of Buyer and Eeller to Escrow Holder, which Escrow Holder ig 1o use along wilh any relaled counter offers and addenda,
and any addilional mulual instructions lo close lhe escrow; paragraphs 1, 34, 38, 3D-G, 3N(2), 3Q, 38, 4A, 4B, 5A{1-2) 5D,
SE, 10B(2)(A), 10B(3), 11A, 11C(2), 16 (except 16D), 17H, 20, 21A, 22, 25, 32, 33, 34, 35, 39, 40, and paragraph 3 of the
Real Estate Brokers Sectlon, If a Copy of lhe separale compensalion agreement(s) provided for in paragraph 21A or
paragraph 3 of the Real Eslale Brokers Seclion is deposiled with Escrow Holder by Agenl, Escrow Holder shall accepl such
agreemenl(s) and pay out from Buyer's or Seller's funds, or bolh, as applicable. lhe Broker's compensation provided for in
such agreemenl{s). The lerms and condilions of 1his Agreeinenl not sel forlh in the specified paragraphs are additional malters
lor the information of Escrow Holder, but aboul which Essrow Holder need nol be concernad.

B. Buyer and Scller will receive Escrow Holder's general provisions, if any, directly from Escrow Holder, To the extent the general
provisions are: inconsistent or conllict with this Agreement, Ihe general provisions will control as lo the duties and obligalions of
Escrow Holder only, Buyer and Seller shall Sign and relurn Escrow Holder's ganaeral provisions or supplemental instruclions
within the lime specilied in paragraph 3N(2). Buyer and Seller shall execule addilional inslruclions, documenls and lorms
provided hy Escrow Holder Ihal are reasonably necessary lo close the escrow and, as direcled by Escrow Holder, within 3
Days. shall pay lo Escrow Holder or OA or OA managemanl company or alhars any lee required by paragraphs 3, 8, 10, 11,
ar elsewhere in his Agregmenl, :

C. A Copy of llus Agreement including any counler oifer(s) and addenda shall be delivered lo Escrow Holder within 3 Days afler
Acceptance. Buyer and Seller aulhorize Escrow Holder to accept and rely on Coples and Signatures #s delined in (his
Agresmenl es originals, lo open escrow and for olher purposes of escrow. The validily of thus Agreemenl as between Buyer
and Saller is nol effecied by whelher or when Escrow Holder Signs this Agresment. Escrow Holder shall provide Seller's
Slatement of Information to Tille Company when received from Seller, if a separale company is providing litle insurance. If
Seller delivers an affidavil to Escrow Holder 1o salisty Seller's FIRPTA obligation under paragraph 11A, Escrow Holder shall
dellver lo Buyer, Buyer's Agenl, and Seller's Agenl a Qualified Substilule stalement thal complies with federal Law, If Escrow
Holder's Qualilied Subslilule statemenl does nol comply wilh federal law, the Parlies insiruct escrow lo wilhhold 2il applicable
required amounis undar paragraph 11A. : =

D. Agenls are nol a parly {o the escrow excepl for the sole purpase of recelving compensalion pursuan! (o paragraph 214 and
paragraph 3 of (he Real Estate Brokers Section. If a Copy of Ihe separale compensalion agreement(s) provided for in cither
of these paragraphs is deposited wilh Escrow Halder by Agenl, Escrow Holder shall aceepl such agreemenl(s) and pay oul
from Buyer's or Seller's funds, or both, as applicable, the Broker's compensation provided for in such agreameni(s).Buyer and
Seller irrevocably assign lo Brokers compensalion specilied n paragraph 21A, and irrevocably insirucl Escrow Holder (o
disburse those funds lo Brokers al Close Of Escrow or pursuant lo any alher mutually execuled cancellalion agreemenl,
ComFensalion Instruclions can be amended or revoked only wilh the wrillen consent of Brokers. Buyer and Seller shall release
and hold harnnless Escrow Hulder from any liabilily tesulling from Escrow Holder's payment to Broker{s) of compensation
pursuanl o this Agreemenl.

E. Buyer and Seller acknowledge that Escrow Holder may require invoicas for expenses under this Agreement, Buyer and Seller,
upon requesl by Escrow. Helder, wilhin 3 Days or within 2 sulficienl lime lo close escrow, whichever is sooner, shall provide
any such invoices lo Escrow Holder.

F.  Upon receipl, Escrow Holder shall provide Buyer. Seller, and each Agenl verilicalion of Buyer's deposil of funds pursuant lo
paragraph 5A(1) and 5A(2), Once Escrow Holder becomes aware of any of the following, Escrow Holder shall Immediately
nolily each Agenl; (i) if Buyer's inilial or any additional deposil or down payment is nel made pursuani {o this Agreement, or is
nol good al ime of deposil with Escrow Holder; or (i} if Buyer and Seller insiruct Escrow Holder lo cancal escrow,

G. A Copy of any amendmanl |hal affecls any paragraph of this Agreement for which Escrow Holder is responsible shall be
delivered lo Escrow Holder within 3 Days alter mutual execution of the amendmenl,

SELECTION OF SERVICE PROVIDERS: Agenls do not guaraniee Ihe performance of any vendors, service or producl providers

(“Providers™), whelher referred by Agenl or selecled by Buyer, Seller or olher person. Buyer and Seller may select ANY Providers

of their own chooging.

MULTIPLE LISTING SERVICE ("MLS"): Agenls are aulhorized 1o reporl lo the MLS lhat an offer has been accepled and, upon

Close Of Escrow, the sales price and olher lerms of this lransaclion shall be provided lo the MLS {o be published and disseminaled

lo persons and entities avlhorized 1o use the informalion on terms 2pproved by the MLS. Buyer acknowledges thal: {i) any piclures,

videos, floor plans (collectively, “lmages”) or olher information aboul the Property Ihal has been or will be inpulied inlo the MLS or

inlernel porials, or bolh, at the instruclion of Seller or in compliance with MLS ruizs, will not be removed after Close Of Escrow; (ii)

California Civil Code § 1088(¢) requires the MLS lo maintain such Images and informalion for al leas! three years and as a result

- lhey may be displayed or circulaled on lhe Inlernet, which cannol be conlrolied or removed by Seller or Agenls; and (jli) Seller,

25.

27,

- Seller's Agenl, Buyer's Agenl, and MLS have no obligalion or ability to remove such Images or informazlion from the Inlernsl.

ATTORNEY FEES AND COSTS: In any aclion, proceeding, or arbitration hetween Buyer and Seller arising oul of lhis Agreement,
{he prevalling Buyer or Seller shall be entitled lo reasonabia allorney fees and costs from the non-prevailing Buyer or Seller, cxcepl

6- a4 provided in paragraph 37A.
26.

ASSIGNMENT: Buyer shall have the righ! lo assign all of Buyer's inleres! in Ihis Agreement lo Buyer's own trusi or 10 any wholly
owned enlily of Buyer lhal is in exislence al the lime of such assignment. Olherwise, Buyer shall nof assign all or any parl of
Buyer's inleresl in this Agreemen{ withoul firsl having oblained the separale wrillen consent of Seller lo a specified assignee. Such
consent shall not be unreasonably withheld. Prior 1o any assignment, Buyer shall disclose lo Scller the name of the assignee and
ihe amount of any monealary consideralion between Buyer and assignee, Buyer shall provide assignee with all documents relaled-
fo this Agreement including, bul nol Jimiled lo. the Agreement and any disclosures. |l assignee is a wholly owned enlity or lrus| of
Buyer, Ihal assignes does not peed lo re-sign or inilial all documenis provided. Whether or nol an zssignmenl requires sellsr's
conseril, al the lime ol assignmenl, assignee shall deliver a leller from assignee's lender that =ssignee is prequalified or
reapproved as specified in paragraph 68. Should assignee {ail lo deliver such a [eller, Seller, after firsl giving Assignae &n Nolice
o Buyer lo Perferm, shall have the righl lo lerminzte the assignmenl. Buyer shall, wilhin the time specified in paragraph 3K,
Deliver any request lo assign this Agreemenl for Seller's consenl. I Buyer fzils (o provide the required information wilhin this lime
frame, Seller's withholding of cansenl shall be deemed reasonable. Any lotal or parial assignment shall nol relieve Buyer of
Buyer's obligalions pursuant lo this Agreement unless Olherwise Agreed by Seller (C.A.R. Form ADAA).
SUCCESSORS AND ASSIGNS: This Agreement shall be binding upon, and inure 1o the beneiit of, Buyer and Seller and Iheir

respectiva successors and assigns, excepl 2s olhenwise pm:i;fi;,gr in. @
1
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Properly Aiddress: 971 Broadway Ave, Atwater, CA 953

Dale: February 18, 2022

01, s G s : - A
28. ENVIRONMENTAL HAZARD CONSULTATION: Buyer and Seller ackiicwledgs: i) I'sderal, stale, and focal fegislation impose

28,

30.
31,

32

fiabillty upon exisling and former owners and users of real propetly, in applicable siluations, for cergin legislatively defined,

envirunmenlally hazardous substances; (i) Agent(s) has/have mada no represenialion concerning he applicability of any such

Law 1o this Iransaction or 1o Buyer ur lu Seller, excepl as otherwiss indicaled in Ihis Agreement: (i) Agent(s) has/have made no

represenlalion concerning lhe exislence, lesling, discovery, location, and evalualion offfor, and risks posed by. environmenlally

hazardous substances, il any. localed on or polenlially affecling lhe Property; and (iv) Buyer and Seller are each advised o consull
with technical and legal experis concerning the exislence, lesling, discover, location and evalualion afffor, and risks posed by,
environmenlally hazardous subslances, in any, located on or potentially affecling (he Property.

AMERICANS WITH DISABILITIES ACT: The Americans Wilh Disabiliies Act ("ADA") prohibils discrimination against ingividuals

wilh disabililies. The ADA affects almos| all commercial facililies and public accommodalions. Residential properlies are nol lypically

covered by lhe ADA, bul may be governed by Ils provisions if used for cerlain purpuses. The ADA can require, among ofher things,
thal building be made readily accessible lo the disabled. Different requirements apply lo new construclion, allerations Tu existing
bulldings, and removal of barriers in exisling buildings. Compliance wilh the ADA may require significant costs. Monelary and injunclive
remiedies may be incurrad if the Propery is nol in complianca, A 1eal ustale broker or agenl does nol have the lechnical expedise to
detening whether a building is m compliance with ADA requiremenls, or lo advise a principal on those requirements. Buyer and Seller

#re advised lo conlacl a qualilied Califorria real eslale allorney, conlractor, archilecl, engineer, or slher qualilied prolessicnal of

Buyer or Seller's own choosing to delermine lo whal degree, if any, the ADA impacls lhal principal or this iransaclion,

EQUAL HOUSING OPPORTUNITY: The Property is sold in compliance with federal, stala and iocal anli-discrimination Laws,

COPIES: Seller and buyer each represent Ihal Copies ol all repors, cerificales, appravals, and olher documents Inal are fumished lo

the other are lrue, correct, and unallered Copies of the original documents, if the originals are in the possession of the furnishin parly.

DEFINITIONS and INSTRUGTIONS: The following words are deflined lerms in this Agreement, shall be indicaled by inilia capital

lettsrs thraughoul this Agreement, and have the following meaning whenever used: ;

A, "Acceptance” means {he lime lhe offer or final counier olfer is fully executed, in wriling, by the recipienl Parly and is
Delivered (o the offering Parfy or tlial Parly's Aulhorized Agenl.

B. “Agent" means the Broker, salesperson, broker-associala or any olher real estale licensee licensad under the brokerage firm
idenlified in paragraph 28,

C. "Agreement” means lhis documenl and any counter offers and any incorporaled addenda or amendments, collactively
forming lhe binding agreemenl belween the Parlies. Addenda and amendments are mcorporaled only when Signed and
Oelivered by all Pariies,

D. "As-s" condillon: Saller shall disclose known malerial facts and defecls 2s specified in this Agreemant, Buyer has the right io
inspec! lhe Property and, wilhin the lime specified, reques! hat Seller maks repairs or lzke olber corraclive aclion, or exerclse
any conlingency cancellation rights in this Agraement. Seller is only requlred 1o make repairs specified In {his Agreement or 2s

therwise Agreed.

