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Kevin Singer 
Superior Court Receiver 
Receivership Specialists 
11500 W. Olympic Blvd., Suite 530 
Los Angeles, California 90064 
Telephone: (310) 552-9064 
Email: Kevin@ReceivershipSpecialists.com 

SUPERIOR COURT FOR THE STATE OF CALIFORNIA 

COUNTY OF LOS ANGELES 

CITY OF LOS ANGELES, a municipal 
corporation, 

Petitioner, 
 v. 

CREST APARTMENTS LP; FLOR 401 
LOFTS LP; SENATOR 2015 LP; SP7 
APARTMENTS LP; SKID ROW 
CENTRAL 1 LP; NEW PERSHING 
APARTMENTS, L.P.; SIMONE 2015 LP; 
THE SIX VETERANS HOUSING LP; 
STAR APARTMENTS, L.P.; 649 LOFTS 
LP; SKID ROW SOUTHEAST 1 LP; 
ABBEY APARTMENTS LP; CHARLES 
COBB APARTMENTS LP; BOYD 
HOTEL LIMITED PARTNERSHIP; ST. 
GEORGE AFFORDABLE HOUSING 
LIMITED PARTNERSHIP; DEWEY 
HOTEL LP; EDWARD HOTEL LIMITED 
PARTNERSHIP; HART LIMITED 
PARTNERSHIP; LINCOLN HOTEL SRO 
LIMITED PARTNERSHIP; NEW 
CARVER APARTMENTS LP; NEW 
GENESIS APARTMENTS LP; 
PRODUCE APARTMENTS LIMITED 
PARTNERSHIP; RAINBOW 
APARTMENTS LP; SANBORN HOTEL 
LIMITED PARTNERSHIP; CRESCENT 
FIFTH STREET PARTNERS; ST. 
MARK’S FIFTH STREET PARTNERS 
LP; DOES 1-100, 

Respondents. 

Case No.: 23STCP01011 

RECEIVER KEVIN SINGER’S 
DECLARATION IN SUPPORT OF THE  
EX PARTE APPLICATION TO:  
(1) SPECIALLY SET A HEARING
DATE ON THE RECEIVER’S MOTION
TO APPROVE THE SALE OF THE
FOLLOWING RECEIVERSHIP
PROPERTIES TO THE AIDS
HEALTHCARE FOUNDATION, INC.: ST.
GEORGE HOTEL (115 E. 3RD ST.); BOYD
HOTEL (224 E. BOYD ST.); RAINBOW
HOTEL (643 S. SAN PEDRO ST.); NEW
CARVER APARTMENTS (1624 S. HOPE
ST.); LINCOLN HOTEL (549-551 CERES
AVE.); AND, HART HOTEL (508 E. 4TH

ST.)

(2) SHORTEN TIME ON THE
RECEIVER’S NOTICE AND MOTION
FOR SALE; AND

(3) FILE DOCUMENTS UNDER SEAL
WITH THE RECEIVER’S SALE MOTION

Declarations of Jackson Wyche; [Proposed]
Order filed separately herewith

Date: 
Time:
Dept.:
Judge: 

Court: 

April 16, 2024
8:30 a.m. 
82
Hon. Stephen Goorvitch 

Stanley Mosk Courthouse 
111 N Hill Street 
Los Angeles, CA 90012 
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DECLARATION OF KEVIN SINGER 

1. I am the court-appointed receiver (the “Receiver”) in the above-referenced 

action.  I submit this Declaration is in support of the Receiver’s Ex Parte Application to 

Specially Set the Hearing Date on the Receiver’s Motion to Approve the Sale of the Following 

Receivership Properties to the AIDS Healthcare Foundation: (1) St. George Hotel (115 E. 3rd 

St.); (2) Boyd Hotel (224 E. Boyd St.); (3) Rainbow Hotel (643 S. San Pedro St.); (4) New 

Carver Apartments (1624 S. Hope St.); (4) Lincoln Hotel (549-551 Ceres Ave); And, (5) Hart 

Hotel (508 E. 4th St.) (the “Sale Motion”), shorten time on the Sale Motion as necessary, and 

to file unredacted copies of Confidential Exhibits (consisting of Letters of Intent received from 

interested buyers) under seal. The following facts are true of my personal knowledge and, if 

called upon to do so, I could and would competently testify to the truth thereof. 

2. On April 7, 2023, this Court entered the Ex Parte Appointment Order, 

appointing California Receivership Group, Inc., a California Benefit Corporation, through its 

President, Mark S. Adams, Esq. (the “Prior Receiver”), as the receiver over the Subject 

Properties pursuant to California Health and Safety Code section 17980.7(c). A true and 

correct copy of the April 7, 2023 Appointment Order is attached hereto as “Exhibit 1.”  On 

May 25, 2023, the Court entered the Confirmation Order confirming the Prior Receiver’s 

appointment as the receiver over the receivership properties. On June 29, 2023, this Court 

entered the Order Granting the City’s Ex Parte Application Replacing Receiver and appointing 

me and Receivership Specialists as the replacement receiver over the receivership properties. 

Thereafter, I promptly took control of the receivership properties and immediately began 

meeting with the relevant vested parties, vendors, and government agencies.  

3. On or about December 22, 2024, the Court gave me the authority to market 

twelve properties in the receivership (the “Twelve Properties”) for sale. After extensive 

marketing efforts, and the receipt of numerous letters of intent (“LOI”) from interested 

purchasers for some or all of the Twelve Properties, my team and I have identified a willing 

and able buyer, the AIDS Healthcare Foundation, Inc. (“AHF” or “Purchaser”), for the sale of 

six (6) of the properties (the “Sale Properties”), on terms and conditions that I believe are in 
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the best interest of the Receivership Estate, the parties, the tenants of these properties, and 

interested third parties and creditors. AHF and I have executed a Purchase and Sale Agreement 

dated April 3, 2024 (the “PSA”). The PSA and the Closing of the Sale Properties to AHF are 

conditioned upon Court approval of the Sale Motion.  

4. Attached hereto as “Exhibit 2” is the Notice of Motion and Sale Motion that we 

will file and serve (with updated information identifying the hearing date and the briefing 

schedule for the Sale Motion, following approval of this Application).  

5. Attached hereto as “Exhibit 3” is my declaration and corresponding exhibits 

that will be filed in support of the Sale Motion (the “Receiver Sale Declaration”). The PSA is 

attached to the Receiver Sale Declaration as Exhibit “A.”  

6. Attached hereto as Exhibit “4” is the Declaration of Rick Marquis and 

corresponding exhibits (as redacted) that will be filed in support of the Sale Motion (the 

“Marquis Declaration”).  

7. The Sale Motion and accompanying declarations describe the marketing process 

and the terms of the sale in detail.   

8. Subject to the terms and conditions of the PSA, and as part of the Sale Motion, I 

will seek Court approval to sell the Sale Properties to AHF for $27 million.  Under the terms of 

the PSA, due diligence on the sale began on April 3, 2024 and is set to end thirty days later, on 

or about May 3, 2024.  The sale is then required to close within 20 days of this Court granting 

the sale motion.  Specifically, the PSA at Section 2.4.1 provides that “the purchase and sale of 

the Properties shall be consummated at closing (the “Closing”) in escrow through the Title 

Company on the date (the “Date of Closing”) that is within twenty (20) days after entry of the 

Approval Order by the Court.” (PSA § 2.4.1 [emphasis added].) The PSA further provides that 

“Sellers and Purchaser both acknowledge and agree that the Closing and the Date of Closing 

are expressly contingent upon the Court’s issuance of the Approval Order…” (PSA § 2.4.2 

[emphasis added].) It is for this reason that time is of the essence to get the Sale Motion heard 

and approved by the Court.  
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9. When my team sought to reserve a hearing date for the Sale Motion, I am 

informed that the Clerk for Department 82 advised that the first date available for a motion was 

July 24, 2024. The Receivership Estate does not have sufficient resources to wait until July to 

have the Sale Motion heard, moreover such a delay would be detrimental to the pending sale 

and the Receivership Estate as that would add months until the sale could be consummated. 

10. As set forth in the Sale Motion, I estimate that the Receivership Estate will run 

out of funding by the end of May 2024. If the Receivership Estate does not have sufficient 

funding, this will impact my ability to retain property managers, complete necessary repairs, 

continue ongoing operations of the Receivership Estate, pay necessary vendors and service 

providers, or be able to adequately protect the properties for the benefit of the Receivership 

Estate and the tenants of these properties. Moreover, without sufficient resources to continue 

operations, it is unlikely the Receivership Estate will be able to consummate any sales of the 

properties on a going forward basis. If, however, the Sale Motion is approved and the Sale to 

AHF timely closes, this will result in additional funding that can be used to continue the 

operations of the Receivership Estate for the benefit of everyone.  

11. As a result, I am asking the Court to specially set a hearing date for the Sale 

Motion on or about May 7, 2024, or as soon thereafter as the matter can be heard, but no later 

than May 10, 2024.  

12. Additionally, the Marquis Declaration filed in support of the Sale Motion 

attaches redacted versions of Letters of Intent (“LOI”) as Exhibits 1 through Exhibit 8, thereto 

(collectively, the “Confidential Exhibits”). These LOIs were submitted by prospective buyers 

as non-binding offers to purchase all or some of the Twelve Properties that have been marketed 

for sale.  

13. The Confidential Exhibits contain financial terms and identify respective 

offerors, and this information cannot be disseminated into the public domain because to do so 

could cause irreparable harm to the pending sale or any future sales. because to do so could 

cause irreparable harm to the pending sale or any future sales. Public disclosure will affect my 

ability to negotiate the highest and best sale prices for the properties. Further, public disclosure 
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will affect my ability to negotiate the highest and best sale prices and the best terms for the 

remainder of the Twelve Properties that are not the subject of the Sale Motion. Such a result 

would be detrimental to the Receivership Estate and the parties. Furthermore, some of the LOIs 

were designated “confidential” by the offeror, and so to honor the confidential designation, the 

terms have been redacted from the versions to be filed and served.  

14. I would like to provide the Court with unredacted versions of the LOIs, under 

seal, so that the Court can review them in camera as part of the Sale Motion. For this reason, I 

also seek authority to file unredacted versions of the Confidential Exhibits under seal.  

I declare under penalty of perjury under the laws of the State of California that the 

foregoing is true and correct and that this Declaration is executed on April 14, 2024, in Los 

Angeles, California.  

  
KEVIN SINGER 
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FILED 
Superior Court of Callfomla 

County of Los Angelee 

APR 07 2023 
tlawl W. ~ ExeadMl 011iar.O!rk dClut 

By: F. Becena. Deputy 

SUPERIOR COURT OF THE STATE OF CALIFORNIA 

COUNTY OF LOS ANGELES 

CITY OF LOS ANGELES, a municipal ) CASE NO. 23STCP01011 
corporation ) 

) 

Petitioner, ~ 
vs. ) Arl■lfllil ffll 81 >] ORDER 

) GRANTING EX PARTE APPLICATION 
CREST APARTMENTS LP; FLOR 401 ) FOR AN ORDER APPOINTING 
LOFTS LP; SENATOR 2015 LP; SP7 ~ RECEIVER PURSUANT TO 
APARTMENTS LP; SKID ROW CENTRAL ) CALIFORNIA HEAL TH AND SAFETY 
1 LP; NEWPERSHIING APARTMENTS LP; ) CODE SECTION 17980.7 
SIMONE 201 S LP; THE SIX VETERANS ) 
HOUSING LP; STP.R APARTMENTS LP; ) 
649 LOFTS LP; SKID ROW SOUTHEAST 1 ~ 
LP; ABBEY APARTMENTS LP; CHARLES ) 
COBB APARTMENTS LP; BOYD HOTEL ) 
LIMITED PARTNERSHIP; ST. GEORGE ) 
AFFORDABLE HOUSING LIMITED ) 
PARTNERSHIP; DEWEY HOTEL LP; ~ 
EDWARD HOTEL LIMITED ) 
PARTNERSHIP; HART LTh-1ITED ) 
PARTNERSHIP; LINCOLN HOTEL SRO ) 
LIMITED PARTNERSHIP; NEW CARVER j 
APARTMENTS LP; NEW GENESIS ) 
APARTMENTS LP; PRODUCE ) 
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APARTMENTS LIMITED PARTNERSHIP; ) 
RAINBOW APARTMENTS LP; SANBORN ) 
HOTEL LIMITED PARTNERSHIP; ~ 
CRESCENTFIFTHSTREETPARTNERS; ) 
ST. MARK'S FIFTH STREET PARTNERS ) 
LP; DOES 1-100 ) 

Respondents. 

) 
) 
) 
) 
) 

The Court, having considered the Ex Parte Application for Appointment of a Public 

Health and Safety Receiver (the "Application and Petition") by Petitioner City of Los Angeles 

("Petitioner': or "City") and the supporting memorandum of points and authorities, the 

declarations submitted in support of this Applicati::m and Petition, fue evidence presented, the 

complete file and records of the herein case, and good cause appearing therefore, the Court finds 

and orders as follows: 

FINDINGS 

1. Each of the Respondents Ol'Vll the real property that is the subject of thes 

proceedings (collectively, "Subject Properties," or individually, "S·1bject Property") as follows: 

A. Respondent Crest Apartments LP ("Crest Apartments") is the owner of 

Crest Apartments located a1 13604 West Sherman Way, Van Nuys, 

California 91405, Assessor·s Parcel Number 2328-008-074. 

B. Respondent Flor 401 Lofts LP ("Flor 40 l ") 1.S the owner of Flor 401 Lofts, 

located at 401 E. 7th Street, Los Angeles, California 90014, Assessor's 

Parcel Number 5148-024-026. 

[PPOR@SSD] ORDER ON EX PAR'JE APP. TO APPOINT RECEIVER 
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1 C. Respondent Senator 2015 LP ("Senator") is the owner of Senator Hotel 

2 Apartments, located at 729 S. Main St., Los Angeles, California 90014, 

3 Assessor's Parcel Number 5144-015-054. 

4 

5 D. Respondent SP7 Apartments LP ("SP7") owns 1) San Pedro House 

6 Apartments, located at 647 S. San Pedro Street, Los Angeles, California 

7 90014, Assessor's Parcel Number 5148-025-009 and 2) SP7 Apartments, 

8 located at 519 E. 7th Street, Los Angeles, California 90014, Assessor's 

9 Parcel Number 5148-025-024. 

10 

11 E. Respondent Skid Row Central 1 LP ("Skid Row Central") owns 1) 

12 Rossmore Hotel Apartments, located at 905 E. ~ Street, Los Angeles, 

13 California, 90021, Assessor's Parcel Number 5147-015-040 and 2) 

14 Weldon Hotel Apartments, located at 507 S. Maple Avenue, Assessor's 

15 Parcel Number 5148-018-027. 

16 

17 F. Respondent New Pershing Apartments, LP ( .. New Pershing") owns New 

18 Pershing Apartments, located at 108 E. 5th Street, Los Angeles, California 

19 90013, Assessor's Parcel Number 5148-019-020. 

20 

21 G. Respondenrt Simone 2015 LP ("Simone") owns Simone Hotel Apartments, 

....... 22 located at 520 San Julian Street, Los Ange]es, California 90013, ~! • .::. 

.,J: 

~i'" 23 Assesscr's Parcel Number 5148-012-016. 
:;:?; 

·; ... ., 24 
!j~ 

~ft-.., 
25 H. Respondent The Six Veterans Housing LP (''The Six") owns The Six, '\,:"< 

26 located at 811 S. Carondelet Street, Los Angeles, California, 90057, 

27 

28 
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Assessor's Parcel Nuniber 5141-025-027. 

Respondent Star Apartments, LP ("Star Apartments") owns Star 

Apartments located at 240 E. 6th Street, Los Angeles, California 90013, 

Assessor's Parcel Number 5148-023-027. 

Respondent 649 Lofts, LP ("649 Lofts") owns 649 Lofts located at 649 

Wall Street, Los Angeles, California 90014, Assessor's Parcel Numbers 

5148-023-031 and 5148-023-03 2. 

Respondent Skid Row Southeast 1 LP ("Skid Row Southeast") owns I) 

the Olympia Hotel Apartments ("Olympia"), located at 1201 E. 7th Street, 

Los Angeles, California 90021, and 2) the Las Americas Hotel Apartment 

("Las Americas"), located at 1205 E. 6th Street, Los Angeles, California 

90021, Assessor's Parcel Numbers 5147-034-016, and 5164-009-012, 

respectively. 

Respondent Abbey Apartments, LP ("Abbey Apartments") owns Abbey 

Apartments, located at 625 San Pedro Street, Los Angeles, California, 

90014, Assessor's Parcel Numbers 5148-025-017, 5148-025-007, 5148-

025-00S, and 5148-025-006. 

Respondent Charles Cobb Apartments, LP ("Charles Cobb") owns Charles 

Cobb Apartments, located at 521 San Pedro Street, Los Angeles, 

California, 90013, Assessor's Parcel Number 5148-012-021. 

J ORDER ON EX PARTE APP. TO APPOIKT RECENER 
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1 N. Respondent Boyd Hotel Limited Partnership ("Boyd Hotel") owns Boyd 

2 Hotel, located at 224 E. Boyd Street, Los J\ngeles, California 90013, 
,.., 

Assesscr's Parcel Number 5148-002-007 . ., 
4 

5 0. Respondent St. George Affordable Housing :=...imited Partnership ("St. 

6 George Hotel") owns St. George Hotel, locaffed at 115 E. Jrd Street, Los 

7 Angeles, California 90013, Assessor's Paree~ Number 5161-026-004. 

8 

9 P. Respondent Dewey Hotel, LP. ("Dewey Ho1el") owns the Dewey Hotel, 

10 located at 721 S. Main Street, Los Angeles, California 90014, Assessor's 

11 Parcel Number 5144-015-046. 

12 

13 Q. Respondent Edward Hotel Limited Partnership ("Edward Hotel") owns th 

14 Edward Hotel, located at 713 E. 5th Street, Los Angeles, California 90013, 

15 Assessor's Parcel Number 5147-010-002. 

16 

17 R. Respondent Hart Limited Partnership ("Hart Hotel'') owns the Hart Hotel, 

18 located at 508 E. 4th Street, Los Angeles, California 90013, Assessor's 

19 Parcel Number 5147-009-017. 

20 

21 S. Respondent Lincoln Hotel SRO Limited Par1nership ("Lincoln Hotel") 

:;~ 22 owns the Lincoln Hotel, located at 549-551 Ceres Avenue, Los Angeles, 
.. t, 

•j,..., 2"' ., California 90021, Assessor's Parcel Numben 5147-016-0 20 and 514 7-
:j~ 

'i", 24 016-021, respectively. 
"I'~~ 

'/'•, 25 'f.~ 

26 T. Respondent New Carver Apartments, LP ("New Carver") owns the New 

27 Carver Apartments, located at 1624 S. Hope Street, Los Angeles, 

28 
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California 90015, Assessor's Parcel Kumber 5134-014-012, and 325 

West 17th Street, Los Angeles, Ca1ifomia 90015, Assessor's Parcel 

Number 5134-014-019. 

U. Respondent New Genesis Apartments, LP. ("New Genesis") owns the 

New Genesis Apartments, located at 452-458 S. Main St., Los Angeles, . 

California 90013, Assessor's Parcel Number 5148-009-015. 

V. Respondent Produce Apartments Limited Partnership ("Produce Hotel") 

owns the Produce Hotel Apartments, located at 676 S. Central Avenue, 

Los Angeles, California 90021, Assessor's Parcel Number 5147-035-

001. 

W. Respondent Rainbow Apartments, LP ("Rainbow Apartments") owns the 

Rainbow Apartments, located at 643 S. San Pedro Street, Los Angeles, 

California 90014, Assessor's Parcel Numbers 5148-025-008 and 5148-

025-013. 

X. Respondent Sanborn Hotel Limited Partnership ("Sanborn Hotel") owns 

the Sanborn Hotel, located at 526 S. Main Street, Los Angeles, California 

90013, Assessor's Parcel Number 5148-019-007. 

Y. Respondent Crescent Fifth Street Partners ("Crescent Hotel") owns the 

Crescent Hotel, located at 617 E. 5th Street, Los Angeles, California 

90013, Assessor's Parcel Number 5147-009-003. 

[I'l@GJ§ ?RP] ORDER ON EX PARTE APP. TO APPOINT RECEIVER 
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Z. Respondent St. Mark's Fifth Street Partners, L.P. ("St. Mark's Hotel") 

owns the St. Mark's Hotel, located at 611 E. 5th Street, Los Angeles, 

California, 90013, Assessor's Parcel Number 5147-009-004. 

2. Respondents have failed to maintain and are incapable of maintaining the Subject 

Properties; tie condition of each Subject Property currently violates the California Health & 

Safety Code, the Los Angeles Municipal Code, and other mandatory requirements, i.e., Los 

Angeles Fire Department ("LAFD") fire watch orders requiring i~ediate action, and Urgent 

Repair Orders. 

3. Each of the su·:,ject Properties has one or more of the conditions that endanger 

life, limb, health, property, safety, or welfare listed in, and are substandard as defined under 

California Health and Safety Code section 17920.3. Each of the Subject Properties constitutes a 

public nuisance and currently is in a condition that violates the California Health and Safety 

Code and the Los Angeles Municipal Code. 

4. The violations are so extensive and/or of such a nature that the health and safety 

of the occupants, neighboring residents, and/or the general public are substantially endangered 

pursuant to the California Health and Safety Code section 17980.6. 

5. The City, as a local enforcement agency, properly issued notices to abate nuisance 

conditions, including but not limited to nine LAFD fire watch orders that require immediate 

action, and Urgent Repair Orders. 

6. Respondents have been afforded a reasonable opportunity to correct the 

conditions cited in such notices and orders or have waived the opportunity to correct the 

conditions and statutory timelines and stipulated or otherwise consented to the relief granted in 

this Order. 

7. Neither Respot1dents, nor any other interested party, has corrected and abated tht 

nuisance conditions within a reasonable time after issuance of the notices and orders and each 

Respondent has indicated and confirmed Respondents' inability to comply. 

[PRGI GSEEJ ORDER ON EX PARTE APP. TO APPOINT RECENER 
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8. The substandard conditions at the Subject Properties will persist unless the Court 

appoints a receiver to take possession of the Subject Properties and undertakes responsibility for 

its rehabilita-:ion. 

9. California Health and Safety Code sections 17960-17992 authorize the City to 

enforce the State Housing Law and to institute this special proceeding. 

10. California Health and Safety Code section 17980.7(c) and the Court's inheren 

equitable power authorize the Court to appoint a public health and safety receiver to tak 

possession of the Subject Properties and undertake abatement and rehabilitatio 

("Rehabilitaiion"). 

11. Respondents and all other interested parties were properly noticed and serve 

with the Petition and were provided a reasonable opportunity to be heard in connection with th 

Petition and otherwise have stpulated or consented to the relief granted in this Order. 

12. California Health and Safety Code section 17983 authorizes the Court to mak 

"any order" for which an application is made pursuant to California Health and Safety Cod 

sections l 79 ~0- l 7992. 

13. This Order does not and should not be construed to alter, amend, or modi 

(1) the tax c,r ownership interests and positions of any person with an interest in any of th 

Subject Pro:;,erties, or (b) any regulatory agreements associated with any of the Subjec 

Properties, all of which interests, positions, and agreements hereby are preserved. Neither th 

City nor an~, other party is seeking an order under California Health & Safety Code sectio 

17980.7(b)(]). In seeking an appointment of a Public Health and Safety Receiver, the City is no 

intending to alter the ownership structure of the Projects owned by low-income housing ta 

credit ("LIHTC") Partnerships. Nor is it seeking any order under Health and Safety. Cod 

Section 179~0.?(b). Consequently, Respondents that are LIHTC Partnerships shall continue t 

be deemed the owners of such projects as associated with a Subject Property for tax purposes 

{ii) the gen~ral partners of such LIHTC Partnerships continue to perform the "substantia 

management duties" required to be performed by an entity that is a nonprofit organization i 

[fkbi SJWO] ORDERONEXPARTEAPP. TOAPPOINTRECENER 
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order for such projects associated with a Subject Property to qualify for the public welfar 

exemption from properry taxes for property used exclusively for low-income rental housin 

under Revenue and Tax Code Section 214(g); and (iii) the recorded LIHTC regulato 

agreements encumbering such projects associated with a Subject Property shall remain in ful 

force and effect. 

14. Pursuant to California Health and Safety Code section 17992, any person wh 

obtains an ownership interest in the Subject Properties after notice of pendency of this action wa 

recorded shall be subject to any order to correct the violations cited herein. 

15. California Receivership Group, Inc., a California Benefit Corporation, through it 

President, Mark S. Adams, Esq., the nominee of the City, has demonstrated the capacity an 

expertise to undertake and supervise a viable financial and construction plan for the Subjec 

Properties' rehabilitation. 

16. The Court finds that, given the severity of conditions and amount of wor 

necessary to abate the violations on the Subject Properties, the appointment of a receiver is 

necessary measure to cocrdinc.te and monitor the abatement of said violations. 
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ORDER 

Accordingly, IT IS HEREBY ORDERED 

1. Pursuant to California Health and Safety Code section 17980.7( c ), the Cou 

appoints California Receiver5hip Group, Inc, a California Benefit Corporation, through it 

President, Mark S. Adams, Esq {"Receiver") as the receiver over the Subject Properties an 

delegates the duty and pow-er to correct the existing violations existing upon the Subjec 

Properties and to see to it that the violations do not reoccur. 

2. The Court orders that said receivership shall be in full force and effect such tim 

as said receivership over the Subject Properties (also known as the "Receivership Estate") i 

terminated by order of this Court or upon the request of the Receiver or the City. 

3. Prior to performing his duties, the Receiver shall execute a Receiver's oath an 

file a bond in the sum of $10,000.00, conditioned upon the faithful performance of th 

Receiver's duties. 

4. In performing his duties, the Receiver shall keep records of all revenue an 

expenses separated and/or se9arately identifiable for each of the individual Subject Propertie 

and reports shall be provided, at a minimum, on a monthly basis, or at any other frequency a 

ordered by the Court. and consistent with Section 3(J) below. 

Powers and Duties 

5. The Receiver is vested with the following powers and duties: 

A. To take full and complete possession and control of the Subject 

Properties, including the tangible and intangible personal property 

located in or about said real property or used in connection with said real 

property. 

B. To manage the Subject Properties and pay all operating expenses, 

including taxes, insurance, utilities, debt service payments as to debt 

secured by an interest in the real property (to the extent there are funds 

[P1'@fS§JfiQ] ORDER ON EX PARTE APP. TO APPOINT RECEIVER 
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availabfe for debt service payments) and general maintenance on the 

Subject Properties. The Receiver shall not be obligated to contribute 

personal funds in the performance of the duties hereunder. No obligation 

received by the Receiver of the duties in accordance with this and other 

Orders of this Court shall be the Receiver's personal obligation, but shall 

be the obligation of the Receivership Estate. 

C. To prepare a plan for rehabilitation of the Subject Properties to remedy 

the conditions giving rise to the appointment of the Receiver, and any 

other conditions which require remediation as may be discovered by the 

Receiver in the course of inspections of the Subject Properties 

(Rehabilitation Plan and Cost Estimate) and to seek court approval of that 

plan. 

D. Following Court approval of the Rehabilitation Plan and the Cost 

Estimate, to rehabilitate the Subject Properties consistent with the 

Rehabilitation Plan submitted to the Court, to put the Subject Properties 

into compliance with all applicable state and local codes, including the 

Uniform Housing Code, the Uniform Building Code, the Uniform 

Plumbing Code, the California Building Code, the Los Angeles 

Municipal Code and to otherwise render the Subject Properties as a 

whole inhabitable as decent, safe and sanitary housing. 

E. To enter into contracts for goods and services and employ licensed 

contractors and other professionals for repairs, security, and other 

measur~s as necessary to bring the Subject Properties into compliance 

with applicable codes and to render the Subject Properties habitable as 

decent, safe, and sanitary housing, including without limitation contracts 

with: 

[PRBPOQIJD] ORDER ON EX PARTE APP. TO APPOINT RECENER 
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F. 

• Any maintenance and repair companies or personnel and any 

property manager or project manager; 

• Any licensed engineer or other building professional to inspect and 

evaluate the condition and rehabilitation potential of the Subject 

Properties; 

• Any licensed architect, draftsperson, or other design professional 

to furnish plans and specifications for the rehabilitation of the 

Subject Properties; 

• Any licensed general contractor, subcontractor, supplier or 

manufacturer to provide labor, services, goods, materials or 

equipment needed to manage, maintain, or rehabilitate the Subject 

Properties; 

• Any construction manager; 

• .!\ny bank, lending institution, or government housing finance 

agency; 

• Any title company; 

• ,.:\ny real estate appraiser; 

• Any accountant or bookkeeper; and 

• .i!\ny locksmith or security company to obtain access or to maintain 

the secmity of the Subject Prope11ies. 

To temporarily or permanently relocate the occupants (if any) of the 

Subject Properties, if necessary, to implement the Rehabilitation Plan and 

Cost Estimate. To this end, the Receiver may institute ancillary actions 

for unlawful detainer relating to the Subject Properties and may employ 

the services of an attorney to represent him in connection with any such 

unlawful detainer proceeding. 

[PPOPOSFilii?] ORDER ON EX PARTE APP. TO APPOINT RECEIVER 
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G. To borrow funds as necessary to pay for the cost of the rehabilitation 

work, relocation benefits, design and engineering work, permits, property 

management and maintenance, taxes, insurance, legal fees, receiver's fees 

and interim fees, and other costs of the Receivership, and to secure that 

debt wi1h a recorded first priority lien on the Subject Properties for the 

amount borrowed up to an initial amount not to exceed $500,000 in the 

aggregate for all Subject Properties in order to permit the Receiver to 

address the most dangerous and pressing violations, to develop the 

Rehabilitation Plan and Cost Estimate, and to stabilize the Subject 

Properti:es, subject to increases in the allowable amount by further order o 

this Court. As allowed by California Health and Safety Code section 

17980.7, the Receiver may also record at the County Recorder's Office a 

first lien (also known as Receiver's Certificate of Indebtedness) on the 

Subject Properties that shall have super priority as to any preexisting 

private lien(s) and encumbrance(s), except against federal, state, and 

county tax lien(s), for any monies owed to the Receiver for the estimated 

costs of operating the receivership, including receiver's fees and costs 

advanced or expended by the Receiver for the purposes authorized by this 

order or subsequent orders issued in this action. Funds borrowed for 

purposes of this receivership shall have super priority status over any othe 

encumbrance on the Subject Properties, except state and/or federal tax 

liens, consistent with applicable law. See City of Riverside v. Horspool, 

223 Cal. App. 4th 670 (2014); City of Santa 1vfonica v. Gonzalez, 43 Cal. 

4th 905 (2008); 0 'Leary v. Moyer's Landfill, Inc., 677 F. Supp. 807 

(1988); Schreiber v. Ditch Road Investors, 105 Cal. App. 3d 675 (1980); 

Baldwin v. Baldwin, 82 Cal. App. 2d 856 (1947); Andrade v. Andrade, 21 

Cal. 108 (1932); Title Insurance & Trust Company v. California 

[:;alilQPQGFP] ORDER ON EX PARTE APP. TO APPOINT RECENER 
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Redevelopment Co., 171 Cal. 227 (1915); Cal. Health & Safety Code 

§17983. 

H. To issue and record Receiver's Certificates oflndebtedness and/or a Deed 

of Trust against the Subject Properties to evidence and secure the above 

debt, which shall become a first lien on the Subject Properties with super 

priority over all preexisting private liens and encumbrances, except for 

federal, state, and county tax liens. The Receiver's Certificate for each 

Subject Property shall be issued for such amounts and for such items as 

authorized hereby or as the Court may hereafter expressly authorize for 

any Subject Property, upon notice and after hearing as herein provided. 

The debt evidenced by each Certificate for a Subject Property shall be due 

and pay:i.ble upon the completion of the Receiver's duties hereunder with 

respect ::o the rehabilitation of such Subject Property and, if applicable, the 

issuance of a Certificate of Occupancy by the City. If at the time this debt 

is not satisfied, the Receiver or the holder of the Certificate may apply to 

this Court on notice and hearing to sell a Subject Property pursuant to the 

Califoruia Code of Civil Procedure section 568.5 free and clear of 

subordinate liens and encumbrances; provided that the regulatory 

agreements governing such Subject Property as affordable housing and 

othern:ise shall remain in full force and effect. 

I. To open one or more bank accounts in the name of the Receiver as 

Receiver or in the name of the Receivership Estate at any federally-

insured bank, savings & loan, credit union, or similar financial institution. 

J. To prepare monthly reports to Petitioner, and serve the Respondents, 

which must include, by Subject Property, the total amount of any rent 

received, the nature and amount of any operating or repair contracts, 

payments made to repair and operate such Subject Property, other 
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payments made, and the progress of necessary repairs to each such Subjec 

Property. 

K. To file with the Court within thirty calendar -iays of the effective date of 

this Ore.er an inventory containing a complete and detailed list of all 

property of which the Receiver has taken possession, and to promptly file 

a supplementary inventory of any subsequendy obtained property. 

L. To render interim accountings and reports or:. at least a quarterly basis to 

this Court, and to render a final accounting to this Court at the conclusion 

of the Receivership. 

M. Upon not less than 10 calendar days prior wtitten notice to all interested 

parties of a hearing, and sul:ject to prior approval and confirmation of this 

Court, t::> sell any Subject P10perty, pursuant to Code of Civil Procedure § 

568.5 o:- by private sale, if l!ecessary. 

N. To record a certified copy of this Order with the Los Angeles County 

Recorder's Office. 

0. To exercise the powers grarted to receivers under section 568 of the Code 

of Civil Procedure. 

P. To apply to this Court for further or other instructions or orders and for 

further 9owers necessary to enable the Receiver to perform its duties 

properly, or to address unforeseen circumsta.--ices that may arise with 

respect to this Receivership 

Possession aud Control 

6. IT IS FURTHER ORDERED that Respondent, their equity holders, partners, 

assignees, successors, representatives, managers, agents, attorneys, employees, 

and an other persons acting under or in concert with Respondent are hereby 

ordered to: 

[)V?OPOSiQ] ORDER ON EX PARTE APP. TO APPOINT RECEfVER 
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A. Immediately relinquish and tum over possession of the Subject Properties 

to the Receiver; 

B. Immediately turn over to the Receiver and direct all property managers or 

other agents or employees to turn over all keys to the Subject Properties 

and any books or records with respect to the Subject Properties as 

requested by the Receiver; 

C. Immediately advise the Receiver as to the nature and extent of insurance 

coverage on the Subject Properties, and name the Receiver as an 

additional insured on liability insurance policies for so long as the 

Receiver remains in possession; and 

D. Forwarc. to the Receiver all bills which they may receive in connection 

with the Subject Properties. 

lniu11ctive Ort!ers 

7. IT IS FURTHER ORDERED that Respondents, their equity holders, partners, 

assignees, successors, representatives, managers, agents, attorneys, employees 

and a[ persons acting under or with concert with Respondents, are hereby 

enjoined at all times until the Receiver is discharged from: 

A. Demancing, collecting, receiving, or diverting any rents, profits, or 

income from the Subject Properties; 

B. Interfering with the Receiver, directly or indirectly, in the conduct of the 

receivership; 

C. Encumbering, mortgaging, liening, leasing, renting, selling or transferring 

the Subject Properties or any interest in it; 

D. Canceling, reducing, or modifying any existing insurance coverage with 

respect to the Subject Properties; 

u[PROP'il:SBD] ORDER ON EX PARTE APP. TO APPOINT RECENER 
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E. Entering upon the Subject Properties or into any structure located on the 

Subject Properties without first having received the Receiver's written 

consent; 

F. Commencing or continuing any foreclosure or similar process, including 

non-judicial foreclosure and trustee sale proceedings, and further 

including the filing of any notice of default or notice of trustee's sale; 

G. Commencing or continuing any action which impairs or precludes the 

Receiver's ability to obtain title insurance needed to implement the actions 

authorized by this Order; and 

H. Removing any furniture, fixture or item of personal property from the 

Subject Properties without first having received the Receiver's written 

consent. 

Receiver's C"mpensation 

8. IT IS FURTHER HEREBY ORDERED that the Receiver shall be entitled t 

compensation for his: services as Receiver over the Subject Properties in the amounts set forth i 

the Declaration of Mark Adams in Support of Petition for Appointment of Receiver file 

concurrent with the Petition. Additionally, the Receiver may employ the services of a propert 

management company as neec.ed. 

The Receiver~s compensation shall be subject to review and final approval by this Cou 

upon notice and hearing at the time the Receiver presents ai Final Report and Final Accounting 

which accouiting stall be accompanied by records adequately documenting the rehabilitatio 

and property management services rendered by the Receiver. 

9. IT IS FURTHER HEREBY ORDERED that the Receiver is permitted to fund a 

initial $500,000.00 Certificate of Indebtedness with super priority status to cover the cost o 

securing the Subjec1 Properties, enlisting contractors to bid the cost of rehabilitation and th 
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initial cost or managing and stabilizing the Subject Properties and administering the Receivershi 

Estate. 

10. IT IS FURTHER HEREBY ORDERED that should any lawful order issued b 

the Receiver, under the authority granted herein, be refused, that th_e Receiver is authorized t 

enlist the assistance of the any duly authorized sworn peace officer(s) or other law enforcemen 

personnel ar_d further that such officer(s) are authorized to employ all reasonably necess 

measures to secure cooperation and compliance with any lawful order issued by the Receiver 

including but not limited to, the use of forced entry onto/into the Subject Properties shoul 

consent to enter be refused, and the removal of any individual( s) occupying the Subjec 

Properties. 

Hearing on Order to Show Cause 

11. IT IS FURTHER HEREBY ORDERED that a hearing on this Court's Order t 

Show Cause re why the appointment of the Receiver should not be confirmed in the above actio 

has been scheduled for 

Department i-~ 
~---Z...f.c -2-3 ,at q'3.o Gp:m.i 

of the Los Angeles County Superior Court. Petitioner shall file with th 

Court and serve upon all parties a declaration setting forth the status of the rehabilitation of th 

Property as well as any other names to be completed before the Receiver is discharged. 

Failure to Comply and Reservation o(Right 

12. Failure to comply with any abatement order, or other order contained herein, shall 

be punishable by civil contempt, penalties under California Health and Safety Code sections 

17995-17995.5, and any other penalties and fines as are available. 

13. This Court shall maintain jurisdiction over the Subject Properties 

Receivership Estate dutj.ng the duration of this receivership. The Court issues this Order pursuan 

to its authority under California Health and Safety Code. The Court expressly retains jurisdictio 

to modify this Order as the ends of justice may require. The Court may hear and decide issue 

["- KOi 65£ii>] ORDER ON EX PARTE APP. TO APPOINT RECEIVER 
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regarding the scope z.nd effect of the injunctive provisions, herein. The Court can modify any o 

the injunctive provisions hereof and take such further action as may be necessary or appropriat 

to carry intc effect ;:he injun-~tive provisions hereof, and for the punishment of violations o 

same, if any. 

Authority of Petitioner 

14. Petiticner has the authority under California Law and the Los Angeles Municipa 

Code to maintain this action for the protection of the People of the _State of California and th 

citizens of the City concerning the conduct alleged in the Petition and to hereafter petition thi 

Court for such modifications to this Order and such other or further relief as Petitioner may dee 

appropriate. 

Release of Code-Compliant Properties from Receivership 

15. Any secured creditor or_ other party-in-interest may request Petitioner and th 

Receiver to release any single property from the Receivership upon confirmation that all pend.in 

code violations for such propeny have been remedied, irrespective of the status of cod 

compliance of other ?roperties under the Receivership. Neither Petitioner nor the Receiver shal 

unreasonably withho~d consent to reiease such property from the Receivership if such condition 

set forth above are satisfied. Nothing in this provision shall prejudice the Receiver from seekin 

compensation for and reimbusement of fees and expenses incurred as to the property to b 

released prior to the release of such property from the Receivership. 

IT IS SO ORDERED. 

Dated: ~ - 7 --1. ~ 

~= JUDGE OF THE SUPERIOR COURT 

MITCHELL L. BECKLOFF, JUDGE 
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Kevin Singer 
Superior Court Receiver 
Receivership Specialists 
11500 W. Olympic Blvd., Suite 530 
Los Angeles, California 90064 
Telephone: (310) 552-9064 
Email: Kevin@ReceivershipSpecialists.com  
 
 
 

SUPERIOR COURT FOR THE STATE OF CALIFORNIA 
 

COUNTY OF LOS ANGELES 
 
CITY OF LOS ANGELES, a municipal 
corporation, 
  Petitioner, 
 v. 
 
CREST APARTMENTS LP; FLOR 401 
LOFTS LP; SENATOR 2015 LP; SP7 
APARTMENTS LP; SKID ROW 
CENTRAL 1 LP; NEW PERSHING 
APARTMENTS, L.P.; SIMONE 2015 LP; 
THE SIX VETERANS HOUSING LP; 
STAR APARTMENTS, L.P.; 649 LOFTS 
LP; SKID ROW SOUTHEAST 1 LP; 
ABBEY APARTMENTS LP; CHARLES 
COBB APARTMENTS LP; BOYD 
HOTEL LIMITED PARTNERSHIP; ST. 
GEORGE AFFORDABLE HOUSING 
LIMITED PARTNERSHIP; DEWEY 
HOTEL LP; EDWARD HOTEL LIMITED 
PARTNERSHIP; HART LIMITED 
PARTNERSHIP; LINCOLN HOTEL SRO 
LIMITED PARTNERSHIP; NEW 
CARVER APARTMENTS LP; NEW 
GENESIS APARTMENTS LP; 
PRODUCE APARTMENTS LIMITED 
PARTNERSHIP; RAINBOW 
APARTMENTS LP; SANBORN HOTEL 
LIMITED PARTNERSHIP; CRESCENT 
FIFTH STREET PARTNERS; ST. 
MARK’S FIFTH STREET PARTNERS 
LP; DOES 1-100, 
 
  Respondents. 

 Case No.: 23STCP01011 
 
SUPERIOR COURT RECEIVER KEVIN 
SINGER’S NOTICE OF MOTION AND 
MOTION TO APPROVE THE SALE OF 
THE FOLLOWING RECEIVERSHIP 
PROPERTIES TO THE AIDS 
HEALTHCARE FOUNDATION:  
(1) ST. GEORGE HOTEL (115 E. 3RD ST.); 
(2) BOYD HOTEL (224 E. BOYD ST.);  
(3) RAINBOW HOTEL (643 S. SAN PEDRO 

ST.);  
(4) NEW CARVER APARTMENTS (1624 S. 

HOPE ST.);  
(5) LINCOLN HOTEL (549-551 CERES 

AVE); AND, 
(6)  HART HOTEL (508 E. 4TH ST.) 
 
 
 
Date: May __, 2024 
Time: 9:30 a.m. 
Dept.: 82 
Judge: Hon. Stephen Goorvitch 
 
Court: Stanley Mosk Courthouse 
 111 N Hill Street 
 Los Angeles, CA 90012 
 
Action filed March 30, 2023 
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TO THE COURT, ALL PARTIES AND ATTORNEYS OF RECORD: 

PLEASE TAKE NOTICE that on May __, 2024, at 9:30 a.m. in Department 82 of the 

above-referenced Court, located at 111 N. Hill Street, Los Angeles, CA 90012, the Superior 

Court Receiver Kevin Singer (the “Receiver”) will and hereby does move (the “Motion”) for 

an order approving the sale of the Sale Properties, listed below, to AIDS Healthcare Foundation, 

Inc. (the “Purchaser”) in accordance with the terms of the Purchase and Sale Agreement 

(“PSA”) attached to the Receiver’s declaration filed concurrently with this Motion.   

Property Name Property Address 

1. St. George Hotel 115 E. 3rd Street, Los Angeles, California 90013 
APN: 5161-026-004 

2. Boyd Hotel 224 E. Boyd Street, Los Angeles, California 90013 
APN: 5148-002-007 

3. Rainbow Apartments 643 S. San Pedro Street, Los Angeles, California 90014 
APN: 5148-025-008, 5148-025-013 

4. New Carver Apartments 1624 S. Hope Street, Los Angeles, California, 90015 
APNs: 5134-014-012, 5134-014-019 

5. Lincoln Hotel  549-551 Ceres Street, Los Angeles, California 90021 
APNs: 5147-016-020, 5147-016-021 

6. Hart Hotel 508 E. 4th Street, Los Angeles, California 90013 
APN: 5147-009-017 
 

(collectively, the “Sale Properties”.)  

