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Online Auction Bidders Agreement

Buyer agrees to immediately enter into the Real Estate Auction Purchase Contract approved 
by Seller, if declared the high bidder (winning bidder) by the auctioneer during the following 
auction: 

AUCTION FOR  – Heart Holdings LLC

AUCTION LOCATION –  Online at www.BlueRidgeLandandAuction.HiBid.com

AUCTION DATE – Thursday, September 15th, 2022, at 4 PM

*** Bids at 4 PM extend auction 2 minutes, and each bid during extension(s) restart 2-minute
extension

See Paragraph 16 that addresses the “SOFT CLOSE”.

AUCTIONEER – Matt Gallimore (Broker/Auctioneer) of Blue Ridge Land & Auction Company 
located at 102 South Locust Street, Floyd VA 24091 (540-745-2005) has contracted with “Seller” 
to offer to sell at public auction certain real property.

OFFERING  –  

Legally described as: 
1. Tax ID #025-117B; Consisting of +/- 7.02; Deed 19-0001364: Plat 14-1643
2. Tax ID #025-116A; consisting of +/- 25.7 acres; Deed 19-0001363; Plat

14-1643
More Commonly Known As: – TBD Pugh Rd NW., Riner, VA 24149

o Online Bidding Open NOW

o Online Bidding Closes on Thursday, September 15th, 2022, at 4:00 PM (EST)

Bidder agrees that they have read and fully understand the Online Auction Bidders Agreement 
and the Terms and Conditions of this auction. 

It is solely bidders’ responsibility to contact the auction company at (540) 745-2005 with any questions 
regarding the auction, purchase agreement, or terms & conditions, prior to placing any bids in said 
auction.  
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Online Auction Terms & Conditions 

1) Seller Confirmation Auction: The property is being offered in an Online Only Auction, 
with all bids being subject to the Seller’s approval. 

2) Bidding Registration: Online bidder hereby agrees that they must be properly registered 
for the online auction. If you need assistance with registration, contact Heather 
Gallimore at (540) 745-2005 or by email at brlanda@swva.net. Seller(s) may at their 
sole discretion request additional registration requirements from any bidder unknown 
to them or the auction company. 

3) Bidding Opens/Closes: The Online Only Auction bidding shall be opened and begin 
closing on the dates and times stated above, subject to the soft close feature as outlined 
below in (#16).    

4) Property Preview Dates: It is highly recommended that all bidders personally inspect the 
property prior to placing any bids in the auction. Property inspections are the sole 
responsibility of the bidders. The property may also be inspected by scheduling an 
appointment with the Auction Company at (540) 745-2005 or Auctioneer Matt Gallimore 
at (540) 239-2585.  

5) Cash Offer/No Financing Contingency: By participating in this auction, bidders hereby 
agree that their bid shall NOT be subject to the bidder’s ability to obtain financing.  By 
placing a bid in this auction, bidders are making a “cash offer” to purchase the property. 
Financing is NOT a contingency in the purchase agreement. However, if a bidder decides 
to purchase property with a loan, they should make sure they are approved for a loan 
and that lender is capable of completing on or before closing date.  

6) Buyer’s Premium: A Ten Percent (10%) Buyer’s Premium shall be added to the final bid 
price place online, which will determine the Total Contract Sales Price. Bidders hereby 
understand that the Buyer’s Premium shall be added to the winning bid to create the 
Total Contract Sales Price for which they are obligated to pay for the property. Example: 
(winning online bid $100,000 + 10% buyer’s premium = total purchase price of $110,000).  

7) Purchase Contract: Winning bidder hereby agrees to enter into the Real Estate Auction 
Purchase Contract which has been approved by the Seller, immediately upon being declared 
the Successful Bidder by the Auctioneer. Upon the close of the auction the winning bidder 
will be forwarded via email an Auction Real Estate Sales Contract to purchase the property. 
A signed copy of the Auction Real Estate Sales Contract must be received by United Country 
| Blue Ridge Land and Auction no later than 24 hours from the time said Purchase Contract 
was sent to the winning bidder. The Auction Real Estate Sales Contract may be e-signed, 
hand delivered, faxed, or scanned and emailed.  A sample purchase contract is available for 
review online prior to placing any bids in the auction. 
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8) Earnest Money Deposit: A $5,000 PER OFFERING non-refundable deposit will be wire 
transferred or hand delivered in the form of certified funds to United Country | Blue Ridge 
Land and Auction no later than 48 hours following the close of auction. See closing agents 
contact information below. The balance of the purchase price will be due in full at closing.  

