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RESOLUTION NO. SBOB 2018-05

A RESOLUTION OF THE OVERSIGHT BOARD FOR THE SUCCESSOR
AGENCY TO THE REDEVELOPMENT AGENCY OF THE CITY OF SAN
BERNARDINO APPROVING THE PURCHASE AND SALE AGREEMENT
AND JOINT ESCROW INSTRUCTIONS BETWEEN THE SUCCESSOR
AGENCY TO THE REDEVELOPMENT AGENCY OF THE CITY OF SAN
BERNARDINO AND HIP SOCAL PROPERTIES, LLC WITH RESPECT TO
THE REAL PROPERTY LOCATED ON THE NORTH SIDE OF EAST
COOLEY AVENUE, APPROXIMATELY 1,500 FEET WEST OF SOUTH
TIPPECANOE AVENUE, SAN BERNARDINO, CALIFORNIA (APNs 0281-
031-51 AND 0281-041-41), AND APPROVING CERTAIN RELATED

ACTIONS

WHEREAS, pursuant to Health and Safety Code (the “HSC”) § 34172 (a) (1), the
Redevelopment Agency of the City of San Bernardino was dissolved on February 1, 2012; and

WHEREAS, consistent with the provisions of the HSC, on January 9, 2012 the Mayor and
City Council of the City of San Bernardino elected to serve in the capacity of the Successor Agency
to the Redevelopment Agency of the City of San Bernardino (the “Successor Agency”); and

WHEREAS, the Oversight Board for the Successor Agency (“Oversight Board”) has been
established pursuant to HSC § 34179 to assist in the wind-down of the dissolved redevelopment
agency; and

WHEREAS, on September 15, 2015, the Successor Agency submitted its Oversight
Board-approved Long-Range Property Management Plan (the “LRPMP”) to the California
Department of Finance (the “DOF”); and

WHEREAS, on December 31, 2015, the DOF approved the Successor Agency’s LRPMP
and notified the Successor Agency that pursuant to HSC § 34191.3, the approved LRPMP shall
govern, and supersede all other provisions relating to the disposition and use of all the real property
assets of the former redevelopment agency; and

WHEREAS, the approved LRPMP, which addresses the disposition and use of the real
property assets held by the Successor Agency, includes 230 parcels of land grouped into forty-six
(46) separate sites, eighteen (18) of which were designated as government use sites, seven (7) of
which are designated as future development sites and twenty-one (21) of which were designated to

be sold (the “Successor Agency Properties™); and
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WHEREAS, the Successor Agency is the owner of that certain real property consisting of
approximately 4.35 acres of land located on the north side of East Cooley Avenue, approximately
1,500 feet west of South Tippecanoe, San Bernardino, California (APN 0281-031-51 and 0281-041-
41) (the “Property”); and

WHEREAS, within the LRPMP, the Property is: i) identified as Site No. 44; ii) described as
a 4.35-acre parking lot consisting of two (2) parcels zoned Heavy Industrial (2.78 acres of which is
constrained by two high-tension power distribution line easements, 0.60 acres of which consists of a
20-foot-wide strip of land and 0.97 acres of which is developable with structures [the “Property’s
Limitations™]); iit) designated for sale; and iv) more fully described in Exhibit "A" attached hereto,
which is an excerpt from the LRPMP; and

WHEREAS, on March 6, 2017, the Successor Agency Board approved the original Property
Disposition Strategy, which among other things, authorized a competitive process that would result in listing
for sale of 18 real property sites with a real estate broker (two of which are owned by the City of
San Bernardino); and

WHEREAS, on August 16, 2017, the Successor Agency Board approved the “Amended
Property Disposition Strategy”, which (i) reduced the number of real property sites to be listed with
a real estate broker from 18 to 16 (one of which is owned by the City of San Bernardino); (ii)
provided for an alternate method of real property disposition for the two real property sites removed
from the group to be listed with a real estate broker; (iii) where applicable, provided a current status
update on completed and pending real property transfers; and (iv) established an Escrow and Title
Administrative Management Fee to allow the City to recover a portion of the cost of its services
with respect to the management of the sale of real property assets; and

WHEREAS, consistent with the Amended Property Disposition Strategy, on October 18,
2017, the Successor Agency approved an Agreement with Keller Williams (the “KW Agreement”)
to list and sell 15 real property sites of the Successor Agency (the City entered into a separate
agreement with Keller Williams for its single real property site); and

WHEREAS, as a part of the KW Agreement, KW is required to prepare of a Broker’s
Opinion of Value (the “BOV™) for each Successor Agency property that is sold; and
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WHEREAS, based on past practice, the DOF has acknowledged that BOVs are an acceptable
method and basis for confirming that the value of real property being sold by a successor agency is fair
and reasonable; and

WHEREAS, in response to the listing, KW received, thoroughly reviewed and vetted several
offers to purchase the Property; and

WHEREAS, on December 22, 2017, HIP SoCal Properties, LLC (the “HIP”) offered to
purchase the Property for $625,000 (the “Purchase Price”) (a copy of the offer is attached to this
Resolution as Exhibit “B”); and

WHEREAS, KW has confirmed that HIP’s purchase offer was the highest received, that HIP
is a credible buyer capable of purchasing the Property and has recommended that the Successor
Agency consider HIP’s purchase offer; and

WHEREAS, on December 26, 2017, KW submitted its BOV indicating its opinion that the
market value of the Property, inclusive of the Property’s Limitations, is currently $351,200 (the “BOV
Market Value”); and

WHEREAS, in consideration that the $625,000 Purchase Price exceeds the BOV Market
Value by $273,800, or 77.96%, it may be concluded that the purchase price offered by HIP for the
Property is fair and reasonable, as more fully described within the BOV, a copy of which is attached to
this Resolution as Exhibit “C”; and

WHEREAS, this Resolution will approve the Purchase and Sale Agreement and Joint
Escrow Instructions (the “Purchase and Sale Agreement”) between the Successor Agency and HIP
SoCal Properties, LLC with respect to the Property, a copy of which is attached to this Resolution
as Exhibit “D,” and authorize certain related actions; and

WHEREAS, on March 21, 2018, the Successor Agency Board approved the Purchase and
Sale Agreement; and

WHEREAS, consistent with the provisions of the HSC and the LRPMP, the effectiveness

of the Purchase and Sale Agreement is subject to the approval of the Oversight Board and the DOF;

and
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WHEREAS, subject to the approvals of the Oversight Board and DOF, the Successor

Agency intends to distribute the land sale proceeds to the San Bernardino County Auditor-

Controller for distribution to the taxing entities, less the costs of sale attributable to the Successor

Agency that are described within the Agreement; and

been met.

WHEREAS, all of the prerequisites with respect to the approval of this Resolution have

NOW, THEREFORE, BE IT RESOLVED by the Oversight Board for the Successor

Agency to the Redevelopment Agency of the City of San Bernardino, as follows:

/17
/17
/17
/17
117
/17
/17

Section 1.

Section 2.

Section 3.

Section 4.

Section 5.

The foregoing recitals are true and correct and are a substantive part of this |
Resolution.

The Purchase Price for the Property is determined to be fair and reasonable.
The Purchase and Sale Agreement for the Property between the Successor
Agency and HIP, attached hereto as Exhibit “D,” is approved.

On behalf of the Successor Agency, the City Manager, in the capacity as
Executive Director of the Successor Agency, or designee, is authorized and
directed to execute the Purchase and Sale Agreement, the grant deed and to
take such other actions and execute such other documents as are necessary to
effectuate and close the purchase and sale of the Property and as may
otherwise be required to fulfill the intent of this Resolution.

This Resolution shall take effect upon the date of its adoption. The

effectiveness of the Agreement is conditioned upon its approval by the DOF.
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A RESOLUTION OF THE OVERSIGHT BOARD FOR THE SUCCESSOR
AGENCY TO THE REDEVELOPMENT AGENCY OF THE CITY OF SAN
BERNARDINO APPROVING THE PURCHASE AND SALE AGREEMENT
AND JOINT ESCROW INSTRUCTIONS BETWEEN THE SUCCESSOR
AGENCY TO THE REDEVELOPMENT AGENCY OF THE CITY OF SAN
BERNARDINO AND HIP SOCAL PROPERTIES, LLC WITH RESPECT TO
THE REAL PROPERTY LOCATED ON THE NORTH SIDE OF EAST
COOLEY AVENUE, APPROXIMATELY 1,500 FEET WEST OF SOUTH
TIPPECANOE AVENUE, SAN BERNARDINO, CALIFORNIA (APNs 0281-
031-51 AND 0281-041-41), AND APPROVING CERTAIN RELATED

ACTIONS

PASSED, APPROVED AND ADOPTED THIS 2" day of April, 2018, by the following vote:

Board Members Ayes Nays =~ Abstain =~ Absent
HEADRICK X

HILL A

MORRIS X -
(VACANT)

SMITH X

TORRES X
(VACANT)

n @W/ﬁ

|f' : f L
ﬁ/ﬁlsa Connor, Secretary

The foregoing Resolution is hereby approved this 2™ day of April, 2018.

&

James P. Morris, Chairman

Oversight Board for the

Successor Agency to the Redevelopment
Agency of the City of San Bernardino
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Narrative for Site No. 44
East Cooley Avenue, San Bernardino
(APN 0281-031-51 and 0281-041-41)
Excerpted from the
Long-Range Property Management Plan
(Pages 205-209)

(See Attachment)

EXHIBIT “A”




Successor Agency to the Redevelopment
Agency of the City of San Bernardino
Lorg-Range Property Management Plan
September 2015

Site No. 44: E. Cooley Avenue Parking Lot

) Address: E. Cooley Avenue
APNs: 0281-031-51
0281-041-41
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Successor Agency to the Redevelopment

Agency of the City of San Bernardino
3 Long-Range Property Management Plan
T Seprember 2015
Site No. 44: E. Cooley Avenue Parking Lot
A Permissible Use (HSC § 341915 (¢) (2)):

Site No. 44 is the E. Cooley Avenue Parking Lot (the “Parking Lot”) and is proposed to be sold by
the Successor Agency.

Acquisition of Property (HSC § 34191.5 (c) (1) (A) and § 34191.5 (c) (1) (B)):

Property records indicate that the Parking Lot was acquired by the Agency in several separate
transactions and carries a total Book Value of $437,337. The following table details the property
records:

Acquisition Details of the Parking Lot

Acquisition Book Original APNs as e
APN Date Value Acquired by Agency Historical Background
0281-031-51 g;g:jg::‘l’;
September 1978 $437,337 Eminent domain action
0281-041-41 0281-031-30
) 0281-041-17

The Parking Lot was acquired by the Agency in order to meet the revitalization goals of City and
the Agency to alleviate the existence and spread of physical and economic blight. The estimated
current value (the “ECV™) of the Parking Lot is $310,000.

Site In io C 8§ 341915 () (1) (C)):
The Parking Lot consists of two (2) parcels (APNs 0281-031-51; 0281-041-41) totaling 4.35 acres

located on E. Cooley Avenue. The Parking Lot is zoned Industrial Heavy (IH). The IH designation
is intended for a variety of intense industrial activities that could potentially generate significant
impacts, such as excessive noise, dust, and other nuisances, such as rail yards and multi-modal
transportation centers. This zone is also intended to provide for the continuation and development
of heavy manufacturing industries in locations where they will be compatible with and not
adversely impact adjacent land uses.

On April 3, 2013, DOF approved Oversight Board adopted Resolution No. SBOB/2012-20, which
authorized the Successor Agency to, among other things, recover the Property from the San
Bernardino Economic Development Corporation (the “SBEDC™) and to grant a real property
casement with respect to a portion of the Property to the SBEDC (see Exhibit “J” — DOF
Correspondence). The Successor Agency intends to grant the easement prior to the disposition of
the Property.

Estimated Current Value (HSC § 34191.5 (¢) (1) (D)):

To determine an ECV for the Parking Lot, in January 2015, the Agency conducted a comparable
sales analysis through the National Data Collective. The ECV was determined to be approximately
$310,000.

Local factors were not taken into consideration in determining the ECV of this site. The ECV is
only a rough estimate that was obtained from an on-line source where only comparable sales data
are available. It is not possible to include environmental issues or any other special or unique factors
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Successor Agency to the Redevelopment
Agency of the City of San Bernardino
Long-Range Property Management Plan
September 2015

Site No. 44: E. Cooley Avenue Parking Lot

into simple ECV calculations, as such data are not available from the source. Therefore, the actual
value of the property may vary significantly from the ECV. The Successor Agency notes that in
the environment of AB 1484, it may not be possible to achieve appraised values. The Successor
Agency will be in charge of the process seeking to achieve successful marketing of properties, and
will act with reasonable diligence. However, the constraints and environment of AB 1484 militate
against maximizing prices. The actual sales prices to be realized will be a function of what a willing
buyer is willing to pay under circumstances where there will be no seller financing and dispositions
will be subject to Oversight Board approval. There is no reason to think that book values will be

realized.
Site Revenues (HSC § 34191.5 (c) (1) (E)):

There are no site revenues generated from the Parking Lot.
History of Environmental Contamination (HSC § 34191.5 (c) (1) (F)):

There is no known history of environmental contamination.*”

Potential for Transit Oriented Development (TOD) and the Advancement of Planning Objectives

of the Successor Age ISC § 341915 {(c G)):
There is no potential for a TOD in conjunction with Parking Lot.

Selling the Parking Lot advances the planning objectives of the Successor Agency and the City to
develop and revitalize this area of the community through the creation of opportunities for private

investment in the City.

History of Previous Development Proposals and Activity (HSC § 341915 (c) (1) (H}):

In September of 1989, a Disposition and Development Agreement and Lease and Option to
Purchase (the “Agreement”) was approved between the Agency and Rockwell International
(“Rockwell™) for their operation on Cooley Avenue. The Agreement called for the Agency-owned
parcels (APNs 0281-031-51; 0281-041-41) to be improved as a parking lot and made available to

Rockwell for parking.

Operations at Rockwell ceased in 1997 and since then, the Parking Lot has had two (2) development
proposals from two different developers to combine APN 02812-041-41 with other property for

development; neither came to fruition.

Disposition of Property:

The Successor Agency proposes to sell the Parking Lot in accordance with the Successor Agency’s
policies and procedures for property disposition as shown in Exhibit “A” Section I. Purchase and

Sale Procedures.
The ECV of the Parking Lot is approximately $310,000.

Date of estimated current value — January 2015
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Successor Agency to the Redevelopment
Agency of the City of San Bernardino
Long-Range Property Management Plan
September 2015

Site No. 44: E. Cooley Avenue Parking Lot

Value Basis — The ECV was determined by a comparable sales analysis using the National
Data Collective subscription service. The ECV is approximately $310,000.

Local factors that may affect land value were not taken into consideration. Therefore, the actual
value of the property may vary greatly from the ECV. The ECV is only a planning number
and should not be relied upon as a basis for actual value.

Proposed sale date — TBD and subject to the Successor Agency’s implementation of its policies
and procedures for property disposition as shown in Exhibit “A.”

Proposed sale value — TBD and subject to a fair market appraisal conducted by a licensed
appraiser.

The Successor Agency notes that in the environment of AB 1484, it may not be possible to achieve
appraised values. The Successor Agency will be in charge of the process seeking to achieve
successful marketing of properties, and will act with reasonable diligence. However, the
constraints and environment of AB 1484 militate against maximizing prices. The actual sales prices
to be realized will be a function of what a willing buyer is willing to pay under circumstances where
there will be no seller financing and dispositions will be subject to Oversight Board approval. There
is no reason to think that book values will be realized.

J. Implementation of the Long-Ranye Properny Management Plan:
Following the approval of the LRPMP by the DOF, the Successor Agency will implement the
LRPMP,

For properties to be sold, implementation will include distribution of any land sales proceeds for
enforceable obligations and/or distributed as property tax to the taxing entities. Due to the vagaries
associated with the sale of land, such as uncertainties concerning the timing of sale and the price
that would be realized, it is not feasible to precisely state in the LRPMP how the funds will be used.
In that regard, once an agreement is reached with respect to the purchase and sale of a property, the
agreement will be presented to the Oversight Board for concurrence. The QOversight Board’s
approval will be evidenced by a resolution that will be submitted to DOF and, per the HSC, is
subject to DOF’s review. That resolution will include or refer to a staff report which describes with
greater particularity, once more facts are known, how the proceeds of sale will be distributed. As
noted in Section I — Introduction of the LRPMP, the LRPMP provides that proceeds of the sale may
be used for enforceable obligations and/or distributed as property tax to the taxing entities through
the County Auditor-Controller. The need to retain some or all of the proceeds of sale for
enforceable obligations will depend on whether there is a short-fall in RPTTF in the ROPS cycle
during which the escrow is anticipated to close. If a short-fall were to occur in the RPTTF at that
time, then all or a portion of the sale proceeds should be used to fulfill an enforceable obligation
with any remaining sale proceeds then distributed as property tax to the taxing entities through the
County Auditor-Controlier. If there is not a short-fall in RPTTF at the time of close of escrow,
then land sale proceeds would be distributed as property tax to the taxing entities through the
County Auditor-Controller in a manner described at the time of Oversight Board approval as to a
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|  Successor Agency to the Redevelopment
Agency of the City of San Bernardino
Long-Range Property Management Pian
September 2015

Site No. 44: E. Cooley Avenue Parking Lot

particular property sale. Since it is impossible to foresee when and if a short-fall in the RPTTF
may occur, or when the property will be sold, the use of the sale proceeds cannot be specifically
determined at this time and, therefore, cannot be stated with greater particularity in the LRPMP.
However, it is clear that at the time a sale takes place, the sale will be brought back to the Oversight
Board and will be subject to review.
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HIP SoCal Properties, LLC Offer
December 22,2017

(See Attachment)

EXHIBIT “B”




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

(Vacant Land)
AIR Commercial Real Estate Associafion

December 22, 2017
{Date for Reference Purposes)

. Buyer.

1.1 Howard Industrial Partners and/oxr Assicnee , { “Buyer”) hereby
offers 10 purchase tha real properly, hereinefier described, from ihe owner thereo? (Seller”) (coliectively, the “Partles” or individually, 5 "Party),
through an esorow (“Escrow”) expested lo ciose 2007 10 days after the walver or expiration of tha Buyer's Corifingencies, ("Expected

ttn: Kristi Sims-Munoz  (Escrow Holder”)

Closing Date®) to bs held by Law 'ers Title; A j
whose address is 3480 Vine Street, Riverside, CA 92507
, Phone No. 909-841-7645 . Facsimie No, upon

the ierms and condiions set fortn I this sgreement (Agresmont’). Buyer shell have the Figit fo assign Buyars rights hereunder, bIA any such

assignment sheli not relieve Buyer of Buyer's obligations hereln uniess Seller expressly releases Buyer.

1.2 The term “Date of Agreement” 85 used herein shall be the date when by execulion and selivery {as defined in paragraph 20.2) of this
document or a subsequent counieroffer therelo, Buyar and Selier have reached ag W in wiiting Seller agrees to sell, ang Buyer agrses to
purchass, the Propery ugon tenms accepted by both Paniies.

2 Property.
2.1 The real progerty ("Properiy™ that is the subject of this offer consists of (insert 8 brief physi 1 ption) Apr roximately 4.35

acreg of land

" County of San _Bernardino
, is commonty known by the siresl eddress of E_Cooley Ave —

& locaied In the Cty of San Bernardino
Stateof California ...

and is legelly described as: Te be i rovided in égcrow ) — — ) o

{aPN: 0281-031-5]1 & 0281-041-41 B ,
2.9 I the legal description of the Properly is not complete or s § this Ag shall not be invalld and the legal description shall be

campleted or comacied to meet the requirements of Lawvers Title - i )

(Titie Company"), which shall issue the iitle poficy hereafier described. ’
2.3 The Propery inchues, at no additionat cost to Buyer, the permanent improvernams iheresn, including those Hems which pursusnt to

eppicabie law are b part of the property, 8s well as the following ftems, if eny, owned by Seller and ! present located on the Property: N/AR ALL

improvements must be vacant and no third varty ma, have a possessor. interest in any

img rovement as of Closinu. o o L
. . (colleciively, the Improvements™).
34 Ewcepi 2t prowioed In Paragraph 2.3, e Purch Brice 4oes not include Selier's personal property, furniture and fumishings, and
N/A RS [ - - P —
which shell be removed by Sellar prior ip Closing.
3. Purchasa Prcs
3.1 The purchase prica {"Purchase Price”) to be paio by Buyer to Selier for the Property shall be: $625, 000.00 e

or E-{eemplete-orly-E prica-vil-be ef-afinad-prsel-S per unlt, The

all of

s el 3
L TS =
unit used to delermine the Purchase Price shati be: [ 1ot [ ecre [ square foot OJ other ]

eulation of {olel eras of the Propeny =28 ceriiied to the Pardes by &

pmmthgmsnfh&ﬂmnammmemwnfumswbebﬂedmam
the followl E,rlgstﬂsofwayandomeraremwmbeemmdedﬁvmsuchcalwlaﬁoni

g breed an o nasani 3
Ml

d surveyor in d with paragraph 8.1(g). K
i . . ... « The Purchase
Price ghall be paysbis as follows:
(8) Cash down paymen, inciuding the Deposit as defined in paragraph 4.3 (or if ari 2 cash
transaction, the Purchase Price).
$625,000.00
(Stat-iEnst
an Yeghisl o %& Asngunt.af-h Lonn-as el —':-.r_ agrap :.1'W—m4’r %
. y & ) Buyershafl-teka-ile-loths pocty-cubjestio-arior ; e S R ——
o $haen 4
- Ruing-of AD[HD ¥ el
eum‘gma Alnto io B4y Lo oxk 3
f&glmigma }nn%w ot B eodo o
w _eﬁg_r- nlu;qiﬁ it e
—An-Eoiaing-He &5 -t with-an-uapsic-pr ipal ac-oiihe
Clasing o f " PR Ly A== -
Said Hetois-payabla-ats =
J1 5083 & mt imem @oatm wol
MAmA:;LEN e e T
4&-.1”;& £ & BayorsiR fahn Sotine 5 dead G .-&(g@" T 5 ¢
_r’“ "‘ 2rap s Y :\mr s ¥ aia..dl!xlma Lralar o mdh:avﬂgm__
LBussh Money-RoteY-n-tho o arbs —5
ﬁ PAGE41OF 9
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32U Bupeeds-taking- i 40 the Property subjactde. -or ing ~an-Exinting-Deed ol Trust-and-such-dsed-of trust pormits-the-bonefician-lo

4 Y b.of foae L L1 s o4l g I_:;::‘nc! ﬂ;-lkﬂ-l L7 ; .._vﬁndg-‘ { ¥ Fm' and. inad fooan ae o Mﬂnnln :'lv-n £ oitha 2. W

A;'Aee'm:nq;n ichfans Ern]na le‘:M ot b n: i s U‘L ;.‘d:' rr' ! m il o
4. Depoalts.

H—E B y ¢ Jane doti d-to-Broker-a-chask-in-the-sum-oL 5 . bl "‘EGGMGMM

Brakor.sn. Haldar wﬂ'—\ e WY 2 oy 3 A—‘-,na Sier l.v:'h B n.he By . ““s A = “ and-the { A has haop

pr— g \g! hac-been

4 - Halderor- wihin2-or-5  business days afier -both Parties have exsculed this Agreement and the executed Agreement has

been delivered to Escrow Holder. Buyer shall deliver to Escrow Hetder @ check in the sum of $20, 000. 00 . if saig

check Is not received by Escrow Holder within sakd time period then Setler may elect o unilaterally terminate this fransaction by giving writien notice of
such elegtipn to Escrow Holder whereupon neither Party shalt have any further liability to the other under this Agreement. Should Buyer end Seller not
enter into an s_gwernenl for purchase and sale, Buyer's check or funds ehail, upon request by Buyer, be promplly retumed to Buyer.

