

















2.2 Permitted Use

The Lands are zoned by the District as RM4 Residential Attached. This zome permits
construction on the Lands of no more than 6 dwelling units in a three-storey building which units
may be used for residential purposes or for travel accommodations. There are restrictions
imposed on use of the Strata Lots under the bylaws of the Strata Corporation (“Strata Bylaws™).

2.3  Phasing

The Development is not a phased development.
3. STRATA INFORMATION

3.1  Unit Entitlement

A copy of the Form V Schedule of Unit Entitlement which the Developer proposes to file with
the Strata Plan at the Land Title Office is attached as Exhibit D. The unit entitlement is the share
of a Strata Lot owner in the common property of the Strata Corporation (“Common Property™),
common facilities and other assets of the Strata Corporation. It is also the figure used to
determine the Strata Lot owner’s contribution toward the common expenses. The unit
entitlement shown for the Strata Lots on such Form V has been calculated on the basis of the
habitable area of each Strata Lot,

3.2  Voting Rights

As all of the Strata Lots are designed or intended to be used primarily as a residence, each Strata
Lot will have one vote pursuant to section 53 of the Strata Property Act, S.B.C. 1998 ¢.43 (as
amended or replaced from time to time) and the regulations made thereunder {together, “Strata
Property Act”). No Form W Schedule of Voting Rights will be filed with the Strata Plan at the
Land Title Office. )

33 Common Property and Facilities

The Common Property will be created on registration of the Strata Plan at the Land Title Office.
The Common Property will include covered and uncovered surface parking areas (“Parking
Areas”), the grounds of the Development, the corridors, elevators, stairwells, mechanical,
electrical and other utilities rooms within the building, patios and balconies. The common
facilities of the Strata Corporation in the Development consist of the Parking Areas and the
outside landscaped areas in the Development. The Developer does not expect to have the Strata
Corporation own any common assets on completion of the construction of the Development.
The Strata Bylaws contain restrictions on the use of Common Property, including the Parking
Areas.

3.4  Limited Common Property
3.4.1 Designation of Limited Common Property

Limited common property is an areas within the Con;lmon Property which will be designated for
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the exclusive use of the owners or occupants of one or more Strata Lots (“Limited Common
Property”). The Developer intends to designate the following areas as Limited Common
Property on the Strata Plan when it is deposited at the Land Title Office or by a resolution of the
Strata Corporation passed by a % vote pursuant to section 74 of the Strata Property Act before
the first annual general meeting of the Strata Corporation while the Developer is the sole owner
of the Strata Lots:

(a) the areas shown on the Preliminary Strata Plan as balconies, patios or decks will
be designated for the appurtenant Strata Lot; and

(b) certain areas shown on the Preliminary Strata Plan as parking stalls will be
designated as Limited Common Property for the Strata Lots described in Section
3.6. The Developer may, at any time before the first annual general meeting of
the Strata Corporation, amend the Strata Plan to designate parking stalls as
Limited Common Property for the exclusive use of owners of Strata Lots.

A designation of Limited Common Property on the Strata Plan may only be removed by
resolution of the Strata Corporation passed by a unanimous vote.

342 Allocation of Costs of Common Property and Limited Common Property

Section 99 of the Strata Property Act and section 6.4 of the regulations promulgated under the
Strata Property Act from time to time (“Regulations”) identify who must pay for the costs of
repair and maintenance of Common Property. Section 99 of the Strata Property Act provides
that expenses paid by the Start Corporation for the repair and maintenance of Common Property
will be allocated to all Strata Lots in proportion to their unit entitlement, with the exception of
operating fund expenses that relate to Limited Common Property or to a specific type or section
of Strata Lots, if separate types or sections have been created.

Section 6.4(3) of the Regulations provides that all contributions to the contingency reserve fund
or a special levy will be allocated to all of the Strata Lots in proportion to their unit entitlement.

Expenses of the Strata Corporation that relate to repairing and maintaining Limited Common
Property (other than the items which are the responsibility of the Strata Corporation as a whole)
will be allocated between the Strata Lots entitled to use that Limited Common Property and will
be shared among the owners of such Strata Lots on the basis of their relative unit entitlement.

The Strata Bylaws provide that the owners of a Strata Lot having the benefit of a designation of
Limited Common Property will be responsible for all costs and expenses attributable to the use,
maintenance and repair of that Limited Common Property.

3.5 Strata Bylaws

The Strata Bylaws of the Strata Corporation will be those attached as Exhibit C. The Strata
Bylaws will be filed in the Land Title Office concurrently with the deposit of the Strata Plan.

The Strata Bylaws provide that an owner, tenant, occupant or visitor will not keep any pets in a
Strata Lot other than one or more of the following;
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(a)  one caged bird;
{(b) one dog or one cat;

and such pets cannot be unleashed or otherwise unsecured when they are on the Common
Property or on land that is a common asset of the Strata Corporation.

3.6  Parking

The Development will contain 13 parking stalls. One parking stall located in the covered
parking area will be designated as Limited Common Property for each Strata Lot. Two of the
parking stalls will be the subject matter of an eascment in favour of the Adjacent Lands and such
parking stalls will be for the exclusive use of the owner of the Adjacent Lands. Five of the
parking stalls will be designated as visitor parking spaces.

3.7  Furnishings and Equipment

Each Strata Lot will be equipped with one refrigerator, one gas cook-top, one eleciric wall oven,
one hood fan, one dishwasher, one washer, one dryer, one microwave, one under-counter wine

refrigerator, one built-in vactium system and window coverings as part of the purchase price for
the Strata Lot.

3.8 Budget

A copy of the estimated budget prepared by the Developer for the Strata Corporation for the 12
month period beginning the first day of the month following the month on which the first
conveyance of a Strata Lot to a purchaser occurs (“Interim Budget”) and each Strata Lot’s
monthly share of the amounts set out in the Interim Budget is attached as Exhibit B. The Interim
Budget includes the estimated annual operating expenses of the Strata Corporation and annual
contributions to the contingency reserve fund.

If the Strata Corporation’s actual operating expenses for the period commencing the first day of
the month following the date of the first conveyance of a Strata Lot to a purchaser until the first
annual general meeting of the Strata Corporation (at which a new budget is approved), exceed
the estimated operating expenses as set out in the Interim Budget, the Strata Property Act
requires the Developer to pay the shortfall to the Strata Corporation within eight weeks after the
first annual general meeting. In addition to paying the amount of the shortfall, the Strata
Property Act would require the Developer to pay the Strata Corporation a penalty in the amount
of twice the shortfall if the actual operating expenses are more than 10% but less than 20%
greater than the estimated operating expenses, and three times the shortfail if the actual operating
expenses are more than 20% greater than the estimated operating expenses set out in the Interim
Budget. These provisions of the Strata Property Act apply only to the Interim Budget, and not to
any subsequent annual budget of the Strata Corporation approved at the first annual general
meeting or any subsequent annual general meeting of the Strata Corporation.

The Developer will, in accordance with the provisions of section 12 of the Strata Property Act
and section 17.3 of the Regulations, establish a contingency reserve fund by making a minimum
contribution to that fund at the time of the first conveyance of a Strata Lot to a purchaser. The
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minimum contribution required is the lesser of 5% of the operating expenses set out in the
Interim Budget multiplied by the number of years and partial years since the deposit of the Strata
Plan in the Land Title Office and 25% of the operating expenses set out in the Interim Budget.

The Developer will, in accordance with section 16 of the Strata Property Act, hold or cause to be
held the first annual general meeting of the Strata Corporation within 6 weeks of the eatlier of
the date on which 50% plus one (i.e. 4) of the Strata Lots have been conveyed to purchasers and
that date which is 9 months after the first conveyance of a Strata Lot to a purchaser. If the
Developer does not hold the first annual general meeting within the time period described above,
section 3.1(2) of the Regulations require that the Developer to pay the Strata Corporation $1000
for a delay of no more than 30 days and a further $1000 for each additional delay of 7 days.

The Developer will, in accordance with the provisions of sections 20(2) and 35 of the Strata
Property Act, provide to the Strata Corporation at the first annual general meeting the following;

(a) all plans that were required to obtain a building permit and any amendments to the
building permit plans that were filed with the District;

(b) any documents in the Developer’s possession that indicate the location of pipes,
wires, cables or other service facilities that are not as shown on a plan provided to
the Strata Corporation;

(c) all contracts entered into by or on behalf of the Strata Corporation;

(d) any disclosure statement required under the Real Estate Development Marketing
Act, and any Rental Disclosure Statement under the Strata Property Act;

(e) a copy of the registered Strata Plan from the Land Title Office;

) the names and addresses of contractors, subcontractors and persons primarily
responsible for supplying labour and matetials for the Development;

(g) the names and addresses of any technical consultants and project managers; and

(h) all warranties, manuals, schematic drawings, operating instructions, service
guides, manufacturer’s documentation and other similar information relating to
Common Property or common assets of the Strata Corporation.

3.9 Utilities and Services

The Development is located within the District. The Developer will provide the following
utilities and services to the Development on or before June 1, 2010:

(a) Water: The Developer will install or cause to be installed, at its cost, all
necessary pipes, drains and other works to provide water to the Strata Lots. All
hook up charges and user fees must be paid by the purchaser of a Strata Lot.
Water service will be provided by the District and utilities bills will be issued by
the District for each Strata Lot.
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(b) Electricity: The Developer will instafl or cause to be installed, at its cost, all
works requited for the provision of electricity to the Strata Lots. Electrical
service will be supplied to any Strata Lot by British Columbia Hydro and Power
Authority on application for and payment of usual application and user charges by
the purchaser of the Sirata Lot.

(c) Sewage: The Developer will, at its cost, cause the strata Lots to be connected to
the sewage system of the District. Utility bills to be issued by the District for
each Strata Lot will include the cost of sewage disposal.

(d)  Natural Gas: The Developer will, at its cost, cause natural gas to be provided to
the Development including each Strata Lot. Natural Gas service will be supplied
to any Strata Lot by Terasen Gas (Vancouver Island) Inc. All hook up charges
and user fees must be paid by a purchaser of a Strata Lot.

(e) Fire Protection: Fire protection services is provided by the District. A fire station
is located approximately 10 kilometres from the Development.

(D Telephone: The Developer will, at its cost, provide the works necessary for
telephone service to be provided by TELUS Communications Inc. to the Strata
Lots. A purchaser of a Strata Lot must apply for such service and pay the usual
application and user charges.

(2) Cablevision: The Developer will, at its cost, install cablevision services to the
Development. Upon completion of such initial installation, cablevision service
will be provided to any Strata Lot by Shaw Cablesystems Limited on application

and payment of usual application and user charges by the purchaser of the Strata
Lot.

(h)  Access: Access to the Development is off Verdier Avenue and by easements over
portions of the Adjacent Lands.

3.10 Strata Management Contracts

The Developer will, while it is the owner of all of the Strata Lots in the Development, cause the
Strata Corporation to enter into a strata management contract with a third party property manager
(“Strata Manager”) to be retained by the strata Corporation with respect to the control,
management and administration of the Common Property and other assets of the Strata
Corporation (“Strata Management Contract”). The Strata Management Contract will be
substantially on the terms and conditions as that attached as Exhibit H. The fee payable to the
Strata Manager under such contract for the initial 12 month period covered under the Interim
Budget is included in the Interim Budget for the Strata Corporation.

Under the Strata Property Act, the Strata Management Contract entered into for the Strata
Corporation:

(a) will terminate automatically on the date that is four weeks after the date of the

second annual general meeting of the Strata Corporation unless the Strata
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(b)

Corporation, by majority vote at the second annual general meeting, resolves to
continue the Strata Management Contract;

may be terminated at any time on two months’ notice:

() by the Strata Corporation if the cancellation is approved bya¥% voteata
meeting of the Strata Corporation; or

(ii) by the Strata Manager.

