PONGLEN OAKS ESCROW —~— “ S

r Multiple Services ¢ One Choice Phone: {218) 8631339

Date:; Escrow Officer: Kristen Hartwick
UnitLot # - Escrow No.;

—

JOINT PURCHASE AGREEMENT AND ESCROW INSTRUCTIONS
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Buyer herein to obtain a new first trust deed loan in the 2MOUNt Of .oeoev.eeveveroeeeeerreoo

Buyer herein to obtain 2 new second trust deed Joan in the @MOUNE OF .. oeeeee e oo

SELLER: Tomazto Bank N.A.
BUYER(S})

VESTING:

If not provided above, Buyer shall advise Escrow Holder within FIVE (5) days after the date hereof how they wish to hold title. The
Seller, Escrow Holder and Agents are not qualified or permitied by law to advise Buyer on how 1o take fitle to the Property. If the Buyer
has any questions regarding this matter, those questions must be directed to a licensed attorney or tax consuitant of Buyer's choics.

HOME FPHONE: WORK PHONE
CELL PHONE: E MAIL:
MAILING ADDRESS:

Buyer will hand you or cause to be handed you the above referenced funds prior to the close of escrow and will deliver fo you any and
all instruments which this escrow requires, executed by Buyer, all of which you are instructed to use provided en or before the close of
escrow you hold a policy of fitle insurance with the usual fitle company exceptions, with liability in the amount of the purchase price
covering: ’

Complete Jegal description shall be provided prior to the close of escrow for approval by all parties.
Properly Address: 1027 West Angeleno Avenue, Burbank, CA 91506

Free from encumbrances except [as applicable]:

1. All General and Special Taxes for the fiscal year 2009/10, including personal property taxes, if any, assessed against the
former owner.

Covenants, conditions, restrictions, rights, rights of way, and easements of record, if any.

The lien of supplemental taxes, if any, assessed pursuant to the provisions of Chapier 3.5 {commencing with Secticn 75) of
the Revenue and Taxation Code of the State of California.

First Deed of Trust to record securing a note in the amount of §

AowN

5. Second Deed of Trust to record securing a note in the amount of $

(CONTINUED)
ADDITIONAL INSTRUCTIONS ATTACHED HERETO AND MADE A PART HEREOF
My iniiiats below represent my agreement and acknowledgment of the foregoing.

Seller's Initials; / Buyer's Inifials: /
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EACH PARTY SIGNING THESE INSTRUCTIONS HAS READ THE ADDITIONAL ESCROW CONDITIONS & INSTRUCTIONS ON
THE FOLLOWING PAGE HEREOF AND APPROVES, ACCEPTS, AND AGREES TO BE BOUND THEREBY AS THOUGH THEY
APPEARED OVER THEIR SIGNATURES,

GLEN CAKS ESCROW COMPANY IS LICENSED BY THE DEFARTMENT OF CORPORATIONS,

STATE OF CALIFORNIA, LICENSE #9631459

ADDITIONAL ESCROW INSTRUCTIONS AND PROVISIONS

1. Your duty fo act as Eserew Hokder shal not commence urid these instruclions signed by all parties, are received by you. Until such time effher party may unitaterally cancel,
and, upon written request delivered to you, 3 party may withdraw funds and documents such party previously handed to you,

2. All funds received in this escrow shall be depesited with a Stste or National Bank with other escrow funds, Make disbursements by your check; checks not presented for
payment within six menths after date are subject to servica charges In accordance with your schedule in effect from time 'o time. Make 3l adjustments and prorations on the
basis of a 30-day month, "Clese of Escrow” as used in this eserow means the date on which documents are recorded, unless otherwise specified. All documents and

funds due the respective parties herein are 1o be malled to the addresses set out below their respective signatures, unless otherwise instructed, Our signatures on any
documents and instructions or the performance of any act “outside of escrow”, you as Escrow Holder shall have no respensikality therefore, shall not be concemed therewith and
are specifically refieved of any obligation relative thersto.

3. You shall not be regponsitie or liable in any manner whatscever for the sufficiency ¢r comrectness as to form, manner of execution or validity of any documents deposited in
escrow, nor a3 to the identity, authority o fights of any person executing the same, sither as to documents of record or thase handled in this escrow. Your duties hereunder shall
be imited 10 the safekeeping of such money and documents received by you as Escrow Holder, and for the disposition of the same in accordance with the written instructions
accepted by you in this sscrow. You shall net be required to take any action in connection with the coilection, maturity or apparent cutiaw of any

obigations deposited in this eserow, unless otherwise instructed,

4. Seller represents and warrarts, and you shall be fully protected in assuming that, as to any insurance policy handed you, such pelicy is in force, has not been hypothecated,
and that all necessary premiums therefore have been paid. You will transmit for assignment any insurance pelicy handed you for use in this escrow, bitt you shall not be
responsivle for verifying the acceptance of the assignment and palicy by tha insurance company, ESCROW HOLDER WILL MAKE NC ATTEMPT TO VERIFY THE RECEIPT
OF THE REQUEST FOR ASSIGNMENT BY THE ISSUING COMPANY. You are hereby placed on nofice thet if the nsurance company shewld fail 1o receive said assignment;
the issuing company may deny coverage for a Joss suffered by Buyer, IT 1S THE QBLISATION OF THE BUYER OR HIS REPRESENTATIVE TO VERIFY THE ACCEPTANCE
OF THE ASSIGNMENT OF THE POLICY BY THE I1SSUING COMPANY.

