














The aerial photographs did not disclose any unusual environmental concern at the property.

Aerial photographs are very small scale and only provide a general idea of the activity in the
area. They are also limited because they are instantaneous records that do not necessarily reflect
the condition of the property immediately before or after the photographs were taken.

4.3 Sanborn Fire Insurance Maps
Sanborn Fire Insurance Maps were reviewed for the subject property. Copies of the maps are
included in the Appendix of this report.

4.4 City Directories
City directories were reviewed for the subject property. Copies of the directories are included in
the Appendix of this report.

5.0 Property Inspection

5.1 General Site Conditions

The site is located at 801 Broad Ripple Avenue in Indianapolis, Indiana. The site consists of an
approximately 0.2:: acre parcel of land currently occupied by a two-story brick building. The
site map is provided in Appendix A. Photographic documentation is contained in Appendix B.

5.2 Topography and Drainage Patterns

The site is relatively flat. Surface drainage appears to be directed to inlets in the adjacent streets.
According to the U.S. Geological Survey topographic map (Indianapolis West, Indiana
Quadrangle map) the property has an elevation of approximately 720 feet above mean sea level.

5.3 Vegetation
At the time of the site visit, the site was covered by the building.

5.4 Building Description and Construction

At the time of the site visit, an approximately 10,600 square foot two-story brick building was
located on the site. The building was divided into a retail area on the ground floor, and office
space on the second floor. The building area had carpet and tile flooring, plaster walls and
ceilings, and suspended ceilings. Ground floor tenants are Slinky, Teeki Hut, Muse-X, United
Alterations, Medusa, and Gyro Joint. Second floor tenants are The White House Group, Psychic
Readings, and vacant office space.

5.5 Heating, Ventilating, and Air Conditioning
At the time of the site visit, heating and air conditioning units were located on the site.

5.6 Manufacturing Processes
At the time of the site visit, no visual signs of past or present manufacturing were observed on
the site.
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5.7 Chemical Use and Storage
At the time of the site visit, no chemicals were observed on the site.

5.8 Public Utilities
At the time of the site inspection, city utilities were available to the site.

5.9 Potential Sources of Polychlorinated Biphenyls (PCBs)

In the past, PCBs were often used as thermal insulating additives in such products as transformer
oils, hydraulic oils, cutting oils, cooling oils, etc. No transformers were observed on or adjacent
to the project site.

5.10 Water Wells
At the time of the site visit, no water wells were observed on the site.

5.11 Oil and Gas Wells
At the time of the site visit, no oil or gas wells were observed on the site.

5.12 Underground Storage Tanks (USTs)
At the time of the site visit, no visual evidence of USTs, such as fill ports or vent pipes, were

observed on the site. However, improvements at the site may obscure any visual evidence of a
UST.

5.13 Aboveground Storage Tanks (ASTs)
At the time of the site visit, no ASTs were observed on the site.

5.14 Waste Disposal Systems
At the time of the site visit, no evidence of improper waste disposal was observed on the site.

5.15 Other Areas of Concern
At the time of the site visit, no other areas of potential environmental concern such as pits,
lagoons, areas of landfilling, etc. were noted at the site.

5.16 Adjoining Properties

Indy CD and Vinyl, Lids, Land Sharks, Mine Shaft, and Average Joe’s are located to the north of
the site, across Broad Ripple Avenue. Old Pro’s Table is located to the east, across an unnamed
alley. Salon 6 and the Alley Cat are located to the south of the site, across an unnamed alley.
Broad Ripple Tavern is located to the west of the site, across Carrollton Avenue.

5.17 Groundwater

Although a groundwater study was beyond the scope of this report, sometimes it is possible to
infer or make an educated observation regarding possible groundwater flow direction. This can
be based on the topography of the land features, and the flow direction of the surrounding
streams. For this project, it is assumed that the groundwater flows in a west-northwesterly
direction based on the topography.
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6.0 Records Review

This section includes information provided by the United States Environmental Protection
Agency (USEPA), the Indiana Department of Environmental Management (IDEM) and other
state and local regulatory agencies. These records are reviewed to identify recognized
envirommental conditions on the site and at surrounding locations, which may impact the site.
Environmental Data Resources, Inc. (EDR) compiled a portion of the information included in
this section. All records were reviewed on July 21, 2005. The EDR Government Records
Search, including environmental site maps, is included in Appendix C.

6.1 National Priorities List (NPL)
The NPL is a subset of CERCLIS and identifies over 1,200 sites for priority cleanup under the
Superfund Program.

There are no reported NPL sites within one mile of the site.

6.2 Proposed National Priorities List Sites (Proposed NPL)
There are no reported Proposed NPL sites within one mile of the site.

6.3 Comprehensive Environmental Response, Compensation, and Liability

Information System (CERCLIS)
CERCLIS contains data on potentially hazardous waste sites that have been reported to the
USEPA by states, municipalities, private companies and private persons, pursuant to section 103
of the Comprehensive Environmental Response, Compensation, and Liability Act (CERCLA).
CERCLIS contains sites which are either proposed to or on the National Priorities List (NPL)
and sites which are in the screening and assessment phase for possible inclusion on the NPL.

There are no reported CERCLIS sites within one-half mile of the site.

6.4 Comprehensive Environmental Response, Compensation, and Liability

Information System-No Further Remedial Action Planned (CERC-NFRAP)
CERCLIS sites designated “No Further Remedial Action Planned” (NFRAP) have been removed
from CERCLIS. NFRAP sites may be sites where, following an initial investigation, no
contamination was found, contamination was removed quickly without the need for the site to be
placed on the NPL, or the contamination was not serious enough to require Federal Superfund
action or NPL consideration.

There are no reported CERC-NFRAP sites within one-quarter mile of the site.

6.5 Resource Conservation and Recovery Information System-Corrective Action
Sites (CORRACTS)

CORRACTS identifies hazardous waste handlers with RCRA corrective action activity.

There are no reported CORRACTS sites within one mile of the site.
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6.6 Resource Conservation and Recovery Information System (RCRIS-TSD)
RCRIS includes selective information on sites that generate, transport, store, treat and/or dispose
of hazardous waste as defined by the Resource Conservation and Recovery Act.

