/\gﬁ\/\ Mark Twain
Health Care District

AGENDA
Regular Meeting of the
Board of Directors
Mark Twain HealthCare District
Wednesday, April 24, 2013
7:30 a.m.
Classroom 2, 2" Floor
Mark Twain St. Joseph’s Hospital

768 Mountain Ranch Road
San Andreas, CA

1. Call toy‘ Order and Roll Call |
2. Approval of Agenda

3. Public Comment on matters not listed on the Agenda.
The purpose of this section of the Agenda is to allow comments and input from the public
on matters within the jurisdiction of the Mark Twain HealthCare District not listed on the

Agenda.
(The public may also comment on any item listed on the Agenda prior to Board action on

such item.)
Limit of 3 minutes per speaker.

CONSENT CALENDAR

All items on the Consent Calendar are considered routine and may be approved by the
District Board without any discussion by a single roll-call vote. Any Board Member or
member of the public may remove any item from the Consent Calendar. If an item is
removed, it will be discussed separately following approval of the remainder of the
Consent Calendar.

Approval of the March 27, 2013 Minutes
(Pg.1-6)

UNFINISHED BUSINESS



1. Comparative administrative cost, reserve/investment allocation for comparable
Health Care DIStHCES. .o ovvurenieeeeenereiraerneassreaertrirsmasesteactasantnnaes Mr. Doss
Public Comment

2. Telehealth review and UPAte..........c.uvereenrmminiiiammmireii e Dr. Smart
Public Comment

NEW BUSINESS

3. Marketing Strategies for MTHCD.......oooooiiiiiiinmnmimmmmnerenrmnee Mr. Doss
(To be distributed at meeting)
Public Comment

4. MTHCD Executive Director Report........cooooviviiiiiiiiiiiimnineene Mr. Doss

CPPA Board Meeting

iPad Schorship process

Local TV presentation update
Doris Barger Golf Outing
Public Comment

5 MTHCD President’s REPOIt. ... ...ouvuinenieiniiiiiiiiiisceeee Mrs. Reed

Blue Mountain tour & dinner update
ACHD Legislative Day update

ACHD Annual Meeting — May 224-24™
Public Comments

6. Monthly Financial RepOrt ........ccccoivriiminnirriiinmnmmnennee Mr. Mclnturf
(pg.7-12)

e Real Estate Review Committee update
(Pg. 13-36 Attachment A & B)
Public Comment

7. MTMC Board Report..........coociieiiiininee. Mr. Campana, V.P. Board of Trustees,

Ken MclInturf, Treasurer, Board of Trustees
Public Comment

8. Board Comments
Public Comment

Adjournment



Mark Twain HealthCare District Mission Statement
Through community collaboration, we serve as the stewards of a community health system that
ensures our residents have the dignity of access to care that provides competent, professional and
compassionate healing.




Attachment A

4 CALIFORNIA VACANT LAND PURCHASE AGREEMENT
% ASSOCIATION AND JOINT ESCROW INSTRUCTIONS
OF REALTORS® (C.A.R. Form VLPA, Revised 4/10)
Date April 4. 2013 ‘
1. OFFER:
A. THIS IS AN OFFER FROM rk Twain Heal are - (“Buyer”).
B. THE REAL PROPERTY TO BE ACQUIRED Is deacribed as - - - - 057-021-024.,
. Assessor's Parcel No(s). 058-017-0231 058-021-024 -
situated In Angels Camp , County of Calaveras , Californla, ("Property”).
C. THE PURCHASE PRICE offered s Two Hundred Ninetv Thousand
(Dofars§ 290.000.00 )
D. CLOSE OF ESCROW shall occur on (date) (or @] ___300 __ Days After Acceptance).
2. AGENCY:

A. POTENTIALLY COMPETING BUYERS AND SELLERS: Buyer and Seller each acknowledge receipt of a disclosure of the possibility of multiple
representation by the Broker reprasenting that principal. This disclosure may be part of a listing agresment, buyer representation agreament or
separate document (C.A.R. Form DA). Buyer understands that Broker representing Buyer may also represent other potential buyers, who may
cansider, make offers on or ultimately acquire the Property. Seller understands that Broker representing Seller may also represent other sellers
with competing properties of interest to this Buyer.

B. CONFIRMATION: The following agency relationships are hereby confirmed for this transaction:

Listing Agent _Viptage Realty (Print Flrm Name) is
the agent of (check one): |:| the Seller exclusively; or ff] both the Buyer and Setler.
Selling Agent Vintage Realty {Print Firm Name) (if not the

same as the Listing Agent) is the agent of (check ane): [] the Buyer exclusively: or [ the Seller axclusively; or [f] both the Buyer and Seller.
Real Estate Brokers are not parties to the Agresment batween Buyer and Seiler.
3. FINANCE TERMS: Buyer represents that funds will be good when deposited with Escrow Holder.

A. INITIAL DEPOSIT: Deposit shalibeintheamountof . . ... ... ... ... i ittt $ 5,000.00
(1) Buyer shall deiiver deposit direcly to Escrow Holder by personal check, [] electronic funds transfer,
[ Other within 3 business days after acceptance (or
] Other )
OR (2) (if checked) [f] Buyer has given the deposit by personal check (or [] )to
the agent submitting the offer (or to [J vintagce Realty ), mada payable to

. The deposit shall be held uncashed until
Acceptance and then deposited with Escrow Holder (or [] into Broker'’s trust account) within 3 business days
after Acceptance (or [ Other )

B. INCREASED DEPOSIT: Buyer shall deposit with Escrow Holder an Increased depasit in the amount of . . . . . $

within Days After Acceptance, or[] .

C. LOAN(S)

(1) FIRSTLOAN In the amount 0f . . . . .. .0t it ittt ittt itnsreenreranaeeeeeaanaseanennns $
This loan will be conventional ﬂnandng or, If chacked, []FHA, [JVA, [] Seller (C.AR. Form SFA),

[ assumed financing (C.A.R. Form PAA), ] Other . This loan shall be ata

fixed rate not to exceed % or, [] an adjustable rate loan with initlal rate not to exceed

%. Regardless of the type of loan, Buyer shall pay points not to exceed %
of the loan amount.

(2) [] SECOND LOANINthe amaunt of .. .........couiuuininiiieaei i iieeanenrenriaraarsnsnrraenns S
This loan will be conventional financing or, If checked, [] Seller (C.A.R. Form SFA), [] assumed ﬂnandng
(C.A.R. Form PAA), [] Other . This loan shall be at a fixed rate not to exceed

% or, [] an adjustable rate loan with inltial rate not to exceed %.

Regardiess of the type of loan, Buyer shall pay points not to exceed % of the loan amount.

D. ADDITIONAL FINANCING TERMS: .

E. BALANCE OF PURCHASE PRICE OR DOWN PAYMENTINtheaamountof .. ......ccoviniirninnsnnnnsnnanns 285,000.00
to ba deposited with Escrow er within sufficient time to close escrow.

F. PURCHASE PRICE (TOTALY.. . ...\ iiiteesieee et eese e et e e @ ..... 290 0
Buyer's Initials ( X 222 )( ) Seller's Initiais ( X
The copyright lawa of the Unitad Ststes (Tits 17 U.S, Code) forbid the unsuthorized

muur«m crwpaﬂhnw bym,mldhoumyoﬂnr

including 1s Copyright © 1996-2010, | Reviewed by __
wo&mnsmmuwumm INC. ALL RIGHTS RESERVED,
VLPA REVISED 40 (PAGE 1 OF 10) VACANT LAND PURCHASE AGREEMENT (VLPA PAGE 1 OF 101
Agent: Janet Cuslidge Phone: 209.736.9191 Fax: 209.736.6811 Prepared using zipForm® software
Broker: Vintage Realty 1301 S Main St Angeis Camp, CA 95222 N a IK

J VidJ




Property: 058-017-023.058-017-025 and 057-021-024. Date: Apzril ¢, 2013
G. VERIFICATION OF DOWN PAYMENT AND CLOSING COSTS: Buyer (or Buyer's lender or loan broker pursuant to 3H(1)) shall, within

Tlor O ) Days After Acceptance, Dellver to Saller written verification of Buyer's down payment and closing costs. (If checked.
[]] verification attached.)

H. LOAN TERMS:
{1) LOAN APPLICATIONS: Within 7 {or [] ) Days After Acceptance, Buyer shall Deliver to Seller a letter from lender or

loan broker stating that, based on a review of Buyer's written application and credit report, Buyer Is prequalified or preapproved for any NEW

joan specified In 3C above. (If checked [] letter attached.)

(2) LOAN CONTINGENCY: Buyer shall act diligently and In good faith to obtaln the designated loan(s). Obtaining the loan(s) specified above Is
a contingency of this Agreement unless atherwise agreed in writing, Buyer's contractual obligations to abtain and provide depesit, balance
of dawn payment and closing costs are not contingencles of this Agreement.

{3) LOAN CONTINGENCY REMOVAL:

(1) Within 17 {or O ) Days After Acceptance, Buyer shall, as specified in paragraph 19, in writing remove the loan
contingency or cancel this Agresment;

OR (li) if checked) [] the loan contingency shall remaln in effect until the designated loans are funded.

(4) NO LOAN CONTINGENCY (If checked): Obtalning any loan specified abave is NOT a contingency of this Agreement. if Buyer does not
abtain the loan and as a rasult Buyer does not purchase the Praperty, Seller may be entiled to Buyer's deposit or other legal remedies.

I. APPRAISAL CONTINGENCY AND REMOVAL: This Agreement |s (OR, if checked, []Is NOT) contingent upon a written appraisal of the
Property by a licansad or certified appraiser at no less than the spacified purchase price. If there is a loan contingency, Buyer's removal of the
loan contingency shall be deemed removal of this appraisal contingency (or, [ if checked, Buyer shall, as specified in paragraph 198(3), in
writing remove the appraisal contingancy or cancel this Agreement within17 (or [] ) Days After Acceptance). If thera is no loan
contingency, Buyer shall, as specified in paragraph 198(3), In writing remove the appralsal contingency or cancel this Agreement within 17 (or
O ) Days After Acceplance.

J. ALL CASH OFFER (If checked): Buyer shall, within 7 (or [} ) Days After Acceptance, Deliver to Seller written verification of
sufficient funds to close this transaction. (If checked [ verification attached.)

K. BUYER STATED FINANCING: Seller has relled on Buyer's representation of the type of financing specified (Inciuding but not limited to, as
applicable, amount of down payment, contingent or non contingent loan, or all cash). If Buyer seaks altemate financing, (i) Seller has no
obligation to cooparate with Buyer's efforts to obtain such financing, and (i) Buyer shall alsa pursue the financing method specified In this
Agreement. Buysr's fallure to secure altemate financing does not excuse Buyer from the obligation to purchase the Property and close escrow
as specified in this Agresment.

L SELLER FINANCING: The foliowing terms (or [] (if checked) the terms specifiad in the attached Selier Financing Addendum (C.A.R. Form
SFA) apply ONLY to financing extended by Seller under this Agreement.

{1) BUYER'S CREDIT-WORTHINESS: Buyer authorizes Seller and/ar Brokers to obtain, at Buyer's expense, a copy of Buyer's credit report.

Within 7 (or [] ) Days After Acceptance, Buyer shall provide any supporting documentation reasonably requested by Selier.

{2) TERMS: Buyer's promissory note, deed of trust and other documents as appropriate shall incorporate and Implement the following additional
terms: () the maximum Interest rate specified In paragraph 3C shall be tha actual fixed interest rate for Seller financing; (ii) deed of trust shall
contain a REQUEST FOR NOTICE OF DEFAULT on senlor loans; {ilf) Buyer shall sign and pay for a REQUEST FOR NOTICE OF
DELINQUENCY prior to0 Close Of Escrow and at any future time if requested by Seiler; (lv) nate and deed of trust shall contain an
acceleration clause making the loan due, when permitted by law and at Seller’s option, upon the sale or transfer of the Property or any
interest In it; (v) nota shall contain a late charge of 6% of the instaliment due (or[] ) if the Instaliment is not received within
10 days of the date due; (vi) titie insurance coverage In the form of a joint protection policy shall be provided insuring Seller's dead of trust
interest In the Property (any increased cost over owner's poiicy shall be paid by Buyer). and (vii) tax service shall be obtained and paid for by
Buyer to notify Seller if property taxes have not been pald.

(3) ADDED, DELETED OR SUBSTITUTED BUYERS: The addition, deletion or substitution of any person or entity under this Agreement or to
title prior to Close Of Escrow shall require Selter's writien consent. Seller may grant or withhold consent in Seller's sole discration. Any
additional or substituted person or entity shall, if requested by Seller, submit to Seller the same documentation as required for the original
named Buyer. Seller and/or Brokers may abtain a credit report, at Buyer's expense, on any such person or entity.

M. ASSUMED OR "SUBJECT TO" FINANCING: Selier represents that Seller is not definquent on any payments due on any loans. Seller shall,
within the tima specified in paragraph 19, provide Copies of ali applicabla notes and deeds of trust, loan balances and current intevest rates to
Buyer. Buyer shall then, as specified in paragraph 198(3), remove this contingency or cancel this Agreement. Differences between estimated
and actual loan balances shall be adjusted at Close Of Escrow by cash down payment. Impound accounts, if any, shall be assigned and charged
to Buyer and credited to Seller. Seller is advised that Buyer's assumption of an existing loan may not release Seller from liabllity on that loan. If
this Is an assumption of a VA Loan, the sale is contingent upon Seller baing provided a release of liability and substitution of eligibllity, unless
otherwise agread In writing. If the Property is acquired subject to an existing loan, Buyer and Seller are advised to consult with legal counsel
regarding the abllity of an axisting fender to call the loan due, and the consequences thareol.

4. ALLOCATION OF COSTS (If checked): Unless otherwise specified in writing, this paragraph only determines who s to pay for the inspection, test or
service ("Report”) mentioned: it does not determine who Is to pay for any work recommended or Identified in the Report.

