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KRISTA L. FREITA

UNITED STATES DISTRICT COURT
CENTRAL DISTRICT OF CALIFORNIA

SECURITIES AND EXCHANGE
COMMISSION,

Plaintiff,

VS.

INTEGRATED NATIONAL
RESOURCES, INC. dba
WEEDGENICS, ROLF MAX
HIRSCHMANN aka “MAX
BERGMANN,” PATRICK EARL
WILLIAMS,

Defendants, and

WEST COAST DEVELOPMENT LLC,
INR CONSULTING LLC (WYOMING
ENTITY), OCEANS 19 INC.,
AUTOBAHN PERFORMANCE LLC,
ONE CLICK GENERAL MEDIA INC.,
OPUS COLLECTIVE, JOHN ERIC
FRANCOM, INR-CA INVESTMENT
HOLDINGS, LLC, MICHAEL
DELGADO, TOTAL SOLUTION
CONSTRUCTION LLC. BAGPIPE
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HOLDINGS LLC, BAGPIPE
MULTIMEDIA LLC, TYLER
CAMPBELL, INR CONSULTING LLC
gCALIFORNIA ENTITY), HIDDEN

PRINGS HOLDINGS GROUP LLC,
and ALEXANDRIA PORTER BOVEE
aka “AIA MONTGOMERY”,

Relief Defendants.
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I, Krista L. Freitag, declare as follows:

1. I am the permanent receiver for Defendant Integrated National
Resources, Inc. d/b/a WeedGenics (“INR”), and Relief Defendants West Coast
Development LLC, INR Consulting LLC (Wyoming entity), Oceans 19 Inc.,
Autobahn Performance LLC, One Click General Media Inc., Opus Collective, INR
Consulting LLC (California entity), Hidden Springs Holdings Group LLC, Total
Solution Construction LLC, Bagpipe Holdings LLC, Bagpipe Multimedia LLC, and
INR-CA Investment Holdings, LLC, and their subsidiaries and affiliates

(collectively, the “Receivership Entities™). I make this declaration in support of my

Motion for (A) Approval of Sale of Real Property Located at 865 E. Riverpark
Lane, Boise, ID; and (B) Authority to Pay Broker’s Commission (“Motion”). I have
personal knowledge of the facts set forth herein and, if called as a witness, could and
would competently testify to such facts under oath.

2. As reflected on Exhibit A to my Fifth Interim Report and
Recommendations (Dkt. 233), the receivership estate includes six real properties.
The properties include a condominium located at 865 E. Riverpark Lane, Boise,
Idaho (“Riverpark Property”). The Riverpark Property was formerly a two-
bedroom, two full bath home, but, after it was purchased by Receivership Entity
Autobahn Performance LLC (“Autobahn”), it was transitioned into a two bedroom
with one full bath and one half bath. The Riverpark Property was purchased in
January 2022 by Autobahn for $630,000.

3. Upon my appointment, my staff and I performed an analysis of the
value of the Riverpark Property, including a review of automated valuation scores
for the property, a review of the funds spent to improve (or over-improve) the
property and commissioned an appraisal of the property. My staff and I also
consulted with multiple licensed brokers about the value of the property and terms
of a potential listing agreement. It is helpful to note that all brokers suggested that

the Boise residential real estate market has experienced a reduction in value of about

4895-1319-6239.1 -3-




Case 8:23-cv-00855-JWH-KES Document 257-2 Filed 07/12/24 Page 4 of 21 Page ID

O o0 9 N N B~ WD =

[\ TR NG T NG T NG T NG T N T N N N T S g e e S e e S O Y
<N N »n A W N = O VO 0N N PR WD = O

28

LAW OFFICES

Allen Matkins Leck Gamble
Mallory & Natsis LLP

#4791

5% to 10% over the last few years. Ultimately, I selected eXp Realty, LLC
(“Broker”) and had the Riverpark Property listed for sale at $649,900 on May 3,
2024.

4. The Riverpark Property was listed on the local MLS, which syndicates
information on all major real estate platforms including Zillow, Redfin, and
Realtor.com. In the week following the listing, there were two (2) offers received.
One for $650,000 and the other for $661,000. However, the $650,000 offer
contained a clause that would increase the offer to be $5,000 over our highest offer,
with a maximum price of $670,000. Through Broker, I sent a counteroffer to the
highest and best offer to clarify receivership specific terms, including the as-is
nature of the sale, and the overbid/auction process. Ultimately, I finalized an offer
from Edward W. Bird and Alwyn M. Bird (“Buyer”) in the amount of $666,000.
Through Broker, the prospective purchasers whose offers were not selected have
been invited to participate in the overbid/auction process discussed below.

5. I believe the proposed sale to Buyer pursuant to the Agreement is in the
best interests of the estate. The Riverpark Property was listed on the MLS with a
licensed broker and shown to all interested parties. The property was on the market
for seven days, offers were received, terms negotiated, and the Agreement signed. |
have found no evidence that the proposed sale is anything other than an ordinary
arm’s length transaction. The purchase price is fair and reasonable, it exceeds the
automated values, broker opinions of value and the appraisal commissioned and
exceeds what the property was purchased for in 2022 by $36,000.

6. With respect to Broker’s commission, Broker appears to have broadly
marketed the Riverpark Property for sale, to include its posting on the MLS and its
own website. The listing agreement is standard for the local area and the
commission offered is consistent with the lower range of industry standards for
commissions paid to brokers for sales of residential properties. In negotiating the

commission rate, I considered a recently announced settlement that the National

4895-1319-6239.1 -4-
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1 || Association of Realtors entered with the Department of Justice to resolve ongoing
2 | litigation. This agreement is not expected to go into effect until August 2024;
3 | however, the settlement helped me negotiate a commission on the lower range of
4 | industry standards. Accordingly, I request authorization to pay Broker the
5 | commission amount in accordance with the listing agreement.
6 I declare under penalty of perjury that the foregoing is true and correct.
7 Executed on July 12, 2024, at Amsterdam, Netherlands.
9 ;f/\(u((t(\f
Krista L. Freitag
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
4895-1319-6239.1 -5-
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RE-21 REAL ESTATE PURCHASE AND SALE AGREEMENT S

THIS IS A LEGALLY BINDING CONTRACT, READ THE ENTIRE DOCUMENT, INCLUDING ANY ATTACHMENTS.
IF YOU HAVE ANY QUESTIONS, GONSULT YOUR ATTORNEY AND/OR ACCOUNTANT BEFORE SIGNING. @

L
Rmmg}: NO WARRANTIES, INCLUDING, WITHOUT LIMITATION, ANY WARRANTY OF HABITABILITY, AGREEMENTS
| B LR L OR REPRESENTATIONS NOT EXPRESSLY SET FORTH HEREIN SHALL BE BINDING UPON EITHER PARTY.

1 |D# Bird0611 DATE 6/11/2024

2 LISTING AGENCY exp Realty, LLC Oftice Phone #____208-890-7776  Fax #

3 Listing Agent, Isasc B Chaver E-Mail isaacfisaacchavez.com Phone # 208-423-8754

4+ SELLING AGENCY Better Homes & Gardens 43North Office Phone # 208-381-8000 Fax # 88B8-452-5257

5 Selling Agent Sanel Tucakovic E-Mail saneltucakovicigmail com Phone # 208-631-8372

6

s 1.BUYER: Edward W Bird Alwyn M Bird

2 (Hereinafter called "“BUYER") agrees to purchase, and the undersigned SELLER agrees to sell the following described real estate hereinafter referred to as
s “PROPERTY" COMMONLY KNOWN AS 865 E Riverpark Ln

10 City Boise County Ada 1D, Zip 83705 legally described as:
11 UNIT 6 BLDG A PARR CONDO
12 OR Legal Description Attached as exhibit (Exhibit must accompany original offer and be slgned or Initlaled by BUYER and SELLER.)
13
1“4 2,8 650,000.00 PURGHASE PRICE: Six Hundred Fifty Thousand DOLLARS,

15 payable upon the following TERMS AND CONDITIONS (not including closing costs):
¢ This offer is contingent upon the sale, refinance, and/or closing of any other property L Yes No

. 3. FINANCIAL TERMS: Note: A+D+E+F must add up to total purchase price.

