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AGREEMENT FOR PURCHASE AND SALE 

This Agreement for Purchase and Sale (“Agreement”) of the real property commonly known as 
545 & 555 South A Street, Oxnard, CA 93030 and the intangible personal property located thereon 
(collectively the “Property”), dated June 6, 2023 for reference purposes, is made and entered into on the 
last date executed below (“Effective Date”) by and between County of Ventura (“Buyer”) and David A. 
Elson (“Seller”).  Buyer and Seller may individually be referred to as a “Party” or collectively as the 
“Parties.” 

R E C I T A L S 

A. Defined terms shall have the meaning set forth herein, whether or not such terms are used 
before or after the definitions are set forth. 

B. Buyer desires to purchase the Property and Seller desires to sell the Property, upon the 
terms and conditions set forth in this Agreement. 

NOW, THEREFORE, in consideration of the mutual terms, covenants and agreements set forth 
herein, and the sums to be paid by Buyer, and for other good and valuable consideration, the receipt and 
sufficiency of which are acknowledged, the Parties agree as follows: 

ARTICLE 1 
 

BASIC INFORMATION 

1.1 Certain Basic Terms.  The following defined terms shall have the meanings set forth 
below: 

1.1.1 Purchase Price:   The purchase price is $4,100,000.00 in cash (“Purchase 
Price”); the purchase of the Property is not contingent on 
Buyer obtaining a loan. 

 

1.1.2 Title Company: Fidelity National Title 
1000 Town Center Drive, Suite 125 
Oxnard, CA 93036 

  Attention: Lisa Figgins 
Facsimile: (805) 991-1651 
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1.1.3 Escrow Holder: Fidelity National Title 
1000 Town Center Drive, Suite 125 
Oxnard, CA 93036 
Attention: Lisa Figgins  
Facsimile: (805) 991-1651 

 
 

1.1.4 Closing Date: The completion of the sales transaction under this Agreement 
("Closing") shall occur on or before 30 days from the Effective Date (“Closing Date”) at the offices of 
Escrow Holder. 

1.1.5 Property:  The Property consists of, collectively, all of Seller's right, title and 
interest in and to: (i) the real property (“Real Property”); and (ii) the intangible personal property 
(“Intangible Personal Property”).   

1.1.6 Real Property:  The Real Property means, collectively: (i) the land described in 
Exhibit A attached hereto (the “Land”); (ii) all improvements located on the Land (collectively, the 
“Improvements”); and (iii) all rights, benefits, privileges, easements, and appurtenances on the Land or 
pertaining thereto.  

1.1.7 Intangible Personal Property.  The Intangible Personal Property means 
collectively those items related to the Real Property, including, without limitation, to the extent assignable 
and where applicable: (i) the lease dated October 23, 2020 with Carlos Pacheco, DBA Orange Group, a 
copy of which is attached hereto as Exhibit B-1; (ii) the lease dated March 22, 2021 with Armando 
Arriola and Lionel Arriola, DBA ELIM Oxnard, a copy of which is attached hereto as Exhibit B-2; (iii) 
the lease dated December 9, 2021 with Mixteco/Indigena Community Organizing Project, a copy of 
which is attached hereto as Exhibit B-3; (iv) the lease dated August 1, 2017 with City Impact, Inc, a 
California nonprofit religious corporation, a copy of which is attached hereto as Exhibit B-4; (v) the lease 
dated March 1, 2021 with City Impact, Inc, a California nonprofit religious corporation, a copy of which 
is attached hereto as Exhibit B-5; (vi) the lease dated December 7, 2021 with Maria Gomez, DBA Eternal, 
a copy of which is attached hereto as Exhibit B-6; (vii) the lease dated August 8, 2001 with Antonio 
Gomez and Maria Gomez, a copy of which is attached hereto as Exhibit B-7 (viii) all plans and 
specifications and other architectural and engineering reports or drawings for the Improvements; (ix) 
indemnities and warranties related to the Improvements; and (x) governmental permits, approvals and 
licenses; development rights, agreements and applications, signage applications, rights and permits.  
Intangible Personal Property shall not, however, include any maintenance, service, construction, supply, 
or equipment rental contracts pertaining to the Real Property, as Seller is not assigning to, and Buyer is 
not assuming, any such contracts at Closing.  As used herein, the “Excluded Documents and Information” 
shall mean any confidential, privileged or proprietary documents or information of Seller and/or Seller's 
managing agent, including, without limitation: any documents or information involving Seller's financing 
and/or refinancing of the Property; any purchase and escrow agreements and correspondence pertaining to 
Seller's acquisition of the Property; any documents pertaining to the potential acquisition of the Property 
by any past or prospective purchasers; any third-party purchase inquiries and correspondence; appraisals 
of the Property; documents related to Seller's valuation of, and marketing efforts with respect to, the 
Property (including marketing and business plans); Seller's entity documentation; internal budgets, 
financial projections and/or audits and any other  internally-generated information reasonably intended by 
Seller to remain confidential or proprietary (except the original books and records pertaining to the 
operation of the Property shall not be Excluded Documents and Information); any documents or 
information subject to attorney/client privilege; and attorney work product.  
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1.2 Closing Costs.  Closing costs shall be allocated and paid as follows: 
 

Cost Responsible Party 

PTR delivered pursuant to Section 5.1 Seller 

Premium for ALTA Standard Coverage form Title Policy 
required to be delivered pursuant to Section 5.3 

Seller 

Premium for additional, incremental charge for 
ALTA Extended Coverage and any endorsements desired by 
Buyer, any inspection fee charged by the Title Company, and 
any other Title Company charges 

Buyer  

Costs of any revisions, modifications or re-certifications of the 
Existing Survey 

Buyer  

Recording fees Buyer (except Seller shall pay for 
recording fees to release deeds of 
trust and mechanics' liens recorded 
against the Property that were created 
by, under or through Seller for the 
Title Company to issue the Title 
Policy pursuant to Section 5.3) 

Any city and county documentary transfer taxes Seller shall pay ½  
Buyer shall pay ½  

Any escrow fee charged by Escrow Holder for conducting the 
Closing 

Buyer shall pay ½ 
Seller shall pay ½ 

Real estate sales commission to Seller's Broker N/A 

All other Closing costs, expenses, charges and fees Per custom in the county in which the 
Property is located (except each Party 
shall pay its own attorneys' fees) 

1.3 Notice Addresses: 
 

Buyer: 
County of Ventura 
800 South Victoria Avenue 
Ventura, California 93009 
Attn:  George Andrade 
          Manager, Real Estate Services 
 
 

Copy to: 
County of Ventura 
800 South Victoria Avenue 
Ventura, California 93009 
Attn:  Karen V. Marble 
          Assistant County Counsel 
 
 

Seller: 
David A. Elson 
Attn: William Hills 
505 Higuera Street 
San Luis Obispo, California 93401 
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ARTICLE 2 
 

PURCHASE AND SALE 

Subject to the terms and conditions of this Agreement, Seller agrees to sell to Buyer, and Buyer 
agrees to purchase from Seller, the Property.  

ARTICLE 3 
 

PAYMENT OF PURCHASE PRICE 

At least two (2) business days prior to the Closing Date, Buyer shall wire the Purchase Price and 
Buyer's share of closing costs, prorations, and charges pursuant to this Agreement (collectively “Buyer's 
Funds”), in available U.S. funds to Escrow Holder’s trust account.  Escrow Holder shall deposit Buyer's 
Funds into an FDIC insured interest-bearing account and shall promptly provide Buyer and Seller with 
confirmation of the deposit.  Such account shall have no penalty for early withdrawal.  All interest 
accrued on Buyer's Funds shall be for the benefit of Buyer and shall be added to and become part of 
Buyer's Funds. 

ARTICLE 4 
 

DUE DILIGENCE 

4.1 Due Diligence Inspections.  Buyer acknowledges and agrees that Buyer has conducted, 
performed, analyzed, reviewed and approved all engineering, environmental, geologic, use, development 
and other inspections, tests, reviews and studies of the Property (and all aspects thereof, including, 
without limitation, the physical condition of the Property), and all documents, materials, reports, records 
and files delivered or made available to Buyer with respect to the Property, as Buyer shall have desired to 
conduct, perform, analyze and/or review. In connection with such inspections, tests, reviews and studies, 
Seller and Buyer agree as follows:  

4.1.1 Buyer shall have the right to continue to conduct a Phase I Environmental Site 
Assessment (ESA) of the Property so long as Buyer complies with the confidentiality provisions set forth 
in Section 4.3 below; provided, however, that in no event shall (i) such inspections or tests unreasonably 
disrupt or disturb the on-going operation of the Property or the rights of the tenants at the Property, or (ii) 
Buyer or its agents or representatives conduct any physical testing, drilling, boring, sampling or removal 
of, on or through the surface of the Property (or any part or portion thereof) including, without limitation, 
any ground borings or invasive testing of the Improvements (collectively, "Physical Testing"), without 
Seller's prior written consent, which consent may be given or withheld in Seller's reasonable discretion.  
In the event Buyer desires to conduct any such Physical Testing of the Property, then Buyer shall submit 
to Seller, for Seller's approval, a written detailed description of the scope and extent of the proposed 
Physical Testing, which approval may be given or withheld in Seller's reasonable discretion. Should 
Seller refuse consent, Buyer shall have the right to terminate this Agreement without any further 
obligation to Seller, and Seller shall be responsible for any customary costs associated with title and 
escrow. 

4.1.2 Buyer acknowledges that Buyer has previously been provided with copies of 
documents, materials, reports, records, existing leases and files pertaining to the Property, and Buyer has 
also been provided with reasonable access (and Buyer will continue to be provided reasonable access 
upon prior or reasonable notice to Seller) to Seller's documents, materials, reports, records and files 
pertaining to the physical condition of the Property except for the Excluded Documents and Information.  



5 
 

All of such documents, materials, reports, records and files previously or hereafter delivered to, made 
available to, copied and/or reviewed by Buyer shall sometimes be referred to collectively herein as the 
“Property Documents.”  Buyer acknowledges and agrees that:  (i) except as expressly set forth in this 
Agreement and in the Closing documents and instruments executed and delivered by Seller at the Closing 
(collectively, the “Transaction Documents”), Seller has not made nor is making any representation or 
warranty regarding the truth, accuracy or completeness of the Property Documents (or any statements or 
information contained therein) or the sources thereof; (ii) some if not all of the Property Documents were 
prepared by third parties other than Seller; and (iii) Seller has not undertaken any independent 
investigation as to the truth, accuracy or completeness of the Property Documents (or any of the 
statements or information contained therein), and has provided or is providing the Property Documents or 
has made or is making the same available for Buyer's review solely as an accommodation to Buyer.   

4.1.3 Buyer shall have the right to conduct additional physical inspections, tests and 
studies of the Property and access and review the Property Documents subject to the conditions and 
restrictions contained in this Agreement.  Buyer shall have the right, by delivery of written notice to 
Seller within two (2) business days following Buyer’s receipt of the adverse information described below 
(but not otherwise), to terminate this Agreement based upon the information revealed by or contained 
within, or Buyer's review of, any such additional inspections, tests, studies and/or Property Documents 
but only if such documents or tests reveal information of significant damage or other adverse condition of 
the Property that if known to Buyer prior to entering into this Agreement would have caused a reasonable 
Buyer not to make an offer to purchase the Property.   

4.2 Return of Documents and Reports.  If this Agreement terminates for any reason, then:  
(i) Buyer shall promptly return and/or deliver to Seller all Property Documents delivered by Seller to 
Buyer and destroy any copies thereof made, received or retained by Buyer; and (ii) at Seller's request and 
expense, Buyer shall deliver to Seller (without any representation or warranty and subject to the rights of 
the Parties that prepared the same) copies of all third-party reports, investigations and studies (other than 
economic analyses and documents prepared by Buyer's attorneys that are subject to the attorney-client 
privilege, any internal budgets, financial projections, documents containing attorney work product, 
confidential or privileged information, and/or any other internal documents) (collectively, the “Reports”) 
prepared for Buyer in connection with its review of the Property.  Buyer's obligation to deliver the 
Property Documents and the Reports to Seller shall survive the termination of this Agreement. 

4.3 Proprietary Information; Confidentiality.  Buyer acknowledges that the Property 
Documents which are not recorded or public documents (collectively, the “Non-Public Property 
Documents”) are proprietary and confidential and have been or will be delivered to Buyer or have been or 
will be made available for Buyer's review solely to assist Buyer in determining the feasibility of 
purchasing the Property.  Prior to the Closing, Buyer shall not use the Non-Public Property Documents or 
any information gained by Buyer's review thereof, or the contents and results of any tests, inspections, 
studies and reports with respect to the Property previously or hereafter made by or on behalf of Buyer (the 
Non-Public Property Documents, any such information gained by Buyer's review thereof, and the 
contents and results of any such tests, inspections, studies and reports are sometimes collectively referred 
to herein as the “Confidential Information”) for any purpose other than as set forth in the preceding 
sentence.  Prior to the Closing, Buyer shall not disclose the Confidential Information to any person other 
than (i) as required by applicable law, and/or (ii) to those agents, employees, consultants, attorneys and 
representatives of Buyer who are responsible for determining the feasibility of Buyer's acquisition of the 
Property and who have agreed to preserve the confidentiality of the Confidential Information as required 
hereby (collectively, “Permitted Outside Parties”). In permitting Buyer and the Permitted Outside Parties 
to review the Non-Public Property Documents or any other Confidential Information, Seller has not 
waived any privilege or claim of confidentiality with respect thereto, and no third-party benefits or 
relationships of any kind, either express or implied, have been offered, intended or created.   
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4.4 Buyer's Indemnity.  Buyer shall indemnify, defend and hold Seller harmless from and 
against all third-party liens, claims, liabilities, damages, losses, costs, expenses, actions and causes of 
action arising out of  (i) any entry onto the Property by, or any tests, investigations, inspections or studies 
of the Property performed by, Buyer or Buyer's agents, contractors, employees and/or representatives, 
and/or (ii) any material breach by Buyer of any of the foregoing terms or provisions of Section 4.3; 
provided, however, this indemnity shall not extend to protect Seller from any pre-existing liabilities for 
matters merely discovered by Buyer (e.g., latent environmental contamination) pursuant to a test 
undertaken in compliance with the terms hereof.  Buyer's obligations under this Section 4.4 shall survive 
the termination of this Agreement and shall survive the Closing. 

4.5 Natural Hazard Disclosure.  Seller is required to disclose if any of the Real Property 
lies within the following natural hazard areas or zones:  (i) a special flood hazard area designated by the 
Federal Emergency Management Agency; (ii) an area of potential flooding; (iii) a very high fire hazard 
severity zone; (iv) a wild land area that may contain substantial forest fire risks and hazards; (v) an 
earthquake fault or special studies zone; or (vi) a seismic hazard zone.  Buyer and Seller acknowledge 
Seller has employed the services of Disclosure Source (“Natural Hazard Expert”) to examine the maps 
and other information specifically made available to the public by government agencies for the purposes 
of enabling Seller to fulfill its disclosure obligations with respect to the natural hazards referred to above 
and to report the results of its examination to Buyer and Seller in writing.  Buyer acknowledges receipt 
and approval of the written report prepared by the Natural Hazard Expert regarding the results of its 
examination and confirms that same.  Buyer fully and completely discharges Seller from its disclosure 
obligations referred to herein, and, for the purposes of this Agreement, the provisions of Civil Code 
Section 1103.4 regarding the non-liability of Seller for errors and/or omissions not within its personal 
knowledge shall be deemed to apply, and the Natural Hazard Expert shall be deemed to be an expert 
dealing with matters within the scope of its expertise with respect to the examination and written report 
regarding the natural hazards referred to above.   

4.6 Section 25359.7 of Health and Safety Code.  Section 25359.7 of the California Health 
and Safety Code requires owners of non-residential real property who know, or have reasonable cause to 
believe, that any release of hazardous substance has come to be located on or beneath the real property to 
provide written notice of such to a buyer of the real property.  Seller represents that the sole inquiry and 
investigation Seller has conducted in connection with the environmental condition of the Property is to 
obtain and/or review those certain environmental assessments and studies of the Property delivered to 
Buyer pursuant to this Agreement (collectively, “Seller's Environmental Reports”) and Seller warrants 
that it has no actual knowledge of any release not set forth therein.  Buyer (a) acknowledges Buyer's 
receipt of the foregoing notice given pursuant to Section 25359.7 of the California Health and Safety 
Code; and (b) is fully aware of the matters described in the Seller's Environmental Reports. The 
representations, warranties and agreements set forth in this Section 4.6 shall survive the consummation of 
the transactions contemplated hereby. 

4.7 Energy Performance Disclosure Information.  Section 25402.10 of the California 
Public Resources Code permits building owners to disclose the energy performance of certain non-
residential buildings to a prospective buyer prior to the execution of a sales contract.  Seller may disclose 
to Buyer, in Seller’s discretion, the Energy Use Data, the ENERGY STAR® Score and Data Verification 
Checklist (as such terms are defined in Section 1681 of Title 20, Division 2, Chapter 4, Article 9 of the 
California Code of Regulations) for the Improvements (collectively, the “Energy Performance Disclosure 
Information”).  Buyer acknowledges and agrees that any disclosure of the Energy Performance Disclosure 
Information is for the current occupancy and use of the Improvements and that the energy profile of the 
Improvements will vary depending on future occupancy/use of the Improvements.  Buyer agrees that 
Seller shall have no liability to Buyer for any errors or omissions in the Energy Performance Disclosure 
Information. 
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ARTICLE 5 
 

TITLE AND SURVEY 

5.1 Preliminary Title Report.  Prior to the Effective Date, Seller or the Title Company 
delivered to Buyer (or made available to Buyer electronically via website drop box or other account):  
(i) the title report for the Real Property listed on Exhibit C (the “PTR”) issued by the Title Company; and 
(ii) copies of all documents of record referred to in the PTR as exceptions to title ("Title Documents"). 