E, "Aulharizedgﬁ.gent" means an indlviduzal real estale licensee specified in lhe Real Estate Broker Seclion,

F. "C.AR, Form" means the mosl currenl version of the specific form referenced or anolher comparabls form agreed o by the
Parties.

G. “Close Of Escrow™, including "COE", means lhe dale lhs grani deed, or olher evidence of lransfer of lille, is recorded for any
real property, or lhe dale of Delivery of a document evidencﬁng he transfer of lille for any non-rea) property transaclion,

H. “Copy™ means copy by any means including pholocopy, faczimile and elecironic. )

. Counting Days is done as follows unless Otharwise Agreed: (1) Tha first Day afler an evenl is the lirst full calendar dale

following the evenl, and ending al 11:58 pm. For exaniple, if a Nolice lo Buyer lo Perform (C.A.R. form NBP) is Dalivered al

3 pm on lhe 7ih calendar day of the month, or Acceplance of a counler offer is personally received al 12 noon on the 7th

calendar day of the month, lhen the 7ih is Day "0 for purposes of counting days lo respond (o the NBP or calculating the

Close Of Escrow dale or cenlingency removal dales and [ne 8th of Ihe month is Day 1 for lhose same purposes. (2) All

calendar days are counted in eslablishing the firsl Day afier an evenl. {3) All calendar days are counled in delermining the dzle

upen which performance musl be completed, ending 3l 11:59 pm on Ihe last day lor performance ("Scheduled Perlormance

Day"}, (4) Alter Acceplance, if the Scheduled Performance Day lor any acl required by his Agreement, including Clase Of

Escrow, lands on a Salurday, Sunday, or legal holiday, lhe performing party shall be aliowed to perform on the nexl day thal is

nol 2 Salurday, Sunday or legal holiday ("Allowable Perlormance Day"), and ending al 11:59 pm. (5) For the purposes of COE,

any day (hal lhe Recorder’s oifice In Ihe County where the Properly is localed is closed, lhe COE shall oceur on the nexl day

the Recorder's olfice in thal Counly is open. {6) COE is nonsidered Day 0 for purposes of counting days Seller is allowed (o

remsin in possession, if permilled by this Agreemenl,

“Day" or "Days’' means calendar day or days, However, delivery of deposil to escrow is liased on business days.

“Deliver”, "Delivered” or “Dellyery” of documents, unless Olherwise Agreed, means and shall be efieclive upon personal

receipl of the documenl by Buyer or Seller or |heir Authorized Agent. Personal receipl means (i) a Copy of lhe documenl, or as

applicable, link to the document, is in the possession of the Parly or Aulhorized Agent, regardiess of he Delivery melhod used

(i.e. e-mail, text, other), or (il) an Elecironic Copy of the document, or as applicable, link lo he documenl, has been senl (o any

of the designaled eleclronic delivery addresses specified in the Real Eslale Broker Seclion on page 16. Aller Acceplance,

Agenl may change Ihe designaled elactronic delivery address for thal Agent by, in writing, Delivering notics of the change In

designaled eleclronic delivery address lo the other Parly. Links could be, for example, lo DropBox or GoogieDrive or other

funclionally equivaleni program. If the recipient of a [ink is unable or unwilling lo open tha link or download the documents or
olherwise prefers Delivery of (he documenls direclly, Recipient of 3 link shail nolify the sender in wriling, within 3 Days after

Delivery of the link (C.A.R. Form RFR). In such case, Delivery shall be effeclive upon Delivery of the documents and not the

link, Failure to nolify sender wilhin the lime specilied above shall be deemed consenl o receive, and Buyer opening, the

documenl by link.,

L. "“Electronic Copy" or “Eleclronic Signalure™ means, as applicable, an eleclronic copy or signalure complying wilh California
Law. Buyer and Seller agree |hal eleclronic means will nol be used by either Parly lo modily or aller the conlent or infegrily of
lhis Agreement wilhout the knoyledge and consent of Ihe other Parly.

M. “Law” means any law, code, stalule, ordinance, regulation, rule or order, which is adopled by a conlrolling cily, counly, slate
or [ederal legislalive, judicial or executive body or agency,

N. "Legally Authorized Signer" means an Individual who has sutharily to Sign for the principal as specified In paragraph 39 or

aragraph 40,

0. 'F‘,Othgmﬁse Agreed" means an agreement in writing, signed by bolh Parties and Delivered to each,

P. "Repairs” means any repairs {including pes! conlrol}, allerations, replacemenis. modificalions or reirofilling of the Property
provided lor under lhis Agreemenl.

aE

! or any counterparl.

Q, "Sign" or “Signed" means either a handwritlen or Eleclroni /‘gf'!alure on an original document, Cop
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Properly Address: 971 Broadway Ave, Atwater, CA 95301_ . 2T, Dale: February 18, 2022
33, TERMS AND CONDITIONS OF OFFER: This Is an offer lo purchase the Properly on the terms and conditions herein. The
individual Liquidated Damages and Arbltralion of Dispules paragraphs are incorporaled in this Agreement if initialed by all Parlies
or if incorporated by mulual agreement in a Counler Offer or addendum, If at least one but not all Parties Inltlal, a Counter Offer
Is required until agreement is reached. Saller has the right lo continue o offer the Property for sale and lo accepl any olher offer
at any lime prior lo notification of Acceplance and fo markel the Property for backup offers after Acceplance. The Parlies have read
and acknowledge receipt of a Copy of the offer and agree ia the confirmalion of agency relationships. If this offer is accepled and
Buyer subsequently defaults, Buyer may be responsible for payment of Brokers' compensalion. This Agreement and any
supplement, addendum or modification, including any Copy, may be Signed in two or more counterparts, all of which shall
conslitute one and the same writing. By slgning this offer or any document in the Iransaction, the Pary Signing the document is
deemed to have read the documen in ils entirety.
34. TIME OF ESSENCE; ENTIRE CONTRACT; CHANGES: Time is of the essance. All understandings between the Paries are
incorporated in this Agreemenl. s lerms are inlended by the Parties 2s a final, complele and exclusive expression of their
Agreement with respect Lo its subject matier and may nol bs conlradicted by evidence of any prior agreement or conlemporangous
oral agreement. If any provision of this Agreement is held to be inefeclive or invalid, the remnaining provisions will nevertheless be
given full force and effect. Except as Otherwise Agreed, this Agreement shall be inlerpreted, and disputes shall ba resolved in
accordance with the Lews of the Slale of California. Neither this Agreement nor any provision in it may be extended,
amendsd, modified, altered or changed, except in writing Signed by Buyer and Seller.
LEGALLY AUTHORIZED SIGNER: Wherever the signature or initials of the Legally Authorized Signer identified in paragraph 39
or 40 appear on lhis Agreement or any related documents, it shall be deemed Lo be in a representative capacily for the entity
described and not in an individual capacity, unless otherwise indicaled. The Legally Authorized Signer (i) represents thal the entity
for which thal person is acting already exists and is in good stending fo do business in California and (i) shall Deliver to the other
Party and Escrow Holder, as specified In paragraph 3N(5), evidence of authority lo act in thal capacily (such as bul nol limited to;
applicable portion of the trust or Cerfificalion Of Trust (Probzte Code § 18100.5), letlers leslamentary, cour order, power of
allorney, corporate resolution, or formalion documenis of the business entity).

35

36, LIQUIDATED DAWMAGES

. If Buyer falls to compléte this purchase because of Buyer's default, Seller shall retain, as liquidated damages,
the deposit actually paid. Buyer and Seller agree that this amount is a reasonable sum given that it is
Impractical or extremely difficult to establish the amount of damages that would actually be sufferad by Seller
In the event Buyer were to breach this Agreement. Release of funds will require mutual, Signed release
Instructions from both Buyer and Seller, judiclal decision or arbitratlon award. AT THE TIME OF ANY
INCREASED DEPOSIT BUYER AND SELLER SHALL SIGN A SEPARATE LIQUIDATED DAMAGES PROVISION
INCORPORATING THE INCREASED_;?DOSIT AS LIQUIDATED DAMAGES (C.A.R. FORM DID).

!

Seller's Initiats Q&
i
37. MEDIATION;

A. The Parlies agree to medizle any dispule or claim arising between them oul of this Agreement, or any resulling transaction,
before resoriing to arbilralion or court aclion, The mediation shall be conducled through lhe C.A.R. Real Estale Madiation
Center for Consumers {www.consumermediation.org) or through any other mediation provider or service mutually agreed lo
by the Parlies. The Parlies also agree to medlate any disputes or claims with Agents(s), who, in wrlting, agree to such
mediatlon prior to, or within a reasonable time after, the dispute or claim is presented to the Agenl. Mediztion fees, if
any, shall be divided equally among lhe Partles involved, and shall ba recoverable under the prevailing party allorney fees
clause. If, for any dispute or claim to which Ihis paragraph applies, any Parly (i) commences an action without first allempting
lo resolve the matler through mediation, or (ii) bsfore commencement of an action, refuses fo mediate afer a request has
been made, then thal Parly shall nol be enlitled to recover altorney fees, even if lhey would otherwise be availahle to that
Party in any such action. THIS MEDIATION PROVISION APPLIES WHETHER OR NOT THE ARBITRATION PROVISION I8
INITIALED, :

B. ADDITIONAL MEDIATION TERMS: (i) Exclusions from this mediation agreement are specified In paragraph 388; {li)
The obligation to mediate does not preciude the right of either Party to seek a preservation of rights under paragraph
38C; and (iil) Agent's rights and obligations are further specified in paragraph 38D. These terms apply even If the
Arbitration of Disputes paragraph is not Inltialed,

Buyar's Initlals | /4/7
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Properly Address: §71 Broadway Ave, Atwater, CA 95301

__ Date: February 18, 2022,

38. ARBITRATION OF DISPUTES:

A,

The Partles agree that any dispute or claim in Law or equity arising between them out of this Agreement or any
resulting transaction, which is not settled through mediation, shall be decided by neutral, binding arbitration. The
arbltration shall be conductad through any arbitration provider or service mutually agreed to by the Parties, OR
) - .+ The Parties also agree
to arbitrate any disputes or clalms with Agents(s), who, in writing, agree lo such arbifralion prior to, or within a
reascnable time after, the dispule or claim Is presented to the Agent. The arbitrator shall be a retired Judge or
Justice, or an attorney with at least 5 years of transactlonal real estate Law experiencs, unless the Partles mutually
agree to a different arbitrator. Enforcement of, and any motlon to compel arbitration pursuant fo, this agreement to
arbitrate shall be governed by the procedural rules of the Federal Arbitration Act, and not the Callfornta Arbltration
Act, notwithstanding any language seemingly o the contrary In thls Agreement. Tha Parties shzll have the right to
discovery In accordance with Code of Civll Procedure § 1282,05. The arbitration shall be conducted in accordance
with Title 9 of Part 3 of the Code of Clvil Procedure. Judgament upon the award of the arbitrator(s) may be entered
Into any court having Jurisdiction,

EXCLUSIONS: Ths following matters are excluded from medlation and arbitration: (I) Any matter that is within the
jurisdiction of a probate, small claims or bankruptey court; (li) an unfowiul detainer action: and (iii) a judicial or non-
judicial foreclosure or other action or proceeding lo enforce a deed of trust, morigage or installment land sale
contract as defined In Civil Code § 2985, . i g .
PRESERVATION OF ACTIONS: The following shall not constitute a walver nor violation of the mediation and
arbitratlon provisienss {i) the flling of a court action to preservs a statute of limitations; (ii) the filing of a court action
to enable the recording of a notice of pending action, for order of attachment, receivership, Injunction, or other
provisional remedies; or {lil) the filing of 2 mechanic's lien.

