RESOLUTION NO. 2014- SO

A RESOLUTION BY THE BOARD OF COUNTY COMMISSIONERS OF
ST. JOHNS COUNTY, FLORIDA, AUTHORIZING EXPENDITURE FROM
THE DURBIN CROSSING DRI AFFORDABLE HOUSING AND SHIP
PROCEEDS FOR THE SJHP ACQUISITION OF THE MASTERS DRIVE
APARTMENT COMPLEX TO ASSURE LONG TERM AFFORDABILITY
AND TO AUTHORIZE A TRANSFER OF $135,000 FROM DURBIN
CROSSING DRI GENERAL FUND RESERVES.

WHEREAS, Developments of Regional Impact (DRI) contain an Affordable Housing
Element included in the development order designed to ensure affordable housing necessity
and availability; and

WHEREAS, The Durbin Crossings DRI contains an Affordable Housing Element requiring
the DRI in this instance to make monetary payments to off-set the value of property
identified in the Durbin Crossing development order on the open market; and

WHEREAS, St. Johns County has an extremely limited supply of affordable rental
housing to provide shelter for a significant portion of its resident population; and

WHEREAS, The State Housing Initiative Partnership (SHIP) Program supports the
development and acquisition of affordable rental properties in areas of demonstrated need,

such as St. Johns County; and

WHEREAS, St. Johns Housing Partnership (SJHP) is the managing member for
Community Safe Homes, LLC, a non-profit housing provider, has submitted a proposal to
purchase a residential apartment complex, designed to serve this population; and

WHEREAS, SJHP has entered into a purchase and sale agreement to acquire the rental
complex for $540,000 and requests a $235,000 loan from the St. Johns County Housing Fund
and SHIP proceeds for down payment, closing costs, and principle buy down, to insure
affordability; and

WHEREAS, the terms and conditions of the loan are consistent with established State
and local recorded lien policy, to insure housing affordability; and

WHEREAS, in order to complete the acquisition of the property located at 107 Masters
Drive, St. Augustine, FL 32084, the remainder of the Durbin Crossing DRI funds in the amount
of $135,000 along with $100,000 in SHIP proceeds will be authorized to purchase the

property; and



WHERAS, the parties hereto wish to preclude speculation and windfall profits from
the sales of properties assisted with such funds.

NOW, THEREFORE BE IT RESOLVED BY THE BOARD OF COUNTY COMMISSIONERS OF
ST. JOHNS COUNTY:

Section 1. The above recitals are incorporated by reference into the body of this
Resolution and such recitals are adopted as findings of fact.

Section 2. The Board hereby authorizes the expenditure of such funds as identified for
the specified use.

Section 3. To the extent that there are typographical and/or administrative errors
that do not change the tone, tenor, or concept of this Resolution, then this Resolution may be
revised without subsequent approval by the Board of County Commissioners.

Section 4. The Clerk of the Courts of St. Johns County is instructed to execute the
attached documents and record in the Public Records of St. Johns County, Florida.

PASSED AND ADOPTED by the Board of County Commissioners of St. Johns County,
Florida, this_ 2™ day off.qust , 2014

BOARD OF COUNTY COMMISSIONERS

ATTEST; Cheryl Strickland, Clerk

By: /Q/IM cz// ﬁw‘aﬂ\ N : '

Deputy Clerk

RENDITION DATE_&/ 7//¥ o

N



Return to: Housing & Community Development
1955 U.S. I, Suite B-1
(904) 827-6896  Fax 827-6899

MORTGAGE LIEN AGREEMENT
UNDER ST. JOHNS COUNTY, FLORIDA
Development of Regional Impact
(DRI)

Affordable Housing Element Funds

THIS INDENTURE is made this day of , , between
Community Safe Homes, LLC, a Florida limited liability company, whose mailing address is
, (the Owner) and St. Johns County,
Florida, a political subdivision of the State of Florida (Federal ID No. 59-6000825), whose mailing address is
c¢/o Clerk of Circuit Court, P.O. Drawer 300, St. Augustine, Florida 32085, (the County).

WHEREAS, The Durbin Crossing Development of Regional Impact (DRI) contains an Affordable
Housing Element requiring the DRI in this instance to make monetary payments over a six year schedule to
off-set the value of the property identified in the DRI development order on the open market; and

WHEREAS, St. Johns County has an extremely limited amount of affordable rental housing to
provide shelter for a significant portion of its working resident population and to provide housing options for
special needs populations, including elderly, disabled, veteran, and income eligible residents; and

WHEREAS, The State Housing Initiative Partnership (SHIP) program supports the development and
acquisition of affordable rental properties in areas of demonstrated need, such as St, Johns County; and

WHEREAS, the Owner is a limited liability company owned and managed by the St. Johns Housing
Partnership (SJHP), a not-for-profit housing provider; and

WHEREAS, SJHP has submitted a proposal to purchase an 8 unit apartment complex located at 107
Masters Drive, St. Augustine, Florida 32084, designated to serve the County’s working resident population and
special needs population; and

WHEREAS, SJHP has entered into a purchase and sale agreement to acquire the rental complex for
$540,000 and requests a $235,000 loan from the St. Johns County Housing Fund for down payment, closing
costs, and principle buy down, to insure affordability; and

WHEREAS, in order to complete the acquisition of the property the remainder of the Durbin Crossing
affordable housing funds in the amount of $135,000 along with $100,000 in SHIP proceeds will be used to
purchase the property; and

WHEREAS, the terms and conditions of the loan are consistent with established state and local



recorded lien policy, to insure housing affordability; and

WHEREAS, SJIHP has secured commercial loan approval for the remaining balance of the purchase
price; and

WHEREAS, upon approval of the Board of County Commissioners, SJHP will own and operate the
property as part of the overall rental strategy: and

WHEREAS, the parties wish to preclude speculation and windfall profits from the sales of properties
assisted with such funds.

NOW, THEREFORE, in consideration of the provision of financial assistance to the Owner for
closing costs, down payment, and improvement assistance on the property, the Owner has mortgaged, granted,
and conveyed to County the following described property located in St. Johns County, to wit:

Ravenswood Subdivision Lots 97 & 99, Block 59-F, according to the plat thereof, as recorded
in Map Book 1, at page 116, of the public records of St. Johns County, Florida

(the Property), together with all improvements, replacements and additions now or hereafter erected on the
Property, and all easements, appurtenances and fixtures now or hereafter a part of the Property, the Owner fully
warrants the title to said Property and will defend the same against the lawful claims of all persons, subject to
the following terms and conditions:

I. Available funds from the Durbin Crossing DRI funds in the amount of one hundred thirty-five
thousand dollars ($135,000.00) along with State Housing Initiatives Partnership (SHIP) funds in the amount of
one hundred thousand dollars ($100,000.00) have been provided to or for the benefit of the Owner to assist in
acquisition of the Property, the receipt of which is hereby acknowledged by Owner.

2. The Owner agrees to continue to own the Property and rent it to income eligible households in
accordance with SHIP program requirements.

3. The Owner shall have a zero percent interest deferred loan/mortgage that will remain in effect for
20 years from the date of the closing. The loan/mortgage will be forgiven at 5% a year.

4. 1f the Property is sold, transferred, refinanced, or is not rented to income eligible households in
accordance with SHIP program requirements, the Owner or the Owner's successors, or assigns, shall be jointly
and severably liable to repay to the County the original amount of the purchase assistance provided to Owner
under this agreement, less any amount forgiven pursuant to paragraph 3 above.

5. The County may forgive any of the purchase assistance monies should there be insufficient net
proceeds derived from a good faith sale of the Property at market value upon written approval of the Board of
County Commissioners. Net proceeds are defined as the amount remaining after all private debts incurred by
the Owner to acquire or improve the Property are repaid.

6. This agreement shall be recorded in the office of the Clerk of the Circuit Court in and for St. Johns
County, Florida. The obligations set forth in this agreement shall run with title to the Property and shall
encumber and burden title to the Property.

7. THIS INSTRUMENT SHALL PLACE A LIEN UPON OWNER'S PROPERTY DESCRIBED
HEREIN, AND THIS AGREEMENT SHALL BE BINDING UPON THE SUCCESSORS AND ASSIGNS



OF THE OWNER.

