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GRANT DEED

FOR VALUABLE CONSIDERATION, receipt of which is hereby acknowledged,

+ ALICE KLEINER, a single woman as to an undivided 1/4 interest; and PATRICIA J. SEGARS,
an unmarried woman as to an undivided 1/4 interest; and WILLARD/ ARD/MATHARINE WHISS, *

Trustees of the Weiss 1993 Family Trust as to an undivided 1/2 interest; as joint tenants (collectively

“Grantor”), hereby grants to the GARDEN GROVE AGENCY FOR COMMUNITY

DEVELOPMENT, a public body corporate and politic, that certain real property located in the

County of Orange, State of California, more particularly described on Schedule 1 attached hereto

and incorporated herein by this reference.

IN WITNESS WHEREOF, Grantor has executed this Grant Deed as of gZé[/ Z 2 , 2001

*plice Kleiner, a single woman as to an undivided 1/2 interest,
Patricia J. Segars, an unmarried woman as to an undivided 1/4
interest (who acquired title as Patricia J..Segars, as to an
undivided 1/4 interest) and Hillard J. Weiss and Katharine U.
Weiss, Trustees of The Weiss 1993 Family Trust, as to an

undivided 1/2 interest

[Signatures appear on following page]

DOCSOC 1257648v2



“GRANTOR?”

ALICE KLEINER, a single woman as to an undivided
1/4 interest; PATRICIA J. SEGARS, an unmarried woman

as to an undivided 1/4 interest; and *WFLLARD/ AND
Hillard J. Weilss and
Kabhorins U esea /WFII—WI}WI;‘/ MEISS; Trustees of the Weiss 1993 Family

Trust as to an undivided 1/2 interest; as joint tenants

ALICE KLEINER, a single woman as to an
undivided 1/4 mterest

By: W /@(/w\/

Alice Klemner

PATRICIA J. SEGARS, an unmarried woman as to
an un ed 1/4 interest

N TS M,\N% fo

Patricia J. Segars

Hillard J. Weiss and Katharlne U. Weiss
HILLARL ANLY KATHARINE WEYSS, Trustees of

the Weiss 1993 Family Trust as to an undivided

1/2 interest

By Ut [ e e
W]}%ﬂ&’é?’s Hillard J. Weiss,

Trustee
By: %A@»ﬁwz L bl A iz
/Ié/aibﬁflﬁyfwe}lsé Katharlne U. Weiss,

Trustee

DOCSOC 1257648v2



SCHEDULE 1 TO GRANT DEED

LEGAL DESCRIPTION

Real property in the City of Garden Grove, County of Orange, State of California, descnibed as
follows:

Lot 35 of Tract No. 2148, in the City of Garden Grove, County of Orange, State of California, as
shown on a map recorded in book 58, page(s) 46 to 48, inclusive of miscellaneous maps, in the office
of the county recorder of said Orange County, California.

End of Legal Description

APN: 231-471-22

Schedule 1 to Grant Deed
DOCSOC 1257648v2



STATE OF&@E@% )
o ) ss.
county or (JatkamasS ) N

.

On Oﬁ(’, Z/(ﬂ ] ZC@ ’71' , before me, }Q[I{I/ﬁllﬂ D ?:ﬂ'“/km} ]KS , Notary Public,

. Print Name of Notary Public)
personally appeared ’DG%Y \ C\V(\ 4 (\J . Se C{qrg .

L] personally known to me
»0]‘_
l% 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.

OFFICIAL SEAL WITNESS my hand and official seal.

JAGQUELIN D FAIRBANKS
NOTARY PUBLIC - OREGON -
COMMISSION NO. 406979 ! ; ‘
N— e

MY COMMISSION EXPIRES JUN. 8, 2010 Signéy? Of ot
N\

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
1 Individual
0 Corporate Officer
Title(s) Title Or Type Of Document

0 Partner(s) [ Limited

3 General
[0 Attorney-In-Fact
0 Trustee(s)
] Guardian/Conservator Number Of Pages
] Other:

Signer is representing:
Narne Of Person(s) Or Entity(ies)

Date Of Documents

Signer(s) Other Than Named Above

DOCSOC 1257648v2



State of California
County of ___Qrange

On January. 4., 2008 , before me,
———-MichelleCook » Notary Public,
personally appeared _____ Alice Kleinerk*kxxkxkkxkxkk

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.

SignatuML/ /hv/( /0 U /@/@\6

MICHELLE T
4. Commission # 1761063 (
‘ ,,-;; Notary Public - Calitomio

esDac 16,2011




GOVERNMENT CODE SECTION 27361.7

I CERTIFY UNDER PENALTY OF PERJURY THAT THE
NOTARY SEAL ON THE DOCUMENT TO WHICH THIS
STATEMENT IS ATTACHED READS AS FOLLOWS:
NAME OF NOTARY: Michelle Cook

DATE COMMISSION EXPIRES: December 16, 2011
COUNTY WHERE BOND IS FILED: Orange County
COMMISSION NO.: # 1781063

VENDOR NO.: NNA 1

PLACE OF EXECUTION: Anaheim

DATE: 01/11/2008

Stewart Title,California

@Qﬁﬁ, ’

Rosa Medrano



State of California

County of Qrange

On __January 9, 2008 , before me,
———-Michelle Cook- , Notary Public,
personally appeared Hillard J. Weiss and

Katharine 1. Weissk***x%xkkk*%

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.

SignatM(m'(i Li /CDJ(TQ

: MICHBLLE cook

(. Commission # 175 1063
Notary Publle . Caiiornia
Orange County

IYNN

., Commission & 17816858
Notary Public - California !
Orange County -

My Comm Exphes Dac 16,2011 ‘

IR gy g
A



GOVERNMENT CODE SECTION 27361.7

I CERTIFY UNDER PENALTY OF PERJURY THAT THE
NOTARY SEAL ON THE DOCUMENT TO WHICH THIS
STATEMENT IS ATTACHED READS AS FOLLOWS:
NAME OF NOTARY:: Michelle Cook

DATE COMMISSION EXPIRES: December 16, 2011
COUNTY WHERE BOND IS FILED: Orange County
COMMISSION NO.: # 1781063

VENDOR NO.: NNA 1

PLACE OF EXECUTION: Anaheim

DATE: 01/11/2008

Stewart Title,California

Roda Medrano
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CERTIFICATE OF ACCEPTANCE

y This is to certify that the interest in real property conveyed by the deed or prant deed dated

By 27, 2007 from ALICE KLEINER, a single woman as to an undivided 1/4 interest: and
PATRICIA J. SEGARS, an unmarried womsn as to an undivided 1/4 interest: and
HILLARD AND KATHARINE WEISS, Trustees of the Weiss 1993 Family Trust as to am
undivided 1/2 interest; as joint temamis 0 the GARDEN GROVE AGENCY FOR
COMMUNITY DEVELOPMENT, a redevelopment agency, is hereby accepted by the undersigned
officer on behalf of the Garden Grove Agency for Community Development pursuant 1o authority
conferred by Resolution of the Garden Grove Agency for Community Development adopted on
July 17, 1978 and the grantee consents (o recordation thereof by its duly authorized officer, as to the
following property:

Real property in the City of Garden Grove, County of Orange, State of Californsa, described
as follows:

Lot 35 of Tract No. 2148, in the City of Garden Grove, County of
Orange, State of California, as shown on a map recorded in book 58,
page(s) 46 1o 48, inclusive of miscellaneous maps, in the office of the
county recorder of said Orange County, California.

APN: 231-471-22

GARDEN GROVE AGENCY FOR
COMMUNITY DEVELOPMENT,
a public body corporate and politic

Dated: | /ystis /4,;4) 10 2008 By: 9{7/,//!/4‘ %wmé/

pﬂ’f yfAgency Secretary J

CERTIFICATE OF ACCEPTANCE
DOCSOC 1257648v2



BOE-502-A (FRONT) REV. 8 (10-05)

WEBSTER J. GUILLORY '
ORANGE COUNTY ASSESSOR
(714) 834-5031
PRELIMINARY CHANGE OF OWNERSHIP REPORT

FOR RECORDER’S USE ONLY |

[To be completed by transferee [buyer] prior fo transfer of subject property in accordance
with section 480.3 of the Revenue and Taxation Code] A Preliminary Change of
Ownership Report must be filed with each conveyance in the County Recorder's office
for the county where the property is located: this particular form may be used in all 58
counties of California.

THIS REPORT IS NOT A PUBLIC DOCUMENT

SELLER/TRANSFEROR: Alice Kleiner, Patricia J. Segars and The Weiss 1993 Family Trust
BUYER/TRANSFEREE: Garden Grove Agency for Community Development, a Public body corporate and politic
ASSESSOR’S PARCEL NUMBER(S): 231-471-22
PROPERTY ADDRESS OR LOCATION: 12291 Thackery Drive, Garden Grove, CA 92840
MAIL TAX INFORMATION TO: Name Garden Grove Agency for Community Development, a Public body corporate and politic
Address 11222 Acacia Parkway, Garden Grove, CA 92842
Phone Number (8 a.m. -5 p.m.)

NOTICE: A lien for property taxes applies to your property on January 1 of each year for the taxes owing in the following fiscal year, July 1 through
June 30. One-half of these taxes is due November 1, and one-half is due February 1. The first installment becomes delinquent on December 10,
and the second installment becomes delinquent on April 10. One tax bill is mailed before November 1 to the owner of record. You may be responsible
for the current or upcoming property taxes even if you do not receive the tax bill.

The property which you acquired may be subject to a supplemental assessment in an amount to be determined by the Orange County Assessor. For
further information on your supplemental rofl obligation, please call the Orange County Assessor at (714) 834-2941.

PART I: TRANSFER INFORMATION (please answer all questions)

NO
A. s this transfer solely between husband and wife (addition of a spouse, death of a Spouse, divorce settlement, etc.)?
’ . Is this transaction only a correction of the name(s) of the person(s) holding title to the property (for example, a name change

upon marriage)? Please explain

B
C. Is this document recorded to create, terminate, or reconvey a lender’s interest in the property?
Is this transaction recorded only as a requirement for financing purposes or to create, terminate, or reconvey a security

: interest (e.g. consigner? Please explain
- Is this document recorded o substitute a trustes of a trust, mortgage, or other similar document?
. Did this transfer result in the creation of a joint tenancy in which the seller (transferor) remains as one of the joint tenants?
1. to a revocable trust that may be revoked by the transferor and is for the benefit of the {3 transferor [] transferor's spouse?

Does this transfer return property to the person who created ‘the joint tenancy (original transferor)?
Is this transfer of property:

Ienm o

2. to a trust that may be revoked by the Creator/Grantor who is also a joint tenant, and which names the other joint tenani(s)
as beneficiaries when the Creator/Grantor dies?
E( 3. to an irrevocable trust for the benefit of the [ Creator/Grantor and/or [J Grantor’s spouse?
4. to an irrevocable trust from which the property reverts to the Creator/Grantor within 12 years?
I If this property is subject to a lease, is the remaining lease term 35 years or more including written options?
J. s this transfer between [] parent(s) and child(ren)? ] or from grandparent(s) to grandchild(ren)?
*K. s this transaction to replace a principal residence by a person 55 years of age or older?
-/ Withinthe same county?  [] YES NO
E/*L. Is this transaction to replace a principal residence by a person who is severely disabled as defined by Revenue and
Taxation Code Section 69.5? Within the same county? []YES [(INO
p *M. Is this transfer solely between domestic partners currently registered with the California Secretary of State?
“If you checked yes to J, K, or L, you may qualify for a property tax reassessment exclusion, which may result in lower taxes on your
property. If you do not file a claim, your property will be reassessed.

0 0 00000 O00oO0g oo DD;rﬁ,

Please provide any other information that would help the Assessor to understand the nature of the transfer.

If the conveying document constitutes an exclusion from a change in ownership as defined in Section 62 of the Revenue and Taxation
Code for any reason other than those listed above, set forth the specific exclusions claimed:

Please answer all questions in each section. If a question does not apply, indicate with “N/A.” Sign and date at botfom of second page.

PART ll: OTHER TRANSFER INFORMATION

A. Date of transfer if other than recording date
Type of transfer (please check appropriate box):

X Purchase [ Foreclosure (] Gift [ Trade or Exchange ] Merger, Stock, or Partnership Acquisition
“[J Contract of Sale — Date of Contract

[0 Inheritance ~ Date of Death {1 Other (please explain):

[ Creation of Lease {1 Assignment of Lease ] Termination of a Lease [J Sale/Leaseback

[ Date lease began
1] Original term in years (including written options)
] Remaining term in years (including written options)
Monthly Payment Remaining Term
C.  Was only a partial interest in the property transferred? [] Yes No
If yes, indicate the percentage fransferred %

BOE-502-A(BACK) REV. 8 (10-05)
Please answer, fo the best of your knowledge, all applicable questions, then sign and date. If a question does not apply, indicate with “N/A.”

~ADD2-213 (R10/05)



PART lll: PURCHASE PRICE AND TERMS OF SALE

A. CASH DOWN PAYMENT OR value of trade or exchange (excluding closing costs) Amount $ 5/574 oD
B. FIRST DEED OF TRUST @ % interest for years. Pymis./Mo.= $ (Prin. & Int. only) Amount $
[J FHA (___ Discount Points) [IFixed rate [ ] New loan
] Conventional [Vvariable rate L1 Assymed existing loan balance
L] VA (___Discount Points) ClAR inclusive D.T. ($ Wrapped)  [] Befk or savings & loan
(] Cal-Vet [Jioan carried by selier Finance company
Balioon payment [] Yes [ONo Due Date Amount $
C. SECOND DEED OF TRUST @ % interest for years. Pymts Alo.= § (Prin. & Int. only)  Amount §
] Bank or savings & loan [IFixed rate ] New loan
[[1 Loan carried by selier [Variable rate ] Assumed existing loan balance
Balloon payment [7] Yes [INo Due Da Amount $
D. OTHER FINANCING: Is other financing involved not covered | (b) or (c) above? [1Yes [ONo  Amount $
Type @ % interest for years. Pymts./Mo.= $ (Prin. & Int. only)
[ Bank or savings & loan [IFixed rate [] New loan
[1 Loan carried by seller [variable rate [J Assumed existing loan balance
Balloon payment [ Yes [ONo Due Date Amount $

THEBUYER? [JYes []No Outstanding Balance:  Amount $
ice, if fraded or exchanged, include real estate commission if paid)
TOTAL ITEMS A THROUGH E

E. WAS AN IMPROVEMENT BOND ASSUMED
F. TOTAL PURCHASE PRICE (or acquisition

$ 57S;600
G. PROPERTY PURCHASED [ Through a broker [] Direct from seller [J From a family member [ Other (please explain):
If purchased through a broker, provide broker’s name and phone number:
Please explain any special terms, seller concessions, or financing and any other information that would help the Assessor understand the
purchase price and terms of sale.