AGENTS: Agents shall not be obligaled nor compelled to mediale or arbitrate unless they agree to do so in wrlting.
Any Agents(s) particlpating In mediation or arbitration shall not be deemed a party to this Agreement. 3
“NOTICE: 8Y 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 THOSE RIGHTS ARE SPECIFICALLY INCLUDED IN THE 'ARBITRATION OF DISPUTES'
PROVISION. IF YOU REFUSE TO SUBMIT TO ARBITRATION AFTER AGREEING TO THIS PROVISION, YOU
MAY BE COMPELLED TO ARBITRATE UNDER THE AUTHORITY OF THE CALIFORHNIA CODE OF GIVIL
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 INCLUBED IN THE "ARBITRATION OF DISPUTES' PROVISION TO NEUTRAL

ARBITRATION." /
Buyer's Initials z-;» &4 Seller's Inlllals%!_ﬂﬂ_

38. OFFER

Al

B,

c.

D.

BUYER SIGNATURE(S): '
(Signature) BWM e Date: ;2‘- /cf"ra,z

EXPIRATION OF OFFER: This offer shall be deemed revoked and the deposil, if any, shall bs relurned to Buyer unless by ths

date and time specified in paragraph 3C, the offer is Signed by Seller and a Copy of the Signed offer is Delivered (o Buyer or

Buyer's Authorized Agent, Seller has no oblligation to respond o an offer mada,

[J ENTITY BUYERS: (Note: If this paragraph is completed, a Representative Capacity Slgnature Disclosure {C.A.R.

Form RCSD) Is not required for the Legally Authorlzed Signers designated below,)

(1) ©One or more Buysrs Is a trust, corporation, LLC, probale eslate, parinership, holding a power of atformey or other enlity,

{2) This Agresment is being Signed by a Legally Authorized Signer In a represeéntalive capacily and nol in an individual
capacily, See paragraph 35 for additional terms.

{(3) The name(s) of the Legally Authorized Signer(s) isfara: - :

(4) Il a trust, identify Buyer as trustee(s) of the Irusl or by simplified trusl name (sx. John Doe, co-lrustee, Jane Doe, co-trusles
or Doe Revotable Family Trust). If the enlity is a trust or under probale, {he following is the full name of the trus! or probate
case, Including casa #;

The CPA has 17 pages, Buyer acknowledges receff:'l‘ of, and has read and undersiands, every page and all attachments Iha.l
make up lhe Agreement,

Prinled name of BUYER: ‘Homen Properties LLC
['_] Printed Name of Legally Authorized Signer: Tille, if applicabla,

(Signature) By, Date:

Prinled name of BUYER:
DPrinted Name of Legally Authorized Slgner: Tille, if applicable, _

[]IF MORE THAN TWO SIGNERS, USE Additional Signature Addendum (C.A.R. Farm ASA),
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Properly Address: 971 Broadway Ave, Atwater, CA 95301 = e~ ____ =~ Date: February 18, 2022
40. ACCEPTANGE
A. ACCEPTANCE OF OFFER: Saller warrants thal Seller is the owner ol the Property or has the authorily 1o execute (his
Agreement. Seller accepts the above offer and agrees 1o sell the Property on the above terms and conditions. Seller has read
and acknowledges receipt of a Copy of his Agreement and authorizes Agent 1o Deliver a Signed Copy o Buyer.
Seller's acceptance is subject fo the attached Counter Ofer or Back-Up Qffer Addendum, or both, checked below,
Sell hiall return and include the enlire agreement with any response,
aller Counter Offer (C.A.R, Form SCO or SMCO)
i jBack Up Offer Addendum (C.A.R. Form BUO)
B. []Entity Sellers: {Note: If this paragraph Is completed, a Representative Capacity Signature Disclosure form (C.AR,
Form RCSD) Is not required for the Legally Authorized Slgners designated below.) i
(1} One or more Sellers is a lrust, corporation, LLC, probate estate, parinership, holding a power of atlorney or olher entity,
{(2) This Agreemenl is boing Signed by a Legally Aulhorized Signer in 3 reprasentalive capacity and nol in an individual
capacity. See paragraph 35 for addilional ferms,
{3) The name(s) of the Legally Authorized Signer{e) is/are: i =
(4) If alrusl, idenlify Seller as trustee(s) of the trusl or by simplified lrust name (ex. John Doz, co-trustee, Jane Doe, co-! lrustee
or Dos Revocable Family Trust). If the entity is a lrust or under probals, the following is the full name of the trust or probate

case, including case#;

C. The RF'A hes 17 pages. Seller acknowledges receipt of, and has read and understands, every page and ali altachments thal
make up the Agreement,
. D. SELLER SIGNATURE(S):
- (Bignature) By, Mevceot F{op&«- 4’1’ ol Casuo '!"7! C&“‘Eb.—mt__ 1 ]\q—hwlq*_na:e; D=D2en

Printed name of SELLER:

[ Printed Nams of Legally Authorized Slgner‘ Tille, if applicabls, -
(Signature) By, Q%M Date: A-S3.-2-71

Printed name of SEYLER: Jdpe H—ES I\ ovs cony

[Printed Name of Legslly Authorized Signer: 4 Tille, If applicable,

{(JIF MORE THAN TWO SIGNERS, USE Addilicnal Signature Addendum (C.A.R. Form ASA).

OFFER NOT ACCEPTED: / No Counter Offer is bsing made. This offer was nol accepted by Seller {dals)
Sellers Inllials
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-Properly Address: 871 Broadway Avs, Atwater, CA 95301 _ . Date: February 18, 2022
REAL ESTATE EROKERS SECTION:

1, Real Estats Agents are not parties to the Agreement between Buyer and Seller,

2. Agency relationships are confirmed as stated In paragraph 2.

3. Cooperaling Broker Compensation: Seller's Broker agrees 1o pay Buyer's Broker and Buyer's Broker agrees lo accepl, out of
Seller's Broker's proceeds in escrow, lhe amounl specified in the MLS, provided Buyer's Broker is a Parlicipant of the MLS in which
the Properly Is offered for sale or & reciprocal MLS. If Seller's Breker and Buyer's Broker are not both Participants of the MLS, or a
reciprocal MLS, in which the Property is offered for sale, then compensation must be specified In a separale wrillen agreement
(C.A.R. Form CBC), Declaration of License and Tax (C.A.R. Form DLT) may be used lo document that tax reporing will be
required or that an exemption exisls. .

4. Presentallon of Gffer: Pursuant lo the National Associalion of REALTORS® Standard of Practice 1-7, |f Buyer's Agenl makes a

- written renkes ler's Agent shall confirm In wriling that this vffer has been presented to Seller.

5. Agents' 3idna s and designated electronic dellvery address:

A. Buyeis\BroWgage Firm Berkshire Hathgway Drysdals Properties Lic. # 0149908 _
By s OCTAVIO VALENZUELA Lic. # 01371325 pate _ =191

YR A WAV Ge.#___ ___ ___ Dae_

‘"|h1cre then onk agenl from Ihe same firm represents Buyer. Additional Agent Acknowledgement (C.A.R. Form AAA) attached.
' IMare than one brokerage firm represents Buyer. Additional Broker Acknowledgement (C,A.R. Form ABA) aliached,

Designated Electronic Delivery Address(es):

3 Email, " ! 22 b e _oText# . s s
Allernate; __ Ty
[Jif checked, Delivery shall be made lo lhe allernzic designated elsclronic dalivery zddress only.
Address 29685 G St N Cily Merced ____SlateCA Zip 95340
B. Seller's Brekerage Firm CB Commercial, Gonella " _Lic.# 07103054 _
By . . Dzn Gallagher Lic. # 01819755 Date __
By Lic. # Dale ___

i IMore than one agsnt from the same fimn represenis Seller. Additional Agent Acknowledgement (C.A.R. Form AAA) altached.
L.IMore than ona brokerage firm represents Seller. Addilicnal Broker Acknowledgement (C.A.R. Form ABA) altached,

Designated Electronic Dellvery Address(es) (To be fillad oul by Seller's Agent):

Email e Text#
Allernale: i
[Jif checked, Delivery shall be made lo the alternates designaled electronic delivery 20d(ess only.
Address City State Zip

ESCROW HOLDER ACKNOWLEDGMENT:

Escrow Holder acknowledges recaip! of a Copy of this Agreement, {if checked, [ ]a depositin the amountof § __ ). Counler
Offer numbers and , and agrees lo acl as Escrow Holder subject to
paragraph 22 of this Agreement, any supplemental escrow instructions and the terms of Escrow Holdar's general provisions.

Escrow Holder is advised by .. thatlhe date of Acceptance of the Agreementis ___
Escrow Holder Title Co Escrow #

By 3 . Date

Address _

Phone/Fax/E-mail : :

Escrow Holder has the following license number #

D Depardment of Financlal Proteclion and Innovation, |:| Depariment of Insurance, D Department of Real Eslale.

PRESENTATION OF OFFER: / Seller's Brokerage Firm presenied this offer fo Selleron _._(dale).

Broker or Dasignee Inifizls

@ 2021, Calfornle Associalion of REALTORS®, Inc. Uniled Siales copyright law |Tille 17 U.S, Coda) fertuds Ihe unzutliorized distibution, display and reprodustion of this
latm, or any pothan thareol, by pholocopy muching of any ‘olher means. Including lacsime or compularized fonmats, THIS FORM HAS BEEN APPROVED BY THE
CALIFORRIA ASSOCIATION OF REALTORS®. NO REPRESENTATION IS MADE AS TO THE LEGAL VALIDITY OR ACCURACY OF ANY PROVISION IN ANY SPECIFIC
TRANSACTION. A REAL ESTATE BROKER 15 THE PERSON QUALIFIED TO ADVISE ON REAL ESTATE TRANSACTIONS. IF YOU DESIRE LEGAL OR TAX ADVICE,
CONSULT AN APPROPRIATE PROFESSIONAL. This form Is made avallablo o real estale professionals (hrough an agracmient with or purchose Tiom the Califomnia
Associalion of REALTORSH. It is nol intanded 1o idenlify lhe usor 25 a REALTOR®. REALTOR® i5 3 rog: d colleclive bership meck which may be used only by
- 525 Sowh Virgil Avenua Los Angsles, California 00020

members of the NATIONAL ASSOCIATION OF REALTORSS who subscribe lo ils Code of Efbics,

fiff «  Published end Dislribuled by:
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LEEOT AT TON {C.A.R. Form BIA, Revised 12/21)
TIF WEAL 1 CIRG®

4{‘\ CALIFORNLS BUYER'S INVESTIGATION ADVISORY
=

Property Address 9771 Broadway Avs, Atwater, CA 95301
1.

IMPORTANCE OF PROPERTY INVESTIGATION: The physical condition of the land and improvements being
purchased is not guaranteed by either Seller or Brokers. You have an afflirmative duty lo exercise reasonabls care to
protect yourself, including discovery of the legal, praclical and technical implications of disclosed facts, and the
Investigation and veriiication of Information and facts that you know or that are within your dillgent attention and
observation. A general physical inspection typically does not cover all aspects of the Property nor items affecting the

Proparty that are not physically located on the Properly. If the professionals recommend further investigations,

including a recommendation by a pest control operalor 1o inspect inaccessible areas of tha Properly, you should

cantact qualified experts fo conduct such additional investigations.

BROKER OELIGATIONS: Brokers do not have expertise in all areas and therefore cannot advise you on many items,

such as . those listed below. If Broker glves you referrals to professionals, Broker does not guaranies their

performance. =

YOU ARE STRONGLY ADVISED TO INVESTICATE THE CONDITION AND SUITABILITY OF ALL ASPECTS OF THE

PROPERTY, INCLUDING BUT NOT LIMITED TO THE FOLLOWING. |F YOU DO NOT DO S0, YOU ARE ACTING

ACGAINST THE ADVICE OF EROKERS,

A. GENERAL CONDITION OF THE PROPERTY, ITS SYSTEMS AND COMPONENTS: Foundation, roof (condition,
age, leaks, useful life), plumbing, heeting, air conditioning, efecirical, mechanical, security, pool/spa {cfacks,
leaks, operation), other structural and non-structural systems and components, fixtures, buiit-in appliances, any
personal property included in the sale, and energy efficiency of the Property.

B. SQUARE FOOTAGE, AGE, BOUNDARIES: Square footage, room dimensions, lot size, age of improvsments
and boundaries. Any numerical siatements regarding these itams are APPROXIMATIONS ONLY and have not
been verified by Seller and cannot be verifisd by Brokers. Fences, hedges, walls, retaining walls and other
barriers or markers do not necessarily identify true Property boundaries.