The Strata Management Contract also provides that it may be terminated as follows:

(©)
(d)

(e)

with 30 days’ prior notice from the Strata Corporation to the Strata Manager;

if the Strata Manager makes an assignment for the benefit of creditors or makes a
proposal or takes the benefit of any act in force for bankrupt or insolvent debtors,
or the Strata Manager has a receiver appointed for all or substantially all of its
business or assets, or the Strata manager has any action taken with a view to
winding-up, dissolution or liquidation of its corporate existence, then the Strata
Corporation may, at its election, declare the Strata Management Contract at an
end, without further notice or other legal process whatsoever; or

if the Strata Manager fails to discharge its duties under the Strata Management
Contract, the Strata Corporation may give notice of its opinion and stated reasons
the Strata Manager is not fulfilling its obligations and if within a reasonable
period of time, the Strata Manager fails to rectify and/or remove the cause for
dissatisfaction in a reasonable manner or fails to provide reasonable assurance to
the Strata Corporation that it will be rectified and takes reasonable steps to do so,
the Strata Corporation may cancel the Strata Management Contract forthwith by
written notice.

3.11 Insurance

The Developer will, after registering the Strata Plan in the Land Title Office, obtain or cause the
Strata Corporation to obtain the following insurance coverage in the name of the Strata
Corporation, as required by the Strata Property Act:

(a)

®
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full replacement cost property insurance on the Common Property, common
assets of the Strata Corporation, buildings shown on the Strata Plan and fixtures
built or installed on a Strata Lot by the Developer as part of the original
construction of the Strata Lot, including floor and wall coverings and electrical
and plumbing fixtures, but excluding, if they can be removed without damage to
the building, refrigerators, stoves, dishwashers, microwaves, washers, dryers or
other similar items;

commercial general liability insurance covering legal liability as imposed by law

for property damage and bodily injury in the amount of not less than
$2,000,000.00; and
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(©) errors and omissions insurance for members of the strata council for the Strata
Corporation (“Strata Council”) against their liability and expenses for errots and
omissions made in the exercise of their powers and performance of their duties as
members of the Strata Council in the amount of $1,000,000.

The insurance described in Section 3.11(a) will insure against major perils, including fire,
lightning, smoke, windstorm, hail, explosion, water escape, strikes, riots or civil commotion,
impact by aircraft and vehicles, vandalism and malicious acts.

The costs of the above insurance is the responsibility of the Strata Corporation and is included in
the Interim Budget.

Each Strata Lot owner should obtain insurance for any improvements made to its Strata Lot after
purchase from the Developer. The Strata Corporation may seek to recover from any owner the
deductible portion of any insurance claim if the owner was responsible for the damage for which
a claim has been made.

The Developer will place or has placed course of construction insurance in respect of its
construction of the Development as determined by the Developer and as may be required by its
construction lender.

3.12 | Rental Disclosure .Statement

A copy of the Rental Disclosure Statement filed with the Superintendent of Real Estate is
attached as Exhibit F,

4. TITLE AND LEGAL MATTERS
4.1  Legal Description

The Development is located on those lands and premises in the District of Central Saanich,
British Columbia and legally described as:

Parcel Identifier: 008-002-436
Lot C (DD A83150) of Block 45, Section 10, Range 2 West,
South Saanich District, Plan 1188, Except Part in Plan 26071

(“Lands”).
The Lands and the building and structures built and to be built thereon by the Developer, and as
described in this Disclosure Statement, are called the “Development” in this Disclosure
Statement.

4.2 Ownership

The Developer is the registered owner of the Lands.
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4.3

Existing Encumbrances and Legal Notations

As of the date of this Disclosure Statement, the following legal notations are noted on title to the

Lands:

(a)

(b)

(c)

(d)

restrictive covenant B87141 in favour of the Lands, charging part of Lot 1, Plan
26071. This restrictive covenant prohibits the owner of Lot 1, Plan 26071 from
obstructing the view of the owner of the Lands by constructing a residential
dwelling or out building or any addition thereto of whatsoever nature, with the
exception of domestic marine facilities in the beach area, on that part of Lot 1,

Plan 26071 that is coloured green on the plan that is attached to this restrictive
covenant;

this title may be affected by a development permit/development variance permit
under Part 26 of the Local Government Act, see FB300205;

annexed easement BFF300653 in favour of the Lands for foot or motor-vehicle
access from Verdier Avenue over part of the Adjacent Lands shown on Plan
VIP87161; and

annexed easement BF300657 in favour of the Lands for storm drainage purposes
over parts of the Adjacent Lands shown on Plan VIP87161.

The following encumbrances are registered on title to the Lands:

43293735

(e)

63

(2

(h)

mortgage FB67022 and assignment of rents FB67023 (together, “Mortgage™),
both in favour of Bank of Montreal. This mortgage and assignment of rents will
be discharged from title to a Strata Lot at the time of its sale to a purchaser;

covenant FB164709 in favour of the District which provides that the Lands shall
not be built upon or developed in any way except in accordance with the
development permit issued by the District under development permit No. 3060-
20-5/07 and that prior to building any improvements or structures on the Lands
for which a building permit is required, the owner of the Lands shall execute and
deliver to the District a registrable statutory right of way granting the District the
right to use that part of the Lands shown outlined in heavy dark line and marked
“Proposed Statutory Right of Way” on the sketch plan attached to this covenant as
Schedule A as a public walkway (see item (h) below);

priority agreement FB164710 granting covenant FB164709 priority over the
Mortgage;

statutory right of way FB300645 in favour of the District over part of the Lands

shown in Plan VIP87160 for a public pedestrian pathway (bicycles, strollers and
wheelchairs are also permitted);
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)

@)

(k)

®

(m)

()

(0)

®

covenant FB300646 whereby the owner of the Lands covenants with the District
that the owner will maintain and repair the public walkway described in item (h)
above;

priority agreement FB300647 granting statutory right of way FB300645 priority
over the Mortgage;

priority agreement FB300648 granting statutory right of way FB300646 priority
over the Mortgage;

easement FB300649 in favour of the Adjacent Lands for parking and related
access within parts of the Lands shown on Plan VIP87161;

covenant FB300650 in favour of the District over part of the Lands shown on Plan
VIP87161 prohibiting the owner of the Lands from interfering with the parking
and access provided in item (I) above and if the owner fails to maintain and repair
those parking and access areas, the District may do so at the expense of the owner
of the Lands;

priority agreement FB300651 granting easement FB300649 priority over the
Mortgage;

priority agreement FB300652 granting covenant FB300650 priority over the
Mortgage; and

statutory rights of way FB327364 in favour of British Columbia Hydro and Power
Authority and FB327365 in favour of Telus Communications Inc. for utility

purposes.

The Developer anticipates that all of the legal notations and encumbrances described above in
this section, except the Mortgage, will remain noted or registered on title to the Strata Lots or the
index for the Common Property, as the case may be, upon registration of the Strata Plan at the
Land Title Office and will bind purchasers following completion of their purchase of a Strata
Lot. The discharge of the Mortgage is described in Section 6.2.

4.4  Proposed Encumbrances

The Developer intends to file against title to the Lands and/or all of the Strata Lots and on the
index for the Common Property, where appropriate, prior the completion of the sale of any Strata

Lot:

(2)

43293735

a statutory right of way in favour of Her Majesty the Queen in Right of the
Province of British Columbia (“Province”) giving the Province the right to
interfere with riparian rights over the owner(s) of the Lands and regarding the
Province’s rights to carry out works on the foreshore;
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(b)  an easement over that portion of the Lands that is adjacent to the foreshore and
being approximately 1 meter wide in favour of the Adjacent Lands permitting
access and egress and use of such easement area; and

(c) any and all such rights of way, easements, covenants or charges required by the
District, any governmental authority, public or private utility deemed necessary or
desirable by the Developer in connection with the Development.

4.5  Outstanding or Contingent Litigation or Liabilities

There is no outstanding or anticipated litigation or liability in respect of the Development or
against the Developer which may affect the Strata Corporation or owners of Strata Lots.

4.6 Environmental Matters

The Developer is not aware of any dangers with respect to flooding or soil or subsoil conditions
or other environmental matters relating to the Development.

5. CONSTRUCTION AND WARRANTIES
51 Construction Dates

Construction of the Development commenced August 1, 2009 and the estimated date for
completion of such construction is June 30, 2010,

5.2 Warranties

The Developer will obtain home warranty insurance coverage for the Strata Lots and the
Common Property which will provide the following coverage pursuant to the Homeowner
Protection Act (British Columbia) to purchasers of the Strata Lots:

(a) defects in workmanship and materials for a period of two years after the date on
which the warranty begins;

() water penetration coverage for a period of 5 years after the date on which the
warranty begins; and

(c) structural defects for a period of 10 years after the date on which the warranty
begins.

Any applicable manufacturer’s warranty on the appliances included in the purchase price of a
particular Strata Lot or relating to the Development will be passed onto the Strata Lot owner or
the Strata Corporation, as applicable, if permitted by such warranty.

6. APPROVALS AND FINANCES

6.1  Development Approval

The District issued a development permit and a development variance permit to a predecessor of
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the Developer, 0793646 B.C. Ltd. (“Developer’s Predecessor”) for the Development on April 7,
2008 under numbers 3060-20-5/07 and 3090-20-13/07 (DVP), respectively. The District also
issued to the Developer’s Predecessor a building permit for the construction of six residential
condominiums and a building permit for a seven stall garage at the Development on September
24, 2009 under numbers BP000262 and BP000307, respectively.

6.2  Construction Financing

As of the date of this Disclosure Statement, there are no financial charges registered against title
to the Lands other than the Mortgage described in Section 4.3. The Developer has made
arrangements with the mortgagee thereunder for the partial discharge of such Mortgage with
respect to any Strata Lot on the sale of the same, for receipt of funds.

7. MISCELLANEOUS
7.1  Deposits

All deposit monies received from a purchaser with respect to its purchase of a Strata Lot will be
held by the Developer’s Agent identified on the first page hereof or a lawyer or notary public as
trustee in a trust account and in the manner required by the Real Estate Development Marketing
Act (British Columbia, until the Strata Plan is deposited in the Land Title Office and an
instrument evidencing the interest of the purchaser in the Strata Lot being purchased by such
purchaser has been submitted for registration in the Land Title Office.

7.2  Purchase Agreement
7.2.1 Form of Purchase Agreement

For the sale of the Strata Lots, the Developer intends to use the form of Purchase Agreement
attached as Exhibit I (subject to any changes agreed to between the Developer and a purchaser),
or any other form or forms of contract of purchase and sale acceptable to the Developer and each
purchaser of a Strata Lot,

As required by the Superintendent of Real Estate, certain provisions in the form of the offer to
purchase and agreement for sale attached as Exhibit I (“Purchase Agreement”) are described
below. However, purchasers should read the Purchase Agreement before signing it and should
not rely solely on the description below. Where there is a conflict between the information in
this Disclosure Statement and the executed Purchase Agreement, the Purchase Agreement will
prevail Termination Clauses in Purchase Agreement

‘The Purchase Agreement contains the following provisions by which the Purchase Agreement
may be terminated:;

(a) under section 2 of Schedule A to the Purchase Agreement, if the Completion Date
(as defined therein) has not occurred by August 12, 2011 (“Outside Completion
Date”), the Purchase Agreement will be terminated unless the parties agree in
writing to extend, provided that if the Developer is delayed from completing
construction of the Development as a result of any event or circumstance
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(b)

7.2.3

whatsoever beyond the reasonable control of the Developer, then the Outside
Completion Date will be extended for a period equivalent to such period of delay;
and

under section 15 of Schedule A to the Purchase Agreement, if (1) an act of God,
accident or other event beyond the reasonable control of the Developer, or (ii) any
condition discovered within the Development or in the vicinity of the
Development, including, without limitation, any soil or environmental condition,
or (i1} any action or step taken or omitted to be taken by any applicable
governmental or regulatory authority, renders it impossible or not reasonably
feasible or economical for the Developer to perform its obligations under the
Purchase Agreement, the Developer may terminate the Purchase Agreement upon
written notice to the Purchaser.

