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LAW OFFICES

Allen Matkins Leck Gamble
Mallory & Natsis LLP

I, Krista L. Freitag, declare:

1. | am the Court-appointed permanent receiver for Defendant ANI
Development, LLC, Relief Defendant American National Investments, Inc., and their
subsidiaries and affiliates ("Receivership Entities"). | make this declaration in
support of my Motion for Approval of Sale of Real Property Located at 7940
University Avenue, #9, La Mesa ("Motion™). | have personal knowledge of the facts
stated herein, and if called upon to do so, | could and would personally and
competently testify to them.

2. One of the residential real properties included in the receivership estate
Is a condominium located at 7940 University Avenue, #9, La Mesa, California 91942
(7940 University Property"). The 7940 University Property is 990 square feet with
two bedrooms and one and a half bathrooms. The 7940 University Property was
purchased by Receivership Entity 2466 1st Avenue LLC on April 25, 2018 for
$325,000. The property was rented to a former employee of the Receivership
Entities, who agreed to move out in July 2020.

3. My staff and | performed an analysis of the value of the 7940 University
Property, including a review of automated valuation scores for the property and a
survey of the market comparable properties. My staff and | also consulted with
multiple licensed brokers about the value of the property and terms of a potential
listing agreement. Ultimately, we selected Coldwell Banker West (*Broker") and
had the 7940 University Property listed for sale at $340,000 on August 20, 2020.

4, The 7940 University Property was listed and advertised on all major real
estate platforms including the MLS, Zillow, Redfin, and Realtor.com. In the week
following the listing, there were twenty-three (23) buyer showings with their agents.
Three offers were received. Through Broker, | sent multiple counter offers to the
prospective buyers. | ultimately finalized an offer from Henry J. Tran and Crystal Q.
Tran ("Buyer™) in the amount of $351,000, which, according to the Broker, is the

highest sale price in the condominium complex in which the property is located.

902785.01/SD




Case 3:19-cv-01628-LAB-AHG Document 472-2 Filed 10/08/20 PagelD.7753 Page 3 of 4

© O N o o1 A W N BB

N RN NN NN N NN R P P B P B R R R e
~ O O B W N PFP O © 0 N O 0O b W N B O

28

LAW OFFICES

Allen Matkins Leck Gamble
Mallory & Natsis LLP

Through Broker, the prospective purchasers whose offers were not selected have
been invited to participate in the overbid/auction process discussed below.

5. The 7940 University Property, along with three other receivership estate
assets (including the Bella Pacific Property, which sale is currently pending Court
approval), is encumbered by a Deed of Trust in favor of Seattle Funding Group
("SFG"). The outstanding principal balance on the interest only loan is $1,100,000,
and the loan is being paid current. SFG has agreed to extend the maturity date of this
loan from December 1, 2020 to March 1, 2021, and a release price of 85% of the
sales price, or $298,350 (27% of the loan balance). Including accrued interest, the
total amount paid to SFG at closing is estimated to be in the range of approximately
$302,000 to $305,000. Assuming the Bella Pacific Property closes first, the principal
balance of the loan after the sale of the 7940 University Property is expected to
decrease to $393,650 ($1,100,000 less $408,000 less $298,350). The remaining two
receivership assets encumbered by this loan have estimated market values exceeding
$800,000 in the aggregate. Assuming a December closing (after December 10'"), |
estimate that a few hundred dollars of property taxes will be credited to seller at
closing. The Broker's commission pursuant to the listing agreement is 4% of the sale
price, or $14,040, which amount will be split with Buyer's broker. The costs of sale,
including escrow, title and recording fees, are estimated to be approximately $1,750.
While exact amounts will be determined at closing, after the aforementioned
amounts are paid out of escrow or otherwise credited to seller, the net sale proceeds
for the receivership estate are estimated to be in the range of approximately $30,000
to $33,000.

6. The proposed sale to Buyer pursuant to the Agreement is in the best
interests of the receivership estate. The 7940 University Property was listed with a
licensed broker and shown to all interested parties. The property was properly
marketed, three offers were received, highest and best terms negotiated, and the

Agreement signed. The purchase price is fair and reasonable and reflects the market

902785.01/SD
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Allen Matkins Leck Gambie
Mallory & Natsis LLP

value of the property and is reportedly at the current high end of values for that
condominium complex.

I declare under penalty of perjury under the laws of the United States of

geles, Califor@a.

America that the foregoing is true and correct.

Executed this —:ﬁ)\é‘ay of October 2020, at

KRISTA L. FREITAG

902785.01/8D
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d CALITORNIA CALIFORNIA
“‘ = ASSOCIATION RESIDENTIAL PURCHASE AGREEMENT
f‘r OF REALTORS® AND JOINT ESCROW INSTRUCTIONS
{C.A.R. Form RPA-CA, Revised 12/18)
Date Prepared: 09/08/2020
1. OFFER:
A. THIS IS AN OFFER FROM Henry J. Tran, Crystal Q. Tran (“Buyer").
B. THE REAL PROPERTY to be acquired is 7940 University Ave #8, San Diego, CA 91942 . Situated in
_______San Diego (City), (County), California, _ 97942  (Zip Code), Assessor's Parcel No. 470-330-10-09 ("Property’).
C. THE PURCHASE PRICE offered is Three Hundred Fifty-One Thousand
Dollars $ 351,000.00
D. CLOSE OF ESCROW shall occur on_| (date)ior[X] 90 Days After Acceptance).
E. Buyer and Seller are referred to herein as the "Parties.” Brokers are not Parties to this Agreement.
2. AGENGY:
A. DISCLOSURE: The Parties each acknowledge receipt of a [X]“Disclosure Regarding Real Estate Agency Relationships” (C.AR.
Form AD).
B. CONFIRMATION: The following agency reiationships are canfirmed for this transaction:
Seller's Brokerage Firm Coldwell Banker West License Number
Is the broker of (check one): [X] the seller; or [ | both the buyer and seller. (dual agent)
Seller's Agent Ross Godwin License Number 01983298
Is (check one): [X] the Seller's Agent. (salesperson or broker associate) [ | both the Buyer's and Seller's Agent. (dual agent)
Buyer's Brokerage Firm Rose Real Estate License Number 01511829
Is the broker of (check one): [X the buyer; or | | both the buyer and seller. (dual agent)
Buyer's Agent Duy Tran License Number 02027945

Is {check one): @ the Buyer's Agent. (salesperson or brokar associate) | | both the Buyer's and Seller's Agent. (dual agent)

C. POTENTIALLY COMPETING BUYERS AND SELLERS: The Parties each acknowledge receipt of a [x]“Possible
Representation of More than One Buyer or Seller - Disclosure and Consent” (C.A.R. Form PRBS).
3. FINANCE TERMS: Buyer represents that funds will be good when deposited with Escrow Haolder.
A, INITIAL DEPOSIT: Deposit shall be inthe amount of .. ... . oot i e e 3 5,000.00
{1) Buyer Direct Deposit Buyer shall deliver deposit directly to Escrow Holder by electronic funds
transfer, [ | cashier's check, [Xi personal check, [ ]other within 3 business days
after Acceptance (or I
OR (2) || Buyer Deposit with Agent: Buyer has given the deposit by personal check (or
to the agent submitting the offer {ar to ), made payable to
. The deposit shall be held uncashed until Acceptance and then deposited
with Escrow Holder within 3 business days after Acceptance (or ).
Deposit checks given to agent shall be an original signed check and not a copy.
{Note: Initial and increased deposits checks received by agent shall be recorded in Broker's trust fund log.)
8. INCREASED DEPOSIT: Buyer shall deposit with Escrow Holder an increased deposit in the amountof. ... ... .. &
within ____ Days After Acceptance (or i
If the Parties agres to liquidated damages in this Agreement, they also agree to incorporate the increased
deposit into the liquidated damages amount in a separate liquidated damages clause (C.A.R. Farm
RID) at the time the increased deposit is delivered to Escrow Holder.
C. [] ALL CASH QFFER: No loan is needed to purchase the Properly. This offer is NOT contingent on Buyer
obtaining a loan. Written verification of sufficient funds to close this transaction IS ATTACHED to this offer or
|j Buyer shall, within 3 (or ) Days After Acceptance, Deliver to Seller such verification.
0. LOAN(S):
(1) FIRST LOAN: inthe amount of . . . ... o i e it b as $ 325,000.00
This loan will be conventicnal financing OR [ |FHA, [XIVA, [ |Seller financing (C.AR. Form SFA),
[] assumed financing (C.A.R. Form AFA), [ Other . This loan shall be at a fixed
rate not to exceed %or, [ ] an adjustable rate loan with initial rate not to exceed %.
Regardless of the type of loan, Buyer shall pay points not to exceed % of the loan amount.
(2) [| SECOND LOAN inthe amount of . . .. ..............ccoveimooos iins TR, - o $
This loan will be conventional financing OR [ | Seller financing (C.AR. Form SFA), []assumed
financing (C.A.R. Form AFA), [ | Other . This loan shall be at a fixed rate not to
exceed % or, an adjustable rate loan with initial rate not to exceed %.
Regardless of the type of loan, Buyer shall pay points not to exceed % of the loan amount.
{3) FHA/VA: For any FHA or VA loan specified in 30(1), Buyer has 17 (or } Days After Acceptance
to Deliver to Seller written notice (CA.R. Form FVA) of any lender-required repairs or costs that
Buyer requests Seller to pay for or otherwise correcl. Seller has no obligation to pay or satisfy lender
requirements unless agreed in writing. A FHA/VA amendatory clause (C.A.R. Form FVAC) shall be a
parl of this Agreement.
E. ADDITIONAL FINANCING TERMS:
F. BALANCE OF DOWN PAYMENT OR PURCHASE PRICE inthe amountof . . ... vann.. 3 21,000.00
to be deposited with Escrow Holder pursuant to Escrow Holder instructions.
G. PURCHA RICE (T%te .................................................. F".s ..... & 351,000.00
Buyer's Initials | ) Seller's Initials  { o y £ )
© 1891-2014, California Association of REALTORS®, Inc. —
RPA-CA REVISED 12/18 (PAGE 1 OF 10) fmmprerr
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CEPCaTUTY

tuse Real Estate, 4291 University Ave #i0 San Diega CA 92105 Fhone: (619)303-4603 Fax
Dy Tran Produced with Lone Walf Transactions (zipForm Edition) 231 Shearson Cr. Cambridge. Ontario, Canada N1T 145 www.iwolf.com

Crysta and Henry ‘

Exhibit A, Page 7




DocuSeRTre8P1 §: W BTB 28T RE-RAG “Bétifent 472-3  Filed 10/08/20 PagelD.7758 Page 4 of 20

Property Address. 7940 University Ave #9, San Diego, CA 91942 Date: September 8, 2020
H., VERIFICATION OF DOWN PAYMENT AND CLOSING CQOSTS: Buyer (or Buyer's lender or loan broker pursuant to paragraph
3J(1}) shall, within 3 (or } Days After Acceptance, Deliver to Seller writlen verification of Buyer's down payment and

clasing costs. (D Verification attached.)

. APPRAISAL CONTINGENCY AND REMOVAL: This Agreement is (or [ |is NOT) contingent upon 2 written appraisal of the
Properly by a licensed or certified appraiser at no less than the purchase price. Buyer shall, 2s specified in paragraph 14B{3),
in writing, remave the appraisal contingency or cancel this Agreement within 17 {or ) Days After Acceptance.

J. LOAN TERMS:

(1) LOAN APPLICATIONS: Within 3 (or ___ ) Days After Acceptance, Buyer shall Deliver to Seller a letter from Buyer's lender
or loan broker stating that, based on a review of Buyer's written application and credit report, Buyer is prequalified or
preapproved for any NEW loan specified in paragraph 3D. If any loan specified in paragraph 3D is an adjustable rate loan, the
prequalification or preappraval lefter shall be based on the gualifying rate, not the initial loan rate. (D Letter attachad.)