A. INSPECTIONS AND REPORTS:
(1) [J Buyer [ Seiler shall pay to have existing septic or private sewage disposal systam, if any, inspected

(2) [] Buyer [ Seller shall pay for costs of testing to determine the suitabllity of soil for sewage disposal

(3). [] Buyer D Seller shall pay to have existing wells, if any, tested for water potability and productivity

Copyright © 1896-2010, CALIFORNIA ASSOCIATION OF REALTORS®, INC. —_— —
VLPA REVISED 4/10 (PAGE 2 OF 10) | Re by | e
VACANT LAND PURCHASE AGREEMENT (VLPA PAGE 2 OF 10) el ol
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Property: 058-017-023,058-017-025 agd 057-021-024, Date: April ¢, 2013
(4) [ Buyer [X] Seller shall pay to have Property comers identified

(5) K] Buyer ] Selter shail pay for a natural hazard zone disclosure report prepared by property ID

(8) [ Buyer ] Seller shall pay for the following inspection or report
{7) [J Buyer [J Seller shall pay for the following inspection or report

B. ESCROW AND TITLE:

(1) (] Buyer (f] Seiler shall pay escrow fee 1/2 Buyer and 1/2 seller
Escrow Holder shallbe Firgt American Title .

(2) Buyer [F] Sefler shall pay for owner's title insurance policy specified in paragraph 15E 1/2 Buver and 1/2 seller ;
Owner’s title policy to be issued by Zirgt Americap Title .
(Buyer shall pay for any itle insurance policy Insuring Buyer'sLender, unlass otherwise agreed in writing.}

C. OTHER COSTS:

(1) O Buyer {§] Seller shait pay County transfer tax or transfer fee
(2) [J Buyer [f] Seller shall pay City transfer tax or transfer fee
(3) [ Buyer [ Sellar shall pay Homeowners' Assodation ("HOA") transfer fees
(4) [J Buyer [] Seller shall pay HOA document preparation fees
{5) [J Buyer [] Seller shall pay for
{6) [ Buyer ] Seller shall pay for .
5. POSSESSION AND KEYS: Possession shall be dellvered to Buyer at 5PM or [0 AM[] PM, [Jon the date of Close Of Escrow;

Oon ; or ] no later than Days After Close Of Escrow. The Property shall be unoccupied, uniess

otherwise agreed in writing. Seller shall provide keys and/or means to operate all Property locks. If Property Is located in a comman interest

subdivision, Buyer may be required to pay a deposit to the Homeowners' Association ("HOA") to obtaln keys to accessible HOA facilities.
8. STATUTORY DISCLOSURES AND CANCELLATION RIGHTS:

A. NATURAL AND ENVIRONMENTAL HAZARDS: Seller shall, within the time specified in paragraph 19, deliver to Buyer if required by Law: (1}
earthquake guides (and questionnaire) and environmental hazards booklet; (Ii) disclose if the Property is located in a Special Flood Hazard Area;
Potential Flooding (intndation) Area; Very High Fire Hazard Zone; Stats Fire Responsibility Area; Earthquake Fault Zone: Seismic Hazard Zone;
and {Iif) disclose any other zone as required by Law and provide any other information required for those zones.

B. WITHHOLDING TAXES: Within the time spacified in paragraph 19A, to avoid required withholding, Selter shall Detiver to Buyer or qualified
substitute, an affidavit suifident to comply with federal (FIRPTA) and California withholding Law (C.A.R. Form AS or QS).

C. MEGAN'S LAW DATABASE DISCLOSURE: Notice: Pursuant to Section 290.48 of the Penal Cods, information about specified registered sex
offenders is made available to the public via an Inlemet Web site maintained by the Department of Justice at www.meganslaw.ca.gov. Depending
on an offender’s criminal history, this information will include either the address at which the offender resides or the community of residence and
ZIP Code in which he or she resides. (Neither Seller nor Brokers are required to check this website. If Buyer wants further Information, Broker
recommends that Buyer obtaln Information from this website during Buyer's inspaction contingency period. Brokers do not have expertise in this
area.

7. SELLER DOCUMENTATION AND ADDITIONAL DISCLOSURE:

A. Within the tima specified In paragraph 19, if Sefler has actual knowledge, Seller shall provide to Buyer, in writing, the following information:

(1) LEGAL PROCEEDINGS: Any lawsuits by or against Seller, threatening or affecting the Property, indluding any lawsuits alleging 2 defect or 3
deficlency In the Property or common areas, or any known notices of abatement or citations filed or issued against the Property.
(2) gg?lzcog_lglzlgsA)L USE: Whether the Property Is subject to restrictions for agricultural use pursuant to the Willlamson Act (Govesnment Code

(3) DEED RESTRICTIONS: Any deed restrictions or obligations.
{4 FARM USE: Whether the Property is in, or adjacent to, an area with Right to Farm rights (Clvil Code §3482.5 and §3482.6).

ENDANGERED SPECIES: Presence of endangered, threatened, 'candidate’ species, or wetiands on the Property.

(6) ENVIRONMENTAL HAZARDS: Any substances, materials, or products that may be an environmental hazard including, but not limited to,
asbestos, formaldehyde, radon gas, lead-based paint, fuel or chemical storage tanks, and contaminated sail or water on the Property.

(7) COMMON WALLS: Any features of the Property shared in commaon with adjolning landowners, such as walls, fences, roads, and driveways,
and agriculture and domestic wells whose use or responsibility for maintenance may have an effect on the Preperty.

{8) LANDLOCKED: The absence of legal or physical access to the Property.

(9) EASEMENTS/ENCROACHMENTS: Any encroachments, easements or similar matters that may affect the Property.

(10) SOIL FiLL: Any fill (compacted or otherwise), or abandoned mining operations on the Property.

(11) SOIL PROBLEMS: Any silppage, siiding, fiooding, drainage, grading, or other soil problems.

{(12) EARTHQUAKE DAMAGE: Major damage to the Property or any of the structures from fire, earthquake, floods, or landsiides.

{13) ZONING ISSUES: Any zoning violations, non-conforming uses, or violations of “setback™ requirements.

(14) NEIGHBORHOOD PROBLEMS: Any neighborhood noise problems, or other nuisances.

B. RENTAL AND SERVICE AGREEMENTS: Within the time specified In paragraph 19, Seller shall make available to Buyer for inspection and
review, all current leases, rental agreements, service contracts and other related agreements, licenses, and permits pertaining to the operation or
use of the Property.

¢. [ TENANT ESTOPPEL CERTIFICATES: (If checked) Within the time specified in paragraph 19, Seller shall deliver to Buyer tenant estoppel
centificates (C.AR. Form TEC) completed by Seller or Seller’s agent, and signed by tenants, acknowledging: (1) that tenants’ rental or lease
agreements are unmodifled and in full force and effect (or if modified, stating all such modifications); (i) that no lessor defauits exist; and () s
stating the amount of any prepaid rent or security deposit.

D. MELLO-ROOS TAX; 1915 BOND ACT: Within the ime specified in paragraph 19, Saller shall: (i) make a good faith effort to obtain a notice from
any local agencies that levy a special tax or assessment on the Property (or. if allowed, substantially equivalent notice), pursuant to the
Mello-Roos Community Facilities Act, and Improvement Bond Act of 1915, and (i) promptly dellver to Buyer any such notice obtained.

/

Buyer's Inilials ( %( X Kas) Sellers Initials { WXZ"7
Date
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Property: 058-017-033,058-017-025 agd 057-02]-024, Date: April 4, 2013
8. CONDOMINIUM/PLANNED UNIT DEVELOPMENT DISCLOSURES:

A

SELLER HAS: 7 {or [ ) Days Afier Acceplance to disclose to Buyer whether the Property Is a condominium, or is
located In a ptanned development or other common interest subdivision (C.A.R. Form VLQ).

If the Property is a condominium, of located in a planned unit davelopment or other common Interest subdivision, Seller has3 (or )
Days After Acceptance fo request from the HOA (C.A.R. Form HOA): (I} Copies of any documents required by Law; {H) disclosure of any pending
or anficipated claim or litigation by or against the HOA; (lil) a statement containing the location and number of designated parking and storage
spaces; (Iv) Copies of the most recent 12 months of HOA minutes for regular and special meetings; and (v) the names and contact information of
all HOAs governing the Property (collectively, "Cl Disclosures™) and (vi) the following if Seller has actual knowledge: (a) any matedal defects In
the condition of common area (such as pools, tennis courts, walkways or other areas co-owned In undivided interest with other); and (b) possible
lack of compliance with HOA reguirements. Sefler shall itemize and Deitver to Buyer all Cl Disclosures received from the HOA and any Cl
Disclosures In Seller's possession. Buyer's approval of Cl Disclosures is a contingency of this Agresment as specified in paragraph 14B(3).

9. SUBSEQUENT DISCLOSURES: In the avent Seller, prior to Close Of Escrow, bacomes aware of adverse conditions materially affecting the
Property, of any material inaccuracy in disclosures, information or regresentations previously provided to Buyer of which Buyer is otherwise unaware,
Seller shall promptly provide a subsequent or amended disclkosure of notice, in writing, covering those items. However, a subssquent or amended
disclosure shall not be required for conditions and material inaccuracles disclosed in reports orderad and pald for by Buyer.

10. CHANGES DURING ESCROW:

A

Prior to Closa Of Escrow, Seller may engage in the following acts, ("Proposed Changes®), subject to Buyer's rights in paragraph 19: (1) rent or
lease any part of the premises; (I} alter, modify or extend any existing rental or lease agreement; (iil) enter into, alter, modify or extend any
servica contract(s); or {iv) change the status of the condition of the Property.

Atleast7 (or O ) Days prior to any Proposed Changes, Seller shall giva written notice to Buyer of such Proposed Changes.

41. ITEMS INCLUDED AND EXCLUDED:

A

B.

C.

NOTE TO BUYER AND SELLER: ltems listed as incduded or excluded in the MLS, Ryers or marketing materials are not included in the purchase
price or excluded from the sale unless specified in 11B or C.

ITEMS INCLUDED IN SALE:

{4) Al EXISTING fixtures and fittings that are attached to the Property;

{2) The following items:

(3) Seller represents that all items included In the purchase price, unless otherwise specified, are owned by Sefler.
{4) Ali items Included shall be transferred free of kens and without Seller wamranty.
TEMS EXCLUDED FROM SALE:

12. CONDITION OF PROPERTY: Unless otherwise agreed: (I} the Property is sold (a) In its PRESENT physical ("as-is”) condition as of the date of

Accepta

nce and (b) subject to Buyer investigation rights; (i!) the Property is to be maintained in substantially the same condition as of the dats of

Acceptance and (i#) []{if checked) All debris and personal property not Included In the sale shall be removed by Seller by Ciose Of Escrow.

A.
B.

C.

SELLER SHALL, within the time specified in paragraph 19, DISCLOSE KNOWN MATERIAL FACTS AND DEFECTS AFFECTING THE
PROPERTY AND MAKE ALL OTHER DISCLOSURES REQUIRED BY LAW.

Buyer has the right to inspact the Property and, as specified in paragraph 198, based upon information discovered in those Inspections: (i) cancel
this Agreement; or (ii) request that Seller make Repairs or take other action.

Buyer Is strongly advised to conduct Investigations of the entira Property In order to determine its present condition. Seller may not be
aware of all defects affecting the Property or other factors that Buyer conslders Important. Property Improvements may not be bulit
according to code, in compliance with current Law, or have had permits issued. )

13. BUYER'S INVESTIGATION OF PROPERTY AND MATTERS AFFECTING PROPERTY:

A

Buyer's acceptance of the condition of, and anyotharrnattaraﬂacungmePropony.isacomingencyofthAgmamen!asspedﬂed in this
paragraph and paragraph 19B. Within the time specified in paragraph 198(1), Buyer shall have the right, at Buyer's expense unless otherwise
agreed, to conduct inspections, investigations, tests, surveys and other studles ("Buyer Investigations"), including, but not limited to, the right to:
(i) inspect for lead-based paint and other lead-based paint hazards; (Ii) inspect for wood destroying pests and organisms; (lll) review the
registered sex offender database; (iv) confirm the insurability of Buyer and the Property; and (v) satisfy Buyer as to any matier specifled in the
attached Buyer's Inspection Advisory (C.A.R. Form BIA). Without Seller's prior writlen consent, Buyer shall nelther make nor cause to be made: {I)
invasive or destructive Buyer investigations; or (Hi) inspections by any govemmental building or zoning inspector or government employee, unless
required by Law.

Seller shal) make the Property avallable for all Buyer Investigations. Buyer shall (1) as specified in paragraph 19B, complete Buyer Investigations
and, elther remove the contingancy or cancel this Agreement, and (1) give Seller, at no cost, completa Coples of all Investigation reports obtained
by Buyer, which obfigation shall survive the termination of this Agreement,

Buyer indemnity and Seller protection for entry upon property: Buyer shall: (i) keep the Property free and clear of liens; (ll) repair all damage
arising from Buyer Investigations; and (IM) indemnify and hold Seller harmless from all resulting liability, claims, demands, damages and costs of
Buyer's Investigations. Buyer shall camy, or Buyer shall require anyone acting on Buyer's behalf to camy, policles of liablility, workers’
compensation and other applicable insurance, defending and protecting Seller from Hability for any injuries to persons or property occurming during
any Buyer Investigations or work done on tha Property at Buyer's direction prior to Close Of Escrow. Seller Is advised that ceriain prolections may
be afforded Selier by recording a "Notice of Non-responsibliity” (C.A.R. Form NNR) for Buyer Investigations and work done on the Property at
Buyer's direction. Buyer's abligations under this paragraph shall survive the termination or cancellation of this Agresment and Close Of Escrow.