5.2 Survey.  Prior to the Effective Date, Seller delivered to Buyer (or made available to 
Buyer electronically via website drop box or other account) the ALTA Survey of the Real Property listed 
on Exhibit A (“Existing Survey”).  Buyer may elect, at its expense, to modify or re-certify the Existing 
Survey (the Existing Survey, as may be so modified or re-certified, the “Survey”) as necessary in order 
for the Title Company to delete the survey exception from the Title Policy and/or issue ALTA Extended 
Coverage title insurance, or to otherwise satisfy Buyer's objectives; however, the issuance and/or receipt 
of such modified or re-certified Survey shall not be a condition precedent to, or delay, the Closing. 

5.3 Delivery of Title Policy at Closing.  Buyer's obligation to purchase the Property shall 
be subject to and conditioned upon the Title Company's willingness to issue, upon the sole condition of 
the payment of its regularly scheduled premium, an ALTA Standard Coverage owner's policy of title 
insurance (the “Title Policy”), insuring Buyer in the amount of the Purchase Price that fee simple title to 
the Real Property is vested in Buyer as of the Closing, subject only to the standard preprinted conditions 
and exceptions and the Permitted Exceptions (as defined below).  Buyer shall have the right to request 
that the Title Company issue ALTA Extended Coverage title insurance as part of the Title Policy together 
with such endorsements as Buyer may request as long as the issuance of such ALTA Extended Coverage 
with endorsements is not a condition precedent to the Closing (provided, however, the issuance of such 
ALTA Extended Coverage and/or endorsements shall be a condition precedent to Buyer's obligation to 
purchase the Property if and only if Buyer obtained and delivered to Seller, at least two (2) business days 
prior to the Closing Date, a pro forma policy and irrevocable commitment to issue such policy from the 
Title Company exhibiting the agreed-upon endorsements and survey matters in accordance with this 
Agreement, without any obligation on Seller's part to execute any affidavits, certificates or other 
documents or incur any expense or liability as a condition to issuance of such endorsements, other than a 
standard Owner's affidavit regarding leases reasonably approved by Seller).  Buyer shall pay for all costs 
of such ALTA Extended Coverage in excess of ALTA Standard Coverage, and the costs of all such 
endorsements requested by Buyer.  In the event of any failure of such condition in this Section 5.3, Buyer 
shall have the right to terminate this Agreement, in which case the entire amount of the Buyer's Funds 
then held by Escrow Holder shall be immediately returned to Buyer and the Parties hereto shall have no 
further rights or obligations, other than those that by their terms survive the termination of this 
Agreement.  

5.4 Permitted Exceptions.  The term “Permitted Exceptions” shall mean, collectively: 
(i) the specific exceptions listed in the PTR; (ii) matters created by, through or under Buyer; (iii) items 
shown on the Survey; and (iv) real estate taxes not yet due and payable if any. 

ARTICLE 6 
 

OPERATIONS AND RISK OF LOSS 

6.1 Ongoing Operations.  From the Effective Date through Closing: 
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6.1.1 No Contracts.  Seller will not enter into any contract that will be an obligation 
affecting the Property or Buyer subsequent to the Closing. 

6.1.2 Maintenance and Operation of Improvements; Removal of Personal Property.  
Subject to Sections 6.2 and 6.3, Seller shall maintain and operate all Improvements substantially in their 
present condition (ordinary wear and tear and casualty excepted) and in a manner consistent with Seller's 
maintenance and operation of the Improvements during Seller's period of ownership. 

6.1.3 Transfers, Conveyances and Encumbrances.  Seller shall not transfer, convey or 
encumber all or any portion of the Property or subject the Property to any additional liens or 
encumbrances.  

6.2 Damage.  If prior to Closing the Real Property is damaged by fire or other casualty, 
Seller shall cause an independent third party to estimate the cost to repair and the time required to 
complete repairs and will provide Buyer written notice of such independent third party's estimation 
(together with supporting documentation therefor in sufficient detail) (the “Casualty Notice”) as soon as 
reasonably possible after the occurrence of the casualty. 

6.2.1 Material.  In the event of any Material Damage to or destruction of the  Property 
or any portion thereof prior to Closing, Buyer may, at its option, terminate this Agreement by delivering 
written termination notice to Seller within ten (10) days after the date Seller delivers the Casualty Notice 
to Buyer (and, if necessary, the Closing Date shall be automatically extended to give Buyer the full 10-
day period to make such election).  Upon any such termination, the entire amount of the Buyer's Funds 
then held by Escrow Holder shall be returned to Buyer and the Parties hereto shall have no further rights 
or obligations hereunder, other than those that by their terms survive the termination of this Agreement.  
If Buyer does not terminate this Agreement within said ten (10) day period, then (i) the Parties shall 
proceed under this Agreement and close on schedule (subject to extension of the Closing Date as provided 
hereinabove), (ii) as of Closing, Seller shall assign to Buyer all of Seller's rights in and to any resulting 
property damage insurance proceeds due Seller as a result of such damage or destruction and Buyer shall 
assume full responsibility for all needed repairs, and (iii) Buyer shall receive a credit at Closing for any 
deductible amount under such property damage insurance policy.  For the purposes of this Agreement, 
“Material Damage” and “Materially Damaged” means damage which, in Seller's reasonable estimation, 
exceeds $50,000.00 to repair (as evidenced by independent third-party reports). 

6.2.2 Not Material.  If the Property is not Materially Damaged, then neither Buyer nor 
Seller shall have the right to terminate this Agreement, and Seller shall, at its option, either:  (i) repair the 
damage before the Closing in a manner reasonably satisfactory to Buyer; or (ii) assign to Buyer, without 
representation or warranty by or recourse against Seller, all of Seller's rights in and to any resulting 
property damage insurance proceeds due to Seller as a result of such damage or destruction and Buyer 
shall assume full responsibility for all needed repairs, and Buyer shall receive a credit at Closing for any 
deductible amount under such property damage insurance policy. 

6.3 Condemnation.  If proceedings in eminent domain are instituted with respect to the 
Real Property or any portion thereof by any governmental agency other than Buyer, then Buyer may, at 
its option, by written notice to Seller given within ten (10) days after Seller notifies Buyer of such 
proceedings (and if necessary the Closing Date shall be automatically extended to give Buyer the full ten 
(10) day period to make such election), either: (i) terminate this Agreement, in which case the entire 
amount of the Buyer's Funds then held by Escrow Holder shall be immediately returned to Buyer and the 
Parties hereto shall have no further rights or obligations, other than those that by their terms survive the 
termination of this Agreement; or (ii) proceed under this Agreement, in which case Seller shall, at the 
Closing, assign to Buyer its entire right, title and interest in and to any condemnation award, and Buyer 
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shall have the sole right after the Closing to negotiate and otherwise deal with the condemning authority 
in respect thereto.  If Buyer does not give Seller written notice of its election within the time required 
above, then Buyer shall be deemed to have elected the option in clause (ii) hereinabove. 

ARTICLE 7 
 

CLOSING 

7.1 Closing.  The completion of this sales transaction (“Closing”) shall occur on the 
Closing Date at the offices of Escrow Holder pursuant to Section 1.1.4. 

7.2 Conditions to Parties' Obligation to Close.  In addition to all other conditions set forth 
herein, the respective obligations of the Parties to complete the purchase and sale of the Property are 
conditioned upon the following: 

7.2.1 Representations and Warranties.  Each Party deems its representations and 
warranties contained in this Agreement are true and correct in all material respects provided, however, if 
as of the Effective Date Buyer is actually aware (by disclosures delivered in writing by Seller to Buyer 
prior to the Effective Date) or as a result of any information contained in the Property Documents, the 
Title Documents or any other document delivered or made available to Buyer that any of Seller's 
representations and warranties are not true and correct in all material respects, then such inaccuracy shall 
not be a breach of such representations and warranties or the failure of the condition in this Section 7.2.1;  

7.2.2 Deliveries.  By the Closing Date, each Party shall tender all deliveries as set forth 
in Sections 7.3 and 7.4 below. 

7.2.3 Actions, Suits, etc.  Each Party represents and warrants that there are no pending 
actions, suits, arbitrations, claims, attachments, proceedings, assignments for the benefit of creditors, 
insolvency, bankruptcy, reorganization or other proceedings, filed against that Party that would prevent 
such Party from performing its obligations under this Agreement. 

So long as a Party is not in material breach hereunder (including, without limitation, 
Seller not being in breach under Section 7.3 and the first sentence of Section 7.5 and Buyer not being in 
breach under Sections 7.4 and 7.6 and the first sentence of Section 7.5), if any condition to such Party's 
obligation to proceed with the Closing hereunder has not been satisfied or waived by such Party as of the 
Closing Date (or such earlier date as is provided herein), then such non-breaching Party may, in its sole 
discretion, elect either to:  (i) terminate this Agreement by delivering written notice to the other Party on 
or before the Closing Date; or (ii) close notwithstanding the non-satisfaction of such condition (in which 
case such Party shall be deemed to have waived such non-satisfied condition, and there shall be no 
liability on the part of the other Party hereto for any inaccuracies of representations and warranties of 
which the Party electing to close had knowledge at the Closing).  If Buyer elects to terminate this 
Agreement pursuant to the foregoing, it shall be entitled to receive the entire amount of the Buyer's Funds 
then held by Escrow Holder; provided, however, nothing contained herein shall be deemed or construed 
to relieve Buyer or Seller of any liability hereunder or waive any of Buyer's or Seller's remedies if a 
Closing condition is not satisfied due to a material breach by Seller or Buyer under this Agreement.  

7.3 Seller's Deliveries in Escrow.  By the Closing Date, Seller shall deliver to Escrow 
Holder the following documents executed by Seller:  

7.3.1 A notarized grant deed in the form of Exhibit D attached hereto (the “Deed”); 
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7.3.2 Bill of Sale, Assignment and Assumption.  A Bill of Sale, Assignment and 
Assumption, if any, in the form of Exhibit E attached hereto (the “Assignment”); 

7.3.3 Conveyance or Transfer Tax Forms or Returns.  Such conveyance or transfer tax 
forms (including a preliminary change in ownership) and tax returns, if any, as are required to be 
delivered or signed by Seller by applicable state and local law in connection with the conveyance of the 
Property and the recording of the Deed; 

7.3.4 Seller's Non-Foreign Status Affidavit.  An affidavit as required by the Foreign 
Investors Real Property Tax Act (as amended) and California Revenue and Taxation Code Section 18805. 

7.3.5 Additional Documents.  Any additional documents that Buyer, Escrow Holder or 
the Title Company may reasonably require for the completion of the transaction (but no such additional 
document shall expand any existing or result in any new obligation, covenant, representation or warranty 
of Seller to Buyer under this Agreement beyond those expressly set forth in this Agreement). 

7.4 Buyer's Deliveries in Escrow.  By the Closing Date, Buyer shall deliver to Escrow 
Holder the following: 

7.4.1 Bill of Sale, Assignment and Assumption.  The Assignment executed by Buyer;  

7.4.2 Transfer Tax Forms or Returns.  Such conveyance or transfer tax forms 
(including a preliminary change in ownership) and tax returns, if any, as are required to be delivered or 
signed by Buyer prior to the Closing Date by applicable state and local law in connection with the 
conveyance of the Property and the recording of the Deed; and 

7.4.3 Additional Documents.  Any additional documents that Seller, Escrow Holder or 
the Title Company may require for the completion of the transaction contemplated by this Agreement (but 
no such additional document shall expand any existing or result in any new obligation, covenant, 
representation or warranty of Buyer under this Agreement beyond those expressly set forth in this 
Agreement). 

7.5 Closing Statements.  Three days prior to the Closing Date, Seller and Buyer shall each 
deposit with Escrow Holder signed estimated closing statements consistent with this Agreement. 

7.6 Purchase Price.  At least two (2) business days prior to the Closing Date, Buyer shall 
deliver to Escrow Holder Buyer's Funds pursuant to Article 3. 

7.7 Possession.  On the Closing Date, Seller shall deliver to Buyer possession of the 
Property (which includes the Intangible Personal Property and the Real Property), except to the extent the 
Property is subject to the lease dated October 23, 2020 with Carlos Pacheco, DBA Orange Group, the 
lease dated March 22, 2021 with Armando Arriola and Lionel Arriola, DBA ELIM Oxnard, the lease 
dated December 9, 2021 with Mixteco / Indigena Community Organizing Project, the lease dated August 
1, 2017 with City Impact, Inc, a California nonprofit religious corporation, the lease dated March 1, 2021 
with City Impact, Inc, a California nonprofit religious corporation, the lease dated December 7, 2021 with 
Maria Gomez, DBA Eternal, and the lease dated August 8, 2001 with Antonio Gomez and Maria Gomez. 

7.8 Delivery of Books and Records.  Within five (5) business days after the Closing Date, 
Seller shall deliver, at Seller's expense, to the notice address for Buyer listed herein the following 
Intangible Personal Property including all documents and materials pertaining to the Property to the 
extent in Seller's or Seller's property manager's possession or control such as maintenance records and 
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warranties; plans and specifications; licenses, permits and certificates of occupancy; copies or originals of 
all books and records of account; receipts for deposits, unpaid bills and other papers or documents which 
pertain to the Property; all advertising materials; booklets; keys; and other items, if any, used in the 
operation, maintenance or management of the Property. 

7.9 Prorations.  At Closing, the following items shall be prorated as of the Closing Date 
with all items of income and expense for the Property being borne by Seller from and after (and 
including) the Closing Date: Tenant Receivables (defined below) and other income and rents that have 
been collected by Seller as of Closing; fees and assessments; prepaid expenses and obligations under 
contract related to the operation, ownership or management of the Real Property, including 
maintenance, service, supply and equipment rental contracts, if any, but not including Leases; accrued 
operating expenses; real and personal ad valorem taxes (“Taxes”); and any assessments by private 
covenant for the then-current calendar year of Closing.  Specifically, the following shall apply to such 
prorations and to post-Closing collections of Tenant Receivables: 

7.9.1 Taxes.  If Taxes for the year of Closing are not known or cannot be reasonably 
estimated, Taxes shall be prorated based on Taxes for the year prior to Closing.  Any additional Taxes 
relating to the year of Closing arising out of a change in the use of the Real Property or a change in 
ownership shall be assumed by Buyer effective as of Closing and paid by Buyer when due and payable, 
and Buyer shall indemnify Seller from and against any and all such Taxes, which indemnification 
obligation shall survive the Closing. 

7.9.2 Utilities.   Buyer shall take all steps necessary to effectuate the transfer of all 
utilities to its name as of the Closing Date, and where necessary, post deposits with the utility companies.  
Seller shall be entitled to recover any and all deposits held by any utility company as of the Closing Date. 

7.9.3 Tenant Receivables.  Rents due from tenants under the leases and operating 
expenses and/or taxes payable by tenants under the leases (collectively, “Tenant Receivables”) and not 
collected by Seller as of Closing shall not be prorated between Seller and Buyer at Closing but shall be 
apportioned on the basis of the period for which the same is payable and if, as and when collected, as 
follows: 

7.9.3.1 Tenant Receivables and other income received by Buyer from tenants 
under the leases after Closing shall be applied in the following order of priority: (1) first, to payment of 
the current Tenant Receivables then due for the month in which the Closing Date occurs, which amount 
shall be apportioned between  Buyer and Seller as of the Closing Date as set forth in Section 7.9 hereof 
(with Seller’s portion thereof to be delivered to Seller); (2) second, to payment of Tenant Receivables first 
coming due after Closing but applicable to the period of time before Closing, (collectively, “Unbilled 
Tenant Receivables”), which amount shall be delivered to Seller; (3) third, to Tenant Receivables first 
coming due after Closing and applicable to the period of time after Closing, which amount shall be 
retained by  Buyer; and (4) thereafter, to delinquent Tenant Receivables which were due and payable as of 
Closing but not collected by Seller as of Closing (collectively, “Uncollected Delinquent Tenant 
Receivables”), which amount shall be delivered to Seller.  Notwithstanding the foregoing, Seller shall 
have the right to pursue the collection of Uncollected Delinquent Tenant Receivables for a period of two 
years after Closing without prejudice to Seller’s rights or  Buyer’s obligations hereunder, provided, 
however, Seller shall have no right to cause any such tenant to be evicted or to exercise any other 
“landlord” remedy (as set forth in such tenant’s lease) against such tenant other than to sue for collection.  
Any sums received by  Buyer to which Seller is entitled as described in this Section 7.9.3.1 shall be held 
for Seller on account of such past due rents payable to Seller, and  Buyer shall remit to Seller any such 
sums received by  Buyer to which Seller is entitled within ten business days after receipt thereof less 
reasonable, actual costs and expenses of collection, including reasonable attorneys’ fees, court costs and 
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disbursements, if any.  Seller expressly agrees that if Seller receives any amounts after the Closing Date 
which are attributable, in whole or in part, to any period after the Closing Date, Seller shall remit to Buyer 
that portion of the monies so received by Seller to which Buyer is entitled within ten business days after 
receipt thereof.  With respect to Unbilled Tenant Receivables, Buyer covenants and agrees to (A) bill the 
same when billable, and (B) cooperate with Seller to determine the correct amount of operating expenses 
and/or taxes due.  The provisions of this Section 7.9.3.1 shall survive the Closing. 