There are no reported RCRIS-TSD sites within one-half mile of the site.

6.7 Resource Conservation and Recovery Information System Large Quantity
Generator (RCRIS L.Q.G.)
There are no reported RCRIS L.Q.G. sites within one-quarter mile of the site.

6.8 Resource Conservation and Recovery Information System Small Quantity
Generator (RCRIS S.Q.G.)
There are eight RCRIS S.Q.G. sites within one-quarter mile of the site.

Facility/ Address Location Status
Passwater’s Auto Specialists <1/8 mi. E No violations found
829 Broad Ripple Avenue
CVS 6569 <1/8 mi. W No violations found
6290 N College Avenue
Village Pantry 606 <1/8 mi. WNW No violations found
6302 N College Avenue
Shell Service Station 137300 <1/8 mi. NW No violations found
6349 N College Avenue
Finished Look Cleaners 1/8-1/4 mi. E No violations found
1065 Broad Ripple Avenue
Green Clean Dry Cleaners Inc 1/8-1/4 mi. NNW No violations found
6380 N College Avenue
Absolute Perfection Inc 1/8-1/4 mi. E No violations found
1036 Broad Ripple Avenue
Speedway 6096 1/8-1/4 mi. NNW No violations found
6419 N College Avenue

These sites appear to have a low potential to adversely affect the project site as small quantity
generators.

6.9 Emergency Response Notification System (ERNS)
ERNS is a national database, which contains information on specific notification of releases of
oil and hazardous substances into the environment.

The site is not a reported ERNS site.
6.10 Superfund Consent Decrees (CONSENT)
Major legal settlements that establish responsibility and standards for cleanup at NPL Superfund

sites.

There are no reported CONSENT sites within one mile of the site.
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6.11 Records Of Decision (ROD)
ROD documents mandate a permanent remedy at an NPL Superfund site containing technical
and health information to aid in the cleanup.

There are no reported ROD sites within one mile of the site.

6.12 National Priority List Deletions (Delisted NPL)

The National Oil and Hazardous Substances Pollution Contingency Plan (NCP) establish the
criteria that the EPA uses to delete sites from the NPL. In accordance with 40 CFR 300.425. (e),
sites may be deleted from the NPL where no further response is appropriate.

There are no reported Delisted NPL sites within one mile of the site.

6.13 Facility Index System/Facility Identification Initiative Program Summary

Report (FINDS)
FINDS contains both facility information and “pointers” to other sources that contain more
detail.

The site is not a reported FINDS facility.

6.14 Hazardous Materials Information Reporting System (HMIRS)
HMIRS contains hazardous material spill incidents reported to DOT.

The site is not a reported HMIRS site.

6.15 Material Licensing Tracking System (MLTS)

MLTS is maintained by the Nuclear Regulatory Commission and contains a list of approximately
8,100 sites that possess or use radioactive materials and which are subject to NRC licensing
requirements.

The site is not a reported MLTS site.

6.16 Mines Master Index File (MINES)
There are no reported MINES sites within one-quarter mile of the site.

6.17 Federal Superfund Liens (NPL Liens)

Under the authority granted the USEPA by the Comprehensive Environmental Response,
Compensation and Liability Act of 1980, the USEPA has the authority to file liens against real
property in order to recover remedial action expenditures or when the property owner receives
notification of potential liability.

The site is not a reported NPL Liens site.
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6.18 PCB Activity Database System (PADS)
PADS identifies generators, transporters, commercial storers and/or brokers and disposers of
PCBs who are required to notify the EPA of such activities.

The site is not a reported PADS site.

6.19 Department of Defense Sites (DOD)
This data set consists of federally owned or administered lands, administered by the Department

of Defense, that have an area equal to or greater than 640 acres of the United States, Puerto Rico,
and the U.S. Virgin Islands.

There are no reported DOD sites within one mile of the site.

6.20 US Brownfields

Included in the listing are brownfields properties addresses by Cooperative Agreement
Recipients and brownfields properties addressed by Targeted Brownfields Assessments.
Targeted Brownfields Assessments, EPA’s Targeted Brownfields Assessments (TBA) program,
is designed to help states, tribes, and municipalities, especially those without EPA Brownfields
Assessment Demonstration Pilots, minimize the uncertainties of contamination often associated
with brownfields. Under the TBA program, EPA provides funding and/or technical assistance
for environmental assessments at brownfields sites throughout the country. Targeted
Brownfields Assessments supplement and work with other efforts under EPA’s Brownfields
Initiative to promote cleanup and redevelopment of brownfields. Cooperative Agreement
Recipients-States, political subdivisions, territories, and Indian tribes become BCRLF
cooperative agreement recipients when they enter into BCRLF cooperative agreements with the
U.S. EPA. EPA selects BCRLF cooperative agreement recipients based on a proposal and
application process. BCRLF cooperative agreement recipients must use EPA funds provided
through BCRLF cooperative agreement for specified brownfields related cleanup activities.

There are no reported US Brownfields sites within one-half mile of the site.

6.21 Formerly Used Defense Sites (FUDS)
Properties where the US Army Corps of Engineers is actively working or will take necessary
cleanup actions.

There are no reported FUDS sites within one mile of the site.

6.22 Indian Reservations

This map layer portrays Indian administered lands of the United States that have any area equal
to or greater than 640 acres.

There are no reported Indian Reservation sites within one mile of the site.

6.23 RCRA Administrative Action Tracking System (RAATS)
RAATS contains records based on enforcement actions issued under RCRA pertaining to major
violators and includes administrative and civil actions brought by the EPA. For administration
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actions after September 30, 1995, data entry in the RAATS database was discontinued. EPA will
retain a copy of the database for historical records.

The site is not a reported RAATS site.

6.24 Toxic Chemical Release Inventory System (TRIS)
TRIS identifies facilities which release toxic chemicals to the air, water, and land in reportable
quantities under SARA Title III Section 313.

The site is not a reported TRIS site.

6.25 Toxic Substances Control Act (TSCA)

TSCA identifies manufacturers and importers of chemical substances included on the TSCA
Chemical Substance Inventory list. It includes data on the production volume of these
substances by plant site.