{2) LOAN CONTINGENCY: Buyer shall act diligently and in good faith to obtain the designated loan(s). Buyer's gualification
for the loan(s) specified above is a contingency of this Agreement unless otherwise agreed in writing. If there is no appraisal
contingency or the appraisal contingency has been waived or removed, then failure of the Properly to appraise at the purchase
price does not entitle Buyer to exercise the cancellation right pursuant to the loan contingency if Buyer is otherwise qualified
for the specified loan. Buyer's contractual obligations regarding deposit, balance of down payment and closing costs are not
contingencies of this Agreement.

{3) LOAN CONTINGENCY REMOVAL: .

Within 21 (or ) Days After Acceptance, Buyer shall, as specified in paragraph 14, in writing, remove the loan contingency
or cancel this Agreement. If there is an appraisal contingency, removal of the loan contingency shall not be deemed removal of
the appraisal contingency.

(4)[ | NO LOAN CONTINGENCY: Obtaining any loan specified above is NOT a contingency of this Agreement, If Buyer does nat
obtain the loan and as a result does not purchase the Property, Seller may be entitled to Buyer's deposit or other legal remedies.
(6) LENDER LIMITS ON BUYER CREDITS: Any credit to Buyer, from any source, for closing or other costs that is agreed to
by the Parties ("Contractual Credit") shall be disclosed to Buyer's iender. If the total credit allowed by Buyer's lender (*Lencler
Allowable Credit’) is less than the Contractual Cradit, then (i) the Contractual Credit shall be reduced to the Lender Allowable
Credit, and (ii} in the absence of a separate written agreement between the Parlies, there shall be no automatic adjustment to
the purchase price to make up for the difference between the Contractual Credit and the Lender Aliowable Credit.

K. BUYER STATED FINANCING: Seller is relying on Buyer's representation of the type of financing specified (including but not
limited to, as applicable, all cesh, amount of down payment, or contingent or non-contingent loan). Seller has agreed to a specific
closing date, purchase price and to sell to Buyer in reliance on Buyer's covenant concerning financing. Buyer shall pursue the
financing specified in this Agreement. Seller has no obligation to cooperate with Buyer's efforts to ebtain any financing other than
that specified in the Agreement and the availability of any such alternate financing does not excuse Buyer from the obligation to
purchase the Property and close escrow as specified in this Agreement,

4. SALE OF BUYER'S PROPERTY:

A. This Agreement and Buyer's ability to cbtain financing are NOT contingent upon the sale of any property owned by Buyer.

OR B. [ | This Agreement and Buyer's ability to obtain financing are contingent upon the sale of property owned by Buyer as specified
in the attached addendum (C.A.R. Form COP).
§. ADDENDA AND ADVISORIES:

A. ADDENDA.: : Addendum # (C.A.R. Form ADM)
("] Back Up Offer Addendum (C.A.R. Farm BUD) Court Confirmation Addendum (C.A.R. Form CCA)
Septic, Well and Property Monument Addendum (C.A.R. Form SWPI)
| | Short Sale Addendum (C.A.R. Farm SSA) [ 1Other
B. BUYER AND SELLER ADVISORIES: x] Buyer's Ingpection Advisary (C.A.R. Form BIA)
Probate Advisory (C.A.R. Form PA) Statewids Buyer and Seller Advisory (C.A.R. Form SBSA)
Trust Advisory (C.A.R. Form TA) REQ Advisory (C.A.R. Form REO)
|| Short Sale Information and Advisory {C.A.R. Form SSIA) | | Other

6. OTHER TERMS:

7. ALLOCATION OF COSTS
A. INSPECTIONS, REPORTS AND CERTIFICATES: Unless otherwise agreed in writing, this paragraph only determines who
is to pay for the inspection, test, certificate or service ("Report”) mentioned; it does not determine who is to pay for any work
recommended or identified in the Report.
(1) r_] Buyer [Z] Seller shall pay for a natural hazard zone disciosure reporl, including tax |Z| environmental D Ciher:
prepared by Property 1D
{2) |_| Buyer [X] Seller shall pay for the following Report Termite report
repared b
(33 || Buyer | | Seller shall pay for the following Repart
prepared by
B. GOVERNMENT REQUIREMENTS AND RETROFIT:
(1) [ ] Buyer [ Seller shall pay for smoke alarm and carbon monoxide device installation and water heater bracing, if required by
Law. Prior to Clese Of Escrow ("COE"), Seller shall provide Buyer written statement(s) of compliance in accordance with state

and logal Law, unless Seller is exempt. "
Buyer's Initials Seller's Initials ﬁf L ) 1
RPA-CA REVISED 12/18 (PAGE 2°0OF 10) e
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Property Address: 7940 University Ave #9, San Diego, CA 91942 Date: September 8, 2020

(2} (i) [ ] Buyer E(]Seller shall pay the cost of compliance with any other minimum mandatory government inspections and reports
if required as a condition of closing escrow under any Law.
(i) E] Buyer [x] Seller shall pay the cost of compliance with any other minimum mandatory government retrofit standards
required as a condition of closing escrow under any Law, whether the work is required to be completed before or after COE.
(iii) Buyer shail be provided, within the time specified in paragraph 14A, a copy of any required government conducted or
point-of-sale inspection report prepared pursuant to this Agreement or in anticipation of this sale of the Property.
G. ESCROW AND TITLE:
(1) {2)[X] Buyer [X] Seller shall pay escrow fee Buyer and seller to pay own customery closing costs (50/50)
{b) Escrow Holder shall be Corinthian Title/Escrow
{¢) The Parties shall, within 5 (or ) Days After receipt, sign and return Escrow Holder's general provisions.
(2) (a) D Buyer [x] Seller shall pay for owner's title insurance policy specified in paragraph 13E
{b) Owner's title policy to be issued by Corinthian Title/Escrow
(Buyer shall pay for any title insurance policy insuring Buyer's lender, uniess otherwise agreed in writing.)
D. OTHER COSTS:
(1) __]. BuyerSeller shall pay Gounty transfer tax or fee

(2) 1 Buyer |X| Seller shall pay City transfer tax or fee if anyv

(3) :-_'i Buyer| | Seller shall pay Homeowners' Association (*HOA") transfer fee

(4) Saller shall pay HOA fees for preparing documents required to be delivered by Civil Code §4525.

(6) [_| Buyer[ ] Seller shall pay HOA fees for preparing all documents other than those required by Civil Code §4525,

(6) Buyer to pay for any HOA certification fee.

(7) [ Buyer | X] Seller shall pay for any private transfer fee

(8) B Buyer| |Seller shall pay for

{9) | | Buyer| | Seller shall pay for s

(10)|_| Buyer |X]| Seller shall pay for the cost, not to excaed § 600.00 , of a standard (or [X]upgraded)

one-year home warranty plan, issued by Fidelity National Home Warrantfy- Enhanced Plus Plan . with the
following optional coverages: [X] Air Conditioner [ | Pool/Spa [X] Other: Heater, refrigerator, aven, dishwasher, washer/dryer
Buyer is informed that home warranty plans have many optional coverages in addition to those listed above. Buyer is
advised lo investigate these coverages to determine those that may be suitable for Buyer.

OR[ | Buyer waives the purchase of a home warranty plan. Nothing in this paragraph precludes Buyer's purchasing

a home warranty plan during the term of this Agreement.

8. ITEMS INCLUDED IN AND EXCLUDED FROM SALE:

A. NOTE TO BUYER AND SELLER: Items listed as included or excluded in the MLS, flyers or marketing materials are not

included in the purchase price or excluded from the sale unless specified in paragraph B B or C.

ITEMS INCLUDED IN SALE: Except as otherwise specified or disclosed,

(1) All EXISTING fixtures and fittings that are attached to the Property;

(2) EXISTING electrical, mechanical, lighting, plumbing and heating fixtures, ceiling fans, fireplace inserts, gas logs and grates,
solar power systems, built-in appliances, window and door screens, awnings, shutters, window coverings, attached floor
coverings, television antennas, satellite dishes, air coolers/conditioners, pool/spa equipment, garage door openers/remote
controls, mailbox, in-ground landscaping, trees/shrubs, water features and fountains, water sofleners, water purifiers, security
systema(aldrms and the following if checkeddzl all stave(s), except : E(}ali refrigeralon(s)
except Il washer(s) and dryer(s}, except .

(3) The following additional items: all appliances convey

(4) Existing integrated phone and home automation systems, including necessary componeants such as intranet and Imernet-
connacted hardware or devices, control units (other than non-dedicated mobile devices, electronics and computers) and
applicable software, permissions, passwards, codes and access information, are ([j are NOT) included in the sale.

(5) LEASED OR LIENED ITEMS AND SYSTEMS: Seller shall, within the time specified in paragraph 144, (i) disclose to Buyer
if any item or system specified in paragraph 8B or otherwise included in the sale is leased, or not owned by Seller, or
specifically subject to a lien or other encumbrance, and (ii} Deliver to Buyer all written materials (such as lease, warranty,
ete.) concerning any such item. Buyers ability to assume any such lease, or willingness to accept the Property suhject to
any such lien or encumbrance, is a contingency in favor of Buyer and Seller as specified in paragraph 14B and C.

(6) Seller represents that all items included in the purchase price, unless otherwise specified, (i} are owned by Seller and shall ke
transferred free and clear of liens and encumbrances, except the items and systems identified pursuant to 8B{5) and ____

, and (i) are transferred without Seller warranty regardless of value.

C. ITEMS EXCLUDED FROM SALE: Unless otherwise specnfled the following items are excluded from sale: (i} audio and video
components (such as flat screen TVs, speakers and other items) if any such item is not itself attached to the Property, even if a
brackat or other mechanism attached to the compenent or item is attached to the Property; (i} furniture and other items secured
to the Property for earthguake purposes; and (jil)

. Brackets attached to walls, floors or ceilings for any such component, furniture or item
shall remain with the Property (or [ | will be removed and holes or other damage shall be repaired, but not painted).
3. CLOSING ANMD POSSESSION:
A. Buyer intends (or[ ] does not intend) to occupy the Property as Buyer's primary residence.
B. Seller-occupied or vacant property: Possession shall be delivered to Buyer: (i) at 8 PM ar [Jam/[_] PM} on the date of Close
M/ -
( F

Of Escrow,; (ii D no later than __ calendar days after Close Of Escrow; or (iii) D at D Al on
Buyer's Initials  ( %‘Q ) . ) Seiler's Initials ) )]
RPA-CA REVISED 12/18 (PAGE 3 OF 10) ==
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C. Seller remaining in possession After Close Of Escrow: If Seller has the right to remain in possession after Close Of Escrow, (i) the
Parties are advised to sign a separate occupancy agreement such as [ | C.A.R. Form SIP, for Seller continued accupancy of less than
30days, [ |C.AR. Form RLAS for Seller continued occupancy of 30 days or more; and (i) the Parlies are advised to consult with their
insurance and legal advisors for information about liability and damege or injury to persons and perscnal and real property; and (ii}
Buyer is advised to consult with Buyer's lender about the impact of Seller's occupancy on Buyer's loan.

0. Tenant-occupied property: Property shall be vacant at least § (or ___ )} Days Prior to Close Of Escrow, unless otherwise acreed in
writing. Note to Seller: If you are unable to deliver Property vacant in accordance with rent control and other applicable Law,

ou may be in breach of this Agreement.

OR| | Tenant to remain in passession (C.A.R. Form TiP),

E. At Close Of Escrow: Seller assigns 1o Buyer any assignable warranty rights for iterns included in the sale; and Seller shali Deliver to
Buyer available Caopies of any such warrenties. Brokers cannot and will not determine the assignability of any warranties.

F. At Glose Of Escrow, unless otherwise agreed in writing, Seller shall provide keys, passwords, cades and/or means to operate all locks,
mailboxes, security systems, alarms, home automation systems and intranet and Internet-connected devices included in the purchase
price, and garage door openers. If the Praperty is a condominium or located in a common interest subdivision, Buysr may be required
tc pay a deposit to the Homeowners' Associatian ("HOA") to obtain keys to accessible HOA facilities.