Bw«slmums(x_mnz.é:) Sellecs Iniials XY @
Date EAtAL NORSRIC
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Property: 058-017-023,058-017-025 and 057-021-024. Date: April ¢, 2013

D. BUYER IS STRONGLY ADVISED TO INVESTIGATE THE CONDITION AND SUITABILITY OF ALL ASPECTS OF
THE PROPERTY AND ALL MATTERS AFFECTING THE VALUE OR DESIRABILITY OF THE PROPERTY,
INCLUDING BUT NOT LIMITED TO, THE ITEMS SPECIFIED BELOW. IF BUYER DOES NOT EXERCISE THESE
RIGHTS, BUYER IS ACTING AGAINST THE ADVICE OF BROKERS. BUYER UNDERSTANDS THAT ALTHOUGH
CONDITIONS ARE OFTEN DIFFICULT TO LOCATE AND DISCOVER, ALL REAL PROPERTY CONTAINS
CONDITIONS THAT ARE NOT READILY APPARENT AND THAT MAY AFFECT THE VALUE OR DESIRABILITY
OF THE PROPERTY. BUYER AND SELLER ARE AWARE THAT BROKERS DO NOT GUARANTEE, AND IN NO
WAY ASSUME RESPONSIBILITY FOR, THE CONDITION OF THE PROPERTY. BROKERS HAVE NOT AND WILL
NOT VERIFY ANY OF THE ITEMS IN THIS PARAGRAPH 13, UNLESS OTHERWISE AGREED IN WRITING.

E. SIZE, LINES, ACCESS AND BOUNDARIES: Lot size, property lines, legal or physical access and boundaries including features of the Property
shared In common with adjoining landowners, such as walls, fences, roads and driveways, whose use or responsibility for maintenance may
have an effect on the Property and any encroachments, easemants or similar matters that may affect the Property. (Fences, hedges, walls and
other natural or constructed bamers or markers do not necessarily identiy true Property boundarles. Property lines may be verified by survey.)
(Unless otherwise spacified In writing, any numerical statements by Brokers regarding lot size are APPROXIMATIONS ONLY, which hava not
been and will not be verified, and should not be relled upon by Buyer.)

F. ZONING AND LAND USE: Past, present, or proposed laws, ordinances, referendums, Initiatives, votes, applications and permits affecting the
current use of the Property, future development, zoning, building, size, governmental permits and Inspections. Any zoning violations,
non-conforming uses, or violations of “setback” requirements. (Buyer should also investigate whether these malters affect Buyer's intended use
of the Property.)

G. UTILITIES AND SERVICES: Avallability, costs, restrictions and location of utilites and services, including but not limited to, sewerags,
sanitation, septic and lesach lines, water, electricity, gas, telephone, cable TV and drainage.

H. ENVIRONMENTAL HAZARDS: Potential environmental hazards, including, but not limited to, asbestos, lead-based paint and other lead
contamination, radon, methane, other gases, fuel, oil or chemical storage tanks, contaminated soll or water, hazardous waste, waste disposal
sites, electromagnetic flelds, nuclear sources, and other substances, including meld (alrbomne, toxic or otherwise), fungus or similar contaminant,
materials, products or conditions.

I. GEOLOGIC CONDITIONS: Geologic/seismic condltions, soil and temain stabillty, suitablliity and drainage Including any slippage, sliding,
flooding, drainage, grading, flil (compacted or otherwise), or other soil problems.

J. NATURAL HAZARD ZONE: Special Flood Hazard Areas, Potential Fiooding (Inundation) Areas, Very High Fire Hazard Zones, State Fire
Responsibility Areas, Earthquake Fault Zones, Seismic Hazard Zones, or any other zone for which disclosure is required by Law.

K. PROPERTY DAMAGE: Major damage to the Praperty or any of the structures or non-structural systems and components and any personal
property included in the sale from fire, earthquake, floods, landslides or other causes.

L. NEIGHBORHOQD, AREA AND PROPERTY CONDITIONS: Neighborhood or area conditions, including Agricultural Use Restrictions pursuant
to the Wiliamson Act (Govemment Code §§51200-51295), Right To Farm Laws (Civil Code §3482.5 and §3482.8), schools, proximity and
adequacy of law enforcement, crime statistics, the proximity of registerad felons or offenders, fire protection, other govemment services,
availability, adequacy and cost of any speed-wired, wirsless Intemet connections or other telecommunications or other technology services and
Installations, proximity to commercial, industrial or agricuttural activities, existing and proposed transportation, construction and development that
may affect noise, view, or traffic, alrport nolss, nolse or odor from any source, abandoned mining operations on the Property, wild and domestic
animals, other nuisances, hazards, or circumstances, protected specles, wetiand properties, botanical diseases, historic or other govemmentally
protected sites or improvements, cemeteries, facilities and condition of common areas of common Interest subdivisions, and possible tack of
compliance with any goveming documents or Homeowners' Assoclation requirements, conditions and Influences of significance to certain
cultures and/or refiglons, and personal needs, requirements and preferences of Buyer.

M. COMMON INTEREST SUBDIVISIONS: OWNER ASSOCIATIONS: Faclities and condition of common areas (facilities such as poois, tennls
courts, walkways, or other areas co-owned in undivided interest with others), Owners' Assoclation that has any authority over the subject
property, CC8Rs, or other dead rastrictions or obligations, and possible lack of compliance with any Owners' Assoclation requirements.

N. SPECIAL TAX: Any local agencles that levy a special tax on the Property pursuant to the Mello-Roos Community Facilities Act or Improvement
Bond Act of 1915.

O. RENTAL PROPERTY RESTRICTIONS: Some cities and counties Impose restrictions that limit the amount of rent that can be charged, the
maximum number of occupants and the right of a landiord to terminate a tenancy.

P. MANUFACTURED HOME PLACEMENT: Conditions that may affect the ability to place and use a manufactured home on the Praperty.

14. SELLER DISCLOSURES; ADDENDA; ADVISORIES; OTHER TERMS:

A. Seller Disclosures (if checked): Selier shall, within the time specified in paragraph 19A, compiete and provide Buyer with a:

Seiler Vacant Land Questionaire (C.A.R. Form VL.Q)

B. Addenda (If checked): & Addendum # 2 (CAR. Form ADM) -
[T Wood Destroying Pest Inspaction and Allocation of Cost Addendum (C.A.R. Form WPA)
LI Purchase Agreement Addendum (C.A.R Form PAA) LI Septic, Well and Property Monument Addendum (C.A.R. Form SWP1)
L short Sale Addendum (C.A.R. Form SSA) L] Other
C. Advisories (If checked): Buyer's Inspection Advisory (C.A.R. Form BIA)
[T Probate Advisory (C.AR. Form PAK) I Statewide Buyer and Seller Advisory (C.A.R. Form SBSA)
[T Trust Advisory (CA.R. Form TA) LTREO Advisory (CAR. Form REQ)

D. Other Terms:

Buyer's Initils ( X <7 )(x_@) Seilers m.uamﬂ_)(z— @
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Property: 058-017-023,058-017-025 and 057-021-024. Date: April 4, 2013

15. TITLE AND VESTING:

A. Within the time specified in paragraph 19, Buyer shall be provided a current preliminary titie report, which shall include a search of the General
Index, Sefler shall within 7 Days After Acceptancs, give Escrow Holder a completed Statement of Information. The preliminary repart Is only an
offer by the title insurer to Issue a policy of tile Insurance and may nat contaln every item affecting title. Buyer's review of the preliminary report
and any other matters which may affect titie are a contingency of this Agreement as specified in paragraph 19B.

B. Title Is taken In its present condition subject to all encumbrances, easements, covenants, conditions, restrictions, rights and other matters,
whether of record or not, as of the date of Acceptance except: (I) monetary liens of record uniess Buyer is assuming those obligations or taking
the Property subject to those obligations; and (1) those matters which Seller has agreed to remave in writing,

C. Within the time specified in paragraph 19, Seller has a duty to disclose to Buyer all matters known to Seller affecting title, whether of record or
not.

D. At Close Of Escrow, Buyer shall recelve a grant deed conveying title (or, for stack cooperative or long-term lease, an assignment of stock
certificate or of Seller’s leasshold Interest), Including oll, mineral and water rights if currently owned by Seller. Title shall vest as designated in
Buyer's supplemental escrow instructions. THE MANNER OF TAKING TITLE MAY HAVE SIGNIFICANT LEGAL AND TAX CONSEQUENCES.
CONSULT AN APPROPRIATE PROFESSIONAL.

E. Buyer shail receive a standard coverage awner's CLTA policy of titte insurance. An ALTA policy or the addition of endorsements may provide
greater coverage for Buyer. A titie company, at Buyer's request, can provide information about the availability, desirability, coverage, survey
requirements, and cost of various title insurance coverages and endorsements. If Buyer desires title coverage other than that required by this
paragraph, Buyer shall Instruct Escrow Holder In writing and pay any increase in cost.

16. SALE OF BUYER'S PROPERTY:

A. This Agreement Is NOT contingent upon tha sale of any proparty owned by Buyer.

OR B. [] (if checked) The attached addendum (C.A.R. Form COP) regarding the contingency for the sale of property owned by Buyer s incorporated

into this Agreement.

17. [] MANUFACTURED HOME PURCHASE (If checked): The purchase of the Property Is contingent upon Buyer acquiing a personal property
manufactured home o be placed on the Property after Close Of Escrow. Buyer [ has [[] has not entered into a contract for the purchase of a
personal property manufactured home. Within the tme specified in paragraph 19, Buyer shall remove this contingency or cancel this Agreement,
(OR, If checked, (] this contingency shall remain In effect untll the Close Of Escrow of the Property).

18. [ CONSTRUCTION LOAN FINANCING (If checked). The purchase of the Property is contingent upon Buyer obtaining a construction foan. A draw
from the construction loan [] will ] will not be used to finance the Property. Within the ime specified In paragraph 19, Buyer shall remove this
contingency or cancal this Agreemaent (or, if chacked, ] this contingency shall remain in effect untll Close Of Escrow of the Proparty).

19. TIME PERIODS; REMOVAL OF CONTINGENCIES; CANCELLATION RIGHTS: The following time periods may only be extended, altered,
modifled or changed by mutual written agresment. Any removal of contingencles or cancellation under this paragraph by either Buyer or
Seller must be exercised in good faith and In writing (C.A.R. Form CR or CC).

A. SELLER HAS: 7 {or[] ) Days After Acceptance to Deliver to Buyer all Reports, disclosures and Information for which Seller
Is responsible under paragraphs 3M, 4, @A and B, 7, BA, 12A, 14A and B, and 15. Buyer may give Seller a Notica to Seller to Perform (C.A.R.
Form NSP) If Seller has not Dellverad the items within the time specified.

B. (1) BUYER HAS: 17 {or 270 ) Days After Acceptance, unless otherwise agreed in writing, to complete all Buyer investigations;
approve all disclosures, reports and other applicable information, which Buyer receives from Sedler; and approve all other matters affecting
the Property (including lead-based paint and lead-based paint hazards as well as other information specified in paragraph 6 and insurability
of Buyer and the Property).

{2) Within the time specified In 198(1), Buyer may request that Seller make repairs or take any other action regarding the Property (C.A.R. Form
RR). Seller has no obligation to agrea to or respond to Buyer's requasts.

(3) Within the time specified in 19B(1) (or as atherwise specified In this Agreement), Buyer shall, Deliver to Seller either (I) a removal of the
applicable contingency (C.A.R. Form CR), or (il) a cancellation (C.A.R. Form CC) of this Agreement based upon a remalning contingency or
Seller’s failure to Deliver the specified items. However, if any report, disclosure or information for which Seller is responsible Is not Delivered
within the ime specified In 19A, then Buyer has 8 (or[] ) Days After Delivery of any such itams, or the time specified in
19B(1), whichever is later, to Daliver to Seller a removal of the applicable contingency or cancellation of this Agreement.

(4) Continuation of Contingency: Even after the end of the ime specified in 198(1) and before Seller cancels this Agreement, if at all,
pursuant to 19C, Buyer retains the right to either (1) In writing remove remaining contingencies, or (ii) cancel this Agreament based upon a
remaining contingency or Sellers fallure to Deliver the spacified items. Once Buyer's written removal of all contingencles Is Delivered to
Seller, Seller may not cancel this Agreement pursuant to 19C(1).

C. SELLER RIGHT TO CANCEL:

(1) Seller right to Cancel; Buyer Contingencles: If, within the time specified in this Agreement, Buyer does not, in writing, Deliver to Seller a
ramoval of the appficable contingency or cancellation of this Agreement then Seiler, after first Dellvering to Buyer a Notics to Buyer to
Perform (C.A.R. Form NBP) may cancel this Agreement. In such event, Seller shall authorize retum of Buyer's deposit.

(2) Selier right to Cancel; Buyer Contract Obligations: Seller, after first Delivering to Buyer a NBP may cancal this Agreement for any of tha
following reasons: (1) If Buyer fails to depasit funds as required by 3A or 3B; (1) if the funds deposited pursuant to 3A or 3B are not good
when deposited; {1} if Buyer falls to Deliver a lettsr as required by 3H:; (Iv) if Buyer fails to Deliver verification as required by 3G or 3J; or (v)
if Seller reasonably disapproves of the verification provided by 3G or 3J or the credit report or supporting documentation pursuant to 3M. In
such event, Seiler shall authorize retum of Buyer's deposit.

(3) Notice To Buyer To Perform: The NBP shall: (i) be in writing; (Il) be signed by Seller; and (lil) give Buyer at least 2 (or [} ) Days
After Dellvery (or untll the ime specified in the applicable paragraph, whichever occurs last) to take the applicable action. A NBP may not be
Delivered any earlier than 2 Days Prior to the expiration of the applicable time for Buyer to remove a contingency or cancel this Agreement
or mest an obligation specified In 19C(2).