9) Closing: Closing shall be on or before Monday, October 31st, 2022. Buyers will be afforded 
the opportunity to close via email, mail, and wire transfer of certified funds. 

10) Easements: The sale of the property is subject to any and all easements of record. 

11) Survey: No survey is required to transfer title to the property and the Seller shall not provide 
any additional survey.  If the Buyer desires a survey, it shall be at the Buyer’s sole expense 
and shall not be a contingency or requirement in the purchase contract.   

12) Possession: Possession of the property will be given upon payment in full of the purchase 
price and transfer of title, at closing.  

13) Deed: Seller shall execute a general warranty deed conveying the property to the 
buyer(s). 

14) Taxes: Seller shall pay any previous year’s taxes (if due), and the current year’s real estate 
taxes shall be prorated to the date of closing. 

15) Online Auction Technology (Disclaimer): Under no circumstances shall Bidder have any 
kind of claim against United Country – Blue Ridge Land and Auction, Broker of record, or 
anyone else, if the Internet service fails to work correctly before or during the auction. 
Online bidding is subject to technology faults and issues which are outside the control of 
the auction company. Bidder(s) are encouraged to use the “Maximum Bid” feature on the 
bidding platform and lock in their maximum bid amount if they are concerned about 
technology failure during the auction. The SELLER and/or Auction Company reserves the 
right to (pause) the online auction bidding in the event of any internal or external 
technology failure, to preserve the integrity of the auction event and maintain a fair and 
impartial bidding environment. 

16) Soft Close: If a bid is received within the last 3 minutes of the auction, the auction close 
time will automatically extend 2 minutes to allow other bidders an opportunity to 
competitively bid prior to the auction closing. This feature eliminates "snipers" and 
encourages fair and impartial bidding from all participants. 

17) Disclaimer: All information provided is believed to be accurate; however, no liability for its 
accuracy, errors or omissions is assumed. All lines drawn on maps, photographs, etc. are 
approximate. Buyers should verify the information to their satisfaction. Information is 
subject to change without notice.  There are no warranties either expressed or implied 
pertaining to this property. Real estate is being sold "As-Is, Where-Is" with NO warranties 
expressed or implied. Please make all inspections and have financing arranged prior to the 
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end of bidding. The Auctioneer reserves the right to bid on behalf of the Seller up to, but 
not beyond the Seller’s reserve price (if applicable). The property is available for and 
subject to sale prior to auction. By participating in this auction, Buyers hereby acknowledge 
that any bid(s) placed by them is a binding agreement to purchase the property, subject to 
the bid being approved by Seller (if applicable). 
 

18) Buyer’s Broker Fee: A Buyer’s Broker Fee of (2%) is offered to VA State Licensed Real Estate 
Brokers under the following conditions: Buyer's agent must contact the Auction company, 
submit a Broker Participation Form signed by the buyer, and register buyer 48 hours prior 
to auction date. If these steps have not been completed, no broker participation fee will be 
paid. 

 
19) Pre-Auction Sales: As an agent for the Seller, the Auctioneer must present any and all 

bona fide written offers to the Seller, which may be created outside of the online bidding 
platform. Therefore, all properties are subject to pre-auction sales. Pre-auction offers 
must meet all of the auction terms and conditions and must be submitted to the 
Auctioneer on the Auction Real Estate Sales Contract, along with the required earnest 
deposit. Properly submitted offers will be presented to the Seller in a timely 
manner.  Seller may accept or reject such offer at their sole and absolute discretion.  
When a pre-auction offer is submitted, all properly registered online bidders will be 
notified that “an offer” has been submitted and on which specific property, however the 
amount of the offer shall remain confidential. All pre-auction offers must allow a 
minimum of 24 hours for seller’s acceptance.  A Broker Fee of (2%) is offered to a 
cooperating VA State Licensed Real Estate Broker on any pre-auction offers that are 
properly completed and submitted on the appropriate forms provided by the auction 
company. 
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Matt Gallimore – United Country Blue Ridge Land and Auction 
Owner, Real Estate Broker, Auctioneer, MBA 
102 South Locust Street; PO Box 234 
Floyd, VA 24091 
540-239-2585 
Gallimore.matt@gmail.com 
 