10. STATUTORY AND OTHER DISCLOSURES (INCLUDING LEAD-BASED PAINT HAZARD DISCLOSURES) AND CANCELLATION RIGHTS:

A. (1} Seller shall, within the time specified in paragraph 14A, Deliver to Buyer: (i) if required by Law, a fully completed: Federal Lead-
Based Paint Disclosures (C.A.R. Form FLD) and pamphilet ("Lead Disclosures”); and (ii) unless exempt, fully compieted disclosures
or notices required by sections 1102 et. seq. and 1103 et. seq. of the Civil Code (“Statutory Disclosures”). Statutory Disclosures
include, but are not limited to, a Real Estate Transfer Disciosure Statement ("TDS"), Natural Hazard Disclosure Statement ("NHD"),
netice or actual knowledge of release of illegal cantrolled substance, notice of special tax and/or assessments (or, if aliowed,
substantiaily equivalent notice regarding the Mello-Reos Community Facilities Act of 1982 and Improvement Bond Act of 1815) and,
if Seller has actual knowledge, of industrial use and military ordnance location (C.A.R. Form SPQ or ESD).

{2) Any Statutory Disclosure required by this paragraph is considered fully completed if Seller has answered all questions and
completed and signed the Seller section(s) and the Seller's Agent, if any, has completed and signed the Selier's Brukerage Firm
section(s), or, if applicable, an Agent Visual Inspection Disclosure (C.A.R. Form AVID). Nothing stated herein relieves a Buyer's
Brokerage Firm, if any, from the obligation to (i) conduct a reasonably competent and diligent visual inspection of the accessible
areas of the Property and disclose, on Section IV of the TDS, or an AVID, material facts affecting the value or desirability of the
Property that were or should have been revealed by such an inspection or {ii) complete any sections on all disclosures required to
be completed by Buyer's Brokerage Firm.

(3) Note to Buyer and Seller: Waiver of Statutory and Lead Disclosures is prohibited by Law.

(4) Within the time specified in paragraph 14A, (i) Seller, unless exempt from the obligation to provide a TDS, shall, complete and
pravide Buyer with a Seller Property Questionnaire (C.A.R, Form SPQ); (i) if Seller is not required to provide a TDS, Seller shall
complete and provide Buyer with an Exempt Seller Disclosure (C.A.R. Form ESD).

{5) Buyer shall, within the time specified in paragraph 14B{1), return Signed Copies of the Statutory, Lead and other disciosures to
Selier.

(8) In the event Seller or Seller's Brokerage Firm, prior to Close Of Escrow, becomes aware of adverse conditions materially affecting
the Property, or any material ineccuracy in disclosures, information or representations previously provided to Buyer, Seller shall
promptly provide e subsequent or amended disclosure or notice, in writing, covering those items. However, a suhsequent or
amended disclosure shall not be required for conditions and material inaccuracies of which Buyer is otherwise aware, or
which are disclosed in reports provided ta or obtained by Buyer or ordered and paid for by Buyer.

(7) If any disclosure or notice specified in paragraph 10A(1), or subseguent or amended disclosure or notice is Delivered to Buyer after
the offer is Signed, Buyer shall have the right to cancel this Agreement within 3 Days Afler Delivery in person, or § Days After
Delivery by deposit in the mail, or by an electronic record satisfying the Uniform Electronic Transactions Act (UETA), by giving
written notice of cancsllation to Seller or Seller's agent.

B. NATURAL AND ENVIRONMENTAL HAZARD DISCLOSURES AND OTHER BOQOKLETS: Within the time specified in paragraph 14A,
Selter shall, if required by Law: (i) Deliver to Buyer earthquake guide(s) (and guesticnnaire), anvironmental hazards bocklet, and home
energy rating pamphlet; (ii) disclose if the Praperty is located in a Special Fiood Hazard Area; Potential Flooding (Inundation) Area;
Very High Fire Hazard Zone; State Fire Responsibility Area; Earthquake Feult Zone; and Seismic Hazard Zone; and (iii) disclese any
other zone as required by Law and provide any other information required for those zones.

€. WITHHOLDING TAXES: Within the time specified in paragraph 14A, to avoid required withholding, Seller shall Deliver to Buyer or
qualified substitute, an affidavit sufficient to comply with federel (FIRPTA) and California withholding Law (C.A.R. Form AS or OS).

D. MEGAN'S LAW DATABASE DISCLOSURE: Notice: Pursuant to Section 280.46 of the Penal Code, information about specified
registered sex offenders is made available to the public via an Internet Web site maintained by the Department of Justice at
www.meganslaw.ca.gov. Depending on an offenders criminal history, this information will include either the address at which the
offender resides or the community of residence and ZIP Code in which he or she resides. (Neither Seller nor Brokers are required to
check this website. If Buyer wants further information, Broker recommends that Buyer obtain information from this website during
Buyer's inspection contingency period. Brokers do not have expertise in this area.)

E. NOTICE REGARDING GAS AND HAZARDOUS LIQUID TRANSMISSION PIPELINES: This nofice is being provided simply to inform
you that information about the general location of gas and hazardous liquid transmission pipelines is available to the public via the
Mational Pipeline Mapping System (NPMS) Internet Web site maintained by the United States Department of Transporiation at
http:/fwww.npms.phmsa.dot.gov/. To seek further information about possible transmission pipelines near the Property, you may
contact your local gas utilify or other pipeline operators in the area. Contact information for pipeline gperators is searchable by ZIP
Code and county on the NPMS Internet Web site.

F. GONDOMINIUM/PLANNED DEVELOPMENT DISCLOSURES:

(1) SELLER HAS: 7 {(or __ ) Days After Accoptance to disclose to Buyer if the Property is a condominium, or is located in a

planned development or other comman interest subdivision (C.A.R. Form SPQ or ESD).

Buyer's lnitials ¢ Hak) L@) Seller's Initials ([—EF’ b L } @

RPA-CA REVISED 1218 (PAGE 4 OF 10) MR
CALIFORNIA RESIDENTIAL PURCHASE AGREEMENT (RPA-CA PAGE 4 OF 10}
Produced with Lone Wolfl Transacions (zipForm Edition) 231 Shearson Cr. Cambridge, Ontana, Canada NTT 1J5  www hwolf.com Crystai and Henry

Exhibit A, Page 10




DocuSRTre8P1 §: W BTB 28T RE-RAG Bsétifent 472-3  Filed 10/08/20 PagelD.7761 Page 7 of 20

Property Address: 7940 University Ave #9, San Diego, CA 91942 Date; Sepfember 8, 2020

(2} If the Property is @ condominium or is locaied in a planned development ar other common interest subdivision, Seller has
3{or ) Days After Acceptance to request from the HOA (C.A.R. Form HOA1): (i} Copies of any documents reguired by Law;
(ii} disclosure of any pending or anticipated claim or lifigation by or against the HOA, (iiij) a statement containing the location and
number of designated parking and storage spaces; (iv) Copies of the most recent 12 manths of HOA minutes for reguler and special
meetings; and (v) the names and contact information of all HOAs governing the Property (collectively, "Ci Disclosures™). (vi} private
transfer fees; (vii) Pet fee restrictions; and (vili) smoking restrictions. Seller shall itemize and Deliver to Buyer all Cl Disclosures
received from the HOA and any Ci Disclosures in Seller's possession. Buyer's approval of Cl Disclosures is a contingency of this
Agreement as specified in paragraph 14B(3). The Parly specified in paragraph 7, as directed by escrow, shall deposit funds into escrow
or diract to HOA or management company to pay for any of the above.

1. CONDITION OF PROPERTY: Unless otherwise agreed in writing: (i} the Property is sold (a) “AS-iS" in its PRESENT
physical condition as of the date of Acceptance and (b) subject to Buyer's Investigation rights; (ii) the Property, including pool, spa,
landscaping and grounds, is to be maintained in subslantially the same condition as on the date of Acceptance; and (iii) all debris
and personal property not included in the sale shall be removed by Close Of Escrow,

A. Seller shall, within the time specified in paragraph 14A, DISCLOSE KNOWN MATERIAL FACTS AND DEFECTS affecting the
Property, including known insurance claims within the past five years, and make any and all other disclosures required by law.

B. Buyer has the right to cenduct Buyer Investigations of the Property and, as specified in paragraph 14B, based upon information
discovered in those investigations: (i) cancel this Agreement; or (i} request that Seller make Repairs or teke other action.

. Buyer is strongly advised to conduct investigations of the entire Property in order to determine its present condition.
Seller may not be aware of all defects affecting the Property or other factors that Buyer considers imporiant. Property
improvements may not be built according to code, in compliance with current Law, or have had permits issoed.

12. BUYER'S INVESTIGATION OF PROPERTY AND MATTERS AFFECTING PROPERTY:

A. Buyer's acceptance of the condition of, and any other matter affecting the Properiy, is a contingency of this Agreement as spacified in
this paragraph and paragraph 14B. Within the time specified in paragraph 14B(1), Buyer shall have the right, at Buyers expense unless
otherwise agreed, to conduct inspections, investigations, tests, surveys and other studies (*Buyer Investigations”), including, but not
limited to: {i} a generai physical inspection; {ii) an inspection specifically for wood destraying pests and organisms. Any Inspeciion lor
wood destroying pests and organisms shall be prepared by a registered Structural Pesi Control company; shall cover the main building
and attachad structures; may cover detached structures; shall NOT include water tesls of shower pans on upper level units unless the
owners of property below the shower consent; shall NOT include roof coverings; and, if the Property is a unit in a condominium or other
commen interest subdivision, the inspection shall include only the separate interest and any exclusive-use areas being transferred, and
shall NOT include common areas; and shall inciude a report ("Pest Control Report”) showing the findings of the company which shall be
separated into sections for avident infestation or infections (Section 1) and for conditions likely to lead to infestation or infection (Section
2); {iil} inspect for lead-based paint and other lead-based paint hazards; (iv) satisfy Buyer as to any matler specified in the attached
Buyers Inspection Advisory (C.A.R. Form BIA); (v) review the registered sex offender database; (vi) confirm the insurability of Buyer
and the Property including the availability and cost of flood and fire insurance; and (vii) review and seek approval of leases that may
need to be assumed by Buyer. Without Seller's prior written consent, Buyer shall neither make nor cause to be made: invasive or
oestructive Buyer Investigations, except for minimally invasive testing required to prepare a Pest Control Report; or inspections by any
governmental building or zoning inspector or government employee, unless required by Law.

B. Seller shall make the Property available for all Buyer Investigations. Buyer shail (i} as specified in paragraph 14B, complete
Buyer Investigations and either remove the contingency or cancel this Agreement, and (if) give Seller, at no cost, complete
Copies of all such Investigation reporis obtained by Buyer, which obligation shall survive the termination of this Agreement.

C. Seller shall have water, gas, electricity and all operable piiot fights on for Buyer's Investigations and through the date possession
is made aveilable to Buyer.

iJ. Buyser indemnity and seller protection for entry upon property: Buyer shall: (i) keep the Property free and clear of liens; (i) repair
all damage arising from Buyer Investigations; and (iii) indemnify and hold Seller harmless from all resulting liability, claims, demands,
damages and costs. Buyer shall carry, or Buyer shall require anyone acting on Buyer's behalf to carry, policies of liability, workers'
compensation and other applicable insurance, defending and protecting Seller from liability for any injuries to persons or property
ocecurring during any Boyer Investigations or work done on the Property at Buyer's direction prior to Close Of Escrow. Seller is advised
that certain protections may be afforded Seller by recording a “Notice of Non-Responsibility” {C.A.R. Form NNR} for Buyer
Investigations and work done on the Property at Buyer's diraction. Buyer's obligations under this paragraph shall survive the termination
of this Agreement.