20 {A). 5 6,500.00 EARNEST MONEY: Six Thousand Five Hundred DOLLARS
24 BUYER hereby offers the above stated amount as Eamest Money which shall be creditad to BUYER upon closing. Earnast Maney is/will be:
vid : HeldBy; Dellvered: Deposited:
O Cash [ Responsible Broker {1 With Offer W Upon Raceipt and Acceptance
K Personal Check W Closing Company ® Within 3  business days (three [3] if 0 Upon Receipt Regardiess of
loft blank) of acceptance. Acceptance
(1 Cashier's Check [1 See Section § £ See Section § [ See Section 5
O Wire/Electronic Transfar
3 Note

0O See Section 5

23 THE RESPONSIBLE BROKER SHALL BE: Jeff Martel

24

25 (B). ALL CASH OFFER: EIYES [INO If this is an all cash offer do nat complete Sections 3D and 3E, fill blanks with “0” (ZERO). IF CASH
26 OFFER, BUYER'S OBLIGATION TO CLOSE SHALL NOT BE SUBJECT TO ANY FINANCIAL CONTINGENCY. BUYER agrees lo provide SELLER
27 within business days (five [5] if left blank) from the date of acceptance of this agreement by all parties written confirmation of sufficient funds necessary
28 to close transaction. Acceptable documentation includes, but is not limited to, a copy of a recent bank or financial statement.

28

30 (C) PROCEEDS FROM ANOTHER SQURCE: {1 ves No (No if left blank)

32 (D} $ NEW LOAN PROCEEDS: If a number greater than zero appears in the preceding blank, then this Agreement is

13 contingent upon BUYER obtaining the following financing:

L] FIRST LOAN of § N/A not including mortgage insurance, through OFHA, CIVA, COCONVENTIONAL, [CIHFA, TORURAL

35 DEVELOPMENT, OOTHERZZ with interest not to exceed__——___% for a period of _-=__ year(s) at: [JFixed Rate [lOther—> i
3 SECOND LOAN of § == through OFHA, OOVA, CJCONVENTIONAL, CIHFA, CGRURAL DEVELOPMENT, OOTHER--

37 with interest not to exceed - % for a period of -- year(s) at: OFixed Rate DOther_- i

38 In the event BUYER is unable, afler exercising good faith efforts, to abtain the indicated financing, BUYER's Eamest Money shall be retumed to BUYER.
39

40 LOAN APPLICATION: BUYER Mhas applied OR Clshall apply for such loan(s). Within__ 1 business days (ten {10] if left blank) of final acceptance

41 of all parties, BUYER agrees to furnish SELLER with a written confirmation showing lendsr approval of credit report, income verification, debt
ratios, and evidence of sufficient funds and/or proceeds hecessary to close transaction in 2 manner acceptable to the SELLER(S) and subject
only to satisfactory appraisal and final lender underwriting. If an appralsal is required by lender, the PROPERTY must appraise at not less than
PURCHASE PRICE or BUYER'S Eamest Money shail be retumed at BUYER'S request unless SELLER, at SELLER'S sole discretion, agrses to reduce
45 the purchase price to meet the appraised value, in which case SELLER shall be entitled to a copy of the appraisal and shall have the option to notify
48 BUYER of any price reduction. BUYER may also waive the right to obtain a foan or apply for a loan with conditions and costs more favorabie fo BUYER
47 so long as the new loan does not increase the costs or requirements to the SELLER.

48

-

50

e Mt

/2
BUYER'S Initials LM‘I Date o/t SELLER'S lnll\@} . ] Date LD h’] |8@L_/t

This formn is printed and distrtbuted by the Idaho Association of REALTORSE, Inc. This form has been designed and is provided for use by the real estata professionals who are mambsrs of the
idaho Assaciation of REALTORS®. USE BY ANY OTHER PERSON S PROHIBITED. ©Copyright idaho Assoclation of REALTORS®, Inc. All ights rasarved,
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FHA / VA: If applicable, it is expressly agreed that notwithstanding any ather provisions of this contract, BUYER shall not be obligated to complete the
purchasa of the PROPERTY described herein or to incur any penatty or forfeiture of Eamest Money deposits or otharwise unless BUYER has been given
in accordance with HUD/FHA or VA requirements a written statement by the Federal Housing Commissioner, Vetsrans Administration or a Direct
Endorsement lender sefting forth the appraised value of the PROPERTY of not less than the sales price as stated in the contract. The purchaser shall
have the privilege and option of proceeding with consummation of the contract without regard to the amount of the appraised valuation. The appraised
valuation is arrived at to determine the maximum mortgage the Department of Housing and Urban Development will insure. HUD does not warrant the
value or condition of the property. The purchaser should satisfy himselffherself that the price and condition of the property are acceptable.

oo oWy en

{E). & ADDITIONAL FINANCIAL TERMS:
O Additional financial terms are specified under the heading “OTHER TERMS AND/OR CONDITIONS" (Section 5).
1 Addltional financial terms are contained in a FINANCING ADDENDUM of same date, attached hersto, signed by both parties.

(F). $ 643500 APPROXIMATE FUNDS DUE FROM BUYERS AT CLOSING (Not including clasing costs): Cash at closing
to be paid by BUYER at closing in GOOD FUNDS, includes: cash, electronic transfer funds, certified check or cashier's check.

If such written confirmation required in 3(B) or 3(D) is not received by SELLER(S) within the strict tima allotted, SELLER(S) may at their option cancel this
agreemant by notifying BUYER(S) in writing of such cancellation within business days (three [3] if left blank) after writtan confirmation was required.
If SELLER does not cancel within the strict time period specified as set forth herein, SELLER shall be deemed to have accepted such written confirmation
of lender approval or waived the right to receive witten confirmation and shall be deemed to have elected to proceed with the transaction. SELLER'S

approval shall not be unreasonably withheld.

4. SATISFACTION AND/OR REMOVAL OF ALL CONTRACT CONTINGENCIES: Uniess specifically stated below all contingencies in this
- Agreement and in any counter offers, addendums or amendments are required to be satisfied, removed or exercisad no later than 2 calendar
days (seven [7] if left blank) prior to the stated closing date or any extension thareof. Failure of sither BUYER or SELLER to exercise any contingency
76 by this deadline shall constitute an unconditional waiver of said contingency. Unless this Agreement is properly terminated under a specific provision of this
76 Agreement prior to the contingency deadline stated above then all parties shall conclusively be deemed to have elected to proceed with the transaction and
77 all Earmast Money shall become nonrefundable except upon an instance of SELLER's default. In the event any contingency has been waived or a contingency
78 deadline has expired and thereafter closing is extended or rescheduled to occuron a later date, said extension shall not reinstate the waived or expired
78 contingency without a mutuaily executed written agresment containing language specifically reinstating the same.
s This contingency deadling shall not apply to the following contingency(les):
81
82

PUNIYIZSIEZRERRN2BE

5. OTHER TERMS AND/OR CONDITIONS: This Agreement is made subject to the following special terms, conslderations and/or contingencies.
Automatic Price Escalation: The Purchase Price spacified above shall be automatically increased to
provide $5,000 (Five Thousand Dollars) in additional net proceeds to the Seller compared to any other
offer held by the Seller provided that the total Purchase Price shall not exceed $670,000 (Six Hundred

Seventy Thousand Dollars).

888888

83

In the event that the Automatic Price Escalation is utilized, Seller shall provide Buyer with a copy ©
the alternate offer. Seller may, at the Seller's election, black out tha other Buyer's name and
contact information on the alternate offer.

6. ITEMS INCLUDED & EXCLUDED IN THIS SALE: Al existing fixtures and fittings that are attached to the PROPERTY are INCLUDED IN THE

PURCHASE PRICE (unless excluded below) and shall be transferred free of llens and in as-is condition. These include, but are not limited to, all selier-owned
g8 attached floor coverings, television wall mounts, sateliite dish, electronic doorbells and locks, attached plumbing, bathroom and fighting fixtures, window
90  screens, screen doors, storm doors, storm windows, window coverings, garage door opener(s) and transmitter(s), exterior trees, plants or shrubbery, water
100 heating apparatus and fixtures, attached fireplace equipment, awnings, ventilating, cooling and heating systemms, all ranges, ovens, built-in dishwashers, fuel
101 tanks, and irmigation fixtures and equipment, that are now on or used in connection with the PROPERTY and shalt be included in the sale unless otherwise
102 provided herein. BUYER should satisfy himself/herself that the condition of the included items is acceptabile. The terms stated in this section shall control over any
103 oral statements, prior written communications and/or prior publications including but nct limited to MLS listings and advertisements. Personal property
104 described in a property disclosure report shall not be inferred as to be included unless specifically set forth herein. It is agreed that any item included in section
105  6(A} below is of nominal value less than $100.