C. WOOD DESTROYING PESTS: Presencs of, or conditions likely to lead fo the presence of wood destroying pests
and organisms.

D. SOIL STABILITY: Existence of fill or compacted soil, expansive or contracting soil, susceptibility to slippage,

" setlling or movement, and the adequacy of drainage.

E. WATER AND UTILITIES; WELL SYSTEMS AND COMPONENTS; WASTE DISPOSAL: Water and utility
avallability, use restrictions end costs. Water quality, adequacy, condition, and performance of well systems and
components. The lype, size, adeguacy, capacity and condition of sewer and septic systems and components,
connection to sewer, and applicable fees.

F. ENVIRONMENTAL HAZARDS: Potentlal environmental hazards, Including, bul not limited to, asbestos, lead-
based paint and other lead contamination, radon, methane, other gases, fuel oil or chemical storage tanks,
contaminated soil or waler, hazardous waste, waste disposal sites, electromagnetic fields, nuclear sources, and
other substances, malerials, producls, or conditions (including mold (airborne, toxic or otherwise), fungus or
similar contaminants).

G. EARTHQUAKES AND FLOODING: Suscaptibility of the Property 1o earthquake/seismic hazards and propensity of the
Propertly {o flood. A

H. FIRE, I-},AZARD. AND OTHER INSURANCE: The availability and cost of necessary or desired insurance may vary.
The location of the Property in a seismic, flood or fire hazard zone, and other conditions, such as the ags of the
Property and the claims history. of the Properly and Buyer, may affect the availability and need for certain types of
insurance. Buyer should explore insurance options early as this information may affect other decisions, including the
removal of loan and Inspection contingencies. _

. BUILDING PERMITS, ZONING, GOVERNMENTAL REQUIREMENTS, AND ADDRESS: Permils, inspections,
certificates, zoning, other govetnmental limitations, restrictions, and regquirements affecting the current or future uss
of the Property, ils developmenl or size. Postal/malling addrass and zip code may not accurately reflect the city
which has jurisdiction over the property.

J. RENTAL PROPERTY RESTRICTIONS: The State, some counties, and some cities impose restriclions thal limit the
amount of rent that can be charged, the maximum number of occupants, and the right of a landlord 1o terminate a
tenancy, Deadbolt or other locks and security systems for doors and windows, including window bars, should be
examined to determine whether they satisfy legal requirements,

K. SECURITY AND SAFETY: State and local Law may require the installation of barriers, access alarms, self-
latching mechanisms and/or other measures to decrease the risk to children and other persons of existing
swimming pools and hot lubs, 2s well as various fire safety and other measures concerning cther features of the
Property.

@ 2021, Callfornia Associafion of REALTORS®, Inc. N
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L. NEIGHBORHOOD, AREA, SUBDIVISION CONDITIONS; PERSONAL FACTORS: Neighborhood or area
conditions, including schools, law enforcemant, crime statistics, registered fslons or offenders, fire protection,
other government services, availabliity, adequacy and cost of internel connactions or other technology services
and Installations, commerclal, industrial or agricultural activities, existing and proposed transportation,
construction and development that may affect noise, view, or iraffic, airport noise, nolse or odor from any sourcs,
wild and domestic animals, other nulsances, hazards, or circumstances, protectsd species, wetland propertiss,
botanical diseases, historlc or other governmentally protectsd sites or improvements, cameterles, facilities and
condition of common areas of common Interest subdivisions, end possible lack of compliance with zny governing
documents or Homeowners' Association requirements, conditions and influences of significance lo certain
cullures and/or religions, and personal needs, requirements and preferences of Buyer.

By signing bslow, Buyers acknowledge that thay have read, understand, accept and have received a Copy of this

Adylsory. Buyers are encouragad to read It carefully,

Buyer ~ . P = Homen Properties LLC Date .42 % /sz 02‘2_
il ~ T 5

Buyer - : ; - Date

@ 2021, California Associallon of REALTORS®, Inc. Unlted Slates copyright law (Tille 17 1.5, Code) forhids the unauthorized distribulion, displey and reproduciion of this
form, er eny ponien lhereof, by pholocepy meshine or any olher meens, Including lacsimile or compuletized formats. THIS FORM HAS BEEN APPROVED 8Y THE
CALIFORNIA ASSOCIATION OF REALTORS®. ND REPRESENTATION IS MADE AS TO THE LEGAL VALIDITY OR ACCURACY OF ANY PROVISIDN IN ANY SPECIFIC
TRANSACTION. A REAL ESTATE BROKER 1S THE PERSON QUALIFIED TO ADVISE ON REAL ESTATE TRANSACTIONS. IF YOU DESIRE LEGAL OR TAX ADVICE,
CONSULT AN APPROPRIATE PROFESSIONAL. This form is mada evallable (o real estole professionals through an agreemenl with or purchass fram the California
Assochalion of REALTORS®E. I is nol inlsnded lo idenkify Ihe user 35 a REALTOR®. REALTOR® is a reglslered colleclive beiship mark which may bs usad only by
membars of the NATIONAL ASSOCIATION OF REALTORS® who subscribe lo Iis Code of Ethics,

+: Published and Disiributed by:

REAL ESTATE BUSINESS SERVICES, LLC. Q
B subsidiary of tha CALIFORNIA ASSOCIATION OF REALTORS® =
£, 525 South Virgll Avenus, Los Angeles, Califorala S0020 e
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Ay FALITURRA ADDENDUM No. 1
&@h PRI U {C.AR. Form AOM, Revised 12/21)

UF REALTORSY
The following ferms and conditions are hereby Incorporatad in and made a parl of the Purchase Agreemant, OR [ JResidential
Lease or Menth-to-Month Rental Agrsement, []Transfer Disclosure Statement {Note: An amendment to the TDS mey give
the Buyer a right to reseind), [ Other cP4 .

dated February 18, 2022 , on property known as 871 Broadway Ave

Atwater, CA 95301 {"Property/Premises®),
In which Homen Pronerties LLC Is. referred to as ("Buyer/Tenant")
end : is referred 1o as ("Seller/Landlord”).

Buyer/Tenant and Seliet/.andlord ara referred to as the "Pariizs,”
All Existing Offics Eguipment In Bullding To Be Included In Sale.

Tha foragoing terms and conditlons are hereby agreed to, and the undersigned acknowledge recelpt of a copy of this
Addendum.

Buyer/T Enanl"ﬁ’;{—%ﬂ‘"—\h Dala g = / 067‘ 2 ,QL

Hamen Properiles LLC
Buyer/Tenanl s Date

SelleriLandlord _Ifzvced Pmpevég anet Casue by Company in ]'-.%u:c!.u-lim Date A~ D=

3
SellerfLandlord gg@p‘u;m o Date T2 — =2

3 7
See Hollowa.,
© 2021, Calilornis Arserlelion of REALTORS®, Inc. United Siales copyright Inw (Tlle 17 U.S. Code) forbids the unautbiortzed distrilivlian, display snd reproduclion of this.
foem, or eny pocfian thereol. by pholocopy machine or eny other meens, Including facgimlle or compulerized formals, THIS FORM HAS BEEN APPROVED BY THE
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POSSIBLE REPRESENTATION OF MORE THAN ONE BUYER

OR SELLER - DISCLOSURE AND CONSENT
(C.AR, Form PRBS, Revised 12/21)

A real eslate broker (Broker), whether a corporation, parinership or sole proprietorship, may represenl more than otie buyer
or seller. This multiple representation can occur through an individual licensed as a broker or salesperson or through different
individual broker's or salespersons (associate licensees) aciing under the Broksr's license. The associate licensees may be
working oul of the same or different office locations,

Multiple Buyers: Broker (individually or through ils associate licensees) may be working with many prospective buyers at
ihe sams time. These prospeclive buyers may have an intarest in, and maks offers on, the same properties. Some of these
properties may be listed wilh Broker and some may nol. Broker will not limit or restrict any parficular buyer from making
an offer on any particular properly whether or nol Broker represents other buyers interested in the same property.

Multiple Sellers: Broker (individually or through ils associate licensees) may have lislings on many properiies at the same
time. As a result, Broker will aftempt to find buyers for each of those listed properties. Some lisled properties may appeal lo
the same prospective buyers. Some propsrties may atlracl more prospective buyers lhan others. Some of these prospective
buyers may be represented by Broker and some may not. Broker will market all listed properties to all prospeclive buyers
whether or nol Broker has another or other listed properties that may appeal to the same prospeclive buyers.

Dual Agency: If Seller is represented by Broker, Seller acknowledges that broker may represent prospective buyers
of Seller's property and consents {o Broker acting as a dual agent for both seller and buyer in that transaction. If Buyer
is represented by Broker, buyer acknowledges that Broker may represent sellers of property ihat Buyer is interested in
acquiring and consentls to Broker acting as a dual agent for both buyer and seller with regard to that property.

In the event of dual agency, selier and buyer agree 1hal: a dual agent may nol, without the axpress permission of the
respective party, disclose to the other party confidential information, including, but not limited o, facts relating to either the
buyer's or seller's financial position, motivations, bargaining posilion, or other personal infermation that may impact prica,
including the seller's willingness to accept a price less lhan the listing price or the buyer's willingness to pay a price
grealer than the price offered; and excep! as set forth above, a dual agent [s obligated 1o disclose known facls materially
affecting the value or desirabllity of the Properly lo bolh pariies.

Offers not necessarily confidential: Buyer js advised that seller or fisting agent may disclose the existence, terms, or
conditions of buyer's offer unless all parties and their agent have signed a written confidentiality agreement, Whether any such
information is actually disclosed depends on many factors, such as current market conditions, the prevailing practice in the real
eslale community, the listing agent's markeling stralegy and the instructions of the seller.

Buyer and seller undersiand that Broker may represeni more than one buyer or more than one seller and even both buyer
and seller on the sama transaction and consents 1o such relationships,

Seller andlor Buyer acknowledges reading and understanding this Possible Representation of WMore Than One
Buyer or Seller - Disclosure and Consent and agrees to the agency possibilities disclosed.
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é% ALIFLIRNT CALIFORNIA CONSUMER PRIVACY ACT ADVISORY,

=8 LBl aried DISCLOSURE AND NOTICE
% (C.A.R. Form CCPA, Revised 12/21)

The Californla Consumer Privacy Act {commencing with Civil Code § 1798.100) ("CCPA") grants to California residents
certain righls in their private, personal information (“PI") that is collected by companies with whom they do business,
Under the CCPA, Pl is defined broadly lo encompass non-public records infermation that could reasenably be linked
directly or indireclly lo you. Pl could polentially include pholographs of, or sales information about, your properiy.

During the process of buying and selling real estate your Pl will be collected and likely shared with others, including real
esfate licensees, a Multiple Lisling Service, real estate internet websites, service providers, lenders, and lille and escrow
companies, to name several possibilities. Businesses that are covered by the CCPA are required fo grant you various
rights in your PI, including the right to know what Pl is collected, “opl out” or stop the transfer of your Pl lo others, and the
right lo request that the business delete your P| entirely. You may gel one or more nolices regarding your CCPA rights
from businesses you interact with in a rea! estale transaction. However, not all busingsses thal recejve or share your P
are cbligated o comply with the CCPA. Also, even businesses that are otherwise covered under the CCPA may have a
legal obligation to maintain PI, notwithstanding your instruction to the contrary, For instance, regardless of whather they
are covered by CCPA, under California law, brokers and Wultiple Listing Services are required to maintain their records
for 3 years. I you wish 1o exercise your rights under CCPA, where applicable, you should contact the respective business
directly.

You can obtain more information about the CCPA and your rights under the law from the State of California Depariment of
Justice {0ag.ca.gov/privacy/ccpa).
I/lwe acknowledge receipt of a copy of this California Consumer Privacy Act Advisory, Disclosure and Notice,
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: ‘-% oy DISCLOSURE REGARDING
& == e REAL ESTATE AGENCY RELATIONSHIP
"‘ ? S WSt R {As requirad by the Civil Code)
«' {C.AR. Form AD, Revised 12/21)

[0 checked) This form is being provided in connection wilth a transaction for a leasehold interest exceeding one year as per Chil
Code seclion 2079.13{j), (k) and {!).