The site is not a reported TSCA site.

6.26 Section 7 Tracking Systems (SSTS)

Section 7 of the Federal Insecticide, Fungicide and Rodenticide Act, as amended (92 Stat. 829)
requires all registered pesticide producing establishments to submit a report to the Environmental
Protection Agency by March 1% each year. Each establishment must report the types and
amounts of pesticides, active ingredients and devices being produced, and those having been
produced and sold or distributed in the past year.

The site is not a reported SSTS site.

6.27 Federal Insecticide, Fungicide, and Rodenticide Act/Toxic Substances Control

Act (FTTS)
FTTS tracks administrative cases and pesticide enforcement actions and compliance activities
related to FIFRA, TSCA and EPCRA.

The site is not a reported FTTS site.

6.28 State Hazardous Waste Sites (SHWS)

State hazardous waste site records are the state’s equivalent to CERCLIS. These sites may or
may not already be listed on the federal CERCLIS list. Priority sites planned for cleanup using
state funds are identified along with sites where potentially responsible parties will pay for
cleanup.

There are no reported SHWS sites located within one mile of the site.
6.29 Solid Waste Facilities/Landfill Sites (SWEF/LF)

SWE/LF type records typically contain an inventory of solid waste disposal facilities or landfills
in a particular state. Depending on the state, these may be active or inactive facilities or open
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dumps that failed to meet RCRA Subtitle D Section 4004 criteria for solid waste landfills of
disposal sites.

There are no reported SWF/LF sites within one-half mile of the site.
6.30 Leaking Underground Storage Tanks (LUSTSs)
The IDEM, Leaking Underground Storage Tank Branch maintains files for all reported LUSTs

and tank removals in the State of Indiana.

There are seven reported LUST sites within one-half mile of the site.

Facility/ Address Location Priority Status Affected Area
Broad Ripple Marathon <1/8 mi. W Medium NFA Soil
6280 N College Avenue Groundwater

Marsh Village Pantry 606 <1/8 mi. WNW Medium NFA Soil
6302 N College Avenue Groundwater
Shell Dealer Indianapolis <1/8 mi. NW Low Discontinued Soil
6349 N College Avenue
USA Muftler Shop 1/8-1/4 mi. Medium NFA Soil
6404 N College Avenue NNW Groundwater
Speedway #6096 1/8-1/4 mi. Medium MNA Soil
6419 N College Avenue NNW Groundwater
Schulte & Mahem 1/4-1/2 mi. Medium Active Soil
711 E 65" Street NNW Groundwater
Lindner Dairy Center #44 1/8-1/4 mi. E Low Active Soil
1055 Broad Ripple Avenue

These sites appear to have a low potential to adversely affect the project site due to the status of
some of the sites, the affected area, and the anticipated groundwater flow to the west-northwest

at the project site.

6.31 Underground Storage Tanks (USTs)
The IDEM Underground Storage Tank Branch maintains files for all registered USTs in Indiana.

There are eleven registered UST sites reported within one-quarter mile of the site.

Facility/ Address Location Status
Rental Property <1/8 mi. NNE Not reported
825 E Westfield Blvd
Broad Ripple Marathon <1/8 mi. W 7 tanks temp or perm out of service
6280 N College Avenue 1 tank currently in use
Marsh Village Pantry 606 <1/8 mi. WNW 4 tanks perm out of service
6302 N College Avenue
Foodcor Realty Inc <1/8 mi. E 4 tanks perm out of service
927 Broad Ripple Avenue
Foodcor Realty Inc <1/8 mi. E Not reported
927 Broad Ripple Avenue
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(cont)

Facility/ Address Location Status
Shell Dealer Indianapolis <1/8 mi. NW 1 tank perm out of service
6349 N College Avenue 3 tanks currently in use
Tiffany Photography Studio 1/8-1/4 mi. ENE 1 tank perm out of service
1015 E Westfield Blvd
Roses & Lollipops 1/8-1/4 mi. E Not reported
945 Broad Ripple Avenue
USA Muffler 1/8-1/4 mi. NNW Not reported
6404 N College Avenue
USA Muffler 1/8-1/4 mi. NNW 4 tanks perm out of service
6404 N College Avenue
Speedway #6096 1/8-1/4 mi. NNW 5 tanks perm out of service
6419 N College Avenue 3 tanks currently in use

These sites appear to have a low potential to adversely affect the project site due to the status of
some of the sites and the anticipated groundwater flow to the west-northwest at the project site.

6.32 Voluntary Remediation Program Site List (VCP)
A current list of Voluntary Remediation Program sites that are no longer confidential.

There is one reported VCP site within one-half mile of the site.

Facility/ Address Location Status
Deering Cleaners 1/8-1/4 mi. NNW Cert of completion
6380 N College Avenue 2/24/2005

This site appears to have a low potential to adversely affect the project site due to the anticipated
groundwater flow to the west-northwest at the project site.

6.33 Reported Spills

The IDEM maintains records of all reported spills of chemicals, petroleum, or otherwise noxious
substances in Indiana.

There are no reported spills on the site.

6.34 Registered Bulk Fertilizer and Pesticide Storage Facilities (BULK)
A listing of registered dry or liquid bulk fertilizer and pesticide storage facilities.

The site is not a reported BULK site.

6.35 Former Manufactured Gas Sites (Coal Gas)
There are no reported Coal Gas sites within one mile of the site.
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6.36 Brownfields Site List (Brownfields)

A brownfield site is an industrial or commercial property that is abandoned, inactive, or
underutilized, on which expansion or redevelopment is complicated due to the actual or
perceived environmental contamination.

There are no reported Brownfield sites within one-half mile of the site.

6.37 Sites With Restrictions (AUL)
A listing of Comfort/Site Status Letter sites that have been issued with Institutional Controls.

There are no reported AUL sites within one-half mile of the site.

6.38 Soils and Geology

According to the Soil Survey of Marion County, Indiana, the site is underlain by Urban land-
Genesee complex (map symbol: Ug) soils. Urban land is so altered and obscured by public
works and structures that identification of the soils is not feasible. A copy of the soil survey map
is included in Appendix A.