106

107 {A). ADDITIONAL ITEMS SPECIFICALLY INCLUDED IN THIS SALE:

108 Rafigerator, Washar, Dryex

109

110

11

192 {B). ITEMS SPECIFICALLY EXCLUDED IN THIS SALE:

13 Sellers Personal Property

114

115
118
17

118
119

SgEREREERE

l Eﬁ ' 06/11/2024 ( (aﬂab(
BUYER'S Initials 6 }L[MJ Date SELLER'S Initi ( ) Date w (’-P

This form is printed and dislributed by the Idaho Associalion of REALTORS®, Inc. This form hes been designed and is povided for ysa by the resl astate profassionals who are members of the
|daho Association of REALTORS®, USE BY ANY OTHER PERSON IS PROHIBITED. &Copynght idaho Association of REALTORS®, Inc, All rights reserved.
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10 7. MINERAL RIGHTS: Any and all mineral rights appurtenant to the PROPERTY and owned by SELLER are included In and are part of the sale of this
21 PROPERTY, and are not leased or encumbered, unless otherwise agreed to by the parties in writing.

122

123 8, WATER RIGMTS: Any and all water rights including but not limited to water systems, wells, springs, takes, streams, ponds, rivers, ditches, ditch rights,
124 and the like, if any, appurtenant to the PROPERTY and owned by SELLER are included in and are a part of the sale of this PROPERTY, and are nat leased
125  or encumbered, unless otherwise agreed to by the parties in writing.

126

127 9, FARM/CROPSITIMBER RIGHTS: SELLER, or any tenant of SELLER, shall be allowed to harvest, sell or assign any annual crops which have been
128 planted on the PROPERTY prior to the date of this Contract, aven though said harvest time may occur subsequent to the date of the setlement of this contract,
120 unless otherwise agreed by attached addendum. If the crop consists of timber, then neither SELLER nor any tenant of SELLERS shall have any right to
130 harvest the timber unless the right to remove same shall be established by an attached addendum. Notwithstanding the provisions hereof, any tenant who
131 shall be ieasing the PROPERTY shall be allowed to complete the harvest of any annual crops that have been planted pricr to the date of Contract Acceptance
132 as previously agreed between SELLER and Tenant. ANY AND ALL SUCH TENANT AGREEMENTS ARE TO BE ATTACHED.

133

45 10. TITLE CONVEYANCE: Title of SELLER is to be conveyed by warranty deed, unless otherwise pravided, and is to be marketable and insurable except
135 for rights reserved in federal patents, state or railroad deeds. building or use restrictions, building and zoning regulations and ordinances of any govemmental
13  unit, and rights of way and easements established or of record. Liens, encumbrances or defects to be discharged by SELLER may be paid out of purchase
137 money at date of closing. No liens, encumbrances or defects which are to be discharged or assumed by BUYER or to which title is taken subject to, exist
138 unless otherwise specified in this Agreement.

139

140 11, TITLE INSURANCE: There may be types of title Insurance coverages available other than those listed below and parties to this agreement
141 are advised to talk to a titte company about any other coverages available that will give the BUYER additional coverage.

142

143 (A). PRELIMINARY TITLE COMMITMENT AND CC&Rs: Within _6_ business days (six [6] if left blank) of final acceplance of all parties, JISELLER or
144 ~BUYER shall fumnish to BUYER a preliminary commitment of a title insurance policy showing the condition of the title to said PROPERTY and a copy of
145 any covenants, conditions and restrictions (CC&Rs) applicable to the PROPERTY. BUYER shal have ___business days {two [2] if left biank) after receaipt
148 of the prefiminary commitment and CC&Rs, within which to object in writing to the condition of the title or CC&Rs as set forth in the documentation provided.
147 If BUYER does not so object, BUYER shall be deemed to have accepted the conditions of the title and CC&Rs. If the title of said PROPERTY is not
148 marketable, and cannot be made so within ____ business days (two [2] if left blank) after SELLER'S recaipt of a written objection and statemant of defact
148 from BUYER, or if BUYER objects to the CC&Rs, then BUYER'S Earnest Money deposit shall be returned to BUYER and SELLER shal pay for the cost of
150 title insurance cancelation fee, escrow and legal fees, if any. Nothing contained herain shall constitute a waiver of BUYER to challenge CC&R terms directly
151 with a homeowner's association after clasing.

152

183 {B). TITLE COMPANY: The parties agree that Title One ~ Sally Howie Title Company
154 located at TRD Boisa 10 shall provide the title policy and preliminary report of commitment.
156

156 {C). STANDARD COVERAGE OWNER'S POLICY: SELLER shalt within a reasonable time after closing furnish to BUYER a title insurance policy in the
187 amount of the purchase price of the PROPERTY showing marketable and insurable tila subject to the llens, encumbrances and defects elsewhere set out
158 in this Agreement to ba discharged or assumed by BUYER unless otherwise provided herein. The risk assumed by the title company in the standard
150 coverage policy is limited to matters of public record. BUYER shall receive a ILTA/ALTA Owner's Policy of Title Insurance. A title company, at BUYER's
180 request, can provide information about the availabifity, desirability, coverage and cost of various title insurance coverages and endorsements. If BUYER

161 desires titte coverage other than that required by this paragraph, BUYER shall instruct Closing company in writing and pay any increase in cost unless
162 otherwise provided herein.
163

184 (D). EXTENDED COVERAGE LENDER'S POLICY {Mortgagee policy): The lender may require that BUYER (Borrower) fumish en Extended Coverage
185 Lender's Palicy. This extended coverage lender's policy considers matters of public record and additionally insures against certain matters nat shown in the
166 public record. This extended coverage iender’'s policy is sclely for the benefit of tha lender and only protects the lander.

167

w8 12. INSPECTION: (A). BUYER chooses Mlto conduct inspections Onot to conduct inspections. If BUYER chooses not to conduct inspections, skip
168 Sections 12(B) and (C). If indicated, this contract is contingent upon BUYER'S approval of the condition of the PROPERTY and BUYER shall have the right
170 io conduct inspections, investigations, tests, surveys and other studies at BUYER'S expense. BUYER is strongly advised to exercise these rights and ta make
171 BUYER'S own seleclion of professionals with appropriate qualifications to conduct inspections of the entire PROPERTY. BUYER shall keep the PROPERTY
172 free and clear of liens; indemnify and hold SELLER harmiess from all liabillty, claims, demands, damages and costs; and repair any damages arising from the
173 inspections. SELLER shall make the PROPERTY available for inspection and agrees to accept the responsibility and expense for making sure ail the utilities
174 are turned on na later than business days {two [2] if left blank) from acceptance for the inspection excapt for phone, cable and internat. No inspections
175 may be made by any governmental building or zonlng inspector or government employee without the prior consent of SELLER unless required by
176 local law.

177

178 O This offer is subject o a short sale approval by a mortgage company, the timeframe(s) for completing inspections shall begin upon written approval of
178 the shost sale by the morigage company and/or all lien holders.

180

181 (B) TIMEFRAME(S) FOR INSPECTIONS

182 1) PRIMARY INSPECTION: Buyer's inspection contingsncy allows a BUYER to conduct a general inspection of the PROPERTY which includes all aspects
183 of the PROPERTY, including but not limited to neighborhood, conditions, zoning and use allowances, environmental conditions, applicabie school districts
184 and/or any other aspect periaining to the PROPERTY or related to the living environment at the PROPERTY; hersinafter referred to as the Primary
185 Inspection. Except for additional tems or conditions spacifically reserved in a Secondary Ingpection below BUYER shall, within __5 __ business days (five
186 {5} if left blank) of acceptance, complete these inspections and give to SELLER written notice of disapproved items/conditions or written notice of tenmination
187 of this Agreement based on an unsatistactory inspection. Once BUYER dellvers written notice to SELLER it shall end BUYER'S timeframe for inspections
188 other than those spacifically regerved in a Secondary Inspection below and is imevocable regardie t was provided priar to the deadiine stated above.