More specifically, the Receiver seeks an Order:  

1. Authorizing the Receiver to enter into the Purchase and Sale Agreement for the 

Sale Properties (the “PSA”) and approving the PSA, which is attached as “Exhibit A,” to the 

Declaration of Kevin Singer (the “Receiver’s Declaration”);  

2. Authorizing and instructing the Receiver to take any actions and execute any 

further documents reasonably necessary to effectuate the sale of the Sale Properties to the 

Purchaser for $27 million dollars (the “Sale Price”), according to the terms of the PSA, 

including the set aside amount to Purchaser for purposes of complying with the Abatement 
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Agreement;1  

3. Approving that the Sale Price and the terms and conditions of the PSA as fair 

and reasonable;  

4. Approving that the Receiver and the Purchaser acted in good faith in connection 

with the negotiation, execution, delivery and sale of the Sale Properties;  

5. Authorizing the Receiver to amend or modify the PSA and any related sale 

documents as reasonably necessary to complete the sale of the Sale Properties if the Receiver in 

good faith believes such modification is reasonable and required to serve the interests of the 

Receivership Estate; 

6. Authorizing the Receiver to sell the Sale Properties to the Purchaser on an “AS 

IS, WHERE IS” basis and “WITH ALL FAULTS,” without any representations or warranties 

whatsoever by the Receiver, the Receiver’s agents or attorneys, including, without limitation, 

any representations or warranties as to the physical condition or use of the Sale Properties; 

7. Authorizing the Receiver to prepare and sign the Quitclaim Deed to convey the 

Property to the Purchaser. The Receiver should be further authorized and directed to enter into 

and sign any and all usual and customary documents to close escrow;  

8. Authorizing the Receiver to pay from the proceeds of the sale any federal, state 

or local tax liens recorded against, and all real property taxes due and owing for, the Sale 

Properties as part of the closing, through escrow;  

9. Authorizing that the sale of the Sale Properties to the Purchaser shall be free and 

clear of all monetary liens and encumbrances, with any monetary liens and encumbrances 

recorded against the Sale Properties to attach to the net proceeds of the sale in the same order of 

priority as to each of the Sale Properties, which will be placed into an account controlled by the 

Receiver at the close of escrow (the “Deposit Account”). The allocation of the net proceeds of 

the sale with respect to the monetary liens and monetary encumbrances as to each of the Sale 

Properties shall be determined by the Court at a later date as part of a creditor’s claims process;  

                         

1 Unless otherwise specifically defined herein, all capitalized terms have the same meaning as used in the PSA.  
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10. Authorizing that the Receiver’s ongoing fees and costs may be paid from the 

funds in the Deposit Account in accordance with the procedure to approve the Receiver and his 

agents’ fees and costs set forth in the April 7, 2023 Appointment Order (the “Appointment 

Order”).   

11. Authorizing that all laws, ordinances, statutes and customs, all building and 

zoning laws, codes and regulations affecting the Properties, including all proffers, regulatory 

agreements, special exceptions, conditions, site plan approvals, affordability restrictions, 

regulatory covenants and requirements, as well as the settlement agreement entered into in the 

matters of County of Los Angeles v. Board of Directors of the Community Redevelopment 

Agency of the City of Los Angeles, et al. (Case No. BC276472) and Wiggins v. Board of 

Directors of the Community Redevelopment Agency of the City of Los Angeles, et al. (Case No. 

BC277539), as may be modified, amended, or extended (the “Wiggins Settlement 

Agreement”), associated with the Sale Properties, as well as the Design Guidelines and 

Controls for Residential Hotels in the City Center and Central Industrial Redevelopment Project 

Areas in addition to all applicable City Rules, Regulations, Ordinances, and other similar 

matters, including the Agreement Containing Covenants Affecting Real Property (Including 

Rental Restrictions), which the Court approved on or about April 4, 2024, shall remain as liens 

or encumbrances against the Sale Properties;   

12. Authorizing the Escrow officer engaged for the sale to make the following 

disbursements from the sale proceeds:  

(a) All ordinary escrow and/or title fees and costs, if any, associated with the 

sale of the Sale Properties; 

(b) Any taxes due on, and all federal, state or local tax liens encumbering the 

Sale Properties; 

(c) All Brokers’ commissions, less the $54,000.00 already advanced to the 

Broker for the marketing of the Sale Properties pursuant to the December 22, 2023 Order 

Authorizing Receiver to Engage a Broker to Market Specified Properties for Sale (the 

“Marketing Order”);  
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(d) Payment to the City of Los Angeles (the “City”) of $10,000,000.00 

towards repayment of the principal of the City’s $10,000,000.00 super-priority receiver’s 

certificate recorded with the County of Los Angeles Recorder’s Office on July 3, 2023, 

Instrument No. 20230434822; and,  

(e) Deposit the net remaining proceeds of the sale into the Deposit Account 

set up by the Receiver.  

13. Authorizing that the notice of this Motion is sufficient and proper, and that given 

the specialized nature of the Properties, the marketing efforts of the Receiver and the Broker, 

and the at-risk population which these properties house and serve, it is not necessary for this 

sale to be subject to overbidding;  

14. The Court will retain exclusive jurisdiction over any and all disputes that may 

arise against or involving the Receiver from the sale of the Sale Properties, including but not 

limited to, any of the Parties or the Purchaser; and, 

15. Granting the Receiver such additional relief as the Court deems just and proper. 

PLEASE TAKE FURTHER NOTICE that pursuant to the Court’s April 16, 2024 Ex 

Parte Order, the briefing schedule for this Motion is as follows:  

Any Oppositions shall be served and filed by _______________, 2024 [service shall be 

made by email or overnight mail]; and,  

The Reply shall be served and filed by _________________, 2024 [service shall be 

made by email or overnight mail. 

Pursuant to the Marketing Order, the Receiver engaged a broker to market for sale each 

of the properties listed above, along with several others that are not the subject of this Motion. 

After marketing the properties for over two months, the Receiver has identified the Purchaser as 

the best candidate to buy the Sale Properties. The Receiver believes that the Sale Properties 

should be sold to the Purchaser without the need for overbidding, as the marketing process was 

exhaustive, and the Receiver is informed and believes that the Purchaser is the only bidder for 

these properties at the price agreed to in the Sale Agreement. As a result, overbidding would be 

futile and would simply delay the sale and increase administrative expenses. 
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This Motion is based on this Notice, the accompanying Memorandum of Points and 

Authorities, the concurrently-filed Declarations of Kevin Singer and Rick Marquis, the 

Appendix of Litigation Guaranties, the [Proposed] Order, and the pleadings, documents, 

records, and files herein, and upon such further oral evidence as may be presented to the Court. 

 

 
DATED: April __, 2024 By:   
  Kevin A. Singer 
  Superior Court Receiver 



 

Page 7 
RECEIVER’S MOTION TO APPROVE THE SALE OF RECEIVERSHIP  PROPERTIES   

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

TABLE OF CONTENTS 

I.      INTRODUCTION .................................................................................................................. 9 

II.     BRIEF STATEMENT OF FACTS ...................................................................................... 10 

A.    The Appointment of the Receiver. ............................................................................ 10 

B.     The Receiver Obtains Permission to Retain a Broker and Market Twelve of the                  

Receivership Properties. ....................................................................................... 11 

C.     The Marketing and Sale Efforts of the Twelve Properties. ...................................... 11 

D.     The LOIs and the Input from the City and Further Negotiations with Potential 

Buyers re LOIs. ..................................................................................................... 13 

E.     The Purchaser’s LOI for the Sale Properties, Execution and General Terms of the 

PSA. ...................................................................................................................... 16 

F.     The Status of the Remediation Efforts for the Sale Properties. ................................ 19 

III.      LEGAL AUTHORITY ...................................................................................................... 20 

A. The Court Has Broad Authority to Authorize the Receiver to Sell Receivership 

Property. ................................................................................................................ 20 

B. The Terms of the PSA Are Fair and Reasonable and in the Best Interest of the 

Receivership and the Tenants at the Sale Properties. ........................................... 21 

C. Selling the Sale Properties Free and Clear of All Monetary Liens and 

Encumbrances is Necessary and Appropriate. ...................................................... 22 

IV.      CONCLUSION.................................................................................................................. 23 

 



 

Page 8 
RECEIVER’S MOTION TO APPROVE THE SALE OF RECEIVERSHIP  PROPERTIES   

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

TABLE OF AUTHORITIES 

Cases 

Cal-American Income Property Fund VII v. Brown Dev. Corp.  
 (1982) 138 Cal.App.3d 268, 273 ...................................................................................... 20 
 
City of Riverside v. Horspool  
 (2014) 223 Cal.App.4th 670, 684 ..................................................................................... 22 
 
City of Santa Monica v. Gonzalez  
 (2008) 43 Cal.4th 905, 931 ............................................................................................... 20 
 
County of Sonoma v. Quail  
 (2020) 56 Cal.App.5th 657, 671 ....................................................................................... 20 
 
Lesser & Sons v. Seymour  
 (1950) 35 Cal.2d 494, 499 ................................................................................................ 21 
 
People v. Riverside Univ.  
 (1973) 35 Cal.App.3d 572, 585 .................................................................................. 20, 21 
 
Statutes 
 
Cal. Code Civ. Proc. § 
568................................................................................................................................................. 20 
Code of Civil Procedure section  
564................................................................................................................................................... 9 
Health and Safety Code section  
17980.7(c) ................................................................................................................................. 9, 10 
 



 

Page 9 
RECEIVER’S MOTION TO APPROVE THE SALE OF RECEIVERSHIP  PROPERTIES   

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

MEMORANDUM OF POINTS AND AUTHORITIES 

I. INTRODUCTION 

The Court-Appointed Receiver, Kevin Singer and Receivership Specialists (collectively, 

the “Receiver”), brings this Motion for authority to sell specific properties of the Receivership 

Estate. More specifically, the Receiver respectfully requests that the Court enter an Order 

approving the sale of six (6) properties identified below (the “Sale Properties”), to the AIDS 

Healthcare Foundation, Inc. (the “Purchaser”), in accordance with the terms and conditions of 

the Purchase and Sale Agreement dated April 3, 2024 (the “PSA”):  

Property Name Property Address 

1. St. George Hotel 115 E. 3rd Street, Los Angeles, California 90013 
APN: 5161-026-004 

2. Boyd Hotel 224 E. Boyd Street, Los Angeles, California 90013 
APN: 5148-002-007 

3. Rainbow Apartments 643 S. San Pedro Street, Los Angeles, California 90014 
APN: 5148-025-008, 5148-025-013 

4. New Carver Apartments 1624 S. Hope Street, Los Angeles, California, 90015 
APNs: 5134-014-012, 5134-014-019 

5. Lincoln Hotel  549-551 Ceres Street, Los Angeles, California 90021 
APNs: 5147-016-020, 5147-016-021 

6. Hart Hotel 508 E. 4th Street, Los Angeles, California 90013 
APN: 5147-009-017 

(See Declaration of Kevin Singer (the “Receiver Decl.”) ¶ 2; Exh. A.) 

The complex and sensitive issues that necessitated the appointment of the Receiver are 

well known to the Parties and the Court. On April 7, 2023, the Court appointed a receiver on an 

ex parte basis pursuant to Health and Safety Code section 17980.7(c), and Code of Civil 

Procedure section 564, to protect over 1,500 vulnerable tenants as a result of the financial and 

functional implosion of the Skid Row Housing Trust (“SRHT”), which managed twenty-nine 

(29) low income multi-family rental properties (the “Receivership Properties”) in the City of 

Los Angeles. As reflected in the April 7, 2023 Order Granting Ex Parte Application for an 

Order Appointing Receiver (the “April 7th Appointment Order”) it was contemplated that the 
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Receivership Properties might have to be sold, including by private sale. (See Receiver Decl.,  

¶¶ 3-4, Exh. B, p. 15, ¶ 5(M); Exh. C, p. 18 ¶ 8(O).) Indeed, given the unfortunate financial 

situation facing the SRHT, the Parties and the Court have known since the outset that SRHT 

would never again have the financial ability to resume management of the Properties, and that 

an exit strategy for the Receivership Properties would be required. Through the Receiver’s 

efforts and coordination with various interested parties to release certain properties, of the 

original twenty-nine (29) properties, there now remain eighteen (18) in Receivership.  

With respect to the remaining properties, on December 22, 2023, the Court entered an 

Order Authorizing the Receiver to Engage a Broker to market twelve (12) of the existing 

properties including the Sale Properties (the “Marketing Order”). (Id. at ¶ 8, Exh. E.) 

Following the Marketing Order, the Receiver engaged a broker, Duke Cooke (the “Broker”), 

who has actively marketed the twelve (12) properties. Through these efforts, including 

substantial coordination with, and input from, the City of Los Angeles (the “City”), the 

Receiver has found a willing and able buyer who has agreed to acquire the Sale Properties for 

$27 million in accordance with the terms of the PSA.  

The Receiver believes that the sale of the Sale Properties to the Purchaser is in the best 

interest of the Receivership Estate, the Parties, the Court, the tenants of the Sale Properties, and 

all interested parties and creditors.  

II. BRIEF STATEMENT OF FACTS 

A. The Appointment of the Receiver. 

 This Court entered the April 7th Appointment Order appointing California Receivership 

Group, Inc., a California Benefit Corporation, through its President, Mark S. Adams, Esq. (the 

“Prior Receiver”), as the receiver over the Receivership Properties pursuant to California 

Health and Safety Code section 17980.7(c). (See Receiver Decl., ¶ 3, Exh. B.) On May 25, 

2023, the Court entered the Confirmation Order confirming the Prior Receiver’s appointment as 

the receiver over the Receivership Properties. (Id. at ¶ 4, Exh. C.) On June 29, 2023, the Court 

entered the Order Granting the City’s Ex Parte Application Replacing Receiver (“Replacement 

Order”) and appointed Kevin Singer and Receivership Specialists as the replacement receiver 
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over the Receivership Properties. (Id. at ¶ 5, Ex. D.) The April 7th Appointment Order, the May 

25, 2023 Confirmation Order, and the June 29th Replacement Order are hereinafter collectively, 

referred to as the “Appointment Order.” 

 The Receiver promptly took control of the Receivership Properties and immediately 

began meeting with the relevant vested parties, vendors, and government agencies. (Id. at ¶ 6.) 

B. The Receiver Obtains Permission to Retain a Broker and Market Twelve of 

the Receivership Properties. 

 Given the financial condition of the SRHT, the Receiver recognized that SRHT would 

almost certainly be unable to assume control of the Receivership Properties at the conclusion of 

the Receivership Estate. Unquestionably, the remaining Receivership Properties cannot remain 

in the receivership indefinitely – there are simply insufficient funds to do so, and the Receiver 

expects funding to run out by the middle of May 2024. (Receiver Decl., ¶ 7.) Accordingly, new 

owners needed to be located promptly. (Id.) Specifically, the properties require new owners that 

are willing, able, and qualified to take ownership of the properties so that there is limited 

disruption to the tenants at each property, who include some of the most vulnerable tenant 

populations in the City. (Id.)  

 The Appointment Order contemplates that the Receiver can sell the Receivership 

Properties, but in order to do so the Receiver needed to engage a broker to assist in the 

marketing of the properties for sale. Accordingly, on December 22, 2023, following the 

Receiver’s ex parte application, the Court entered the Marketing Order authorizing the Receiver 

to engage a broker to prepare marketing materials and begin marketing twelve (12) properties 

for sale through the Receivership, including the Sale Properties as well as the Dewey Hotel, 

Edward Hotel, Sanborn Hotel, St. Marks Hotel, Crescent Hotel, and the Produce Hotel 

(collectively, the “Twelve Properties”). (Id. at ¶ 8.) The Twelve Properties were selected 

because these properties are fully owned by SRHT, with SRHT acting as both managing partner 

and limited partner of these properties. (Id.)   

C. The Marketing and Sale Efforts of the Twelve Properties. 

As previously explained to the Court and the Parties, there has been substantial time 
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pressure to market the Twelve Properties for sale and to locate one or more buyers because the 

Receiver anticipates that the Receivership Estate will only have sufficient funding to continue 

operations through the middle of May 2024. (Id. at ¶ 9.) Following the entry of the Marketing 

Order, the Receiver promptly reached out to multiple brokers, and ultimately retained Duke 

Cooke the founder of Eminent Resources (the “Broker”), as the listing broker for the Twelve 

Properties. (Id.; See also, Declaration of Rick Marquis (“Marquis Decl.”), ¶ 3.) The Broker was 

selected because of his considerable experience and expertise in planning, procurement, 

construction, sales, and marketing of low-income housing, single-room-occupancy properties, 

residential hotels, and affordable housing. (Marquis Decl., ¶ 3.) The Broker also had prior 

dealings, knowledge, and familiarity with the Receivership Properties, which added to his 

qualifications to act as the broker for the marketing of the Twelve Properties. (Id.)  

Thereafter, the Receiver negotiated a listing agreement with the Broker, which included 

meeting and conferring with the City pursuant to the Marketing Order to ensure that there was 

no objection by the City to the proposed listing agreement. (Receiver Decl., ¶ 9; Exh. F.) The 

listing agreement for the Twelve Properties was finalized and executed on January 11, 2024 (the 

“Listing Agreement”). (Id.) Immediately thereafter, the Receiver and his team worked with the 

Broker to prepare marketing materials to bring the Twelve Properties to the market as quickly as 

possible. (Marquis Decl., ¶ 5.) Pursuant to the Marketing Order and the Listing Agreement, the 

Receiver advanced $108,000 [$9,000 per property] as a fixed fee for the Broker’s preparation of 

marketing materials and marketing the properties for sale. (Receiver Decl., ¶ 10.) The Broker’s 

commission of five percent (5%) to be paid to the Broker at the close of any sale of the 

Properties will be reduced by this advance. Accordingly, for purposes of this Motion and the 

sale of the Sale Properties, the Broker’s commission will be reduced by $54,000.00 from the 

fixed fee advance. (Id.) 

On or about January 26, 2024, the Broker began listing the Twelve Properties 

individually on various online public-listing databases including LoopNet and Costar. (Marquis 

Decl., at ¶ 7.) For the next two months, the Broker also directly contacted numerous commercial 

real estate brokers that he has worked with in the past on affordable housing and low-income 
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housing properties, to inquire about whether they had any clients that might be interested in 

acquiring one or more of the Twelve Properties. (Id.)  

Fifty-six (56) brokers or potentially interested buyers were contacted by the Broker, or 

contacted the Broker directly about the listings. (Id. at ¶ 8.) The Broker circulated a 

confidentiality agreement to these interested parties which needed to be signed as a condition to 

receiving initial due diligence materials. (Id.) Thirty-six (36) of the interested parties either 

explained they were not interested, did not respond, or ultimately did not sign the confidentiality 

agreement or provide a letter of intent notwithstanding follow up inquiries by the Broker. (Id.) 

Twenty (20) brokers or interested buyers signed and returned the confidentiality agreement. 

(Id.) Of these, the Receiver and the Broker received letters of intent (“LOI”) from interested 

buyers. (Id. at ¶¶ 9(a)-9(g), Exhs. 1-8 [as redacted].)  

D. The LOIs and the Input from the City and Further Negotiations with 

Potential Buyers re LOIs.  

Pursuant to the Marketing Order, and the regulatory agreements encumbering the 

Twelve Properties, the Receiver was required to advise and seek input from the City “regarding 

any potential offer or interested buyer in order to assess any concerns or conditions the City 

may have regarding a sale of the [Twelve Properties] and also to assess whether any potential 

buyer will be able to comply with the terms and conditions of the regulatory agreements that 

govern the [Twelve Properties].” (Receiver Decl., ¶ 8, Exh. E [Marketing Order] ¶ 3.)  

Through the marketing efforts, and as explained above, the Receiver was provided with 

LOIs from seven (7) interested buyers; (i) Offeror No. 1 [for the Dewey Hotel, only];  

(ii) Offeror No. 2 [for the Edward Hotel]; (iii) Offeror No. 3 [for the Dewey Hotel, only];  

(iv) Offeror No. 4 [initially for six (6) of the Twelve Properties, and then for all twelve];  

(v) Offeror No. 5 [for all Twelve Properties]; (vi) Offeror No. 6 [for all Twelve Properties]; and 

(vii) AHF. (Id. at ¶ 12; Marquis Decl., ¶¶ 9(a)-9(g); Exhs. 1-8 [redacted].) The Receiver, his 

team, and the Broker reviewed and discussed the LOIs and spoke with the interested buyers 

who presented seemingly viable offers, and discussed the LOIs with the City as directed by the 

Court. (Receiver Decl., ¶ 13; Marquis Decl., ¶ 10.) Certain of the LOIs involved the acquisition 
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of only some of the Twelve Properties, while others were directed at the acquisition of all 

twelve. (Receiver Decl., ¶ 12; Marquis Decl., ¶¶ 9(a)-9(g).)  

In reviewing the LOIs and discussions with the potential buyers, the Receiver identified 

the following concerns which narrowed the pool of interested buyers:  

 Offeror No. 1’s LOI: Offeror No. 1’s LOI was limited to the Dewey Hotel. 

However, the City had raised concerns from the start of the Receiver’s marketing efforts that 

selling the Properties piecemeal or allowing potential buyers to only choose the perceived best 

properties in the portfolio could have the negative effect of leaving the other properties without 

any interested buyers, and without an owner that would continue operations for the benefit of 

the tenants at these other properties. (Receiver Decl., ¶ 14.) Accordingly, the Receiver and his 

team determined that based on concerns raised by the City, it is not recommended to sell 

individual properties, as opposed to bundling multiple properties to a single buyer, because if 

only the most valuable properties are acquired, the other less valuable properties might not be 

acquired at all. (Id.) Offeror No. 1 did not submit an offer for all Twelve Properties (Marquis 

Decl., ¶ 9(a));  

 Offeror No. 2's LOI: Offeror No. 2’s LOI was limited to the Edward Hotel. As 

explained above, the Receiver and his team determined that it is not recommended that the 

Receiver sell individual properties, as opposed to bundling multiple properties to a single buyer. 

Offeror No. 2 did not submit an offer for all Twelve Properties (Marquis Decl., ¶ 9(b));  

 Offeror No. 3’s LOI: Offeror No. 3’s LOI was limited to the Dewey Hotel. As 

explained above, the Receiver and his team determined that it is not recommended that the 

Receiver sell individual properties, as opposed to bundling multiple properties to a single buyer. 

Offeror No. 3 did not submit an offer for all Twelve Properties (Marquis Decl., ¶ 9(c)); 

 Offeror No. 4’s Multiple LOIs: Offeror No. 4 submitted two (2) LOIs. The first 

LOI from Offeror No. 4 was for only six (6) of the Twelve Properties. However, as explained 

above, based on the City concerns, the Receiver solicited Offeror No. 4 to submit a bid for all 

Twelve Properties, which Offeror No. 4 did. (Receiver Decl., ¶ 14.) The LOI for the six (6) 

properties was higher than Offeror No. 4’s LOI for all twelve. (Marquis Decl., ¶ 9(d).) Thus, 
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Offeror No. 4’s LOI for the Twelve Properties was deemed not in the best interest of the 

Receivership Estate. (Receiver Decl., ¶ 15.) However, based on the City’s proposal to split the 

Twelve Properties into two specific groups of six properties (as explained below), the 

Receivership Estate is still soliciting offers from Offeror No. 4 for the six remaining properties 

should this Motion to sell the Sale Properties be approved (Receiver Decl., ¶ 26); 

 Offeror No. 5’s LOI: Offeror No. 5’s LOI contemplated seller carryback 

financing that would be forgiven at a specified dollar amount each year that the Twelve 

Properties (excluding Dewey) remained as affordable housing for up to fifty-five (55) years. (Id. 

at ¶ 15; Marquis Decl., at ¶¶ 9(e), 11.) Given this condition, the Receiver determined that 

Offeror No. 5 LOI was not as strong other offers. (Receiver Decl., ¶ 15.) However, based on the 

City’s proposal to split the Twelve Properties into two specific groups of six properties (as 

explained below), the Receivership Estate is still soliciting offers from Offeror No. 5 for the six 

remaining properties should this Motion to sell the Sale Properties be approved (Id. at ¶ 26); 

and, 

 Offeror No. 6’s LOI: As a condition to the closing of any sale, Offeror No. 6 

required, inter alia, that: (i) it receive preliminary approval for the transaction from one of its 

preferred lenders, and (ii) more importantly that Offeror No. 6 had to secure a service provider 

partner for a triple net master lease for the entire Twelve Properties, which was explained to the 

Receivership as requiring that Offeror No. 6 secure a master tenant who would enter into a 

master lease at rental terms acceptable to Offeror No. 6, and this master tenant would have to 

operate the Twelve Properties as low-income and affordable housing. (Id. at ¶ 15; Marquis 

Decl., at ¶¶ 9(f), 11.) After further discussions and negotiations, the Receivership team 

determined that Offeror No. 6’s condition of first obtaining a master tenant was extremely 

unlikely and unfeasible, and that any potential sale to Offeror No. 6 would not get past the due 

diligence phase. (Receiver Decl., ¶ 15.) 

The Receiver also received interest from the Purchaser, AHF. First, AHF inquired about 

acquiring seven (7) of what it viewed as the best properties in the portfolio. (Marquis Decl.,  

¶ 9(g).) As with Offeror No. 4, the Receivership went back to the Purchaser to inquire about 
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soliciting an offer for all Twelve Properties. (Id. at ¶ 11.) Thereafter, the Purchaser submitted an 

LOI for all Twelve Properties on or about March 1, 2024. (Marquis Decl., ¶ 9(g).)  

Based on the Purchaser’s LOI, there were certain deal points, terms, and issues that 

needed to be negotiated and addressed, including issues and concerns raised by the City, which 

resulted in back-and-forth negotiations between the Receivership Estate and the Purchaser. (Id. 

at ¶ 12.) On March 20, 2024, the Department of Housing and Community Development 

(“HCD”), sent the Receiver a letter and sent a carbon copy to Ann Sewill, General Manager of 

the Los Angeles Housing Department, raising concerns about a potential sale of the Twelve 

Properties to the Purchaser. (Receiver Decl., ¶ 17, Exh. G.) Later, on March 22, 2024, as the 

negotiations and discussions about the LOI for the Twelve Properties were progressing, the City 

held a closed session City Council meeting and subsequently met with the Receiver’s team. 

(Receiver Decl., ¶ 17.) Following the City Council meeting, the City requested that the Twelve 

Properties be marketed and sold as two groups of six (6) properties (the “Split Proposal”) – 

specifically in groups that included a reasonable allocation of the perceived best properties in 

the portfolio along with the other properties that may not be as desirable for a potential 

purchaser. (Id.) It is the Receiver’s understanding that the City’s concerns were to: (i) avoid 

selling only the potentially more valuable properties and leaving the remainder of the properties 

without a new owner; and (ii) to avoid concentrating the full portfolio in any single entity’s 

hands. (Id.) Given what happened with the SRHT and SRHT’s entire portfolio being plagued 

with health and safety issues that ultimately led to this Receivership, the Receiver was amenable 

to vetting this “split” proposal with the existing pool of interested buyers. (Id.) 

E. The Purchaser’s LOI for the Sale Properties, Execution and General Terms 

of the PSA. 

Following the concerns by HCD and the Split Proposal from the City, the Receiver 

contacted the Purchaser about its willingness to make an offer for six (6) of the Twelve 

Properties. (Id. at ¶ 18; Marquis Decl., at ¶ 14.) This ultimately culminated in the receipt and 

execution of the Purchaser’s March 27, 2024 LOI by the Receiver. (Id. at ¶ 14; Receiver Decl.,  

¶ 18.) Thereafter, the Receiver and the Purchaser turned to negotiating a purchase and sale 
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agreement, which ultimately resulted in the execution of the PSA on April 3, 2024. (Receiver 

Decl., ¶ 18; Exh. A.) The general terms of the PSA are set forth below:  

 Closing Conditioned Upon Court Approval: The Closing is conditioned upon, 

inter alia, the Court’s issuance of an order approving this Motion, the sale of the Sale 

Properties, and the PSA [PSA § 2.4.2];  

 The Properties: the land, buildings and other improvements, personal property, 

leases and contracts of the Sale Properties (e.g., St. George Hotel, Boyd Hotel, Rainbow Hotel, 

New Carver Apartments, Lincoln Hotel, and the Hart Hotel) [PSA § 1];  

 Purchase Price: Twenty-Seven Million Dollars ($27,000,000) (the “Purchase 

Price”) [PSA § 2.1];  

 Deposit: Purchaser shall deposit Eight-Hundred-Thousand Dollars ($800,000) to 

escrow within five (5) business days of opening of escrow [PSA § 2.2]. The deposit has been 

made by the Purchaser (Receiver Decl., ¶ 18);  

 Due Diligence Period: The Purchaser has thirty (30) days from April 3, 2024, or 

May 3, 2024, to complete its inspections and due diligence [PSA § 3.1]; 

 “As is, Where is, With all Faults” Sale: The sale of the Sale Properties to the 

Purchaser is “as is, where is, with all faults,” and will be made pursuant to a quitclaim deed and 

quitclaim bill of sale [PSA §§ 1.2 and 5.4.1];  

 Purchaser’s Compliance with All Regulatory Agreements: at Closing, “the 

Purchaser shall operate the Sale Properties in accordance with all applicable affordability 

restrictions, regulatory covenants, and requirements, as well as the provisions of the settlement 

agreement entered into in the matters of County of Los Angeles v. Board of Directors of the 

Community Redevelopment Agency of the City of Los Angeles, et al. (Case No. BC276472) and 

Wiggins v. Board of Directors of the Community Redevelopment Agency of the City of Los 

Angeles, et al. (Case No. BC277539) as may have been modified, amended, or extended (the 

Wiggins Settlement Agreement”), associated with the Properties, as well as the Design 

Guidelines and Controls for Residential Hotels in the City Center and Central Industrial 

Redevelopment Project Areas in addition to all applicable City Rules, Regulations, and 
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Ordinances. Purchaser intends to permanently manage and operate the Properties using 

Purchaser’s own staff and employees experienced in successfully operating supportive housing 

[PSA § 3.9].” The Purchaser was provided with a copy of the City’s most recent Agreement 

Containing Covenants Affecting Real Property (Including Rental Restrictions), which the Court 

approved on or about April 4, 2024, and had no objection to it. (Receiver Decl., ¶ 21; Exh. M);  

 Purchaser Agreement to Collaborate with Third Party Property 

Management Company for Six (6) Months: Purchase agrees that for six (6) months after 

Closing, it will collaborate with one or more third party property management companies for the 

Sale Properties [PSA § 3.9.1];  

 Abatement Agreement and Repair Plan: the Purchaser agrees that as a 

condition to close, the Purchaser and the City will enter into an Abatement Agreement and 

Repair Plan with respect to the Sale Properties (the “Abatement Agreement”), intended to 

identify any needed repairs or renovations to the Sale Properties [PSA § 3.9.2]; 

 Set Aside from Purchase Price: At Closing, Five-Million Dollars 

($5,000,000.00) will be wired to the Purchaser (the “Set Aside Amount”), and the Purchaser 

shall use these funds to make needed repairs and renovations to the Sale Properties in 

accordance with the Abatement Agreement [PSA § 3.9.2];  

 Free and Clear of all Monetary Liens: the Sale Properties are to be sold free 

and clear of all monetary liens and monetary encumbrances, with all monetary liens and 

monetary encumbrances to attach to the net proceeds of the sale in the same priority as they 

attach to the Properties [PSA § 1.3]; and, 

 Obligations to Pay at Closing: From the Purchase Price, the Receiver shall be 

authorized through escrow at the time of Closing to pay: (i) the outstanding real property tax 

obligations and liens of the Sale Properties, (ii) closing costs, (iii) the Broker’s commission [less 

$54,000.00 already advanced to the Broker pursuant to the Marketing Order], and (iv) the Set 

Aside Amount. (Receiver Decl., ¶¶ 2 and 19, Exh. A [PSA].) 

 As already approved by the Court, there are currently super-priority receivership 

certificate liens in favor of the City that encumber the Sale Properties in the total amount of 
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Thirty-Six Million Five-Hundred Thousand Dollars [$36,500,000.00]. (Receiver Decl., ¶ 20; 

Exhs. H-L.) Pursuant to these receiver’s certificates, the City provided funding to the Receiver 

to finance the costs to manage and rehabilitate the properties in the Receivership, with oldest 

receivership certificate in the amount of Ten Million Dollars [$10,000,000.00] recorded on or 

about July 3, 2023. (Id. at ¶¶ 19-20; Exh. H.) By this Motion, the Receiver also requests 

authority to pay $10,000,000 to the City through escrow to satisfy the principal of this first 

Receivership Certificate. Thereafter, the balance of the net sale proceeds should held by the 

Receiver in a deposit account controlled by the Receiver to use for ongoing administrative 

expenses as it continues the rehabilitation and marketing for sale of the remaining properties, 

with the balance thereafter to be paid in accordance with a creditor’s claims proceeding as part 

of the closing out of the Receivership Estate. (Id. at ¶ 22.) 

 Based on the extensive marketing and sale efforts by the Receiver and the Broker, the 

extensive coordination with the City involving the marketing and sale efforts, and the terms and 

conditions of the PSA, the Receiver believes that the sale of the Sale Properties to the 

Purchaser, in accordance with the PSA and this Motion, is in the best interest of the 

Receivership Estate, the tenants of the Sale Properties, the Parties and interested parties to this 

Action, all creditors, and the Court. (Id. at ¶ 25.)  

F. The Status of the Remediation Efforts for the Sale Properties. 

With respect to the Sale Properties, the remediation and repair status is as follows: Boyd 

Hotel: Repairs and remediation were completed in August 2023, and Boyd Hotel was also 

removed from fire watch. Leasing operations have been ongoing to find tenants for the vacant 

units; New Carver Apartments: Repairs and remediation were completed in December 2023. 

As of March 2024, New Carver had one item remaining before it can be retested and removed 

from fire watch. Leasing operations have been ongoing to find tenants for the vacant units; 

Lincoln Hotel: Repairs and remediation are set to be completed in April 2024. Leasing 

operations have been ongoing to find tenants for the vacant units; Rainbow Apartments: 

Repairs are in progress and expected to finish during the month of May 2024. Rainbow is also 

expected to receive additional violation clearances shortly, and it has been removed from fire 
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watch; St. George Hotel: more in-depth repair work is required. However, it has been removed 

from fire watch. Should the sale to the Purchaser not be approved, the Receiver will need to 

submit a formal rehabilitation for approval; and, Hart Hotel: more in-depth repair work is 

required. However, it has been removed from fire watch. Should the sale to the Purchaser not be 

approved, the Receiver will need to submit a formal rehabilitation for approval. (See Marquis 

Decl., ¶¶ 16(a)-(f).)  

III. LEGAL AUTHORITY 

A. The Court Has Broad Authority to Authorize the Receiver to Sell 

Receivership Property. 

A receiver’s powers in any particular action are established by statute, the appointment 

order, and the Court’s subsequent orders. (Cal-American Income Property Fund VII v. Brown 

Dev. Corp. (1982) 138 Cal.App.3d 268, 273.) To that end, Courts have broad authority to direct 

the manner in which receivership property can be sold. (See Cal. Code Civ. Proc. §568 [“[t]he 

receiver has, under the control of the Court, power to…make transfers, and generally to do such 

acts respecting the property as the Court may authorize”].) A receivership court has the 

“inherent equitable power…to prescribe the manner in which a receiver may sell property” 

including a “private sale, at the best price attainable under the circumstances…” (People v. 

Riverside Univ. (1973) 35 Cal.App.3d 572, 585 [emphasis added].)  

The authority of the appointing Court to approve a receiver’s sale “rests upon the court’s 

sound discretion, exercised in view of all the surrounding facts and circumstances and in the 

interests of fairness, justice and the rights of the respective parties.” (See County of Sonoma v. 

Quail (2020) 56 Cal.App.5th 657, 671 [citing City of Santa Monica v. Gonzalez (2008) 43 

Cal.4th 905, 931.) Courts are afforded considerable deference on review, and “such deference is 

the rule, even where the court confirms extraordinary action by the receiver, such as a sale of 

real property.” (City of Santa Monica v. Gonzalez, supra, 43 Cal.4th at p. 931.) Because the 

main function of the court is to manage and dispose of the estate in the best manner possible and 

for the best interests of the parties, it is vested with “a degree of flexibility with respect to the 

time and manner in which property should be sold to meet exigencies as they arise.” (People v. 
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Riverside Univ., supra, 35 Cal.App.3d at p. 585 [citing Lesser & Sons v. Seymour (1950) 35 

Cal.2d 494, 499].) For these reasons, the Court may specify the manner, method, and time of 

sale, and any conditions to the Court deems necessary to approve a receiver’s sale of real 

property. Moreover, “the receiver and his opinion in regard to the value of the property, the 

manner, time, and place of its disposition are entitled to great respect and weight.” (People v. 

Riverside Univ., supra, 35 Cal.App.3d at p. 583.)  

Here, the Appointment Order already authorizes the Receiver to sell the Sale Properties, 

at a private sale, subject to the Court’s approval. (Receiver Decl., ¶ 18, Exh. A, p. 15, § 5(M).) 

Similarly, the Marketing Order authorized the Receiver to engage a broker to market the Sale 

Properties for sale, and “[a]ny sale shall be conditioned upon and subject to approval by this 

Court, and any conditions required by this Court to consummate the sale.” (Id. ¶ 8, at Exh. E, ¶ 

4.) 

B. The Terms of the PSA Are Fair and Reasonable and in the Best Interest of 

the Receivership and the Tenants at the Sale Properties. 

As explained in detail, above, with the assistance of the Broker, the Receiver fully 

marketed the Sale Properties for sale, worked with the City to address the City’s concerns or 

conditions that the City might have with respect to any sale, and solicited and received various 

LOIs from interested buyers with the terms and conditions offered from the Purchaser being the 

highest and best for the Sale Properties.  

Furthermore, given the extensive marketing efforts of the Sale Properties and the terms 

of the contemplated sale to the Purchaser in accordance with the PSA, the Receiver believes that 

any overbid procedure for the Sale Properties will not result in a higher purchase price than 

offered by the Purchaser (indeed, the Purchaser appears to be the only bidder willing to offer the 

price and terms set forth in the PSA). (Receiver Decl., at ¶ 24.) As a result, overbidding would 

be futile and at best would result in a delay of the sale, and at worst could result in the Purchaser 

walking from the deal altogether. (Id.) If this were to happen, it would be extremely deleterious 

for the Receivership Estate, as the Receivership Estate is set to run out of sufficient funds to 

continue operations by middle of May 2024, absent the closing of the sale to the Purchaser. (Id.)  
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Based the foregoing, and given: (i) the sale price for the Sale Properties, which exceeds 

any other offers received by the Receiver for these properties even after satisfying the Set Aside 

Amount; (ii) the ability of the Purchaser to close promptly following the completion of the Due 

Diligence period of only thirty (30) days; and (iii) the safeguards requested by the Receiver in 

the PSA for the protection of the tenants at the Sale Properties (including, inter alia¸ the 

required Abatement Agreement between the Purchaser and the City, the Purchaser’s agreement 

to collaborate with a third party property manager for six (6) months, and the Purchaser’s 

agreement to use the Set Aside Amount to complete repairs for the properties), the Receiver 

believes that the proposed sale of the Sale Properties to the Purchaser, in accordance with the 

PSA and this Motion, is in the best interest of the Receivership Estate, the tenants of the Sale 

Properties, the Parties and interested parties to this Action, all creditors, and the Court. 

C. Selling the Sale Properties Free and Clear of All Monetary Liens and 

Encumbrances is Necessary and Appropriate. 

The receivership Court, as a Court of equity, has the “the power to order the sale of the 

property free and clear of liens and encumbrances.” (City of Riverside v. Horspool (2014) 223 

Cal.App.4th 670, 684.) Each of the Sale Properties has several monetary liens and 

encumbrances, including the receivership certificates in favor of the City in the amount of 

$36,500,000.00 that this Court already approved, and which the Court authorized as super 

priority liens against the receivership Properties, including the Sale Properties. It is not practical 

or even feasible to mandate that any sale must satisfy all monetary liens and encumbrances of 

the Sale Properties. Indeed, the City’s super priority lien rights pursuant to the Court-approved 

receiver’s certificates exceed the contemplated sale price to the Purchaser, which is the highest 

offer received for the Sale Properties.  

As the Court is well aware, the Sale Properties do not make sufficient income to cover 

expenses, or to pay for the necessary remediation and services required to make them code 

compliant. To be sure, it was the dire financial condition facing the Receivership Properties and 

the code violations at the Receivership Properties that resulted in the Receiver’s appointment in 

the first place. The only way to sell the Sale Properties is for the sale to be free and clear of all 
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monetary liens and encumbrances, with all such liens and encumbrances to attach to the net sale 

proceeds in the order of their existing priority, following the closing of the sale to the Purchaser. 

Such a process is fair to all lien creditors, including the City, each of which would not otherwise 

have any potential source of repayment if the Sale Properties went to foreclosure.  

Because there may be different monetary liens and encumbrances for each of the Sale 

Properties (the Receiver plans to conduct a creditor’s claim process after all Receivership 

Properties are sold or otherwise removed from the Receivership Estate), the Receiver 

recommends that the net proceeds from the sale be deposited into a segregated deposit account 

(the “Deposit Account”) (Receiver Decl., ¶¶ 22-23.) Thereafter, as part of a creditor’s claims 

process, the allocation of the net proceeds on a per property basis shall be determined by the 

Court at a future date. (Id.)  

As it currently stands, the net proceeds from the sale contemplated by this Motion will 

not be sufficient to pay the full amount owed to the City pursuant to the super-priority receiver’s 

certificates that are cross-collateralized by all the receivership properties. (Id. at ¶ 23.) That said, 

it is possible that the Receivership Estate may be able to generate sufficient proceeds from the 

sale (or other resolution) of the remainder of the properties in receivership to satisfy the City’s 

receivership certificate’s such that other creditors can be paid. It is for this reason that the 

Receiver recommends depositing the net proceeds from the sale in the Deposit Account in order 

to allow a determination as to an allocation of the net proceeds on a per property basis at a later 

date in the event that the Receiver is able to sell the remaining properties in Receivership and 

those sale(s) generate sufficient net sale proceeds to pay other creditors.  

IV. CONCLUSION 

Based on the foregoing, the Receiver respectfully requests that the Court sign the 

Receiver’s [Proposed] Order and approve the sale of the Sale Properties to the Purchaser 

pursuant to the PSA.   

DATED: April __, 2023 Respectfully submitted,  
 
 By:   
  Kevin A. Singer 
  Superior Court Receiver  
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Kevin Singer 
Superior Court Receiver 
Receivership Specialists 
11500 W. Olympic Blvd., Suite 530 
Los Angeles, California 90064 
Telephone: (310) 552-9064 
Email: Kevin@ReceivershipSpecialists.com 
 

 
SUPERIOR COURT FOR THE STATE OF CALIFORNIA 

 
COUNTY OF LOS ANGELES 

 
CITY OF LOS ANGELES, a municipal 
corporation, 
  Petitioner, 
 v. 
 
CREST APARTMENTS LP; FLOR 401 
LOFTS LP; SENATOR 2015 LP; SP7 
APARTMENTS LP; SKID ROW 
CENTRAL 1 LP; NEW PERSHING 
APARTMENTS, L.P.; SIMONE 2015 LP; 
THE SIX VETERANS HOUSING LP; 
STAR APARTMENTS, L.P.; 649 LOFTS 
LP; SKID ROW SOUTHEAST 1 LP; 
ABBEY APARTMENTS LP; CHARLES 
COBB APARTMENTS LP; BOYD 
HOTEL LIMITED PARTNERSHIP; ST. 
GEORGE AFFORDABLE HOUSING 
LIMITED PARTNERSHIP; DEWEY 
HOTEL LP; EDWARD HOTEL LIMITED 
PARTNERSHIP; HART LIMITED 
PARTNERSHIP; LINCOLN HOTEL SRO 
LIMITED PARTNERSHIP; NEW 
CARVER APARTMENTS LP; NEW 
GENESIS APARTMENTS LP; 
PRODUCE APARTMENTS LIMITED 
PARTNERSHIP; RAINBOW 
APARTMENTS LP; SANBORN HOTEL 
LIMITED PARTNERSHIP; CRESCENT 
FIFTH STREET PARTNERS; ST. 
MARK’S FIFTH STREET PARTNERS 
LP; DOES 1-100, 
 
  Respondents. 

 Case No.: 23STCP01011 
 
SUPERIOR COURT RECEIVER KEVIN 
SINGER’S DECLARATION IN SUPPORT 
OF HIS MOTION TO APPROVE THE 
SALE OF THE FOLLOWING 
RECEIVERSHIP PROPERTIES TO THE 
AIDS HEALTHCARE FOUNDATION:  
(1) ST. GEORGE HOTEL (115 E. 3RD ST.); 
(2) BOYD HOTEL (224 E. BOYD ST.);  
(3) RAINBOW HOTEL (643 S. SAN PEDRO 

ST.);  
(4) NEW CARVER APARTMENTS (1624 S. 

HOPE ST.);  
(5) LINCOLN HOTEL (549-551 CERES 

AVE); AND, 
(6)  HART HOTEL (508 E. 4TH ST.) 
 
 
 
Date: May __, 2024 
Time: 9:30 a.m. 
Dept.: 82 
Judge: Hon. Stephen Goorvitch  
 
Court: Stanley Mosk Courthouse 
 111 N Hill Street 
 Los Angeles, CA 90012 
 
Action filed March 30, 2023 
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DECLARATION OF KEVIN SINGER 

I, Kevin Singer, declare as follows: 

1. I am the court-appointed receiver (the “Receiver”) in the above-referenced 

action.  I submit this Declaration is in support of the Receiver’s Motion to Approve the Sale of 

the Following Receivership Properties to the AIDS Healthcare Foundation: (1) St. George 

Hotel (115 E. 3rd St.); (2) Boyd Hotel (224 E. Boyd St.); (3) Rainbow Hotel (643 S. San Pedro 

St.); (4) New Carver Apartments (1624 S. Hope St.); (5) Lincoln Hotel (549-551 Ceres Ave); 

And, (6) Hart Hotel (508 E. 4th St.) (the “Motion”). The following facts are true of my 

personal knowledge and, if called upon to do so, I could and would competently testify to the 

truth thereof. 

2. The Motion requests that the Court enter an Order approving the sale of six (6) 

properties identified below (the “Sale Properties”), to the AIDS Healthcare Foundation, Inc. 