D. EFFECT OF BUYER'S REMOVAL OF CONTINGENCIES: If Buyer removes, in writing, any contingency or cancelation rights, unless otherwise
specified in a separate written agreement between Buyer and Seller, Buyer shall with regard to that contingency or cancellation right conclusively
be deemed 1o have: (1) completed all Buyer investigations, and review of reports and other applicable information and disclosures; (1l elacted to
proceed with the an {I1) assumed all liability, responsibility and expense for Repairs or corrections or for inabliity to obtaln

( A=)

financing.
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Property: 058:017-023,058-017-025 and 057-021-024, Oate: Aprdl 4, 2013

E. CLOSE OF ESCROW: Before Seller or Buyer may cance! this Agreement for failure of the other party to ciose escrow pursuant to this
Agreement, Seller of Buyer must first give the other a demand to close escrow (C.A.R. Form DCE).

F. EFFECT OF CANCELLATION ON DEPOSITS: If Buyer or Seller glves written notice of cancellation pursuant to rights duly exercised under the
terms of this Agreement, Buyer and Seller agree to Sign mutual Instructions to cancel the sale and escrow and release deposits, If any, to the
party entitied to the funds, less lees and costs Incurred by that party, Fees and costs may be payable to service providers and vendors for
services and products provided during escrow. Release of funds will require mutual Signed release instructions from Buyer and Seller,
judiclal decislon or arbitration award.

20. FINAL VERIFICATION OF CONDITION: Buyer shall have the right to make a final Inspection of the Property within 3 {or ) Days
Prior to Close Of Escrow, NOT AS A CONTINGENCY OF THE SALE, but solely to confirm: (1) the Property Is maintained pursuant to paragraph 12;
{M) Repairs have been completed as agreed; and (ill) Sefler has complied with Seller’s other abligations under this Agresment (C.A.R. FORM VP).

21. ENVIRONMENTAL HAZARD CONSULTATION: Buyer and Seller acknowledge: (1) Federal, state, and local legislation Impose Habillty upon existing
and former owners and users of real property, in applicable situations, for certain legisiatively defined, environmentally hazardous substances; (li)
Broker(s) has/have made no rapresentation conceming the appiicability of any such Law to this transaction or 1o Buyer or to Seller, except as
otherwise indicated in this Agreement; (lil) Broker(s) has/have made no representation conceming the existence, testing, discovery, location and
evaluation of/ffor, and risks posed by, environmentally hazardous substances, if any, located on or potentially affecting the Property; and (iv) Buyer
and Seller are each advised 10 consult with technical and legal experts conceming the existence, testing, discovery, location and evaluation of/for,
and risks posed by, environmentally hazardous substances, if any, located on or potentially affecting the Property.

22. PRORATIONS OF PROPERTY TAXES AND OTHER ITEMS: Unless otherwise agreed in writing, the following items shall be PAID CURRENT and
prorated between Buyer and Seller as of Close Of Escrow: real property taxes and assessments, Interest, rents, HOA regular, speclal, and
amergency dues and assessments Imposed prior to Close Of Escrow, premiums on Insurance assumed by Buyer, payments on bonds and
assessments assumed by Buyer, and payments on Mello-Roos and other Special Assessment District bonds and assessments that are a current
llen. The following items shall be assumed by Buyer WITHOUT CREDIT toward the purchase price: prorated payments on Metllo-Roos and ather
Special Assessment District bonds and assessments and HOA special assessments that are a cumrent llen but not yet due. The Property will be
reassessed upon change of ownership. Any supplemental tax bills shall be paid as follows: {I) for periods after Close Of Escrow, by Buyer; and {il)
for periods prior to Close Of Escrow, by Seller. See C.A.R.Form SPT or SBSA for further Information. TAX BILLS ISSUED AFTER CLOSE OF
ESCROW SHALL BE HANDLED DIRECTLY BETWEEN BUYER AND SELLER. Prorations shall be made based on a 30-day month.

23. SELECTION OF SERVICE PROVIDERS: Brokers do not guarantee the performance of any vendors, service of product providers (“Providers”),
whether referred by Broker or selected by Buyer, Seller or other person. Buyer and Seller may select ANY Providers of thelr own choosing.

24. MULTIPLE LISTING SERVICE/PROPERTY DATA SYSTEM: !f Broker is a participant of a Multipie Listing Service ("MLS") or Property Data System
("PDS"), Broker is authorized io report to the MLS or PDS a pending sale and, upon Close Of Escrow, the sales price and other temns of this
transaction shall be produced to the MLS to be published and disseminated to persons and entiies authorized to use the information on terms
approved by the MLS or PDS.

25. EQUAL HOUSING OPPORTUNITY: The Property is sold in compliance with federal, state and local anti-discrimination Laws.

26. ATTORNEY FEES: In any action, proceeding, or arbitration between Buyer and Sefier arising out of this Agreement, the prevailing Buyer or Seller
shall be entitled to reasonable attomey fees and costs from tha non-prevailing Buyer or Seller, except as provided (n paragraph 31A.

27. DEFINITIONS: As used in this Agreement
A. "Acceptance” means the time the offer or final counter offer Is accepted in writing by a party and is dellvered to and personally recelved by the

other party or that party's authorized agent in accordance with the terms of this offer or a final counter offer.

“C.A.R. Form" means the specific form referenced or another comparabie form agreed to by the parties.

“Close Of Escrow™ means the date the grant deed, or other evidence of transfer of title, is recarded.

“Copy" means copy by any means Including photocopy, NCR, facsimile and electronic.

"Days“ means calendar days. However, after Acceptance, the last Day for performance of any act required by this Agreement (Including Close

Of Escrow) shall not inciude any Saturday, Sunday, or legal holiday and shall instead be the next Day.

"Days After” means the specified number of calendar days after the occurrence of the event specified, not counting the calendar date on which

the specified avent occurs, and ending at 11:59 PM on the final day.

“Days Prior” means the specified number of calendar days before the occurrence of the event specified, not counting the calendar date on

which the specified event s scheduled to occur.

H. “Deliver”, "Dellvered” or "Delivery”, regardiess of the method used (l.e. messenger, mail, emall, fax, other), means and shall be effective upon
(1) personal receipt by Buyer or Seller or the individual Real Estate Licanses for that principal as spedcified In paragraph D of the section liled
Real Estate Brokers on page 8;

OR (i) it checked, [] per the attached addendum (C.A.R. Form RDN).

. "Electronic Copy™ or “Electronic Signature™ means, as applicable, an electronic copy or signature complying with Califomia Law. Buyer and
Seller agree that electronic means will not be used by either party to modify or alter the content or integrity of this Agreement withaut the
knowiedge and consent of the other party.

J. "Law"™ means any law, code, statute, ordinance, regulation, rule or order, which is adopted by a controlling city, county, state or federal
legislative, judicial or executive body or agency.

K. "Repalrs™ means any repairs (including pest control), alterations, replacements, modifications or retrofitting of the Property provided for under
this Agreement.

L. “Signed™ means either a handwritten or electronic signature on an ariginal document, Copy or any counterpart.

28. BROKERS:

A. BROKER COMPENSATION Selier or Buyer, or both, as applicable, agrees to pay compensation to Broker as specified In a separate written
agreement betwean Broker and that Selier or Buyer. Compensation is payable upon Close Of Escrow, or if escrow does not close, as ctherwise
specified in the agreement between Broker and that Seller or Buyer.

moom
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Property: 058:017-023,058-017-025 and 057-021-024, Date: April 4, 2013

8. SCOPE OF BROKER DUTY: Buyer and Selier acknowledge and agree that: Brokers: (]) do not decide what price Buyer should pay or Seller
should accept; {{l) do not guarantee the condition of the Properly; (ill) do not guarantee the performance, adequacy or completeness of
inspections, services, products or repairs provided or made by Seller or others; (iv) shail not be responsible for identifying defects that are not
known to Broker(s); (v) shall not be rasponsible for inspacting public records or permits conceming the titie or use of the Property; {vi) shali not
be responsible for identifying location of boundary lines or other items affecting title; (vil) shall not be responsible for verifying square footage,
representations of others or information contained In inspection reports, MLS or PDS, advertisements, flyers or other promational material,
uniess otherwise agreed in writing; (vili) shall not be responsible for providing Jegal or tax advice regarding any aspect of a transaction entered
into by Buyer or Seller In the coursa of this representation; and (ix) shall not be responsible for providing other advice or information that exceeds
the knowledge, education and experience required to perform real estate licensed activity. Buyer and Sellar agree to seek legal, tax, Insurance,
titte and other desired assistance from appropriate professionals.

29. JOINT ESCROW INSTRUCTIONS TO ESCROW HOLDER:

A. The following paragraphs, or applicable portions thereof, of this Agresment constitute the joint escrow Instructions of Buyer and Seller
to Escrow Holder, which Escrow Holder is to use along with any related counter offers and addenda, and any additional mutual instructions to
close the escrow: 1, 3, 4, 6B, 148 and D, 185, 168, 17, 18, 19F, 22, 27, 28A, 29, 33, 35, and paragraph D of the section titted Real Estate Brokers
on page 10. If a Copy of the separate compensation agreement(s) provided for In paragraph 28A, or paragraph D of the section titied Real Estate
Brokers on page 10 is deposited with Escrow Holder by Broker, Escrow Holder shall accept such agreesment(s) and pay out of Buyer's or Seiler's
funds, or both, as applicable, the respective Broker's compensation provided for In such agresment(s). The terms and conditions of this
Agresment not specifically referenced above in the specified paragraphs are additional matters for the information of Escrow Holder, but about
which Escrow Holder need not be concemed. Buyer and Selter will racelve Escrow Holder's general provisions directly from Escrow Holder and
will execute such provisions upon Escrow Holder's request. To the extent the general provisions are Inconsistent or confllct with this Agreement,
the general provisions will control as to the dulies and obligations of Escrow Holder only. Buyer and Seller will axecute additional instructions,
documents and forms provided by Escrow Holder that are reasonably necessary ta close the escrow.

B. A Copy of this Agreement shall be delivered to Escrow Holder within 3 businass days after Acceptance (or [J

). Escrow Holder shall provide Seller’s Statemant of Information to Title

company when received from Seller. Buyer and Seller authorize Escrow Holder to accept and rely on Coples and Signatures as defined in this
Agreement as originals, to open escrow and for other purposes of escrow. The validity of this Agreement as between Buyer and Seller Is not
affected by whether or when Escrow Holder Signs this Agreement.

C. Brokers are a parly to the escrow for the sole purposs of compensation pursuant to paragraph 28A and paragraph D of the section titied Real
Estate Brokers on page 10. Buyer and Seiler irevocably assign to Brokers compensation specified in paragraph 28A, respactively, and
imevocably instruct Escrow Hoider to disburse those funds to Brokers at Close Of Escrow or pursuant to any other mutually executed
cancellation agreement. Compensation instructions can be amended or revoked only with the written consent of Brakers. Buyer and Seller shall
release and hold harmless Escrow Hoider from any Hability resulting from Escrow Holder's payment to Broker(s) of compensation pursuant to this
Agreement. Escrow Halder shall inmediately notify Brokers: (1) If Buyer's Initial or any additional deposit Is not made pursuant to this Agreement,
or is not good at ime of deposit with Escrow Holder; or(Hl) if either Buyer or Seller instruct Escrow Hoider to cancel escrow.

D. A Capy of any amendment that affects any paragraph of this Agresment for which Escrow Holder is responaible shall be delivered to Escrow
Holder within 2 business days after mutual execution of the amendment.

30. LIQUIDATED DAMAGES: if Buyer falis to compiets this purchase because of Buyer’s default, Seller shall retain, as liquidated damages, the
deposit actually paid. Buyer and Seller agree that this amount is a reasonable sum given that it ls Impractical or extremely difficult to
establish the amount of damages that would actually be suffered by Seller in the avent Buyer wers to breach this Agreement. Release of
funds wiil require mutual, Signed release instructions from bath Buyc; and s,ly. judictal decision or arbitration award.

| Buyers initiais @\i 1 f > Seller's Initials Q T2 [
31. DISPUTE RESOLUTION:

A. MEDIATION: Buyer and Seller agree to mediate any dispute or claim arising between them out of this Agreement, or any resulting transaction,
before resorting to arbitration or court action. Buyer and Seiler also agree to mediate any disputes or clalms with Broker(s), who, In
writing, agree to such mediation prior to, or within a reasonable time after, the dispute or clalm is presented to the Broker. Medlation
fees, if any, shall be divided equally among the partles invalved. If, for any dispute or claim to which this paragraph applies, any party (i)
commencas an action without first attempting to resolve the matter through maediation, or (i) before commencement of an action, refuses to
mediate after a request has been made, then that party shall not be entiied to recover atiomey fees, even if they would otherwise be available to
that party in any such action. THIS MEDIATION PROVISION APPLIES WHETHER OR NOT THE ARBITRATION PROVISION 1S INITIALED.
Exclusions from this mediation agreement are specified in paragraph 31C.

ARBITRATION OF DISPUTES:

Buyer and Seller agree that any dispute or claim In Law or equity arising between them out of this
Agresment or any resulting transaction, which Is not settied through mediation, shall be decided by neutral,
binding arbitration. Buyer and Seller also agree to arbitrate any disputes or claims with Broker(s), who, In
writing, agree to such arblitration prior to, or within a reasonable time after, the dispute or claim Is presented
to the Broker. The arbitrator shalli be a retired judge or justice, or an attorney with at least 5 years of
residential real estate Law experience, unless the parties mutually agree to a different arbitrator. The parties
shall have the right to discovery in accordance with Code of Clvil Procedure §1283.05. In all other respects,
the arbitration shall be conducted In accordance with Title 9 of Part 3 of the Code of Civil Procedure.
Judgment upon the award of the arbitrator(s) may be entered Into any court having jurisdiction.
Enforcement of this agreement to arbitrate shali be govemned by the Federal Arbitration Act. Exclusions
from this arblitration agreement are specified In paragraph 31C.