06/11/2024
Date

BUYER'S Initials SELLER'S Initig X ) Date LQU
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2) SECONDARY INSPECTION: ttems or conditions marked below, if any, allow BUYER the indicated additional time to conduct inspection of only those
ftems or conditions. If not indicated below BUYER may still conduct these inspections but must do so under the 12(B)(1) Primary Inspection timeframe.
BUYER shall, within each imeframe stated below, complete tha inspections indicated and glve to SELLER written notice of the disapproved item/candition
or written notice of termination of this Agreement based on an unsatisfactory inspection of that item/condition. Once BUYER dalivers written notice to
SELLER it shall end BUYER'S timeframe for only that item/condition and is irnevocable regardless of If it was provided prior to the deadline stated below.
Any notice provided under this subsection is unrelated to a notice provided under subsection 12(B){1). BUYER shali be responsible for thq cost of all
indicated inspections unless otherwise nated in the Costs Paid By section or elsewhere herein. BUYER reserves the right to conduct the following inspections
outside the Primary Inspection timeline:

[ Domestic Well Water Potability and/or Productivity Test which shall be completed and notice provided within ____ business days (ten [10] if left

blank) from acceptance.

0 Septic Inspection and required Pumping which shall be completed and notice provided within business days (ten [10] if left blank} from

acceptance. i

0 Survey which shall be completed and notice provided within business days (ten [10] if left blank) from acceptance.

0O Other Inspection #1: which shall be completed and notice provided within business

days (ten [10] if left blank} from acceptance.

[ Other Inspection #2 which shall be completed and notice provided within ____ business

days (ten [10] if left biank) from acceptance.

{C). SATISFACTION/REMOVAL OF INSPECTION CONTINGENCIES:

Each following subsection shall appty to BUYER'S Primary Inspection and, if indicated in 12(B)(2) above, shall also apply independently and repeatedly to
each item or condition for which BUYER reserved additional lime. If no time was reserved for any additional item(s) thare wili be only one notice required,
if additiona! time was reserved in 12({B}2) there may be multiple notices.

1). f BUYER does not within the strict time period specified give to SELLER written nolice of disapproved items/condtions or written notice of termination
of this Agreement under the Primary Inspection or any particular 12(B)2) reserved item, BUYER shall, for only that particular inspection or item/condition,
conclusively be deemed to have: (3) compieted applicable inspections, investigations, review of applicable documents and disclosures: (b) assumed alt
liability, responsibility and expense for repairs or corrections for that particutar inspection or item/condition and (c) waived BUYER'S right to terminate
based upon that particular item/condition. BUYER not providing one written notice shall not affect BUYER'S rights regarding other unrelated notices and
inspections, ;

2). If BUYER does within the strict time period specified give to SELLER written notice of termination of this Agreement based on any unsatisfactory
inspactian, the partias will have no obligation to continue with the transaction and the Eamest Money shall be returned to BUYER.

3). If BUYER does within the strict ime period specifisd give to SELLER written nolice of disapproved items/conditions, it shall end BUYER'S timeframe
for that particular inspection and is irrevocable. BUYER shall provide to SELLER pertinent section(s) of written inspection reparls upon request, if
applicable. Upon receipl of written notice SELLER shall have business days (three [3] if left btank) in which to respond in writing. SELLER, at
SELLER'S option, may agree to correct the items as requested by BUYER in the notice or may elect not to do so. If SELLER agrees in writing to correct
the itemsiconditions requested by BUYER, then said agreement will become an integral part of this contract. Otherwise, immediately upon a written
response from SELLER that rejects BUYER'S requests, in whale orin part, said response shall be irrevocable without consent of BUYER and BUYER
may proceed under 12(C)(4) below, If SELLER does not respond in writing within the strict time period It shall be deemed a SELLER response
electing not to correct any disapproved items/conditions.

4), If SELLER does not agree to correct BUYER'S disapproved items/conditions within the strict time period specified, then within business days
{three [3] if left blank) of SELLER'S response, the BUYER has the option of 1) negotiating with SELLER ta obtain a madification of SELLER'S respansa
2) proceeding with the transaction without the SELLER being responsibie for corecting the disapproved items/conditions stated in that particular BUYER'S
notice, or 3) giving the SELLER written notice of termination of this agreement in which case Eamest Money shall be returned to BUYER. If within the strict
time period specified in this paragraph BUYER does nat obtain a modification of SELLER'S respcnse or give written notice of canceilation, BUYER shall
conclusively be deemed to have elected to proceed with the transaction without the repairs or corrections to the disapproved items/conditions stated in
that particuiar BUYER'S notice. BUYER electing to proceed with the transaction under BUYER'S Primary Inspection or any single inspection reserved
under 12(8)(2) shall not affect BUYER'S rights regarding other inspections reserved in 12(8)(2).

(D). Home Warranty Programs ars available for purchase through a number of Home Warranty Companies.

13. LEAD PAINT DISCLOSURE: The subject PROPERTY Ois Riis not defined as “Target Housing" regarding tead-based paint or lead-based paint
hazards. The term lead-based paint hazards are intended to identify lead-based paint and all residual lpad-containing dusts and soils regardless of the
source of the lead. If yes, BUYER hereby acknowledges the following: {a) BUYER has been provided an EPA approved lead-based paint hazard information
pamphiet, “Protect Your Family From Lead in Your Home", (b) receipt of SELLER'S Disclosure of Information and Acknowledgment Form and have been
provided with all records, test reports or other information, if any, related to the presence of lead-based paint hazards on said PROPERTY, {c) that this contract
is contingent upon BUYERS right to have the PROPERTY tested for lead-based paint hazards to be completed no later than or the
contingency will terminate, (d) that BUYER hereby ®waives Dldoss not walve this right, () that if test results show unacceptable amounts of lead-based
paint on the PROPERTY, BUYER has the right to cancel the contract subject to the optian of the SELLER (to be given in writing) to elect to remove the lead-
based paint and correct the problem which must be accomplished befcre closing, (f) that if the contract is canceled under this clause, BUYER'S earnest
money deposit shall be retumed to BUYER. Additionally, if any structure was built before 1978 and is a residential home, apartment or child-occupied facility
such as a school or day-care center, federal law requires contractors that disturb lead-based paint in that structure to provide the owner with a “Renovate
Right" pamphlet. The contractor shall be certified and follow specific work practices to prevent lead contamination.

2 4
BUYER'S Initiais LMJJL@J) Date 06/11/20 ) Date l"a l/f
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14. MOLD DISCLAIMER: BUYER is hereby advised that mold andfor other microorganisms may exist at the Property. Upon closing BUYER acknowledges
and agrees to accept full responsibility and risk for any matters that may result from meld and/ or other microorganisms and to hold SELLER and any Broker
of agent representing SELLER or BUYER harmless from any liability or damages {financial or otherwise) relating to such matters.

15. SQUARE FOOTAGE AND BOUNDARY VERIFICATION: BUYER is aware that any reference to the square footage, the boundaries andfor
property lines of the real property or impravements is approximate. If exact knowledge of the square footage, boundaries and/or property lines is material to
the BUYER, they must be verified by BUYER during the inspection period. BUYER Is advised that fences, walls, hedges, and other natural or constructed
barriers or markers do not necessarily identify trus property boundaries. Property lines and boundaries may be verified by surveys.

16. RIGHT TO FARM: BUYER acknowledges Idaho's right to farm statutes codified in Title 22, Chapter 45 which states a preference for, and protects,
agricultural land use by limiting certain nuisances.

17. SELLER'S PROPERTY CONDITION DISCLOSURE FORM: If required by Title 55, Chapter 25 Idaho Code SELLER shal! within ten {10) calendar
days after execution of this Agreement provide to BUYER or BUYER'S agent, "Seller's Property Condition Disclosure Form” or other acceptable form. BUYER
has received the “Selier's Property Condition Disclasure Form™ or other acceptable form prier to signing this Agreement: MYes [INo ON/A. If yes, BUYER
and SELLER agree that the three (3) business day statutory timeframe for BUYER'S recission shall run from acceptance of this Agreement.

18. SUBDIVISION HOMEOWNER’S ASSOCIATION: BUYER is aware that membership in a Home Owner's Association may be required and BUYER
agrees to abide by the Articles of Incomporation, Bylaws and rules and regulations of the Assoclation. BUYER is further aware that the PROPERTY may be
subject to assessments levied by the Association described in full in the Declaration of Covenants, Conditions and Restrictions. BUYER has reviewed
Homeowner's Association Documents: ®Yes TINo CIN/A. Association fees/dues are § 645.48 per quartsr

EBUYER [SELLER CIShared Equally ON/A o pay Association SET UP FEE of $ 500 at clasing.