§. Deliver assurances of titte, and insurance policies, if any, to holder of senior encumbrance or his order, or if there are no encumbrances, then to the Buyer of his erdsr,

6. In the event that the conditions of this escrow have not been complied with at the expiration of the time provided for herein, or any extension thereof, you are instructed to
complete the same al the eariest possible date thereafter, unless we or sither of us has made wiitten dermand upon yeu for the retum of the money and/or instruments
deposited by either of us, in which case you may withhok! and stop all further procseds in this escrow without liability upen your part for Intevest on funds held or for damages
uatil written mutual wiitten cancellation instructions signe by all parties shal) have been deposited in this escrow, whereupon you are then instructed o disburse the escrow
funds. and instruments accordingly, less your proper charges, to the respective parties hereto whereupon this escrow will, without further netice, be considered terminated,
7.NO NOTICE, DEMAND OR CHANGE OF INSTRUCTICNS SHALL BE OF ANY EFFECT IN THIS ESCROW UNLESS GIVEN IN WRITING BY ALL PARTIES AFFECTED
THEREEY. In the event conflicting dermands or notices are made or served upen you or any comroversy arises between the parties hereto, or with third persons, grewing out of
or relating to this escrow, you shall have the absolute right to withhold and stop ali further proceedings in, and performance of, this eserow, until you recaive written notification
safisfactory to you of the setfiement of the controversy by agreement of the parties thereto, or by final judgment of a court of competent Jjunsdiction.

8. INTHE EVENT ANY FARTY TO THIS ESCROW, OR GLEN QAKS ESCROW, INSTITUTES ANY LITIGATION ARISING OUT OF THIS ESCROW, AT LAW OR EQUITY,
THE PREVAILING PARTY, AS DETERMINED BY THE COURT, SHALL IN ADDITION TO SUCH OTHER RELIEF AS MAY BE AWARDED, BE ENTITLED TO RECOVER
REASONABLE ATTORNEY'S FEES, EXPENSES AND COSTS OF SUCH LITIGATION.

9. You are hereby authorized to deposit any funds or documents handed Yyou under these escrow instructions, or cause the same {o be deposited, with any duly authorized sub-
escrow agent, subject to your arder at of prior to cipse of estrow, in the event such deposit shalf be necessary or convenient for the consummation of this escrow.

10. All parfies agree that a5 far as your rights and liazilites are involved, this transaction is an escrow and not any other legal relation and you are an Escrow Molder only on the
within expressed tenins, and you shall have no responsitility of notifying me or any of the parties to this escrow of any sae, resale, loan, exchange, or other fransaction involving
any propedty herein described or of any profit realized by any person, firm or comoration (broker, agent and parties to this and/or any sther escrow

included) in connection therewith, regardless of the fact that such transaction(s) may be handled by you In this escrow or in another escrow. NO ACTION SHALL LIE AGAINST
ESCROW HOLDER FOR ANY CLAIM, LOSS, LIABILITY OR ALLEGED CAUSE OF ACTION OF ANY KIND OR NATURE WHATSOEVER, HOWEVER CAUSED OR
OCCURRED, UNDER THIS ESCROW OR !N CONNECTION WITH THE HANDLING OR PROCESSING OF THIS ESCROW, UNLESS BROUGHT

WITHIN TWELVE (12) MONTHS AFTER THE CLOSE OF ESCROW OR ANY CANCELLATION OR TERMINATION OF ESCROW FOR ANY REASON WHATSOEVER.

11. You are not 2o be concerned with the giving of any disclosures except as expressly required by Federa! or State taw 10 be given by an escrow agent. Neither are youts be
concemned with the effect of zoning ordinances, Land division regutations, or bullding restrictions which may pertain to or affedt the land or improvements that are the

subject of this escrow,

12. The parties to this escrow have satisfied themselves outside of estrow that the transaction covered by this escrow is not in vilation of the Subdivisien Map act or any other
law regulating land division, and you as Escrow Holder are relieved of all responsibility and/or Fiability in connection therewith, and are not to be concemed with the enforcement
of said laws.

13. In the event any Offer to Purchase, Depasit Receipt or any other form of Purchase Agreement other than this ene is deposited in this escrow, it is understood that such
document shall be effective only as between the paries signing said document. Yau as Escrow Helder are ot 1o be concerned with the terms of such document and are
relieved of all responsibility in sonnection therewith. You are to be concerned oniy with the directives specifically et forth in the escrow Instructions 2nd amendments {herelo,
and are nat to be concemed or liable for items designated as “memcranda’ in thé within escrow instructions nor with any cther agreement or contract between the paniies. You
are authorized to fumish copies of escrow instructions, supplements, amendments, or nofices of canceliation and closing stalemenis in this escrow 1o real estate broker (s) and
lender (s} referred to in this escrow. You are not required to submit any title report issued in connection with this escrow 1o any parly or agent uniess directed to de so by written
rutud instructions. You may, however, do 50 without incuring lflability to any party for such submission, You are hereby autherized 10 submit such repor to any proposed
lender.

