— : STANDARD OFFER AND AGREEMENT
FOR PURCHASE OF REAL ESTATE

American Industrial Real Estate Association

LA

October 20, 1986
{Dale)

Van Nuys
(City)

. California

.

1. Buyer, Ine Back Alley Theatre and/or Nominee or Assignee
« Buyer,

. ("Buyer”)
l!mcby ollers to purchase the real propery hereinafler descrbed upon the lerns and condilions herein sel forth, Buyer shall have the right 1o assign Buyer's
nighls hereunder, Such assignment shall noy relieve Buyer of Buyer's obligalions herein unless 1he “Seller" accepling this oller expressly so agrees,

2. Broker. This offer is being submilied 1o the Seller through__Beitler & Associates

("Braker"), who is the procuring cause of this oller,

3. Property,

3.1 The real Property ("Property") which Is the subject of Ihis offer is located in the City of Van Nuys

County of __ — Los Angeles + Stale of California, and is commonly known as
— 15231 Burbank Boulevard

The Property is legally described as follows; ASSeSSor 's Book tamber 2743 Tage § Parcel Number 7

3.3 The Property includes nol only those items which Ihe law of the Siate of Calilornia provides is part of the “Property” bul also includes, at no
additional cosl 1o Buyer, the lollowing items, it any, presenlly localed in |he Property; lighting lixlures, power panels, buss ducling, Space healers, air

4, Deposit,

4.1 Buyer hereby delivers 1o Broker a check in Ihe sum ol §
Purchase Price,

4.2 Brokerls authorized by Buyer to place the Depositin Broker's lrust account, Il this olfer, or any olher offer made by Buyeris accepted by the Seller
ol the Property, Broker shall cause the Deposil lo be applied loward lhe purchase price of the Property.

5. Purchase Price,
Sl.i The Purchase Price 1o be paid by Buyer 10 Seller for the Praperly shall be § 300,000 . payable as lollows:

("Deposit™), 10 apply toward the herein sel lorth

(a) Cash down paymenl, including Deposil (or if an all cash Iransaclion, lhe Purchase Price): b 75,000

(strike il not I (b) Amount of “New Loan" as defined in Paragraph 6.1, it any: $-225,000
applicable)
W= .

Il lake tille subject lo a lirst deed of Irust (“Existing Deed of Trust”) sec
promissory ng to ") with an unpaid balance as of escrow ol s

Said Exisling Nole is payable al $ per month, including interest,

(strike il not
applicable)

L )
(strike il not [MMMWMMMWW y :
applicable) mﬁmmmhﬁmm%m $

Tolal: §.300,000

5.2 The Purchase Money Nole (jf applicable) shall provide (or interest on unpaid principal al Ihe rate of % per annum, with
principal and interes| 1o be paid as lollows:

The Purchase Money Nole and |he Purchase Money Deed ol Trusl shall provide thalin the event the Trustor voluntarily or involuntarily divesis himsell
partially or lotally ol lille 1o the Property or any portion thereol, olher than by a lease or sublease, then Ihe beneliciary may, atils oplion, accelerale lhe

5.3 The Purchase Money Nole and Purchase Money Deed of Trusl. il any. shall be on the current forms commonly used by Ihe escrow holder
and lhe Purchase Money Note shall specilically provide thal principal may be prepaid in whole or in part al any lime wilthout penally, al the oplion ol

5.4 Upon opening ol escrow, Buyer shall deposil wilh Escrow Holder the sum ol § 5,000 «including the
Deposil, 10 apply loward the Purchase Price, The balance of the cash portion of the Purchase price, including Buyer's escrow charges and olher cash
charges, il any, shall be deposited wilh Escrow Holder, by cerlilied check or cashier's check nolaler than 2:000'clock P M. on |he business day prior lo
lhe escrow closing dale,

5.5 Inthe evenl that a Beneliciary Statement asloan Exisling Nole discloses that Ihe unpaid principalbalance at the Closing is more or less than
Ihe amount set forthin Paragraph 5.1 (b)or (c) hereol, then the Purchase Money Nole, if any, shall be adjusted accordingly, and it here is no Purchase
Money Nole, the adjusiment shall be made in cash al the Closing,

6. Financing Conlin gency. (strike il not applicable)

6.1 This olfer is conlingenl upon Buyer oblaining from an insurance company, savings and loan associalion or other linancial inslitution or from any
correspondenl or agenl thereol, a commilmenl 1o lend 1o Buyer a sum nol less than $__225,000 ("New Loan"), al

an inlerest rate nol 1o exceed 11.5 % per annum payable in equal monthly inslaliments, including interesl, over a period of nol less than