When you enter info a discussion with a real cstale agent regarding a real estate transaclion, you should from the outsel understand
whal type of agency relationship or representalion you wish Lo have with the agenl in the transaclion.

SELLER'S AGENT

A Beller's agant under a lisling agreement with (he Seller acls as the agent for the Seller only. A Seller's agen! or a subagent of Ihat
agent has lhe following affirmalive obligations:

To the Seller: A Fiduciary duty of ulmost care, integrity, honesly and loyalty in dealings wilh the Seller.

To the Buyer and the Seller;

(a) Diligent exercise of reasonable skill and care in performance of the agent's dulies,

{b} A duty of honesi and fair dealing and good faith,

(¢) Aduty to disclose all facls known 1o lhe agenl materially affecting the value or desirability of the property that are nol known 1o,
or within the diligent altenlion and ebservation of, the parlies, An agenl is nol abligated lo reveal o either party any confidential
information obtained from the other parly that does not involve the affirmative dulies set forth above,

BUYER'S AGENT :
A Buyer's agent can, wilh a Buyer's consen, agrea lo acl as agent for the Buyer only. In these situations, the agent is not the Seller's
agent, even If by agreement the agenl may recelve compensation for services rendered, eilher in full or in part from the Seller. An agenl
acting only for 2 Buyer has lhe lollowing affirmalive obligalions:
To the Buyar: A fiduciary duly of ulmosl care, inlegrity, honesty and loyalty in dealings with the Buyer.
To the Buyer and the Seller;
(s) Diligen! exercise of reasonable skill and care in performance of the agenl's duties.

+ (b) Aduly of honest and fair dealing and good faith.

{c)} Aduly to disclose all facls known lo the agent materizlly affecting lhe value or desirability of the properly lhat are nol known lo,
or withln the diligent ailention and observalion of, the parlies. An agenl is not obligaled lo reveal lo eilher party any conflidential
information oblained from the other party thal does nol involve the affirmative duties sel forth above.

AGENT REPRESENTING BOTH SELLER AND BUYER

A real eslale agent, either acting directly or through one or more salespersons and broker associates, can legslly be the egent of bolh
the Seller and the Buyer in 2 transaction, bul enly with the knowledge and consent of both lhe Seller and the Buyer.

In a dual agency situalion, the agenl has the following affirmalive obligations lo both the Ssller and the Buyer:

(a) A fiduciary duly of utmost care, Integrity, honesty and loyalty in the dealings with either the Seller or lhe Buysr.

{b) Other duties to (he Seller and Ihe Buyer as slated above in lheir respective sections.

In representing both Seller and Buyer, a dual agent may not, wilhoui the express permission of lhe respective parly, disclose o the
olher parly conflidential information, including, but nol limiled to, facls relating to eilher the Buyer's or Seller's financial position,
motivations, bargaining position, or other personal information thal may impact price, including the Sslier's willingness to zccept a price
less than the listing price or the Buyer's willingness lo pay a price greater lhan the price of{sred.

SELLER AND BUYER RESPONSIBILITIES

Either the purchase agreement or a separate document will conlain @ confirmalion of which agent Is representing you and whether that
agent is represenling you exclusively in the transaction or acling as a dual agent. Please pay allention lo thal confirmation to make sure
it accurately reflecls your understanding of your agent's role.

The above dulies of the agent in a real eslale lransaction do not relieve a Sefler or Buyer from tha responsibliity 1o prolect his or her
own inlerests, You shouild carefully read all agreements 1o assure thal they adequately express your understanding of the trensaction, A
resl estate agent is a person qualified to advise about real estate, If lagal or tax advice Is desired, consult a compelent professlonal,

If you are a Buyer; you have the duty lo exercise reasonable care (o protect yourself, including as lo those facls about the propery
which ara known {o you or within your diligent attention and observalion.

Both Sellers and Buyers should slrongly consider obtaining tax advice from a compelent professional because the lederal and siale lax
consequences of a transaclion can be complex and subjec! 1o change.

Throughoul your real property transaction you may receive more lhan one disclosure farm, depending upon the number of agents
assisling in (he transaction. The law requires each agenl with whom you have more than a casual relationship lo presenl you wilh this
disclosure form, You should read its contents each lime it is presented Ib you, considering the relalionship belween you and the real
eslale agent in your specific transaction, This disclasure form Includes the provisions of Sections 2079.13 to 2079.24, Inclusive,
of the Clvil Code set forth on page 2, Read It carefully, /WE ACKNOWLEDGE RECEIPT OF A COPY OF THIS DISCLOSURE
AND THE PORTIONS OF THE CIVIL CODE PRINTED DN THE SECOND PAGE,
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CIVIL CODE SECTIONS 2079,13 —2079.24 (2079.16 APPEARS ON THE FRONT)

2078.13, As used In Secllons 2079.7 and 2078.14 lo 2078.24, inclusive, the lollowing terms have Lhe lollowing meanings:
(8) "Agenl” means a person acling under provisions of Tiie 8 (commanclng with Seclion 2295) In a real property Iransaction, and includes a person

is licensed 25 a real eslale broker under Chaplar 3 {commencing wilth Sectian 10130 of Par 1 of Division 4 of the Business and Frofessions Gode,
and under whosa license a listing is executed or an offer lo purchase is oblained, The agent in the real properly lransaction bears responsiblity for that
agenl’s selespersons or broker associales wha performy a5 agenis of {he agenl. Vhen e salesperson of broker associste owes a duly to any principal,
or lo any buyar or saller who Is nol 3 principal, in a real prapery transaclion, Lhat duly 15 equivalent lo the duty owed (o Ihat party by the broker for whom
the salesperson or broker associale funclions (b) “Buyer” nieans a Yransferee in a real property transaction, and mcludes a person who execules an offer
lo purchass real propery from a seller Ihrough an agent, or who seeks {he tervices of an agent in mare Ihan a casual, lransilory, or preliminary manner,
with the object of enlering into & real properly Kransaction. "Buyer” includes vendee or lessee of real propery. (c) "Commercial real properdy” mesns
all real Drogarl in the slate, excepl (1) single-family residential real properly, (2) dwelling unlts mada subjscl lo Chapler 2 (commenzing with
Seclion 1940) nr'ﬂﬁe 5, (3) a mobilehoms, as defined in Seclion 788.3, (4) vacanl ?;n:j, or (5) & recraslional vehicle, as defined in Seclion 799.29, (df “Dual
agenl” mgans an agont acling, eifher directly or through a salesperson ot broker assoclale, as agani for bolh the selier and the buyer in 2 real property
Iransaclion, {e) “Listing agreement” means 3 wiitten conlract betwean 2 seller of real properly and sn agent. by which the agent has been zuthorzed
to szll the real propedy or lo find or oblain a buyer, including mndming olhor services for which a roal estalo license Is required lo the selier pursuanl
lo the lerms of lhe agreement. (f) "Seller's agenl” means a person who has oblained a listing of real properiy 1o acl as an agent for compensalion,
(g) "Lisling price™ is the amounl expressed in doliars specified in ths lisfing for which Ihe seller is willing 1o sell the real propery through Ihe seller's agent,
{h) "Offering price” is the amount expressed in dollars specified in an offer lo purchase for which Ihe buyer is willing 1o buy the real proparty. {I) “Offer 1o
purchase™ means a wrillen conlracl execuled by a buyer acling Ihrough a buyer's agenl Ihal becomas the contracl for [he sale of the raal properly upon
acceplance by the soller. Gr "Real property” means any eslate specifed by subdivielon (1) or (2) of Seclion 781 in propedy, and includes (1) singla-family
residentlal property, (2) multunil residential 1;:»rt:nperly wilh more than four dwalling units, (3) commercial real proper‘g;:(d} vacani land, (5) & ground lease
coupled with improvemants, or {6) a manufactured home as defined in Seclion 18007 of the Hesllh and Safety Code, or a moblehome as defined In
Seclion 18008 of the Heallh and Safaz Code, when olfered for sale or sold through an agen| pursuani to Ihe authorily contained in Section 101316 of the
Business and Prafessions Code. (k) “Real propery lransaclion” means a transaclion for (he sele of real propery in which an agen| is relained by a buyer,
sgller, or bolh a buyer and seller (o sct In thaflransaclinn. and includes a lisling or an offer (o purchase. (I) “Sell," “sals,” or "sold” refers lo 2 transzclion
for tha transfer of reaf proparty from Ihe seller lo the buyer and includes exchanges of real pmﬁeﬂy between the seller and buyer, tansaclions for the
crealion of a real properly sales conlrac! within the msaning of Seclion 2585, and transaclions for the creation of 2 leasehold exceeding one year's duralion,
{m) “Seller” means the lransferor in a real prepery Iransaclion and includes an owner who Usis resl propery wiih an agent, whather or nol a
lransfer resulls, or who receives an offer lo purchase real propery of which he or she is the owner from an a?anl on behalf of anolher. "Seller*
Includes bath a vendor and 2 lessor of real properly. (n] "Buyer's agen|” means an agenl who rapresents a buyer in & real propery Iransaclion,
207914, A seller's aganl and buyer's agenl shall provide Ihe seller and buyer In a real property fransacfion wilh a copy of Ihe disclesura form specifled In
Seclion 2072,16, and ehall oblain a signed acknowledgmenl of receipt Irom that seller and blyer, excepl as provided In Seclion 2078, 15, 2s follows: (a)
The seller's agent, If any, shall provide the disclosure form 1o Ihe seller prior lo enlering inlo the lisling agreament. (b) The buyer's agenl shall provide
{he disclosure form 1o (he buyer 2s soon s praciiceble prior lo execution of the buyer’s offer lo purchase. If the olfer lo purchese Is not ﬁ_repa.reu by the
I{:.:yar‘: 2gent, the buyer's agenl shall presant the disclosure form ta the buyer nol later than the nexl business day after receiving Ihe offer lo purchase
om lhe buyer. .
2078,15, In any circumstance in which the saller or buyer refuses lo sign an acknowledament of receipl pursuanl 10 Seclian 207214, the agen! shall set
forih, sign, and dale a writlen declaralion of tha fzcls of the refusal,
2078.16 Reproduced on Page 1 of this AD form, : )
2079.17(2) As soon as praclicable, the buyer's ageni shall disclose 10 the buyer and seller whether tha agenl is acting in the real proparty ransaction zs
the buyer's agent, or as @ dual agenl representing both lhe buyer and the seller. This relalionship shall ba confirmed in the contracl lo purchase and sell
real property or in a separala wriling executed or acknowledged by tha seller, Ihe buyer, and the buyer's agent prior 1o or coinciden! wilh execulion of thal
contracl by lhe buyer and the seller, respectively. (b) As soon as praclicadle, the sellar's sgent shall disclosa (o ha seller whether the sellor's agent 15
acling in the real property Iransactllon as the seller's agenl, or as a dual agent represenling balh the buyer and seller, This relalionship shall be confirmed in
thie conlracl lo purchase and sell real properly or in 2 separale wiillng execuled or acknowledged by lhe seller and Ihe seller's agen! prior lo or coincident
wilh {he execution of Ihat conlracl by the seller.
CONFIRMATION; (¢) The confirmalion requirad by subdivisions (a) and (b) shall bs in the following form:

Seller's Brokerage Firm DO NOT COMPLETE. SAMPLE ONLY. License Number
Is the broker of (check ona): [] the seller; or [] bolh the buyer and seller, (dual agenl]” )
Seller's Agent_ DO NOT COMPLETE. SAMPLE ONLY Licanse Number
Is {check one}: [ | the Seller's Agant. (satesperson or broker associale} [ both Ihe Buyer's and Seller's Agent. (dual egent)
Buyer's Brokarage Firm 00 NOT COMPLETE, SAMPLE ONLY License Number
Is tha broker of (check onu): [ ] the buyer; or [ ] bath ihe buyer and seller, (dual ogent)