{a} i--E--busi days—ofur—the—Date—of-A By geposi-with-GosronHaldertha-sddiienal—sum—af
{a)—Within—-5- yE—aites Date B Buyer—shall-gep

[ $o-be- o tao tho &) 5 Rrce-agi-tha-Closing

| A > P &

o Vitin bumiese days-afer-ho-oamingoncies disoussed-i-p 1 rough-3-aro-approvod-or wahd, Buyer. shall dopos

4.3-Escrow-NHolder-ehati-c

Esgerally boplelRand i

| atthorate-of

o andiortha Nowdoan- A anilad far by thic A

4 o7 i id
Mate-andior-tha. Manay Nead-of-Trust-shalt
¥ Y

1t

7. lEsIa Bkom T ]

7.4 The foflowing real estate {s) {"Brokers”} and 20 hips exist in this transaction and are consented 1o by the
Partles (check the applicable boxes):
Keller Williams represents Selier exclusively ("Sellor's Broker”);
B Lee & Asgociates - Ontario represents Buyer exclusively ("Buyer's Broker"); or
[m] ~represents bolh Seiler and Buyer ("Dual Agency”).

The Partles acknowiedge that Brokers are the procuring cause of this Agreement. See paragraph 24 regarding the nakse of a real estate agency
refafionship. Buyer shall use the services of Buyer's Broker exclusively in connaction with any and aB negotiations and offers with respect o the
Property for 8 period of 1 year from the date inserled for reference purposes at the top of page 1.

7.2 Buyer and Sefier sach represent end warrant to the other that hefsheAt hes had no dealings with eny person, firm, broker or finder in
cannextion with the negotiation of this Agreement and/or the consummation of the purchase and sale contemnplated harein, other than the Brokers
named in parsgraph 7.1, and no broker or other person, firm or entity, other than said Brokers is/are entiled to eny commission or inder's fee in
connection with this transaction as the restdt of any dealings or acis of such Perty. Buyer and Seller do each hereby agree to indemnify, deferd, protect
and hald the cther harmless from and against any costs, expenses or liability for compensation, commission or charges which may be claimed by any
broker, finder or ather similar party, other than sald named Brokers by reason of any dealings or act of the Indemnifying Party.

8. Escrow and Closing.
o i ated hereln by the Parties, shall constitute nat anly

8.1 Upon acceptance herec! by Seller, this Ag including any P
the agreement of purchase end sale between Buyer and Seller, but elso instructions to Escrow Halder for the consummation of the Agreement through
the Escrow. Escrow Holder shall not prepare any further i tating or ding the Ag uniless specifically 8o instructed by
_Zﬁ PAGE 20F 8
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the Perties or a Broker herein. Subject to the reasonabie approval of the Parties, Escrow Holder may, however, include its standand genera) escraw

provisions.

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

8.3 Escrow Halder is hereby authorized and instructed to conduct the Escrow in accordance with this Agreement, applicable faw and custom and
practice of the community in which Escrow Holder is tocated, including any reporting requir the | I R Code. in the event of a
cortfilct between the law of the state where the Fraperty s located and the law of the stale where the Escrow Holder is located, the law of the state
whese the Property Is localed shall prevall.

8.4 Subject fo satisfaction of the contingencias herein deswribed, Escrow Hoider shall close this escrow (the "Closing”) by recording & genera!
warranty deed (& grant deed in California) 2nd the other documens reqg; ired to be ded, and by dishursing the funds and documents in sccordance

with this Agreement.

cantingencies have been sefisfied or waived prior to Closing. The matters contained in

8.6 Escrow Holder shall verify that all of Buyes's
matters of ag

paragraphs 0.1 subparagraphs (b), (), (o), (e), &), (i), (), andd (o), 9.4, 8.5, 12, 13, 14, 16, 18, 20, 21, 22, and 24 are, h
between the Parfies only and are not instructions to Escrow Holder.

8.7 Ifthis transaction is terminated for non-satistaction and non-waiver of a Buyer's Cantingency, 8s defined in paragraph 9.2, then neither of the
Parties shall thereafter have any (iabifity to the olher under this Agreement, except to the extent of a breach of any affirmalive covenant ar warranty in
reement, in the event of such termination, Buyer shall be promptly refunded all funds deposited by Buyer with Escrow Halder, iess only the $100

this Ag
provided for in paragraph 4.4 and the Tile Company and Escrow Holder cancellation fees and costs, all of which shall be Buyer's obligalion, If this
transaction Is ferminated as a result of Sefier's breach of this Agreement then Saller shait pay the Title Company and Escrow Holder canceflation fees

and casts.

eraw-ehati-be.

P - . ' ) i 2.6 “’!F oHog-or-insla: iﬂ!i
8.9 Except as otherwise provided herein, the termination of Escrow shall not relieve or release elther Party from any obligation lo pay Escrow

Hoider's fees and costs or constitute a walver, release or discharge of any breach or default that has occumed in the performance of the obligations,
s t ined therein.
it b o ic X3 ol d far vy mr sy Enliodn homank ap Anfaads _thon of Oollade $ _amd S6~3

890 -this-sale-of-the-R
;s L4 o

dinde

ctasdich Buver.
‘4

deant Ladars d.siteh-g
8. Contingencles to Closing. The G
holder,
9.1 The Ciosing of this transection is contingent upon the satistaction or waiver of the following contingencies. IF BUYER FAILS TO NOTIFY
ESCROW HOLDER, IN WRITING, OF THE DISAPPROVAL OF ANY OF SAID CONTINGENCIES WITHIN THE TIME SPECIFIED THEREIN, 17
SHALL BE CONCLUSIVELY PRESUMED THAT BUYER HAS APPROVED SUCH ITEM, MATTER OR DOCUMENT. Buyer's conditional approval
shall constinete disapproval, unjess provision is made by the Seller within the time specified therefore by the Buyer In such conditionat approval or by
this Agreement, whichever is later, for the satisfaction of the condition imposed by the Buyer. Escrow Holder shall promptly provide all Parties with
copies of any writlen disapproval or conditional approval which it receives. With regard to subparsgraphs (&) through (m) the pre-printed ttme periods
shall contro} unless a different nusmiber of days is inserted in the spaces provided,
(8) Disclosure. Seller shall make to Buyar, through Escrow, ali of the applicable disclosures required by law {See AIR Commercial Real
Estaie Assotiation ("AIR™) standard form entitled "Selier's Mandatory D ! Sta ni") angd provide Buyer with 8 compleled Property information
Sheet {"Property Inf jon Sheet’) ing the Property, duly exacuted by or on behalf of Seller In the current form or equivalent to that
pubfishet by the AIR within 40 gr—————— days following the Date of Agreement. Buyer has 10 days from the receipt of sald disciosures to approve or
disapprove the matiers disclosed.
(b) Physical inspection. Buyer has 40.e-__ 20 __days from ihe Contingency Start Date moeaipt-of-tho-
¥ ., to satisfy itself with regard to the physical aspects and size of the Propery.
() Hazardous Substance Conditions Report. Buyer has 36-F 20 days from the receipt of the Property Information Sheet or the Date
of Agreement, whichever is feler, to saisfy Rtself with regard to the environmental aspects of the Proparty. Selier recommends that Buyer abiein a
Hszardous Substance Conditions Report conceming the Property and relevant adjoining propertics. Any such repori shall be paid for by Buyer. A
“Hazardous Substance® for purp of this A nt ts as any subsiance whose nature and/or quantity of existence, use, manufacture,
jally injurious to public health or

disposal or effect, render it subject to Federal, state of tocal regulation, investigation, remediation or ! as p y
A it is es the ext on, under of relevantly adjacent to the

welfare. A "Hazardous Substance Condition” for purp of this Ag
Property of a Hazardous Subsiance that would require lation andfor ] under appi Federal, state or focal law,
(d) Solf inspection, Buyer has 36-6¢ 20 days from the Contlngency Start Deve receipt-of-he-Repary-nlermation-Sheei-or-the-Date-¢
i ¥ .bsaﬁsfytrselfwﬂhregamtoﬁuacomﬁonom\esoﬂsontheProperly.SeﬂerrecommmdsthalBuyeromlnasoBtest
report. Any such report shali be pald for by Buyer. Sellsr shall provide Buyer coples of any solls report that Sefler may have within 10 days of the Date

d escrow Ag is recsived by the eecrow

gency Start Date shall be defined se the date shat the fully

of Agreement.
(e) Gavemmantal Approvals. Buyer has 30-6r 20 days from the Contingsnoy Stars Date to satisfy itseif with regard to
approvals and penmits from govemmental agencies or departments which have or may heve jurisdiction over the Property and which Buyer deems
1 with to

necessary of desirable in connection with its ded use of the Property, including, but not timited to, p and app g P
Disabililies Act requirements, transportalion and environmental

zoning, planning, buiiding and safety, fire, police, handicapped and Americans with

malters.
NOTE: Past uses of the Property may no longer be allowed. In the event that the Property must be rezoned, it is Buyer's reponsibility to obtain the
rezoning from the appropriate government agencies. Selier shall sign alt d ts Buyer is required fo file in connection with rezoning, conditional use
perrrits and/or ofher development approvals.

t for title i {"Title Commitment”) canceminy the Properly

{f) Condiftions of Titie. Escrow Holder shalt cause & current fe
issued by the Title Company, a8 well 58 legible coples of ell documenis refemed 15 in the Title Commitmert ("Undarlying Documents®), and a scaled
and dimensloned plot ing the location of any erds o be defi ‘1oBuyeruvlmin1Dar-———daysfwowingmsDateoMgreemenL
Buyer hes 10 days from the receipt of the Title Commitment, the Underlying Documents and the plot plan fo satisfy itself with regard to the condition of

ce, which by the terms of this Agreement is not to remain against the Property after the

title. The disapproval by Buyer of any manetary encumbran
Closing, shal not be considered a fallure of this contingency, as Seller shall have the abligation, at Seller's expense, to satisfy and remove such

disapproved monetary encumbrance at or before the Closing.

(g Survey. Buyer has 30-e¢ __ 20 daysfmmmeanﬁngmyszmomsasaipamse’ : Rg-L RgE A (o
satisty itself with regard to any ALTA title supplement based upon a survey prep d to / ican Land Title A iation CALTA™) stendards for an
ouners policy by a licensed surveyor, showing the legal description end boundary fines of the Property, any easements of record, and any
improvements, poles, structures and things located within 10 feet of alther side of the Property boundary fines. Any such survey shall be prepared st
Buyer's direction and expense. I Buyer has abiained a survey and epproved the ALTA fitle supplement, Buyer may elect within the period allowed for
Buyer's approval of a survey to have an ALTA extended coverage owner's form of fitle poticy, in which event Buyer shall pay any addifional prernlum

altributabie thereto.
(h) Existing Leases and Tenancy Statements. Sefler shall within 10 ep—————days of the Date of Agreement provide both Buyer and
Escrow Holder with legible coples of ail leases, subleases or rental arangements (cotectively, *Existing Leases") gffecting the Property. All Bdsting

vistinad 5-and ary athar. issuas.

& Owner's Association. Seller shall within 10 er-————days of the Date of Agreement provide Buyer ith  statement and ransfer
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package from any owner's association senvicing the Property. Such transfer package shall @t a minimum include: coples of the association’s bylaws,
articles of incorporation, current budget and financial statement. Buyer has 10 days from the Contingency Start Date recsiptofsuch-doeuments ta satisty
itself with regard to the assodiation.

() Other Agreemenis. Seller shall within 10 er————days of the Date of Agreement provide Buyer with legible copies of all other
agreaments ("Other Agreements”) known to Seller that will affect the Property sfter Closing. Buyer has 10 days fram the Concingency Start Date Focoipt
i A {o salisfy itsalf with regard to such Agreements.

j Ry 4 .

P

herasi-doslingwith-o-5 e i i N
¢4 Parag G -3 GIRg % ’l'iamnuf Y - or Iy £ oueh-NewLoss

Lic)
o7
() Existing Notes. If paragraph 3.1(c) has not been stricken, Seller shall within 10 @F———mcliiys of the Date of Agreement provide Buyar
with tegible copies of the Existing Notes, Existing Deeds of Trust and related agreements { lectively, "L.oan D ) to which the Property s will
romain-subject. Seller shall cause all financing evidenced by the Loan Documents to be paid off, In full, av or prior to Closing, and all lens securing any Loan

Eam-tie i

Documents shall be released withowt cost to Buyer. -afterthe-Closing—serow-Holder-shall-prompiy-feg

Frat 1.8 ) moaid..and (Q’ e modiemn oo 3 of A i rdn hafd by thaly S in ot A
il Ll - k 2] ¥ i 2] Mmﬁﬂmﬂ"— aad
dave i Shao pasmint of thye | D ond s ja eatiche Readt. ranard 4 ah fi s B v s
aaye ip b - Sl 3 dth-reg F-Buysre-obligatins-le-siees-is
ic. b - vsthow oF. in-the-team of-armm asting-higles-o haras a e
lo-te—p ety WA ) &6 Erepling 6-or-charges-to-Bs
mm e, Sodaned fen Pl A . v Rinsor. i b Buvorshallnau th 1631 k.32
B ¥ < Lk g4 C i v . Lt 4 ¥ L e g
b ¢ 1 ik -7 L Galior i o aarng hanl a L) b Monow Matetbhan-Salk shall within
B ¥

sonard-do-tha-fomm-and tharast,
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(m) Persoral Propenly. The Property shall be delivered to Buyer free and claar of all p proporty. —a-the-avent-that-afy-p praperis
ingludod-n-the: Rrigo-Ruyer-has-10-6+ 4; ’.33—:‘..,'115511-.. BB, she-Reell-with-reaard he n BUR
1 che Sollar A phat Binsor mltaie o (1G04 raned Ao snch. art.ehall ha nald far e By oge Rer-shnd
Ltk Latfub i i i 4 L Ladadie o s

aGHRS-SUER-RAFEOR 5 - 10-6F days of the-Data-ot it

{n) Destruction, Damage or Loss. There shall not have occurred prior ta the Clasing, & destruction of, or damage or foss to, the Property or
any portion thereof, from any cause whatsoever, which would cost more than $10,000.00 to repair or cure, f the cost of repair or cure Is $10,000.00 or
lest, Sefler shat repair or cure the l0ss prior to the Closing if Buyer so requests. Buyer shall have the oplion, within 10 days sfter receipt of writien notice
of a loss cosling more than §10,000.00 to repair or cure, 1o &ither i this Ag t or to purchase the Propery notwithstanding such loss, but
without deduction of offset against the Purchase Price. If the cost to repair of cure is more than $10,000.00, and Buyer does nat efact to terminate this
Agreement, Buyer shall be entitied to any i p ds applicable to such loss. Unless othemwise notified in writing, Escrow Holder shall assume
no such h or loss has d prior to Closing.

{0) Malenial Change. Buyer shali have 10 days following receipt of written nofice of a Material Change within which to satisfy iself with regard
10 such change. "Material Change® shall mean a substaniial adverse change in the use, occupancy, tenants, file, o condition of the Property that
octurs afer the date of his offer and prior to the Closing. Unless otherwise nolified In wriling, Escrow Holder shall assume that nio Materia! Change hes
occurred prior to the Closing.

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

Q) Brokersge Fes. Payment al the Closing of such brokerage fee as is specified in this Agreement or later writien instructicns 1o Escrow
Holder executed by Seller and Brokers {"Brokerege Fes"). 1t is agreed oy the Parties end Escrow Hoider that Brokers are a third party beneficlary of
this Agreement insofar as the Brokerage Fee is concemnad, and that no change shall be made with respect to the pay { of the ge Fee
speciiied in this Agreement, without the wiritten consent of Brokers,

9.2 AY of the contingencies specified in subparagraphs (a) through (m) of paragraph 8.1 are for the benefil of, and may be waived by, Buyer, and
may be elsewhere herein referred 10 as "Buyer's Contingencies.”

9,3 If any of Buysr's Contingencles of any other matter subject to Buyer's approvel Is tisapproved as provided for herein in a imely manner
("Disapproved item), Sefler shall have the right within 10 days following the recelp! of notice of Buyer's disapproval to elect to cure such Disapproved
Htem prior to the Expected Ciosing Date ("Setier's Election”). Sefier's failure 10 give to Buyer within such period, wiitten notice of Seller's commitment 1o
cure such Disapproved item on or before the Expected Closing Dete shail ba conclusively presumed to be Sefler's Election nol to cue such
Disapproved Hem, If Seller efects, either by written notice or failure fo give written notice, not to cure a Disapproved tem, Buyer shall have ihe right,
within 10 days after Seller's Election o elther accept fille 1o the Property subject to such Disap d Item, or to terminate this Ag t. Buyer's
failure to notify Seller in wiiling of Buyer's efection to accept fitle to the Property subject 1o the Disapproved Item without deduction or offsat shall
conslitute Buyer's election 10 terminate this Ag . Unless expressly provided otherwise harein, Sellers right to cure shal nol apply lo the
remedietion of Hazardous Subsiance Conditions or i¢ the Financing Contingency. Unless the Parties mutuafly instruct otherwise, if the time periods for
the satisfaction of contingencies or for Seller's and Buyer's elections would expire on a dale afier the Expected Closing Date, the Expected Closing
Date shall be desmed extended for 3 business days following the expiration of: (a) the applicable contingency period(s), {b) the period within which the
Seller may elect to cure the Disapproved item, or (c) Setier elects not to cure, the period within which Buyer may elect o proceed with this
transaction, whichever is tater, )

5.4 Buyer understands and agrees that until such time s all Buyer's Contingencies have been salisfied or waived, Selier andfor its agenis may
solicit, entertain and/or accept back-up offers to purchese the Property, but Seller may not enter Wt ary ather contractual agresment 1o eell the Property or
&ny part thersof.

9.5 The Paries acknowiedge that extensive local, state and Federa! legislation establish broad fiability upon owners andfor users of real properly
for the Investigation and diation of Hazardous Bub ‘The determination of the existence of & Hazardous Substance Condition and the
evaluation of the impact of such a condition are highly technical and beyor! the expertise of The Parties acknowledge that they have been
ativised by Brokers to consull their own technical and legal experis with respedt 1a the possible p of Hazardous Substances on the Property or
adjoining properties, and Buyer end Seller are not relying upon any investigation by or statement of Brokers with respect iherefo. The Parties hereby
assume all responsibility for the impact of such Hazardous Substances upon thelr respective interests hereln.

10. Documents Required at or Before Closing: ’

10.1 Five days grior o the Closing date Escrow Holder shail obtain an updated Title Commitment conceming the Property from the Titlke Company
and provide coples thersof fo each of the Parlies,

10.2 Sedar shall defiver to Escrow Holder in ime for defivery to Buyer at the Closing:

anvlans-or

(g) Grant or general deed, duly sted and in rdable farm, ying fee title to the Property to Buyer.
-a va k wAth-dishy by Sollor-anrd-Buye he
A e and A - alichad by iha-AlR-orits
i = P P Y

Erackis oo -t

(e} An affidavil executed by Selier 1o the effect that Sefter is not & “foreign person” within the ing of Intems! Code 1446
of successor statutes. If Seller does not provide such affidavit in form reasonably satisfaciory to Buyer at leest 3 business days prior to the Closing,
Escrow Holder shall at the Closing deduct from Sefier's groceeds and remit to the Intemal Reverise Service such sum as is required by applicable
Faderal law with respect 1o purchases from foreign sebers.

(B 1f the Property Is located in Cafifornia, an sffidavit executed by Setler to the effect that Selter is not a "nanfesident” within the mearing of
California Revenue and Tax Code Section 18862 or successor siaiutes. If Seller does not provide such affidavit in form reasonably satisfactory to Buyer

at least 3 business days prior to the Closing, Escrow Holder shall at the Closing deduct from Seller's proceeds and remit to the Franchise Tax Board
such sum as is required by such statute,
i, el _h‘“af— la‘.a»h‘ e e i oy e, A'_ l'_ B lnnu\mv'

pp ifg-titio-H
(hy If the Sefier is a corporation, a duly executed corporate resoiution aulhorizing the ecution of this Ag and the sals of the

Property.
10,3 Buyer shall defiver to Selier through Escrow:
(a) The cash portion of the Purchase Price and such additional sums 28 are required of Buyer under this Agreement shall be deposiied by
Buyer with Escrow Holder, by federal funds wire transfer. or any other method table to E: Holder in iately coliectable funds, no later
than 2:00 .M. on the business day prorto of the Expected Closing Date provided, however, that Buyer shall not be required to deposit such monies
inta Escrow if at the time set for the deposit of such monies Seller I in defautt or has indicated that it wili npt performn any of its obligations heraunder.

in such cir in order 1o reserve Its rights to proceed Buyer need only pravide Escrow with evidence ing thet the regt d
ﬁ PAGE4OF 8
INTIALS

INITIALS
©2008 - AIR COMMERCIAL REAL ESTATE ASSOCIATION FORM OFALA-DS/12E



of the

o 0 If the Buyer is a comporation, a duly execited corp saluion eulharizing e execution of this Agreement and the p
roperty.

10.4 Al Closing, Escrow Holder shall cause {0 be issued to Buyer a standard ge (or ALTA if elecled pur to 9,1(g)) owner's
form poficy of fille insurance effectve as of the Closing, issued by the, Tkie Comp y In the full of the Purchase Price, insuting litie to the
Pmpeﬂvvestedhmxyer.subiemontﬂomeexoepﬁansqaprwedbymm gether with any ond: By required by Buyer (4T Buyere
cwpenss). In the event there is 2 Purchase Money Deed of Trust in this transection, the policy of litle insurance shalt be a joint protection policy Insuring.

both Buyer and Seller.
IMPORTANT: IN A PURCHASE OR EXCHANGE OF REAL PROPERTY, IT MAY BE ADVISABLE TO OBTAN TITLE INSURANCE IN CONNECTION
Y BE PRIOR RECORDED LIENS AND ENCUMBRANCES WHICH AFFECT YOUR INTEREST

WITH THE CLOSE OF ESCROW SINCE THERE MA'
IN THE PROPERTY BEING ACQUIRED, A NEW POLICY OF TITLE INSURANCE SHOULD BE OBTAINED N ORDER TO ENSURE YOUR
INTEREST IN THE PROPERTY THAT YOU ARE ACQUIRING.

11. Prorations and Adjustments.
4.1 Taxes. Appiicabls res] proparty taxes and special assessment bonds shali be prorated thraugh Escrow as of the date of the Closing, based
tnpmmmasoflhecmflnganylaxesassessadagamsnherpenybysuppumemalbiHavledby

P

upon the latest tax bill available. The Parties agree
reason of events occuring prior to the Closing. Payment of the p mi shall be made promptly in cash upon recelpt of a copy of any
supplemental bii.

112 fnsurance. WARNING: Any insurance which Seller may have mainteined will terminate on the Closing. Buyer is advised to oblein
appropriate insuranca to cover the Propery.

445 dsantale a-Existing-Notes-iiites—and-oparating-axp ehall-be-proralad-as-oHne
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11.6 Owrner's Assoclation Fess. Escrow Holder shall: (i) bring Selter's account with the assoclation curent and pay any delinquencies or transfer
fees from Seller's proceeds, and (i) pay any up frort fees required by the association from Buyer's funds.
12. Representations and Warranties of Selier and Disclaimers.
for & period of 3 years, and any lawsuit or action
based upon them must be commenced within such time perod.. Seller's warraniiss and representations are true, material and relied upon by Buyer and
Brokers in alf respects. Seller hereby makes the fallowing warranties and representations to Buyer and Brokers:

(8) Authonty of Sefier. Selier is the owner of the Property andior has the full dght, power and authority to sell, convey and transfer the
Property to Buyer as provided heseln, and to perform Seller's obligations hereunder.

(b) Mamtenance During Escrow and Equipment Condition At Giosing. Except a8 otherwise provided in paragraph 9.3(n) hereof, Seller shall
maintein the Property unil the Closing in its present condition, ordinary weer and tear excepted.

{c) Hazardous Substances/Storage Tanks. Seller has no knowledge, excepl as otherwise disclosed to Buyer In wailing, of the existence or
prior existance on the Property of any Hazardous Substance, nor of the existence of prior existence of any above or below ground storage tenk.

{d) Comp#iance. Seller has no knowiedge of any aspect or condttion of the Property which violates applicable lsws, rules, regulations, coges
or covenants, conditions or i or of imp mahefatimsmademﬂ\erpenyummapemlemewasreqmd,urofmy
unfulfiled order or direciive of any applicable governmental agency or casualty ¥ company fequiring any investigation, remediation, repair,
malntenance or improvement be performed on the Propesty.