6.2 Buyer hereby agrees 1o diligenlly altempt 1o obtain the New Loan, If Buyer shall fail 1o nolily Broker and Seller, in wriling, lhal said linancing
60

commilmenl has nol been oblained within days ol the dale Seller has accepled Buyer's oller, then il shall be
conclusively presumed that Buyer has eilher oblained said commilment or has waived this financing conlingency,
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fi_.’] If Buyes: shall nolily Broker and Seller, in wriling, within the time specilied in Paragraph 6 2 hereol, thal Bu
Ihen_lms Agreement shall be lerminaled, and Buyer shall be enlilled 1o the prompt return of Buyer's Deposit and any lunds deposiled by Buyer with the
hermnallqr described Escrow Holder, less only escrow cancellation fees and cosls, and lille company charges which Buyer shall pay,

6.4 Il the amount of Ihe New Loan aclually obtained by Buyer is grealer than the amount set lorth in Paragraph 6.1 hereol and if Seller is receiving a
Purchase Money Note from Buyer in this Iransaclion, lhen the excess of he aclualface amount ol the New Loan over the amount specified in Paragraph 6.1
hereof shall reduce the face amounl of the Purchase Money Nole, and the monthly payments ol principal and interest shall be reduced prorata.

6.5 Inthe event Ihereis o be a NewLoan and if Ihere now exisls on the Properly an exisling deed ol trus! then Seller shall remove said exisling deed ol

Irust and bear all costs in connectlion therewith on or before the lime sel for Ihe close of lhe hereinaller described escrow.
7. Escrow.

71 __The Escrow Statement (Marcine Kline, Escrow Officer)
designated as the Escrow Holder for the purposes ol carrying oul the terms hereol.

7.2 Upon acceplance hereol by Seller, Broker shall requesl thal the Escrow Holder promplly prepare escrow inslruclions, on ils usual lorm, for the
purchase and sale of the Property upon the tlerms and provisions hereol. Said Escrow inslructions shall be promplly signed by Buyer and Seller. The escrow
shall be deemed 1o he “opened" as of the dale lully executed counterparls of such inslruclions are delivered to lhe Escrow | lolder by Buyer and Seller. The
escrow Inslructions shall not modily or amend the provisions of Ihis Agreemenl unless olherwise expressly sellorth therein, At the oplion ol Escrow Holder this

document may be considered as ils escrow instructions, with such luither inslructions as Esgrow Holder shall require, in order 1o clarily the duties and
responsibilities ol the Escrow Holder.

yer has nol ohlained said commilment,

is hereby

8. Preliminary Tille Report and Documents. Promplly alter the opening of escrow, Seller, at Seller's expense, shall lurnish Buyer with the lollowing:
(a) A preliminary tille report on the Property issued by __First American Title Company of Los Angeles

logether with copies ol all documents relerred 1o in such repon ("PTR")
(b) Copies of any Existing Note and Exisling Deed of Trust on the Property il Buyer is 1o accepl lille subject thereto,

(c) Copies ol all currently ellective lenant leases, rental agreements or other agrecments, if any,

.relating to the Property which are 1o remainin ellect
alter Buyer lakes lille 1o [he Properly,

9. Condlllons Precedent 1o Consummalion of Sale.
9.1 The lollowing are condilions precedent 10 the consummalion of this Iransaclion:

(a) The satislaction or waiver ol the linancing conlingency, il any, set lorlh in Paragraph 6 hereol,

(b) Buyer’'s wrillen approval of the PTR and Ihe documents relerred 1o in Paragraph &(b) and (c) hereol, il applicable

(c) Buyer'sinspeclion and wrillen approval ol a Beneliciary's Stalemenl as o any Existing Note and Exisling Deed of Trusl whichis lo remain on the
Property and, if required, the consenl of the holder thereol to the sale and conveyance of the Properly withoul accelerahon hereol and withoul changenhe
lerms thereol. Seller shall provide said Beneliciary Statement within ten days aller the PTR s approved

(d) Buyer's receipt and approval of esloppel certilicates (1o be procured by Seller) from lenants of the Properly who vall remain after niie 1o the
Property is ranslerred 10 Buyer,

92 Il Buyer shall lail 10 approve or disapprove the mallers referred 1o in Paragraph 9 1(b), (¢) and (d) hereol, in wnting, 10 days aller receipt thereol il
shall be conclusively presumed Ihat Buyer has approved said maliers.