(the “Purchaser” or “AHF”), in accordance with the terms and conditions of the Purchase and 

Sale Agreement dated April 3, 2024 (the “PSA”) a true and correct copy of which is attached 

hereto as “Exhibit A”:  

Property Name Property Address 

1. St. George Hotel 115 E. 3rd Street, Los Angeles, California 90013 
APN: 5161-026-004 

2. Boyd Hotel 224 E. Boyd Street, Los Angeles, California 90013 
APN: 5148-002-007 

3. Rainbow Apartments 643 S. San Pedro Street, Los Angeles, California 90014 
APN: 5148-025-008, 5148-025-013 

4. New Carver Apartments 1624 S. Hope Street, Los Angeles, California, 90015 
APNs: 5134-014-012, 5134-014-019 

5. Lincoln Hotel  549-551 Ceres Street, Los Angeles, California 90021 
APNs: 5147-016-020, 5147-016-021 

6. Hart Hotel 508 E. 4th Street, Los Angeles, California 90013 
APN: 5147-009-017 
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3. Attached hereto as Exhibit “B,” is a true and correct copy of the Court’s April 7, 

2023 Order Granting Ex Parte Application for Order Appointing Receiver Pursuant to 

California Health and Safety Code section 17980.7 (the “Ex Parte Appointment Order”). 

4. Attached hereto as Exhibit “C,” is a true and correct copy of the Court’s May 

25, 2023, Order Confirming the Appointment of a Receiver Pursuant to California Health and 

Safety Code section 17980.7 (the “Confirmation Order”). 

5. Attached hereto as Exhibit “D,” is a true and correct copy of the Court’s June 

29, 2023 Order Granting Petitioner City of Los Angeles’ Ex Parte Application Replacing 

Receiver (the “Replacement Receiver Order”), pursuant to which Receivership Specialists 

and I were appointed as the replacement Receiver. The Ex Parte Appointment Order, 

Confirmation Order, and the Replacement Receiver Order are collectively referred to herein 

as the “Appointment Order.” Pursuant to the Appointment Order, the Receivership Estate 

originally consisted of twenty-nine (29) properties located in downtown Los Angeles. 

However, pursuant to orders of the Court, the following eleven (11) properties have been 

released from the Receivership Estate: (i) Crest Apartments [13604 West Sherman Way, Van 

Nuys, CA 91405]; (ii) New Pershing Apartments [108 E. 5th Street, Los Angeles, CA 90013]; 

(iii) Rossmore Apartments [905 E. 6th Street, Los Angeles, CA 90021]; (iv) Weldon Hotel 

Apartments [507 S. Maple Ave, Los Angeles, CA 90013]; (v) Simone Hotel Apartments [520 

San Julian Street, Los Angeles, CA 90013]; (vi) Star Apartments [240 E. 6th Street, Los 

Angeles, CA 90013]; (vii) The Six [811 S. Carondelet Street, Los Angeles, CA 90057]; 

(viii) Flor 401 Lofts [401 E. 7th Street, Los Angeles, CA 90014]; (ix) 649 Lofts [649 Wall 

Street, Los Angeles, CA 90014]; (x) SP7 Apartments [519 E. 7th Street, Los Angeles, CA 

90014]; and (xi) San Pedro House Apartments [647 S. San Pedro Street, Los Angeles, CA 

90014]. Accordingly, there are now eighteen (18) properties remaining in the Receivership 

(the “Receivership Properties”).   

6. Pursuant to the Replacement Receiver Order, my appointment as Receiver 

became effective on Friday June 30, 2023 at 9:00 a.m. I promptly took control of all of the 

properties subject to the Receivership Orders including those defined as the Sale Properties, 
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and immediately began meeting with the relevant vested parties, vendors, and government 

agencies.  

7. Given the financial condition of the Skid Row Housing Trust (the “SRHT”) that 

precipitated the appointment of a receiver, I recognized that SRHT would almost certainly be 

unable to assume control of the Receivership Properties at the conclusion of the Receivership 

Estate. Unquestionably, the remaining Receivership Properties cannot remain in the 

receivership indefinitely – there is simply insufficient funds to do so, and I expect funding to 

run out by the middle of May 2024. Accordingly, the Receivership determined that new 

owners needed to be located promptly. Specifically, new owners that are willing, able, and 

qualified to take ownership of the properties so that there is limited disruption to the tenants at 

each property, who include some of the most vulnerable tenant populations in the City of Los 

Angeles.  

8. The Appointment Order contemplates that I can sell the Receivership 

Properties, but in order to do so I needed to engage a broker to assist in the marketing and of 

the properties for sale. Accordingly, on December 22, 2023, following my ex parte application, 

the Court entered the Order Authorizing Receiver to Engage a Broker to Market Specified 

Properties for Sale Which the Skid Row Housing Trust is the Sole Owner/Sponsor (the 

“Marketing Order”). A true and correct copy of the Marketing Order is attached hereto as 

“Exhibit E.” Pursuant to the Marketing Order, I was authorized to engage a broker to prepare 

marketing materials and begin marketing the following twelve (12) properties, which includes 

the Sale Properties that are the subject of this Motion: (i) Dewey Hotel; (ii) Boyd Hotel;  

(iii) New Carver Apartments; (iv) Edward Hotel; (v) Sanborn Hotel; (vi) Rainbow Apartments; 

(vii) Lincoln Hotel; (viii) Hart Hotel; (ix) St. George Hotel; (x) St. Marks Hotel; (xi) Crescent 

Hotel; and (xii) Produce Hotel Apartments (collectively, the “Twelve Properties”). The 

Twelve Properties were selected because they are fully owned by SRHT, with SRHT acting as 

both managing partner and limited partner of these properties.  

9. As previously explained to the Court and the Parties, there has been substantial 

time pressure to market the Twelve Properties for sale, and to locate one or more buyers 
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because the Receiver anticipates that the Receivership Estate will only have sufficient funding 

to continue operations through the middle of May 2024, absent an approved sale of some or all 

of the Twelve Properties. Following the entry of the Marketing Order, I, along with the 

assistance of my team including Rick Marquis and Jackson Wyche, promptly reached out to 

multiple brokers, and ultimately retained Duke Cooke (the “Broker”), the founder of Eminent 

Resources, as the listing broker for the Twelve Properties. A true and correct copy of the 

Exclusive Sale Listing Agreement with the Broker is attached hereto as Exhibit “F.”  

10. Pursuant to the Marketing Order and the Listing Agreement, at my direction the 

Receivership advanced $108,000 [$9,000 per property] to the Broker as a fixed fee for the 

Broker’s preparation of marketing materials and efforts to market the Twelve Properties for 

sale (the “Fixed Fee”). As authorized by the Marketing Order, and pursuant to the Listing 

Agreement, the Broker is entitled to a commission of five percent (5%) upon closing of escrow 

for each property sold. The Broker’s commission will be reduced by the Fixed Fee advance for 

any of the Sale Properties sold, which means that subject to approval of this Motion by the 

Court, and the closing of the Sale Properties to the Purchaser, the Broker’s commission on the 

contemplated sale will be five percent (5%) less the Fifty-Four Thousand Dollars ($54,000.00) 

advanced to the Broker for the marketing of the Sale Properties.  

11. Pursuant to the Marketing Order, and the Regulatory Agreements encumbering 

the Twelve Properties, I was required to advise and seek input from representatives of the 

Petitioner, the City of Los Angeles (the “City”), “regarding any potential offer or interested 

buyer in order to assess any concerns or conditions the City may have regarding a sale of the 

[Twelve Properties] and also to assess whether any potential buyer will be able to comply with 

the terms and conditions of the regulatory agreements that govern the [Twelve Properties].” 

12. As a result of the Receivership’s extensive marketing efforts, seven Letters of 

Intent (“LOI”) to purchase all or some of the Twelve Properties were received from the 

following prospective buyers: (i) Offeror No. 1 [for the Dewey Hotel, only]; (ii) Offeror No. 2 

[for the Edward Hotel]; (iii) Offeror No. 3 [for the Dewey Hotel, only]; (iv) Offeror No. 4 
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[initially for six (6) of the Twelve Properties, and then for all twelve]; (v) Offeror No. 5 [for all 

Twelve Properties]; (vi) Offeror No. 6 [for all Twelve Properties]; and (vii) AHF.   

13. As set forth in the Declaration of Rick Marquis filed concurrently with this 

Declaration, I, along with Mr. Marquis, Mr. Wyche, and the Broker analyzed the LOIs, spoke 

with the interested buyers, and discussed the LOIs with the City as directed to do so by the 

Court.  

14. From the start of our marketing efforts, the City raised concerns to me and my 

team that if the Twelve Properties were sold individually, or if buyers were allowed to pick and 

choose what they perceived as only the best properties in the portfolio, this could have an 

unanticipated and negative effect of leaving the other properties without any interested buyers, 

and without owners that could continue operations for the benefit of the tenants at these other 

properties. Accordingly, we determined that based on concerns raised by the City, it is not 

recommended to sell individual properties, as opposed to bundling multiple properties to a 

single buyer As such, at the City’s recommendation, we reached out to the interested buyers to 

inquire whether they would be interested in making an offer for all of the Twelve Properties.  

15. We ultimately received LOIs for all Twelve Properties from Offeror No. 4, 

Offeror No. 5, Offeror No. 6, and AHF. Of these, we determined that the LOI from AHF was 

the highest and best offer, and in the best interest of the Receivership Estate, as compared to 

the other LOIs. In particular: (i) Offeror No. 4’s LOI for all Twelve Properties was lower than 

that offered by AHF; (ii) Offeror No. 5’s LOI contemplated seller carryback financing that 

would be forgiven at a specified dollar amount each year that the Twelve Properties (excluding 

Dewey) remained as affordable housing for up to fifty-five (55) years. Given this condition, 

Offeror No. 5’s LOI was not as strong as the other offers; and (iii) Offeror No. 6’s LOI 

required preliminary approval for the transaction from one of its preferred lenders and, more 

importantly, required Offeror No. 6 to secure a service provider partner for a triple net master 

lease for the entire Twelve Properties (which was explained as requiring that Offeror No. 6 

secure a master tenant who would enter into a master lease at rental terms acceptable to Offeror 

No. 6, and this master tenant would have to operate the Twelve Properties as low-income and 
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affordable housing). Due to these conditions, we determined that it would be extremely 

unlikely that Offeror No. 6 would get past the due diligence phase, and that such a deal would 

never materialize. 

16. We received AHF’s LOI on or about March 1, 2024. However, there were 

certain deal points, terms, and issues that needed to be negotiated and addressed, including 

issues and concerns raised by the City, which resulted in back-and-forth negotiations between 

the Receivership Estate and AHF regarding its LOI.  

17. On March 20, 2024, the Department of Housing and Community Development 

(“HCD”), sent me a letter raising concerns about the potential sale of the Twelve Properties to 

the Purchaser. A true and correct copy of this letter is attached hereto as Exhibit “G.” 

Thereafter, on March 22, 2024, as the negotiations and discussions about AHF’s LOI for the 

Twelve Properties were progressing, the City held a closed session City Council meeting. 

Thereafter, they met with my team to advise us what had been discussed at the City Council 

Meeting, and requested that the Twelve Properties be marketed and sold as two groups of six 

(6) properties (the “Split Proposal”) – specifically in groups that included a reasonable 

allocation of the perceived best properties in the portfolio along with the other properties that 

may not be as desirable for a potential purchaser. It is my understanding that the City’s 

concerns were to: (i) avoid selling only the potentially more valuable properties and leaving the 

remainder of the properties without a new owner; and (ii) to avoid concentrating the full 

portfolio in any single entity’s hands. Given what happened with the SRHT and SRHT’s entire 

portfolio being plagued with health and safety issues that ultimately led to this Receivership, I 

was amenable to vetting the Split Proposal with the existing pool of interested buyers.  

18. Following the concerns and request by the City, we contacted the Purchaser 

about its willingness to make an offer for six (6) of the Twelve Properties. This ultimately 

culminated in the receipt and execution of the Purchaser’s March 27, 2024 LOI. Thereafter, we 

turned to negotiating a purchase and sale agreement, which ultimately resulted in the execution 

of the PSA on April 3, 2024 (See Exhibit “A”). In accordance with the terms of the PSA, the 

Purchaser has already deposited Eight Hundred Thousand Dollars ($800,000) into escrow.  
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19. From the Purchase Price, I am asking the Court to authorize the Receivership, 

through escrow at the time of closing, to pay: (i) the outstanding real property tax obligations 

and tax liens encumbering the Sale Properties, (ii) the closing costs, (iii) the Broker’s 

commission [less $54,000.00 already advanced to the Broker pursuant to the Marketing Order], 

(iv) the set aside amount of $5,000,000.00 to the Purchaser to be used in accordance with the 

Abatement Agreement (as that term is defined in the PSA §§ 3.9.2 and 3.10), and (v) $10 

million to the City toward the principal of the first recorded receivership certificate, which is 

maturing in July 2024.  

20. There are currently super-priority receivership certificate liens in favor of the 

City that were previously approved by the Court and that encumber the Sale Properties in the 

total amount of Thirty-Six Million Five-Hundred Thousand Dollars [$36,500,000.00], all of 

which are attached hereto as Exhibits “H-L.” Pursuant to these receiver’s certificates, the City 

provided funding to the Receiver to finance the costs to manage and rehabilitate the properties 

in the Receivership, with the oldest receivership certificate in the amount of Ten Million 

Dollars [$10,000,000.00] recorded on or about July 3, 2023 and set to mature in July 2024. The 

current amount of the total sale proceeds is not sufficient to pay off all the receivership 

certificates, but there are sufficient funds to pay off the principal of the certificate maturing in 

July 2024 (with sufficient funds remaining to allow the Receivership to continue to operate for 

purposes of rehabilitating and selling the remaining properties in the receivership) and 

therefore it is prudent to pay off that debt now.   

21. On April 4, 2024 the City was granted an ex parte application instructing the 

Receiver to execute Agreements Containing Covenants Affecting Real Property (Including 

Rental Restrictions) In Conformity With the Requirements Under California Health and Safety 

Code § 33334.3. A true and correct copy of the April 4th Order, which includes the approved 

Agreement Containing Covenants Affecting Real Property (Including Rental Restrictions) (the 

“New Regulatory Agreement”) is attached hereto as Exhibit “M.” We advised the Purchaser 

of the New Regulatory Agreement, and the Purchaser had no objection to it.  
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22. My recommendation is that after paying (i) the outstanding real property tax 

obligations and tax liens encumbering the Sale Properties, (ii) the closing costs, (iii) the 

Broker’s commission [less $54,000.00 already advanced to the Broker pursuant to the 

Marketing Order], (iv) the set aside amount of $5,000,000.00 to the Purchaser to be used in 

accordance with the Abatement Agreement (as that term is defined in the PSA §§ 3.9.2 and 

3.10), and (v) $10 million to the City toward the principal of the first recorded receivership 

certificate, which is maturing in July 2024, that the balance of the net sale proceeds from the 

sale be held in an account controlled by the Receivership Estate (the “Deposit Account”) to 

use for ongoing administrative expenses as we continue rehabilitation and marketing for sale of 

the remaining properties, with the balance thereafter to be paid in accordance with a creditor’s 

claims proceeding as part of the closing out of the Receivership Estate.  

23. There may be different monetary liens and encumbrances for each of the Sale 

Properties. As it currently stands, the net proceeds from the sale contemplated by this Motion 

will not be sufficient to pay the full amount owed to the City pursuant to the super-priority 

receiver’s certificates that are cross-collateralized by all the receivership properties. However, 

it is possible that the Receivership Estate may be able to generate sufficient proceeds from the 

sale (or other resolution) of the remainder of the properties in receivership to satisfy the City’s 

receivership certificates such that other creditors can be paid. It is for this reason that I 

recommend depositing the net proceeds from the sale to the Purchaser in the Deposit Account 

in order to allow the Court to determine an allocation of the net proceeds on a per property 

basis at a later date in the event that the Receivership Estate is able to sell the remaining 

properties in Receivership and those sale(s) generate sufficient net sale proceeds to pay other 

creditors.  

24. Given the extensive marketing efforts of the Sale Properties and the terms of the 

contemplated sale to the Purchaser in accordance with the PSA, I believe that any overbid 

procedure for the Sale Properties will not result in a higher purchase price than offered by the 

Purchaser, as we have determined that the Purchaser appears to be the only bidder willing to 

offer the price and terms set forth in the PSA. As a result, in my opinion, overbidding would be 
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futile and at best would result in a delay of the sale, and at worst could result in the Purchaser 

walking from the deal altogether. If this were to happen, it would be deleterious for the 

Receivership Estate, as the Receivership Estate is set to run out of sufficient funds to continue 

operations by middle of May 2024, absent the closing of the sale to the Purchaser.   

25. My team and I believe that the sale of the Sale Properties to the Purchaser, in 

accordance with the PSA and this Motion, is in the best interest of the Receivership Estate, the 

tenants of the Sale Properties, the Parties and interested parties to this Action, all creditors, and 

the Court.  

26. We are still working to market and sell the remaining Twelve Properties (other 

than the Sale Properties that are the subject of this Motion), as well as other properties in 

Receivership that the Court has authorized me to market and sell, subject to Court approval. 

We are still soliciting offers for these other properties, including from Offeror No. 4, and 

Offeror No. 5, and should this Motion be approved, thereafter we will seek Court approval for 

a sale of the other properties once a willing, able, and qualified buyer is located at the highest 

and best offer for the other properties.  

27. Filed concurrently herewith is the Appendix of Litigation Guaranties, which 

have attached thereto as Exhibit A through Exhibit F, true and correct copies of the Litigation 

Guaranties we received from Real Advantage Title Insurance Company for each of the Sale 

Properties.  

 I declare under penalty of perjury under the laws of the State of California that the 

foregoing is true and correct and that this Declaration is executed on April 14, 2024, in Los 

Angeles, California.  

  
KEVIN SINGER 

 



 

 

 

 

 

 

 

 

 

EXHIBIT A 



PURCHASE AND SALE AGREEMENT

 This PURCHASE AND SALE AGREEMENT Agreement
April, 2024 Effective Date AIDS HEALTHCARE FOUNDATION, a 
California nonprofit corporation, or its assignee (collec Purchaser  on the one hand, and BOYD 
HOTEL LIMITED PARTNERSHIP, a California limited partnership, NEW CARVER APARTMENTS, L.P., 
a California limited partnership, RAINBOW APARTMENTS, L.P., a California limited partnership, 
LINCOLN SRO LIMITED PARTNERSHIP, a California limited partnership, HART LIMITED 
PARTNERSHIP, a California limited partnership and ST. GEORGE AFFORDABLE HOUSING LIMITED 
PARTNERSHIP, a California limited partnership Sellers KEVIN 
SINGER and RECEIVERSHIP SPECIALISTS (collectively, Receiver , not personally, but solely in the 
capacity as the Court Appointed Receiver of the Properties in the Receivership Action. 

RECITALS: 

A. Court matter of City of Los 
Angeles v. Crest Apartments LP, et al. Receivership Action
Order Granting Ex Parte Application for an Order Appointing Receiver Pursuant to California Health and 
Safety Code Section 17980.7 (t Ex Parte Appointment Order
attached hereto as __  Pursuant to the Ex Parte Appointment Order, California Receivership Group, 

Prior Receiver d over specified real properties 
located in the City of Los Angeles, including the Properties as defined in Section 1.1, below. 

B. On May 25, 2023, the Court in the Receivership Action entered an Order Confirming the
Appointment of a Receiver Pursuant to California Health and Safety Code Section 17980.7 confirming the 

Confirmation Order . 

C. On June 29, 2023, the Court in the Receivership Action entered an Order Granting Petitioner

Replacement Receiver Order

D. On December 22, 2023, the Court in the Receivership Action entered an Order: (1)
Authorizing Receiver to Engage a Broker to Market Specified Properties for Sale [which includes the 

Marketing 
Order ursuant to the Marketing Order, the Receiver was given authority to engage a broker to market the 
Properties for sale, and that any sale shall be conditioned upon and subject to approval by the Court in the 
Receivership Action. The Ex Parte Appointment Order, Confirmation Order, Replacement Receiver Order, and 

Receivership Order

E. Sellers desires to sell those certain improved real properties as described in Section 1.1 below
along with certain related property described below, and Purchaser desires to purchase such real and other 
property from Sellers. 

F. Pursuant to the Receivership Order, the Properties are being sold in the Receivership Action,
with any sale conditioned upon and subject to Court approval.  The Receiver has no independent right or 
power to sell this Property in the absence of confirmation of sale by the Court or authority conveyed to the 
Receiver by the Court in the Receivership Action. The sale of the Properties must be approved by the Court 

Approval Order

G. Sellers and Purchaser, intending to be bound by this Agreement, desire to set forth herein the
terms, conditions and agreements under and by which Sellers shall sell and Purchaser shall purchase the 
Property (as defined below). 

AGREEMENTS: 

3rd

A
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NOW, THEREFORE, in consideration of the foregoing Recitals, which are incorporated herein by 
this reference, the mutual agreements and covenants contained herein and other good and valuable 
consideration, the receipt and sufficiency of which are hereby acknowledged, and subject to the Approval 
Order and terms and provisions thereof, Sellers and Purchaser agree as follows: 

1. THE PROPERTIES.

1.1 Description.  Subject to the terms and conditions of this Agreement, including, without 
Sellers 

hereby agrees to sell, assign and convey, and Purchaser hereby agrees to purchase and acquire, all of 
right, Properties  

1.1.1 Those certain parcels of land designated as: 

a. 115 E. 3rd St. - St George Hotel (APN: 5161-026-004)
b. 224 E. Boyd St. - Boyd Hotel (APN: 5148-002-007)
c. 643 S. San Pedro - Rainbow Hotel (APN: 5148-025-008, 5148-025-013)
d. 1624 S. Hope St - New Carver Apartments (APN: 5134-014-012, 5134-014-019)
e. 549-551 Ceres Ave.  Lincoln Hotel (APN: 5147-016-020, 5147-016-021)
f. 508 E. 4th St.  Hart Hotel (APN: 5147-009-017)

and being more specifically described on Schedule 1.1.1 Land
Buildings

located on the Land (the Buildings and any and all other improvements and parking facilities located on the 
Improvements

appurtenances, development rights, and other benefits, if any, pertaining to or affecting the Land (collectively, 
Easements s, Improvements and Easements are hereinafter collectively referred to 

Real Property

1.1.2 All furniture, furnishings, fixtures, equipment and other tangible personal property 
affixed to or located at the Real Property that are used in connection with the Real Property, or replacements of 

Personal Property provided, however, that the 
Personal Property is and shall be co
faults, without representation or warranty, express or implied, as to truth, completeness, accuracy or 
enforceability as to any Personal Property; and 

1.1.3 Any leases and contracts in effect on the Date of Closing in  actual 
possession and any and all permits and any and all contractor written warranties, architectural or engineering 
plans and specifications and development rights in  actual possession that exist as of the Date of 

Intangible Property

with all faults, without representation or warranty, express or implied, as to truth, 
completeness, accuracy or enforceability as to any Intangible Property.  

1.1.4 Notwithstanding the foregoing or anything to the contrary in this Agreement, the 
Properties specifically excludes bank accounts and any funds held or maintained by Sellers for or relating to 
the Receivership, any security deposits, if any, given by tenants under existing leases for any part of the 
Properties, as Sellers did not receive such security deposits from the original landlord in the Receivership, and, 
subject to Section 7.3 below, all rents, issues, income or profits arising out of the Properties prior to the Date of 
Closing.  

1.2 Agreement to Convey.  Subject to obtaining the Approval Order, Sellers agree to sell and 
convey, and Purchaser agrees to purchase and accept, on the Date of Closing (defined in Section 2.4, below), 
all of  right, title and interest in and to (a) fee simple title to the Land and the Improvements by way of 
a Quitclaim Deed, to be executed and delivered by Sellers with respect to the Properties, and which shall be 



3 

subject to the Permitted Exceptions (defined in Section 3.8, below) affecting or encumbering the Real 
Property; and (b) the remainder of the Properties, by way of quitclaim assignment and assumption agreements, 
a quitclaim bill of sale and other instruments of conveyance as may be described in this Agreement or deemed 
appropriate by Sellers, all of which must be in form and substance substantially similar to the forms attached 
hereto as Schedules 8.1.1, 8.1.2 and 8.1.6. Purchaser understands and agrees that as set forth in the Deed, the 
Sellers are the Grantor of the Properties and the Receiver is conveying the Properties to Purchaser pursuant to 
Approval Order.  Purchaser understands and further agrees that execution of the Deed by Receiver shall not 
constitute any express or implied warranties or representations by Receiver whatsoever.  

1.3 Free and Clear of all Monetary Liens. Subject to approval by the Court in the Receivership 
Action, the sale of the Properties to Purchaser shall be free and clear of all monetary liens and monetary 
encumbrances, only, with all monetary liens and monetary encumbrances to attach to the proceeds of the sale 
in the same priority as they attach to the Properties.  

1.4 .  Purchaser acknowledges that the Receiver is only an agent of the Court 
and not acting as a principal in the sale herein.  Therefore, the Receiver and his agents shall not bear any 
personal liability under this Agreement, in any manner, and shall not be individually named as a party in any 
action, petition or proceeding of any nature, notwithstanding the intent or substance of California Code of Civil 
Procedure section 568. Purchaser expressly waives each and all of the provisions of California Code of Civil 
Procedure section 568. Any action by a party or Purchaser in contravention to this paragraph shall entitle the 
Receiver, upon motion in such proceeding(s), to indemnification and a complete and full dismissal from said 
action or proceeding and to indemnification and award of professional and legal fees and costs actually 
incurred by the Receiver to obtain his dismissal.  The parties further acknowledge and agree that the Receiver 
also shall be entitled to an award of professional and legal fees and costs, at his then professional hourly rate 
charged for his services, in the event he brings said motion(s) on his own behalf, rather than through counsel. 

2. PURCHASE PRICE AND PAYMENT.

2.1 Purchase Price.  The purchase price for the Properties Purchase Price Twenty-
Seven Million Dollars ($27,000,000). The Purchase Price, plus or minus any credits (including the Deposit) or 
prorations due and payable at Closing or other adjustments provided herein, shall be paid entirely in cash. 

2.2 Deposit. 

2.2.1 Deposit.  Within five (5) business days after the Opening of Escrow, Purchaser 
shall, by wire transfer, deposit the sum of $800 Initial Deposit
Title Company (defined in Section 2.4, below).  If Purchaser shall fail to make the Initial Deposit in 
accordance with the foregoing, by 5:00 p.m., Los Angeles time, this Agreement shall automatically terminate, 
Purchaser shall pay the Title Company any escrow cancellation charges, and neither party shall thereafter have 
any further rights, obligations or liability hereunder, except as otherwise expressly set forth herein.  Once 
posted, the Initial Deposit shall be fully refundable upon the demand of Purchaser in the event that Purchaser 
terminates this Agreement in accordance with Section 3.6, below, on or before 5:00 p.m., Los Angeles time, on 
the last day of the Due Diligence Period (defined in Section 3.1, below).  

2.2.2 Maintenance of Deposit.  The Deposit shall be held by the Title Company in an 
interest-bearing account subject to receipt of a form W-9 from the Purchaser.  All interest earned on the 
Deposit shall be added to the principal held in the escrow and shall constitute a part of the Deposit (hereinafter 

Deposit  and any additional deposits, as are 
described herein and all interest earned thereon.  Provided that Purchaser has not terminated this Agreement 
pursuant to Section 3.6, below, upon the expiration of the Due Diligence Period, the Deposit shall become 
non-refundable, subject, however, to any uncured default by Sellers hereunder,  failure to obtain the 
Approval Order and/or the failure of any other contingency or condition precedent described in Section 6.1, 
below, or as otherwise set forth in this Agreement.  The Deposit shall not be released to Sellers until the 
Closing.  
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2.3 Payment.  In accordance with Section 2.1 above, Purchaser shall wire to the Title Company 
the balance of the Purchase Price in immediately available funds on or before 12:00 p.m., Los Angeles time, 
on the Date of Closing, to the bank account designated by Title Company.  Upon the Closing, the Title 
Company shall wire the Purchase Price in immediately available funds to such bank account(s) as Receiver 
may designate.  The Deposit shall be paid by the Title Company to Receiver at Closing and credited against 
the Purchase Price.  The Purchase Price shall also be subject to further adjustments for prorations and credits 
required to be made in accordance with Section 7, below. 

2.4 Closing. 

2.4.1 Subject to Section 6, the purchase and sale of the Properties shall be consummated 
Closing the Title Company o Date of Closing

within twenty (20) days after entry of the Approval Order by the Court. Closing shall occur at 1:00 p.m., Los 
Angeles time, on the Date of Closing at the offices of Orange Coast Title Company, located at 1551 N. Tustin 
Avenue, Suite 840, Santa Ana, CA 92705 Title Company
agreed to in writing by Sellers and Purchaser.   

2.4.2 Notwithstanding anything to the contrary contained herein, Sellers and Purchaser 
both acknowledge and agree that the Closing and the Date of Closing are expressly contingent upon the 

satisfaction (or waiver) of the conditions precedent to 
obligations under this Agreement, including, without limitation, those set forth in Section 6.3 of this 
Agreement.  Sellers and Purchaser shall exercise due diligence in good faith to obtain the Approval Order from 
the Court.  Sellers shall notify Purchaser and Escrow Agent in writing on the date the Approval Order is 
received from the Court. 

3. INSPECTIONS AND APPROVALS.

3.1 Inspections.  Purchaser shall have a period of time (the Due Diligence Period
commencing on the Effective Date, and expiring at 5:00 p.m., Los Angeles time, on the thirtieth (30th) day 
after the Opening of Escrow, in which to conduct the inspections and studies described in this Section 3. 
Purchaser understands, acknowledges and agrees that Sellers are acting through the Receiver pursuant to the 
terms and conditions of the Receivership Order and that neither Sellers nor Receiver have complete knowledge 
as to the status and condition of the Property.  Accordingly, Purchaser agrees to take all steps necessary to 
satisfy itself as to the status and condition of the Properties during the Due Diligence Period and to accept the 
Properties in their  Condition, With All Faults  

3.2 Access to the Properties and Indemnification by Purchaser.  During the Due Diligence Period, 
Sellers 
Improvements for the purpose of conducting such physical and environmental inspections of the Land and 

Inspections

Improvements to perform Inspections, Purchaser shall give Sellers forty-eight (48) hours advance written 
notice and, at  option, a representative of Sellers 

adjacent to the Land and Improvements and shall assume and pay for all expenses incurred in connection with 

Improvements, Purchaser agrees that Purchaser will not 
conduct, any physically invasive testing of, on, or under the Land or Improvements without first obtaining 
Receiver s written consent, which consent may be withheld in Receiver's sole and absolute discretion. 
Purchaser agrees to return the Land and Improvements to substantially the same condition and cleanliness 

wells or other similar subsurface investigations.  Purchaser shall use reasonable efforts to minimize 
interference with  s.  Purchaser shall deliver to 
Receiver copies of all Inspection reports promptly following receipt thereof.  Purchaser shall keep confidential 
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representatives to the extent each needs to know confidential information for the sole purpose of evaluating the 
Lan
representatives keep such information confidential.  Purchaser shall indemnify, defend and hold Sellers and the 
Receiver harmless from any loss, injury, liabili
costs, directly caused by Purchaser, which Sellers or the Receivership Estate may incur as a result of (a) any 
act or omission of Purchaser or its agents or representatives arising in connection with any Inspections 
conducted by Purchaser or its agents or representatives, or (b) the failure of Purchaser to restore the Properties 
in accordance with this Section 3.2. The foregoing shall survive termination of this Agreement or the Closing, 
as applicable.   

3.3 Inspection of Documents.  Within three business (3) days after the Effective Date, Sellers 
shall make available to Purchaser or its representative, for inspection and copying, via electronic storage site, 
physical copies or some other location mutually convenient to the parties, the  information materials 
relating to the Land and Improvements set forth on Schedule 3.3 Property Documents
the extent such Property Documents are within actual possession and control. Purchaser 
acknowledges, understands and agrees that the Property Documents may have been prepared by parties other 
than Sellers or the Receiver, and that Sellers and Receiver make no representation or warranty whatsoever, 
express or implied, as to the completeness, content, truth or accuracy of the Property Documents and that 
Sellers and Receiver are making the Property Documents available to Purchaser merely as a courtesy. 
Purchaser specifically releases Sellers and the Receiver from all claims, demands, causes of action, judgments, 

and costs whether 
suit is instituted or not), Claims
against or incurred by Purchaser by reason of the information contained in, or that should have been contained 
in, the Property Documents. The provisions of this Section 3.3 shall survive Closing, or the early termination 
of this Agreement. Additionally, no later than ten (10) days after the Effective Date, Sellers will provide, or 
will cause Escrow to provide, Purchaser with a Natural Hazard Statement, issued by a reputable provider of 
such statements. Purchaser acknowledges and agrees that (i) Purchaser shall review the Natural Hazards 
Statement; and (ii) by its delivery of the Natural Hazards Statement to Purchaser, Sellers shall have fully 
complied with the disclosure obligations relating to seismic, geologic and other natural hazards imposed on 
Sellers by the following California statutory provisions: Government Code sections 8589.4; 8589.3; 
Government Code sections 51183.4, 51183.5 (Fire Hazard Severity Zone); Public Resource Code section 
2621.9 (Earthquake Fault Zone); Public Resource Code section 2694 (Seismic Hazard Zone); and Public 
Resource Code section 4136 (Wildland Area).  Purchaser acknowledges and agrees that Purchaser has had the 
opportunity to independently evaluate and investigate whether any or all of such Natural Hazards affect the 
Properties and Sellers and Receiver shall have no liabilities or obligations with respect thereto.  Without 
limiting the foregoing, Purchaser acknowledges and agrees that Purchaser knowingly and intentionally waives 
any disclosures, obligations or requirements of Sellers or Receiver with respect to Natural Hazards and the 
related statutory provisions, and Sellers and Receiver shall have no monetary liability to Purchaser with respect 
thereto.  Purchaser represents that Purchaser has experience acquiring commercial real estate and conducting 
due diligence, and that this waiver has been negotiated and is an essential aspect of the bargain between the 
parties. 

3.4 Survey. 

3.4.1 In addition to the Property Documents, Sellers shall deliver a copy of the most 
recent survey, if any, in the Receiver s Existing Survey
within five (5) days following the Effective Date.  Purchaser shall, in the event Purchaser desires an extended 

Extended Coverage Title Policy Properties be issued 
at Closing, within three (3) days after the Effective Date, at its sole cost and expense, order an update to the 
Existing Survey (or if there is no Existing Survey, a new survey) for delivery to Purchaser no later than seven 

Survey ).  Any such 
update shall be certified to Sellers and Receiver, and Purchaser shall deliver a copy of any Survey to Sellers 
and Receiver promptly following receipt.  On or before the expiration of the fifteenth (15th) day after the 
Effective Date, Purchaser shall deliver to Receiver, in writing any objections to any matters shown on the 
Survey (such written objections or any written objections delivered in accordance with Section 3.5.1, below, an 
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Objection Letter .  P
 approval thereof.  If Purchaser timely objects to any matters shown on the Survey, then Receiver 

shall have the right, but not the obligation, to agree in writing to cure at  cost and expense before 
Closing, or to decline to cure such objections.  If Purchaser timely objects to any matters shown on the Survey, 
then Receiver shall have the right, but not the obligation, to agree in writing to cure such objections before 
Closing, at  cost and expense, or to decline to cure such objections. 

3.4.2 Receiver shall have until 5:00 p.m. Los Angeles time on the date that is five (5) 
Cure Date n writing to cure before Closing, 

respect to Section 3.5.1, below) in a manner acceptable to Purchaser.  If Receiver elects not to cure, or fails to 
Receiver shall be deemed to have elected not to cure, in which 

event, Purchaser shall, on or before the expiration of the Due Diligence Period, either (i) terminate this 
Agreement by delivery of written notice to Receiver and Title Company, whereupon Title Company shall 
immediately release and return the Deposit to Purchaser, or (ii) waive in writing its objection to the Survey. 

Receiver and Title Company a written notice of termination or waive its 
. 

3.5 Title Commitment. 

3.5.1 Within five (5) days following the Effective Date, Sellers shall provide to 
Purchaser a c Title Commitment

as the named insured and showing the Purchase Price as the policy amount.  Purchaser shall, on or before the 
twentieth (20th) day after the Effective Date, deliver to Receiver, an Objection Letter with respect to matters 

 any such matters shall be deemed to 

timely objects to any item set forth in the Title Commitment, then Sellers shall have the right, but not the 
obligation, to attempt to cure or cause to be cured before Closing such disapproved item at  cost and 
expense.  Receiver shall have until 5:00 p.m. Los Angeles on the Cure Date to agree in writing to cure before 
Closing such disapproved item.  If Receiver 
objections, Receiver shall be deemed to have elected not to cure, in which event Purchaser shall, on or before 
the expiration of the Due Diligence Period, either (i) terminate this Agreement by delivering to Receiver and 
Title Company a written notice of termination, whereupon Title Company shall immediately release and return 
the Deposit to Purchaser, or (ii) waive in writing its objection to the disapproved items, which shall then 
become Perm Receiver and Title Company a written 
notice of termination or waiver of its objection to the disapproved items shall be deemed to constitute 

uch items shall become Permitted Exceptions. 

3.5.2 Purchaser shall have two (2) business days after receipt of any updates to the Title 
Commitment (including receipt of any documents referenced in such update) to object to any material matters 
disclosed therein which were not disclosed in the original Title Commitment, and the procedure for objecting 
to such matters shall be as set forth in Section 3.5.1 above.   

3.6  the Due Diligence Period.  On 
or before the expiration of the Due Diligence Period, if Purchaser, after conducting its Inspections, as 
described in this Section 3, does not desire to purchase the Properties, Purchaser must give Receiver written 
notice of its termination of this Agreement on or before expiration of the Due Diligence Period.  If the Due 
Diligence Period expires without a notice of termination being received by Receiver, then Purchaser will be 
deemed to have approved and accepted the Properties and to have agreed to complete the transaction 
contemplated by this Agreement, and the Deposit will be nonrefundable, subject, however, to any default by 
Sellers hereunder,  failure to obtain the Approval Order, and/or the failure of any other contingency or 
condition precedent described in Section 6.1, below, or as otherwise set forth in this Agreement. If Purchaser 
gives Receiver a notice of termination on or before the expiration of the Due Diligence Period, then this 
Agreement will automatically terminate, subject to the immediate return of all copies of all Property 
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Documents to Receiver, the Deposit will be delivered immediately to Purchaser, and thereupon neither party 
will have any further obligation or liability to the other party hereunder, except as otherwise expressly 
provided herein.   

3.7 Contracts. On or before the last day of the Due Diligence Period, Purchaser shall notify 
Sellers in writing as to which of the Contracts (which are by their terms assignable), if any, Purchaser elects to 

Assumed Contracts
fails to notify the Sellers of Contracts Purchaser elects to assume at Closing, then any Contracts relating to the 
Properties Contracts
service, maintenance, supply, management, leasing, brokerage or other contracts relating to the operation and 
leasing of the Properties, and all other such assignable contracts or agreements in effect as of the Effective 
Date, all of which are listed on Schedule 3.7 attached hereto. If any Contracts have termination fees, Purchaser 
must assume the applicable Contract or pay such fee at Closing. 

3.7.1 Consents to Transfer. Purchaser shall be responsible for securing any consent from 
third parties who have the right to consent to the transfer of any Contract, Permit, Intangible Property and/or 
Lease and paying any fee in connection therewith.  Sellers shall have no responsibility for obtaining or 
delivering any tenant estoppel certificates to Purchaser. The consents shall provide that if the transaction 
contemplated by this Agreement is not consummated, the consent will not be effective.  It is understood that 

all liability which arises as a result of failing to obtain any such consent and shall indemnify, defend and hold 
harmless Sellers from any liability, claims, actions, expenses, or damages incurred by Sellers as a result of 
such failure, should Sellers elect to waive the issuance of such consents as a precondition to Closing under 
Section 6.3.4.   

3.7.2 Tenant Leases.  Sellers agrees within three (3) business days after the Opening of 
Escrow, to submit or cause its property manager to submit to any current tenants under any current leases for 
space within the Properties Leases  which are in the actual possession or custody of the Receiver or the 
property manager.  Purchaser shall have through expiration of the Due Diligence Period within which to 
review the Leases.   

3.8 Permitted Exceptions. Purchaser shall accept title to the Properties, subject to the following 
Permitted Exceptions  

3.8.1 Those matters affecting or relating to the title to, or the survey of, the Properties: 
(a) reflected in the Title Commitment or on the Survey, and which were not included in an Objection Letter
timely delivered by Purchaser; (b) which were included in an Objection Letter, but for which (i) Sellers have
completed the cure thereof; or (ii) Purchaser has waived or been deemed to have waived the cure thereof or
(iii) Sellers have elected to cure and will be cured by the payment of money at Closing; or (c) which Purchaser
has caused or otherwise approved in writing.

3.8.2 The lien of non-delinquent taxes, assessments, homeowner or property owner 
association fees and assessments, and other usual and customary charges assessed against the owners of real 
property in the state in which the Land is located. 

3.8.3 All matters disclosed by the Property Documents and Leases and Contracts not 
prohibited hereunder. 

3.8.4 All laws, ordinances, statutes and customs; all building and zoning laws, codes and 
regulations affecting the Properties, including all proffers, regulatory agreements, special exceptions, 
conditions, site plan approvals, and other similar matters, if any, relating to the zoning of the Properties. 

3.9 Statutory Compliance and Operation. On and after Closing, Purchaser shall operate the 
Properties in a manner that complies with all applicable affordability restrictions, regulatory covenants and 
requirements as well as the provisions of the settlement agreement entered into in the matters of County of Los 
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Angeles v. Board of Directors of the Community Redevelopment Agency of the City of Los Angeles, et al. (Case 
No. BC276472) and Wiggins v. Board of Directors of the Community Redevelopment Agency of the City of Los 
Angeles, et al. (Case No. BC277539) Wiggins 
Settlement Agreement  associated with the Properties, as well as the Design Guidelines and Controls for 
Residential Hotels in the City Center and Central Industrial Redevelopment Project Areas in addition to all 
applicable City Rules, Regulations, and Ordinances. Purchaser intends to permanently manage and operate the 
Properties using Purchaser
housing.    

3.9.1 As a condition to Closing, Purchaser further agrees that for a period of no more 
than six (6) months after the Closing, to collaborate with one or more third party property management 
companies with requisite experience in operating supportive housing properties in order to successfully operate 
the Properties.  Purchaser acknowledges that it will have an ongoing responsibility to provide services to the 

ents and agrees that it will work with one or more service providers to provide such services. 
Sellers shall facilitate introductions between the Purchaser and the current organization(s) responsible for 
providing services to the Properties residents.  

3.9.2 As a condition to Closing, Purchaser and the City of Los Angeles, a municipal 
City Abatement 

Agreement with respect to the Properties that is approved and executed by an authorized representative of 
the City. The Abatement Agreement is intended to identify any needed repairs or renovations to the Properties, 
including those abatement or repair Abatement Orders that may have necessitated the 
appointment of the Receiver and the entry of the Receivership Order. The Abatement Agreement shall not take 
effect unless and until Closing.  The Abatement Agreement shall include, among other things, authority for 
Seller to work with the City, its designee or involved agencies, to secure a forbearance period from the City for 
a period of not less than twenty-four (24) months from Closing to allow Purchaser to address all unresolved 
code violations, building violations, and any and all government violations arising from each of the Properties 
as of the Closing, and return each Property to stable operation. 

3.10 Set Aside for Purposes of Complying with Abatement Agreement. At the Closing, Escrow 
shall wire out of the Purchase Price the sum of $5,000,000.00 to Purchaser, in accordance with the terms of the 
Abatement Agreement, which funds shall be used by Purchaser to make needed repairs and renovations to the 
Properties, including addressing any Abatement Orders not resolved on or prior to the Closing. No later than 
ten (10) days prior to the Closing, Purchaser shall deliver a proposal to Sellers of how these funds shall be used 
to satisfy any requirement abatement Orders not resolved by the Closing, which proposal shall be reasonably 
acceptable to Sellers. 

4. OBLIGATIONS PRIOR TO CLOSING.  Until Closing, subject to the terms of the 
Receivership Order, Sellers and/or  agents or representatives will exercise diligent efforts to: 

4.1 Insurance.  Keep the Properties insured, against fire and other hazards and public liability 
insurance against claims for bodily injury, death and property damage occurring in, on or about the Properties. 

4.2 Operation.  Maintain the Properties and make repairs and/or replacements in the ordinary 
course of business in connection with any damage to the Properties. 

4.3 Notices.  Provide to Purchaser, promptly after receipt thereof, any and all written notices 
relating to the Properties received by Sellers or its agents or representatives from any governmental or quasi-
governmental instrumentality, which notices are of a type not normally received in the ordinary course of 

 business that would have a material adverse effect upon the Properties or result in a material adverse 
change in a representation or warranty made by Sellers hereunder. 

4.4 Compliance with Receivership Order.  Take all actions as reasonably practicable based on the 
resources available to the Receiver to comply with the Receivership Order or parts thereof affecting or relating 
to the Properties and the ownership, operation and maintenance thereof. 
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4.5 New Contracts.   Prior to the expiration of the Due Diligence Period, Sellers may, without the 
prior consent of Purchaser, enter into any Contracts provided that Sellers shall provide Purchaser written notice 
of such actions.  After the expiration of the Due Diligence Period, Sellers agrees that it will not take any 

be unreasonably withheld, conditioned or delayed, and shall be deemed given if not withheld in writing within 
five (5) business days following the date of  request therefor. 

4.6 Leases.  From and after the Due Diligence Period and up to and until the Closing Date or 
prior termination of this Agreement, Sellers may enter into Leases for the Properties or any portion thereof in 
the ordinary course of business. 