(€) Changes in Agreements. Prior to the Closing, Selier will not violate or modify any Existing Lease or Other Agreement, or create any new
teases or other agreements affecting the Property, without Buyer's written approval, which approval may be given or withheld, in Buyer's sole discration Wi

.Seuqrh_asnoknwwedgemalanyonevvm,anheClos&tg.haveanyﬁgmtopossasslunofﬂumpeﬂy,—enseaH&

Possessory Rights.

dicalosod-by-this-Agr weEsRg-e-Beyar.

() Mechenics’ Liens, There are no unsalisfied mechanics' or materisimens' lien rights conceming the Property.

() Actions, Suils or Prucesdings. Sellefhasnoknwdedgeofmyacﬂom.morprmﬁngspemiugormaenedbeforeany
commission, board, bureau, agency, arbitratar, court of tribunal that would affect the Property or the right to ocoupy or utifize same.

Notice of Changes. Seller will promptly nottfy Buyer and Erokers in writing of any Material Change {see paragraph 8.1(o)} affeciing the

Property that becomes known lo Sefier prior to the Closing.

{§) No Tenant Bankruptcy Proceedirigs. Seller has no notice or knowiedge that any tenant of the Property is the subject of @ banksuptey or
insolvency procésding.
(k) No Seller Bankuptcy Procesdings. Seller is not the subject of & bankruptcy, ir

M -1 (=22 ' ‘ggaa‘n-:’,l' Av-

12.2 Buyer hereby acknowiedges that, except as olherwise steted in ihis Agreement, Buyer is purchasing the Properly in its existing condition and
will, by the time calfed for herein, make or have walved all inspections of the Property Buyer belleves are necessary to protect its own interest in, end its
contemplated use of, the Property. The Parties acknowledge that, except as othemwise sialed in this Agreement, no representations, inducements,
promises, agreements, assurances, ofal of written, concarming the Property, or any aspect of the occupational safety and heslth laws, Hazardous
Substance lsws, or any other act, ordinance or iaw, have been made by either Party or Brokers, or relied upon by either Pasty herelo.

123 lntheeverlthalBuyenemmataSellerrepresemallonorwarmmymighlbemtmepﬂurtomemnsm. and Buyer efects to purchase the
Property anyway then, and In that event, Buyer waives any right that it may have to bring an aclion vr praceeding against Selier or Brokers regarding
said representetion or warranly.

12.4 Any environmenta) reports, sails feporis, surveys, feasibility studies, and other similar documents which were prepared by third pary
conevitants and provided to Buyer by Seller or Sellers representatives, have been delivered as an accommodstion to Buyer and withoul any
representation or wamanty as 1o the sufficiency, accuracy, completeness, and/or validly of sald documents, all of which Buyer relies on at its own risk.

i s to review said documents and Investigete the

Seller believes saki documents to be accurate, but Buyer is to retsin approp
Property.
43. Possesslon.
Buyer at the Closing frae and clear of any poseessory Hghts grasnted to third parties and free and clear of ai

Poasession of the Property shali be given o

personal property. SUBISs

14, Buysr's Entry.

At any time prior to the Gosing, S sad; Buyer, end its agents and representatives, shali have tha right al reasonable times and subject
1o Aights of tenants, to enter upon the Property for the purpose of making inspectiona and tests specified in this Agr it, including the unr A right
to conduct & Phase !l E ] No lve testing shall be conducled, however, wilhiout Seller's prior approval which shall not be

unreasonably withheld. Following any suuh'ermy or work, untess ctherwise directed in writing by Sefier, Buyer shall retum the Property {0 the condition it
disnipted sofl or material as Seller may reasanably direct. Alt such

was in prior {0 such entry or work, Including the recompaction or removal of any
inspections and tests and any other werk conductad or materials fumished with respect 1o the Properly by or for Buyer shall be paid for by Buyeras and
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when due ang Buyer shall indemnify, defend, protect and hold harmless Sefler end the Property of and fram any and alf claims, lisbilities, losses,
(Including attomeys' fees), damages, including these for injury lo person or property, arising out of or relating to any such work or

materials or the 5018 or omissions of Buyer, its agents or employees In connection therewith,
15, Further Documants and Assurances.
The Parlies shall each, diligently and in good faith, undertake all actions and procedures reasonably required to place the Escrow in condition for
Giosing as and when required by this Agreement. The Parlles agree to provide all further information, and to execute and deliver all further documents,
reasonably required by Estrow Hoider or the Tille Company.
16, Attorneys’ Fees.
If any Party or Braker brings an action or ding (inciudi ion) involving the Property whether founded in tort, coniracl or equity, or 1o
deglare rights hereunder, the Prevailing Parly (as hereafler defined) in any such proceeding, action, or appeat thereon, shall be entitied to reasonable
atiorneys® feas. Such fees may be awarded in the same sult or recovered In a separate sult, whether or nat such aclion or proceeding is pursued to
decision or judgment. The term “Prevalling Party” shall include, without fimitation, a Party or Broker who substantilly oblains or defeats the refef
sought, as the case may be, whether by compromise, seftement, judgment, or the abandonment by the other Party or Broker of its claim or defanse.
The aftorneys' fees eward shall not be computed in accordance with any court fee schediule, but shall be such as 1o fully reimburse all attomeys’ fees
reasonably incumed,
17, Prior Agresmonts/Amendments,

17.1 This Agreement supersedes any and all prior agreements between Seiler and Buyer regarding the Property.

17.2 Amendments to this Agreement are effective only If made in writing and exacuted by Buyer and Sefler.

1 o athard:

a y A d.io Hae IhAf;ernllhﬂu
19, Notices,
19,1 Whenever any Party, Escrow Holder or Brokers herein shali desire o give or serve sny notice, demand, reg! pp A PR or
other communication, each such communication shail be in vriting and shall be P y, by ger or by mall, postage prepaid, to the

address set forth in this Agreement or by facsimile transmission or by email,

19.2 Service of any such communication shall be desmed made on the date of actus! receipt if personally delivered. Any such communication
sent by regular mall shall be deemed given 48 hours after the same Is melled. Communications senl by United States Express Mail or ovemight courier
that gusrantee next day delivery shall be deemed delivered 24 hnurs aﬂer delivery of the same to the Postal Service or courer. Commumications

transmitied by facsimiie transmission or by email shall be d 3 upon tek ion-of-receipt-{aonfirmation-report
tom-fax. is sided-a-copy-is-als d-via-dalivars-or-mai. If such communication is recelved on & Saturday, Sunday or legal

~zuffieiontdo BY
hollday, it shalt be deemed reee?ved on the nexd business day. Notwithstanding anything harein to the contrary, noticss delivered by Buyer 1o Escrow Holder

shall ba deemed as effective notice to Sellsr for sl 3

18.3 Any Parly or Brokar hereto may from ime to %ime, by notice In writing, designale a different address to which, or a different person or
additional persans to whom, et communicetions are thereafter to be made,
20. Duration of Offer.

20,1 it this offer is not accepted by Seller on or before 5:00 P.M. according {o the time standard applicable to the city of

on the date of

it shall be deemed automatically revoked.
20,2 The acceptance of this offer, or of any subsequent counteroffer hereto, that craates an agreement between the Parlies as described in
paragraph 1.2, shall be deemed made upon delivery 10 the other Party or either Broker herein of a duly executed writing unconditionaly accepting the

last outsianding offer of counteroffer.
21. LIQUIDATED DAMAGES. {This Lizuidated Damages paragraph is applicable only if initieled by both Parties).
THE PARTIES AGREE THAT IT WOULD BE IMPRACTICABLE OR EXTREMELY DIFFICULT TO FiX, PRIOR TO SIGNING THIS

AGREEMENT, THE ACTUAL DAMAGES WHICH WOULD BE SUFFERED BY SELLER IF BUYER FAILS TO PERFORW ITS
OBLIGATIONS UNDER THIS AGREEMENT. THEREFORE, IF, AFTER THE SATISFACTION OR WAIVER OF ALL
CONTINGENCIES PROVIDED FOR THE BUYER'S BENEFIT, BUYER BREACHES THIS AGREEMENT, SELLER SHALL BE
ENTITLED TO LIQUIDATED DAMAGES IN THE AMOUNT OF 520,000.00 UPON PAYMENT OF
SAID SUM TO SELLER, BUYER SHALL BE RELEASED FROM ANY FURTHER LIABILITY TO SELLER, AND ANY ESCROW
CANCELLATION FEES AND TITLE COMPANY CHARGES SHAL!L BE PAID BY SELLER.

Buyer Initials Seller inltials
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23. Miscallaneous.
have fully read and reviewed this A and each term and

23.1 Binding Effiect  Buyer and Seller both acknowledge that they i \g
provision confained herein. in addition, this Agreement shall be binding on the Parties without regard to whether or not paragraphs 21 and 22 are
initialed by both of the Parles. Paragraphs 21 and 22 ere each incorporated into this Agreement only i initialed by both Parties at the time that the
Agreement is executed.

23.2 Applicable Law. This Agreement shali be govemed by, and panagraph 22.3 Is amenged (o refer 1o, the laws of the stale in which the
Property is focated. Any filigation or arbitration belween the Parlies hereto conceming this Agreement shall be initiated in the county in which the

Property is located.

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

234 Counterparts.  This Agreement may be exaculed by Buyer and Selier in counterparts, each of which shall be deemed an original, and all
of which together shall constitute one and the same instrument. Escrow Holder, after verifying thal the counterparts are identical except for the
signatures, is authorized and instrusled 1o combine the signed signature pages on ane of the counterparts, which shal then constitute the Agreement.

23.5 Waiver of Jury Trial. THE PARTIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS TO TRIAL BY JURY IN ANY ACTION OR
PROCEEDING INVOLVING THE PROPERTY OR ARISING OUT OF THIS AGREEMENT.

23.6 Confilct. Any canflict between the printed proviskons of this Agreement and the typewritten or handwritien provisions shall be

controlied by the typewrilten or handwritten provisions.
23.7 1031 Exchange. Hoth Seller and Buyer agree 1o cooperate wilh each other In the evend that either or both wish to parficipate In a 1031
exchange. Any perly initiating an exchange shall bear all costs of such exchange.
23.8 Days. Unless otherwise specifically indicated to the confrary, the ward "days” as used In this Agreement shall mean and refer
to calendar days, if any date falis on a weeksnd or hollday (federal or state) then she dste In quastion shafl be deemed to ngtead be the naxt buginess day.

24. Disclosures Regarding The Natur: of a Real Estate Agency Relationship.
24.1 The Perties and Brokers agree that thelr relationship(s) shall be govemed by the principles set forth in the appliceble sections of the

Celfornia Civi Code, as summarized in paragraph 24.2.

24.2 When entering into a discussion with a nsal estate agent regarding a real estate transaction, a Buyer or Seller should from the outset
undereiand whal type of agency ionship or rep jon it has with the agent or agenis in the transaction. Buyer ard Selier acknowledge being
advised by the Brokers in this transaction, as follows:

nt under a sting agreement with the Seller acts as the agent for the Seller only, A Seller's agent or subagent

(2) Setier's Agent. A Seller's age
has the following affimnative obligations: (1) To the Seller; A fiduciary duty of utmost care, integrity, honesiy, and toyalty in dealings with the Selier. (2)

To the Buyer and the Seller. s. Diigent exercise of reasonabie skills and care in performance of the agent's duties. b. A duty of honest and fair dealing
and good faith. ¢. A duty to disclose all facts known to the ageni malerialy affecting the value or desirability of the properly that are not known to, or
within the diligent attention and observation of, the Parties. An agent is not obligated (o reveal to either Party any confidential information obtained from

the other Parly which does not involve the affimative dutles set forth above.

(b) Buyer's Agent. A selling agent can, with a Buyer's consent, egree o act as agent for the Buyer only. In these situations, the agent is not

the Seller's agent, even if by agreerment the agenl may f pensation for servi d, either in full or in part from the Seller. An agent
atting only for a Buyer has the following affimative obligations. (1) To the Buyer: A fidudery duty of utmost care, integrity, honesty, and loyaity In
dealings with ihe Buyer. (2) To the Buyer and the Seller. a. Diigent exercige of reasonable skills and care in performance of the agent’s duties. b. A
duty of honest and fair dealing and good fsith. G. A duly to disclose ol facts known to the agent materially affecting the value or desirabllity of tha
property that are not known ta, or within the diligent atiention and observation of, the Perties. An agent is ot obfigated to reveal to either Parly any
confidantial information obtained from the other Parly which does not invoive the affirmative duties set forth above.
(c) Agent Representing Both Selier and Buyer. A real estate agent, efther acting directly or through one or more associate ficenses, can
tegally be the agent of bath the Sefer and the Buyer in a transaction, but only with the knowledge and consent of both the Seiler and the Buyer. (1) Ina
duaf agency situation, the agent has the following affirmative abligations {o both the Setier and the Buyer: a. A fiduciary duy of utmost care, integrity,
honesty and loyally in the dealings with either Selier or the Buyer. b. Other dutles to the Seller and the Buyer as stated above in their respective
sections (a) or (b) of this paragraph 24.2. (2) In representing boih Seiler and Buyer, the agent may not without the express permission of the respective
Party, disciose to the other Parly that the Seller will accept a price less than the listing price of thal the Buyer wil pay a price grealer than the price
offered. (3) The above duties of the agent in a reel eslzte transaction do nol ralieve 3 Saller or Buyer from the respensibifity to protect their own
Interests. Buyer and Seller shoutd carefully read all agreements fo assure thet they adequately express their understanding of the transaction. A real
estate agent is a person qualified to advise abaut res) estate. 1 legel or 1ax advica is desired, consult 8 competent professional.

(d) Fudther Disclosures. Throughoist this ransaction Buyer and Selisr may receive more than ane dep g upon the ber of
agenis assisting In the transaction. Buyer and Selfler should each read Hs contents each time it is presented, coneidering the relationship between them
and the real estate agent in this tion and that disch Brokers have no responsibliity with respect to any default or breach hereof by either
Party, The Parties agree that no lawsult of other lega! proceeding involving any breach of duly, eror or omission refating 1o this transaction may be
brought against Broker more than one ysar afier the Date of Agreement and that the liabfilly (including court costs and atfomeys’ fees), of any Broker
t shall not g the fee by such Broker pursuant to this

with sespect to any breach of duty, emor or omission relating fo this Agr H
Agreement; provided, 1hat the foreguing fimitation on each Broker's Habifty shall not be applicable to any gross negligence or wiltful
migsconduct of such Broker.

24.3 Confidential information: Buyer and Selier agree to identify to Brokers es "Confidential” ary communication o information given Brokers that

1s considerad by such Party to be confidential.

25, Construction of Agreement. in construing this Agreement, all headings and titles are for the convenlence of the Parties only and shell not be
consigered & part of this Ag wit quired by the context, the singular shall include the phual and vice versa. Unless otherwise
specifically indicated to the contrary, the word "days™ aB used in this t shall mean and refer to calendar days. This Agreement shall not be
construed ag if prepared by one of the Parties, but rather according to its Tair meaning as a whole, as if both Partles had prepared it.

28 Additionaf Provisions:
Additional provisions of this affer, if any, are as follows or sre attached herelo by an addendum consisting of paragraphs B

through . {if there are no additional provisions write "NONE".)
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WHICH IT RELATES. THE PARTIES ARE URGED TO:

'ROPERTY FOR BUYER'S INTENDED USE.

ATTENTION: NO REPRESENTATION OR RECOMMENDATION 1S MADE BY THE AIR COMMERCIAL REAL ESTATE ASSOGIATION OR BY AN
ROKER AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT, OR TAX CONSEQUENCES OF THIS AGREEMENT OR THE TRANSACTION

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

) RETAIN APPROPRIATE CONSULTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PROPERTY. SAl
NVESTIGATION SHOULD INCLUDE BUT NOT BE LIMITED TO: THE POSSIBLE PRESENCE OF HAZARDOUS SUBSTANCES, THE ZONING OF|
E PROPERTY, THE INTEGRITY AND CONDITION OF ANY STRUCTURES AND OPERATING SYSTEMS, AND THE SUITABILITY OF TH

ARNING: IF THE PROPERTY 1S LOCATED IN A STATE OTHER THAN CALIFORNIA, CERTAIN PROVISIONS OF THIS AGREEMENT MA
EED TO BE REVISED YO COMPLY WITH THE LAWS OF THE STATE IN WHICH THE PROPERTY IS LOCATED.

NOTE:

1. THIS FORM 1S NOT FOR USE IN CONNECTION WITH THE SALE OF RESIDENTIAL PROPERTY.
2, iF EITHER PARTY IS A CORPORATION, IT IS RECOMMENDED THAT THIS AGREEMENT BE SIGHED BY TWO CORPORATE
OFFICERS.

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

BROKER: BUYER:
Lee & Associates®~Ontario Howard Industrial Partners and/or Rssianee
Alln: Chris Morrell / Cody Wolf . By /'M /‘?_{"f/“J
Tille: T Date:
Address: 3535 Tnland Empire BElvd. Name Printed: Tim Howaxd
Ontario, CA 91764 Title: | ) —
Telephone:(909) 373-2721 Telep! {714y 769-9155
Facsimile:( 909) 944-8250 Faceimile:_ )
: —~ Email: thoward@hipre.net
Emal.cwolf@lee-assoc.com By
Federal ID No. Da.te:
Broker/Agent DRE License & 01410974 / 01997598 Neme Printed: E " -
3 Ee, = — Tite: .
e Address: 1944 North Tustin Street, Suite 122

27. Acceptance.

Oranve, CA 92865
Telephone:( |

Facsirnilex( )
Emai:

Federsal 1D No.

27.1 Seller actepis the foregolng offer to purchase the Property and hereby agrees to sefl the Property to Buyer on the terns and conditions

therein s|
27.2

pecified.
Saller acknowiedges that Brokers have been retained to locate a Buyer and are the procuing cause of the purchase and sale of the

Proparty set forih In this Agreement. In consideration of real estate brokerage service rendsred by Brokers, Selier agrees 1o pay Brokers a real estate

Brokerage Fes in 8 sum equal to
Buyer's Broker

% of the Purchase Price to be divided between the Brokers as follows: Seller's Broker
%. This Agreement shall serve as an imevocable instruction to Escraw Hoidertupaysudx Brokerage Fee to Brokers out of
the proceeds accruing to the sceount of Sefler at the Closing. Broker's to be paid by Seller p

% and

27.3  Seller acknowiedges receipt of 3 copy hereof and authorizes Brokers to deliver a slgned copy to Buyer

NOTE: APROPERTY INFORMATION SHEET IS REQUIRED TO BE DELIVERED TO BUYER BY SELLER UNDER THIS AGREEMENT.

BROKER:

Keller Williams

SELLER:

Successor Amency to the Redevelopment
Ajency of the City of San Bernardino

Attn: Lara Fernandez
Tithe: )

By:
Date;

Added

1473 Ford St., Suite 200

Redlands, CA 92373

Name Printed: Andrea Miller
Tile: City Manager

Telephone: (928 1548-8585

Al

Emaul‘laraf ernandezS@ kw.com
Federal ID No.:

Broker/Agent DRE Ucense #: 02015587

2
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Telephone:(909) 384-5122
Facsimile:(909 ) 384-5138
Email;
Miller_An@ebcity.org
By:
Date:
‘Name Printed:
Tille: = .
Address: 300 N. "D" Street
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San Bernardino, CA 92418

Emeit.
Federsl 1D No.:

NOTICE: Thess forms are often modified to meet changing requirements of law and industry nesds. -Atways writs or call to make sure you
are utliizing the most current form: AIR Commercial Real Estate Association, 500 N Brand Bivd, Suite 200, Glendale, CA 91203,
Telephons No. (213} 867-8777. Fax No.: (213) 687-8816.

® Copyright 2003 By AIR Commercial Real Estate Assoclation,
Al rights reserved.
No part of these works may be reproduced in any form without permission in writing.
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Broker’s Opinion of Value
Prepared by
Keller Williams

(See Attachment)

EXHIBIT “C”




BROKER OPINION OF VALUE

e

0 Cooley Ave., San Bernardino, CA 92408 COMMERCIAL

PREPARED FOR:

Ms. Lisa Connor

Project Manager

Successor Agency to the Redevelopment Agency
of the City of San Bernardino

290 N. “D” Street - 3rd Floor

San Bernardino, CA 92401

FOR THE PROPERTY LOCATED AT:

E. COOLEY AVE.
SAN BERNARDINO, CA
APN: 0281-031-51, 0281-041-41

DECEMBER 26 , 2017

KW COMMERCIAL DOUGLAS REYNOLDSON KENNETH PATTERSON
1473 Ford Street Commercial Real Estate Investment Advisor Agent
Redlands, CA 92373 909.4;%4051 7 909.793.2100

dreyn n@kweommercial.com

BRE #01456022 kenpcommercial@gmail.com

We cblained the fviormation above from sources we betieve to be reliable. Howsver, we have not verifisd ils accuracy and male no guaranies, warnenty of reprasentation ebout
n.ubwhmwdsbjsﬂwhwssbﬁwdmm omss‘.ors change of price, rentel or other conditions, prior sale, leass or financing, or withdrawal without notice, We ncluds
for ta enly, arwd thay may not repressri cumant or fulure pesfornencs of the property. You end your tex end lsge) advisors

shoidd condict your oun I of the v end
www.kwcommercial.com
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KW COMMERCIAL DOUGLAS REYNOLDSON KENMETH PATTERSON
1473 Ford Street Commercial Real Estate Investment Advisor ~ Agent

Redlands, CA 92373 900.478.4517 000.793.2100
dreynoldson@kwcommercial.com
BRE #01456022 kenpcommercial@gmail.com
We obtained the information above from sources we believs to be reliable. Howaver, we have not verified fts eccuracy end make no guarantes, warrsnly or representation about

. ﬂiswmtsdambdt o the puesbiﬂyclsnum.mm change ¢f price, rendal or other conditions, prior sals, lease or finzncing, or withdrawa! witheut notice. We ciuds
for exarmpls only, and they may not represant curment or future performancs of tha property. You end your tax end legal advisors
shauld condust your own of the property and

_ . www.kwoommercial.com




BROKER'S OPINION OF VALUE

0 Cooley Ave., San Bernardino, CA 92408 COMMERCIAL
December 26 , 2017

Ms. Lisa Connor

Project Manager

Successor Agency to the Redevelopment Agency
of the City of San Bernardino

290 N “D” Street — 3rd Floor

San Bernardino, California 92401

Re:  Broker Opinion of Value for Site No. 44 -- APN #0281-031-51 and 0281-041-41

Dear Ms. Connor:

We have prepared the following report regarding our opinion of value for the above referenced
property (“Site”). Our opinion of value is based on an analysis of comparable sales.

Site Description

The Site consists of two contiguous parcels that together equal approximately 4.35 acres (or
189,486 sf). The Site is improved with a parking lot. The Site is zoned Heavy Industrial (“IH”)
which is a very broad zoning category, which allows multiple types of industrial uses, some of
which require a Minor Use Permit (“MUP”) or Conditional Use Permit (“CUP”) with City
Council approval. Two high-tension power line easements (100-foot-wide and 70-foot-wide,
respectively) affect approximately 64% (or 121,100 sf) of the Site. As a result, only
approximately 1.57 acres (or 63,386 sf) could be developed subject to certain practical
limitations. For example, approximately 0.60 acres (or 26,137 sf), of the 1.57 acres that is
unaffected by the powerline easements consists of a 20-foot wide strip of land, which may not
have any practical value for the development of structures. Therefore, in our opinion only
approximately 0.97 acres (or 42,254 sf) of the Site is suitable for development of structures
(“Buildable Area”). In addition, the Buildable Area is adjacent to the San Bernardino County
Flood Control Gage Canal. Consequently, any building proposed on the Buildable Area will
require a set-back distance from the County property. Notwithstanding the easements and
building restrictions, the Site could be developed with a modest size building and be used for a
variety heavy industrial storage, construction yard, or parking purposes.