PART IV: PROPERTY INFORMATION

A. TYPE OF PROPERTY TRANSFERRED:

Single-family residence ClAgricultural (1 Timeshare
L] Muttiple-family residence (no. of units: ) [JCo-op/Own-your-own ] Manufactured Home
[ Commercial/industrial [JCondominium [ Unimproved Iot
[] Other (Description: i.e., timber, mineral, water rights, etc. , )
B. IS THIS PROPERTY INTENDED AS YOUR PRINCIPAL RESIDENCE? []Yes LFNO
If yes, enter the date of occupancy / , 20 or intended occupancy / , 20 .
) (month) (day) (year) (month) (day) (vear)
C. IS PERSONAL PROPERTY INCLUDED IN PURCHASE PRICE (i.e., furniture, farm equipment machinery, etc/)
(other than a manufactured home subject to local property tax)? [dYes o
if yes, enter the value of the personal property included in the purchase price $ (Attach itemized list of personal property.)
D. IS A MANUFACTURED HOME INCLUDED IN PURCHASE PRICE? [ Yes ')Ei\lo
if yes, how much of the purchase price is allocated to the mapufactured home? $
Is the manufactured home subject to local property tax? es o What is the decal number? Rf’n ?
E. DOES THE PROPERTY PRODUCE INCOME? Yes [No If yes, is the income from:
ease/Rent [ Contract [ Mineral rights [] Other (please explain):
F. WHAT WAS THE CONDITION OF THE PROPERTY AT THE TIME OF SALE?
] Good [J Average Fair [] Poor

Please explain the physical condition of the property and provide any other information (such as restrictions, etc.) that would assist the

@essor in determining the value of the pry rty. OZZ WZQ :{ 7

V‘o.ﬂ,zr/*\f\f /Lrwfcec ve d rpedevel q/ﬂzaz)f// Lt psses £ ol Rep

CERTIFICATION
OWNERSHIP TYPE )
llzgztpnr(iaerts%r%hip E I certify that the foregoing is true, correct and complete o the best of my knowledge and belief.
Corporation =S This declaration is binding on each and every co-owner and/or partner.
Other 0
NAME OF NEW OWNER/CORPORATE OFFIGER TITLE
P77 EC FELTAL Dwe @)@*O -

S|GNATU/5K0 OWNE ORP.ORWCER DATE
= — : f’(

NAME OF ENTITY (fped or printed) FEDERAL EMPLOYER ID NUMBER

. ) o
ZRROEL &Zrov=< fagend 4 q[w/a—;mwaf/u ey rD?uﬂ[oﬂW eaT”
ADDRESS (typed or printed) v / E-MAIL ADDRESS (OPTIONAL) ’ DATE
‘222 Hodp oA FKY G zpdoadarpae
P a q 2Kt ’ (NOTE: The Assessor may contact you for additional information.)
T If'a document evidencing a change of ownership is presented to the recorder for recordation without the concurrent filing of a preliminary
change of ownership report, the recorder may charge an additional recording fee of twenty dollars ($20)




Agency Minutes
November 27, 2007

PURCHASE AND SALE AGREEMENT WITH ALICE KLEINER, PATRICIA J. SEGARS,
AND HILLARD AND KATHARINE WEISS, FOR REAL PROPERTY LOCATED AT 12291
THACKERY DRIVE, ADJACENT TO A LARGER REDEVELOPMENT SITE LOCATED
ALONG HARBOR BOULEVARD, NORTH OF TWINTREE AVENUE (F: A-55.340)

Staff report dated November 27, 2007, was introduced.

It was moved by Member Jones, seconded by Member Nguyen, and carried
by unanimous vote, that Purchase and Sale Agreement by and between the
Garden Grove Agency for Community Development and Alice Kleiner, Patricia
J. Segars, and Hillard and Katharine Weiss, for real property located at 12291
Thackery Drive, adjacent to a larger redevelopment site located along Harbor
Boulevard, north of Twintree Avenue, be and hereby is approved; the
Director and Secretary are authorized to execute the pertinent documents on
behalf of the Agency; and the Finance Director is authorized to draw a
warrant in the amount of $515,000 from the appropriate account when
appropriate to do so.



CITY OF GARDEN GROVE
INTER-DEPARTMENT MEMORANDUM

Garden Grove Agency for Community Development

To: Matthew Fertal From: Chet Yoshizaki
Dept: Director Dept: Economic Development

Subject: ACQUISITION OF REAL PROPERTY Date: November 27, 2007
12291 THACKERY DRIVE
WEISS, KLEINER, SEGARS, ET AL.

OBJECTIVE

It is requested that the Garden Grove Agency for Community Development
(Agency) consider the purchase of the real property (Property) located at 12291
Thackery Drive, owned by Alice Kleiner, Patricia J. Segars and Hillard Weiss and
Katharine Weiss (Sellers).

BACKGROUND

Agency staff has received a proposal from the Sellers offering to sell the Property
located at 12291 Thackery Drive. The subject Property is immediately adjacent to a
larger redevelopment site located along Harbor Boulevard, north of Twintree
Avenue (see Attachment 1 - Site Map). The Sellers approached Agency staff with
an interest in selling the Property, prior to putting it on the open market.

DISCUSSION

A Purchase and Sale Agreement and Joint Escrow Instructions (Agreement) has
been reached with the Sellers to purchase the Property (see Attachment 2). The
agreed upon purchase price is $515,000. This amount does not exceed the fair
market value.

The Property is 6,530 square feet in size and is improved with a 945 square foot
single-family residence.

FINANCIAL IMPACT

Housing Set-Aside funds are available and will be used for the purchase of the
subject Property.

P



Acquisition Of Real Property — 12291 Thackery Drive
November 27, 2007
Page 2

COMMUNITY VISION IMPLEMENTATION

e Improve the City’s economic base through the development of tax-
generating uses where appropriate.

RECOMMENDATION

It is recommended that the Garden Grove Agency for Community Development:
e Approve the Agreement for acquisition of real property;

e Authorize the Agency Director and Secretary to execute the pertinent
documents on behalf of the Agency; and

e Authorize the Finance Director to draw a Warrant in the amount of
$515,000, from the appropriate account when appropriate to do so.

Recvummenaed ror Approval

/‘,
2l T AA
By: Greg Brown Matthew Fertal
Senior Project ger Director

Attachment 1 - Site Map
Attachment 2 - Purchase and Sale Agreement

mm(h:Staff/GAB/12291 Thackery sr 112707.doc)



12291 Thackery Drive

Sheraton Hotel
(under construction)
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Attachment 1
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Attachment 2

PURCHASE AND SALE AGREEMENT
AND
JOINT ESCROW INSTRUCTIONS

(Tenant-Occupied Residential Property)

‘SELLER: Alice Kleiner, a single woman as to an undivided
1/4 interest; Patricia J. Segars, as to an undivided
1/4 interest; and Hillard and Katharine Weiss,
Trustees of the Weiss 1993 Family Trust as to an
undivided 1/2 interest; and joint tenants

BUYER: Garden Grove Agency for
Community Development

DATED: November 27, 2007

DOCSO0C/1247713v11/022012-0132



Effective Date:

Property:

Seller:

Seller’s Address:

Seller’s Attorney:
(as elected by Seller)

Buyer:

Buyer’s Address:

Buyer’s Attorney:

Contingency Date:
Purchase Price:

Closing Date (or Closing)
Title Company

and
Escrow Holder:

DOCSOC/1247713v11/022012-0132

BASIC TERMS

The effective date shall be deemed to be November 27, 2007

Real property generally known as 12291 Thackery Street,
Garden Grove, California; 92840; APN: 231-471-22

Alice Kleiner, a single woman as to an undivided 1/4 interest;
Patricia J. Segars, a [insert vesting information]
as to an undivided 1/4 interest; and Hillard and Katharine Weliss,
Trustees of the Weiss 1993 Family Trust as to an undivided 1/2
interest; as joint tenants

Hillard and Katharine Weiss
5402 Tampion Avenue

Santa Ana, California 92704
Telephone No. (714) 775-5168

n/a

Garden Grove Agency for Community Development,
a public body corporate and politic

11222 Acacia Parkway
Garden Grove, California 92840

Attention: Agency Director or Authorized Designee
Tel. (714) 741-5100; Fax No. (714) 741-5044

Stradling Yocca Carlson & Rauth

660 Newport Center Drive, Suite 1600
Newport Beach, California 92660
Attention: Celeste Stahl Brady, Esq.

On or before five (5) days prior to Closing
See Section 2(a) herein.
On or before January 10™ 2008

Stewart Title

180 N. Riverview Dr. Suite 100
Anaheim, California 92808
Telephone No.: (714) 685-2320
Fax No.: (714) 242-9885



PURCHASE AND SALE AGREEMENT
AND |
JOINT ESCROW INSTRUCTIONS

This PURCHASE AND SALE AGREEMENT AND JOINT ESCROW
INSTRUCTIONS (“Agreement”) is made and entered into this 27th day of November, 2007
(“Effective Date”), by and among the GARDEN GROVE AGENCY FOR COMMUNITY
DEVELOPMENT, a public body, corporate and politic (“Buyer”), and ALICE KLEINER, a
single woman as to an undivided 1/4 interest; PATRICIA J. SEGARS, a [insert
vesting information] as to an undivided 1/4 interest; and HILLARD AND KATHARINE
WEISS, Trustees of the Weiss 1993 Family Trust as to an undivided 1/2 interest; as joint tenants
(collectively, “Seller”) for acquisition by Buyer of all interests, tangible and intangible, in that
certain real property described below.

RECITALS

A. Seller is the fee owner of that real property located in the City of Garden Grove,
California, commonly known as 12291 Thackery Street and legally described on Exhibit “A”
attached hereto and made a part hereof (“Property”). The Property is improved with one or more
residential structure(s) occupied by one or more tenant(s) pursuant to rental or lease agreements
with Seller (“Lease” or “Leases”), which Leases shall be conveyed to Buyer along with the
Property.

B. Buyer is a redevelopment agency validly existing and exercising powers pursuant to
the California Community Redevelopment Law, Health and Safety Code Section 33000, et seq.
(“CRL”). The Property is to be purchased using funds from Buyer’s Low and Moderate Income
Housing Fund maintained pursuant to Section 33334.3 of the CRL. Additionally, the Property is
located outside Buyer’s Garden Grove Community Project (“Project Area”). Buyer has determined
that the Property is being purchased for affordable housing purposes in accordance with Sections
33334.2 and 33334.3, et seq. of the CRL and that the purchase of the Property and operation of the
Property as affordable rental housing will be of benefit to the Project Area.

C. The Property is currently occupied by residential tenants (“Tenants”) pursuant to a
Lease between Tenants and Seller. Buyer has, or prior to and as a condition precedent to Closing
shall have, verified that the Tenants qualify as a Very Low Income, Lower Income, or Moderate
Income household, as those terms are defined in Health and Safety Code Sections 50079.5, 50105,
and 50093 (collectively, “Low to Moderate Income Household”). Prior to the Effective Date, the
Tenants were served with a written notice called a Notice of Non-Displacement and General
Information Notice informing them of the Buyer’s pending and thus potential acquisition of the
Property and that they will be permitted to continue to occupy the Property as affordable rental
housing provided to them at an “Affordable Rent,” as defined in Health and Safety Code Section
50053, for so long as they qualify as a Low to Moderate Income Household pursuant to the CRL. In
connection with the post-closing use of the Property as affordable housing, the Tenants will be
required to execute a new rental agreement with the Buyer, in substantially the form attached hereto
as Exhibit F and incorporated herein.

D. Seller is a willing and voluntary seller and, with full knowledge and understanding
of Seller’s rights relating to relocation assistance and benefits as set forth in the California

DOCSO0C/1247713v11/022012-0132



Relocation Assistance Law, Government Code Section 7260, et seq., the regulations promulgated
thereunder, set forth at Title 25 California Code of Regulations, Section 6000, et seq., and the
federal relocation laws and regulations set forth in the Federal Uniform Relocation and Real
Property Assistance Act, 42 U.S.C. Section 4601, et seq., the implementing regulations thereto in
the Code of Federal Regulations, 49 CFR Part 24, and 24 CFR Parts 42, 91, 92, and 570, as
applicable (collectively, the “Relocation Laws”) and based on the advice and counsel of Seller’s
own attorney of choice, as and if Seller elects to obtain the advice of counsel, and in any event on
the basis of Seller’s own informed and voluntary decision, Seller wishes to sell the Property to
Buyer for an “all-inclusive” Purchase Price as set forth in Section 2 below. Therefore, Seller
knowingly and voluntarily agrees under this Agreement to waive and forego any right or claim to
any relocation assistance and/or benefits to which Seller may be entitled under the Relocation Laws,
other than as included in the Purchase Price, payment of which constitutes a full and complete
settlement for any and all relocation assistance and/or benefits available to Seller under the
Relocation Laws.

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

(a) The fee interest in the Property;
b All improvements to the Property;

(c) All rights, privileges, easements, licenses and interests, both tangible and
intangible, appurtenant to the Property. “Property” shall be deemed to include, without limitation,
all royalties, minerals, oil and gas rights and profits, water and water rights (whether or not
appurtenant) owned by Seller;

(d) All moveable and immovable personal property, equipment, supplies,
furniture, and fixtures owned by Seller and/or located at the Property as of Closing, as set forth in
Section 2(b)(i) below and in the Bill of Sale, Exhibit C;

(e) All of Seller’s interest under contracts, Leases, and other agreements
associated with the Property, each of which is listed in Schedule 2 to the Bill of Sale attached
hereto; and

® The Purchase Price is and shall remain total compensation paid by Buyer to
Seller for all of Seller's interests in the Property, inclusive of any and rights or obligations which
exist or may arise out of Buyer’s acquisition of the Property, including without limitation, Seller's
fee interest in the land, all improvements pertaining to the realty, all other improvements,
furnishings, fixtures, and equipment located thereon, severance damages, if any, alleged pre-
condemnation damages, if any, alleged loss of business goodwill, if any, relocation benefits and
assistance, if any, costs, interest, attorney's fees, and any claim whatsoever of, by, or through Seller
that may arise out of or relate in any respect to Buyer’s acquisition of the Property from Seller. In
this regard Seller acknowledges that based on the advice and counsel, as and if Seller elects to
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obtain the advice of counsel, Seller is and will be fully satisfied that the Purchase Price is fair and
adequate consideration for all interests in the Property and that it is all-inclusive compensation for
the Property.

2. Payment of Purchase Price.

(a) All Inclusive Purchase Price. The Purchase Price for the Property is the
sum of Five-Hundred Fifteen Dollars ($515,000) (“Purchase Price”).

(b) Full and Complete Settlement for Fee Interest. As provided in Section 1
above, the total compensation to be paid by Buyer to Seller, including the Purchase Price, is in
consideration for all of Seller’s interests in the Property and any rights or obligations which exist or
may arise out of the acquisition of the Property for public purposes, including without limitation,
Seller’s fee interests in the land and any improvements and fixtures and equipment located thereon,
improvements pertaining to the realty (if any), severance damages, relocation assistance, any alleged
pre-condemnation damages, loss of business goodwill, costs, interest, attorney’s fees, and any claim
whatsoever of Seller which might arise out of or relate in any respect to the acquisition of the
Property by the Buyer.