5. REPRESENTATIONS AND WARRANTIES.

5.1 By Sellers.  Purchaser understands, acknowledges and agrees that Receiver is acting as the 
Court-appointed Receiver for the Properties in the Receivership pursuant to the terms and conditions of the 
Receivership Order, therefore, Sellers makes no representations or warranties to Purchaser. As a result, 
Purchaser tion of the 
Properties. The Properties are being sold subject to all covenants, conditions, restrictions, non-monetary 
encumbrances, reservation of right and publicly recorded easements and rights of way of record. The 
Properties are being sold free and clear of all monetary liens and monetary encumbrances against the 
Properties which shall attach to the proceeds of the sale in accordance with Section 1.3, above. The Properties 
are being sold without warranty of any kind, express or implied, by the Receiver.  Purchaser understands and 
further agrees that there are not any implied or express warranties or representations created by use of the 
Deed. Further, Purchaser acknowledges, understands and agrees that the Receiver has no independent right or 
power to sell the Properties in the absence of confirmation of sale by the Court and/or authority conveyed to 
the Receiver in the Receivership Action. This Agreement shall be enforceable against the receivership estate in 
the Receivership Action Receivership Estate in the Receivership Action 
approves the sale hereunder, enters the Approval Order, and authorizes the Receiver to consummate the 
transaction to convey title by Deed to the Properties.  Pursuant to this Agreement, Sellers may provide, or will 
provide to Purchaser, for general information purposes only certain disclosures, reports and statements 
pertaining to the Properties.  Receiver makes no warranties or representations as to any information provided 
to Purchaser by Sellers Receivership 
Action.  Purchaser represents and warrants that Purchaser is relying on Purchaser
inspection of the Properties.  Purchaser agrees that Purchaser shall not rely on any report, statement or 
appraisal provided to him or her by the Receiver or anyone else on  behalf.  Purchaser will directly 
commission and obtain Purchaser of the Properties and other pertinent 
matters for Purchaser

5.2 By Purchaser.  Purchaser represents and warrants to Sellers as of the Effective Date that: 

5.2.1 Purchaser is a corporation, partnership, limited liability company, trust or other 
type of business organization that is duly organized, validly existing and in good standing under the laws of the 
state in which it was organized and Purchaser is qualified to do business in the jurisdiction in which the 
Properties are located. 

5.2.2 Purchaser has taken all requisite action and obtained all requisite consents, releases 
and permissions in connection with entering into this Agreement and the instruments and documents 
referenced herein or required under any covenant, agreement, encumbrance, law or regulation with respect to 
the obligations required hereunder, and no consent of any other party is required for the performance by 
Purchaser of its obligations hereunder. 

5.2.3 This Agreement is, and all agreements, instruments and documents to be executed 
and delivered by Purchaser pursuant to this Agreement shall be, duly authorized, executed and delivered by 
Purchaser.  This Agreement is, and all agreements, instruments and documents to be executed and delivered by 
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Purchaser pursuant to this Agreement shall be, valid and legally binding upon Purchaser and enforceable in 
accordance with their respective terms. 

5.2.4 Neither the execution of this Agreement nor the consummation of the transactions 
contemplated hereby does now constitute or shall result in a breach of, or a default under, any agreement, 
document, instrument or other obligation to which Purchaser is a party or by which Purchaser may be bound, 
or any law, statute, ordinance, rule, governmental regulation or any writ, injunction, order or decree of any 
court or governmental body, applicable to Purchaser or to the Properties. 

5.2.5 No petition in bankruptcy (voluntary or otherwise), assignment for the benefit of 
creditors, or petition seeking reorganization or arrangement or other action under Federal or state bankruptcy 

5.2.6 Litigation
ual knowledge, contemplated or threatened against 

terms of this Agreement. 

5.3 Broker.  Sellers and Purchaser each represents to the other that it has had no dealings, 
negotiations, or consultations with any broker, representative, employee, agent or other intermediary in 
connection with the sale of the Properties, except that Sellers have retained the services of Duke Cooke (the 
Brokers Sellers shall be solely responsible for paying the fees and commissions owed to Brokers if, and 

when, the Closing occurs.  Sellers and Purchaser agree that each will indemnify, defend and hold the other free 
and harmless from the claims of any other broker(s), representative(s), employee(s), agent(s) or other 
intermediary(ies) claiming to have represented Sellers or Purchaser, respectively, or otherwise to be entitled to 
compensation in connection with this Agreement or in connection with the sale of the Properties.  This mutual 
indemnity shall survive Closing and any termination of this Agreement. 

5.4 Property Condition. 

5.4.1 No Oral Agreements or Representations; As-Is Purchase.  PURCHASER 
REPRESENTS, WARRANTS AND COVENANTS TO SELLERS THAT PURCHASER SHALL, DURING 
THE DUE DILIGENCE PERIOD, INDEPENDENTLY AND PERSONALLY INSPECT THE PROPERTIES 
AND IMPROVEMENTS, AND THAT PURCHASER HAS ENTERED INTO THIS AGREEMENT BASED 
UPON ITS RIGHTS AND INTENTIONS TO MAKE SUCH PERSONAL EXAMINATION AND 
INSPECTION.  PURCHASER AGREES THAT PURCHASER SHALL ACCEPT THE PROPERTIES, IN 
THEIR THEN CONDITION AS-IS, WHERE IS, AND WITH ALL ITS FAULTS.  NO PERSON ACTING 
ON BEHALF OF SELLERS ARE AUTHORIZED TO MAKE, AND BY EXECUTION HEREOF, 
PURCHASER ACKNOWLEDGES AND AGREES THAT, EXCEPT AS SPECIFICALLY PROVIDED IN 
THIS AGREEMENT, IF AT ALL, SELLERS HAVE NOT MADE, DO NOT MAKE, AND SPECIFICALLY 
NEGATES AND DISCLAIMS ANY REPRESENTATIONS, WARRANTIES, PROMISES, COVENANTS, 
AGREEMENTS OR GUARANTIES OF ANY KIND OR CHARACTER WHATSOEVER, WHETHER 
EXPRESS OR IMPLIED, ORAL OR WRITTEN, PAST, PRESENT OR FUTURE, OF, AS TO, 
CONCERNING OR WITH RESPECT TO: 

(I) THE VALUE OF THE PROPERTIES;

(II) THE INCOME TO BE DERIVED FROM THE PROPERTIES;

(III) THE SUITABILITY OF THE PROPERTIES FOR ANY AND ALL
ACTIVITIES AND USES WHICH PURCHASER MAY CONDUCT THEREON, INCLUDING ANY 
LEASING OR DEVELOPMENT OF THE PROPERTIES; 

(IV) THE HABITABILITY, MERCHANTABILITY, MARKET-ABILITY,
PROFITABILITY OR FITNESS FOR A PARTICULAR PURPOSE OF THE PROPERTIES; 
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(V) THE MANNER, QUALITY, STATE OF REPAIR OR LACK OF REPAIR OF
THE PROPERTIES; 

(VI) THE FINANCIAL CAPABILITY OF THE TENANTS (IF ANY) UNDER
THE LEASES; 

(VII) THE NATURE, QUALITY OR CONDITION OF THE PROPERTIES,
INCLUDING WITHOUT LIMITATION, THE WATER, SOIL AND GEOLOGY; 

(VIII) THE COMPLIANCE OF OR BY THE PROPERTIES OR ITS OPERATION
WITH ANY LAWS, RULES, ORDINANCES OR REGULATIONS OF ANY APPLICABLE 
GOVERNMENTAL AUTHORITY OR BODY; 

(IX) THE MANNER, CONDITION OR QUALITY OF THE CONSTRUCTION
OR MATERIALS, IF ANY, INCORPORATED INTO THE PROPERTIES; 

(X) COMPLIANCE WITH ANY ENVIRONMENTAL PROTECTION,
POLLUTION OR LAND USE LAWS, RULES, REGULATION, ORDERS OR REQUIREMENTS, 
INCLUDING BUT NOT LIMITED TO, THE AMERICANS WITH DISABILITIES ACT OF 1990 OR ANY 
OTHER LAW, RULE OR REGULATION GOVERNING ACCESS BY DISABLED PERSONS, THE 
FEDERAL WATER POLLUTION CONTROL ACT, THE FEDERAL RESOURCE CONSERVATION AND 
RECOVERY ACT, THE U.S. ENVIRONMENTAL PROTECTION AGENCY REGULATIONS AT 40 
C.F.R., PART 261, THE COMPREHENSIVE ENVIRONMENTAL RESPONSE COMPENSATION AND
LIABILITY ACT OF 1980, AS AMENDED, THE RESOURCES CONSERVATION AND RECOVERY
ACT OF 1976, THE CLEAN WATER ACT, THE SAFE DRINKING WATER ACT, THE HAZARDOUS
MATERIALS TRANSPORTATION ACT, THE TOXIC SUBSTANCE CONTROL ACT, AND
REGULATIONS PROMULGATED UNDER ANY OF THE FOREGOING;

(XI) THE PRESENCE OR ABSENCE OF HAZARDOUS MATERIALS AT, ON,
UNDER, OR ADJACENT TO THE PROPERTIES; 

(XII) THE CONTENT, COMPLETENESS OR ACCURACY OF THE
DELIVERIES, INCLUDING ANY INFORMATIONAL PACKAGE, OR OTHER MATERIALS 
PREPARED BY SELLERS; 

(XIII) THE CONFORMITY OF THE IMPROVEMENTS (IF ANY) TO ANY
PLANS OR SPECIFICATIONS FOR THE PROPERTIES, INCLUDING ANY PLANS AND 
SPECIFICATIONS THAT MAY HAVE BEEN OR MAY BE PROVIDED TO PURCHASER; 

(XIV) THE CONFORMITY OF THE PROPERTIES TO PAST, CURRENT OR
FUTURE APPLICABLE ZONING OR BUILDING REQUIREMENTS, AND ANY VIOLATIONS OF 
SUCH REQUIREMENTS; 

(XV) SUFFICIENCY OF ANY UNDERSHORING;

(XVI) SUFFICIENCY OF ANY DRAINAGE;

(XVII) THE FACT THAT ALL OR A PORTION OF THE PROPERTIES MAY
BE LOCATED ON OR NEAR AN EARTHQUAKE FAULT LINE OR LOCATED IN AN 
ALQUIST-PRIOLO SPECIAL STUDY ZONE; 

(XVIII) THE ABILITY OF PURCHASER TO OBTAIN FINANCING SECURED
BY THE PROPERTIES PRIOR TO OR AFTER CLOSING; 

(XIX) THE EXISTENCE OR LACK OF VESTED LAND USE, ZONING OR
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BUILDING ENTITLEMENTS AFFECTING THE PROPERTIES, OR

(XX) THE SQUARE FOOTAGE OF THE LAND OR ANY IMPROVEMENTS
THEREON, OR 

(XXI) WITH RESPECT TO ANY OTHER MATTER CONCERNING THE
PROPERTIES, INCLUDING ANY AND ALL SUCH MATTERS REFERENCED, DISCUSSED OR 
DISCLOSED IN ANY DOCUMENTS DELIVERED BY SELLERS TO PURCHASER, IN ANY PUBLIC 
RECORDS OF ANY GOVERNMENTAL AGENCY OR ENTITY OR UTILITY COMPANY, OR IN ANY 
OTHER DOCUMENTS AVAILABLE TO PURCHASER. 

PURCHASER FURTHER ACKNOWLEDGES AND AGREES THAT HAVING BEEN GIVEN THE 
OPPORTUNITY TO INSPECT THE PROPERTIES AND REVIEW INFORMATION AND 
DOCUMENTATION AFFECTING THE PROPERTIES, PURCHASER IS RELYING SOLELY ON ITS 
OWN INVESTIGATION OF THE PROPERTIES AND REVIEW OF SUCH INFORMATION AND 
DOCUMENTATION, AND NOT ON ANY INFORMATION PROVIDED OR TO BE PROVIDED BY 
SELLERS.  PURCHASER FURTHER ACKNOWLEDGES AND AGREES THAT ANY INFORMATION 
MADE AVAILABLE TO PURCHASER OR PROVIDED OR TO BE PROVIDED BY OR ON BEHALF OF 
SELLERS WITH RESPECT TO THE PROPERTIES WAS OBTAINED FROM A VARIETY OF SOURCES 
AND THAT SELLERS HAVE NOT MADE ANY INDEPENDENT INVESTIGATION OR VERIFICATION 
OF SUCH INFORMATION AND MAKES NO REPRESENTATIONS AS TO THE ACCURACY OR 
COMPLETENESS OF SUCH INFORMATION. PURCHASER AGREES TO FULLY AND 
IRREVOCABLY RELEASE ALL SUCH SOURCES OF INFORMATION AND PREPARERS OF 
INFORMATION AND DOCUMENTATION TO THE EXTENT SUCH SOURCES OR PREPARERS ARE 
SELLERS, RECEIVER, OR THEIR EMPLOYEES, OFFICERS, DIRECTORS, PARTNERS, 
REPRESENTATIVES, AGENTS, SERVANTS, ATTORNEYS, AFFILIATES, PARENT COMPANIES, 
SUBSIDIARIES, SUCCESSORS OR ASSIGNS FROM ANY AND ALL CLAIMS THAT THEY MAY 
NOW HAVE OR HEREAFTER ACQUIRE AGAINST SUCH SOURCES AND PREPARERS OF 
INFORMATION FOR ANY COSTS, LOSS, LIABILITY, DAMAGE, EXPENSE, DEMAND, ACTION OR 
CAUSE OF ACTION ARISING FROM SUCH INFORMATION OR DOCUMENTATION.  SELLERS AND 
THE RECEIVER ARE NOT LIABLE OR BOUND IN ANY MANNER BY ANY ORAL OR WRITTEN 
STATEMENTS, REPRESENTATIONS OR INFORMATION PERTAINING TO THE PROPERTIES, OR 
THE OPERATION THEREOF, FURNISHED BY ANY OF THE FOREGOING ENTITIES AND 
INDIVIDUALS OR ANY OTHER INDIVIDUAL OR ENTITY. PURCHASER FURTHER 
ACKNOWLEDGES AND AGREES THAT TO THE MAXIMUM EXTENT PERMITTED BY LAW, THE 
SALE OF THE PROPERTIES AS PROVIDED FOR HEREIN IS MADE ON AN AS-IS  CONDITION 
AND BASIS WITH ALL FAULTS, AND THAT SELLERS HAVE NO OBLIGATIONS TO MAKE 
REPAIRS, REPLACEMENTS OR IMPROVEMENTS EXCEPT AS MAY OTHERWISE BE EXPRESSLY 
STATED IN THIS AGREEMENT. 

5.4.2 Release of Claims.  Without limiting the provisions of Section 5.4.1, Purchaser 
releases Sellers from any and all Claims (whether known or unknown, and whether contingent or liquidated) 
arising from or related to (a) any defects, errors or omissions in the design or construction of the Properties, 
whether the same are a result of negligence or otherwise; or (b) other conditions (including environmental 
conditions) affecting the Properties, whether the same are a result of negligence or otherwise.  The release set 
forth in this Section specifically includes any Claims under any Environmental Laws, under the Americans 
with Disabilities Act of 1990, 42 U.S.C. §§ 12101 et seq., or with respect to any environmental risk.  

includes, but is not limited to, the Solid Waste Disposal Act, as amended by the 
Resource Conservation and Recovery Act (42 U.S.C. §§6901 et seq.), the Comprehensive Environmental 
Response, Compensation and Liability Act of 1980 (42 U.S.C. §§ 9601 et seq.), the Emergency Planning and 
Community Right to Know Act (42 U.S.C. §§11001 et seq.), the Clean Air Act (42 U.S.C. §§7401 et seq.), the 
Clean Water Act (33 U.S.C. §§1251 et seq.), the Toxic Substances Control Act (15 U.S.C. §§2601 et seq.), the 
Hazardous Materials Transportation Act ( 49 U.S.C. §§1801 et seq.), the Occupational Safety and Health Act 
(29 U.S.C. §§651 et seq.), the Federal Insecticide, Fungicide and Rodenticide Act (7 U.S.C. §§136 et seq.), and 
the Safe Drinking Water Act (42 U.S.C. §§300f et seq.), as any of the same may be amended from time to 



13 

time, and any state or local law dealing with environmental matters, and any regulations, orders, rules, 
procedures, guidelines and the like promulgated in connection therewith, regardless of whether the same are in 
existence on the date of this Agreement.   

5.4.3 Acknowledgment of Inspection.  Purchaser acknowledges and agrees that (a) this 
Agreement gives Purchaser the opportunity to inspect the Properties and their operations, (b) if this transaction 
is consummated, Purchaser will be purchasing the Properties 
study, inspection and knowledge of the Properties, and (c) Purchaser is relying upon its own determination of 
the value and condition of the Properties and not on any information provided or to be provided by Sellers. 
Purchaser is relying solely upon its own inspections, investigations, research and analyses in entering into this 
Agreement and is not relying in any way upon any representations or warranties, statements, plans, 
specifications, cost estimates, studies, reports, descriptions, guidelines or other information or material 
furnished by Sellers or its representatives to Purchaser or its representatives, whether oral or written, express or 
implied, of any nature whatsoever regarding any such matters.  With respect to any Personal Property being 
conveyed hereunder, Purchaser shall not rely on any list of such property compiled by Sellers, but rather, 
Purchaser shall compile its own list for review by Sellers, which list, if approved by Sellers, shall be 
countersigned by Sellers 
to be conveyed to Purchaser at Closing. 

5.4.4 RELEASE.  PURCHASER HEREBY RELEASES SELLERS AND THE 
RECEIVER AND ANY SERVICER, AGENT, REPRESENTATIVE, MANAGER, AFFILIATE, OFFICER, 
PARTNER, SHAREHOLDER OR EMPLOYEE OF SELLERS OR RECEIVER SELLERS RELATED 
PARTY
PURCHASER OR ANY PARTY RELATED TO OR AFFILIATED WITH PURCHASER (A 
PURCHASER RELATED PARTY

MATTER OR THING RELATED TO THE PHYSICAL CONDITION OF THE PROPERTIES, ANY 
CONSTRUCTION DEFECTS, ANY ERRORS OR OMISSIONS IN THE DESIGN OR CONSTRUCTION 
OF THE PROPERTIES AND ANY ENVIRONMENTAL CONDITIONS AT, IN, ON OR UNDER THE 
PROPERTIES, AND PURCHASER WILL NOT LOOK TO SELLERS, RECEIVER, OR ANY SELLERS 
RELATED PARTY IN CONNECTION WITH THE FOREGOING FOR ANY REDRESS OR RELIEF. 

5.4.5 Release and Hold Harmless of Receiver.  Purchaser understands and agrees that 
Receiver has been appointed by the Court in the Case, to facilitate the sale of the Properties. Purchaser further 

 defined in California Civil Code 
sections 911 and 936, and is not subject to the provisions of California Civil Code sections 895 et seq. 
Purchaser further acknowledges and agrees that the Receiver shall not be liable or responsible for any damages 
whatsoever that Purchaser may incur as the result of Purchaser Properties. Purchaser 
understands that any and all warranties, whether express or implied, were originally provided by the Sellers, if 
at all, and not Receiver and that Receiver shall have no duty, obligation or liability thereto.  Purchaser further 

, if any , 
for any claims, liabilities, or damages is limited to the assets of the Receivership Estate, and that upon 
termination of the Receivership Estate, Purchaser shall be precluded from recovering any claims, liabilities, or 
damages from the Receiver (including his agents) or the Receivership Estate.  Purchaser hereby agrees to 
release and hold harmless Receiver, his agents, attorneys, affiliates, successors and assigns, from and against 
any claims, liabilities, fees, costs or expenses, whether arising in contract, tort (including negligence), at law, 
or equity, whether to person or property, arising out of or related to this Agreement, the Properties, or 

. Such releases applies to all claims, whether such claims, damages, or 
losses are known or unknown, foreseen or unforeseen, or patent or latent, that the Purchaser may have against 
Receiver. The Purchaser waives application of California Civil Code section 1542, which states: 

A GENERAL RELEASE DOES NOT EXTEND TO CLAIMS THAT THE CREDITOR 
OR RELEASING PARTY DOES NOT KNOW OR SUSPECT TO EXIST IN HIS OR 
HER FAVOR AT THE TIME OF EXECUTING THE RELEASE AND THAT, IF 
KNOWN BY HIM OR HER, WOULD HAVE MATERIALLY AFFECTED HIS OR 
HER SETTLEMENT WITH THE DEBTOR OR RELEASED PARTY. 
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Purchaser understands that the consequence of this waiver of the foregoing Section is that even if Purchaser
eventually incurs any damages arising from the purchase of the Properties, Purchaser will not be able to make 
any claim for those damages.  Further, Purchaser acknowledges that Purchaser intends these consequences 
even as to claims for damages that may exist as of the date of this release but which Purchaser does not know 
exist, and which, if known, would materially affect the Purchaser
of whether the Purchaser he result of ignorance, oversight, error, negligence, or any 
other cause. 

5.4.6 ASSUMPTION.  EFFECTIVE AS OF THE DATE OF CLOSING, PURCHASER 
WILL ASSUME ALL OF  LIABILITIES AND OBLIGATIONS WITH RESPECT TO THE 
LEASES, AND PERMITS (TO THE EXTENT SUCH PERMITS ARE ASSIGNED OR TRANSFERRED) 
ARISING AND ACCRUING FROM AND AFTER THE DATE OF CLOSING. 

5.4.7 SURVIVAL.  THE ACKNOWLEDGMENTS, RELEASES AND AGREEMENTS 
OF PURCHASER SET FORTH IN THIS SECTION 5.4 WILL SURVIVE THE CLOSING. 

5.4.8 PERSONAL PROPERTY; INTANGIBLE PROPERTY.  SELLERS MAKES NO 
REPRESENTATION OR WARRANTY WHATSOEVER, EXPRESS OR IMPLIED, AS TO 
TITLE TO THE PERSONAL PROPERTY OR THE INTANGIBLE PROPERTY.  

6. CONDITIONS PRECEDENT TO CLOSING.

6.1 Conditions for the Benefit of Purchaser.  The obligation of Purchaser to consummate the 
conveyance of the Properties hereunder is subject to the satisfaction or waiver of each of the following 
conditions precedent on or before the Closing. 

6.1.1 Entry by the Court and receipt of the Approval Order. 

6.1.2 
Coverage Title Policy if so elected by Purchaser) to Purchaser. 

6.1.3 Sellers shall cause all elevators that serve the Properties to be in fully operational 
condition with current permits. 

6.1.4 Sellers shall have performed and complied with all agreements required by this 
Agreement to be performed or complied with by Sellers prior to or at the Closing. 

6.2 Waiver of Conditions.  Purchaser shall have the right to waive some or all of the foregoing 
conditions in its sole and absolute discretion; provided, however, that no such waiver shall be effective or 
binding on Purchaser unless it is in writing and executed by an authorized officer of Purchaser. 

6.3 Conditions for the Benefit of Sellers.  The obligation of Sellers to consummate the 
conveyance of the Properties hereunder is subject to the satisfaction of each of the following conditions 
precedent on or before the Closing: 

6.3.1 The representations and warranties of Purchaser contained in this Agreement shall 
be true, complete and accurate in all material respects, on and as of the Effective Date and the Date of Closing 
as if the same were made on and as of such date. 

6.3.2 Purchaser shall have performed all of its material obligations under this 
Agreement. 

6.3.3 Receipt of the Approval Order. 

6.3.4 Receipt by Purchaser of any and all required consents to the transfer of any 
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Assumed Contract, permit and/or Lease to be assigned to Purchaser at Closing, unless such consents are 
waived 

6.4 Waiver of Conditions.  Sellers shall have the right to waive some or all of the foregoing 
conditions in its sole and absolute discretion; provided, however, that no such waiver shall be effective or 
binding on Sellers unless it is in writing and executed by Sellers. 

6.5 Failure of a Condition.  Section 10.3, in 
the event any of the conditions set forth in this Section are not fulfilled or waived, then the sole and exclusive 
remedy of the party in whose favor the unfulfilled or unwaived condition shall run shall be to terminate this 
Agreement in writing on or before the Date of Closing whereupon all rights and obligations hereunder of each 
party shall be at an end, neither party shall have any further obligations to the other and the Purchaser shall be 
entitled to a refund of the Deposit.  A failure by a party in whose favor the unfulfilled or unwaived condition 
shall run to timely terminate as provided herein shall constitute a waiver by such party of its right of 
termination provided for herein and the party shall thereupon proceed to Close on the Date of Closing. 

7. CLOSING COSTS AND PRORATIONS.

7.1 .  Purchaser will pay the following costs of closing this transaction: 

7.1.1 All premiums, fees and costs associated with the issuance of a Title Policy and any 
Extended Coverage Title Policy (except endorsements obtained by Sellers to cure Title Objections and/or 
Survey Objections as referred to in Section 3); 

7.1.2 
incurred by Purchaser or its representative(s) in inspecting or evaluating the Properties or closing this 
transaction; and 

7.1.3 Any sales taxes payable with respect to any personal property included within the 
Properties. 

7.2  Costs.  Sellers will pay the following costs of closing this transaction: 

7.2.1 All recording fees and any and all state and county recordation, documentary or 
transfer taxes; 

7.2.2 All of the settlement fees and charges of the Title Company due in connection with 
the closing of this transaction; 

7.2.3 The fees and disbursements of  counsel including, without limitation the 
costs associated with the Receivership including the costs associated with obtaining the Approval Order; 

7.2.4 The fees of the Broker(s) referred to in Section 5.3, above; and 

7.2.5 Any release fees and other charges required to be paid in order to release from the 
Properties the lien of any mortgage or other security interest which Sellers are obligated to remove pursuant to 
the terms of this Agreement. 

7.3 Prorations.  All revenues and expenses, including, but not limited to rents and any other 
amounts paid by tenants, personal property taxes, installment payments of special assessment liens, vault 
charges, sewer charges, utility charges, reimbursement of maintenance and repair expenses and normally 
prorated operating expenses billed or paid as of the Date of Closing shall be prorated as of the Date of Closing 
based upon a thirty (30) day month and shall be adjusted against the Purchase Price due at Closing, provided 
that within sixty (60) days after Closing, Purchaser and Sellers will make a further adjustment for such rents, 
taxes or charges which may have accrued or been incurred prior to the Date of Closing, but not received or 
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paid at that date.  No further adjustment shall be made of such items after the date that is sixty (60) days after 
Closing. The provisions of this Section of this Agreement shall survive the Closing.  

7.3.1 Taxes.  General real estate taxes and special assessments relating to the Properties 
payable during the year in which Closing occurs shall be prorated with respect to the Properties as of the Date 
of Closing. If Closing shall occur before the actual taxes and special assessments payable during such year are 
known, the apportionment of taxes shall be upon the basis of taxes for the Properties payable during the 
immediately preceding year. In the event that Receiver seeks a refund from the County or other local taxing 
authority in which the Properties are located for property taxes or other tax assessments paid prior to the 
Closing, Purchaser agrees to waive any and all rights Purchaser may have to such tax refund(s), and Purchaser 
further agrees to assign all of its rights and interests in such potential tax refund(s) to Receiver and agrees to 
cooperate with Receiver (at no cost to Purchaser) in pursuing such refund. If, as the result of an appeal of the 
assessed valuation of the Properties for any real estate tax year prior to (or including) the Closing, there is 
issued after Closing an administrative ruling, judicial decision or settlement by which the assessed value of the 
Properties for such tax year is reduced, and a real estate tax refund issued, Sellers shall be entitled to all such 
refunds relating to the period prior to Closing.  The provisions of this Section of this Agreement shall survive 
the Closing.   

7.3.2 In General.  Any other costs or charges of closing this transaction not specifically 
mentioned in this Agreement shall be paid and adjusted in accordance with local custom or ordinance in the 
jurisdiction in which the Properties are located. 

7.3.3 Purpose and Intent.  Except as expressly provided herein, the purpose and intent as 
to the provisions of prorations and apportionments set forth in this Section 7 and elsewhere in this Agreement 
is that Sellers shall bear all expenses of ownership and operation of the Properties and shall receive all income 
therefrom accruing through 11:59 p.m. of the day preceding the Closing and Purchaser shall bear all such 
expenses and receive all such income accruing thereafter. 

8. CLOSING AND ESCROW.

8.1  Deliveries.  With the exception of  deliverables specified in Section 8.1.3(a) 
below, at Closing, Sellers shall deliver into Escrow the following original documents, each executed and, if 
required, acknowledged: 

8.1.1 A Quitclaim Deed, in the form attached hereto as Schedule 8.1.1 Deed
conveying right, title and interest in the Properties to Purchaser, subject only to the Permitted 
Exceptions. 

8.1.2 Originals (to the extent in  possession and control) of all of the Assumed 
Contracts relating to the Properties which Purchaser has elected to assume pursuant to the terms hereof or is 
deemed to have elected to assume; and (b) an assignment of such Assumed Contracts to Purchaser by way of a 
quitclaim assignment and assumption agreement, in the form attached hereto as Schedule 8.1.2 (the 
Assignment and Assumption Agreement  rights, title and 

interest, if any, in and to the Assumed Contracts attributable to the Properties. 

8.1.3 Originals (to the extent in  possession) of (a) all warranties then in effect, if 
any, with respect to the Properties or to the Improvements or any repairs or renovations to such Improvements; 
and (b) a quitclaim assignment of all such warranties and guarantees being conveyed hereunder, quitclaiming 
to Purchaser  rights, title and interests in and to the warranties attributable to the Properties. 

8.1.4 A transferor certificate of Non- Foreign Status. 

8.1.5 An executed California Form 593-C or other evidence sufficient to establish that 
Purchaser is not required to withhold any portion of the Purchase Price pursuant to sections 18805 and 26131 
of the California Revenue and Taxation Code. 
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8.1.6 A quitclaim bill of sale in the form attached hereto as Schedule 8.1.6 Bill of 
Sale  right, title and interest in the Personal Property. 

8.1.7 Settlement Statement
Company. 

8.1.8 Such other documents or certificates as may be reasonably required by Title 
Company to consummate the transaction contemplated hereby, including, without limitation, a Declaration of 

n the form required by the Title Company, 
reasonably acceptable to Sellers, listing the then-current tenants of the Properties and any other tenant under a 
new lease that is permitted in accordance with Section 4.6 above. 

8.2 Purcha .  At the Closing, Purchaser shall (a) pay into Escrow for 
benefit the balance of the Purchase Price as required by, and in the manner described in Section 2 above, and 
(b) execute and deliver into Escrow the following documents:

8.2.1 The Assignment and Assumption Agreement. 

8.2.2 
documents at Closing on behalf of Purchaser, acceptable to Sellers and Title Company, to enter into the 
transactions contemplated by this Agreement. 

8.2.3 The Settlement Statement. 

8.2.4 The Abatement Agreement as described in Section 3.9.1, above, signed by 
Purchaser and the City. 

8.2.5 [INTENTIONALLY DELETED] 

8.2.6 The Quitclaim Bill of Sale. 

8.2.7 Such other documents and certificates as may be reasonably required by Title 
Company to consummate the transaction contemplated hereby, including, without limitation, a Declaration of 
Value with respect to the Real Property. 

8.3 Possession.  Purchaser shall be entitled to possession of the Properties at the conclusion of the 
Closing, subject to the rights of Tenants occupying Properties. 

8.4 Escrow Closing.  Purchaser and Sellers (or their respective counsel on behalf of Purchaser 
and Sellers) shall execu Closing Instructions
provide that, on the Date of Closing: (a) Sellers and Purchaser shall each deposit with the Title Company all of 
the documents and instruments described in Sections 8.1 and 8.2 Closing Documents
Purchaser shall deposit with the Title Company the balance of the Purchase Price required to be paid after 
application of the Deposit thereto and all prorations, adjustments and credits required to be made under this 
Agreement and the Abatement Agreement Adjusted Purchase Price
and mutually agreeable pursuant to, a settlement statement executed by both Purchaser and Sellers at Closing. 
Upon receipt of the Adjusted Purchase Price, and the satisfaction of all other conditions set forth in the Closing 
Instructions, the Title Company shall be authorized and directed to disburse the Adjusted Purchase Price to 
Sellers or its designee(s), record the Deed among the Official Records of Los Angeles County, California, and 
release the remaining Closing Documents to the appropriate parties, all in strict accordance with the Closing 
Instructions. 

9. DAMAGE, DESTRUCTION AND CONDEMNATION.
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9.1 Casualty.  Except as provided herein, Sellers shall have the risk of loss or damage to the 
Properties by fire or other casualty until the Deed is properly recorded among the appropriate public records. 
If at any time on or prior to the Date of Closing any portion of the Properties are destroyed or damaged as a 
result of fire or any other cause whatsoever, Sellers shall promptly give written notice thereof to Purchaser.  If 
the estimated cost to repair the damage or destruction exceeds $500,000 as reasonably estimated by Sellers, 
Purchaser shall have the right to terminate this Agreement by written notice to Sellers written seven (7) days 
following the date upon which Purchaser receives  written notice of the destruction or damage.  If 
Purchaser does not elect to so terminate this Agreement within said seven (7) day period, or if the cost of repair 
is equal to or less than $500,000, this Agreement shall remain in full force and effect and the parties shall 
proceed to Closing without any reduction or adjustment in the Purchase Price, but Sellers shall assign any 
insurance proceeds to Purchaser.  Notwithstanding anything in this Agreement to the contrary, if this 
Agreement is canceled pursuant to this Section 9.1, the Deposit shall be returned to Purchaser, less one-half of 
the escrow cancellation charges, and the parties shall be released from all further obligations and liabilities 
hereunder. 

9.2 Condemnation.  In the event, at any time following execution of this Agreement up and 
through the Date of Closing, any action or proceeding is filed, under which the Properties, or any portion 
thereof, may be taken pursuant to any law, ordinance or regulation or by condemnation or the right of eminent 
domain, Sellers shall promptly give written notice thereof (which notice shall describe the type of action being 
taken against the Properties, and which portions of the Properties will be affected thereby) to Purchaser.  If the 
taking would substantially prevent the Purchaser from continuing the existing use of the Properties, then the 
Purchaser shall have the right to terminate this Agreement by written notice to Sellers within seven (7) days 
following the date upon which Purchaser receives  written notice of such action or proceeding.  If 
Purchaser does not elect to so terminate this Agreement within said seven (7) day period, this Agreement shall 
remain in full force and effect and the parties shall proceed to closing without any reduction or adjustment in 
the Purchase Price, except that all condemnation proceeds will be assigned to Purchaser.  Notwithstanding 
anything in this Agreement to the contrary, if this Agreement is canceled pursuant to this Section 9.2, the 
Deposit shall be returned to Purchaser, less one-half of the escrow cancellation charges, and the parties shall be 
released from all further obligations and liabilities hereunder. 

10. DEFAULT AND REMEDIES.

10.1 Purchaser Default.  If following the expiration of the Due Diligence Period, Purchaser is or 
Sellers may either 

waive such default or give notice to Purchaser (with a copy to Title Company) specifying the nature of the 
default.  Purchaser shall have five (5) business days after receiving that notice, but in no event beyond the 
Closing Date, within which to cure that default.  If Purchaser fails to cure that default within that period, then 
Seller  sole remedy for such uncured default shall be to terminate this Agreement by giving notice of such 
termination to Purchaser (with a copy to Title Company) and receive the Deposit as liquidated damages, as 
further set forth in Section 10.2, below.  If Sellers does so terminate this Agreement, then Title Company shall 
promptly pay the Deposit to Receiver, on behalf of Sellers. 

10.2 LIQUIDATED DAMAGES. SELLERS AND PURCHASER AGREE THAT PAYMENT OF 
THE DEPOSIT TO SELLERS UNDER THIS SECTION SHALL BE AS LIQUIDATED DAMAGES AND 
NOT AS A PENALTY. IF THE PURCHASE AND SALE OF THE PROPERTIES ARE NOT 
CONSUMMATED IN ACCORDANCE WITH THE TERMS AND PROVISIONS OF THIS AGREEMENT 
DUE TO CIRCUMSTANCES OR CONDITIONS WHICH CONSTITUTE AN UNCURED DEFAULT BY 
PURCHASER UNDER THIS AGREEMENT OR FAILURE TO COMPLETE THE PURCHASE OF THE 
PROPERTIES PURSUANT TO THIS AGREEMENT, THE DEPOSIT SHALL BE DELIVERED TO 
RECEIVER, ON BEHALF OF SELLERS, AS FULL LIQUIDATED DAMAGES FOR SUCH UNCURED 
DEFAULT.  PURCHASER AND SELLERS ACKNOWLEDGE AND AGREE THAT  ACTUAL 
DAMAGES IN THE EVENT OF AN UNCURED DEFAULT BY PURCHASER UNDER THIS 
AGREEMENT WILL BE DIFFICULT TO ASCERTAIN, AND THAT SUCH LIQUIDATED DAMAGES 
REPRESENT PURCHASER AND  BEST ESTIMATE OF SUCH DAMAGES. PURCHASER 
AND SELLERS EXPRESSLY ACKNOWLEDGE THAT THE FOREGOING LIQUIDATED DAMAGES 
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ARE INTENDED NOT AS A PENALTY OR FORFEITURE, BUT AS FULL LIQUIDATED DAMAGES IN 

TAKING THE PROPERTIES OFF THE MARKET DURING THE TERM OF THIS AGREEMENT. 
PURCHASER AND SELLERS FURTHER AGREE THAT IN LIGHT OF THE CIRCUMSTANCES 
EXISTING AT THE TIME OF THE EXECUTION OF THIS AGREEMENT, THE AMOUNT OF THE 
FOREGOING LIQUIDATED DAMAGES REPRESENTS A REASONABLE ESTIMATE OF THE HARM 
LIKELY TO BE SUFFERED BY SELLERS IN THE EVENT OF AN UNCURED DEFAULT BY 
PURCHASER, AND THAT PROOF OF ACTUAL DAMAGES WOULD BE COSTLY OR IMPRACTICAL 
TO ASCERTAIN. SUCH DELIVERY OF THE DEPOSIT SHALL BE THE SOLE AND EXCLUSIVE 
REMEDY OF SELLERS BY REASON OF A DEFAULT BY PURCHASER UNDER THIS AGREEMENT, 
AND SELLERS HEREBY WAIVES AND RELEASES ANY RIGHT TO SUE PURCHASER, AND 
HEREBY COVENANTS NOT TO SUE PURCHASER, FOR SPECIFIC PERFORMANCE OF THIS 
AGREEMENT OR TO PROVE THAT  ACTUAL DAMAGES EXCEED THE DEPOSIT WHICH 
IS HEREIN PROVIDED SELLERS AS FULL LIQUIDATED DAMAGES. THIS PROVISION 

THE PROPERTIES, AND IN NO WAY LIQUIDATES DAMAGES FOR ANY OTHER DEFAULTS OF 
PURCHASER UNDER THIS AGREEMENT, INCLUDING, WITHOUT LIMITATION, DEFAULTS BY 
PURCHASER UNDER SECTION 3.2  OF THIS  AGREEMENT.  NOTWITHSTANDING THE 
FOREGOING, PRIOR TO THE EXPIRATION OF THE DUE DILIGENCE PERIOD, SELLERS SHALL 
ONLY BE ENTITLED TO RETAIN ANY PORTION OF THE DEPOSIT AS LIQUIDATED DAMAGES 
TO THE EXTENT SELLERS HAVE 
HEREUNDER (PROVIDED; HOWEVER, PURCHASER SHALL HAVE FIVE (5) DAYS TO CURE SUCH 
DEFAULT AFTER RECEIPT OF WRITTEN NOTICE FROM SELLERS).  BY PLACING THEIR 
INITIALS BELOW, PURCHASER AND SELLERS HEREBY ACKNOWLEDGE AND SPECIFICALLY 
AGREE TO THE FOREGOING LIQUIDATED DAMAGES PROVISION.   

PURCHASER SELLERS 

10.3 Sellers Default.  In the event Sellers shall: (a) fail to sell, transfer and assign the Properties to 
Purchaser in violation of the terms of this Agreement, and/or (b) fail to perform any other material obligation 
of Sellers hereunder, then Purchaser may give written notice to Sellers (with a copy to Title Company) 
specifying the nature of the default.  Sellers shall have five (5) business days after receiving that written notice, 
but in no event beyond the Closing Date, within which to cure that default.  If Sellers fails to cure that default 
within that period, then Purchaser shall, as its sole and exclusive remedy at law or in equity, except as 
otherwise expressly provided herein, be entitled to:  1) declare this Agreement to be null and void and demand 
and receive the return of the Deposit whereupon, neither party shall have any further rights, duties or 
obligations hereunder except as otherwise provided herein; and 2) to request reimbursement from Sellers of the 
reasonable out-of-pocket expenses incurred by the Purchaser solely in connection with this Agreement (not 
including any fees, charges or expenses of any kind for any financing being procured by the Purchaser) from 
the Effective Date until notice of  default, not to exceed $5,000.00, which such reimbursement shall be 

to Sellers of its request for reimbursement.  Purchaser 
specifically and knowingly waives any and all right (i) to file or record any lis pendens or any other lien or 
encumbrance against the Properties; (ii) to specific performance or other equitable relief; or (iii) to any 
consequential, special or punitive damages; and (iii) to any and all other rights and remedies whether at law or 
in equity.  Failure to convey title to Purchaser because Sellers was unable to obtain the Approval Order from 
the Court approving the transaction shall not constitute a default by Sellers. 

10.4 Waiver of Default.  If the Purchaser does not duly notify Sellers of the default or does not 
give Sellers a notice of termination hereunder, then (i) the default shall be treated as waived by the Purchaser 
and (ii) at Closing, Purchaser shall accept the Properties subject to the default without any reduction in the 
Purchase Price and without any Claims against Sellers on account of the default.   

10.5 Termination.  Upon any termination of this Agreement pursuant to any right of a party to 
terminate set forth in this Agreement, (a) the Deposit shall be paid over to the party entitled to the same, (b) all 
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documents deposited by Purchaser and Sellers into escrow shall be returned by the escrow agent to the party 
depositing the same, (c) all copies of all Property Documents provided to Purchaser by Sellers shall be 
returned to Sellers, and (d) if not previously deliver to Sellers, Purchaser shall deliver to Sellers all Inspection 
reports and any Survey, whereupon the parties will have no continuing liability to each other unless otherwise 
expressly stated in any provision of this Agreement. 

10.6 .  Notwithstanding anything to the contrary in this Agreement, in the event 
that either Sellers or Purchaser, as the case may be, shall bring a lawsuit against the other party for breach of 

predominantly-
costs and expenses incurred in connection with such litigation, including without limitation reasonable 

predominantly-

11. NOTICES.

All notices (including, without limitation, approvals, consents and exercises of rights or options) required or 
permitted to be given hereunder shall be in writing and shall be served on the parties at the addresses set forth 
below or to such other address as the party entitled to receive such notice may, from time to time hereinafter, 
designate by giving written notice pursuant hereto.  Any such notice shall be either (a) sent by personal 
delivery, in which case notice shall be deemed delivered upon receipt, (b) sent by electronic mail (e-mail), in 
which case notice shall be deemed delivered upon sending of such electronic mail (e-mail) notice, (c) sent by 
certified mail, return receipt requested, postage prepaid, in which case notice shall be deemed delivered only 
upon actual delivery (or attempted delivery which is refused) or, (d) sent by overnight delivery using a 
nationally recognized overnight courier (e.g., FedEx), in which case notice shall be deemed delivered one 
business day after deposit with such courier.  Notices given by counsel to the Purchaser shall be deemed given 
by Purchaser, notices given by counsel to the Sellers shall be deemed given by Sellers, and notices given to a 

If to Sellers: Receivership Specialists 
Attn: Kevin Singer 
11500 W. Olympic Blvd, Suite 530 
Los Angeles, California 90064 
Phone: (310) 552-9064 
Email: Kevin@receivershipspecialists.com 

Rick@receivershipspecialists.com 
Jackson@receivershipspecialists.com 

With a copy to: Buchalter, a Professional Law Corporation 
Attention: Michael J. Muse-Fisher   
1000 Wilshire Boulevard, Suite 1500 
Los Angeles, California  90017-2457 
Phone:  (213) 891-0700 
Fax:      (213) 630-5707 
Email: mmuse-fisher@buchalter.com  

If to Purchaser: 
__________________ 
__________________ 
__________________ 
__________________ 

With a copy to:  
__________________ 
__________________ 

AHF
Legal Dept & Mark Dyer
6255 Sunset Blvd., 21st Fl.
Los Angeles, CA 90028
Mark.Dyer@ahf.org
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__________________
__________________ 
 

 
If to Escrow Agent:   
__________________ 
__________________ 
__________________ 
__________________ 
 

 
or in each case to such other address as either party may from time to time designate by giving notice in 
writing pursuant to this Section 11 to the other party.  Telephone numbers and email addresses are for 
informational purposes only.  Effective notice will be deemed given only as provided above, except as 
otherwise expressly provided in this Agreement. 

12. MISCELLANEOUS. 

12.1 Entire Agreement. This Agreement, together with the Exhibits and Schedules attached hereto, 
all of which are incorporated by reference, is the entire agreement between the parties with respect to the 
subject matter hereof, and no alteration, modification or interpretation hereof shall be binding unless in writing 
and signed by both parties. 

12.2 Severability. If any provision of this Agreement or its application to any party or 
circumstances shall be determined by any court of competent jurisdiction to be invalid and unenforceable to 
any extent, the remainder of this Agreement or the application of such provision to such person or 
circumstances, other than those as to which it is so determined invalid or unenforceable, shall not be affected 
thereby, and each provision hereof shall be valid and shall be enforced to the fullest extent permitted by law. 