Individual State License #’s 
Virginia Auctioneer License #    2907004059 
Virginia Real Estate Broker License #   0225062681 
North Carolina Auctioneer License #   10250 
North Carolina Real Estate Broker License #  311692 
Tennessee Auctioneer License #    7095 
Tennessee Real Estate Broker License #   350819 
South Carolina Auctioneer License #   4757 
 
 
Firm State License #’s 
Virginia Auction Firm License #    2906000294 
Virginia Real Estate Firm License #               0226000240 
North Carolina Auction Firm License #   10299 
North Carolina Real Estate Firm License #                        C35716 
Tennessee Real Estate Firm License #                    263941 
South Carolina Auction Firm License #   4208 
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Survey 
Offering #1

+/- 7.02 acres



v v Survey 
Offering #

+/- .  acres 





Neighborhood
TBD Pugh Rd.,

Riner, VA 24149



Location
TBD Pugh Rd.,

Riner, VA 24149
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COMMOAIWEALTH OF WRGINA
WRGINIA DEPARTMENT OF HEALTH

Floyd County Heal& Department
123 Parkview Road NE
Floyd Virginia 24091

(540) 74s-2142
May 31,2019

Theresa Gallagher and Richard Obiso
4071 Childress Road
Christiansburg, V A 2407 3

Subject Water Well Construction Permit 19-131-4045
Subdivision: Section: Lot:

Tax Map ID F 25-1178

Dear Theresa Gallagher and Richard Obiso:

Please find enclosed a copy of your construction permit and other pertinent data in reference to
your application for a water supply construction permit, I.D. No. 19-1314045. At this time you
may begin construction of the well, which must comply with all requirements on the enclosed
permit. If you feel any changes are necessary, please contact me prior to construction at the at
(540)745-2142 between 8:00 a.m. and 9:00 am.

It is very important that you have your well driller submit to us a GW2, Well Driller's
Completion Report in its entirety atl23 Parkview Road NE Floyd Virginia 24091. Once your
well has been drilled, you will need to submit the following before a final record of inspection
can be issued: a weII completion report.

Please make sure that your ftrme and permit number 19-1314045 are included on all
correspondence submitted to this office in reference to this perrrit. The enclosed permit should
be teated like an important document and should be kept with the deed to the property. This
permit is not transferrable.

This authori zationto construct a private well expires: Novemb er 2912023.

Sincerely,

}-., tu
Doug Brown
Environmental Health Specialis! Sr.



Floyd Gounty Health Department
123 Parkview Road NE
Floyd, Virginia 24091
(il0)745-2142Voice
(il0)74M929 Fax

Page _ of _

May 31, 2019

Theresa Gallagher and Richard

4071 Childress Road
Christiansburg, VA 24073

futcr#ng You aN YaurEwtwrnwrtt

Private Well Construction Permit

Tax Map/ GPIN #: F 25-1178
HDID #: 19-1314045

PropefiyAddress: Pugh Road Riner, VA
24149

Directions:
SuMivision: Section Block Lot

Well Purpose: Agricultural
WellClass: Class lllC
Distance ftom Building Serrer: 50 '
Distance from Septic/Pretreafnent Tank S0 '
Distance from Conveyance System: 50'
Distance from Absorption Area: 100'
Distance ftom Property Line: 50'
Other Comments:

THIS PERMIT EXPIRES: November 29,2023.

lssued
Doug , Environmental Health Specialist, Sr.

wDH#m-

Owner Name:
Obiso
Mailing Address:

The attached drawings and below specificationi constitute your permit to install a private welt on the
property referenced above. This permit is null and void if conditions are changed from those shown on
your application or if conditions are changed from those shown on the attached construction drawings and
specifications. VDH may revoke or modiff any permit if, at a later date, it finds that the site conditioni, well
location, and/or design do not substantially comply with the Private Well Regulations, 12 VAC &630-10 et
seq, or if the well would threaten public health or the environment. There may be other local, stiate, or
federal laws or regulations that apply to the proposed construction of this privaie well. The landowner is
responsible at all times for complying with all applicable local, stiate, and federat laws and regulations, and
for.ensuring that the water well is properly located on the landowne/s property and in the ipproved area
indicated on the attached schematic. :

Your private well must be inspected by a representative of the local health department. Your private well
Tay not be placed into operation until you have obtained a Record of this lnspection (ROl) from the Floyd
County Health Department. This construction permit is transferable until expiiea or OdemdO null and void.
A permit transferform may be found on the VDH website at
http:/Arvntw.vdh.virginia.gov/environmental-healWgmp20 l $0 1 -forms/ .

leforg you can obtain your ROl, you must provide the Health Departnent with a comptete Water We[
Completion Statement IGW-2 from you r wel I dril ler.