(i) Possession and Disposition of Seller’s FF&E. Except to the extent
the Property is occupied by Tenants pursuant to the Leases, upon the Closing Date, possession of
the Property, including land, improvements, furniture, fixtures and equipment, whether immoveable
or moveable (FF&E), on, upon, or about the Property shall be deemed to be the property of and in
the possession of Buyer. Seller shall have the right to and shall remove or otherwise dispose of all
moveable FF&E at the Property owned by Seller (and not owned by Tenants) prior to the Closing
Date. After the Closing Date, Seller acknowledges and agrees that Buyer has the right to and may
dispose of any FF&E remaining at any portion of the Property not subject to the Leases as Buyer
alone sees fit without further notice or any liability whatsoever to Seller. As to the portion of the
Property subject to a Lease, Buyer shall comply with the terms of such Leases and all applicable
laws regarding the right to possession and/or disposal of FF&E when and if such Leases terminate
and such affected portions of the Property are vacated by the Tenants thereof.

(ii) Complete Settlement and Waiver of all Relocation Claims. This
Agreement deals fully and comprehensively with any relocation benefits or assistance for Seller
arising from or in connection with the sale of the Property and the cessation of Seller’s rights to the
Property. Buyer acknowledges that Seller cannot and does not waive any relocation benefits that
may be available to the Tenants under the Leases. As between Buyer and Seller, however, this
Agreement and the transaction contemplated hereunder shall constitute a full and complete
settlement and waiver of any and all of Buyer’s obligations under the Relocation Laws, as set forth
in more detail below.

(A) Waiver and Release of all Claims. Seller represents,
acknowledges, and agrees that Seller affirmatively approached Buyer and offered to sell the
Property to Buyer, and although the Property was not “offered for sale” within the meaning of
Section 7277 of the California Government Code, Seller understands that Buyer would not have
entered into this Agreement without Seller’s agreement to (i) sell the Property for an All-Inclusive
Purchase Price and (ii) knowingly and voluntarily waive according to the terms set forth herein, any
and all of Seller’s interest in or right to any relocation assistance or benefits under the Relocation
Laws. Therefore, the Purchase Price has been determined by and is inclusive of Seller’s agreement
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hereunder to fully release and discharge Buyer from all and any manner of rights, demands,
liabilities, obligations, claims, or causes of action, in law or equity, of whatever kind or nature,
whether known or unknown, whether now existing or hereinafter arising, which arise from or relate
in any manner to (i) the sale of the Property or the relocation of any person or persons or other
occupant or occupants located on the Property, including the specific waiver and release of any right
to any relocation benefits, advisory or other assistance, and/or payments under the Relocation Laws
as to whom this waiver and release is effective, notwithstanding that such relocation assistance,
benefits and/or payments may be otherwise required under said Relocation Laws or other state or
federal law; and (ii) compensation for any interest in the Property or income from the Property
including, but not limited to, land and improvements, fixtures, furniture, or equipment thereon,
goodwill, severance damage, leases or other contracts relating to the Property, attorneys’ fees, or
any other compensation of any nature whatsoever.

(iii)  Release and Waiver. It is hereby intended that the release contained
above relates to both known and unknown claims that the Seller may have, or claim to have, against
the Buyer with respect to the subject matter contained herein or the events relating thereto. By
releasing and forever discharging claims both known and unknown which are related to or which
arise under or in connection with, the items set out above, the Seller expressly waives any rights
under California Civil Code Section 1542, which provides:

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

WITH THE DEBTOR.”

Hillard Weiss Katharine Weiss

Alice Kleiner Patricia J. Segar

() Deposit of All Inclusive Purchase Price in Escrow. As consideration for

the sale of the Property from Seller to Buyer, Buyer shall, prior to Closing, deposit with the escrow
officer (“Escrow Holder”) immediately available funds in the amount of the Purchase Price,
together with funds necessary to cover all of the Buyer’s Charges described in Section 11(b) and
any Prorations described in Section 11(c), below.

3. Escrow and Deposit.

(a) Escrow and Closing

(i) 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 Seller and executed and attested by Buyer. Buyer and
Seller shall use reasonable efforts to cause the Opening of Escrow to occur on or before fifteen (15)
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
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bound by any reasonable or 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 instrument 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 an instrument and the terms of this Agreement, then the terms of this Agreement shall
control.  Without limiting the generality of the foregoing, no instrument shall extinguish any
obligations imposed by this Agreement or any other contract between Seller and Buyer.

(i) 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
Official Records of Orange County. Unless changed in writing by Buyer and Seller, the Closing
shall occur on or before January 10, 2008, or as soon thereafter as Buyer’s and Seller’s 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 the
termination, then the termination shall not affect the rights and remedies of the non-defaulting party
against the defaulting party.

(b) Title Matters.

(1) Title Review. Within seven (7) calendar days after the Opening of
Escrow, Seller shall cause the Title Company to deliver to Buyer an updated preliminary report
(“Report™) for the Property, together with copies of the plotted easements and legible copies of all
exceptions to title listed on Schedule B of the Report (“Exceptions”) set forth in the Report;
provided that the cost of the Report shall be borne by Buyer. On or before the Contingency Date,
Buyer shall have approved or disapproved in writing, in Buyer’s sole discretion, any matters of title
disclosed by the following (collectively, “Title Documents™): (i) the Report; (ii) the Exceptions;
(ii1) the legal description of the 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. All monetary liens and encumbrances including court judgments are deemed disapproved
by Buyer; Seller shall, on or before the Closing, remove or cause to be removed all deeds of trust,
mortgages, court judgments, and delinquent taxes (but not the lien for any real property taxes or
assessments not yet delinquent) and any other Exceptions deemed unacceptable to Buyer, in Buyer’s
reasonable discretion. Buyer hereby accepts the following exceptions to title set forth in Schedule B
of that certain preliminary report number 98709572 dated as of August 3, 2007 (“August 3
Preliminary Report”): Exception Nos. 1 and 2.

(i1) Buyer’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
CLTA or ALTA, at the option of Buyer, owner’s policy of title insurance (“Buyer’s Title Policy”) in
the amount of the Purchase Price showing fee title to the Property vested solely in Buyer and subject
only to (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 Property created by or
with the written consent of Buyer; (iv) the Leases and other contracts disclosed by Buyer and set
forth in Schedule 2 to the Bill of Sale; and (v) those matters specifically approved in writing by
Buyer. Seller acknowledges that the 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
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the Title Company to provide such endorsement. In the event Buyer requires additional
endorsements to be included in Buyer’s Title Policy, Buyer shall be respon51ble for the additional
expense of acquiring such additional endorsements.

(i) 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 (1) 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 fifteen (15) business days after
Seller’s receipt of Buyer’s Termination Notice, or (2) provide assurances reasonably satisfactory to
Buyer that such Exception(s) will be removed (or other matters cured) on or before the Closing.
Notwithstanding the foregoing, Seller shall have the affirmative obligation and responsibility under
this Agreement to remove or cause to be removed any and all monetary liens, other than
nondelinquent taxes and assessments, recorded against the Property on or before 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 fifteen (15) business day period, Buyer
shall have ten (10) business days after the expiration of such fifteen (15) business day period to give
Seller written notice that Buyer elects to proceed with the purchase of the 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). Buyer’s failure to submit written notice that
Buyer elects to proceed with the Escrow within such ten (10) day period shall be deemed Buyer’s
refusal to proceed with the Escrow.

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

(a) Copies of tax bills, including assessments, if any.

(b) 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.

(©) True and correct copies of each and every contract, Lease or agreement
relating to the Property.

(@) Seller’s written confirmation that no person or entity has a right or claim of
occupancy, use, or possession of the Property, and that no contract, lease, or agreement, either in
writing or orally, exists which relates to the Property, other than as disclosed and provided to Buyer
pursuant to Subdivision (c) above or disclosed in writing by Seller as to verbal agreements, if any.

5. Buyer’s Right of Entry. From and after the Effective Date through the earlier to
occur of the termination of this Agreement or the Contingency Date, Seller hereby grants to and
agrees that Buyer and Buyer’s employees, agents, consultants and contractors shall have the right to
enter upon the Property during normal business hours, provided reasonable prior notice has been
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given to Seller (and any tenants under the Leases), for the purpose of undertaking and completing
necessary or appropriate inspections, assessments, and tests (collectively, “Tests”), and remediation
or corrections of the Property relating to the physical condition of the Property including without
limitation the presence, release, and/or absence of adverse soils conditions, asbestos, lead-based
paint, and/or Hazardous Materials, as hereinafter more fully defined and described.

6. Buver’s Conditions Precedent and Termination Right.

(a) Buyer’s Conditions Precedent. . The Closing and Buyer’s obligation to
consummate the transaction contemplated by this Agreement are subject to the timely satisfaction or
written waiver of the following conditions precedent (collectively, “Buyer’s Conditions Precedent”)
on or before five (5) days prior to Closing (“Contingency Date”), which are for Buyer’s benefit
only.

() Review _and Approval of Title. Buyer shall have reviewed and
approved the condition of title of the Property, as provided in Section 3(b)(i).

(i1) Buyer’s Title Policy. The Title Company shall, upon payment of
Title Company’s regularly scheduled premium, have agreed to provide Buyer’s Title Policy for the
Property upon the Closing, in accordance with Section 3(b)(ii).

(i11)  Physical and Legal Inspections and Studies. On or before the
Contingency Date, Buyer shall have approved in writing, in Buyer’s reasonable 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. In the event Buyer disapproves the physical or environmental
condition of the Property, Seller shall have the right, but no obligation, to remedy the physical or
environmental conditions set forth in Buyer’s Termination Notice as the cause of Buyer’s
termination of this Agreement as set forth in more detail in Section 14(d) below. In the event Seller
has elected to undertake the Remedial Measures pursuant to Section 14(d), Seller shall have
~ delivered to Buyer, on or before the Contingency Date, a Certificate (as defined in Section 14(d))
from each public agency asserting jurisdiction over the environmental condition of the Property
which states that no further action is required to bring the environmental condition of the Property
into compliance with all laws and other governmental requirements relating to Hazardous Materials
and/or the environmental condition of the Property.

(iv)  Natural Hazard Disclosure Statement. If required by Government
Code Sections 8589.3, 8589.4, 51183.5, or Public Resources Code Sections 2621.9, 2694, or 4136,
Seller shall deliver to Buyer a Natural Hazard Disclosure Statement pursuant to AB 1195 on or
before the Contingency Date.

) Property Documents. On or before the Contingency Date, Buyer
shall have approved in writing, in Buyer’s reasonable discretion, the terms, conditions and status of
all of the Property Documents.
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(vi)  Tenants Income and Post-Closing Rental Agreement. Buyer shall
have verified that the Tenants qualify as a Low to Moderate Income household pursuant to the CRL;
and Seller shall have caused Tenants to have executed and Seller shall cause to be deposited into
Escrow the post-Closing rental agreement, substantially in the form of Exhibit F.

(vii)  Authority to Convey the Property. Patricia J. Segars shall provide
evidence that she has full right and authority to convey her undivided 1/4 interest in the Property, by
providing evidence that she is an unmarried woman, by providing a deed executed by her husband,
if applicable, relinquishing any right, title, and interest he may have in the Property, or in another
manner reasonably acceptable to the Buyer and the Title Company.

(viii)  Delivery of Documents. Seller’s delivery of all Sellers Delivered
Items described in Section 8.

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

(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. Should any of Buyer’s Conditions Precedent not be
met, 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 Seller has not satisfied each of the Buyer’s
Conditions Precedent or obtained a written waiver from Buyer on or before 5:00 p.m. on the
Contingency Date, then Buyer shall have the right to terminate the Escrow by submitting a written
notice of termination (“Termination Notice”) to Seller at any time prior to close of Escrow. Seller
has the right to cure certain deficiencies relating to title and the environmental condition of the
Property, as set forth in more detail in Sections 3(b)(3) and 14(d), respectively.

7. Seller’s Conditions Precedent. 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 conditions precedent (“Seller’s Conditions Precedent”), which are for
Seller’s benefit only:

(a) Buyer shall not be in default of any of its obligations under the terms of this
Agreement.

(b) All representations of Buyer herein are and remain true and correct.
(e) Buyer shall have deposited with Escrow Holder immediately available funds
in an amount equal to the Purchase Price, the Buyer’s Charges, and Buyer's share of Prorations

described in Section 11.

(d) Buyer shall have delivered all documents and other items described in
Section 9(a).
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(e) Seller shall not have terminated this Agreement.

8. Seller’s Deliveries to Escrow Holder.

(a) Seller’s Deliveries to Escrow. On or before the Contingency Date, except
as to possession of the Property which shall be delivered as of Closing, 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) Seller’s Charges. Immediately available funds in the amount
necessary to pay Seller’s Charges as set forth in Section 11(a) herein.

(i1) Deed. The Grant Deed in the form attached hereto as Exhibit B and
incorporated herein (“Deed”).

(it1)  Bill of Sale. The Bill of Sale and General Assignment in the form
attached hereto as Exhibit C and incorporated herein (“Bill of Sale”). The Bill of Sale shall include
a Schedule 2 attached thereto and incorporated therein, which shall list all contracts, Leases, and
other agreements applicable to the Property and shall specifically list all Tenants, occupants, or
residents of the Property known to Seller, regardless of whether such persons are parties to an
express Lease or other rental agreement with respect to the Property.

(iv)  Notice to Tenants. A signed notice to the Tenants, subtenants and
occupants of and other holders of possessory rights in the Property, or any portion thereof, advising
them of the sale of the Property to Buyer and directing them to pay rent and address all
communications to Buyer or, at Buyer’s option, to Buyer’s managing agent;

(A)  Post-Closing Rental Agreement. Seller shall cooperate with
Buyer toward causing the Tenants to execute the post-closing rental agreement substantially in the
form of Exhibit F for delivery into Escrow.

v) Estoppel Certificate. An estoppel certificate executed by each
Tenant and subtenant of the Property pursuant to the Leases in the form attached hereto as Exhibit D
and made a part hereof (“Estoppel Certificates™);

(vi)  Licenses, Certificates, and Permits. To the extent the same are in the
possession, custody or control of Seller and are transferable to Buyer, all original licenses,
certificates and permits pertaining to the Property and necessary or beneficial for the use or
occupancy thereof; '

(vii))  Keys. Keys to all entrance doors and equipment and utility rooms,
and any other keys relating to the Property, including mailbox keys, to the extent such keys are in
the possession, custody or control of Seller;

(viii) FIRPTA/Tax Exemption Forms. Transferor’s Certification of
Non-Foreign Status in the form attached hereto as Exhibit D (“FIRPTA Certificate™) (unless Seller
is a “foreign person,” as defined in Section 1445 in the Internal Revenue Code of 1986), together
with any necessary tax withholding forms, and a duly executed California Form 593-C, as
applicable (“California Exemption Certificate™).
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(ix)  Possession of Property. At Closing, possession of and title to the
Property, subject only to the Exceptions and Leases as approved by Buyer.

(x) Authority. Such proof 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.

(xi)  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.

(b) Failure to Deliver. Should any of Seller’s Delivered Items not be timely
delivered to Escrow, Buyer may, by written Termination Notice to Seller, terminate this Agreement;
provided, however, that Buyer may (but shall not be obligated to) in such Termination Notice
provide Seller with five (5) business days to deliver all of Seller’s Delivered ltems. If Buyer’s
Termination 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.

9. Buyer’s Deliveries to Escrow. On or before the Contingency 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 Money. The Purchase Price, together with additional funds
necessary to pay Buyer’s Charges set forth in Section 11(b) herein and Buyer’s share of the
Prorations set forth in Section 11(c); provided, however, that 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(d) 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 597 to Title Company at or immediately after Closing.