12.3 Applicable Law; Jurisdiction; Dispute Resolution. This Agreement shall be construed and 
enforced in accordance with the internal laws of the State of California. Purchaser understands and agrees that 
any controversy and/or dispute arising under or by virtue of this Agreement, shall be submitted to the Court 
overseeing the Receivership Action in the Superior Court of the State of California, in and for the County of 
Los Angeles, which is deemed by the parties to be the court of competent and exclusive jurisdiction for all 
proceedings of every nature relating to this Agreement and for determining all of the rights and duties of the 
parties hereto.  All petitions, complaints, actions in intervention and/or motions and proceedings of every 
nature relating to this Agreement and/or among and between the parties hereto shall be filed in the 
Receivership Action. The Court, sitting without a jury, shall hear all such matters.  No party shall have the 
right to file an independent action any other court or in any other County or in any other judicial district in Los 
Angeles County in an effort to have another court obtain personal or in rem jurisdiction over any such 

Purchaser 
herein and all other bidders and purchasers of the Properties, and the Receivership Estate in the Receivership 
Action.  The Receiver, individually, is not a party to said Receivership Action and is not personally liable to 
Purchaser or any third party arising from the sale of the Properties, and is protected by quasi-judicial immunity 
as an agent of the Court.  In the event a dispute arises over the interpretation, construction or enforcement of 
any provision of this Agreement, or there is any dispute or conflict regarding the performance of any term, 
covenant or act thereunder, the Court in the Receivership Action, in its discretion, shall determine whether an 
award of reasonable attorney's fees and/or costs to any party or the Receiver should be made and in what 
amount. AS THIS TRANSACTION IS PART OF A RECEIVERSHIP MATTER PENDING BEFORE THE 
COURT OVER THE RECEIVERSHIP ACTION (WHICH IS A COURT OF EQUITY), THE PARTIES 
HERETO IRREVOCABLY AND KNOWINGLY WAIVE, TO THE FULLEST EXTENT PERMITTED BY 
APPLICABLE LAW, ANY RIGHT THAT THEY MAY HAVE TO A TRIAL BY JURY IN ANY LEGAL 
PROCEEDING DIRECTLY OR INDIRECTLY ARISING OUT OF OR RELATING TO THIS 
AGREEMENT (WHETHER BASED IN CONTRACT, TORT OR ANY OTHER LEGAL THEORY).  
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12.4 Assignability
rights, obligations and interests under this Agreement, to any person or entity without the prior written consent 
or approval of Receiver, which consent or approval must be requested in writing and received by Receiver 
within five (5) business days prior to the Date of Closing and which consent may be given in  sole 
and absolute discretion; provided, however, that Receiver 

controlled by or is under common control with Purchaser, so long as notice of said assignment is provided 
within five (5) business days prior to the Date of Closing.  For purposes of this Section, control shall mean 
ownership, directly or indirectly, of at least fifty percent (50%) of the voting stock of such entity.    

12.5 Successors Bound.  This Agreement shall be binding upon and inure to the benefit of 
Purchaser, Receiver and Sellers and their respective successors and permitted assigns. 

12.6 No Public Disclosure.  Prior to Closing, all press releases or other dissemination of 
information to the media or responses to requests from the media for information relating to the transaction 
contemplated herein shall be subject to the prior written consent of Purchaser and Sellers. 

12.7 Captions; Interpretation.  The captions in this Agreement are inserted only as a matter of 
convenience and for reference and in no way define, limit or describe the scope of this Agreement or the scope 
or content of any of its provisions.  Whenever the context may require, words used in this Agreement shall 
include the corresponding feminine, masculine, or neuter forms, and the singular shall include the plural and 

Agreement. 

12.8 No Partnership.  Nothing contained in this Agreement shall be construed to create a 
partnership or joint venture between the parties or their successors in interest or permitted assigns. 

12.9 Time of Essence.  Time is of the essence with respect to the performance of the obligations of 
Sellers and Purchaser under this Agreement. 

12.10 Counterparts.  This Agreement may be executed in any number of counterparts, each of 
which when executed and delivered shall be deemed to be an original, but all such counterparts together shall 
constitute one and the same agreement binding on the Parties, notwithstanding that the Parties shall not have 
signed the same counterpart.  portable document format (pdf) signatures or any electronic signature complying 
with the California Uniform Electronic Transactions Act (Cal. Civ. Code § 1633.1 et seq.) and the U.S. federal 
ESIGN Act of 2000 (e.g., www.docusign.com) transmitted by e-mail or otherwise delivered shall be sufficient 
to bind the parties to this Agreement. 

12.11 Recordation.  Purchaser and Sellers agree not to record this Agreement or any memorandum 
hereof. 

12.12 Proper Execution.  This Agreement shall have no binding force and effect on either party 
unless and until both Purchaser and Sellers shall have executed and delivered this Agreement. 

12.13 Waiver.  No waiver of any breach of any agreement or provision contained herein shall be 
deemed a waiver of any preceding or succeeding breach of any other agreement or provision herein contained.  
No extension of time for the performance of any obligation or act shall be deemed an extension of time for the 
performance of any other obligation or act. 

12.14 Business Days.  If any date herein set forth for the performance of any obligations by Sellers 
or Purchaser or for the delivery of any instrument or notice as herein provided should fall on a Saturday, 
Sunday or Legal Holiday (hereinafter defined), the compliance with such obligations or delivery shall be 
deemed acceptable on the next business day following such Saturday, Sunday or Legal Holiday.  As used 
herein, Legal Holiday
the State of California. 
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12.15 Backup Offers.  Notwithstanding execution of this Agreement and opening of Escrow, Sellers
may accept backup offers on all or any part of the Properties. 

12.16 Limitation of Liability.  No present or future partner, director, officer, member, shareholder, 
employee, advisor, affiliate, servicer or agent of or in Sellers, Purchaser or any affiliate of any of the foregoing 
will have any personal liability, directly or indirectly, under or in connection with this Agreement or any 
agreement made or entered into under or in connection with the provisions of this Agreement, or any 
amendment or amendments to any of the foregoing made at any time or times, heretofore or hereafter.  The 
limitations of liability contained in this paragraph will survive the termination of this Agreement or the 
Closing, as applicable, and are in addition to, and not in limitation of, any limitation on liability applicable to 
either party provided elsewhere in this Agreement or by law or by any other contract, agreement or instrument.  
In no event will Sellers or Purchaser be liable for any consequential, exemplary or punitive damages under any 
circumstances in connection with this Agreement or the transaction contemplated hereby 

13. ESCROW AGREEMENT 

13.1 Deposit.  Title Company agrees to deposit the Deposit in an interest bearing account, subject 
to the receipt from the Purchaser of a form W-9 for the purposes of investing said funds and to hold and 
disburse said funds, and any interest earned thereon, as hereinafter provided.  Upon written notification from 
Sellers or Purchaser in accordance with the terms of this Agreement, Title Company shall release the funds in 
accordance with and pursuant to the written instructions.  In the event of a dispute between any of the parties 
hereto sufficient in the sole discretion of Title Company to justify its doing so, Title Company shall be entitled 
to tender unto the registry or custody of any court of competent jurisdiction all money or property in its hands 
held under the terms of this Agreement, together with such legal pleading as it deems appropriate, and 
thereupon be discharged. 

13.2 Title Company.  Sellers and Purchaser covenant and agree that in performing any of its duties 
under this Agreement, Title Company shall not be liable for any loss, costs or damage which it may incur as a 
result of serving as Title Company hereunder, except for any loss, costs or damage arising out of its willful 
default or gross negligence.  Accordingly, Title Company shall not incur any liability with respect to (i) any 
action taken or omitted to be taken in good faith upon advice of its counsel given with respect to any questions 
relating to its duties and responsibilities, or (ii) to any action taken or omitted to be taken in reliance upon any 
document, including any written notice of instruction provided for in this Agreement, not only as to its due 
execution and the validity and effectiveness of its provisions, but also to the truth and accuracy of any 
information contained therein, which Title Company shall in good faith believe to be genuine, to have been 
signed or presented by a proper person or persons and to conform with the provisions of this Agreement. 

13.3 Sellers as Receiver.  Purchaser understands that Kevin Singer of Receivership Specialists is 
acting as the Court-Appointed Receiver pursuant to the Receivership Order. Purchaser hereby expressly agrees 
that: (a) the Receiver and his agents shall not have any personal liability or obligation under or arising out of 
this Agreement or the transaction contemplated hereby and Purchaser hereby releases, discharges and agrees to 
hold harmless the Receiver and his agents for, from, and against any liability, duty or obligation under or 
arising out of this Agreement and the transaction contemplated hereby; and (b) this Agreement and all of 

 duties and obligations hereunder or arising therefrom shall be and are subject to the Receivership 
Order, the Approval Order (including any overbid hearing) and any other order issued in connection with the 
Receivership Action.  In the event the Receiver shall determine in his reasonable discretion that this 
Agreement or a part or portion thereof does not comply with or satisfy any provision or term of the 
Receivership Order, the Approval Order or any other order issued in connection with the Receivership, then 
the Receiver shall be entitled to terminate this Agreement upon written notice to Purchaser. 

 
[SIGNATURE BLOCKS APPEAR ON NEXT PAGE] 
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IN WITNESS WHEREOF, Purchaser and Sellers have executed this Agreement on the dates set 
forth below, effective as of the date first set forth above. 

SELLERS: 
 
 
        
Kevin Singer of Receivership Specialists not personally,  
but solely as the Court Appointed Receiver in Case No. 23STCP01011 
of the Superior Court of the State of California for the County of 
Los Angeles, on behalf of the Sellers 
  
 
 
PURCHASER: 

 
AIDS HEALTHCARE FOUNDATION 
 
 
 
By: _________________________ 
Name: Michael Weinstein  
Title: President  
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ACCEPTANCE BY ESCROW AGENT
 

The undersigned Escrow Agent: (a) accepts the Escrow created by the foregoing Agreement; 
(b) agrees to act in accordance with the terms thereof; (c) agrees to be the person responsible for closing the 
transaction within the meaning of Section 6045(e)(2)(A) of the Internal Revenue Code of 1986 (the Code ), 
and to file all necessary information reports, returns, and statements (collectively, Reports ) regarding the 
transaction required by the Code, and promptly, upon the filing thereof, transmit copies thereof to Purchaser 
and Sellers; and (d) agrees to indemnify and hold harmless Sellers, Purchaser, and their respective attorneys 
and brokers from and against all claims, costs, liabilities, penalties, or exp
failure to file the Reports and otherwise comply with the terms of this paragraph. 

 
 

_____________ TITLE 
 
 
 

By:        
Name:       
Title:       

        An Authorized Agent 
 
 
Escrow No.: __________________________ 
 
Date of Opening of Escrow*: ___________________ 
 
* The Date of Opening of Escrow shall be the date that the Escrow Agent receives the executed counterparts of 
this Agreement from Sellers and Purchaser, and Escrow Agent accepts this Escrow as evidenced by execution 
of the foregoing. 
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SCHEDULE 1.1.1 

Real Property Description 
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SCHEDULE 3.3 

Property Documents 
 

 
To be delivered within 3 business days of execution of this Letter of Intent:  
 
1. All existing environmental report(s) and/or documentation.  

2. Existing land survey in PDF and CAD (if any).  

3. Architectural, Structural, MPE, and any and all relating plans of the property in PDF and 
CAD file (if any).  

4. Existing ALTA title commitment together with legible copies of all documents which will 
remain of record (if any).  

5.  

6. Rent Roll 

7. Profit and Loss statement for 2021, 2022, 2023, and YTD  

8. Any existing service contracts  

9. Any management agreements  

10. Tax bills and other documents having an economic impact on the property.  

11. Utility Bills.  

12. Any and all violations affiliated to any of the properties.  

13. Lease agreements.  
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SCHEDULE 3.7

 
Schedule of Contracts 

 
 



 

 

SCHEDULE 5.12 

Existing Leases 
 



 

 

SCHEDULE 8.1.1 

Form of Deed 
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Quitclaim Deed 

LEGAL DESCRIPTION 
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SCHEDULE 8.1.2

Form of Assignment and Assumption Agreement 
 

ASSIGNMENT AND ASSUMPTION AGREEMENT 

THIS ASSIGNMENT AND ASSUMPTION AGREEMENT, dated _________, 2024, by and between 
BOYD HOTEL LIMITED PARTNERSHIP, a California limited partnership, NEW CARVER 
APARTMENTS, L.P., a California limited partnership, RAINBOW APARTMENTS, L.P., a California 
limited partnership, LINCOLN SRO LIMITED PARTNERSHIP, a California limited partnership, HART 
LIMITED PARTNERSHIP, a California limited partnership and ST. GEORGE AFFORDABLE HOUSING 
LIMITED PARTNERSHIP, a California limited partnership Assignor  
KEVIN SINGER of Receiver , not personally, but solely in his 
capacity as the Court Appointed Receiver of the Properties of the Assignor in the receivership pending in the 
matter of City of Los Angeles v. Crest Apartments LP, et al. Receivership 
Action , and AIDS HEALTHCARE FOUNDATION or its assignee, having an address of 
_____________________, or its assignee Assignee  
 

WHEREAS, Assignor and Assignee entered into that certain Purchase and Sale Agreement 
Agreement March __, 2024 for the sale and purchase of certain Properties,  consisting of certain 

Exhibit A
(as more particularly described in this Assignment and Assumption Agreement), as said terms are defined in 
the Agreement; 

 WHEREAS, this Assignment and Assumption Agreement is subject to and conditioned upon entry of 
the Approval Order, as said term is defined in the Agreement; 

rest, if 
any, in and to the Intangible Property as hereinafter provided; and 

 WHEREAS, Assignee desires to assume the duties and obligations of Assignor with respect to the 
Intangible Property. 

 NOW, THEREFORE, in accordance with the Agreement and in consideration of the sum of _______ 
Dollars ($___________), the sufficiency and receipt of which are hereby acknowledged, the parties do hereby 
covenant and agree as follows and take the following actions: 

 1. Assignor does hereby quitclaim unto Assignee all of 
any, in and to the following property to the extent the same is transferable by Assignor (collectively, 
Intangible Property  

  (a) any and all leases, tenancies, licenses and other rights of occupancy or use of or for 
any portion of the Real Property or the Personal Property (including all amendments, renewals and extensions 

Leases  

  (b) any and all contracts and agreements of any kind for the management, repair or 
operation of the Property (other than Leases) in effect as of the date of this Assignment and Assumption 

Contracts  

  (c)  any and all licenses, permits, authorizations, certificates of occupancy and other 
approvals that are in effect as of the date of this Assignment and Assumption Agreement and necessary for the 

Permits  
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  (d) any and all warranties, telephone exchange numbers, architectural or engineering 
plans and specifications, and development rights that exist as of the date of this Assignment and Assumption 
Agreement and relate to the Real Property or the Personal Property
possession or custody General Intangibles  

  (e) any and all rights to the name of the improvements upon the Real Property 
Name  

  (f) any and all utility deposits held on behalf of Sellers by utility companies with respect 
to the P Utility Deposits  

In addition, if and to the extent required by applicable law, Assignor does hereby quitclaim unto 

requir

General Intangibles, Name, Utility Deposits, and, if and to the 
 

 2. THE INTANGIBLE PROPERTY IS BEING QUITCLAIMED 
 AS OF THE DATE OF THIS ASSIGNMENT AND ASSUMPTION 

AGREEMENT, WITHOUT ANY REPRESENTATION OR WARRANTY WHATSOEVER AS TO ITS 
CONDITION, FITNESS FOR ANY PARTICULAR PURPOSE, MERCHANTABILITY OR ANY OTHER 
WARRANTY, EXPRESS OR IMPLIED.  ASSIGNOR SPECIFICALLY DISCLAIMS ANY WARRANTY, 
GUARANTY OR REPRESENTATION, ORAL OR WRITTEN, PAST OR PRESENT, EXPRESS OR 

ASSIGNEE IS HEREBY THUS ACQUIRING THE INTANGIBLE PROPERTY BASED SOLELY UPON 
ASSIGNEE'S OWN INDEPENDENT INVESTIGATIONS AND INSPECTIONS OF THAT PROPERTY 
AND NOT IN RELIANCE UPON ANY INFORMATION PROVIDED BY ASSIGNOR OR ASSIGNOR'S 
AGENTS OR CONTRACTORS. 

 3. Assignee hereby accepts the foregoing assignment of the Intangible Property and hereby 
assumes all duties and obligations of Assignor with respect to (a) the Intangible Property for the period on and 
after the date of this Assignment and Assumption Agreement, and (b) any and all refundable deposits paid by 
tenants and contractors (and required interest on those deposits, if any) under the Leases and Contracts as of 
the date hereof, whether Purchaser has received those deposits or interest or a credit therefor at Closing or not.  
Assignee shall defend, indemnify and hold harmless Assignor and the Receiver from and against any and all 

d against or incurred by Assignor or the Receiver in connection with (a) any acts or omissions, 
on or after the date of this Assignment and Assumption Agreement, with respect to the Intangible Property, 
and/or (b) the deposits and interest assumed by Purch Claims

whether suit is instituted or not). 

 4. At no additional cost or expense to Assignor, Assignor shall execute and deliver any and all 
additional documents or instruments and shall do any and all acts and things reasonably requested by Assignee 
to effectuate the intent and purpose of this Assignment and Assumption Agreement. 

5. This Assignment and Assumption Agreement shall be (a) binding upon, and inure to the 
benefit of, the parties to this Assignment and Assumption Agreement and their respective heirs, legal 
representatives, successors and assigns, and (b) construed in accordance with the laws of the State of 
California, without regard to the application of choice of law principles, except to the extent such laws are 
superseded by federal law. 
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IN WITNESS WHEREOF, this Assignment and Assumption Agreement has been signed and delivered by the 
parties as of the date first above written. 

ASSIGNOR: 

 
         
Kevin Singer of Receivership Specialists not personally,  
but solely as the Court Appointed Receiver in Case No. 23STCP01011 
of the Superior Court of the State of California for the County of 
Los Angeles 

 

ASSIGNEE: 
 
 
AIDS HEALTHCARE FOUNDATION 
 
 
 
By: _________________________ 
Name: Michael Weinstein  
Title: President  
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SCHEDULE 8.1.6 

 
Form of Quitclaim Bill of Sale 

 
BILL OF SALE 

 
BOYD HOTEL LIMITED PARTNERSHIP, a California limited partnership, NEW CARVER 

APARTMENTS, L.P., a California limited partnership, RAINBOW APARTMENTS, L.P., a California 
limited partnership, LINCOLN SRO LIMITED PARTNERSHIP, a California limited partnership, HART 
LIMITED PARTNERSHIP, a California limited partnership and ST. GEORGE AFFORDABLE HOUSING 
LIMITED PARTNERSHIP, a California limited partnership Assignor  
KEVIN SINGER of Receiver , not personally, but solely in his 
capacity as the Court Appointed Receiver of the Properties of the Assignor in the receivership pending in the 
matter of City of Los Angeles v. Crest Apartments LP, et al. Receivership 
Action , in accordance with the Purchase and Sale Agreement dated March__, 2024 Agreement  and 
in consideration of the sum of _______ Dollars ($__________) (the sufficiency and receipt of which are 
hereby acknowledged), does hereby quitclaim unto AIDS HEALTHCARE FOUNDATION or its assignee 
( Assignee title and interest, if any, in and to all of the furniture, furnishings, 
fixtures, equipment and other tangible personal property that is now affixed to and/or located at the Real 
Property described in Exhibit A and used in connection with the management, operation, or repair of that Real 
Property (collectively, Personal Property ). 
 

successors and assigns forever. 
 
THE PERSONAL PROPERTY IS BEING QUITCLAIMED  AND 

 AS OF THE DATE OF THIS BILL OF SALE, WITHOUT ANY REPRESENTATION OR 
WARRANTY WHATSOEVER AS TO ITS CONDITION, FITNESS FOR ANY PARTICULAR PURPOSE, 
MERCHANTABILITY OR ANY OTHER WARRANTY, EXPRESS OR IMPLIED.  ASSIGNOR 
SPECIFICALLY DISCLAIMS ANY WARRANTY, GUARANTY OR REPRESENTATION, ORAL OR 
WRITTEN, PAST OR PRESENT, EXPRESS OR IMPLIED, CONCERNING THE PERSONAL PROPERTY 

PROPERTY BASED SOLELY UPO
INSPECTIONS OF THAT PROPERTY AND NOT IN RELIANCE UPON ANY INFORMATION 
PROVIDED BY ASSIGNOR, THE RECEIVER, AGENTS OR 
CONTRACTORS.  ASSIGNOR AND RECEIVER HAVE MADE NO AGREEMENT TO ALTER, REPAIR 
OR IMPROVE ANY OF THE PERSONAL PROPERTY. 
 
At no additional cost or expense to Assignor, Assignor shall execute and deliver any and all additional 
documents or instruments and shall do any and all acts and things reasonably requested by Assignee to 
effectuate the intent and purpose of this Bill of Sale. 
 
 
 

[SIGNATURE PAGE FOLLOWS] 
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IN WITNESS WHEREOF, Assignor and Assignee have signed and delivered this Bill of Sale as of the _____ 
day of _______________, 2024. 
 
 
ASSIGNOR: 

 
         
Kevin Singer of Receivership Specialists not personally,  
but solely as the Court Appointed Receiver in Case No. 23STCP01011 
of the Superior Court of the State of California for the County of 
Los Angeles 

 

ASSIGNEE: 
 
 
AIDS HEALTHCARE FOUNDATION 
 
 
 
By: _________________________ 
Name: Michael Weinstein  
Title: President  
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FILED 
Superior Court of Callfomla 

County of Los Angelee 

APR 07 2023 
tlawl W. ~ ExeadMl 011iar.O!rk dClut 

By: F. Becena. Deputy 

SUPERIOR COURT OF THE STATE OF CALIFORNIA 

COUNTY OF LOS ANGELES 

CITY OF LOS ANGELES, a municipal ) CASE NO. 23STCP01011 
corporation ) 

) 

Petitioner, ~ 
vs. ) Arl■lfllil ffll 81 >] ORDER 

) GRANTING EX PARTE APPLICATION 
CREST APARTMENTS LP; FLOR 401 ) FOR AN ORDER APPOINTING 
LOFTS LP; SENATOR 2015 LP; SP7 ~ RECEIVER PURSUANT TO 
APARTMENTS LP; SKID ROW CENTRAL ) CALIFORNIA HEAL TH AND SAFETY 
1 LP; NEWPERSHIING APARTMENTS LP; ) CODE SECTION 17980.7 
SIMONE 201 S LP; THE SIX VETERANS ) 
HOUSING LP; STP.R APARTMENTS LP; ) 
649 LOFTS LP; SKID ROW SOUTHEAST 1 ~ 
LP; ABBEY APARTMENTS LP; CHARLES ) 
COBB APARTMENTS LP; BOYD HOTEL ) 
LIMITED PARTNERSHIP; ST. GEORGE ) 
AFFORDABLE HOUSING LIMITED ) 
PARTNERSHIP; DEWEY HOTEL LP; ~ 
EDWARD HOTEL LIMITED ) 
PARTNERSHIP; HART LTh-1ITED ) 
PARTNERSHIP; LINCOLN HOTEL SRO ) 
LIMITED PARTNERSHIP; NEW CARVER j 
APARTMENTS LP; NEW GENESIS ) 
APARTMENTS LP; PRODUCE ) 

[4 ll@I E ~11D] ORDER ON EXP AR TE APP. TO APPOJNT RECEIVER 
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APARTMENTS LIMITED PARTNERSHIP; ) 
RAINBOW APARTMENTS LP; SANBORN ) 
HOTEL LIMITED PARTNERSHIP; ~ 
CRESCENTFIFTHSTREETPARTNERS; ) 
ST. MARK'S FIFTH STREET PARTNERS ) 
LP; DOES 1-100 ) 

Respondents. 

) 
) 
) 
) 
) 

The Court, having considered the Ex Parte Application for Appointment of a Public 

Health and Safety Receiver (the "Application and Petition") by Petitioner City of Los Angeles 

("Petitioner': or "City") and the supporting memorandum of points and authorities, the 

declarations submitted in support of this Applicati::m and Petition, fue evidence presented, the 

complete file and records of the herein case, and good cause appearing therefore, the Court finds 

and orders as follows: 

FINDINGS 

1. Each of the Respondents Ol'Vll the real property that is the subject of thes 

proceedings (collectively, "Subject Properties," or individually, "S·1bject Property") as follows: 

A. Respondent Crest Apartments LP ("Crest Apartments") is the owner of 

Crest Apartments located a1 13604 West Sherman Way, Van Nuys, 

California 91405, Assessor·s Parcel Number 2328-008-074. 

B. Respondent Flor 401 Lofts LP ("Flor 40 l ") 1.S the owner of Flor 401 Lofts, 

located at 401 E. 7th Street, Los Angeles, California 90014, Assessor's 

Parcel Number 5148-024-026. 

[PPOR@SSD] ORDER ON EX PAR'JE APP. TO APPOINT RECEIVER 
2 



1 C. Respondent Senator 2015 LP ("Senator") is the owner of Senator Hotel 

2 Apartments, located at 729 S. Main St., Los Angeles, California 90014, 

3 Assessor's Parcel Number 5144-015-054. 

4 

5 D. Respondent SP7 Apartments LP ("SP7") owns 1) San Pedro House 

6 Apartments, located at 647 S. San Pedro Street, Los Angeles, California 

7 90014, Assessor's Parcel Number 5148-025-009 and 2) SP7 Apartments, 

8 located at 519 E. 7th Street, Los Angeles, California 90014, Assessor's 

9 Parcel Number 5148-025-024. 

10 

11 E. Respondent Skid Row Central 1 LP ("Skid Row Central") owns 1) 

12 Rossmore Hotel Apartments, located at 905 E. ~ Street, Los Angeles, 

13 California, 90021, Assessor's Parcel Number 5147-015-040 and 2) 

14 Weldon Hotel Apartments, located at 507 S. Maple Avenue, Assessor's 

15 Parcel Number 5148-018-027. 

16 

17 F. Respondent New Pershing Apartments, LP ( .. New Pershing") owns New 

18 Pershing Apartments, located at 108 E. 5th Street, Los Angeles, California 

19 90013, Assessor's Parcel Number 5148-019-020. 

20 

21 G. Respondenrt Simone 2015 LP ("Simone") owns Simone Hotel Apartments, 

....... 22 located at 520 San Julian Street, Los Ange]es, California 90013, ~! • .::. 

.,J: 

~i'" 23 Assesscr's Parcel Number 5148-012-016. 
:;:?; 

·; ... ., 24 
!j~ 

~ft-.., 
25 H. Respondent The Six Veterans Housing LP (''The Six") owns The Six, '\,:"< 

26 located at 811 S. Carondelet Street, Los Angeles, California, 90057, 

27 

28 
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Assessor's Parcel Nuniber 5141-025-027. 

Respondent Star Apartments, LP ("Star Apartments") owns Star 

Apartments located at 240 E. 6th Street, Los Angeles, California 90013, 

Assessor's Parcel Number 5148-023-027. 

Respondent 649 Lofts, LP ("649 Lofts") owns 649 Lofts located at 649 

Wall Street, Los Angeles, California 90014, Assessor's Parcel Numbers 

5148-023-031 and 5148-023-03 2. 

Respondent Skid Row Southeast 1 LP ("Skid Row Southeast") owns I) 

the Olympia Hotel Apartments ("Olympia"), located at 1201 E. 7th Street, 

Los Angeles, California 90021, and 2) the Las Americas Hotel Apartment 

("Las Americas"), located at 1205 E. 6th Street, Los Angeles, California 

90021, Assessor's Parcel Numbers 5147-034-016, and 5164-009-012, 

respectively. 

Respondent Abbey Apartments, LP ("Abbey Apartments") owns Abbey 

Apartments, located at 625 San Pedro Street, Los Angeles, California, 

90014, Assessor's Parcel Numbers 5148-025-017, 5148-025-007, 5148-

025-00S, and 5148-025-006. 

Respondent Charles Cobb Apartments, LP ("Charles Cobb") owns Charles 

Cobb Apartments, located at 521 San Pedro Street, Los Angeles, 

California, 90013, Assessor's Parcel Number 5148-012-021. 

J ORDER ON EX PARTE APP. TO APPOIKT RECENER 
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1 N. Respondent Boyd Hotel Limited Partnership ("Boyd Hotel") owns Boyd 

2 Hotel, located at 224 E. Boyd Street, Los J\ngeles, California 90013, 
,.., 

Assesscr's Parcel Number 5148-002-007 . ., 
4 

5 0. Respondent St. George Affordable Housing :=...imited Partnership ("St. 

6 George Hotel") owns St. George Hotel, locaffed at 115 E. Jrd Street, Los 

7 Angeles, California 90013, Assessor's Paree~ Number 5161-026-004. 

8 

9 P. Respondent Dewey Hotel, LP. ("Dewey Ho1el") owns the Dewey Hotel, 

10 located at 721 S. Main Street, Los Angeles, California 90014, Assessor's 

11 Parcel Number 5144-015-046. 

12 

13 Q. Respondent Edward Hotel Limited Partnership ("Edward Hotel") owns th 

14 Edward Hotel, located at 713 E. 5th Street, Los Angeles, California 90013, 

15 Assessor's Parcel Number 5147-010-002. 

16 

17 R. Respondent Hart Limited Partnership ("Hart Hotel'') owns the Hart Hotel, 

18 located at 508 E. 4th Street, Los Angeles, California 90013, Assessor's 

19 Parcel Number 5147-009-017. 

20 

21 S. Respondent Lincoln Hotel SRO Limited Par1nership ("Lincoln Hotel") 

:;~ 22 owns the Lincoln Hotel, located at 549-551 Ceres Avenue, Los Angeles, 
.. t, 

•j,..., 2"' ., California 90021, Assessor's Parcel Numben 5147-016-0 20 and 514 7-
:j~ 

'i", 24 016-021, respectively. 
"I'~~ 

'/'•, 25 'f.~ 

26 T. Respondent New Carver Apartments, LP ("New Carver") owns the New 

27 Carver Apartments, located at 1624 S. Hope Street, Los Angeles, 

28 
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California 90015, Assessor's Parcel Kumber 5134-014-012, and 325 

West 17th Street, Los Angeles, Ca1ifomia 90015, Assessor's Parcel 

Number 5134-014-019. 

U. Respondent New Genesis Apartments, LP. ("New Genesis") owns the 

New Genesis Apartments, located at 452-458 S. Main St., Los Angeles, . 

California 90013, Assessor's Parcel Number 5148-009-015. 

V. Respondent Produce Apartments Limited Partnership ("Produce Hotel") 

owns the Produce Hotel Apartments, located at 676 S. Central Avenue, 

Los Angeles, California 90021, Assessor's Parcel Number 5147-035-

001. 

W. Respondent Rainbow Apartments, LP ("Rainbow Apartments") owns the 

Rainbow Apartments, located at 643 S. San Pedro Street, Los Angeles, 

California 90014, Assessor's Parcel Numbers 5148-025-008 and 5148-

025-013. 

X. Respondent Sanborn Hotel Limited Partnership ("Sanborn Hotel") owns 

the Sanborn Hotel, located at 526 S. Main Street, Los Angeles, California 

90013, Assessor's Parcel Number 5148-019-007. 

Y. Respondent Crescent Fifth Street Partners ("Crescent Hotel") owns the 

Crescent Hotel, located at 617 E. 5th Street, Los Angeles, California 

90013, Assessor's Parcel Number 5147-009-003. 
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Z. Respondent St. Mark's Fifth Street Partners, L.P. ("St. Mark's Hotel") 

owns the St. Mark's Hotel, located at 611 E. 5th Street, Los Angeles, 

California, 90013, Assessor's Parcel Number 5147-009-004. 

2. Respondents have failed to maintain and are incapable of maintaining the Subject 

Properties; tie condition of each Subject Property currently violates the California Health & 

Safety Code, the Los Angeles Municipal Code, and other mandatory requirements, i.e., Los 

Angeles Fire Department ("LAFD") fire watch orders requiring i~ediate action, and Urgent 

Repair Orders. 

3. Each of the su·:,ject Properties has one or more of the conditions that endanger 

life, limb, health, property, safety, or welfare listed in, and are substandard as defined under 

California Health and Safety Code section 17920.3. Each of the Subject Properties constitutes a 

public nuisance and currently is in a condition that violates the California Health and Safety 

Code and the Los Angeles Municipal Code. 

4. The violations are so extensive and/or of such a nature that the health and safety 

of the occupants, neighboring residents, and/or the general public are substantially endangered 

pursuant to the California Health and Safety Code section 17980.6. 

5. The City, as a local enforcement agency, properly issued notices to abate nuisance 

conditions, including but not limited to nine LAFD fire watch orders that require immediate 

action, and Urgent Repair Orders. 

6. Respondents have been afforded a reasonable opportunity to correct the 

conditions cited in such notices and orders or have waived the opportunity to correct the 

conditions and statutory timelines and stipulated or otherwise consented to the relief granted in 

this Order. 

7. Neither Respot1dents, nor any other interested party, has corrected and abated tht 

nuisance conditions within a reasonable time after issuance of the notices and orders and each 

Respondent has indicated and confirmed Respondents' inability to comply. 
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8. The substandard conditions at the Subject Properties will persist unless the Court 

appoints a receiver to take possession of the Subject Properties and undertakes responsibility for 

its rehabilita-:ion. 

9. California Health and Safety Code sections 17960-17992 authorize the City to 

enforce the State Housing Law and to institute this special proceeding. 

10. California Health and Safety Code section 17980.7(c) and the Court's inheren 

equitable power authorize the Court to appoint a public health and safety receiver to tak 

possession of the Subject Properties and undertake abatement and rehabilitatio 

("Rehabilitaiion"). 

11. Respondents and all other interested parties were properly noticed and serve 

with the Petition and were provided a reasonable opportunity to be heard in connection with th 

Petition and otherwise have stpulated or consented to the relief granted in this Order. 

12. California Health and Safety Code section 17983 authorizes the Court to mak 

"any order" for which an application is made pursuant to California Health and Safety Cod 

sections l 79 ~0- l 7992. 

13. This Order does not and should not be construed to alter, amend, or modi 

(1) the tax c,r ownership interests and positions of any person with an interest in any of th 

Subject Pro:;,erties, or (b) any regulatory agreements associated with any of the Subjec 

Properties, all of which interests, positions, and agreements hereby are preserved. Neither th 

City nor an~, other party is seeking an order under California Health & Safety Code sectio 

17980.7(b)(]). In seeking an appointment of a Public Health and Safety Receiver, the City is no 

intending to alter the ownership structure of the Projects owned by low-income housing ta 

credit ("LIHTC") Partnerships. Nor is it seeking any order under Health and Safety. Cod 

Section 179~0.?(b). Consequently, Respondents that are LIHTC Partnerships shall continue t 

be deemed the owners of such projects as associated with a Subject Property for tax purposes 

{ii) the gen~ral partners of such LIHTC Partnerships continue to perform the "substantia 

management duties" required to be performed by an entity that is a nonprofit organization i 
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order for such projects associated with a Subject Property to qualify for the public welfar 

exemption from properry taxes for property used exclusively for low-income rental housin 

under Revenue and Tax Code Section 214(g); and (iii) the recorded LIHTC regulato 

agreements encumbering such projects associated with a Subject Property shall remain in ful 

force and effect. 

14. Pursuant to California Health and Safety Code section 17992, any person wh 

obtains an ownership interest in the Subject Properties after notice of pendency of this action wa 

recorded shall be subject to any order to correct the violations cited herein. 

15. California Receivership Group, Inc., a California Benefit Corporation, through it 

President, Mark S. Adams, Esq., the nominee of the City, has demonstrated the capacity an 

expertise to undertake and supervise a viable financial and construction plan for the Subjec 

Properties' rehabilitation. 

16. The Court finds that, given the severity of conditions and amount of wor 

necessary to abate the violations on the Subject Properties, the appointment of a receiver is 

necessary measure to cocrdinc.te and monitor the abatement of said violations. 
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ORDER 

Accordingly, IT IS HEREBY ORDERED 

1. Pursuant to California Health and Safety Code section 17980.7( c ), the Cou 

appoints California Receiver5hip Group, Inc, a California Benefit Corporation, through it 

President, Mark S. Adams, Esq {"Receiver") as the receiver over the Subject Properties an 

delegates the duty and pow-er to correct the existing violations existing upon the Subjec 

Properties and to see to it that the violations do not reoccur. 

2. The Court orders that said receivership shall be in full force and effect such tim 

as said receivership over the Subject Properties (also known as the "Receivership Estate") i 

terminated by order of this Court or upon the request of the Receiver or the City. 

3. Prior to performing his duties, the Receiver shall execute a Receiver's oath an 

file a bond in the sum of $10,000.00, conditioned upon the faithful performance of th 

Receiver's duties. 

4. In performing his duties, the Receiver shall keep records of all revenue an 

expenses separated and/or se9arately identifiable for each of the individual Subject Propertie 

and reports shall be provided, at a minimum, on a monthly basis, or at any other frequency a 

ordered by the Court. and consistent with Section 3(J) below. 

Powers and Duties 

5. The Receiver is vested with the following powers and duties: 

A. To take full and complete possession and control of the Subject 

Properties, including the tangible and intangible personal property 

located in or about said real property or used in connection with said real 

property. 

B. To manage the Subject Properties and pay all operating expenses, 

including taxes, insurance, utilities, debt service payments as to debt 

secured by an interest in the real property (to the extent there are funds 
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availabfe for debt service payments) and general maintenance on the 

Subject Properties. The Receiver shall not be obligated to contribute 

personal funds in the performance of the duties hereunder. No obligation 

received by the Receiver of the duties in accordance with this and other 

Orders of this Court shall be the Receiver's personal obligation, but shall 

be the obligation of the Receivership Estate. 

C. To prepare a plan for rehabilitation of the Subject Properties to remedy 

the conditions giving rise to the appointment of the Receiver, and any 

other conditions which require remediation as may be discovered by the 

Receiver in the course of inspections of the Subject Properties 

(Rehabilitation Plan and Cost Estimate) and to seek court approval of that 

plan. 

D. Following Court approval of the Rehabilitation Plan and the Cost 

Estimate, to rehabilitate the Subject Properties consistent with the 

Rehabilitation Plan submitted to the Court, to put the Subject Properties 

into compliance with all applicable state and local codes, including the 

Uniform Housing Code, the Uniform Building Code, the Uniform 

Plumbing Code, the California Building Code, the Los Angeles 

Municipal Code and to otherwise render the Subject Properties as a 

whole inhabitable as decent, safe and sanitary housing. 

E. To enter into contracts for goods and services and employ licensed 

contractors and other professionals for repairs, security, and other 

measur~s as necessary to bring the Subject Properties into compliance 

with applicable codes and to render the Subject Properties habitable as 

decent, safe, and sanitary housing, including without limitation contracts 

with: 
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F. 

• Any maintenance and repair companies or personnel and any 

property manager or project manager; 

• Any licensed engineer or other building professional to inspect and 

evaluate the condition and rehabilitation potential of the Subject 

Properties; 

• Any licensed architect, draftsperson, or other design professional 

to furnish plans and specifications for the rehabilitation of the 

Subject Properties; 

• Any licensed general contractor, subcontractor, supplier or 

manufacturer to provide labor, services, goods, materials or 

equipment needed to manage, maintain, or rehabilitate the Subject 

Properties; 

• Any construction manager; 

• .!\ny bank, lending institution, or government housing finance 

agency; 

• Any title company; 

• ,.:\ny real estate appraiser; 

• Any accountant or bookkeeper; and 

• .i!\ny locksmith or security company to obtain access or to maintain 

the secmity of the Subject Prope11ies. 

To temporarily or permanently relocate the occupants (if any) of the 

Subject Properties, if necessary, to implement the Rehabilitation Plan and 

Cost Estimate. To this end, the Receiver may institute ancillary actions 

for unlawful detainer relating to the Subject Properties and may employ 

the services of an attorney to represent him in connection with any such 

unlawful detainer proceeding. 
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G. To borrow funds as necessary to pay for the cost of the rehabilitation 

work, relocation benefits, design and engineering work, permits, property 

management and maintenance, taxes, insurance, legal fees, receiver's fees 

and interim fees, and other costs of the Receivership, and to secure that 

debt wi1h a recorded first priority lien on the Subject Properties for the 

amount borrowed up to an initial amount not to exceed $500,000 in the 

aggregate for all Subject Properties in order to permit the Receiver to 

address the most dangerous and pressing violations, to develop the 

Rehabilitation Plan and Cost Estimate, and to stabilize the Subject 

Properti:es, subject to increases in the allowable amount by further order o 

this Court. As allowed by California Health and Safety Code section 

17980.7, the Receiver may also record at the County Recorder's Office a 

first lien (also known as Receiver's Certificate of Indebtedness) on the 

Subject Properties that shall have super priority as to any preexisting 

private lien(s) and encumbrance(s), except against federal, state, and 

county tax lien(s), for any monies owed to the Receiver for the estimated 

costs of operating the receivership, including receiver's fees and costs 

advanced or expended by the Receiver for the purposes authorized by this 

order or subsequent orders issued in this action. Funds borrowed for 

purposes of this receivership shall have super priority status over any othe 

encumbrance on the Subject Properties, except state and/or federal tax 

liens, consistent with applicable law. See City of Riverside v. Horspool, 

223 Cal. App. 4th 670 (2014); City of Santa 1vfonica v. Gonzalez, 43 Cal. 

4th 905 (2008); 0 'Leary v. Moyer's Landfill, Inc., 677 F. Supp. 807 

(1988); Schreiber v. Ditch Road Investors, 105 Cal. App. 3d 675 (1980); 

Baldwin v. Baldwin, 82 Cal. App. 2d 856 (1947); Andrade v. Andrade, 21 

Cal. 108 (1932); Title Insurance & Trust Company v. California 
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Redevelopment Co., 171 Cal. 227 (1915); Cal. Health & Safety Code 

§17983. 

H. To issue and record Receiver's Certificates oflndebtedness and/or a Deed 

of Trust against the Subject Properties to evidence and secure the above 

debt, which shall become a first lien on the Subject Properties with super 

priority over all preexisting private liens and encumbrances, except for 

federal, state, and county tax liens. The Receiver's Certificate for each 

Subject Property shall be issued for such amounts and for such items as 

authorized hereby or as the Court may hereafter expressly authorize for 

any Subject Property, upon notice and after hearing as herein provided. 

The debt evidenced by each Certificate for a Subject Property shall be due 

and pay:i.ble upon the completion of the Receiver's duties hereunder with 

respect ::o the rehabilitation of such Subject Property and, if applicable, the 

issuance of a Certificate of Occupancy by the City. If at the time this debt 

is not satisfied, the Receiver or the holder of the Certificate may apply to 

this Court on notice and hearing to sell a Subject Property pursuant to the 

Califoruia Code of Civil Procedure section 568.5 free and clear of 

subordinate liens and encumbrances; provided that the regulatory 

agreements governing such Subject Property as affordable housing and 

othern:ise shall remain in full force and effect. 

I. To open one or more bank accounts in the name of the Receiver as 

Receiver or in the name of the Receivership Estate at any federally-

insured bank, savings & loan, credit union, or similar financial institution. 

J. To prepare monthly reports to Petitioner, and serve the Respondents, 

which must include, by Subject Property, the total amount of any rent 

received, the nature and amount of any operating or repair contracts, 

payments made to repair and operate such Subject Property, other 
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payments made, and the progress of necessary repairs to each such Subjec 

Property. 

K. To file with the Court within thirty calendar -iays of the effective date of 

this Ore.er an inventory containing a complete and detailed list of all 

property of which the Receiver has taken possession, and to promptly file 

a supplementary inventory of any subsequendy obtained property. 

L. To render interim accountings and reports or:. at least a quarterly basis to 

this Court, and to render a final accounting to this Court at the conclusion 

of the Receivership. 

M. Upon not less than 10 calendar days prior wtitten notice to all interested 

parties of a hearing, and sul:ject to prior approval and confirmation of this 

Court, t::> sell any Subject P10perty, pursuant to Code of Civil Procedure § 

568.5 o:- by private sale, if l!ecessary. 

N. To record a certified copy of this Order with the Los Angeles County 

Recorder's Office. 

0. To exercise the powers grarted to receivers under section 568 of the Code 

of Civil Procedure. 

P. To apply to this Court for further or other instructions or orders and for 

further 9owers necessary to enable the Receiver to perform its duties 

properly, or to address unforeseen circumsta.--ices that may arise with 

respect to this Receivership 

Possession aud Control 

6. IT IS FURTHER ORDERED that Respondent, their equity holders, partners, 

assignees, successors, representatives, managers, agents, attorneys, employees, 

and an other persons acting under or in concert with Respondent are hereby 

ordered to: 
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A. Immediately relinquish and tum over possession of the Subject Properties 

to the Receiver; 

B. Immediately turn over to the Receiver and direct all property managers or 

other agents or employees to turn over all keys to the Subject Properties 

and any books or records with respect to the Subject Properties as 

requested by the Receiver; 

C. Immediately advise the Receiver as to the nature and extent of insurance 

coverage on the Subject Properties, and name the Receiver as an 

additional insured on liability insurance policies for so long as the 

Receiver remains in possession; and 

D. Forwarc. to the Receiver all bills which they may receive in connection 

with the Subject Properties. 

lniu11ctive Ort!ers 

7. IT IS FURTHER ORDERED that Respondents, their equity holders, partners, 

assignees, successors, representatives, managers, agents, attorneys, employees 

and a[ persons acting under or with concert with Respondents, are hereby 

enjoined at all times until the Receiver is discharged from: 

A. Demancing, collecting, receiving, or diverting any rents, profits, or 

income from the Subject Properties; 

B. Interfering with the Receiver, directly or indirectly, in the conduct of the 

receivership; 

C. Encumbering, mortgaging, liening, leasing, renting, selling or transferring 

the Subject Properties or any interest in it; 

D. Canceling, reducing, or modifying any existing insurance coverage with 

respect to the Subject Properties; 

u[PROP'il:SBD] ORDER ON EX PARTE APP. TO APPOINT RECENER 
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E. Entering upon the Subject Properties or into any structure located on the 

Subject Properties without first having received the Receiver's written 

consent; 

F. Commencing or continuing any foreclosure or similar process, including 

non-judicial foreclosure and trustee sale proceedings, and further 

including the filing of any notice of default or notice of trustee's sale; 

G. Commencing or continuing any action which impairs or precludes the 

Receiver's ability to obtain title insurance needed to implement the actions 

authorized by this Order; and 

H. Removing any furniture, fixture or item of personal property from the 

Subject Properties without first having received the Receiver's written 

consent. 