Suyer's Agenl DO NOT COMPLETE. SAMPLE ONLY ~ Ligense Number

Is {theck ane): LA the Buyar's Agenl, (saleeparson or broker assoclale) || both The Buyet's and Seller’s Agenl. (dual agenl)
(d) The disclosures snd conlirmalion required by Lhis secllon shall be In additicn to the disclosura required by Seclion 207814, An agent's duly lo provida
disclosure and confirmalion of representztion in this seclion may be perlormed by & real eslale salesperson or broker assatiate afflizted with [hal brokar,
2078,18 (Repealed pursuant to AB-1289)
2078.19 The paymenl of campensalion or.lhe obligalion lo pay compensalion 1o an agent by Ihe seller or buyer is nol necessarlly delerminalive of a
parlicular agency relationship betwaen an agent and ha sellar or buyer. A Ifsling 2genl and a selling egent mey agree 1o share any compensalion or
commission paid, or any right 1o any compensalion or commissiun for which an obligalion arises as the resull of a res! eslale ransaclion, and the lerms of
ang such agreament shzll nol necessarlly be delarminalive of a paricular relalionship. e ;
207,20 Nothing in this arlicla prevenls an agenl from selecling, 2s a condllfon of the agent’s employment, a speciiic form of agency refalionshin not
spocifically prohjbited by Ihis arlicle if tha requiremenls of Seclion 2079.14 and Seclion 2075.17 ara cornpliad wilh. i i i
207821 [a) A dual agenl may nol, withoul the express permission of the selier, disclose (o he buyer any confidential information obtzingd from lhe seller.
{R) A dual agenl may nol, wilhoul the express permission of Ine buyer, disclose (o lhe seller any confidential informalion ebigined from the buyar. (&)
“Confidential Informalion™ means facls refaling 1o the cllent’s financial posllion, motivaiions, bargeining posilion; or oltier personal informalion thal ma:
Impact prize, such as the ssller is willlng la sccepl a price less thsn the lisling price or the buyer is willing lo psy a price gresler than lhe gn‘m offared.
(dfThTs seclion does nol aller in any way the du[ry or responsiblily of a dual agenl to any principal with respecl to canfidenila! infermalion oiher lhan price.
2078,22 Nofhing In this anicle preciudes a seller’s agent from also being a buyer's agent. Il a seller or buyer in 3 iransaction chooses o not be represenled
by an egenl, thal does nol, of itsell, make tha] agent a dual agenl. i ) ) . )
2078.23 A conlracl between |he principal and agent may be inedified or altered lo change lhe agency relationship al any lime before the psformance of
the act which is the object of lhe a:[;ency wilh the wrillen consenl of the parlies 1o e agency ralalionship, p
2072.24 Nolhing in this arlicle shall be consirued lo either diminish the duly of disclosure owed buyers and sellers by agenls and lheir associale ficensees,
subagants, and employees or 1o refieve agenis and Iheir associale licensees, subagenls, and smployees from lizbillty for their conducl in canneetion with
acls govemed by his arficle or for any breach of a liduciary duly or a duly of disulusure,
@ 2021, Caliornlz Assoclalion of REALTORS®, Inc. Unlied Stales copyright law (Tie 17 U.S. Codo) forbids the unuuihiorzed dislibution, displuy and reproduclion of (his
foim, or eay pottion theresl, pholetopy machine or any plher means, including [Acsimile or estnpuletized lormals. THIS FORM HAS BEEN APPROVED Y THE
CALIFORNIA ASSOCIATION OF REALTORS®, NO REPRESENTATION IS MADE AS TO THE LEGAL VALIDITY OR ACCURACY OF ANY PROVISION IN ANY SPECIFIC
TRANSACTION, A REAL ESTATE BROKER IS THE PERSON QUALIFIED TO ADVISE ON REAL EBTATE TRANSACTIONS. IF YOU DESIRE LEGAL OR TAX ADVICE,
CONSULT AN APPROPRIATE PROFESSIONAL. Tals form is mads avallabla 1o resl eslale professionals through sn egreemenl wilh or purchase fram lhe California
Associnlion of REALTORS®. Il is nol inlendud to idonllfy the user o3 & REALTOR®, REALTOR® Is 2 roglsierad collacti bership mark which may be uted only hy
ambers ol tha NATIONAL ASSOCIATION OF REALTORE® who subscibe 1o s Code.of Ethic.
+; Published and Disiibuled by:
.1 REALESTATE BUSINESS SERVICES, LLC,

o subsidiary of Ihe CALIFORNIA ASSOCIATION OF REALTORS® e
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é%- s FAIR HOUSING & DISCRIMINATION ADVISORY
R 3 sl Larigat [C.A.R. Form FHDA. 10}2“:‘
v

1. EQUAL ACCESS TO HOUSING FOR ALL: All housing in California is avallable 1o all persons. Oiscrimination as noled below is
prohibited by law. Resources are available for thosa who havs experienced unequal treatment under the law.
2. FEDERAL AND STATE LAWS PROHIBIT DISCRIMIMATION AGAINST IDENTIFIED PROTECTED CLASSES:

A, FEDERAL FAIR HOUSING ACT ("FHA") Titie VIl of the Civil Rights Act; 42 U.S.C. §§ 3601-3619; Prohibits discrimination in
sales, renlal or financing of residential housing against persons in profecled classes:

B. CALIFORNIA FAIR EMPLOYMENT AND HOUSING ACT ('F EHA") Calilomia Government Code (‘GC") §§12900-
12088,12955; 2 California Code of Regulations ("CCR") §§12005-12271; Prohiblls discrimination In sales, rental or financing of
housing opporiunity against persons in protected classes by providers of housing accommodation and financial 2ssistance
services as related lo housing; )

C. CALIFORNIA UNRUH CIVIL RIGHTS ACT ("Unruh") California Civil Code (*CC") §51; Prohibils business establishments from
discriminating against, and requires full and equal sccommodation, advantages, facilities, privilegas, and services fo persons
In protected classes;

D. AMERICANS WITH DISABILITIES ACT (“ADA") 42 U,S.C. §§12181-121889; Tile Il of the ADA prohibits discrimination based
on dissbillty in public accommaodations; and

E. OTHER FAIR HOUSING LAWS: Section 504 of Rshabliitation Acl of 1973 28 U.S.C. §794; Relph Civil Rights Act CC §51.7,;
California Dissbled Persons Act; CC §§54-55.32; any local city or county fair housing ordinances, as applicsbla, )

3. POTENTIAL LEGAL REMEDIES FOR UNLAWFUL DISCRIMINATION: Violations of fzlr housing laws may result In
monetaty clvil fines, Injunctive relief, compensatory andfor punitive dameagss, and attorney fees and costs.
4. PROTECTED CLASSES/CHARACTERISTICS: Whether spacified in Federal or State law or both, discrimination against persons

If based on that parson's belonging lo, association with, or percaived membership to, any of the following classes or calegoriss is

prohibited,

Race Colar Ancestry National Origin Religlon
Sex Sexual Orientztion Gender Gender Identity Gander Expression
Familial Status (famlly witha { Sourcs of Income (e.g., Disabllity (Mental & &
.Marllal Blaius. child or children under 18) Seclion 8 Voucher) Physical) WMadical Condition
Cltizenship . Primary Language Immigration Stalus Military/Veleran Status hge
Criminal History (non-relevant convictions) l Any arbilrary characleristic

5. THE CALIFORNIA DEPARTWMENT OF REAL ESTATE REQUIRES TRAINING AND SUPERVISION TO PREVENT HOUSING

DISCRIMINATION BY REAL ESTATE LICENSEES:

A. California Business & Professions Code (“B&PC") §10170.5(a)(4) requires 3 hours of training on fair housing for DRE license
renewal; Real Eslale Regulation §2725(f) requires brokers who overses salespersons to be familiar with Ihe requirements of
federal and stats laws relating to the prohibition of discrimination.

B, Violation of DRE regulations or real eslate laws against housing discrimination by a raal esizte licenses may result in the foss
or suspenslon of the licensee's real estate licenss. B&APC §10177(1)(1); 10 CCR §2780

6. REALTOR® ORGANIZATIONS PROHIBIT DISCRIMINATION: NAR Cods of Ethics Ardicle 10 prohibits discrimination In
employment practices or in rendsring real esiate license services agalnst any person becasuse of race, colar, rsfigion, sex,
handicap, familial status, nalional origin, sexual orienlalion, or gender identily by REALTORS®.

7. WHO IS REQUIRED TO COMPLY WITH FAIR HOUSING LAWS?

Below is @ non-exclusive list of providers of housing accommodations or financial assislance services as related to housing who

are most likely to be encountered in a housing transaction and who musl comply with fair housing laws.

e Sellers e Landlords & Sublessors

¢ Real eslate licensess e Real eslale brokerage firms ® Properly managers

e Mobilehome parks + Homeowners Associations (“HOAs"): ¢ Banks and Morigage lenders
¢ |nsurance companies e Governmenl housing services

8. EXAMPLES OF CONDUCT THAT MAY NOT BE MOTIVATED BY DISCRIMINATORY INTENT BUT COULD HAVE A
- DISCRIMINATORY EFFECT:

A, Prior to acceptance of an offer, asking for or offering buyer personal information or letters from the buyer, especially wilh photos,
Those types of documants may Inadvertently reveal, or ba percelved as revealing, protected siatus information theraby increasing
the risk of (I} actual or unconscious bias, 2rd (ll) polential legal claims zgainst sellers end others by prospsctive buyers whose
offers were rejected.

B. Refusing to rent {f) an upper level unil to an elderly lenant oul of concem for the lenant's ability to navigale stairs or (i) a house
with a pool to a parson with young children oul of concarn for the childran's safaty.

9. EXAMPLES OF UNLAWFUL OR IMPROPER CONDUCT EASED ON A PROTECTED CLASS OR CHARACTERISTIC:

A. Refusing to negotlale for a sals, rental or financing or otherwise make a housing opportunity unavailable; failing lo prasent offers
due lo a parson's prolecied slatus;

B. Relusing or failling fo show, rent, sell or financa housing; "chenneling” or "sleering" a prospective buyer or tenent o or away from a
particular area due lo that psrson's prolecied siatus or because of the racial, religlous or ethnic composlition of the neighborhood;

C. ‘"Blockbusling” or causing "panic selling” by inducing a listing, sale or rental basad on the grounds of loss of value of property,
Increase in crime, or decline In school quality due lo the entry or prospeclive sniry of peaple in protected calegories inlo the
neighborhoaod;

D. Making any statemsnl or advertisement thal Indicalas any preferance, limitation, or discrimination;

© 2020, Caiifornia Associalion of REALTORS®, Inc.
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E. Inquiring about prolecled characteristics (such as asking tenanl applicants if they are married, or prospeclive purchasers if
they havs children or are planning 1o start a family);

F.  Using criminal hislory information before otherwise affirming eligibifily, and without a legally sufficicnt jusfilication;

G. Failing to assess financial standards baset on Lhe poriion of the income responsible by a lenant who receves yovement subsidies
{such as basing an olherwise neutral renl lo income ratio on the whole renl ralher than just (he parl of rent that is the tenant's
respansibllity);

H. Denying a home loan or homeowner's insurancs:

. Offering inferior terms, conditions, privileges, faciliies or services;

J. Using different qualification criteria or procedures for sale or renlal of housing such as income standards, application
requirements, application fees, credit analyses, sale or renlal approval procedures or other reguirements;

K, Harassing a person;

L. Taking an adverse action based on prolecied characleristics;

f. Refusing lo permil a reasonable modiication 1o the premises, as requested by a person with a disability (such as refusing lo
allow a wheel chair bound lanani 1o install, al their expense, a ramp over fronl or rear sleps, or refusing lo allow a physically
disabled tenant from installing, al their own expense, grab bars in a shower or bathtub);

N. Refusing lo make reasonable accommodalion in policies, rules, praclices, or services for & person with a disability (such as the

[ollowing, If an actual or prospective tenant with a disabifily has a sarvice animal of suppor animal):

{I) Falling to allow that persan lo keep lhe service animal or emotlonal support animal in rental property,

(ii) Charging that person higher rent or increased sacurily deposil, or

(i} Failing {o show ranlal or sale property lo thal person who is accompanied by the service animal or suppor animal, and;

0. Relaliating for asserting rights under fair housing laws.

EXAMPLES OF POSITIVE PRACTICES:

A. Real eslals licensees working with buyers or fenanls should apply the same objective properly selection crileria, such as

location/neighborhood, properly fealures, and price range and other considerations, lo all prospacls.