Minimum Casing Depth: 20'
Minimum Grout Depth: 20'

Attachments: Well Permit Drawing

,3 /-/
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NEW RIVER HEALTH DISTRICT
Bare Application Processing Log

HDtD:-ia-lA_r{ r
Q L5<tt8* St

Date

Benchmarks [* OSS fietdsJ
* 1 Application received

*2. OSS Checklist completed

*3. Fees collected kta 09

nitials
5

I
*4 Application entered into HS

*5. Application togsed UUqa
6. App. received by EHS

7. Appointment for site visit; date set:

8. Actual date of site visit

Comments:

[J n/a (no fu)

_/_
5-j" al I ot

t='tvqJ_gg_

I

t-lt-n lrx
l-j tt.t I r
wwdk

I
I

I

9. Date of follow-up visit ; reason.
'10. Date entered into VENIS

11. Result: [Admin deniat @permit issued fJRejection
*12. Date permit or letter mailed

*13. Final inspection requested @ _(time)
14. Final inspection conducted

Describe corrections needed or other issues

*15. Pending letter mailed ! nia

*16. OP mailed or faxed to owner/building official

NRHD I/I8



Commonwealth of Virginia
Application for: f] Sewagesystem f;[Water Supply

Cbrso pnon" 5tD-833-llltr
pnone Ll93-3D-!\71
Fax

Owner

Mailing Address rtdrrss

3

HD ID#
OnIy

Due {9 rq
Received by &

Agent

Mailing Address Phone

Fax

Site Address Ib"s
Rw- VA Ytot RtK@hJ^f<brr(.(brr.

Direstions to Properly: g Ahm k$r i\tj9'a cnd, R*!

Subdivision UA Section_ Tn+

Tax Map

Note: For sewage systems, a plat ofthe property a ske&h is always expected. For water supplies, a plat of the
properly is not required and a site
buildings and the desired location

is always expected. The site sketch should show your property lines, actual and/or proposed
well and/or sewage system. Your property lines, building location and the proposed well

and sewage system sites must marked and sufficiently visible to see the topography.

to Departnent of Health to enter onto the property during normal business hours forthe purpose of
processing quality assurance checks ofevaluations and desigrs until an operation permit is approved.

,o MAY a0l1
of Omer/Agent

Other Property Ide'ntification'llqr* &r.n or ?npfr\ Dimension/Acreage ofProperly 33lcrt

I give

Sewage System (New Construction)
Construstion permits are valid for l8-months Owners are advised to apply for a construction permit if they intend to build
within 18 months of completing this application. Certification leften do not expireo may be recorded in &e land records, and
transfer with a properly sale. For which are you applying? f]Certificdion Letter I Construction Permit

Sewage System (Existing Construction)
Checkallthatapply: f]Repair lUoaincaion lExpansion f]Replacement EUpgrade

Do you wish to apply for a betterment loan? _ If yes, there is a $50.00 fee for a betterment loan determination and you
must complete the application addendum for betterment loans.

Sewage System (New or Existing Constnrction)

fl Single Family Home (Numberof Bedrooms ) fllUutti-namily Dwelling (Total Numberof Bedrooms )

Basement? Yes/}.{o (circle one). Walk-out Basement? Yes/t{o (circle one) Fixtures in Basement? YeJ}rlo (circle one).

Conditional permit desired? YeilNo (circle one). Ifyes, which conditions do you want?
flReduced waer flow I Limited occupancy ! Intermittent of seasonal use ! Seasonal or temporary use not to exceed I year

flOther (describe)

If propose( is this a replacernent well? Ve@ircle one). Will the old well be abandoned? YeVtJo (circle one@
Will anv buildines within 50' ofthe prooosed well be termite reded? Ye(ffi6lircle one). l.A

PrivateWill the water supply be Public
\itatcrSupply

one). Is the water supply Existing

All Applicants
Is this a private sector OSE/PE application? oYes sNo lfyes, is the OSE/PE package attached? nYes oNo

Is this property indeed to serve as your (owners) principal place of residence? oYes fiNo

This fomcontalns personal lnformdon sub$ct to disclmure under the Freedomof Informdon AcL
Date

Revised 1llD0l8



SKETCH OF PROPERTY
THIS DOES NOT HAVE TO BE AN ELABORATE DRAWINGO BUT PLEASE INCLUDE THE FOLLOWING:

LAYOUT OF PROPERTY, DIMENSIONS OF PROPERryO HOUSE SITE, DRIVEII/AYO PROPOSED SITE FOR

SEPTIC AND/OR WELL, ANY OTHER BUILD|NGS, BARNS, POOLS, ETC.