/
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Property; 058-017-023,058-017-025 and 057-021-024. Date: April 4, 2013

"NOTICE: BY INITIALING IN THE SPACE BELOW YOU ARE AGREEING TO HAVE ANY DISPUTE
ARISING OUT OF THE MATTERS INCLUDED IN THE ‘ARBITRATION OF DISPUTES' PROVISION DECIDED
BY NEUTRAL ARBITRATION AS PROVIDED BY CALIFORNIA LAW AND YOU ARE GIVING UP ANY RIGHTS
YOU MIGHT POSSESS TO HAVE THE DISPUTE LITIGATED IN A COURT OR JURY TRIAL. BY INITIALING IN
THE SPACE BELOW YOU ARE GIVING UP YOUR JUDICIAL RIGHTS TO DISCOVERY AND APPEAL, UNLESS
THOSE RIGHTS ARE SPECIFICALLY INCLUDED IN THE 'ARBITRATION OF DISPUTES' PROVISION. IF YOU
REFUSE TO SUBMIT TO ARBITRATION AFTER AGREEING TO THIS PROVISION, YOU MAY BE COMPELLED
TO ARBITRATE UNDER THE AUTHORITY OF THE CALIFORNIA CODE OF CIVIL PROCEDURE. YOUR
AGREEMENT TO THIS ARBITRATION PROVISION IS VOLUNTARY."

"WE HAVE READ AND UNDERSTAND THE FOREGOING AND AGREE TO SUBMIT DISPUTES ARISING
OUT OF THE MATTERS INCLUDED IN THE 'ARBITRA"BON OF DISPUTES' PROVISION TO NEUTRAL

ARBITRATION. [Semrainnan 22 1 L0 Sellers initials (0152 ]

C. ADDITIONAL MEDIATION AND ARBITRATION TERMS:

(1) EXCLUSIONS: The following matters shall be exciuded from maediation and arbitration; ()) a judlicial or non-udiciai foreciosure or othar
actlon or proceeding to enfarce a deed of trust, mortgage or Instaliment land sale contract as definad In Civil Code §2088; (ll) an
unlawful detainer action; (W) the filing or enforcement of a mechanic’s lien; and (Iv) any matter that Is within the jurisdiction of a
probate, smail claims or bankruptcy court. The filing of a court action to enable the recording of a notice of pending action, for order of
attachment, receivership, Injunction, or other provisional remedies, shall not constitute a walver or violation of the mediation and
arbitration provisions.

(2) BROKERS: Brokers shall not be obligated or compelled to mediate or arbitrate uniess they agree to do so In writing. Any Broker(s)
participating in medlation or arbitration shail not be deemed a party to the Agreement.

32. TERMS AND CONDITIONS OF OFFER:

This is an offer to purchase the Property on the above tenms and conditions. The fiquidated damages paragraph or the arbitration of disputes

paragraph is incorporated in this Agreement if initialed by ali parties or if incorporated by mutual agreement in a counter offer or addendum. If at least

one but not all parties Initial such paragraph{s), a counter offer is required until agreement Is reached. Seller has the right to continue to offer the

Property for sale and to accept any other offer at any time prior to notification of Acceptance. If this offer is accepted and Buyer subsequently

defaults, Buyer may be responsible for payment of Brokers' compensation. This Agreement and any supplement, addendum or modification,

including any Copy, may be Signed In two or more counterparts, all of which shall constitute one and the same writing,

33. TIME OF ESSENCE; ENTIRE CONTRACT; CHANGES: Time is of the essence. All understandings between the parlies are incorporated in this
Agreement, Its terms are intended by the parties as a final, complete and exclusive expression of their Agreement with respect to its subject matter,
and may not be contradicted by evidence of any prior agraement or contemporaneous oral agreement. If any provision of this Agreement Is held to
be Ineffective or Invalid, the remaining provisions will nevertheless be given full force and effect. Except as otherwisa specified, this Agreement shall
be Interpreted and disputes shall be resolved In accordance wih the laws of the State of Califomia. Neither this Agresment nor any provision In it
may be extended, amended, modified, aitered or changed, except in writing Signed by Buyer and Selier.

34. EXPIRATION OF OFFER: This offer shall be deemed revoked and the deposit shall be retumed unless the offer Is Signed by Seller and a Copy of
the Signed offer is personally received by Buyer, or by
who Is authorized to receive it, by 5:00 PM on the third Day after this offer Is signed by Buyer (or. if checked. (] by

(date)).

Buyer has read and acknowledges recsipt of a Copy of the offer and agrees to the above corlcﬂrrnal_iqn of agency relationships.
Date 1043 2 pate  AEL-73 .

O AM [J PM. on

BUYER _X BUYE;I
y k _Twaig £ EULA ‘l:- / )
(Print nams) (Print name) =

(Address)
[ Additional Signature Addendum attached (C.A.R. Form ASA).

35. ACCEPTANCE OF OFFER: Seller warrants that Seler is the owner of the Propety, or has the authority to execute this Agreement. Seller accepts
the above offer, agrees to sell the Property on the above terms and conditions, and agrees to the above confirmation of agency relationships. Seller

has read and acknowledges receipt of a Copy of this Agreement, and authorizes Broker to Deliver a to Buyer.
(If checked) SUBJECT TO ATTACHED COUNTER OFFER (C.A.R. Form CO) DATED:

Date 4z 5_{-; /613 , Date

SEL@WJ_ SELLER X____

49 E N
name {Print name})

{(Address)

[J Additional Signature Addendum attached (C.A.R. Form ASA).

/ ) Confirmation of Acceptance: A Copy of Signed Acceptance was personally received by Buyer or Buyer's authorized agent
(initials) on (date) at [0 AM[J PM. A binding Agresment Is created when
a Copy of Signed Acceptance Is personally recelved by Buyer or Buyer's authorized agent whether or not confirmed in
this documant. Completion of this conflrmation is not legally required In order to create a binding Agresment; it Is
wmyﬁzd—:o evidance the date that Confirmation of Accaeptance has occurred.
u

Buyer’slnitials(x% ) ( XLy Seuer'slnmals(xﬂ )(_&@:) @

Copyright © 1996-2010, CALIFORNIA ASSOCIATION OF REALTORS®, INC. L
VLPA REVISED 410 (PAGE 9 OF 10) | Reviewed by Dats vﬂz 1
VACANT LAND PURCHASE AGREEMENT (VLPA PAGE 9 OF 10) Mark Oain Hamun

(




Property: 058-017-023,058-017-025 and 057-021-024, Date: April ¢, 2013

REAL ESTATE BROKERS:

Real Estats Brokers are not parties to the Agresment betwean Buyer and Saller.

Agency relationships are confirmed as stated In paragraph 2.

if spacified in paragraph 3A{2), Agent who submitted the offer for Buyer acknowledges receipt of deposit

COOPERATING BROKER COMPENSATION: Listing Broker agress to pay Cooperating Broker (Selling Firm) and Cooperating Broker agrees to
accept, out of Listing Broker's proceeds in escrow: (1) the amount specified in the MLS, provided Cooperating Broker Is a Participant of the MLS in
which the Property is offered for sale or a reciprocal MLS; or(il) [ (if checked) the amount specified in a separate written agreament (C.A.R. Form
CBC) batween Listing Broker and Cooperating Broker. Declaration of Licsnse and Tax (C.A.R. Form DLT) may be used to document that tax reporting

DRE Lic. # 186
g8 & DRE Lic. # 1082041 _ Date %//3
City Angels Camp Statecyg °/ 7/ Zp 25222
Fax (209)736-6811 __ _ E-mal jagot@viptage-realtv.com _

comp

DRE Lic. # 1]
DRE Lic. # 01082041 _ Date '3
State dp

E-mail

ESCROW HOLDER ACKNOWLEDGMENT:

Escrow Holder acknowiedges receipt of a Copy of this Agreement, (if checked.[] a deposit in the amount of § )
counter offer(s) numberad [ Sefier's Statement of Information and [] Other
, and agrees to act as Escrow Holder subject to paragraph 29 of this Agreement, any
supplemental escrow instructions and the terms of Escrow Holder’s general provisions, if any.

Escrow Hoider Is advised that tha date of Confirmation of Acceptance of the Agreement as between Buyer and Seller is

Escrow Holder Escrow #
By Date
Address

Phona/Fax/E-mail

Escrow Holder is licensed by the Califomia Department of [] Corporations, [] Insurance,[] Rea! Estate. License #

PRESENTATION OF OFFER: { ) Listing Broker presanted this offer to Seller on (date).
Broker or nea initlals
REJECTION OF OFFER: (_____ X _ ) No counter offer Is being made. This offer was rejected by Seller on (date).
Seller's Initials
Published and Distributed by:
REAL ESTATE BUSINESS SERVICES, INC. @
@ subsidiary of the CALIFORNIA ASSOCIATION OF REALTORS®
o 525 South Virgil Avenue, Los Angeles, Caiifornia 90020 | Reviewed by Date | o .
VLPA REVISED 4/10 (PAGE 10 of 10) QH 02
VACANT LAND PURCHASE AGREEMENT (VLPA PAGE 10 OF 10) Mark Twain Health



2 CALIFORNIA ADDENDUM

4

&

Vi e S UL U (C.AR. Form ADM, Revised 4/12) No. 1
OF REALTORS"

The following lerms and conditions are hereby incorporaled in and made a part of the: O Residential Purchase Agreemen
C] Manufactured Home Purchase Agreement, [J Business Purchase Agreement, [] Residential Lease or Month-to-Month Rent:
Agreement, {J Vacant Land Purchase Agreement, [J Residential income Property Purchase Agreement, [0 Commercial Propert
Purchase Agreement, [f] Other vacant Land purchase Agraement

dated April 4, 2013 "on property known as #058-017-023 & 025 & 057-021-024

Angels Camp, Ca 95222
in which Nark Twain Health Care Dist is referred to as ("Buyer/Tenant”
and 49ER LEASE is referred to as (“Sefller/Landlord")

The foregoing terms and conditions are hereby agreed to, and the undersigned acknowledge receipt of a copy of this document.

Date Date
Buv«nmmi_mw_‘:@#__ Seller/Landiord X
Mark Twain Health e Dist 49ER LEASE
< oA i s -~
BuyerTenant X qLtieffy 1) -ml.u'\[._ SellerfLandiord X

mwmdhumdsuuurnun?u.s.M)wmmmdmm.ummw.wmmwmmm
mmm«mwmW1m:z,mmummmormm.m.mnmmm.

THIS FORM HAS BEEN APPROVED BY THE CALIFORNIA ASSOCIATION OF REALTORS® (C.A.R.). NO REPRESENTATION IS MADE AS TO THE LEGAL VALIDITY OR
ADEQUACY OF ANY PROVISION IN ANY SPECIFIC TRANSACTION. A REAL ESTATE BROKER IS THE PERSON QUALIFIED TO ADVISE ON REAL ESTATE
TRANSACTIONS. IF YOU DESIRE LEGAL OR TAX ADVICE, CONSULT AN APPROPRIATE PROFESSIONAL.

This form s available for usa by the entire real estate Industry. (L is nol intended to identfy the user as 8 REALTOR®. REALTOR® s a registerad collective membership mark
which may be used only by members of the NATIONAL ASSOCIATION OF REALTORS® who subscribe lo its Code of Ethics.

Published and Disiributed by:
REAL ESTATE BUSINESS SERVICES, INC.
& subsidiary of the Calfoia Associaton of REALTORS®
o 525 South Virgil Avenus, Los Angeles, Caiforia 90020
ADM REVISED 4/12 (PAGE 1 OF 1)

[ﬂcvlow.d L p— —
ADDENDUM (ADM PAGE 1 OF 1) e
Agent: Janet Cusiidge Phone: 209.736.9191 Fax: 209.736.6811 Propared using zipfjrm® m
U

Broker: Vintage Realty 1301 S Main St Angels Camp, CA 95222




£ CALIPORNIA '
COUNTER OFFER No.1_ .
% G50 XS LETSLE L For'uubySollarorBuyor.Mlyboutﬁmmvwmﬁ Offer.

OF REALTORS?® (C.A.R. Form CO, Revised 11/10)
Date April 16, 2013
This is & counter offer io the:[_] Callfornia Residential Purchase Agreement, "] Counter Offer No..or ____[x] OtherVacant Land — (“Offer’),
deted ril 4, 2013 . On property known es #058-017-023 & 035 & 057-021-024
els C . Ca 95223 “Property”),
between 3 l'(ﬂwl')l"d
49ER LEASE ("Soller™).

1. TERH& The terms and conditions of the above referenced document are accepted subject to the following
PﬂmphllnlmoﬂormmroquhIrlllhhbynllplnla,bu!mnolllmlhdhyalplrﬂu,mucludodmunﬂndmnl
unless specifically referenced for inclusion in paragraph 1C of this or snother Countsr Offer.

B, g:lou otherwise sgresd In writing, down payment and loan unoum(a}wﬂlhoul}ulhd In the same proportion ae In the original
or.

C. OTHERTERMY: APN # 058-017-025 is pok ingluded in this purchage,

D. The following sttached sddenda are incorporsted into this Counter Offer: D Addendum No.

2. RIGHT TO ACCEPT OTHER OFFERS: IlhhhaSolerComhrOﬁnO)SﬂameMbemMHopdyhm«mm
hmwhmptwoh«oﬂwﬂmmm Acceplance, as described in paragraph 3 end (i) Seller’s accepiance of another offer

to Buyer's Accepiance of this Counter Offer, shall revoke this Counler Offar.
3 !JIPIRMIOH This Counter Offer shall be deemed revoked and the deposits, if any, shall ba returmed unless this Counler Offer Is signed by the
Buyer or Seller to whom & {s sant end a Copy of tha signed Counter Offer Is personally recelved by the parson making this Counter Offer or by
+» Who is authorized to racsive

n.bymmmmmnmmhuunhwmmam(lm)wﬂ (dele), ot

[[] PM. This Counter Offer may be

Q(lchoekod)utl.ﬂPLECOUNTBtOFFER.Squmeac«nwomr(n)bmmumpmbuy«(t)mmﬂmmlyormy
be the same as in thia Counter Offer. Acceptance of this Counter Offer by Buyer shall not be binding unless end uniil k is subsequently
re-Signed by Saller In paragraph 7 below and 8 Copy of the Counter Offer Signed In paragraph T is personally received by Buyer of by

. who Is authorized (o recsive R, by 5:00 PM

on the third Day Afler ths later date specified in paragraph 5 or, (¥ checked) by [ | (date). at
DmDm Prior to the completion of all of these events, Buyer and Sedler shall have no dulies or obligations for the purchase or
: P 18ign and dale In parsgraph § to make thia Counter Offer.
ZOUM] ER ON THE TERMS ABOVE AND ACKNOWLEDGES RECEIPT OF A COPY.
Date 0§/16/2013

Date 04/18/201%

2.3

8. ACCEPTANGE: I/WE accept the sbove Counter Offer (It checked [ ] S8UBJECT TO THE ATYACHED COUNTER OFFER) and acknowledge
recelpt of a Copy.