OBUYER COSELLER [IShared Equally ®IN/A 1o pay Association PROPERTY TRANSFER FEES of §__0 _ at closing.

Association Fees are govemed by Idaho Code Title 55, Chapters 15 and 32.

The SELLER lo pay any additional costs if mare than the amounts stated in this section.

19. COSTS PAID BY: The parties agres to pay the following costs immediately when due and regardless of transactlon closing, unless otharwise
indicated. These costs shall be paid by the indicated party regardless of whether or not the transaction closes: if the transaction fails to close due to breach
of a party, any costs paid by the non-breaching party may be recovered as damages. None of the costs to be paid by the parties in this section creates an
inspection or performance obligation ather than strictly for the payment of costs unless otherwise stated. There may be other costs incurred in addition to those
set forth below. Such costs may be required by the lender, by law, or by other circumstances. Requested testsfinspection reports as indicated below shall be
provided to the other party within the time period specified in Section 12,

Shared Shared
BUYER JSELLER] Equally N/A BUYER |SELLER Equai!x N/A

Appraisal Fee X Title Ins. Standard Coverage Ownet's Policy X
Appraisal Re-Inspection Fee Title ins. Extended Coverage

¥ JLenders Poiicy — Morigagee Policy x
Closing Escrow Fae X Additional Title Coverage X
Lender Document/Processing Fee Domestic Well Water Potability Test

X | Shall be ordered by: IBUYER CISELLER X
Tax Service Fee Domestic Well Water Productivity Test

X | shell be ordered by: IBUYER [CISELLER x
Finod Cerlification/Tracking Fae Septic Inspections

X | Shal be ardered by: IBUYER OISELLER X
Lender Required Inspections Septic Pumping

X | shall be ordered by: CIBUYER OSELLER x
Attorney Contract Preparalion or Review Fee Survey

X | Shall be ordered by: IBUYER {ISELLER X

Water Rights/Shares Transfer Fea x

Upon closing SELLER agreestopay 0________ % of the purchasa price OROS_____ {(dellaramount) (N/A if left blank) as a SELLER

concession. This can be used toward lender-approved BUYER'S closing costs, lender fees, and prepaid costs which Include but are not limited to
those items in BUYER columns marked above. This concession can also be used for any other expense not related to financing at the BUYER’s

discration.
SELLER agrees to pay upto $ (30 if left blank) of lendar required repair costs only.
BUYER or SELLER has, the option {o. _Ty any lender required repair costs in excess of this amourit.
06/11/2024 : \ g la'w
BUYER'S Initials Date SELLER'S Inftjals .’!}A ( } Date LQ \
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29 20. OCCUPANCY: BUYER [does [Jdoes not intend to occupy PROPERTY as BUYER'S primary residence.
300
sot  21. SECTION 1031 TAX DEFERRED EXCHANGE: BUYER I does [ does not intend to do a 1031 Tax Deferred Exchange (N/A if
30z  left blank). Each party shall cooperate with the other Party in effectuating an exchange under IRS Section 1031; provided however, that the other Parly's
303 cooperation shail be conditioned on the following: {a) the exchange shall be at no additional fiability andfor cost to the other Party: (b) the exchange shall not
34 delay Settlement or Closing; and (c) the other Party shall not be required to acquire title to any proposed exchange properties to accommodate an exchange.
305 Thae exchanging party shall indemnify, defend and hold the other Party harmless from and against afl claims, demands, costs and expenses which that Party
306 may sustsin 38 a result of the actual or attempted 1031 exchange.
307
e 22. RISK OF LOSS OR NEGLECT: Prior to clasing of this sale, all risk of loss shall remain with SELLER. in addition, should the PROPERTY be
302 matarially damaged by fire, neglect, or other destructive cause prior to closing, this agreement shall be voidable at the option of the BUYER, and
a0 if voided, BUYER'S Eamest Money shall be returned to BUYER.
31
212 23. WALK THROUGHS: The SELLER grants BUYER and any representative of BUYER reasonable access to conduct two walk through inspections of
313 the PROPERTY NOT AS A CONTINGENCY OF THE SALE, but for the following stated purposes: first walkthrough shall be within business days
314 (three [3] if left blank) after the deadline for completion of repairs agreed to as a result of the Buyer's Inspection Contingency for the purpose of satisfying
315 BUYER that any repairs agreed to in writing by BUYER and SELLER have been completed. The secend walkthrough shall be within business days
316 (three [3] If left blank) prior to close of escrow, for the purpose of satlsfying BUYER that PROPERTY is in substantially the same condition as on the date this
317 offer is made. The walk throughs stated herein are not a contingency of the sale which might aliow termination, but rather for BUYER'S reasonable
31 satisfaction. BUYER'S only recourse If unsatisfied is to notify SELLER who must correct or rectify the situation. SELLER shall make PROPERTY available
a1g  for the walk throughs and agrees to accep! the responsibility and expense for making sure all the utilities are tumed on for the walk throughs except for
320 phone, cable and intemet. If BUYER does not conduct either of the walk throughs, BUYER specifically releases the SELLER and Braker(s) and their
321 associates of any liability as lo incomplete repairs and/or any changed conditions.
a2z 24. SINGULAR AND PLURAL terms each include the other, when appropriate.
323
w4 25. FORECLOSURE NOTICE: If the PROPERTY described above is currently involved in a foredlosure proceeding {pursuant to idaha Code §45-1506)
325  any contract or agreement with the owner or owners of record that involves the transfer of any interest in residential real property, as defined in §45-525(5)b),
a2 Idaho Code, subject to foreclosure must be in writing and must be accompanied by and affixed to RE-42 Property Foreclosure Disclosure Form.
327
328 26. MECHANIC'S LIENS - GENERAL CONTRACTOR DISCLOSURE STATEMENT NOTICE: BUYER and SELLER are hereby notified that,
323 subject to idaho Code §45-525 et seq., a “General Contractor” must provide a Disclosure Statement to a homeowner that describes certain rights afforded ta
33 the homeowner {e.g. lien waivers, general liability insurance, extended policies of title insurance, surety bonds, and sub-contractor information), The Disclosure
331 Statement must be given to a homeowner prior to the General Contraclor entering into any contract in an amount exceeding $2,000 with a homeowner for
iz construction, alteration, repair, or other improvements to real property, or with a residential real property purchaser for the purchase and sale of newly
333 constructed properly. Such disclosure is the responsibility of the General Contractor and it is not the duty of your agent to obtain this information on your
334 behalf. You ars advised to consult with any General Contractor subject 1o Idaho Code §45-525 et seq. regarding the General Contractor Disclosure Statement.
335
a6 27. SALES PRICE INFORMATION: Pursuant to idaho Code §54-2083(6)(d), a "sold” price of real property is not confidential client information.
337
s 28. TRANSMISSION OF DOCUMENTS: Facsimile or efactronic transmission of any signed original document, and retransmission of any signed facsimile
a3  or electronic transmission shall be the same as delivery of an original. At the request of either the BUYER, SELLER, LENDER, Closing Company, or either
310 broker. the BUYER and SELLER will confirm facsimile or electronic transmilted signatures by signing an original document. SELLER and BUYER consent to
a1 conduct the transaction referenced herein, when not prohibited by law, by and through electronic means in accordance with Idaho’s Uniform Electronic
a2 Transaction Act and Idaho Code § 54-2052. Unless specifically stated otherwise, delivery of any document, notice or communication to a Broker or real estate
343 licensee working on behalf of a party hereto, shall constitute delivery to that party.
344
M5 29. WIRE TRANSFER WARNING: Electronic means of transferring money (i.e. ETF, wire transfer. electronic check, direct deposit, stc...) are subject to
a6  sophisticated cyber fraud attacks. These attacks are even more prevalent in real sstate transactions due to the large sums of money being exchanged. All
347  parties are advised that Brokerage will not provide electronic transfer instructions by e-mail. Following maney transfer instructions contained in an email from
348 any party is inherently dangerous and should be avoided. All parties agree that if any party uses, or authorizes the use of, electronic transfer of funds in a
8 transaction all parties hereby hold the Brokerages, their agents, and the designated title and escrow company harmless from any and all ciaims arising out of
350 inaccurate transfer instructions, fraudulent interception of said funds and/or any other damage relating to the conduct of third parties influencing the transfer
as1  process or stealing funds.
352
a3 30. BUSINESS DAYS: A business day is herein defined as Monday through Friday, 8:00 A.M. to 5:00 P.M. in the jocal time zone where the subject real
a4 PROPERTY Is physically located. A business day shall not include any Saturday or Sunday, nor shall a business day include any legal holiday recognized by
ass  the state of fdaho as found in ldaho Code §73-108. If the time in which any act required under this agreement is to be performed is based upon a business
ase day calculation, then it shall be computed by excluding the calendar day of execution and including the last business day. The first business day shall be the
as7 first business day after the date of execulion. If the |ast day is a legal holiday, then the time for performance shall be the next subsequent business day.
358
e 31. CALENDAR DAYS: A calendar day is herein defined as Sunday through Saturday, 12:00 A.M. to 11:5@ P.M., in the local time zone where the subject
160 real PROPERTY is physically located. A calendar day shall include any lega! holiday. The time in which any act required under this agreement is to be
st performed shall be computed by excluding the date of execution and including the Iast day, thus the first day shall be the day after the dale of execution. Any
2 reference to “day” or “days” in this agreement means the same as calendar day, unless specifically snumerated as a “business day.”
363
5 06/11/2024 LQ u’)l
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32. ATTORNEY'S FEES: If either party initiates or defends any arbitration or legal action or proceedings which are in any way connected with this
Agreement, the prevailing party shall be entitied to recover from the non-prevailing party reasonable costs and attomey's fees, including such costs and fees