Extension Clauses in Purchase Agreement

The Purchase Agreement contains the following provisions by which the Completion Date may

be extended:

(a)

(b)

7.2.4

if the Strata Lot is not ready to be occupied or if a separate title for the Strata Lot
has not been issued after the Developer gives notice to complete, then pursuant to
section 2 of Schedule A to the Purchase Agreement, the Developer may delay the
Completion Date from time to time as required by the Developer, by giving not
less than 24 hours notice of such extended Completion Date, until the Strata Lot is
ready to be occupied and a separate title for the Strata Lot has been issued. There
are no provisions in the Purchase Agreement which allows the purchaser to
require or refuse an extension of the Completion Date or which allows the
Developer to seek a fee or increased purchase price in order to agree to any such
extension; and;

pursuant to section 2 of Schedule A to the Purchase Agreement, the Completion
Date may be extended beyond the Outside Completion Date if the Purchaser and
the Developer agree in writing to such extension provided that if the Developer is
delayed from completing construction of the Development as a result of any event
or circumstances whatsoever beyond the reasonable control of the Developer,
then the Outside Completion Date will be extended for 2 period equivalent to such
period of delay.

Assignment Clause in Purchase Agreement

Under section 11 of the Purchase Agreement, a purchaser of a Strata Lot may not directly or
indirectly assign the purchaser’s interest in the Purchase Agreement or direct the Developer to
transfer title to the Strata Lot to any third party without the written consent of the Developer.
The Developer may, in its absolute discretion, refuse to consent to any proposed assignment of
the Purchase Agreement by the purchaser, or may consent subject to conditions such as requiring
that a fee be paid for its consent. In the event of any assignment of the Purchase Agreement, the
purchaser will pay to the Developer an assignment fee of $2,500.00 prior to closing unless such

4329373.5
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assignment is to a spouse, child, grandchild, parent, grandparent or sibling of the purchaser or a
company owned or controlled by the purchaser on closing.

7.2.5 Interest on Deposits

Section 1 of Schedule A to the Purchase Agreement concerns interest on deposit monies.
Interest on deposit monies (less a reasonable administrative fee which will not exceed $100) will
be for the benefit of the purchaser, unless the purchaser defaults in any of the purchaser’s
obligations in the Purchase Agreement, in which case, the Developer may, at its election, retain
the deposit and interest thereon as liquidated damages.

Each prospective purchaser who wishes to purchase a Strata Lot must, after receiving and
reviewing this Disclosure Statement:

(a) execute the Purchase Agreement;

(b)  pay the initial deposit to the Developer’s Agent or to its solicitors or notary in
trust concurrently with submitting the Purchase Agreement to the Developer’s
Agent for acceptance;

() pay all other deposits and the balance of the purchase price for the Strata Lot in
accordance with the Purchase Agreement; and

(d) comply with the provisions of the Purchase Agreement on or before the
completion date for the purchase and sale of the Strata Lot as provided in the
Purchase Agreement.

All deposits must be paid by certified cheque or bank draft.
7.3 Developer’s Commitments

Not applicable.

7.4 Other Material Facts

(a) Strata Lot Property Taxes: The owner of each Strata Lot will be responsible for
the property taxes levied against its Strata Lot by the City.

(b)  Natural Boundary Adjustment to Lands: The Developer has applied for an
adjustment to the boundaries of the Lands which front Brentwood Bay to the
natural boundary of Brentwood Bay and a plan accompanying that application is
attached as Exhibit G. If that application is approved, a new legal description
from that set out in Section 4.1 will be issued for the Lands.
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(c)  Forthwith on registration of the Strata Plan at the Land Title Office, the Developer
will canse the Strata Corporation to enter into an agreement with the owner of the
Adjacent Lands in which the Strata Corporation covenants and agrees that if any
governmental authority who has control over the granting of leases and licences
over water lots and/or foreshore requires the Strata Corporation’s consent before
it will grant to the owner of the Adjacent Lands such leases and/or licences or any
renewals thereof (including, without limitation, any leases or licences that are
currently in place), the Strata Corporation shall give such consent forthwith upon
its receipt of such request for consent.

8. DEEMED RELIANCE

Section 22 of the Real Estate Development Marketing Act provides that every purchaser who
is entitled to receive this Disclosure Statement is deemed to have relied on any false or
misleading statement of a material fact contained in this Disclosure Statement, if any, and
any omission to state a material fact. The Developer, its directors and any person who has
signed or authorized the filing of this Disclosure Statement are liable to compensate the
purchaser for any misrepresentation, subject to any defences available under section 22 of
such Act.

9. DECLARATION

The foregoing statements disclose, without misrepresentation, all material facts relating to
the Development referred to above, as required by the Real Estate Development Marketing
Act (British Columbia), as of February b , 2010.

Developer:
Brentwood Bay Lodge Ltd.
Per:

Authoited Signatory —

Directors of the Developer (in his capacity as director):

Ja

Daniel Allen Behiine

ﬁ{%&\y—\

.
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Exhibit B
Preliminary Floor Plans
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Ist Floor

Strata Lot A
1538 square feet
142.9 square metres

Strata Lot B
1730 square feet
160.8 square metres

HABITAELE SQUARE FUOTAGE 1§ APPRONMATE
AND SURIECT TO CHANGE



2nd Floor

Strata Lot C
1705 square feet
1584 square metres

Strata Lot D
1705 square feet
1584 square metres

HABITARLE SRIARE FOOTAGE SASFROXMATE
AND SUBIRCETO CHANGE
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Penthouse Units

Strata Lot E
1730 square faet
160.8 square metres

Strata Lot F
1730 square faet
[60.8 square metres
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PREAMBLE

These bylaws bind the strata corporation and the owners, tenants and occupants to the same
extent as if the bylaws had been signed by the strata corporation and each owner, tenant and
occupant and contaitied covenants on the part of the strata corporation with each owner, tenant
and occupant and on the part of each owner, tenant and occupant with every other owner, tenant
and occupant and with the strata corporation to observe and perform their provisions.

Unless otherwise stated, all terms have the meanings prescribed in the Strata Property Act,
5.B.C. 1998, c. 43 (the “Act”). The Schedule of Standard Bylaws contained in the Act is
superseded by theses bylaws and does not apply to the strata corporation.

Part1 - GENERAL DUTIES OF OWNERS, TENANTS AND OCCUPANTS

11 Inform strata corporation

(1)  Within 2 weeks after becoming an owner, an owner must inform the strata corporation of
the owner’s name, sirata lot number and mailing address.

(2)  Onrequest by the strata corporation, a tenant must inform the strata corporation of his or
her name and mailing address.

1.2 Permit entry to strata lot

(1) An owner, tenant, occupant, employee or visitor must allow a person authorized by the
strata corporation to enter the strata lot:

(a) in an emergency, without notice, to ensure safety or prevent significant loss or
damage; and

(b)  atareasonable tims, on 48 hours’ written notice:
{) to inspect, repair or maintain common property, common assets and any
portions of a strata lot that are the responsibility of the strata corporation
to repair and maintain under these bylaws or insure under the Act; and

(i)  toensure compliance with the Act and these bylaws.

(2)  The notice referred to in paragraph 1.2(1)(1)(b) must include the date and approximate
time of entry, and the reason for eniry.

3 In exercising its rights under this bylaw, the strata corporation will not unreasonably
interfere with the use or enjoyment of the strata lot or the normal operation thereof,

1.3  Compliance with bylaws

An owner, tenant or occupant, employee or visitor must comply strictly with these bylaws and
with any rules adopted from time to time by the strata corporation.

4333951.1
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14 Claims on insurance policies
An owner, tenant, occupant, employee or visitor must not do, or omit to do, whether deliberately
or accidentally, any act which would result in a ¢laim being made on the insurance policy of the
strata corporation,

Part2 - MAINTENANCE, REPAIRS AND ALTERATIONS

2.1 Repair and maintenance of strata lot and limited common property by ovwner

(1) An owner must repair and maintain the owner’s strata lot, except for repair and
maintenance that is the responsibility of the strata corporation under these bylaws.

(2)  An owner who has the use of limited common property must repair and maintain it,
except for repair and maintenance that is the responsibility of the strata corporation under these
bylaws.

2.2 Repair and maintenance of common property and common assets by strata
corporation

The strata corporation must repair and maintain all of the following:
(a)  common assets of the strata corporation;
(b)  common property that has not been designated as limited common property;
(©  limited common property, but the duty to repair and maintain it is restricted to:

)] repair and maintenance thet in the ordinary course of events occurs less
often than once a year; and

(i)  the following, no matter how often the repair or maintenance ordinarily
occurs:

(A)  the structure of any building;
(B)  the exterior of the building;

(C)  chimneys, stairs, balconies and other things attached to the exterior
of a building,

(D)  doors, windows and skylights (including the casings, frames and
sills of such doors, windows and skylights) on the exterior of a
building or that front the common property;

(E)  fences, railings and similar structures that enclose patios, balconies
and yards; and

(F)  landscape maintenance, including law cutting and trimming;

4333551.1
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(d}  astratalot, but the duty to repair and maintain it is restricted to:
@ the structure of any building;
(ii)  the exterior of any building;

(i)  chimneys, stairs, balconies or other fixtures attached to the exterior of any
building;

(iv)  doors, windows or skylights (including the casings, frames and sills of
such doors, windows and skylights) on the exterior of any building or that
front on the common property;

(v)  fences, railings or similar structures that enclose a patio or balcony; and

(vi)  common property located within the boundaries of a strata lot.

23 Obtain approval before altering a strata lot
An owner, tenant or occupant must obtain the written approval of the council before making any
alteration to a strata lot including, without limitation, any alteration that involves any of the
following:
(a) the structure of any building;
(b)  the exierior of any building;
(c) chimneys, stairs, balconies or other things attached to the exterior of any building;
{d)  doors, windows or skylights (incleding the casings, frames and sills of such doors,
windows and skylights) on the exterior of any building or that front on the
common property;
(e) fences, railings, gates or similar structures that enclose a patio or balcony;
[§3)] common property located within the boundaries of a strata lot; or
(8)  parts of the strata lot which the strata corporation must insure under the Act
inchuding, without limitation, fixtures installed by the owner developer as part of
the original construction of a strata lot.
2.4 Obtain approval before altering limited common property and common propexty
) An owner, tenant or occupant of 4 strata lot must obtain tle written approval of the
council before making an alteration to common property, including limited common property

designated for strata lots or common assets.

(2)  The council may require as a condition of its approval under subsection 2.4(1) that the
owner agree, in writing, amongst other conditions, to take responsibility for any expenses

4333951.1
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relating to the alteration and to provide, at the request of the council evidence of appropriate
insurance coverage relating to the alteration and security for the costs of the alteration.

Part 3 - COUNCIL
31  Council size and menthers
The council shall have 2 members and not more than 6 members.
32  Council membexs’ terms

(1) The term of office of a council member ends at the end of the annual general meeting at
which the new council is elected.

(2)  Aperson whose term as council member is ending is eligible for re-clection.
3.3 Remeving council member

(1) Unless all the owners are on council, the strata corporation may, by a resolution passed
by a majority vote at an annual or special general meeting, remove one or more council
members,

(Z)  After removing a council member, the strata corporation must hold an election at the
same annual or special general meeting to replace the council member for the remainder of the
term of the member’s appointment.