13. TITLE AND VESTING:

A. Within the time specified in paragreph 14, Buyer shall be provided a current preliminary title report ("Preliminary Report”). The
Preliminary Report is only an offer by the title insurer to issue a policy of title insurance and may nct contain every item affecting title
Buyer's review of the Preliminary Report and any other matlers which may affect title are a contingency of this Agreement as specified
in paragraph 14B. The company providing the Preliminary Report shall, prior to issuing a Preliminary Report, conduct a seaicih of lhe
General Index for all Sellers except banks or other institutional lenders selling properties they acquired through foreclosure (REOs),
corporations, and government entities. Seller shall within 7 Days After Acceptance, give Escrow Holder a completed Statement of
Information.

B. Title is taken in its present condition subject to all encumbrances, easements, covenants, conditions, restrictions, rights and other
matters, whether of record or not, as of the date of Accoptance except for: (i} monetary liens of record (which Selter is obligated to pay
off) unless Buyer is assuming those obligations or taking the Property subject to those abligations; and (ii} those matlers which Seller
has agreed to remove in writing.

C. Within the time specified in paragraph 14A, Seller has a duty to disclose fo Buyer all matters known to Seller affecting fitle,
whether of record or not.

D At Close Of Escrow, Buyer shall receive a grant deed conveying title (or, for stock cooperative or long-term lease, an assignment
of stock certificate or of Seller's leasehold interest), including oil, mineral and water rights if currently owned by Seller. Title shall
vest as designated in Buyer's supplemental escrow instructions. THE MANNER OF TAKING TITLE MAY HAVE SIGNIFICANT
LEGAL AND TAX CONSEQUENCES. CONSULT AN APPROPRIATE PROFESSIONAL.

E. Buyer shall receive a CLTAJALTA "Homeowner's Policy of Title Insurance”, if applicable to the type of property and buyer. If not, Escrow
Holder shall notify Buyer. A title cormpany can provide information about the availability, coverage, and cost of cther fitle policies and
endorsements. If the Homeowner's Policy is not available, Buyer shall choose another policy, instruct Escrow Holder in writing and shall

pay any increase in cost. :
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14. TIME PERIODS; REMOVAL OF CONTINGENCIES; CANCELLATION RIGHTS: The following time periods may only be extended,
aitered, modified or changed by mutual written agreement. Any removal of contingencies or cancellation under this paragraph by
either Buyer or Seller must be exercised in good faith and in writing (C.A.R. Form CR or CC).

A. SELLER HAS: 7 (or ___ ) Days After Acceptance to Deliver to Buyer all Reports, disclosures and information for which Seller is
responsible under paragraphs §, 6, 7, 8B(5), 10A, B, C, and F, 11A and 13A. If, by the time specified, Seller has not Delivered any
such tem, Buyer after first Delivering fo Selier a Nofice to Seller to Perform {C.A.R. Form NSP) may cancel this Agreement.

B. (1) BUYER HAS: 17 (or ___) Days After Acceptance, unless otherwise agreed in writing, to:

(i) compiete all Buyer Investigations; review all disclosures, reports, lease documents to be assurmed by Buyer pursuant to paragraph
88B(5), and other applicable information, which Buyer receives from Seller; and approve all matters affecting the Property; and (i}
Deliver to Seller Signed Capies of Statutory and Lead Disclosures and other disclosures Delivered by Seller in accordance with
paragraph 10A,

{2} Within the time specified in paragraph 14B(1). Buyer may request that Seller make repairs or take any other action regarding the
Property (C.A.R. Form RR). Seller has no obligation to agree fo or respend to (C.A.R. Form RRRR) Buyer's requests.

{3) By the end of the time specified in paragraph 14B(1) (or as otherwise specified in this Agreement), Buyer shall Deliver to Seller a
removal of the applicable contingency or cancellation (C.A.R. Form CR or CC) of this Agreement. However, if any report, disclosure
or infermation for which Seller is responsible is not Delivered within the time specified in paragraph 14A, then Buyer has 6 (or _ }
Days Afler Delivery of any such items, or the time specified in paragraph 14B(1), whichever is later, to Deliver to Seller a removal of
the applicable contingency or cancellation of this Agreement.

{4) Continuation of Contingency: Even after the end of the time specified in paragraph 14B(1) and before Seller cancels, if at all,
pursuant to paragraph 14D, Buyer retains the right, in writing, to either (i) remove remaining contingencies, or (i) cancel this
Agreement based on a remaining contingency. Once Buyer's written removal of all contingencies is Delivered to Seller, Seller may
not cancel this Agreement pursuant to paragraph 14D(1).

(5) Access to Property: Buyer shall have access to the Property to conduct inspections and investigations for 17 {or ) Days Afier
Acceptance, whether or not any part of the Buyer's Investigation Contingency has been waived or remaved.

€. [ ]REMOVAL OF CONTINGENCIES WITH OFFER: Buyer removes the contingencies specified in the attached Contingency
Remaoval form (C.A.R. Form CR). If Buyer removes any contingency without an adequate understanding of the Property's
condition or Buyer's ability to purchase, Buyer is acting against the advice of Broker.

D. SELLER RIGHT TO CANCEL:

{1) Seller right to Cancel; Buyer Contingencies: If, by the time specified in this Agreement, Buyer does not Deliver to Seller a

remaval of the applicable centingency or cancellation of this Agreement, then Seller, after first Delivering to Buyer a Notice {o Buyer
to Perform (C.A.R. Form NBP), may cancel this Agreement. In such event, Seller shall authorize the return of Buyer's deposit,
except for fees incurred by Buyer,
Seller right to Cancel; Buyer Contract Obligations: Seller, after first delivering to Buyer a NBP, may cancel this Agreement if, by
the time specified in this Agreement, Buyer does not take the following action(s): {i) Deposit funds as required by paragraph 3A, or
3B or if the funds deposited pursuant to paragraph 3A or 3B are not good when deposited; (i) Deliver a notice of FHA or VA costs
or terms as required by paragraph 30(3) (C.A.R. Form FVA); (iii) Deliver a letter as required by paragraph 3J{1); (iv) Deliver
verification, or a satisfactory verification if Seller reasonably disapproves of the verification already provided, as required by
paragraph 3C or 3H; (v} In writing assume or accept leases or liens specified in 8B5; {vi) Return Statutory and Lead Disclosures as
required by paragraph 10A(5); or (vii) Sign or initial 2 separate liquidated damages form for an increased deposit as required by
paragraphs 3B and 21B; or (viii) Provide evidence of authority to sign in a representative capacity as specified in paragraph 19. In
such event, Seller shall autharize the return of Buyer's deposit, except for fees incurred by Buyer.

E. MOTICE TO BUYER OR SELLER TO PERFORM: The NBP or NSP shall: (i) be in writing; {ii} be signed by the applicable Buyer or
Seller; and (iii) give the other Party at ieast 2 (or ) Days After Delivery (or until the time specified in the applicable paragraph,
whichever occurs last) to take the applicable action. A NBP or NSP may not be Delivered any earlier than 2 Days Prior to the expiration
af the applicable time for the other Party to remove a contingency ar cancel this Agreement or meet an obligation specified in paragraph 14.

F. EFFECT OF BUYER'S REMOVAL OF CONTINGENGIES: If Buyer removes, in writing, any cantingency or cancellation rights, unless
otherwise specified in writing, Buyer shall conclusively be deemed to have: (i) completed all Buyer Investigations, and review of reports
and other applicable information and disclosures pertaining to that contingency or cancellation right; (ii) elected to proceed with the
transaclion; and (iii} assumed all liability, responsibility and expense for Repairs or corrections pertaining to that contingency or
cancellation right, or for the inability to obtain financing.

G. CLOSE OF ESCROW: Before Buyer or Seller may cancel this Agreement for failure of the other Parly to close escrow pursuant to this
Agreement, Buyer or Seller must first Deliver to the other Party a demand to close escrow (G.A.R. Form DCE). The DCE shall: (i) be
signed by the applicable Buyer or Seller; and (ii} give the other Party at least 3 (or } Days After Delivery to close escrow. A DCE
may not be Delivered any earlier than 3 Days Prior to the scheduled close of escrow.

H. EFFECT OF CANCELLATION ON DEPQSITS: If Buyer or Seller gives written notice of canceilation pursuant to rights duly exercised
under the terms of this Agreement, the Parties agree to Sign mutual instructions to cancel the sale and escrow and release deposits, if
any, to the party entitled to the funds, less fees and costs incurred by that party. Fees and costs may be payable to service providers
and vendors for services and products provided during escrow. Except as specified below, release of funds will require mutual
Signed release instructions from the Parties, judicial decision or arbitration award. If either Party fails to execute mutual
instructions to cancel escrow. one Party may make a written demand to Escrow Holder far the depaosit. (C.A.R. Form BDRD or SDRD).
Escrow Holder, upon receipt, shall promptly deliver notice of the demand to the other Party. If, within 10 Days Afler Escrow Holder's
notice, the other Party does nat object to the demand, Escrow Holder shall disburse the deposit to the Parly making the demand. IF
Escrow Holder complies with the preceding process, each Party shall be deemed to have released Escrow Holder from any and all
claims or liability related to the disbursal of the deposit. Escrow Holder, at its discretion, may nonetheless require mutual cancellation
instructions. A Party may be subject to a civil penalty of up to $1,000 for refusal to sign cancellation instructions if no good
faith dispute exists as to who is entitled to the deposited funds (Civil Code §10587.3).
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15. FINAL VERIFICATION QF CONDITION: Buyer shall have the right to make a final verification of the Property within 5 (or ___ ) Days Prior

to Close Of Escrow, NOT AS A CONTINGENCY OF THE SALE, but solely to confirm: (i) the Property is maintained pursuant to paragraph

11, (li) Repairs have been completed as agreed; and (iii) Seller has complied with Seller's ather obligations under this Agreement (C.A.R.

Form VP).

REPAIRS: Repairs shall be completed prior to final verification of condition unless otherwise agreed in writing. Repairs to be performed at

Selier's expense may be performed by Seller or through others, provided that the work complies with applicable Law, including

governmental permit, inspection and approval requirements. Repairs shall be performed in a good, skillful manner with materials of quality

and gppearance comparable to existing materials. It is understoad that exact restoration of appearance or cosmetic items following all

Repairs may not be possible. Seller shall: {i) obtain invoices and paid receipts for Repairs performed by others; (ii) prepare a written

statement indicating the Repairs performed by Seller and the date of such Repairs; and {iii) provide Copies of invoices and paid receipts

and statements to Buyer prior to final verification of condition.

17. PRORATIONS OF PROPERTY TAXES AND OTHER ITEMS: Unless otherwise agreed in writing, the following items shail be PAID
CURRENT and prorated between Buyer and Seller as of Close Of Escrow: real property taxes and assessments, interest, rents, HOA
regular, spacial, and emergency dues and assessments imposed prior to Close Of Escrow, premiums on insurance assumed by Buyer,
payments on bonds and assessments assumed by Buyer, and payments on Mello-Roos and other Special Assessment District bonds and
assessments that are now a lien. The following items shall be assumed by Buyer WITHOUT CREDIT teward the purchase price. prorated
payments on Mello-Roos and other Special Assessment District bonds and assessments and HOA special assessments that are now a lien
but not yet due. Property will be reassessed upon change of ownership. Any supplemental tax bills shall be paid as follows: (i) for periods
after Close Of Escrow, by Buyer; and (ii) for periods prior to Close Of Escrow, by Seller (see C.A.R. Form SPT or SBSA for further
infarmation). TAX BILLS ISSUED AFTER CLOSE OF ESCROW SHALL BE HANDLED DIRECTLY BETWEEN BUYER AND SELLER.
Prorations shall be made based on a 30-day month.

18. BROKERS:

A. COMPENSATION: Seller ar Buyer, or both, as applicable, agree to pay compensation to Broker as specified in a separate writien
agreement between Broker and that Seller or Buyer. Compensation is payable upon Close Of Escrow, or if escrow does not close, as
otherwise specified in the agreement between Broker and that Seller or Buyer.