Receiver's C"mpensation 

8. IT IS FURTHER HEREBY ORDERED that the Receiver shall be entitled t 

compensation for his: services as Receiver over the Subject Properties in the amounts set forth i 

the Declaration of Mark Adams in Support of Petition for Appointment of Receiver file 

concurrent with the Petition. Additionally, the Receiver may employ the services of a propert 

management company as neec.ed. 

The Receiver~s compensation shall be subject to review and final approval by this Cou 

upon notice and hearing at the time the Receiver presents ai Final Report and Final Accounting 

which accouiting stall be accompanied by records adequately documenting the rehabilitatio 

and property management services rendered by the Receiver. 

9. IT IS FURTHER HEREBY ORDERED that the Receiver is permitted to fund a 

initial $500,000.00 Certificate of Indebtedness with super priority status to cover the cost o 

securing the Subjec1 Properties, enlisting contractors to bid the cost of rehabilitation and th 
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initial cost or managing and stabilizing the Subject Properties and administering the Receivershi 

Estate. 

10. IT IS FURTHER HEREBY ORDERED that should any lawful order issued b 

the Receiver, under the authority granted herein, be refused, that th_e Receiver is authorized t 

enlist the assistance of the any duly authorized sworn peace officer(s) or other law enforcemen 

personnel ar_d further that such officer(s) are authorized to employ all reasonably necess 

measures to secure cooperation and compliance with any lawful order issued by the Receiver 

including but not limited to, the use of forced entry onto/into the Subject Properties shoul 

consent to enter be refused, and the removal of any individual( s) occupying the Subjec 

Properties. 

Hearing on Order to Show Cause 

11. IT IS FURTHER HEREBY ORDERED that a hearing on this Court's Order t 

Show Cause re why the appointment of the Receiver should not be confirmed in the above actio 

has been scheduled for 

Department i-~ 
~---Z...f.c -2-3 ,at q'3.o Gp:m.i 

of the Los Angeles County Superior Court. Petitioner shall file with th 

Court and serve upon all parties a declaration setting forth the status of the rehabilitation of th 

Property as well as any other names to be completed before the Receiver is discharged. 

Failure to Comply and Reservation o(Right 

12. Failure to comply with any abatement order, or other order contained herein, shall 

be punishable by civil contempt, penalties under California Health and Safety Code sections 

17995-17995.5, and any other penalties and fines as are available. 

13. This Court shall maintain jurisdiction over the Subject Properties 

Receivership Estate dutj.ng the duration of this receivership. The Court issues this Order pursuan 

to its authority under California Health and Safety Code. The Court expressly retains jurisdictio 

to modify this Order as the ends of justice may require. The Court may hear and decide issue 

["- KOi 65£ii>] ORDER ON EX PARTE APP. TO APPOINT RECEIVER 
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regarding the scope z.nd effect of the injunctive provisions, herein. The Court can modify any o 

the injunctive provisions hereof and take such further action as may be necessary or appropriat 

to carry intc effect ;:he injun-~tive provisions hereof, and for the punishment of violations o 

same, if any. 

Authority of Petitioner 

14. Petiticner has the authority under California Law and the Los Angeles Municipa 

Code to maintain this action for the protection of the People of the _State of California and th 

citizens of the City concerning the conduct alleged in the Petition and to hereafter petition thi 

Court for such modifications to this Order and such other or further relief as Petitioner may dee 

appropriate. 

Release of Code-Compliant Properties from Receivership 

15. Any secured creditor or_ other party-in-interest may request Petitioner and th 

Receiver to release any single property from the Receivership upon confirmation that all pend.in 

code violations for such propeny have been remedied, irrespective of the status of cod 

compliance of other ?roperties under the Receivership. Neither Petitioner nor the Receiver shal 

unreasonably withho~d consent to reiease such property from the Receivership if such condition 

set forth above are satisfied. Nothing in this provision shall prejudice the Receiver from seekin 

compensation for and reimbusement of fees and expenses incurred as to the property to b 

released prior to the release of such property from the Receivership. 

IT IS SO ORDERED. 

Dated: ~ - 7 --1. ~ 

~= JUDGE OF THE SUPERIOR COURT 

MITCHELL L. BECKLOFF, JUDGE 
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SUPERIOR COURT OF THE STATE OF CALIFORNIA 
 

COUNTY OF LOS ANGELES  
 
 

CITY OF LOS ANGELES, a municipal 
corporation 
 
 Petitioner, 
 vs. 
 
CREST APARTMENTS LP; FLOR 401 
LOFTS LP; SENATOR 2015 LP; SP7 
APARTMENTS LP; SKID ROW CENTRAL 
1 LP; NEW PERSHING APARTMENTS, 
L.P.; SIMONE 2015 LP; THE SIX 
VETERANS HOUSING LP; STAR 
APARTMENTS, L.P.; 649 LOFTS LP; SKID 
ROW SOUTHEAST 1 LP; ABBEY 
APARTMENTS LP; CHARLES COBB 
APARTMENTS LP; BOYD HOTEL 
LIMITED PARTNERSHIP; ST. GEORGE 
AFFORDABLE HOUSING LIMITED 
PARTNERSHIP; DEWEY HOTEL LP; 
EDWARD HOTEL LIMITED 
PARTNERSHIP; HART LIMITED 
PARTNERSHIP; LINCOLN HOTEL SRO 
LIMITED PARTNERSHIP; NEW CARVER 
APARTMENTS LP; NEW GENESIS 
APARTMENTS LP; PRODUCE 
APARTMENTS LIMITED PARTNERSHIP; 
RAINBOW APARTMENTS LP; SANBORN 
HOTEL LIMITED PARTNERSHIP; 
CRESCENT FIFTH STREET PARTNERS;  

) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 

CASE NO. 23STCP01011 
 
 AMENDED [PROPOSED] ORDER 
CONFIRMING THE APPOINTMENT OF 
A RECEIVER PURSUANT TO 
CALIFORNIA HEALTH AND SAFETY 
CODE SECTION 17980.7  
 
DATE:  May 25, 2023 
TIME:  3:00 p.m. 
DEPT:  86 
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ST. MARK’S FIFTH STREET PARTNERS 
LP; DOES 1-100 
 
 Respondents. 

) 
) 
) 
) 
) 

 )  
 

 The Court, on Ex Parte Application for Appointment of a Public Health and Safety Receiver 

(the “Application and Petition”) by Petitioner City of Los Angeles (“Petitioner” or “City”), appointed 

California Receivership Group, Inc., a California Benefit Corporation through its President, Mark S. 

Adams, Esq. (“Receiver”) on April 7, 2023.  The Court conducted the Order to Show Cause Re: 

Confirmation of Receiver on May 17, 2023 at approximately 9:30 a.m. 

 Having further considered the record, oral argument, and good cause appearing therefore, the 

Court confirms the appointment of the Receiver, and finds and orders the following: 

FINDINGS 

A. Each of the Respondents own the real property that is the subject of these proceedings 

(collectively, “Subject Properties,” or individually, “Subject Property”) as follows:  

1. Respondent Crest Apartments LP (“Crest Apartments”) is the owner of Crest 

Apartments located at 13604 West Sherman Way, Van Nuys, California 91405, 

Assessor’s Parcel Number 2328-008-074. 

2. Respondent Flor 401 Lofts LP (“Flor 401”) is the owner of Flor 401 Lofts, 

located at 401 E. 7th Street, Los Angeles, California 90014, Assessor’s Parcel 

Number 5148-024-026. 

3. Respondent Senator 2015 LP (“Senator”) is the owner of Senator Hotel 

Apartments, located at 729 S. Main St., Los Angeles, California 90014, 

Assessor’s Parcel Number 5144-015-054.  

4. Respondent SP7 Apartments LP (“SP7”) owns 1) San Pedro House Apartments, 

located at 647 S. San Pedro Street, Los Angeles, California 90014, Assessor’s 

Parcel Number 5148-025-009 and 2) SP7 Apartments, located at 519 E. 7th 

Street, Los Angeles, California 90014, Assessor’s Parcel Number 5148-025-024.  
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5. Respondent Skid Row Central 1 LP (“Skid Row Central”) owns 1) Rossmore 

Hotel Apartments, located at 905 E. 6th Street, Los Angeles, California, 90021, 

Assessor’s Parcel Number 5147-015-040 and 2) Weldon Hotel Apartments, 

located at 507 S. Maple Avenue, Assessor’s Parcel Number 5148-018-027. 

6. Respondent New Pershing Apartments, L.P. (“New Pershing”) owns New 

Pershing Apartments, located at 108 E. 5th Street, Los Angeles, California 90013, 

Assessor’s Parcel Number 5148-019-020. 

7. Respondent Simone 2015 LP (“Simone”) owns Simone Hotel Apartments, 

located at 520 San Julian Street, Los Angeles, California 90013, Assessor’s 

Parcel Number 5148-012-016. 

8. Respondent The Six Veterans Housing LP (“The Six”) owns The Six, located at 

811 S. Carondelet Street, Los Angeles, California, 90057, Assessor’s Parcel 

Number 5141-025-027. 

9. Respondent Star Apartments, L.P. (“Star Apartments”) owns Star Apartments 

located at 240 E. 6th Street, Los Angeles, California 90013, Assessor’s Parcel 

Number 5148-023-027. 

10. Respondent 649 Lofts, LP (“649 Lofts”) owns 649 Lofts located at 649 Wall 

Street, Los Angeles, California 90014, Assessor’s Parcel Numbers 5148-023-031 

and 5148-023-032. 

11. Respondent Skid Row Southeast 1 LP (“Skid Row Southeast”) owns 1) the 

Olympia Hotel Apartments (“Olympia”), located at 1201 E. 7th Street, Los 

Angeles, California 90021, and 2) the Las Americas Hotel Apartments (“Las 

Americas”), located at 1205 E. 6th Street, Los Angeles, California 90021, 

Assessor’s Parcel Numbers 5147-034-016, and 5164-009-012, respectively. 

12. Respondent Abbey Apartments, LP (“Abbey Apartments”) owns Abbey 

Apartments, located at 625 San Pedro Street, Los Angeles, California, 90014, 
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Assessor’s Parcel Numbers 5148-025-017, 5148-025-007, 5148-025-005, and 

5148-025-006. 

13. Respondent Charles Cobb Apartments, LP (“Charles Cobb”) owns Charles Cobb 

Apartments, located at 521 San Pedro Street, Los Angeles, California, 90013, 

Assessor’s Parcel Number 5148-012-021. 

14. Respondent Boyd Hotel Limited Partnership (“Boyd Hotel”) owns Boyd Hotel, 

located at 224 E. Boyd Street, Los Angeles, California 90013, Assessor’s Parcel 

Number 5148-002-007. 

15. Respondent St. George Affordable Housing Limited Partnership (“St. George 

Hotel”) owns St. George Hotel, located at 115 E. 3rd Street, Los Angeles, 

California 90013, Assessor’s Parcel Number 5161-026-004. 

16. Respondent Dewey Hotel, L.P. (“Dewey Hotel”) owns the Dewey Hotel, located 

at 721 S. Main Street, Los Angeles, California 90014, Assessor’s Parcel Number 

5144-015-046. 

17. Respondent Edward Hotel Limited Partnership (“Edward Hotel”) owns the 

Edward Hotel, located at 713 E. 5th Street, Los Angeles, California 90013, 

Assessor’s Parcel Number 5147-010-002. 

18. Respondent Hart Limited Partnership (“Hart Hotel”) owns the Hart Hotel, 

located at 508 E. 4th Street, Los Angeles, California 90013, Assessor’s Parcel 

Number 5147-009-017. 

19. Respondent Lincoln Hotel SRO Limited Partnership (“Lincoln Hotel”) owns the 

Lincoln Hotel, located at 549-551 Ceres Avenue, Los Angeles, California 90021, 

Assessor’s Parcel Numbers 5147-016-020 and 5147-016-021, respectively.  

20. Respondent New Carver Apartments, LP (“New Carver”) owns the New Carver 

Apartments, located at 1624 S. Hope Street, Los Angeles, California 90015, 

Assessor’s Parcel Number 5134-014-012, and 325 West 17th Street, Los 

Angeles, California 90015, Assessor's Parcel Number 5134-014-019. 
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21. Respondent New Genesis Apartments, L.P. (“New Genesis”) owns the New 

Genesis Apartments, located at 452-458 S. Main St., Los Angeles, California 

90013, Assessor’s Parcel Number 5148-009-015. 

22. Respondent Produce Apartments Limited Partnership (“Produce Hotel”) owns 

the Produce Hotel Apartments, located at 676 S. Central Avenue, Los Angeles, 

California 90021, Assessor’s Parcel Number 5147-035-001. 

23. Respondent Rainbow Apartments, LP (“Rainbow Apartments”) owns the 

Rainbow Apartments, located at 643 S. San Pedro Street, Los Angeles, 

California 90014, Assessor’s Parcel Numbers 5148-025-008 and 5148-025-013. 

24. Respondent Sanborn Hotel Limited Partnership (“Sanborn Hotel”) owns the 

Sanborn Hotel, located at 526 S. Main Street, Los Angeles, California 90013, 

Assessor’s Parcel Number 5148-019-007. 

25. Respondent Crescent Fifth Street Partners (“Crescent Hotel”) owns the Crescent 

Hotel, located at 617 E. 5th Street, Los Angeles, California 90013, Assessor’s 

Parcel Number 5147-009-003. 

26. Respondent St. Mark’s Fifth Street Partners, L.P. (“St. Mark’s Hotel”) owns the 

St. Mark’s Hotel, located at 611 E. 5th Street, Los Angeles, California, 90013, 

Assessor’s Parcel Number 5147-009-004. 
 

B. The City alleges and, solely for purposes of this Order, no interested party who has 

appeared, specially other otherwise, contests that: 

1. Respondents have failed to maintain the Subject Properties; the condition of each 

Subject Property currently violates the California Health & Safety Code, the Los Angeles 

Municipal Code, and other mandatory requirements, i.e., Los Angeles Fire Department 

(“LAFD”) fire watch orders requiring immediate action, and Urgent Repair Orders. 

2. Each of the Subject Properties has one or more of the conditions that endanger 

life, limb, health, property, safety, or welfare listed in, and are substandard as defined under  
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California Health and Safety Code section 17920.3. Each of the Subject Properties is in a 

condition that violates the California Health and Safety Code and the Los Angeles Municipal 

Code. 

3. The violations are so extensive and/or of such a nature that the health and safety 

of the occupants, neighboring residents, and/or the general public are substantially endangered 

pursuant to the California Health and Safety Code section 17980.6. 

4. The substandard conditions at the Subject Properties will persist unless the Court 

appoints a receiver to take possession of the Subject Properties and undertakes responsibility for 

its rehabilitation. 

5. Respondents and all other interested parties were properly noticed and served 

with the Petition and were provided a reasonable opportunity to be heard in connection with the 

Petition and otherwise have stipulated or consented to the relief granted in this Order. 

6. Respondents have been afforded a reasonable opportunity to correct the 

conditions cited in such notices and orders or have waived the opportunity to correct the 

conditions and statutory timelines and stipulated or otherwise consented to the relief granted in 

this Order. 

C. The City, as a local enforcement agency, properly issued notices to abate nuisance 

conditions, including but not limited to nine LAFD fire watch orders that require immediate action, and 

Urgent Repair Orders. 

D. Neither Respondents, nor any other interested party, has corrected and abated the 

nuisance conditions within a reasonable time after issuance of the notices and orders and each 

Respondent has indicated and confirmed Respondents’ inability to comply. 

E. California Health and Safety Code sections 17960-17992 authorize the City to enforce 

the State Housing Law and to institute this special proceeding. 

F. California Health and Safety Code section 17980.7(c) and the Court's inherent equitable 

power authorize the Court to appoint a public health and safety receiver to take possession of the 

Subject Properties and undertake abatement and rehabilitation (“Rehabilitation”). 
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G. California Health and Safety Code section 17983 authorizes the Court to make “any 

order” for which an application is made pursuant to California Health and Safety Code sections 17980-

17992.  

H. This Order does not and should not be construed to alter, amend, or modify (a) the tax or 

ownership interests and positions of any person with an interest in any of the Subject Properties, or (b) 

any regulatory agreements associated with any of the Subject Properties, all of which interests, 

positions, and agreements hereby are preserved. Neither the City nor any other party is seeking an order 

under California Health & Safety Code section 17980.7(b)(1). In seeking an appointment of a Public 

Health and Safety Receiver, the City is not intending to alter the ownership structure of the Projects 

owned by low-income housing tax credit (“LIHTC”) partnerships (the “LIHTC Partnerships”).  Nor is 

it seeking any order under Health and Safety Code Section 17980.7(b).  Consequently, (i) Respondents 

that are LIHTC Partnerships shall continue to be deemed the owners of such projects as associated with 

a Subject Property for tax purposes; (ii) the general partners of such LIHTC Partnerships shall continue 

to perform the “substantial management duties” required to be performed by an entity that is a 

nonprofit organization in order for such projects associated with a Subject Property to qualify for the 

public welfare exemption from property taxes for property used exclusively for low-income rental 

housing under California Revenue and Tax Code Section 214(g); and (iii) the recorded LIHTC 

regulatory agreements encumbering such projects associated with a Subject Property shall remain in 

full force and effect. 

 I. Pursuant to California Health and Safety Code section 17992, any person who obtains an 

ownership interest in the Subject Properties after notice of pendency of this action was recorded shall 

be subject to any order to correct the violations cited herein.  

 J. California Receivership Group, Inc., a California Benefit Corporation, through its 

President, Mark S. Adams, Esq., the nominee of the City, has represented to the City and the Court that 

it has the capacity and expertise to undertake and supervise a viable financial and construction plan for 

the Subject Properties’ rehabilitation.  

 K. The Court finds that, given the severity of conditions and amount of work necessary to 



 

  
[PROPOSED] ORDER CONFIRMING APPOINTMENT OF A RECEIVER 

8 

 

1 

2 

3 

4 

5 

6 

7 

8 

9 

10 

11 

12 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

25 

26 

27 

28 

 

abate the violations on the Subject Properties, the appointment of a receiver is a necessary measure to 

coordinate and monitor the abatement of said violations. 

L. The Court further finds that it is currently appropriate to appoint a single receiver over 

the twenty-nine Subject Properties (which have twenty-six separate owners), provided that at all times 

the Receiver shall  administer each of the Subject Properties as a separate economic unit, allocating 

fees, costs and expenses, collecting income, paying debt service, and providing accountings and other 

reporting on a property-by-property basis as set forth in this Order. 

Accordingly, IT IS HEREBY ORDERED 

/ / / 

/ / / 

/ / / 

/ / / 

/ / / 

/ / / 

 / / / 

/ / / 

/ / / 

/ / / 

/ / / 

/ / / 

/ / / 

/ / / 

/ / / 

/ / / 

/ / / 

/ / / 

/ / / 

/ / / 
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1. Pursuant to California Health and Safety Code section 17980.7(c), the Court appoints 

California Receivership Group, Inc, a California Benefit Corporation, through its President, Mark S. 

Adams, Esq (“Receiver”) as the receiver over the Subject Properties, and delegates the duty and power 

to correct the existing violations existing upon the Subject Properties, and to use best efforts to ensure 

that the violations do not reoccur, and additional violations do not arise, for so long as a Subject 

Property is a part of the Receivership Estate. 

2. The Court orders that said receivership shall be in full force and effect such time as said 

receivership over the Subject Properties (also known as the “Receivership Estate”) is terminated by 

order of this Court. 

3. The Court acknowledges that the Receiver filed an oath and bond in the sum of 

$10,000.00, conditioned upon the faithful performance of the Receiver’s duties. 

4. In performing his duties, the Receiver shall keep records of all revenue and expenses 

separated and/or separately identifiable for each of the individual Subject Properties and reports shall 

be provided, at a minimum, on a monthly basis, or at any other greater frequency as ordered by the 

Court, and consistent with Section 8(L) below. 

5. The Receiver shall not, in performing his duties hereunder, take any actions that will 

alter, amend, or modify (A) the tax or ownership interests and positions of any person with an interest 

in any of the Subject Properties, (B) any regulatory agreements associated with any of the Subject 

Properties, or (C) the ownership structure of the Projects owned by LIHTC Partnerships. 

6. All of the interests, positions, and agreements referenced in Section 5 above are hereby 

preserved and (A) all Respondents that are LIHTC Partnerships shall continue to be deemed the owners 

of such projects as associated with a Subject Property for tax purposes; (B) the general partners of such 

LIHTC Partnerships shall continue to perform the “substantial management duties” required to be 

performed by an entity that is a nonprofit organization in order for such projects associated with a 

Subject Property to qualify for the public welfare exemption from property taxes for property used 

exclusively for low-income rental housing under California Revenue and Tax Code Section 214(g); 

(C) the recorded LIHTC regulatory agreements encumbering such projects associated with a Subject 

Property shall remain in full force and effect; and (D) the Receiver or a third party engaged by the 

until
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Receiver shall undertake actions to lease the vacant residential units at all Subject Properties including 

those owned by LIHTC Partnerships, with such leasing shall be done in compliance with and as 

required by Section 42 of the Internal Revenue Code (“Section 42”), the guidelines and regulations 

promulgated by the Department of Housing and Urban Development, the Internal Revenue Service and 

the California Tax Credit Allocation Committee with respect to Section 42, and the recorded regulatory 

agreements, including LIHTC regulatory agreements, encumbering all the Subject Properties, including 

those owned by LIHTC Partnerships (collectively, the “Section 42 Requirements”).  Many of the 

Subject Properties are currently occupied by tenants currently being engaged by case management 

services (the “Case Management Services”) provided by third-party case managers (the “Service 

Providers”).  The Receiver shall cause the Subject Projects to be managed and operated in a manner to 

facilitate and allow the continued provision of the Case Management Services by the Service Providers.  

The Receiver shall operate each Subject Property in accordance with all applicable federal, state and 

local fair housing and accessibility laws.   

7. This Order supersedes the Court’s April 7, 2023 Amended Order Granting Ex Parte 

Application for an Order Appointing Receiver Pursuant to California Health and Safety Code Section 

17980.7. 

Powers and Duties 

8. The Receiver is vested with the following powers and duties: 

A. To take full and complete possession and control of, operate, collect rents, issues 

and profits, care for, preserve and maintain the Subject Properties, including the 

tangible and intangible personal property located in or about said real property or 

used in connection with said real property, and incur the expenses necessary in 

such care, preservation and maintenance; that monies coming into the possession 

of the said Receiver pursuant hereto and not expended for any of the purposes 

herein authorized shall be held by the Receiver, subject to such orders as this 

Court may hereinafter issue as to its disposition;  
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B. To collect all rents due or owing from the Housing Authority of the City of Los 

Angeles, the Los Angeles County Development Authority, or any other third 

party or governmental entity.  All rental payments and rental income shall be 

maintained in segregated accounts specific to the project from which the rental 

payments and rental income are derived to be used solely to pay the operating 

expenses and related costs attributable to such project;  

C. As to each Subject Property, individually, to manage that Subject Property and 

pay all of its operating expenses, including taxes, insurance, utilities, debt service 

payments as to debt secured by an interest in the real property (to the extent there 

are funds available for debt service payments from the income generated by such 

Subject Property) and general maintenance on that Subject Property. The 

Receiver shall not be obligated to contribute personal funds in the performance 

of the duties hereunder.  No obligation acquired by the Receiver of the duties in 

accordance with this and other Orders of this Court shall be the Receiver’s 

personal obligation but shall be the obligation of the Receivership Estate. 

D. To market and lease the vacant residential units at all Subject Properties, 

including those owned by LIHTC Partnerships, with such leasing shall be done 

in compliance with and as required by the Section 42 Requirements. 

E. To prepare and file with the Court a separate plan for rehabilitation of each of the 

Subject Properties to remedy the conditions giving rise to the appointment of the 

Receiver, and any other conditions which require remediation as may be 

discovered by the Receiver in the course of inspections of the Subject Properties, 

including a schedule to undertake and complete such remediation (each, a 

“Rehabilitation Plan” and collectively, the “Rehabilitation Plans”).  For each 

Subject Property, including those owned by a LIHTC Partnership, unless the 

Receiver has reached an agreement with the limited partner(s) of the LIHTC 

Partnership to release the Subject Property from the Receivership, the Receiver 
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shall file a separate, detailed Rehabilitation Plan for the Subject Property by June 

9, 2023 that includes a comprehensive description of what the Receiver intends 

to do to rehabilitate the Subject Property, a budget of any expenses to be 

incurred, a timeline for completing the repairs, and description of any conditions 

the Receiver  requires for the Subject Property to be released from the 

Receivership.  The Rehabilitation Plans shall be completed and served on 

Petitioner, all Respondents, and all interested parties who have requested notices 

from the Receiver with respect to this Receivership (including without limitation, 

all parties who hold a private lien or encumbrance on any Subject Property and 

all limited partners of the LIHTC Partnerships), and one or more hearings, as 

necessary, shall be scheduled to seek court approval of such Rehabilitation Plans; 

provided, however, the Receiver shall give all such interested parties no less than 

10 calendar days prior written notice of the hearing(s) to approve the 

Rehabilitation Plans. 

F. Following Court approval of the Rehabilitation Plan, for a particular Subject 

Property, to rehabilitate that Subject Property consistent with that Rehabilitation 

Plan, to put that Subject Property into compliance with all applicable state and 

local codes, including the Uniform Housing Code, the Uniform Building Code, 

the Uniform Plumbing Code, the California Building Code, the Los Angeles 

Municipal Code and to otherwise render that Subject Property as a whole 

inhabitable as decent, safe and sanitary housing.  The Receiver shall provide 

periodic (but not less frequently than monthly) reports on the status of the 

implementation of the approved Rehabilitation Plan. 

G. To enter into contracts for goods and services and employ licensed contractors 

and other professionals for repairs, security, and other measures as necessary to 

perform his mandated duties, implement the Court-approved Rehabilitation 

Plans, to bring the Subject Properties into compliance with applicable codes, and 
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to render the Subject Properties habitable as decent, safe, and sanitary housing, 

including without limitation contracts with: 

i. Any maintenance and repair companies or personnel and any property 

manager or project manager, including a property manager or consultant 

with expertise regarding the Section 42 Requirements who can manage 

each such Subject Property’s compliance therewith; 

ii. Any licensed engineer or other building professional to inspect and 

evaluate the condition and rehabilitation potential of the Subject 

Properties; 

iii. Any licensed architect, draftsperson, or other design professional to 

furnish plans and specifications for the rehabilitation of the Subject 

Properties; 

iv. Any licensed general contractor, subcontractor, supplier, or manufacturer 

to provide labor, services, goods, materials, or equipment needed to 

manage, maintain, or rehabilitate the Subject Properties; 

v. Any construction manager; 

vi. Any bank, lending institution, or government housing finance agency; 

vii. Any title company; 

viii. Any real estate appraiser; 

ix. Any accountant or bookkeeper; and 

x. Any locksmith or security company to obtain access or to maintain the 

security of the Subject Properties. 

Provided that the cost of the foregoing shall be allocated, to the extent possible, 

on a property-by-property basis, to the particular Subject Property for which 

those costs are incurred. 

H. For each Subject Property, to temporarily or permanently relocate the occupants 

(if any) of such Property, if necessary, to implement the Rehabilitation Plan or 
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otherwise protect and preserve the Subject Properties including, without 

limitation, such Subject Property’s compliance with the Section 42 Requirements 

(as applicable).  To this end, the Receiver may institute ancillary actions for 

unlawful detainer relating to each of the Subject Properties and may employ the 

services of an attorney to represent him in connection with any such unlawful 

detainer proceeding, with the costs and expenses allocated to the particular 

Subject Property. 

I. To borrow funds as necessary to pay for the cost of the rehabilitation work, 

relocation benefits, design and engineering work, permits, property management 

and maintenance, taxes, insurance, legal fees, receiver’s fees and interim fees, 

and other costs of the Receivership, and to secure that debt with  a recorded first 

priority lien on the Subject Properties.  To date, the Receiver has been authorized 

to record a Receivership Certificate in an amount up to $1,804,348.49 in the 

aggregate for all Subject Properties pursuant to the Court’s Orders of April 7, 

2023 and May 3, 2023, in order to permit the Receiver to address the most 

dangerous and pressing violations, to develop the Rehabilitation Plans, and to 

stabilize the Subject Properties, subject to increases in the allowable amount by 

further order of this Court.   As allowed by California Health and Safety Code 

section 17980.7, the Receiver may also record at the County Recorder’s Office 

first liens (also known as Receiver’s Certificates of Indebtedness) on the Subject 

Properties, that shall have super priority as to any preexisting private lien(s) and 

encumbrance(s), except against federal, state, and county tax lien(s), extant 

regulatory agreements and/or restrictive affordability covenants of record, for 

any monies owed to the Receiver for the costs of operating the receivership, 

including receiver’s and legal fees and costs advanced or expended by the 

Receiver for the purposes authorized by this order or subsequent orders issued in 

this action. Funds borrowed in accordance with this Order shall have super 
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priority status over any other encumbrance on the Subject Properties, except state 

and/or federal tax liens, extant regulatory agreements and/or restrictive 

affordability covenants of record, consistent with applicable law. See City of 

Riverside v. Horspool, 223 Cal. App. 4th 670 (2014); City of Santa Monica v. 

Gonzalez, 43 Cal. 4th 905 (2008); O’Leary v. Moyer’s Landfill, Inc., 677 F. 

Supp. 807 (1988); Schreiber v. Ditch Road Investors, 105 Cal. App. 3d 675 

(1980); Baldwin v. Baldwin, 82 Cal. App. 2d 856 (1947); Andrade v. Andrade, 

216 Cal. 108 (1932); Title Insurance & Trust Company v. California 

Redevelopment Co., 171 Cal. 227 (1915); Cal. Health & Safety Code §17983. 

J. To issue and record Receiver’s Certificates of Indebtedness and/or Deeds of 

Trust against the Subject Properties to evidence and secure the above debts  

which shall become a first lien on the Subject Properties with super priority 

over all preexisting private liens and encumbrances, except for federal, state, and 

county tax liens, extant regulatory agreements and/or restrictive affordability 

covenants of record.  The Receiver’s Certificate shall be issued for such amounts 

and for such items as authorized hereby or as the Court may hereafter expressly 

authorize, upon notice and after hearing as herein provided.  The debt evidenced 

by each Certificate shall be due and payable upon the completion of the 

Receiver’s duties hereunder with respect to the rehabilitation of such Subject 

Property as addressed in Sections 16 through 18, and, if applicable, the issuance 

of a Certificate of Occupancy by the City.  Notwithstanding anything in this 

Order (or the Court’s Orders of April 7, 2023 and May 3, 2023) to the contrary, 

any mortgage, lien or receiver’s certificate placed on, or pertaining to, any 

particular property (including, but not limited to, any master deed of trust or 

receiver’s certificate) shall only secure fees, expenses or borrowed funds that are 
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properly allocable to the particular property at issue, including a Pro Rata Share1 

of the general and administrative fees and costs of the Receivership Estate, and 

such mortgage, lien or receiver’s certificate shall not secure any fees, expenses or 

borrowed funds properly allocable to any other property that is the subject of the 

receivership.  If at the time this debt is not satisfied when due pursuant to this 

Order with respect to a Subject Property, the Receiver or the holder of the 

Certificate may apply to this Court on notice and hearing to sell the particular 

Subject Property pursuant to California Code of Civil Procedure section 568.5 

free and clear of subordinate liens and encumbrances; provided that the 

regulatory agreements governing such Subject Property as affordable housing 

and otherwise shall remain in full force and effect. 

K. To open one or more bank accounts in the name of the Receiver as Receiver or in 

the name of the Receivership Estate at any federally-insured bank, savings & 

loan, credit union, or similar financial institution, with such accounts opened and 

maintained on a segregated basis as required by Section 8(B) above. 

L. To prepare and serve monthly reports to Petitioner, Respondents, and all other 

interested parties who have requested notices from the Receiver with respect to 

this Receivership (including without limitation, all parties who hold a private lien 

or encumbrance on any Subject Property and all limited partners of the LIHTC 

Partnerships) which reports must include, by Subject Property, the total amount 

of any rent received, the nature and amount of any operating or repair contracts, 

payments made to repair and operate such Subject Property, other payments 

made, the leasing activity (including any lease enforcement actions, lease 

terminations, resident evictions, and new leases) and the progress of necessary 

repairs to each such Subject Property. The Receiver’s monthly reports shall also 

                                                           
1 “Pro Rata Share” shall be determined by dividing the “general and administrative 
fees and costs of the Receivership Estate” by the number of units in the 
Receivership. 
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include statements of the Receiver’s fees and expenses incurred for each 

reporting period in the operation and administration of the Subject Properties, 

including fees and costs of accountants and attorneys authorized by the Court, all 

allocated among the pertinent Subject Properties in accordance with this Order.  

The Receiver may retain accountants to assist in the preparation of Receiver’s 

reports to the Court.   To the extent that collected income for a Subject Property 

is insufficient to pay operating expenses for such Subject Property (including the 

Receiver’s fees and expenses allocable to the Subject Property) as identified by 

the Receiver in a monthly report or otherwise, (such shortfall, an “Operating 

Deficit”), (i) the Respondent or (ii) any other interested party with an interest in 

the Subject Property (collectively, “Funding Party”), shall have the right, but not 

the obligation, to fund any such Operating Deficit within ten (10) days of the 

Receiver electronically transmitting the Receiver’s monthly report, or other 

communication with supporting documentation, in each case with such electronic 

transmission being done in accordance with the Court’s procedures or order(s) 

regarding such electronic service.  Pursuant to the Receiver’s instructions, the 

Funding Party shall transfer the amount of the Operating Deficits, or such other 

amount as agreed upon by the parties.  Upon receipt of the Funding Party’s funds 

(or confirmation that said funds were transferred pursuant to the Receiver’s 

instructions), the specific Operating Deficit shall be deemed  satisfied, and no 

portion of the debt secured by the Receiver’s Certificates of Indebtedness shall 

be used for or allocated to satisfy the Operating Deficit.  The Funding Party is 

not entitled to seek reimbursement from the Receiver for any funds transferred or 

deposited to satisfy an Operating Deficit.  It is agreed and acknowledged that 

allowing a Respondent or an interested party to directly satisfy an Operating 

Deficit shall reduce the Receiver’s need to borrow funds for that particular 

Operating Deficit at that specific Subject Property. 
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M. To file with the Court and serve on Petitioner, Respondents, and all other 

interested parties who have requested notices from the Receiver with respect to 

this Receivership (including without limitation, all parties who hold a private lien 

or encumbrance on any Subject Property and all limited partners of the LIHTC 

Partnerships) within thirty calendar days of the effective date of this Order an 

inventory containing a complete and detailed list of all property of which the 

Receiver has taken possession, and to promptly file a supplementary inventory of 

any subsequently obtained property. 

N. To render interim accountings and reports on at least a monthly basis to this 

Court, and to render a final accounting to this Court at the conclusion of the 

Receivership, with all such interim and final accountings and reports to be served 

by the Receiver on Petition, Respondents, and all other interested parties who 

have requested notices from the Receiver with respect to this Receivership 

(including without limitation, all parties who hold a private lien or encumbrance 

on any Subject Property and all limited partners of the LIHTC Partnerships). 

O. Upon not less than 10 calendar days prior written notice to all interested parties 

(including without limitation, all parties who hold a private lien or encumbrance 

on any Subject Property, as disclosed by the public records, and all limited 

partners of the LIHTC Partnerships who have requested notices from the 

Receiver with respect to this Receivership) of a hearing, and subject to prior 

approval and confirmation of this Court, to sell any Subject Property, pursuant to 

Code of Civil Procedure § 568.5 or by private sale, if necessary. 

P. To record a certified copy of this Order with the Los Angeles County Recorder’s 

Office. 

Q. To exercise the powers granted to receivers under section 568 of the Code of 

Civil Procedure, provided, however, that the exercise of such powers must be 

done in accordance with this Order. 
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R. To apply to this Court for further or other instructions or orders and for further 

powers necessary to enable the Receiver to perform its duties properly, or to 

address unforeseen circumstances that may arise with respect to this 

Receivership. 

S. To seek a hearing in front of this Court for any matter relating to this 

Receivership or the Receiver’s duties under this Order; provided, however, 

unless a different notice period is specified elsewhere in this Order or exigent 

circumstances require shorter notice, the Receiver shall give no less than five (5) 

calendar days prior written notice of any such hearing to Petitioner, all 

Respondents, and all interested parties who have requested notices from the 

Receiver with respect to this Receivership (including without limitation, all 

parties who hold a private lien or encumbrance on any Subject Property and all 

limited partners of the LIHTC Partnerships), and, in the event of such exigent 

circumstances, the Receiver shall give notice to the foregoing parties 

concurrently with seeking a hearing relating thereto. 

Possession and Control 

9. IT IS FURTHER ORDERED that Respondent, their equity holders, partners, assignees, 

successors, representatives, managers, agents, attorneys, employees, and all other persons 

acting under or in concert with Respondent are hereby ordered to: 

A. Immediately relinquish and turn over possession of the Subject Properties to the 

Receiver; 

B. Immediately relinquish and turn over to the Receiver any and all funds in their 

possession received from the Housing Authority of the City of Los Angeles, the 

Los Angeles County Development Authority, or any other third party or 

governmental entity; 



 

  
[PROPOSED] ORDER CONFIRMING APPOINTMENT OF A RECEIVER 

20 

 

1 

2 

3 

4 

5 

6 

7 

8 

9 

10 

11 

12 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

25 

26 

27 

28 

 

C. Immediately turn over to the Receiver and direct all property managers or other 

agents or employees to turn over all keys to the Subject Properties and any books 

or records with respect to the Subject Properties as requested by the Receiver; 

D. Immediately advise the Receiver as to the nature and extent of insurance 

coverage on the Subject Properties, and name the Receiver as an additional 

insured on liability insurance policies for so long as the Receiver remains in 

possession and such policies remain in effect; and 

E. Forward to the Receiver all bills which they may receive in connection with the 

Subject Properties. 

Injunctive Orders 

10. IT IS FURTHER ORDERED that Respondents, their equity holders, partners, assignees, 

successors, representatives, managers, agents, attorneys, employees, and all persons acting 

under or with concert with Respondents, are hereby enjoined at all times until the Receiver 

is discharged from: 

A. Demanding, collecting, receiving, or diverting any rents, profits, or income from 

the Subject Properties including but not limited to any monies received from the 

Housing Authority of the City of Los Angeles, the Los Angeles County 

Development Authority, or any other third party or government entity; 

B. Transferring, diverting, or otherwise dispersing any funds that exist in 

Respondents’ reserve accounts; provided, however, notwithstanding anything to 

the contrary in this Order, the rights of all third-party non-Respondents who may 

assert any right, title or interest in or to such funds or right to approve any 

disbursements therefrom are fully preserved; 

C. Interfering with the Receiver, directly or indirectly, in the conduct of the 

receivership; 

D. Encumbering, mortgaging, liening, leasing, renting, selling, or transferring the 

Subject Properties or any interest in the Subject Properties; 
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E. Canceling, reducing, or modifying any existing insurance coverage with respect 

to the Subject Properties; provided, however, nothing in this Order shall create an 

obligation for any third-party non-Respondent to (i) renew any existing insurance 

coverage upon the scheduled expiration date thereof or (ii) fund the required 

premium for any renewal of any existing insurance coverage upon the scheduled 

expiration date thereof, and the failure to renew or fund such renewal by any 

third party shall not be deemed to be a violation of this Order; 

F. Entering upon the Subject Properties or into any structure located on the Subject 

Properties without first having received the Receiver’s written consent; provided, 

however, notwithstanding anything to the contrary in this Agreement, the 

Receiver shall cooperate with the limited partners of the Respondents that are 

LIHTC Partnerships to permit such limited partners and/or the limited partner’s 

authorized agents onsite to conduct routine or required LIHTC compliance audits 

with respect to the related Subject Properties, including inspecting the Subject 

Properties and all books and records of the Respondent LIHTC Partnerships 

necessary to assess LIHTC compliance (which includes but is not limited to 

tenant files for each such Subject Property owned by a LIHTC Partnerships), 

with the costs of such audits and inspections to be paid directly by the limited 

partners of the LIHTC Partnerships; 

G. Commencing or continuing any foreclosure or similar process, including non-

judicial foreclosure and trustee sale proceedings, and further including the filing 

of any notice of default or notice of trustee’s sale; 

H. Commencing or continuing any action which impairs or precludes the Receiver’s 

ability to obtain title insurance needed to implement the actions authorized by 

this Order; and 

I. Removing any furniture, fixture, or item of personal property from the Subject 

Properties without first having received the Receiver’s written consent. 
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Receiver’s Compensation 

11. IT IS FURTHER ORDERED that the Receiver shall be entitled to compensation for his 

services as Receiver over the Subject Properties in the amounts set forth in the Declaration of Mark 

Adams in Support of Petition for Appointment of Receiver filed concurrent with the Petition.  

Additionally, the Receiver may employ the services of a property management company or companies 

as needed (including services specific to ensure compliance with the Section 42 Requirements).   

A. The Receiver’s compensation and the legal fees for his attorneys, accountants 

and other professionals shall be, to the extent possible, allocated to, and payable 

by, either (i) the particular Subject Property or Properties for which the 

underlying services were performed; or (ii), if a service was not specific to a 

particular property, then on a Pro Rata Share basis.  For the purposes of this 

Order all costs and expenses which are to be allocated to the Subject Properties 

shall be allocated to a Subject Property based upon the percentage of residential 

units within the Subject Project (without regard to the actual occupancy or 

vacancy of said residential units) to the total number of residential units within 

all of the Subject Properties within the Receivership Estate when said cost or 

expense was incurred (without regard to the actual occupancy or vacancy of said 

residential units). If no objections are received by the Receiver within 10 days of 

service of each monthly report, the Receiver may disburse from receivership 

estate funds held in respect to each Subject Property, the allocated amount of the 

Receiver’s, legal, and accounting fees and costs pertaining to such Property as 

set forth on the monthly report.  

B. Fees and expenses incurred by the Receiver that pertain solely to the Receiver’s 

general office administration and/or overhead, including, but not limited to office 

supplies, employee wages, taxes and benefits and other charges, shall not be an 
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expense of the Receivership Estate unless incurred directly and solely for the 

benefit of the Receivership Estate.  

C. Notwithstanding periodic payment of fees and expenses, the Receiver’s 

compensation shall be subject to review and final approval by this Court upon 

notice and hearing at the time the Receiver presents a Final Report and Final 

Accounting, which accounting shall be accompanied by records adequately 

documenting the rehabilitation and property management services rendered by 

the Receiver.  

12. IT IS FURTHER ORDERED that should any lawful order issued by the Receiver, under 

the authority granted herein, be refused, that the Receiver is authorized to enlist the assistance of the 

any duly authorized sworn peace officer(s) or other law enforcement personnel and further that such 

officer(s) are authorized to employ all reasonably necessary measures to secure cooperation and 

compliance with any lawful order issued by the Receiver, including but not limited to, the use of forced 

entry onto/into the Subject Properties should consent to enter be refused, and the removal of any 

individual(s) occupying the Subject Properties. 

Failure to Comply and Reservation of Right 

13. Failure to comply with any abatement order, or other order contained herein, shall be 

punishable by civil contempt, penalties under California Health and Safety Code sections 17995-

17995.5, and any other penalties and fines as are available. 

14. This Court shall maintain jurisdiction over the Subject Properties and the Receivership 

Estate during the duration of this receivership. The Court issues this Order pursuant to its authority 

under California Health and Safety Code. The Court expressly retains jurisdiction to modify this Order 

as the ends of justice may require. The Court may hear and decide issues regarding the scope and effect 

of the injunctive provisions herein. The Court can modify any of the injunctive provisions hereof and 

take such further action as may be necessary or appropriate to carry into effect the injunctive provisions 

hereof, and for the punishment of violations of same, if any.  
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Authority of Petitioner 

15. Petitioner has the authority under California Law and the Los Angeles Municipal Code 

to maintain this action for the protection of the People of the State of California and the citizens of the 

City concerning the conduct alleged in the Petition and to hereafter petition this Court for such 

modifications to this Order and such other or further relief as Petitioner may deem appropriate. 
 

Release of Code Compliant Properties from Receivership 

16. The City, a secured creditor or other party-in-interest may request the Court to release a 

particular property from the Receivership at any time.  Without limitation, a property shall be released 

from the Receivership (each, a “Released Property”) upon confirmation by the Code Enforcement 

Division of the Los Angeles Housing Department, Housing Authority of the City of Los Angeles, or 

other requisite governmental agency that all substandard code violations for such property have been 

remedied, irrespective of the status of code compliance of other properties under the Receivership. 

 “Substandard code violations” means violations that are so extensive and of such a nature that the 

health and safety of residents or the public is substantially endangered as contemplated in Health & 

Safety Code section 17980.6.  The Receiver shall promptly request that a Subject Property to be 

inspected by the Code Enforcement Division of the Los Angeles Housing Department upon the 

completion of the work set forth within a Subject Property’s approved Rehabilitation Plan and shall 

promptly report the results of any such inspection to this Court and each Respondent and non-

Respondents who may assert any right, title or interest in or to such Subject Property. 

17. The Receiver shall release a Released Property from any Receiver's Certificate of 

Indebtedness, Deed of Trust, other lien or encumbrance, or other evidence of this Receivership placed 

on said Released Property pursuant to  Section 8(I), Section 8(J), and/or Section 8(P) above, within 10 

days of: 

A. Entry of the Order releasing such property from the Receivership, and 

B. Payment of the fees and expenses incurred by the Receiver and properly 

allocated to the Released Property in accordance with this Order (the “Allocated 
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Expenses”), plus a Pro Rata Share of the general and administrative fees and 

costs of the receivership estate as provided in Sections 8 and 11.A above, in an 

amount agreed by Petitioner, the Receiver, and the secured creditor or other 

party-in-interest seeking release of said property, or as determined by the Court.  
 18. After a Released Property is released as set forth in Section 17 above, the Receiver shall 

reasonably cooperate with any third party to provide information or certifications necessary remove or 

clear any other title defects or exceptions resulting from any Receiver's Certificate of Indebtedness, 

Deed of Trust, other lien or encumbrance, or other evidence of this Receivership placed on said 

Released Property pursuant to Section 8(I), Section 8(J), and/or Section 8(P) above. 