6.39 Wetlands
A copy of the National Wetlands Inventory map for the subject site has been included in
Appendix A. No wetlands are located on the site.

6.40 Flood
A copy of the Flood Insurance rate map has been included in Appendix A. The site is listed as
Zone “AE”.

7.0 Conclusions

This section of the report is provided to summarize the findings and assist the client with any
environmental concerns that are discovered during the historical research, facility inspection, and
records review. Based on the facility inspection, historical review and regulatory agency records
review, the following items are noted:

1. The proposed project consists of an approximately 0.2+ acre parcel of land currently
occupied by a two-story brick building.

2. Seven LUST sites, and one VCP site are located within one-half mile of the project
site, and eleven UST sites and eight RCRIS S.Q.G. sites are located within one-
quarter mile of the project site. Due to the anticipated groundwater flow to the west-
northwest at the project site and the status of some of the sites, these sites appear to
have a low potential to adversely affect the project site.
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8.0 Recommendations

BLS recommends that no further environmental investigation be conducted for this site at this
time. This recommendation is based on the low potential for the identified sites to adversely
affect the project site due to the status of some of the sites and the anticipated groundwater flow
to the west-northwest at the project site.

9.0 Limitations

In preparing this report, BLS has applied generally acceptable professional practices and
standards and has exercised its professional judgment, skills and care, in a manner consistent
with that of other professionals performing similar work under similar conditions. The site
conditions and the scope of our engagement necessarily govern all information, conclusions and
recommendations contained in the report. BLS has made recommendations where it believes
additional studies or work is advisable and would bear upon the recommendations and
conclusions herein. This warranty is in lieu of all other warranties, expressed or implied. BLS is
not responsible for the independent conclusions, opinions or recommendations made by others,
based upon the field exploration and laboratory data presented in this report.
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APPENDIX D
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ENVIRONMENTAL & ENGINEERING SERVICES



Laura Walls, M.S. - Project Manager

MS - Environmental Science, Florida Gulf Coast University
BS - Biology, Spring Hill College
OSHA 40-hour Hazardous Waste Worker Training

Ms. Walls has one year of experience working in the environmental service industry. Ms.
Walls provides project management to ensure ASTM compliance and satisfaction of client
requirements for Phase I Environmental Site Assessments, Limited Environmental
Assessments, Environmental Transaction Analyses, Transaction Screens, and Database
Reviews.

Project experience for Ms. Walls includes:

e Phase I Environmental Site Assessments and Environmental Transaction Screens

Ms. Walls is a project manager in the Due Diligence division.

€ AEI

ENVIRONMENTAL & ENGINEERING SERVICES



Christopher B. Kennedy, PG, M.S. — Senior Project Manager & Advisor

Master of Science — Environmental Science, Florida Institute of Technology
Bachelor of Science — Geology, University of Texas at Arlington

Texas Professional Geoscientist — 2537

Texas Commission of Environmental Quality LPST Project Manager — PM000031
OSHA Site Supervisor Training

OSHA 40-Hour Hazardous Waste Worker Training

Mr. Kennedy has over 13 years of experience in environmental consulting. His
project experience includes environmental due diligence (Phase I and Phase II
ESAs), petroleum storage tank assessments, removals, closures, and compliance,
soil and groundwater investigation design and implementation, and corrective
action assessments. Additional experience includes landfill investigations,
litigation support, water quality assessments, and multi-asset portfolio
management.

Mr. Kennedy is currently a Senior Project Manager and Senior Technical Advisor
in Dallas, Texas. Responsibilities include project oversight, project design and
cost estimating, staff training and QA/QC review of technical proposals and
reports.

Project experience for Mr. Kennedy includes:

e Technical management and oversight of Phase I and Phase II Environmental
Site Assessments in over 20 states

e Technical management and design of subsurface soil and groundwater
investigations, field sampling, technical report writing, and data analysis

e Management and oversight of UST assessments including removals,
investigations, compliance, and closure

e Management of Risk-Based Corrective Action assessments using tiered
approach to site closure

e Design and implementation of soil and groundwater investigations including
installation and design of monitoring programs

e Litigation support

e Environmental consulting and services for various federal, state, and
industrial clients including sites affected by petroleum hydrocarbons, metals,
volatile and semi-volatile compounds, and pesticides

e Environmental contract management for federal and municipal clients

€ AEI

ENVIRONMENTAL & ENGINEERING SERVICES
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1.

First American Title Insurance Company

ALTA COMMITMENT
SCHEDULE A

Commitment No.: 09010814-F
Commitment Date:  April 14, 2009 at 08:00 AM

2. Policy or Policies to be issued: Policy Amount $ 1,425,000.00

3.

4.

(@) ALTA Owner's Policy
ALTA EAGLE Protection Owner's Policy
Proposed Insured:

Bank of the West

(b) ALTA Loan Policy Policy Amount
ALTA Loan Policy EAGLE Protection Added
Proposed Insured:

Fee Simple interest in the land described in this Commitment is owned, at the Commitment Date, by

Milo 801, LLC, an Indiana Limited Liability Company

The land referred to in this Commitment, situated in the County of Marion State of Indiana, is described in
Schedule C.

Note: For informational purposes only, the land is known as:

801 Broad Ripple Avenue, Indianapolis Indiana 46220

End of Schedule A

Statewide Title Company, Inc.
8646 Castle Park Drive
Indianapolis, IN 46256

(09010814-F.PFD/09010814-F/12)



SCHEDULE B-SECTION |
REQUIREMENTS

Commitment No.: 09010814-F

The following requirements must be met:

(e)

(9)

(h)

Pay the agreed amounts for the interest in the land and/or mortgage to be insured.
Pay us the premiums, fees and charges for the policy.

Documents satisfactory to us creating the interest in the land and/or mortgage to be insured must be
signed, delivered and recorded.

You must tell us in writing the name of anyone not referred to in this commitment who will get an interest
in the land or who will make a loan on the land. We may make additional requirements or exceptions
relating to the interest or the loan.