KW COMMERCIAL DOUGLAS REYNOLDSON KENNETH PATTERSON
1473 Ford Street Commercial Real Estate investment Advisor ~ Agent
Redlands, CA 92373 909.478.4517 909,793.2100

g';g %gigrgg}zkgvcommercial.com kenpcommercial@gmail.com

Wa obrtelned the information above from sources we balleve to be refiable. However, wa havs not vestfisd fts accuracy and make no
it nhmwmmmmam omisslons, changs of price, rental or other condilions, prior sals, leade or financing, mMMmthumnmba.WaM
for P uiymd#synuynﬁmwmﬁmﬂwﬁm:spemnnmcftmnm You and your tax snd lepdl edvisors

shoutd condust your own | i oﬂhepmpMymu
veww. kwcommercial.com
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Comparable Sales

Overall, there have been few recent sales of IH-zoned undeveloped land near the Site. Asa
result, it was necessary for the purposes of the report to consider comparable sales that have
occurred over the last four years to get at least three comparable purchase and sale transactions.
Therefore, and as further described below, within the last four years there were three property
sales of IH-zoned undeveloped land which we believe are appropriate to use as comparable sales
for the Site. The comparable sales are either currently vacant or were vacant at the time of the
sale. We have adjusted each comparable sale based on site developability, easement restrictions
and changes in the marketplace over time.

Comparable No. 1 is approximately 6.31 acres (or 274,864 sf) of vacant land being used as
storage, sold in October 2017, is located on Cooley Drive (abutting the Site on the west), and is
zoned IH. This property is also affected by a power line easement. In addition, a significant
portion of each of its parcels (approximately 4.4 acres in total) is within the embankment area
and river bed of the Santa Ana River and is included within a perpetual easement controlled by
the San Bernardino County Flood Control District that restricts the easement area for only flood
control and recreation purposes (which is tantamount to fee). Therefore, the net developable
portion of this property is approximately 1.91 acres (approximately 83,200 sf). The sale price
was $373,000 or $4.48/sf of the net developable area. Because the net developable area of
Comparable No. 1 is more than twice the size of the Site’s net developable area, we believe that
the Site would not command the same price per square foot. Based on this we would adjust
Comparable No. 1 downward by at least 10% to $4.03/ sf.

Comparable No. 2 is approximately 7.10 acres (or 309,195 sf) of vacant land, sold in August
2015, is located on Orange Show Road, and is zoned IH. This property is affected by a 70-foot
wide power line easement, impacting approximately 0.91 acres (or 39,550 sf) of the property,
resulting in a net developable portion of approximately 6.19 acres (or 269,645 sf). The property
sold for $1,575,000, or approximately $5.84/sf of the net developable area. Because the net
developable area of Comparable No. 2 is more than six times the size of the Site’s net
developable area, we believe that the Site would not command the same price per square foot.
Based on this we would adjust Comparable No. 2 downward by at least 30% to $4.08/ sf.

1473 Ford Street Commercial Real Estate Investment Advisor ~ Agent
Rediands, CA 92373 900.478.4517 900.783.2100
dreynoldson@kwecommercial,.com

BRE #01456022 kenpcommercial@gmail.com

Wa obtanad the information above from sources we balieve to be refiable. However, we have rot verified its accurasy end make no guarantes, warnanty or reprasentation about
. nbwwnwamtoumwwumm change of price, rental o7 other conditions, prior saie, lease or firancing, or withdrawal without notics. We Includs

opinione, for exemnple only, and they may not represent curment or fulure perfomanoa of the proparty. You and your tex end lagel advisors
smummwmdempMNWm
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Comparable No. 3 is approximately 1.92 acres (or 82,820 sf) of vacant land, sold in July 2013, is
located on North “I” Street, and is zoned IH. There are no easements that affect the developable
portion of this property. The property sold for $266,000, or approximately $3.17/sf of the net
developable area. There are at least three factors that should be considered with respect to
adjusting Comparable No. 3 to the Site. First, Comparable No. 3 is over four years old.
Consequently, we believe the changes in market values for IH-zoned property would result in at
least a 60% increase in value for the Site. Secondly, the net developable area of Comparable No.
3 is about twice the size of the Site’s net developable area. In our opinion, we believe the size
differential would result in at least a 10% offset to the value of the Site. Lastly, this comparable
is unaffected by any easement crossing the property that would limit its utility. In our opinion,
we believe that the lack of an easement affecting development utility would result in at least a
10% offset to the value of the Site. Based on the foregoing, we value Comparable No. 3, as
adjusted, at $4.06/sf (i.e., $3.17/sf x 1.6 = $5.072/sf x .80 = $4.0576/sf, rounded to $4.06/sf).

Valuation Analysis
To determine an opinion of value, we considered the value of the net developable area and the

powerline easement affected portions of the Site (and the 20-foot wide narrow strip of land)
separately and then added the two resulting numbers together to get an overall value.

Value of the Developable Area
To arrive at our opinion of value for the Site, we averaged the adjusted values of each of the

above described comparable sales to arrive at a per square foot value of the Site. The result of
this computation is $4.06/sf (i.e., $4.03 + $4.08 + $4.06 = $12.17 + 3 = $4.056, rounded to
$4.06). Based on this, we muitiplied $4.06 by the 42,254 sf portion of the Site that is
developable and arrived at $171,551.24 (i.e., $4.06 x 42,254 = $171,551.24).

Value of Powerline Easement Affected Area

Although the portion of the Site that is affected by the powerline may not be developed with
structures, it may be put to certain valuable practical uses (e.g., heavy industrial storage,
construction yards, parking lots, etc.). Based on our experience, we believe that IH-zoned
property with these types of permanent restrictions would command a lower sales price as
compared to properties without such restrictions. Therefore, it is our opinion that the existence
of a powerline easement on the Site that permanently restricts the development utility of the
portion of the Site affected by the easement together with the 20-foot wide narrow strip of land
described above would result in at least a 70% offset to the value of the portion of the Site that is
unaffected by the easement. In this case, we believe that the value of the Site affected by the
powerline easement (and the 20-foot wide narrow strip of land) is $179,623.04 (i.e., 189,486/sf —

42,254/sf = 147,232/sf x $1.22 = $179,623.04).

KW COMMERCIAL DOUGLAS REYNOLDSON KENNETH PATTERSON

1473 Ford Street Commercial Real Estate Investment Advisor ~ Agent

Redlands, CA 92373 009.478.4517 809.783.2100
dreynoldson@kwecomimercial.com kenpcommerclal@gmail.com

BRE #01456022

We obtained the hformation abowa from sources we bezve 10 be refable, However, we have not verified ifs eccurecy snd make no guarentes, werranty or representation ebout
it. nasubvﬁhadwuacttoﬂtspnsslbiﬂywm omissions, change of price, rental or cther conditions, prior sals, leass or finanaing, or withdrawsl witheut notice. We ingiude
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BROKER'S OPINION OF VALUJ

e

KW,

COMMERCIAL

0 Cooley Ave., San Bernardino, CA 92408

Breker Opinion of Value

Based on the foregoing, it is our opinion that the Site is worth the sum of the value of the net
developable portion of the Site (i.e., $171,551.24) together with the value of the Site affected by
the powerline easement (and the 20-foot wide narrow strip of land) (i.c., $179,623.04).
Therefore, it is our opinion that the overall value of the Site is $351,200 (i.e., $171,551.24 +
$179,623.04 = $351,174.28, rounded to $351,200).

Our Broker Opinion of Value is: $351,200.

Also, enclosed you will find the following:

1. Property Profile

2. Comparable Sales Information with Summary Table

3. Broker’s Resume

We appreciate the opportunity to prepare this report. Please do not hesitate to call with any
questions.

Sincerely,

Kenneth Patterson
BRE# 00774852
1473 Ford St. #200
Redlands, CA 92373
951-318-8516
kenpcommercial@gmail.com

1473 Ford Strest Commercial Real Estate Investment Advisor Agernt
Redlands, CA 82373 809.478.4517 909.793.2100
dreynoldson@kwcommercial.com o
BRE #01456022 kenpcommercial@gmail.com
Wa obtainsd the hfomation ebove from sources we balieve to be refiable. However, we have nol vertied s end make no v y o representstion ebout

1. it is submitted subject to the possiblity of emors, omisslons, changs of price, rental or other conditions, prior sale, lease or financing, or withdrawal wihout notice. We includs
projections, opinfons, essumplions or eslimates for exampla only, and they may not rapresant current or fiture performance of the propearty. You and your tex end tagal advisors
should conduct your Gwn investigation of the propearty and transaction.
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0 Cooley Ave., San Bernardino, CA 92408

Owner Information

Owner Name:
Mail Owner Name:
Tax Billing Address:

Location Information

School District:
Comm College District Code:
Location Influence:

Tax Information

APN :

Tax Area:

Tax Appraisal Area:
Legal Description:

Assessment & Tax

Successor Agency/ Rda CEty Of Tax B:llmg Clty & State

COMMERCIAL

San Bernardino, CA

Sn Bndo

Successor Agency/Rda City Of Tax Billing Zip: 92401

Sn Bndo

201 N E St #301 Tax Billing Zip+4: i520

Redlands Census Tract 72.00

San Bernardino Viy J Topography: Flat/Level

River Neighborhood Code: 092-092
0281-041-41-0000 lot: 11

7045 Block: 72

12 Water Tax Dist: San Bernardino Viy J

PARCEL MAP 4781 THAT PTN PARCEL NO 6 LYING EAST OF THE EAST LINE LOT 11 BLK72R S
B AS RECORDED IN MAP BOOK 7 PAGE 2 OFFICIAL RECORDS

fexVear' . _ . Yol Tax
2014 BL BB e
Characteristics . e
County Land Use: Vacant Land Lot Area: 95,396
Universal Land Use: Vacant Land (NEC) Water: Public
Lot Acres: 2,19 Sewer: Public Service
Last Market Sale & Sales History o R o )
Owner Name: Successor Agency/Rda City Of
Sn Bndo
RecordingDate 12/03/2014 03/18/2011
SleDEtE s 11/24/2014 033712011
Nominal """ b R
Buyer Name gg:l:;/gopment Agcy Of San San Bernardino Economic Dev Co

Redevelopment Agcy OF San

Seller Name San Bernardine Economic Dev Co Bernard
Bocument Number 463109 112899
Document Type . Guit Ciaim Deed " Quit Claim Deed
KW COMMERCIAL DOUGLAS REYNOLDSON KENNETH PATTERSON
1473 Ford Strest Commercial Real Estate investment Advisor ~ Agent
Redlands, CA 92373 909.476.4517 909.793.2100
dreynolidson@kwcommercial.com ;
BRE #01456022 kenpcommercial@gmail.com
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We obiained the Information above from soiurces we balieve o be retable. However, we have not verified ta accuracy end maks no guarantes, werranty or represenistion about
Lnlsmmtaﬂsﬁsﬁmmpwydm,wmsm chengo of price, rente! or other conditions, prior sele, lease ar financing, or withdnawal withoud notice. We inchsde

for
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E Cooley Ave, San Bernardino, CA 92408, San Bernardino County

Owner Information

N/A N/A 94,090 $189,486 Active Listing @
Beds Bidg Sq Ft Lot Sq Ft MLS List Price

N/A N/A  VCNT LND-NE| N/A
Baths ¥r Built Type Sale Date

San Bernarding, CA

Owner Name: Successor Agency/Rda City Of Tax Billing City & State:

S$n Bndo
Mail Owner Name: Successor Agency/Rda City Of Tax Billing Zip: 92401

Sn Bndo
Tax Billing Address: 201 N E St #301 Tax Billing Zip+4: is20
Location Information R
Zip Code: 92408 Census Tract: 72.00
School District: Redlands Topography: Flat/\Level
Comm College District Code: San Bernardino Viy J Neighborhood Code: 092-092
Location Influence: River
Tax Information
APN : 0281-031-51-0000 Lot: 11
Tax Area: 7077 Block: 72
Tax Appraisal Area: 12 Water Tax Dist: San Bernardino Viy 3

Legal Description:

Assessment & Tax

Tax Year

Characteristics

County Land Use;
Universal Land Use:
Lot Acres:

Lot Area:

Listing Information

MLS Listing Number:

MLS Status:

MLS Area:

MLS Status Change Date:

Last Market Sale & Sales

Owner Name:

Recording Date

..................................................................

Buyer Name

Courtesy of LARA FERNANDEZ, KELLER WILLIAMS REALTY, California Regional MLS
The dzta within this report is ccmpiled by Corelogic from public and private sources. The ¢ata is deemed reliebie, but is not gueranteed. The
acrurecy of the data contzined herein can be Independently verified by the recipient of this repost with the applicable county or municipality.

PARCEL MAP 4781 THAT PTN PARCEL NO 6 LYING WEST OF EAST LINE LOT 11 BLK72RSB
RECORDED MAP BOOK 7 PAGE 2 OFFICIAL RECORDS

Total Tax
2
Vacant Land Gross Area: MLS: 189,486
Vacant Land (NEC) Water: Public
2.16 Sewer: Public Service
94,090
EV17251228 MLS Current List Price: $189,486
Active MLS Original List Price: %$189,486
274 - SAN BERNARDINO MLS Listing Agent: Evfernlar-Lara Fernandez
11/04/2017 MLS Listing Broker: KELLER WILLIAMS REALTY
History L
Successor Agency/Rda City Of
$n Bndo
_12/03/201 03/18/2011

Redevelopment Agcy Of San

Bernard San Bernardino Economic Dev Co

wre w b e e T SRS SR R T S S e IITERI s 1 12 e

Property Detail

Genergted on 12/28/2017
Page 1 of 2
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0 Cooley Ave., San Bernardino, CA 92408 COMMERCIAL
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KW GOMMERCIAL DOUGLAS REYNOLDSON KENNETH PATTERSON
1473 Ford Strest Commercial Real Estate Investment Advisor ~ Agent
Redlands, CA 82373 900.478.4517 " 909.793.2100
dreynoldson@kwcommercial.com
BRE #01456022 kenpcommercial@gmail.com
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Mmmmmmdmmmmm

www.kwcommercial com




LAND FOR SALE

e ———

0 Cooley Ave., San Bernardino, CA 92408 COMMERCIAL

lmsnnsmrn:w =
o 07 40 ALORCH TASATIOH ohr. =
RN - =

Ptn. Rancho San Bernardino <T:uy ;{lSan Beriardino 0281 - 0 4
ox_Rate
M.B. 7/2 7007 7045 7047 7077 7186
------ B i i Ll e B @
R | 2 ----
: «lu ; " - ". = 2
l F : gy F ME—""’E-
z 4 l|=
T g :
I Tl '
I | |
1 ]
t 1
| | l
; '
1 ] .
[ = | :
; vl
1 ]
! ) gl |~
1 ;_-: H]
! caFRS)
¥ e s
| 3 o
i Ko o
1 ;‘r: 5
& | %] -
\'!‘ E| Assassor's Map
. <| Book D281 Po s 04
“Blacy 5 | | Son Bornordlno County
g |
D : T l;in. .Ei 41;:& 23
e f
g %
= B O

vEviEte” T

:-5‘ 23703488 B4
Plo. Victoria Forms, Uail o, 2, Trech Ro. 2038, U.B, 29/51-52 Pia. Pouel Bop No. 4781, .M. 4B/87-8%  Porsel Wap Ne, 13207, P.W. 121/91-29, Conde Pioa C7-056308¢ Wriias
Parcei dop 2922, PN, 38 Pln. Potcel Hop Ho. S481, P.U. 58/93-9¢ Pla. Pareel Hop No. |HH P, BRLE4-28
Jonuory 2005 Pie. Porced Mep No. 4201. P.¥. 487186-101 Ple, Porcel Moo Na. SMIL P.u. 88/1-2 Parcel Moo Ho. 6859. P .M. 1247102
1473 Ford Street Commercial Real Estate Investment Advisor ~ Agent

Redlands, CA 92373

009.478.4517 809.783.2100

dreynoldson@kwecommercial.com .

BRE #01456022 kenpcommercial@gmail.com

Wo obtained the information ebove from sources we belleve 10 be refleble. However, we have not varfied its eccuracy ervd make no about

it.  is eubmitted subject to the possibiity of erors, omiasions, chenga of prics, renel or other conditions, pmmmorﬁmumﬁwﬂwmﬁwammp
projections, opintons, sseumptiona cr eatimates for sxample onily, and they may not represent cumment o fulure performance of the property, You and your tax and legel advisors
should cendust your own of the property end




0 Cooley Ave., San Bernardino, CA 92408

COMMERCIAL

Lnﬂsmlm Pin. Ranche San Bernardino
6f &8 TALORIN TAKATION B8 2

City of San Bernutdlno oz81-03

Tox
7005 7045 105!
. 7083 7077 7079

(Pll“ll STREEY

]

T
T o ™
e ;\m. s
FF& ‘g E‘ A\
[ A ®
Pl 1B
1 ik
== ' DU . NI S S ~ £
g: = g 1 : ¢
IF .3 | Bk
= s.\ 3 I@
i
t\

e S0, ~ - [PHINEEI-SHELE)

A ma . s—————

APR 08 2016
A u i BEI3M0 B
$2E$S0T'S ap
Pto. Parcel Mep Mo, 3368, P.K. 66/1-2 nn sz.i 4, Sec, 14 Book 0281 Page 03
88189 Parcel Nup A 10518, P.U. 12071213
T S R A H R H P Pareel u:: Ho. B4B4. B0 1117E1-B8 Figs U San Bernardino County
1473 Ford Street Commercial Real Estate Investment Advisor  Agent
Redlands, CA 92373 909.478.4517 000.793.2100
dreynoldson@kwcommercial.com ’ ]
BRE #01456022 kenpcommercial@gmait.com
%mmeMmﬁmmmmmbmmmmwemwnotveﬂﬁedlaaeaumymdrmlam about
nns?mwwmmwwd%mm , chenge of price, rental or other conditions, lease or financing, Ofwlhaawalmnnnoﬂee We helude

prior sels,
wpie only, and they may nol represent cumrent or future performance of the property. You and your tax and legal edvisore

- should conduct your own ien of the propsrty end



LC)(“AT ION MN

e

0 Cooley Ave., San Bernardino, CA 92408

V)

COMMERCIAL

of
E Norman Rd F"” e
=
E Orange Show Rd "3;
« ]
3 &
B € &
= 0’6/; <
g \ ' 9e Show Rd
> VALLEYAVIEW |
., Yere, - RIVERVIE
/4 S %
s
7 o @ E Victoria Ave
s
)
3 Hardt St Hardt St
S Santfan a
__dPPiver )
Floodway EBrierDr  £Gould St pap data €2017 Google
s S — — o e |
! W Muscoy ® |
| sIERRALAKES ' - !
@ |
‘ Highland
Rialto San Bernardino
Fontana , ’
VALLEY COLLEGE
. Colton !
Bloomington w Mentone :
_ Redlands |
Loma Linda Plymouth |
Village ’
(218 .
L 10)
Belltown Highgrove
f Calimesz
; RUBIDOUX
 Ceegle "RNERSDE ol .| . Mepdata©2017 Google
1 i4'73 Ford Street Commercial Real Fstate Investment Advisor Agent
Redlands, CA 92373 909.478.4517 . 809.783.2100
g:;gl%iﬁ%ré%*gcommemaal.com kenpcommercial@gmail.com
We obtained the information above from sources we belleve 1o be rellable. However, we have not verfied its ecoumcy &nd make no waranty of rep tation about

i’ RBWW!OMMHW onisaiane chanige of price, rental or other condttions, prior sals, lesse or finencing, or withdrawe! without notics, We include

s)muldmndmymxownbmdmﬂmofhapmmmmhn

e only, and thay mey not represent curment or future performance of the property. You end your tex end lege! advisors



COMPARABLE SALES SUMMARY

0 Cooley Ave., San Bernardino, CA 92408 COMMERCIAL

Comparable Sales Summary (Without Adjnshnents)
D

At TR r | 5 [ € | B | EF 5 —
" | Use Net i wl '
NetLand | Developal Gross Land
APN Location | L‘:;f:‘ R“"‘“”‘t’ SF | m;‘ eLund$/ | §/SF | SaleVale | SaleDate |
. Eascment | g SF GI8 |
| Offsets 8F) l © (G/D)
“Properly | 028104141 | ECooley | oo ' i -
Site | 028103151 | Awemue ! e lzt}g_’_w_ 1 68386 '42‘254‘ i
Sale | pr01.081.5 i K ’ i
Comparable { o0\ 1) 20 Cooley Drive | 274863 191,663 83,200 | @200 $4.48 $1.36 $373000; 1071022017 ¢
FTOR it SRR ) S pp SN SR SRR SR
Sale Orange E
Comparable | 0281-041-67 Showlfm 309,195 39,550 269,645 269,645 $584 | $509 | $1,575000°  s9n01S |
[ Y AP U TR S R
T G TR =i =" | ,r
Sale 0138-231-04 , .
Comparable | 013823105 | N'I"Street | 83820 0 | 83820 83220 $3.17 | $3.17|  $266000 | 702612013
# 0138-231-09
L omeasia0 S AU SR (A AU VY SO N
| S 7554 5F of buildable space et configuston o sasements __ $350 $3i [~
KW COMMERCIAL DOUGLAS REYNOLDSON KENNETH PATTERSON
1473 Ford Strest Commercial Real Estate Investment Advisor ~ Agent
Redlands, CA 92373 009.478.4517 809.793.2100
dreynoldson@kwcommercial.com kenpcommercial@gmall.com

BRE #01456022
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0 Cooley Ave., San Bernardino, CA 92408

COMMERCIAL

Comparable Sales #1

Property Information Sheet
Assessor’s Parcel Map
Aerial

KW COMMERCIAL DOUGLAS REYNOLDSON KEWNETH PATTERSON
1473 Ford Strest Commercial Real Estate Investment Advisor ~ Agent
Redlands, CA 92373 909.478.4517 ) 909.793.2100
gn:g%?zosg?;gvcommemal.com kenpcommercial@gmait.com
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N/A N/A 132,858 $373,000
Beds Bldg Sq Ft , lotSgFt Sale Price
i
N/A N/A  VCNTLND-NE 05/10/2017
Baths Yr Buiit Type Sale Date
il
owner Information e P Bl ih e ety ol e ar e [ PR P e e ..
Owner Name: Cooley Properties Lp Tax Bitling City & State: Carlsbad, CA
Mail Owner Name: Cooley Properties Lp Tax Billing Zip: 92011
Tax Billing Address: 7040 Avenida Encinas Tax Billing Zip+4: 4652
#104-519
Location Information . S -
School District: Colton Census Tract: 72.00
Comm College District Code: San Bernardinc Viy J Topography: Flat/Level
Location Influence: River Neighborhood Code: 092-092
Tax Information
APN : 0281-021-30-0000 Lot: 11
Tax Area: 7080 Block: 72
Tax Appraisal Area: 12 Water Tax Dist: San Bernardino Viy )

PARCEL MAP 4781 THAT PTN PARCEL NC 5 LYING WEST OF EAST LINELOT 11 BLK72RSB

Legal Description:
RECORDED IN MAP BOOK 7 PAGE 2 OFFICIAL RECORDS

Assessment & Tax = == . N R . BN T ,
TaxYear ~ TowmlTax

BOTA 82092 e

Characteristics o . _ ) »

County Land Use: Vacant Land Lot Area: 132,858

Universal Land Use: Vacant Land (NEC) Water: Public

Lot Acres: 3.05 Sewer: Public Service

Last Market Sale & Sales History — .

