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Greg Hooker 
Senior Associate 
Lic. 02004007 

 
December 12, 2022 
 
Bill Dolan 
Sean Williams 
CBRE 
4301 La Jolla Village Dr., Suite 3000 
San Diego, CA 92122 
 
Re: UNSOLICITED OFFER TO PURCHASE 10547 Viper Way, San Diego, California 92121 
 
Gentlemen: 
 
I have been authorized by Sariana, LLC or assignee to submit the following Unsolicited Offer to 
Purchase for the above referenced property based on the outlined Terms and Conditions.  
 
1. Property:  The Property consists of approximately +/- 32,180 rentable square feet of building area on 

a +/- 80,586 square foot lot located at address 10547 Viper Way, San Diego, California 92121.   
 

2. Purchase Price:  The Purchase Price for the Property will be Eleven Million, Two Hundred and 
Sixty-three Thousand dollars, and Zero cents ($11,263,000.00 or $350.00 per square foot.) to be paid 
as follows:  
(a) a refundable deposit equal to One Hundred Thousand Dollars ($100,000) shall be made into 

escrow within three (3) business days following mutual execution of a purchase agreement 
(“Date of Agreement”);  

(b) a second deposit equal to One Hundred Thousand Dollars ($100,000) shall be made into escrow 
within three (3) business days following the waiver or release by Buyer of all of Buyer 
contingencies under the purchase agreement, and both the first and second deposits will become 
non-refundable and released to Seller; and 

(c) the balance of the Purchase Price will be paid in cash on or before close of escrow. 
 

3.  Escrow:  Buyer and Seller shall open escrow at Chicago Title Insurance Company, within three (3) 
days following the Date of Agreement.    
 
4.  Prequalification: Within ten (10) days of the Date of Agreement, Buyer shall obtain and deliver to 
Seller a letter providing proof of funds documenting Buyer possess the cash needed to purchase the 
Property. Please refer to Exhibit A below. 
 
5. PSA:  Upon the later to occur of (i) mutual execution of the purchase and sale agreement that shall be 
completed on a standard AIR CRE form prepared by the Buyer (the “PSA”) and (ii) receipt by Buyer of 
the due diligence material listed below. 
 
6. Due Diligence: Seller shall deliver the following due diligence material: 
 

1. Title report(s), including underlying documents. 
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2. All Environmental reports, studies, and soils reports.  
3. ALTA surveys in Seller’s possession. 
4. Property condition assessments in Seller’s possession.  
5. Copy of all utilities bills for the past 6 months. 
6. Copy of current property tax bills. 
7. Copies of all service, maintenance, and other agreements related to 

the referenced property that cannot be terminated on 30 or fewer 
days’ notice. 

8. All plans, any as-built surveys, specifications, and permits for 
current and future improvements, zoning, including City-approved 
plans.  

9. Certificate of Occupancy for the referenced property.  
10. Certified and current rent roll for the referenced property. 
11. All leases for existing tenants. 
12. Any other items requested by Buyer.  

  
 
7.  Inspection Contingency:  Buyer shall have thirty (30) days from the Date of Agreement to obtain a 
satisfactory appraisal of the Property and to inspect the Property, relevant documents, and the 
governmental and legal restrictions relating to the ownership and use of the Property to determine 
whether the Property is satisfactory to Buyer in Buyer’s sole discretion (the “Inspection Period”).  
 
8. Financing Contingency:  Buyer shall have forty-five (45) days following the Date of Agreement to 
obtain Financing and remove the Finance Contingency.  
 
9. Closing:  The close of escrow shall occur fifteen (15) days following Buyer’s waiver or release of the 
Inspection Contingency. For the purpose of remediation and vacating existing tenant, if mutually agreed 
upon, buyer and seller may have the right to extend the escrow closing date, but to be no further than 
11/1/2023. 
 
10.  Building Condition: Seller shall complete all expected tenant remediation to the building prior to 
the target closing date. Seller at their sole cost and expense shall complete all but not limited to the 
following; 
 

• Restore building back to “turn-key” condition 
• Cap and seal any existing roof penetrations made by tenant 
• Remove existing Tenant infrastructure, mechanical, electrical  

 
11.  Title Policy:  Buyer shall be provided a CLTA Title Insurance policy (with survey) from the title 
company incurring fee title in the Property subject to exceptions approved by Buyer.  Seller shall pay 
the cost of the title insurance policy and for any real estate transfer fees.  Any additional endorsements 
or additional title insurance coverage requested by Buyer shall be at Buyer’s expense.  Buyer and Seller 
shall each pay one-half of any escrow fees.  
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12.  Credits and Proration of Closing:  Real property taxes, assessments not delinquent, and all 
operating expenses of the Property, shall be prorated between Buyer and Seller as of the closing date.  
All property taxes and assessments shall be current as of closing.  
 