7.9.3.2 Without limiting the generality of the requirements of Section 7.9.3.1 (3) 
above, if the final reconciliation or determination of operating expenses and/or taxes due under any leases 
on the Real Property shows that a net amount is owed by Seller to Buyer, said amount shall be paid by 
Seller to Buyer within ten business days of such final determination under the leases.  If the final 
determination of operating expenses and/or taxes due under the leases shows that a net amount is owed by 
Buyer to Seller, Buyer shall, within ten business days of such final determination, remit said amount to 
Seller.   Buyer agrees to receive and hold any monies received on account of such past due expenses 
and/or taxes for Seller and to pay same promptly to Seller as aforesaid.  The provisions of this Section 
7.9.3.2 shall survive the Closing. 

7.10 Final Adjustment After Closing.  If final bills are not available or cannot be issued prior 
to Closing for any item being prorated under Section 7.9, then Buyer and Seller agree to allocate such 
items on a fair and equitable basis as soon as such bills are available, final adjustment to be made as 
soon as reasonably possible after the Closing.  Payments in connection with the final adjustment shall 
be due within 30 days of written notice.  All such rights and obligations shall survive the Closing. 

7.11 Tenant Deposits.  All tenant security deposits collected and not applied by Seller (and 
interest thereon if required by law or contract) shall be transferred or credited to Buyer at Closing.  As 
of the Closing, Buyer shall assume Seller’s obligations related to tenant deposits, but only to the extent 
they are credited or transferred to Buyer. 

ARTICLE 8 
 

COMMISSIONS 

8.1 Closing Costs.  Closing costs shall be allocated between Seller and Buyer in 
accordance with Section 1.2. 

8.2 Commissions.  Seller and Buyer each (i) represents and warrants to the other Party that 
the representing Party has not authorized any broker or finder to act on its behalf, or dealt with any broker 
or finder purporting to act on its behalf, in connection with this Agreement or the transaction 
contemplated hereby, and (ii) agrees to and does hereby indemnify and hold the other Party harmless 
from and against third-party claims for the payment of any commission to any person or entity claiming 
by, through or under the indemnifying Party in connection with this Agreement or the transaction 
contemplated hereby.  The foregoing indemnities shall extend to any and all claims, liabilities, costs and 
expenses arising as a result of such indemnified third-party claims and shall survive the Closing.  

ARTICLE 9 
 

REPRESENTATIONS AND WARRANTIES 

9.1 Seller's Representations and Warranties.  Seller represents and warrants to Buyer that: 
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9.1.1 Authority.  Seller has the full right and authority and has obtained any and all 
consents required to enter into this Agreement and to consummate or cause to be consummated the 
transactions contemplated hereby.  This Agreement has been, and all of the Transaction Documents (the 
Agreement, Escrow Instructions, Grant Deed, Bill of Sale and any other documents provided by escrow 
necessary to consummate this transaction) to be delivered by Seller at the Closing will be, authorized and 
properly executed and constitute, or will constitute, as appropriate, the valid and binding obligation of 
Seller, enforceable in accordance with their terms. 

9.1.2 Conflicts and Pending Actions.  There is no agreement to which Seller is a party 
or, to Seller's knowledge, binding on Seller which is in conflict with this Agreement.  To Seller's 
knowledge, as of the Effective Date, there is no action or proceeding pending or threatened against Seller 
which challenges or impairs Seller's ability to execute or perform its obligations under this Agreement. 

9.1.3 Employees.  As of the Closing, there will be no employees of Seller who will 
become employees of Buyer solely as a result of the sale of the Property to Buyer. 

9.1.4 Notices from Governmental Authorities.  To Seller's knowledge, except as 
otherwise disclosed by or contained in the Property Documents, as of the Effective Date, Seller has not 
received from any governmental authority written notice of any material violation of any laws applicable 
(or alleged to be applicable) to the Property that has not been corrected.  

9.1.5 Litigation.  To Seller's knowledge, except as otherwise disclosed by or contained 
in the Property Documents, as of the Effective Date: (i) Seller is not a party to any litigation or other court 
proceeding which adversely affects the Property; and (ii) Seller has not received any written notice 
threatening any such litigation or other court proceeding which adversely affects the Property.   

9.1.6 Eminent Domain.  To Seller's knowledge, except as otherwise disclosed by or 
described in the Property Documents, as of the Effective Date, Seller has received no written notice of 
any condemnation or eminent domain proceeding pending or threatened, with regard to the Property. 

9.2 Buyer's Representations and Warranties.  Buyer represents and warrants to Seller that: 

9.2.1 Authority.  Buyer has the full right and authority and has obtained any and all 
consents required to enter into this Agreement and to consummate or cause to be consummated the 
transactions contemplated hereby.  This Agreement has been, and all of the Transaction Documents to be 
delivered by Buyer at the Closing will be, authorized and properly executed and constitute, or will 
constitute, as appropriate, the valid and binding obligation of Buyer, enforceable in accordance with their 
terms. 

9.2.2 Conflicts and Pending Actions.  There is no agreement to which Buyer is a party 
or, to Buyer's knowledge, binding on Buyer which is in conflict with this Agreement.  To Buyer's 
knowledge, as of the Effective Date there is no action or proceeding pending or threatened against Buyer 
which challenges or impairs Buyer's ability to execute or perform its obligations under this Agreement. 

9.2.3 ERISA.  Either (i) no portion of the assets used to acquire the Property 
constitutes assets of any employee benefit plan subject to Title I of the U.S. Employee Retirement Income 
Security Act of 1974, as amended (“ERISA”), any plan, account or other arrangement that is subject to 
Section 4975 of the U.S. Internal Revenue Code of 1986, as amended (the “Code”), or provisions under 
any other federal, state, local, non-U.S. or other laws or regulations that are similar to such provisions of 
ERISA or the Code (“Similar Laws”), or an entity whose underlying assets are considered to include 
“plan assets” of any such plan, account or arrangement or (ii) the acquisition of the Property will not 
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constitute a non-exempt prohibited transaction under Section 406 of ERISA or Section 4975 of the Code 
or a similar violation under any applicable Similar Law. 

9.3 Survival of Representations and Warranties.  The representations and warranties set 
forth in this Article 9 shall not be deemed to be merged into or waived by the Transaction Documents but 
shall survive the Closing for a period of nine (9) months (the “Survival Period”), except that the Survival 
Period for Buyer's representations and warranties set forth in Section 9.2.3 shall be unlimited.  Terms 
such as “to Seller's knowledge” or like phrases:  (i) mean the actual present and conscious awareness or 
knowledge of Seller’s officers and agents (each, a "Knowledge Party"), without any duty of inquiry or 
investigation (provided that so qualifying Seller's knowledge shall not give rise to any personal liability 
on the part of any Knowledge Party or any other officer or employee of Seller, on account of any breach 
of any representation or warranty made by Seller herein; and (ii) do not include constructive knowledge, 
imputed knowledge, or knowledge Seller or such persons do not have but could have obtained through 
further investigation or inquiry.  No broker, agent, or party other than Seller is authorized to make any 
representation or warranty for or on behalf of Seller.   

ARTICLE 10 
 

BREACH AND REMEDIES 

10.1 Seller's Remedies.  If the Closing and the completion of the transaction herein 
contemplated do not occur by reason of any material breach by Buyer under this Agreement (including 
any breach by Buyer under Section 7.4, Section 7.6 and/or the first sentence of Section 7.5), or if prior to 
the Closing any one or more of Buyer's representations or warranties in Section 9.2 are breached in any 
material respect and Seller has knowledge of such breach prior to the Closing, then Seller shall be 
entitled, as its sole remedies (except as provided in Sections 4.3 and 10.3), to either:  (i) with respect to a 
breach of Buyer's representations or warranties, waive such breach and proceed to the Closing; 
(ii) terminate this Agreement and recover from Buyer any and all damages resulting from such breach 
and/or breach that are recoverable at law and/or in equity, including, without limitation, reimbursement of 
up to, but not exceeding, $15,000.00, for the actual out-of-pocket expenses incurred by Seller and paid to 
Seller's attorneys in connection with the negotiation of this Agreement, but specifically excluding special 
or punitive damages or any other attorneys' fees; or (iii) enforce specific performance; provided, however, 
as a condition precedent to Seller's right to enforce specific performance against Buyer, a suit for specific 
performance must be filed by Seller in a proper court in the county in which the Property is located by the 
30th day following the scheduled Closing Date.  Notwithstanding anything in this Section 10.1 to the 
contrary, in the event of Buyer's breach or a termination of this Agreement, Seller shall have all remedies 
available at law or in equity if Buyer or any party affiliated with Buyer is asserting any claims or right to 
the Property (including, without limitation, the recording of a lis pendens or other lien against the 
Property or the seeking of an injunction or similar relief) that would otherwise delay or prevent Seller 
from having clear, indefeasible and marketable title to the Property.   If the Closing is consummated, 
Seller shall have all remedies available at law and/or in equity if Buyer fails to perform any of Buyer's 
post-Closing obligations under this Agreement. 

10.2 Buyer's Remedies.  If the Closing and the completion of the transaction herein 
contemplated do not occur by reason of any material breach by Seller under this Agreement (including 
any breach by Seller under Section 7.3 and/or the first sentence of Section 7.5), or if prior to Closing any 
one or more of Seller's representations or warranties are breached in any material respect and Buyer did 
not have actual knowledge of such breach of such representations and warranties as of the Effective Date, 
then, Buyer shall elect, as its sole remedy, either to:   

(i) waive said failure or breach and proceed to the Closing;  
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(ii) terminate this Agreement by giving Seller written notice of such election prior to 
the Closing Date and recover from (A) Escrow Holder, the entire amount of the Buyer's Funds then held 
by Escrow Holder, and (B) Seller, Buyer's Third-Party Expenses (as defined below), not to exceed 
$25,000.00; or  

(iii) enforce specific performance; provided, however, as conditions precedent to 
Buyer's right to enforce specific performance against Seller (including the filing of a lis pendens or other 
claim or lien against the Property), all of the following must first have occurred:  (A) a suit for specific 
performance must be filed by Buyer in a proper court in the county in which the Property is located by the 
30th day following the scheduled Closing Date; (B) Buyer must have provided Seller with evidence that 
Buyer is ready and able to perform its contractual obligations under this Agreement (including, without 
limitation, payment of the Purchase Price) if a specific performance decree is issued; and (C) Buyer must 
have performed or tendered performance of all of its material obligations under this Agreement.  Buyer 
hereby waives any and all rights Buyer may have to obtain specific performance and to file a lis pendens 
or any other claim or lien against the Property unless and until the express conditions precedent set forth 
above in this clause (iii) have been satisfied. 

For purposes hereof, “Buyer's Third-Party Expenses” shall mean the actual out-of-pocket 
expenses incurred by Buyer and paid to (1) Buyer's attorneys in connection with the negotiation of this 
Agreement, and/or (2) unrelated and unaffiliated third-party consultants in connection with the 
performance of examinations, inspections and/or investigations pursuant to Article 4.   

10.3 Other Expenses.  If this Agreement is terminated due to the breach of a Party, then the 
breaching Party shall pay any fees due to Escrow Holder for holding the Buyer's Funds plus any escrow 
cancellation fees and any fees due to the Title Company for preparation and/or cancellation of the PTR.   

ARTICLE 11 
 

DISCLAIMERS; RELEASE AND INDEMNITY 

11.1 Disclaimers by Seller.  Except as expressly set forth in this Agreement and in the 
Transaction Documents, it is understood and agreed that Seller has not at any time made and is not now 
making, and specifically disclaims, any warranties or representations of any kind or character, express or 
implied, with respect to the Property, including, but not limited to, warranties or representations as to 
(i) matters of title, (ii) environmental matters relating to the Property or any portion thereof, including, 
without limitation, the presence of Hazardous Materials in, on, under or in the vicinity of the Property, 
(iii) geological conditions, including, without limitation, subsidence, subsurface conditions, water table, 
underground water reservoirs, limitations regarding the withdrawal of water, and geologic faults and the 
resulting damage of past and/or future faulting, (iv) whether, and to the extent to which the Property or 
any portion thereof is affected by any stream (surface or underground), body of water, wetlands, flood 
prone area, flood plain, floodway or special flood hazard or fire hazard, (v) drainage, (vi) soil conditions, 
including the existence of instability, past soil repairs, soil additions or conditions of soil fill, or 
susceptibility to landslides, or the sufficiency of any undershoring, (vii) the presence of endangered 
species or any environmentally sensitive or protected areas, (viii) zoning or building entitlements to 
which the Property or any portion thereof may be subject, (ix) the availability of any utilities to the 
Property or any portion thereof including, without limitation, water, sewage, gas and electric, (x) usages 
of adjoining property, (xi) access to the Property or any portion thereof, (xii) the value, compliance with 
the plans and specifications, size, location, age, use, design, quality, description, suitability, structural 
integrity, operation, title to, or physical or financial condition of the Property or any portion thereof, or 
any income, expenses, charges, liens, encumbrances, rights or claims on or affecting or pertaining to the 
Property or any part thereof, (xiii) the condition or use of the Property or compliance of the Property with 
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any or all past, present or future federal, state or local ordinances, rules, regulations or laws, building, fire 
or zoning ordinances, codes or other similar laws, (xiv) the existence or non-existence of underground 
storage tanks, surface impoundments, or landfills, (xv) the merchantability of the Property or fitness of 
the Property for any particular purpose, (xvi) the truth, accuracy or completeness of the Property 
Documents, (xvii) tax consequences, or (xviii) any other matter or thing with respect to the Property. 

 11.2  Sale “As Is, Where Is.”  Buyer acknowledges and agrees that upon Closing, Seller shall sell 
and convey to Buyer and Buyer shall accept the Property “AS IS, WHERE IS, WITH ALL FAULTS,” 
except to the extent expressly provided otherwise in this Agreement and in the Transaction Documents.  
Except as expressly set forth in this Agreement and in the Transaction Documents, Buyer has not relied 
and will not rely on, and Seller has not made and is not liable for or bound by, any express or implied 
warranties, guarantees, statements, representations or information pertaining to the Property or relating 
thereto (including specifically, without limitation, Property information packages distributed with respect 
to the Property) made or furnished by Seller or any broker, agent or third party representing or purporting 
to represent Seller, to whomever made or given, directly or indirectly, orally or in writing.  Buyer 
represents that it is a knowledgeable, experienced and sophisticated purchaser of real estate and that, 
except as expressly set forth in this Agreement and in the Transaction Documents, it is relying solely on 
its own expertise and that of Buyer's consultants in purchasing the Property and has previously made or 
shall make an independent verification of the accuracy of any documents and information provided by 
Seller.  Buyer has conducted, or by the Closing will conduct, such inspections and investigations of the 
Property as Buyer deemed or shall deem necessary, including, but not limited to, the physical and 
environmental conditions thereof, and has relied or shall rely upon same.  Buyer acknowledges that Seller 
has previously afforded Buyer a full opportunity to conduct such inspections and investigations of the 
Property as Buyer deemed necessary to satisfy itself as to the condition of the Property and the existence 
or non-existence or curative action to be taken with respect to any Hazardous Materials on or discharged 
from the Property, and has relied and will rely solely upon same and not upon any information provided 
by or on behalf of Seller or its agents or employees with respect thereto, other than such representations, 
warranties and covenants of Seller as are expressly set forth in this Agreement.  Upon the Closing, Buyer 
shall assume the risk that adverse matters, including, but not limited to, adverse physical or construction 
defects or adverse environmental, health or safety conditions (collectively “Defects”), may not have been 
revealed by Buyer's inspections and investigations unless Seller had a duty under applicable law to 
disclose such Defects prior to Closing. 

Buyer's Initials __________ 

 11.3  “Hazardous Materials” Defined.  For purposes hereof, "Hazardous Materials" means 
"Hazardous Material," "Hazardous Substance," "Pollutant or Contaminant," and "Petroleum" and "Natural 
Gas Liquids," as those terms are defined or used in Section 101 of CERCLA, and any other substances 
regulated because of their effect or potential effect on public health and the environment, including, 
without limitation, PCBs, lead paint, asbestos, urea formaldehyde, radioactive materials, putrescible, and 
infectious materials. 

 11.4  Buyer’s Release.  Buyer waives its right to recover from, and forever releases and 
discharges, Seller, Seller's affiliates, Seller's investment manager, property manager, the partners, trustees, 
shareholders, beneficiaries, directors, officers, employees, attorneys and agents of each of them, and their 
respective heirs, successors, personal representatives and assigns from any and all demands, claims, legal 
or administrative proceedings, losses, liabilities, damages, penalties, fines, liens, judgments, costs or 
expenses known or unknown, foreseen or unforeseen, that may arise on account of or in any way be 
connected with (i) the physical condition of the Property, (ii) the condition of title to the Property, (iii) the 
presence on, under or about the Property of any hazardous or regulated substance, (iv) the Property's 
compliance with any applicable federal, state or local law, rule or regulation, or (v) any other aspect of the 
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Property; provided, however, this release does not apply to Seller’s breach of any of the representations 
and warranties of Seller set forth in Section 9.1 or any Defects of which Seller had a duty under 
applicable law to disclose prior to Closing.  The terms and provisions of this Section 11.4 shall survive 
Closing and/or termination of this Agreement. 