Recording Date: 10/10/2017 Sale Type: Fuli
Saie Date: 05/16/2017 Deed Type: Grant Deed
Sale Price: $373,000 Owner Name: Cooley Properties Lp
Multi/Split Sale: Mulii Seller: Successor Agey To Of Redev
Agey/C
Document Number: 416650
Recording Date 10/10/2017 12/03/2014 03/18/2011 08/05/1992 _11/30/1988
SalePate T 05/10/2017 11/2472014 03/17/2011 10/1988
SAIEPHICR  8373/000 oot s e e RS R8-S SRR SRR
Hirsir s ' §
. Redevelopment Agcy Of San Bernardino Redevelopment Agency
Buyer e Cooley Propertes L ..San Bernard ..[EconomicDevCo  OfTheCly Ofsan  "ede Carohn
................................. CsSer RSy e O Sa Bararding Radevaiosmant oy 6F
e o RedevAgcy/C  EconomicDevCo SanBemard Thomason Carolyn G . ede John Tansiey
Document Number 416650 7463109 112899 34017 T 493350
Document Type Grant Deed Quit Claim Deed Quit Claim Deed Eﬂ;s:ue&ae?:ous Quit Claim Deed

e i o e s Gapones

Courtesy of LARA FERNANDEZ, KELLER WILLIAMS REALTY, California Reglonal MLS

The data within tnis report is compiled by Coretogic from public and private sources. The data is deemed reliable, but is not guarenteed. The P D -
accurecy of the datz contained hereln can be independentiy verified by the recipient of this report with the applicable county or municipaiity. l'OPel'ty etall
Generated on 12/28/2017

Page 1 of 2



Cooley Dr, San Bernardino, CA 92408, San Bernardino County

N/A N/A 142,005 $373,000

Beds Bldg $q Ft Lot Sq Ft Sale Price

N/A N/A VCNT LND-NE 05/10/2017

Baths ¥Yr Built Type Sale Date
Owner Information == = U
Owner Name: Cooley Properties Lp Tax Biiling City & State. Carisbad, CA
Mail Owner Name: Cooley Properties Lp Tax Billing Zip: 92011
Tax Billing Address: 7040 Avenida Encinas Tax Billing Zip+4: 4652

#104-519

Location Information
Zip Code: 92408 Census Tract: 72.00
Schocl District: Redlands Topography: Flat/Level
Comm College District Code: San Bernardino Viy J Neighborhood Code: 092-092
Location Influence: River
Tax Information o
APN : 0281-031-52-0000 Lot: 10
Tax Area: 7077 Block: 72
Tax Appraisal Area: 12 Water Tax Dist: San Bernardino Viy J
Legal Description: PARCEL MAP 4781 THAT PTN PARCEL NO 5 LYING EAST OF EAST LINELOT 10BLK72R S B

RECORDED MAP BOOK 7 PAGE 2 OFFICIAL RECORDS

Assessment & Tax

Tax Year Total Tax )

TSSO 1 < | S,

Characteristics - S

County Land Use: Vacant Land Lot Area: 142,005
Universal Land Use: Vacant Land (NEC) Water: Public

Lot Acres: 3.26 Sewer: Public Service

Last Market Sale & Sales History

Full

Recording Date: 10/10/2017 Sale Type:

Sale Date: 05/10/2017 Deed Type: Grant Deed

Sale Price: $373,000 Owner Name: Cooley Properties Lp

Multi/Split Sale: Multiple Seller: Successor Agey To Of Redev

Agcy/C

Document Number: 416650

Recording Date 1071072017 12/03/2014 03/18/2011 11/30/19868 12/29/1986

P e R e st e i . LA

T SEeeTTT . 5T

Nominai [ A A

Buyer Name Cooley Properties Lp g::eg:ll'gzpéent Agey Of g;‘ni;r&acrfgcc’m Wade Carolyn Thomason Ryland M

Seller Name hotor Agrit O Bl bev o San Bemmard 9% O wade John Tansley (o0 BT
48309 112809 409270 T 306821

OultCIalmDeed 1111 Quit Clalm__!f_)eed . Quit CIa|mDeed "“_-::mgprpora{i'én Grant Deed

T - s e i R S A SR i R 1§ o T AR TR A M 5 NI SR L TS A e S o YA e w s

Courtesy of LARA FERNANDEZ, KELLER WILLIAMS REALTY, California Reglional MLS

The data within this report is compiled by Corelogic from public and private sources. The data is deemed reliable, but is not guaranteed. The ; H
accuracy of the date contained herein can be independently verified by the recipient of this report with the applicable county or municipality. PrOper’ty Detall

Generated on 12/26/2017
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KW COMMERGIAL
1473 Ford Street
Redlands, CA 92373

DOUGLAS REYNOLDSON KENNETH PATTERSON

Commercial Real Estate Investment Advisor Agent
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BRE #01456022 kenpcommercial@gmail.com
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Commercial Real Estate Investment Advisor Agent

800.478.4517 809.793.2100
dreynoidson@kwoommergial.com
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Comparable Sales #2
Property Information Sheet
Assessor’s Parcel Map
Aerial

KW COMMERGIAL DOUGLAS REYNOLDSON KENNETH PATTERSON

1473 Ford Street Commercial Real Estate Investment Advisor  Agent

Redlands, CA 92373 908.478.4517 909.793.2100
dreynoldson@kwcommercial.com

BRE #01456022 kenpcommercial@gmail.com

We cbiained the information sbove from sousces we belisye 1o be refable, Howsvar, we have nol verfiad fls eccuracy end mske nd g abouy
R hbwmswwmmydmm changs of price, rentel or other conditions, prior salg, lease or financing, orwnhdrewalmnndbe.%m
projections, opinions, or for Mwmwmym'mmmwmmpmm the proparty. You and your {ex and legs’ advizons
ghould your own | i of tha property and

_ www kwcommercial.com




N/A N/A 309,195 $1,575,000 %
Beds Bldg Sq Ft LlotSqg R Sale Price
. ;
N/A N/A ‘VCNT LND-NE 08/12/2015
Baths Yr Built Type Sale Date
Owner Information i = me=wme e me mee e
Owner Name: Swift Transportation Co Of Tax Billing City & State: Phoenix, AZ
Arizona L
Mail Owner Name. Swift Transportation Co Of Tax Billing Zip: 85043
Arizona L
Tax Billing Address: 2200 S 75th Ave Tax Billing Zip+4- 7410
Location Information
Zip Code: 92408 Census Tract: 72.00
School District: Redlands Topography: Flat/Level
Comm College District Code: San Bernardino Viy J Neighborhood Code: 092-092
Tax Information =~~~ === = . . L
APN - 0281-041-67-0000 Tax Appraisal Area: 12
Tax Area: 7077 Water Tax Dist: San Bernardino Viy J
Legal Description: PARCEL MAP 17132 PARCEL 4 BOOK 221 PAGE 84

Assessment & Tax

Assessment Year 2016 . 2015

b e . SRR
Assessed Vaiue - Land R e

YOVY Assessed Change ($) $942,000

YOY Assessed Change (%) 98.339%

Tax Year Total Tax Change ($) Change (%)

514 e o e A et e e A O e
SHPE g e wiT B
L O - 2 O 1| SO <X < S
Special Assessment Tax Amount

Sb Valley Monl Wir Dbt Sve =~ $3,087.50

S B City Lmad 1059
Redlands Unifled Bond
San Bdno Comm College Bord

Co Ventor Control CT$1g0
“Toial OF Spaci Resassmrants g g

Characteristics

County Land Use: Vacant Land Lot Area: 309,195

Universal Land Use: Vacant Land (NEC) Water: Public

Lot Acres: 7.098 Sewer: Public Service

Listing Information

MLS Listing Number: CV15146552 MLS Current List Price: $2,164,323

MLS Status: Expired MLS Originat List Price. $2,164,323

MLS Area: 274 - SAN BERNARDINO MLS Listing Agent: Cv35496-Ryan Athens
Courtesy of LARA FERNANDEZ, KELLER WILLIAMS REALTY, California Regionai MLS
The data within this report i3 compiled by Corslogic from public and private sources. The data is deemed rebiabie, but Is not guaranteed. H
accuracy of the data conlained herein can be independently verified hy the reciplent of this report with the applicable county or municipality. Property Deta'l

Generated on 12/26/2017
Fage 1 of 2
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0 Cooley Ave., San Bernardino, CA 92408

COMMERCIAL

KW COMMERGIAL
1473 Ford Strest
Redlands, CA 92373

M

DOUGLAS REYNOLDSON KENNETH PATTERSON
Commercial Real Estate Investment Advisor Agent

909.478.4517 . 909.793.2100

gr;é' %?iglggvcommemal.com kenpcommercial@gmail.com

We obteined the information above from sourcas we beliave to be reliable. However, wa have not verfled fts eccuracy end make no guanantee, werrenty of representation about
#. nlamnadsub]eenoheposslbmyofmm, ornissions, change of price, rental or other conditions, prior 2aie, leass of financing, or withdrawa! without notics. Wa Include
for example only, andt they mey not represent current or futise parformance of the property. You and your tax and legel advisors
dwuldoonduﬁ YOur own lnvasllgaﬂon of the properly and transaction.

www kwoommercial com




0 Cooley Ave., San Bernardino, CA 92408 COMMERCIAL

Comparable Sales #3
Property Information Sheet
Assessor’s Parcel Map

KW COMMERCIAL
1473 Ford Street
Redlands, CA 92373

Aerial

DOUGLAS REYNOLDSON KENNETH PATTERSON

Commercial Real Estate Investment Advisor Agent

30%?1‘451@-{kwcommemlal com 805.793.2100

re: s0N K

BRE #01456022 kenpcommercial@gmail.com

We oblsined the information ebove fiom sourcss we befave to be refiable. However, we have not verified #s accuracy snd meke no intes, waranty or shout

n.lklsamnmadum}scttnlhsposdbllﬂyofemm cmlsebns change of price, rente! or other conditions, prior egle, lesee or financing, or withdrewal withaut nolize, We ncluda
ptions or for iz only, end thay may not represant currant of fture parformancs of the property. You and your tex and lspal exvisors

should w\ducl YOur own ofthep and

www.kwcommerclal.com



936 w 3rd St, San Bernardmo, CA 92410, San Bernardlno County

N/A N/A 16,570 $266,000

Beds BidgSqFt | LotSqFt = Sale Price

N/A°  N/A  'VCNTLND-NE 06/05/2013

Baths Yr Built Type Sale Date
Owner Information S e .
Owner Name: Pensco Trust Company Tax Billing Zip: 92867
Mail Owner Name: Pensco Trust Company Tax Billing Zip+4: 5848
Tax Billing Address: 1012 E Adams Ave Owner Occupled: No
Tax Billing City & State: Orange, CA
Location Information =~ === i . s
Zip Code: 92410 Census Tract: 49.00
School District: San Bernardino Topography: Flat/Level
Comm College District Code: San Bernardino Viy 3 Neighborhood Code: 091-091
Tax Information
APN : 0138-231-05-0000 Lot: 1
Tax Area: 7160 Block: 16
Tax Appraisal Area: 12 Water Tax Dist: San Bernardino Viy J
Legal Description: RSBS 130 FTLOT 1 BLK 16 AND PTN VAC ALLEY ON N EX E 225 FY EX ST
Assessment & Tax
Assessment Year N A 2018 ... 2015
Assessed Value - Total $55453 . TN, 1o S . $53,549
Assegﬁgg Value - Land $55,453 $64,366 $53,649
YOY Assessed Change ($) $1,087 $817
YOY Assessed Change (%) 2%
Tax Year _MTotal ‘!:ax o Change (%)
2014 kS
2O1S e LA O .. A 286% e
. U 1 L 18.11% e
Special Assessment
Sb Valley Muni W_glr"!)bt Svc
School Bonds
Characteristics
County Land Use: Vacant Land Gross Area: MLS: 12,500
Universal Land Use: Vacant Land (NEC) Water: Public
Lot Acres: 0.38 Sewer: Public Service
Lot Area: 16,570 Year Built: MLS: 1983
Listing Information
MLS Listing Number: CC193187 MLS Current List Price: $1,19%9,000
MLS Status: Canceled MLS Listing Agent: Scolllau-Laurie Kim Leggio
MLS Area: 274 - SAN BERNARDINO MLS Lasung Broker: MMDC INC

v s g A e R T o v i A At fin g R e vt e s e s i

Courtesy of LARA FERNANDEZ, KELLER WILLIAMS REALTY, California Regional MLS

within this report is compiled by Cerelogic from public and private sources. The date is deemed reliable, but is not guarenteed. The P D ta-l
accuracy of the data contained herein can be independently verified by the reciplent of this report with the applicable county or municipality . ro Perty e l
Generated on 12/28/2017

Page 4 of 12



MLS Status Change

Date:

Last Market Sale & Sales History

06/22/2013

Recarding Date: 07/26/2043 Sale Type: Full

Sale Date: 06/05/2013 Deed Type: Grant Deed

Sale Price: $266,000 Owner Name: Pensco Trust Company
Multi/Split Sale: Multi Seller: Harraka R & ) Family Trust
Document Number: 329566

Recording Date 07/26/2018 01/03/2011 10/05/2009 10/01/2008 11/13/2007

Sale Date 06/05/2013 12/20/2010 00/26/2000 09/22/2008 11/06/2007

Saie Price $268,000 §506,660 ) e SO41, 706 $a3,401
Nominal " S S

Buyer Name Steckler Terry Harraka Robert & JA | gtrpet LIC Rpg Ents Inc Dannis Dan & Kathleen
Seller Name Harraka R & JFamlly | street LLC Steckler Kevin L Fei Natl Lender Sves Inc |oreciosure Consultants
Document Number 320866 1181 437450 436754 626446
Document Type _GrantDeed Grent Deed Grant Deed Trustee's Deed Trustee's Deed
Recording Date 08/23/2006 07/14/2004 07/07/2003

Sale Date 01/03/2006 07/1 2/2004 _______ 07/06/2003__'

_Sale Price $850,000 $600,000

Nominal Y

Buyer Name Algroup inc Classic Home Loans Mq_yoo Developers

. Def:

Seller Name "Clafflc Home Loans g:\a,r;j%rzegca efault Mayco Developers

Document Number 677112 499313 492472

Document Type Grant Deed Trustee Deed Grant Deed

Mortgage History B .

Mortgage Date 01 /26/ZOOZ ______ 08/23/2006

Mortgage Amount $1 50,990 ................ $92,000
_Mortgage Lender Private Individual

Mortgage Code Private Party Lender Private Party Lender

Foreclosure History

Notlce Of Trustee's Sale

Notice Of Default

Document Type

Default Date 05/17/2007

Foreclosure Filing Date 0271172008 e 08/22/2007 0571772007

Recording Date 0271 4/2608 T 08/30/2007 0&/2172007 T
Document Number 68132 503048 304171
Befa SR Sa

Final Judgment Amount $905,300 $503,600 o mmmmmmmmmmmmmmmm———————"—" o
Original Doc Date 11/00/2006 T Gi/2672007 01/26/2007

Original Document Number 765983 T 51036 51636

Courtesy of LARA FERNANDEZ, KELLER WILLIAMS REALTY, California Reagional MLS
The data within this report is complied by Coretogic from public and private sources. The data is deemed reliable. but

not guaranteed, .

accuracy of the data contained herein can be independently verified by the recipient of this report with the applicable county or municipality,

Property Detail

Generated on

12/28/2017
Page 5 of 12



340N I St, San Bernardmo, CA 92410-1814 San Bernardmo County

N/A N/A 8,060 $266,000
Beds BldgSq Ft | Lot SqFt Sale Price
N/A N/A | RES-NEC _ 06/05/2013
Baths Yr Built Type Sale Date
Owner Information = =~ I N
Owner Name: Pensco Trust Company Tax Blllmg Zip: 92867
Mail Owner Name: Pensco Trust Company Tax Billing Zip+4. 5848
Tex Billing Address: 1012 E Adams Ave Owner Occupied: No
Tax Billing City & State: Orange, CA
Location Information ) v i o
Zip Code: 92410 Census Tract: 49,00
Carrier Route: Co15 Topography: Flat/Level
School District: San Bernardino Nelghborhood Code: 091-091
Comm College District Code: San Bernardino Viy J
Tax Information === = S e
APN . 0138-231-09-0000 Lot 1
Tax Area: 7160 Block: 16
Tax Appraisal Area 12 Water Tax Dist: San Bernardino Viy J

Legal Description: RSBWG62FTE175FT S 130 FT LOT 1 BLK 16 AND PTN OF VAC ALLEY ON N

Assessment & Tax

Assessment Year 2017 ) 2016 2015
R T §55306 S ——————
e T R = Sigiagp T
YOV Assessed Change ($) $528 $ggy —mmmmmmmmmmmm————

YOY Assessed Change (%) 2% LB

Tax Year Total Tax Change ($) Change (%)

2014

Specml Assessment

Sb Valiey Muni Wtr Dbt Sve

.School Bonds
San Bdno Comm College Bond

.....................................................................................................................................

Co Ventor Control
Total Of Special Assessments

Characteristics I L - I
County Land Use: Vacant Land Lot Area: 8,060

Universal Land Use: Reslidential (NEC) Water: Publilc

Lot Acres: 0.185 Sewer: Public Service

Estimated Value

RealAVV™ (1): $189,818 Confidence Score {2) 78

RealAVM™ Range: $165,142 - $214,494 Forecast Standard Deviation {(3): 13

Value As Of: 1.2/14/2017

Courtesy of LARA FERNANDEZ, KELLER WILLIAMS REALTY, California Reglonal MLS
The data within this report is compited by Corelogic from public and private sources. The data fs deemed reliable, but s not guaranteed. The =
accuracy of the date contained herein can be independently verified by the recipient of this report with the applicable county or municipality. Proﬂerty Betall

Ganerated on 12/28/2017
Page 7 of 12



(1) RealAVM™ is a Corelogic® derived value and should not be used in lieu of an appraisal.

(2) The Confidence Score is a measure of the extent to which sales data, property information, and comparable sales support the property valuation analysis process. The
confidence score range Is 60 - 100. Clear and consistent quality and quantity of data drive higher confidence scores while lower confidence scores indicate diversity in
data, lower guality and quantity of data, and/or fimited simifarity of the subject property to comparable sales,

{3) The FSD denotes confidence In an AVM estimate and uses a consistent scale and meaning to generate a standardized confidence metric. The FSD is a statistic that
measures the likely range or dispersion an AVM estimate will fall within, based on the consistency of the information available to the AVM at the time of estimation. The

FSD can be used to create confidence that the true value has a statistical degree of certainty.

Last Market Sale & Sales History

Recording Date: 07/26/2013 Sale Type: Full
Sale Date: 06/05/2013 Deed Type: Grant Deed
Sale Price: $266,000 Owner Name: Pensco Trust Company
Multi/Split Sale: Multi Seller: Harraka R & J Family Trust
Document Number: 329566
Recording Date 07/26/2013 01/03/2011 10/05/2008 09/22/2009 10/01/2008
SaleDate 06/05/2013 12/20/2010 09/29/2009 09/15/2008 _09/22/2008
Sale Price $266,000 o 88000000 e ere s $941,700
Nomipal o ——m—yyrnm—m—m—— pyyym - s o
Buyer Name Steckler Terry Harrake Robert &JA | gireettic Rpg Ents Inc
Selier Name ;‘fu::ka R & J Family | Street LLC Steckler Kevin L Rpg Ents Inc Fci Natl Lender Svcs Inc
Document Number 329566 1167 437450 414426 ’ "435754
Document Type Grant Deed grant Deed Grant Deed Grant Deed Trustee's Deed
Recording Date 11/13/2007 08/23/2008 07/14/2004
Sale Date 11/06/2007 ~01/03/2006 07/12/2004
Sale Price $43,404 $850,000 $600,000
Nomipad ]
Buyer Name Dannis Dan & Kathleen Algroup Inc Classic Home Loans

Foreciosure Consultants Landamerica Default
Selier Name Inc Classic Home Loans SvesCoC
Document Number 626445 577112 499313
Document Type Trustee's Deed Grant Deed Trustee Deed
Mortgage History
Mortgage Date 01/26/2007 . 08/23/2008 ......covversescseensssesesaesassisns
Mortgage Amount $150,000 $92,000

Mortgage Lender

Private Individual

Mortgage Code

Private Party Lender

Private Party Lender

Foreclosure History

Notice Of Trustee's Sale

Notice Of Trustee's Sale

Notice Of Default

Document Type

Defauit Date 05/17/2007

Foreclosure Filing Date 02/11/2008 06/5572007 P L 7 A
Recording Date 02/14/2008 08/30/2007 0572172007

Document Number 68132 503045 304112

Defauit Amount e §30441

Finai Judgment Amount $605,300 §BG0,Gag s

Originai Doc Date 1170872006 0172672007 oi/26/2607 e
Original Document Number 765963 Aad 51 937 51 937 ...................................................

...................................................

Courtesy of LARA FERNANDEZ, KELLER WILLIAMS REALYY, California Regional MLS

The dafa within this report is compiled by CoreLogic from public and private sources. The '.:
accuracy of the data contained herein can be independently verified by the recipient of thi

i - 11 bulisnot.

is report with the applicable county or municipality,

The

Property Detail

Generated on 12/28/2017
Page Bof 12



308 N I St San Bernardmo, CA 92410 San Bernardmo County

N/A N/A 14,690 $266,000
Beds Bldg Sq Ft | LotSqFt Sale Price
N/A N/A  VCNTLND-NE 06/05/2013
Baths YrBullt '  Type Sale Date
Owner Information = = o S .
Owner Name: Pensco Trust Company Tax Billing Zip: 92867
Mail Owner Name: Pensco Trust Company Tax Billing Zip+4: 5848
Tax Billing Address: 1012 E Adams Ave Owner Occupied: No
Tax Billing City & State: Orange, CA

Location Information = =

49.00

Zip Code: 92410 Census Tract

Carrier Route: Co15 Topography: Flat/Level

School District: San Bernardino Neighborhood Code: 091-091

Comm College District Code: San Bernardino Viy J

Tax Information e e e EwE——— g me S -

APN : 0138-231-10-0000 Lot: i

Tax Area: 7160 Block 16

Tax Appraisal Area: 12 Water Tax Dist: San Bernardino Viy J

RSBE 113 FT OF THAT PTN LOT 1 BLK 16 DESC AS BEG AT SECOR SD LOT 1 TH W 175 FT TH

Legal Description:
N130FTTHE 175 FTTH S 130 FT TO POB EX ST

Assessment & Tax

Assessment Year 2017 2016 2016
R oo ™ R e gasies G T —
Assessed Vaiue -~ Land $48.152 . $47'429. ...................................................
YOY Assessed change ($) . $723 .........................................................................
'YOV Assessed Change (%) 1.629% e
Tax Year Total Tax _Change ($) Change (%)

$610

School Bonds

San Bdno Comm Col|ege ‘Bond

€o Ventor Control
Total Of Special Assessments

........

Characteristics

County Land Use:
Universal Land Use.
Lot Acres:

Last Market Sale & Sales

Recording Date:
Sale Date:

Courtesy of LARA FERNANDEZ, KELLER WILLIAMS REALTY, California Regional MLS
The date within this report is compiled by Corelogic from public and private sources. The
data contained herein can be independently verified by the recipient of this repori with the appliceble county or municipality .

Vacant Land
Vacant Land (NEC)
0.3372

History

07/26/2013
06/05/2013

Lot Area:
Water:
Sewer:

Sale Type:
Deed Type:

but  not guaranteed,

14,690
Public
Public Service

Full
Grant Deed

B R e S T —

Property Detail

Generated on 12/28/2017
Page 10 oi 12



Pensco Trust Company

Sale Price: $266,000 Owner Name:

Multi/Split Sale: Multi Seller: Harraka R & J Family Trust
Document Number: 329566

Recording Date 07/26/2013 01/03/2011 .10/05/2009 09/22/2009 10/01/2008
Saelepate 06/05/2013 12/20/2010 09/29/2009 09/15/2009 08/22/2008

Sale Price $266,000 $300,000 $941,700
Nominatl . Y M )

Buyer Name Steckler Terry 'T*fu’; oka Robert & JA  gireat LiC Steckler Kevin L Rpg Ents Inc
Seller Name _ll-_i:ur;?ka R & J Famlly | Street LLC Steckler Kevin L Rpg Ents Inc Fci Natl Lender Sves Inc
‘Document Number 329566 1181 437as0 T 414426 43g76q
Document Type Grant Deed Grant Deed Grant Deed Grant Deed Trustee's Deed
Recording Date _11/13/2007 08/23/2006 o7/14/2004

Sale Date 11/06/2007 01/03/2006 07/12/2004

Sale Price $43,404 $850,000 $600,000

Nominal .

Buyer Name Dannis Dan & Kathleen Algroup inc ) Classic Home Loans

Foreclosure Consultants i Landamerica Default

Seller Name Inc Classic Home Loans Svcs Co'C ............