;ﬂ\ ; Date Time a[rm

oate __ L -s2-23 Time __ /) :a) i Aam[]em

% ng below, Seller accepts this Mullipie Counter Offer.
uyer ulgnu In paragraph 6. (Paragraph 7 appiles only ¥ paragraph 4 le checked.)

Date Tine OanPu
Date Time OamOem

MULTIPLE COUNTER OFFER SIGNATURE LINE:
NOTE TO SELLER: Do NOT sign In this box unti ll‘t!l'

8 ( / ) (initale) Confirmation of Acceptence: A Copy of Signed Accepience waa personsily recelved by the maker of the
mow.uwmammammmw‘m3(or.umbu-mncm«omrﬂnmorauyu'uuum
agenl as specified in persgraph 4) on (date) DAMDPM A binding Agresment
Is crested when a Copy of Signed Acceptance Is personally recsived by the the mnlm of the Counter Offer, or that parson’s suthorized
agent (or, i this Is a Multiple Counter Offer, the Buyer or Buysr's authorized agant) whether or not confirmad in this document. Complation
:Lcwps“eonﬂ':mmonlnndhmlymdluadnlomlbhdlnnmm;ltloublylmndodtoovldonutmmmd

L nce has occwred,

The Imws of !ha United Stales 17 U.S. Code) farbid of this form, or machine or sy other maans,
Inchudieg iscamil or compuaerized formata. Copyioht © 10862012, CALIFORNIA ASSOCIATION OF muﬂ'h?" L RGrTd REBERUED,
mm%’pummmnm ASSOCIATION OF REALTORS® (C.A.R REPRESENTATION IS MADE AS TO THE LEGAL VALIDITY OR

IN ANY SPECIFIC TRANSACTION. A REAL ESTATE RBTHEFERSDNGIAIJFIED'IDADVIS ON REAL ESTATE
TRANSACTIONS. IF YOU DESIRE LEGAL OR TAX ADVICE, CONSULT AN APPROPRIATE PROFESSIONAL.
This form is avalisbie lor use by the eniire resl estale It is not intended 1o identily the user a3 8 REALTORS. REALTORS Is a regisiaed collective membership merk
mmummwmﬂumm TMOFNEALTWWMDde
mmrﬁsmms?ms.m @
P o the Calftenia Association of REALTORS® [Roviewsdty __pote | s

o 525 South Vg Avanue, Los Angeies, Cafffornia 90020
CO REVISED 11/10 (PAGE 1 OF 1)
COUNTER OFFER (CO PAGE 1 OF 1)
Agent: Janet Cusildge Phone: 200.736.90101 Fax: 200.738.6811 Prepared using zipForm® sofiware
Broker: Vintage Reaity 1301 8 Main 8t Angels Camp, CA 98222 _ 1
0o 024




WA TR N R DISCLOSURE REGARDING

4
& ASSOCIATION REAL ESTA;ﬁ"ﬁ:;E:?"YBEfﬂMﬂONSHIP
V OF REALTORS® (A8 required by the Civil Gode)

{C.A.R. Form AD, Revised 11/12}
3 0 checked) This form is being provided in connection with a transaction for a leaseholder interest in a dwelling exceeding one year as per Civil Code
section 2079.13()) and ()).
When you enter inlo a discussion with a real estate agent regarding a real estate transaction, you should from the outset understand what type of agency
relationship or representation you wish to have with the agent in the transaction.
SELLER'S AGENT

ASdler‘sagenlundetaIistingagreementwimtrnSeueracbasﬂuagentfoerSellefomy.ASeuersagentofasubagentolmmagmthasm
following affirmative obligations:

To the Seller: A Fiduciary duty of utmast care, integrity, honesty and loyaity in dealings with the Seller.

To the Buyer and the Seller:

{a) Diligent exercise of reasonable skill and care in performanca of the agent's duties.

{b) A duty of honest and fair dealing and good faith.

{(c) A duty to disciose all facts known to the agent materially affecting the value or desirability of the property that are not known to, or within the
diligent attention and observation of, the parties. An agent is not obligated to reveal to either party any confidential information obtained from the
other party that does not involve the affirmative duties set forth above.

BUYER'S AGENT

A selling agent can, with a Buyer's consent, agree to act as agent for the Buyer only. In these situations, the agent is not the Seller's agent, even If by
agreement tha agent may receive compensation for services rendered, either in full or in part from the Seiler. An agent acling only for a Buyer has the
following afflrmative obligations:

To the Buyer: A fiduciary duty of utmast care, integrity, honesty and loyalty in dealings with the Buyer.

To the Buyer and the Seller:

(a) Diligent exercise of reasonable skill and care in performance of the agent's duties.

(b) A duty of honest and fair dealing and good faith.

(c) A duty to disclose ali facts known to the agent matedallyaﬁeclingmvahoordesirablﬂtyofhepmpeﬂythalarenolkmwnto.orwimhlhe
diligant altention and observation of, the pariies.

An agent is not obligated to reveal to either party any confidential information obtained from the other party that does not involve the affirmative duties set

forth above.

AGENT REPRESENTING BOTH SELLER AND BUYER
Aroaleslaluagml.elthuacﬂngMwmm“urmoreausodatalbenseos.unlegallybeheamdbommewetandmauyerma
transaction, but only with the knowledge and consent of both the Seller and the Buyer.

In a dual situation, the agent has the following affirmative obligations to both the Seller and the Buyer:

(a) A fiduclary duty of utmost care, integrity, honesty and loyalty in the dealings with either tha Seller or the Buyer.

(b) Other duties to the Seller and the Buyer as stated above in their respective sections.
InrapmsenunghomSdlerandBuyur.ﬁmagnmmynnt.uumutmeuprmpumlsslonoﬂhemspecﬂvepany.dlsdosabmeoﬁmpartymatmeswer
wiilacceplapﬂeelesalhanm&mmmmmtmaﬁwﬂmmyapﬁummmpﬁmoﬂm.
ThaabovcduﬂesoftmagmharcaleslztetramadiondomtralieveaSellarotBuyerﬂommamsponslbiﬂtnupmledhborhermlmu.You
shnddmmllyreadallmmmassummheyadaquawupnummdmmdhgofmmucmn‘Arsalsmahagmtisaperson
qualified to advise about real estate, if legal or tax advica is desired, consuit a competent professional.
TWmMpmmemmmmnmdmmhm.mmmmemmberulagmsasslsnngmme
trumcﬁon.Thalawraqtmoachagenlwimmyouhavemouﬂnacasmlmlaﬂonaﬂptopmmlyaunﬁhﬁsdlmm.You:houldmd
ilsoontentseaehﬁmaitisptesenludtoyuu.wmwmmwaﬁonﬂﬂpbmmmmanaluutamlhywrspedﬂctransacﬁm.'l’hh
disclosura form Includes the provisions of Sections 2079.13 to 2079.24, inclusive, of the Civil Code set forth on page 2. Read it carefully. YWE
EWJECEIPT OF A COPY OF THIS DISCLOSURE AND THE PORTIONS OF THE CIVIL CODE PRINTED ON THE BACK (OR A
SEP R

Buyer [ Seller [J Landiord [] Tenant o Date 04/16/2013
Mar in Health Carp Dist
K] Buyer [ Selier [ Landlord DTwmwwl, X 1117 Date d"f*’@
Agent j vintage Realty DRE Lic. #01330396
Real Estatg Broker (Firm)

DRE Lic. #1082041 Date 04/16/2013

Agency Disclosure Compitance (Civil Code §2079.14):
'WhmhusungbmkemgecompanyalsowmauyqﬂenancTheLisﬂngAgemshallhaveonoADformsignedbySellerlLandtordanda
different AD form signed by Buyer/Tenant. "
-Wthauern.andlordmdBuyerlTomntarerepfesentedbydifferentbmkuagcmmpaﬁu:(i)memmghgentshalhaveonamformsignodby
Seiterfandlord and (ii) the Buyers/Tenant's Agent shall have one AD form signed by Buyg : either that same or a different AD form
_presgited to SellesiLaptierd for s fo presentafion of the offer. If the samarfo qy-sigah

7y .

The copyright laws of the United States (Title 17 U.S. Code) forbid the

unauthorized reproduction of this form, or any portion thereof, by photocopy

machine or any olher means, including facsimile or computerized formats.

Copyright © 1991-2010, CALIFORNIA ASSOCIATION OF REALTORS®, INC.

ALL RIGHTS RESERVED. [Reviewsd by ____ Date I

AD REVISED 11112 (PAGE 1 OF 2) ~
DISCLOSURE REGARDING REAL ESTATE AGENCY RELATIONSHIP (AD PAGE 1 OF 2)

Agent: Janet Cuslidge Phone: 209.736.9191 Fax: 209.738.8811 Prepared using zipForm® software
Broker: Vintage Realty 1301 S Main St Angels Camp, CA 85222

()




CIVIL CODE SECTIONS 2079.24 (2079.16 APPEARS ON THE FRONT)

2079.13 As used in Sections 2079.14 to 2079.24, inclusive, the following terms have the following meanings:

(a) "Agent® means a person acting under provisions of title 9 (commencing with Section 2295) in a real transaction, and includes a person who |

licensed as a real estate broker under Chapter 3 (commencing with Section 10130) of Part 1 of Division 4 of the Business and Professions Cade, and unde

whosa license a listing is executed or an offer to purchase is obtalned. (b) "Associate licensee” means a person who is licensed as a real estate broker c
under Chapter 3 (commencing with Section 10130) of Part 1 of Division 4 of the Business and Professions Code and who Is either license:

under a broker or has entered a written contract with a broker to act as the broker's agent in connection with acts requiring a real estate license and b

function under the broker's supervision In the capacity of an assoclate licensee. The agent in the real property transaction bears responsibility for his or he

€3
|
|
i
%
7
i
-8

th}ﬂeﬂ% 3 % A

transaction, and es a listing or an offer to purchase. (i) “Sell,” “sale,” or " refers to a transaction for the transfer of real property from the seller to

the buyer, and includes exchanges of real between the seller and buyer, transactions for the creation of a real sales

maarlgofSectlmzsas.andnnsacnm the creation of a leasehold exceeding one year's duration. (m) "Seller” means the transferor in a real property
. and Includes an owner who lists real with an agent, whether or not a transfer resuits, or who recelives an offer to purchase real property

3
=)
:
3
%
;
;

seller's agent, or as a dual agent representing both the and the seller. This rela shall be
confirmed In the contract to purchase and sell real property or in a separate ax or by the seller, the buyer, and the agent
pmbamumumormm@nm?mmwm respectively. (b) As soon as practicable, the listing agent shall disclose to
the seller whether the listing agent is acting in the real property transaction exclusively as the agom.orasadnalageﬁmpmmﬂnghohhhm
and seller. This relationship shall be confirmed in the contract to purchase and sell real or in a separate writing executed or acknowledged by
sell or coincident with the execution of that contract by the seller.

(DO NOT COMPLETE, SAMPLE ONLY) s the agent of (check one): [J the seller exciustvely; or [J both the buyer and seller.
Name of Osting Agent)

(DO NOT COMPLETE, SAMPLE ONLY) is the agent of (check one): 3 the buyer exclusively; or (J the seller exclusively; or
{Name of Seffing Agent ff nof the same as the Listing Agent) 3 both the buyer and sefler.

relationship.

9.20 No In this article ts an agent from select ,asaomdﬁono!ma%mrsunploym.aspedﬁchnnofagsmymlaﬂonsﬂpnot

q;odmnwzmbfwdbym aanmmcuﬁunmgfﬁmm.uwsmm .17mcomp|led|:vissmh‘mm| - - e

2079 disclase to seller Is to at a price is price, without @xXprass
LA Mb:mwdlsdoulomm%m erlgmmmmwammwmmeoﬁmmm.mmmm

express written consent of the buyer. This section does not alter in any way the duty or responsibility of a dual agent to any principal with respect to

confidential information other than price.
w.ﬂomhu}lameMmaMMaMMmdsomssdﬂngagenhmdhewnblnaﬂonofheaﬂmcﬁonshomaguﬂdoeem&.of
A L] agent a agent
2079.23 A contract between the principal and t may be modified or altered lo change the agency relationship at time before the performance of the
mmnmmmmmmmmdmmmmmmmmwn il
2070.24Noﬂ'lnglnmm-zhﬂlhmmﬂbdﬂdmmumoldmmmwsauersgzqi;\tswmalralsodatel‘memoes,
subagents, and employees or fo agents and their associate licensees, subagents, and employees from liability for their conduct in connection with
acts governed by this article or for of a fiduclary duty or a duty of disciosure. .
Buyer's Initials ( X X ) Seller's Initiais (X _( :DA }()_Qll
Published and Distributed by:
REAL ESTATE BUSINESS SERVICES, INC.
a subsiciiary of the CALIFORNIA ASSOCIATION OF REALTORS®
@ 525 South Virgil Avenue, Los Angeles, Cailfomia 90020 0
AD REVISED 11/12 (PAGE 2 OF 2) [Raviewsd by ___ Date =~ | T
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4 CALIFORNIA
& ASSOCIATION COMMISSION AGREEMENT
OF REALTORS® (C.A.R. Form CA, Revised 11/12)
1. COMPENSATION: Notice:The amount or rate of real estate commissions Is not fixed rdﬁ_law.'l‘hoy are set by each

broker individually and may be negotiable between the Seller/Buyer/Landlord/Tenant/Optlonor/Optionee
(“Princlpal”) and Broker.