14, Time is of the essence of these escrow instructions. In the event of failure to pay fees or expenses due you hereunder, on demand, | agree 1o pay a reascnatie fee for any
atomey’s services, which may be required to collect such fees or expenses.

15, If a pasty to this escrow unilaterally assigns or orders the proceeds of this escrow fo be paid to other than the original parfies to this escrow, sueh assigrment or opder shall
be subcrdinated 1o the expenses of this escrow, fiens of record on the subject property, and payments directed to be made by otiging! parties together. If the result of such
assigriment or order would be to leave the escrow without sufficient funds to close, then you are directed to close nevertheless, and to pay such assignments or orders only out
of the-net proceeds due except for such assignments or orders and to pay them in the erder in which such assignments or orders are received by you. You are o fumish a copy
of these instructions, amendments thereto, closing statements andfor any other documents deposited in this estrow to the lender or lenders andior the real estate broker or
brokers invoived in this transaction upon request of such lenders or brokers. In the event of any assignment o transfer of inferest by operation of law, with or without the

{CONTINUED}
ADDITIONAL INSTRUCTIONS ATTACHED HERETO AND MADE A PART HEREOF
My initials below represent my agreement and ackrowledgment of the foregoing.

Seller's Initials: ! Buyer's Initials: !
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approval of any or all of the parties hereto, you shall retain the right 1o deduct a

funds, properties or righis, said assignment o transfer notwithstanding.

16, i there is no writlen activity
extenslons therect, your agen

ey orligation shall terminate at

thereto, less fees and charges hevsein provided.

17. I any check submitted 1o escrow is dishonored
18. These instructions may be executed in counter

together shall constiute one and same document.

Seller’s Initials:

. (CONTINUED)
ADDITIONAL INSTRUCTIONS ATTACHED HERETO AND MADE A PART HEREOF
My initials below represent my agreement and acknowledgment of the foregoing.

/ Buyer's Initials:
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ny and all escrow costs, fees and expenses provided for herein for said assigned or transferred

by a principal delivered to this escrow within any six-manth penod afler the fime fimit date as set forth in the escrow instructions or writtens
your option and all documents, monies or other items held by you shall be refurned to the respective parties enfitled

upon presentment for payment, you are autherized to nofify all principals and/or their respeciive agents of such nonpayment.
rparts, each omsznsm:&3nmm.:mnmsonaﬁauwémﬂ&ﬁamﬁoﬂmmmﬁnﬁgﬁung.gmﬁzgﬁ%

19. The pariies to these escrow instructions authorize

you to destroy these instructions and all other instructions and records in this escrow at any §me sher five (5) years from
date of close of escrow, .

I

———




INSTRUCTIONS

A} FINANCING: Buyer to obtain a New First and Second Deed of Trust Loan [as applicable] in favor of Bank of America Home
l.oans, specifically from lean agent Vahe Hayrapetian at 301 N. Brand Blvd. Suite 400 Glendale, CA 91203, (318} §50-2296,
herein referred to as Bank of America Home Loans, to be obtained at Buyer's sole expense, given to secure a note in the principal
amount(s) as set forth in Page 1 hereof, per its terms. In the event that Buyer is unable to qualify for a Fixed Rale Morigage, Buyer
shall accept an Adjustable Rate Mortgage (provided he can qualify for same). Buyer's execution of the loan documents shall evidence
their full approval of the tertms and conditions contained therein.

IF ON THE SAME DATE THAT BUYER SIGNED THIS AGREEMENT, BUYER APPLIES FOR THE NEW FIRST AND SECOND
TRUST DEED LOAN [AS APPLICABLE] FROM BANK OF AMERICA HOME LOANS, BUYER'S OBLIGATION TO CONSUMMATE
THIS TRANSACTION SHALL BE CONTINGENT UPON BUYER'S ABILITY TO SECURE FINANCING OF THE PROPERTY FROM
SAID LENDER. BUYER FURTHER ACKNOWLEDGES THAT THE CONSUMMATICN OF THIS ESCROW MAY BE SUBJECT TO
AND CONTINGENT UPON THE ‘PRE-SALE’ REQUIREMENTS OF LENDER, IF ANY.