8. If the Owner endeavors to refinance or obtain a new mortgage secured by the Property, this
agreement may only be subordinated according to the terms and conditions of the St. Johns County Housing and
Community Development Subordination Agreement.

9.  Any payments received by Owner as a result of false or misleading information submitted to
County shall be paid back to the County by the Owner immediately upon discovery of same.

10.  All obligations and conditions herein that are applicable to Owner are secured by this mortgage
lien.

PROVIDED that if the Owner shall pay all obligations described herein and shall comply with all
conditions and perform all agreements set forth herein, then this Mortgage Lien Agreement and the estate
hereby created shall cease and be null and void.

IN WITNESS WHEREOF, Owner has executed this instrument under seal on the day and year
first above written.

WITNESSES: COMMUNITY SAFE HOMES, LLC
a Florida limited liability company

By: St. Johns Housing Partnership, Inc.,
a Florida non profit corporation,
Print Name : its managing member

By:
Print Name: William N. Lazar
Executive Director

STATE OF FLORIDA
COUNTY OF ST. JOHNS

The foregoing instrument was acknowledged before me this ____ day of January, 2014, by William
N. Lazar, as Executive Director of St. Johns Housing Partnership, Inc. a Florida non profit corporation, the
managing member of COMMUNITY SAFE HOMES, LLC, a Florida limited liability company. He is
personally known to me or has produced as identification.

(Signature of Notary Public)

(Typed name of Notary Public)
Notary Public, State of Florida
Commission No.




My commission expires:

(To reimburse St. Johns County for the no-interest loan and to clear the title of this lien, contact the
Housing and Community Development Department or the County Administrator’s Office. Cashier’s
check, money order, or business check should be made payable to “St. Johns Co. BCC Local Housing

Asst. Trust Fund” for “Repayment of Community Safe Homes, LLC DRI/SHIP Lien™.)
3)



Capital Projects & Grants Initiation and/or Amendment Form

Department ~ HOUSING Contact  Dana Froberg/Lauren Falcey

Project Title  Durbin Crossing Affordable Housing

1ist other projects impacted by project Budget Year: Date: Project Grand Total

amendments: 07/08/14 ORR G KR

Signatures  Department Director Budget Officer Finance

Revenues Initial Budget Amendments New Budget

34221 Development Fees $150,000 $150,000
Total Project Budget Revenue $150,000 $0 $150,000

Expenditures
51200 Regular Salaries
52100 FICA & Medicare St
52200 Retirement 40
52202 OPEB Contribution S0
52300 Life & Health E3E
52400 Workers Comp 4
53100 Professional Services A0
53120 Contract Services 50
53150 Consulting Services b
54000 Trvel & Per Diem 4
54900 Advertising B
55100 Office Supplies Sf
55200 Operating Supplies 53
55405 Dues & Memberships Wi
56400 Equipment 43
58204 Buyer Ed/Housing Counseling A
58209 Rehabilitation-Single Family <
58215 Purchase Assistance i
58221 Acquisition-Sell 61
58222 Acquisition-Rent $15,000 $135,000 a5
58223 Property Maint-Sell
58224 Property Maint-Rent
58225 Rehabilitation-Sell
58226 Rehabilitiation-Rent i
58227 Due Diligence-Sell S
58228 Due Diligence-Rent S
58240 Program Delivery-Aqire/Sell
58241 Program Delivery-Aqire/Rent AWl
58242 Program Delivery-Rehab/Selt o
58243 Program Delivery-Rehab/Rent o
59920 Reserves $135,000 ($135,000) 0

Total Project Budget Expense ERRUNISTY bty GG
G/L # 0094 Set up date
Project# 0080 by
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1. PARTIES AND PROPERTY: Community Healthy Homes LLC {"Buyer")

agrees to buy and James and Tomiy Small ("Seller")

agrees to sell the property as: Sireet Address: 107 Masters Drive, St Augustine 32084

Legal Description: 1-116 RAVENSWOOD SUB LOTS 97 & 99 BLK 59-F OR3272/1813

and the following Personal Properly: Refrigerators, Stoves, Microwaves, Dishwashers, Central A/C units,

Stackable Washer/Dryers in all 8 units, sprinkler and alarm systems

WE fecerr THE DFFER.

(all collectively referred to as the “Property”) on the terms and conditions set forth below. 0F - -
2. PURCHASE PRICE: $.520,890 S %0, doo . 1
05720/14 4
224FM EDT
{a) Deposit held in escrow by Estate Title of 5t Augustine $ 5000
("Escrow Agert”) (shecks are sublect fo actual and final collection)
Escrow Agent's address: 71 Carrera St, St Augustine, Fl 32084 Phone:

(b} Additional deposit to he made to Escrow Agent within days after Effactive Date $

{c) Addttional deposit to be made to Escrow Agent within days after Effective Date §

{d) Total financing {see Paragraph 5} ) $ 416,000

(e) Other $

() All deposits will be credited to the purchase price at closing. Balance to close, subject
to adjustments and prorations, to be paid with locally drawn cashier’s or officlal bank $ 104,000

check(s) or wire transfer,

3. TIME FOR ACCEPTANCE; EFFECTIVE DATE; COMPUTATION OF TIME: Unless this offer is signed by Seller
and Buyer and an executed copy delivered to all parties on or befare 05/21/2014 , this offer will be
withdrawn and the Buyer's deposit, if any, will be returned. The time for acceptance of any counter offer will be 3
days from the date the counter offer is delivered. The “Effective Date” of this Contract is the date on which the
last one of the Seller and Buyer has signed or initlaled and delivered this offer or the final counter offer.
Calendar days will be used when computing time periods, except fime periods of 5 days or less. Time periods of 5
days or less will be computed without including Seturday, Sunday, or national legal holidays. Any time period ending
on a Saturday, Sunday, or national legal holiday will extend until 5:00 p.m. of the next business day. Time is of the
essence in this Contract.

4. CLOSING DATE AND LOGATION:

(a) Closing Date: This transaction will be closed on 08/19/2014 (Closing Date), unless specifically
extended by other provisions of this Contract. The Closing Date will prevail over all other ime periods ineluding, but
not limited to, Financing and Due Diligence periods. tn the event insurance underwriting is suspended on Clasing
Date and Buyer is unable to obtain property insurance, Buyer may posfpone closing up to 5 days after the
insurance underwriting suspension is lifted.

Buyer, @J@am Seller <'I”S) - :}S) acknowiedga raceipt of 8 copy of this page, which Is Page 1 of 8 Pages.
264N
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(b) Location: Closing will take place in St Johns County, Florida. (If left blank, clesing
will take place in the county where the property is located.) Closing may be cenducted by mall or electronic means.

5. THIRD PARTY FINANCING:

BUYER'S OBLIGATION: Within § days (5 days if left blank) after Effective Date, Buyer wilt apply for third party
financing in an amount not to exceed g0
not to exceed 5.5 % peryear with an initial variahle interest rate not to exceed 5.5 %, with points or commitment

% of the purchase price or $ , with a fixed interest rate

43 or loan fees not to exceead 1 % of the principal amount, for a term of 5 years, and amortized over 30
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years, with additional terms as follows:

Buyer will tmely provide any and all credi, employmient, financial and other information reasonably required by any
lender. Buyer will use good faith and reasonabie diligence to (i) obtain Loan Approval within 60 days (45 days ¥
left blank) from Effective Date (Loan Approval Date), (ii) satisfy terms and conditions of the Loan Approval, and

(iii} close the loan. Buyer will keep Seller and Broker fully informed about loan application status and authorizes the
mortgage broker and lender to disclose all such information to Seller and Broker. Buyer will natify Seller immediately
upean obtaining financing or being rejected by a lender. CANCELLATION: {f Buyer, after using good faith and
reasonable diligence, falls to obtain Loan Approval by Loan Approval Date, Buyer may within 3 days (3 days if left
blank) deliver written nofice fo Seller stating Buyer elther waives this financing contingency or cancels this Contract.
if Buyer does neither, then Seller may cancel this Contract by delivering written notice to Buyer at any time
thereafter. Unless this financing contingency has been walved, this Contract shall remain subject to the

satisfaction, by closing, of those canditions of Loan Approval related to the Property. DEPOSIT(S) (for purposes

of Paragraph 5 only): If Buyer has used good faith and reascnable diligence but does not obtain Loan

Approval by Loan Approval Date and thereafter aither party elects to cancel this Cantract as set forth above or the
lender fails or refuses to close on or before the Closing Date without fault on Buyer's part, the Deposit(s) shall be
refurned to Buyer, whereupon both parties will be released from all further abligations under this Contract, except for
obligations stated herein as surviving the termination of this Contract. If neither party elects to terminate this Contract
as set forth above or Buyer fails to use good faith or reasonable diligence as set forth above, Seller will be entitled to
retain the Deposli(s) if the fransaction does nat close.