Mark Twain Health Care Dist ("Principat®),
agrees to pay lo Y. . ("Broker{s)"),
Ia:; compenasation for services, itrospo’égv‘c‘os agency %ﬂomﬁ, the sum of either H 3.000 percent of the transaction price, o
Dollars ($ ), for property situated In the Clty of Angels C. Counlyo(

Calaveras , California, described as 058-017-023 & 025 & 057-021-024
accepts an offer on the above described property no laler than {dale) as follows:

pensal
recordation of the deed or ather evidence of ithe or. It a lease, on execution of the lease, or if an option, on execution of tha option agreement; or (if) If
complstion of the transaction Is preventsd by default of Principal, then upon such default,or (I} If completion of the transaction Is preventad by a party
to the ransaction other than Principal, then only if and when Principal collects damages by suit, setiement, or otherwisa, and then in an amount equal
fo tha lesser of one-half of the damages recovered, or the above compensation, after first deducting lite and escrow expanses and the expenses of
collection, If any. Broker may cooperate with other brokers, and divide with other brokers such compensation in any manner acceptable lo
Broker.Principal heraby lrevocably assigns to Broker the above compensation from Principal's funds and In escrow.

2. ATTORNEY FEES: In any action, proceeding, or arbitration between Principal and Broker(s) arising out of this Agreement, the prevalling pasty shall be
antitied to reasonable atlorney lees and costs.

3. DISPUTE RESOLUTION:

A. MEDIATION: Principal and Broker agree to mediate any dispute or clalm arising between them aut of this Agreement, or any resulting transaction,
before resorting to arbitration or court action. Madiation fees, if any, shall be divided equally among the parties invoived. If, for any dispute or
cialm to which this paragraph applies, any party (I) commences an action without first attempting to resolve the matter through mediation, or (i)
before commencement of an action, refuses to mediate aiter a request has been made, then that parly shail not be entitisd to recover attomey
faes, even if they would otherwise be avafiable to that party in any such action. THIS MEDIATION PROVISION APPLIES WHETHER OR NOT
THE ARBITRATION PROVISION IS INITIALED. Exclusions from this mediation agreement are specified in paragraph 3C.

B. ARBITRATION OF DISPUTES:

Principal and Broker agres that any dispute or claim In Law or equity arising betwesn them out of thia Agreement or any resulting
transaction, which Is not settied through mediation, shall be decided by neutral, binding arbitration. The arbitrator shall be a uur-d
Judge or luttl-u or an atlomey with at least 5 years of residential rsal estate Law experience, unless the partles mutually agres to a
differant arbitrator. The parties shall have the right to discovery in accordance with Code of Civil Procedure §1283.03. In all other

mmmmmﬂlb.conduchdlnmdamwlhﬂﬂotdhﬂ:ofﬂncodoofcmwoudunJudnmont the
award of the arbitrator(s) may be entered IntoanyeounhlﬂngmwcﬂmEnhmmmmmhqmmtommliu
govemed by the Federal Arbitration Act. Exclusions from this arbitration agresment ars specified In paragraph 3C

"NOTICE: BY IH!J%LING IN THE SPACE BELOW YOU ARE AGREEING TO

ARISING OUT 6F THE N THE BITRA'HOIB ISPUTES' PROVISION ECI ED BY
NEUTRAL ARBITRATION AS PROVIDED BY CALIFORNIA LAW AN YOU ARE GIVING UP ANY RIGHTS YOU
Ml PO SS TO HAVE THE DISPUTE LITIGATED IN A COURT OR JURY TRIAL. BY INH’IALING IN THE
SPACE BELOW YOU ARE GIVING UP YOUR JUDICIAL RIGHTS TO DISCOVERY AND APPEAL, UNLESS

THOSE RIGHTS ARE SPECIFICALLY INCLUDED IN THE 'ARBITRATION OF DISPUTES® PROVIS| ION IF YOU
REFUSE TO SUBMIT TO ARBITRATION AFTER AGREEING TO THIS PROVI ION YOU MAY BE COMPELLED
ARBITRATE UNDER THE AUTHORITY OF THE CAI.JFORNIA CODE OF CIVIL PROCEDURE. YOUR

AGREEMENT TO THIS ARBITRATION PROVISION IS VOLUNT,

"WE HAVE READ AND UNDERSTAND THE FOREGOING AND AGREE TO SUBMIT DISPUTES ARISING
OUT OF THE MATTERS INCLUDED IN THE 'ARBITRATION OF, DISPUTES' PROVISION, TO NEUTRAL

ARBITRATI [Principal’s Initials __#72°_] _/. L Broker's initials 7 |

C. ADDITIONAL MEDIATION AND ARBITRATION TERMS: The following matters shall be excludsd from mediation and arbitration: (I) a
Judiclal or non-judicial foreciosurs or other action or proceeding to enforce a deed of trust, mortgage or instsliment iand sale contract
as defined In Civil Code §2985; (i) an uniawful detainer action; (Ill) the filing or enforcament of a mechanic's lien; lnd {iv) any matter
ﬂmlsm“mmwmdam small claima or bankruptcy court. The filing of a court action to enable the recording of a
notice of pending action, for order of attachment, recelvership, Injunction, or other provisional remedies, shall not constitute a waiver
ammammmmm

4. OTHER TERMS AND CONDITIONS:

Pﬂndpalhasmdm_raekmwl of a copy of this Agresment.
Principal
Mark Twain Health Care District g
nt name
Addrass

Date ﬁ'f-[j Phone/Fax/Email
Real Estate Broker agrees to the foregoing:
BrokerVintage Realty
DRE Lic. # 01330396
laws of the United States 17 U.S. Code
1986-2012, CALIFORNIA mnos

BEENAPPROVEDBYTHECN.IFORMAMM“ONOFREALTORS.(CARLNORﬂ’RESENTn\TIGHSMASTOTPELEGALVALIDI‘I’YOR
ADEOUACYOFANYPROVISbNINANYSPECIF!CTRANSACTlON. REAL ESTATE BROKER IS THE PERSON QUALIFIED TO ADVISE ON REAL ESTATE
TRANSACTIONS. IF YOU DESIRE LEGAL OR TAX ADVICE, CONSULT AN APPROPRIATE PROFESSIONAL.

This form is available for use by the entira real estata nlsrlollntnn‘hdh
mmummwmanmmmﬂ %
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F CALIFORNIA
ASSOCIATION COMMISSION AGREEMENT ;
OF REALTORS® (C.A.R. Form CA, Revised 11/12)

1. COMPENSATION: Notice:The amount or rate of real estate commissions is not fixed by law.They are set by eac

broker individually and may be negotiable betwesn the Seller/Buyer/Landlord/Tenant/Optionor/Optione
(“Principal") and Broker.

49ER LEASE (‘Principal® |
agrees to pay to % . ("Broker(s)"
Smmmmmw agency relationships, the sum of either 3.000 parcant of the transaction price, 0
Doflars ($___ ), for property situatad In the City of Angels Camp .Countyo
Calaveras . Califomnia, described as 170 own Road :

accepts an offer on the 2bove Gascrd no _ as

is

to the transaction other than Principal, then only if and when Principal collects damages by sull, settlement, or otherwise, and then In an amount equal

to the lesser of one-half of the damages recovered, «memwmwmuuomwmmmwd

collection, If any. Bmkummmltmmmmm.ammma&um“mmmmmymmmnNo

Broker.Pd hereby blyasslg\shamkormwoummmm s funds and !
2, ATTORNEY FEES: in any action, proceeding, or arbi taﬂunbmmndpdwa 's) arising out Agmmthpfwaﬂmmu\alba

entitied to reasonable attomey fees and costs.
3. DISPUTE RESOLUTION:

A. MEDIATION: Principal and Broker agree o mediate any dispute or claim arising between them out of this Agreement, or any resulting transaction,
before resorting to arbitration or court action. Mediation fees, if any, shail be divided equaily among the parties invoived. If, for any dispute or
clalm to which this paragraph applies, any party (I} commencas an action without first altempting lo resolve the matter through mediation, or (ii)
before commencement of an action, refuses to mediale after a request has been made, then that party shall not be entitied to recover atiomey
fees, even if they would otherwise be avallable to that party In any such action. THIS MEDIATION PROVISION APPLIES WHETHER OR NOT
memmmmmlmlsmmmmmmmmmmmmw

Pﬂmlpdmdﬂmbrmmammwdﬂnlnmwlquny mmmmam;\mw any resulting

at least 5 years of residential real estate Law experience, uniess the parties mutually agrea to a
to n accordance with Code of Civil Procedure §1283.08, In all other
respecis, the arbitration shall be conducted in accordance with Title 9 of Part 3 of the Code of Civil Procedure. upon the
Mﬂmwsjmqhmmmmm]mzmmmumhmh shall be
mmodbyﬂnMrﬂArbllrulonAcl. E:l.dmbnlffm! -hllnﬂonqnumﬁmmdﬂodh
E: BY INITIALING IN TH 2 %_H YDU ARE AGI% & VE ANY D TE
ARlSING OUT OF THE MATTERS INCLUDED ISION DECI BY
NEUTRAL ARBITRATION AS PROVIDED BY CALIFORNIA I.AW AND YOU ANY RIGHTS YOU
MIGHT POSSESS TO HAVE THE DISPUTE LITIGATED IN A COURT OR JURY TR#AL BY INITIALING IN THE
SPACE BELOW YOU ARE GIVING UP YDUR JUDICIAL RIGHTS TO DISCOVERY AND APPEALNUNLESS
THOSE RIGHTS ARE SPECIFICALLY INCLUDED IN THE "ARBITRATION OF DISPUTES® PROVISION. IF YOU
_l;_lgFHaE TO SUBMIT TO ARBITRATION AFTER AGREEING TO THIS PROVISION, YOU MAY BE COMPELLED

TE UNDER THE AUTHORITY OF THE CALIFORH!A CODE OF CIVIL PROCEDURE. YOUR
AGREE#ENT TO THIS ARBITRATION PR VISIO%I IS VOLUNT.

VE READ AND UNDERSTAND
OUT OF THE MA mcwnen IN THE AFR
ARBITRATION.” " G

C. ADDI'I'IONAI.MEDIATIONANDAR!H‘RA‘I‘IONTEM mmmmmuuamm arbltrﬁon:(l)a
Judiclal or non-judiclal foreclosure or other action or proceeding to snforce a deed of trust, mortgage or | sale contract
amhcmcmw(n)mmmmm(mmmwmma-mmaum.mnv)mmm
tmn:'m'lnhjumdld':fn lp:hato.amdlcldmormptq delcmmtoon;hmmd
notice of pending action, for order of attachment, recelvers njunction, or other provisional remedies, shall constitute a welver
or violstion of the mediation and arbitration provisions.

HAS H S:

DRE Uc.# 01330396

The laws of the United States (Tite 17 U.S. Code
Copyright © 19868-2012, CALIFORNIA ASSOCIATION OF
THIS FORM HAS BEEN APPROVED BY THE CALIFORNIA ASSOCIATION OF REALTORS® (C.A.R.). NO REPRESENTATION IS MADE AS TO THE LEGAL VALIDITY OR
memormmouummmmnmesmmmamemmmmzmmEsm'E
TRANSACTIONS. IF YOU DESIRE LEGAL OR TAX ADVICE, CONSULT AN APPROPRIATE PROFESSIONAL.
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Published and Distrtbuted by:

REAL ESTATE BUSINESS SERVICES, INC.

& subsidiary of the California Association of REALTORS® 2

® 525 South Virgll Avenue, Los Angeles, Califomia 80020 | Reviewed by Date |

10F1
CAREVRED TR (PAGEI 0P COMMISSION AGREEMENT T (CA PAGE 1 OF 1)

{Aoant: Janet Cusiidas Phona: 200.736.8181




#058-017-023 & 025 & 057-021-024
Property Address: Angelg Camp, Ca 95222 Date: April 4, 2013

Buyer and Seller are encouraged to read this Advisory carefully. By signing below, Buyer and Seller acknowledge
that each has read, understands and received a copy of this Advisory.

Date Y-10 -/ 3 Date jlf Cr=]4
BUYER Mﬁ/ BUYERX Nugu_éfu 22 %ﬂw&‘?
k_Twain Health Care Dist LJ] )l\, .'\-'/L-C7Lh Ne TartuRE

nt name) (Print name)
(Address) ]
SN/ Y/ o Yo /03

Ty
SELLER : / SELLERX_
—

(Print name) (Print name)
(Address)
Real Estaté Bryker (Selling Firm) yintage Realty DRE Lic. #

By, a4 DRELic.# 1082041  Date 25/@/5
Jane, slidge, Vintage REalty U V4 4
Add 301 8. Main, Box 369 City Angels Camp State ca___ Zip 95222

Telephone (209)736-0204 Fax (209)736-6811 Email janet@vintage-realty.com

Real Eﬁ@lﬂ' er (Listing Firm) vintage Realty DRE Lic. £ g

By 4144«!@((_ DRE Lic. # 01082041 Date 6/ /é/ 3
Jan idge, Vintage REalt

Addres City State le

Telephone Fax Email

THIS FORM HAS BEEN APPROVED BY THE CALIFORNIA ASSOCIATION OF REALTORS® (C.A.R.). NO REPRESENTATION IS MADE AS TO THE LEGAL VALIDITY OR
ADEQUACY OF ANY PROVISION IN ANY SPECIFIC TRANSACTION. A REAL ESTATE BROKER IS THE PERSON QUALIFIED TO ADVISE ON REAL ESTATE
TRANSACTIONS. IF YOU DESIRE LEGAL OR TAX ADVICE, CONSULT AN APPROPRIATE PROFESSIONAL.