8. SCOPE OF DUTY: Buyer and Seller acknowledge and agree that Broker: {i} Does not decide what price Buyer should pay or Seller
should accept; (ii) Does not guarantee the condition of the Property; (iii} Does not guarantee the performance, adequacy or
completeness of inspections, services, praducts or repairs provided or made by Seller or others; {iv) Does not have an obligation
to conduct an inspection of common areas or areas coff the site of the Property; {v} Shall not be responsible for identifying defects
on the Property, in common areas, or offsite unless such defects are visually observable by an inspection of reasonably accessible
areas of the Property or are known to Broker; (vi) Shall not be responsible for inspecting public records or permits concerning the
titte or use of Propertly; (vii} Shall not be responsible for identifying the location of boundary lines or other items affecting title; (viii)
Shall not be responsible for verifying square footage, representations of others or information contained in Investigation reports,
Multiple Listing Service, advertisements, flyers or other promotional material; (ix) Shall not be responsible for determining the fair
market value of the Property or any perseonal property included in the sale; {x) Shall not be responsible for providing legal or tax
advice regarding any aspect of a transaction entered into by Buyer or Seller; and (xi) Shall not be responsible for providing
other advice or information that exceeds the knowledge, education and experience reguired to perform real estate licensed
activity, Buyer and Seller agree to seek legal, tax, insurance, title and other desired assistance from appropriate professionals.

19, REPRESENTATIVE CAPACITY: If one or more Parlies is signing this Agreement in a representative capacity and not for him/herself
as an individual then that Party shall so indicate in paragraph 31 or 32 and attach a Representative Capacity Signature Disclosure
(GAR, Fairn RGSD). Wherever the signature or initials of the representative identified in the RCSD appear on this Agreement
or any related documents, it shall be deemed to be in a representative capacity for the enfity described and not in an individual
capacity, unless otherwise indicated. The Parly acting in a representative capacity (i) represents that the entity for which that party is acting
already exists and (ii) shall Deliver to the other Parly and Escrow Holder, within 3 Days After Acceptance, evidence of authority to act in
that capacity (such as but not limited to: applicable portion of the trust or Certification Of Trust (Probate Gode §18100.5), letters
testamentary, courl order, power of attorney, corporate resclution, or formation documents of the business entity).

20. JOINT ESCROW INSTRUCTIONS TO ESCROW HOLDER:

A. The following paragraphs, or applicable portions thereof, of this Agreement constitute the joint escrow instructions
of Buyer and Seller to¢ Escrow Holder, which Escrow Holder is to use along with any related counter offers and addenda,
and any additional mutual instructions to close the escrow; paragraphs 1, 3, 4B, 5A, 6, 7, 10C, 13, 14G, 17, 18A, 19, 20, 26,
29, 30, 31, 32 and paragraph D of the section titted Real Estate Brokers on page 10. If 8 Copy of the separaie compensation
agreement(s) provided for in paragraph 18A, or paragraph D of the section titled Real Estate Brokers on page 10 is deposited
with Escrow Holder by Broker, Escrow Holder shall accept such agreement(s) and pay out from Buyer's or Seller's funds, or
both, as applicable, the Broker's compensation provided for in such agreement(s). The terms and conditions of this Agreement
not set forth in the specified paragraphs are additional matters for the information of Escrow Holder, but about which Escrow
Holder need not be concerned. Buyer and Seller will receive Escrow Holder's general provisions, if any, direclly from Escrow
Holder and will execute such provisions within the time specified in paragraph 7C{1)(c). To the extent the general provisions are
inconsistent or conflict with this Agreement, the general provisions will contrel as to the duties and obligations of Escrow Holder
only. Buyer and Seller will execute additional instructions, documents and forms provided by Escrow Holder that are reasonably
necessary to close the escrow and, as directed by Escrow Holder, within 3 (or __ ) Days, shall pay to Escrow Holder or HOA ar
HOA management company or others any fee required by paragraphs 7, 10 or elsewhzre in this Agreement.

B. A Copy of this Agreement including any counter offer(s) and addenda shall be delivered to Escrow Holder within 3 Days After
Acceptance (or }. Buyer and Seller authorize Escrow
Holder to accept and rely on Copies and Signatures as defined in this Agreement as originals, to open escrow and for other
purposes of escrow. The validity of this Agreement as between Buyer and Seller is not affected by whether or when Escrow
Holder Signs this Agreement. Escrow Holder shall provide Seller's Statement of Information to Title company when received
from Seller. If Seller delivers an affidavit o Escrow Holder to satisfy Seller's FIRPTA obligation under paragraph 10C, Escrow
Holder shall deliver to Buyer a Qualified Substitute statement that complies with federal Law.

16.

=
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C. Brokers are a parly to the escrow for the sole purpose of compensation pursuant to paragraph 18A and paragraph D of the
section litled Real Estate Brokers on page 10. Buyer and Seller irrevocably assign to Brokers compensation specified in
paragraph 18A, and irrevocably instruct Escrow Holder to disburse those funds to Brokers at Close Of Escrow or pursuant to any
other mutually executed cancellation agreement. Compensation instructions can be amended or revoked only with the written
consent of Brokers. Buyer and Seller shall release and hold harmless Escrow Holder from any liability resulting from Escrow
Holder's payment to Broker(s) of compensation pursuant to this Agreement.

[}, Upon receipt, Escrow Holder shall provide Seller and Seller's Broker verification of Buyer's deposit of funds pursuant to
paragraph 3A and 3B. Once Escrow Holder becomes aware of any of the following, Escrow Holder shall immediately notify all
Brokers: (i) if Buyer's initial or any additional deposit or down payment is not made pursuant to this Agreement, or is not good at
time of deposit with Escrow Holder; or (ii) if Buyer and Seller instruct Escrow Halder to cancel escrow.

E. A Copy of any amendment that affects any paragraph of this Agreement for which Escrow Holder is responsible shall be
delivered to Escrow Holder within 3 Days after mutual execution of the amendment.

21.REMEDIES FOR BUYER'S BREACH OF CONTRACT:

A. Any clause added by the Parties specifying a remedy (such as release or forfeiture of deposit or making a
deposit non-refundable) for failure of Buyer to complete the purchase in viclation of this Agreement shall
be deemed invalid unless the clause independently satisfies the statutory liquidated damages
requirements set forth in the Civil Code.

B. LIQUIDATED DAMAGES: If Buyer fails to complete this purchase because of Buyer's default, Seller shall
retain, as liquidated damages, the deposit actually paid. If the Property is a dwelling with no more than
four units, one of which Buyer intends to occupy, then the amount retained shall be no more than 3% of the
purchase price. Any excess shall be returned to Buyer. Except as provided in paragraph 14H, release of
funds will require mutual, Signed release instructions from both Buyer and Seller, judicial decision or
arbitration award. AT THE TIME OF ANY INCREASED DEPOSIT BUYER AND SELLER SHALL SIGN A
SEPARATE LIQUIDATED DAMAGES PROVISION INCORPORATING THE INCREASED DEPOSIT AS
LIQUIDATED DAMAGES (C.A.R. FORM RID). s

Buyer's Initials_YA¢__/ Seliers Initiale | ¥/

22.DISPUTE RESOLUTION:

A. MEDIATION: The Parties agree to mediate any dispute or claim arising between them out of this Agreement, or any resuiting
transaction, before resorting to arbitration or court action through the C.AR. Real Estate Mediation Center for Consumers
(www.consumermediation.org) or through any other mediation provider or service mutually agreed to by the Parties. The Parties also
agree to mediate any disputes or claims with Broker(s), who, in writing, agree to such mediation prior to, or within a
reasonable time after, the dispute or claim is presented to the Broker. Mediation fees, if any, shall be divided equally among the
Parties involved. If, for any dispute or claim to which this paragraph appiies, any Party (i) commences an action without first atiempling
to resolve the matter through mediation, or (i) before commencement of an action, refuses to mediate after a request has been made,
then that Party shall not be entitled to recover attorney fees, even if they would otherwise be available to that Party in any such action.
THIS MEDIATION PROVISION APPLIES WHETHER OR NOT THE ARBITRATION PROVISION IS INITIALED. Exclusions from this
mediation agreement are specified in paragraph 22C.

B. ARBITRATION OF DISPUTES:

The Parties 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 Parties also agree to arbitrate any disputes or claims with Broker(s), who, in writing, agree
to such arbitration prior to, or within a reasonakle time after, the dispute or claim is presented to the
Broker. The arbitrator shall be a retired judge or justice, or an attorney with at least 5 years of residential
real estate Law experience, unless the parties mutually agree to a different arbitrator. The Parties shall
have the right to discovery in accordance with Code of Civil Procedure §1283.05, In all other respects, the
arbitration shall be conducted in accordance with Title 9 of Part 3 of the Code of Civil Procedure. Judgment
upon the award of the arbitrator(s) may be entered into any court having jurisdiction. Enforcement of this
agreement to arbitrate shall be governed by the Federal Arbitration Act. Exclusions from this arbitration
agreement are specified in paragraph 22C.

“NOTICE: BY INITIALING IN THE SPACE BELOW YOU ARE AGREEING TO HAVE ANY DISPUTE
ARISING OUT OF THE MATTERS INCLUDED IN THE 'ARBITRATION OF DISPUTES' PROVISION DECIDED
BY NEUTRAL ARBITRATION AS PROVIDED BY CALIFORNIA LAW AND YOU ARE GIVING UP ANY RIGHTS
YOU MIGHT POSSESS TO HAVE THE DISPUTE LITIGATED IN A COURT OR JURY TRIAL. BY INITIALING IN
THE SPACE BELOW YOU ARE GIVING UP YOUR JUDICIAL RIGHTS TQ 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 AUTHCRITY OF THE CALIFORNIA CODE QF CIVIL
PROCEDURE. YQUR AGREEMENT TO THIS ARBITRATION PROVISION IS VOLUNTARY.”

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

Buyers Initials A (XA Sellers Initials | &F ¢

C. ADDITIONAL MEDIATION AND ARBITRATION TERMS:
{1} EXCLUSIONS: The following matters are excluded from mediation and arbitration: (i) a judicial or non-judicial foreclosure
or other action or proceeding to enforce a deed of trust, mortgage or installment land sale contract as defined in Civil
Code §2985; {ii) an unlawful detainer action; and (iii) any matter that is within the jurisdiction of a probate, small claims or

bankruptcy court, T "
Buyer's Initials ()A‘\_) (Oa‘ ] Seller's Initigis  { ﬁ-f: boo )]
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Property Address: 7940 University Ave #9, San Diego, CA 51842 Date: September 8, 2020
(2) PRESERVATION OF ACTIONS: The following shall not constitute a waiver nor violation of the mediation and arbitration
provisions: (i) the filing of a court action to preserve a statute of limitations; (ii) the filing of a court action to anable the
recording of a notice of pending action, for order of attachment, receivership, injunction, or other provisional remedies; or
(iii) the filing of a mechanic’s lien.
{3) BROKERS: Brokers shall not be obligatad nor compelled to mediate or arbitrate unless they agree to do so in writing. Any
Broker(s) participating in mediation or arbitration shali not be deemed a party to this Agreement.

23. SELECTION OF SERVICE PROVIDERS: Brakers do not guarantee the performance of any vendors, service or product providers
\"Providers”), whether referred by Broker or selected by Buyer, Selier or other person. Buyer and Seller may select ANY Providers of their
own choosing.

24, MULTIPLE LISTING SERVICE (“MLS"): Brokers are authorized to report to the MLS a pending sale and, upon Close Of Escrow, the sales
price and other terms of this transaction shall be provided to the MLS to be published and disseminated to persons and entities authorized
to use the information on terms approved by the MLS.

25. ATTORNEY FEES: In any action, proceeding, or arbitration between Buyer and Seiler arising out of this Agreement, the preveiling Buyer or
Selter shall be entitled to reasonable attorney fees and costs from the non-prevailing Buyer or Seller, except as provided in paragraph 22A.

