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STANDARD OFFER, AGREEMENT AND ESCROW INSTRUCTIONS

FOR PURCHASE OF REAL ESTATE
(Non-Residential)

Dated: September 11 , 2 02 0

1. Buyer.

1.1 Tonv Bral- or Assiqnee , ("Buyer") hereby offers to purchase the real property, hereinafter described, from the
ownerthereof("Seller") (collectively,the"Parties"orindividually,a"Party"),throughanescrow("Escrow") toclose-aO-cr 20 calendar daysafterthe
waiverorsatisfactionof theBuyer'sContingencies, ("ExpectedClosingDate") tobeheldby Chicaqo Title fnsurance CompanV ("Escrow

Holder") whose addressis 500 North Brand Boulevard, Suite 200, Glenda]e, CA 91203 ,phone No. _
(800) 880-9124,FacsimileNo. upon the terms and conditions set forth in this agreement {"A8reement"). Buyer shall have the right to assign

Buyer's rights hereunder, but any such assignment shall not relieve Buyer of Buyer's obligations herein unless Seller expressly releases Buyer.
1.2 Theterm"DateofAgreement"asusedhereinshall bethedatewhenbyexecutionanddelivery(asdefinedinparagraph20.2) ofthisdocumentora

subsequent counteroffer thereto, Buyer and Seller have reached agreement in writing whereby Seller agrees to sell, and Buyer agrees to purchase, the Property upon
terms accepted by both Parties.

2. Property.
2.1 The real property ("Property")that is the subject of this offer consists of (insert a brief physical description) A 4 , 630 Square f oot

retail buildinq on 5,245 square foot of land islocated inthe Countyof Los Angeles , iscommonly knownas
(street address, city, state, zip) 19501-05 Ventttra Rorrl errercl - Teyz.ane - CA g1 i56 and is legally described as: to be
suppli-ed bv TitIe Company (aeN: 2164-013-001 ).

2.2 lf the legal description of the Property is not complete or is inaccurate, this Agreement shall not be invalid and the legal description shall be completed or
correctedto meetthe requirementsof Chicago Title lnsurance Company ("TitleCompany"), whichshall issuethetitle policyhereinafter
described.

2.3 ThePropertyincludes,atnoadditional costtoBuyer,thepermanentimprovementsthereon,includingthoseitemswhichpursuanttoapplicablelawarea
part of the property, as well as the following items, if any, owned by Seller and at present located on the Property: electrical distribution systems (power panel, bus
ducting, conduits, disconnects, lighting fixtures); telephone distribution systems (lines, jacks and connections only); space heaters; heating, ventilating, air
conditioning equipment ("HVAC"); air lines; fire sprinkler systems; security and fire detection systems; carpets; window coverings; wall coverings; and none
(collectively, the "lmprovements").

2.4 Thefiresprinklermonitor: isownedbySellerandincludedinthePurchasePrice, isleasedbySeller,andBuyerwill needtonegotiateanewlease

with the fire monitoring company, ownership will be determined during Escrow, or y' ,h"r" is no fire sprinkler monitor.
2.5 Except as provided in Paragraph 2.3, the Purchase Price does not include Seller's personal property, furniture and furnishings, and _ all of

which shall be removed by Seller prior to Closing.

3. Purchase Price.

3.1 Thepurchaseprice("PurchasePrice") tobepaidbyBuyertosellerforthePropertyshall be $2,165,000,payableasfollows:
(Strike any not applicoble)

(a) Cash down payment, including the Deposit as defined in paragraph 4.3 (or if an all cash transaction, the Purchase Price):

$2,165,000
(bI A'neunt ef "New Lean" as defined in Faragraph 5,1, i{anv;

(ef Bsy€r shall tal,,e title ts the Preperty subieet te and/er asssne the fotlewing exisFng deed(s) ef t.ust {"Existing Dccd(r) of
Tru6t" ) se euring *Ie exish ng pre misse ry'rete(s ) ( "Eristing Nete(s) " )i
(i) nnExistingN€te("FirstNete")withanunpardprincipal halanceaseftheeiesingefapprexrmately:

@ per menth; in€Judin8 inter€5t at the rate af Xperaaas*-
unhl paid {and/er the entrre unpaid balanee is Cue en _ i.

{ir) An Existrng }lete ("Seeond Nete'} withan unpaid principal balanee as ef the Clesing ef appreximately;

caid Se€end Net€ rt _ per-+nenth, in€luCing interest at the rate €r _ Xpe+-:]1stJln-

untrl paid {and/er the enhre unpaid balanee isdue en _ t
{d} Buyer shall givs Seller a deed €{ trust {"Psrchas. Msn.y D.cd of Trust"} en the preperty, te seeHre the premissery nete

of Buyer te Seller deseribed in paragraph 6 {"Purchase Monsy Noti") in the amsunt ef;

Total Purchase Price: $2,165,000
z- DS

I )-LZ lfBuyeristakingtitletothePropertysubjectto,orassuming,anExistingDeedofTrustandsuchdeedoftrustpermitsthebeneficiarytodemandpaymentl1D ry
-- 
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of fees including, but not limited to, points, processing fees, and appraisal fees as a condition to the transfer ofthe Property, Buyer agrees to pay such fees up to a

maximum of 1.5% of the unpaid principal balance of the applicable Existing Note.

4. Deposits.

4.7 y' 
Buyer has delivered to Broker a check in the sum of 

-, 

payable to Escrow Holder, to be delivered by Broker to Escrow Holder within 2 o+

business days after both Parties have executed this Agreement and the executed Agreement has been delivered to Escrow Holder, or within 2-€*

business days after both Parties have executed this Agreement and the executed Agreement has been delivered to Escrow Holder Buyer shall deliver to

EscrowHolderacheckinthesumof $100,000 .lf saidcheckisnotreceivedbyEscrowHolderwithinsaidtimeperiodthenSellermayelecttounilaterally
terminate this transaction by giving written notice of such election to Escrow Holder whereupon neither Party shall have any further liability to the other under this
Agreement. ShouldBuyerandSellernotenterintoanagreementforpurchaseandsale,Buyer'scheckorfundsshall,uponrequestbyBuyer,bepromptlyreturnedto
Buyer.

4,2 Additisnal deposits;

{a ) W ithin 5 busin ess days after t he Date af Agree m ent, B syer sh a ll d epes it rvlth Esc{ow H s leler ths addih ena I sum ef lcbe.:ppl+€dl€-the-
Purehase Priee at the elesing,

{b} Within 5 business days after the eentingeneies djseussed in paragraph 9.1 {a} through {m) are appreved er waived, Buyer shall depesit with Eserew

++eJderthe-addibor#s*moF _ to be applied to the lurehase Priee at the €losing,

16) lfanndditional Depesitisnetre6eivedbyEs6rewl-lelderwithinthehrneperied previdedthenSellermaynefif/BuYer,EscrervHelder,andBrekers'in
writing that, unless the Additrenal Depesrt ir reeeived by Es€rew Helder within 2 business days fellewing said netre e, the Eserew shall be deemed termisated witheut

4.3 Escrow Holder shall deposit the funds deposited with it by Buyer pursuant to paragraphs 4.1 and 4.2 (collectively the "Deposit"), in a State or Federally

charteredbankinaninterestbearingaccountwhosetermisappropriateandconsistentwiththetimingrequirementsofthistransaction. Theinteresttherefromshall
accrue to the beneflt of Buyer, who hereby acknowledges that there may be penalties or interest forfeitures if the applicable instrument is redeemed prior to its
specified maturity. Buyer's Federal Tax ldentification Number is . NOTE: Such jnterest bearing

account cannot be opened until Buyer's Federal Tax ldentification Number is provided.

4.4 Notwithstanding th e foregoing, within 5 days after Escrow Holder rece ives the monies described in pa ragraph 4.1 above, Escrow Holde r shall release S 100

of said monies to Seller as and for independent consideration for Seller's' execution of this Agreement and the granting ofthe contingency period to Buyer as herein
provided. Suchindependentconsiderationisnon-refundabletoBuyerbutshall becreditedtothePurchasePriceintheeventthatthepurchaseof thePropertyis
completed.

