COMMERCIAL REAL ESTATE SERVICES

CBRE

Greg Hooker 4301 La Jolla Village Drive
Senior Associate Suite 3000
Lic. 02004007 San Diego, CA 92122
December 12, 2022 858 646 4775 Tel
. Greg.Hooker@cbre.com
Bill Dolan www.cbre.com
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) arefundable 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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All Environmental reports, studies, and soils reports.

ALTA surveys in Seller’s possession.

Property condition assessments in Seller’s possession.

Copy of all utilities bills for the past 6 months.

Copy of current property tax bills.

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.

Nk oD

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;

e Restore building back to “turn-key” condition
e Cap and seal any existing roof penetrations made by tenant
e 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

BANK OF AMERICA %7

December 9, 2022

Sariana, LLC

Attn: Alan Turksu and Mustafa B Guclu
7365 Mission Gorge Rd, Ste G

San Diego, CA 92120

Subject: SBA 504 Commercial Real Estate Loan

Dear Mr. Turksu and Mr. Guclu,

Bank of America, N.A. is pleased to provide this loan proposal for discussion purposes, otherwise
known as Letter of Interest. The information contained herein does not represent a

commitment to lend by Bank of America or any of its affiliates and is presented for discussion
purposes only. Bank of America may withdraw or amend this information at any time at its sole

discretion.
Purpose: Purchase Commercial Real Estate Property located on 10547 Viper Way, San
Diego, CA 92121
Borrower: EPCTBD, LLC
Guarantors: Sariana, LLC, Alan Turksu and Mustafa B Guclu
Project Cost: $11,263,000
Down Payment: $1,126,300 (10%)
Term 2: (Fixed) 1* BofA Loan Interim Loan 2" CDC Debenture
Amount: $5,631,500 $4,505,200 $4,602,062
Term/Amort.: 25/25 6 mos. 25/25
Current Rate: 4.67% Prime + 1.00% 6.11%*
Mo. Pmt.: $31,848 Interest Only $29,961
SBA Fee: $28,158 None 596,862
Prepay Penalty: TBD None 10yr Declining
Collateral: 1% Lien 2" Lien 2" Lien
Other Conditions: All Closing Costs and Due Diligence costs, i.e. Appraisal, Environmental,
etc. will be the responsibility of the Borrower; Financial and Reporting
Covenants TBD.
*4.67% Indicative Rate of COF + 1.56%
*27 CDC Debenture rate as of December 2022 funding 300 months amortizing/300 month term.
Deposit: $3,500 will be collected as a good faith deposit. It can be applied

towards Due Diligence costs. If the loan request in not Approved, the
deposit will be refunded, less any costs incurred by the bank.
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BANK OF AMERICA %7
This letter and the terms and conditions discussed herein are for discussion purposes only and
do not constitute a commitment on the part of Bank of America, any Participating Lender, or the
SBA to make a loan, and are intended as an outline only. Stated interest rate(s) are based on
indicative rates as of date of this letter and are subject to market changes. Further, this letter
does not purport to summarize all of the terms, conditions, covenants, representations,
warranties and other provisions which would be contained in definitive legal documents for an
approved loan transaction.
If you have any questions or comments, please do not hesitate to call me at (949) 562-6115.
Sincerely,
James Liau

Senior Vice President

Business Banking

Bank of America Merrill Lynch | Bank of America N.A.
520 Newport Center Drive | 10% floor

Newport Beach, CA 92660

Cell: (949) 562-6115

james.liau@bofa.com

BANK OF AMERICA %7
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Flease mote that the terme “Seller™ and “Buyer” are defimed by the CA Civil Code fo include a lessor and lesses, respectively.
Ifyou are the Seller s Agens - vou muost deliver the form to the sellerlesser before entering mto the Hsting agreement.

o arethe Buyer s Agen - you must deliver the form to the huyerlessee as soon a3 the bayer lesses sesks your services, bt m amy event before the uyer lesses
sizms an offer.

DISCLOSURE REGARDING REAL ESTATE AGENCY RELATIONSHIF
{As mquired by the Civil Coda)

Whom vou amher e & discnuion with 3 real erite st reerdivg 2 mal ertis tansaction, o whomld from the oset undarsherd whon typs of apency miaticzabp or mpresarEtion yom.
with to benw with the xgent in the transaction.

SELLFE'S AGENT
A Sellar's xgant woder & Huting agresment with the Sellar acts as the agent fior the Sellar oohy. A Sallar’s agent or 2 subagent of ot xgens bos the Sollowring, affrmethve chligtons.:

Ta the Seller: A Sdncisry dory of emeet cam, Stegrity, benssty, and loyadty in Salings with the Salkr.
To the Barver and the Seller:
(@) Ddlipent mmmises of mesombls @oll and car in parfrremcs of the agend’s dities.
(&) A dutyof bonest and fir dealing and pood fith
() A duty o discloss all facts knoam to the agent matrialby affoctizg the walng or desimbiliny of the property that are not known to. or within the dilipent atention and obsarvation
of, the partie.

An agent i not ohligated 1o mawal to eithar party amy confidentinl infrrreation obined fom the other party that does not Irvolve the affmestive doties wet forth shove,

BUYER'S AGENT

A Buyer's agent can, with 2 Beyer's consent, azme to act 2z agent for the: Buyer onby. In thoss sitmtions, the apent is not te Saller’s agent, evun if by apeament the agent ey recsim
compamnsation for services redered, sither in fill or in part from $e Sellir. An agene acting onky for a Bayer hes e following affrmarne oblizations:

To the Buver: A fidnoiary doty of wtmost s, issgrty, homssty, and Joyalty in dealings with the Bmer.