6. TITLE: Seller has the legal capacity ta and will convey marketable fitie to the Property by f/]statutory warranty
deed ["Jother , free of liens, easements and encumbrances of record or
known to Seller, but subject to property taxes for the year of closing; covenants, restrictions and public utility
easements of racord; existing zoning and governmental regulations; and (Iist any other matters to which title will be
subject)

provided there exists at closing no viclation of the foregoing and none of them prevents Buyer's intended use of the
Propenty as rental housing

{a) Evidence of Title: The party who pays the premium for the fitle insurance policy will select the closing agent
and pay for the title search and closing services. Seller will, at (check one) [ Seller’s [ Buyer's experise and
within 30__days [[Aafter Effective Date Tor at least days before Closing Date deliver to Buyer (check one)

(i.) atitle insurance commitment by a Florida licensed title insurer setting forth those matters to be
discharged by Seller at or before Closing and, upon Buyer recording the deed, an owner's policy in the amount
of the purchase price for fee simple title subject only to exceptions stated above. If Buyer i3 paying for the
evidence of fitle and Selter has an owner's policy, Seller will deliver a copy fo Buyer within 15 days afier
Effective Date.

{fi.) an abstract of title, prepared or brought current by an existing abstract firm or certiflad as correct by an
existing firm, However, if such an abstract is not available to Seller, then a pricr owner's titie policy acceptable
to the proposed insurer as a base for reissuance of coverage may be used. The prior policy will include copies
of alt policy exceptions and an update in a format acceptable to Buyer from the policy effective date and
certified to Buyer or Buyer’s clesing agent together with copies of all documents recited in the prior policy and
in the update. If such an abstract or prior policy Is not available to Seller then (i.) above will be the evidence of

title.

(b} Tile Examination: Buyer will, within 15 days from receipt of the evidence of fitle deliver written notice to Seller
of title defects. Title will be deemed acceptable to Buyer if (1) Buyer fails o deliver proper nofice of defects or

Buyer and Seller| ( 15) ( 2}) acknowiedge recelpl of a copy of this page, which is Page 2 of 8 Pages.

G26AM £
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(2) Buyer delivers proper written notice and Seller cures the defects within 30 days from receipt of the notice
(*Curative Period”). If the defects are cured within the Curative Period, closing will occur within 10 days from receipt
by Buyer of notice of such curing. Seiler may elect not to cure defects if Saller reasonably believes any defect
cannat be cured within the Curative Period. If the defects are not cured within the Curative Period, Buyer will have
10 days from receipt of notice of Seller's inability to cure the defects 10 elect whether to terminate this Contract or
accept title subject to existing defects and close the transaction without reduction in purchase price.

{c) Survey: (check applicable provisions below)
@ (i.)Seller will, within 30 days from Effective Date, deliver to Buyer copies of prior surveys, plans,
specifications, and engineering documents, if any, and the fol lowing documents refevant to this transaction:

prepared for Seller or in Seller's possession, which show all currently existing structures. In the event this
fransaction does not close, all documents provided by Seller will be returned to Seller within 10 days from the
date this Contract is terminated.

Buyer will, at[}Seller’s [T Buyer's expense and within the time period allowed to defiver and examine title
evidence, obtaln 2 current cerfified survey of the Property from a registered surveyor, If the survey reveals
encroachments on the Property or that the improvements encraach on the lands of another, 7] Buyer will
accept the Property with existing encroachments [@such encroachments will constitule a title defect to be
cured within the Curative Period.

{d) Ingress and Egress: Seller wairants that the Proparly presently has ingress and eéress.

7. PROPERTY CONDITION: Seller will deliver the Property fo Buyer at the time agreed in its present “as is”
condition, ordinary wear and tear excepted, and will maintain the landscaping and grounds in a comparable condition.
Seller makes no warranties other than marketability of title. In the event that the condilion of the Property has
materially changed since the expiration of the Due Diligence Pericd, Buyer may elect to terminate the Contract and
receive a refund of any and all deposits paid, plus Interest, If applicable. By accepting the Property "as is", Buyer
waives all claims against Seller for any defects in the Properly. (Check (a) ar (b))

[l(=) As Is: Buyer has inspected the Property or wajves any right to inspect and accepts the Property in its “as is"
condition.

[Z1(b) Due Diligence Period: Buyer will, at Buyer's expense and within 45 days from Effective Date (“Due
Diligence Period”), determine whether the Property is suitable, in Buyer's sole and absolute discretion, for Buyer's
intended use and development of the Property as specified in Paragraph 6. During the Due Diligence Perod,
Buyer may conduct any tests, analyses, surveys and investigations {"Inspections”) which Buyer deems necessary
to determine to Buyer's satisfaction the Property’s engineering, architectural, environmental properties; zoning and
zoning restrictions; flood zone designation and restrictions; subdivision regulations; soil and grade; availability of
access to public roads, water, and other ulilities; consistency with local, state and regional growth management and
comprehensive land use plans; availability of permits, government approvals and licenses, compliance with
American with Disabllitles Act; absence of asbestos, soil and ground water contamination; and other inspections
that Buyer deems appropriate to determine the suitability of the Property for Buyer's intended use and
development. Buyer will deliver written notice to Seller prior to the expiration of the Due Diligence Period of
Buyer's determination of whether or not the Property is acceptable. Buyer's failure to comply with this notice
requirement will constifute acceptance of the Properly in its present “as Is” condition. Seller grants to Buyer, its
agents, coniractors and assigns, the right to enter the Property at any time during the Due Diligence Period for the
purpase of conducting Inspections; provided, however, that Buyar, its agents, contractors and assigns enter the
Property and conduct inspections at their own risk. Buyer will indemnify and hold Seller harmiess from losses,
damages, costs, claims and expenses of any nature, including attorneys' fees at all levels, and from liability to any
person, asising from the conduct of any and all inspections or any work authorized by Buyer. Buyer will not engage
in any activity that could result in a mechanic’s lien being filed against the Property without Seller's prior written
consent. In the evant this transaction does not close, (1) Buyer will repair all damages to the Property resulfing
from the inspections and return the Property to the condition it was in prior to conduct of the Inspections, and

{2) Buyer will, at Buyer's expense release to Seller all reports and other work generated as a result of the
Inspections. Should Buyer deliver timely notice that the Property is not acceptable, Seller agrees that Buyer's
deposit will be immediately returned to Buyer and the Contract terminated.

(c) Walk-through Inspection: Buyer may, on the day prior to closing or any other ime mutually agreeable to the

Buyer (,,,m)ﬁ ,gand Balle ( lf){lg Ylacknowledge recelpt of a copy of this page, which is Paga 3 of 8 Pages.
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parties, conduct a final “walk-through™ inspection of the Praperty to determine compliance with this paragraph and
to ensure that all Property is on the premises.

145 8, OPERATION OF PROPERTY DURING CONTRACT PERIOD: Seller will cantinue to operate the Property and any
s business conducted on the Property in the manner operated prior to Contract and will take no action that would

147 adversely impact the Property, tenants, lenders or buginess, if any. Any changes, such as renting vacant space, that
14 matertally affect the Property or Buyer's intended use of the Property will be permitied [i7] only with Buyer's consent
14g* [[Jwithout Buyer's consent.

150 9. CLOSING PROCEDURE: Unless otherwise agreed or stated herein, closing procedure shall be in accordance with
151 the norms where the Property is located.
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(a) Possession and Occupancy: Seller will deliver possession and accupancy af the Property to Buyer at
closing. Seller will pravide keys, remote controls, and any security/access codes necessary to operate all jocks,
mailboxes, and security systems.