(3)  No person may stand for council or continue to be on council with respect to a strata lot if
the strata corporation is entitled to register a lien against that strata lot under the Act.

34  Replacing council member

(1)  If a council member resigns or is unwilling or unable to act for a period of 2 or more
months, the remaining members of the council may appoint a replacement council member for
the remainder of the term of that member’s appointment or for the period during which that
council member is unwilling or unable to act.

(2) A replacement council member may be appointed from any person eligible to sit on the
council,

(3)  The council may appoint a council member under this section even if the absence of the
member being replaced leaves the council without a quorum. :

(4)  Ifall the members of the council resign or are unwilling or unable to act for a period of 2
or more months, persons holding at least 25% of the strata corporation’s votes may hold a special

general meeting to elect a new council by complying with the provisions of the Act, the
regulations and these bylaws respecting the calling and holding of meetings.

4333951.1
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35 Officers
(1) At the first meeting of the council held after each annual general meeting of the strata
corporation, the council must elect, from among its members, a president and a vice president,

and may elect a secretary and a treasurer.

(2) A person may hold more than one office at a time, other than the offices of president and
vice president,

(3)  The vice president has the powers and duties of the president:

(a) while the president is absent or is unwilling or unable to act; ot

(b)  forthe remainder of the president’s term if the president ceases to hold office.
(4)  If an officer other than the president is unwilling or unable to act for a period of 2 or
more months, the council members may appoint a replacement officer from among themselves
for the remainder of the term.

3.6 Calling council meetings

(1) Any couneil member may call a conncil meeting by giving the other council members at
least one weck’s notice of the meeting, specifying the reason for calling the meeting.

(2)  The notice does not have to be in writing.
(3) A council meeting may be held on less than one week’s notice if:
(a) all council members consent in advance of the meeting; or

(b)  the meeting is required to deal with an emergency situation, and all council
members sither:

§)] consent in advance of the meeting; or

(ii)  are unavailable to provide consent after reasonable atternpts to contact
them.

(4)  The council must inform owners about a council meeting as soon as feasible after the
meeting has been called.

3.7 Quorum of council
(1) A quorum of the council is:
(a) 2, if the council consists of 2, 3 or 4 members; and

(b} 3, ifthe council consists of 5 or 6 members.

4333951,1
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(2)  Council members must be present in person at the council meeting to be counted in
establishing a quorum.
3.8  Council meetings

(1) At the option of the council, council meetings may be held by electronic means, so long
as all council members and other participants can communicate with each other.

(2)  If a council meeting is held by electronic means, council members are deemed to be
present in person.

3) Owners may not attend council meetings as observers unless council, in its sole
discretion, agrees to permit members to attend.

(#)  Despite subsection 3.8(3), no observers may altend those portions of council meetings
that dea] with any of the following:

(a)  bylaw contravention hearings; or
(b)  any other matter,

if the presence of observers would, in the council’s opinion, unreasonably interfere with an
individual’s privacy.

3.9  Voting at couneil meetings

(1) At council meetings, decisions must be made by a majority of council members present
in person at the meeting,

(2) I there is a tie vote at a council meeting, the president may break the tie by casting a
second, deciding vote.

(3)  The results of all votes at a council meeting must be recorded in the council meeting
mintutes.

3.10 Council to inform owners of minutes

The covncil must inform owners of the minutes of all council meetings within two weeks after
the meeting, whether or not the minutes have been approved.

3.11 Delegation of council’s powers and duties
(1)  Subject to subsections 3.11(2) to 3.11{4), the council may delegate some or all of its
powers and duties fo one or more council meinbers or persons who are not members of the
council, and may revoke the delegation.
(2)  The council may delegate its spending powers or duties, but only by a resolution that:

(2) delegates the authority to make an expenditure of a specific amount for a specific

purpose; or

4333951.1
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(b)  delegates the general authority to make expenditures in accordance with
subsection 3.11(3).
(3) A delegation of a general authority fo make expenditures must:
(a)  setarmaximum amount that may be spent; and

(b)  indicate the purposes for which, or the conditions under which, the money may be
spent.

(49)  The council may not delegate its powers to determine, based on the facts of a particular
case:

(n) wﬁcthcr a person has confravened a bylaw or rule;

(b)  whether a person should be fined, and the amount of the fine; or

()  whether a person should be denied access to a recreational facility, if any.
312 Spending restrictions

(1) A person may not spend the strata.corporation’s money unless -the person has bsen
delegated the power to do so in accordance with these bylaws.

(2)  Despite subsection 3.12(1), a council member may spend the sirata corporation’s money
to repair or replace common property or comumon assets if the repair or replacement is
immediately required to ensure safety or prevent significant loss or damage.

3.13 Limitation on liability of council member

(1) A council member who acts honestly and in good faith is not personally liable because of
anything done or omitted in the exercise or intended exercise of any power or the performance or

intended performance of any duty of the council.

()] Subsection 3.13(1) does not affect a council member’s liability, as an owner, for a
Judgment against the strata corporation.

3.14 Consents

Any consent, approval or permission given under these bylaws by the council shall be revocable
at any time upon reasonable netice,

Part 4 - ENFORCEMENT OF BYLAWS AND RULES
4.1 Maxintum fine
The strata corporation may fine an owner or tenant a maximum of;

(a)  $200 for each contravention of a bylaw; and

4333951.1
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(b}  $50 for each contravention of 2 rule.
42  Continuing contravention
If an activity or lack of activity that constitutes a contravention of a bylaw or rule continues,
without interruption, for longer than 7 days, an additional fine may be imposed every 7 days for
that same continuing contravention.

4.3 Small Claims Court

Notwithstanding any provision of the Act, the strata corporation may proceed under the Small
Claims Act (British Columbia) against an owner or other person to collect money owing to the
strata corporation, including money owing as a fine, without requiring authorization by a
resolution passed by a 3/4 vote.

Part 5 - ANNUAL AND SPECIAL GENERAL MEETINGS
81  Person to chair meeting

(1) Annual and special general meetings must be chaired by the pregident of the council,

(2)  If the president of the council is unwilling or unable to act, the meeting must be chaired
by the vice president of the council.

(3)  If neither the president nor the vice president of the council chairs the meeting, a chair
must be elected by the eligible voters present in person or by proxy from among those persons
who are present at the meeting,

5.2 Quorum

(1) If within a ! hour from the time appointed for an annual or special general meeting a
quorum is not present, then those persons then present shall be deemed to constitute a quorum,

53  Participation by other than eligible voters

(€)] Tenants and occupants may attend annual and special general meetings, whether or not
they are eligible to vote.

(2)  Persons who are not eligible to vote, including tenants and occupants may participate in
the discussion at the meeting, but only if permitted to do so by the chair of the meeting,

(3)  Persons who are not eligible to vote including tenants and occupants, must leave the
meeting if requested to do so by a resolution passed by a majority vote at the meeting.

54  Voting
(1)  Atan anmual or special general meeting, voting cards must be issued to eligible voters.

(2) At an annual or special eneral meeting a vote is decided on a show of voting cards,
unless an eligible voter raquests a precise count,

4333951.1
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(3)  Ifaprecise count is requested, the chair must decide whether it will be by show of voting
cards or by roll call, secret ballot or some other method.
(4)  The outcome of each vote, including the number of votes for and against the resolution if
a precise count is requested, must be announced by the chair and recorded in the minutes of the
meeting,
(5)  If there is a tie vote at an annual or special general meeting, the president, or, if the
president is absent or unable or unwilling to vote, the vice president, may break the tie by casting

a second, deciding vote.

(6)  Despite anything in this section, an election of council or any other vote must be held by
secret ballot, if a secret ballot is requested by an eligible voter.

(7)  An owner who is otherwise an eligible voter may not exercise his or her vote for a strata
lot, except on matters requiring a unanimous vote, if the strata corporation is entitled to register a
lien against that owner’s strata lot,

8.5  Order of business

The order of business at annual and special general meetings is as follows:

(2) certify proxies and corporate representatives and issue voting cards;

(b)  determine that there is a quorum;

(c) elect a person to chair the meeting, if necessary;

(d)  presentto the meeting proof of notice of meeting or waiver of notice;

(&) approve the agenda;

(¥3) approve minutes from the last annual or special general meeting;

(g)  deal with any unfinished business;

(h)  receive reports of council activities and decisions since the previous annual
general meeting, including reports of committees, if the meeting i3 an annual
general meeting;

()] ratify any new rules made by the strata corporation;

o report on insurance coverage, if the meeting is an annual general meeting;

(&)  approve the budget for the coming year, if the meeting is an annual general
meeting;

)] deal with new business, including any matters about which notice has been given;

(m)  elect a council, if the meeting is an annual general meeting; and

4333951.1
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(n)  terminate the mecting.

5.6 Electronic Attendance at Meetings

Attendance by persons at an annual or special general meeting may be by telephone or other
electronic method if such method permits all persons participating in the meeting to
communicate with each other during the meeting.

Part 6 - PAYMENT OF STRATA FEES

6.1  Payment of strata fees and special levies

1) An owner must pay strata fees to the sirata corporation on or before the first day of the
month to which the strata fees relate. The strata fees will be made up of the fees owing to the

strata corporation as set ot in the approved budget.

) If an owner is late in paying the owner’s strata fees, the owner must pay to the strata
corporation inferest on the late payment in the amount of 10% per annum compounded annually.

(3) A special levy is due and payable on the date or dates noted in the resolution authorizing
the special levy.

Part 7 - GENERAL BYLAWS
7.1  Use of property
An owner, tenant, occupant or visitor of a strata lot shall not:

(1) use, or permit to be used, a strata lot, the common property or common assets in a way
that, in the sole opinion of the council:

(a) causes a nuisance, disturbance or hazard to another person;
(b)  causes unreasonable or repetitive noise;

{c) interferes with the rights of other persons to use and enjoy the common property,
common assets or another strata lot;

(d)  is illegal or constitutes a breach of applicable municipal bylaws, permits issued
for the strata lot or the development or encumbrances registered against title to the
strata lot or the common property; or

(=) is contrary to a purpose for which the strata lot or common property is intended as
shown expressly or by necessary implication on or by the strata plan;

(2)  obstruct or use the sidewalks, walkways, passages and driveways of the common
property for any purpose other than ingress or egress from the strata lots or parking areas within
the commeon property of the strata plan;
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(3)  do anything that will increase the risk of fire, invalidate any insurance or the rate of
insurance on the building or any part thereof:
(4)  allow his or her strata lot to become unsanitary or a source of odour;

(5)  install any window coverings, visible from the exterior of his strata lot which are
different in size or colour from those of the original building specifications ot any general
replacements therefor;

(6)  hang or display any articles from windows, balconies or other parts of the building so that
they are visible from the outside of the building;

(7)  use or install in or about the strata lot any shades, window or balcony guards or screens,
ventilators, supplementary heating or air conditioning devices, except those installations
approved in writing by the council;
(8)  erect on or fasten to the strata lot, the common property or any limited common property
any television or radio antenna, satellite dish or similar structure or appurtenance thereto, except
with the permission of the council,
{9)  give any keys, combinations, security cards or other means of access to the building, the
parking garage or common areas to any person ather than a tenant or an employee, contractor,
occupant or guest of the strata lot permitted by these bylaws;
(10) cause damage, other than reasonable wear and tear, to the conumon property, common
assels or those parts of a strata lot which the strata corporation must repair and maintain under
these bylaws or insure under the Act;
(11)  keep any pets on a strata lot other than one or more of the following;

(a) one caged bird;

(b)  one dog or one cat;

(12)  allow any pets to be unteashed or otherwise unseciured when on the common property or
on the land that is a common asset;

(13) feed pigeons, gulls or other birds, squirrels, rodents or other animals from a sirata lot or
anywhere on or in close proximity to the common property or any limited common property, but
this shall not apply to a pet permitted to be kept in a strata lot pursuant to these bylaws and the
rules made hereunder, which pet shall be fad only in a strata lot; or

(14)  use any sirata lots as a time share.