Document Number 626447 577112 499313

Document Type Trustee's Deed Grant Deed _.Trustee Deed

Mortgage History o »
MortgageDate .. 01/26/2007 ... LOB2BI2008 s

Mortgage Amount $i50000 -~ $92,000

Mortgage Lender

Private individual

Mortgage Code

Private Party Lender

Private Party Lender

Foreclosure History

Notlce Of Trustee's Sale

Notice Of Trustee's Sale

Notice Of Default

Document Type

Defauit Date 05/17/2007

Foreclosure Filing Date 02/11/2008 og/22/2007 os/i7/200 T
Recording Date - 027472008 T 08/30/2007 N 05/21/2007

Document Number 66132 503049 304115

Defauit Amount T g0,y ——"

Final Judgment Amount $805,300 $202,029
"Original Doc Date 11/08/2006 01/26/2007 01 /2872007
Original Document Number Fesge3 T 51040 51940

Courtesy of LARA FERNANDEZ, KELLER WILLIAMS REALTY, California Regional MLS

The data within this report is compiled by CorelLogic from public and private sources. The & ¢

: . . butis not

accuracy of the data contained herein can be independently verified by the recipient of this report with the applicable county or municipality,

Property Detail

Generated on 12/28/2017
Page 11 of 12



340 N ISt San Bernardmo, CA 92410-1814 San Bernardmo County

N/A N/A 38,000 $266,000

Beds Bldg Sq Ft Lot Sq Ft Sale Price

N/A N/A RES-NEC 06/05/2013

Baths Yr Built Type Sale Date
Owner Information o S o -
Owner Name: Pensco Trust Company Tax Billing le 92867
Mait Owner Name: Pensco Trust Company Tax Billing Zip+4: 5848
Tax Billing Address: 1012 E Adams Ave Owner Occupied: No
Tax Billing City & State: Orange, CA
Location Information S e
Zip Code: 92410 Census Tract: 49.00
Carrier Route: Co015 Topography: Flat/Level
School District: San Bernardino Neighborhood Code: 091-091
Comm Coliege District Code: San Bernardino Viy J
Tax Information B e L )
APN : 0138-231-02-0000 Lot: 1
Tax Area: 7160 Block: 16
Tax Appraisal Area: 12 Water Tax Dist: San Bernardino Viy J

Legal Description:

Assessment & Tax

RS B PTN LOT 1 BLK 16 BEG 150 FT N OF NW COR INTERSECTION THIRD AND X STSTTHW
345FTTHNSFTTOATS FR/W TH NELY ALGR/W TOWLIIST TH S ALG W LI 1 ST TO POB
AND N 10 FT VAC ALLEY ON S AS RECORDED FEB 28, 1977 BK 9123 PG 917

AssessmentYear =~ 20T 2016 2 e
Asm‘ed"a'uema' .................. $127,278 5124782 $122008
Assessed Value - I.and $127,278 "§154,762 . $1 22,008

$1.874

1 .529§

Change($) _Change (%)

$45 .......

$118

Spedal Assessment B
'Sb Valley Muni Wtr Dbt Svc

..................................................................................

Characteristics . S B
County Land Use: Vacant Land Gross Area: MLS: 12,500
Universal Land Use: Tax: Residential {(NEC) MLS: Water: Public

Vacant Land (NEC)
Lot Acres: 0.8724 Sewer: Public Service
Lot Area: 38,000 Year Built: MLS: 1970

Courtcesv of LARA FERNANDEZ, KELLER WILLIAMS REALTY, California Reglonal MLS
The deta within this report is comipiled by Corelegic from public and private sources. The data is deemed reliable, but is not

accuracy of the defa contained herein can be independontly veritied by the recipient of this report with the applicable county or municipality.

Property Detall
Generated on 12/26/2017
Page 1 of 3



Estimated Value . e R

RealAVM™ (1): $215,763 Confidence Score (2): 78
RealAYM™ Range: $187,714 - $243,812 Forecast Standard Deviation (3): 13
Value As Of: 12/14/2017

{1) RealAVM™ is a CorelLogic® derived value and should not be used in lieu of an appraisal.
{2) The Confidence Score is a measure of the exient to which sales data, property information, and comparable sales support the property valuation analysis process. The
confidence score range is 60 - 100. Clear and consistent quality and quantity of data drive higher confidence scores while fower confidence scores indicate diversity in

data, lower guality and guantity of data, and/or limited similarity of the subject property to comparable saies.

(3) The FSD denotes confidence in an AVM estimate and uses a consistent scale and meaning to generate a standardized confidence metric. The FSD is a statistic that
measures the likely range or dispersion an AVM estimate will fall within, based on the consistency of the information available to the AVM at the time of estimation. The

FSD can be used to create confldence that the true value has a statistical degree of certainty.

Listing Information = = = ‘ .
MLS Listing Number: €C193251 MLS Current List Price: $1,095,000

MLS Status: Canceled MLS Listing Agent: Scolllau-Laurie Kim Leggio
MLS Area: 274 - SEN BERNARDINO MLS Listing Broker: MMDC INC

MLS Status Change Date: 06/22/2013

MiSlListing# . erenGORAABBE | eeeeeserri s Ce2BO210 . ooeeeemereessresesesnireon

(MLS Status SOOI k- SO Expired
MiSListing Date 3070472008 s 11/30/2000 ...

MiSlistingPrice $750000 i 200,000

_MLS Listing Cancellation Date = 10/04/2004 ... 05/28/2001 | oo ‘

Last Market Sale & Sales History L

Recording Date: 07/26/2013 Sale Type: Full

Sale Date: 06/05/2013 Deed Type: Grant Deed

Sale Price: $266,000 Owner Name: Pensco Trust Company
Multi/Split Sale: Multiple Seller: Harraka R & 3 Family Trust
Document Number: 329566

Recording Date O7/2§/20‘_l_3 01/03/2011 10/05/200909/22/2009 ...... 10/01/2008

"12/20/2010 $6/2872009 08/15/2008 0872552008

B, 000 e $941,700
.......... Y wevasEnansen . wrasae Y 0 - R
Steckler Terry ?ﬁgfka Robert &JA ) areetiic Steckler Kevin L Rpg Ents Inc
?:J;?ka R & J Family | Street LLC Steckler Kevin L Rpg Ents inc Fci Natl Lender Svcs Inc
: ..................................... 329566 ::: iE
Document Type  GrantDeed ... Grant Deed
1113/2007 ... 08/28/2006 ... QI M200%
Selepate | 11/08/2007 ... 01/03/2008
$43,404 $850.,000
N@mﬁmaﬂ ------- TP T T T LT LT T R L R T PN Y P Y
Buyer Name Dannis Dan & Kathleen Algrouplinc  Classic Home Loans
Seller Name fﬁgeciosure Consultants Classic Home Loans
Bocument fumber 826443 BTAIE T AGESTS T
Document Type ~ Trustee'sDeed GrantDeed . .[IrusteeDeed .
Mortgage History — e e
MortgageDate  01/26/2007 G OBURBI2008 s 09/22/1992
Mortgage Amount 8180000 .
Mortgage Lender = s
Mortgage Code | ....Frivate Party Lender At Ty N

Foreclosure History
Deocument Type Notice Of Trustee's Sale Notice Of Trustee's Sale Notice Of Default

Default Date

Notice Of Trustee's Sale Notlce Of Trustee's Sale

Courtesy of LARA FERNANDEZ, KELLER WILLIAMS REALTY, California Regional MLS

The data within this report is compiled by Coretogic from public and private sources. The data is deemed reliable, butis .. '+ I P »
accuracy of the data contained herein can be independently verified by the recipient of this report with the applicable county or municipality. rOPerty eta'l
Generated on 12/28/2017

Page 2 of 3




N I St, San Bernardmo, CA 92410-1814, San Bernardmo County

N/A N/A 6,500 $266,000

Bidg Sq Ft } Lot Sq Ft Sale Price

N/A ; N/A 'VCNT LND-NE 06/05/2013

Yr Buiit Type Sale Date

Oowner | Information o -
Pensco Trust Company

Owner Name:

Mail Owner Name:

Tax Billing Address:
Tax Billing City & State:

Location Information

Zip Code:

Carrier Route:

School District:

Comm College District Code:

Tax Information

APN

Tax Area:

Tax Appraisal Area:
Legal Description:

Assessment & Tax

Pensco Trust Company
1012 E Adams Ave
Orange, CA

91756

Cc0o25

San Bernardino

San Bernardino Viy J

0138-231-04-0000
7160
i2

Tax Billing Zip:
Tax Billing Zip+4:
Owner Occupied:

Census Tract:
Topography:
Neighborhood Code:

Lot:
Block:
Water Tax Dist:

92867
5848
No

49.00
Flat/Level
091-091

16
San Bernardino Viy J

RSBWBSOFTE 225 FT S 130 FT LOT 1 BLK 16 AND PTN OF VAC ALLEYON N

Assessment Year a7 2015

Assessed Value - Total $22,182 $21,420

Assessed Value-Land 822182 S $37,420

YOY Assessed Change ($) $435
YOY Assessed Change (%) 2%

Tax Year Total Tax _ Change (%)

2014 B2TC oo sees s s s e s e R
A s A B8 oo S e
ORI, ANV, .- SOOI <44 SO
Speclal Assessment  ~~~~~~ TaxAmount =~

Sb Valley Muni Wtr Dbt Svc $35.33 )

CharaCteriStics . v At s e e -t o e s S— [N e s =

County Land Use: Vacant Land Lot Area: 6,500

Universal Land Use: Vacant Land (NEC) Water: Public

Lot Acres: 0.1492 Sewer: Public Service

Last Market Sale & Sales History

Recording Date: 07/26/2013 Sale Type: Full

Sale Date: 06/05/2013 Deed Type: Grant Deed

Sale Price: $266,000 Owner Name: Pensco Trust Company

s

e L e S 77 = G Sy P T o R e R

Courtesy of LARA FERNANDEZ, KELLER WILLIAMS REALTY, California Regional MLS
The data within this report is compiled by Corelogic from public and privaete sources, The date is deemed reliable, but Is not

accuracy of the dats contalned herein can bg independently verified by the recipient of this report with the applicable county or municipality.
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Property Detail

Generated on 12/28/2017
Page 1 of 12



Multi/Split Saie: Multi Seller: Harraka R & J Family Trust
Document Number: 329566
Recording Date  07/26/2013  01/03/2011 10/05/2009 09/22/2009 . 10/01/2008 _—
‘Gaic Date T OGO/EGTS T a/a0010 T 06/86/6008 T OR/8/2000 T T 00/23/2008 | .
SalePrice $266,000 ...
N@minal ----------------------------------------
Buyer Name Steckler Terry Harraka Robert & J A | gpraety)C Steckler Kevin L Rpg Ents Inc
........................................... TIUSL oot i~

Harraka R & JFamily | gyroey 1)1 Steckler Kevin L Rpg Ents Inc Fei Nat! Lender Sves Inc

Seiler Name

Document Number
Document Type

.....................................................................

.................................................................................

............................................................................................................

Document Type Grant Deed

Mortgage History R S —

Mortgage Date ~  OUZB/2007 e s s
Mortgage Amount

‘M@ﬂgage Lender
Mortgage Code

..................................................

Foreclosure History A mem -

Document Type

'Bocumen& Mumber
Default Amount

...................................................................................................

Original Doc Date
Original Document Num

Courtesy of LARA FERNANDEZ, KELLER WILLIAMS REALTY, California Regional MLS

The data within this report is compiled by CoreLogic from public and private sources. The data is deemed relisble, butis . guaranteed. The P D -
accuracy of the data conlained herein can be independently verified by the recipient of this report with the applicable county or municipality. rope rtv eta'l
Generated on 12/28/2017
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0 Cooley Ave., San Bernardino, CA 92408 COMMERCIAL

KW COMMERCIAL DOUGLAS REYNOLDSORN KENNETH PATTERSON
1473 Ford Street Commercial Rea! Estats investment Advisor  Agent
Redlands, CA 92373 909.47}8.4517 . 909.793.2100
dreynoldson@iavcommercial.com : "
BRE #01456022 kenpcommercial@gmail.com

We obleined the information al:ove from sources wa bellsve to be refiabla. However, wa have not verified fls accuracy and make no ! or ton about
. Ht ks submitted sutject fo the posafhillly of erross, omissions, chengs of price, rentel or cther conditions, prior sale, kase or financing, or wihdrawal without notice, We inchude

19, Opink or for pla only, end they may not repressnt cusrent or future performence of the proparly, You end youg tax end lege) edvisors :
should conduct your own iy of the property and i i

. www.kweommercial.com




LEADING BROKER'S RESUME

KW

COMMERCIAL

0 Cooley %\ﬁlw%ﬁBemardino, CA 92408

Resume for Kenneth Patterson;

1975 to late 1979 Mess Management Specialist for USN (primary jobs: Staff Cook, Mess
Manager, maintained food supplies and Buyers agent for ships food) I was E4 at time of
discharge.

Licensed as a California Real Estate Agent in 1979

Licensed as a California Real Estate Broker in 1989

Licensed as a Security Dealer with the National Association of Security Dealers (FINRA)
in 1995. (Series 7 and 63 license, State of California Fixed and Variable life license)

1993-1995 Manager of Neighborhood Mortgage Corp. in Costa Mesa, Ca. (4 offices in
Southern Ca.) We did over $80 million in Originating Residential and Commercial loans
yearly.

1995 through 1997 Independent Security Dealer with American Express Financial
Adpvisor.

Since 1998 through 2011 I managed Investment Retirement accounts for clients as an
Independent Security Dealer and Small Group Health Benefits; through Lighthouse
Capital Corporation out of Monterey, CA.

From 1979 through 1999 I primarily sold and developed land to and for developers as an
independent agent/broker.

From 2000 to 2005 I incorporated residential sales into my sales activities because of
demand by builders/developers I worked with. At which time I became an associate
broker with Coldwell Banker Kivett-Teeters, I averaged 70 closed transactions per-year,
until the recent down turn in the market.

Mid-year 2005 to August 2012; Coldwell Banker Commercial Kivett-Teeters became the
newest Commercial franchise. I deal in Commercial Sales, Building Leases, Ground
Leases, land Sales and development.

2003-2007 I have been awarded the International Presidents Circle from Coldwell Banker
International, which places me in the top 5% of Sales Associates Internationally.

1473 Ford Strest Commercial Real Estate Investment Advisor Agent
Redlands, CA 92373 900.478.4517 909.793.2100
dreynoldson@kweommercial.com

BRE £01456022 kenpcommercial@gmail.com

We obiained ths iformation above from scurces we belleve 10 be refiable, However, we have not verified its aocuracy and make no guarantes, warranty or representtion about
iL it is submitiod subject 1o the passibilty of emors, omisslons, changs of price, tental or other condltions, prior sals, laase or financing, or withdrawal withaut notice. We Inchuds

jections, opinions, or for e only, and they mey not reprasant cunerd or tdure performancs of the praparty. You end your tax end legal advisors
shoudd conduct your own investigetion of tha property and transaction.
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COMMERCIAL

0 Cooley Ave., San Bernardino, CA 92408

August 2012 to Current I moved to Keller Williams Commercial as an Associate Broker
in Redlands Ca. Doing the same business practices in the commercial arena, plus I now
work with Asset Managers for Defaulted Notes and Real Estate, Probate and Bankruptcy
Trustees. I'm also currently an Independent Financial Advisor for Colorado Financial

Services.

Kenneth Patterson
KW Commercial

1473 Ford St Ste #200
Redlands, Ca. 92373
951-318-8516 cell
909-793-8200 Fax

kenpeommerciala gmail.com
Ca Lic#00774852
1473 Ford Street Commerclal Real Estate Investment Advisor  Agent
Redlands, CA 92373 909.478.4517 809.793.2100
dreynoldson@kwcommercial.com
BRE #01456022 kenpcommercial@gmail.com
We obleined the information abova from souress we belisve 1o ba refable. However, wa have not wertfied s accurecy end maks no manty of ion sbout

mnsmmmmmpm«mm omssiom changs of price, renial or cther condiilons, prior sale, isase or fnancing, or withdmwal wihoud notios, We nclude
and they may not repressnt cument o future performance of the property. You end your tax end legat advisors

opinions, is only,
Mmdﬂmmhﬁﬂmdm pmpeny end trensaciion,




o 00 N N Nt A W N e

L T S e N N T N I S R S I o N S N e ey

Purchase and Sale Agreement and Joint Escrow Instructions
Between the

Successor Agency to the Redevelopment Agency of the City of San Bernardino

And
HIP SoCal Properties, LLC

(See Attachment)

EXHIBIT “D”




PURCHASE AND SALE AGREEMENT
AND JOINT ESCROW INSTRUCTIONS

SELLER: Successor Agency to the Redevelopment Agency of the
City of San Bernardino

BUYER: HIP SoCal Properties LLC, a California limited liability
company

DATED: March 21, 2018

(E. Cooley Avenue, APNs 0281-031-51 and 0281-041-41)



Buyer:

Buyer’s Address:

City:
Closing Contingency Date:

Closing Date (or Closing)

Deed:
Effective Date:

Escrow Holder:

Attention:

Independent
Consideration Amount:

Outside Date:

Purchase Price:

Real Property:

Seller:

BASIC TERMS

HIP SoCal Properties LLC, a California limited liability company

HIP SoCal Properties LLC, a California limited liability company
Attention: Timothy J. Howard

1944 N. Tustin Street, Ste. 122

Orange, CA 92865

Tel. (714) 602-7345

Email: Thoward(@hipre.net

The City of San Bernardino
June 29, 2018

Estimated to occur by April 15, 2018, but not later than the Outside
Date

A grant deed in the form of Exhibit B hereto
March 7, 2018

Commonwealth Land Title

A Fidelity National Financial Company

888 S. Figueroa Street, Suite 2100

Los Angeles, CA 90017

Tel: (213) 330-3059

Crystal Leyvas, Vice President, National Accounts

National Commercial Services

(direct: (213) 330-3059; email: Cleyvas(@cltic.com

(or another escrow holder mutually acceptable to Buyer and Seller)

Two Hundred Dollars ($200.00)

July 24, 2018; provided that such date may be extended by mutual
writing agreement by Seller and Buyer

Six Hundred Twenty-Five Thousand Dollars ($625,000.00)

That property described in Exhibit A hereto; the subject property is
sometimes referred to as APNs 0281-031-51 and 0081-041-41

Successor Agency to the Redevelopment Agency of the City of San
Bernardino



Seller’s Address:

Soil and Title Contingency
Date:

Title Company:

Attention:

290 N. “D” Street — Third Floor

San Bernardino, California 92418
Attention: Andrea M. Miller, City Manager
Tel. (909) 384-5122

Fax: (909) 384-5138

Email: Miller An@sbcity.org

May 29, 2018

Commonwealth Land Title

A Fidelity National Financial Company

888 S. Figueroa Street, Suite 2100

Los Angeles, CA 90017

Tel: (213) 330-3059

Crystal Leyvas, Vice President, National Accounts

National Commercial Services

(direct: (213) 330-3059; email: Cleyvas(d/cltic.com

(or another title company mutually acceptable to Buyer and Seller)




PURCHASE AND SALE AGREEMENT
AND
JOINT ESCROW INSTRUCTIONS

This PURCHASE AND SALE AGREEMENT AND JOINT ESCROW
INSTRUCTIONS (“Agreement”) is made and entered into as of March 7, 2018 (the “Effective
Date”) by and between Seller and Buyer.

RECITALS

A. Seller is the fee owner of the Real Property. The Real Property is improved with a
parking lot, lighting, and minimal landscaping.

B. Seller has offered to sell to Buyer the Real Property described herein for the price
and subject to the terms set forth below. Buyer has considered the offer by Seller and agrees to buy
from Seller the Real Property, as more specifically described below.

C. In addition to the Purchase Price, material considerations to Seller in agreeing to
enter into this Agreement, Buyer has agreed to pay to Seller the Independent Consideration Amount;

NOW, THEREFORE, in consideration of the mutual covenants and agreements contained
herein, and for other good and valuable consideration, the receipt and sufficiency of which are
hereby acknowledged, Seller and Buyer agree as follows:

1. Purchase and Sale. Seller hereby agrees to sell the Real Property to Buyer, and
Buyer hereby agrees to purchase the Real Property from Seller, on the terms and conditions set forth
in this Agreement. The term Real Property is defined collectively as the following:

(a) The fee interest in the Real Property to be conveyed by a grant deed in the
form of the Deed; and

(b) All personal property, equipment, supplies, and fixtures owned by Seller and
located at the Real Property.

2. Payment of Consideration. As consideration for the sale of the Real Property from
Seller to Buyer, Buyer shall, at the Closing (as defined below), pay to Seller the Purchase Price for
the Real Property. Upon payment of the Purchase Price (less any adjustments made to clear liens
and to defray Seller’s costs of sale including, but not limited to, the preparation of legal documents
and validation of the purchase price incurred by the City of San Bernardino and the Seller’s share of
closing costs), the use of sales proceeds by Seller is a matter with which Buyer is not concerned.

3. Escrow and Independent Consideration.

(a) Opening_of Escrow. For the purposes of this Agreement, the escrow
(“Escrow”) shall be deemed opened (“Opening of Escrow”) on the date that Escrow Holder receives
a copy of this Agreement fully executed by Buyer and Seller. Buyer and Seller shall use their best
efforts to cause the Opening of Escrow to occur on or before five (5) business days after the
Effective Date. Escrow Holder shall promptly notify Buyer and Seller in writing of the date of the
Opening of Escrow. Buyer and Seller agree to execute, deliver and be bound by any reasonable or

3



customary supplemental escrow instructions or other instruments reasonably required by Escrow
Holder to consummate the transaction contemplated by this Agreement; provided, however, that no
such instruments shall be inconsistent or in conflict with, amend or supersede any portion of this
Agreement. If there is any conflict or inconsistency between the terms of such instruments and the
terms of this Agreement, then the terms of this Agreement shall control. Without limiting the
generality of the foregoing, no such instruments shall extinguish any obligations imposed by this
Agreement or any other agreement between Seller and Buyer.

(b) Independent Consideration. Within two (2) days after the Effective Date,
Buyer shall pay to Seller the Independent Consideration Amount to be retained by Seller as non-
refundable independent consideration. The Independent Consideration Amount has been bargained
for and agreed to as consideration for Seller’s execution and delivery of this Agreement and Seller
holding the Real Property off the market for a period commencing as of the Effective Date and
continuing until the Outside Date and for the rights and privileges granted to Buyer herein,
including any and all rights granted to Buyer to terminate this Agreement under the circumstances
provided for herein. Notwithstanding anything to the contrary contained in this Agreement, the
Independent Consideration Amount shall be non-refundable in all events, except for (i) Seller’s
default hereunder, (ii) the failure of the Oversight Board of the Successor Agency to the
Redevelopment Agency of the City of San Bernardino (the “Oversight Board™) to approve the sale
of the Real Property as provided under this Agreement, and (iii) actions by the California
Department of Finance (“DOF”) which prevent the disposition of the Real Property to Buyer as
provided under this Agreement. If the Closing occurs, a credit shall be applied to the Purchase Price
based upon payment of the Independent Consideration Amount.

(c) Closing. For purposes of this Agreement, the “Closing” or “Closing Date”
shall be the date the Deed (as defined below) is recorded pursuant to applicable law in the county in
which the Real Property is located. Unless changed in writing by Buyer and Seller, the Closing
shall occur on the Closing Date, or as soon thereafter as the conditions precedent to closing are
satisfied pursuant to Sections 6 and 7 of this Agreement. If the Closing has not, for any reason,
occurred by the Closing Date, then either Buyer or Seller may terminate this Agreement by
delivering written notice to the other at any time after the outside Closing Date; provided, however,
that if either party is in default under this Agreement at the time of such termination, then such
termination shall not affect the rights and remedies of the non-defaulting party against the defaulting

party.

4, Seller’s Delivery of Real Property and Formation Documents. Within ten (10)
days after the Effective Date, Seller shall deliver to Buyer the following items (collectively, the
“Property Documents™):

(a) Such proof of Sellers’ authority and authorization to enter into this
Agreement and to consummate this transaction as may be reasonably requested by Buyer and the
Title Company consistent with the terms of this Agreement, including without limitation approval of
the Oversight Board of the sale of the Real Property by Seller to Buyer.