Thisformconbins personallnformdoneubJecttodisclmure un&rth FMomof Infomdon AcL

PT7st.o
JlJFr-{

\03
=cr J't

$.$

,"Spl.o\
{tr'

I

.*
a-

l.lo ho,rt" itfs

NRHD EH OI/20I8



INSTRUCTIONS FOR WBLL & SEPTIC APPLICAI\TS

Our goal at the Health Departnent is to process you application as quickly as possible. Sometimes we take longer lo process
applications because ofour workload, the weather, or need for a backhoe to evaluate the soil. These delays are unavoidable. At other
times we are delayed because applicants have not provided us with the information we need to process applications quickly. \tre
cannot accept incomplete applications. In order for us to do our job properly, applicants need to provide us with the following:

A)/|complete application, including an accurate site sketch and survey of property
B) r$lear directions to the property
qr'W property comers and house site must be staked on the properly
D)/e, copy of a zoning verification letter if required by the county or city.

This checklist is provided to assist you with our application process. All items listed masr be completed by the applicant before the
application will be acceped by the Health Department. If you have questions or need assistance with the application, one of our
Environmental Health Staffwill be happy to help you.

A) The application:
rz has all items properly filled out
y' hu atelephone numberwhere I can be reached duringthe day
y'has clear written directions to the property
,/is sisned and dated

Ztaiompanied by the proper fee

_ has a copy ofa survey ofthe properU (signed/certified bv surveyor) attached

B) The site sketch clearly and accurately shows:
1 the shape of the property
z the length of each property line

_ 4 tn" shape and locdion ofthe house (including decks and porches)
- the proposed location ofthe driveway

j__the proposed or existing location of any utilities
/. alrty legal easements located on the proper'ly
/- the location of wells, springs, and buried fuel tarks within 200 feet ofthe propertyn the location of any other structures I plan to build in the future (e.g. bamn garage,

swimming pool)
-/ where I would like my septic system and/or well to be located (if there is a preference)

C) The building site for which the application is made:

z has the property lines clearly and accurately marked
has the house site clearly and accurdely marked' has the brush removed from the potential drainfield
is easily identified from the road
has any underground utilities marked

NOTE: the attached pages have a sample site sketch and some hints that may be useflrl in marking your property and completing
your site sketch.

I understand that the Health Departnent cannot accept incomplete applications and tha if the property corners are not clearly marked,

the house site properly staked, and the brush cleared from the proposed drainfield site my application will be denied until I have taken

corrective actions. I understand that I have ninety days to correst any deficiencies and submit a new application. Failure to do so

*ithin the prescribed time frarne will require that I submit a new applicationwith the associatedfees.

I am the current owner (name is property and intend to begin construction within 18 months.

Applicants Signature Date /l4aq l1
I

1, the undersigned, am interested in property provided there is a suitable drainfield site.

Applicants Date
Thls fomcontalns personal lnformdon sub$ct to dlsclocure under th Freedomof Infomdon AcL
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** SAMPLE **   1 
 

Seller’s Initials ________  Purchaser’s Initials __________ 

     CONTRACT OF PURCHASE 
 
THIS CONTRACT OF PURCHASE (hereinafter "Contract") is made as of  September 15, 2022, 
between Heart Holdings LLC, by and through Richard Obiso and Teresa Obiso as Managing 
Members, owners of record of the Property sold herein (hereinafter referred to as the "Seller"), and 
_______________________________________________________________________________                  
________________________________________________________________________________ 
(hereinafter referred to as the "Purchaser", whether one or more).  The Purchaser was the successful 
bidder at a public auction of the Property held on this date and this Contract restates the terms of sale 
announced prior to the auction sale. 