BUYER COVENANTS TO PROVIDE SUCH PERSONAL FINANCIAL STATEMENTS OR OTHER CREDIT INFORMATION REQUIRED
BY BANK OF AMERICA HOME LOANS WITHIN THREE (3) DAYS FROM THE DATE HEREOF. IF THROUGH NO FAULT OF
BUYER, BUYER IS UNABLE TO OBTAIN SUCH A LOAN FROM BANK OF AMERICA HOME LOANS, THEN THIS ESCROW SHALL
TERMINATE. ESCROW HOLDER SHALL RETURN TO BUYER ANY DEPOSIT GIVEN BY BUYER TO ESCROW HOLDER, LESS
DOCUMENT AND PROCESSING FEES, IF ANY, TOWARD THE

PURCHASE OF THE PROPERTY. UPON ESCROW HOLDER'S RECEIPT OF SIGNED MUTUAL CANCELLATION INSTRUCTIONS,
BUYER AND SELLER SHALL BE RELIEVED OF ANY FURTHER LIABILITY AND/OR OBLIGATION TO THE OTHER UNDER THIE
AGREEMENT.

THE ABOVE REFERENCED FINANCING CONTINGENCY SHALL BE DEEMED APPROVED UNLESS ESCROW HOLDER HAS
RECEIVED WRITTEN NOTIFICATION OF ANY DISAPPROVAL FROM BANK OF AMERICA HOME LOANS.

FINANCING FROM THIRD PARTY LENDERS: BUYER IS NOT REQUIRED TO USE SELLER’S PREFERRED LENDER OR
LENDER OF SELLER'S CHCICE, BUT IF BUYER ELECTS TO APPLY FOR THIRD PARTY FINANCING (FINANCING OTHER
THAN WITH BANK OF AMERICA HOME LOANS), THEN BUYER IS OBLIGATED TO CONSUMMATE FINANCING AND ESCROW
WILL NOT EE CONTINGENT UPQON FINANCING, NOR WILL ESCROW BE EXTENDED FOR THAT PURPOSE. BUYER(S) WHO
FAIL TO QUALIFY FOR OR RECEIVE THIRD PARTY FINANCING AND THEN FAIL TO CLOSE ESCROW FOR THAT REASON
WILL FORFEIT THE AMOUNT OF DEPOSIT AS LIQUIDATED DAMAGES, (AS MORE SPECIFICALLY SET FORTH AND
PURSUANTTO THE TERMS AND CONDITIONS OF THAT CERTAIN PARAGRAPH ENTITLED “LIQUIDATED
DAMAGES/ARBITRATION” CONTAINED HEREIN).

IN ADDITION, BUYER HEREBY AUTHORIZES AND INSTRUCTS THIRD PARTY LENDER, IF ANY, TO FULLY DISCU$S EVERY
ASPECT OF BUYER'S LOAN, INGLUDING BUT NOT LIMITED TO: THE TERMS, CONDITIONS, AND STATUS OF THE NEW
LOAN WITH SELLER, ESCROW HOLDER, BANK OF AMERICA HOME LOANS AND/OR REAL ESTATE PEQPLE. FAILURE OF
SAID THIRD PARTY LENDER TO COOPERATE WITH THIS INSTRUCTION SHALL GIVE THE SELLER THE RIGHT, BUT NOT
THE OBLIGATION, TO CANCEL THIS TRANSACTICN.

A BUYER WHO CHOOSES TC APPLY FOR THIRD PARTY FINANCING MUST NOTIFY REAL ESTATE PEQPLE AND BANK OF
AMERICA HOME LOANS IN WRITING WITHIN FORTY EIGHT {48) HOURS OF SELLER’S ACCEPTANCE OF THIS AGREEMENT,
AND MUST OBTAIN A WRITTEN UNCONDITIONAL LENDING COMMITMENT FROM THE THIRD PARTY LENDER WITHIN
TWENTY (20) DAYS AFTER THE DATE REREOF, IF BUYER DOES NOT NOTIFY REAL ESTATE PEQPLE AND NOTIFY BANK OF
AMERICA HOME LOANS IN WRITING WITHIN FORTY EIGHT (48} HOURS OF THE DATE HEREQF OR IF BUYER FAILS TO
RIBED IN THIS SUBPARAGRAPH, THEN WITHOUT ANY REQUIREMENT OF

FURTHER NOTICE OR OTHERWISE:
BUYER SHALL BE DEEMED TO BE IN DEFAULT UNDER THIS AGREEMENT AND WILL FORFEIT THE AMOUNT CF THE

DEPOSIT AS_LIQUIDATED. DAMAGES (AS MORE SPECIFICALLY SET FORTH_AND PURSUANT TC THE TERMS AND
CONDITIONS OF YHAT CERTAIN PARAGRAPH ENTITLED “LIGUIDATED DAMAGES/AREITRATION” CONTAINED HEREIN} TO
SELLER AND THIS AGREEMENT SHALL BE TERMINATED AT SELLER'S UNILATERAL OPTION.

Buyer's Initials {_ | }

IT IS UNDERSTOOD AND AGREED THAT THE OBTAINING OF ANY FINANGING WHATSCOEVER, IN ANY EVENT, IS AND SHALL
REMAIN THE BUYER’S AND NOT SELLER'S QBLIGATION. MORECVER, THE SELLER DOES NOT GUARANTEE ANY LOAN
FROM ANY LENDER.