26. ASSIGNMENT: Buyer shall not assign all or any part of Buyer's interest in this Agreement without first having obtained the separate written
consent of Seller to a specified assignee. Such consent shall not be unreasonably withheld. Any total or partial assignment shall not
relieve Buyer of Buyer's obligations pursuant to this Agreement unless otherwise agreed in writing by Seller. (C.A.R. Form ADAA).

27. EQUAL HOUSING OPPORTUNITY: The Property is sold in compliance with federal, state and local anti-discrimination Laws.

28. TERMS AND CONDITIONS OF QFFER: This is an offer to purchase the Property on the above terms and conditions. The liquidated
damages paragraph or the arbitration of disputes paragraph is incorporated in this Agreement if initialed by all Parties or if incorporated by
mutual agreement in a counter offer or addendum. If at least one but not all Parties initial, a counter offer is required until agreement is
reached. Seller has the right to gontinue to offer the Property for sale and to accept any other offer at any time prior fo notification of
Acceptance. The Parties have read and acknowledge receipt of a Copy of the offer and agree to the confirmation of agency relationships. if
this offer is accepted and Buyer subsequently defaults, Buyer may be responsible for payment of Brokers' compensation. This Agieement
and any supplement, addendum or modification, including any Copy, may be Signed in two or more counterparis, all of which shail
constitute one and the same writing.

29. TIME OF ESSENCE; ENTIRE CONTRACT; CHANGES: Time is of the essenca. All understandings between the Parties are incorporated in this
Agreement, Its terms are intended by the Parties as a final, complete and exclusive expression of their Agreement with respect to its subject matter,
and may not be contradicted by evidenco of any prior agreement or contemparaneous oral agreement. If any provision of this Agreement is held to
be ineffeclive or invalid, the remaining provisions will nevertheless be given full forco and effect. Except as otherwise specified, this Agreerment shall
be interpreted and disputes shall be resolved in accordance with the Laws of the State of Califomia. Neither this Agreement nor any provision in
it may be extended, amended, modified, altered or changed, except in writing Signed by Buyer and Seller.

30. DEFINITIONS: As used in this Agreement;

A, "Acceptance” means the time the offer or final counter offer is zccepted in writing by a Parly and is delivered {o and personally
received by the other Party or that Party's authorized agent in accordance with the terms of this offer or a final counter offer.

B. “Agreement” means this document and any counter offers and any incerporated addenda, collectively forming the binding agreement
between the Parties. Addenda are incorporated only when Signed by ail Parties.

C. "C.A.R. Form" means the most curent version of the specific form referenced or another comparable form agreed to by the parties.

D. “Close Of Escrow”, including "COE", means the date the grant deed, or ather evidence of transfer of title, is recorded.

E. “Copy” means copy by any means including photocopy, NCR, facsimile and electronic.

F. “Days” means calendar days. However, after Acceptance, the last Day for performance of any act reguired by this Agreement
(including Close Of Escrow) shall not include any Saturday, Sunday, or legal holiday and shall instead be the next Day.

G. “Days After” means the specified number of calendar deys after the occurrence of the event specified, not counting the calendar date
on which the specifled event occurs, and ending at 11:59 PM on the final day.

H. “Days Prior” means the specified number of calendar days before the occurrence of the event specified, not counting the calendar

date on which the specified event is scheduled to ocour.

“Daliver”, “Delivered” or “Delivery”, uniess otherwise specified in writing, means and shall be effective upon: personal receipt by
Buyer or Seller or the individual Real Estate Licensee for that principal as specified in the section titled Real Estate Brokers on page 10,
regardless of the method used (i.e.. messenger, mail, email, fax, other).

J. “Electronic Copy” or “Electronic Signature” means, as applicable, an electronic copy or signature comglying with California Law.
Buyer and Seller agree that electronic means will not be used by either Party to modify or alter the content or infegrity of this Agreement
without the knowledge and consent of the other Party.

K. “Law" means any law, code, statute, ordinanca, regulation, rufe or order, which is adopted by a controlling city, county, state or federal
legisiative, judicial or executive body or agency. '

L. “Repairs" means any repairs (including pest control), alterations, replacements, modifications or retrofitting of the Property provided for
under this Agreement,

M. “Jigned” means aither a handwritlen cr elactronic signature on an ariginal document, Copy or any ceunterpart.

31, EXPIRATION OF OFFER: This offer shall be deemed revoked and the deposit, if any, shall be returned to Buyer unless the offer is Signed

by Seller and a Copy of the Signed offer is personally received by Buyer, or by Duy Tran ;
who is authorized to receive it, by 5:00 PM on the third Day after this oﬂer is signed by Buyer (or by [ | | |AMY[ | PN,
on (date)).

["One or mare Buyers is signing this Agreement in a representative capacity and not for himfherself as an individual. See attached

Represantatwe Capacity Signature Disclosure (C.A.R. Form RGCSD-B) for additional terms.
pate (BSET 2020 BUYER %%/

(Print name} Henry J. Tran

Date 99/ 0% [200BUNER 7o\ A L
(Print name) Crystal Q. Tran L_7/ v

{ ] Additiona! Signature Addendum attached (C.A.R. Form ASA).

Seller's Initials | ﬁf’ bo( J
RPA-CA REVISED 12/18 (PAGE 9 OF 10)
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DocuSign Envelepe 1D: 1979B337-C859-46D6-9873-BA06EE463A6A

Property Address: 7840 University Ave 8, San Diego, CA 979842 Date: September 8, 2020

3Z. ACCEPTANCE OF OFFER: Seller warrants that Seller is the owner of the Properly, of has the authorily to execute this Agreement.
Seller accepts the above offer, and agrees to sell the Propery on the above terms and conditions. Seller has read and
acknowledges receipt of a Cepy of this Agreemnent, and authorizes Broker to Deliver a Signed Copy to Buyer.

[[] (f checked) SELLER'S ACCEPTANCE IS SUBJECT TO ATTACHED COUNTER OFFER (C.AR. Form SCO or SMCO) DATED:

© Une of more Seliers is signing this Agreement in a representative capacity and not for him/herseif as an individual. Sge attached
Represenlatl\:e Capacity ,{;::,mggag)gclosure {C.A.R. Form RCSD-S) for additional terms.

%Dumscm‘ij am Har CapaC'l Ty da8™ raceiver P e e

(F'rmt name) 2486 151 Aven

Date _ SELLER

(Print name)

[T Additional Signature Addendum attached (C.A.R. Form ASA).

{ SR Do not initial if making a counter offer.) CONFIRMATION OF ACCEPTANCE: A Copy of Signed Acoeﬁtance was
(Initials) ersanally recsived by Buyer or Buyer's authorized agent on (date) 11/ 2020 at

LAMY M. A hinding Agreement is created when a Copy of Sidned” Acceptance is personully recsived Dy
Buyer or Buyer's authorized agent whether or not confirmed in this document. Completion of this confirmation
is not legally required in order to create a binding Agresment; it is solely intended to evidence the date that
Confirmation of Acceptance has occurred,

REAL ESTATE BROKERS:

A. Real Estate Brokers are not parties to the Agreement between Buyer and Seller.

B. Agency relationships are confirmed as stated in paragraph 2.

C. If specfied in paragraph 3A(2), Agent who submitted the offer for Buyer acknowledges receipt of deposit.

D. COCPERATING (BUYER'S) BROKER COMPENSATION: Seller's Broker agrees to pay Buyer's Broker and Buyer's Broker agrees to
accept, out of Seller's Broker's proceeds in escrow, the amount specified in the MLS, provided Buyer's Broker is a Pacticipant of the MLS in
which the Properly is offered for sale or a reciprocal MLS. If Seller's Broker and Buyer's Broker are not both Participants of the MLS, or a
reciprocal MLS, in which the Property is offered fer sale, then compensation must be specified in a separate written agreement (CAR.
FForm GRC). Declaration of License and Tax (C.A.R. Form DLT) may be used to document that tax reporsting will be required or that an
exemption exists,

E. PRESENTATION OF OFFER. Pursuant to Standard of Practice 1-7, if Buyer's Broker makes a written request, Seller's Broker shall confirm

in writing that this offer has been presented to Seligf..o....

Buyer's Brokerage Firm Rose ggalés’f:aémw DRE Lic. # 0157153
5 — N Duy Tran DRE Lic. # 02027945 Date __4 /. 20
By 5, e DRE Lic. # Date
Address 42917 University Ave #10 City San Diego State CA Zip 82105
Telephone (619}303-4603 Fax £-mail duysdrealestate@gmail.com 5
Ao apiarae Firm Bridwel Banker West DRE Lic. #/ 9720207172709 FM PDT
. .. Ross Godwin DRE Lic. # 01983288 Date
DRE Lic. # Date
Aticks 967 DR0 bfadapas mont Summit City _La Mesa State CA ™ Zjp 8841
Tulephone 858-776-5437 Fax E-mail __rgodwin@cbwhomes.com o

ESCROW HOLDER ACKNOWLEDGMENT:

Escrow Holder acknowledges receipt of a Copy of this Agreement, (if checked, " a deposit in the amount of e i
sousiter offer numbors [} Seller's Statement of information and
. and agrees to act ag Escrow Holder subject to paragraph 20 of this Agreement, any
supplemental escsow instructions and the terms of Escrow Holder‘s general provisions.

Escrow Holder is advised that the date of Confirmation of Acceptance of the Agreement as between Buyer and Seller is

Escrow Holder Escrow #
Date

Address

Phone/Fax/E-mail

Escrow Halder has the following license number # -,

Jepartment of Business Ovemght.é " Department of insurance, | Depariment of Real Estate.

PRESENTATION OF OFFER: { ! it ) Seller's Broker presented this offer to Seiler on 9/9/2020 | 2:09 PM PDT (date).
Btgker of Designes Initials

REJECTION OF OFFER: ( I } No counter offer is being made. This offer was rejected by Selleron (date)
Seller's Initials

Q1991 2018, Cahformia Assosiation of REALTORS®, Inc, United States copyright law (Title 17 U.S. Cade) forbids the unauthorized distdbution, display and repraduction of this
farm. or any partion therge!, by phatecapy machine or any other means, including facsimile or computerized formats,

THIS FORM HAS BEEN APPROVED BY THE CALIFORNIA ASSOCIATION OF REALTORS® (C.A.R.). 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 ESTATE
TRANSACTIONS. IF YOU DESIRE LEGAL OR TAX ADVICE, CONSULT AN APPROPRIATE PROFESSIONAL.

) "
| Putlinhed and Distributed by Buyer Acknowledges that page 10 is pant of this Agresment m W
REAL ESTATE BUSINESS SERVICES, LLC. Biiyers '""’3'5
@ swosidiery of the CALIFORNIA ASSOQCIATION OF REALTORS®

§9 . s South Virgil Avenue, Los Angeles, Califernia 80020
RPA-CAREVISED 12118 (PAGE 10 of 10)
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- CALIFORNIA
aa - . FHA/VA Amendatory Clause
— Y ASSOCTATION (C.A.R. Form FVAC, Revised 12/16)

f( OF REALTORS®

This is an addendum to the [X] California Residential Purchase Agreement or [ ] Other

(“Agreement”),

dated ,on property known as 7940 University Ave #9, San Dieqo, CA 91942

(“Property”),
between Henry J. Tran, Crystal Q. Tran (“Buyer’),
and Coldwell Banker West (“Seller”).

4. "It 1s expressly agreed that notwithstanding any other provisions of this contract, the purchaser shall not be obligated to complete
the purchase of the property described herein or to incur any penalty by forfeiture of earnest money deposits or otherwise unless the
purchaser has been given in accordance with HUD/FHA or VA requirements a written statement by the Federal Housing
Commissioner, Department of Veterans Affairs, or a Direct Endorsement lender setting forth the appraised value of the property of
not less than $ 357,000.00 . The purchaser shall have the privilege and option of proceeding with consummation of
the contract without regard to the amount of the appraised vaiuation. The appraised valuation is arrived at to determine the
rmaximum mortgage the Department of Housing and Urban Development will insure or Department of Veterans Affairs will guaranty.
Neither HUD or VA warrant the value or the condition of the property. The purchaser should satisfy himself/herself that the price and
condition of the property are acceptable.”