{b) Costs: Buyer will pay Buyer’s attorneys' fees, taxes and recording fees on notes, mortgages and financing
statements and recording fees for the deed. Seller will pay Sefler's attorneys’ fees, taxes on the deed and
recording fees for documents needed to cure title defects. If Seller is obligated to discharge any encumbrance at ar
prior to closing and fails to do so, Buyer may use purchase proceeds to satisfy the encumbrances.

(c) Documents; Seller will provide the deed; bill of sale; mechanic’s lien affidavit; originals of those assignable
service and maintenance contracts that will be assumed by Buyer after the Closing Date and letters to each
service cantractor from Selier advising each of them of the sale of the Property and, if applicable, the transfer of its
confract, and any assignable warranties or guaranteas recelved or held by Seller from any manufacturer,
contractor, subcontractor, or material supplier in connection with the Property; current copies of the condominium
documents, if applicable; assignments of leases, updated rent roll: tenant and lender estoppels letters; tenant
subordination, non-disturbance and attomment agreements (SNDAs) required by the Buyer or Buyer’s lender;
asslgnments of permits and licenses; corrective instruments; and letters notifying fenants of the change in
ownership/rentai agent. (f any tenant refuses to execute an estoppels letter, Seller will certify that information
regarding the tenant's lease is correct. If Seller is an enfity, Seller will delfiver a resofution of its Board of Directors
authorizing the sale and delivery of the deed and certification by the appropriate party certifying the resolution and
setting forth facts showing the conveyance conforms to the requirements of local 1aw. Seller will transfer security
deposits to Buyer. Buyer will provide the clesing statement, mortgagss and notes, security agreements, and
financing statements.

{d) Taxes and Prorations: Real estate taxes, personal property taxes on any tangible personal property, bond
payments assumed by Buyer, interest, rents (based on actual collected rents), association dues, insurance
premiums acceptable to Buyer, and operating expenses will be prorated through the day before closing. if the
amount of taxes for the current year cannot be ascertained, rates for the previous year will be used with due
allowance being made for improvements and exemptions. Any tax proration based on an estimate will, at request
of either party, be readjusted upon receipt of current year's tax bill; this provision will survive closing. ’

(e) Special Assessment Liens: Certified, confirmed, and ratified special assessment liens as of the Closing Date
will be paid by Seller. if a certified, confirmed, and rafified gpecial assessment is payable in installments, Seller will
pay all installments due and payable on or before the Closing Date, with any instatiment for any perlod extending
bayond the Closing Date prorated, and Buyer will assume all instaliments that become due and payable after the
Closing Date. Buyer will be responsible for all assessments of any kind which become due and owing after Closing
Date, unless an improvement is substantially completed as of Closing Dale. If an improvement is substantally
completed as of the Closing Date but has not resulted in a lien befare closing, Setler will pay the amount of the last
estimate of the assessment. This subsection applies to special assessment fiens imposed by a public body and
does not apply to condominlum association special assessments.

{f} Foreign Investment in Real Property Tax Act (FIRPTA): If Seller is a “foreign person” as defined by FIRPTA,
Seller and Buyer agree to comply with Section 1445 of the Internal Revenue Code. Seller and Buyer will
complete, execute, and deliver as directed any instrument, affidavit, or statement reasonably necessaty to comply
with the FIRPTA requirements, including delivery of their respective federal taxpayer identification numbers or

192 Buyer|Gened L ) |and S(aner('f'f ) (:ff Yacknowledga receipt of a copy of this page, which is Page 4 of 8 Pages.
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w1 Social Security Numbers to the closing agent. If Buyer does not pay sufficient cash at closing to meet the
194 withholding requirement, Seller will deliver to Buyer at closing the additional cash necessary to satisfy the
185 requirement.

185 10. ESCROW AGENT: Sefler and Buyer authorize Escrow Agent or Closing Agent (collectively "Agent”} to

197 receive, deposit, and hold funds and other property In escrow and, subject to collection, disburse them in accordance
198 with the terms of this Contract. The parties agree that Agent will not be liable to any person for misdelivery of

108 escrowed iterms fo Selfer or Buyer, unless the misdelivery Is due to Agent's willful breach of this Contract or gross

200 negligence. If Agent has doubt as to Agent's dutles or obligations under this Contract, Agent may, at Agent's aption,
201 (a) hold the escrowed items unfil the parties mutually agree to #ts disbursement ar until a court of competent

202 jurisdiction or arbitrator determines the rights of the parties or (b} deposit the escrowed items with the clerk of

203 the court having jurisdiction over the matter and file an action in interpleader. Upon nolifying the parties of such action,
204 Agent will be released from all fiability except for the duty to account for items previously delivered out of escrow. If
208 Agent Is a licensed real estate broker, Agent will comply with Chapter 475, Florida Statutes. In any suit in which Agent
205 Interpleads the escrowed ltems or Is made a party because of acting as Agent hereunder, Agent will recover

207 reasonable attorney’s fees and costs incurred, with these amounts to be paid from and out of the escrowed items and
208 charged and awarded as court costs in favor of the prevailing party.

200 11. CURE PERIOD: Prior to any claim for default being made, a party will have an opportunity {o cure any alleged

210 default, If a party fails fo comply with any provision of this Contract, the other party will deliver written natlce to the non-
21~complying party specifying the non-compliance. The non-complying parly will have 14 days (S days if left blank) after
212 delivery of such notice to cure the non-compliance. Notice and cure shal! not apply 0 Tailure to close.

213 12. RETURN OF DEPOSIT: Unless otherwise specified in tha Contract, in the event any condition of this Contract is
214 not mat and Buyer has timely given any required notice regarding the condition having not been met, Buyer’s deposit
215 will be returned in accordance with applicable Florida Laws and regulations.

216 13. DEFAULT:

27 (a) In the event the sale is not closed due to any default or failure on the part of Seller other than failure to make
zs  the fitle marketable after diligent effort, Buyer may either (1) receive a refund of Buyer's deposit(s) or (2) seek
s specific performance. If Buyer elects a deposit refund, Seller will be liable to Broker for the full amount of the
220  brokerage fee.

221 (b} In the event the sale is not closed due to any default or faifure on the part of Buyer, Seller may either (1) retain
222 all deposit{s) paid or agresd to be paid by Buyer as agreed upan liquidated damages, consideration for the

223 execution of this Contract, and in full settlement of any claims, upon which this Contract will terminate ar (2) seek
24 specific performance. If Seller retains the deposlt, Seller will pay the Brokers named in Paragraph 20 fifty percent
2s  of all forfeited deposits retained by Seller (o be split equally among the Brokers) up ta the full amount of the

26 brokerage fee. If Buyer fails to timely place a deposit as required by this Contract, Seiler may either (1) terminate
27 the Contract and seek the remedy outlined in this subparagraph or {2) proceed with the Contract without walving
zs  any remedy for Buyer's default.

25 14. ATTORNEY’'S FEES AND COSTS:In any claim or controversy arising out of or relating to this Contract, the
230 prevalling party, which for purposes of this provision will include Buyer, Seller and Broker, wil be awarded reasonable

231 attorneys' fees, costs, and expenses.

232 15. NOTICES: All nofices will be in writing and may be delivered by mall, overnight courier, personal delivery, or
233 electronic means. Parties agree to send all notices to addresses specified on the signature page(s). Any notice,
214 dacument, or item given by or delivered to an atlomey or real estate licensee (including a transaction broker)
235 representing a party will be as effective as if given by or delivered to that party.