on appeal.

33, DEFAULT: I BUYER defauits in the performance of this Agreement, SELLER has the option of; (1) accepting the Eamest Money as liquidated damages
or (2) pursuing any other lawful right and/or remedy to which SELLER may be entitied. If SELLER elects to proceed under (1), SELLER shall make demand
upon the holder of the Eamest Maney, upen which demand said haider shall pay from the Eamest Money the costs incurred by SELLER'S Broker on behalf
of SELLER and BUYER refated to the transaction, including, without limitation, the costs of title insurance, escrow fees, appraisal, credit report fees, inspection
feas and attomey’s fees; and said holder shall pay any balance of the Eamest Money, one-half to SELLER and one-half to SELLER'S Broker, provided that
the amount to be paid to SELLER'S Broker shall not exceed the Broker's agreed-to commission. SELLER and BUYER specifically acknowledge and agree
that If SELLER elects to accept the Eamest Money as liquidated damages, such shall be SELLER'S sole and exclusive remedy, and such shall not be
considared a penalty or forfaiture. However, in the event the parties mutually agree in writing that any Earnest Money shall become non-refundable, said
agreement shall not be considered an election of remedies by SELLER and the non-refundable Eamest Money shall not constitute liguidated damages; nor
shall It act as a waiver of other remedies, all of which shall be available to SELLER,; it may however be used to offset SELLER'S damages. If SELLER elects
fo proceed under (2), the holder of the Eamest Money shalf be entitled to pay the costs incurred by SELLER'S Broker on behalf of SELLER and BUYER related
{o the transaction, including, without limitation, the costs of brokerage fee, title insurance, escrow fees, appraisal, credit report fees, inspection fees and
attorney's fees, with any balance of the Eamest Money to be held pending resolution of the matter. i SELLER defaults, having approved said sale and fails
to consummate the same as herein agreed, BUYER'S Earnest Money deposit, including but not limited to Earnest Money that has become non-efundable,
shall be retumed to BUYER and SELLER shall pay for the costs of title insurance, escrow fees, appraisals, credit report fees, inspection fees, brokerage fees
and attomey’s fees, if any. This shall not be considered as a walver by BUYER of any other lawful right or remedy to which BUYER may be entitled.

34. EARNEST MONEY DISPUTE / INTERPLEADER: Notwithstanding any termination or breach of this Agreement, BUYER and SELLER agree that
in the event of any controversy regarding the Earmnest Money and things of value held by Broker or closing company, Broker may reasonably rely on the tems
of this Agreement or other written documents signed by both parties to determine how to disburse the disputed money. However, Broker shall not be required
10 take any action but may await any proceeding, or al Broker's oplion and sole discretion, may interplead all parties and deposit any moneys or things of vaiue
into a court of compatent jurisdiction and shall recover all costs which were incurred as a result of the dispute including, but not limited to, reasonable attormey’s
fees. If either parties' Broker incurs atlorney's fees as a result of any Eamest Money dispute, whether or not formal legal action is taken, said Broker is entitled
to recover actual fees incurred from either BUYER or SELLER.

35. COUNTERPARTS: This Agreement may ba executed in counterparts. Executing an agreement in counterparts shall mean the signature of two identical
copies of the same agreement. Each identical copy of an agreement signed in counterparts is deemed ta be an original, and all identical copies shall together
constitute one and the same instrument.

36. “NOT APPLICABLE” DEFINED: The letters “n/a," “N/A,” 'n.a.,” and “N.A." as used herein are abbreviations of the term “not appiicable.” Where this
agreement uses the term “not applicable” or an ahbreviation thereof, it shall be evidence that the parties have contemplated certain facts or conditions and
have determined that such facts or conditions do not apply to the agreement or transaction herein.

37. SEVERABILITY: In the case that any one or more of the provisions contained in this Agreement, or any application thereof, shall be invalid, illegal or
unenforceable in any respect, the validity, legality or enforceability of the remaining provisions shall not in any way be affected or impaired thereby.

38. REPRESENTATION CONFIRMATION: Check one (1) box in Section 1 and one (1) box in Section 2 below to confirm that in this transection, the
brokerage(s) involved had the following relationship(s) with the BUYER(S) and SELLER(S).

Section 1:
B A. The brokerage working with the BUYER(S) is acting as an AGENT for the BUYER(S).
01 B. The brokerage working with the BUYER(S) is acting as a LIMITED DUAL AGENT for the BUYER(S), without an ASSIGNED AGENT.
[J C. The brokerage working with the BUYER(S) is acting as a LIMITED DUAL AGENT for the BUYER(S) and has an ASSIGNED AGENT
acting solely on behalf of the BUYER(S).
0 D. The brokerage working with the BUYER(S) is acting as a NONAGENT far the BUYER(S).

Section 2:
E A. The brokerage working with the SELLER(S) is acting as an AGENT for the SELLER(S).
1 B. The brokerage working with the SELLER(S) is acting as a LIMITED DUAL AGENT for the SELLER(S), without an ASBIGNED AGENT.
O C. The brokerage working with the SELLER(S) is acting as a LIMITED DUAL AGENT for the SELLER(S) and has an ASSIGNED AGENT
acting solefy on bahalf of the SELLER(S).
O D. The brokerage working with the SELLER(S) is acting as a NONAGENT for the SELLER(S).

Each party signing this document confirms that he has recalved, read and undarstood the Agency Disclosure Brochure adopted or approved by the Idaho real
estate commission and has conssnted to the relationship confirmed above. EACH PARTY UNDERSTANDS THAT HE IS A “CUSTOMER" AND IS NOT
REPRESENTED BY A BROKERAGE UNLESS THERE IS A SIGNED WRITTEN AGREEMENT FOR AGENCY REPRESENTATION.

39. CLOSING: On or bafore the closing date, BUYER and SELLER shall deposit with the closing company all funds and instruments necessary to complete
this transaction. Closing means the date on which all documents are sither racorded or accepted by an escrow agent and the sale proceeds are
available to SELLER. The closing shall be no later than (Date) 7/3/2024 . The parties agreremt_.‘hat the CLOSING

COMPANY for this transaction shall be Title One - Sally Howie Iocated at
Boise, ID . If a long-term escrow / collection is involved, then the long-

term escrow holder shall be

06/11/2024 : \ l’a@q
BUYER'S Initials M)@@) Date ! SELLER'S InKials ) Date L-Q ,-?