(b) Certificate of Acceptance. One (1) original Certificate of Acceptance
executed by Buyer to be attached to the Deed.

(¢) Post-Closing Rental Agreement. Buyer shall cooperate with Seller toward
causing the Tenants to execute the post-closing rental agreement substantially in the form of Exhibit
F for delivery into Escrow.

(d) Final Escrow Instructions. Buyer’s final written Escrow instructions to
close Escrow in accordance with the terms of this Agreement.

(e) 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.
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10. Tax Adjustment Procedure. Escrow Holder is authorized and is instructed to
comply with the following tax adjustment procedure:

(a) Delinquent Taxes. Pay and charge Seller for any unpaid delinquent
property taxes and/or penalties and interest thereon, and for any delinquent assessments or bonds
against the Property.

(b) Proration. Seller's pro rata portion of taxes due at close of Escrow shall be
cleared and paid by Seller pursuant to provisions of Section 5082 through 5090 of the Revenue and
Taxation Code of the State of California.

(c) Refund of Taxes. After the close of Escrow, Seller shall have the right in
Seller’s sole discretion to apply to the Orange County Tax Collector for refund of any excess
property taxes paid by Seller with respect to the Property. This refund would apply to the period
after close of Escrow and Buyer's acquisition of the Property pursuant to Revenue and Taxation
Code Section 5096.7.

11. Escrow Holder Authorization. Escrow Holder is authorized to and shall pay,
charge, and perform the following:

(a) Seller Charges.

1) Seller’s Monetary Liens and Encumbrances. Pay and charge Seller
for any amount necessary to place title in the condition necessary to satisfy Section 3 of this
Agreement, including without limitation payoff, removal, and charge for any and all monetary liens
and encumbrances of record against the Property, including without limitation Exceptions numbered
A, B, C, D, and 8 in the August 3 Preliminary Report.

(i) Seller’s Share of Charges of Escrow. Pay and charge Seller for
normal seller’s fees and costs of the Escrow.

The chargés set forth in this Section 11(a) are herein referred to as “Seller’s Charges.”

(b) Buyer Charges.

() Credit to Seller for Termite Repairs. Pay and charge Buyer the
amount of $2,000, to be credited to the Seller to cover the cost of termite repairs to be completed at
the Property prior to Closing.

(i1) Buyer’s Share of Charges of Escrow. Pay and charge Buyer for
Buyer’s normal fees and costs for Escrow and for the cost of Buyer’s Title Policy under Section
3(b)(i1) of this Agreement.

The charges set forth in this Section 11(b) are herein referred to as “Buyer’s Charges.”

(© Prorate Revenues and Expenses. All revenues (including, but not limited
to, rent collected under the Leases and fees collected under any other agreements relating to the
Property) and expenses relating to the Property (including, but not limited to, utility costs and
expenses, water charges and sewer rents and refuse collection charges) shall be prorated as of the
Closing Date (collectively, the “Prorations™). Not less than five (5) business days prior to the
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Closing, Seller shall deliver to Buyer a tentative schedule of prorations for Buyer’s approval
(“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 adjusted proration shall be paid promptly in cash to the party
entitled thereto.

(d) Tax Requirements. Escrow Holder shall prepare and file with all
appropriate governmental or taxing authorities a uniform settlement statement, closing statement,
tax withholding forms including an IRS 1099 S form, and be responsible for withholding taxes, if
any such forms and/or withholding is provided for or required by law.

(1) California Withholding. In the event Seller does not qualify for an
exemption from California withholding tax under Section 18662 of the California Revenue and
Taxation Code (“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 originals of California Form 597 to Title Company at or immediately after Closing, (iii)
two (2) executed originals of California Form 597 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 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) executed original of California
Form 597 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 597), to the California Franchise
Tax Board.

(i1) FIRPTA Withholding. Unless Seller is not a “foreign person” under
the Foreign Investment in Real Property Transfer Act or an exemption applies, the Escrow Holder
shall deduct and withhold from Seller’s proceeds ten percent (10%) of the gross sales price and shall
otherwise comply with all applicable provisions of the Foreign Investment in Real Property Act and
any similar state act. Seller agrees to execute and deliver Exhibit C, as directed by Escrow Holder,
or any instrument, affidavit, and statement, and to perform any act reasonably necessary to comply
with the provisions of the Foreign Investment in Real Property Act and any similar state act and
regulation promulgated thereunder.

(e) Closing Statement. Escrow Holder is instructed to prepare and provide
copies of a proposed closing statement and thereafter the final closing statement (“Closing
Statement”) to both Seller and Buyer.

® Escrow Holder Responsibility. The responsibility of the Escrow Holder
under this Agreement is limited to Sections 1 through 12, 14(d), 15, and 16(b) and (c), and to its
liability under any policy of title insurance issued in regard to this transaction.

12. Closing Procedure. When the Title Company is ready 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.
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(a) Recording. Escrow Holder shall cause the Deed to be recorded pursuant to
applicable law in Orange County and obtain conformed copies thereof for distribution to Buyer and
Seller.

(b) Disburse Funds. Escrow Holder shall debit or credit (as provided herein)
all charges and Prorations to Buyer and Seller and withhold funds pursuant to Section 11. The
Purchase Price (less any amounts required to be withheld as provided in Section 11(d)) shall be
distributed by check payable to Seller unless Escrow Holder is instructed otherwise in a writing
signed by Seller (and, in such event, in accordance with such instructions).

{c) Documents to Seller. Escrow Holder shall deliver to Seller a conformed
copy of the Deed, and a copy of every other document 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), a conformed copy
of the Deed, the 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.

A 4} Closing Statement. Escrow Holder shall forward to both Buyer and Seller a
separate accounting of all funds received and disbursed for each party in the form of the Closing

Statement prepared pursuant to Section 11(e).

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

(h) Possession. Possession of the Property shall be delivered to Buyer at the
Closing, subject to the Leases.

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 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 shall survive
Closing:

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

(i1) All requisite action (corporate, trust, partnership or otherwise) has
been taken by Seller 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. By the Closing no additional consent of any
individual, director, manager, shareholder, partner, member, trustee, trustor, beneficiary, creditor,
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investor, judicial or administrative body, governmental authority or other party shall be required for
Buyer to consummate the transaction contemplated by this Agreement.

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

(iv)  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 Property,
including, but not limited to, any of the Title Documents or the Property Documents.

(v) To the best of Seller’s knowledge, there are no actions, suits, claims,
legal proceedings, or any other proceedings affecting the Property or any portion thereof, at law, or
in equity before any court or governmental agency, domestic or foreign.

(vi)  There are no actions or proceedings pending or, to the best of
Seller’s knowledge, threatened against Seller, before any court or administrative agent in any way
connected with or relating to the Property, or affecting Seller’s ability to fulfill all of its obligations
under this Agreement.

(vii)  Seller has made no written or oral commitments to or agreements
with any governmental authority or agency materially and adversely affecting the Property, or any
part thereof, or any interest therein, which will survive the Closing. Seller has entered into no
understanding or agreement with any taxing or assessing authority respecting the imposition or
deferment of any taxes or assignments respecting the Property.

(viii) To the best of Seller’s knowledge, Seller is not in default of its
obligations under any contract, agreement or instrument to which Seller is a party pertaining to the
Property. To the best of the Seller’s knowledge, no document supplied to Buyer by Seller contains
any untrue statement of a material fact, and no document omits any facts that would be necessary, in
the circumstances, to make the document supplied not misleading.

(ix)  To the best of Seller’s knowledge, there are no encroachments onto
the Property by improvements on any adjoining property, nor do any buildings or improvements
located on the Property encroach on other properties.

x) To the best of Seller’s knowledge, there are no improvements
located on the Property that were constructed without all required permits or other approvals issued
by each and every government agency with jurisdiction over the Property.

(xi)  There are no mechanics’, materialmen’s or similar claims or liens
presently claimed or which will be claimed against the Property for work performed or commenced
for Seller or on Seller’s behalf prior to the date of this Agreement. Seller agrees to indemnify,
defend, and hold Buyer harmless from all costs, expenses, liabilities, losses, charges, and fees,
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including attorney fees, arising from or relating to any such lien or any similar lien claims against
the Property and arising from work performed or commenced for Seller or on Seller’s behalf prior to
Closing.

(xif)  Except as disclosed in writing to Buyer, all utilities, without
limitation, including gas, electricity, water, sewage, and telephone, are available to the Property, and
to the best of Seller’s knowledge, all items are in good working order.

(xiii)  Each of the statements contained in the Recitals to this Agreement is
true and correct and Buyer may rely on such statements.

(xiv) There are no undisclosed contracts, licenses, laundry facilities
agreements, commitments, undertakings or other written or oral agreements for services, supplies or
materials concerning the use, operation, maintenance, or management of the Property that will be
binding upon Buyer or the 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 Property.

(xv)  Except as set forth in the Leases and other agreements disclosed by
Seller and approved by Buyer and listed in Schedule 2 to the Bill of Sale, Exhibit C, there are not as
of the Effective Date of this Agreement, nor will there be as of the Closing, any written or oral
leases or contractual rights or options to lease, purchase, or otherwise enjoy possession, rights or
interest of any nature in and to the Property or any part thereof, and (except for the Tenants) no
person other than Buyer shall have any right of possession to the Property or any part thereof as of
the Closing.

(xvi)  Except as disclosed by Seller and approved by Buyer and listed in
Schedule 2 to the Bill of Sale, Exhibit C, there are not as of the Effective Date of this Agreement,
nor will there be as of the Closing, any tenants, occupants, or residents at the Property.

(xvii) No person, excepting Seller and Tenants under the Leases, has
possession or any rights to possession or use of the Property or portion thereof. Seller agrees not to
lease any portion of the Property, grant any licenses or easements in the Property, or grant any other
rights of occupancy to the Property without the approval of Buyer, which may be granted or denied
in its sole and complete discretion.

(xviii) Until the Closing, Seller shall, upon learning of any fact or condition,
which would cause any of the warranties and representations in the section not to be true as of the
close of Escrow, immediately give written notice of such fact or condition to Buyer.

(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 Seller 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 Termination
Notice to Seller if Buyer reasonably disapproves any such change. If Buyer does not elect to
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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 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, the truth and accuracy of which shall constitute
a condition precedent to Seller’s obligations hereunder, and all of which shall survive Closing:

(1) 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.

(i1) As of the Effective Date and subject to Section 15, all requisite
governmental 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. On or before the
Closing Date and subject to Section 14, no additional consent of any individual, judicial or
administrative body, governmental authority or other party shall be required for Seller to
consummate the transaction contemplated by this Agreement.

(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 Buyer’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 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 Termination
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. Environmental Condition of the Property; Hazardous Materials.

(a) Hazardous Materials Disclosure. Neither Seller nor, to the best of Seller’s
knowledge, any previous owner, tenant, occupant, or user of the Property used, generated, released,
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discharged, stored, or disposed of any Hazardous Materials, toxic substances, or related materials
on, under, in, or about the Property, or transported any Hazardous Materials to or from the Property.
Seller shall not cause or permit the presence, use, generation, release, discharge, storage, or disposal
of any Hazardous Materials on, under, in, or about, or the transportation of any Hazardous Materials
to or from, the Property. Seller has not received any order or notice from any governmental agency
with jurisdiction over the Property informing Seller of the presence of any Hazardous Materials in,
on, under, or about the Property. As used in this Agreement, the term “Hazardous Materials” shall
mean any substance, material, or waste which is or becomes regulated by any local governmental
authority, the State, 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),
(i1) 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)lead-based paint
(viii) polychlorinated biphenyls, (ix) methyl tertiary butyl ether, (x) designated as “hazardous
substances” pursuant to Section 311 of the Clean Water Act (33 U.S.C. §1317), (xi) 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 (xii) 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) Compliance with Environmental Laws. To the best of Seller’s
knowledge, Seller represents and warrants that the Property and its present use complies with all
applicable laws and governmental regulations including, without limitation, all applicable federal,
state, and local laws pertaining to air and water quality, hazardous waste, waste disposal, and other
environmental matters, including, but not limited to, the Clean Water, Clean Air, Federal Water
Pollution Control, Solid Waste Disposal, Resource Conservation Recovery, and Comprehensive
Environmental Response Compensation and Liability Acts, and the California Environmental
Quality Act, and the rules, regulations, and ordinances of the City of Garden Grove, the California
Department of Health Services, the Regional Water Quality Control Board, the State Water
Resources Control Board, the Environmental Protection Agency, and all applicable federal, state,
and local agencies and bureaus (collectively, “Environmental Regulations™).

(c) “As is” Conveyance. Buyer acknowledges and agrees that the Property
shall be conveyed in an “as is” condition, with no warranties as to the physical or environmental
condition of the Property except as specifically set forth herein. Nothing in this Section 14(c) shall
be construed as a waiver by Buyer of any liability or responsibility that may be imposed on Seller
by any Environmental Regulations applicable to the Property

(d) Buyer’s Environmental Contingency. As soon as practicable after the
completion of the Tests which may be conducted pursuant to Section 5 hereof, if any, Buyer shall
provide Seller with a written report describing (i) the results of any such Tests and (ii) any repairs or
remedial measures (“Remedial Measures”) required to be undertaken to comply with all federal,
state and local legal requirements applicable to the conditions disclosed by such Tests, including,
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but not limited to, any legal requirements relating to Hazardous Materials. If Remedial Measures
are deemed necessary, Buyer and Seller shall each have the right to terminate this Agreement, in
which event no party shall have any further liability to the other. Within ten (10) days after receipt
of Buyer’s Termination Notice, Seller shall have the option to undertake the Remedial Measures in
accordance with a remediation plan which is approved by all appropriate governmental authorities
and approved by Buyer, in which event Seller shall provide written Notice of Seller’s intent to
undertake the Remedial Measures to Buyer within such ten (10) day period, Buyer’s Termination
Notice shall be revoked, and this Agreement shall close as set forth herein; provided, however,
Buyer shall have no obligation to close unless, on or before the Contingency Date and as a Buyer’s
Condition Precedent to Closing, Seller has delivered to Buyer a letter or certificate (“Certificate™)
from each public agency asserting jurisdiction over the environmental condition of the Property
which states that no further action is required with respect to the environmental condition of the
Property. Should Seller elect to undertake the Remedial Measures, Seller shall, in consultation with
the appropriate governmental agencies, promptly initiate at Seller’s sole cost and expense such
Remedial Measures in a timely manner. In the event the Remedial Measures are not complete and
Seller has not delivered the Certificate to Buyer on or before the Contingency Date, Buyer shall
have the further right to terminate this Agreement, in which event no party shall have any further
liability to the other hereunder.

15. Contingency. It is understood and agreed between the parties hereto that the
completion of this transaction, and the Escrow created hereby, is contingent upon the specific
acceptance and approval of Buyer in Buyer’s reasonable discretion. The execution of these
documents and the delivery of same to Escrow Holder constitute said acceptance and approval.

16. General Provisions.

(a) Loss or Damage to Improvements. Loss or damage to the Property
including any improvements thereon, by fire, other casualty, or acts of God, occurring at any time
prior to the close of Escrow shall be at the sole risk of Seller.