236 16. DISCLOSURES:

237 (a) Commercial Real Estate Sales Commission Lien Act: The Florlda Commercial Real Estate Sales
2 Commission Lien Act provides that a broker has a lien upon the owner's net proceeds fram the sale of commercial
29 real estate for any commission earned by the broker under @ brokerage agreement. The iien upon the owner's net

240° Buyer@@nd Seller(-fs Macknowledge receipt of a capy of this page., which Is Page § of 8 Pages.
F2H6AM

CC4 Rov. 1210 ©2010 Florida Assoclation of REALTORS®  AllRights Reserved  Licensed to dotlaop, Inc. and



Capital Projects & Grants Initiation and/or Amendment Form

Department ~ HOUSING Contact  Dana Froberg/Lauren Falcey

Project Title  Durbin Crossing Affordable Housing

List other projects impacted by project Budget Year: Date: Project Grand Total

amendments: 07/08/14 5150 D8

Signatures  Department Director Budget Officer Finance

Revennes Initial Budget Amendments New Budget

34221 Development Fees $150,000 $150,000
Total Project Budget Revenue $130,000 $0 $150,000

Expenditures
51200 Regular Salaries
52100 FICA & Medicare i
52200 Retirement Sl
52202 OPEB Contribution
52300 Life & Health i
52400 Workers Comp 4
53100 Professional Services )
53120 Contract Services Gi
53150 Consulting Services 4
54000 Trvel & Per Diem i
54900 Advertising 40
55100 Office Supplies !
55200 Operating Supplies i
55405 Dues & Memberships )
56400 Equipment i
58204 Buyer Ed/Housing Counseling S
58209  Rehabilitation-Single Family
58215 Purchase Assistance
58221 Acquisition-Sell S
58222 Acquisition-Rent $15,000 $135,000
58223 Property Maint-Sell j
58224 Property Maint-Rent &
58225 Rehabilitation-Sell Wl
58226 Rehabilitiation-Rent bl
58227 Due Diligence-Sell
58228 Due Diligence-Rent St
58240 Program Delivery-Aqire/Sell i
58241 Program Delivery-Agire/Rent Wi}
58242 Program Delivery-Rehab/Sell St
58243 Program Delivery-Rehab/Rent E5y
59920 Reserves $135,000 ($135,000) B

Total Project Budget Expense PR OO0 it : i
G/L # 0094 Set up date
Project# 0080 by
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1. PARTIES AND PROPERTY: Community Healthy Hormes LLC ("Buyer”)
agrees to buy and James and Tommy Small ("Seller”)

agrees to sell the properly as; Street Address: 107 Masters Drive, St Augustine 32084

Legal Description: 1-116 RAVENSWOOD SUB LOTS 97 & 99 BLK 59-F OR3272/1812

and the following Personal Property: Refrigerators, Stoves, Microwaves, Dishwashers, Central A/C units,

Stackahle Washer/Dryers in all 8 units, sprinkler and alarm systems

W€ fecepr THE OFFEL.

(2l coliectively referred to as the “Property”) on the terms and conditions set forth below. 0F - -
2. PURCHASE PRICE: 820,000 50, 900 . i
ToAPM EGT
{a} Deposit held in escrow by Estate Title of St Augustine $ 5000
("Escrow Agent’) (checks are subject to actul and finat callection)
Escrow Agent's address: 71 Carrera St, St Augustine, Fl 32084 Phone:

{b) Additional deposit fo be made to Escrow Agent within, days after Effective Date $

(c) Additional deposit to be made to Escrow Agent within days after Effective Date $
{d) Total financing (see Paragraph &) ‘ $ 416,000
(e) Other $

{f) All deposits will be credited to the purchase price at closing. Balance to close, subject
to adjustments and prorations, to be paid with locally drawn cashier’s or officlal bank $ 104,000

check(s) or wire transfer,

3. TIME FOR ACCEPTANCE; EFFECTIVE DATE; COMPUTATION OF TIME: Unless this offer Is signed by Seller
and Buyer and an executed copy delivered to all parties on or before 0522112014 , this offer will be
withdrawn and the Buyer’s deposit, if any, will be returned. The fime for acceptance of any counter offer will be 3
days from the date the counter offer is delivered. The “Effective Date” of this Contract Is the date on which the
last one of the Seller and Buyer has signed or initialad and dslivered this offer or the final counter offer.
Calendar days will be used when computing time periods, except ime periods of 5 days or iess. Time periods of &
days or less wil| be computed without including Saturday, Sunday, or nationtel legal holidays, Any time period ending
on a Saturday, Sunday, or national legal holiday will extend until 5:00 p.m. of the next business day. Time is of the

essence in this Contract.

4. CLOSING DATE AND LOCATION:

(a) Closing Date; This fransaction wilt be closed on 08/19/2014 {Closing Date), unless specifically
gxtended by other provisions of this Contract. The Closing Date will prevail over all other time periods including, but
not limited to, Flinancing and Due Difigence periods. In the event insurance underwriting is suspended on Closing
Date and Buyer is unable to obtain property insurance, Buyer may pestpone closing up te § days after the
insurance underwriting suspension is lifted.

Buyernd Seller (ﬂfs) - jS) acknowledge recelpt of 8 copy of this page, which Is Page 1 of 8 Pages.
S 26AM EU
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{b) Location: Closing will take place in St Johns County, Florida, (If left blank, closing
will take place in the county where the property is located.) Closing may be conducted by mall or electronic means.

5. THIRD PARTY FINANCING:

BUYER’S OBLIGATION: Within § days {5 days if left blank) after Effective Date, Buyer will apply for third party
financing in an amount not to exceed 8o % of the purchase price or $ , with a fixed inferest rate
not to exceed 5.5 % per year with an initial vasiable interest rate notto exceed 5.5 %, with points or commitment
or loan fees not to exceed 1 % of the principal amount, for a term of 5 years, and amortized over 30

years, with additional terms as follows:

Buyer will imely provide any and all cradit, employment, Fnancial and offier information reasonably required by any
fender. Buyer will use good faith and reasonable diligence to (i} obtain Loan Approval within 80 __ days (45 days if
left blank) from Effective Date (Loan Approval Date), (ii) satisfy terms and conditions of the Loan Approval, and

(i1} close the loan. Buyer will keep Seller and Broker fully informed about loan appiication status and authorizes the
mortgage broker and lender to disclase all such information to Seller and Broker. Buyer will natify Seller Immediately
upon obtaining financing or being rejected by a lender. CANCELLATION: [f Buyer, after using good faith and
reasonable diligence, falls to obtain Loan Approval by Loan Approval Date, Buyer may within 3 days (3 days if left
blank) deliver written nolice to Seller stating Buyer eithar waives this financing contingency or canceis this Contract.
it Buyer does neither, then Seller may cancel! this Contract by delivering written notice to Buyer at any time
thereafter. Unless this financing contingency has been walved, this Contract shall remain subject to the

satisfaction, by closing, of those conditions of Loan Approval related to the Property. DEPQSIT(S) (for purposes

of Paragraph 5 only): If Buyer has used good faith and reasonable diligenca but does not obtain Loan

Approval by Loan Approval Date and thereafter either party elects to cancel this Contract as set forth above or the
lender fails or refuses to close on or before the Closing Date without fault on Buyer's part, the Deposit(s) shall be
returned to Buyer, whereupon both parties will be released from all further obligations under this Contract, except for
obligations stated herein as surviving the termination of thia Contract. If neither party elects to terminate this Contract
as set forth above or Buyer fails to use good faith or reasonable diligence as set forth above, Seller will be entitled to
retain the Deposit(s) if the transaction does not ¢close,

6. TITLE: Selier has the legal capacity to and will convey marketable title 1o the Property by klstatutory warranty
deed [ Jother _, free of iens, easements and encumbrances of record or
known to Seller, but subject to property taxes for the year of closing; covenants, rastrictions and public utility
easements of record; existing zoning and governmental regulations; and (list any other matters to which title will be
subject}

provided there exists at closing no violation of the foregoing and none of them prevents Buyer's intended use of the
Property as rental housing

(a} Evidence of Title: The party who pays the premium for the fitle insurance policy will select the closing agent

and pay for the title search and closing services. Seller will, at {check ane) 7] Sel Ier‘s{ﬁ Buyer's expense and

within 30__days [[Aafter Effective Date Ploratleast _days before Closing Date deliver to Buyer (check one)
[fA (i) a title insurance commitment by a Florida licensed fitle insurer setfing forth those matters to be
discharged by Selter at or before Closing and, upon Buyer recording the deed, an owner's policy in the amount
of the purchase price for fee simple title subject only to exceptions stated above. If Buyer is paying for the
evidence of fitle and Seller has an owner's policy, Seller wili deliver a copy to Buyer within 15 days after
Effective Date.
(i.) an abstract of titls, prepared or brought current by an existing abstract firm or ceriified as correct by an
axisting firm. However, if such an abstract is not available to Seller, then a prior owner's litie policy acceptable
to the proposed insurer as g base for reissuance of coverage may be used. The prior policy will includa copies
of all policy exceptions and an update in a format acceptable to Buyer fram the palicy effective daie and
certified to Buyer or Buyer's closing agent together with coples of all dosuments recited in the prior policy and
in the update. If such an abstract or prior policy Is not avallable to Selier then {1.) above will be the evidence of
title.