4.5 Upon waiver of all of Buyer's contingencies the Deposit shall become non-refundable but applicable to the Purchase Price except in the event of a Seller

breach, or in the event that the Escrow is terminated pursuant to the provisions of Paragraph 9.1(n) (Destruction, Damage or Loss) or 9.1(o) (Material Change).

q, Finenclngqeattng€nc.h 6(,1 This €fferis een

teatJ€3st_9/"efthePurehasePri€e,ente.msacceptableteBsyer, Sgchtrean{"N€wLeen") shall besB€uredbyafi'stdeedeftrs;termertgageenthe

daysfrsm reeeiptof theesmmitrnentsettingferththe prepasedterms e{theNew teanteapproveordisappreve ef sueh preposeCterms, lf Sellerfailsto netify
'I 7 days it shall be eenelssively presumed that Seller l"as appreved the terms ef the New Lean'

_ days fcllcwing th. Datr sf Agr.cm.nt, rhet th- Nrw Loan

(,3 lf gu)'er shall
teanr this n greement shall be terminated, and Buyer shall be entitled ts th€ pr€mpt return ef *+€ Bep€rit, plus any interest earned thereen' less enly Es€r€w Helder

and Titl- eampany eaneellatien fees and eests, ivhieh Buyer shall pay,

6, SslhrFinancing. {Purchase L4€ney [iste), lSfri/ft't'net cppl6sbl€J

5,1 lf S€lier eppreves Buyer's finan€ials (.ee peragraph 6,5) the Pur€hase t\4eney Nete shall previde f€r intereslsn unpaiC prin6ipal a! the rate sf

96 per annum; vrith prine ipal and interest paid as fellevr's: 

-

"emmenly gsed by Ese rew Helder, and be junier and suberdinate enly te th€ Existint Neteis) andf er the N eutean exprassly ealled f er by this Agreement'

6,2 The Purchase Meney Nete and/er the Purehase Meney Beed ef Trgst shall eentain previsiens resarClng the fellowing {see alse paraBraph 10,3 (b)l
{a} Pr€^sym€nt, Prin€ipal maybeprepai6'inwhele€rinpartatanytimewitheutpenalty,attheepti€{lef theBuyer,
(b) lateGhorEre, Alateshargeef 59.';shall bcpayabievrithrespeetteanypaymentefprineipal,interest,erethereharges,netmarewithinl0daysafler

it-rs4uc,
(G) Ou€OnSc/e, IntheeventtheB$yers$llse{trensfersritletethePrepertyeranyperFienthereef,thentheSellermay,atSeller'septien'requrr€the

6,3 lf thePurelgse l\4eneyDeed efTrust is te be sgberCinate te ether finaneing, Esererv Heldershall, at Buyer'sexpense prepare and reeerd enSeller's behalfa

5,5 Seller'sebligafienteprevidefip.neingiseentingentupenSeller'sreasenableappreval ofBuyer'sfinaneial eenditien, Buyerteprevrd€aeurrentfrnaneial
-st 3 years te Scller

.u€h decumentatien ler er net Buyer's

Aas:pger tsahsfied with Buyer'sfinaneial eenditiener if Buyerfails todeliver therequited doeumentatien thenSeller
may nsbfy Eserew Heleler in rvrihng that Seller Finaneirg will net be available, and Buyepshall have the option, withln 10 days ef the reeeipt ef sueh notiee, to either
terminatethistransaGti€nerto^urchaseth€PrepertywrtheutSellerfinancinB, lfBuyerfailstenehfyEs€rewHelderwithinsaidtrmeperiede"itselectiente
terminatethistranse€tieBthengsyersha.ll be€an€lssiv€lypres{rmedtehaveele€tedtepur€hesethePrepertywithestSellerfinan€ing, lf guye{electsteterminate'

INITIALS

@ 2019AlR CRE. All Rights Reserved

OFA-20.20, Revised 11-25-2019

Last Edited: 9/71/20201:09 PM

Page 2 of 10



DocuSign Envelope lD: D2EBD344-9D21-4548-83ED-3384236D456A

7. Real Estate Brokers.
7.7 EachPartyacknowledgesreceivingaDisclosureRegardingReal EstateAgencyRelationship,confirmsandconsentstothefollowingagencyrelationshipsin

this transaction with the following real estate broker(s) ("Brokers") and/or their agents ('Agent(s)")

Seller'sBrokerageFirm Westside Ret;ri1, fnc. License No 071 59028

_ isthe broker V both the Buyer and Seller (dual agent).

License No. 0088111?Seller's Agent

of (check one): the Seller; ot

Marc Pollock
(check one): the Seller's Agent (salesperson or broker associate); or y' 

Uo,f, the Seller's Agent and the Buyer's Agent (dual agent)

Buyer's Brokerage Firm West s i cle Ret ail . Tnc . License No orl 59028

- 

isthebrokerof(checkone): theBuyer;ory' boahtheBuyerandSeller(dualagent)

Buver's Agent Marc Pollock License No. 0088117?

(check one): the Buyer's Agent (salesperson or broker associate); or y' 
both tne Buyer's Agent and the Seller's Agent (dual agent).

The parties acknowledge that other than the Brokers and Agents listed above, there are no other brokers or agents representing the Parties or due any fees and/or

commissions under this Agreement. Buyer shall use the services of Buver's Broker exclusively in connection with any and all negotiations and offers with respect to

the Property for a period of 1 year from the date inserted for reference purposes at the top of page 1.

7.2 BuyerandSellereachrepresentandwarranttotheotherthathe/she/ithashadnodealingswithanyperson,firm,broker,agentorfinderinconnection
with the negotiation of this Agreement and/or the consummation of the purchase and sale contemplated herein, other than the Brokers and Agents named in

paragraph 7.1,, and no broker, agent or other person, firm or entiry other than said Brokers and Agents is/are entitled to any commission or finder's fee in connection

withthistransactionastheresultof anydealingsoractsofsuchParty. BuyerandSellerdoeachherebyagreetoindemnify,defend,protectandholdtheother
harmless from and against any costs, expenses or liability for compensation, commission or charges which may be claimed by any broker, agent, finder or other similar

party, other than said named Brokers and Agents by reason of any dealings or act of the indemnifying Party.

8, Escrow and Closing.

8.1 Upon acceptance hereof by Seller, this Agreement, including any counteroffers incorporated herein by the Parties, shall constitute not only the agreement

of purchaseandsalebetweenBuyerandSelletbutalsoinstructionstoEscrowHolderfortheconsummationoftheAgreementthroughtheEscrow. EscrowHolder

shall notprepareanVfurtherescrowinstructionsrestatingoramendingtheAgreementunlessspecificallysoinstructedbythePartiesoraBrokerherein. Subjectto

thereasonableapproval of theParties,EscrowHoldermay,however,includeitsstandardgeneral escrowprovasions. lntheeventthatthereisanyconflictbetween

the provisions ofthe Agreement and the provisions of any additional escrow instructions the provisions of the Agreement shall prevail as to the Parties and the Escrow

Holder.

8.2 As soon as practical after the receipt of this Agreement and any relevant counteroffers, Escrow Holder shall ascertain the Date of Agreement as defined in

paragraphs 7.2 and 2O.2 a nd advise the Parties and Brokers, in writing, of the date asce rta ined.

8.3 Escrow Holder is hereby authorized and instructed to conduct the Escrow in accordance with this Agreement, applicable law and custom and practice of

the community in which Escrow Holder is located, including any reporting requirements ofthe lnternal Revenue Code, In the event ofa conflict between the law of

the state where the property is located and the law of the state where the Escrow Holder is located, the law ofthe state where the Property is located shall prevail.

8.4 Subjecttosatisfactionofthecontingencieshereindescribed,EscrowHotdershall closethisescrow(the"Closing") byrecordingageneral warrantydeed(a

grant deed in California) and the other documents required to be recorded, and by disbursing the funds and documents in accordance with this Agreement.

8.S Buver and Seller shall each pay one-half of the Escrow Holder's charges and Seller shall pay the usual recording fees and any required documentary transfer

taxes. Sellershall paythe premium fora standard coverage owner's orjoint protection policy oftitle insurance. (See also paragraph 11.)

8.6 Escrow Holder shall verify that all of Buyer's contingencies have been satisfied or waived prior to Closing. The matters contained in paragraphs 9.1

subparagraphs (b), (c), (d), (e), (C), (i), (n), and (o), 9.4, L2,t3,t4, L6,t8,20,27,22, and24 are, however, matters of agreement between the Parties only and are not

instructions to Escrow Holder.

8.7 lf this transaction is terminated for non-satisfaction and non-waiver of a Buyer's Contingency, as defined in Paragraph 9.2 or disapproval of any other

matter subject to Buyer's approval, then neither ofthe Parties shall thereafter have any liability to the other under this Agreement, except to the extent of a breach of

any affirmative covenant or warranty in this Agreement. ln the event of such termination, Buyer shall, subject to the provisions of paragraph 8.10, be promptly

refunded all funds deposited by Buyer with Escrow Holdet less only the 5100 provided for in paragraph 4.4 and the Title Company and Escrow Holder cancellation

feesandcosts,all ofwhichshall beBuyer'sobligation. lfthistransactionisterminatedasaresultofSeller'sbreachofthisAgreementthenSellershall paytheTitle

Company and Escrow Holder cancellation fees and costs.