If, after signing this Amendatory Clause, the purchase price increases, Buyer and Seller agree to sign, before Close of Escrow, a
new amendatory clause that reflects the final purchase price agreed to by Buyer and Seller.

For FHA transactions, the Amendatory Clause is not required on HUD REQ sales, sales where the seller is Fannie Mae, Freddie
Mac, the Department of Veterans Affairs, Rural Housing Services, other Federal, State and local government agencies, rnortgagees
disposing of REO assets, or sellers at foreclosure sales and those sales where the borrower will not be an owner-occupant (e.g.,
sales to nonprofit agencies).

2. CERTIFICATION: The undersigned Buyer, Seller, and real estate agent(s) or broker(s) hereby certify that the terms and conditions
of the sales contract referenced above are true to the best of their knowledge and belief and that any other agreement entered into
by any of the parties in connection with the real estate transaction is part of, or attached to, the sales agreement.

WARNING: It is a crime to knowingly make false statements to the United States on this or any other similar form. Penalties can
include fine, imprisonment, or both. Title 18 U.S. Code Sections 1001 et seq.

By signing helow, the undersigned acknowledge that each has read, understands and has received a copy of this Amendatory
Clause.

9/9/2020 | 7:42 PM PDT
Date 09/G8/2020 Date

o O R —
enri/d. Traf

Seller
Rzal Estate Broker (Selling Firm) = - = DRE Lic, # 015711829
By u_Tran DRE Lic. # 02027945 Date y7)
Address 4291 UniveTsity Ave #10 City San Diego State CA ip 92105
Telephone {(619)303-4603 Fax Email duysdrealestate@gmail.com
Real Estate Broker (Listing Firm) Coldwell Banker West DRE Lic. #
By Ross Godwin DRE Lic. # 01983298 Date
Address City State _ _ Zip___
Telephone Fax Email

® 2016, California Assodiation of REALTORS®, Inc. United States copyright law (Title 17 U.S. Code) forbids the unauthorized distribution, display and reproduction of this
form, or any portion thereof, by photocopy machine or any other means, including facsimite or computerized formats.

THIS FORM HAS BEEN APPROVED BY THE CALIFORNIA ASSOCIATION OF REALTORS® (C.A.R.). 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 ESTATE
TRANSACTIONS, IF YOU DESIRE LEGAL OR TAX ADVICE. CONSULT AN APPROPRIATE PROFESSIONAL.

This form is made available to real estate professionals through an agreement with or purchase from the Califonia Assaciation of REALTORS®. It is not intended to identify
the user as a REALTOR®. REALTOR® is a registered callective membership mark which may be used only by members of the NATIONAL ASSOCIATION OF REALTORS®
who subscribe to its Code of Ethics.

« | Published and Distributed by:

REAL ESTATE BUSINESS SERVICES, LLC.
£ a subsidiary of the California Association of REALTORS®
M < | 525 South Virgil Avenue, Los Angeles, California 90020 e
FVAGC 12/16 (PAGE 1 OF 1)
FHA/VA Amendatory Clause {FVAC PAGE 1 OF 1}
Rose Real Estate, 4291 University Ave #10 San Dicgo CA 92105 Phone: (619)303-4603 Fax: Crystat and Henry
Duy Tran Produced with Lone Wolf Transactions (zipForin Edition) 231 Shearson Cr. Cambridge, Ontario, Canada N1T 1J5  www .lwolf.com
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W\ CALIFORNIA CONTINGENCY REMOVAL No. 1
“ ™= ASSOCIATION (CAR.Form CR, Revised, 6/16)

% OF REALTORS?®

In accordance with the terms and conditions of the: [X] Residential Purchase Agreement (C.A.R. Form RPA-CA), [ |Request For Repair
(C.ARR.FormRR), [ |Response And Reply To Request For Repair (C.A.R. Form RRRR) or [ | Other

("Agreement"),

dated , on property known as 7940 University Ave #9, La Mesa, CA 91942 ("Property"),
between Henry J. Tran, Crystal Q. Tran ("Buyer")
and Coldwell Banker West ("Seller").

l.  BUYER REMOVAL OF BUYER CONTINGENCIES:

1. With respect to any contingency and cancellation right that Buyer removes, unless otherwise specified in a separate written
agreement between Buyer and Seller, Buyer shall conclusively be deemed to have: (i) completed all Buyer Investigations and
review of reports and other applicable information and disclosures; (ii) elected to proceed with the transaction; and (iii)
assumed all liability, responsibility and, expense, if any, for Repairs, corrections, or for the inability to obtain financing. Waiver
of statutory disclosures is prohibited by law.

2. Buyer removes those contingencies specified below.
A. ONLY the following individually checked Buyer contingencies are removed:
1 HLoan (Paragraph 3J)
2. Appraisal (Paragraph 3I)
3. Buyer's Investigation Contingency (Paragraph 12)
A. | | Only the physical inspection portion of Buyer's Investigation (Paragraph 12)
B. | _| All Buyer Investigations other than a physical inspection (Paragraph 12)
C. |_| Entire Buyer's Investigation Contingency (Paragraph 12)
Condominium/Planned Development (HOA or OA) Disclosures (Paragraph 10F)
Reports/Disclosures (Paragraphs 7 and 10)
Title: Preliminary Report (Paragraph 13)
Sale of Buyer's Property (Paragraph 4B)
Review of documentation for leased or liened items (Paragraph 8B(5))
Other:
10. |_| Other:
ORB. [ | ALL Buyer contingencies are removed, EXCEPT: [ |Loan Contingency (Paragraph 3J); [ | Appraisal Contingency
(Paragraph 3I); [ ] Contingency for the Sale of Buyer's Property (Paragraph 4B); [ ] Condommlum/PIanned Development
(HOA) Disclosures (Paragraph 10F); [ ] Other
ORC. [x]BUYER HEREBY REMOVES ANY AND ALL BUYER CONTINGENCIES.

3. Once all contingencies are removed, whether or not Buyer has satisfied him/herself regarding all contingencies or
received any information relating to those contingencies, Buyer may not be entitled to a return of Buyer's deposit if
Buyer does not close escrow. This could happen even if, for example, Buyer does not approve of some aspect of the
Property or lender does not approve Buyer's loan.

NOTE: Paragraph numbers refer to the California Residential Purchase Agreement (C.A.R. Form RPA-CA). Applicable paragraph
numbers for each contingency or contractual action in other C.A.R. contracts are found in Contract Paragraph Matrix (C.A.R. Form
CPM).

Buyer % ( —m Date ¢ ZOC—T\Z'¢2'¢’
Hengy J.=Tran

Buyer _ oy o AN Date (024 2020
CrystalQ. Tray ~

g™ gy on

Il. SELLER REMOVAL OF SELLER CONTINGENCIES: Seller hereby removes the following Seller contingencies:
Finding of replacement property (C.A.R. Form SPRP); [ |Closing on replacement property (C.A.R. Form SPRP)

| | Other
Seller Date
Seller Date
R /{Zi@_/ ______ ) (Initials) CONFIRMATION OF RECEIPT: A copy of this signed Contingency Removal was personally received
by | wuyer| | Seller or authorized agent on ===z s (date), at (1AM /[ ]PM.

© 2019, California Association of REALTORS®, Inc. United States copyright law (Title 17 U.S. Code) forbids the unauthorized distribution, display and reproduction of this form, or any portion thereof, by
nhotecopy machine or any other means, including facsimile or computerized formats. THIS FORM HAS BEEN APPROVED BY THE CALIFORNIA ASSOCIATON 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 ESTATE TRANSACTIONS. IF YOU DESIRE LEGAL OR TAX ADVICE, CONSULT AN APPROPRIATE PROFESSIONAL.This form is made available to real estate professionals
through an agreement with or purchase from the California Association of REALTORS®. It is not intended to identify the user as a REALTOR®. REALTOR® is a registered collective membership mark
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ADDENDUM TO CALIFORNIA RESIDENTIAL PURCHASE AGREEMENT AND JOINT ESCROW
INSTRUCTION

THIS ADDENDUM (“ADDENDUM”) CONTAINS IMPORTANT SELLER DISCLOSURES RELATING TO
CHARACTERISTICS OF THE PROPERTY AND A WAIVER AND RELEASE BY BUYER OF KNOWN AND
UNKNOWN CLAIMS AGAINST SELLER

This Addendum to that certain California Residential Purchase Agreement and Joint Escrow
Instruction dated September 8 2020 ("Purchase Agreement”) is made on September 9, 2020 by and
between 2466 1% Avenue LLC, a California limited liability company (“Seller”) by and through Krista
Freitag ("Receiver"), solely in her capacity as Receiver in the United States District Court, Southern
District of California ("District Court") case entitled SEC v. Champion-Cain et al., case no. 3:19-cv-
01628-LAB-AHG (“SEC Action”) and Henry J. Tran and Crystal Q. Tran ("Buyer"). Buyer and Seller
shali sometimes herein be referred to as the "Parties."

The Parties agree as follows:

1. Capitalized terms in this Addendum shall have the same meaning as those terms are defined
in the Purchase Agreement.

2. The terms of this Addendum shall supersede and control over inconsistent terms in the
Purchase Agreement.

3. The property is currently subject to a receivership ordered in the SEC Action and is under
the authority of the District Court. Notwithstanding any other provision in this agreement,
any disputes arising from or relating to this agreement will be heard in the District Court in
the SEC Action.

4. Broker’s commission is subject to District Court approval and Broker agrees to accept as full
compensation the amount approved and authorized to be paid by the District Court. The
Receiver will request authority from the District Court to pay Broker the commission
provided for in the Listing Agreement between Seller and broker. Broker shall inform any
and all broker and agents of the buyer of the requirement of District Court approval of the
commission to be paid and obtain their written acknowledgement.

5. Buyer and each party of Buyer acknowledges that the Property is being sold to Buyer "AS
IS, WITH ALL FAULTS". Buyer and each party of Buyer understands and agree that neither
Seller nor any Member of Seller has made or makes any representations or warranties,
express or implied regarding the conditjon of the Property and its fitness for Buyer's

1
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intended use or for any particular purpose. Buyer and each party of Buyer further
understands that Buyer is required to investigate the condition of the Property as set forth
Sections 12 and 14B (1) of the Purchase Agreement. Buyer and each party of Buyer further
understands that on the Close of Escrow, Buyer shall assume the risk that Buyer's
investigation of the Property may not have revealed all conditions of the Property. Buyer
and Buyer's respective successors and assigns (collectively "Waiver Parties") hereby release
Seller and its Members and representatives (collectively "Released Parties") from, and
waive any and all liabilities, claims, demands and costs (including attorney's fees and
expenses) of any and every kind or character, known or unknown, for, arising out of, or
attributable to, any and all conditions of the Property, including, but not limited to any and
all demands, losses, liabilities obligations, requirements or restrictions of every kind and
nature, whether now known or unknown, whether foreseeable or unforeseeable, whether
under any federal, state, or local law, and whether asserted or demanded by a third party
against any of the Waiver Parties or incurred directly or indirectly by any of the Waiver
Parties, that any of the Waiver Parties may now or hereafter have against any of the
Released Parties (collectively "Claims"), and that arise in connection with or in any way
relate to:

i. the physical condition of the Property, the value of the Property or its suitability
for Buyer's use or the accuracy or completeness of any information reviewed by
Buyer in connection with Buyer’s investigation of the Property and which may be
relied on by Buyer in deciding to purchase the Property;

and

ii. any acts, omissions, services or other conduct related to any of the foregoing items
in "5(i)" above, and/or any condition, activity or other matter respecting the
Property that is not addressed by 5(i) above.