 
BUYER HEREBY ACKNOWLEDGES THAT IT HAS READ AND IS FAMILIAR WITH THE 
PROVISIONS OF CALIFORNIA CIVIL CODE SECTION 1542 ("SECTION 1542"), WHICH IS 
SET FORTH BELOW: 

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

BUYER HEREBY WAIVES THE PROVISIONS OF SECTION 1542 SOLELY IN 
CONNECTION WITH THE MATTERS WHICH ARE THE SUBJECT OF THE FOREGOING 
WAIVERS AND RELEASES. 

Buyer's Initials __________ 

 11.5  Survival.  The terms and conditions of this Article 11 shall expressly survive the Closing, 
not merge with the provisions of any Transaction Documents and shall be incorporated into the Deed. 

Buyer acknowledges and agrees that the disclaimers, releases, waivers and other agreements set 
forth herein are an integral part of this Agreement and that Seller would not have agreed to sell the 
Property to Buyer for the Purchase Price without the disclaimers and other agreements set forth above. 

ARTICLE 12 
 

MISCELLANEOUS 

12.1 Parties Bound; No Assignment by Buyer.  This Agreement, and the terms, covenants, 
and conditions contained herein, shall inure to the benefit of and be binding upon the heirs, personal 
representatives, successors, and assigns of each of the Parties hereto.  However, Buyer may not assign this 
Agreement or any of its rights under this Agreement to any person or entity without Seller's consent, 
which may be withheld in Seller's sole and absolute discretion.  

12.2 Headings.  The article, section, paragraph and/or other headings of this Agreement are 
for convenience only and in no way limit or enlarge the scope or meaning of the language hereof. 

12.3 Invalidity and Waiver.  If any portion of this Agreement is held invalid or inoperative, 
then so far as is reasonable and possible the remainder of this Agreement shall be deemed valid and 
operative, and, to the greatest extent legally possible, effect shall be given to the intent manifested by the 
portion held invalid or inoperative.  The failure by either Party to enforce against the other any term or 
provision of this Agreement shall not be deemed to be a waiver of such Party's right to enforce against the 
other Party the same or any other such term or provision in the future. 

12.4 Governing Law; Venue.  This Agreement is made and entered into in the State of 
California and shall, in all respects, be governed by and interpreted in accordance with the laws 
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of the State of California applicable to contracts entered into and to be fully performed therein.  
The venue for any action, suit or other proceeding concerning this Agreement shall be in Ventura 
County, California. 

12.5 Survival.  The provisions of this Agreement requiring the performance of any post-
Closing obligations and the obligations of the Parties not fully performed at the Closing which expressly 
survive the Closing, shall survive the Closing and shall not be deemed to be merged into or waived by the 
Transaction Documents. 

12.6 Entirety and Amendments.  This Agreement embodies the entire agreement between 
the Parties and supersedes all prior agreements and understandings relating to the Property.  This 
Agreement may be amended or supplemented only by an instrument in writing executed by the Party 
against whom enforcement is sought. 

12.7 Time.  Time is of the essence in the performance of this Agreement. 

12.8 Notices.  All notices required or permitted under this Agreement shall be in writing and 
shall be served on the Parties at the addresses set forth in Section 1.3.  Any such notices shall, unless 
otherwise provided herein, be given or served (i) by depositing the same in the United States mail, 
postage paid, certified and addressed to the Party to be notified, with return receipt requested, (ii) by 
overnight delivery using a nationally recognized overnight courier, (iii) by personal delivery, or (iv) by 
facsimile, evidenced by confirmed receipt.  Notice deposited in the mail in the manner hereinabove 
described shall be effective upon receipt or rejection of such notice.  Notice given in any other manner 
shall be effective only if and when received (or rejected) by the Party to be notified between the hours of 
8:00 a.m. and 5:00 p.m. California time of any business day with delivery made after such hours to be 
deemed received the following business day.  A Party's address may be changed by written notice to the 
other Party; however, no notice of a change of address shall be effective until actual receipt of such 
notice.  Copies of notices are for informational purposes only, and a failure to give or receive copies of 
any notice shall not be deemed a failure to give notice.  Notices given by counsel to the Buyer shall be 
deemed given by Buyer and notices given by counsel to the Seller shall be deemed given by Seller. 

12.9 Construction.  The Parties acknowledge that the Parties and their counsel have 
reviewed and revised this Agreement and agree that the normal rule of construction to the effect that any 
ambiguities are to be resolved against the drafting Party shall not be employed in the interpretation of this 
Agreement or any exhibits or amendments hereto. 

12.10 Calculation of Time Periods.  Unless otherwise specified, in computing any period of 
time described herein, the day of the act or event after which the designated period of time begins to run 
is not to be included and the last day of the period so computed is to be included, unless such last day is a 
Saturday, Sunday or legal holiday for national banks, in which event the period shall run until the end of 
the next day which is neither a Saturday, Sunday, or legal holiday.  The last day of any period of time 
described herein shall be deemed to end at 5:00 p.m. California time. 

12.11 Execution in Counterparts.  This Agreement may be executed in any number of 
counterparts, each of which shall be deemed to be an original, and all of such counterparts shall constitute 
one Agreement.   

12.12 No Recordation.  Buyer shall not record this Agreement or any memorandum hereof, or 
any affidavit pertaining hereto, and any such recordation by Buyer shall constitute a breach hereunder by 
Buyer, whereupon Seller shall have the remedies set forth in Section 10.1. 
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12.13 Further Assurances.  In addition to the acts and documents recited herein and 
contemplated to be performed, executed and/or delivered by either Party at Closing, each Party agrees to 
perform, execute and deliver, but without any obligation to incur any additional liability or expense, any 
further deliveries and assurances as may be reasonably necessary to consummate the transactions 
contemplated hereby or to perfect the conveyance, transfer and assignment of the Property to Buyer.   

12.14 Discharge of Obligations.  The acceptance of the Deed by Buyer shall be deemed to be 
a full performance and discharge of every representation and warranty made by Seller herein and every 
agreement and obligation on the part of Seller to be performed pursuant to this Agreement, except those 
which are herein specifically stated to survive Closing. 

12.15 No Third-Party Beneficiary.  The provisions of this Agreement and of the documents to 
be executed and delivered at Closing are and will be for the benefit of Seller and Buyer only and are not 
for the benefit of any third party, and accordingly, no third party shall have the right to enforce the 
provisions of this Agreement or of the documents to be executed and delivered at Closing. 

12.16 Electronic Signatures.  In accordance with California’s Uniform Electronic 
Transactions Act (the “Act”), the Parties agree to accept electronic and/or digital signatures and records, 
transmitted via facsimile or other electronic means (collectively “electronic signatures”) as originals for 
purposes of execution of this Agreement.  The Parties also agree that the escrow for this transaction may 
be conducted electronically to the fullest extent possible under the Act and recording laws and any 
applicable regulations, ordinances and government orders.  The Parties shall transmit original, wet 
signatures on (1) all documents to be recorded, (2) all documents excluded from being enforceable under 
the Act, and (3) all documents required to be in original form by any regulatory agency.  The Parties shall 
verify any electronic signatures upon request of Escrow Holder. 

12.17 Exchange.   Each Party hereby consents to the other Party including this transaction as 
part of a tax deferred exchange under Section 1031 of the Internal Revenue Code and agrees to 
reasonably cooperate with the other Party, at no cost to the cooperating Party or delay in the closing, 
including the execution of any standard notices and consent forms required or permitted by law.  Each 
Party acknowledges and agrees that assigning its rights to a third-party intermediary for purposes of 
effecting the exchange shall not release such Party of its obligations hereunder. 
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SIGNATURE PAGE TO AGREEMENT FOR 
PURCHASE AND SALE 

 

IN WITNESS WHEREOF, the Parties hereto have executed this Agreement on the date and year 
written below. 

Dated: _________            SELLER: 
 

 
 
David A. Elson 
          
 
    By:  __________________________________ 
    David A. Elson 
          
                   
 

   
 

 
 

 

Dated:__________                           BUYER: 

                         COUNTY OF VENTURA 

                        By:       
           Name:       
           Title:       
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JOINDER BY ESCROW HOLDER 

Escrow Holder has executed this Agreement in order to confirm that Escrow Holder shall hold 
and disburse the Buyer's Funds, and the interest earned thereon when and if received, pursuant to the 
provisions of this Agreement. 

 
 

Dated:____________ 

FIDELITY NATIONAL TITLE  
 

By:        
Name: Lisa Figgins 
Title: Escrow Officer 
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RENT SCHEDULE 

BASE RENT:   Months 1-12:  $3,769.20 ($0.90 psf @ 4,188 sf) 

Months 13-24:  $3,894.84 ($0.93 psf @ 4,188 sf) 

    Months 25-36:  $4,020.48 ($0.96 psf @ 4,188 sf) 

    Months 37-48:  $4,146.12 ($0.99 psf @ 4,188 sf) 

    Months 49-60:  $4,271.76 ($1.02 psf @ 4,188 sf) 
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ADDENDUM TO LEASE AGREEMENT 

This Addendum to the Lease Agreement, dated March 22, 2021 (the “Lease”), is between David Elson, 

(“Landlord”), and Armando Arriola and Lionel Arriola, d/b/a ELIM OXNARD (“Tenant”), and together with Landlord, the 

“Parties”, and each, a “Party”. 

1. Option to Extend. Landlord hereby grants to Tenant the option to extend the term of this Lease for ONE (1) 

additional SIXTY (60) month period commencing when the prior term expires, upon each and all of the following terms and 

conditions: 

(a) In order to exercise an option to extend, Tenant must give written notice of such election to Landlord and 

Landlord must receive the same at least SIXTY (60) day but not more than ONE HUNDRED TWENTY (120) days prior to 

the date that the option period could commence, time being of the essence.  If proper notification of the exercise of an option 

is not given and/or received, such option shall automatically expire.   

(b) Tenant may not exercise the option to extend if it is in breach of any terms of the Lease. 

(c) Except for the provisions of this Lease granting an option to extend the term, all of the terms and conditions 

of this Lease except where specifically modified by this option shall apply. 

(d) This option to extend is personal to the original Tenant, and cannot be assigned or exercised by anyone 

other than said original Tenant and only while the original Tenant is in full possession of the Premises and without the 

intention of thereafter assigning or subletting. 

(e) The monthly base rent for each month of the option period shall be mutually agreed to by the parties. 

 

 

 

 

_______________________________ 

Landlord Signature 

 

 

 

_______________________________ 

Tenant Signature 
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Fidelity National Title Company
1000 Town Center Drive, Suite 125, Oxnard, CA 93036
Phone:  (805) 383-2353     ●     Fax:  (805) 445-7990

CLTA Preliminary Report Form – Modified (11/17/06) Page 1

Issuing Policies of Fidelity National Title Insurance Company

Title Officer:  Alex Lee
Phone:  (805) 383-2353 Ext. 307
Fax:  (805) 445-7990
Email:  alex.lee@fnf.com

County of Ventura
Attn:  John Weal
800 South Victoria Avenue, Suite 1600
Ventura, CA 93009
john.weal@ventura.org 
Phone:  (805) 662-6796

Your Ref:   

ORDER NO.:  00053229-989-VEN-AL
LOAN NO.: 

PROPERTY: 545-555 South A Street, Oxnard, CA

PRELIMINARY REPORT
In response to the application for a policy of title insurance referenced herein, Fidelity National Title Company hereby 
reports that it is prepared to issue, or cause to be issued, as of the date hereof, a policy or policies of title insurance 
describing the land and the estate or interest therein hereinafter set forth, insuring against loss which may be sustained by 
reason of any defect, lien or encumbrance not shown or referred to as an exception herein or not excluded from coverage 
pursuant to the printed Schedules, Conditions and Stipulations or Conditions of said policy forms.

The printed Exceptions and Exclusions from the coverage and Limitations on Covered Risks of said policy or policies are set 
forth in Attachment One. The policy to be issued may contain an arbitration clause. When the Amount of Insurance is less 
than that set forth in the arbitration clause, all arbitrable matters shall be arbitrated at the option of either the Company or 
the Insured as the exclusive remedy of the parties. Limitations on Covered Risks applicable to the CLTA and ALTA 
Homeowner’s Policies of Title Insurance which establish a Deductible Amount and a Maximum Dollar Limit of Liability for 
certain coverages are also set forth in Attachment One. Copies of the policy forms should be read. They are available from 
the office which issued this report.

This report (and any supplements or amendments hereto) is issued solely for the purpose of facilitating the issuance of a 
policy of title insurance and no liability is assumed hereby. If it is desired that liability be assumed prior to the issuance of a 
policy of title insurance, a Binder or Commitment should be requested. 

The policy(s) of title insurance to be issued hereunder will be policy(s) of Fidelity National Title Insurance Company, a 
Florida Corporation.

Please read the exceptions shown or referred to herein and the exceptions and exclusions set forth in Attachment One of 
this report carefully. The exceptions and exclusions are meant to provide you with notice of matters which are not covered 
under the terms of the title insurance policy and should be carefully considered.

It is important to note that this preliminary report is not a written representation as to the condition of title and may not 
list all liens, defects and encumbrances affecting title to the land.
Countersigned by:

Authorized Signature

Exhibit C



Fidelity National Title Company
1000 Town Center Drive, Suite 125, Oxnard, CA 93036
Phone:  (805) 383-2353     ●     Fax:  (805) 445-7990

CLTA Preliminary Report Form – Modified (11/17/06) Page 2

PRELIMINARY REPORT

EFFECTIVE DATE: March 23, 2023 at 7:30 a.m.

ORDER NO.:  00053229-989-VEN-AL

The form of policy or policies of title insurance contemplated by this report is:

CLTA Standard Coverage Policy of Title Insurance (4-8-14)
ALTA Extended Loan Policy (6-17-06)

1. THE ESTATE OR INTEREST IN THE LAND HEREINAFTER DESCRIBED OR REFERRED TO COVERED 
BY THIS REPORT IS:

A FEE  

2. TITLE TO SAID ESTATE OR INTEREST AT THE DATE HEREOF IS VESTED IN:

DAVID A. ELSON, a single man 

3. THE LAND REFERRED TO IN THIS REPORT IS DESCRIBED AS FOLLOWS:

See Exhibit A attached hereto and made a part hereof.



PRELIMINARY REPORT Fidelity National Title Company 
YOUR REFERENCE:  ORDER NO.:  00053229-989-VEN-AL

CLTA Preliminary Report Form – Modified (11/17/06) Page 3

EXHIBIT A
LEGAL DESCRIPTION

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE CITY OF OXNARD IN THE COUNTY OF 
VENTURA, STATE OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS:

LOTS 6, 7 AND 8 IN BLOCK “L” OF THE TOWN OF OXNARD AND NORTH ADDITION TO THE TOWN OF 
OXNARD, IN THE CITY OF OXNARD, COUNTY OF VENTURA, STATE OF CALIFORNIA, AS SHOWN ON A MAP 
RECORDED IN BOOK 5, PAGE 9 OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID VENTURA 
COUNTY.

EXCEPTING THEREFROM ALL OIL, GAS, HYDROCARBON SUBSTANCES AND MINERALS OF EVERY KIND 
AND CHARACTER LYING MORE THAN 500 FEET BELOW THE SURFACE, TOGETHER WITH THE RIGHT TO 
DRILL INTO, THROUGH, AND TO USE AND OCCUPY ALL PARTS OF THE SITE LYING MORE THAN 500 FEET 
BELOW THE SURFACE THEREOF FOR ANY AND ALL PURPOSES INCIDENTAL TO THE EXPLORATION FOR 
AND PRODUCTION OF OIL, GAS, HYDROCARBON SUBSTANCES OR MINERALS FROM THE SITE, BUT 
WITHOUT, HOWEVER, ANY RIGHT TO USE OR DISTURB EITHER THE SURFACE OF THE SITE OR ANY 
PORTION THEREOF WITHIN 500 FEET OF THE SURFACE FOR ANY PURPOSE OR PURPOSES WHATSOEVER, 
AS RESERVED IN GRANT DEED RECORDED NOVEMBER 22, 2000 AS INSTRUMENT NO. 2000-0185006-00 OF 
OFFICIAL RECORDS.

APN 202-0-105-100

Plotted Easements

https://smartviewonline.net//root/Druid/2F179A9E-463E-404E-A01B-47F307F538FA
https://smartviewonline.net//root/Druid/2F179A9E-463E-404E-A01B-47F307F538FA
https://smartviewonline.net//root/Druid/2F179A9E-463E-404E-A01B-47F307F538FA
https://smartviewonline.net//root/Druid/9C334D61-C41A-4C14-914F-CD40E500BB13
https://smartviewonline.net//root/Druid/9C334D61-C41A-4C14-914F-CD40E500BB13
https://smartviewonline.net//root/Druid/9C334D61-C41A-4C14-914F-CD40E500BB13


PRELIMINARY REPORT Fidelity National Title Company 
YOUR REFERENCE:  ORDER NO.:  00053229-989-VEN-AL

CLTA Preliminary Report Form – Modified (11/17/06) Page 4

EXCEPTIONS

AT THE DATE HEREOF, ITEMS TO BE CONSIDERED AND EXCEPTIONS TO COVERAGE IN ADDITION 
TO THE PRINTED EXCEPTIONS AND EXCLUSIONS IN SAID POLICY FORM WOULD BE AS FOLLOWS:

A. Property taxes, which are a lien not yet due and payable, including any assessments collected with taxes to be levied 
for the fiscal year 2023-2024. 