8.8 TheClosingshall occurontheExpectedClosingDate,orassoonthereafterastheEscrowisinconditionforClosing;provided,however,thatiftheClosing
does not occur by the Expected Closing Date and said Date is not extended by mutual instructions ofthe Parties, a Party not then in default under this Agreement may

notify the other party, Escrow Holde6 and Brokers, in writing that, unless the Closing occurs within 5 business days following said notice, the Escrow shall be deemed

terminated without further notice or instructions.
8.9 Except as otherwise provided herein, the termination of Escrow shall not relieve or release either Party from any obligation to pay Escrow Holder's fees and

costs or constitute a waiver, release or discharge of any breach or default that has occurred in the performance ofthe obligations, agreements, covenants or

warranties contained therein.
8.10 lfthisEscrowisterminatedforanyreasonotherthanSeller'sbreachordefault,thenasaconditiontothereturnofBuyer'sdeposit,Buyershall within5

days afer written request deliver to Seller, at no charge, copies of all surveys, engineering studies, soil reports, maps, master plans, feasibility studies and other similar

items prepared by or for Buyer that pertain to the Property.

9. Contingencies to Closing.

9.1 TheClosingofthistransactioniscontingentuponthesatisfactionorwaiverofthefollowingcontingencies. IFBUYERFAILSTONOTIFYESCROWHOLDER,

IN WRITING, OF THE DISAPPROVAL OF ANY OF SAID CONTINGENCIES WITHIN THE TIME SPECIFIED THEREIN, IT SHALL BE CONCLUSIVELY PRESUMED THAT BUYER

HASAPPROVEDSUCHTTEM,MATTERORDOCUMENT. Buyer'sconditional approval shall constitutedisapproval,unlessprovisionismadebytheSellerwithinthe
time specified therefore by the Buyer in such conditional approval or by this Agreement, whichever is later, for the satisfaction of the condition imposed by the Buyer.

EscrowHoldershall promptlyprovideall Partieswithcopiesofanywrittendisapproval orconditional approval whichitreceives. Withregardtosubparagraphs(a)

through (m) the pre-printed time periods shall control unless a different number of days is inserted in the spaces provided.
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dulyexecutedbyoronbehalfofSellerinthecurrentformorequivalenttothatpublishedbytheAlRwithinlOer 3 calendar daysfollowingtheDateof
Agreement. Buyerhasl0daysfromthereceiptofsaiddisclosurestoapproveordisapprovethemattersdisclosed.

(b) Physicol lnspecfion. Buyer hasl0or calendar days followingthe receiptofthe Propertylnformation SheetortheDateof Agreement,

whichever ls later, to satisfy itselfwlth regard to the physlcal aspects and slze ofthe Property.
(c) Hazordous Substonce Conditions Report. Buyer has 30 o+ calendar days following the receipt ofthe Property lnformation Sheet or the Date

of Agreement, whicheve r is later, to satisfy itself with rega rd to the environm ental aspects of the Property. Seller recommends that B uyer obtain a Hazardous

SubstanceConditionsReportconcerningthePropertyandrelevantadjoiningproperties. AnysuchreportshallbepaidforbyBuyer. A"HazardousSubstance"for
purposes of this Agreement is defined as any substance whose nature and/or quantity of existence, use, manufacture, disposal or effect, render it subject to Federal,

stateorlocal regulation,investigation,remediationorremovalaspotentiallyinjurioustopublichealthorwelfare. A"HazardousSubstanceCondition"forpurposesof
thisAgreement isdefined asthe existence on, under orrelevantly adjacenttothe Property of a HazardousSubstance thatwould require remediation and/or removal

under applicable Federal, state or local law.

(d) Soillnspection. Buyer has30e+ ca.lendar dap followingthe receiptof the Propertylnformation SheetortheDateof Agreement,

whichever is later, to satisfy itself with regard to the condition ofthe soils on the Property. Seller recommends that Buyer obtain a soil test report. Any such report
shall bepaidforbyBuyer. Sellershall provideBuyercopiesofanysoilsreportthatSellermayhavewithinl0daysfollowingtheDateofAgreement.

(el Governmentol Approvals. Buyer has 30 or c a 1e n da r days following the Date of Agreement to satisfy itself with rega rd to a pprova ls an d

permits from governmental agencies or departments which have or may have jurisdiction over the Property and which Euyer deems necessary or desirable in

connection with its intended use ofthe Property, including, but not limited to, permits and approvals required with respect to zoning, planning, building and safety,

fire, police, handicapped and Americans with Disabilities Act requirements, transportation and environmentalmatters.
(f) Conditions of Title. Escrow Holder shall cause a current commitment fortitle insurance ("Title Commitment") concerning the Property issued by the

Title Company, as well as legible copies of all documents referred to in the Title Commitment ("Underlying Documents"), and a scaled and dimensioned plot showing

thelocationofanyeasementstobedeliveredtoBuyerwithinl0e+ calendar daysfollowingtheDateofAgreement. Buyerhasl0daysfromthereceiptof
the Title Commitment, the Underlying Documents and the plot plan to satisfy itself with regard to the condition of 6tle. The disapproval by Buyer of any monetary

encumbrance, which bythe termsofthis Agreementis notto remain againstthe Propertyafter theClosing, shall not be considered a failure ofthis contingency, as

Seller shall have the obligation, at Seller's expense, to satisfy and remove such disapproved monetary encumbrance at or before the Closing.

(g) Survey. Buyerhas30-er calendar daysfollowingthereceiptoftheTitleCommitmentandUnderlyingDocumentstosatisfyitselfwith
regard to any ALTA title supplement based upon a survey prepared to American Land Title Association ("ALTA") standards for an owner's policy by a licensed surveyor,

showing the legal description and boundary lines of the Propertv, any easements of record, and any improvements, poles, structures and things located within 10 feet
of either side of the Property boundary lines. Any such survey shall be prepared at Euyer's direction and expense. lf Buyer has obtained a survey and approved the
ALTA title supplement, Buyer may elect within the period allowed for Buyer's approval of a survey to have an ALTA extended coverage owner's form oftitle policV in

which event Buyer shall pay any additional premium attributable thereto.
(h) Existing Leases and Tenoncy Stotements. Seller shall within 10 or ca f endar daysfollowing the Date of Agreement provide both Buyer and

Escrow Holder with legible copies of all leases, subleases or rental arrangements (collectively, "Existing Leases") affecting the Property, and with a tenancy statement
("Estoppel Certificate") inthelatestformorequivalenttothatpublishedbytheAlR,executedbysellerand/oreachtenantandsubtenantoftheProperty. Sellershall

useitsbesteffortstohaveeachtenantcompleteandexecuteanEstoppel Certificate. lf anytenantfailsorrefusestoprovideanEstoppel CertificatethenSellershall
completeandexecuteanEstoppel Certificateforthattenancy. Buyerhasl0daysfromthereceiptofsaidExistingLeasesandEstoppel Certificatestosatisfyitselfwith
regard to the Existing Leases and any other tenancy issues.

{i} e wner's Assee icfien, Seller shall within-l$-€+- _ davs {ellewinB the Date of Agreement previd€S!+€+-tA/itha{bt€+€€rit-esd*erqsfut
.p6rty. Sschtransfer packageshall at aminimum includei 6epi@

ineorperahen, eurrent budget and finaneial statement, Buyer has 10 davs frem the reeeipt of sueh deeuments te sahify itself wrth regard te the-assoeiation'

(t OtherAgreements. Sellershall withinl0€{ calendar daysfollowingtheDateof AgreementprovideBuyerwithlegiblecopiesofall other
agreements("OtherAgreements") knowntoSellerthatwillaffectthePropertyafterClosing. Buyerhasl0daysfromthereceiptofsaidOtherAgreementstosatisfy
itself with regard to such Agreements.

NOTWITHSTANDING TFIE DATES MENTIONED ABOVE, ALL OF THE CON]'INGIENCIES
IN SECTION 9 ABOVE SHALL BE APPROVED OR REMOVED BY BT]Y'ER WITHIN 10 CALENDAR
DAYS AFTER THE MUTUAL EXI1CUTION OF THIS AGRIEMENT.