(CONTINUED)
ADDITIONAL INSTRUCTIONS ATTAGHED HERETO AND MADE A PART HEREQF
My initials below represent my agreement and acknowledgment of the foregoing.
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ESCROW IS AUTHCORIZED AND INSTRUCTED TO FOLLOW THE DIRECTION OF BANK OF AMERICA HOME LOANS IN
CONNECTION WITH SAID LOAN AND TO DELIVER A COPY OF THIS AGREEMENT AND ANY AMENDMENTS THERETO.

THIS TRANSACTION 18 NOT CONTINGENT UPON BUYER'S ABILITY TO RETAIN THE INTEREST RATE (FIXED OR

ADJUSTABLE), AND/OR OTHER LOAN TERMS INCLUDING BUT NOT LIMITED TO LOAN ORIGINATION FEES QUOTED AT THE
TIME OF LOAN APPROVAL, AND BUYER WILL BE REQUIRED TQ PAY THE INTEREST RATE CHARGED BY THE FINANCING
ENTITY AT THE CLOSE OF ESCROW.

ONCE BUYER HAS DEPOSITED INTO ESCROW THE ‘LOAN COMMITMENT PREVIOUSLY DESCRIBED HEREIN, BUYER SHALL
NOT BE ENTITLED TO APPLY FOR OR OBTAIN ANY MODIFIED, ADDITIONAL AND/OR NEW LOAN COMMITMENT FROM ANY
OTHER FINANCING ENTITY OR OTHER SOURCE, IF THE APPLICATION OR FUNDING OF THE NEW LOAN WOULD, IN
SELLER'S SOLE JUDGMENT, DELAY THE CLOSE OF ESCROW.

INTHE EVENT THAT BUYER OBTAINS A LOAN FROM A THIRD PARTY LENDER, BUYER WILL PROVIDE A COPY OF ALL
CREDIT AND APPRAISAL DOCUMENTS TO BANK OF AMERIGA HOME LOANS WITHIN TEN (10} DAYS AFTER THE DATE
HEREOQF.

Seller warrants and represents that he has no equity interest in BANK OF AMERICA HOME LOANS,

B} FINAL FUNDS: Please be advised that Escrow Holder will require deposit of Buyers final funds TWOQ (2} business days prior to
the close of escrow, if funds are deposited in the form of 2 Cashiers Check; or Escrow Helder will require deposit of final funds
TWO (2) business days prior to the close of escrow , if Buyer's funds are deposited by Wire Transfer. Final funds should be
obtained from Buyer's Bank or Savings and Loan Assotiation in either of the two following forms:

1. CASHIER’S CHECK: Cashier's checks must be issued by a Bank which is located in the State of California, issues their Cashiers
Checks in the State of Califomia, made payable to GLEN OAKS ESCROW COMPANY in the amount requested by Escrow
Holder.

Parties herein acknowledge that the following types of checks are NOT considered good funds and will be subject to check
clearance (approximately 3 to 7 business days): Qut of State Cashier's Checks, Drafts, Credit Union Checks, or Stock Brokerage
Checks. (Personal chetks are not acceptable for use by Escrow Holder as final funds at the close of escrow.)

-OR-

2. WIRE TRANSFER: Wires must be directed to:
COMERICA BANK
10800 WILSHIRE BLVD.
LOS ANGELES, CA 50024
ATTN: WIRE DEPARTMENT
Routing Number: 1211-3752-2
Credit To: Glen Oaks Escrow Company
Trust Account Number: 1891450907
Reference the Escrow Nurnber
Attention: Kristen Hartwick

Closing funds to be deposited by the Buyer andfor lender must be CLEARED funds prior fo recordation (close of escrow). This law
places some very specific constraints upon the time frames in which title companies may make funds available for disbursements.
Buyer should ascertain from the lender the type of funding instrument that will be used to fund the new loan as the standard practice in
this area is for the new lender to fund directly to the title company via wire transfer. ,

If the new lender Is using a funding instrument which requires a héld, then the fime period between funding and recording could be
delayed up to Seven (7} Business Days.

Escrow Holder's requirements for funds to close this escrow may be different from those of the title company. Glen Oaks Escrow
Company’s specific requirements for funds to close this transaction are set forth above.

Buyer is aware that interest on any new loan funded in connection with this escrow shall accrue from the date of Lender’s funding and
that there may be a delay between the funding date and recording date due to the above “Good Funds” legislation.

(CONTINUED}
ADDITIONAL INSTRUCTIONS ATTACHED HERETO AND MADE A PART HEREOF
My initials below represent my agreemént and acknowledgment of the foregoing.

Seller's Initials: / Buyer's Initials; /
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C

D)

E)

F}

G}

H}

PROPERTY TAX PRORATION: All pariies acknowledge that they are aware of the following:

1. Escrow Holder will, at close of escrow, prorate real property taxes based upon the latest available tax figures as fumished by
the insuring tile company or based on 1.25% (.0125) of the purchase price if the taxes on the property are not currently
segregated by the county tax assessor, from close of escrow to following July 1st (debit the Buyer and credit the Seller);

2. The Tax Collector may issue supplemental tax bills for more than the amount so used for proration purposes, or in the event
there has been an overpayment, the cverpayment amount may not be refunded but may instead be held for the subsequent credit
against the payment of future taxes on the subject property. In addition io acknowledging their awareness of the foregoing, all
pasties hereby agres that, any instruction in this escrow to the contrary notwithstanding, any overpayment or underpayment of
taxes accruing because of the amount used by Escrow Holder for proration purposes at close of escrow shall be adjusted by and
between the parties outside of escrow . Escrow Holder is hereby released from responsibility and/or liability of any kind in
connection with any such overpayment or underpayment.

