REAL ESTATE TRANSACTIONS IN VIRGINIA

FORM la
ll

EXHIBIT A
|

STANDARD PROVISIONS

A.
EARNEST MONEY: In the event this Contract is terminated as provided herein, or in the event of a breach of this Contract by Seller, the earnest money shall be returned to Purchaser, but such return shall not affect any other remedies available to Purchaser for Seller's breach. In the event Purchaser breaches this Contract, the earnest money shall be paid to Seller, but such payment shall not preclude any other remedies available to Seller for such breach.


The deposit shall be held in conformity with the regulations of the Virginia Real Estate Commission and other applicable law. If this Contract is not consummated and a dispute exists between Seller and Purchaser, the deposit will be held in escrow by the Listing Broker until the Seller and Purchaser have agreed to the disposition thereof, or a court of competent jurisdiction orders disbursement.

B. 
EXPENSES A7ND PRORATIONS: Seller agrees to pay the expense of preparing the deed, certificates for non-foreign status and Form 1099-S and the recordation tax applicable to grantors. Except as otherwise agreed herein, all other expenses incurred by Purchaser in connection with this purchase, including, without limitation, title examination, insurance premiums, survey costs, recording costs, loan document preparation costs and fees of Purchaser's attorney, shall be borne by Purchaser. All taxes, assessments, interest, rent and mortgage insurance, if any, shall be prorated as of Settlement. In addition to the Purchaser Price, Purchaser shall pay Seller (i) for ail fuel oil remaining on the Property (if any) at the prevailing market price as of Settlement and (ii) any escr0w deposits made by Seller which are credited to Purchaser by the holder thereof.

C. 
TITLE: At Settlement, Seller shall convey to Purchaser good and marketable fee simple title to the Property by deed of general warranty containing English Covenants of title, free of all liens, defects and encumbrances, except as otherwise indicated herein, and subject only to such restrictions and easements as shall then be of record which do not affect the use of the Property for residential purposes or render the title unmarketable. If a defect is found which can be remedied by legal action within a reasonable time, Seller shall, at Seller's expense, promptly take such action as is necessary to cure the defect. If Seller, acting in good faith, is unable to have such defect corrected within 60 days after notice of such defect is given to Seller, then this Contract may be terminated by either Seller or Purchaser. Purchaser may extend the date for Settlement to the extent necessary for Seller to comply with this Paragraph.

In the event the Property is taxed under land use assessment and this sale results in disqualification from land use eligibility, Seller shall pay any rollback taxes assessed. If the Property continues to be eligible for land use assessment, Purchaser agrees to make application, at Purchaser's expense, for continuation under land use, and to pay any rollback taxes resulting from failure to file or to qualify.

D.
RISK OF LOSS: All risk of loss or damage to the Property by fire, windstorm, casualty or other cause, or taking by eminent domain, is assumed by Seller until Settlement. In the event of substantial loss or damage to the Property before Settlement, Purchaser shall have the option of either (i) terminating this Contract, or (ii) affirming this Contract, in which event Seller shall assign to Purchaser all of Seller's
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rights under any applicable policy or policies of insurance and any condemnation awards and pay over to Purchaser any sums received as a result of such loss or damage.

E.
EQUIPMENT CONDITION AND INSPECTION: Purchaser agrees to accept the Property at Settlement in its present physical condition, except as otherwise provided herein. Seller warrants that any appliances listed in Paragraph 2, the heating and cooling equipment, plumbing systems (including well and septic systems), electric systems and roof will be in working order at Settlement or at Purchaser's occupancy, whichever occurs first. Purchaser may have these elements inspected, at Purchaser's expense, provided such inspections are completed within 30 days after Seller signs this Contract. If defects are found by such inspections, Seller shall, at Seller's expense, promptly repair the defects. Seller agrees to deliver the Property in broom-clean condition and to exercise reasonable and ordinary care in the maintenance and upkeep of the Property between the date this Contract is executed by Seller at Settlement or at Purchaser's occupancy, whichever comes first. Purchaser and his representatives shall have the right to make a further inspection immediately before Settlement or occupancy. Purchaser shall also have the right within such 30 days to inspect, at Purchaser's expense, for radon, asbestos and urea-formaldehyde and, if discovered, Seller shall timely cure such defect.