You must file a Disclosure of Sales Information form prescribed by the State Board of Tax Commissioners
pursuant to I.C. 6-1.1-5.5. The disclosure form must be filed with the county auditor's office prior to
recording.

NOTE: Please condition - the above statement is only needed when insuring a sale transaction.

You should contact the local municipality to obtain information regarding unpaid sewer and/or municipal
assessments that are not a recorded lien against the land. We are not responsible for collecting at closing
such unpaid assessments unless otherwise instructed.

This Commitment is not effective until you provide us with the name of the Proposed Insured(s) and the
Policy Amount(s). We limit our liability to $250.00 until you provide us with the Policy Amount(s).

Affidavit to be executed at the closing.

Note: Effective July 1, 2009, HEA 1374 (enacting Indiana Code 27-7-3.7) requires Good Funds for real
estate transactions. Funds received from any party to the transaction in an amount of $10,000 or more
must be in the form of an irrevocable wire transfer. Funds received from any party in an amount less
than $10,000 may be in the form of irrevocable wire transfer, cashier's check certified check, check
drawn on the escrow account of another closing agent, or check drawn on the trust account of a
licensed real estate broker. Personal checks may be accepted, provided the amount does not exceed
$500.

End of Schedule B-I
First American Title Insurance Company
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SCHEDULE B-SECTION Il
EXCEPTIONS

Commitment No.: 09010814-F

Any policy we issue will have the following exceptions unless they are taken care of to our satisfaction:

1.

Any discrepancies or conflicts in boundary lines, any shortages in area, or any encroachment or
overlapping of improvements.

Any facts, rights, interest or claims which are not shown by the public record but which could be
ascertained by an accurate survey of the land or by making inquiry of persons in possession thereof.

Easements, liens or encumbrances or claims thereof, which are not shown by the public records.
Any lien, or right to lien for services, labor or material imposed by law and not shown by the public records.
Real Estate taxes assessed for the year 11 are a lien but are not yet due and payable.

Real estate taxes assessed for the year 2007 are a lien and are due in two installments payable May 10
and November 10, 2008:

Assessed in the name of: Milo 801, LLC

Parcel Number:49-03-36-115-018.000-801 (Part of Lot 7)
Taxing Unit and Code: Washington

Land: $19,100.00

Improvements: $176,100.00

Exemptions: $0.00

May installment of $3,118.58 Paid

November installment of $2,307.51 Unpaid due 7/10/09

Taxes for the year 2008 payable 2009 are now a lien, but are not yet due and payable, and for subsequent
years.

The above tax information is based on the most current data from the county treasurer as of the effective
date of this commitment.

Storm Water Assessment #CW08446344 for the year 2008 to be paid with the real estate taxes - May
installment of $13.50 Paid; November installment of $13.50 Paid.

(09010814-F.PFD/09010814-F/12)



7.

SCHEDULE B-SECTION I
(Continued)
Commitment No.: 09010814-F

Real estate taxes assessed for the year 2007 are a lien and are due in two installments payable May 10
and November 10, 2008:

Assessed in the name of: Milo 801, LLC

Parcel Number: 49-03-36-115-004.000-801 (Part of Lot 8)
Taxing Unit and Code: Washington

Land: $19,500.00

Improvements: $0.00

Exemptions: $0.00

May installment of $281.15 Paid

November installment of $272.38 Unpaid due 7/10/09

Taxes for the year 2008 payable 2009 are now a lien, but are not yet due and payable, and for subsequent
years.

The above tax information is based on the most current data from the county treasurer as of the effective
date of this commitment.

Storm Water Assessment #CW08446345 for the year 2008 to be paid with the real estate taxes - May
installment of $13.50 Paid; November installment of $13.50 Partial payment, balance of $3.78.

Real estate taxes assessed for the year 2007 are a lien and are due in two installments payable May 10
and November 10, 2008:

Assessed in the name of: Milo 801, LLC

Parcel Number: 49-03-36-115-006.000-801 (Part of Lot 9)
Taxing Unit and Code: Washington

Land: $20,100.00

Improvements: $0.00

Exemptions: $0.00

May installment of $289.79 Paid

November installment of $280.70 Unpaid due 7/10/09

Taxes for the year 2008 payable 2009 are now a lien, but are not yet due and payable, and for subsequent
years.

The above tax information is based on the most current data from the county treasurer as of the effective
date of this commitment.

Storm Water Assessment #CW08446346 for the year 2008 to be paid with the real estate taxes - May
installment of $13.50 Paid; November installment of $13.50 Paid.

Possible municipal assessments and/or sewer use charges levied by the City/Town of Indianapolis,
Indiana.

(09010814-F.PFD/09010814-F/12)
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SCHEDULE B-SECTION I
(Continued)
Commitment No.: 09010814-F

Covenants, conditions, restrictions, utility and drainage easements, setback lines and other matters, as
disclosed on the recorded plat of subdivision, and/or any amendments thereto.

We delete any covenant, condition or restriction indicating a preference, limitation or discrimination based
on race, color, religion, sex, sexual orientation, familial status, marital status, disability, handicap, national
origin, ancestry or source of income, as set forth in applicable state or federal laws, except to the extent
such covenants, conditions or restrictions are permitted by applicable law.

Right of way for drains, tiles, feeders and laterals.

Rights of the public generally in and to the use of that portion of subject property used for roadway
purposes.

Mortgage between Milo 801, LLC, as mortgagor, and Bank of the West, as mortgagee, in the original

stated principal amount of $1,425,000.00, dated July 23, 2007 and recorded August 30, 2007 Instrument
No. 2007-0126591

Assignment of Rents recorded August 30, 2007 as Instrument No. 2007-0126592.

Eight (8) foot Private Roadway Easement and right of way as set forth in an Easement dated November 9,
1939 and recorded November 21, 1939 in Deed Record 1025, pages 108-109 and as depicted on site plan
attached to Instrument No. 2005-210570.

Restrictions and limitations in regard to a wall sign encroaching into the City right of way, as set forth in
Instrument dated December 7, 2005 and recorded December 23, 2005 as Instrument No. 2005-210570.