 
1. Real Property.  Purchaser agrees to buy, and Seller agrees to sell the land and all improvements 

thereon and appurtenances thereto which fronts upon a public street or has a recorded access 
easement to a public street (hereinafter referred to as the "Property"), located in the County of 
Patrick, Virginia, and described as: 

 
1. Tax ID #025-117B; Consisting of +/- 7.02. Deed 19-0001364: Plat 14-1643 
2. Tax ID #025-116A; consisting of +/- 25.7 acres. Deed 19-0001363; Plat 14-1643 

 
More Commonly Known As: TBD Pugh Rd NW., Riner, VA 24149 
 

2. Purchase Price:  The purchase price of the Property is equal to the auction bid price plus 10% 
Buyer’s Premium, which is as follows: ____________________________________________ 
____________________________________________________________________________ 
(hereinafter referred to as the "Purchase Price"), which shall be paid to the Settlement Agent 
(designated below) at settlement ("Settlement") by certified or cashier's check, or wired funds, 
subject to the prorations described herein. 

 
3. Deposit.  Purchaser has made a deposit with the Auction Company, of _$5,000 per offering  

(hereinafter referred to as the "Deposit”). The Deposit shall be held by the Auction Company, 
pursuant to the terms of this Contract, until Settlement and then applied to the Purchase Price. 

 
4. Settlement Agent and Possession.  Settlement shall be made at _________________________ 

________________________ on or before October 31st, 2022 ("Settlement Date").  Time is of 
the essence.  Possession shall be given at Settlement. 

 
5. Required Disclosures. 

 
 (a) Property Owners' Association Disclosure.  Seller represents that the 
Property is not located within a development that is subject to the Virginia Property Owners' 
Association Act ("Act") (Virginia Code § 55-508 through § 55-516).  If the Property is 
within such a development, the Act requires Seller to obtain an association disclosure packet 
from the property owners' association and provide it to Purchaser.  
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Seller’s Initials ________  Purchaser’s Initials __________ 

 The information contained in the association disclosure packet shall be current as of a 
specified date which shall be within 30 days of the date of acceptance of the Contract by the 
Seller.  Purchaser may cancel this Contract: (i) within 3 days after the date of the Contract, if 
on or before the date that Purchaser signs the Contract, Purchaser receives the association 
disclosure packet or is notified that the association disclosure packet will not be available; 
(ii) within 3 days after hand-delivered receipt of the association disclosure packet or notice 
that the association disclosure packet will not be available; or (iii) within 6 days after the 
post-marked date, if the association disclosure packet or notice that the association disclosure 
packet will not be available is sent to Purchaser via the United States mail.  Purchaser may 
also cancel the Contract, without penalty, at any time prior to Settlement if Purchaser has not 
been notified that the association disclosure packet will not be available and the association 
disclosure packet is not delivered to Purchaser. Purchaser's notice of cancellation shall be 
either hand-delivered or sent via United States mail, return receipt requested, to Seller.  
Purchaser's cancellation pursuant to this subsection shall be without penalty.  This Contract 
shall become void upon cancellation and the Deposit shall be refunded in full to Purchaser 
upon Purchaser's notice of cancellation. 
 
 If more than 6 months have elapsed between the date of ratification of this Contract 
and the Settlement Date, Purchaser may submit a copy of the Contract to the property 
owners' association along with a request for assurance that the information required by 
Virginia Code § 55-512 previously furnished to Purchaser in the association disclosure 
packet remains materially unchanged; or, if there have been material changes, a statement 
specifying such changes.  Purchaser shall be provided with such assurances or such statement 
within 10 days of the receipt of such request by the property owner's association.  Purchaser 
may be required to pay a fee for the preparation and issuance of the requested assurances.  
Said fee shall reflect the actual costs incurred by the property owners' association in 
providing such assurances but shall not exceed $100.00 or such higher amount as may now 
or hereafter be permitted pursuant to applicable statutes. 
 
 Any rights of Purchaser to cancel the Contract provided by the Act are waived 
conclusively if not exercised prior to Settlement. 
 
 (b) Virginia Residential Property Disclosure Act.  The Virginia Residential 
Property Disclosure Act (§55-517 et seq. of the Code of Virginia) requires the owner of 
certain residential real property, whenever the property is to be sold or leased with an option 
to buy, to furnish to the purchaser a RESIDENTIAL PROPERTY DISCLOSURE 
STATEMENT stating the owner makes certain representations as to the real property.  Said 
form is not attached because property is vacant land and exempt. 
 