SUPPLEMENTAL TAXES: Buyeris aware that the property will be reassessed upon change of ownership, This will affect the
taxes to be paid. A supplemental Tax Eill will be issued by the County Tax Assesscr, which shall be paid as follows: (a) for periods
after close of escrow (or affer the current fiscal tax year if the 1.25% proration amount was used), by Buyer and (b) for periods
prior to close of escrow, by Seller. In the event that Buyer's Lender requires Tax Impounds, Tax Collector will not furnish a copy of
said bill to the Lender, TAX BILLS ISSUED AFTER CLOSE OF ESCROW SHALL BE HANDLED DIRECTLY BETWEEN BUYER
AND SELLER QUTSIDE OF ESCROW.

FEDERAL TAX WITHHOLDING - FIRPTA: The sale of a U.S. real property interest by a foreign person is subject to the Foreign
Investment in Real Property Tax Act of 1980 (FIRPTA) income tax withholding. FIRPTA authorizes the United States fo tax foreign
persons on the sale of U.S. real property interests. Persons purchasing U.S. real properly interests from foreign persons, certain
purchasers' agents, and settlement officers are required to withhold 10 percent of the amount realized. Withholding 7s intended to
ensure U.S. taxation of gains realized on disposition of such interests. The Buyer is the withholding agent. The Buyer must find out
if the Seller is a foreign person, If the Seller is a foreign person and the Buyer fails to withheld, the Buyer may be held liable for the
tax.

Seller and Buyer agree fo execute and deliver to Escrow Holder any instrument, affidavit and statement or to perform any act
reasonably necessary to carry out the provisions of FIRPTA and regulations promulgated thereunder. Seller herein certifies under
penalty of pesjury, that the information provided on said form is true, correct and compiete.

STATE TAX WITHHOLDING: When California real estate is sold, 3 1/3% of the total sales price must be withheld from the Seller
and sent to the California Franchise Tax Board {Califomia Revenue and Taxation Code Section 18662). Withholding of 3 1/3% is
not required if:

1. The total sales price is $100,000 or less;

2. Ifthe property qualifies and the Sellers principal residence as dafined by Intemal Revenue Code Section 121;

3. i the Seller last used the property as their principal residence as defined by Internal Revenue Code Section 121;

4. If the Seiler will have 2 foss or zero gain for California income tax purposes on this sale;

5. If the Seller is a corporation (or an LLC classified as a corporation for federal and Califernia income tax purposes) that is either
qualified through the California Secretary of Stete or has a permanent place of business in California;

6. If the Seller is a partnership (or an LLC that is not a disregarded single member L1.C and is classified as a partnership for
federal and California income tax purposes) with recorded title to the property in the name of the partnership or LLC;

7. Or for any other reason acceptable to the Califormia Franchise Tax Board,

If none of the above exempfions apply, Escrow Holder is instructed to withhold an amount equal to 3 1/3% of the total sales price
and to forward the funds to the Franchise Tax Board at the close of escrow, Buyer and Seller hereby agree to hold Escrow Holder
harmiess regarding compliance with this instruction.

TAX REPORTING/1099: Seller herein acknowledges their awareness of the fact that Escrow Holder must provide information
pertaining to this Escrow 1o the Interal Revenue Service as required by the Tax Reform Act, Internal Revenue Service Code
Section 6045(e). Concurrently with the execution hereof, Seller hersin will provide Escrow Holder information necessary to
produce a 1099 Tax Reporting Form in eompliance with Intemal Revenue Service Code Section 6045(e). Seller hergin certifies
under penalty of perjury, that the information provided on said form is true, comreci and complete,

DOCUMENTARY TRANSFER TAX: In addition to the County Documentary Transfer Tax currently charged to the Seller, Escrow
Helder is autherized and instructed to debit the zccount of the Seller for any transfer fax that may be imposed by the City in which
the subject property of this escrow is located.

FACSIMILE TRANSMISSIONS (FAX): In the event that Buyer and/or Sefler transmit signed documents by FAX in this transaction,
Buyer and/for Seller and/or each of them, agrees to accept and instucts Escrow Holder to accept such transmitted documents for
all purposes the same as if they were signed original documents. Buyer andfor Seller agree to deliver, or cause to be delivered to

. {CONTINUED)
ADDITIONAL INSTRUCTIONS ATTACHED HERETO AND MADE A PART HERECE
My initials below represent my agreement and acknowledgment of the foregoing.
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J)

K)

b

M)

N)

0)

P)

Q)

R)

Escrow Holder the signed originals of each FAXED document within SEVENTY-TWO (72) hours following the FAXING thereof.
FAXED, non-ariginal documents are not aceeptable by the County Recorder for recordation. Failure to provide Escrow Holder with
signed eriginal recording documents will prevent this escrow from closing.