Restrictions and limitations in regard to a wall sign encroaching into the City right of way, as set forth in
Instrument dated February 9, 2007 and recorded March 13, 2007 as Instrument No. 2007-38176.

Statewide Title Company, Inc., made a judgment search vs. Milo 801, LLC, individually, and found None

End of Schedule B-II
First American Title Insurance Company

(09010814-F.PFD/09010814-F/12)



SCHEDULE C

Commitment No.: 09010814-F

Legal Description:

Lot Numbered Seven (7), Eight (8) and Nine (9) in Brenneman's Home Place Addition to Broad Ripple, now in
the City of Indianapolis, as per plat thereof recorded in Plat Book 18, page 180 in the Office of the Recorder of
Marion County, Indiana, EXCEPT fifty-six (56) feet by parallel lines off the entire South end of such lots.

(09010814-F.PFD/09010814-F/12)



INDIANA FORECLOSURE GUARANTEE
AND

COMMITMENT FOR TITLE INSURANCE

4 AMER;
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Guarantee No. MF 1412409

GUARANTEE

1. First American Title Insurance Company, a California corporation, herein called the Company,
subject to the Schedule of Exclusions From Coverage, Exceptions contained in Schedule B, and the
Conditions and Stipulations, guarantees as of the Date of Guarantee and Commitment shown in
Schedule A against loss not to exceed the Amount of Guarantee stated in Schedule A, sustained or
incurred by the Proposed Insured by reason of:

A.  Title to the estate or interest described in Schedule A being vested other than as stated herein:

B.  Any defect in or lien or encumbrance on the title.
COMMITMENT FOR TITLE INSURANCE

2. Company agrees to issue an ALTA Owners Policy to the Proposed Insured according to the terms
of this Guarantee and Commitment, subject to the Conditions of the ALTA Commitment for Title
Insurance:

A. If the Requirements shown in Schedule B-I have not been met within Two Hundred
and Seventy Five Days following the date of the mortgage foreclosure sale of the

mortgage shown in Schedule A as the mortgage to be foreclosed, our obligation to issue a
policy will end.

B.  The Company shall have no obligation to issue the Policy pursuant to this Guarantee and
Commitment unless the Proposed Insured has satisfied the Requirements stated in Schedule
B-I and the Proposed Insured, its wholly owned affiliate company or any governmental
agency or governmental instrumentality which is an insurer or guarantor under an insurance
contract or guaranty insuring or guaranteeing the indebtedness secured by the mortgage to
be foreclosed, or any part thereof is the grantee in the foreclosure deed.

3. The Company’s obligation under this Guarantee and Commitment will end when the Policy is

issued and then the Company’s obligation will be under the Policy and be solely to the Insured
named therein.

4. This Guarantee and Commitment is not valid without Schedule A and Sections I and II of
Schedule B.

First American Title Insurance Company
@1‘/4 %’4"”
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BY PRESIDENT

ATTEST

SECRETARY

COUNTERSIGNED BY

R s S SR,
S S B A B A A o e

43-212-018 01/08
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PURCHASE AGREEMENT

Date:

1. BUYER: (“Buyer™) agrees to buy
the certain Property identified in Paragraph 2, herein, from William J. Tucker, Inc., Receiver of the
Property (“Seller” or “Receiver”) for the consideration and subject to the following terms, provisions
and conditions contained within this Purchase Agreement (the “Agreement™):

2. PROPERTY: The property (“Property™) is described in Atfachment “A” attached hereto and
incorporated herein, and is located in Marion County, Indiana 46220, together with all buildings,
improvements and fixtures thereon.

3. PRICE: Buyer will pay the purchase price of § for the Property (the “Purchase
Price”).

4. EARNEST MONEY: Buyer shall submit $50,000.00 upon acceptance of this agreement, as earnest
money (the “Earnest Money”), which shail be applied to the Purchase Price. The Receiver shall
deposit the Earnest Money into a receivership account within two (2) banking days of receipt of the
Earnest Money and hold it as provided in this Agreement. If Buyer fails, for any reason, to submit
Earnest Money, as required herein, Seller may immediately terminate this Agreement. If this
offer is accepted, and Buyer fails or refuses to close the transaction, without legal cause, the Earnest
Money shall be retained for damages the Seller has or will incur, and Seller also retains all rights to
seek other legal and equitable remedies. The Receiver, in holding any Earnest Money, is absolved
from any responsibility to make payment to the Buyer, unless the parties enter into a Mutual Release
or a Court issues an Order for payment. However, upon notification that Buyer or Seller intends not
to perform, Receiver may release Earnest Money as provided in the Agreement. Receiver may send
notice to Buyer of the disbursement of the Earnest Money by certified mail. Buyer agrees to hold the
Receiver harmless from any liability, including attorney’s fees and costs, for good faith
disbursement of the Earnest Money in accordance with this Agreement.

5. METHOD OF PAYMENT: (Check appropriate paragraph letter)

[J A. CASH: The entire Purchase Price shall be paid in cash and no financing is required.

(1 B. NEW MORTGAGE: Buyer has been approved for a:

[JConventional [JInsured Conventional [JOther: first mortgage loan in
the original principal amount of § . Buyer shall pay the remainder of the
Purchase Price in cash. Buyer shall pay all costs of obtaining financing. Proof of said
financing is attached hereto.

(1 C.OTHER METHOD OF PAYMENT: (Attach Financing Addendum)

6. TIME FOR OBTAINING FINANCING: Buyer agrees to make written application for and obtain
any financing necessary to complete this transaction prior to the acceptance of the Agreement.

7. RECEIVERSHIP APPROVAL: Within sixty (60) days after acceptance of this Agreement by
Seller, Seller shall have obtained the non-appealable final approval of the receivership Court
approving the sale of the Property to Buyer (the “Contingency Period”™). If Receiver fails to obtain
such approval during the Contingency Period, this Agreement shall be terminated and the Earnest
Money immediately refunded to Buyer.
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CLOSING: The closing of the sale (the “Closing Date” or “Closing™) shall be not earlier than 30
days or later than 40 days after entry of the Court’s order approving this Agreement. Apgreement
shall terminate unless an extension of time is mutually agreed to in writing by the Buyer and Seller.
The closing fee charged by the title insurance company shall be shared equally, and Seller shall
determine the closing agent. The closing shall occur at a time and place mutnally acceptable to
Buyer and Seller.