(b) Title Examination: Buyer will, within 15 days fram recsipt of the evidence of title deliver written notice to Seller
of title defects. Title will be deemed acceptable to Buyer if (1) Buyer fails to deliver proper notice of defects or

_Jand Sener( 15) QS )iacknowledge receipt of a capy of this page, which is Page 2 of 8 Pages.
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(2) Buyer delivers proper written notice and Seller cures the defects within 3¢ days from receipt of the nofice
(*Curative Period"). If the defects are cured within the Curative Periad, closing will occur within 10 days from receipt
by Buyer of notice of such curing. Seller may elect not to cure defects if Seller reasonably believes any defect
cannof be cured within the Curative Period. If the defacts are not cured within the Curative Period, Buyer will have
10 days from receipt of notice of Seller’s inability to cure the defects to elect whether to terminate this Contract or
accept title subject to existing defects and close the transaction without reduction in purchase price.

{c) Survey: (check applicable provisions below)
(i.)Selfer will, within 3¢ days from Effective Date, deliver to Buyer copies of prior surveys, plans,
spechications, and engineering documents, if any, and the following documents relevant to this transaction:

prepared for Setler or in Sallar's possession, which show ali currently axisting structures. In the event this
transaction does not close, all documents provided by Seler will be returned 1o Selfer within 10 days from the
date this Contract is teriminated.

Buyer will, at[Seller’s [} Buyer’s expense and within the time period allowed to deliver and examine title
evidence, obtain a current cerfified survey of the Property from a registered surveyor. If the survey reveals
encroachments on the Property or that the improvements encraach on the lands of another, [[]Buyer wili
accept the Property with existing encroachments [ such encroachments will constitute a fitle defect to be
cured within the Curative Period.

(d) Ingress and Egress: Seller warrants that the Property presently has ingress and egjress.

7. PROPERTY CONDITION: Seller will deliver the Property 1o Buyer at the time agreed in its present “as is”
condition, ordinary wear and tear excepted, and will maintain the Jandscaping and grounds in & comparable condition.
Seller makes no warranties other than marketability of titie. In the event that the condition of the Property has
materially changed since the expiration of the Due Diligence Period, Buyer may elect 1o terminate the Contract and
receive a rafund of any and all deposits paid, plus inferest, if applicable. By accepting the Property “as is”, Buyer
waives all claims against Seller for any defects in the Property, (Check (a) or (b))

[i(a) As Is: Buyer has inspected the Property or waives any right to inspect and accepts the Property in its “as is”
caondition.

[Z](b) Due Diligence Period: Buyer will, at Buyer's expense and within 45__ days from Effactive Date (“Due
Diligence Period”), determine whether the Property is suitable, in Buyer’s sale and absolute discretion, for Buyer's
intended use and development of the Property as specified in Paragraph 6. During the Due Diligence Period,
Buyer may conduct any fests, analyses, surveys and invesligations "inspections”) which Buyer deems necessary
to determine to Buyer’s satisfaction the Property’s enginesring, architectural, environmental properties; zoning and
zoning restrictions; flaod zone designation and restrictions; subdivision regulations; soil and grade; availability of
access fo public roads, water, and other utilities; consistency with local, state and regional growth management and
comprehensive land use plans; availability of panmits, government approvals and licenses; compliance with
American with Disabilities Act; absence of asbestos, soil and ground water contamination; and other inspections
that Buyer deems apprapriate to determine the suitabiiity of the Property for Buyer's intended use and
development. Buyer will deliver written notice to Selier prior to the expiration of the Due Diligence Period of
Buyer's determination of whether or not the Property is acceptable. Buyer's failure to comply with this notice
requirement will constitute acceptance of the Property in its present "as is” condition. Seller grants to Buyer its
agents, contractors and assigns, the right to enter the Property at any tfime during the Due Diligence Period for the
purpose of conducting Inspections; provided, however, that Buyer, its agents, contractors and assigns enter the
Property and conduct Inspections at their own risk. Buyer will indemnify and hold Seller harmiess from losses,
damages, costs, claims and expenses of any nature, including attorneys' fees at all levels, and from fiability to any
peraon, arising from the conduct of any and all Inspections or any work authorized by Buyer. Buyer will not engage
in any activity that could result in a mechanic's lien being filed against the Property without Seller's prior written
congent. In the evant this transaction ¢oes not close, (1) Buyer will repair all damages to the Property resulting
from the Inspections and return the Property to the condition if was in prior to conduct of the Inspections, and

(2) Buyer will, at Buyer's expense release to Seller all reports and other work generated as a result of the
inspections. Should Buyer deliver timely notice that the Property is not scceptable, Seller agrees that Buyer's
deposit will be immediatsly returned to Buyer and the Contract terminated.

{c) Walk-through Inspection: Buyer may, on the day prior to clasing or any other time mufually agreeable to the

142° Buyer, mnd Seller('r,f )] - )lacknowledge receipt of a copy of this pags, which is Page 3 of 8 Pages.

26AM EDY

CC-4 Rev.12M0 ©2010 Florda Association of REALTORS® ANl Rights Reserved  Licensed to dotlaep, Inc. and



»

dotloop signature varlflcatlan: e v oL st s g S 0 e PR S

dotlaap signatre venficatian: « o+ r2 e e SRS TTATT g R

—-
a

5
B
147
1

-
e

~

parties, conduct a final “walk-through” inspection of the Praperty to determine compliance with this paragraph and
to ensure that all Property is on the premises.

8. CPERATION OF PROPERTY DURING CONTRACT PERIOD: Seller will continue to operate the Property and any
business conducted on the Property in the manner operated prior to Contract and will take no action that would
adversely impact the Property, tenants, lenders or business, if any. Any changes, such as renting vacant space, that
s materially affect the Property or Buyer's intendad use of the Property will be permifted only with Buyes's consent

148+ [[Jwithout Buyer’s consent.

150 9. CLOSING PROCEDURE: Unless otherwise agreed or stated herein, closing procedure shall be in accordance with
151 the norms where the Property is located.
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{a} Possession and Occupancy: Seller will deliver possession and occupancy of the Property to Buyer at
closing. Sefler will provide keys, remote controls, and any security/access codes necessary to operate ail locks,
mailboxes, and security systems.

{b) Costs: Buyer will pay Buyer's attorneys’ fees, taxes and recording feas on nofes, mortgages and financing
staternents and recording fees for the deed. Seiler will pay Seller’s atforneys’ fees, taxes on the dead and
recording fees for documents naeded to cure title defects. If Seller is obligated to discharge any encumbrancs at of
prior to closing and fails to do so, Buyer may use purchase proceeds o satisfy the encumbrances.

{c) Documents: Selfer wilf provide the deed; bill of sale; mechanic’s lien affigavit; originals of those assignable
sarvice and maintenance contracts that will be assumed by Buyer after the Closing Date and letters ta each
service contractor from Seler advising each of them of the sale of the Property and, [f applicable, the transfer of its
contract, and any assignable warranties or guarantees recelved or held by Seller from any manufaciurer,
contractor, subcontractor, or material supplier in connection with the Froperty; current copies of the condeminium
documents, if applicable; assignments of leases, updated rent roll: tenant and lender estoppels letters; tenant
subordination, non-disturbance and attomment agreemants (SNDAs) required by the Buyer or Buyer's lender;
assignments of permits and licenses; corrective instruments; and letters notifying tenants of the change in
ownership/rental agent. If any tenant refuses to execute an estoppels letter, Seller will certify that information
regarding the tenant's lease is correct. If Seller is an entity, Seller will deliver a resofution of its Board of Directors
authorizing the sale and delivery of the deed and certification by the appropriate party certifying the resclution and
setting forth facts showing the conveyance cenforms to the requirements of local law. Seller will transfer security
deposits to Buyer. Buyer will provide the closing statement, mortgages and notes, security agreements, and
financing statements.