Real eslale licensees should provide complete and objeclive information lo all clienls basad on the clienl's selection crileria.

Real eslale licensees should provide the same professional courtesy in responding to inquiries, sharing of information and

offers of assistance (o all cllenls and prospec!s.

Housing providers should notl make any stalemenl or adverisement thal directly or indirectly implies preferance, limltation, or

diserimination regarding any prolecled characleristic (such 25 "no children” or “English-speakers only").

Housing providers should use a seleclion process relying on objective information aboul a prospective buyer's offer or lenznt's

applicafion and no! seek any informalion thal may disclose any protected characlerislics {such as using 2 summary document,

.9, C.A.R, Form SUM-MO, to compsare mulliple offers on objective lerms).

FAIR HOUSING RESOURCES: If you have gueslions aboul your obligations or rights under the Fair Housing laws, or you think

you have been discriminated againsl, you may want lo contacl one or more of the sources lisled below to discuss whal you can do

aboul it, and whelher the resource is able o assist you.

A, Federal; hitpsi/fwww.hud.gov/program_offices/falr_housing_squal_opp

B. Slale: https:/iwww.dfeh.ca.govihousing/

C. Local; local Falr Housing Council office (nen-profit, free service)

D. DRE: hitps:/ivavw.dre.ca.gov/Consumers/FileComplaint.htm!

E. Local Association of REALTORS®. List avallable al: https:/faww.car.orglen/contactusirosters/localassociationroster.

F. Any qualified California fair housing ettorney, orif applicable, landiord-lenanl attorney.

12, LIMITED EXCERTIONS TO FAIR HOUSING REQUIREMENTS: No person should rely on any exception below without first
seeking legal advice about whether the exception appiles to their situation. Real estate licensees are not gualified to
provide advice on the application of these exceptions.

A. Legally compliant senior housing is exemplt from FHA, FEHA and Unruh zs relaled to age or familial status only;

B. An owner of a single-family residence wha resides al the properly with one lodger may be exernpt from FEHA for rental
purposes, PROVIDED no real estate licensea Is involved in the renlal;

C. An owner of a single-family residence may be exempt from FHA for ssle or rental purposes, PROVIDED (i) no real sstate
licensee Is Involved in the sale or renlal and (i) no discriminatory adveriising is used, and {fii) lhe owner owns no more han
three single-famlly residences. Other restrictions zpply;

D. An owner of residential properly with one 1a four unils who resides at the propedy, may be exempt from FHA for rental
purposes, PROVIDED no real estate licensee is invalved in the renial: and

- E. Both FHA and FEHA do nol apply to roommale siluations. Ses, Fair Housing Council v Roommale.com LLC, 666 F.3d 1218 (2019).

F. Sinca both the 14th Amendment of the U.S. Constitulion and the Civil Righls Act of 18686 prohibit discrimination based on race;

the FHA and FEHA exemptions do not extend fo diserimination based on race,

Buyer/Tenanl and Seilw!LWd{ undersland and acknowledge receipl of a copy of lhis Fair Housing & Discrimination Advisory.

Buyer(Tenani "}7'—# 2 e—— Homen Properties LLC Dale o2 ~ // 4 ch

.
BuyerfTanant Dats

Seller/Landlord _ (TY-SINVIEN fi‘%:!;"d__c(ﬁba_‘ Dale_Sy =2 P
Pl

Seller/Landlord Date._ 2~ - "L,
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WIRE FRAUD AND ELECTRONIC FUNDS
TRANSFER ADVISORY

{C.AR. Form WFA, Revised 12/21)

Property Address: 971 Broadway Ave, Atwater, CA 95301 e
WIRE FRAUD AND ELECTRONIC FUNDS TRANSFERS ADVISORY:
The ability 1o communicale and conducl business electronically is a convenience and reality in neary all parts of our lives.
At the same time, it has provided hackers and scammers new opporiunities for their criminal activity. Many businesses
haf_ve been victimized and the rezl estale business is no exceplion.
While wiring or elecironically (ransferring funds is a welcome convenience, we all nezed lo exercise exireme caulion.
.Erqails aitempting lo induce fraudulent wire lransfers have been received and have appeared lo be legilimate. Reports
indicate that some hackers have been able to intercept emailed transfer instructions, obtain account information and, by
altering some of the data, redirect the funds 1o a different account, It also appears lhat some hackers wers able to provide
false phone numbers for verifying the wiring or funds transfer instructions. In those cases, lhe victim called the number
provided lo confirm the instructions, and then unwitlingly authorized a transfer to somewhere or someone other than tha
intended recipient.
ACCORDINGLY, YOU ARE ADVISED:

1, Obtain phone numbers and account numbers only from Escrow Officers, Property Managers, or

Landlords at the beginning of the transaction.

. 2. DO NOT EVER WIRE OR ELECTRONICALLY TRANSFER FUNDS PRIOR TO CALLING TO
CONFIRM THE TRANSFER INSTRUCTIONS. ONLY USE A PHONE NUMBER YOU WERE
PROVIDED PREVIOUSLY. Do not use any dlifferent phone number or account number included
in any emailed transfer instructions.

3. Qrally confirm the transfer Instructlon Is legitimate and confirm the bank routing number,
account numbsers and other codes before taking steps to transfer the funds.
4. Avoid sending personal information in emails or texts. Provide such information in person or
over the telephone directly to the Escrow Officer; Property Manager, or Landlord.
5. Take steps to secure the system you are using with your email account, These steps include
creating strong passwords, using secure WiFl, and not using free services.
If you believe you have received questionable or suspicious wire or funds transfer instructions, immediatsly nolify your
bank, and the other parly, and the Escrow Office, Landlord, or Property Manager. The sources below, as well as olhers,
can also provide Information:
Federal Bureau of Investigation: hitps://www,bi.gov/; the FBI's IC3 at www.ic3.gov; or 310-477-8565
National White Collar Crime Center: hitp://www.nw3c.org/
On Guard Online: hitps:/Aww.onguardonline.gov/
NOTE: There are existing alternatives to electronic and wired fund transfers such as cashier’s checks.
By signing below, the undersigned acknowledge that each has read, undarstands and has recaived a
copy of this Wire Fraud and Electronic Funds Transfer Advisory.

. ("Properly"),

Buyer/Tenant ﬁ:fd"’?‘_ e —— .. Homen Properties LLC Date ,f- /cf" e
Buyer/Tenant : J Date

SelleriLandiord M evee d Propesth, and Cagsua [y Compony, in | [Guiddods an Dale_ 3 =29 =2
SelleriLandiod __ (oo 4%8pmuem ‘ Dale_Z-22 -2
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CALIFORNIA SELLER COUNTER OFFER No. 1
é‘;ﬁ&ﬂ‘éﬂ‘ May not be used as & multlple counter offer.

{C.A.R, Form 8CO, Revisod 12/21)

Dale 02/21/2022

This Is & counter offer lo the Purchase Agreement, OR [ Buyer Counler Olfer No, ,[JOther ("Offar®),
daled 02/18/2022 , on property known s 871 E. Broadwey Ave. , Atwaler, CA 85301 (*Property’),
belween Hemen Properiles LLC, by Jos Homen, Manager ("Buyer)
and : Merced Property & Casuzlly Company, In lguldatilon ("Seliar’),

Buyer and Seller are referred to s the "Parlies.”

1. TERMS! The terms and condlitlons of the abovae referenced document are accepled subject to the following:

- A. The Liquidated Damages and Arbitration of Disputss paragraphs In the Offer each requlre Inlllale by all Parties. If
elther of those paragraphs ls not Initlaled by all Pariles, that paragraph Is excluded from the final agresment unless
specifically referenced for Inclusion In paragraph 1C of thls or another Counter Offer or an addendum.

B. Unless otherwise agreed In wiiting, down payment and loan amount{s) wlll be adjusted In the same proportion as in
the arlginal Offer, but Initlal and Increased tdeposit amount(s) shall remaln unchanged from the originel Offer,
C. OTHERTERMS:

See Text Overflow Addsndum [C.A.R. Fa&n TOA|] paragraph 1

D. The following allached documents ere incomporated Into this Selier Counler Offer when Signed and Delivered by both Parties
if both paries do not Sign and Deliver ell allachad addenda, then any acceptance of this Seller Counler Offer is not valid):
Addendum No. (C.A.R, Form ADM)
Back Up Offer Addendum (C.A.R. Form BUD)
Seller License to Remaln In Possssslon Addendum {C.A.R. Form SIP) (occupancy up to 20 days)
Seller Purchase of Replacement Property (C.AR. Form SPRP)
Tenant Oceupled Property Addendum (C.A_.R. Form TOPA)
Resldenlial Lease After Sale (C.A.R. Form F1AS) (eccupancy for 30 or more days)
Seller Intent to Exchange Addendum (C.AR. Fann 8XA)
Other [Jother

2, EXPIRATION: This Seller Counler Offer akall ha desized sevoked and the deposils, I any, shall bs retumed:

A. Unless by 5:00 PM on the third Day afier tha <ials 42 Soltor Counler Offer I3 signed In paragraph 4 (if more than one sinature
then, the last signature dale){orby Oaw32men __(date)) {I) it Is signad in paragraph 5 by Buyer and
(1) & copy of tha Signed Seller Counter Offer i Delivered to Seller or Seller's Authorized Agent.

B. ORIf Seller withdraws this Seller Countsr Offer anylime prior lo Buyar's Acceptanca by communicating withdrawal to Buyer ar
Buyer's Agent (C.A.R. Form WOO mzy ba usad).

C. OR IF Seller accepls anothar offer prios to Buyer's Acceplance of this Seller Counter Offer,

3. MARKETING TO OTHER BUYERS: Sefler has lhe rght fo confinue lo offer the Property for safa. Seller hes the right fo
accept any other offer received, prior to Acceplance of this Counter Offer by Buyer as specified In 2A and 5. In Such event,
Seller Is advised to withdraw this Seller Counter Offer before accapling another offer,

4. OFFER: SELLER MAKES THIS COUNTER OFFER ON THE TERMS ABOVE AND ACKNOWLEDGES REGEIPT OF A COPY.
~ BY MAKING THIS COUNTER OFFER, ANY PREVIOUS DFFER OR COUNTER OFFER CAN NO LONGER SE ACCEPTED.
The forms and conditions of those documents are Incorporated Into this Seller Counter OHer unless Otherwlze Agreed,

Seller i Morcod Property & Casually Compeny, In llquidetlion Dale

Seller [@rTT. l‘{vopﬂew&»h ~Je& Holl auwasy Dale_2=223=-27
B, ACCEPTANcé./ UWE accapt the abova Saér Counter Offer (If checked [:]SUEJEGT TO THE ATTACHED BUYER COUNTER

OFFER) and iot .
Buyer W g/ypﬁ?&l%fﬁﬂff LLC Homen Properties LLC Date 2~ 28 - LR
Buyer s Pl g IEITLEA by Joe Homen, Manager Dale 2 72~ 24

© 202, Califomia /«Efod:‘.lon of REALTORSE®, Ine. Usiled Slales copyrigh law (Tile 17 1.3, Cods) forbids the unsulhorized tisirukon, Gsplay and reproducion of this
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& CALITORNIA '
a ASSOCIATION  TEXT OVERFLOW ADDENDUM No. 1

"9% OF REALTORS® (C/AR. Form TOA, Revlend 8/18)
This addendum is glven in conneclion with the properly known as 971 E. Broadway Ave. , Atwaler, CA 95301
(Proparty”),
Inwhich Homen Propertles LLC, by Joe Homen, Manager Is referred 10 as ("Buyar’)
and Merced Properfy & Casualty Company, In lguldatiion Is referred to as ("Seller”),

1) $CO, Paragraph 1C, Agent Other Terms:
Upon execiitlon of a final contract betwesn tha Pattles the Merced llaquldation estata will apply to the Merced County Superlor
Courl to sesk approval of the Conumerclal Purchiase Agreement In accordance with Callfornia Insurance Coda 1037 (d).
Purchase Agresment lerins: 3, B, CLOSE OF ESCROW: Close of escrow shall be 60 days or within 15 days of Cotirt spproval
whichever occurs first, 3. D (1) INITIAL DEPOSIT AMOUNT: Seller requlres & deposlt of 3% or $49,995,00 which shall ko
deposited fo escrow within § days of ecceptance. Q.(2) Seller wiil niot provids an Environmental Survey. Q.(7) & Q[8):

Escrow and Title Co. ehall bs Transcounty Tifle, Tami Fournlst, The Seller wiii provide the Buyer with as many CAR form
disclosures as If deems necessary fo comply with CAR form Commerelal Burchase Agresment,

The foregoing terms and candilions are hefeby incorporated In end mads & part of the paragraph(s) referred to in the document fo
which this TOA Is altached, The undars!gneq acknowherse receipl of a copy of this TOA. .