POSSESSION:

A, Date of Possession: The possession of the Property shall be delivered to the Buyer at closing.

B. Maintenance of Property: Seller shall maintain the Property in its present condition until its
possession is delivered to Buyer. Buyer may inspeci the Property prior to the Closing Date to
determine whether Seller has complied with this paragraph.

C. Casualty Loss: Risk of loss by damage or destruction to the Property prior to the Closing Date
shall be borne by Seller. In the event any damage or destruction is not fully repaired prior to
Closing, Buyer, at Buyer’s option, may either (a) terminate the Agreement or (b) elect to close
the transaction, in which event Seller’s right to all real property insurance proceeds resulting
from such damage or destruction shall be assigned, in writing, by Seller to Buyer.

D. Utilities/Municipal Services: Seller shall pay for all municipal services and public utility
charges through the day of possession.

LEASES: There are several Leases (the “Leases™) for the Property between Milo 801, LLC or its
predecessor and the tenants and/or persons in possession of the Property (the “Tenants™). The Buyer
is purchasing the Property subject to the Leases, all terms and conditions contained in the Leases,
and all rights of the Tenants. At the closing, the Leases shall be assigned to the Buyer. There shall
not be any credit for any security deposit paid by the Tenants because said security deposits were
never turned over to Seller. All rents in the Seller’s possession which were paid to Seller pursuant to
the Leases, for the month in which the closing occurs, shall be prorated, and Buyer shall receive a
credit towards the Purchase Price for said rents attributable to the Closing Date through the last day
of the month in which the Closing occurs. Seller makes no representations or warranties regarding
the status of the Leases.

TENANTS: Prior to the Closing, the Buyer may not contact the Tenants without the written consent
of the Seller.

SURVEY: Buyer may purchase a land survey of the Property (the “Survey”), at Buyer's own
expense, within five {5) days of the acceptance of this Agreement. Within ten (10) days of Buyer’s
receipt of the Survey, the buyer may make an objection to items appearing on the Survey, in writing,
to the Seller. Failure of Buyer to make a written objection means Buyer accepts the Property, as is.

FLOOD AREA: Buyer may not terminate the Agreement if the Property requires flood insurance.

ENVIRONMENTAL CONTAMINANTS ADVISORY/RELEASE: Buyer acknowledges that
Seller and its agents are NOT experts and have NO special training, knowledge or experience with
regard to the evaluation or existence of possible lead-based paint, radon, mold and other biological
contaminants (“Environmental Contaminants”) which might exist and affect the Property.
Environmental Contaminants at harmful levels may cause property damage and serious illness,
including but not limited to allergic and/or respiratory problems - particularly in persons with
compromised immune systems, young children and/or the elderly.

Buyer is STRONGLY ADVISED to obtain inspections (see below) to fully determine the condition
of the Property and its environmental status. The ONLY way to determine if Environmental
Contaminants are present on the Property at harmful levels is through inspections,

Buyer agrees to consult with appropriate experts and accept all risks for Environmental
Contaminants and release and hold harmless Seller and its agents from any and all liability,
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including attorney’s fees and costs, arising out of, or related to, any inspection, inspection result,
repair, disclosed defect or deficiency affecting the Property, including Environmental Contaminants.
This release shall survive the Closing.

INSPECTIONS: BUYER RESERVES THE RIGHT TO HAVE THE-PROPERTY INSPECTED
(including Lead-Based Paint), independent of and in addition to, any inspections required by Buyer’s
lender(s). All inspections are to be at Buyer’s expense (unless noted otherwise or required by lender)
by licensed independent inspectors or qualified independent contractors selected by Buyer within the
agreed upon time periods.

INSPECTION/RESPONSE PERIOD: Buyer shall order all INDEPENDENT INSPECTIONS five
(5) days after acceptance of the Agreement. Buyer shall have ten (10) days from the day the report(s)
are received by Buyer to respond to the report(s), in writing, to Seller.

Inspections may include, but are not limited to, the condition of the following systems and
components: heating, cooling, electrical, plumbing, roof, walls, ceilings, floors, foundation,
basement, crawl space, well/septic, water, wood destroying insects and organisms, lead-based paint,
radon, mold and other biological contaminants.

If the Buyer does not comply with any Inspection/Response Period(s) or make a written
objection to Seller of any problem revealed in a report within the applicable
Inspection/Response Period(s), the Property shall be deemed to be acceptable.

If-the Buyer reasonably believes the Inspection Report reveals a MAJFOR DEFECT with the
Property, and the Seller is unable or unwilling to remedy the defect to the Buyer’s reasonable
satisfaction before closing (or at a time otherwise agreed to by the parties), then Buyer may
terminate this Agreement or waive such defect and the Agreement shall proceed toward Closing,
Under Indiana law, “Defect™ means a condition that would have a significant adverse effect on the
value of the Property that would significantly impair the health or safety of future occupants of the
Property, or that if not repaired, removed, or replaced would significantly shorten or adversely affect
the expected normal life of the premises. BUYER AGREES THAT ANY PROPERTY DEFECT
PREVIOUSLY DISCLOSED BY SELLER, OR ROUTINE MAINTENANCE AND MINOR
REPAIR ITEMS MENTIONED IN ANY REPORT SHALL NOT BE A BASIS FOR
TERMINATION OF THIS AGREEMENT. THE SELLER HAS NO OBLIGATION, PURSUANT
TO THIS AGREEMENT, TO MAKE ANY REPAIR TO THE PROPERTY.

TITLE APPROVAL: Within five (5) days of the date of this Agreement, Buyer may purchase a
policy of title insurance (the “Title Policy™) from a company of their choosing, at Buyer’s expense,
Buyer shall have ten (10) days from the date the Title Policy is received to object to Seller of any
issues contained within the Title Policy. Said objection must be in writing.