In addition, Seller shall cause Escrow Holder to obtain and deliver to Buyer a Natural
Hazard Report as provided for under Sections 1102 and 1103 of the California Civil Code (the
“Natural Hazard Report™) on or before the Soil and Title Contingency Date.



5. Buyer’s Right of Entry. From and after the Opening of Escrow through the earlier
to occur of the termination of this Agreement or the Soil and Title Contingency Date, or as
otherwise agreed in writing by Seller prior to entry is effected, Buyer and Buyer’s employees,
agents, consultants and contractors shall have the right to enter upon the Real Property during
normal business hours, provided reasonable prior notice has been given to Seller.

(a) Investigation of the Real Property. In addition to the foregoing, the Buyer
shall have the right, at its sole cost and expense, prior to the Soil and Title Contingency Date, to
engage its own environmental consultant (the “Environmental Consultant”) to make such
investigations as Buyer deems necessary or appropriate, including any “Phase 1” or “Phase 2”
investigations of the Real Property. If, based upon such evaluation, inspections, tests or
investigation, Buyer determines that it, in its discretion, does not wish to proceed with purchase of
the Real Property based upon the condition of the Real Property, Buyer may cancel this Agreement
by giving written notice of termination to Seller on or before the Soil and Title Contingency Date
which specifically references this Section 5. If Buyer does not cancel this Agreement by the time
allowed under this Section 5, Buyer shall be deemed to have approved the evaluation, inspections
and tests as provided herein and to have elected to proceed with this transaction on the terms and
conditions of this Agreement. Buyer shall provide a copy to the Seller of all reports and test results
provided by Buyer’s Environmental Consultant promptly after receipt by the Buyer of any such
reports and test results without any representation or warranty as to their accuracy or completeness.

Buyer shall bear all costs, if any, associated with restoring the Real Property to
substantially the same condition prior to its testing by or on behalf of Buyer if requested to so do by
Seller but excluding any latent defects or Hazardous Materials (as defined below) discovered by
Buyer during its investigation of the Real Property. Buyer agrees to indemnify, protect, defend (with
counsel satisfactory to Seller) and hold Seller and the Real Property free and harmless from and
against all costs, claims, losses, liabilities, damages, judgments, actions, demands, attorneys’ fees or
mechanic’s liens arising out of or resulting from any entry or activities on the Real Property by
Buyer, Buyer’s agents, contractors or subcontractors and the contractors and subcontractors of such
agents, but in no event shall the indemnity of this Section include the discovery of pre-existing
conditions by Buyer or any such liabilities, costs, etc. arising from the negligence or willful
misconduct of Seller and/or its consultants. The indemnity obligations of Buyer set forth in this
Section 5(a) shall survive any termination of this Agreement or the Close of Escrow.

“Hazardous Materials” means any substance, material, or waste which is or becomes
regulated by any local governmental authority, the County, the State of California, regional
governmental authority, or the United States Government, including, but not limited to, any material
or substance which is (i) defined as a “hazardous waste,” “extremely hazardous waste,” or
“restricted hazardous waste” under Sections 25115, 25117 or 25122.7, or listed pursuant to Section
25140 of the California Health and Safety Code, Division 20, Chapter 6.5 (Hazardous Waste
Control Law), (ii) defined as a “hazardous substance” under Section 25316 of the California Health
and Safety Code, Division 20, Chapter 6.8 (Carpenter-Presley-Tanner Hazardous Substance
Account Act), (iii) defined as a “hazardous material,” “hazardous substance,” or “hazardous waste”
under Section 25501 of the California Health and Safety Code, Division 20, Chapter 6.95
(Hazardous Materials Release Response Plans and Inventory), (iv) defined as a “hazardous
substance” under Section 25281 of the California Health and Safety Code, Division 20, Chapter 6.7
(Underground Storage of Hazardous Substances), (v) petroleum, (vi) friable asbestos, (vii)
polychlorinated biphenyls, (viii) listed under Article 9 or defined as “hazardous” or “extremely
hazardous” pursuant to Article 11 of Title 22 of the California Administrative Code, Division 4,



Chapter 20, (ix) designated as “hazardous substances” pursuant to Section 311 of the Clean Water
Act (33 U.S.C. §1317), (x) defined as a “hazardous waste” pursuant to Section 1004 of the Resource
Conservation and Recovery Act, 42 U.S.C. §6901 et seq. (42 U.S.C. §6903) or (xi) defined as
“hazardous substances” pursuant to Section 101 of the Comprehensive Environmental Response,
Compensation, and Liability Act, 42 U.S.C. §9601 et seq.

(b) No Warranties as to the Real Property. The physical condition and
possession of the Real Property, is and shall be delivered from Seller to Buyer in an “as is”
condition, with no warranty expressed or implied by Seller, including without limitation, the
presence of Hazardous Materials or the condition of the soil, its geology, the presence of known or
unknown seismic faults, or the suitability of the Real Property for development purposes. In
addition, Seller makes no representations, warranties or assurances concerning the Real Property, its
suitability for any particular use or with regard to the approval process for entitlements as to the
Real Property.

(c) Buyer Precautions after Closing. Upon and after the Closing, Buyer shall
take all necessary precautions to prevent the release into the environment of any Hazardous
Materials which are located in, on or under the Real Property. Such precautions shall include
compliance with all laws, ordinances, statutes, codes, rules, regulations, orders, and decrees of the
United States, the state, the County, the City, or any other political subdivision in which the Real
Property is located, and of any other political subdivision, agency, or instrumentality exercising
jurisdiction over the Real Property (“Governmental Requirements™) with respect to Hazardous
Materials.

6. Buver’s Conditions Precedent and Termination Right.

(a) Conditions Precedent. The Closing and Buyer’s obligation to consummate
the purchase of the Real Property under this Agreement are subject to the timely satisfaction or
written waiver of the following conditions precedent (collectively, “Buyer’s Contingencies™), which
are for Buyer’s benefit only.

(1) Title Review. Within twenty (20) calendar days after the Opening of
Escrow, Seller shall cause the Title Company to deliver to Buyer a preliminary title report (the
“Report”™) describing the title to the Real Property, together with copies of the plotted easements and
the exceptions (the “Exceptions”) set forth in the Report; provided that the cost of the Report shall
be borne by Seller. Seller acknowledges that the Buyer’s Title Policy shall include an endorsement
against the effect of any mechanics’ liens; Seller will provide such indemnity or other assurances as
necessary to induce the Title Company to provide such endorsement. On or before the Soil and
Title Contingency Date, Buyer shall have approved in writing, in Buyer’s sole discretion, any
matters of title disclosed by the following (collectively, the “Title Documents™): (i) the Report;
(ii) the Exceptions; (iii) the legal description of the Real Property and (iv) any survey Buyer desires
to obtain at Buyer’s sole cost and expense. Buyer shall have the same rights to approve or
disapprove any exceptions to title that are not created by Buyer and that come into existence after
issuance of the Report but prior to Closing. Seller shall, on or before the Closing, remove all deeds
of trust, mortgages, and delinquent taxes (but not the lien for any real property taxes or assessments
not yet delinquent).

(i) Buyver’s Title Policy. On or before the Closing, the Title Company
shall, upon payment (by Buyer) of the Title Company’s premium, have agreed to issue to Buyer, a




standard ALTA owner’s policy of title insurance insuring only as to matters of record title
(“Standard Buyer’s Title Policy™) in the amount of the Purchase Price showing fee title to the Real
Property vested solely in Buyer and subject only to the (i) the standard, preprinted exceptions to
Buyer’s Title Policy; (ii) liens to secure payment of real estate taxes or assessments not yet
delinquent; (iii) matters affecting the Real Property created by or with the written consent of Buyer;
and (iv) those matters specifically approved in writing by Buyer. Buyer shall have the right, at its
sole cost and expense, to obtain coverage beyond that offered by a Standard Buyer’s Title Policy
(such as an owner’s extended coverage ALTA policy); provided, however, that Buyer’s ability to
obtain such extended coverage shall not be a Buyer’s Contingency and Buyer’s obligations
hereunder shall in no way be conditioned or contingent upon obtaining such extended coverage.
Buyer shall have sole responsibility for obtaining, and bearing the cost of, any endorsements and for
any survey or other matters required by the Title Company for such extended coverage.

In the event Buyer enters into a loan agreement to generate moneys to
purchase the Real Property from Seller under this Agreement, Buyer and not Seller shall be
responsible for the title insurance, closing costs and any other costs, fees or expenses in relation to
Buyer obtaining such loaned moneys. The sale shall be all cash to Seller.

(iii)  Physical and Legal Inspections and Studies. On or before Soil and
Title the Contingency Date, Buyer shall have approved in writing, in Buyer’s sole and absolute
discretion, the results of any physical and legal (but not feasibility or economic) inspections,
investigations, tests and studies Buyer elects to make or obtain, including, but not limited to,
investigations with regard to zoning, building codes and other governmental regulations;
engineering tests; soils, seismic and geologic reports; environmental audits, inspections and studies;
environmental investigation or other invasive or subsurface testing; and any other physical or legal
inspections and/or investigations as Buyer may elect to make or obtain.

(iv)  Natural Hazard Report. Seller shall cause the Escrow Holder to
provide to Buyer prior to the Soil and Title Contingency Date the Natural Hazard Report described
at Section 8(a)(iii) of this Agreement; provided that Seller shall bear the cost to prepare such Natural
Hazard Report.

V) Property and Formation Documents. On or before the Soil and Title
Contingency Date, Buyer shall have approved in writing, in Buyer’s reasonable discretion, the
terms, conditions and status of all of the Property Documents.

(vi)  Delivery of Documents. Seller’s delivery of all documents described

in Section 8, below.

(vii)  Representations and Warranties. All representations and warranties
of Seller contained in this Agreement shall be materially true and correct as of the date made and as
of the Closing.

(viii) Title Company Confirmation. The Title Company shall have
confirmed that it is prepared to issue the Buyer’s Title Policy consistent with the provisions of this
Agreement.

(ix)  Oversight Board and DOF Approval. The Oversight Board and, if
required as a condition of the issuance of title insurance or by either party hereto, approval by DOF,



shall have been given as to the disposition of the Real Property by Seller to Buyer under this
Agreement.

(x) No Default. As of the Closing, Seller shall not be in default in the
performance of any material covenant or agreement to be performed by Seller under this
Agreement.

(b) Termination Right. Each of (i), (ii) and (iii) shall operate independently and
each shall entitle Seller to terminate this Agreement, as follows:

(1) If the Independent Consideration Amount is not paid by Buyer to
Seller by the time set forth therefor in Section 3(b)(i) of this Agreement, then this Agreement shall
terminate upon Seller giving notice thereof to Buyer;

(i1) If any of Buyer’s Contingencies are not met by the Closing
Contingency Date, and Seller so informs Buyer, Buyer may, by written notice to Seller, terminate
this Agreement.

If this Agreement is so terminated, then (except to the extent expressly allocated to one party
hereto by this Agreement) any escrow, title or other cancellation fees shall be paid by Buyer, unless
Seller is in default hereunder, in which case Seller shall pay all such fees. If the Agreement has not
been terminated pursuant to (i) or (ii) of this Section 6(b) and Buyer has not terminated this
Agreement in writing (“Termination Notice) on or before 5:00 p.m. on the Monday preceding the
scheduled Closing (“Termination Notice Deadline”), then all such Buyer’s Contingencies shall be
deemed to have been satisfied and this Agreement shall continue pursuant to its terms. If Buyer has
not delivered a Termination Notice as the items set forth in Sections 6(a)(i)-(xi) inclusive, prior to
the Termination Notice Deadline, such Buyer’s Contingencies shall be deemed to have been
satisfied.

If this Agreement is terminated, then (except to the extent expressly allocated to one party
hereto by this Agreement) any escrow, title or other cancellation fees shall be paid by Buyer, unless
Seller is in default hereunder, in which case Seller shall pay all such fees.

(c) Seller’s Cure Right. Buyer shall notify Seller, in Buyer’s Termination
Notice, of Buyer’s disapproval or conditional approval of any Title Documents. Seller shall then
have the right, but not the obligation, to (i) remove from title any disapproved or conditionally
approved Exception(s) (or cure such other title matters that are the basis of Buyer’s disapproval or
conditional approval of the Title Documents) within five (5) business days after Seller’s receipt of
Buyer’s Termination Notice, or (ii) provide assurances reasonably satisfactory to Buyer that such
Exception(s) will be removed (or other matters cured) on or before the Closing. With respect to any
such Exception, it shall be sufficient for purposes hereof for Seller to commit in writing, within the
applicable period, to remove such Exception at or before the Closing. Seller’s failure to remove
such Exception after committing to do so shall be a default hereunder. An Exception shall be
deemed removed or cured if Seller furnishes Buyer with evidence that the Title Company will issue
the Buyer’s Title Policy, as defined herein, at the Closing deleting such Exception or providing an
endorsement (at Seller’s expense) reasonably satisfactory to Buyer concerning such Exception. If
Seller cannot or does not remove or agree to remove any of the disapproved Exception(s) (or cure
other matters) within such five (5) business day period, Buyer shall have three (3) business days
after the expiration of such five (5) business day period to give Seller written notice that Buyer




elects to proceed with the purchase of the Real Property subject to the disapproved Title
Document(s), it being understood that Buyer shall have no further recourse against Seller for such
disapproved Title Exception(s).

7. Seller’s Conditions Precedent and Termination Right. The Closing and Seller’s
obligations with respect to the transaction contemplated by this Agreement are subject to the timely
satisfaction or written waiver of the following condition precedent (“Seller’s Contingencies™), which
are for Seller’s benefit only:

(a) Completion of Title Review. Seller shall have received written confirmation
from Buyer on or before the Soil and Title Contingency Date that Buyer has completed its review of
title and that the condition of title satisfactory.

(b) Confirmation Concerning Site.  Seller shall have received written
confirmation from Buyer on or before the Soil and Title Contingency Date that Buyer has reviewed
the condition of the Real Property, including without limitation concerning Hazardous Materials,
zoning and suitability, and approves the condition of the Real Property.

(©) Confirmation Regarding Buyer’s Title Policy. Seller shall have received
written confirmation from Buyer on or before the Soil and Title Contingency Date that Buyer has
approved a pro forma title policy.

(d) Liens. Seller shall have obtained the consent of any lien holder to the release
of such liens prior to or concurrent with closing.

(e) Oversight Board and DOF Approval. The approval by the Oversight Board
and DOF shall have been given as to the disposition of the Real Property by Seller to Buyer under
this Agreement.

® Delivery of Documents. Buyer’s delivery of all documents described in
Section 9(a), below.

Should any of Buyer’s Contingencies not be met by the respective times set forth for
the satisfaction for such contingency (and without regard to whether all such contingencies have
been removed or satisfied) and Buyer has so informed Seller, Seller may, by written notice to Buyer,
terminate this Agreement; such termination rights shall be in addition to those termination rights of
Seller as set forth in Section 6. If this Agreement is so terminated, then (except to the extent
expressly allocated to one party hereto by this Agreement) any escrow, title or other cancellation
fees shall be paid by Buyer.

8. Seller’s Deliveries to Escrow Holder.

(a) Seller’s Delivered Documents. At least one (1) business day prior to the
Closing Date, Seller shall deposit or cause to be deposited with Escrow Holder the following items,
duly executed and, where appropriate, acknowledged (“Seller’s Delivered Items™):

1) Deed. The Deed.

(i) FIRPTA/Tax Exemption Forms. The Transferor’s Certification of
Non-Foreign Status in the form attached hereto as Exhibit C (the “FIRPTA Certificate™), together
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with any necessary tax withholding forms, and a duly executed California Form 593-C, as
applicable (the “California Exemption Certificate™).

(iii)  Hazard Disclosure Report. Unless earlier delivered to Buyer, Seller
shall cause Escrow Holder to obtain and deliver to Buyer, at Seller’s cost, a Natural Hazard Report
as provided for under Sections 1102 and 1103 of the California Civil Code (the “Natural Hazard
Report™) before the Closing.

(iv)  Possession of Real Property. Possession of the Real Property free of
any tenancies or occupancy.

W) Authority. Such evidence of Seller’s authority and authorization to
enter into this Agreement and to consummate this transaction as may be reasonably requested by
Buyer and the Title Company which are consistent with the terms of this Agreement.

(vi)  Further Documents or Items. Any other documents or items
reasonably required to close the transaction contemplated by this Agreement as determined by the
Title Company which are consistent with the terms of this Agreement.

(b) Failure to Deliver. Should any of Seller’s Delivered Items not be timely
delivered to Escrow, Buyer may, by written notice to Seller, terminate this Agreement; provided,
however, that Buyer may (but shall not be obligated to) in such notice provide Seller with five (5)
business days to deliver all of Seller’s Delivered Items. If Buyer’s notice provides Seller such five
(5) business days to deliver Seller’s Delivered Items, and if Seller’s Delivered Items are not
delivered within such period, then this Agreement shall automatically terminate without further
action or notice. In the event of any such termination, any cash deposited by Buyer shall
immediately be returned to Buyer. Under no circumstances shall Buyer have any responsibility to
or duty to pay consultants or real estate brokers retained by Seller, Seller being solely responsible in
connection with any such contractual arrangements of Seller.

9. Buyer’s Deliveries to Escrow. At least one (1) business day prior to the Closing
Date, Buyer shall deposit or cause to be deposited with Escrow Holder the following, each duly
executed and acknowledged, by Buyer as appropriate (“Buyer’s Delivered Items”):

(a) Purchase Price. The Purchase Price, less amounts which Seller confirms in
writing to Escrow Holder were theretofore paid to Seller as the Independent Consideration Amount,
together with additional funds as are necessary to pay Buyer’s closing costs set forth in
Section 10(b) herein. In the event Seller does not qualify for an exemption from California
withholding tax under Section 18662 of the California Revenue and Taxation Code, as evidenced by
the delivery at Closing of the California Exemption Certificate duly executed by Seller, Title
Company shall withhold three and one-third percent (3-1/3%) of the Purchase Price on behalf of
Buyer for payment to the California Franchise Tax Board in accordance with Section 11(b) hereof.
In the event Seller is not exempt from such withholding or does not otherwise deliver the California
Exemption Certificate at Closing, Buyer shall execute and deliver three (3) originals of California
Form 593 to Title Company at or immediately after Closing.

(b) Change of Ownership Report. One (1) original Preliminary Change of
Ownership Report.
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(c) Final Escrow Instructions. Buyer’s final written escrow instructions to close
escrow in accordance with the terms of this Agreement.

(d) Authority. Such proof of Buyer’s authority and authorization to enter into
this Agreement and to consummate the transaction contemplated hereby as may be reasonably
requested by Seller or the Title Company.

(e) Moneys for Buyer’s Real Estate Broker. Buyer shall deposit any moneys
due and payable to Buyer’s Real Estate Broker in connection with the sale of the Real Property.

® Further Documents or Items. Any other documents or items reasonably
required to close the transaction contemplated by this Agreement as determined by the Title
Company.

10. Costs and Expenses.

(a) Seller’s Costs. If the transaction contemplated by this Agreement is
consummated, then Seller shall be debited for and bear the following costs: (i) costs and charges
associated with the removal of encumbrances; (ii) Seller’s share of prorations; (iii) the premium for
a Standard Buyer’s Title Policy with coverage in the amount of the Purchase Price; (iv)
documentary recording fees, if any; (v) documentary transfer tax, if any; (vi) The Seller’s Real
Estate Broker’s Commission of Sixty-Two Thousand Five Hundred Dollars ($62,500.00) which the
parties acknowledge and agree that at Close of Escrow, Seller shall pay Seller’s Real Estate
Broker’s Commission for sale of the Property in accordance with Seller’s listing agreement with
Seller’s Real Estate Broker and that the broker's commission shall be divided equally between
Buyer's Real Estate Broker and Seller's Real Estate Broker; (vii) one half of the escrow charges; and
(viii) costs, if any, allocable to Seller under this Agreement and costs for such services as Seller may
additionally request that Escrow perform on its behalf (which foregoing items collectively constitute
“Seller’s Costs and Debited Amounts™).

(b) Buyer’s Costs. If the transaction contemplated by this Agreement is
consummated, then Buyer shall bear the following costs and expenses: (i) the Escrow Holder’s fee;
(ii) Buyer’s share of prorations, (iii) the premium for title insurance other than or in excess of a
Standard Buyer’s Title Policy based on the Purchase Price, and, if applicable, the cost for any
survey required in connection with the delivery of an ALTA owner’s extended coverage policy of
title insurance; (iv) one half of escrow charges; (v) recording and other costs of closing; (vi) costs, if
any, for such services as Buyer may additionally request that Escrow perform on its behalf; and
(vii) any costs associated with Buyer borrowing money in order to pay to Seller the Purchase Price
(collectively, “Buyer’s Costs and Debited Amounts™).

(©) Generally. Each party shall bear the costs of its own attorneys, consultants,
and real estate brokers, other than broker’s commission, in connection with the negotiation and
preparation of this Agreement and the consummation of the transaction contemplated hereby. The
parties acknowledge and agree that at Close of Escrow, Seller shall pay Seller’s Real Estate
Broker’s Commission for sale of the Property in accordance with Seller’s listing agreement with
Seller’s Real Estate Broker and that the broker's commission shall be divided equally between
Buyer's Real Estate Broker and Seller's Real Estate Broker.
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11. Prorations: Withholding.

(a) All revenues (if any) and expenses relating to the Real Property (including,
but not limited to, property taxes, utility costs and expenses, water charges and sewer rents and
refuse collection charges) shall be prorated as of the Closing Date; provided that all delinquent taxes
shall be satisfied at the expense of Seller. Not less than five (5) business days prior to the Closing,
Seller shall deliver to Buyer a tentative schedule of prorations for Buyer’s approval (the “Proration
and Expense Schedule™). If any prorations made under this Section shall require final adjustment
after the Closing, then the parties shall make the appropriate adjustments promptly when accurate
information becomes available and either party hereto shall be entitled to an adjustment to correct
the same. Any corrected or adjustment proration shall be paid promptly in cash to the party entitled
thereto.

(b) In the event Seller does not qualify for an exemption from California
withholding tax under Section 18662 of the California Revenue and Taxation Code (the “Tax
Code™) as evidenced by the delivery to Buyer at Closing of the California Exemption Certificate
duly executed by Seller, (i) Title Company shall withhold three and one-third percent (3-1/3%) of
the Purchase Price on behalf of Buyer at Closing for payment to the California Franchise Tax Board
in accordance with the Tax Code, (ii) Buyer shall deliver three (3) duly executed copies of
California Form 593 to Title Company at or immediately after Closing, (iii) two (2) copies of
California Form 593 shall be delivered by Title Company to Seller, and (iv) on or before the 20™
day of the month following the month title to the Real Property is transferred to Buyer (as evidenced
by the recording of the Grant Deed), Title Company shall remit such funds withheld from the
Purchase Price, together with one (1) copy of California Form 593 to the California Franchise Tax
Board on behalf of Buyer. Buyer and Seller hereby appoint Title Company as a reporting entity
under the Tax Code, authorized to withhold and remit the withholding tax contemplated under the
Tax Code, together with such other documents required by the Tax Code (including, without
limitation, California Form 593), to the California Franchise Tax Board.

12. Closing Procedure. When the Title Company is unconditionally prepared (subject
to payment of the premium therefor) to issue the Buyer’s Title Policy and all required documents
and funds have been deposited with Escrow Holder, Escrow Holder shall immediately close Escrow
in the manner and order provided below.

(a) Recording. Escrow Holder shall cause the Deed to be recorded pursuant to
applicable law in the county in which the Real Property is located and obtain conformed copies
thereof for distribution to Buyer and Seller.