OIL, GAS AND MINERAL LEASE: Inthe event that the Prefiminary Title Report discloses oil and gas lease(s) of record,
information regarding said lease will be forwarded to the Homeowner's Association.

PRELIMINARY CHANGE OF OWNERSHIP: Seciion 480.3 of the Revenue and Taxation Code requires that a *Prefiminary
Change of Ownership Report” be completed and certified by Buyer and filed concurrently with the Deed or other documents that
reflect 2 change of ownership in real property. The Buyer herein agrees to complete and sign said report and deliver same to
Escrow Holder for filing concurrently with Buyer's execution of these Escrow instructions. Escrow Holder shall forward same 1o the
Title Insurance Company for submission to the recorder's office at the close of escrow. Buyer understands and acknowledges that
the County Recorder's Office will charge an additional non-refundable fee of TWENTY DOLLARS {$20.00) shouid the fully
completed/certified report not accompany the conveyance document. in addition fo this fee, there may be addifional expenses
incurred by Buyer outside of escrow or after the close of escrow as a result of Buyer's failure to file the fully completed/certified
report. Buyer further understands and authorizes Escrow Holder to debit the Buyer's account for said TWENTY DOLLARS
{$20.00) at the close of escrow in the event the change of ownership statement is not deposited with Escrow Holder as provided
for herein. Buyer herein certifies under penalty of parjury, that the information provided on said form is true, comect and complete.

HOLD-OPEN FEES: In the event of the non-completion of this escrow for any reason whatsoever, including without
limitation the cancellation or purported cancellation of the escrow by zither party and notwithstanding the congurrence
or non-concurrence by the other party with such canceliztion, and the resultant obligation or advisability of the Escrow
Holder fo centinue to hold undistributed the funds then on deposit in saiy escrow, then the Escrow Holder may, at its
option, withdraw from said funds so held and pay itself a holding fee of $25.00 for each calendar month, or fraction
thereof, that said funds are retained in escrow, not exceeding, however, the whole of such withheld funds.

HOMEOWNER’S ASSOCIATION DUES PRORATION AND CAPITAL CONTRIBUTION AUTHORIZATION: Association Monthly
Assessment in the amount disclosed in the DRE approved budget shall be prorated as of close of escrow unless Association
Assessments commence at a kater date pursuant {o the provisions of the Declaration. In addition, Buyer shall be charged with the
Association’s Assessment for the full month following the close of escrow, which assessments Escrow Holder shall disburse to the
Association upon the close of escrow.

FIRE INSURANCE PRORATION: Escrow Holder is hereby authorized and instructed to prorzie Fire Insurance premium from the
close of escrow to the date of expiration of the policy based upon an amount of 1/18th of the actual annual premium for this unit. It
is understood that Seller has prepaid fire insuranse premiums covering this and or other property in the name of the Association
forone year in advance. Fire insurance premium paid as part of the Asscciation dues is being collected for the next years
premium on the policy. If is further understood by Buyer that such policy does not cover the contents of the individual units. In the
event Buyer desires personal property, contents (fire or liability), etc., Buyer shall be responsible o obiain same outside of
escrow, Buyer is aware that the declaration requires that the Board of Directors maintain lfability instrance in 2 minimum amount
and if they fall to do $0, owners may be individually liable for the entire amount of a judgment rendered against the association.

OPENING OF ESCROW: Escrow shall be ‘Open’ when Escrow Holder is in receipt of these insfructions executed by Buyer zand
Sefler herein, Escrow Holder is in receipt of Buyer's ‘Initial Deposit’ and Buyer's ‘Initial Deposif has been ‘Cleared’. Seller's Sales
Representatives are not authorized to accept this offer. Receipt and deposit of Buyer's Funds shall not constitute an acceptance
of this offer by Sefler.

EXISTING BLANKET MONETARY ENCUMERANGE: Buyer hereby acknowledges their awareness of the fact that ¥ is posgivle
that Seller’s existing Institutional Holder of the Existing Blanket Monetary Encumbrance, i any, may require the concurrent closing
of two or more Escrows for the sale of the units in this project, as a condition to release the encumbrance. Seller- may instruct
Escrow Holder that no escrow may close within the project, including this transaction, until that number of urits being sold by
Seller is equat to the percentile that the lender requires to close simultaneously. Seller's unilateral instruction shall auvtomatically
extend the close of escrow on all escrows until the minimum closing requirements are met,

BUYER'S EXPENSES: Buyer shali pay, in cash, all costs of the following, including but rot limited to: credit reports, loan fees,
loan points, lender's title insurance charges, Buyers escrow fees and charges, tax service fees, recordation fees for Grant Deed
and any Deed(s) of Trust, Buyer's prorated portion of property taxes for the appiicable tax year and first month's association
membership fees and assessments, and other closing costs of Buyer. .