Any encumbrances or defects in title must be removed and Seller must convey title free and clear of
any encumbrances and title defects, with the exception of any mortgage assumed by Buyer and any
restrictions and easements of record which will not materially interfere with Buyer’s intended use of
Property. The Buyer acknowledges the Leases and/or the rights of the Tenants pursuant to the
Leases are not defects in the title of the Property to be cured by the Seller.

TAXES: All taxes assessed for any prior calendar year and remaining unpaid shall be paid by Seller,
and all taxes assessed for the current calendar year shall be prorated between Seller and Buyer on a
calendar-year basis as of the day immediately prior to the Closing Date.

If the taxes for the current year have not been determined at the closing of the transaction, the taxes
shall be assumed to be the same as the prior year for the purpose of such proration and credit for due
but unpaid taxes, and this shall be a final settlement. WARNING: Buyer is responsible for
confirming the status of all tax exemptions and/or credits.
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debt assumed or taken subject to, any rents, all other income and ordinary operating expenses of the
Property, including but not limited to, public utility charges, shall be prorated as of the day
immediately prior to the Closing Date. Seller shall pay any special assessments applicable to the
Property for municipal improvements previously made to benefit the Property. Seller warrants that
Seller has no knowledge of any planned improvements which may result in corrections of any
existing conditions. Public or municipal improvements, which are not completed as of the date above
but which will result in a lien or charge, shall be paid by Buyer. Buyer will assume and pay all
special assessments for municipal improvements completed after the date of this Agreement.

FINDERS, CONSULTANTS AND BROKERS: Each party hereto represents and warrants to the
other party that neither such party nor any person or entity acting on its behalf has agreed to pay a
commission, finder’s fee, or similar payment in connection with the Agreement or any matter related
hereto to any person or entity, nor has it or any person or entity acting on its behalf taken any action
on which a claim for any such payment could be based.

TIME: Time is of the essence. Time periods specified in this Agreement and any subsequent
Addenda to the Purchase Agreement are calendar days and shall expire at 11:59 P.M. of the date
stated unless the parties agree in writing to a different date and/or time.

Seller and Buyer have the right to withdraw any offer/counteroffer prior to written acceptance and
delivery of such offer/counteroffer.

ATTORNEY’S FEES: Any party to this Agreement who is the prevailing party in any legal or
equitable proceeding against any other party brought under or with relation to the Agreement or
transaction shall be additionally entitled to recover court costs and reasonable attorney’s fees from
the non-prevailing party.

LIMITATION OF DAMAGES RECOVERABLE AGAINST SELLER: Buyer acknowledges and
agrees that in the event Seller fails to comply with any provisions of this Agreement which results in the
Buyer being entitled to obtain relief against the Seller, that notwithstanding any other terms of this
Agreement, the recovery of such relief shall be limited to a recovery against the Seller acting in the
Seller's official capacity only as Receiver. The Buyer further acknowledges and agrees that in such
event, neither the Receiver nor any of its officers, principals, attorneys, agents or employees shall be
individually liable to the Buyer for any such relief or damages.

MISCELLANEOUS:

A. Unless otherwise provided, any prorations for rent, taxes, insurance, damage deposits,
association dues/assessments, or any other items shail be computed as of the day immediately
prior to the Closing Date.

B. Underground mining has occurred in Indiana, and Buyers are advised of the availability of
subsidence insurance.

C. The Indiana Sheriff’s Sex Offender Registry (www.indianasheriffs.org) exists to inform the
public about the identity, location and appearance of sex offenders residing within Indiana.
Seller is not responsible for providing or verifying this information.

D. Conveyance of this Property shall be by Receiver’s Deed, subject to taxes, easements,
restrictive covenants and encumbrances of record, unless otherwise agreed.

E. Seller represents and warrants that Seller is not a “foreign person” (individual entity) and,
therefore, is not subject to the Foreign Investment in Real Property Tax Act.




F. Any notice required or permitted to be delivered, shall be deemed received when personally
delivered, transmitted electronically or digitally or sent by express courier or United States
mail, postage prepaid, certified and return receipt requested, addressed to Seller or Buyer or
the designated agent of either party.

G. This Agreement shall be construed under and in accordance with the laws of the State of
Indiana and is binding upon the parties’ respective heirs, executors, administrators, legal
representatives, successors and assigns.

H. In case any provision contained in this Agreement is held invalid, illegal, or unenforceable
in any respect, the invalidity, illegality or unenforceability shall not affect any other
provision of this Agreement.

L. This Agreement constitutes the sole and only agreement of the parties and supersedes any
prior understanding or written or oral agreements between the parties’ respecting the
transaction and cannot be changed except by their written consent.

J. All rights, duties and obligations of the parties shall survive the passing of title to, or an
interest in, the Property.

24. CONSULT YOUR ADVISORS: Buyer and Seller acknowledge they have been advised that, pricr
to signing this document, they may seek the advice of an attorney for the legal or tax consequences
of the document and the transaction to which it relates. In any real estate transaction, it is
recommended that you consult with a professional, such as a civil engineer, environmental engineer,
or other person with experience in evaluating the condition of the Property.

25. EXECUTION OF AGREEMENT: This Agreement may be executed simultaneously or in two or
more counterparts, each of which shall be deemed an original but all of which together shall
constitute one and the same instrument. The parties agree that this Agreement may be transmitted
between them electronically or digitally. The parties intend that electronically or digitally
transmitted signatures constitute original signatures and are binding on the parties. The original
document shall be promptly delivered, if requested.

BUYER’S SIGNATURE
By:

It’s:

Date:




Acceptance

The undersigned seller of the Property hereby accepts the foregoing Purchase Agreement this
day of , 2010,

WILLIAM J. TUCKER, INC.

By:

WILLIAM J. TUCKER, President
of William I. Tucker, Inc., Receiver




ATTACHMENT “A”

Legal Description:

Lot Numbered Seven (7), Eight (8) and Nine (9) in Brenneman’s Home Place Addition to Broad Ripple,
now in the City of Indianapolis, as per plat thereof recorded in Plat Book 18, page 180 in the Office of the
Recorder of Marion County, Indiana, EXCEPT fifty-six (56) feet by parallel lines off the entire South end
of such lots.