B. The lien of supplemental or escaped assessments of property taxes, if any, made pursuant to the provisions of 
Chapter 3.5 (commencing with Section 75) or Part 2, Chapter 3, Articles 3 and 4, respectively, of the Revenue and 
Taxation Code of the State of California as a result of the transfer of title to the vestee named in Schedule A or as a 
result of changes in ownership or new construction occurring prior to Date of Policy.

1. Water rights, claims or title to water, whether or not disclosed by the public records.

2. Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a document:

Granted to: Southern California Edison Company, a corporation  
Purpose: Public utilities 
Recording Date: August 31, 1989
Recording No: 1989-138181 of Official Records 
Affects: A portion of said land as more particularly described in said document.  

3. Easements, Covenants and Conditions contained in the deed from Oxnard Community Development Commission, a 
public body, corporate and politic, as Grantor, to David J. Augustine and Mary P. Augustine, as joint tenants, as 
grantee, recorded November 22, 2000 as Recording No. 2000-0185006-00 of Official Records.

Reference is hereby made to said document for full particulars.

4. The Land described herein is included within a project area of the Redevelopment Agency shown below, and that 
proceedings for the redevelopment of said project have been instituted under the Redevelopment Law (such 
redevelopment to proceed only after the adoption of the Redevelopment Plan) as disclosed by a document.

Redevelopment Agency: Oxnard Redevelopment Project Area
Recording Date: July 20, 2007
Recording No: 20070720-00143712-0 of Official Records 

5. Easements, Covenants and Conditions contained in the deed from David J. Augustine and Mary P. Augustine, as 
joint tenants, as Grantor, to David J. Augustine and Mary P. Augustine, and their successors, as Trustees of the 
Augustine Family Trust, established under agreement dated June 6, 2012, as Grantee, recorded June 18, 2012 as
Recording No. 20120618-00107789 of Official Records.

Reference is hereby made to said document for full particulars.

6. A deed of trust to secure an indebtedness in the amount shown below, 

Amount: $1,875,000.00
Dated: April 27, 2017
Trustor/Grantor David A. Elson, a single man
Trustee: Commonwealth Land Title Company
Beneficiary: Pacific Premier Bank
Loan No.: 5670131621
Recording Date: May 4, 2017
Recording No: 20170504-00058925-0 of Official Records 
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7. An assignment of all the moneys due, or to become due as rental, as additional security for the obligations secured 
by deed of trust shown as item no. 6

Assigned to: Pacific Premier Bank
Recording Date: May 4, 2017
Recording No: 20170504-00058926-0 of Official Records 

8. Any rights of the parties in possession of a portion of, or all of, said Land, which rights are not disclosed by the 
public records.

The Company will require, for review, a full and complete copy of any unrecorded agreement, contract, license 
and/or lease, together with all supplements, assignments and amendments thereto, before issuing any policy of title 
insurance without excepting this item from coverage.

The Company reserves the right to except additional items and/or make additional requirements after reviewing said 
documents.

9. Any easements not disclosed by the public records as to matters affecting title to real property, whether or not said 
easements are visible and apparent.

10. Matters which may be disclosed by an inspection and/or by a correct ALTA/NSPS Land Title Survey of said Land 
that is satisfactory to the Company, and/or by inquiry of the parties in possession thereof.

PLEASE REFER TO THE “INFORMATIONAL NOTES” AND “REQUIREMENTS” SECTIONS WHICH 
FOLLOW FOR INFORMATION NECESSARY TO COMPLETE THIS TRANSACTION.

END OF EXCEPTIONS
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REQUIREMENTS SECTION

1. Prior to the close of escrow, the Company requires a Statement of Information to be completed by the following 
party(s),

Party(s): All Parties

The Company reserves the right to add additional items or make further requirements after review of the requested 
Statement of Information.

2. Furnish for review a full and complete copy of any unrecorded agreement, contract, license and/or lease together 
with all supplements, assignments and amendments thereto, prior to the close of this transaction.

The Company reserves the right to add additional items or make further requirements after review of the requested 
documentation.

3. Unrecorded matters which may be disclosed by an Owner’s Affidavit or Declaration. A form of the Owner’s 
Affidavit/Declaration is attached to this Preliminary Report/Commitment. This Affidavit/Declaration is to be 
completed by the record owner of the land and submitted for review prior to the closing of this transaction. Your 
prompt attention to this requirement will help avoid delays in the closing of this transaction. Thank you.

The Company reserves the right to add additional items or make further requirements after review of the requested 
Affidavit/Declaration.

END OF REQUIREMENTS
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INFORMATIONAL NOTES SECTION

1. Note:  Property taxes, including any personal property taxes and any assessments collected with taxes, are paid. For 
proration purposes the amounts were:

Assessor’s Parcel No.: 202-0-105-100
Fiscal Year: 2022-2023
1st Installment: $20,009.62
2nd Installment: $20,009.62
Exemption: $0.00
Code Area: 03-044

2. None of the items shown in this report will cause the Company to decline to attach CLTA Endorsement Form 100 to 
an Extended Coverage Loan Policy, when issued.

3. The Company is not aware of any matters which would cause it to decline to attach CLTA Endorsement Form 116 
indicating that there is located on said Land Commercial properties, known as 545-555 South A Street, located 
within the city of Oxnard, California, to an Extended Coverage Loan Policy.

4. Note:  The policy of title insurance will include an arbitration provision. The Company or the insured may demand 
arbitration. Arbitrable matters may include, but are not limited to, any controversy or claim between the Company 
and the insured arising out of or relating to this policy, any service of the Company in connection with its issuance 
or the breach of a policy provision or other obligation. Please ask your escrow or title officer for a sample copy of 
the policy to be issued if you wish to review the arbitration provisions and any other provisions pertaining to your 
Title Insurance coverage.

5. Notice: Please be aware that due to the conflict between federal and state laws concerning the cultivation, 
distribution, manufacture or sale of marijuana, the Company is not able to close or insure any transaction involving 
Land that is associated with these activities.

6. Pursuant to Government Code Section 27388.1, as amended and effective as of 1-1-2018, a Documentary Transfer 
Tax (DTT) Affidavit may be required to be completed and submitted with each document when DTT is being paid 
or when an exemption is being claimed from paying the tax. If a governmental agency is a party to the document, 
the form will not be required. DTT Affidavits may be available at a Tax Assessor-County Clerk-Recorder.

7. The Company and its policy issuing agents are required by Federal law to collect additional information about 
certain transactions in specified geographic areas in accordance with the Bank Secrecy Act.  If this transaction is 
required to be reported under a Geographic Targeting Order issued by FinCEN, the Company or its policy issuing 
agent must be supplied with a completed ALTA Information Collection Form ("ICF") prior to closing the 
transaction contemplated herein.

To protect the private information contained in the attached form and photo ID, please return via a secured 
method.

8. The following Exclusion(s) are added to preliminary reports, commitments and will be  included as an endorsement 
in the following policies: 

A. 2006 ALTA Owner’s Policy (06-17-06). 

6. Defects, liens, encumbrances, adverse claims, notices, or other matters not  appearing in the Public 
Records but that would be disclosed by an examination of any records maintained by or on behalf 
of a Tribe or on behalf of its members. 
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B. 2006 ALTA Loan Policy (06-17-06). 

8. Defects, liens, encumbrances, adverse claims, notices, or other matters not  appearing in the Public 
Records but that would be disclosed by an examination of any records maintained by or on behalf 
of a Tribe or on behalf of its members. 

9. Any claim of invalidity, unenforceability, or lack of priority of the lien of the Insured Mortgage 
based on the application of a Tribe’s law resulting from the failure of the Insured Mortgage to 
specify State law as the governing law with respect to the lien of the Insured Mortgage. 

C. ALTA Homeowner’s Policy of Title Insurance (12-02-13) and CLTA Homeowner's Policy of Title 
Insurance (12-02-13). 

10. Defects, liens, encumbrances, adverse claims, notices, or other matters not appearing in the Public 
Records but that would be disclosed by an examination of any records maintained by or on behalf 
of a Tribe or on behalf of its members. 

D. ALTA Expanded Coverage Residential Loan Policy - Assessments Priority (04-02-15). 

12. Defects, liens, encumbrances, adverse claims, notices, or other matters not appearing in the Public 
Records but that would be disclosed by an examination of any records maintained by or on behalf 
of a Tribe or on behalf of its members. 

13. Any claim of invalidity, unenforceability, or lack of priority of the lien of the Insured Mortgage 
based on the application of a Tribe’s law resulting from the failure of the Insured Mortgage to 
specify State law as the governing law with respect to the lien of the Insured Mortgage. 

E. CLTA Standard Coverage Policy 1990 (11-09-18). 

7. Defects, liens, encumbrances, adverse claims, notices, or other matters not appearing in the public 
records but that would be disclosed by an examination of any records maintained by or on behalf 
of a tribe or on behalf of its members. 

8. Any claim of invalidity, unenforceability, or lack of priority of the lien of the insured mortgage 
based on the application of a tribe’s law resulting from the failure of the insured mortgage to 
specify state law as the governing law with respect to the lien of the insured mortgage.

9. Note:  There are NO conveyances affecting said Land recorded within 24 months of the date of this report.

END OF INFORMATIONAL NOTES

Alex Lee/hj9
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Wire Fraud Alert
This Notice is not intended to provide legal or professional advice. If you have any questions, please consult with a lawyer.

All parties to a real estate transaction are targets for wire fraud and many have lost hundreds of thousands of dollars 
because they simply relied on the wire instructions received via email, without further verification. If funds are to be 
wired in conjunction with this real estate transaction, we strongly recommend verbal verification of wire 
instructions through a known, trusted phone number prior to sending funds.

In addition, the following non‐exclusive self‐protection strategies are recommended to minimize exposure to possible wire 
fraud.

 NEVER RELY on emails purporting to change wire instructions. Parties to a transaction rarely change wire 
instructions in the course of a transaction.

 ALWAYS VERIFY wire instructions, specifically the ABA routing number and account number, by calling the party 
who sent the instructions to you. DO NOT use the phone number provided in the email containing the instructions, 
use phone numbers you have called before or can otherwise verify. Obtain the phone number of relevant 
parties to the transaction as soon as an escrow account is opened. DO NOT send an email to verify as the 
email address may be incorrect or the email may be intercepted by the fraudster. 

 USE COMPLEX EMAIL PASSWORDS that employ a combination of mixed case, numbers, and symbols. Make 
your passwords greater than eight (8) characters. Also, change your password often and do NOT reuse the same 
password for other online accounts. 

 USE MULTI-FACTOR AUTHENTICATION for email accounts. Your email provider or IT staff may have specific 
instructions on how to implement this feature. 

For more information on wire‐fraud scams or to report an incident, please refer to the following links:

Federal Bureau of Investigation: Internet Crime Complaint Center:
http://www.fbi.gov http://www.ic3.gov

http://www.fbi.gov/
http://www.ic3.gov/
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Notice of Available Discounts

Pursuant to Section 2355.3 in Title 10 of the California Code of Regulations Fidelity National Financial, Inc. and its 
subsidiaries ("FNF") must deliver a notice of each discount available under our current rate filing along with the 
delivery of escrow instructions, a preliminary report or commitment.  Please be aware that the provision of this 
notice does not constitute a waiver of the consumer's right to be charged the filed rate.   As such, your transaction 
may not qualify for the below discounts.

You are encouraged to discuss the applicability of one or more of the below discounts with a Company 
representative.  These discounts are generally described below; consult the rate manual for a full description of 
the terms, conditions and requirements for such discount.  These discounts only apply to transactions involving 
services rendered by the FNF Family of Companies.  This notice only applies to transactions involving property 
improved with a one-to-four family residential dwelling.

Not all discounts are offered by every FNF Company. The discount will only be applicable to the FNF Company 
as indicated by the named discount.

FNF Underwritten Title Company Underwritten by FNF Underwriters
CTC – Chicago Title company CTIC – Chicago Title Insurance Company
CLTC – Commonwealth Land Title Company CLTIC - Commonwealth Land Title Insurance Company
FNTC – Fidelity National Title Company of California FNTIC – Fidelity National Title Insurance Company
FNTCCA - Fidelity National Title Company of California FNTIC - Fidelity National Title Insurance Company
TICOR – Ticor Title Company of California CTIC – Chicago Title Insurance Company
LTC – Lawyer’s Title Company CLTIC – Commonwealth Land Title Insurance Company
SLTC – ServiceLink Title Company CTIC – Chicago Title Insurance Company

Available Discounts
DISASTER LOANS (CTIC, CLTIC, FNTIC)
The charge for a Lender's Policy (Standard or Extended coverage) covering the financing or refinancing by an 
owner of record, within twenty-four (24) months of the date of a declaration of a disaster area by the government 
of the United States or the State of California on any land located in said area, which was partially or totally 
destroyed in the disaster, will be fifty percent (50%) of the appropriate title insurance rate.

CHURCHES OR CHARITABLE NON-PROFIT ORGANIZATIONS (CTIC, FNTIC)
On properties used as a church or for charitable purposes within the scope of the normal activities of such 
entities, provided said charge is normally the church's obligation the charge for an owner's policy shall be fifty 
percent (50%) to seventy percent (70%) of the appropriate title insurance rate, depending on the type of coverage 
selected. The charge for a lender's policy shall be forty (40%) to fifty percent (50%) of the appropriate title 
insurance rate, depending on the type of coverage selected.
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FIDELITY NATIONAL FINANCIAL, INC. 
PRIVACY NOTICE

Effective January 1, 2023
Fidelity National Financial, Inc. and its majority-owned subsidiary companies (collectively, “FNF,” “our,” or “we”) respect and are 
committed to protecting your privacy. This Privacy Notice explains how we collect, use, and protect personal information, when and to 
whom we disclose such information, and the choices you have about the use and disclosure of that information. 

A limited number of FNF subsidiaries have their own privacy notices.  If a subsidiary has its own privacy notice, the privacy notice will 
be available on the subsidiary’s website and this Privacy Notice does not apply. 

Collection of Personal Information
FNF may collect the following categories of Personal Information:
• contact information (e.g., name, address, phone number, email address);
• demographic information (e.g., date of birth, gender, marital status);
• identity information (e.g. Social Security Number, driver’s license, passport, or other government ID number);
• financial account information (e.g. loan or bank account information); and
• other personal information necessary to provide products or services to you.

We may collect Personal Information about you from: 
• information we receive from you or your agent;
• information about your transactions with FNF, our affiliates, or others; and 
• information we receive from consumer reporting agencies and/or governmental entities, either directly from these entities or 

through others.

Collection of Browsing Information 
FNF automatically collects the following types of Browsing Information when you access an FNF website, online service, or application 
(each an “FNF Website”) from your Internet browser, computer, and/or device:
• Internet Protocol (IP) address and operating system;
• browser version, language, and type;
• domain name system requests; and
• browsing history on the FNF Website, such as date and time of your visit to the FNF Website and visits to the pages within the 

FNF Website.

Like most websites, our servers automatically log each visitor to the FNF Website and may collect the Browsing Information described 
above. We use Browsing Information for system administration, troubleshooting, fraud investigation, and to improve our websites. 
Browsing Information generally does not reveal anything personal about you, though if you have created a user account for an FNF 
Website and are logged into that account, the FNF Website may be able to link certain browsing activity to your user account.

Other Online Specifics
Cookies. When you visit an FNF Website, a “cookie” may be sent to your computer. A cookie is a small piece of data that is sent to your 
Internet browser from a web server and stored on your computer’s hard drive. Information gathered using cookies helps us improve 
your user experience. For example, a cookie can help the website load properly or can customize the display page based on your 
browser type and user preferences. You can choose whether or not to accept cookies by changing your Internet browser settings. Be 
aware that doing so may impair or limit some functionality of the FNF Website. 

Web Beacons. We use web beacons to determine when and how many times a page has been viewed. This information is used to 
improve our websites. 

Do Not Track. Currently our FNF Websites do not respond to “Do Not Track” features enabled through your browser. 

Links to Other Sites.  FNF Websites may contain links to unaffiliated third-party websites. FNF is not responsible for the privacy 
practices or content of those websites. We recommend that you read the privacy policy of every website you visit. 

Use of Personal Information 
FNF uses Personal Information for three main purposes:
• To provide products and services to you or in connection with a transaction involving you.
• To improve our products and services.
• To communicate with you about our, our affiliates’, and others’ products and services, jointly or independently.

When Information Is Disclosed 
We may disclose your Personal Information and Browsing Information in the following circumstances:   
• to enable us to detect or prevent criminal activity, fraud, material misrepresentation, or nondisclosure;
• to affiliated or nonaffiliated service providers who provide or perform services or functions on our behalf and who agree to use 

the information only to provide such services or functions; 
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• to affiliated or nonaffiliated third parties with whom we perform joint marketing, pursuant to an agreement with them to jointly 
market financial products or services to you;

• to law enforcement or authorities in connection with an investigation, or in response to a subpoena or court order; or
• in the good-faith belief that such disclosure is necessary to comply with legal process or applicable laws, or to protect the 

rights, property, or safety of FNF, its customers, or the public.