(i) In the event that loss or damage to the Property, including land,
improvements, and/or moveable or immovable personal property thereon, by fire, other casualty, or
acts of God occurs prior to the Closing, Buyer may elect to proceed with the Escrow but also require
that Seller pay directly to Buyer any and all proceeds of each and all insurance policy or policies
that may become payable to Seller, as loss payee or otherwise, by reason thereof, or to permit such
proceeds to be used for the restoration of the damage done to the Property, or to reduce the Purchase
Price by an amount equal to the diminution in value of the Property by reason of such loss or
damage, or the amount of insurance proceeds payable to Seller, whichever is greater.

(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, and shall be personally delivered, sent by overnight mail (Federal Express or
another carrier that provides receipts for all deliveries), or sent by certified mail, postage prepaid,
return receipt requested, to the address listed below:
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If to Seller: Hillard and Katharine Weiss,
Alice Kleiner, and Patricia J. Segars
5402 W. Tampion Avenue
Santa Ana, Ca 92704
Tel. (714)775-5168

If to Buyer: Garden Grove Agency for Community Development
Attention: Real Property Manager
11222 Acacia Parkway
Garden Grove, California 92840
Tel. (714) 741-5100
Fax No.: (714) 741-5044

With a copy to: Stradling Yocca Carlson & Rauth
660 Newport Center Drive, Suite 1600
Newport Beach, California 92660
Attention: Celeste Stahl Brady, Esq.

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 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. Buyer and Seller each represent to the other that no brokerage
commission, finder’s fee or other compensation of any kind is due or owing to any person or entity
in connection with this Agreement. Each party agrees to and does hereby indemnify and hold the
other 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 indemnifying party in connection with this
Agreement.

(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
wativer 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,
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
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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) Construction. The parties acknowledge and agree that:
(1) each party is of equal bargaining strength;

(i1) each party has actively participated in the drafting, preparation and
negotiation of this Agreement;

(iti)  each party has consulted with such party’s own independent attorney
and such other professional advisors, if at all, as each party has deemed appropriate, relating to any
and all matters contemplated under this Agreement, and each party’s decision to or not to consult an
attorney with respect to the terms and conditions of this Agreement has been made knowingly and
voluntarily;

(iv)  each party and such party’s counsel and advisors, if so elected by the
party, have reviewed this Agreement;

) each party has agreed to enter into this Agreement following such
review and the rendering of such advice, if so elected by the party; and

(vi)  any rule of construction to the effect that ambiguities are to be
resolved against the drafting parties shall not apply in the interpretation of this Agreement, or any
portions hereof, or any amendments hereto.

® 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.

(2 Attorney’s Fees. In the event any declaratory or other legal or equitable
action is instituted between Seller, Buyer, and/or Escrow Holder in connection with this Agreement,
then as between Buyer and Seller the prevailing party shall be entitled to recover from the losing
party all of its costs and expenses including court costs and reasonable attorney’s fees, and all fees,
costs and expenses incurred on any appeal or in collection of any judgment.

(h) 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.

@) 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.
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)] 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. '

(k) No Obligations to Third Parties. Except as otherwise expressly provided
herein, 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.

) 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.

(m)  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.

(n) Agency Director Authority. The Agency Director of the Buyer public
entity (“Director”) or his or her assignee shall have the authority to sign closing documents, issue
interpretations, waive provisions, and enter into amendments of or supplements to this Agreement
on behalf of Buyer, so long as such actions do not substantially or substantively change the terms
and conditions of the purchase and sale of the Property as set forth herein and as agreed to by the
Buyer in its approval of this Agreement. All other waivers or amendments shall require the
consideration and written consent of the Buyer.

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

(p) Exhibits and Schedules. The exhibits and schedules attached hereto are
incorporated herein by this reference for all purposes.

(q) Entire Agreement. This Agreement supersedes any prior agreements,
negotiations and communications, oral or written, 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.

(r) 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.

(s) Assignment. This Agreement may not be assigned without the prior written
consent of the other party hereto, which consent shall not unreasonably be withheld.

) Nondiscrimination. There shall be no discrimination against or segregation
of, any person or group of persons on account of any basis listed in subdivision (a) or (d) of Section
12955 of the Government Code, as those bases are defined in Sections 12926, 12926.1, subdivision
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OUT OF THE BOX Faae

(m) and paragraph (1) of subdivision (p) of Section 12955, and Section 12955.2 of the Government
Code, in the salc. lease, sublease, transfer, use, occupancy, tenure, or cijoyment of the premises
herein conveyed. nor shall the grantee or any person claiming under or through him or her, establish
or permit any practice or practices of discrimination or segregation with rcferenee to the selection,
location, number, use or occupancy of tenants, lessees, subtenants, sublessees, or vendecs in the
premises herein conveyed. The foregoing covenants shall run with the land.

IN WITNESS WHEREOF. the partics hercto have execufed this Purchase and Sale
Agreement and Joint Escrow Instructions (Tenant-Occupied Residential Property) as of the day and

year first writien above.

“SELLER”

ALICE KLEINER, a single woman as to an undivided 1/4
interest; PATRICIA J. SEGARS, « [insert
vesting information) as to an undivided 1/4 interest; and
HILLARD AND KATHERINE WEISS, Trustees of the
Weiss 1993 Family Trust as to an undivided 1/2 interest; as
joint tenants

ALICE KLEINER, a singlc woman as to an
undivided 1/4 interest

Alice Kleiner

PATRICIA J. SEGARS, a [insert
vesting information] as to en undivided 1/4 interest

By:

-

Patricia J. Segars

HILLARD AND KATHERINE WEISS, Trustees
of the Weiss 1993 Family “I'rust as to an undivided
172 interest -

By:

Hillard Weiss

By:

Katherine Weiss

[Signatures continue on following page]

DOCSOC!1247713v10/022012-0132
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(m) and paragraph (1) of subdivision (p) of Section 12955, and Section 12955.2 of the Government
Code, in the sale, lease, sublease, transfer, use, occupancy, tenure, or enjoyment of the premises
herein conveyed, nor shall the grantee or any person claiming under or through him or her, establish
or permit any practice or practices of discrimination or segregation with reference to the selection,
location, number, use or occupancy of tenants, lessees, subtenants, sublessees, or vendees in the
premises herein conveyed. The foregoing covenants shall run with the land.

IN WITNESS WHEREOF, the parties hereto have executed this Purchase and Sale
Agrecment and Joint Escrow Instructions (Tenant-Occupied Residential Property) as of the day and
year first written above.

“SELLER”

ALICE KLEINER, a single woman as to an undivided 1/4
interest; PATRICIA J. SEGARS, a [insert
vesting information] as to an undivided /4 interest; and
HILLARD AND KATHERINE WEISS, Trustees of the
Weiss 1993 Family Trust as to an undivided 1/2 interest; as .
joint tenants

ALICE KLEINER, a single woman as to an
undivided 1/4 interest

By:

Alice Kleiner

PATRICIA J. SEGARS, an ynarced  [insert
vesting information] as to an undivided 1/4 interest

m\\mﬂ/\f;

Patricia J. chars

HILLARD AND KATHERINE WEISS. Trustees
of the Weiss 1993 Family Trust as to an undivided
172 interest

By:

Hillard Weiss

By:

Katherine Weiss

[Signatures continue on following page]
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(m) and paragraph (1) of subdivision (p) of Section 12955, and Section 12955.2 of the Government
Code, in the sale, lease, sublease, transfer, use, occupancy, tenure, or enjoyment of the premises
hercin conveyed, nor shall the grantee or any person claiming under or through bim or her, establish
or permit any practice or practices of discrimination or segregation with reference to the selection,
location, number, use or occupancy of tenants, lessees, subtenants, sublessees, or vendees in the
premises herein conveyed. The forcgoing covenants shall run with the land.

IN WITNESS WHEREOF, the parties hercto have executed this Purchase and Sale
Agreement and Joint Escrow Instructions (Tenant-Occupied Residential Property) as of the day and
year first written above.

“SELLER”

ALICE KLEINER, a single woman as to an undivided 1/4
interest; PATRICIA J. SEGARS, a [insert
vesting information] as to an undivided 1/4 interest; and
HILLARD AND KATHARINE WEISS, Trustees of the
Weiss 1993 Family Trust as to an undivided 1/2 interest; as
joint tenants

ALICE KLEINER, a single woman as to an
undivided 1/4 intercst

By:

Alice Klemer

PATRICIA J. SEGARS, a [imsert
vesting information] as.to an undivided 1/4 interest

By:

Patricia J. Segars

HILLARD AND KATHARINE WEISS, Trustees
of the Weiss 1993 Family Trust as to an undivided
1/2 interest

By: /%J/”m—//

Hillard Wefés

By: )74‘/52/&%% 4 %ZJW

Katharine Weiss

[Signatures continue on following page]
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[Signatures continue from previous page]

:[L:a Jm,("

“BUYER”

GARDEN GROVE AGENCY FOR COMMUNITY
DEVELOPMENT,

a publichbodﬁ orate and politic

By: \~ =

Agency Dlrewthonzed@bemgnee

Adsistant Agency Secretary

APPROVED AS TO FORM:

el

Stradling Yocca Carlson & Rauth,
Agency Counsel

DOCSOC/1247713v11/022012-0132
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[Signatures continue from previous page]

“BUYER”

GARDEN GROVE AGENCY FOR COMMUNITY
DEVELOPMENT,

a public bodécorpor
—

By: N

Agency Director or A tff(){ized ﬁgsignee
ATTEST:

Ko I

Assistant Agency Secretary

APPROVED AS TO FORM:

UGt )

Stradling Yocca Carlson & Rauth,
Agency Counsel
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Acceptance by Escrow Holder:

hereby acknowledges that it has received a fully executed
copy of the foregoing Purchase and Sale Agreement and Joint Escrow Instructions by and between
Hillard and Katharine Weiss, Trustees of the Weiss 1993 Family Trust as to an undivided 1/2
interest, Alice Kleiner, a single woman as to an undivided 1/4 interest; and Patricia J. Segars, as to
an undivided 1/4 interest; as joint tenants, as Sellers, and the Garden Grove Agency for Community
Development, a public body corporate and politic, as 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: ,200

Stewart Escrow

By:

Name:

Its:

24
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EXHIBIT A

LEGAL DESCRIPTION

Real property in the City of Garden Grove, County of Orange, State of California, described as
follows:

Lot 35 of Tract No. 2148, in the City of Garden Grove, County of Orange, State of California, as
shown on a map recorded in book 58, page(s) 46 to 48, inclusive of miscellaneous maps, in the office

of the county recorder of said Orange County, California.

End of Legal Description

APN: 231-471-22

Exhibit A-1
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RECORDING REQUESTED BY AND
WHEN RECORDED MAIL TO:

Garden Grove Agency for Community
Development

11222 Acacia Parkway

Garden Grove, California 92840

Attn: Agency Director or Authorized
Designee

EXHIBIT B

DEED

APN: 231-471-2

[Space above for recorder.]

Exempt from recording fee and documentary transfer
tax pursuant to Government Code Section 27283.

GRANT DEED

FOR VALUABLE CONSIDERATION, receipt of which is hereby acknowledged,
HILLARD AND KATHARINE WEISS, Trustees of the Weiss 1993 Family Trust as to an
undivided 1/2 interest; ALICE KLEINER, a single woman as to an undivided 1/4 interest; and

PATRICIA J. SEGARS, a

[insert current marital status and how title

was taken] as to an undivided 1/4 interest; as joint tenants (collectively “Grantor”), hereby grants to
the GARDEN GROVE AGENCY FOR COMMUNITY DEVELOPMENT, a public body
corporate and politic, that certain real property located in the County of Orange, State of California,
more particularly described on Schedule 1 attached hereto and incorporated herein by this reference.

IN WITNESS WHEREOF, Grantor has executed this Grant Deed as of , 200

[Signatures appear on following page]

DOCSOC/1247713v11/022012-0132
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“GRANTOR”

ALICE KLEINER, a single woman as to an undivided 1/4
interest; PATRICIA J. SEGARS, a [insert
vesting information] as to an undivided 1/4 interest; and
HILLARD AND KATHARINE WEISS, Trustees of the
Weiss 1993 Family Trust as to an undivided 1/2 interest; as
joint tenants

ALICE KLEINER, a single woman as to an
undivided 1/4 interest

By:

Alice Kleiner

PATRICIA J. SEGARS, a [insert
vesting information] as to an undivided 1/4 interest

By:

Patricia J. Segars

HILLARD AND KATHARINE WEISS, Trustees of
the Weiss 1993 Family Trust as to an undivided 1/2
interest

By:

Hvi]lard Weliss

By:

Katharine Weiss

Exhibit B-2



SCHEDULE 1 TO GRANT DEED

LEGAL DESCRIPTION

Real property in the City of Garden Grove, County of Orange, State of California, described as
follows:

Lot 35 of Tract No. 2148, in the City of Garden Grove, County of Orange, State of California, as
shown on a map recorded in book 58, page(s) 46 to 48, inclusive of miscellaneous maps, in the office

of the county recorder of said Orange County, California.

End of Legal Description

APN: 231-471-22

Schedule 1 to Grant Deed
DOCSOC/1247713v11/022012-0132



STATE OF CALIFORNIA )

person(s), or the entity upon behalf of which the

) ss.
COUNTY OF )
On , before me, , Notary Public,
(Print Name of Notary Public)

personally appeared

] personally known to me

...Or..
O] 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) acted, executed the instrument.

WITNESS my hand and official seal.

Signature Of Notary

OPTIONAL

fraudulent reattachment of this form.

CAPACITY CLAIMED BY SIGNER

Individual
Corporate Officer

aoagd

Though the data below is not required by law, it may prove valuable to persons relying on the document and could prevent

DESCRIPTION OF ATTACHED DOCUMENT

Title(s)

Partner(s) O Limited
O General

Attorney-In-Fact

Trustee(s)

Title Or Type Of Document

Guardian/Conservator
Other:

oooo O

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

Number Of Pages

Date Of Documents

Signer(s) Other Than Named Above

DOCSOC/1247713v11/022012-0132



STATE OF CALIFORNIA )

)} ss.
COUNTY OF )
On , before me, , Notary Public,
(Print Name of Notary Public)

personally appeared

] personally known to me

_Or.—
] 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.

WITNESS my hand and official seal.

Signature Of Notary

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

O Individual
O Corporate Officer
Title(s) Title Or Type Of Document

] Partner(s) [ Limited

O General
[ Attorney-In-Fact
O Trustee(s)
O Guardian/Conservator Number Of Pages
O Other:

Signer is representing:
Name Of Person(s) Or Entity(ies)

Date Of Documents

Signer(s) Other Than Named Above
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STATE OF CALIFORNIA )

) ss.
COUNTY OF )
On , before me, , Notary Public,
(Print Name of Notary Public)

personally appeared

] personally known to me

..Or._
] 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.

WITNESS my hand and official seal.

Signature Of Notary

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
O Individual
O Corporate Officer
Title(s) Title Or Type Of Document

] Partner(s) [} Limited

O General
0 Attorney-In-Fact
] Trustee(s)
1 Guardian/Conservator Number Of Pages
O Other:

Signer is representing:
Name Of Person(s) Or Entity(ies)

Date Of Documents

Signer(s) Other Than Named Above
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STATE OF CALIFORNIA )

) ss.
COUNTY OF )
On , before me, , Notary Public,
(Print Name of Notary Public)

personally appeared

] personally known to me

_Or_
il 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.