7.2 Bicycles, storage and paxking

1) Bicycles are not permifted in elevators, hallways or any other common areas. Bicycles

must not be kept on balconies or patios but must be stored within such storage area as may be
prescribed by the council.

4333951.1
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2) Any owner, tenant, occupant of a strata lot or guest, employse, agent or invitee of any
owner or ooccupant, that leaves any item anywhere on or in the common property or on any
limited common property does so at his or her own risk, subject to any claim that may propesly
be made under any insurance policy maintained by the strata corporation by anyone that is an

" insured under that policy.

(3) An owner, tenant or occupant of a strata [ot must:

(8)  use, and cause any guest, agent or invites to use, parking stalls only for the
parking of licensed and insured motor vehicles, motorcycles or bicycles, and not
for the parking of any other type of vehicle or for the storage of any other item,
unless otherwise approved in writing by the council;

(b)  notuse, or permit any guest, agent or invitee, any parking space on the common
property, any limited commeon property or comprising a common asset, except a
parking space which has been specifically designated for the use of his or her
strata lot, save and except for private arrangements with other owners for the use
of the parking spaces assigned to other owners;

{c) not carry out, or permit any guest, agent or invitee to carry out, any oil changes,
major repairs or adjustments to motor vehicles or other mechanical equipment on
comunton property or on any limifed commnion property, except in the case of
eMIergency; .

(d)  notrent or lease any parking space designated for the use of his or lier strata lot to
or otherwise permit that parking space to be regularly used by anyone that is not 2
resident of the building, other than parking spaces designated, or permitted or
required to be used, as customer parking;

(e) not park, or permit any guest, agent or invites to park, any vehicle in a manner
which will reduce the width of the drive aisles or ramps or on the common
property or on any limited common property; or

@ not use, or permit any guest, agent or invitee to use, any part of the common
properly (other than established storage rooms or lockers, if any) for storage,
without the written consent of the council.

7.3 Selling of strata lots

An owner of a Hotel Strata Lot, when selling his strata lot, will not permit “For Sale” signs to be
placed on or about the common property except in an area which is designated by the council for
such purpose.

7.4  Display Lot

An owner developer who has an unsold strata lot may carry on sales functions that relate to its
sale, including the posting of signs until such time as there are no unsold strata lots.

4333951.1
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An owner developer may use a strafa lot that the owner developer owns or rents, as a display lot
for the sale of other strata lots in the strata plan.
PART 8- VOLUNTARY DISPUTE RESOLUTION
81  Voluntary dispute resolution

(1) A dispute among owners, tenants, occupants, the strata corporation or any combination of
them may be referred to a dispute resolution committee by a party to the dispute if:

(2) all the parties to the dispute consent; and
(b)  the dispute involves the Act, the regulations, the bylaws or the rules.
(2) A dispute resolution committee consists of:

(a) one owner or fenant of the strata corporation nominated by each of the disputing
parties and one owner or tenant chosen to chair the committee by the persons
nominated by the disputing parties; or

(b)  any number of persons consented to, or chosen by a method that is consented 1o,
by all the disputing parties.

(3)  The dispute resolution commitiee must attempt to help the disputing parties to voluntarily
end the dispute.

PART 9—- INTERPRETATION
9.1 Defined terms

All terms defined in the Act and used in these bylaws will have the meanings given to them in
the Act unless otherwise defined in these bylaws or the context requires otherwise.

92  Severability

The provisions of these bylaws are desmed independent and severable and the invalidity in
whole or part of any bylaw does not affect the validity of the remaining bylaws, which will
continue in full force and effect as if such invalid portion or portions had never been included in
these bylaws.

43339511
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Exhibit D
Form V Unit Entitlement

Strata Property Act
Proposed Form V

SCHEDULE OF UNIT ENTITLEMENT (Sections 245 (a), 246, 264)

Re: Disclosure Statement for Proposed Strata Plan of Lot C (DD
A83150) of Block 45, Section 10, Range 2 West, South Saanich
District, Plan 1188, except part in Plan 26071

(Note: A reference plan must be filed prior to the Strata Plan)

being a strata plan of PiD: 008-002-436

STRATA PLAN CONSISTING OF ENTIRELY RESIDENTIAL STRATA LOTS

The unit entitlement for each residential strata lot is one of the following, as set
out in the following table:

X(a) the habitable area of the strata lot, in square meires, rounded to the
nearest whole number as determined by a British Columbia land

surveyor as set out in section 246 (3) (a) (i) of the Strata Property
Act.

CERTIFICATE OF BRITISH COLUMBIA LAND SURVEYOR

I, Glen 8. Mitchell, a British Columbia land surveyor, certify that the
following table reflects the habitable area of each Proposed
residential strata lot.

Date: {month, day, year)
Signature
OR
[_](b) awhole number that is the same for all of the residential strata lots
as set out in section 246 (3) (a) (ii) of the Strata Property Act.
CR

[ 1(c) a number that is approved by the Superintendent of Real Estate in
accordance with section 246 (3) (a) (iii) of the Strata Property Act.

Signature of Superintendent of Real Estate
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{Proposed)

Strata Lot Sheet Habitable Unit % of Total
No. No. Q?tie‘sn square | Entitlement Ent::lz:lem
A 2 142.9 143 15.18
B 2 160.8 161 17.09
C 2 158.4 158 16.77
D 2 158.4 158 16.77
E 2 160.8 161 17.09
F 2 160.8 161 17.09
Total Number Total unit
of Strata lots: - entitlerment:
6 942

Date:

Signature of Owner Developer

Signature of Owner Developer
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Exhibit E

INTERIM BUDGET

THE OWNERS, STRATA PLAN VIS
BRENTWOOD BAY LODGE OCEAN VILLAS
BUDGET FOR DISCLOSURE STATEMENT

BEVENUE DISCLOSURE BUDGET
STRATA FEE ASSESSMENTS $26,000
TOTAL REVENUE 525,000
CDSTS
GENERAL AND ADMINISTRATIVE
INSURANCE $6,500
ADMINISTRATIVE AND POSTAGE COSTS $300
PROPERTY MANAGEMENT $6.700
TOTAL GEMERAL AND ADMINISTRATIVE $13,500
MAINTENANCE COSTS
LANDSCAPE/GROUNDS MAINTENANCE $2,800
IRRIGATION SPRINKLER SYSTEM $300
GENERAL MAINTENANCE $1,000
DRAIM & GUTTER CLEANING $500
SNOW REMOVAL $200
BRYER VENT/FIREPLACE CLEANING {altemate yeays) 3400
WINDOWWASHING $500
TOTAL MAINTENANCE COSTS $5,700
UTILITY SERVICES
COMMON HYDRO COSTS $400
GARBAGE AND RECYCLING $2,300
COMMON WATER COSTS $800
TOTALUTILITY COSTS $3,500
9] BEFO. GE $22,700
CONTINGENCY CONTRIBUTION $2,300
L BU STS $25,000

Srapared by: Firm Management Carporation

Suite 200 - 1931 M. Newton X Rd., Saanichion, BC V8M 2A9
Ph. (250)544-2300 Fax (260)544-0550
email:rod@firmmanagement.com

44

EAND OE



BRENTWOOD BAY LODGE OCEAN VILLAS

OWNER MONTHLY STRATA FEE DATA

DISCLOSURE STATEMENT BUDGETED FEES

LOT UNIT MONTHLY CONTGNCY  MONTHLY %

OWNER NUMBER  ENTIT. OP.COSTS GONTRIB ABSESS. INTEREST
0 A 143 $287.16 $29.10 $316.26  15.1805%
0 B 161 $323.31 $32.76 $356.07  17.0913%
0 c 158 $317.29 $32.16 $349.43  16.7728%
0 D 158 $317.29 $32.15 $349.43  16.7728%
0 E 161 ° $323.31 $32.76 $356.07  17.0913%
0 F 161 $323.31 $32.76 $356.07  17.0913%

TOTALS 942 $1,891.67 $191.67 $2,083.33 100.0000%

ANNUAL TOTAL $25,000.00

Prepared by:

Firm Management Corporation

Suite 200 - 1931 Mt. Newton X Rd.,
Saanichton,B.C., VBM 2A9

Phone 250-544-2300 Fax 250-544-0550
email: rod@firmmanagement.com

43293735
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Exhibit F
FORM J RENTAL DISCLOSURE STATEMENT

Strata Property Act

FORMJ
[am. B.C. Reg. 312/2009, 5.8]
RENTAL DISCLOSURE STATEMENT
{Section 129}

Re: PID: 008-002-436

Lot C (DD A83150) of Block 45, Section 10, Range 2 West, South Saanich District,
Plan 1188, Except Part in Plan 26071

Pursuant to a Disclosure Statement dated February 16, 2010
This Rental Disclosure Statement is:
[ ] the first Rental Disclosure Statement filed in relation to the above-noted strata plan
[X] a changed Rental Disclosure Statement filed under section 139 (4) of the Strata Froperfy

Act. and the original Rental Disclosure Statement filed in the relation to the above-noted strata
plan was filed on June 28, 2008,

1. The development described above includes 6 residential strata lots.
2. The residential strata lots described below are rented out by the owner developer as of the

date of this statement and the owner developar intends to rent out each strata lot until the
date set out opposite its description,

Description of Strata Lot Date Rental Period Expires®

Loy b At

| NIL | NIL .
* Section 143 (2) of the Srata Property Act provides that, if this Rental Disclosure Staterent is filed after
December 31, 2009, a bylaw that prohibits or Fmits rentals will not apply to a strata lot described in this

table until the date set out in the table opposite the deseription of the sirata lof, whether or not the sirata
lot is conveyed before that date.

3. In addition to the nunber of residential strata lots rented out by the owner developer as of
the date of this statement, the owner developer reserves the right to rent out a further ¢

residential strata lots, as described below, until the date set out opposite each strata lot's
description,

Brescription of Strata Lot Date Rental Period Expires¥

StrataLots Ato F December 31, 2099

* Section 143 (2) of the Smara Property Act provides that, if this Rental Disclosure Statement is filed after
December 31, 2009, a bylaw hat prohibits or Himits rentals will not apply to a strata lot described in this

table uatil the date set out in the fable opposite the description of the strata lot, whether or not the sirata
lot is conveyed before that date.

43303121 Amended Forn: J Rentat Disclosure Sumement
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4, There is no bylaw of the strata corporation that restricts the rental of strata lots.

Date; Fcbmwruhil b , 2010.
Brentwood Bay Lodge Lid.

=

Signatase-ef Owiher Developer

4339312.1
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Exhibit G
Plan to Accompany Natural Boundary Adjustment Application

o ___ 4 12 20 ) —
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Exhibit H
STRATA MANAGEMENT CONTRACT

MANAGEMENT AGREEMENT

THIS AGREEMENT made the day of R

BETWEEN:
THE OWNERS, STRATA PLAN VIS , a strata corporation constituted

under the Strata Property Act, Chapter 43 (hercinafter called the “Act™) and known as

' , having assets at

(hereinafter calied the "Corporation™),
OF THE FIRST PART

AND: FIRM MANAGEMENT CORPORATION
Suite 200 — 1931 Mt. Newton X Rd., Saanichton, B.C., V8M 2A9

(hereinafter called the "Manager"), -

OF THE SECOND PART
The Corporation is the owner of lands described as in of , in
the Province of British Columbia on which there is constructed a unit residential

condominium complex. Municipal address is

The Corporation is responsible for the management, maintenance, and administration of the common

property of the Corporation as set out in Strata Plan VIS - (the “Property™), and all personnel,
operations, business and all things and activities comprising or associated with or cartied on in the
Strata Plan.,

The Corporation has agreed to appoint the Manager as manager of the Property for the term and subject
to the provisions hereinafter contained;

" The Manager has agreed to accept such appointment;
This Agreement provides that in consideration of the management fee provided for in this agreement,
and of the mutual covenants and agreements herein contained, and of other valuable consideration (the

receipt and sufficiency of which is hereby by each of the parties expressly acknowledged), the parties
hereto agree as follows:

APPOINTMENT OF MANAGER

1. The Corporation hereby appoints the Manager as exclusive agent of the Corporation to
manage the Property on behalf of the Corporation, and the Manager does hereby accept such
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appointment and covenants and agrees to observe and perform the terms, obligations and
conditions contained in this Agreement.