The law does not require your prior authorization and does not allow you to restrict the disclosures described above. Additionally, we 
may disclose your information to third parties for whom you have given us authorization or consent to make such disclosure. We do not 
otherwise share your Personal Information or Browsing Information with nonaffiliated third parties, except as required or permitted by 
law. 

We reserve the right to transfer your Personal Information, Browsing Information, and any other information, in connection with the sale 
or other disposition of all or part of the FNF business and/or assets, or in the event of bankruptcy, reorganization, insolvency, 
receivership, or an assignment for the benefit of creditors. By submitting Personal Information and/or Browsing Information to FNF, you 
expressly agree and consent to the use and/or transfer of the foregoing information in connection with any of the above described 
proceedings. 

Security of Your Information
We maintain physical, electronic, and procedural safeguards to protect your Personal Information. 

Choices With Your Information 
Whether you submit Personal Information or Browsing Information to FNF is entirely up to you. If you decide not to submit Personal 
Information or Browsing Information, FNF may not be able to provide certain services or products to you. 

For California Residents: We will not share your Personal Information or Browsing Information with nonaffiliated third parties, except as 
permitted by California law. For additional information about your California privacy rights, please visit the “California Privacy” link on 
our website (https://fnf.com/pages/californiaprivacy.aspx) or call (888) 413-1748. 

For Nevada Residents: We are providing this notice pursuant to state law.  You may be placed on our internal Do Not Call List by 
calling FNF Privacy at (888) 714-2710 or by contacting us via the information set forth at the end of this Privacy Notice. For further 
information concerning Nevada’s telephone solicitation law, you may contact: Bureau of Consumer Protection, Office of the Nevada 
Attorney General, 555 E. Washington St., Suite 3900, Las Vegas, NV 89101; Phone number: (702) 486-3132; email: 
aginquiries@ag.state.nv.us. 
For Oregon Residents:  We will not share your Personal Information or Browsing Information with nonaffiliated third parties for 
marketing purposes, except after you have been informed by us of such sharing and had an opportunity to indicate that you do not want 
a disclosure made for marketing purposes.

For Vermont Residents: We will not disclose information about your creditworthiness to our affiliates and will not disclose your personal 
information, financial information, credit report, or health information to nonaffiliated third parties to market to you, other than as 
permitted by Vermont law, unless you authorize us to make those disclosures.
 
For Virginia Residents: For additional information about your Virginia privacy rights, please email privacy@fnf.com or call (888) 714-
2710.
 
Information From Children 
The FNF Websites are not intended or designed to attract persons under the age of eighteen (18).We do not collect Personal 
Information from any person that we know to be under the age of thirteen (13) without permission from a parent or guardian. 

International Users 
FNF’s headquarters is located within the United States. If you reside outside the United States and choose to provide Personal 
Information or Browsing Information to us, please note that we may transfer that information outside of your country of residence. By 
providing FNF with your Personal Information and/or Browsing Information, you consent to our collection, transfer, and use of such 
information in accordance with this Privacy Notice.

FNF Website Services for Mortgage Loans
Certain FNF companies provide services to mortgage loan servicers, including hosting websites that collect customer information on 
behalf of mortgage loan servicers (the “Service Websites”). The Service Websites may contain links to both this Privacy Notice and the 
mortgage loan servicer or lender’s privacy notice. The sections of this Privacy Notice titled When Information is Disclosed, Choices with 
Your Information, and Accessing and Correcting Information do not apply to the Service Websites. The mortgage loan servicer or 
lender’s privacy notice governs use, disclosure, and access to your Personal Information. FNF does not share Personal Information 
collected through the Service Websites, except as required or authorized by contract with the mortgage loan servicer or lender, or as 
required by law or in the good-faith belief that such disclosure is necessary: to comply with a legal process or applicable law, to enforce 
this Privacy Notice, or to protect the rights, property, or safety of FNF or the public.

Your Consent To This Privacy Notice; Notice Changes 
By submitting Personal Information and/or Browsing Information to FNF, you consent to the collection and use of the information in 
accordance with this Privacy Notice. We may change this Privacy Notice at any time. The Privacy Notice’s effective date will show the 
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last date changes were made. If you provide information to us following any change of the Privacy Notice, that signifies your assent to 
and acceptance of the changes to the Privacy Notice. 

Accessing and Correcting Information; Contact Us 
If you have questions or would like to correct your Personal Information, visit FNF’s Privacy Inquiry Website or contact us by phone at 
(888) 714-2710, by email at privacy@fnf.com, or by mail to:   

Fidelity National Financial, Inc.
601 Riverside Avenue

Jacksonville, Florida 32204
Attn: Chief Privacy Officer

https://privacyportal.onetrust.com/webform/aa4c6ea2-82de-4ea3-b17d-9d1616eb2a19/ec2647c9-e34e-4730-81e2-636b1fda0269
https://privacyportal.onetrust.com/webform/aa4c6ea2-82de-4ea3-b17d-9d1616eb2a19/ec2647c9-e34e-4730-81e2-636b1fda0269
https://privacyportal.onetrust.com/webform/aa4c6ea2-82de-4ea3-b17d-9d1616eb2a19/ec2647c9-e34e-4730-81e2-636b1fda0269
https://privacyportal.onetrust.com/webform/aa4c6ea2-82de-4ea3-b17d-9d1616eb2a19/ec2647c9-e34e-4730-81e2-636b1fda0269
https://privacyportal.onetrust.com/webform/aa4c6ea2-82de-4ea3-b17d-9d1616eb2a19/ec2647c9-e34e-4730-81e2-636b1fda0269
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ATTACHMENT ONE

CALIFORNIA LAND TITLE ASSOCIATION
STANDARD COVERAGE POLICY – 1990 (11-09-18)

EXCLUSIONS FROM COVERAGE
The following matters are expressly excluded from the coverage of this policy and the Company will not pay loss or damage, costs, attorneys' fees or 
expenses which arise by reason of: 
1. (a) Any law, ordinance or governmental regulation (including but not limited to building or zoning laws, ordinances, or regulations) restricting, 

regulating, prohibiting or relating (i) the occupancy, use, or enjoyment of the land; (ii) the character, dimensions or location of any improvement 
now or hereafter erected on the land; (iii) a separation in ownership or a change in the dimensions or area of the land or any parcel of which 
the land is or was a part; or (iv) environmental protection, or the effect of any violation of these laws, ordinances or governmental regulations, 
except to the extent that a notice of the enforcement thereof or a notice of a defect, lien, or encumbrance resulting from a violation or alleged 
violation affecting the land has been recorded in the public records at Date of Policy. 

(b) Any governmental police power not excluded by (a) above, except to the extent that a notice of the exercise thereof or notice of a defect, lien 
or encumbrance resulting from a violation or alleged violation affecting the land has been recorded in the public records at Date of Policy. 

2. Rights of eminent domain unless notice of the exercise thereof has been recorded in the public records at Date of Policy, but not excluding from 
coverage any taking which has occurred prior to Date of Policy which would be binding on the rights of a purchaser for value without knowledge. 

3. Defects, liens, encumbrances, adverse claims or other matters: 
(a) whether or not recorded in the public records at Date of Policy, but created, suffered, assumed or agreed to by the insured claimant; 
(b) not known to the Company, not recorded in the public records at Date of Policy, but known to the insured claimant and not disclosed in writing 

to the Company by the insured claimant prior to the date the insured claimant became an insured under this policy; 
(c) resulting in no loss or damage to the insured claimant; 
(d) attaching or created subsequent to Date of Policy; or 
(e) resulting in loss or damage which would not have been sustained if the insured claimant had paid value for the insured mortgage or for the 

estate or interest insured by this policy. 
4. Unenforceability of the lien of the insured mortgage because of the inability or failure of the insured at Date of Policy, or the inability or failure of any 

subsequent owner of the indebtedness, to comply with the applicable doing business laws of the state in which the land is situated. 
5. Invalidity or unenforceability of the lien of the insured mortgage, or claim thereof, which arises out of the transaction evidenced by the insured 

mortgage and is based upon usury or any consumer credit protection or truth in lending law. 
6. Any claim, which arises out of the transaction vesting in the insured the estate of interest insured by this policy or the transaction creating the 

interest of the insured lender, by reason of the operation of federal bankruptcy, state insolvency or similar creditors' rights laws. 

EXCEPTIONS FROM COVERAGE - SCHEDULE B, PART I 
This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) which arise by reason of: 
1. Taxes or assessments which are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real 

property or by the public records. 
Proceedings by a public agency which may result in taxes or assessments, or notices of such proceedings, whether or not shown by the records of 
such agency or by the public records. 

2. Any facts, rights, interests, or claims which are not shown by the public records but which could be ascertained by an inspection of the land or 
which may be asserted by persons in possession thereof. 

3. Easements, liens or encumbrances, or claims thereof, not shown by the public records. 
4. Discrepancies, conflicts in boundary lines, shortage in area, encroachments, or any other facts which a correct survey would disclose, and which 

are not shown by the public records. 
5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights, claims or title to 

water, whether or not the matters excepted under (a), (b) or (c) are shown by the public records. 
6. Any lien or right to a lien for services, labor or material unless such lien is shown by the public records at Date of Policy. 

EXCEPTIONS FROM COVERAGE - SCHEDULE B, PART II
(Variable exceptions such as taxes, easements, CC&R’s, etc., are inserted here)

CALIFORNIA LAND TITLE ASSOCIATION 
STANDARD COVERAGE OWNER’S POLICY (02-04-22) 

EXCLUSIONS FROM COVERAGE 

The following matters are excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys’ fees, or expenses 
that arise by reason of: 
1. a. any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) that restricts, regulates, prohibits, or 

relates to: 
i. the occupancy, use, or enjoyment of the Land; 
ii. the character, dimensions, or location of any improvement on the Land; 
iii. the subdivision of land; or 
iv. environmental remediation or protection. 

b. any governmental forfeiture, police, regulatory, or national security power. 
c. the effect of a violation or enforcement of any matter excluded under Exclusion 1.a. or 1.b. Exclusion 1 does not modify or limit the coverage 

provided under Covered Risk 5 or 6. 
2. Any power of eminent domain. Exclusion 2 does not modify or limit the coverage provided under Covered Risk 7. 
3. Any defect, lien, encumbrance, adverse claim, or other matter: 
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a. created, suffered, assumed, or agreed to by the Insured Claimant; 
b. not Known to the Company, not recorded in the Public Records at the Date of Policy, but Known to the Insured Claimant and not disclosed in 

writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy; 
c. resulting in no loss or damage to the Insured Claimant; 
d. attaching or created subsequent to the Date of Policy (Exclusion 3.d. does not modify or limit the coverage provided under Covered Risk 9 or 

10); or 
e. resulting in loss or damage that would not have been sustained if consideration sufficient to qualify the Insured named in Schedule A as a 

bona fide purchaser had been given for the Title at the Date of Policy. 
4. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights law, that the transaction vesting the Title as 

shown in Schedule A is a: 
a. fraudulent conveyance or fraudulent transfer; 
b. voidable transfer under the Uniform Voidable Transactions Act; or 
c. preferential transfer: 

i. to the extent the instrument of transfer vesting the Title as shown in Schedule A is not a transfer made as a contemporaneous exchange 
for new value; or 

ii. for any other reason not stated in Covered Risk 9.b. 
5. Any claim of a PACA-PSA Trust. Exclusion 5 does not modify or limit the coverage provided under Covered Risk 8. 
6. Any lien on the Title for real estate taxes or assessments imposed or collected by a governmental authority that becomes due and payable after the 

Date of Policy. Exclusion 6 does not modify or limit the coverage provided under Covered Risk 2.b. 
7. Any discrepancy in the quantity of the area, square footage, or acreage of the Land or of any improvement to the Land. 

EXCEPTIONS FROM COVERAGE 
Some historical land records contain Discriminatory Covenants that are illegal and unenforceable by law. This policy treats any 
Discriminatory Covenant in a document referenced in Schedule B as if each Discriminatory Covenant is redacted, repudiated, removed, and 
not republished or recirculated. Only the remaining provisions of the document are excepted from coverage. 

This policy does not insure against loss or damage and the Company will not pay costs, attorneys’ fees, or expenses resulting from the terms and 
conditions of any lease or easement identified in Schedule A, and the following matters: 

PART I 
1. (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real 

property or by the Public Records; (b) proceedings by a public agency that may result in taxes or assessments, or notices of such proceedings, 
whether or not shown by the records of such agency or by the Public Records. 

2. Any facts, rights, interests, or claims that are not shown by the Public Records at Date of Policy but that could be (a) ascertained by an inspection 
of the Land, or (b) asserted by persons or parties in possession of the Land. 

3. Easements, liens or encumbrances, or claims thereof, not shown by the Public Records at Date of Policy. 
4. Any encroachment, encumbrance, violation, variation, easement, or adverse circumstance affecting the Title that would be disclosed by an 

accurate and complete land survey of the Land and not shown by the Public Records at Date of Policy. 
5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights, claims or title to 

water, whether or not the matters excepted under (a), (b), or (c) are shown by the Public Records. 
6. Any lien or right to a lien for services, labor, material or equipment unless such lien is shown by the Public Records at Date of Policy. 
7. Any claim to (a) ownership of or rights to minerals and similar substances, including but not limited to ores, metals, coal, lignite, oil, gas, uranium, 

clay, rock, sand, and gravel located in, on, or under the Land or produced from the Land, whether such ownership or rights arise by lease, grant, 
exception, conveyance, reservation, or otherwise; and (b) any rights, privileges, immunities, rights of way, and easements associated therewith or 
appurtenant thereto, whether or not the interests or rights excepted in (a) or (b) appear in the Public Records or are shown in Schedule B. 

PART II 

(Variable exceptions such as taxes, easements, CC&R’s, etc., are inserted here) 

CLTA/ALTA HOMEOWNER’S POLICY OF TITLE INSURANCE (07-01-2021) 

EXCLUSIONS FROM COVERAGE 
The following matters are excluded from the coverage of this policy and We will not pay loss or damage, costs, attorneys' fees, or expenses that arise by 
reason of: 
1. a. any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) that restricts, regulates, prohibits, or 

relates to: 
i. the occupancy, use, or enjoyment of the Land; 
ii. the character, dimensions, or location of any improvement on the Land; 
iii. the subdivision of land; or 
iv. environmental remediation or protection. 

b. any governmental forfeiture, police, or regulatory, or national security power. 
c. the effect of a violation or enforcement of any matter excluded under Exclusion 1.a. or 1.b. Exclusion 1 does not modify or limit the coverage 

provided under Covered Risk 8.a., 14, 15, 16, 18, 19, 20, 23, or 27. 
2. Any power to take the Land by condemnation. Exclusion 2 does not modify or limit the coverage provided under Covered Risk 17. 
3. Any defect, lien, encumbrance, adverse claim, or other matter: 

a. created, suffered, assumed, or agreed to by You; 
b. not Known to Us, not recorded in the Public Records at the Date of Policy, but Known to You and not disclosed in writing to Us by You prior to 

the date You became an Insured under this policy; 
c. resulting in no loss or damage to You; 
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d. attaching or created subsequent to the Date of Policy (Exclusion 3.d. does not modify or limit the coverage provided under Covered Risk 5, 
8.f., 25, 26, 27, 28, or 32); or 

e. resulting in loss or damage that would not have been sustained if You paid consideration sufficient to qualify You as a bona fide purchaser of 
the Title at the Date of Policy. 

4. Lack of a right: 
a. to any land outside the area specifically described and referred to in Item 3 of Schedule A; and 
b. in any street, road, avenue, alley, lane, right-of-way, body of water, or waterway that abut the Land. 
Exclusion 4 does not modify or limit the coverage provided under Covered Risk 11 or 21. 

5. The failure of Your existing structures, or any portion of Your existing structures, to have been constructed before, on, or after the Date of Policy in 
accordance with applicable building codes. Exclusion 5 does not modify or limit the coverage provided under Covered Risk 14 or 15. 

6. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights law, that the transfer of the Title to You is a: 
a. fraudulent conveyance or fraudulent transfer; 
b. voidable transfer under the Uniform Voidable Transactions Act; or 
c. preferential transfer: 

i. to the extent the instrument of transfer vesting the Title as shown in Schedule A is not a transfer made as a contemporaneous exchange 
for new value; or 

ii. for any other reason not stated in Covered Risk 30. 
7. Contamination, explosion, fire, flooding, vibration, fracturing, earthquake, or subsidence. 
8. Negligence by a person or an entity exercising a right to extract or develop oil, gas, minerals, groundwater, or any other subsurface substance. 
9. Any lien on Your Title for real estate taxes or assessments imposed or collected by a governmental authority that becomes due and payable after 

the Date of Policy. Exclusion 9 does not modify or limit the coverage provided under Covered Risk 8.a. or 27. 
10. Any discrepancy in the quantity of the area, square footage, or acreage of the Land or of any improvement to the Land. 