WITNESS my hand and official seal.

Signature Of Notary

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
O Corporate Officer
Title(s) Title Or Type Of Document

O Partner(s) O Limited

O General
O Attorney-In-Fact
] Trustee(s)
O Guardian/Conservator ' Number Of Pages
] Other:

Signer is representing:
Name Of Person(s) Or Entity(ies)

Date Of Documents

Signer(s) Other Than Named Above

DOCSOC/1247713v11/022012-0132



CERTIFICATE OF ACCEPTANCE

This is to certify that the fee interest in real property conveyed under the foregoing Grant
Deed by ALICE KLEINER, a single woman as to an undivided 1/4 interest; PATRICIA J.
SEGARS, a [insert vesting information] as to an undivided 1/4 interest; and
HILLARD AND KATHARINE WEISS, Trustees of the Weiss 1993 Family Trust as to an
undivided 1/2 interest; as joint tenants, as to the following property:

Real property in the City of Garden Grove, County of Orange, State of California, described
as follows:

Lot 35 of Tract No. 2148, in the City of Garden Grove, County of
Orange, State of California, as shown on a map recorded in book 58,
page(s) 46 to 48, inclusive of miscellaneous maps, in the office of the
county recorder of said Orange County, California.

APN: 231-471-22

is hereby accepted by the Director of the GARDEN GROVE AGENCY FOR COMMUNITY
DEVELOPMENT (“Agency”) on behalf of the Agency pursuant to authority conferred by action by
said Agency taken on November 27, 2007, and the Grantee consents to recordation thereof by its
duly authorized officer.

GARDEN GROVE AGENCY FOR
COMMUNITY DEVELOPMENT,
a public body corporate and politic

Dated: ,200 By:

Agency Director or Authorized Designee

ATTEST:

Agency Secretary

CERTIFICATE OF ACCEPTANCE
DOCSOC/1247713v11/022012-0132



EXHIBIT C

BILL OF SALE AND GENERAL ASSIGNMENT

This BILL OF SALE AND GENERAL ASSIGNMENT (“Bill of Sale”) is made as of

, 200_ by and between ALICE KLEINER, a single woman as to an undivided 1/4

interest; PATRICIA J. SEGARS, a [insert vesting information] as to an undivided

1/4 interest; and HILLARD AND KATHARINE WEISS, Trustees of the Weiss 1993 Family Trust

as to an undivided 1/2 interest; as joint tenants (collectively, “Seller”) and the GARDEN GROVE

AGENCY FOR COMMUNITY DEVELOPMENT, a public body, corporate and public
(“Buyer”).

RECITALS

WHEREAS, Seller has conveyed, or is about to convey, to Buyer the real property
(“Property”) more particularly described on Schedule 1 attached hereto and incorporated herein by
this reference; and

WHEREAS, Seller desires to assign, transfer, sell, convey, grant and deliver to Buyer, and
Buyer desires to accept and assume, all of Seller’s right, title, interest, benefit and obligation in, to
and under all of the personal property, furniture, equipment, and fixtures located at or used in the
operation of the Property (including without limitation, all trade names, trademarks, logos and other
intangible property) (“Personal Property”) and the agreements and contracts listed on Schedule 2
attached hereto and incorporated herein by reference (“Approved Contracts”) as set forth herein.

AGREEMENTS

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

1. Effective Date. The “Effective Date” is defined to be the date of recordation of the
Grant Deed conveying title to the Property from Seller to Buyer in the Official Records of the Office
of the Clerk-Recorder of Orange County.

2. Assignment. Effective as of the Effective Date, Seller hereby assigns, sells, transfers,
grants, delivers and conveys to Buyer all of Seller’s right, title and interest in, to and under the
Approved Contracts, and the Personal Property. Seller retains all obligations of Seller arising from
or under the Approved Contracts with respect to any periods before the Effective Date.

3. Acceptance. Upon the Effective Date, Buyer hereby accepts said assignment, sale,
transfer, grant, delivery and conveyance of all of Seller’s right, title and interest in, to and under the
Approved Contracts and the Personal Property.

4. Assumption. Effective as of the Effective Date, Buyer hereby assumes all obligations
of Seller arising from or under the Approved Contracts with respect to any periods on or after the
Effective Date.

Exhibit C-1
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5. Indemnification. Seller hereby agrees to indemnify Buyer against and hold Buyer
harmless from any and all cost, liability, loss, damage or expense, including, without limitation,
reasonable attorneys’ fees and costs, originating or relating to the period prior to the Effective Date
and arising out of Seller’s obligations under the Approved Contracts. Buyer hereby agrees to
indemnify Seller against and hold Seller harmless from any and all cost, liability, loss, damage or
expense, including, without limitation, reasonable attorneys’ fees and costs, originating or relating to
the period on or after the Effective Date and arising out of the Buyer’s obligations under the
Approved Contracts.

6. Modification. No modification, waiver, amendment, discharge or change of this Bill
of Sale shall be valid unless the same is in writing and signed by the Seller and the Buyer.

7. Successors and Assigns. This Bill of Sale shall be binding upon and inure to the
benefit of the parties hereto, their successors in interest and assigns.

8. Governing Law. This Bill of Sale shall be governed by, and construed and enforced
in accordance with, the laws of the State of California.

9. Attorneys’ Fees. If either party hereto commences an action against the other to
enforce any of the terms hereof, or to obtain damages for any alleged breach of any of the terms
hereof, or for a declaration of rights hereunder, the losing party shall pay to the prevailing party the
prevailing party’s reasonable attorneys’ fees and costs incurred in connection with the prosecution of
such action, whether or not such action proceeds to trial or appeal.

10. Counterparts. This Bill of Sale may be executed in counterparts, each of which shall
be deemed an original and all of which shall constitute one and the same Bill of Sale.

IN WITNESS WHEREOF, the parties hereto have executed this Bill of Sale and General
Assignment as of the date first set forth above.

[Signatures appear on following pages]

Exhibit C-2
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“SELLER”

ALICE KLEINER, a single woman as to an undivided 1/4
interest; PATRICIA J. SEGARS, a [insert
vesting information] as to an undivided 1/4 interest; and
HILLARD AND KATHARINE WEISS, Trustees of the
Weiss 1993 Family Trust as to an undivided 1/2 interest; as
joint tenants

ALICE KLEINER, a single woman as to an
undivided 1/4 interest

By:

Alice Kleiner

PATRICIA J. SEGARS, a [insert
vesting information] as to an undivided 1/4 interest

By:

Patricia J. Segars

HILLARD AND KATHARINE WEISS, Trustees of
the Weiss 1993 Family Trust as to an undivided 1/2
interest

By:

Hillard Weiss

By:

Katharine Weiss

[Signatures continue on following page]

Exhibit C-3
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[Signatures continue from previous page]
“BUYER”

GARDEN GROVE AGENCY FOR COMMUNITY
DEVELOPMENT,
a public body corporate and politic

By:

Agency Director or Authorized Designee
ATTEST:

Assistant Agency Secretary

APPROVED AS TO FORM:

Stradling Yocca Carlson & Rauth,
Agency Counsel

Exhibit C-4
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SCHEDULE 1

DESCRIPTION OF PROPERTY

Real property in the City of Garden Grove, County of Orange, State of California, described as
follows:

Lot 35 of Tract No. 2148, in the City of Garden Grove, County of Orange, State of California, as
shown on a map recorded in book 58, page(s) 46 to 48, inclusive of miscellaneous maps, in the office

of the county recorder of said Orange County, California.

End of Legal Description

APN: 231-471-22

Schedule 1 to Bill of Sale
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SCHEDULE 2

LIST OF APPROVED CONTRACTS

That certain  Standard Month-To-Month Residential Rental Agreement by and among
Katharine Weiss, as “Landlord,” and Vakoma Ching-Sam, Marie Ching-Sam, Angie Maiava, and
Mark Maiava, as “Residents,” dated as of February 22, 2006, relating to the premises located at
12291 Thackery Street in the City of Garden Grove. Seller represents and warrants that
Angie Maiava and Mark Maiava no longer occupy or reside at the Property but that one additional
adult resident, Tovia Ching-Sam, currently occupies the Property.

Schedule 2 to Bill of Sale
DOCSOC/1247713v11/022012-0132



EXHIBIT D

TENANT ESTOPPEL CERTIFICATE

,200

Garden Grove Agency for Community Development
11122 Acacia Parkway

Garden Grove, CA 92840

Attention: Agency Director or Authorized Designee

RE:  Lease of Residence at 12291 Thackery Street Garden Grove, CA 92840, Garden
Grove, California (“Property™)

Ladies and Gentlemen:

Please refer to the documents attached hereto as Exhibit A (collectively, the “Lease”),
pursuant to which the undersigned (“Lessee”) leases a residence on the Property (“Premises”) from
ALICE KLEINER, a single woman as to an undivided 1/4 interest; PATRICIA J. SEGARS, a
[insert vesting information] as to an undivided 1/4 interest; and HILLLARD AND
KATHARINE WEISS, Trustees of the Weiss 1993 Family Trust as to an undivided 1/2 interest; as
joint tenants (collectively, “Lessor”). Lessee understands that GARDEN GROVE AGENCY FOR
COMMUNITY DEVELOPMENT, a public body, corporate and politic (“Buyer”), may be
purchasing the Property wherein the Lessee leases the Premises pursuant to the Lease, and Buyer is
relying upon this Tenant Estoppel Certificate (this “Certificate”) in connection with such
transaction.

With such understanding, Lessee hereby represents and warrants for the benefit of Buyer, its
lenders and their respective successors and assigns, as follows:

1. The Lease is in full force and effect. A true, correct and complete copy of the Lease
is attached hereto as Exhibit A. The Lease represents the entire agreement between Lessee and
Lessor as to the Premises, and there are no side agreements, modifications, amendments, or
supplements with respect thereto, except as set forth in Exhibit A.

2. There is no default by Lessor under the Lease and no event has occurred that, with
the passage of time or the giving of notice, or both, would constitute a default by Lessor under the
Lease. Lessee has no claims against Lessor or offsets or defenses against rent, and there are no
disputes between Lessee and Lessor.

3. The monthly base rent under the Lease is $1,125.00. All monthly base rent has been
paid to the end of the current calendar month, and no rent under the Lease has been paid more than
one month in advance.

4. Lessee has not used, stored, transported, disposed of or created any Hazardous
Materials on, in or under the Property, except in accordance with all laws, statutes and regulations,
and except in non-material amounts.

Exhibit D-1
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5. The Lease term commenced on January 22, 2006 and continues on a month-to-month
basis until terminated according to Section 13 of the Lease. There are no other options, rights of first
refusal, expansion rights, relocation rights, purchase rights or rights to extend or renew the term of
the Lease, except as expressly set forth in the Lease or as provided by law.

6. To the knowledge of the undersigned, Lessee is not in default under the Lease nor has
any event occurred that, with the passage of time or the giving of notice, or both, would constitute a
default or breach by Lessee.

7. Lessor has completed all construction and improvements required under the terms of
the Lease to be completed by Lessor, if any, and the space and improvements required to be
furnished according to the Lease have been duly delivered by Lessor and accepted by Lessee.

8. Lessee has not assigned, transferred or hypothecated the Lease or any interest therein
or subleased all or any portion of the Premises, and does not hold the Premises under an assignment
or sublease.

9. Lessee has deposited with Lessor a cash security deposit in the amount of $950.

10. Lessee is not currently entitled to any concession, rebate, allowance or free rent
except as set forth in its Lease.

11. Lessee is not insolvent or in bankruptcy.

12. The individual(s) executing this Certificate as the Lessee hereby represents and
warrants that he or she is duly authorized to so execute this Certificate on behalf of the Lessee.

Very truly yours,

LESSEE:

Signed:

Vakoma Ching-Sam

Signed:

Marie Ching-Sam

Exhibit D-2
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EXHIBITE

FIRPTA Certificate

TRANSFEROR’S CERTIFICATE OF NON-FOREIGN STATUS

To inform the Garden Grove Agency for Community Development (“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 that certain real property to the Transferee by ALICE
KLEINER, a single woman as to an undivided 1/4 interest; PATRICIA J. SEGARS, a
[insert vesting information] as to an undivided 1/4 interest; and HILLARD AND
KATHARINE WEISS, Trustees of the Weiss 1993 Family Trust as to an undivided 1/2 interest; as
joint tenants (collectively, “Transferor”), the undersigned hereby certifies the following:

1. The Transferor, Hillard and Katharine Weiss, Alice Kleiner, and Patricia J. Segars, 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:

for [Name of Seller] , [social security number] ;

for [Name of Seller] , [social security number]

for [Name of Seller] , [social security number] ;

for [Name of Seller] , [social security number]}

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

5402 West Tampion Avenue
Santa Ana, California 92704

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 | 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.

[Signature block begins on page E-2]
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“TRANSFEROR”

ALICE KLEINER, a single woman as to an undivided 1/4
interest; PATRICIA J. SEGARS, a [insert
vesting information] as to an undivided 1/4 interest; and
HILLARD AND KATHARINE WEISS, Trustees of the
Weiss 1993 Family Trust as to an undivided 1/2 interest; as
joint tenants

ALICE KLEINER, a single woman as to an
undivided 1/4 interest

By:

Alice Kleiner

PATRICIA J. SEGARS, a [insert
vesting information] as to an undivided 1/4 interest

By:

Patricia J. Segars

HILLARD AND KATHARINE WEISS, Trustees of
the Weiss 1993 Family Trust as to an undivided 1/2
interest

By:

Hillard Weiss

By:

Katharine Weiss
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EXHIBIT F

RENTAL AGREEMENT
(HOUSING FUND PROPERTY)

This RENTAL AGREEMENT (HOUSING FUND PROPERTY) (“Agreement”) is made
and entered this day of , 200, by and between the
GARDEN GROVE AGENCY FOR COMMUNITY DEVELOPMENT, a public body corporate
and politic (“Agency”), and VAKOMA CHING-SAM, MARIE CHING-SAM, and
TOVIA CHING-SAM (collectively, the “Tenant™).

RECITALS

A. Agency is a redevelopment agency, exercising governmental functions and powers
and organized and existing under Chapter 2 of the Community Redevelopment Law of the State of
California, California Health and Safety Code Section 33000, et seq., (“CRL”). Agency has acquired
certain real property located at 12291 Thackery Street, Garden Grove, California, 92840 and defined
herein as the “Premises.”

B. The source of funds expended by Agency to acquire the Premises included monies
from the Agency’s Low to Moderate Income Housing Fund established and subject to CRL
Section 33334.2, et seq. (“Housing Funds”). The Premises is located outside Buyer’s Garden Grove
Community Project (“Project Area”). Buyer has determined that the Premises is being purchased for
affordable housing purposes in accordance with Sections 33334.2 and 33334.3 of the CRL and that
the purchase of the Premises and operation of the Premises as affordable rental housing will be of
benefit to the Project Area.

C. In connection with Agency’s acquisition of the Premises, Tenant has provided to
Agency full and complete information that he/she/they (all members who comprise the Tenant
household) is a Very Low Income, or Low Income, or Moderate Income Household under the CRL
and other applicable laws and regulations.