(k) Finsnell€L lf paragraph 5 hereef dealing rvith a fineneing eentingen€y has not been strieken, the satir,faehen er waiver e{ sueh New Lean G€ntingeney,

{l) €xi.trnglVetes, if paragraph 3,1(e) has net been strieken,Sellershall within 10 er _i.yrfellewing the Dat€ ef ngreement previde Buyer

with legible ee pies ef the Eristing Netes, Existing Deeds of Trust and related agre em e nts {e o lleehve ly, "Loan Docu mcnts" } te rvhich the Property will rern:in subjeet
^fter the Clesing, Esercw Helder shell premptly rBqu€s

ameunlef the unpaid principal balanee, the esrrent interest rate, and the date to whish interest is paid, and (2) the n-tur€ and amount ef
h€nefieiery in cenn -er_ days fellewing the re€,eipt ef the toan D€Gurnents and Benefr€bry Statements ts satisfy itselj

wilh rega rd te su e h fi na ne ing, B gyer's ebligatier te c.le te is eenditj €ned u p en B rty with e ut eegeleratien or e ha n89 in lhe terms

ef any Exishng fJetes er eharges te Buyer exeept as etheftvise previded in this Agreement er appreved by Buyer, previded, hervelrer, Buyer shal' pay the transfer fee

referred te in paragraph 3,2 hereef , tikewise if Seller is te €arry ba€k a Purchase l\4eney t'leteth€n Se]]€rshall within 1O er 

- 

days fellewi+8 the Date ef

- 

d:|+&orc+lh€-
reeeipt ef sueh deeuments te satisfy itself with regard re the ferm and €€ntent thereef,

(ml Personol Propertv-lntheev€ntthatanypersonal propertyisincludedinthePurchasePrice,Buyerhasl0s calendar daysfollowingthe

Dateof AgreementtosatisfyitselfwithregardtotheUtleconditionofsuchpersonal property. SellerrecommendsthatBuyerobtainaUCC-1 report. Anysuchreport
shall bepaidforbyBuyer. Sellershall provideBuyercopiesofanyliensorencumbrancesaffectingsuchpersonal propertythatitisawareof withinl0or

cal-endar days following the Date of Agreement.
(n) Destruction,Damageorloss. SubsequenttotheDateofAgreementandpriortoClosingthereshall nothaveoccurredadestructionof,ordamageor

lossto,thePropertyoranyportionthereof,fromanycausewhatsoever,whichwouldcostmorethanS10,000.00torepairorcure. lf thecostofrepairorcureis
tlo,cxul.ooorless,SellershallrepairorcurethelosspriortotheClosing. Buyershall havetheoption,withinl0daysafterreceiptof writtennoticeofalosscosting
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againstthePurchasePrice. lfthecosttorepairorcureismorethanS10,000.00,andBuyerdoesnotelecttoterminatethisAgreement,Buyershall beentitledtoany
insurance proceeds applicable to such loss. Unless otherwise notified in writing, Escrow Holder shall assume no such destruction, damage or loss has occurred prior

to Closlng.
(o) Moterial Change. Euyershall havel0daysfollowingreceiptofwrittennoticeof aMaterialChangewithinwhichtosatisfyitselfwithregardtosuch

change. "Material Change" shall mean a substantial adverse change in the use, occupancy, tenants, title, or condition of the Property that occurs after the date ofthis
offer and prior to the Closing. Unless otherwise notified in writing, Escrow Holder shall assume that no Material Change has occurred prior to the Closing.

(p) SellerPerformance. Thedeliveryofall documentsandthedueperformancebySellerof eachandeveryundertakingandagreementtobeperformed
by Seller underthis Agreement.

(q) Brokeroge Fee. Payment at the Closing of such brokerage fee as is specified in this Agreement or later written instructions to Escrow Holder executed

bySellerandBrokers("BrokerageFee"). ltisagreedbythePartiesandEscrowHolderthatBrokersareathirdpartybeneficiaryof thisAgreementinsofarasthe
Brokerage Fee is concerned, and that no change shall be made with respect to the payment ofthe Brokerage Fee specified in this Agreement, without the written

consent of Brokers.

9.2 All of the contingencies specified in subparagraphs (a) through (m) of paragraph 9.1 are for the benefit of, and may be waived by, Buyer, and may be

elsewhere herein referred to as "Buyer's Confingencies."

9.3 lf any of Buyer's Contingencies or any other matter subject to Buyer's approval is disapproved as provided for herein in a timely manner ("Disapproved

Item"), Seller shall have the right within 10 days following the receipt of notice of Buyer's disapproval to elect to cure such Disapproved ltem prior to the Expected

ClosingDate("seller'sElection"). Seller'sfailuretogavetoBuyerwithinsuchperiod,writtennoticeofSeller'scommitmenttocuresuchDisapprovedltemonor
before the Expected Closing Date shall be conclusively presumed to be Seller's Election not to cure such Disapproved ltem. lf Seller elects, either by written notice or

fuilure to give written notice, not to cure a Disapproved ltem, Buyer shall have the right, within 10 days after Seller's Election to either accept title to the Property

subject to such Disapproved ltem, or to terminate this Agreement. Buyer's failure to notify Seller in writing of Buyer's election to accept title to the Property subject

totheDisapprovedltemwithoutdeductionoroffsetshall constituteBuyer'selectiontoterminatethisAgreement. Theabovetimeperiodsonlyapplyonceforeach
Disapprovedltem. Unlessexpresslyprovidedotherwiseherein,Seller'srighttocureshall notapplytotheremediationof HazardousSubstanceConditionsortothe
FinancingContingency. unlessthePartiesmutuallyinstructotherwise,ifthetimeperiodsforthesatisfactionofcontingenciesorforSeller'sandBuyer'selections
would expire on a date after the Expected Closing Date, the Expected Closing Date shall be deemed extended for 3 business days following the expiration of: (a) the
applicable contingency period(s), (b) the period within which the Seller may elect to cure the Disapproved ltem, or (c) if Seller elects not to cure, the period within

which Buyer may elect to proceed with this transaction, whichever is later.

9.4 The Parties acknowledge that extensive local, state and Federal legislation establish broad liability upon owners and/or users of real property for the

investigationandremediationof HazardousSubstances. ThedeterminationoftheexistenceofaHazardousSubstanceConditionandtheevaluationof theimpactof
such a condition are highly technical and beyond the expertise of Brokers. The Parties acknowledge that they have been advised by Brokers to consult their own

technical and legal experts with respect to the possible presence of Hazardous Substances on the Property or adjoining properties, and Buyer and Seller are not

relying upon any investigation by or statement of Brokers with respect thereto. The Parties hereby assume all responsibility for the impact of such Hazardous

Substances upon their respective interests herein.

10. Documents and Other ltems Required at or Before Closing.
10.1 FivedayspriortotheClosingdateEscrowHoldershall obtainanupdatedTitleCommitmentconcerningthePropertyfromtheTitleCompanyandprovide

copies thereof to each of the Parties.

10.2 Sellershall delivertoEscrowHolderintimefordeliverytoBuyerattheClosing:
(a) Grant or general warranty deed, duly executed and in recordable form, conveying fee title to the Propertv to Buyer.

(b) lf applicable, the Beneficiary Statements concerning Existing Note(s).
(c) lfapplicable,theExistingLeasesandOtherAgreementstogetherwithdulyexecutedassignmentsthereof bySellerandBuyer. Theassignmentof

Existing Leases shall be on the most recent Assignment and Assumption of Lessor's lnterest in Lease form published by the AIR or its equivalent.
(d) An affidavit executed by Seller to the effect that Seller is not a "fore ign pe rson " within the mean ing of lnternal Revenue Code Section 1445 or

successorstatutes. lf SellerdoesnotprovidesuchaffidavitinformreasonablysatisfactorytoBuyeratleast3businessdayspriortotheClosing,EscrowHoldershall at

the Closing deduct from Seller's proceeds and remit to the lnternal Revenue Service such sum as is required by applicable Federal law with respect to purchases from

foreign sellers.
(e) lf the Property is located in California, an affidavit executed by Seller to the effect that Seller is not a "nonresident" within the meaning of California

RevenueandTaxCodeSection18662orsuccessorstatutes. lf SellerdoesnotprovidesuchaffidavitinformreasonablysatisfactorytoBuyeratleast3businessdays
prior to the Closing, Escrow Holder shall at the Closing deduct from Seller's proceeds and remit to the Franchise Tax Board such sum as is required by such statute.

(f) lf applicable, a bill of sale, duly executed, conveying title to any included personal property to Buyer.
(C) lf the Seller is a corporation, a duly executed corporate resolution authorizing the execution of this Agreement and the sale of the PropertY.

10.3 Buyer shall deliverto Sellerthrough Escrow:
(a) The cash portion of the Purch ase Price and such additio nal sums as are requ ired of Buyer u nder this Agreement sh all be deposited by Buyer with

Escrow Holdet by federal funds wire transfer, or any other method acceptable to Escrow Holder in immediately collectable funds, no later than 2:00 PM. on the
business day prior to the Expected Closing Date provided, however, that Buyer shall not be required to deposit such monies into Escrow if at the time set for the
depositof suchmoniesSellerisindefaultorhasindicatedthatitwill notperformanyofitsobligationshereunder- lnstead,insuchcircumstancesinordertoreserve
its rights to proceed Buyer need only provide Escrow with evidence establishing that the required monies were available.

(b) lf a Purchase Money Note and Purchase Money Deed of Trust are called for by this Agreement, the duly executed originals of those documents, the
Purchase Money Deed of Trust being in recordable form, together with evidence offire insurance on the improvements in the amount ofthe full replacement cost

naming Seller as a mortgage loss payee, and a real estate tax service contract (at Buyer's expense), assuring Seller of notice ofthe status of payment of real property

taxes during the life ofthe Purchase Money Note.
(c) The Assignment and Assumption of Lessor's lnterest in Lease form specified in paragraph 10.2(c) above, duly executed by Buyer.

(d) Assu m ptions duly executed by Buyer of the obligations of Selle r that accru e after Closing u nder a ny Other Agreements.
(e) lf applicable, a written assumption duly executed by Buyerof the loan documents with respect to Existing Notes.