93 Il Buyer shall disapprove or conditionally approve the PTR, or any part thereol, or any of the items referred 1o in Paragraphs 9 1(b), (c) or () hereal,
then lor a period of ten days aller wrillen nolice by Buyer to Seller of said disapproval or condiional approval, Seller shall have Ihe nght 1o cure sard
disapproved or conditionally approved ilems, prior o Ihe close ol escrow, or elec) notlo cure saud disapproved ilems. Nolice ol Seller’s written elechon shall he
given o Buyer. Il Seller shall clectnol o cure all of said items, then lor a period ol len days aller said wrllen nolice to Buyer, Buyer shall have the nght to enher
accepl lilie lothe Properly subject 1o said itlems or to terminale this ransaclion. Buyer shall give written nolice to Seller ol Buyer's election within ten days alter
the expiralion ol Ihe lime in which Seller shall have been required lo respond lo Buyer's notice of disapproval or conditional approval Il Buyer shall fail 1o give
Seller such wrillen nolice of Buyer's election within Ihe lime specilied, il shall be conclusively presumed thal Buyer has elecled lo lerminale this lransaction. If
Buyer elects lo lerminate this Iransaclion, therealler neilher Buyer nor Seller shall have any lurther liability hereunder, excepl Ihal Buyer shall be entitled 1o the
prompt return of all funds deposiled by Buyer with Escrow | lolder, less only escrow cancellation lees and cosls and lille company charges, which Buyer
hereby agrees lo pay.

9.4 All nolices called for herein shall be in writing and shall be delivered lo Seller, Buyer, Broker and Escrow Holder at the addresses sel forth in this
document.

10. Closing. ) - December 23, 1986 or sooner - ey
10.1 Escrow Holder shall close ("Closing”) the transaclion on . but the parlies may, in wriling,

exiend 1he date thereol,
10.2 Seller shall deliver or cause 1o he delivered 1o Buyer Ihrough escrow:

(a) A grant deed in proper form duly execuled and recordable conveying lo Buyer lee tille 1o the Properly subject only tothe exceplions approved hy
Buyer pursuant 1o Paragraph 9 hereol.

(b) A slandard coverage owner's lorm palicy ol lille insurance issued by the litle company named in Paragraph 8(a) above in the lull amounl of lhe
Purchase Price insuring title vested in Buyer subject only to the exceptions approved by Buyer pursuant 1o Paragraph 9 hereol. In the event Ihere isa Purchase

(d) Esloppel éertilicales execuled by or on behall of all lenanis under said leases, acknowledging that the respective leases are in lull lorce and effect
inaccordance with the fespechive lerms thereol and are not in detault and selling lorth all other matenal lacls concerning the stalus of Ihe lea se, leaserenl and
the Propenty,

(e) Benelriary's stalement and. if required, consent o the sale, without acceleralion or change in any terms of the loan. executed by the holder of the
ExIsling Nole and acknowledging thal the Existing Note and Existing Deed of Trust are not in delaull

10.3 Buyer shall deliver or cause lo be delvered to Seller lhrough escrow:

(a) The Purchase Price as sef forth in Paragraph 5.

(b) Il applicable, 1he Purchaso Money Nole and Purchase Money Deed of Trust in proper lorm duly execuled The Purchase Money Deed of Trust
shall be in recordable lorm,

104 Both parties shall execule and deliver through escrow any other documents or inslrumenlts which are reasonably necessary in order 1o
consummale the purchase and sale of the Property.

11. Representallons and Warranlles of Seller and Disclalmer.
1.1 Seller hereby covenants, warranls and represents as hereinalter sel lorth:

(a)Seller is the owner of and has full right. power and authonly to sell, convey and transler the Property to Buyer as provided herein and locarry oul
Seller's abligations hereunder.

{b) Unlil the Closing, Seller shall mainlain the Property in its present condibon, orchinary wear and tear excepled

(c) Seller has no knowledge ol any order or direclive ol Ihe applicable Depanment of Building and Salety. Healih Depariment or any other Cily,
County, Stale or Federal aulhorily thal any work of fepaw, maintenance or improvement he perlormed on the Prapeny

(d) All ol the documents, information and records provided in accordance with Paragraphs 8. 9 and 10 hereol shall conlain rue and accurale
information except as olherwise noted to Buyer in wniting

(e) There have been no amendments or modilications, writlen or oral, loany ol the leases or other agreemenls provided pursuant to Paragraphs 8(b)
or (c) hereo, excepl as noled in the esloppel cenilicates

(1) The Property Hsf (is nol STk E AR IE pr%Sar situated in a Special Study Zone as designated under the Alquist-Priolo Geologic Hazard
Acl, Seclions 2621 et seq. of the Calilornia Public Resources Code, and il so silualed, the consiruction or development on the Property of any struciure for

human occupancy may be subjecl to Ihe lindings ol a geologic repor prepared by a geologist registered in the State of California, unless such report is waived
by the cily or county under the lerms ol such Acl.