{d) Taxes and Prorations: Real estate taxes, personat property taxes on any tangible persenal property, bond
payments assumed by Buyer, interest, rents (based on actual collected rants), assoclation dues, insurance
premiums acceptable to Buyer, and operating expenses will be prorated through the day bafore closing. if the
amount of taxes for the current year cannot be ascertained, rates for the previous year will be used with due
allowance being made for improvements and exemptions. Any tax proration based an an estimate will, at request
of either party, be readjusted upon receipt of current year's tax hill; this pravision will survive closing. ’

(e) Special Assessment Liens: Certified, confirmed, and ratified special assessment liens as of the Closing Date
will be paid by Seller. If a cerfified, confirmed, and ratified spacial assessment is payable in instaliments, Seller will
pay all installments due and payable on or before the Closing Date, with any instalimant for any period extending
beyond the Closing Date prorated, and Buyer will assume all instafiments that become due and payable after the
Closing Date. Buyer will be responsible for all assessments of any kind which become due and owing after Closing
Date, unless an improvement is substantially completed as of Closing Date. If an improvement is substantially
completed as of the Closing Date but has not resulted in a llen bafore closing, Seller wilt pay the amount of the last
estimate of the assessment. This subsection applies to special assessment liens imposed by a public body and
does not apply to condominium association special assessments.

(f) Foreign Investment in Real Property Tax Act (FIRPTA): If Seller Is a “foreign person® as defined by FIRPTA,
Seller and Buyer agree to comply with Section 1445 of the Internal Revenue Code. Sefler and Buyer will
complete, execute, and deliver as directed any instrument, affidavit, or statement reasonahbly necessary to comply
with the FIRPTA reguirements, including delivery of their respective federal taxpayer identification numbers or

192* Buyer@E ) L’“d Seﬂer('l’s ) (TS Yacknowledge recaipt of a copy of this page, which Is Page 4 of 8 Pages.
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193 Social Security Numbers to the closing agent. If Buyer does not pay sufficient cash at closing to meet the
184 withhelding requirement, Seller will deliver to Buyer at clasing the additional cash necessary to satisfy the
195 requirement.

155 10. ESCROW AGENT: Seller and Buyer authorize Escrow Agent or Closing Agent (collectively "Agent”) to

197 receive, deposit, and hold funds and other property in escrow and, subject to collection, disburse them in accordance
198 with the terms of this Contract. The parties agree that Agent will not be liable to any person for misdelivery of

199 escrowed items to Seller or Buyer, unless the misdelivery is due to Agent's willful breach of this Contract or gross

200 negligence. if Agent has doubt as to Agent's dutles or obligations under this Contract, Agent may, at Agent’s aption,
201 (&) hold the escrowed itemns until the parties mutually agree fo its disbursement or until a court of competent

202 jurisdiction or arbitrator determines the rights of the parties or (b) deposit the escrowed items with the clerk of

203 the court having jurisdiction over the matter and file an action in interpleader. Upon nolifying the parties of such actian,
204 Agent will be released from all liability except for the duty to account for items previcusly delivered out of escrow. if
206 Agent Is a licensed real estate broker, Agent will comply with Chapter 475, Florida Statutes. In any suit in which Agent
206 interpleads the escrawed items or is made a party because of acling as Agent hereunder, Agent will recover

207 reasonable attorney’'s fees and costs incurred, with these amounts to be paid from and out of the escrowed items and
208 charged and awarded as court costs in favor of the prevailing party.

208 11. CURE PERIOD: Pricr to any claim for default being made, a party will have an opportunity fo cure any alleged

210 default. If a party fails fo comply with any provision of this Contract, the other party will deliver written notlce to the non-
211-complying party specifying the non-compliance, The non-complying parly will have 14 days (5 days if left blank) after
212 delivery of such notice to cure the non-compliance. Notice and cure shall not apply o failure to close.

213 §2. RETURN OF DEROSIT: Unless otherwise specified in the Contract, in the event any condition of this Contract is
214 not met and Buyer has timely given any required notice regarding the candition having not been met, Buyer's deposit
215 will be returned in accordance with applicable Florida Laws and regulations.

216 13. DEFAULT:

217 (a) In the event the sale is not closed due to any default or failure on the part of Seler other than failure to make
218 the fitle marketable after difigent effort, Buyer may either {1) receive a refund of Buyer's deposit(s) or (2) seek
210 specific performance, If Buyer elects a deposit refund, Selter will he Hable to Broker for the full amount of the
220  brokerage fee.

a22s  (b) In the event the sale is not closed due to any default or fallure on the part of Buyer, Seller may either (1) retain
22 all deposit(s) paid or agreed to be paid by Buyer as agreed upan liguidated damages, consideration for the

225 execution of this Cantract, and in full settfement of any claims, upon which this Contract will terminate or (2) seek
224 specific performance. If Seller retains the deposit, Seller will pay the Brokers named in Paragraph 20 fifty percent
25  of all forfeited deposits retained by Seller (to be split equally among the Brokers) up to the full amaount of the

226 brokerage fee. If Buyer falls to timely place a deposit as required by this Contract, Seller may either (1) terminate
227 the Contract and seek the remedy outlined in this subparagraph or {2) proceed with the Contract without waiving
228  any remedy for Buyer's defauit.

220 14. ATTORNEY'S FEES AND COSTS:In any claim or controversy arising out of or relating to this Contract, the
230 prevalling party, which for purposes of this provision will include Buyer, Saller and Broker, will be awarded reasonable

231 attorneys' fees, costs, and expenses.

232 15. NOTICES: All notices wili be in writing and may be delivered by mail, avernight courier, personal delivery, or
233 electronic means. Parties agree to send all notices to addresses specified on the signature page(s). Any notice,
234 document, or item given by or delivered to an attorney or real estate licensee (including a transaction broker)
235 representing a party will be as effective as if given by or delivered fo that party,

236 16. DISCLOSURES:

27 (a) Commercial Real Estate Bales Commission Lien Act: The Florida Commerciat Real Estate Sales
ns  Commission Lien Act provides that a broker has a lien upon the owner's net proceeds from the sale of cornmercial
28 real estate for any commission earned by the broker under a brokerage agreement. The lien upon the owner’s net

240 Buyernd Seller ( I3y (_‘fS Yacknowledge recelpt of a copy of this page, which Is Page 5 of 8 Pages.
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a1 proceeds is a lien upon personal property which attaches to the owner's net proceeds and does not attach to any
242 interast in real property. This lien right cannot be waived before the commission is earmned.

243 (b) Special Assessment Liens imposed by Public Body: The Property may be subject to unpaid specal
244 assessment llen(s} Imposed by a public body. (A public body includes a Community Development District.) Such
245 liens, if any, shall be paid as set forth in Paragraph 9(e).

28 {¢) Radon Gas: Radon is a naturally occurring radioactive gas that, when it has aceumulated in a buliding in

27 sufficient quantities, may present health risks to persons who are exposed to it over time. Levels of radon that

28 exceed federal and state guidelines have been found in buildings in Florida. Additional information regarding raden
249 and radon testing may be ahtained from your county public health unit.

20 (d) Energy-Efficiency Rating Information: Buyer acknowledges receipt of the information brochure required by
251 Section 553.998, Florida Statutes.

252 17, RISK OF LOSS:

253 {(a) If, after the Effective Dale and before closing, the Property is damaged by fire or other casualty, Seller will bear
25 the risk of loss and Buyer may cancei this Contract without liability and the deposit(s) will be returned to Buyer.
25 Alternatively, Buyer will have the option of purchasing the Property at the agreed upon purchase price and Seller
255 will credit the deductible, if any and transfer to Buyer at closing any insurance proceeds, or Seller's claim to any
267 insurance praceeds payable for the damage. Seiler will cooperate with and assist Buyer in callecting any such

258 proceeds. Seller shall not settle any insurance claim for damage caused by casualty without the consent ofthe

253 Buyer.

260 (b) If, after the Effective Date and before closing, any part of the Property is taken in condemnation or under the
261 Fight of eminent domain, or proceedings for such taking will be pending or threatened, Buyer may cancet this

22 Contract without liability and the deposit(s) will be returned to Buyer. Altermatively, Buyer wili have the option of
263 purchasing what is left of the Property at the agreed upon purchase price and Seller will fransfer to the Buyer at
4 closing the proceeds of any award, or Sellar's claim to any award payable for the taking. Seller will cooperate with
265 and assist Buyer In collecting any such award.