(b) Disburse Funds. Escrow Holder shall debit or credit (as provided herein) all
Buyer’s Costs and Debited Amounts, Seller’s Costs and Debited Amounts and General Expenses,
prorate matters and withhold funds as provided herein. The Purchase Price, less any applicable
debits or credits (including any liens as to which such liens and the amount to satisfy such liens shall
have been confirmed in writing by Seller to Escrow Holder) shall be distributed by check payable to
Seller unless Escrow Holder is instructed otherwise in writing signed by Seller (and, in such event,
in accordance with such instructions). Seller authorizes Escrow Holder to request demands for
payment and to make such payments from the Purchase Price (or such other funds, if any, as are
advanced by Seller) to defray the cost of removing deeds of trust, liens and other encumbrances (but
not for obligations of Buyer). Escrow Holder shall disburse on behalf of Buyer such moneys as are
deposited by Buyer (in addition to the Purchase Price and Buyer’s share of closing costs) as the
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commission for Buyer’s Real Estate Broker (unless Buyer’s Real Estate Broker shall deliver a
written statement to Escrow Holder which indicates that Buyer has arranged to pay Buyer’s Real
Estate Broker outside escrow and that payment of such remuneration is a matter with respect to
which Escrow Holder and Seller need not be concerned).

(c) Documents to Seller. Escrow Holder shall deliver to Seller a conformed
copy of the Deed, and documents, if any, recorded on behalf of any lender, as duly recorded among
the official land records of the County of San Bernardino, and a copy of each other document (or
copies thereof) deposited into Escrow by Buyer pursuant hereto.

(d) Documents to Buyer. Escrow Holder shall deliver to Buyer the original
FIRPTA Certificate, the original California Exemption Certificate (as applicable), and a conformed
copy of each of the Deed as duly recorded among the official land records of the County of San
Bernardino, the Natural Hazard Report, and each other document (or copies thereof) deposited into
Escrow by Seller pursuant hereto, including, without limitation, those documents referenced in
Section 8.

(e) Title Company. Escrow Holder shall cause the Title Company to issue the
Buyer’s Title Policy to Buyer.

® Closing Statement. Escrow Holder shall forward to both Buyer and Seller a
separate accounting of all funds received and disbursed for each party.

(2) Informational Reports. Escrow Holder shall file any information reports
required by Internal Revenue Code Section 6045(e), as amended.

(h) Possession. Possession of the Real Property shall be delivered to Buyer at
the Closing.

13. Representations and Warranties.

(a) Seller’s Representations and Warranties. In consideration of Buyer entering
into this Agreement and as an inducement to Buyer to purchase the Real Property, Seller makes the
following representations and warranties as of the Effective Date and as of the Closing, each of
which is material and is being relied upon by Buyer (and the truth and accuracy of which shall
constitute a condition precedent to Buyer’s obligations hereunder), and all of which are material
inducements to Buyer to enter into this Agreement (and but for which Buyer would not have entered
into this Agreement) and shall survive Closing; provided that each of the representations and
warranties of Seller is based upon the information and belief of the Executive Director of the
Successor Agency:

(1) Seller believes that it has the legal power, right and authority to enter
into this Agreement and the instruments referenced herein, and to consummate the transaction
contemplated subject to the approval of the Oversight Board and, as may be applicable, DOF.

(ii) Subject to the approval of the Oversight Board and, as may be
applicable, DOF, Seller believes that all requisite action (corporate, trust, partnership or otherwise)
has been taken by Seller in connection with entering into this Agreement and the instruments
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referenced herein; and, by the Closing, all such necessary action will have been taken to authorize
the consummation of the transaction contemplated hereby.

(iii)  Subject to the approval of the Oversight Board and, as may be
applicable, DOF, the individual executing this Agreement and the instruments referenced herein on
behalf of Seller has the legal power, right and actual authority to bind Seller to the terms and
conditions hereof and thereof.

(iv)  Seller believes that neither the execution or delivery of this
Agreement or the documents or instruments referenced herein, nor incurring the obligations set forth
herein, nor the consummation of the transaction contemplated herein, nor compliance with the terms
of this Agreement or the documents or instruments referenced herein or therein conflict with or
result in the material breach of any terms, conditions or provisions of, or constitute a default under,
any bond, note or other evidence of indebtedness or any contract, indenture, mortgage, deed of trust,
loan, lease or other agreement or instrument to which Seller is a party or that affect the Real
Property, including, but not limited to, any of the Title Documents or the Property Documents.

(v) There is no pending litigation nor, to the best of Seller’s knowledge,
threatened litigation, which does or will adversely affect the right of Seller to convey the Real
Property. There are no claims which have been received by Seller that have not been disclosed to
Buyer.

(vi)  Seller has made no written or oral commitments to or agreements
with any governmental authority or agency materially and adversely affecting the Real Property, or
any part hereof, or any interest therein, which will survive the Closing.

(vii) There are no leases or rental agreements in effect as to the Real
Property.

(viii) Seller is not in default of its obligations under any contract,
agreement or instrument to which Seller is a party pertaining to the Real Property.

(ix)  There are no mechanics’, materialmen’s or similar claims or liens
presently claimed or which will be claimed against the Real Property for work performed or
commenced for Seller or on Seller’s behalf prior to the date of this Agreement.

x) There are no undisclosed contracts, licenses, commitments,
undertakings or other written or oral agreements for services, supplies or materials concerning the
use, operation, maintenance, or management of the Real Property that will be binding upon Buyer or
the Real Property after the Closing. There are no oral contracts or other oral agreements for
services, supplies or materials, affecting the use, operation, maintenance or management of the Real
Property.

(xi)  There are not as of the Effective Date, nor will there be as of the
Closing, any written or oral leases or contractual right or option to lease, purchase, or otherwise
enjoy possession, rights or interest of any nature in and to the Real Property or any part thereof, and
no person other than Buyer shall have any right of possession to the Real Property or any part
thereof as of the Closing.
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(xii) No person, excepting Seller, has possession or any rights to
possession of the Real Property or portion thereof.

(b) Subsequent Changes to Seller’s Representations and Warranties. If, prior to
the Closing, Buyer or Seller should learn, discover or become aware of any existing or new item,
fact or circumstance which renders a representation or warranty of Seller set forth herein incorrect
or untrue in any respect (collectively, the “Seller Representation Matter”), then the party who has
learned, discovered or become aware of such Representation Matter shall promptly give written
notice thereof to the other party and Seller’s representations and warranties shall be automatically
limited to account for the Representation Matter. Buyer shall have the right to approve or
disapprove any such change and to terminate this Agreement by written notice to Seller if Buyer
reasonably disapproves any such change. If Buyer does not elect to terminate this Agreement,
Seller’s representation shall be qualified by such Seller Representation Matter and Seller shall have
no obligation to Buyer for such Seller Representation Matter.

(©) Buyer’s Representations and Warranties. In consideration of Seller entering
into this Agreement and as an inducement to Seller to sell the Real Property, Buyer makes the
following representations and warranties as of the date hereof and at and as of the Closing, each of
which is material and is being relied upon by Seller (and the truth and accuracy of which shall
constitute a condition precedent to Seller’s obligations hereunder), and all of which shall survive
Closing:

) Buyer has the legal power, right and authority to enter into this
Agreement and the instruments referenced herein, and to consummate the transaction contemplated
hereby.

(ii) All requisite action has been taken by Buyer in connection with
entering into this Agreement and the instruments referenced herein; and, by the Closing, all such
necessary action will have been taken to authorize the consummation of the transaction
contemplated hereby.

(iii)  The individuals executing this Agreement and the instruments
referenced herein on behalf of Buyer have the legal power, right and actual authority to bind Buyer
to the terms and conditions hereof and thereof.

(iv)  Neither the execution and delivery of this Agreement and the
documents and instruments referenced herein, nor incurring the obligations set forth herein, nor the
consummation of the transaction contemplated herein, nor compliance with the terms of this
Agreement and the documents and instruments referenced herein conflict with or result in the
material breach of any terms, conditions or provisions of, or constitute a default under, any bond,
note or other evidence of indebtedness or any contract, indenture, mortgage, deed of trust, loan,
partnership agreement, lease or other agreement or instrument to which Buyer is a party or by which
any of Buyer’s properties are bound.

(d) Subsequent Changes to Buver’s Representations and Warranties. If, prior to
the Closing, Seller or Buyer should learn, discover or become aware of any existing or new item,
fact or circumstance which renders a representation or warranty of Buyer set forth herein incorrect
or untrue in any respect (collectively, the “Buyer’s Representation Matter”), then the party who has
learned, discovered or become aware of such Buyer’s Representation Matter shall promptly give
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written notice thereof to the other party and Buyer’s representations and warranties shall be
automatically limited to account for the Buyer’s Representation Matter. Seller shall have the right
to approve or disapprove any such change and to terminate this Agreement by written notice to
Buyer if Seller reasonably disapproves any such change. If Seller does not elect to terminate this
Agreement, Buyer’s representation shall be qualified by such Buyer’s Representation Matter and
Buyer shall have no obligation to Seller for such Buyer’s Representation Matter.

14. Fair Value Price. Each of Buyer and Seller believe that the Purchase Price
represents a fair value price for the Real Property. At such time as Buyer makes improvements to
the Real Property, the costs for planning, designing, and constructing such improvements shall be
borne exclusively by the Buyer and the Buyer shall construct or cause to be constructed such
improvements in compliance with all the zoning, planning and design review requirements of the
San Bernardino Municipal Code, and all nondiscrimination, labor standard, and wage rate
requirements to the extent such labor and wage requirements are applicable.

Buyer, including but not limited to its contractors and subcontractors, shall be responsible to
comply with Labor Code Section 1720, et seq., if applicable, and its implementing regulations,
regarding the payment of prevailing wages (the “State Prevailing Wage Law”), if applicable, and, if
applicable, federal prevailing wage law (“Federal Prevailing Wage Law” and, together with State
Prevailing Wage Law, “Prevailing Wage Laws”) with regard to the construction of improvements to
the Real Property, but only if and to the extent such sections are applicable to the development of
the Real Property. Insofar as the parties understand that Buyer is paying a fair market price for the
Real Property, the parties believe that the payment of prevailing wages will not be required. In any
event, Buyer shall be solely responsible for determining and effectuating compliance with the
Prevailing Wage Laws, neither the Seller nor the City makes any final representation as to the
applicability or non-applicability of the Prevailing Wage Laws to improvements to the Real
Property, or any part thereof. Buyer hereby releases from liability, and agrees to indemnify, defend,
assume all responsibility for and hold each of the Seller and the City, and their respective officers,
employees, agents and representatives, harmless from any and all claims, demands, actions, suits,
proceedings, fines, penalties, damages, expenses resulting from, arising out of, or based upon
Buyer’s acts or omissions pertaining to the compliance with the Prevailing Wage Laws as to the
Real Property. This Section 14 shall survive Closing.

15. General Provisions.

(a) Condemnation. If any material portion of the Real Property shall be taken or
appropriated by a public or quasi-public authority exercising the power of eminent domain, Buyer
shall have the right, at its option, to (i) terminate this Agreement or (ii) proceed with the purchase of
the Real Property and receive all of the award or payment made in connection with such taking.

(b) Notices. All notices, demands, requests or other communications required or
permitted hereunder (collectively, “Notices”) shall be in writing, shall be addressed to the receiving
party as provided in the Basic Terms section above, and shall be personally delivered, sent by
overnight mail (Federal Express or another carrier that provides receipts for all deliveries), sent by
certified mail, postage prepaid, return receipt requested, or sent by facsimile transmission (provided
that a successful transmission report is received). All Notices shall be effective upon receipt at the
appropriate address. Notice of change of address shall be given by written notice in the manner
detailed in this Section. Rejection or other refusal to accept or the inability to deliver because of
changed address of which no Notice in accordance with this Section was given shall be deemed to
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constitute receipt of such Notice. The providing of copies of Notices to the parties’ respective
counsels is for information only, is not required for valid Notice and does not alone constitute
Notice hereunder.

(c) Brokers. Seller assumes sole responsibility for any consultants or brokers
(“Seller’s Agents”) it may have retained in connection with the sale of the Real Property (and Buyer
shall have no responsibility in connection with such matters). Seller represents that it has engaged
Keller Williams Realty as “Seller’s Real Estate Broker” and that Seller shall be solely responsible
for any commission, cost, fee or compensation of any kind due to Seller’s Real Estate Broker.
Seller represents to Buyer that Seller has not engaged any consultants, finders or real estate brokers
other than Seller’s Real Estate Broker in connection with the sale of the Real Property to the Buyer,
and there are no brokerage commission, finder’s fee or other compensation of any kind due or
owing to any person or entity in connection with this Agreement other than Seller’s costs with
respect to the Seller’s Real Estate Broker Commission. Seller agrees to and does hereby indemnify
and hold the Buyer free and harmless from and against any and all costs, liabilities or causes of
action or proceedings which may be instituted by any broker, agent or finder, licensed or otherwise,
claiming through, under or by reason of the conduct of the Seller in connection with this
Agreement. Buyer assumes sole responsibility for any consultants or brokers (“Buyer’s Agents”) it
may have retained in connection with the purchase of the Real Property. Buyer represents that it
has engaged Lee and Associates Commercial Real Estate Services as “Buyer’s Real Estate Broker”
and other than the portion of the Seller’s Real Estate Broker’s Commission that is payable to the
Buyer’s Real Estate Broker per Section 10(a) of this Agreement, Buyer shall be solely responsible
for any other cost, fee or compensation of any kind due to Buyer’s Real Estate Broker, if any.
Buyer represents to Seller that Buyer has not engaged any consultants, finders or real estate brokers
other than Buyer’s Real Estate Broker in connection with the sale of the Real Property to the Buyer,
and there are no brokerage commission, finder’s fee or other compensation of any kind due or
owing to any person or entity in connection with this Agreement. Buyer agrees to and does hereby
indemnify and hold the Seller free and harmless from and against any and all costs, liabilities or
causes of action or proceedings which may be instituted by any broker, agent or finder, licensed or
otherwise, claiming through, under or by reason of the conduct of the Buyer in connection with this
Agreement. The Parties acknowledge and agree that Buyer has been represented in this transaction
by Lee and Associates Commercial Real Estate Services as “Buyer’s Real Estate Broker.” At Close
of Escrow, Seller shall pay Seller’s Real Estate Broker’s Commission for sale of the Property in
accordance with Seller’s listing agreement with Seller’s Real Estate Broker. The broker's
commission shall be divided equally between Buyer's Real Estate Broker and Seller's Real Estate
Broker.

(d) Waiver, Consent and Remedies. Each provision of this Agreement to be
performed by Buyer and Seller shall be deemed both a covenant and a condition and shall be a
material consideration for Seller’s and Buyer’s performance hereunder, as appropriate, and any
breach thereof by Buyer or Seller shall be deemed a material default hereunder. Either party may
specifically and expressly waive in writing any portion of this Agreement or any breach thereof, but
no such waiver shall constitute a further or continuing waiver of a preceding or succeeding breach of
the same or any other provision. A waiving party may at any time thereafter require further
compliance by the other party with any breach or provision so waived. The consent by one party to
any act by the other for which such consent was required shall not be deemed to imply consent or
waiver of the necessity of obtaining such consent for the same or any similar acts in the future. No
waiver or consent shall be implied from silence or any failure of a party to act, except as otherwise
specified in this Agreement. All rights, remedies, undertakings, obligations, options, covenants,
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conditions and agreements contained in this Agreement shall be cumulative and no one of them
shall be exclusive of any other. Except as otherwise specified herein, either party hereto may pursue
any one or more of its rights, options or remedies hereunder or may seek damages or specific
performance in the event of the other party’s breach hereunder, or may pursue any other remedy at
law or equity, whether or not stated in this Agreement.

(e) Cooperation. Buyer and Seller agree to execute such instruments and
documents and to diligently undertake such actions as may be required in order to consummate the
purchase and sale herein contemplated and shall use all reasonable efforts to accomplish the Closing
in accordance with the provisions hereof and, following Closing.

® Remedies. Without limitation as to the availability of other remedies, this
Agreement may be enforced by an action for specific enforcement.

(2) Time. Time is of the essence of every provision herein contained. In the
computation of any period of time provided for in this Agreement or by law, the day of the act or
event from which said period of time runs shall be excluded, and the last day of such period shall be
included, unless it is a Saturday, Sunday, or legal holiday, in which case the period shall be deemed
to run until 5:00 p.m. of the next day that is not a Saturday, Sunday, or legal holiday. Except as
otherwise expressly provided herein, all time periods expiring on a specified date or period herein
shall be deemed to expire at 5:00 p.m. on such specified date or period.

(h) Counterparts; Facsimile Signatures. This Agreement may be executed in
multiple counterparts, each of which shall be deemed an original, but all of which, together, shall
constitute but one and the same instrument. A facsimile signature shall be deemed an original
signature.

@) Captions. Any captions to, or headings of, the sections or subsections of this
Agreement are solely for the convenience of the parties hereto, are not a part of this Agreement, and
shall not be used for the interpretation or determination of the validity of this Agreement or any
provision hereof.

)] Obligations to Third Parties. City shall be deemed to be a third party
beneficiary of this Agreement. Excepting only for the City, the execution and delivery of this
Agreement shall not be deemed to confer any rights upon, nor obligate any of the parties to this
Agreement to, any person or entity other than the parties hereto.

(k) Amendment to this Agreement. The terms of this Agreement may not be
modified or amended except by an instrument in writing executed by each of the parties hereto.

) Waiver. The waiver or failure to enforce any provision of this Agreement
shall not operate as a waiver of any future breach of any such provision or any other provision
hereof.

(m)  Applicable Law. This Agreement shall be governed by and construed in
accordance with the local law of the State of California.

(n) Exhibits and Schedules. The exhibits and schedules attached hereto are
incorporated herein by this reference for all purposes.
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(0) Entire Agreement. This Agreement supersedes any prior agreements,
negotiations and communications, oral or written, including, without limitation, that certain
Standard Offer, Agreement and Escrow Instructions for Purchase of Real Estate dated December 22,
2017, and contains the entire agreement between, and the final expression of, Buyer and Seller with
respect to the subject matter hereof. The parties hereto expressly agree and confirm that this
Agreement is executed without reliance on any oral or written statements, representations or
promises of any kind which are not expressly contained in this Agreement. No subsequent
agreement, representation or promise made by either party hereto, or by or to an employee, officer,
agent or representative of either party hereto shall be of any effect unless it is in writing and
executed by the party to be bound thereby.

(p) Successors and Assigns. This Agreement shall be binding upon and shall
inure to the benefit of the permitted successors and assigns of the parties hereto.

(@) Assignment. Neither party may assign its rights under this Agreement
without the prior consent of the other party.

[signatures begin on the following page]
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IN WITNESS WHEREQOF, the parties hereto have executed this Agreement as of the day

and year first written above.

“SELLER”

SUCCESSOR AGENCY TO THE
REDEVELOPMENT AGENCY OF THE CITY
OF SAN BERNARDINO, a public entity, corporate
and politic

By:

Andrea M. Miller
Executive Director

Approved as to form:
Gary D. Saenz, City Attorney

By:

“BUYER”

HIP SOCAL PROPERTIES LLC, a California
limited liability company

By:
Name:
Its: Managing Member
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Acceptance by Escrow Holder:

Commonwealth Land and Title Company hereby acknowledges that it has received a fully
executed copy of the foregoing Purchase and Sale Agreement and Joint Escrow Instructions by and
between the Successor Agency to the Redevelopment Agency of the City of San Bernardino, a
public entity, corporate and politic (“Seller”), and HIP SoCal Properties LLC, a California limited
liability company (“Buyer”) and agrees to act as Escrow Holder thereunder and to be bound by and
strictly perform the terms thereof as such terms apply to Escrow Holder.

Dated: , 2018

COMMONWEALTH LAND AND TITLE
COMPANY

By:
Name:
Its:




EXHIBIT A
LEGAL DESCRIPTION

Address: Cooley Avenue
APNs: 0281-031-51
0281-041-41

That certain parcel of land in the City of San Bernardino, County of San Bernardino, State of California,
described as follows:

Parcel No. 6 of Parcel Map No. 4781, in the City of San Bernardino, County of San Bernardino, State of
California, as per plat recorded in Book 48 of Parcel Maps, Page 87, records of said County.



EXHIBIT B

DEED

RECORDING REQUESTED BY AND

WHEN RECORDED MAIL TO:

HIP SoCal Properties LLC, a California

limited liability company

1944 N. Tustin Street, Ste. 122

Orange, CA 92865

Attn: Tim Howard

APNs: 0281-031-51 and 0281-041-41 [Space above for recorder.]
DOCUMENTARY TRANSFER TAX
$

computed on the consideration or value
of property conveyed; OR

computed on the consideration or value
less liens or encumbrances remaining at time of
sale.

Signature of Declarant or Agent determining tax
- Firm Name

GRANT DEED

FOR VALUABLE CONSIDERATION, receipt of which is hereby acknowledged, the
Successor Agency to the Redevelopment Agency of the City of San Bernardino, a public entity,
corporate and politic (“Grantor”), hereby grants to HIP So Cal Properties LLC, a California limited
liability company (“Grantee™), that certain real property located in the County of San Bernardino,
State of California, more particularly described on Attachment No. 1 attached hereto and
incorporated herein by this reference (the “Property™), subject to existing easements, restrictions and
covenants of record.

IN WITNESS WHEREOF, Grantor has executed this Grant Deed as of ~,2018.
SUCCESSOR AGENCY TO THE

REDEVELOPMENT AGENCY OF THE CITY
OF SAN BERNARDINO

By:

Andrea M. Miller
Executive Director
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ATTACHMENT NO. 1 TO GRANT DEED

LEGAL DESCRIPTION

Address: Cooley Avenue
APNs: 0281-031-51
0281-041-41

That certain parcel of land in the City of San Bernardino, County of San Bernardino, State of
California, described as follows:

Parcel No. 6 of Parcel Map No. 4781, in the City of San Bernardino, County of San Bernardino, State
of California, as per plat recorded in Book 48 of Parcel Maps, Page 87, records of said County.

ATTACHMENT NO. 1 TO GRANT DEED
TO EXHIBIT B



A notary public or other officer completing this certificate verifies only the identity of the
individual who signed the document to which this certificate is attached, and not the truthfulness,
accuracy, or validity of that document.

STATE OF CALIFORNIA )
) ss.
COUNTY OF )
On , before me, , Notary Public,

(Print Name of Notary Public)

personally appeared

who proved to me on the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the
within instrument and acknowledged to me that he/she/they executed the same in his/her/their authorized
capacity(ies), and that by his/her/their signature(s) on the instrument the person(s), or the entity upon behalf of
which the person(s) acted, executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing
paragraph is true and correct.

WITNESS my hand and official seal.

Signature of Noifary Fublic

OPTIONAL

Though the data below is not required by law, it may prove valuable to persons relying on the document and
could prevent fraudulent reattachment of this form.

CAPACITY CLAIMED BY SIGNER DESCRIPTION OF ATTACHED DOCUMENT

Individual
Corporate Officer

0O

Title Or Type Of Document

Title(s)

Partner(s) O Limited O General

Attorney-In-Fact

Truste.e(s) Number Of Pages
Guardian/Conservator

Other:

aoOoooan

Signer is representing;
Name Of Person(s) Or Entity(ies) Date Of Documents

Signer(s) Other Than Named Above




EXHIBIT C

FIRPTA CERTIFICATE

TRANSFEROR’S CERTIFICATE OF NON-FOREIGN STATUS

To inform HIP SoCal Properties LLC, a California limited liability company (the
“Transferee”), that withholding of tax under Section 1445 of the Internal Revenue Code of 1986, as
amended (“Code”) will not be required upon the transfer of certain real property to the Transferee by
the Successor Agency to the Redevelopment Agency of the City of San Bernardino (the
“Transferor”), the undersigned hereby certifies the following:

1. The Transferor is not a foreign person or citizen, foreign corporation, foreign
partnership, foreign trust, or foreign estate (as those terms are defined in the Code and the Income
Tax Regulations promulgated thereunder);

2. The Transferor’s social security number or U.S. employer identification number is as
follows:

3. The Transferor’s home or office address is:

The Transferor understands that this certification may be disclosed to the Internal Revenue
Service by the Transferee and that any false statement contained herein could be punished by fine,
imprisonment or both. Under penalty of perjury, I declare that I have examined this certification and
to the best of my knowledge and belief it is true, correct and complete, and I further declare that I
have authority to sign this document.

Successor Agency to the Redevelopment
Agency of the City of San Bernardino