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

10.4 At Closing, Escrow Holder shall cause to be issued to Buyer a standard coverage (or ALTA extended, if elected pursuant to 9.1(g)) owner's form policy of title
insurance effective as of the CIosing, issued by the Title Company in the full amount of the Purchase Price, insuring title to the Property vested in Buyer, subject only to
theelqeptionsapprovedbyBuyer. lntheeventthereisaPurchaseMoneyDeedof Trustinthistransaction,thepolicyoftitleinsuranceshall bea jointprotection
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IMPORTANT: lN A PURCHASE oR EXCHANGE OF REAL PROPERTY, lT MAY BE ADVISABLETO OBTAIN TITLE INSURANCE lN CONNECTIoN WITH THE cLOsE OF

ESCROW SINCE THERE MAY BE PRIOR RECORDED TIENS AND ENCUMBRANCES WHICH AFFECT YOUR INTEREST IN THE PROPERTY BEING ACQUIRED. A NEW POTICY

OF TITLE INSURANCE SHOUTD BE OBTAINED IN ORDER TO ENSURE YOUR INTEREST IN THE PROPERTY THAT YOU ARE ACQUIRING.

11. Prorations and Adiustments.
77.7 Toxes. Applicable real property taxes and special assessment bonds shall be prorated through Escrow as ofthe date ofthe Closing, based upon the latest

tax bill available. The Parties agree to prorate as of the Closing any taxes assessed against the Property by supplemental bill levied by reason of events occurring prior

totheClosing. Paymentoftheproratedamountshall bemadepromptlyincashuponreceiptofacopyof anysupplementalbill.
I!.2 tnsurance. WARNING:Any insurancewhich Sellermayhave maintainedwill terminateonthe Closing. Buyerisadvised toobtain appropriateinsurance to

cover the Property.
1!.3 Rentols, lnterest ond Expenses. Scheduled rentals, interest on Existing Notes, utilities, and operatlng expenses shall be prorated as of the date of Closlng.

The Parties agree to promptly adjust between themselves outside of Escrow any rents received after the Closing.

7\.4 Security Deposit. Security Deposits held by Seller shall be given to Buyer as a credit to the cash required of Buyer at the Closing.

77.5 Post Closing Matters. Any item to be prorated that is not determined or determinable at the Closing shall be promptly adjusted by the Parties by

appropriate cash payment outside ofthe Escrow when the amount due is determined.
event that Buyer ts purchasing the Preperty subiect to an E)(istrng Deed of Trust(+, end in the event that a

Bsnefieiary Statement as te th€:ppjieable Ex;stjng Nete{4 diseleses thet the unpaid prinejpal balanee ofsueh Existing Nete(s} :t the elesing rv'll be mero er leEs than

the ameunt 5€t ferth in BaragraBh 3'l{c} hereof ("Existing Nete Variatien"), then the Pur6hase I\,4eney lleteis) shall be redu€ed or in€reased by an emesnlequal te

suEh Existing Nete \br .|se Meney Nete' the

@t€r-
!7.7 VariationsinNewLoonBolance.lntheeventBuyerisobtainingaNewLoanandtheamountultimatelyobtainedexceedstheamountsetforthin

paragraph 5.1, then the amount of the Purchase Money Note, if any, shall be reduced by the amount of such excess.

113 Olvner's,4sseeiehen Fees, Eserew Heldersl
S€!€+t+{o6eeds,and(ii) e@

12. Representations and Warranties of Seller and Disclaimers,
12.1 Seller's warranties and representations shall survive the Closing and delivery of the deed for a period of 3 years, and any lawsuit or action based upon them

mustbecommencedwithinsuchtimeperiod. Seller'swarrantiesandrepresentationsaretrue,material andrelieduponbyBuyerandBrokersinall respects. Seller

hereby makes the following warranties and representations to Buyer and Brokers:
(a) Authority of Seller. Seller is the owner of the Property andllor has the full right, power and authority to sell, convey and transfer the Property to Buyer

as provided herein, and to perform Seller's obligations hereunder.
(b) MaintenonceDuring Escrowand EquipmentConditionAtClosing. Exceptasotherwise provided in paragraph9.l(n) hereolSellershall maintainthe

Property until the Closing in its present condition, ordinary wear and tear excepted.
(c) HozardousSubstances/Storoge lonk. Sellerhasnoknowledge,exceptasotherwisedisclosedtoBuyerinwritinS,oftheexistenceorpriorexistence

on the Property of any Hazardous Substance, nor of the existence or prior existence of any above or below ground storage tank.
(d) Com plionce. Exce pt as otherwise disclosed in writing, Seller has no knowledge of anv aspect or condition of the Property which violates a pplicable

laws, rules, regulations, codes or covenants, conditions or restrictions, or of improvements or alterations made to the Property without a permit where one was

required, or of any unfulfilled order or directive of any applicable governmental agency or casualty insurance company requiring any investigation, remediation, repair,

maintenance or improvement be performed on the Property.
(e) Chonges in Agreements. Prior to the Closing, Seller will not violate or modify any Existing Lease or Other Agreement, or create any new leases or

other agreements affecting the Property, without Buyer's written approval, which approval will not be unreasonably withheld.
(f) Possessory RlEthts. Seller has no knowledge that anyone will, at the Closing, have any right to possession of the Property, except as disclosed by this

Agreement or otherwise in writing to Buyer.

(C) Mechanics'Uens. There are no unsatisfied mechanics' or materialmens' lien rights concerning the Property.
(h) Actions, Suits or Proceedings. Seller has no knowledge of any actions, suits or proceedings pending or threatened before any commission, board,

bureau, agency, arbitrator, court or tribunal that would affect the Property or the right to occupy or utilize same.

(i) Noticeof Changes. Sellerwill promptlynotifyBuyerandBrokersinwritingof anyMaterial Change{seeparagraph9.l(o)) affectingthePropertythat
becomes known to Seller prior to the Closing.

(j) NoTenontBankruptcy Proceedings. Sellerhas nonoticeor knowledgethat anytenantoftheProperty isthesubject ofa bankruptryor insolvency

proceedi ng.
(k) NoSellerBonkruptcyProceedings. Sellerisnotthesubjectofabankruptcvinsolvencyorprobateproceeding.
(l) Personol Property. Seller has no knowledge that anyone will, at the Closing, have any right to possession of any personal property included in the

Purchase Price nor knowledge of any liens or encumbrances affecting such personal property, except as disclosed by this Agreement or otherwise in writing to Buyer.

12.2 Buyerherebyacknowledgesthat,exceptasotherwisestatedinthisAgreement,BuyerispurchasingthePropertyinitsexistingconditionandwill,bythe
time called for herein, make or have waived all inspections of the Property Buyer believes are necessary to protect its own interest in, and its contemplated use ol the
Property. The Parties acknowledge that, except as otherwise stated in this Agreement, no representations, inducements, promises, agreements, assurances, oral or

written, concerning the Property, or anv aspect ofthe occupational safety and health laws, Hazardous Substance laws, or any other act, ordinance or laW have been

made by either Party or Brokers, or relied upon by either Party hereto.
12.3 lntheeventthatBuyerlearnsthataSellerrepresentationorwarrantymightbeuntruepriortotheClosing,andBuyerelectstopurchasetheProperty

anyway then, and in that event, Buyer waives any right that it may have to bring an action or proceeding against Seller or Brokers regarding said representation or

wa rranty.
72.4 Anv environmental reports, soils reports, surveys, and other similar documents which were prepared by third party consultants and provided to Buyer by

Seller or Seller's representatives, have been delivered as an accommodation to Buyer and without any representation or warranty as to the sufficiency, accuracy,

completeness,and/orvalidityof saiddocuments,all ofwhichBuyerreliesonatitsownrisk. Sellerbelievessaiddocumentstobeaccurate,butBuyerisadvisedto
retain appropriate consultants to review said documents and investigate the Property.

13. Possession.
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14. Buyer's Entry.
At any time during the Escrow period, Buyet and its agents and representatives, shall have the right at reasonable times and subject to rights of tenants, to enter upon

thePropertyforthepurposeofmakinginspectionsandtestsspecifiedinthisAgreement. Nodestructivetestingshall beconducted,howevelwithoutSeller'sprior
approval which shall not be unreasonably withheld. Following any such entry or work, unless othemise directed in writing by Seller, Buyer shall return the Property to

theconditionitwasinpriortosuchentryorwork,includingthere-compactionorremoval ofanydisruptedsoil ormaterial asSellermayreasonablydirect. Allsuch

inspections and tests and any other work conducted or materials furnished with respect to the Property by or for Buyer shall be paid for by Buyer as and when due

and Buyer shall indemnify, defend, protect and hold harmless Seller and the Property of and from any and all claims, liabilities, losses, expenses (including reasonable

attorneys' fees), damages, including those for injury to person or property, arising out of or relating to any such work or materials or the acts or omissions of Buyer, its

agents or employees in connection therewith.