D. Tenant desires to continue to rent the Premises at an Affordable Rent and Agency
desires to rent the Premises to Tenant at an Affordable Rent, as deﬁned and pursuant to Health &
Safety Code Section 50053.

E. By this Agreement, Agency desires to rent the Premises to Tenant, and Tenant desires
to rent from Agency the Premises at an Affordable Rent, subject to annual re-certification of the
household’s status as a Very Low Income, or Low Income, or Moderate Income Household under the
CRL, and upon and subject to the terms and conditions set forth.
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The following matrix summarizes certain terms of this Agreement.

Premises: 12291 Thackery Street,
Garden Grove, California, 92840
APN: 231-471-22

On-Site Parking: For three (3) private passenger
automobile(s)

Month to Month Tenancy: Month to Month rental commencing
onthe  day of ,200
until terminated upon thirty (30) days
notice pursuant to Agreement

Monthly Rent: $ per month subject
to  verification/re-certification  of
Tenant’s household income and
calculation of Affordable Rent

Security Deposit: $
Occupants/Members of Household: Adults: 3
Children: 0

List Names and ages of all members
of Tenant’s household

Vakoma Ching-Sam
Marie Ching-Sam

Tovia Ching-Sam

Pet(s): Authorized Pet(s):

NOW, THEREFORE, for and in consideration of the terms and conditions of this
Agreement, Agency and Tenant agree as follows:

1. Premises. Agency rents to Tenant, and Tenant rents from Agency, certain real
property, together with the improvements now or hereafter located on the property located at
12291 Thackery Street, Garden, Grove, California, 92840 (together, “Premises”). The Premises
consists of a three (3) bedroom single family residential unit including three (3) on-site parking
spaces.

2. Term. The “Term” of this Agreement shall be month-to-month commencing on
, by which date the Premises will be delivered to Tenant (“Commencement
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Date”). The Term of this Agreement and the obligation of the Tenant to pay Rent shall commence
on the Commencement Date. If Agency is unable to deliver possession of Premises to Tenant at the
Commencement Date, Agency shall not be liable in damages to Tenant. If Agency is not able to
deliver possession within thirty (30) days after the scheduled Commencement Date of the Term,
either party may, prior to the time when Agency delivers possession, cancel this Agreement by
giving written notice to the other.

(a) Termination. Except as provided by law, this Agreement may be terminated
by Tenant or by Agency, with cause or without cause, in each party’s sole discretion, at any time by
delivery of written notice of termination to the other party not less than thirty (30) days prior to the
proposed date of termination. Tenant acknowledges that it is aware that Agency has purchased the
Premises using Housing Funds and is required to rent the property only to persons and families of
low and moderate income, as defined in Health and Safety Code Section 50093. In the event
Tenant’s income increases and Tenant no longer qualifies as a Very Low, Low or Moderate Income
household, Agency may terminate this Agreement upon 30 days prior written notice as set forth in
Section 3(a).

3. Rent. Tenant shall pay to Agency as rent for the Premises the sum of
Dollars ($ ) per month plus any other sum due by Tenant
under this Agreement (together, “Rent”), subject to verification and/or re-certification of Tenant’s
household income and calculation of Affordable Rent, as set forth in Section 3.1 below. Tenant shall
pay Rent in advance on the first (1¥) day of each month during the Term at Agency’s address
provided in Section 21, unless advised otherwise by Agency in writing.  Rent payments shall be
made by cash, personal check, cashiers check, or money order made payable to the City of Garden
Grove. In the event one of Tenant’s personal checks is not honored by a bank due to insufficient
funds or otherwise, then thereafter Rent shall be paid by cash, cashier’s check, or money order, and
no personal checks are or will be accepted. The Rent due by the Tenant for the first and last months
will be prorated based on a thirty-day (30) month.

(a) Adjustment to Affordable Rent; Verification of Income. Agency may adjust
the amount of Rent from time to time, as it deems appropriate, after notice as required pursuant to
Civil Code Section 827, and subject to Tenant’s re-verification of household income and the
calculation of Affordable Rent pursuant to applicable law. If Tenant qualifies as a Very Low, Low or
Moderate Income household upon occupancy of the Premises in compliance with this Agreement,
then Tenant shall be deemed to qualify until Tenant’s household income is re-verified and Tenant
demonstrates that it no longer qualifies as a Very Low, Low or Moderate Income household under
the CRL. Tenant’s increase in household income above that of a Moderate Income household shall
be a basis for Agency’s termination of this Agreement upon thirty (30) days notice.

(1) Tenant shall provide income information to Agency within fifteen
(15) days after Agency’s written request therefor at any time during the Term.

(b) Late Charge. If Tenant fails to pay Rent when due and or other sums due
under this Agreement, within five (5) days of the due date, Tenant shall pay to Agency a late charge
of thirty-five ($35.00) Dollars. Tenant acknowledges that late payment by Tenant will cause Agency
to incur additional costs, including without limitation, processing and accounting charges, and agrees
that the late charge of $35.00 represents a fair and reasonable estimate of cost to Agency for the late
payment by Tenant. Acceptance of late charge by Agency does not and will not constitute a waiver
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of Tenant’s default with respect to the overdue amount, nor prevent Agency from exercising other
rights and remedies available to it under this Agreement.

(c) Security Deposit. Tenant shall deliver to Agency a security deposit in the
amount of Dollars ($ ) (“Deposit”), payable in advance of Tenant’s
occupancy of the Premises. The Deposit shall be held by Agency as security for the full and timely
performance of Tenant’s obligations under this Agreement, including payment of Rent, complying
with reasonable rules and regulations of occupancy, including but not limited to cleaning,
maintaining and repairing the Premises after surrender.

() If the Deposit is used toward Rent or damages during the Term,
Tenant agrees to reinstate the Deposit (or such portion thereof used by Agency) upon five (5) days’
written notice to Tenant.

(i1) No interest shall be payable upon the Security Deposit.

(iii)  Within three (3) weeks after Tenant has vacated the Premises, Agency
shall furnish to Tenant, by personal delivery or by first-class mail, postage prepaid, a copy of an
itemized statement indicating the basis for, and the amount of, the Deposit and the disposition of it,
and shall return any remaining portion of the Deposit to Tenant.

4. Use of Premises. Tenant shall use, occupy, and maintain the Premises as follows:

(a) Private Residence. Tenant shall use the Premises solely as a private
residence for Tenant (and its household members listed above) and no other person or persons
without the prior written consent of Agency.

(b) Parking. Tenant shall be entitled to three (3) off-street assigned parking
spaces on the Premises. Vehicles parked in these spaces shall be well-maintained, in operable
condition, and with no leaks of fuel, oil or other substances. All other vehicles shall be parked
lawfully off-site of the Premises.

(c) Common Area, If Any. Tenant shall use the Premises and any common areas
in accordance with Agency’s rules and regulations as they may be promulgated from time to time.

(d) Storage. Storage space, if any, on the Premises is provided to Tenant by
Agency gratuitously and in no event shall Agency be liable for any loss or injury to Tenant’s
personal property placed, brought to, or stored on or within the Premises (or any personal property of
Tenant’s guests or invitees.)

(e) Maintain in Good Condition and Repair. Tenant shall keep the interior and
exterior of the Premises during the Term in good and clean condition, free of trash and unsightly
material.

H Exterior Nuisance. Tenant shall not use railings as clotheslines, put
aluminum foil or plywood on or over windows, or erect aerials or antennae of any kind.

(g) Vehicles and Equipment Limitation. Tenant shall not repair any automobile
or any other motor vehicle on the Premises, except for minor vehicle repair or upkeep that occurs
only in the garage area of the Premises. Tenant shall not store, keep, or maintain any trucks, heavy
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machinery or equipment on the Premises, except with prior written consent of Agency, in its sole and
complete discretion, and if consent is granted, Tenant shall not make any minor repair to the
authorized truck(s), machinery or equipment, except in the garage area of the Premises. Tenant shall
not park or store excessively damaged or inoperable vehicles on the Premises.

(h) Pets. No animal, bird, reptile, or any other type of pet shall be kept on or
about the Premises without Agency’s prior written consent, which Agency may grant or deny in its
sole discretion.

5. Utilities. Tenant shall be financially responsible for and shall pay for all utilities,
including without limitation water, electricity, gas, heat, telephone service, cable television,
wireless/internet, garbage collection and sanitation, and any other services of any kind or type
supplied to the Premises, both existing or added after the Commencement Date. Tenant shall not
keep or maintain any appliance or device operated by any utilities at the Premises except household
appliances and services commonly used in residential dwellings.

6. Occupancy Standard. In consideration for occupancy of the Premises at an
Affordable Rent, the Premises shall be occupied by no more than seven (7) persons (two per
bedroom plus one), except pursuant to Agency’s prior written consent. Only the persons listed above
in this Agreement as members of Tenant’s household as of the date of this Agreement may lawfully
reside at the Premises; provided however, Tenant may request a change in the household members,
and persons other than those listed above in this Agreement may reside at the Premises upon
Agency’s specific prior written consent. Nothing in the foregoing is intended or shall be construed to
violate or interfere with any fair housing laws, including but not limited to change in the Tenant’s
household due to marriage, dissolution, birth, or death.

7. Compliance with Law; Rules and Regulations. Tenant shall comply, at Tenant’s
sole cost and expense, with all present and future laws, regulations, and requirements of municipal,
state, and federal authorities pertaining to the Premises. Agency may establish rules and regulations
for use and occupancy of the Premises and such rules and regulations when promulgated shall
become a substantive part of this Agreement. Tenant, all members of the household and all guests,
invitees and licensees of Tenant shall not disturb, annoy, endanger or inconvenience neighbors and
other persons at, near, or in the vicinity of the Premises, nor use the Premises for any immoral or
unlawful purposes, nor violate applicable laws, regulations, or ordinances, nor commit waste or
nuisance upon or about the Premises. Tenant shall allow the peaceful and quiet enjoyment of the
Premises and nearby property. The adult members of Tenant’s household shall be responsible for the
supervision and control of all children residing at the Premises or visiting guests at the Premises.
Children must obey all rules and regulations established from time to time for the Premises, and
Tenant shall be responsible to ensure that children, guests, and other visitors obey all rules and
regulations.

8. Acceptance of Premises. Tenant has inspected, or been provided the opportunity to
inspect, the Premises (and common area if any) and upon taking possession knows of the condition
and any potential hazards presented to unsupervised children, including, but not limited to, parking
areas, balconies, recreation areas and related equipment adjacent to the Premises. Tenant accepts the
Premises and all such areas in the existing condition and agrees that no statement or representation as
to condition has been made by Agency. Agency (and the City of Garden Grove) shall have no
liability to make any repairs, nor shall the rights of Tenant to make repairs accrue, except in an
emergency, unless Tenant has given written notice to Agency, and Agency has had a reasonable time
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to remedy the condition, which repair it may be obligated to make. By Agency’s delivery of the
Premises on the Commencement Date Tenant accepts the Premises as being in good and sanitary
order, condition and repair and agrees on the last day of the Term, or upon sooner termination of this
Agreement, to surrender to Agency the Premises with all improvements in same condition as when
received, reasonable use and wear excepted.

9, Repairs and Maintenance. Tenant shall, at Tenant’s sole cost and expense, keep
and maintain the Premises in good order and condition, including without limitation, all furnishing,
fixtures, equipment, appliances, landscaping, and yard areas. Tenant shall, at Tenant’s sole cost and
expense, make any necessary repairs to the Premises, excepting a substantial repair or capital
improvement that affects the habitability of the Premises which Agency agrees is its responsibility to
repair. Tenant shall be responsible for any damages to the Premises caused by Tenant and/or
Tenant’s household, invitees and guests. Tenant shall not commit or allow any person or persons to
commit any act resulting in the destruction, defacement, damage, impairment, or removal of any part
of the Premises. Tenant is and shall remain responsible for any damage or destruction to the
Premises resulting from leaving windows open during rains or storms, flows of water from pipes,
faucets or other sources, failure to turn off gas or electrical appliances or lights when not in use and
littering of the Premises or any common areas.

10. Alterations, Additions or Improvements to Premises. Tenant shall not make any
exterior or interior additions, alterations, or improvements to the Premises, or any part of the
Premises, without prior written consent of Agency, which consent shall not be unreasonably
withheld. Any pre-approved alterations, additions, or improvements to the interior or exterior of the
Premises shall become at once a part of the realty and belong to Agency. Upon the expiration or
earlier termination of this Agreement, Tenant shall have the right, at Tenant’s option, to remove its
moveable furnishings and personal property from the Premises; provided however, the removal shall
not cause any damage to the Premises. Tenant shall restore and repair the portion of Premises
damaged as a result of the removal of its furnishings or personal property.

11. Mechanic¢’s Liens. Tenant shall keep the Premises and the property on which the
Premises is situated free from any and all liens arising out of any work performed, materials
furnished or obligations incurred by Tenant.

12. Insurance. Agency hereby advises, but does not require, Tenant to carry and
maintain during the Term of this Agreement, at Tenant’s sole cost and expense, insurance adequate
to cover all personal property of Tenant. Agency shall not be liable for any damages to or loss of
personal property of Tenant (or its guests and invitees) located on the Premises. Tenant
acknowledges that Agency’s insurance does not cover the personal property or any liability of
Tenant. Tenant shall be solely responsible, at Tenant’s sole cost and expense, for procuring and
maintaining any insurance coverage Tenant deems necessary to protect its personal property and to
cover its personal liability.

13. Indemnity. To the fullest extent permitted by law, Tenant covenants with Agency
that Agency, the City of Garden Grove, and their elected officials, officers, employees and agents
(together, “Indemnitee”) shall not be liable for any damage or liability of any kind or for any injury
to or death of persons or damage to property of Tenant or any other person occurring from and after
the date Tenant is given access to the Premises from any cause whatsoever related to the use,
occupancy, or enjoyment of the Premises by Tenant or any person thereon or holding under, by, or
through Tenant. Tenant shall pay for, defend (with an attorney approved by Agency), indemnify, and
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save Indemnitee harmless against and from any real or alleged damage or injury and from all claims,
judgments, liabilities, costs and expenses, including attorney’s fees and costs, arising out of or
connected with Tenant’s use of the Premises and its facilities, or any repairs, alterations or
improvements which Tenant may make or cause to be made upon the Premises and any breach of this
Agreement by Tenant; provided, however (and though Tenant shall in all cases accept any tender of
defense of any action or proceeding in which an Indemnitee is named or made a party and shall,
notwithstanding any allegations of negligence or misconduct on the part of an Indemnitee, defend
each and every Indemnitee as provided herein), Tenant shall not be liable for such damage or injury
to the extent and in the proportion that the same is ultimately determined to be attributable to the
negligence or misconduct of an Indemnitee. This obligation to indemnify shall include all of
Indemnitee’s attorneys’ fees, litigation costs, investigation costs and court costs and all other costs,
expenses and liabilities incurred by any Indemnitee or counsel from the first notice that any claim or
demand is to be made or may be made. Tenant’s obligations shall survive the termination of this
Agreement. Nothing in the foregoing is intended or shall be construed to be an agreement by the
Tenant not to hold any Indemnitee legally responsible for any action or failure to act, whether
intentional or negligent.