 19. Non-parties National Equity Fund, Inc., U.S. Bancorp Community Development 

Corporation, U.S. Bank National Association, Wells Fargo Bank, N.A., and other persons or entities 

who are partners in any of the LIHTC Partnerships or are lenders whose claims are secured by liens on 

any of the Subject Properties owned by any LIHTC Partnerships who have filed their notices of 

appearance, special or otherwise, in this Receivership Action may file written objections, make 

objections at Court proceedings and hearings, make or oppose motions or applications, and otherwise 

be heard at any court proceeding, without the need to file a formal motion to intervene where: (i) they 

claim an interest relating to one of more of the properties which are the subject of this Receivership 

action or one or more transactions involving properties or parties which are subject this the 

Receivership Action, (ii) they contend that the matter at issue may affect such interest, and (iii) such 

interests are not adequately represented by Plaintiff, Respondents, or the Receiver.  The Receiver does 

not object to the participation in this Receivership Action by the persons and entities specified in the 

preceding sentence or the representation of such persons or entities in these proceedings by counsel 

who seek admission pro hac vice, and the Court believes it is in the best interests of the Receivership  

/ / / 

/ / / 

/ / / 

/ / / 

/ / / 
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Estate and the tenants at the properties at issue in this Receivership Action to allow such named non-

parties and their counsel (including those applying for admission pro hac vice) to participate in this 

Receivership Action. 

 

IT IS SO ORDERED. 

 

Dated:   

 ___________________________________ 

      JUDGE OF THE SUPERIOR COURT 
 
 

Submitted by: 
 
Petitioner City of Los Angeles 

05/25/2023



 

  
[PROPOSED] ORDER CONFIRMING APPOINTMENT OF A RECEIVER 

27 

 

1 

2 

3 

4 

5 

6 

7 

8 

9 

10 

11 

12 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

25 

26 

27 

28 

 

PROOF OF SERVICE 
 

 I, GABRIEL SANCHEZ, declare as follows: 
 
 At the time of service I was over 18 years of age and not a party to this action.   My business 
address is 200 North Spring Street, City Hall, 21st Floor, Los Angeles, CA 90012 which is in the 
County, City and State where this mailing occurred. 
  
 On April 18, 2023, I served the document(s) described as NOTICE OF RELATED CASE on 
all interested parties in this action: 
 

SEE ATTACHED SERVICE LIST 
 
[X] BY MAIL - I deposited such envelope in the mail at Los Angeles, California, with first class 
postage thereon fully prepaid.  I am readily familiar with the business practice for collection and 
processing of correspondence for mailing.  Under that practice, it is deposited with the United States 
Postal Service on that same day, at Los Angeles, California, in the ordinary course of business.  I am 
aware that on motion of the party served, service is presumed invalid if postage cancellation date or 
postage meter date is more than one (1) day after the date of deposit for mailing in affidavit; and/ or 
 
[X]   BY ELECTRONIC SERVICE Based on a court order or an agreement of the parties to accept 
service by electronic transmission, I caused the documents to be sent to the persons at the electronic 
notification addresses listed above.  I did not receive, within a reasonable time after the transmission, 
any electronic message or other indication that the transmission was unsuccessful. 
 
[  ] BY PERSONAL SERVICE – ( ) I delivered by hand, or ( ) I caused to be delivered via 

messenger service, such envelope to the offices of the addressee with delivery time prior to 5:00 
p.m. on the date specified above. 

 
 I declare under penalty of perjury under the laws of the State of California that the foregoing is 
true and correct. 
 

Dated:  April 18, 2023 
 
         GABRIEL SANCHEZ                            /S/ Gabriel Sanchez 

Name of Declarant   Signature of Declarant 
 
 
 
 
 
 
 

SERVICE LIST 
City of Los Angeles vs. Crest Apartments LP, et al 
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LASC Case No.: 23STCP01011 
 
ATTORNEYS FOR SKID ROW HOUSING TRUST, a California Non-Profit Corporation 
Manny Abascal, Esq. 
Helen Klein, Esq. 
LATHAM & WATKINS 
355 S. Grand Ave., Suite 100 
Los Angeles, CA 90071 
Email: manny.abascal@lw.com 
 helen.klein@lw.com  
 
SKID ROW HOUSING TRUST, A CALIFORNIA  
NON-PROFIT CORPORATION AND ITS  
AFFILIATES, ON BEHALF OF ALL RESPONDENTS  
Joanne Cordero, Interim CEO 
1317 E. 7th Street 
Los Angeles, CA 90021 
Email: Joanne.Cordero@skidrow.org 
 
ATTORNEY FOR APPOINTED RECEIVER MARK ADAMS 
Byron Moldo, Esq. 
Ervin, Cohen & Jessup LLP 
9401 Wilshire Blvd., 12th Floor 
Beverly Hills, CA 90212-2974 
Email: bmoldo@ecjlaw.com 
 cstone@ecjlaw.com 
 
APPOINTED RECEIVER MARK S. ADAMS, ESQ. 
Mark S. Adams, Esq. 
President 
California Receivership Group 
3435 Ocean Park Blvd., Suite 107 
Santa Monica, CA 90405 
Email: madams@calreceivers.com 

taxt@calreceivers.com 
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ATTORNEYS FOR INTERESTED PARTY SNYDER LANGSTON RESIDENTIAL, LLC 
James Lipschultz, Esq. 
Law Office of James D. Lipschultz, 
a Professional Corporation 
3435 Ocean Park Boulevard, Suite 214 
Santa Monica, California 90405 
Tel:  310.820.3311 x203 
Email: jlipschultz@landslawyers.com 
 
ATTORNEY FOR SENATOR 2015 LP & SP 7 APARTMENTS LP 
John Darling, Esq. 
Hunt Ortmann Palffy Nieves Darling & Mah 
301 N. Lake Ave., 7th Floor 
Pasadena, CA 91101 
Tel: 626.440.5200 / Fax: 626.796.0107 
Email: darling@huntortmann.com 
 
ATTORNEYS FOR INTERESTED PARTY WELLS FARGO BANK, N.A. 
Joseph VanLeuven, Esq. 
Tiffany Switzer, Esq. 
Mary Haas, Esq. 
Daniel Leigh, Esq. 
Katherine Humphries, Executive Legal Assistant 
Davis, Wright & Tremaine LLP 
865 S. Figueroa St., Suite 2400 
Los Angeles, CA  90017-2566 
Email: joevanleuven@dwt.com 

tiffanyswitzer@dwt.com 
 maryhaas@dwt.com 
 danielleigh@dwt.com 
 katherinehumphries@dwt.com 
 
ATTORNEYS FOR US BANCORP COMMUNITY DEVELOPMENT CORPORATION 
Mark V. Bossi 
Jeffrey N. Brown 
Thompson Coburn LLP 
10100 Santa Monica Boulevard, Suite 500 
Los Angeles, CA 90067 
Tel: 310 282 2500  
Email: mbossi@thompsoncoburn.com 

jbrown@thompsoncoburn.com 
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Antoinette P. Hewitt 
Lisa M. Peters 
Jill Goldstein 
Kutak Rock LLP 
1650 Farnam Street 
Omaha, NE 68102 
Email: Antoinette.Hewitt @kutakrock.com 
 Lisa.Peters@kutakrock.com 
 Jill.Goldstein@kutakrock.com 
 
ATTORNEYS FOR INTERESTED PARTY PACIFIC PREMIER BANK 
Alan Feld, Esq. 
Paul Malingagio, Esq. 
Sarah Blitz, Esq. 
Sheppard Mullin Richter & Hampton LLP 
333 South Hope Street, 43rd Floor 
Los Angeles, CA 90071-1422 
Email: AFeld@sheppardmullin.com 

PMalingagio@sheppardmullin.com 
SBlitz@sheppardmullin.com 

 
FEDERAL HOME LOAN BANK (FHLB) OF SAN FRANCISCO 
Alyssa Thunberg 
Managing Director, Affordable Housing Program 
FHL Bank San Francisco 
333 Bush Street, Suite 2700 
San Francisco, CA 94104 
Email: thunbera@fhlbsf.com 
 
ATTORNEYS FOR NATIONAL EQUITY FUND ASSIGNMENT CORP. 
Michael Cypers 
Myriam Biz 
Glaser Weil LLP 
10250 Constellation Boulevard, Suite 1900 
Los Angeles, CA 90067 
Tel: (310) 553-3000 
Email: mcypers@glaserweil.com 
 mbiz@glaserweil.com 
 
 
 
 
 
 
 



 

  
[PROPOSED] ORDER CONFIRMING APPOINTMENT OF A RECEIVER 

31 

 

1 

2 

3 

4 

5 

6 

7 

8 

9 

10 

11 

12 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

25 

26 

27 

28 

 

Rachel Rosner 
Kyle B. Arndt 
Bocarsly Emden Cowan Esmail & Andrt LLP 
633 West Fifth Street, 64th Floor 
Los Angeles, CA 90071 
Tel: (213) 239-8074 
Email: rrosner@bocarsly.com 

karndt@bocarlsy.com 
 
Michael Rogers 
National Equity Fund 
10 S. Riverside Plaza, Suite 1700 
Chicago, IL 60606 
Tel: (312) 754-3218  
Email: mrogers@netfinc.org 
 
ATTORNEY FOR ENTERPRISE COMMUNITY INVESTMENT INC. 
Nowelle Nanavanti 
700 South Flower 
Los Angeles, CA 90017 
Email: nnanavati@enterprisecommunity.com 
 
ATTORNEY FOR CALIFORNIA COMMUNITY REINVESTMENT CORP. (CCRC) 
Tia Boatman Patterson, President 
David Saltzman, SVP 
Email: Tia.B.Patterson@e-ccrc.org 
 David.Saltzman@e-ccrc.org 
 
FREDDIE MAC (COUNSEL AND OFFICERS) 
Akins Gregory 
Scott Walker 
Tom McDonald 
Nathalie Colon 
Timothy O’Neill 
Lee Smith 
Email: gregory_akins@freddiemac.com 
 scott_walker@freddiemac.com 
 timothy_oneill@freddiemac.com 
 thomas_mcdonald@freddiemac.com 
 nathalie_colon@freddiemac.com 
 lee_smith@freediemac.com  
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KEY BANC (COUNSEL AND OFFICERS) 
Mike Jenkins 
Grant D. Winemiller 
11501 Outlook Street, Suite 300 
Overland Park, KS 66211 
Tel: (913) 317-4165 / Fax: (877) 379-1625 
Email: mike_jenkins@keybank.com 
 grant_d_winemiller@keybank.com 
 
Brad Gardner 
Brett Anders 
Tel: (816) 360-4385  
Tel: (816) 360-4267 
Email: bgardner@polsinelli.com 
 banders@polsinelli.com 
 
ATTORNEYS FOR CALIFORNIA HOUSING FINANCE AGENCY (CalFHA) 
Claire Lesser Tauriainen 
General Counsel 
California Housing Finance Agency 
500 Capitol Mall Ste. 1400 
Sacramento, CA 95814 
Tel: (916) 326-8474 
Email: ctauriainen@calfha.ca.gov 
 
Paul C.A. Steinke 
Attorney IV 
California Housing Finance Agency 
500 Capitol Mall, Suite 1400 
Tel: (916) 326-8485 / Fax: (916) 326-6432 
Email: PSteinke@calfha.ca.gov 
 
MUFG Bank (Union Bank) 
Maria Trevias 
Greg Taylor 
Mark Menda 
445 South Figueroa Street 
Los Angeles, CA 90071 
Tel: (213) 488-3700 
Email: maria.trevias@unionbank.com 
 Gregory.Taylor@unionbank.com 
 Mark.Menda@unionbank.com 
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CALIFORNIA TAX CREDIT ALLOCATION COMMITTEE (CTCAC) 
Anthony Zeto, Deputy Director 
Spencer Walker, General Counsel 
901 P Street, Suite 213A 
Tel: (916) 654-6340 / Fax: (916) 654-6033 
Email: azeto@treasurer.ca.gov 
 Spencer.Walker@treasurer.ca.gov 
 
LOS ANGELES HOMELESS SERVICES AUTHORITY (LAHSA) 
707 Wilshire Blvd., Suite 1000 
Los Angeles, CA 90017 
Tel: (213) 683-3333 
Email: tkanhayuwa@lahsa.org 
 
AHP MISSISSPPI VALLEY COMPANY 
Craig Dawson 
Tel: (314) 346-0008 
Email: craig.dawson@usbank.com 
 
LOS ANGELES COUNTY DEVELOPMENT AGENCY (LACDA) 
Aletheia Broom 
Emilio Salas 
Tracie Mann 
Lynn Katano 
Gloria Campos 
Tatia Evans 
Behnaz Tashakorian 
Gordon Eng 
Matthew Lust 
700 W. Main Street 
Alhambra, CA 91801 
Tel: (626) 262-4511 
Email: sfloan.servicing@lacda.org 
 aletheia.broom@lacda.org 
 emilio.salas@lacda.org 
 tracie.mann@lacda.org 
 lynn.katano@lacda.org 
 gloria.campos@lacda.org 
 tatia.evans@lacda.org 
 btashakorian@counsel.lacounty.gov 
 gordoneng.law@gmail.com 
 matthew.lust@lacda.org 
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HOUSING AUTHORITY OF THE CITY OF LOS ANGELES (HACLA) 
Ajay Shah 
Carlos VanNatter 
2600 Wilshire Blvd. 
Los Angeles, CA 90057 
Email: Ajay.Shah@hacla.org 
 Carlos.VanNatter@hacla.org 
 
ATTORNEYS FOR CALIFORNIA DEPARTMENT OF HOUSING AND 
COMMUNITY DEVELOPMENT (HCD) 
Shaleen Marie Schmutzer-Smith 
Norma Franklin, Deputy Attorney General 
California Department of Justice 
Office of the Attorney General 
Public Rights Division 
Land Use and Conservation Section 
300 S. Spring Street, Suite 1702 
Los Angeles, CA 90013 
Tel: (213) 269-6690 
Email: sssmith@hcd.ca,gov 
 Norma.Franklin@doj.ca.gov 
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Kevin Singer 

Superior Court Receiver 

Receivership Specialists 

11500 W. Olympic Blvd., Suite 530 

Los Angeles, California 90064 

Telephone: (310) 552-9064 

Email: Kevin@ReceivershipSpecialists.com 

 

 
 

 
SUPERIOR COURT FOR THE STATE OF CALIFORNIA 

 
COUNTY OF LOS ANGELES 

 
CITY OF LOS ANGELES, a municipal 

corporation, 

  Petitioner, 

 v. 

 

CREST APARTMENTS LP; FLOR 401 

LOFTS LP; SENATOR 2015 LP; SP7 

APARTMENTS LP; SKID ROW 

CENTRAL 1 LP; NEW PERSHING 

APARTMENTS, L.P.; SIMONE 2015 LP; 

THE SIX VETERANS HOUSING LP; 

STAR APARTMENTS, L.P.; 649 LOFTS 

LP; SKID ROW SOUTHEAST 1 LP; 

ABBEY APARTMENTS LP; CHARLES 

COBB APARTMENTS LP; BOYD 

HOTEL LIMITED PARTNERSHIP; ST. 

GEORGE AFFORDABLE HOUSING 

LIMITED PARTNERSHIP; DEWEY 

HOTEL LP; EDWARD HOTEL LIMITED 

PARTNERSHIP; HART LIMITED 

PARTNERSHIP; LINCOLN HOTEL SRO 

LIMITED PARTNERSHIP; NEW 

CARVER APARTMENTS LP; NEW 

GENESIS APARTMENTS LP; 

PRODUCE APARTMENTS LIMITED 

PARTNERSHIP; RAINBOW 

APARTMENTS LP; SANBORN HOTEL 

LIMITED PARTNERSHIP; CRESCENT 

FIFTH STREET PARTNERS; ST. 

MARK’S FIFTH STREET PARTNERS 

LP; DOES 1-100, 
 

  Respondents. 

 Case No.: 23STCP01011 

 

[PROPOSED] ORDER:  

(1) AUTHORIZING RECEIVER TO 

ENGAGE A BROKER TO MARKET 

SPECIFIED PROPERTIES FOR SALE 

WHICH THE SKID ROW HOUSING  

TRUST IS THE SOLE 

OWNER/SPONSOR; AND,  

(2) SETTING A HEARING FOR STATUS 

UPDATE RE SALE EFFORTS  

 

Date: December 22, 2023 

Time: 8:30 a.m. 

Dept.: 86 

Judge: Hon. Mitchell L. Beckloff 

 

Court: Stanley Mosk Courthouse 

 111 N Hill Street 

 Los Angeles, CA 90012 

 

Action filed March 30, 2023 
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Receiver Kevin Singer’s (the “Receiver”) ex parte application (the “Application”) for 

an order (1) authorizing Receiver to engage a broker to market specified properties for sale 

which the Skid Row Housing Trust is the Sole Owner/Sponsor; and (2) Setting a Hearing for a 

status update re: sales efforts the (“Application”) came on regularly for hearing before this 

Court on December 22, 2023. Appearances were noted in the record at the time of hearing. The 

Court having reviewed the Application, having reviewed any pleadings submitted in support 

thereof or in opposition thereto, having heard any argument presented, and good cause 

appearing therefor, GRANTED the Application and Ordered as follows:  

IT IS HEREBY ORDERED: 

1) Receiver Kevin Singer is authorized to engage a broker to prepare marketing

materials and begin marketing the following properties (the “Specified Properties”) for sale: 

Property Name Property Address 

1. Dewey Hotel 721 S. Main Street, Los Angeles, California 90014 

2. Boyd Hotel 224 E. Boyd Street, Los Angeles, California 90013 

3. New Carver Apartments 1624 S. Hope Street, Los Angeles, California, 90015 

4. Edward Hotel 713 E. 5th Street, Los Angeles, California 90013 

5. Sanborn Hotel 526 S. Main Street, Los Angeles, California 90013 

6. Rainbow Apartments 643 S. San Pedro Street, Los Angeles, California 90014 

7. Lincoln Hotel 549-551 Ceres Street, Los Angeles, California 90021

8. Hart Hotel 508 E. 4th Street, Los Angeles, California 90013 

9. St. George Hotel 224 E. Boyd Street, Los Angeles, California 90013 

10. St. Marks Hotel 611 E. 5th Street, Los Angeles, California 90013 

11. Crescent Hotel 617 E. 5th Street, Los Angeles, California 90013 

12. Produce Hotel Apartments 676 S. Central Avenue, Los Angeles, California 90021 

2) The Receiver is authorized to pay the broker a fixed fee of up to $15,000.00 

per
property for each property for which the broker prepares marketing materials and markets for 

sale (“Fixed Fee”), regardless of whether the Property is sold to a buyer located by the broker;  

3) The Receiver is authorized to facilitate communications between the broker and

the Petitioner, the City of Los Angeles (the “City”), regarding any potential offer or interested 

buyer, in order to assess any concerns or conditions the City may have regarding a sale of the 
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Specified Properties and also to assess whether any potential buyer will be able to comply with 

the terms and conditions of the regulatory agreements that govern the Specified Properties;  

4) Any sale shall be conditioned upon and subject to approval by this Court, and

any conditions required by this Court to consummate the sale; and, 

5) A Status Conference re: Sale Efforts is set for January 19, 2024, at 9:30 a.m. in

Department 86. 

6) Such other relief as the Court may deem just and appropriate:

_____________________________________________________________________________

_____________________________________________________________________________

_____________________________________________________________________________

_____________________________________________________________________________

_____________________________________________________________________________ 

DATED: December 22, 2023  By: 

Hon. Mitchell L. Beckloff 

Judge of the Superior Court 

The commission for any sale of the properties shall not 
exceed five percent.

The Receiver shall meet and confer with Ms. Haddad for the City of Los Angeles
prior to entering into a contract with the broker.

The fee to the broker of up to $15,000 shall be reduced from any commmission
obtained by the broker for the sale of any property.



EXHIBIT F 



EXCLUSIVE SALE LISTING AGREEMENT 

THIS EXCLUSIVE SALE LISTING AGREEMENT ("Agreement") is entered into on January 11, 2024 
("Effective Date") by and between Duke Cooke ("Broker") and Kevin Singer, in his sole capacity as Court 
Receiver in Los Angeles County Case No. 23STCP01011 (the "Case") as owner ("Owner"). 

1. Broker as Exclusive Selling Agent. Commencing on the Effective Date and continuing through June 
30, 2024 ("Term"), Owner hereby appoints Broker as sole and exclusive agent for the sale of the real 
Properties legally described on Exhibit A, attached hereto, with all improvements now or hereafter 
made on or to the real Properties (the "Properties"). The Owner agrees to promptly disclose to Broker 
any personal property to be included in the sale. 

2. Terms. 

a) Terms of Sale. The offering price of the Property shall be UNPRICED. The purchaser shall 
take possession of the Property on the closing date. All sales shall be subject to Court 
confirmation by the Court presiding over the Case. 

Other terms include the following: 

3. Negotiations and Cooperation. All inquiries and offers which Owner receives shall be referred to 
Broker and all negotiations shall be conducted solely by Broker or under its direction. Owner shall 
cooperate fully with Broker and shall provide Broker access to the Property at all reasonable times. 

4. Advertising. The advertising of the Properties identified on Exhibit A will be done in a focused, 
controlled, and will be coordinated as follows: 

a) Broker will limit distribution of marketing materials only to those prospective purchasers that 
Broker deems are qualified to purchase the Property. 

b) Broker will require any prospective purchaser who requests substantive information about the 
properties beyond that which is set forth in the online marketing materials to sign a Non
Disclosure Agreement (liNDA"). The NDA template will be agreed upon by Seller and Broker 
prior to distribution. 

c) Broker will publish or post this listing on any of the online listing sites ("O.L.S.") including but not 
limited to; Costar, LoopNet, or other similar Property advertising websites for the first 30 days 
of the listing. 

d) Costs of brochures and other advertising materials approved by Owner shall be paid by Broker. 

e) Owner shall have the right to review, evaluate, and make changes, alterations, and 
modifications to all marketing materials. Broker SHALL HAVE THE RIGHT TO REVIEW, 
EVALUATE AND RECOMMEND CHANGES, ALTERATIONS, AND MODIFICATIONS TO 
ALL MARKETING MATERIALS. BROKER SHALL MAKE RECOMMENDATIONS AND 
SUGGESTIONS RE: BEST PRACTICES TO BE EMPLOYED IN THE MARKETING OF 
PROPERTY AND IN THE SELECTION OF THE BEST BUYER CANDIDATE. 

5. Cooperation with Other Brokers. Owner understands and agrees that Broker may, when appropriate, 
solicit the cooperation of other real estate brokers and, regardless of whether the cooperating broker is 
the broker of the purchaser, Owner, neither or both, Broker may pay them from commissions that are 
received by Broker under the terms of this Agreement. The Cooperating Broker Compensation is 2.5% 
of the 5% Base Fee identified in Exhibit B. 
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6. Extension. If during the Term of this Agreement, an escrow is opened or EARNEST negotiations 
involving the sale, transfer, conveyance or leasing of the Property have commenced or are continuing, 
then the Term of this Agreement shall be extended through the termination of SUCH ESCROW OR 
such negotiations FOR THE PERIOD THAT THE PROPERTY WAS IN ESCROW OR 
NEGOTIATIONS WERE UNDERWAY OR THROUGH consummation of such transaction. 

7. Compensation. With respect to marketing fees, Owner hereby agrees to pay flat marketing fees to 
Broker as set forth in the marketing fee schedule identified in Exhibit B and pursuant to the payment 
provisions set forth in Section 8 of this Agreement. 

With regard to commission fees from the close of a sale of the particular Properties, on each particular 
sale, Owner shall pay a commission to Broker equal to the commission fee schedule identified in 
Exhibit B and upon the occurrence of the following event: 

a) During the Term, (i) Broker, Owner, or any other person or entity procures a purchaser who is 
ready, willing and able to purchase a particular property of the Properties on the terms 
acceptable to Owner and such sale closes, UNLESS the purchaser for such sale is the City 
of Los Angeles or any of its affiliated agencies (including but not limited to the Los Angeles 
Housing Department), in which case no commission fee shall be payable to Broker and in 
which case Broker will only receive the flat marketing fee provided in Exhibit B; OR (ii) Owner, 
through any person or entity other than Broker, enters into any other contract to transfer or 
exchange a particular property of the Properties or any interest therein, UNLESS the 
purchaser for the such sale is the City of Los Angeles or any of its affiliated agencies (including 
but not limited to the Los Angeles Housing Department), in which case no commission fee 
shall be payable to Broker (regardless of whether the City of Los Angeles or any of its affiliated 
agencies subsequently transfers title to an outside entity) and in which case Broker will only 
receive the flat marketing fee provided in Exhibit B; or 

b) Within ninety (90) days after the expiration of the Term; Owner commences negotiations 
leading to the sale or exchange of a particular property of the Properties or any interest therein 
to any person or entity to whom Broker provided information regarding the availability of a 
particular property of the Properties for sale or with whom Broker negotiated or discussed 
potential terms of such a sale, or any person or entity who submitted to Owner through Broker 
a written offer to purchase a particular property of the Properties, UNLESS the purchaser for 
such sale is the City of Los Angeles or any of its affiliated agencies (including but not limited 
to the Los Angeles Housing Department), in which case no commission fee shall be payable 
to Broker (regardless of whether the City of Los Angeles or any of its affiliated agencies 
subsequently transfers title to an outside entity) and in which case Broker will only receive the 
flat marketing fee provided in Exhibit B. 

8. Payment of Fees and Commissions. Marketing fees and/or commission fees due pursuant to 
Section 7 shall be payable as outlined in Exhibit B. 

9. Agency/Dual Agency. It is understood and agreed that this Agreement creates an agency 
relationship with the Broker only. If Broker acts as a dual agent, then Broker shall be entitled to the 
entire commission payable under this Agreement plus any additional compensation Broker may 
have negotiated with the purchaser. If applicable, Owner acknowledges receipt of the pamphlet 
entitled "Agency Relationship Disclosures" and/or any such required materials of the state in which 
the Building is located. 

10. Responsibility for Maintenance. Broker shall not be responsible for maintenance of the Property or 
for damages of any kind to the Property or its contents, including, but not limited to, vandalism and 
theft, unless Broker caused such damage by its gross negligence. Owner hereby releases and waives 
all rights, claims, and causes of action against Broker, except claims based on its gross negligence, 
for damages to the Property or its contents. 
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11. Indemnification. Owner-solely in his capacity as the Receiver in the Case, and only to the extent 
that his Receivership Estate has sufficient funding available-shall defend, indemnify and hold 
harmless Broker, its affiliates, shareholders, officers, managers, directors, employees and agents, from 
and against any and all claims, lawsuits, harm, costs, demands, settlements, judgments, losses, 
liabilities, damages and expenses, including, but not limited to, reasonable attorneys' fees, costs and 
related expenses (collectively, IlLiabilities"), relating to, arising out of or in connection with (i) any sale 
of the Properties pursuant to this Agreement, (ii) the use of, or access to, the Properties by any person 
pursuant to this Agreement, (iii) Broker performance of its obligations under this Agreement, or (iv) any 
breach of, or failure to perform, any provision of this Agreement by Owner. Owner shall not be 
responsible for indemnification for Liabilities to the extent caused in whole or in part by Broker 
negligence, gross negligence, or willful misconduct in performing its obligations under this Agreement. 

Broker hereby indemnifies and agrees to defend and hold Owner and its respective officers, directors, 
shareholders, partners, members, beneficiaries, trustees, managers, employees, independent 
contractors, and representatives harmless from and against any and all Liabilities brought by a third 
party to the extent caused by Brokers negligence, gross negligence or willful misconduct in performing 
its obligations under this Agreement. 

12. Disclosure; Hazardous Substances. Owner agrees to promptly disclose to Broker and any 
prospective tenant or purchaser all known material defects, if any, of the Property and any knowledge 
Owner has or may hereafter acquire regarding the production, disposal, storage, or release of any 
hazardous wastes or other toxic or hazardous substances in or on the Property. Broker is authorized 
to disclose all pertinent information regarding the Property to prospective purchasers and tenants. 

13. No Discrimination. Owner hereby acknowledges that it is illegal to refuse to display, sell or lease the 
Property to any person because of race, color, religion, national origin, sex, marital status, or physical 
disability. 

14. Owner's Warranty. Owner warrants that Owner has full authority to execute this Agreement and to 
sell, lease or exchange the Property (subject to Court confirmation), and that all information concerning 
the Property provided by Owner to Broker is accurate to the best of Owner's knowledge. The person 
executing this Agreement on behalf of Owner warrants that such persons has full authority to do so 
and in so doing to bind Owner. Owner confirms that following closing of the Properties, the amount 
of the purchase price and any other terms of the sale of the Properties shall not be deemed 
confidential information and Owner authorizes disclosure of the same. 

15. Intentionally deleted. 

16. Negotiation and Construction. This Agreement and each of the terms and provisions hereof have 
been negotiated between the parties, and the language in all parts of this Agreement shall, in all cases, 
be construed according to its fair meaning and not strictly for or against either party. 

17. Governing Law. This Agreement is entered into and shall be governed and construed in 
accordance with the laws of the state of California. 

18. Entire Agreement. This Agreement and its accompanying Addendum set forth the entirety of the 
agreement between the parties regarding sale of the Properties. 
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IN WITNESS WHEREOF, the parties hereto have reviewed and executed this Agreement and it is effective as 
of the Effective Date. 

OWNER: Kevin Singer, solely BROKER: Duke Cooke 
in his capacity as Superior Court Receiver 
in Los Angeles County case 23STCP01 011 

Name: ________________ __ j)V'ff-<; ('ooKe // -Name: ______ ~ ____ ~ __ ~ 

Title : __ :....r:;--'r_"'_f--'~...:,t;__:~:....---'.f-'----

Date: _ :...1./ ;I....:./.!....1-'-6_~....:.~ _ _ _ 

Title: _ ________________ _ 

Date: ________________ _ 

License Number: 01084884 

EXHIBIT A 

PROPERTY ADDRESSES - PENDING LEGAL DESCRIPTION 

1. Boyd Hotel - 224 Boyd SI. Los Angeles, CA 90013 

2. SI. George Hotel - 115 E. 3rd SI. Los Angeles, CA 900 13 

3. Dewey Hotel - 721 S Main SI. Los Angeles, CA 90014 

4. Edward Hotel - 713 E. 5th SI. Los Angeles , CA 90013 

5. Hart Hotel - 508 E. 4th SI. Los Angeles, CA 90013 

6. Lincoln Hotel- 549-551 Ceres SI. Los Angeles, CA 90013 

7. New Carver Apartments - 1624 S. Hope SI. Los Angeles , CA 90015 

8. Produce Hotel Apartments - 676 S. Central Ave. Los Angeles, CA 90021 

9. Rainbow Apartments - 643 S. San Pedro SI. Los Ange les, CA 900 14 

10. Sanborn Hotel- 526 S. Main SI. Los Angeles, CA 90013 

11. Crescent Hotel - 617 E. 5th SI. Los Angeles, CA 90013 

12. SI. Mark's Hotel - 611 E. 5th SI. Los Angeles, CA 90013 

4 
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EXHIBITB 

COMPENSATION SCHEDULE 

1. The Owner hereby acknowledges and accepts the below fee schedule in accordance with the 
marketing and/or sale of each individual or all Properties identified below. 

2. The Owner hereby acknowledges and understands individual Properties identified in Exhibit A may 
garner significant, some or no Buyer interest. As such, flat marketing fees for individual Properties 
shall be paid by the Owner to the Broker within 60 days of initial marketing as outlined below. In 
the event the Owner has paid a flat marketing fee to the Broker for individual Properties identified 
in Exhibit A, and a qualified Buyer or Buyers have opened escrow on one or multiple Properties 
identified in Exhibit A, the individual flat marketing fee previously paid to the Broker shall be credited 
against the Commission Fee upon the closing of escrow for each individual Property. 

Property Commission Fee Flat Marketing Fee Listing Price: 
Upon Closing of Due Within 60 Days of 

Escrow Initial Marketing 
Boyd Hotel 5% $9,000.00 UNPRICED 
St. George Hotel 50/0 $9,000.00 UNPRICED 
Dewey Hotel 5% $9,000.00 UNPRICED 
Edward Hotel 5% $9,000.00 UNPRICED 
Hart Hotel 5% $9,000.00 UNPRICED 
Lincoln Hotel 5% $9,000.00 UNPRICED 
New Carver 5% $9,000.00 UNPRICED 
AQartments 
Produce Hotel 5% $9,000.00 UNPRICED 
Apartments 
Rainbow Apartments 5% $9,000.00 UNPRICED 
Sanborn Hotel 5% $9,000.00 UNPRICED 
Crescent Hotel 5% $9,000.00 UNPRICED 
St. Mark's Hotel 5% $9,000.00 UNPRICED 
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ADDENDUM TO EXCLUSIVE SALE LISTING AGREEMENT 

Owner: Kevin Singer, Superior Court Receiver for State of California, County of Los 
Angeles, Superior Court Case No. 23STCPOI0ll 

Broker: Duke Cooke 

Properties: Twelve residential real properties defined in Exhibit A to the Exclusive Sale 
Listing Agreement (collectively, the "Properties") 

This Addendum to Exclusive Sale Listing Agreement ("Addendum") is attached and made a part of 
that certain Exclusive Sale Listing Agreement (the "Agreement") dated January 1, 2024, entered 
into concurrently herewith by and between Receiver Kevin Singer ("Owner") acting solely in his 
capacity as the Superior Court Receiver in the State of California, County of Los Angeles Superior 
Court case no. 23STCPOI0ll (the "Case") and Duke Cooke ("Broker"). In the event of any 
conflict between this Addendum and the provisions of the Agreement, the provisions of this 
Addendum shall prevail. The parties desire to modify and supplement the Agreement as follows: 

1. No Liability by Owner. Broker acknowledges and agrees to all the following terms and 
conditions: 

A) Owner is not the owner and/or developer of the Properties and Owner is 
managing and in control of the Properties solely in his capacity as the appointed 
Superior Court Receiver and through his authorization as the Receiver in the 
Case. Owner is not acting in his personal capacity and no liability or obligations 
shall accrue to him personally or any of his managers, attorneys, accountants, 
employees, agents, representatives, heirs, partners, independent contractors, or 
advisors. 

B) All information regarding the Properties which has previously been, or is 
hereafter, provided by Owner to Broker is for informational purposes only, and 
Owner makes no representations or warranties with regards to any of such 
information provided to Broker. 

C) Broker, Broker's successors, agents, assigns, affiliates and heirs hereby agree 
not to make any claim and/or seek any recourse against the Owner personally; 
Owner's personal assets; Owner's partners (either general or limited); Owner's 
shareholders, members, managers, officers, directors, attorneys, accountants, 
agents, employees, heirs, independent contractors, or advisors, for any actual or 
alleged liability claimed by Broker against Owner arising out of the Agreement 
and/or this Addendum. 

2. Waiver of Jurv Trial and Jurisdiction For Any Legal Disputes. Broker and Owner agree 
that the Case is a matter in equity and waive any and all right to a jury trial as to any legal 
dispute, proceeding or action arising out of the Agreement and/or this Addendum. Broker and 
Owner agree that if there is any legal dispute, proceeding or action arising out of the Agreement 
and/or this Addendum, the court presiding over the Case at the time of filing any such legal 

1 
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dispute, proceeding or action, said court shall have full jurisdiction over any such legal di spute, 
proceeding or action. In addition, the court pres iding over the Case retains jurisdiction to cancel 
the Agreement in its entirety. 

3. Attornevs Fees. In any dispute, action or proceeding between Broker and Owner arising out of 
the Agreement and/or thi s Addendum, the predominantly-prevailing Broker or Owner shall be 
entitled to reasonable attorneys' fees and costs fro m the non-predominantly-prevai ling Broker 
or Owner. 

4. Severabilitv.lfany term, provision, covenant or condition of the Agreement is held by 
a court of competent jurisdiction to be invalid, void or unenforceable, the rest of the 
Agreement and/or thi s Addendum shall remain in fu ll force and effect, and shall in no 
way be affected, impaired or invalidated. 

5. Counterparts . The Agreement and this Addendum may be signed in counterparts, all 
of which taken together shall constitute one original and may be executed with 
telecopied signatures, each of which shall have the same force and effect as the 
ori gina l signature. A faxed and/or emailed signature shall be deemed as an ori ginal for 
all purposes. 

The parties hereto agree to be bound to the terms and conditions set forth herein. 

BROKER 

By: 
Name: DUke~' ¥-
Title: 

OWNER 

By: 
Kevin Singer, acting solely in hi s capacity 
Receiver in State of Cal ifornia, County of 
Los Angeles, Case No. 23STCPOIOI I 

Addendum to Exclusive Sale Listing Agreement 
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EXHIBIT G 



STATE OF CALIFORNIA - BUSINESS, CONSUMER SERVICES AND HOUSING AGENCY GAVIN NEWSOM, Governor 
DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT 
DIVISION OF STATE FINANCIAL ASSISTANCE 
P.O. Box 952054 
Sacramento, CA 94252-2054 
 www.hcd.ca.gov 

 
March 20, 2024 

 

Kevin Singer 
Superior Court Receiver 
Receivership Specialists 
11500 W. Olympic Blvd., Suite 530 
Los Angeles, California 90064 
 
RE:  Bid Proposal for Skid Row Housing Trust Projects 
  Aids Healthcare Foundation  
 
Dear Mr. Kevin Singer: 
  
The Department of Housing and Community Development (the “Department”) is a lender 
on the 12 Skid Row Housing Trust (“SRHT”) projects offered for sale by the receivership.   
 
The Department is sending this letter of concern in regard to the bid by Aids Healthcare 
Foundation (the “Foundation”) to acquire and operate the SRHT projects.  
 
It is critical the SRHT properties are transferred to an owner who can address the needs 
of the buildings and the tenants who live there. The residents living in these properties 
are high-acuity and among the most vulnerable in the region. They deserve a safe and 
healthy place to live. 
 
According to the proposed bidding criteria for qualified buyers of the SRHT projects, a 
bidder must demonstrate: 
 

• Substantial compliance with regulatory requirements for all properties owned or 
controlled by the bidder in the City or County of Los Angeles. 

 
• Code compliance as verified by applicable inspecting agencies (e.g. LAHD SCEP, 

HACLA, County Code Compliance) confirming no serious, recurring issues.  
 

• Experience working with residents and providing appropriate supportive services, 
directly or by contract, to address tenant needs, such as case management 
services, health and behavioral health or substance use services, benefit program 
enrollment and meal service.  
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The Department is concerned that the Foundation does not meet these criteria and 
would not be a suitable owner and operator considering widely known and well 
documented shortcomings in the Foundation’s ability to provide safe and well-maintained 
buildings. 
 
For example, as reported in the Los Angeles Times (“LA Times”) and other publications,  
the Foundation has had significant shortcomings in its provision of safe and well-
maintained buildings and therefore would not be a suitable owner and operator. In one 
LA Times article entitled Inside the Worlds’ Largest AIDS Charity’s Troubled Move into 
Affordable Housing, by Liam Dillon, et al, published November 16, 2023, the LA Times 
raised alarm about the quality of life for the tenants and the capacity of the Foundation’s 
operations and made the following points: 
 

• More than 1,300 residents under the Foundation’s oversight were found to be 
living in squalid conditions and exposed to roach and bedbug infestations.  
 

• Code enforcement and public health complaints at the Foundation’s buildings are 
more than three times higher than those owned by other Skid Row nonprofits.  

 
KnockLA, as part of its investigation into low-income affordable buildings owned by the 
Foundation, published an article on June 28, 2023, entitled Aids Healthcare Foundation 
Low-Income Housing Projects Rife with Safety Issues, Resident Complaints which stated 
the following: 

“Frequently reported crime: According to data obtained from the Los Angeles Police 
Department for calls placed from late 2019 through 2022, there were more than a 
dozen calls per week on average … for those residing within the Foundation’s 
buildings.” 

According to KnockLA, there were 2,098 calls made by tenants of which 31% (650 calls) 
were for disputes and disturbances in the building.   
 
Finally, as noted in the LA Times article, the Foundation makes a point of not providing 
supportive services for tenants. Their rationale is that the money saved allows them to 
acquire more properties. However, adequate case management and access to 
supportive services is essential to meet the needs of the tenants and stabilize the SRHT 
properties. 
 
Ensuring health and safety of the tenants and providing required supportive services is 
essential to the Department’s regulatory compliance and failure to meet these standards 
puts tenants at risk.  As you are aware, addressing homelessness is a multifaceted 
challenge that requires compassion, understanding, and specialized knowledge. Owners 
who possess expertise in this area are better equipped to navigate the complex issues  
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surrounding homelessness and to develop strategies that are both compassionate and 
effective. Given the numerous reports of failed code violations, the Department is 
concerned the Foundation does not meet the proposed bidding criteria and will not be 
able to effectively manage and maintain the properties.  Ultimately the Department 
stands ready to coordinate with the eventual selected party in partnership to ensure the 
long-term sustainability of the units and support for the residents. If the Foundation is 
chosen, the Department respectfully requests they be required to work with an operating 
partner and provider that has the requisite experience in property management and 
resident services for the remaining affordability period.  
 
Thank you for considering the Department’s perspective and we look forward to the 
opportunity to discuss the matter further. 
 
Sincerely,  
 
 
Jennifer Seeger 
Deputy Director 
 
cc:  Anne Sewill, General Manager, Los Angeles Housing Department 
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Kevin Singer 

Superior Court Receiver 

Receivership Specialists 

11500 W. Olympic Blvd., Suite 530 

Los Angeles, California 90064 

Telephone: (310) 552-9064 

Email: Kevin@ReceivershipSpecialists.com 
 

 
SUPERIOR COURT FOR THE STATE OF CALIFORNIA 

 
COUNTY OF LOS ANGELES 

 
CITY OF LOS ANGELES, a municipal 

corporation, 

  Petitioner, 

 v. 

 

CREST APARTMENTS LP; FLOR 401 

LOFTS LP; SENATOR 2015 LP; SP7 

APARTMENTS LP; SKID ROW 

CENTRAL 1 LP; NEW PERSHING 

APARTMENTS, L.P.; SIMONE 2015 LP; 

THE SIX VETERANS HOUSING LP; 

STAR APARTMENTS, L.P.; 649 LOFTS 

LP; SKID ROW SOUTHEAST 1 LP; 

ABBEY APARTMENTS LP; CHARLES 

COBB APARTMENTS LP; BOYD 

HOTEL LIMITED PARTNERSHIP; ST. 

GEORGE AFFORDABLE HOUSING 

LIMITED PARTNERSHIP; DEWEY 

HOTEL LP; EDWARD HOTEL LIMITED 

PARTNERSHIP; HART LIMITED 

PARTNERSHIP; LINCOLN HOTEL SRO 

LIMITED PARTNERSHIP; NEW 

CARVER APARTMENTS LP; NEW 

GENESIS APARTMENTS LP; 

PRODUCE APARTMENTS LIMITED 

PARTNERSHIP; RAINBOW 

APARTMENTS LP; SANBORN HOTEL 

LIMITED PARTNERSHIP; CRESCENT 

FIFTH STREET PARTNERS; ST. 

MARK’S FIFTH STREET PARTNERS 

LP; DOES 1-100, 
 

  Respondents. 

 Case No.: 23STCP01011 

 

DECLARATION OF RICK MARQUIS IN 
SUPPORT OF SUPERIOR COURT 
RECEIVER KEVIN SINGER’S MOTION 
TO APPROVE THE SALE OF THE 
FOLLOWING RECEIVERSHIP 
PROPERTIES TO THE AIDS 
HEALTHCARE FOUNDATION:  

(1) ST. GEORGE HOTEL (115 E. 3RD ST.); 

(2) BOYD HOTEL (224 E. BOYD ST.);  

(3) RAINBOW HOTEL (643 S. SAN PEDRO 
ST.);  

(4) NEW CARVER APARTMENTS (1624 S. 
HOPE ST.);  

(5) LINCOLN HOTEL (549-551 CERES 
AVE); AND, 

(6)  HART HOTEL (508 E. 4TH ST.) 

 

 

 

Date: May __, 2023 

Time: 8:30 a.m. 

Dept.: 82 

Judge: Hon. Stephen Goorvitch 

 

Court: Stanley Mosk Courthouse 

 111 N Hill Street 

 Los Angeles, CA 90012 

 

Action filed March 30, 2023 
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DECLARATION OF RICK MARQUIS 

I, Rick Marquis, declare as follows: 

1. I am a Senior Project Manager at Receivership Specialists.  Kevin Singer and 

Receivership Specialists were appointed as the court-appointed receiver (the “Receiver”) in the 

above-referenced action.  I submit this Declaration is in support of the Receiver’s Motion to 

Approve the Sale of the Following Receivership Properties to the AIDS Healthcare 

Foundation: (1) St. George Hotel (115 E. 3rd St.); (2) Boyd Hotel (224 E. Boyd St.);  

(3) Rainbow Hotel (643 S. San Pedro St.); (4) New Carver Apartments (1624 S. Hope St.);  

(4) Lincoln Hotel (549-551 Ceres Ave); And, (5) Hart Hotel (508 E. 4th St.) (the “Motion”). 

The following facts are true of my personal knowledge and, if called upon to do so, I could and 

would competently testify to the truth thereof. 