15, Further Documents and Assurances.
The Parties shall each, diligently and in good faith, undertake all actions and procedures reasonably required to place the Escrow in condition for Closing as and when

requiredbythisAgreement. ThePartiesagreetoprovideall furtherinformation,andtoexecuteanddeliverall furtherdocuments,reasonablyrequiredbyEscrow

Holder or the Title Company.

16. Attorneys'Fees.
lf any Party or Broker brings an action or proceeding {including arbitration) involving the Property whether founded in tort, contract or equity, or to declare rights

hereunder,thePrevailingParty(ashereafterdefinedlinanysuchproceeding,action,orappealthereon,shallbeentitledtoreasonableattorneys'feesandcosts. Such

feesmaybeawardedinthesamesuitorrecoveredinaseparatesuit,whetherornotsuchactionorproceedingispursuedtodecisionorjudgment. Theterm

"Prevailing Party" shall include, without limitation, a Party or Broker who substantially obtains or defeats the reliefsought, as the case may be, whether by

compromise, settlement, judgment, or the abandonment by the other Party or Broker of its claim or defense. The attorneys' fees award shall not be computed in

accordance with any court fee schedule, but shall be such as to fully reimburse all attorneys' fees reasonably incurred.

17. Pric/. Agreements/Amendments.
17.1 This Agreementsupersedes any andall prioragreementsbetween Sellerand Buyerregardingthe Property.

17.2 AmendmentstothisAgreementareeffectiveonlyifmadeinwritingandexecutedbyBuyerandSeller.

18. Broker's Rights.
18.1 lfthissaleisnotconsummatedduetothedefaultof eithertheBuyerorSeller,thedefaultingPartyshall beliabletoandshall paytoBrokerstheBrokerage

FeethatBrokerswouldhavereceivedhadthesalebeenconsummated. lfBuyeristhedefaultingparty,paymentofsaidBrokerageFeeisinadditiontoanyobligation
with respect to liquidated or other damages.

18.2 UpontheClosing,Brokersareauthorizedtopublicizethefactsof thistransaction.

19. Nodces,
19.1 WheneveranyParty,EscrowHolderorBrokershereinshall desiretogiveorserveanynotice,demand,request,approval,disapproval orother

communication, each such communication shall be in writing and shall be delivered personally, by messenger, or by mail, postage prepaid, to the address set forth in

this agreement or by facsimile transmission, electronic signature, digital signature, or email.
19.2 Serviceofanysuchcommunicationshall bedeemedmadeonthedateofactual receiptif personallydelivered,ortransmittedbyfacsimiletransmission,

electronicsignature,digital signature,oremail. Anysuchcommunicationsentbyregularmail shall bedeemedgiven48hoursafterthesameismailed.
Communicationssent byUnited States Express Mail orovernight courierthat guarantee nextday deliveryshall bedeemed delivered 24 hours afterdeliveryof the
sametothePostal Serviceorcourier. lf suchcommunicationisreceivedonaSaturday,sundayorlegal holiday,itshall bedeemedreceivedonthenextbusinessday.

19.3 Any Party or Broker hereto may from time to time, by notice in writing, designate a different address to which, or a dafferent person or additional persons

to whom, all communications are thereafter to be made.

20. Duration ofofier.
20.1 lfthisofferisnotacceptedbyselleronorbefore5:00PM.accordingtothetimestandardapplicabletothecityof Los Anqeles onthedateof

September 11 , 2 0 2 0 , it shall be deemed automatically revoked.

20.2 Theacceptanceofthisoffetorofanysubsequentcounterofferhereto,thatcreatesanagreementbetweenthePartiesasdescribedinparagraphl.2,shall
be deemed made upon delivery to the other Party or either Broker herein of a duly executed writing unconditionally accepting the last outstanding offer or

counteroffer.

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

THE PARTIES AGREE THAT ITWOUTD BE IMPRACTICABLE OR EXTREMETY DIFFICUTT TO FIX, PRIOR TO SIGNING THIS AGREEMENI, THE ACTUAT DAMAGES WHICH

WOUTD BE SUFFERED BY SELTER IF BUYER FAILS TO PERFORM ITS OBTIGATIONS UNOER THIS AGREEMENT. THEREFORE, IT, AFTER THE SANSFACTION OR WAIVER

OF ALT CONTINGENCIES PROVIDED FOR THE BUYER'S BENEFII, BUYER BREACHES THIS AGREEMENI, SEttER SHAtt 8E ENTITTED TO TIQUIDATED DAMAGES IN THE

AMOUNTOF $1OO, OOO . UPONPAYMENTOFSAIDSUMTOSELIE& BUYERSHALTBE RELEASEDFROMANYFURTHERLIABITIWTOSETTER,ANDANY

ESCROW CANCELLATION FEES AND TrTtE COMP/A!|ydiFARGES SHATL BE PAID BY SELLER.

lrbt-- # a-
Buyer's lnitials

22. ARBITRATIONOFDISPUTES. (ThisArbitrationofDisputesparagraphisapplicableonlvif initialedbVbothParties.)
22.1 ANYCONTROVERSYASTOWHETHERSELLERISENTITLEDTOTHELIQUIDATEDDAMAGESAND/ORBUYERISENTITLEDTOTHERETURNOFDEPOSITMONEY

SHALL BE DETERMINED BY BINDING ARBITRATION BY, AND UNDER THE COMMERCIAL RULES OF THE AMERICAN ARBITRATION ASSOCIATION ('COMMERCIAT RULES,.).

ARBITRATION HEARJNGS SHALL BE HELD IN THE COUNTY WHERE THE PROPERTY IS LOCATED. TH E NU MBER OF ARBITRATORS SHALL BE AS PROVIDED IN THE

COMMERCIAL RULES AND EACH SUCH ARBITRATOR SHALL BE AN IMPARTIAL REAL ESTATE BROKER WITH AT LEAST 5 YEARS OF FULL TIME EXPERIENCE IN EOTH THE

AREAWHERETHEPROPERTYISLOCATEDANDTHETYPEOFREALESTATETHATISTHESUBJECTOFTHISAGREEMENT. THEARBITRATORORARBITRATORSSHATLBE
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TH E PARTIES AS EXPRESSED IN THIS AGREEMENT AND ANY AMENDM ENTS THERETO, AND UPON THE EVIDENCE PRODUCED AT AN ARBITRATION H EARING.

PRE-ARBITRATION DISCOVERY SHALL BE PERMITTED IN ACCORDANCE WITH THE COMMERCIAL RULES OR STATE LAW APPLICABLE TO ARBITRATION PROCEEDINGS.

THE AWARD SHALL BE EXECUTED BY AT LEAST 2 OF THE 3 ARBITRATORS, BE RENDERED WITHIN 30 DAYS AFTER THE CONCLUSION OF THE HEARING, AND MAY

INCLUDE ATTORNEYS' FEES AND COSTS TO THE PREVAILING PARTY PER PARAGRAPH 15 HEREOF. JUDGMENT MAY BE ENTERED ON THE AWARD IN ANY COURT OF

COMPETENTJURISDICTION NOTWITHSTANDING THE FAILURE OF A PARTY DULY NOTIFIED OF THE ARBITRATION HEARING TO APPEAR THEREAT.

22,2 BUYER'SRESORTTOORPARTICIPATIONINSUCHARBITRATIONPROCEEDINGSSHALLNOTBARSUITINACOURTOFCOMPETENTJURISDICTIONBYTHE

BUYER FOR DAMAGES AND/OR SpECtFtC pERFORMANCE UNLESS AND UNTTL THE ARBTTRAT|ON RESULTS lN AN AWARD TO THE SELLER OF LIQUIDATED DAMAGES, lN

WHICH EVENT SUCH AWARD SHALT ACT AS A BAR AGAINST ANY ACTION BY BUYER FOR DAMAGES AN D/OR SPECIFIC PERFORMANCE.

22.3 NOTICE: BY INITIALING IN THE SPACE BELOW YOU ARE AGREEING TO HAVE ANY DISPUTE ARISING OUT OFTHE 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

HAVETHEDISPUTELITIGATEDINACOURTORJURYTRIAL. BYINITIALINGINTHESPACEBELOWYOUAREGIVINGUPYOURJUDICIALRIGHTSTODISCOVERYAND

APPEAL,UNLESSSUCHRIGHTSARESPECIFICALLYINCLUDEDINTHE''ARBITRATIONOFDISPUTES"PROVISION. IFYOUREFUSETOSUBMITTOARBITRATIONAFTER

AGREEING TO THIS PROVISION, YOU MAY BE COMPELLED TO ARBITRATE UNDER THE AUTHORITY OF THE CALIFORNIA CODE OF CIVIL PROCEDURE. YOUR AGREEMENT

TO TH IS ARBITRATION PROVISION IS VOLUNTARY.

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

PROVISION TO NEUTRAL ARBITRATION

Buyer's lnitials

23. Miscellaneous,
23.1 BindingEffect.ThisAgreementshall bebindingonthePartieswithoutregardtowhetherornotparagraphs2land22areinitialedbybothof theParties.

paragraphs2Iand22areeachincorporatedintothisAgreementonlyif initialedbybothPartiesatthetimethattheAgreementisexecuted. Signaturestothis

Agreement accom plished by means of electronic signature or similar technology shall be legal and binding.