This form ie printed and distributed by the |daho Association of REALTORS®, Inc. This form has bean designad and is provided for use by the real estate professionals who are members of the
Idaho Association of REALTORS®, USE BY ANY OTHER PERSON IS PROMIBITED. @Copyright daho Association of REALTORS®, Inc. All rights reserved.
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432
433
434
435
436
437

439

451

453

40. CONDITION OF PROPERTY UPON CLOSING: Upen closing BUYER agrees BUYER is purchasing the PROPERTY in as-is-condition with all faults and
with no further repairs required, subject only to the representations and warranties stated herein, in any deed, or otherwise agreed upon by the parties in
writing. BUYER will assume all obligations with respect to the PROPERTY. Prior to closing SELLER shall ensure all personal property not specifically
transferred under this Agreement is removed from the PROPERTY and that the PROPERTY Is free of debris. SELLER shall have no right to abandon personal
property by leaving the same on the PROPERTY. In the event any personal property remains on the PROPERTY after closing the same shall be deemed to
have no vaiue and may be dispased of, sold, or acquired by BUYER without notice or compensation to SELLER; BUYER shali have a cause of action against
SELLER for reasonable costs and expenses for the removal of same; and SELLER shall indemnify BUYER for claims from third parties related to the same.
BUYER and SELLER intend for the provisions of this section to survive closing and not merge with any subsequently executed deed as it is a coliateral
stipulation.

41. POSSESSION: BUYER shall be entitied to possession and keys ®upon closing or Cdate time CAM. OPM.
42. PRORATIONS: Property taxes and water assessments {using the last available assessment as a basis), rents collected, interest and reserves, liens,
encumbrances or obligations assumed, and utilities shall be prorated Elupon closing or as of Odate. (upon closing if left blank).

BUYER to reimburse SELLER for fuel in tank [ vYes CINo B N/A. Doliar amount may be determined by SELLER's supplier.

43. ASSIGNMENT: This Agreement and any rights or interests created herein 01 may & may not be sold, transfarred, or otherwise assigned.

44. ENTIRE AGREEMENT: This Agreement including any addendums or exhibits, constitutes the entire Agreement between the parties respecting the
matters set forth and supersedes all prior Agreements between the parties respecting such matters, This Agreement may be maodified only by a written
agreement signed by each of the parties.

45. TIME IS OF THE ESSENCE IN THIS AGREEMENT.

46. AUTHORITY OF SIGNATORY: If BUYER or SELLER is a corporation, partnership, frust, estate, or other enlity, the persan executing this agreement
on its behalf warrants his or her authority to do so and to bind BUYER or SELLER.

47. ACCEPTANCE: Thie offer may be revoked at any time prior to acceptance and is made subject to acceptance on or befare
(Date) 6/16/2024 at {Local Time in which PROPERTY is located) 6 DAM. BP.M,

BUYER'S initials ) Date SELLER'S Ini NS 1‘ ) Date

This form is printed and distributed by the idaho Asscdlation of REALTORS®, Inc. This form has been designed and |e provided for use by the real sstate professionals who are members of the
1daho Associalion af REALTORS®. USE BY ANY OTHER PERSON IS PROHIBITED. ©Copyright Idaho Association of REALTORSE, Inc. All rights reservad.
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PROPERTY ADDRESS: 865 E Riverpark Ln Boise ID 83705 |p#: Bird0611
452 48, BUYER'S SIGNATURES:
183
484 [OSEE ATTACHED BUYER'S ADDENDUM(S): {Specify number of BUYER addendum(s) attached.}
45 [JSEE ATTACHED BUYER'S EXHIBIT{S): {Specify number of BUYER exhibit(s) attached.)
486
487 wmen i BUYER does currently hold an active Idaho real estate license. [ BUYER is related to agent.
468
49 BUYER Slqnaturo t{th W 5!“{ BUYER (Print Name)Edward W Bird o
a7 06/11/2 T37TPM
1 Date Time @ v oPM Prone# Cell #
72
473 Address E-Mail
474
415 City, State Zip Fax #
476
ATV 6 o e om0 5 e e o o, s
478
479 arverid BUYER does currently hold an active idaho real estate license. [0 BUYER is related to agent.
480 .
451 BUYER Signature A"“"J”1 M Bird BUYER {Print Name)A1wyn M Bird
482 06/11/2024 TZZ4 PR
483 Date Time DA.k@’.M Phone # Cell #
484
485 Address E-Mail
486
487 City. State Zip Fax #
488
489
480 I P TR R

491
492 49, SELLER’S SIGNATURES: On this date, |/We hereby approve and accept the transaction set forth in the above Agreement and agree to carry out all
493 the terms thereof on the part of the SELLER.

495 NATURE(S) SUBJECT TO ACCEPTANCE OF ATTACHED COUNTER OFFER

496

497 R does currently hold an active idaho real estate license. 0 SELLER is related to agent.

458 ' W

490 SELLER Signat SELLER (Print Name)

500 \ . .

s01  Date Hmet__ D e# Cell# .
502 :

503 Address_SDJ_\.LJ_\_&ma_\.LCLM E-Mail '\ Y

2 Chy %ﬂe T : 1O) raxs
= CONTRACTORWEGISTRAYION: (.f.ppmuf,@-u\'\/\ Al (A ]‘*PPQMC!‘) Vecz LK.(LV

#*

510
514 0 SELLER doas currently hold an active idaho real estate licansa. O SELLER Is related to agent.

512

513  SELLER Signature SELLER (Print Name)
514

515 Date Time OAM. OOP.M. Phone # Cell #
5186

517 Address E-Mail
518

s19  City State Zip Fax#
520

521 CONTRACTOR REGISTRATION # (if applicable)
522
523
524
525 LATE ACCEPTANCE

526 If acceptance of this offer is received after the time specified, it shall not be binding on the BUYER unless BUYER approves of sald
527 acceptance within calendar days (three [3] if left blank) by BUYER initialing HERE {__ X ) Date

s2a  If BUYER timely approves of SELLER's late acceptance, an initialed copy of this page shall be immediately delivered to SELLER.

This form is printed and distributed by the ldaho Association of REALTORS®, Inc. This form has been designed and is provided for usa by the real estate professionals wha are members of the
Idaho Association of REALTORS®. USE BY ANY OTHER PERSON IS PROHIBITED. &Copyright Idaho Associalion of REALTORS®, Inc. All rights reserved,
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ADDENDUM TO RE-21 REAL ESTATE PURCHASE AND SALE AGREEMENT

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

This Addendum to that certain RE-21 Real Estate Purchase and Sale Agreement dated June 11, 2024
("Purchase Agreement”) is made on June 12, 2024 by and between Autobahn Performance LLC, a
Wyoming limited liability company (“Seller”) by and through Krista Freitag ("Receiver"), solely in
her capacity as Receiver in the case entitled SEC v Integrated National Resources, Inc., et. al. in the
United States District Court for the Central District of California ("Court") case no. 8:23-cv-JWH-
KESx (“Action”) and Edward W. Bird ("Buyer"). Buyer and Seller shall sometimes herein be referred
to as the "Parties."”

The Parties agree as follows:
1. The sale price is confirmed to be $666,000.

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

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

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

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

6. Buyer and each party of Buyer acknowledges that the Property is being sold to Buyer "AS
IS, WITH ALL FAULTS". Buyer and each party of Buyer understands and agree that neither
Seller nor any Member of Seller has made or makes any representations or warranties,
express or implied regarding the condition of the Property and its fithess for Buyer's
intended use or for any particular purpose. Buyer and each party of Buyer further
understands that Buyer is required to investigate the condition of the Property as set forth

1
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in Section 7(A) & (D) of the Purchase Agreement. Buyer and each party of Buyer further
understands that on the Close of Escrow, Buyer shall assume the risk that Buyer's
investigation of the Property may not have revealed all conditions of the Property. Buyer
and Buyer's respective successors and assigns (collectively "Waiver Parties") hereby release
Seller and its Members and representatives (collectively "Released Parties") from, and
waive any and all liabilities, claims, demands and costs (including attorney's fees and
expenses) of any and every kind or character, known or unknown, for, arising out of, or
attributable to, any and all conditions of the Property, including, but not limited to any and
all demands, losses, liabilities obligations, requirements or restrictions of every kind and
nature, whether now known or unknown, whether foreseeable or unforeseeable, whether
under any federal, state, or local law, and whether asserted or demanded by a third party
against any of the Waiver Parties or incurred directly or indirectly by any of the Waiver
Parties, that any of the Waiver Parties may now or hereafter have against any of the
Released Parties (collectively "Claims"), and that arise in connection with or in any way
relate to:

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

and

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

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

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

PROVIDES;