IT IS UNDERSTOOD AND ACKNOWLEDGED BY ALL PARTIES HERETO THAT THIS ESCROW SHALL REMAIN OPEN AND
NO FUNDS SHALL BE RELEASED UNTIL EACH AND ALL THE FOLLOWING CONDITIONS HAVE BEEN MET:

(CONTINUED)
ADDITIONAL INSTRUCTIONS ATTACHED HERETO AND MADE A PART HEREOF
My initials below represent my agreement and acknowledgment of the foregoing.

Seller's Initials: / Buyer's Initials: /

—_—
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1. Within 12 months after opening escrow, sufficient funds are on hand 1o refease all blanket encumbrances of record as defined
in Section 11013 (B & P Code), and Escrow Holder can obtain a Policy of tifle insurance as hereinbefore provided, showing real
property to be free and clear of any and all blanket encumbrances;

2. This escrow shall not close and funds shali not be released from escrow until fitle, free and clear of any blanket encumbrances,
is conveyed to the purchaser, after completion of all common facilities including, but not fimited to: the Landscaping, Streets &
Drives, Fences & Walls, Walkways, Lighting and Lobbies and all structures containing a total of 12 Units of Tract 65646 and until
the expiration of the stzfutory period for recordation of all mechanics’ liens claims after the recordation of Valid Notice of
Completion, as defined in Section 3093 of the Givil Code,
-OR-

Furchaser's funds may be released from escrow after conveyance of title to him, upon complefion of all improvements and
facilities as defined above of Tract 65646, but prior to the expiration of the statutory period of mechanics’ fien diaims pertinent to
said project, if the subdivider has provided that each such purchaser of a loY; parcel, or unit shall receive a policy of Title Insurance
with provisions guaranteeing the purchaser against any mechanics’ fiens affecting the purchaser’s lot or Unit that may arise during
the applicable statutory mechanics’ lien period;

3. Any or all mohetary encumbrances recorded prior to the Declaration of Restrictions shall be Subordinated thereto by the
recordation of a Subordination Agreement;

4. If this escrow does not close within 12 months from the date confained on Page 1 of these escrow Instuctions, the Buyer,
where failure to close the escrow is not due to Buyer's default, may cancel the escrow and receive back all consideration paid by
Buyer within 15 days, and title and escrow expenses, will be paid by Seller;

5. Seller has posted “Security’ to ensure availability of funds for owner's opergtion and maintenance of common areas, land and
facilties as provided in Subsection A.2 of the Real Estate Commissioner's Regulation 2792.9, said security fo remain on deposit
until EIGHTY (80%) Percent of the units in this project have been sold and escrow is presented with written assurance fom the
Association that Seller s current in payment of assessments on the unsold units:

6. A 1/112th undivided percentage interest in Tract No. 65645 has been or is being conveyed to purchaser with fitle to purchasers
individual condominium unit;

7. Buyer acknewledges receipt of all of the following items concurrently with the execution hergof and shall have THREE (3)
Calendar Days after the date hereof {o nofify Seller, in writing, of any particular itemn(s} for which Buyer disapprove(s):

a. A copy of Chicago Title's Preliminary Title Report;

b. Tract Mag;

¢. Final Subdivision Public Report;

d. Current Budget;

e. Association Bylaws;

f. Conglominium Plan;

g. Filed Articles of [ncorporation;

h. The Declaration of Covenants, Corditions and Restrictions, covering the subject property;

i. Seller’s ‘Property Disclosure Report (covering the subject property); and

|- SB 800 Notice.

In the event that Buyer fails to notify Seller in writing within said THREE {3) Calendar Days after the Date hereof of any
disapproval(s), Buyer hereby warrants and represents to Selier, Broker(s) and Escrow Holder that Buyer has approved and
are completely satisfied with said ifems in their entirety.

§) CANCELLATICN: Ifthe Agreement is temminated, () This 'Joint Purchase Agreement and Escrow Instructions’ shall be

automatically cancelled and the parties shall execute cancellation instructions requested by Escrow Holder; as a formafity, for
benefit of Escrow Holder. Upon Eserow Helder's receipt of these signed cancellation instructions Seller shall be completely
released from their obligation to self and Buyer shall be released from their obligation to buy, (i} within ten (10) days after such
termination Buyer shall deliver to Seller all documents delivered by Seller to Buyer hereunder outside of escrow, (i) Buyer shall
have no further right or interest in the Property, and (iv) Buyer's indemnity of Seller under Paragraph entiled “Possession® shall
survive the termination.

REAL ESTATE COMMISSION: AT CLOSE OF ESCROW, ESCROW HOLDER IS HEREBY AUTHORIZED AND INSTRUCTED
BY SELLER TO PAY THE COMMISSION AND/OR OTHER COMPENSATION TO REAL ESTATE PEQPLE , AS PER THE
LISTING/MARKETING AGREEMENT FROM SELLERS PROCEEDS. NO COMMISSION SHALL BE PAID TO BROKER AND

(CONTINUED)
ADDITIONAL INSTRUCTIONS ATTACHED HERETQ AND MADE A PART HEREOF
My initials below represent my agreement and acknowledgment of the foregoing.

Seller's Initials: / Buyer's Initials: /
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