13.  1031 Exchange: Buyer and Seller agree to cooperate with exchanges allowed or provided by 
Internal Revenue Code Section 1031 (as amended), provided that the non-exchanging party incurs 
no liability and incurs no additional costs through such cooperation.  
 
14. Assignment by Buyer: Buyer shall have the right to assign Buyer’s rights and responsibilities of the 
Purchase and Sale agreement, but any such assignment shall not relieve Buyer of Buyer’s obligations 
therein unless Seller expressly releases Buyer.  
 
15. Brokers:  CBRE, Inc. represents the Buyer and Seller in this transaction.  At close of escrow, 
Seller will pay a commission to said brokers in an amount equal to four percent (4%) of the Purchase 
Price to be split evenly.  
 
The purpose of this letter is to set forth the general terms and conditions upon which the Buyer is 
interested in purchasing the Property.  The terms set forth herein are not all of the material terms 
that need to be agreed to by the parties.  There are additional material terms that the parties will 
negotiate, and, if agreement is reached, the material terms will be set forth in a written purchase 
and sale agreement.  This letter is neither an offer nor a contract, and no party shall have any 
legal rights or obligations to any other party until a definitive written purchase and sale 
agreement is prepared, signed by all parties involved, and delivered to each principal.   
 
If the foregoing general terms are acceptable, please sign and return a copy of this letter by 5:00 PM, 
December 22, 2022, and Seller will provide a purchase and sale agreement that incorporates the 
principal terms. 
 
Sincerely, 
CBRE, Inc. 
 
 
  
By:     Greg Hooker 
 Senior Associate 
 
                  
Buyer:  ______________________________         Seller:  _____________________________ 
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EXHIBIT A 

 

Sariana Ex. 2009
Ugreen v. Sariana, PGR2026-00062

Page 4 of 8



Bill Dolan 
December 12, 2022 
Page 5 
 

 
© 2019 CBRE, Inc. The information contained in this document has been obtained from sources believed reliable. While CBRE, Inc. does not doubt its accuracy, CBRE, Inc. has 
not verified it and makes no guarantee, warranty or representation about it. It is your responsibility to independently confirm its accuracy and completeness. Any projections, 
opinions, assumptions or estimates used are for example only and do not represent the current or future performance of the property. The value of this transaction to you depends 
on tax and other factors which should be evaluated by your tax, financial and legal advisors. You and your advisors should conduct a careful, independent investigation of the 
property to determine to your satisfaction the suitability of the property for your needs.    

 

 

 

Sariana Ex. 2009
Ugreen v. Sariana, PGR2026-00062

Page 5 of 8



Bill Dolan 
December 12, 2022 
Page 6 
 

 
© 2019 CBRE, Inc. The information contained in this document has been obtained from sources believed reliable. While CBRE, Inc. does not doubt its accuracy, CBRE, Inc. has 
not verified it and makes no guarantee, warranty or representation about it. It is your responsibility to independently confirm its accuracy and completeness. Any projections, 
opinions, assumptions or estimates used are for example only and do not represent the current or future performance of the property. The value of this transaction to you depends 
on tax and other factors which should be evaluated by your tax, financial and legal advisors. You and your advisors should conduct a careful, independent investigation of the 
property to determine to your satisfaction the suitability of the property for your needs.    

 

Sariana Ex. 2009
Ugreen v. Sariana, PGR2026-00062

Page 6 of 8



Bill Dolan 
December 12, 2022 
Page 7 
 

 
© 2019 CBRE, Inc. The information contained in this document has been obtained from sources believed reliable. While CBRE, Inc. does not doubt its accuracy, CBRE, Inc. has 
not verified it and makes no guarantee, warranty or representation about it. It is your responsibility to independently confirm its accuracy and completeness. Any projections, 
opinions, assumptions or estimates used are for example only and do not represent the current or future performance of the property. The value of this transaction to you depends 
on tax and other factors which should be evaluated by your tax, financial and legal advisors. You and your advisors should conduct a careful, independent investigation of the 
property to determine to your satisfaction the suitability of the property for your needs.    

 

 

Sariana Ex. 2009
Ugreen v. Sariana, PGR2026-00062

Page 7 of 8



Bill Dolan 
December 12, 2022 
Page 8 
 

 
© 2019 CBRE, Inc. The information contained in this document has been obtained from sources believed reliable. While CBRE, Inc. does not doubt its accuracy, CBRE, Inc. has 
not verified it and makes no guarantee, warranty or representation about it. It is your responsibility to independently confirm its accuracy and completeness. Any projections, 
opinions, assumptions or estimates used are for example only and do not represent the current or future performance of the property. The value of this transaction to you depends 
on tax and other factors which should be evaluated by your tax, financial and legal advisors. You and your advisors should conduct a careful, independent investigation of the 
property to determine to your satisfaction the suitability of the property for your needs.    

 

 

Sariana Ex. 2009
Ugreen v. Sariana, PGR2026-00062

Page 8 of 8