23.2 Applicable Law. Th is Agreement sha ll be governed by, a nd pa ragraph 22.3 is amend ed to refer to, the laws of the state in which the Property is located.

Any litigahon or arbitration between the Parties hereto concerning this Agreement shall be initiated in the county in which the Property is located.

23.3 Time of Essence. Time is of theessence of this Agreement.

23.4 counterparts. ThisAgreementmaybeexecutedbyBuyerandsellerincounterparts,eachofwhichshall bedeemedanoriginal,andall ofwhichtogether

shall constitute one and the same instrument. Escrow Holder, after verifying that the counterparts are identical except for the signatures, is authorized and instructed

to combine the signed signature pages on one of the counterparts, which shall then constitute the Agreement.

23.5 Waiver of JuryTrial. THE PARTIESHEREBYWAIVE THEIRRESPECTIVE RIGHTSTOTRIAL BYJURY INANYACTIoN ORPROCEEDING INVOLVINGTHE

PROPERTY OR ARISING OUT OF THIS AGREEMENT.

23.G Conflict. Any conflict between the printed provisions of this Agreement and the typewritten or handwritten provisions shall be controlled by the

typewritten or handwritten provlsions. Seller and Buver must initial anv and all handwritten orovisions.

23.7 !O3]- Exchange. Both Seller and Buyer agree to cooperate with each other in the event that either or both wish to participate in a 1031 exchange. Any

party initiating an exchange shall bear all costs of such exchange. The cooperating Party shall not have any liability (special or otherwise) for damages to the

exchanging Party in the event that the sale is delayed and/or that the sale otherwise fails to qualify as a 1031 exchange.

23.8 Days. Unlessotherwtsespecificallyindicatedtothecontrarytheword"days"asusedinthisAgreementshall meanandrefertocalendardays.

24. Disclosures Regarding The Nature of a Real Estate Agency Relationship'
24.1 ThepartiesandBrokersagreethattheirrelationship(s) shall begovernedbytheprinciplessetforthintheapplicablesectionsof theCaliforniaCivil code,as

summarized in paragraph 24.2.
24.2 When entering into a discussion with a real estate agent regarding a real estate transaction, a Buyer or Seller should from the outset understand what type

ofagencyrelationshiporrepresentationithaswiththeagentoragentsinthetransaction. BuyerandSelleracknowledgebeingadvisedbytheBrokersinthis

transaction, as follows:
(a ) Seller's Agent. A Seller's agent u nde r a listing agreement with the Seller acts as the agent for the Seller only. A Se ller's age nt or subagent has the

following affirmativ€ obligations: l!\ Tothe Setler: Afiduciary dutv of utmost care, integrity, honesty and loyahy in dealings with the Seller. (2) Tothe Buyer ond the

Seller: a.Diligentexerciseofreasonableskillsandcareinperformanceoftheagent'sduties. b.Adutyof honestandfairdealingandgoodfaith. c.Adutytodisclose

all facts known to the agent materiallv affecting the value or desirability ofthe property that are not known to, or within the diligent attention and observation of, the

parties. Anagentisnotobligatedtoreveal toeitherPafianyconfidential informationobtainedfromtheotherPartywhichdoesnotinvolvetheaffirmativedutiesset
forth above.

(b) Buyer'sAgent. Asellingagentcan,withaBuyer'sconsent,agreetoactasagentfortheBuyeronly. lnthesesituations,theagentisnottheSeller's

agent, even if by agreement the agent may receive compensation for services rendered, either in full or in part from the Seller. An agent acting only for a Buyer has

thefollowingaffirmativeobligations. l!)TotheBuyer;Afiduciarydutyofutmostcare,integrity,honesty,andloyaltyindealingswiththeBuyer. {2) TotheBuyerond

the Seller: a. Diligent exercise of reasonable skills and care in performance of the agent's duties. b. A duty of honest and fair dealing and good faith. c. A duty to

disclose all facts known to the agent materially affecting the value or desirability of the property that are not known to, or within the diligent attention and

observationof,theparties. Anagentisnotobligatedtoreveal toeitherPartyanyconfidential informationobtainedfromtheotherPartywhichdoesnotinvolvethe
affirmative duties set forth above.

(c) Agent Representing Both Seller ond Buyer. A real estate agent, either acting directly or through one or more associate licenses, can legally be the

agentof boththesellerandtheBuyerinatransaction,butonlywiththeknowledgeandconsentof boththeSellerandtheBuyer. (1)lnadual agencysituation,the

agent has the following affirmative obligations to both the Seller and the Euyer: a. A fiduciary dutv of utmost care, integritv, honesty and loyalty in the dealings with

ejtherSellerortheBuyer.b.otherdutiestotheSellerandtheBuyerasstatedaboveintheirrespectivesections(a) or(b) ofthisparagraph24.2' (2\lnrepresenting

both Seller and Buyer, the agent may not, without the express permission of the respecdve Party, disclose to the other PartY confidential information, including, but

not limited to, facts relatingto either Buyer's or Seller'sfinancial position, motivations, bargaining position, or otherpersonal information thatmay impact price,

includingSeller'swillingnesstoacceptapricelessthanthelistingpriceorBuyer'swillingnesstopayapricegreaterthanthepriceoffered. (3) Theabovedutiesofthe
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agreements to assure that they adequately express their understanding ofthe transaction. A real estate agent is a person qualified to advise about real estate. lf legal
ortaxadviceisdesired,consultacompetentprofessional. BuyerhasthedutytoexercisereasonablecaretoprotectBuyer,includingastothosefactsaboutthe
PropertywhichareknowntoBuyerorwithinBuyer'sdiligentattentionandobservation. BothSellerandBuyershouldstronglyconsiderobtainingtaxadvicefroma
competent professional because the federal and state tax consequences of a transsction can be compler and subject to change.

(d) FurtherDisclosures. ThroughoutthistransactionBuyerandSellermayreceivemorethanonedisclosure,dependinguponthenumberofagents
assistinginthetransaction. BuyerandSellershouldeachreaditscontentseachtimeitispresented,conslderingtherelationshipbetweenthemandthereal estate
agentinthistransactionandthatdisclosure. BuyerandSellereachacknowledgereceiptofadisclosureofthepossibilityof multiplerepresentationbytheBroker
representing that principal. This disclosure may be part of a listing agreement, buyer representation agreement or separate document. Buyer understands that
Broker representing Buyer may also represent other potential buyers, who may conside; make offers on or ultimately acquire the Property. Seller understands that
BrokerrepresentingSellermayalsorepresentothersellerswithcompetingpropertiesthatmaybeofinteresttothisBuyer. Brokershavenoresponsibilitywith
respecttoanydefaultorbreachhereof byeitherParty. ThePartiesagreethatnolawsuitorotherlegal proceedinginvolvinganybreachofduty,errororomission
relatingto thistransaction maybebrought against Broker morethan oneyearafter the Date ofAgreementand thatthe liability(includingcourt costs and attorneys'
fees), of any Broker with respect to any breach of duty, error or omission relating to this Agreement shall not exceed the fee received by such Broker pursuant to this
Agreement; provided, however, that the foregoing limitation on each Broker's liability shall not be applicable to any gross negligence or willful misconduct of such
Broker.

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

25. ConstructionofAgreement, lnconstruingthisAgreement,all headingsandtitlesarefortheconvenienceofthePartiesonlyandshall notbeconsideredapart
of thisAgreement. Wheneverrequiredbythecontext, thesingular shall includethe plural and viceversa. ThisAgreement shall notbe construedas if prepared by
one of the Parties, but rather according to its fair meaning as a whole, as if both Parties had prepared it.

26. Additional Provisions.
Additional provisions ofthis offer, if any, are as follows or are attached hereto by an addendum or addenda consistinB of paragraphs through

. (lf there are no additional provisions write "NONE".)

NONE

ATTENTION: NO REPRESENTAT]ON OR RECOMMENDATION IS MADE BY AIR CRE OR BY ANY BROKER AS TO THE LEGAL SUFFICIENCY tEGAt EFFECT, OR TAX
CONSEQUENCES OF THIS AGREEMENT OR THE TRANSACTION TO WHICH IT RELATES. THE PARNES ARE URGED TO:
L. SEEK ADVICE OF COUNSEL AS TO THE TEGAT AND TAX CONSEqUENCES OF THIS AGREEMENT,
2. RETAIN APPROPRIATE CONSUTTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PROPERTY. SAID INVESTIGATION SHOUTD INCTUDE BUT NOT
BE I-IMITED TO: THE POSSIBTE PRESENCE OF HAZARDOUS SUBSTANCES, THE ZONING OF THE PROPERW, THE INTEGRITY AND CONDITION OF ANY STRUCTURES

AND OPERATING SYSTEMS, AND THE SUITABILITY OF THE PROPERTY FOR BUYER'S INTENDED USE.