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

BUYER AND EACH PARTY OF BUYER ACKNOWLEDGES THAT THIS WAIVER AND RELEASE IS

VOLUNTARY AND IS MADE WITHOUT ANY DURESS OR UNDUE INFLUENCE AND IS GIVEN AS

PART OF THE CONSIDERATION FOR THE PURCHASE AND SALE OF THE PROPERTY. BUYER

AND EACH PARTY BUYER EXPRESSLY ACKNOWLEDGES THAT BUYER AND EACH PARTY OF
2

Exhibit A, Page 17



Case 8:23-cv-00855-JWH-KES Document 257-2 Filed 07/12/24 Page 18 of 21 Page ID

Authentisign ID: 4E@588BB-882D-EF11-86D4-000D3A8B7EDD #4805

BUYER MAY HEREAFTER DISCOVER FACTS DIFFERENT FROM OR IN ADDITION TO THOSE
WHICH BUYER AND EACH PARTY OF BUYER NOW BELIEVE TO BE TRUE WITH RESPECT TO
THE RELEASE OF CLAIMS. BUYER AND EACH PARTY OF BUYER AGREES THAT THE
FOREGOING RELEASE SHALL BE AND REMAIN EFFECTIVE IN All RESPECTS
NOTWITHSTANDING SUCH DIFFERENT OR ADDITIONAL FACTS.
BUYER AND EACH PARTY OF BUYER SPECIFICALLY ACKNOWLEGES THAT BUYER AND EACH

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

AGREEMENT.

Buyer 1 Buyer2
Initials Initials

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

6.1. Overbids and Bid Increments. The minimum overbid shall be no less than Ten
Thousand Dollars ($ 10,000.00) in excess of Buyer's current Purchase Price for the Property,
as set forth in Section 2 and 5 of the Purchase Agreement. Only Qualified Bidders (as
defined below) may make bids at the Auction. All bids are subject to overbidsin increments
of One Thousand Dollars (51,000.00). The Court may reject any and all bids following
conclusion of the Auction.

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

6.3 No Representations and Warranties for Due Diligence Information. Any Due
Diligence Information provided to Prospective Bidders is for informational purposes only
and provided without any warranty, guaranty or representation by Receiver. All
Prospective Bidders shall conduct their own independent investigation and analysis
regarding the condition of the Property and its suitability for Prospective Bidders' intended
use. Neither the Receiver, nor the Receiver's Broker has made any representations,
express or implied, regarding the completeness or accuracy of the Due Diligence
Information.

6.4 Qualified Bidders. To be determined a qualified bidder (the "Qualified Bidder"),
one must: (i) provide a fully executed purchase and sale agreement for the Property in

3

Exhibit A, Page 18



Amhenﬁsign&@&g@gggz{iég\/@g@ﬁg%g\gyﬁ-KES Document 257-2 Filed 07/12/24 Page 19 of 21 Page ID
#:4806

form substantially similar to the Purchase Agreement, including this Addendum ("Qualified
Bid PSA"), acceptable to the Receiver; (ii) provide an earnest money deposit (the "Bid
Deposit") by wire transfer or cashier's check in the amount of Seven Thousand Five
Hundred Dollars ($7,500.00) payable to the Receiver, which amount shall be non-
refundable to the Qualified Bidder with the highest bid at the Auction (the "High Bidder")
if for any reason (a) the High Bidder fails to finally close the purchase and sale such that
title transfers by no later than the Close of Escrow or (b) the High Bidder fails to provide
the balance of the purchase price to the Receiver one day prior to the Closing Date; and
(iii) provide proof of funds in such form as shall be required by Receiver. Each Qualified
Bidder must provide the Qualified Bid PSA and Bid Deposit to the Receiver no later than
Three (3) business days prior to the Auction. The Qualified Bidders shall appear at the
Auction in person, or through a duly authorized representative. [f there are multiple
Qualified Bidders at the Auction, the Receiver shall obtain the Court's approval of the High
Bidder and also the Qualified Bidder with the next highest bid at the Auction (the "Backup
Bidder"). The Receiver shall retain the Backup Bidder's Bid Deposit until (x) the closing for
the High Bidder occurs, in which event the Backup Bidder's Bid Deposit shall immediately
be returned to the Backup Bidder, or (y) the closing for the High Bidder fails to occur, in
which event the Backup Bidder's Bid Deposit shall be applied to the purchase price for the
Backup Bidder's closing as set forth hereinbelow. If the High Bidder fails to close the
purchase and sale of the Property, the Backup Bidder shall be deemed to be the High
Bidder and the Receiver shall provide written notice thereof to the Backup Bidder. Within
ten (10) days after the Backup Bidder's receipt of such notice from the Receiver, the closing
for the Backup Bidder's purchase of the Property shall occur. Pursuant to the foregoing, if
the initial High Bidder fails to close the purchase and sale of the Property and the Court has
approved a Backup Bidder, the Receiver shall proceed to close with the Backup Bidder
without any obligation to conduct another auction as a condition precedent to such
closing. The High Bidder's Bid Deposit shall be applied to the purchase price at closing, if
the sale is approved by the Court and the High Bidder closes the purchase and sale of the
Property.

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

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

6.7 No Contingencies for Qualified Bidder. The sale to any Qualified Bidder of the
Property shall not be contingent upon the validity, effectiveness, and or binding nature of
the Qualified Bidder's offer, including without limitation, contingencies for financing, due
diligence or inspection.
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6.8 No Conditions Precedent for Qualified Bidder. The sale to any Qualified Bidder of
the Property shall not be subject to any conditions precedent to the Qualified Bidder's
obligation to timely consummate the sale transaction, and to pay the remainder of the
purchase price.

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

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

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

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

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

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

7.1 BUYER ACKNOWLEDGES AND AGREES THAT RECEIVER IS ENTERING
INTO THIS AGREEMENT SOLELY IN CONNECTION WITH HER DUTIES AS
RECEIVER. IN NO EVENT SHALL RECEIVER BE LIABLE FOR ANY ERROR OF
JUDGMENT OR ACT DONE BY RECEIVER, OR BE OTHERWISE RESPONSIBLE OR
ACCOUNTABLE UNDER ANY CIRCUMSTANCE WHATSOEVER, EXCEPT IF THE
RESULT OF RECEIVER'S GROSS NEGLIGENCE OR INTENTIONAL
MISCONDUCT.  RECEIVER SHALL NOT BE PERSONALLY LIABLE IN
CONNECTION WITH ANY DUTIES PERFORMED BY RECEIVER IN CONNECTION
WITH THE MATTERS SET FORTH IN THE AGREEMENT.
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7.2 NO PROVISION OF THE AGREEMENT SHALL OPERATE TO PLACE ANY
OBLIGATION OR LIABILITY FOR THE CONTROL, CARE, MANAGEMENT OR
REPAIR OF THE PROPERTY UPON RECEIVER NOR SHALL IT OPERATE TO
MAKE RECEIVER RESPONSIBLE OR LIABLE FOR ANY WASTE COMMITTED ON
THE PROPERTY BY ANY PERSON OR FOR ANY DANGEROUS OR DEFECTIVE
CONDITION OF THE PROPERTY OR FOR ANY NEGLIGENCE IN MANAGEMENT,
UPKEEP, REPAIR OR CONTROL OF THE PROPERTY RESULTING IN LOSS OR
INJURY OR DEATH TO ANY PERSON.

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

9. Release of Deposit to Seller. Concurrent with the Buyer’s release of Buyer’s
contingencies (with the only contingency remaining then being Court approval), the
buyer shall instruct escrow to release the Deposit to the Seller. The Deposit must be
released to the Seller as a condition precedent to Seller seeking Court approval of the

sale.

This Addendum to RE-21 Real Estate Purchase And Sale Agreement is made on June 13,

2024.
SELLER HYER..
Autobahn Performance, LLC 6 dWAfd W 8,}4 06/18/24

A Wyoming limited liability company
‘.

Edward W. Bird

NHSIGN

By: ;@_\f@{_ @/wyn M Bird  osr18/24

Krista Freitag, solely in her Alwyn M. B ird
capacity as Receiver

LISTING BROKER BUYER’S BROKER
eXp Realty, LLC M2 Idaho, LLC
A Washington limited liability An Idaho limited liablity Company,
company Dba Better Homes and Gardens Real Estate
43 North
hav 06/18/24 [ ‘
By: [Imac c avez By: §)Ahe/ ﬁwa,éov,c 06/18/24
Isaac Chavez Sanel Tucakovic
6
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