2. On December 22, 2023, the Court entered the Order Authorizing Receiver to 

Engage a Broker to Market Specified Properties for Sale Which the Skid Row Housing Trust is 

the Sole Owner/Sponsor (the “Marketing Order”), pursuant to which the Receiver was 

authorized to engage a broker to prepare marketing materials and begin marketing the 

following twelve (12) properties [including the properties identified above (the “Sale 

Properties”) that are the subject of this Motion]: (i) Dewey Hotel; (ii) Boyd Hotel; (iii) New 

Carver Apartments; (iv) Edward Hotel; (v) Sanborn Hotel; (vi) Rainbow Apartments;  

(vii) Lincoln Hotel; (viii) Hart Hotel; (ix) St. George Hotel; (x) St. Marks Hotel; (xi) Crescent 

Hotel; and (xii) Produce Hotel Apartments (collectively, the “Twelve Properties”). 

3. Following the entry of the Marketing Order, the Receiver, with my assistance, 

promptly reached out to multiple brokers, and ultimately retained Duke Cooke, the founder of 

Eminent Resources (the “Broker”), as the listing broker for the Twelve Properties. The Broker 

was selected because of his considerable experience and expertise in planning, procurement, 

construction, sales, and marketing of low-income housing, single-room-occupancy properties, 

residential hotels, and affordable housing. Based on my discussions with the Broker, it was 

also clear that he had prior dealings, knowledge, and familiarity with many of the properties 
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that make up the Receivership Estate, which added to his qualifications to act as the broker for 

the marketing of the Twelve Properties.  

4. Thereafter, the Receiver, with my assistance, negotiated a listing agreement 

with the Broker, which included meeting and conferring with the City pursuant to the 

Marketing Order to ensure that there was no objection by the City to the proposed listing 

agreement. The Exclusive Sale Listing Agreement for the Twelve Properties was finalized and 

executed on January 11, 2024 (the “Listing Agreement”), and is attached to the Declaration of 

Kevin Singer (the “Receiver Declaration”), filed concurrently herewith, as Exhibit “F.”  

5. Immediately thereafter, we worked with the Broker to prepare marketing 

materials to bring the Twelve Properties to the market as quickly as possible.  

6. From the start of our marketing efforts, the Petitioner, the City of Los Angeles 

(the “City”), raised concerns to the Receiver that if the Twelve Properties were sold 

individually, or if buyers were allowed to pick and choose what they perceived as only the best 

properties in the portfolio, this could have an unanticipated and negative effect of leaving the 

other properties without any interested buyers, and without owners that could continue 

operations for the benefit of the tenants at these other properties. Accordingly, at the City’s 

recommendation, as explained below, when we started receiving interest from potential buyers, 

we inquired of them whether they would be interested in making an offer for all of the Twelve 

Properties. 

7. The Broker updated me and the Receivership team regularly about the status of 

his marketing efforts, and kept us apprised of all marketing developments as they occurred, 

including by providing us with a lead tracking list of all contacts he made or interest received 

during his marketing efforts. On or about January 26, 2024, the Broker began listing the 

Twelve Properties individually on various online public-listing databases including LoopNet 

and Costar. For the next two months, the Broker also directly contacted numerous commercial 

real estate brokers and ownership groups that he has worked with in the past on affordable 

housing and low-income housing properties to inquire about whether they had any clients that 

might be interested in acquiring one or more of the Twelve Properties.  
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8. From the lead tracking list provided by the Broker, and based on my discussions 

with him, fifty-six (56) brokers or potentially-interested buyers were contacted by the Broker 

or contacted the Broker directly about the listings for the Twelve Properties. As directed by the 

Receivership team, all interested parties were required to sign a confidentiality agreement as a 

condition to receiving initial due diligence materials. At my request, the Broker circulated a 

confidentiality agreement to all interested parties. Thirty-six (36) of the interested parties either 

explained they were not interested, did not respond, or ultimately did not sign the 

confidentiality agreement or provide a letter of intent notwithstanding follow-up inquiries by 

the Broker. Twenty (20) brokers or interested buyers signed and returned the confidentiality 

agreement.  

9. Ultimately, the Broker and the Receiver were provided with Letters of Intent 

(“LOI”) from seven (7) interested buyers, including:  

a. On or about February 14, 2024, we received an LOI from Offeror No. 1 (the 

“Offeror No. 1 LOI”), for the Dewey Hotel, 721 S. Main Street, Los Angeles, 

CA, only, a true and correct redacted copy1 of which is attached hereto as 

Exhibit “1.” Offeror No. 1 did not submit an offer for all Twelve Properties; 

b. On or about February 19, 2024, we received an LOI from Offeror No. 2 (the 

“Offeror No. 2 LOI”) for the Edward Hotel property, only, a true and correct 

redacted copy of which is attached hereto as Exhibit “2.” Offeror No. 2 did not 

submit an offer for all Twelve Properties; 

c. On or about February 20, 2024, we received an LOI from Offeror No. 3 (the 

“Offeror No. 3 LOI”), for the Dewey Hotel, 721 S. Main Street, Los Angeles, 

 

1 The LOIs have financial terms and identifies the respective offerors, and this information 

cannot be disseminated into the public domain because to do so could cause irreparable harm to 

the pending sale or any future sales. Public disclosure will affect the Receiver’s ability to 

negotiate the highest and best sale prices for the properties. Such a result would be detrimental 

to the Receivership Estate and the parties. Furthermore, some of the LOIs were designated 

“confidential” by the offeror. That said, unredacted versions will be lodged under seal so that 

the Court can review in camera as part of this Motion.  
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CA, only, a true and correct redacted copy of which is attached hereto as 

Exhibit “3.” Offeror No. 3 did not submit an offer for all Twelve Properties;  

d. On or about February 20, 2024, we received an LOI from Offeror No. 4 for six 

specific properties of the Twelve Properties, a true and correct redacted copy of 

which is attached hereto as Exhibit “4.” Based on our inquiry about whether 

Offeror No. 4 would be interested in buying all Twelve Properties, Offeror No. 

4 submitted an LOI for all Twelve Properties (the “Offeror No. 4 LOI”), a true 

and correct redacted copy of which is attached hereto as Exhibit “5.” The offer 

by Offeror No. 4 for six properties was actually higher than its offer for all 

Twelve Properties;  

e. On or about February 20, 2024, we received an LOI from Offeror No. 5 for all 

Twelve Properties (the “Offeror No. 5 LOI”), a true and correct redacted copy 

of which is attached hereto as Exhibit “6;”  

f. On or about February 23, 2024, we received an LOI from Offeror No. 6 for all 

Twelve Properties (the “Offeror No. 6 LOI”), a true and correct redacted copy 

of which is attached hereto as Exhibit “7;” and, 

g. We were advised that the AIDS Healthcare Foundation Inc. (“AHF” or the 

“Purchaser”) inquired about potentially acquiring seven (7) of what it viewed 

as the best properties in the portfolio. However, when we inquired whether AHF 

would be interested in making an offer for all Twelve Properties, AHF 

submitted an LOI for all Twelve Properties (the “AHF LOI”) on or about 

March 1, 2024, a true and correct copy of which is attached hereto as Exhibit 

“8.”   

10. I, along with the Receiver and our team, analyzed the LOIs, spoke with the 

interested buyers, and discussed the LOIs with the City as directed to do so by the Court.  

11. Based on the concerns from the City about selling only individual properties, or 

the properties deemed by potential buyers to be the best properties in the portfolio, our primary 

focus was on the LOIs involving all Twelve Properties from Offeror No. 4, Offeror No. 5, 
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Offeror No. 6, and AHF, although we gave each LOI that we received a full and complete 

analysis and assessment. Ultimately, we determined that the LOI from AHF was the highest 

and best offer, and in the best interest of the Receivership Estate, as compared to the other 

LOIs. In particular: (i) Offeror No. 4’s LOI for all Twelve Properties was lower than that 

offered by the AHF; (ii) Offeror No. 5’s LOI contemplated seller carryback financing that 

would be forgiven at a specified dollar amount each year that the Twelve Properties (excluding 

Dewey) remained as affordable housing for up to fifty-five (55) years. Given this condition, the 

Offeror No. 5 LOI was deemed not as strong as the other offers received; (iii) Offeror No. 6’s 

LOI required preliminary approval for the transaction from one of its preferred lenders and, 

more importantly, required Offeror No. 6 to secure a service provider partner for a triple net 

master lease for the entire Twelve Properties (which was explained as requiring that Offeror 

No. 6 secure a master tenant who would enter into a master lease at rental terms acceptable to 

Offeror No. 6, and this master tenant would have to operate the Twelve Properties as low-

income and affordable housing). Due to these conditions, we determined that it would be 

extremely unlikely that Offeror No. 6 would get past the due diligence phase, and that such a 

deal would never materialize. 

12. After receiving AHF’s LOI on March 1, 2024, there were certain deal points, 

terms, and issues that needed to be negotiated and addressed, including issues and concerns 

raised by the City, which resulted in back-and-forth negotiations between the Receivership 

Estate and AHF regarding its LOI.  

13. After the City Council meeting on March 22, 2024 (discussed in the Receiver’s 

Declaration), the City requested that the Twelve Properties be marketed and sold as two groups 

of six (6) properties (the “Split Proposal”) – specifically in groups that included a reasonable 

allocation of the perceived best properties in the portfolio along with the other properties that 

may not be as desirable for a potential purchaser.  

14. Accordingly, we contacted the Purchaser about its willingness to make an offer 

for six (6) of the Twelve Properties. This discussion ultimately resulted in the receipt and 

execution of AHF’s March 27, 2024 LOI. Thereafter, we turned to negotiating a purchase and 
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sale agreement, which culminated in the Purchase and Sale Agreement dated April 3, 2024 (the 

“PSA”), that is the subject of this Motion.  

15. On or about April 8, 2024, we received confirmation from Orange Coast Title 

Company (“Escrow”) that AHF had paid the required deposit under the PSA of $800,000.00. 

A true and correct copy of the email confirmation from Escrow is attached hereto as Exhibit 

“9.” 

16. With respect to the Sale Properties, the remediation and repair status is as 

follows:  

(a) Boyd Hotel: Repairs and remediation were completed in August 2023, 

and Boyd Hotel was also removed from fire watch. Leasing operations have been ongoing to 

find tenants for the vacant units;  

(b) New Carver Apartments: Repairs and remediation were completed in 

December 2023. As of March 2024, New Carver had one item remaining before it can be 

retested and removed from fire watch. Leasing operations have been ongoing to find tenants 

for the vacant units;  

(c) Lincoln Hotel: Repairs and remediation should be completed in April 

2024. Leasing operations have been ongoing to find tenants for the vacant units;  

(d) Rainbow Apartments: Repairs are in progress and expected to finish 

during May 2024. Rainbow is also expected to receive additional violation clearances shortly, 

and it has been removed from fire watch;  

(e) St. George Hotel: more in-depth repair work is required. However, it 

has been removed from fire watch. Should the sale to the Purchaser not be approved, the 

Receiver will need to submit a formal rehabilitation plan for approval; and,  

(f) Hart Hotel: more in-depth repair work is required. However, it has been 

removed from fire watch. Should the sale to the Purchaser not be approved, the Receiver will 

need to submit a formal rehabilitation plan for approval.  
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EXHIBIT 3 



Offeror No. 3



February 20, 2024 VIA ELECTRONIC MAIL 

Duke Cooke 
Eminent Resources, Inc 

RE: Letter of intent for the purchase of "721 S Main St, Los Angeles, CA 90014", Consisting 
of 23,992 SF of Building (the "Property"). 

Dear Duke Cooke 

I am pleased to present you and your client (" "; the "Seller") with the following 
letter of intent to purchase the Property pursuant to the following terms and conditions: 

Purchaser: 

Purchase Price: 

Deposit: 

Contingency 
Period I 
Due Diligence: 

Closing Period: 

Title I Escrow: 

Closing Costs: 

 or its assignee 

The Purchase Price shall be  
 

Upon the mutual execution and delivery of the purchase contract, 
Purchaser will remit into escrow a deposit of  Such deposit 
shall be fully refundable until the expiration of the Contingency Period. 

Purchaser shall have 0 calendar days, from the opening of escrow 
("Contingency Period"), to complete its due diligence and satisfy its 
contingencies. Seller shall provide access to the Property and Property 
records for the purposes of Purchaser's due diligence. 

21 calendar days from the expiration of the Contingency Period. 

Title Company shall be Stewart Title and Escrow company shall be 
Escrow of the West 

Seller shall pay for an owner's CLTA title insurance policy, the transfer 
taxes, one-half of the escrow fees, and its respective legal and 
transactional costs. Purchaser shall pay for any premium associated with 
a lender's ALTA title insurance policy or additional endorsements 
Purchaser may require, any costs to produce an ALTA survey, one-half of 
the escrow fees, and its respective legal and transactional costs. Any 
other apportionment of costs shall be pursuant to local market customs. 
Income and expenses shall be prorated as of the closing date. 

redacted

redacted
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Brokerage: 

Exclusive 
Negotiations: 

Seller and Purchaser acknowledge that there are no brokers involve  in 
this transaction other than "Duke Cooke", representing Seller ("Broker"). 
Broker shall be compensated by Seller, pursuant to a separate 
agreement. Both parties shall indemnify and hold harmless the other 
party with regard to any claims for brokerage fees. 

In consideration of the foregoing, Seller agrees that during the period 
from the date of execution of this Letter of Intent to the date the Purchase 
Agreement is executed (or negotiations for the Purchase Agreement are 
otherwise terminated), Seller will refrain from making or accepting any 
other offer for the Property and will negotiate exclusively with Purchaser 
in good faith for the sale of the Property. 

It is to be strictly understood and agreed that this document has been submitted solely for the 
purpose of facilitating negotiations. It does not, however, contain all of the essential terms of a 
purchase agreement that either party would be willing to sign. Your acceptance of this 
proposal, or our acceptance of any counter proposal shall not be binding upon either party until 
such time as the purchase agreement and related documents have been fully executed and 
delivered by both parties, notwithstanding the performance by either party of any of the 
obligations which may be included in a formal purchase agreement, including the expenditure 
by either party of time and/or money during the course of any negotiations. 

Sincerely, 

redacted
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EXHIBIT 4 



Feb. 20, 24’ 

 

Duke Cooke 
Eminent Resources, Inc. 
CA DRE: 01804884 
CA CSLB: 1008591 
T: 310.709.1295 
F: 877.709.9029 

 

Re: Offer for 6 of the 12 buildings. We could buy 1 or all 6, with the break down below. All offers are 
fully non-contingent (no further DD necessary).  

Los Angeles, CA  

 
 

LETTER OF INTENT TO PURCHASE 
 
 

Dear Duke: 
 
This letter shall constitute an offer by and/or assignee to purchase from 
(“Seller”) the above referenced property located across 6 BUILDINGS. (the “Property”) under the 
following terms and conditions: 
 
 

PROPERTY:   6 BUILDINGS. 

1. PURCHASE PRICE:    

 
2. DOWN PAYMENT:   All Cash 

 
3. FINANCING:     No financing contingency 

 
4. DEPOSIT:    Upon mutual execution of the contract, Buyer shall         

     deposit earnest money of   with the escrow                       
company. The earnest money, together with all 
earnings on the escrowed funds, shall be applied to 
the purchase price due to Seller at closing.   

 

redacted

redacted
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6.   INSPECTIONS: NONE. This offer is non-contingent.  
 
  
7.  TITLE AND ESCROW HOLDER: Title and Escrow service providers shall be 

determined by Seller and will match the Buyer’s Title 
and Escrow costs and will be clarified in the Purchase 
and Sale Agreement.  

 
8.  CLOSE OF ESCROW: Escrow to close anytime the Seller likes after City and 

State approvals.    
 
9.  CLOSING COSTS: All closing costs shall be paid in accordance with the 

custom of the county in which Property is located.      
 
10. PRORATIONS: Escrow to prorate taxes or other assessments through 

the close of escrow.  Seller to pay all transfer taxes in 
connection with this sale.  

 
11. EXCLUSIVITY PERIOD:  In consideration of Buyer’s commitment to expend 

significant time, effort and expense to evaluate the 
possible acquisition of the Property, Seller hereby 
agrees it will take the Property off the market and 
Seller shall not offer the Property (or any interest 
therein) for sale, finance or lease to any other party or 
negotiate, solicit or entertain any other offers to 
purchase the Property.  

 
12. AFFORDABILITY: Our main Service Provider would be  

We want to work with the existing Service 
Provider that is in place at all buildings and keep that 
relationship. Management would be handled by 
Beachfront/Inspiration, who should be Qualified for 
all 12 buildings. 

 
 
 
 
 

  ________________________________ 
 

  Seller 

  Date: _______________ 

Offeror No. 4

Offeror No. 4



 
 
 



 

 

 

 

 

 

 

 

 

EXHIBIT 5 



Feb. 20, 24’ 

 

Duke Cooke 
Eminent Resources, Inc. 
CA DRE: 01804884 
CA CSLB: 1008591 
T: 310.709.1295 
F: 877.709.9029 

 

Re: Skid Row Housing Trust 12 Building Portfolio 

Los Angeles, CA  

 
 

LETTER OF INTENT TO PURCHASE 
 
 

Dear Duke: 
 
This letter shall constitute an offer by  and/or assignee to purchase from 
(“Seller”) the above referenced property located across ALL 12 BUILDINGS. (the “Property”) under 
the following terms and conditions: 
 
 

PROPERTY:   ALL 12 BUILDINGS. 

1. PURCHASE PRICE:    
 

2. DOWN PAYMENT:   All Cash 
 

3. FINANCING:     No financing contingency 
 

4. DEPOSIT:    Upon mutual execution of the contract, Buyer shall         
     deposit earnest money of   with the escrow                       

company. The earnest money, together with all 
earnings on the escrowed funds, shall be applied to 
the purchase price due to Seller at closing.   

 
6.   INSPECTIONS: NONE. This offer is non-contingent.  
 
  
7.  TITLE AND ESCROW HOLDER: Title and Escrow service providers shall be 

determined by Seller and will match the Buyer’s Title 
and Escrow costs and will be clarified in the Purchase 
and Sale Agreement.  

redacted
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8.  CLOSE OF ESCROW: Escrow to close anytime the Seller likes after City and 

State approvals.    
 
9.  CLOSING COSTS: All closing costs shall be paid in accordance with the 

custom of the county in which Property is located.      
 
10. PRORATIONS: Escrow to prorate taxes or other assessments through 

the close of escrow.  Seller to pay all transfer taxes in 
connection with this sale.  

 
11. EXCLUSIVITY PERIOD:  In consideration of Buyer’s commitment to expend 

significant time, effort and expense to evaluate the 
possible acquisition of the Property, Seller hereby 
agrees it will take the Property off the market and 
Seller shall not offer the Property (or any interest 
therein) for sale, finance or lease to any other party or 
negotiate, solicit or entertain any other offers to 
purchase the Property.  

 
12. AFFORDABILITY: Our main Service Provider would be  

 We want to work with the existing Service 
Provider that is in place at all buildings and keep that 
relationship. Management would be handled by 
Beachfront/Inspiration, who should be Qualified for 
all 12 buildings. 

 
 
 
 
 

  ________________________________ 
 

  Seller 

  Date: _______________ 

 

Offeror No. 4
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EXHIBIT 6 



 
 
 

February 20, 2024 
 
Duke Cooke 
Eminent Resources, Inc. 
318 Avenue I, Suite 311 
Redondo Beach, CA 90277 
 
Dear Duke, 
 
On behalf of a new special purpose limited partnership where the administrative general partner and 
limited partner will be (“Buyer”), I would like to 
present you the following terms under which we are prepared to purchase the SRHT portfolio of 12 
residential hotels: 
 
1. ASSET:  Twelve residential hotels detailed in exhibit A (attached) totaling 799 units. 

 
2. PRICE:  Dollars consisting of the following: 

 
a)  Dollar carry back forgiven at a rate of 

 Dollars per year that the 
properties (excluding Dewey) remain affordable for up to fifty-five 
(55) years.   
 

b) Dollar operating reserve used to stabilize 
and operate the properties.  Buyer to commit additional funds if 
necessary to stabilize properties up to a total of  

 
 
3. 
  
 
 
4.    
 
 
 
 
 
 
 
 
 
 
5.   
 

 
DEPOSIT: 
 
 
 
CONDITIONS PRECEDENT: 
 
 
 
 
 
 
 
 
 
 
CLOSING: 
 
 

 
 Dollar nonrefundable deposit at 

execution of a Purchase and Sale Agreement (PSA) subject to the conditions 
precedent described below.   
 

a. HACLA agrees to provide new 15-year contracts to all the assisted 
units at the maximum rates provided per unit type (currently 
estimated at 660 units). 

b. The Dewey HAP contract gets transferred to the Edward. 
c. The Dewey will be redeveloped at buyers cost as workforce housing 

(up to 120% AMI) or demolished if determined infeasible. 
d. DHS agrees to fund services for the assisted units.  Buyer will be 

allowed to select service providers for the properties which will be 
 which have both agreed 

to perform such services.  Buyer reserves the right to also use 
 

Ten business days following satisfaction of the conditions precedent to close. 

redacted

redacted

redacted

redacted

redacted

redacted
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Unless accepted in writing by Seller on or before 5PM PST, February 28, 2023, the terms agreed to in this 
LOI shall expire and be of no further effect. 
 
AGREED AND ACCEPTED   

 Seller  

 By:     
 Date:   

Exhibit A 
 
 

New Carver 1624 S. Hope 97 
Rainbow 633-43 S. San Pedro 89 
St. George 115 E. 3rd 87 
Boyd  224 Boyd 59 
Hart  508 E. 4th 39 
Sanborn 526 S. Main 46 
Edward 713 E. 5th 43 
Lincoln 549 -51 Ceres 41 
St Marks 609 -11 E. 5th  90 
Crescent Fifth 617-31 E. 5th 55 
Produce 676 S. Central Ave 110 
Dewey 721 S. Main 43 
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EXHIBIT 7 



 
 
 
     

CONFIDENTIAL 

February 23, 2024 

Letter of Intent for The Skid Row Housing Trust Portfolio 

 The following sets out the basic terms upon which  (the “Buyer”) intends to 

negotiate a mutually acceptable Purchase and Sale Agreement (“PSA”) for referenced real estate; this 

LOI is not intended to be an exhaustive or definitive statement of all the terms and conditions of this 

proposed transaction. This LOI shall not create any binding obligations for any involved party, and the 

completion of this transaction remains subject to the negotiation and execution of a PSA. To indicate 

an acceptance of this LOI, the Seller shall execute in the signature block provided below. 

  

ACQUISITION TERMS  

 Acquisition Price  

 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

Acquisition Interest 

 
 

Transfer Taxes 

 

 

Broker(s) 

 

 
 

Fee Simple 

Unencumbered, New Financing 

  

Seller shall pay for any documentary stamps, transfer taxes, 

and/or surtaxes 

 

Buyer shall be represented by  
  Seller shall pay a buyside fee of 2.5% of 

the total purchase price through escrow, at close of escrow. 

 

 

DD/CLOSING TERMS   

 Due Diligence Period 45 Calendar Days from PSA Execution  

676 s central
115 e 3rd
721 s main
713 e 5th
1624 hope
611 e. 5th
617 e. 5th
549 ceres
526 s. main
224 boyd
508 e. 4th
643 s. san pedro

redacted

redacted
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As part of Buyer’s DD process, Buyer must secure (a) service 

provider partner(s) for a NNN master lease for the entire 

portfolio.  

 

 Closing Period 30 Calendar Days after removal of all contingencies 

   

DEPOSIT TERMS 

 PSA Deposit delivered within 3 Business Days of execution of the 

PSA. The PSA Deposit is fully refundable prior to the 

expiration of all contingencies. Upon  waiving all 

contingencies, then the PSA Signing Deposit is only refundable 

in the case of inability of Seller to furnish a clean Title Report, 

the event of a Seller default, the event of Qualifying Casualty, 

and/or the event of Qualifying Condemnation.   

  
 

 

 

 
 

 

 

Seller’s acceptance of this LOI is indicated by executing the below: 

 

SELLER 

By: ______________________________ 

Name:   ___________________________ 

Title:    ____________________________ 

Date:   _________________ 

redacted
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ATTACHMENT A 

DUE DILIGENCE LIST 
 

1. Title/Survey 

a. Current Title Policies 

b. Existing Surveys 

2. Personal Property 

a. An itemized list of Personal Property to be conveyed at closing 

3. Contracts 

a. All 3rd party Service Contracts currently in effect at the site, including, but not limited to: trash 

removal, security, cable contracts, landscaping, etc. 

4. Rent Roll/Tenant Info 

a. Rent Rolls and waiting lists (if applicable) with columns, by unit type, for each: current/future 

tenants’ names, security deposits, tenant-paid/voucher-paid rental amounts, original move-in dates, 

latest lease renewal date, last rent increase date/amount for each tenant; updates may be requested 

on a weekly basis 

b. Gross total household income and household size/count for each unit at the property 

c. Access to each of the tenant leases and parking agreements currently in effect (on-site or electronic) 

d. Listing of current unpaid rent concessions and commissions (if applicable) 

5. Operating Statements/Audits 

a. Last (12) months of Operating Statements with line item breakouts detailing all income and 

expenses, as well as year-end Operating Statements for the past 2 years; updates may be requested 

on a monthly basis 

b. Last (3) years Audited Financial Statements 

c. General Ledger last 3 years 

6. Payroll 

a. A list of all Site Personnel currently employed with a salary, taxes, and benefits breakout 

7. RE Taxes 

a. Last (3) years and year-to-date Ad Valorem Real Estate Tax Bills for each parcel and 

applicable assessing/treasury authority 

8. Utilities 

a. Utility Bills for all utilities for last 3 calendar years and current year to date; current utility 

structure/responsibility; master-metered or individually metered utilities; utility 

allowances, if any 

9. Insurance 

a. Last (5) years Property and General Liability carrier Loss Runs 

b. If applicable, confirmation from current provider on general terms, amounts, duration, etc. for all 

Down Units 

Offeror No. 6
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10. CapEx 

a. Last (5) years breakout of all CapEx and any current bids 

b. If applicable, confirmation/certification of Soft Story Retrofit from applicable 

municipality/authority 

c. All available 3rd party Capital Needs/Structural/Mechanical/Roof/Environmental reports, as well as 

any Inspection Reports made by any governmental authority within the last 2 years 
 

d. Confirmation of last roof replacements by building, wiring type (aluminum/remediated 

aluminum/copper), Stab-Lok or Zinsco panels, smoke detectors (battery or hard-wired w/ 

battery backup), available electrical service/amps per building/unit/parcel 

e. Soft Story Retrofit plans, if applicable 

11. Accounting 

a. 30/60/90-Day Tenant Collections/Accounts Receivable Aging Report; updates may be 
requested monthly   

 

12. General Building 

a. Warranties and/or guaranties 

b. Maintenance requests logs (last 12 months) 

c. Site Plan 

d. Systems Manuals 

e. Permits and Licenses 
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____________________________________________________________________________________________________________ 

__________________________________________________________________________________________________________ 
 
ADMINISTRATIVE OFFICE: 6255 W SUNSET BLVD, 21 ST FLOOR LOS ANGELES, CA 90028 USA TEL 323.860.5200 FAX 323.962.8513 

AIDS HEALTHCARE 
F O U N D A T I O N 
 
 
  

 
 
March 1, 2024   
 
Duke Cooke 
Eminent Resources, Inc. 
T: 310.709.1295 
dec@emi-res.com 
 
Dear Mr. Cooke:  
 
The AIDS Healthcare Foundation, Inc. (“AHF”) is pleased to present Seller with this letter of intent (“LOI”) 
outlining the general terms and conditions upon which AHF would be willing to enter into a Purchase and Sale 
Agreement (the “PSA”) to acquire the “Properties” (as hereinafter described). 
 

Properties:  The “Properties” consists of the following addresses,  
 

• 115 E. 3rd St. - St George Hotel 
• 224 E. Boyd St. - Boyd Hotel 
• 643 S. San Pedro - Rainbow Hotel 
• 676 S. Central Ave - Produce Hotel 
• 713 E. 5th St - Edward Hotel 
• 721 S. Main St - Dewey Hotel 
• 1624 S. Hope St - New Carver Apartments 
• 549-551 Ceres Ave. – Lincoln Hotel  
• 526 S. Main St. – Sanborn Hotel  
• 617 E. 5th St. – Crescent Hotel  
• 508 E. 4th St. – Hart Hotel  
• 611 E. 5th St. – St. Marks Hotel  

 
1. 

 
2. 

3. 

4. 

 

redacted



 
____________________________________________________________________________________________________________ 

__________________________________________________________________________________________________________ 
 
ADMINISTRATIVE OFFICE: 6255 W SUNSET BLVD, 21 ST FLOOR LOS ANGELES, CA 90028 USA TEL 323.860.5200 FAX 323.962.8513 

AIDS HEALTHCARE 
F O U N D A T I O N 
 
 
  

 
5. 

 
6. 

7. 

 
8. 

 
9. 

 
10

11

 
12. Confidentiality:  Purchaser and Seller agree that all negotiations and terms of this LOI and the PSA will 

remain confidential and that no press or other publicity release or communication to the general public 
concerning the terms of the PSA contemplated herein will be issued without the other party’s prior 
approval. Purchaser shall not disclose the results of its due diligence inspection of the Property, other than 
to its employees, agents, contractors, investors, lenders and consultants, unless required by law. 
 

13.

redacted

redacted

redacted



 
____________________________________________________________________________________________________________ 

__________________________________________________________________________________________________________ 
 
ADMINISTRATIVE OFFICE: 6255 W SUNSET BLVD, 21 ST FLOOR LOS ANGELES, CA 90028 USA TEL 323.860.5200 FAX 323.962.8513 

AIDS HEALTHCARE 
F O U N D A T I O N 
 
 
  

14.

15.

16.

BUYER 
AIDS Healthcare Foundation, Inc. 

  
 
_______________________________,  
Mark Dyer  
VP of Corporate Real Estate & Housing  
 
 
SELLER 
 
By:       
Name: ________________________ 
Title: ________________________                                                   
Date:      
 
 
 
 
 
 
 
 
 
 
 
 

redacted

redacted
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__________________________________________________________________________________________________________ 
 
ADMINISTRATIVE OFFICE: 6255 W SUNSET BLVD, 21 ST FLOOR LOS ANGELES, CA 90028 USA TEL 323.860.5200 FAX 323.962.8513 

AIDS HEALTHCARE 
F O U N D A T I O N 
 
 
  

EXHIBIT A 
 

LIST OF DOCUMENTS TO BE PROVIDED BY SELLER 
 

1. To be delivered within 3 business days of execution of this Letter of Intent: 
 

a. All existing environmental report(s) and/or documentation. 

b. Existing land survey in PDF and CAD (if any).  

c. Architectural, Structural, MPE, and any and all relating plans of the property in PDF and CAD file 
(if any).   

d. Existing ALTA title commitment together with legible copies of all documents which will 
remain of record (if any). 

 
e. All CUP’s and TCO’s and C of O’s (collectively “Occupancy and Use Permits”)  

 
f. Rent Rolls  

 
g. Profit and Loss statement for 2021, 2022, 2023, and YTD 

h. Any existing service contracts 

i. Any management agreements  

j. Tax bills and other documents having an economic impact on the property. 

k. Utility Bills. 

l. Any and all violations affiliated to any of the properties.   
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1

From: Duke Cooke <dec@emi-res.com>
Sent: Monday, April 8, 2024 11:54 AM
To: 'Richard Yaria - Orange Coast Title Company'; 'Steve Fernando - Orange Coast Title 

Company'; 'lisaf@octitle.com'; 'Martha Quirino - Orange Coast Title Company'
Cc: 'OCTLSG Sales'; Rick Marquis; Jackson Wyche
Subject: RE: 248 SRHT - opening escrow

Hi Martha, 
 
I received your below email. Thanks for confirming. Thanks.   
 

 
 
Thank you, 
 
Duke Cooke, LEED™ AP BD+C 
Eminent Resources, Inc. 
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CA DRE: 01804884 
CA CSLB: 1008591 
T: 310.709.1295 
F: 877.709.9029 
WWW.EMI-RES.COM  
 
CONFIDENTIALITY: This communication, including attachments, is for the exclusive use of the 
addressee(s) and may contain proprietary, confidential or privileged information. If you are not the 
intended recipient, any use, copying, disclosure, or distribution or the taking of any action in reliance 
upon this information is strictly prohibited. If you are not the intended recipient, please notify the 
sender immediately and delete this communication and destroy all copies. 
 
 ... __o 
.. -\ <, 
..(_)/(_) 
 
From: Duke Cooke  
Sent: Monday, April 8, 2024 11:29 AM 
To: 'Richard Yaria ‐ Orange Coast Title Company' <richardy@octitle.com>; 'Steve Fernando ‐ Orange Coast Title 
Company' <stevef@octitle.com>; 'lisaf@octitle.com' <lisaf@octitle.com>; 'Martha Quirino ‐ Orange Coast Title 
Company' <MarthaQ@octitle.com> 
Cc: 'OCTLSG Sales' <OCTLSGSales@octitle.com>; Rick Marquis <Rick@receivershipspecialists.com>; 'Jackson Wyche' 
<Jackson@receivershipspecialists.com> 
Subject: RE: 248 SRHT ‐ opening escrow 
Importance: High 
 
Hi Richard/Martha/Lisa,  
 
Has the Buyer’s deposit been received on your end? Please confirm when you can. Thanks.  
 



3

 
Thank you, 
 
Duke Cooke, LEED™ AP BD+C 
Eminent Resources, Inc. 
CA DRE: 01804884 
CA CSLB: 1008591 
T: 310.709.1295 
F: 877.709.9029 
WWW.EMI-RES.COM  
 
CONFIDENTIALITY: This communication, including attachments, is for the exclusive use of the 
addressee(s) and may contain proprietary, confidential or privileged information. If you are not the 
intended recipient, any use, copying, disclosure, or distribution or the taking of any action in reliance 
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upon this information is strictly prohibited. If you are not the intended recipient, please notify the 
sender immediately and delete this communication and destroy all copies. 
 
 ... __o 
.. -\ <, 
..(_)/(_) 
 
From: Duke Cooke  
Sent: Friday, April 5, 2024 11:18 AM 
To: 'Richard Yaria ‐ Orange Coast Title Company' <richardy@octitle.com>; 'Jackson Wyche' 
<Jackson@receivershipspecialists.com>; 'Steve Fernando ‐ Orange Coast Title Company' <stevef@octitle.com> 
Cc: 'OCTLSG Sales' <OCTLSGSales@octitle.com>; 'Martha Quirino ‐ Orange Coast Title Company' 
<MarthaQ@octitle.com> 
Subject: RE: 248 SRHT ‐ opening escrow 
 
Hi Richard, 
 
Following up on the below. Have you received the buyer’s wire/deposit? Thanks.  
 
Thank you, 
 
Duke Cooke, LEED™ AP BD+C 
Eminent Resources, Inc. 
CA DRE: 01804884 
CA CSLB: 1008591 
T: 310.709.1295 
F: 877.709.9029 
WWW.EMI-RES.COM  
 
CONFIDENTIALITY: This communication, including attachments, is for the exclusive use of the 
addressee(s) and may contain proprietary, confidential or privileged information. If you are not the 
intended recipient, any use, copying, disclosure, or distribution or the taking of any action in reliance 
upon this information is strictly prohibited. If you are not the intended recipient, please notify the 
sender immediately and delete this communication and destroy all copies. 
 
 ... __o 
.. -\ <, 
..(_)/(_) 
 
From: Duke Cooke  
Sent: Thursday, April 4, 2024 10:48 AM 
To: 'Richard Yaria ‐ Orange Coast Title Company' <richardy@octitle.com>; 'Jackson Wyche' 
<Jackson@receivershipspecialists.com>; Steve Fernando ‐ Orange Coast Title Company <stevef@octitle.com> 
Cc: OCTLSG Sales <OCTLSGSales@octitle.com>; Martha Quirino ‐ Orange Coast Title Company <MarthaQ@octitle.com> 
Subject: RE: 248 SRHT ‐ opening escrow 
 
Thanks Richard.  
 
Thank you, 
 
Duke Cooke, LEED™ AP BD+C 
Eminent Resources, Inc. 
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CA DRE: 01804884 
CA CSLB: 1008591 
T: 310.709.1295 
F: 877.709.9029 
WWW.EMI-RES.COM  
 
CONFIDENTIALITY: This communication, including attachments, is for the exclusive use of the 
addressee(s) and may contain proprietary, confidential or privileged information. If you are not the 
intended recipient, any use, copying, disclosure, or distribution or the taking of any action in reliance 
upon this information is strictly prohibited. If you are not the intended recipient, please notify the 
sender immediately and delete this communication and destroy all copies. 
 
 ... __o 
.. -\ <, 
..(_)/(_) 
 
From: Richard Yaria ‐ Orange Coast Title Company <richardy@octitle.com>  
Sent: Thursday, April 4, 2024 10:36 AM 
To: Duke Cooke <dec@emi‐res.com>; 'Jackson Wyche' <Jackson@receivershipspecialists.com>; Steve Fernando ‐ Orange 
Coast Title Company <stevef@octitle.com> 
Cc: OCTLSG Sales <OCTLSGSales@octitle.com>; Martha Quirino ‐ Orange Coast Title Company <MarthaQ@octitle.com> 
Subject: RE: 248 SRHT ‐ opening escrow 
 
Hello Duke, 
 
Heard from buyer side on deposit and they need us to complete their wire request auth form and provide our W9; we 
are requested these be completed by accoun ng dept and will have them back to buyer today 
 
 
 
 

 
***Please note we are moving and our new address as of 11/11 will be 1551 N. Tustin Avenue, #840 Santa 
Ana, CA 92705*** 
 

Richard Yaria 
Escrow Officer 
Orange Coast Title Company 
1551 N. Tustin Ave, Suite 840 | Santa Ana, CA 92705 
Phone: 714-822-3211 • Fax: 714-864-3172 
Email: octlsgsales@octitle.com 

 
**Be aware!  Online banking fraud is on the rise.  If you receive an email containing WIRE TRANSFER 
INSTRUCTIONS please “call”  escrow immediately to verify the information prior to sending funds.** 

 
Confidentiality Notice: The information contained in this electronic e-mail and any accompanying attachment(s) is intended only for the use of the 
intended recipient and is non-public in nature and may be confidential and/or privileged. If any reader of this communication is not the intended 
recipient, unauthorized use, disclosure, dissemination or copying is strictly prohibited, and may be unlawful. If you have received this 
communication in error, please immediately notify the sender by return e-mail, and delete the original message and all copies from your system and 
promptly destroy any copies made of this electronic message. Thank you. 
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From: Duke Cooke <dec@emi‐res.com>  
Sent: Wednesday, April 03, 2024 2:19 PM 
To: 'Jackson Wyche' <Jackson@receivershipspecialists.com>; Richard Yaria ‐ Orange Coast Title Company 
<richardy@octitle.com>; Steve Fernando ‐ Orange Coast Title Company <stevef@octitle.com> 
Cc: OCTLSG Sales <OCTLSGSales@octitle.com>; Martha Quirino ‐ Orange Coast Title Company <MarthaQ@octitle.com> 
Subject: RE: 248 SRHT ‐ opening escrow 
 
Hi Richard/Steve, 
 
Can you please also confirm when the Buyer’s deposit has been wired/received? Thanks.  
 
Thank you, 
 
Duke Cooke, LEED™ AP BD+C 
Eminent Resources, Inc. 
CA DRE: 01804884 
CA CSLB: 1008591 
T: 310.709.1295 
F: 877.709.9029 
WWW.EMI-RES.COM  
 
CONFIDENTIALITY: This communication, including attachments, is for the exclusive use of the 
addressee(s) and may contain proprietary, confidential or privileged information. If you are not the 
intended recipient, any use, copying, disclosure, or distribution or the taking of any action in reliance 
upon this information is strictly prohibited. If you are not the intended recipient, please notify the 
sender immediately and delete this communication and destroy all copies. 
 
 ... __o 
.. -\ <, 
..(_)/(_) 
 
From: Duke Cooke  
Sent: Wednesday, April 3, 2024 11:54 AM 
To: 'Jackson Wyche' <Jackson@receivershipspecialists.com>; Richard Yaria ‐ Orange Coast Title Company 
<richardy@octitle.com>; Steve Fernando ‐ Orange Coast Title Company <stevef@octitle.com> 
Cc: OCTLSG Sales <OCTLSGSales@octitle.com>; Martha Quirino ‐ Orange Coast Title Company <MarthaQ@octitle.com> 
Subject: RE: 248 SRHT ‐ opening escrow 
 
Thanks Jackson. 
 
Hi Steve/Richard, 
 
I’ve also included the Buyer’s contact information below. They are ready to wire the deposit shortly. 
Please let me/us know if you need anything. Thanks.  
 
AIDS Healthcare Foundation (Buyer)  
 
Mark Dyer  
mark.dyer@ahf.org 
323-422-6562 
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Rafi Orfahli 
rafi.orfahli@ahf.org 
323-860-5296 
 
Thank you, 
 
Duke Cooke, LEED™ AP BD+C 
Eminent Resources, Inc. 
CA DRE: 01804884 
CA CSLB: 1008591 
T: 310.709.1295 
F: 877.709.9029 
WWW.EMI-RES.COM  
 
CONFIDENTIALITY: This communication, including attachments, is for the exclusive use of the 
addressee(s) and may contain proprietary, confidential or privileged information. If you are not the 
intended recipient, any use, copying, disclosure, or distribution or the taking of any action in reliance 
upon this information is strictly prohibited. If you are not the intended recipient, please notify the 
sender immediately and delete this communication and destroy all copies. 
 
 ... __o 
.. -\ <, 
..(_)/(_) 
 
From: Jackson Wyche <Jackson@receivershipspecialists.com>  
Sent: Wednesday, April 3, 2024 11:51 AM 
To: Richard Yaria ‐ Orange Coast Title Company <richardy@octitle.com>; Steve Fernando ‐ Orange Coast Title Company 
<stevef@octitle.com> 
Cc: Duke Cooke <dec@emi‐res.com>; OCTLSG Sales <OCTLSGSales@octitle.com>; Martha Quirino ‐ Orange Coast Title 
Company <MarthaQ@octitle.com> 
Subject: RE: 248 SRHT ‐ opening escrow 
 
Here's the executed PSA. I leave the rest to you and Duke.  
 
Thanks, 

Jackson Wyche  for 
Receivership Specialists 
__________________________________ 
Direct                          (424) 276-2504 
Southern California     (310) 552-9064 
Northern California     (415) 848-2984 
Arizona                       (602) 343-1889 
Nevada                        (702) 562-4230 
www.ReceivershipSpecialists.com 

The information contained in this e-mail message may be privileged, confidential, and protected from disclosure.  If you are not the 
intended recipient, any dissemination, distribution, or copying is strictly prohibited.  If you think that you have received this e-mail 
message in error, please e-mail the sender 
 

From: Richard Yaria ‐ Orange Coast Title Company <richardy@octitle.com>  
Sent: Wednesday, April 3, 2024 11:50 AM 
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To: Jackson Wyche <Jackson@receivershipspecialists.com>; Steve Fernando ‐ Orange Coast Title Company 
<stevef@octitle.com> 
Cc: Duke Cooke <dec@emi‐res.com>; OCTLSG Sales <OCTLSGSales@octitle.com>; Martha Quirino ‐ Orange Coast Title 
Company <MarthaQ@octitle.com> 
Subject: RE: 248 SRHT ‐ opening escrow 
 
Very awesome  
 
 
Hello Duke and good to meet you 
 
Once available, can you send over the execute purchase contract(s) and we’ll open the Escrow(s) accordingly   
 
If anything is needed from us, just let me know 
 

 
***Please note we are moving and our new address as of 11/11 will be 1551 N. Tustin Avenue, #840 Santa 
Ana, CA 92705*** 
 

Richard Yaria 
Escrow Officer 
Orange Coast Title Company 
1551 N. Tustin Ave, Suite 840 | Santa Ana, CA 92705 
Phone: 714-822-3211 • Fax: 714-864-3172 
Email: octlsgsales@octitle.com 

 
**Be aware!  Online banking fraud is on the rise.  If you receive an email containing WIRE TRANSFER 
INSTRUCTIONS please “call”  escrow immediately to verify the information prior to sending funds.** 

 
Confidentiality Notice: The information contained in this electronic e-mail and any accompanying attachment(s) is intended only for the use of the 
intended recipient and is non-public in nature and may be confidential and/or privileged. If any reader of this communication is not the intended 
recipient, unauthorized use, disclosure, dissemination or copying is strictly prohibited, and may be unlawful. If you have received this 
communication in error, please immediately notify the sender by return e-mail, and delete the original message and all copies from your system and 
promptly destroy any copies made of this electronic message. Thank you. 
 
 
 

From: Jackson Wyche <Jackson@receivershipspecialists.com>  
Sent: Wednesday, April 03, 2024 11:46 AM 
To: Steve Fernando ‐ Orange Coast Title Company <stevef@octitle.com>; Richard Yaria ‐ Orange Coast Title Company 
<richardy@octitle.com> 
Cc: Duke Cooke <dec@emi‐res.com> 
Subject: 248 SRHT ‐ opening escrow 
 
Steve and Richard, 
 
Copied on this email is broker Duke Cooke, who represents Kevin in the Skid Row Housing Trust portfolio sale. We are 
ready to open escrow for a sale of six of those properties and so I am connecting you with Duke to facilitate the escrow 
opening. 
 
Thank you, 
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Jackson Wyche  for 
Receivership Specialists 
__________________________________ 
Direct                          (424) 276-2504 
Southern California     (310) 552-9064 
Northern California     (415) 848-2984 
Arizona                       (602) 343-1889 
Nevada                        (702) 562-4230 
www.ReceivershipSpecialists.com 

The information contained in this e-mail message may be privileged, confidential, and protected from disclosure.  If you are not the 
intended recipient, any dissemination, distribution, or copying is strictly prohibited.  If you think that you have received this e-mail 
message in error, please e-mail the sender 
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