Subject to paragraph 3 hereof, the appointment of the Manager by the Corporation shall be for
an initial period of months commencing , and ending
. This agreement shall be automatically renewed for subsequent
12-month penods unless notice of termination by either party is provided to the other party at
least 60 days prior to the end of each fiscal year, or as provided for in Section 39 of the Strata
Property Act of British Columbia. The Manager further agrees to terminate the agreement
on 30 days notice at any time.

This Agreement and the appointment of the Manager by the Corporation may be terminated:

a) by the expiry of the contract in the manner set forth in Clause 2; or

b) by the Corporation in the manner provided in Section 39 of the Strata Property Act of
British Columbia; or

¢) by the Manager, in the manner provided in Section 39 of the Strata Property Act of British
Columbia,

d) If the Manager shall make an assignment for the benefit of creditors or shall make a
proposal or shall take the benefit of any act in force for bankrupt or insolvent debtors, or
shall have a receiver appointed for all or substantially all of its business or assets, or shall
have any action taken with a view to the winding-up, dissolution ‘or lquidation of its
corporate existence, then; and in each and any of such events, the Corporation may, at its
clection, declare the Agreement at an end, without further notice of other legal process
whatsoever.

e) If the Manager fails to discharge its duties pursuant to the Agreement, the Corporation
may give written notice of its opinion and stated reasons the Manager is not fulfilling its
contractual obligations. If within a reasonable period of time [which shall not be less than
ten (10) days or more than thirty (30) days unless there are factors involved which are
beyond the Manager’s reasonable ability to control], the Manager fails to rectify and/or
remove the cause for dissatisfaction in a reasonable manner or fails to provide reasonable
assurance to the Corporation that it will be rectified and take reasonable steps to do so, the
Corporation shall be entitled to cancel this Agreement forthwith by written notice.

The relationship of the Manager to the Corporation shall be that of independent contractor
only and this Agreement shall not under any circumstances constitute or be deemed to
constitute the Manager or any of its employees, officers, or authorized representatives, as the
legal representative, tenant, partner or employee of the Corporation. It is understood and
agteed that the Manager may perform any of its duties under this Agreement through its
attorneys, agents or employees.

Upon termination of appointment, the Corporation shall continue to be responsible for
payment to the Manager of any and all bills, accounts and expenses incurred by the Manager
within the authority of this appointment and paid by the Manager after such termination; the
Manager shall be entitled to retain for thirty (30) days after the date of such termination a
holdback of the monies collected hereunder during the last calendar month this appointment
was in effect and to pay out of these monies such bills, accounts and expenses or any of them;

2
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if the holdback is not retained by the Manager or if it is insufficient, the Corporation agrees to
reimburse the Manager promptly on demand for any and all such bills, accounts and expenses
paid by the Manager after the termination of this Agreement.

6. MANAGER'S COYENANTS

The Manager hereby accepts the said appointment for the period and on the terms and
conditions provided herein, and covenants and agrees:

a)
b)

©)
d)

g)
h)

D

k)

)

4329373.5

to manage, maintain and administer the Corporation’s property as a prudent owner of like
property would so manage, maintain and administer;

to investigate carefully all requirements for repairs to the Property and report the results of
such investigation or investigations to the Strata Council of the Corporation;

to collect all assessments and other revenues and amounts due to the Corporation in
comnection with the Property in a timely manner;

after paying all bills, accounts and expenses, on or before the 25th day of each month next
following the end of the fiscal month being reported, to provide an accounting of
statements of receipts, expenses and charges, and to deal with contingency deposits and
with surplus funds as directed by the Corporation from time-to-time, always within the
provisions of the Strata Property. Act of British Columbia;

to furnish the services of its organization for the managing, maintaining and administering
of the Property;

not to maké any alterations to the Property without the prior writien consent of the
Corporation;

to attend mestings of Strata Council, and to attend the Annual General Meeting of the
Corporation;

to consult and confer with the Strata Council and the Corporation fully and freely in the
performance of any of its duties as set forth in the Agreement,

to recommend to the Strata Council insurance coverages appropriate to the reasonable
needs of the Corporation including, at a minimum, coverages specified in the Strata
Property Act of British Columbia, to obtain competitive quotes on coverages approved by
the Strata Council; and to contract the coverages with the insurers whose bid is approved
by the Strata Council,

the Manager agrees to indemnify and save the Corporation harmless from all losses,
claims, suits, actions, liabilities, expenses, costs (including without limitation, legal fees
on a solicitor and client basis) and damages whatsoever suffered or incurred by the
Corporation resulting from the negligent acts of the Manager or those for whom the
Manager is legally responsible. The Manager agrees to maintain, at its own cost, liability
insurance coverages in a minimum amount of $2,000,000. (2 million dollars), to protect
the Corporation from such risks are listed above;

to maintain (both during the Term and after the expiry thercof) the confidentiality of all
information concerning the Corporation, its owners, and their tenants, received in
connection with the performance of its responsibilities hereunder;

to keep full and detailed records covering the management of the Property, and the
Corporation shall at reasonable times have access to such records as well as all oiher
books and records of the Manager in connection with the Property;

L¥5]
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m) that it is licensed to perform property management and other functions of a licensed realtor

n)
0)

D)

Q)

under the Real Estate Council of British Columbia, license number X024059RAG, and
undertakes to remain so licensed during the term of the Agreement;

to maintain 24 hour emergency response for unit owners/tenants at telephone number 544-
2300, '

to provide to the Strata Council of the Corporation, at least thirty (30) days prior to the end
of each fiscal year, a proposed budget for the following fiscal year, and to consult with the
Strata Council regarding the budget in order that the Strata Council may recommend the
budget to the Annual General Meeting as the basis of assessment to unit owners for the
following year; _

to provide to the unit owners, within ninety (90) days of the fiscal year end, a statement of
operating costs for the past fiscal year, together with a reconciliation of those costs with
the budgeted costs for the same year and,

to prepare and distribute notices and minutes of all meetings of the Corporation and 1ts
strata council.

7. AUTHORITY PROVIDED TO THE MANAGER

To enable the Manager to perform its obligations under this Agreement, the Corporation
hereby aunthorizes the Manager:

a)

b)

g)

h)

4329373.5

to demand and recover from all unit owners of Strata Lots comprising the Corporation, all
assessmentis and any other monies owing from time to time by such owners, and to make
and assent to all just and reasonable abatements, payments and allowances in respect
thereof.

on non-payment of assessments invoiced, to take appropriate collection action, as
provided for under Section 116 of the Strata Property Act, including legal action if
necessary, on behalf of and in the name of the Corporation, and to sign receipts or other
discharges or acknowledgments for monies received;

to wam off and prohibit and proceed against, in due form of law, any person who
trespasses upon the property;

to sign and give notices to unit owners of any defaults in any obligations of such owners to
pay assessments, make repairs or maintain their strata lots;

to pay, in a timely fashion, all operating charges, expenses and other lawful payables
chargeable upon the Corporation for or on accounts of the Property;

to pay taxes and assessments which may be levied upon the Property, other than taxes and
assessments levied against individual strata lots;

to supervise repairs, alterations, of the Property or parts thereof and to purchase supplies
and pay all bills relating thereto. The Manager agrees to secure approval of the Strata
Council for all unbudgeted expenditures except emergency repairs which, in the opinion
of the Manager, are necessary to protect the Property from damage or to maintain services
in accordance with the obligations of the Corporation;

to supervise and to recommend the hiring and discharge of independent contractors
required for the operation and maintenance of the Property, it being understood that all
such independent contractors are contractors to the Corporation and not to the Manager,
and that the Manager shall not be responsible for the acts, default or negligence of such
independent contractors if reasonable care has been exercised: in their recommendation,
appointmentt and retention;

4
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D

k)

)

to make contracts in respect of the Property for electricity, water, landscaping
maintenance, and snow removal, and such other services as the Manager, in consultation
with and approval of the Strata Council, shall deem necessary;

to perform all obligations required by the Corporation pursuant to any agreement entered
into between the Corporation and any other person, firm or corporation with respect to the
Corporation;

to take such action on behalf of the Corporation as may be necessary to comply promptly
with any and all orders or requirements affecting the Property made by any governmental
body or agency having authority, or orders of any fire marshail or board of fire
underwriters, or any similar body; and '

subject to the limits expressed in clause 7 (g), to place orders for and purchase, in the
name of the Corporation, all such equipment, tools, appliances, materials and supplies as
may be necessary to properly maintain the Property.

CORPORATION’S COVENANTS

The Corporation covenants and agrees:

a)

to save the Manager harmless from all claims, damages, costs and liability incurred in
connection with the management of the Property and, without limiting the generality of
the foregoing, to save the Manager harmless from all claims, costs and liability whatsoever

- arising out of any acts done by the Manager pursuant to instructions received by the

b)

Manager in accordance with Clause 11 hereof, and to carry, at the expense of the
Corporation, adequate insurance coverage to protect and defend the Manager against all
such claims, costs or Hability, to the same extent as the Corporation protects itself from
such risks; the Manager is to be listed as a named insured on the Strata Corporation’s
insurance policies.

to pay to the Manager, in advance on the first business day of each month during the term
of the Agreement, a management fee of $ plus GST, and upon renewal, such
increased amounts shall be approved in the annual budget. The Corporation hereby
authorizes the Manager to pay itself the fee from the trust bank account held by the
Manager on behalf of the Corporation. This price includes the Manager’s attendance at up
to strata council meetings per year (not to exceed 1.5 hours per meeting), and one
general meeting per year, not to exceed two hours. Additional meetings and hours,
including preparation and communication time for Special General Meetings, are to be
billed at'$100.00 per hour plus GST. The fee includes all of the postage and stationery
costs incurred in paying the strata corporation’s bills and communicating with all outside
parties. For communication with the owners and the strata council we charge the
corporation for the actual stationery and postage costs, with photocopying charges,
currently at $0.15 per page. The-Corporation hereby authorizes the Manager to pay itself
the fee and stationery, postage, and photocopying costs from the trust bank account held
by the Manager on behalf of the Corporation;

if the bills, accounts or expenses paid by the Manager pursuant to Clause 7 () hereof in
any calendar month exceed the cash available in the trust account maintained by the
Manager for the Corporation, and provided that the Manager has diligently attempted to
collect outstanding assessments, the Corporation will promptly provide the necessary
shortfall or instruct the Manager with regard to drawing funds from the contingency fund,
or will otherwise arrange to cover the shortfall; and
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11.

12.

13.

14,

15.

16.

17.
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d} to furnish the Manager with all documents and records available to the Corporation which
may be reasonably required by the Manager in connection with the management of the
Property.

€) To name the Manager as a named insured on the strata corporation’s insurance policies.

This Agreement may not be assigned by the Manager without the prior written consent of the
Corporation. ’

The Corporation shall not be entitled to set off against any remuneration or other monies due
to the Manager under this Agreement, any uncollected arrears of assessments and other
monies. '

It is agreed and understood that the Manager at all times shall be entifled to rely on and act
upon the instruction or directions from the Corporation or its Strata Council.