 (c) Virginia Condominium Act.  Pursuant to Virginia Code § 55-79.97, Seller 
represents that the Property is not a condominium unit.  If the Property is a condominium 
unit, this Contract is subject to the Virginia Condominium Act that requires Seller to furnish 
Purchaser with certain financial and other disclosures prior to entering into a binding 
contract.  If the required disclosures are unavailable on the date of ratification, Seller shall 
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Seller’s Initials ________  Purchaser’s Initials __________ 

promptly request them from the unit condominium owners' association and provide them to 
Purchaser who shall acknowledge receipt in writing upon delivery.  If Purchaser fails to 
receive the disclosures within 15 days after the date of ratification of this Contract or the 
disclosures are found unacceptable to Purchaser, Purchaser may void this Contract by 
delivering notice to the Broker within 3 days after the disclosures are received or due (if not 
received) and Purchaser's Deposit shall be returned promptly. 
 
 If more than 60 days have lapsed between the date of ratification of this Contract and 
the Settlement Date, Purchaser may submit a copy of the Contract to the unit owners' 
condominium association with a request for assurance from the unit owners' condominium 
association that there have been no material changes from the previously furnished 
information from the unit owners' condominium association. 
 
 Purchaser may declare this Contract void within 3 days after either receipt of the 
required disclosures or of notice that there are material changes, or the failure of the 
condominium unit owners' association to provide assurances (within 10 days after receipt of 
Purchaser's request) that there have been no material changes. 
 
 (d) Mechanics' and Materialmen's Liens. 
 
 NOTICE 
 
 Virginia law (Virginia Code § 43-1 et seq.) permits persons who have performed 
labor or furnished materials for the construction, removal, repair or improvement of any 
building or structure to file a lien against the Property.  This lien may be filed at any time 
after the work is commenced or the material is furnished, but not later than the earlier of (i) 
90 days from the last day of the month in which the lienor last performed work or furnished 
materials or (ii) 90 days from the time the construction, removal, repair or improvement is 
terminated.  
 
AN EFFECTIVE LIEN FOR WORK PERFORMED PRIOR TO THE SETTLEMENT 
DATE MAY BE FILED AFTER SETTLEMENT. LEGAL COUNSEL SHOULD BE 
CONSULTED. 
 
 (e) Title Insurance Notification.  Purchaser may wish at Purchaser's expense to 
purchase owner's title insurance.  Depending on the particular circumstances of the 
transaction, such insurance could include affirmative coverage against possible mechanics' 
and materialmen's liens for labor and materials performed prior to Settlement and which, 
though not recorded at the time of recordation of Purchaser's deed, could be subsequently 
recorded and would adversely affect Purchaser's title to the Property.  The coverage afforded 
by such title insurance would be governed by the terms and conditions thereof, and the 
premium for obtaining such title insurance coverage will be determined by its coverage.  
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Seller’s Initials ________  Purchaser’s Initials __________ 

 (f) Choice of Settlement Agent. Virginia’s Consumer Real Estate Settlement 
Protection Act provides that the purchaser or borrower has the right to select the settlement 
agent to handle the closing of this transaction.  The settlement agent's role in closing this 
transaction involves the coordination of numerous administrative and clerical functions 
relating to the collection of documents and the collection and disbursement of funds required 
to carry out the terms of the contract between the parties.  If part of the purchase price is 
financed, the lender for the purchaser will instruct the settlement agent as to the signing and 
recording of loan documents and the disbursement of loan proceeds.  No settlement agent 
can provide legal advice to any party to the transaction except a settlement agent who is 
engaged in the private practice of law in Virginia and who has been retained or engaged by a 
party to the transaction for the purpose of providing legal services to that party. 
 
 Variation by agreement: The provisions of the Consumer Real Estate Settlement 
Protection Act may not be varied by agreement, and rights conferred by this chapter may not 
be waived.  The Seller may not require the use of a particular settlement agent as a condition 
of the sale of the property. 
 
 Escrow, closing and settlement service guidelines:  The Virginia State Bar issues 
guidelines to help settlement agents avoid and prevent the unauthorized practice of law in 
connection with furnishing escrow, settlement or closing services.  As a party to a real estate 
transaction, the purchaser or borrower is entitled to receive a copy of these guidelines from 
your settlement agent, upon request, in accordance with the provisions of the Consumer Real 
Estate Settlement Protection Act. 
 