WARNING: IF THE PROPERTY IS LOCATED IN ASTATE OTHERTHAN CAUFORNIA CERTAIN PROVISIONS OF THIS AGREEMENT MAY NEED TO BE REVISED TO

COMPLY WITH THE TAWS OF THE STATE IN WHICH THE PROPERW IS LOCATED.

NOTE:

1, THIS FORM IS NOT FOR USE IN CONNECTIOIII WITH THE SATE OF RESIDENTIAL PROPERTY.

2. IF EITHER PARTY IS A CORPORATION, IT IS RECOMMEI{DED THAT THIS AGREEMENT BE SIGNED BY TWO CORPORATE OFFICERS.

Theundersigned Buyeroffers andagreesto buythe Propertyon thetermsand conditionsstated andacknowledgesreceipt ofa copyhereof

Date: 9/LL/2020

BROKER

West.side Retail, Inc

Attn:

Title:

Marc Pollock

Address: 71841 Gorham Avenue, Surte 120
Phone:

Fax:
Los Ancreles, CA 9OO49
Phone: (310) 826-8000

Email: TonvbrafGomaif. comFax: (310) 826-8333
Email: MarcGwests:.deretail.com
Federal lD No.: 20-4881 193

Pre.s i denl

By:

Broker DRE License #:

Agent DRE License #:

-DSIta
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Federal lD No.:

27. Accept nce,

27.1 SelleracceptstheforeSoingoffertopurchasethePropertyandherebyagreestosell thePropertytoBuyeronthetermsandconditionsthereinspecified.
27.2 lnconsiderationofreal estatebrokerageservicerenderedbyBrokers,SelleragreestopayBrokersareal estateBrokerageFeeinasumequal to

5 Y'ol the Purchase price.
7- and Buyer'. P.oker %-This

Agreement shall serve as an irrevocable instruction to Escrow Holder to pay such Brokerage Fee to Brokers out of the proceeds accruing to the account of Seller at the
Closing.

27.3 SelleracknowledgesreceiptofacopyhereofandauthorizesBrokerstodeliverasignedcopytoBuyer.

NOTE: A PROPERTY INFORMATION SHEET tS REQUTRED TO BE DEUVERED TO BUYER By SEttER UNDER THIS AGREEMEIvT.

Date: Q-tt - 20
EROKER

Westside Reta-il. Tnc

SEttER

Attn:

Title:

Marc Poffock
Pre s i dent

Address: 1184? Gorham Avenue, Surte 120
Los Anqeles, CA 90049

Phone:

Fax:

Email

Federal lD No.:

Broker DRE License #:

Agent's DRE License #: 00881177

INITIALS

O 2019AlR CRE. All Rights Reserved.

OFA-20.20, Revised 11-25-2019

Phone: (66I\ 2 B4-6828
Fax: (561) 253-1198
Email: Ei iref eGoma i I - com

By

011 59028
Title: Co-Trustee

r-oslIhIr--

Phone:

Fax:

Email:

Address: P.O Box 8O?O41
Santa Clarita, CA 91380

Federal lD No.:

AIR CRE . https: / /www.aircte.corr, | 2!g-697 -8777 * contrects@aircre,corn
NorlcE: No part of these works may be reproduced in any form without permission in writing.

9/77/2020 1:09 PM
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SALEILEASE DISCLOSURES

Property: 19501-05 Ventura Boulevard. Tarzana. California 91356

FloodZones. ThePropertymayormaynotbelocatedinanAorVfloodzoneand/oradaminundationzone(GovemmentCodeSectionS5Sg.5). Manylendersrequireflood
insuranceforpropertieslocatedinfloodzones.andgovemmentauthoritiesmayregulatedevelopmentandconstructioninfloodzones. Whetherornotlocatedinafloodzone,
properties can be subject to flooding and moisfi-re problems, especially properties on a slope or in low-lying areas. Buyers and tenants should have their experts confimr
whether d.re Property is in a flood zone and otherwise investigate and evaluate these matters.

Earthquakes. Earthquakes occur throughout California. The Property rnay or may not be situated in an Earthquake Fault Zone and./or a Seismic Ilazard Zone (Sections 262 I
et seq. and Sections 2690 et seq. ofthe Public Resources Code, respectivety). Property development and construction in such zones generally are subject to the findings ofa
geologic report prepared by a state-registered geologist. Whether or not located in such a zone, all properties in California are subject to earthquake risks and may be subject

strapped (Health and Safety Code Section l92l 1). Ifthis is the sale ofan unreinforced masonry building or a precast or reinforced masoffy building with wood frame floors
or roofs built before 1 975, the buyer must be given a copy ofThe Commercial Property Owner's Guide to Earthquake Safety (Govemment Code Sections 8875.6 and 8893.2).
Buyers and tenants should have their experts confirm whether the Property is in any earthquake zone and otherwise investigate and evaluate these matters.

HazardousMaterialsandUndergroundStorageTanks. DuetopriororcurrentusesoftheProperryorintheareaortheconstmctionmaterialsused,thePropertyrnayhave

may or may not be accessible or noticeable. Such items rnay leak or otherwise be released. Asbestos has been used in items such as fireproofing, heating/cooling systerns,
insulation, spray-on and tile acoustical materials, floor tiles and coverings, roofing, drywall and plaster. Il the Properr was built before 1978 and has a residential unit,

States Code Sections 4851 et scq.). SellersAmdlords ue requircd to advise buycrs/tenants ifthey have any reasonable cause to believe that any hazardous substance has corne

including thcir cmployccs, contractors, buyers and tenants (Hcalth and Safcty Codc Sections 25915 et seq.); buycrs/tcnants have similar obligations. Havc your experts
invcstigate and evaluatc thcsc mattcrs.

Americans with Disabilities Act (ADA). The Americans With Disabilitics Act (42 United States Codc Scctions l2l0l ct scq.) and othcr fcdcral, statc and local requirements
may require changes to the Properfy. Have your expens investigate and evaluate these matters.

Taxes. Sales, leases and other real estate transactions can have federal, state and local tax consequences. ln sales transactions, Intemal Revenue Code Section 1446 requires
buyers to withhold and pay to the IRS 10% ofthe gross sales price within 10 days ofthe date ola sale unless the buyers can establish that the sellers are not foreigners, generally
by having the sellers sign a Non-Foreign Seller Affidavit. Depending on the structure of the transaction, the tax withholding liability can exceed the net cash proceeds to be

sellers and sellers leaving the state ifthe sales price exceeds S100,000. Withholding generally is required ifthe last known address ofa seller is outside Califomia, ifthe
procccds are disbursed outsidc ofCalifomia or ifa financial intermcdiary is used. Have your cxpcrts investigate and evaluate these matters.

Fires. Califomia Public Rcsourccs Codes Sections 4125 et seq. require scllers ofreal property located within statc responsibiliry arcas to advisc buyers that thc property is
located within such a wildland zone, that the state does not have the responsibility to provide fire protection serviccs to any structurc within such a zonc and that such zones

thatthepropenyislocatcdinsuchazone. SellersmustdiscloscthatapropcrtylocatedinawildlandorfirehazardzoncissubjccttothefireprevcntionrcquirementsofPublic
ResourcesCodeSection429l andGovemmentCodeSection5ll82,respectively. Sellersmustmakesuchdisclosuresifeitherthesellershaveactualknowledgethataproperty
isinsuchazoneoramapshowingthepropertytobeinsuchazonehasbeenprovidedtothecountyassessor. Properties,whetherornotlocatedinsuchazone,aresubjectto

matters.

Broker Representation. Westside Retail, Inc. is a Los Angeles-based brokerage firm representing a variety of clients. Depending on the circumstances, Westside Retail, Inc.

If Westside Retail, Inc. represents more than one party with respect to a property, Westside Retai'I, Inc. will not disclose the confdential information of one principal to the
other.

Seller/Landlord Disclosure, Delivery of Reports, Pest Control Reports and Compliance with Laws. SellerVlandlords are hereby requested to disclose directly to

but not limited to, the 1964 Civil Rights Act and all amendments thereto, the Foreign Investment in Real Property Tax Act, the Comprehensive Environmental Response
Compensation and Liabitity Act, and The Americans With Disabilities Act. If a pest control report is a condition of the purchase contract, buyers are entitled to receive a copy
olthe report and any certification and notice of work comp.leted.

expertsoftheirchoice. Askyourexpertswhatinvestigationsandevaluationsmaybeappropnateaswellastherisksofnotperforminganysuchinvestigationsorevaluations.
Information regarding the Property supplied by the real estate brokers has been received from third party sources and has not been independently verified by the brokers. Have
your expeds veri$ all information regarding the Property, including any linear or area measurements and the availability of all utilities. All work should be inspected and
evaluated by your experts, as they deem appropriate. Any projections or estimates are for example only, are based on assumptions that may not occur and do not represent the

special education and, generally, special licenses not possessed by real estate brokers. Consult with the experts ofyour choice regarding these matters.
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