The Manager shall employ such personnel as may, in its opinion, be necessary to perform
duties under this Agreement, and in the performance of such duties, the Manager shall cause
the Property to be managed and maintained in an efficient and businesslike fashion, in
compliance with the applicable legal requirements and in a manner designated so as fo
maintain & first class standard of quality, save and except insofar as the Manager may be
prevented from so doing by force majeure, labour disfurbances, strikes, lockouts, legal
requirements, casualties, accidents, fire, hindrance by the Corporation, or any cause beyond
the control of the Manager. ' '

The Corporation agrees to review each statement of receipts and disbursements referred to in
Clause 6 (d), and within sixty (60) days from the issuance to the Corporation of such
statement to notify the Manager of any alleged mistake or error on the part of the Manager in
paying any bill, account or expense on behalf of the Corporation; if no such notification has
been received by the Manager within sixty (60) days of the issuance of the statement, the said
statement shall be deemed to be conclusive and binding as between the parties, and the
Manager shall be free from any and all claims in respect of such statement.

A waiver by either party of any breach by either party of any of the covenants, terms or
conditions contained in this Agreement shall not bar such first mentioned party from the right
to enforce such covenants, terms or conditions in any such subsequent breach of the covenant,
term or condition.

In the event that any provision of this Agreement, or any part thereof, shall be found to be
invalid, the remainder of this Agreement shall be binding on the parties hereto and shall be
construed that the invalid provision or part thereof had been deleted from this Agreement.

This Agreement shall emure to the benefit of and shall be binding upon the parties hereto and
their respective successors.

Whenever, under the provisions hereof, any approval, notice, demand, advice, consent or
request is required or permitted to be given by either party to the other, such approval, notice,
demand, advice, consent or request shall be in writing and may be given by personal delivery

6
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18.

19.

20.

21.

to, or by facsimile to, or by prepaid first class mail addressed to the address stated below, and,
if delivered in person or by Fax, shall be deemed to have been served on the day so delivered,
or if given by mail as aforesaid, shall be deemed to have been served on the fifth business day
following the date of mailing by first class mail to the Manager at:

FIRM MANAGEMENT CORPORATION

Suite 200 — 1931 Mt. Newton X Rd., Saanichton, B.C., V&M 2A9
[Fax (250) 544-0550]

and to the Corporation at:

THE OWNERS, STRATA PLAN VIS
, PRESIDENT, STRATA COUNCIL

.B.C.,

provided further that in the event that notice is served by mail at a time when there is any
interruption, whether anticipated or existing, of mail service, then notice shall not be deemed
to have been served until one (1) week after the date that normal mail service is restored, and
provided further that such addresses may be changed by each respective party upon five (5)
days’ written notice to the other.

The captions, headings and paragraph division in this Agreement have been inserted for
convenience of reference only, and in no way define, limit or enlarge the scope of meaning of
this Agreement or any provision contained herein.

This Agreement shall be administered under the laws of the Province of British Columbia.

Any reference to the masculine or feminine gender in this Agreement shall also apply to the
opposite gender and the neutral gender, as it is the agreed intent of the parties that the
Agreement be gender neutral.

In the event that the Manager is engaged by any unit owner in Strata Plan VIS 6382 as manager
of that owner’s strata lot, it is expressly understood and agreed that in any event in which there
exists a conflict of interest in representing the interests of the strata corporation and the
interests of the unit owner, the interests of the strata corporation shall prevail. The Manager
shall, under no circumstances, hold a proxy for a unit owner.

THE FOLLOWING CLAUSES ARE INCLUDED IN THIS AGREEMENT IN ORDER TO COMPLY
WITH THE REGULATORY CHANGES BY THE REAL ESTATE COUNCIL OF BRITISH
COLUMBIA, WHICH HAVE EFFECT FROM JULY 1, 2005 AND THE STRATA MANAGEMENT
LICENSING CHANGES THAT BECOME EFFECTIVE JANUARY 1, 2006. )

22,
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Firm Management Corporation {the Manager) shall maintain separate trust accounts that are
exclusively for the Operating Funds, Contingency Funds and Special Levy Funds of the
Corporation.
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23. The Strata Corporation hereby authorizes the Manager to have its authorized signing officers
sign cheques and funds transfer communications for the payment and management of the
Corporation’s financial obligations. Withdrawals, cheques, transfers and any other transactions
dealing with funds being removed from Contingency Funds will require two such signatures.

24, The Strata Corporation hereby authorizes the Manager to enter into contracts on behalf of the
Corporation after approval for the specific contract has been given by duly authorized motions
or resolutions from a general meeting or strata council meeting of the Corporation, as specified
in the Strata Property Act.

25. The Strata Corporation hereby authorizes the Manager to invest the Corporation’s funds in
permitted investments in accordance with the instructions of the Strata Council, in an effort to
achieve the best balance of rate of return and access to funds as required for maintenance and
capital purposes of the Corporation.

26. The Manager will provide monthly financial reports to the Corporation, including copies of
bank statements and reconciliations, within the time frames prescribed in 7-9(7) of the Rules of
the Real Estate Services Act (within 30 days of the issuance of the statement by the financial
institution), .

27. The Manager will maintain the Corporation’s records as required by Section 35 of the Strata
Property Act, with the proviso that records more than two years old may be returned to the
Corporation for storage, or sent to a data storage company if so requested by the Corporation.

28. The Manager will disclose only such information regarding the Corporations and the owners of
the Corporation as is permitted by the Strata Property Act and the Privacy Act.

This Agreement has been executed by the parties to it as of

THE. OWNERS, STRATA PLAN NO. VIS

{corporate seal)
Authorized Signatory

Authorized Signatory
_FIRM MANAGEMENT CORPORATION

{corporate seal)

Authorized Signatory
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Suite: _ Sirata Lot
Exhibit I
Form of Purchase Agreement

BRENTWOQOD BAY LODGE VILLAS
OFFER TO PURCHASE AND AGREEMENT OF SALE

THE PURCHASER HEREBY OFFERS to purchase the Property for the Purchase Price on the terms and conditions contained here.

“Vendor™ Brentwood Bay Lodge Ltd. Suite: Strata Lot
849 Verdier Avenue
Victoria, BC V8M 1C5 Suite Type:
Telephone: 25(.544.,2079
Fax: 250.544,2069
“Purchaser”
Telephone (Home): Telephone (Home):
Telephone (Work): Telephone (Work):
E-Mail: E-Mail:
Fax: Fax:
SIN #: SIN #:
Purchaser is a resident of Purchaser is a resident of
(country) {country)
“Property” The Property is the proposed strata lot identified above (the “Strata Lot™)to be constructed in a condominium
development (the “Development”) known as the Brentwood Bay Lodge Villas, to be developed on lands in Central
Saanich, British Colombia and legally described as PID 008-002-436, Lot C (DD A83150) of Block 45, Section 10,
Range 2 West, South Saanich District, Plan 1188, Except Part in Plan 26071 together with all furnishings, fixtures
and equipment relating thereto as more particularly described in the Disclosure Statement (as hereinafter defined).
“Purchase Price” 5 (exclnding any and all goods and services tax, harmonized sales tax or
any other applicable taxes (“Sales T'ax™))
“Deposit” $ (10% of Purchase Price)
Parking Stall # will be designated as limited common property for the Strata Lot by the Vendor on the strata plan for the Development.
The Purchaser acknowledges receipt of the Disclosure Statement (as hereinafter defined) in accordance with section 13 of Initials

Schedule A hereto and acknowledges being informed of the provisions of sections 2 and 15 of Schedule A with respect to
termination, section 11 wifh respect to assignment and section 1 with respect to interest on deposit monies.

THE PURCHASER HEREBY OFFERS to purchase the Property for the Purchase Price on the terms and conditions contained in this Contract, including the terms and
conditions set out in Schedule A which form part of and are hereby incorporated into this Confract.

The Purchaser’s offer contained herein is open for acceptance unil 6:00 p.m. on, , 2010 and upon acceptance will form & binding Contract. This
Contract may be executed and delivered in counterparts and by telecopy.

DATED: ,2010

WITNESS:

Name PURCHASER

Address PURCHASER

witness as to all signatures

Brentwood Bay Lodge Ltd. hereby accepts the Purchaser’s offer herein and agrees to sell the Property to the Purchaser in accordance with this Contract.
DATED: , 2010

Brentwood Bay Lodge Ltd.
Per:
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SCHEDULE A
ADDITIONAL TERMS AND CONDITIONS

Deposits. The Purchaser will pay the Deposit to the Vendor’s licensed real estate agent, or to
Mullin DeMeo (the “Vendor’s Solicitors”), as the Vendor may direct, in trust, concurrently with
the Purchaser’s offer herein. Interest on the Deposit (less a reasonable administrative fee charged
by the Vendor’s agent not to exceed $100) will be for the benefit of the Purchaser unless the
Purchaser defaults in any of the Purchaser’s obligations hereunder, in which case the Vendor
may, at its election, retain the Deposit and interest thereon as liquidated damages, the parties
hereby agreeing that such amount constitutes a genuine pre-estimate of damages. The Vendor
will not accept any deposit or other payment by credit card. Deposit payments made in U.S.
funds will be held in a U.8. dollar trust account until payment clears at which time they will be
converted to Canadian dollars and transferred into a Canadjan dollar trust account. Neither the
Vendor nor its agents are responsible for changes in currency exchange rates. The Purchaser
acknowledges that U.S. dollar trust accounts are not insured by the Canadian Deposit Insurance
Corporation. If the Deposit is paid to the Vendor’s Solicitors in trust, the Vendor’s Solicitors
may, on notice to the Purchaser, forward the Deposit to the Vendor’s teal estate agent, in trust. In
the event the Vendor defaults in its obligations herein, then the Deposit and the interest earned
thereon shall be returned to the Purchaser without further claims against the Vendor.

Completion Date. The Purchaser will pay the balance of the Purchase Price by certified cheque
or bank draft on the date (the “Completion Date”) established by the Vendor or the Vendor’s
Solicitors, by written notice to the Purchaser or the Purchaser’s solicitors, as a date on which the
Strata Lot will be ready to be occupied and a separate title for the Strata Lot will have been issued
by the Victoria Land Title Office (the “Land Title Office”), provided that the Vendor or its
solicitors will give not less than 7 days’ notice thereof. Whether the Strata Lot is ready to be
occupied refers to the Strata Lot only and not to any other strata lot or the common property
within the Development and the Strata Lot will be deemed to be ready to be occupied on the
Completion Date if the District of Central Saanich (the “Distriet”) has given oral or written
permission to occupy the Strata Lot, whether such permission is conditional or unconditional.

" The notice of the Completion Date delivered to the Purchaser or the Purchaser’s solicitors may be

4329373.5

based on the Vendor’s estimate as to when the Strata Lot will be ready to be occupied and a
separate title for the Strata Lot will have been issued, and if on the Completion Date so
established the Strata Lot is not ready to be occupied or a separate title has not been issued, then
the Vendor may delay the Completion Date from time to time as required by the Vendor until the
Strata Lot is ready to be occupied and a separate title has been issued, by notice of such delay to
the Purchaser or the Purchaser’s solicitors, provided that the Vendor will give the Purchaser or
the Purchaser’s solicitors not less than 24 hours notice of such extended Completion Date. If the
Completion Date has not occurred by August 12, 2011 (the “Outside Completion Date”), this
Contract will be terminated unless the partics agree in writing to extend, provided that, if the
Vendor is delayed from completing construction of the Development as a result of any event or
circumstance whatsoever beyond the reasonable control of the Vendor, then the OQutside
Completion Date will be extended for a period equivalent to such period of delay. If the Contract
is terminated pursuant to this Section, all deposits paid by the Purchaser pursuant to this Contract,
together with interest thereon will be returned to the Purchaser forthwith.
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Possession and Adjustments. The Purchaser will have vacant possession of the Strata Lot on the
day following the Completion Date after payment of the Purchase Price, free from all
encumbrances except those contemplated in the disclosure statement for the Development, as
amended, consolidated or restated from time to time (the “Disclosure Statement™),
encumbrances pursuant to the original Crown Grant or any applicable statutory provision and
financial encumbrances (including claims of builders lien) to be discharged as set out in section 8
below. The Purchaser will assume all taxes, rates, assessments and other charges (including an
adjustment of pre-paid insurance premiums) from and including the Completion Date and all
adjustments will be made as of the Completion Date. If the amount of any such taxes, rates or
assessments have been levied in respect of a parcel greater than the Strata Lot, the portion thereof
which shall be allocated to the Strata Lot will be determined by prorating the total amount among
all strata lots in that part of the Development for which the same have been levied on the basis of
the applicable unit entitlement in each case.