14. Assignment or Subletting. Tenant shall not assign this Agreement or any interest
therein, nor sublet the Premises or any part thereof, without the prior written consent of Agency,
which consent may be granted, withheld, or denied by Agency in its sole and complete discretion.
Consent by Agency to an assignment or subletting of the Premises shall not release Tenant of its
obligations to be performed by Tenant hereunder. The acceptance of Rent or other payment by
Agency from any other person shall not be deemed to be a waiver by Agency of any provision of this
Agreement as against Tenant. Any assignment or subletting without Agency’s prior written consent
shall be void and shall, at the option of Agency, be a basis for immediate termination of this
Agreement. Neither this Agreement nor any interest herein shall be assignable as to the interest of
Tenant by operation of law.

15. Abandonment of Premises and Fixtures. Tenant shall not vacate or abandon the
Premises at any time during the term of this Agreement without first providing thirty (30) days prior
written notice to Agency. In the event Tenant abandons, vacates or surrenders the Premises, or the
Premises are disposed by process of law, any personal property or any equity in fixtures or
equipment remaining on the Premises, belonging to Tenant, shall be disposed of in a manner
authorized by law.

16. Defaults and Remedies.

(a) Defaults. The occurrence of any one or more of the following shall be
deemed to be an event of default (“Default”) under this Agreement.

(1) Tenant fails to pay Rent or other monetary obligations as and when
due under this Agreement, which nonpayment continues for a period of three (3) days after Tenant’s
receipt of written notice from Agency specifying the Default in payment of Rent.

(i1) If Tenant defaults in the performance of any term, covenant,
condition, or obligation of Tenant under this Agreement other than a payment obligation, and fails to
cure the default within a period of thirty (30) days after receipt of written notice from Agency
specifying the default.
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(iii)  If Tenant abandons any portion of the Premises (as abandonment is
defined in California Civil Code Section 1951.3).

(iv)  Failure by Tenant to provide income information sufficient for the
purposes of calculating continued eligibility and status as a Very Low Income, Low Income, or
Moderate Income household under the CRL, as applicable, and for calculating Affordable Rent under
applicable laws and regulations.

v) Tenant has a history of disturbance of neighbors or destruction of
property, or of living or housekeeping habits resulting in damage to persons or to the Premises or to
the property of which the Premises is a part.

(vi)  Criminal activity by Tenant or any of Tenant’s household members
and/or their guests or invitees involving crimes of physical violence to persons or property, or
substance abuse, including, but not limited to, those activities described on The Addendum Re
Drug-Free Housing attached hereto as Attachment No. | and fully incorporated by this reference.

(b) Remedies. Subject to compliance with applicable noticing requirements set
forth in unlawful detainer laws or other laws applicable to lawful occupancy of residential property,
upon the occurrence of any Default, Agency may, with or without notice or demand, and without
prejudice to any other right or remedy it may have under any section of this Agreement or at law or
in equity; terminate this Agreement, in which event Agency shall be entitled to recover from Tenant
all damages suffered or incurred by Agency arising out of or resulting, directly or indirectly, by
reason of Tenant's Default, including, but not limited to, the cost of recovering possession of the
Premises, expenses of re-letting, necessary repairs, renovations, and alterations of the Premises, and
any real estate commission actually paid, and sums equal to the rent and other monetary obligations
which would have been payable if not for the default and termination.

17. Waiver. Any waiver by Agency of a breach by Tenant of a term, obligation,
covenant or condition shall not be construed as a waiver of a subsequent breach of the same or other
term, obligation, covenant or condition of this Agreement. The consent or approval by Agency to
anything requiring Agency's consent or approval shall not be deemed a waiver of Agency's right to
withhold consent or approval of any subsequent or similar act by Tenant. The subsequent acceptance
of Rent by Agency shall not be deemed to be a waiver of any prior occurring breach of Tenant of any
term, covenant or condition of this Agreement, other than the failure of Tenant to pay the Rent so
accepted, regardless of Agency's knowledge of such prior existing breach at the time of acceptance of
the Rent. No breach by Tenant of any term, obligation, covenant or condition of this Agreement
shall be deemed to have been waived by Agency unless the waiver is in writing and is signed by
Agency’s Director or authorized representative.

18. Attorney’s Fees. In the event after the Commencement Date either Agency or
Tenant shall institute any action or proceeding against the other relating to the provisions of this
Agreement, or any Default under this Agreement, the party not prevailing in the action or proceeding
shall reimburse the prevailing party for the reasonable expenses of attorneys’ fees and all costs or
disbursements incurred for the action or proceeding by the prevailing party including, without
limitation, any expert witness fees and any fees, costs or disbursements incurred on any appeal from
the action or proceeding.
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19. Force Majeure. Any prevention, delay or stoppage due to strikes, lockouts, labor
disputes, acts of God, inability to obtain labor or materials or reasonable substitutes therefor,
governmental restrictions, governmental regulations, governmental controls, judicial orders, enemy
or hostile governmental action, civil commotion, fire or other casualty, and other causes
(except financial) beyond the reasonable control of the party obligated to perform, shall excuse the
performance by that party for a period equal to the prevention, delay or stoppage, except the
obligations imposed with regard to Rent due and payable by Tenant pursuant to this Agreement;
provided the party prevented, delayed, or stopped shall have given the other party written notice
thereof within ten (10) days of such event causing the prevention, delay or stoppage.

20. Right of Entry; Inspection of Premises. Agency and its representatives shall have
the right to enter upon and inspect or examine the Premises, to make repairs, or perform maintenance
as Agency deems necessary, and to show the Premises to prospective purchasers, developers, lenders
or residents during normal business hours upon twenty-four (24) hours written notice and with the
consent of Tenant, which consent shall not be unreasonably withheld, conditioned or delayed.
However, in the event Agency or its representatives reasonably believes that an emergency (such as
fire) exists which requires immediate entry, such entry may be made without Tenant’s consent. If
such emergency entry occurs, Agency shall, within forty-eight (48) hours thereafter, notify Tenant in
writing of the date, time and purpose of such entry. Agency or its representatives shall have the right
to post and keep posted notices which Agency may deem proper for the protection of its interest in
the Premises. '

21. Notices. All notices and demands permitted or required to be given by Agency or
Tenant shall be deemed to have been fully given when made in writing and delivered in person or by
nationally recognized overnight delivery service or deposited in the United States mail, certified or
registered, postage prepaid, and addressed as follows:

To Tenant:

Vakoma Ching-Sam, Marie Ching-Sam, and Tovia Ching-Sam
12291 Thackery Street
Garden Grove, CA 92840

To Agency:

Garden Grove Agency for Community Development
11222 Acacia Parkway

Garden Grove, California 92840

Attention: Real Property Manager

Notice personally served or served pursuant to applicable laws, including without limitation the
California Code of Civil Procedure and California Civil Code, shall be effective when delivered,
served, posted, published or otherwise deemed served to the party upon whom such notice is
provided. If served by registered or certified mail, notice shall be conclusively deemed served on the
date shown on the return receipt, but if delivery is refused or the Notice is unclaimed, Notice shall
conclusively be deemed given seventy-two (72) hours after deposit in the United States mail. If
served by telegram, mailgram or private courier, notice to the addressee shall be conclusively
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deemed given as confirmed by the telegraphic agency or private courier service making delivery.
Either party may change its address for notice by written notice given in accordance herewith.

22, Nondiscrimination. Tenant herein covenants by and for himself or herself, his or
her heirs, executors, administrators, and assigns, and all persons claiming under or through him or
her, and this lease is made and accepted upon and subject to the following conditions:

“That there shall be no discrimination against or segregation of any person or group of
persons, on account of any basis listed in subdivision (a) or (d) of Section 12955 of the
Government Code, as those bases are defined in Sections 12926, 12926.1, subdivision (m)
and paragraph (1) of subdivision (p) of Section 12955, and Section 12955.2 of the
Government Code, in the leasing, subleasing, transferring, use, occupancy, tenure, or
enjoyment of the premises herein leased nor shall the lessee himself or herself, or any person
claiming under or through him or her, establish or permit any such practice or practices of
discrimination or segregation with reference to the selection, location, number, use, or
occupancy, of tenants, lessees, sublessees, subtenants, or vendees in the premises herein
leased.”

23, Hazardous Materials. Tenant, at its sole cost and expense, shall comply with all
laws relating to the storage, use, handling and disposal of Hazardous Materials (as defined in Section
23.1 below). In the event Tenant intends or does store, use, handle or dispose of any Hazardous
Materials (except for normal quantities of normal household cleaning products) (“Tenant's Use™),
Tenant shall so notify Agency in writing at least ten (10) days prior to their first appearance on the
Premises and Tenant's failure to do so shall constitute a breach of this Agreement and a Default
hereunder. Tenant shall comply with all of Agency's rules and regulations concerning Tenant's Use.
Such notification shall include identification (type and common name) and quantities of all
Hazardous Materials, or any combination thereof, which are intended for Tenant's Use. Agency may,
at any time or from time to time, at Agency's sole discretion, and at Tenant's sole cost and expense,
require Tenant to conduct monitoring or evaluation activities with respect to Hazardous Materials on
the Premises, performed by environmental specialists approved in advance by Agency. Such
monitoring and/or evaluation activity may include, without limitation, soil testing, air testing,
production waste stream analysis, and groundwater testing.

(a) Indemnification. Tenant shall be solely responsible for, shall pay for, defend
(with an attorney approved by Agency), indemnify and hold each Indemnitee (as defined in
Section 13) harmless against and from all claims, judgments, liabilities, losses, liens, costs and
expenses, including the removal, clean-up and/or restoration work and materials necessary to return
the Premises, and any other property of whatever nature, to their condition existing prior to the
appearance of Hazardous Materials on the Premises, which Hazardous Materials arise out of or are
present on the Premises as a result of Tenant's Use.

Tenant’s and Agency’s obligations regarding Tenant’s Use and the indemnification provided
under this Section 23 shall survive the termination of this Agreement. Tenant's obligations under this
Section 23 shall survive the sale by Agency of any property interest in the Premises, and, in such an
instance, Tenant's obligations shall vest in and run to both Indemnitee and to subsequent owners of
the Premises or any interest in the Premises. Agency may fully or partially assign its rights under
this Section 23.
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“Hazardous Materials” means any substance, material, or waste which is or becomes,
regulated by any local governmental authority, the State of California, 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
Section 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) methyl tertiary butyl ether,
(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 er 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, ef seq.

24. Severability. If any term, covenant, or condition of this Agreement or the
application thereof to any person or circumstance shall to any extent be invalid or unenforceable, the
remainder of this Agreement shall not be affected thereby, and each term, covenant, or condition of
this Agreement shall be valid and enforceable to the fullest extent permitted by law.

25. Conveyance of Premises. Agency shall have the right to sell, lease or otherwise
convey its interest in the Premises, subject to Tenant’s rights hereunder, and in the event the assignee
or transferee of the Agency agrees to be bound to perform all terms, covenants and conditions of
Agency, Agency shall be released and discharged from any and all further obligations and
responsibilities under this Agreement.

26. Entire Agreement and Amendments. This Agreement (including the Exhibit
hereto) contains the entire agreement and understanding of the parties and supersedes all prior
negotiations and agreements regarding the subject matter hereof. This Agreement may be amended
and modified only in writing by an instrument signed by Agency and Tenant.

27. Successors and Assigns. The terms of this Agreement shall be binding upon and
shall inure to the benefit of the parties hereto and their successors and assigns, except as provided in
Section 23 relating to Hazardous Materials.

28. Governing Law. This Agreement shall be interpreted and its provisions shall be
applied in accordance with the laws of the State of California.

29. No Recording. Tenant shall not record this Agreement or any short form
memorandum of this Agreement.

30. Destruction of Improvements to Premises. In the event that any damage to the
improvement on the Premises occurs during the Term, Agency may, at its option, in lieu of repairing
or replacing any damaged improvements, elect to terminate this Agreement as of the date of
Agency’s notice to Tenant. In such event, Agency shall be entitled to receive the insurance proceeds
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payable with respect to any damage to the improvements on the Premises; provided, however, that
Tenant shall be entitled to all insurance proceeds covering its moveable personal property located on
the Premises. If this Agreement is terminated pursuant to Section 2.1, then Rent and other amounts
due shall abate as of the date thirty (30) days after Agency’s termination notice to Tenant, and
Agency shall refund Tenant the Rent, prorated as of the date of Tenant’s vacation of the Premises.

31. Counterparts. This Agreement may be executed in counterparts, each of which,
when fully executed, shall be deemed to be an original, and all of which shall be deemed to be one
agreement.

IN WITNESS WHEREOF, Agency and Tenant have executed this Agreement as of the
dates first above written. :

TENANT

By:

Vakoma Ching-Sam

By:

Marie Ching-Sam
By:

Tovia Ching-Sam
AGENCY

GARDEN GROVE AGENCY FOR
COMMUNITY DEVELOPMENT,
a public body, corporate and politic

By:

Agency Director or Authorized Designee

ATTEST

Agency Secretary

APPROVED AS TO FORM

Agency Counsel
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ATTACHMENT NO. 1
TO EXHIBIT F

ADDENDUM RE DRUG-FREE HOUSING

In consideration of the execution or renewal of and as a substantive part of the
Rental Agreement and Waiver for Post-Acquisition Tenant (Housing Fund Property)
(“Rental Agreement”) entered into between Agency and Tenant, Tenant agrees to the following as a
part of the Rental Agreement.

1. Tenant, any members of Tenant’s household, or a guest or other person under the
Tenant’s or its housechold member’s control shall not engage in criminal activity,
including drug-related criminal activity, on or near the Premises or the property of
which the Premises is a part. “Drug-related criminal activity” includes, without
limitation, the illegal manufacture, sale, distribution, use or possession with intent to
manufacture, sell, distribute, or use, of a controlled substance (as defined in section
102 of the Controlled Substance Act (21 U.S.C. 802) and under applicable laws in the
California Penal Code and Health & Safety Code.

2. Tenant, any members of Tenant’s household, or a guest or other person under the
Tenant’s or its household member’s control shall not engage in any act intended to
facilitate criminal activity, including drug-related criminal activity, on or near the
Premises or the property of which the Premises is a part.

3. Tenant, any members of Tenant’s household, or a guest or other person under the
Tenant’s or its household member’s control will not permit the Premises to be used
for, or to facilitate, criminal activity, including drug-related criminal activity,
regardless of whether the individual engaging in such activity is a member of said
household or a guest.

4, Tenant, any members of Tenant’s household, or a guest or other person under the
Tenant’s or its household member’s control will not engage in the manufacture, sale,
or distribution of illegal drugs at any location, whether on or near the Premises, the
property of which the Premises is a part or otherwise.

5. Tenant, any members of Tenant’s household, or a guest or other person under the
Tenant’s or its household member’s control shall not engage in acts of violence or
threats of violence, including, but not limited to, the unlawful discharge of firearms,
on or near the Premises, or the property of which the Premises is a part.

6. In case of conflict between the provisions of this addendum and any other provisions
of the Rental Agreement, the provisions of this addendum shall govern.

7. This addendum is incorporated into the Rental Agreement executed or renewed
between Agency and Tenant.
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