Buer A/ OmEL/ ,if;,d,é‘/mm' LLE : pate R- R2- 24
Hi Properile
Buyer wpa rni— JI2IGEH.. : Date A2~ 24 - 22

by Jae Homen, Menager

Seller Dale
MercothFroperty & Caspalty Compainy, it iquldetifn
Seller @ﬁ-‘-& é@@gﬂzwﬂ . Dale L= 2=y
f?:s‘;,.e. Fr o nowél

2014, Califomia Associaon of REALTORS®, Int, Unllad Steles Copyright law (Tlts 17 U.S. Code) forbids the unsuthorized distibution, display and reproduction of thls

ferm of any porian thereof, by pholocopy mechine or any ollisr means, Induding fassimia of compulerized formsls,

THIS FORM HAS BEEN APPROVED BY THE CALIFORNIA ASSOCIATION OF REALTORS® (C.AR,), HO REFRESENTATION IS MADE AS TO THE LEGAL VALIDITY

OR ACCURACY OF ANY PROVISION IN ANY SPECIFIC TRANSACTION, A REAL ESTATE BROKER 1S THE PERSON QUAUFIED TO ADVISE ON REAL ESTATE

TRANSACTIONS, IF YOU DESIRE LEGAL OR TAX ADYICE, CONSULT AN APPROFPRIATE PROFESSIONAL.

This form ls made sveleble 10 real estals prolessionals through an e t vith or purchase (om GAR, U 15 nol intended to ldentily the user ea a REALTOR®,

gmaﬂgﬁg a registored collective membershlp mark which mey be used only by membars of tha NATIONAL ASSOCIATION OF REALTORS® wha substra 1o is
-3 >

L Published end Distuled by
: REAL ESTATE BUSINESS SERVICES, LLC,
kS

& subsldary of the California Association of REALTORS®
- 526 South Vigl Avenue, Los Angelas, Csllfornia 86020
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EXHIBIT C



RECEIPT NO. 25148

Certified o be a true complete
TransCounty Title Company COpy of the original hereof

TIME: 4:34PM

( $49,995.00)
RECEIVED FOR:

COMMENTS:

RECEIVED BY:

635 West 19th Street  llanscountyJitle Company
i Merced, CA 95340 " Jﬁ\)
; (209) 383-4660 £ (i\_g;y -
| DATE:" 2/2512022 ESCROW NO. 22-00284-TAF

ESCROW OFFICER: Tami A Fournier

Received From: Margaret K. Homen FBO Homen Properties LLC

THE SUM OF: FORTY NINE THOUSAND NINE HUNDRED NINETY FIVE AND NO/100 DOLLARS

Initial
Taxni A Fournier

[] Received After Hours

Buyer: Homen Properties LLC
Seller: Merced Mutual Insurance

Property: 971 Broadway Ave, Atwater, CA 95301

Detail
Tender Type Check Number ABA Number Amount |
Cashier's Check 436034 121108441 $ 49,995.00
| Total $ 49,995.00

Printed Date: 2/25/2022

Farmers & Merchants Bank - Merced Escrow Trust Account F&M Bank



F& M BAN K | Cashier’s Check
Date: 2/25/22 436034

FARMERS & MERCEANTS BANK OF CENTRAL CALTFORNTIA

Branch: 0085
REMITTER MARGRARET K HOMEN
E 4224 TURLOCK RD
PAY EXACTLY %*49,995 BND 00/100 DOLLERS $49,995,00
TO THE ;
ORDER OF TRANS COUNTY TITLE COMPANY '
. . 5
ESCROW #22-00284-TAF
; T RUTAORIZED SIBNATURE

i
e

"LIEO3L K2 E0BLL LI RARSR{AT7?0 e

Cerlified 1o be a frue complete
copy of the orininal heteof

Transcounty "j‘fj & Company
By {/ﬁ{g /7
k/z‘i’/

it
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ROB BONTA
Attorney General of California
MoOLLY K. MOSLEY
Supervising Deputy Attorney General
DEBBIE J. VOROUS
Deputy Attorney General
State Bar No. 166884
1300 I Street, Suite 125
P.O. Box 944255
Sacramento, CA 94244-2550
Telephone: (916) 210-7349
Fax: (916) 323-7095
E-mail: Debbie.Vorous@doj.ca.gov
Attorneys for Applicant Insurance Commissioner
of the State of California

SUPERIOR COURT OF THE STATE OF CALIFORNIA
COUNTY OF MERCED

INSURANCE COMMISSIONER OF THE | Case No. 18CV-04739
STATE OF CALIFORNIA,
[PROPOSED] ORDER 1) APPROVING
Applicant, | LIQUIDATOR’S SALE OF MERCED
REAL PROPERTY TO HOMEN

V. PROPERTIES, LLC, 2) RELEASING
HOMEN FROM LIABILITY AND
ENJOINING THIRD-PARTY CLAIMS,

MERCED PROPERTY & CASUALTY AND 3) RETAINING THE COURT’S
COMPANY, a California corporation, JURISDICTION TO RESOLVE

RELATED DISPUTES

Respondent.

Date: May 13, 2022

Time: 8:15 a.m.

Dept: 8

Judge: Hon. Brian McCabe

Action Filed: November 30, 2018

The Application of the Insurance Commissioner of the State of California (Commissioner),
in his capacity as Liquidator of Merced Property & Casualty Company (Merced), for an Order 1)
Approving Liquidator’s Sale of Merced Real Property to Homen Properties, LLC, 2) Releasing
Homen From Liability and Enjoining Third-Party Claims, and 3) Retaining the Court’s
Jurisdiction to Resolve Related Disputes was heard in Department 8 of the above-entitled court

on May 13, 2022, at 8:15 a.m., the Honorable Brian McCabe presiding. Having read and
1

[Proposed] Order (18CV-04739)
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considered the Application, the Memorandum of Points and Authorities, the Declaration of Scott
Pearce submitted in support thereof, the Exhibits submitted in support thereof and, argument
having been heard and good cause appearing,

IT IS HEREBY ORDERED that:

1. The Application is granted;

2. The Commissioner is authorized to sell the Merced real property, which consists of
1) a home office building located at 971 E. Broadway Ave., Atwater, California, 95301
(APN:004-010-015-000), and 2) an adjacent and contiguous parcel of vacant land (APN:004-010-
014-000) located at 3349 Station Ave., Atwater, California, 95301 (hereafter, collectively referred
to as “the Merced Real Property”), to Homen Properties LLC (Homen) “as-is” for $1,665,000
cash;

3. Homen is released from any and all claims, demands, actions or causes of action of
any policyholder, contract holder, creditor, claimant (including holders of contingent claims), or
stockholders of Merced arising out of or relating in any manner whatsoever to Homen’s purchase
of the Merced Real Property;

4. Any and all policyholders, contract holders, creditors, claimants (including holders of
contingent claims), or stockholders of Merced are permanently enjoined from asserting any and
all claims, demands, actions or causes of action against the Merced Real Property and/or Homen
arising out of or relating in any manner whatsoever to Homen’s purchase of the property;

5. The court shall retain exclusive jurisdiction to resolve any and all claims, demands,
actions or causes of action against Homen that arise out of or relate to Homen’s purchase of the
Merced Real Property and/or to any pre-closing liability, claim, or lien against the property; and

6.  The Commissioner is authorized to take any and all action necessary to accomplish

the purposes of this Order.

Dated:

The Honorable Brian McCabe

[Proposed] Order (18CV-04739)
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ROB BONTA
Attorney General of California
MoOLLY K. MOSLEY
Supervising Deputy Attorney General
DEBBIE J. VOROUS
Deputy Attorney General
State Bar No. 166884
1300 I Street, Suite 125
P.O. Box 944255
Sacramento, CA 94244-2550
Telephone: (916) 210-7349
Fax: (916) 323-7095
E-mail: Debbie.Vorous@doj.ca.gov

Attorneys for Applicant Insurance Commissioner

of the State of California

SUPERIOR COURT OF THE STATE OF CALIFORNIA

COUNTY OF MERCED

INSURANCE COMMISSIONER OF THE
STATE OF CALIFORNIA,

Applicant,

MERCED PROPERTY & CASUALTY
COMPANY, a California corporation,

Respondent.

11/
11/

Case No. 18CV-04739
PROOF OF SERVICE RE

NOTICE OF APPLICATION AND
APPLICATION FOR ORDER

1) APPROVING LIQUIDATOR’S

SALE OF MERCED REAL PROPERTY
TO HOMEN PROPERTIES, LLC,

2) RELEASING HOMEN FROM
LIABILITY AND ENJOINING THIRD-
PARTY CLAIMS, AND 3) RETAINING
THE COURT’S JURISDICTION TO
RESOLVE RELATED DISPUTES;
MEMORANDUM OF POINTS AND
AUTHORITIES IN SUPPORT THEREOF

[FILED CONCURRENTLY WITH
DECLARATION OF SCOTT PEARCE]

Date: May 13, 2022
Time: 8:15 am.

Dept: 8

Judge: Hon. Brian McCabe

Action Filed: November 30, 2018

Proof of Service (18CV-04739)




DECLARATION OF SERVICE BY E-MAIL

Case Name: Insurance Commissioner of the State of California
v. Merced Property & Casualty Co.
Case No.: 18CV-04739

I declare:

I am employed in the Office of the Attorney General, which is the office of a member of the
California State Bar, at which member’s direction this service is made. [ am 18 years of age or
older and not a party to this matter; my business address is: 1300 I Street, Suite 125, P.O. Box
944255, Sacramento, CA 94244-2550.

On April 21, 2022, I served the attached:

e NOTICE OF APPLICATION AND APPLICATION FOR ORDER 1) APPROVING
LIQUIDATOR’S SALE OF MERCED REAL PROPERTY TO HOMEN
PROPERTIES, LLC, 2) RELEASING HOMEN FROM LIABILITY AND
ENJOINING THIRD-PARTY CLAIMS, AND 3) RETAINING THE COURT’S
JURISDICTION TO RESOLVE RELATED DISPUTES; MEMORANDUM OF
POINTS AND AUTHORITIES IN SUPPORT THEREOF

e DECLARATION OF SCOTT PEARCE IN SUPPORT OF APPLICATION FOR
ORDER 1) APPROVING LIQUIDATOR’S SALE OF MERCED REAL
PROPERTY TO HOMEN PROPERTIES, LLC, 2) RELEASING HOMEN FROM
LIABILITY AND ENJOINING THIRD-PARTY CLAIMS, AND 3) RETAINING

THE COURT’S JURISDICTION TO RESOLVE RELATED DISPUTES

e [PROPOSED] ORDER 1) APPROVING LIQUIDATOR’S SALE OF MERCED
REAL PROPERTY TO HOMEN PROPERTIES, LLC, 2) RELEASING
HOMEN FROM LIABILITY AND ENJOINING THIRD-PARTY CLAIMS,
AND 3) RETAINING THE COURT’S JURISDICTION TO RESOLVE
RELATED DISPUTES

by transmitting a true copy via electronic mail.

Jeffrey D. Neumeyer, Esq. Brad Roeber

Sr. Vice President, General Counsel and Executive Director

Corporate Secretary California Insurance Guarantee Association
United Heritage Financial Group Email to roeberb@ciga.org

Email to jneumeyer@unitedheritage.com

I declare under penalty of perjury under the laws of the State of California and the United States
of America the foregoing is true and correct and that this declaration was executed on April 21,
2022, at Sacramento, California.

M. Garcia /s/ M. Garcia

Declarant Signature

SA2018303475
36108232.docx
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