LIMITATIONS ON COVERED RISKS 
Your insurance for the following Covered Risks is limited on the Owner’s Coverage Statement as follows: 

• For Covered Risk 16, 18, 19, and 21 Your Deductible Amount and Our Maximum Dollar Limit of Liability shown in Schedule A. 
The deductible amounts and maximum dollar limits shown on Schedule A are as follows: 

Your Deductible Amount
Our Maximum Dollar
Limit of Liability

Covered Risk 16: 1.00% of Policy Amount Shown in Schedule A or $2,500.00 
(whichever is less)

$10,000.00

Covered Risk 18: 1.00% of Policy Amount Shown in Schedule A or $5,000.00 
(whichever is less)

$25,000.00

Covered Risk 19: 1.00% of Policy Amount Shown in Schedule A or $5,000.00 
(whichever is less)

$25,000.00

Covered Risk 21: 1.00% of Policy Amount Shown in Schedule A or $2,500.00 
(whichever is less)

$5,000.00

CLTA/ALTA HOMEOWNER'S POLICY OF TITLE INSURANCE (12-02-13) 

EXCLUSIONS 
In addition to the Exceptions in Schedule B, You are not insured against loss, costs, attorneys' fees, and expenses resulting from: 
1. Governmental police power, and the existence or violation of those portions of any law or government regulation concerning: 

a. building; 
b. zoning; 
c. land use;     
d. improvements on the Land; 
e. land division; and 
f. environmental protection. 
This Exclusion does not limit the coverage described in Covered Risk 8.a., 14, 15, 16, 18, 19, 20, 23 or 27. 

2. The failure of Your existing structures, or any part of them, to be constructed in accordance with applicable building codes.  This Exclusion does not 
limit the coverage described in Covered Risk 14 or 15. 

3. The right to take the Land by condemning it.  This Exclusion does not limit the coverage described in Covered Risk 17. 
4. Risks: 

a. that are created, allowed, or agreed to by You, whether or not they are recorded in the Public Records; 
b. that are Known to You at the Policy Date, but not to Us, unless they are recorded in the Public Records at the Policy Date; 
c. that result in no loss to You; or 
d. that first occur after the Policy Date - this does not limit the coverage described in Covered Risk 7, 8.e., 25, 26, 27 or 28. 

5. Failure to pay value for Your Title.   
6. Lack of a right: 

a. to any land outside the area specifically described and referred to in paragraph 3 of Schedule A; and 
b. in streets, alleys, or waterways that touch the Land. 
This Exclusion does not limit the coverage described in Covered Risk 11 or 21. 

7. The transfer of the Title to You is invalid as a preferential transfer or as a fraudulent transfer or conveyance under federal bankruptcy, state 
insolvency, or similar creditors’ rights laws. 

8. Contamination, explosion, fire, flooding, vibration, fracturing, earthquake, or subsidence. 
9. Negligence by a person or an Entity exercising a right to extract or develop minerals, water, or any other substances. 

LIMITATIONS ON COVERED RISKS 
Your insurance for the following Covered Risks is limited on the Owner’s Coverage Statement as follows: 

• For Covered Risk 16, 18, 19, and 21 Your Deductible Amount and Our Maximum Dollar Limit of Liability shown in Schedule A. 
The deductible amounts and maximum dollar limits shown on Schedule A are as follows: 

Our Maximum Dollar



  

Attachment One – CA (Rev. 11-04-22) Last Saved:  4/4/2023 8:02 AM by AL
MISC0267 (DSI Rev. 3/16/23) Page 4 Order No. : 00053229-989-VEN-AL

Your Deductible Amount Limit of Liability
Covered Risk 16: 1.00% of Policy Amount Shown in Schedule A or $2,500.00 

(whichever is less)
$10,000.00

Covered Risk 18: 1.00% of Policy Amount Shown in Schedule A or $5,000.00 
(whichever is less)

$25,000.00

Covered Risk 19: 1.00% of Policy Amount Shown in Schedule A or $5,000.00 
(whichever is less)

$25,000.00

Covered Risk 21: 1.00% of Policy Amount Shown in Schedule A or $2,500.00 
(whichever is less)

$5,000.00

ALTA OWNER’S POLICY (07-01-2021) 

EXCLUSIONS FROM COVERAGE 
The following matters are excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys’ fees, or expenses 
that arise by reason of: 
1. a. any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) that restricts, regulates, prohibits, or 

relates to: 
i. the occupancy, use, or enjoyment of the Land; 
ii. the character, dimensions, or location of any improvement on the Land; 
iii. the subdivision of land; or 
iv. environmental remediation or protection. 

b. any governmental forfeiture, police, regulatory, or national security power. 
c. the effect of a violation or enforcement of any matter excluded under Exclusion 1.a. or 1.b. Exclusion 1 does not modify or limit the coverage 

provided under Covered Risk 5 or 6. 
2. Any power of eminent domain. Exclusion 2 does not modify or limit the coverage provided under Covered Risk 7. 
3. Any defect, lien, encumbrance, adverse claim, or other matter: 

a. created, suffered, assumed, or agreed to by the Insured Claimant; 
b. not Known to the Company, not recorded in the Public Records at the Date of Policy, but Known to the Insured Claimant and not disclosed in 

writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy; 
c. resulting in no loss or damage to the Insured Claimant; 
d. attaching or created subsequent to the Date of Policy (Exclusion 3.d. does not modify or limit the coverage provided under Covered Risk 9 or 

10); or 
e. resulting in loss or damage that would not have been sustained if consideration sufficient to qualify the Insured named in Schedule A as a 

bona fide purchaser had been given for the Title at the Date of Policy. 
4. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights law, that the transaction vesting the Title as 

shown in Schedule A is a: 
a. fraudulent conveyance or fraudulent transfer; 
b. voidable transfer under the Uniform Voidable Transactions Act; or 
c. preferential transfer: 

i. to the extent the instrument of transfer vesting the Title as shown in Schedule A is not a transfer made as a contemporaneous exchange 
for new value; or 

ii. for any other reason not stated in Covered Risk 9.b. 
5. Any claim of a PACA-PSA Trust. Exclusion 5 does not modify or limit the coverage provided under Covered Risk 8. 
6. Any lien on the Title for real estate taxes or assessments imposed or collected by a governmental authority that becomes due and payable 

after the Date of Policy. Exclusion 6 does not modify or limit the coverage provided under Covered Risk 2.b. 
7. Any discrepancy in the quantity of the area, square footage, or acreage of the Land or of any improvement to the Land. 

EXCEPTIONS FROM COVERAGE 
Some historical land records contain Discriminatory Covenants that are illegal and unenforceable by law. This policy treats any 
Discriminatory Covenant in a document referenced in Schedule B as if each Discriminatory Covenant is redacted, repudiated, removed, and 
not republished or recirculated. Only the remaining provisions of the document are excepted from coverage. 

This policy does not insure against loss or damage and the Company will not pay costs, attorneys’ fees, or expenses resulting from the terms and 
conditions of any lease or easement identified in Schedule A, and the following matters: 

NOTE: The 2021 ALTA Owner’s Policy may be issued to afford either Standard Coverage or Extended Coverage. In addition to variable exceptions such 
as taxes, easements, CC&R’s, etc., the Exceptions from Coverage in a Standard Coverage policy will also include the Western Regional Standard 
Coverage Exceptions listed as 1 through 7 below: 

1. (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real 
property or by the Public Records; (b) proceedings by a public agency that may result in taxes or assessments, or notices of such 
proceedings, whether or not shown by the records of such agency or by the Public Records. 

2. Any facts, rights, interests, or claims that are not shown by the Public Records at Date of Policy but that could be (a) ascertained by an inspection 
of the Land or (b) asserted by persons or parties in possession of the Land. 

3. Easements, liens or encumbrances, or claims thereof, not shown by the Public Records at Date of Policy. 
4. Any encroachment, encumbrance, violation, variation, easement, or adverse circumstance affecting the Title that would be disclosed by an 

accurate and complete land survey of the Land and not shown by the Public Records at Date of Policy. 
5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights, claims or title to 

water, whether or not the matters excepted under (a), (b), or (c) are shown by the Public Records. 
6. Any lien or right to a lien for services, labor, material or equipment unless such lien is shown by the Public Records at Date of Policy. 
7. Any claim to (a) ownership of or rights to minerals and similar substances, including but not limited to ores, metals, coal, lignite, oil, gas, uranium, 

clay, rock, sand, and gravel located in, on, or under the Land or produced from the Land, whether such ownership or rights arise by lease, grant, 
exception, conveyance, reservation, or otherwise; and (b) any rights, privileges, immunities, rights of way, and easements associated therewith or 
appurtenant thereto, whether or not the interests or rights excepted in (a) or (b) appear in the Public Records or are shown in Schedule B 
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2006 ALTA OWNER’S POLICY (06-17-06) 

EXCLUSIONS FROM COVERAGE 
The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys' fees, or 
expenses that arise by reason of:  
1. (a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating, prohibiting, or 

relating to 
(i) the occupancy, use, or enjoyment of the Land;  
(ii) the character, dimensions, or location of any improvement erected on the Land;  
(iii) the subdivision of land; or  
(iv) environmental protection;   
or the effect of any violation of these laws, ordinances, or governmental regulations.  This Exclusion 1(a) does not modify or limit the coverage 
provided under Covered Risk 5.  

(b) Any governmental police power.  This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 6. 
2. Rights of eminent domain.  This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.    
3. Defects, liens, encumbrances, adverse claims, or other matters  

(a) created, suffered, assumed, or agreed to by the Insured Claimant;  
(b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and not disclosed in 

writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy;  
(c) resulting in no loss or damage to the Insured Claimant;  
(d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risk 9 and 10); 

or  
(e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the Title.  

4. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights laws, that the transaction vesting the Title 
as shown in Schedule A, is 
(a) a fraudulent conveyance or fraudulent transfer; or 
(b) a preferential transfer for any reason not stated in Covered Risk 9 of this policy.  

5. Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching between Date of Policy and 
the date of recording of the deed or other instrument of transfer in the Public Records that vests Title as shown in Schedule A. 

EXCEPTIONS FROM COVERAGE 
This policy does not insure against loss or damage, and the Company will not pay costs, attorneys’ fees or expenses, that arise by reason of: 

NOTE: The 2006 ALTA Owner’s Policy may be issued to afford either Standard Coverage or Extended Coverage. In addition to variable exceptions such 
as taxes, easements, CC&R’s, etc., the Exceptions from Coverage in a Standard Coverage policy will also include the Western Regional Standard 
Coverage Exceptions listed below as 1 through 7 below: 

1. (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real 
property or by the Public Records; (b) proceedings by a public agency that may result in taxes or assessments, or notices of such 
proceedings, whether or not shown by the records of such agency or by the Public Records. 

2. Any facts, rights, interests, or claims that are not shown by the Public Records at Date of Policy but that could be (a) ascertained by an inspection 
of the Land, or (b) asserted by persons or parties in possession of the Land. 

3. Easements, liens or encumbrances, or claims thereof, not shown by the Public Records at Date of Policy. 
4. Any encroachment, encumbrance, violation, variation, easement, or adverse circumstance affecting the Title that would be disclosed by an 

accurate and complete land survey of the Land and not shown by the Public Records at Date of Policy. 
5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights, claims or title to 

water, whether or not the matters excepted under (a), (b), or (c) are shown by the Public Records. 
6. Any lien or right to a lien for services, labor, material or equipment unless such lien is shown by the Public Records at Date of Policy. 
7. Any claim to (a) ownership of or rights to minerals and similar substances, including but not limited to ores, metals, coal, lignite, oil, gas, uranium, 

clay, rock, sand, and gravel located in, on, or under the Land or produced from the Land, whether such ownership or rights arise by lease, grant, 
exception, conveyance, reservation, or otherwise; and (b) any rights, privileges, immunities, rights of way, and easements associated therewith or 
appurtenant thereto, whether or not the interests or rights excepted in (a) or (b) appear in the Public Records or are shown in Schedule B. 



 

 

  



 

MISC0220.doc – Owner’s Declaration (Rev. 05/05/15)

OWNER'S DECLARATION

The undersigned hereby declares as follows:

1. (Fill in the applicable paragraph and strike the other)

a. Declarant ("Owner") is the owner or lessee, as the case may be, of certain premises located at 
____________________________________________________________________________________, 
further described as follows:  See Preliminary Report/Commitment No. 00053229-989-VEN-AL for full 
legal description (the "Land").

b. Declarant is the ____________________________ of ______________________________________ 
("Owner"), which is the owner or lessee, as the case may be, of certain premises located at 
__________________________________________________________________________________,  
further described as follows:  See Preliminary Report/Commitment No. 00053229-989-VEN-AL for full 
legal description (the "Land").

2. (Fill in the applicable paragraph and strike the other)

a. During the period of six months immediately preceding the date of this declaration no work has been done, 
no surveys or architectural or engineering plans have been prepared, and no materials have been furnished 
in connection with the erection, equipment, repair, protection or removal of any building or other structure 
on the Land or in connection with the improvement of the Land in any manner whatsoever.

b. During the period of six months immediately preceding the date of this declaration certain work has been 
done and materials furnished in connection with                                                                                    upon 
the Land in the approximate total sum of $                    , but no work whatever remains to be done and no 
materials remain to be furnished to complete the construction in full compliance with the plans and 
specifications, nor are there any unpaid bills incurred for labor and materials used in making such 
improvements or repairs upon the Land, or for the services of architects, surveyors or engineers, except as 
follows:                                                                                                                                               .  Owner, 
by the undersigned Declarant, agrees to and does hereby indemnify and hold harmless Fidelity National 
Title Company against any and all claims arising therefrom.

3. Owner has not previously conveyed the Land; is not a debtor in bankruptcy (and if a partnership, the general partner 
thereof is not a debtor in bankruptcy); and has not received notice of any pending court action affecting the title to 
the Land.

4. Except as shown in the above-referenced Preliminary Report/Commitment, there are no unpaid or unsatisfied 
mortgages, deeds of trust, Uniform Commercial Code financing statements, regular assessments, special 
assessments, periodic assessments or any assessment from any source, claims of lien, special assessments, or taxes 
that constitute a lien against the Land or that affect the Land but have not been recorded in the public records. There 
are no violations of the covenants, conditions and restrictions as shown in the above-referenced Preliminary 
Report/Commitment.

5. The Land is currently in use as                                          ;                                                   occupy/occupies the Land; 
and the following are all of the leases or other occupancy rights affecting the Land:

6. There are no other persons or entities that assert an ownership interest in the Land, nor are there unrecorded 
easements, claims of easement, or boundary disputes that affect the Land.

7. There are no outstanding options to purchase or rights of first refusal affecting the Land.

This declaration is made with the intention that Fidelity National Title Company (the "Company") and its policy issuing 
agents will rely upon it in issuing their title insurance policies and endorsements. Owner, by the undersigned Declarant, 
agrees to indemnify the Company against loss or damage (including attorneys fees, expenses, and costs) incurred by the 
Company as a result of any untrue statement made herein.

I declare under penalty of perjury that the foregoing is true and correct and that this declaration was executed on         at 
                                               . 

Signature: 



 

 


	ARTICLE 1   BASIC INFORMATION
	1.1 Certain Basic Terms.  The following defined terms shall have the meanings set forth below:
	1.1.1 Purchase Price:   The purchase price is $4,100,000.00 in cash (“Purchase Price”); the purchase of the Property is not contingent on Buyer obtaining a loan.
	1.1.2 Title Company: Fidelity National Title 1000 Town Center Drive, Suite 125 Oxnard, CA 93036
	Attention: Lisa Figgins Facsimile: (805) 991-1651
	1.1.3 Escrow Holder: Fidelity National Title 1000 Town Center Drive, Suite 125 Oxnard, CA 93036 Attention: Lisa Figgins  Facsimile: (805) 991-1651
	1.1.4 Closing Date: The completion of the sales transaction under this Agreement ("Closing") shall occur on or before 30 days from the Effective Date (“Closing Date”) at the offices of Escrow Holder.
	1.1.5 Property:  The Property consists of, collectively, all of Seller's right, title and interest in and to: (i) the real property (“Real Property”); and (ii) the intangible personal property (“Intangible Personal Property”).
	1.1.6 Real Property:  The Real Property means, collectively: (i) the land described in Exhibit A attached hereto (the “Land”); (ii) all improvements located on the Land (collectively, the “Improvements”); and (iii) all rights, benefits, privileges, ea...
	1.1.7 Intangible Personal Property.  The Intangible Personal Property means collectively those items related to the Real Property, including, without limitation, to the extent assignable and where applicable: (i) the lease dated October 23, 2020 with ...

	1.2 Closing Costs.  Closing costs shall be allocated and paid as follows:
	1.3 Notice Addresses:

	ARTICLE 2   PURCHASE AND SALE
	ARTICLE 3   PAYMENT OF PURCHASE PRICE
	ARTICLE 4   Due Diligence
	4.1 Due Diligence Inspections.  Buyer acknowledges and agrees that Buyer has conducted, performed, analyzed, reviewed and approved all engineering, environmental, geologic, use, development and other inspections, tests, reviews and studies of the Prop...
	4.1.1 Buyer shall have the right to continue to conduct a Phase I Environmental Site Assessment (ESA) of the Property so long as Buyer complies with the confidentiality provisions set forth in Section 4.3 below; provided, however, that in no event sha...
	4.1.2 Buyer acknowledges that Buyer has previously been provided with copies of documents, materials, reports, records, existing leases and files pertaining to the Property, and Buyer has also been provided with reasonable access (and Buyer will conti...
	4.1.3 Buyer shall have the right to conduct additional physical inspections, tests and studies of the Property and access and review the Property Documents subject to the conditions and restrictions contained in this Agreement.  Buyer shall have the r...