F.
WELL AND SEPTIC: If the Property is on well and or septic systems, Seller agrees to furnish Purchaser with a certificate form the appropriate governmental authority, or mutually acceptable private company, indicating that the well water is potable and that there is no evidence of malfunction of the septic system. If either system is found defective, Seller shall take immediate steps to repair all defects at Seller's expense.

G. WOOD INFESTATION INSPECTION AND REPORT: Seller shall deliver to Purchaser a report form a qualified licensed exterminator, dated not earlier than 30 days before Settlement, that the principal dwelling on the Property is free of infestation and structural damage from termites and other wood destroying insects. If such insects are found, Seiler shall, at Seller's expense, have the dwelling treated and damage repaired and shall furnish a one-year bond on such treatment work.

H. SELLER'S AND PURCHASER'S OPTION: In the event that the total cost of fulfilling Seller's obligations in Paragraphs C, E, F and G above exceeds $750.00, Seller shall have the option to (a) pay the total costs or (b) pay 5750.00 to Purchaser and refuse to pay any excess over the amount. If Seiler elects (b), Purchaser shall have the option to (x) accept the Property in its present condition in which case Seller shall pay $750.00 to Purchaser at Settlement, or (y) terminate the Contract.

I. AFFIDAVITS AND CERTIFICATES: Seller shall deliver to Purchaser an affidavit to the effect that no labor or materials have been furnished to the Property within the statutory period for the filing of mechanics' or materialmen's liens against the Property or, if labor or materials have been furnished, that the costs thereof have been paid. Seller shall also deliver to Purchaser the certificates required by Sections 1445 (FIRPTA) 6045 (Form 1099-S) of the Internal Revenue Code, and Form R-5 or R-SE, whichever the case may be.

J. VA/FHA LOAN: If VA or FHA financing is selected in Paragraph 6(a), notwithstanding any other provision of this Contract, Purchaser shall not incur any penalty by forfeiture of deposit or any other penalty, or be further obligated under this Contract unless there has been delivered to Purchaser a certificate issued by VA or FHA (whichever is applicable), sending forth the appraised value of the Property (exclusive of closing costs if FHA) of not less than the Purchase Price of $_______. Purchaser may proceed with this contract without regard to the appraised value, and Seller may alter this Contract to 
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reduce the Purchase Price to the appraised value, providing one or the other option is exercised in writing within 72 hours of receipt of the certificate of value. No appeal of the appraised value may be made without written mutual consent of Purchaser and Seller. Seller shall not be required to make any repairs required by VA or FHA unless provided for in Paragraph 7. Seller, in addition to paying the loan discount points provided for in Paragraph 6(a), agrees to pay all other fees required by VA or FHA to be paid by the Seller provided the total amount of such fees does not exceed $100.00. IF HUD/FHA FINANCING APPLES, THE APPRAISED VALUATION IS ARRIVED AT TO DETERMINE THE MAXIMUM MORTGAGE WHICH HUD/FHA WILL INSURE. HUD FHA DOES NOT WARRANT THE VALUE OR THE CONDITIONS OF THE PROPERTY. THE PURCHASER SHOULD SATISFY HIMSELF/IERSELF THAT THE PRICE AND CONDITION OF THE PROPERTY ARE ACCEPTAELE.

K. CONDOMIIUM RESALE. If this is a condominium resale, this Contract is subject to the Virginia Condominium Act (Section 55-79.39, et seq., Code of Virginia) which requires Seller to furnish certain financial and other disclosures to Purchaser before entering into a binding contract of sale. If the required disclosures are not yet available, Seller agrees to request same promptly from all unit owners associations and deliver them to Purchaser who agrees to acknowledge receipt upon delivery. If Seller fails to furnish Purchaser such disclosures within fifteen (15) days after the date of execution of this Contract by Seller or the disclosures are found to be unacceptable by the Purchaser upon receipt, Purchaser may terminate this Contract by notice thereof to Seller at the address set forth herein provided Purchaser does so within 72 hours after receipt or such 15-day period if not received.

L. ASSIGNABILITY: This Contract may not be assigned by either Seller or Purchaser without the written consent of the other.

M. MISCELLANEOUS: The parties to this Contract agree that it shall be binding upon them, and their respective personal representatives, successors and assigns; that its provisions shall be merged into the deed delivered at Settlement and shall not survive Settlement; that unless amended in writing, this Residential Contract of Purchase contains the final agreement between the parties hereto, and that they shall not be bound by any terms, conditions, oral statements, warranties or representations not herein contained; and that it shall be construed under the laws of the Commonwealth of Virginia.