To the Barver and the Seller:

(@) Ddlipent ewercise of msonshls @6l and e o performemes of the aments dutiss.

(&) A dutyof bonest and fir dealing and good Sith

() Aduy o discloss all o knoam to the agen mamrialty afectizg the valne or desimbiliny of the propesty that am not kxown to, or within the diligent ateotion and observation
of, the parties. Az agent is not obligted to revsal to eddher pecty amy coxfidental information chtzined fom the other party that dees ot ixvolve the aFrmathe dusies set farth
¥ooE

AGENT REFRESENTLNG BOTH SELLER AND ETYER

Amal et agent, sithar acting dinsctly o Srough coe or more szkspervozs and broker associates, can iy be the agent of both the Sellar and the Buyer in 2 tamsaction, bt caly
with the knowiedzs and conssat of both de Seller and the Broyer. na Gl ageacy maticn, the agen: kns the fllowing afimuatve chigtions to both the Seller and the Bays:

(a) A Sducory duty of ubmost cam, inkgrity, bozosty, and loyalty o the dealings with aither the Sellar or the Buoyer.

&)  Crhar duties to the Sallar axd the Beayer 20 sated above n thelr mespecthe wections.
Inrepresenting both Sellar and Baryer, 2 dual ageat zery not, withow & express pacssion of the mepective paty, discloss o the ofar pasty confidential information, inclading, e not
Exgted to, facts melating to adthar the Beyer’s or Sellar’s Snamcial position, motivations, bargaining position or other parscmal indoreation that sy impact prics, nckading S Salle's
willingness to accept 2 price less tham the Hsting peice or the Buryer's willngnees to pany a prics greator tham the prics cfamed

SELLFE AND EUYER RESFONSIBILITIES

Either the peschase xpmamant or 2 separats doamest will confain a confrmation of which agest s reprusenting you and whether that agent &5 mpressating you exchisively m the
fransaction o actizg 25 a deal ageet Ploas pay ationtion o that confirmaition to peke sime #acamtely milects yorr undemstanding of your agent™s mola.

The shove detics of the agunt = » real artts tamaaction do mot reliove a Sullar or Bayer fom e rusponsthiliny to protoct bis or hor onm imerssts. You sheeld camfalhy ead all apmangars
to e that thay adoqgaricly wpess your mdersading of the tansaction. A mal ssits agent is 2 person qualified to advise abost mal et legal or tax adhics is desired, consult a
Iyoea amo 2 Brnyor, yom ks the: diey to eomrrise masozaible camo to protect youmsalf, incladine as to thess Siot bt tha propartywhich 2re knoam to you or within your diligent atrsion
and obwsnation. Both Sellers and Bayers should stongly consider chtaining tax advics from a compeiunt professioml becauss the Sdaral and siate tax consequences of 2 fesacton can.
be complax and smbject to changs.

Threugheest your real proparty transaction you many meaive pxons than one disclosrs oo, dopendieg wpom the mensher of agant: auxisting in the: transaction. The by requines sach agoet
with whars you have more than & camal mistiombip to present yom with this disclsmm form. Yoo shemld mod i coments ech fime i is prosemed to yon, considaring the relationship
beraan yorn amd tho mal svim agent in yorr specific mansaction

This disclosims forme inchades the provisions of Sectioms 207913 to 2078 24, mchishe, of the Civil Code set firth on the mvane bereof. Read it casedflly.

CBEE, INC.

Agent Burer Seller

Greg Hooker o7l oo sen  *o=

Sale=person or Broker Aeciate,  auy (Siguarure) (Dase) Burer Sellr (Siguatare) (D)
Greg Hooker

Salesperson or Broker Avodate, if ay (Frinced Name) Buyer Seller (Prined Name)
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Bill Dolan
December 12, 2022
Page 8

CBRE

Please note that the terms “Seller” and “Buyer” are defined by the CA Civil Code to include a lessor
and lessee, respectively.

This form must be delivered before or concurrently with the signing of the purchase and sale contract (or
lease). In lieu of this form. such confirmation may also be set forth in the purchase and sale contract (or
lease).

REPRESENTATION CONFIRMATION

Date: 12122022
Seller/Lessor:

Buyer/Lessee:
Property Name: 10547 Viper Way
Street Address, City, State:
Further described as:

SELLER’S AGENT

CBRE (Seller’s brokerage firm and license number) is the broker of (check one):
the seller.
both the buyer and seller (dual agent).

Bill Dolan (individual agent and license number) is (check one):
|i|the Seller’s Agent (salesperson or broker associate).
Dboth the Buyer’s and Seller’s Agent (dual agent).

BUYER’S AGENT

CBRE (Buyer’s brokerage firm and license number) is the broker of (check one):
he buyer.
both the buyer and seller (dual agent).

Greg Hooker (individual agent and license number) is (check one):

the Buyer’s Agent (salesperson or broker associate).
oth the Buyer’s and Seller’s Agent (dual agent).

CBRE, INC.

Agent Buyer/Seller

Greg Hooker Dot 2022 012 102216 950

Salesperson or Broker Associate, if any (Signature) (Date) Buyer/Seller (Signature) (Date)
Salesperson or Broker Associate, if any (Printed Name) Buyer/Seller (Printed Name)

© 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 transaciiong ﬁ e%? 2009
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 invi s%gaaor?cgf "
property to determine to your satisfaction the suitability of the property for your needs. Ugreen V. Sariana, PGR2026-00062
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