	4.2 Return of Documents and Reports.  If this Agreement terminates for any reason, then:  (i) Buyer shall promptly return and/or deliver to Seller all Property Documents delivered by Seller to Buyer and destroy any copies thereof made, received or ret...
	4.3 Proprietary Information; Confidentiality.  Buyer acknowledges that the Property Documents which are not recorded or public documents (collectively, the “Non-Public Property Documents”) are proprietary and confidential and have been or will be deli...
	4.4 Buyer's Indemnity.  Buyer shall indemnify, defend and hold Seller harmless from and against all third-party liens, claims, liabilities, damages, losses, costs, expenses, actions and causes of action arising out of  (i) any entry onto the Property ...
	4.5 Natural Hazard Disclosure.  Seller is required to disclose if any of the Real Property lies within the following natural hazard areas or zones:  (i) a special flood hazard area designated by the Federal Emergency Management Agency; (ii) an area of...
	4.6 Section 25359.7 of Health and Safety Code.  Section 25359.7 of the California Health and Safety Code requires owners of non-residential real property who know, or have reasonable cause to believe, that any release of hazardous substance has come t...
	4.7 Energy Performance Disclosure Information.  Section 25402.10 of the California Public Resources Code permits building owners to disclose the energy performance of certain non-residential buildings to a prospective buyer prior to the execution of a...

	ARTICLE 5   Title and Survey
	5.1 Preliminary Title Report.  Prior to the Effective Date, Seller or the Title Company delivered to Buyer (or made available to Buyer electronically via website drop box or other account):  (i) the title report for the Real Property listed on Exhibit...
	5.2 Survey.  Prior to the Effective Date, Seller delivered to Buyer (or made available to Buyer electronically via website drop box or other account) the ALTA Survey of the Real Property listed on Exhibit A (“Existing Survey”).  Buyer may elect, at it...
	5.3 Delivery of Title Policy at Closing.  Buyer's obligation to purchase the Property shall be subject to and conditioned upon the Title Company's willingness to issue, upon the sole condition of the payment of its regularly scheduled premium, an ALTA...
	5.4 Permitted Exceptions.  The term “Permitted Exceptions” shall mean, collectively: (i) the specific exceptions listed in the PTR; (ii) matters created by, through or under Buyer; (iii) items shown on the Survey; and (iv) real estate taxes not yet du...

	ARTICLE 6   Operations and Risk of Loss
	6.1 Ongoing Operations.  From the Effective Date through Closing:
	6.1.1 No Contracts.  Seller will not enter into any contract that will be an obligation affecting the Property or Buyer subsequent to the Closing.
	6.1.2 Maintenance and Operation of Improvements; Removal of Personal Property.  Subject to Sections 6.2 and 6.3, Seller shall maintain and operate all Improvements substantially in their present condition (ordinary wear and tear and casualty excepted)...
	6.1.3 Transfers, Conveyances and Encumbrances.  Seller shall not transfer, convey or encumber all or any portion of the Property or subject the Property to any additional liens or encumbrances.

	6.2 Damage.  If prior to Closing the Real Property is damaged by fire or other casualty, Seller shall cause an independent third party to estimate the cost to repair and the time required to complete repairs and will provide Buyer written notice of su...
	6.2.1 Material.  In the event of any Material Damage to or destruction of the  Property or any portion thereof prior to Closing, Buyer may, at its option, terminate this Agreement by delivering written termination notice to Seller within ten (10) days...
	6.2.2 Not Material.  If the Property is not Materially Damaged, then neither Buyer nor Seller shall have the right to terminate this Agreement, and Seller shall, at its option, either:  (i) repair the damage before the Closing in a manner reasonably s...

	6.3 Condemnation.  If proceedings in eminent domain are instituted with respect to the Real Property or any portion thereof by any governmental agency other than Buyer, then Buyer may, at its option, by written notice to Seller given within ten (10) d...

	ARTICLE 7   Closing
	7.1 Closing.  The completion of this sales transaction (“Closing”) shall occur on the Closing Date at the offices of Escrow Holder pursuant to Section 1.1.4.
	7.2 Conditions to Parties' Obligation to Close.  In addition to all other conditions set forth herein, the respective obligations of the Parties to complete the purchase and sale of the Property are conditioned upon the following:
	7.2.1 Representations and Warranties.  Each Party deems its representations and warranties contained in this Agreement are true and correct in all material respects provided, however, if as of the Effective Date Buyer is actually aware (by disclosures...
	7.2.2 Deliveries.  By the Closing Date, each Party shall tender all deliveries as set forth in Sections 7.3 and 7.4 below.
	7.2.3 Actions, Suits, etc.  Each Party represents and warrants that there are no pending actions, suits, arbitrations, claims, attachments, proceedings, assignments for the benefit of creditors, insolvency, bankruptcy, reorganization or other proceedi...

	7.3 Seller's Deliveries in Escrow.  By the Closing Date, Seller shall deliver to Escrow Holder the following documents executed by Seller:
	7.3.1 A notarized grant deed in the form of Exhibit D attached hereto (the “Deed”);
	7.3.2 Bill of Sale, Assignment and Assumption.  A Bill of Sale, Assignment and Assumption, if any, in the form of Exhibit E attached hereto (the “Assignment”);
	7.3.3 Conveyance or Transfer Tax Forms or Returns.  Such conveyance or transfer tax forms (including a preliminary change in ownership) and tax returns, if any, as are required to be delivered or signed by Seller by applicable state and local law in c...
	7.3.4 Seller's Non-Foreign Status Affidavit.  An affidavit as required by the Foreign Investors Real Property Tax Act (as amended) and California Revenue and Taxation Code Section 18805.
	7.3.5 Additional Documents.  Any additional documents that Buyer, Escrow Holder or the Title Company may reasonably require for the completion of the transaction (but no such additional document shall expand any existing or result in any new obligatio...

	7.4 Buyer's Deliveries in Escrow.  By the Closing Date, Buyer shall deliver to Escrow Holder the following:
	7.4.1 Bill of Sale, Assignment and Assumption.  The Assignment executed by Buyer;
	7.4.2 Transfer Tax Forms or Returns.  Such conveyance or transfer tax forms (including a preliminary change in ownership) and tax returns, if any, as are required to be delivered or signed by Buyer prior to the Closing Date by applicable state and loc...
	7.4.3 Additional Documents.  Any additional documents that Seller, Escrow Holder or the Title Company may require for the completion of the transaction contemplated by this Agreement (but no such additional document shall expand any existing or result...

	7.5 Closing Statements.  Three days prior to the Closing Date, Seller and Buyer shall each deposit with Escrow Holder signed estimated closing statements consistent with this Agreement.
	7.6 Purchase Price.  At least two (2) business days prior to the Closing Date, Buyer shall deliver to Escrow Holder Buyer's Funds pursuant to Article 3.
	7.7 Possession.  On the Closing Date, Seller shall deliver to Buyer possession of the Property (which includes the Intangible Personal Property and the Real Property), except to the extent the Property is subject to the lease dated October 23, 2020 wi...
	7.8 Delivery of Books and Records.  Within five (5) business days after the Closing Date, Seller shall deliver, at Seller's expense, to the notice address for Buyer listed herein the following Intangible Personal Property including all documents and m...
	7.9 Prorations.  At Closing, the following items shall be prorated as of the Closing Date with all items of income and expense for the Property being borne by Seller from and after (and including) the Closing Date: Tenant Receivables (defined below) a...
	7.9.1 Taxes.  If Taxes for the year of Closing are not known or cannot be reasonably estimated, Taxes shall be prorated based on Taxes for the year prior to Closing.  Any additional Taxes relating to the year of Closing arising out of a change in the ...
	7.9.2 Utilities.   Buyer shall take all steps necessary to effectuate the transfer of all utilities to its name as of the Closing Date, and where necessary, post deposits with the utility companies.  Seller shall be entitled to recover any and all dep...
	7.9.3 Tenant Receivables.  Rents due from tenants under the leases and operating expenses and/or taxes payable by tenants under the leases (collectively, “Tenant Receivables”) and not collected by Seller as of Closing shall not be prorated between Sel...
	7.9.3.1 Tenant Receivables and other income received by Buyer from tenants under the leases after Closing shall be applied in the following order of priority: (1) first, to payment of the current Tenant Receivables then due for the month in which the ...
	7.9.3.2 Without limiting the generality of the requirements of Section 7.9.3.1 (3) above, if the final reconciliation or determination of operating expenses and/or taxes due under any leases on the Real Property shows that a net amount is owed by Sell...


	7.10 Final Adjustment After Closing.  If final bills are not available or cannot be issued prior to Closing for any item being prorated under Section 7.9, then Buyer and Seller agree to allocate such items on a fair and equitable basis as soon as such...
	7.11 Tenant Deposits.  All tenant security deposits collected and not applied by Seller (and interest thereon if required by law or contract) shall be transferred or credited to Buyer at Closing.  As of the Closing, Buyer shall assume Seller’s obligat...

	ARTICLE 8   Commissions
	8.1 Closing Costs.  Closing costs shall be allocated between Seller and Buyer in accordance with Section 1.2.
	8.2 Commissions.  Seller and Buyer each (i) represents and warrants to the other Party that the representing Party has not authorized any broker or finder to act on its behalf, or dealt with any broker or finder purporting to act on its behalf, in con...

	ARTICLE 9   Representations and Warranties
	9.1 Seller's Representations and Warranties.  Seller represents and warrants to Buyer that:
	9.1.1 Authority.  Seller has the full right and authority and has obtained any and all consents required to enter into this Agreement and to consummate or cause to be consummated the transactions contemplated hereby.  This Agreement has been, and all ...
	9.1.2 Conflicts and Pending Actions.  There is no agreement to which Seller is a party or, to Seller's knowledge, binding on Seller which is in conflict with this Agreement.  To Seller's knowledge, as of the Effective Date, there is no action or proce...
	9.1.3 Employees.  As of the Closing, there will be no employees of Seller who will become employees of Buyer solely as a result of the sale of the Property to Buyer.
	9.1.4 Notices from Governmental Authorities.  To Seller's knowledge, except as otherwise disclosed by or contained in the Property Documents, as of the Effective Date, Seller has not received from any governmental authority written notice of any mater...
	9.1.5 Litigation.  To Seller's knowledge, except as otherwise disclosed by or contained in the Property Documents, as of the Effective Date: (i) Seller is not a party to any litigation or other court proceeding which adversely affects the Property; an...
	9.1.6 Eminent Domain.  To Seller's knowledge, except as otherwise disclosed by or described in the Property Documents, as of the Effective Date, Seller has received no written notice of any condemnation or eminent domain proceeding pending or threaten...

	9.2 Buyer's Representations and Warranties.  Buyer represents and warrants to Seller that:
	9.2.1 Authority.  Buyer has the full right and authority and has obtained any and all consents required to enter into this Agreement and to consummate or cause to be consummated the transactions contemplated hereby.  This Agreement has been, and all o...
	9.2.2 Conflicts and Pending Actions.  There is no agreement to which Buyer is a party or, to Buyer's knowledge, binding on Buyer which is in conflict with this Agreement.  To Buyer's knowledge, as of the Effective Date there is no action or proceeding...
	9.2.3 ERISA.  Either (i) no portion of the assets used to acquire the Property constitutes assets of any employee benefit plan subject to Title I of the U.S. Employee Retirement Income Security Act of 1974, as amended (“ERISA”), any plan, account or o...

	9.3 Survival of Representations and Warranties.  The representations and warranties set forth in this Article 9 shall not be deemed to be merged into or waived by the Transaction Documents but shall survive the Closing for a period of nine (9) months ...

	ARTICLE 10   Breach and Remedies
	10.1 Seller's Remedies.  If the Closing and the completion of the transaction herein contemplated do not occur by reason of any material breach by Buyer under this Agreement (including any breach by Buyer under Section 7.4, Section 7.6 and/or the firs...
	10.2 Buyer's Remedies.  If the Closing and the completion of the transaction herein contemplated do not occur by reason of any material breach by Seller under this Agreement (including any breach by Seller under Section 7.3 and/or the first sentence o...
	(i) waive said failure or breach and proceed to the Closing;
	(ii) terminate this Agreement by giving Seller written notice of such election prior to the Closing Date and recover from (A) Escrow Holder, the entire amount of the Buyer's Funds then held by Escrow Holder, and (B) Seller, Buyer's Third-Party Expense...
	(iii) enforce specific performance; provided, however, as conditions precedent to Buyer's right to enforce specific performance against Seller (including the filing of a lis pendens or other claim or lien against the Property), all of the following mu...
	For purposes hereof, “Buyer's Third-Party Expenses” shall mean the actual out-of-pocket expenses incurred by Buyer and paid to (1) Buyer's attorneys in connection with the negotiation of this Agreement, and/or (2) unrelated and unaffiliated third-part...
	10.3 Other Expenses.  If this Agreement is terminated due to the breach of a Party, then the breaching Party shall pay any fees due to Escrow Holder for holding the Buyer's Funds plus any escrow cancellation fees and any fees due to the Title Company ...

	ARTICLE 11   Disclaimers; Release and INDEMNITY
	11.1 Disclaimers by Seller.  Except as expressly set forth in this Agreement and in the Transaction Documents, it is understood and agreed that Seller has not at any time made and is not now making, and specifically disclaims, any warranties or repres...
	11.2  Sale “As Is, Where Is.”  Buyer acknowledges and agrees that upon Closing, Seller shall sell and convey to Buyer and Buyer shall accept the Property “AS IS, WHERE IS, WITH ALL FAULTS,” except to the extent expressly provided otherwise in this Ag...
	11.3  “Hazardous Materials” Defined.  For purposes hereof, "Hazardous Materials" means "Hazardous Material," "Hazardous Substance," "Pollutant or Contaminant," and "Petroleum" and "Natural Gas Liquids," as those terms are defined or used in Section 1...
	11.4  Buyer’s Release.  Buyer waives its right to recover from, and forever releases and discharges, Seller, Seller's affiliates, Seller's investment manager, property manager, the partners, trustees, shareholders, beneficiaries, directors, officers,...
	BUYER HEREBY WAIVES THE PROVISIONS OF SECTION 1542 SOLELY IN CONNECTION WITH THE MATTERS WHICH ARE THE SUBJECT OF THE FOREGOING WAIVERS AND RELEASES.
	11.5  Survival.  The terms and conditions of this Article 11 shall expressly survive the Closing, not merge with the provisions of any Transaction Documents and shall be incorporated into the Deed.

	ARTICLE 12   Miscellaneous
	12.1 Parties Bound; No Assignment by Buyer.  This Agreement, and the terms, covenants, and conditions contained herein, shall inure to the benefit of and be binding upon the heirs, personal representatives, successors, and assigns of each of the Parti...
	12.2 Headings.  The article, section, paragraph and/or other headings of this Agreement are for convenience only and in no way limit or enlarge the scope or meaning of the language hereof.
	12.3 Invalidity and Waiver.  If any portion of this Agreement is held invalid or inoperative, then so far as is reasonable and possible the remainder of this Agreement shall be deemed valid and operative, and, to the greatest extent legally possible, ...
	12.4 Governing Law; Venue.  This Agreement is made and entered into in the State of California and shall, in all respects, be governed by and interpreted in accordance with the laws of the State of California applicable to contracts entered into and t...
	12.5 Survival.  The provisions of this Agreement requiring the performance of any post-Closing obligations and the obligations of the Parties not fully performed at the Closing which expressly survive the Closing, shall survive the Closing and shall n...
	12.6 Entirety and Amendments.  This Agreement embodies the entire agreement between the Parties and supersedes all prior agreements and understandings relating to the Property.  This Agreement may be amended or supplemented only by an instrument in wr...
	12.7 Time.  Time is of the essence in the performance of this Agreement.
	12.8 Notices.  All notices required or permitted under this Agreement shall be in writing and shall be served on the Parties at the addresses set forth in Section 1.3.  Any such notices shall, unless otherwise provided herein, be given or served (i) b...
	12.9 Construction.  The Parties acknowledge that the Parties and their counsel have reviewed and revised this Agreement and agree that the normal rule of construction to the effect that any ambiguities are to be resolved against the drafting Party sha...
	12.10 Calculation of Time Periods.  Unless otherwise specified, in computing any period of time described herein, the day of the act or event after which the designated period of time begins to run is not to be included and the last day of the period ...
	12.11 Execution in Counterparts.  This Agreement may be executed in any number of counterparts, each of which shall be deemed to be an original, and all of such counterparts shall constitute one Agreement.
	12.12 No Recordation.  Buyer shall not record this Agreement or any memorandum hereof, or any affidavit pertaining hereto, and any such recordation by Buyer shall constitute a breach hereunder by Buyer, whereupon Seller shall have the remedies set for...
	12.13 Further Assurances.  In addition to the acts and documents recited herein and contemplated to be performed, executed and/or delivered by either Party at Closing, each Party agrees to perform, execute and deliver, but without any obligation to in...
	12.14 Discharge of Obligations.  The acceptance of the Deed by Buyer shall be deemed to be a full performance and discharge of every representation and warranty made by Seller herein and every agreement and obligation on the part of Seller to be perfo...
	12.15 No Third-Party Beneficiary.  The provisions of this Agreement and of the documents to be executed and delivered at Closing are and will be for the benefit of Seller and Buyer only and are not for the benefit of any third party, and accordingly, ...
	12.16 Electronic Signatures.  In accordance with California’s Uniform Electronic Transactions Act (the “Act”), the Parties agree to accept electronic and/or digital signatures and records, transmitted via facsimile or other electronic means (collectiv...
	12.17 Exchange.   Each Party hereby consents to the other Party including this transaction as part of a tax deferred exchange under Section 1031 of the Internal Revenue Code and agrees to reasonably cooperate with the other Party, at no cost to the co...