11.2 Buyer herchy acknowledges that nolwilhstanding the loregoing warranties:
(a) Unless otherwise noled in this documenlt, buyer is purchasing the Properly in ils existing physical condition,
(b) Neither Seller nor Broker has, unless olherwise noled in this documenl, made any representalion or warranly lo Buyer concerning the Property or

any aspecl ol the Occupalional Salely and Heallh Act, or any similar act, ordinance or law: and Ihal Buyer is relying upon Buyer's own independent
investigalion of the Property in making Ihis offer,

12. Proralions and Expenses,

12.1 Real properly taxes shall be proraled as of the dale ol the Closing, based upon the latest 1ax bill available. Assessments of record shall be (paid by
Seller) OYeT{trermpphcebtc-provisien), Rentals, inlerest on the Exisling Nole, ulililies, operaling expenses and premiums for lire and

13. Possesslon, Possession of the Prbpeny shall be delivered to Buyer al, and the renls, issues and prolits of the Property shall accrue o Buyerfrom, Ihe date
ol Closing.



T vy, setier, and Broker, or any of them, concerning this Iransaclion, (he prevailing parly shall
T v wiedsonanie allorneys' fees,

any and all agreements between Seller and Buyer regarding the

16. Broker's Rights. In addition loallother rights and remedies of Broker, il Ihis olfer orany counteroller acceptable 1o Buyer shallbe accepled by Seller or

Buyer, and if this sale shall nol be consummaled due 1o Ihe defayl ol Buyer, the Buyer shall be liable to and shall pay lo Broker a sum equal 1o —_—%
ol the Purchase Price as broker's fee lor services rendered in [his Iransaclion.
17. Acceplance,

17.1 Buyer's signalure hereon conslitules an olfer 1o Seller 1o purchase the Property on Ihe 1erms and conditions herein sel farth,

17.2 This offer 1o purchase by Buyer shall remain imevocably open UNIFSTRYRX ¥ _Upon presentat ion
andil nol accepted by Seller by said date shal be deemed revoked, and Beoker shall return ihe Deposil lo Buyer unless Buyerinlorms Broker |hal the parlies
meshnnegoﬁannuinwnmhavethuDeposﬂshaHberehunudtnﬁuyerwhenIhenegcﬁaﬁonsanﬂenMnMDdoruponIhedemandnrBuyenwhkhnvcﬂum

17.3 It Seller acenpls this oller 1 purchase within the firne lirnit specilied, communicahon of \he acceplance lo Buyer shall b deemed salislied it
Broker orally noliies Buyer of 1he acceptance by said date ang dehvers to Duyer in person or by United States mail one Copy excculed by the Seller willn
larly-elghl hours therealler, Upon the closing, Broker is authorized to publicize the sale price, terms and linancing of Ihis Iransaclion.

18. Time. Time is of the essence of this oller.
19. Addillonal Provisions,

Additional provisions of this oller, if any, are as lollows or are altached herelo on a rider: [I none, so stale; if rider is allached, then so slale.)
Seller wil] furnish at his expense a structural Pest control report by a State

licensed operator showing the dccessible portion of the improvements to

be free of

visible evidence of infestation caused by wood destroyin

insects, fungi and/or

dry rot ang Pay for any labor and/or materials Yequired to warrant the issuance

Dated: October 20, 1986 / —
/
By: a@
RA ZUCKER
The Back Alley Theatre
"BUYER"

15231 Burbank Blvd., van Nuys, ca
Address of Buyer

(818) 780-2240
Telephone Number of Buyer

Beitler g Associates

Real Eslale Broker BY GEORGE KALMAN

14144 ventura Blvd., Suite 110

Sherman Oaks, ca 91423

Address of Broker

(818) 501-5001
Telephone Number of Broker

20. Acceplance.

20.1 The undersigned Seller accepls lhe loregoing oller 1o purchase Ihe Properly and hereby agrees lo sell |he Property to Buyer on Ihe lerms and
conditions therein specilied. The undersigned Seller acknowledges thal Seller has employed Broker lo sell 1he Property.

20.2 In consideration of real eslale brokerage service fendered by Broker 1o Seller, the undersigned Seller agrees lo pay Broker a real eslale

brokerage lee ina sum equallo__ 6 o ofthe Purchase Price. This agreemenl shall serve as an inslruclion to the Escrow Holder to pay such brokerage
lee lo Broker at close of escrow. ;

203 The undersigned Seller acknowledges receipl of a copy hereol and authorizes Broker lo deliver a signed copy lo Buyer,

Dated:;

"SELLER"
Address ol Seller
Telephone Mumber of Seller

Ilthis Agreement has beenfilledinithas been Prepared lor submlssion to your allorney for his approval, No represenlation or
recommendallon Is made by the real estate broker or Its agenls or employees as lo the legal sulliclency, legal ellect, or tax
consequences of this Agreement or the transaclion relaling therelo,

For these forms call Ihe Amerlcan Industrial Real Estale Association, (213) 687-8777 Form 501
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