6. Standard Provisions.   
 
 (a) Deposit.  If Purchaser fails to complete settlement on or before the Settlement 
Date, time being of the essence, the Deposit shall be forfeited to the Seller.  Such forfeiture 
shall not limit any liability of the defaulting Purchaser or any rights or remedies of the Seller 
with respect to any such default, and the defaulting Purchaser shall be liable for all costs of 
re-sale of the Property (including attorney’s fees of Seller), plus any amount by which the 
ultimate sale price for the Property is less than the defaulting purchaser’s bid.  After any such 
default and forfeiture, the Property may, at the discretion of the Seller, be conveyed to the 
next highest bidder of the Property whose bid was acceptable to the Seller.  In the event the 
Seller does not execute a deed of conveyance for any reason, the Purchaser’s sole remedy 
shall be the refund of the deposit.  Immediately upon delivery of the deed for the Property by 
the Seller, all duties, liabilities, and obligations of the Seller, if any, to the purchaser with 
respect to the Property shall be extinguished. 
 
 (b) Expenses and Prorations.  Seller agrees to pay the costs of preparing the 
deed, certificates for non-foreign status and state residency and the applicable IRS Form 
1099, and the recordation tax applicable to grantors.  Except as otherwise agreed herein, all 
other expenses incurred by Purchaser in connection with the Contract and the transaction set 
forth therein, including, without limitation, title examination costs, insurance premiums, 
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Seller’s Initials ________  Purchaser’s Initials __________ 

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 Purchase Price, 
Purchaser shall pay Seller (i) for all propane remaining on the Property (if any) at the 
prevailing market price as of Settlement and (ii) any escrow Deposits made by Seller which 
are credited to Purchaser by the holders thereof. 
 
 (c) Title.  At Settlement, Seller shall convey to Purchaser good and marketable 
fee simple title to the Property by Deed of General Warranty, free of all liens, tenancies, 
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 but not longer than 60 days. 
 
 (d) Land Use Assessment.  In the event the Property is taxed under land use 
assessment and this sale results in disqualification from land use eligibility, Seller shall pay, 
when assessed, whether at or after Settlement, 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. 
 
 (e) 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, with 
appropriate arrangements being made by Seller to repair the damage, in a manner acceptable 
to Purchaser, or Seller shall assign to Purchaser all of Seller's rights under any applicable 
policy or policies of insurance and any condemnation awards and shall pay over to Purchaser 
any sums received as a result of such loss or damage. 
 
 (f) Property Sold “As Is”.  Purchaser agrees to accept the Property at Settlement 
in its present physical condition.  No representations or warranties are made as to zoning, 
structural integrity, physical condition, environmental condition, construction, workmanship, 
materials, habitability, fitness for a particular purpose, or merchantability of all or any part of 
the Property. 
 
 (g) Counterparts.  This Contract may be executed in one or more counterparts, 
with each such counterpart to be deemed an original.  All such counterparts shall constitute a 
single agreement binding on all the parties hereto as if all had signed a single document.  It is 
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not necessary that all parties sign all or any one of the counterparts, but each party must sign 
at least one counterpart for this Contract to be effective. 
 
 (h) Assignability.  This Contract may not be assigned by either Seller or 
Purchaser without the written consent of the other. 
 
             (i)      Miscellaneous.  The parties to this Contract agree that it shall be binding upon 
them, and their respective personal representatives, successors and assigns, and that its 
provisions shall not survive Settlement and shall be merged into the deed delivered at 
Settlement except for the provisions relating to rollback taxes.  This Contract contains the 
final agreement between the parties hereto, and they shall not be bound by any terms, 
conditions, oral statements, warranties or representations not herein contained.  This Contract 
shall be construed under the laws of the Commonwealth of Virginia. 
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IN WITNESS WHEREOF, the Purchaser and the Seller have duly executed this Contract as of the 
day and year first above written. 
 
 
______________________________________________________________       09/15/2022  
Heart Holdings LLC, by and through Richard Obiso, Managing Member  (Seller) 
 
______________________________________________________________       09/15/2022  
Heart Holdings LLC, by and through Theresa Obiso, Managing Member  (Seller) 
  
                                                      
_                           ____________________________________ 
Purchaser Name 
_                                                                 _________________ 
Address 
_                                                                                                 _ 
Phone #     Email 
 
 
___________________________________________________     09/15/2022 
                                 (Purchaser signature)      
 
 
 
                                                           
___________________________________________________ 
Purchaser Name 
___________________________________________________ 
Address 
___________________________________________________ 
Phone #     Email 
 
 
___________________________________________________     09/15/2022 
                                 (Purchaser signature)  
 
 