268-18, ASSIGNABILITY; PERSONS BOUND: This Contract may be assigned to a related entity, and otherwise Ois

267 not assignabla 7] is assignable. If this Contract may be assigned, Buyer shall defiver a capy of the assignment

268 agreement fo the Seller at feast 5 days prior to Closing. The terms “Buyer, "Seller” and “Broker” may be singular or
209 plural, This Confract is binding upon Buyer, Seller and their heirs, personal representatives, successors and assigns

270 (if assignment is permitled).

271 19. MISCELLANEOQUS: The terms of this Contract constitute the enfire agreement between Buyer and Seller.

272 Modifications of this Contract will not be binding unless in writing, signed and defivered by the party 1o be bound.

273 Slgnatures, Initials, documents referenced in this Contract, counterparts and written madifications communicated

274 electronically or on paper will be acceptable for ali purposes, including delivery, and will be binding. Handwitten or

275 typewritten terms inserted In or attached to this Contract prevail over preprinted terms. If any provision of this Contract
276 is or becomes invalid or unenforceable, all remaining provisions will continue to be fully effective. This Contract will be
277 construed under Florlda law and will not be recarded in any public records.

o078 20. BROKERS: Neither Seller nor Buyer has used the services of, or for any other reasan owes compensation to,
279 a llcansed reat astate Broker other than:

2800 (a) Seller's Broker: Realty Exchange Patricia Fredricks ,
281 {Company Nama) {Licensee)

282° 800 Belle Terre Pkwy#110 Palm Coast, F1 32164 386.627.4599 patti.frederick@yahoo

283 TRddrass, Telephane, Fex, E-mal)

28 who[[is a single agent [7]is a transaction broker [CJhas no brokerage relationship and who will be compensated
25 byl Seller 7 Buyer [T both parties pursuant to[g a listing agreement [Jother (specify)

286"
287+ Buye m- and Seller(/f' 5$) @ acknowledge receipt of a copy of this page, which is Page 8 of 8 Pages.
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2880 (h) Buyar's Broker: RE/MAX Coast2Coast Maryaun Baetz ,
288 (Comnpany Neme} {Licensee)

290- 93 King St, St Augustine, Fi 32084 904.460.4607 mbaetzrealtor@grnail

291 (Adtress, Telephone, Fax, E-mai)

202 who [Jis a single agent A 1s a transaction broker [~ has no brokerage refationship and who will be compensated
»y  by[ASeler's Broker [ISelier[) Buyer [Jboth parfies pursuant to [A an MLS offer of compensatian [Jother (specify)
294
205 (collectively referred to as “Broker) in connection with any act relating to the Property, including but not imifed fo

296 inguiries, intraductions, consultations, and negotiations resulting In this transaction. Seller and Buyer agree fo

297 indemnify and hold Broker harmiess from and against Iosses, damages, costs and expenses of any kind, including

208 reasonable attorneys' fees at all levels, and from liability to any person, arising from (1) compensation claimed which is
299 inconsistent with tha representation in this Paragraph, (2) enforcement action to coilect a brokerage fee pursuant to

300 Paragraph 10, (3) any duly accepted by Broker at the request of Seller or Buyer, which is beyond the scope of

ao1 services regulated by Chapter 475, Florida Statutes, as amended, or (4} recommendations of or services provided and
a0z expenses incurred by any third party whom Broker refers, recommends, or retains for or on behalf of Seller or Buyer.

ags 21. OPTIONAL CLAUSES: (Check if any of the following clauses are applicable and are attached as an addendum to
a0¢ this Contract):

305° Arbitration CYselier Warranty Existing Mortgage

as-  [[]Section 1031 Exchange Coastal Construction Caontrof Line 7] Buyer's Aftorney Approval
307" Property Inspection and Repair [[JFlood Area Mazard Zone Seller's Atorney Approval
soer  [[7] Seller Representations {7} Sefler Financing [ Other

309 22. ADDITIONAL TERMS:

1. Estate Title of St Augustine will be the escrow and closing agent.
?. Buyer will pay for the title search and title company closing charges for both buyer and seller.

3107
3T
3. Seller will pay the premium for the title insurance policy.

4i Buyer will provide seller with $50,000 donation letter from the 5t. Johns Housing Partnership Inic at
closing.

312

313

314" |5, Escrow deposit will be collected within 48 hours of effective date.

315

6. William Lazar is the signing agent for Community Healthy Homes LLC

¥ 17, Seller agrees to supply the buyer with any documents needed to complete their due diligence.

nr

318*

319

320"

32 THIS IS INTENDED TO BE A LEGALLY BINDING CONTRACT. IF NOT FULLY UNDERSTQOD, SEEK THE

a2 ADVICE OF AN ATTORNEY PRIOR TO SIGNING, BROKER ADVISES BUYER AND SELLER TO VERIFY ALL

33 FACTS AND REPRESENTATIONS THAT ARE IMPORTANT TO THEM AND TO CONSULT AN APPROPRIATE
24 PROFESSIONAL FOR LEGAL ADVICE (FOR EXAMPLE, INTERPRETING CONTRACTS, DETERMINING THE

125 EFFECT OF LAWS ON THE PROPERTY AND TRANSACTION, STATUS OF TITLE, FOREIGN INVESTOR

azs REPORTING REQUIREMENTS, ETC.) AND FOR TAX, PROPERTY GONDITION, ENVIRONMENTAL AND OTHER
327 ADVICE. BUYER ACKNOWLEDGES THAT BROKER DOES NOT OCCUPY THE PROPERTY AND THAT ALL

az8 REPRESENTATIONS (ORAL, WRITTEN OR OTHERWISE) BY BROKER ARE BASED ON SELLER

126 REPRESENTATIONS OR PUBLIC RECORDS UNLESS BROKER INDICATES PERSONAL VERIFICATION OF
330 THE REPRESENTATION. BUYER AGREES TO RELY SOLELY ON SELLER, PROFESSIONAL INSPECTORS

331 AND GOVERNMENTAL AGENCIES FOR VERIFICATION OF THE PROPERTY CONDITION, SQUARE FOOTAGE
332 AND FACTS THAT MATERIALLY AFFECT PROPERTY VALUE.

33y Buyer@@am Seller (ﬁ“ 3@ acknawledge recelpt of a capy of this page, which is Page 7 of 8 Pages.
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as¢ Each person signing this Contract on behalf of a party that is a business entity represents and warrants to the other
ass party that such signatory has full power and autharity to enter into and perform this Contract in accordance with its
ass terms and each person executing this Contract and other documents on behalf of such party has been duly authorized

337 to do so.
sa5-| ooy ettty Hinss L7 Date: S o
339
340 Commumnity Healthy Homes LLC Tax ID No:
341 (1yped or Printed Name of Buyer)
3q2+ Title: Telephone:
343'[7 Date:
344
345 Tax ID No:
348 (Typed or Printed Name of Buyer)
aqr Title: Telephone:
a8 Buyer's Address for purpose of notice:
349 Facsimile: Email:
4 ~ . i -
350 7W M Date: Ay ’20 ,/ \4‘
351 {' e } ]
s Tommyu S mall Tax D Na:_
ass (Typed or Printed Narhe of Seller)
s Titler Telephone:

X J

ﬁwmx ‘\gﬁm)\)\

an7, wﬁf)\@ WA Smﬂ

3s8 (Typed or Printed Name of Selier)

350 Title:

as0* Selter’s Address for purpose of notice: |

Date: 5-?8{27 IL\:’ ]

Tax ID No:

Telephone:

361~ Facsimile:

Email:

‘The Flarida Assodialion of REALTORS® makes ro reptaenla&wu as ln the legal vafidity or adequacy of any proviafon of this form in any specific transaction, This

standandized (orm should nnt be used In ¢

ive ridare or additions. This fom is avaitable for uge hy tha énfire real estaie industry

and s not intended to fdentify the user as a REALTQR‘ REALTOR' is a ragisteed collactiva membership mark which may ba used only by real estate licgensaes who

are members of the NATIONAL ASSOCIATION OF REALTORB® and who subscribe ta Its Code of Ethica,
The copyrght laws of the United States (17 U.S. Cade) forbid the unauthosized ceproduction of this form by any means including facsimie or computerized forms,

362 Buye {mw)( Jand Seller, (TS ) acknowledga recelpt of a copy of this page, which is Page 8 of 8 Pages.
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