This form Is avallable for use by the entire real estats industry. it is not intended 1o identify the user as a REALTOR®. REALTOR® is a registered collective membership mark
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Attachment B

December 19, 2012

Mur. Larry Cornish, Vice President, Facilities and Project Development
Mark Twain St. Joseph’s Hospital

Mr. David Hitchceck

ASPEN STREET ARCHITECTS, INC,
P.C. Box 370

Angels Camp, CA 95222

RE: INITIAL TRAFFIC ASSESSMENT FOR FAMILY MEDICAL CENTER SITE ON
DOGTOWN ROAD, ANGELS CAMP. CA

Dear Mr. Cornish:

Thank you for selecting KD Anderson & Associates for consuitant services relating to the Family
Medical Center site on Dogtown Road. As we understand CHW is currently considering an alternative
site on Dogtown Road for the Family Medical Center originally propesed on Stanislaus Avenue in Angels
Camp. However, anecdotal reports indicate that access 10 the Dogtown Road site from SR 449 may prove
to be problematic due to the volume of traffic on SR 49, the proximity of Dogtown Road 10 the SR 4/ SR
49 1raffic signal and due to 1the presence of other closely spaced driveways along the state highway. The
possibility of only being granted Jimited access to SR 49 (i.e.. right-turn-only at SR 49 / Dogtown Roead)
has been raised, and such a limitation may make the site undesirable.

While a full rraffic impact analysis meeting the eventual requirements of Caltrans and the City of Angels
Camp is not needed ar this time, you have asked for an initial assessment 1o determine if access is in fact
problematic and to learn whether this project’s traffic impacts are likely to be determined to be a
“significant” impact under CEQA based on Caltrans and City standards. Our investigation would also
suggest whether full access to SR 49 is likely to be permitted.

Backerouad Information

Caltrans Studies. We contacted Caltrans District 10 staft 10 generally discuss this area of Angels Camp
and o obtain any information they may have developed. From conversation with the Cily of Angels
Camp we are aware of a SR 49 dccess Management Plan Study that was initiated by Caltrans in 2009,
That work was 10 have included traffic counts for the interseetions adjoining your project. and the study
was intended to identify a long term plan for dealing with access in this area.

We have been unable to obtain any information from Caltrans regarding the SR 49 Access Management
Plan Study. The Calirans staff 1 spoke with suggested that the trafTic volume counts made for that work
may no longer be valid. [nformal requests for a summary ot the general conclusions of the study were
unsuccessful, and Caltrans directed us (o preliminary “options™ that have been provided to the City. No
background technical intormation regarding long term conditions is available.

030
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I discussed this access management study with Dave Hanham at the City of Angels Camp. Dave
indicated that while the City had been introduced to initial “concepts™ for corridor improvements, the
study had never reached a dralt report stage. However the City was not able to provide me with copies of
any access “options” from the dccess Management Plan Stidy.

Traffic Volume Counts, 1 conducted 2 new p.m. peak hour (4:00 10 6:00 p.m.) traffic count at the SR 49 ¢
Dogrown Road intersection 10 oblain data for subseguent Levels of Service analysis and to obtain a general
idea of the constraints to SR 49 access in this area. The results of'this count are altached.

As shown, roughly 142 vehicles trips (inbound and vutbound) occurred on Dogtown Road during the
highest volume hour in the evening. During that same time 123 northbound vehicles passed through the
ntersection and turned left into the CVS shopping center driveway .

Observations. Project access to and from Dogtown Road would be atfected by queuing on SR 49 that
could block the intersection. | monitored the tlow of traffic to identify those occasions when the queuve of
southbound traffic backed up from the SR 4 signal through the Dogiown Road intersections. | also
monitored the number of instances when the queue of northbound l2ft turns waiting to turn into the CVS
shopping center filled the Two-Way Left Turn (TWLT) Lane between Dogtown Road and the CVS

UCCESS.

The cycle of operation at the traffic signal at SR 4 / SR 49 can be used to define specific time intervals in
the study area. The traffic signai generally services all turning movements within a 30 1o 60 second cycle,
and about 130 cycles occurred over the two how period from 4:00 t3 6:00 p.m. | monitored the length of
the southbound gqueue during each signal cycle and | observed that the southbound queue blocked
Dogtown Road 13 uimes. Thus, the intersection was blocked during roughly 10% of the cycles.

Similarly. I monitored the queue of northbound lefi turns into the CVS shopping center. The Two-Way
Left Tumn (TWLT) Lane has room for five (5) vehicles before a sixth vehicle would block the Dogtown
Road intersection. | observed four (4) instances over the two hour period when 5 or more vehicles were
wailing 1o turn lefl.

Physical features ar the intersection also constrain the flow of traffic. Dogtown Road i1s lower then SR 49,
and as a result there 1s an appreciable drop-oft as vehicles move from the northbound through lane into
the paved shoulder area and down onto Dogrown Road. There is also a utility pole on the southeast
corner of the intersection that is close to the edge of the travel lanes. The Dogtown Road access 1o the
Shell Gasoline station on that same corner is within a few feet o7 SR 49 as well.  All wgether, these
physical features require molorists 1o slow 1o 5-10 mph as they make a right turn onto Dogtown Road.

Level of Service Analysis. The quality of existing traffic tlow through the intersection can be measured
based on i1s operating Level of Service. As was introduced in the traffic study for the Stanislaus Avenue
site, Level of Service at un-signalized intersections can be calculated for each movement that may need to
yield the right of way at the intersection and for the overall intersection. [n this case. the Leve) of Service
for southbound left wrns onto Dogrown Road. as well as the combined Level of Service for wastbound
motorists tuming onto SR 49 from Dogtown Road can be calculated.

The quality of traffic flow at this intersection is affected somewhat by the operation of the adjoining
signalized intersection.  While southbound traffic entering Angels Camp on SR 49 generally arrives
uniformly, the SR 4 tratfic signal creates “platoons™ of northbound traffic as the signal services specific
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turning movements. For example. when the signal is serving southbound left turns from SR 49 10
eastbound SR 4 almost no northbound traffic approaches the Dogtown Road intersection.

Using the methodology accepted by Caltrans, the motorists waiting to turn onto SR 49 at Dogtown Road
currently experience delays that are indicative of LOS D. Level of Service D is the minimum acceptable
condition under City and Caltrans guidelines. Because poor Level of Service can occur when only a few
vehicles are affected, the extent to which traffic volume satisty traffic signal wamrant requirements is also
a consideration. In this case, the peak tour traffic volume at SR 49 / Dogtown Road falls well be:ow the
level justifying a traffic signal. From a CEQA standpoint, the intersection is okay.

Project Characteristics

For an initial assessment we quantified the number and direction of trips 1o the site.

Trip Generation. Table 1 shows the trip generation estimate for a 12,000 st medical office center /
clinic,

TABLE 1
TRIP GENERATION PROJECTIONS
Trips
Land Use Quantity Dail AM Afternoon PM
ally Peak Hour Hour Peak Hoor
Med:cal Dental Office 9,000 sf 354 21 40 3
12.000 sf 472 28 53 4]

Trip Distribution. | think that the trips made to a Dogtown Road site would be 23% to the north on SR
49 and 75% south.

Traffic Impacts

Levels of Service. Table 2 compares the Levels of Service occurring under Existing and Existing Plus
Project conditions. As shown, the overall Level of Service at the intersection will remain at LOS A with
and without the project. The Level ot Service for motorists waitirg to turn onto SR 49 from Dogtown
Road will drop from LOS E to LOS F. The intersection will not carry traffic volumes that satisty traffic
signal warrants with the addition of project trips.

TABLE 2
PEAK HOUR INTERSECTION LEVEL OF SERVICE
Existing Existing Plus Project
Intersection - Movement Control Average LOS Warrants | Average LOS Warrants
Delay (sec) Met? Delay (sec) met?
SR 49/ Dogtown Road |
(Overall) WB Stop (29 (1) No 48} (4 No
Southbound left turn 8.8 A 8.8 A
Westbound left+right turn 35.7 I 50.9 F

s

77

f

© 032
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Significance of Project Impacts. Because the overall Level of Service at the intersection will remain at
LOS A. the project’s impact to the SR 49 / Dogtown Road intersection is not significant. even though the
Level of Service on the Dogiown Road approach could drop ta LOS F. A similar finding was made for
the Stanislaus Avenue site where the project exacerbated LOS E deluays caleulated for motorists waiting to
turn onto SR 49,

The addition of praject trips does not appear to result in peak hour volumes that satisfy wamants for a
traitic signal at SR 49 / Dogtown Road. This same conclusion was reached for the SR 49 / Stanislaus
Avenue intersection. However, at that location. further analysis of conditions throughout the day revealed
that a signal was warranted based on the 8-hr volume warrant. In this case. we have no data (o reach a
conclusion regarding 8-hr warrants.

Evaluation of 8-hr warrants is not specifically required for a CEQA traftic study. In the case of the
Stanislaus Avenue site there was “pressure” to justify a signal, and additional analysis was undertaken in
response. [n the case of Dogtown Road. a traftic siymal is not feasisle due to proximity to SR 4. | do not
believe that the City or Caltrans would go to the extra effort W prove that a signal is justified at a location
that cannet be signalized.

Cumulative Traffic Impacts. 1t is reasonable to assume that the volume of tratfic on SR 49 and on
Dogmown Road will increase in the future and that access to the state highway will become increasingly
difficult. Without improvements, delays will become longer for motorists using Dogtown Road. and
motorists are likely to respond by making unsafe maneuvers in increasing numbers. It is likely that
cumulative impacts to this location could be judged to be “significant™ either based on the overall Level
of Service or satisfaction of traftic signal warrants.

Today there is no adopted strategy for mitigating a cumulative impact to SR 49 / Dogiown Road. |
suspect that both Caltrans and the City of Angels Camp will be lcoking for the other agency to find an
answer and identify a funding strategy. Options for access management likely involve major changes to
the focal street system, will require right of way and are likely to be expensive, However. absent a plan, if
an appreciable accident problem arises at the intersection, Caltrans normal response is to immediately
block left turn access using a raised barrier.

The City"s General Plan includes language that allows the City to ovenide tratfic impacts. The City may
allow exceptions to these LOS standards subject to findings thal improvements or other measures required
1o achieve the LOS standards established herein are unacceptable. In allowing an exception to the LOS
standard, the City shall censider the following:

a. Number of hours per day that the intersection or roadway segment would operate at conditions worse
than the adopted standard

b.  The ability of the required improvement 10 signiticantly reduce peak hour delay and improve traftic

operations

Right-of-way needs versus the physical impacts on surrounding properties

Visual effects of the required improvement on the community's identify and character

Environmental impacts includirg air quality and noise impacts

Construction and right-of-way acquisition costs

Ipacts on general safety

Impacts of the required construction phasing and traffic flows

b= (- T N - Wi

Impacts on quality of life as perceived by residents
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j.  Geographical, environmental. social or economic factors
k.  Ability to equitably fund needed improvements
I.  Impornance of proposed improvements in relation to other road needs given limited resources.

Exceptions to the standards will only te allowed after all reasonable measures and options are explored,
including alternative forms of transportation.

General Pian policy 3.A.f expresses the City’s intent to continue to support Caltrans goal of LOS C on
IRRS roads and intersections. The policy acknowledges that Caltrans may consider LOS D on SR 49 and
that the minimum Level of Service shall be no lower than LOS E.

Conclusions, Access to SR 49 at Dogtown Road is already difticult. During peak hours the SR 49/
Dogtown Road intersection is occasionally hlocked by traffic queues created at adjoining intersections.
The addition of medical center traffic will make using the intersection that much more difficult.
However. the specific impact of the project is not expected to be significant under CEQA since the overall
Level of Service will remain within adopted minimum standards and traffic volumes are not likely to
reach the level that satisfies traffic signal warrants.

Long term cumulative traffic impacts remain an unresolved issue. While no information regarding future
conditions is available. it is likely that the intersection will not operate with an acceptable overall LOS, or
the future volumes may reach levels that satisfy signal warrants. Thus, the project’'s CEQA document
will either have 1o identify a solution and accompanying funding mechanism or. the City will need to
process an environmental document that allows then to adopt override findings.

Please feel free to contact me if you have any questions.

Sincerely,

KD Anderson & Associates, Inc.

Kenneth D. Anderson, P.E.
President

Attachment
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Intersection Turning Movement

Prepared by:

N-S STREET: SR 49 DATE: 11/27/12 LOCATION: Amador County
E-W STREET: Dogtown Rd DAY: TUESDAY PROJECT# 6850-06

NORTHBOUND SOUTHBOUND EASTBOUND WESTBOUND

NN NT NR SL ST SR EL ET ER WL WT WR TOTAL
LANES:
2:00 PM
2:15PM
2:30 PM
2:45PM
3:00PM
3:15 PM
3:30 PM
3:45 PM
4:00 PM 123 21 8 108 1 1 19 25 6 7 319
4:15 PM 113 11 7 120 1 1 31 1710 6 317
4:30 PM 115 13 S 100 0 0 17 16 8 4 278
4:45 PM 137 7 9 108 1 0 36 18 8 9 333
5:00 PM 143 13 13 154 0 0 39 21 14 5 402
5:15 PM 71 6 6 9 0 0 22 16 6 5 231
5:30 PM 115 16 9 112 0 0 34 9 7 7 309
5:45 PM 95 10 7 B89 1 0 23 14 8 5 252
6:00 PM
6:15 PM
6:30 PM
6:45 PM
TOTAL NL __NT _NR | SL ST SR | EL ET ER | WL _WT WR | TOTAL
VOLUMES = 0 912 97 | 64 80 4 2 221 13| 67 0 48 | 2441

PM Peak Hr Begins at: 415 PM

PEAK
VOLUMES = 0 508 44 | 34 482 2 1 123 72 |40 0 24 | 1330
PEAK HR.
FACTOR: 0.885 0.775 0.817 0.842 0.827
CONTROL:
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