This Release shall survive the Close of Escrow and the recording of the Deed conveying the
Property from Seller to Buyer.

TO THE FULLEST EXTENT NOT PROHIBITED BY LAW, BUYER AND EACH PARTY OF BUYER
HEREBY SPECIFICALLY WAIVES SECTION 1542 OF THE CALIFORNIA CIVIL CODE ("SECTION
1542"). SECTION 1542

PROVIDES;

"A GENERAL RELEASE DOES NOT EXTEND TO CLAIMS WHICH THE CREDITOR DOES NOT
KNOW OR SUSPECT TO EXIST IN HIS OR HER FAVOR AT THE TIME OF EXECUTING THE
RELEASE, WHICH IF KNOWN BY HIM OR HER MUST HAVE MATERIALLY AFFECTED HIS OR
HER SETTLEMENT WITH THE DEBTOR."

BUYER AND EACH PARTY OF BUYER ACKNOWLEDGES THAT THIS WAIVER AND RELEASE IS
VOLUNTARY AND IS MADE WITHOUT ANY DURESS OR UNDUE INFLUENCE AND IS GIVEN AS
2
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PART OF THE CONSIDERATION FOR THE PURCHASE AND SALE OF THE PROPERTY. BUYER
AND EACH PARTY BUYER EXPRESSLY ACKNOWLEDGES THAT BUYER AND EACH PARTY OF
BUYER MAY HEREAFTER DISCOVER FACTS DIFFERENT FROM OR IN ADDITION TO THOSE
WHICH BUYER AND EACH PARTY OF BUYER NOW BELIEVE TO BE TRUE WITH RESPECT TO
THE RELEASE OF CLAIMS. BUYER AND EACH PARTY OF BUYER AGREES THAT THE
FOREGOING RELEASE SHALL BE AND REMAIN EFFECTIVE IN All RESPECTS
NOTWITHSTANDING SUCH DIFFERENT OR ADDITIONAL FACTS.

BUYER AND EACH PARTY OF BUYER SPECIFICALLY ACKNOWLEGES THAT BUYER AND EACH
PARTY OF BUYER HAS CAREFULLY REVIEWED THIS RELEASE AND THAT THE PROVISIONS OF
THIS SECTION 5 OF THIS ADDENDUM ARE A MATERIAL PART OF THE PURCHASE

AGREEMENT.
Buyer % Buyer2 '

Initials Initials

6. Auction. In connection with the receivership process, Receiver may be required to sell
the Property pursuant to an overbid and auction process ("Auction"). Any such Auction
shall be conducted by Receiver in accordance with the following sale procedures:

6.1.  Overbids and Bid Increments. The minimum overbid shall be no less than Five
Thousand Dollars ($5,000.00) in excess of Buyer's current Purchase Price for the Property,
as set forth in Section 1(C) of the Purchase Agreement . Only Qualified Bidders {as defined
below) may make bids at the Auction. All bids are subject to overbids in increments of One
Thousand Dollars ($1,000.00). The Court may reject any and all bids following conclusion
of the Auction.

6.2 Due Diligence Information. All prospective bhidders ("Prospective Bidders") shall
have had the opportunity to inspect the Property and any documentation relating thereto
prior to the Auction. Prospective Bidders may also request access to information about
the Property ("Due Diligence Information") and obtain a form purchase and sale
agreement.

6.3 No Representations and Warranties for Due Diligence Information. Any Due
Diligence Information provided to Prospective Bidders is for informational purposes only
and provided without any warranty, guaranty or representation by Receiver. All
Prospective Bidders shall conduct their own independent investigation and analysis
regarding the condition of the Property and its suitability for Prospective Bidders' intended
use. Neither the Receiver, nor the Receiver's Broker has made any representations,
express or implied, regarding the completeness or accuracy of the Due Diligence
Information.
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6.4 Qualified Bidders. To be determined a qualified bidder (the "Qualified Bidder"),
one must: (i) provide a fully executed purchase and sale agreement for the Property in
form substantially similar to the Purchase Agreement, including this Addendum ("Qualified
Bid PSA"), acceptable to the Receiver; (ii).provide an earnest money deposit (the "Bid
Deposit") by wire transfer or cashier's check in the amount of Five Thousand Five Hundred
Dollars ($5,500.00) payable to the Receiver, which amount shall be non-refundable to the
Qualified Bidder with the highest bid at the Auction (the "High Bidder") if for any reason
(a) the High Bidder fails to finally close the purchase and sale such that title transfers by no
later than the Close of Escrow or {b) the High Bidder fails to provide the balance of the
purchase price to the Receiver one day prior to the Closing Date; and (iii) provide proof of
funds in such form as shall be required by Receiver. Each Qualified Bidder must provide
the Qualified Bid PSA and Bid Deposit to the Receiver no later than Three (3) business days
prior to the Auction. The Qualified Bidders shall appear at the Auction in person, or
through a duly authorized representative. If there are multiple Qualified Bidders at the
Auction, the Receiver shall obtain the Court's approval of the High Bidder and also the
Qualified Bidder with the next highest bid at the Auction (the "Backup Bidder"). The
Receiver shall retain the Backup Bidder's Bid Deposit until (x) the closing for the High Bidder
occurs, in which event the Backup Bidder's Bid Deposit shall immediately be returned to
the Backup Bidder, or (y) the closing for the High Bidder fails to occur, in which event the
Backup Bidder's Bid Deposit shall be applied to the purchase price for the Backup Bidder's
closing as set forth hereinbelow. If the High Bidder fails to close the purchase and sale of
the Property, the Backup Bidder shall be deemed to be the High Bidder and the Receiver
shall provide written notice thereof to the Backup Bidder. Within ten (10) days after the
Backup Bidder's receipt of such notice from the Receiver, the closing for the Backup
Bidder's purchase of the Property shall occur. Pursuant to the foregoing, if the initial High
Bidder fails to close the purchase and sale of the Property and the Court has approved a
Backup Bidder, the Receiver shall proceed to close with the Backup Bidder without any
obligation to conduct another auction as a condition precedent to such closing. The High
Bidder's Bid Deposit shall be applied to the purchase price at closing, if the sale is approved
by the Court and the High Bidder closes the purchase and sale of the Property.

6.5 Consent to District Court Jurisdiction and Waiver of Jury Trial. All Qualified Bidders
appearing at the Auction shall have deemed to have consented to the District Court's
jurisdiction and waived any right to jury trial in connection with any disputes related to the
Auction, or the closing of the sale. The District Court shall be the exclusive forum for any
such disputes.

6.6 Receiver's Right to Determine Conduct of Auction. The Receiver reserves the right
to deny any person admittance to the Auction, to postpone or cancel the Auction, to
withdraw the Property from the Auction, and to change any terms or procedures of the
Auction or the particular conditions of sale, as necessary, upon notice to Buyer, and any
Qualified Bidders, prior to or at the Auction, without further Court order.

6.7 No Contingencies for Qualified Bidder. The sale to any Qualified Bidder of the
Property shall not be contingent upon the validity, effectiveness, and or binding nature of
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the Qualified Bidder's offer, including without limitation, contingencies for financing, due
diligence or inspection.

6.8 No Conditions Precedent for Qualified Bidder. The sale to any Qualified Bidder of
the Property shall not be subject to any conditions precedent to the Qualified Bidder's
obligation to timely consummate the sale transaction, and to pay the remainder of the
purchase price.

6.9 Auction Confirmation Order. The only authorized condition subsequent to the
Auction for the Qualified Bidder is entry of a Court order confirming the sale to the
Qualified Bidder (the "Auction Confirmation Order").

5.10 Conditions to Consummation of Sale Transaction Prior to and Following Auction.
The closing of any sale to a Qualified Bidder shall be subject to the following conditions:
(i) Receiver's review and acceptance of the highest bid received from a Qualified Bidder,
{ii) entry of the Auction Confirmation Order, (iii) receipt of full payment on or before the
date which is three (3) business days after the date upon which the Court enters the
Auction Confirmation Order such that the Property transfer can occur promptly thereafter,
and (iv) prior to Auction, waiver and release of all claims against the Receiver. If any of
these foregoing conditions are not satisfied, (a) the sale to the Qualified Bidder shall not
be consummated, and (b) any obligations of the Receiver shall also be terminated,
including any obligations under the Qualified Bid PSA.

6.11 Transfer of Title to Property Following Auction. Following the Auction, title to the
Property shall be transferred by grant deed, "AS-I1S", WITHOUT REPRESENTATIONS AND
WARRANTIES, to the High Bidder.

6.12 Court Approval if No Qualified Bids are Received. In the event no Qualified Bids are
provided to the Receiver, the Receiver will notify the Court that no Auction will take place
and ask the District Court to approve the sale to Buyer pursuant to the Purchase
Agreement, including this Addendum.

6.13 Termination of this Agreement. If Buyer is not the High Bidder at the Auction, the
Deposit shall be returned to Buyer, but Buyer shall not be entitled to specifically enforce
Seller's obligation to convey the Property, or recover any out of pocket costs, professional
fees and costs, or other amounts.

7. NO _LIABILITY TO RECEIVER. BUYER HEREBY ACKNOWLEDGES,
UNDERSTANDS AND AGREES AS FOLLOWS:

7.1 BUYER ACKNOWLEDGES AND AGREES THAT RECEIVER IS ENTERING
INTO THIS AGREEMENT SOLELY IN CONNECTION WITH HER DUTIES AS
RECEIVER. IN NO EVENT SHALL RECEIVER BE LIABLE FOR ANY ERROR OF
JUDGMENT OR ACT DONE BY RECEIVER, OR BE OTHERWISE RESPONSIBLE OR
ACCOUNTABLE UNDER ANY CIRCUMSTANCE WHATSOEVER, EXCEPT IF THE
RESULT OF RECEIVER'S GROSS NEGLIGENCE OR INTENTIONAL
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MISCONDUCT.  RECEIVER SHALL NOT BE PERSONALLY LIABLE IN
CONNECTION WITH ANY DUTIES PERFORMED BY RECEIVER IN CONNECTION
WITH THE MATTERS SET FORTH IN THE AGREEMENT.

7.2 NO PROVISION OF THE AGREEMENT SHALL OPERATE TO PLACE ANY
OBLIGATION OR LIABILITY FOR THE CONTROL, CARE, MANAGEMENT OR
REPAIR OF THE PROPERTY UPON RECEIVER NOR SHALL IT OPERATE TO
MAKE RECEIVER RESPONSIBLE OR LIABLE FOR ANY WASTE COMMITTED ON
THE PROPERTY BY ANY PERSON OR FOR ANY DANGEROUS OR DEFECTIVE
CONDITION OF THE PROPERTY OR FOR ANY NEGLIGENCE IN MANAGEMENT,
UPKEEP, REPAIR OR CONTROL OF THE PROPERTY RESULTING IN LOSS OR
INJURY OR DEATH TO ANY PERSON.

8. Closing after Court approval. Closing is expected to occur within 10 days of the Court’s
Approval; however, this deadline may be extended at the sole discretion of the Receiver.

9. Release of Deposit to Seller. Concurrent with the Buyer’s release of Buyer’s
contingencies, the buyer shall instruct escrow to release the Deposit to the Seller. The
Deposit must be transferred to the Seller as a condition precedent to Seller seeking court
approval of the sale.

This Addendum to California Residential Purchase Agreement and Joint Escrow Instruction is
made on September 9, 2020 at San Diego, California.

SELLER BUYER
2466 1% Avenue LLC, a California :
limited liability company

DﬁcuSigneﬂby:- Henry J ran

Lyiga F’Vufag

By_u—-ﬁA7SBDOB490C4AT...

Krista Freitag, Receiver Crystal Q. Tran
LISTING BROKER BUYER’S BROKER
Coldweli Banker West Rose Real Estate

DacuSigned by:
On% gonui [V
By: e 9577 CB79CE24B5. .
Ross Godwin
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