Construction. The Purchaser acknowledges that the Purchaser is buying a strata lot to be
constructed substantially in accordance with the Disclosure Statement, the drawings and the plans
and specifications attached hereto, subject to such modifications as may be determined by the
Vendor’s architect (the “Architect”) from time to time, changes required by the District or other
approving authority or as otherwise permitted herein or in the Disclosure Statement or accepted
by the Architect upon certification of substantial completion of the Development, provided that
the Vendor may make modifications in features, design, layout, floor plans, window area and
window location, as in the opinion of the Vendor or the Architect are desirable or reasonable, and
may use materials other than as prescribed in the plans and specifications if they are reasonably
similar to that which is prescribed.

Furnishings and Equipment. The Property will contain the furnishings, appliances and equipment
described in the Disclosure Statement as Furnishings and Equipment (the “Furnishings and
Equipment™), provided that the Vendor reserves the right to substitute furnishings, fixtures and
equipment of a reasonably similar standard or make adjustments to the list of furnishings, fixtures
and equipment,

Deficiencies. If requested by the Purchaser, the Purchaser will be entitled to inspect the Property
with a representative of the Vendor at a reasonable time prior to the Completion Date determined
by the Vendor. At such time the parties will prepare and sign a conclusive list of any defects and
deficiencies and the date following the Completion Date by which corrections are to occur. The
Vendor will prompily repair or remedy any such defects and deficiencies by the stated date for
completion thereof in such list and the Purchaser will not be entitled to hold back any portion of
the Purchase Price in respect of such defects or deficiencies. In the event of any dispute, a
decision by the Architect will be final and binding on the parties. In all other respects the
Purchaser will be deemed to have accepted the physical condition of the Property.

Lien Holdback. That portion, if any, of the Purchase Price required by law to be held back by the
Purchaser in respect of potential builders” lien claims (the “Lien Holdback”) will be paid to the
Vendor’s Solicitors on the Completion Date. The Lien Holdback will be held by the Vendor’s
Solicitors in trust pursuant to the Strata Property Act (British Columbia) and the Builders Lien
Act (British Columbia), with interest for the benefit of the Vendor, solely in respect of builders’
lien claims registered in the Land Title Office in connection with work done at the behest of the
Vendor. The Vendor’s Solicitors are authorized to pay to the Vendor on the earlier of (i) the 56th
day after the Completion Date, and (ii) the 46th day after the date of issuance of the certificate of
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completion under the Builders Lien Act for the general construction contract for the Development,
the Lien Holdback plus interest carned thereon less the amount representing builders’ lien claims
filed against the Property of which the Purchaser or the Purchaser’s solicitor notify the Vendor’s
solicitors in writing by 1:00 p.m. that day. The Purchaser hereby authorizes the Vendor and the
Vendor’s Solicitors to do all things necessary to discharge any builders’ liens, including bringing
court proceedings in the name of the Purchaser, provided that any such proceedings will be solely
at the expense of the Vendor.

Completion/Risk/Time. The Purchaser’s solicitors will prepare and deliver the required Transfer
and Statement of Adjustments to the Vendor’s Solicitors at least five days prior to the Completion
Date. The Vendor will not be required to exccute or deliver any other agreements, transfer
documents, certificates, statutory declarations or assurances whatsoever. Following the delivery
of such documents to the Vendor, the Vendor will execute, or cause to be executed, and deliver to
the Purchaser’s solicitors the Transfer and the Statement of Adjusiments on the condition that the
Purchaser’s solicitors pay to the Vendor’s Solicitors the balance of the adjusted Purchase Price on
the Completion Date by way of a certified cheque or bank draft, and a Sales Tax certificate in the
form required by the Vendor, if applicable, forthwith upon receipt of a satisfactory post-
registration index search in accordance with this Contract or return such documents unregistered.
The Purchaser acknowledges and agrees that the transfer of title to the Property may be subject to
various financial encumbrances (collectively, the “Vendor’s Financial Encumbrances™) relating
to the Vendor’s financing for the Development and any claims of builders’ lien provided that the
Vendor’s Solicitors undertake to cause to be registered in the Land Title Office a partial discharge
of the Vendor’s Financial Encumbrances insofar as they charge the Property within a reasonable
time after receiving the balance of the adjusted Purchase Price payable to the Vendor on closing
and to advise the Purchaser’s Solicitors of registration particulars of such partial discharge(s)
when available. The parties acknowledge and agree that the foregoing undertakings relating to
the partial discharge of the Vendor’s Financial Encumbrances shall be the only undertakings with
respect thereto. The Property will be at the Vendor's risk until 12:01 a.m. on the Completion
Date and thereafter at the Purchaser’s risk. Time will be of the essence of this Contract and will
remain of the essence notwithstanding the extension of any of the dates herein.

Costs/Sales Tax. The Purchaser will pay all taxes, costs and expenses in connection with the
completion of the sale and purchase of the Property (including any Sales Tax payable) other than
(i) the costs of the Vendor incurred in clearing title to the Property of financial encumbrances,
and (ii) provincial sales tax on the Furnishings and Equipment, if any, which is included in the
Purchase Price. If the Purchaser is registered for Sales Tax purposes on the Completion Date and
provides the Vendor on or before the Completion Date with a certificate as to the Purchaser’s
Sales Tax registered status in the form required by the Vendor, then to the extent permitted under
applicable laws, the Purchaser shall be entitled to self-assess the Sales Tax payable and, in such
event, the Purchaser will account directly to the applicable taxing authority in respect thereof and
the Vendor shall have no responsibility therefor.

Common Areas. The Purchaser acknowledges that the Development will include service
facilities and equipment required in connection therewith such as vents, ducts, fans, air
conditioning units and other such facilities and equipment (the “Service Facilities”). The Service
Facilities will be located within the Development as required by the District or as recommended
by the Vendor’s consultants. The Purchaser acknowledges that the current plans for the
Development may not indicate the location of all the Service Facilities and that the Vendor
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reserves the right to relocate, add or delete all or a portion of the Service Facilities as deemed
necessary by the Vendor, without compensation to the Purchaser.

Assignment. The Purchaser may not directly or indirectly assign the Purchaser’s interest in this
Contract or direct the Vendor to transfer title to the Property to any third party without the written
consent of the Vendor. The Vendor may, in its absolute discretion, refuse to consent to any
proposed assignment of the Contract by the Purchaser or may consent subject to conditions such
as requiring that a fec be paid for its consent. Any such assignment will not release or discharge
the Purchaser from any of the Purchaser’s duties or obligations under this Contract even if this
Contract is subsequently amended. In the event of any assignment of this Contract prior to
closing, the Purchaser will pay to the Vendor an assignment fee of $2,500.00 prior to closing
unless such assignment is to a spouse, child, grandchild, parent, grandparent or sibling of the
Purchaser or a company owned or controlled by the Purchaser on closing but, for greater
certainty, the Vendor shall not be obligated to accept such payment or grant consent to any
proposed assignment.

Miscellaneous Agreements. This Contract is the entire agresment between the parties and there
are no representations, warranties, conditions or collateral agreements, express or implied,
whether made by the Vendor, any agent, employee or representative of the Vendor or any other
person including, without limitation, arising out of any marketing material including sales
brochures, models, representative view sets, show room displays, photographs, illustrations or
renderings provided to the Purchaser or made available for his viewing, other than those
contained herein or in the Disclosure Statement. For clarity, the Purchaser acknowledges and
agrees that no warranties or representations have been made to the effect that the Vendor or its
agent will enter into any agreement, including, without limitation, a rental pool agreement or unit
management agreement, in which the Vendor or its agent will lease the Strata Lot or manage the
Strata Lot on behalf of the Purchaser. The Vendor hereby warrants that the Property does not
contain urea formaldehyde foam insulation. The representations and warranties contained herein
will survive completion and the conveyance of the Property to the Purchaser for a period of one
year thereafter. This Contract will be governed by and construed in accordance with the laws of
British Columbia. If the Purchaser is comprised of more than one person, the covenants and
obligations of all parties comprising the Purchaser are joint and several.

Receipt for Disclosure Statement. The Purchaser acknowledges that the Purchaser has received a
copy of and has been given an opportunity to read the Disclosure Statement and any amendmenits,
restatements or consolidations to date and that this Contract constitutes a receipt in respect
thereof. The Purchaser has also had the opportunity to ask questions of, and receive answers
from the Vendor concerning the Development, and to obtain such additional information
necessary to verify the accuracy of the information contained in the Disclosure Statement in order
for the Purchaser to evaluate the merits and risks of the purchase of the Property and, except for
this Contract and the Disclosure Statement, the only documents, if any, delivered or otherwise
furnished to the Purchaser in connection with the offering and sale of the Property were
documents which, individually or collectively, constitute an offering memorandum, prospectus,
disclosure statement or similar document.

Notices. Any notice to be given to the Purchaser, including any amendment to the Disclosure
Statement, will be well and sufficiently given if deposited in any postal receptacle in Canada or
the Purchaser’s country of residence addressed to the Purchaser and sent by airmail, postage
prepaid, or delivered by hand or transmitted by telecopy to the Purchaser at the address set out
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above or to the Purchaser’s solicitors at their office and shall be deemed to have been received if
delivered or transmitted, when delivered or transmitted and if mailed, on the second business day
(exclusive of Saturdays, Sundays and statutory holidays) after such mailing.

Major Outside Event. The parties agree that if (i) any act of God, accident or other event beyond
the reasonable control of the Vendor, or (ii) any condition discovered within the Development or
in the vicinity of the Development. including, without limitation, any soil or environmental
condition, or (i) any action or step taken or omitted to be taken by any applicable governmental
or regulatory authority, renders it impossible or not reasonably feasible or economical for the
Vendor to perform its obligations under this Contract, the Vendor may terminate this Contract

. upon written notice to the Purchaser, upon which the Vendor will return to the Purchaser the
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deposits and any interest carned thereon.

Use of Agreements by the Vendor. The Purchaser acknowledges and agrees that the Vendor
may, without the consent of the Purchaser and without advising the Purchaser provide a copy of
this Agreement of Purchase and Sale to the Vendor’s lenders, financial institutions that require
the same as a condition of the provision of financing.
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SOLICITOR’S CERTIFICATE

IN THE MATTER OF the Real Estate
Development ~ Marketing  Act  (British
Columbia) and the Disclosure Statement of

Brentwood Bay Lodge Ltd. dated February 16,
2010

For property described as:

Parcel Identifier: 008-002-436

Lot C (DD A83150) of Block 45
Section 10 Range 2 West South Saanich
District Plan 1188 Except Part in Plan
26071

I, Edna S.C. Cheung, Solicitor, a member of the Law Society of British Columbia, having read
the above-described Disclosure Statement dated February 16, 2010, certify that the facts
contained in paragraphs 4.1, 4.2 and 4.3 of the Disclosure Statement are correct.

DATED at Vancouver, British Columbia, February 18, 2010.

(

Edna S.C.Che g
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